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Oprah Winfrey is one of the most lucrative brands in the world. Today The Oprah Winfrey 
Show airs in 144 countries, drawing 44 million U.S. viewers each week. Her Harpo Productions 
helped create the likes of Dr. Phil and Rachael Ray. She's produced Broadway shows and has 
her own satellite radio channel. For all of this, she consistently earns more than $200 million a 
year.

And unlike many others on our list, her business is weathering the recession well. Winfrey 
continues to entice viewers with money-saving tips, celebrity interviews and relationship 
advice. She's debuting a new show this fall, which will be hosted by frequent guest Dr. Oz, and 
is planning to launch The Oprah Winfrey Network early next year.

In Pictures: The 20 Wealthiest Black Americans

With a net worth of $2.7 billion, Winfrey tops the inaugural Forbes list of the Wealthiest Black 
Americans. She is the only billionaire on the list of 20 tycoons, all of whom are self-made. The 
group built their fortunes across a spectrum of industries spanning athletics and 
entertainment, media, investments, real estate, construction and restaurants.

Black Entertainment Television founder Robert Johnson became the first African American 
billionaire in 2000 after he sold the network to Viacom for $3 billion in stock and assumed 
debt. Since then, sagging Viacom and CBS stock, plus investments in real estate, hotels and 
banks—industries pummeled in the past year amid the recession—have dragged Johnson's net 
worth to $550 million, we estimate. He ranks third on the list; his former wife and BET co
founder, Sheila Johnson, ranks seventh with $400 million.

Between Winfrey and Robert Johnson, in second place is golf phenom Tiger Woods, worth an 
estimated $600 million. Woods left Stanford University after two years at age 20 to turn pro 
and has dominated the links ever since, winning 66 PGA tournaments—including 14 major 
championships.

Woods' career winnings exceed $80 million, but his real money is made off the course. His 
annual prize money represents less than 15% of his income, with splashy sponsorship contracts
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from Nike , Gatorade, Gillette, Accenture , AT&T and others raking in at least $100 million 
each year.

The Wealthiest Black Americans

Rounding out the top five are two basketball greats: Michael Jordan ($525 million) and Earvin 
"Magic" Johnson, Jr. ($500 million), both of whom parlayed their time on the court into 
lucrative endorsement and business deals in retirement.

Why did we compile this list? Readers and some leaders in the African-American community 
asked us to. Following the publication of the Forbes 400 list of the richest Americans in 
September, we received scores of letters from various minority leaders lamenting that their 
communities were not included.

Like our signature rich lists, The World's Billionaires and Forbes 400, the Wealthiest Black 
Americans list is a compilation of net worth—not income.

Our estimates are purposely conservative and should be considered "at least” figures. While we 
try to value everything from individuals' stakes in publicly traded and privately held companies 
to real estate holdings and investments in art, yachts and planes, we do not pretend to have 
access to list members' tax returns and bank accounts.

Two real estate mavens who have survived the recent property slump appear on the list.

The grandson of a hotel doorman, Don Peebles, worth $350 million, runs one of the country's 
largest minority-owned real estate development companies. Peebles Corp.'s portfolio includes 
hotels, apartments and office space in Miami Beach and Washington, D.C.

Peebles left Rutgers University in 1979 to become a real estate agent in the District of 
Columbia, later working on Capitol Hill as a page and an intern. Today he owns 13 acres of 
prime Las Vegas land behind Steve Wynn's Encore casino that are slated for redevelopment.

Quintin Primo III is worth $300 million. The minister's son grew up in Chicago. He earned his 
MBA at Harvard in 1979 and took a job in Citicorp's real estate lending division. Primo founded 
Capri Capital in 1992 with childhood friend Daryl Carter and achieved initial success extending 
mezzanine loans to small borrowers that larger firms neglected to serve. Today Capri's portfolio 
is larded with apartment complexes; the firm's assets under management have swelled to $4.3 
billion.

Last June Capri announced it will invest $2 billion in a Saudi venture, building hotels, office 
towers and condos in one of King Abdullah's anointed "economic zones." Primo also plans to 
invest $1 billion in distressed assets and half-built construction projects in the U.S. with 
financing from the U.S. Treasury.

Ulysses Bridgeman, Jr. garnered his $200 million through a combination of athletic grit and 
business savvy. "Junior" was picked in the first round of the 1975 NBA draft by the Los Angeles
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Lakers, but was promptly traded to the Milwaukee Bucks with three others for Kareem Abdul- 
Jabbar. He went on to rack up 11,517 career points.

The Wealthiest Black Americans

Upon retiring in 1987, Bridgeman bought five Wendy's franchises to generate income while he 
planned his next career. Today he controls a sprawling dining empire with 161 Wendy's and 118 
Chili's locations. Last year, sales of his Manna Inc. holding company were $530 million.

With a net worth of $125 million, Kenneth Chenault, chief executive of American Express , 
rounds out the group. Chenault attended Harvard Law and held posts as a consultant and a 
lawyer before joining Amex in 1981. He became the company's chief executive in 2001. The 
company's shares are down nearly 50% in the past 12 months as profits shrink, delinquencies 
rise and cardholders throttle back spending.

Near misses include former Merrill Lynch chief Stanley O'Neal and Citigroup chairman and 
former Time Warner head Richard Parsons. Both O’Neal and Parsons were compensated 
primarily with stock and options while at the helms of their respective companies; the value of 
their stakes in those companies has languished since the onset of the recession, shoving their 
fortunes below the $100 million mark.

Def Jam founder Russell Simmons barely misses the cut with a fortune of $110 million.

Also not on the list: Linda Johnson-Rice, chief exec of Johnson Publishing Co. Her father, John 
H. Johnson (died 2005), founded the company with a $500 loan from his mother in 1942 to 
publish Negro Digest. Over time he added such keynote brands as Ebony and Jet magazines, 
Fashion Fair Cosmetics, plus television, fashion and book publishing divisions.

As the recession punishes the publishing industry, revenues at JPC have fallen precipitously, 
knocking Johnson Rice out of contention for the list.

Reported by: Steven Bertoni, Keren Blankfeld Schultz, Andrew Farrell and Duncan 
Greenberg

In Pictures: The 20 Wealthiest Black Americans
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Explainer: what is ‘value capture’ and what does it mean for cities?

Transit vain* capture ituMd in Hong Kong f .> -

Explainer: what is (value capture’ and what does it mean for cities?
Jun* 2i. 2016 2.1 lam EOT

Value capture secures sonic of the benefits delivered by public investment to offset the costs nf 
provision. The notion has been around in various forms for a while, but recently gained steam. Prime 
Minister's Malcolm Turnbull's Smart Cities Plan touts value rapt ure as a way to better distribute 'the 

costs and benefits in publicly funded Infrastructure to facilitate a project that may not ot herwise 
occur".

Authors

MedtOunw
PpQfQW •IW»ny<rft«Q0H)Pwiftirtg. 

UMfWy«l$l4fW)FBut there's a Jot of confuaon About what value capture actually means and how it might operate in 

Australia*

Wliat is Value capture’?
SWwvt l*wt*rPublic investment in a new rail tine or motorway can generate huge increases in surrounding land 

values. In part the increase derives from improved accessibility for existing residents and businesses. 
I ligh windfalls also arise once land lias been rcsoned to capitalise on higher development 
opportunities generated by live new infrastructure.

l+cfeiQi rfi fropety art BvX EnwetviwM.
UNvtraty or $yortr

Since public investments and decisions are intended to maximise community benefit, it seems unfair 

und inefficient that some private landowners profit immensely from (he process while others gain 
little or may even be disadvantaged.

Value capture mechanisms seek to rectify this by clawing back at least some of the increased business 
revenue or land value. These funds are then allocated towards the initial costs of infrastructure 
provision. In the case of a planning change, land value itpiif) can also help ensure that affordable 

housing for low income groups is included i n new development.

How does value capture work?
i
SThe PM's Smart Cities Plan doesn't offer much detail as to how a vnlue capture model would operate 

in Australia. Several different approaches are used overseas, but their potential transferability is 

unclear.

Transit value capture is used in Hong Kong and Japan to fund railway lines and new town 
development. This is a project-based approach which packages investment in railway and housing 
development together. Commercial holdings along the railway line deliver an ongoing revenue stream 

as does long term investment in residential development. In Hong Kong, a significant program of 
public rental and subsidised home owncrsliip has also been delivered os part of this modeL
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I’roject-bascd I ransit value depends on access to large swathes of low cost land (in I tong Kong tlio 
government retains land ownership, so tire land component is essentially free). It also depends on 

ongoing residential and commercial investment along the new route over time, which in turn assumes 
buoyant economic growth. When the Japanese economy stagnated, the potential for railway operators 
to self-finance their projects did loo.

Tax Increment Financing (TIF) is used widely in the US to finance new transit and urban renewal 
projects. The model draws on anticipated increases in business revenue or rents in areas where 

incremental value uplift will occur. A portion of the increase is captured via a special property tax 
which is then allocated to repay tlie debt

Australian local governments can also introduce special purpose levies to fund specific items through 
property taxes or rates. The Gold Coast light rail project for instance, was partly financed via the 

council's annual transport levy (now around $<ti). However, since the levy applies to all ratepayers, 
rather than confined to areas where direct value uplift occurred, this doesn't represent value capture 
in the strict sense of the term.

Value capture through the planning process is anol her approach. Unlike development contributions, 
which in Australia are used to internalise the costs of servicing a particular project (like roads, 
carparks, or (dotpatlis), so duty aren't borne by existing ratepayers, value capture focuses on the 

benefits (often called ‘betterment* or ‘planning gain') accruing from public investment or planning 

decisions.

One way of capturing value created through public investment or planning is to levy die charge on the 

first property transaction (ie- land sole) following tbe change. Another is to add an additional levy to 
existing contributions paid by developers.

The NSW government’s foreshadowed ‘Special Infrastructure Contribution' for new residential 
development along t he Parramatta Kd light rail corridor ($aoo per metre of gross floor area) is a 
recent example.

While l his amounts to around $20,000 an apartment (at most about 3% of current sales prices), 
industry lobby group 1 lie Urban Taskforce claim tbe levy will discourage development and hurl home 
buyers. That’s cheeky since house prices arc set by the market - which in the case of a light rail 
corridor will rise by much more than 34s. Ultimately the Taskforce worries Dial value capture places 

‘an unfair burden on particular sectors of society' by which they presumably mean landowners und 
developers.

Wliat would need to happen to extend value capture inodcl.s in Australia?

Besides the politics, a number of issues must he addressed if value capture is to be extended in 

Austral ia. first, calculating value uplift is complex. Often land prices rise well in anticipation of 
investment or a planning change, so robust framework for value capture should be in place well before 
such speculation might occur.

Second, value capture should not discourage development or make land acquisition more expensive. 
This means close attention to project viability when setting capture requirements. Third, robust 
mechanisms for collection through either 1 he planning process, as an oiigoing property tax, or wlien 
land is sold, are needed.

|

Finally, although the current conversation focuses on transport, over time there will be pressure to 
fund other socially beneficial infrastructure. Two obvious candidates are schools, which also improve 

land values, or affordable housing, which is often lost wlten land values rise.

However fuzzy current conversations about value capture may be, the Commonwealth's new interest 
in cities and the need to support more affordable homes near public transport, is welcome. 80 too the
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recognition that public invest nient and policy changes in urban and regional areas generate enormous 

value, which can and should be shared more widely.

Cities U/bon planning Cities & Policy Vjlue e-apturc smart cities plan
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June 4, 2018

Los Angeles City Council President Herb Wesson, Jr.
Los Angeles City Councilmember Jose Huizar, PLUM Chair
Los Angeles City Councilmember Marqueece Harris-Dawson, PLUM Vice Chair
Los Angeles City Councilmember Curren Price, Jr.
Los Angeles City Councilmember Mitchell Englander 
Los Angeles City Hall 
20C N. Spring Street 
Los Angeles, CA 90012

SUBJECT: Don’t Hold the City Council Hearing on the Crenshaw Mall Redevelopment 
Project on Election Day!

Dear Council President Wesson and Councilmembers:

We are shocked and offended that the City Council would choose Election Day as the date to hear 
the appeals to the Baldwin Hills Crenshaw Plaza redevelopment plan - the largest project being 
considered by the City that includes nearly 1,000 luxury-housing units in the low-income 
Crenshaw community and threatens to displace thousands of people. We request that you move 
the date of the important City Council’s Planning and Land Use Management Committee (PLUM) 
hearing to a more suitable day.

Scheduling the PLUM hearing of the multiple appeals filed on the Crenshaw Mall luxury-housing 
mega-project, on June 5, Election Day - a day that many legislators have proposed be a statewide 
holiday - is an affront to on democracy. An hours-long hearing at City Hall in Downtown Los 
Angeles, miles away from the Crenshaw community, undeniably interferes with citizen’s duty to 
actively participate in the most sacred day of our republic, and exercise a right that was secured 
through the blood, sweat and tears of ancestors.

You are well aware of the Election Day demands of active citizens, as each of you request that 
many of us participate in campaign activities on behalf of yourself and candidates that you support, 
or serve as a poll workers. Scheduling Election Day as the date to hear the appeals to the project 
that were filed by over a dozen community organizations, civil rights groups and a former 
Councilmember, will only breed discontent and profound distrust of City Hall’s development 
review process. It will be seen by many as a blatant attempt to prevent members of the public, 
including some appellants, from participating in this important process. It will undeniably call into 
question your ability to be fair arbiters on this controversial project.

Multiple organizations timely filed the appeals to the project over 9 months ago. You have granted 
at least three extensions to the Chicago-based developer Capri Capital Partners. You can certainly 
grant an extension so that the people you are elected to serve and the appellants to the project can 
fully participate in this critical hearing and our democracy.

Sincerely,



Damien Goodmon
Founder & Executive Director, Crenshaw Subway Coalition (Appellant)

Black Community Clergy & Labor Alliance (Appellant)

Clint Simmons (Appellant)

Expo Communities United (Appellant)

Gregory Akili
Fannie Lou Hamer Institute (Appellant)

Hyde Park Organizational Partnership for Empowerment (Appellant)

Jackie Ryan
Owner, Zambezi’s Bazaar (Appellant)

Kim Yergan (Appellant)

Rev. KW Tulloss
President, National Action Network-Los Angeles (Appellant)

Larry Aubry
Advocates for Black Strategic Alternatives (Appellant)

Lauren Halsey (Appellant)

Los Angeles Black Worker Center (Appellant)

Los Angeles Tenants Union (Appellant)

Hon. Robert Farrell
Los Angeles City Councilmember, 8th District (Ret.) (Appellant)

Rev. William D. Smart
President & CEO, Southern Christian Leadership Conference-Southern California (Appellant)

AIDS Healthcare Foundation Housing is a Human Right Project

Alliance of Californians for Community Empowerment-1,os Angeles (ACCE)

Alfreda Washington 
Homeowner, Leimert Park

Bill Przylucki
Executive Director, People Organized for Westside Renewal (POWER)



i.

Coalition to Preserve LA

Council of Black Political Organizations (COBPO)

Dale Anne Stieber 
Homeowner, Park Mesa Heights

Jackie Hawthorne 
Homeowner, Baldwin Hills Estates

Janette Robinson-Flint
Executive Director, Black Women for Wellness

Lonnell McBroom, Sr.
Social Justice Committee, Holy Name of Jesus Church

Loretta Jones
Founder & CEO, Healthy African American Families II

Los Angeles Tenants Union - South L.A. Local

Los Angeles Tenants Union - Eastside Local

Mary Christian 
Resident, Crenshaw Manor

Patrice Fisher 
Resident, Baldwin Vista

Reparations United Front

Sarah Bagby 
Homeowner, Hyde Park

Steve Dunwoody 
Veterans Nonprofit Executive

Strategic Alliance for a Just Economy
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This snide addresses ihc timely issue of (he relationship between rates of homelessness 
and housing market conditions. Several studies using cross-sectional data have found 
evidence that lighter housing market conditions contribute to higher rales of homelessness. 
This study employs both time series and cross-sectional American Housing Survey data 
to demonstrate that higher rates of homelessness are positively related to tighter lower- 
end housing market conditions. This finding is consistent with O’Raherty’s economic 
model of homelessness and contrary to Jencks' American Housing Survey-based conclu
sion that no such relationship exists. C 2000 Academic Pies

I. INTRODUCT ION

Crack, alcohol, and menial illness are often cited as the culprits in the rise of 
the U.S. homeless population. However, there is as yet no consensus among 
experts in ihe field of homelessness as to its primary cause. The apparent rise 
in vacancy rates for low rent housing is a key issue in the debate over whether 
homelessness is a housing market issue. Several economists’ cross-sectional 
siudies have suggested (and homeless advocates have believed) that more af
fordable housing was the solution to homelessness. Jencks (1994), however, 
convinced many policy makers that homelessness, particularly family home
lessness, was not rclaicd to the availability of low rent housing. On the other 
hand.O’Flaheny (1995,1996) recently reasserted that homelessness is primarily 
attributable to a decline in the stock of inexpensive housing.

Cross-sectional studies by Quigley (1990), Elliot and Kri vo (1991),Burt (1992), 
Honig and filer (1993), and Grimes and Chressanthis (1997) have found tighter 
housing market conditions to be statistically significant in determining rales of 
homelessness across metropolitan areas.1 Due to a lack of consistency in (he

The U.S. Government’s right to retain a nonexclusive royalty-free license in and to the copyright 
covering this paper, for governmental purposes, is acknowledged.

Throughout this paper low rent housing is defined as housing units with monthly contract rent 
less Ilian $250/month in 1989 dollars in order to be consistent with Jenck’s definition of low rent, 
housing. Contrastingly high rent housing is housing renting at S25tVmonth or above in 1989 dollars.

'For a thorough discussion of these cross-sectional studies (with die exception of the Grimes and 
Chressanthis model) see Chapter 9 of O'Flaltcrty (1996).
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77RISING HOMELESSNESS AND VACANCY RATES

methodology of collecting homeless data over time, most of these studies exam
ined cross-sectional differences in homeless rates at one point in time. The 
exception is Burt, who examined homeless rates in various cities in 1989 and 
the difference in their homeless rates from 1981 to 1989. All studies found lighter 
housing market conditions in poor rental housing to be statistically significant 
in determining higher rates of homelessness. Several of these studies used vacancy 
rales as a proxy for housing availability. While some of ihe results are relatively 
weak, it should be remembered that each region gravitaies to its own equilibrium 
or natural vacancy raie.'l hus a strong negative relationship may be found between 
homeless rates and vacancy rates over time in a particular housing market, but 
not necessarily across housing markets ai a point in time. Furthermore, as will 
be shown later, vacancy rates may not be a good proxy for availability of housing. 
Due to a lack of homeless data over time, previous studies have not conducted 
meaningful statistical tests examining the relationship between homelessness and 
housing market conditions over lime.

While the cross sectional studies support the belief that tighter housing market 
conditions have contributed to the rise in homelessness, several longitudinal 
housing market vacancy studies have fueled both sides of the debate on housing 
and homelessness. Olsen (1988) found that between 1980 and 1988, vacancy 
rates for the types of units occupied by HUD subsidy recipients increased from 
5.1% to 8.7%, a larger rise than in all other housing sectors. Apgar (1990), on 
the other hand, found a small decline from 1981 to 1987 in vacancy rales and 
number of housing units with monthly rents in the $0-$150 range (1987 dollars). 
Vacancy rates of rental units in the $l50-$300 range rose from 4.7 to 8j0%, 
while the total number of housing units in this category declined. Apgar proposed 
that one of the reasons for these increased vacancy rates could be measurement 
error. This occurs when housing units that are in deplorable condition and on 
the verge of abandonment arc counted as vacant for rent, instead of being removed 
from the pool of available housing (Apgar, 1990).

The most extensive longitudinal studies on housing and homelessness arc those 
of Jencks (1994) and O'Flaherty (1996). Both agree on trends in homelessness 
at the national level: homelessness was basically nonexistent in the early seventies, 
rose rapidly in the late seventies, peaked in 1987-88, and declined somewhat in 
the nineties, although it still remained much higher than in the late seventies. 
Both also agree that the slock of low rent housing declined and that, controlling 
for quality, real rents in the low rent sector rose, and also that the decline in the 
stock of SRO (single room occupancy) units contributed to the rise in home
lessness among singles. Their studies, however,differ in approach and conclusion. 
While Jencks examines vacancy rates, O’Flahcrty presents an economic housing 
market framework. Given Jencks’ seemingly straightforward focus on vacancy 
rates, he and O’Flaherty paint a very different picture of what took place in 
the rental housing market during the period when homelessness rapidly rose 
and peaked.

I
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Following up on Olsen’s (1988) findings, Jencks (1994) reported somewhat 
startling new results on the relationship between low rent vacancy rates and 
homelessness. Like Olsen, Jencks found rising low rent vacancy rates in several 
years when homeless rates were rising. Not only did Jencks find a positive 
correlation between low rent vacancy rates and homeless rates in certain years, 
but he also found a relationship between the difference in high and low Fent 
vacancy rates and homelessness. That is, he found low rent vacancy rates to be 
relatively lower than high rent vacancy rates before the new homeless population 
emerged, in 1979 and 1989, when the homeless population was rapidly growing 
and peaked, he found low rent vacancy rates were greater than high rent vacancy 
rates. These findings were at the national level. In large metropolitan areas and 
in all metropolitan areas on the east and west coasts, where the homeless are 
most prevalent, Jencks showed that vacancy rates were higher in low- rent sectors 
than in high rent sectors throughout the late eighties. These findings led Jencks 
to conclude that homelessness was not caused by a lack of housing for the poor 
He interpreted his findings of rising vacancy rates in the low rent sector and 
rising rent burdens for the lowest income households as an indication that low 
income households preferred higher quality, and therefore more expensive, hous
ing. Thus, many low rent units were increasingly left idle and vacant. From these 
inferences, he concluded that homelessness, particularly family homelessness, is 
not a housing market issue.

O’Flaherty (19%), on the other hand, offers a quite different explanation for 
the rise i n homelessness .He shows that prior to the ri se i n the homeless popu lalion, 
the size of the middle class declined. This resulted in a smaller stock of middle 
class housing, since middle class housing eventually filters down to become low 
rent housing. Subsequently, as homelessness became more prevalent, free shelters 
were increasingly provided, w-hich resulted in the removal of the lowest quality 
units from the market. This occurred because the lowest quality housing was only 
marginally higher in quality than the shelters, but substantially more expensive. 
Together the smaller stock of middle class housing and the displacement of the 
lowest quality housing caused the stock of low rent housing to shrink. This 
resulted in much higher real rents for low quality housing. O'Flaherty believes 
these factors displaced households at the bottom strata of the income distribution 
into homelessness.

The research presented here provides a much more detailed examination of 
U.S. rental v acancy rales, controlling for changes in data collection and definition 
and breaking dow'ii vacancy rates by region and metropolitan area.2 The main 
contribution of this research is that it provides new stylized housing market facts 
that are consistent with the previous cross-sectional studies and O’Flaherty’s 
(1995) theoretical work. It also explains how appropriately adjusted vacancy

^The vacancy rate is also broken down by type of housing unit, frequency of turnover and duration 
of vacancy in Chapter 6, Park (1997).
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79RISING HOMELESSNESS AND VACANCY RATES

rales differ from those that were used to support Jencks* conclusion. A better 
understanding of what took place in low rent housing markets from 1974 to 
1993 emerges.

The organization of this paper is as follows: Section II presents the data used 
for housing vacancies. Section III presents the new stylized facts on rental housing 
vacancies. Section IV concludes.

II. THE DATA

The American/Annual Housing Survey

The data that both Jencks and I use to estimate vacancy rates come primarily 
from the American/Annual Housing Survey National Files. This survey began 
in 1973 and was initially called the Annual Housing Survey (AHS). It was created 
by the U.S. Department of Housing and Urban Development and the U.S. Bureau 
of the Census to better analyze the affordability and adequacy of American 
housing. The AHS documents each unit’s structural condition; the surrounding 
neighborhood conditions; rental, home ownership, and utility costs; and household 
characteristics for occupied units. The strength of this national data set is that it 
contains two sets of panel data. The 1973 sample was not replicated, but the 
1974-83 surveys consist of a panel of housing units, with additional observations 
added to reflect new construction and losses from the panel. In 1985, a new 
sample of housing units was selected. This panel was subsequently followed, 
with 1993 being the most recent survey available for this study. Each unit in (he 
sample is weighted according to the number of units it represents in the total 
population of housing units. The survey was conducted annually from 1973 to 
1981 and biannually beginning in 1983—thus the survey's renaming as the 
American Housing Survey. In the new pane) beginning in 1985, the sampling 
frequency in urban areas declined to I out of 2400 housing units.

Over the years certain changes have taken place in the AHS that require 
longitudinal analysis to be treated with caution. In 1985 two changes directly 
affecting the measurement of vacancy rates occurred.3 Vacant mobile homes 
began to be counted as housing units, whereas previously only occupied mobile 
homes were counted.4 This inflated the vacancy rates in the low rent sector 
relative to the high rent sector beginning in 1985, since mobile homes generally 
fall in the low rent category-. Furthermore, the weight variable was adjusted to 
account for what the AHS believed was an underrepresentation of vacant housing

^This was pointed out to me by Jim Hartman, the statistical specialist in longitudinal analysis at 
the AHS office

‘Also see O'Raherty {1996), Chapter 10, pages 171-208, for a thorough discussion of this and 
other changes that look place over the time period that may have raised vacancy rates, and pages 
206-207 for measurement changes.
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units. This 1985 change in the weight variable caused vacancy rates for both the 
high and the low rent sectors to rise even where the observed number of vacancies 
remained constant.

After controlling for these important changes, for which Jencks did not control 
(as well as other methodological differences), my estimates show a much less 
dramatic rise in vacancy rates beginning in 1985.5 In order to check for small 
sample bias, I estimated the metropolitan area vacancy rates from both the 1989 
AHS and the 1990 U.S. Census, which samples 1 in 20 housing units. The AHS 
survey was conducted from July to December of 1989, and the U.S. Census was 
conducted in March of 1990. The findings from the Census data were consistent 
with the vacancy rates of AHS 1989 data.

These changes over time in the AHS data largely explain the different results 
in Jencks’ and my vacancy rates. Thus, our methodologies differed in several 
ways. 1 attempted to control for changes that occurred in the survey by maintaining 
consistency in the types of housing units included and controlling for changes 
in the weight variable. I also removed vacant units on the verge of abandonment. 
For a detailed explanation of our methodological differences, see the Appendix. 
Most of the differences in our methodologies led to only minor differences. 
However, controlling for the changes in the weight variable resulted in a much 
less dramatic rise in vacancy rales beginning in 1985 (Fig. 1).

III. NEW STYLIZED FACTS ON HOUSING VACANCIES 1974-1993

National Level

Throughout this article, low rent housing refers to housing units with monthly 
contract rent less than S250 a month in 1989 dollars. Figure 1 shows that properly 
adjusted vacancy rates for low-rent housing had a modest positive trend over the 
past 20 years, increasing an average of approximately 0.1% annually.6 Jencks’ 
vacancy rates, by contrast, increase more rapidly. When my adjusted vacancy 
rates for low rent housing are substituted for Jencks’, the correlation coefficient 
between vacancy rates and the homeless rates used by Jencks declines from 
0.89 to 0.76 and remains statistically significant at the 0.005 level. The sample *

*Jencks used the .same data set and made his methodology in deriving the national, regional, and 
metropolitan area level vacancy rates available 10 me. Following his methodology I was able to very 
closely replicate his vacancy rates.

*1 assume that the low rent vacancy rale lime scries is stationary around a deterministic lime trend. 
This is because, a priori, vacancy rates cannot follow a random walk, given that their values arc 
bounded between 0 and 100% Also the augmented Dickey-Fuller test resulted in a relatively low 
/r value of 0.143 and art estimated oy a 0.1 S, which indicates much mean reversion. Notice, however, 
that the Dickey-Fuller lest inherently has low power in rejecting the null hypothesis and iliac this 
was exacerbated by the small sample size.

|
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correlation coefficient between my low rent vacancy rales and Jencks’ homeless 
rates also remains positive and statistically significant.7

However, when number of vacancies is examined instead of vacancy rates, 
the correlation coefficient becomes negative (-0.30) and statistically insignifi
cant.8 The reason for this sharp contrast is that despite the increase in the low 
rent sector’s vacancy rates, the number of vacancies declined by approximately 
150,000 units. Overall, the total number of low rent units in the nation declined 
by 3 million from 8500,000 to 5,500,000 over the 20 year period from 1974 
to 1993.

Figure 2 shows the total number of low rent housing units from 1974 to 1993 
and their share of the rental market. While the number of units declined by 
approximately 3 million units, the low rent sector’s share of the total rental 
housing market declined from approximately 38% to 19% over the 20 years. 
Figure 3 shows that even though low rent vacancy rates increased nationally, the 
vacancy levels declined. Assuming vacancy levels are trend stationary, the levels 
showed a weakly significant downward trend of approximately 5500 fewer vacant 
housing units per year during the period 1974 to 1993/

Figure 4 displays the difference between the low and high rent vacancy rates 
with 90% confidence intervals. It can be seen that low rent units had greater 
vacancy rates than high rent units from 1978 to 1983 and 1991, but the difference 
was statistically significant in only three of these years: 1979, 1981, and 1983.

The correlation between low rent vacancy rates minus high rent vacancy rates 
and the homeless rate remains statistically insignificant, and the relative rates 
display no statistically significant trend over time.

Thus, while the national homeless population rose rapidly from 1980 to 1987, 
low rent units had vacancy rates that were sometimes significantly greater and 
sometimes significantly less than high rent units. Throughout the laic eighties, 
the national vacancy rate for low rent units was never higher than that of high 
rent units.

Regional Level

In order to understand why the increase in national vacancy rates in the low 
rent sector occurred, the vacancy rales need to be further decomposed. Housing 
market activity is far from uniform across the United States. There are regional 
disparities, as well as differences within regions, that can easily be observed in

7rhc data used lor the estimate are the AHS data tor low rent vacancy rates tor (he years 1974-1981. 
1983. 1985, 1987. 1989. The figures for the homeless rale are extrapolated data from Ihe estimates 
of the homeless population given by Jencks for the years 1980, 1984. 1987, and 1989.

V (number of vacant low rent units, homeless population) = -030 is still not large enough to 
reject Ihe null hypothesis that the population correlation coefficient is zero, vs the allcmati ve hypoiltcsis 
that the correlation is negative. With the number of observations n = 15 at the one-tailed a = 0.05 
level of significance, the critical value to reject the null hypothesis is p = 0.441.

*Thi$ occurred at the 6% level of significance in a one tailed lest. I
i
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rents and vacancy rates. Since 1956, the Northeast has had the lowest regional 
vacancy rates in all but two years. The South has historically had the highest or 
second highest vacancy rales of the four regions. From 1981 to 1986 gross rents 
(contract rent + utilities) rose approximately 17% in the Northeast, 19% in the 
West,8% in the Midwest.and 7% in the South. Within these geographical regions, 
there was also a wide disparity in the rise in real tents. For example, in the 
Northeast, Boston's real rents rose 25.4%, whereas Buffalo’s real rents rose 
12.3%. The vacancy trends are even better understood by examining what took 
place in the different submarkets within each of the metropolitan areas. Most of 
the growth in vacancy levels occurred within high rent markets in newer structures 
containing five or more housing units (Apgar, 1988).

Meanwhile, as housing market conditions varied across the country, homeless 
rates also varied. Homelessness is typically more prevalent in metropolitan areas 
and on the Bast and West coasts. The greatest concentrations are found in New 
York and California.10

South and Non-South

If we compare vacancy levels by the regions South and Non-South, we find 
that the total increase in the nation's low rent vacancy rate can be attributed to 
changes that occurred in the South. The change in the vacancy rate can be broken 
down to determine the cause of the change through the following:

dV = 2 at dV, + X Vi da, + 2 da, dV„
I I i

(I)

where a, + a2 + ... + a„ = 1, i = 1,2,..., n are different categories of 
housing, a, is region i's market share, V, is region Vs vacancy rale, da, is Ihe 
change in region i’s market share, and dV, is the change in region i's vacancy rate.

dV-Q|_ .75 = a, dV, + a„s dV„ + da, V, + da„ V„, + da, dV, + da„, dV,ns

1 analyzed the change in the nation’s low rent vacancy rates between 1975 and 
1991.1 chose these particular years (rather than 1974 to 1993) because the 1974 
to 1993 data could not be cleaned for vacancies that were on the verge of 
abandonment." Vacancy rates in the low rent market increased by 2.6% from 
1975 to 1991. The 90% confidence interval is 13 to 3.7%.12

'^Programs to Improve the 1990 Census, p. 55.
“In 1975. uniis dial were vacant in 1975 and abandoned in 1977 were removed from Ihe sample. 

This was nol possible lor the 1974 data, because one of ihe variables used 10 indicate whether a 
unit was vacant and on the verge of abandonment was unavailable in the 1976 public use AHS data 
set. To see my precise definition of a vacant housing unit and procedures taken to dean the data, 
see Park (1997),Chapter5.

“See Appendix.

s
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We can let as denote the share of the nation’s low rent housing located in the 
South and let ans denote the remaining share. The South claimed a growing share 
of the low rent units (6.0% increase), and these units’ vacancy rates also increased 
(by 5.2%):

a4Vs + dasVs + dasdVs = (0.38)(523%) + (0.06)(4.99%) + (0.06)(5.23%) 

= 2.60%.

In the Non-South, the net effect was zero:

+ damVns + dansdVns = (0.62)(0.64%)

+ (-0,06X6.04%) + (-0.06)(0.64%) = 0.00%.

Thus, even though the low rent sector’s vacancy rate rose between 1975 and 
1991, all of the increase can be attributed to changes in the South. T herefore, 
there was a mismatch in locations, with a plentiful amount of low rent housing 
in the South, while homelessness was rising on the east and west coasts.

Metropolitan Level Vacancy Rates

In order to resolve the question as to whether tighter housing market conditions 
existed in areas of greater homelessness in the late eighties, I estimated the 
vacancy rates of all metropolitan statistical areas (MSAs) with populations over 
500,000 in 1989 using the American Housing Survey and in 1990 using U.S. 
Census data (PUMS 5%). To check for small sample size bias I chose to analyze 
only the 1989 AHS National File of the AHS data. Although Jencks states that 
his finding applies throughout the late eighties, nationally, this only occurred in 
his data in 1989. While the cross-sectional tests found tighter housing market 
conditions to be statistically significant in determining areas with higher rates 
of homelessness, Jencks stales that throughout the late eighties, all MSAs with 
populations over 1 million and all East and West coast MSAs had greater vacancy 
rates in their low rent sector than in their high rent sector.

Another weakness in Jencks’ methodology was that his MSA level findings 
were found by aggregating ali MSAs with populations over 1 million and reporting 
one aggregate vacancy rate for the low rent sector and one aggregate vacancy 
rate for the high rent sector. Following Jencks’ methodology, the rates were 9.6% 
for low rent units and 8.5% for high rent units.

The appropriate methodology, however, is to perform this assessment at the 
individual MSA level. In 1990 there were 91 MSAs with populations over 
500,000. The Census found 58 of the 91 MSAs to have a positive street homeless 
count. The 1989 AHS showed the majority of these 58 MSAs to have much 
lower vacancy rates in the low rent sector. The Census results further strengthen
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TABLE I
MSAs with ihe Highest Homeless Rales*

Low High
rent tent

vacancy vacancy Street Shelter
rale homeless homeless

(%) (%) counl count Tola) population (%)

Homeless
Metropolitan

area
rate rale

San Francisco, CA 
New York, NY 
San Diego, CA 
New Haven-Meriden, CT 
Newark, NJ

324 5.12
3.07 4.18
1.09 6.47
4.12 8.26 38
538 6.01 776

1,168 5,796 1,603,678
8,197 27,758 8,546,846
5367 3,574 2/498,016

1.946 530240
3,054 1324321

0.43
042
038
0374
0.21

1 These figures are from die 1990 Census, Public Use Micro Sample 5% and Summary Table Files 
3. For Ihe complete table of all 91 MSAs, see Park (1997) pp. 63-67.

these findings. Fifty of these 58 MSAs had lower vacancy rates in their low rent 
sector than in their high rent sector. The five MSAs with the highest rank in the 
street plus shelter homeless rate are listed in Table I along with their vacancy 
rales and homeless counts and rates.

Focusing on the East and West coast metropolitan areas, each MSA with a 
population greater than 500,000 in 1990 had a greater vacancy rate in its high 
rent sector than in ils low rent sector.13 The scatter diagrams below plot the 
difference in vacancy rates (high rent sector vacancy rate - low rent sector vacancy 
rate) on the vertical axis and the homeless raie on the horizontal axis. Figure 6 
shows only the MSAs on the Tiasi and West coasts, and Fig. 7 shows the remainder 
of the 91 MSAs not locaied on ihe cast and west coasts.

For ihese 58 MSAs, the sample correlation coefficient was negative and staiisti- 
cally significant; p()ow rent vacancy rates, homeless ratesM) = -0.24.15 The 
correlation coefficient for the difference between the low rent and high rent 
vacancy rate and the street homeless rate was also negative but statistically 
insignificant at p— -0.13,16 As mentioned previously, these weakly negative 
correlation coefficients may be due to the fact that each region of the country, 
and even each metropolitan area, gravitates to its own equilibrium, or natural, 
vacancy rate. To see if housing markets tend to have lower vacancy rates when

(>I contrast the vacancy rates in the low and high rent sectors to check Jencks' findings, which 
wen not supported in my empirical work. The low and high rent sectors arc contrasted because of 
a lock of a better comparison point. It would be ideal to contrast each sector's equilibrium vacancy 
rate with (he actual vacancy rale to check for short run excess supply or demand. However, the exact 
natural vacancy rale for Ihe separate sectors still is elusive.

l4The homeless rale is (street plus emergency shelter homeless population of the MSAytoutl 
population of the MSA.

ap = -0.243 is statistically significant in a one-tailed test at (he or = 0.010 level. 
p * -0.13 is not statistically significant at die or = 0.05 level.it

I

s



rz.
o
3EO

—B—Northeast 
—*—Midwest 
--K- South 

’ -w—West

r
mcn
cn

rncncn
>2
<0
<>n>
2
o

*>
>
mcn

CN <D CO O CN O<o CO CO oCN CD
to to to r*- r-- s* r- coto f- CO o>CO CO 00O)CO <Ji CD CTJ cn o ocn cn cn CD cn o>cn

years
oo

FIG. 5, Regional vacancy rates 1956-1981.

A
t \
i X/

X/Ut ix V \/ - J fy. -1 ./ \
t/

\ //
X'\ / x /\ \/

V- X"*- /\.Z \
X\ /

k /
J.\

X.X* X\ ✓X X

19
60

19
58

19
56

N
J

to

cn

co

to

o
cv

va
ca

nc
y 

ra
te

s



90 JUNE YING SHANN-HWA PARK

homelessness is increasing in the area, it is necessary to estimate the correlation 
coefficient for homeless levels and vacancies in a single housing market over 
time. This has not yet been done due to the lack of data on homeless populations 
over extended periods of time.

The New York City Metropolitan Area

New York City has kept the longest records of family homelessness, counting 
the number of homeless families in shelters on a quarterly basis from 1983 to 
1992 (O’Flaherty, 1996). Figure 8 shows a definite negative correlation between 
the number of homeless families and the number of low rent vacancies.

For the New York metropolitan area, the correlation coefficient for levels was 
strongly negative and statistically significant: p (number of vacant low rent 
units,17 number of homeless families18) = -0.84. The correlation coefficient 
between the homeless household rate19 and low rent vacancy rate was still negative 
and was statistically insignificant at p = — 0.42.20

IV. CONCLUSION

Places and time periods with higher homelessness rates definitely have fewer 
vacancies in the low rent sector, making it more difficult for low-income house
holds to secure housing. The new empirical findings presented here are consistent 
with previous cross-sectional studies by Quigley, Elliot and Krivo, Burt, Honig 
and Filer, and Grimes and Chressanthis and with O’Flaherty’s theory and inconsis
tent with Jencks’ findings.

Nationally, assuming stationarity of the data, the low rent vacancy rates showed 
a 0.1% increase per year, a much less dramatic rise than previously believed. 
This positive trend in the national low rent sector’s vacancy rates, however. Is 
not an indicator of the ease in securing housing for poor households. Though 
vacancy rates rose, the number of vacancies declined by approximately 150,000 
units due to a decrease in the nation’s low rent housing slock between 1974 and 
1993. Furthermore, the rise in the low rent vacancy rates is attributable to the 
increased share of the nation’s low rent units in the South and increasing low 
rent sector vacancy rates in the South. Meanwhile, the South does not have a 
large homeless population.

j>The number of vacancies is based on linear extrapolations for the even years between 1984-1992.
l8The NYC data counts the number of homeless families, not the homeless population, that stayed 

in shelters between 1983 through 1992. The numbers were actual counts rather than estimates 
and extrapolations.

‘‘The homeless household rate was estimated as equal to (homeless families*2.47)/totai population 
of the NYC PMSA.

-“With the number of observations n = 10, p 
one-tailed, and p = —0.42 is not significant even at the one tailed a = 0.05 level.

0.84 is statistically significant at the a = 0.005
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Examining the relationship between housing and homelessness in New York 
City over time, there is a statistically significant negative correlation between 
the number of homeless households and vacant low rent housing units which 
emerges. In New York City, tighter housing market conditions occurred while 
homelessness was rising. Therefore, the previous cross-sectional finding that 
areas with higher homeless rates had tighter housing market conditions is consis
tent with the research here across space and time, if in time we are focusing on 
a single housing market.

The next step is to provide an economic model (forthcoming from O’Flaherty 
and Park) that permits homelessness and housing vacancies to persist in equilib
rium and can explain how various housing market conditions affect vacancies, 
rent burdens, and homelessness. My hope is that this research provides a much 
clearer picture of what took place in the low rent housing markets over the period 
when homelessness rose dramatically; if the Jencks’ research on housing vacancy 
rates and homelessness turned policy makers away from the area of housing, 
hopefully this research will redirect their focus.

APPENDIX

Differences in Methodology

Jencks’ Methodology

The method used by Jencks to generate his vacancy rates was as follows; he 
included all observations from the American Housing Survey that had nonzero 
weights and reported positive values for monthly contract rent. From this sample, 
he excluded all units receiving government housing subsidies. His vacancy rates 
were calculated as follows:

ISTATUS = 3
Vacancy Rate =

ISTATUS = 1,2, and 3"

The variable ISTATUS is the variable used by the AHS to define the type of 
interview of each observation in the sample. Table AI is from the 1989 AHS 
code book. It explains the responses offered in the various years of the surveys. 
For example, the column headed 78N lists the codes for responses available in 
the 1978 National File.

Park’s Methodology

Like Jencks, I examined only rental units and excluded subsidized units, 
housing projects, units paying no cash rent, and units where rent was listed as
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TABLE AJ
Type of Interview ISTATUS: 73N-93N

77N
78N 79N-83N 74N-76N 85N-93N

Occupied regular interview 
Usual residence elsewhere11 
Vacant, (Interview with owner, neighbor, etc.) 
Noninterview (Type A, B, or C)
Noninterview (Type A, B, or C) and vacant or URE 

units in transient hotels, mobile homes, or "other 
housing" (see type)

= 1 = 1 = 1 = 1
=2 =2 =2 =2
=3 =3 =3 =3

=4 =4

=4

“ What is vacant housing? The Census Bureau's definition of vacant housing is far broader than 
the typical images of the vacant apartment down the hall, or Ihe house lor sale down the street, or 
the seldom-used country home. A housing unit is vacant if no one is living in it at the lime of 
enumeration, unless its occupants are only lcm|>orarily absent. Units temporarily occupied at the 
time of enumeration entirely by persons who have a usual residence elsewhere are also classified 
as vacant. An illustration might be two adjacent houses in a resort area. The occupants of one house 
live there throughout the year and work in the area. This house is an "occupied housing unit.'' The 
second house is occupied by its owners at various limes of the year, and rented to others who come 
to the resort area, but have a permanent residence elsewhere. This house is a "vacant housing unit” 
See: Devaney (1994), p. 55.

not applicable. The differences in our methodologies are in the following areas: 
(1) I further narrowed down the sample size in order to (a) prevent double 
counting certain observations, (b) maintain consistency in the type of livings 
quarters included in the sample from 1974 to 1993, and (c) only include housing 
units appropriate for year-round living, which involved removing from ihe data 
rental units for seasonal use and units that I define to be “vacant and on the 
verge of abandonment.” (2) I also used a narrower definition of what determines 
a vacant unit. (3) I used the CPI-U-X as a price deflator rather than the ICE, 
which only resulted in trivial differences, as did factors (I) and (2).2’ (4) Finally, 
and most importantly, 1 controlled for the changes in the WEIGHT variable that 
began in 1985. This caused Jencks’ and my vacancy rates to dramatically differ 
beginning in 1985.

1. Narrowing down the sample size in order to 
1m. Prevent double counting certain observations 

In selecting my sample, 1 made use of the variable RURREC, which the AHS 
uses to identify an extra sample of the rural portion of SMSAs. The AHS warns

‘‘The reason for using the CPI-U-X verses Ihe PCE was because in 1983. the BLS revised the 
CPI to correct for overestimating the cosls of home ownership in Ihe CPI by failing to factor in (he 
gains made in equity when property values increased dramatically. They revised ihe CPI and gave 
the index another name,CPI-UX. See Apgar,( 1987), pp3-8.The difference in vacancy rates caused 
by using these different price deflators is minimal.
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that in order to avoid double counting some observations in the rural areas, in 
the years 1974-1983, one should only select observations with RURREC = 1 
for the purpose of calculating national averages.22 Jencks did not make use of 
the RURREC variable in his sample selection and, therefore, double counted 
some rural observations.

IJb. Maintain Consistency in the Sample over Time 
The sample I selected from the AHS data set included only units that were 

defined to be housing units by the AHS- The AHS defines housing units with 
the variable TYPE.

TYPE 73N-93N Type of Living Quarters

74N-76N 77N-83N 85N-93N

= 1 = 1 bonne, apartment
mobile borne/ trailer—no permanent room 
mobile home — permanent room adder! 
housing unit in nontrsnsient hotel 
transient hotel unit occupied more thun 6 months 
unit in rooming house 
boat or recreational vehicle 
tent, cave, or railroad car 
oilier housing units not specified above 
non-housing unit in boarding house 
student quarters in college dorm 
unoccupied tent or trailer site 
not permanent, unit in transient bold 
oilier nonliousirg units not specified above 
permanent loss from stock (type C non-interview) 

or not yet in sample 
out of universe

=5 =5 '2,

=6 !3,
=2 =2 =4,
=3 se3 =5,
=4 =4 =6.

=7.
=8.

=7 =9,
=8 = 10,

= 11,
= 10 =12,
=9 = 13,

=6 = 11 = 14,
=99 =99.

=9

Note. Codes 1-7 in 1985-1993 arc for living quarters that are housing units. Codes 8-11 in 
1985-1993 are for living quarters not classified as housing units.

All observalions surveyed by the AHS are defined to be living quarters, but 
only (1) houses or apartments, (2) mobile homes, (3) housing units in nontransiem

““On ihe 1974N-83N national files, normally you must only use cases where the variable RURREC 
equals I. These form the basic national sample. Add cases where RURREC = 2 only for tbe 
specialized purpose of analyzing all rural areas (codes 2-5 URBAN), since these RURREC = 2 
cases double-count certain rural unite in metro areas whose rural code is suppressed (URBAN = 9) 
in the basic national sample. (From I985N on. the RURREC code; are different, and you should 
NOT exclude cases with RURREC = 2. You may exclude neighbor cases, where RURREC = 3, 
to save computer time, but you do not need to do so in weighted analyses, since neighbor cases 
have zero in the variables WEIGHT and PWT, so they will not affect your results.) Source: US. 
Dept, of Commerce. Bureau of the Census. AMERICAN HOUSING SURVEY, 1989 (UNITED 
STATESI: NATIONAL. CORE FHJ= (Computer file). Washington, D.C.: U.S. Dept, of Commerce, 
Bureau of the Census (producer], 1991. Ann Arbor, Ml: Inter-university Consortium for Political 
and Social Research (distributor], 1991. page 1.
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hotels, (4) transient hotel units occupied more than 6 months, (5) units in rooming 
houses, and (6) boats and recreational vehicles, are defined by the AHS to be 
housing units. In order to maintain consistency in the sample over the years of 
analysis, I did not include units that were boats or recreational vehicles even 
though they were defined to be housing units in 1985-1993, because they were 
not included in the 1974-83 samples. Also, as previously mentioned, beginning 
in 1985, the AHS began to include vacant mobile homes in their survey, whereas 
before only occupied mobile homes were included. Since mobile homes fall 
primarily In the category of low rent units, the inclusion of mobile homes would 
cause vacancy rates to be higher for low rent units in 1985 and onward. 
Therefore, I also excluded al! mobile homes from my sample. The types of living 
quarters that remained in my sample were (!) houses and apartments, (2) housing 
units in nontransient hotels, (3) transient hotels occupied more than 6 months, 
and (4) units in rooming houses.

Since Jencks included all types of living quarters, his sample may have included 
boats, recreational vehicles, and college dorms, if they were rented or available 
for rent. These types of units were deleted from my sample.

l.c. Only include housing units appropriate for year-round living 
I.c.i. Removing from the data units vacant on the verge of abandon-

73

ment
There is a very fuzzy line between a vacant unit on the verge of abandonment 

and an effectively abandoned unit.24 Apgar (1988) attributes some of the rising 
trend in higher vacancy rates of low rent units to an increase in the sample of 
units in extremely poor condition on the verge of abandonment. If a unit is in 
such bad shape that it is unlivable —either boarded up or the interior is exposed 
to the elements —it is inappropriate to include it in the pool of vacant units 
available for rent. Unmaintained units are not the only types of units that may 
be on the verge of abandonment. Units that are in fairly good condition may 
also be on the verge of abandonment. This occurs in cases when the landlords 
are trying to empty their units of tenants in order to convert the building to 
commercial usage, to sell the land to a business, or to rent to another class 
of tenants.

In order to avoid counting these types of units as normal, vacant for rent, I 
removed all vacant units on the verge of abandonment from the sample. A unit 
is removed if it is vacant at time t (years) and abandoned (not due to a natural 
disaster of either a flood, tornado, or hurricane) at time / + 1 or time t + 2. (It 
was necessary' to look at t + 2 years because the AHS surveyed housing units 
biannually beginning in 1981.) This adjustment only lowers vacancy rates slightly 
and did not vary over time. Unfortunately, this procedure could not be used for 
units in 1983 and 1993, because the 1985 AHS sample began a new panel, and

^O’Elaherty (1996), p. 207. 
■^O’Flaherty (1993), p. 45.
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the 3995 AHS results were not yet available. Therefore, adjustments which 
lowered the vacancy rates in 1983 and 1993 were based on a weighted average 
of the adjustments from the previous two time periods. Also, in 1974 and 1975, 
the definition of an abandoned unit was inconsistent with the remaining years, 
because the variable NOINT, reason for no interview, was not on the public use 
files for 1975 and 1976.Therefore, the difference in the estimation from adjusting 
versus not adjusting for vacant units on the verge of abandonment can be consis
tently compared for the years 1976-1981 and 1985-1991. Since the AHS became 
biannual in 1981, the 1985-1991 data were only adjusted for abandonment at 
time t + 2.

Table A.II shows the effects on the vacancy rate of the above adjustment. The 
number 0.57 in the first row indicates that in 1976, after removing the “vacant 
and on the verge of abandonment” units from the sample, the vacancy rate of 
the low rent units was reduced by 0.57% (from 5.87 to 5.3%). As would be 
expected, a greater fraction of low rent units were vacant and on the verge of 
abandonment than high rent units. For the years 1980, 1987, 1989, and 1991, 
cleaning the vacancy rates of vacant units on the verge of abandonment lowered 
the low rent sector’s vacancy rates by 0.29,0.43,0.54, and 0.78%, respectively. 
Thus, Apgar’s hypothesis that higher vacancy rates were due to a higher fraction 
of vacant units on the verge of abandonment appears to be true from 1980 to 
1991. However, the correction to the vacancy rate was 0.75% and 0.57% in 3977 
and 1976, respectively. Therefore, there was a rise in the fraction of vacant units 
on the verge of abandonment between 1980 and 1991, but the fraction of vacant 
units on the verge of abandonment was not higher than it was in the late seventies. 

l.c.ii. Further narrowing down the sample size
Jencks included in his sample of occupied units those that responded “usual 

residence elsewhere” (URE) to the question, “What type of interview?” URE 
units are units with occupants available for the interview, but who state that their

TABLE AII
Dec] int in Vacancy Rates When Vacant Units on the Verge of 

Abandonment are Deleted

Year Low rent units (%) High rent units (%)

1976 0.57 0.26
1977 0.75 035
1978 0.50 0.19
1979 0.48 0.14
1980 0.120.29
1981 0.34 0.20
1985 0.46 0.24
1987 0.200.43
1989 0.54 0.20
1991 0.78 0.12
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normal residence is elsewhere. For instance, this could be a vacation home 
temporarily occupied at the lime of the interview. 1 deleted these units from my 
sample. Normally, the decennial census counts these units as vacant. The AHS 
makes the distinction between URE, occupied, and vacant units.25 I also deleted 
units that were vacant and (I) held for occasional use —no specific season, (2) 
with seasonal summer occupancy, (3) with seasonal winter occupancy.or (4) for 
migratoiy use. 1 identified these units through the variable VACANCY: 
VACANCY: 73N-93N reason why unir is vacant or URE 

75N-83N74N 85N-93N
vacant—for renl 
vacant—for rent or sale 
vacant —for sale, regular 
vacant — for sale as condominium 
vacant—for sale as cooperative 
rented, not yet occupied 
sold, not yet occupied 
held for occasional use—no specific season 
oilier vacant, or URE. e.g.. pending estate 

settlement, or held off market for owner's 
personal reasons. 

seasonal summer occupancy 
seasonal winter occupancy 
other seasonal occupancy 
migratory
occupied, noninterview, or vacant or URE in 

transient hotels, mobile homes, or "other housing" 
see TYPE

Additionally, I deleted units that were coded as “other vacant, e.g., pending 
estate settlement, or held off market for owner’s personal reasons,” because these 
units are effectively unavailable for rent. Therefore, even though the unit is 
defined by the AHS to be vacant, I delete it from the sample, since it is neither 
available for rent nor occupied. This leads to my definition of vacancy.

2. Park's Definition of Vacancy
I use a narrower definition of vacancy than the AHS and Jencks. I define a 

unit to be vacant if it is (1) vacant, for rent; or (2) vacant, for sale or rent. I 
define a unit to be occupied if ISTATUS = I, occupied regular interview; or if 
VACANCY = 4, which is a unit (hat is rented though not yet occupied, since 
this unit is effectively occupied and unavailable for rent. Based on 1985N- 
1993N codes,

= 1=] = 1.
=2.

=2 =2 =3,
=3
=4

=3 =5 =4.
=6»4 =5,

=5 =7 =6,
=6 =8 =7,

=8 = 10 =8,
=9 =9,= 11

= 10 = 12 -10.
=9=7 = 11.

=99 =99 =99,

VACANCY = 1 or 2 1
Park’s Vacancy Rate =

(ISTATUS = 1) + (VACANCY = 4, l,or2)
i

excluding from the sample all observations mentioned previously in this section.

“See endnote 18.

i

I
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3. Controlling for Changes to the WEIGHT Variable
The WEIGHT variable is important in the AHS data, because each housing unit 

is not selected out of the total population of U.S. housing with equal probability. As 
mentioned earlier, rural housing units are sampled with greater frequency than 
urban housing units. The inverse of the probability of section is denoted in the 
AHS by a variable called ‘TURH WEIGHT [PWT]”.26 Adjustments are made 
to PWr, and this new and final weight is labeled WEIGHT. The adjustments 
are made

for random variation in Ihe original selection of Ihe Non-Self-Reprcsenting Primary-Slalisli- 
cal-Units, 10 account for refusals and other missed interviews, and to make AHS estimates 
conform to Survey of Construction estimates. Housing Vacancy Survey estimates, and 
Current Population Survey (CPS) estimates. CPS estimates themselves are adjusted to 
independent estimates of total population, based on census counts. National Center for 
Health Statistics data on birlhs and deaths, and Census Bureau estimates of net migration. 
These adjustments change each year, so the variable WEIGHT also changes.11

For instance, adjustments to correlate with population estimates were reflected 
in the weight variable using the following procedure. In 1973, each unit in the 
sample was weighted according to the number of units it represented in ihe total 
estimated population of housing units found in the 1970 Census of Housing and 
Population. In 1981, the sample had (he weights adjusted to reflect the 1980 
census. Again, in 1991, the observations in the national survey were reweighted 
according to the 1990 census.28-29

Ihe WEIGHT variable was always adjusted to make up fora believed underrep
resentation of occupied units. The adjustment was accomplished by multiplying 
the weight of all occupied housing units by the following ratio:

Estimate of Occupied Units Based on Current Population Survey Data 
AHS estimate of occupied units

This ratio, which was greater than 1, inflated the number of occupied units 
relative to the number of vacant units. Beginning in 1985, the AHS believed 
that if there was AHS underrepresentation of occupied units, there was also 
underrepresentation of vacant units. Therefore, beginning in 1985, the AHS

“PWT is only in ihe AHS public use dies from 1985-1993, although it is known by Ihe Census 
for all prior years.

"U-S. Dept, of Commerce. Bureau of Ihe Census. AMERICAN HOUSING SURVEY, 1989 
(UNITED STATES): NATIONAL CORE HLE (Computer file), p. 1-24.

“The re-weighting that occurred. which changed from weights based on the 1980 census to weights 
based on the 1990 census, caused the estimated total number of housing units in the nation to decline 
by approximately 2.5%. Source: Appendix C: Historical Comparisons and Changes, American Housing 
Survey 1991, US. Bureau of the Census, Washington, D.C. p. C-l.

^Imeruniversity Consortium for Political and Social Research [ICPSRi Guide to Resources and 
Services. 1995-1996. pp30-34.

3
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TABLE A ill
Adjustment Used to Correct for Undercoverage of Occupied Units and Vacant Units in 1985-1993

1991
(for adjustment 
to 1990 Census 
based weights)

1993
(for adjustment 
to 1990 Census 
based weights)1985 1987Region 1989

0.9678 
0.9895 
1.0129 
1.0048

Northeast
Midwest
South
West

1.0166 
1.0373 
1.0685 
1.0459

0.9817 
0.9914 
1.0069 
1.0013

1.0301 
1.0390 
1.0575 
1.0419

1.0180 
1.0280 
1.0659 
1.0401

multiplied the weights of vacant units by this same ratio, which changed slightly 
every year. The ratio was greater than one for all regions of the country from 
1985 to 1993, except in the Northeast and the Midwest in 1991 and 1993 (see 
Table A.III).

To control for the change in the weight variable beginning in 1985,1 divided 
out the factor that was multiplied by the weight variable on all observations that 
were vacant. Thus, even though a new sample of panel data was selected in 
1985, after controlling for the factors that directly affected the vacancy rates, the 
vacancy rates before and after 1985 and the difference between the low and high 
rent sector vacancy rates should be comparable.

Conclusion

There are many differences between Jencks’ and my methodologies for deriving 
the vacancy rates from the American Housing Survey Files. Most of the differ
ences cause slight and inconsistent differences. However, consistently lower 
vacancy rates in both sectors occurred when the data was cleaned of units vacant 
and on the verge of abandonment. The magnitude of the correction was twice 
as great in the low rent sector than in the high rent sector, as would be expected 
(Table All). The most important methodological difference in our calculations 
was controlling the changes made to the WEIGHT variable by the AHS beginning 
in 1985. When controlling for the changes in the WEIGHT variable, I did not 
get the large increase in vacancy rates beginning in 1985 that were found by 
Jencks (Fig. 1).

NOMENCLATURE

Summation over i
1,2, ..., n different categories of housing; here the categories are South, 
denoted s; and NonSouth, denoted ns.

i
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Region /’$ market share 
Region i’s vacancy rale 

dat Change in region i's market share 
dVj Change in region i’s vacancy rate

<*!
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Abstract
This article examines activist Connie Burtons as well as other black women’s political narratives’ 
of resistance to One Strike evictions. Contextualizing the One Strike policy within narratives of 
resistance to methods of discipline employed by public housing authorities will allow for an 
anchoring of this investigation of One Strike and no fault evictions in an analytical framework of 
governmentality. By focusing on disciplinary power in order to theorize state formations, the One 
Strike policy can be construed as a method of discipline that produces abject black female bodies 
and creates the ‘structural effect’ of a separate and bounded ‘state space’ from which black women 
should be excluded. This article will also demonstrate the ways in which the One Strike policy 
works to produce race, gender and space. This production of a social space that excludes black 
female bodies is predicated on legacies of racism and colonial dispossession.

Keywords
black women’s activism, governmentality, One Strike evictions, sociology, welfare reform

Introduction

The housing authority is an arm of the State and is opposed to the community 
organizing in its own interests. Self determination threatens that. All around the country, 
the government is tearing down projects. African people have a right to plan their own 
future. My position is to educate the people as to their ability to take power. I’m there to 
energize the people,1 (Connie Burton, Tampa Florida resident and activist, 2003)

Just how far of a reach does the state’s arm have? Connie Burton’s political narrative 
(James 1993), chronicling her struggles with the Tampa Housing Authority (THA) from 
1999 to 2005, provides us with a rich ‘theory from below’ (Corrigan and Sayer 1985)
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that deepens our understanding of both the potency and limits of state power. Burton’s 
battle to overturn her One Strike eviction from public housing exposes the range of 
disciplinary powers often operating beyond the state that work to produce abject (placeiess 
and homeless) (see Delaney 2004; Kawash 1998; 329) black female bodies. Additionally, her 
political narrative reveals the methods of discipline that create the appearance of a coherent, 
bounded and separate state space’ that political scientist Timothy Mitchell (1991, 1999) 
refers to as the state effect’. As a geographic subject2 (McKittrick 2006) Burton introduces 
a spatial analysis to the construal of the One Strike policy as a set of disciplinary practices 
that work to produce social spaces (Lefebvre 1991; Razack 2002) that evict and exclude 
black women.

Employing a spatial analysis is beneficial for a number of reasons. Razack (2002: 6) 
argues that a spatial approach offers the possibility of charting the simultaneous operation 
of multiple systems of domination’. A spatial analysis also allows for a further investigation 
of the two-way relationship between race and space. McKittrick’s (2006) work in critical 
geography compels us to consider racism and sexism as spatial acts. With that said, we 
also need to consider the way that methods of discipline that create the ‘structural effect’ 
(perception) of the state as a discrete and bounded sphere separate from society (Mitchell 
1991) are also racialized (Dehli, personal communication, 2008)3. Burtons political narrative 
exposes the asymmetries of power existing within social relations that make possible the 
Violent evictions’ (Razack 2002: 3) that the One Strike policy relies on to enact/perform 
(Blomley 2003: 122) state property as a space constituted by exclusion. Burton ‘unmaps’ 
(Razack 2002: 5) the abstract space’ (Blomley 2003: 128) of state property as a product 
of a history of legalized evictions and exclusions premised on racism and colonialism. The 
One Strike eviction is a method of discipline that perpetuates an ongoing colonial project.

In order to explore the One Strike policy as a disciplinary practice implicated in the 
production of race and space, I will be using a discursive framework that deploys black 
women’s ‘political narratives’ (James 1993) as sites of theory production. Burton’s and 
other black women’s political narratives will be employed to name and analyze the 
regimes of governmentality that order black women’s lives In public housing. Burton’s 
response to her eviction exposes the everyday processes that operate beyond the state. 
Secondly political auto/biographies (James 1993) like Burton’s are valuable as they 
contain a pedagogical significance that has the potential to inform and strengthen the 
work of black women organizers living outside ofTampa, Florida. For example, in January 
of2005, the Wilmington, Delaware based group Resistahs circulated portions of Burton’s 
narrative that appeared on the Uhuru Burning Spear website as a way to encourage and 
educate other black women activists in the State of Delaware. Some of these women in 
Delaware were resisting imminent eviction from public housing and were being subject 
to abuses of power by local housing authorities. Finally my intention in sharing these 
political narratives is to further assert the legitimacy of black women’s political 
auto/biographies as theory.

James (1993) acknowledges the potential that lies in political autobiographies when 
she states the following about their philosophical nature:
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Philosophy appears in the autobiographies as the women write within an ethic for human 
liberation; theory unfolds as they strategically analyze state and social systems that create 
and maintain oppression ... Political autobiographies present political philosophy 
through stories. Storytelling instructs development and resistance. (1993: 35, 36}

Burtons political autobiography presents both a working theory and a replicable and 
viable political praxis which can prove to be instructive to tenant campaigns resisting the 
One Strike policy. Taking seriously the insights developed by people from within the crucibles 
of struggle also provides us with a better vantage point from which to observe the limitations 
of state power. Corrigan and Sayer (1985) remark on the potential of this epistemological 
vantage point in their work The Great Arch.

State formation is something that has ever been contested by those whom it seeks to 
regulate and rule. It is first and foremost their resistance that makes visible the conditions 
and limits of bourgeois civilization, the particularity and fragility of its seemingly neutral 
and rimeless social forms (Corrigan and Sayer 1985: 8).

Burton’s political narrative pulls back the curtain and reveals the mundane, micro
level processes that constitute the One Strike policy. More importantly, she unmaps state 
power as a form of governmentality that can be contested and subverted.

Burton’s Rhetoric of the 'State’ and Analytic of ‘Governmentality5

Introducing Connie Burtons political narrative as a working theory provides an oppor
tunity to revisit traditional theoretical frameworks employed for undertaking studies of 
the state. Burton’s own activism and theories of state power bring to light the tensions 
and analytic negotiations that we need to consider as scholars who are interested in the 
state. Paying attention to Burton’s invocation of an Althusserian arm’ of the state, and 
then observing her political praxis which responds to a diffuse, multi-sited arid more 
Foucauldian network of power might make us reconsider our current theoretical 
commitments. Burton’s political narrative certainly has the potential to make one 
consider employing new and hybrid theoretical frameworks for one’s own engagement 
with state studies.

In this essay, we explore an excerpt of Burtons political narrative that begins in 1999, 
when she was served an eviction notice under the ‘One Strike’ policy. Burton’s son, who 
was living with her at the time, was accused (not convicted at the time) of drug posses
sion. The 1996 ‘One Strike and You’re Out’ policy states that if anyone in the household 
is accused — not convicted — of a crime there is an automatic eviction from federally sub
sidized housing. The law and its 2002 interpretation in the Rucker v. HUD (Supreme 
Court of the United States 2002) case state the following:
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Under 42 U.S.C. I437d(l}(6) (1994 & Supp. V 1999), public housing leases must 
provide that any criminal activity that threatens the health, safety, or right to peaceful 
enjoyment of the premises by other tenants or any drug-related criminal activity on or 
off such premises, engaged in by a public housing tenant, any member of the tenant’s 
household, or any guest or other person under the tenants control, shall be cause for 
termination of tenancy. In Rucker, this Court held that Section l437d(l)(6) 
‘unambiguously requires lease terms that vest local public housing authorities with the 
discretion to evict tenants for the drug-related activity of household members and guests 
whether or nor the tenant knew, or should have known, about the activity.’ See also 42 
U.S.C. I437d(l) (1994 & Supp. IV 1998) (defining 'drug-related criminal activity’ to 
mean the illegal manufacture, sale, distribution, use, or possession, with intent to 
manufacture, sell, distribute, or use, of a controlled substance [as defined in (21 U.S.C. 
802)]); see generally Department of Housing and Urban Development v. Rucker, No. 
01-1171 (26 March 2002).

Connie Burtons eviction, much like the evictions of three of the plaintiffs of the 
Rucker v. HUD case, Pearlie Rucker (63), Willie Lee (71), and Barbara Hill (63) were ‘no 
fault evictions’ (Saghir 2004). A family member’s actions (described as criminal activity) 
which all of the plaintiffs claim they had no knowledge of resulted in the eviction of all 
four public housing tenants. Under this law Connie Burton and the other plaintiffs were 
evicted from public housing.

Patricia Allard (2006) refers to the sanctions and penalties imposed against poor 
women of color under the ‘One Strike law’ as economic violence perpetrated by the state. 
As an activist, radio talk show host, and member of the African Peoples Socialist Party, 
Burton often used the rhetoric of‘state violence’ as a way to mobilize the community. If 
one does a discursive analysis of the many texts (radio shows, Uhuru communications, 
and interviews appearing in newspapers) in which Burtons statements appear, one will 
find Burton speaking of the state in very Althusserian terms.

The housing authority is an arm of the State and is opposed to the community 
organizing in its own interests. Self determination threatens that. All around the country, 
the government is tearing down projects. (Burning Spear Uhuru Publications 2003)

Her use of the words ‘arm’ and ‘State’ indicate a notion of the state as a ‘real entity’ 
or a thing. However, Burton’s political praxis is one that is fluid 

and contextually specific responding to power in its various forms and assertions in 
numerous locations.

While Burton may use the Althusserian rhetoric of repressive state apparatuses for its 
agitational appeal’ (Abrams 1988: 70); she simultaneously employs a diverse range of 
tactics in order to confront the diffuse and fragmentary nature of the ‘multiplicity of 
agencies and authorities involved in the governance of the life conduct of individuals, 
families, groups and populations’ (Dean 1994: 152). For example, Burtons activism 
sought to confront the disciplinary practices of neo-liberal welfare governmentality using

(Abrams 1988: 70)
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a wide range of tactics. Until her radio show ‘Straight Talk5 on WMNR (Pacifica Radio) 
was cancelled, Burton often used the show to talk about the corruption of the public 
housing authority. Burton says, ‘1 was able to use WMNR as a vehicle to shed light on 
what was happening to poor people’ (Zucco 2005). In addition to using the media as a 
way to create a counter-discourse about how power was operating within the housing 
authority and in the City of Tampa, Burton also found ways to exploit any potential sites 
of power to gain political leverage.

For six years Connie Burton served as the President of the Robles Park Tenant 
Council. Burton fully understood the nature of the power that she was dealing with when 
she decided to insert herself within bureaucratic state structures of power. Mitchell 
(1991) provides a useful elucidation of the fragility and vulnerability of technologies of 
discipline that Burton herself had a masterful understanding of and ability to exploit.

One should not overstate the coherence of these technologies, as Foucault sometimes 
does. Disciplines can sometimes break down, counteract one another, or overreach. They 
offer spaces for maneuver and resistance, and indeed can be turned to counter hegemonic 
purposes. Resistance movements often derive their organizational forms from the 
military and their methods of discipline and indoctrination from schooling, and in fact
are often generated within the barracks, the campus or other institutions of the state__
We need to question the traditional figure of resistance as a subject who stands outside 
of the state and refuses its methods. Political subjects and their modes of resistance are 
formed as much within the organizational terrain we call the state, rather than in some 
wholly exterior space. (1991: 93)

While Burtons tenure as resident council president required her to negotiate the 
conflicts that arose between the housing authority and tenants due to the regulations 
(inspections, monitoring of quests, house cleaning standards, etc.) that sought to order 
tenants’ lives, she also perceived the council as a heterotopic space and site of resistance. 
Burton was able to effectively respond to the nature of the power she and other public 
housing tenants were confronting. Her ability to shift and exercise a kind of ‘dialectal 
modulation’ (Sandoval 2000) in her activism enabled her to simultaneously use the tenant 
council to provide for the daily needs of tenants as well as organize residents within the 
bureaucratic state structure to call for the seizure of‘state property’ for collective ownership.

Burton also accessed the court system to challenge the One Strike law, taking the 
Tampa Housing Authority all the way to the US Supreme Court. A consummate activist 
and political strategist, Burton understood the far reaching and ubiquitous nature of gov
ernmentality and its use of technologies of discipline at the level of the mundane in indi
viduals’ lives. Burton foreclosed no opportunity to educate, and organize her community 
to confront power in the City of Tampa. Additionally, as a member of the African 
People’s Socialist Party she engaged in direct action by organizing demonstrations to con
front police surveillance, brutality and the occupation of the black community. While 
her political affiliations with black nationalist groups (often read as hetero-patriarchal 
and sexist) may come under the scrutiny and criticism of black and other feminists,
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Burton has effectively marshaled a praxical mobility that has allowed her to challenge 
regimes of governmentality in the various forms in which they present themselves. While 
invoking arms’, apparatuses’ and ‘the State’, Burton is still able to respond to state power 
in such a way that it does not become a sedimented ideology ideology that works to con
ceal power (Mills 2003) but instead operates as a discourse that provides a means for 
understanding and confronting the diffuse and far reaching disciplinary practices of gov
ernmentality that require a flexible praxis. Burton’s political autobiography works to locate 
the often hidden powers of the state in technologies and practices of discipline effectively 
anchoring this investigation of the One Strike eviction and the production of abject black 
female bodies in an analytical framework of governmentality.

The Political Context of One Strike

An examination of federal anticrime policies enacted in the late 1980s, up to the One 
Strike policy in 1996, reveals the imposition of a regime of disciplinary measures that 
seek to control a racialized population. ‘In response to Congressional findings that “crime 
in public housing had reached intolerable proportions”, Congress passed the Public and 
Assisted Housing Drug Elimination Act as part of the Anti-Drug Abuse Act In 1988.’ 
(Saghir 2004: 373). The findings of Congressional studies at the time reinforced the 
perception that ‘drugs and violence plagued public housing and that local law 
enforcement lacked the resources to bring the dangers of these crimes under control’ 
(Saghir 2004: 375). However, some scholars argue that no extensive or reliable research 
has been conducted to sufficiently make the case that crime was any higher in public 
housing than in other communities. Renzetti (2001) who studies federal anticrime 
policies like One Strike states that:

Even though public housing communities are typically thought to be plagued by social 
problems, including high crime rates, there has actually been little research on crime in 
public housing, and although some individual PHAs track crime rates in their 
developments, there are no national statistics on crime in public and assisted housing. 
Much of the research on crime in public housing has focused on housing structure issues 
such as comparisons of crime rates in different types of public housing developments. 
(Fagan et ai. 1998)

It appears that few state level or national studies existed in 1988, 1990 or 1996 that 
could substantiate a causal relationship between public housing as a geographic variable 
and increased crime rates.

As many critics of ‘The War on Drugs’ have suggested, the criminalization (which 
involved a racialization of drug users and dealers as black) of drugs and the representations 
of black communities as drug infested worked to inscribe an indelible image of black 
criminality in the minds of the general public and policy makers. The conceived space — or 
the representation of the space (Lefebvre 1991; Razack 2002: 9) - of the public housing
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complex as black, therefore crime infested, and inevitably a problem continues to inform 
public housing policy. Under regimes of govermentality, particularly within the 
Departments of Housing and Urban Development (HUD) and Health and Human 
Services (DHHS) the black population, particularly at the level of the household (Lewis 
2000; Mitchell 1999) becomes an important site of study, surveillance and regulation. 
Inevitably, the black household becomes a target for a range of disciplinary measures that 
seek to regulate gender relations, parenting, and the daily activity of individuals.

If we examine the evolution of federal anticrime policies beginning with the 1988 
Anti-Drug Act and concluding with the 1996 One Strike policy, we can observe the tendency 
for methods of discipline to expand in their scope and move closer to actual corporeal 
regulation. The 1988 provision of the Anti-Drug Act which applied to public and 
assisted housing ‘required public housing authorities to issue leases that provide for the 
termination of a tenants lease if the tenant, a member of the tenant’s household or guest 
engages in any criminal activity that threatens the peace and enjoyment of the premises 
by other tenants’ (Saghir 2004: 374). In 1990, a further elucidation of the provision in 
the Cranston-Gonzalez National Affordable Housing Act enabled public housing authorities 
(PHAs) to evict tenants for criminal activity (Hellegers 1999; Renzetti 2001). Finally in 
1996, ‘the statutory provisions of One Strike empower PHAs to more closely screen public 
housing applicants for current or prior criminal activity and to evict tenants whose 
behavior, on or republic housing premises, threatens the safety or well-being of other 
public housing residents’ (Renzetti 2001: 686).

Here we see a progression of disciplinary methods that move from the adoption of lan
guage in leases, to the granting of enforcement powers to PHAs, to the direct surveillance 
and screening of tenants to look for and find criminality. By the time we arrive at the One 
Strike policy in 1996, surveillance is happening at multiple levels. Screenings entail exten
sive criminal background checks and the cooperation of multiple bureaucratic structures 
for the cross referencing of criminal records. Constant surveillance of tenants both on and 
off property is accomplished though the deployment of technologies of Panoptical vision 
(Foucault 1977) which Include: security cameras, police helicopters, as well as self
surveillance in the form of tenant informants. Finally the public eviction, which terminates 
the legal contract and expels the body from the property of the housing authority serves a 
normalizing purpose.4 The public eviction is one in a ‘range of tutelary discourses and 
practices aimed at constituting them [tenants] as subjects within governmentality’ (Lewis 
2000: 33). The eviction serves to instruct other (potentially non-complying) public housing 
tenants of their fate if proper self-conduct (see Foucault 1977) is not adhered tod

The Racial Logic of the Welfare State

The fact that One Strike passed under the Housing Opportunity Program Extension Act 
same year as the historic Personal Responsibility and "Work Opportunity 

Reconciliation Act (PRWORA), has led policy analysts and activists to interpret their 
simultaneous emergence as a reflection of an emergent trend of welfare state retrenchment

(1996), in the
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and disciplinary state expansion. The passage of both acts is viewed as ushering in an era 
in which the repressive and redistributive states are beginning to merge. ‘As the disci
plinary state has grown larger and more intertwined, it has crept into social welfare agen
cies. Recent legislation in the areas of income support, healthcare, education, and public 
housing places new exclusions on persons with particular immigrant and criminal status’ 
(Bohrman and Murakawa 2005: 118). While it is certainly the case that the welfare 
and disciplinary states are becoming more and more intertwined; the exclusionary nature 
of the welfare system has been the prevailing norm since its inception.

Initially the 1935 Social Security Act, signifying the beginning of the modern US 
welfare state, operated as an exclusionary system of benefits. Established to meet the 
needs of the deserving poor (white men who could no longer work and white widows 
with children) welfare was initially established as a safety net and income support for 
white citizens. Welfare benefits like social security and unemployment eligibility criteria 
were constituted in a way that served the interests of white men.

In the early stages of the welfare state productive labor was structured to meet the needs 
of industrial society as weli as the political, ideological, and economic interests of White 
men. For example, the provision of Social Security went to working men in mostly 
White, male-dominated industries. Agricultural laborers, private domestic servants, local, 
state and federal government employees and workers in nonprofit, charitable, scientific, 
literary, and educational institutions were ineligible to receive unemployment insurance. 
The end result of these exclusions was that the welfare state was responsive primarily to 
White industrial workers. Social Security and Unemployment Insurance programs were 
discriminatory. A hierarchal order of privilege, which was both raced and gendered, 
constructed and maintained exclusion because most of the workers failing into the 
disqualified categories were White women (except the widows of these qualifying men), 
black men, and black women. (Davis 2006: 37—S)

In addition to the welfare system acting as safety net for white men, it also helped 
organize racial and gender hierarchies in the USA. Davis (2006: 36) states that the welfare 
state has acted as both a safety net and as a system with practices, policies and programs 
that seek to control and organize relations between individuals and the state. In 1962 
when Aid to Dependent Children (ADC) was revised and became Aid to Families with 
Dependent Children (AFDC), black women who were formerly ineligible for benefits 
now qualified for income support along with white women. Prior to this revision, black 
women whose labor was crucial to the Southern economy (Davis 2006: 38) and who 
could not afford not to work were ineligible for ADC. However the change in the regulation 
which permitted women on welfare to do some work while receiving AFDC allowed 
black women to become eligible for benefits.

ADC and AFDC regulations tell us a great deal about the way that gender becomes 
racialized by the US economy. White women (particularly widows, divorcees and those 
estranged from their husbands) were conceived of as mothers first and foremost whose 
primary job was to care for children and maintain the household. In order for white
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women to fulfill this gendered role, ADC was developed (Davis 2006: 38). When it came 
to the construction of black womens gender during this period, they were primarily 
conceived of as workers, who also happened to have children and families.

It was through accessing AFDC that the number of black women receiving benefits 
began to rise (Davis 2006: 36). Organizing on the part of black women in the 1960s at 
the local and national levels through the National Welfare Rights Organization (NWRO) 
opened access for black women to AFDC. Soon 
on AFDC rolls relative to their percentage of the population. The welfare system started 
to be perceived as taking on a different racial character due to the presence of black 
women. It began to be construed as a black space and therefore a polluted space. 
Goldberg (1993) argues that ‘impurity, dirt, disease and pollution’ are metaphors that are 
often invoked when the transgression of classificatory categories has occurred and are also 
forewarners of danger and the breakdown of order’. (1993: 187)

Black women fighting for and gaining eligibility for AFDC (entry into a new classify 
catory category) marks a historic and transgressive moment in which the modern state is 
forced to respond. The welfare system now viewed as polluted becomes the domain of 
black women and a black femininity that is hypersexual and incapable of mothering 
(Collins 2004; Roberts 1997). Though the majority of recipients of welfare in the USA 
are non-black, ‘welfare’ has become a code word for ‘race’:

black became overrepresentedwomen

For decades, the media and politicians have shown pictures of Black mothers when they 
discuss public assistance. Now the link between race and welfare is firmly implanted in 
America’s mind. (Roberts 1997: 111)

With the metonymic association of poor black women and the welfare recipient intact 
coupled with the increased number of black women accessing AFDC (now Temporary 
Assistance for Needy Families or TANF), methods were developed to relinquish the state 
from its accountability to black women.

Collins (2004) provides a historical analysis of the shift that occurred in the racial and 
gender construction of black women by the contemporary welfare state. Within slavery’s 
political economy black women served a dual purpose as free labor and the producers of 
other sources of free labor in their children. This dual role of worker/producer generated 
capital for the patriarchal slave economy (Collins 2004: 132). However, in the post
Emancipation economy, black women were constructed as unfit women and by extension 
unfit mothers. Dorothy Roberts (1997: 11) cites the work of historian Philip A. Bruce 
who explicitly tied Black women’s sexual impurity to their dangerous mothering’ in The 
Plantation Negro as Freeman (1889).

Similarly, in the 1960s when black women entered the AFDC rolls, black women 
were constructed as lazy, non-workers and unfit mothers who bred too many children 
that ultimately needed to be cared for by the public patriarch. Negative images of black 
women proliferated in order to de-legitimize them as recipients (Davis 2006: 4l). 
A two-tiered benefit system was designed to distinguish deserving recipients from 
undeserving recipients.
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For example, the government pays citizens Social Security benefits that are 
unencumbered by behavioral conditions, caseworker investigations, or social stigma. 
Subjects, on the other hand, receive inferior, inadequate, and stigmatizing relief at the 
governments discretion. Poor mothers who receive AFDC, for example, are considered 
unworthy of government assistance; their benefits, set below the poverty level, are 
conditioned on conformance to behavioral rules and submission to government 
inspection. (Roberts 1997: 1577)

By regarding welfare benefits as an undeserved subsidy, the Court allows the state to treat 
recipients as subjects whose behavior may be modified to fit current social policy. 
(Roberts, 1997: 1581)

A raciallzed and gendered logic defined the bifurcated benefits programs. Drawing on 
Linda Gordons (1994) Pitied But Not Entitled, Dorothy Roberts (1996) makes the case 
in Welfare and the Problem of Black Citizenship that black women are treated as subjects 
whose lives are regulated by the disciplinary methods of the welfare system in order to 
qualify for benefits. However, white (male) citizens’ benefits as well as their lives remain 
unregulated and unencumbered. The welfare system renders black women outside of the 
boundaries of social citizenship that grants certain entitlements (Gordon 1994).

Black women and their households come to be viewed as draining state resources, and 
represent a problem for neo-liberal governmentality which seeks to govern (read as 
spend) less. More importantly, black women are constructed as unfit mothers with 
degenerate domestic practices that require state regulation and sanction. The discourse of 
welfare which relied on (and continues to rely on) controlling images (Collins 2004) of 
black motherhood informed the policy decisions that would eventually lead to the passage 
of the PRWORA (1996), also known as Welfare Reform. Lucy Williams’s (1995) dis
course analysis entitled ‘Race, Rat Bites and Unfit Mothers’ analyzes the media represen
tations of black women on welfare that inform policy decisions regarding welfare. 
Williams (1995) investigates the coverage of the Chicago 19.

In 1994, various Chicago media sources broke the story of neglected children in the 
home of a Black woman on welfare. ‘During a drug raid, Chicago police found nineteen 
African American children ‘living In squalor in a filthy, bug-infested apartment, eating 
dog food and sleeping on the floor, barely clothed while an adult male in the apartment 
was alone in a king-size bed’. (Williams 1995: 1164)

The Chicago 19 story received wide media coverage. In the two years leading up to 
the passage of Welfare Reform, the media constructed image of Moynihan’s (US 
Department of Labor 1965) matriarchs and their savage domestic spaces received prime 
time coverage and circulation influencing the American public and policy makers who 
would justify Welfare Reform.

In a neo-liberal era in which the majority6 of Americans believe that welfare rolls have 
been overrun by savage black women and their children, a logic of expulsion becomes the
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imperative in order to relinquish the state of the responsibility to support black women and 
their families. The One Strike law emerges as a legal and spatial practice which can render 
expensive’ black women outside of the bounds of the state and therefore outside of their 
care. With the emergence of the One Strike policy as a disciplinary practice, the welfare 
system no longer needs to rely on the bifurcation of a system of benefits to delineate 
deserving (beneficiaries and citizens) from undeserving (recipients and subjects) to determine 
citizenship. Instead, the One Strike policy can be deployed to expel the undeserving and 
undesirable outside of the realm of the state and the possibility of citizenship altogether.

One Strike and Racial Exclusion

Black women’s relegation to the social space of homeless non-citizen Is created by the 
uneven social relations that create spaces (Blomley 2003: 130) of exclusion. Private property 
as well as ‘state property’ are social spaces that are performed (Blomley 2003) through the 
power to exclude. Policies like One Strike enact Violent evictions’ (Razack 2002: 3) that 
produce evict-able bodies as well as racial and gender hierarchies. Bohrman and Murakawa 
(2005) explain the racial logic employed in the convergence of the welfare and disciplinary 
states that makes legislation like the One Strike possible.

Welfare retrenchment and punishment expansion represent opposite trends in state 
funding, but they rely on the same ideology. This ideology holds that the liberal welfare 
state corrodes personal responsibility, divorces work from reward, and lets crime go 
without punishment; consequently, the lenient welfare regime attracts opportunistic 
immigrants and cultivates criminal values. Women - particularly women of color, 
immigrant women and poor women — are central to these alarmist critiques of the liberal 
welfare regime ... By destroying the welfare state and fortifying the disciplinary state, 
political leaders are indeed reinventing government. In this remaking of big government, 
however, holding the budgetary bottom line is less important than preserving the racial 
and gender lines that structure the US state. (Bohrman and Murakawa 2005: 109)

Bohrman and Murakawa (2005) expose some of the racial logics that inform the 
trends of welfare retrenchment and punishment expansion found in policies like One 
Strike. One Strike at once criminalizes black women and their households and removes 
them from the states care.

I want to return to the political narratives of Connie Burton and other black women 
who have been evicted by the One Strike policy Through these narratives, we can 
observe just how government is being reinvented by the fortification of the disciplinary 
stare and the destruction of the welfare state (Bohrman and Murakawa 2005). Their 
narratives enable us to focus on the fragmentary and sometimes contradictory nature of 
the multiple state agencies that draw internal lines within the network of institutional 
mechanisms through which a certain social and political order is maintained’ (Mitchell 
199T. 90). Connie Burton’s story as well as the stories of other black women evicted
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because of One Strike reveal the workings of the ‘elusive and unstable’ (Mitchell 1991: 90) 
internal boundary of the state that seems to appear, then disappear only to reappear 
again. The logic of the laws undergirding One Strike is based on policing the borders of 
the state. The surveillance and disciplining of undesirables (blacks and immigrants) who 
might be either residing within the state’s boundaries or trespassing/crossing the borders 
of the state organize the logic of eviction laws.

During my own experience as a paralegal for tenants of public housing in the State of 
Delaware, 30% to 35% of the black women clients I represented facing eviction did so 
under criminal activity codes and the One Strike policy. Some of these women faced evic
tion because their sons, who were often not on the lease (often due to being permanently 
banned from the housing authority’s property for some alleged drug related infraction) 
were ‘caught visiting or ‘found to be on’ the premises of their mother’s housing units. 
Upon the housing authority’s discovery of the son or unwanted guest, the mothers of 
these individuals are made responsible for the crime of the sons’ and are evicted under 
the One Strike law. The law states the following

public housing leases must contain a clause staring that ‘any drug-related criminal activity 
on or off [the] premises engaged in by a public housing tenant, any member of the 
tenant’s household, or any guest or other person tinder the tenant’s control, shall be cause 
for termination of tenancy’. (US Supreme Court Case, Tampa v. Burton, 2002)

Since the Rucker case, the Housing Authority has the discretion to hold black women 
like Rucker, Burton, and my former clients responsible for alleged criminal activity that 
their children on their leases were engaged in. The cases I dealt with as a paralegal sought 
to evict black women due to the fact that a previously evicted son was visiting their housing 
unit. Delaware and other states have the authority to evict tenants who open their homes 
to visitors who were previously evicted from public housing under the One Strike law 
(but not exclusively) by using trespassing laws.

The law appears to function with a specific racial and spatial order in mind. The racial 
and spatial orders adhere to a logic that states that anyone (usually a criminalized black 
male) that the state does not want on ‘its’ property is trespassing. In the scenario where 
a banned son visits his mother and is caught, the mother can also be evicted. Black 
women are being evicted from public housing/state property for maintaining a relation
ship with their children who the One Strike policy has criminalized in order to keep 
them outside of the boundaries of the state. By mere association with their children, 
black women are criminalized and removed from the boundaries of the state as well. 
Burton was criminalized and evicted for being the mother of a young black male.

With her son Narada in jail, and Burton permanently banned from public housing 
under the law, Burton had the following to say about her eviction:

Because of the rules of public housing, we are forced to abandon people who find 
themselves in a crisis. People reached out to Gov. Bush when his daughter, Noelle, had 
problems with drugs. (Zucco 2005)
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Because of the rules of public housing and the disciplinary power they create, black 
women are forbidden to support their children who may be in a crisis while white 
parents (who are citizens) are allowed to support their children however they see fit. As 
Connie Burtons statement about Governor Jeb Bush reveals, black households within 
public housing are subject to a moral regulation that white families and families out
side of this system are not. Policy analysts have studied the impact that the One Strike 
policy has had on familial stability and delinquent behavior in young people. ‘Indeed, 
families fulfill a critical role for delinquent youth as a system of emotional support and 
models of appropriate behavior. Disrupting the family unit negatively impacts delin
quent behavior’ (Saghir 2004: 404-5). One Strike can be implicated in the production 
of the ‘bad black mother’ as it makes it impossible for her to parent. State structures 

can use rules and ‘complex systems’ of penalties and surveillance to erect ‘inter
nal boundaries’, which determine who can be inside the black household or family. The 
policy also delineates the internal boundaries of the state and determines who can be 
in the space of the state.

The creation of an internal boundary of the state is produced as much by methods 
of discipline as it is by the dynamism, shifts and processes of multiple agencies (Dean 
1994: 152) whose internal borders are constantly shifting. In order to implement and 
enforce the One Strike law, the internal borders of the welfare system must loosen and 
collapse in order to merge or ‘couple’ (Hagan 1998) with the disciplinary or criminal 
justice system. According to Hagan (1998) the welfare system and criminal justice 
system are all sub-systems of the state with their own borders and internal systems 
that at times ‘couple’ or combine with one another. In order to evict Connie Burton 
under the One Strike policy, the welfare state had to rely on or ‘couple with’ the 
disciplinary state’s criminal courts to access criminal background information and file 
a police report.

like PHAs

The state itself can be conceptualized as a composite of loosely coordinated systems that 
draw on and respond to one another. Such a conceptualization would then open up 
another level of dialogue among feminist scholars, enabling them to explore connections 
among the legal, criminal justice, and welfare systems ... In the last decade, tighter links 
seem to be forming among state apparatuses; transformations in one state sphere appear 
to feed off of and inform changes in other spheres. (Haney 2000: 660)

According to Haney (2000), in the case where links need to be formed with another 
state sphere the boundaries of that system become loose or malleable so that they can 
‘draw on and respond to one another’ (2000: 660). In instances when the welfare system 
needs to access the criminal courts’ files, codes and case law, there is a relaxing of its bor
ders to allow for permeability so it can merge with the criminal justice system. On the 
other hand, when the welfare system seeks to ‘retrench’ or withdraw services from unde
sirables (blacks and immigrants) as Bohrman and Murakawa (2005) explain, the state 
erects and fortifies its internal borders. Hagan provides an example of the latter case, 
when the state or system’s boundaries tighten.
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Hagan posits that its level of looseness can wax and wane over time. In a similar manner, 
in highly politicized settings where particular social groups are targeted, the system’s 
boundaries tend to tighten in an attempt to maximize desired outcomes. (Hagan 1998, 
cited in Haney 2000: 659)

In the case of Connie Burton and other targeted women evicted by One Strike we are 
able to pinpoint and make visible an otherwise ‘elusive’ (Mitchell 1991) aspect of the 
state. By focusing on the range of disciplinary powers operating within the public housing 
system we can observe the moment when disciplinary powers coalesce and create the 
‘state effect’. Rules that regulate familial relations, the coordination and merging (Hagan 
1998; Haney 2000) of multiple state agencies in order to monitor individuals, and 
discourses of criminality (criminal records) which produce the ‘internal boundaries’ (of 
the household and the state) that undesirable subjects are rendered outside of, cohere in 
the One Strike eviction to produce a ‘structural effect’ of a separate and bounded state 
(Mitchell 1991). Mitchell argues that ‘the peculiarity of the state phenomenon, is that at 
the same time as power relations become internal in this way, and by the same methods, 
they now appear to take the novel form of state structures’ (1991: 93).

The ‘structural effect’ of the state comes to be seen as ‘something much more than the 
sum of everyday powers of government that constitute it, appearing as a structure 
containing and giving order and meaning to people’s lives’ (Mitchell 1999: 91). The 
‘structural effect’ also operates as a concealing effect that hides the micro-level processes 
of disciplinary practices and power that maintain the social order. Burton and the women 
that she organized with in Tampa sought to expose the methods of discipline and assertions 
of power happening within and beyond state structures.

Burton Unmaps the One Strike Eviction and the State

During Burtons struggle to overturn her One Strike eviction and work to organize tenants 
to secure collective ownership of Robles Park she surmised that her imminent eviction 
was politically motivated. Burton’s claims and contextualization of her eviction as a political 
attack is not without merit. Historical precedence exists of incidents in which PHAs have 
evicted or did not admit tenants because of their political affiliations and activities. 
Rhonda Williams’s (2004) work on public housing activists in Baltimore gives an historical 
account of the kind of disciplinary measures used by PHAs to control dissent within public 
housing. During the 1950s, ‘tenant applicants had to sign loyalty oaths stating that they 
did not belong to “subversive” organizations listed by the US attorney general’ in order 
to be admitted into public housing (Williams 2004; 138). Before the adoption of the 
standard lease, tenants were subject to retaliatory evictions if their political activity posed 
too much of a threat to the order that PHAs sought to maintain (Williams 2004).

Housing activists are concerned about the abuse of ‘no fault’ evictions like One 
Strike. ‘Of no little concern is the potential for abuse: that housing authorities may target 
“problem tenants”, not of the criminal variety, but activist tenant leaders who embarrass



King: One Strike Evictions, State Space and the Production of Abject Black Female Bodies 59

or cause problems for the agency’ (Hartman and Robinson 2003: 481). Burton was both 
a problem and a source of embarrassment for the Tampa Housing Authority. Burton 
often used the radio show ‘Straight Talk’ as a vehicle to talk about the corruption of the 
housing authority, her own eviction, police brutality, racism and gentrification. More 
significantly, Burton implicated the Tampa Housing Authority in plans to destroy pub
lic housing and allocate public money to private developer Ed Turnechik to build a pri
vate, white upscale development called Civitas (Committee to Promote Racial and 
Social justice at WMNF Pacifica Radio, 2005: 10 February). While gentrification in 
itself is an important racial and spatial project that requires sustained attention, it is 
imperative that we direct our attention to the accusation made by Burton that the 
Tampa Housing Authority colluded with private developers in the plan to destroy the 
Robles Park public housing complex.

This accusation of collusion is significant. It calls for a closer look at the disciplinary 
methods that produce the ‘structural effect’ of a binary order in which the state is a 
bounded and coherent entity that is separate from both society and the economy 
(Mitchell 1999). More importantly as Mitchell prods us to do in his work, we must also 
give attention to why this ‘contemporary concept of the state has become inseparable 
from the fundamental distinction that emerged between state and society’ (1999: 81). In 
order for the corporate sector and the state to join their interests to maintain the capitalist 
order, without inciting public dissent, they must be seen as distinct. A binary ‘effect’ that 
conceals where the ‘porous edges where official practice mixes with the semi-official and 
the latter with the unofficial’ (Mitchell 1999: 81) must be produced and reproduced. 
Separate spheres of a distinct state (Tampa Housing Authority) and a distinct economy 
(private developers) must exist to obscure and abstract the nature of the phenomenon of 
capital (Bendix et al. 1992) as well as maintain the social and political order.

The reality of a state-economy (Tampa Housing Authority and Civitas) merger or 
convergence of interests was the very phenomenon that Connie Burton and the black 
women she organized with were exposing. The state does nor operate as a distinct entity 
that is separate from the economy or society. Burton’s political work to unmask this fiction 
about the state made her body threatening and dangerous to the housing authority. 
Failing to become the ‘docile’ bodies that public housing authorities require black women 
to embody Burton and women like her become targets for disciplinary measures like 
One Strike evictions. The One Strike eviction is among a number of disciplinary and 
political attacks that were made against Burton and the women of Robles Park.

The Tampa Housing Authority made a number of attempts to silence Burton. Prior 
to the 2005 cancellation of her radio segment, Burton reports that the THA offered to 
drop the eviction case against her if she gave up her show (Committee to Promote Racial 
and Social Justice at WMNF Pacifica Radio 2005). Additionally, the THA tried to unseat 
Burton as President of the tenants’ council and undermine the work of the council. 
When attempts to unseat Burton and sabotage the council failed, the THA said that it 
would not recognize any of the elected positions, overturned the results, and disbanded 
the entire residents’ council. The council had to file a class action lawsuit based on 
retaliation (Burning Spear Uhuru Publications, 2003). The THA did all that it could,
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even dismantle its own system in order to suppress the organizing that was emerging 
from its own structure.

Black women like Burton and the women she organized with posed a threat as they 
exposed the reach and limits of state power. The activism of Burton and others illustrate 
how state power is conceptualized and resisted. Chela Sandoval (2000: 62) asserts that 
Third World women must operate with a ‘dialectical modulation’ in order to function 
‘within, yet beyond the demands of dominant ideology’. Deploying their own brand of 
‘dialectical modulation’, Burton and black women at Robles Park were able to both fight 
for tenants’ rights and push for a development plan that would utilize HUD provisions 
to turn public housing over to the collective ownership and management of the residents. 
These political narratives reveal the potential for people to ‘inhabit, exploit and subvert’ 
(Dehli, personal communication, 2008)7 the subject positions and state structures avail
able to them in order to resist domination. These political narratives also provide us with 
alternative mappings of‘the state’ that require a more rigorous engagement with govern- 
mentaiity as an analytic for understanding state power.

Conclusion

In May of 2005, Burton would end up losing her fight with the Tampa Housing 
Authority. While Burton was evicted from her unit, she was still able to lead organizing 
efforts to prevent the destruction of Robles Park Village for private development by 
Civitas. However, for Burton and the black community in Tampa, the work to resist 
gentrification and colonial displacement is an historical and ongoing struggle. While the 
Civitas project failed in 2004, development plans for downtown Tampa still called for 
the relocation of THA property and public housing residents (see Hunter Interests Inc. 
2005). In order to truly understand policies like One Strike as methods of discipline, 
one must situate and contextualize regimes of governmentality within their larger his
torical and socio-political contexts. The One Strike policy is a technology of eviction and 
legalized violence (Blomley 2003) that emerges from a legacy of colonial dispossession 
and racism. The State of Florida and the City of Tampa have a long history of colonial 
dispossession.

Tracing US colonialism and the institution of slavery in Tampa reveals a history of the 
dual processes of native extermination and black enslavement in this region of Florida. 
US colonialism and slavery are/were dual processes of capital accumulation that deter
mined land tenure and land use practices in Tampa. Black struggle in the swamplands of 
Florida took on an explicidy anti-colonial politic due to the expansion of slavery through 
US colonialism in Florida in the 19th century. The legacy of resistance to US colonial
ism, black spatial domination and exploitation continues today in the struggle that 
Burton and other blacks (possibly descendants of ‘Black Seminoles’) wage against the 
One Strike law and gentrification in the City of Tampa. Black women and black people 
living in Tampa’s downtown reside on an urban frontier’ (Beauregard 1986: 16), which 
is unclosed and transferable space (Blomley 2003: 125) open for speculation by private
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developers. As black colonial subjects, once property themselves and therefore ungeo
graphic,8 Burton and blacks in the community are continually displaced through the 
(colonial) process of gentrification.

Naming policies like One Strike as colonial technologies of eviction allows for the 
introduction of some significant analytical interventions. For one, it enables us to his- 
toricize the U.S. as a settler-colonial state that continually accumulates capital 
through projects of native genocide and black containment and exploitation. 
Situating the One Strike eviction in a colonial context also enables us to deploy new 
notions of time when we examine the social relations produced by various social for
mations (colonial, neo-colonial and neo-imperial) over time (Alexander 2006: 190). 
M. Jacqui Alexander has compellingly argued for the deployment of pedagogical and 
analytical frameworks that are palimpsestic (2006: 191). Framing One Strike evic
tions and gentrification in Tampa, Florida as a colonial project works to illustrate how 
colonialism’s multiple projects ... cannot be seen simply in terms of having been past, 
and no longer constitutive of the (post)modern’ (Alexander 2006: 191). Resisting 
ongoing colonial projects requires an unmapping of abstract space (Blomley 2003). In 
abstract space, stories of people and their alternative relationship to and uses of land 
that give meaning to it outside of the logic of private property and wealth accumula
tion cease to exist (Blomley 2003: 129).

Burton and other black women who lived at Robles Park resisted this process of 
dispossession and dehumanization by unmapping the abstract ‘state space’. Burton 
and the black women in Tampa named Robles Park and the city as their home which 
they have a right to live in, raise children in, and own and manage. Burtons political 
narrative ‘calls out’ the One Strike eviction as a technology of discipline9 which seeks 
to racialize, criminalize and remove black women from an urban frontier’ in order to 
perpetuate a racist and colonial order. Political narratives like Burton’s provide us with 
a rich contextualization and theorization of forms of governmentality that compel us 
to continue to develop analytic frameworks and methodologies that rely on a number 
of theoretical traditions and sites of knowledge production from which to theorize 
state formation.
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Notes

From ‘Not in My Projects! Uhuru Movement leads Resistance to the Government’s Attack on the 
African Community’. See: Burning Spear Uhuru Publications (2003).
McKittnck (2006) asserts that black peoples relationship to space calls for the conceptualization of 
alternative geographies that are not often recognizable or visible. Naming black people as geographic 
subjects counters the notion that blacks are over-determined by dispossession and immobility. 
(Personal communication 2008) Kari Dehli encouraged me to think of the ways in which the modes 
of discipline used to create the state effect produced by the One Strike eviction emerge from a racial 
logic targeting specific bodies.
Dehli regards the public nature of the eviction as serving a normalizing purpose, (personal com
munication, 2008)
Dehli suggests that the actual sanction or eviction makes visible the consequences of failure to self- 
regulate or comply with rules and methods of discipline (personal communication, 2008).
Roberts (1997) cites the work of Tom W. Smiths Ethnic Images which refers to a 1990 study that 
reports that 78% of white Americans drought that blacks preferred to live on welfare.
Dehli’s comments on subject position and power within state structures and discourses.
McKittrick (2006) argues that as propercy/slaves, blacks have been historically viewed as immobile, 
dispossessed and therefore ungeographic.
In response to some insightful comments from one of the reviewers I would like to add that it is valuable 
to think of the production of racialized subjects and space as a dialectical process. In tliis article, the 
One Strike as a technology of discipline/eviction and gentrification could be understood as a dialecti
cal process widiin the context of Tampa, Florida. As One Strike laws are enforced and more evictions 
take place, the housing project receives more visibility and notoriety for its crime and degeneracy. It is 
constituted as a slum and targeted for slum clearance (Goldberg 1993: 190). Regenerating or gentri- 
fying forces arc perceived as the solution to purifying the degeneracy and transforming the area into 
a white space. In Tampa, gentrifying forces such as the Civitas project and others produce white spaces. 
Exclusive white spaces make the presence of black people and their ascribed criminality more con
spicuous, through increased surveillance. Through increased surveillance of blacks on and off the pub
lic housing premises, more ‘criminal activity’ is reponed and more One Strike evictions occur. While 
this kind of dialectical relationship between the One Strike policy and gentrification is conceivable for 
the City of Tampa, Florida, it cannot be automatically assumed for other cities. We are cautioned by 
Robert Beauregard in ‘The Chaos and Complexity of Gentrification' that there is not an invariant gen- 
trificarion process (1986: 35). Additionally, Goldberg asserts that the implications of gentrification 
may certainly vary from one city to another (1993: 201).
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ABSTRACT: Why do rates of homelessness differ across metropolitan contexts? Only tentative 
answers to this question are provided by previous investigations due to their reliance on a limited 
range of settings and independent variables. In an effort to be more comprehensive, we use 1990 
Census S-Night data for 335 metropolitan areas to test explanations that stress the local 
housing market, economic conditions, demographic composition, the safety net, climate, and 
community transience as potential determinants of homelessness. Our analysis uncovers support 
for each explanation. However, median rent level has the dominant effect (+) on metro 
homelessness rates, followed by the percentage of single-person households {+). The robustness 
of these findings is demonstrated and their theoretical, methodological, and policy implications 
are considered.

C^bservers of contemporary homelessness in the US often stress the spatial ubiquity of 
the phenomenon, claiming that homeless individuals are present in small towns and rural 
settings as well as cities (First, Rife, & Toomey, 1994; Fitchen, 1992; Vissing, 1996). While 
this assertion is true in a literal sense, available evidence leaves no doubt about the heavy 
urban concentration of homeless people. Data from the 1990 Census S-Night enumeration 
and from the 1995-1996 National Survey of Homeless Assistance Providers and Clients 
(or NSHAPC) suggest that approximately nine out of every 10 homeless Americans live in 
metropolitan areas, with at least 70% in central cities (Burt, Lee, & Valente, 2001; Lee & 
Price-Spratlen, 2002). The urban character of homelessness reflects the geographic dis
tribution of the US population as a whole, including those at-risk groups (e.g., minorities, 
the poor, and single-person households) from which many homeless are drawn. Large

* Direct correspondence to: Barrett A. Lee, Department of Sociology, Pennsylvania State University, 211 Oswald 
Tower, University Park, PA 16802. E-mail: bal6@psu.edu

JOURNAL OF URBAN AFFAIRS, Volume 25, Number 3, pages 335-355. 
Copyright © 2003 Urban Affairs Association 
All rights of reproduction in any form reserved.
ISSN: 0735-2166.

mailto:bal6@psu.edu


336 | JOURNAL OF URBAN AFFAIRS [ Vol. 25/No. 3/2003

urban places also offer more shelters and services than do smaller communities, and they 
are perceived to have better employment opportunities. Because of their advantages, such 
places contain a disproportionate share of homeless people.

We take as our point of departure the fact that the magnitude of the homelessness 
problem varies from one city or metropolis to the next. Obvious differences exist based on 
the sheer number of residents. New York, for example, would be expected to have more 
homeless than New Haven, and the 1990 Census confirms this (34,000 in New York and 
1,400 in New Haven). To gauge the relative incidence of homelessness, however, a 
standardized measure is needed. One that is popular among investigators indicates the 
number of homeless per 10,000 residents at a particular time. Because this rate adjusts for 
population size, it provides estimates of point prevalence that can be meaningfully 
compared across urban units. Previous research relying on some version of the rate has 
documented substantial variation for cities and metropolitan areas (Burt, 1992; Honig & 
Filer, 1993; U.S. Department of Housing and Urban Development, 1984). Moreover, 
the patterns observed align only imperfectly with size. To complete our earlier illus
tration, New Haven’s 1990 homelessness rate (73.4 per 10,000) exceeds New York’s 
(42.5) by over 50%.

The key question we address Is why the scale of the problem differs so much across 
urban contexts. To answer it a structural perspective must be adopted in which home
lessness rates are treated as a function of other attributes of communities. This perspective 
contrasts with individual-level strategies for explaining homelessness. A considerable 
amount of work has examined the reasons that homeless people give for their situation 
(Burt et ah, 2001; Redburn & Buss, 1986; Snow & Anderson, 1993) and the pathways 
that they follow into and out of a homeless state (Culhane & Kuhn, 1998; Dworsky & 
Piliavin, 2000; Shinn et ah, 1998; also see Wong’s 1997 review of earlier studies). The 
primary concern of such individual-level research is with proximal determinants, i.e., those 
immediate events or circumstances that push certain members of the poverty population 
beyond the threshold of shelter security.

On intuitive grounds, a structural approach to homelessness lacks the appeal of an 
approach emphasizing the experiences of individuals. It is not too difficult for most of us 
to see how bad health could lead to the loss of a job, ultimately forcing a person onto the 
streets, or how domestic violence victims from a poor household could be left with 
insufficient resources for establishing a separate (and permanent) residence of their own. 
Scenarios of this kind enjoy a concreteness and familiarity that make them easy to 
comprehend. By comparison, structural antecedents may seem fairly distant or abstract. 
We maintain, however, that they are no less important, in part because they define the 
extent of vulnerability in a community. A strong version of the structural position, which 
we favor, holds that the roots of homelessness are deeply embedded in the local social, 
economic, and institutional fabric. Our position is congruent with theoretical models of 
homelessness that blend the individual and structural perspectives (Koegel, Burnam, & 
Baumohl, 1996; O’Flaherty, 1996; Rossi, 1989; Wolch, Dear, & Akita, 1988). Such models 
acknowledge the role of negative events in selecting particular individuals into a homeless 
state but also note that the number who are at risk of selection depends upon aspects of 
the macro-level context.

In the interurban structural analyses conducted thus far, the contextual features receiv
ing the most attention include local job and housing market conditions, the representation 
of disadvantaged groups, and the adequacy of welfare benefits and mental health pro
grams (Bohanon, 1991; Burt, 1992; Elliott & Krivo, 1991; Honig & Filer, 1993; Tucker, 
1990). Because specific indicators differ by study, the results are a rather mixed bag. The



neglect of entire categories of predictors in some studies further complicates the picture. 
Greater consistency is apparent with regard to the dependent variable: most investigators 
taking a structural approach have relied on a U.S. Department of Housing and Urban 
Development (1984) survey of 60 metropolitan areas for their homelessness rates. How
ever, the numerator data incorporated in the rates come from informant judgments rather 
than from actual counts and must, therefore, be viewed with caution (a detailed critique of 
HUD’s methodology can be found in Appelbaum, 1990). The rates suffer from temporal 
and coverage limitations as well. Now nearly two decades old, the data do not allow 
exploration of the prevalence of homelessness in the roughly 275 metro areas omitted from 
the original HUD sample.

Our objective is to provide a more comprehensive analysis of the structural determin
ants of homelessness than has been attempted to date. We improve upon previous 
inquiries in three ways: 1) expanding the sample of urban contexts, 2) mining a more 
recent data source, and 3) broadening the range of independent variables. Our sample 
consists of all 335 US metropolitan areas recognized in the 1990 Census. Homelessness 
rates are constructed for these areas with information from the Census Bureau’s S-Night 
enumeration. After evaluating the credibility of these rates, we briefly demonstrate 
their variation and then regress them on sets of predictors intended to capture 
different explanations of homelessness. The article concludes with an assessment of 
our findings and a discussion of their theoretical, methodological, and policy implica
tions.

| Homelessness in Metropolitan Areas \ 337

EXPLANATIONS

Underlying our research is the premise that, according to Elliott and Krivo (1991), 
“unfavorable structural conditions are necessary precursors to widespread homelessness” 
at the metropolitan level (p. 14). What has yet to be determined is which conditions matter 
most and in which settings. Many scholars have sidestepped this issue, giving roughly 
equal weight to a variety of factors that they weave together in an interpretation of 
homelessness for the US as a whole. For analytic purposes we prefer to keep these factors 
separate. Our review of the literature identifies four major structural explanations that can 
be used to account for differences in the prevalence of homelessness across metropolitan 
areas circa 1990. We add to the list two other explanations that emerge from street-level 
insights of advocates, service providers, and policy makers. Each explanation is summar
ized and relevant hypotheses are derived from it.

Housing Market

Proponents of the housing market explanation attribute homelessness to a decline in the 
availability of affordable units (Burt, 1992; Ringheim, 1990; Wright & Lam, 1987; for a 
contrary argument, see Main, 1996). During recent decades, several forces have converged 
to limit the housing options open to low-income renters. Price inflation throughout the 
market has made the transition to home ownership more difficult and thus has increased 
competition for rental units, pushing such units beyond the means of poor households. 
Other units have been lost via conversion, abandonment, demolition, and arson. Urban 
renewal and gentrification have taken a heavy toll on the stock of single-room occupancy 
(SRO) housing that was once plentiful in the urban core (Hoch & Slayton, 1989; Jencks, 
1994; Kasinitz, 1984). From a supply-side perspective, diminished profit potential 
has slowed the construction of new low-cost units as well. Together, these forces are



338 | JOURNAL OF URBAN AFFAIRS | Vol. 25/No. 3/2003

deemed responsible for creating a tight, expensive market in which the poor, faced with 
rising rent burdens and decreasing ownership opportunities, struggle to keep a roof over 
their heads.

On the assumption that access to affordable housing is not restricted to the same degree 
everywhere, we expect metropolitan homelessness rates to be affected positively by rent 
levels but negatively by home ownership and vacancy rates.

Economic Conditions

Another popular explanation of homelessness stresses the peculiar economic conditions 
in the US that have resulted from globalization, deindustrialization, restructuring, tech
nological change, and similar trends (Blau, 1992; Hardin, 1996; Timmer, Eitzen, & Talley, 
1994). in metropolitan areas hit hardest by these trends, stable, decent-paying jobs 
(especially of the sort once common in manufacturing) have diminished in number, and 
local unemployment tends to be relatively high even when overall economic prosperity 
(such as occurred during the 1990s) manages to keep the national unemployment rate in 
check. Those residents with modest levels of human capital who are still able to find work 
often wind up in unskilled, temporary, or part-time positions in the service sector (Law & 
Wolch, 1991). The combination of unemployment and fragile service employment holds 
down earnings, putting more people in jeopardy of deep, chronic poverty. After they enter 
that state, the range of problems experienced, from domestic violence and substance abuse 
to social isolation, is thought to further heighten their vulnerability to homelessness 
(Wright, Rubin, & Devine, 1998). Consistent with this reasoning, the extent of unemploy
ment, low-wage employment, and extreme poverty should each have a positive impact on 
the homelessness rate across metro areas.

Demographic Composition

Several aspects of demographic composition have been used in different ways to 
account for homelessness. Given the overrepresentation of African Americans among 
homeless persons (Burt et al., 2001; Culhane & Metraux, 1999), a metro area’s black 
population can be considered an at-risk group. Compared with whites, blacks are more 
likely to encounter housing discrimination, to suffer skill and locational mismatches in the 
job market, and to have weakened family supports, each of which increases their suscep
tibility to homelessness (Culhane, Chang-Moo, & Wachter, 1996; Hopper & Milburn 1996; 
Rosenheck, Bassuk, & Salomon, 1999; Roth, Toomey, & First, 1992), A similar logic of 
disadvantage applies to single-person households. These individuals lack the protection 
offered by a second wage earner when crises arise, and factors that may originally select 
certain people into single status-youthfulness or old age, pre-existing personal problems- 
can threaten their shelter security (Burt, 1992; Jencks, 1994).

Because of their rapidly growing numbers, single-person households could also influ
ence the level of homelessness by increasing competition for affordable housing. So might 
two other demographic groups-baby boomers and Hispanics. Although cohort size has 
undoubtedly depressed some boomers’weil-being along economic and other lines, produ
cing what Wright and his colleagues (1998) term “yuffies” (young urban failures), the 
maturation of the baby boom generation is believed to have intensified pressures on all 
segments of the housing market. In parallel fashion, the presence of a large Hispanic 
population may signify escalating demand associated with post-1965 immigration streams. 
However, based on their proportional representation, Hispanics do not seem particularly



vulnerable to homelessness as a group (Burt et al., 2001; Culhane & Metraux, 1999). 
According to Baker (1996), they are more inclined than African Americans to use 
doubling-up and other non-traditional housing arrangements to stay off the streets (also 
see Rosenheck et ah, 1999).

With respect to demographic composition, the greater the proportion of African Ameri
cans, one-person households, and baby boomers in a metropolitan area, the higher the 
homelessness rate is predicted to be. Our prediction regarding Hispanics remains indeter- 
minate-a positive, negative, or null effect is plausible.
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Safety Net

Many experts view the magnitude of homelessness in 1990 as a function of the size of 
the social safety net, which contracted (or continued to contract) during the Reagan era of 
the 1980s (Blau, 1992; Koegel, Burnam, & Baumohl, 1996). Across a wide range of 
programs, eligibility criteria became increasingly restrictive and benefits shrank. However, 
the changes must be judged incremental when compared to the dramatic reforms set in 
motion by the Personal Responsibility and Work Opportunity Act (PRWORA) of 1996 
(Lichter & Crowley, 2002; Weaver, 2000). Aid to Families with Dependent Children 
(AFDC), a federal entitlement administered by the states, was heavily impacted prior to 
its PRWORA-induced abolition. Local public assistance programs lost ground during the 
1980s as well, reducing the purchasing power of the many single individuals who failed to 
qualify for federal forms of income support (Greenberg & Baumohl, 1996). These cut
backs put an added burden on Social Security as the primary strand in the safety net 
responsible for keeping people from slipping into poverty and for lifting them out (Burt, 
1992). Central to our research is the fact that by 1990 the proportion of persons covered 
by Social Security and public assistance varied substantially from place to place, as did the 
magnitude of AFDC payments. We predict negative relationships in both cases: the more 
extensive the coverage and the higher the payments, the lower the metropolitan home
lessness rate.

Another aspect of the safety net explanation concerns the care of the mentally ill in the 
wake of the deinstitutionalization movement. The total population of patients in state 
mental hospitals declined from 560,000 in 1955 to just over 100,000 by 1989 (Federal Task 
Force on Homelessness and Severe Mental Illness, 1992). Scholars have attributed this 
trend to changing theories about treatment, expanded patients’ rights, advances in drug 
therapy, and budgetary constraints (Blau, 1992; Jencks, 1994; National Institute of 
Mental Health, 1989). The effect of deinstitutionalization on the level of homelessness 
cannot be determined with any precision given the methodological difficulties involved. A 
more appropriate issue, in our opinion, has to do with the availability of community- 
based residential care and outpatient services for mentally ill persons whose counterparts 
in the past were hospitalized. Once again, there is marked geographic variation in the 
extent to which local jurisdictions are able to provide these alternative types of treatment 
to members of at-risk groups. In particular, the amount that a state government invests in 
mental health programs can be hypothesized to negatively affect the homelessness rates of 
the metro areas within its borders.

Climate

The role played by climate in attracting or repelling homeless individuals has been the 
source of much speculation but little systematic research. As the ethnographic work of



Snow and Anderson (1993) suggests, some of the subsistence strategies that the homeless 
employ-sleeping outdoors, panhandling, engaging in scavenging and casual labor-are 
clearly weather-dependent. This may help account for the large numbers of homeless 
migrants reported in Los Angeles, Las Vegas, Jacksonville, and other sunny locations 
(Stefl, 1987; Timmer & Knottnerus, 1989). In a similar vein, local government officials 
across the Sunbelt often contend that the warm climate draws outsiders to their cities, 
unfairly increasing their service burdens. But because the homeless are so fully exposed to 
the elements, we suspect that too much heat can be just as much of a deterrent as too 
much cold. Piecing together our own climate explanation, we predict that homelessness 
rates will be higher in more temperate metropolitan areas that avoid the extremes of 
summer and winter weather. The rates should also be negatively influenced by precipita
tion levels, given the difficulty of surviving on the streets during lengthy periods of rain 
or snow.
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Transience

Places vary not only in climate but also in the transience of their populations. How 
unsettled an area is depends on the overall pace of its growth, net migration, intraurban 
movement, and the like. While such demographic dynamics are themselves driven by a 
variety of forces-the vitality of the local economy, new housing construction activity, the 
area’s popularity as a destination for immigrants (Wolch & Dear, 1993)-they all impact 
the residential mobility rate. Places with high rates of mobility tend to be competitive, thus 
increasing the vulnerability of less successful people. Transience can also be fueled by 
temporary ebbs and flows of tourists, migrant laborers, students, and persons just passing 
through, some of whom become stranded or experience periods of homelessness (Morrow- 
Jones & van Vliet, 1989; Stefl, 1987; Timmer & Knottnerus, 1989). All else equal, the 
accessibility of a community via affordable means of transportation should influence the 
volume of these temporary streams. We, therefore, predict that the higher the mobility 
rate of a metropolis and the better the transportation access to it, the greater will be its 
homelessness rate.

Although much of the work devoted to the six explanations, and especially to the first 
four, has focused on the rise of the post-1980 new homelessness at the national level, the 
explanations apply at the local level as well. This point is confirmed by the metropolitan 
structural inquiries conducted thus far. As noted earlier, most of these studies utilize the 
1984 HUD data on 60 metro areas for their homelessness rates and the 1980 Census for 
most of their independent variables. Despite differences in operational details, they gen
erally find support for multiple explanations. Elliott and Krivo (1991), for example, show 
that homelessness is affected negatively by the availability of affordable rental units 
(consistent with what we refer to as the housing market explanation) and investments in 
mental health care (in line with the safety net perspective) but positively by the representa
tion of African Americans (demographic composition). Other predictors emerging as 
significant in the HUD-based studies include the housing vacancy rate (—), rent control 
(+), unemployment (+), job growth (—), average household size (+), AFDC benefit levels 
(—), state mental hospital caseload (—), mean temperature (+), and community popula
tion change (+) (Appelbaum, Dolny, Dreier, & Gilderbloom, 1991; Bohanon, 1991; Honig 
& Filer, 1993; Redburn & Buss, 1986; Tucker, 1990).

Only a couple of structural investigations do not rely on the HUD data. Culhane et al. 
(1996) have conducted a rare intraurban study, identifying characteristics of Philadelphia



and New York neighborhoods (census tracts) that are associated with an overrepresentation 
of families admitted to homeless shelters. More relevant for our purposes is Burt’s (1992) 
analysis of homelessness rates for 147 central cities with populations of 100,000 or more. 
These rates, pertaining to 1989, have the advantage of being more recent. (Burt also 
reports rates for 1981, 1983, and 1986.) However, their numerators treat shelter beds as 
a surrogate for the actual number of homeless people. Regressing the shelter bed rates 
(beds per 10,000 residents) on a wide range of potential antecedents, Burt finds that the 
rates increase with the local unemployment level and with the percentage of single-person 
households in a community. Contrary to expectations, her measure of the intensity of the 
affordable housing shortage has a negative impact on homelessness, and the size of the 
maximum public assistance benefit exerts a positive effect. The sign for the housing 
shortage measure is surprising in light of the broad support that closely related predictors 
have received in the literature. In our opinion, though, the deficiencies noted with existing 
studies render premature any definitive conclusions about the key structural determinants 
of homelessness in metropolitan areas.
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DATA

Our own effort to advance the structural line of research relies heavily on the much 
publicized S-Night operation undertaken during the 1990 Census (for a fuller methodo
logical treatment, see Taeuber & Siegel, 1991). On S-Night, Census Bureau employees 
attempted a nationwide count of the homeless population as part of a larger initiative to 
improve the coverage of underrepresented groups. The design of the count was two
pronged: 1) homeless people in shelters were enumerated on March 20 between 6 p.m. 
and midnight; 2) those in street locations were enumerated on March 21 between 2 a.m. 
and 4 a.m. Prior to S-Night, census staff compiled a master list of shelter and street sites 
from administrative records and through contacts with local experts (government officials, 
service providers, advocacy groups, etc.). Afterwards a mop-up phase was conducted to 
include any shelters that had been missed. Taken together, the shelter and street compon
ents suggest a 1990 national homeless population of roughly 230,000, with over 93% of 
that total located in metropolitan areas.

Unlike previous multi-site studies, the S-Night data are based ou direct observation 
rather than on informant opinion and are available for all census-defined metro areas, not 
just a small subset. Nevertheless, S-Night has been heavily criticized. The furor began 
beforehand when advocates, fearing the consequences of a low count, proposed a boycott 
of the operation. Though the boycott failed to materialize, subsequent allegations about 
deficiencies in coverage have limited the use of S-Night results for both programmatic and 
scholarly purposes. Of greatest concern to us are criticisms that have some empirical basis. 
Independent evaluations in Chicago (Eden, 1992), Los Angeles (Cousineau & Ward, 
1992), New Orleans (Devine & Wright, 1992), New York (Hopper, 1992a, 1992b), and 
Phoenix (Stark, 1992), performed under contract to the Census Bureau, indicate that the 
shelter counts were fairly complete, thanks in part to a high level of local cooperation. Of 
the 1,300 municipalities throughout the US with populations of 50,000 or more, all but 19 
provided census staff with lists of shelters and other sites prior to S-Night (U.S. General 
Accounting Office, 1991).

The most serious problems occurred with the street portion of the enumeration. Obser
vers were positioned in a sample of predesignated street sites in the five evaluation cities to 
monitor enumerator performance. At some sites enumerators violated procedural



guidelines by arriving late or leaving early, remaining in their cars (particularly if the site 
looked dangerous), not interviewing Hispanics (due to a lack of Spanish language 
fluency), or being selective in which persons they approached. At other sites, they failed 
to appear altogether, either because their workload caused them to run out of time or 
because the site was hard to find. Such problems led Martin (1992) to conclude that the 
“street enumeration was not carried out in a comparable, standardized way in the district 
offices in the assessment” (p. 436). The fact that site lists were prepared well in advance of 
S-Night and were often based on homeless occupancy during the day rather than the 
evening further complicated enumerators’ jobs, yielding numerous dead ends on S-Night. 
Moreover, the existence of “uncountables’-homeless individuals who spent S-Night in 
locations beyond the intended reach of the enumeration-increased worries about a gross 
underestimate of the size of the street population (Wright & Devine, 1995).

Because of the difficulties involved in any attempt to count homeless people, the 
S-Night data cannot be considered flawless, but neither should they be dismissed out of 
hand. In a separate paper (Lee & Price-Spratlen, 2002), we offer an extensive justification 
for taking these data seriously. Our argument rests on the following points:

1. By S-Night in 1990, the number of people on the streets had decreased dramatically 
in response to the expansion of shelter capacity, making them easier to count (Burt, 
1992; Jencks, 1994).

2. The winter weather on S-Night may have assisted census enumerators by pushing a 
higher percentage of homeless persons than normal to indoor shelters (Taeuber & 
Siegel, 1991).

3. In spite of their shortcomings, the enumerators responsible for the street count 
visited a majority of the sites assigned to them and produced tallies significantly 
correlated with those of the independent observers (Martin, 1992).

4. Certain aspects of the S-Night operation, such as the automatic classification of 
everyone observed in a predesignated street site as homeless and the potential 
double-counting of those who changed locations while the enumerators were in the 
field, may have served to artificially inflate rather than deflate the street estimates.

Several types of empirical comparisons enhance the credibility of our argument. For 
instance, when juxtaposed with estimates from rigorous local studies in Chicago (Rossi, 
1989), Los Angeles (Koegel, Burnam, & Morton, 1996), Nashville (Lee, 1991), Washington, 
DC (Robinson, 1985), and elsewhere, the S-Night figures usually seem reasonable, 
and they deviate on the high side as well as the low. In a preliminary analysis, 
we attempted a similar comparison on a grander scale. Central-city homelessness 
rales (shelter beds per 10,000 residents) for 1989 were obtained from Burt (1992) 
and paired with corresponding 1990 Census rates that use homeless persons instead of 
beds in the numerator. The resulting correlation across the 147 cities in Burt’s sample equals
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.80.
Public perceptions also align as expected with the S-Night data. Appending these data 

to individual records from a national survey of attitudes toward the homeless (Link et al., 
1995), we find significant positive correlations between the homelessness rate in the 
respondents’ area of residence and their judgment of the magnitude of the problem locally 
(r = .20), the frequency with which they see homeless people during a typical week 
(r=.33), and the frequency with which they see homeless people in their neighborhood 
(r=.20). Finally, Garfmkel and Piliavin (1994) have employed multivariate regression 
techniques to examine differences in street-to-shelter ratios from a variety of studies 
conducted throughout the 1980 to 1990 period. They find no evidence that S-Night



estimates systematically understate the extent of street homelessness relative to estimates 
from other sources.

These comparisons suggest that the data from S-Night are free of consistent bias and 
may rank-order metropolitan areas in a fairly accurate manner. However, we should 
emphasize the nature of that ranking. The census information ideally provides a snapshot 
or, in more technical terms, an estimate of the point prevalence of literal homelessness: the 
number of persons at a particular time who lack a permanent residence of their own. The 
crucial issue is that any type of point estimate will understate the impact that frequent 
entries into and exits from the population have on the prevalence of homelessness over a 
longer period. Thus low point estimates are not necessarily inconsistent with much higher 
period prevalences. If the work of Culhane, Dejowski, Ibanez, Needham, and Macchia 
(1994) and Metraux et al. (2001) on the annual incidence of homelessness in New York, 
Philadelphia, Washington, DC, Columbus, and other places can be taken as a guide, a 
one-day count may translate into two-and-a-half to 10 times that many homeless during 
the course of a year. The numbers become more striking when calculated on a five-year or 
lifetime basis (Link et al., 1995).

Readers should keep in mind that the S-Night data tap only the most accessible 
members of the literal homeless group, best described as visibly homeless. People who 
were staying with friends or relatives or who were otherwise hidden from view went 
undetected. People homeless for brief durations, though a major portion of the target 
population over an extended period, were also at lower risk of being enumerated by cross
sectional census procedures. The 1990 S-Night count thus disproportionately represents 
those who experience homelessness on a long-term basis, face the gravest problems, and 
consume the most resources.

Our decision to use 1990 data was motivated by Census Bureau restrictions placed on 
the 2000 data. During the most recent census, a service-based enumeration similar to 
S-Night was conducted over a three-day period. From March 27 to March 29, 2000, 
homeless people, or more precisely, people without conventional housing, were counted 
at emergency and transitional shelters, at soup kitchens and mobile food programs, and at 
predesignated outdoor sites (Smith & Smith, 2001). Because of coverage and data quality 
concerns, Bureau officials elected not to combine the components of the service-based 
enumeration in a single report or file. Instead, only the shelter results are available and 
only for geographic units with at least 100 persons in shelters. Persons counted at soup 
kitchens or outdoor sites are contained in the “other non-institutional group quarters” 
category and cannot be broken out separately. What these restrictions mean is that the 
2000 Census falls short of its 1990 predecessor in both the number of metropolitan areas 
and number of segments of the homeless population discernible in tabulations released to 
the public.
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Measures

We construct our principal dependent variable, the 1990 metro area homelessness rate 
(number of homeless people per 10,000 general population), from S-Night data. The 
regular version of that variable is described in the top row of Table 1; some adjustments 
are introduced later. The remainder of the table defines the multiple measures used to 
capture each of the six explanations of homelessness. Housing market influences are 
examined with metro-specific data on median rent level (the effect of which we previously 
hypothesized to be positive) and home ownership (—) and vacancy (—) rates. Economic
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TABLE 1

Description of Variables

Standard 
Mean DeviationDescriptionExplanationA/ariable

Homelessness Rate

Housing Market:
Rent Level 
Home ownership 
Vacancy rate

Economic Conditions: 
Unemployment rate 
Low-wage jobs 
Extreme poverty

Demographic Composition: 
Blacks 
Hispanics 
Baby boomers 
1-person households

Safety Net:
PA recipients 
SS recipients'3 
AFDC payment13 
MH expenditures'3

Climate:
Temperature rangeb 
Precipitation13

Transience:
Mobility rate 
Trarssport access®

Homeless persons per 10,000 residents 7.9 7.0

Median contract rent ($} for renter-occupied units 
% of all occupied housing units with owner occupant 
% of all housing units vacant

350.9 107.8
64.9 6.6

8.6 4.4

% of civilian labor force unemployed 
% of employed persons 16+ in service and unskilled jobs 
% of all persons with incomes <50% of poverty level

6.3 f .8
19.9 3.3
5.7 2.6

% black in total population 
% Hispanic in total population 
% of persons 25-44 in total population 
% of all occupied housing units with single occupant

9.6 9.4
7.3 12.8

32.1 2.5
24,0 2.7

% of all households receiving public assistance income 
% of all persons receiving Social Security benefits 
Mean monthly AFDC payment ($) per recipient, for state 
Per capita mental health expenditures ($) for state, 1986

7.1 2.6
15.7 5.2

122.7 51.3
75.1 32.0

July average maxium minus January average minimum (F°) 
Average annual precipitation (inches)

61.4 11.0
36.8 13.2

% of persons 5+ living in different house than in 1985 
N of interstates, US routes, and railroads serving area

48.0 7.7
8.1 4.6

Note. Source is 1990 U.S. Census unless otherwise noted.
®Slater and Hall (1992). bU.S. Department of Health and Human Services (1992).
°U.S. Department of Health and Human Services (1990). dRand McNally (1990a, 1990b).

conditions are tapped by the unemployment rate (+), the percentage of persons in low- 
wage service and unskilled jobs (+), and the incidence of extreme poverty (+). Potential 
demographic determinants of homelessness include the representation of blacks (+) and 
Hispanics (+ or -), the size of the local baby boom cohort (+), and the percentage of one- 
person households (+). All of these measures are drawn from the 1990 Census.

The variables reflecting the three other explanations of homelessness come from varied 
sources. With regard to the safety net explanation, the percentage of households receiving public 
assistance income (—) is based on the 1990 Census, but the percentage of persons receiving Social 
Security benefits (—) was obtained from a county-city data compendium (Slater & Hall, 1992) 
and the mean AFDC payment (—) and per capita mental health expenditure (—) measures from 
special HHS reports (U.S. Department of Health and Human Services, 1990, 1992). The Slater 
and Hall compendium also provides information for our two climate variables, the July-January 
temperature range (—) and the average annual precipitation (—) in the central city of each 
metropolitan area. Finally, to test the transience explanation we use a conventional census 
measure of 1985 to 1990 geographic mobility (+), complemented by a transportation access 
index (+) that sums the number of interstate freeways, US highway routes, and railroad lines 
serving each metropolis (Rand McNally, 1990a, 1990b).



The means and standard deviations in Table 1 were calculated in unweighted fashion 
across the 335 metropolitan areas (including both stand-alone areas and primary areas 
decomposed from larger consolidated units) that are available in 1990 Census data files 
and that constitute the cases in our study. Nearly 193 million people, 77.5% of the total 
US population, resided in these metro areas as of 1990. We focus on such areas rather 
than central cities for two reasons. First, many of our independent variables are most 
appropriately conceptualized as operating within metro-wide housing and labor markets 
(e.g., rent level and unemployment and mobility rates), as referring to phenomena not well 
contained by political jurisdictions (demographic composition), or as measuring relatively 
constant aspects of the larger setting (climate, transportation access). Second, both 
NSHAPC and S-Night data show that roughly one fifth of all metropolitan homeless 
nationally are located outside central cities, especially in the more densely settled suburbs 
(Burt et al., 2001). Hence our choice of cases yields a more complete picture of home
lessness and its determinants than would be possible with city-specific data.

For ease of interpretation, descriptive statistics on all variables are presented in raw 
form in Table 1. Distributional properties of several of the variables lead us to employ 
logged versions of the homelessness rate and 10 of the predictors in later regression 
analyses. Though the predictors fail to satisfy the assumption of statistical independence 
underlying regression, they do not display the excessive degree of collinearity that plagues 
much aggregate-level research in which metro areas or other spatial units are featured. The 
mean zero-order correlation among the 18 predictors barely reaches .22 in absolute value, 
and the mean correlation among the predictors associated with each explanation exceeds 
.30 only for the measures of economic conditions (mean r = .45). Across all 153 correl
ations involving the independent variables, the shared variance tops 50% just once; the 
percentage of households on public assistance is strongly and positively related to the 
unemployment rate (r —.76) at the metropolitan level.
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RESULTS

Rates for Metro Areas

Our first objective is to establish that the metropolitan homelessness rates based on the 
1990 Census actually vary to a non-trivial degree. Toward that end, Table 2 breaks the 
rates down by regional location and metro population size. We define a population of one 
million or more as “large,” 250,000 through 999,999 as “medium,” and less than 250,000 
as “small.” On average, the rates are highest for western metro areas, followed by those in 
the Northeast. This rank order holds for each size class with one exception: small mid
western metropolises exhibit a slightly higher mean than their small northeastern counter
parts. The ranges are also greater in the West and the Northeast. Differences between San 
Francisco and Provo (a gap of 42.7 homeless per 10,000) and Orange County, NY and 
Sharon, PA (a gap of 50.6) far exceed the extremes found in the South or the Midwest.

San Francisco is not the only familiar place among the metro areas with relatively high 
rates. In the large size class, New York, Chicago, and Washington, DC (well known for 
their homelessness problems) rank at the top of their respective regions. Perhaps more 
interesting, however, are the areas that constitute surprises. Orange County, NY, has the 
highest rate of all, a fact due to the presence of Camp LaGuardia, a farm-style shelter 
facility to which New York City’s homeless residents have been shipped regularly since the 
Depression (Hernandez, 1994). Table 2 reveals further that Rapid City, SD, and San 
Angelo, TX, surpass Chicago and Washington in the point prevalence of homelessness,
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TABLE 2

Homelessness Rate by Regional Location and Population Size of Metro Area

Standard
Region/Size Mean Deviation

Number of 
Metro AreasHighest Rate/City Lowest Rate/City

Northeast:
Large
Medium
Small

Midwest:
Large
Medium
Small

South:
Large
Medium
Small

West:
Large
Medium
Small

3.7 Rochester, NY 
2.5 Pawtucket, Rl 

.2 Sharon, PA

12.7 42.5 New York, NY
50.8 Orange Co., NY
15.9 Brockton, MA

12.5 9
11.5 10.0 29

4.26.2 30

12.0 Chicago, IL 
12.0 Rockford, IL 
21.3 Rapid City, SD

4.0 Cleveland, OH 
1.4 Lake County, IL 

.9 Eau Claire, Wl

6.3 2.5 10
5.0 2.9 26
6.8 5.0 49

5.5 Norfolk, VAa 
2.2 McAllen, TXb 

.3 Laredo, IX

17.5 Washington, DC 
15.1 Ft. Pierce, FL
24.5 San Angelo, TX

8.8 3.0 14
3.06.0 44

4,9 654.8

8.0 Anaheim, CAC 
2.8 Provo, UT
3.1 Olympia, WA

45.5 San Francisco, CA
25.5 Reno, NV 
41.7 Redding, CA

17.0 11.6 13
6.112.3 21

12.4 9.7 25

Note. Regions are defined by US Census categories. Size: Large metro area > 1,000,000 population in 1990; 
medium =250,000-999,000; small < 250,000.
“Norfolk includes Virginia Beach and Newport News. bMcAI!en includes Edinburg and Mission.
“Anaheim includes Santa Ana.

and Redding, CA, approaches its better-known neighbor, San Francisco, 200 miles to the 
south. In addition to small metro areas having high rates, large areas can have low ones. 
Cleveland and Rochester, NY, offer the most obvious illustrations of this possibility in the table.

One conclusion we draw from these descriptive results is that homelessness should not 
be regarded as a simple function of metropolitan population size. We realize such a view 
challenges popular thinking about the concentration of the homeless in the biggest cities. 
But while the means in Table 2 underscore the desirability of considering metro size, given 
the tendency for the homelessness rate to increase with size, the magnitude of the relation
ship must be judged moderate when estimated with ungrouped data (r — .27). Put another 
way, metro size leaves unexplained the vast majority of variance in the homelessness rate, 
raising the question of which factors might account for it.

Understanding Intermetropolitan Variation

We use ordinary least squares regression to assess the relative importance of the six 
explanations summarized earlier. In the full equation of Table 3 the logged 1990 home
lessness rate is regressed on the housing market, economic conditions, demographic 
composition, safety net, climate, and transience measures. We also enter the inverse of 
metro area population size in the equation. This term, labeled “ 1/population” in the table, 
acts as a control for size though it serves another, equally critical purpose: Firebaugh and 
Gibbs (1985) argue that it offers one solution to the ratio variables problem. Specifically, 
it corrects for the kind of dependency that arises when variables on both sides of an 
equation have the same denominator. Most of the variables in our analysis are rates or 
percentages with population size (or a size surrogate) in common.
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TABLE 3

Regression of Homelessness Rate on Independent Variables

Full Equation Reduced Equation

Variable b B b B

Rent Level®
Home ownership 
Vacancy rate

Unemployment rate 
Low-wage jobs® 
Extreme poverty®

Blacks®
Hispanics®
Baby boomers 
1-person households

PA recipients®
SS receipients® 
AFDC payment13 
MH expenditures

Temperature range 
Precipitation

Mobility rate 
Transport access®

1/population® 
Intercept 
Adjusted Ra

1.395***1.440 .437 .472
.003 -.027

ab .000.888
a -.047 -.016

.141 .532.716 .105
-.047 .024

.045 -.071
.098.061

.018 .056

.083’ .272 .084’ .278

.348 .147 .279* .118

.036 .013
-.907
-.039

-.056
-.016a

.002 .021
-.005 -.009*'

.012*

-.077 .149

.008 .075 .114

.111 .081

-23.741
-11.821

.099 -31.651*
-10.595

.132

.354.342

Note. “Expressed in logarithmic form. bMove decimal point for b three places to left. 
“Move decimal poim for b three places to right.
*p<-05. **p<.01. ***p<.001.

The regression results for the full equation show that two predictors have significant 
impacts in the hypothesized direction. Consistent with the housing market explanation, 
high rents boost homelessness, presumably by putting more residents in a competitive and 
hence precarious situation. In a similar vein, the greater the representation of single
person households in a metropolis, the greater the homelessness rate of that metropolis. 
As noted previously, we see this demographic variable as tapping both the size of the local 
at-risk population and the intensity of housing demand. One measure of economic con
ditions deserves mention as well: a concentration of workers in low-wage jobs affects 
homelessness in a positive, nearly significant manner.

For the sake of parsimony, the full equation has been reduced in backwards stepwise 
fashion to its most influential predictors, which are presented in the right half of Table 3. 
The largest standardized coefficients again belong to rent level (B = .47) and the propor
tion of one-person households (B =.28), which represent the housing market and demo
graphic composition models respectively. However, each of the four remaining 
explanations also places a predictor in the reduced equation. In metro areas with many 
low-wage jobs (an economic measure) and extensive geographic mobility (an aspect of 
transience), the 1990 homelessness rate tends to be greater; in areas of heavy precipitation 
(a climate indicator), it tends to be lower. All of these effects are in the expected direction. 
The most confusing result is for the public assistance variable, which takes a positive sign. 
Controlling for other potential determinants of homelessness, this variable apparently taps
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the share of the metropolitan population on the brink of privation rather than the 
adequacy of the local safety net. The last two predictors removed from the stepwise 
equation, transportation access (+) and proportion Hispanic (+), exhibit signs in line 
with our discussion of the demographic composition and transience models respectively, 
even though they fail to reach conventional significance levels.

Because of the occasional volatility of analyses that rely on macro units like metro 
areas, we check the robustness of the findings in Table 3 in several ways. First, we search 
for outliers and other types of influential cases that might distort the regression results. 
Among the better diagnostic statistics for this purpose is Cook’s D, which summarizes 
how the estimated regression coefficients (based on all cases) change when a particular case 
is deleted (Cook & Weisberg, 1999). Depending on the conservatism of the investigator, Ds 
larger than .5 or 1.0 are commonly regarded as a cause for concern. Fortunately, no metro 
area in our sample generates a D value above .08 for either equation in Table 3.

A second check involves determining if the basic pattern of results holds for classes of 
metro areas. As Table 2 suggests, region may be a worthwhile grouping criterion. This 
possibility receives additional backing from treatments of homelessness that highlight the 
distinctiveness of the problem in the Northeast or along the West Coast (e.g., the so-called 
“Highway 1 homeless” in California) or that document regional variation in homelessness 
rates and shelter bed availability (Burt, 1992; Lee & Price-Spratlen, 2002; U.S. Depart
ment of Housing and Urban Development, 1984). Accordingly, we have subdivided the 
sample of metro areas into four regional categories and re-estimated reduced equations for 
each (not shown). Rent level (+) proves to be significant across the board: it is the 
strongest predictor in three of the regional equations and appears in all four. Another 
housing market variable, home ownership (—), shows up in two equations; so does the 
percentage of one-person households (+), in both instances as the second strongest 
predictor. Each of these variables takes the hypothesized sign. While some idiosyncratic 
effects are sprinkled throughout the equations, the primary structural determinants of 
homelessness in 1990 resemble each other from one region to the next.

A similar conclusion applies when metro areas are grouped by population size, the other 
dimension of cross-classification in Table 2. The full distribution of areas has been 
dichotomized at the 250,000 mark, and separate equations have been run for the two 
categories (not shown). A few dynamics underlying homelessness do appear to differ 
between the larger and smaller areas. Notably, home ownership (—) reaches statistical 
significance in the former while one-person households (+) and precipitation (—) matter in 
the latter. What stands out, though, is the persistent positive effect of rent level on the 
homelessness rate. It has the dominant impact for smaller metro areas and rivals that of 
home ownership among the larger areas. Moreover, its impact in the size-specific equa
tions, and also in the region-specific ones described above, cannot be traced to a few 
influential cases based on the low values taken by Cook’s D.

Our final check on the stability of the results in Table 3 is to see if they are sensitive to 
strategic modifications of the dependent variable. Using 1990 Census data, we make the 
numerator of the homelessness rate more inclusive by adding to the S-Night count: 1) all 
occupants of domestic violence shelters, despite the likelihood that many of these persons 
depart substantially from the profile of S-Night’s visible homeless, and 2) 5% of the clients 
in drug and alcohol abuse group homes, a proportion that matches the share of all 
alcoholics nationally who are estimated to be homeless (Schutt & Garrett, 1992). A 
stepwise regression employing this modified rate produces results comparable to those 
already discussed. Rent level (+) and single-person households (+) are the best predictors 
in the top equation of Table 4, exhibiting effects in the expected direction. Low-wage jobs
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TABLE 4

Reduced Equations from Regressions of Modified Homelessness Rates on Independent Variables

Equation/Variable b B

Modified Numerator: 
Rent level®
Home ownership 
Low-wage jobsb 
Hispanics®
1-person households 
Precipitation 
1/population”

Intercept 
Adjusted R2

Modified Denominator: 
Rent level®
1 -person households 
PA recipients®
AFDC payment 
Precipitation 
1/population”

Intercept 
Adjusted R2

.996*** .380

.011 -.096

.607* .135

.063 .114

.074 .275
-.007*

23.447*
-.131

.110
-6.476

.343

1.614' .468
***.072 .203

-.365*
.003*

-.009
28.701*

-.132
.145

-.121
-.103

-11.008
.493

Note. Modified numerator includes al! persons in domestic violence shelters and 5% ot persons in drug/alcohol abuse 
group homes as well as those counted during S-Night. Modified denominator is limited to persons with incomes <50% of 
poverty level.
“Expressed in logarithmic form. bMove decimal point for b three places to right.
*p<.05. **p<.01. ***p<,001..

(+) and precipitation (—) once again enter the equation, and the amount of variance 
explained is about the same as in Table 3.

We also adjust the denominator of the homelessness rate to better capture persons at 
greatest risk of becoming homeless. As numerous studies have shown, homeless people are 
more likely to be drawn from the ranks of the very poor than from other socioeconomic 
segments of the population. In recognition of this selection process, the number of metro 
dwellers with incomes less than one-haif of the official poverty level have been inserted into 
the denominator of the rate that serves as the dependent variable in the bottom equation of 
Table 4. Changing the rate in such a manner boosts the R2 from 35% (top equation) to 
nearly 50%. It also reverses the sign of one predictor associated with the safety net model: 
the availability of public assistance affects the new rate in the expected negative direction, 
suggesting that welfare programs can keep the poor from slipping into a homeless state. 
Counterbalancing that ameliorative view of welfare’s role is the positive impact of the size of 
AFDC payments on homelessness in 1990, which could be read as support for a “magnet 
argument (i.e., that higher payments attract disadvantaged families from elsewhere).

At best, however, interpretive ambiguities concerning the safety net model strike us as 
minor footnotes to the main story told in the bottom equation of Table 4. There, as in 
prior regression runs, the strongest determinant of the homelessness rate continues to be 
rent level (+) with one-person households (+) again ranking second. Independent of other 
structural characteristics, expensive housing markets in which many people live alone are 
what distinguish metro areas with a serious homelessness problem from areas where the 
rate is lower.
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CONCLUSION

Our research advances the structural investigation of homelessness in important ways. 
Despite their perceived shortcomings, the S-Night data that we employed are grounded in 
observation, pertain to a more recent year than the homelessness rates from the 1984 
HUD study, and are available for all metropolitan areas in the US rather than a small 
subset. These advantages enhance the credibility of our efforts to explain intermetropoli
tan variation in homelessness. Admittedly, the picture painted here applies only to 1990. 
Yet we are confident that most of the effects uncovered would hold up reasonably well at 
later points in time.

While conventional wisdom identifies community population size as the primary struc
tural correlate of homelessness, our analysis considers a wider range of antecedents drawn 
from the literature. We find that place-specific characteristics of the housing market are 
key. In particular, higher-priced areas (as indexed by the median rent) have higher home
lessness rates irrespective of how those rates are operationalized. But single-person house
holds, who are economically vulnerable and who intensify demand, exert a major influence 
on homelessness as well, and precipitation shows up in every equation of Tables 3 and 4. 
This potent combination of factors is perhaps best exemplified by San Francisco. The point 
prevalence of homelessness there can be traced in part to that city’s tight, expensive housing 
market, large live-alone population (nearly 40% of all households), and dry climate.

Of these three characteristics, only the first two seem amenable to policy intervention 
and only with great difficulty. For example, rents could be made more tolerable through 
incentives to stimulate the supply of affordable units and, in the short term, through 
subsidies (e.g., housing vouchers). With regard to single-person households, safety-net 
programs that provide emergency support in the case of job loss, illness, or other income- 
threatening events might diminish vulnerability to homelessness. It is important to recall, 
however, the extent to which the welfare landscape has changed since 1990. The imple
mentation of the Personal Responsibility and Work Opportunity Act of 1996 greatly 
accelerated the devolution of welfare policies already in progress, increasing differences 
across states. Thus the feasibility of any intervention will depend on how budgetarily and 
philosophically acceptable it is within a given jurisdiction. Aspects of the safety net now in 
effect in many places (work requirements, time limits on receipt of assistance, etc.) may 
actually lessen housing security among certain segments of the poor, becoming a structural 
inducement rather than a safeguard against homelessness (Newman & Harkness, 1999).

Most proposals to “do something” about the homelessness problem strike us as overly 
narrow in scope. Indeed, the more general message conveyed by our results is that no 
single structural variable or set of variables adequately accounts for homelessness on its 
own. Tables 3 and 4 attest to the complex mix of forces operative at the metropolitan 
level, drawing predictors from each of the six explanations and documenting a majority of 
effects in the hypothesized direction. Even the inverse of population size, though not of 
theoretical interest, takes the expected sign: larger communities have higher homelessness 
rates than smaller ones. We suspect that size has no direct causal connection to home
lessness but rather is associated with other characteristics omitted from the analysis. 
Consider, for the sake of illustration, Jencks’s (1994) argument that the emerging crack 
epidemic was responsible for the rise of the new homeless during the 1980s. If crack and its 
consequences are more widespread in larger metro areas, then size may simply be a 
surrogate, confirming that our models are not fully specified. Put another way, there are 
surely additional independent variables that deserve attention in future work and that 
could boost the moderate R2 values reported here.



Among such variables are programmatic steps being taken at the local level. Our 
safety net measures are admittedly crude, targeting poverty and mental health issues 
instead of homelessness per se. This inability to control for the influence of homeless 
assistance programs prevents us from ruling out an alternative interpretation: that our 
dependent variable, insofar as its numerator is dominated by people in shelters, can be 
construed as an indication of a metropolitan area’s response to homelessness rather 
than as a gauge of problem magnitude. According to Culhane et al. (1996), the 
meaning of enumeration results depends on the elasticity of the shelter bed supply. 
Enumerations better reflect the true rate of homelessness in communities where 
increases in shelter demand can be met and where shelter policies are liberal in 
terms of admission criteria and the length of stay permitted. Information on these 
details is not available for the 335 metropolitan areas in our sample at the time of the 
S-Night count. Nevertheless, we are reassured by the significant expansion of shelter 
capacity nationally prior to 1990 (Burt, 1992; Jencks, 1994) and by the range of 
homeless housing programs revealed in a subsequent survey of municipal governments 
(Berman & West, 1997).

Ultimately, of course, neither a structural approach like ours nor its individual-level 
counterpart does full justice to explaining homelessness. The former disregards the 
immediate circumstances responsible for a particular homeless episode; the latter 
cannot explain differences in prevalence across metro areas or other settings. As 
most scholars now recognize, it is the intersection of structural and individual influ
ences that matters. Thus, the types of personal deficits commonly cited as proximal 
causes (e.g., mental illness, weak educational background, domestic violence, social 
isolation) can be expected to shape the likelihood of becoming homeless contingent on 
the community context in which people live. In similar fashion, contextual conditions 
such as rent level are likely to register different effects when someone has accumulated 
more rather than fewer deficits.

From a methodological standpoint, what is required for satisfactory synthesis is an 
analysis in which the contributions of both structural and individual factors are 
estimated. Thus far, no data set has been up to the task, and for good reason: the 
sample would have to include pools of vulnerable people in multiple locations for 
whom homeless or non-homeless outcomes are recorded after contextual and indivi
dual characteristics have been measured. If indicators of severity (number of spells, 
duration, etc.) were to replace the homeless/non-homeless dichotomy as the focus, a 
true cross-level treatment might be possible with the National Survey of Homeless 
Assistance Providers and Clients (Burt et al., 2001). Similarly, should service providers 
in enough jurisdictions adopt standardized automated record systems (Metraux et al., 
2001), multi-level influences on the sequence of entries into and exits from a homeless 
state could be estimated. Unfortunately, in both instances shifts in the dependent 
variable would also alter the nature of the research problem. Barring unforeseen 
developments, the integration of structural and individual perspectives on the causes 
of homelessness seems likely to remain more of a theoretical than an empirical 
endeavor.
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Latino Immigrants and Rural Gentrification: Race, 
Illegality,” and Precarious Labor Regimes in the

United States
u

Lise Nelson,* Laurie Trautman,* and Peter B. Nelson*
* Department 0/Women’s Studies and Department of Geography, The Pennsylvania State University 

border Policy Research institute, Western Washington University 
department of Geography, Middlebury College

This article examines the emergence of immigrant-based precarious labor regimes in U.S. rural areas undergo
ing gentrification. Drawing on field-based research in rural Georgia and Colorado, we explore how Latino and 
Latina immigrant workers were recruited to places that had been largely off the map of Latino immigrant settle
ment prior to the late 1990s to work in service and construction employment stimulated by gentrification. We 
trace evolving recruitment and labor practices that drew on hierarchies of race and "illegality” to fundamentally 
improve the productivity and profitability of gcncriftcation-linked sectors. Key to this process was the active 
recruitment of Latino workers in the 1990$ and early 2000s (usually recruited off subcontracted crews hired out 
from distant metropolitan areas) and che establishment of personal relations of loyalty and dependence 
between those workers and their white bosses. Over time, these personal relationships often produced informal 
labor brokers for business owners, brokers who facilitated access to immigrant networks necessary for further 
recruitment of immigrant workers and critical to producing the high degree of flexibility and discipline that 
began to characterize these emerging labor regimes. Our analysis makes two key theoretical contributions. First, 
by exploring how precarious labor regimes become instantiated into rural spaces we decciucr the urban in our 
understanding of these regimes as theorized by Theodore and others. Second, wc highlight the importance of 
attending to the imbrication of class, race, and “illegality” in rural gentrification research. Key Words: Latino 
immigration, migration, precarious labor, rural gentrification.
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En e$tc arttculo se examina la apaticion de tegimencs laborales precarios relacionados con inmigrantes en areas 
ruralcs de los EE.UU. en proceso de aburguesamiento (gencn/icocionj. A partir de investigation de campo en 
zonas rurales dc Georgia y Colorado, exploramos ct proceso de reclutamiento de inmigrantes latinos como tra- 
bajadores y trabajadoras hacia lugares en gran medida sttuados fuera del mapa ti'pico dc asentamiento de estos 
inmigrantes, antes del final de los 1990, con emplco cn el campo de los servicios y la construction, cstimulado 
por el aburguesamiento. Le seguimos la pista a csta cmergente forma de reclutamiento y practicas laborales, que 
descansan en jerarquias de raza c “ilegalidad,” fundamentalmente orientados a mejorar la productividad y lucro 
de scctores ligados al aburguesamiento. Clave cn este proceso fue el activo reclutamiento de trabajadores latinos 
cn los anos 1990 y principios de la dlcada siguiente (usualmente reclutados entre equipos subcontratados que a 
La vez fueron integrados con trabajadores de areas merropolitanas distantes) y el establccimiento de relaciones 
personales de lealtad y dependencia entre aquetlos trabajadores y sus patronos blancos. Con el tiempo, estas 
relaciones personalcs a menudo dan lugar a bolsas informales dc empteo para los duenos de negocios, cuyos 
organizadores facilitaban acceso a redes de inmigrantes, lo cual es necesario para ampliar el reclutamiento entre
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este tipo de inmigrantes, estrategia crttica para producir el alto grado de flexibilidad y disciplina que desde 
entonces caracteriza estos regimenes laborales emergentcs. Nuestro analisis hace dos contribuciones teoricas 
claves. Primera, al explorar la manera como los regimenes laborales informales se afincan en las areas rurales 
descenrramos lo urbano en nuestro entendimiento de estos regimenes, segun lo han teorizado Theodore y otros. 
Segunda, desiacamos la imponancia de asistir en la imbricacidn de clase, raza c ilegalidad en la investigacion 
del aburguesamiento rural. Palabras dove: immigration lacim, migration, trabajo fnccario, aburguesamiento rural.

Day labor and oilier forms of temporary, casualized and pre
carious employment lie at the center of an emergent 
employment regime that is effectively rewriting labor mar 
ket rules and refashioning the opportunity structures open 
to vast segments of the labor forces of major US cities.

—Theodore (2003,1812)

uilding on work by Allen and Henry (1996), 
Peck (1996), and Sassen (1996), Theodore 
explored the role of day labor contractors in pro

ducing a “precarious labor regime" in globalized Chi
cago during the 1990s. He argued that the explosion 
of day labor contractors was fundamental to a spatially 
distinct reindustrialization of Chicago in the context 
of globalization. That urban growth model, he con
tended, was premised not only on a centrally located 
and globally linked producer services sector but also 
on a deregulated and decentralized manufacturing sec
tor (located increasingly in suburban spaces) depen
dent on a flexible and highly exploitable workforce. 
Focusing on the day labor industry that transported 
workers to suburban manufacturing sites, and particu
larly the use of homeless residents in the day labor 
industry, Theodore (2003, 1821) argued that “[t]he 
low wages paid and the uncertainty associated with 
poorly paid, temporary employment place most work
ers in an unenviable position: unable to work them
selves out of poverty through day labor, yet dependent 
on staffing agencies as a means of their very survival.'’ 
These dynamics both shaped the nature of contingent 
employment and transformed work for those in more 
permanent lines of work.

This article engages the concept of precarious labor 
regime to understand an important and understudied 
dimension of rural gentrification in the United States 
over the past fifteen to twenty years: the recruitment 
of, and economic dependence on, low-wage and often 
undocumented Latino and Latina workers for the pro
duction and maintenance of gentrifying places. The 
concept of precarious labor regimes provides a concep
tual entry point—and a connection to urban theories 
of political economic transformation—for analyzing 
how social relations marked by class, race, and 
“illegality” have become fundamental to these rural 
landscapes. Our use of the term illegality draws on the

work of DeGenova (2005) to problematize sociopoliti
cal processes of illegal ization and the everyday palpa
ble sense of deportability this entails. The concept is 
deeply racialized, as in practice Latino residents are 
often treated as illegal regardless of their actual legal 
status or nativity.1

Our previous research documents quantitatively the 
relationship between the arrival of wealthy, over
whelmingly white amenity migrants and the arrival of 
low-wage Latino immigrants to high-amenity rural 
areas since the mid-1990s (see P. B. Nelson, Obeig, and 
Nelson 2010). The analysis presented here takes our 
exploration of linked migration further by sharing quali
tative data from two case studies in Colorado and Geor
gia that demonstrate how Latino workers were recruited 
and incorporated into gentrifying rural economies and 
how this process over time fundamentally transformed 
labor regimes in ways akin to those found in urban con
texts. In doing so, we respond to calls for “greater con
ceptual and empirical integration of urban and rural 
scholarship” (Lichter and Brown 2011, 566; see also 
McCarthy 2007) and help draw connections between 
urban and rural restructuring under globalization 
(Woods 2007).

Theodore’s work contributes to the literature on 
shifting labor regimes and modes of capital accumula
tion in the context of neoliberal globalization, scholar
ship that grounds globalization within urban 
landscapes (see also Sassen 1988, 2001; Allen and 
Henry 1996; Peck 1996; Wills, Datta, and Evans 
2010).2 Sassen (1988), for example, reconceptualized 
the relationship between labor mobility and capital 
accumulation by articulating the connections between 
the expansion of the high-wage professional service 
sector (tied to a globalizing economy), urban gentrifi
cation, and the arrival of low-wage immigrant workers 
to global cities in the 1980s. Drawing on Theodore, 
Torres et al. (2013, 145) defined precarious labor 
regimes as “characterized by less regulation and 
enforcement of worker protections; greater flexibiliza- 
tion of labor, contingent temporary employment; low 
wages; poor working conditions; and racially seg
mented and polarized employment of vulnerable 
groups such as immigrants.” Scholars articulating the
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Figure 1. Amenity landscapes in Routt County and Rabun County. Left photo from Steamboat Springs, Colorado; right photo taken near 
Clayton, Georgia. Source: Photos by authors. (Color figure available online.)

emergence of urban precarious labor regimes are not 
claiming that contingency and racial segmentation did 
not exist prior to the neoliberal era. Instead, these 
researchers examine the economic and political dis
placement of more stable, often unionized jobs and the 
emergence of new social-spatial configurations that 
depend on hierarchies of class, race, and illegality to 
discipline a contingent, flexible workforce.

The analysis presented here decenters the urban 
in our understanding of precarious labor regimes by 
examining the emergence of similar regimes in the 
rural United States—specifically in areas affected 
by domestic amenity migration and ensuing pro
cesses of rural gentrification. From Jackson Hole, 
Wyoming, to Cooperstown, New York, high-ame
nity rural areas have attracted significant emigra
tion of wealthy, overwhelmingly white domestic 
migrants, a process echoed in other postindustrial 
contexts (for a review, see Gosnell and Abrams 
2009). Although urban-to-rural, so-called back-to- 
the-land domestic amenity migrations in the 
United States can be traced back to the 1970s, it 
was not until the mid-1990s that numbers increased 
rapidly as a flood of wealthy newcomers built vaca
tion homes or permanently relocated to their imag
ined rural paradise—whether paradise was defined 
by fly fishing, skiing, golf courses, or assumptions of 
rural homogeneity, neighborliness, and security. 
Figure 1 shows rural landscapes of consumption in 
our case-study communities.

Researchers from a range of disciplines have 
explored demographic and political economic shifts in 
high-amenity rural areas. Few, however, have

considered the immigrant-based labor regimes that 
over the last fifteen to twenty years have often under
pinned these transformations (for review see L. Nelson 
and Nelson [2011]). This scholarship would benefit 
from a closer engagement with the literature on the dis
persal of Latino immigrant settlement patterns to new 
immigrant destinations post-1990. We return to both 
of the gentrification and new destinations literatures in 
the next section to develop our argument that atten
tion to the economic dependence on immigrant work
ers in the context of rural gentrification is critical to 
understanding the economic transformations generated 
by amenity migration flows and the reconfiguration of 
social relations in these contexts. Despite the fact that 
it is predicated on powerful processes of exclusion and 
invisibility for low-wage immigrant newcomers subor
dinated by hierarchies of class, race, and illegality, the 
growing Latino presence in these areas represents an 
important demographic and socioeconomic transfor
mation. Scholars should avoid reproducing this invisi
bility by paying closer attention to the issue of labor in 
the context of rural gentrification and, ultimately, to 
the economic, cultural, and political role of immigrant 
residents in these high-amenity rural areas.

Theoretical Contexts

[The] contradictions of capitalism [are] worked through 
and embedded in the production of the geographical 
landscape. (Harvey 2001, 27)

According to Harvey (2001), crises of overaccumu
lation are resolved (temporarily) by spatial fixes that
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replicate the contradictions of capital over broadening 
geographical terrains. One kind of spatial fix that acts 
as a countercyclical solution to overproduction is the 
investment of surplus capital in the expansion or 
reconfiguration of the built environment, including 
infrastructure, commercial development, and residen
tial housing. Although Harvey focused his attention 
on urban environments, landscapes of rural gentrifica- 
tion in the United States, particularly their expansion 
in the late 1990s and beyond, also represent such a 
spatial fix. The capital necessary to build or buy the 
Steamboat Springs home pictured in Figure 1 (adja
cent to a golf course and walking distance from the ski 
lift) originated in urban spaces far from the high 
Rockies—whether that be Los Angeles, Chicago, or 
Denver—and largely by a class of high-wage professio
nals linked to the globalized service sector. Rural gen- 
trifiers tend to come from a similar class position as 
those involved in urban gentrification.3

The literature on urban gentrification examines 
dimensions of the broader dynamic of spatial fixes the
orized by Harvey. N. Smith (1979, 462) defined gentri
fication as “the transformation of inner-city working- 
class and other neighborhoods to middle- and upper- 
middle-class residential, recreational, and other uses." 
Urban theories of gentrification explore the processes 
through which the urban gentry (professional and 
managerial residents) (re)occupy urban spaces and in 
the process displace low-income housing and working- 
class residents. N. Smith (1979, 1996) emphasized 
capitalist production of gentrified landscapes, seeing 
the emergence of a rent gap as key (defined as the 
devalorization of inner-city property relative to its 
potential value if gentrified). Others, such as Ley 
(1986), pointed to the cultural taste and purchasing 
power of the gentrifiers themselves as paramount. 
Although cuirent work seeks to bridge the gap 
between these explanations (see Lees, Slater, and 
Wyly 2007), what is clear is its diffusion over time— 
by the 2000s gentrification had begun to move down 
the urban hierarchy (N. Smith 2002).

The emergence of rural gentrification studies can be 
traced to U.K.-based scholarship that began to exam
ine middle- and upper-class inmigrants moving to rural 
areas in the 1970s and 1980s. Like its urban counter
part, this process reshaped the built environment and 
displaced—both physically and culturally—long-term 
residents. Much of the early U.K.-based literature on 
rural gentrification focused on housing stock, land 
markets, and planning (Little 1987; Lowe et al. 1993; 
Phillips 2002), class colonization (Phillips 1993;

Murdoch and Marsden 1994; Cloke, Phillips, and 
Thrift 1995), and the draw of idyllic understandings of 
rurality for che middle classes (Cloke and Thrift 1987; 
Halfiacree 1993). More recent scholarship continued 
the focus on working-class displacement, critiquing, 
for example, rural planners’ emphasis on landscape 
protection over affordable housing (Scott 2011; D. P. 
Smith 2011).

Although similar population and socioeconomic 
dynamics emerged in the United States during roughly 
the same period, U.S.-based scholars have been less 
inclined to use the word gentrification and instead most 
frame such processes as amenity migration or exurban 
migration (see Gober, McHugh, and Leclerc 1993; 
Frey and Liaw 1998; Krannich and Smith 1998; Shum- 
way and Otterstrom 2001; P. B. Nelson, Stege, and 
Nicholson 2004; Brown, Dorius, and Krannich 2005). 
For much of this U.S.-based literature, questions of 
land markets and housing prices, often a focus of U.K. 
scholarship, are merely the backdrop to research on 
environmental clashes and class polarization (see P. B. 
Nelson 2001; Walker and Fortmann 2003; Gosnell 
and Abrams 2009).

A small but growing number of U.S.-based scholars 
have begun to draw on the language of gentrification 
ro theorize these processes. Ghose (2004) drew paral
lels between transformations emerging in Missoula, 
Montana, during the 1990s and urban gentrification, 
including changing lifestyle preferences, the commodi
fication of space, and the displacement of working- 
class residents (see also Darling 2005). Lawson, Jarosz, 
and Bonds (2008) examined representations of poverty 
and the poor (including Latino farm workers) among 
Pacific Northwest business and political leaders pro
moting rural gentrification as an economic develop
ment strategy. Finally, Hines (2010) used the concept 
of gentrification to theorize the colonization of rural 
places by ex-urban elites, aiguing that this process is 
linked to broader postindustialization processes.4

What is missing from existing approaches to rural 
gentrification in the United States (or other concep
tual framings such as amenity migration) is a deeper 
engagement with social and spatial restructuring of 
labor in the context of neoliberal globalization since 
the 1990s, particularly the diversification of Latino 
immigrant employment and settlement patterns.5 The 
literature on post-1990, new destinations for Latino 
immigrants can add insights to our understanding of 
rural gentrification processes. First, new destinations 
research includes both rural and urban and suburban 
destinations (see Suro and Singer 2002; Arreola 2004;
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Kandel and Parrado 2005; Zuniga and Hernandez- 
Le6n 2005). Second, new destinations scholarship on 
ethnic and racial demographic patterns (Donato et al. 
2007; Lichter and Johnson 2009) and racial segrega
tion (Lichter et al. 2010) raise issues of race and eth
nicity that have largely not been on the agenda for 
U.S. amenity migration and rural gentrification 
scholars.

Our work also provides unique contributions to 
long-standing debates concerning the drivers of new 
Latino immigrant settlement patterns. Although an 
in-depth engagement with new destinations scholar
ship is beyond the scope of this article, we identify 
rural gentrification as an important hut underconcep
tualized type of new Latino immigrant rural destina
tion. Kandel and Parrado (2008), for example, charted 
the extraordinary urban and rural dispersal of Latinos 
over the last two decades but fell back on the assump
tion that Latino settlement in rural destinations is 
driven by industrial restructuring such as meat pack
ing, even as they conceded that they have only limited 
understanding of the labor market processes underly
ing the geographic dispersion of settlement patterns. 
Lichter and Brown (2011) examined key demographic, 
social, and economic dynamics emerging in what they 
termed “rural American urban society" but they con
tinued to frame “rural America as a place of con
sumption” (resort and retirement areas) as 
conceptually separate from “rural America as new 
immigrant destination” (754-56). New destinations 
scholars would benefit from teasing out the different 
types of immigrant-based labor regimes emerging in 
rural places, a move that would allow them to draw 
new insights at the urban-rural interface. For example, 
whereas rural meat-packing or food processing sites 
present a certain spatial configuration of labor markets 
characterized by employment (and housing) in a con
centrated location, immigrant labor markets and hous
ing in gentrifying rural spaces are dispersed—with 
employment opportunities spread out at construction 
sites, landscaping jobs, and in various back-room 
spaces of restaurants, private households, and hotels. 
The labor regimes and associated geographies of social 
reproduction in mral gentrification areas are distinct, 
yet relatively unexamined in new destinations 
scholarship.6

The empirical analysis presented here draws on in
depth qualitative research that comparatively explores 
how dependence on Latino workers emerged and 
became consolidated in two rural gentrifying commu
nities in Georgia and Colorado. We trace the

recruitment and integration of Latino immigrants into 
service and construction sectors in these relatively iso
lated areas and consider how and why this led to the 
establishment of immigrant-based precarious labor 
regimes resembling those found in urban contexts. In 
short, employers “discovered” Latino workers in a time 
of labor shortage (mid- to late-1990s) as the demand 
for construction and other gentrification-linked sectors 
expanded rapidly.7 What was seen by many employers 
initially as a short-term solution to labor needs led to a 
transformation in the nature of job supply and demand 
in these sectors. New immigrant-based labor regimes 
improved the fundamental productivity and profitabil
ity for a range of businesses, even as these labor practi
ces helped solidify new hierarchies of difference and 
belonging in these communities. By bringing the con
cept of precarious labor regime to rural gentrifying 
spaces, we make visible how racialized exclusion and 
exploitation—processes intimately linked to dis
courses of illegality—have undergirded recent U.S. 
rural gentrification.

Comparative Case Studies of Precarious 
Labor Regimes Produced by Rural 
Gentrification

Joige is a twenty-four-year-old Mexican national work
ing without authorization in Steamboat Springs, Colo
rado, since 2008. Jorge lives in a trailer park that has 
escaped redevelopment in an era of skyrocketing prop
erty values because it is on a floodplain. It also largely 
escapes the sight of tourists and does not impinge on the 
day-to-day spatial routes of middle- and upper-class 
residents.

In the summers Jorge works with an all-Latino mainte
nance crew moving between randies. In the winter Jorge 
shovels snow for a property maintenance company serv
ing wealthy homeowners. In addition to these seasonal 
jobs, Jorge is on the nighttime cleaning crew for a local 
grocery store from 9 p.m to 2 a m., six nights a week. 
After he described his multiple jobs, I asked him when 
he sleeps. He laughed, “I only sleep three or so hours a 
night.” He has one day off a week, the only day he could 
schedule an interview with me.

Jorge’s story (drawn from field notes) illustrates the 
nature of emeiging labor regimes in sites of rural 
gentrification, regimes characterized by the growing 
presence of low-wage immigrant workers, many undoc
umented, who provide dependably flexible, hard-work
ing, and relatively cheap labor for a range of service

I
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Table 1. Growth in Latino population in Rabun and Routt Counties

Rabun CountyRoutt CountyYear

Total population Total populationPercentage Latino Percentage Latino

11.648
15,050
16,276

14.088
19.690
23,509

2.51990 0.6
3.02000 4.5

2010 7.0 8.0

Note: Data from the U.S. Census.

and construction industries that have significant sea' 
sonal fluctuations in labor demand. Although the sea* 
sonality of labor demand existed prior to the arrival of 
immigrant workers, the intensity of this demand in the 
1990s fundamentally changed the labor needs in these 
places (driven not just by the numerical expansion of 
homes but the pace of this process and new levels of 
extravagance in the built environment).8 Over time, 
as business owners tapped into this new labor force, 
immigrants (especially the undocumented) became 
fundamental to how a range of companies grew their 
operations—a process that ultimately changed the 
nature of job supply and demand, as well as demo' 
graphics, in Steamboat and Routt County.

Our analysis is based on extensive field work in 
Routt County, Colorado, and Rabun County, Georgia. 
We completed 280 formal interviews in these commu
nities, with employers (especially construction and 
service industries), workers (immigrant and nonimmi
grant), city and county officials, longtime residents, 
teachers, retirees and other gemrifiers, social service 
providers, and staff of nongovernmental service organ
izations.9 Participant observation over thirteen weeks 
between 2010 and 2012 also allowed us to observe a 
range of social spaces and interactions—from church 
services to community celebrations—and to talk infor
mally to residents in the context of daily life. We also 
collected textual data, including local newspapers, 
planning documents, real estate ads, local surveys, and 
popular local histories. Together, these data provide 
insight into evolving labor relations (the focus of this 
article) and social geographies as both communities 
experienced gentrification and significant growth in 
their low-wage, racialized, and undocumented immi
grant populations.

These two case study sites were selected through a 
process that identified non metropolitan counties 
throughout the United States experiencing the inmi
gration of wealthy, mostly white domestic migrants as 
well as low-wage Latino immigrant workers during the

1990s and beyond. We narrowed this list to those 
counties that showed signs of gentrification in terms of 
property values and other indicators (for detailed 
methodological discussion, see P. B. Nelson et al. 
2010). Rabun and Routt counties were selected as case 
study communities: Both experienced the gentrifica- 
tion boom during roughly the same period (late 
1990s-mid-2000$), and both witnessed a significant 
and fairly rapid growth in their Latino population (sec 
Table 1). Both of these counties have historically 
been overwhelmingly white. The U.S. Census indi
cates that non-Hispanic whites made up 96.3 percent 
of Routt County’s population and 98.4 percent of 
Rabun County’s population in 1990. We were also 
interested in comparing shifting labor regimes in the 
context of gentrification in two different regions—the 
Rocky Mountain West and the U.S. South.

Rabun County, Georgia

Rabun County, 1.5 hours from Atlanta, sits at the 
southern edge of the Appalachian mountain range in 
the northeast comer of Georgia (see map, Figure 2). 
With 377 square miles of area and a total population 
of 16,276 (U.S. Census Bureau 2010), Rabun County 
is a very rural place. Beyond simply its population den
sity, the county is unique in that a few large land
owners hold nearly 75 percent of its land area (mainly 
the Forest Service and Georgia Power Company). 
Thus, intact forests surround much of its agricultural 
valleys—creating pristine views and a deep sense of 
rurality. In addition, the county contains three large 
reservoirs created when power generation dams were 
built in the 1930s. Wealthy people from Aclanta began 
to build cottages on these reservoirs (Lake Rabun, 
Lake Burton, and Seed Lake) starting in the 1930s and 
1940s to enjoy the cooler summer temperatures. It was 
not until the 1990s, however, that these nistic summer 
cottages were systematically replaced with much larger
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Figure 2. Map of Rabun County, Georgia. Cartographer: Meche Lu. (Color figure available online.)

homes designed for long-term (part-year and year- 
round) residence.

Amenity development chat had once been con
tained to portions of the year and along the lakeshores 
became more year-round and spatially-dispersed in the 
1990s, a process that can be traced to a range of politi
cal and economic transformations both regional and 
global. Expansion of the transportation system in the 
1980s and early 1990s dramatically cut the travel time 
between Rabun County and Atlanta. Equally impor
tant were demographic and structural economic fac
tors that put a growing number of wealthy people on 
these improved roads and looking for their rural para
dise: the aging of the baby boom (see P. B. Nelson, 
Stege, and Nicholson 2004) and the impacts of eco
nomic globalization on cities such as Atlanta. During 
the 1990s Atlanta was one of the fastest growing met
ropolitan areas in the country—both economically 
and demographically. As Adanta became home to 
corporate headquarters for companies such as Coca 
Cola, AT&T Mobile, and Home Depot, the pool of 
potential gentrifiers expanded (on Atlanta’s growth, 
see Rutheiser 1996).

Examining rural gentrification processes in the 
United Kingdom during the 1980s, Phillips (1993, 
126) argued that second homeownership and access to 
rurality became an important “positional good" for the 
wealthy. For the Atlanta elite, property on Lake 
Rabun or Lake Burton serves this purpose. According 
to Atlanta Magazine, “You can buy your way onto 
Rabun, Burton or Seed, but you can’t buy your way in” 
(Coppola 2001, 72-73):

A red-tailed hawk gazing on the lakes on any given Sat
urday in the high season could discern, in a few 
moments’ flight, an unparalleled concentration of 
Atlanta’s power elite—some of the richest, most success
ful, politically connected, creative and influential men 
and women the state has ever known. ... Over the last 
decade, these pristine North Georgia lakes have become 
upscale Atlanta’s playground of choice.

Limited lake access, few public beaches, and greatly 
constrained supply of developable land combine to 
create a deep sense of exclusivity associated with these 
lakefront properties.

By the early 2000s Rabun County was experiencing 
a construction boom (Figure 3). Rapid expansion of 
second homes and permanent amenity-migrant homes 
occurred not only on the lakes—now the domain of 
millionaires and celebrities—but also in the valleys, 
mountain slopes, and ridgelines throughout the 
county.

Routt County, Colorado

Steamboat Springs, Colorado, has a different his
tory, although one driven by similar demographic and 
economic transformations at national and global 
scales. Although the first ski area opened in 1963, in 
terms of economy and identity, Steamboat largely 
remained a ranching and mining town into the late 
1970s. The growth of the ski resort did attract ame
nity-oriented inmigrants—the beginning trickle of 
mostly young adults who often came for a visit after
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Figure 3. Growth of building permits issued in Rabun County, Georgia, ;mJ Routt County, Colorado. Source: U.S. Census Bureau (2011). 
(Color figure available online.)

college and never left—but according to a number of 
longtime residents, the economy and fundamental 
character of the town did not begin to shift profoundly 
until the 1980s and beyond largely due to its distance 
(3.5 hours) from Denver (see Figure 4).

By the early 1990s, mining and commercial ranch' 
ing were playing a reduced role in the economy 
(although soolled hobby ranching by millionaires 
was expanding). Steamboat was becoming a prime 
winter and summer vacation resort town and a sought' 
after site for a growing number of amenity migrants 
who fit a similar profile as those transforming Rabun 
County, Georgia: white, professional, middle- to 
upper-class urbanites seeking a full-time or part-year 
refuge from urban life. In this way, Steamboat is 
emblematic of other Western ameniry boom towns 
(Beyers and Nelson 2000; Loeffler and Steinicke

2007). The two advertisements shown in Figure 5 are 
directed at these distinct groups: short-term tourist vis
itors and potential amenity migrants.

Property values over the past two decades have sky
rocketed, pressuring all but the richest residents to 
move out of town and vacate the county (see 
Figure 6). For the last twenty years, Steamboat has 
transformed into a commuting labor regime: Even pro
fessionals, from teachers to lawyers, frequently hold 
multiple jobs and live thirty to forty minutes from 
town (Yampa Valley Partners 2010).

The comparative analysis of shifting labor regimes 
in Routt and Rabun counties presented here provides 
a fresh perspective on geographies of rural gentrifica- 
tion and shifting Latino immigrant settlement patterns 
in the United States. It also offers a model for consid
ering the production of precarious labor regimes across
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Figure 4, Map of Routt and Moffat counties, Colorado. Cartographer: Mechc Lo. (Color figure available online.)
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space, beyond large urban centers. It would be a mis
take to claim that labor regimes prior to the 1990s in 
either rural Georgia or Colorado were not precarious 
in many ways, as there is a long history of vulnerability 
of low-wage workers in both places. The permanent 
settlement of Latino workers in these areas, however, 
was constitutive of seismic shifts in the nature of low- 
wage work during the gentrification boom and beyond. 
The overwhelmingly white, native-born labor force 
used almost exclusively in these sectors prior to this 
time did contend with low wages and employment sea
sonality, but they did not face the daily threat of 
deportation or racialized narratives of criminality and 
threat discursively attached to brownness in the con
temporary United States (see DeGenova 2005). The 
recruitment and permanent settlement of Latino work
ers in these places transformed local labor regimes, 
ones increasingly characterized by new levels of flexi
bility for employers on one hand, and insecurity and 
discipline for low-wage workers on the other.10 Both 
sides of this coin (flexibility and insecurity) are consti
tuted by class, race, and illegality, and they echo 
dynamics usually examined in global cities (see Gom- 
berg-Murioz 2011).

of the thirty-six interviews with Latino residents indi
cated that they were recruited to the area initially as 
farm laborers or through friends or family who worked 
in farm labor.11 The rest of our respondents came 
through contacts made on subcontracting crews com
ing from urban areas or kith and kin working in those 
same sectors.

According to business owners and our review of 
local newspaper reports from the 1990s and beyond, 
Routt and Rabun counties experienced severe labor 
shortages as the construction sector expanded in the 
late 1990s and early to mid-2000s (see Olson 1997). In 
response, many business owners began to recruit 
Latino immigrant workers—most commonly by sub
contracting work with companies based in larger cities. 
The arriving crews were largely Latino. It was nor 
uncommon for employers to recruit a new worker right 
off a visiting crew, and to offer higher wages than 
could be found in the city. As new employer-worker 
relations were established, this provided mechanisms 
for recruiting more immigrant workers through social 
networks available through those early hires (cf. Wal- 
dinger 1997).

This gentrification-driven recniitment process 
drove both the demographic changes captured in the 
U.S. Census (see Table I) as well the transformation 
of local labor regimes. New divisions of labor 
emerged—ones marked by race, nationality, and ille
gality—as well as a new repertoire of business and 
labor practices that together produced a precarious 
and contingent workforce. These labor regimes were 
decidedly more complex than the ones they replaced 
in either area, and they transfonned the profitability 
and productivity of rural capitalism as well as the expe
rience of work for immigrant and nonimmigrant work
ers in these sectors.

At the center of these new regimes, and the profit
ability associated with them, is vulnerability—vulner
ability created by intersecting structural processes. 
First, most undocumented immigrant workers live in 
fear of deportation and have little recourse for 
demanding basic rights—a situation that produces 
“compliant workaholics” (a term from Harrison and 
Lloyd 2011). Second, even if documented, Latino 
immigrants face racialized assumptions about their 
rights to belong and to a home life—feeding expecta
tions and assumptions about how hard they will work 
and how little they should complain. Complicating 
things further, many documented low-wage immi
grants have family members who are undocumented. 
Third, most of the newly arriving immigrant workers

Race, Illegality, and the Consolidation of Immigrant 
Labor Regimes

A key empirical concern underlying our research 
was the question of how immigrant workers and rural 
employers in these areas find each other given their 
relative isolation from urban centers usually associated 
with larger pools of immigrant workers. Although in 
both cases there was a history of Latino immigrants 
involved in farm and ranch work, we found this source 
less important (particularly in Colorado) than a pro
cess that might be described as the diffusion of immi
grant-based precarious labor regimes from urban areas, 
primarily through the subcontracting relationships 
chat emerged during the gentriftcation-driven con
struction boom. The spatial extension of subcontract
ing networks used by businesses to cope with the 
construction and amenity service boom led to the 
establishment of immigrant labor brokers and net
works in rhese areas. Out of thirty-four Latino 
respondents in our Routt County sample, only two 
had any connection to ranching either as a source of 
employment (currently or in the past) or as the con
duit through which they chose to come to and settle 
in Routt County or its environs. In Rabun County, six s
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a mechanism for recruiting additional immigrant 
workers. It was common for employers in construction, 
landscaping, and restaurants to report that they had a 
stable relationship with one or two key Latino employ
ees since the 1990s. In Georgia, one business owner 
was so close to one of his Latino workers that he took 
his whole family to Mexico to visit that worker’s fam
ily. These core immigrant employees were fundamen
tal to the emergence of a new labor regime in these 
areas, as they acted as labor brokers for their employers 
by recruiting and supervising additional (often mono
lingual) immigrant workers in times of growth in those 
industries.12 One construction worker in Rabun 
County, Roberto Reyes (thirty-four years old), 
described his role this way:

LN: The other four Latinos on your crew, did you bring 
them to the job or did your employer find them on his 
own?

Roberto: No, he told me, “You look for workers.” And so 
1 looked and 1 brought them in. This is how it went with 
every Hispano that came into the company. The boss 
said what he needed, and 1 told my people—

LN; Were you expected to be responsible for how those 
workers behaved? That is, if they did something wrong?

Roberto: Yes, and more or less I knew all of the jobs [in 
the company] and so 1 went around supervising everyone.
I would tell them [the workers], “You should do this and 
this.” Because they understood me, they would do it. The 
boss would arrive and he liked the work. “This is good.” 
They [the workers 1 hired] did it quickly, and so little by 
little he began to trust me more. Soon he was leaving me 
alone, in charge.

Thus, although it was common for local construction 
companies to begin hiring Latino immigrant workers 
after using out-of-town subcontractors who had Latino 
crews, these initial contacts led to the establishment 
of a new node of immigrant-employer relations that 
could independently draw in additional workers as 
needed-

Matthew Scott, owner of a high-end propercy main
tenance and concierge company in Steamboat, 
claimed diat his most valuable worker (and labor bro
ker) was Miguel Rojas (thirty-two years old), who he 
met in 2005. When asked about the extent to which 
he drew on Latino workers in his business, he began 
lamenting the feet that Miguel had been deponed a 
month prior to our 2011 interview.

1 use a ton of Hispanics, 1 love ’em. I love ’em. They all 
show me papers but 1 know they’re not all legal. And I

involved in low-wage work struggle under poverty. 
The intersection of class, race, and illegality thus pro
duced a highly flexible, dependable, and productive 
workforce for the benefit of entrepreneurs wanting to 
profit from the gentrification boom. These new 
regimes allowed rural businesses to improve the speed 
and efficiency of cheir operations, ouccompeting those 
that continued with the traditional, local source of 
labor and set of labor practices.

A majority of employers we interviewed insisted 
that they did not hire Latino workers because they 
could pay them less but because they were generally 
more productive, reliable, and flexible. From the 
employer’s perspective, they were a labor force that 
could respond quickly to increased demand and work a 
sixteen-hour day on short notice. When work was in 
short supply, they could be laid off without any bother. 
This precarious regime improved business efficiency 
and profitability. What might have started out as an 
effort to simply find workers during a labor shortage 
turned for many into a preference for immigrant work
ers. As a construction company owner in Georgia 
noted:

1 chink about, if I had to gee rid of the nine Hispanics 
chat I’ve got tomorrow and replace them with locals, to 
get the same amount of output, I would have to hire fif
teen instead of nine and I’d probably have to pay chem 
$1 an hour more each, and that figures up quick. And 
there’s sometimes that you just can’t find people to do 
the work.

Employers appreciated the feet chat most immigrant 
workers “come here to work" and they organize their 
lives around it.

In both Colorado and Georgia divisions of labor 
between different sectors and within the workplace 
quickly became racialized and shaped by perceptions 
of legality and illegality. In construction, for example, 
drywallers, masons, and roofers became mostly Latino 
by the early 2000s (many of whom were undocu
mented, or assumed to be, by employers), whereas fin
ish carpenters were usually white and legal. In 
landscaping, largely Latino crews engaged in manual 
labor implementing designs produced by white profes
sionals. In both Georgia and Colorado, back-room res
taurant work is now predominantly Latino, including 
dishwashers and cooks, whereas wait staff are usually 
white women (on similar divisions of labor in cities, 
see McDowell, Batnicsky, and Dyer 2007).

As employers were undergoing a cognitive shift 
about labor and profit, this first group of hires provided

I
I
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workers in a small-scale factory. That job, which 
comes with an apartment, offers him forty-five hours 
per week reliably and up to eighty or ninety hours 
when things are busy. In a slower work week of forty- 
five hours, he supplements his income with small 
home and yard maintenance jobs that come exclu
sively through personal contacts with homeowners. 
He described one such relationship with a homeowner:

Leopoldo: I got to know him through my brother. He [my 
brother) told me once “This man needs you to work in 
his garden,” and so that is how I met this man [in 1995]. 
From that point on every time he needs anyone, to work 
in his (lower bed, put in grass, cut grass, wash his cars, fix 
his deck, I go and help him.

LN; And what if you are too busy when he calls?

Leopoldo; I find someone else if I cannot [go], I send 
other friends of mine- But always, he (the homeowner] 
says to me ... you sec he has a great deal of trust (con- 
fian%i) in me, and 1 always tell him that when I cannot 
do it I will send a friend of mine. He says that is okay as 
long as it is a friend of yours and you know them.

Leopoldo has five homeowners in his network, helping 
them find (often on short notice), someone 
“trustworthy" to accomplish yard or home projects. He 
described feeling responsible for the workers he sends, 
because if they do not do the job right the homeown
ers see him as responsible—a mechanism of labor dis
cipline that individual employers appreciated. Thus, 
labor brokers also operated within informal economic 
activities, in ways that facilitated the use and engage
ment of immigrant workers by individual homeowners.

In addition to productivity, flexibility is the other 
operative word for what these new immigrant-cen
tered labor regimes bring to sites of rural gentrification 
(for further discussion, see P. B. Nelson, Nelson, and 
Trautman 2014). Particularly in resort economies, 
which entail seasonal fluctuations in demand for serv
ices, and in sectors (e.g-, construction) that can shift 
unpredictably on a weekly basis, Latino immigrant 
workers have proven ideal for businesses. The norm 
for all male Latino workers we interviewed, and most 
female ones as well, was that they held multiple jobs 
and that rhey could be called on to work at a moment’s 
notice and likewise would accept being told to stay 
home on short notice. This was overwhelmingly true 
for undocumented workers but many documented 
immigrants as welt. One undocumented worker, Jose 
Castillo (forty-eight years), has worked in a hotel and 
restaurant for nearly fifteen years and supervises of a

don’t mind, and I don’t care, I’m very vocal about it. 
[Then] My best guy got a knock on the door a month 
and a half ago. Because his roommate was wanted for 
something and it was immigration and boom they 
shipped him off as well, he's gone. ... He was the best 
employee I’ve ever had, out of every business I've had 
[over eighteen years], every white guy, every American 
guy, he’s by far the best, most polite and responsible 
employee I’ve ever had. ... It was terrible because liter
ally for all the years he worked for me, he knew my fam
ily, he knew my kids, I trusted him more than 1 trusted 
anybody working for me----

The Hispanics work, they save a lot of money, they send 
a lot of money home, they work their tails off, they don’t 
care if its Saturday, Sunday, Monday, they don’t care if 
they work seven days a week, twelve hours a day, they 
don’t complain, if I treat them well.... I pay all my guys 
$25 an hour flat out across the board. If they don’t do 
good work, they don’t work anymore, but if they do good 
work, they get $25 an hour and 1 bill our at $65 an hour 
so I’m still making great money and they are making 
great money and if they are making great money they’re 
happy.

The narrative related by Scott reflects a perspective 
held by many employers. Few were as open about 
admitting they were hiring undocumented workers, 
but many emphasized that their relationships with 
immigrant workers, particularly labor recruiters and 
managers, were critical to the expansion of their busi
nesses for a decade or longer.

Perhaps more surprising is the finding that immi
grant social networks served as a key recruitment tool 
and mechanism of discipline not only for formal busi
nesses but also for individuals hiring short-term work
ers. In both rural Colorado and Georgia, by the early 
2000s homeowners had become accustomed to hiring 
Latino workers for home and yard maintenance. Some 
turned to day labor sites for these projects, which is 
not surprising considering the expansion of day laborer 
sites throughout the United States from the mid-1990s 
(Valenzuela et al. 2006). More compelling is the evi
dence that wealthy newcomers (gentrifiers) tended to 
not use anonymous day laborers if they hired home or 
yard maintenance workers. Instead, they commonly 
developed long-term, personal relationships with 
Latino workers who operated in ways that were not 
profoundly different from the labor broker used by for
mal businesses discussed in the preceding text.

The story of Leopoldo Pena (age thirty-five) exem
plifies these dynamics. Leopoldo had worked for over a 
decade in Rabun County supervising other Latino
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range of (Latino) workers in the company. When 
asked to describe his work, Jose replied

F work in everything, I am a cook ... 1 take care of what 
is needed there, I am in charge of a group of workers. I 
have a group of workers who work outside, those that 
take care of the garden and cut the grass. I do nothing 
more than go around telling everyone what to do, what 
is needed over here and over there. This is what I do. 
But if they need me to be a cook, I am a cook too, or a 
busboy. ... I do anything in any part of the restaurant. 
Now that I have been there nineteen years I can do 
everything, and the boss values me. ... He gives me 
housing for free, when other workers have to pay to stay 
in his apartments.

A willingness to do all jobs and respond to the employ' 
er’s needs was fundamental.

These characteristics inspired employers to hire 
Latinos in times of labor shortage and economic 
expansion. They also led employers to retain those 
same workers even as the economy crashed after 2008. 
The primary work of Rosa Ortiz (forty-two years old) 
is fast food, although she also works as a hotel maid on 
the side when needed by one local hotel. At the fast 
food restaurant she describes her work since the eco
nomic downturn:

a maid on a regular salary. This situation is aided by 
his knowledge that if Rosa cannot clean the rooms she 
will be responsible for another worker to complete it. 
Chains of vulnerability and flexibility are complex and 
demonstrate how immigrant networks are fundamental 
to shifting rural capitalisms in the context of 
gentrification.

The corollary to specific jobs being racialized as 
Latino within this new labor regime is a shifting 
notion of whiteness and the white worker. Framing 
Latinos as hard-working and responsible employees 
invokes in employers a minor discourse to justify their 
reluctance to hire white workers for some jobs. In both 
Rabun and Routt counties, business owners often con
strued white male workers as unreliable and less will
ing to work hard or to work extended hours. This 
characterization was shaped by the particular geo
graphic and cultural milieu: In Rabun County, white 
male workers were seen as especially unreliable during 
hunting season, and in Steamboat many reported a 
similar pattern if twelve inches of fresh snow had 
fallen overnight. To return to the interview with Mike 
Scott (property maintenance company in Steamboat);

I’m not against not hiring local white Americans. I’ve 
had too many ski bums. I’ve had too many guys that are 
here that are lazy, have different priorities in life, as far 
as where they want to get to. They are here to ski. They 
smoke pot on the job. You get some guy smoking pot on 
the job. He works on che mountain in the winter and 
then needs part time work in the summer, you hire them 
and then you catch them smoking pot. The priorities of 
some of the kids, even some of the adults in Steamboac is 
very lax.

This construction of white workers was pervasive. As 
one labor recruiter in Steamboat framed it, “The prob
lem is, Americans still come to the tabl< 
sound jaded again—but they come to the table with 
‘So how much vacation time do 1 get?"’

In both Routt and Rabun counties, employers and 
workers (immigrant and nonimmigrant) experienced 
the transformation in business and labor practices that 
came with rapid gentrification in the late 1990s and 
beyond. These labor practices and regimes, fundamen
tally constituted by class, race, and illegality, maxi
mized production and efficiency at a time of rapid 
expansion. Contractors could build houses more 
quickly and at less cost, and small hotel owners could 
avoid maintaining a year-round maid service. Individ
ual homeowners could have their house cleaned or 
yard weeded by highly trustworthy, disciplined workers

Rosa: I am not the manager, 1 am an assistant to them, 
the managers. And I think I am one of the few workers 
at this place that has not had my hours cut back this year.

LN: Why do you think that is the case?

Rosa: Well, you see I know all of the jobs in the restau
rant. Right now I work forty-two to forty-five hours per 
week, but when things are bad rhey only give me thirty- 
five hours. But there arc other employees that get even 
less, they are down to twenty to twenty-five hours a 
week. There is little work. ■not to

For her job in the hotel, Rosa simply receives a call 
from the owner explaining how many rooms he needs 
cleaned on a particular day. If she is able, given her 
restaurant schedule, to clean the rooms she does it for 
$4.50 per room. If Rosa cannot clean the room, she 
calls a friend to clean it, and she pays her $3.50 per 
room, keeping the difference. The restaurant is able to 
keep an employee (Rosa) who knows all of the jobs in 
the restaurant even as her hours fluctuate, because she 
balances that work with cleaning hotel rooms, which 
can be subcontracted out when needed. The hotel 
owner benefits because he only pays for the rooms that 
need cleaning on a particular day, rather than keeping
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who would come and go as required. White workers 
were not entirely absent from these sectors, as there 
remain white landscapers and construction workers, 
but the new regimes created fine-grained divisions of 
labor according to race (e.g., white carpenters, Latino 
stone masons in construction) and also created a new 
set of expectations of productivity affecting all 
workers.

Theodore’s (2003) analysis of precarious urban 
labor regimes focuses on new patterns of industrializa
tion and the formal systems (day labor companies) 
that emerged to deliver (inner-city) workers on an “as 
needed’’ basis to suburban industries. He argued that 
within the context of globalization, a range of indus
tries relocated to suburban areas and engaged labor 
contractors and agencies to deliver and discipline an 
inner-city workforce. He carefully charted the day-to
day operations of these labor contractors and how they 
produce a high degree of precariousness and disciplin
ary control—for racialized minorities, homeless resi
dents, and urban immigrant residents.

In Routt and Rabun counties, similar regimes 
evolved to deliver highly motivated workers on a flexi
ble basis for businesses large and small. These workers 
were similarly disciplined by a range of mechanisms 
largely absent prior to this period, mechanisms that 
were rooted within the interrelated effects of poverty, 
racism, and real or perceived legal status. Although 
clearly there are stark differences between these two 
contexts, one considering industrial labor regimes in 
Chicago and the other tied to dispersed and rural ser
vice-sector employment, there are provocative similar
ities. Most important, day labor contractors and 
agencies lie at the center of Theodore’s analysis, agen
cies that transport inner-city workers to employment 
sites. These agencies employ a range of mechanisms to 
discipline workers and lock them into a precarious 
position (if they want continued access to employ
ment). Although in Routt County there is one formal 
temp agency engaging in this kind of activity, we 
found that in these rural contexts there emerged much 
more widespread and perhaps even more effective 
informal mechanisms to efficiently deliver and disci
pline the workforce. These mechanisms operate pri
marily through immigrant social networks and the 
structural positioning of immigrants in terms of class, 
race, and illegality. These forces discipline workers to 
be “here to work,” highly productive and loyal, even as 
they also produced flexibility for business owners.

Employers found that, over time, they could take on 
and let go workers on very short notice. Latinos were

conditioned (by these structural factors) to accept stay
ing home and being ready to come back when needed. If 
they took another job or simply left, they usually could 
be replaced by mobilizing the same networks that led to 
their initial hiring. Whereas the labor contractors 
offered that flexibility in Theodore’s case study, long
standing personal relationships with labor brokers in 
many businesses in Routt and Rabun counties allowed 
employers to access immigrant networks as needed, and 
they offered an important disciplining effect as well. 
The effectiveness of these mechanisms worked to shape 
employers’ expectations of how to treat immigrant work
ers, and influenced what many workers themselves 
expected. Employer expectations had much less to do 
with hourly wage than the idea that these workers work 
twice as hard, will not take a break or lunch if need be, 
work overtime, or stay home and come back when 
needed. These expectations and repertoire of labor prac
tices—a just-in-case workforce-—became normalized as 
immigrant-based precarious labor regimes solidified in 
the lace 1990s and beyond.

Conclusion

Over two decades ago Hamnett (1991, 174) asserted 
that gentrification represented “one of the major 
‘leading edges’ of contemporary metropolitan 
restructuring.” Today, gentrification represents an 
important conceptual entry point to understanding 
how neoliberal capitalism produces space (and is pro
duced spatially) across a range of locales and regions— 
creating the need to conceptualize global geographies of 
gentrification. The move toward a more global framing 
of gentrification has been brewing for a decade or 
longer. Gentrification scholars, once focused exclu
sively on large, metropolitan areas, began by the early 
2000s to recognize the ways in which gentrification pro
cesses were moving down the urban hierarchy and 
across nominal North-South divides (see D. P. Smith 
2002). Lees, Slater, and Wyly (2007) furthered this 
trend toward theorizing gentrification in broader terms, 
critically considering, for example, the conceptual 
benefits and drawbacks to broadening classic and 
narrow understandings of gentrification to include 
new-build gentrification, tourism gentrification, and 
rural gentrification. Nevertheless, despite nods toward 
acknowledging a diversity of spaces within which 
gentrification is operating, gentrification as an urban 
phenomenon continues to be a reflexive assumption 
in most of the literature.

t

I
i



Latino Immigrants and Rural Gentrification 855

We join scholars who embrace these expansive 
understandings of gentrification. Given that neoLiberal 
capitalism has been marked the world over by growing 
inequalities, landscapes of gentrification in urban cores 
or more rural amenity locations (and other spaces) can 
be seen as a key aspect of the spatialization of these 
inequalities. The colonization of space by the wealchy 
in both urban and rural settings, understood as a mate
rial and ideological process, is a fundamental outcome 
of the multiple ways in which neoliberal globalization 
has concentrated wealth across the globe. Bringing the 
concept of precarious labor regime to our research on 
rural gentrification brings attention to a set of political 
economic and social issues thus far underexamined in 
the U.S. context: the growing presence and depen
dence on immigrant labor for the production and main
tenance of rural gentrified landscapes.

Our findings suggest that landscapes of rural gen- 
trification as they emerged in the 1990s and 2000s 
in the United States cannot be understood without 
attention to the immigrant-centered precarious 
labor regimes that have been essential to their pro
duction (and maintenance). Of course, the impact 
of these labor regimes extends far beyond business 
models, employment practices, and new levels of 
efficiency and flexibility for rural capitalism that lie 
at the center of the empirical analysis presented 
here. As Latino immigrants arrived in Routt and 
Rabun counties for work, they shifted what had his
torically been a much less visible and usually sea
sonal farm and ranching immigrant presence to a 
population of immigrants who lived year-round in 
town. Permanent settlement by families meant pre
viously unheard of English-language-leamer pro
grams in the schools, church services in Spanish, 
and new enactments of place and community that 
often challenge both implicitly and explicitly 
racialized concepts of place that normalize white
ness. Future research should explore shifting and 
contested social geographies in these contexts, con
tributing to burgeoning work on place, identity, 
and social change in new destination communities 
(see Marrow 2011; Winders 2013).

The changes described in this study were driven 
by labor market transformations and brought to the 
fore the profound tensions between the economic 
integration of immigrant workers and powerful pro
cesses of social and political exclusion that both 
undergird and emerge from these labor regimes. 
Understanding the specificities of precarious labor 
regimes in the context of rural gentrification

extends and reworks the urban literature on the 
topic. At the same time, scholars of rural gentrifica- 
tion would benefit from considering labor and labor 
regimes, issues that have been largely absent from 
that scholarship in the U.S. context.
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Notes
1. DeGenova (2005, 8) argued that “migrant ‘illegality’ 

proves to be a decisive feature of the distinctive raciali- 
zation of Mexicans in the United States.” We avoid 
the use of scare quotes around this term throughout 
the remainder of the text for readability but continue 
to prohlcmatize it in this way.

2. Although the term labor market lends itself to more 
abstracted and quantitative representations of the 
economy, the idea of a labor regime embeds labor 
within broader social relations, power dynamics, and 
history (see Sassen 1996; Theodore 2003).

3. One important way to measure this flow is to trace the 
spatial redistribution of noneamings income in rela
tion to non metropolitan areas (P. B. Nelson 2005).

4. Although we are among those scholars who think the 
language of gentrification brings helpful conceptual 
tools for understanding contemporary rural changes, 
we do not want to split hairs over terminology (rural 
gentrification vs. amenity migration). Both terminolo
gies refer to broadly similar dynamics—the flow of 
wealthy and usually white domestic migrants, who 
over the past several decades have becomes attracted 
to high-amenity rural places and who generate

I
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emergence of labor brokers to the excenc found in our 
work. Waldinger suggested that immigrant network 
recruitment benefits the immigrant community (and 
allows them to shut out “outsiders" and achieve social 
mobility), but we focus more heavily on the way immi' 
grant network recruitment benefits the employer, not 
just in terms of ease in replacing workers (Waldinger’s 
central point) but in terms of increasing flexibility and 
discipline.

economic, social, and political changes in those 
communities.

5. Although concerns about geographies of work are not 
new to scholars of amenity migration and rural gentrifi- 
cation in the United States (see Gober, McHugh, and 
Lcclerc 1993), few have explored how labor regimes 
and social relations writ large have been transformed 
as Latino immigrants have been recruited to work in 
gentrifying rural communities since the mid-1990s (for 
exceptions, see case studies by Nelson and Hiemstra 
2008; Hiemstra 2010; Schmalzbauer 2011).

6. There are recent examples of excellent, nuanced 
research on social geographies of identity and belong
ing in new destinations, particularly work by Marrow 
(2011) and Winders (2013). Both monographs, how
ever, deal with destinations shaped by distinct tabor 
regimes and sociospatial contexts: rural food processing 
employment in the former and urban spaces in the 
latter.

7. This expansion of local demand for workers benefited 
from the increased flows of labor from Mexico to the 
United States during the 1980s and 1990$ more gener
ally. These flows were produced by the confluence of 
neoliberal restructuring in Mexico, which economi
cally displaced millions, and new demands for low- 
wage workers in the United States (aided by the exis
tence of immigrant social networks between the two 
countries—see Massey and Espinosa 1997). We 
emphasize the demand side here because these broader 
labor flows largely did not reach Rabun or Routt coun
ties until employers actively recruited them from large 
urban centers.

8. For example, according to the Census of Retail Trade, 
both Routt and Rabun counties experienced a more 
than 25 percent increase in the number of restaurants 
between 1998 and 2012.

9. All names associated with interview quotations are 
pseudonyms, and some details have been changed or 
omitted to protect the identities of the respondents.

10. Although there were some seasonal agricultural work
ers (farm workers in Georgia and ranch hands in Colo
rado) present in both areas prior to the gentrification 
boom, we see this as a distinct process that did not sub
stantively affect labor regimes or social relations writ 
large. The exploitation of farm workers, although also 
affected by race and illegality, is distinct due to their 
seasonal status and the fact they are usually housed on 
the farm (e.g., labor camps). For example, although 
farm workers circulated in and out of Rabun County, 
Georgia, since the 1980s, their presence was largely 
invisible to the wider community—nor did they work 
side by side with white residents or send their children 
to local schools.

11. Recruitment of immigrants was a profoundly gendered 
process, as both agriculture workers and construction 
crews were and are overwhelmingly male. The vast 
majority of Latina workers in these areas arrived via 
their spouses or parents, who usually arrived first and 
whose employment drove their settlement choice.

12. Although this echoes to some extent Waldinger’s 
(1997) groundbreaking scholarship on immigrant net
works and labor markets, it makes a unique contribu
tion given that Waldinger did not identify the
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I utilize Bronfenbrenner’s ecological model as a conceptual framework to consider the

challenges of primarily low-income, Mexican American youth living on the Westside in Los

Angeles. Through a case study method I analyze the ways in which the Urban Youth Program

(UYP) a program of the Family Leadership Center (FLC) a community based organization

(CBO) provides a vital resource for youth. Although UYP strengthens the ecological

environments of youth involved, I argue that a positive youth development framework, which

underscores the functioning of UYP is ill-equipped to address macro-level issues such as the new

and emerging challenges of gentrification and increasing foundation reliance which can

potentially undermine the youth’s ecological environment. 1 argue that FLC should shift its

program towards a youth organizing model.
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I. INTRODUCTION

Although the Westside in Los Angeles usually conjures images of the beach, wealth,

whiteness and luxury, 1 center this study on the primarily Mexican-origin, low-income, working

class families and youth served by the Family Leadership Center (FLC), a community based

non-profit. Empire Street, where the center is located, contrasts to the images of privilege usually

associated with the Westside. These families struggle with financial insecurity, illegality,

educational opportunities, and gangs. A set of federal urban housing projects are located near the

FLC. However, FLC and Its Urban Youth Program (UYP), which serves youth 13 to 18 years of

age, appear to be a bright spot for many of these families offering hope for opportunities that

may improve their life chances and outcomes. However, increasingly macro-level changes such

as increasing financial constraints and threat of gentrification form emerging challenges that the

organization must contend with. I focus on these shifts, because they both increasingly impact

and impose on the youth.

Drawing on the work of psychologist Urie Bronfenbrenner (1979), 1 outline important

aspects of the youth’s ecological environment. Bronfenbrenner’s The Ecology of Human

Development (1979) urges scholars to consider the various ecological environments that shape

the formation of human development. Utilizing an ecological framework, I consider important

ecological environments that shape the lives of UYP youth including FLC, family relationships,

gang violence, connections to police, illegality and racism. Considering that various

environments impact youth development, I focus on both financial constraints that FLC faces

and increasing gentrification. I focus on both these areas in order to bring to light how they

threaten the work of FLC and the development of youth. The research questions framing this

study are:
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I. How do emerging constraints imposed on community-based organizations (CBOs)

such as increasing foundation reliance and gentrification limit its efforts to work with

youth?

2. Which model of working with youth is best equipped to challenge macro-level forces

that increasingly place youth and families in an increasingly precarious environment?

The challenges that the youth involved in UYP—primarily Mexican American from low-

income and/or mixed status families—live in a precarious environment. Racism and illegality

that shape many of the youth’s lives limit opportunities for them. However, FLC provides a

resource with distinct opportunities that reinforces micro-system environments. FLC’s current

model reflects a positive youth development model that provides youth primarily with skills

based outcomes, confidence building exercises, access to role models and educational

enrichment programs that focus on getting youth to college. Though these skills are important,

youth are not provided tools to develop a critical consciousness to question and critically

examine differential power relations. Though youth are provided a space to discuss issues in

their life they are not provided the best tools that can challenge these macro-level forces.

However, examining youth through an ecological lens urges me to examine emerging

constraints and challenges that may also impact these youth. Therefore, 1 examine the increasing

reliance on foundations that shape staff member’s ability to carry out their work. I contend that

FLC’s financial constraints as a non-profit and their actions of “chasing the money” creates an

environment of staff burnout and organizational disempowerment. 1 use the term “organizational

disempowerment” to reflect the ways in which staff who work the closest with the youth feel

pressure to develop new programs without sufficient infrastructure amidst the possibility of grant

funding, job insecurity, and the increasing pressure of quantifying programmatic outcomes. Staff

2



feel an organizational pressure to focus on quantity over quality to meet foundation reporting and

evaluative standards. These adaptive tactics, therefore, appear rather piecemeal. In this way, I

examine the ways in which increasing foundation reliance may constrain an organizational shift

towards a youth organizing model.

In a related manner, I examine how gentrification threatens the work that FLC does.

Through this type of neighborhood change, families may be forced to move by being priced out

or evicted. Displacement through gentrification can rupture the supportive microsystem that FLC

has helped to strengthen for its youth and families. Because of the complexity and opacity of

how gentrification works, the dangers of such shifts are not always clear to community members.

Because this was not something the organization or youth seemed particularly aware of, I draw

attention to it here. I consider the dangers and the prospect that addressing gentrification may be

one issue that a youth organizing model can address at FLC. I point out that a positive youth

development framework is unable to adequately address this type of neighborhood issue because

it fails to mobilize youth politically.

This case study utilizes multiple methods that include gathering and analyzing: (1) census

data; (2) organization documents including an in-depth analysis of 98 youth reflections; (3)

participant observations of Friday leadership meetings; and (4) 21 in-depth interview with key

staff, current youth participants, and alumni UYP participants. In addition, I spent considerable

time at FLC as a field observer conducting research and observations from June 2015-August

2016. Through these methods and data, I give voice to the various ecological challenges that the

youth, their families, the staff, and the organization face.

My literature review examines: (1) Bronfenbrenner’s ecological framework; (2) youth

development and youth activist oriented frameworks; (2) issues that CBOs frequently encounter,
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including the decision of whether and how to engage in advocacy; and (3) gentrification

research. After I review the literature, I provide more detailed information on the various

methods that I employed in carrying out this study. In the fashion of ethnographic research, I

provide rich descriptions of the community-neighborhood context and the institutional context in

terms of the structure of the programs offered at FLC for youth. I provide a portrait of the youth

participants using both quantitative and qualitative data highlighting four youth in particular to

provide a more nuanced understanding of the challenges that these youth face. These four youth

provide an image of a variety of challenges that youth affiliated with the program face including

illegality, covert and family related drug and substance abuse, and a developing self-confidence.

My analysis includes a discussion of the shortcomings of a youth development model. I

include recommendations for FLC to facilitate a shift towards a youth organizing model. Finally,

I conclude by considering the value of a youth organizing model in a post-Trump election era.

II. LITERATURE REVIEW

In this literature review, I begin by introducing Bronfenbrenner’s (1979) ecological

model. I then cover four different frameworks—deficit oriented, positive youth development,

youth civic engagement, and youth activist—in the field of youth development. I point out that

youth activist frameworks seriously contend with youth empowerment in a way that connects

individual level growth to community change. I then examine the role of non-profits in civil

society, highlighting the possibility and limitations of political engagement for community-based

organizations. I then discuss gentrification research. I provide basic definitions and research,

highlighted gentrification battles taking place in Los Angeles. I attempt to provide a regional

view of gentrification related tensions.
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Bronfenbrenner’s ecological model provides a basis for understanding different levels of

systems, environments, and interactions of these system that influences a persons’ development.

In 1979, Urie Bronfenbrenner published The Ecology of Human Development outlining a way to

consider the overarching environments that influence an individual’s environment. He

envisioned this ecological environment as a set of nested structures that began with the

individual. This considers the individual’s personality, role, education etc. The microsystem

makes up the next level and consists of those environments in which the individual is directly

involved in for example, family, school, afterschool activities, church, and peer relationships.

The mesosystem involves the “linkages between settings, those in which the developing persons

participates in” (7). For example, this might consider how local non-profits provide tools and

encourage parents to actively participate in local school activities (i.e. parental engagement).

Next, the ecosystem considers the impact of settings in which the individual does not directly

participate in, but nevertheless directly impacts them. An example provided by Bronfenbrenner

is a parent’s work environment. A parent’s working conditions may limit the amount of time,

energy, or resources they have available to provide their children and therefore may limit or

open-up opportunities for healthy development. Finally, Bronfenbrenner considers societal

ideologies that shape the macro-level context in which development occurs. This may include the

overarching political context, national ideologies, racialization, illegality, or beliefs about people

experiencing poverty. Trained as a psychologist, Bronfenbrenner’s model critiques psychological

research for failing to account for the impact of different environments and the ways in which

various individuals depending on their social location fit into these ecological settings.

Bronfenbrenner recognized that these environments are not static both because an individual may
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change their relationships to these environments or the environments themselves may change

over time.

Bronfenbrenner’s ecological model allows for the consideration of and interactions

amongst various environments that either directly or indirectly impact an individual’s

development. Through this model, it becomes clear that macro-, exo-, meso-, and micro- level

systems are linked and seek to make more apparent how they may impinge or support positive

development. The Family Leadership Center (FLC), which I describe in greater detail later, is

particularly concerned with facilitating an environment that aids youth in their development. Part

of the central components of the center’s model is to increase parental engagement in their

children’s lives. In many respects, the center focuses on strengthening the microsystems that

youth engage in. Though larger systems pressures such as the threat of gentrification and

increasing foundation reliance also have the potential to restrict youth development particularly

by impacting the microsystems that shape youth’s lives, considerations of these challenges is

much more muted than apparent in how the center orients is youth program. An ecological model

also suggests that interventions are possible and important. These systems, however, can change;

they are not static nor fixed in place. Thus, I will argue that shifting towards a youth activist

model may give youth the skills, abilities, and tools to enact changes both within their

microsystems but also empower them to distinguish these systems and the negative implications

that they may have on their development. Youth activist models also aim to have youth challenge

structures of power that may work against them, to engage in organizing work to pressure the

political system thus enabling change that reverberates throughout larger geographical regions

and systems-level contexts.

6



Having provided an overview of Bronfenbrenner’s ecological framework- -an

overarching theory of human development—I next provide an overview of the various

frameworks that proliferate the youth development field more specifically.

Youth Development
Youth development models' provide both a theory and approach for working effectively 

with youth. There are four distinctive models that I review here—deficit-oriented models,

positive youth development, youth civic engagement, and youth organizing. Though these

models are distinctive they simultaneously can be viewed as lying along a spectrum. This

spectrum approach recognizes that these different frameworks are distinctive and yet may

overlap in certain aspects, that is, they bleed into one another. However, particular characteristics

can be attributed to each of the different youth models. I utilize youth development research as

an umbrella term that encompasses the different theories of youth development as opposed to

positive youth development, which refers to a branch within youth development research. Table

1 below provides a summary of the distinctions between the different models that 1 will review.

Before I argue that the Urban Youth Program (UYP) currently operates within a positive youth

development framework, I review the youth development literature in order to provide a

foundation on which to understand different models that consider what youth need during this

critical stage In their life. 1 examine the spectrum of research and argue that youth activism

provides the best framework for researching and uncovering power structures that limit youth

opportunities, working towards collective solutions and thus empowering youth to advocate on

their own behalves that link individual challenges to community-level, exo-, and macro-level

forces. I

I use the terms model(s) and framework(s) interchangeably.
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Deficit Frameworks
Deficit-oriented frameworks start from the vantage point of labeling youth as “at-risk” of

engaging in behaviors that impede their own development and possible life outcomes. Joining

gangs, engaging in substance abuse or getting pregnant are examples of risky behaviors that

prevention programs often attempt to curtail. Early conceptions of these frameworks largely

assigned blame to individual-level decision making and even cultural deficiency (e.g. racialized

meanings). For example, high teenage pregnancy rates among Latina women that situates blame

on culture utilizes a deficit-oriented framework. Rather than considering the lack of opportunities

or sexual education (i.e. macro-level forces) they place blame on an entire culture that is 

embedded with racialized meanings that maintain the superiority of whiteness.2 Deficit-oriented

frameworks have historically been used against marginalized populations. Rather than recognize

that these parents may be unable to attend because of conflicting work schedules or child-caring

responsibilities, parents are blamed for not caring.

Although deficit-oriented frameworks are considered outdated, they often work their way

into the fields of public education or public health (Irizarry 2009; Valenzuela 1999). Deficit-

oriented frameworks fail to recognize both what youth offer and the systemic issues that youth

and their families encounter. Consider, for example, when teachers, school officials, or other 

parents complain about the lack of parental involvement of Latinx or low-income families and 

implicitly or explicitly blame parents for not caring about their child’s educational achievements

rather than considering the structural inequalities that may impact parents’ ability to be involved

(Valenzuela, 1999; Irizarry 2009; Ochoa, 2013).

21 draw on Lipsitz’s (2011) definition of whiteness. “Whiteness is this society is not so much a color as a condition’ 
(3). By privileging whiteness—people who have been deemed white—have unjustly historically benefitted both 
materially and immaterially to the detriment of other racialized groups in the United States. 3

31 use the term Latinx instead of Latina/o to recognize the variety of gender identities that people of this group may 
ascribe to.
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Table 1.
Youth Development Framework s

DefIt it-Oriented Models Youth Civic EngagementPositive Youth 
Development Research

Youth Organizing

l Youth are at-risk of 
\ engaging in dangerous 

behaviors (gangs, teen 
: pregnancy, drug use 
| etc.), providers should 
j work with youth to 

prevent negative 
behaviors.

General
Philosophy

. Youth can and should be j Recognize, understand, and 
I civicaily engaged. Youth ( challenge social injustice 
| are encouraged to engage ; (i.e. status quo that 
; in a democratic political 1 normalizes 
> environment through 
i traditional means for

Youth are not just 
problems (i.e. turn away 

i from deficit-oriented; 
j models). Aim is to 
; identify positive assets, 
i requirements, features,

goals etc. that youth need ( example, visits to state 
in order to develop into 
healthy adults.

■ i marginalization). Youth 
I conduct power analysis,
! develop critical 
! consciousness, advocate on

' li

.• (

capitals, learning about 
voting rights, talking with : their own behalf, and hold :

, power-holders accountable.
; I low is power differentially j 

maintained in ways that : 
; marginalize specific \

,, i

■! elected officials etc.
; Guiding Questions How can [wcj prevent 

. risky youth behaviors?
What do youth need in 
order to thrive and 
become productive 
adults?

: I low can youth become
more involved in the
democratic system in 
preparation for continued I populations and what is 

1 civic engagement in 
: adulthood?

i
■j needed to challenge the 

systemic nature of that 
especially marginalize 

I youth of color?
I
i

4-
] Challenge power,(sfaitus 

quo, and marginalization
Key Attributes Preventative work Space that provides 

cognitive, social, 
emotional, and behavioral 
growth.

s Adult role models.
■ Educational activities.
• Search institute, 1997 ;• Andolinaetal., 2002
• Roth & Brooks-Gunn,

1998 & 2003
: • Connell, Gambone, &
I Smith, 2000

Traditipnal political 
engagement •' T

l .

Authors/Vlodcls of 
1 Research 
; Literature

Hall. 1904 • Ginwright & Cammarota, !
2002 (SJYD*) j

• Ginwright & James, 2002 !
: • Sullivan et al., 2003 j
• Ginwright, Noguera, & !
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Cammarota, Eds., 2006 
• Jennings et al., 2006 

(CYE**)
1 • Cristens & Dolan, 2011

| • Committee on 
| Community-Level 
| Programs for Youth,
i Eccles & Gootman,
! Eds., 2002 
j • Catalano et al., 2004

ii !
|

j
I

!i
r

t ii i

*SJYD = Social Justice Youth Development 
**CYE = Critical Youth Empowerment
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Research demonstrates positioning youth within deficit-oriented frameworks negatively

impacts their educational achievement and social identity. Angela Valenzuela’s (1999) study of

Mexican youth in Houston, Texas critiques school officials and teachers for imposing a

“subtractive schooling process.” Rather than empowering Mexican youth, the schooling process,

itself, disempowers and disrespects youth’s backgrounds. Though teachers or school officials

primarily view youth as disengaged from their schooling process, youth in fact recognize when

teachers do not care, therefore students become disinterested in participating.

Utilizing an ecological approach aids in the analysis of the limitations of deficit-oriented

frameworks. First, it makes apparent that deficit oriented models largely assign blame and

merely consider an individual’s role, mindset rather than consider larger level systems at play.

Conversely, utilizing an ecological lens makes one consider how individuals operate within a

larger ecological environment. That is the researcher is forced to consider the impact that a

macro-U.S. ideology that marginalizes Latinos within a socially racialized hierarchy operate to

foreclose resources and opportunities at an exo-, meso-, and micro-level. Therefore, an

ecological approach considers a variety of structural factors rather than merely assigning blame

at an individual level.

Positive Youth Development

Positive youth development frameworks emerge from a direct critique of deficit-oriented

frameworks. Rather than starting from the point of asking what’s wrong with youth, positive

youth development models consider the assets, skills, environments, and opportunities that youth

need to succeed (Search Institute 2007; Epstein 2011; Catalano et al. 2004; Eccles & Goodman

2001). This field also considers basic human needs such as sufficient nutrition, shelter and health

(Connell, Gambone & Smith 2000). Positive youth development models attempt to link youth to
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their ecological environments, considering the individual-level traits, extended relationships with

role models and parents, and the space both physical and emotional that youth should have

access to in order to develop into healthy adults. Though these models consider individual level,

micro-, and meso-system linkages, they rarely consider macro-level processes for example,

issues of illegality or exclusion that minority youth encounter.

Scholars in this field generally identify positive youth development programs as those

that provide a way for youth to develop socially, emotionally, cognitively, behaviorally, and

morally, though they have been categorized differently amongst various scholars (Eccles &

Gootman 2002; Catalano et al, 2004). The Search Institute from Minneapolis, Minnesota, a

leader in positive youth development research identifies and describes 40 developmental assets

that youth need to become caring and responsible adults (Search Institute, 1997; Roth et al.

1998). Twenty internal assets identified reflect individual social and moral competencies.

Examples of Internal assets include: motivation to achieve in school, demonstration of integrity,

display of honesty, ability to resist negative peer pressure and dangerous situations, and

optimism about their own future. These assets. These internal assets largely consider and

breakdown factors important to youth development at an individual level. The 20 external assets

listed consider how youth engage and are engaged by their neighborhood, school, family, peers

or other adult role models categorized into four areas—support, empowerment, boundaries and

expectations, and constructive use of time. Though these assets provide an important pivot away

from deficit-oriented frameworks in identifying assets of healthy youth and their communities,

they are also limited in their consideration of macro-level forces that help shape the environment

in which youth find themselves in.
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Family, community, neighborhood, school and peer supports are especially salient within

the positive youth development field. Utilizing an ecological framework, it becomes more

apparent that the focus is primarily on the individual and microsystem level. The field of positive

youth development primarily calls for neighborhoods, community adults, and family members to

be more involved in working towards creating these positive assets for youth so that these

opportunities are found in multiple settings of the youth’s environment rather than one. In

addition to the Search Institutes development assets, Connell, Gambone, and Smith point out that

“family is the single most critical source of support, encouragement, moral development, love

and sustenance for a young person” (291). Jodie L. Roth and Jeanne Brooks-Gunn (2003)

describe positive youth development programs as having a family-like and hopeful atmosphere

with formal and informal educational opportunities. As a foundation and primary relationship, it

is no surprise that the ideal of healthy family relationships are considered especially important

and sought to be replicated throughout a youth’s micro-system. However, what might this mean

for youth that do not have families or whose families are unlikely to develop a healthy

relationship without additional resources? This is not to question the ability of people to change,

but rather to indicate that unfortunately some family members are confronted with the precarity

of life; they may work long hours, take on multiple jobs, face mental health issues related to

trauma they have experienced or continue to experience etc. Unfortunately, it is likely that some

families will never provide the type of encouragement, support or love that is suggested.

In comparison to deficit oriented frameworks, positive youth development programs also

often identify youth empowerment as central (Search Institute, 1997; Roth et al. 1998; Roth and

Brooks-Gunn 2003). Youth engagement in community service, taking on positions of leadership,

developing positive self-esteem, a sense of efficacy, meaningful opportunities for involvement

13



and membership, for example are often identified as aspects of youth empowerment (Search

Institute 1997; Roth et al. 1998; Connell, Gambone, and Smith 2000). A critique of deficit-

oriented models is embedded in identifying empowerment as important. Roth and Brooks-Gunn

(2003) findings of programs espousing prevention goals, i.e. those that sought to limit teen risk

behaviors, is that prevention programs were less likely to create an empowering environment,

offered fewer skill building activities, less likely to offer peer mentoring and provided fewer

opportunities for youth to expand their horizons. Roth and Brooks-Gunn define an empowering

environment as one in which “program staff and activities encourage youth to engage in useful

roles, practice self-determination and develop or clarify their goals for the future.. .activities such

as decision-making, leadership development, and community service empower youth” (101).

However, these descriptive factors of youth empowerment reflect an individualized perspective

of empowerment as opposed to an overall sense of empowerment that consists of a larger group

or community. In these conceptualizations of empowerment youth are not explicitly encouraged

to understand sites of power or to develop socio-political competencies. Individual

empowerment “includes psychosocial aspects, such as a sense of personal and social

responsibility; self-esteem; self-determination; sense of self- and political-efficacy; and

perceived control” (Susskind 2010, 213). Susskind (2003) however defines empowerment as

both the increase in the capacity of an individual, group or community to create change as well

as the process and outcomes of actual change in the conditions that oppress people, resulting in

an enduring redistribution of power and resources” (Italics in original, 231). Unlike positive

youth development’s empowerment framework, Susskind, more in tune with youth activist

frameworks, argues that empowerment results in change that redistributes power.
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The assets, environments, skills, and normative behaviors that positive youth

development literature lists may identify what youth need thereby providing a framework for

adults and families working with youth, however it does not speak to structural inequalities nor

does it articulate youth agency in combating structural inequalities. Ginwright and Cammarota

(2002) have eloquently critiqued positive youth development models on two primary counts: (1)

'the strategy to promote youth assets runs the risk of dismissing serious social, economic, and

political influences in the lives of urban youth. Consequently, we are left with an over

romanticized, problem-free view of youth” (84); and (2) “current formulations of positive youth

development are based on universalistic, white middle-class conceptions of youth. This view of

youth homogenizes their experiences, simplifies their identities, and conceptualizes them through

one dominant cultural frame” (85). Though the model is meant to be inclusive, the Search

Institute recognizes that more research is needed to understand how the framework can be more

relevant and inclusive to specific marginalized communities including communities of color.

Therefore, as Ginwright and Cammarota point out, positive youth development frameworks have

not centrally located youth of color within this paradigm.

Youth Civic Engagement

Similar to positive youth development frameworks youth civic engagement models

consider how youth can be more engaged in their community, however civic engagement models

focus and engage youth in political education and awareness (Sullivan et al. 2003; Lemer et. al

2003). These models focus on more traditional conceptions of civic education such as learning

about the political process to encourage future involvement in the electoral system. Lemer et al

(2003) encourage youth civic engagement so that youth can become adults that are willing to

contribute to their own self-growth, family, community, and to civil society.
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However, questions of power and who gets to participate and who does not are left

unexamined. For example, undocumented populations who are impacted by political processes

cannot vote—a basic and often taken for granted concept in civic engagement education. This is

particularly problematic because undocumented populations are in an especially precarious

position. U.S. immigration policy dictates their lives although they cannot engage in what civic

engagement models often consider to be one of the most basic forms of political engagement. In

the U.S. especially it can be a long and disheartening process for immigrants, particularly

immigrants from Latin America to legalize their status.

Youth Organizing

Youth organizing models differ from positive youth development models in two essential

ways they: (1) consider and analyze systems of power and the multiple levels of marginalization

that youth may face including police brutality, gang violence, discrimination, racism,

deportation, undocumented status, drug abuse, gendered violence etc.; and (2) empower youth to

engage in direct action and political mobilization (Ginwright & James 2002; Ginwright &

Cammarota 2002; Sullivan et al. 2003; Jennings et al. 2006; Cristens & Dolan 2011). Building

on community organizing, youth organizing models also consider power relationships between

youth and adults, the development of alliance networks, and uphold respect for youth culture and

perspectives. The emphasis on transformative systemic change recognizes the power that youth

hold now rather than looking at youth as simply adults in the making.

Youth organizing models centers the experiences of marginalized youth. These models

encourage youth that are facing macro-, exo-, meso-, micro-, and individual level struggles to

consider their lived realities and to question the normalization of certain policies, practices or

lived realities. This encourages youth to examine the systems and connections between these
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systems that limit the kinds of opportunities that youth and communities can access. Because this

model centers the experiences of youth, they do not prescribe assets that youth can work from,

nor does it assume that youth have access to or brings to the table the same experiences. In this

way youth are encouraged to reflect on their own life and critically examine how power is

distributed across society and in ways that are particularly relevant to their lived realities. These

models therefore aim for youth to develop a critical consciousness (Ginwright and Cammarota

2002). Ginwright and Cammarota (2002) describe critical consciousness as increasing: (1) self

awareness, which includes a critique of stereotypes; (2) social awareness in which youth begin to

engage directly with institutions that maintain power and opportunities out of their hands; and (3)

global awareness, which allows youth to connect with various struggles across the world. This

model centers the challenges that youth face, encourages youth to question the status quo, and to

mobilize on their own behalves. Ginwright and Cammorata’s inclusion of global awareness also

considers how the struggles that youth face here may be similar to other youth's struggles, thus

encouraging global solidarity and global citizenship. In addition to conducting a power analysis

and critically examining community issues and the systemic nature of the status quo and

mobilizing strategies for enacting change, Cristens and Dolans (2002) argue that youth

organizing allows youth to “[choose] the issues that are most important to them through

collective decision-making process” (529) and youth are the central decision-makers rather than

adults; adults support youth. In comparison to other models of youth development, youth are

given the reins to orient and drive the initiatives to enact change rather than adults. Though

adults provide guidance and support it is not their decision making that overrides youth power.

I have attempted to make clear that youth organizing models center youth, aim to develop

critical consciousness within youth, and mobilize youth to engage with powerbrokers to enact
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change to improve the lived realities of people who are similarly disadvantaged. Youth

organizing frameworks also recognize that important strategies utilized through this process is

reflection, research, and collective decision-making (Jennings et. al 2006; Gmwright &

Cammarota 2002; Christens & Dolans 2010). Youth reflection Is important so that youth have

the space to both individually and collectively deeply consider not only their lived realities but

also to analyze their own strategies. Reflection can include examining what went well, what

could have been improved, and how to continue to tackle the identified issue (i.e. ongoing

strategizing). For youth to tackle a problem and identify possible solution they must also engage

in research. Research may include reading more about the issue, talking to various individuals

impacted by the problem, identifying and conducting a power analysis to identify powerbrokers

who can enact change. Additionally, collective decision-making becomes central so that youth

are not only learning how to work together, recognizing each other’s voices, but in this way they

can also be the leaders of change initiatives. Ginwright and Cammarota (2002) Social Justice

Youth Development (SJYD) model also indicate that embracing youth identity and youth culture

can help to engage youth and positively recognize and validate visual and sonic embodiments

(e.g. rap music, baggy clothes) of youth identity—particularly in low-income, under resourced,

minority communities—that are often criminalized (Rios 2011).

The community organizing initiatives of the Inland Congregations United for Change

(ICUC) located in San Bernardino and Riverside Counties is an example of the kinds of changes

that can be brought about by utilizing a youth organizing model. However, Christens and Dolans

(2012) analysis of ICUC recognizes that in practice youth organizing practices take long term

commitment that builds community relationships, power, and grassroots leadership. The ICUC is

a member of People Improving Communities through Organizing (PICO), a national faith based
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organizing network. The ICUC began their youth organizing efforts after a I6-year-old girl was

gunned down in a drive-by shooting. The girl’s peers were especially struck by her murder and

began organizing among themselves in order to address the violence they experienced in their

communities. With the assistance of a local university, the youth were able to survey and collect

15,300 surveys from 2007-2008. They turned these surveys into research papers that called for

violence prevention programs rather than increased policing and more restrictive laws as well as

defunding of schools. This was important in the ICUC campaign because a youth council was

created, however their ideas were not really taken into consideration by city council members

and ultimately the council was disbanded. In this way, adults still dictated the agenda. Though

the disbanded council fell short of ICUC goals, this reiterates that constant reflection, centering

of youth is vital. They outlined a cycle of youth organizing that was enacted at ICUC which

included relationship building, research, power analysis, action/mobilization, reflection,

evaluation of successes and failures, and celebration of success. At the community-level this led

to program implementation, policy change, and institution building. However, they noted that

although these community level outcomes were necessary they did not yet amount to

transformative changes,” suggesting that transformative changes are not easily won and take

much longer than expected of goals sought by positive youth development research. They point

out that organizing is more than reaching “short-term policy objectives” but rather it must also

include building up grassroots leadership so that the efforts to battle systemic inequalities are

more sustainable.

In summary, youth organizing models differ from other youth development models in

several key ways. Youth organizing models do not assign blame nor see youth culture as

problematic. Instead youth organizing recognizes the structural inequalities that consider the
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micro-, meso-, exo-, and macro- levels systems that may impede youth opportunities. Unlike

positive youth development, youth organizing models go beyond the goal of individual

empowerment. Rather youth can the skills and knowledge to works towards community

empowerment. As mentioned earlier, Susskind’s (2003) definition of empowerment

acknowledges that empowerment leads to “an enduring redistribution ofpower and resources”

(231). Additionally, youth organizing models recognize that youth may face various challenges

based on their positionality and therefore instead of identifying a general list of assets that may

or may not be present in youth’s lives, youth organizing models center youth’s collective lived

realities that may reveal or complicate assets not identified or transform ‘deficits’ into assets.

Additionally, because youth organizing models center youth, they are more apt to recognize that

undocumented youth may not be able to engage in traditional forms of civic engagement (e.g.

voting) in the future. Thus, community organizations utilizing youth organizing approaches may

consider alternative forms of mobilization and question the various systems (e.g. ideologies,

laws, etc.) that limit undocumented youth political, economic, and social power.

Although nonprofits are not the only places in which youth organizing can occur,

nonprofits working with youth can provide a space for this to occur. I next highlight the

increasing social role that nonprofits have taken since President Johnson’s War on Poverty, and I

examine the challenges, particularly the financial constraints that they encounter. I focus on this

in order to highlight the challenges that may hinder or prevent nonprofits from engaging in

activist oriented work.

Community Based Organizations

Community-based organization operate on a micro-level often creating and reinforcing a

sense of community among participants and those that live in the community but may not
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directly participate. Community-based organizations describe organizations that (I) serve a

particular geographic area; (2) increase attention to the needs of marginalized residents of that

locale; and (3) community members significantly participate in daily activities (Marwell 2004).

Though CBOs often fall under the umbrella of non-profits—assuming they maintain a tax-

exempt status—not all nonprofits are CBOs. Reflecting issues in the non-profit sector at large,

this literature review examines the role and challenges of CBOs in the context of my thesis topic

and research questions. I consider CBOs roles in advocacy and financially related challenges.

The increasing rise in the nonprofit sector occurred following President Johnson’s War

on Poverty initiatives which began to funnel money to a third sector of organizations and shifted

the responsibility of providing direct services away from the federal government (Marwell,

2004). Privatization and devolution in the 1970s and 1980s further expanded the need for

nonprofit organizations to provide services to individuals, families, and communities in need

(Levine, 2004; Garrow & Plasenfeld, 2014). Today, neoliberalism has increasingly impacted

nonprofits to mirror and accept neoliberal values including individualism, market-oriented

solutions amidst the decreasing power of government (Garrow & Hasenfeld 2014). Elizabeth A.

Mulroy’s (2004) research indicates that the human services sector is increasingly privatized, i.e.

services to populations are increasingly provided directly by private for-profit and non-profit

entities that apply for government contracts. These macro-level processes provide a clearer

picture of the expanded growth, demands from community, and pressures from various funding

entities that shape the nonprofit industry.

Advocacy

Although nonprofits can organize their members, encourage and lead advocacy efforts to

benefit their members they do not always do so. Elizabeth A. Mulroy (2004) argues that non
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profits not only should be mobilizing people, but they have a duty to do so for their own survival

because these organizations increasingly depend on federal, state, and foundation grants which

operate within a political paradigm. If these organizations do not advocate in support or against

issues that directly affect them both in terms of policy and funding streams, they run the risk of

not being heard while these political decisions are made. However, it is imperative to keep in

mind that non-profits do not always do so because they lack the legal expertise or confidence to

know where they can draw the line. Kelly Leroux and Holly T. Goerdel’s (2009) study reveals

that “a lack of relevant staff expertise, combined with concerns about violating laws and fears of

losing public funds, often keeps nonprofits out of the political arena altogether” (515). Their

survey data, based on a sampling of 119 nonprofits in Michigan, reveals that the following

factors significantly increased advocacy efforts: (1) receiving government funding; (2) having a

board with registered lobbyists; (3) frequent interactions with funders that provide information

about the policy environment; or (4) organizations experienced in external collaborative effort.

Their findings indicate a certain level of expertise required for organizations to engage in

advocacy efforts.

Additionally, the type of underlying organizational logic has bearing on non-profits

decision to advocate (Garrow & Hasenfeld 2014). Based on surveys of 641 human-services

nonprofits in Los Angeles County, Garrow & Hasenfeld (2014) research indicates that 44% of

the organizations sampled report that they engage in advocacy. Organizations that primarily

work from a deficit-oriented framework were the least likely to engage in advocacy.

Organizations that viewed clients as victims of structural inequalities were more likely to engage

in advocacy efforts.
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The relationships that non-profits and funders maintain is increasingly important. As

Leroux and Goerdel’s (2009) research reveals funders are not only able to provide nonprofits

with information about the policy environment, but doing so increases a non-profits pobability of

engaging in advocacy. Jeremy R. Levine’s (2004) research of CBOs in Boston, argues that “the

existing literature rarely considers CBOs’ relationships with private funders as ‘political,’ but

like government bureaucrats, private funders are critical players in contemporary urban

governance” (10). Levine’s research reveals that CBOs targeting of private funders for political

action lead to significant increases in monies. What can be concluded is that CBOs relationships

with foundations are not only important, but that they are also political and may themselves

require political interventions. As foundations increasingly seek to shape policy in their area of

giving, the political nature of the relationship between CBOs and foundations is likely to expand.

However, these macro- shifts in funding—away from the government—have brought about new

challenges as nonprofits increasingly rely on privatized foundation giving.

Spread Too Thin

Nonprofits are often constantly concerned with financial uncertainty, which can be due to

a confluence of factors including economic downturns, decreased federal funding, private

foundation interests and expectations. Increased financial uncertainty greatly contributes to a

much more fragile environment for non-profits. To deal with financial uncertainty, nonprofits

take on adaptive tactics—adding new programs, reducing staff, or discontinuing current

programs (Mosley et al. 2012). These financial constraints not only impact the organization at

large but also suggests the loss of programs, mentors, and support systems for populations that

may already be living in an exceptionally precarious state.
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The UCLA Center for Civil Society (CCS) has produced several reports that shed light as

to the increasing precariousness that nonprofits must contend with. Following the most recent

national economic downturn CCS concluded that the “Los Angeles human services nonprofit

sectors is stressed and stretched...since the recession began, the sector has seen a dramatic

increase in hiring and salary freezes, furlough programs, lay-offs, and increased reliance on

volunteers. In small organizations, the loss of just one person, who often does multiple duties,

can be crippling” (Hesenfeld et al. 2012, vi, vii). This report points out the impact of decreased

funding on employment opportunities in the Los Angeles nonprofit sector. I would add that these

decisions are likely to have rippling effects that are likely to impact staff morale, organizational

agency and empowerment, and clients and the surrounding service community as less people are

available to do the work. Additionally, increasing reliance on volunteers suggest that there may

be less consistency and less expertise for those that have sought to fill the void left behind by

paid staff. Two years later, CCS also reported that individual giving in Los Angeles continued to

be less than what it was before the recession occurred. However, these changes suggest not just

the continued impact of the economic recession but that “individual giving patterns reflect

growing inequality. ..many of the wealthy appear to be making more and giving less” (Ong et al.

2014,4). If this pattern continues nonprofits will increasingly face greater financial constraints

representing new financially related challenges. CCS 2013 report focuses on human services

organizations located in impoverished census tracts in Los Angeles. The findings conclude that

these nonprofits are more reliant on private donations including support from foundations and

they receive significantly less government funding than similar organizations located in better off

neighborhoods. This report indicates a geographic disparity of government giving for those most

in need. Additionally, the overreliance on funders further strains nonprofits. Many of the
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nonprofits interviewed indicated that funders “preoccupation with innovation promotes mission

drift and undermines the work at hand” (Hesenfeld et al. 2013, 23). Taken together these reports

demonstrate that nonprofits in Los Angeles are in serious trouble because of the financial

constraints that they face. Overall there is less government money for nonprofits located in the

neediest areas, less individual giving, increased reliance on private foundation which undermines

the intended work of these nonprofits. The CCS provides a regional portrait of financially related

challenges that nonprofits face in the Los Angeles areas.

Increasing foundation reliance and expectations also appear to not only be a regional

issue, but a national one as well. INCITE! ’s (2007) The Revolution Will Not Be Funded presents

various cases and argument of the ways in which foundations are increasingly dictating the work

of non-profits. They argue that this imposes a corporatist logic onto nonprofits that must attempt

to prove their success. Therefore, the work of nonprofits trapped within this system are unable to

engage in radically transformative work. They argue that in this way the primary focus of

foundations has been on containing the problems of poverty, class inequalities, racism,

patriarchy etc. rather than getting at the root of these issues. Given the types of challenges that

increasing foundation reliance and limited funding places on non-profits, it can be difficult for

organization to attempt to tackle more controversial neighborhood issues such as gentrification.

Gentrification
“Gentrification typically refers to the influx of economic capital into previously poor or working 

class neighborhoods that is driven by commercial investors and new, affluent residents. The 
influx of capital, new residents and businesses drives and reflects a broader series of changes in 

the physical' political, social and cultural terrain of the neighborhood, resulting in longtime
residents ’ displacement. ”

-Anthony drum and Zachary Neal, in The Gentrification Debates, 2010, xvii
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Gentrification is a complex process that can transform entire neighborhoods from

working-class or low-income communities into neighborhoods that cater to and meet the needs

of upper-class residents. Rather than creating more opportunities for communities in need,

through displacement gentrification is both about erasure (i.e. displacement) and the maintenance

of racialized and classed boundaries. Urbanists Orurn and Neal’s (2010) quote above

underscores that gentrification both reflects and facilitates destabilization of entire microsystems.

As lower income families find themselves pushed out and priced out of their neighborhoods their

political and social power also seemingly diminishes in comparison to that of higher income

neighbors and developers moving in. In this section, I provide an overview of gentrification

research. I then highlight research that considers how nonprofits are both impacted and have

organized to combat gentrification. Finally, I consider current sites of gentrification in Los

Angeles and argue that gentrification on the Westside is overlooked.

Defining and Identifying Gentrification

When Ruth Glass, a sociologist, first coined the term gentrification in 1964 she was

principally concerned with urban changes occurring in which working class communities were

transforming to middle-class and upper-middle class communities in London. Rather than

changing the plight of working class communities, these changes seemingly maintained class

boundaries. She wrote, “new minority groups have appeared. But none of this movement is

matched by an increase in genuine social mobility. The old class alignments are being

maintained—or copied” (as cited in Brown-Saracino 20)0 21). Central to Glass’ definition is the

displacement of the original working class residents so that the character of the community is

transformed. Displacement can take a variety of forms “direct and indirect, economic, and

exclusionary—and may result from either investment or disinvestment” (Zuk et al. 2015, 27).
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Through displacement, gentrification can threaten and transform supportive environments and

relationships for low-income communities.

Considering youth specifically, these changes often occur without youth input even

though it directly impacts their lives. Through displacement, youth may be forced to attend new

schools, move to similar or more disadvantaged neighborhoods that may expose them to more

violence, may place them in poorer housing conditions. These changes may also move them

away from family, neighbors, and community services that may provide supportive networks

during youth development. If parents are concerned with being served eviction notices, youth

may also experience this stressor. Formoso, Weber, and Atkins (2010) analysis of scholarly

literature pertaining to child development, neighborhoods, and gentrification argues that resulting

positive or negative consequences of gentrification are likely to be dependent on whether

affluent newcomers are willing to give of their time and resources (financial, political, etc.) to

advocate or connect with low-income families. However, as a literature review their study is

unable to provide information as to how or when gentrification may lead to beneficial outcomes.

This article largely leaves unexamined the ways in which low-income residents are marginalized

already. For example, evidence has recognized that police are often unwilling to respond to the

needs of low-income members or when they do over-criminalize youth (Rios 2011). However,

because gentrification changes the class dynamics in a neighborhood, police are often much

more responsive to the needs of middle-class or wealthy residents (Martin, 2008). Gentrification

related policies might also exacerbate tensions between new and long-time residents. Leslie

Martin’s (2008) study of three gentrifying neighborhoods in Atlanta, GA indicates that there are

clear tensions between long-term residents and newcomers and a mismatch in how middle-class

newcomers view youth presence, drug use, and leisure time.
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Geographer Geoffrey DeVerteuil’s (2011) comparative study of nonprofits experience

with gentrification related displacement in Los Angeles and London reveals that nonprofits in

Los Angeles experience more displacement pressure than in London. He suggests that this is

because of Los Angeles organizations inexperience with gentrification, the greater extent of

homelessness in Los Angeles thereby facilitating NIMBYism, less government support of non

profits facing gentrifying forces and racism in the United States. His findings indicate that of 46

non-profits interviewed, 85% experienced displacement pressure, 61% experienced entrapment

or the inability to grow or move because of gentrification, 26% decided to leave (voluntary

mobility), 20% experienced displacement, and only 4% decided to ‘stay put’ in their locale-

voluntary immobility. Although the study results indicate that 26% of the organizations decided

to voluntary stay put, DeVerteuil clarifies that based on the study results there is no way of

knowing whether mobility was voluntary or in fact involuntary. The study suggests that in

gentrifying neighborhoods, non-profits experience the pressure of gentrification more than they

experience actual displacement. However, in addition to financial insecurity that nonprofits

increasingly face, displacement pressure puts more pressure on non-profits who may have to

contend with an inability to afford their physical space, shrinking the client population thereby

leading to the shrinking of services, or creating community opposition to the non-profit because

of who it serves. Gentrification and related displacement pressures therefore have serious

consequences for local community micro-systems. This may increase the precariousness that

youth and their families must continue to contend and navigate. Cahill (2007) argues,

'gentrification is experienced as a loss of self, community and culture” (219). Gentrification is

about who maintains economic, cultural, political, and social power, all of which produce

material and immaterial consequences.
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Though researchers have contested and questioned the usefulness and negative

consequences of gentrification (Vigdor 2002; Brown-Saracino 2010), I maintain that

gentrification connects neighborhood-level change to macro-processes linking the changes in the

built environment more directly to continued divisions within society be it class, race, citizenship

status, or wealth. Rather than merely accepting (re)development efforts as positive it provides an

analytic to reveal the negative implications of neighborhood change.

Though it can be argued that neighborhoods are expected to change, gentrification

implies both an acceleration to that change and a power imbalance in which these powerful

actors appear to have more say-so over the redevelopment efforts (Zuk et al. 2015). Zuk et al.

(2015) found that neighborhoods generally change slowly often taking decades. The wielding of

power is a significant feature of gentrification and points to the ways in which wealth and power 

are accrued through property In a settler colonialist state4. Sarah Kennan, in the legal field, has

recognized that property is the right to exclude and thereby provides a social power, which have

“significant material effects” (Kennan 70). In many respects, gentrification is about property and

who inhabits not only property but space. In the U.S., property rights have historically privileged

whiteness, so that as a group people who have been deemed white have benefited from racial

exclusion (Lipsitz 2011). Homeownership which is central in wealth creation in the United States

have maintained not only class boundaries but racial ones (e.g. redlining, racial covenants,

housing discrimination, sub-prime lending) (Lipsitz 2011). Analyzing urban planner Chester

Hartman’s research on gentrification in San Francisco, oral historian Nancy Raquel Mirabal

states

4 Settler colonialism refers to the process in which a colonizer, upon encountering foreign land, 
settles on it (as opposed to ruling from afar), calls the land their own, and erases native 
population who hold previous claims to the land (Wolfe 2006; Veracini 2010; Byrd 2011).
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“Hartman explains how urban renewal and the politics of space are connected to the 
preservation of whiteness. When it comes to gentrification, whiteness holds currency. For 
it to be successful, whiteness has to be embedded within a language of space that is rarely 
articulated as part of a larger revitalization strategy. This is also an acknowledgement, 
unspoken or otherwise, that the displacement of populations of color will eventually lead 
to the redefinition of communities and neighborhoods on the basis of whiteness” (17).

These macro level ideologies about property, whiteness, and class therefore facilitates

gentrifying processes. Because these macro level changes are often supported by power-brokers

including politicians, urban planners, developers, and landlords amongst others, it can seem

especially daunting to combat gentrification on a local or regional level. Even in this

environment, anti-gentrification efforts emerge seeking to empower communities and youth

Youth Programs Taking on Gentrification

Anti-gentrification work has been primarily conducted either by community development

corporations (CDCs), non-profits who focus on building affordable housing, tenant rights

organizations, or other organizations that have emerged to specifically do anti-gentrification

work. One CBO involved in Lifting New Voices (LVN), a five-year project geared towards

increasing youth involvement in community change in low-income communities, focused its

efforts on addressing gentrification (Checkoway & Richards-Schuster 2004). As part of their

work, they conducted a treasure hunt to gather information on new housing developments, reveal

disparities in schools, and analyze racial and class inequalities. The knowledge that they

produced along with five other CBOS located throughout the country were used as tools for

working towards change in their communities. This reflects a youth organizing model to combat

gentrification. Rather than just learning about a problem or gaining new skills their work was to

create change.
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YouthPower, a youth focused community-service program of a Community

Development Corporation (CDC) in Holyoke, Massachusetts, examined the ways in which youth

participated in a community master plan (Breitbart & Kepes 2007). Though youth’s particular

skills such as being open, listening to, and exploring each other’s ideas, adults often

underestimated or undermined youth input. In a youth organized conference, more than 100

youth developed a Youth Vision Map. Adults supporting the work of the youth also assisted in

guiding, mentoring, and supporting the work of the youth. The adults involved in the program

sought not to undermine the youth’s work and when confronted shut down adult condescension.

The creation of a master plan suggests a proactive approach to envisioning an alternative

neighborhood plan that is youth centered.

Through a project entitled “Makes Me Mad” young women of color In New York City

researched gentrification in their neighborhoods. Through this project, they analyzed cultural and

actual displacement, stereotypes imposed on them, disinvestment, and white privilege.

Ultimately, they advocated for community involvement, including their own in neighborhood

development foregrounded young women of color experiences.

Los Angeles Gentrification

Gentrification within the greater Los Angeles area appears to be increasing on a regional

scale. Boyle Heights, Chinatown, Inglewood, Downtown, Highland Park, and Venice are places

that are in the process of increasing pressures and tensions (Beach 2007; Deener 2007; Lin 2008;

Reese, Deverteuil, and Thach 2010; Ong, Pech, and Ray 2014; Lopez 2015; Hoiland 2015; Aron

2016; Carroll 2016; Chang 2016; Carroll 2016, April 19; Carroll 2016, Nov. 4; Medina 2016;

Mejia 2016, March 3; Mejia 2016, Nov. 2; Romero 2016; Smith D. 2016, Oct 9). The various

debates and anti-gentrification actions in Los Angeles have highlighted the role of galleries,
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artists, hipsters, businesses, stadium complexes, major developers, Metro-rail development,

landlords, police and gang injunctions. Local community organization have not only brought

increased attention to gentrification, many have pointed out the economic and racial inequalities

furthered by gentrification. Although gentrification is a regional issues it is also primarily

invisible on the Westside of Los Angeles.

These battles emerge amongst a backdrop of increasing income inequality and the lack of

affordable housing. Median household incomes in Southern California have dropped by 8%

since 2000; median rents and home prices have increased by 28% and 40% respectively

(Southern California Association of Governments [SCAG] 2016). In southern California, the

median home price is $507,886, making it more expensive than in California overall where the

median home price is $460,800 (SCAG 2016). California home prices are 2.5 times the national

average (SCAG 2016). Additionally, African Americans and Latinos in Los Angeles suffered

some of the highest foreclosure rates during the recent housing crisis (De La Cruz-Viesca et al.

2016). Mexican households in Los Angeles have 1 percent of the wealth of white households;

Mexican have a median net worth of only $3,500 while white households have median net worth

of $355,000 (De La Cruz-Viesca et al. 2016). These numbers demonstrate the ways in which

inequality, especially those related to homeownership, is both raced and classed in Los Angeles.

Boyle Heights and North East Los Angeles are two areas with a major Latino presence

that has developed resistance to gentrification pressures. Groups such as Union de Vecinos,

Defend Boyle Heights (DBH), and Boyle Heights Against Artwashing and Displacement

(BHAAD) are all anti-gentrification groups that have highlighted the increases in rents, the

unaffordability of proposed “affordable housing” projects, Metro-rail plans that fail to speak to

the needs of low-income residents, displacement of small businesses, and the role of galleries
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moving into the Boyle Heights area. The North East Los Angeles Alliance (NELAA) is another

community group that has helped tenants hold a rent strike against landlords threatening

evictions in the Highland Park Area (NELAA 2016; Smith, D. 2016, Oct. 9). John Urquiza, an

organizer of NELAA, who was on a panel at Occidental College as a part of the Arts +

Gentrification: Community Expression & Urban Transformation conference maintains that

gentrification is directly linked to the increasing homelessness witnessed in the Arroyo Seco area

of northeast Los Angeles (2016, Nov. 19). These groups demonstrate neighborhood activism and

organizing against gentrification. These communities point out that the benefits that developers,

urban planners, Metro, or other profiteers of these neighborhood changes, are over-emphasized.

Though these changes sound good, these groups amongst others have been critical of the ways in

which this does little to alleviate the challenges that low-income, especially immigrant Latino

communities face.

The Youth Justice Coalition (2013), a local Los Angeles based non-profit, has published

an on-line report that links gang injunctions to gentrification in Echo Park, highlighting the ways

in which gang injunctions limit both criminal and non-criminal behavior of individuals who are

labeled as gang members by local police. Other communities in Oakland and the Mission District

in San Francisco, Santa Ana, and Hawaiian Gardens have also been critical of the ways in which

gang injunctions aid and accelerate the displacement of low-income communities. This link

points to the ways hi which targeting is directed predominantly towards men of color revealing

the racialization of both gang injunctions and gentrification. There are currently 46 active gang

injunctions throughout the city of Los Angeles involving 72 different gangs (LAPD, 2014) and

the LAPD has promoted gang injunctions to other cities and police departments across the

county claiming that this is an effective tool towards combating gangs. However, the Youth
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Justice Coalition and other communities argue that these tools are also dragnets for boys and

men of color who may not actually be gang members.

Through a comparison of demographic data using the 2009-2013 American Community

Survey estimates, GOVERNING, a news platform, has attempted to assess gentrification across

50 of the most populated cities in the U.S, including Los Angeles. They have mapped and color-

coded census tracts into three categories—gentrified, not gentrified, or not eligible to gentrify. 

Based on their mapping, most of the Westside5 is ineligible to gentrify. Based on their

methodology, tracts are ineligible to gentrify if the tracts median household income and median 

home value are not in the bottom 40th percentile of all tracts within the metropolitan area or if the

tract has less than 500 residents. As I will demonstrate, smaller communities such as Empire

Street are missed through this analysis.

Because the Westside is generally thought of as being white and affluent, smaller

communities such as that of Empire Street and the families that FLC serves specifically are

erased. You would be hard pressed to hear someone think of the need and poverty of Empire

Street when thinking of the Westside. Additionally, the census tract data measured here eclipses

the gentrification and pockets of poverty that still exist in the Westside. Several recent studies

from UCLA have also noted that gentrification is primarily occurring in Downtown Los Angeles

and that the building up of the Metro particularly threatens communities where transit oriented

development is planned (Cranor et al. 2015). While these studies are important in understanding

how and where gentrification is and will be emerging, gentrification on the Westside is often

overlooked.

Under California law, the Ellis Act allows landlords of rent-controlled apartments to

demolish rental units or convert rentals into condominiums as a way to exit the rental market.

s GOVERNING '$ gentrification map excludes Santa Monica area census tracts.
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Landlords must serve each of their tenants with a 120-day notice terminating their tenancy,

provide them with information of their rights including a Notice of Interest in Renewing Tenancy

Form. Within 15 days of notifying renters, landlords are expected to pay relocation assistance

costs up to $19,700 to tenants (City of Los Angeles, 2016). As is evident, tenants under rent-

controlled units have several legal protections. However, news reports as well as organizations

such as the Anti-Eviction Mapping Project, which documents anti-eviction resistance in the Bay

Area, link the ways in which Ellis Act evictions often serve as indicators of ensuing

gentrification. This is because landlords often utilize the Ellis Act to evict renters by claiming

that they are converting the rental units and then failing to do so or demolishment means that

they have decided to sell the rent-controlled unit to a major developer who can turn rent-

controlled apartments into luxury apartments, condominiums or multi-million dollar homes.

Recent reports of Ellis Act applications in Los Angeles indicate that rent-controlled

apartments have increasingly been removed since the recession (Poston & Rhouri 2016). The

Los Angeles Times reported that in 2015 1,075 rent-controlled apartments were taken offthe

market (Poston & Khouri 2016). Further investigation indicates that since 2007, Sawtelle and

Beverly Grove, two Westside communities, had the most Ellis Act evictions. Other news sources

have indicated that West LA, Century City, Venice, and West Hollywood have experienced

increased Ellis Act applications (Wattenhofer 2016). While Ellis Act applications do not

necessarily demonstrate that gentrification is occurring, they do signify that this is a likely

possibility.

III. METHODOLOGY
I utilize a case study method (Hammersley & Gomm 2000; Flyvbjerg 2006; Yin 2009) in

order to better understand the specific context of the Empire Street neighborhood, the UYP youth,
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and the Family Leadership Center (FLC). With any research, issues of ethics and confidentiality

must be considered. In order to gain trust and protect research participants at an organizational

and individual level, I have utilized pseudonyms for Empire Street, the Family Leadership

Center, and youth participants. My aim through this project is to consider which youth model is

best equipped to challenge gentrification. Because I am concerned with maintaining

confidentiality of the site and its participants, I provide only a genera! portrait of FLC and its

programs.

Founded in the 1970s, FLC provides low-income communities with educational based

resources and offers a variety of programs that focus on the various development stages of an

individual, including early childhood, pre-teen, teen (youth), parent involvement, and senior

citizen. This study focuses on its teen program, though I use the term youth for two reasons: (1)

in order to reflect the fact that its teen program include high school seniors that may be 18 years

of age, and (2) interviews revealed that youth who have gone on to college at times return to the

center seeking support from staff members that run the program and in this way maybe

peripherally involved with the program. Therefore, involvement in the program was not so

strictly defined by age. According to the organization’s 2013 990-tax form, FLC secured just

under $1 million in grants or private donations and employed over 50 individuals demonstrating

a neighborhood institutionalization, growth in its youth participants, and steadfastness in

program offerings and youth development.

In describing Robert E. Stake’s perspective of the value of a case study, Roger Gomm

and Martyn Hammersley (2000) wrote, “what is required of case study researchers is not that

they provide generalizations but rather that they describe the case they have studied properly: in

a way that captures its unique features” (7). Part of the uniqueness of FLC, is the fact that it is

36



located on the Westside of Los Angeles. Its location makes it an anomaly on the Westside,

though it fits in with most images of Latino barrio communities. While the Westside generally

elicits ideas of wealth, celebrity, and whiteness, according to interviews with staff and current

participants, Empire Street is primarily low-income, Latino families, many of which work as

gardeners, housed eaners, or housecleaners for the wealthy. Within generalized notions of the

Westside, this Latino barrio is invisible and relatively unknown. I was interested in

understanding how the context and proximity to wealth, highly educated, and white individuals

might shape the ways in which youth interpreted their circumstances. Therefore, the goal was to

develop an in-depth understanding that is not possible simply through surveys, one-on-one

interviews, or multivariate analysis; instead, I employ various data collections and analysis.

I utilized multiple methods that included gathering and analyzing: (1) census data, (2)

organizational documents including an in-depth analysis of 98 youth reflections, (3) participant

observations in various settings including Friday youth leadership meetings, afterschool tutoring,

and Tuesday core leadership meetings, (4) in-depth interviews with key staff, current youth

participants, and alumni UYP participants. I conducted research at FLC from June 2015-August

2016. Table 2 provides an overview of the methods that I utilize.

Table 2.
Data Collection Methods

MethodsSource
(1) Census Data

a. 2009-2013 American Community 
Survey 5-Year Estimates

i -Comparison of FLC census tract with three : 
' other select Westside communities. !

■—i

(2) Organizational Documents
a. Youth Reflections (2001-2011)
b. Youth Rosters (2011-2014)
c. Parent & Youth Program Survey 

Results
d. UYP meeting notes
e. UYP national conference planning 

documents

-In-depth analysis of:
a. Youth reflections (n=98)
b. Youth rosters

-Review of organizational documents (c) 
through (h)
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! f. FLC website information ;
g. FLC organizational manual j
h. FLC & UYP yearbook and photo ;

album____________ |
(3) Youth related meetings j

a. Weekly Friday youth meetings (Jan j
2016-June 2016) '

b. Monthly Parent Meetings
c. STEM sessions for youth
d. Tuesday Core Youth Meeting 

: (4) Interviews
a. Staff interviews (n=5)
b. Current Participants (n= 12)
c. Past Participants (n=4)

-Informal Interviews 
-Observations 
-Field notes

-In-depth, one-on-one interviews, 30-90 
minutes in duration, tape recorded, and 

1 transcribed
I

I analyze 2009-2013 American Community Survey 5-Year Estimates of the census tract

where FLC is located and compared it with three other Westside communities—Culver City,

Santa Monica, and Marina Del Rey. I conducted a purposeful selection of three Westside

communities to provide a ‘snapshot’ of the range in wealth and diversity on the Westside. This

was done in order to better understand the Empire Street neighborhood in relation to the

Westside.

I then began tiying to understand the organization by reviewing various organizational

documents. This includes an in-depth analysis of 98 youth reflections that the center had

collected from the youth documenting their experience with various programs offered at FLC.

These youth reflections had been written by youth during the years of 2001 and 2011. While 

most of these documents were undated, the earliest dated documents appeared to be from 2001,

while the most recent was from 2011. These youth reflections document the positive experiences

that youth had with the center and highlight several salient themes, not only of the youth

experiences with the center, but in relationship to their lived experiences overall. They reflect on

new skills that they gained or ways that they improved, in areas such as communication,
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leadership, presentation, and confidence. I began primarily by coding each of these documents

based on the program or experience that the youth focused on. I also guessed at a youth’s sex

based on their name so that I could analyze how their gender might affect their experience. These

youth reflections ranged from one paragraph to three pages. Some were handwritten with simple

sentence structure others were more elaborate and better written. My best estimate is that some

of these reflections were written by youth age 13.6 Others appeared to have been a draft of a

personal statement for college applications.

Jn addition to this, 1 analyzed youth rosters collected from the past four years of cohorts

(2011-2014) in order to develop a demographic profile of the youth and their families involved.

These rosters included de-identified demographic information, which I analyzed in order to

develop a quantitative profile of the youth and their families. Through these rosters I was able to

capture: (1) the number of youth involved each year (i.e. size of the program); (2) the number

and percentage of families that met national poverty guidelines; (3) self-reported median income

of youth families; (4) the number and percentage of youth who would likely be the first in their

family to be college bound; (5) the highest level of formal education that the youth’s parents

completed; (6) the primary language spoken at home; and (7) the parental structure of these

families (i.e. single or two-parent household). This quantitative analysis provides insight into the

economic status of the youths and their families (see Table 8).

I also examined additional organizational documents that were provided to me. These

additional documents include survey and evaluation results that had been collected from both

parents and youth participants, youth meeting notes, previous youth conference documents,

website information, organizational manual, a yearbook, and photo album that details the work

6 Age 13 is the youngest age that the Family Leadership Center allows youth to volunteer to be summer camp 
counselors. A couple of the essays referenced that it was their first-year volunteering as a camp counselor, signaling 
that this was the youngest of ages represented in the youths’ reflections.
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of the site and the youth program over the past decade and a half. These documents provided a

rich trove of insight on the growth, satisfaction, and inner workings of the Urban Youth Program

(UYP).

The third phase of data collection included attending and observing various meetings

related to the youth program. These observations were conducted from January 2016 to August

2016.1 began by primarily attending weekly Friday youth leadership meetings. During these

meetings the program sought to develop the leadership skills of all of the youth. Youth discussed

various themes or engaged in collective activities. All youth were expected to attend these

meetings, however, only half of the youth attended these sessions each week.7 The youth

program coordinator often planned these Friday meetings with a core team of youth leaders that

met weekly on Tuesdays. These core youth were often the most involved and considered leaders

of the program by both staff and other students. I attended one of these core youth meetings in

order to better understand how these functioned. I also attended drop-in tutoring that was held for

the youth in the afternoon from Monday to Thursday. As part of their involvement with the

youth program, they were required to attend at least two of these sessions per week. I also

attended three monthly parent meetings as well as three STEM sessions for youth. These STEM

sessions were held in partnership with a local university and provided youth who attended these

weekly sessions with a 6-week course that provided youth with lessons on topics related to

science, technology, engineering, and mathematics using a hands-on approach. Participation in

STEM was optional.

The fourth and final phase of data collection consisted of conducting participant

observations and in-depth interviews. In January of 2016,1 began attending weekly Friday youth

7 Attendance varied but seemed in part due to other extra-curricular activities, illness, lack of interest, or tiredness 
from the academic week.

40



meetings in order to understand the topics covered. During or after the meetings I began to write

down jottings and type up field notes of my experiences attending these meetings. I also attended

at least three monthly parent meetings, one STEM session, and one Tuesday youth leadership

planning meeting. Once I began conducting in-depth one-on-one interviews with youth, I also

had the opportunity to see the tutoring environments.

I focused on interviewing three different sets of key stakeholders involved with the youth

program: staff, current participants, and past participants. In speaking with staff, I hoped to

understand the current operations of the organization as well as some of the larger challenges of

the community. In speaking with current participants, I hoped to fill in the demographic profiles

and youth reflections that I had previously analyzed. Because most of the youth reflections were

positive, I hoped that by interviewing youth I would be able to learn of critiques they had of the

program. In comparison, through interviews with past participants 1 hoped to speak with

individuals who had graduated from the UYP program at least 5 years earlier. In this way, I

hoped to understand the ways in which past participants understood and appreciated the

influence of the youth program. Interviews with staff and current participants were conducted

on-site in an office setting. Interviews with past participants were either held at FLC or at a

setting of their choice. Interviews were audio-recorded, transcribed, and coded. I conducted

interviews with 5 staff members, 12 current youth participants, and 4 past participants.

Interviews lasted anywhere from 30 minutes to about 90 minutes.

Several of the staff members had also either grown up on Empire Street or attended FLC

programs at one point or another. In these interviews, I asked staff not only to share about the

program and organization in terms of how it currently operated but also provide a picture of their

experiences growing up in the community and the growth of FLC. Because of the small numbers
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of staff involved, I do not provide more detailed information in order to protect their anonymity

and at times I refer to their experiences as past participants in order to protect their

confidentiality.

Table 3 below provides an overview of the interviews I conducted with 12 current

participants. I interviewed 6 female participants and 6 male participants. All participants will be 

referred to with pseudonyms in order to protect their identity. One of the participants included a

youth who was attending a local community college and was still connected with the center. I

recruited participants who were highly involved and considered leaders as well as those

participants who are less involved.

Table 3.
Profiles of One-on-one Interviews with Current Youth Participants

High School YearLives on Empire 
St. or in Projects

Pseudonym Gender Youth
Age

Current
Educational Level

: College ! 1st year in College j
High School : 12th 

; High School 12th
: High School | 12th
; High School i Utii

High School 10th
j......High School ' 10th

High School 9th
High School j 9th

. Middle School 8th
: Middle School ) 8th
; Middle School j 8th

Fernando 
: Mai'garita 

Araceli 
; Santiago 
tTeresa 

I Silvia 
; David 
Veronica 
Miguel 
Javier 
Yolanda 
Arturo

Yes21- iM
No17

F ! 17 No
18 Yes

Yes
M
F 16

16 NoI-
M 15 No

1 Yes
Yes
Yes

s
14M

-----1- 14Mi ... -1NoF . I4 i
i 13 YesMI 1

The goal of interviewing past participants was to understand how the program had

changed over time and to begin to understand the influence that the center and its programs had

on past participants years later. I recruited participants who had completed the youth program at 

least 5 years earlier. To protect the privacy of individuals, FIX first reached out to alumni of
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UYP. If these individuals indicated that they were interested in participating, l followed up with

them. Most of the participants were in their late 20s or in their 30s.

IV. RESEARCH SITE: COMMUNITY CONTEXT

Empire Street

‘I grew up in this community a lot of people who grow up here they expect so little of

themselves. They don’t see themselves going to college, minimum wage jobs or like becoming

gardeners um and l think violence and drugs it keeps them there because if there’s violence in

our community you feel like um you can never get out of here because um you know you lived

through that”

-Teresa, Current Youth Participant

Giving voice to the loss of a community member, “R.l.P. Felon” is spray painted in red

on the concrete sidewalk on Empire Street (see Image 1). Gang taggings in red spray paint

naming the local city gang fills in space on the pavement, on the trunks of trees, and on the

modest food trucks that fill the street. Los Angeles gang injunctions have been implemented in 

this area in an_attempt to limit gang activity.8 In comparison to the 80s and 90s, past participants

and staff members claim that gang activity in the area has decreased, though there remains a

s Gang injunctions label particular individuals as gang members thereby limiting their civil rights including, but not 
limited to their ability to associate with other ‘named gang members,’ and impose curfews and clothing restrictions. 
Although the California Supreme Court has indicated that gang injunctions are lawful and do not violate civil rights, 
various civil rights organizations such as the ACLU remain critical for various reasons including: (1) the low-level 
criteria that police need to add gang members to the CalGang Database, California statewide database of “gang 
members”—for someone to be added to the database they only have to have two of 10 qualifying criteria (National 
League of Cities) some of which are associating with “known” gang members, tattoos that indicate gang 
membership, and having been photographed with known gang members (Muniz and McGill, 2012); (2) low-income 
racial minorities are more likely to be targeted and labeled as gang members. According to a report by the Youth 
Justice Coalition (YJC) a Los Angeles based non-profit analyzed data from the CalGang Database and found that at 
least 86% of those identified as gang members are racial minorities; (3) a link between gang injunctions and 
gentrification. A report published on-line by the YJC (2013) indicates that the gang injunctions in Echo Park, for 
example, were established at a time when the crime rate was in fact decreasing and new developments were starting 
to attract new businesses. Other community groups in Oakland, Mission District in San Francisco, Santa Ana, and 
Hawaiian Gardens have also been critical of this link.
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definite gang presence. These food trucks are relatively modest, large white trucks whose open

backdoors reveal fresh fruits and vegetables along with snacks that children eat after school or

that families can use for their daily dinner without having to trek to the local Latino grocery

store. A commercial drop located within a mile’s distance caters to Latina/o families and

includes a health clinic, WIC office, and Latino-owned grocery store. Modest apartment

buildings, mostly two-stories high line Empire Street and are filled with multigenerational Latino

families. At one end of the block are small businesses including a lavanderia and small taco

shops. In the middle of the week, day laborers can be seen around this small commercial strip.

Forming the end of a cul-de-sac, the Family Leadership Center (FLC), a local non-profit that

works with low-income families in this community, is an anchor institution. Located next to FLC

are federally funded housing, also known as “the projects” (see Image 2), which serve as visual

markers of class divisions especially when compared to newly renovated homes located just a

few blocks down. Though this community is mostly Latino, immigrant, and low-income,

apartment buildings have been recently renovated or built both on the street and a few blocks

away signaling neighborhood change. Around the comer from Empire Street is an elementary

school that according to California Department of Education School Accountability Report Card 

(SARC) over 90% of its students are Latino and over 95% are socioeconomically 

disadvantaged.9 Unfortunately, less than a quarter of students meet or exceeded state standards in

English Language Arts, and less than one fifth of students meet or exceeded state standards in

Mathematics. Empire Street is acutely different from what one generally thinks of as the

Westside in Los Angeles. The geography of Empire Street makes the concentration of race and

9 The label “socioeconomically disadvantaged” is an official term used in the SARC reports. The State Board of 
Education uses this to describe students who qualify for free or reduced-price lunch program or whose parents have 
not received a high school diploma (California Department of Education 2016).
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ethnicity, poverty, and immigrant population even more pronounced. I demonstrate this through

census and FLC data of family demographics served through their youth programs.

Image 1.
“RIP Felon " spray painted on the ground
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Image 2.
The projects next to FLC
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Understanding the Westside in Comparison to FLC

Through an Angeleno and popular imaginary, the Westside of Los Angeles is thought of

as affluent, upper middle class and highly educated community. Although there are no formal

demarcations of the Westside, the Los Angeles Times Mapping LA project defines this area as
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consisting of 23 neighborhoods some of the more recognizable ones include: Santa Monica, Bel-

Air, Westwood (home to UCLA), Beverly Hills, and Venice. The proximity to the beach, ideas

of leisure time, celebrity, and of whiteness are likely to accompany this popular image (Lipsitz,

2011). However, census data as well as organizational data demonstrate the stark differences in

demographic markers including, class, ethnicity, and race.

Census tract data indicates that the neighborhood where FLC is located has a lower

educational attainment, a greater foreign-bom population, and a greater Latino origin population

than other neighborhoods in the Westside. In order to provide a greater detail of the differences, I

compared three prominent local Westside cities—Culver City, Santa Monica, and Marina Del

Rey—from the census tract where FLC is located, as seen in Table 4. Highest educational

attainment is based on the population 25 years and older living in these four areas. In the FLC

census tract, more than one third (34.4%) of the population have less than a high school diploma,

with 26.5% who have less than a ninth-grade education. This amounts to fifty percent of

individuals whose highest educational attainment is either less than or a high school graduate (or

equivalency). In comparison, only 20% of adults living in Culver City, 15% of adults living in

Santa Monica, and 11% of adults living in Marina Del Rey highest educational attainment is a

high school diploma or less. Rather Culver City (51%), Santa Monica (65%), and Marina del

Rey (65%) have higher rates of Bachelor’s, graduate or professional degree attainment. FLC

census tracts Bachelor’s, graduate or professional degree attainment is just less than 30%. The

discrepancy between highest educational attainment between FLC and these three different

Westside communities demonstrate that adults living in FLC have received much less formal

education. This suggests that there is likely a ceiling on the types of jobs and income earnings

that individuals living in FLC hold because of their lower educational attainment.
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While the Westside has seen a growing Latino population and presence, the area is

predominantly White. In nearby Santa Monica, 68.1% (i.e. over two-thirds) of the population

self-identifies as White alone, 71% of Marina del Rey identifies as white. Only 14% of Santa

Monica self-identifies as Latino and 7.9% of Marina Del Rey self-identifies as Latino. Culver

City is more diverse; 48.8% of residents self-identify as White alone, 23% of residents self-

identify as Hispanic or Latino origin, and 14% of residents self-identify as Aslan alone. In

comparison, FLC census tract residents are predominantly Latino. Just less than two-thirds

(64.6%) of FLC census tract population self-identify as being of Hispanic or Latino origin, only

22.5% self-identify as White alone, and 10.4% self-identify as Asian alone. Nearly half (47.7%)

of FLC census tract residents are foreign-born, with 81 % of the foreign-bom population tracing

their roots to Latin America. Culver City has about half as much (23.7%) of a foreign-born

population. In general, the area has relatively few individuals that self-identify as Black or

African American; there is 1% in the FLC census tract, 10% in Culver City, 4% in Santa Monica,

and 6% in Marina Del Rey.

Table 4 also demonstrates the disparity between income of Culver City, Santa Monica,

and Marina Del Rey residents as opposed to those living in the census tract where FLC is

located. Marina Del Rey is not only the whitest of the census tracts analyzed but it is also the

wealthiest; median household income of residents is above $95,000 and the median family

income of residents is just shy of $ 105,000. Culver City has the next highest income with a

median household income just over $77,000 and a median family income just shy of six figures.

Santa Monica families earn over $112,000 and household income is just below $75,000. In

comparison, residents living in the FLC census tract are much further below median income

earnings of these three cities with median household income at $55,458 and a median family
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income at $54,250. As 1 will demonstrate later, the income and educational attainment rates are

much lower than these census figures suggest, and Latino origin figures are much higher for

youth families served directly by FLC.

Family Leadership Center (FLC)

Shared Responsibility Model

Founded in the late 1970s, the Family Leadership Center (FLC) has a clear presence in

this neighborhood and has been both a part of and witnessed the changes and development of the

community. Originally begun as a preschool, the new preschool building was burned down just

three weeks after construction was completed in the early 1980s. This not only reflected the high

crime experienced during this time but also demonstrated the rising tensions between the local

gang and the highly educated primarily white women who had helped to get the preschool

program started. According to the center, this made them refocus their programs to include a

Shared Responsibility Model that sought to both engage parents in the development of their

preschoolers and empower them to get rid of the fear they had of the gangs in order to work

towards creating a community they wanted.

The Shared Responsibility Model recognizes the particular assets of children, parents,

and youth, who all have the potential to activate, further develop, and acquire new assets to build

a whole, healthy, and integrated community. In instances of interpersonal conflict, staff are

trained to ask five questions: (1) What is the problem; (2) What do you want?; (3) What are you

doing?; (4) Is it working?; and (5) What are you willing to do to make it work? This challenges

youth to take a step back, think about their actions, and consider alternatives. Other activities

with youth, adults, and children also have students take a step back to consider someone else’s

point of view. These point of view activities acknowledge that there isn’t necessarily one truth
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but rather it is based on one’s perspective. Staying in line with their preschool curriculum they

also focus on empowering people to ask for what they want. This encourages direct

communication as well as taking stock of their emotions. The curriculum of shared responsibility

focuses on reflection, communication and empowering someone to take action if they would like

to see a change.

Over the years, FLC focused on developing its parental engagement. One of the

expectations of their children and youth related programs are that parents are consistently

involved. Because its model of parental engagement has been effective in bringing together and

developing a stronger sense of community, FLC has presented and worked with local schools to

implement parental engagement programs. 1 know' focus on the structure and participants of

UYP.

Urban Youth Program (UYP)

Structure of UYP

Begun in 1992, the Urban Youth Program (UYP) focuses on providing leadership

development, opportunities for personal growth and educational enrichment for youth 13 to 18

years of age. The youth program has many different components that include afterschool

tutoring, leadership development groups, preparation for college, parental involvement,

mentorship and volunteer opportunities. From Monday to Thursday afternoons, youth receive

after school tutoring and academic assistance. Volunteers, which include local college and

university students, assist in tutoring. A core leadership team of youth meets once a week to help

plan and coordinate weekly Friday leadership meetings. Three youth are elected to serve in an

official role, as youth board members, which lead the planning of these Friday meetings.
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Table 4: Census Comparisons between the Family Leadership Center, Culver City, Santa Monica, and Marina Del Rev
Culver CityCensus Tract-FLC Marina Del ReySanta Monica

Estimate 1 Percent 
100% j 46,439 '...... 100%

Estimate ;j
100% I 16,605

Estimate j Percent j
..... C,42V"....

’ero
Total Households 
Educational Attainment ;1 m• iWf-L-i

2,773; 100%! 28,958 i 100% 71,019;
;’l,374 | 50% : 5,721 | 20% l 10,366 [

607 22%   8,584  30%  ...... 14,694 "
792 : 29% I 14,653 ; 51% i 45,959 !

100% . 7,664 : 100%
15% | 834 | 11% :
21% 5 1,860 24% :
65% j 4,970 65% :

-Population 25 years & over
r-High School graduate or less 

-Sumo College (no degree) or AA
-Bachelor's, Graduate or Professional i j 

; Degree jj

1
..4.;

J ••

i Place of Birth
-Total Population 
-Native Born in U.S. or territories 
-Foreign Born 

: -Foreign Born in Latin America
Median Household income
(dollars) _ ___________ __

1 Median Family income

T"
9°-752i

" 69,635 j
21, irM

'...5,3981
$73,6491

4,225 | 100% ! 39,105 j 100% :
2,211 52.3% ; 29,844 '76.3% ’

014 ; 47.7% j 9,261 \ 237% j
1,633 r.... 8i. 1% !...3,487.............37.7% !

i $77,333 !

100% [ 

767% y
23.3%;
'25.6% 7

8866 ! 100% 
6453 72.8%
2413 27.2%

1

178 7.4%£ -:Sff j $95,248$55,458 !
Sjl:d!i

| $54,250 $99,750 $112,016 $104,45
I 9lif

Race & Etliriicity ..........
-Hispanic or Latino origin (of any 
race)
-Not Hispanic or Latino 

j -White Alone
-Black or African American 
-American Indian/Alaska 

. Native
-Asian

: -Native Hawaiian & Other
■ Pacific Islander

-Some other race

13,052 I 14A%2728 64.6% 8,987 i 23.0% 697 7.9%1I I
497 35.4% j 30,118 ; 77.0% j 77,700 : 85.6%
950 22.5%'" 190 6 8  48.8%";
47 1.1% • 3,778 ; 9.7%

"o’.. 0.0%

8169 92.1%
6317 71.2%

535 6.0% ■
0 0.0% j

61,794 68.1%
3,388 3.7%
—()0%.a

0.1%56

440 10.4% ; 5,498 14.1% j
0.0%

9,012 ; 9.9%
96 ■ 0.1%'

820 , 9.2%L.
0.1% i 0.5%42 41 ■0

J
Ii

131 i 0.1% 125 ; 1.4%0.0% \0
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3,255-2 or more races 60 i 1.4% 1,499 3.i 331 3.7%i
Source: U.S. Census Bureau. (2013). Selected Social Characteristics in the United States, 2009-2013 American Community Survey 5-Year Estimates. Retrieved 
from https://www.factfinder.censu5.gov/faces/nav/jsfypages/index.xhtml
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However, youth who do not have an official board position but are interested in participating

further are encouraged to attend, and 8-12 youth generally gather to plan the Friday meetings.

On Fridays, youth generally receive a form of leadership development that integrates

both a curriculum that is based on the organization’s Shared Responsibility Model and considers

the needs and interests of the youth. These Friday meetings also serve as a forum for youth to

discuss issues that they encounter in their community. These meetings are primarily youth led,

and the specific topics covered generally reflect the interests of the youth. For example, prior to

Donald Trump’s presidential win, the youth debated his platform and considered his messages

about Latinos. At times, guest speakers are invited to attend and speak directly with the youth.

Youth and their parents also receive further academic enrichment in having access to a

staff member that discusses with them the steps to get to college including A-G requirements

necessary for admittance into University of California (UC) system, scholarship opportunities,

FAFSA applications, assistance writing personal statements, what college life is like etc.

Furthermore, their educational program coordinator generally presents college information

sessions for parents of the youth. In the previous two years, UYP has prided itself on the fact that

all of their graduating seniors have attended an institution of higher learning.

In keeping with its focus on parental engagement, parents also attend monthly meetings.

During these meetings, parents are often presented information on youth related topics such as

drug and substance abuse. They also can coordinate community events or fundraisers for the

center.

UYP youth also have the opportunity to serve directly as mentors and role models when

they participate in a yearly summer camp as counselors or counselors in training. This provides

youth the opportunity to further develop their leadership skills, communication skills, conflict-
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I resolution skills, and listening skills. Many of the youth look forward to participating in and
l

serving as counselors during the summer. This also provides youth with summer employment.I Youth who are most active with the UYP program usually apply and are accepted as summer

camp counselors.

In the past, the youth have also coordinated a national conference for youth. In the

summer of 2001, the youth planned the first conference with the intended goal of bringing

together youth from across the United States to exchange youth leadership strategies within their

communities. Because of more recent budgetary constraints the yearly conference has remained

local.

Table 5.
Summary of Youth Activities at FLC
Activity Name Description

Youth enrolled in UYP are expected to attend two afterschool 
j tutoring sessions per week regularly held Monday to 
| Thursday. Volunteers from local universities often come to
i assist, ___

i Friday Leadership Meetings j On Fridays youth come together to discuss or engage in !
; different activities that are aimed at increasing their leadership 
! skills. Activities include debates, presentations, point of view
■ activities, nutrition-related games and discussions. The core ; 
1 leadership team is involved in the planning and sometimes 
j helps to facilitate the Friday meetings, 
j The core leadership team meets once a week to help plan 
i weekly Friday leadership meetings. Formal positions include 
i a president, vice president, and secretary, however 
j approximately 10 youth are actively involved.
: Youth as young as 13 and alumni of UYP serve as camp 
i counselors or assistant counselors in leading children ages 6-
■ 12 involved in camp. UYP youth generally serve as role 

models.
i Staff actively provide youth with college related presentations 
j some of which are conducted in-house, other regional 
i opportunities arc Often shared with students. Topics include 
! college requirements, financial aid, one-on-one college essay 
; assistance. These presentations are also provided to UYP 
| parents

i After School Tutoring • !

y.....

i

Core Leadership Team

Summer Camp

! College Related Fairs & 
: Presentations
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| UYP National Conference Youth help plan, facilitate, and present at the FLC youth 
conference. Generally, this is once a year, however recent 
financial constraints and stafll'limitations has prevented a 

; national conference from occurring.
FLC Related Fairs & Events j UYP youth often volunteer to assist in putting together FLC

events for example a yearly Halloween event.____________
Youth can sign-up to attend a weekly STEM course. Four 
courses are offered, one in each of the different STEM fields ! 
(Science, Technology, Math, Engineering). Each course lasts j 
five weeks.
Oyer time FLC has supported various volunteer led programs 
including a business class. These programs provide youth with 

I various activities, however because they rely on volunteer 
| leadership there may be a lack of continuity from one year to 
• the next.

i

STEM li I

i
Volunteer led Programs

L.~. .

Youth Participants

In comparison to surrounding Westside community, youths’ families of FLC’s Urban

Youth Program (UYP) have much less formal education, are predominantly low-income, and

primarily self-identify as Mexican or Mexican American. I begin this section with an

examination of qualitative data that provides a portrait of the families and youth served by the

program. As I delve into the struggles that these youth and their families face, including multiple

issues related to poverty, illegality, gang violence, self-esteem, and drugs, I then highlight four

youth, Santiago, Margarita, David, and Verdnica that help to demonstrate the ways in which

these issues are both layered and nuanced.! demonstrate the hope and opportunities that the

Family Leadership Center provides to some of these youth as well as some of the shortcomings.

An analysis of local census data and organization documents reveal that the families that

FLC serves have less education, are low-income, and Mexican or Mexican American in

comparison to the overall census tract where FLC is located. This division is further pronounced

when comparing the families that FLC serves to census data of surrounding Westside

neighborhoods. Almost all the youth and their families self-identify as Mexican or Mexican
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American. A majority of the youth and families also indicate that Spanish is the primary

10language spoken at home.

Based on an analysis of intake forms collected for four UYP cohort years (2011-2012;

2012-2013; 2013-2014; and 2014-2015), almost all ofthe youth and their families self-identify

as Mexican or Mexican American, A majority of the youth and families also indicate that 

Spanish is the primary language spoken at home. During this time span, FLC has had between

67-80 students register to participate in their UYP program. The number presented here, indicate

that these are large groups of students that register to participate. Because several of the youth

continue to participate from one year to the next, this is not the total number of unduplicated

youth. From 2011-2014, a total of 294 duplicated youth have participated in the UYP program.

Table 6.
Number of Youth Per Cohort Year

Total.! Cohort Year
i 2011-2012

2012-2013 ‘
I 2013-2014 
'2014-201 5

Grand Total

79
67

• 75
i 72
i 293

Poverty
An analysis of intake forms collected for four UYP cohort years (2011-2015) indicates

that the families of youth participating in the UYP program are primarily low-income. Several of

the families fall below the median household income. Over two-thirds (67%) of the 2014-2015

cohort in fact met the poverty guidelines12 for last year (See Table 7). While nearly a quarter of

10 Data not available for cohort year 2011-2012.

Data not available for cohort year 2011-2012.

12 The poverty guidelines are used to determine eligibility requirements for several federal programs. The poverty 
threshold is set by the Census Bureau and generally determines whether families meet the federal poverty line.
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families were above the poverty guidelines, most of these families would still be considered low

income. The median income of youth families was less than $21,000 for the cohorts 2011-2015

(see Table 8).

Table 7.
Number and Percentage of Youth Families (Cohort 2014-2015) that met the poverty guidelines 
for 2014.

Percentv.: No.
j Meets poverty guidelines i 
! Above poverty guidelines 

N/A !

48 1 67%
17 1 24%

10%7:
Total ! 72 100%

Table 8.
Self-Reported Median Income of Youth Families
Cohort Year Median Income

$17,640 
$20,800 
$20,000 
$20,400'

2011-2012
! 2012-2013
: 2013-2014 
I 2014-2015
r-

First Generation: Education
Most of the youth are the first generation in their family to be college bound, speak

Spanish at home, and come from two parent families. Although, the percentage of youth that are

first in their families to go to college are less than 50% for both cohorts 2013-2014 and 2014-

2015 (see Table 9 and 10) organizational data of youth cohorts from 2011 to 2015 indicate that

over 60% of the youth’s mothers and fathers for each cohort year have a middle school education

or less (see Table 11). This demonstrates that many of the youth would be the first generation in

their families to go to college. It is likely that older siblings have begun to attend college. Over

80% of youth from 2011-2015 cohorts speak primarily Spanish at home (see Table 12). Most of

However, the poverty threshold considers the number of children under 18 years of age as well as any senior citizens 
living within the household. Because of the level of detail needed to determine whether a family meets the federal 
poverty level (i.e. poverty threshold) the poverty guidelines were used for comparison instead.
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I
I
§ the youth come from two-parent households rather than single-parent households. For youth who

attended the program from 2014-2015,77% came from two parent households, 21% came from

single parent households (see Table 13).I

Table 9.
First in Family to be College Bound, Cohort Year 2013-2014

No 44 59%
E5SsbsS!c£f

Grand Total 75 100%

Table 10.
First in Family to be College Bound, Cohort Year 2014-2015

Number of Youth Percent of 
Youth

: Yes 34 47%
No 33 46%

17
! Unknown
! Grand Total

7%6
100%73

Table 11.
Highest Level of Formal Education Completed-Middle School or Less
Cohort Years Mother Father
2011-2012 
2012-2013

, 2013-2014 
i 2014-2015

71% 75%
66% 74%

I-
61% 61%

70%73%

Table 12.
Primary Language Spoken at Home

SpanishEnglish & SpanishEnglish
Cohort

| Years...
f 2011-2012 7

Number of Percent Number of Percent 
Youth

Number Percent 
ofYouthYouth

9% 9%7 62 82%
2012-2013 6 68% 8% 67 85%

! 2013-2014 
[201^2015 ; 4

4 5%7% 65 88%
5% 10 14% 59 81%
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Table 13.
Parental Structure of Youth Families

Single Parent Two Parent
j Cohort Years ; Number of 

Youth __
i 14 . . . . "

Number of Youth Percent; Percent

2011-2012 
. 2012-2013 

2013-2014 
. 2014-2015

6518% 82%
70Mo 13% ; 88% 

! 83% 
I 77%

■ 11 15% 62
: 56i 15 : 21%

Though these data tables provide a quantitative portrait of the youth and the families

involved in the youth program, it does not illustrate the various types of challenges that the

youth’s and their families face. In order to understand why nonprofits like FLC need to adapt

their organizing models, 1 provide profiles of four youth that begin to reveal the overlapping and

different challenges that these youth contend with in their lives. Therefore, I showcase different

snapshots of youth’s ecological environments and attempt to shed light on some macro

processes that operate in everyday life.

Youth Profiles

Santiago and Margarita are both in their senior years and are considered youth leaders of

the program. However, Santiago is much quieter than Margarita, and I find that his gender and

immigration status, and demeanor provide a comparison to Margarita who no longer lives on 

Empire Street. In this section, I also profile David and Veronica who are both in the 10th and 9 th

grades respectively. My aim here is to attempt to represent different youth who are involved in

the program, but have not yet fully developed their leadership skills. David, though not gang-

affiliated has gotten in trouble with the law. David, no longer lives on Empire Street but he has

several relatives who continue to five here and who are involved in the programs offered at FLC.

Though some of the youth interviewed had relatively little family on Empire Street, others had

several family members that help to create a sense of community within the Center itself.
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Veronica is the only youth I interviewed that revealed she lived in the projects. These youth

reveal the overlapping challenges of immigration status, experiences with violence, criminal

engagement and unexpected life changes that speak to both the ways in which FLC has provided

encouragement and growth and reveals some gaps. I hold off on shedding light as to youth

perceptions about gentrification, which 1 will speak to in the findings.

1.) Santiago

Santiago was raised in Mexico on a farm where his family mostly harvested com, but

they also grew rice and beans and maintained a few livestock. Santiago primarily grew up with

his mother, sister, and grandparents who he describes as spoiling him. Because his father

migrated to the U.S. for better work opportunities, Santiago lived without his dad for about four

years before he immigrated with his parents and sister when he was just shy of his tenth birthday.

Santiago stated that the decision to migrate was so that he and his sister could have more

opportunities for education and careers. “One of [my dad’s] cousins made it through high school

and college but urn once he started looking for a job nobody was accepting him so he felt like if

you have a contact or someone inside that was easier to get a job and here you need it but not as

much as over there. To get a job here you just need to work hard and study.” Santiago describes

the challenges of attaining career opportunities in Mexico, and describes a classic portrait of

attaining the American Dream though hard work. However, Santiago’s own life experiences

indicates that this is not so simple

Santiago has lived on Empire Street since he left Mexico. In comparison to Mexico,

Santiago describes Empire Street as being one that had several rules, “well usually you need to

be at home inside before 8 ‘cause your gonna get shot. Don’t wear red or blue. Um don’t walk

alone.” These rules of the street inform his daily experience that he navigates around. Santiago’s
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interview reveals the risk that youth must contend with. He shared that “once in front of my

house some guy got shot and we could see through the window he was lying there. Blood all

over.” Although Santiago didn’t know this individual personally, he knew “that he wasn’t a gang

member and he was at the wrong place at the wrong time.” Although this experience with

violence can be traumatic Santiago indicates that “it was normal at that time people were getting

shot all over the place.” Santiago indicates that police patrol the area more often now and so this

appears to decrease gang related violence. However, the increase in police presence also

connects youth with the police. Although Santiago cannot conjure up a personal experience of

when the police stopped him or someone he knows without reason, he indicated that although he

felt safer with increased police presence he still had fears; “you don’t know when they’re going

to stop you for no reason just cause you look suspicious.” It was unclear where exactly

Santiago’s fears derived from. He indicated that because he knows that local police do not

transfer or hold people based only on their immigration status this is not where this fear derives

from. Either way, Santiago describes an uneasy relationship with the police which may or may

not produce material consequences in the future.

In addition to gangs, Santiago points to the lack of parental involvement that affects his

community. “Parents working most of the time so they don’t have time for their kids or just some

parents don’t feel responsible for their own kids. They feel like whatever about their kids. That’s

some of the reasons, some challenges.” Though given the low-wage jobs that many of the

youth’s families have it is no surprise that working parents often work six days of the week

rising early and finishing in the late afternoon to earn an income. The one-on-one interviews I

conducted indicate that the youth’s parents often work as gardeners, housekeepers, as day

laborers, or restaurant industry. Taking into an account the exosystem of the parents work, it is
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important to consider that undocumented workers often face job insecurity, exploitation, and

wage theft which may all impact parents ability to give emotionally and physically to their

children.

As an undocumented youth, Santiago realizes that he cannot currently attain a work

permit and may not qualify for scholarships. His status, and U.S. immigration laws therefore

structure Santiago’s future plans most apparent in terms of job and educational opportunities. 

Instead, he plans on attending a local community college, like his sister. It was during a 

mandatory 5th period school conference in his junior year that he remembers learning more about

the qualifications for getting into a college. Though the education coordinator at FLC often

stresses college opportunities and hosts similar meetings for parents, this event stuck out to

Santiago “mostly cause most of my friends were excited about it and they wanted to apply for

UCs and Cal States so they make me feel excited about it too.” His peers’ excitement influenced

Santiago to more strongly consider going to college.

Santiago first started attending FLC in his freshman year and has gained confidence and

has had the opportunity to mentor pre-teens. Now in his senior year, Santiago has been a part of

the youth program for four years. At about six feet tall, Santiago is usually very quiet during the

leadership meetings however he is part of the core leadership team. In response to his own

growth in the program he stated, “I feel more confident when I speak to like in the [UYP] room.

I don’t speak that much but I feel more confident because I know most of the leadership kids.

For Santiago, this is especially important because he describes his lack of confidence as one that

created a barrier between him and his peers. “I feel like they were, because they, they speak so

confident I feel like they, I, I was like less than them. Yo sentia mas, mas chiquito. So 1 didn’t

feel comfortable like you speak in front of people. For me it was something really hard. So that
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was the disconnection.” The “they” he is speaking about refers to other youth like him,

predominantly Mexican-origin, those attending UYP thus revealing intraethnic divisions that

were based on linguistic barriers, but which translated not only to a lack of confidence but a

diminishing of self-worth. Through the UYP program, Santiago feels that he has gained this

confidence as well as developed growing relationships. Though Santiago reveals that because of

the growth of the program he doesn’t necessarily know all of the youth names insinuating that

the relationships between youth are not necessarily very deep. Santiago has substantially

increased his involvement in UYP since he first started coming. In his freshman, year Santiago

stated he attended the program three times a week, but now comes every day. Santiago not only

has involved parents, fostered by the UYP program, but he also has several aunts and uncles that

also live on Empire Street that serve as older role models.

Santiago describes several nodes of his ecological environment including parental

involvement, gang violence, police, FLC and his peers. These aspects represent part of

Santiago’s micro-system. His experience with each indicates the extent to which he maintains

more positive relationships as opposed to more negative ones. His experiences mentioned above

with his extended family, FLC, and his peers point to the ways in which these supportive

relationships aid him. In comparison, gang violence, police, and linguistic divides also impact his

relationships in his ecosystems and suggest much more negative experiences. Additionally,

Santiago indicates the ways in which his undocumented status a reflection of macro- processes of

illegality in the U.S. limit his opportunities, namely job and future academic experiences.

2.) Margarita

Margarita is an active youth leader that began her involvement with FLC as a summer

camper in the third or fourth grade. Margarita is not herself an immigrant, but the child of
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immigrants (i.e. second generation) and has had to deal with several family related misfortunes;

she admits she often keeps to herself and has at times turned to drugs in order to cope. Her uncle,

who she describes as a “father figure” was deported approximately two years ago. Margarita not

only had to deal with the loss of this father figure, but she also had to deal with her own father’s

alcoholism and depression. Her father also had a seizure and was hospitalized for two months

during her sophomore year and so it appears that the health issues were related to his alcoholism,

depression, and the deportation of his brother. The deportation of her uncle, from Margarita’s

perspective also caused rifts between herself and her oldest uncle. While her oldest uncle turned

to church, he apparently chastised Margarita and her younger sister for not going. “He’s like

pushed us away um, me and my sister and since we don’t go to church um for different reasons

he thinks that we’re not, he judges us a lot, and says that we’re not going to get far in life so like

definitely we’ve drifted away from family. Um from both sides. The other side we stopped

talking a good three years ago. Um so I feel like 1 don’t have a lot of family. I don’t have any

family.” Additionally, Margarita’s grandmother who she maintained a close relationship with

passed way in the winter. The distance between her extended family demonstrates a

disintegration of a support network that used to be available to Margarita.

Though Margarita doesn’t live on Empire Street, she considers it a part of her community

and wants to continue to give back. Originally, Margarita had considered going to college on the

East Coast, but decided against it since, “[FLC] has done so much for me that if I leave so far

away I can’t come back and help. You know? ‘Cause that’s always been my mentality to come

back and help.” As a current youth leader, Margarita feels the personal responsibility to attend

the program everyday though she describes it as also being fun. It was through being a camp

counselor that Margarita attributes her growth. “Like me personally when I first came um I was
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very dosed like as a person I didn’t want to participate or anything, but then I became a

counselor. And um my group they really taught me how to um basically like get out of my shell

you know?” Margarita’s growth that she attributes to FLC is primarily based on being an

example and role model to other youth as well as an increase in confidence. Margarita has found

a network at FLC, however, she reveals that no one at the center knows that she has used drugs

recreationally and as a coping mechanism. Additionally, she indicates that there are several “rude

youth” that keep some of the other youth from fully participating because they are afraid of being

judged.

However, Margarita also reveals that the connection that UYP attempts to build between

parents and the youth is lacking. “I feel like we’re really based on that like the youth group really

wants to like make us better connected to our parents but I feel like they don’t do enough to do

that, like they try but if s just that I feel like they don’t try hard enough.” Margarita supported her

statement by sharing her experience when they did hold a parent meeting that included a parent-

youth activity. ;I mean like once in a while they do like activities with our parents at the parent

and youth meeting, but 1 feel like it’s not really helpful. Like they should, they should do better

ideas like uh, like not just playing games you know, like cause I feel like that helps for a moment,

but then you go back to reality and it’s just not the same you know?” The activities that FLC has

employed that Margarita references are role-playing activities. Although they attempt to have the

youth understand what it’s like to be a parent and for parents to consider their youth’s feelings,

Margarita iterates that the lack of directions undermined this particular activity. Margarita also

demonstrates that these activities appear to be more beneficial in the short run rather than in the

long run and suggests that mixing up the activities as well as providing clear directions and a

structure would benefit the relationship building.
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Margarita is a graduating senior and has been accepted to a University of California (UC)

north of Los Angeles. She is excited to go and is most attracted to its emphasis on activism and

social justice. “Their really big on activism and all that. That sounds pretty fun but scary at the

same time, but I feel like that’s what I’m excited about...Just um I feel like there’s still a lot of

racism. Like you know in California and in the United States where they just try to hide it, but it

still exists. It’s just not, I mean when you think of racism you think of African Americans you

know cause of the civil war and slavery and all that so I feel like definitely showing that there’s

they’re not the only race that has like that gets discriminated and all that. And even white people

get discriminated you know for being white. It’s not just minorities.. .Umm so there’s like,

there’s only one white kid in my IT class. A lot of them are Asian. So I feel like they always

make fun of him because of that.” Speaking prior to Donald Trump’s election to presidency,

Margarita reveals the racism that lay just underneath the surface of U.S. society. She is revealing

the myth about a post-racial society that was silenced prior to the election. Margarita’s

statements also reveal the different racializations of groups that may be different from other

places in the United States. As a majority-minority state Californian residents now come from

predominately historically underrepresented groups (Baldassare 2000; U.S. Census Bureau 2016).

Partly because of the demographic shifts, Asians for example make up the largest racial group of

UC undergraduate students (University of California 2015). Though Margarita reveals racial

conflict in her high school, she does not delve in deeper into an understanding of the ways in

which historically minority groups have been pitted against one another.

Unlike Santiago who appears to have a relatively strong and supportive family,

Margarita’s family relationships have disintegrated over time with the deportation of her uncle,

her father’s alcoholism and related health issues, and another one of her uncle’s judgement of her
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for not going to church. In her interview, she reflects on the important and distinct opportunities

that FLC has provided her to be a leader and role model, however she also expresses that FLC

could do more to help improve relationships between youth and their families. However, it

appears that FLC in part has aided her in getting accepted to a IJC.

3.) David

When I first met David, he asked me if I wanted to sign his cast on his arm. He

apparently had broken his arm skateboarding. I was initially surprised because I didn’t know

David and yet he reached out to me revealing the ways in which he is able to reach out to people.

David has never lived on Empire Street, but has attended FLC since he was about six years old

as the youngest in his family; his older brothers have also attended FLC programs. He also has

quite a bit of family that live on Empire Street and that have been or are currently involved in

FLC.

Even with these relationships and networks, he shared that one of his brothers is

struggling with drugs and that his parents have asked him not to share with anyone outside of his

family. It is apparent that David struggles with trying to make sense of this on his own. ■It’s just

something that’s always in the back of my mind like at first I never knew what it was, like what

was wrong... I don’t know it would just come like, it would just hit me. Like now I know it’s

because of my brother. And like my family they’re always in the back of my mind.” David

constantly struggles with both making sense of this as well as communication with his family.

He explained that there were really bad days where “like 1 would just come home and like they

wouldn’t talk to me ‘cause they’re just not in the mood or like not just my mom or not just my

brother but like all of them. They wouldn’t say a word or something. So like we don’t talk;

David acknowledges that this lack of dialogue is in part due to the long work days that his father
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experiences as a gardener. The lack of parental engagement that David describes is one that

Santiago suggests happens in other families on Empire Street.

David recognizes that his parents work all day and although he recognizes that he

respects his parents for this, there is an obvious desire to interact more substantially with his

family. However, the lack of parental interaction is layered and contradictory. David later

explains in his interview that seeing his brothers going through things and having his parents talk

to him has helped him be a better person. “Um like my parents would talk to me a lot. And like

not just like small lectures but like real life lectures... about like what goes on in the world.

What’s really happening. You know? And like it’s not so easy as you think it is.” Through the

course of the interview, David reveals however that when he was younger his parents’ lectures

went in one ear and out the other.” The contradictions it appears may be due to his own

unwillingness to listen as well as his parents’ communication about certain topics. This reveals

that youth want and desire positive forms of parental engagement. David’s reflections suggests

that he values this and that it makes a difference in his life.

When David was in the 8th grade, he was charged with and cited for theft, vandalism, and

trespassing his school. He along with some other peers broke into the school, vandalized a

classroom of a teacher he felt always picked on him, and stole some candy. Because of this, law

enforcement became involved and David had to complete 30 hours of community service. David

reveals that gang violence is not the only way that youth find themselves caught up in the

criminal justice system.

One of the reasons that David likes coming to FLC is because it is a distraction from

home. “I feel comfortable and it’s a good distraction. I mean I know it’s not much to offer and all

that but like it’s a good community. I like coming here, not just to like learn but to like show the
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younger kids too.” As someone who was not raised on Empire Street, he indicates that the

community does not have much to offer. By this he suggests that there is a lack of resources as

well as gang violence that he does not encounter in his own community. In many respects,

David’s language mirrors a macro dialogue that undervalues communities of color. However, as

an anchor institution, David realizes that the opportunity to serve as a role model at FLC has

helped him decide to be a better person. I will return to this point shortly.

4.) Veronica

Veronica’s mother is a housekeeper and takes care of children. Her father is a handyman

that looks for daily work opportunities, Veronica lives in the government housing projects just

next door to the center. Prior to living here, she lived somewhere in Downtown LA, but because

her uncle was almost shot in a drive-by while sleeping on a couch in the living room, her family

decided to move. Veronica started coming to FLC in the 8th grade when she learned that the

center had a tutoring program. Although just next door, Veronica acknowledges that she didn’t

realize what FLC offered until several years of having moved into the neighborhood. This

reveals a disconnect and distance that exists between some of the neighbors and the center itself.

Veronica shared that her mom hates living in the projects and hopes to move, but that “[my

momj likes [FLC] so that’s why we stay here.” FLC is a safe space for many of the youth and

their families.

As an undocumented youth, Veronica worries about what this status may mean for her

college and career opportunities. “I guess the fact that I’m an immigrant. Cause like I don’t get

the same um advantages as others. Like my friends are like um, like sometimes I get mad at my

friends cause they could do stuff but they don’t do it that would help them, and I’m here wishing

that I could do it.” Veronica would like the opportunity to go on a class trip with her French
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class, but recognizes that she can’t travel. She also desires a job so that she can start saving for

college. Having migrated at the age of one, Veronica unlike Rodrigo has never traveled or gotten

to know her native country. Though this is one of the biggest challenges that she faces, Veronica

admits that she doesn’t believe anyone at FLC knows about her status. She admits that she feels

like people would look at me differently.” Although many of the staff are aware of the issues

that undocumented youth face and help to create a supportive environment, her statement reveals

the limitations of FLC as a safe space for an undocumented person. For her, FLC is not a place to

reveal or discuss her status even though it impacts her future opportunities and she could use

support in navigating and learning more about this. However, Veronica reveals that her

uncomfortableness with revealing her status is not only about FLC, but also points to the larger

environment. When she indicates that she fears people would look at her differently she is not

only considering the FLC community but individuals that she encounters in other places.

Veronica’s fears speaks to the ways in which undocumented people are marginalized and

stereotyped within the U.S. (De Genova 2007; Abrego 2014)

However, Veronica recognizes the ways in which FLC has helped her grow. “It’s helped

me be less shy um it’s also motivated me sometimes because I know, like people here, they just

talk and Fm like that’s nice I want to do that, like they just inspire me sometimes.” FLC has not

only helped her confidence, but she admits that it gives her and her mom something to talk about.

Additionally, the STEM courses that have been offered at FLC have added to her education.

Veronica still has quite a bit of growth to do however. When I asked her if she considered

joining the core leadership team she responded, “No, not really. I’ve thought about it, but then

Fm not really a leader kind of person.” I asked, “Why do you say that?” She responded, “I don’t
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know leaders are supposed to be like not shy so yeah.” Veronica reveals that she still views

herself as a relatively timid person and believes that she is not yet a leader.

Santiago, Margarita, David, and Veronica represent four youth with a variety of

experiences at FLC. The experiences of these four youth help to construct a map of their

environment of micro-systems that include, but are not limited to family, peers, school,

extracurricular activities including FLC and outside sports teams or music bands, church, gang

violence, and police. The youth hold varied relationships with each of these spaces, but they all

considered gang violence an issue. Santiago and Veronica both struggles with their

undocumented status pointing to the ways in which macro processes inform and limit

opportunities that might otherwise be available to them. Their undocumented status and as

residents of Empire Street, Santiago and Veronica live much more precarious lives. Both they

and their parents have less access to opportunities, and live in an environment with frequents

gangs and violence. Though Margarita and David do not live on Empire Street, they consider this

place as part of their home. For these youth, FLC offers distinct opportunities that would likely

not be available without FLC. FLC represents a supportive ecological system that attempts to

strengthen parent and child relationships, lend support to youth and families navigating schools

that can be hostile or unresponsive to them, and provides a rich environment with various

educational opportunities. These interviews also reveal personal experiences with macro-level

forces of racism and illegality. Next, 1 discuss my findings and consider the benefits and

limitations of UYP’s positive youth development model that guides the UYP program. I also

shed light to the threat of gentrification and financial constraints that are exogenous shocks to

FLC, but which also have the propensity to negatively impact the youth.
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V. FINDINGS

In the previous section, I provided an overview of the Urban Youth Program (UYP),

demographic information on the youth involved, and various challenges that they face. I present

three major findings about UYP. First, U YP reflects a positive youth development model that

provides a vital ecological support for the youth. Youth build their confidence and self-esteem,

access and become role models, and receive educational support. I point out however how this

model can be limiting in that it primarily encourages individual empowerment rather than

community empowerment. Second, I point out that the staff are vital support for the youth and

are central to FLC’s ability to carry out its mission. I point out that financial constraints however

limit the attention and care that the staff can provide to these youth. Third, the Empire Street

community, like other Los Angeles communities, is beginning to experience gentrification. I

present this through an analysis of rent-controlled apartments, one indicator of gentrifying forces

at play, as well as through interviews.

1. UYP Reflects a Positive Youth Development Model

Prior to discussing which model of working with youth is best equipped to challenge

overarching pressures that threaten FLC, I point out that UYP operates within a positive youth

development model. A positive youth development model, as I have outlined in my Literature

Review provides cognitive, social, emotional, and behavioral growth opportunities. The program

itself is organized to provide a variety of skill building opportunities to increase youth facilitation,

presentation, planning, conflict mediation and communication skills. The aspects of the program

that are most salient for youth and that fit within the positive youth development paradigm are

(a) confidence and self-esteem building opportunities; (b) access to role models and

opportunities to be role models; and (c) educational enrichment opportunities. I focus on youth
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positive experiences with these aspects of the program before I consider limitations to this

framework.

A, Confidence & Self-Esteem Building

One of the primary foci of the youth program is to build up youth self-esteem. One of

their programmatic goals is explicitly to increase the self-esteem of youth over the course of their

involvement. Based on their own internal survey results, 83% of youth participants (cohort 2014-

2015) surveyed exhibited improved confidence, self-esteem, and communication skills. An

analysis of written reflections and one-on-one interviews reveal that many of the youth attributed

UYP for their improved self-esteem and confidence.

Attaining the skills addressed above youth reveal that this has helped them build up their

confidence and self-esteem. One student wrote, in a personal reflection that had been collected

by FLC, “before coming to [the Family Leadership Center] I was considered a timid person,

especially people in my age. Having no self-confidence was one of the biggest barriers that I had

to deal with. It stopped me from getting involved in activities that people my age do. For

example, interacting with people my age,” Another youth revealed that anxiety about presenting

led her to skip class as a strategy for not having to present. Through the UYP program, the youth

gained the self-confidence, which directly translated into her changing her behavior at school

she no longer felt the need to skip class to avoid presenting.

When I asked one of the youth in a one-on-one interview, “What do you feel like you’ve

learned in [UYP]? What has [UYP] helped you with?” she responded that confidence was one of

the main things. She explained that

“to speak in front of people definitely. A lot of things, just to be more educated and 
involved in my community. Um it’s helped us a lot. Um organization skills. Just a lot like 
a lot. Like personally um having uh you know like 1 have Fm very I guess outspoken so I 
probably wouldn’t have gained the confidence to stand up for myself or say what I think
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or stand up for other people if I hadn’t come to [UYP] or leadership only because the 
leadership group is very, well a lot of them are my friends, well all of them are my 
friends. Um and 1 feel really comfortable in that group so feeling comfortable with them 
helped me gain the confidence to talk to people I’m not comfortable with because I’ve 
already practiced it um especially with the [UYP] group when we talk, when I help out 
with the [UYP] group on Friday meetings. I have to talk. I feel comfortable raising my 
hand or stating my opinion or what I know. Um definitely in the real wo-, in school it’s 
helped me with how I act in a classroom or to participate. Like you know like ask for 
what I want. They helped me a lot with that.”
This youth reveals that improved self-confidence is intertwined with learning particular

skills. The ability to practice speaking in front of people also improved her confidence. It appears

that improved self-confidence is part and parcel of being more involved in her own community.

JB. Role Models-Access & Opportunities

University Volunteers

FLC has been able to develop and leverage relationships with local university students

from institutions such as UCLA and Loyola Marymount University. FLC’s geographic proximity

to both universities, allows students from these institutions to volunteer their time either apart

from or as a part of class credit. Students from these universities have provided afterschool

homework assistance, led weekly leadership meetings, have organized and implemented new

programs such as a STEM mini-series and a business skills class. This provides students with

role models in addition to expertise in other areas. It is especially powerful when these university

volunteers are especially passionate and believe in the youth. However, the youth have also

experienced college students that convey white supremacy, I utilize the term white supremacy to

convey the belief that ‘white’ people are superior to ‘non-Whites’.13

i use a single quote around 'white’ and ‘non-White’ to signify that these racial categories are arbitrary, however as 
a society it is apparent that who is deemed as white (i.e. Whiteness) have historically received privileges. History 
also demonstrates that over time who is deemed as ‘white’ lias shifted. For more information see Jacobson 2003; 
Lipsitz 2011; Painter 2011.
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During one of my field observations, a local university student was leading a weekly

STEM course, the students had an opportunity to learn more about blood pressure and diabetes.

The university student shared how this chronic disease unfortunately impacted the Latino

population. Furthermore, he shared his personal interest relating to the fact that his Latina aunts

suffer from diabetes. The pre-med student connected with the students by sharing his personal

familial experiences with them and further demonstrated the power of these youth. He stated that

they “gave him motivation to keep going.” He went on to explain that the youth “can do anything

they want,” instilling a sense of hope. This was an especially powerful moment as the youth

seemed not only gracious, but also awed by his words. They ended this STEM course by

clapping enthusiastically for him. This moment demonstrated and communicated the power of

the youth as a source of inspiration for him. The access to role models is a vital component of

what the center provides. It provides youth with motivation, inspiration, and in cases such as the

one presented above the ability to connect with a positive influence.

In a reflection written by a youth they recognized that the tutors from the local colleges

provided motivation to continue to do well in school. The youth wrote, “the tutoring program

really emphasized the importance of school and doing my homework. Not only was it very

helpful but it was also a lot of fun. I also liked that the tutors were from local colleges because

that gave me more motivation to study hard and get good grades. The tutoring program was such

a great experience for me that 1 requested to complete my tenth-grade service hours by tutoring

the kids at [FLC]. 1 had lots of fun tutoring the kids and helping them out with their homework.

This youth not only gained the help that he needed, but he was further inspired by having access

to role models.
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Margarita, on the other hand explained an incident with a white university student

volunteer. “He was a white guy...he came into the room and he was like minorities shouldn’t go

to college and all that. And then colleges just uh accept um Mexicans and all that because their

um what’s it called, they feel pity for them and all that. And then he was like uh what else did he

say? He was like the only reason why you guys get accepted is because um universities want to

look good, but you guys are uneducated and all that. And so, I wrote about that.” Margarita

references the fact that she wrote about this situation in her college application. Margarita shares

that several other youth were in the room when the student volunteer made these comments.

Although these comments infuriated Margarita, she decided not to say anything “cause you know

it’s his opinion and all that.” It is evident to see FLC’s curriculum at work. Margarita’s

acceptance of his opinions reflects the lesson of point of view activities that everyone is entitled

to their point of view. However, this incident is especially troubling because although the

university student was here to volunteer he clearly expressed racist beliefs. Margarita’s

interpretation of his comments indicate that his views were white supremacist; minority students

(i.e. non-whites) did not deserve an opportunity for higher education. I use the term white

supremacy specifically because the university student’s comments indicate that only whites

appeared of deserving to go to college. These views are especially contradictory to what FLC

hopes to instill in the youth. However, this incident also makes apparent how macro-ideologies

of racism and white supremacy penetrate the lives of these youth.

Staff Role Models

Interviews with staff personal reveal that several of them attended various FLC programs

in their childhood and youth and have since returned as staff members. These staff view FLC as

an important site that provided support to them and their families and which encouraged higher
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education. These staff members see the value of FLC and in their community which is not

always evident in other types of non-profits. Those staff members that did not attend FLC, come

from similar barrios in which they can relate to both the struggles of the youth and their families.

These staff members become role models to the extent that youth see these staff as similar to

themselves. Through these staff, the youth may be able to imagine that they too, like the staff can

achieve a Bachelor’s degree. Staff are central to the daily operations of FLC, often putting in

extra time and energy that they are not necessarily compensated for.

Opportunities to be a Role Model

UYP youth who have asked to volunteer or who are recognized as leaders, have the

opportunity to tutor younger youth, serve as counselors or counselors in training in the

organizations yearly summer camp. The written reflections indicate that the summer camp is one

of the most important leadership opportunities that they have. The summer camp provides 120

children between the ages of 6-12 the opportunity to participate in a free summer camp.

Many of the youth leaders describe being a counselor as a challenging and difficult

opportunity that got easier over time. They noted some of the challenges such as having to

motivate and connect with the campers, serve as a role model, and mediate conflict. Additionally,

they recognize that through this experience they learned and valued how much work goes into

being a counselor. The youth reflections reveal that many had previously attended this summer

camp and had not realized how much work it was. One youth wrote, “1 have to admit I didn’t

always listen to my counselors but this year I got to experience the hard work they put into the

camp to make it fun for the campers. This year I had to talk to a camper because he did

something he wasn't suppose to be doing as 1 talked to him I remembered when 1 had a counselor

have a similar talk with me.” As counselors, some of the youth are asked to have difficult

76



conversations with children such as that noted above. Another youth indicated that he as a

counselor in training he not only “felt as if I had more responsibilities. I had to set an example

for the little kids because some of them looked up to me and I would like to leave a good

impression.” This youth recognized that as a leader he also felt the responsibility and weight of

setting a good example. Some of these youth reflections also recognize that telling children what

to do wasn’t enough to get them to accomplish a goal, but rather they learned how to motivate

their group. Several of the reflections also indicate that they grew from this experience and had

now learned how to interact with younger siblings or nieces and nephews in a more productive

manner.

Many of the youth also expressed that they hoped to return as a counselor the following

year. This leadership opportunity had provided these youth with a fun and immersive experience

in which they hoped to continue to serve as a role model. Many of the youth appreciated that

they felt recognized for their talents and were graciously thanked by the campers. This not only

made them feel special, but also validated the fact that they had done well. One of the youth

indicated that this opportunity had motivated her to consider a career in child development.

Another youth wrote, “All I know is all the rest of my experiences that I had in this camp were

fun and great because of the kids. 1 would take the job in a heartbeat.

An analysis of the written reflections reveals that a few of the youth indicate that as a

FLC participant they also had the opportunity to provide tutoring help to students who were

younger. “Working at [Family Leadership Center] as a tutor has been one of the greatest

experiences of my life. 1 have learned a lot working with elementary school students. Just by

talking and listing to many of the children from the tutoring program have inspired me to keep
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on fighting and to never give up on my goals and dreams that I haven't accomplished yet.” This

youth speaks to the motivation that being a tutor provides.

David shared that the opportunity to serve as a role model at FLC has helped him decide 

to be a better person. After David vandalized his 8m grade classroom, he fulfilled his required

community service hours at FLC. Through this experience, David had the opportunity to be a

role model for other youth which helped him consciously make a change in his life. “I like the

interaction with [the elementary kids] and like I enjoyed it. I found myself having a good time

and like when I started helping out with little kids and showing them things and teaching them

things you know then that’s when I really decided this is the type of person I want to be this is

who I want to be and what I want to do.” David not only had the opportunity to offer assistance

and guidance to younger youth, but he was also able to contribute in a way that he was not aware

of prior to this experience.

C. Educational Enrichment

One of the primary ways in which UYP defines empowerment is through education. The

program itself has been structured to provide various educational opportunities including

afterschool tutoring, college information sessions, STEM courses and other educational

opportunities that have arisen out of volunteers wanted to share their specific skill sets with the

youth. The STEM courses have developed into a more formalized relationship with a local

institution of higher education and have provided youth with more knowledge about the STEM

field. One of the youth interviewed revealed that in one of their classes they had been tested in

this area and without the STEM classes they would not have known the information. Other

educational opportunities that have arisen are business class sessions held with university student

volunteers. The business classes provide youth with not only enriching educational experiences,
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but with social and cultural capital. The strongest aspect of this focus is the ways in which the

program works to prepare youth and their families for college. The staff members hold college

workshops to inform parents about the college process, A-G requirements to get into college, the

differences between institutions (i.e. university, California State Universities, community

colleges, University of California institutions). For the past few years, FLC has had 100% of its

graduating high school youth have attend college or career/technical school the year after

graduating.

In practice, UYP realizes empowerment through education. By achieving higher

education and encouraging youth to attend college UYP indicates that this is the way to improve

their community’s situation. When asked what a staff member aims to impart on the youth

involved they stated “Definitely hope.. .that there’s hope for them. That’s the main one for sure

because like I mentioned we grew up in, this community with family members that don’t have

that idea of going off to college or they don’t support that.. .Um second definitely their education.

Empower their education, that they know and that they learn that they have the power to, to, to

be someone and you need to get educated first. So that’s something definitely that I want to make

sure [UYP] gives that and that sense of like, ‘okay education is important.’” in many respects

empowerment through education is the foundation of the UYP program. This staff member’s

goals of imparting the importance of education reiterates a positive youth development

framework. To the extent possible, youth are provided with a safe and caring environment at

FLC to become healthy adults that later contribute. This staff member’s comments however

indicate that they may not be recognizing the power of youth as youth. However, another staff

member recognizes that defining success and empowerment through education may be

problematic for youth who are unlikely to take a traditional path to higher education because of
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structural inequalities or because their talents don’t fit into this traditional framework. Consider

youth who because of financial difficulty or lack of citizenship status may be unable to attend

higher education continuously. This staff member states, “And I think that society has, has

always told us that success is defined a certain way. But in, in a multicultural and diverse

community such as this one, how do you define it. ..You know like education is, like if you don’t

go to school you’re not going to be nobody. If I’m messing up in school, if I’m not doing well in

school, then I must not be doing something good. But then you turn around and these kids are

great artists, they’re great writers, you know, they’re great chess players. They’re awesome team

members.” This second staff member’s comments point to the issues in defining empowerment

or success only through education.

It is apparent that FLC provides distinct opportunities that provide emotional, cognitive,

behavioral, and educational support and opportunities that youth may be lacking at home, at

school or in other areas of their ecological environment. However, I want to shed light as to

some of the limitations of its current model.

Though youth are provided a space at FLC to engage in educational opportunities, build

supportive relationships, and develop social competencies youth are not generally provided the

tools to analyze power, question the status quo, and collectively act to address an issue as one

would be encouraged to do in a setting that utilizes a youth organizing model. For example,

during my research the program was encouraged to apply for a grant that asked youth to identify

an issue in their community and to develop a plan of action in order to address it. In this case,

youth identified two or three issues, including drugs, gang activity, and lack of access to healthy

foods. The youth ultimately decided to begin an initiative surrounding healthy foods. One of the

staff explained that the reasoning behind choosing a healthy foods initiative is because drugs and
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gangs are “like a non-ending problem right? It’s a problem where we feel like as much as we

want to solve it, it, it’s like a non-ending problem. Even like authorities can’t end it right? Um so

it’s still, it’s still, you can still see it, but it’s less.” Even though this staff member recognized that

the issue has decreased in the neighborhood, he along with the youth specifically look to

authorities to address this issue instead of questioning why people join gangs. Rather the youth

and staff member accepted that this was a situation that they could do nothing about that is they

communicated their lack of empowerment in reconciling this issue that most the youth and staff

used to describe their community. This is especially interesting because the organization has in

the past done gang intervention work thought their work is now more gang preventative. This is

in part due to funding cycles that have cut their ability to engage in gang interventions. This

example demonstrates the limitations to which youth are empowered within the center under its

current model.

From my observations, though staff understood the plights of undocumented families, a

few of the youth of undocumented or mixed status families felt embarrassed or ashamed of their

status. Sharing of one’s status can be both stigmatizing and fear inducing because of the risk that

it carries. However, the undocumented student movement has demonstrated the ways in which

some of these fears can be transformed into collective efforts to organize. Each individual must

surely way the risks of revealing one’s status. This is of course a very personal choice, however

the ways in which undocumented youth seemed ashamed of their status demonstrated the limits

of the form of empowerment they received at FLC. That is, they have yet to develop a critical

consciousness that questions the ways that U.S. society criminalizes them as a person.
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Before I argue that FLC should consider moving towards a youth organizing model, I

take time to reflect on two other stressors that constrain the work of FLC—financial constraints

and gentrification.

2. Financial Constraints

As I have noted above, staff are vital to the functioning of FLC. Their commitment and

dedication to the importance of working with youth is apparent in both how they engage with the

youth and in how they approach them. However, decreased funding to youth programs and a

general feeling of financial constrains has deeply affected the staff. Staff reported feeling

stretched too thin, experiencing salary cuts and simultaneously given more responsibilities, and

overtaxed in terms of needing to prove and report outcomes to foundations. Staff have also

developed entirely new programs to conform to emerging funding opportunities. These adaptive

tactics however further strain the staff and the work of FLC.

FLC primarily relies on private foundations funding rather than government grants which

may further exacerbate the pressure that staff members feel of having to cater to foundations.

One staff member shares the impact that an over-reliance on private foundations has impacted

their work.

“The need for our organization is to reinforce and reinvest in the programs that we 
already have because of the need for funding we’ve been sort of stretching 
ourselves our thin looking for other kinds of funding that we, for programs that 
we have not even established yet. But because there is an interest in funding that 
we establish out of nowhere a program to be able to cater to this funding 
requirement or whatever. So that’s when you have different staff members taking 
on more responsibilities. Writing more reports and still getting paid the same and 
still with the constant threat that our salaries can go further down at any moment. 
Um I guess that’s just the nature of the beast when you talk about non-profits.
That uh especially a non-profit like ours that’s funding 100% by private funders 
that um it almost seems that any moment our funding can be taken away. And so 
then we have to scramble to look for different modes of funding. Um just to keep 
our doors open to keep our salaries intact. So that’s been tough to deal with.”

82



As expressed above, the increasing reliance on private foundation money therefore

creates a psychological stressor on several of the staff. Rather than working on improving the

programs already in place at FLC, the staff critiques the addition of new programs that are more

stressful for staff. Furthermore, at least one staff member indicated that this impacts their

relationship with the organization overall. This staff member described feeling like a mediator

between the CEO and families in that the CEO’s emphasis on numbers conveyed a lack of

concern about the quality of the programs. This staff member indicated that this same concern

was at times brought up by family members. The concerns that staff members shared pointed to

low staff morale in this respect.

Staff express a sense of disempowerment when they iterate that they feel quantifying

their work is more important than providing quality data. Though data can provide information

and help to provide benchmarks for staff to help them determine how they can improve their

program, staff currently find this work more overwhelming than helpful. I contend that this is

overwhelming for different reasons including: (1) staff members don’t use all of the data they are

asked to collect to improve their programs; (2) the data does not provide helpful means to

understand what they could do to improve; and (3) staff members don’t have enough time and

resources to collect useful data. Though staff members express attempts to share their challenges

with the Executive Director of the organization, staff members feel more pressure than support.

The disempowerment that staff members feel operates at an organizational level; as staff

members feel the need to be more responsive to foundations and funding agencies rather than

their own constituent requests, the organization has difficulty in truly utilizing its own agency.

Over the past four cohorts, FLC has served between 60-80 youth each year. There are

only two staff members that primarily oversee the UYP program and this Is In addition to other
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responsibilities that have been added over time. The responsibilities only associated with UYP

include overseeing the daily afterschool tutoring program, facilitating weekly meetings where a

core youth leadership team plans weekly leadership meetings, assisting in the coordinating of a

yearly youth conference, checking in with each student and following their progress in school,

hosting educational workshops for families, facilitating monthly parent meetings, coordinating

guest speakers for weekly leadership meetings, coordinating and having youth attend educational

funding opportunities or college fairs. On top of this the staff are exceedingly dedicated and

recognize that they actively try to maintain a one-on-one relationship with each youth to prevent

anyone from slipping through the cracks. They attempt to maintain case management files on

each student to assess and understand where they are developmentally, and what needs they may

have. Although their goal is to do this systematically, the staff recognize that unfortunately they

can fulfill all of their job duties. As this list demonstrates, it is not for a lack of trying or

commitment, but rather all of these tasks would surely take at least one or two additional staff

members to complete. Staff members indicate that there is a growing list of responsibilities

partially as a result of the center’s adaptive strategies of “chasing the money/

I aim to highlight the stressors that FLC comes up against. The decision to shift towards

foundation money is partially as a result of decrease in government funding over the years for the

type of work that FLC was doing with youth. However, foundation funding can also be

inconsistent or shift unexpectedly from one year to the next. FLC has experienced these

unfortunate shifts and as a result has had to at times close the center for longer than they

expected. FLC has also lowered staff salaries because of unforeseen decreases In foundation

funding. On several occasions, the staff took pay cuts and even volunteered their time to keep the

center open for the youth and families. The staff is clearly one of the most important assets to the
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organization. Their commitment and love for aiding these families is clear. Whiie these strategies

resolve these issues in the short term they are not long term solution. These adaptive tactics I

believe disempower the staff involved. Rather than feeling like they have control, staff members

are more consistently in a state of fear of not being able to provide for their own families. These

adaptive tactics thus impact FLC’s provision of services.

3. Gentrification on Empire Street

GOVERNING, a leading news platform especially amongst government leaders,

measures the progress of gentrification amongst 50 most populous cities including Los Angeles. 

According to their maps however, most of the Westside14 is ineligible to gentrify. Census tracts

that have a median household income and median home value that are not in the bottom 40th

percentile of all tracts within a metro area in 2000 are considered ineligible to gentrify. Though

the Westside is in comparison to the greater Los Angeles region is a much wealthier area, these

maps fail to account for pockets of poverty and gentrification such as that, which is beginning to

hit the Westside. I found that interviews with staff members and youth of Empire Street and

analysis of rent control data substantiate that the community is beginning to experience and at

increased risk of experiencing gentrification. I highlight gentrification because of it can shift and

shock the ecological environment of youth and may increase the precarity that they and their

families must contend with. Just as the financial constraints on FLC may continue to redefine

and weaken over time the work that they do to support youth and their families, so to may

gentrification.

An analysis of property information in relationship to the organizational data indicates

that this community is at risk of severe gentrification. The Zone Information and Map Access

14
GOVERNING’s gentrification map excludes Santa Monica area census tracts.
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System (ZIMAS) is a database with various zoning information on properties throughout the

City of Los Angeles. Using ZIMAS, I analyzed property information of 70 parcels that line

Empire Street. The Office of the Assessor numbers each parcel with a unique number. Parcels

may include multiple units or apartment addresses. According to this data, 55 of the parcels

examined have at least one unit that is subject to rent control (under the Rent Stabilization

Ordinance). Many of these parcels have multiple units and so as many as 324 units may be under

rent control. Because major developers have a lot to gain financially from converting rent control

apartments into market based homes, they can be especially eager to conduct this conversion

furthering gentrification in this area. Recent home sales further indicate the potential land value

that is beginning to be realized in this area. Based on information acquired through ZIMAS, a 5-

unit parcel was sold in April for over $1.2 million. Another recent sale of two single-residence 

homes went for $2.6 million. This type of investment is likely to solicit extremely wealthy

homebuyers or renters. Additionally, the emergence of Silicon Beach, a community emerging

from recent tech investment in Southern California, is likely to create an emerging demand for

housing that developers are likely to capitalize on.

News reports in addition to interviewees personal experiences indicate that

tenants are often misinformed about the process or the rights that they are entitled to. Owners

threaten renters with evictions. This works to scare tenants into leaving prematurely not realizing

that an Ellis Act application has yet to be filed, thereby forgoing entitlements to relocation costs.

A few of the staff members expressed that they had personally started to experience

gentrification through unsubstantiated eviction tactics. One of the staff member’s, whose wife

had grown up in the community and whose extended family continues to live in the area

explained,
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“The owner of that apartment said that he was going to sell it, well he sold the complex 
and the new company that came in said ‘we’re going to tear it down.’ So three months 
after that, they were like you have three months to move out. Well the grandparents were 
like fighting against it because they didn’t have nowhere to go. They didn’t have no 
savings. Pretty much, if they were kicked out they were pretty much out on the streets. 
They probably didn’t have, you know, I’m not sure, but [money] to pay a deposit and 
everything. And they fought companies, so they gave them some money for living there 
for quite a long time and the families, because there were 4 apartments so all the families 
got some money too and they moved, all of, all of them out and then they never teared 
down the building. They just came in, fixed everything, boom, new people. Yea. 
Everybody knew. I guess they do it to raise rent, you know gentrification.”

fn speaking about his extended family, this staff member speaks to the vulnerability of

low-income, immigrant senior citizens. Though his family was able to receive some

compensation, as guaranteed by law, community members are not necessarily aware of their

rights. Additionally, the staff member’s account points to the ways in which Ellis Act evictions

are suspect. Though the landowner claimed that he was going to tear down the building, this

never happened. In this case, the staff member recognized that he helped inform his family that

they were likely entitled to some form of financial compensation. The market and profitability of

the housing industry in Los Angeles provides an incentive for landlords to evict families from

their apartments resulting in a facelift or conversion of rental units into condominiums or market

rate apartments. In this case, the staffs member’s family was luckily able to find another

apartment in the same neighborhood and was therefore not displaced, but they weren’t the only

family evicted from the complex. Additionally, the staff member had wanted to live on Empire

Street, however because the available rental units were too expensive he and his wife now live in

Orange County.

Additionally, the emergence of Silicon Beach, a newly formed community sprouted in

Santa Monica and Venice to serve tech workers may continue to put increased pressure on the

housing market and encourage landlords to engage in Illegal, questionable, or Ellis Act evictions.
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Landlords may also increase monthly rents of rental and commercial properties thereby reducing

the affordability of this community. Silicon Beach is a new community on the Westside. It

indicates the geographical shift and rise of the tech industry from the Bay Area—Silicon

Valley—to the greater Los Angeles area. Silicon Valley and the tech industry have been one of

the main actors in gentrifying the Bay Area particularly San Francisco and San Jose. The

geographical shift and the continuation of gentrification to the Los Angeles industry is not lost

on the critical observer. Another staff member recognized the tensions, sense of loss, and the

stressor that Silicon Beach represents.

“All of those areas. And they’re getting to [be] known like the Silicon Beach right and so 
a lot of those folks are moving into the area, so they’re wealthy, I think that has, it’s 
going to create some tension. 1 feel like it within myself because it’s taking away like our 
community, our history. Um and so it’s, it’s, that’s scary. 1 do feel like a little sad inside 
me. And I have seen it. And I’ve talked about it. And we live in a community where it’s 
rent control so we don’t have that fear of boosting up our rents, but they can take our 
property. A lot of these owners are doing that. 1 went through that not too long ago this 
past year like 6 months ago trying to fight the owners because they’re trying to kick us 
out for no reason,.. They want to kick us out because they want to rent the property for 
more. So I already experienced that and I know a lot of folks here already experienced 
that. Um and they are and it’s going to continue so it’s definitely a concern.”

This staff member speaks to the displacement of residents through evictions and related

scare tactics. Though he indicates that rent control should provide a sense of safety, it is evident

that through his own lived experience, in this case it is not protecting residents from

displacement (i.e. gentrification).

During one of the Friday youth leaderships meetings, the youth and staff discussed

gentrification. Prior to this conversation, the youth interviews reveal that they had noted the

changes but hadn’t considered what this might mean for their own lives. I interviewed Margarita

prior to the youth meeting that discussed gentrification. Though Margarita in other contexts had

noted some of the neighborhood changes occurring on Empire Street, in our interview she did
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not indicate that this was a major issue in the community. Rather gangs and gang violence was.

Veronica who missed the meeting that discussed gentrification stated that she was not aware of

what gentrification meant. However, she was aware of the changes occurring and considered

what this might mean for the future of her community. “Like there used to be like abandoned

houses on the street. They flipped those houses. They’re really nice houses now so it’s like if that

continues it could turn into a different community possibly like um more apartments will be torn

down to create big houses.. .And it’s like oh my gosh if that’s down the block from where I live

how much is my apartment worth if it is completely changed if they just fixed it up a little bit.”

She demonstrates that the changes are evident to her. Her posturing demonstrates that she

realizes that her and her family may be forced to move because of these changes. These tensions

and concerns reflect the ways in which gentrification can both erase communities of color and

maintain racial and class boundaries. These youth interviews indicate that gentrification is not an

active topic of conversation among the youth. Gang violence represents a very clear threat to the

youth and their families, though covertly, gentrification does too.

Santiago was one of the youth that I interviewed following the meeting on gentrification.

When I asked Santiago about his thoughts on gentrification following the Friday leadership

meeting, he revealed that he was more cognizant of how these changes might lead to him and his

family being kicked out. “I seen it more now. Recently there were two houses they take down

now. I think they’re going to build something big and then I’ve seen more buildings going up too

and I feel like we’re going to get kicked out of here cause people with more money are moving

into the neighborhood.” Santiago thought that if this might happen, his family might move to

Inglewood or somewhere in Downtown, two other communities currently facing gentrification in

Los Angeles. When I asked if he felt this is something that could be fought or prevented, he
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responded, “I think yea we could fight against it but we would have to be, it has to be all the

neighborhood. We should all stand up against them. Be more united. Inform people about what’s

going on because most of the people don’t know that people are moving in. They just know that

buildings are going up and they think it’s normal. They don’t know that the people that are

moving in are going to kick them out. So just inform the neighbors.” Though Santiago

understands that gentrification may very well lead to displacement, it is unclear whether he

understands the macro-level forces of landlords and the role of city officials in creating or

approving these changes.

Through displacement, gentrification has the capacity to separate these youths and their

families from strong neighborhood resources and networks that have been cultivated. As is

demonstrated in the literature, gentrification can displace residents and in doing so threatens the

residences and sense of community for low-income Latino families on Empire Street. For

families that are displaced, where will they be able to afford to move? And how will new

residents interact with long-time residents? These questions bring to light the tensions between

class, immigration status (i.e. documented versus undocumented), and race brought about by

rapid neighborhood change. Though families may be able to develop support systems in other

places, it is very possible that this geographic displacement will disrupt their lives. At the very

least, families may be unable to continue attending FLC. Furthermore, because FLC is at

continued risk, the services, skills and assets that youth and their families receive are also at risk.

Without these families whom will FLC serve? The strength of the center, itself, partially resides

in the fact that the staff and CEO are reflective of the families that live here. Many of them have

received services here, and have lived or continue to live in this community. The displacement of

families threatens FLCs ability to carry out its mission in empowering and providing services to
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low-income, primarily immigrant families. In many ways, the insidious nature of gentrification

along with all of the various challenges that these youth face make it difficult for them to

understand or even research further what these changes might mean for them.

VI. DISCUSSION

Because CBOs service a particular geographic region, they in particular—as opposed to

the overarching nonprofit industry—aim to improve the microsystems of the population that they

serve. The Family Leadership Center (FLC), for example, has over the years made parental

engagement a central component of all of its programs. They have worked with schools to share

and improve parental engagement at schools. FLC over the years has also established

relationships with locally elected officials and the police department that services the Empire

Street area. As a program of FLC, the Urban Youth Program (UYP), provides a vital area of

support for youth, providing them a safe space with distinct opportunities for youth to build their

confidence and self-esteem, access role models, become role models, communicate more

effectively, and attend an institution of higher education. While UYP provides an important

resource for youth and their families, the positive youth development framework that underpins

the goals and structure of the program fails to adequately address macro-level ideologies and

shifts that can undermine or alter the youth’s ecological environment. For this reason, I argue

that UYP should shift its program towards a youth organizing model. The foundation of its

positive youth development framework provides a rich place to grow towards a youth activist

model.

As I demonstrated earlier, research indicates that there are critical differences between a

youth organizing model and a positive youth development model namely that youth organizing

initiatives conduct and critically examine the role of power developing a critical consciousness in
91



youth and engage youth in challenging the systems that limit or fail to adequately address the

issues that they are up against (Ginwright & Cammarota 2002; Ginwright & Cammarota 2002;

Sullivan et al. 2003; Jennings et al 2006; Cristens & Dolan 2011). The Urban Youth Program

(UYP) is centered within a positive youth development approach. At the most basic level it seeks

to provide youth a safe space where they can grow and develop. The program provides various

activities that focus on the social, emotional, and cognitive development of youth. Youth are

given opportunities to be leaders within the organization through formalized roles (e.g. president

of the youth group), relationships with peers, conversations with staff that position youth to lead

an activity, working with and serving as examples to younger youth (e.g. summer camp

counselors) or through attendance and engagement with Friday leadership meetings. Although

youth reported having more skill sets and confidence to take on new projects, serve as role

models, or even to give public presentations in schools, this level of empowerment is largely

limited to an individual level. The individual feels more confident in taking on new challenges.

The youth development model utilized at FLC largely emphasized prosocial norms. Youth were

engaged and encouraged to develop new programs that they felt were needed. Because youth

were not engaged in a community-organizing model, youth largely created programs that

reflected a club-like environment. In this way, FLC reflected an extension of the school

environment in that youth were encouraged to engage in different activities offered or to develop

their own.

Though these are vital and important opportunities for youth to grow their leadership

skills, these efforts do not provide youth the encouragement to become politically engaged in

order to challenge structural inequalities that consider the micro-, meso-, exo-, and macro- levels

systems. Positive youth development frameworks instead look towards considering micro-level
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systems and does not consider at any great length other level systems challenges. Interviews with

youth reveal several macro- and micro- level challenges that shape their life including gang

violence, ambivalent relationships with police, familial relationships, religious convictions,

illegality, racism, and financial hardship. UYP has worked to various capacities to address more

micro-systems level challenges such as encouraging and requiring parental engagement. Over

time, they have developed relationship with police providing an intermediary role with the

police. However, the emphasis of the program reflects a priority on individual level

empowerment as opposed to a more encompassing definition of empowerment. Susskind (2003)

defines empowerment as “both the increase in the capacity of an individual, group or community

to create change as well as the process and outcomes of actual change in the conditions that

oppress people, resulting in an enduring redistribution of power and resources” (italics in

original, 231). UYPs programs emphasis instead reflects a notion of individual level

empowerment which provides individuals with, among other things a sense of self-efficacy. The

emphasis on self-esteem and confidence building for example demonstrates an individual level

of empowerment. The UYP program for example decided to take on a healthy eating initiative

because they felt that gang violence is not a problem that could be solved. Rather than deciding

not pursue gang violence because of their own interests, they reflect how they fail to critically

consider what leads to gang involvement. Or rather than reflecting on how the decrease of gang

violence in their own community may reflect ways to address gang violence they opted for a

healthy initiative. In many ways, this decision reflects an overall ideology of ‘not wanting to

ruffle too many feathers.’ Utilizing a positive youth development model is limited because it

does not address or adequately analyze systems of power, nor does it center youth in a way that
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leverages their own power as youth to question and address macro-level issues that directly

affect them and their community.

Research indicates that one of the building blocks of raising consciousness of individuals

is for them to critically examine the structures that influence their lives and to question the ways

in which these structures privilege certain identities above others. Through these types of

exercises, youth can increase their critical thinking skills in a way that allows them to work to

better their community. Developing and implementing an action plan for changing things in their

community also demonstrates the ways in which youth can wield their own power to create a

better world, rather than having to wait until after they attend an institution of higher learning.

This action plan would not only consist of youth self-reflecting on their positionality (i.e. social

identity), but to also engage in research to thoroughly understand the issue.

Shifting towards a youth organizing model may also help the youth to build stronger

relationships amongst themselves that critically consider the privileges and resources that they do

have at their own disposal. For some youth members their citizenship status or migratory status

appeared to create boundaries amongst the youth. For example, youth who only knew Spanish

when they immigrated reflected that this was a particular challenge for them and generated a

social gap between them and their peers. In my observations it appeared however that some

youth who had always grown up in the United States and had citizenship status seemed less

aware of the insecurity and exclusion that these youth felt. Being able to have conversations that

critically examine these overarching ideologies and that encourage youth to share their own

stories may help to create a greater sense of community. Overtime, the organization has

developed ties to political leaders that youth may be able to utilize to address an issue that they

identify and take the lead on.
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In its infancy, the organization utilized organizing methods to get its center operational.

According to institutional history, in the first few weeks of its opening, the center was burned

down by local gang members. In the aftermath of this fire, the organization learned that they

needed to get the community, to the extent possible, more engaged in what they were doing. The

utilization of organizing techniques therefore is not outside of the bounds of what the

organization has done in the past. However, these strategies have largely not been developed in

the UYP program. UYPs rich environment does though provide a space and framework to

increasingly move towards a youth organizing model.

Addressing gentrification may be one issue that the youth can increasingly work to

address. I call attention to gentrification because it can create what Dr. Mindy Fullilove, (2004) a

research psychiatrist, refers to as “root shock.” In examining the history of displacement and

urban renewal projects amongst African American populations, Fullilove considers how the

destruction of one’s community or displacement of someone from their own community can

significantly alter one’s emotional ecosystem, thus generating traumatic stress. Fullilove

recognizes that similar to urban renewal projects in the 1950s, gentrification has the ability to

also create a root shock. Gentrification often produces immaterial and material consequences

including physical displacement from a known community. This can generate a sense of loss of

community, significant increases in monthly rent, unaffordability of a community overall, and

evictions (Cahill 2007; Zuk et al. 2015). If families are forced to leave this may alter a network

of supportive relationships that they have generated in their community.

I have demonstrated that Empire Street is currently undergoing gentrification. Though

much of the communities rental apartments are under rent control, the Ellis Act allows landlords

to take rent controlled apartments off the market. Once these rent-controlled units are taken off
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the market they are not necessarily replaced. As it is the Los Angeles housing and rental market

is one of the most expensive in the U.S. Work by community organizations such as the San

Francisco based Anti-Eviction Mapping Project has also shed light as the ways in which

landlords often use questionable tactics to “rightfully” evict tenants. Because the Ellis Act allows

for rent-controlled apartments to be taken off the market these landlords and developers working

with these landlords often have the most to gain from gentrification; units that were underpriced

can now be resold to a developer at a much higher rate. Interviews with staff members indicate

that these questionable tactics are ensuing on Empire Street. Additionally, the development of

‘Silicon Beach’ is also creating a ripe environment for significant increases in housing and rental

prices. This may also enable gentrification on Empire Street.

During one of the Friday youth leadership meetings youth had the opportunity to discuss

gentrification. However, because of its complexity and opacity it can be difficult for anyone to

begin to understand or examine how these macro-level shifts in capital will impact youth. As a

community-based organization this may be one area that may also significantly impact FLC. If

families are displaced and increasingly wealthier families replace this area FLC will increasingly

be unable to fulfill its mission to provide services to low-income families. Furthermore,

DeVerteuil’s (2011) comparative study of nonprofits in Los Angeles and London who have

experienced gentrification recognizes that nonprofits face significant displacement pressure.

DeVerteuil’s study also recognizes that there are less government aided protections to support

nonprofits in Los Angeles. The organization already contends with significant financial

constraints this added pressure may therefore further strain the organization.

I have argued that the limitation to working through a positive youth development model

is the fact that it does not address or analyze systems of power nor does it center youth in a way
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to leverage their own power to question and address macro-level issues that directly affect them

and their community. Because of the complexity and opacity of how gentrification occurs, I

argue that a youth organizing model is best equipped to challenge gentrification.

However, shifting towards this mode! may be difficult in light of larger challenges such

as overarching financial constraints that limit the organization’s ability to take on new or

emerging programmatic goals. This is not unique to FLC, but many non-profits are limited in

their ability to take on new initiatives because of funding (Mosley et al. 2012; Hesenfeld et al.

2013; INCITE! 2007). Though research considers the importance of utilizing a youth organizing

framework, it does not always consider what stands in the way. The funding constraints limits

not only the organizations to devote new resources to new areas, but their ability to bring in new

staff who might be more experienced in organizing models, and willingness to take on

controversial stances because it may impede funding opportunities. The ways in which the

organization has dealt with these funding constraints through reflect adaptive tactics and a type

of organizational disempowerment. Staff seemed to point to a sense of disempowerment in the

ways that their main priority—the quality of programs was seemingly put aside as the

organization’s priority was on catering to the needs of foundations. Staff expressed frustrations

of feeling stretched too thin in terms of having to take on new responsibilities with less pay due

to recent budget cuts. These funding constraints not only limit the implementation of new

initiatives, but they also decrease staff morale in the process. Staff are clearly vital in the running

of the organization.

Moving towards a youth organizing model may help the organization to reexamine its

relationship to funders. Though financial constraints surely limit the organizations ability to take

on new goals, its adaptive tactics demonstrate that the organization does attempt to take on new

97



programs and directions when funding resources seem available. However, these adaptive tactics

have been particularly stressful on staff. If the program were to move towards a youth organizing

model, this would provide an opportunity for the organization and staff to reexamine its own

relationships to power. How does inequality become replicated in the organizations relationships

to foundations? What might be strategies to decrease overall foundation reliance?

This thesis has examined the ways in which the center and program staff are extremely

constrained because of limited funding and have been largely “chasing money.” On the one hand

the organization is seeking out funding that they do not currently have the infrastructure to

support. Alumni of the UYP program could be leveraged to provide additional resources and

decrease the financial pressures that UYP face. As alumni of UYP, these individuals may be in

the best position to understand and fully support the work of FLC. At least one alumni

interviewee indicated that although he was very appreciative of the ways in which FLC helped

him grow, he had not been considered or asked to donate money. What time to mind was

providing active assistance to the organization even though as a married family with young

children at home he recognized that he had limited time and energy to provide. This alumni

reveals that there is an opportunity to grow an alumni base that can be much more generative in

ways that the organization has not even considered. Given the limited amount of time and energy

that stuff have to give, it may be best to seek out a past alumni that is particularly enthusiastic

about creating such a network with the goal of identifying various ways that alumni can be

leveraged. Alumni may be able to provide energy, connections, IT skills, or funding that the

organization is unaware of.
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VII. CONCLUSION

The bulk of this research was conducted in the first half of 2016, prior to the November

2016 election. The new Trump administration’s racist, xenophobic, homophobic, and misogynist

rhetoric and policies increasingly place the types of communities that FLC represent at increased

risk. I have argued that FLC should consider shifting towards a youth organizing model, because

its current youth development model that underscores their youth program is ill-equipped to

address macro-level issues that impact these youth and their families. Building up community-

level empowerment and utilizing a youth organizing approach to push for policies that represent

the needs and interests of this community is ever more pressing given this new political regime.

Although it may seem evident that FLC may direct its organizing efforts to support its immigrant

population given the increasing criminalization of Mexican and other non-White immigrants, it

is important to keep in mind that Mr, Trump has made his money as a real estate mogul. Battling

gentrification may not be insignificant.
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EXECUTIVE SUMMARY

THE ENTANGLEMENT OF LOS ANGELES COUNTY with federal civil immigration 
enforcement has created a vicious cycle of harm to Los Angeles' immigrant 
community. This Report focuses the lens of international human rights on the 
impact of the County's collaboration, specifically that of the Los Angeles County 
Sheriff's Department (LASD), with U.S. Immigration and Customs Enforcement 
(ICE). It traces a twenty-year history of that entanglement based on an interior 
enforcement policy of federal commandeering of local criminal justice systems, 
and to varying degrees of local law enforcement, to serve the ends of federal 
civil immigration enforcement.

This perversion of local institutions of governance is at the root of the 
human rights violations and concerns uncovered here. It leads to the unfair 
criminalization of immigrant communities, discrimination and disparate 
treatment in the jails, and the compromising of the due process rights of those 
in custody who are subjected to collateral investigation, detention, and 
deportation for civil immigration violations. It exacerbates endemic problems 
of bias and discrimination in law enforcement and the criminal justice system. 
It undermines the goals of rehabilitation and restorative justice, destroys 
families, and harms children. Ultimately, it undermines the integrity of the 
County's institutions and the broader goals of public health, safety, and welfare 
to be achieved by greater integration of our immigrant communities.

The international human rights framework provides a fresh look at the 
measure in which our society, and in this case Los Angeles County, is evolving 
into a more just and humane place to live and work and build community. 
Human rights norms are evolving progressively in ways that go beyond the 
domestic legal framework. Grass roots movements, activists, public 
intellectuals, and people of diverse expertise are actively participating in the 
creation of human rights norms, as the people who bear those rights are 
demanding their recognition. In particular, the human rights framework is 
progressing by applying human rights principles to social realities that produce 
vulnerable groups in our societies. Migrants in general, and in particular 
immigrants in the United States, are one such vulnerable group.

The human rights framework allows the people to focus public discourse on 
the core principles from which those human rights emerge: human dignity and 
social justice. While this report identifies specific human rights violations and 
concerns arising out of the County's entanglement with ICE, such as 
discrimination, due process, and the right to asylum; it also takes the 
discussion into the broader social context of fundamental human dignity: the 
humane treatment of the person, the right to rehabilitation and restorative 
justice, the integrity of family and community, public health and safety 
understood as services that heal and restore the dignity of the person and the 
community, and the integration of the immigrant community into the County's 
public life.
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Los Angeles County is recognized as a global 
metropolis, an economic and cultural hub with over 
10 million people1 drawing particular strength and 
benefits from the integration of immigrant 
communities. Immigrant contributions to the 

in terms of labor, investment, and

I don ’txuant my son - 
to be deported. After 
he served his time he 
changed.lie had two . 

. jobs and was taking : 
care of his son; Now 

I’ve spent all my. 
sayings on his 
defense. My 

grandson is affected 
emotionally because 
of my son’s detention, 

and I’ve had to go 
■ into therapy, f don’t 
know what well do if 
he is deported. The 

whole family is here, 
and we’ve been Here . 

since 1983. .

Asha
mother of ICS detainee 
transferred from TASD '

custody ■

economy
entrepreneurship—sustain an integral part of Los 
Angeles County's economic engine and vibrant 
culture. The overall immigrant population of Los 
Angeles County is 3.5 million. 1 2 Of these, an 
estimated 814,000 are informal immigrants3, most 
living in families of blended immigration status. 
Immigrant communities shape Los Angeles County's 
social fabric, upholding its very structure and 
sustainability.

This Report seeks accountability from the Sheriff 
and Board of Supervisors of Los Angeles County for 
their entanglement with federal civil immigration 
enforcement. There is widespread agreement that 
the encroachment of local government into federal 
civil immigration enforcement is both inappropriate 
and illegal.4 But the encroachment of federal civil 
immigration enforcement into County governance 
likewise suffers from its own moral and legal infirmity 
by perverting the ends of County government. As this 
report finds, it exacerbates bias in policing and the 
criminal justice system, since the immigrant 
communities targeted for enforcement are largely 
communities of color.

1 Report P-1 (County): State and County Total Population Projections, 2010-2060 (5-year increments), 
Cal. Dep’tof Fin. Demographic Research Unit (Jan. 31, 2013),
http://explore.regionalchange.ucdavis.edu/ourwork/projects/ccep/califomia-demographic-data-and-gis- 
maps/califomia-population-projections-2010-2060-l/report-p-I-county-state-and-county-total-population- 
projections-2010-2060-5-year-increments/v.iew, last accessed 12/30/2016.
2 University of Southern California, Center for the Study of Immigrant Integration, Fact Sheet, 
http://domsife.usc.edu/assets/sites/731/docs/LOSANGELES_web.pdf, last accessed 12/30/2016.
3 Just the Facts: Undocumented Immigrants, PUB. POLICY INST. OF CAL.,
http://www.ppic.org/main/publication_show.asp7U818, last accessed 12/30/2016. We use the term 
“informal immigrant” to describe those who have immigrated outside the regulatory framework and in 
response to both refugee producing conditions in their home countries and labor market demand in the 
United States. We apply it to the term “undocumented immigrant” used in the fact sheet cited here.
4 The most recent attempt by the Arizona legislature to unilaterally criminalize immigration violations and 
empower local law enforcement to go after immigrants on the basis of their status was largely struck down 
by the Supreme Court in Arizona v. United Slates, 132 S.Ct, 2492 (2012). It is but the latest iteration of 
attempts by state and local governments to engage directly in immigration enforcement, going back to 
California’s Proposition 187.
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The use of criminal pre-trial custody for collateral investigations and 
enforcement of federal civil immigration law produces a slippery slope of due 
process violations, from unlawful custodial interrogations, to warrantless 
custody transfers, to lack of notice and representation. Use of the criminal 
justice system to impose new penalties on old crimes undermines the public 
goals of rehabilitating and restoring individuals who served time for their past 
mistakes to their families and communities. It cuts off their process of re
integration and attaches ex post facto a collateral consequence -deportation— 
that is harsher than the criminal penalty they paid, Facilitating a deportation 
pipeline for ICE, the ultimate goal of the federal enforcement strategy, 
produces a host of harms for families and the community as well.

The Board of Supervisors recently voted to explore strategies to protect 
immigrant communities.5 The Board can begin by reviewing and disentangling 
County institutions from the federal immigration enforcement strategy. The 
ongoing human rights violations in the 20-year history of entanglement with 
federal civil immigration enforcement demonstrate that piecemeal safeguard 
policies are not the appropriate answer. The entanglement is toxic, and it feeds 
off the toxic rhetoric of xenophobia, nativism, and racism. LA County continues 
this entanglement by participating in and collaborating with the ongoing 
federal interior enforcement strategy, facilitating the commandeering of our 
local criminal justice system and law enforcement. Protecting immigrant 
communities involves more than just protecting current safeguard policies. A 
more effective strategy of extraction from the entanglement is needed to 
protect the integrity and goals of local governance, and to better protect, 
integrate, and serve the immigrant communities of Los Angeles County,

On average, ICE screens over 500 immigrants per month in Los Angeles 
County jails.6 Of these approximately 90% are Latinos. Many have no prior 
criminal convictions, and have not yet been convicted of a crime. This vast 
dragnet cast over the County's criminal justice system for the purpose of 
federal civil immigration enforcement is disturbing. Even though ICE does not 
currently take into custody all of those screened, and AB4 (the TRUST Act) 
imposes certain limitations on LASD, nothing prevents ICE from pursuing these 
individuals upon release and initiating deportation proceedings.

Of those screened, ICE takes into custody on average over 70 individuals 
per month, including on average 13 legal permanent residents. It is presumed 
that most of these individuals are deported.7 As we found in our interviews, 
each ICE detainee taken from LASD custody and subsequently deported

5 Motion by Supervisor Solis available at http://file.lacounty.gov/SDSInter/bos/supdocs/109792.pdf: Los 
Angeles County officials push back against threats of deportation, Elizabeth Marcellino, Los Angeles Daily 
News, Dec. 6,2016, http://www.dailynews.com/govemment-and-politics/20161206/los-angeles-county- 
officials-push-back-against-threats-of-deportation.
6 Data taken from ICE monthly statistical spreadsheets provided to LASD, November 2015 - September 
2016.
7 ICE does not provide this data to LASD.
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represents a family and community member. 
Partners, children, and extended family 
suffer from the ioss a loved one through 
deportation. I came when I was 8 

years old, and at 181 
plead guilty to a 

robbery.1 didn’t know 
I could be deported . .. 

for it. Ifeared for my 
. life in El Salvador so I

The safeguards that have presumably 
been put in place to limit this impact cannot 
hide the fact of the County's participation and 
collaboration in this deportation pipeline 
through the County's criminal justice system.
This Report found that ICE agents continue ' .. retmixed.1 got my life 
to have full access to Los Angeles County 
jails and databases. LASD provides ICE with 
a daily list of all inmates who are scheduled 
for release in the next seven days. ICE 
agents have free access to the release area 
and the files of those scheduled for release, 
and while LASD officials claimed that agents 
cannot interview inmates who have not been

. together and started a 
family. I'm 32 now. I ■- 
: have3children that- 
Tm supporting. I got / .

picked up after a 
domestic dispute with ’ .

. my partner who has a - 

, substancenbuse 
problem. All charges 

, were dropped, but 
ICE put ahold 6n me -
while in custody. ICE 
agents interviewed' 

me in the jail I didn’t 
■ know I could refuse - 

. the interview. I was ,

screened for TRUST Act eligibility, we 
received contradictory information about 
that practice in the release area. There is no 
effective monitoring of the TRUST Act review 
conducted by LASD deputies, and officials 
admitted that staffing of the AB4 desk had 
been decreased from 4 individuals to 2, 
making it virtually impossible for there to be 
24/7 monitoring of the release process. ICE's 
own stats reveal that that over the last year 
they took into custody over a dozen 
individuals with no AB4 charge.

never told 1 could 
have an attorney. I. \

. was pressured to sign .. 

my deportation, even 
though I said I was ~

, afraid to returnto Ml/ .
. Salvador. I’m fighting . ' 

my deportationbut 
\ .it’sg feal strain onmy _

family. My brother 
had to pay my bond 
and we have to pay - 

$400 a month for the 
. shackle.on my ankle.

In our interviews with LASD officials, 
there was a formal understanding of the 
County's immigrant protection policy, but an 
underlying mindset that viewed ICE as a 
fellow law enforcement agency, without the 
nuance of the civil character of immigration 
enforcement and the hazardous impact on 
human rights caused by the sharing of data, 
access, and collaboration with ICE in the 
jails. There appeared to be no meaningful 
oversight of the current safeguard policies 
beyond formal compliance, and certainly no 
questioning of the appropriateness of ICE 
presence and access.

Arnulfo
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By issuing this Report, prepared with the help of the International Human 
Rights Clinic of UCLA School of Law, the ICE out of LA Coalition hereby calls on 
the Board of Supervisors and the Los Angeles County Sheriff's Department to 
cease participation in and collaboration with the interior enforcement strategy 
of U.S. Immigration and Customs Enforcement, in exercise of their 
independent jurisdiction and responsibility to the people of Los Angeles County. 
Specifically, we ask the Board of Supervisors and LASD to:

1. Notify ICE in writing that, in the interest of a) preserving the integrity 
of its governmental functions and maintaining a clear division or federal 
and local governmental functions, b) protecting the human rights of all 
members of the community, and c) integrating immigrant communities 
into the public life of the County, the County will no longer participate in 
or collaborate with ICE enforcement programs, and the County criminal 
justice system and County jails will function independent of the federal 
immigration enforcement system;

2. Develop written policies to the effect that LASD will a) not respond to 
ICE detainer requests or requests for notification; b) no detainees will 
be held for ICE and no notification will be given for prior crimes of a 
detainee; c) ICE will not be given access to Los Angeles County jails for 
purposes of carrying out deportation and removal operations; d) LASD 
will not use financial, material, or personnel resources to investigate or 
assist in the enforcement of federal immigration; e) LASD will not 
participate in joint task force operations with ICE or the Department of 
Homeland Security; LASD will not request information about or 
otherwise investigate the immigration status of any person;

3. Pass a resolution stating that Los Angeles County and LASD will oppose 
any registry based on religious identity or national origin; and

4. Increase funding for services, intervention, treatment and rehabilitation 
programs to promote immigrant integration.
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I. Methodology

The ICE Out of LA Coalition ("the Coalition") commissioned the UCLA School 
of Law International Human Rights Clinic ("the IHRC") to research and draft 
this Report under the Coalition's guidance and supervision. This Section 
describes the methodology the Coalition and the IHRC used to produce this 
Report.

This Report utilizes a human rights frame to analyze the entanglement of 
local law enforcement with federal immigration enforcement that results when 
LASD cooperates with ICE. The choice of the frame was important to the 
Coalition because the frame allows for a humanized, comprehensive 
accounting of the devastation that LASD's entanglement with ICE inflicts on 
immigrant communities. Further, a human rights frame separates the analysis 
from much of the counter-productive, divisive political and popular discourse 
on immigration in the United States, and instead allows this Report to focus on 
the implications of the LASD/ICE collaboration for the fundamental human 
dignity of immigrants living in LA County.

In preparing this Report, the Coalition and the IHRC relied heavily on the 
personal testimonies of individuals who had been impacted by LASD's 
collaboration with ICE, either directly through detention or through the 
detention of a friend, loved one, or community member. In total, the IHRC 
conducted twenty-one interviews for this Report. Twelve of the interviewees 
had directly encountered the effects of LASD/ICE entanglement—they were 
arrested, placed in LASD custody, and variously transferred to ICE custody. 
The IHRC interviewed four of these individuals in immigration detention at the 
Adelanto Detention Facility in Adelanto, California. The remaining eight 
interviewees had been released and were thus interviewed at locations of their 
choosing. The final nine people interviewed for this Report were friends and 
family of former and current detainees, and thus members of the communities 
that suffer the most as a result of the policies canvassed in this Report.

In addition to the interviews, the IHRC collected 46 surveys of individuals 
affected by the policies that are the subject of this Report. The IHRC 
distributed these surveys in English and Spanish through the Coalition, at 
community events, and at various worker centers around Los Angeles. The 
IHRC used these surveys to identify individuals for the in-depth interviews 
described above and to further illuminate the issues canvassed in this Report. 
The IHRC modeled these surveys on a prior survey of Latino perceptions of 
police involvement in immigration enforcement. 8

In the preparation of this Report, the research team also relied on monthly 
statistical reports from ICE to LASD regarding the ICE Priority Enforcement 8

8 See Nik Theodore, Insecure Communities: Latino Perceptions of Police Involvement in Immigration 
Enforcement, DEP’T OF URBAN PLANNING AND POLICY UNIV. OF ILL. (May 2013), 
http://www.policylink.org/sites/default/files/INSECURE_COMMUNITIES_REPORT_FlNAL.PDF.
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Program (PEP) in LA County jails, The researchers had access to monthly data 
from November 2015 through September 2016, with the exception of the 
month of May 2016, which was unavailable. While this data raised further 
questions and did not provide a complete picture of the collaboration between 
LASD and ICE, it did, however, provide some insight into the number of people 
who are identified through PEP, what PEP priority they were identified under, 
how many PEP interviews the LASD conducted in a particular month, how many 
detainers were issued, and how many individuals were taken into ICE custody 
directly from LASD. The data also provides a breakdown of the ethnicity and 
national origins of individuals who are being targeted by PEP in Los Angeles 
County. The data does not, however, indicate the ultimate outcome for 
individuals taken into ICE custody, nor does it capture those who were 
identified through PEP, and later apprehended by ICE after their release based 
on information obtained while in LASD custody,

Finally, members of the IHRC met with Commander Jody Sharp and 
Sergeant Fetterleigh of the LASD Custody Services Division in order to better 
understand how LASD implements its collaboration with ICE. Tony Peck, Legal 
Counsel to Sheriff McDonnell was also present to assist with any legal 
technicalities. Through this interview, the team was able to confirm LASD's 
current and stated policies, and compare this policy to the first-hand accounts 
that the team received through community interviews.



II. Introduction: A Toxic Entanglement

For over a decade ICE has sought to commandeer local law enforcement 
and criminal justice institutions to serve the purposes of federal civil 
immigration enforcement.9 Two major policy initiatives have sought to achieve 
this: Secure Communities from 2009-2015 and more recently PEP. 
replaced but did not change the underlying rationale of Secure Communities, 
and both result in a toxic entanglement of Los Angeles County with immigration 
enforcement that this Report seeks to analyze.

PEP

A Secure Communities Snapshot: Arnuifo's Story

Arnulfo10 made the journey from El Salvador when he was eight years old 
to join his mother in the United States. He grew up in Los Angeles, and knows 
little of his native country, which was emerging from a bloody civil war when 
he left. El Salvador is now immersed in a state of extreme violence. At 18 
Arnulfo was supporting an infant child, and it was this year that he made a 
mistake he deeply regrets—he was mixed up in circumstances that made him 
the primary suspect in a low-level robbery, On the advice of a public defender, 
he pled guilty, believing that the reduced sentence would not affect his 
immigration status.

Nevertheless, upon completion of his time served, LASD turned him over 
to ICE custody in 2003 under the early version of ICE's jail-based interior 
enforcement program, and ICE placed him in removal proceedings. Although 
LASD coordinated Arnuifo's transfer to ICE, the County's criminal justice 
system did not relieve him of his requirement to report to a probation officer 
after leaving LASD custody, a requirement that became impossible for him to 
fulfill during his ICE detention. During this detention, unbeknownst to Arnulfo, 
the County issued a warrant for his arrest for violating his probation, 
notwithstanding the fact that this violation was caused by the LASD transfer.

Even though he had pending a valid application for legal permanent 
residency under the Nicaraguan Adjustment and Central American Relief Act 
(NACARA), he could not afford an attorney, and was unrepresented in his 
immigration proceeding, 
deportation to El Salvador without putting up a defense. But the only life 
Arnulfo had known was in the United States. This is where all of his immediate 
family remained even following his deportation. His is a family of blended 
immigration status. At the time, his mother was a legal permanent resident. 
He also had a U.S. citizen brother and sister, a U.S. citizen son, and his 
girlfriend was U.S. citizen.

ii Without access to counsel, Arnulfo accepted

9 See Section III. below for a brief history of this entanglement.
In order to protect their identity, all names used for interviewees in this Report are pseudonyms.
Because he was unrepresented, he was unaware of potential avenues of relief and was not assessed for 

eligibility. Recent studies show that unrepresented immigrants in detention are more than five times more 
likely to be deported than those who are represented. See Ingrid V. Eagly & Steven Shafer, A National Study 
of Access to Counsel in Immigration Court, 164 U, Pa. L. REV. 1,9(2015).
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After deportation to Et Salvador, Arnulfo was threatened and coerced by 
gangs there. He was particularly vulnerable as a deportee with little family 
support there. For Arnulfo, the only option was to return to the United States, 
again informally and without a visa.

In 2008, after a routine stop by LAPD, Arnulfo was arrested on the 
outstanding warrant for his 2003 probation violation. Arnulfo appeared before 
a judge, had his probation reinstated, and successfully completed it, further 
demonstrating his commitment to making amends for his earlier mistake. He 
subsequently had two more children with his partner, and was working to 
support his young family. In 2014 he was involved in a dispute with the mother 
of his children over an addiction problem she had, and the resulting impact on 
their children. She called the police, and based on her accusations at the scene, 
he was taken into custody. Upon booking, LASD took his biometric information 
and sent it to ICE as part of the Secure Communities Program, which is 
described in more detail in the next Section. The information registered a "hit," 
and ICE placed a detainer on him.

LASD transported Arnulfo to the courthouse, but all charges against him 
were dropped before he saw a magistrate. Nonetheless, LASD took custody 
of Arnulfo for ICE based on the detainer, and two days later he was transferred 
to ICE custody. Arnulfo received notice of the detainer from LASD, but was 
never given any advisal of his rights. While in LASD custody, he did not have 
access to a phone, and was only given one meal a day. ICE subsequently took 
formal custody of him and interviewed him at the downtown federal building. 
He did not know at the time he had the right to remain silent and to seek an 
attorney. 12

Arnulfo was the primary caretaker of his children before he was taken into 
ICE custody. Subsequently, his children went into foster care and were placed 
with the child's maternal grandmother, Rosa.13 Rosa is in poor health and must 
undergo dialysis once a week. Arnulfo is currently in contact with Rosa and his 
children, and doing his best to support them amidst serious financial challenges 
many that are a direct result of the LASD/ICE collaboration.

The IHRC also interviewed Arnuifo's younger brother Carlos, who shared 
the trauma his family experienced during and after Arnuifo's detention. Carlos 
was born in the United States, graduated from UCLA and works as a paralegal. 
Arnulfo was in ICE custody for a total of 23 months, during which time he could 
not afford an attorney. Fortunately, Carlos was able to help his brother prepare 
an application for a U Visa. Carlos himself was the victim of a crime and 
cooperated with the police in the matter. Based on the prima facie case made

12 Miranda v. Arizona, 384 U.S. 436 (1966) (the Miranda rights are intended to safeguard an individual’s 
Fifth Amendment privilege against self-incrimination; the Miranda rights include the right to remain silent 
and to have an attorney present during a custodial interrogation).
13 “Rosa” is a pseudonym.
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on the application, a judge set a $15,000 bond for Arnuifo's release—an 
amount far beyond his means. Carlos was able to raise the 50% deposit 
required by the bond company that provided the remaining amount to facilitate 
Arnuifo's release. This company also requires Arnulfo to wear an ankle shackle 
monitoring device, for which he must pay a monthly fee of $400. Because 
much of what income Arnulfo is able to earn is directed to the support of his 
children, Carlos has been doing his best to meet his brother's monthly ankle 
shackle payments. Thanks to his release, Arnulfo finally was able to obtain 
legal representation and is fighting his deportation.

Collateral immigration enforcement leads to this kind of direct harm to LA 
County families and communities, Arnulfo has no debt with the County's 
criminal justice system, but the ICE-County entanglement has nonetheless 
torn his family apart and placed unusual stress and economic hardship on 
them. There are policies the County can pursue to help keep immigrant families 
together, such as assisting with legal representation. Instead, the County has 
assumed a shared responsibility with ICE for federal immigration enforcement 
and deportation.

Both Carlos and Jorge below may be eligible for post-conviction relief under 
the U.S. Supreme Court case of Padilla v. Kentucky,14 since it appears they 
were not properly advised of the immigration consequences of pleading guilty. 
As is clear from Carlos' case, the County's unnecessary entanglement with 
immigration enforcement did nothing to further the goals of the criminal justice 
system, but it did lead to the concrete degradation of the quality of life of 
Arnuifo's children, mother, and brother, leaving Arnulfo in an even more 
precarious situation where it is difficult for him to assert his right to 
rehabilitation and to remain with his family.

A PEP Snapshot; Jorge's Story

The case of Jorge more directly relates to PEP as a continuation of ICE 
entanglement. Jorge is the father of two U.S. citizen children, aged 3 and 7. 
In 2015 he had a physical altercation with his neighbor. The altercation ended 
without serious injury, but the landlord called the police, and Jorge was 
arrested and charged with assault, and placed in LASD custody in July of 2015. 
He saw his public defender only briefly on the day of his trial, and the attorney 
recommended he plead guilty and serve a probated sentence of 180 days, just 
after the County transitioned from the Secure Communities to the PEP 
framework. He was not advised by his attorney of any potential immigration 
consequences to pleading guilty. In fact, the judge suggested it would not have 
consequences as long as he successfully completed his probation.

While in LASD custody, Jorge learned from others in the jail that ICE was 
arresting immigrants as they were being released. He asked a deputy if this

14 Padilla v. Kentucky, 599 U.C. 356, 360 (2010) (holding that an individual’s Sixth Amendment right 
to counsel is violated when not advised of immigration consequences of a plea).
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was true, and was told that ICE was no longer in the jail and only picked people 
up from the street or in their homes. As his release date approached, he 
inquired with LASD officials to see if he had an immigration hold, and was told 
that he did not. On the night of his release, however, after changing into 
civilian clothes, Jorge was held back by LASD. The others with him were 
released at 2:00 a.m. By 4:00 a.m. he was still in LASD custody, where he 
was interviewed by an ICE agent. At no time was Jorge advised of his rights. 
The agent asked him questions to confirm his identity and whether he had any 
immigration papers. He was then shown the ICE detainer, which allegedly had 
been placed when he entered the jaii. ICE took him into custody and 
transported him to the federal building, where he was charged for the civil 
immigration violation of being in the country without inspection. Thereafter 
ICE transferred him to the Adelanto facility and charged him with unauthorized 
presence in the United States. This was in early 2016.

Because he could no longer support them, Jorge's girlfriend has since 
moved to Las Vegas with their children. Jorge has not been able to speak with 
them, but is fighting his immigration case to stay close to them. He does not 
have an immigration attorney because he cannot afford one. His case presents 
disturbing facts of arbitrary misinformation regarding the entanglement of ICE 
with LASD and the criminal justice system of the County. This entanglement 
has led to his prolonged detention, resulted in the breakup of his family, and 
imposed undue hardship on his U.S. citizen children. Moreover, because of his 
ICE detention, he has inevitably failed to comply with his probation, which will 
cause further difficulties with the criminal justice system should he achieve his 
release from immigration detention.

These are the hidden stories behind the entanglement of the County with 
federal immigration enforcement, and there are many more like them. They 
tell stories where the result of the encounter with the criminal justice system 
leads to disparate treatment of immigrants, compromised due process, and 
results far more disruptive and inhumane than the penalties for the incidents 
or actions that brought the individual into contact with the system. In fact, 
the desired outcomes of the criminal justice system -fair resolution, due 
process, and, where indicated, rehabilitation and reintegration into the 
community—are subverted by this entanglement. The County has the choice 
of facilitating or rejecting the process of entanglement that creates and 
perpetuates the stories of Arnulfo, Jorge, and their families. However, to date, 
the County chooses voluntarily to participate, even as other municipalities in 
California and other parts of the country have chosen to reject entanglement. 15is

15 Kate Linthicum & Lee Romney, L.A. County considers new immigration program for jails in light of 
S.F. slaying, LA Times (JuL 19, 2015, 3:45PM), http://www.latimes.com/local/califomia/la-me- 
immigration-jails-20150720-story.html (noting that Los Angeles is collaborating with ICE on PEP whereas 
other counties in California have refused). See also Amy Taxin, Los Angeles County, others let 
immigration agents in the jails, but rules vary, Los ANGELES DAILY NEWS (Sept. 28, 2015, 11:39AM), 
http://www.dailynews.com/social-affairs/20150928/los-angeles-county-others-let-immigration-agents-in- 
the-jails-but-rules-vary (details LASD’s intent to allow ICE into jails run by the agency only to interview 
for deportation immigrants who pose the most serious threats to public safety).
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Consequently, the Sheriff's Department and the Board of Supervisors shoulder 
responsibility for the negative impact that local collaboration with federal 
immigration enforcement has on our community.
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III. A Brief Histoiy of the Criminalization of Immigrant Communities 
Through Federal Civil Immigration Enforcement’s Commandeering of 
Local Law Enforcement and the Criminal Justice Process

Informal immigration has filled the gap in the United States between 
inflexible immigration laws and the demand for flexible labor supply in a 
globalized and interdependent economic system for decades. Ebbing with the 
flow of refugees from states plagued by violence and political crisis, informal 
immigration merges with formal, regulated immigration to produce today's 
version of the immigrant story: a struggle for human dignity against formidable 
odds and state-imposed barriers. The United States and Los Angeles in 
particular, has benefitted tremendously from this immigrant journey, and from 
the ability of immigrants to integrate from below into our community, even as 
they are relegated to the shadows and vulnerabilities of their uncertain status.

The failure of Congress to reach a consensus on comprehensive 
immigration reform has produced schizophrenic policies in response to the 
overwhelming fact of informal immigration. It has given rise to ugly forms of 
nativism and xenophobia. The criminalization of immigrant communities occurs 
in this context, with an underlying subtext of fear mongering by demagogic 
politicians and the concomitant scapegoating of immigrants for society's ills.

Interior immigration enforcement is primarily the responsibility of U.S. 
Immigration and Customs Enforcement (ICE). For the last two decades, ICE 
has implemented a strategy to use local law enforcement and the criminal 
justice system for the enforcement of federal civil immigration law. This 
strategy arbitrarily criminalizes civil immigration violations by bringing them 
into the local criminal justice system and enforcing them through collateral 
criminal process. As a result, the collaboration of local law enforcement with 
this strategy brings the whole immigrant community under improper criminal 
suspicion and process on account of their national origin or immigration status.

a. National Context: The Road to PEP

The Constitution of the United States allocates authority over immigration 
matters to the federal government. 16 17However, the federal government has 
periodically commandeered local law enforcement to participate in immigration 
enforcement actions, at times on a massive scale. For example, amidst 
growing anti-Mexican immigration sentiment many state and local agencies 
participated in massive roundups of Mexican migrants during the 1930's. 
Immigration agents led raids on ethnic enclaves, with tactics that "...favored 
intimidation over legal procedure" and repatriated migrants to Mexico, often

17

16 Article I, Section 8, clause 4 gives the legislative branch the power to “establish a uniform rule of 
Naturalization.” U.S. Const, art. I, § 8, cl. 4.
17 INS Records for 1930s Mexican Repatriations, U.S. CITIZENSHIP AND IMMIGRATION SERVICES,
https:// www .us cis. go v/history-and-genealogy/our-history/historians-mailbox/ ins-records-1930s-mexican- 
repatriations (March 3, 2014).
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forcibly.18 In June of 1954 the federal government unleashed "Operation 
Wetback" with the purpose of deporting undocumented Mexican laborers. The 
name itself is a racial slur and the operation went far beyond only deporting 
undocumented laborers.19 Local police officers looked for "'Mexican-looking' 
individuals and asked those individuals for identification of their immigration 
status" and "focused predominately on Latino neighborhoods in the 
Southwestern states."20 Reports estimate that nearly 3.7 million Mexicans and 
Mexican Americans were deported during Operation Wetback's short run. 21

The legislative regime that currently structures much federal and local 
collaboration in immigration enforcement, was fueled in important part by 
national security-related panic in the wake of events such as_the 1993 World 
Trade Center and Oklahoma City bombings.22In 1996 Congress passed the 
Illegal Immigration Reform and Immigrant Responsibility Act (IIRIRA), which 
reformed the entire exclusion and deportation systems that the then 
Immigration and Nationalization Service (INS) used to enforce immigration 
policy.23 IIRIRA's proposed rationale was to increase border security and 
streamline immigration processes, particularly when removing "criminal 
aliens."24 However, the xenophobic rhetoric that colored the legislative process 
leading up to IIRIRA's adoption25 offers important context for understanding 
IIRIRA's actuality.

IIRIRA officially sanctioned the entanglement of local agencies in the 
enforcement of federal immigration law. Section 133 of the IIRIRA provided 
for INS and the Department of Justice (now ICE and the Department of 
Homeland Security (DHS)) to enter into agreements with state, local, and tribal 
law enforcement agencies. These Memoranda of Agreements (commonly 
referred to as a Memorandum of Understanding or "MOU") provided for the 
deputization of local law enforcement officers with the ability to enforce

18 Steve Boisson, Immigrations: Tiie Last TTme America Sent Her Own Packing, History.Net, 
Library of Congress, http://www.historynet.com/immigrants-the-last-time-america-sent-her-own- 
packing.htm (July 27, 2016).

Yolanda Vazquez, Perpetuating the Marginalization of Latinos: A Collateral Consequence of the 
Incorporation of Immigration Law into the Criminal Justice System, 54 How. L. J. 639, 653 (2011).
19

20 Id.
21 Brooks Jackson, Hoover, Truman & Ike: Mass Deporters? FactCheck.ORG, July 9,2010 available at 
http:// www. factcheck. org/2010/07/ho o v er-tmman-ike-mass-deporters/.
22IV. Deportation Law Based on Criminal Convictions After 1996, HUMAN RIGHTS Watch, 
https://www.hrw.Org/reports/2007/us0707/5.htm.

Illegal Immigration Reform and Immigrant Responsibility Act of 1996 (IIRIRA), Pub. L. 104-208, 104th 
Congress, September 30, 1996, 110 Stat. 3009.

The use of the term “criminal alien” is itself prejudiced and unfair. What IIRIRA actually did was 
expand the number and type of criminal offences drat would trigger a ground for removal. To permanently 
label individuals “criminals” even after they serve their sentence or to impose an additional penalty is an 
affront to their fundamental dignity as human persons. Rebecca A. Sharpless, “Immigrants Are Not 
Criminals": Respectability, Immigration Reform, and Hyperincarceration, 53 HouS. L. Rev. 691, 730-731 
(2016).

See IV. Deportation Law Based on Criminal Convictions After 1996, Human Rights WATCH, 
https://www.hrw.Org/reports/2007/us0707/5.htm; Conference Report 104-108, . 
https://www.congress.gov/104/crpt/hrpt828/CRPT-104hrpt828.pdf.

23

24 '

25
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immigration laws or collaborate with interior enforcement after receiving 
training from DHS.26 Initially ICE did not bother going through the process of 
entering formal MOUs, but rather simply began to implement a model of 
interior enforcement based on local law enforcement collaboration where it 
found willing partners. In some communities, police were emboldened to use 
racial profiling to stop Latinos and collaborate in immigration enforcement, 
leading to the first lawsuits against state and local law enforcement for this 
particular entanglement. 27

This new interior enforcement strategy advanced a novel model that used 
the criminal justice system and the recruitment of local law enforcement for 
purposes of interior federal immigration enforcement. Numerous jurisdictions 
including California, Florida, Arizona, and Virginia adopted MOUs.28 As of 2014, 
Los Angeles and Orange County were the only counties left in California still 
participating in 287(g) which they first implemented in 2005, demonstrating 
the key support these Southern California counties have given to sustain this 
model.29

The Immigration Policy Center's review of the MOU regime stated that "[i]n 
the rush to engage state and local law enforcement on federal immigration 
matters, ICE has created a program that lacks oversight, undermines 
community relations, and breeds mistrust...a deportation-driven strategy 
exacts a high toll on individuals and communities with little real impact in 
stopping illegal immigration."30 The American Civil Liberties Union stated in a 
written statement to Congress that "[sjuch race-based immigration 
enforcement imposes injustices on innocent racial and ethnic minorities, in 
particular reinforcing the harmful perception that Latinos — U.S. citizens and 
noncitizens alike — are presumed to be ’illegal immigrants’ and therefore not 
entitled to full and equal citizenship unless and until proven innocent or 
’legal. '"31

26 The 287(g) Program: A Flawed and Obsolete Method of Immigration Enforcement, American 
Immigration Council (Nov. 29, 2012), http://www.immigrationpolicy.org/just-facts/287g-program- 
flawed-and-obsolete-method-immigration-enforcement.

Farm Labor Organizing Committee, et al. v. Ohio State Highway Patrol, et al. 308 F.3d 523 (6th Cir. 
2002\ Lopez et al. v. City of Rogers, Ark, et al, Civil ActionNo. 01-5061, U.S. District Court, Western 
District, Arkansas.

Randy Capps, Marc R. Rosenblum, Cristina Rodriguez, and Muzaffar Chishti, Delegation and 
Divergence: A Study of287(g) State and Local Immigration Enforcement, Migration Policy Institute 
(Jan. 2011), http://www.migrationpolicy.org/research/delegation-and-divergence-287g-state-and-local- 
immigration-enforcement.

Leslie Berestein Rojas, County cops seek to renew federal-local immigration enforcement partnership, 
Southern California Public Radio (Sep. 18,2014),
http://www.scpr.Org/blogs/multiamerican/2014/09/J 8/17317/county-cops-seek-to-renew-federal-Iocal- 
immigratio/.

James Nix, National report offers ‘damning critique ’ of287(g), The City Paper Nashville’s Online 
SOURCE for Daily News (Apr. 5, 2010, 1:56AM), http://nashvillecitypaper.com/content/city- 
news/nati onal-report-offers-damning-criti qu e-287g.

Joanne Lin, End It: 287(g) is Beyond Repair and Harms Local Communities Every Day, AMERICAN 
Civil Liberties Union (Apr. 5, 2010, 1:22PM), https://www.aclu.org/blog/speakeasy/end-it-287g-beyond- 
repair-and-harms-local-communities-every-day.

27
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Secure Communities

Sustained criticism of the harms of the MOU regime led ICE to implement 
the Secure Communities program from 2008 to 2014. Its alleged purpose was 
"to more effectively identify and facilitate the removal of criminal aliens in the 
custody of state and local law enforcement agencies, 
maintained the same faliacious and discredited justification that it was 
"improving community safety by transforming the manner in which the federal 
government cooperates with state and local law enforcement agencies to 
identify, detain, and remove aliens convicted of a serious criminal offense.

"32 Secure Communities

"33

In fact, the majority of removals did not involve individuals convicted of 
serious criminal offenses. As of 2011 ICE removed 142,000 persons through 
Secure Communities collaborations in 44 states.34 A 2012 report found that 
"79 percent of individuals deported through Secure Communities either lacked 
any criminal record or [had] been convicted of only minor offenses, including 
traffic violations."35 The Migration Policy Institution further found that 25% of 
the deportations between 2009 - 2012 were of individuals who had never been 
convicted of a crime.36 These deportations showcase a fundamental disconnect 
between Secure Communities' stated purpose—to "remove aliens convicted of 
a serious criminal offense"37—and the reality of its implementation.

Baltimore offers an important example of how law enforcement 
entanglement in federal immigration policies incentivizes racial profiling. An 
investigation conducted by the Baltimore Sun found that more than 40% of 
immigrants deported through this partnership were non-criminals, despite the 
partnership allegedly being focused and targeted on undocumented 
immigrants with criminal convictions. 38 More tellingly, the Sun found that

32 Memorandum from Jeh Charles Johnson, Sec’y, Secure Communities, Secure Communities, (Nov. 20, 
2014), https://www.dhs.gov/sites/default/files/publications/14_I I20_memo_secure_communities.pdf. 
33Memorandum of Agreement Between U.S. Dep’t of Homeland Sec. Immigration and Customs 
Enforcement and [State Identification Bureau] (MOU Template) (on file with U.S. Immigration and 
Customs Enforcement),
https://www.ice.gov/doclib/foia/secure_communities/securecommunitiesmoatemplate.pdf .

Secure Communities: A Fact Sheet, AMERICAN IMMIGRATION COUNSEL (Nov.9, 2011), 
https://www.amencanimmigrationcouncil.org/researcli/secure-communities-fact-sheet.

Edgar Aguilasocho, David Rodwin & Sameer Aschar, MISPLACED PRIORITIES: The Failure of Secure 
Communities in Los Angeles County, Univ. OF Cal., Irvine (Jan. 2012),
http://www.law.uci.edu/academics/real-life-Ieaming/clinics/MispiacedPriorities_aguiIasocho-rodwin- 
ashar.pdf (on May 5, 2011 the Congressional Hispanic Caucus sent a letter to President Barack Obama 
requesting a freeze of Secure Communities pending a review of the program; to support the need for an 
immediate suspension of the program, the letter cited the above quote).

Marc R. Rosenblum, Oversight of the Administration’s Criminal Alien Removal Policies Before US. 
Senate Committee on the Judiciary, MIGRATION POLICY INSTITUTE (Dec. 2, 2015), 
https://www.judiciary.senate.gov/imo/media/doc/12-02-15%20Rosenblum%20Testimony.pdf.

Memorandum of Agreement Between U.S. Dep’t of Homeland Sec. Immigration and Customs 
Enforcement and [State Identification Bureau], supra note 33.

John Fritze, Immigration program aimed at criminals deports many with no record, THE BALTIMORE 
SUN, Feb. 8 2014, http://artscles.baltimoresun.com/2014-02-08/news/bs-md-secure-communities- 
20140208_1 _secure-communities-immigration-program-maryiand

34
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these deportations began with a simple traffic stop by local law enforcement, 
in a context where such stops are arguably the result of racial profiling. 39

It is thus no surprise that some communities, including in California have 
strongly resisted participation in Secure Communities and the commandeering 
of their local law enforcement and criminal justice functions. For example, 
Santa Clara County passed several resolutions to curb local law enforcement's 
collaboration with ICE. In September 2008, the Santa Clara Board of 
Supervisors unanimously voted to completely withdraw, or opt out of Secure 
Communities citing numerous community concerns in its press release on the 
matter:

Contrary to how ICE has described the program, it does not target only 
violent, criminal aliens. Instead, people with no criminal records are being 
apprehended and deported for minor offenses like traffic violations...This 
program makes innocent people afraid of law enforcement. Our County 
does not want to be at the forefront of new immigration enforcement 
programs that will make us lose our residents' trust. 40

41 Santa Clara County thus 
incorporated public policy and legal arguments to justify building clear 
delineations between their local institutions and ICE, and to opt out of much 
of Secure Communities.

Through a number of county policies,

Secure Communities forced immigrants and their communities to choose 
between access to local public safety and exposure to federal immigration 
enforcement. The distrust of local law enforcement it engendered undermined 
local public safety and the policy around it, like efforts at community policing. 
Secure Communities also undermined the due process rights of many 
immigrants, for example by facilitating their unlawful over-detention.39 * * 42 Due 
process concerns sparked massive protest and legal challenges that in some 
cases successfully pressured ICE to change its policies.43 Secure Communities

39 Id
40 County of Santa Clara Denied Opt-Out of Immigration Enforcement Program, News Release, COUNTY 
OF SANTA SCCgov (Nov. 10, 2010), https://www.sccgov.org/sites/opa/m7Pages/County-of-Santa-Clara- 
Denied-Opt-Out-of-Immigration-Enforcement-Program.aspx. [hereinafter News Release]

See, e.g., Santa Clara County Resolution Adding Board Policy 3.54 relating to Civil Immigration 
Detainer Requests,
http://www.sccgov.org/keyboard/attachments/BOS%20Agenda/201 l/0ctober%2018,%202011/2034521 
12/TMPKey board203 715 832 .pdf.

Theodore, supra note 8 at 14. See also Michele Waslin Ph.D, The Secure Communities Program: 
Unanswered Questions and Continuing Concerns, AMERICAN IMMIGRATION COUNSEL (Nov. 2011), 
https://www.americaniminigrationcounciI.org/sites/default/files/research/Secure_Communities_l  1291 l_up 
dated.pdf (UC Berkeley School of Law found that only “two percent of immigrants booked into detention 
through Secure Communities were given bond by ICE.” During detention detainees find it “more difficult 
for them to exercise their right to go to criminal court and challenge their criminal charges from within 
custody.” Id. “Of those who have immigration hearings, 24 percent were represented by an attorney, 
compared to 41 percent of all immigration court respondents.” Id.)

Theodore, supra note 8 at 15.

41

42

43
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44 a right protected byalso undermined the right to seek asylum 
international45 and domestic law,

Priority Enforcement Program

Again, in response to resounding criticism from local and national 
community advocates, ICE repackaged its interior enforcement strategy. In 
July 2015, the agency implemented the Priority Enforcement Program (PEP), 
which it initially billed as an improvement on Secure Communities.46 Yet the 
program preserves the fundamental logic of immigration enforcement through 
commandeered local law enforcement, and as a result produces the very same 
harms that discredited Secure Communities. 47

PEP is intended to shift enforcement priorities to immigrants who fall under 
one of three of ICE's priorities for "criminal aliens".48 These priorities include 
many broad categories not related to criminal convictions, including 
noncitizens who, in the judgment of an ICE Field Director, have abused the 
visa program, entered without inspection, missed an immigration court 
hearing, or are merely under suspicion for a crime.49 Although PEP purports to 
prioritize immigration enforcement and removal of those who are convicted of 
"serious criminal offenses" the policy leaves many opportunities for 
persecution of those with no criminal conviction or conviction for minor 
offenses.

44 Christy Carnegie Fujio & Sari Long, Secure Communities Threatens Asylum Seekers, Physicians for 
Human Rights (Jun 29,2011), http://physiciansforhumanrights.org/blog/secure-communities-threatens- 
asyIum-seekers.html?referrer=https://www.google.com/.

Convention relating to the Status of Refugees, July 28, 1951, 189 U.N.T.S. 137 [hereinafter Convention]; 
Protocol relating to the Status of Refugees, Jan. 31, 1967, 19 U.S.T. 6223, T.I.A.S. No. 6577, 606 U.N.T.S. 
267 [hereinafter Protocol]; 8 U.S.C.A. § 1158 (2009).

ICE Enforcement and Removal Operations Report Fiscal Year 2015, U.S. IMMIGRATION AND CUSTOMS 
Enforcement (Dec. 22,2015),
https://www.ice.gov/sites/default/files/documents/Report/2016/fy2015removalStats.pdf .

Priority Enforcement Program: Why ‘PEP ’ Doesn 7 Fix S-Comm’s Failings, NATIONAL IMMIGRATION 
Law Center (Jun.2015), https://www.nilc.org/issues/immigration-enforcement/pepnotafix/.

Memorandum from Jeh Charles Johnson, Sec’y, U.S, Department of Homeland Sec., Policies for the 
Apprehension, Detention and Removal of Undocumented Immigrants, (Nov. 20, 20 i 4) (PEP 
Memorandum)
https://www.dhs.gov/sites/default/files/publications/14_1120_menio_prosecutorial_discretion.pdf. Priority 
1 is the highest priority and includes persons suspected of terrorism or espionage, and those convicted of an 
aggravated felony, a felony, or apprehended entering the United States unlawfully. Priority 2 includes 
persons convicted of 3 or more misdemeanors, domestic violence, sexual abuse, and noncitizens who 
arrived unlawfully in the US and cannot prove their continuous physical presence since January 2014. 
Priority 3 is noncitizens who are not in Priority 1 or 2 and have been issued a final order of removal after 
January 2034. See also, The 287(g) Program: A Flawed and Obsolete Method of Immigration 
Enforcement, supra note 26.

PEP Memorandum, supra note 48, at 4. ICE agents are not prohibited from pursuing apprehension, 
detention, or removal of non-citizens who do not fall under the three priority categories. This includes 
individuals identified with tire help of local jurisdictions’ collaboration in the PEP program.
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b. Local Context: A Decade of LASD Entanglement with Federal 
Immigration Enforcement

The different iterations of the ICE strategy have failed to cure —and cannot 
cure—the harms and violations that arise from its application. Again, this is 
because the cornerstone of the strategy is to commandeer local law 
enforcement and the criminal justice system to serve the ends of federal civil 
immigration enforcement. In this way the criminal justice system and local 
law enforcement are used to effect detentions of individuals who, for 
immigration purposes, are not the objects of criminal investigation. They 
therefore treat the people caught in those systems differently on account of 
their national origin and immigration status.

The County and the Sheriff's Department are ultimately responsible for this 
perversion of the functions of local law enforcement and criminal justice 
because they have willingly participated in each iteration of the ICE program 
or strategy,
consequential moral and legal harms of that misguided policy decision as 
detailed below in this Report. These include the compromising of due process 
principles, the disruption of family life, the community's greater insecurity and 
lack of trust, and the potential for racial profiling, all of which target and 
degrade the human dignity of Los Angeles' immigrant community.

As such they cannot escape responsibility for the other

On February 1, 2005 Los Angeles County became the first entity in 
California to sign a 287(g) Memorandum of Understanding (MOU) with U.S. 
Immigrations and Customs Enforcement (ICE).50 The MOU provided that the 
purpose of this new policy was to authorize certain qualified officers from the 
Los Angeles Sheriff's Department (LASD) to perform the functions of 
immigration officers within L.A. County jails.51 Under this MOU, ICE trained 
and effectively deputized approximately five LASD employees to act as 
immigration officers.52 53 By allowing ICE to deputize LASD officers, the Los 
Angeles Board of Supervisors diverted limited resources away from traditional 
policing into civil immigration enforcement.

Neither deputized LASD custody agents nor ICE were required to have 
probable cause to issue a detainer under the 2005 MOU. 53 The lack of due

50 The Meeting Transcript of the Los Angeles Board of Supervisors, LACOUXTY.GOV. 330 (Jan. 25, 2005), 
http://f1le.lacounty.g0v/bos/transcripts/O I-25-05%20Board%20Meeting%20Transcript%20(C).pdf.
51 Memorandum of Understanding between U.S. Dep’t of Homeland Sec. and Cnty. ofL.A., 1 (July 6, 
2004), available al
http.7/file.lacounty.gov/SDSInter/bos/bc/022989_BICE_MOU_DeptofHomelandSecurity_LACoBOS01___l 1 
_05.pdf.
52IHCR Interview with Commander Jody Sharp, Los Angeles Sheriffs Department, in L.A., Cal. (April 
27, 2016) (commander Sharp noted that the County paid for three Custody Assistant positions. The fund for 
the other two positions came from Supervisor Antonivich’s office, which had a budget surplus and used 
discretionary funds for this purpose).
53 See Memorandum of Understanding, supra note 51, at 1 (note that there is no mention of a standard; 
later, under Secure Communities, agents were required to have “reason to believe” that an inmate was in 
the country illegally before issuing a detainer). See also, Deposition of Brian Demoore, pg. 90 (explaining
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process and the opportunity for abuse that this system created was 
emblematic of the overall entanglement between local law enforcement and 
civil immigration enforcement, Due process and wrongful incarceration 
concerns were serious enough to warrant an ongoing class action lawsuit 
against ICE, initiated by the ACLU of Southern California, 
immigrants in Los Angeles.

54 on behalf of

Despite these fundamental problems, collaboration between LASD and ICE 
functioned under the guidelines of the 2005 MOU until August 2009, when the 
Board voluntarily implemented the Secure Communities program alongside the 
2005 MOU, With the implementation of Secure Communities, the County 
demonstrated yet again its broad willingness to opt-in to the ICE interior 
enforcement strategy, regardless of the negative consequences to both law 
enforcement effectiveness and the community.

Although the goal of the 2005 MOU and Secure Communities was to target 
immigrants deemed to pose a serious threat to local communities,55 in practice 
these policies significantly targeted immigrants far beyond this intended scope. 
A 2009 Report on LASD by the Police Assessment Resource Center, found that 
"a significant percentage of inmates, about 28 percent, were charged with 
misdemeanors or infractions which, though minor, resulted in the inmate's 
ultimate transfer to ICE for deportation proceedings."56 This disproportionate 
impact on minor offenders countered the stated purposes of the MOU and 
Secure Communities, and drew attention to the fact that the collaboration 
between ICE and LASD was not, in practice, targeting resources at individuals 
posing serious threats to public safety.

Much like the national Secure Communities program, the collaboration 
between ICE and LASD under both the 287(g) MOUs and the Secure 
Communities in LA County received widespread criticism from legal scholars, 
immigration activists, civil and human rights organizations, and the broader 
community alike. The primary concerns surrounding the LASD and ICE 
collaboration very much mirrored concerns from communities around the 
country.

that the standard under Secure Communities policy was “reason to believe”) (on file with the ACLU of 
Southern California).

See Complaint at 1, Gonzales v. ICE, Case 2:13-CV-044 J 6-BRO-FFM, Document 44, Filed Aug. 18, 
2014, available at https://www.aclusocal.org/wp-content/uploads/2013/08/TAC.DCT_.Third-Amended- 
Complaint-081814.44.pdf (challenging the practice of holding inmates for multiple days past the end of 
their sentence as a violation of the fourth amendment).

Merrick J. Bobb, et al., Police Assessment Res. Ctr, The Los Angeles County Sheriff’s Department 28th 
Semiannual Report, Police Assessment Res. Ctr. 1, 6 (Oct. 2009) available at, 
http://www.clearinghouse.net/chDocs/public/PN-CA-0001-0030.pdf. Under Secure Communities, ICE 
policy was to categorize immigrant inmates into three levels, based on how much of a threat ICE believed 
an inmate posed to the community.

Id. atl7. (“Examples of these charges included driving without a license (346 inmates), disorderly 
conduct (26 inmates), public drunkenness or intoxication (133), breaking liquor laws (23 inmates), and 
displaying a false ID (74 inmates)”).
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First, the collaboration eroded the trust between LASD and the community, 
such that it negatively impacted community safety and LASD efficiency. When 
the MOU was initially debated in 2005, then-Chief Chuck Jackson made dear 
that LASD had no intention of the collaboration affecting community relations. 
To the Board of Supervisors, Chief Jackson reiterated "the sheriff’s position on 
this is to not get involved with immigration enforcement in the community. It 
is strictly limited to the jail function for people being processed and 
convicted...we have no intention, at any time ever, to muddy the waters and 
go out there in the community. "57

What the Board and Chief Jackson missed was how the jail function is 
intimately linked to how people both enter and exit the criminal justice system, 
and the impact that has on the community. The resulting entanglement from 
the logic and practice of ICE's interior enforcement strategy would contradict 
Chief Jackson's statement. This regime made immigrants less likely to report 
being the victim of a crime or witnessing a crime because of the fear that it 
would lead to the deportation of themselves or a loved one.58 LASD, like any 
local law enforcement agency, depends heavily on community involvement in 
order to investigate and stop crime. In a 2009 article in the Los Angeles Times, 
then Police Chief William Bratton, in explaining why LAPD did not participate 
in the 287(g) program, noted that "every day our effectiveness is diminished 
because immigrants living and working in our communities are afraid to have 
any contact with the police ... A person reporting a crime should never fear 
being deported, but such fears are real and palpable for many of our immigrant 
neighbors. "59

In the wake of the 2005 MOU and Secure Communities, activists across 
California came together to condemn the harmful impact of local entanglement 
in federal immigration enforcement.60 In response to this advocacy, and in 
partial acknowledgment of the toxic local implications of entanglement, the 
California legislature enacted Assembly Bill 4, known as the California TRUST 
Act. As its name suggests, the Trust Act was intended to limit the collaboration 
between local authorities and ICE in order to restore the community's trust in 
law enforcement. The TRUST Act went into effect on January 1, 2014, 61

57 The Meeting Transcript of the Los Angeles Board of Supervisors, supra note 50 at 222.
58 Id.
59 William Bratton, The LAPD fights crime, not illegal immigration, LATIMES.COM (Oct. 27,2009), 
http://articles.latimes.com/2009/oct/27/opinion/oe-bratton27.

See Adrian Florido, California TRUST Act Moving Toward Passage, KPBS.ORG (Aug. 29, 2013), 
http://www.kpbs.org/news/2013/aug/29/califomia-trust-act-moving-toward-passage/; See also Sacramento 
Mother Fighting Deportation Becomes Face of Trust Act, CBS Sacramento (Jul. 18,2012), 
http://sacramento.cbslocal.eom/2012/07/18/sacramento-mother-fighting-deportation-becomes-face-of-trast-  
act/; See also Daniel C. Vock, Backlash Grows Against Federal Immigration Screening at Jails, THE PEW 
Charitable Trusts (Sep. 25, 2013), http://www.pewtrusts.org/en/research-and- 
analysis/blogs/stateIine/2013/09/25/backIash-grows-against-federal-immigration-screening-at-jaiIs.
61 California Trust Act (2014), http://www.catrustact.org/.
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pursuant to which LASD then amended its policies surrounding the issuance of 
detainers in order to account for limitations the TRUST Act imposed. 62

In 2014 LA County also entered into new MOU with ICE, which again 
reiterated that "[t]he purpose of the collaboration between ICE and the 
Department is to enhance the safety and security of communities by focusing 
resources on identifying and processing criminal aliens who pose a threat to 
public safety or a danger to the community."63 This 2014 MOU did little to 
address community concerns. In apparent recognition of the harms of local 
entanglement under to the community, the Board voted to end the MOU in 
2015. Unfortunately, the Board simultaneously chose to implement the new, 
yet fundamentally equivalent program of collaboration between LASD and ICE 
in PEP, which continues to function on the same misguided and harmful policy 
of criminalizing the immigrant community.

PEP in LA

On May 12, 2015, the Los Angeles Board of Supervisors voted to abolish 
the 287(g) MOU, but requested that LASD collaborate with ICE through the 
new Priority Enforcement Program (PEP). Following this decision, LASD rolled 
out new policies for how it was going to collaborate with ICE on this new 
initiative. In September 2015 then Sheriff Jim McDonnell issued a Report Back 
Regarding the Priority Enforcement Program to the Board. In this report, the 
Sheriff describes the key practices and principles that govern LASD's 
interactions with ICE.

Sheriff McDonnell prefaced the Report by attempting to assure the Board 
that the new policies "appropriately balance both promoting and preserving 
public safety and fortifying trust within the multiethnic communities that make 
up Los Angeles County"64 because "[s]erving the community, reducing crime, 
and promoting public safety is immeasurably harder if law enforcement fails to 
maintain relationships with-and the trust of-our community. "65

But conclusory assertions do not create corresponding facts. While there is 
ample evidence that the interior enforcement strategy harms public trust and 
safety, there is no evidence that the entanglement somehow promotes public 
safety in ways that cannot be ensured under ordinary, unbiased law 
enforcement and community policing, and unbiased criminal justice 
procedures. Despite the assurances from Sheriff McDonnell, LASD policy does 
not remedy the concerns expressed by the community.

62 Request For Approval Of A Memorandum OfAgreement Between The United States Department Of 
Homeland Security, Immigration And Customs Enforcement And The County Of Los Angeles, Cnty. OF 
L.A. Sheriff’s Dep’t (Sep, 30, 2014), available at http://file.lacounty.gov/bos/supdocs/88452.pdf.
63 Id, at 2.

Jim McDonnell, The Los Angeles County Sheriffs Department Report Back Regarding The Priority 
Enforcement Program, Cnty. of L.A, OFFICE OF THE SHERIFF (Sep. 22, 2015), available at 
http://file.iacounty.gov/bc/q3__2015/cmsl_233871.pdf.
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65 Id,
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LASD's collaboration with ICE begins at the booking stage. When an 
individual enters the jail, he or she is fingerprinted and asked a few basic 
questions, including country of birth, as part of a standard booking form. The 
inmate's fingerprints are uploaded to a database, to which ICE is given full 
access. ICE officers, specifically those at the Pacific Enforcement Resource 
Center (PERC), then run the fingerprints through any number of federal and 
local databases. If the fingerprints "match" a criminal or immigration record, 
then ICE lodges a 247D Detainer form, in these instances called a PERC 
detainer, against that person.66 Again, these could include individuals with 
past, minor criminal convictions and civil immigration violations. Thus anyone 
brought in for booking, regardless of the circumstances and alleged infraction 
that led to the arrest, regardless of whether charges will be pressed, and 
regardless of guilt or innocence, will be placed in a stream designed for civil 
immigration investigation and enforcement based on their alienage.

LASD also provides ICE with a list of inmates who are to be released within 
seven days. 67 ICE has full access to the County's jails and databases in order 
to determine which of the inmates on that list they would like to interview. At 
the Inmate Release Center (IRC), ICE has unfettered access to the release 
area, including the "basket" with release jackets of those being processed for 
release. Therefore, ICE is able to interview inmates who are scheduled for 
release, as well as those who are "spontaneously released," in other words, on 
bonds, bails, citations, and own recognizance releases.68 ICE also has the 
ability to interview inmates who already have PERC detainers against them, 
though they rarely do as they have already made a determination to take 
custody of those inmates. 69

When ICE decides to interview an inmate, it is unclear whether any TRUST 
Act review occurs. LASD officers in the Inmate Reception Center (IRC) are 
supposed to screen all inmates for compliance with AB4, the California TRUST 
Act, before that inmate is subject to interview by ICE. LASD asserts they do 
this, but also admits that ICE has unfettered access to the release area, where 
inmates can wait for hours while their release is processed. There are currently 
only two LASD officers trained to screen for TRUST Act compliance and only 
one working at any given time.70 Hence there appears to be incomplete 
coverage of the AB4 desk, since inmates can be released any day or time. 
Given this lack of oversight, and the ICE officers' unrestricted access, it is 
highly likely that ICE is able to interview inmates without being previously 
screened for TRUST Act protections. 71

66 IHCR Interview with Commander Jody Sharp, supra note 52. 
Jim McDonnell, supra note 64, at 3.67

68 Id.
69 IHCR Interview with Commander Jody Sharp, supra note 52.
70 Id.
71 Id. Commander Sharp first admitted this in our interview, then was “corrected” by Sergeant Fetterleigh, 
who nevertheless confirmed the unfettered access by ICE to the release area, and that ICE interviews can
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There are no accountability mechanisms in place to ensure that there is 
meaningful TRUST Act compliance for those taken into ICE custody at the time 
of release from LASD custody. According to LASD, the only record of the TRUST 
Act screening is an internal spreadsheet in which the officer inputs the inmate's 
name and the crime that qualifies him under the TRUST Act.72 ICE publishes 
some data, noting the number, nationality, and alleged PEP priority category 
of those screened and taken into custody. Using this data, ICE out of LA has 
already encountered a number of people who were either wrongfully 
transferred or recorded in error,73 Though LASD is looking into these specific 
cases, there are still no mechanisms for more consistent accountability in this 
regard.

One of the primary concerns surrounding the implementation of PEP is the 
issue of notice, or service, on the inmate against whom a detainer is lodged. 
LASD's stated policy is that it has in place a system for notifying inmates when 
an ICE detainer is issued, 
supposed to be given a document providing them with a list of legal service 
providers in the area, which LASD refers to as a "courtesy, 
argued for a more robust notice of an individual's rights while in custody and 
during ICE interrogation, but LASD refused to implement this notice, arguing 
that "it's not [their] job to provide know-your-rights information.
LASD claims to serve all inmates with notices in the event that a PERC detainer 
is lodged against them, there is no similar policy of notice for the inmates who 
are interviewed in the release area. Inmates are not told before release or at 
any point throughout the release process that they may be subject to an ICE 
interview.

74 In addition to the notification, inmates are

"75 Advocates

"76 Though

77

Notwithstanding the efforts to put in place some protective policies, the 
logic of ICE's interior enforcement strategy is detrimental to the goals that 
LASD and the County's criminal justice system should serve. Existing 
protective measures against harmful consequences are inadequate if the 
underlying infirmity is not cured. The County's willing and active participation 
in the strategy prolongs the legacy of contamination of its local law 
enforcement and criminal justice systems. Each iteration of the strategy 
infects our local institutions by diverting their functions to extraneous goals, 
and harms our local community in ways detailed below. The County and 
Sheriff's Department have the option, however, to establish a humane 
immigrant policy in fine with integration, equal protection, fairness, and human 
dignity, This commitment would steer our local institutions clear of the

take place anywhere in the release area (holding cells, hallways, etc.) before inmates “turn the corner” to 
the door out.
72 Id.
73 Analysis and identification conducted by ICE Out of LA, subsequently communicated to LASD. 

Jim McDonnell, supra note 64, at 374

Id.
76 Id.
77 Id.
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detrimental entanglement. Specifically, the County and Sheriff's Department 
should ensure equal and unbiased law enforcement services and guarantee a 
fair and just criminal process for individuals brought into the system. The 
Board and the Sheriff's Department should disentangle our local institutions 
from federal civil immigration enforcement, and promote instead the health, 
safety, and welfare of our community through trust-building policies and 
greater transparency.
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IV. A Human Rights Analysis: The Ongoing Individual and Community 
Impacts of Immigration Criminalization in Los Angeles County

This Section provides a window into the human impact of the County's 
pursuit of policies that entangle Los Angeles' criminal law enforcement bodies 
with federal immigration policies. Specifically, it draws on the international 
human rights frame to highlight the implications of the County's policies for 
the dignity and wellbeing of immigrant communities in Los Angeles. In 1948, 
the United States joined the rest of the world in adopting the Universal 
Declaration of Human Rights (UDHR)-a bold statement of core human rights 
principles. The UDHR asserts that justice and freedom in the world stem from 
"recognition of the inherent dignity and the equal and inalienable rights of all 
members of the human family."78 Thus, human dignity serves as the keystone 
in human rights law. Articles 1 and 2 of the UDHR make clear that human 
dignity requires freedom and rights without distinction of any kind, 
violation of human dignity occurs where a person becomes effectively 
powerless by way of degradation, diminution, or as is the case here, through 
a form of criminalization based on identity.

79 A

80

The United States and the rest of the world proclaimed the UDHR "a 
common standard of achievement for all peoples and all nations" and exhorted 
"every organ of society, keeping [the UDHR] in mind," to promote human 
rights, and progressively "to secure their universal and effective recognition 
and observance!.Y There are violations of specific human rights detailed 
below, but it is important to see and acknowledge how structurally LASD's 
entanglement with ICE strikes at the very core of human dignity by 
manipulating the borders of federal civil immigration enforcement and local 
criminal justice systems in ways that demean and degrade individuals, their 
families, and their communities.

The UDHR is applicable to all levels of government and state action. As the 
steward of the County, the Board of Supervisors bears a moral responsibility 
to uphold this fundamental commitment to the inherent dignity of all human 
beings in its policy-making, administration, and oversight of the institutions of 
county governance. Similarly, the LASD must be accountable to promote and 
respect fundamental human rights principles, particularly since it wields police 
power on behalf of the County. Yet as this Section illustrates, the experiences 
of members of immigrant communities highlight the ways in which current 
County entanglement with federal civil immigration enforcement undermines 
these fundamental human rights principles. Drawing on original testimonies, 
survey responses, and other secondary sources, this Section analyzes the 
human rights impact of entanglement on immigrant communities with a focus

78 Universal Declaration of Human Rights, G.A. Res. 217A (III), U.N. Doc A/810 at 71 (1948) (UDHR), 
Preamble (“Whereas recognition of the inherent dignity and of the equal and inalienable rights of all members 
of the human family is the foundation of freedom, justice and peace in the world).

Id. art. 1-2.79

80 Id.
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on human rights principles relating to discrimination and equality, humane 
treatment, rehabilitation and public safety, family, due process, asylum, and 
inhumane conditions of confinement,

Racial and National Origin Discriminationa.

The County's entanglement with federal civil immigration enforcement 
discriminates against individuals in the criminal justice system on account of 
their alienage and national origin, Moreover, the County's participation In 
these enforcement programs disproportionately impacts raciaiized
communities, particularly Latinos, and incentivizes discrimination and racial 
profiling by law enforcement, targeting immigrants and citizens alike,81 This 
further exacerbates already fraught relationships between local law 
enforcement and communities of color in Los Angeles. 82

The international human rights framework condemns racial discrimination 
in the strongest terms and it is in this context that the Board of Supervisors 
should consider the raciaiized impact and consequences of entanglement. The 
principle of racial non-discrimination is a jus cogens norm,83 meaning that no 
state or state institution can derogate from the prohibition against racial 
discrimination.84 Marking a formal commitment to equality, the United States 
has chosen legally to be bound by two of the most robust treaties protecting 
the principle of non-discrimination: the International Covenant on Civil and 
Political Rights (ICCPR) and the International Covenant on the Elimination of 
All Forms of Racial Discrimination (ICERD).85 These treaties are applicable to 
municipal entities and subdivisions within state parties, such as the County 
and LASD.

The ICCPR prohibits any "discrimination and guarantees to all persons equal 
and effective protection against discrimination on any ground such as race, 
color, sex, language, religion, political or other opinion, national or social 
origin, property, birth or other status, 
definition of the type of racial discrimination prohibited, which includes "any 
distinction, exclusion, restriction or preference based on race, colour, descent, 
or national or ethnic origin which has the purpose or effect of nullifying or 
impairing the recognition, enjoyment or exercise, on an equal footing, of

" 86 ICERD is even more robust in its

81 Ian Ayers, Racial profiling in LA: the numbers don’t lie, L.A, TIMES (Oct, 23,2008), 
http://articles.Iatimes.com/2008/oct/23/opinion/oe-ayres23.

Abby Sewell, Los Angeles County’s legal costs soared 24% in 2015, L.A. TIMES (Jan. 14, 2036) 
http://www.latimes.com/local/3anow/la-me-ln-county-litigation-20160114-story.him 1.

Case Concerning the Barcelona Traction, Light and Power Company, Limited (Beig. V. Spain), 
Judgment, 1970 I.J.C. 50 (February 5).

Realizing Utopia: The Future of International Law 139 (Antonio Cassese eds., 2012)
FAQ: The Covenant on Civil and Political Rights, ACLU (April 2014), https://www.aclu.org/faq- 

covenant-civil-political-righfs-iccpr; FAQ: Convention on the Elimination of All Forms of Racial 
Discrimination, ACLU, https://www.aclu.org/files/pdfs/humanrights/cerd_faqs.pdfFIX THIS CITATION 
TO OFFICIAL RATIFICATION SOURCE.

ICCPR art. 26.
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human rights and fundamental freedoms in the political, economic, social, 
cultural or any other field of public life. "87

This prohibition encompasses racial profiling, which is when law 
enforcement officials target individuals for stops, searches, interrogations and 
uitimateiy arrests, based on their race, color, national origin, or ethnicity. 
International human rights law emphasizes that the protection against 
discrimination and profiling applies equally to non-citizens of a state. In 
General Comment 30, the Committee on the Elimination on Ail Forms of Racial 
Discrimination acknowledged that non-nationals and refugees are among the 
main targets of "contemporary racism[,] and that human rights violations 
against members of such groups occur widely in the context of discriminatory, 
xenophobic and racist practices". 89 The Committee explained that any 
differential treatment between citizens and non-citizens is unlawful 
discrimination if, "the criteria for such differentiation, judged in the light of the 
objectives and purposes of the Convention, are not applied pursuant to a 
legitimate aim, and are not proportional to the achievement of this aim",90

88

The County's participation in ICE interior enforcement strategies results in
It encourages racial profiling in law 

enforcement, it treats individuals differently in the criminal justice system 
based on alienage and immigration status, and it produces a discriminatory 
effect.

three forms of discrimination.

With respect to racial profiling, advocates have found a disproportionate 
increase in stops of ethnic minorities by the police after local law enforcement 
entered into agreements with federal immigration authorities.91 The most 
revealing evidence of the inherent disproportionate impact that these federal 
immigration policies have, is that they are almost always encouraged and 
subsequently implemented in cities with a very high Latino population. 
Federal authorities are essentially using race and national origin to determine 
where to focus their local law enforcement efforts.93 This may explain findings 
that Latinos, in addition to being disproportionately stopped and/or frisked by

92

87 ICERD art. 1.
Mutuma Ruteere, Rep. of the Special Rapporteur on contemp. forms of racism, racial 

discrimination, xenophobia AND related intolerance, Human Rights Council, Twenty-Ninth 
Session, A/HRC/29/46, at^f 16, April 20 2015, http://www.ohcbr.org/Documents/Issues/Racism/A-HRC- 
29-46.pdf

Committee on the Elimination of Racial Discrimination, General Recommendation 30: Discrimination 
against Non-citizens (U.N. Doc. CERD/C/64/Misc.l l/rev.3 (2004))
90 Id. If 4

United States Human Rights Network Joint Submission with Meiklejohn Civil Liberties Institute, United 
States Compliance with the International Covenant on Civil and Political Rights, Aug. 23 2013, 
http://www.ushmetwork.org/sites/ushmetwork.org/fiies/04_page_41-45_racial_profiling_mcli_2.pdf 

ACLU Georgia, The Persistence of Racial Profiling in Gwinnet at 7, March 2010 
http://www.acluga.org/files/3813/4203/603 l/Gwinnett_Racial_Profiling_ Report.pdf 

ACLU Georgia, The Persistence of Racial Profiling in Gwinnet at 7, March 2010 
http://www.acluga.org/files/3813/4203/6031/Gwinnett_Racial_ProFiling_Report.pdf
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LAPD as compared to Whites, were aiso the most likely out of all racial groups 
to be arrested following a stop. 94

In testimony before the US Congress on the entanglement, representatives 
from the ACLU stated, "Because a person is not visibly identified as 
undocumented... federal immigration enforcement will improperly rely on race 
or ethnicity as a proxy for undocumented status... The predictable and 
inevitable result is that any person who looks or sounds "foreign" is more likely 
to be stopped by police, and more likely to be arrested (rather than warned or 
cited or simply let go) when stopped.
Department of Homeland Security and ICE to racially and ethnically profile in 
immigration enforcement.96 As federal policies become further embedded in 
local law enforcement, the risk of racial profiling and discrimination becoming 
entrenched within and throughout local law enforcement practices increases 
as well.

" 95 It is general practice of the

LASD's public image is already tainted by racial controversy. Just recently, 
a top ranking official at the Los Angeles Sherriff's department resigned because 
he had sent inflammatory and racist emails to his colleagues,97 This comes at 
the heels of several accusations and incidents of racial bias by the LASD, 
among the most problematic being the Department of Justice investigation into 
the LASD Antelope Valley office, where it found that the LASD had in fact 
"engaged in a pattern or practice of discriminatory and otherwise unlawful 
searches and seizures".98 The Police Assessment Resource Center, a nonprofit 
that provides support and advice on accountable policing, found that police 
dogs in the LASD are disproportionately violent towards Latinos and African 
Americans.99 Their most recent report on the LASD also found that the LASD

94 See note 73.
Joint Hearing on the Public Safety and Civil Rights Implications of State and Local Enforcement of 

Federal Immigration Laws Before the Subcommittee on Immigration, Citizenship, Refugees, Border 
Security, and International Law & The Subcommittee on the Constitution, Civil Rights, and Civil Liberties 
U.S.H.R., 111th Cong. (2009) (written statement of the American Civil Liberties Union (ACLU), available 
at http://www.aclu.org/immigrants/gen/392421eg20090401 .html, See also-. Aarli Kohli et. at, Secure 
Communities by the Numbers, Chief Justice Earl Warren Institute on Law and Policy at The 
University of California, Berkeley Law School, (Oct. 2011). UC Berkley School of Law found that 
Latinos comprised 93% of individuals arrested through Secure Communities, though they only comprised 
77% of the undocumented population of the United States.

Matt Apuzzo and Michael Schmidt, U.S. to Continue Racial, Ethnic Profiling in Border Policy, The 
New YORK Times, Dec. 5 2014, http ://www.nytimes, com/2014/12/06/us/politics/obama-to-impose-racial- 
profiling-curbs-with-exceptions,html?smid=tw-share&_r=2 

ABC7.com staff, Tom Angel Resigns After Controversy Over Racist, Anti-Muslim Emails, ABC 7, May I 
2016,http://abc7. com/ne ws/tom-angel-resigns-after-contro versy- over-racist-anti-musltm-emai Is/1317612/ 

Thomas Perez, Assistant Attorney General, Letter to Los Angeles Sherriff s Department, Investigation of 
the Los Angeles County Sheriffs Department Stations in Antelope Valley, Jun 28 2013, 
https://www.justice.gov/sites/default/files/crt/legacy/2013/06/28/antelope_fmdings_6-28-13.pdf  

Alex Greig, New report shows 'racist ’ LA police dogs only bite blacks and Latinos, Legal Tip CARDS 
(Oct. 13 2013) http://legaltipscards.com/new-report-shows-racist-la-police-dogs-only-bite-blacks-and- 
latinos/; and Police Assessment Resource Center, 34th Semi-Annual Report of the Special Counsel at 48, 
Aug. 2014,
http://staticl.squarespace.eom/static/5498b74ce4b01fe317ef2575/t/54fc75b3e4b03edc59f8fd9b/142583134
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has a persistent habit of dismissing and ignoring complaints of racial bias, 
racial profiling and discrimination.
entanglement undermines any attempts at police reform and accountability.

100 More importantly, the current

The problem with using race and ethnicity as an implicit or explicit basis for 
furthering the objectives of ICE is that it requires local law enforcement to 
engage in the practice of criminalizing and targeting a specific group of people 
based on these characteristics of identity as a proxy for alienage status. Once 
in the LA County jail and criminal justice system, alienage itself becomes a 
basis for disparate and discriminatory treatment. Individuals are subjected to 
separate, collateral investigations and enforcement actions based on their 
alienage or immigration status. These in turn lead to other human rights 
violations discussed below in the section on due process. This perversion of 
ends is an inherently, discriminatory use of the local criminal justice system.

In light of these incidents and priorities, it is important for the LASD to 
credibly build and restore trust and accountability with the community. 
Enforcing federal immigration policy, however, only exacerbates the 
underlying problems and undermines any reform efforts. Researchers have 
found that, "Police commitments to avoid racial profiling are put at risk by 
active involvement in immigration enforcement" because "immigration 
enforcement subtly encourages officers to focus on people who "look Mexican" 
or who are heard to speak a foreign language. "101

Finally, while PEP policy may not be facially discriminatory, its 
implementation tells a different story. On average, ICE screens over 500 
immigrants per month in Los Angeles County jails.102 Of these approximately 
90% are Latinos,103 even though Latinos as a whole only make up about 48% 
of the population.104 Many have no prior criminal convictions, and have not 
yet been convicted of a crime.105 This vast dragnet cast over the County's 
criminal justice system for the purpose of federal civil immigration enforcement 
is disturbing. Even though ICE does not currently take into custody all of those 
screened, and AB4 (the TRUST Act) imposes certain limitations on LASD, 
nothing prevents ICE from pursuing these individuals upon release and 
initiating deportation proceedings.

7689/34th+Semiannual+Report.pdf found that the LASD did not adequately deal with the issue of police 
dogs targeting Black and Latino individuals after the first report.
'“Police Assessment Resource Center, 31st Semi-Annual Report of the Special Counsel at 55, May 2012, 
http://staticl.squarespace.com/static/5498b74ce4b01 fe317ef2575/t/54fc7541e4b0345241604b3a/l 4258312 
33322/31 st+Semiannual+Report.pdf
101 The Role of Local Police: Striking a Balance Between Immigration Enforcement and Civil 
Liberties, Police Foundation, Policefoundation.org, http://www.policefoundation.org/wp- 
content/uploads/2015/06/Appendix-G_0.pdf, Appendix G. [emphasis added]

Data taken from ICE monthly statistical spread sheets provided to LASD, November 2015 - September 
2016, (ICE monthly data), on file with the authors.
102

10? Id
104 Data from U.S. Census Bureau for Los Angeles County, 2010,2015, 
http://www.census.gov/quickfacts/table/PST045215/06037.

ICE monthly data, supra, n.102.105
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The ICE interior enforcement strategies have resulted in large-scale arrests 
of Latinos, and even deportations of non-criminals. The same model is at work 
in PEP, thus there is little reason to believe that technical adjustments in the 
system of collaboration will solve the racial profiling and discrimination issues 
that plagued the now firmly discredited interior enforcement strategy.

b. Right to Rehabilitation and Restorative Justice

One of LASD's stated missions is to, "maintain a rehabilitative approach to 
incarceration."106 Similarly, the United Nations Standard Minimum Rules for 
the Treatment of Prisoners ("UNRTP"), which was adopted by the U.N. in 2015, 
creates guidelines for the rehabilitation of incarcerated people. Under the 
UNRTP, the treatment of prisoners must emphasize the prisoner's continued 
rote in his or her community and not their exclusion from it.107 UNRTP provides 
that, "[fjrom the beginning of a prisoner's sentence consideration shail be 
given to his future after release and he shall be encouraged and assisted to 
maintain or establish such relations with persons or agencies outside the 
institution as may promote the best interests of his family and his own social 
rehabilitation."108

Additionally, society's duty to those who serve time for criminal conviction 
does not end when incarceration or detention does. 109 In fact, the UNRTP 
establishes that community agencies should be enlisted to aid a former 
prisoner with efficient re-entry in order to reduce prejudice and assist with 
social rehabilitation. 110 This means then that the rehabilitation process is 
intended to be continuous even once a prisoner has been reintegrated into 
their communities. Individuals are prevented from reentering society because 
of ICE holds and the initiation of deportation proceedings, rehabilitation—the 
stated mission of LASD—is cut off and circumvented.

Despite guidelines established in the UNRTP, the entanglement between 
LASD and ICE denies the right to rehabilitation. This is because the 
collaboration uproots, with deportation, individuals before the process of 
rehabilitation is complete. Finally, the collaboration denies formally 
incarcerated and undocumented people's right to maintain the familial and 
community agency relationships that might otherwise support successful 
reintegration. If reentry is an integral part of the rehabilitation process, then

106 http://shq.lasdnews.net/pages/PageDetail.aspx?id=2066
107

https://www.unodc.org/pdf7criminalJustice/ON_Standard_Minimum_Rules_forJhe_Treatnient_of_Prison 
ers.pdf “The treatment of prisoners should emphasize not their exclusion from the community, but their 
extended part in it. Thus, agencies should be enlisted with the duty of maintaining and improving all 
desirable relations of a prisoner with his family and with valuable social agencies.” (point 61)

Id. (point 80)
Id. (point 64)
Id (point 64)
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a denial to reenter because of deportation thwarts a detainee's right to 
rehabilitate.

The goal of rehabilitation is also in line with the contemporary concept of 
In this holistic model of criminal justice reform, the goalinrestorative justice,

is to meet the needs of the community and promote healing, However, when 
the local criminal justice system is turned to serve the ends of a federal 
deportation pipeline, these goals are frustrated. The LASD-ICE collaboration 
denies an opportunity to benefit from restorative justice, Restorative justice is 
a theory of justice that is commonly implemented in the criminal justice 
context. Restorative justice recognizes the need to heal the larger community. 
In practice, restorative justice involves identifying who was harmed, the rights 
and responsibilities of those affected by the wrongdoing, and coming together 
to address how the community can heal from the harm. It recognizes both 
victims and perpetrators as members of the same community.

This is especially true of immigrants caught in the criminal justice system 
and subjected to PEP. Among those who did receive TRUST Act review and 
were transferred to ICE for past criminal convictions, the most frequent 
convictions found were burglary, DUI, possession and sale of controlled 
substances, assault, and larceny. This aligns with the prior convictions of those 
interviewed for this Report. All of those interviewed were on the road to 
successful reintegration in their families and communities. Many had spent 
years without any further encounter with the criminal justice system. As will 
be developed further below, use of the County's criminal justice system to 
collaterally impose a new, even harsher punishment like deportation for a past 
crime raises serious human rights concerns, and the County is engaging in a 
kind of retributive justice that is inappropriate in the context of LASD's mission 
to rehabilitate offenders. Without the restorative justice framework, members 
of communities that are heavily impacted by the entanglement lose their right 
to restore the health of their community—not because of any criminal activity 
on their part—but rather because of the collaboration itself.

Countless individuals are affected by the deportation of one person (e.g, 
the health and well-being of the person deported, their immediate and 
extended families, friends, employers, etc.) Retributive justice disqualifies 
immigrants who are facing deportation as a result of the entanglement, the 
right to meaningfully participate in the restoration of communities they are a 
part of. Using deportation as an extension of the criminal justice system 
disrupts the kind of dialogue that can lead to healing within a community that 
is affected by the LASD-ICE entanglement, For these reasons, the 
entanglement violates an opportunity to implement restorative justice as a too! 
to support the immigrant community in Los Angeles.

m Howard Zehr, Restorative justice: The concept, Corrections Today, 01902563, Dec97, Vol. 59, Issue 7
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c. The Right to Public and Personal Safety

Public safety, a term used to address the general welfare of the public, can 
be compromised by a number of factors, Factors that heavily influence the 
safety of a community include: how much crime or violence exists in a 
particular area, levels of poverty, whether or not adequate services exist to 
address the mental health needs of those in the community and problems like 
addiction, whether there is affordable housing to prevent evictions, 
homelessness, or other displacement, and finally a community's relationship 
with law enforcement can either promote or threaten the safety of the people. 
Often, low-income communities of color, which have high immigrant 
populations, experience a combination of the factors listed above. Because of 
this, efforts to maintain the safety of these neighborhoods and the people in 
them must include trauma-informed initiatives. Unfortunately, public safety of 
immigrant communities is threatened because of LASD's ongoing cooperation 
with ICE, which increases the trauma and insecurity of the community.

The UDHR declares the right of all human beings to safety and security of 
person,112 and the International Covenant on Civil and Political Rights (ICCPR) 
imposes a legal obligation on public authorities in the United States to respect 
and ensure this right.113 The ICCPR provides the right to safety and security to 
all individuals within a nation state's territory regardless of national origin. 
The United Nations Human Rights Committee has interpreted security in the 
ICCPR to include freedom from injury to the body and the mind, or bodily and 
mental integrity.115 The right to security protects everyone from the intentional 
infliction of mental injury whether the individual is detained or not.116 Yet the 
County's decision to entangle local law enforcement in federal immigration 
enforcement severely undermines immigrant's rights to safety and security by 
engendering deep, well-founded distrust in local law enforcement.

114

Indeed a consequence of local entanglement has been well-documented 
loss of trust in local law enforcement agents nationally,117 and here in Los 
Angeles.118 LASD's continued cooperation with ICE deteriorates trust in local

112 Supra, n.78, art. 3.
International Covenant on Civil and Political Rights art. 9, Dec. 16, 1966, S. Treaty Doc. No. 95-19, 6 

I.L.M, 360 (1967), 993 U.N.T.S. 3 (hereafter “ICCPR’j.
Id. art. 2.
Human Rights Committee, General Comment No. 35 on Article 9 (Liberty and security of person), U.N. 

Doc. CCPR/C/GC/35 (Dec, 15, 2014).

113

114

115

116 Id.
117 For example, a 2014 article stated that collaboration between immigration and local law enforcement 
agencies prevented a mother from calling the Nashville police despite the assault on her 10-year old 
daughter, like so many immigrants who are terrified to call the police when they need help. Amy 
Braun schweiger, Nashville Immigrants Too Scared to Call the Police, Human RIGHTS WATCH, HRW.ORG, 
https://www.hiw.org/news/2014/05/19/nashville-immigrants-too-scared-call-police (May 19, 2014).

Jennie Pasquarella, ACLU of Southern California, Letter to Los Angeles Sheriffs Department, July 24, 
2015; National Immigration Law Center, Scorecard on Los Angeles County Sheriffs Department New 
Immigration Enforcement Program; Coalition for Humane Immigrant Rights of Los Angles, LA County 
Sheriffs Department PEP Report.

118

33

https://www.hiw.org/news/2014/05/19/nashville-immigrants-too-scared-call-police


law enforcement in ways that directly undermine immigrants' rights to security 
of person. The combination of over-policing of communities of color, together 
with the distrust created by the entanglement of LASD with federal civil 
immigration enforcement, completely subverts the role of LASD in the public 
safety scheme in violation of the community's right to security and public 
safety. Many of the immigrants surveyed for this Report document stated they 
are not likely to call local law enforcement about crimes because of LASD policy 
to cooperate with ICE.119 Carlos, whose brother Arnulfo was transferred by 
LASD to ICE custody explained: "I thought of the police as an entity you 
respect but don't want to interact with. A lot of immigrants are fearful of 
reporting crimes and are scared the police will take into account their status 
and deport them." Distrust of local law enforcement agents leave immigrants 
in a vulnerable position—many times without the ability to adequately protect 
themselves or assert their right to protection.

Rocio, another interviewee from the community, emphasized that the 
actions of LASD impact everyone in the community. She said, "The people are 
scared. I don't trust the police, I would like to, and I know they are not bad 
people, but it's hard to see the difference between ICE and local law 
enforcement.

Paula, a mother whose son was transferred by LASD into ICE custody under 
PEP, shared the fear and insecurity she feels even in the simple act of walking 
around Los Angeles. She recalled her trip to downtown Los Angeles with her 
son for his hearing. As they walked through Union Station, she experienced 
anxiety from fear that the LASD deputies there would see her son's ankle 
bracelet: "You see the police and it's like there is respect but there is fear at 
the same time...all you feel is despair, and the only thing you think about is 
that you hope they won't stop you or abuse you." To this day, Paula remains 
fearful even when someone merely knocks on her door, and this fear is in great 
part of the very local authorities entrusted with the protection of all 
communities in Los Angeles County.

A driver of distrust within immigrant communities is LASD's capacious data 
sharing processes with ICE for purposes of federal civil immigration 
enforcement. LASD provides access to records that allow for multiple methods 
for tracking immigrants. As a result of these policies, immigrant communities 
in LA are justified in the belief that any interface they have with local law 
enforcement is a direct portal to ICE. One interviewee who has been in 
detention since April 2014 shared his understanding as follows: "The Sheriff 
releases people from the County but they give ICE their information, so ICE 
can go to your house and pick you up. After some inmates I knew were 
released from the Sheriffs, they were picked up at their house at five a.m. and 
taken into ICE custody."

119 Community Impact Surveys (March to April 2016) (on file with the UCLA School of Law international 
Human Rights Clinic) (showing that 50% of the 32 participants would not call the police having been a 
victim of a crime out of fear that the police will ask them about their immigration status).
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Another effect of the confusion of law enforcement and immigration 
enforcement roles is that it allows ICE to exploit the confusion. Daniel plead 
to a domestic assault in 2009, received probation, completed an anger 
management course, and had not had any problems with the law since then. 
In March of 2016, ICE agents came to his home but only identified themselves 
as "police," asking to see his identification. He did not allow them into his 
home. Later, after picking up his daughter from school, police patrol cars 
arrived with the ICE agents, and he was arrested and taken directly into ICE 
custody.

d. Right to Privacy, Family, and Home

Entanglement with ICE disfigures the County's role in protecting privacy, 
family, and home in Los Angeles communities. The right to privacy, family, 
and home is enshrined in the UDHR.120 Under this human rights principle, the 
County has a duty to protect the family, the fundamental unit of society. 
Article 17 of the ICCPR also prohibits interference of privacy, family and 
home.122 By allowing LASD functions to migrate into federal civil immigration 
enforcement, the County arbitrarily promotes the targeting of the immigrant 
community for deportation, resulting in the disruption of home life and family 
separation. The international human rights framework emphasizes the special 
importance of family integrity for the wellbeing of children. The Convention on 
the Rights of the Child (CRC) requires public authorities to protect children 
against arbitrary interference with their family,123 which includes ensuring that 
a child is not separated from her parents against their will.

121

124

The process through which the criminal justice system funnels immigrants 
into ICE custody and deportation is unpredictable and arbitrary in so far as it 
is a product of the discrimination and over-policing described above. Vishaf 
shared that he had bonded out of LA County jail and attended his court 
appearance in September 2015. He had no further interaction with law 
enforcement until unidentified ICE agents arrested him during a raid on his 
home just a few months later in November 2015. The apparent use of LASD 
data to assist PEP enforcement results in this interference with one's family 
and home.

Interviewees reported instances of immigrants scheduled for release from 
LASD custody, being instead unexpectedly transferred by the LASD to ICE 
custody on their release dates. Two interviewees, Javier and Vishal, further 
reported the lack of formal procedures for communicating news of their 
transfers and continued detention to family members who eagerly anticipated

120 Supra, note 78.
Id. at art. 16, sec. 3.
Supra, note 113, at art. 17,
Convention on the Rights of the Child, art. 16, Nov. 20, 1989, 1577 U.N.T.S. 3. Only two counties in 

the world—the United States and Somalia—have failed to ratify the CRC.
Id. at art. 9.

121

122
123

124
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their release, Both only successfully notified their family members by chance, 
one from an LASD officer and the other from an ICE officer. Immigrants 
without these connections may have no means of allaying the confusion and 
anxiety of family members who have no other way of learning that the loved 
ones whose return they await, are in ICE custody, Paula expressed the anxiety 
that family members expecting the release of loved ones experience: "When I 
called the county to ask what had happened to [my son], they told me that 
they didn't have him, that ICE had taken him . . . it's that game. They say they 
don't know where he is; he's not here or there, I looked for him from 7:00 
p.m. to 2:00 a.m." Family members waiting for those in detention to come 
home may not know where they are for hours or days, The arbitrary 
functioning of this system interferes with the integrity of the family life.

Interviewees expressed dismay at the seemingly arbitrary manner in which 
current detention policies entangling LASD with ICE result in unnecessary, 
painful, family separations, Sorya was moved around the country to various 
detention centers while detained by ICE, far from his 5-year old daughter. He 
felt that nobody wanted to help him. He said: "The Feds put immigrants 
anywhere in the country because they treat them like they have no home." 
Elias did not know he could communicate with his family while in detention. 
Nobody had taken the time to tell him about the procedures for visits. Daniel 
shared with us that his family feels uncomfortable visiting him because his 
mother is undocumented.

Putting County functions at the service of ICE separates children from their 
parents. Reports show that "thousands of US citizen children have been placed 
in foster care due to their parents' deportations, 
in PEP, the County could focus on the integration rather than disintegration of 
families. Interviewee B106 reflected: "What are we achieving by breaking up 
a family? Look at it from a human point of view. This is affecting everything; 
wives, children are left with no recourses. They will become future criminals. 
It will become a cycle." Interviewee 114—a mother of five—also shared her 
concerns: "When they deport you, my kids stay here. The government prefers 
to spend money in a ridiculous way, paying for foster care when they can 
cancel deportations for us so we can take care of the children. The most 
prejudiced are the children,"

» 125 By declining to participate

Carlos shared the difficulty of taking care of the children of his brother 
Arnulfo, while his brother was in ICE custody: "The children's mom has drug 
issues, so they were put in the foster care system. Luckily they were placed 
with their grandma. She is older and has health issues that require her to do 
weekly dialysis. My brother had full custody before being detained...but he has 
to tell them he has to go." Jorge is detained by ICE because of the County's 
entanglement with PEP. His partner and their two U.S. citizen children had to 
move to Las Vegas to find employment, and he has not seen them since.

125 Immigrant Legal Resource Center & United We Dream, supra, 20.

36



Meanwhile, Javier, who was interviewed while in Mexico and whose wife 
and 5-year-old U.S. citizen son remain here in Los Angeles, represents the 
countless families separated because of the deportation pipeline facilitated by 
the County's entanglement. Javier was transferred to ICE during the PEP 
program as he was bonding out of LA County jail, and subsequently deported. 
He is living near the border in the hopes of seeing his son, Jose, in the future, 
but according to his sister Alicia, little Jose is traumatized by the breakup of 
the family: "Long term it will continue to have an impact on him. He doesn't 
want to get too attached to people or places or things because he was ripped 
away from everything that he's ever known. He is being very cautious about 
the friendships that he forms."

Entanglement has resulted in unreasonable policies that promote 
separation that is harmful and disruptive to immigrant families, families that 
are an integral part of our community here in Los Angeles County. Human 
rights principles protecting privacy, family and home prohibit these 
consequences of the County's entanglement policies.

e. The Right to Due Process

i. The Arbitrariness of Detention arising out of the Entanglement

The arbitrary use of County law enforcement and criminal process for 
extraneous federal civil immigration enforcement purposes violates 
international standards for due process. Arbitrariness in the arrest and 
detention of individuals is prohibited by the UDHR and the ICCPR, 
American Declaration adds that "no person may be deprived of liberty for non
fulfillment of obligations of a purely civil character.

126 The

"127

In essence, the County is using its police power and the criminal justice 
system to facilitate and effect immigration detentions outside of its jurisdiction. 
Liberty is a core human right, and the County entities -the Board of 
Supervisors and LASD—must ensure that the use of its police power and 
criminal process to arrest and hold an individual be appropriately 
circumscribed, transparent in its purpose, and non-discriminatory to avoid 
being arbitrary. To protect individuals against arbitrary detention and 
enforcement, the ICCPR provides rights to judicial guarantees and protection. 
Articles 9, 10, and 14 of the ICCPR enshrine a fundamental right that the 
criminal justice system be applied fairly in a way that protects the multiple 
rights set forth in those articles regarding the right to liberty and due process, 
including the rights to a presumption of innocence, to protection against forced 
confession, the right to fair and public criminal proceedings, and the right to 
challenge the legality of a detention. 128

126 Supra note 78, at art. 9; note 113, at art. 9(1).
American Declaration of the Rights and Duties of Man art. 25, OEA/Ser.L./V.II.23, doc. 21, rev. 6 

(1948)
Supra, note 113.

127

128
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The County's entanglement with federal civil immigration enforcement 
violates these rights regarding arbitrary detention, judicial guarantee, and 
judicial protection. The use of the criminal process to target people on the basis 
of their alienage or citizenship status is both arbitrary and discriminatory. 
Holding people for purposes extraneous to the reasons for their detention 
violates their judicial guarantees, and they have no ability to challenge the 
County's PEP-friendly policy, in violation of their right to judicial protection.

In order to comply with the human rights obligations stated above, the 
County should disentangle itself from immigration enforcement and detention. 
The County should ensure fair, non-discriminatory exercise of its police power 
and criminal justice system within the circumscribed goals and functions of 
local government. These should apply equally to all County residents, without 
regard for immigration status.129 130 This includes the orderly release of those 
detained by the County without confusion or interference of collateral, federal 
civil process. This complies with international human rights norms and is 
consistent with the County's responsibility to ensure the public welfare at the 
local level. The County should only use its police power and criminal justice 
system for furthering the laws they are competent to enforce. With the 
immigrant community, the County's focus should be on integration and equal 
treatment that aligns with the common good. The only way to achieve this is 
by disentangling itself from the confusion and hazards of federal immigration 
policy and enforcement.

When the County works with ICE to enforce federal immigration law, the 
County arbitrarily turns its functions away from their intended operation, and 
abdicates its own obligations in favor of the federal immigration authority. 
Even though ICE frames the PEP program as "cooperation," when the County 
bends its own detention authority and criminal justice process to the goals of 
ICE, it does so at the risk of its own due process obligations and the fulfillment 
of its duties to promote integrally the welfare of the individual, family, and 
community. From the County's position, immigration enforcement does not 
constitute an exceptional circumstance justifying the use of criminal detention 
for this purpose. Neither the immigrant community nor civil immigration 
violators pose a specific, individualized threat to the community, 
determination requires an analysis of all the circumstances surrounding an 
individual, which LASD is not competent to evaluate with respect to individuals 
alleged to have violated federal civil immigration law.

130 Such

129 In international human rights law, there is a presumption of liberty over detention. See IACHR, Report 
No. 51/01, Case 9903, Admissibility and Merits, Rafael Ferrer-Mazorra et al. (The Mariel Cubans) 
(United States). April 4, 2001, para. 219.
130 Human Rights Committee, A. v. Australia, Communication No. 560/1993, j[9.2, U.N. Doc. 
CCPR/C/59/D/560/1993 (“[T]he Committee recalls that the notion of‘arbitrariness’ must not be equated 
with ‘against the law’ but be interpreted more broadly to include such elements as inappropriateness and 
injustice. Furthermore, remand in custody could be considered arbitrary if it is not necessary in all the 
circumstances of the case, for example to prevent flight or interference with evidence.”)
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LASD, by embracing PEP, compromises the right to personal liberty by using 
Its custodial power to facilitate and effect immigration detention. Not only is 
it an arbitrary use of County process and function, it has ied to further due 
process concerns and violations, outlined below, in which the County is 
complicit by way of its abdication of responsibility in the entanglement.

Arnulfo was brought into LASD custody on charges that were almost 
immediately dropped. However, because of its access to the jail, ICE used the 
detention for immigration enforcement. Arnulfo remained in LASD custody for 
2 days beyond his scheduled release because of an ICE hold, at which time he 
was transferred to ICE detention. Arnulfo was held in immigration detention 
for 23 months before he was released on bond, creating multiple hardships on 
his family which persist today as he fights his deportation

The conditions of detention, particularly going directly from criminal 
detention to immigration, place enormous constraints on the ability to obtain 
legal counsel. Individuals represented by an attorney are over 5 times more 
likely to win their deportation cases, 
representation after his release from detention. Many detained through the 
LASD collaboration with ICE have certainly been deported without ever gaining 
their conditional release to fight their case, or having an adequate opportunity 
to exercise their right to bring a claim for relief due to these constraints and 
the lack of counsel.

131 Arnulfo was only able to obtain legal

Arnulfo's immigration detention for an alleged civil infraction was effected 
through a criminal process that was promptly abandoned. This demonstrates 
the arbitrariness of using the County criminal justice system to enforce 
immigration law violations, and suggests how susceptible the entanglement is 
to abuse. The criminal justice system is brought to bear on non-citizens and 
the foreign born in ways that discriminate against them.

Jorge was preparing to go home on his scheduled day of release from 
county jail. Before the big day of his release, he checked his release date and 
saw that there was no ICE hold placed on him. He changed into his street 
clothes and waited to go home. Instead of releasing him on schedule, 
however, the Sheriff's department held Jorge for two hours beyond his 
sentence and effectuated an early-morning transfer to ICE around 4:00 AM. 
Tired and thinking that he would eventually be released, Jorge was interviewed 
by ICE and pressured into signing papers that he did not understand. Once 
the papers were signed, Jorge was shipped to the Adelanto facility where he is 
now waiting to see when, and if, he will be released. Jorge still does not have 
legal counsel and has been unable to obtain his release. While he has been 
sitting in immigration detention, Jorge has lost contact with his two American 
citizen children who have moved to Las Vegas with their mother who refuses 
to give Jorge her phone number. This case highlights the further degradation

131 Ingrid V. Eagly & Steven Shafer, A National Study of Access to Counsel in Immigration Court, 164 U. 
Pa. L. Rev. 1,9(2015).
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of immigrant rights due to the arbitrary involvement of the County with 
immigration enforcement. As discussed below, the lack of notice, the failure 
to inform him of his rights during a custodial detention, the lack of 
voluntariness under the extreme circumstances, and the constraints placed on 
his ability to obtain legal counsel are all violations arising from the County's 
toxic entanglement with ICE.

ii. Lack of Notice

The UDHR132 and the ICCPR, 133 both guarantee the human right to a fair 
and public hearing in criminal cases. Judicial guarantees and protection 
encompass an array of rights. Particularly in a criminal process, when the 
weight of the state and the state's police power is brought to bear on an 
individual, the public must be assured of a system that is fair and non- 
discriminatory, with the highest regard for certain minimum guarantees to 
prevent injustice and violation to human dignity.

Among the most important due process guarantees is that of proper 
notice.
implications, such as the right to seek counsel and prepare a proper defense, 
because the accused will not have the most basic information necessary to 
exercise those rights. The consequences of deportation are often harsher than 
a criminal sentence, implicating due process principles of notice and legal 
counsel when the government seeks to take action against a detained 
individual

134 The lack of proper notification has further serious due process

Several interviews conducted for this Report raised the concern that 
withholding notice from inmates may be a tactic that LASD uses to ensure the 
effectiveness of their collaboration with ICE against the rights of the individual. 
While referred to by LASD as ICE "interviews," these are in fact custodial 
interrogations, which implicate multiple due process concerns.

The individuals interviewed for this report almost universally complained 
about not receiving the notice that they are guaranteed under human rights 
law.135 As a result, most walked into their interviews with ICE while still in 
custody, totally unprepared to protect themselves against ICE's coercive 
interviewing tactics. For example, ICE came to the jail to interview Elias one 
year before he was to be released from an eighteen-year sentence. Instead 
of explaining the situation, guards simply told him that someone had come to 
talk to him in the chapel. Even during the interview, the officers did not identify 
themselves as ICE, adding to the confusion that Elias felt about what was 
happening to him. Walter and Jorge were both interviewed by ICE at 4;00 AM 
after they had changed into plain clothes on the days of their scheduled 
releases. Jorge received no notification about an ICE hold or that ICE wanted

132 Supra note 78, at art. 10.
Supra note 113, at art. 14.
Supra note 96, at art. 9.2.
Interviews of Arnulfo, Elias, Jorge, Isaias, Walter and Javier.
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to interview him, and he was coerced into signing documents that he did not 
understand, expecting that he would be released.

Some among those interviewed for this Report said that LASD and ICE did 
not even offer them the opportunity to contact or seek legal counsel. Waiter 
reported that he had no opportunity to call anyone, and Arnulfo reported that 
officials gave him no option to decline his interview or to contact an attorney. 
Other interviewees reported that ICE did not advise them of their rights during 
these interrogations.136 Finally, with no knowledge of their rights and no 
attorney to help them, interviewees reported they had no means of protection 
from threats that ICE made to them during interviews. Arnulfo reported that 
ICE officials threatened him with inevitable deportation, and Elias reported that 
ICE officials threatened with him with isolation. Isaias reported that LASD 
officials threated to target his family if he did not cooperate during his interview 
and sign his 'voluntary' deportation papers. Voluntary deportation papers 
signed under such circumstances are tainted by due process infirmities that 
contradict fundamental human rights principles. There is no telling how many 
individuals accept their deportation under these circumstances, but ICE 
interviews dozens of people in the LASD custody each month. 137

iii. Ex Post Facto Enforcement

Human Rights law recognizes the basic legal prohibition on the passage of 
ex post facto laws. One aspect ofthe prohibition on ex post facto laws prevents 
the passage of laws that impose heavier criminal penalties than what was 
applicable at the time of the offense. Article 11 of the UDHR states:

2. No one shall be held guilty of any penal offence on account of any act or 
omission which did not constitute a penal offence, under national or 
international law, at the time when it was committed. Nor shall a heavier 
penalty be imposed than the one that was applicable at the time the penal 
offence was committed.138

In addition to the UDHR, the ICCPR139 and the American Convention140 
contain articles protecting against the passage of ex post facto laws. Such 
laws are also expressly forbidden by the United States Constitution in Article 
1, Section 9141 and Article 1, Section 10. 142

The entanglement with immigration enforcement has a toxic ex post facto 
effect. In LA County, immigrants may be arrested and subject to criminal 
process for alleged conduct in violation of criminal laws. In many cases, they

136 Arnulfo, Elias, and Isaias reported that they were not advised of their rights. 
ICE monthly statistical spreadsheets, supra, note 102.
Supra note 78, at art. II.
Supra note 113, at art. 15.1.
American Convention on Human Rights “Pact of San Jose” (B32), at art. 9. 
Article 1, Section 9 applies to federal laws 
Article 1, Section 10 applies to state laws
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are arrested for minor criminal infractions. The County violates the principle 
against ex post facto application when it uses its police power and criminal 
justice system to impose custodial control and enforcement of civil immigration 
process in accordance with ICE's interior enforcement strategy. In effect, the 
County's police power and criminal justice system are used to both criminalize 
civil immigration violations and impose a penalty beyond that mandated by the 
alleged criminal behavior that brought the individual into the County's system 
to begin with. Moreover, collaboration with the interior enforcement strategy 
allows local law enforcement to effectively Impose immigration penalties on 
individuals with specific categories of criminal records, regardless of when the 
original crimes were committed, in a criminal process ex post facto of the 
original crime. Through the criminalization of the immigration process, LASD's 
collaboration with ICE openly blurs the line between local criminal and federal 
civil immigration enforcement, creating a continuum from arrest to 
deportation. It is disingenuous to suggest that the formal distinction between 
local and federal authorities inoculates the process from ex post facto critique.

LASD, by collaborating with ICE, thus violates the Human Rights prohibition 
on ex post facto laws in a number of ways. As discussed above, the use of the 
County's criminal justice system to enforce civil immigration violates the 
prohibition because it results in the imposition of immigration penalties on 
individuals for unrelated behavior, it uses the criminal process to impose 
further penalties related to past crimes which occurred before and independent 
of the offense for which the individual is charged while in the County's criminal 
justice system. Many of those interviewed were transferred to ICE custody on 
the basis of prior criminal convictions unrelated to their detention by LASD. 
Even when charges are dismissed, individuals receive a heavier sanction than 
that which could have been imposed in the criminal process, such as Arnulfo, 
whose story was recounted at the beginning of this report.

Arnulfo's story reproduces that of countless others whose subsequent 
encounter with the criminal justice system, long after past offenses are 
satisfied, has served primarily to funnel them into ICE custody. The key 
variant is that ICE has deported the majority of those individuals without the 
benefit of legal counsel, resulting in a more permanent, devastating effect on 
their families, The County's entanglement with immigration enforcement thus 
leads to disparate treatment of immigrants within the County's criminal justice 
system, whereby that system is used to impose additional punishments for 
past crimes whose debt to the system has been paid. Moreover, as previously 
noted, the principles of rehabilitation and restorative justice, which should be 
the foundation of the County's criminal justice system, are undermined in favor 
of further retribution.
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f. The Right to Asylum

The right to seek asylum is recognized in the UDHR and more specifically 
in the 1951 Convention Relating to the Status of Refugees ("the Refugee 
Convention") and its 1967 Protocol.143 Immigration enforcement through the 
LASD and the County's criminal justice system places serious constraints on 
the right to seek asylum, and this is a serious concern for LA County.

The Refugee Convention and its Protocol define a refugee as a person who 
"owing to a well-founded fear of being persecuted for reasons of race, religion, 
nationality, membership of a particular social group or political opinion, is 
outside the country of his nationality, and is unable to or, owing to such fear, 
is unwilling to avail himself of the protection of that country or return there 
because there is a fear of persecution."144 The Convention protects any person 
who meets this definition from being returned in any manner whatsoever to 
countries or territories where their lives or freedom may be threatened 
because of their race, religion, nationality, membership in a particular social 
group, or political opinion. This principle, known as non-refoulement, is 
founded in human rights principles, and is codified in Article 33(1) of the 
Convention.145

When interpreting the Convention on Refugees, the Office of the United 
Nations High Commissioner for Refugees (hereinafter "UNHCR") concluded 
that "[a]s a general principle asylum-seekers should not be detained" and that 
"[tjhere should be presumption against detention, 
likely to increase and amplify feelings of trauma and depression that asylum 
seekers might face as a result of their prior persecution.

"146 Moreover, detention is

147

UNHCR underscores the fact that detention should only be used as an 
exceptional measure, and therefore authorities may only resort to it once they 
have determined that this measure is 1) necessary, 2) reasonable, and 3)

143 Supra note 78, at art. 14; United Nations High Commissioner for Refugees, An Introduction to 
International Protection: Protecting Persons of Concern to UNHCR, Aug. 1,2005, available at 
http://www.unhcr.org/3ae6bd5a0.pdf.

Convention relating to the Status of Refugees, art. 1(A)(2),189 U.N.T.S. 137 (July 28, 1951) [hereinafter 
Convention]; Protocol Relating to the Status of Refugees, art. 1(2), 19 U.S.T. 6223, T.l.A.S. No. 6577, 606 
U.N.T.S. 267 (Jan. 31, 1967) [hereinafter Protocol], The 1951 Convention limits the scope of this definition 
to only those individuals who qualify “as a result of events occurring before 1 January 1951”, but the 1967 
Protocol removed this limitation.

Convention, art. 33(1).
United Nations High Commissioner for Refugees (UNHCR), UNHCR Revised Guidelines on Applicable 

Criteria and Standards Relating to the Detention of Asylum Seekers, 3-5, (Feb. 26, 1999), available at 
http://www.unhcr.org/3bd036a74.html.

See Physicians for Human Rights and The Bellevue/NYU Program for Survivors of Torture, From 
Persecution to Prison; The Health Consequences of Detention for Asylum-Seekers (June 2003) at p. 63 
(study finding that the severity of anxiety, depression, and post-traumatic stress disorder (PTSD) symptoms 
was significantly correlated with the length of time in detention and that 70% of those interviewed stated 
that their overall mental health had worsened substantially while in detention (with 95% of the interviewees 
having been diagnosed as clinically depressed and 86% as suffering clinically significant anxiety).
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proportional.148This means that immigration detention must be necessary in 
each specific case, its use must be reasonable, and it must be proportionate in 
light of its aims. Where detention is deemed necessary, it may not be based 
on discriminatory motives and must be limited to the briefest period 
possible.149 In those cases in which an asylum seeker's detention is deemed 
necessary, UNHCR has established that such detention "should not constitute 
an obstacle to an asylum seekers' possibilities to pursue their asylum 
application.
prompt and full communication of any order of detention, including the reasons 
for that order and their rights in connection with that order, in a language that 
they understand. Detained asylum seekers must also be informed of the right 
to legal counsel.

n 150 It has also noted that asylum seekers have the right to receive

151

DHS PEP priority category 2 includes immigrants who entered the country
This raises serious concerns that152without inspection after January 1, 2014. 

immigrants among those detained since that time under the Priority 2 category 
may qualify for asylum. However, without the financial resources or advance 
notice necessary to hire an attorney, many of these individuals will remain 
unaware of their right to seek asylum or unable to adequately make their 
claim. Using the County's criminal justice system to funnel these individuals 
into immigration detention will both re-traumatize them and severely limit 
their chances of exercising their right to asylum. The County's entanglement 
also plays into an ICE strategy to deter future refugee flows by promptly 
removing individuals who have entered more recently, and through PEP 
programs in jails effectively criminalizing some of those same individuals 
notwithstanding their potential refugee status or right to seek asylum. 
Despite its complicity through PEP, the County has failed to put in place 
precautions to safeguard against the degradation of the rights of asylum 
seekers caught in the process.

153

The story of Walter, a 34 year-old undocumented immigrant from Mexico, 
is emblematic,154 Walter and his mother fled Mexico when he was a child to 
escape domestic violence at the hand of his father. He and his family have 
lived in the United States ever since, and have lived in Los Angeles for a

148 UNHCR, Guidelines on the Applicable Criteria and Standards Relating to the Detention of Asylum- 
Seekers and Alternatives to Detention, (2012), Guidelines 5-6, page 21.

Id. Guideline 5, at 25
United Nations High Commissioner for Refugees (UNHCR), UNHCR Revised Guidelines on Applicable 

Criteria and Standards Relating to the Detention of Asylum Seekers, Guideline 5. (Feb. 26, 1999), available 
at http://www. unlicr.org/3b d03 6a74 .html.

149

150

151 Id.
152 Department of Homeland Security, Memorandum Re: Policies for the Apprehension, Detention and 
Removal of Undocumented Immigrants, (Nov. 20, 2014), page 4, available at 
https://www.dhs.gov/sites/default/files/publications/14_l 120_memo_prosecutorial_discretion.pdf

That strategy, as it relates to family detention, was recently revealed and challenged in R.I.L-R, et al. v. 
Jeh Johnson et al., Civ. Action No. 15-11 U.S. Dist. Court for District of Colombia.

ICHR Interview' with A102, (Mar 15, 2016), in Los Angeles, Cal. Ail details in this Report attributed to 
A102 or regarding A102’s experiences while incarcerated are taken from this interview. The name “AI02’: 
is a pseudonym used to protect the privacy of this interviewee.
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https://www.dhs.gov/sites/default/files/publications/14_l


number of years. In December 2014, Walter was in his neighborhood when a 
couple of police officers stopped him and asked him for his ID. When the 
officers ran his name, they found that he had an outstanding warrant for not 
having completed his mandated community service hours from a prior 
misdemeanor conviction. The officers arrested him and booked him in LA 
County jail, Walter served one month in jail for his offense, but on his release 
day he was interviewed by ICE officials, transferred by LASD into ICE custody, 
and was then taken to Adelanto Detention Facility.

Walter spent over six months in Adelanto before he found an attorney, and 
after much difficulty he was able to obtain his release with an electronic 
monitoring device. With the help of his attorney, Walter is now filing for 
asylum, as he arrived in this country as a minor fleeing domestic violence, and 
also faces other threats from the state of officially sanctioned violence in 
Mexico. Although Walter may ultimately be granted asylum, his bond to be 
released from detention cost his family over $12,000, and the six months that 
he spent in Adelanto cost him his job. Moreover, he suffered from depression 
while in detention, and witnessed many other detainees suffering from the 
psychological impacts as well. The harms associated with detention constitute 
unnecessary and unacceptable obstacles to asylum seekers like Walter. 
Unfortunately, Walter's story is not unique, and such obstacles degrade the 
international right to seek asylum. 155

In addition to undermining the right to seek asylum, the collaboration 
between local law enforcement and ICE has negatively impacted individuals 
who have already been granted refugee status. Sorya arrived in the United 
States when he was 8 years old as a refugee from Cambodia during the Khmer 
Rouge era. He was granted asylum, and later became a lawful permanent 
resident. Unfortunately, Sorya fell into a pattern of drug abuse, partly because 
of his difficult upbringing, and was later arrested on drug charges. At the end 
of his sentence, Sorya was transferred to ICE custody and placed in deportation 
proceedings. He was held in immigration detention for several months, before 
ultimately being released with an ankle-monitoring device. Sorya's case is still 
pending, and he may be deported to Cambodia, separated from his young 
children and entire family, and forced to live in a country from which his family 
fled years ago. Sorya's story is not unique, as other child refugees from that 
era have recently been deported for older convictions committed in their youth, 
even after their rehabilitation and becoming productive members of society.
156

Again the limits of U.S. immigration law to humanely deal with these cases 
is not the issue, rather the way in which the County's entanglement with ICE

155 UNHCR, Guidelines on the Applicable Criteria and Standards Relating to the Detention of Asylum- 
Seekers and Alternatives to Detention, Guidelines 5-6, page 21,(2012).

See Sophea Phea and Veasna Seng, Deported to Cambodia, they yearn for Long Beach andfairness: 
Guest commentary, Long Beach Press-Telegram, May 27, 2016, available at 
http://www.presstelegram.com/opinion/20160527/deported-to-cambodia-theiy-yeam-for-long-beacli-and- 
faimess-guest-commentary.
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facilitates the disparate treatment of immigrants and their families in ways that 
run counter to the County's own goals of integration and rehabilitation, and 
produces inhumane results. Sorya's story illustrates how collaboration between 
law enforcement and civil immigration enforcement has tragic and unintended 
consequences even for immigrants who have been granted asylum in this 
country. Once granted asylum status, refugees should not continue to fear 
deportation, even if they are swept up in the criminal justice system. The 
County's criminal justice system should be allowed to work for them in terms 
of rehabilitation and reintegration. The fear, stress, and anxiety that 
accompany the uncertainty of immigration detention and deportation 
proceedings are all the more pronounced in individuals who have experienced 
past persecution, and are antithetical to the human rights principles underlying 
the right to asylum. The only way to ensure that asylum seekers and those 
who have been granted asylum are treated in accordance with all relevant 
human rights guarantees is to end the entanglement between LASD and ICE 
completely.

g. Conditions of Detention and the Right to Human Dignity

As stated earlier, the UDHR identifies the inherent dignity of each person 
as the foundation of the international human rights framework.157 In general, 
detention conditions call into question our respect for the dignity of the human 
person. Some of the conditions suffered in LASD detention by those 
interviewed are cause for deep concern regarding the respect for their human 
dignity, and the entanglement itself harms this inherent value of the person. 
As outlined below, the abuses that occur during confinement are a direct result 
of the collaboration between LASD and ICE.

At a time when the LASD's jail practices are under scrutiny and the prison 
industrial complex itself serves as a reproach of our criminal justice system, 
the County should not be inviting collateral opportunities for abuse due to 
entanglement with federal immigration enforcement; doing so is a violation of 
human dignity.

Within the confines of jail, collaboration between sheriffs and ICE physically 
manifests itself through shared data, office space, and access to prisoners. 
Arnulfo's story discussed above demonstrates the use of intimidation during 
interrogation. Isaias' story is even more dramatic. Isaias recalls the repeated 
harassment, intimidation, and threats experienced in Twin Towers after an 
arrest following a traffic stop. He expressed particular angst about threats by 
officers to go after his family and their use of intimidating tactics while 
interrogating him about his immigration status for five days.

157Supra, note 78, art. 3, art. 22 (whereas recognition of the inherent dignity and of the equal and inalienable 
rights of all members of the human family is the foundation of freedom, justice and peace in the world).
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At Twin Towers, ICE intervened when I was in the holding ceil 
area about to be released. ICE officer called my name, and asked 
about my college education; ICE knew from my files. First, the ICE 
officer started with small chat trying to be cool with me, then began 
asking, "Where are you from? Are you an illegal? Where were you 
born, and how long have you been living here?"I said I won't answer 
and don't have to answer. The ICE officer said he is ICE and "deports 
criminals like you. "I was put back in the cell; no one told me about 
my rights or that I didn't have to do it. This started a wave of 
Intimidation and threats.

While I was inside the cell, another ICE person came. This officer 
had guns. The ICE agent called me to an office; began taking my 
fingerprints. I felt like if I didn't do it, I would be intimidated or my 
sentence would be enhanced. I was asked again about my parents 
but did not say anything else. A female officer told me that I was 
stupid and that ICE would go after my family. I was with them for 
two hours and then over seven hours of solitary confinement in the 
next room. I knew it was a long time, because they changed shifts, 
I told them I was not signing any paperwork and wouldn't do 
anything without a lawyer. An ICE officer walked in while I was 
reading the bible and said, "Not even God can save you." After more 
hours in solitary confinement, they moved me back to the office. 
New officers, same questions. I refused to answer them again. The 
officers told me information about myself; they had files on the 
computer and had a record of me from the July 2011 action in San 
Bernardino. I didn't say anything. They said, "Oh, so you are a 
dreamer?" They had info about my address and said they can be 
down there in fifteen minutes and can have a talk with my father. I 
didn't say anything. This lasted an hour. They asked about my 
activism. They said they can deport my father. They asked, "Where 
were you born? Do you have a record? Where did you go to school?"

They took me back to general holding for a couple of days. There 
were 60 bunk beds; the place was full and also violent with fights 
and gangs. The sheriffs didn't intervene with fights. We inside had 
to look away to not get beat up. [While in general holding], I got a 
visit from a community lawyer, due to support by grassroots 
organizations working with the undocumented community. Many 
others did not have legal representation. Undocumented folks 
signed and were told they would get more charges if they didn't 
sign. I refused to sign anything, removing me from the fast track 
list. Those that had help, stayed. Those that didn't were deported 
or on track to being deported. On the last day, ICE asked again 
about my status, I refused to answer and was released.

In total, Isaias was In LASD/ICE custody for five days-two with ICE, two in 
general holding, and one final day with ICE. During that time the community-
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including the Immigrant Youth Coalition and Dream Team LA— got petitions 
from the Mayor and representatives from city council to support his release. 
Isaias shared, "[the process] messes with your head, because you don't know 
if you're being released or turned over to ICE. This incident disrupted my life, 
school, and family time. I took a year off school, after getting kicked out on 
academic probation after the incident." When asked about the impact of 
entanglement between local law enforcement and ICE, Isaias explained, "[it] 
affects how you think about family, feeling threatened about family, and it 
stays with you and continues to haunt. That's why I don't consider police or 
ICE as friends."

Threatening detainees and/or members of their family is an affront to 
human dignity. The function of a threat followed by punishment is to train a 
detainee to acquiesce and adhere to the commands of sheriffs and ICE officials. 
Threatening a detainee into submission (or in this case admission) is an 
assertion of power on the part of LASD-ICE that reinforces the custodial 
guardian's ability to effect immediate and long-term consequences for the lack 
of cooperation by a detainee.

Arnulfo's and Isaias's stories expose detention for what it is; a de
humanizing experience for both the jailor and the detainee. Jailors fall to their 
baser selves, manifesting xenophobia, racism, and aggression, demeaning 
their own humanity by denying the humanity of the person detained. The 
County's detention system allows ICE to employ dehumanizing techniques on 
detainees for which they are largely held unaccountable, because the County 
is in control of the individual's custody. Even brief periods of solitary 
confinement or interrogation, which may not rise to the legal definition of 
torture, when used specifically, as here, to create duress, confusion, and to 
intimidate individuals to provide information or accept their deportation, 
violate principles of fundamental human dignity.
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V. Conclusions and Recommendations

This Report has traced a deeply disturbing development of federal 
commandeering of local law enforcement and local criminal justice systems to 
serve the ends of civil immigration enforcement. We have called this process 
one of "toxic entanglement," because of the way it infects local institutions and 
distorts their proper goals and objectives, and because of the array of human 
rights concerns and violations it produces.

Concerned community advocates have been aware of these toxic effects 
and have pushed back against them from the arena of civil rights and 
immigrant rights. In response, the federal government has implemented some 
policy changes to address some of those concerns, but the underlying interior 
enforcement strategy remains the same. The California legislature has tried to 
address some of the most egregious impacts of ICE's interior enforcement 
strategy through the TRUST Act and TRUTH Act legislation. These efforts can 
minimize the specific violations and the impact on the community, but 
ultimately they do not cure the infection of local institutions caused by this 
toxic entanglement. Each iteration continues to use local law enforcement and 
local criminal justice systems to facilitate a deportation pipeline that, rather 
than enhance public safety, destroys families, creates hardship, and 
undermines the goals of local governance. Meanwhile, the underlying human 
rights concerns persist due to this fundamental flaw in the policy of 
entanglement.

This Report analyzed the impact of this policy from a human rights 
framework, and the overarching conclusion is that the entanglement is 
structurally flawed and detrimental from a human rights perspective. 
Collateral enforcement of federal, civil immigration law through entanglement 
with local institutions of law enforcement and criminal justice creates a moral 
hazard giving rise to the specific violation of due process rights. Our 
investigation found that the added layer of immigration enforcement 
compromises human rights guarantees against arbitrary detention, 
overreaching interrogations, denial of counsel, and ex post facto enforcement. 
These human rights concerns persist at each iteration of the strategy, precisely 
because this commandeering of local institutions is fundamentally flawed. 
Significantly, the imposition of immigration enforcement in the local jails 
results in the discriminatory treatment of individuals on account of their 
national origin and alienage status.

Similarly, the entanglement produces a broader array of harms that 
undermine the goals of local governance. Our investigation analyzed the 
harmful effects it has in the community. The entanglement detracts from 
efforts at community policing and exacerbates problems of bias and racial 
profiling in law enforcement and the criminal justice system. The mixing of 
immigration with criminal enforcement feeds the unfair rhetoric of criminalizing 
immigrant communities. More directly, it cuts off the important local goal of 
rehabilitation of criminal offenders and restorative justice in our communities.
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The entanglement stigmatizes past offenders, and imposes additional 
punishment often harsher than the time they served in the system. The local 
collaboration with federal immigration enforcement wreaks havoc on and 
destroys families, separating children and spouses from their loved ones, 
producing increased levels of poverty, more precarious health situations, and 
adding to the burdens of the social welfare system. These are all human rights 
concerns as well.

Because the underlying ICE strategy remains intact, whatever restraints 
have been placed on the strategy through its various iterations can easily be 
unleashed through aggressive policies of future administrations. Uncritical 
acceptance of the policy of entanglement is no longer an option if the goal of 
Los Angeles County is to welcome and protect its immigrant population.

In the current context, Los Angeles County is poised to take a stand along 
with other local jurisdictions to preserve the independence of its institutions 
and pursue goals of local governance with respect to its large, thriving 
immigrant community.

By issuing this Report, prepared with the help of the International Human 
Rights Clinic of UCLA School of Law, the ICE out of LA Coalition hereby calls on 
the Board of Supervisors and the Los Angeles County Sheriff's Department to 
cease participation in and collaboration with the interior enforcement strategy 
of U.S, Immigration and Customs Enforcement, in exercise of their 
independent jurisdiction and responsibility to the people of Los Angeles 
County. Specifically, we ask the Board of Supervisors and LASD to;

1. Notify ICE in writing that, in the interest of a) preserving the integrity 
of its governmental functions and maintaining a clear division or federal 
and local governmental functions, b) protecting the human rights of all 
members of the community, and c) integrating immigrant communities 
into the public life of the County, the County will no longer participate 
in or collaborate with ICE enforcement programs, and the County 
criminal justice system and County jails will function independent of the 
federal immigration enforcement system;

2. Develop written policies to the effect that LASD will a) not respond to 
ICE detainer requests or requests for notification; b) no detainees will 
be held for ICE and no notification will be given for prior crimes of a 
detainee; c) ICE will not be given access to Los Angeles County jails for 
purposes of carrying out deportation and removal operations; d) LASD 
will not use financial, material, or personnel resources to investigate or 
assist in the enforcement of federal immigration; e) LASD will not 
participate in joint task force operations with ICE or the Department of 
Homeland Security; LASD will not request information about or 
otherwise investigate the immigration status of any person;
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3. Pass a resolution stating that Los Angeles County and LASD will oppose 
any registry based on religious Identity or national origin; and

4. Increase funding for services, intervention, treatment and rehabilitation 
programs to promote immigrant integration.

ICE Out of LA Coalition, in collaboration with the International Human Rights 
Clinic of UCLA School of Law

January 12, 2017
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Chapter 1: Introduction

The relocation of port activities away from central cities caused by

containerization and increasing space consumption by port industries has given many

cities new opportunities to redevelop their waterfronts (Hoyle, 1988). In the United

States, these waterfront redevelopments have often been associated with wider efforts

to revitalize troubled downtowns. American cities have replaced port-related and

industrial uses on the waterfront with offices, convention centers, retail

condominiums, entertainment and leisure venues, in an effort to attract service-

oriented businesses, new residents, and tourists to their troubled central cores.

Baltimore’s waterfront development has often been cited as a success in

turning around the fortunes of the city’s central core. Law (1988) credits

redevelopment in Baltimore’s Inner Harbor with promoting the city’s role as a tourist

center, and with transforming the city’s image and thus enabling it to attract

investments. Baltimore is often used as a case-study of what went right in the process

of waterfront development. Millspaugh (1993) attributes the Inner Harbor’s success

to the strong partnership between the city government and the business community.

In particular, he extols the role of the Charles Center-Inner Harbor Management, Inc.

in establishing an efficient “delivery system” for developers who wanted to invest in

the Inner Harbor (Millspaugh, 2001). Green (1999) praised Harborplace -a festival

marketplace developed by the Rouse company- for giving the waterfront a new focus

while recognizing the importance of the mix of recreational, cultural, and commercial

activities for the waterfront’s success. Robertson (1995) mentions Baltimore’s
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successful integration of private development and public space in his assessment of

downtown redevelopment strategies.

While waterfront development in the Inner Harbor has generally been

considered an achievement, Law (1988) cautions that it has not solved the problems

of the inner city and that large areas of poverty surround the city center. Furthermore,

investment on Baltimore’s waterfront may have caused disinvestment in other areas.

Zhu’s (2001) study of Baltimore’s office market points to the increased polarization

of the downtown market created by waterfront development: Class-A office space

backed by institutional capital and rented to financial institutions along the

waterfront, and increasingly Class-B offices owned by small investors and with

higher vacancy rates in the traditional Central Business District (CBD) north of

Lombard St. Levine (1987a) criticized Baltimore’s redevelopment strategy for

promoting uneven growth and creating a dual-city where the dynamics of the new

CBD and of the Inner-Harbor are increasingly distinct from those of the surrounding

neighborhoods. Levine’s criticism centers on the lack of positive spillover effects

from the waterfront to the surrounding communities; particularly on the opportunity

costs of investing the city’s resources in the central core and on the lack of well-paid

job creation for the low-income residents of the surrounding areas.

As commercial, leisure, and office developments filled downtown, residential

construction has spread along the waterfront to the east and south of the Inner Harbor.

New condominiums have brought new residents to neighborhoods such as Federal

Hill, Fells Point, and Canton. By the late 1980s these developments started to raise

concern amongst longtime residents over the spread of gentrification (Levine, 1987a).
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However, new residences have been concentrated along the waterfront to take

advantage of available land and water amenities and thus might not have affected all

areas of these neighborhoods evenly. Specifically, development on the shore may

have caused prices of properties near the water to rise dramatically while leaving

housing values in the rest of the neighborhoods unchanged.

Waterfront development can have two contrasting effects on the difference

between housing prices near the water’s edge and those farther inland through time.

Firstly, by converting port and industrial areas located along the shoreline into

attractive residential environments, it may cause property values near the water to

escalate while benefits may fail to spill over to neighborhoods in the hinterland. This

effect would create a gap in housing prices between an expensive waterfront and a

more affordable hinterland. Conversely, waterfront development can have the

spillover effect of spurring gentrification and increasing property values inland

through time as more investments are made in the private residences, commercial

establishments, and public spaces located farther and farther away from the water.

This secondary effect, which would take more time to develop, may partially offset

the first effect and thus cause the gap in prices between areas near the water and the

hinterland to decrease in the long run. Which of these effects prevails in the long

term will determine whether residential development along the waterfront of

residential neighborhoods has the same polarizing effect that office and retail

development has had on the CBD, as pointed out by Zhu (2001).

Despite a possible spillover effect of waterfront development on housing

prices in the hinterland, a differential in terms of prices between waterfront areas and
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the hinterland may persist even in the long run. This is due to the fact that some

amenities associated with waterfront locations such as views of the harbor, the

presence of a waterfront promenade, or the availability of marinas nearby can’t

spillover to inland areas. However, waterfront development may generate

investments in buildings located near the redeveloped areas, and generate

improvements in public spaces, schools, and security nearby. As areas in proximity

to the redeveloped waterfront get revitalized, improvements may start to reach

neighborhoods farther inland thus causing the difference in prices to narrow. This

process may be very slow, especially in residential neighborhoods where residents are

long-time owners and are unlikely to sell their homes in the short term despite

increases in land values. Also, a lack of vacant parcels inland can give developers

less opportunities to build housing with modem amenities there. Additionally, the

constmction of high-rises on the waterfront may limit any views that inland

neighborhoods may have had of the harbor. Furthermore, any spillover effect may be

hindered by barriers such as highways or rail-tracks that separate inland areas from

the redeveloped waterfront. Lastly, the very characteristics of the existing housing

stock may speed or slow down gentrification. If the original housing stock inland is

less appealing than housing near the water in terms of size or architecture,

gentrification may stop at a short distance from the waterfront.

While a difference between waterfront areas and the hinterland may persist, it

may narrow over time if the secondary spillover effect of waterfront development is

strong enough to counter the primary effect of escalating prices near the water. This

study is an attempt to identify whether this has been the case in eastern Baltimore: a
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section of the city which has experienced development along the waterfront since the

1980s and thus may have started to experience waterfront development’s spillover

benefits to inland neighborhoods. A hedonic model of property values can uncover

whether this has been the case by measuring the impact of the distance from the

waterfront on housing prices through time. A house is one of the largest investments

most households make and its price is determined by the characteristics of the

structure and of the lot, as well as neighborhood amenities. By measuring the

magnitude of the coefficient of distance from the water in a hedonic mode) through

time, we can see whether the secondary spillover effect of waterfront development

has been strong enough to reduce the gap in prices between waterfront areas and the

hinterland.
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Chapter 2: Literature Review

Hedonic estimation is used by researchers to measure the impact of

environmental amenities on the prices of housing by regressing environmental

amenities (or disamenities) as well as other neighborhood and individual housing

characteristics on observed prices in order to extract the impact of an environmental

amenity on the market price of housing (Boyle and Kiel, 2001). Much research has

focused on the impact of pollution as well as undesirable facilities such as power

plants or hazardous waste-sites on housing prices in surrounding neighborhoods.

Kohlhase (1991) analyzed the impact of Environmental Protection Agency (EPA)

announcements that a toxic site has been added to the Superfund list on housing

prices around the site by regressing the natural log of house prices on the distance

from the nearest toxic waste site, on a vector of housing characteristics, on

neighborhood characteristics and on seasonal dummies. She used separate

regressions for each time-period analyzed, as well as a repeat-sales model with time-

period dummy variables. Kiel (1.995) also investigated EPA announcements’ effects

on house prices in Woburn, Massachusetts by conducting separate regressions for six

time-periods. Kiel and McClain (1993) examined the impact of an incinerator from

the time its construction was first rumored through its years of operations on house

sales prices. The authors used separate regressions for each phase of the incinerator’s

lifecycle and a pooled regression in which they interacted the natural log of the

distances from the incinerator with the different time-periods dummy variables.

These studies, while focusing on different environmental disamenties, provide a
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useful framework for the analysis of waterfront development’s effects on house prices

in surrounding neighborhoods.

While several studies have been conducted on the impact of water and water-

quality on house prices, none of them address the impact of waterfront development

on the value associated with being located near the water through time. Brown and

Pollakowski (1977) studied the economic significance of undeveloped public land

along the water, Steinnes (1991) measured the impact of perceived water-quality on

land values, Garrod and Willis (1994) estimated the impact of waterside location on

house sales prices along canals in Great Britain, Leggett and Bockstael (1999)

measured the effect of water quality on property values along the Chesapeake Bay

using Maryland Property View data. All these studies establish the positive effects

of location near the water and of water-quality on property values nearby. However,

they don’t measure the effect of distance from the water caused by development on

the waterfront. This study differs both from the descriptive case-studies found in

numerous books on the subject of waterfront development and from house price

hedonic studies which focus on the impacts environmental goods by using hedonic

estimation to analyze the impact of waterfront development, as opposed to an

environmental disamenity, on house prices.



Chapter 3: Data

The area analyzed in this study is located east of Baltimore’s Inner Harbor and

extends from Jones Falls to East Avenue and from the Patapsco River to Baltimore

Street (See Figure 1). It includes Baltimore’s Ward 3, Ward 2, and most of Ward 1.

The study area is comprised of the neighborhoods of Little Italy, Fells Point, Upper

Fells Point, Perkins Homes, the Patterson Park Area, most of Canton and parts of

Highlandtown, of the eastern Inner Harbor, of Baltimore-Linwood, of Butcher’s Hill,

of Washington Hill, and of Jonestown. The study area has been home to a large

Eastern European community and has traditionally had a strong maritime character.

Its waterfront has undergone major transformations since the!980s as new

condominiums and townhouses were built where port and industrial facilities once

stood. While this transformation has already changed the face of the waterfront

substantially, more developments are underway.

Data from the 2000 U.S. Census for Baltimore’s tract 101, 102, 103,104,105,

201, 202, 203, 301, 302, which correspond closely, albeit not perfectly, to the

analyzed area, reveal substantial differences between the study area and the city as a

whole. While 71 % of the population of the analyzed tracts was white in 2000, the

majority of the population in the city of Baltimore was black and only 31.6% was

white. Furthermore, the study area’s tracts’ median household income, at $36,018 in

2000, was approximately $6,000 above the median household income for the city as a

whole; the analyzed tracts’ median house value, at $89,072 for single-family owner-

occupied homes was almost $20,000 above the figure for Baltimore City. The data

on incomes and housing values thus indicate that the study area was better off
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economically than the rest of the city in 2000. An economically thriving area may be

welcome news in a city that has lost 11.5% of its population and 76,799 jobs between

1990 and 2000 (Cohen, 2001, p. 418 and 419). The City of Baltimore has suffered

tliin the second half of the 20 century from the same problems that have plagued other

industrial cities in the north and Midwest: a declining industrial base, white-flight,

abandonment of houses, and blight. Thus gentrification caused by waterfront

development may be accepted by the municipality as a way to increase the city’s tax

base.

The study area is well suited for an analysis of waterfront development’s

effects on surrounding properties because it is large enough to contain a variety of

small neighborhoods as well as a variety of developments on the waterfront including

high-rise and mid-rise condominiums, and townhouses. Furthermore, there are no

major barriers between the waterfront and the rest of the neighborhoods. Lastly,

development on the study area’s waterfront started decades ago and has had enough

time to have a substantial impact on the surrounding neighborhoods. Thus it is

possible to analyze whether redevelopment on the waterfront has spurred substantial

investments in the housing stock located in the hinterland thus causing prices inland

to increase or whether any spillover effect is overshadowed by the rise in prices of

housing near the water.
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Figure 1: location of the study area
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The data used in this study consists of last-year sales of residential properties

in the study area obtained from the Maryland Property View 1997, 2000, and 2003

CDs. These three-year intervals were used because they coincide with the three-year

tax assessment intervals of the study area. Therefore, each CD contains up-to-date

assessments of each property’s value. Since sales data collected by Property View

each year ends at a different month (usually in the second or third quarter of the year),

one entire twelve month period of sales was collected starting from the date closest to

one year prior to the last date in which sales are available. Thus the 1997 dataset

contains sales from 03/04/1996 to 01/22/1997, the 2000 dataset contains sales from

06/20/1999 to 06/19/2000, and the 2003 dataset consists of sales from 09/11/2002 to

09/10/2003. Lastly, only arms-length transactions were included.
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Due to the incorrect geo-coding of a large number of observations in the

Maryland Property View point layers and due to the absence of quality data on the

size of each parcel sold, observations from the Property View databases were

matched to their parcels obtained from a 2003 Baltimore City parcel layer by joining

their block-lot numbers. The lot-sizes as well as the centroids from the parcel layer

were then used in the analysis. This necessary process resulted in the exclusion of

parcels that were subdivided between 1997 and 2003. It also resulted in the exclusion

of condominiums, which constituted 6.67% of all residential sales in the three time-

periods analyzed, from the study because their block-lot numbers didn’t correspond to

any parcel in the parcel layer. Lastly, this process assumes that the size of parcels

whose block-lot number and address didn’t change remained the same between 1997

and 2003. While this assumption is not true in all cases, it is probably rather

reasonable for the overwhelming majority of observations in the study area.

Furthermore, due to the presence of some observations with extremely low prices or

very high prices, the dependent variable was regressed on the natural log of the total

assessed value and the observations above three standard deviations were eliminated

from the final analysis.

The hedonic regressions used in this study are specified in log-log form: this

was the functional form which gave the best fit to the data. The natural log of deflated

sales prices is the dependent variable. The independent variables include the natural

log of the deflated assessed improvement value and the natural log of the lot size in

order to control for characteristics of the buildings as well as of the lots. Prices and

improvement values were deflated using a shelter-cost deflator for metropolitan areas
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in the South with over 1.5 million residents obtained from the Bureau of Labor

Statistics. The natural log of distance from the CBD was included as an independent

variable to control for the potential amenity factor of being located near the

employment centers, services, and retail located in the CBD. Buffers of 200 meters

were created around the Perkins Homes (a public housing development located in the

western portion of the study area) and around Patterson Park (a large park on the

north-eastern end of the study area) to control for their effects on surrounding house

prices. Furthermore, buffers of 50 meters along roads designated as urban arterials by

the National Transportation Atlas were created to control for the negative effects of

traffic and noise on housing facing busy streets. Finally, the natural log of the

distance from the waterfront was included in the analysis. As with the natural log of

the distance from the CBD, it is assumed that distance from the harbor will decrease

house prices at a decreasing rate. Variables definitions can be found in Table 1,

whereas statistics for the variables can be found in Table 2 and Table 3.
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Table 1: variable descriptions

Name Description
Inprice
Inimprov
Inlotsqm
Inartbuf
Indwater
indcbd
Inbufph
Inbufpp

Natural log of defiated sale's price
Natural log of deflated assessed improvement value
Natural log of lot size (in square meters)
Natural log of transformed 50 meters urban arterial buffer
Natural log of distance from the waterfront
Natural log of distance from the CBD
Natural log of transformed 200 meters around Perkins Homes
Natural log of transformed 200 meters around Patterson Park
Dummy variable for sales extracted from the 2000 MD 
Property View dataset
Dummy variable for sales extracted from the 2003 MD 
Property View dataset
Interaction term between natural log of distance from the 
waterfront and year dummy variables 
Interaction term between natural log of distance from the CBD 
and year dummy variables
interaction term between the Perkins Homes buffer and year 
dummy variables
Interaction term between the Patterson Park buffer and year 
dummy variables

year2000

year2003

IndwaOO, Indwa03

IndcbdOO, Indcbd03

InbfphOO, Inbfph03

InbfppOO, Inbfpp03

Table 2: data sample statistics of single-year models: mean (standard 
deviation), minimum, maximum

Name 1997 Dataset 2000 Dataset 2003 Dataset
Mean Mean Mean
(St. (St. (St.

Min.
8.07

Dev.)
10.29
(0.68)

10.04
(0.61)

Max.
12.03

Min.
6.36

Dev.)
10.58

Max,
12.37

Min.
7.79

Dev.)
11.11
(0.61)
10.47
(0.69)

Max.
12.56Inprice

(0.74)
10.16
(0.65)

Inimprov 7.25 12.01 6.77 11.86 6.72 12.19

Inlotsqm 3.64 4.48 6.34 3.43 4.46 6.36 3.42 4.47 5.57
(0.29) (0.32) (0.31)

Inartbuf 0 0.16 1 0 0.22 1 0 0.18 1
(0.37) (0.41) (0.39)

indwater 3.26 6.09 7.29 3.24 6.16 7.31 3.4 6.15 7.31
(0.69) (0.62) (0.60)

Indcbd 5.7 7.59 8.01 5.14 7.56 8.02 5.53 7.58 8.02
(0.37) (0.40) (0.36)

inbufph 0 0.06 1 0 0.02 1 0 0.01 1
(0.23) (0.14) (0.12)

Inbufpp 0 .39 1 0 0.35 1 0 0.34 1
(■49) (0.48) (0.48)
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Table 3: data statistics of pooled model: mean (standard deviation),
minimum, maximum

Pooled Dataset
Mean 
(St, Dev. 

10.75 
(0.74) 
10.26 
(0.69)

Variable
Name
Inprice

Variable
Name
Indcbd

Mean 
(St, Dev.)Min.

6.36
Min.
5.14

Max.
12.56

Max.
8,027.57

(0.38)
Inimprov IndcbdOO6.72 12.19 0 3.00 8.02

(3.71)
Inlotsqm 3.42 Indcbd03 04.47 6.36 3.10 8.02

(0.31) (3.73)
Inartbuf Inbufph0 0.19 1 0 10.03

(0.39) (0.16)
InbfphOOyear2000 0 00.40 1 10.01

(0.49) (0.09)
Inbfph030.41 1 0year2003 0 0.01 1

(0.49) (0.08)
Indwater 3.24 Inbufpp 06.14 7.31 0.35 1

(0.62) (0.48)
IndwaOO InbfppOO2.44 00 0.147.31 1

(0.34)(3.04)
Indwa03 Inbfpp03 02.52 7.310 0.14 1

(3.05) (0.35)
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Chapter 4: Results

The hedonic model was estimated in two ways, similarly to the study

conducted by Kiel and McClain (1995): using separate regressions for each year, and

using a pooled regression for the entire sample with interaction terms of the distance

variables and year dummy variables. Due to the presence of heteroskedasticity,

detected in the single-year regression as well as in the pooled regression by the

Breusch-Pagan / Cook-Weisberg test, robust standard errors were used in all models.

The results of the separate regressions are presented in Table 4. The variable of

greatest interest to this study is the coefficient of the natural log of distance from the

waterfront: observing its changes through the three analyzed time-periods can reveal

whether waterfront development’s primary effect of causing prices near the shore to

escalate has prevailed over the secondary effect of generating investments in

neighborhoods located progressively farther inland in a span of six year or whether

the opposite is true. The changes in the coefficient from small, negative and

insignificant in 1996/1997, to more negative and significant in 1999/2000 seem to

indicate that waterfront development has increased the importance of distance from

the water as a factor in the determination of house prices through time. It is

particularly surprising that this variable is insignificant in 1996/1997 considering that

several waterfront projects were constructed in the 1980s and should have had a

substantial impact on house prices near the water by 1996/1997. Therefore, whereas

we cannot state that distance from the waterfront had an impact on prices in

1996/1997, the regression results indicate that in 1999/2000 a 1% increase in distance

from the waterfront led to a 0.25% decrease in sales prices. However, while the
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coefficient changed substantially from the 1996/1997 period to the 1999/2000 period,

it remained almost constant from the 1999/2000 period to the 2002/2003 period. This

indicates that neither of the two main effects waterfront development has on the gap

between property prices prevailed in this three-year interval and that perhaps an

equilibrium between the two effects may have been reached in the study area.

Nonetheless, generally the results are consistent with the hypothesis that waterfront

development has caused property prices near the waterfront to escalate compared to

those located further inland, thus increasing the difference between gen trifled areas in

proximity of the water, and the rest of the neighborhoods which are gentrifying more

slowly.

Other variables included in the single-year models are generally consistent

with expectations. The coefficients of the natural logs of improvement values and of

lot sizes are positive and highly significant. Location along urban arterials seems to

have had a negative and significant impact on house prices in 1996/1997 and in

1999/2000 but seems to have no impact in 2002/2003. Interestingly, distance from

the CBD is insignificant in the first year analyzed but becomes positive and

significant in second and third year. Perhaps this is caused by perceptions of crime in

the areas of the traditional CBD. Being located within 200 meters from the Perkins

Homes did not have a significant impact on surrounding property prices in any of the

years under study, probably due to the low number of observations within 200 meters

from the public housing site. However, location near Patterson Park had a negative

and significant impact on prices in two of the three years analyzed: while this is
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surprising, it could be caused by possible negative connotations attached to the park if

it is used by homeless persons or other undesired users.

Table 4: regression estimates for single-year 
regressions

1997
Dataset

2000
Dataset

2003
Dataset

**** 2.57 3.98constant 3.37
(0.98)
[3.45]

(0.65)
[3.97]

(0.57)
[6.95]

Inimprov ** 0.48** **0.67 0.52
(0.07)
[9.22]

(0.05)
[10.33]

(0.03)
[15.81]

Inlotsqm **• **0.18** 0.43 0.35
(0.07)
[6-19]

-0.15
(0.05)
[-3.04]
-0.25
(0.03)
[-7.31]

(0.08)
[2.14]
-0.13* **
(0.08)
[-1.74]
-0.08
(0.05)
[-1.58]
-0.01
(0.09)
[-0.08]
-0.15
(0.18)
[-0.80]
-0.20
(0.06)
[-3.60]

(0.05)
[7.53]
-0.06
(0.04)
[-1.44]
-0.23
(0.03)
[-8.72]

Inartbuf

Indwater ** **

Indcbd ** **0.37 0.21
(0.06)
[6.36]
-0.02
(0.18)
[-0.11]

-0.12
(0.04)
[-2.66]

(0.05)
[4.39]
-0.13
(0.11)

[-1.15]
-0.04
(0.03)
[-1.31]

Inbufph

Inbufpp ****

R squared 
Observations

0.45 0.610.49
798 821394

Note: numbers in round parentheses are standard errors and numbers in 
square parentheses are t statistics

* Significant at 10%

** Significant at 5%

The results from the pooled model are presented in Table 5 and seem to be

consistent with the results from the single-year regressions. The natural log of the

distance from the water seems to have a negative impact on housing prices already in

the 1996/1997 period. The interaction variables between the natural log of distance

17
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from the waterfront and the 1999/2000 and 2002/2003 dummy variables show that the

impact of distance from the waterfront on market prices increased from 1996/1997 to

1999/2000 but didn’t change significantly between 1999/2000 and 2002/2003.

Differences between the pooled regression’s coefficients and the coefficients from the

single-year regressions are not sizable and are due to the fact that the coefficients of

certain explanatory variables are kept constant through time in the pooled model

whereas they are allowed to vary in the single-year models. The results from the

pooled model validate those from the single-year regressions and show that the

benefits of waterfront development have not spread equally throughout the study area.

The coefficients of other variables in the pooled regression are generally

consistent with those from the single-year regressions: the coefficients of the natural

log of the improvement value and of the natural log of the lot size are positive and

significant. The coefficients of the natural log of distance from the CBD and of its

interaction terms are similar to those from the separate regressions in the time-periods

1999/2000 and 2002/2003 and indicate a positive effect associated with being located

far away from the CBD. The coefficients are different, however, for the year

1996/1997: whereas the single-year regression indicates an insignificant impact of

distance from the CBD on prices, the pooled model points to a positive and

significant, albeit small, impact in the same time period.

Proximity to the Perkins Homes was insignificant in all three time-periods, as

it was in the single-year regressions. The impact of proximity to Patterson Park,

however, changed from negative and significant in the 1996/1997 period to positive

and marginally significant in the 2002/2003 period, thus indicating a stronger
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turnaround of the park’s amenity value to the housing market than the single-year

models had revealed. Lastly, the year 2000 dummy variable has a negative and

significant coefficient, despite the fact that the average deflated sales price in

1999/2000 was higher than the average deflated sales price in 1996/1997. Hence the

coefficient indicates that the higher deflated sales prices were more than compensated

by changes in other explanatory variables and in their coefficients.

Table 5: regression estimates from pooled model

Indcbd **4.00 0.03constant
(0.68)

[5.91]
(0.09)
0.40

IndcbdOO0.52 0.33inimprov
(0.03)
[19.92]

(0.10)
[3.27]

Indcbd03Inlotsqm 0.36 ** 0.16
(0.04)
[9.95]

(0.10)

[1.63]
-0.13
(0.18)
[-0.72]

Inartbuf ** Inbufph-.11
(0.03)
[-3.82]
-1.57
(0.73)
[-2.14]

** InbfphOO 0.10year2000
(0.25)
[0.42]
-0.02
(0.21)

[-0.11]

-0.17

Inbfph03year2003 0.03
(0.70)
[0.04]

-0.12 InbufppIndwater •** **

(0.04)
[-2.83]

(0.06)
[-2.81]

InbfppOOIndwaOO -.11 0.04
(0.05)
[-2.02]

-0.11
(0.05)
[-2.26]

(0.07)
[0.55]
0.13*
(0.07)
[1.88]

Inbfpp03Indwa03 **

R squared 
Observations

.61
2012

* Significant at 10%. ** Significant at 5%

Figure 2 is derived from the single-year regressions and shows the effect of

distance from the waterfront on predicted deflated sales prices of houses with other
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1996/1997

1999/2000

2002/2003

characteristics corresponding to the means presented in Table 2. The graph shows

that deflated sales prices in the study area have increased independently of distance

from the waterfront in the span of six years. In contrast to this trend, an analysis of

deflated sales prices of residential non-condominium improved properties with a price

above zero in Baltimore City reveals that the deflated average sales price decreased

from $53,732 in the 1996/1997 period to $39,970 in the 1999/2000 period only to rise

back to $53,231 in the 2002/2003 period, thus remaining essentially flat in the six

years analyzed.

Figure 2: effect of distance on predicted deflated house prices from single-year
regressions
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While deflated sales prices increased throughout the study area, the most

dramatic increases have occurred near the waterfront, as shown by the spike in the

prices of properties located on the shore. The sales price for a dwelling with average
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characteristic located 50 meters from the waterfront has increased from $33,075 in

the 1996/1997 period to $115,293 in the 2002/2003 period, or 249%, whereas the

sales price for a dwelling with average characteristic located 1 kilometer away from

the waterfront increased from $26,027 to $57,885, or 122%. Therefore, the deflated

sales price of a dwelling located very close to the waterfront increased twice as much

as the price of a dwelling located a kilometer away from the waterfront in percentage

terms.

A comparison of the different curvatures of the three lines also reveals the

ripple-effect that waterfront development is having by causing gen trifle ation to spread

farther inland through time. Whereas the sales prices of two properties located 200

and 500 meters from the waterfront respectively would have been almost the same in

the 1996/1997 period, the price of the property located 200 meters from the

waterfront would have been substantially higher than the other one in the 2002/2003

period. Perhaps more years of data will show that the curvature will continue to

change in the future as gentrification spurred by waterfront development expands

inland. Furthermore, since prices decline with distance from the water, it is possible

to see at which distance from the waterfront predicted prices in the study area

intersect with the average prices in the city of Baltimore in the three analyzed time

periods. Figure 3 shows the predicted deflated housing prices in the study area at

various distances through time as well as the average price of residential, improved,

non-condominium sales above zero in Baltimore. Since Baltimore’s deflated average

sales price in the 2002/2003 period was almost equal to the deflated average sales

price in the 1996/1997, the two lines overlap in the graph. The graph indicates that,
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whereas none of the predicted prices is as high as the average price in the city of

Baltimore in the 1996/1997 period, properties located approximately 390 meters from

the waterfront would have sold at the average sales price in the city of Baltimore in

the 1999/2000 period, and properties located approximately 1440 meters from the

waterfront would have sold at the average sales price in the city of Baltimore in the

2002/2003 period. Therefore waterfront development has lifted prices of properties

located farther and farther inland above the average sales price in the city.

Figure 3: predicted deflated sales prices in the study area and average deflated
sales price in the city of Baltimore
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Chapter 5: Conclusions

This study analyzed the impact of waterfront development on the housing

market in a study area east of the Inner Harbor by measuring the effect distance from

the water has had on house prices through six years. The results indicate that

development on the waterfront has had a positive impact on prices in the entire study

area between 1996 and 2003, but that this impact has been far more pronounced on

the prices of properties located within a short distance from the water. While

waterfront development is causing positive spillover effects to house prices to spread

progressively inland, this effect is still overshadowed by the rise in prices for

properties located very close to the shore. These three effects combined have

increased the gap in prices between properties located near the water and those in the

hinterland. Unlike Zhu’s (2001) study of Baltimore’s CBD, this analysis doesn’t

seem to indicate that waterfront development has shifted capital from the

neighborhoods of the study area located far away from the water to those located near

it. To the contrary, waterfront development in residential districts of the city has had

a positive effect on prices for all properties in the analyzed area. However, the results

also indicate that, by causing an escalation in prices of properties in very close

proximity to the water, residential waterfront development has promoted uneven

growth in housing prices in the study area.

This research paper has several limitations that warrant attention. By being

limited to a specific area of Baltimore, the results of the study are not generalizable to

neighborhoods that experienced waterfront development in other cities. In particular,

the fact that the study area has been majority white, may have influenced the speed at
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which gentrification has spread inland. Furthermore, while results indicate that prices

increased throughout the study area in the six year analyzed, how much of that

increase was due to the effects of waterfront development and how much was due to a

more general “back to the city” movement, which may have occurred even if

waterfront development hadn’t taken place, is not known.

This study is limited in its scope since it is an attempt to measure the impact

development on the waterfront has had on neighborhoods intended as geographic

entities. It does not measure the impact waterfront development has had on the

residents of the surrounding neighborhoods and it does not attempt to accurately

identify the winners and the losers from the process of gentrification that waterfront

development has engendered. Increased housing values can be a mixed blessing for

property owners: they increase the owners’ net-worth and enable them to take out

loans based on the higher value of their real-estate assets but they also result in higher

property taxes. Overall, households owning property near the water who desire to

move out might be the biggest beneficiaries from waterfront development. Renters

might be amongst the biggest losers as higher land values cause rents to increase.

Furthermore, low-income homebuyers may find themselves unable to afford a home

in the study area, which raises questions as to whether the municipality should

promote income diversity through legislation such as the inclusionary zoning bill that

would require developers to include affordable units in their residential projects

currently being considered by the City of Baltimore (Rosen, 2006). Furthermore,

while this study’s results indicate that waterfront development has had positive

spillover effects to surrounding communities in terms of property prices, they also
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validate Levine’s assertion that waterfront development has created uneven patterns

of growth (1987a). Nonetheless, by focusing exclusively on housing prices, this

analysis is limited in that it doesn’t address the specific points concerning

employment creation raised by Levine.

Future research comprising more years of data might help shed more light on

the long-term effects on prices caused by waterfront development. Furthermore,

research on residential neighborhoods that experienced waterfront development in

other cities might uncover similarities and differences with Baltimore’s experience.

More research on the quantity and type of jobs created in newly redeveloped

waterfront areas is needed to determine employment benefits of redevelopment which

may go well beyond surrounding neighborhoods. Even if waterfront development has

a positive impact on a small geographical area in terms of prices, it may positively

impact the whole city if it generates higher revenues for the municipality. A study

comparing higher property tax revenues generated by waterfront development and the

costs associated with servicing newly redeveloped waterfront areas such as increased

police protection, transit, or infrastructure provision, could determine the net benefits

of waterfront development to municipal coffers and may provide fresh evidence to the

debate between Levine (1987b) and Berkowitz (1987) on whether redevelopment in

the central core can really benefit everyone.
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Wiped Out by the "Greenwave":
Environmental Gentrification and the Paradoxical 
Politics of Urban Sustainability

MELISSA CHECKER
Queens College and The Graduate Center, City University of New York

Abstract
This essay examines the intersection of environmental justice activism and state- 
sponsored sustainable urban development—how is environmental justice activism 
enabled or disabled m the context of rapid urban development, consensual politics and 
the seemingly a-polidcal language of sustainability? Drawing on ethnographic research 
conducted in the Harlem neighborhood of New York City, I define a process I refer to 
as "environmental gentrification, ” which builds on the material and discursive successes 
of the environmental justice movement and appropriates them to serve high-end devel
opment. While it appears as politically-neutral, consensus-based planning that is both 
ecologically and socially sensitive, in practice, environmental gentrification subordinates 
equity to profit-minded development. I propose that this process offers a new way of 
exploring the paradoxes and conundrums facing contemporary urban residents as they 
fight to challenge the vast economic and ecological disparities that increasingly divide 
today’s cities. [Environmental gentrification, environmental justice, just sustainability, 
New York City)

n early January 2010, I climbed the polished marble stairs of the New York 
Public Library’s 115th Street branch and entered its stately, high-ceilinged 
meeting room. The library, a historic landmark building that recently cel

ebrated its centennial, sits on the western edge of a complicated intersection in 
Central Harlem. Three wide avenues form a triangle that is bisected by a fourth 
major thoroughfare, creating two triangular “pocket" parks. In this case, both 
parks are small cement-covered islands, inhabited by a few strands of grass, some 
tattered benches, discarded cigarettes, empty bottles and frequently, homeless 
people. I had gone to the library that January evening, to attend a public 
meeting sponsored by the Harlem Community Development Corporation 
(HCDC) to “engage the Harlem community in a discussion of how to improve 
[their] lives as pedestrians in an era of green awareness" (Harlem CDC 2010:2). 
Specifically, the HCDC proposed closing off two blocks between 115th and 117* 
Streets and expand the two triangle parks to create one, large green space. 
According to an HCDC newsletter, the park would “ ‘green’ the physical envi
ronment, improve local air quality and give some more breathing room to 
Harlem’s increasingly dense residential population” (Harlem CDC 2010:2). At 
the head of the meeting room, colorful photos of gardens, benches, people 
feeding pigeons and kids playing arranged on a poster-board depicted the 
HCDC’s vision, which they had named “the GreenX Change.”

However, for the approximately 50 local residents who filled the room, the 
photos did not necessarily represent die best way to “improve their lives,” and 
the definition of "green awareness" was open to interpretation. For instance,
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meeting-goers pointed out that they had been asking the city to improve the 
triangle parks for years. Only now that luxury condos surrounded the parks the 
city was responding. One Community Board 10 member noted that this was not 
the first time the HCDC has proposed such a project. “Initially, this was about 
commercial space zoning—now they’re saying it’s about ‘green.’ Why?’’ Several 
residents asked who, really, stood to profit from this project. Local ministers were 
among the project’s most vocal opponents—many of their parishioners traveled 
to Harlem from other parts of the metropolitan area, and they relied on every 
parking space they could find. Others wondered whether congestion caused by 
closing off the streets would worsen Harlem’s air quality and negate the benefits 
of new green space. Finally, one woman questioned the HCDC’s most basic 
assumptions, “Kids have plenty of places to play around here. We already have 
three parks nearby. We need an adult park. I need a place to go and smoke a 
cigarette and hang out and shoot the shit... This is retarded.” Suddenly, 
meeting attendants wanted to know who was looking out for the “winos” and 
homeless people that currently populated the park.

Green X:Change planners appeared surprised at these reactions. On its face, 
the project offered Harlem something that it badly needed. The area’s per capita 
green space was the lowest in the borough while both its poverty levels and its 
asthma rates had historically been among the highest.' A joint effort by HCDC 
(an arm of the city’s larger economic development corporation), Community 
Board io, Central Harlem’s local representative body, and the Department of 
Transportation (DOT), the Green X:Change represented an important piece of 
Mayor Bloomberg’s long-range sustainability plan, also known as PlaNYC 2030.1 
In the plan, Bloomberg promised to create 480 new "pint sized parks” through
out the five boroughs, and the DOT had recently received a federal grant to 
initiate such projects. In addition, as the HCDC newsletter explained, the 
Green XrChange would “promote sustainable economic development and com
munity revitalization" while “color(ingl St. Nicholas Avenue a more prosperous 
shade of green” by promoting the growth of restaurants and other small busi
nesses (Harlem CDC 2010:2). Yet, Harlem was already seeing an influx of 
economic development. In 2007, the same year that PlaNYC was launched, the 
average sale price of an apartment reached $895,000, a price that was 93 percent 
higher than it was at the end of 2006 (Haughney 2008). No wonder the 
long-term Harlemites that populated the Green X:Change meeting were skep
tical. For whom was the project making Harlem sustainable? Surely, it was not 
the homeless people or those residents who just wanted a place to “shoot the 
shit.”

The drama that unfolded at the Green X:Change is being replayed in major 
cities around the world, as low income residents challenge contradictory and 
selective sustainable policies that threaten their displacement. I argue that these 
challengers face a pernicious paradox—must they reject environmental ameni
ties in their neighborhoods in order resist the gentrification that tends to follow 
such amenities? What happens to environmental justice activism when it meets 
scate-sponsored sustainable urban development? How is it enabled or disabled in 
the context of rapid urban development, consensual politics and the seemingly 
a-political language of sustainability? This essay addresses such questions 
through ethnographic research conducted in the Harlem neighborhood of New 
York City from 2007-2011. Bringing together scholarship on urban redevelop
ment, sustainability and environmental justice, I define a process that I refer to 
as environmental gentrification. I propose that this process offers a new way of sustainable urban 
exploring the paradoxes and conundrums facing contemporary urban residents 
as they fight to challenge the vast economic and ecological disparities that 
increasingly divide today’s cities.

What happens to

environmental

justice activism 

when it meets

state-sponsored

development?
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Environmental gentrification describes the convergence of urban redevel
opment, ecologically-minded initiatives and environmental justice activism in 
an era of advanced capitalism. Operating under the seemingly a-politicaf rubric 
of sustainability, environmental gentrification builds on the material and discur
sive successes of the urban environmental justice movement and appropriates 
them to serve high-end redevelopment that displaces low income residents. 
Materially, the efforts of environmental justice activists to improve their neigh
borhoods (i.e. the removal of environmental burdens and the installation of 
environmental benefits) now help those neighborhoods attract an influx of 
affluent residents. On the discursive side, environmental gentrification selec
tively adopts a language of sustainability, also put forward by environmental 
justice activists. Thus, while it appears as politically neutral planning that is 
consensual as well as ecologically and socially sensitive, in practice it subordi
nates equity to profit-minded development. Importantly, my intent in this essay 
is not to make a causal connection between the successes of environmental 
justice activists and gentrification, or to propose that environmental justice 
causes gentrification. Rather, I wish to examine the unintended consequences of 
environmental justice activism and how it gets swept up in the multiplicity of 
factors that foment gentrification and displacement. By asking how environ
mental justice activists and their constituents navigate this paradoxical situa
tion, 1 also gain insight into some of the implications of environmental 
gentrification for contemporary urban planning and politics.

Certainly, environmental gentrification does not mark the first time that 
low income residents’ efforts to improve their neighborhoods have been 
co-opted; nor is this the first time that a positive and politically neutral dis
course has masked unequal urban development. Indeed, I argue that environ
mental gentrification is both old and new. On one hand, 1 argue that it marks 
a recent iteration of old discourses about urban reform, renewal and revital
ization, which similarly masked inequitable urban development. But, on 
another hand, environmental gentrification reflects political, economic and 
social contexts that are unique to this particular historic moment. More spe
cifically, environmental gentrification operates through a discourse of sustain
ability which simultaneously describes a vision of ecologically and socially 
responsible urban planning, a “green" lifestyle which appeals to affluent, eco- 
conscious residents, and a technocratic, politically neutral approach to solving 
environmental problems. 1 argue that this particular combination reflects a 
move towards a new form of politics, which some scholars refer to as the “post 
political.” According to Slavoj 2ifek, this mode of governance shies away from 
traditional, conflictual politics in favor of policies set forth by “enlightened 
technocrats (economists, public opinion specialists...) via the process of 
negotiation of interests, a compromise is reached in the guise of a more or less 
universal consensus.” (1999:198). For Eric Swyngedouw this consensus serves 
a neoliberal order in which governments fail to address citizens’ most basic 
needs in order to subsidize che financial sector and take on grandiose projects 
designed to attract global capital (2007). I argue that environmental gentri- 
fication follows this pattern, becoming a mode of “post-political” governance 
that shuns politics and de-links sustainability from justice. Thereby, it disables 
meaningful resistance.

1 begin by introducing New York City’s sweeping but contradictory sustain
ability plan. 1 then review recent scholarship that critically examines such 
contradictions, including the absence of environmental justice principles in 
sustainable urban planning. As I point out, these scholars rarely recognize the 
presence of environmental justice in sustainable urban development—or the 
ways in which it has historically facilitated gentrification. 1 next review schol-
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arship chat addresses the historic role that green space has played in urban 
redevelopment, imaginaries about social reform, and discourses that legitimate 
uneven urban geographies. Turning to the case of Harlem, I show how for 
generations it bore the brunt of Manhattan’s toxic waste. Until, that is, some 
local residents began to fight for environmental justice. Yet, just as their most 
hard-fought baccles were being won, the neighborhood began to change— 
zoning changes primed Harlem for gentrification which peaked along with an 
ambiguous and often contradictory rubric of sustainability. 1 thus examine how 
accivists and long-term residents navigated and resisted the paradox presented 
by environmental gentrification. 1 conclude by arguing that environmental 
gentrification moves community groups into a technocratic dialogue. In turn, 
sustainability planning becomes part of a post-political project based on tech
nocratic, deliberation and consensus, which sidelines questions of real political 
inclusion and justice.

Selective sustainability and environmental justice:

an ethnographic account
n Earth Day 2007, Mayor Michael Bloomberg launched New York 
City’s first long-range plan, amid great fanfare. For the first few years of 
his administration, Bloomberg had drawn fire for lagging behind cities 

like London and Paris that were viewed as being on the cutting-edge of sustain
ability planning. Already, sustainability had become a ubiquitous strategy for 
rebranding major urban centers and establishing their competitiveness in a 
global marketplace for commercial and residential investment (see McDonogh 
this volume). With the release of PlaNYC 2030 (also known as “PlaNYC: A 
Greener, Greater New York") Bloomberg repositioned himself as a top con
tender in the sustainable city race. With 127 separate initiatives, the plan laid 
out sweeping and lofty goals for New York City, ranging from increasing afford
able housing to increased park access to reducing citywide carbon emissions by 
30 percent below 2005 levels by 2030.*

However, some critics pointed out important contradictions between the 
plan’s stated goals and the city’s redevelopment initiatives. For instance, one of 
the most publicized parts of the plan includes the planting of one million street 
trees by 2030, but the city also approved large-scale developments that 
destroyed hundreds of existing trees (Mason 2008). Similarly, while the plan 
promotes biking and transit-oriented development, the mayor’s office has also 
encouraged several large-scale car-based development projects.4 In addition, 
new waterfront developments proliferate along New York City’s coasts, regard
less of the plan’s warnings about sea level rise (Checker 2008a). Indeed, during 
Bloomberg’s mayoral tenure an unprecedented number of rezoning measures 
resulted in a massive increase in residential units, most of them targeted 
towards high-end renters and buyers (Furman Center 2009). Meanwhile, the 
number of homeless families in New York City shelters hit all-time record 
levels in 2010, reaching the highest levels since the Great Depression 
(Routhier 2010). Finally, critics have shown how despite the fact that the plan 
includes an entire chapter devoted to public participation, it was written 
mostly by an independent consulting firm with minimal public input (Angotti 
2010; Katz and Baron 2011).

Such contradictions are mirrored in cities across the globe, as economic and 
ecological disparities widen while municipal leaders tout definitions of sustain
ability that are premised, at least discursively, on the interconnectedness of

O
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ecological and social issues (Warner 2002; Krueger and Gibbs 2007; Krueger and 
Agyeman 2005; Agyeman et al. 2003). An emerging literature addresses the 
contradictory relationship of sustainable policies to inequitable urban redevel- 
opinent. Hagerman {2007) for instance, looks at Portland, Oregon (often held 
up as an icon of urban sustainability) and finds that the production of new green 
spaces appealed to very specific and elitist visions of “liveability” while forcing 
low income housing and service agencies to fight their own displacement. 
Pearsall and Pierce (2010) examine the sustainability plans of 107 US cities and 
evaluate how many of those include environmental justice both conceptually 
and as part of their sustainability indicators- Similarly, Finn and Mccormick 
(2011) study the climate change plans of three major US cities and find that, 
despite stated holistic visions, they fail to attend to issues of equitable economic 
development and environmental justice. As the latter two of these studies find, 
as sustainability becomes a pervasive framework, it concentrates increasingly on 
issues such as climate change, and environmental amenities (i.e., parks, trees, 
open spaces). These policies, however, eclipse the long-standing issue of 
unequally distributed environmental burdens (i.e., toxic waste facilities, bus 
depots, waste producing industries) in low income neighborhoods and commu
nities of color.

More macroscopic analysts bring critical sustainability studies together with 
recent scholarship on an era of “post-politics.” These scholars posit that the last 
few decades have been characterized by deepening processes of de-politicization 
characterized by technocratic management and consensual policy-making 
which disallow spaces for conflictual politics and the imagining of alternative 
modes of governance (Swyngedouw 2009). Or, as Diken and Laustsen write, 
“(ejverything is politicised, can be discussed, but only in a non-committal way 
and as a non-conflict. Absolute and irreversible choices are kept away; politics 
becomes something one can do without making decisions that divide and 
separate" (2004: 7). Contemporary fixes to environmental issues, especially 
climate change, provide a prime example of the rise of technocracy, managerial 
governance and consensual politics. As geographer Eric Swyngedouw explains, 
sustainability is built on

the basic vision that techno-natural and socio-metabolic interventions 
arc urgently needed if we wish to secure the survival of the planet and 
much of what it contains.. Difficulties and problems, such as environ
mental concerns that are generally staged and accepted as problematic 
need to be dealt with through compromise, managerial and technical 
arrangement, and the production of consensus. (2007:26)

Contemporary 

fixes to 

environmental

issues, especially 

climate change, 

provide a prime 

example of the rise 

of technocracy, 

managerial 

governance and
Here, in the contemporary global liberal order, those who do not subscribe to the 

consensual politics need for sustainability are relegated to the political margins. Debate, then, 
focuses on the best kinds of technological or managerial fixes for environmental 
problems, and competing visions for “new socio-ecological order[s]” that more 
radically departs from the neoliberal status quo are foreclosed (Swyngedouw 
2007:26).

This essay builds on these critical studies of urban sustainability and con
tributes to them in three main ways. First, while these studies tend to be 
a-historic, I pay close attention to the direct connections between sustainability 
discourses and venerable discourses of urban reform, renewal and revitalization. 
Second, in their zeal to promote the cause of environmental justice, political 
ecologists and urban sustainability scholars have shied away from examining 
how that movement’s agenda might be inadvertently co-opted to facilitate 
gentrification (but see Dooling 2009). Third, we have few ethnographic
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accounts of how the “post politics” of sustainability are actually lived by envi
ronmental justice activists and their constituents.

Just after its launch, I began to examine how PlaNYC played out in the 
daily lives of low income and working class New Yorkers, and how environ
mental justice activists and their constituents were responding both to the plan 
and to its implications. I used ethnographic methods including participant 
observation, interviews and archival research to leam how urban residents 
contest and resist sustainable policies that threaten their displacement. More 
specifically, I selected five neighborhoods (Harlem, North Shore of Staten 
Island, Williamsburg, Sunset Park, South Bronx) that had long-standing envi
ronmental justice organizations and that were in varying phases of gentrifica' 
tion. From 2007 to the present, I attended public meetings and meetings of 
activist organizations. As I got to know people, I also held numerous informal 
conversations with both activists and residents of these neighborhoods, as well 
as conducted more formal interviews. Finally, I spent many hours reading city 
planning documents, materials posted on the websites of environmental justice 
organizations and newspaper accounts of both environmental justice activism 
and gentrification.

Of the five neighborhoods in my study, Harlem provided a most exemplary 
case of environmental gentrification. Until the mid-2ooos, Harlem’s gentrifica- 
tion had stuttered and stalled, due in part to its history as a repository for 
industry, waste stations and bus depots. The neighborhood also still suffered 
from the legacy of Robert Moses, who notoriously built 255 playgrounds in the 
1930s but placed only one in Harlem (Caro 1975). This history had spawned an 
active environmental justice organization that had an impressive track record of 
winning its battles. At the same time, thanks to several controversial zoning 
changes and the economic boom of the early 2000s, gentrification had taken off 
in Harlem. Between 2000 and 2008, the proportion of whites living in Central 
Harlem more than doubled (Beveridge 2008). In 2008, 22 percent of Harlem’s 
white households had moved in within the previous year (compared to 7 
percent of black households; Roberts 2010}. But in 2009, average household 
income was still $27,515, (compared to $50,033 in New York City as a whole).1 
Moreover, while PlanyC2030 promised to install green space Harlem, it made 
little mention of the area’s toxic burdens, aside from redeveloping some of its 
brownfield sites (former industrial sites whose contamination limited economic 
investment). Thus, the gentrification of the neighborhood embodied a curious 
contradiction—while environmental benefits were being boosted, scant 
mention was being made of lingering environmental burdens.

Sustainable uplift

T

he linking of ecological benefits to social uplift goes back to the turn of the 
century. In response to anxieties over rampant urban development 

(akin to contemporary anxieties over urbanization), social reformers drew 
on Enlightenment ideals about the redeeming power of nature (see Page 2001). 
In large part, these reformers viewed nature, including parks, as democratic 
curatives for the social ills wrought by urban growth and industrialization. While 
for some this motivation spurred suburbanization and escapes from dense urban 
zones, for others social uplift also stemmed directly from creating urban green 
space. As reformer John H. Rauch, M.D. wrote in 1869;

ch20

The moral influence of parks is decided. Man is brought in contact with 
nature,—is taken away from the artificial conditions in which he lives
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in cities; and such associations exercise a vast influence for good. 
(1869:83)

In New York City, such ideologies led to the development of Central and 
Prospect Parks (Rosenzweig and Blackmar 1992; Low et al. 2005; Zukin 1995; 
see also Page 2001), as well as smaller parks, similar in size to the Green 
X:Change.

Yet, these new green spaces did not necessarily serve the needs of those most 
in need of social uplift. For instance, in 1903, in an attempt to prevent children 
from joining youth gangs, the city decided to build Seward Park in the Lower 
East Side, one of the city’s most overcrowded districts. But in order to build the 
park, the city razed three blocks of tenements and displaced almost 3,000 
residents, without necessarily re-housing them (Jackson 201 o).6 Contradictions 
between discourses of social reform and practices of exclusion took on new forms 
during post 1970s economic restructuring. As cities like New York sought to 
replace their manufacturing base with service industries, especially real estate, 
the redevelopment of attractive, affluent neighborhoods became a cornerstone 
of urban growth strategy (see Hackworth 2002; Logan and Molotch 1988; 
Maskovsky 2006; Smith 1996; Zukin 1993). The displacements that ensued 
from such reclamations were now couched in a language of “revitalization” and 
“renewal." As sociologist Stephen Steinberg argues, throughout the latter half of 
the 20th century, these discourses provided “an ideological facade for the neolib
eral war against the poor" (Steinberg 2010:223). Once again, neighborhood 
reinvestment certainly included, and in many cases relied on, the provision 
and/or restoration of environmental amenities (such as parks, playgrounds, 
waterfront promenades) to attract affluent residents (Dooling 2009; Low etal. 
2005; Williams 1988). For instance, in the well-known case of Tompkins Square 
Park in the East Village, the city undertook a project of restoring the park and 
displacing its homeless residents, just as new condominiums were going up 
around it (Smith 1996).

More recently, Kenneth Gould and Tammy Lewis find that the 1990s 
restoration of Brooklyn’s Prospect Park led to a massive increase in new con
struction in certain areas around che park and a corresponding decrease in the 
race and class mix of those areas (see also Zukin 1993). They conclude,

The combination of market-forces in urban real estate, institutional 
and cultural racism, and urban environmental policy can be a powerful 
tool of urban renewal and urban removal, with the ‘greening’ of urban 
areas becoming code for the ‘whitening’ of urban areas. (Gould and 
Lewis 2009:13)

Harlem’s gentrification is no exception to this pattern of simultaneous greening 
and whitening. Beginning in tire late 1980s, the city began restoring two of 
Harlem’s laigest parks, just as it embarked on a much larger effort to redevelop 
the neighborhood for affluent residents. Later in this essay, 1 describe those 
efforts in greater detail. As well, I show how long-term Harlem residents’ reac
tions to gentrification crystallized in battles over parks, further underscoring 
both the real and symbolic role of green space in gentrification and displace
ment. For now, I highlight the degree to which sustainability also grows out of 
ideas about the intrinsic social value of nature, and thus it operates as a new 
iteration of historic discourses that legitimated uneven development. Moreover, 
by emphasizing ecological amenities and greenhouse gas reductions, sustainabil
ity tends to elide the issue of toxic waste, which is closely linked to social 
injustice.
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Across 1 10,h Street: space, waste, and

activism in Harlem

p thrior to 1910, Central Harlem (which runs north of Central Park to 155 
Street and is bordered by Momingside and St. Nicholas Avenues to the 
west and 5th Avenue to the east) was primarily middleclass, and included 

many notable African Americans. But in the first part of the 20th Century, the 
Great Migration of African Americans from the South led thousands of new, 
and poor, residents to settle in Harlem. Between 1910 and 1920, the area’s black 
population grew from approximately 10 percent to 32 percent and by 1930 it was 
70 percent (Beveridge 2008). Industry in the area consisted mainly of dairies and 
meatpacking plants, automobile manufacturers, warehouses and other maritime 
businesses. However, some of those were forced to relocate in the 1930s and 40s 
to make way for the building of the George Washington Bridge and the Henry 
Hudson Parkway (We Act for Environmental Justice 2004). Once trucking 
replaced water and rail transportation, even more industries relocated out of 
Harlem. As industries and jobs left the area, poverty intensified.

City policies that prioritized capital accumulation and the protection of 
property values further contributed to Harlem’s environmental and social 
decline. Around the turn of the 20'*’ century new zoning regulations limited the 
use and density of certain areas, and divided the city into residential, business or 
unrestricted (usually industrial) uses (Sze 2007). Although zoning ostensibly 
protected residents from noxious industries, in the end it acted to protect 
property values and reinforce the city’s social stratifications. For example, 
despite their high residential densities, many poor and working-class areas like 
Harlem were classified as unrestricted (Sze 2007:43). As the city grew, these 
unrestricted districts came to house increasing numbers of both industries and 
residents. By 1961, over half of the city’s inhabitants lived in non-residential 
districts (Sze 2007:45). By that point, city leaders saw the need to revise zoning 
laws. In 1961, they created four new kinds of districts—residential, mixed, 
commercial, and manufacturing—and classified them according to density. As a 
whole, Harlem was zoned mixed use—its waterfront was zoned M3 for heavy 
manufacturing, while much of West and Central Harlem were zoned residential. 
No matter what the zoning changes, the city’s new regulations allowed indus
tries operating before 1961 to remain in place, and they did not require buffer 
zones between existing manufacturing and residential areas.

Post-industrial restructuring further concentrated the location of noxious 
facilities. As the city rezoned some manufacturing areas to accommodate new 
uses, it expanded the zoning of its remaining manufacturing areas, especially in 
“marginal” areas (deemed inappropriate for residential or commercial develop
ment; Sze 2007:46). Geographer Juliana Maantay (2001) finds a high correla
tion between those areas slated for increased manufacturing and the number of 
low income and people of color living there. The passing of the Clean Air and 
Clean Water Acts in the 1970s unexpectedly exacerbated this situation by 
setting into motion new mechanisms for community input into environmental 
siting decisions. For, although the Act enabled well-resourced communities in 
both urban and suburban areas to resist the placement of toxic facilities in their 
neighborhoods, this further concentrated toxins in less affluent areas, and espe
cially in communities of color (Gottlieb 1993). In one of several examples from 
New York City, in the 1980s, residents in downtown Manhattan successfully 
opposed a city proposal to build a medical waste incinerator, which was instead 
built in the South Bronx (Sze 2007; see also Angotti 2008). Thus, just as a
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enabled WE ACT to hire three full-time staff members and to ensure that the
city completed its $55 million renovation of the plant (Checker 2008b). In 
addition to improving operations at the NRSTP, one of WE ACT’s early pri
orities was to mitigate local air pollution. As mentioned, the neighborhood 
housed five of Manhattan’s eight bus depots. Most were located next to schools, 
hospitals and housing projects. During the winter, buses would often idle over 
night to prepare for the morning commute (Shepard 2007). In 1988 WE ACT 
filed a suit to block the Metropolitan Transportation Authority (MTA) from 
constructing a 6>h diesel bus depot in Northern Manhattan. Although they 
eventually lost that suit, by 1996 they had convinced the EPA to conduct the 
first assessment of Northern Manhattan’s air quality, which revealed harmful 
particulates more than 200 percent higher than the air quality standards for 
Particulate Matter (PM) 2.5 (the smallest and thus most easily inhaled particles 
in diesel soot). A year later, WE ACT launched its “Clean Air/Clean Fuel” bus 
campaign which focusing on community outreach and education as well as 
state-level lobbying. According to WE ACT, this effort played a significant role 
in convincing “the Governor and key state legislators to mandate that the MTA 
make hundreds of alternative fuel bus purchases and retrofit diesel depots to 
compressed natural gas.

In 2000, the organization again sued the MTA, this time filing a complaint 
with the Federal Transportation Authority (FTA) that charged the authority 
with “siting diesel bus depots and parking lots disproportionately in minority 
neighborhoods in Northern Manhattan” (http://www.weact.org/Prograrns/). 
Four years later, the FTA ruled that the authority had failed to comply with the 
“required federal environmental impact analysis regulations in constructing, 
rehabilitating and reconstructing its Northern Manhattan facilities and had 
failed to ensure the non-discriminatory distribution of service its facilities’’.9 
After the ruling WE ACT convened a community advisory board composed of 
community residents living next door to these Northern Manhattan bus depots 
to monitor MTA practices. In 2006, when the MTA announced plans to demol
ish and rebuild one of Harlem’s major bus depots, the board fought to close the 
depot permanently. Although that effort was not successful, WE ACT did 
collaborate with experts to design a “green” bus depot that includes a green roof, 
energy efficient infrastructure and recycled building materials (Buttymowicz 
2009).

By this point, WE ACT had a full staff of approximately twelve people and 
received ongoing funding from a variety of public and private sources. Although 
the only environmental justice organization in Northern Manhattan, it allied 
with other community-based organizations that focused on housing, health and 
poverty issues. That level of organization then enabled WE ACT to mobilize a 
massive campaign to block a proposal to retrofit and expand the 13511' Street 
marine waste station (literally adjacent to the still problematic NRST; Taylor 
2004). This time, WE ACT handily won its fight and within a year, Mayor 
Bloomberg announced that the transfer station would not be reopened. Shortly 
thereafter, the mayor asked WE ACT to lead a community-based effort (which 
they quickly deemed the “From Trash to Treasure” campaign) to develop a new 
use for marine transfer station site. 10

Winning the battle over the marine transfer station boosted WE ACT’s 
green space initiatives. In particular, for the past five years, the organization had 
been partnering with Harlem’s Community Board 9 to transform a section of 
defunct, industrial piers into a 2-acre park with public walkways and seating 
areas as well as a greenway that would link Harlem to the entire west side of 
Manhattan. The park plan had won federal, state and local dollars, and included 
a carefully constructed community input process. However, maintaining that
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vision had not been easy. Throughout the protracted planning process, WE 
ACT had to fight off private funding proposals including the building of a luxury 
hotel, luxury housing, a dinner theater and a concert band shell (Williams 
2006). Clearly, WE ACT’s efforts did not cause real estate developers to desig
nate Harlem for gentrification, but they did boost the area’s attractiveness to 
those developers.
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Greening" Harlem
n recent years, Harlem’s gentrification has become almost as iconic as its 
cultural status (Freeman 2006; Jackson 2003; Zukin 2010). Yet, due to its high 
number of public housing projects and toxic sites, as well as specific economic 

trends, Harlem was one of the last neighborhoods in Manhattan to gentrify 
(Schaffer and Smith 1986). In 1979, the Department of Housing and Urban 
Development designated Central Harlem a “Neighborhood Strategy Area,” 
stimulating investment in mostly low income residential rehabilitations (Schaf
fer and Smith 1986). Then in 1982, Mayor Koch commissioned a “Harlem Task 
Force” this time generating market-rate residential and commercial develop
ment, including the city’s famed selling of repossessed brownstones for $1. 
Municipal investment then stalled for several years, thanks to a recession that 
began in 1989, but by the mid-1990s it picked up again (Brash and Smith 2001). 
In 1993, Mayor David Dinkins designated Harlem as an Empowerment Zone, as 
part of a Clinton administration initiative to promote economic self-sufficiency 
in declining neighborhoods (Zukin 2010; Zukin et al. 2009; see also Maurrasse 
2006). The designation catalyzed an influx of federal, state and city loans and 
incentives designed to attract new businesses to Harlem, many of which moved 
onto 125'*' Street, the neighborhood’s main commercial corridor.

Until 2000, the majority of Harlem’s gentrifiers were middle and upper class 
African Americans (see Jackson 2003), what Neil Smith (1996) would refer to 
as marginal gentrifiers. But after the 2000 opening of HarlemUSA, the Empow
erment Zone initiative’s centerpiece, the pace of gentrification accelerated, in 
large measure because of the entry into the neighborhood of large-scale devel
opers. Featuring a nine-screen AMC Magic Johnson movie theater, Old Navy, 
Modell’s Sporting Goods, and other major retailers, HarlemUSA anchored a 
host of new chain stores on 125th Street. A year after its opening, former 
President Clinton very publicly moved into an office on that shopping corridor. 
However, Harlem’s gentrification remained somewhat slow, largely because it 
still housed Manhattan’s highest concentration of public housing projects. 
Counterbalancing that impediment, the city passed two highly controversial 
rezoning decisions in the late 2000s. The first of these would rezone 125* Street, 
Harlem’s central artery, to allow for high-rise office towers and some 2,100 new 
market-rate condominiums. The second involved rezoning a 35-acre swath of 
West Harlem from light manufacturing to mixed use in order to allow Columbia 
University to extend its campus. Despite concerted community opposition, by 
2009, the city council approved both rezoning decisions.”

Importantly, these decisions coincided with the City’s release of PlaNYC 
2030. They also starkly contrasted with the plan’s sustainable goals. For 
instance, by encouraging construction and high density development, the 125 
Street rezoning further endangered neighborhood air quality. Moreover, high 
density residences threatened to stress the city’s already overburdened waste 
infrastructure.13 The Columbia expansion created another set of contradictions. 
The plan, which called for the creation of a seven-story underground structure 
that would contain biotech research laboratories, business school programs, 
storage facilities, an underground MTA bus depot, and swimming facilities,
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borders the Hudson River (WE ACT 2006). Many local activists expressed 
concern that the rising sea levels and flooding associated with climate change 
increased the risk of materials from the biotech research laboratories being 
released into the neighborhood (Morais 2008). The expansion also came 
extremely close to WE ACT’s hard won and newly opened West Harlem Piers 
Park. In fact, recognizing that gentrification put their constituents at risk for 
displacement, WE ACT campaigned for measures that would soften the poten
tial blows of both zoning decisions.

Challenging selective sustainability

As early as the mid-20oos, WE ACT began incorporating sustainable devel
opment into its stated goals and program areas through its "Sustainable 
Development Program.” Their website states:

The goal of WE ACT’s Sustainable Development Program Area is to 
develop and apply took that empower the residents of Northern Man
hattan and New York City to plan, design and achieve a healthy, 
sustainable and environmentally just community. WE ACT empowers 
residents to address irresponsible development proposals with 
community-based planning and development of sustainable, proactive 
initiatives.1*

In 2007 WE ACT hired a new scaff person to act as "Environmental Policy and 
Advocacy Coordinator for Food Justice/Sustainable Public Spaces.” Here, sus
tainability means maximal community participation, environmentally and 
socially responsible development and truly public space. In turn, this vision 
echoes the ideas of the global climate justice movement, in which WE ACT had 
been a key player since 1998. That year, a coalition of environmental justice 
groups working to influence climate change-related policy and to prepare vul
nerable communities for the effects of climate change formed the Environmen
tal justice Climate Change Initiative. In 2007 WE ACT also joined an 
international working group to address the challenges of confronting climate 
change on a global level.

According to WE ACT, these coalitions and groups propelled sustainability 
onto urban planning agendas. As three top-ranking WE ACT staff members 
write in an article for the journal, Race, Poverty and Environment:

Sustainable development is often presented as a traditional environ
mental issue, but the forces that led to its emergence are not the 
traditional “greens.” Any credible analysis of sustainable development 
will reveal that it was social justice movements that propelled the 
"greens” into thinking in terms of equity and justice for present and 
future generations (Shepard, Tyree and Corbin-Mark 2007).

Certainly, in New York City, WE ACT’s sustainable development initiatives 
predated Bloomberg’s. In addition to the efforts mentioned, WE ACT began 
working on local climate change adaptation in the late 1990s, around the same 
time they developed a green jobs training program (Checker 2008c). This 
history led the new director of the mayor’s Office of Sustainability and Long 
Range Planning to ask WE ACT’s director, Peggy Shepard to sit on its initial 
Sustainability Advisory Board. But Shepard quickly found that the mayor’s 
office did not share WE ACT’s vision of sustainability. In the article quoted 
above, she and her colleagues note:
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It soon became clear that the long-term vision for the plan would focus 
narrowly on infrastructure needs and metrics that would enable the city 
to effectively track and evaluate its progress. PlaNYC was never envi
sioned as a broad-based planning process that engaged area residents 
(Shepard, Tyree and Corbin-Mark 2007).

The city’s version 

of sustainable 

planning 

emphasized

As this quote suggests, the city’s version of sustainable planning emphasized 
metrics, outcomes and evaluation—mechanisms of technocratic governance. 
These took also appeared to be neutral and transparent, even though in reality, 
they did little to engage a truly democratic planning process (Brash 2011). 
Despite input from WE ACT and other advisory board members, the final plan 
relied far more on input from a high-end consulting firm than from its advisory 
board (Angotti 2010).

After the plan’s release, WE ACT staffers found they had to be vigilant in 
ensuring that it included their constituents. For instance, the mayor’s plan 
provided incentives for taxi cab drivers to convert their cars to hybrids. But as 
WE ACT pointed out, taxicabs are relatively scarce in Harlem; rather those 
services are provided by “black cars,” or liveries. Eventually, WE ACT con
vinced the mayor’s office to offer a program that ako incentivized livery owners 
to convert to hybrids (Checker 2008b). In addition, as part of its emphasis on 
greenhouse gas emissions, PlaNYC 2030 called for all buildings of 50,000 square 
feet or more to make energy efficiency changes. Initially the plan expected 
owners to pay for those changes, and it failed to include any provisions to 
prevent landlords from passing the cost of boiler upgrades onto their tenants. 
Forming an unusual alliance, both owners and social justice activists raised a 
huge outcry.'4 WE ACT quickly began working to fund programs that will help 
landlords in northern Manhattan not only to retrofit their boilers to require less 
oil, but ako to use cleaner, more renewable energy sources. Finally, WE ACT 
worked with the city to make its climate change adaptation program in East 
Harlem more locally relevant (Checker 2008b).

The city’s sustainability plan thus presented both opportunities and chal
lenges for WE ACT and other environmental justice organizations. With a foot 
in the door, organizations now had the chance to guide the city’s initiatives to 
align with their goak. However, the city was able to pick and choose which 
initiatives they put into practice. Making things even more difficult, by operat
ing through a discourse borrowed from WEACT’s own rubric of sustainability, 
the city moved them into a shared, technocratic dialogue that left out questions 
of justice. In the end, WE ACT remained on the defensive, working to develop 
compromises that would ensure the two-edged sword presented by the sustain
ability plan did not cut their constituents too sharply.

metrics, outcomes
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Whose green? Contesting ecaelitism
n 2007, the same year that Mayor Bloomberg launched PlaNYC, AI Gore won 
an Academy Award for An Inconvenient Truth. Almost immediately alarm over 
global warming sparked a groundswell in concern for the environment. Dozens 

of new books told consumers how to adopt greener lifestyles, and corporations 
like Dell, General Electric, and Wal-Mart announced the adoption of 
environmentally-friendly practices (see Kanter 2007; Monbiot 2007). From 
hybrid cars to organic vegetables to “clean” dishwashing detergent, being eco
friendly came to mean having enough disposable income to buy more expensive, 
products branded as “green."

Here again, Harlem became a site of contradiction. Although it continued 
to house a number of bus depots and other industrial burdens, new condomini-
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urns advertised eco-friendly building materials and energy saving equipment. In 
2008, Harlem was the site of New York City’s first silver LEED-certified town
house. An advertisement for that townhouse reads,

You don’t have to pretend to be environmentally friendly anymore; 
with ownership of this trophy landmark you are entitled. You can now 
live in decadence and snub your nose to all when you purchase this 
GREEN Master Piece.

According to a real estate agent, the buildings’ green amenities commanded a 35 
percent higher price than a comparable non-green townhouse.'5 The greening of 
Harlem had come full circle.

Just as they did at throughout urban history, green amenities both signaled 
and facilitated Harlem’s new elitism. They also became battlefields where 
struggles over class position and privilege were hard-fought. Marcus Garvey 
Park, on the eastern edge of Central Harlem provides a dramatic example. In 
1969 Mount Morris Park (renamed Marcus Garvey Park in 1973)was the site of 
the Harlem Cultural Festival, which came to be known as “Black Woodstock.” 
That event also started one of New York City’s most venerable park traditions— 
the drum circle. For four decades, a group of drummers played in the park until 
10 p.m. every summer Saturday. During thei970S and 80s when the park became 
a center for drug-selling, musicians would sometimes drum up to ten hours in 
order to provide a window of time for children to play in safety (Williams 
2008b). In 1998, in keeping with the city’s early attempts at gentrifying Harlem, 
the City began to make some renovations to the park. In 2006 the first luxury 
high-rise opened on the park, and two years later in the summer of 2008, Mayor 
Bloomberg allocated four million dollars to renovate the amphitheater.

That summer became one of great discontent. Residents of the new high 
rise, who had paid between $500,000 and $1 million for a co-op apartment, 
began complaining about the noise from the drum circle. In the past, when 
neighbors complained, the drummers had moved peacefully. However, this time 
the police got involved, and they ordered the drummers to relocate twice. 
Acerbic online debates ensued. On the blog, “Harlem Furr Dogs, Cats and 
Petrification,” one commenter declared, “no matter how many good things are 
happening up here, things will never truly raise [sic] up to the Manhattan 
standard unless these MASSIVE projects are destroyed.” While another threat
ened, “There will be severe backlash against you new comers who complain 
about noise in Harlem. Adapt or perish you fucks” (harlemfur.com). By mid
summer the controversy escalated after a racist e-mail message was circulated 
among co-op residents advocating violence against the musicians, and the New 
Black Panther Party led a march in support of the drummers (Williams 2008b).

Directly across Central Harlem from Marcus Garvey Park sits venerable 
Momingside Park. In the late 1960s, Columbia University overtook a section of 
this park to construct a new gym. Community members, joined by some Colum
bia student groups, raised a great hue and cry. The protests culminated a series of 
events including the arrest of students gathered in the park to block gym 
construction and the occupation of campus buildings by both students and 
community residents. In fact, black power leaders like H. Rap Brown, Stokeley 
Carmichael, and others led black Harlemites onto campus to join the occupa
tion (Bradley 2009). Although Columbia moved its gym elsewhere, throughout 
the 19705 and 80s, Momingside declined until it became a drug selling hub— 
one of New York’s notorious “needle parks.” In the late 1980s, the city began to 
renovate Momingside, a decade-long process that finished just as gentrification 
began to intensify.
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The restoration brought strict rules and regulations that catered to particu
lar kinds of park consumption while excluding others. For instance, residents 
claimed that whereas police had always ignored the park, now they were remov
ing benches, fining people for walking through the park outside of the park’s 
regular hours (from dawn to dusk) and cracking down on other rules thac 
inhibited family picnics and other traditional activities. As with Marcus Garvey 
Park, residents did not take such changes lightly. In 2006 they crowded a town 
hall meeting where one angry resident told park officials, “we have been barbe- 
quing for years. We have a Father’s Day event that's been going on for over 30 
years and now they want to stop us from doing it. You want us to enjoy the park 
and the park is for the community; we are the community” (Moorehouse 2006; 
emphasis added).'4 In both cases, the enforcement of park rules privileged the 
needs and desires of Harlem’s newer, affluent community while disallowing the 
recreative customs and expressive culture of its old-timers.

The vehemence of their reactions to Momingside and Marcus Garvey Parks 
indicate the high value that all residents placed on green spaces. At the same 
time, what was the point of restoring such spaces if they would become exclusive 
enclaves that allowed certain kinds of cultural expression while suppressing 
others? In short, for whom did such spaces make the neighborhood sustainable? 
No wonder the Green X:Change project was met with such skepticism. Indeed, 
back at that meeting, one woman asked, “Is this going to be like Momingside? 
Now you need permission to get into play there.” Her comment was met with a 
round of nods and affirmations from those assembled. For, sustainability, and the 
green amenities that came with it, arrived in Harlem just as gentrification 
accelerated from a steady pace to full speed. Sustainability, in other words, was 
anything but politically neutral.
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Conclusions: how sustainable is sustainability?

T
o conclude, 1 return to the Green X:Change meeting. Long-term Harlem 
residents had expressed concern over what would happen to the "winos” 
and homeless people who currently inhabited the triangle parks. One man, 
who was on the board of a local community garden wanted to know whether the 

space could be used to house a large greenhouse for growing heirloom vegetables 
that neighborhood residents (including the homeless population) could sell for 
profit. City planners responded that they wanted to keep the space open and free 
of enclosed structures. Amid mounting tensions, a WE ACT representative 
stood up and introduced himself. He suggested compromise—planners could 
reduce the size of the parks and remove fewer parking spaces in exchange for 
residents' support of the project. He also reminded everyone that the purpose of 
the meeting was for community members to provide their input, and he pleaded 
for them to continue to participate in the planning process. By that point, 
attendants appeared to wholly reject any planning for a new park, favoring the 
status quo. At the meeting’s conclusion, a staff person from the Department of 
Transportation shook his head and said, “If the community wants parking over 
taking back space, then we will go to other communities with this project.”

In the end, Harlem residents and WE ACT activists ran headlong into the 
paradox of sustainability. For all their efforts, WE ACT had been unable to 
recoup their holistic vision of sustainability—improving their neighborhood 
while ensuring that their constituents still had a place in it. Indeed, by giving 
them a seat at the advisory table and by adopting some aspects of their initia
tives, the city limited WE ACT leaders’ ability to take a critical stance and 
obligated them to adopt a more consensual form of politics. Attempts to co-opt 
oppositional groups and individuals, especially in the post-civil rights era, ate
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certainly nothing new {see Maskovsky 2001, 2006; Piven and Cloward 1977).
But, 1 argue that environmental gentrification entails specific kinds of compro
mises and co-optations that in tum indicate a significant shift in the terrain of 
local politics. Residents were not being asked to accept a compromise between 
political factions, as we understand traditional compromise to mean. In fact, 
they were not asked to accept a political compromise at all. Rather, residents 
were encouraged to accommodate a technocratic compromise that shunned 
politics as unseemly and counter-productive, and that sought instead only to 
engage "community” at the level of governance. At that level, technocratic 
issues, such as where to put green space and what to do about parking, could be s/deiine$ questions 
delinked from the questions of social justice to which they were once attached.
A rubric of sustainability then becomes part of a post-political project that 
sidelines questions of real political inclusion and justice in the name of techno
cratic, community-based deliberation. At the same time, by resisting the Green 
X:Change, residents transformed the meeting into a space where different socio
economic and ecological futures could be “imagined, fought over, and con- justice in the name 
structed” (Swyngedouw 2009:38). In this way, residents attempted to retain a 
claim on the political itself, to insist on the deeply political nature of the 
production and construction of urban space, to demand political solutions to 
environmental crises and to assert everyone’s right to a sustainable urban future.

Sustainability then 

becomes part of a

post'political

project that

of real political

inclusion and

of technocratic, 

community'based 

deliberationNotes
Acknowledgments. 1 am greatly indebted to Jeff Maskovsky, who helped me think rhrough 
several versions of this paper, and whose incisive comments especially helped me to articulate 
its conclusion. I am also grateful 10 Cynthia lsenhour, Gary McDonogh, Andrew Newman and 
anonymous reviewers who provided insightful edits to earlier versions of this paper. I would 
like to thank Petra Kuppinger for her patience and editorial expertise. Finally, 1 wish to thank 
die staff of WE ACT and members of the Harlem community, whose tireless efforts and vision 
continue to inspire me.

'In 1009, 41% of Central Harlem’s population received income support (http://www.nyc. 
gov/html/dcp/html/neigh_info/mnio_info.shtml). In 2010, Central Harlem ranked first in the 
city for cerebrovascular diseases (34 deaths per 100,000 people) and had the second highest 
rate of cancer deaths (Evans 2011). Central Harlem also had asthma rates that were five times 
the national average (Santora 2005).

'See http://communitybasedplanmng.wordpress.com.
3$ee http://www.nyc.gov/html/planyc2030.
'These include the building of big-box stores like Ikea in Brooklyn and Costco and Target 

in Manhattan, as well as several stadium projects.
5hap://www.ciry-data.com/neighborhood/Harlem-New-York-NY.html.
“Once built, the degree to which the park accomplished its mission remained question

able. Immigrant mothers were concerned that they could not keep an eye on their children 
while they were in the playground, and children complained that city-hired park monitors 
watched them too closely (Jackson 2010).

The literature on this movement is extensive, see Bullard 20001 Bryant 1995; Checker 
2005; Novotny 1995.

“See
abilityCampaign/tabid/i 1 o/De fault .aspx.

®See http://www.weact.org/AboucUs/WEAC 11 imcline/tabid/310/DefauIt.aspx.
,0See http://www.weact.org/Programs/SustainableDevebpment/WestHarlemWaterffont 

ParkProject/MTSFromTiashcoTreasure/tabid/265/DefauIt.aspx.
"The Columbia expansion did include an extensive Community Benefits Agreement, 

which had been painstakingly developed by a coalition of community groups. However, few 
stipulations would go into effect immediately, and most of them would not necessarily be 
enforceable by future legislators (Williams 2008a).

"See http://weaa.0rg/Portals/7/WE%20ACT%20Key%20Concems%20Re%20] 2 sth% 
2oStreet%2oRezoning.pdf.

http://www.weact.org/Programs/EJAdvocacyGovtAccountability/MTAAccount
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lJScc http://weacc.org/Progra1rfc/SustairabkDevelopmcm/tabid/i130/Default.aspx.
Hln 2009 the mayor stepped back from the proposal in response to protests from both 

tenants’ rights advocates and building owners (Navarro 2009). Two years later, Mayor 
Bloomberg announced a plan to use $40 million in federal stimulus funds co stare a loan 
program to help property owners pay for energy-efficiency upgrades. However, the city con
tinued to neglect the issue of owners passing upgrade costs onto tenants.

'sThis townhouse first hit the market in September 2008, asking $4.05 million. By early 
2010, that price had been lowered to $2.79 million, http://ny.curbed.com/archives/2010/02/ 
i7/is_green_harlem_townhouse„too_saniti2ed_to_sell.php.

rtFive years later, barbecues continued to be a fiercely contested issue. Even a recent 
early-evening shooting in Momingside Park turned into a debate over barbecues (see Leland 
2011).
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ABSTRACT
This paper contributes insights into the role of tenure in modifying the 
relationship between housing affordability and health, using a cross
national comparison of similar post-industrial nations—Australia and 
the United Kingdom—with different tenure structures. The paper 
utilises longitudinal data from the Household, Income and Labour 
Dynamics in Australia Survey and British Household Panel Survey 
to examine change in the mental health of individuals associated 
with housing becoming unaffordable and considers modification by 
tenure. We present evidence that the role of tenure in the relationship 
between housing and health is context dependent and should not be 
unthinkingly generalised across nations.These findings suggest that 
the UK housing context offers a greater level of protection to tenants 
living in unaffordable housing when compared with Australia, and 
this finds expression in the mental health of the two populations. 
We conclude that Australian governments could improve the mental 
health of their economically vulnerable populations through more 
supportive housing policies.
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Introduction
Housing researchers have often been critiqued for the under-theorisation of their subject 
(Clapham, 2005; Kemeny, 1992; O’Neill, 2008) but over the past decades many housing 
researchers have either contributed to wider theoretical debates, or applied these perspec
tives to the housing field (see, e.g. Jacobs & Atkinson, 2008; Jacobs et al, 2004). Through 
the 1990s the risk society5 perspective exerted a considerable influence on sociology and 
related disciplines, with Beck (1992, 2000) and Giddens (1999) key contributors to these 
debates. The risk perspective continues to offer valuable insights into both the vulnerabilities 
and life experiences of individuals, as well as the reframing of government policy inter
ventions. This perspective has argued that the reshaping of economic and social structures 
since the Fordist era has eroded previously unquestioned certainties, resulting in a process
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of ‘individualisation in which individuals and social groups are confronted by the risks, 
and opportunities, of a much less predictable environment. Giddens (1999) argued that 
key social institutions have sought to minimise their exposure to risk and have adopted a 
range of strategies that reduce the volume of risk faced, and create malleability in the face of 
uncertainty. One of the primary outcomes has been a shifting of risk away from institutions 
or corporations to individuals (e.g. Hacker, 2004). In the mid 20th Century the public sec
tor limited the level of risk within society through a comprehensive welfare state, strongly 
developed social institutions (such as family, stable community structures and religion), 
as well as widespread wage employment. However, in the latter part of the 20th Century a 
combination of social, economic and political processes weakened social institutions and 
traditional roles, and introduced new ways of engaging with wage-labour, including con
tracting out of work previously performed by employees, that transferred risk to workers.

Hie impact of risk society on contemporary housing and housing policy is evident across 
the developed world. Increasingly, housing policies in advanced economies expose vulner
able individuals to increased levels of risk. This can find expression in many ways: through 
inadequate subsidies to low-income households in the private rental market; through the 
contraction of public or social housing provision thus forcing greater numbers of poorer 
households into the market; and a clawing back’ of the advantages associated with social 
housing, such as the erosion of security of tenure. Home owners and home purchasers are 
not exempt from risk, with the policies of government contributing to a housing affordabil
ity crisis’ that excludes many younger persons (‘generation rent’) from buying their home 
(Beer et al., 2007), while older generations express concern about the cost of maintaining 
their increasingly valuable homes. Importantly, the policy expression of ‘risk society’ can 
vary across nations; even those that are socially and economically similar. The exposure of 
financially vulnerable households to higher levels of risk in their accommodation implies 
greater risk not only of temporary outcomes such as eviction or other forced movement 
through the housing market (Beer et al., 2006; Slatter & Beer, 2003), but also potentially of 
longer term, and possibly permanent, outcomes, including impacts on health.

The public health literature acknowledges the importance of the social determinants of 
health—the range of upstream’ social and economic conditions that shapes the wellbeing of 
individuals—and housing occupies an important position within this framework (Braubach, 
2011; Commission on Social Determinants of Health, 2008). Housing has been most often 
conceptualised in terms of its physical (e.g. exposure to toxins, cold, damp and physical 
health) rather than its social and economic dimensions (Evans et al, 2000; Free et al., 2010; 
Lloyd et al, 2008). Importantly, few studies have explored complexity within housing, for 
example there have been few analyses of the intersections between housing affordability 
and tenure (Mason et al., 2013). Moreover, only a limited number of studies have made 
comparisons across countries to examine how social and policy context might shape the 
dimensions of individual wellbeing, despite the acknowledged importance of context in 
examining the social determinants of health (Libman et al., 2012).

This study compares the relationship between affordability and mental health relation
ship by tenure, in two nations: Australia and the United Kingdom. Evidence suggests that 
unaffordable housing is related to poorer mental health across a range of post-industrial
ised countries, including the United Kingdom and Australia. In an analysis of the British 
Household Panel Survey (BHPS), Taylor et al. (2007) found that increases in anxiety could be 
attributed to the inability to meet ongoing housing costs, and this impact was independent of
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the effects of financial hardship more generally for both male and female heads of household. 
Curl & Kearns (2015) found a strong association between increased affordability difficulties 
and declining mental health across fifteen deprived neighbourhoods in the United Kingdom. 
Similarly, in a recent Australian study it was found that individuals living in low- to moderate- 
income households experienced poorer mental health and wellbeing when their housing 
was unaffordable compared to when it was affordable (Bentley et al, 2011). Like Taylor 
et al. (2007), both these studies also provided evidence that unaffordable housing appears 
to have an impact on mental health over and above the effects of financial hardship.

Tenure (home ownership, or private or public rental) is also frequently placed at the 
centre of the housing and health relationship. Perhaps the most useful conceptualisation of 
this is via the material and meaningful roles of housing. Dunn (2002) separates these two 
influences, such that the material dimensions are represented, for example by the costs of 
housing, the physical location and conditions, and the wealth created or stored, the mean
ingful dimensions capture housings role across status, security and control. Tenure operates 
across both of these dimensions within the housing and health relationship, influencing, for 
example, the quality of dwellings as well as the ontological security provided.

Indeed tenure is most commonly cited within the housing and health relationship 
through its transmission of ontological security (Clapham, 2005; Dupuis & Thorns, 1998; 
Nettleton & Burrows, 1998). Shaw (2004) suggests that owning rather than renting a home 
confers ontological security—a sense of control and mastery (p. 408). Shaw relates this to 
general wellbeing and mental health.

Average mental health appears to differ across the three main tenure types (ownership, 
private rental, social housing/public housing), in Australia (Baker et al., 2013), and the 
United Kingdom (Searle et al., 2009). Though there is evidence that tenure is part of the 
housing and health relationship, the extent to which it generates poor health, in and of 
itself, is uncertain. While UK studies have shown that renters report poorer health than 
home owners or purchasers (e.g. Gibson et al., 2011; Macintyre et al., 2003), a recent exam
ination of the relationship between housing tenure and mental health in Australia found 
that differences in mental health between tenures were most likely a product of the char
acteristics of people by tenure rather than the result of any causal effect of tenure (Baker 
et al, 2013). There is evidence in Australia, however, that suggests that tenure modifies the 
effect of the relationship between housing affordability and mental health in that country. 
Recently Mason et al. (2013) found that tenure may be an important factor in determining 
how individuals experience and respond to housing affordability problems in Australia. 
This study used fixed effects, longitudinal regression analysis to test the impact of housing 
becoming unaffordable for home purchasers and private renters. The analysis observed 
change amongst individuals in mental health associated with shifts in housing affordability. 
The analytic technique controlled for all time-invariant confounding factors (e.g. sex, early 
life socioeconomic position, personality or ethnicity). The authors concluded that private 
renters appeared to be more vulnerable to negative mental health effects of unaffordable 
housing when compared to home purchasers. This observation, may in part, underlie what 
many identify as ontological security and identity benefits of home ownership—that the 
mental health of individuals is enhanced by the capacity of homeowner ship to instil a sense 
of belonging and a sense of personal worth (Clapham, 2005). However, it is difficult to 
generalise these findings to other nations with any confidence, given structural conditions 
within the Australian housing system—including tax arrangements, metropolitan primacy
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Table 1. Tenure type across households in Australia and the United Kingdom.

Australia 2011/2012 (8630428 households), %Tenure type UK 2011/2012 (22040000 households), %
Outright owner 
Purchasing a 

home
Private rental 
Social housing

31 32
37 34

25 17
17

Sources: Australian Bureau of Statistics Cat No. 4130.0 and Office for National Statistics (2012).

tenure history and the legislative foundation of the private rental market—that distinguish 
it from other countries.

A comparison of the housing systems
There are distinct contextual differences between the UK and Australian housing markets. In 
Australia, there is a long history of a preference for homeownership (Paris, 1993; Williams, 
1984), while private rental is widely regarded as a tenure of transition towards homeowner
ship (Beer & Faulkner, 2011), and social housing is solidly seen as a welfare ‘safety net’ for 
those unable to own or rent in the private market (Beer et al., 2011). By contrast, in the UK 
private rental housing occupies a different niche within the national housing system: private 
rental housing is occupied by just 17 per cent of all households (compared with 25 per cent in 
Australia) in 2011/2012 (Table 1). Further, compared to Australia’s small proportion of social 
housing (4 per cent) the UK has a substantially larger social housing stock (17 per cent), 
with approximately 9 per cent of the housing provided by governments—councils—and a 
similar proportion provided by other social landlords—the housing associations (Pawson 
& Mullins, 2010). Government-provided housing assistance in the United Kingdom is also 
far more generous than in Australia, with Housing Benefit providing up to three times the 
assistance available in Australia (Jacobs et al, 2004).

In fact, the two national rental subsidy schemes differ fundamentally in their application: 
at the time of these analyses the UK’s Housing Benefit had the capacity to provide up to 
100 per cent of a low-income households rent, regardless of whether the household lives 
in social housing or in private rental housing and irrespective of rent paid. By contrast the 
Australian Governments Commonwealth Rent Assistance (CRA) payment is restricted 
to private tenants and is a much more modest payment. The magnitude of the difference 
in these two income support mechanisms is illustrated most clearly by total outlays. In 
2013-2014 Housing Benefit expenditures by the UK Government totalled £23.8 billion, 
compared with the $3,3 billion spent by the Australian Government on CRA. Accounting 
for differences in population size, government spending in the UK on Housing Benefit was 
over five times more per capita than for CRA in Australia. Critically, there is no capacity— 
or intent—for CRA to meet the full cost of rental (Australian Bureau of Statistics, 2012).

Cross-national comparisons of the effect of housing systems on health are important 
Literature on the social determinants of health emphasises the political economy of health, 
and how politics and public policy act together to influence health. Australia and the United 
Kingdom’s housing systems embody different political and policy contexts. Australia’s much 
smaller social housing sector, for example, has a much more residualised level of disadvan
tage (as described in Baker, 2008). Further, social housing is less common and likely more 
stigmatised in Australia (as described in Arthurson, 2004). Recipients of social housing 
in Australia also receive less support than social renters in the UK. Attention to these

D
ow

nl
oa

de
d b

y [
U

SC
 U

ni
ve

rs
ity

 o
f S

ou
th

er
n C

al
ifo

rn
ia

] a
t 0

0:
41

 29
 D

ec
em

be
r 2

01
7



@ R.J. BENTLEY ETAL.212

cross-national differences provides important policy lessons because both jurisdictions are 
experiencing a change in housing systems. As a case in point, the UK is currently experi
encing a transition in the housing market towards less provision of social housing. In 2012, 
for the first time since records began, the proportion of private renters in the UK housing 
market was as large as the proportion of social renters. Social renting has been declining in 
the UK since 1980 and this decline is expected to continue in the context of welfare reform 
by the new (from May 2015) UK government.

In this paper we adopt a comparative approach using two similar longitudinal panel 
surveys to investigate if the impacts of housing tenure and unaffordable housing on mental 
health differ between Australia and the UK.

Specifically, we address the following research questions:
(1) Does the proportion of low-to-moderate income households in unaffordable 

housing differ between tenure types in Australia and the United Kingdom?
(2) Does tenure (being a private renter or mortgagee) modify the effect of housing 

affordability on mental health in both Australia and the UK?

Method

Australian data
The Australian component of this study uses data from the Household, Income and Labour 
Dynamics in Australia (HILDA) Survey (Summerfield et al, 2011). HILDA is a nationally 
representative panel survey of Australian households and individuals, with data collected 
on a range of topics including income, employment, housing, health and wellbeing. HILDA 
has been conducted annually since 2001. Information is collected from household members 
aged 15 years and over using face-to-face interviews and self-completion questionnaires. 
All annual waves from 2001 to 2008 were included in these analyses.

British data
The British component of this survey uses data from the BHPS. The BHPS sampled house
holds in Great Britain annually between 1991 and 2009. Like HILDA, it is longitudinal and 
nationally representative sample of private households. Originally, the BHPS consisted of 
5000 households, and all eligible adults (aged >16 years at each wave) within them were 
followed up and interviewed. Annual waves from 2001 to 2008 were included in these 
analyses in order to achieve comparability with the HILDA sample described above.

Sample
The analysis described in this paper is based upon 8481 responses from 2239 HILDA par
ticipants and 9184 responses from 2269 BHPS participants aged between 25 and 64 years. 
We selected those aged at least 25 years in order to exclude younger adults who may still 
be living with parents and not directly responsible for housing costs and as well as persons 
younger than 65 years so as to focus on working-age people. On the basis of previous work 
(Bentley et al, 2011), we expected any mental health effect of unaffordable housing to 
be observed only in low-to-moderate income households, due to the greater capacity of 
higher income households to absorb changes in housing costs. The samples were therefore 
restricted to people living in lower mcome households, defined as households with an 
average equivalised disposable income in the lowest 40 per cent of the national distribution 
(using the national average 40th percentile over each year from 2001 to 2008 as the cut-off).

D
ow

nl
oa

de
d b

y [
U

SC
 U

ni
ve

rs
ity

 o
f S

ou
th

er
n 

Ca
lif

or
ni

a]
 at

 0
0:

41
 29

 D
ec

em
be

r 2
01

7



HOUSING STUDIES @ 213

The sample was also restricted to homeowners servicing a mortgage (herein referred to as 
home purchasers) and private renters. Home owners without a mortgage were excluded 
because their housing is assumed to be affordable. While social renters are an important 
group, they exist in the Australian sample only in small numbers (less than four per cent 
of Australian households), and therefore social renters were excluded from the analysis 
(Australian Bureau of Statistics, 2011).

The sample for each survey year is described in Appendix Table Al.

Predictor variables
Individuals were classified as being in unaffordable housing if their rent or mortgage pay
ments exceeded 30 per cent of their gross household income; an indicator of housing cost 
burden. As the sample had already been restricted to the lowest 40 per cent of the national 
income distribution, unaffordable housing defined in this way is equivalent to the simple 
yet widely used and well-validated ‘30/40’ indicator of housing affordability (Nepal et al, 
2010). This measure of housing affordability has been applied widely in North America 
(Hulchanski, 1995; Linneman & Megbolugbe, 1992), Australia (Baker et al., 2013) and 
Europe (Whitehead, 1991), although alternative measures have been proposed (e.g. Stone, 
2006). By restricting the analysis to the lower 40 per cent of the income distribution we 
ensure that the same proportion of income spent on housing represents an equivalent finan
cial burden for households with different incomes—a limitation acknowledged by others 
in recent work in this field (Pollack et al, 2010). An individuals housing was classified as 
affordable when household rent or mortgage payments were less than or equal to 30 per 
cent of gross household income.

In the HILDA survey, income and housing payment information was self-reported. At 
each wave, 9-15% of income values were imputed by the data custodians (Watson, 2008). This 
imputation was undertaken to address bias likely to result from missing data. In the BHPS, 
housing and income data are also self-reported. In about one-third of cases, self-reported 
income was matched to payslips, providing further validation of earnings (Jenkins, 2010).

Outcome variables
This study uses two subjective measures of mental health: the mental health subscale of the 
Short Form 36 measure (SF-36) for HILDA and the 12-item General Health Questionnaire 
(GHQ-12) for the BHPS. Although different, these self-reported measures of mental health 
have been demonstrated to have similar psychometric properties and have been compared 
in previous research (Failde et al, 2000; McCabe et al, 1996). Further, sensitivity testing 
using the 1999 wave of the BHPS, which includes both the SF-36 and GHQ-12, shows these 
two measures are highly correlated (r = -0.69, p < 0.001).

The SF-36 is a widely used self-completion measure of health status (Coons et al, 2000), 
and has been validated for use in the Australian population (McCallum, 1995) and capable 
of detecting within-person change over time (Hemingway et al, 1997). A higher score on 
the mental health subscale (which ranges from 5 to 30) reflects better mental health. The 
GHQ-12 has been used extensively in the UK and in a variety of other settings as a tool 
for describing population mental health (McCabe et al, 1996), and shown to be robust to 
annual retest effects (Pevalin, 2000). A higher score on this measure (which ranges from 0 
to 36) reflects worse mental health. Both the SF-36 and the GHQ-12 have been used widely 
in cross-national research.
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Interaction with tenure type
We included in the regression model for each country an interaction term for housing 
tenure and affordability, allowing us to address the key research question in this analysis: 
whether the mental health and wellbeing of people in different tenure types was differentially 
affected by unaffordable housing. On the basis of the regression coefficients generated by 
these models, we calculated tenure-specific estimates of differences in the respective mental 
health scores associated with affordable and unaffordable housing; that is, measures of the 
association between housing affordability and mental health were estimated separately for 
home purchasers and private renters. As previously noted, social renters were excluded from 
the analyses as too few social rental households were present in the Australian sample to 
offer a point of comparison.

Statistical analysis
All statistical analyses were performed using Stata 11.0 (StataCorp., College Station, 
TX, USA). To provide a description of the analytic sample, we calculated the mean age, 
household income and mental health scores of renters and home purchasers according 
to their housing affordability category for each country’s data-set. We then used a linear 
fixed (global)effects longitudinal regression model to estimate the average within-person 
change in mental health and wellbeing associated with housing becoming unaffordable. By 
estimating only within-person differences, these models essentially model change in the 
outcome associated with change in the exposure, allowing stronger causal inferences to be 
made about any observed associations.

Earlier work reported the outcomes of comparable analysis for the Australian data but 
for a different mental health outcome (Mason et al, 2013). In that paper, and again here, 
the models were adjusted for age group (25-44 and 45-64 years), survey year, change of 
residence and equivalised household income. These adjustments were deemed necessary 
as each could contribute to observed differences in mental health independently of the 
affordability of housing. The analysis also separated out the effect of housing affordability 
from the effect of financial hardship more generally by adjusting for income. This adjustment 
was necessary because of the close links between housing affordability and income; that is, 
lower income households generally pay a greater proportion of their income on housing 
(Australian Bureau of Statistics, 2011). We used equivalised disposable household income 
(centred at year-specific sample mean and scaled by $100) for this adjustment in order to 
also control for changes in household size and structure, which may additionally affect 
affordability and/or mental health. Further, this income measure was different to that used 
to generate the indicator of unaffordable housing (gross household income) so as to avoid 
correlation between variables within the model. Models were estimated with and without 
income (results not shown) to ensure that inclusion of income in the models did not result 
in an overestimate of associations.

As fixed effects models were used, it was not necessary to adjust the model for poten
tial confounders that remain constant over time, such as sex, ethnicity or personality. 
Fixed effects models also overcome the problem of residual confounding by unmeasured 
time-constant characteristics that differ between people. Robust standard errors were used 
in the model estimation to account for within-person clustering of observations over time.

We estimated changes in mental health associated with unaffordable housing for renters 
and home purchasers separately, through the inclusion of an interaction term between
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Table 2. Description of analytic sample, adults aged 25-64 years, low-to-moderate income households, Australia and the United Kingdom 2001-2008,

Australia (HILDA) United Kingdom (BHPS)

Unaffordable (22% of totalAffordable Affordable Unaffordable (17% total
obs) obs)

(rent/mortgage >30% of 
household income)

(rent/mortgage <-30% of house
hold income)

(rent/mortgage <=30% of 
household income)

(rent/mortgage >30% of 
household income)

Mean
GHQ

Mean 
SF-36 MCS 
score (SD)

Total
observations observations

Total
observations

Mean SF-36
% observations MCS score (SD) % observations

Mean GHQ 
score (SD) observations score (SD)

%

Age
21.60(5.33) 12.07

(5.80)
12.74
(6.29)

17.73% 12.68 (6.62)74.11% 22.70 (4.72) 25.89% 7226 82.27%25-44 years 4431

21.21 (5.34) 301745-64 years 79.01% 22.59 (4.83) 20.99% 14.98% 13.08(6.94)4050 85.02%

Sex
Male 3433 21.68 (5.30) 4368 82.58% 11.69 17.42% 12.15(6.39)77.89% 22.89 (4.59) 22.11%

(5.59)
12.70
(6.18)

21.28 (5.36)Female 75.48% 22.48 (4.89) 24.52% 13.27 (6.90)5048 5876 83.46% 16.54%

Tenure type 
Home purchaser 22.29(5.20) 12,03

(5.65)
13.17
(6.93)

7870 84.83% 15.17% 12.57 (6.58)85.84% 22.91 (4.74) 14.16%5445

20.90(5.35) 22.71% 13.24 (6.95)59.62% 21.96 (4.79) 40.38% 2373 77.29%Private renter 3036

Weekly equivalised Income* 
4202 20.69(5.41) 512671.58% 22.00 (5.03) 28.42% 12.66

(6.22)

29.44% 12.83 (6.76)Befow
low-to-mod- 
erate income 
household 
median1* 
Above
iow-to-mod- 
erate income 
household 
median1*

70.56%

22.54 (5.03) 11.99
(5.75)

12.44(6.37)81.23% 2320(4.47) 18.77% 5117 95.62%4279

“Weekly equivalised income averaged over all years of observation. OECD-modified equalisation used for each data-set. 
bMedian based on analytic sample.
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Table 3. Tenure-specific estimated mean change in MHi-5 (scale 5-30) and GHQ-36 (scale 0-36) associ
ated with housing becoming unaffordable, excluding soda! renters.

UK(2269 individuals, 9184 observations)Australia(2239 individuals, 8481 observa
tions)

p value for 
interaction 

term

p value for 
interaction 

term
Mean change irs 
MHi-5 (95%CI)

Mean change 
in GHQ(95% Cl)Tenure type P P
0.48 (0.03-0.94)Owner -0.00 (-0.37,0.37) 0.991 0.038

0.30 (-0.67,1.26)0.45 (-0.81,-0.09) 0.547Private renter 0.014

0.077 0.749
Notes: Models have been adjusted for age group (25-44 and 45-64 years), survey year, change of residence and equivalised 

household income. The outcome measures are not on the same scale.

tenure and affordability, and then using the Stata post estimation lincom command to com
bine coefficients and generate appropriate confidence intervals. Thep-value estimated for 
the interaction term provided an indication of whether the relationship between housing 
affordability and mental health was different for renters and home purchasers.

Results
Similar proportions of observations in each sample (around 22 per cent in Australia and 
17 per cent in the UK) were in unaffordable housing between 2001 and 2008 (Table 2). 
Importantly, descriptive data indicate that many more private rental households were in 
unaffordable housing in Australia than the UK (40 per cent compared to 23 per cent).

In both Australia and the UK, the mean mental health score of home purchasers was 
more favourable than for private tenants (that is, the score for home purchasers was higher 
on average in Australia and lower in the UK), for both those whose housing was afforda
ble and unaffordable (Table 2). Similarly, in both countries, even in a sample restricted to 
low-to-moderate income households in the lowest 40% of the income distribution, house
holds below the sample median income were more likely to be in unaffordable housing 
than households above it. Twenty-eight per cent of households in Australia and 29% of 
households in the UK with the lowest incomes were in unaffordable housing compared 
with 19 and 4%, respectively, of households above the median cut-off.

Analysis of the relationship between housing affordability and mental health for the 
different tenure types in Australia, after adjustment for age, survey wave, and equivalised 
income, shows that private renters whose housing became unaffordable experienced a small 
but significant decline in mental health (mean change = -0.45; 95% Cl: -0.81 to -0.09), 
whereas home purchasers whose housing became unaffordable experienced, on average, 
no change in mental health (mean change = 0.00; 95% Cl: -0.37 to 0.37). The p-value for 
the interaction term for tenure and affordability was 0.08 (Table 3).

The adjusted analysis of the relationship between housing affordability and mental 
health for the different tenure types in the UK indicated that home purchasers whose 
housing became unaffordable experienced a small but significant decline in mental health 
(mean change = 0.48; 95% Cl: 0.03-0.94), whereas private renters whose housing became 
unaffordable experienced, on average, no change in mental health (mean change = 0.30; 
95% CL -0.67 to 1,26). However, an interaction term for tenure and affordability was not 
statistically significant.
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Discussion—national context, housing affordability and mental wellbeing
Our findings provide moderate evidence of cross-national differences between Australia 
and the UK in the relationship between housing affordability and mental health for different 
tenure types, after adjustment for age, survey wave, and equivalised income. Analysis of 
Australian data revealed that private tenants whose housing became unaffordable expe
rienced a small but significant decline in mental health that was not observed for home 
purchasers whose housing became unaffordable. Despite the moderate^-value of 0.08 esti
mated for the Australian data, our assertion is strengthened by findings of previous analyses 
conducted on a larger sample with a mental health measure that used more survey items 
that found significant results in the same direction (Mason et al., 2013). Analysis of the UK 
data, in contrast, indicated that the mental health of home purchasers significantly worsened 
when housing became unaffordable while there was no effect on private renters. However, 
the interaction effect (i.e. the overall interaction term) was not significant or close to it. We 
therefore conclude differential effects of housing affordability on mental health for owners 
and renters in the UK are not likely.

There are clear differences between Australia and the UK with respect to the impact of an 
erosion of housing affordability on mental health over the period 2001-2008. The polarised 
outcomes across the two nations should be understood within the context of the broader 
housing environment and the opportunities available to affected households. In Australia, 
private tenants as a group were under considerable stress over the period 2001-2008, with 
40% being low income with unaffordable housing costs (occupying unaffordable housing). 
For many households in the private rental market, a decline in their housing affordability 
was likely to result in additional financial pressure on the household—and stress for the 
individuals—given the relatively parsimonious and inflexible nature of CRA, the Australian 
Governments rental support scheme (Beer et al., 2011). By contrast, private tenants in the 
UK were much less likely to be affected by unaffordable housing in the first instance (23% 
for this period). Those tenants who did experience a fall in housing affordability had both 
more generous forms of governmental support to call upon (Housing Benefit) and, poten
tially, access to a far larger stock of social housing—with 17% of the stock either council or 
housing association-owned.

It is important to acknowledge that the differences in mental health scores observed in 
the Australian population in this study are small in magnitude, however this limited impact 
is to be anticipated given that the analysis models change over time for individuals, and also 
employs a conservative modelling strategy. In such analyses, changes are typically much 
smaller than the population-averaged mental health effects of life events reported more 
broadly in the literature. Further, even small differences at the individual level can represent 
substantial increases in the numbers of individuals at risk of clinically significant mental 
health problems when experienced bylarge proportions of the population (Rose, 1992). 
Moreover, when these effects are concentrated in already disadvantaged subpopulations 
(e.g. low-income households), profound social and health inequalities may be created for 
current and future generations.

Strengths and limitations
This study utilised two large and robust datasets representative of the Australian and British 
populations to examine a potentially important but as yet poorly understood aspect of the 
housing and health relationship; that being the intersection between affordability and tenure
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in relation to menial health. Using longitudinal analytical methods the analysis was able 
to estimate potential causal relationships at work in households over the short term, and 
identify evidence of effect modification in Australia but not the United Kingdom. We have 
been able to use model adjustment to reduce the risk of confounding by observed changes 
within individuals with respect to time-varying variables such as income. The research was 
also able to control for confounding by observed and unobserved time-invariant differences 
between individuals using a fixed-effects model.

This study and the data used have some limitations. First, different measures of subjective 
mental health were compared across the settings. Acknowledging this limitation, we have 
taken care to use measures that are psychometric ally similar and previously compared 
and validated. Second, the choice of fixed-effects regression represents just one possible 
modelling approach, chosen for its ability to avoid time-invariant and time-varying con
founding. The potential limitations of a ratio measure of housing affordability are well 
known and widely discussed in this field. We chose to use the 30/40 rule as our indicator of 
poor housing affordability because of its prominence within the international literature, its 
widespread acceptance amongst policy makers and the relative quality of underlying data 
when compared with the alternatives (as discussed in Baker et al, 2013).

We also note that the effects of housing affordability on mental health may be underesti
mated in this analysis due to the inclusion of all adult household members. We expected that 
all household members were potentially affected by high housing costs relative to income, 
regardless of how much responsibility they have over household finances. Any negligible 
effects on some household members may dilute stronger effects on other persons within 
the household resulting in conservative estimates of effect sizes.

Conclusion
This paper presents important empirical evidence that the relationship between housing 
affordability and health is dependent upon context. Critically, it is important that we discard 
notions that there are dimensions of housing per se that make one tenure intrinsically more 
vulnerable or risky than another (Beck, 1992). Instead, the combination of social, legal, eco
nomic and cultural dynamics surrounding individual tenures in particular places exposes 
individual households to stress, and consequent declines in mental health. Depending on 
context, renters too faced different experiences. Private tenants in Australia from 2001 to 
2008 were confronted by rapidly escalating rents fuelled by a shortage in housing supply 
(Commonwealth of Australia, 2013) and consequent house price rises. Declining afforda
bility resulted in impaired mental wellbeing for many households because few alternatives 
or supports were available to them: rental subsidies under CRA are of limited benefit (as 
discussed earlier), social housing is small-scale and difficult to access, and few protections 
are afforded to tenants under tenant legislation (Paris, 1986). In the United Kingdom, by 
comparison, the mental health of tenants affected by declining housing affordability was 
unlikely to be affected because of a more generous and effective welfare safety net.

More broadly, this study demonstrates the importance of considering the interaction 
between multiple characteristics of housing, such as affordability and tenure, when investi
gating how housing and health are related. Tenure type influences health, but only in some 
contexts. This cross-national variation throws light [Q edits] on the political economy of 
mental health and raises questions regarding (a) whether policy should be tailored towards 
the distinct challenges faced by renters and purchasers in Australia and (b) whether social
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housing serves as a buffer for lower income households from unaffordable housing in 
the private sector (Pega et al, 2013). In addition, this study re-emphasises the value of 
cross-national comparisons. Too often researchers draw substantial conclusions based on 
the evidence from one nation alone, whereas this study demonstrates that such approaches 
may be limited by the context from which those conclusions are drawn.

Finally, this analysis has implications for public policy. Comprehensive and effective welfare 
systems—including strong social housing systems—have a protective effect on mental health 
for both individuals and populations. The rise of austerity-focussed governments in both 
the United Kingdom and Australia over recent years has challenged the efficacy of welfare 
supports and increased the vulnerability of households already at risk, Australia in particular 
could strengthen the mental health of its economically vulnerable populations through the 
implementation of more effective housing policies. Such systematic changes are likely to be 
more cost effective, and produce more substantial additional welfare gains, than acute med
ical interventions or socialisation programs for which there is little evidence of effectiveness.

In Australia and many other nations, health expenditure increasingly dominates public 
sector outlays as a consequence of an ageing population and the costs of increasingly sophisti
cated medical interventions. Broader social policies—including housing—often appear to be 
‘squeezed out" from both public discourse and the consideration of governments, or become 
entangled in broader agendas of national productivity and welfare traps’. Our findings suggest 
that a focus on mental health and the need to provide adequate safety nets for vulnerable 
individuals within the housing markets should become a rallying point for advocates for 
greater social investment in housing. The contemporary emphasis on the contribution hous
ing makes to physical health has been effective in some jurisdictions, but not others—for 
example Australia—and a greater focus on mental health could provide a new impetus for 
action by governments. The evidence presented in this paper suggests that high housing costs 
and, in some contexts, precarious accommodation arrangements lowers population mental 
health, potentially contributing to greater levels of harm for individuals and their households.
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Appendix 1
Table Al. Sample composition in each year for BPHS and HILDA.

BPHS respondentsYear HILDA respondents
12042001 2007

2002 1282 1737
12222003 1541

2004 1176 1404
2005 1148 1337

10862006 1353
2007 1080 1313

9862008 1253
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Abstract
A large body of literature shows the link between inadequate housing conditions and 
poor physical and mental health. The aim of this paper is to summarize the research 
on the impact of local housing policies on health inequalities, focusing on the issues of 
access to housing and fuel poverty as studied in the SOPHIE project. Our case 
studies in Spain showed that people facing housing insecurity, experienced intense 
levels of mental distress. We found that access to secure and adequate housing can 
improve the health of these populations, therefore, public policies that address 
housing instability and their consequences are urgently needed. Housing conditions 
related to fuel poverty are associated with poorer health and are unevenly 
distributed across Europe. We found possible positive effects of facade insulation 
interventions on cold-related mortality in women living in social housing; but not in 
men. Policies on housing energy efficiency can reduce the health consequences of
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fuel poverty, but need to be free to users, target the most vulnerable groups and be 
adaptable to their needs.

Keywords
seif-related health, mental health, mortality, housing instability, foreclosure, 
eviction, housing affordability, fuel poverty, energy efficiency, retrofitting, cold 
housing, evaluation studies

Introduction
Housing conditions have consistently been related both to physical and mental 
health.1 This relationship can be explained through 4 interrelated dimensions 
(Figure 1): (1) the home (including affordability, legal uncertainty, and dwelling 
satisfaction); (2) the physical housing conditions (habitability and overcrowd
ing); (3) the physical environment; and (4) social environment of the neighbour
hood where the house is located. The health consequences vary across the 
different axes of inequality. In addition, access to adequate housing depends 
on each country’s housing system as well as other welfare policies.2,3

Regarding the home dimension, feeling unsatisfied with one’s housing can 
result in psychological distress, which can lead to physical and mental health 
problems.4,5 This dimension also includes housing insecurity, which comprises
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Figure I. Conceptual framework on housing systems, housing conditions and health equity. 
Adapted from Novoa et al.2
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both housing unaffordability as well as housing-related legal problems. 
The effects of housing insecurity on health will be explained in more detail in 
Section 2. With respect to the physical housing conditions, an adequate house 
should provide security, protection from domestic injuries, an acceptable indoor 
quality, and shelter from extremes of outdoor temperature, dust, insects, 
rodents, and outside noise.6 The effects from dampness, moisture and mould 
on health, can result in allergic and respiratory problems, in addition to mental 
health problems, as well as general symptoms such as fatigue or headache.
When referring to inadequate housing temperature, although most studies focus 
on the effect of cold temperatures, its health impact can be attributable to both 
cold and hot temperatures. The inability of a family to keep their household at 
an adequate temperature is closely linked to fuel poverty, a condition deter
mined by low incomes, high energy prices and households with poor energy 
efficiency.9 Section 3 focuses on the health effects of fuel poverty and presents 
potential interventions to reduce health inequalities. Other physical housing 
conditions that can have an impact on health include exposure to indoor 
allergens and chemicals such as radon, lead, carbon monoxide, emission of pol
lutants from cooking and heating with gas or solid fuels, volatile organic com
pounds from cleaning materials and solvents, pests and infestations.3,10 Finally, 
overcrowding can also result in poor physical health, including increased risk of 
infectious diseases, such as meningococcal meningitis, tuberculosis and other 
respiratory infections. It has also been associated with higher rates of depression, 
anxiety, and other psychiatric symptoms among adults and children, and 
reduced school performance among children, in addition to interpersonal con
flicts.

1,3,5,7,8

1,4,5,7,8,10,11 Finally, the neighbourhood environment dimension, including 
the infrastructure and residents’ collective efficacy, can impact mental and physical 
health. Health-promoting residential environments should provide access to 
appropriate commerce, education, employment, healthy food outlets, and health
care within walking distance, and should also include adequate street design, green 
spaces and other places for leisure, all of which have been linked to positive 
mental health and physical activity.5,6 On the contrary, an inadequate built envir
onment can lead to psychological distress and mental health problems. 
Furthermore, higher rates of intentional injury, poor birth outcomes, cardiovas
cular disease, HIV, gonorrhoea, tuberculosis, depression, physical inactivity and 
all-cause mortality have been observed in low-income neighbourhoods.7

Evidence of the health impact of housing-based interventions is not as clear. 
Although certain interventions, such as those focused on improving housing 
thermal comfort, have had beneficial health effects, the evidence is less clear of 
their effects on health inequalities.
tions studies have been performed in the United Kingdom or in the USA.

SOPHIE is a research project coordinated by Agenda de Salut Publica de 
Barcelona and funded from the European Community’s 7Lh F’ramework 
Programme. Its main objective was to generate new evidence on the impact of

12,13 Furthermore, most of housing interven-
12,13
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structural policies on health inequalities, and to develop innovative methodolo
gies for the evaluation of these policies in Europe. Specifically, the aim of this 
paper is to summarize the research completed within the SOPHIE project on 
housing policies in the local context and their impact on health inequalities.

Access to Secure and Adequate Housing and Health
The Socioeconomic Dimension of Housing and its Relationship with 
Health: The Problem of Housing Insecurity

Housing insecurity, also referred to as housing instability, is broadly defined. 
For this paper, we have adopted the definition proposed by the European 
Typology on Homelessness and Housing Exclusion (ETHOS), stating that 
housing insecurity is a type of residential exclusion characterized by legal (and 
economic) housing-related problems.14 In addition, unaffordability (inability to 
pay rent or mortgage as well as other housing-related costs) and the threat of 
eviction (ranging from mortgage or rent delinquency to eviction) form part of 
this definition. Both situations have been addressed by the SOPHIE project, due 
to their increase in European countries (mainly in Southern Europe) and their 
negative effects on health. It is important to note that housing insecurity is 
influenced by structural factors such as the current welfare state, housing 
system, labor market, and social security policies. Furthermore, its negative 
effects are modulated by inequality dimensions (gender, social class, ethnicity, 
age and territory) and other social determinants such as employment status, as 
mentioned by Novoa et al.’s conceptual framework of housing and health 
(see Figure 1).

Housing unaffordability is a potential stressor that can have effects on phys
ical and mental health.4 For instance, Matthews et al. found in a cohort of adults 
with normal blood pressure levels at baseline, higher risk of hypertension among 
those who presented difficulties to cover housing expenses.16 The impact on 
mental health is even more evident. There is consensus about the association 
between housing unaffordability and chronic stress, depression, anxiety and a 
decrease in well-being, 
household needs like food, clothing and medication.

Housing unaffordability can lead to foreclosure and the threat of eviction, 
which are also related to health problems. McLaughlin et al. reported that after 
adjusting for depression and anxiety symptoms, socio-demographics variables, 
lifetime history of psychiatric disorder at baseline, foreclosure was associated 
with an increased rate of symptoms for major depression and general anxiety 
disorder.20 Similar cohort studies have reported that those behind on mortgage 
payments or in later stages of the eviction process had worse mental health and 
well-being compared to the general population.
Stenberg reported 4 times more likelihood to commit suicide among people

15

17-19 In addition, housing costs can limit funds for other

21-23 Meanwhile, Rojas and
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who had lost their legal rights to their dwelling compared to those who had not, 
adjusting for substance abuse, mood disorders, schizophrenia and others socio
economic variables.

In the U.S., Burgard et al. showed that those behind on mortgage or those 
foreclosed upon had more likelihood of depression and a recent anxiety attack 
compared to homeowners with no issues, after adjustment for their sociodemo
graphic characteristics.25 In Spain, Gili et al. found a significant rise of depres
sion associated with mortgage repayment difficulties and evictions after 
adjusting by employment status, while Bolivar et al. reported that people 
under foreclosure were more likely to have mental diseases such as depression 
or anxiety, compared with the general population.26’27

For physical health, most studies have evaluated the effects on high blood 
pressure, self-reported health and mortality. For instance, Arcaya et al., used 
data from the Framingham Cohort and found that each additional real-estate 
owned foreclosure located within 100 meters of a participant’s home was asso
ciated with an increase in systolic blood pressure of 1.71 mmHg after adjustment 
for individual and area-level confounders, while Cannuscio et al. reported that 
homeowners in default or foreclosure were more likely to report fair/poor self- 
reported health and more physical symptoms (such as stomach cramps) than 
homeowners with no strain.28,29 Chan et al. found that counties with higher 
mortgage delinquencies had higher mortality rates for all-causes and more risk 
of mortality by heart diseases.

Finally, foreclosure and eviction can lead to unhealthy behaviours. Some studies 
have found that people affected by these types of housing insecurities had more 
likelihood of alcohol drinking consequences and alcohol and drugs abuse. 
However, others authors haven not found significant association. 
Regarding other types of health-related behaviours, Kirkpatrick et al. found that 
families with rent arrears had more likelihood of food insecurity, while Bolivar et al. 
reported that people under foreclosure had higher levels of smoking, low fruit 
consumption and sedentary lifestyle compared to the general population.

The mechanisms underlying the relationship between foreclosure and health 
remain unclear, although it is suggested that the foreclosure process results in the 
loss of housing and consequently in the lack of its protective features on health, as 
well as the load and stress of the process itself. In fact, existing qualitative studies, 
considering a psychosocial perspective, suggest that fear and lack of control, the 
impact on social status, and shame or sense of failure are all related with the 
association between the foreclosure process and health outcomes, 
lack of empirical evidence to better understand this relationship still remains.

24

30

31-33

25,34,35

35,36

37,38 However, a

The Housing System in Spain: Chronicle of a Death Foretold

The Spanish housing system is mainly market-driven, which limits the social 
response to a public need for accommodation.39 In addition, ownership is the
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main type of occupancy (currently ~85%), with a very low percentage of social 
renting (<2%).
system that along with those already mentioned contribute to explain the current 
serious foreclosure crisis. For instance, according to Spanish law, a mortgage is a 
guarantee instated by the bank on a property to ensure payment of the loan. 
In the case of non-payment of the loan, and after notifying the debtor, the 
creditor can demand the auction of the property where sale price can be less 
than the original. Thus, while this sale is intended to pay the debt, if not suffi
cient, which is usually the case, the creditor can use the borrower’s other assets 
to pay off the remaining debt; thus, datio in solutum, or surrender of the prop
erty, is not a right.

The outbreak of the “subprime” crisis in 2007 and the international credit 
crunch, strongly affected the Spanish economy and its housing market. With 
rising unemployment rates, many families were forced to make monthly mort
gage payments that they couldn’t afford. Furthermore, in several cases families 
accumulated high outstanding debts that exceed the value of their home, which 
had decreased significantly.42 From 2008 to 2015 (third quarter), 630,896 fore
closure proceedings were initiated (~75% were primary residences), and 430,403 
evictions were ordered, of which 276,186 were executed. Of all evictions executed 
in this period, 41,2% were due to foreclosures, while 54.3% were related to non
payment of rent. In 2014, datio in solutum was only applied in 39.7% of 
evictions.43,44

Paradoxically, Spain has approximately four million empty dwellings.
The administration has implemented some measures against this situation, 
including a “code of good banking practices” and “urgent measures to 
strengthen protection for mortgage holders” (Royal Decree-Law 27/2012), but 
none have effectively solved the problem, 
promoted by civil society and social movements (24/2015 “Urgent measures to 
deal with the emergency related to housing and fuel poverty in Catalonia”), 
whose results are not yet possible to assess.

In the absence of adequate government responses, different social actors have 
appeared to address the problem. Some of them are the Platform for Affected by 
Mortgages (PALI) and Caritas Diocesana de Barcelona. The PAH was created in 
2009, with the aim of responding to the situation in which thousands of families 
were trapped: foreclosure procedures, eviction and payment of the remaining 
debt. The PAH consists of people affected by mortgage problems and volunteers 
who provide support to provide solutions to prevent eviction, obtain reasonable 
relocation alternatives, advocate for more social housing stock and a datio in 
solutum law. The PAH uses an activist approach, collecting advice and organis
ing non-violent civil disobedience.

Caritas is an institution linked to the Catholic Church whose main focus is 
care and guidance for socially vulnerable people. One of its services is to arbi
trate between families and owners or financial institutions that issued the loan in

40,41 Moreover, it has some characteristics of the mortgage

39-41

45,46 Currently, a new law is being

47

40,48
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order to find solutions and avoid foreclosure. It also provides financial assistance 
to families, and in some cases, relocation into homes owned by the institution.

Through a partnership with both PAH and Caritas, the SOPHIE project 
conducted two studies in order to better understand the health effects of housing 
insecurity in Spain, and potential interventions that can address this 
situation.50,51 These studies are explained in the following two sections.

49

Foreclosures and Health in Southern Europe: Results From the 
Platform for People Affected by Mortgages (PAH)

The aim of this study was to describe and compare the health status of people 
belonging to PAH with the general population in Catalonia, and analyze the 
health status of the PAH population in relation to housing and other socioeco
nomic variables. This is one of the first Southern European studies to show the high 
prevalence of poor mental and self-reported health among people affected by mort
gages, and the striking differences in health outcomes compared to the general 
population, therefore contributing contextual evidence to the general study area.

A cross-sectional study was conducted using a self-administered online ques
tionnaire (2014) to an opportunity sample of 905 people over 18 years of age 
(559 women and 346 men) belonging to the Catalonia PAH. The Health Survey 
of Catalonia 2013 (n = 3,768), conducted by interviewers in participants’ homes 
and based on a representative multistage probability sample of the non-institu- 
tionalized population of each territorial health administration within Catalonia, 
was used to compare the prevalence of health indicators in the PAH sample with 
the general population. PAH and Catalonian surveys had identical question 
wording for both health indicators.

The dependent variables were poor mental health (GHQ-12> 352) and poor 
self-reported health (fair or poor vs good, very good or excellent), and the main 
independent variable was the foreclosure stage (current on payment, default, 
foreclosure judgment and evicted). Age-standardized prevalence (with the age 
distribution in the PAH sample as a reference), prevalence ratios (PR) of poor 
mental and self-reported health and their 95% confidence intervals (95% Cl) 
were calculated in both populations (considering the sample weights of the 
Health Survey of Catalonia). Moreover, among the PAH sample health out
comes were analyzed according to the relationship with the mortgage (holders or 
guarantors), the stages of foreclosure and others socioeconomic variables 
through prevalence ratios fitting adjusted robust Poisson regression models. 
All analyses were stratified by sex.

The prevalence of poor mental health among people from PAH was 90.6% in 
women and 84.4% among men, while in the general population it was 15.5% 
and 10.2%, respectively. Regarding poor self-reported health, the prevalence 
was 55.6% in women and 39.4% in men from the PAH, versus 19.2% and 
16.1% in the general population of Catalonia (Figure 2). The highest prevalence

49
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Figure 2. Prevalence of poor mental health and self-reported health in the PAH and genera! 
population by sex.

of poor mental health was observed in both sexes during the period of non-pay
ment compared to those who were current on payment (PR — 1.16 [95% Cl = 1.04— 
1.28] in women, and PR =1.23 [95 % Cl = 1,04—1.47] in men). Instead, self-reported 
health was worst in the foreclosure judgment stage in women (PR = 1.47 [95% 
CJ = 1.12-1.93]) and post-eviction stage in men compared to those current on pay
ment. The risk for health of men evicted without datio in solutum was higher than 
those with it (with: PR =1.56 [95% Cl = 0.99-2.45]; without: PR = 2.24 [95% 
CI= 1.35-3.72]) compared to current on payment.

Besides the strengths and contribution of this paper, some limitations exist 
requiring caution when interpreting results as discussed in the original article.
In particular, a limitation was the use of a convenience sample, rather than a 
random sample, for the PAH group. Although this sampling method was useful 
to recruit participants from the hard-to-reach population, it can introduce selec
tion bias because it does not consider individuals affected by foreclosure but 
unable to actively participate (individuals with mobility problems, extreme pov
erty, the elderly, etc.). However, such individuals would likely have even poorer 
health, so the associations would have been stronger.

49

Substandard Dwellings and Unaffordable Housing. The Health 
Consequences among a Sample of People Assisted by Caritas 
Diocesana de Barcelona and the Beneficial Effects of Improving 
Housing Conditions

Apart from analysing the health outcomes of people with housing affordability 
problems, this study also analysed the effect of a housing intervention.
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Moreover, in addition to families with housing affordability problems among 
homeowners included in the previous study, the present study also includes 
families with housing affordability problems living in rental housing and/or 
families living in substandard dwellings.

Therefore the aims of the study were twofold: (1) to describe the housing 
conditions and the health status of a sample of people assisted by Caritas 
Diocesana Barcelona, living in a substandard dwelling and/or having difficulties 
in paying their rent or mortgage, and to compare health outcomes with those 
from the general population of Barcelona and from the most deprived social 
classes (social class IV and V—manual workers)51; (2) to analyze the health 
impact of changes in housing and economic conditions among participants 
from the Caritas study.52

The study included 175 adults living in a substandard housing and/or over
crowded and assisted by Caritas’s Direct Assistance Service (DAS), and 145 
adults at risk of eviction from rented or owned homes and assisted by 
Caritas’s Housing Mediation Service (HMS). In addition, 177 children from 
these families were included. Participants were identified from the Caritas 
users’ registry. In 2012, participants were asked to answer applicable housing, 
resident and children questionnaires (which included health and socio-demo
graphic items), using the same questions as those included in the Barcelona 
Health Survey of 2011, whenever possible. Housing variables included different 
aspects of the 4 dimensions of Figure 1, and several health variables were ana
lyzed, including regular or poor self-reported health and poor mental health 
(according to GHQ-1223). A more detailed description of the variables used 
can be found elsewhere.51 Comparison with the general population was per
formed using the Barcelona Health Survey of 2011, based on face-to-face inter
views in the homes of a representative sample of the non-institutionalised 
Barcelona residents. Age-standardized prevalences were calculated, and analyses 
were stratified by type of Caritas’s service (DAS or HMS) and sex. A follow-up 
study was performed one year after,54 where 232 participants answered the same 
questionnaires (72.5% response rate). Between the baseline and follow-up study, 
Caritas relocated some participants to social housing, although some also moved 
to another house, such as municipal social housing. Most also received another 
type of support (economic or other) from Caritas. The association between 
changes in housing and economic conditions and changes in health status was 
analysed using multivariate models. Explanatory variables were recoded 
to capture whether housing and/or economic conditions had improved from 
baseline (1), worsened or remained equal (0). Regressions were adjusted for 
self-reported and mental health (the latter being treated as a continuous vari
able5^26), using the follow-up variable as the dependent variable and adjusting 
for the baseline variable.

Most study participants (89%) belonged to manual worker social class, and 
more than half (53,1%) were unemployed. A high proportion of participants
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(87.6%) lived in unaffordable housing (he., housing expenses represent more 
than 30% of income), and one of three (37.7%) DAS participants lived in a 
rented room. One of three adults from the DAS and one of five from HMS lived 
in a house with three or more habitability problems (including inappropriate 
ventilation, dampness and mould, inability to keep the house warm of cool, 
serious infestations, and insufficient daylight), and more than half (56.7%) 
and one of five (22.1%), respectively, lived overcrowded.

Health status of Caritas participants was much worse than overall Barcelona 
residents and of those from similar social classes, both in adults and children. 
Regarding self-reported health, 24.4% of men and 53.1 % of women from DAS, 
and 45.8% and 60.3% of those from HMS, reported having regular or poor 
health, which was much higher than Barcelona residents (11.2% and 15.3% 
among overall residents, and 12.8% and 20.5% among manual workers). 
Higher prevalence was observed in poor mental health, as shown in Figure 3, 
as well as larger differences compared to Barcelona residents. Similar results 
were observed among children, with poor mental health especially relevant: 
61.3% of boys and 37.5% of girls from DAS and 45.2% and 25% from HMS 
(3.1% and 5.1% among Barcelona boys and girls).
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Figure 3. Prevalence of poor mental health among men and women assisted by Caritas and 
among Barcelona residents.
DAS: Direct Assistance Service; HMS: Housing Mediation Service; BCN: Barcelona
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Figure 4. Distribution of GHQ scores according to changes in the perceived risk of loosing 
the house within the next 2 years.
Note: Higher GHQ scores indicate better mental health.

Compared to the baseline study, the follow-up showed a reduction in the 
number of participants who declared being worried about not affording food 
(from 75.5% to 63.3% among DAS participants, and from 78.3% to 10.1% 
among HMS participants) and who were worried about losing their house in the 
next two years (from 60.6% to 48.9%, and from 70.0% to 67.4%, respectively). 
In addition, the proportion of participants living in housing with 2 or more 
habitability problems was less (54.4% to 44,0%, and 51.7% to 41.4%) as well 
as those in overcrowded housing, although only among DAS participants 
(58.0% to 42.0%).

Multivariate models showed a lower perception of losing the house within the
next 2 years was related to higher scores on GHQ (better mental health) at 
follow-up (fi = 2.84 [95% Cl
in the number of housing-related material deprivations (B

1.13=4.56]) (Figure 4), as were a reduction
2.22 [95%

Cl = 0.38-4.06]), higher incomes (B = 2.11 [95% Cl = 0.38-3.84]), and reporting 
less worries about not having sufficient money for food (£=1.74 [95% 

0.16-3.63]). In addition, those who had improved their employment 
status (Odds Ratio (OR) = 0.19 [95% Cl = 0.06-0.57]) and those who had less 
housing-related costs (OR = 0.29 [95% Cl = 0.12-0.71]) were less likely to have 
worse or equal health at follow-up, although a higher likelihood was observed 
among those who had improved their sleeping problems due to outdoor noise 
(OR = 2.05 [95% Cl = 0.96-4.35]), which could indicate stress due to a recent 
move to a new house and/or neighbourhood.

The study emphasizes the very poor health status of vulnerable populations 
facing poor physical housing conditions and affordability problems. 
Additionally, housing improvements, mostly regarding affordability, can have 
a beneficial impact on health. Housing policies such as those performed by 
Caritas can improve both physical and mental health of individuals.

Cl

57

%
 oF

ca
se

s



218 International journal of Health Services 47(2)

Fuel Poverty and Health
Fuel poverty could be described as the inability of affording energetic require
ments to satisfy basic household needs (warmth, cooking etc.); or when house
holds have to spend an excessive part of their income to pay for the energy 
bills.58 In many countries, fuel poverty is described as the inability to keep the 
household at an adequate temperature at an “affordable cost.”59 Fuel poverty is 
caused by the interaction of three main factors: (1) Low incomes; (2) High fuel 
(energy) prices; and (3) Dwellings with low energy efficiency.9

Three approaches have been identified to define and measure fuel poverty. 
The first one is the study of the household’s temperature and thermal comfort of 
the dwellers. The second is the expenditure approach. Originally, in the UK, the 
definition of fuel poverty encompassed all households that had a total (percent) 
energy expenditure of more than twice the median household expenditure (this 
estimation was approximately 10% of the income in 1988).61 The 10% threshold 
was adopted for public policy in the UK and also in other countries for many 
years. A newer estimate of fuel poverty includes all households that have fuel 
costs above the median level and, after spending that amount on fuel, are left 
with a “residual income below the official poverty line” (60% of the median 
income).9,64 In the third approach (named “consensual”), the individual’s per
spective of living in fuel poverty is assessed through the collection of subjective 
and objective information of their household, generally through population sur-

59.60,65

60

For example, four main indicators are collected in the Europeanveys.
Union Statistics on Income and Living Conditions (EU-SILC) survey: (1) 
Households that can afford to keep their home adequately warm; (2) 
Households that can keep their home adequately warm during winter time; (3) 
Arrears in utility bills (heating, electricity, gas, water, etc.) in the last 12 months;
and (4) Leaking roof, damp walls/floors/foundation, or rot in window frames or 
floor in the households. One of the main advantages of this approach, is that it 
allows for cross country comparisons.

Thomson et al.67 analysed fuel poverty across the EU finding that 12.1% of 
the households in Europe were not able to heat their homes adequately, 7.8% 
reported arrears on utility bills on the last year, and 18.1% reported leaks. 
Countries from eastern and southern Europe had greater prevalence of the 
problem.67 Moreover, a report from the “European Fuel Poverty and Energy 
Efficiency” project (2009) estimated that between 50 and 125 million people were 
affected by fuel poverty.

Living in fuel poverty has been related to lower indoor temperatures,68 and 
also to the presence of dampness and mould.69 In addition, during periods of 
extreme temperatures, fuel poverty forces families to choose between keeping 
their homes at an adequate temperature, or experiencing other types of depriv
ation such as not buying food.9,70 These factors - either through direct physio
logical and psychological pathways, or through indirect pathways - have been

66
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related to substantial effects on physical health, mental health, and some health 
determinants.69 Specifically, they have been related to: (1) greater morbidity and 
mortality from cardiovascular ' and respiratory diseases ; (2) mental health 
problems, especially in young people73’74; (3) educational and psychological 
problems in children74; (4) poorer diets70,75; and (5) more hospital admissions 
and poor weight gain and development in children. 75

Conceptural Framework of the Determinants of Health Inequalities 
Related to Fuel Poverty

The SOPHIE research team has developed a conceptual framework of the fac
tors and processes (determinants) influencing fuel poverty and its effects on 
health and health inequalities (Figure 5). The framework uses a social determin
ants of health approach76 to explain the causes of fuel poverty, its relationships 
with relevant exposures (indoor inadequate temperatures; dampness and mould) 
and health outcomes. This can be a useful tool to analyse the possible links 
between public policy, fuel poverty and health inequalities; and to identify pos
sible policies and interventions that can reduce the health impacts of fuel 
poverty.

First, the framework mentions some of the structural contextual determinants 
as housing, energy and labour policies and markets. Mediated by some inequal
ity dimensions, these contextual factors determine the distribution of material 
resources as living in homes with low energetic efficiency, paying high-energy 
bills, or having low incomes. These three factors are the principal components of 
fuel poverty and most of the policies and interventions addressing fuel poverty 
act on this level. For example, housing interventions, like Energy Efficiency 
Facade Retrofitting (EEFR) or improvements of heating systems - make house
holds more energy efficient; subsidies in electricity or fuel prices are a way of 
making energy more accessible to more vulnerable populations; and winter fuel 
payments affect incomes, allowing families to pay for the elevated fuel and 
electricity bills during winter-time. All these can help families living in fuel pov
erty, but evidence suggests that structural interventions in the energy efficiency 
of buildings (like EEFR) can have greater long-term positive impacts.

As a result of fuel poverty, dwellings cannot properly protect their inhabitants 
from harsh environmental conditions. Dwellings present inadequate indoor tem
peratures, dampness and mould. The exposure to an inadequate indoor envir
onment can generate direct physiological changes (e.g., blood stasis) and 
psychosocial impacts. Also, these conditions can have indirect impacts on the 
individuals and families as stigmatization, poorer diets, limitations in social 
interactions and physical activity. Both the direct and indirect impacts can 
affect health; either by developing or worsening physical and mental illnesses 
that can affect the wellbeing of the family members or lead to death. This trans
lates in an increased mortality and morbidity, poorer self-perceived health, and
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worsening of other health related determinants and risk factors. Some individ
uals are more vulnerable to the impact of cold indoor temperatures due to 
gender, age, pre-existing conditions, or other individual and social risk factors. 

The SOPHIE Project included three studies on fuel poverty and health with 2 
main objectives: (1) Assess fuel poverty prevalence in Europe and its health 
impacts, especially on vulnerable populations; and (2) Review and evaluate 
the health impacts of some interventions that address fuel poverty. As literature 
pointed to greater impacts of structural interventions on households and mainly 
of EEFR, the team decided to focus on these. In the next paragraphs, each of the 
studies is described briefly.

69

Fuel poverty and Health in Europe

The main objective of the first study was to describe fuel poverty and its 
association to poor health among the European population and also for the 
two lower income quintiles, using the 2012 EU-SILC data set, using a cross
sectional design. All data analyses were conducted separately by sex, housing 
tenure (tenant or ownership) and country’s welfare state typologies (social 
democratic, continental/corporatist, liberal, southern/Mediterranean and 
Transition).
prevalent in higher low-income population compared to the total population 
of all countries studied. When analysing the prevalence of fuel poverty among 
the low-income population across Europe, the study found it higher in 
Mediterranean countries and in most of the transition countries. Secondly, 
the researchers found that self-reported poor health was associated with all 
EU-SILC fuel poverty indicators separately. Moreover, the greater the 
number of fuel poverty indicators reported by a person, the higher the prob
ability of self-reported poor health. This association varied by gender, hous
ing tenure and welfare regime, suggesting different types of fuel poverty in 
Europe in terms of health related outcomes. Finally, three types of correl
ation methods (Kendall, Spearman and Pearson) were used to measure the 
bivariate association of excess winter mortality (EWM) with each of the 
subjective fuel poverty indicators, using countries as a unit of analysis. 
Only the indicator of ‘Tome not adequately warm” was significantly corre
lated with EWM in all methods, explaining the 32% (square of the Pearson 
correlation coefficient) of the total EWM variance.

78,79 First, the researchers found that fuel poverty was more

Health Impacts of Energy Efficiency Fagade Retrofitting

As commented, it is considered that within all the interventions that tackle fuel 
poverty or cold housing, energy efficiency interventions, such as fagade retro
fitting (improving thermal insulation), address the problem from a structural 
and long-term perspective.
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Therefore a second study was conducted to assess the health impact and 
health inequalities of EEFR interventions.80 Little is known about the political 
and social contexts contributing to social inequalities of receiving and benefitting 
from these type of interventions. There is also limited literature on how the 
different stages of the intervention may affect health or health determinants. 
A realist review was used to better understand the mechanisms that explain 
how and why variations in receiving faqade-retrofitting interventions occur 
across different social groups and in their health impact. In specific, two research 
questions were answered: Why and what makes different social groups more or 
less likely to: (1) receive a housing energy retrofit intervention? (2) experience 
health impacts from it? With this iterative methodology we aimed to understand 
not whether the intervention works or not but which contexts may make feasible 
that a mechanism related with the intervention process is triggered to provide an 
outcome. An extensive scientific and grey literature review was completed that 
led to identify the 4 stages of the implementation process: public policy 
approach; policy; intervention; and the follow-up impact on health 
determinants.

There was strong evidence that certain social groups (mainly low-income, 
renters, elderly) suffer more from fuel poverty, and experience more barriers 
for undertaking a building retrofitting (due to factors such as upfront costs, 
split incentives between owners and tenants, or insufficient attention to residents’ 
needs or preferences). Evidence was also found that some public policies on 
housing energy efficiency may exacerbate these inequalities by primarily reach
ing less needed households and that these factors are context-sensitive (country, 
cultural, welfare and housing regime). Less was found on other inequality and 
vulnerability dimensions. In addition, it was found that public policy approaches 
that frame the intervention are also important in widening or reducing inequal
ities. A primary focus on C02 reduction may prioritize affluent households, 
which may widen the gap. All of this can be avoided if such policies specifically 
aim at tackling fuel poverty or social inequities, are completely free to users, 
target the most affected groups and are adapted to their needs. On the contrary, 
energy efficiency policies that do not address these factors may exacerbate these 
inequalities.

A third study carried out by SOPHIE researchers assessed the impact of 
EEFR interventions on the association between cold outdoor temperatures 
and mortality (from cancer, circulatory and respiratory system causes). 
EEFR interventions were carried out in 310 public housing blocks located in 
4 Barcelona neighbourhoods from 1986 to 2012. A time-stratified case-crossover 
analysis was used to assess the association between the coldest temperature fifth 
percentile (for the same day of death and the previous 20 days) and death in 
intervened and non- intervened groups. The study found that the effects of 
EEFR on cold related mortality were different among sex, age and educational 
level groups. In women, interventions acted as a protective factor, significantly

81



Mart-Dell’Olmo et al. 223

10

I
■. 2,41 T i1,22

ii -■ i
0,79 * i

*

o,H
3$: Intemclion significant (p < 0,05)No Interv ention # Intervention

Figure 6. Relative risk of mortality in extremely cold days in non-insulated (yellow) and 
insulated (red) social housing blocks in Barcelona.

reducing the risk of death associated to extreme cold (Figure 6). The protective 
effect was greater in women with no education. However, in men, the interven
tions acted as a risk factor. This study was one of the first evaluations of EEFR 
interventions on cold-related mortality in Europe.

Conclusions and Policy Implications
The paper has presented the main results from the SOPHIE project studies that 
analyze the health effects of housing insecurity, access to affordable and ade
quate housing, and fuel poverty as well as the health impacts of the policies 
implemented to tackle these problems.

The studies on housing insecurity and health emphasize the very poor health 
status of populations facing poor physical housing conditions and affordability 
problems. There was an extremely high prevalence of poor mental health among 
PAH participants (87%), compared to the general Catalonia population (13%). 
Poor mental health was significantly higher already in the period of non-payment 
compared with those who were up-to-date with the payment, while self-rated 
health status was poorer in later steps of the process, such as post-eviction.

Similarly, the baseline physical and mental health status of Caritas users with 
housing problems was also much worse than that of the general population. 
Relocated people experienced substantial improvements in housing habitability 
and affordability. They also improved in various health indicators, although 
they did it in the same way as people not relocated, some of who also had 
improved their housing and socioeconomic conditions.
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Fuel poverty is closely related to the conditions of homes, especially those 
with low energy efficiency, cold temperatures, dampness and mould. It is a 
growing social problem in most parts of the world and has been related to 
many physical and mental problems.

There is higher prevalence of being in fuel poverty among low-income popu
lation than in the general population in 29 European countries studied. By welfare 
regimes, prevalence tends to be higher in Mediterranean countries and in most of 
the transition countries and, conversely, lower among social-democratic and cor- 
poratist countries. These differences are owing to the particular interaction 
between key fuel poverty determinants such as climate conditions, income 
inequalities, and housing systems (in aspects such as housing policy, housing 
tenure and energy efficiency of housing stock) that take place in each country 
and welfare regime. Self-reported poor health was associated with fuel poverty 
indicators separately. Moreover, the greater the number of fuel poverty indicators 
reported by a person, the higher the probability of self-reported poor health.

Energy efficiency interventions, such as fagade retrofitting (improving thermal 
insulation), address fuel poverty from structural and long-term perspectives. 
Social groups suffering most from fuel poverty such as low-income, renters or 
elderly people, experience more barriers for undertaking a building retrofit. This 
is due to mechanisms such as the inability to afford initial costs, landlords’ lack 
of incentive to improve energy efficiency, or even in the case of public interven
tion, insufficient attention to residents’ needs or preferences. Energy efficiency 
policies that do not tackle these factors may exacerbate these inequalities. In 
Barcelona the impact of EEFR interventions, undertaken in several public hous
ing blocks, on the association between cold outdoor temperatures and mortality 
(from cancer, circulatory and respiratory system causes) was assessed. Opposite 
effects of EEFR interventions were seen in men and in women. Further research 
is needed to understand this pattern.

Within policy implications it is worth mentioning that public policies that 
tackle housing instability and their consequences are urgently needed in 
Southern European countries, such as more social housing, social rent or 
dation in payment. It is also important to offer solutions for the affected 
people from the healthcare sector, solutions that should not be based exclusively 
on medication. Moreover, interventions that improve the energy efficiency of 
households are structural measures that can reduce the health consequences of 
fuel poverty. To reduce health inequalities these interventions need to consider 
the vulnerability of the household as well as broader contextual determinants 
that could have impacts on fuel poverty and health. Costs should not be a 
burden for the target families.
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CRENSHAW

CRENSHAW MALL REDEVELOPMENT PLAN: "URBAN CLEANSING" BY ANOTHER NAME
Statement of Opposition to the Crenshaw Mall Redevelopment Master Plan (as Currently Proposed) 12 July 2017

Gentrification is the greatest threat to the 1 leaders in the public and private sectors2 community benefits agreement, whicn has
stability of the Crenshaw community. The who seek to push out long-time Crenshaw a completely inadequate 10% local hire
b:ggest gentrihcatior project we face !s tne residents to places like Victorville IVoreno goal.3 But this is much more than just a bad
proposed renovation of the Crenshaw Mall. Valley Lancaster or on to the streets and deai and unlawful giveaway to a developer
If this project is built as currertly proposed replace us with the more abluent (the for yet another construction project that

3lack people won't be working on and will 
overburden our infrastructure.

it would rise up a gentrification-tsunami that "gentry"), 
will push out Crensnaws tenants, low- 
income residents and vulnerable
homeowners. Accordingly Crenshaw
Subway Coalition opposes the Crenshaw 
Mall redevelopment project as currently 
proposed ..and if you care about the 
community you should too.

We must acknowledge that the proposed
Crenshaw Mall redevelopment project is an When compared to tne Fox Hills Mall
attack on the security of Black families, renovation, what is extraordinarily different
hemes and small businesses, the in the proposed Crenshaw Mall plan is the
preservation and cultivation of BlacK art requested addition of 961 market-rate
and culture, the sanctity of Biack space, tne apartments and condos that will be priced
strength of Biack institutions and the well above the levei affordable to the vast
potential of Black political power. majority of existing Crenshaw community

residents.

FACF At 2.1 millior square feet of new 
construction,1 the Crenshaw Mall
redevelopment is the largest proposed This is a seminal moment in the histoiy of 
development project currently being Black Los Angeles.
considered by the City of Los Angeles.

* ■FACT: Tne majority of the proposed new 
construction is NOT to renovate the mall, 
rather -| .2 million sqjare feet of the new 
construction is to adc nearly 1,0C0 market- 
rate apartments and condos priced at a 
level that existing community members 
cannot afford.
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™ For More Info About the Gentrification

; Mega-Project & To Take Action Go To: 
www.CrenshawSubway.org

FACT' The developers can renovate the 
mail and add the proposed outdoor 
shopping Dlaza at Stocker/Crenshaw 
without violating the zoning code. The 
mail's requested violations to the zoning 
code are solely sought to add 961 market- 
rate housing un.ts ano erect a 135-foot 
tower, NOT to add or renovate the retail 
space.

L

&

L'j

WE MUST MAKE IT PLAIN: BLACK L.A 
IS UNDER ATTACK

THIS IS NOT A MALL RENOVATION 
LIKE FOX HILLS MALL

MARKET-RATE” MEANS “NOT FOR
US'

Market-rate housing is priced at whatever 
the LA. real estate market determines, 
which is undeniably unaffordable to the 
vast majority of local residents.

The gravity of what is at stake demands Do not be confused by what has oeen
that we be unequivocally clear: to stand in requested Dy the Chicago-based
support of the proposed Crenshaw Mail developers, 
redevelopment in its current form is to 
stand in support of the end of Los Angeles'
Biack Crenshaw community.

If the out-of-town deveiopers were ONLY 
lequesting a renovation of the Crenshaw 
Mall, similar to that which was recently 

We must call the proposed development completed at the Fox Hills Mall, the issues
what it is: a part of a deliberate “urban would not be as intense. We would still
cleansing" effort concocted Dy elitist take exception to their downright insulting

FACT: According to the C'ty of Los 
Angeles' own documentation, in 2015 to 
afford a new market-rate housing unit, a 
household must make $104,360 per year.4 
Today, it is surely higher as housing prices 
have gone up.

Crenshaw Subway Coalition is c California 501 (c}3 nonprofit, led by a collaboration of South L.A. neighborhood assodations, business owneis & community feeders

mailto:infc@crensnawsubway.org
http://www.CrenshawSubway.org
http://www.CrenshawSubway.org
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That is TWICE the median household 
income in Leimert Park, and FOUR TIMES 
the median household income in Baldwin 
Village. And those in census tracts directly 
adjacent to the new market-rate housing 
who are at the greatest risk of indirect 
displacement have the lowest incomes 
within those neighborhoods. (Leimert Park 
Census Tract 2343: $36,010 & Baldwin 
Village Census Tract 2361: $19,932). In the 
zip codes that surround the mall (90008, 
90016, 90043 and 90018), the median 
household income ranges between 
$33,864 and $38,330.5 Even Baldwin Hills 
Estates ("The Dons1'), which is a part of the 
so-called
$104,360/year is almost TWICE the 
median household income (Baldwin Hills 
Estates Census Tract 2364: $57,115).

To build a massive market-rate housing 
project in a neighborhood that cannot 
afford it is a clear message that the new 
development is not for existing residents - 
it is to displace long-time residents. It leads 
to what is called indirect displacement: a 
type of displacement that occurs when Today, we live in the city with the
residents and businesses are gradually unfortunate distinction of having the
priced out/harassed out of the area and nation’s worst housing affordability crisis16

nation’s
homelessness/houselessness crisis.17 It is 

A displacement study for another a moral stain that should shame our
gentrification mega-project, The Reef, in elected officials and corporate leaders.
Historic South Central, with 1 440 market-
rate housing units, was estimated to lead to L.A.’s houselessness crisis hits the Black
a moderate to very high risK of financial community particularly hard, as 47% of the
strain or displacement for over 43,756 people on the street are Black, despite
people who lived within a 2-mile radius of amounting to only 9% of the overall

population.

WE RECOGNIZE THE HISTORY OF 
INSTITUTIONAL RACISM THAT MAKES 

THE BLACK COMMUNITY 
PARTICULARLY VULNERABLE TO 

GENTRIFICATION

must involuntarily leave. and the worst

"Black Beverly Hills,"

the project.11

Is it any wonder why at meetings in upper 
middle-class Baldwin Hills Estates, when 
we ask a room of 150 homeowners how 
many can afford to buy their homes today, 
only a handful of hands are raised?

To deny that a similar outcome will occur in The roots of the crises are many. It is not
the Crenshaw community, if the mall because African-Americans have failed to
redevelopment project is approved as "pull themselves up by their own
proposed, is to deny that the sun rises in bootstraps," which, by the way, isn’t
the East. It is to deny the data and on-the- physically possible. (That’s the point.) Any
ground experience of formerly low-income honest examination shows it is a product of
and working class communities in policies18 deliberately implemented by the
Oakland12, San Francisco13 and Brooklyn.14 public and private sectors to suppress
It is to deny the "urban cleansing" that took Black wealth creation19 and exploit Black
place in Hollywood, where in the name of labor that goes back to the days of
"progress" then-Councilmember Eric Reconstruction.
Garcetti facilitated the erection of a flurry of
out-of-scale luxury towers with market-rate Not only were reparations never paid, but
housing, which unleashed an “economic during Reconstruction, while the federal
tsunami" that in 10 years displaced 12,000 government was literally giving away20
Latino residents along with small stolen land to White settlers through the
businesses in Hollywood and East Homestead Acts,21 the KKK was harassing
Hollywood alone.15 Black farmers off their fertile lands22 and

Black Wall Streets were being bombed.23

Most long-time residents who pay a 
mortgage have a note that is lower than the 
rent of a typical 2-bedroom “low-income” 
“affordable” housing unit.6

This is the reality. And we must recognize 
how the speculative real estate market 
threatens the stability and ethnic makeup of 
our community and city.

A failure to maintain the affordability of the 
Crenshaw community, which made 
apartment renting and homeownership 
possible for the vast majority of long-term 
residents, will drastically change 
Crenshaw's ethnic makeup. It will change 
the character of our long-standing 
institutions and churches.7 It will weaken 
our potential political power at every level.8 
It will push out those who can least afford 
disruption to their home and to commute9 
to far-flung places, like Palmdale,10 and 
away from their families and communal 
safety nets that are critical to living as 
Black people in America. It will increase 
homelessness.

Market-rate 
Housing
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Simultaneously, unlike immigrant 
populations, Black small businesses 
owners were being locked out of doing 
business with the larger economy in policy 
and/or practice, a trend that continues 
today.

as big as the Crenshaw Mall project, we hire/participation in construction and 
are tracking six other market-rate housing operation, and as we work on tangible 
projects just within a one-mile radius of projects such as cooperatives and land

trusts, that the developers, orivileged/elites 
and their agents will request neighbors 

Former mom-and-pop owned apartment reject these community wealth' building 
complexes are being bought by LLCs42 with models.49 
invisible investors.43 Two of the world's 
largest private equity firms4'1 are buying 
single-family homes.45 Banks continue to 
engage in predatory lending,46 and are 
denying loans47 for home purchases and 
refinancing to Blacks with the same credit 
score and income that they are approving 
for Whites.48

Crenshaw-MLK.

To pass the New Deal, President 
Roosevelt adopted provisions from racist 
Southern legislators to prevent Blacks from 
participating in many programs24 and did 
not extend oenefits to jobs 
disproportionately held by Blacks.25

DEVELOPMENT WITHOUT 
DISPLACEMENT DEVELOPMENT FOR 

US. DEVELOPMENT THAT IS 
COMMUNITY-DRIVEN.

As we have done or transit, we will engage 
in continuous community/political education 
and opportunity for conversations with 

Anyone with open eyes who seeks to know policy experts, lift up the stones of
history wilt find the target on our community residents and communities that nave been
undeniably clear.

Redlining26 and racially restrictive 
covenants27 on preperty limited the ability 
of Blacks to own land and where we couid 
purchase resulted in bad loans.
To create Eisenhower's interstate highway 
system that facilitated the creation of white 
suburbs and white flight,28 the oulldozers 
were often purposefully run tnrough Black 
communities.29

victims of gentrification, keep the needs of 
our most vulnerable neighbor at the 
forefront of our discussions, and combat 
the myths and unproven theories with facts.

THIS WILL BE AN EPIC BATTLE & THEY 
WILL TEST OJR COMMUNITY’S BOND

We have no illusion about how difficult this We will point to community-driven planning
fight will be This "ain’t our first rodeo.” and models and uplift efforts waged by true
we have learned much from veterans of B'ack leaders in Black communities like the

Dudley Street Neighborhood Initiative in 
Boston’s Dorehester community, and 

We know rhat gentrification is a complex Mississippi’s Cooperative jacksor, led by
issue and tnat many will seek to use that Choke Lumumba and continued by his sen
complexity to confuse and bamboozle the new Mayor 
residents.

After embarking on a policy of “urban 
renewal”30 that was aptly labeled “Negro 
removal” by James Baldwin,31 the federal 
government ripped Johnson’s Great 
Society programs to shreds ana shifted 
investment to build a law-and-oraer mass 
incarceration state that targets, criminalizes 
and incarcerates Blacks32 ir an effort33 that 
expands prison labor34 and renders 
masses of Black citizens permanently 
unemployable.35

site-fights and housing justice warriors.

We will not quietly submit nor subscribe to 
We know that as we highlight the ethical the selfish morally bankrupt economic
bankruptcy of gentrification, the developers system that many of our ancestors60 paid
and their agents will attempt to convince the ultimate sacrifice fighting,
the fortunate few stable Black homeowners
to adopt a Clarence Thomas-philosophy of We will constantly point out how America’s
climbing up the ladder only to pull it up neolibera'ism has and continues to exploit
behind them, by suggesting that they the masses and in particular Black people,
advocate approval of projects and policies 
that push out their fellow neighbors who 
are low-income and renters.

And after predatory lending by banks (and 
the totally inadequate36 response to it by 
the government)37 led to a foreclosure 
crisis that resulted in the greatest loss of 
Black wealth in modern history,38 the 
biggest private equity ferns in the world39 
and real estate flippers40 swooped in like 
vultures to our formerly defined ghettos, to 
cash in on a “New Urbanism" movement.

WE ARE READY FOR BATTLE

This is unfortunately out another site tight 
We know tnat as we bring residents in Los Angeles. However, we find that due
together to affirm our right to place, our to the massive scale of the project, and the
right to self-determination, and the historical, cultural and ethical context that it
necessity of a good job with benefits, that has a particular importance
the out-of-town developers will suggest that
we betray our ancestral values system in We have feund ourseives in the middle of a
favor of access to $6 cups of coffee battle against economic inequality that is
provided by companies who seek to extract being waged in every major urban area of
our limited dollars to increase the wealth of the Global North,51 and a battle against
the>r rich shareholders. racial inequality and racial exploitation that
We know that as we advocate for a new is as American as aop.le pie. 
just and fair economy and real community
benefits, as we advance the principles of At no stage will we apologize for
community ownership, as we demand local advocating for long-term residents, tenants,

This is the history. To deny its role in the 
modern-day Black wealth, Black housing 
affordability, Black homelessness, and all 
associated crises, is tc deny the existence 
of institutional racism in America.

WE RECOGNIZE THE NEW TARGET ON 
OUR COMMUNITY

The wrecking ball of cultural erasure and 
cranes of displacement41 are making their 
way South of the 10 freeway. Though none
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the houseless, the poor, the working class, 
and maintaining the integrity of Los 
Angeles’ last Black cultural center.

15 Hollywood's Urban Cleansing - LA Weekly, 
1/3/13
,s Housing in L.A. is Now Officially the Most 
Unaffordable in the Country - Timeout, 6/20/17 
’7 LA has More Chronically Homeless than any 
other City-KPCC, 11/18/16 
11 The Case for Reparations by Ta-Nehisi 
Coates - The Atlantic, 6/14 
19 The Average Black Family Would Need 228 
Years to Build the Wealth of a White Family 
Today - The Nation, 8/8/16 

Excerpt of 1968 Speech of Rev. Dr. Martin 
Luther King, Jr. - YouTube (“Dr King Speaks 
Deep” SilkivuHutchinson), 7/12/17 

Homestead Acts - Wikipedia, 7/12/17 
Tom from the Land (Parts 1,2 & 3) — 

Associated Press, 12/01
33 8 Successful and Aspiring Black Communities 
Destroyed by White Neighbors - Atlanta Black 
Star, 12/4/13
24 A 'Forgotten History' of How the U.S. 
Government Segregated America (Interview 
with The Color of Law author Richard Rothstein) 
-NPR, 5/3/17
25 9 Ways Franklin D. Roosevelt’s New Deal 
Purposefully Excluded Biack People - Atlanta 
Black Star, 2/4/15

Race, Place, and Opportunity by Prof John 
Powell - The American Prospect, 9/21:08 
27 Black Wealth, White Wealth: A New 
Perspective on Racial Inequality (p. 41) by 
Profs. Melvin L. Oliver & Thomas Shapiro - 
Taylor & Francis Group Publishing (1995) 

Highways Gutted American Cites So Why 
Did They Build Them? - Vox, 5/11/16 

Top Infrastructure Offrcia Explains How 
America Used Highways to Destroy Black 
Neighborhoods - Think Progress, 3/31/16 
39 Urban Planning in the African American 
Community: In the Shadows by Profs. June 
Manning Thomas and Marsha Ritzdorf-Sage 
Publications (1997)
31 The Negro and the American Promise (Dr. 
Kenneth Clark Interview of James Baldwin) - 
WGBH, 5/24/63

Fortress America by Prof. James Forman Jr. - 
The Nation, 9/27/17 (A review of From the War 
on Poverty to the War on Crime: The Making of 
Mass Incarceration in America by Prof.
Elizabeth Hinton's - Harvard University Press 
(2006))
3313th by Ava DuVemay - Netflix, 2016
34 The Prison Industry in the United States: Big 
Business or a New Form of Slavery? - Centre 
for Research on Globalization, 3/08
35 The New Jim Crow by Prof. Michelle 
Alexander - The American Prospect, 12/6/10

A Needless Default - The American Prospect, 
2/8/15
37 Obama Failed to Mitigate America's 
Foreclosure Crisis - The Atlantic, 12/14/16

38 The Great Eviction: Black American and the 
Toll of the Foreclosure Crisis by Laura 
Gottesdiener - Mother Jones, 8/1/13
39 How Wall Street Has Turned Housing Into a 
Dangerous Get-Rich-Quick Scheme-Again by 
Laura Gottesdiener - Mother Jones, 11/29/13
40 Six Years after the Great Recession, House 
Flipping is on the Rise - PBS Newshour, 
10/18/16
41 How Blighted Urban Areas Transform into 
Trendy, Gentrified Communities (A review of 
How to Kill a City by Peter Moskowitz - Nation 
Books (2017) & The New Urban Crisis by Prof. 
Richard Florida - Basic Books (2017)) - 
Washington Post, 5/19/17

Your New Neighbor in the House Next Door 
Might just be an LLC - Seattle Times, 9/26/16 

U.S. Will Track Secret Buyers of Luxury Real 
Estate - New York Times, 1/13/16
44 The Obama Administration Bails Out Private 
Equity Landlords at the Expense of the Middle 
Class: Government Guarantees for Rental 
Securitization - NakedCapitalism.com, 1/25/17
45 Blackstone Takes its Single-Family Rental Bet 
Public as Sector Soars - CNBC, 2/1/17
48 Why a Housing Scheme Founded in Racism 
is Making a Resurgence Today - Washington 
Post, 5/13/16

Biased Lending Evolves, and Blacks Face 
Trouble Getting Mortgages - New York Times, 
10/30/15
48 Black, Latino Mortgage Rejection Rates Still 
High-Boston Globe, 12/22/15
49 What’s the Difference Between Community 
Economic Development and Traditional 
Economic Development? - Democracy 
Collaborative, 9/18/16
50 Excerpts of Rev. Dr. Martin Luther King, Jr. 
Speeches - YouTube (“Martin Luther King, Jr. 
on Income Inequality and Redistribution of 
Wealth + James Baldwin” Insaaf Blog), 5/12/17
51 The Right to the City by Prof. David Harvey - 
New Left Review (Sept-Oct 2008)

We at the Crenshaw Subway Coalition are 
ready to struggle.

We have put our war paint on.

We are rising up a banner to build a 
movement in the wondrous tradition of our 
ancestors, ever mindful of our duty to future 
generations.

20

We will, in the words of Amilcar Cabral, 
“Mask no difficulties. Tell no lies. And claim 
no easy victories."

22 42

43

All direct links & more info are at: 
www.crenshawsubway.org/crenshaw_mall

1 LA City Baldwin Hills Crenshaw Plaza Master 
Plan Project Final Environmental Impact Report 
(pg. 1-1)-01/16
2 New Globalism, New Urbanism: Gentrification 
as Global Urban Strategy by Prof. Neil Smith - 
Antipode 34(3) pp. 434457 (2002)
3 LA City Planning Department Staff Report to 
City Planning Commission on Baldwin Hills 
Crenshaw Plaza Master Plan EIR Development 
Agreement, As posted 7/12/17
4 Los Angeles City Housing and Community 
Investment Department Report to Mayor Eric 
Garcetti (pg. 3) -11/17/15
5 US Census 2011-2015 American Community 
Survey 5-Year Estimates retrieved via 
CensusReporter.org
6 When it Comes to Housing, LA County 
Residents Earning $50,500 a Year are Now 
Considered 'Low-Income’ - San Gabriel Valley 
Tribune, 5/10/17
7 In Changing Neighborhoods, Black Churches 
Face and Identity Crisis - The Atlantic, 10/12/12 
* How Gentrification Destroys Black Voting 
Power-The Root, 3/30/17
9 Gentrification, Demolishing the Project and the 
Dispersal of Poor Urban Black Communities - 
Black Agenda Report, 2/17/10 
'»Black Population in L.A. County Declines as 
More Return South - Our Weekly, 2/7/14
11 Assessing Health and Equity Impacts of the 
Proposed Reef Development Project in South 
Central Los Angeles Executive Summary - 
Human Impact Partners, 10/15
12 UC Berkeley Researchers Map Oakland 
Gentrification and Displacement - East Bay 
Express, 8/28/15
13 Why Allowing More Housing Makes Property 
More Expensive - 48hills.org, 5/18/16
14 Williamsburg leads NYC in Gentrification 
Report Says - AM New York, 5/11/16
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Social and economic circumstances of African American 
and white families, c. 1968 and c. 2018

c. 1868 c. 2018 (most recent available data) Change

High school graduate rate, aduits ages 25-29 (%) 

Black 

White

Gap (black as % of white)

College graduate rate, adults ages 25-29 (%) 

Black 

White

Gap (black as % of white) 

Unemployment rate (%}

Black

White

Gap (ratio black to white) 

Median hourly wage (2016$)

Black

White

Gap (black as % of white) 
Median household income (2016$) 

Black 

White

Gap (black as % of white) 

Poverty rate (%)

Black

White

Gap (ratio black to white) 

Median household wealth (2016$) 

Black 

White

Gap (black as % of white) 

Homeownership rate (%)

Black

White

Gap (black as % of white) 

infant mortality (per 1,000 births) 

Black 

White

Gap (ratio bleck to white)

Lite expectancy at birth (years)

Black

White

Gap (black os % of white) 

Incarcerated population (per 100,000) 

Slack 

White

Gap (ratio black to whlto)

Notes:

Sources:

L'couojnic Policy Institute

Economic Policy Institute
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& Regional Equity

Summary
Pp Foreword

Southern California is a place practically built on hopes and 
dreams. For decades, our region has offered the promise of 
education, jobs, homes, and healthy lifestyles. People seeking 
opportunity have journeyed here—from across the country 
and around the world—fuII of hope for something better for 
their families and their future.

-■re;

%

But far too many who saw Southern California as a place of 
opportunity have been disappointed. Throughout the region, 
people are struggling daily for the things some take for 
granted-safe streets, good jobs, access to health care, 
affordable housing, and a quality education for our families.

While the nation is projected to become a 
peopie-of-color majority by the year 2044, 
Los Angeles reached that milestone in the 
1980s. Los Angeles’ diversity is a major 
asset in the global economy, but inequities 
and disparities are holding the region back. 
Closing raciai gaps in economic 
opportunity and outcomes will be key to 
the region’s future.

In 2016, the Weingart Foundation announced a full 
commitment to equity—a long-term commitment to base ail 
of our policy and program decisions on achieving the goal to 
advance fairness, inclusion, and opportunity for all Southern 
Californians—especially those communities hit hardest by 
persistent poverty.

The 2017 Equity Profile of the Los Angeles Region is a tool for 
the Weingart Foundation—and other stakeholders—that will 
serve as a basis for ongoing dialogue about the equity 
challenges and opportunities facing our communities. The 
report will guide our collective strategies, support advocacy, 
and measure progress.

To build a more equitable Los Angeles, 
leaders in the private, public, nonprofit, 
and philanthropic sectors must commit to 
putting all residents on the path to 
economic security through equity-focused 
strategies and policies to grow good jobs, 
build capabilities, remove barriers, and 
expand opportunities for the people and 
places being left behind.

As the demographics of the United States shift to look more 
like Southern California, we are increasingly a bellwether for 
the nation. Our values demand a total focus on equity, and 
this moment in time calls for action. Our shared hopes and 
our shared future rest on our ability to work together to 
create a region of inclusion and opportunity.

Fred Ali
President and CEO 
Weingart Foundation
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Overview Embedding equity into regional strategies is particularly 
important given the history of metropolitan development in 
the United States. America’s regions are highly segregated 
by race and income, and these patterns of exclusion were 
created and maintained by public policies at the federal, 
state, regional, and local levels. In the decades after World 
War II, housing and transportation policies incentivized the 
growth of suburbs while redlining practices and racially 
restrictive covenants systematically prevented African 
Americans and other people of color from buying homes in 
new developments while starving older urban neighborhoods 
of needed reinvestment. Many other factors—continued 
racial discrimination in housing and employment, 
exclusionary land use practices that prevent construction 
of affordable multifamily homes in more affluent 
neighborhoods, and political fragmentation—have conspired 
to reinforce these geographic, racial, and class inequities.

Across the country, communities are striving to steer 
metropolitan development and growth toward greater racial 
and economic inclusion, environmental sustainability, and 
economic vitality. Over the past five years, more than 70 
regions have undertaken formal “sustainable communities” 
regional planning processes to target their housing, 
economic and workforce development, and infrastructure 
investments toward growing more inclusive, resilient, 
prosperous regions.1

Demographic and economic trends have pushed equity onto 
the agenda in discussions about metropolitan futures. 
America is undergoing a profound demographic 
transformation in which people of color are quickly becoming 
the majority. At the same time, inequality is skyrocketing, 
wages are stagnant for all but the highest earners, middle- 
class job opportunities are vanishing, many workers remain 
shut out of the labor force, and racial economic inequities 
remain wide and persistent. Without a change in course, 
racial disparities in income, employment, and wealth will 
weigh more and more heavily on communities and the nation 
as a whole as communities of color grow as a share of the 
population.

Today, America’s regions are patchworks of concentrated 
advantage and disadvantage, with some neighborhoods 
home to good schools, bustling commercial districts, 
services, parks, and other crucial ingredients for economic 
success, and other neighborhoods providing few of those 
elements. The goal of regional equity is to ensure that all 
neighborhoods throughout the region are communities of 
opportunity that provide their residents with the resources 
and opportunities they need to thrive.In addition, a growing body of economic research from 

academic economists as well as institutions like the 
International Monetary Fund, the OECD, and Standard & 
Poor’s, finds that lower inequality contributes to economic 
success. The latest data analyses find that inequality hinders 
economic growth and prosperity, while greater economic and 
racial inclusion fosters economic mobility and stronger 
growth.2 Other research emphasizes how diversity 
contributes to innovation, problem-solving, and business 
success. Businesses with a more diverse workforce achieve 
a stronger bottom-iine and higher market share.3

An Equity Profile of the Los Angeles Region examines 
demographic trends and indicators of equitable growth, 
highlighting strengths and areas of vulnerability in relation 
to the goal of building a strong, resilient economy. It was 
developed by PolicyLink and the Program for Environmental 
and Regional Equity (PERE) to support the Weingart 
Foundation, other funders, advocacy groups, elected 
officials, planners, business leaders, and others working to 
build a stronger and more equitable region. This summary 
document highlights key findings and implications from the 
larger profile.All of this suggests that equity—full inclusion of all residents 

in the economic, social, and political life of the region, 
regardless of race, ethnicity, age, gender, or neighborhood of 
residence—is essential for regional prosperity. Ensuring that 
people of all races and ethnicities can participate and reach 
their full potential has become more than just the right thing 
to do—it is an absolute economic imperative.

Equitable Growth Indicators
This profile draws from a unique Equitable Growth Indicators 
Database developed by PolicyLink and PERE. This database 
incorporates hundreds of data points from public and private 
data sources, such as the U.S. Census Bureau, the U.S.
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Bureau of Labor Statistics, and Woods & Poole Economics, 
Inc. The database includes data for the 150 largest 
metropolitan regions and all 50 states, and includes 
historical data going back to 1980 for many economic 
indicators as well as demographic projections through 2040. 
It enables comparative regional and state analyses as well as 
tracking change over time. Many of the indicators included in 
this profile can also be found online in the National Equity 
Atlas at www.nationaiequitvatlas.org.

African Americans, Native Americans, and people of mixed 
and other racial backgrounds—represent 73 percent of 
residents today. Latinos are projected to become a 
demographic majority by 2020.

The region experienced dramatic growth and change since 
1980, growing from 7.5 million to 10 million residents. 
People of color have driven the region's growth and will 
continue to drive growth but the pace of racial/ethnic 
change will be slower than the nation overall.

Defining the Region
For the purposes of this profile and data analysis, we define 
the Los Angeles region as Los Angeles County.

Since 2000, Los Angeles’ Latino population has grown by 13 
percent adding 571,540 residents, in the same period, the 
Asian population has grown by 22 percent, adding another 
246,139 residents. The region's Native American, African 
American, and non-Hispanic White populations have all 
decreased.

Profile Highlights

The region has led the nation’s demographic 
shift—but the pace of change is slowing

Immigration has been a driver in the growth of the Asian 
population: 58 percent of the growth in the Aslan 
population between 2000 and 2014 was from foreign-born 
APIs. The growth in the Latino population has been due to 
U.S.-born Latinos. There has been a net loss in the number 
of foreign-born Latinos in the County.

While the nation is projected to be peopie-of-color majority 
by the year 2044, the Los Angeles region crossed that 
threshold in the 1980s. The region is the ninth most diverse 
amongthe largest 150 metros. Communities of color— 
Latinos, Asian Americans and Pacific Islanders,

The share of people of color is projected to increase through 2050
Racial/Ethnic Composition, 1980 to 2050
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Since 1990, the region's population has grown by over one 
million residents. This growth can be seen throughout the 
region, but is most notable in the outer suburbs of Lancaster, 
Palmdale, and Santa Clarita, as well as in the San Fernando 
and San Gabriel Valleys.

Rising inequality and fewer middle-class pathways
Los Angeles ranks seventh in income inequality out of the 
largest 150 metro regions. Inequality is driven, in part, by a 
widening gap in wages. Since 1979, the highest-paid workers 
have seen their wages increase by 13 percent, while wages 
for the lowest-paid workers have declined by 25 percent

Inequities threaten the region’s long-term 
economic prosperity One of the factors driving inequality in the region is its 

changing economic structure: the region is losing its middle- 
wage jobs while it is growing iow- and high-wage jobs. 
Between 1990 and 2012, Los Angeles experienced a 27 
percent decline in middie-wage jobs in industries like 
wholesale trade, construction, manufacturing, and health 
care. During the same time period it gained low-wage jobs 
(15 percent increase) and high-wage jobs (6 percent 
increase). Another factor is uneven wage growth. Between 
1990 and 2012, workers in the upper rungs have seen strong 
earnings growth (inflation-adjusted 38 percent increase). 
Wages for low-wage workers fell by one percent.

Los Angeles County’s economy was hit by the downturn of 
the early 1990s and job growth and economic output has 
fagged the national average since then. Since 1979, job 
growth in Los Angeles County has not kept up with 
population growth and has lagged the national average. 
The number of jobs per person in Los Angeles County has 
increased by only 4 percent since 1979 as compared to an 
increase of 16 percent for the nation overall.

Since 1990, poverty and working poverty rates in the region 
have been consistently higher than the national averages. 
Between 1990 and 2000, the national average poverty rate 
declined while it rose sharply in Los Angeles County. Today, 
nearly one in every five Los Angeies residents (18.4 percent) 
lives below the poverty line, which is about $24,600 a year 
for a family of four. The share of the working poor, defined as 
working full time with an income below 150 percent of the 
poverty levei, has also risen and has been consistently above 
the national average. The working poverty rate in Los 
Angeles is 7.0 percent compared with 4.7 percent nationally.

Racial economic inequities
People of color are far more likely to be in poverty or working 
poor than Whites. Nearly a quarter of the County's African 
Americans (24.5 percent) and Latinos (23.7 percent) live 
below the poverty level—compared with about one in ten 
Whites (10.6 percent). Latinos are much more likely to be 
working poor compared with all other groups. The working 
poverty rate for Latinos (12.5 percent) is almost three times 
as high as for African Americans (4.3 percent).

Wages grew only for higher-wage workers and fell
Real Earned Income Growth for Full-Time Wage and Salary Workers Ages 25-64,1979 to 2014
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In general, unemployment decreases and wages increase 
with higher educational attainment, yet racial and gender 
gaps persist in the labor market. African Americans face 
higher rates of joblessness at all education levels. The 
disparity in joblessness between African Americans and 
Whites is greatest among those who have less than a high 
school diploma. However, the racial gap persists even among 
college graduates.

higher. Only 10 percent of Latino immigrants, 28 percent of 
U.S.-born Latinos, and 34 percent of Blacks and Native 
Americans have reached that level of education. Higher 
percentages of Whites (58 percent) and Asian Americans and 
Pacific Islanders, both immigrant (59 percent) and native- 
born (69 percent), have at least an associate’s degree.

Latino immigrants from Central America and Mexico tend to 
have very low education levels while those from South 
America tend to have higher education levels. Education 
levels vary among Asian American and Pacific Islander 
immigrants as well: South and East Asian immigrants tend to 
have higher education levels while Southeast Asian 
immigrants and Pacific Islander immigrants have lower levels. 
For example, only 23 percent of Cambodian immigrants have 
an associate's degree or higher compared to 78 percent of 
Asian Indian immigrants.

Among full-time wage and salary workers, there are racial 
gaps in median hourly wages at all education levels. Among 
college graduates with a BA or higher, Blacks and Asian 
Americans and Pacific islanders earn $6/hour less than their 
White counterparts while Latinos earn $9/hour less. At all 
education levels, women of color have the lowest median 
hourly wages. College-educated women of color with a BA 
degree or higher earn $11 an hour less than their White male 
counterparts.

The share of youth who do not have a high school education 
and are not pursuing one has declined considerably since 
1990. Yet youth of color (with the exception of Asians) are 
still less likely to have finished high school or be enrolled in 
school than Whites. Young immigrant Latinos, in particular, 
have high rates (28 percent) of dropout or non-enrollment.

Educational gaps among key segments of the workforce
A skilled workforce is central to economic competitiveness in 
today's knowledge-driven economy. The region will face a 
skills gap unless education levels increase. By 2020, 44 
percent of the state's jobs will require an associate’s degree

■ry education level, Blacks have the highest unemployment and ail people of color have lower wages than Whites
Unemployment Rate by Educational Attainment and 
Race/Ethnicity, 2014

At ev
Median Hourly Wage by Educational Attainment and 

Race/Ethnicity, 2014
■ All 
■3 white 
ssBJsci:
A La Lkjl>

■ an or P.=

30%
Ifir Islander

25% I
£

$30 j
20% !

:
t-

I$20 ] I¥\ £& t;|E% %& % 1a ifi 3 ■ph- ;%■ &££ %$1 i# ftK& % $ '6 fc-j

II y %& £ Vi| $&$ .Hmm\M u.■■mfit/ %$ &iv cf!A-
. :hcT■V Atli-J
Less than a Some

Diploma, College, 
Diploma no College no Degree

HS AA BA Degree 
Degree, or higher 
no BA

Less than HS Some AA 8A
HS Diploma, College, Degree, Degree 

no BA or higher
a

HS no no
Diploma College Degree

Source: Integrated Public Use Microdata Series. Universe Includes civilian 
noninstitutional fuihtime wage and salary workers ages 25 through 64. 
Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes the civilian 
noninstitutional population ages 25 through 64.
Note: Data represent a 2010 through 2014 average.



An Equity Profile of the Los Angeles Region PolicyLink and PERE 6

Neighborhood disparities and disconnect
Income, race, and where one lives all play roles in 
determining one's connectedness and access to 
opportunities. The Weingart Foundation has identified three 
areas of special interest: the South Los Angeles Transit 
Empowerment Zone (SLATE-Z), the Southeast Los Angeles 
County cities, and the community of Watts and Wiflowbrook. 
Identifying the challenges that these communities face can 
help the region's leaders develop targeted solutions.

In the SLATE-Z area, the Southeast Cities, the community of 
Watts and Wiliowbrook, as well in the Cities of Compton and 
Paramount and the community of Westmont, there are many 
census tracts showing unemployment rates above 15 percent 
and poverty rates of 29 percent or more. Affordable housing 
is also a challenge. Los Angeles ranks seventh out of the 
largest 150 metro regions in renter housing burden. Nearly 
6 in 10 (59 percent) of renters are housing burdened, defined 
as spending more than 30 percent of their household income 
on housing costs. SLATE-Z and Watts are among the 
communities facing the highest rent burden.In a region where people still rely heavily on driving to get 

around, 18 percent of Black households and 11 percent of 
Latino households do not have access to a car. Census tracts 
in SLATE-Z are among those with the highest percent of 
households without a vehicle. In the overall region, very 
low-income African Americans and Latino immigrants are 
most likely to use public transit. The implementation of 
voter-approved tax measures to expand the build out of the 
region’s transportation infrastructure is an important 
opportunity to connect those neighborhoods and 
communities that have been left behind.

Racial and economic inclusion would strengthen 
the economy

The Los Angeles region’s rising inequality and its racial gaps 
in income, wages, education, and poverty are not only bad 
for communities of color, but they also hinder the whole 
region’s economic growth and prosperity. According to our 
analysis, if there were no racial disparities in income, the 
region’s GDP would have been $380 billion higher in 2014: 
a 58 percent increase.

Los Angeles’ GDP would have been $380 billion higher if there were no racial gaps in income
Actual GDP and Estimated GDP without Racial Gaps in income, 2014 {in 2014 dollars)
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Sources; Bureau of Economic Analysis, Bureau of Labor Statistics, and integrated Public Use Microdata Series (IPUMS).

Note: The “equity dividend" is calculated using data from JPUMS for 2010 through 2014, and is then appiied to estimated GDP in 2014. See the "Data and methods1 
section for details.
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Implications

Use data to inform dialogue and deliberation.
Data can help stakeholders come together to gain a shared 
understanding of the equity challenges, to develop solutions 
and joint action, and to track progress towards equity and 
growth overtime.

Los Angeles' diversity is a major potential asset in the global 
economy, but inequities and disparities are holding the 
region back. To build a more equitable and sustainable 
regional economy, Los Angeles must take steps to better 
connect its communities of color to quality education, 
high-opportunity jobs, and affordable housing. To do that, 
PolicyLink/PERE suggests that the region: Assess equity impacts at every stage of the 

policy process.
From when the policy process begins through its 
implementation and evaluation, ask who will benefit, 
who will pay, and who will decide and adjust decisions 
and policies as needed to ensure equitable impacts.

Choose strategies that promote equity and growth 
simultaneously.
The winning strategies are those that maximize quality job 
creation while promoting health and economic opportunity 
for low-income populations. This will require equity 
advocates to take growth more seriously and growth 
proponents to adopt equity at the forefront, not as 
an after-thought.

Ensure meaningful community participation, voice, 
and leadership.
intentional strategies are needed to build authentic avenues 
for increased participation in ali aspects of the political 
process—from the basic act of voting to serving on boards 
and commissions to being elected as political leaders.

Target programs and investments to the people and 
places most left behind.
Focusing resources and investments on the communities 
that have been left behind will produce the greatest returns. 
Improving outcomes for the most vulnerable populations— 
such as residents in Southeast Los Angeles County, Watts 
and Wiliowbrook, and the SLATE-Z area, will help improve 
outcomes for the County as a whole.

Restore civic life and instill a spirt of stewardship.
Part of what sent Los Angeles adrift has been a sense of 
social disconnection. Spreading the message that we are in it 
together is important—and philanthropy can play a key role 
in convening actors to develop multi-sectoral commitments.

Leverage public investment for equitable outcomes.
The implementation of voter-approved tax measures to 
expand the build out of our transportation infrastructure, 
increase green space, and address homelessness are 
immediate opportunities to ensure that both the processes 
and outcomes are equitable.

Stick with equity strategies for the long haul.
There is no one single effort that will be the “silver bullet" 
to transform Los Angeles. The challenges we face did not 
emerge overnight and they are not just driven by one factor. 
Leaders must be willing to stick with comprehensive 
strategies over the long haul and patient investments by 
philanthropy are key.

Make economic and social integration a 
common agenda.
Closing the economic gap requires an understanding of the 
particular needs of African American youth, Latino native- 
born residents, and Asian immigrants. Yet solutions should 
be pursued through multi-racial efforts. Promoting 
immigrant integration and the integration of the re-entry 
population should be seen as part of a common agenda for 
a more equitable Los Angeles.

Pioneer model equity strategies for the nation.
Just as Los Angeles has led the nation in demographic 
transformation and income inequality, so can it iead the 
nation in its strategies and solutions for a more equitable 
future. Doing so will require mechanisms for documenting 
solutions, evaluating progress, and for broadcasting lessons 
learned and successes that can be scaled to change the 
course of the nation.
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1 U.S. Department of Housing and Urban Development. Sustainable 
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1 Andrew G. Berg and Jonathan D. Ostry, Inequality and Unsustainable 
Growth: Two Sides of the Same Coin?, Staff Discussion Note (Washington, DC: 
International Monetary Fund, 2011)
http://www.imf.org/external/pubs/ft/sdn/2011/sdnll08.pdf: Jonathan D. 
Ostry, Andrew Berg, and Charalambos G. Tsangarides, Redistribution, 
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IMPACT OF BIG BUSINESS IN CHINATOWN 2

The purpose of this research is to examine the 
impacts of the Walmart Neighborhood Store 
and Starbucks on Asian small businesses in 
Los Angeles’ Chinatown. The key question 
is whether these chain-store developments 
are displacing existing businesses. Moreover, 
large-scale development is likely to alter 
Chinatown’s cultural significance as a 
historic place where Chinese immigrated to 
live and work in Los Angeles. This research 
examines whether Walmart and Starbucks 
are attracting more customers for ethnic 
small businesses or threatening these 
businesses’ sustainability.

Main Findings
More than half of all individuals interviewed, at both Walmart 
and Starbucks, reported visiting each respective site at least 
once a week. A large portion of Walmart shoppers interviewed 
are residents of Chinatown.
Since the arrival of Walmart in Chinatown in September 2013, we 
see a slight decrease in residents shopping at other businesses 
in Chinatown and a slight increase in residents who have ceased 
to shopped locally.
A little more than half of all Walmart visitors shopped for 
groceries while two of every three visitors of Starbucks reported 
that coffee was the primary reason they shopped there.

This brief explores both the Walmart and 
Starbucks sites because they are newly 
developed establishments that share very 
different characteristics from the rest of 
Chinatown’s ethnic businesses. We will 
be primarily analyzing the consumers 
of Walmart and Starbucks in regards to 
the reasons that they shop there, how 
often they shop there, and whether they 
shopped in Chinatown before or after the 
corporate businesses opened. In addition, we 
disaggregated some of the data for residents 
and non-residents of Chinatown to determine 
if these businesses are attracting new people 
to the area.

This research case study examines Walmart 
and Starbucks in Chinatown and their 
relationship with Asian small businesses. In 
September 2013, the Walmart Neighborhood 
Market opened for business amid an 
extraordinary amount of controversy 
from labor rights and community-based 
organizations. One of the incidents included 
a civil disobedience where over 54 individuals 
were arrested before the establishment’s grand 
opening.2 The corporation’s Neighborhood 
Market brand offers fewer amenities than 
most Walmart Supercenters, but nevertheless 
features a wide array of grocery products, 
pharmacy services, deli foods, and other 
items. It is unknown why Walmart chose to 
specifically open a small neighborhood store. 
In 2004, the Los Angeles City Council passed 
an ordinance that requires large retail stores 
to pay for an independent economic analysis 
of the immediate vicinity’s businesses. 
Walmart may have chosen to create a smaller 
Neighborhood Market to avoid paying for 
this economic analysis report.'1 The addition 
of Starbucks lo Chinatown was accompanied 
by the community’s first and currently 
largest mixed-use complex with market-rate 
housing, Jia Apartments.

BACKGROUND

Chinatown is undergoing a steady investment 
of housing, recreational, and commercial 
projects that will likely accelerate recent urban 
renewal efforts. Business and community 
leaders have been searching for new avenues 
to revitalize the area as a tourist location in 
addition lo a place where residents can call 
home. Metro’s addition of a 2003 light-rail 
train station in the community was perceived 
to be an official milestone in the economic 
revival of the historic area.1 Two completed 
establishments, Walmart and Starbucks, 
have garnered much attention in Chinatown.

2 Whitcomb, Dan. “More than 50 arrested at Los Angeles 
protest over Walmart wages.” Reuters 8 Nov. 2013 [Los 
Angeles],

3 Field Observation and Participant Interview at 
Chinatown’s Saigon Plaza, 2014.

Cover photo by B, Wei, 

2014; report layout and 

design by A. Cheng
1 Woodson. Joy L. “Ringing in a New Era in Old
Chinatown.” Los Angeles Times 13 Aug, 2003, calendar ed.
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sites in March to May 2014. Since there was 
no prior research on these developments in 
Los Angeles’ Chinatown, we were dependent 
on literature reviews and past studies that 
dealt with Walmart stores and Starbucks 
coffeehouses in other locations.

Food and retail are some of the top business 
activities within the Chinatown community, 
and Walmart, as well as Starbucks, may have 
an immediate impact on these commercial 
outlets. In a “Jobs by N AICS” (North American 
Industry Classification System) industry 
report, Retail Trade encompassed 12.4% of 
the jobs in the area and Accommodation & 
Food Services comprises 12.7% of all jobs.4 
Therefore, roughly a quarter of all businesses 
in Chinatown are likely to compete with 
these two recent chain store developments of 
Walmart and Starbucks.

A majority of our data comprised of 
quantitative research regarding the shoppers’ 
reasons for visiting each particular site, 
how often they would shop at the stores, 
and whether they shopped frequented other 
businesses in Chinatown prior to and after 
the opening of the chain stores. We also 
analyzed data by Chinatown residents and 
non-residents. Residents are those who live 
in Chinatown neighborhood. Non-residents 
are those who live outside of Chinatown 
neighborhood. Our primary locations for 
data collection were the sidewalk of North 
Bunker Hill Avenue in front of the Walmart 
entrance and the sidewalk of North Broadway 
Street in front of the Starbucks entrance. At 
the end of our data collection, we obtained a 
total of 72 surveys from Walmart shoppers 
and 52 surveys from Starbucks patrons.

METHODOLOGY

This study focuses on a Walmart 
Neighborhood Store (701 West Cesar E. 
Chavez Avenue, Los Angeles, CA 90012) 
and a Starbucks Coffee outlet (639 North 
Broadway Street #101 A, Los Angeles, CA 
90012). The fieldwork and data collection 
included conducting surveys, interviews, and 
observations with consumers at both study

4 Work Area Profile Analysis - LEHD Data, U.S. Census 
Bureau. 2014.
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Starbucks Shopper Demographics (n=52)Walmart Shopper Demographics (n=72)

faj
Asian 38 53% 48%Asian 25
Latina/o 13 18.5% 19%Latina/o 10

Non-Hispanic White 13 18.5% Non-Hispanic White 19%10

Non Hispanic Black 8 Non Hispanic Black 6 12%
Other 0%0 Other 2%1

frequencyAgehuS;
20 and Younger 13 25%20 and Younger 25%18

56%44% 2921-40 32 21-40
40 and Older 19%40 and Older 1022 31%

Male 60%Male 53% 3138
40%Female Female 2134 47%

Other 0 0%Other 0 0%

Source: Quantitative Survey Result; 
Data Analysis by J. Fang

Source: Quantitative Survey Result; 
Data Analysis by J. Fang

some fieldwork and interviews. In contrast 
to Walmart, it appears that Starbucks have 
less of a direct, negative impact on local 
independent coffeehouses and bakery stores. 
As one article stated, a Starbucks may actually 
have increased business for nearby stores.5 
Further research should be conducted in 
order to quantify the direct consequences 
and any externalities of Walmart stores and 
Starbucks and to determine if they alter the 
cultural significance of ethnic communities 
like Chinatown.

Data Limitations

As for data limitations, we had difficulty 
surveying and interviewing potential 
participants due to restricted access at the 
site locations. We were unable to conduct 
the surveys inside the stores or block the 
doorways, so we stood a few feet from the 
entrance doors. In addition, our research 
project was for a short period of time 
(approximately three months in spring 
of 2014 with limited staff and financial 
resources.

Walmart

Themajorityofthearticles and publications on 
Walmart tend to focus more on their macro
level impacts as opposed to the influences 
on a local community’s small business 
environment. Several articles describe how 
large retail outlets, selling a diversity of 
products, may displace some specific small 
businesses within a distinct industry. A 2014 
investigative report discovered that after a

LITERATURE REVIEW

This section summarizes some of the 
published articles regarding Walmart and 
Starbucks’ neighborhood and economic 
impacts at other locations. More research 
is imperative to determine any conclusive 
findings as to what effects Walmart stores 
have specifically on Asian small businesses.

There is a dearth of research on the issue 
of Starbucks’ effect on small businesses, 
albeit there are a few media articles using

5 Clark, Tavlor. “Don't Fear Starbucks: Why the Franchise 
Actually Helps Mom and Pop Coffeehouses.” Slate. Dec. 
2007.



IMPACT OF BIG BUSINESS IN CHINATOWN 5

Walmart Neighborhood Store opened in Los 
Angeles County in March of 2013, several 
businesses within close proximity had either 
encountered the following: 1) transitioned 
into a different service to remain uniquely 
competitive, 2) experienced too much of a loss 
in customer base and thus, were struggling to 
remain financially solvent, or 3) closed their 
business because of the new store/
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Through a similar lens, a 2011 report by 
a New York City stakeholder association 
conducted an economic study to simulate 
the effects of a Walmart Neighborhood Store 
in a community where small firms served 
the needs of most residents. The author 
concluded that 30 to 41 small businesses 
could potentially be displaced should a large 
corporate outlet open in a neighborhood like 
Harlem.7

I A]
E

HR! liYe;
Chinatown's Starbucks on North Broadway Street and Cesar Chavez Avenue

pstnA political science newsmagazine in 2011 
featured several articles about the varying 
levels of Walmart’s operations. One of the 
articles emphasized small business closures 
which may have been caused by Walmart. 
The article cited a study where from 1983 to 
1993, Walmart had opened 45 regular stores 
in Iowa, and there was an unprecedented 
amount of department stores, apparel outlets, 
hardware firms, and grocery markets that 
closed.

s

1w

S[717

Chinatown's Walmart on Grand Avenue and Cesar Chavez Avenue

on thesuhject. In a2007magazine submission, 
the author claimed that Starbucks actually 
improved business activity for other firms due 
to externalities like increased foot traffic and 
improved visibility to nearby establishments. 
It appears that the corporate firms trend 
for improving sales for local stores is “the 
exception, not the rule.

Starbucks

There is a paucity of inquiries into what 
conditions do Starbucks establishments 
create in ethnic business communities. 
The only investigation on Starbucks and 
small businesses are from a popular culture 
publications that feature informal narratives ”8

This existing body of research illustrates 
how there are mixed results on the impacts 
of Walmarts and Starbucks and little

6 Lee, Wendy. "Altadena Walmart a year later; Some small 
competitors thrive, others fail." 89,3 KPCC Economics and 
Business Segment. Southern California Public Radio, 15 Apr. 
2014,

7 Stringer, Scott. “Pood for Thought; A Case Study of 
WalmarL’s Impact on Harlem’s Healthy Food Retail 
Landscape.” Office, of the Manhattan Borough President Nov. 
2011.

8 Clark, Taylor. “Don’t Fear Starbucks; Why the Franchise 
Actually Helps Mom and Pop Coffeehouses.” Slate. Dec. 
2007.
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research on how small ethnic businesses 
are affected. Most of the published research 
on Walmarts raised issues about unhealthy 
business practices and indicated unfavorable 
outcomes for small local businesses. 
There are only a few magazine articles on 
Starbucks’ impact on neighborhoods which 
may actually have positive effects for other 
businesses. Perhaps, Los Angeles Chinatown 
small businesses may be able to see positive 
results from having chain-store neighbors if 
they are able fulfill an ethnic niche that will 
attract customers, particularly local residents 
and passerby tourists.

nearly all of their household needs.

Walmart Products and Services
Total Responses=115

Other
Reasons

22%

Pharmacy
11%

Grocery
Products

51%Gardening
Items
5% Dei/"

Prepared
Food

11%

MAIN FINDINGS
Source: Quantitative Survey Result 
Data Analysis byT. LeProducts and Services

Walmart

As part of our survey, we asked the 72 persons 
what types of items did they purchase at 
Walmart, such as grocery products, deli/ 
prepared foods, gardening, pharmacy, or 
other reasons/items. Since more than one 
answer could be selected, there were a total 
of 115 responses. More than half (59 out 
of 115 or 51%) of the responses were for 
grocery products. This is consistent with our 
observations, as we noticed many people 
from the neighboring complexes walked to 
this store to buy one or two items that they 
needed for their meal that day.

Starbucks Products and Services
Total Responses=78

Free Wi-Fi

fi
Bakery

25%

Coffee
67%

Source: Quantitative Survey Result 
Data Anaiysis byT. Le

Twenty-two percent of the responses were 
from shoppers who were shopping at 
Walmart for “other reasons.” Eleven percent 
of the responses were from shoppers buying 
pharmacy items and 11% were from shoppers 
buying deli/prepared foods. Five percent of 
the responses were from people shopping for 
gardening items. Overall, the trend that we 
noticed was shoppers liked the convenience 
of a variety of products at one place with 
affordable prices. In multiple interviews 
with both residents and non-residents of 
Chinatown, they stated that the diversity of 
products made this store their top choice for

Starbucks

We asked the 52 survey respondents why they 
shopped at Starbucks, e.g. for the free wi-fi 
(wireless internet), coffee, bakery, or other 
reasons. More than one answer could be 
selected, so there was a total of 78 responses. 
A large majority of the responses were to 
buy coffee at Starbucks (52 out of 78 or 67%). 
This is consistent with what we witnessed 
and experienced in the field. A quarter of the 
responses were for baked goods. Only 8% of 
the responses were for the free wi-fi access. 
One young Caucasian woman explained



that this Starbucks was one of the few good 
study places in Chinatown. Unlike Walmart, 
Starbucks has a limited range of products; 
however, more than one individual stated 
that they prefer Starbucks for its name-brand 
recognition.

Shopping Frequency

Walmart

Our data analyses compare the frequency 
that Chinatown residents and non-residents 
shopped at the Walmart Neighborhood 
Market site. A total of 49 out of 72 (68%) 
surveys were completed by participants who 
stated that they reside within Chinatown’s 
boundaries. Out of the 49 Chinatown 
residents, an overwhelming majority, 38 or 
78%, reported that they shop at Walmart 
at least once a week. None of the residents 
interviewed visited the store on a monthly 
basis. Eleven out of 49 (22%) did not shop 
there often at all.

A total of 23 out of the 72 total (32%) 
individuals interviewed at Walmart did 
not live in Chinatown. A large majority, 16 
out of 23 (70%) of non-residents shopped at 
this Walmart weekly. Seven out of 23 (30%) 
non-residents interviewed frequented this 
Walmart at least once a month from outside 
of Chinatown. None of the non-residents said

Walmart Shopping Frequency 
by Residency

that they did not shop there at all. Although 
there were more residents shopping at 
Walmart, both residents and non-residents 
shopped there frequently, at least once a 
week.

Starbucks

This data illustrates how often Chinatown 
residents shopped Starbucks in comparison 
to non-residents. From the 52 survey 
participants, 24 (or 46%) are Chinatown 
residents. Fifteen out of 24 residents (or 63%) 
shopped the Starbucks at least once a week, 
and 7 residents (29%) shop at least once a 
month. Only 8% (2 out of 24) of Chinatown 
residents did not shop at Starbucks often at
all.

A total of 28 out of 52 surveys (54%) were from 
consumers who do not live in Chinatown. 
Nineteen out of the 28 non-residents (68%) 
reported shopping at this Starbucks at 
least once a week. Six out of 28 of the non
residents interviewed (21%) shopped this 
establishment at least once a month. Eleven 
percent of non-residents (3 of 29) did not 
shop Starbucks often at all. Residents and 
non-residents both had a large majority 
that shopped at Starbucks "at least once a 
week,” had a similar proportion of those who 
shopped at Starbucks "at least once a month,”

Starbucks Shopping Frequency 
by Residency

sa%

Source; Quantitative Survey Result 
Data Analysis byT. Le

Source: Quantitative Survey Result
Data Analysis byT. Le
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Walmart Consumer Trends of 
Chinatown Residents (n-49)

92*
32%

fk
— 3.<

S Shop in CT

*1 DO NOT Shop on CT

IS*
S% ■ '-C.
'M

Before Arrival of Waimart After Arrival of Wslrnart

Walmart Consumer Trends 
Total Respondents-72

79%
68%&

%
t is Shop in CT 

& DO NOT Shop on CT
32%

21%

Before Arrrval of After Arrival of 
WeimartWalmart

Source: Quantitative Survey Result 
Data Analysis byT. Le

Of the 23 non-residents of Chinatown 
surveyed, 12 shopped in Chinatown (52%) 
before Walmart opened. This demographic 
decreased by 13 percentage points to 39% 
after Walmart arrived in the neighborhood. 
At the same time, our data demonstrates an 
increase in non-residents who no longer shop 
in the Chinatown community. A total of 11 
out of23 (48%) non-residents did not shopped

Walmart Consumer Trends of 
Non-Residents (n=23j

70%

60%

44%
50%

of 2013. After the opening of the Walmart, 
this number increased by 10 percentage 
points to 18% of residents who did not shop 
in Chinatown. It is uncertain if Walmart is 
taking away customers from other businesses 
in Chinatown with its product options 
and competitive pricing. From personal 
narratives and qualitative notes, there is 
a potential slight decrease in residents 
shopping at other businesses in Chinatown 
and a slight increase in residents who have 
ceased to shop locally.

and had a small portion that shopped there 
“not often at all.”

Consumer Trends

Walmart

We analyzed data regarding the shopping 
tendencies before and after the arrival of the 
Walmart in Chinatown around September of 
2013. A large majority of total respondents 
(57 out of 72 or 79%) shopped in Chinatown 
before Walmart located in the neighborhood. 
The percentage points was about 11% lower 
after Walmart opened. About 21% (15 out of 
72) respondents did not shop in Chinatown 
before Waimart’s arrival. The percentage 
points increased by 11% after Walmart 
located in the area. There seems to be a trend 
of fewer people shopping in the area, after the 
arrival of Walmart. One possible explanation 
is an increase in foot or car traffic. However, 
we did not ask why people may be shopping 
more or less in Chinatown.

Source: Quantitative Survey Result
Data Analysis byT. Le

Source: Quantitative Survey Result 
Data Analysis byT. Le

We disaggregated the data for Chinatown 
residents and non-residents, 
overwhelming 92% (45 out of 49) stated 
that they had shopped before the arrival of 
Walmart. 'This demographic decreased by 
10 percentage points to 82% after Walmart 
opened. One participant remarked that they 
shopped at, “Papa John Pizza and then there’s 
the liquor store across the street from here.”

An

Only 4 of these 49 (8%) residents have not 
shopped in Chinatown before September

*•r
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Starbucks Consumer Trends
Total Respondents:=52

90% si% 81%
30%

& •70% t
>- 60% -1“ 
g 50% - —
O’ 40%-----
£ 30% —

£ Shop in CT 

»DO NOT Shop on a19% 19%20%
10% <4kg® Oil0%

Before Arrival of 
Starbucks

After Arrival of 
Starbucks

Source: Quantitative Survey Result 
Data Analysis byT. Le

The shopping tendencies of non-resident 
Starbucks consumers are nearly the same 
as those of Chinatown residents. Before the 
Starbucks arrived in the neighborhood, 
22 of these 24 non-residents (92%) came to 
Chinatown to shop from the surrounding 
area. This number remained the same after 
the Starbucks opened. Two out of 24 non
residents (8%) reported that they did not shop 
at other businesses in Chinatown both prior 
to and after the Starbucks’ arrival. Due to 
the similarity of our results before and after 
the Starbucks opened, this establishment 
may have had little impact on Chinatown 
residents’ and non-residents’ shopping habits. 
It is important to note that this surveying 
was taken less than one month after the 
opening of this site which may be too soon 
for any economic impact to be profoundly 
noticeable.

Starbucks Consumer Trends of 
Non-residents (n=24)

in Chinatown before Walmart opened. This 
number increased by 13 percentage points 
to 61%. We suspect that these non-residents 
may exclusively shop at Walmart and no 
longer patron other Chinatown residents.

Starbucks

We analyzed data regarding the shopping 
tendencies before and after the arrival of the 
Starbucks in Chinatown in April of 2014. A 
large majority of total respondents (42 out 
of 52 or 81%) shopped in Chinatown before 
Starbucks arrived. The percentage was the 
same after Starbucks opened, 
percent of respondents (10 out of 52) did not 
shop in Chinatown before Starbucks. This 
was the same percentage after Starbucks 
located in the area. Our research indicates 
that Starbucks may not have an impact on 
increasing or decreasing people shopping in 
Chinatown.

Nineteen

We also examined the consumer tendencies 
of Chinatown residents and non-residents. 
Before the arrival of Starbucks, 20 out of 
28 (71%) Chinatown residents shopped in 
Chinatown. Only 8 of these 28 Chinatown 
residents interviewed (29%) did not shop 
within this neighborhood before the arrival 
of this Starbucks. These numbers remained 
the same after the arrival of Starbucks in 
Chinatown.

Starbucks Consumer Trends of Chinatown 
Residents (n=28j

&D%
71%71%

70% 1
5V\

5034
S' ■ Shop in CT

5 4DX
DONOTShap or, CT

30%

20%

1C%
0%

Before Arrival of Starbucks After Arrival ot Starbucks

Source: Quantitative Survey Result 
Data Analysis byT. Le

Source: Quantitative Survey Result
Data Analysis byT. Le
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IMPACT OF BIG BUSINESS IN CHINATOWN 10

owned or catering to Asian Americans, 
will survive with corporate establishments 
and luxury housing rapidly transforming 
Chinatown.

Community Concerns

It is unclear as to what long-term repercussions 
the introduction of Starbucks and Walmart 
may have on Asian small businesses in the Los 
Angeles’ ethnic neighborhood of Chinatown. 
Chinatown’s distinct proximity to Downtown 
Los Angeles and other attractive amenities 
may accelerate the overdevelopment in the 
area. The diverse selections of products 
have many Asian small vendors concerned 
about Walmart’s economic externalities,9 
The Starbucks’ location on an intersection 
near the “Chinatown Gateway” has also 
worried some community stakeholders 
about the store affecting the neighborhood 
character. The nearby large-scale market rate 
housing project, Jia Apartments, will most 
likely attract outside residents from a higher 
socioeconomic background. Community 
members have legitimate questions about 
how culturally significant businesses, either

Future research is needed to conclude 
whether these chain commercial outlets will 
also compromise the existing neighborhood 
character. From personal narratives to 
field observations, our research illustrates 
that, at the minimum, the neighborhood is 
transforming in terms of socioeconomic and 
racial demographics. Yet, more remains to be 
seen as whether or not current Chinatown 
residents and business owners may directly 
benefit from these large-scale developments.

Chinatown’s future holds numerous 
opportunities for developers and financial 
institutions to adopt community benefit 
agreements that leave a sustainable impact 
within the community. Chinatown residents, 
workers, and community stakeholders may 
have more to gain if developers agree to

Yield observation and participant interviews at 
Chinatown's Saigon Plaza. 2014,

Timeline of Recent & Future Developments
Nov.'16: 
Vertical Park 
will open.Jmmk \

k $1.5 bill}Am fc-4%SiW,
-b- m73

•ja,

mwMar.'14:
Jia Apartments 
(formerly the 
Chinatown 
Gateway) opens 
with Starbucks.

■fjgm N,

\
Feb.'15:
LA State Historic 
Park (Cornfield) wiii 
complete renovations.

' rJan,'28:
Gold Line Metro 
expansion project 
opens.

2010 2015 2020

9 If*3:
ejjrd

p
rlGi|pM3

9S e TBD:
VeJvetTurtle 

_ 4 to become 
EHj mixed used 
iKf complex.

s£j fP;9
sNov.'13:

Lotus Garden 
apartments opens 
with a Carmatrix.

■ ■ ■
' A------- •I,

Aug. 15:
Blossom Piaza will

Nov. 15;
La Cultura Piaza Village 
begins construction.open.

Source: Curbed LA
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both short-term and long-term community 
benefits. The neighborhood’s development 
is similar to that of its surrounding 
district, Central City, which just witnessed 
an extravagant growth of large housing 
and retail projects. During development 
negotiations, stakeholder should advocate for 
job training programs, living wage mandates, 
affordable and/or senior housing, and local 
hiring initiatives. This is what stakeholders 
did for the various Central City projects in 
the late 1990s and early 2000s. Furthermore, 
in a 2013 research study on Chinatown 
employment and housing, a majority of 
local residents highlighted increasing rent 
prices and access to quality-jobs in the 
area, revealing the urgency for community 
benefits.10 For a population where nearly 50% 
of residents earn less than $24,999n and over 
30% are less than 34 years old, these benefit 
packages can forge a stronger community 
and economic impact for the immediate 
neighborhood than just additional locations 
to spend their income.
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This research has started to document 
numerous narratives regarding the Walmart 
and Starbucks and to present various 
perspectives on Chinatown’s economic 
future. Recording local residents’ and 
outside visitors’ perceptions of the new chain 
establishments may anticipate repercussions 
from these retail developments. A variety 
of community members, including older 
residents and youth provided their voice as to 
where they will be investing their money in 
Chinatown. Of course, our survey’s sample 
size is not representative of Walmart’s or 
Starbucks’ actual customer base, but our 
data does reflect a microcosm of consumer 
behavior that will inevitably shape financial 
trends in the area. At the bare minimum, our 
data informs us that Walmart, in particular, 
is having a definite impact on consumer 
trends.

CONCLUSION

Historic Chinatown’s future as a thriving 
cultural neighborhood heavily depends 
upon community involvement regarding 
new development projects. Residents and 
small business owners could potentially 
benefit from large-scale projects, such as 
increasing jobs for local residents, housing 
opportunities, shopping options, and 
consumer foot traffic. Although market-rate 
housing and new retail outlets may provide 
increased tax revenue for the area, there are 
numerous challenges that the ethnic enclave 
may face. Many Asian small businesses in 
Chinatown are likely to confront economic 
challenges and some competition from these 
large chain store developments.

Further research is necessary to discern 
whether or not the new corporate 
developments are having any sort of long
term negative effects for Chinatown’s small 
businesses. The community stands much to 
gain or lose from large-scale investments. 
Thus, the issue of who benefits from these 
new developments is an imperative question 
to consider when evaluating Chinatown’s 
future. A lack of focus on Chinatown’s 
residents’ long-term needs might only 
exacerbate rising inequality trends within

0 Chen, Bonnie, and Randy Mai. "The State of Chinatown 
Los Angeles.” UCLA Center for the Sfxitiy of Inequality 
Research Series (2013), Web. 6 June 2014.

1 2012 5-Year American Community Survey Estimate, U.S. 
Census Bureau
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the city of Los Angeles. Developers and 
business associations therefore should be 
as transparent as possible when planning 
development projects and involve community 
stakeholders in every step of the process.

Recommendations
Business assistance programs should consult with local, small 
grocery markets, pharmacies, and other stores on how to adjust 
to any negative externalities caused by chain-stores, such as 
Walmart.
Community-based organizations should strategize how to 
increase foot traffic and urban design aesthetics around 
Starbucks and the Jia Apartment Complex which is the central 
area where Asian small businesses are concentrated north of the 
Broadway thoroughfare.
In anticipation of the growing amount of commercial and 
market-rate housing projects, community stakeholders should 
explore mechanisms and avenues to leverage community 
benefit agreements when at all possible.
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New Retail Capital and Neighborhood Change: 
Boutiques and Gentrification in New York City
Sharon Zukin*
Brooklyn College and the City University Graduate Center

Valerie Trujillo, Peter Frase, Danielle Jackson, Tim Recuber, and Abraham Walker 
Graduate students pursing in the PhD Program in Sociology at City University of New York

Since the 1970s, certain types of upscale restaurants, cafes, and stores have emerged 
as highly visible signs of gentrification in cities all over1 the world. Taking Harlem 
and Williamsburg as field sites, we explore the role of these new stores and ser
vices (“boutiques”) as agents of change in New York City through data on changing 
composition of retail and services, interviews with new store owners, and discursive 
analysis of print media. Since the 1990s, the share of boutiques, including those 
owned by small local chains, has dramatically increased, while the share of corpo
rate capital (large chain stores) has increased somewhat, and the share of traditional 
local stores and services has greatly declined. The media, state, and quasi-public or
ganizations all value boutiques, which they see as symbols and agents of revitaliza
tion. Meanwhile, new retail investors—-many, in Harlem, from the new black middle 
class—are actively changing the social class and ethnic character of the neighbor
hoods. Despite owners’ responsiveness to community identity and racial solidarity, 
“boutiquing” calls attention to displacement of local retail stores and services on 
which long-term, lower class residents rely and to the state’s failure to take respon
sibility for their retention, especially in a time of economic crisis.

At least since the 1970s, certain types of restaurants, cafes, and stores have emerged as 
highly visible signs of gentrification in cities around the world. Although the archetypal 
quiche-serving “fern bars” of the early years have long since yielded to wine bars and 
designer clothing boutiques, these stylish commercial spaces still embody, serve, and rep
resent a powerful discourse of neighborhood change. On the most basic level, the new 
consumption spaces supply the material needs of more affluent residents and newcom
ers (Bridge and Dowling, 2001). But they also supply their less tangible needs for social 
and cultural capital (Zukin, 1991; Patch, 2008). New stores, cafes, and bars become hang
outs for both bohemians and gentrifiers or places for social networking among stroller
pushing parents and underemployed artists and writers (Zukin, 1995, pp. 153-156; Lloyd, 
2006). Moreover, the aesthetics of their offerings and atmosphere reinforce a sense of 
the neighborhood’s creative cultural distinction (Florida, 2002; Zukin and Kosta, 2004). 
Whatever be their specific form, though, “boutiques” contrast with older stores catering 
to a poorer, more traditional, and less mobile clientele.

’Correspondence should be addressed to Sharon Zukin, PhD Program in Soeiology, City University Graduate 
Center, 365 Fifth Avenue, New York 10016; szukin@gc.cuny.edu.
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As a vivid image of “commercial” gentrification, boutiques can easily become a stalk
ing horse for long-term residents’ fears of displacement, in U.S. cities, low-income Black 
and Latino residents identify upscale consumption spaces with “white” interests, and al
though they may appreciate better goods and services that new stores make available, 
they resent the implication that white newcomers are responsible for the improvements 
(Freeman, 2006). A changing retail landscape can also have other negative effects. The 
arrival of chain stores in areas that had previously depended on small, individually owned 
shops disrupts social bonds, as long-term residents must decide between shopping at the 
corner bodega—whose owner may offer credit—or switching to a well-stocked but imper
sonal supermarket. Residents may not even face a choice if old stores are unable to pay 
rising rents and disappear when their lease ends, or if the stores are replaced by new “lux
ury” condos. Some old stores and bars manage to shift gears, upgrade their merchandise 
and ambiance, and attract a new clientele. But in the process, they risk losing their old 
customers (Lloyd, 2006).

Long-term residents often feel uncomfortable when the ethnic ownership and char
acter of local stores changes, creating a different sense of place. Men and women who 
are used to congregating on the street to play dominos or chat may be pushed out of 
their space by social pressure and more vigilant policing, which increases their resent
ment of the new, privatized public space that sidewalk cafes establish (Jackson, 2005; 
Freeman, 2006). But new restaurants and stores please residents who would like better 
shopping opportunities, whether they are mainstream consumers who prefer Starbucks 
or self-proclaimed cultural cognoscenti who go out of their way to patronize quirky cafes. 
Mainstream stores can even stabilize low-income areas by encouraging more middle-class 
professionals and corporate executives to move in. Needless to say, the arrival of big chain 
stores in racial ghettos that have long been underserved with quality goods benefits all 
residents.

These observations suggest that the commercial gentrification of urban areas involves 
complex issues of social class, cultural capital, and race that go beyond individual cities 
and neighborhoods. But besides responding to a different consumer base, changes in 
the retail landscape reflect structural changes in the retail industry: the disappearance of 
small, mom-and-pop stores; the expansion of large chains like Wal-Mart, Whole Foods, 
and Starbucks (Zukin, 2004; Fishman, 2006); and changing corporate views of the com
mercial viability of the inner city (Porter, 1995), The increase in boutiques especially 
reflects a strategic shift in consumer industries toward niche marketing and customized 
goods, which may be even more intense in urban areas where residents are recognized 
style setters.

“Boutiquing” is, then, part of a broad dynamic of postindustrial change and urban 
revitalization that may benefit certain residents while deepening economic and social po
larization and place low- and middle-income neighborhoods at risk (Smith, 2002; Booza, 
Cutsinger, and Galster, 2006). It enhances the quality of life of the new urban middle 
class, including the new black middle class (Taylor, 2002; also see Hyra, 2006; Pattillo, 
2007), while making the poor of every ethnic group feel insecure. Boutiques “mark” 
an area as safe for commercial investment that will upgrade services and raise rents. 
Moreover, by institutionalizing the consumption practices of more affluent and highly 
educated men and women in place of stores that serve the poor, it challenges the “right 
to the city” of low-income residents (Lefebvre, 1991, 1996).
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Despite three decades of studying residential gentrification, only now are researchers 
and community groups starting to wonder how commercial gentrification may play into 
broader dynamics of social inequality (e.g., Deener, 2007). But unlike residential gentri- 
fication, the disappearance of traditional, local stores, and their replacement by chain 
stores and boutiques, has not been recognized as a social problem. Indeed, because most 
low-income neighborhoods have historically suffered from retail disinvestment, the open
ing of new stores is generally greeted with approval. The lifestyle pages of local media give 
prominent coverage to the opening of new art galleries, restaurants, and designer cloth
ing boutiques, while occasionally noting the passing of a beloved local store. Most elected 
officials and community development groups praise new stores and restaurants as signs 
of capital reinvestment, enabling them to proclaim an urban “renaissance” or at least to 
hope for a new period of growth.

To consider these issues concretely, we examine the relation between commercial up
grading and residential redevelopment in two gentrifying areas of New York City, be
ginning with a systematic survey of changes in their retail landscape. We ask a series of 
exploratory questions: What is happening to the retail landscape in the current period 
of inner city reinvestment? How do such changes begin? What kinds of investors open 
stores, and become retail entrepreneurs, in areas on the brink of redevelopment? How 
do stores—aided by the lifestyle media—create a new sense of place that encourages addi
tional investment? It is important to consider what role the state plays in these processes. 
Few cities have laws that protect mom-and-pop stores’ survival, but state agencies can 
shape a new retail landscape with economic development policies, zoning changes, and 
policing strategies.

Supported, then, by the media and the state, boutiques may open a discursive space 
that works in favor of residential gentrification and against the interests of long-term, 
low-income residents. The “constructed multicultural urbanity” (Hackworth and Rekers, 
2005, p. 232) of upscale, cosmopolitan restaurants and shops may complement neoliberal 
strategies of growth expressed by city governments’ support for new, market-rate housing, 
Business Improvement and Tax Increment Financing districts, and Quality of Life polic
ing. The rhetoric of growth that favors developing “24/7” shopping and entertainment 
zones may well accept both commercial and residential displacement—to the detriment 
of the poor and of ethnic minorities.1

The recent real estate boom in most neighborhoods of New York City offers good 
sites to study the boutiquing process, A large global financial sector, high housing costs, 
and extreme inequalities of wealth and income already support residential gentrification 
throughout Manhattan and many areas of Brooklyn. With rising commercial rents, small, 
locally owned stores are replaced by chains ranging from pricey designer labels on Madi
son Avenue to nearly universal Blockbuster video outlets, Starbucks cafes, H&M clothing 
stores, and branches of Chase Manhattan Bank. Almost every day, it seems, small grocery 
and hardware stores are morphing into cafes and ethnic social clubs into trendy restau
rants. These changes are less limited by social geography than ever before. The high 
price of land has pushed private developers to look more closely at neighborhoods they 
used to ignore, especially since lower crime rates have made these formerly marginal ar
eas safer. Low-income neighborhoods with long histories of disinvestment, like Harlem 
in upper Manhattan and "Williamsburg in northern Brooklyn, have become prime tar
gets of both commercial and residential redevelopment because they are within quick
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commuting distance from midtown and lower Manhattan. We cannot claim Harlem and 
Williamsburg are typical of all gentrifying neighborhoods. But we believe that they are 
emblematic of large-scale social, economic, and demographic changes in the inner city 
today, especially in the largest, most “global” cities.

TWO PATHS TO GENTRIFICATION

Nowhere has the debate over neighborhood change been sharper than in Harlem, the 
“capital of black America.” Both a test case of, and a challenge to, gentrification, Harlem 
for the past few years has experienced a startling rise in property values and an equally 
dramatic—although less pervasive—increase in big chain stores as well as in elegant 
restaurants, shops, and cafes. For nearly all of the media and many residents and com
munity groups, new investment in housing and shopping means that Harlem is “coming 
back.” This optimism contrasts with the false hopes for reinvestment in the 1980s, when 
the city government could not even sell houses in Harlem that had been taken for tax 
arrears for $1 each. At that point, banks would not make loans to finance the necessary 
renovations, and the nationwide crack epidemic was at its peak.

Since the 1990s, however, a panoply of state agencies—led by the New York City gov
ernment, the Harlem Community Development Corporation (a subsidiary of New York 
State’s Empire State Development Corporation), and the Upper Manhattan Empower
ment Zone (UMEZ) established by the U.S. Congress in 1994—has supported com
mercial investment through a series of coordinated policies and interrelated organiza
tions. The key source of funding for new business development is UMEZ’s bankroll of 
$300 million, contributed in equal parts by the city, state, and federal governments.2 
While UMEZ grants loans to new retail stores, the 125th Street Business Improve
ment District (BID)—a private association of commercial property owners with public 
functions—pays for security and cleaning services in Central Harlem’s major shopping 
corridor, arranges meetings for business owners to discuss common issues, and promotes 
the area. The former Republican governor of New York State, George Pataki, who left 
office in 2007, proved himself an eager ally of new business development, as he hoped 
both to make an entrepreneurial imprint on Harlem’s longstanding image of welfare de
pendency and to counter the Democratic Party’s historic hold there. Besides partnering 
with the city and federal governments to provide funds for the empowerment zone, New 
York State subsidizes a 48-square-block Banking Development District so that banks will 
open branches in Harlem and invest money in local projects.

For its part, aside from helping to fund the empowerment zone, the city government 
rezoned the avenues in Harlem in the early 2000s to permit the construction of high-rise 
apartment houses with retail stores on the ground floor while maintaining the domes
tic scale of the side streets, where handsome brownstone houses are eagerly sought by 
gentrifiers despite high sale prices. The city government also encouraged new residential 
construction with “inclusionary” zoning—permitting higher and denser buildings, as well 
as offering tax reductions and abatements if private real estate developers would include 
some “affordable” apartments in their market-rate residential projects. Moreover, the city 
government has stated its support for redeveloping 125th Street as a 24-hour destination 
with retail and entertainment facilities.3

State aid for new business development in Harlem is supplemented by help from the 
Urban Enterprise Initiative of the Clinton Foundation, founded in 2002 after former
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president Bill Clinton left the White House and established an office on 125th Street (see 
Figure 1A). Although the Clinton Foundation does not provide a lot of money, it helps 
to advance a new entrepreneurial model and supplies consultants who work for free with 
a small number of selected new business owners. Bill Clinton’s name and presence in 
Harlem also help to mobilize public attention and support.

The cumulative effect of these policies has been dramatic. Although Central Harlem’s 
population is still predominantly African American and poor, new residents are eth
nically more diverse, often come from outside New York City, and tend to have pro
fessional degrees or work in creative industries and the arts. Articles in the New York 
Times and other major media paint the collective attractions of the area—historic home 
restorations, restaurants, and boutiques—as a new Harlem Renaissance, referring to the 
artistic and literary heyday of the 1920s. Property development professionals have been 
keen to join the hallelujah chorus: “‘Harlem has finally been recognized as being in
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Manhattan,’ the chairman of global brokerage at CB Richard Ellis,” a transnational com
mercial real estate broker, exults. Pursuing this thought to its logical conclusion, a devel
oper of new residential condos whose “penthouse [was sold] to an international lawyer for 
$2.4 million” estimates that nearby apartments built by a competitor “might command 
$1,000 a square foot” (Stoler, 2006).

In view of the state's prominent role in fostering upscale housing construction, the 
boutiquing of Harlem seems to reflect a specific kind of state-sponsored redevelop
ment: oriented toward the new middle class and tourists, and dovetailing with residential 
gentrification. This is joined, however, by state sponsorship of a more universal type of 
consumption in the UMEZ-funded Harlem USA. This shopping complex, which opened 
in 2000 and jump-started commercial reinvestment in the area, offers a nine-screen AMC 
Magic Johnson movie theater and branches of HMV Record Stores, Old Navy, Modell’s
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Sporting Goods, and a Disney Store (now dosed), in addition to Hue-Man Books, a spa
cious, black-owned independent bookstore and cafe (see Figure 1A).

By contrast, the absence of state intervention on the Northside of Williamsburg, in 
Brooklyn, illustrates what happens in market-led gentrification. With a predominantly 
Polish and Latino population, and many derelict warehouses and factories, the Northside 
in the 1980s became an artists’ destination. But, like Harlem, the area has in the past few 
years experienced an explosion of boutiques and bars and a lot of media attention. On 
the Northside, however, new consumption spaces are geared to a hipper aesthetic and 
draw a younger, whiter crowd. Although Harlem’s boutiques are spread out across a fairly 
large area, retail spaces on the Northside are concentrated in fewer locations—mainly 
around the subway station at North 6th Street and Bedford Avenue, a destination dubbed 
by New York media “the epicenter of cool” (see Figure IB).4

Unlike in Harlem, which has had a history of failed urban renewal since the early 
1960s, the state did not try to intervene in Williamsburg’s economy except by its absence. 
From the abandonment of the city’s port in 1960 and the shutdown of the Brooklyn 
Navy Yard in 1966, through the fiscal crisis of the city government in 1975, Williamsburg 
suffered continual capital disinvestment, factory shutdowns, and withdrawal of public 
services. The area’s gradual emergence during the 1990s as a neighborhood of artists 
and indie rock bands was accomplished without state subsidies or special zoning desig
nations. Indeed, illegal practices like underground loft parties that were raided by the 
police and artists living in industrial lofts not certified for residential use drew official 
discouragement.

Nevertheless, its proximity to Manhattan and the growing reputation of its new per
formance spaces, art galleries, cafes, and bars gave Williamsburg an appeal that led to 
residential gentrification. From the late 1990s, raw space in loft, buildings has been con
verted to condos, rents have dramatically risen, and since a rezoning of the East River 
waterfront against residents’ protests in 2005, new 20- to 40-story apartment houses have 
begun to be built with city and state subsidies. Although the developers of luxury hous
ing along the waterfront accepted inclusionary zoning, which obligates them to offer a 
portion of the apartments at below-market rents in return for the right to erect larger 
buildings, the scale and density of new residential construction suggests that there will be 
a continuous inflow of residents able and willing to pay up to $2 million dollars to buy an 
apartment. Housing problems are even more severe “upland,” away from the waterfront, 
where most developers have not accepted inclusionary zoning.

Parallel to new capital investment in housing, the media promote Harlem and 
Williamsburg for their lifestyle image: gracious living uptown in Harlem’s case and 
cool cultural consumption in Williamsburg. Typically, the New York Times depicts “a new 
Harlem gentry in search of its latte,” noting how “pale mist curl[s] from pastel-hued 
scoops of gelato in porcelain bowls” at Settepani, a sidewalk cafe on Lenox Avenue. 
Meanwhile, the Washington Post recommends Williamsburg as “a Brooklyn neighborhood 
[where you can] trawl... its cool-cat shops, soak... in the indie-rock scene and walk. .. 
the gallery- and cafe-lined streets” (Leland, 2003; Barger, 2005). This sort of coverage has 
created a discursive space that draws curious consumers and prospective residents to both 
areas, men and women who are willing to overlook continued gaps in public and private 
services in favor of the image—and to some degree the reality—of a desired lifestyle.

Despite their divergent paths to gentrification, these two neighborhoods appear re
markably alike today (see Table 1). In Harlem, though, city, state, and federal programs
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TABLE 1. Two Paths to Gentrification: Harlem and Williamsburg

Central Harlem: Led by State Williamsburg Northside: Led by Market
Historic brownstone houses Industrial lofts

African American population 
Disinvestment, after racial conflicts 

(1960-1980)
Gradual rehabilitation of brownstone 

houses (1980s)

Auction of municipally owned land (1980s)
Heavy involvement by community 

development corporations (1980s)
125th Street Business Improvement District (1993)

UMEZ empowerment zone (1994)
First sidewalk cafe (2001)
Clinton Foundation (2002)
Destination media coverage: “New Harlem Renaissance' 
Rezoning (2003)

latino and Polish population 
Disinvestment after closure of port (1960) 

and city's fiscal crisis (1975)
Artists move in, illegal loft residences, 

performance spaces (1980s)

Art galleries, cafes, restaurants (1990s)

Destination media coverage: “Epicenter of cool”

Rezoning of waterfront (2005)

provided loans to new businesses in conjunction with rezoning decisions that occurred 
largely before a significant degree of redevelopment had taken place. By contrast, gov
ernment intervention—mainly in the form of waterfront rezoning—happened after 
Williamsburg was already riding a wave of new private investment. But whether the
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state has attempted to jump-start redevelopment, as in Harlem, or to expand existing 
redevelopment, as in Williamsburg, boutiques play an important role as symbols of, and 
catalysts for, change.

To make a preliminary exploration of the connections between state intervention, me
dia discourse, and new retail development, we followed three research strategies. We did 
a discourse analysis of representations of neighborhood change in Harlem and Williams
burg in newspapers, magazines, and websites from 1980 to 2006, examined changes 
over the same period in commercial occupancy of the neighborhoods’ major shopping 
streets, and conducted interviews with a small sample of new retail business owners and 
managers: nine in Central Harlem and 15 in Northside Williamsburg. Because it was 
harder to get interviews with new store owners in Harlem—which may reflect their being 
overloaded with requests for interviews from the media or their sensitivity to the racial 
and class politics of boutiquing there—we supplemented our Harlem interviews with ma
terial on six more stores that were featured in the media.5

RETAIL LANDSCAPES IN TRANSITION

Indicative of the differences between market- and state-led redevelopment, the two neigh
borhoods show contrasting patterns of retail growth in their main commercial corridors.
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During the past 25 years, the number of stores around the L train station at North 6th 
Street and Bedford Avenue, in Williamsburg, gradually doubled, while the number of 
stores on 125th Street, Frederick Douglass Boulevard, and Lenox Avenue in Harlem 
was halved (see Figure 2). This contrast appears to be typical of retail patterns in each
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Source Cole’s Reverse Telephone Directories, Manhattan and Brooklyn, 1979-2000; first-hand observations, October 
2006. We begin in 1979 because a 1980 directory was not available, and we end in 2006 to include the most recent 
changes. For boundaries of study area, see Note 5.
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neighborhood in general (http://censtats.census.gov), with Williamsburg attracting new 
retail entrepreneurs after artists moved in and Harlem lagging until the state began to 
provide financing. By 2006, the drastic decrease in the number of stores in Harlem re
flected the large number of buildings demolished, or awaiting demolition, prior to new 
construction. Because most sites of new construction in Williamsburg are old warehouses
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empty lots not in retail use, redevelopment there has not decreased the number ofor
stores.

Despite these contrasts, Harlem and Williamsburg show a remarkable similarity in the 
kinds of stores that are growing or fading: strong growth in “new entrepreneurial” re
tail capital (boutiques); a notable increase in “corporate” retail capital (chain stores), 
especially in Harlem; and deep decline in old, “local” retail stores. We used a com
bination of structural and aesthetic criteria to define these three categories: scale of 
ownership; quality of products and atmosphere; and type of promotion. The first cat
egory, new entrepreneurial capital, refers to small local chains or individually owned 
stores, with a recognizably hip, chic, or trendy atmosphere, offering innovative or value- 
added products (e.g., designer furniture or clothing, gourmet food) and enjoying a 
buzz factor in promotion, including heavy press coverage and online presence. The sec
ond category, corporate capital, is identified with publicly traded, franchised, or large 
local or translocal chains with considerable market share in New York City (e.g., Old 
Navy, HMV, Popeye’s, Duane Reade drugstores). The third type, local capital, refers 
to individually owned small businesses that served long-term residents prior to recent 
redevelopment (e.g., 8th Avenue Deli, Billy Jean’s Hair Braiding, Warshawsky Meat 
Market).

In both Harlem and Williamsburg, new entrepreneurial retail capital—boutiques, 
trendy restaurants, and cafes—has experienced an impressive increase in its share of the 
commercial mix. Although neither neighborhood had any of this kind of retail space in 
1979, 10 percent of storefronts in Central Harlem fit this category by 2006 and an as
tounding 47 percent on the Northside. In Williamsburg, growth in new entrepreneurial 
retail activity surged after 1995, with an increase in “creative” residents and an accom
panying increase in media reviews of the area’s new restaurants, art galleries, and bars. 
In Harlem, though, new entrepreneurial retail activity didn’t begin to grow until state 
funding came on-stream in 2001. Certainly, this kind of retail activity has increased in 
general because it provides cultural means of social distinction for new urban middle 
classes (Featherstone, 1991; Zukin and Kosta, 2004). But why did it increase so much in 
Harlem and Williamsburg?

NEW RETAIL ENTREPRENEURS

New retail entrepreneurs may be drawn to a neighborhood with a changing popula
tion and more disposable income: they seize an “economic” opportunity. Also, they may 
belong to the new population and share their needs: they represent the interests of 
a “cultural” community. New retail entrepreneurs may also be, in a sense, “social” en
trepreneurs. By opening new places of sociability where new residents feel comfortable, 
they help to create the emerging geographical community (Lloyd, 2006; Patch, 2008). 
“We didn’t [just] open a shop in the neighborhood,” says the owner of the L Cafe, a 
hip hangout and central node of new commerce in Williamsburg during the 1990s. “We 
helped the neighborhood to open” (Ketterer, 2002).

New store owners in both Harlem and Williamsburg show all three of these motives. 
This is especially true in the early years of each neighborhood’s revitalization, when some 
residents’ local experience inspires them to open a store. “I realized early on that the 
neighborhood was on the brink of change,” says a store owner in Williamsburg, “and I
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knew one thing we were lacking was a good wine store.” Another says, “There were a 
lot of people interested in film, but the neighborhood lacked a good video store.” Two 
Williamsburg mothers with young children opened a children’s clothing store when they 
“realized there were tons of babies being pushed around in strollers” but “also realized 
how difficult it is to get anything practical for babies in Williamsburg.”

Many of Williamsburg’s new retail entrepreneurs were recent art school and college 
graduates. Sharing aesthetic tastes with other new residents, they were able to tap into 
the emerging market for cool cafes, bars featuring indie bands, trendy ethnic restaurants, 
and vintage clothes, even before the population “tipped.” We note that most new retail 
entrepreneurs in the early years were in fact new residents: seven of the eight store owners 
whom we interviewed in Williamsburg, who opened their business between 1991 and 
2003, lived there at the time. But the local identity of new store owners weakened after the 
location became successful, rents rose, and more experienced retailers moved in, often 
opening branch stores. Among more recent new retail entrepreneurs, who opened their 
business in Williamsburg between 2004 and 2006, only two of seven owners live there. “A 
lot of these newer stores have no connection to the neighborhood,” the manager of a hip 
clothing store that opened in 2001 says, “We represent the real Brooklyn.

In Harlem, a discourse of “giving back” to the community predominates. An executive 
of a new retail store spoke with pride of his relationship with community institutions such 
as local churches and the Harlem Hospital. “We stand firmly behind empowering our 
communities,” he says. On a more personal level, the Ethiopian co-owner of Settepani, 
the cafe on Lenox Avenue, says, “Every day I feel I make changes in people’s lives in small 
ways ... be it advice, be it guidance, be it mentorship—just introducing something new to 
people” (Higgins, 2006).

But despite this discourse of “giving back” to the community—promoted by local politi
cians and community organizations, state agencies, and the media—fewer than half of 
new retail entrepreneurs live in Harlem. To counter criticism on this sensitive point 
(Keegan, 2000; Gill, 2006), new store owners assert, whenever possible, that they have 
roots in the neighborhood. (This point never comes up in Williamsburg, with its different 
racial politics.) Since many of the new entrepreneurial retail businesses in Harlem feature 
Afrocentric names or products that are marketed specifically to consumers of African eth
nicity, choosing a Harlem location makes sense for symbolic reasons. But funding from 
UMEZ and the Clinton Foundation is equally compelling. One-third of the 15 businesses 
we studied in Harlem have UMEZ loans. Three of them also received help from the Clin
ton Foundation, and another has a loan from the U.S. Small Business Administration. 
In some cases, the availability of UMEZ loans persuaded entrepreneurs to move their 
business to Harlem from other parts of the metropolitan area.

Even more educated, on average, than new store owners in Williamsburg, many of 
Harlem’s new retail entrepreneurs have college, law, and graduate business degrees. The 
pattern of loans that we observed suggests that UMEZ exercises a “preference” for the 
Black middle class—because, unlike some lending institutions, the state agency holds 
potential loan applicants to fairly rigorous business standards that demand a high degree 
of self-financing and a history of financial stability. As in Williamsburg, some new retail 
entrepreneurs live in Harlem and speak of directly experiencing, as consumers, the lack 
of upscale amenities. Others say that they saw a good opportunity to set up shop in an 
area with a growing number of middle class and professional residents (like themselves), 
especially since commercial rents are still lower there than in adjacent areas on the Upper
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East and Upper West Sides. Again as in Williamsburg, more recent new entrepreneurial 
retail owners in Harlem tend not to live there.

Although all the owners whom we interviewed in Williamsburg are white, most new 
retail entrepreneurs in Harlem are Black—that is, of African descent. In contrast, though, 
to the owners of many old local stores, Harlem’s new store owners are a cosmopolitan 
mix. Some come from Africa and the Caribbean or from other parts of North America. 
Among the latter, some are not Black. But new retail entrepreneurs do not come from the 
same non-Black ethnic groups who owned stores in Harlem in the past; they are neither 
Jews, who had a large retail presence in Harlem from the early 1900s to the 1960s, nor 
Koreans, who opened greengrocer and dry cleaning shops there, as elsewhere in the 
city, during the 1980s. New non-Black retail entrepreneurs in our sample are Indian, 
Japanese, and French—representing a new multicultural mix, mainly but not entirely “of 
color.”

If the aesthetics of new entrepreneurial retail in Williamsburg are hip—“alternative,” 
“ethnic” (usually Asian), or “thrift shop chic”—Harlem’s aesthetics suggest a different sort 
of cosmopolitanism. Five of the 15 new entrepreneurial retail businesses that we studied 
offer Afrocentric products or have an Afrocentric theme. The remaining 10 include a 
French-Moroccan restaurant whose chef cooks the cuisine of “native Harlemites who de
rive from various countries and places” (http://starchefs.com, March 26, 2003), designer 
clothing boutiques, and stores selling upscale products like caviar, wine, and flowers.

CHAIN STORES

Although historically the share of corporate retail capital in each neighborhood— 
exemplified by chain stores—has been small, it has increased more rapidly in Harlem 
than in Williamsburg. The combination of “Blockbuster video outlets, Starbucks cafes, 
H&M clothing stores, and branches of Chase Manhattan Bank” mentioned earlier really 
can be found within a single block on 125th Street—although not yet in Williamsburg. 
This may reflect Harlem’s larger and denser population, as well as Williamsburg’s per
ceived resistance, as a neighborhood of hipsters, to most chain stores. It also speaks to 
the small size of stores in Williamsburg, a situation that should change when the new 
apartment towers are built on the waterfront.

The re-entry of corporate retail capital into Harlem also corresponds to the availability 
of state funding, for the empowerment zone has strategic reasons to fund chain stores. 
Big Retail evens the playing field between Harlem and more established middle class 
Manhattan neighborhoods—making the area more attractive to private real estate devel
opers and affluent migrants while serving the needs of low-income, long-term residents. 
And, from a chain’s point of view, if one branch store fails to break even, the loss can be 
spread across the chain.

PRESSURES ON OLD, LOCAL STORES

New boutiques and chains have not completely eliminated the local capital of small, indi
vidually owned Polish butcher shops and travel agencies in Williamsburg or dollar stores, 
take-out food shops, and check-cashing facilities in Harlem. These kinds of stores still 
occupy nearly half of all retail space on the Northside and almost three-quarters of retail
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space in Central Harlem, Some of these stores may not be threatened by rent increases 
or imminent eviction. In Harlem, moreover, there are still enough low-income residents 
to provide a considerable market. But the share of local retail capital is indisputably in 
decline. Between 1979 and 2006, it diminished from 81 to 46 percent of all retail space 
in Williamsburg and from 90 to 74 percent in Harlem.

We cannot know all the reasons for local retail capital’s decline. Since it is notoriously 
difficult to trace small stores that have disappeared, we cannot even estimate how many 
have been forced to close by rent rises, evictions, seizure of their buildings by eminent 
domain, or just competition from better or more interesting merchants. Between 2003 
and 2005, according to an “economic summit meeting” on Small Business in Crisis or
ganized by the Harlem Business Alliance, 55 small businesses in Harlem were forced to 
shut down (Harlem Business Alliance Newsletter, Fall, 2005). A marketing consultant who 
maps businesses in Harlem says “50 percent of the businesses ... changed” between 1987 
and 2005 (Maurrasse, 2006, p. 116). But small businesses always suffer from a “lack of af
fordable commercial space, limited access to capital and the lack of comprehensive mar
keting, tourism and technology strategies,” as the vice-president of the Harlem Business 
Alliance says. In Williamsburg, moreover, the old Polish store owners have lost co-ethnic 
customers as they age or move away. Like the residents, some store owners are chased out 
of the neighborhood by higher rents, while others who are lucky enough to own their 
modest buildings sell them at current market values and retire.7

According to a recent survey, rents on Bedford Avenue rose by 224 percent between 
2003 and 2007, while rents on nearby Graham Avenue, in mainly Latino and Italian East 
Williamsburg, increased by 158 percent (Community Development Studio, 2007). In only 
one interview on the Northside did we hear about an unbearable rent rise, and that store 
relocated to a less busy street in the same area—a pattern suggested by Freeman and 
Braconi (2004) in their study of residential gentrification. Other store owners told us that 
their rent has been rising rapidly during the past few years, but they find their situation 
reasonable. “Our landlord’s all right,” says a video store owner. “He’s not trying to kick us 
out like some of the other folks around here.”

Yet store owners and employees often speak anecdotally about higher rents causing 
commercial displacement. “This morning I went to the dry cleaner across the street from 
my house and the owner told me that her landlord had increased the rent overnight from 
$2500 to $6000 a month and she has to close down,” a Williamsburg boutique owner told 
us. “She’s been there for 20 years.” “This whole area is getting expensive,” the video 
store owner adds. “The neighborhood is changing a lot,” a salesperson in another store 
says, relating higher residential rents to further change in the retail landscape. “There 
is a shift from mostly single college students [bohemians] to young couples with babies 
[gentriflers]. This has a lot to do with rents, for sure.”

Higher rents may not only bring more expensive boutiques but also other kinds of non
local retail capital that subtly alter the emerging sense of place. Some recently opened 
shops and restaurants in Williamsburg look like boutiques but are really branches of 
small, local chains that are already located in other gentrified areas of the city or in areas 
"with similar demographics—young hipsters—in other regions of the country. By the same 
token, an “alternative” urban clothing store that opened on the Northside in 2001 now 
operates branches in Manhattan as well as in other gentrified areas of Brooklyn. Higher 
rents, at any rate, discourage both start-ups and expansions by most small entrepreneurs. 
“How is anyone going to pay $10,000 to $20,000 a month?” the chef-owner of a restaurant
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in Harlem says. “The only people who can go into that space is a bank or a Rite Aid. But 
that doesn’t make a neighborhood” (Ghesler, 2006).

A local sense of place is also altered by increasing numbers of non-local shoppers, es
pecially tourists. According to the owner of a cosmetics store in Harlem, the store draws 
local residents but has “a long-standing national consumer base that travels from all over 
to visit our flagship store. It seems that everyone who has come from out of town to see 
The Color Purple [on Broadway] especially makes a trip to our store!” The owner of a de
signer clothing boutique says, “Most of the traffic comes from outside the community. We 
get people from as far away as Germany and Japan.... [A write-up in] Vogue brought in 
a lot of tourists.” In Williamsburg, a boutique owner tells us, “Weekdays [the customers] 
are more locals, but weekends here it’s full of tourists visiting.... Mostly the tourists are 
international. There are a lot of Japanese tourists; I guess there is a section on Williams
burg in their guidebooks.” A salesperson in a music store adds, “During the weekends, 
there are a lot of people I don’t recognize.”

CONCLUSION

Visitors and residents get a very different sense of Harlem and Williamsburg today than 
they would have had 25 years ago, though many of the old buildings and stores remain. 
New shops, cafes, and restaurants are visible public space; they embody the social and 
economic transactions, and reproduce the culture, that creates a new sense of place. As 
the owner of the L Cafe implies, retail space “opens” a neighborhood. If a large portion 
of stores and cafes represent new, cosmopolitan entrepreneurs rather than old, local 
retail capital, visitors, residents, and, most important, the media see the neighborhood as 
changing. When a caviar emporium or designer clothing boutique opens in Harlem, it 
reverses expectations: the distinction, so to speak, is news.

Despite differences between state-and market-led gentrification—contrasting the steps 
that government took to “jump-start” gentrification in Harlem and to “expand” gentrifi
cation in Williamsburg—processes of commercial gentrification are alike. The first “pi- 

are individually owned boutiques, often started by new local residents. When 
population density is greater and available stores are larger, more boutiques arrive and 
chain stores open, bidding up rents above the level many of the pioneers can afford.

These social dynamics cannot be separated from complex issues of social class, cultural 
capital, and race, and the challenges they pose to both identity and community forma
tion. Boutiques tend to support the interests of more affluent and more mobile residents. 
In current conditions of globalization, they provide a material base for new kinds of cos
mopolitanism that ignore old expressions of ethnic homogeneity and contrast with cul
tural forms, including consumption spaces, which embody low-status identities. They also 
signal to private developers and state agencies that a neighborhood is ready for larger 
investments and grander redevelopment; these risk disrupting local .social life and may 
alienate and displace long-term residents.

For all these reasons, it is urgent to change public policy that fails to protect long-term, 
local shops while fostering the growth of new retail clusters. Although, in the last analysis, 
rents rather than consumer goods and services determine who lives in a neighborhood, 
the right to the city passes through the right to shop there.
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Notes

i Displacement is a tricky issue because the term is ideologically loaded and direct evidence is hard to find. 
Residents may move from one part of a district to another or may “naturally” be replaced by households with 
higher incomes (Freeman and Braconi, 2004; Freeman, 2006). Landlords may replace commercial tenants with 
others paying higher rents while the tenants’ business or economic sector declines (on manufacturing tenants 

displaced—or replaced—by loft residents, see Zukin, 1982).
2 Of the initial $300 million, $250 million was allocated to Harlem and $50 million to the Bronx.
3 Inclusionary zoning offers a bonus to developers—permitting them to build to a larger Floor Area Ratio—if 

they permanently reserve a certain percentage of the floor space for units that are rent-stabilized (with fixed 
annual rent increases) and rented to low-income households (who earn 80 percent or less of the “Area Median 
Income”) and moderate-income households (who earn 125 percent or less of the AMI). In return for including 

the “affordable” units, developers who began construction before the law expired also receive 421A property 
tax exemptions for 10-15 years.

4Those who know New York City will note that we are concentrating on those parts of Harlem and 

Williamsburg—Central Harlem and the Northside—that have experienced the most boudquing, as well as the 
most dramatic increases in property values and recent new construction. Other parts of Harlem and Williams
burg, especially East Harlem and the Southside, have their own redevelopment stories.

9 For media coverage, we did an online Lexis-Ncxls search for articles on Harlem and Williamsburg from 1980 
to 2006, categorized them, and read the most substantive, focusing on the New York Times, New York magazine, 
and similar mainstream media that track urban lifestyle consumption. We also tracked changes in the image of 
each neighborhood in both mainstream and alternative media including blogs and websites for community de
velopment corporations and city government agencies, comparing discourse in these media with public policy 
changes. Some of us attended meetings at the 125th Street BID and spoke with officials of local organizations 
in Harlem, and all of us did observations on both research sites. For semi-structured interviews with new store 

owners and employees, we created a convenience sample radiating outward from the “epicenter of cool” at 
North 6th Street and Bedford Avenue, in Williamsburg (including Bedford Avenue between North 8th Street 
and Metropolitan Avenue, and North 6th Street between Bedford Avenue and the East River), and representing 
three retail concentrations in Central Harlem: Frederick Douglass Boulevard (8th Avenue) from 114lh Street 
to I30ih Street; Lenox Avenue from 115lh Street to 130th Street; and 125th Street from 5th Avenue to Freder
ick Douglass Boulevard. Interview questions focused on owners’ histories, financing, and locational decisions; 
stores’ clientele; entrepreneurial networking and support; and owners' perceptions of future neighborhood de
velopment We checked information obtained in Lhe interviews with all the articles about these businesses that 
we could find online as well as with their websites. Finally, for the historical survey of commercial occupancy, 
we tracked changes in local businesses every live years in the Cole's Reverse Telephone Directories from 1979 
to 2000 and carried out a foot survey on all four research sites in October 2006.

These and other statements are taken from the interviews we conducted with store owners and employees on 
our four research sites from April to September 2006. To respect their anonymity, we have referred to interview 
subjects, stores, and community organizations by general descriptors. However, if store owners arc quoted by 
name in the media, we have not changed the identifying information.

7 Since Poland joined the European Union, the number of Polish immigrants has also declined.
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Housing Status, Medical Care, and Health Outcomes 
Among People Living With HIV/AIDS: A Systematic Review

Angela A. Aidala, PhD, Michael G. Wilson, PhD, Virginia Shubert,JD, David Gogolishvili, MPH, Jason Globerman, MSc, Sergio Rueda, PhD, 

Anne K. Bozack, MPH, Maria Caban, PhD, MA, and Sean B. Rourke, PhD

Background. Accumulating evidence suggests responses to HIV that 

combine individual-level interventions with those that address structural or 

contextual Factors that influence risks and health outcomes of infection. 

Housing is such a factor. Housing occupies a strategic position as an In

termediate structural Factor, linking 'upstream* economic, social, and cul

tural determinants to the more immediate physical and social environments 

in which everyday life is lived. The Importance of housing status for HIV 

prevention and care has been recognized, but much oF this attention has 

focused on homeless individuals as a special risk group. Analyses have less 

often addressed community housing availability and conditions as factors 

influencing population health or unstable, inadequate, or unaffordable 

housing as a situation or temporary state. A focus on individual-level 

characteristics associated with literal homelessness glosses over social, 

economic, and policy drivers operating largely outside any specific in

dividual's control that affect housing and residential environments and the 

health resources or risk exposures such contexts provide.

Data collection and analysis. Two independent reviewers performed data 

extraction and quality appraisal We used the Cochrane Risk of Bias Tool for ran

domized controlled tras and a rnodified version of the Newcastle Ottawa QuaSy 

Appraisal Tool for nonintervention studies. In our quality appraisal we focused on 

issues of quaBy for obsenabonal studies: appropriate methods for determining 

exposure and measuring outcomes and methods to control confounding.

Results. Searches yielded 5528 references from which we included 152 

studies, representing 139757 HIV-positive participants. Most studies were 

conducted in the United States and Canada. Studies examined access and 

utilization of HIV medical care, adherence to antiretroviral medications, 

HIV clinical outcomes, other health outcomes, emergency department 

and inpatient utilization, and sex and drug risk behaviors. With rare ex

ceptions, across studies in all domains, worse housing status was in

dependently associated with worse outcomes, controlling for a range of 

individual patient and care system characteristics.

Objectives. We examined the available empirical evidence on the as

sociation between housing status (broadly defined), medical care, and 

health outcomes among people with HIV and analyzed results to inform 

future research, program development, and policy implementation.

Conclusions. Lack of stable, secure, adequate housing is a significant 

barrier to consistent and appropriate HIV medical care, access and ad

herence to antiretroviral medications, sustained viral suppression, and risk 

of forward transmission. Studies that examined the history of home

lessness or problematic housing years before outcome assessment were 

least likely to find negative outcomes, homelessness being a potentially 

modifiable contextual factor. Randomized controlled trials and observa

tional studies Indicate an independent effect of housing assistance on 

improved outcomes for formerly homeless or inadequately housed people 

with HIV. Housing challenges result from complex interactions between 

individual vulnerabilities and broader economic, political, and legal 

structural determinants of health. The broad structural processes sus

taining social exclusion and inequality seem beyond the immediate reach 

of HIV interventions, but changing housingand residential environments is 

both possible and promising. (The f u II article is available online. Am JPublic 

Health. 2016;106:95, e1-e23. doi:10.210S/AJPH.2015.302905)

Search methods. We searched 8 electronic health and social science 

databases from January 1,1996, through March 31,2014, using search 

terms related to housing, dwelling, and living arrangements and HIV and 

AIDS. We contacted experts for additional literature.

Selection criteria. We selected articles if they were quantitative analyses 

published in English, French, orSpanish that included at least i measure of housing 

status as an independent variable and at least 1 health status, health care, 

treatment adherence, or risk behavior outcome among people with HIV in 

high-income countries. We defined housing status to include consideration of 

material or social dimensions of houdng adequacy, stability, and security of tenure.

PLAIN-LANGUAGE SUMMARY outcome among people with HIV in higlwncome 

countries. We identified 152 studies 2 randomized 
controlled trial housing interventions, 64 cohort or 
case-control studies, and 86 cross-sectional studies. 

Findings demonstrate that unstable ex' inadequate 
housing and homelessness are assoriarrd with 

differentia] utilization of HIV care, reduced treat
ment effectiveness, and HIV transmission risk 

beliaviois. controlling for a range of individual and 
care system characteristics. Improved housing

appeals to improve access and retention in care and 

dinical and other outcomes. Evidence supports 
considering housing status as a contextual factor diac 

influences consistent, appropriate HIV medical 
care, adliercnt anriieouviral medications use, and 

sustained viral suppresioo. Interventions addressing 

I musing needs potentially will improve health 
outcomes for people with HIV, reduce trans
mission, reduce HlV-idsted health dispan ties, and 

move us closer to ending AIDS.

We conducted a systematic renew of the 
empirical evidence on the role cfhousing status for 
medical care and health outcomes among people 
with HIV infection. We searched 8 electronic 

databases and contacted expats for studia pub
lished duough March 2014. We included quan- 
ritarive studies with at least 1 measure of housing 

status as an independent variable and I health status, 
health care, treaunent adherence, or rids behavior
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ABSTRACT

New-build gentrification has been the subject 
of renewed attention of late. The impetus was 
Lambert and Boddy, who asserted that 
inner-city new-build developments in British 
city centres should not be viewed as a form of 
gentrification. While the term has long been 
generally accepted, Lambert and Boddy, 
and, more recently, Boddy, argue that the 
demographic transformations stimulated by 
city centre new-build developments are 
relatively innocuous. They do not cause 
population displacement, and are not 
associated with the rent-hike and eviction 
processes of gentrification proper. Indeed, 
within a move to rethink the workings and 
consequences of gentrification more generally 
(e.g. Butler), there has been a new questioning 
of whether this, or any, contemporary form 
of gentrification produces significant 
displacement concerns. In this paper, we 
address these new debates. We begin 
by tracing the histories of new-build 
gentrification, highlighting its long-standing 
presence, and then we move on to look at its 
trajectories, focusing our lens on London to 
demonstrate the diversity and complexity of 
this process in just one city. We outline the 
presence of displacement - both direct and 
indirect - as a complex and nuanced process 
(not just a spatial moment), but one that has 
nevertheless had a real-life impact on real 
people. Copyright © 2009 John Wiley &
Sons, Ltd.

INTRODUCTION

hen luxury apartment complexes or 
townhouses are built on reclaimed 
brownfield land, does it count as gen

trification? These are not old houses, and some 
argue there is no displacement of a low-income 
community. When public housing is knocked 
down to make way for new-build middle-class 
homes in so-called Tnixed communities', does 
this count as gentrification? These are the ques
tions that we hope to answer in this paper. But 
before we begin to discuss these questions, it is 
important to note that until relatively recently, 
there has been something of a consensus that 
new-build developments are part and parcel of 
the gentrification process. Although early defini
tions of gentrification by authors such as Neil 
Smith (1982: 139) were closely aligned to Ruth 
Glass' (1964) classical description, it was appar
ent by the early 1980s that the residential reha
bilitation that Glass had described was only one 
facet of the gentrification process (Lees et ah, 
2008). This led Smith (1986: 3) to argue that 
gentrification is:

'a highly dynamic process, it is not amenable 
to overly restrictive definitions; rather than 
risk constraining our understanding of this 
developing process by imposing definitional 
order, we should strive to consider the broad 
range of processes that contribute to this 
restructuring, and to understand the links 
between seemingly separate processes.'

Copyright © 2009 John Wiley & Sons, Ltd.
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As a result, Smith (1996) developed his defini
tion, arguing that gentrification had departed 
from Glass's description:

'In my own research I began by making a strict 
distinction between gentrification (which 
involved rehabilitation of existing stock) and 
redevelopment that involved wholly new con
struction ... and at a time when gentrification 
was distinguishing itself from large-scale urban 
renewal this made some sense. But I no longer 
feel that it is such a useful distinction... Gen
trification is no longer about a narrow and 
quixotic oddity in the housing market but has 
become the leading residential edge of a much 
larger endeavour: the class remake of the 
central urban landscape' (Smith, 1996:39).

As Sharon Zukin (1991: 193) argues, when real 
estate developers woke up to the financial gains 
generated by offering a 'product based on place', 
gentrification quickly expanded to include a 
varied range of building forms. That new-build 
gentrification was a type of gentrification became 
generally agreed upon.

What is interesting, however, is that statements 
such as Smith's have recently become the focus of 
criticism among a number of authors who argue 
that inner city new-build developments are not a 
form of gentrification. Instead, they prefer terms 
like 'reurbanisation' or 'residentialisation' (e.g. 
Lambert and Boddy, 2002; Butler, 2007b; Boddy 
2007; Buzar et al., 2007). These debates are largely 
hinged upon a particular understanding of post
industrial urban demographic change that con
ceptualises neighbourhood population change to 
be a form of replacement, not displacement (e.g. 
Hamnett, 2003a,b). This paper problematises this 
demographic narrative. However, before doing 
so, it is important to outline both the histories and 
trajectories of new-build gentrification, and con
sider the relationship new-build gentrification 
has with displacement. This discussion is, in turn, 
used to inform three case studies of new-build 
gentrification in London. We conclude by assert
ing the importance of moving towards a critical 
geography of new-build gentrification.

gentrification. One of the few detailed early 
studies was Caroline Mills' (1988, 1989, 1993) 
research on Fairview Slopes, in Vancouver, 
Canada (Fig. 1). There developers, architects, and 
marketing agents created a newly built landscape 
of gentrification, new townhouses, and condo
miniums, one that demonstrated processes of 
capital reinvestment, social upgrading, and 
middle-class colonisation. Mills argued:

'By focusing on the renovated housing stock 
there has been a relative neglect of other 
potentially relevant property changes.' (Mills, 
1988: 6)

Importantly, Mills (1988:186) questioned whether 
the redevelopment of Fairview Slopes was in fact 
gentrification at all:

'Yet Fairview Slopes does not fit the usual 
image of a gentrified neighbourhood. It is a 
landscape of redevelopment, and renting 
is probably still as common as owner 
occupancy.'

Nevertheless, she answered the question asser
tively by saying yes, indeed it is gentrification - 
but it is a gentrification aesthetic that has moved 
on from classical gentrification - as she argued:

'... Just as blue jeans became the international 
uniform of the new class... so gentrified 
housing became its international neighbour
hood ... Ironically, as blue jeans turned into a 
new conformity, so does the landscape distinc
tiveness of the gentrified neighbourhood.' 
(Mills, 1988:186).

S3?

feJgEv;

1
THE HISTORIES AND TRAJECTORIES OF 
NEW-BUILD GENTRIFICATION

Despite the renewed interest, until recently, there 
has been little in-depth research into new-build

Copyright e 2009 John Wiley & Sons, Ltd.

Figure 1. New-build gentrification in 
Fairview Slopes.
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This new conformity is evident around the world 
today in the form of a gentrification blueprint 
that has become the leading edge of neoliberal 
urbanism (Lees et al., 2008). Gentrification is now 
a global urban strategy (Smith, 2002) used in 
cities that must be sophisticated entrepreneurs 
(Harvey, 1989, 2000; Hackworth, 2007). Develop
ment in Vancouver's Downtown South neigh
bourhood during the mid- to late 1990s provides 
a stark illustration of this. Whereas in Fairview 
Slopes, a decade earlier, gentrification had been 
the result of a number of different actors, includ
ing gentrifiers, architects/developers, marketing 
agents, and the local state; by the 1990s, the local 
state was the lead actor. In 1991, the City of Van
couver drew up the Downtown South Commu
nity Plan to construct a high-density, mixed-class 
residential neighbourhood to replace the gritty 
southern section of Granville Street, which was 
home to drug dealers, prostitutes, the homeless, 
and 14% of the city's overall low-income housing, 
mostly in the form of single room occupancies 
(SROs) (Lees and Demeritt, 1998). The plan 
stated:

'There will be a progressive dilution of illegal 
activities as more newcomers move into the 
area and the neighbourhood changes. Gran
ville Street will gradually change as more 
people live and work in the surrounding area. 
Their purchasing power will slowly transform 
the type and availability of commerce on the 
street/ (City of Vancouver, 1991: 55)

The number of housing units on the site increased 
from 2700 in 1991 to approx 12,000 units today, 
of which only 1000 are non-market. The idea has 
been to attract those interested in high-density 
urban living. When the redevelopment began, 
70% of Downtown South's low-income and SRO 
housing was privately owned, making residents 
especially vulnerable to direct displacement. The 
City sidestepped tire accusation of gentrification 
by charging developers about to demolish SRO 
housing $1000 per unit to go into a fund ear
marked for future social housing. Today, Down
town South is a glittering new-build middle-class 
residential neighbourhood (Fig. 2), and the pre
existing low income community is largely absent, 
having suffered massive displacement.

Vancouver's Downtown South can be seen as 
an early example of third-wave gentrification: 
state intervention (Shaw, 2005) and the large-

Copyright © 2009 John Wiley & Sons, Ltd.
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Figure 2. Downtown South, Vancouver.

scale deployment of capital (Hackworth and 
Smith, 2001). In recent years, however, new-build 
gentrification has become even more closely 
intertwined with government interventionism, 
sold through policy discourses about 'mixed 
communities'. Socially mixed neighbourhoods 
have become a major urban policy and planning 
goal around the globe (see Lees and Ley, 2008). 
Cameron (2003: 2373) calls this 'positive gentrifi
cation' or 'gentrification as a positive public 
policy tool'. One of the most notable programmes 
has been the US Federal Department of Housing 
and Urban Development's (HUD) HOPE VI 
(Home Ownership and Opportunities for People 
Everywhere) Program. This showpiece of Clinton- 
era urban policy has been used over the past 
decade to socially mix - read gentrify - public 
housing in order to break down the perceived 
culture of poverty and the social isolation of the 
poor (see Lees, 2008; Lees et al, 2008). The fall out 
has been significant displacement and homeless
ness (see Smith, 2001; Shaw, 2007).

HOPE VI and its related programmes of social 
mixing constitute what Wacquant (2008: 199) 
calls the 'literal and figurative effacing of the pro
letariat in the city ...'. This effacement is about 
population displacement on both a micro (neigh
bourhood) and a macro (central city) scale. It is 
at its most visceral in the state-led new-build gen
trification of post-Katrina New Orleans, where 
the agencies in charge of public housing (includ
ing HUD) are using storm damage as a pretext 
for expelling working-class African-Americans 
in a very blatant attempt to co-opt homes and sell 
them to developers to build high-priced housing

Popul Space Place 16, 395-411 (2010)
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(see Lees et al, 2008:185-187). But this effacement 
is also happening in cities like London, too, as we 
demonstrate.

2009a), however, has elaborated on our earlier 
findings, providing detailed empirical evidence 
to further substantiate our claims. He has pro
duced qualitative evidence of population change 
and of the various forms of indirect displacement: 
economic, political, and service/commercial. 
Displacement - the disinvesting and loss of place 
- takes place via many processes. Some time ago 
now, Marcuse (1985) conceptualised four types 
of displacement:

CHALLENGES TO, AND DEBATES OVER, 
NEW-BUILD GENTRIFICATION

In 2002, Lambert and Boddy spurred a new 
debate about new-build gentrification. They 
questioned whether new-build city centre resi
dential landscapes can be characterised as gentri
fication. They saw some parallels in terms of new 
geographies of neighbourhood change, new 
middle class fractions colonising new central 
urban spaces, and attachment to a distinctive 
lifestyle and urban aesthetic:

'. .. But (for them) "gentrification", as origi
nally coined, referred primarily to a rather dif
ferent type of "new middle class", buying up 
older, often "historic" individual housing units 
and renovating and restoring them for their 
own use - and in the process driving up prop
erty values and driving out former, typically 
lower income working class residents.' 
(Lambert and Boddy, 2002: 20)

They concluded that to describe these processes 
as gentrification was stretching the term too far. 
Debating this position, we drew up the cases for 
and against new-build gentrification, and we 
found more evidence for The case for' (Davidson 
and Lees, 2005). Referring to cases of new-build 
gentrification along London's Thames, we argued 
that although direct dispiacement could not 
occur because these were brownfield sites, indi
rect displacement was likely to occur instead. 
This indirect displacement, we argued, would 
take the form of 'exclusionary displacement' or 
price shadowing, where lower income groups 
would be unable to access property. We also 
stated that it might cause socio-cultural displace
ment as the incomers took control of community 
apparatus. Importantly, we pointed out that 
unlike the direct displacement tied to traditional 
processes of gentrification, indirect displacement 
can avoid legislation (planning or other, e.g. anti
winkling laws) that seek to protect poorer inner 
city residents from, displacement.

In a recent review of Davidson and Lees (2005), 
Boddy (2007) was not persuaded by our evidence 
about indirect displacement. Davidson (2008,

Copyright © 2009 John Wiley & Sons, Ltd.

(1) Direct last-resident displacement: this can be 
physical (e.g. winkling - when landlords cut 
off heat in a building, flood it, or set fires in 
it, forcing the occupants out) or economic 
(e.g. rent-hike eviction).

(2) Direct chain displacement: this goes beyond 
standard 'last resident' counting and includes 
previous households who were forced to 
move out due to deterioration of the building 
or rent hikes.

(3) Exclusionary displacement: here residents 
cannot access housing because it has been 
gentrified (or abandoned).

(4) Displacement pressure: this is the disposses
sion suffered by low income groups during 
the gentrification of their neighbourhoods.

Davidson (2008, 2009a,b),2 focusing specifically 
on new-build gentrification, draws on and adds 
to Marcuse's schema; the displacement happen
ing is not the simple 'eviction and rent hike' dis
placement that is common to the literature and 
part of Boddy's arguments; it is much more 
nuanced than that.

Boddy (2007) simplifies and under-theorises 
displacement. His research was based on a 'qual
itative survey of senior representatives of devel
opment companies, architectural practices, and 
property agents based in Bristol together with 
public sector agencies including local authority 
planning staff' (Boddy, 2007: 87); in other words, 
with 'elites' with a vested interest in refuting 
the label 'gentrification'. Boddy (2007) prefers the 
class neutral label 'reurbanisation'. Indeed, the 
concept of reurbanisation has come to be used to 
argue against 'new-build gentrification'. Reur
banisation is defined as the stabilisation of inner- 
city residential districts by increasing in-migration 
(of new or non-traditional household types with 
explicitly city-minded housing preferences) and 
decreasing outmigration after a long period of
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DOI: 10.1002/psp



Critical Geographies of New-Build Gentrification 399

negative migration balance (Haase et al, 2007). 
As Buzar et al. (2007a: 64-65) explain 'reurbani
sation' was first used in the late 1970s and early 
1980s as a theoretical concept to refer to the oppo
site of deurbanisation and deconcentration. It 
was a process driven by the 'second demographic 
transition'.3 Reurbanisation, which leads to resi- 
dentialisation, it is argued, can therefore improve 
quality of life and use of inner city space (see 
Haase et al., 2005, 2007).

The crux of the difference then is that reurbani
sation, unlike gentrification, does not result in 
displacement. Yet those who .favour the label 
'reurbanisation', and, in turn, make arguments 
about population 'replacement' opposed to 'dis
placement', forget the scale biases in their theses. 
As stated, 'reurbanisation' emerged in the context 
of broad discussions about the population trends 
of central cities, metropolitan regions, and rural 
areas. If used to discuss the specifics of inner city 
changes (e.g. Boddy, 2007), then the implication 
is that those who are forced to leave a metropoli
tan region due to housing prices are victims of 
gentrification-induced displacement at the scale 
of the entire metropolitan region. The corollary 
for Hamnett's (2003a,b) replacement thesis would 
be that all of London has become a giant 
displacement machine for anyone unable to 
compete in its intensely commodified and over
heated housing market. The problems of gentri
fication and affordability are interrelated as 
lower income households (and even some middle 
income households) are outbid by high income/ 
affluent households.4

Butler (2007b) makes a slightly different set of 
arguments as to why areas in London's Dock
lands are being reurbanised, not gentrified. He 
argues that the developments that he has looked 
at display some of the characteristics of suburbia 
- they are gated (cr. Atkinson, 2006), and the 
residents (gentrifiers) are more fearful of the 
socially mixed environments of inner London, 
making them qualitatively different to those he 
interviewed elsewhere in inner London. He 
argues that their aspirations echo, not those of 
the gentrifier, but those of the classic 'suburban- 
izer' - 'to be near but not in or of the city' (Butler, 
2007b: 777). Yet how is this different to what 
Mills (1988) found in the gated Maximilian project 
in Fairview Slopes, or what Lees (2003a: 2490) 
found in the super-gentrified Brooklyn Heights, 
New York City? 1’he process of gentrification is

Copyright © 2009 John Wiley & Sons, Ltd.

rarely enacted these days by a pro-social mixing 
gentrifier, the pioneer gentrifier of old, and 
indeed hasn't been for some time (Lees, 2008).

POPULATION REPLACEMENT 
OR DISPLACEMENT?

Hall and Ogden (2003: 874) argue:

'In order to understand the demographic and, 
in particular, household changes that have 
been taking place in London, it is essential to 
understand London's role as a global city and 
the labour market changes consequent upon 
this.'

Hamnett's (1994, 2003a,b) professionalisation 
thesis - which argues that London is profession
alising (not gentrifying) via population replace
ment (not displacement) - is a particular reading 
of this. Commenting on Atkinson's (2000) analy
sis of the relationship between gentrification and 
displacement in London, Hamnett (2003b) argues 
that the association between population growth 
in one group (middle-class professionals) and 
decline in another (the working classes) cannot 
be read as evidence of displacement:

'... it is argued here that the slow reduction of 
the working class population in many inner- 
city areas is, in part, a result of a long-term 
reduction in the size of the working-class pop
ulation of London as a whole (by a combina
tion of retirement, death, out-migration or 
upward social mobility) and its replacement 
by a larger middle-class population. In other 
words, the key process may be one of replace
ment rather than displacement per se.' 
(Hamnett, 2003b: 2419)

Hamnett is able to make this assertion because 
the aggregated data of the UK census cannot 
prove displacement; however, neither can it 
demonstrate the absence of displacement! There 
is no statistical data available that quantifies dis
placement in a convincing way (Slater, 2009). 
And the data sets available are ill-suited for an 
'analysis of the full social complexity of individ
ual and family circumstances' (Newman and 
Wyly, 2006: 42).

Watt (2008) argues that Hamnett (2003a,b) 
exaggerates the expansion of the middle classes 
in London. He points out that Hamnett's choice 
of data5 omits the presence of a large group - the
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economically inactive (the long-term unem
ployed, the sick, disabled, and the elderly, many 
of whom are likely to be working class). In addi
tion, Watt (2006, 2008) points out that Butler, 
with Robson's argument that London's working 
classes have declined and lost social significance, 
is undermined by the fact that they themselves 
state 'middle-class households tend to comprise 
about a quarter of the population' (2003: 6). Watt 
(2008) asks: 'If this is the case, then what can we 
deduce about the remaining three-quarters?'

Following Hamnett (1994; 2003a,b), Butler et al. 
(2008: 72) argue that labour market changes have 
resulted in a more professional socio-economic 
structure: 'the numbers in intermediate social 
groups have not been squeezed out, as the social 
polarisation thesis would suggest, but have 
grown'. Tables 1 and 2 shows that by 2001, 
London was well represented by highly qualified 
and highly skilled people, and while temporal 
comparisons are difficult to make with regards to 
occupational classifications (Oesch, 2006), there 
is little doubt this represents a significant transi
tion from London's occupational profile in the 
1960s and 1970s (Congdon, 1989; Hall and Odgen, 
2003). However, this overlooks London's fine- 
scale population and social geography.

In a fine (ward) scale analysis of population 
and social change in London in the 1980s, 
Congdon (1989) found that both macro and micro 
geographies of social inequality have been per
sistent in the city. He wrote: '[S]mall area moni
toring of social indicators is important in the 
view of evidence that deprivation may be spa
tially concentrated, with pockets of deprivation 
in otherwise prosperous areas' (Congdon, 1989: 
489). Such studies are pertinent in the face of 
recent characterisations of London as a middle 
class city that have understated the continued 
presence of working-class populations across the 
city. Figure 3 illustrates the continued and impor
tant presence of working class populations (see 
Slater, 2006, 2009; Smith, 2008; Wacquant, 2008 
on the effacement of the working classes in the 
gentrification literature).

Furthermore, Butler et aids (2008) statistical 
evidence for the expansion of the middle classes 
in London is problematic. Two-thirds of the total 
middle-class growth they found during 1991
2001 occurs in the socio-economic groups (SEG)6 
5.1 (ancillary workers and artists) and 5.2 
(foremen and supervisors non-manual). They

Copyright © 2009 John Wiley & Sons, Ltd.

claim this represents a substantial growth in the 
intermediate middle classes, but a dose examina
tion of the SEG 5.1 and 5.2 occupations demon
strates that, in fact, many in these groups cannot 
be considered middle class at all, for they include: 
counter clerks and cashiers, debt, rent and other 
cash collectors, dental nurses, sales assistants, 
and petrol pump forecourt attendants, among 
others (see Rose and O'Reilly, 1998). This shows 
the difficulty in measuring post-industrial class 
divisions (Oesch, 2006); moreover, the occupa
tions grouped in these SEGs clearly demonstrate 
working-class presence, as well as middle-class 
growth (see Watt, 2006, 2008).

Another problem is that displacement is regu
larly conceived of as a singular outcome, not as 
a complex set of (place-based) processes that are 
spatially and temporally variable. This can be 
seen dearly in other gentrification work too. 
Freeman (2005, 2006), for example, used a series 
of interviews with African-American residents in 
Harlem and Clinton Hill, New York City, to 
question the extent to which people are displaced 
through gentrification, arguing it 'is perhaps a 
more gradual process that, although displacing 
some, leaves its imprint mainly by changing who 
moves into a neighborhood' (Freeman, 2005: 
488). In both quantitative research, that has sought 
to measure the extent of spatial dislocation 
(Atkinson, 2000; McKinnish et ah, 2008) and qual
itative work that has defined the significant 
absence of displacement via the presence of 
incumbent communities (or parts of) at the time 
of research (e.g. Freeman, 2005), displacement is 
too often reduced to the brief moment in time 
where a particular resident is forced/coerced out 
of their home/neighbourhood. The denial of dis
placement here, just as in critiques within the 
new-build gentrification literature, is premised 
upon a particular spatial and temporal under
standing of displacement that does not ade
quately conceptualise the process. This explains 
why authors who search for the spatial moment 
of displacement often contradict themselves, for 
example, Hamnett and Whitelegg (2007: 122) 
gentrification and displacement in Clerkenwell, 
London:

on

'Their arrival [gentrifiers] and the associated 
commercial gentrification have, however, sig
nificantly and probably irrevocably changed 
the social mix and ethos of the area which was
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Figure 3. Geography of working class neighbourhoods.
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professionals; lower professionals) and 'working-class' SECs (lower supervisory, semi-routine, and routine).

so much by the entire building, which can onjy 
be seen, as by its components and furnishings, 
which can be touched and smelled as well'. Tuan 
extends this to the hometown: 'fhjometown is an 
intimate place. It may be plain, lacking in archi
tectural distinction and historical glamour, yet 
we resent an outsider's criticism of it. Its ugliness 
does not matter; it did not matter when we were 
children, climbed its trees...' (Tuan, 1977: 144- 
145)/ Fellow humanist geographer Relph (1977) 
echoed this by arguing that place plays a key 
ontological role: anchoring identity and exist
ence. The point here then is that displacement is 
much more than the moment of spatial disloca
tion. To reduce displacement to that moment is 
to strip meaning from lived space (Davidson, 
2009b). To dismiss the phenomenological basis of

Popul. Spaa Place 16, 395-111 (2010)
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dominated by social rented housing tenants. 
This has not, however, been accompanied by 
significant residential displacement.'

As Slater (2009) argues they have missed Marcuse 
- for what they are describing is Marcuse's (1985, 
1986) 'displacement pressure'.

QUALIFYING DISPLACEMENT: THE 
PHENOMENOLOGY OF PLACE

Yi FuTuan (1977) distinguished space from place 
by emphasising that the latter represents security 
and the familiar. With reference to the home, 
Tuan (1977: 144) stated: '[hjome is an intimate 
place. We think of the house as home and place, 
but enchanted images of the past are evoked not

Copyright © 2009 John Wiley & Sons, Ltd.
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place simply reduces neighbourhood to a spatial 
commodity, and, of course, this is the under
standing that underlies neoliberal urban policies 
(cr. Allen, 2008).

A phenomenological reading of displacement is 
a powerful critique of the positivistic tendencies 
in theses on replacement; it means analysing not 
the spatial fact or moment of displacement, rather 
the "structures of feeling" and 'loss of sense of 
place' associated with displacement. This requires 
a move to reassert the place in displacement. As 
Slater (2009) points out, many qualitative studies 
of gentrification (see Fried, 1963; Hartman et al, 
1982; Hartman, 2002; Betancur, 2002; Curran, 
2007) have uncovered a sense of bereavement in 
association with being displaced, especially for 
older people. It is these 'emotional geographies' 
that provide the best evidence of displacement. 
For as Tuan (1977: 3) claimed: 'place is security, 
space is freedom: we are attached to one and long 
for the other'. Hartman's (1984) 'right to stay put' 
requires extension to 'the right to (make) place; 
the right to dwell' (Davidson, 2009b).
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Figure 4. The Aylesbury Estate.

place to live. Here, new-build gentrification is not 
taking place on an ex-industrial brownfield site; 
rather, like in Fairview Slopes, it is taking place 
on pre-existing residential land. Given the pres
sure under the government's 2000 Decent Homes 
Standard requiring better council house stan
dards, but giving local authorities no funding to 
achieve this, it is not surprising that Southwark 
Council has gone down, this road. The current 
strategy for the demolition and rebuilding of the 
Aylesbury estate (The Aylesbury Estate: Revised 
Strategy, 2007) lists the construction of 3200 
private new-build homes and 2000 social rented 
new-build homes. This fulfils the UDP require
ment for 40% social housing. In essence, they 
seek to demolish the vast majority of the Ayles
bury (despite much of it being structurally sound) 
and to create a £2.4 billion new-build develop
ment for a privileged middle class.

In this particular case, it is critical to see the 
relationship between the notion of creating mixed 
communities and displacement (see Lees, 2008). 
The regeneration of the estate as suggested in 
current plans will directly displace approxi
mately 20% of the existing tenants, the existing 
leaseholders who bought under 'right to buy' 
will also be priced out/ displaced, and the remain
ing 1850-2050 council tenants might move into 
new homes, but they will be indirectly displaced 
into a new middle-class community very differ
ent that which they leave behind.

In 2002, a similarly strapped-for-cash Lew
isham Council sold off Aragon Tower, a council 
tower block on the Pepys Estate in Deptford, 
adjacent to the Square Mile, to the private

Popul. Space Place 16, 395-411 (2010)
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NEW-BUILD GENTRIFICATION IN LONDON

As established areas of gentrification in inner 
London have matured, it has been new-build 
gentrification (state-led and funded/co-funded 
by corporate capital) that has pushed the process 
further into, and across, a diverse range of the 
city's low-income neighbourhoods. The exclu
sive and often gated built form of new-build gen
trification has been central to this encroachment. 
Whereas the collective action of classical gentri
fication focused on areas where existing housing 
stock enabled a new middle-class habitus to be 
created (e.g. Bridge, 2001; Butler, 2003), new- 
build developments are pushing gentrification 
into the remaining working class neighbour
hoods and ultra-marginal areas (Davidson, 2007). 
Some of these areas are large-scale council estates; 
the Aylesbury Estate south of Elephant and 
Castle in Southwark is one such example. The 
largest public housing estate in Europe it is in the 
process of being demolished and replaced with a 
new 'mixed income community' (Fig. 4).

In 2005, Southwark Council decided that the 
estate was too expensive to refurbish and that 
demolition was the most cost effective solution. 
They set about persuading tenants that the estate 
was structurally unsound and not a pleasant
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developer Berkeley Homes for over £10 million 
(Fig. 4).8 Berkeley Homes has renovated the high- 
rise and added five extra floors of newly built 
flats on the top, making it the tallest privately 
owned residential tower block in London (Fig. 
5)9. Their market is young professionals, whom 
Lewisham Council hopes will regenerate the 
area. This gentrified tower block is not a classi
cally gentrified historic property, a Georgian or 
Victorian house, it is a modernist building that 
has not been renovated to highlight its prior 
architectural and aesthetic state. In fact, it has 
been re-clad to erase its old aesthetic. But neither 
is it strictly new-build gentrification, although it 
does incorporate an element of this in the five 
newly built floors, including 14 penthouse units 
that have been added to the top of the high rise. 
It is a gentrification hybrid.

The low-income council tenants were moved 
out, and middle-income owner-occupiers moved 
in; the tower block (renamed the Z apartments) 
was gated, and a security guard installed to 
protect the residents and their cars. One resident, 
a leaseholder who had lived in the high-rise for

20 years, and did not want to move out, was 
offered a less than market value buy back from 
the Council, which he rejected. The Council 
threatened him with an eviction order (classic 
gentrification-induced displacement), but he 
finally sold out at market value after hiring a 
solicitor to argue his case (Lonsdale, 2004)!

EVIDENCE OF DISPLACEMENT ALONG 
LONDON'S GENTRIFYING RIVERSIDE

Along the length of the metropolitan Thames, 
derelict and industrial sites have been trans
formed into some of the most desirable residen
tial space in London. These developments, 
numbering in the hundreds, include the opulent 
Richard Rogers-designed Montrevetro, Batter
sea, and the Foster and Partners-designed Albion 
Riverside, Battersea, as well as the Z Apartments 
discussed above. In the three neighbourhoods 
discussed here - Brentford, Wandsworth, and 
Thamesmead (Fig. 6) - approximately 2100 
housing units have been added through new- 
build gentrification, increasing the populations
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Figure 5. Aragon Tower. 
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Figure 6. The new Z Apartments.
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in-depth interviews undertaken with working 
class residents in 2004-2005. In each neighbour
hood, we identify various arrangements /collec
tions of context-bound indirect displacement 
processes. As a whole, they demonstrate the 
various ways in which phenomenological under
standings of 'home' and 'neighbourhood' have 
been dismantled through gentrification. While 
interviewed residents often remained in the 
neighbourhoods, a set of displacement processes 
have occurred that mirror the impacts of physical 
displacement: the forced disconnection from 
familiar place and the (phenomenological) 
relocation into a new urban social context.

of the wards by, on average, 60%, with the major
ity (over 80%) of the new population being high- 
income earners (socio-economic classification's 
1-4). Many of these new residential develop
ments have been built upon ex-industrial sites, 
such as power stations, docks, and rail yards, 
which used to provide employment to the sur
rounding working class communities. Al! this 
new-build development is comprised of high- 
density apartment buildings, built by large cor
porate developers (Fig. 7). Reflecting New 
Labour's Urban Renaissance policy vision (see 
Lees, 2003b, 2008), each of these neighbourhoods 
has therefore experienced social upgrading (sold 
as social mixing), new high-density develop
ment, and brownfield reuse. The result is dis
placement - this has already occurred - and if the 
process of gentrification continues in these areas, 
further displacement will emerge.

However, the population turnover and social 
upgrading that has occurred along the length of 
the Thames does not reveal the full extent of 
working class displacement. Unlike the blatant 
state-led displacement at the Aylesbury Estate, 
much of the displacement along the Thames has 
played out in more silent registers. In order to 
comprehend this complex set of processes, we 
must move beyond population data and highly 
symbolic rent hikes and forced evictions. Indeed, 
this is a necessary step if we are to understand 
displacement's social significance (see Davidson, 
2009b).

We outline the various modes of displacement 
operating along the Thames by drawing upon 41

Brentford
Over the past decade, Brentford has been subject 
to wholesale gentrification, predominantly via 
new-build development. During the early stages 
of new-build gentrification in 2002, national 
newspapers, were describing Brentford's gentrifi
cation in dramatic fashion: 'The best houses in [ 
Brentford] ... would probably reach £1 million 
now .. . they have been held back by the lack of 
local facilities. Brentford does not yet provide the 
seared tuna and decent cappuccino array taken 
for granted by the rest of middle-class Lon
don ... The new developments will change all 
that, and prices are expected to soar as a result' 
(Purnell, 2002). As new-build gentrification has 
delivered 'decent cappuccinos' (via the displace
ment of incumbent retail services), working-class 
residents have described neighbourhood change 
in less than glowing terms: 'New buildings are 
good, we need them. But I'm just uneasy about 
it, for some reason. Erm ..., I don't know, some
thing just bites me. If I was to try and put a finger 
on it, I guess it would be that I feel disconnected 
from it... I mean, I'm not sure what it has to do 
with us [interviewee's family]'.

Many working class residents struggled to 
identify how recent reinvestment improved their 
neighbourhood. When questioned on the benefits 
of the reinvestment, a local resident of 30 years 
commented: 'The biggest thing I've seen in terms 
of benefit is the young girls getting jobs working 
at the hotel [incorporated within a 'mixed-use' 
new-development]. You know, as maids. So it 
has given work. . . But saying that, they will 
never be able to live here. When they get a bit
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older, get married and that, unless the council 
starts putting up new houses, they will have to 
leave. I think that is a pattern'. When asked to 
clarify if this constituted an improvement for 
the incumbent community, the interviewee 
responded: 'Well a job is a job, but I guess if you 
compare things to when we first got here, it fits 
with my general view that it keeps being run
down ... It is nice for the girls to have work, but 
you could ask if it fulfil promises. You certainly 
don't have the vibrant working community 
where we all knew each other now'. Here, a 
perception of built environment improvements 
stands alongside a generally held narrative of 
decline and disassociation. New-build gentrifica
tion was commonly viewed as an agent of neigh
bourhood change, but one that held few positive 
associations for many working class residents. 
Interviews often focused upon the impending 
prospect of increasingly unaffordable housing 
and, consequently, exclusionary displacement 
(Marcuse, 1986).

As gentrification transforms Brentford, in 
terms of reorienting local retail services and 
reconstituting the built environment, working 
class residents have seen neighbourhood places 
(i.e. sites of collective and personal association) 
lost and claimed by a new population. For 
example, one long-term resident described the 
newly redeveloped riverside as 'not our space 
now', and another talked of it as 'a bunch of 
canyons where I [interviewee] would not feel 
comfortable'. The implications of this sense of 
loss were varied. For a 60-year old female inter
viewee, it meant that she was 'thinking of moving 
away now there was little to stay for'. A growing 
sense of neighbourhood disattachment also 
coalesced with the problem of the increasingly 
unaffordable housing market. For example, the 
organiser of a local church group that attempts 
to foster local community through art events 
commented:'Ithasbecomeharderforus . . . Young 
people have either moved on or can't live here. 
Put that with a sense that getting the neighbour
hood together is an uphill battle and you have 
our situation... It is sad to say, but I'm not sure 
the future is all that happy'.

While these interviewees still remained within 
Brentford (i.e. were not physically displaced), 
they had experienced significant displacement. 
Their 'neighbourhood' had changed, usually 
without their input. Change had not served their

Copyright © 2009 John Wiley & Sons, Ltd.

needs; indeed it has reduced a number of local 
provisions. For some, relocation was pending or 
even now preferable to living in a place they no 
longer had personal or collective investment in.

Wandsworth
In Wandsworth, gentrification has been ongoing 
for 20 years longer than in Brentford. As a con
sequence, interviewed residents articulated a 
more advanced sense of displacement, one laden 
with feelings of bereavement, dislocation and 
disassociation: 'You ask me about how the place 
has changed, well I'm not sure I can say. All I 
know is that what used to be here is not now. 
Most of the community has gone, and I don't 
know that many of the youngsters have managed 
to stick around . .. All the new flats represent the 
end really'. For this interviewee, new-build gen
trification represented the conclusion of wider 
gentrification processes: 'If we are talking about 
where I would associate with, I'd honestly say it 
would be Wimbledon now. That's where I go 
shopping now. Gone are the days when I might 
meet friends here [Wandsworth] ... You know, 
this place is unrecognisable, just a few remnants 
like us around'. A once strong socio-spatial bond, 
integral to the subject's being (Davidson, 2009b), 
had therefore been dissolved through a class- 
based process of neighbourhood change.

Given the advanced stage of gentrification, 
much of the retail landscape has been trans
formed in Wandsworth. High-end boutiques, 
restaurants, and food stores have progressively 
replaced previous facilities. Many residents saw 
'improvements' for others and not for them: 'You 
definitely have snazzy shops in Wandsworth 
now, a bit like Fulham. Not that they are really 
me, you know ... I would find some of the pubs 
[and stuff] a bit intimating, just not what I would 
be comfortable around'. Losing retail services 
meant sites of association had progressively 
diminished for many residents. Some simply 
conveyed a sense of disappointment; others were 
more concerned that local government had inten
tionally pursued exclusionary policies: 'If you 
look at how things have changed, bringing in all 
the rich folk, you can see the council obviously 
wanted it. . . They are only interested in getting 
more money . .. When it comes to people like 
me, they don't care. They probably think we are 
happy with the crappy bits left over'.

Popul. Space Place 16, 395-411 (2010)
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For many working-class residents, new-build 
gentrification therefore meant the end of a 
long period of displacement. 'Neighbourhood' no 
longer signified the same sense of attachment; no 
matter how romantic or problematic this might 
have been. Instead, local place had often been 
reduced to home; collective existence now took 
place within four walls and extended little further. 
And for some, the loss of communal neighbour
hood associations had shifted perceptions of 
home:'IfI'mhonest,Iusedtolovemyhouse .., par
ticularly when the door was always open and all 
that... But it can feel a bit empty now ... erm... 
how can I put it.., like you just don't have the 
same connection, like you would not stand on the 
step and see the same neighbours',

Wandsworth interviewees demonstrated the 
connections between spatial and place-based dis
placement. The significant physical displacement 
that had taken place over the past 30 years had 
not left those working class residents who 
remained fortune beneficiaries (see Freeman, 
2005). Rather, many suffered significant displace
ment through transformations of social networks, 
housing markets, and services. The very com
munity ties that a New Labour government has 
heavily promoted (Lees, 2003b, 2008) have been 
destroyed; finished off by a swath of new-build 
gentrification.
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Figure 8. Gated gentrification at Thamesmead.

For the working class communities that were 
relocated to Thamesmead from South London's 
slums in the 1960s, recent gentrification has con
tinued their lengthy experience of abandonment. 
As a local community worker and resident 
explained: 'We've tried really hard to make this 
place work, through all its faults. But you have 
always had that strange detachment thing. People 
were relocated here, and we've had to deal with 
it... I see the new development as potentially 
good if it helps people, but it does have that same 
feeling of disconnection ... you know, how does 
it help? I can't see the benefits, which I think we 
should. There should be a wider contribution of 
new stuff happening'. Within the context of dep
rivation, this interviewee therefore saw gentrify- 
ing development as symbolic of continued 
abandonment.

For others, new-build gentrification was threat
ening their 'neighbourhood' in a multitude of 
ways. Some had worries that 'new apartments 
would drive up prices in one of the last affordable 
places [in London]' [i.e. direct-chain and exclu
sionary displacement (Marcuse, 1986)]. Others 
were concerned that 'places like Royal [Artillery] 
Quays would ensure that no local, reasonable 
[i.e. affordable] corner shops would ever survive' 
(i.e. service/commercial displacement). Particu
larly concerning was the impact of new-build

Popul. Space Place 16, 395-411 (2010)
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Thamesmead
The western edge of the 1960s-constructed 
Thamesmead new town has experienced signifi
cant waterfront development on the 1200-acre 
Royal Arsenal site. Here, the pristine aesthetics 
of new-build gentrification and waterfront living 
are juxtaposed against a stigmatised social 
housing estate. As a consequence, the ability of 
developers to produce gated residential develop
ments has been central to gentrification (see 
Atkinson, 2006: 826-827). At the Royal Artillery 
Quays development in Thamesmead West, a 
militarised built environment shields gentrifiers 
from their locale (Fig. 8). In contrast to the eman
cipatory liberal gentrifier (see Lees, 2000), resi
dents view their development as distinct from 
the wider neighbourhood: 'To be honest, I would 
never walk through the area. I just drive in and 
out... I know it will change over time with the 
money being put in, but for now that is how it 
works for me'.
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gentrification upon efforts to revitalise this 
deprived community. Here, a twinned sense of 
displacement and continued abandonment meant 
progressive community projects were struggling 
to survive: 'I think we have tried so hard to make 
a good place here. We have tried almost every
thing ... So when you see the police switch from 
helping you to looking out for the new ones [gen
trifiers] it sticks with you. You know, you try hard 
and your efforts don't get any support... It 
makes you think what is the point? I don't want 
to live in a place like that'. In the face of huge chal
lenges, place-making practices in Thamesmead 
have therefore been diminished by the impacts of 
gentrification. In contrast to the displacement 
taking place in Brentford and Wandsworth, in 
Thamesmead, displacement has also taken the 
form of a disabler. In the face of huge social 
challenges, it has curbed the desire and ability to 
generate the necessary infrastructure of place.

displacement has been manifest for working class 
interviewees through a declining sense of place- 
based identity, anchored in and through neigh
bourhood spaces (Relph, 1977).

This evidence leads us to repudiate Butler's 
recent call for gentrification research . to 
decouple itself. .. from its associations with 
working-class displacement' (2007a: 162),because 
as the case studies outlined here reveal, new- 
build gentrification in London is causing signifi
cant displacement. These displacements are 
multiple: they include both direct and/or indi
rect displacement, they are sometimes immedi
ate, sometimes not, sometimes they impact 
physical space, sometimes not. But what they all 
share in common is the alteration of the class- 
based nature of the wider neighbourhoods of 
inner London, of place.

In conclusion, we follow Clark in arguing for 
a much broader definition of gentrification, one 
that has a more inclusive perspective on the 
history and geography of gentrification and one 
that sees the root causes of gentrification to be 
'commodification of space, polarised power rela
tions, and a dominance of vision oversight char
acteristic of "the vagrant sovereign"' ((2005:261). 
Like Clark, we argue that the term needs to be 
elastic enough to allow new processes of gentri
fication (like the 'hybrid gentrification' of Aragon 
Tower) to be drawn under its umbrella. And as 
we have argued before (see Davidson and Lees, 
2005; Lees et al., 2008), the term 'gentrification' 
captures the politics that are inevitably present 
when neighbourhood change is premised upon 
social class, and, at the same time, it invokes a 
politics that does not accompany terms such as 
'reurbanisation', 'residentialisaiton', 'transition', 
or 'replacement'.

CONCLUSION

We have argued that new-build gentrification 
has long been accepted as a type of gentrification 
and sketched out the contradictions in recent 
commentaries. We point to stunted conceptuali
sations of displacement, for 'displacement affects 
many more than those actually displaced at any 
given moment' (Marcuse, 1986: 157), and the 
misplaced conceptualisation of gentrification as 
reurbanisation. We also question the extent to 
which recent characterisations of London's demo
graphic transition (from working class to middle 
class city) have captured the city's post-industrial 
socio-economic population profile and geogra
phy correctly.

Drawing upon multiple examples of new-build 
gentrification in London, we have demonstrated 
the diverse workings of displacement. These 
range from direct (spatial) displacement via state- 
led housing renewal projects to a host of place- 
based, context-bound indirect displacement 
processes operating in Thames-side neighbour
hoods. Focusing on the latter examples, we argue 
displacement is both spatial and place based. In 
particular, we argue that a purely spatial account 
of displacement is inadequate. As such, we 
understand displacement as operating uniquely 
across neighbourhoods, according to the particu
lar contexts and positionalities. However, in all 
our examined cases, space- and place-based
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POSTSCRIPT

The onset of the current recession has impacted 
the new-build developments in the more mar
ginal areas along the Thames, e.g. Thamesmead, 
with developers being unable to sell apartments, 
prices falling, and high vacancy rates. It seems 
that gentrification in metropolises like London 
will hunker down in the classically gentrified 
areas closest to the central business district, but 
may go into demise in marginal and especially 
ultra marginal (usually new-build) areas (Lees, 
2009).
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(1) This paper is based on the papers given by the 
authors at the Seminar - New-Bu'dd Gentrifications• 
Form, Places, Processes, University of Neuchatel, 
Switzerland, November 2007. Mark Davidson 
presented a paper titled: 'Gentrifying Place: The 
Coalescence of Urban Policy and New-Build 
Gentrification'. Loretta Lees presented a keynote 
address titled: 'New-Build Gentrification: Its His
tories and Trajectories'. She also presented other 
versions of tlus paper to The Bartlett School 
research seminar series at University College 
London (April, 2008) and at The Urban Salon (May, 
2008). She would like to thank all these audiences 
for their useful comments and feedback.

(2) Curran (2007) adds to this literature in her research 
on industrial displacement in the gentrifying 
Williamsburg in Brooklyn, New York.

(3) Population ageing, low fertility, the postponement 
of marriage and childbearing, declining marriage 
and rising divorce rates, increasing proportions 
of children bom outside wedlock, and growing 
numbers of households cohabiting or living in 
non-conventional or 'fluid' household structures 
(Buzar et al., 2007a).

(4) It will be interesting to see what the impact of the 
current housing market downturn has on this giant 
displacement machine.

(5) Better, although still not perfect, Newman and 
Wyly (2006) used the New York City Housing and 
Vacancy Survey to quantify displacement in New 
York City within wider intra-city migration pat
terns. They found that displacement (due to 
housing expense, landlord harassment, and private 
action) ranged between 6.2% and 9.9% of renter 
households.

(6) In 2001, the UK Census replaced the previous 
sodal class measure (socio-economic group) with 
the socio-economic classification (see Rose and 
O'Reilly, 1998).

(7) Blunt and Dowling (2006: 2-3) argue: 'home is: a 
place/site, a set of feelings/cultural meanings, and 
the relations between the two'.

(8) See the 2007 BBCl documentary The Tower.
(9) On alternatives to the gentrification of Pepys, see 

Saunders (2009).
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1. Introduction the 1990s. the Case-SliiJIei cross-MSA standard deviation in house 
price growth was 21%.

While most of the literature has focused on trying to explain 
cross-city differences in house price appreciation, we document that 
there are also substantial ivtf/wi-city differences in house price appreci
ation. For example, between 2000 and 2006 residential properties in the 
Harlem neighborhood of New Vork City appreciated by over 130%. 
wh ile residential properties less than two miles away, in mid town Man
hattan. only appreciated by 45%. The New York City MSA. as a whole, ap
preciated by roughly 80% during this time period. Such patterns are 
common in many cities. Using within-city price indices from a variety 
of sources, we show that the average wif/iin-MSA standard deviation 
in house price growth during the 2000-2006 period was roughly 20%. 
Similar patterns are also found during the 1990s and 1980s. As is com
monly discussed in the popular press, these large relative movements in 
property prices within a city during city-wide property price booms are 
often associated with changing neighborhood composition. Returning 
to the Harlem example, a recent New York Times article discussed 
how Harlem residents have gotten richer during the period when its 
house prices were substantially appreciating.2

Our goals in this paper are threefold. First, we set out to document 
a new set of facts about the extent and nature of within-city house 
price movements during city-wide housing price booms. The house 
price appreciation for the city as a whole is just a composite of the 
house price movements within all the neighborhoods of the city. 
Therefore, understanding the movements in house prices across

fr has been well documented that there are large differences in 
house price appreciation rates across U.S. metropolitan areas.' For ex
ample. according to the Case-Shilier Price Index, real property prices 
increased by over 100% in Washington DC Miami, and Los Angeles 
between 2000 and 2006. while property prices appreciated by rough
ly 10% in Atlanta and Denver during the same time period. Across the 
20 MSAs for which a Case-Shiller MSA index is publicly available, the 
standard deviation in real house price growth between 2000 and 
2006 was 42%. Such variation is not a recent phenomenon. During
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by the particular shape of preferences, technology, and income distribu
tion within the city.

Our third goal is to provide explicit evidence showing that our en
dogenous gentrification mechanism is an important determinant of 
wirhin-city variation in house price growth in response to city-wide 
housing demand shocks. We do this in multiple ways. To begin, we pro
vide an additional fact about within-city neighborhood house price ap
preciation during city-wide housing booms. In particular, we show that, 
as our theory predicts, among all the poor neighborhoods it is the poor 
neighborhoods that are next to the rich neighborhoods that appreciate 
the most during city-wide housing booms. This result holds in the 
1980s, 1990s, and 2000s and holds using a variety or different measures 
of neighborhood housing price appreciation. Moreover, these results 
are robust to including controls for distance to the city's center business 
district the average commuting time of neighborhood residents, and 
proximity of the neighborhood to fixed natural amenities such lakes, 
oceans, and rivers. Again, these results are consistent with the first 
order predictions of our model.

We then use a Bartik-style instrument to isolate exogenous city level 
housing demand shocks (Bartik. 1991) and show that it is the housing 
prices in poor neighborhoods next to rich neighborhoods that appreci
ate the most in response to the exogenous city-wide housing demand 
shocks. Our Battik shock predicts expected income growth in a city be
tween periods r and r + k based on the initial industry mix in that dry at 
time t and the change in industry earnings for the entire U.S. between t 
and t-t- k. FOr example, in response to a one standard deviation Bartik 
shock, poor neighborhoods within the rity which directly border a 
rich neighborhood have housing prices that appreciate roughly 7.0 per
centage points (compared to a mean appredation rate of 24.0%) more 
than otherwise similar poor neighborhoods within the rity that are 
more than 3 miles away from rich neighborhoods. Again, these results 
hold controlling for distance to the center business district and proxim
ity to fixed natural amenities within the dty.

Finally, we explicitly show that the neighborhoods that appreciate 
the most during the exogenous city-wide housing demand shock also 
gentrify. Gentrification - the out migration of poor residents and the in 
migration of rich residents - is the key mechanism for the within-city 
house price dynamics we highlight For this analysis, we again explore 
the within-dty response to a Banik-style shock. In particular, we show 
that in response to an exogenous city-wide demand shock, poor neigh
borhoods close to rich neighborhoods experience larger increases in 
neighborhood income, larger increases in the educational attainment 
of neighborhood residents,and larger declines in the neighborhood pov
erty rate than do otherwise similar poor neighborhoods that are farther 
away from the rich neighborhoods. For example, average neighborhood 
income grows by roughly 1.7 percentage points (compared to a mean 
growth rate of 149*) more in response to a one standard deviation 
Bartik shock for poor neighborhoods that border the rich neighborhoods 
than it does for otherwise similar poor neighborhoods that are more 
than 3 miles away from the rich neighborhoods. Lastly, we highlight 
that during both the 1980s and 1990s, most of the poor neighborhoods 
that did in fact gentrify by some ex-post criteria were neighborhoods 
thar were directly bordering existing rich neighborhoods.

As noted above, a key ingredient in our model is the existence of 
neighborhood consumption externalities in thar individuals get utility 
from having rich neighbors relative to poor neighbors. Although we do 
not explicitly model the direct mechanism for the externality, we have 
many potential channels in mind. For example, crime rates are lower in 
richer neighborluwds. If households value low crime, individuals will 
prefer to live in wealthier neighborhoods. Likewise, the quality and ex
tent of public goods may be correlated with the income of neighborhood 
residents. For example, school quality - via peer effects, parental moni
toring. or direct expenditures - tends to increase with neighborhood in
come. Finally, if there are increasing returns to scale in the production of 
desired neighborhood amenities (number and variety of restaurants, 
easier access to service industries such as diy cleaners, movie theaters.

neighborhoods within a city is essential for understanding house 
price movements for the entire city. Using a variety of different data 
sources, we show that there are substantial differences across neigh
borhoods within a city with respect to their house price growth when 
the city as a whole experiences a housing price boom.

Moreover, we show that there is a systematic pattern in this varia
tion. In particular, we document three facts that are robust across time 
and data sources with respect to within-city house price movements. 
First, during city-wide housing price booms, neighborhoods with low 
initial housing prices appreciate at much greater rates than neighbor
hoods with high initial prices. Second, the variation in housing price ap
preciation rates among low housing price neighborhoods is much higher 
than the variation in housing price appreciation rates for higher housing 
price neighborhoods. Finally, we show that the larger the city-wide 
housing price boom, the greater is the difference in housing price appre
ciation rates between low house price and high house price neighbor
hoods. Regardless of the interpretation we give to some of these facts 
in later sections, we feel these facts alone are an interesting contribution 
to the literature on spatial variation in housing price growth.

Our second goal is to develop a spatial model of a dty that links 
within-city neighborhood housing price dynamics with gemrificatian. 
We represent a dty as the real line and each point on the line is a loca
tion. Agents are fully mobile across locations and there is a representa
tive firm tliat can build houses in any location at a fixed marginal cost. 
The key ingredient of the model is that agents are heterogeneous in 
rheir income and all agents prefer to live close to richer neighbors, llie 
relevance of such a neighborhood consumption externality in determin
ing house prices is supported by the recent empirical work of Bayer et al. 
(2007) and Rossi-Hansberg et al. (2010). We show tliat there exists an 
equilibrium with full income segregation where the high income resi
dents are concentrated all together and the low income residents live 
at the periphery. The sorting, as in Becker and Murphy (2003). is the re
sult of the neighborhood externality where all agents are willing to pay 
more to live closer to ridi neighbors. Poorer residents arc less willing to 
pay high rents to live in the rich neighborhoods, so in equilibrium (hey 
live farther from the rich. Within the model, house prices achieve their 
maximum in the rich neighborhoods and decline as one moves away 
from them, to compensate for the lower level of the externality. For 
the neighborhoods that are far enough from the rich, there is no exter
nality. and house prices are equal to the marginal cost of construction.

One of the main contributions of our model, and the basis for our 
subsequent empirical work, is ro explore the dynamics of house prices 
across neighborhoods in response to dty-wide housing demand shocks. 
Although there is no aggregate supply constraint and the dty can freely 
expand, average house prices increase in response to an increase in 
city-wide housing demand because of gentrification. In particular, the 
neighborhoods that endogenously gentrily are the poor neighborhoods 
on the border of rich neighborhoods. For concreteness, we say that a 
neighborhood gentrifies when some poor residents are replaced by 
richer ones, increasing the extenr of the neighborhood externality. For 
example, we consider a city hit by an increase in labor demand and a 
subsequent wave of migration (Blanchard and Katz, 1992). The ridier 
migrants prefer to locate next Co the existing ridier households. As a re
sult, they bid up the land prices in the poor neighborhoods that are next 
ro rhe rich neighborhoods causing the existing poor residents to move 
out and the city as a whole to expand.

To sum up. our mechanism implies that unexpected permanent 
shocks to housing demand lead to permanent increases in house prices 
at the dty level although the size of the city is completely elastic. This 
happens because gentrification bids up the value of the land in the gen- 
trifying neighborhoods. Moreover, our model predicts that, in response 
to a positive city-wide housing demand shock, land prices in poor 
neighborhoods rhar are in close proximity ro the rich neighborhoods 
appreciate at a faster rate tlian both richer neighborhoods and other 
poor neighborhoods. We also find that average price growth within 
the city is affected both by the size of the housing demand shock and



V. Guenieri et aL /Journal 0/ Public Economics 100 (2013) 45-60 47

etc), such amenities will be more common as the income of one's neigh
bors increases. Although we do not lake a stand on which mechanism is 
driving the externality, our preference structure is general enough to 
allow for any story that results in higher amenities being endogenously 
provided in higher income neighbortwods.

Our work adds to the large literature on neighborhood gentrifica
tion.3 Some of this literature highlights correlates with neighborhood 
gentrification. For example, both Kolko (2007) and Brueckner and 
Rosenthal (2008) emphasize that the age and quality of the housing 
stock within a poor neighborhood is an important predictor of whether 
or not that poor neighborhood ever gentrifies. Additionally, there is a 
separate strand of work thar emphasizes the importance of spatial 
dependence - either theoretically or empirically - in predicting neigh
borhood gentrification. For example. Brueckner (1977) finds that 
urban neighborhoods in the 1960s tliat were in close proximity to rich 
neighborhoods got relatively poorer between 1960 and 1970 (as mea
sured by income growth). Kolko (2007) finds that poor neighborhoods 
bordering richer neighborhoods in 1990 had larger income growth be
tween 1990 and 2000 than otherwise similar poor neighborhoods that 
were next ro other poor neighborhoods. Our addition to this literature 
is that we propose a model that explains both of these facts and then 
formally test the model's predictions. During periods of declining 
city-wide housing demand in urban areas (like the suburbanization 
movement during the 1960s). the richer neighborhoods on the border 
of the rich areas will be the first to contract. Conversely, during periods 
of positive increases in dty-wide housing demand (like that associated 
with the migration back to cities during the 1990s). the poor neighbor
hoods bordering the richer neighborhoods will be the first to gentrify.4 * *

Our work also complements recent papers which have highlighted the 
theoretical and empirical importance of residential consumption exter
nalities. Fbr example; our theoretical model builds upon the insights of 
Benabou (1993) which looks at neighborhood sorting within a dty 
where there are human capital externalities and the work of Becker and 
Murphy (2003) which looks at neighborhood sorting in a world with ex
ogenous income groups where all agents have a preference ro live around 
richer neighbors. From a theoretical standpoint, our work adds to this lit
erature by examining the dynamics of sorting and house prices in re
sponse to dty-wide housing demand shocks thereby generating a 
gentrification process. Recent empirical work that has documented that 
cities are not only centers of production agglomeration, but also centers 
of consumption agglomeration include Claeser et al. (2001). Autor et al. 
(2010), and Rossi-Hansberg et aL (2010). Mosr relevant for our work is 
the recent paper by Bayer et aL (2007) which empirically documents 
the importance of neighborhood consumption externalities by showing 
that individuals are willing to pay more to have more highly educated 
and wealthier neighbors, all else equal.

provides consistent constant-quality price indices for localized areas 
within a dty or metropolitan area over long periods of time. Mosr of 
the Case-Shiller zip code-level price indices go back in time through 
the late 1980s or the early 1990s. lire data was provided to us at 
the quarterly frequency and the most recent data we have access to 
is for the fourth quarter of 2008. As a result, for each metro area, we 
have quarterly price indices on selected zip codes within selected 
metropolitan areas going back roughly 20 years.

There are a few things that we would like to point out about the 
Case-Shiller indices. First, the Case-Shiller zip code level indices are 
only available for cerrain zip codes in certain merropoiiian areas. 
For some of our analysis, we focus our attention only on the zip 
codes within the main city in the MSA. For example, we look at the 
patterns within the city of Chicago instead of just the broad Chicago 
MSA When doing so, we only use the MSAs where the main dty 
within the MSA has at least 10 zip codes with a usable house price 
index." Second, we only use information for the zip codes where the 
price indices were computed using actual transaction data for proper
ties within the zip code. Some of the Case-Shiller zip code price indi
ces were calculated using imputed dara or data from some of the 
surrounding zip codes. We exclude all such zip codes from our analy
sis.7 * Third, the Case-Shiller index has the goal of measuring the 
change in land prices by removing structure fixed effects using their 
repeat sales methodology. However, this methodology only uncovers 
changes in land prices if the attributes of the structure remain fixed 
over time. If households change the attributes of the structure via re
modeling or through renovations, the change in the house prices un
covered by a repeat sates index will be a composite of changes in land 
prices and of improvements to the housing structure. When the Case- 
Shiller index is constructed steps are taken to minimize the effect of 
potential remodeling and renovations.3

We augment our results using information on the percent change 
in median house price at the neighborhood level from the 1980,1990, 
and 2000 U.S. Censuses.9 Hie primary benefit of the Census data is 
that it is available at very fine levels of spatial aggregation. In partic
ular, we can examine within-city differences in housing price dynam
ics at both the level of zip codes and census tracts. We compute 
within-zip code or within-census tract appreciation rates by comput
ing rhe growth in the median house price across similarly defined 
levels of disaggregation beeween 1980 and 1990 and between 1990 
and 2000. The Census data, however, are not without limitations. Un
like the repeat sales methodology of the Case-Shiller index, the Cen
sus data is simply the growth in the median house price within a zip 
code or census tract. As a result, it may be confounding movements in 
land prices with movements in structure quality for the median 
house. Moreover, the median house value, in tenns of quality, could 
be changing over time. For example, as low quality housing gets

2. Data

6 We list the MSAs and cities used in onr Case-Shiller analysis in Appendix Table Al.
7 As a result, the Case-Shiller zip codes that we use in our analysis do nor cover the 

universe of zip codes within a city. Only about 50* of the zip codes in the city of Chi
cago. for example, have housing price indices computed using actual transaction data. 
The fraction in other cities is closer 10 100%. A more complete discussion of the zip 
codes wii h imputed house price data can be found in the NBER working paper version 
of (he paper: Cueirieri et al (2010).

* For more information on the construction of the Case-Shiller indices see the Stan
dard and Poor's web-site which documents their home price index cons miction meth
odology. See http://wwwcaseshiller.fiserv.com/about-fiserv-case-shiller-indexes 
aspx. In the NBER working paper version or die paper, we also document all the main 
empirical patterns in the paper using the Ziltow house price index The Zillow index at 
least partially, overcomes some of the deficiencies of the Case-Shiller index in that it 
allows the broad attributes of the structure leg., square footage, number of bed rooms, 
etc.) to change over time. The patterns we document using the Case-Shiller mdex are 
nearly identical to the patterns we find using the Ziltow index for the MSAs and time 
periods where both indices overlap.

9 Most of (he tract-level Census data that we use conies from the Neighborhood 
Change Database which is distributed by GeoLytics. The Neighborhood Change Data
base provides variables from ihe 1970; 1980. and 1990 Censuses that have been re
weighted for the 2000 tract boundaries.

Our primary measure of within-city house price growth comes 
from the Case-Shiller zip code level price indices.9 The Case-Shiller 
indices are calculated from data on repeat sales of pre-existing 
single-family homes. The benefit of the Case-Shiller index is that it

f.
3 For a recent review of this literature, see Kolko (2007).
4 There is a separate literature looking at the effect of direct public policies on neigh

borhood gentrificarion. Sec. for example. Busso and Kline (2007). Kahn et al. (2009).
Rossi-Hansberg et at {2010). and Zheng and Kahn (2011). Out work complements this
literature by highlighting genirificaiion that is not the result of government policy but
instead endogenously results from the actions of private agents responding to city
wide housing demand shocks.

i The zip code indices are not publicly available. Fiserv. the company overseeing the 
Case-Shiller index provided them <0 us for the purpose of this research project. Hie da
ta are the same as the data provided to oilier researchers studying local movements in 
housing prices. See. for example. Mian and Sufi (2009). Unfonunaiely. we only have 
the data through 2008 and. as a result, we cannot systematically explore within-city 
house pnee patterns during the recent bust. We have been unsuccessful in our at
tempts to secure (he post 2008 data from fiserv.
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Table 1
House price growth variation across MSAs and across neighborhoods within an MSA or city.

(4) (5)(1) 16) (7)Time period (2) (3)

0.182000-2006
(observations)
1990-2000
(observations)
Variation

033 0.42 0.18
(384) (20) (1693) (497)

0.17 ais 0.40ai7 021 0.S40.16
(496)
Within

(496)
Within

(348) (17) (4021)
Within

(1498)
Within
MSA

(16.161)
Within
aty
Census
Ttact
Census

Between Between
MSA City City CityMSA

Zip ZipNeighborhood definition Census
Tran
Census

Zip
Code
Case
ShilJer

Code
Census

Code
FHFAHouse price data Case

Shiller
Case
Shiller

Notes: Table shows the "between MSA" standard deviation of house price growth (columns 1 and 2) and the "within-city/MSA" standard deviation across neighborhoods 
(remaining columns) (or different house price measures, different time penods. and different definitions of neighborhoods. The Case-Shiller data is available for the 1990s and 
the 2000s. Tlie Census house price growth measure is available only during the 1990s. For column I. we use all 384 MSAs available in the FHFA data For column 2. we use the 
20 MSAs for which Case-Shiller reports an index. For columns 3-S. we use all available rip codes for which a reliable Case-Shiller index exists. See tile text for details. In column 
6. we use all census l races that overlap the rip codes used in column S. In column 7. we use all census tracts in all cities where there at leasr 30 census tracts within the city. See text 
for additional details. For the Census data, the top and bottom 1X of neighborhoods with respect to median home price gtowrh are dropped.

demolished, the median price in a neighborhood may increase with 
no change in either land prices or structure attributes for the 
remaining probities. We can partially address this limitation by in
cluding controls for the changes in neighborhood housing stock char
acteristics when using this measure. In the NBER working paper 
version of our paper, we show that the zip code level price indices 
from Case-Shiller and the Census data track each other very closely. 
As a result, we feet confident in using the Census data to explore 
house price dynamics at the sub-zip code level.

Finally, throughout the paper, we compute MSA level house price 
appreciation rates using Federal Housing Finance Agency (FHFA) 
metro level housing price indices if the Case-Shiller house price series 
is not available for the MSA. For the MSAs where both data sets exist, 
the Case-Shiller and FHFA data track each other nearly identically.

deviation in house price growth using the FHFA data was 33 percent
age points during the 2000-2006 period and 17 percentage points 
during the 1990-2000 period.

Tlte next three columns of Table l show within-city or within-MSA. 
cross-zip code variation in house price appreciation for the same time 
periods. For columns 3 and 4. we use data from the Case-Shiller indices 
and show the results for all available zip codes within the MSA (column 
3) and then for all available zip codes in the main city of the MSA (col
umn 4). In column S, we show rhe results for the within-city cross-zip 
code standard deviation in house price appreciation using the Census 
data fbr rhe 1990-2000 period. When using the Census data in column 
5. we restrict the sample to be the same as the Case-Shiller sample. The 
results in these columns show that the within-MSA variation during the 
2000-2006 period was about one half as large as the cioss-MSA varia
tion but was still substantial at IS percentage points. During the 
1990-2000 period, tlie within-city variation was of the same order of 
magnitude as the cross-city variation at about 15 percentage points.

The final two columns of the table show within-city cross-census 
tract variation for 1990-2000 period using the Censusdata.The sample 
in column 6 is resiricred to census tracts that overlap with the 496 zip 
codes used in the sample for column 5. Column 7, broadens the sample 
of census tracts to include all tracts in all cities that contain at least 30 
census tracts in 1990. As one would expect, the within-city variation in
creases as the level of our definition of a neighborhood gets smaller. For 
example, the cross-census tract variation in house price growth in the 
1990s was roughly fifty percentage points. Collectively, the results in 
Table 1 show that within-MSA variation in house price growth is 
around the same older of magnitude as the cross-MSA variation tliat 
has received so much attention in the literature.

3. New facts about within dty house price dynamics

In this section, we outline a series of new facts about the nature of 
housing price dynamics across differenr neighborhoods within a dty 
(MSA) during city (MSA) wide housing price booms. Unlike previous 
attempts to study within-city house price movements, we analyze 
these patterns simultaneously for a large number of cities and for 
multiple time periods.10 As we show, there are many systematic pat
terns that emerge with respect to house price dynamics across neigh
borhoods within a city during city-wide housing price booms.

3.1. Fact 1: Within city house price growth variation is large

Table 1 shows the degree of between- and within-MSA variation 
in house price appreciation separately during the 2000-2006 period 
(row 1) and the 1990-2000 period (row 2). Columns 1 and 2 focus 
on cross-MSA variation in house price appreciation for comparison 
ro the within-MSA or within-city variation. When focusing on the 
cross-MSA variation, we use FHFA data (Column 1) and Case-Shiller 
data (Column 2)." As seen from Table 1. there is large variation in 
price appreciation across MSAs during the 1990s and (he 2000s. 
This is consistent with the well documented facts discussed in Davis 
et al. (2007). Claeset et al. (2008). Van Nieuwerburgh and Weill 
(2010), and Saiz (2010). Specifically, the cross-MSA standard

32. Fact 2: Initially low price neighborhoods within a city appreciate 
more than high price neighborhoods during city-wide housing booms

The next fact we wish to highiighr is shown in Fig. 1 and Table 2. 
Fig. 1 plots the house price appreciation rate in eadi zip code within 
the New York MSA between 2000 and 2006 (using the Case-Shiller 
data) against the median house price Tor the same zip codes in year 
2000 (from the Census). As seen from the figure, there is a sharp neg
ative relationship between the initial level of housing prices within 
the zip code and the subsequent appreciation rate in the zip code. 
On average, zip codes with lower initial housing prices within the 
MSA appreciated at roughly twice the rate as zip codes with higher 
initial housing prices within the MSA during this period.

Our choice of showing New York in Fig, 1 is done for illustrative 
purposes. Table 2 shows the relationship between the initial median 
housing price and the subsequent housing price growth across neigh
borhoods within the city/MSA for a large selection of cities and metro

IB Papers examining within city house price movements foe a given city or small set 
of cities during the 1970s and 1980s include Poterba (1991). Mayer (1993). Case and 
Shiller (1994). Case and Mayer (1996), and Case and Marynchenko (2002). Ferreira 
and Gyourko (2011) build upon our work and provide additional Facts about the timing 
oF booms and busis at the neighborhood level during the 2000s.

For reference, the house price appreciation rates using the FHFA MSA level Index 
for the 1990-2000 and 2000-2006 periods For each MSA in our Case-Shiller sample 
are shown in Appendix Table At.
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Housing Price Growth versus 
Initial Housing Price 2000-2006: New York MSA 

New York MSA Zip Codes

where AfU+k/ty is the growth in housing prices between period r 
and f+k within neighborhood i in city or MSA j using the various 
house price series and HPjJ is rhe median house price in neighbor
hood r in city or MSA j in year t as measured by the U.S. Census. 
Given that we also include city or MSA fixed effects, Pf, all of our iden
tification comes from variation across neighborhoods within a city/ 
MSA. The variable of interest from this regression is toi which esti
mates the relationship between initial median house prices in the 
neighborhood and subsequent neighborhood housing price growth. 
We run this regression using different neighborhood house price se
ries and for different time periods. For all specifications, we weight 
the data using tlie number of owner occupied housing units in the 
neighborhood during period t (from the Census).

To conserve space, we do not show the results of this regression in 
the main text. However, in the online robustness appendix that accom
panies this paper, wc show the results of this specification for different 
time periods, different measures of house price growth, and different 
samples. The results across the different specifications are vety consis
tent. For cities experiencing a city-wide housing price boom, it is the 
neighborhoods with the initially low housing prices that appreciate 
the most. For example, during the 2000-2006 period, restricting the 
sample to all zip codes with a Case-Shiller house price index, and 
usi ng the Case-Shiller index to measure zip code housing price growth, 
our estimate of w, is — 0.24 with a standard error of 0.05.

One concern one may have about the results in Fig. 1. Table 2, and 
the regressions results from Eq. (1) is that they are driven by transitory 
measurement error or temporary shocks. For example, a neighborhood 
that got a temporary negative shock ro house prices today would have 
both lower house prices today and a higher growth rate between 
today and tomorrow as the temporary negative shock abated, litis 
story is not, however, r esponsible for the results we document. To illus
trate this fact, we can re-estimate Eq. (1) instrumenting HP/ with house 
prices in the neighborhood 10 yeais earlier. Specifically, our estimate of 
ct>i is - 026 with a standard error of 0.05 when we inst rument for 2000 
neighborhood house price levels using 1990 neighborhood house price 
levels. Notice, this estimate is nearly identical to the OLS estimate 
reported in the prior paragraph.

In the robustness Appendix, we also show tliat rhe difference be
tween the house price appreciation of initially low price neighborhoods 
within the city and initially high price neighborhoods within the city in
creases with the size of tlie city-wide housing price boom.
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Fig. I. Figure shows (lie initial house f>nce in a rip code in 2000 versus (he subsequent 
house price growth in tliat zip code between 2000 and 2006. The sample includes all 
zip codes within (he New Yoik roeiro area for which a Case-Shiller house price index ex
ists. We measure the initial house price using median home value from the 2000 Census. 
We use die Case-Shiller index to compute (he growth rale in house price between 2000 
and 2006.

areas during different time periods. Specifically. Table 2 shows rhe 
mean growth rate in property prices over the indicated time period 
for neighborhoods in different quartiles of the initial house price dis
tribution within rhe city or metro area. The last column shows the 
p-value of the difference in house price appreciation rates between 
the properties tliat were initially in the top (column 1) and bottom 
(column 4) quartiles of the housing price distribution within the 
city or metro area. This table is the analog to the scatter plot shown 
in Fig. I. In all cases, tlie initial level of housing prices used to define 
the quartiles in period t is defined using the median level of reported 
house price for tlie neighborlwod from the corresponding US. Census 
(Le„ 2000,1990, or 1980 depending on the time period studied). The 
house price appreciation is measured using the Case-Shiller index.

We can conclude a few things from the results in Table 2. First, the 
patterns found in Fig. 1 for New York for rhe 2000-2006 period are 
also found in a wide variety of other cities and MSAs during the same 
period. Second, as seen from Table 2, these within-city patterns are 
not limited to the recent period. During the 1990s. Denver and Portland 
experienced large housing price booms, and it was tlie low priced 
neighborhoods that appreciated at much higher raies than the high 
priced neighborhoods. Likewise, during the 19S0s, Boston experienced 
a large housing price boom during which the low priced neighborhoods 
appreciated at much higher rates than the high priced neighborhoods. 
Finally, there is also some evidence thar poor neighborhoods fail the 
most during city-wide housing price busts. For example, within San 
Francisco and Boston during tlie 1990s. the poorer neighborhoods 
contracted slightly more relative to the richer neighborhoods.

Are rhe results shown in Table 2 representative or the patterns in a 
broader sample of cities? Tlie answer is definitely yes. To illustrate 
this, we estimate:

3.3. Fart 3: The variance in appreciation rates is also higher for initially 
low price neighborhoods during city-wide housing booms

Returning to Fig. 1. another feature of l he data for the New York MSA 
is tliat the house price appreciation rate among initially low priced 
neighborhoods exhibits substantially more variability tlian the house 
price appreciation rates among initially high priced neighborhoods. In 
particular, the standard deviation of housing price growth between 
2000 and 2006 for neighborhoods in the lowest initial house price quar- 
tile for the New York MSA was 29* while the standard deviation of 
house price growth during die same time period for neighborhoods in 
the top initial house price quartile for rhe New York MSA was only 6*. 
The difference is significant at less than 1* level.

This difference in variability of growth rates between initially low 
priced neighborhoods and initially high priced neighborhoods within 
a city during a city-wide housing price boom is a robust feature of tlie 
data across tlie many cities in our sample. Again, we formally docu
ment these facts in the online robustness Appendix that accompanies 
the paper. When cities experience housing price booms, the variabil
ity in house price growth among initially low price neighborhoods is 
much higher than the variability of house price growth among initial
ly high price neighborhoods. Pooling the MSAs in our sample, the 
standard deviation of housing price growth between 2000 and 2006 
for neighborhoods in the lowest initial house price quartile within

12

zip'/
t/+k

(i)w
II In Guenieri el el. (2012) we present a case study of Detroit examining the 

protracted bust experienced there from 1980 through the late 2000‘s. In that paper, 
we find patterns thar are consistent with those observed in San Francisco and Boston 
in the 199t7s. those patterns show the reverse of the gemtification patterns docu
mented during booms within this paper.
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Table 2
Housing price growth by initial price quartile. Case-Shiller data.

0) P) (4) (5)(3)
Quartile 2 Quartile ]Quartile 4 Quartile 3 p-Val of quartile 4 = quartile l

2000-2006: Housing Booms 
Chicago, city level 
Chicago, MSA level 
New Yoric City, MSA level 
Boston. MSA level 
Los Angeles. MSA level 
San Francisco. MSA level 
Washington DC. MSA level

0.660.53 058 0.00072
050 0.690.47 049 0.00
0.76064 1.11 0.00056
0.47 0510.40 054 050

1.21 1.76 050Ml 158
051035 0.41 049 050

137 1.61 0.00139 M9

1990-1997: Housing booms 
Denver, MSA level 
Portland. MSA level

059050 052051 0.00
052 0690.41 049 0.00

J9S4-1959: Housing booms 
Boston. MSA level 055 054 050075070

1990-1997: Housing busts 
San Francisco. MSA level 
Boston. MSA level

-014
-0.11

-Oil
-0.13

-008
-005

-007
-008

0.00
0.00

Notes: This table shows the mean Case-Shiller house price appreciation rates for neighborhoods grouped by quartile oTinitial housing prices, during different time periods. Quartile4 has 
rhe highest initial price zip codes within the city while quartile 1 has tlie lowest initial price zip codes witltin the city. Each row labels a city or metro area for a given time period.

When estimating the above regression, our sample only includes 
low housing price neighborhoods within the city. We define low 
housing price neighborhoods as those neighborhoods whose median 
housing price at time r is in the bottom half of neighborhoods with re
spect to median housing prices across all neighborhoods in city j at 
rime t.16 As above, we use the Census data to define the level of period 
t median housing prices (breach neighborhood when segmenting tlie 
sample. The vector tf' includes a series of variables designed to con
trol for initial differences across the neighborhoods. These controls 
include the log of median household income of residents in neighbor
hood i in period t, the log of the median initial house price in neigh
borhood i in period t, the fraction of rhe residents in neighborhood i 
in period f that are African American, and the fraction of the residents 
in neighborhood i in period t thai are Hispanic. When the Census data 
is used to compute housing price appreciation, we also include a vec
tor of variables to proxy for the change in structure quality within (he 
neighborhood between f and r+fc

We also include a vector Z?J which is designed to control for tlie 
other potential mechanisms which can generate differential price 
movements across neighborhoods within a dty. Specifically, we control 
for the average d istance to the closest center business district within the 
city as reported by rhe 1982 Census of Retail Trade.18 Tlie Census data 
provide another measure of proximity to jobs in tliat they track how 
long it takes for individuals in the neighborhood to get to work. Given 
tins, we also include tlie mean commuting rime of individuals within 
neighborhood i during period t as an additional control, dually, we con
trol for the distance to fixed natural ameniiies like major lakes, rivers, 
and oceans that are wirhin 10 miles of the city.

Table 3 shows tlie results of the above regressions using different 
time periods, different housing price appreciation measures, and

each MSA was €1% while the standard deviation of house price 
growth in tlie top initial house price quartile was 46%. This difference 
is also significant at the less than 1% level.

3.4. Fact 4: Poor neighborhoods closer to rich neighborhoods appreciate 
more than other poor neighborhoods during city-wide housing booms

What explains the increased variation in house price appreciaiion 
across the poorer neighborhoods? In rhis subsection, wc highlight the 
role of proximity to richer neighborhoods as being an important de
terminant of house price appreciation of poorer neighborhoods with
in a city during city-wide housing price booms. Moreover, we show 
that (lie relationship between the proximity to richer neighborhoods 
and house price appreciation of poorer neighborhoods remains 
strong even after we control for proximity to jobs within rhe city 
and ro fixed natural amenities within rhe city.

To begin, we describe the data by estimating tlie following 
regression14:

13

17

OP>j
= Pi+/Vn (Dis#) + rtf' + Iptf' ihi** (2)

P?

where fn(Dis^) measures the log of the distance (in miles) to the nearest 
zip code in the dty that resides in the top quartile of neighborhoods with 
respect to median housing prices in period f.lsThe variable of interest in 
the above regression is p}. the coefficient on In(Disrt'). All of our regres
sions also indude dty fixed effects, As a result, our identification 
comes from within-city variation. We report heteroscedasricicy robust 
standard errors dial are clustered at the aly level.

13 There are many (henries (hai tan explain within rity differences in house price ap
preciation. For example, if ciries are viewed as centers of production agglomeration, as 
in the classic work by Alonso (1964). Mills (1967). and Muili (1969). neighborhoods 
tliat are dose to Jobs will have higher land prices than neighborhoods that are (atiher 
away. Likewise. Rosen (1979) and Roback (1982) show that land prices wuhin the city 
can differ based on their proximity to a desirable Axed natural amenity, in this section, 
we show that proximity to rich neighborhoods is an important determinant of within 
city house price movements above and beyond proximity to jobs and proximity to 
Axed natural amenities within the city.

Given that neighborhoods within a city have different amounts of homeowners or 
potential housing market transactions, all regressions are weighted by the number of 
owner occupied liousing units in the neighborhood during period (.

We measure disrance from the centroid of each neighborhood.

u Sometimes in die text we will refer to these neighborhoods as ‘poor neighbor
hoods". We do this for expositional ease. We also used an income based measure to de
fine pour neighborhoods Given the very high correlation between neighborhood 
average income and neighborhood housing prires. the results are bioadly consistent 
if we segment neighborhoods by initial income as opposed to initial house prices.

Hiese controls include: the change in the haction of homes in the tract that are 
single-family-detached. the change in the fraction that have zero or one bedrooms, 
the change in (he Tract ion that have twu bedrooms, the change in the fraction that have 
three bedrooms, die change in the fraction built in the past 5 years, the cliange in the 
fraction built between 5 and 20 years ago. the cliange in the fraction built between 20 
and 40 years ago. and the change in the fraction built between 40 and 50 years ago. 

The CBD data can be found at hitp://www.censusgov/geo/www/cbd.hunL
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Regression of neighborhood house price appreciation on distance to nearest high-price neighborhood and other controls, across different samples with different house price 
measures.

(4) (S)Time period (2) (3) (6)(I) (7)

Log distance to nearest high-price 
Neighborhood
Log distance to nearest high-price 
Neighborhood*city wide bust indicator 
House price measure/
Neighborhood aggregation

-0.044
(0.029)

-0.067
(0037)
0070
(0044)

-0.231 -0136
(0032)

-0140-02)62
(02)19)

-0061
(0021) (0042) (02)29)

0068 02U302)77
(0X151)
Census
Census
Tract
90-00

(0.032)
Census
Census
Tract
80-90

(02)29)
Census
Census
Tract
90-00

C-S C-SC-S C-S
Zip 2ipZipZip
Code CodeCodeCbde
90-00 90-00Time period

Vector of Z controls included 
Number of observations 
Mean log distance to nearest 
High-price neighborhood 
Sid. dev. log distance to nearest 
High-price neighborhood

00-06 00-06
YesYes YesNo Yes YesYes

223 223 3099 7955 4253236 236
02 1.22 0.401 0.499123 123 0222

0.488 0.488 07780524 0524 0.7160.719

Note: Table shows regression of neighborhood bouse price appreciation between period r and r+k on log distance to nearest high price neighborhood within the neighborhood's 
city, rity fixed effects, and a vector of neighborhood controls. High price neighborhoods are those neighborhoods that are within the top quartile of average neighborhood house 
prices in year r. We restrict our analysis in this table to those neighborhoods within the city which were in the bottom half of tlie house price distribution in period r. See text for 
additional sample descriptions and discussion of tlie controls included. Robust standard errors, clustered by city, are shown in parentheses. All regressions are weighted by the 
number of owner occupied housing units in tlie neighborhood in the initial year.

Shiller sample experienced real housing price declines during the 
1990s. As seen from column 4. (he relationship between house price 
growth among poor neighborhoods close to and far from high price 
neighborhoods differs depending on whether the city experienced a 
positive or non-positive housing demand shock during the period. In 
particular, the cities that did not experience a housing price boom had 
very little difference in housing price growth between poor neighbor
hoods (hat were close to high price neighborhoods and poor neighbor
hoods (hat were farther away (—0.067 + 0.070). However, for cities 
(hat experienced a positive city-wide housing price increase, the esti
mated relationship in the 1990s mirrored what we found in the 
2000-2006 period. Tlie estimated coefficient on log distance during 
the 1990s was -0.067.

In columns 5 and 6. we show that the results are roughly consistent 
using the Census data during the 1990-2000 period. We define neigh- 
borltoods as census tracts and use different samples. In column 5. the 
sample is all census tracts within only the 28 Case-Shiller cities. In col
umn 6. the sample is census tracts in any U.S. city (hat has at least 30 
census tracts contained within the city. There were 173 US. cities in 
1990 that met this condition.10 Column 6 shows that the main resulrs 
still hold when examining price movements at the level of census tracts 
and that the results are not simply limited to Case-Shiller cities. In col
umn 7, we show the results for the 1980-1990 period. The specification 
in column 7 is analogous to the one shown in column 6 aside from the 
fact that ir looks at the 1980-1990 period for the 110 US. cities in 
1980 tliat had at least 30 census tracts contained within the dty. The 
patterns in tlie 1980s are similar to those found in the 1990s and early 
2000s. It is important that the results are similar between the Case- 
Shiller and Census housing price measures. In Section 5. we explore 
the response of within-city house price dynamics ro exogenous 
city-wide housing demand shocks as a rest of our endogenous gentrifi
cation theory. To get enough power, we need to use the large samples 
shown in columns 6 and 7 for whidi only the Census housing price 
measures are available.11

In summary, the results of this section show that (1) there is a tre
mendous amount of variation across neighborhoods within a dty

different levels of aggregation. The first two columns show the results 
for the 2000-2006 period where we use Case-Shiller house price in
dices. In column 1. we exclude the Z vector of controls in order to 
gauge their impact when in column 2 we include both tlie X and Z 
vectors of controls. The specific sample fbr the results in columns 1 
and 2 is all zip codes which were (I) in Case-Shiller cities where a 
Case-Shiller index exists and (2) in the bottom half or zip codes with
in in the city in 2000 with respect to median house prices. There are 
236 such zip codes.

The results in columns 1 and 2 show that there is some systematic 
variation in house price appreciation rates among the poor neighbor
hoods during the 2000-2006 period. In particular, ir is the initially low 
price neighborhoods in 2000 which were in dose proximity to the high 
price neighborhoods that appreciated more than otherwise similar ini
tially low price neighborhoods. These results hold even after controlling 
for proximity to the city's Central Business District (CBD), average com
muting times, distance to fixed natural amenities and the X vector of 
neighborhood controls (column 2).t9 In terms of economic magnitudes, 
the estimates are non-crivial. For example, tlie results in column 2 sug
gest that low priced neighborhoods that were roughly 4 miles away 
from higher price neighborhoods appredated at 12.4 percentage point 
lower rates than iow priced neighborhoods that were roughly 1 mite 
away from higher priced neighborhoods (0.062-2. p-value<0.01). 
Given that the average neighborhood house price appreciation rate Ibr 
rhe neighborhoods in our sample during this period was roughly 90S, 
the estimated relationship with distance to high price neighborhoods is 
non trivial.

In columns 3-6, we show similar results for the 1990-2000 period. 
All specifications in these columns control for both the full vector of X 
and Z controls. In columns 3 and 4, we use the Case-Shiller data on 
Case-Shiller zip codes. The difference between the two columns is tliat 
in column 4 we also indude an additional regressor: ln(DisdJ)*Bust, 

v* where Bust{,+1 is an indicator variable taking the value of one if 
city j experienced non-positive housing price growth between r and 
t + k. We do not indude this variable in the 2000-2006 period because 
all cities in our sample experienced a positive house price increase. 
However, as seen from Appendix Table A1, some cities in our Case-

h

s
is(I-

JO In the online robustness Appendix, we specify in detail all our sample criteria when 
using the expanded set of census tracts, in particular, we discuss how we select census 
tracts that are consistently defined over time.

We also performed a series of additional robustness specifications on our results. 
These results are shown in our online robustness Appendix. Fbr example. Brueckner 
and Rosenthal (2008) show that the age and quality of the housing stock could be an 
important determinant of which neighborhoods will subsequently gentrify. Our results 
ate robust to the inclusion of the initial age of the housing stock in our specifications.

19 In a recent paper, Glaeser et al. (2012) focus on house price appreciation o( neigh
borhoods close to city centers. They show neighborhoods dose to city centers appreci
ate more than other neighborhoods during rhe 2000s - particularly if poverty is 
concentrated in the city center. Building on our methodology, they find that about 
one-third of the effect of the house price growth of neighborhoods close to the center 
city can be attributed to die endogenous gentrification story that we highlight.
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with respect to house price appreciation during a city-wide house 
price boom. (2) it is the poor neighborhoods that systematically ap
preciate more than the rich neighborhoods during a city-wide 
house price boom, (3) the variance in house price growth is also 
higher among the poor neighborhoods during a city-wide house 
price boom, and (4) among the poor neighborhoods it is the poor 
neighborhoods that are in close proximity to the richer neighbor
hoods that systematically appreciate at the highest rates during a 
city-wide house price boom. Again, we think these facts are interest
ing in their own right. Additionally, these facts will be consistent with 
the theoty of endogenous gentrification that we develop in the next 
section.

households live. Each location i has an associated neighborhood, 
given by the interval centered at i of fixed radius y. Let H,(i) denote 
the total space occupied by houses of rich households in the neigh
borhood around location i,24 that is.

(4)

Households have non-separabfe utility in non-dutable consumption 
c and housing services h The location externality is captured by the fact 
that households enjoy their consumption more if they live in locations 
with higher H,(i). The utility of a household of type s located in location 
i at time f is given by u*(c, h, H,( i J), where u(.) is weakly concave in c and 
ft. For t ractability, we assume that u takes the following functional form: 
u‘{c, ft, H) ™ c“fr(A + Hf. where a. A and 6’ are non negative scalars 
and A is a constant that prevents utility from being zoo when H takes 
the value of zero.25 Moreover, we assume that f>R^6p. so that rich 
households who generate the externality benefit from it at least as 
much as poor households. We want to stress that all of the implications 
of our model go through even if 6* = S'1,

On the supply side, there is a representative firm who can build 
housing in any location f e (- », + »). There are two types of houses: 
rich houses (type ft J and poor houses (type P). Each type of household 
only demands houses of his own type. The marginal cost of building 
houses of type s is equal to C, with <?. If the firm wants to con
vert houses of type ~s into houses of type s, he has to pay C1— C1. 
The (per square foot) price of a house for households of type s in lo
cation i at rime t is equal to p?(i), Hence there is going to be construc
tion in any empty location i as long as pf(Q^C*. Moreover, if the firm 
wants to construct a house of type s in a location occupied by a house 
of type's. he has to pay the converting cost and rhe additional cost of 
convincing households of type *s to leave. Hence, there is going to be 
construction of houses of type s in any location occupied by agents of 
type "s if p*(i)£C‘-rs + p,- (i).

Finally, there is a continuum of risk-ncurral competitive intermedi
aries who own the houses and rent them to the households. Tlie inter
mediaries are introduced for traceability, if we allowed the households 
to own their houses, nothing would cliange in steady state, but the anal
ysis of a demand shock would be more complicated.26 Tlie {per square 
foot) rent for a house of type s in location i at time r is denoted by K/(i). 
As long as the rent in location i at time t is positive, the intermediaries 
find it optimal to rent all the houses in that location. Also, for simplicity, 
assume that houses do nor depreciate. Competition among intermedi
aries requires that for each location i the following arbitrage equations 
hold:

4. Model

In this section, we develop a spatial model of housing prices across 
neighborhoods within a city consistent with the facts documented in 
the previous section and based on a positive neighborhood externality: 
people like to live next ro ridier neighbors. We do not micro-found the 
source of this externality and leave the model flexible enough to en
compass alternative possible stories behind the preference for richer 
neighborhoods, such as lower crime rares. higher school quality, and 
more positive neighborhood amenities. Whatever micro-foundation 
one prefers, die presence of such an externality generates a gentrifica
tion process in response to a city-wide increase in liaising demand. 
We are inrerested in exploring the relationship between gentrificarion 
and house price dynamics in response ro city-wide housing demand 
shocks.

4.1. Set up

Time is discrete and runs forever. Wc consider a city populated by 
N, infinitely lived individuals comprised of two types: a continuum of 
rich households of measure N? and a continuum of poor households 
of measure Nf. Each period households of type s. for s=.R.P. receive 
an exogenous endowment of consumption goods equal to y*, witli 
yp<y*.22

The dty is represented by tlie real line and each point on the line 
ie(—», + •) is a different location. Agents are fully mobile and can 
choose to live in any location i. Denote by n,s(t) the measure of house
holds of type s who live in location r at time r and by AJ(i) the size of 
the house they choose. In each location, there is a maximum space 
that can be occupied by houses which is normalized ro I,23 that is,

n?{i)ft?(f) + np(i)hf (i)<l for all f, f.

P?(0 = J?(0 + (^)p!*t(i) ^ all f,i,s. (5)Moreover, market clearing requires 

Jll nj(f)di = Nj for s « R,p. (3)
42. Equilibrium

The key ingredient of the model is that there is a positive location 
externality: households like to live in areas where more rich An equilibrium is a sequence of rent and price schedules {Rf(i). 

RftO. pf(0- pftOW and of allocations (nf(i), nf(r). fiftf), AftOW
23 Tlie assumption that (here are only two types of households (rich and poor) is Tor 

simplicity. One could extend the model to allow lor a continuum of income types. The 
model's implications would then depend on the stupe of the income distribution and 
on the way in which the externality is modeled. In particular, the externality would 
be equal to some weighted average of the income of the households who live in each 
neighborhood.

Our notion of space is uni-dimensiotul: if there is need for more space to construct 
houses we assume that the neighborhoods have to expand horizontally. We could en
rich the model with a bi -dimensional notion of space, by allowing a more flexible space 
constraint in each location. For example, we could inugine some form of adjustment 
cost to construct in each locarion. so that in icacrion to a demand shock the city can ex
pand both in tlie horizontal and in (he vertical dimension. Our model is (he extreme 
case with infinite adjustment cost on the vertical dimension and no adjustment costs 
on the hocizomal dimension. Our mechanism would go through if we allow some con
vex adjustment costs to the vertical margin.

M An alternative is to define (he neighborhood externality HJi) as the measure of 
rich households living in tlie neighborhood around location i (or even as their average 
income). However, this would make (he model less tractable without affect ing the sub
stance of the mechanism. A more interesting extension would be lo relax the assump
tion thar a neighborhood has a fixed size and make the concept of a neighborhood 
more continuous Again the main niechanism of the model would survive this change, 
but the price schedule would look smoollier.

Davis and Ortalo-Magnf (2011) show that a Cobb-Douglas relationship between 
housing consumption and non-housing consumpuon fits the data well along a variety 
of dimensions.
** When the economy is hit by a positive demand shock, we will show dial house 

prices appreciate by different amounts in different locations. If households own iheir 
houses rhis would inuoduce an additional source of heterogeneity in wealth which 
would complicate the analysis.

1
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such that households maximize utility, rhe representative firm maxi
mizes profits, intermediaries maximize profits, and markets dear.

Because of full mobility, rhe household's maximization problem 
reduces to a series of static problems. The problem of households of 
type s at time r is simply

max c*hpM + 

s.t.c-i

where households rake as given the function Hf(i). the rent schedule 
ff,s(0, and the set l\ of locations where houses for type-s households 
are available. Hence, conditional on choosing to live in location i at 
time t. the optimal house size is

Since rich households live in locations where there are no poor, it 
must be thar /i*(i)nf(0 is either equal to 1 or to 0 and is equal to 1 for 
all ie [0./,]. Then, we can easily derive the externality function H,(.) as 
follows:

_ /2y for ie|0,/,-yi
\ max{y + /r-i,0} for fe(f(--y,J,JH,{i) (9)

That is, neighborhoods close to the city center are richer and enjoy 
the maximum degree of externality, while the farther a location is 
from the center the smaller the strength or the externality. Pig. 2 
shows the externality H,(i) for a given t as a function of the location. If 
J, > Ir + y. there are going to be locations at the margin of the city 
where the externality has zero effect. From now on. we assume that 
the measure of poor households. Nf, is sufficiently large so that 
h > It + y.

Combining Eqs- (8) and (9). we obtain 

K* = B?(I,)(A + yj’^and/f* = gf (7)/T*. 

so that we can rewrite the rent schedules as

P /hj(i) = for all t.s.iejf. (6)<* + 0R?(i)

Households choose to live in bigger houses in neighborhoods where the 
rental price is lower and. conditional on a location, richer households 
choose bigger houses Civen that households are fully mobile, it must 
be that at each point in time, the equilibrium rents in different locations 
make them indifferent. In particular, agents of type s have to be indiffer
ent among living in different locations where houses of their type arc 
available at time t, thar is, in all i£J^.27 Then it must be that

(10)

max(^r,-f,°yfon.g(/tM

Rf(i) = Rf(i,)(1 + (U)A + y

1 + (12)
= UJ for all r.s.ferj. A(7)

This, in turn, requires that

R{(i) = K*[A + H((0)* for all r.s.feij,

for some constant K*. This expression is intuitive, as rents must be 
higher in locations with a stronger externality. Moreover, rich house
holds are more willing to pay higher rents for a given locational exter
nality, all else equal.

Proposition I. If bR >/>’’, there exists an equilibrium with full segrega
tion. If C*= Cf>. on equilibrium with full segregation exists if and only if 
6*2:6'’.

Model Generated Externality 
and House Prices across Neighborhoods(8)

h[(i)n,(i)
1

*■
1,-T l,tar it 1,+yi

This proposition proves that if 6*2 6P there exists an equilibrium 
with full separation. In particular, the proof proceeds by constructing 
an equilibrium with full segregation, where the rich households are 
concentrated in the city center, while the poor households live at 
the periphery of the dty. This is the equilibrium we will focus on in 
the rest of the analysis. However, there may be other equilibria with 
full segregation with more centers of agglomeration of the rich 
households.28 Moreover, let us highlight that there may be other 
types of equilibria, e.g. we can construct an equilibrium with partial 
segregation, where intervals with only poor people alternate with in
tervals where poor and rich people coexist.

Let us now proceed to the construction of our equilibrium. As a 
normalization, we choose point 0 as the center of the dty. Then, if = 
|-f(,f(]ajidzf = [-r(l-7,,)u(l,,T[],forsome7( > /, > 0. Both the size 
of rich neighborhoods, /„ and the size of the city. I,, are equilibrium 
objects. Given that such an equilibrium is symmetric in i. from now 
on, we can restrict attention to i20.

H,{i)

2y

y

+■
i I/* iI.-Y I,+7t

79

P.(i)
C2^

C
a If there was a location with construction of type s and no type s households living 

there, the intermediaries would he willing to decrease the rent to 0 inducing house
holds of type s to move into that location.
2‘ It is interesting to notice that, as long as these centers are far enough from each 

other, rite implications in terms of house prices are isomorphic to the equilibrium we 
focus on.

However, we can show that there is no equilibrium with full integration, that is, 
where poor and rich agents simultaneously live in every occupied location.

*■
IfY i. 't+y |»ar |t

Fig. 2. Figure shows the model predicted relationship between the size of the rich 
neighborhood (top panel), the value of the neighborhood externality (middle panel), 
and the house price in (he neighborhood (bottom panel). For this figure, we assume 
Ct'=Cf!. This is done foF illustrative purposes.
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From the optimizing behavior of the representative firm, it must be 
that the price of a poor house al the boundary of the city is equal to the 
marginal cost C*".30 Moreover, the price of a rich house at the boundary 
of the rich neighborhoods must be equal to the price of a poor house, 
which is the compensation needed to vacate poor households living 
there, plus the additional cost of transforming a poor house to a rich 
one. This implies that pf(/,) = Cp and p*(/()=pf(/f )+Cs-Cp. In equi
librium prices are constant over time and hence arbitrage conditions 
(Eq. (5)) require that for each location ier* prices satisfy

p{(i) =-J-pX(f) for all t.i.s.

Combining these conditions we obtain

to move to a poor neighborhood and vice versa. More precise 1 
need to prove that for all i«=[/tJ,] and uf{i)£Uf I
ie|0./,| where U?(i) is defined in expression (7). fn the Appendix, 
we show that both these conditions are satisfied if 6K26r. completing 
the proof of the Proposition.

4.3. Demand shock

We are now interested in analyzing how house prices, both at an 
aggregate and at a disaggregate level, react to an unexpected increase 
in the demand for housing.31 We will do so by focusing on the equi
librium with full segregation where all rich agents live in a connected 
interval, which we constructed in the previous section.

In equilibrium, the aggregate price level is given by

(13)

(7f) = ^ and = <(/,) + jj-r (c'-c'), (14)

p<=rJo P?(0<« + $ PrO)di.
where, from Eqs. (8) and (10), we have

where, from the analysis in the previous section.

- rA + max{y 4ft-f„0}/
A + y

(15)

™n(y. f, —'})* forje(0pf(0 = [cp(i+D*-i-c*-c,](

pro)=cp(

i+ (18)A +y
Combining these last two expressions with Eqs. (11), (12), and (13) al
lows us to determine the rent and the price schedules as a function of I, 
and T, only. Fig. 2 also shows the shape of the price schedule as a func
tion of the location.

In our full segregation equilibrium, the rich households arc concen
trated in the city center, while the pool are located at the periphciy. Equi
librium prices reflect the fact that locations that are further away foam the 
center of the rich enclave and closer to tlie space occupied by poor house
holds are less appealing. In particular, prices are tire highest in the center 
of the rich neighborhoods. As we move away from the center, prices start 
declining because the space in the neighborhood occupied by rich house
holds goes down. This segregation equilibrium is sustained by the fact 
that the poor are unwilling to lower their non housing consumption by 
paying lugher rent to get rhe larger neighborhood externality.

To complete the characterization of the equilibrium, we need to 
determine the size of the city, I,, and the size of the rich neighbor
hoods. I,. Using market clearing (Eq. (3)) together with the optimal 
housing size (Eq. (6)) and the faci that if = (—f(,//] and 
if = (-fi, — f(,)U(J,,T(]. we obtain the following expressions for l, 
and 7,:

™*tyH-ioyforie(U,]t1 4 (19)A

with I, and J, given by Eqs. (16) and (17).
For concreteness, we analyze the economy’s reaction to a migra

tion shock, but the price dynamics are equivalent if we consider any 
shock that increases housing demand, such as a positive income 
shock or a reduction in the interest rate. Imagine that at time t-f-1 
the economy is hit by an unexpected and permanent increase in the 
population N. let us assume that the measure of both rich and poor 
households increase proportionally, that is. N?,, = with <#•> 1 
for s=P. ft. We now show that the aggregate level of house prices 
permanently increases and prices in locations with a higher initial 
price level typically react less than prices in locations where houses 
are cheaper to start with and which are closer to the expensive neigh
borhoods. The new rich households moving into rhe city want to live 
close to other rich households, so that the poor neighborhoods close 
to the tich ones get geiurified and the poor households who used to 
live there move towards the periphery. This is what we refer to as en
dogenous gentrification. The house prices in gentrified neighbor
hoods are driven up due to our externality.

Let us define the function g,(.): 
notes the average gross growth rate between time t and r +1 in loca
tions where the initial price is equal to p. that is.

f,=y+(A + 2y)

[1,®), where g,(p) de-(16)

+ y + A“^j ft /Nf____ ft_
£* + ft2Kr 5,4 pA-’[**-(*+ 7)*']}h = lr-• . (17)

^ = E->[wIPl(i)=P]'
and ?=fcp(l h- y/A)* 4 C*-C*](l 4 y/(A 4 y))w. The next proposi
tion shows that after an unexpected permanent positive demand 
shock, the aggregate price level permanently increases and the price 
growth rate is higher in locations thar had lower price levels initially, 
whenever prices are higher than the minimum level, consistent with 
Fact 2“

As intuition suggests, the rich neighborhoods cover a larger portion of 
the city when Nf (the number of rich people) or y* (the income of 
rich people) are higher, and when the marginal cost of construction 
C* or the interest rate r are lower. Moreover, the city overall is bigger 
when the there are more lich households when the rich households 
are richer, when there are more poor households or when the poor 
are richer. Likewise, the city is larger when the marginal cost of con
struction C1" or the interest rate arc lower.

Finally, we have to check that the households choose their loca
tion optimally, that is. we have to check that the rich would not prefer

31 The long ™n reaction of house prices would be symmetric in the case of a negative 
shock if we introduce sontc degree of depreciation tliat is big enough relative to the 
shock. However, after a negative shock the economy would nor jump to the new steady 
state immediately, but there would be some transitional dynamics. Contact the authors 
if you are interested in the hill analysis of a negative demand shock in Hie presence of 
depreciation. Civcn our data, we only focus on housing booms resulting ftom positive 
housing demand shocks.
M See llie online Appendix for all tlie proofs (bat are trot In the text

M We assume that the economy starts with no housing and a fixed measure of poor 
and rich agents N*> and N*. Then at date 0 there is positive construction which pins 
down the housing price at the boundary of the city. See footnote 30 for the case of a 
negative shock to the measure of agents if the economy starts with a positive stock 
of housing.
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being in those neighborhoods. This proposition is consistent with 
Facts 3 and 4 and lies at the heart of our following empirical work. An 
increase in city-wide housing demand - perhaps due to an in migration 
of rich residents - will cause poor neighborhoods on the border of richer 
neighborhoods to gentrify. The empirical work that follows does, in fact, 
show strong support for this prediction-

proposition 4. Suppose Che dty exhibits an equilibrium with full segre
gation where all rich agents live in a connected interval. Imagine that at 
time t +1 the economy is hit by an unexpected and permanent increase 
in population, that is, NJ+1 with d»l far s=P. R. Then the 
growth rate in the aggregate price level is larger the larger is the increase 
in 4> and. if the shock is large enough. d2g,(p)/dpd<t><, 0 for all p><f 
where the derivative is well-defined.

Proposition 2. Suppose the dty exhibits on equilibrium with full segre
gation where all rich agents live in a connected interval. Imagine that at 
time t + 1 the economy is hit by an unexpected and permanent increase 
in population, that is, N?+1 = 4>dt with 4>> 1 fors = P, R. Then there is a 
permanent increase in the aggregate price level Pu and

Moreover, if the shock is large enough, g^p) is n on-increasing in p for 
all p>C1’.

Fig. 3 illustrates the response of house prices in different locations 
to a positive demand shock (a proportional increase in population). 
Given that the city is symmetric, the figure represents only the posi
tive portion of the real line. One can notice that both the size of the 
city I, and the size or the rich neighborhoods I, expand, and prices re
main constant at the two extremes: in the richest locations in the cen
ter of the city and far enough away from the rich neighborhoods. 
Most importantly, prices strictly increase in the rich neighborhoods 
on the border of rhe poor neighborhoods where the externality is 
below its maximum level and. even more, in the poor neighborhoods 
that are physically close to the rich neighborhoods. Clearly, this 
makes the aggregate level of prices in the city increase permanently.

The next proposition shows rhe main implication of our model: 
among the locations with initial level of price equal to <?, the ones 
that appreciate the most are closer to the richer neighborhoods.

Proposition 3. Suppose the dty exhibits an equilibrium with full 
segregation where all rich agents live in a connected interval. Imagine 
that at time t+1 the economy is hit by an unexpected and permanent 
increase in population, that is. Nf,. i = with <f» I fors=P.R, Then

This proposition shows that if two identical cities arc hit by demand 
shocks of different sizes, the one hit by the larger shock is going to fea
ture both a higher aggregate price growth rate and more price appreci
ation among rhe poor neighborhoods due to a higher degree of 
gentrification. consistent with the facts. It is also easy to show that 
two cities with different initial income composition react differently 
to the same demand shock. In particular, ir the shock is large enough, 
the initially richer city is the one that features both a higher aggregate 
price growth rate and higher within-city house piice convergence.

5. Housing price dynamics and proximity to rich neighborhoods: 
exogenous housing demand shock

In Section 3, we established empirical relationships thar are consistent 
with our theory of endogenous gentrification. In particular, we docu
mented that during a dty-wide housing boom it is the poor neighbor
hoods bordering the rich neighborhoods that appreciate the most 
However, tlie prior descriptive results do not make any claims about cau
sation. In this section, we directly explore whether an exogenous shock to 
housing demand in a dty affects property prices differentially across 
neighborhoods within tliat dty in a way that is consistent with our theoiy.

d(p„ i(0/Pi(0)
*Qfi>rp,li) = <?.W

Among the poor neighborhoods, it is the poor neighborhoods in 
close proximity to the richer neighborhoods that should appreciate 
the most during a dty-wide housing demand shock. This proposition 
underlies the variation in appreciation rates among the poorer neigh
borhoods. The poor neighborhoods next ro the rich neighborhoods ex
perience latge price increases because they gentrify. Rich households 
expand into the neighborhood thereby increasing the desirability of

S.l. Exogenous housing demand shock: Bartik instrument

To measure exogenous shocks to local housing demand for each 
city j between t and t+k, we use the variation in national earnings 
by industry between rand t -l-fc. This approach of imputing exogenous 
income shocks for local economies was developed by Bartik (1991) 
and has been used extensively by others in the literature as a measure 
of local labor demand shocks.*1 In doing so, we arc explicitly equating 
local income shocks with local housing demand shocks. As shown by 
Blanchard and Katz (1992). such positive Bartik-type local income 
shocks cause an influx of population from other cities which puts up
ward pressure on city-wide housing prices.

To compute exogenous changes in city-level income, we use the 
initial industry composition of residents within the city's MSA in pe
riod r. Note, rhat even though we are exami ning house price dynamics 
within a given city, our estimate of the local demand shock is based 
on the industiy mix of the MSA as a whole. Given the amount of com
muting into and out of the city from the suburbs (in both directions), 
we feel that the MSA income shock is a broader proxy for city-wide 
changes in housing demand. Then, for each MSA', we compute the 
predicted income growth for the MSA using the initial industry shares 
and the growth in income for individuals in Those industries between 
t and t + k for rhe entire U.S. (excluding residents from MSA').

For our results examining tlie neighborhood response to local 
housing demand shocks, we focus on rhe 1980-1990 period. We an
alyze this period because there is significant variation across MSAs

House Price Response 
across Space to a Migration Shock
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Fig. 3.Wti«a=i.M.«,=i«l=lA=l.l=.t. r=j03./=l./®5,C* = 
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6=1104=5. u See, fbr example, Blanchard and Kau (1992) and Nocowidigdo (2010).
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in predicted MSA-wide average income growth based on industry 
composition during this time. Specifically, we use the five percent 
samples from the 1980 and 1990IPUMS data to compute MSA-lovel 
predicted income growth. For this procedure, we use two-digir indus
try classifications. Our measure of income is individual earnings. The 
only restrictions we place on the data are that the individual had to 
be employed full-time (worked 48 weeks or more in the prior year 
and usually worked more than 30 hours per week) and had to be be
tween the ages of 25 and 55. Again, when computing the predicted 
income growth for a given MSA. we exclude the residents of that 
MSA in calculating the national income growth between 1980 and 
1990 for each of the industries. To compute the MSA predicted in
come growth, we simply multiply the industry growth rate in earn
ings by the fraction of people between 25 and 55 in each MSA 
working full time in those industries in 1980.

There is a large amount of variation in actual income growth by in
dustry between 1980 and 1990. For example, the Security, Commodity 
Brokerage, and Investment Companies industry had a real appreciation 
of annual earnings of roughly 59* during the 1980s. Likewise, the Legal 
Services industry had a real appreciation of annual earnings of 55*. On 
the other hand, the Trucking Services and Warehousing and Storage in
dustry only had a real appreciation of annual earnings of 3*. Asa result 
of differences in industry mixes across MSAs, there is a nontrivial 
amount of predicted income variation across the MSAs-To set notation.

we define lncShocl/u+t 
corresponding to city j between t (1980) and t+fc (1990) based on the 
industry mix of residents in the MSA in 1980.

For our results in this section, our sample includes all MSAs that con
tain a city which has at least 30 census tracts within the city.Th is will be 
the samp sample that we used in column 7 of Table 3. The mean of 
IncShocK,^ across these MSAs was 19.5* with a standard deviation 
of 1.5*. As shown by others in the literature, the predicted Baitik in
come growth for the MSA does in fact predict actual MSA income 
growth. A simple regression of actual MSA income growtjt during the 
1980s on lncShock,,.k yields a coefficient on lneShock,ull of 2.26 
(with a standard error of 0.60) and a F-stat of 14.01.

To examine tire effect of exogenous housing demand shocks on 
within-rity house price dynamics, we estimare a specification similar 
to Eq. (2):

5.2. Results

The results of estimating the above equation are shown in Table 4. 
In column 1, we estimate Eq. (20) as it is specified. Tire variable of in
terest is in the second row and provides an estimate of fo. As with the 
simple descriptive results shown in Table 3. an exogenous shock to 
city income results in house prices increasing more in poor neighbor
hoods that are in close proximity to rich neighborhoods (coeffi
cient =—2.33 with a standard error of 0.49). To help interpret the 
economic magnitude, we consider the differential housing price re
sponse to otherwise similar poor neighborhoods which are I and 4 
miles away from a rich neighborhood in response to the MSA receiv
ing a one-standard deviation MSA-level predicted income shock of 
1.5*. Given tile estimated coefficient, a census tract that starts in 
the bottom half of the city-wide house price distribution in 1980 ap
preciates by 7.0 percentage points more when they are 1 mile from a 
liigh price census tract relative to an otherwise similar census tract 
that is 4 miles away (—2.33*2*0.015). This result is non-trivia! and 
is in line with the general descriptive patterns shown in Table 3.

In column 2, we re-run the same specification replacing the log 
distance variable with two dummy variables measuring the proximity 
to high housing price census tracts. We do this to explore in greater 
depth whether the relationship between housing price growth and 
proximity to richer neighborhoods declines monotonically as the 
poor neighborhoods become farther away from the rich neighbor
hoods. Specifically, we replace the log distance measure with 
dummies indicating whether the census tract was between 0 and 
1 miles and between 1 and 3 miles, respectively, to the nearest cen
sus tract in the top quanile of the city-wide house price distribution 
in 1980. We arc interested in the coefficient on the interaction be
tween these dummies and the instrumented change in neighborhood 
income. The house price response to an exogenous dty-wide income 
shock is positive and statistically different from zero for borh distance 
ranges. Reassuringly, the house price response is four times as large 
for census traers that are between 0 and 1 miles from the high hous
ing price neighborhoods relative to census tracks between 1 and 
3 miles from the high housing price neighborhoods (p-value of differ
ence or the two coefficients=0.02). Given the average size of census 
tracts, almost all the initially poor census tracts within 1 mile of a rich 
census tract actually abut the rich neighborhood. In other words, the 
biggest responses in prices within a city to a dty-wide housing de
mand shock are for those poor census tracts that bonder richer census 
tracts. The estimated magnitudes are also nontrivial. In response to a 
one standard deviation instrumented income shock, poor census 
tracts within 0 and 1 miles and within 1 and 3 miles appreciated by

to be the predicted income growth for the MSA

OP'.i
“py+0ifn(Disr|^ +ftfn^Dtsti^ *fhcShod/i.m

~W
(20)

where APH+t/Pi*. ln(Dist{J). lncShock, ,_t. XjJ, ZlJ. and p, are defined as 
above. We are interested info, the coefficient on the interaction term. 
With this regression, we are asking whether, for a given sized city in
come shock, poor neighborhoods within rhe city in close proximity to 
rich neighborhoods within rhe city appreciate more than otherwise 
similar poor neighborhoods that are farther away. For our measure 
of housing price growth, we use the Census data and for the measure 
of neighborhood we use census tracts. As with the results above that 
use census house price data, we include controls for changes in the 
neighborhood housing stock characteristics as part of our X vector. 
Otherwise, the X vector is rhe same. Because our instrument is an es
timated regressor, we bootstrap our standard errors.

Table 4
Regression of house price appreciation on proximity u nearest high-price neighbor
hood, census data 1980-1990.

(D (2)
Log dist. to nearest high-price neighborhood 0.35

(009)
-233
(049)

log dist. to nearest liigli-price neighborhood'
Bartik predicted dty-wide income shock 
Dummy: High-price neighborhood within 0-1 miles -0.64

(0.22)
-015
(010)

Dummy: High-price neighborhood within 1-3 miles
34

Dummy: Higli-price neighborhood within 0-1 miles * 
Bartik predicted dty-wide income shock 
Dummy: High-price neighborhood within 1-3 miles * 
Bartik predicted dty-wide income shock

4.09
(117)
0.99 1
(031) I14 For each iteration in the bootstrap pr ocedure, we sample with replacement from 

the 1980 and 1990 HUMS data to calculate the first stage. Next, we sample with re
placement from the census tracts in each of the cities in our sample to calculate the 
second stage. We report standard errors calculated by repeating this process 2500 
times. We aiso estimated the staodard errors using only 500 repetitions. The results 
were very similar.

Note: Table reports rhe results from the regression specified by Eq. (20) from the text. 
The sample Is the same as that used in Table 3. column 7. Standard errors bootstrapped, 
first stage is re-sampled from IPUMS. second stage from census tract tabulations, and 
stratified by city (2500 repetitions). P-value on test of whether last two coeffidents 
in column 2 ate equal is 0.020,

I

" '... \ ' " ......
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6.1 and 1.5 percentage points more, respectively, than poor census 
tracts more than 3 miles away.

We wish to make four additional comments about rhe results in 
Table 4. First, given that we are Including city fixed effects, all our re
sults are identified off of within-city variation. Second, as with the re
sults in Table 3, we are controlling for proximity to CBO, average 
commuting times, and proximity to fixed natural amenities. Given 
this, our results are being driven by proximity to rich neighborhoods 
above and beyond proximity to the center business district or fixed 
natural amenities within the city. Third, although not shown, the re
sults hold broadly for the 1990s as well but power is more of an 
issue during that time period. Finally, we explored whether the re
sponsiveness of house prices in poor neighborhoods that were close 
to rich neighborhoods to Bartik shock was greater in cities where 
housing supply was more inelastic. To do this, we further interacted 
our distance to rich neighborhoods and our distance measure multi
plied by the Bartik shock with Saiz's measure of MSA housing supply 
elasticity (Saiz. 2010). The point estimates of the triple interaction in
dicated that the price response of poor neighborhoods bordering rich 
neighborhoods was stronger in more inelastic cities. However, the 
standard error was much too large to be conclusive.

neighborhood f in dty j. The regression asks whether or not a neigh
borhood that experiences higher house price growth than other 
neighborhoods within the city also experiences higher income 
growth than other neighborhoods within the city. In this specifica
tion. we are equating neighborhood income growth with neighbor
hood gentrification. In the work below, we try to explore different 
and perhaps broader measures of neighborhood gentrificacion. How
ever, given that the force in our model that drives the house price ap
preciation of poor neighborhoods that abut rich neighborhoods is the 
exodus of poor residents which are replaced by richer residents, we 
think neighborhood income growth is a good summary statistic for 
the mechanism we are trying to highlight.

The results of this regression, using different samples, different 
measures of housing price growth and different levels of aggregation 
for a neighborhood, are shown in Table 5. In columns 1-4. we look at 
the relationship between income growth and house price growth 
across neighborhoods during the 1990s. In column 5. we explore 
the relationship during the 1980s. In columns 1 and 2, we restrict 
our analysis to Case-Shiller zip codes using Case-Shiller house price 
data (column 1) and Census house price data (column 2). respective
ly, to compute housing price growth. In columns 3-5. we use Census 
house price data to compute housing price growth and define neigh
borhoods at the level of a census tract. In column 3, we explore census 
tracts in Case-Shiller cities. In columns 4 and 5, we explore all census 
tracts in cities that have at least 30 consistently measured census 
tracts over the decade. As with our analysis in Tables 3 and 4. we 
also restrict all samples to include only neighborhoods within the 
city that at e in the bottom half of tile city's house price distribution 
in period t. As a result, rhe samples used for columns 1-5 of Table 5 
are analogous to samples used in columns 3-7 of Table 3, 
respectively.

Ihe main take away from Table 5 is that there is a strong relation
ship between neighborhood income growth and neighborhood house 
price growth regardless of the house price measure, regardless of the 
level of aggregation and regardless of the rime period. Although not 
shown, these results still hold even if we drop the X and Z vectors of 
neighborhood controls from the regressions.

6. Housing price dynamics, proximity to rich neighborhoods, and 
evidence of neighborhood gentrification

In this section, we examine more deeply the main mechanism of 
our model: after a dty-wide housing demand shock the poor neigh
borhoods next ro the rich neighborhoods are the ones that appreciate 
the most because they are the ones where rich households migrate to. 
This implies that neighborhoods that experience higher house price 
appreciation should also show signs of gentrification. We show 
three sets of results documenting that the neighborhoods we focus 
on which experienced higher house price appreciation also showed 
signs of gentrification.

6.1. A descriptive analysis

To analyze whether neighborhoods that experienced a rapid 
growth in prices also experienced signs of gentrification. we estimate 
the following descriptive relationship:

62. An ex-post analysis

In this subsection, we perform a different analysis to highlight the 
spatial nature of gentrification. In particular, we identify all neighbor
hoods within cities that ex-post can be classified as having gentrified 
according to some broad definition and we examine their spatial 
proximity to high income neighborhoods. Our goal is to illustrate 
that when gentrification occurs, it almost always occurs in poorer 
neighborhoods that border higher income neighborhoods.

AY1/ ZIP'/
=nj +rx|' + +4L*tf-rk

yp

where APy+i/Pf*. xtJ.ztJ, and ^ are defined as above, and AY^+JY^, 
is the growth rate of median household income from t to t+k in

Table S
Regression of neighborhood income growth on neighborhood bouse price appreciation, across different samples with different house price measures.

(2) 0)(1) (4) (5)
Neighborhood house price growth 0.406

(0.069)
Census

0j076
(0022)
Census
Census
Tract
90-00

0.145
(0.053)

0.0SS 0.076
(0.021)
Census
Census
Traci
90-00
7955
0512
0.747

(0.024)
Census
Census
Tract
80-90

House price measure 
Neighborhood aggregation

c-s
ZipZip

Code Code
90-0090-00time period

Number of observations
Mean neighborhood house price growth
Sid. dev. neigltborhood house price growth

223223 4253
0.146
0348

05860331 0240
09670A79 0.788

Note: Table shows regression of neighborhood income growth between period c and t+k on house price appreciation, city fixed effects, and a vector of neighborhood controls. The 
vector of neighborhood controls is Ihe same as in Table 3. Also, as in Tables 3 and 4, we restrict our analysis to those neighborhoods in rhe bottom half of the neighborhood house 
price distribution in period t. The specifications in columns 1 and 2 use low price zip codes from Case-Shiller cities where a Case-Shiller price index exists in 1990 and 2000. The 
specification in column 3 uses all census tracts in Case-Shiller cities. The specifications in column 4 use ail census tracts from all cities in the US. which have at least 30 consistently 
defined census Iracts between 1990 and 2000. The specification in column 5 uses all census tracts from all cities in the U S. which have at least 30 consistently defined census tracts 
between 1980 and 1990. For the specifications in columns 3-5. we also trim the top and bottom IX of ihe house price growth and the income growth distributions. See text for 
additional details. Robust standard errors clustered at the city level are in parentheses.
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Tables
Measures of gentrification and proximity to high income neighborhoods: descriptive analysis 1980-1990 and 1990-2000.

Gentrification measure:

Neighborhood income growth during lime period

Greater than 50% Greater than 25%

(2) (3)O) (4)
1990-2000 1980-19901980-1990 1990-2000

Dummy: High-price neighborhood
Within 0-05 miles
Dummy: Htgh-pricc neighborhood
Within 05-1 miles
Dummy: High-price neighborhood
Within 1-2 miles
Dummy: High-price neighborhood
Within 2-3 miles
Fi action of neighborhoods diet geiuiilied 
Sample size

0.070
(02)17)
0014

(02)07)
0006

(02)08)
-0.009
(02)07)
I12K

02)57
(0.028)
02)16

(0.009)
0.018

Ol 100083
(0.036)
0094

(02)20)
0076

(02)20)
0023

(0019)
30-2%

(0.041)
0062

(0020)
0028

(0014)
0018

(0.007)
0.002

(0.005) (0014)
50% 19.8%

42534253 7955 7955

Note: Table shows the results from a linear probability regression of a dummy variable indication of whether a neighborhood gentrifled between t and t+konthc proximity of that 
neighborhood to an existing rich neighborhood. We define rich neighborhoods as those census tracts within a dty that are in the top quartile of the period r house price distribution. 
The samples in columns 1 and 3 (columns 2 and 4) are (lie same as column 7 (column 6) of Table 3. All regressions include city fixed effects. Robust standard errors, clustered at the 
city level, are in parentheses.

For our analysis, we define a gentrifying neighborhood as a neigh
borhood within a city that starts with median neighborhood house 
prices in the bottom hairo( the city's house price distribution in peri
od t and where the median real income of neighborhood residents 
grows by either 50% or 25% between f and t + k. We use our broadest 
sample of cities with at least 30 consistently measured census tracts 
for t)ie 1980s and 1990s. Specifically, the samples we use are the 
same as those used in columns 6 and 7 of Table 3.

For this analysis, we simply regress a dummy variable for whether 
t he initially poor neighborhood gentrifled by some income growth met
ric on distance dummies to the nearest rich neighborhood and city fixed 
effects. As above, we define rich neighborhoods as those neighborhoods 
that were in the top quartile of the city's median house price distribu
tion in period t We define four dummy variables to measure the poor 
neighborhood's proximity to the nearest rich neighborhood: between 
0 and 0.5 miles, between 0.5 and 1 mile, between 1 and 2 miles, and be
tween 2 and 3 miles. Finally, we run such regressions separately for two 
measures of gentrification: neighborhood real income growth greater 
(Iran 50% during the decade and neighborhood real income growih 
greater than 25% during tire decade.

The results of these regressions are shown in Table 6. The results 
are quite striking. Take, for example, the results where genrrilication 
is defined as a poor neighborhood having average neighborhood in
come growth increasing by at least 50% during the decade. Between 
1980 and 1990,11% of all poor neighborhoods gentrified by this met
ric The comparable number between 1990 and 2000 was 5.9%. Dur
ing the 1980s. the probability of gentrification was 7.0 percentage 
points higher if the census tract was between 0 and 0.5 miles from 
a high house price neighborhood than for a poor census tract that 
was more than 3 mites away from a rich neighborhood (column 1 
of Table 3, p-value<0.01). The coefficient is large in economic magni
tude. Given the base gentrifying rate was 11 percentage points, a poor 
census tract being within 0 and 0.5 miles was associated with a 64% 
increase in the probability of gentrification. During the 1990s, poor 
census tracts rliat were within 0.5 mile of a rich census tract were 
97% more likely to gentrify than poor census tracts that were more 
than 3 miles away from the rich census tracts. Similar patterns are 
found in both decades if we define gentrification as neighborhood in
come growth increasing by 25%.

Poor census tracts that were within 0.5 miles of a rich census tract 
almost always abutted the rich census tract. Among the poor census 
tracts, as one moves farther away from the nearest rich census tract,

the probability of gentrification declines monotonically. These results 
are also seen in Table 6.

The results are consistent with the housing price dynamics in our 
model: poor neighborhoods tend to gentrify only when they are in 
close proximity to existing rich neighborhoods. Ihe results show 
that there is definitely a spatial nature to die gentrification process.

6L3. Exogenous housing demand shock

In the final subsection, we complete our analysis by assessing 
whether exogenous city-wide demand shocks cause poor neighbor
hoods in close proximity to richer neighborhoods to endogenously 
gentrify. As we saw in Table 4. poor neighborhoods in close proximity 
to rich neighborhoods had house price growth that was larger than 
other poor neighborhoods in response to positive city-wide Bartik 
shocks. In this subsection, we show that these close neighborhoods 
were also more likely to experience signs of gentrification.

To look for signs of endogenous gentrification, we estimate the 
following:

CyTt = /$ + &*«(“*#) ■ IncsW^ + rxI' + zJJrt (21)

where G&4 * is a measure of gentrification in neighborhood i of city j 
between r and t+lc. Specifically, we use three measures of G^.,.*: the 
percentage increase in neighborhood income between t and t + k, the 
percentage point change in the poverty rate between t and t +k, and 
the percentage point change in the fraction of residents in the neigh
borhood who had a college degree or more. Aside from the change in 
the dependent variable, Eq. (21) is analogous to Eq. (20) estimated 
above for neighborhood housing price growth. Moreover, the sample 
and definition of are exactly the same as the specifica
tions used to estimate Eq. (20) in Table 4.3S

The results from estimating Eq. (21) are shown in Table 7. In re
sponse ro a city-wide housing demand shock, it is the poor census 
tracts that are in close proximity to the rich census tracts that are 
much more likely to experience rising incomes, declines in the pover
ty rate, and rising educational attainment of residents relative to poor

li Additionally. (21) does not include the 2 vector of controls which were designed to 
uplute other reasons why house prices differed across neighborhoods.
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gentrification. Aside from our results showing that it is the poor 
neighborhoods next to the rich neighborhoods thar respond the 
most to dty-wide housing demand shocks, we also show that prox
imity to rich neighborhoods is a defining feature of neighborhood 
gentrification. Choosing neighborhoods that leave ex-post gentrified. 
we find that the probability of gentrification is 64% higher for neigh
borhoods that were within 0.5 miles of an existing rich neighborhood 
than otherwise similar neighborhoods that were farther away.

We also present a series of new facts about within city house price 
movements during city-wide housing booms. As Tar as wc know, we 
are the first paper to systematically analyze the differential housing 
price dynamics across neighborhoods within cities during city-wide 
housing price booms. We show that the within-city variation in 
house prices is almost as large as the well documented cross-city var
iation in house prices during the last three decades. Also, we docu
ment thar poor neighborhoods experience larger housing price 
increases and a greater variation in housing price increases relative 
to richer neighborhoods during dty-wide housing price booms. The 
larger the city-wide housing price boom, the more poor neighbor
hoods appreciate relative to rich neighborhoods. Although our gentri
fication results only exploit the variation in house price appredation 
among poor neighborhoods during city-wide housing price booms, 
the facts we document suggest there are many other interesting pat
terns in the data worth exploring in future work.

Table 7
Estimation of measures of gentrification and proximity to high income neighborhoods, 
census data 1980-1990.

Dependent variable: measure of neighborhood 
gentrification

(2) (3)O)

Growth in
median
income

Change in 
poverty

Change in 
fraction of 
residents 
wirli bachelor's 
degree

rate

Log din. to nearest high-price 
Neighborhood
Log dist. to nearest high-price 
Neighborhood •Bartik 

predicted city-wide 
Income shock 

Mean: Dependent variable 
Sample size

-0.04 0.03009
(005)

-0.SS
(0.26)

(0.02) (0.01)
-0.23
(008)

022
(0.11)

0.149 0029 0028
4253 4253 4253

Note: Table reports Ihe results from the regression specified by Eq. (21) from the text. 
The sample is titer same as that used in Table 3. column 7. Standard errors bootstrapped. 
First stage is re-sampled from IPUMS. second stage from census tract tabulations, and 
stratified by city (2500 repetitions).

census tracts thar are farther from the rich census tracts. Specifically, 
in response to a one-standard deviation instrumented income shock, 
poor census tracts that were 1 mile from rich neighborhoods experi
enced income growth that was 1.7 percentage points higher than 
poor neighborhoods that were 4 mites away. Civen that the average 
census tract in our sample experienced income growth of 14.9% dur
ing the decade, this represents an increase in income of 11% for poor 
neighborhoods that are close to rich neighborhoods in response to a 
one standard deviation instrumented income shock. Likewise, poor 
neighborhoods that are I mile from the rich neighborhoods experi
enced 23% lower increases in the poverty rale and 25% higher in
creases in the fraction of residents with a college degree or more 
relative to otherwise similar poor neighborhoods that are 4 miles 
from the rich neighborhoods.

Appendix A

Table A]
MSA level bouse price appreciation for Case-Shiller covered MSAs.

MSA price MSA price

In MSA sample, 
dty sample, or both

Appreciation
2000-2006

Appreciation
1990-2000

Akron
Atlanta
Boston
Char luire
Chicago
Cincinnati
Columbus (OH)
Denver
Fresno
Jacksonville
Us Vegas
Los Angeles
Memphis
Miami
New York
Oakland
Philadelphia
Phoenix
Portland (OR)
Raleigh
Sacramento
San Francisco
San Diego
San Jose
Seattle
St. Paul
Tampa
Toledo
Washington DC

Both 3.6$ 22.8%
14.6%
12.5$
12.7$
14.4$
15.4$
162*
65.9$
-8.5$
lUt

-0.3$
-20.9$

Both 13.8$
MSA only 49.0*
Both 9.2$
Roth 36L8S

7. Conclusion Both 7.4$
Both 7.4$
Bolh 10.6$In this paper, we explore the response of housing price dynamics 

across neighborhoods to a city-wide housing demand shock. Ilio main 
empirical fact that we document is tlut poor neighborhoods on the bor
der of richer neighborhoods experience the largest increase in house 
price appreciation in response to a city-wide housing demand shock. 
In particular, we find that during the 1980s poor neighborhoods that 
bordered richer neighborhoods had house prices that appreciated by 
7.0% more than otherwise simitar poor neighborhoods which were far
ther away from rich neighborhoods in response to a one standard devi
ation Bartik shock. Moreover, these neighborhoods simultaneously 
experienced a more dramatic rise in resident income and education 
and a more dramatic decline in (lie resident poverty rate.

We propose a model where positive city-wide housing demand 
shocks endogenously result in neighborhood gentrification that is 
consistent with the facts. The key assumption is that all individuals 
prefer neighborhoods populated by richer households as opposed to 
neighborhoods populated by |>oorer households. While we do not 
take a stand on the exact source of the externality, we have in mind 
chat richer neighborhoods have lower levels of crime, higher provi
sions of local public goods, better peer effects, and a more extensive 
provision of service industries (like restaurants and entertainment 
options).

Our work adds to that of Brueckner (1977) and Kolko (2007) by 
showing that there is a large spatial component to neighborhood

Boih 124.1$
69.4$
88.8$

121.7$

Bolh
Boih
Boil)
Both 6.0$ 8.7%
Both 125.6$

72.4%
76.7$
59.1$
828$
47,0$

15.3$
Bath 0.0$
Both 9.0$
Bath - 10.4$ 

20.8$ 
53.4$ 
14.5$ 

-11.7* 
18.9$ 

-0.7* 
30.6$ 
22.9* 
29.9$

Both
Bolh
Both 8.1$
Both 960*
MSA only 52.1$
Both 938$

440$
46.7$
38.2$
88.6$

Both
Both
Both
Both 7.0*
Both 4.7$ 19.7*
MSA only 982$ —82$

Notes: Table shows the MSA level house price appreciation rates for each MSA for the 
2000-2006 period (column 2) and the 1990-2000 period (column 3) using the FHFA 
MSA level house price Indices. Column I is an indicator whether the data from these 
cities or MSAs are included in our MSA samples or in our main city only samples. Tile 
data from Boston. San Francisco, and Washington DC are not included in our main 
city sample because there are not 10 zip codes within the city that have a reliably com
puted price index.
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The Consequences of Foreclosure for Depressive Symptomatology

THERESA L. OSYPUK, ScD, CLEOPATRA HOWARD CALDWELL, PhD, 
ROBERT W. PLATT, PhD, AND DAWN P. MISRA, PhD

PURPOSE: We tested whether experiencing the stressful event of a home mortgage foreclosure was 
associated with depressive symptomatology.
METHODS: Data derive from a cohort study of 662 new mothers in the Life-course Influences on Fetal 
Environment (LIFE) Study. Eligibility included black/African-American mothers, ages 18 to 45 years, 
who had just given birth to a singleton baby. Mothers enrolled June 2009 to December 2010 were inter
viewed immediately after giving birth. Our outcome measure was depressive symptoms based on the Center 
for Epidemiologic Studies-Depression Scale, dichotomised to measure severe depressive symptomatology 
during the week prior to the interview.
RESULTS: A total of 8% of the sample experienced foreclosure in the past 2 years. Covariate-adjusted Pois
son regression models showed that women experiencing a recent foreclosure had 1.76 times greater risk for 
severe depressive symptoms during the week prior to birth compared ro women not experiencing foreclosure 
(95% confidence interval 1.25-2-47, p = .001); foreclosure was also associated with higher excess absolute 
risk for depressive symptoms (adjusted risk difference 0.173,95% confidence interval 0.044-0.301, p = .008). 
CONCLUSIONS: Women who have reccnrly experienced foreclosure are at risk for severe depressive 
symptoms. The mental health needs of pregnant women experiencing foreclosure or other housing stressors 
should be considered in clinical practice.
Ann Epidemiol 2012;22:379-387. © 2012 Elsevier Inc. All rights reserved.

KEY WORDS; Housing, Depressive Symptoms, Childbirth.

precipitated the recent economic downturn and falling 
housing prices. Foreclosure is initiated by a lender when 
a borrower breaches the payment contract wich tire lender; 
the lender initiates legal action, the purpose of which is 
the sale of the property to recoup some balance of the loan
(13) . The foreclosure experience may or may not culminate 
in the borrower’s loss of the property, depending on state laws 
and circumstances surrounding the proceedings-

Michigan and the Detroit metropolitan area have been hit 
particularly hard by foreclosures and che economic downturn
(14) . Detroit remains a mong the top 20 large metro areas wich 
the greatest serious mortgage payment delinquency rates— 
a leading indicator of foreclosure (15)—with approximately 
6% of mortgages currently in some stage of foreclosure, and 
another 6% of mortgages longer than 90 days delinquent 
for payment (15). Moreover, black homeowners and residents 
of neighborhoods that contain high percentages of black resi
dents have been disproportionately more likely than white 
residents and residents of neighborhoods that contain high 
percentages of white residents to experience home foreclo
sure (16). Given the high recent incidence of foreclosures, 
the population mental health implications of the foreclosure 
crisis may be large, especially among black residents. 
However, in few studies have authors considered the mental 
health effects of foreclosure (17).

As an exception, Pollack and Lynch (17) conducted 
a health survey among homeowners with delinquent mon
gages attending mortgage counseling in Philadelphia, and 
compared the prevalence of health conditions and health

INTRODUCTION
Major depression is a public health problem and a leading 
cause of disability worldwide (1). Women face twice the life
time risk for major depressive disorder (MDD) as men (2,3), 
with the onset of depression peaking among women during 
their childbearing years (3, 4). The best evidence from 
meta-analyses suggests that as many as 18% of women are 
depressed during pregnancy, with 13% having an episode 
of major depression (5). The health care and social costs 
of depression are high (6), because depression among 
mothers specifically is associated with worse outcomes for 
their children, including birth outcomes (7,8), child growth 
(9), interpersonal interactions between mothers and chil
dren (10), psychological disturbance, and social and 
academic competence (11,12).

The United States has recently experienced a collapse of 
its mortgage industry and a rash of foreclosures that
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(28), as well as to the cultural meaning attached to home' 
ownership in America as representing success (18).

We therefore sought to test whether experiencing the 
stressful, prolonged experience of home foreclosure was asso
ciated with worse depressive symptomatology by using 
a sample in a location with particularly high foreclosure 
rates (the Detroit, Michigan, metro area), during a particular 
point in the life course (during or recently preceding preg
nancy) when women’s health might be more vulnerable to 
housing shocks, and during a period when foreclosure 
dramatically increased in the United States as the result of 
housing market-related factors.

Selected Abbreviations and Acronyms 
CES'D = Center For Epidemiological .Studies Depression 
Cl = confidence interval 
MDD = major depressive disorder 
SD6 = severe depressive symptomatology

care/health insurance coverage in this sample with those of 
a community-based sample - However, this sample was not 
population based and did not include an unexposed compar
ison group; instead, the authors relied on sampling those 
who experienced foreclosure and comparing those estimates 
to the general population, thereby introducing potential 
selection bias (selection into mortgage counseling) and 
differential measurement error (when measures are different 
across surveys) as potential explanations for results.

Although the evidence linking foreclosure per se to 
adverse health outcomes is limited, different dimensions of 
housing have been documented as influencing health. In 
addition to the strong historical legacy that the public health 
discipline has cultivated in improving substandard housing 
slums (e.g., from the late 19th century sanitation movement) 
(18), the majority of contemporary housing-health literature 
focuses on the health and mental health effects of homeless
ness or of pathological physical housing exposures like lead 
paint, damp, mold, cold, pests, and overcrowding (18,19).

Housing tenure, housing affordability (including foreclo
sure), and housing displacement are less well studied but 
may be strong housing-related social determinants of health 
(18, 19). For example, homeowners enjoy considerable tax 
benefits, and homeownership is the primary source of 
American family wealth (18, 19). Housing therefore is an 
expression of and pathway to socioeconomic advancement. 
Like other socioeconomic indicators, housing tenure 
displays a socioeconomic gradient in health whereby renters 
have worse health than homeowners (19,20). However, the 
financial strain of homeownership may offset health benefits 
(21), especially among low-income households, and the 
health effects of this potentially-adverse dimension of 
homeownership is understudied.

Housing lack of afifbrdabilicy (18, 22), including falling 
into mortgage arrears (21), is linked with worse health and 
mental health, aligning with a stream of literature finding 
major life stressors are associated with poor health and 
mental health (23). Moreover, chronic stressors like finan
cial srmin and job loss both cause (24) and are affected by 
(13, 25) health. Losing a home to foreclosure represents 
an extreme outcome of housing affordability problems and 
represents a huge financial deficit because property consti
tutes the largest capital investment for most households 
(26). The loss is also of high emotional intensity (27), which 
may be attributable to the psychosocial benefits of "home” 
that accrue above and beyond the provision of shelter

METHODS
In the Life-course Influences on Fetal Environments study, 
we conducted a retrospective cohort study of self-reported 
black/African-American women ages 18 to 45 years who 
had just given birth to a singleton baby in a Detroit, 
Michigan, suburban hospital (Providence Hospital, South
field, MI). Women were recruited from the hospital’s labor 
and delivery and postpartum unit lop. AH eligible women 
were approached for study enrollment during their post
partum hospitalization, and written informed consent was 
obtained if they enrolled. The study participation rate was 
70%. A $50 gift card to a local store was provided as an 
incentive for completing the interview. Enrollment began 
in June 2009, and this analysis is based on enrollment 
through December 31, 2010- Women were interviewed by 
trained interviewers in their hospital room during the imme
diate postpartum hospitalization. The final analytic sample 
size was 662 women. The study was approved by our univer
sity and hospital institutional review boards.

The main outcome of interest for this analysis was 
severely high depressive symptomatology, measured by the 
20-item Center for Epidemiological Studies Depression 
Scale (CES-D). This is a reliable, valid scale for measuring 
depressive symptoms and symptom severity in community 
samples (29,30), as well as in subgroups such as black pop
ulations (29), pregnant women, and pregnant black women 
(31-33). Women reported depressive symptoms during the 
past week for 20 items and rated each on a Likert scale 
0-3 (rarely, some of the time, occasionally, most of the 
time) (29). We reverse-coded the positive valance items, 
summed CES-D items, and confirmed the scale's internal 
consistency reliability (Cronbach’s alpha = .87). We 
imputed the few missing CES-D item values to the item- 
specific mean for the sample. The range of the CES-D scale 
is theoretically 0 to 60.

We modeled a binary CES-D variable with a cutoff of 23 
or greater (severe depressive symptomatology; SDS), which 
is suggestive of MDD (33-35), and used a continuous CES-D 
score as a secondary outcome. Previous research has

s
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multiple linear regression for the continuous outcome of 
depressive symptoms, and report the mean difference in 
CES-D with 95% confidence intervals.

demonstrated the content, concurrent, and discriminant 
validity of the CES-D. High CES-D values are associated 
with clinical assessments of MDD, with self-rated need for 
professional help, and individuals in treatment for depres
sion exhibit decreases in CES-D scores over time (29, 30, 
33, 36).

In sensitivity analyses performed via the use of the 
psychological distress measure K6 (37) as an alternate 
outcome, we found comparable results as the CES-D (not 
shown). Because the CES-D scale items include some items 
that are common symptoms during pregnancy, consistent 
with previous literature (31, 33), we conducted sensitivity 
models to omit somatic items of poor appetite, distracted
ness, everything being an effort, and restless sleep, and 
resummed the CES-D (range, 0—48). We found almost 
identical results for the 16-item compared with the 
20-item CES-D, suggesting that our results are not explained 
by pregnancy specific symptoms; we therefore used the 
20-item measure for analyses presented here.

The exposure of interest was a woman’s retrospective self
report of experiencing foreclosure on her house during her 
pregnancy or in the 2 years before giving birth. This was 
asked of all respondents, regardless of current housing tenure 
(rent vs. own), so renters could have experienced foreclosure 
of their rental unit. We tested the two foreclosure time 
periods (during pregnancy vs. in the 2 years before giving 
birth) as separate variables (compared to not experiencing 
foreclosure) but associations with depressive symptom
atology were not significantly different from each other so 
we combined the classification into one variable.

Wc adjusted for several potential demographic 
confbunders including age, marital status, as well as potential 
confounders that may be common causes of both foreclosure 
and depressive symptomatology, including education, family 
income, employment, use of income support policies (e.g. 
Temporary Assistance to Needy Families), and self-report 
of chronic health problems experienced before pregnancy 
(specifically asthma, hypertension, diabetes, or thyroid prob
lems) (See Table 2 for additional covariate coding detail). 
The sample is 99% insured (including Medicaid), so health 
insurance was controlled in this sample essentially by restric
tion; results may not therefore be generalizabte to the unin
sured. Missing data was modeled by contrast-coded indicator 
variables. Aside fiom income (8% missing), few variables 
had substantial amounts of missing data.

Because we have a common outcome, we applied 
multiple Poisson regression with robust standard errors for 
the dichotomous main outcome of SDS to obtain the risk 
ratio with 95% confidence intervals (Cl) (38); we derived 
the absolute risks and risk differences in SDS from marginal 
predicted probabilities from the Poisson model, to illuscrare 
the associations on the absolute scale. We confirmed model 
fit using the dri-squared goodness of fit test. We used

RESULTS
As indicated in Table 1, 90% of our sample women had 
completed some college education or beyond, and the modal 
a nnual household income was $20,000 to 40,000 for 31 % of 
the sample. Forty-two percent of the sample was single at the 
time of the infant’s birth, 27% reported pre-pregnancy 
health problems, 54% were on an income support policy 
(e.g., food stamps), 49% were currently working, and their 
mean age was 27.5 years.

Eight percent of women in our sample experienced a fore
closure during pregnancy or in the 2 years before giving 
birth. Furthermore, 24% exhibited severe depressive symp
tomatology (CES-D 23+), with a mean CES-D score of 
16.7 one week before delivery. These levels of depressive 
symptoms align with prevalence estimates from other 
samples or subsamples of pregnant black women, as does 
the internal consistency reliability of our CES-D scale (31, 
33). Our bivariate analysis found that women who experi
enced foreclosure were more likely to experience severe 
depressive symptomatology (p = .001) and greater mean 
CES-D scores (p = .01) than women who did not experi
ence foreclosure. Employment was the only other covariate 
that exhibited significant bivariate differences across fore
closure levels, where women who experienced foreclosure 
had lower rates of current workforce participation than 
women who did not experience foreclosure (p = .02).

Table 2 presents results from Poisson multiple regression 
models of severe depressive symptomatology. Women who 
experienced foreclosure within the past 2 years exhibited 
1.88 times the risk of severe depressive symptomatology 
lweek before delivery, compared with women who did not 
experience foreclosure (95% CI 1.33—2.64, p < .001; 
Model 1, Table 2, unadjusted models). Adjusting for covari
ates (Model 2) reduced the risk ratio somewhat, but those 
experiencing foreclosure still exhibited 1.76 times signifi
cantly greater risk of severe depressive symptomatology 
than those who did not experience foreclosure (adjusted 
RR = 1.76, 1.25-2.47, p = .001).

The absolute crude risk difference was large, at 0.199 
(95% CI 0.063—0.335, p = .004), indicating a 20- 
percentage point greater risk for SDS among those experi
encing foreclosure. The adjusted risk difference did not 
differ substantially from the unadjusted risk difference 
(adjusted risk difference 0.173, 95% CI 0.044-0.301, p = 
.008), with a 17-percentage point greater adjusted risk for 
severe depressive symptomatology among those experi
encing foreclosure. Specifically, the adjusted risk for SDS



AEP Vol. 22, No. 6
June 2012: 379-387

382 Osypulc et al.
FORECLOSURE AND DEPRESSIVE SYMPTOMATOLOGY

TABLE I. Descriptive stacUrics, LIFE study

Foreclosed (n = 54) Not foreclosed (n = 603)Total

P5Mean (SD) or % Mean (SD) or % Mean LSD) or %Construct n

Continuous variables 
Depressive symptoms 

CES-D Scale 16.7 (10.1) 20.8(12.5)662 163 (96) 014
Age

273 (6.0) 28.4 (6.4) 27.4 (6.0)662 .258(in years)
Psychological distress 

K6 Measure 
Categorical variables 

Severe depressive symptoms* 
CES-D score 23 and higher 

Foreclosure*
House foreclosed in past 2 yrs 

Mother's education 
Less than high school 
High school grad 
Some college 
College or mote 
Missing 

Family Income 
J0-20K 
J2CH0K 
S40-70K 
S70K+
Missing 

Marital status 
Married 
Partnered
Divorced. Separated, or Widowed
Single
Missing

13.4(4.1) 14.7 (4.8)662 13.2 (4.0) .014 *

i243* 42.6%161 22.7% .001

8.2%54 100.0% 0.0%

3.7%20 3.0% .1763.0%
5.6% 7.4%37 5.4%

55.3%
343%

63.0%
22.2%

366 54.6%
35.4%227

3.7% 1.6%1.8%12

24.8%
303%
21.3%
15.9%

29.6%
27.8%
24.1%
11.1%

164 24.3%
30.8%
21.1%
16.3%

.785
202
141
105

7.6% 7.4%50 7.6%

273%
26.1%

37.0%
22.2%

182 26.6%
26.5%

357
173

3.6%24 3.9%0.0%

42.3% 40.7% 42.4%280
0.5%3 0.5%0.0%

Age
8.6% 9.3%57 8.6% .243Age 18-19 

Age 20-24 
Age 25-29 
Age 30-34 
Age 35-39 
Age 40-45

Pre-pregnancy chronic healdi problems 
Income support policy

24.1%
33.3%
13.0%
18.5%

31.7%
28.9%
18.1%

206 31.1%
29.3%
17.7%

194
117
64 8.9%9.7%

1.9% 3.8%24 3.6%
t 26.9%178 27.0%25.9% .868

53.3%
40.3%

53.9%
39.3%

61.1%
27.8%
11.1%

Yes 357 .126
260No
45 6.4%Missing 

Employment 
Currently working 
Currently not working 
Currently temporarily laid off 
Missing

6.8%

48.6%
38.8%
11.2%

42.6%
53.7%

322 49.2%
37.5%
12.0%

.020
257

1.9%74
1.3%9 1.4% 1.9%

CES-D — Center for Epidemiologic Studies-Depression Scale; LIFE = Life-tour* Influences on Feral Environment.
•p< JO5.
& < 0I'*For binary variables, only one category is presented In the table.
^-valise ciilculaied from l-teu for continuous variables, and chl-squared test or Fisher's enact rest for categorical variables.

Table 3 presents results from linear regression models 
of continuous depressive symptom scores. In unadjusted 
models (Model 1), women who experienced foreclosure

among the nonforeclosed was 0.228 (95% CI 0.196—0.261 
p < .001), and among the foreclosed the adjusted risk for 
SDS was .401 (95% Cl 0.277-0.525 p < .001).
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TABLE 2. Risk ratios of severe depressive symptomatology (CES-D score 23+) associated with foreclosure, Poisson regression, LIFE 
study, N = 662

Model 2: adjustedModel I: unadjusted

RR 95% CI 95% ClRRConstnicr PP
Foreclosure

Foreclosure in past 2 years 
No foreclosure 

Education
Less than high school 
High school graduate 
Some college 
College or more 
Missing 

Family income 
<»20K 
S2O-40K 
M0-70K 
570K+
Missing

t1.88 <1.33, 2.64) (1.25.2.47) .001<.001 1.76 *

1.00 1.00

I(0.99, 2.68) 
(0.56,1.53)

.051.63
.770.93

.00
(0.56,1.19) 
(0.69,265)

.290.82
135 38

1.00
(0.74,149) 
(0.72,1.62) 
(0.53.1.63) 
(0.81,2.01)

.781.05
1.08 .70
0.93 .80

.301.27
Age

(0.79,1.85)1.2118-19
20-24
25-29
30-34
35+

Marital status 
Married 
Partnered
Single, divorced, Separated, widowed, or missing 

Pre-pregnancy chronic health problems

.39
1.00

(0.67,1.43) 
(0.68,1.62) 
(0.79,1.90)

.930.98
621.05

1.22 37

t.050.68 (0.46,1.01) 
(069,1.27) 670.94

1.00

(0.86,1.52) .371.14Yes
1.00No

Income support policy
(1.19.2.44)
(0.98,2.73)

.0031.71Yes #
t.06163Missing

.00No
Employment 

Employed 
Not working 
Temporarily laid off 
Missing

1.00
(0.82,1.51) 
(0.73.1.8!) 
(0.24,2.84)

.481.12
.551.15
.760.83

CES-D ** Center for Epidemiologic Stixlict expression Scale; Cl = confidence Interval; LIFE = Llle-course Influences on Feral Environment; RR = risk i.'iun.
The reference group for regression was women who did nor experience foreclosure in che past 2 yean, age 20-24, single/widowedfsepararedfdivorced/misnng. income Ins than 
$2O,OO0Dyear, some college education, employed, no chronic health problems, no income sup|>url policies.
•p < .01.
‘p < .001.
•p < .10.

exhibited a 4 45-point higher mean CES-D score (95% CI 
1.64-7.25, p = .002). In models adjusted for covariates 
(Model 2), foreclosure was associated with a 4-04-point 
greater CES-D score (95% CL 1.24—6.84 p = .005). This 
effect size is equal to 40% of a standard deviation in the 
CES-D score.

relative risk, and 0.17 excess absolute risk, of severe depres
sive symptoms, as well as greater mean depressive scores, 
before delivery- The effect size was substantial on the abso
lute scale, as the foreclosed population had a SDS risk that 
was 17 percentage points greater than the nonforeclosed. 
These results suggest that the population burden of mental 
health from foreclosure may be substantial, especially for 
black women, particularly during a vulnerable time in 
a woman’s life course.

Although the housing and health literature has tradition
ally focused on the health effects of homelessness and

DISCUSSION
Our study found chat women who experienced a foreclosure 
in the previous 2 years exhibited an adjusted 76% greater
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TABLE 3. Adjusted mean CES-D score associated with foreclosure, linear regression, LIFE study, N = 662

Model l: unadjusted Model 2: adjusted

95% Cl 95% ClBeta BetaConstruct PP
Intercept

Intercept
Foreclosure

Foreclosure In past 2 years 
No Foreclosure 

Education
Less than high school 
Education: High school gtad 
Some college
Education: college or mote 
Missing 

Family income 
<$20K 
J20-40K 
S40-70K 
$70K+
Missing

t t<.001 (11.14,16.44)(15.53,17.13) 13.79 <•00116.33

t t(1.24,6.84).002(1.64.7.25) 4.04 .0054.45
0.00 0.00

2.38 (-2.15, 6.90) 
(-2.65, 4.46)

.30
0.91 .62
0.00

(-2.48.1.34) 
(-1.31,10.15)

.56-0.57
442 .13

0.00
(-2.65, 1.60) 
(-2.37,2.51) 
(-2.96,2.77) 
(-2.59,3.87)

.63-0.53
0.07 .96

.95-0.09
0.64 .70

Age
(-0.64,5.37)2.37 .1218-19

20-24
25-29
30-34
35+

MaritaE status 
Married 
Partnered
Single, divorced, separated, widowed, or missing 

Pre-pregnancy chronic health problems

0.00
(-1.65,2.66)
(-2.41.2.47)
(-1.03.4.41)

0.51 .65
.980.03

1.69 .22

i-1.81 (-3.92,0.30) 
(-1.86.1.90)

.09

.980.02
0.00

(0.17,3.66)1.92 .03 *Yes
0.00No

Income support policy
l2.80 (1.06,4.55)

(-2.54,3.95)
.002Yes

0.71 .67Missing
0.00No

Employment 
Employed 
Not working 
Temporarily laid off 
Missing

0.00
(-0.94.2.70) 
(-0.97.4.18) 
(-7.68,5.62)

0.88 .34
1.61 .22

-1.03 .76

CES-D “ Center for Epidemiologic Studier-LVprcwion Stole; Cl = confidence interval; LIFE = Life-course influences on Fetal Environment.
Reference category: Not foreclosed on in die past 2 years, some college. Income less than 520.000. age 20-24yvars. marital status single/divorccd/sepatated/niissicig, no chronic 
liealth problems, not on income support policy, and employed.
■p < .04.
'p < .01.
!p < .001. 
sp < .10.

bitterness; helplessness; and feeling cheated, severely heart
broken and like a failure. The foreclosure experience insti
gated a decline in social status, accompanied by shame 
and embarrassment. The foreclosure experience is therefore 
associated with high amounts of stress (27).

Mental health is only one discrete domain of life affec ted 
by foreclosure. Other consequences include displacement 
and instability of housing or, for children, schools, down
grading in housing unit or neighborhood quality, damaged 
credit ratings, loss of wealth, and exacerbation of household

pathological features of tire physical housing structure, issues 
such as housing affordability, including devastating experi
ences like foreclosure, are important understudied social 
determinants of healdt (18,19). Because the average house
hold in foreclosure has not made a payment in 17 months 
(39), foreclosure is not only a stressor of long duration, but 
also one of high intensity, as households endure periods of 
extended uncertainty and financial strain (40). In qualita
tive research findings, participants undergoing foreclosure 
expressed intense emotional reactions including anger;
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conflict or adverse behaviors precipitated by the stress of the 
foreclosure such as marital conflict, child abuse, or addiction 
(41). Innovative programs like medical-legal partnerships 
serve the needs of low-income households in health care 
settings by combining medical care with other unmet 
service needs across sectors (legal counseling, housing, 
income support) (42); such a multipronged approach is 
promising for addressing both prevention and treatment of 
foreclosure problems and mental health. Such integrated 
services may be particularly appropriate when screening 
postpartum women for unmet joint medical and legal needs 
as they interact with the health care system for their 
newborns.

However, foreclosure is not occurring exclusively among 
low-income households, laying bare the dearth of service 
systems serving vulnerable moderate-income populations. 
Although all of the women in our cohort are African- 
American, a substantia] number are middle class according 
to the level of education they completed. Recent federal 
funds have been deployed to support homeowners with fore
closure prevention programs, which restructure the loan 
terms to be more affordable for families, offer unemployment 
income assistance, or devise arrangements where the home
owners can remain in their home as renters (41, 43). 
However, typically there is considerable negotiation and 
bureaucratic navigation required chat behooves drawing 
on legal expertise (27).

much more likely to occur when homeowners have negative 
equity (e.g., owing more on the house than the house is 
worth), which interacts with an adverse event (like job 
loss) (47). The increase in foreclosures occurring in the 
last half-decade was disproportionately the result of exoge
nous factors, such as declining housing prices (driving 
more homeowners into negative equity), and aggressive 
loan terms, such drat homeowners experiencing unexpected 
income loss could not simply sell their house to resolve the 
debt (47). Therefore, the causes of foreclosure during this 
time were less likely to be endogenous to a woman's mental 
health before foreclosure.

This cohort was recruited from African-American 
women who gave birth at a suburban Detroit hospital, and 
therefore has highest generalizability to middle-class 
suburban African American populations. However, we 
anticipate the foreclosure and depressive symptomatology 
patterns documented here would be comparable among 
other racial/ethnic groups and populations, especially during 
this economic period. Finally, we did not use a diagnostic 
measure of mental health in this study. The CES-D scale 
is a screening tool, and as such, severe depressive symptom
atology may capture symptoms that are not necessarily 
specific to only depression. However, a CES-D cutoff greater 
than 23 has been documented as discriminating probable 
caseness of clinical depression (36). Moreover, although 
elevated levels of depressive symptoms are often used as 
a proxy for MDD, they are also important in and of their 
own right including as a prodrome to future clinical depres
sion (4,32,48).

Limitations
Like all observational cohort studies, causal inference is 
limited by potential confounding by unmeasured covariates, 
including financial strain that preceded the foreclosure 
event and may cause both the foreclosure and poor mental 
health, or by reverse causation where depression may cause 
foreclosure via income declines. Some evidence supports 
medical problems as a cause of foreclosure (13, 44, 45), 
whereas other evidence reports nonhealth-related factors 
as primary causes, including financial strain from job loss, 
or structural fearures of the loan like increases in the mort
gage payment amount (e.g., by adjustable rate loan resets, 
including from deceptive lending practices) (17, 44-46).

We did not control for history of depression, which would 
have mitigated risk of reverse causation. However, we did 
adjust for pre-pregnancy chronic health problems, marital 
status, unemployment, and financial strain to attempt to 
control such previous causes. Yet, these were measured at 
the time of the birth and may not have represented the 
household situation before foreclosure. Despite that we 
cannot technically rule out reverse causation, the period 
of time during which our study was executed is unique for 
understanding effects of economic shocks on health, and 
strengthens the findings* internal validity. Foreclosures are

CONCLUSIONS
We found that recent experience of foreclosure was associ
ated with greater risk of severe depressive symptomatology 
in a cohort of new mothers, even after we adjusted for poten
tial confounders. The population health impact of foreclo
sure may be especially large for mental health until the 
housing market recalibrates. In the meantime, integrated 
services across medical, legal, and housing sectors may be 
warranted to assist those who suffer through prolonged 
stressors associated with the foreclosure experience.
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responsibility for the paper. Dr. Osypuk conceived of the research ques
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IF YOU CAN'T BUILD IT, THEY WON'T 
COME: CONDOMINIUM CONSTRUCTION 

MORATORIA AND GENTRIFICATION

Dara K. Newman*

Abstract: The increasing presence of bright, new condominium devel
opment in America’s cities is changing the composition and appearance 
of these urban landscapes. Long-time local residents in gentrifying areas 
are confronted daily with tire impacts of development, and are search
ing for tools to preserve their communities and keep them affordable. 
One response has been proposed moratoria on condominium construc
tion. This appr oach aims to stop the influx of more affluent individuals 
into urban neighborhoods by preventing tire construction of higher-end 
condominiums. This Note examines the validity of such moratoria on 
condominium construction as an exercise of the police power. Through 
a comparison to rent control ordinances and condominium conversion 
moratoria, it, argues that valid condominium construction moratoria 
can be implemented to address social and economic concerns. The 
Note concludes, however, that valid construction moratoria are not al
ways the most appropriate or effective growth management tool to ad
dress a gentrifying community’s needs.

Introduction

America’s cities and (.owns are constantly changing, complex envi
ronments.1 Growth and development in urban areas are influenced by 
many different forces, such as economic trends, new immigrant popu
lations, local residents, and local businesses.2 Urban planners and state 
regulators strive to develop land use regulations that interact with out
side development forces in a way that creates desirable and livable local 
communities.3

* Articles Editor, Boston College Environmental Affairs Law Review, 2007-08.
1 See Jane Jacobs, Foreword to Chester Hartman, Between Eminence and Notori

ety: Four Decades of Radical Urban Planning, at xiii, xiv (2002); Jane Jacobs, The 
Death and Lii-e of Great American Cities 6 (Vintage Books 1992) (1961).

2 See David L. Callies et al., Cases and Materials on Land Use 1 {4th ed. 2004); 
Hartman, supra note 1, at 120.

3 See Callies et al., supra note 2, at 13; Jacobs, supra note 1, at 8. Zoning is an impor
tant lool that regulators use to control the growth and development of a city. See Daniel J. 
Curtin, Jr. & Cecily T. Talbert, Curtin’s California Land Use and Planning I,aw 43 
(26th ed. 2006). Regulators enact zoning laws to prescribe the particular uses that are al-
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Over the past two decades, a resurgence of economic activity in 
urban areas resulted in population growth in the country’s dues.4 
One aspect of this growth, especially in the past ten years, has been a 
surge in the development of high-end condominiums in lower-income 
urban communities.5 This development is changing the demographic 
compositions and economies in areas where new condominiums are 
prevalent.® As a result, local communities are concerned with the ef
fects of this new growth and residents are looking for ways to address 
the increasing impacts on their neighborhoods.7 One tool that is be
ing explored to slow new condominium development and its effects is 
the imposition of moratoria on their construction.8

Planners routinely use moratoria as growth management derices.9 
Moratoria that specifically prohibit new condominium construction as 
a way to confront the social conditions of an area, however, are a recent 
development10 The condominium construction moratoria now being 
proposed have the broad goals of preserving the character and compo
sition of local communities.11 This Note analyzes the issue of whether 
cities can legally regulate growth and development based on social 
grounds, such as gentrification resulting from an overabundance of 
higher-end development Specifically, it addresses this issue by examin
ing the validity of potendal moratoria on condominium construction as 
a mechanism for discouraging gentrification and stabilizing high vol
umes of condominium development plans.

Part 1 of this Note describes the extent of condominium develop
ment in American cities over the past decade and the gentrification 
process that frequently coincides with this new construction. This part 
also introduces the concept of condominium construction moratoria

lowed within different city districts. See id. Exactions are another tool used to ensure that 
development forces have a positive impact on local communities. See id. at 325. With exac
tions, "The developer, in return for [development approval.) ... agrees to donate to the 
city an amount of land or money needed to provide ccriain services and amenities necessi
tated by the anticipated influx of new residents... as a result of such development." Id.

4 &r Boston Rcdev. Auth., New Century Begins with Building Boom: 90s End with Strong De
velopment in Many Sectors, 01-1 Insight 1 (2001), available at http://www.cityofboston.gov/ 
bra/l'DF/ResearchPublications/newcentury.pdf.

* See Christine McConville, Growing Pains in Southie: Building Boom Brings an Earful of 
Complaints About Noise, Boston Giobe. Oct. 9. 2006, at Bl.

6 See Hartman, supra note 1, at 120-21.
7 McConville, supra note 5, at Bl.
*Id.
9 Brian W. Blaesslr Sc Alan C. Weinstein, Federal Land Use Law Sc Litigation 

128 (2006).
» See id.
11 .See McConville, supra note 5, at Bl.

http://www.cityofboston.gov/
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and examines community responses to these proposed regulations. Part 
II examines land use regulations, with a focus on moratoria, as a proper 
exercise of the police power. It reviews the history of land-use regulation 
and discusses the standards for evaluating the validity of a moratorium 
ordinance. Part III reviews the history of rent control ordinances and 
condominium conversion moratoria to develop a framework for assess
ing condominium construction moratoria. Part IV considers condomin
ium construction moratoria in light of the framework established in Part 
III, and draws analogies to predict how a court would examine a chal
lenged construction moratorium. Part IV also discusses the efficacy of 
condominium construction moratoria and suggests alternative growth 
management approaches to use when moratoria are not the most effec
tive solution to a community’s needs.

I. Rapid Real Estate Growth and Its Effects: Condominium 
Construction Moratoria as a Response

A. The Condominium Construction Boom

Beginning in the early 2000s, many American cities experienced a 
boom of construction, including new condominium construction.12 13 The 
impact of this rapid and large-scale growth is a major issue confronting 
cities and towns throughout the country.13 While the real estate market 
slowed in some cities in mid-2006 and has continued to slow in 2007 and 
early 2008, as of the time of publication, there is still rapid condomin
ium construction underway and planned for the future in many large 
urban areas.M In early 2006, Boston's planning agency projected that.

12 See Tom Acilelli, Mayor Trumpets Building Boom, But Wen Still Bunting at the Scorns, 
N.Y. Observer, Feb. 26. 2007, at 30, available at hup://www.ob$crver.com/nodc/36793; 
James R. Hagerrv & Ruth Simon, Housing Glut Gives Buyers Upper Hand: As Spring Home
Shopping Season Looms, Supply Mounts and Prices Pali in Some Areas; Builders See Slow Recovery, 
Wall St. J„ Jan. 25, 2007, ai Dl; Robert Andrew l’owell. Amid the Shipyards and Lobster 
Traps, Condos, N.Y. Times, Oct. 10, 2003, at FI: Boston Rcdev. Audi., supra note 4, at 1.

13 See Curtin Sc Talbert, supra note 3. at 409.
Kimberly Blanton, Developers Throw in Extras to Seat Condo Deals. Boston Globe, Feb. 22.

2006, at Al; Le$ Christie, Shillen Real Estate Is Risky Business: Economist Robert ShtBerPovUs to Several 
Indicators That Suggest Prices Are Out of Whack, GNNMoney.com. June 16, 2006, http:// 
moiiey.cnn.com/2006/06/16/rejil_esiate/buying_selling/S1iillei_weighs_in_onJiousing;  
Steve Kerch, The Frenzy Fizzles: Condo Market Runs Agixmnd for Investors, But Core Buyers Re
main, MarketWatcii, Feb. 8, 2007, hup://www.inarkcrwa ich.com/news/siory/condo-mar ket- 
runs-aground-tnvestors/story.aspx?guid - %7B9BDFBE64-9DFO4FDA-B08E-FA9DCF9059A8%7D 
&disc The large number of condominiums on the market indicates slowing sales: the 
number of condominium listings have increased from January 2006 to January 2007 
eighty-six percent in Las Vegas, forty-diree percent in Washington, D.C., and twenty-one

14

http://www.inarkcrwa
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14,000 condominium units were under construction or approved for 
construction and that approximately 1000 new condominium units 
would be placed on the Boston market annually for the following five 
years.18 Cities and towns must now assess how to manage this growth. 16

B. Condominium Constmction and Gentrification

New construction in urban areas often attracts an influx of new 
residents and can lead to gentrification.17 Gentrification is the process 
by which relatively more affluent individuals move into lower-income 
areas.18 An increase in wealthier residents often results in displacement 
of the area’s existing residents due to rising housing costs.19 The con
cept of gentrification emerged in the United Stales in the 1960s, when 
private-market investment in cities’ downtown areas expanded urban 
economies.20

Gentrification studies show that a surge in a group of new resi
dents impacts an area by replacing the existing population.21 Local 
government officials and planners often view this process as a positive 
development “because of the perceived social and economic benefits 
that may accrue from Igentrification].”22 As new residents with higher 
incomes enter a community, they introduce more capital and buying 
power into the local economy, which can bring new businesses and jobs 
io the area.23 Higher-priced housing and residents with higher incomes

percent in the Northern Virginia suburbs of Washington, D.C. Hagerty & Simon, sujna 
note 12, at Dl.

,J Blanton, supra note 11, at Al.
*® See Curtin & Talrert, supra note 3, at 409.
17 See Callies et ai... supra note 2, at 671. 

ld\ Hartman, supra note 1, at 109.
Ft ter J. Macdonald. Displacement in Geutrijying Neighborhoods: Regulating Condominium 

Conversion Thmugfi Municipal Land Use Controls, 63 B.U. L. Rev. 955, 955 &: n.6 (1983).
90 Sharon Zukin, Gentrification: Culture and Capital in the Urban Core, 13 Ann. Rev. Soc. 

129, 129 (1987). The displacement descriltcd by the term genoifkation is currently un
derstood as displacement due to private market forces. Hartman, supra note 1, at 120. 
This understanding “represents a shift front the 1950s and 1960s, when government pro
grams, particularly urban renewal and construction of the interstate highway system, were 
tltc primary displacement forces." Id. at 120-21.

51 Zukin, supra note 20, at 135.
51 Henry W. McGee, Jr., Afro-American Resistance to Gentrification and the Demise of Integra- 

tionist Ideology in the United States, 23 Unit. Lsw. 25, 30 (1991) (quoting James 1-1. Johnson, 
Gentrification and Incumbent Upgrading: Benefits and Costs, UOI.A Center lor Aero Am. 
Stud.Newsl. (UCLACtr.foi Afro-Am.Studies,L.A..Cai.),Nov. 1981,at 10),

a$etid.
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also increase the local tax base, infusing previously blighted areas with 
more capita] for public services, facilities, and infrastructure.24

Conversely, opponents of gentrification assert that local, often mi
nority, residents suffer detrimental social and economic consequences 
as a result of the influx of new development and new residents.25 The 
increased density of rapid gentrification can add excessive stress to lo
cal infrastructure, such as sewers, streets, and sidewalks, and strain ser
vices such as fire and police coverage.26 It can also drastically reduce 
affordable housing options in a neighborhood and increase residential 
properly taxes.27 Strong community populations that may have been 
living in an area for generations can be displaced as housing costs rise 
and long-time residents are forced to move in search of more afford
able neighborhoods.28

Condominium Moratoria and Gentrification 597

C. Too Many Condominiums on the Market

In mid-2006 the condominium markets in large cities—such as 
Washington, D.C., Las Vegas, Miami, and Boston—collapsed, resulting 
in an overabundance of new condominiums on the market29 In Febru
ary 2006, there were 1369 condominiums for sale in downtown Boston, 
compared to only 880 in February 2005.*° In tire Washington, D.C. area 
there were 24,200 condominium units on the market at the end of 
2006, compared to 13,000 at the beginning of 2005.S1 This increase in

14 See id.; Man Viscr. Breaching Mass. Ave.: Gentrification that Touched the East Side of Bos
ton 't South End is Finally Expanding Across an Imaginary Diiriding Line Towards a Once Neglected 
Neighborhood, Boston Guide. Jan. 14, 2007, at HI (commenting tiiat new condominium 
development in a ‘gritty" neighborhood led to cleaner sidewalks, buildings painted in 
subtler colors, and a restaurant changing its name to sound more upscale).

McGee, supra note 22, at 30.
** See Christina Pazzanese. Not Open Studios, But Fort Point Draws Crowd Boston Globe, 

Apr. 1.2007, at City Weekly 4.
” Id.
w Hartman, supra note 1, at 121; Sliaila Dewan, Gentrification Changing Face of New At

lanta: Historic Black Shan of Population Declines, N.Y. Times, Mar. 11, 2006, at Al (“[A] 1- 
thougli gemrification has expanded the city's tax base and weeded out blight, it has had 
an unintended effect on Atlanta .... For the first lime since the 1920s, the black share of 
the city's population is declining and the white percentage is on the rise.”).

19 Vikas Bajaj, Buyers Scarce, Matty Condos Are for Rent, N.Y. Times, Jan. 16, 2007, at Al; 
Blanton, sujrrn note 14. at Al. The National Association of Home Builders/Fannie Mae 
Multifainily Condo Market Index, which tracks builder confidence in the condominium 
housing market on a scale of zero to 100, fell to 19.7 in the third-quarter of 2006, com
pared to 47.1 in the third-quarter of 2005. Builders Remain Worried About Condo Market 
Weakness, Mortgage Banking,Jan. 2007, at 131.

30 Blanton, supra note 14, at A].
Bajaj, supra note 29, at Al.si
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D.C. condominiums corresponds to slowing sales, which dropped from 
3520 in the first quarter of 2005 to 663 in the fourth quarter of2006.

As a result of the overabundance of condominiums on the market, 
some developers have decided to rent their units until the condomin
ium surplus shrinks.39 There is no national data source of new condo
minium sales; however, overall condominium sales fell 13.6% from No
vember 2005 to November 2006.34 If regulation is found to be an 
appropriate response to the impacts of the high volume of condomin
ium construction, then imposing condominium construction morato
ria is one regulatory approach that addresses this issue.35

Environmental Affairs [Vol. 35:593

32

D. Condominium Moratorium Regulations

A condominium construction moratorium prohibits the construc
tion of new condominiums in a certain area for a specified period of 
time.36 Local governments and residents in some urban communities 
support condominium construction moratoria as a means of address
ing the social and economic impacts of new condominiums on local 
neighborhoods.37 For example, in Austin, Texas, long-time residents of 
the city’s east side asked the Gty Council in December 2006 to institute 
a moratorium on condominium construction.38 The east side is home 
to a large portion of Austin's Latino community, and residents viewed 
the moratorium as a way to prevent population displacement.39 One 
resident explained, “We’re trying to preserve and maintain the charac-

»id.
Id.; Kerch, supra note 14.
Bajaj, supra note 29, at Al. 

a See McConville, supra note 5, at Bl; Leslie Coons, East Austin Residents Seek 90Day 
Condo Moratorium, CBS 42 Morning News, Dec. 14, 2006, htip://www.keyeiv.com/news/ 
local/story.aspx?conient_id=9192724A-7538-443A-97CE-BCC7386C5F2S&gsa=true.

M See 10 Patrick J. Rohan, Zoning and Land Use Controis § 5SC.08[10) (Eric 
Damian Kelly ed., 2003). A condominium construction moratorium is different from a con
dominium conversion moratorium. See discussion infra Part III.B. The conversion moratoria 
do not address new ronsirueiion of condominiums, but the conversion of existing rental 
apartment buildings into condominium buildings. See Callies et al.. supra note 2, at 671.

*’ See McConville, supra note f>. at Bl; Coons, supra note 35. While not the focus of this 
Note, condominium moratoria arc also used as a growth management tool outside of ur
ban areas. Denny Lee. Time Ouches Up nnth a Georgia Eden, NY. Times, Aug. 20,2004, at FI. 
In the Georgia beach community of Tybee Island, die City Council imposed a moratorium 
on condominium consu'uction in 1999 to fight a building surge that was replacing wooden 
cottages with multi-story condominiums. Id. 

w Coons, supra note 35.
»/rf.

M

http://www.keyeiv.com/news/


ter and culture of the neighborhoods.”40 The situation in Austin exem
plifies typical community reaction to the gentrification process.41

Similarly, in late 2006, residents in South Boston advocated for a 
moratorium on new development in response to the recent building 
boom of high-end condominiums.42 * A state representative, Brian P. 
Wallace, agreed to work with residents to address their concerns and 
consider the building moratorium.49 The new construction in the area 
was attracting more affluent young adults, while displacing members of 
South Boston’s historically Irish Catholic working class community.44 
Residents viewed the moratorium as a way to preserve the character of 
the neighborhood and fight concerns of overdevelopment, increased 
congestion, and displacement of low-income and elderly residents.45

Critics of development moratoria assert that such moratoria can 
unintentionally result in increased development by motivating devel
opers to fast-track otherwise dormant or slow-moving development 
plans.46 Robert D. Yaro, president of the Regional Plan Association in 
Manhattan explained, “At the first mention of a moratorium ... you 
shake out... development proposals that might not have been ready 
for years. And in many cases these end up getting far enough into the 
process that they are vested.”47 * If this result occurs, the moratorium 
adds to the problem that it was implemented to resolve.

Condominium construction moratoria are also criticized by parties 
affected by the development freeze.49 Prohibiting or limiting develop
ment can elicit strong negative responses from landowners, developers, 
and businesspeople, making moratoria politically charged topics.50 For
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40 H
11 See Macdonald, supra no tel 9, at 960; Coons, supra note 35.
41 McConville. supra note 5, at Bl.
* Id.
"See id.
* Id.
44John Rather, Do Moratorium Help or Hinder1, N.Y. Times, July 28,2002, at LI1.
47 Id. The courts have not directly addressed the validity of condominium construction 

moratoria.
44Seeid.
49 See Ann E. Mari mow. Leaders Offer Alternative to Building Moratorium, Wash. Post, Jan. 

26. 2007, at Bl [hereinafter Marirnow, Moratorium Alternative1; Miranda S. Spivark, Rockville
Weighs Moratorium on Construction: Council Debates a less-Sweeping Man to Stop Development
While Zoning Rules Arr Reviewed, Wash Post, Nov. 9, 2006, at Montgomery Extra 1.

50 See Editorial, A Flexible Moratorium! Don't Let the Pendulum Swing Too Far Back, Wash. 
Post, Jan. 16, 2007. at A18 (commenting on a proposed moratorium in Montgomery 
County that would freeze building permits in the county, criticizing moratorium generally 
as unappealing means of controlling growth, and stressing the importance of limiting the 
length of moratorium to a “brier’ period of lime); Ann E. Marirnow, Council Forgoes Morato-

It;

I
1
I
I
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example, a proposed moratorium on new building projects in Mont
gomery County, Maryland received such strong opposition from devel
opers and other community members that the County abandoned the 
moratorium ordinance.51 As an alternative, the County stated that it 
hoped to acltieve the goals of the moratorium through less drasdc 
growth controls, such as impact fees and more stringent permit ap
proval requirements.52
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II. Land Use Controls as a Proper Exercise ok the Police Power

A* Growth Management Tools

Planners and regulators use growth management tools to steer ur
ban growth.55 Some of these regulations directly address infrastructure 
needs, while others tackle broader social aspects of growing municipali
ties.54 The development moratorium is one way that regulators manage 
growth.55 Moratoria are one of the “most drastic of all the growth man
agement techniques” because they completely prohibit certain devel
opment, or limit development permit approval, for a certain period of 
time.56

B. Moratorium Ordinances

A moratorium is “an authorized delay in the provision of govern
ment services or development approval."57 Municipalities adopt mora-

tium in Favor of Compromise. Wash. Post, Jan. 31, 2007, at B7 | hereinafter Marirnow. Council 
Forgoes Moratorium]; Marirnow, Moratorium Alternative, supra note 49, at B4.

S1 Marirnow, Council forgoes Moratorium, supra note 50, at B7.
M Marirnow, Moratorium Alternative, supra note 49, at B4.
M Curtin & Taiuirt, supra note 3, at 405 (explaining that growth management tools 

include, but are not limited to, a general plan, specific plans, zoning ordinances, and de
velopment moratoria).

Id. at 404 (explaining that some growth management regulations address “limited 
sewer capacity, water shortages, revenue shortages, school overcrowding, and traffic con
gestion.' while others are used to maintain “the community's unique character, (hr pres
ervation of open space, lower densities, and preservation of scenic views').

K Id. at 405.

M Rohan, supra note 36, § 53C.08[10] (quoting Robert Meltz et al., The Takings Is
sue: Constitutional Limits on Land Use Control and Environmental Regulation 
266 (1999)). A municipality adopting a moratorium must have the authority to do so. Id. 
§ 22, at 22-1. In some states, local municipalities have expiess statutory authority to adopt 
such growth management regulations. Id. In other states, however, the authority is not as 
clear. Id. This Note docs not examine the issue of authority lor cnacuuent; its examination of 
moraioria assumes that authority exists.

1
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lorium ordinances to address a number of different problems, such as 
strained infrastructure, sprawling growth, housing needs, diminishing 
open space, and detrimental environmental impacts.58 Los Angeles, for 
example, implemented a moratorium to address an affordable housing 
issue.59 In May 2006, the City Council banned the demolition of single
room occupancy dwellings in a fifty-square-block area of downtown, 
which housed close to 10,000 low-income residents, for a year while city 
officials determined how to preserve the availability of affordable hous
ing in the rapidly gentrifying area.60

Development moratoria, which prohibit or limit development ap
proval, are often used to allow municipalities time to review compre
hensive land use plans, to develop and implement new zoning ordi
nances, or to increase needed public facilities.61 Moratoria are designed 
to freeze development while the municipality determines appropriate 
ways to ensure that future growth positively, rather than negatively, im
pacts the area 62

It follows from the typical goals of development moratoria that 
valid regulations will have a definite time frame and will end once ihe 
purpose for the moratorium’s enactment has been addressed.65 The 
municipality implementing the moratorium must have an analytically 
supported plan of action and must make reasonable efforts to address 
the purpose during the course of the moratorium.64 For example, a 
traditionally suburban area facing a spike in the construction of new 
homes could implement a moratorium on new housing development 
until the planning department completed a growth management plan 
that dictated where new construction could take place, in order to pre
serve open space in the community.65 There is no standard outer limit 
on an acceptable time frame for a moratorium; the requirement is only 88
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88 See Blaesser & Weinstein, inpra note 9, at 128; Roman, supra note 36, § 22,01 [1J; 
Spivack, supra note 49, at Montgomery foctra 1 (reporting (hat Roc kville. Maryland Mayor 
Larry Giammo supported a proposed moratorium on new development while the city 
examined its zoning laws because lie was 'concerned about weaknesses in local zoning laws 
that... [did] not require enough open space, wide enough sidewalks or recessed upper 
floors of high rises to allow more light to filter to die street").

69 Andrew Glazer. lxm Angeles Moratorium Puts Skid Row Gentrification on Hold: Affordable 
Hemsing for Thousands Endangered by Devebpmmt, Wash. Post, May 20, 2006, at F32.

®/d.
61 Blaesser Sc Weinstein, supra note 9, at 128; Rohan, supra note 36, § 22.01 []J.
K Blaesser & Weinstein, supra note 9, at 129.
® Rohan, supra note 36, § 53C.08[10).
* Blaesser Sc Weinstein, supra note 9, at 129.
“ See id.
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ihal the moratorium have a reasonable time limitation.66 In many 
states, however, the legislation authorizing moratoria and other interim 
ordinances includes specific time limits for these growth management 
tools.67

A moratorium ordinance can be challenged as an invalid exercise 
of the police power.68 Moratoria based on substantiated health, safety, 
or general welfare needs, however, arc unlikely to be struck down by 
courts.69 In addition, a moratorium with restrictions that taper off or 
terminate as certain goals or outcomes sure attained has a strong chance 
of surviving legal attacks.70 Moratoria are generally upheld as long as 
they address a valid purpose under the police power and have a tempo
rary timeframe linked to the completion of certain needs or goals.71

C. The Police Power as the Basis for Land Use Ordinances

States have the power to enact regulations as an exercise of their 
police power.72 The concept of the police power is so broad and flexi
ble that it is difficult to define.73 U.S, Supreme Court Justice William 
Douglas commented that “[a]n attempt to define [the police power's] 
reach or trace its outer limits is fruitless, for each case must turn on its 
own hurts.”74 Generally stated, the police power allows states to enact 
regulations that relate to the safety, health, or general welfare of the 
public.75 Common regulations under the police power address issues 
such as “[pjublic safety, public health, morality, peace and quiet, [and] 
law and order.”76

66 See Tahoe-Sierra Pres. Counci], Inc. v. Tahoe Reg’I Planning Agency, 535 U.S. 302, 
353-54 (2002) (discussing different time-periods for moratoria and noting that various 
moratoria of 120 days, eighteen months, and two years were acceptable to the Court, but a 
moratorium “lasting nearly six years—bears no resemblance to the short-term nature of 
traditional moratoria*); Curtin & Talbert, supra note 3, at 297.

64 Curtin & Tai.bf.rt, supra note 3, at 297.
* See John J. Delaney et al.. Handling the Iand Use Case § 28:5 (3d ed. 2007). 

Moratoria are also challenged on substantive due process and constitutional takings 
grounds, but these challenges will not be addressed in this Note. Blaesser & Weinstein, 
supm note 9, at 128.

“ Curtin Sc Talbert, supra note 3, at 298.
74 M.
71 Delaney, supra note 68, § 28:5.
71 Steven J. Eagle, Regulatory Takings 223 (3d ed. 2005).
n Makxus Dirk Dubber, The Police Power 120 (2005); Donna Jalbert Patalano, 

Note, Police Power and the Public Trust: Prescriptive Zoning Through the Conflation of Two Ancient 
Doctrines, 28 B.C. Envtl. Aff. L. Rev. 683, 707 (2001).

74 Berman v. Parker, 348 U.S. 26,32 (1954).
79 Eagle, supra note 72, at 224 (quoting Lochner v. New York, 198 U.S. 45,49 (1905)).
74 Berman, 348 U.S.at32.
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A court will give great deference to the legislature when reviewing 
a regulation or ordinance that is challenged as an abuse of the police 
power.77 Courts have noted that it is the role of the legislature to iden
tify and address the public’s needs, and thus, ‘The role of the judiciary 
in determining whether [the police power] is being exercised for a 
public purpose is an extremely narrow one. 
pretation of the police power, there are a wide range of purposes 
served by valid land use regulations.

In Euclid v. Amble)-Realty Cothe Supreme Court acknowledged that, 
the growing size and impact of urban areas in the United States necessi
tated land use regulations as a new application of the police power. 
Euclid established that zoning ordinances “must find their justification in 
some aspect of the police power, asserted for the public welfare. 
Therefore, challenges to zoning ordinances require an examination of 
the particular police power underlying the ordinance’s enactment. 
The Court in Euclid stressed that the line between legitimate and ille
gitimate uses of the police power was not clearly delineated but, rather, 
must be based on a case-by-case assessment in light of the circumstances 
and conditions of the challenged zoning ordinance.83 The Court stated:

[TJhe question whether the power exists to forbid the erec
tion of a building of a particular kind or for a particular use 
... is to be determined, not by an abstract consideration of 
the building or of the thing considered apart, but by consider
ing it in connection -with the circumstances and the locality.

In Berman v. Parker, the Supreme Court examined the police power 
as the legal basis for land use regulations.85 In Berman, the appellants, 
who owned land within a blighted area slated for redevelopment, 
brought an action to enjoin the condemnation of their property under 
the District of Columbia Redevelopment Act.86 While the majority of 
the property within the area designated for redevelopment consisted of

”78 Given the broad inter-

79

80

”81

82

84

77 Id.
78 Id.
n .feeJohn Donnelly Sc Sons, Inn. v. Outdoor Adver. Bd., 339 N.E.2d 709, 717 (Mass. 

1975) (“[A] esthetics alone may justify the exercise of the police power.’’).
Euclid v. Ambler Realty Go., 272 U.S. 365, 386-87 (1926).
Id. at 387.

K See id.
Id. at 388.

so

S3

84 Id.
83 Berman v, Parker, 348 U.S. 26, 32-33 (1954); Curtin Sc Talbert, supra note 3, at 1. 
86 348 U.S. at 28.
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rundown housing, a department store was located on the appellants’ 
property.87 The Act called for the elimination of substandard housing 
and blighted areas in D.C. to promote public welfare, and established 
that it was a public use to acquire and improve property within the 
“slums.”88 * The appellants argued that the condemnation of their prop
erty pursuant to the Act was unconstitutional because their property 
was not being taken to rid the area of “slums,” but “merely to develop a 
better balanced, more attractive community.

The appellants in Berman challenged the application of the Act to 
their property as beyond the limits of the police power, arguing the Act 
did not promote public welfare.90 The Supreme Court rejected this ar
gument, concluding that “[t]he concept, of the public welfare is broad 
and inclusive.”91 The Court reasoned that because of the broad scope 
of die police power, it was within the power' of the legislature to deter
mine that beautiful and well-balanced communities promote public 
welfare and, thus, to enact legislation based on this determination.92

It follows from Berman that growth management regulations such as 
moratoria can be a lawful exercise of the police power.93 94 95 For a growth 
management regulation such as a moratorium to fall within the police 
power, however, it must reasonably relate to the public health, safety, or 
welfare of a municipality’s residents.

”89

94

D. Standards for Evaluating the Validity of Moratoria

An analysis of a land use regulation must determine whether the 
regulation is appropriate under the police power.96 This analysis 
should assess the purposes of the land use regulation based on judicial 
precedent.96 The Supreme Court of California thoroughly discussed 
the evaluation of growth management ordinances in Associated Home 
Builders, Inc. v. City of Livermore.97 There, the court assessed a challenge 
to a local zoning ordinance that prohibited the issuance of residential 
building permits until local education, sewage disposal, and water sup

87 Id. at 30, 31.
88 See id. at 29-30.
as> Id. at 31.
90 Id.
91 Id. at 33.
92 Berman, 348 U.S. at 33.

See id.', Curtin & Talbert, supra note 3, at 409.
94 Curtin & Talbert, supra note 3, at 409.
95 See id.
96 See id. at 410.
97 Associated Home Builders, Inc. v. City of Livermore, 557 P.2d 473, 475 (Cal. 1976).

93
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ply facilities complied with specified standards.98 The plaintiffs argued 
that the moratorium on building permits exceeded the municipality’s 
authority' under the police power.

The court reaffirmed the principle that land use ordinances that 
substantially limit immigration into a community are constitutional if 
they are “reasonably related to the welfare of the region affected by the 
ordinance.”100 In assessing whether the growth restriction related to the 
general welfare, the court adopted the U.S. Supreme Court’s view in 
Euclid.101 It explained that as long as it is fairly debatable that the ordi
nance has a reasonable relationship to general welfare, the ordinance 
will survive a constitutional attack.102

The court; in City of Livermore also established that, if the ordinance 
will affect regions beyond the enacting community, an evaluation of 
public welfare must include an evaluation of the impact on residents in 
surrounding areas,103 Through this evaluation the court, incorporated 
the Supreme Court’s stance in Euclid that a police power determination 
requires the development to be considered “in connection with the cir
cumstances and the locality.”104 The court articulated a three-step proc
ess for determining whether a growth management ordinance is a valid 
exercise of the police power.105 The court explained;

The first step in [the] analysis is to forecast the probable ef
fect. and duration of the restriction. . .

The second step is to identify the competing interests af
fected by the restriction.

. . . [T]he final step is to determine whether the ordinance, 
in light of its probable impact, represents a reasonable ac
commodation of the competing interests.

As long as the ordinance bears a relationship to health, safety, or wel
fare after consideration of the three-step process, then the ordinance is 
a valid exercise of the police power.107

99

106

08 Id.
99 Id. al 483.
100 Id. at 476.

Id. at 483; see Euclid v. Ambler Realty Co., 272 U.S. 365, 388 (1926). 
City of Livermore, 557 R2d at 483.

10]
102

103 Id.
See Euclid, 272 U.S. at 388.104

105 City of Livermore, 557 R2d at 488; Robin S. Myren, Growth Control as a Taking, 25 Urb.
Law. 385, 390-91 (1993).

106 City of Livermore, 557 P,2d al 488.
107 Id.



In summary, for a land use ordinance to be found unconstitu
tional, the regulation must be “arbitrary and unreasonable, having no 
substantial relation to the public health, safety, morals, or general wel
fare. ”108 The courts give great deference to the legislature in evaluating 
whether a moratorium is reasonably related to public welfare.109 In 
Euclid, the Supreme Court suggested that it would serve the public wel
fare to enact zoning regulations that preserved the residential charac
ter of a neighborhood.110 The Court reinforced its broad interpretation 
of the meaning of legitimate purposes under the police power in Village 
of Belle Terre v. Boraas.lu There, the Court reasoned that “[t]he police 
power is not confined to elimination of filth, stench, and unhealthy 
places. It is ample to lay out zones where family values, youth values, 
and the blessings of quiet seclusion and clean air make the area a sanc
tuary for people.
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III. Land Use Regulations Addressing Social and 
Economic Concerns

A. Rent Control Regulations

Rent control ordinances provide an illustrative example of eco
nomically motivated regulations that courts have held to be valid exer
cises of the police power.113 These ordinances stabilize rental prices to 
protect tenants from rapid increases in prices and arc popular in urban 
areas with large renter populations.114 Rent control initially emerged as 
a wartime measure.115 The earliest form of rent regulation in the United 
States arose during World War 1 with the passage of the Soldiers’ and 
Sailors’ Civil Relief Act of 1918, which, among other things, precluded

,0* Euclid, 272 U.S. at 395. Although not (he focus of this Note, it is important to ac
knowledge that because a moratorium is constitutionally valid does not guarantee that it 
will be an effective growth management tool. Myren, supra note 105, at 387.

109 Euclid, 272 U.S. at 388.
'»Id. at 394.

Village of Belle Tern: v. Borass, 416 U.S. 1,9 (1974).in
*ld.

1,3 Curtin Sc Talbert, supra note 3, at 3: Terence J. Centner, Governments and Unconsti
tutional Takings: Wien Do Right-to-Farm Lam Go Too Fart, 33 B.C F.nvtl. Aff, L. Rev. 87, 
133-34 (2006) (explaining how rent controls were enacted in furtherance of public wel
fare").

49 Laura Hunter Dietz et ai.., American Jurisprudence § 906 (Joseph J. Bas- 
sano et al. eds., 2d cd. 2000); Jack C. Harris, The Rent Control Controversy: Back
ground, Debateani> Alternatives 8 (1982).

Harris, supra note 114, at 9.

114
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eviction of military families from rental housing costing a certain, speci
fied amount.116

In 1920, New York enacted the Emergency Housing Laws of the 
State of New York, which were an interrelated group of acts intended to 
address a shortage of housing toward the end of the War.117 In Levy 
Leasing Co. v. Siegel, landlords challenged the constitutionality of these 
laws, specifically the rent control regulations.118 The Supreme Court 
upheld the state court’s finding that the laws were a valid exercise of 
the police power.119 The Court stated:

The warrant for this legislative resort to the police power 
was the conviction on the part of the state legislators that 
there existed in the larger cities of the State a social emer
gency, caused by an insufficient supply of dwelling houses and 
apartments, so grave that it constituted a serious menace to 
the health, morality, comfort, and even to the peace of a large 
part, of the people of the State. That . . . unless relieved, the 
public welfare would suffer in respects which constitute the 
primary and undisputed, as well as the most usual, basis and 
justification for exercise of [the police] power.

Rent control significantly expanded during World War II, when 
economic stimulation created the potential for rapid increases in rental 
prices.121 The rent controls enacted during the two world wars were jus
tified by the economic wartime conditions.122 Eventually, these federal 
controls were lifted in the years following World War II.

In the 1970s, the Nixon administration instituted nationwide price 
regulations that included provisions for controlling rental prices in re
sponse to inflation concerns.124 These rent controls became permanent 
when they were adopted by state and local governments.125 While the 
wartime controls were a response to emergency wartime conditions,

120

123

116 Soldiers’ & Sailors’ Civil Relief Art of 1918, Pub. L. No. 65-103, § 300, 40 Slat. 440 
(codified at 50 U.S.C. app. gg 101-104); Harms, supra note 114, at 9.

Emergency Housing Laws of die State of New York, 1920 N.Y Laws 2477-90; Levy 
Leasing Co. v. Siegel, 258 LI.S. 242, 243 (1922).

Levy Leasing Co., 258 U.S. at 243.
Id. at 244, 250.

120 Id. at 245.
121 Harris, supra note 114, at 9.

Dietz f.t al., sufrra note 114, § 906.
123 Harris, supra note 114, at 10.
124 Id. at 11. 
us Id.
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these new rent controls were based on a legal exercise of the police 
power to address more permanent public welfare issues.126 Municipali
ties enacted rent control ordinances for a variety of reasons, including 
“protecting] tenants from landlord abuses[,] ... rein fore [ing] hous
ing code compliance^] ... [and] limiting the rate at which rents are 
allowed to rise."127

Under the police power, rent control ordinances must have a sub
stantial relationship to the public health, safety, or welfare of the resi
dents of a state or municipality.126 A California rent control measure, 
the Cotati Rent Stabilization Ordinance, was upheld by the California 
Court of Appeal as reasonably related to a legitimate governmental 
purpose.129 Here, as with other rent control ordinances, the purpose 
was to “prevent exploitation of housing shortages by the imposition of 
excessive rent charges.”130 The court determined that for ordinances 
advancing a purely economic interest—as with rent control ordi
nances—local governments may impose a distinction in treatment 
based on economic measures as long as the distinction has a “rational 
relationship” to a “legitimate public purpose.”131 The court noted that 
it was “at least debatable" that the challenged rent control ordinance’s 
economics-based standard had a rational relationship to a legitimate 
public purpose.132

An examination of whether a rent control ordinance relates to 
public health, safety, or welfare requires a “reasonable factual basis to 
support the legislative determination” for the regulation.153 The Su
preme Court examined a rent control ordinance in Pennell u City of San 
Josef14 There, a landlord association brought suit alleging, inter alia.

Enxrironmental Affairs p/bl. 85:593

156 Dietz et al., supra note 114, § 906.
m Harris, supra note 114, at 12.
,M Dietz et al., supra note 114, § 907.
'** Cotati Alliance for Better Hous. v. City of Cotati, 195 Cal. Rpir. 825, 827 (Cal. Cl 

App. 1983).
*»/d. at 833.
131 fa

,S5 See Gross v. Superior Court, 217 Cal. Rpir. 284 (Cal. Cl App. 1985); Dtrrz et al., 
supra note 114, § 907.

m Pennell v. City of San Jose, 485 U.S. 1,4 (1988). This case included an examination 
of the constitutionality of the ordinance. Id. The majority of conns have upheld rent con
trol oidinances against constitutional Due Process Clause and Takings Clause challenges. 
See Note, The Constitutionality of Rent Control Restrictions on Property Owners‘Dominion Interests, 
100 Harv. L Rev. 1067,1067-69 (1987). Courts have held that rent control restrictions do 
not violate the Due Process Clause because the regulations are reasonably related to a 
legitimate goal—preventing extreme rent escalation—under the police power. Id. at 1071.
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that the ordinance was not a legitimate exercise of the police power. 
The ordinance’s stated purpose was:

[A]lleviat[ing] some of the more immediate needs created by 
San Jose’s housing situation. These needs include but are not 
limited to the prevention of excessive and unreasonable rent 
increases, the alleviation of undue hardships upon individual 
tenants, and the assurance to landlords of a fair and reason
able return on the value of their property.

The Court, evaluated this purpose to determine whether it was “arbi
trary, discriminatory, or demonstrably irrelevant to the policy the legis
lature is free to adopt;”137 the Court found that it was not, and that the 
ordinance was a legitimate exercise of the police power.138 One aspect 
of the Court’s holding was the recognition of the validity of govern
mental intervention to regulate artificially inflated rates or prices. 
The Court reiterated that price regulation, such as rent control, has the 
legitimate and rational goal of protecting consumer welfare.

There are instances where courts found rent control ordinances to 
be invalid, despite the broad reach of the police power and the high 
level of deference given to the legislature.141 In Birkenfeld v. Berkeley, the 
Supreme Court of California determined that a city rent control ordi
nance was not. constitutional.142 The assessment of the Birkenfeld ordi
nance, based on the relationship between the purpose of the control 
and the valid goals of the police power, took a similar approach as the 
ordinances discussed above.143 The court did not question the ordi
nance’s objective of alleviating the “ill effects of the exploitation of a 
housing shortage.”144 Nevertheless, the court affirmed the lower court’s 
declaration that the regulation was unconstitutional and void because it 
did not bear a reasonable relationship to the regulation’s purpose. 
Specifically, the court concluded that provisions in the ordinance that

135
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139

140

145

135 Pennell, 485 U.S. at 12.
Id. at 4-5 (quoting San Iose, Cal., Code oe Ordinances § 5701.2 (1979) (recodi

fied atch. 17.23)).
137 Id. at 11 (quoting Permian Basin Area Rate Cases, 390 U.S. 747, 769-770 (1968)).
138 Id. at 13.
!39 Id.
140 Id.
141 Birkenfeld v. City of Berkeley, 550 P.2d 1001, 1006 (Cal. 1976).
142 Id. '
143 See id. al 1023.
144 Id.
146 Id. at 1029-30.
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imposed unreasonably low rent ceilings with an indefinite duration and 
required an unnecessarily time-intensive procedure for rent adjust
ments were problematic.146 Since these provisions were not reasonably 
related to the proper objectives of the regulation—addressing the ex
ploitation of a housing shortage—the court held that the rent control 
ordinance was unconstitutional.147

Environmental Affairs

B. The Validity of Condominium Conversion Moratorium Regulations

1. Condominium Conversion Moratoria

Condominium conversion regulations are another area where 
courts have held that regulations affecting economic interests in prop
erly arc a valid exercise of the police power.148 There are two types of 
condominium conversion laws: those that impose disclosure require
ments on the conversion processs, and those that impose outright mora
toria on the conversions.149 This discussion addresses the validity of con
versions generally, but focuses primarily on conversion moratoria.

Condominium conversion is most common in low-income urban 
areas with proximity to desirable urban amenities.150 Opponents of 
condominium conversion argue that such conversions create a short
age of affordable housing and displace tenants from their homes and 
neighborhoods.161 Condominium conversion regulations first appeared 
in the 1970s, in response to a condominium building boom.162 In Chi
cago, for instance, die city council passed a moratorium on conversions 
in 1979 after approximately 70,000 apartments were converted to con
dominiums during the decade, the largest number of any metropolitan 
area in the United States.163

Condominium conversion regulations and moratoria on conver
sion remain a relevant issue today.164 These conversions still occur

Id. at 1030.
Birkenfeld. 550 P.2d at 1030.

I4< Curtin Sc Tai.bert, supra note 3, at 3.
Irt Note, The Validity of Ordinances Limiting Condominium Conversion. 78 Mich. L. Rev. 

124,125 (1979).
IW Cai.lies et al., supra note 2, at 672.
141 Note, supra note 149, at 124.
,si Set AJby Gallun, Daley Seeks to Slow Condo Conxvrsions, ChicacoBusiness, Oct. 23, 

2006, http://chicagobusiness.cora/cgi-bin/ardcle.plfarticlc id=26696.
'"At
194 See Press Release, Bill Rosendahl, City Councilman, Resent la hi Combats Loss of 

Rental Housing (Aug. 8, 2006), http://wwwJadty.org/council/cdll/press/cdllpressl2839 
722_08082006.pdf.
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throughout the country and can result in increased rental prices by tak
ing rental buildings off the market.155 In Los Angeles, City Council 
member Bill Rosendahl called for a moratorium on condominium con
versions in August 2006.156 Rosen dahl introduced the moratorium as a 
way to confront the loss of rental and affordable housing in parts of Los 
Angeles,157 He explained that “[w]e are at the point of crisis. Longtime 
residents are being forced from their homes in epidemic numbers. They 
can no longer continue to live in their neighborhoods. Our communi
ties are being ripped apart.”158 Chicago is once again addressing the is
sue of condominium conversion.159 160 In the fall of 2006, Mayor Richard 
M. Daley assembled a task force to examine ways to preserve affordable 
housing in the face of wide-spread condominium conversions. 160

2. Validity of Condominium Conversion Moratoria

Enabling statutes or provisions are required in order to enact con
dominium conversion restrictions.161 Valid restrictions on condominium 
conversion must be rationally related to a legitimate public purpose.162 
In most instances, the public purpose validating a condominium conver
sion ordinance is the protection of prospective purchasers or existing 
tenants.163

A common argument against condominium conversion moratoria 
is that land use regulations should not be based on the form of owner
ship.164 * In Maplewood Village Tenants Ass’n v. Maplewood Village, the Supe
rior Court of New Jersey held that land use controls “cannot be em
ployed by a municipality to exclude condominiums or discriminate 
against the condominium form of ownership, for it is tire use rather

155 David Leonhardt, Rents Head Up as Home Prices Put Off Buyers: Ebb Seen in Housing 
Boom, N.Y. Times, Aug. 25, 2005, at Al. '

Rosendalil, supra note 154, at 1.
137 Id.

M.
139 Gallun, supra note 152.
160 Id.

Edward H. Ziegler, Jr. et al., Regulation of Occupancy, Ownership, Rental Housing, and 
Conversions, Ratnkope’s The Law of Zoning and Planning, 2006, at 1, available at 5 
RLZPN § 81:15. This Note does not examine issues involving authority for enactment of 
these regulations.

162 Id.
163 Id.
164 See Maplewood Vill. Tenants Ass’n v. Maplewood VilL, 282 A.2d 428, 431 (N.J. Su

per. Cl. Ch. Div. 1971).
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than form of ownership that is the proper concern and focus of zoning 
and planning regulation.

In Griffin Development Co. v. City of Oxnard, the Supreme Court of 
California considered whether a city could regulate the conversion of 
apartments into condominiums.166 The court looked to past cases to 
establish the standard of judicial review for condominium conversion 
ordinances as economic regulations.167 The standard employed was 
that “legislation regulating prices or otherwise restricting contractual or 
property rights [was] within the police power if its operative provisions 
[we] re reasonably related to the accomplishment of a legitimate gov
ernmental purpose.

Accordingly, the court conducted a thorough inquiry into the spe
cific provisions of the ordinance to determine whether it was reasona
bly related to a legitimate governmental purpose.169 The court found 
substantial rationale for the provisions.170 For instance, the parking 
space requirement reflected statistics on the quantity of cars owned by 
homeowners and the required number of bedrooms was based on fam
ily size of likely occupants.171 From this examination, and through reit
eration of the elasticity of the police power, the court found that the 
regulations were plainly related to a legitimate governmental inter
est.172 The court concluded that “the [condominium conversion] regu
lations—reasonably related to the legitimate governmental purpose— 
[we] re a valid exercise of the city’s police power.

The California Court of Appeal evaluated a challenge to a San 
Francisco condominium conversion moratorium in Leavenworth Proper
ties v. City of San Francisco, a case raising both equal protection and po
lice power issues.174 The plaintiff, an apartment building owner hoping 
to convert his property into condominiums, argued that die city’s ordi
nance was arbitrar y and denied him the equal protection of the law.175 
The challenged ordinance imposed a three-year moratorium on con-

”165

168

”173

1(55 Id.
166 Griffin Dev. Co. v. City of Oxnard, 703 P.2d 339, 339 (Cal. 1985). 
IB7 Id. at 342.
168 Id. (quoting Birkenfeld v. Berkeley, 550 P.2d 1001, 1022 (1976)). 
1H! Id. at 344.
170 Id.
171 Id. at 343.

Griffin Dev. Co., 70S P.2d at 344.172

173 Id.
174 Leavenworth Props, v. City of San Fransisco, 234 Cal. Rpu. 598, 600 (Cal. Ct. App.

1987).
Leavenworth Props., 234 Cal. Rptr. at 599-600.175
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dominium conversion.176 While the plaintiffs challenge was not based 
on an abuse of the police power, the court still emphasized that, in 
California, condominium regulation is consistently treated as a lawful 
exercise of the police power.177 The court then examined the equal 
protection claim based on the rational basis test.178 The rational basis 
standard was used, rather than the strict scrutiny standard asserted by 
the plaintiff, because the ordinance was economic legislation.

The court in Leavenworth Properties determined that, the goal of the 
ordinance was to maintain available rental housing.180 The ordinance 
itself stated that part of its purpose was “[t]o preserve a reasonable bal
ance of ownership and rental housing within the City and County' of 
San Francisco.”181 The court held that this purpose was rationally re
lated to a legitimate state interest and, thus, upheld the constitutional
ity of the ordinance.

179

182

IV. The Best Tool for the Job: Can Condominium Construction 
Moratoria Validly and Effectively Confront 

Gentrification and the Condo Boom?

This Note examines whether an ordinance that imposes a morato
rium on new condominium construction is an appropriate use of the 
police power.183 The analysis addresses condominium construction 
moratoria generally and considers how different purposes for the 
moratoria could lead to different outcomes in an assessment of their 
validity.184 Before determining the appropriateness of the purposes of 
these ordinances, however, authority roust exist to enact the regula
tions.185 Once municipal authority to enact a development moratorium 
is established, the next step is to determine whether the purpose, or 
purposes, of a moratorium sufficiently relate to the public’s health, 
safety, or welfare.186 Since the courts have not directly addressed the 
validity of condominium construction moratoria, this Note looks to ap-

176 Id. at 599.
477 Id,
178 Id. at 600.
179 See id.
180 Id. at 600-01.
181 Leavenworth Props., 234 Cal. Rptr. at 600 (quoting S.F., Cal., Mun. Code art. I, 

§ 1302(c)(1) (1979)).
i®2 Id. at 600, 603.
183 See Curtin & Talbert, supra note 3, at 1; Eagle, supra note 72, at 223.
184 See Rohan, supranote 36, § 53C.08[10J,
183 Id. § 22, at 22-1.
186 See Berman v. Parker, 348 U.S. 26, 32 (1954).



plicable court decisions in related matters to predict how a court might 
address a challenge to a condominium construction moratorium.187 
Analogies to rent control and condominium conversion ordinances, 
thus, provide a helpful framework for assessing the validity of condo
minium construction moratoria.188
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A* Municipalities May Enact Land Use Moratoria

A municipality must have the authority to enact a land use regula
tion, including a condominium moratorium; without authority, the 
regulation is invalid.189 Authority to enact land use regulations comes 
from the police power and, thus, requires that die regulations relate to 
the general health, safety, or welfare of the public.190 The Supreme 
Court established that use-focused ordinances addressed health, safety, 
and welfare concerns and were proper applications of the police power 
in Euclid u Ambler Realty Co., when it upheld challenged zoning regula
tions.191 The Court expanded the Euclid holding beyond zoning ordi
nances in Berman u Parker, when it determined dial an ordinance re
garding the redevelopment of a deteriorating area was constitutionally 
sound.192 Euclid, Berman, and many other cases since, have established 
that the police power may be used to enact land use regulations.

As a result, it is now an accepted principle that municipalities have 
the authority, through the police power, to enact ordinances and regu
lations affecting the use of land.194 This principle provides the first step 
in establishing condominium construction moratoria as valid regula
tions.195 Still, the Court in Euclid emphasized that evaluations of zoning 
ordinances must be considered on a case-bycase basis because of the 
difficulty in precisely defining the police power and the lack of a clear

193

See generally Levy Leasing Co. v. Siegel, 258 U.S. 242 (1922) (upholding constitu
tionality of wartime rent control laws); Griffin Dev. Co. v. City of Oxnard, 703 P.2d 339 
(CaJ. 1985) (holding that regulating condominium conversion accomplishes a legitimate 
government purpose); Cotati Alliance for Better Hous. v. City of Cotad, 195 Cal. Rptr. 825 
(Cal. Ct. App. 1983) (upholding a rent control ordinance with a purely economic interest 
as rationally related to a legitimate public purpose).

148 See Levy Leasing Co., 258 U.S. at 243; Griffin Dev. Co., 703 P.2d at 339; Cotati Alliance 
for Better Hous., 195 Cal. Rptr. at 827.

189 See Rohan, supra note 36, § 22, at 22-1.
199 See Dietz et al., supra note 114, § 907.
191 See Euclid v. Ambler Realty Co., 272 U.S. 365,386-87 (1926).
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delineation between uses that are acceptable and unacceptable.196 
While zoning and other land use regulations are valid applications of 
the police power, this validity does not provide a blanket approval for 
all such regulations.197 Thus, the inquiry into the validity of condomin
ium construction moratoria must go further to determine whether 
such ordinances sufficiently relate to the health, safely, or welfare of a 
municipality’s reside n ts.198
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B. Examination of Land Use Moratoria as a Valid Exercise of the Police Power

A municipality’s authority to enact moratoria and other land use 
regulations does not guarantee that all such regulations will be valid— 
the particular purpose of a regulation must be a valid exercise of the 
police power.199 Because the municipal authority to regulate land use 
stems from the police power, the purpose of any particular land use 
moratorium must relate to the health, safety, or welfare of the pub
lic.200 Land use regulations, however, are enacted to achieve many dif
ferent goals, and can have a broad range of purposes.201 It is the role 
of state legislatures to develop and adopt these regulations in re
sponse to the needs of their communities.202 Since land use regula
tions are enacted through the legislative process—and not enacted by 
the courts—-judicial review gives great deference to the legislature’s 
determination of needed regulations and their purposes.209

Accordingly, the courts view themselves as having a very narrow, 
limited role in determining whether the police power is being exer
cised for a proper public purpose.204 The Supreme Court exemplified 
this view in Euclid, when it explained that finding an ordinance un
constitutional under the police power requires that the regulation be

272 U.S. at 888; Dubber, supra note 73, at 120.
& See Berman. 348 U.S. at 32-33; Euclid, 272 U.S. at 388.

See Euctid. 272 U.S. at 387; Curtin & Talbert, supra note 3, at 409. The need for a 
ca w-by-case assessment of the validity of land use ordinances requires that each condomin
ium construction moratorium be individually assessed and considered in terms of "the 
circumstances and die locality." See Euclid, 272 U.S. at 388. This Note, however, looks more 
broadly at condominium construction moratoria and elements that could contribute the 
validity or invalidity of an ordinance of this kind.

'» See Euctid. 272 U.S. at 388.
500 See Eagle, supra note 72, at 224.
501 See Cur'm.n Sc Talbert, supra note 3. at 3. Land use regulations ran address such is

sues as housing density, street width, community aesthetics, and economic interest in real 
property, among other things. Id.

x*1 See Berman, 348 U.S. at 32.
Id.
Id.
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“arbitrary and unreasonable” with “no substantial relation to public 
health, safety, morals, or general welfare.”305 An analysis of the various 
purposes for condominium construction moratoria must consider the 
great deference that a court would give the legislature in reviewing a 
challenge to a moratorium regulation.306

Environmental Affairs

1. Rent Control: Regulations with an Economically Driven Purpose

Like moratoria, municipalities enact rent control regulations as an 
exercise of the police power.207 Therefore, these regulations are only 
upheld if they have a substantial relationship to the public health, 
safety, or welfare: the same standard that applies to condominium 
moratoria.308 Rent control ordinances provide a useful reference point 
for evaluating condominium construction moratoria because rent con
trol ordinances have economically oriented purposes, such as stabiliz
ing rental prices.209

Rent control and condominium construction regulations have il
lustrative similarities in their purposes and goals.210 While dealing with 
the issues in different ways, rent control and condominium construc
tion regulations address impacts on housing in specific neighborhoods 
or areas.211 These two types of regulations share the goal of preventing 
housing shortages for lower-income residents.212 Additionally, both 
types of regulations can serve as a response to an influx of more afflu
ent individuals into a traditionally lower-income area.313 Finally, each 
demonstrates instances where regulation is used to counteract the ef
fect of market forces on the land use and housing availability in an 
area.214

The Supreme Court’s decision in Levy Leasing Co. v. Siegel links in
sufficient housing with public welfare.215 The rent control ordinance 
challenged in this case was enacted in response to the housing shortage

** Euclid v. Ambler Realty Co., 272 U.S. 365.395 (1926).
•» See Berman. 348 U.S. at 32. 
m Dietz et al., supra note 114, § 907.
898 See id.
809 See Curtin Sc Talbert. supra note 3, at 3; Dietz et ai_, supra note 114, § 906.
810 See Cotati Alliance Tor Bcucr Hous. v. City of Cotati, 195 Cal. Rptr. 825,827 (CaJ. Cl 

App. 1983); McConville, supra note 5, at Bl; Coons, supra note 35.
See Cotati Alliance for Better Hous., 195 Cal. Rptr, at 833; McConville, supm note 5, at Bl. 
See Cotati Alliance for Better Hous., 195 Cal. Rptr. at 833.

818 See McConville. supra note 5, at Bl; Coons, supm note 35.
814 See Cotati Alliance for Better Hous., 195 Cai. Rptr. at 833; McConville, supra note 5, at 

Bl; Coons, supra note 35.
Levy Leasing Co. v. Siegel, 258 U.S. 242,245 (1922).
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following World War I.21B The Court explained that the legislature re
sorted to the police power in this instance based on its strong belief 
that there was a “social emergency!] caused by an insufficient supply of 
dwelling houses and apartments.”217 The Court went on to discuss the 
rent control ordinance’s purpose of relieving the serious housing prob
lem and, thus, preventing harm to the public welfare.218 Once the 
Court linked relieving a housing shortage to the public welfare, it, 
stated strongly that the ordinance addressed aspects of the public wel
fare, “IWJhich constitute the primary and undisputed . . . basis and jus
tification for exercise of [the police] power.

While examination of rent control ordinances does provide insight 
into evaluating condominium construction moratoria, drawing analo
gies between tire two kinds of regulations must be done cautiously. 
Both kinds of regulations share a common goal of addressing housing 
needs in an area with changing populations or market pressures. 
While these long-term and broad goals may be the same, the immedi
ate purposes and effects arc different.222 The differences between rent 
control ordinances and condominium construction moratoria prevent 
the direct application of cases analyzing the former to the latter.

Rent control ordinances directly regulate the amount of lower- 
priced housing by requiring the stabilization of rental prices.224 The 
connection to more affordably priced housing is not as direct in the 
case of condominium construction moratoria.223 The moratoria effec
tively prevent the development of higher-priced housing, but this re
striction does not necessarily correlate to an increased amount, of lower- 
priced housing.220 For example, if the moratoria were enacted in 
neighborhoods where new condominiums were being built on vacant 
lots or open land, a construction moratorium would not result in more
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Id. at 243-44; see Harris, supra note 114, ai 9. 
Levy Leasing Co., 258 U.S. at 245.
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221 See Dietz et al., supra note 114, § 906; McConville, supra note 5, at BI; Coons, su

pra note 35.
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lower-priced housing unless an aspect of the moratorium was to de
velop a plan for creating affordable housing during the construction 
freeze.227 Thus, an analysis of condominium construction moratoria, 
based on an analogy to rent control ordinances, must carefully assess 
the similarities and differences between the purposes and effects of 
these respective regulations and draw comparisons accordingly. 228

2. Condominium Conversion Moratoria

In addition to rent control ordinances, condominium conversion 
moratoria also provide a helpful analytical framework for assessing the 
validity of the purposes of condominium construction moratoria. 
Like construction moratoria, condominium conversion moratoria in
volve the issue of economic interests in property.230 Both types of mora
toria originated in response to large influxes in condominium building 
booms, one to new construction and t.hc other to conversion of apart
ment buildings into condominiums.

Many of the arguments currently made by communities in support 
of proposed condominium construction moratoria have been made in 
relation to conversion ordinances.232 For instance, the local discussion 
surrounding both types of regulations focuses on displacement of cur
rent residents, a shortage of affordable housing, and changing 
neighborhood character as reasons to enact these land use controls.

While the courts have not ruled on condominium construction 
moratoria, they have examined condominium conversion moratoria.
In Griffin Development Co. v. City of Oxnard, the Supreme Court of Cali
fornia determined that a city could regulate the conversion of apart
ments into condominiums.235 In its analysis, the court stressed that the 
legislature could restrict economic or property interests as long as the 
“operative provisions [of the reguladon] [we] re reasonably related to 
the accomplishment of a legitimate governmental purpose.”236 It does
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not directly follow from this ruling that limiting the construction of 
condominiums could be a legitimate governmental purpose as well, but 
it does suggest that this kind of regulation could also be valid as an ex
ercise of the police power.237

In addition to economic interests, condominium conversion regu
lations touch on the issue of maintaining the character or composition 
of a community.238 In Leavenworth Properties v. City of San Francisco, the 
California Court of Appeal examined a conversion moratorium with 
the purpose of “preserving] a reasonable balance of ownership and 
rental housing within the City.”239 The court held that this justification 
was a legitimate state interest relating to public welfare and, tlius, up
held the constitutionality of the ordinance.240 This holding suggests 
that condominium construction moratoria with a similar purpose 
would also be found to promote a legitimate state interest and fall 
within the police power.241 * A condominium construction moratorium 
based on this premise would have the goal of preserving a social bal
ance in the area by limiting the number of newcomers moving into the 
community as homebuyers of new condominiums. 242

3. The Associated Flome Builders v. City of Livermore Analysis

Rent control and condominium conversion ordinances supply use
ful analogies for examining condominium construction moratoria. Ex
amining past court evaluations of growth management ordinances also 
provide examples of useful processes to assess the validity of such ordi
nances.243 244 One way to evaluate the validity of condominium construc
tion moratoria is to analyze them under the three-step process articu
lated in Associated. Home Build,ers v. City of Livermore.

First, this analysis predicts the likely effects of prohibiting condo
minium construction in the designated area, talcing into account the 
probable time frame for the moratorium.245 The analysis then identifies

244

237 See id. al 344.
238 See Leavenworth Props, v. City of Sail Francisco, 234 Cal. Rptr. 598, 600-01 (Cal. Ct. 
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245 See id.
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246the competing interests that are affected by the moratorium, 
based on the prior two determinations, the analysis requires evaluating 
whether the moratorium reasonably accommodates the competing in
terests.247

Finally,

The need for a case-by-case evaluation of land use regulations pre
cludes a general application of the City of Livermore analysis to condo
minium construction moratoria.248 Still, the analysis is helpful in pre
dicting how various common factors of the construction moratoria 
would be considered by a court.249 For instance, as part of the City of 
Livermore analysis, potential impact on both the area directly regulated 
by the moratorium and the areas surrounding the moratorium bound
ary must be considered.250 This aspect of the City of Livermore analysis 
broadens the public that must be considered in assessing a morato
rium’s relationship to public health, safety, and welfare.251 Thus, a con
dominium moratorium with the goal of slowing or eliminating the gen- 
trification process in the regulated community' might also have the 
unintended effect of shifting the flood of construction and individuals 
to a surrounding area.252 Depending on the interests of the surround
ing area, this shift could have either a negative or positive effect.253 Al
ternatively, a condominium construction moratorium that reduces the 
rate and scale of economic development in the regulated area could 
similarly impact the local economy in surrounding areas.254 These ex
amples are just a few instances where a City of Livermore analysis would 
require weighing of the differing effects on the health, safety, and wel
fare of individuals in the area regulated by a moratorium ordinance 
and those in surrounding areas. 255

4. Moratoria Timeframes: What Happens During the Freeze?

Crucial aspects of any condominium construction moratorium are 
its duration and what occurs while construction is put on hold.256 There 
is no definitively established outer time limit for moratoria beyond 216 * * 219
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which the regulations will be invalid.257 An evaluation of the duration of 
a moratorium would examine whether there is a reasonable relation
ship between the purpose of the moratorium and the steps to be taken 
during the moratorium, as well as the length of the hold on construc
tion.258

Comparing these moratoria to rent control and condominium 
conversion regulations suggests that a court would find that the pur
poses behind the moratoria—preserving neighborhood character and 
addressing tire effects of gentrification—could have a rational relation
ship to public welfare.259 But the evaluation of the moratoria does not 
stop there. Even if the goal of the moratorium is valid, the regulation 
itself will not survive scrutiny unless it includes provisions establishing 
the steps that will be taken during the moratorium to address tire prob
lems targeted by the regulation.260 A court’s evaluation of moratorium 
provisions would likely be similar to the California Supreme Court’s 
examination of a condominium conversion ordinance in Griffin Devel
opment Co‘m There, the regulation was valid because it served a legiti
mate governmental interest, and the operative provisions had a reason
able relationship to the accomplishment of that interest.

Thus, a moratorium cannot, put a hold on condominium construc
tion solely to prevent changes to neighborhood character.262 263 The pur
pose for freezing construction must, be to allow the municipality time to 
take steps that address the adverse impacts of the construction.264 For 
example, if rapid condominium construction was displacing lower- 
income residents in a neighborhood, it could be appropriate for the 
city to institute a moratorium while it. developed a plan to provide more 
affordable housing in the area.265 It could also be appropriate to have a 
moratorium on condominium construction—where a building boom 
was stressing a neighborhood’s infrastructure or encroaching on open 
space—while the city assessed implementing new land use controls or

262
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developed an overall land use plan to guide future construction.260 A 
proper moratorium will end once the indicated steps are taken, at 
which point development may resume, but with new controls in place 
to manage the impacts of the new development. 267

5. Effectiveness of Valid Condominium Construction Moratoria

The effectiveness of a condominium construction moratorium is
another important consideration for cities exploring the use of this land 
use tool.266 267 268 Establishing the validity of a moratorium targeted at gentrifi- 
cation under the police power does not guarantee that the regulation 
will effectively and efficiently address the needs of the community.269 270 
Moratoria are temporary in nature and are limited in the role they can 
play in slowing and controlling condominium development in an 
area.270 Moratoria cannot permanently limit growth in an area; zoning 
or other long-term growth management controls must be put. in place 
during the moratoria for them to achieve long-lasting effects.271 272 Pro
posed moratoria should be carefully considered to determine whether 
freezing development is necessary, or whether other long-term controls 
can be implemented without moratoria. 272

Conclusion

Condominium construction moratoria provide a potential way for 
municipalities to confront the impact of rapid condominium develop
ment, By limiting the number of condominiums built in a certain area, 
these moratoria may prevent the displacement of local residents due to 
rising property costs and may preserve local community character. In 
order for legislatures to enact these regulations—through the exercise 
of the police power—the regulations’ purposes must have a sufficient 
relationship to public health, safety or welfare.

Each condominium construction moratorium must be evaluated 
individually to determine its validity An assessment: of the purposes and 
impacts of a moratorium must consider the effects to both the area tar

266 See id.
267 See id.
268 Sfl»Myren, supra note 105, at 387.
269 See Berman v. Parker, 348 U.S. 26, 32-33 (1954); Euclid v. Ambler Realty Co., 272 
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geted by the regulation and the surrounding areas likely to be indi
rectly impacted. Based on determinations of the validity of rent control 
ordinances and condominium conversion moratoria, a construction 
moratorium 'with the purpose of preserving the economic and social 
composition of a community would most likely be valid under the po
lice power as long as its operative provisions were related to its proper
purpose.

Despite die strong likelihood of validity of condominium construc
tion moratoria, planners and regulators should only resort to this drastic 
land use control when the circumstances in a local community cannot 
be addressed through other growth management measures. Moratoria 
are politically charged tools that elicit strong responses from community 
members. Because of their volatile nature, they should only be used 
when a community must quickly freeze development to address pressing 
needs, such as insufficient infrastructure or the availability of affordable 
housing. A moratorium’s effectiveness turns on what is accomplished 
during the development freeze, rather than the halt in construction it
self.

Thus, while community members may view a moratorium as a per
fect solution to stopping rapid construction and social change in the 
neighborhood, a moratorium is not a permanent, solution. A morato
rium cannot last indefinitely, and once it is lifted the economic and so
cial forces will continue to impact the community. A valid and effective 
moratorium will use the time during the building freeze to develop 
growth management controls that will steer these forces and new 
growth in a positive direction.
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study, Turkey
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Aim: The purpose of the present study was to determine the effects of socioeconomic status on health behaviors and 
perceived health.

Methods: The present cross-sectional study included 2947 community-dwelling older adults aged 65 years and 
older. Dependent variables were health behaviors and self-perceived health. The independent variable was socioeco
nomic status.

Results: In men, the risk of unhealthy diet was higher among the uneducated group (OR 4.48) and among those 
with poor/vety poor economic status (OR 3.31). Additionally, in men, having poor/very poor self-perceived health was 
found to be 3.50-fold significantly higher among the uneducated group than the secondaty school and higher- 
educated group. Lower education level and lower social class were found to be protective factors for smoking in 
women. In women, the risk of unhealthy diet was found to be 1.54- and 2.18-fold significantly higher, respectively, 
among those who graduated from primaiy school and uneducated. There was also a relationship between poor/veiy 
poor economic status and unhealthy diet among elderly women (OR 2.80). In women, the risk of physical inactivity 
was found to be 1.98-fold significantly higher in the uneducated group and 1.79-fold significantly higher in those with 
poor/veiy poor economic status, 0.33-fold significantly lower in skilled employees/white collar workers. With regard 
to self-perceived health status, education level and perceived economic status were significantly related to poor/very 
poor health status in women (OR 2.09 and OR 4.08, respectively).

Conclusion: In older men and women, lower socioeconomic status increases the risk of unhealthy diet and poor 
health perception. In older women, lower socioeconomic status is a protective factor for smoking, but it also increases 
physical inactivity. Geriatr Gerontol Int 2014; 14: 960-968.

Keywords: elderly, health behavior, inequalities, self-perceived health, socioeconomic status.

education, income and work-related social class. In 
addition to these variables, financial assets, housing 
tenure and car ownership are also used as determinants 
of SES.2aj There is no single variable that fits the aim of 
all inequality studies. Each variable has its own advan
tages and disadvantages. Therefore, these variables 
cannot be substitutes for another variable.6-7 In general, 
some of these variables are used simultaneously in 
studies.7'’"10 The impact of inequalities on results among 
men and women could differ, therefore sex should 
be taken into account as a predictor in inequality 
research.1'7

In the studies focusing on the elderly, it was found 
that low SES was often associated with chronic diseases, 
comorbidity, self-perceived health, disability and daily 
living activities.

Introduction

Many studies have shown that socioeconomic status 
(SES) negatively affects health. Studies in inequalities 
were mostly carried out with participants from the 
working age group, and the number of studies evaluat
ing the relationship between SES and health in older 
adults is limited compared with studies carried out 
among the working age group.1’3 The main variables 
that are frequently used as determinants of SES are;

!
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in the studies of the effects of SES on the health of 
the elderly. The reasons for the differences were the 
use of different measurement methods, sex and 
age group differences in the study population, and 
exclusion of people living in institutions from the 
studies.JJAM

The perception of health is an important determinant 
of morbidity and mortality in older adults, 
perceived health is a widely used health indicator in 
health inequalities research in developed countries, par
ticularly in the elderly population.'* Studies on the rela
tionship between SES and health behavior are scarce 
among the elderly. Health behaviors are important 
factors in both primary and secondary prevention, and 
they have special importance in secondary prevention in 
the older age group.

There are not any studies determining the impact of 
SES on the health of the elderly in Turkey. However, in 
various studies, one or more socioeconomic variables 
have often been used as independent variables. The 
present results will provide valuable information on 
inequalities in older adults, and these findings could be 
used by policy makers in planning health services for 
the elderly in Turkey. Hence, the aim of the present 
study was to determine the effect of SES, measured by 
more than one variable, on health behaviors and self- 
perceived health status of the elderly.

Dependent variables

Dependent variables were health behaviors (smoking, 
physical inactivity, unhealthy nutrition) and self- 
perceived health status.

Smoking

Smoking status was evaluated using a self-reported 
questionnaire. Those regularly smoking at least one 
cigarette per day were considered to be "smoker". 
Ex-smokers, never-smokers and occasional smokers 
were considered to be a "non-smoker".

15-17 Self-

Physical inactivity

Physical activity level was determined according to the 
International Physical Activity Questionnaire (IPAQ). 
People were divided into three groups: “high", "moder
ate" and "low" according to the level of physical activity 
in the preceding week. According to this classification, 
individuals were considered to be physically active if 
they were cartying out moderate physical activities that 
required moderate physical exertion making them 
breathe somewhat more heavily than usual, such as 
“walking, dancing, swimming at regular pace", for a 
duration of 5 days a week for at least 30 min/day, or if 
they were carrying out strenuous activities that required 
considerable physical exertion during which they 
breathed significantly more heavily than usual, such as 
"aerobic exercise, running, playing football, riding 
bicycle", for a duration of 3 days a week for at least 
20 min/day.

IMO

Methods
21The present study was a population-based, cross

sectional study. It was carried out using data from the 
Balcova Heart Project, in a district of relatively high 
SES in a big city. Balcova is an urban settlement on the 
Aegean Coast with a population of 75 495 people. The 
Balcova Heart Project was initiated in 2007 in collabo
ration a between Balcova Municipality and Dokuz 
Eylul University Faculty of Medicine, Department of 
Public Health.21 The target population of the study was 
the residents of Balcova District over the age of 65 
years. The elderly population is 7578 (3504 male and 
4074 female). The study planned to reach the entire 
elderly population without sample selection. The 
address information of the elderly was obtained from 
Balcova Municipality. The interviews were carried out 
at homes by trained interviewers. The interviewers 
visited households at least three times on different days 
of the week. Among 7578 older people (aged 65 years 
and older), 2947 were reached during the Balcova 
Heart Project. The response rate was 38.9%. Dokuz 
Eylul University Clinical and Laboratory Research 
Ethics Committee's approval was obtained for the 
study. Data were collected by face-to-face interviews at 
home by trained interviewers in the Balcova Heart 
Project.

Unhealtlty diet

The portion of fruits and vegetables consumed in a day, 
and the most frequendy consumed type of bread and oil 
were asked. The consumption of these three food types 
was assessed, because they are associated with a reduced 
risk of many chronic diseases.23 It was accepted that a 
person consuming whole wheat bread, liquid or olive 
oil, and five daily portions of fruit and vegetables had a 
healthy diet. If one of these criteria was not met, dten 
the person was considered as having an unhealthy diet.

Self-perceived health status

This was measured by the answer to the question, "How 
would you evaluate your health during the last 2 weeks: 
"very good", "good", "fair", "poor", "very poor"? These 
categories were subsequently grouped as "veiy good/ 
good/fair" and "poor/very poor" in analysis.

Independent variables

Social class, based on the Marxist classification, was 
grouped by the job. For the retired, the social class was

© 2013 Japan Geriatrics Society | 961
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determined by the job from which they had retired. At 
the end of this classification, a total of six classes were 
obtained: (i) blue-collar workers (manual workers); (ii) 
unskilled employees (e.g. routine non-manual employ
ees in administration and commerce, sales personnel); 
(iii) white-collar workers (e.g. teachers, midwives, 
nurses); (iv) skilled employees (e.g. physicians, lawyers); 
(v) self-employed (small proprietors without employ
ees); and (vi) employer (proprietors with employees 
and/or workers).24 They were grouped as "employer/ 
self-employed", "skilled employees/white collar", 
"unskilled employces/blue collar" and "housewife/ 
unemployed".

whether there were relationships between dependent 
and independent variables. The rate differences between 
the highest and lowest SES groups were calculated. 
Logistic regression analysis was used as a multivariate 
analysis. Logistic regression models were created by sex 
separately for each dependent variable. In the logistic 
regression, secondaiy/higher education group, those 
who perceive their economic status to be vety good/ 
good and self-employed/employers group were taken as 
the reference group. Age (continuous), marital status 
(married/unmarried), and number of the chronic dis
eases (0-1/2 or above) were thought to affect both SES 
and outcome variables. As a result, we used multivariate 
logistic regression analysis to account the confounding 
effect of these independent variables. The level of sig
nificance was accepted as P< 0.05.

Education

Education was classified according to the level of edu
cation the participants had completed.

Results
Perceived economic status

The answers to the question, "How is the economic 
situation of your family?" with the options being "very 
good", "good", "fair", "poor", "veiy poor". Later, three 
groups were created: "vety good/good", "fair" and 
"poor/very poor".

The present study population comprised of 2947 par
ticipants, and 61.1% of them were female. The mean 
age was 72.2 ±5.6 (range 65-106 years). Nearly half 
of the participants graduated from primary school 
(48.8%), and 61.6% of them were married. The major
ity of participants perceived their economic status as 
fair (82.2%). The percentage of older adults with two 
or more chronic diseases was 41.4%. According to 
working status, participants were often housewives/ 
non-working (52.1%) and white-collar workers 
(15.5%). The proportion of old-old people and those 
uneducated (illiterate/literate) were higher in women 
compared with men. Most of the men were white-collar 
workers and married; in contrast, women were mostly 
housewives and widowed (Table 1).

A total of 11.4% of the respondents were smokers, 
42.6% were physically inactive, 
unhealthy diet and 48.5% perceived their health status 
as fair. Smoking and unhealthy diet were lower, but 
being physically inactive and having poor/veiy poor 
health perception was higher in women compared with 
men (Table 2). Univariate analysis results and rate dif
ferences were given in Table 3. With regard to rate dif
ference in health behaviors, and self-perceived health 
between lower and higher socio-economic groups, it 
was shown that health inequalities were higher in 
women than in men, except in smoking.

There was no statistically significant association of 
smoking and physical inactivity with SES in males. 
Being in the uneducated group (OR 4.480 95% Cl 
1.293-15.525 P = 0.018) and having a poor/veiy poor 
economic status (OR 3.311 95% Cl 1.170-9.371 
P = 0.024) for men created a risk for unhealthy diet. 
Uneducated men had a higher risk of poor/veiy poor 
self-perceived health (OR 3.505 95% Cl 1.442-8.521 
P = 0.006; Table 4).

Possible confounding factors

Age

Age was determined according to the date of birth on 
the participant's birth certificate.

Marital status

Marital status was grouped as "married", "widowed”, 
"divorced" and "single"; then, during analysis, grouped 
as "married" or "not married".

78.0% had an

Presence of chronic disease

The presence of chronic disease was based on self- 
reported chronic diseases diagnosed by the participant's 
physician. It was divided into two groups: "0-1" and "2 
or more" according to the number of chronic diseases 
in analysis.

Statistic analysis

The data analyses were carried out using the SPSS soft
ware (SPSS for Windows, version 15.0; 1999, SPSS, 
Chicago, IL, USA). Results were presented as mean± 
standard deviation (SD) for quantitative variables, and 
as count and percentages for categorical variables. The 
X2 and x2 for trend analysis were used to determine
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Table 1 Distribution of descriptive characteristics by sex in the elderly

Characteristics Men WomenTotal
% % %n nn

Age group (years) 
65-74 2023 68.6

924 31.4
817 71.4
328 28.6

1206 66.9
£75 596 33.1

Education 
Illiterate 
Literate 
Primary school 
Secondary school 
High School 
University

Perceived economic status 
Vety poor 
Poor 
Fab- 
Good 
Vety good 

Social class
Unemployed/not working 
Housewife 
Blue collar worker 
Unskilled employees 
White collar worker 
Skilled employees 
Self employed 
Employer 

Marital status 
Single 
Widowed 
Divorced 
Married

Presence of chronic diseased)

497 16.9 51 4.5
49 4.3

520 45.6
135 11.8
287 25.1
99 8.7

446 24.8
9.6 234 13.0283

48.8 9141434 50.9
8.1 103238 5.7

12.7 85 4.7372
3.8 13 0.7112

0.7 6 0.5
79 6.9

947 83.1
106 9.3

2 0.2

0.821 15
8.6 173 9.6252

82.22413 1466 81.6
8.5 143 8.0249
0.1 0 0.02

0.5 16 0.427 11 0.6
52.1 1.1 1475 83.91475
14.5 285 25.1

129 11.8
382 34.9
90 8.2

130 11.9
62 5.7

127 7.2412
5.6 31 1.8160

15.5 3.5443 61
3.8 17 1.0107
5.5 26 1.5156
2.5 9 0.571

2.2 29 2.5
34.8 83 7.3

1.4 8 0.7
61.6 1018 89.5

3564 2.0
936 52.21019

33 1.841
7881806 44.0

22.60 298 30.5
340 34.8
338 34.6

266564 17.5
898 36.0

1030 41.4
558 36.8
692 45.6

1
2+

Among women, smoking was found to be signifi
cantly lower in the primary school graduated group (OR 
0.491, 95% Cl 0.254-0.952, P = 0.035), uneducated 
group (OR 0.494, 95% Cl 0.245-0.995, P = 0.048), 
skilled employees/white collar worker group (OR 0.028, 
95% CF 0.003-0.251, P = 0.001), unskilled employees- 
blue collar worker group (OR 0.250, 95% Cl 0.088
0.709, P= 0.009) and housewives (OR 0.186, 95% Cl 
0.078-0.446, P< 0.001; Table 5). Women who gradu
ated from primary school (OR 1.548, 95% Cl 1.021
2.317, P = 0.039) and the uneducated group (OR 2.189, 
95% Cl 1.400-3.421, P = 0.001) had a higher risk for 
an unhealthy diet compared with women with a high 
school degree. Also, the risk of an unhealthy diet was 
determined to be higher in the poor/veiy poor economic

status group than those with vety good/good/fair 
status (OR 2.809, 95% Cl 1.494-5.283, P = 0.001; 
Table 5).

The risk of physical inactivity was higher among the 
uneducated women (OR 1.988, 95% Cl 1.240-3.188, 
P = 0.004) and poor/veiy poor economic status group 
(OR 1.793, 95% Cl 1.049-3.062, P = 0.033). Physical 
inactivity was 0.33 (OR 0.335, 95% Cl 0.124-0.902, 
P = 0.031) times lower in skilled employees/white collar 
workers than in self-employed/employers (Tables). 
Also, being uneducated (OR 2.093, 95% Cl 1.228
3.565, P = 0.007) and low SES (OR 4.088, 95% Cl 
2.273-7.352, P< 0.001) increased the risk of having 
poor/veiy poor self-perceived health in women 
(Table 5).
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Table 2 Distribution of health behaviors and self-perceived health status 
by sex the in elderly

Total Men Women
% % %n n n

Smoking status 
Smoker
Occasional smoker 
Ex-smoker 
Never-smoker 

Physical activity 
Physically active 
Physically inactive 

Nutrition 
Healthy 
Unhealthy

Sclf-perceived health status 
Very good 
Good

336 11.4 214 18.7 122 6.8
54 1.8 22 1.9 32 1.8

28.8848 585 51.1 263 14.6
1708 58.0 323 28.2 1385 76.9

890 56.41490 57.4 600 59.1
1104 42.6 415 40.9 689 43.6

22.0 230 20.1647 417 23.1
2300 78.0 915 79.9 1385 76.9

35 1.2 23 2.0 12 0.7
1018 34.5 530 46.3 488 27.1

Fair 1349 48.5 463 40.4 886 49.2
393 21.8Poor

Vety poor
518 17.6 124 10.9

27 0.9 4 0.3 23 1.3

Discussion people aged 70-79 years was different from the present 
findings, but similar to other studies, and its Fesult 
showed that lower education was associated with 
smoking.1* In a study carried out in Turkey, uneducated 
people were less likely to smoke compared with edu
cated and highly-educated people; however, it was not 
statistically significant.

Low education and poor perceived economic status 
were found more to be associated with an unhealthy 
diet and physical inactivity, especially in women. These 
findings have also been supported by many other 
studies.116,18 It is specified that education is the best 
socioeconomic determinant of health, risk factors for 
diseases and health behaviors. Education affects health 
behaviors, facilitating access to information. It is also 
important because educational level reflects the socio
cultural characteristics.19 Additionally, it has been stated 
that there is little difference in educauon levels among 
the elderly; therefore, die use of educational level as a 
variable of SES might cause some problems in this age 
group.” In the present study, the results show that this 
disadvantage might have been eliminated by classifica- 
rion of education level. It has been stated that people 
with a high income are more likely to have access to 
more nutritious food, less polluted environments and 
safe housing, and to higher quality healthcare.1 There
fore, income is of importance for health and health 
behaviors. In summaty, among both female and male 
older adults, low SES (low education and low income) 
was a risk factor for an unhealthy diet. Healthy diet 
educauon for the elderly with low SES should be given

The present study examined the association of different 
indicators of SES (levels of education, self-rated eco
nomic status, social class) with health behaviors 
(unhealthy nutrition, smoking, physical inactivity) and 
self-perceived health status in a sample of elderly people 
in Turkey. In the present study, health behaviors of the 
elderly were assessed under three titles: smoking, 
unhealthy nutrition and physical inactivity. These three 
variables are also important components of active 
aging.25 In our study, it was found that SES did not 
afreet smoking significantly in men, whereas low edu
cation and low social class were protective factors for 
smoking in women. The perception of low-income 
and low-education were risks for an unhealthy diet for 
both men and women. According to the findings of the 
present study. SES did not affect physical inactivity sig
nificantly in males. On the contraty, there was found to 
be an association between SES (low education and poor 
economic status) and physical inactivity among women. 
Women with the perception of low-income or low- 
education were more physically inactive; conversely, 
women with high-social class (white-collar workers) 
were less physically inactive.

Nowadays, there is a view that smoking is a problem 
for the high-social class in less developed countries, and 
is a problem for the low-social class in developed coun
tries. The present findings related to smoking, in 
women, also achieved the same results as less developed 
countries. In the USA, the result of a study including

17
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Education
Secondary school or higher* 
Primary school 
Uneducated1*

34.716.5 63.7 71.28.5 74.1 32.2 34.0 7.5 9.819.6 15.9
17.3 10.7 74.8 77.87.0 83.1 45.0 38.5 40.8 13.3 18.6 16.7
21.0 7.8 83.494.0 52.2 53.9 30.05.9 84.7 54.1 21.0 31.3

0.405+ <0.001+ <0.001+ <0.001+ <0.001+ <0.001+ <0.001+0.523* <0.001+ <0.001+ <0.001+ <0.001+P
-8.7 19.7Rate difference 

Perceived economic status 
Very good/good*
Fair
Poor/vety poor*

-2.6 19.9 17.5 19.9 13.5 20.21.4 13.5 21.9 15.4

70.67.6 70.4 40.0 40.010.2 5.6 70.5 40.0 11.1 18.7 15.5
76.1 10.3 20.311.4 79.8 40.5 41.518.9 6.5 77.S 42.1 16.4
88.3 47.3 39.224.7 14.7 92.9 89.7 21.1 47.310.1 57.6 54.5

0.020+ 0.179+ <0.001+ <0.001+ 0.516+ <0.001+0.011+ <0.001+ <0.001+ 0.001+ 0.010* <0.001+P
Rate difference 
Social class*

Employer/self-employed*
Skilled employeesAvhite collar 18.3
Unskilled employees/blue collar* 18.4 
Housewife -

17.7 19.2 10.04.5 7.1 22.5 7.3 14.5 23.714.5 17.6 28.6

22.0 42.1 12.322.9 68.6 79.7 40.8 48.5 11.521.9 81.8 17.1
15.8 34.8 33.8 9.31.3 67.9 73.6 28.2 7.2 21.874.6
15.2 83.8 46.3 44.27.0 77.8 82.2 38.6 13.8 23.4 16.4
6.6 44.7 23.477.8 77.8 44.7 23.46.6

0.519* <0.001*
-15.9

<0.001* 0.002* 0.135* 0.006* 0.004* 0.025* <0.001* 0.006* 0.840* <0.001*P
2.3-6.8 2.1 4.19.2 2.5 5.5 -9.9 6.3Rate difference 3.5 2.0

+X1-test for trend. *x2. !Unemplqyed/not working group was excluded from the analysis because of the small number. Rate difference = b-a.

ve
£

Table 3 Effects of socioeconomic status on self-perceived health status and poor health behaviors

Smoking status Unhealthy dietSocioeconomic status Physical Inactivity Poor perceived health
(%><%)(%)

Men Women Total Men Women Total Men Women Total Men Women Total

H
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Table 4 Effects of socioeconomic status on health behaviors and self-perceived health status in men (logistic regression analysis)

Smoking Unhealthy diet Physical inactivity Poor perceived health
<%) (%) (%)

OR (95% CI)+OR (95%CI)+ OR (95% Cl)*P P OR (95% d)+PP

Education
Secondary school or higher 
Primary school 
Uneducated

Perceived economic status 
Vety good/good 
Medium 
Poor/very poor 

Social class* 
Emplqyer/self-emplqyed 
Skilled employees /white collar 
Unskilled employees /blue collar

1.0001.000
0.170 0.711 (0.437-1.157) 0.268 1.294(0.820-2.041) 0.333 1.222(0.815-1.832) 0.216 1.496(0.791-2.831)
0.540 0.764(0.323-1.806) 0.018 4.480(1.293-15.525) 0.338 1.414(0.697-2.868) 0.006 3.505 (1.442-8.521)

1.0001.000

1.0001.000
0.077 1.874(0.935-3.759) 0.129 1.467(0.895-2.405) 
0.057 2.482(0.973-6.330) 0.024 3.311 (1.170-9.371)

1.000
0.730 0.917(0.560-1.500) 0.429 1.403(0.606-3.246) 
0.856 1.072 (0.503-2.287) 0.087 2.583 (0.872-7.653)

1.000

1.0001.000
0.188 0.672(0.372-1.214) 0.936 0.978(0.565-1.693) 
0.535 0.857 (0.525-1.397) 0.292 1.297(0.800-2.105)

1.000
0.941 1.019(0.620-1.674) 0.791 0.902(0.420-1.938) 
0.096 1.416(0.940-2.133) 0.831 1.067(0.588-1.937)

1.000

Adjusted for age, marital status (married/unmarried), number of chronic diseases (0-1/2 or above). *Unemployed/not working group was excluded from the analysis because 
of the small number.

Table 5. Effects of socioeconomic status on health behaviors and self-perceived health in women (logistic regression analysis).

Unhealthy diet 
P OR (95% CI)f

Smoking Physical Inactivity 
P OR (95% Cl)*

Poor perceived health 
P OR (95% Cl)*OR (95% Cl)*P

Education
Secondary school or higher 
Primary school 
Uneducated

Perceived economic status 
Vety good/good 
Medium 
Poor/very poor 

Social class*
Em ployer/self-employed 
Skilled employees/white collar 
Blue collar/unskilled employees 
Housewife

1.000
0.035 0.491 (0.254-0.952) 0.039 1.548(1.021-2.342) 0.339 1.251 (0.791-1.978) 0.474
0.048 0.494(0.245-0.995) 0.001 2.189(1.400-3.421) 0.004 1.988(1.240-3.188) 0.007

1.000 1.000 1.000
1.212 (0.716-2.050) 
2.093 (1.228-3.567)

1.000
1.166 (0.701-1.939)

1.000 1.0001.000
0.721 1.172(0.492-2.792) 0.203 1.311 (0.859-1.999) 0.797 1.054(0.689-1.611) 0.555
0.123 2.195 (0.808-5.967) 0.001 2.809(1.494-5.283) 0.033 1.793(1.049-3.062) <0.001 4.088(2.273-7.352)

1.000
0.001 0.028 (0.003-0.251) 0.504 1384(0.534-3.588) 0.031 0335 (0.124-0.902) 0.746
0.009 0.250(0.088-0.709) 0.267 1.615 (0.693-3.763) 0.059 0.447(0.194-1.032) 0.822

<0.001 0.186(0.078-0.446) 0.252 1.559(0.729-3.335) 0.081 0.511 (0.241-1.087) 0.906

1.000
1.209 (0384-3.800) 
1.121 (0.415-3.029) 
0.946 (0.377-2.377)

1.000 1.000

*Adjusred for age. marital status (married/unmarried), number of chronic diseases (0-1/2 or above). *Unemp(oyed/not working group was excluded from the analysis because 
of the small number.
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priority. Contact with health institutions should be used 
as an opportunity for training, and healthcare workers 
should be informed about this. A reason for an 
unhealthy diet could be the lack of access to healthy 
food, and in this case, food support programs for the 
elderly in the low SES group should be initiated by the 
municipality.

Physical activity, and the subsequent acquisition of 
the habit are difficult. The physical activity habit is 
acquired during childhood and adolescence. However, 
the intense work conditions during youth can be pro
hibitive for physical activity. Regardless of SES, men are 
more likely than women to be in the working popula
tion, for this reason, men might be more physically 
active. In contrast, it is hard to evaluate physical activity, 
and the lack of standards in studies makes it difficult to 
compare the results.30 For physical inactivity, we found 
that there was no relationship between SES and physical 
inactivity in men, unlike women. Among women, 
although the risk of physical inactivity was higher in the 
uneducated and poor/veiy poor economic status group, 
physical inactivity was lower in women who were skilled 
employees/white collar workers. This might be because 
skilled employees/white collar women workers have a 
higher education level. In the study group, women 
who were skilled employees/white collar were more 
highly educated than women who where employer/ 
self-employed. Among women of who were skilled 
employees/white collar, 71.8% of them graduated from 
secondaiy school or higher (at least 8 years of school
ing). Whereas, this proportion was just 11.8% in the 
women of employer/self-employed. Those with a high 
educational level might be more sensitive to their 
health, and to improve their health status. First, safe 
walking areas can be established by the municipality, 
and physical activity groups can be otganized, based on 
the physical activity capacity of the elderly women.

Health perception in the elderly is an important 
functional status determinant for chronic diseases.31'33 
In addition, it is also a valuable predictor of mortality.
In the present study, low-educated men and women, 
and women with poor/veiy poor income more often 
perceived their health as poor/veiy poor. An important 
feature of the perception of health is being affected by 
cultural characteristics. In many studies, including the 
present study, it was determined that low SES was 
associated with die perception of poor health.
In a study by Damian etal„ in the oldest old there was 
not found to be any relationship between class and 
perception of health, whereas in the youngest group, it 
was found that the upper social group was more likely 
to perceive their health as poor/veiy poor.31 As indi
viduals with low health perception have a higher risk 
for morbidity and mortality, older adults with low SES 
should be given priority for provision of healthcare 
services. Formation of the home-based elderly

health services would ease the access of the elderly to 
healthcare.

The present study had some limitations. The first 
limitation is that the study included the data from 
people living in only one district, and all elderly people 
in the district could not be reached. This situation pre
vents the generalizing of study results. The response 
rate was low in our study. Substantial efforts were made 
to increase the response rate in this survey. Balcova 
Municipality took an active tole in media campaigning 
and communicating with the local representatives in the 
neighborhoods. Another limitation regards the design 
of the study. Cross-sectional studies do not allow for the 
determination of cause and effect relationships.

Despite these limitations, the strengths of the present 
study were community-based study design, face-to-face 
interview with participants and daily control of collected 
data. We believe that the present results are important, 
because this was the first study carried out among older 
adults in Turkey evaluating health behaviors, health 
perception and SES altogether. In addition, we believe 
considering sex differences, and assessment of more 
than one health and SES variable in the present study 
could contribute to the literature in elderly health.

As a result, SES was found to be more predictive in 
women's health. In older women, low SES is a protec
tive factor for smoking, but it increases the risk of 
unhealthy diet, physical inactivity and poor/veiy poor 
perceived health. In older men, SES was not associated 
with smoking and physical inactivity, but low SES 
increased the risk of unhealthy diet and poor/veiy poor 
self-perceived health. In the elderly, in order to elimi
nate poor health behaviors and poor health status, it is 
important to develop comprehensive health services for 
the elderly in lower SES groups throughout the country, 
and also establish policies to remove social inequalities.
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Stress and disorders of the stress system
George P. Chrousos

Abstract j Alt organisms must maintain a complex dynamic equilibrium, or homeostasis, which is constantly 
challenged by internal or external adverse forces termed stressors. Stress occurs when homeostasis is 
threatened or perceived to be so; homeostasis is re-established by various physiological and behavioral 

adaptive responses. Neuroendocrine hormones have major roles in the regulation of both basal homeostasis 
and responses to threats, and are involved in the pathogenesis of diseases characterized by dyshomeostasis 
or cacostasis. The stress response is mediated by the stress system, partly located in the central nervous 
system and partly in peripheral organs. The central, greatly interconnected effectors of this system include 
the hypothalamic hormones arginine vasopressin,corticotropin-releasing hormone and proopiomelanocortin- 

derived peptides, and the locus ceruleus and autonomic norepinephrine centers in the brainstem. Targets of 
these effectors include the executive and/or cognitive, reward and fear systems, the wake-sleep centers of the 
brain, the growth, reproductive and thyroid hormone axes, and the gastrointestinal, cardiorespiratory.metabolic, 

and immune systems. Optimal basal activity and responsiveness of the stress system is essential for a sense 
of welkbeing. successful performance of tasks, and appropriate social interactions. By contrast, excessive 
or inadequate basal activity and responsiveness of this system might impair development, growth and body 
composition, and lead to a host of behavioral and somatic pathological conditions.

Chrousos. G. P Nat. Rev. Enoocflnot. 5,374-381 (2009); published online 2 June 2009; dol:10.l03a/nrendo.200S-lQB

Introduction
"Hypothalamic hypophysiotropic factors” were originally 
proposed by G. W. Harris in the 1940s; since then, a sub
stantial body of evidence has confirmed that these factors 
do indeed exist.1 ° The survival of complex organisms— 
at both the individual and species levels—relies on these 
factors, which include mediators that regulate homeo
stasis and influence behavior, energy metabolism, growth, 
reproduction and immunity. This Review provides a brief, 
albeit comprehensive, synthesis of information on the 
conceptual evolution, technological advances and current 
understanding of homeostasis and stress, and describes the 
salutogenic changes or pathogenic disturbances that are 
associated with eustress or distress, respectively. This article 
is divided into three parts; the first discusses the concepts 
related to homeostasis and stress, the second details the 
mediators and mechanisms of the stress response, and 
the third describes tlie effects of stress on an organism.

Stressors comprise a long list of potentially adverse 
forces, which can be emotional or physical. Both the mag
nitude and ch ronicily of stressors are important When any 
stressor exceeds a certain severity or temporal threshold, 
the adaptive homeostatic systems of the organism activate 
compensatory responses that functionally correspond to 
the stressor. The stress systemhasa major role incooidi- 
nation of this process (Box 2).2J The stress syndrome is 
a relatively stereotypic, innate response that has evolved 
to co-oidlnate homeostasis and protect the organism 
during acute stress. Changes take place in the central 
nervous system (CNS) and in various peripheral organs 
and tissues. In the CHS, the stress response includes facili
tation of neural pathways that subserve acute, t i me-lim ited 
adaptive functions, such as arousal, vigilance and focused 
attention, and inhibition of neural pathways that subserve 
acutely nonadaptivc functions, such as eating, growth and 
reproduction. In addition, stress-related changes lead to 
increased oxygenation and nutrition of lire brain, heart 
and skeletal muscles, which are all organs crucial to the 
central coordination of (he stress response and the Tight 
or flight’ reaction.

Homeostatic mechanisms, including the stress system, 
exert theireffects in an inverted U-shaped dose-response 
curve (Figure 1). Basal, healthy homeostasis (or eustasis) 
is achieved in the central, optimal range of the curve. Sub- 
optimal effects may occur on either side of the curve and 
can lead to insufllcient adaptation, a slate that has been 
called alloslasis (different homeostasis) or, mote correctly, 
cacostasis (defective homeostasis, dyshomeostasis, 
distress), which might be harmful for the organism in

Concepts of homeostasis and stress
All livilij;

brium, or homeostasis, which is constantly challenged by 
internal or external adverse effects, termed stressors.0 
Thus, stress is defined as a state in which homeostasis 
is actually threatened or perceived to be so; homeostasis is 
re-established by a complex repertoire of behavioral and 
physiological adaptive responses of the organism. The 
development of concepts of homeostasis and stress is 
summarized in Box 1.

t
111 l ,i ia complex dynamic equi li-
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the short term and/or long term.2,5 Both hypofunction 
and hyperfunction of the homeostatic systems of the 
organism have multiple adverse effects. For instance, 
both defective and excessive reactions to fear entail a 
decreased ability to survive of the individual and the 
species. Thus, both fearless, uninhibited individuals and 
fearful, excessively inhibited individuals have increased 
risks of morbidity and mortality, the former as a result of 
underestimating danger, the latter as a result of decreased 
social integration.

The interaction between homeostasis-disturbing 
stressors and stressor-activated adaptive responses of 
the organism can have three potential outcomes. First, the 
match may be perfect and the organism returns to its 
basal homeostasis or eustasis; second, the adaptive 
response may be inappropriate (for example, inadequate, 
excessive and/or prolonged) and the organism falls into 
cacostasis; and, third, the match may be perfect and the 
organism gains from the experience and a new, improved 
homeostatic capacity is attained, for which I propose the 
term ‘hyperstasis'.

Key point*

• Stress occurs when homeostasis is threatened or perceived to be so

• The Stress response is mediated by the stress system, which Is located in both 
, the central nervous system and peripheral organs

The main central effectors cf the stress system ere highly interconnected, and 
Include hypothalamic corticotropin-releasing hormone and brahstem-derived 
norepinephrine

• Malfunction of the stress system is associated with behavioral and somatic
disorders * ■ ■

• Stress Is a major contributor to psychosocial and physical pathological conditions
in humans : - , i - ■■ ■■■ - ■

Box 11 History of stress

The term stress originates from the Indo-European root 'str‘, which has 
been historically associated with exertion of pressure. Thus, both the.Greek 
fstrangalfzein'. and its English derivative and synonym 'to strangle’; as well as
the Latin 'strlgere’ (to tighten), have their origins in the very distant past. The...;
concept of homeostasis as the general principle of balance or equilibrium of 
life was first enunciated clearly by the ancient'Greek natural philosophers, 
who called it ’harmony' (Pythagoras) or ‘isonomla' (Alkmaeon).*-’5, The modem 
synonym ‘homeostasis’, which means steady state, was coined by the American 
physiologist Walter Cannon in the beginning of the 20th century, whereas the word 
'stress' was first used with Its current meaning and[ popularized by trio Hungarian 
Canadlan experlmentalist Hans Selye a fow decades !ater. Both Carnon and 
Selyeiemployed Hooke's lew of elasticity to fieurlsticaliy and creatively extrapolate 
physical concepts into biology.

Mediators of homeostasis and stress 
Stress mediators, which include the classic neuro
endocrine hormones of the stress system, but also 
several other neurotransmiliers, cytokines and growth 
factors, regulate both basal and threatened homeostasis 
and might mediate the pathogenesis of dyshomeostasis- 
relaled diseases.2-6'* Pivotal to our understanding of these 
mediators and their effects on the human organism in 
health and disease has been the above-menl ioned concept 
of hypothalamic hypophysiotropic factors.

Box 21 Central and peripheral functions of trie stress response2

Functions of the central nervous system ■ :

■ Facilitation cf arousal, alertness, vigilance, cognition, attention and aggression

■ Inhibition of vegetative functions (e.g. reproduction, feeding, growth)

«i Actlvatldri of counteriregUlatoiy feedback loops

Peripheral functions 

Increase of oxygenation

• Nutrition of brain, heart and skeletal muscles

• Increase of cardiovascular tone and respiration

• Increase of metabolism (catabolism, inhibition of reproduction and growth)

• increase of detoxification of metabolic products and foreign substances

• Activation of counter-regulatory feedback loops (includes immunosuppression)

Central and peripheral effectors
The principal, greatly interconnected CNS effectors of the 
stress system, include the hypothalamic hormones argi
nine vasopressin (AVP), corticotropin-releasing hormone 
(CRH), the pro-opiomelanocortin-derived peptides 
a-melanocyte-stimulating hormone and p-endorphin, 
and norepinephrine produced in the A1/A2 centers of the 
brainstem’s locus ceruleus and in the central, autonomic 
nervous system.3-3 Of note, other ascending amincrgic 
pathways, such as the serotonergic pathways that origi
nate from the midbrain (nuclei raphe) and the posterior 
hypothalamic histaminergic systems, accompany the 
locus ceruleus-derived norepinephrine central stress 
response through secretion of 5-hydroxytryptamine and 
histamine, respectively.

The principal peripheral effectors are glucocorticoids, 
which are regulated by the hypothalamic-pituitary- 
adrenal axis, and the catecholamines norepinephrine 
and epinephrine, which are regulated by the systemic and 
adrenomedullary sympathetic nervous systems. Interest
ingly, postganglionic sympathetic nerve fibers also 
secrete CRH, among other substances, whereas both 
catecholamines stimulate interleukin (IL-) 6 release by 
immune cells and other peripheral cells via p-adrenetgic 
receptors.*'1" The targets of all these stress mediators

9 -

include the executive and/or cognitive, the fear/anger 
and reward systems, the wake-sleep centers of the brain, 
the growth, reproductive and thyroid-hormone axes, as 
well as the gastrointestinal, cardiorespiratory, metabolic, 
and immune systems.

The roles of corticotropin-releasing hormone 
Shortly after isolation and sequencing of the 41 amino 
acid CRH in the mid-1980s," researchers showed that 
when this neuropeptide, which does not cross the blood- 
brain barrier, was injected into the cerebral ventricles 
of experimental animals, it could reproduce the stress 
response summarized in Box 2.13M A series of subsequent
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Figure 11 Homeostatic systems exert their effects in an 
inverse, U-type dose response.2 Eustasis is in the middle, 
optimal range of the curve. Suboptimal effects may be on 
either side of the curve and can lead to suboptimal 
adaptation, termed allostasis or, more correctly, 
cacostasis, which may be harmful for the organism in the 
short term or long term.

studies showed that the hypothalamic CRH-AVP and 
brainstem norepinephrine centers of the stress system 
mutually innervate and stimulate each other.3'711 This 
mutually reinforcing positive-feedback system could, 
therefore, be activated by CRH, norepinephrine or any 
other stimulus that could set into motion either side of 
this highly complex, but integrated, brain loop.

The stress system interacts with, influences and is influ
enced by several systems in the brain that serve cognitive 
and/or executive, fear and anger and reward functions; 
these systems form a complex, integrated, positive and 
negative feedback-system loop.3,7,12'10 Furthermore, the 
stress system acutely and in a temporally limited fashion 
activates the central nucleus of the amygdala, wh ich has its 
own CRH system involved in the general ion of fear and/ 
or anger; in return, the central nucleus of the amygdala 
stimulates the stress system and forms a mutually reinforc
ing positive-feedback loop.'714 This system also activates 
(acutely and transiently) the mesolimbic, dopaminergic 
reward system (which links the ventral tegmental area 
to the nucleus accumbens) and the mesocortical, dopa
minergic system (which links the ventral tegmentum to 
the frontal-prefrontal lobe), whereas it receives inhibi
tory input from the latter.14'12 Finally, the stress system 
acutely activates the hippocampus—an organ that has 
a major role in intermediate-term memory—whereas it 
receives negative input, partly as negative feedback from 
the circulating glucocorticoids of the hypothalamic- 
pituitary-adrenal axis to its hypothalamic center, the 
paraventricular nucleus, and partly as tonic, hippocampal 
inhibitory input upon the stress system,20

Arousal and sleep
Activation of the stress system stimulates arousal and sup
presses sleep;12 conversely, loss of sleep is associated with 
inhibition of the stress system. Interestingly, sleep loss is 
also associated with elevated level of circulating IL-6 in 
spite of the reduced stimulatory effect of catecholamines

on IL-6 secretion; this change possibly results from the 
concurrently decreased cortisol-mediated inhibition.21-16

Metabolism
During acute stress, the heart rate and arterial blood pres - 
sure are increased, while gluconeogenesis, glycogenolysis, 
lipolysis and hepatic glucose secretion are stimulated, 
owing to elevated levels of catecholamines and cortisol 
(Box 2).

Growth, reproduction and thyroid function 
The growth, reproductive and thyroid-hormone axes are 
inhibited at several levels by stress mediators, whereas 
estradiol and thyroid hormones stimulate the stress 
system.2.7,12.27

Gastrointestinal function
During stress, the gastrointestinal system is inhibited 
at the level of the stomach via the vagus nerve, while 
being stimulated at the level of the large bowel via the 
sacral parasympathetic system, which is activated by 
brainstem-derived norepinephrine.12.24

The immune system
Stress has complex effects on the immune system and 
influences both innate and acquired immunity.4-*'2'22 
Glucocorticoids and catecholamines influence traf
ficking and/or function of leukocytes and accessory 
immune cells and suppress the secretion ofproinflam- 
matory cytokines (tumor necrosis factor [TNF], IL-1, 
IL-6, IhS and IL-12), whereas both hormone families 
induce a systemic switch from a T„1 response (that is, 
cellular immunity) to a TH2 response (humoral immu
nity). Conversely, proinflammatory cytokines stimulate 
the stress system, also at multiple levels, in both the CNS 
and peripheral nervous system, including the hypo
thalamus, central noradrenergic system, pituitary and 
adrenal glands, which increases glucocorticoid levels 
and consequently suppresses the inflammatory reaction. 
These actions form another important negative-feedback 
loop that protects the organism from overshoot of the 
inflammatory response.

Peripheral secretion of’authentic’ CRH (originally 
described as ’immune’ CRH because of its inflammatory 
actions) by postganglionic sympathetic neurons and 
norepinephrine-activated release of IL-6 by periph
eral immune cells and other cells, respectively, lead to 
degranulation of mast cells (that is, the release of inflam
matory and vasoactive molecules from their secretory 
vesicles) in several tissues and activates the sickness 
syndrome.4-*'2,21"” The former action represents an 
important component of the neurogenic inflammatory 
response, whereas the sickness syndrome results from 
innate processes of the organism that are triggered and 
sustained by a systemic, inflammatory reaction. The 
syndrome includes somnolence, fatigue, nausea and 
depressive mood; these symptoms occur concurrently 
with activation of the acute-phase reaction by the liver
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and stimulation of the sensory-afferent nervous system, 
which manifests as hyperalgesia ami fatigue.

Cortisol is a greatly pleiolropic hormone that influ
ences up to 20% of the expressed human genes and affects 
all major homeostatic systems of the body, including 
innate and acquired immunity.*-* Of great interest are 
the mutual interactions of the multiple isoforms of the 
activated glucocorticoid receptor with several transcrip
tion factors, such as AP-1, COUP-TFl, NFkB, and the 
STATs, through which various brain functions, growth, 
immunity and metabolism are regulated in a coordinated 
and highly stochastic fashion*-54

TTrvStress
mental h

Nutrition
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Aging

CRH LC
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Stress-system disorders
The stress system has a basal circadian activity and also 
responds to stressors on demand.1-4 Appropriate basal 
activity, as well as quantitatively and temporally tai
lored responsiveness of the stress system to stressors, is 
essential for a sense of well-being, adequate performance 
of tasks and positive social interactions. On the other 
hand, inappropriate basal activity and/or responsiveness 
of the stress system, in terms of both magnitude and 
duration, might impair growth, development and body 
composition, and might account for many behavioral, 
endocrine, metabolic, cardiovascular, autoimmune, and 
allergic disorders. The development and severity of these 
conditions depend on the genetic, epigenetic and con
stitutional vulnerability or resilience of the individual to 
stress, their exposure to stressors during‘critical periods’ 
of development, the presence of concurrent adverse 
or protective environmental factors, and the timing, 
magnitude and duration of stress.

Prenatal development, infancy, childhood and adoles
cence are rimes of increased vulnerability to stressors.
The presence of stressors during these critical periods can and/or neuropsychiatric manifestations: anxiety, depres
have prolonged effects, such as sustained cacostasis that sion, executive and/or cognitive dysfunction: cardio- 
can last the entire lifetime of an individual. These effects vascular phenomena, such as hypertension; metabolic
are determined constitutionally and/or epigenetically disorders, such as obesity, the metabolic syndrome, and 
and are (to a large extent) mediated by stress hormones. type 2 diabetes mellitus; atherosclerotic cardiovascular 
such as CRH and cortisol, that have profound effects disease; neurovascular degenerative disease: osteopenia
on the brain’s stress response (Figure 2) Naturally, and osteoporosis; and sleep disorders, such as insomnia
during these same critical periods, individuals are siml- or excessive daytime sleepiness, 
larly sensitive to propitious environments, which induce The pathogenesis of ac u te-st ress- i nduced disorders
hyperstasis and lead to the development of resistance to can be attributed to increased secretion and effects of

the major stress mediators in the context of a vulner
able background. Thus, acute allergic attacks may 
be activated by immune-CRH-induced degranulation 
of mast cells in the vulnerable organ (for example the 
lungs or skin). These reactions cause asthma or eczema, 
respectively. Similarly, migraine headaches could be 
caused by immune-CRH-induced degranulation of mast 
cells in meningeal blood vessels, which causes local vaso
dilatation and increased permeability of the blood-brain 
barrier; panic or psychotic attacks could be triggered by 
CRH bursts in the central amygdala that activate a fear 
response; hypertensive or hypotensive attacks could 
be caused by stress-induced, excessive sympathetic or 
parasympathetic system outflow, respectively.
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Figure 21 Chronic stress can lead to development of the metabolic syndrome.94 
Abbreviations: ABR arterial blood pressure; ACTH, adrenocorticotropic hormone; 
APR. acute-phase reactants; AVI? arginine vasopressin; CRH, corticotropin
releasing hormone; iCRH. immune CRH; E. epinephrine; E,, estradiol;
GH, growth hormone; HPA, hypothalamic-pituitary-adrenal; IGF-I, insulin-tike 
growth factor I; IL-6, Interleukin 6; LC, locus ceruleus; LH, luteinizing hormone; 
NE, norepinephrine; T, testosterone; TG, triglycerides.

stressors in adulthood.

Acute and chronic stress-related diseases 
Through its mediators, stress can lead to acute or chronic 
pathological, physical and mental conditions in indivi
duals with a vulnerable genetic, constitutional and/or 
epigenetic background.,-l<w,ul Acute stress may trigger 
allergic manifestations, such as asthma, eczema or 
urticaria, angiokinetic phenomena, such as migraines, 
hypertensive or hypotensive attacks, different types of 
pain (such as headaches, abdominal, pelvic and low-back 
pain), gastrointestinal symptoms (pain, indigest ion, diar
rhea, constipation), as well as panic attacks and psychotic 
episodes. Chronic stress may cause physical, behavioral
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which produces anxiety, anorexia or hyperphagia; the 
same mediators cause tachyphylaxis of the reward 
system, which produces depression and cravings for 
food, other substances or stress. These mediators also 
suppress the steep system, which causes insomnia, loss 
of sleep and daytime somnolence. On (he other hand, 
IL-6 and other mediators, possibly in synergy with those 
mentioned above, generate fatigue, nausea, headaches 
and other pains. Executive and cognitive systems also 
malfunction as a result of prolonged, chronic activa
tion of stress and sickness syndromes and people may 
perform and plan suboptimally and make and pursue 
the wrong decisions. A vicious cycle is initiated and 
sustained, in which behavioral maladjustment leads to 
psychosocial problems in the family, peer group, school 
and/or work, which sustain or cause further mediator 
changes and exacerbate behavioral maladjustment. The 
young, developing brain is particularly vulnerable, as it 
lacks prior useful experiences to which it can resort.

The somatic consequences of continuous or inter
mittent activation of the stress and sickness syndromes 
can be equally devastating (or even worse) than their 
behavioral consequences.1,3,7,,,77J1,41'47 In develop
ing children, growth may be suppressed as a result of 
a hypofunctioning growth hormone axis; in adults, 
stress-induced hypogonadism can manifest as loss of 
libido and/or hypofertility, and hyperactivity of the 
sympathetic system can lead to essential hypertension. 
Chronic hypersecretion of stress mediators, in indivi
duals with a vulnerable background exposed to a permis
sive environment, may lead to visceral fat accumulation 
as a result of chronic hypercorlisolism, reactive insulin 
hypersecretion, low growth-hormone secretion and 
hypogonadism (Figure 2).UJ7,,7'M These same hormonal 
changes lead to sarcopenia, osteopenia and/or osteo
porosis. Visceral obesity and sarcopenia are associated 
with manifestations of the metabolic-syndrome, such 
as dyslipidemia (elevated levels of total cholesterol, tri
glycerides and LDL-cholesterol and decreased level 
of HDL-cholesteroJ), hypertension and carbohydrate 
intolerance or type 2 diabetes mellilus. Genetically or 
constitutionally vulnerable women of reproductive age 
may develop polycystic ovary syndrome. Stress-related 
IL-6 hypersecretion plus adipose-tissue-generaled 
inflammatory hypercytokinemia, as well as hyper- 
cortisolism, contribute to increased production of 
acute-phase reactants and blood hypercoagulation. 
Insulin resistance, hypertension, dislipidemia, hyper- 
cylokinemia and blood hypcrcoagulaiion lead to endo
thelial dysfunction and consequently atherosclerosis, 
with its cardiovascular and neurovascular sequelae.

Chronic-stress-induced immune dysfunction, pri
marily the Tl(l toT„2 switch, increases the vulnerability of 
individuals to certain infections and autoimmune dis
orders (Figure 1). 
function observed in individuals who are chronically 
stressed might contribute to the persistence of infection 
with Helicobacter pylori, granted that this pathogen

Box 31 Conditions with altered HPA axis activity1

increased activity of the HPA axis

• Cushing syndrome

• Chronic stress

• Melancholic depression

• Anorexia nervosa ....... ;

» Obsessive-compulsive disorder

• Panic disorder

• Excessive exercise (obligate athleticism)

• Chronic, active alcoholism

• Alcohol and narcotic withdrawal

• Diabetes mellitus

• Central obesity (metabolic syndrome)

• Post-traumatic stress disorder in children

• Hyperthyroidism 

■ Pregnancy

Decreased activity of HPA axis

• Adrenal insufficiency

• Atyplcal/seasonal depression

• Chronic fatigue syndrome .

■ Fibromyalgia

• Premenstrual tension syndrome

■ Climacteric depression

• Nicotine withdrawal

■ Following cessation of glucocorticoid therapy

• Following Cushing syndrome cure

• Following chronic stress

• Postpartum period

• Adult post-traumatic stress disorder 

Hypothyroidism 

Rheumatoid arthritis

• Asthma, ectema

Abbreviation: HPA, hypothalamlc-piruitary-adrenal.

The pathogenesis of chronic-stress- related disorders 
can also be explained by sustained, excessive secretion 
and effects of the major mediators of stress and sickness 
syndromes, which influence the activities of multiple 
homeostatic systems.7-7,7,10'34 These disorders thus rep
resent chronic, maladaptive effects of two physiological 
processes whose mediators are meant to be secreted in a 
quantity-limited and time-limited fashion but have gone 
awry. The negative consequences of these effects are both 
behavioral and somatic.

19-S2

Behavioral and somatic consequences 
The behavioral consequences of chronic stress result 
from continuous or intermittent activation of the stress 
and sickness syndromes, and prolonged secretion of 
their mediators.J7,,,,wl"47Thus, CRH, norepinephrine, 
cortisol and other hormones activate the fear system.

6-U9-)IJ4 For instance, the immune dys-
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Table i; Adaptive responses to evolutionary stressors and related diseases In modern human secedes09

Contemporary disease

Obesity I .
Metabolic syndrome

Fluid and electrolyte conservation Hypertension

Autoimmunity ■
■■ : Allergy /■ . . ■

Anxiety 
Insomnia

Depression : :

Pain syndromes 
Fatigue syndromes

Response to survival threat Selective advantage

Combat starvation Energy conservation

Combat dehydration 

Combat injurious agents Potent Immune reaction

Anticipate adversar es Arousal and fear

Minimize exposure to danger 

Prevent tissue strain and damage

Social withdrawal 

Retain tissue Integrity

responsiveness, which influence the functions of ihe 
homeostatic systems.

primarily induces and is defended against through acti
vation of a cellular immune response. The same is true 
for infections with Mycobacterium tuberculosis and the 
common cold viruses. Similarly, this switch increases vul
nerability to TM2-driven autoimmune diseases, such as 
Graves disease, systemic lupus erythematosus and some 
allergic conditions. Increased vulnerability to certain 
neoplasms and their progression might be another effect 
of chronic stress, but this issue remains controversial.

Increased levels of CRH and/or stress-system 
abnormalities have been reported in behavioral and 
neuropsychiatric disorders, such as hypothalamic oligo
menorrhea and amenorrhea, reduced fertility, obligate 
athleticism, anxiety, depression, post-traumatic stress 
disorder in children, eating disorders and chronic, active 
alcoholism (Box 3).IJ,2W B On the other hand, over
production of CRH in the brain and in peripheral tissues, 
as well as disruption of the hypoihalnmic-pituitary- 
adrenal axis and the functions of the arousal and sympa
thetic systems, have been reported in obesity, metabolic 
syndrome and essential hypertension. Furthermore, dys- 
regulation of the stress-system and autonomic nervous 
system is a distinct ive feature of common gast rointeslinal 
disorders, such as irritable bowel syndrome and peptic 
ulcer disease."

Consistent with the observation that central or periph
eral hypersecret ion of CRH seems to be involved in a large 
number of behavioral and somatic disorders, predinical 
and clinical evidence suggests therapeutic potential for 
CRf I type 1 receptor antagonists, such as antalarmin, in 
the treatment of all or some of these diseases and other 
neuropsychiatric and somatic entities.

Abnormal neuroendocrine, autonomic and immune 
functions are also present in chronic inflammatory and/ 
or autoimmune and allergic diseases, in fibromyalgia and 
chronic fatigue syndromes; substantial evidence demon
strates that these abnormalities are related to low CRH 
activity (Box 3).W'M9',,JM3 Similarly, low CRH activity 
has been implicated in atypical, seasonal depression, 
postpartum ‘baby blues’ and depression, premenstrual 
dysphoric disorder and climacteric depression.
In all these disorders, the problem seems to be cacostasis 
secondary to inadequate stress-system activity and

Stress in modern societies
We might wonder why modem societies are plagued 
by clusters of the so-called multifactorial polygenic dis
orders: obesity, the metabolic syndrome and type 2 dia
betes mellitus; hypertension; autoimmunity and allergy; 
anxiety, insomnia, and depression; and pain and fatigue 
syndromes. All these disorders are associated with dys
function of the stress system (Table 1). Such dysfunc
tion, in fact, has a lot to do with the development of 
these common and frequently comorbid pathologies.4* 
In its evolutionary path, the human species experienced 
environmental stressors, which applied selective pressure 
upon its genome. Such selection favored ancestors who 
were efficient at conserving energy, combating dehydra
tion, fighting injurious agents, anticipating adversaries, 
minimizing exposure to danger and preventing tissue 
strain and damage. In modern societies, lifestyle has 
changed dramatically from that of our past. The modem 
environment and extension of our life expectancy seem 
to permit the expression of these affluence-related ills.

Stress is ubiquitous and universally pervasive; 
however, its objective quantification has not been 
easy. In modern life, statistics show powerful effects of 
stress early in life, concurrent chronic stress, and socio
economic status on both the morbidity and mortality 
of chronic disease.49'74 Similarly, comparisons between 
non-Hispanic white people in (he US and those in the 
UK show that the sociopolitical system has a potent 
effect on the burden of chronic disease—an influence 
well above and beyond that predicted by socioeconomic 
status, which can only be interpreted as an individual, 
chronic, stress-driven cacostasis with a deleterious effect 
on health.73

Finally, analyses of data obtained in the National 
Health and Nutrition Examination Surveys show that, 
despite increasing obesity rates, mortality has been 
decreasing in the US. This decrease probably reflects 
public health improvements and, most likely, chronic 
use of pharmacological agents, such as (J-blockers, 
angiotensin-converting-enzyme inhibitors and statins,

S?-«
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which interrupt the pathogenic effects of disturbed 
homeostatic mechanisms.74

and chronic disorders. Our lifestyles and environment in 
modern societies seem to be particularly permissive for 
such stress-related disorders.

Conclusions
The stress response, which occurs when homeostasis 
is threatened or perceived to be threatened, is medi
ated by the stress system. Central effectors (including 
hypothalamic hormones, such as AVP, CRH and pro
opiomelanocortin-derived peptides and brainstem- 
derived norepinephrine) and peripheral effectors 
(including glucocorticoids, norepinephrine and epi
nephrine) of this system regulate the brain’s cognitive, 
reward and tear systems and wake-sleep centers as well as 
the growth, reproductive and thyroid hormone axes, and 
influence the gastrointestinal, cardiorespiratory, meta
bolic, and immune systems. Malfunction of the stress 
system might impair growth, development, behavior 
and metabolism, which potentially lead to various acute
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This paper uses several events in New York in the late 1990s to launch two central arguments 
about the changing relationship between neoliberal urbanism and so-called globalization. First, 
much as the neoliberal state becomes a consummate agent of—rather than a regulator of—the 
market, the new revanchist urbanism that replaces liberal urban policy in cities of the advanced 
capitalist world increasingly expresses the impulses of capitalist production rather than social 
reproduction. As globalization bespeaks a rescaling of the global, the scale of the urban is 
recast. The true global cities may be the rapidly growing metropolitan economies of Asia, Latin 
America, and (to a lesser extent) Africa, as much as the command centers of Europe, North 
America and Japan. Second, the process of gentrification, which initially emerged as a sporadic, 
quaint, and local anomaly in the housing markets of some command-center cities, is now 
thoroughly generalized as an urban strategy that takes over from liberal urban policy. No longer 
isolated or restricted to Europe, North America, or Oceania, the impulse behind gentrification is 
now generalized; its incidence is global, and it is densely connected into the circuits of global 
capital and cultural circulation. What connects these two arguments is the shift from an urban 
scale defined according to the conditions of social reproduction to one in which the investment 
of productive capital holds definitive precedence.

* This paper was first published in “Antipode” 34(3): 434-457, 0 2002 Editorial Board of Antipode. Published by Blackwell Publishers.

** Neil Smith is Distinguished Professor of Anthropology and Geography at the Graduate Center of the City University of New York where he. 
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Empire: Roosevelt's Geographer and the Prelude to Globalization (2003). He works on the broad connections between space, social theory and 
history, and among his eight books are New Urban Frontier: Gentrification and the Revanchist City (1996) and Uneven Development: Nature, 
Capital and the Production of Space <1991). He has been called the “father of gentrification theory,” and is author of more than 160 scholarly 
articles and papers and his work has been translated into ten languages. He has been awarded Honors for Distinguished Scholarship by the 
Association of American Geographers and a John Simon Guggenheim Fellowship, and has held visiting professorships across the world, and he is 
an organizer of the International Critical Geography Group. His newest books are The Endgame of Globalization (Routledge, 2005) and The 
Politics of Public Space (edited with Setha Low, 2006). His opinion pieces have appeared in The New York Times, Newsday, The Philadelphia 
Inquirer, The Guardian, and the LA Times.
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Four sets of events in New York City at the end of the 1990s succinctly 
captured some of the central contours of the new neoliberal urbanism.

The first concerns capital and the state In the last days of 1998, New 
York Mayor Rudy Giuliani announced a huge “Christmas gift” to the 
city’s most elite capitalists. Responding to “threats” that the New York 
Stock Exchange (NYSE) might relocate a mile across the Hudson 
River to New Jersey, Giuliani announced a $900 million taxpayer subsidy, 
ostensibly to keep the stock exchange in the city. This was only 
the latest and largest in a series of “geobribes" paid by the city to 
global corporations. The subsidy includes $400 million with which the 
city and state will build a new 650,000-square-foot Wall Street office 
for the NYSE. There was never any pretense that financial need was 
even an issue in this deal, since the subsidy came at a time when the 
stock exchange was siphoning unprecedented amounts of surplus capital 
from economies around the globe. Rather, city and state officials 
referred to the deal as a “partnership.” [ ] That the threat was in 
all likelihood hollow and that the NYSE would never seriously have 
considered leaving the city only confirms the point: rather than modulating 
the track taken by private investment, the local state simply 
fitted into the grooves already established by market logics, becoming, 
in effect, a junior if highly active partner to global capital. The destruction 
of the World Trade Center raises the very real possibility that the 
new stock exchange will occupy that site.

The second set of events concerns the social reproduction of the
labor force. Earlier in 1998, the New York City Department of Education
announced that it faced a shortage of mathematics teachers and as a
result was importing forty young teachers from Austria. Even more extraordinary,
in a city with more than two million native Spanish speakers, a
shortage of Spanish teachers was to be filled by importing teachers
from Spain. Annual international recruitment of high school teachers
is now routine. At about the same time, it was announced that the
New York City Police Department would take over responsibility for
security in the city schools from the School Board. Taken together,
these events connote a deep crisis, not just in the city’s education
system but in the wider system of social reproduction.

The third set of events speaks to a drastic heightening of social 
Control. [ ] Prior to the World Trade Center catastrophe, 
ordinary New Yorkers increasingly felt that their police 
force was out of control; even the president of the 
notorious police union expressed the fear that the city’s repressive 
policing strategies of the late 1990s were “a blueprint for a police state 
and tyranny” (Cooper 1998: B5; Cooper 1999). These events were 
the direct result of Giuliani’s imposition of “zero-tolerance tactics,” 
but they were equally part of a larger shift in urban policy, from the 
liberalism that dominated much of the twentieth century toward what 
has elsewhere been called “the revanchist city” (Smith 1996;
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Swyngedouw 1997).
The fourth event—and possibly the most intriguing—concerns the 
changing political roie cf city government. Angry at the abandon with 
which Un;ted Nations (UN) diplomats seemed to flaunt local parking 
laws, and blaming them for much of Manhattan's gridlock, Giuliani 
threatened to begin towing illegally parked cars with diplomatic plates 
Now openly derided for his policies of petty and not so petty repression, 
Benito’’ Giuliani (as even the New York Times nicknamed him) was 

just as angry at the US State Department for seemingly capitulating to 
this UN vehicular malfeasance.

The larger po.nt is that amidst a restructuring of the relationship 
between capital and the state, a burgeoning crisis of social reproduction, 
and heightened waves of political repression, there is also a 
rescaling of urban practices, cultures, and functions in the context of 
changing global relations and a dramatically altered fate of the nationstate

These four events hint at much about the neoliberai urbanism that 
has been slouching toward birth since the 1980s. By neo;ibe^alism.
I mean something quite specific. Eighteenth century liberalism, from 
John Locke to Aaam Smith, pivoted on two crucial assumptions: that 
the free and democratic exercise of individual self -interest led to the 
optimal collective social good; and that the market knows best: that is, 
private property is the foundation of this self-interest, and free market 
exchange is its idea! vehicle. Twentieth-century American liberalism, 
from Woodrow Wilson to Franklin Roosevelt to John F Kennedy— 
emphasizing social compensation for the excesses of market and private 
prooedy—is not so much a misnomer, therefore—it by no means 
abrogated these axioms of liberalism—but it is an outlier insofar as, in 
a co optive response to the challenge of socialism, it sought to regulate 
their sway.

The neoliberalism that carries the twentieth into the twentyfirst 
century therefore represents a significant return to the original 
axioms of liberalism albeit one galvanized by an unprecedented 
mobilization not just of national state power but of state power 
organized and exercised at different geographical scales 
Accordingly, the connections between cap>tal and the state, social 
reproduction and social control have been drastically altered. And this 
transformation, the outlines of which we are only beginning to see, is 
being expressed most vividly through an altered geography of sociai 
relations—more concretely, through a rescaling of social processes 
and relations that creates new amalgams of scale replacing the old 
amalgams broadly associated with “community,” “urban,” “regional,” 
“national,” and “global.” I focus in this paper only on neoliberal 
urbanism and the relationship between global and urban. I do not in 
any way intend to infer that other scales are less relevant in the broad 
scheme of things, but I do want to pick up on what seems to be a 
special nexus that is being forged between global and urban change.
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In particular, I want to make two arguments that will seem at first to 
be quite separate. In the first place, I want to argue that in the context 
of a refashioned globalism, widely (if partially) expressed via the ideological 
discourses of ' globalization,” we are also seeing a broad rede'inition 
of the urban scale—in effect, a new urbanism—that refocuses 
the criteria of scale construction, in this case toward processes of 
production and toward the extraordinary urban growth in Asia, Latin 
America, and Africa. Second, focusing more on Europe and North 
Amenca. I want to argue that the comparatively recent process of 
gentrification has been generalized as a central feature of this new 
urbanism I therefore offer two threads of an argument suggesting how 
neoliberalism evolves new forms within the iarger hrstory of capitalist 
urbanization In concluding 1 hope to show tnat the two shifts explored 
here are actually interconnected

New Urbanism

[ ] There is little doubt that in strictly economic terms, the power of 
most states organized at the national scale is eroding This in no way 
invokes a “zero-sum” conception of scale (Brenner 1998; MacLeod 
2001), nor is it a simplistic argument that the nation-state is withering 
away. In the first piace, the political and cultural power of national scale 
power is net necessarily eroding at all and may be hardening in 
many places. Second, the erosion of economic power at the national 
scale is highly uneven and not necessarily universal, with the US 
or Chinese state enjoying a quite different fate from Malaysia or 
Zimbabwe.

For example, Meszaros (2001) has argued that the ambition 
of the US state seems to be its transformation into a global 
state, and the conduct of the brutal ‘war on terrorism''—in reality 
a war for global hegemony (Smith forthcoming)—seems to confirm 
this analysis. Yet the sources of increased economic pomsity at the 
national scale are undeniable: communications and financial deregulation 
have expanded the geographical mobility of capital; unprecedented 
labor migrations have distanced local economies from automatic 
dependency on home grown labor; national and local states (including 
city governments) have responded by offering carrots to capital while 
applying the stick to labor and dismantling previous supports for 
social reproduction; and finally, class and race-based struggles have 
oroadly receded, giving local and national governments increased 
leeway to abandon that sector of the population surplused by both the 
restructuring of the economy and the gutting of social services The 
mass incarceration of working-class and minority populations, especially 
in the US, is the national analogue of tne emerging revanchist 
city. Comparatively low levels of struggle were crucial in the virtual 
nonresponse by government to the Los Angeles uprisings after 1992,
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which stand in dramatic contrast to the ameliorative—if paternalistic 
response after the uprisings of the 1960s.

Two mutually reinforcing shifts have consequently restructured the 
functions and active roles of cities. In the first place, systems of production 
previously territorialized at the (subnational) regional scale 
were increasingly cut loose from their definitive national context, 
resulting not just in the waves of deindustrialization in the 1970s 
and 1980s out in wholesale regional restructuring and destructuring 
as pan of a reworking of established scale hierarchies As a result, 
production systems have been downscaled. The territorialization of 
production increasingly centers on extended metropolitan centers, 
rather than on larger regions: the metropolitan scale again comes to 
dominate the regional scale, rather than the other way round, in place 
of the American Northeast or Midwest, the English Midlands, and the 
German Ruhr, for example—classic geographical fruits of modern 
industrial capitalism—we have Sac Paulo and Bangkok, Mexico City 
and Shanghai Mumbai and Seoul. Whereas the traditional industrial 
reg;ons were the backbone of national capitals in tne nineteenth ana 
much of the twentieth centuries, these new, huge urban economies 
are increasingly the platforms of global production. This rescaling of 
production toward the metropolitan scale is an expression of global 
change; at the same time, it lies at the heart of a new urbanism.

The corollary is also taking place, as national states nave increasingly 
moved away from the liberal urban policies that dominated the 
central decades of the twentieth century in the advanced capitalist 
economies In the US, President Ford’s refusal to bail out New York 
City amidst a deep fiscal crisis (immortalized in the famous Daily News 
headline: “Ford to City: Drop Dead"), followed by the failure of 
President Carter’s attempted urban plan in 1978, gave the first intimation 
of a national economy increasingly de-linked from and independent 
of its cities. The wholesale demise of liberal urban policy 
followed in fits and stads, working toward Clinton’s cynical slashing of 
the social welfare system in 1996. If the effects are often more muted 
and take myriad forms, the trajectory of change is similar in most 
of the wealthiest economies, although Italy—the transfer of some 
national state power to the European Union notwithstanding—may 
be an exception.

The point here is not that the national state is necessarily weakened 
or that the territoriality of political and economic power is somehow 
less potent. This argument—that global power today resides in a network 
of economic connections rather than in any particular piace—is 
embodied in the influential treatment of Empire oy Hardt and Negri 
(2000), but it is flawed by a certain necromancy with finance capital ana 
a blindness to the contradictions of power that comes with the necessary 
fixing of economic activities and political control in space. Certainly, 
specific functions and activities previously organized at the national scale
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are being dispersed to other scales up and down the scale hierarcny. 
At the same time, however, national states are reframing themselves 
as purer, territorially rooted economic actors in and of the market, 
rather than external compliments to it. Soc:al and economic 
restructuring is simultaneously the restructuring of spatial scale, insofar 
as the fixation of scales crystallizes the contours of social power— 
who is empowered and who contained, who wins and who loses—into 
remade physical landscapes (Brenner 1998; Smith and Dennis 1987; 
Swyngedouw 1996, 1997). [ ] Neoliberal urbanism is an integral 
part of this wider rescaling of functions, activities, and relations.
It comes with a considerable emphasis on the nexus of 
production and finance capital at the expense of questions of social 
reproduction.

It is not that the organization of social reproduction no 
longer modulates the definition of the urban scale but rather that <ts 
power in doing so is significantly depleted. Public debates over suburban 
sprawl in Europe and especially the US, intense campaigns in 
Europe promoting urban “regeneration,” and the emerging environmental 
justice movements all suggest not oniy that the crisis of social 
reproduction is thoroughly territorialized but, conversely, that the 
production of urban space has also come to embody that crisis. A 
connection exists between the production of the urban scale and 
the efficient expansion of value, and a “mis-scaled” urbanism can 
seriously interfere with the accumulation of capital. The crisis of daily 
commuting lies at the center of this crisis. I once surmised (Smith 
1990:137) that where the geographical expansion of cities outstripped 
their ability to get people from home to work and back again, the 
result was not just urban chaos but a “fragmentation and disequilibrium 
in the universalization of abstract labour” that went to the heart 
of economic cohesion. While this contradiction between geographical 
form and economic process no doubt endures, the evidence from cities 
in many parts of Asia, Africa, and Latin America presents a rather 
different picture. The daily commute into Sao Paulo, for example, can 
begin for many at 3:30 a.m. and take in excess of four hours in each 
direction. In Harare, Zimbabwe, the average commuting time from 
black townships on the urban periphery is also four hours each 
way, leading to a workday in which workers are absent from home for 
sixteen hours and sleeping most of the rest. The economic cost of 
commuting for these same workers has also expanded dramatically, in 
part as a result of the privatization of transportation at the behest of 
the World Bank, commutes that consumed roughly 8% of weekly 
incomes in the early 1980s required between 22% and 45% by the mid 
1990s (Ramsamy 2001:375-377).

Why is this happening? Many well-meaning planners indict the lack 
of suitable infrastructure, and that is undeniably an issue. However, if 
we step back one level of abstraction, there is a fundamental geographical 
contradiction between the dramatically increasea land
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values that accompany the centralization of capital in the core of these 
metropolises and the marginal, exurban locations where workers are 
forced to live due to the pitiful wages on which that capital centralization 
is built. Yet, extraordinarily, chaotic and arduous commutes 
have hot yet led to an economic breakdown; the impulses of economic 
production—and, especially, the need to have workers turn up at the 
workplace—have taken precedence over any constraints emanating 
from the conditions of social reproduction The rigors of almost unbearable 
commuting have not yet compromised economic production 
Instead, they have elicited a “desperate resilience” and been absorbed 
amidst the wider social breakdown that Katz (forthcoming) calls 
“disintegrating developments."

Thus, the leading edge in the combined restructuring of urban 
scale and function does not lie in the oid cities of advanced capitalism, 
where the disintegration of traditional production-based regions and 
the increasing dislocation of social reproduction at the urban scale is 
certainly painful, unlikely to pass unopposed, but also partial. Rather, 
it lies in the large and rapidly expanding metropolises of Asia, Latin 
America, and parts of Africa, where the Keynesian welfare state was 
never significantly installed, the definitive link between the city and 
social reproduction was never paramount, and the fetter of old forms, 
structures, and landscapes is much less strong. These metropolitan 
economies are Decoming the production hearths of a new globalism.

[ ] This restructuring of scaie and the cautious re-empowerment of the 
urban scale—Giuliani’s ambition for a five-borough foreign policy— 
represents just one thread of neoliberal urbanism. It dovetails with the 
more culturally attuned assessment of political geographer Peter 
Taylor (1995:58), who argues that “[Cjities are replacing states in the 
construction of social identities.” Cities like Sao Paulo and Shanghai, 
Lagos and Bombay, are likely to challenge the more traditional urban 
centers, not just in size and density of economic activity—they have 
already done that—but primarily as leading incubators in the global 
economy, progenitors of new urban form, process, and identity No 
one seriously argues that the twenty-first century will see a return to 
a world of city-states—but it will see a recapture of urban political 
prerogative vis-a-vis regions and nation-states.

Finally, the redefinition of the scale of the urban in terms of social 
production rather than reproduction in no way diminishes the importance 
of social reproduction in the pursuit of urban life. Quite the 
opposite: struggles over social reproduction take on a heightened significance 
precisely because of the dismantling of state responsibilities.

However, state abstention in this area is matched by heightened state 
activism in terms of social control. The transformation of New York 
into a “revanchist city” is net an isolated event, and the emergence of 
more authoritarian state forms and practices is not difficult to comprehend
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in the context of the rescaling of global and local geographies 
According to Swyngedouw (1997:138), the substitution of market discipline 
for that of a hoilowed-out welfare state deliberately excludes 
significant parts of the population, and the fear cf social resistance 
provokes heightened state authoritarianism. At the same time the 
new urban work force increasingly comprises marginal and parttime 
workers who are not entirely integrated into shrinking systems of 
state economic discipline, as weli as immigrants whose cultural and 
political networks—part of the means of social reproduction—also 
provide alternative norms of social practice, alternative possibilities of 
resistance. [ ]

Urban Regeneration: Gentrification as Global Urban Strategy

Let me now shift scales and focus toward the process of gentrification 
If one dimension of neoliberal urbanism in the twenty-first century is 
an uneven inclusion of Asian and Latin American urban experiences, 
especially at the forefront of a new urbanism, a second dimension 
concerns what might be called the generalization ot gentrification as a 
global urban strategy. At first glance these sure'y seem like two quite 
different arguments, the one about luxury housing in the centers of 
global power, the other about new models of urbanism from the integrating 
peripheries. They certainly express contrasting experiences 
of a new urbanism, but that is precisely the point. Neoliberal urbanism 
encompasses a wide range of social, economic, and geographical 
shifts, and the point of these contrasting arguments is to push the issue 
of now varied the experience of neoliberal urbanism is and how these 
contrasting worlds fit together.

Most scholars' vision of gentrification remains closely tied to the 
process as it was defined in tne 1960s by sociologist Ruth Glass. 
Here is her founding 1964 statement (Glass 1964:xviii), which 
revealed gentrification as a discrete process:

One by one, many of the working-class quarters of London have 
been invaded by the middle classes—upper and lower. Shabby, 
modest mews and cottages—two rooms up and two down—have 
been taken over, when their leases have expired, and have become 
elegant, expensive residences. Larger Victorian houses, downgraded 
in an earlier or recent period—which were used as lodging houses or 
were otherwise in multiple occupation—have been upgraded once 

Once this process of “gentrification” starts in a district itagain
goes on rapidly until all or most of the original working-class 
occupiers are displaced and the whole social character of the district 
is changed.

Almost poetically, Glass captured the novelty of this new process
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whereby a new urban “gentry” transformed working-class quarters. 
Consider now an updated statement thirty-five years later, again from 
London. The following is an excerpt from the 1999 decree for “Urban 
Renaissance” (DETR 1999) released by a special Urban Task Force 
appointed by the UK Department of the Environment, Transoort ana 
the Regions (DETR):

1 he Urban Task Force will identify causes of urban decline and 
practical solutions to bring people back into our cities, towns, and 
urban neighborhoods. It will establish a new vision for urban regeneration 

[Over the next twenty-five years] 60% cf new dwellings 
should be built on previously developed land [W]e have lost control 
of our towns and cities, allowing them to become spoilt by poor 
design, economic dispersal, and social polarisation. The beginning of 
the 21st century is a moment of change [offering] the opportunity for 
an urban renaissance.

This language of urban renaissance is not new, cf course, but it takes 
on far greater significance here The scale of ambitions for urban 
rebuilding has expanded dramatically. Whereas state-sponsored postwar 
urban renewal in Western cities helped to encourage scattered 
private-market gentrification, that gentrification and the intensified 
privatization of inner-city land and housing markets since the 1980s 
has, in turn, provided the platform on which large-scale multifaceted 
urban regeneration plans, far outstripping 1960s urban renewal, are 
established The current language of urban regeneration, particularly 
in Europe, is not one-dimensional, but it bespeaks, among other things, 
a generalization of gentrification in the urban landscape 
Consider some key differences in tne visions presented by Glass and 
the DETR Whereas, for Glass. 1960s gentrification was a marginal 
oddity in the Islington housing market—a quaint urban sport of 
the hipper professional classes unafraid to rub shoulders with the 
unwashed masses—by the end of the twentieth century it nad become 
a central goal of British urban policy Whereas the key actors in Glass s 
story were assumed to be middle- and upper-middle-class immigrants 
to a neighborhood, the agents of urban regeneration thirty-five 
years later are governmental, corporate, or corporate-governmental 
partnerships A seemingly serendipitous, unplanned process that popped 
up in the postwar housing market is now, at one extreme, ambitiously 
and scrupulously planned. That which was utterly haphazard is increasingly 
systematized. In scale and diversity, the process cf gentrification 
has evolved rapidly, to the point where the narrowly residential 
rehabilitation projects that were so oaradigmatic of the process in the 
1960s and 1970s now seem quaint, not just in the urban landscape but 
in the urban-theory literature

Most importantly, perhaps, a highly local reaiity, first identified in 
a few major advanced capitalist cities such as London. New York, 
Paris, and Sydney, is now virtually global Its evolution has been Doth
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vertical and lateral. On the one hand, gentrification as a process has 
rapidly descended the urban hierarchy; it is evident not only in the 
largest cities out in more unlikely centers such as the previously 
industrial cities of Cleveland or Glasgow, smaller cities like Malmo or 
Grenada, and even small market towns such as Lancaster, Pennsylvania 
or C'" eske Krumlov in the Czech Republic. At the same time, the process 
has diffused geographically as well, with reports of gentrification 
from Tokyo to Tenerife (Garcia 2001), Sao Paulo to Puebla, Mexico 
(Jones and Varley 1999), Cape Town (Garside 1993) to the Caribbean 
(Thomas 1991), Shanghai to Seoul. In some kind of irony, even 
Hobart, the capital of Van Diemen’s Land (Tasmania), where dispossessed 
British peasants turned poachers and rebels were exi'ed in the 
nineteenth century and where, in turn, the local people were annihilated, 
is also undergoing gentrification.

Of course, these experiences of gentrification are highly varied and 
unevenly distributed, much more diverse than were early European or 
North American instances of gentrification They spring from quite 
assorted locai economies and cultural ensembles and connect in many 
complicated ways to wider national and global political economies.
The important point here is the rapidity cf the evolution cf an initially 
marginal urban process first identified in the 1960s and its ongoing 
transformation into a significant dimension of contemporary urbanism. 
Whether in its quaint form, represented by Glass’s mews, or in its 
socially organized form in the twenty-first century, gentrification portends 
a displacement of working-class residents from urban centers.
Indeed, the class nature of the process, transparent in Glass’s version 
of gentrification, is assiduously hidden in the verbiage of the British 
Labour government. That symptomatic silence says as much about the 
city’s changing social and cultural geography, twinned with a changing 
economic geography, as do its more visible and voluble signs.

In the context of North America and Europe, it is possible to 
identify three waves of gentrification (Hackworth 2000). The first 
wave, beginning in the 1950s, can be thought of as sporadic gentrification, 
much as Glass observed it. A second wave followed in the 1970s 
and 1980s as gentrification became increasingly entwined with wider 
processes of urban and economic restructuring. Hackworth (2000) 
labels this the “anchoring phase” of gentrification. A third wave emerges 
in the 1990s; we might think of this as gentrification generalized.
Of course, this evolution of gentrification has occurred in markedly 
different ways in different cities and neighborhoods and according to 
different temporal rhythms. In Mexico City, for example, the process 
is nowhere as highly capitalized or widespread as in New York, remaining 
confined to the city’s central district, in addition to Coyoacan, and 
the demarcation of three identifiable waves of gentrification has little 
if any empirical validity there. In Seoul or Sao Paulo, the process is 
geographically isolated and in its infancy. In the Caribbean, the increasing 
connections between gentrification and global capital generally
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filter through the tourist industry, giving it its own distinct flavor By 
the same token, the transformation of mile after mile cf old wharf and 
warehouse properties aiong both banks of the Thanes suggests that 
gentrification in London is more expansive than in most North American 
cities. Insofar as it is an expression of larger social, economic, and 
political relations, gentrification in any particular city will express the 
particularities of the place in the making of its urban space.
And yet to differing degrees, gentrification had evolved by the 
19S0s into a crucial uroan strategy for city governments in consort 
with private capital in cities around the world Liberal urban policy, 
which in Europe dated back in some places to the end of the nineteenth 
century and in North America to the transition from the Progressive 
Era to Roosevelt’s New Deal, was systematically defeated beginning 
with the political economic crises of the 1970s and the conservative 
national administrations that followed in the 1980s From Reagan to 
Thatcher and, later, Kohl, the provisions of that liberal urban policy 
were systematically disempowered or dismantled at the national scale, 
ana public policy constraints on gentrification were replaced by subsidized 
private-market transformation of the urban built environment 
This transformation was intensifiea by the coterie of neoliberal 
leaders that followed—Clinton, Blair, Schroder—and the new phase 
of gentrification therefore dovetails with a larger class conquest, not 
only of national power but cf urban policy. By the end of the twentieth 
century, gentrification fueled by a concerted and systematic partnership 
of public planning with public and private capital had movea into 
the vacuum left by the end of liberal urban policy. Elsewhere, where 
cities were not governed by liberal urban policy during much of the 
twentieth century, the trajectory of charge has been different, yet 
the eroDrace of a oroadly conceived gentrification of old centers as 
a competitive urban strategy in the global market leads in a similar 
direction In this respect, at least, turn-of-tne-century neoliberalism 
hints at a thread of convergence between urban experiences 
in the larger cities of what used to oe called the First and Thira 
Worlds.

The generalization of gentrification has various dimensions. These 
can be understood in terms of five interrelated characteristics: the 
transformed role of the state, penetration by global finance, changing 
levels of political opposition, geographical dispersal, and the sectoral 
generalization of gentrification.

Let us examine each of these in turn

First, between the secona and thira waves of gentrification, the role 
of the state has changed dramatically (Hackworth and Smith 20CH) In 
the 1990s, the relative withdrawal of the national state from subsidies 
to gentrification that had occurred in the 1980s was reversed with the 
intensification of partnerships between private capital and the local 
state, resulting in larger, more expensive, and more symbolic developments,
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from Barcelona’s waterfront to Berlin’s Potsdamer Platz.
Urban policy no longer aspires to guide or regulate the direction of 
economic growth so much as to fit itself to the grooves already established 
by the market in search of the highest returns, either directly or 
in terms of tax receipts.

The new role played by global capital is also definitive of the
generalization of gentrification. From London’s Canary Wharf to
Battery Park City—developed by the same Canadian-based firm—it
is easy to point to the new influx of global capital into large megadevelopments
.n urban centers (Fainstein 1994). Just as remarkable,
however, is the extent to which global capital has percolated into
much more modest, neighborhood developments. Emblematic in this
regard is a new sixty-one-unit condominium building in New York’s
Lower East Side, two miles from Wall Street, where every apartment
is wired with the latest high-speed Internet connections. This is a small
development by global city standards, but it was built by nonunion
immigrant labor (a stunning development in New York in the ^Os),
the developer is Israeli, and the major source of financing comes from
the European American Bank (Smith and DiFilippis 1999). The reach
of global capital down to the local neighborhood scale is equally a
hallmark of the latest phase of gentrification.

Third, there is the question of opposition to gentrification. From 
Amsterdam to Sydney, Berlin to Vancouver, San Francisco to Pans, 
gentrification’s second wave was matched by the rise of myriad 
homeless, squatting, housing, and other antigentrification movements 
and organizations that were often loosely linked around overlapping 
issues. These rarely came together as citywide movements, but they 
did challenge gentrification sufficiently that, in each case, they were 
targeted by city politicians and police forces. Apart from anything 
else, the heightened levels of repression aimed at antigentrification 
movements in the 1980s and 1990s testified to the increasing centrality 
of real-estate development in the new urban economy. Cities' political 
regimens were changing in unison with their economic profile, and 
the dismantling of liberal urban policy prov'ded as much a political 
opportunity as an economic one for new regimes of urban power.
The emergence of the revanchist city (Smith 1996) was not just a New 
York phenomenon: it can be seen in the antisquatter campaigns in 
Amsterdam in the 1980s, attacks by Parisian police on homeless 
(largely immigrant) encampments, and the importation of New York’s 
zero-tolerance techniques by police forces around the world. In Sao 
Paulo, highly repressive tactics applied to the city’s street people are 
rationalized in terms of the “scientific” doctrine of “zero tolerance” 
emanating from New York. In all of these cases, the new revanchism 
was explicitly justified in terms of making the city safe for gentrification. 
The new authoritarianism both quashes opposition and makes the 
streets safe for gentrification.
The fourth characteristic of this latest phase is the outward
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diffusion of gentrification from the urban center. This is far from 
a smooth or regular process, but as gentrification near the center 
results in higher land and housing prices, even for old, untransformed 
properties, districts further out become caught up in the momentum 
of gentrification. The pattern of diffusion is hignly variable and is 
influenced by everything from architecture and parks to the presence 
of water. Above all, it is geared to the historical patterns of capital 
investment and disinvestment in the landscape. The more uneven the 
initial outward growth of capital investment and the more uneven the 
disinvestment in these newer landscapes, the less even will be the diffusion 
of gentrification. By the same token, in cities where the majority 
of spatia1 expansion nas occurred in recent yea^s and where the opportunities 
for sustained disinvestment have been circumscribed, the 
diffusion of gentrification may be similarly limited.

Finally, the sectoral generalization tnat typifies this most recent 
phase goes to the heart of what distinguishes the new gentrification 
Wbeieas urban renewal in the 1950s, 1960s, and 1970s sought a fullscale 
remaking of the centers of many cities and galvanized many 
sectors of the urban economy in the process, it was highly regulated 
ano economically and geographically limited by the fact that it was 
wholly dependent on public financing and therefore had to address 
issues of broad social necessity, such as social housing. In contrast, tne 
earliest wave of gentrification that followed urban renewal proceeded 
with considerable independence from the public sector. Despite 
considerable public subsidy, the full weight of private-market finance 
v/as not applied until the third wave What marks the latest phase of 
gentrification in many cities, therefore, is that a new amalgam of corporate 
and state powers and practices has been forged in a much more 
ambitious effod to gentrify the city than earlier ones.

Retaking the city for the middle classes involves a lot more than 
simply providing gentrified housing. Third-wave gentrification has 
evolved into a vehicle for transforming whole areas into new landscape 
complexes that pioneer a comprehensive class-inflected urban 
remake. These new landscape complexes now integrate housing with 
shopping, restaurants, cultural facilities (cf Vine 2001), open soace, 
employment opportunities—whole new complexes of recreation, consumption, 
production, and pleasure, as well as residence Just as important, 
gentrification as urban strategy weaves global financial markets 
together with large - and medium-sized real-estate developers, local 
merchants, and property agents with brand-name retailers all lubricated 
by city and local governments for whom beneficent social outcomes 
are now assumed to derive from the market rather than from its regulation 
Most crucially, real-estate development becomes a centerpiece 
of the city’s productive economy, an end in itself, justified by appeals 
to jobs, taxes, and tourism. In ways that could hardly have been envisaged 
in the 1960s. the construction of new gentrification complexes in 
central cities across the world has become an increasingly unassailab'e
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capital accumulation strategy for competing urban economies. Herein 
lies a central connection to the larger outline of a new urbanism, and 
we shall return to it shortly.

The strategic appropriation and generalization of gentrification as a 
means of global interurban competition finds its most developed 
expression in the language of “urban regeneration.” Consonant with 
the importance of the state in the new wave of urban change, it is not 
in the US that this process has proceeded furthest, but rather in 
Europe. Tony Blair’s Labour administration may be the most outspoken 
advocate of reinventing gentrification as “urban regeneration,” 
but gentrification is a Europe-wide movement. Denmark, for example, 
made regeneration official policy in 1997 with a separate National 
Secretariat for Urban Regeneration, and Berlin bureaucrats have come 
to view the entire period of rebuilding after 1991 as one of “urban 
regeneration.” A major conference was held in Paris in December 
2000 on the theme of “Convergence in Urban Regeneration and 
Housing Policy in Europe.” The conference was attended by senior 
policy directors and advisors representing all governments of the 
European Union, together with some neighboring states aspiring to 
EU membership; its brochure signaled the intent to push the “debate 
on housing and regeneration beyond the narrow span of physical 
development to examine the institutional arrangements which have 
to be put into place” in order to make “urban regeneration” a reality.
The mission of those attending the conference was practical and 
comprehensive: large-scale urban transformation will require solid 
links between “the providers of social housing, private investors, [and] 
those responsible for training or policing” as well as between “local 
regeneration agencies, local authorities, and national governments.” 
Regeneration policies are multifaceted and include various efforts 
that would not normally be included under the label of “gentrification,” 
yet it also makes sense to see these initiatives—the British 
urban regeneration manifesto, European state policies, and the 
efforts to establish a Europe-wide urban regeneration strategy—as 
the most ambitious attempts to incorporate gentrification into the 
heart of transnational urban policies.

There are a number of striking aspects of these new “urban regeneration”
agendas. First is a question of scale. The coordination of
urban “regeneration” strategies across national boundaries is unprecedented.
While various international sources certainly contributed to
the rebuilding of European cities after World War II, the subsequent
urban renewal programs were resolutely national in origin, funding,
and scope. Today, by contrast, Europe-wide initiatives on urban regeneration
are pioneering cross-national gentrification at a scale never
before seen. A central concern lies with efforts to integrate housing
initiatives with “other regenerative activities.” Thus, as the title of the
Paris conference conveys, this transition from housing-centered
gentrification policy to a broad-based multisectoral “regeneration” is
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still in process—and, unlike the situation in the US, the question 
of social housing cannot be entirely excluded from the vision of 
regeneration. While a Europe-wide state-centered strategy of urban 
regeneration is by no means yet in place, therefore, for Eureaucrats, 
developers, and financiers througnout the continent, it is very much in 
sight. A crucial connection to the earlier discussion of the new urbanism 
becomes clear: third-wave gentrification is increasingly expressive 
of the rescaiing of the urban vis-a-vis national and global scales.
Second is the question of geographical focus. The 1999 British 
regeneration manifesto, apparently watchful of the environmental 
consequences of continued suburban sprawl, declares that over the 
next twenty-five years, 60% of new housing provision should occur on 
“brownfield” sites—that is, on urban land that has already gone 
through one or more cycles of development. Clearly, this initiative 
will be aimed at older urban areas that have undergone sustained 
disinvestment, and while these can be scattered throughout metropolitan 
areas, it is reasonable to expect that they would be concentrated in or 
near urban centers. Enveloped as regeneration, gentrification is thus 
recast as a positive and necessary environmental strategy 
Connected is the question of “social balance” ana the need, as the 
regeneration strategy puts it, to “bring people back into our cities”
(DETR 1999). “Social balance” sounds like a good thing—who could 
oe against social balance?—until one examines the neighborhoods 
targeted for “regeneration,” whereupon it becomes clear that the 
strategy involves a major colonization by the middle and uppermiddle 
classes. To the politician, planner, or economist, social balance 
in London’s Brixton means bringing “back” more of the white middle 
classes. Advocates of “social balance’ rarely, if ever, advocate that 
white neighborhoods should be balanced by equal numbers of people 
of African, Caribbean, or Asian descent. Thus, it is not “people” in 
general who are to be brought “back into our cities”; this appeal is not 
aimed at Welsh coal miners, Bavarian farm workers, or Breton fisher 
folk. Rather, the appeal to bring people back into the city is always a 
self-interested appeal that the white middle and upper-middle classes 
retake control of the political and cultural economies as well as the 
geography of the largest cities. Probmg the symptomatic silence of 
who is to be invited back into the city begins to reveal the class politics 
involved.

Then there is the question of the anodyne language of “regeneration” 
in itself. In the first place where does this language come from?
A biomedical and ecological term, “regeneration” applies to individual 
plants, species, or organs—a liver or a forest might regenerate—and 
insinuates that the strategic gentrification of the city is actually a natural 
process Thus, the advocacy of regeneration strategies disguises the 
quintessentially social origins and goals of urban change and erases 
the politics of winners and losers out of which such policies emerge. 
Gentrification generally involves displacement, yet neither the British 
manifesto for “urban regeneration” nor the agenda of the Europewide
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Paris conference registers any recognition of the fate of those 
oeople displaced by the proposed reconq jest of the city.
Tne language of regeneration sugarcoats gentrification. Precisely 
because the language of gentrification tells the truth about the class 
shift involved in “regeneration” of the city, it has become a dirty word 
to developers, politicians, and financiers; we find ourselves in the 
ironic position that in the US, where the ideology of classlessness is so 
prevalent, the language of gentrification is auite generalized, whereas 
in Europe it is suppressed. Thus even seemingly progressive planners 
and local councillors from Bochum tc Brixton, who still think of 
themselves as socialists and who may be keenly aware of the dangers 
of displacement, have become captured by the bureaucratic premise 
of “regeneration” to such an extent that the integral agenda of widespread 
gentrification of urban centers is largely invisible. Not only 
does “urban regeneration” represent the next wave of gentrification, 
planned and financed on an unprecedented scale, but the victory of 
this language in anesthetizing our critical understanding of gentrification 
in Europe represents a considerable ideological victory for 
neoliberal visions of the city.

The point here is not to force a one-to-one mapping between 
regeneration and gentrification strategies, or to condemn all regeneration 
strategies as Trojan horses for gentrification. Rather, I want to 
insist that gentrification is a powerful, if often camouflaged, intent 
within urban regeneration stiategies and to mount a critical challenge 
to the ideological anodyne that sweeps the question of gentrification 
from sight even as the scale of the process becomes more threatening 
and the absorption of gentrification into a wider neoliberal urbanism 
becomes more palpable. Gentrification as global urban strategy is a 
consummate expression of neoliberal urbanism. It moDilizes individual 
property claims via a market lubricated by state donations.

Conclusion

In this paper, I present two rather different arguments On the one 
hand, I challenge the Eurocentric assumption that global cities should 
be defined according to command functions rather than by their 
participation in the global production of surplus value. On the other 
hand, I want to highlight the ways in which gentrification has evolved 
as a competitive urban strategy within the same global economy. The 
post-1990s generalization of gentrification as a global urban strategy 
plays a pivotal role in neoliberal urbanism in two ways. First, it fills 
the vacuum left by the abandonment of twentieth-century liberal 
urban policy. Second, it serves up the central- and inner-city realestate 
markets as burgeoning sectors of productive capital investment 
the globalization of productive capital embraces gentrification.

This was neither inevitable nor accidental. Rather, as cities became global
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sc did some of their defining features. The emerging glooalization of 
gentrification, like that of cities themselves, represents the victory 
of certain economic and social interests over others, a reassertion of 
(neclioeral) economic assumptions ever the trajectory of gentrification 
(Smith and DiFilippis 1999).
Even where gentrification per se remains limited, the mobilization 
of urban real-estate markets as vehicles of capital accumulation is 
ubiquitous A further symptom of the intense integration of the real estate 
industry into the definitional core of neoliberal urbanism comes 
from cities such as Kuala Lumpur, Singapore, Rio de Janeiro, and 
Mumbai, where real estate prices in the 1990s have multiplied manifolds.

The same processes of capital centralization that accentuate
the contradiction between production and social reproduction also
enhances the gentrification process, althougn of course this works out
in very different ways in different places. In Mumbai, in particular,
market deregulation and global competition in the mid-1990s led
to “extravagantly high pr,ces” that briefly eclipsed even those in New
York, London, and Tokyo (Nijman 2000:575). The highly volatile
extremes of 1996 have receded, but the upper end of the Mumbai real estate
market now forever finds itself in competition with real estate
in cities across the world, a condition which has brought small-scale
but very real gentrification to some neighborhoods.

Whereas the major territorial axis of economic competition prior to 
the 1970s pitted regional and national economies against each other, 
by the 1990s the new geographical axis of competition was pitting cities 
against cities in the global economy This competition takes place not 
simply in terms of attracting and keeping industrial production but 
also in the marketing of cities as residential and tourist destinations 
This has been explicit in British regeneration policies such as the City 
Challenge in the 1990s [ ] and equally explicit from New York 
to Atlanta to Vancouver, where anti-homeless policies have deen 
justified in terms of an enhanced tourist industry.

Travel and Leisure magazine now hosts a regular feature that appropriates 
the language of “emerging economies” to put a spotlight 
on “emerging cities ” Montevideo is renowned for its “thriving cate 
society”; Tunis “has a grandeur that ca'ls to mind Prague and Vienna”; 
“Panama City is fashioning itself as the culturally savvy gateway” to 
the Canal Zone: “[Ojnce you’ve settled in, get out and shop"; and 
“Cracow is experiencing a renaissance” (On the Town 2000.50). Similar 
aspirations scripted Mayor Giuliani’s intense urban boosterism 
following the World Trade Center catastrophe: “[G]o out and iead a 
norma! life ” he exhorted three days after September 11. “Go to 
restaurants, go to plays and hotels, spend money.”

Lefebvre (1971) once argued that urbanism had supplanted industrialization 
as the motive force of capitalist expansion' industrialization
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might have brea systemic urbanization, but urbanization now 
engendered industrialization. That claim has not withstood tne test of 
time, especially in light of the globalization of industrial production 
and the expansion of East Asia that was well in tow as Lefebvre wrote 
And yet, he seems to have anticipated something very real, in a global 
sense urbanization has not, of course, supplantea industrialization, all of 
the products that fuel urbanization are made somewhere in the global 
economy. Nonetheless, urban real-estate development—gentrification 
writ large—has now become a central motive force of urban economic 
expansion, a pivotal sector in the new uroan economies An adequate 
theoretical understanding of neoliberal urbanism will have to revisit 
Lefebvre’s argument and differentiate its insights from its exaggerations.
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Abstract
Introduction
Housing insecurity and food insecurity may be psychological stressors associated with insufficient sleep. Frequent 
mental distress may mediate the relationships between these variables. The objective of this study was to examine the 
relationships between housing insecurity and food insecurity, frequent mental distress, and insufficient sleep.

Methods
We analyzed data from the 2009 Behavioral Risk Factor Surveillance System in 12 states. Housing insecurity and food 
insecurity were defined as being worried or stressed "sometimes,” “usually,” or “always” during the previous 12 months 
about having enough money to pay rent or mortgage or to buy nutritious meals.

Results
Of 68,111 respondents, 26.4% reported frequent insufficient sleep, 28.5% reported housing insecurity, 19.3% reported 
food insecurity, and 10.8% reported frequent mental distress. The prevalence of frequent insufficient sleep was 
significantly greater among those who reported housing insecurity (37.7% vs 21.6%) or food insecurity (41.1% vs 
22.9%) than among those who did not. The prevalence of frequent mental distress was also significantly greater among 
those reporting housing insecurity (20.1% vs 6.8%) and food insecurity (23.5% vs 7.7%) than those who did not. The 
association between housing insecurity or food insecurity and frequent insufficient sleep remained significant after 
adjustment for other sociodemographic variables and frequent mental distress.

Conclusion
Sleep health and mental health are embedded in the social context. Research is needed to assess whether interventions 
that reduce housing insecurity and food insecurity will also improve sleep health and mental health.

Introduction
Healthy People 2020 and the World Health Organization maintain that social determinants of health, including social, 
economic, and physical environments, shape people’s opportunities to achieve optimal health (1,2). Furthermore, the 5 
-tier health impact pyramid suggests that interventions related to the. improvement of socioeconomic factors may have 
the greatest potential impact to change the social context to enable an individual’s default decisions to be healthy (3). 
Housing insecurity and food insecurity have been identified as 2 important social determinants of health (4,5). The 
definitions of housing insecurity vaiy and include having high housing costs relative to household income, living in 
environments of poor quality and unstable neighborhoods, living in overcrowded housing, or being homeless (6). In 
2010, more than a quarter of US households (20.2 million households) paid more than 50% of their incomes for 
housing (7). Food insecurity can be defined as uncertainty about one’s ability to access safe and nutritious foods 
because of restricted financial resources (8). Nearly 15% of US households (approximately 48.8 million Americans) 
were food insecure at some time during 2010; 10.5% of US households were food insecure during 2000 (9). Research

http://dx.dol.org/10.5888/pcdll.130334SI


suggests that food insecurity is associated with the consumption of more high-energy-dense foods that may lead to 
weight gain, diabetes, and poor physical health (10,11). Studies also indicate that food insecurity is associated with 
psychological distress, anxiety, and depression among low-income women and children (12,13). Psychological distress 
may, in turn, adversely affect people’s physical health, mental health, and sleep (14).

Emerging data suggest that insufficient sleep is associated with obesity, diabetes, cardiovascular disease, stroke, high 
blood pressure, arthritis, asthma, anxiety, and depression (15-20); the rate of poor sleep is higher among women than 
men and is correlated with low household income, poverty, and unemployment (21-23). In 2008, 37.9% of US adults 
reported 14 days or more of insufficient sleep (24). Few studies have addressed the relationship between housing 
insecurity and insufficient sleep (21,22). The Behavioral Risk Factor Surveillance System (BRESS), the largest 
telephone surveillance system in the world, recently began collecting data on insufficient sleep, defined as the number 
of days that the respondent felt that he or she did not get enough rest or sleep in the previous 30 days. The survey also 
began collection data on housing insecurity and food insecurity among US adult respondents (25). Frequent mental 
distress (>14 days of mental distress during the previous 30 days) is a reliable indicator of psychological distress (26) 
and is also highly associated with insufficient sleep (18-22). The objective of this study was to assess the relationships 
between housing insecurity, food insecurity, frequent mental distress, and insufficient sleep.

Methods
The BRFSS, a state-based, random-digit-dialed telephone survey of noninstitutionalized, civilian US adults aged 18 or 
older, consists of a core set of questions on public health issues that are asked in all states and optional modules that 
states may elect to include. In 2009, an optional module on social context, which included questions on housing 
insecurity and food insecurity, was administered in 12 states (Alabama, Arkansas, California, Hawaii, Illinois, Kansas, 
Louisiana, Nebraska, New Mexico, Oklahoma, South Carolina, and Wisconsin). Data from 68,111 (90.7%) of 75,103 
respondents to this module were analyzed after excluding those who did not respond to questions about sleep (n = 
1,320) and housing insecurity or food insecurity (n = 5,672). The response rate in these 12 states ranged from 42.8% to 
66.9% (median, 58.2%) (27).

Variables
The outcome variable, perceived insufficient sleep, was obtained from self-reported responses to the core question 
“During the past 30 days, for about how many days have you felt you did not get enough rest or sleep?” Frequent 
insufficient sleep, defined as not getting enough rest or sleep 14 days or more in the previous 30 days, was used in this 
analysis. Research has shown significant relationships between insufficient sleep, chronic diseases, obesity, and other 
risk factors when insufficient sleep was defined as 14 days or more in the previous 30 days without sufficient sleep (15
20).

Independent variables in this study were housing insecurity and food insecurity. The social context module included 
the questions, “How often in the past 12 months would you say you were worried or stressed about having enough 
money” to pay your rent or mortgage (housing insecurity) or to buy nutritious meals (food insecurity)? Response 
options to both questions were “never,” “rarely,” “sometimes,” “usually,” and “always.” We classified respondents as 
having housing insecurity or food insecurity if they reported that they “always,” or “usually,” or “sometimes” felt 
worried or stressed.

Covariates in this study were age (18-44 y, 45-64 y, >65 y), sex, race/ethnicity (non-Hispanic white, non-Hispanic 
black, Hispanic, and other non-Hispanic), and years of education (<12 y, 12 y or high school equivalency diploma, or 
>12 y). We examined a potential mediation variable, frequent mental distress, defined as the respondents reporting 14 
days or more in the previous 30 days that they did not feel their mental health was good. Mental health is defined by 
the BRFSS question as including “stress, depression, and problems with emotions.” Frequent mental distress has been 
analyzed as an indicator of prolonged mental distress and is associated with insufficient sleep and sleep duration 
(18,20,28).

Statistical analysis
First, we generated the distribution of the study population by the selected characteristics. Second, we conducted 
bivariate analyses of frequent insufficient sleep, frequent mental distress, housing insecurity, and food insecurity 
associated with the selected characteristics. Third, the adjusted prevalence ratios (PRs) and 95% confidence intervals 
(CIs) characterizing the relationships of frequent insufficient sleep with housing insecurity and food insecurity were 
obtained from separate multivariate logistic regression models after controlling for age, sex, race/ethnicity, and 
educational attainment. We conducted further analyses to examine whether frequent mental distress mediates these 
relationships. The magnitude and significance of the mediating effect was assessed by measuring the percentage 
change in the PR between a model with a specific mediator and a model without it [(PRno mediator - PRwith a 
mediator)/(PRno mediator - 1)] x 100 (29,30). To be conservative, we noted a change of 20% or more in the PR (30) 
only when housing insecurity or food insecurity was significantly associated with both frequent mental distress and



frequent insufficient sleep and frequent mental distress was also significantly associated with frequent insufficient 
sleep (31). We considered frequent mental distress to have a partial mediating effect on the relationship between 
housing or food insecurity and frequent insufficient sleep if the relationship remained significant after frequent mental 
distress was added to the model and a complete mediating effect if the relationship was no longer significant after 
frequent mental distress was added to the model (31). SAS-callable SUDAAN software was used to account for the 
complex sampling design (32). The significance level was denoted at P < .05,

Results
Of the 68,ill survey respondents in this study, 50.8% were aged 45 or older, 62.2% were non-Hispanic white, 61.9% 
had more than 12 years education, 28,5% reported housing insecurity and 19.3% reported food insecurity during the 
previous 12 months, and 10.8% reported frequent mental distress and 26.4% reported frequent insufficient sleep 
during the previous 30 days (Table 1). In addition, a significantly higher percentage of non-Hispanic blacks, Hispanies, 
and other non-Hispanics than non-Hispanic whites reported food insecurity (P < .001) and housing insecurity (P 
< .001) (Figure). A significantly higher percentage of respondents who had 12 years or less of education reported food 
insecurity (P < .001) and housing insecurity (P < .001) than those with more than 12 years of education.
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Figure. Percentage of housing insecurity and food insecurity by race/ethnicity and educational levels among adults 
aged 18 or older in 12 states, Behavioral Risk Factor Surveillance System, 2009. Error bars indicate 95% confidence 
intervals. [A tabular version of this figure is also available.]

Bivariate analyses (Table 2) showed that the prevalences for both frequent insufficient sleep and frequent mental 
distress were significantly higher among women than among men and among people younger than 65 than among 
those aged 65 or older (P < .001}. A significantly greater percentage of non-Hispanic blacks reported frequent 
insufficient sleep (P = .02) and frequent mental distress (P < .OOl) than non-Hispanic whites. The percentage of 
Hispanies reporting frequent insufficient sleep was similar to that reported by non-Hispanic whites (P = .17), but a 
significantly greater percentage of Hispanies reported frequent mental distress (P < .001). The prevalence of frequent 
insufficient sleep did not differ significantly by years of education, but the prevalence of frequent mental distress was 
negatively associated with years of education (P < .OOl). The unadjusted prevalence of frequent insufficient sleep was 
significantly higher among respondents who reported either housing insecurity or food insecurity than among those 
who did not (P < .001). Respondents who reported either housing insecurity or food insecurity were about 3 times as 
likely to report frequent mental distress than were those wrho did not, and those who reported frequent mental distress 
were more than twice as likely to report frequent insufficient sleep as those who did not (59.7% vs 22,3%).

Unadjusted results showed that respondents who reported housing insecurity or food insecurity were each more than 
70% more likely to report frequent insufficient sleep than those who did not report the insecurity (Table 3, Model 1). 
Housing insecurity and food insecurity remained significantly associated with frequent insufficient sleep after 
adjustment for sociodemographic covariates for housing insecurity (PR = 1,67; 95% Cl, 1.55-1.79} and for food 
insecurity (PR = 1.75; 95% Cl, 1,62-1.88) (Table 3, Model 2). Although forther adjustment for respondents’ frequent



mental distress status reduced the magnitude of the relationship by 27% (Table3, Model 3), both housing insecurity 
and food insecurity remained significantly associated with frequent insufficient sleep, suggesting that frequent mental 
distress was only a partial mediator of the relationships of these social context variables with insufficient sleep.

Discussion
Our results demonstrated that both housing insecurity and food insecurity were associated with frequent insufficient 
sleep among US adults in 12 states. This positive relationship was modestly attenuated but not completely explained by 
frequent mental distress. Although the mechanisms underlying the association are not clear, one potential explanation 
is that stress caused by housing insecurity or food insecurity could lead to prolonged psychological distress or 
depressive symptoms (13,33-35!- Previous studies have also shown that housing insecurity, particularly crowding and 
multiple relocations, were associated with psychological distress, poor health, and developmental risk among children 
(33,34)) and food insecurity was highly associated with mental distress among women (13,35} and school-aged 
children (12) even after adjustments for sociodemographic characteristics. In addition, poor housing conditions may 
also be related to poor sleep through concerns about personal safety, exposure to higher noise levels, and inadequate 
heating or cooling (36,37).

Other studies reported that low levels of food security were significantly associated with short sleep duration and 
suggested that the significant relationship might be due to racial/ethnic minority status and low socioeconomic 
position (21,22), findings that are also consistent with ours. Furthermore, hunger may acutely affect the ability to sleep 
well. Educational and racial/ethnic disparities in these social contexts may also play an important role in perceived 
insufficient sleep and frequent mental distress.

Chronic stress or worry related to poor housing and poor nutrition may interact with endocrine systems such as the 
sympathoadrenal medullary and the hypothalamo-pituitary-adrenocortieal systems and are associated with elevated 
levels of cortisol, adrenocorticotropic hormone (ACTH), and corticotropin-releasing hormone (CRH). Research 
indicated that an elevated level of cortisol was highly associated with frequent microarousals (38). In addition, elevated 
ACTH levels could increase the frequency of morning awakening (39). Further-more, the stages of slow-wave sleep and 
rapid eye movements in the sleep cycle could be reduced by excessive release of CRH (40). These physiological changes 
may cause sleep disturbances with increased cognitive arousal or cortical arousal or both (41).

Our results were consistent with previous studies in which either “housing instability” (definitions of which have 
included frequent moves, difficulty paying rent, spending more than half of household income on housing, being 
evicted, or living in overcrowded conditions) or “food insufficiency” (respondents reported that their family sometimes 
or often did not get enough food to eat) was used to assess the relationship with mental health (12,13,33). As in these 
earlier cross-sectional studies, which examined the relationship of each social context with frequent insufficient sleep, 
we cannot assess causation.

Although this is the largest study to date to address the relationship between housing insecurity and food insecurity 
and insufficient sieep among US adults, it has several limitations. First, because it was a cross-sectional study, we 
cannot establish causation. Second, because our results are based on the analysis of information provided by BRFSS in 
only 12 states and BRFSS does not include people residing in institutions such as nursing homes and prisons, our 
results are not generalizable to the entire US adult population. Third, the dichotomous measures of housing insecurity 
and food insecurity used in this study were each derived from responses to a single survey question on respondents' 
confidence in their financial capacity to acquire adequate housing and food and therefore did not reflect all respects of 
housing insecurity and food insecurity. For example, the measure of housing insecurity did not address whether 
respondents resided in housing of poor quality, in overcrowded housing, or in unstable neighborhoods (6), and the 
measure of food insecurity did not reflect the extent to which respondents experienced hunger (9). However, the 
influence of the different definitions of housing insecurity and food insecurity on our results maybe limited given the 
findings from previous studies that are consistent with ours (9,33,34). In addition, frequent insufficient sleep is a 
subjective measure of sleep health and was not corroborated by polysomnography. However, frequent insufficient 
sleep may partly reflect some sleep problems such as obstructive sleep apnea and is highly related to sleep duration 
(20). Efforts are needed to address the mediating role of other social determinants such as marriage, income, 
employment, accessibility of health services, and geographic variation in social context in the relationship of housing 
insecurity and food insecurity with poor sleep (22,23,42). Finally, our results could have been influenced by residual 
variations because other cofounders were not taken into account.

Fundamental societal transformations may be required to achieve social and economic changes that affect health (3), 
Potential improvements in housing and access to healthy food include community-level projects to provide 
environmentally healthful and safe housing for low-income families, food subsidy programs, and educational 
technology programs to enable low-income individuals to re-enter the workforce in new careers.



In summary, our findings, which are based on general-population data, add to a growing body of evidence that shows 
housing insecurity and food insecurity are associated with psychological distress and insufficient sleep. Our findings 
are consistent with previous findings showing that stress related to housing insecurity and food insecurity may sustain 
and adversely affect sleep and precipitate long-term adverse consequences to physical and mental health. 
Furthermore, our findings support the idea that sleep health and mental health are embedded in the social context. 
Research is needed to assess whether interventions that reduce housing insecurity and food insecurity will also 
improve those outcomes.
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Tables

Table 1. Distribution of Selected Characteristics Among Adults 18 Years or 
Older in 12 US States,a 2009

Characteristic % (95% Confidence Interval^Nb

Total 68,111 100.0

Sex

Male 25,739 48.8 (47.8-49,7)

Female 51.2 (50,3-52.2)42,372

Age, y

49.2 (48.2-50,1)17,30918-44

29,203 34.4 (33.6-35,2)45-64

21,259 16.4 (15.9-16.9)>65

Race/ethnicity

Non-Hispanic white 48,802 62.2 (61.1-63.2)

Non-Hispanic black 9.2 (8.7-9.7)7,265

19.2 (18.1-20.2)4,477Hispanic

Other 9.5 (8.9-10.1)7,007

Education, y

6,377 11.6 (10.9-12.4)<12

20,257 26.5 (25.7-27.3)12

41,395 61.9 (60.9-62.8)>12

Housing insecurityd 28.5 (27.6-29,5)14,334

Food insecurity^ 19.3 (18.5-20.2)12,166

Frequent mental drstressf 6,965 10.8 (10.2-11.4)

Frequent insufficient sieepg 16,238 26.4 (25.6-27.2)

a Adult population was drawn from respondents to an optional module from the 2009 Behavioral Risk Factor Surveillance 
System in 12 states (Alabama, Arkansas, California, Hawaii, Illinois, Kansas, Louisiana, Nebraska, New Mexico, Oklahoma, 
South Carolina, and Wisconsin), 
b Unweighted sample size.
c Weighted percentage and 95% confidence interval, 
d Housing insecurity was defined as a response of "always, 
enough money to pay rent or mortgage, 
e Food insecurity was defined as a response of "always, 
enough money to buy nutritious meals, 
f Frequent mental distress was defined as a response of >14 days that mental health was not good in the past 30 days, 
a. Frequent insufficient sleep was definedas a response: of£14 days of not ..getting enough..res.ysl.eep. in the past 30 days. 

usually," or "sometimes" felt worried or stressed about having

usually," or "sometimes" felt worried or stressed about having



Table 2. Prevalences of Frequent Insufficient Sleepb and Frequent Mental 
Distress*: Among Adults 18 Years or Older in 12 US States,d 2009

kmmj

Frequent Insufficient Sleep, % 
(95% Cl)

Frequent Mental Distress, % 
(95% Cl)Characteristic P Value® P Valuee

Sex

23.9 (22.6-25.2) 8.8 (7.9-9.7)Men 1 1
[Reference] [Reference]

28.8 (27.8-29.8) 12.6 (11.8-13.4)<.001Women <.001

Age, y

30.7 (29.3-32.2) 11.1 (10.1-12.1)18-44 <.001 <.001

26.1 (25.0-27.3) 12.0 (11.1-12,9)45-64 <.001 <.001

14.1 (13.1-15.1) 7.3 (6.3-8.2)>65 1
[Reference] [Reference]

Race/ethnicity

26.5 (25.6-27.3) 1 9.6 (9.0-10.1)Non-Hispanic
white

1
[Reference] [Reference]

29.4 (27.0-31,9) .02 14.8 (12.5-17.1)Non-Hispanic
black

<.001

24.5 (21.8-27.1) 13.5 (11.3-15.6)Hispanic ,17 <.001

27.1 (24.0-30.2) 9.2 (7.5-11.0)Other .69 .71

Education, y

26.1 (23.2-28.9) 16.3 (14.0-18.6)<12 .84 <.001

26.6 (25,0-28.2) .81 12.6 (11.3-14.0)12 <.001

26.4 (25.4-27.4)>12 1 9.0 (8,3-9.6) 1
[Reference] [Reference]

Housing insecurity?

21.6 (20.7-22,5) 6.8 (6.2-7.4)No 1 1
[Reference] [Reference]

37.7 (35.7-39.6) <.001 20.1 (18.5-21.7)Yes <.001

Food insecurityg

22.9 (22.1-23.7) 7.7 (7.1-8.3)No 1 1
[Reference] [Reference]

41.1 (38.7-43.4) 23.5 (21.7-25.3)Yes <.001 <.001

Frequent mental distress (>3.4 d/30 d)

22.3 (21.5-23.1)No 1
[Reference]

59.7 (56.7-62.7)Yes <.001

Frequent insufficient sleep (>14 d/30 d)

5.9 (5.3-6.5)No 1
[Reference]

24.4 (22.9-26.0)Yes <.001

Abbreviations: Cl, confidence interval; —, does not apply, 
a Prevalence (%) and 95% Cl were weighted to take study design into account.
fa Frequent insufficient sleep was defined as a response of >14 days of not getting enough rest/sleep in the past 30 days, 
c Frequent mental distress was defined as a response of >14 days that mental health was not good in the past 30 days, 
d Adult population was drawn from respondents to an optional module from the 2009 Behavioral Risk Factor Surveillance



System in 12 states (Alabama, Arkansas, California, Hawaii, Illinois, Kansas, Louisiana, Nebraska, New Mexico, Oklahoma, 
South Carolina, and Wisconsin),
e Obtained from a 2-sided t test to assess the difference of prevalence of frequent insufficient sleep and frequent mentai 
distress among groups.
f Housing insecurity was defined as a response of "always, 
enough money to pay rent or mortgage, 
g Food insecurity was defined as a response of "always, 
enough money to buy nutritious meals.

usually/' or "sometimes" felt worried or stressed about having

usually," or "sometimes" felt worried or stressed about having

Table 3. Prevalence Ratio and 95% Confidence Interval of Frequent 
Insufficient Sleep, by Housing Insecurity and Food Insecurity Among Adults 
18 Years or Older in 12 US States,a 2009

Setum

Model 2cCharacteristic Model lb Model 3^

Housing insecurity

1 [Reference]1 [Reference]No 1 [Reference]

1.74 (1.63-1.86) 1.67 (1.55-1.79) 1.49 (1.38-1.60)eYes

Food insecurity

1 [Reference] 1 [Reference] 1 [Reference]No

1.79 (1.68-1.92) 1.75 (1.62-1.88)Yes 1.54 (1,42-1.67)e

a Adults were drawn from respondents to an optional module from the 2009 Behavioral Risk Factor Surveillance System in 
12 states (Alabama, Arkansas, California, Hawaii, Illinois, Kansas, Louisiana, Nebraska, New Mexico, Oklahoma, South 
Carolina, and Wisconsin).
b Model 1: obtained from separate univariate logistic regression models that included only insecurity variables, 
c Model 2: results adjusted for age, sex, race/ethnicity, and education, 
d Model 3: results adjusted for all covariates in mode! 2 and for frequent mental distress.
e 20% to less than 40% reduction of prevalence ratio between model with and without the potential mediator.....................
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and are published as space permits. By 
submitting a Letter to the Editor, the au
thor gives permission for itspublication in 
the Journal. Letters should not duplicate 
material being published or submitted 
elsewhere. Those referring to a recent 
Journal article should be received within 3 
months of the article’s appearance. The 
Editors reserve the right to edit and 
abridge and to publish responses. Submit 
three copies. Both text and references 
must be typed double-spaced. Text is lim
ited to 400 words.

Reprints can be ordered through the 
author whose address is listed at the end 
of the letter.

the Pediatric Primary Care Clinic, Boston 
City Hospital, for health maintenance vis
its from October 1989 through April 1990. 
This clinic serves a predominantly low- 
income minority population. Demo
graphic data (age, sex, race, parent’s 
name, address, method of payment) were 
collected from the hospital’s registration 
system. Based on the parent’s name and 
address, the Boston Housing Authority 
and the Metropolitan Housing Authority 
classified the families as either receiving 
public housing subsidies or not and sup
plied these data in an anonymous fashion.

Data were collected from 580 consec
utive children. Ninety-six percent were 
minority, and 79% were either insured by 
Medicaid or were without insurance. 
There were no significant differences in z 
scores for height-for-age, weight-for- 
height, or weight-for-age between chil
dren in subsidized and nonsubsidized 
housing. Hematologic data were available 
for 503 children; 142 (28%) were iron de
ficient as defined by hemoglobin or hemat
ocrit levels—below Centers for Disease 
Control cutoff values2 or an erythrocyte 
protoporphyrin level 35 mcg/dl or greater 
with a lead level less than 25 mcg/dl.3 
Nineteen percent of children whose fam
ilies were classified as receiving housing 
subsidies were iron deficient, compared 
with 30% of children whose families were 
not so classified (P = 0.055). Logistic re
gression analysis showed that a lack of 
housing subsidy contributed to a risk of 
anemia at a marginal level of significance 
(odds ratio = 1.8; 95% confidence interval 
- 0.95, 3.39; P = 0.0695).

While this was a retrospective pilot 
study in which a limited number of vari
ables were examined and housing status 
could not be verified, these findings sug
gest that subsidized housing may protect 
low income children against iron defi
ciency. Providers of health care for poor

US children should be aware of the ongo
ing high prevalence of iron deficiency in 
some populations, especially for those 
with excessive housing costs. Future pop
ulation-based nutritional surveys should 
include questions regarding housing sub
sidies, □

Alan Meyers, MD, MPH 
Dana Rubin, MD 

Maria Napoleone, RD, MS 
Kevin Nichols, MA

The authors are with Boston City Hospital and 
Boston University Schools of Medicine and 
Public Health, Boston, Mass.
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Public Housing Subsidies 
May Improve Poor 
Children’s Nutrition

Poor families are increasingly unable 
to afford basic necessities. Even with 
maximal participation, food assistance 
programs cover only 34 to 66% of food 
costs for families in Boston, Mass.1 Hous
ing costs may limit the food budget of 
these families: in Boston, 63% of Aid to 
Families with Dependent Children recip
ients spend aver 75% of their grant on 
rent.1 However, tenants who receive pub
lic rent subsidies spend only 25 to 30% of 
their income on rent. We performed a pilot 
study to test the hypothesis that nutri
tional status is better among low income 
children whose families receive public 
housing subsidies compared with similar 
children whose families do not, presum
ably reflecting a reduced pressure on fam
ily food budgets.

We reviewed height, weight, and he
matologic data from all children between 
the ages of 6 months and 6 years attending
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The Effect of Previous 
Cesarean Sections on 
Current Cesarean Rates

In their article in the February 1992 
Journal, Bertollini et al.1 examined the ef-
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ABSTRACT

In Shanghai, globalised urban images and a 
well-functioning accumulation regime are 
enthusiastically sought after by urban policy, 
and explicitly promoted as a blueprint for a 
civilised city life. The city is celebrating its 
thriving neo-liberal urbanism by 
implementing enormous new-build 
gentrification, mostly in the form of 
demolition-rebuild development involving 
direct displacement of residents and 
landscapes. This study aims to understand 
demographic changes and the socioeconomic 
consequences of new-build gentrification in 
central Shanghai. The paper first examines 
demographic changes between 1990 and 2000 
in central Shanghai, i.e. the changing 
distribution of potential gentrifiers and 
displacees. It then looks into two cases of 
new-build gentrification projects in central 
Shanghai, to compare residents' 
socioeconomic profiles in old neighbourhoods 
and new-build areas. This study also examines 
the impacts of gentrification on displacees' 
quality of life and socioeconomic prospects. 
Because the enlarging middle class and the 
pursuit of wealth-induced growth by the 
municipal government are turning the central 
city into a hotspot of gentrification, 
inequalities in housing and socioeconomic 
prospects are being produced and intensified 
in the metropolitan area. This study thus 
emphasises that critical perspectives in

Received 7 September 2008; revised 3 December 2008; accepted 28 
December 2008

Keywords: new-build gentrification; 
demographic changes; socioeconomic 
implication; Shanghai

INTRODUCTION

ecent studies see gentrification as a conse
quence and manifestation of globalisa
tion and neo-liberal urbanism (Smith, 

2002; Davidson, 2007). This is not only because 
gentrification has stretched around the world 
(Atkinson and Bridge, 2005), but also because 
gentrification has become a strategy for the 
middle class to accumulate social capital in the 
pursuit of global and cosmopolitan identity 
(Butler, 2002; Rofe, 2003), and because flows of 
global financial capital have been mobilised by 
elite groups of global super-gentrifiers to con
struct and spread the images of globalisation 
throughout the globe (Lees, 2003; Butler and 
Lees, 2006). Gentrification has become a global 
urban strategy 'in consort with private capital in 
cities around the world' and 'the consummate 
expression of an emerging neo-liberal urbanism' 
(Smith, 2002: 440). Indeed, gentrification 'has 
been woven ever more tightly together with 
capital market processes, public sector privatiza
tion schemes, globalized city competition, welfare 
retrenchment and workfare requirements, and 
many other threads of the fabric of neo-liberal 
urbanism' (Lees et al, 2008:165).

Copyright © 2009 John Wiley & Sons, Ltd.
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As gentrification mutates in both temporal and 
spatial dimensions, it is no longer narrowly 
defined as the rehabilitation of old housing stocks 
in the inner city, but refers to the class remake of 
urban/rural landscapes (Smith, 1996: 39). The 
conceptual meaning of gentrification has been 
extended to capture emerging processes of urban 
change. 'New-build gentrification' precisely 
delineates the maturation and mutation of gen
trification (Davidson and Lees, 2005). Its major 
actors include individual gentrifiers, architects, 
developers, and the state. Most commonly, new- 
build gentrification is manifested in the form of 
the development of large-scale luxurious apart
ment blocks and their consumption by the middle 
classes (Davidson, 2007). It brings both direct 
and indirect displacement, e.g. exclusionary dis
placement and price shadowing.

As gentrification is recognised as a major 
'leading edge' of contemporary metropolitan 
restructuring (Hamnett, 1991), the study of gen
trification has lasted for more than four decades 
and has seen a resurgence in recent years. In their 
new book 'Gentrification', Lees el al. (2008) iden
tify a number of reasons for the widespread and 
long-lasting interest in gentrification research. 
Apart from the five reasons outlined by Hamnett 
(1991), they extend the list by adding the follow
ing (Lees et al, 2008: xvii):

6. Gentrification is the leading edge of neoliberal 
urbanism.

7. Gentrification has gone global and is inter
twined with processes of globalization

8. Gentrification is no longer confined to the 
inner city or to First World metropolises.

As a globalising city celebrating its thriving 
neo-liberal urbanism (He and Wu, 2009), 
Shanghai is highly relevant to the three delinea
tions discussed previously. Shanghai manifests a 
complicated relationship between gentrification, 
globalisation, and emerging neo-liberal urban
ism. Globalisation and neo-liberalisation have 
fundamentally changed the context of gentrifica
tion in Shanghai, as in many other realms. Neo
liberal shifts in the process of urbanisation and 
re-urbanisation can be seen in various aspects of 
society. In particular, fiscal and administrative 
decentralisation, land reform, and housing 
reform are the most fundamental changes that 
create prime conditions for a new regime of 
capital accumulation. Mobilising global capital

Copyright © 2009 John Wiley & Sons, Ltd.

flows and transplanting globalised images and 
identities are evident in Shanghai's gentrification 
strategy (He, 2007). Meanwhile, emerging neo
liberal urbanism in China is manifested by an 
urban-based accumulation regime featuring a 
huge amount of private investment and enor
mous socio-spatial transformation (Wu, 2008; He 
and Wu, 2009). Nevertheless, as Wu (2008) argues, 
emerging neo-liberal urbanism in China is not 
necessarily the result of globalisation, but is a 
'great transformation' to solve the crisis of capital 
accumulation under state socialism. This rightly 
points out the uniqueness of the Chinese 
experience and the necessity of scrutinising the 
Shanghai context.

In Shanghai, strong state intervention can be 
seen in three aspects (He, 2007). First, the state 
stimulates and accommodates the consumption 
demands of gentrifiers through a series of market 
reforms and policy initiatives. Second, to create 
optimal conditions for capital circulation and 
thereby to gentrify the inner city, the state makes 
policy interventions and invests heavily in the 
beautification of the environment and infrastruc
ture construction. Third, the state mobilises the 
most important resources, e.g. urban land and 
resettlement houses, to tackle the problem of 
fragmented property rights and facilitate gentri
fication. Urban regeneration policies emphasis
ing city beautification and modernisation are 
explicitly promoted as a blueprint for a civilised 
city life. Global and metropolitan styles of build
ings and facilities are eagerly sought after by 
developers and middle class consumers. Low- 
rise traditional houses built in the pre-1949 era 
and declining workers' villages, factories, and 
warehouses built in the socialist period are con
sidered to be inappropriate for the global city 
image, and are therefore targeted for redevelop
ment. These urban policies have led to tremen
dous new-build gentrification, mostly in the form 
of demoiition■ rebuiId and displacement of exist
ing residents and landscapes. Although 'gentrifi
cation' rarely appears in the vocabulary of China 
studies, it is undeniable that the Chinese city is 
undergoing a fundamental class remake in a 
much more rapid and drastic way than its 
Western counterparts (He, 2007; He and Wu, 
2007a). To a great extent, the term is avoided 
because of its political implication. As a matter 
of fact, under the rhetoric of city beautification 
and housing improvements, neighbourhood

Popul. Space Place 16,345-361 (2010)
DOI: 10.1002/psp



New-Build Gentrification in Central Shanghai 347

upgrading in terms of both socioeconomic profile 
and landscape is taking place in previously less 
desirable urban areas. The pursuit of wealth- 
induced growth by municipal governments and 
developers, as well as the rise in housing demand 
among the emerging middle class, has given 
birth to gentrification in a wide range of locali
ties, e.g. dilapidated old neighbourhoods, brown
field, and waterfront sites. Direct and indirect 
displacement occurs extensively in the central 
city and produces compelling influences on the 
socio-spatial structure of the city and displacees' 
livelihoods. Inequalities in housing and socioeco
nomic prospects have emerged and intensified in 
Shanghai (Wu, 2002a; Li and Wu, 2006a,b).

The unprecedented scale and speed of urban 
(re)development in Shanghai's endeavours to 
become a world city are well documented (see 
Wu, 2000; Yusuf and Wu, 2002; Zhang, 2002; He 
and Wu 2005; 2007a,b). The political economy of 
urban redevelopment and changing governance 
in urban China are widely studied (see Dowall, 
1994; Leaf, 1995; Walder, 1995; Oi, 1999; Duckett, 
2001; Wu, 2002b; Zhang, 2002, 2003; Zhang and 
Fang, 2004). Nevertheless, the explicit use of the 
language of gentrification is somehow missing. 
The government and some scholars prefer to use 
neutralised and unpoliticised terms, such as re
urbanisation, urban renewal, urban regeneration, 
urban redevelopment, and urban revitalisation 
to describe the magnitude and intensity of the 
urban restructuring process. Also, little attention 
has been paid to the immense residential dis
placement induced by extensive urban redevel
opment. This study aims, therefore, to delineate 
urban socio-spatial changes in Shanghai using 
the language of gentrification. Specifically, this 
paper examines demographic changes and 
impacts on low-income households caused by 
new-build gentrification in Shanghai. The rest of 
the paper is organised as follows: Section 2 exam
ines demographic changes between 1990 and 
2000, as well as some recent changes in the urban 
districts of central Shanghai, i.e. the changing 
distribution of potential gentrifiers and dis
placees; Section 3 looks into two cases of new- 
build gentrification projects in central Shanghai 
to scrutinise the changing socioeconomic profiles 
of residents in gentrified neighbourhoods and to 
comprehend the impacts on displacees' quality 
of life and socioeconomic prospects; Section 4 
concludes.

Copyright © 2009 Jolm Wiley &: Sons, Ltd.

DEMOGRAPHIC CHANGES IN 
CENTRAL SHANGHAI UNDER 
NEW-BUILD GENTRIFICATION

Since urban land was allowed to be leased to 
private developers for the first time in 1992, urban 
redevelopment has seen an unprecedented boom 
in Shanghai (He and Wu, 2005). In the 1990s, the 
Shanghai Municipality launched the '365 scheme' 
to redevelop 365 hectares of old and dilapidated 
housing estates, in the name of Improving peo
ple's housing conditions and beautifying the 
appearance of the city. In the 2000s, the munici
pality initiated another scheme called 'new round 
old urban area redevelopment scheme'. These 
redevelopment schemes were underwritten by 
economic growth-oriented policy and govern
ment subsidies. Later on, as the real estate market 
thrived on the vast volume of private investment 
since the late 1990s, government subsidies came 
to be considered unnecessary. Nevertheless, other 
forms of government assistance remain, aiming to 
remove constraints on both the consumption side 
and the production side to facilitate the gentrifica
tion process (He, 2007). During the last two 
decades, Shanghai has seen a substantial popula
tion reshuffle through urban redevelopment and 
infrastructure improvement projects. Table 1 
shows the changing population distribution in 
different areas of Shanghai, based on five sets of 
census data from 1953 to 2000, as well as data 
from the 2008 Shanghai Statistics Yearbook. Urban 
districts in central Shanghai and its outskirts are 
shown in Figure 1. Except for a slight increase 
between 1982 and 1990, there is a clear trend of 
population decrease in the central area from 1953 
to 2007, especially during the last two decades. 
From 1990 to 2000, the population in three central 
urban districts, Huangpu, Jing'an, and Luwan, 
has declined by 691,700 or 36.4%. During the 
same period, the population in six districts, Xuhui, 
Putuo, Pudong, Minghang, Baoshan, and Jiading, 
has increased by 2,998,400 or 63.5%. With the 
People's Square in the city centre being set as the 
centre point, the population has decreased by 
20% and 12% respectively within radiuses of 2.5 
and 5 km, and has increased by 8% and 50% 
respectively within radiuses of 7.5 and 10 km 
(Gao and Jiang, 2002). By the end of 2007, the 
central area saw a further step of population 
decrease. Nowadays, only one-third of the total 
population lives in the central area.

Popul. Space Place 16, 345-361 (2010)
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Table 1. Population distribution in different areas of Shanghai (1953-2007) (unit: million people/percentage).

The first The second The third The fourth The fifth 
census-1953 census-1964 census-1982 census-1990 census-2000

2008 statistics 
yearbook

people % people % people % people % people % people %

Metropolitan area 
Central area 
Outskirt area2

8.98 100 10.82 100 11.86 100 13.34 100 15.57 100 18.58 100
5.28 58.8 6.29 58.1 5.89 49.7 6.86 51.4 6.68 42.9 6.49 34.9
3.7 41.2 4.53 41.9 5.97 50.3 6.48 48.6 8.89 57.1 12.09 65.1

i

Sourer: Lu, 2003 and 2008 Shanghai Statistics Yearbook.
1 Central area districts: Huangpu, Luwan, Xuhui, Changning, Jiang'an, Hongkou, Putuo, Zhabei, Yangpu.
2 Outskirt area districts: Pudong new district, Minhang, Nanhui, Songjiang, Qingpu, Jinshan, Jiangding, Baoshan, Fengxian, 
Chongming.
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Figure 1. Urban districts in Shanghai.

Nevertheless, population flows from the centre 
to the suburbs are not simply a suburbanisation 
process similar to what has happened in western 
countries since the 1920s. That was mostly driven 
by the rapid popularisation of the automobile 
and the pursuit of spacious housing and a better 
living environment. In China, a large proportion

Copyright © 2009 John Wiley Sc Sons, Ltd.

of urban population was relocated to the out
skirts mostly because land was more available 
and much cheaper there than in the city centre. 
With the re-emergence of a land price gradient, 
rundown old neighbourhoods and brownfield 
sites in the central area liave been rapidly cleaned 
up to make room for more value-added land use.

Popul. Space Place 16, 345-361 (2010) 
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In what follows, we will ask in what ways 
these large-scale rapid demolition and relocation 
projects have resulted in significant modifica
tions in the socioeconomic composition of resi
dential areas. This question can be answered by 
examining population change in occupational 
groups using 1990 and 2000 census data1. Results 
for both the metropolitan area and the central 
area are shown in Table 3. The contrast between 
1990 and 2000 census data does not show an 
apparent increase of potential gentrifiers, e.g. 
managers, senior officers, and professionals, in 
the central area, as studies on western cities 
would suggest (see Butler et al., 2008). This is 
related to the particular era of market transition 
in China. The reforms of state-owned enterprises 
(SOEs) and collective-owned enterprises (COEs) 
in the 1990s made tens of thousands of workers 
redundant and resulted in a high unemployment 
rate (Solinger, 2002). Not only were a vast volume 
of low-skilled manual workers laid off, but also 
a considerable number of high-skilled workers 
and managerial staff became unemployed after 
the bankruptcy of a number of SOEs and COEs. 
The difference between them is that those with 
high skills and high educational attainments 
managed to be re-employed more quickly and 
easily. As a result, the ratio of employed popula
tion to total population between 15 and 65 years 
old in Shanghai decreased from 83.43% in 1990 
to 64.84% in 2000. Furthermore, reforms in gov
ernment and party organisations reduced the 
redundant staff several times in the 1990s, which 
also contributed to the decreased number of 
managers, senior officers, and professionals. 
Meanwhile, as mentioned earlier, Shanghai has 
experienced substantial population redistribu
tion because of large-scale residential relocation 
since the late 1990s. As a result, the employed 
population in the central area decreased between 
1990 and 2000. Despite all of these distractive 
factors, signs of an enlarging middle class in 
Shanghai can still be identified, especially in the 
central area. Although the absolute number of 
professionals in the central area decreased in 
2000, the ratio of professionals to total employed 
population in the central area has increased. 
Associate professionals and administrative staff 
have seen the most prominent increase in both 
metropolitan and central areas. In contrast, pro
cessing, plant, and machine operative jobs have 
dramatically decreased, particularly in the central

Popul. Space Place 16, 345-361 (2010)
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In many cases, relocation to peri-urban areas has 
been involuntary. Urban redevelopment and 
work unit housing allocation are two major 
causes of involuntary relocation (Wu, 2004). The 
comparatively cheap housing prices in the out
skirts do attract some people who wish to pur
chase larger and more affordable housing units. 
However, the inconvenient and costly commute 
and underdeveloped infrastructure have signifi
cantly hindered large-scale voluntary relocation 
to the outskirts. In contrast, residential relocation 
towards the inner city is normally voluntary, e.g. 
through purchasing commodity housing based 
on personal choice (Li and Siu, 2001a; 2001b). On 
the one hand, extensive redevelopment in the 
inner city pushed numerous low-income people 
to the outskirts. On the other, it attracted an 
influx of affluent people into the redeveloped 
inner city. Table 2 shows the numbers of relo
cated households and demolished houses in 
central Shanghai from 1995 to 2007. Both numbers 
have shown a constant increase since 1999, and 
became strikingly high in 2002. In 2004 and 2007, 
the pace of residential, relocation and housing 
demolition slowed slightly, partly because of 
drastic conflicts between affected residents and 
demolition conipanies/developers. During the 
last 12 years, 946,424 households have been 
relocated and 51.052 million square metres of 
housing have been demolished.

Table 2. Residential relocation and housing demoli
tion in Shanghai (1995-2007).*

Demolished housing 
area (1000 m2)

Relocated
households

1995 73,695
86,481
77,388
75,157
73,709
68,293
71,909
98,714
79,077
41,552
74,483
76,874
49,092

946,424

2.539.0
2.588.6
3.631.6
3.439.4
2.481.7
2.883.5
3.866.6
4.850.0
4.754.7 
2,325.2
8.518.5
8.483.5
6.900.0 

51,052

1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
Total

Source: 2008 Shanghai Statistics Yearbook data.
* Data only cover nine central urban districts and Pudong 
new district.
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Table 3. Population change categorised by occupational groups in Shanghai (1990-2000).

Metropolitan 
area (%)

Central area
Metropolitan area Central area {%)

Occupational group 1990 2000 1990 2000 1990 20001990 2000

Total
Managers and senior officers
Professional
Associate professional and 

administrative
Secretary, sales and customer 

service
Processing, plant and machine 

operative
Agricultural, pasture 

husbandry, forestry, fishery
Others

8,058,492
295,695

1,075,234
465,062

8,115,130
277,240

1,039,630
959,070

2,937,830
132,550
559,560
532,900

100.00 100.00 100.00 100.04,168,521
194,655
760,162
354,905

3.423.67 4.67 4.51
12.8 18.24

11.82 8.51
19.0513.34

5.77 18.14

1,223,278 1,821,010 855,390 22.44745,883 15.18 17.89 29.12

850,4504,068,455 3,100,010 2,094,273 38.20 50.24 28.9550.49

6,610929,069 17,403 11.53 0.42 0.22917,090 11.30

1,699 370 0.011,240 0.02 0,03 0.011,080

Source: 1990 and 2000 Shanghai census data,
Table 4. Population change and Location Quotients (LQ) indices categorised by occupational classification in 
Shanghai's urban districts.

Class 1 Class 2

LQpopulation population LQ

2000 1990 20001990 2000 1990 2000 1990

Whole city
Central Shanghai
Huangpu
Luwan
Xuhui
Changning
Jing'an
Putuo
Zhabei
Hongkou
Yangpu
Outskirt
Pudong
Minhang
Baoshan
Jiading
Narthui
Fengxian
Songjian
Jinshan
Qingpu
Chongming

8,523,755
4,478,220

995,634
289,210
414,881
344,034
283,914
489,063
455,780
526,390
679,314

4,045,535
442,969
436,593
445,301
359,536
479,170
355,001
348,602
370,271
322,011
513,705

1.00 6,874,509
2,249,154

194,244
101,878
346,128
235,404
88,483

358,801
285,984
264,629
373,603

4,625,355
871,290
570,198
518,590
412,683
438,019
328,873
347,451
448,947
313,388
375,916

1,835,991
1,309,722

246,397
83,525

175,380
112,538
96,906

133,071
107,143
165,151
189,611
526,269
49,960
65,209
74,378
52,281
54,012
43,102
43,570
53,006
36,999
53,752

2,331,813
1,280,883

83,755
61,227

222,056
137,402
63,431

205,585
129,459
174,894
203,074

1,050,930
325,670
162,930
146,840
84,370
62,220
58,950
56,380
60,320
56,430
36,820

1.00 1.00 1.00
1.32 0.791.29 0.95
1.10 1.01 0.861.16

0.991.39 0.791.33
0.811.45 0.771.59

1.38 0.801.37 0.90
1.51 1.56 0.95 0.74

0.951.37 0.811.20
1.17 0.871.10 1.00
1.47 0.751.39 0.95
1.15 0.92 0.721.19
0.77 1.150.64 1.07
0.90 1.070.58 1.10
0.820.76 1.09 0.99

0.79 0.77 1.281.02
0.940.71 1.05 0.85
0.57 1.09 1.350.57

0.60 0.66 1.06 1.25
0.62 1.290.62 1.07
0.740.69 1.04 1.86
0.65 1.230.57 1.08
0.43 1.480.55 1.12

Source: 1990 and 2000 Shanghai census data.

To look at Shanghai's class transformation in 
greater detail, Table 4 shows population change 
and Location Quotients (LQ) indices categorised 
by occupational classification in Shanghai's urban

Popul. Space Place 16, 345-361 (2010)
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area. Overall, Table 3 demonstrates a class 
remaking process in central Shanghai, in terms 
of the changing distribution of occupational 
groups.

Copyright © 2009 John Wiley & Sons, Ltd.
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districts. Occupational groups are further 
classified into two large categories, referring to 
Atkinson (2000). Class 1 is the gentrifier proxy, 
and class 2 is the displacee proxy. Class 1 includes 
three occupational groups: (i) managers and 
senior officers, (ii) professionals, and (iii) associ
ate professionals and administrative staff. Class 
2 include tire remaining occupational groups: (iv) 
secretaries, sales, and customer services, (v) social 
services, (vi) processing, plant and machine oper
ative, (vii) agricultural, farming, forestry and 
fishery, and (viii) others, as well as the unem
ployed and retired. The LQ index is often used 
to measure the concentration of a variable or a 
group in a spatial boundary in comparison with 
the concentration of the variable/group through
out the metropolitan area (Burt, 1996). In this 
case, the LQ index measures the concentration of 
potential gentrifiers and potential displacees 
among the total population between 15 and 65 
years old in an urban district of Shanghai, in 
comparison with their concentration in the met
ropolitan area. The LQ index is therefore particu
larly useful in this study to remove the impact 
of decreased employment rate and population 
redistribution in Shanghai during the 1990s. If 
the LQ index of a certain occupational classifica
tion in a certain urban district is higher than 1, 
then the concentration of that occupational clas
sification in that urban district is higher than the 
average level.

Table 4 shows that although the class 1 popula
tion slightly decreased in central Shanghai in 
2000, its LQ index is higher than the 1990 index. 
This suggests that, compared with 1990, central 
Shanghai as a whole and most central urban dis
tricts have a higher concentration of potential 
gentrifiers in 2000. Some urban districts in the 
most central locations, such as Jing'an, Xuhui, 
Hongkou, and Luwan, show the highest con
centration of potential gentrifiers. Noticeably, 
because the class 1 population saw an increase in 
the outskirts, the LQ indices of class 1 in some 
outskirt districts also increased in 2000, in par
ticular for Pudong new district, Minhang district, 
and Jiading district. These changes reflect the 
development of financial and high-tech indus
trial sectors in certain areas of these districts. 
More details will be given later. As for class 2, i. 
e. the displacee proxy, the 2000 LQ indices in
most central urban districts saw significant 
decline. In both 1990 and 2000, the LQ indices for

Copyright © 2009 John Wiley & Sons, Ltd.

the displacee proxy were much higher in the out
skirts than in the city centre. From 1990 to 2000, 
the concentration of potential displacees saw a 
general increase in the outskirts. Pudong, Ming- 
hang, and Jiading are exceptions, though, for the 
same reason as specified previously. Overall, 
compared with 1990, central Shanghai saw a sub
stantially increased concentration of gentrifiers 
and a decreased concentration of displacees in 
2000. In contrast, the outskirts of Shanghai had a 
higher concentration of displacees in 2000. These 
results show explicit evidence of residential dis
placement in central Shanghai.

Using census data at the sub-district level, 
Figure 2 shows more details of gentrifier popula
tion distribution in central Shanghai. Because 
occupation data at the sub-district level are not 
available in the 1990 census data, district level 
data are used to produce the map for 1990. 
Hongkou, Jing'an, Luwan, Xuhui, Changning are 
five districts showing high concentrations of gen
trifier population in the 1990 map, while the 
other four central districts are not. With sub
district level data available, the map for 2000 
shows more detail. In general, nine central urban 
districts and Pudong new district show higher 
concentrations of gentrifier population than other 
places. In particular, the LQ indices of gentrifier 
population in parts of Hongkou, Jing'an, Luwan, 
Xuhui, and Changning are relatively high. This 
is related to their location and development 
history in Shanghai. Hongkou was part of the 
international settlement of Shanghai from the 
1840s to the 1930s. Although it was one of 
the most internationalised districts of Shanghai, 
nowadays, Hongkou district has become part of 
the CBD (central business district), accommodat
ing a large executive and professional popula
tion. Jing'an district and Luwan district have 
long been the CBD of Shanghai, where the busiest 
commercial streets, high-rise office towers, and 
the most expensive and luxurious condomini
ums are located. Xuhui district is a new commer
cial and cultural centre in Shanghai. In 1997, 
a new sports centre with a seating capacity 
of 80,000 was constructed in Xuhui district, 
and attracted more capital flows and affluent 
population. The first land plot leased out through 
international bidding in China was located in 
Hongqiao economic and technological develop
ment zone in Changning district in 1988. This 
started the land leasing process in Shanghai and

Popul. Space Place 16, 345 -361 (2010)
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Figure 2. Changing Location Quotients indices of gentrifier population in central Shanghai (1990-2000).
Source-. 1990 and 2000 Shanghai census data.

the whole country. Nowadays, many parts of 
Changning district accommodate a number of 
affluent people, e.g. expatriates, executives, and 
professionals working in foreign companies and 
joint ventures. In general, most parts of the nine 
central urban districts are highly concentrated 
with gentrifier population. Some parts of Pudong 
new district also show high LQ indices of gentri
fier population. The Lujiazui area in Pudong, 
overlooking the Bund on the west bank of 
Huangpu river, has now become the new CBD of 
Shanghai. Numerous high-rise office blocks and 
luxurious condominiums have been built along 
the waterfront to accommodate white collar 
workers in the financial and insurance industry, 
real estate, and so on. Parts of Putuo, Zhabei, and 
Yangpu, which used to be considered less desir
able areas of Shanghai, showed a high concentra
tion of gentrifier population in 2000, in particular 
areas along the Suzhou Creek {a major waterway 
of Shanghai) and areas dose to universities. Some 
parts of the outskirts, such as the northwest part 
of Minhang, the middle of Nanhui, and the east 
part of Baoshan, in which large-scale economic 
and technological development zones are located,

Copyright © 2009 John Wiley & Sons, Ltd.

also show higher concentrations of gentrifier 
population than many other places in the 
metropolitan area.

Comparing the 1990 and 2000 data with the 
latest statistics data, Table 5 captures updated 
population changes in Shanghai. Because 
occupational information is not available in the 
Shanghai Statistics Yearbook, Table 5 compares 
population groups categorised by industrial 
sectors. From 2000 to 2007, the employed popula
tion in Shanghai increased dramatically. The rate 
of increase was 12.02%, much higher than in the 
previous decade. From 1990 to 2000, banking and 
insurance, real estate management, and public 
services saw the most prominent development. 
The population in wholesale, retail and catering 
services also showed increases. Against the back
ground of industrial restructuring and govern
ment/party organisation reform, populations in 
manufacturing and energy production/supply, 
government and party agencies, and social 
organisation saw the most significant decreases 
between 1990 and 2000. The number of employ
ees in government and party agencies, manufac
turing and energy production/supply sectors

Popul. Space Place 16, 345-361 (2010)
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Table 5. Population change categorised by industrial groups in Shanghai (1990-2007).

2000 20071990

% Population Change %Industrial group Population Population Change

9,090,800
193,500

975,670
-37080

Total
Government and party 

agencies and social 
organisations 

Education, culture and art, 
mass communication 

Research institute, 
polytechnic services 

Healthcare, sport and 
social welfare 

Banking and insurance 
Real estate management 

and consultancy 
Public and social services 
Transportation, postal and 

telecommunications 
services

Construction industry 
Manufacturing, electricity, 

gas and water 
production and supply 

Wholesale, retail, catering, 
storage

Agricultural, pasture 
husbandry, forestry, 
fisher)', geological 
prospecting and water 
conservancy, mining 
and quarrying 

Others

8,115,130
230380

56,638
-60317

0.708,058,492
291,397

12.02
-20.87 -16.08

346,150 -0.76 382500348,817 -2,667 36,350 10.50

175300 75380100,120 1,624 1.6598,496 75.29

178,140 11,078167,062 6.63 182,000 3,860 2.17

104350
161,760

68,761
497,026

192.13
145.29

216,100
837,600

35,789
342,104

111350
675,840

106.70
417.80

677,370
420,220

894300
606,900

216,930
186,680

32.03
22.1076,060344,160 44.42

10.13499,310
3,217,240

45,934 
-1035,026

421,400
3,005300

453376
4,252,266

-77910
-211,940

-15.60
-24.34 -639

6330 13683001,191340 461,305 376,960729,935 31.64

-332 607300 -350,680958,180 -34,949993,129 -36.60

30,270 28,309 1443.60 -30,270 -100.001,961

Source: 1990 and 2000 Shanghai census data, 2008 Shanghai Statistics Yearbook data.

continue to grow but less rapidly. Overall, the 
population in the tertiary sector, especially real 
estate, finance, and polytechnic services, showed 
rapid increases. Evidently, the city is character
ised by an upgrading industrial structure and a 
growing middle class population.

In all, official statistics show that measured by 
occupational groups and industrial groups pop
ulation changes in central Shanghai from 1990 to 
2000 and more recently signify a clear process of 
class remaking. These profound population 
changes axe the result of extensive turban re
development in the central area launched and 
facilitated by market-proactive urban policy. 
Essentially, these redevelopment projects initiate 
a gentrification process involving lots of new

Popul. Space Place 16,345-361 (2010) 
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continued to decrease after 2000, but at a lower 
rate. In contrast to the previous decade, the con
struction industry started to see an obvious 
decline. Meanwhile, populations in agricultural 
and other relevant industrial sectors showed the 
most noticeable decrease. From 2000 to 2007, 
among all industrial groups, real estate manage
ment and the consultancy industry experienced 
the most striking population increases, nearly 
three times those of the previous decade, when 
real estate and public services were calculated 
together. Populations in other industrial sectors, 
such as banking and insurance, research institute 
and polytechnic services, transportation, postal 
and telecommunications services also increased 
substantially. Services, wholesale, and retail trade

Copyright €> 2009 John Wiley & Sons, Ltd.
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old neighbourhoods, both projects demonstrate 
the four characteristics of contemporary gentrifi
cation, i.e. vast investments, social upgrading 
with incoming high-income groups, dramatic 
change of urban landscapes, and large-scale 
direct displacement (Davidson and Lees, 2005). 
Both cases bear witness to the burgeoning gentri
fication process in central Shanghai, which is an 
important part of the greater process of economic 
and urban restructuring in post-reform China.

This study aims to examine socio-spatial 
changes in old neighbourhoods through con
trasting two groups of study sites before and 
after gentrification. To reconstruct the pre- 
gentrification neighbourhoods, two adjacent old 
urban neighbourhoods, which possess similar 
built environment and socioeconomic profiles to 
the pre-gentrified sites of the two projects, were 
selected as study sites. Table 6 shows basic infor
mation about the four study sites. Shenjiazhai is 
a dilapidated neighbourhood located to the 
east of Liangwancheng, possessing a similar 
development history and characteristics to the 
pre-gentrified Liangwancheng. Jing'anli is a 
dilapidated, old-fashioned neighbourhood within 
the TPQ area, comparable with the pre-gentrified 
Xintiandi. A total of 500 questionnaires were dis
tributed in the four sites: 200 in Liangwancheng 
(about 3% of the total households in the area); 100 
in Shenjiazhai (about 8% of the total households 
in the area); 100 in Xintiandi; and 100 in Jing'anli 
(about 7% of the total households in the area). 
Questionnaires were distributed randomly to 
heads of households or their spouses. Because 
residents have been absent from Xintiandi since 
it was converted into a commercial and recre
ational district, questionnaires were distributed 
to consumers and visitors. There is a possible 
problem of inconsistency, because the compari
son is made between different types of respon
dents in Xintiandi and the other three sites. 
Nevertheless, in this study, new-build gentrifica
tion is not narrowly defined as residential 
upgrading, but refers to the class remaking of 
urban landscapes. Both consumers/visitors in 
Xintiandi and residents in the other three neigh
bourhoods are considered as occupants or users 
of urban space. In this sense, they are compara
ble. The comparison between pre-gentrification 
sites and gentrified sites reflects the changing 
class of users in the urban space. Furthermore, 
the inclusion of different types of gentrified sites

Popul. Space Place 16, 345-361 (2010)
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development in old urban neighbourhoods and 
industrial land, i.e. new-build gentrification. As 
Shanghai strives for global city status and rapid 
economic growth through employing new-build 
gentrification as a central urban policy, immense 
residential displacement occurs. The result is that 
low-income groups are driven out of the central 
city, and replaced by a swelling affluent 
population.

SOCIOECONOMIC IMPLICATIONS OF 
NEW-BUILD GENTRIFICATION

In order to understand the socioeconomic impacts 
of the prevailing new-build gentrification in 
central Shanghai, this paper examines two gen
trification projects based on a social survey con
ducted in 2004. These two projects represent the 
most prevalent form of urban redevelopment in 
present-day Shanghai: heavily relying on private 
investment to produce modem urban landscapes 
and globalised images, and making long-term 
socioeconomic benefits of the low-income 
neighbourhoods subordinate to the interests of 
developers and the wealthy. Xintiandi is the flag
ship project of a large-scale redevelopment 
project, the Taipingqiao (TPQ hereafter) project. 
Xintiandi is located close to a commercial centre 
of central Shanghai and was invested in by a 
Hong-Kong-based real estate developer, Shui-On 
Group. It is well known through the way it 
fits the most fashionable consumption, facilities 
into restored and reconstructed old-fashioned 
Shanghai-style houses- Equipped with the most 
stylish and expensive shops and restaurants in 
Shanghai, Xintiandi attracted lots of middle- to 
high-income consumers and effectively changed 
the image and housing price of the whole TPQ 
area. It has been a successful gentrification strat
egy for the TPQ project (He and Wu, 2005). The 
Liangwancheng project is located in a waterfront 
area along the Suzhou Creek, a major waterway 
in Shanghai. Invested in by a local real estate 
developer affiliated to the COSCO Group (China 
Ocean Shipping Co.), the Liangwancheng project 
removed one of the largest dilapidated residen
tial areas in Shanghai. Featuring a sweeping 
view over the Suzhou Creek and a convenient 
location, it has become one of the most popular 
residential complexes in Shanghai's housing 
market. Although different strategies were 
adopted to gentrify these two different types of

Copyright © 2009 John Wiley & Sons, Ltd.
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Table 6. Basic information on the four study sites.

Built environment Development history Households* Sample sizeName

Modem high-rise 
residential complex 

Shabby low-rise houses

1997-2006, developed by a 
local real estate developer 

Pre-1949, self-built housing by 
migrants from neighbouring 
provinces

1999-2001, developed by a 
Hong Kong-based developer

6500Li angwancheng 200

Shenjiazhai 1200 100

High-end multi-purpose 
district with dinning, 
shopping, and 
recreational facilities 

Old-fashioned 
dilapidated 
neighbourhood

Xintiandi NA 100

Since the 1930s, constructed by 
French developer during the 
semi-colonial period

Jing'anli 1500 100

* Data provided by the residents' committee in each neighbourhood.

helps to precisely capture the features of gentri
fication in Shanghai, despite the limitation on the 
selection of respondents. Based on the previous 
considerations, this is a worthwhile trade-off.

Based on the survey data, Table 7 contrasts 
respondents' socioeconomic characteristics in 
pre-gentrified and gentrified sites in terms of age, 
educational attainment, occupation, working 
sector, annual family income, housing tenure, 
and second home ownership. The differences 
between Liangwancheng and Shenjiazhai are 
quite obvious. In terms of age, Liangwancheng 
has a younger population structure than 
Shenjiazhai. As for educational attainment, nearly 
two-thirds of respondents in Liangwancheng 
were educated to college/university level and 
beyond, while the majority in Shenjiazhai do not 
have a university qualification. In terms of occu
pation, 72.4% respondents in Liangwancheng are 
professionals and managerial personnel, while in 
Shenjiazhai only 16% belong to this category. 
In terms of working sector, respondents in 
Liangwancheng have diversified profiles, while 
respondents in Shenjiazhai are mainly concen
trated in public sectors, e.g. SOEs and COEs. 
When comparing income, the majority in Liang
wancheng belong to middle-income groups with 
an annual family income above 50,000 Yuan, 
while the majority in Shenjiazhai have an annual 
family income below 50,000 Yuan. In terms of 
housing tenure, 94.5% of houses in Liangw
ancheng are purchased by residents as commod
ity housing. The average housing cost among 
respondents is 4252 Yuan per square metre. In

Copyright © 2009 John Wiley & Sorts, Ltd.

fact, by the end of 2007, the housing price in 
Liangwancheng exceeded 23,000 Yuan per square 
metre. In Shenjiazhai, 70% of properties are 
privately owned housing, of which the majority 
are inherited private housing. The average esti
mated value of inherited private housing in 
Shenjiazhai is around 250,000 Yuan, which is 
comparable with just the price of a bathroom in 
a luxurious apartment in Liangwancheng. Fur
thermore, more than one quarter of respondents 
in Liangwancheng own a second home, while the 
percentage in Shenjiazhai is only 4%. Evidently, 
Liangwancheng has seen a remarkable class 
remaking with an inflow of a large proportion of 
higher-income population after redevelopment.

The comparison between Xintiandi and 
Jing'anli shows similar results. Out of 100 ran
domly selected respondents, 87 in Xintiandi are 
under 40 years old, while 55 respondents in 
Jing'anli are between 40 and 65 years old, and 26 
respondents are elderly (above 65 years old). This 
suggests that the redeveloped Xintiandi area 
attracts a much younger population. As for 
educational attainment, 63% of respondents in 
Xintiandi were educated to college or university 
level, and 15% educated to master's level and 
beyond. In contrast, the majority of respondents 
in Jing'anli are poorly educated. Only 13.1% are 
at college or university level. In terms of occupa
tion, there are 72% of respondents in Xintiandi 
who are professionals and managerial personnel, 
while the percentage in Jing'anli is only 26%. 
Comparison of working sectors shows substan
tial differences too. In Xintiandi, more than half
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Table 7. Socioeconomic characteristics of respondents in the four sites (unit: percentage).

Liangwancheng Shenjiazhai Xintiandi Jing'anli

Age 
18-40 
40-65 
Above 65
Educational attainment 
College/university and beyond 
Occupation
Professional/managerial 
Working sector 
SOEs and COEs
Governmental or CCP organisation
Educational, medical or scientific research organisation
Foreign company or joint-venture
Local private enterprise
Self-employed
Others
Annual family income
<20,000 Yuan
20.000- 50,000 Yuan
50.000- 100,000 Yuan
100.000- 200,000 Yuan 
>200,000 Yuan 
Housing tenure 
Private rental 
Pubic rental

Allocated by government 
Allocated by work units 

Private owned
Inherited private housing 
Purchase with subsidy 
Commodity housing 

Second home ownership

11 27.5 61 19
6763 26 55

26 5.5 13 26
63.5 3.0 78 13-1

72.4 16 72 26

33.5 61 6 55
15 5 0

16 428 12
2 2112
311 23
55 9 3

5.5 12 32 15

3.0 44.0 0 40.0
55.027.5 53.0 33

52.5 2.0 20 5.0
14.5 1.0 12 0
2.5 0 35 0

4.5 1.0 0
29.00 98.0
21.0 96.00
8.00 2.0

95.5 70.0 2.0
56.00 2.0

1.0 4.0 0
94.5 10.0 9
25.5 4.0 2.0

Source: Household survey data.
SOEs = state-owned enterprises; COEs = collective-owned enterprises.

turned into a multi-purpose district attracting 
consumers and visitors from, different places, its 
housing information would not be comparable 
with that of local residents in Jing'anli, and it is 
therefore ignored. Noticeably, the majority in 
Jing'anli do not have home ownership. Overall, 
the comparison shows great contrasts in the 
demographic and socioeconomic characteristics 
in the two sites. Evidently, in the Xintiandi project 
the old-fashioned neighbourhood has been 
turned into an exclusionary landscape for 
younger people with higher socioeconomic 
status.

Contrasts between Liangwancheng and 
Shenjiazhai and between Xintiandi and 
Jing'anli suggest that displacement occurred in

Popul. Space Place 16, 345-361 (2010)
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of respondents work in the private sector, among 
which 21% work in foreign companies and joint 
ventures, and 23% in private companies. In con
trast, two-thirds of respondents in Jing'anli work 
in the public sector, among which 55% work in 
SOEs and COEs. Generally speaking, people 
working in SOEs and COEs get lower pay than 
those in foreign and private enterprises, and face 
a higher risk of being laid off under a redun
dancy policy. Annual family income is another 
important indicator. Two-thirds of Xintiandi 
respondents' annual family income is above
50.000 Yuan, and remarkably, 35% are over
200.000 Yuan. In great contrast, the majority of 
Jing'anli respondents' annual family income is 
under 50,000 Yuan. Because Xintiandi has been

Copyright © 2009 John Wiley & Sons, Ltd.
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Besides the 500 questionnaires, 16 in-depth 
interviews were also conducted with different 
kinds of residents during the fieldwork. Inter
viewees were not only selected within the four 
surveyed sites, but also included different groups 
in different locations, e.g. residents in old inner 
city neighbourhoods, residents in gentrified 
urban neighbourhoods, and relocated residents 
in suburban neighbourhoods. Interviews with 
displacees in the suburbs confirm the estimates 
shown in Table 8. In one housing estate In San- 
liny uan, Pudong new district, which was pur
posely built to accommodate relocated residents 
from the inner city, a middle-aged gentleman 
who used to live in the TPQ area says:

T used to work as a clerk in a small factory 
within walking distance to my neighbourhood. 
My salary was about 800 Yuan per month, 
which, was not great but ok to support my 
family. After being relocated to this place, I 
had to quit my job because I can't afford the 
commuting cost. It costs me at least 8 to 10 
Yuan per day for a round trip of roughly 3 
hours from home to my workplace and back
wards. If I took the underground, it costs even 
more but slightly quicker. It wouldn't be 
worthwhile if I kept my job and wasted all the 
money, time and energy on commuting every 
day. I'm now working in the residents' com
mittee temporarily for only 650 Yuan per 
month. My family is worse off, apart from 
being offered a bigger housing unit. But my 
boy still goes to high school in the city centre 
and comes home once a week. He got to go a 
good high school in order to get into a good 
university . . .' (Interview, 2nd April, 2004)

A retiree in his late 60s also complained that
relocation has affected his quality of life:

'I'm a huge fan of Yue opera (a traditional 
opera originating from Zhejiang province and 
prevailing in Shanghai, Zhejiang province and 
Jiangsu province). I used to go to the theatre 
near my place every weekend. But now I can 
only go to Lujiazui (the new CBD in Pudong) 
once a month. The performance there is not 
bad, but never comparable to the old ones in 
Puxi (west bank of Huangpu river). I don't 
have much to do after moving here. This place 
is always so quiet and boring when it gets 
dark. And it takes two hours to get to the city

Popul. Space Place 16, 345-361 (2010)
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the gentrification process. The Xintiandi project 
produced consumption space rather than residen
tial space for the middle class. Therefore, it did not 
involve direct residential displacement. Never
theless, the contrast of the socioeconomic profiles 
of respondents in Xintiandi and Jing'anli shows a 
clear class displacement process. As mentioned 
earlier, the flagship project facilitated gentrifica
tion in the entire TPQ area and resulted in massive 
residential displacement in its later stages.

To understand how gentrification affects dis
placees' lives, respondents in Jing'anli and Shen
jiazhai were asked to predict the most prominent 
impact on their lives that would be induced by 
potential displacement. Because official reports 
usually try to cover up the negative consequences 
and conflicts caused by urban redevelopment, 
respondents' envisioning of displacement conse
quences is largely constructed from information 
from their neighbours, friends, relatives, and 
other informal channels. Results are shown in 
Table 8. More than one-third of respondents in 
both Jing'anli and Shenjiazhai predicted that 
inconvenient access to public facilities, such as 
hospitals, schools, and recreational facilities, 
would be a major change after gentrification. 
Negative impacts on employment status, e.g. 
unemployment because of increased commuting 
time and cost, are another important change pre
dicted by residents. Respondents also considered 
fragmented social networks as a negative conse
quence of gentrification. Last but not least, 
increased distance from the city centre, where 
they have lived for generations, is seen as another 
adverse result of being relocated. Obviously, the 
impacts of gentrification are vital for displacees' 
quality of life and employment prospects.

Table 8. The most prominent impact of gentrification 
predicted by residents (unit: percentage).

Jing'anli Shenjiazhai

34.1Inconvenient access to 
public facilities 

Risk of unemployment 
Fragmented social network 
Long distance to the city 

centre

32.5

24.8 28
22.9 23.5
18.2 16

Source-. Household survey data.
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centre. I miss my life back in the old town 
where I had so many friends and so many 
wonderful things to enjoy'. (Interview, 2nd 
April, 2004)

Sadly, these two interviewees are not the only 
ones who have had a bad experience of displace
ment. Displacees commonly suffer from a worse- 
off situation. One officer from the residents' 
committee of a suburban neighbourhood in 
Minghang district says:

'Most residents in this housing estate belong to 
low-income groups with a considerable pro
portion of people receiving subsidies from the 
Minimum Living Standard Scheme (a national 
policy to provide basic subsistence allowance 
to low-income households, which is imple
mented by individual city government). After 
they moved here, the problem of unemploy
ment became more serious, because many of 
them could not afford the commuting cost and 
had to resign from their previous jobs. Some 
used to make a living by running small busi
nesses or renting out rooms in their own 
houses. Now it's impossible for them to do so 
because of the remote location and the highly 
underdeveloped infrastructures of this area. 
This problem is not unique to our neighbour
hood. It is not uncommon that many residents 
became worse off after the relocation'. (Inter
view, 2nd April, 2004)
Gentrification not only drives low-income 

people out of their original homes where they 
have lived for generations, but also removes their 
access to various life chances by relocating them 
to peripheral areas where facilities and infra
structure are highly underdeveloped. Despite the 
improved housing conditions, displacees' quality 
of life and life prospects are actually worse off. 
Peri-urban neighbourhoods concentrated with 
low-income residents are very likely to become 
enclaves of urban poverty in the near future. No 
doubt, gentrification has ultimately changed the 
socio-spatial structure of central Shanghai, and 
has intensified residential differentiation and 
social segregation in the metropolitan area. The 
future of remaining low-income groups in the 
central area is not promising, as gentrification 
continues to be employed as a neo-liberal urban 
strategy to turn the central city into a middle 
class downtown.

CONCLUSIONS

New-build gentrification in China did not emerge 
in a post-regression era, but rather is the product 
of a rapidly developing society dominated by the 
imperative of capital accumulation and economic 
growth. Being an important component of 
China's emerging neo-liberal urbanism reper
toire, gentrification has been adopted as a desir
able urban strategy by a number of localities, 
particularly those large cities striving to upgrade 
their places in the global urban hierarchy. 
Parallel to other urban processes such as urban 
expansion and suburbanisation, gentrification is 
one of the leading edges of urban transformation 
in China and has resulted in enormous demo
graphic and socioeconomic changes. Housing 
inequality and social segregation are intensified 
in Chinese cities, not only as a result of the hier
archical system in the socialist period, but more 
importantly as a result of contemporary urban 
transformation underwritten by globalisation 
and neo-liberalisation.

Emerging from very different political and 
economic settings, new-build gentrification in 
China presents similar outcomes to those in the 
west, although on a much greater scale and in a 
more intensive way. During the last 15 years or 
so, extensive urban redevelopment has effec
tively removed shabby houses and changed 
urban landscapes in central Shanghai. Massive 
modern apartment blocks, mixed-used districts 
and green space have been built in the central 
area. As the state endeavours to create an image 
of modern and civilised urban life in the central 
city, the social benefits of the urban poor are 
ignored. A process of class remaking is being 
undertaken during the redevelopment move
ment through evacuating indigenous low-income 
population to make room for high-income 
groups. Evidence from statistics data and field
work shows that a process of new-build gentrifi
cation has changed the socio-spatial structure of 
central Shanghai both quantitatively and qualita
tively. The contrasts in 1990 census data, 2000 
census data and 2008 Shanghai Statistics Year
book data show an enlarging middle class in the 
city, and clear signs of class remaking in the 
central area. The redistribution of population 
from the central area to the outskirts is not simply 
a process of suburbanisation, but rather a process 
of class displacement through state-sponsored

Popul. Space Place 16, 345-361 (2010)
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gentrification. Through looking at two projects of 
new-build gentrification in the central city, this 
study shows striking contrasts in respondents' 
socioeconomic characteristics in pre-gentrified 
and gentrified sites. Interviews with displacees 
relocated to the peripheries further demonstrate 
the negative impacts imposed by gentrification 
on low-income groups. While the city celebrates 
its thriving neo-liberal urbanism, the long-term 
socioeconomic benefits of local communities are 
sacrificed. Displacement not only deprives low- 
income groups of convenience and the joys of 
urban life in the central area, but also jeopardises 
their socioeconomic prospects and household 
livelihoods.

The resurgence of gentrification research in 
recent years seems to prefer a de-politicised anal
ysis of urban change and starts to lose its critical 
edge (Slater, 2006). These studies have seen a 
disassociation from working-class displacement 
and detrimental outcomes of gentrification (see 
Butler, 2002, 2007; Byrne, 2003; Zukin and Kosta, 
2004). The political meaning and implications of 
gentrification are at best neutralised, if not fading. 
This actually obscures important political and 
economic transitions in the gentrification process. 
The maturation and mutation of gentrification do 
not change its social class character, because 

gentrification" was designed to capture and 
challenge the neighbourhood expression of class 
inequality' (Slater, 2008: 216). Recent debates on 
'the eviction of critical perspectives from gentri
fication research' are a timely redirection of 
research to reclaim its critical accounts and re
politicise the dialogue (Slater, 2006, 2008; Allen, 
2008; Shaw, 2008; Smith, 2008; Wacquant, 2008; 
Watt, 2008). For instance, Watt (2008) calls for 
again raising 'bottom up' accounts of gentrifica
tion, i.e. perspectives from the urban working 
class. Wacquant (2008) points out the need to 
revisit class analysis in gentrification research, 
and the need to recognise the important role of 
the state in producing socio-spatial inequality in 
the neo-liberal city. Nowadays, in places like 
London, Melbourne, and Vancouver, the detri
mental outcomes of gentrification for displacees 
are still tangible, although less directly and often 
with much nuance, while in places like Beijing, 
Shanghai, and Mumbai, the scale and speed of 
'classic' direct displacement are phenomenal. In 
whichever condition, the critical aspects of gen
trification are indispensable and valuable. As

Copyright © 2009 John Wiley & Sons, Ltd.

Smith (2008: 197) rightly points out, 'the class 
etching of the urban landscape that gave rise to 
the language of gentrification is, if anything, 
more intense today, and this should be a central 
part of our inquiries and analyses'.
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NOTE

(1) The occupation data in the 2000 Shanghai census 
were presented in the form of a 10% sample. The 
data are therefore multiplied by a factor of 10 to 
make them compatible with the 1990 data.

REFERENCES

Allen C. 2008. Gentrification 'research' and the aca
demic nobility: a different class? International Journal 
of Urban And Regional Research 32: 180-185.

Atkinson R. 2000. Measuring gentrification and dis
placement in Greater London. Urban Studies 37: 
149-165.

Atkinson R, Bridge G- 2005. Introduction: globalisation 
and the new urban colonialism. In Gentrification in a 
Global Context: The New Urban Colonialism, Atkinson 
R, Bridge G (eds). Routledge: Oxford; 1-17.

Butler T. 2002. Thinking global but acting local: 
the middle classes in the city. Sociological Research 
Online 7.

Butler T. 2007. For gentrification? Environment and 
Planning A 39: 162-181.

Butler T, Hamnett C, Ramsden M. 2008. Inward and 
upward: marking out social class change in London, 
1981-2001. Urban Studies 45: 67-88.

Butler T, Lees L. 2006. Super-gentrification in Bams- 
bury, London: globalization and gentrifying global 
elites at the neighbourhood level. Transactions Of The 
Institute Of British Geographers 31: 467-487,

Byrne JP. 2003. Two cheers for gentrification. Howard 
Law Journal 46: 405-432.

Burt JE. 1996. Elementary Statistics for Geographers. The 
Guilford Press: New York.

Davidson M. 2007. Gentrification as global habitat: a 
process of class formation or corporate creation? 
Transactions Of The Institute Of British Geographers 
32: 490-506.

/ //

Popul Space Place 16, 345-361 (2010)
DOI: 10.1002/psp



360 S.He

Davidson M, Lees L. 2005. New-build 'gentrification' 
and London's riverside renaissance. Environment 
And Planning A 37:1165-1190.

Dowall DE. 1994. Urban residential redevelopment in 
the People's Republic of China. Urban Studies 31: 
1497-1516.

Duckett J. 2001. Bureaucrats in business, Chinese- 
style: the lessons of market reform and state 
entrepreneurialism in the People's Republic of 
China. World Development 29: 23-37.

Gao XD, Jiang QZ. 2002. Redistribution of population 
and suburbanization in Shanghai. City Planning 
Review 26: 66-69 {In Chinese).

Hamnett C. 1991. The blind men and the elephant-the 
explanation of gentrification. Transactions of the Insti
tute of British Geographers 16: 173-189.

He SJ. 2007. State-sponsored gentrification under 
market transition, the case of Shanghai. Urban Affairs 
Review 43:171-198.

He SJ, Wu FL 2005. Property-led redevelopment in 
post-reform China: a case study of Xintiandi rede
velopment project in Shanghai. Journal of Urban 
Affairs 27:1-23.

He SJ, Wu FL 2007a. Neighbourhood changes and 
residential differentiation in Shanghai. In China's 
Emerging Cities: The Making of China's New Urbanism, 
Wu FL (ed.). Routledge: London; 185-209.

He SJ, Wu FL. 2007b. Socio-spatial impacts of prop
erty-led redevelopment on China's urban neigh
bourhoods. Cities 24:194-208-

He SJ, Wu FL. 2009. China's emerging neo-liberal 
urbanism, perspectives from urban redevelopment. 
Antipode 41:282-304.

Leaf M. 1995. Inner city redevelopment in China. Cities 
12:149-162.

and Urban Planning, Tongji University, Shanghai 
(In Chinese, unpublished Master's thesis).

Oi J. 1999. Local state corporatism. In Rural China Takes 
Off: Institutional Foundations of Economic Reform, Oi J 
(ed.): University of California Press: Berkeley; 95-
138.

Rofe MW. 2003. 'I want to be global': theorising 
the gentrifying class as an emergent elite global 
community. Urban Studies 40: 2511-2526.

Shanghai Statistics Bureau. 2007. Shanghai Statistics 
Yearbook 2007. China Statistics Publishing House: 
Beijing (In Chinese).

Shaw K. 2008. A response to The eviction of critical 
perspectives from gentrification research'. Interna
tional Journal Of Urban And Regional Research 32: 
192-194.

Slater T. 2006. The eviction of critical perspectives from 
gentrification research. International Journal Of Urban 
And Regional Research 30: 737-757.

Slater T. 2008. 'A literal necessity to be re-placed'. A 
rejoinder to the gentrification debate. International 
Journal Of Urban And Regional Research 32: 212-223.

Smith N. 1996. The New Urban Frontier: Gentrification 
and the Revanchist City. Routledge: London.

Smith N. 2002. New globalism, new urbanism: gentri
fication as global urban strategy. Antipode 34: 427-
450.

Smith N. 2008. On 'The eviction of critical perspec
tives'. International Journal Of Urban And Regional 
Research 32:195-197.

Solinger DJ. 2002. labour market reform and the 
plight of the laid-off proletariat. The China Quarterly 
158: 304-326.

Wacquant L. 2008. Relocating gentrification: the 
working class, science and the state in recent urban 
research. International journal Of Urban And Regional 
Research 32: 198-205.

Walder A. 1995. Local governments as industrial firms: 
an organizational analysis of China's transition 
economy. American Journal of Sociology 102: 263-301.

Watt P. 2008. Tire only class in town? Gentrification 
and the middle-class colonization of the city and the 
urban imagination. International Journal Of Urban and 
Regional Research 32: 206-211.

Wu FL. 2000. Theglobal and local dimensions of place
making: remaking Shanghai as a world city. Urban 
Studies 37:1359-1377.

Wu FL. 2002a. Sociospatial differentiation in urban 
China: evidence from Shanghai's real estate markets. 
Environment and Planning A 34:1591-1615.

Wu FL. 2002b. China's changing urban governance in 
the transition towards a more market-oriented 
economy. Urban Studies 39:1071-1093.

Wu FL. 2004. Residential relocation under market- 
oriented redevelopment: the process and outcomes 
in urban China. Geoforum 35:453-470.

Lees L. 2003. Super-gentrificat ion: the case of Brooklyn 
Heights, New York City. Urban Studies 40: 2487-
2509.

Lees L, Slater T, Wyly EK. 2008. Gentrification.
Routledge: New York and London.

Li SM, Siu YM. 2001a. Commodity housing construc
tion and intra-urban migration in Beijing - an analy
sis of survey data. Third World Planning Review 23: 
39-60.

Li SM, Siu YM. 2001b. Residential mobility and urban 
restructuring under market transition: a study of 
Guangzhou, China. Professional Geographer 53: 219-
229.

Li ZG, Wu FL 2006a. Socioeconomic transformations 
in Shanghai (1990-2000): policy impacts in global- 
national-local contexts. Cities 23: 250-268.

Li ZG, Wu FL. 2006b. Residential disparity in urban 
China: a case study of three neighborhoods in 
Shanghai. Housing Studies 21: 695-717.

Lu JP. 2003. Changing population distribution in 
Shanghai since the 1980s. School of Architecture

Copyright © 2009 John Wiley tc Sons, Ltd. Popul. Space Place 16,345-361 (2010) 
DOI: 10.1002/psp

H



Nezo-Build Gentrification in Central Shanghai 361

Wu FL 2008. China's great transformation: neoliberal
ization as establishing a market society. Geoforum 39: 
1093-1096.

Yusuf S, Wu WP. 200Z Pathways to a world city: 
Shanghai rising in an era of globalisation. Urban 
Studies 39:1213-1240.

Zhang LY. 2003. Economic development in Shanghai 
and the role of the state. Urban Studies 40:1549-1572.

Zhang TW. 2002. Urban development and a socialist 
pro-growth coalition in Shanghai. Urban Affairs 
Review 37:475-499.

Zhang Y, Fang K. 2004. Is history repeating itself? 
From urban renewal in the United States to inner- 
city redevelopment in China. Journal of Planning 
Education and Research 23: 286-298.

Zukin S, Kosta E. 2004. Bourdieu Off-Broadway: 
managing distinction on a shopping block in the 
East Village. City and Community 3: 101-114.

Copyright © 2009 John Wiley & Sons, Ltd. Popul. Space Place 16,345-361 (2010)
DOI: 10.1002/psp



Urban Studies
45(12} 2449-2470, November 2008

Gentrification and Social Mixing:
Towards an Inclusive Urban Renaissance?
Loretta Lees

[Paper first received, August 2007; in final form, June 2008]

Abstract

Nearly 30 years ago now, Holcomb and Beauregard were critical of lire way that it was 
assumed that the benefits of gentrification would 'trickle down’ to the lower classes 
in a manner similar to that hypothesised in the housing market. Nevertheless, despite 
fierce academic debate about whether or not gentrification leads to displacement, 
segregation and social polarisation, it is increasingly promoted in policy circles both 
in Europe and North America on the assumption that it will lead to less segregated 
and more sustainable communities. Yet there is a poor evidence base for this policy of 
‘positive gentrification1—for, as the gentrification literature tells us, despite the new 
middle classes’ desire for diversity and difference they tend to self-segregate and, far 
from being tolerant, gentrification is part of an aggressive, revanchist ideology designed 
to retake the inner city for the middle classes. In light of this, it is argued that these 
new policies of social mixing require critical attention with regard to their ability to 
produce an inclusive urban renaissance and the potentially detrimental gentrifying 
effects they may inflict on the communities they intend to help.

Introduction not gentrification leads to displacement, 
segregation and social polarisation, it is in
creasingly promoted in policy circles on the 
assumption that it will lead to more socially 
mixed, less segregated, more liveable and 
sustainable communities. In keeping with 
a longstanding strand of research that has 
identified the liberal desires of the new middle 
classes for difference and diversity in the city 
as key to the process of gentrification and to 
the creation of a more diverse and tolerant 
city (see Lees, 2000; and Lees et al, 2008, on

Nearly 30 years ago now, Briavel Holcomb 
and Robert Beauregard (1981, p. 3) were 
critical of the way that it was assumed by 
authors like Altshuler (1969), Lowry (1960) 
and Smith (1971) that the benefits of urban 
revitalisation/gentrification would ‘trickle 
down’ to the lower and working classes in 
a manner similar to that hypothesised in 
the housing market. Nevertheless, despite 
fierce academic debate about whether or
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‘the emancipatory city thesis’), the benefits middle class who actively sought social mixing,
of functionally as well as socially mixed urban as seen in the fact that they were champions 
communities have become something of of the comprehensive school revolution of 
an unquestioned gospel in policy discourse which Margaret Malden’s Islington Green was 
(Lees, 2003a, 2003b) .Yet there is a poor evidence a prototype. As one Barnsbury gentrifier Mary 
base for the widespread policy assumption Hall said in a letter to The Times (1977) 
that gentrification will help increase the social 
mix, foster social mixing and thereby increase 
the social capital and social cohesion of inner- 
city communities. As Damaris Rose (2004, 
p. 280) says, there is an “uneasy cohabitation”

Sir, the Socialists are determined that we 
should sit side by side to be educated and 
lie side by side when ill. Why on earth, then, 
should we not also live side by side?.

between gentrification and social mix. It And as Ken Pring, architect and pioneer
is this uneasy cohabitation that this paper Barnsbury gentrifer, said
investigates.

The present trend towards a rising proportion 
of the middle classes in the population will 
continue. This will help create a better social 
balance in the structure of the community, 
and the professional expertise of the articulate 
few will ultimately benefit the underprivileged 
population (in Pitt, 1977, p. 1).

Gentrification and Social Mixing
Gentrification has long been associated with 
appeals to diversity and difference, to social 
mixing. As Irving Allen argued, some time ago 
now, in an essay titled ‘The ideology of dense 
neighbourhood redevelopment’ Such words virtually echo current policy rhe

toric on social mixing as we shall see later in 
this paper.

Anti-gentrification groups active at the 
time, such as the Barnsbury People’s Forum, 
however, were much more sceptical about the 
merits of social mix/ing

Social balance or ‘mix’ is an argument about 
the consequences of social class patterns. It 
rests on the belief that there is an ideal com
position of social and income groups which, 
when achieved, produces optimum individual 
and community well being. The assumed social 
advantages of the balanced community have 
been at the heart of nearly all debate on new 
towns and urban renewal ... The difficulty 
with the concept is that, despite numerous 
empirical investigations, very little is known 
about the advantages and disadvantages of dif
ferent kinds of mix, nor at what level—street, 
neighbourhood, district, community—social 
balance would be a worthwhile goal for policy 
objectives (Pitt, 1977, p. 16).

Sociocultural diversity is a leitmotif in the 
new tastes for central city housing and neigh
borhood. One of the great amenities of dense 
city living, it is said, is exposure to such social 
and cultural diversity as ethnicity. A composite 
statement of the idea made up from many 
fragments is as follows: A milieu of diversity 
represents a childrearing advantage over 
‘homogeneous suburbs’, because children are 
exposed to social ‘reality’ and to the give and 
take ofsocial and cultural accommodationwith 
those who are different. For adults the urban 
ambience of diversity is a continual source 
of stimulation and renewal and a reminder 
of the cultural relativity of one’s own style of 
life. It is said to be a relief from the subcultural 
sameness and ‘boredom’ of many suburban 
communities (Allen, 1984, pp. 31-32).

In research undertaken in one of the first 
neighbourhoods in London to gentrify,
Barnsbury in Islington (see Butler and Lees,
2006; Lees etal, 2008, ch. 1), such a leitmotif 
is certainly to be found. Pioneer gentrifiers Some early authors on gentrification also 
in Barnsbury were part of a left liberal new questioned whether the gentrifying middle
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Policies of Gentrification and 
Social Mixing
In recent years, there has been a resurgence 
of interest among national and local gov
ernments, urban policy-makers and urban 
scholars in the concept of social mixing. En
couraging socially mixed neighbourhoods 
and communities has become a major urban 
policy and planning goal in the UK, Ireland, the 
Netherlands, Scandinavia, Australia, Canada 
and the United States. As Rose argues

since the image of the ‘livable city’ has become 
a key aspect of a city’s ability to compete 
in a globalized, knowledge-based economy 
(Florida, 2003), post-industrial cities have a 
growing interest in marketing themselves 
as being built on a foundation of ‘inclusive’ 
neighbourhoods capable of harmoniously 
supporting a blend of incomes, cultures, age- 
groups and lifestyles (Rose, 2004, p. 281).

classes and the pre-existing low-income com 
munities could live side by side

whether policy can promote population mixes 
of different socioeconomic and racial groups 
while simultaneously enhancing the civil class 
domination of the neighbourhood. In the past 
new people and incumbents have often not 
mixed well when they were of different races 
or socioeconomic statuses. The normative 
integration that is a prerequisite for upgrading 
does not develop ... This probably becomes 
more serious when racial mix is combined 
with socioeconomic mix (Clay, 1979, p. 70).

In this paper, I question whether social mixing 
—moving middle-income people into low- 
income inner-city neighbourhoods—is a 
positive thing. There has been a large volume 
of work that has investigated the concept of 
social mixing or mixed communities, from 
detailed literature reviews (such as Goodchild 
and Cole, 2001; Atkinson, 2005; Tunstall and 
Fenton, 2006; Cheshire, 2007); to empirical Schoon (2001) identifies three distinct ration- 
research on tenurial diversification on pub- ales in policy debates for social mixing. First, 
lie housing estates (such as Atkinson and the‘defending the neighbourhood5 argument 
Kintrea, 2000; Tunstall, 2003); to empirical claims that since middle-class people are 
work on mixed communities in new-build stronger advocates for public resources, sod- 
developments (Rowlands et al, 2006); and ally mixed neighbourhoods will fare better 
new work questioning social mixing policies than those without middle-class households. 
(Galster, 2007). In this paper I bring together Secondly, the ‘money-go-round5 argument 
this work and the newly emerging work on claims that tenurially and socioeconomically 
gentrification and social mixing (for example, mixed neighbourhoods are able to support 
Davidson, under review; Freeman, 2006; Lees a stronger local economy than areas of con- 
etal,2008;Rose,2004; Uitermarkef ed.,2007; centrated poverty. Finally, the£networks and 
Walks and Maaranen, 2008) to question the contacts’ argument draws on Putnam’s (1995) 
current policies on social mixing that are a influential account of bridging and bonding 
central part of urban renaissance agendas in social capital to promote social mixing as 
much of the developed world. In so doing, I the way to generate social cohesion and eco- 
develop a detailed critique of current policies nomic opportunity. However, the rhetoric 
on social mixing that seek to use gentrification of ‘social mix’ hides a gentrification strategy 
as a ‘positive public policy tool’ to revitalise and in that a hidden social cleansing agenda 
inner urban neighbourhoods (see Cameron, (Cameron, 2003; Uitermark et al, 2007). 
2003, on gentrification as a ‘positive public Blomley demonstrates how the concept of 
policy tool5; and Lees et a]., 2008, on state-led social mix has been operationalised through 
‘positive’ gentrification). gentrification in order to address—that is,
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cleanse—the long-term disinvestment and spatial deconcentration of poverty. And the 
poverty in Vancouver’s Downtown Eastside Netherlands has pursued policies of breaking

up, through demolition and rebuilding, 
areas of low-income housing. In 

similar vein to the UK, it has also enacted 
policy that regulates new developments by 
requiring mixed occupancy as a condition 
for planning approval and/or funding.

Programs of renewal often seek to encourage significant 
homeownership, given its supposed effects 
on economic self-reliance, entrepreneurship,
and community pride. Gentrification, on 
this account, is to be encouraged, because it 
will mean the replacement of a marginal anti
community (nonproperty owning, transitory, 
and problematized) by an active, responsible, 
and improving population of homeowners 
(Blomley, 2004, p. 89).

The United Kingdom
The UK’s New Labour government (under 
Tony Blair and now Gordon Brown) is as 
committed to social diversity and mixing as

It is a policy language that never uses the word were Barnsbury’s pioneer gentrifiers, some of 
‘gentrification and thus consistently deflects whom were quoted earlier. It is perhaps no 
criticism and resistance. Terms like urban surprise that Tony Blair and a number of other 

cabinet members have lived in Barnsbury!renaissance, urban revitalisation, urban re
generation and urban sustainability are 
used instead, avoiding the class constitution ideologies are those of classic gentrification 
of the processes involved and neutralising 
the negative image that the process of gen
trification brings with it (Lees, 2003a; Lees 
et al, 2008). Criticism is also deflected through

Their pro-urban and pro-social-mixing

texts. In recent policy statements1 they sell 
gentrification, which they prefer to call ‘urban 
renaissance’, to us through the neutralising 
vein of social mixing (Lees, 2003a; Lees 
et al, 2008). As stated earlier, the benefitsthe construction of social mixing as a moral

istic discourse that is about helping the poor 0f diversity and of functionally as well as 
(Blomley, 2004; Slater, 2005,2006). It is diffi
cult to be for gentrification, but who would 
oppose ‘social mixing’?

Although authors have written about Ireland intention to bring the middle classes back to 
(for example, Norris, 2006), Scandinavia (for file central city, read gentrification, is motiv- 
example, Musterd and Andersson, 2005),
Australia (for example, Ruming et al, 2004), 
and (lie literature on Canada is growing (much strengthen the ‘social tissue’ of deprived neigh- 
of which is used later in this paper—see 
references there), the bulk of the literature on socja] balance are viewed as key to reducing 
social mixing has focused on the UK, the US what they term ‘neighbourhood effects’, 
and the Netherlands. These three countries This was the ODPM’s3 argument 
have enacted similar but different ways of 
promoting social mixing as part of their urban 
renaissance agendas. The UK has promoted 
the state-led gentrification of public hous
ing through a mixed communities policy 
and the housing market renewal of areas of 
supposedly failing owner-occupied housing 
(usually working-class). The US has promoted 
social mixing through policies that seek the

socially mixed urban communities stand 
central to, and unquestioned in, these policy 
documents.2 The British government’s stated

ated by, and indeed sold to us, as an attempt 
to reduce socio-spatial segregation and

bourhoods. Social mixing and improved

People living in deprived neighbourhoods 
are less likely to work, more likely to be poor 
and have lower life expectancy, more likely 
to live in poorer housing in unattractive local 
environments with high levels of anti-social 
behaviour and lawlessness and more likely to 
receive poorer education and health services. 
Living in a deprived area adversely affects indi
vidual’s life chances over and above what would
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be predicted by their personal circumstances 
and characteristics (ODPM, 2005, p. 6).

Randolph and Wood explain the thinking 
behind this approach

areas—what Stuart Cameron (2003, p. 2373) 
calls a policy of positive gentrification’ or 
‘gentrification as a positive public policy 
tool’—in order to diversify the social mix 
and dilute concentrations of poverty in the 
inner city.

Davidson and Lees (under review) discuss
The idea that social disadvantage is exacer
bated by spatial concentration of disadvan
taged populations is often now referred to in the example of the Aylesbury estate near 
terms of neighbourhood’ or area effects’. Put Elephant and Castle, one of the largest public
Simply, the concentration of poverty in local housing estates in Europe, which is in the
areas creates a social milieu that reinforces as- process of being demolished and replaced 

with mixed-income new-build housing. As 
the current Housing Green Paper states

pects of disadvantage and actively reduces an 
individual’s ability to move out of poverty or 
disadvantage (Randolph and Wood, 2003, p. iii).

The purpose of an estate transformation ven
ture would be the creation of a sustainable 
mixed community. This would be likely to 
involve selective demolition; provision of new 
housing supply for homeownersbip, market 
sale and low-cost homeownership; social 
rented and possibly council housing (DCLG, 
2007, p. 111).

The Social Exclusion Unit (1998) argued that 
social capital in excluded communities could 
be rebuilt if they socially mix

it often brings people into contact with those 
outside their normal circle, broadening hori
zons and raising expectations, and can link 
people into informal networks through which 
work is more easily found (SEU, 1998, p. 53). The current strategy for the demolition and 

rebuilding of the Aylesbury estate lists the 
construction of 3200 private new-build homes 
and only 2000 social rented new-build homes. 
This fulfils the UDP requirement for 40 per 
cent social housing. In essence, they seek to 
demolish the vast majority of the Aylesbury 
estate (despite much of it being structurally 
sound) and to create a new-build development 
for a privileged middle class. This plan does

As Uitermark argues

It is frequently suggested by planners and 
politicians alike, that a policy that promotes 
‘social mixing’ could strengthen the social 
tissue of a disadvantaged neighbourhood, 
thus saving its inhabitants from living in an 
environment that allegedly inhibits social and 
economic integration (Uitermark, 2003, p. 531).

tally balanced not acknowledge the current mix already in 
the area (which is already very socially and

Through producing more soci
neighbourhoods via gentrification and thus 
reducing socio-spatial segregation, the British ethnically diverse), nor does it address issues

of social sustainability. As Chris Allen (2008)government expects to increase the stocks 
of social capital in disadvantaged neighbour
hoods. The mixing of low-income and middle- 
income communities is therefore a necessary 
part of the British government’s programme 
to reduce social exclusion. The echoes of towards houses (as places to dwell rather than

says, demolishing low-cost working-class 
houses in order to build high-value products 
that middle-class people will allegedly buy 
violates a whole way of working class ‘being’

a position within the space of positions).poverty deconcentration policies from the 
US (see next section) are quite apparent.

Following the national lead, local urban 
renaissance initiatives are seeking to entice 
more affluent populations into low-income

The United States

Gentrification, marketed as poverty decon
centration in the US, is seen to be a spatial
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fix for die poor tax bases and concentrations community in areas of poverty concentra- 
of poverty in American inner cities. In cities tion, such as Cabrini Green, US policy-makers 
that are highly dependent on property taxes think that gentrification 
as a source of revenue, seeking to increase 
your tax base by increasing the percentage of 
middle-class homeowners in the central city is 
seen to be fiscal pragmatism (Lees et at, 2008).
Significant spatial concentrations of poverty 
are seen to produce certain pathologies

can ameliorate the social isolation of the poor. 
New more affluent residents will rub shoulders 
with poorer existing residents on the streets, 
in shops, and within local institutions, such 
as public schools. Such newcomers may 
exhibit possibilities of social mobility and 
a determination to secure adequate public 
services that provide existing residents with 
the kind of role models and contacts the 
absence of which Wilson [W. J.Wilson, 1987] 
finds debilitating in the ghetto (Byrne, 2003, 
p. 422).

While debate on these questions persists, 
the consensus among policy-makers is that 
poverty is fundamentally transformed by 
its spatial concentration: When [sic] neigh
bourhood poverty rates exceed some critical 
threshold, contagion effects spread behav
ioural pathologies through peer groups, 
while collective socialisation erodes because 
children no-longer see adults in positive role 
models as educated workers and married 
parents (Wyly and Hammel, 1999, p. 740).

By the end of 2004, the HOPE VI programme 
had demolished approximately 63 000 units 
and more than 20 300 units were redeveloped 
(Atkinson,2005). Cunningham (2001),how
ever, in his critique of HOPE VI in Washington

The solution to this is to socially mix, in reality DC, argues that HOPE VI has not aided the 
gentrify, such concentrations of poverty. The revitalisation of depressed neighbourhoods, 
current trend in US housing redevelopment rather it has reduced affordable housing and 
is to replace existing high-density social caused spiralling rents and prices. Gotham is 
housing projects’ with new lower-density on the ball when he states: 
mixed-income communities. This is the cen-

the redevelopment of public housing [in the 
US] is a form of‘exclusive’ development that 
is designed to exclude the very poor from 
the revitalized spaces and render them safe 
for resettlement by the wealthy and affluent 
(Gotham, 2001, p. 437).

tral thrust of the Federal Department of 
Housing and Urban Development’s HOPE VI 
programme which has been used to socially 
mix, and gentrify, public housing.

One infamous example is Cabrini Green 
in Chicago. In 1994, despite being located 
next to some of the most expensive real estate This neo-liberal formula of social mixing, 
in Chicago, Cabrini Green qualified under that promotes gentrification, can be seen 
HUD guidelines as the worst case of public operating at perhaps a more disturbing level 
housing in the US and received $50 million in post-Katrina New Orleans. There conser- 
to redevelop a portion of the site (Lees et al., vative commentators and public officials have 
2008). The reduction of densities from the blamed the urban poverty in New Orleans on 
demolition of units and the Vouchering out’ the failures of the liberal welfare state. Their 
(for example, where residents were given aim is to lure middle-class families back into 
vouchers for mainly private rented accom- New Orleans and to build over, displace or 
modation) of public housing tenants led ‘culturally integrate’ the African American/ 
to significant displacement of low-income low-income communities (see Lees et al., 
tenants and gentrification (see Smith, 2008). As the National Housing Law Project 
2001). By ‘manufacturing’ a socially mixed etal. have argued
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While the scale of urban renewal clearance was 
larger than that of HOPE VI, both programs 
involve the displacement of very large numbers 
of low income households of color (National 
Housing Law Project et al, 2002, p. 38).

due to suburbanization and due to the focus on 
poor residents and on their housing provision 
as a leading principle. Policy concentrating 
on areas with multiple problems (problem 
accumulation areas) and in a later stage the 
policy of social renewal had to respond to this: 
the civic society had to be activated. The role 
of the policy was to increase participation 
in society. This was done under the name of 
“stedelijke vernieuwing”, which also means 
“urban renewal” but should be translated 

urban revitalization” because the goals 
were very different: not housing needs, but 
the reinforcement of the urban economy was 
most important (Aalbers et al, 2004, p. 11).

The Netherlands
Compared with the US and the UK, spatial 
segregation is comparatively low in the 
Netherlands (van Kempen et al, 1992) due 
to the different composition of the housing 
market, where over half the housing is owned 
and rented out by public housing corpor
ations. Traditionally, all sections of society 
have made use of this public housing regard
less of income (Murie and Musterd, 1996), As in the US, city governments in the Nether

lands see the facilitation of social mix as a

as

although this is now changing with higher- 
income households now almost entirely way °f attracting higher-income residents 
absent from publically provided housing. who wiU improve the tax-base, support local 
Nevertheless, despite the low levels of spatial businesses and improve the governability 
segregation, social segregation and social 
mixing are high on governmental agendas.
In the Netherlands, a policy of ‘housing re
differentiation’(see Hulsbergen and Stouten, neighbourhood revitalisations. Ihese ideas 
2001; Musterd et al, 1999; Priemus, 1995,

of the city—for well educated, middle-class 
urbanites are less of a burden on social ser
vices and are likely to play an active part in

about social mix in the Netherlands, and
especially in Rotterdam, have gained new 
intensity since 2002 related to the political

1998, 2001; Uitermark, 2003) as they call it
has been underway since 1996. The British 
Urban Task Force were especially excited by turbulence due to the rise of the Pirn Fortuyn

Party and their ‘Leefbaar Rotterdam’ (Liveablethis policy. Housing redifferentiation is a 
policy of adding more expensive dwellings to Rotterdam). There are now strong calls in the 

Netherlands for the dispersal of the poor andlow-income areas by removing inexpensive 
dwellings through demolition, together immigrant inhabitants and the creation of 
with the sale and upgrading of existing 
dwellings—the idea being to create a more 
socially mixed population in neighbourhoods 
via gentrification.

The motivation for promoting such pol
icies is not about the social well-being of 
disadvantaged individuals, rather it is about 
the need to strengthen the economic 
position of Dutch cities overall (Uitermark,
2003). Aalbers et al outline the ration-ales 
behind a series of interlinked policy shifts 
in the Netherlands

mixed communities. In Rotterdam, Uitermark
et al argue that

The city now actively markets itself as a good 
place for affluent residents and especially 
targets the so-called creative class (cf. Florida, 
2005). The city has boosted both the con
struction of owner-occupied dwellings and 
the demolition of social rented housing. Each 
year, developers add about 3,000 new owner- 
occupied dwellings to the total of 250,000 
dwellings, while demolishers destroy about 
4,000 social houses ... In language that hardly 
requires textual deconstruction, the govern
ment of Rotterdam declares that it aims to 
attract ‘desired households’ to ‘problem areas’

At the end of the 1980s it was realised that the 
urban economy had lost much of its strength
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analytical sack of potatoes” (Fine, 2001... therefore reinforcing and politicizing the 
connection between owner-occupied housing p. 190; see also Kearns, 2003). Randolph and 
and liveability. This discourse no longer only Wood (2003) note there has been only limited 
involves the right-wing parties that were in research into the causes and consequences of 

social mixing, and most of that has been on 
public housing estates (see for example, Cole 
and Shayer, 1998; Atkinson and Kintrea, 2000). 
Byway of contrast, Butler with Robson (2003) 
suggest that higher levels of social mixing, 
and thus conceivably also of social capital and 
cohesion, are more likely to be achieved in 
socially homogeneous, rather than socially 
mixed, areas. Moreover, researchers have

office since 2002. The Labour Party that won 
the local elections of February 2006 supports 
similar policies. A document produced by 
top civil servants to define the communis 
opinio after Labour’s victory explicitly argues 
that gentrification needs to be ‘enhanced’ 
(Uitermark et al, 2007, p. 129).

There have been a number of studies of social 
interaction in these restructured Dutch neigh
bourhoods and these have found that the 
social networks amongst neighbours tend to 
be socially segregated, especially in terms of 
socioeconomic status and ethnicity. Uitermark 
etal. (2007) are clear that an influx of middle- 
class residents into a disadvantaged neigh
bourhood does not increase social cohesion, 
rather the contacts between low-income 
and higher-income households tend to be • 
superficial at best and downright hostile at 
worst (for comparison of some successes and 
failures, see Aalbers, 2006, on the Bijlmermeer 
on the outskirts of Amsterdam).4

cautioned against the artificial imposition of 
social mixing at too fine a spatial scale. At too 
local a scale, it can create tensions—especially 
when there are marked economic, social 
and cultural differences between residents—
and residents may withdraw rather than mix 
(Rose, 2004, p. 281). All this suggests that 
Randolph and Wood (2003, p. 40) are correct 
in claiming that there is a “weak evidence 
base for the principles upon which social mix 
policies are based”.

However, much of the policy literature 
supports the types of tenure dilutions via 
gentrification and the construction of market 
housing in low-income areas outlined in the 
discussions earlier, in the hopes of creating 
more socially heterogeneous and balanced

Gentrification and Social Mixing: 
A Critique

As of yet... there is little systematic evidence 
that gentrification actually leads to greater neighbourhoods (Kearns and Mason, 2007). 
levels of social mix at the neighbourhood Tunstall and Fenton (2006), for example, who
scale. Indeed, it is not even apparent that claim to bring together the best UK research 
social mix can achieve the goals hoped of 
it ... Moreover, it is not dear exactly what 
kind of‘mix’ is most desirable, or what sort of

to date on the subject (p. 2), conclude that 
although there are some gaps in knowledge 
“the most common rationales for mixedmix matters most in producing the expected 

positive outcomes ... (Walks and Maaranen, 
2008, p. 294).

communities remain valid” (p. 3). By way of 
contrast, geographers reviewing social mix 
policies have concluded that there is a lack of 

Conceptually, policy claims about the causal real evidence to support them. Doherty et al. 
links between more socially mixed com- (2006, p. 60), for example, who undertook 
munities, increased social mixing, the devel- a large quantitative study using data from 
opment of social capital and cohesion, and the UK census and the Scottish longitudinal 
decreased social exclusion and deprivation, study, were forced to “conclude that the policy 
have been criticised as something of an of deliberately mixing tenures in housing
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gentrification. The spatially based mechanisms 
designed to increase social mixing—such as 
reduced spatial segregation, better urban 
design and compact cities (the exact policy 
ingredients in the case of new-build gentrifi
cation along the Thames)—have been in
effective in increasing social mixing at the 
neighbourhood/community level.

As Williams and Smith argued some time 
ago now

developments in order to improve social well
being remains largely unsupported by the 
research evidence so far available”. In addition,
Cheshire (2007) offers a sceptical view about 
the possibility of securing social mixing at 
the neighbourhood level. Moreover, in recent 
years, as I indicate in the earlier sections, the 
idea of social mixing has begun to be subjected 
to some important academic criticism from 
those researching gentrification. In this sub
stantive section of the paper, I draw on that 
body of work and on the wider, critical litera
ture on social mixing, to develop six some
what interrelated critiques of social mixing 
policy.

Gentrification Causes Overwhelmingly 
Negative Effects
Social mixing is being promoted through 
gentrification in the face of evidence that 
gentrification leads to social segregation, 
social polarisation and displacement. The 
movement of middle-income groups into 
low-income areas creates overwhelmingly 
negative effects, the most significant of Slater (2004) has shown that Canadian pol- 
which is the displacement of low-income iciesof social mixing have had such negative 
groups (Atkinson, 2004), Far from being tol- consequences, for in South Parkdale, Toronto, 
erant, gentrification is part of an aggressive, where a deliberate policy of social mixing 
revanchist ideology designed to retake the was initiated in 1999, the fall-out was home- 
inner city for the middle classes (Smith, owner NIMBYism, significant rent increases 
1996). There are long-standing claims, mostly and tenant displacement, 
from the US, that gentrification leads to Walks and Maaranen (2008) have investi- 
displacement and socio-spatial segregation, 
rather than alleviating social segregation, 
as working-class and minority residents are 
steadily priced out of gentrified areas (for 
example, Marcuse, 1986; Smith, 1996; Wyly 
and Hammel, 2004). In the UK, Lyons (1996) 
and Atkinson (2000) both used the longitu
dinal survey and found evidence suggesting 
gentrification-induced displacement in 
London. Davidson and Lees (2005) also 
found evidence of gentrification-induced 
displacement in riverside wards along the 
Thames that had experienced new-build

It is often argued that the benefits of gentrifi
cation are far greater than the costs (Schill 
and Nathan, 1983). Whether this is true is 
doubtful, but more important it is beside the 
point. The benefits and costs are so unevenly 
distributed that one has to look not at some 
overall equation but at different segments of 
the population. There are distinct losers as 
well as winners, and the consistent losers are 
the poor and the working class who will be 
displaced as gentrification proceeds, and who 
will confront higher housing costs in tight 
markets (Williams and Smith, 1986, p. 220).

gated the relationship between the timing of 
gentrification, changes in income structure 
and shifts in immigrant concentration and 
ethnic diversity in Toronto, Montreal and 
Vancouver from 1971 to 2001. They con eluded 
that gentrification in these cities was followed 
by declining, rather than improving, levels of 
social mix, ethnic diversity and immigrant 
concentration within affectedneighbourhoods. 
Indeed, gentrification was implicated in a 
growth in neighbourhood polarisation and 
inequality: “the more that gentrification has 
progressed in a neighbourhood, the greater
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the reduction in levels of social mix, and the 
less ‘mixed1 the local social structure in 2001” 
(pp. 319-320). Importantly, gentrification 
was also found to have a deleterious impact on 
the immigrant-reception function of inner- 
city neighbourhoods. They are very clear 
about the implications of this for policy

There’s a great social mix here, we’ve got an 
orthodox Jewish family that side, an English 
family two doors down who have become 
great mates. We’ve got a Black family this side 
who we are very friendly with and an Anglo- 
French family the other side up there, a New 
Zealander over there and there’s no tension 
at all in the street. ... I don’t like to be set in 
an enclave of all middle class or all anything 
because I think that as soon as you get all 
anything the same frictions start, you get the 
‘one upmanships’, the silly, petty ‘I have got 
to be better than the next door’ (Butler, 1997, 
p. 117).

Contrary to the assumptions linking gentrifi
cation to social mix, these results suggest that 
if allowed to run its course, gentrification 
is likely to reduce neighbourhood levels of 
social mix and ethnic diversity...the lesson for 
policy-makers is that if they want to intervene 
to ensure proportionate levels of social mix 
and retain a more balanced social structure, Yet Butler points to some interesting con

tradictions. He argues that “there appearsthey should be aiming to limit, rather than 
promote, gentrification (Walks andMaaranen, to be an increasing tendency towards spatial 
2008, p. 320; original emphasis). segmentation within the middle class both

occupationally and residentially” (Butler, 
1997, p.161). So, despite the Hackney ‘new’ 
middle classes’ desire for diversity and differ- 

Work which has been sceptical about the ence, they tended to self-segregate. Notions of 
voyeuristic and appropriative relationship of diversity were more in the minds of these gen- 
gentrification to difference by authors such trifiers, rather than in their actions, reflecting 
as May (1996) and Merrifield (2000) has one way in which they defined themselves as 
been given new impetus by recent empirical a specific class fraction and, in particular, as 
research into the social interactions of actual cosmopolitan citizens (Butler and Robson,

2001). This has resonances with Irving Allen’s 
(1984, p. 38) perceptive argument that “The

Gentrification does not engender social 
mixing

gentrifiers. T’he middle-class gentrifiers inter
viewed by Butler (1997), Butler and Robson 
(2001) and Butler with Robson (2003), willingness of the new urbanites to live cheek 
engaged in little social mixing with local by jowl with low-status communities may 
low-income groups. Social interaction was testify to the apartness that some feel from 
greatest in areas where other groups had those communities”.
been largely pushed aside and, where they In later research, Butler and Robson (2001) 
had not, gentrification tended to result in and Butler with Robson (2003) supported 
‘tectonic’ juxtapositions of polarised socio- these earlier findings about social interaction 
economic groups rather than in socially and found that middle-class gentrifiers tended 
cohesive communities. Butler (1997) found to associate with other middle-class people 
that Hackney’s gentrifiers sought out people in their neighbourhood, primarily through 
with similar cultural and political values, their children. They were clear: “There is little 
ones attuned to what inner-city living had to evidence of numbers of cross class friend- 
offer, such as social and cultural diversity. His ships” (Butler with Robson, 2003, p. 127). The 
interviewees had similar pro-social-mixing 
views to the pioneer gentrifiers in Barnsbury social networks were the most telling: “There 
quoted at the beginning of this paper. As one 
of his interviewees said

data on the children of gentrifiers and their

was no evidence that the children played 
outside these middle-class networks and our
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fieldwork strongly suggests that the middle- in two Black gentrifying neighbourhoods, 
class pre-school clubs were, and remain, Harlem and Clinton Hill in New York City, 
highly exclusionary of non-middle-class Like Davidson (under review), he consulted 
children” (Butler with Robson, 2003, p. 128). both gentrifiers and non-gentrifiers living in 
Gentrification-induced social mix did not the same neighbourhood. He concludes 
then engender social mixing for either adults 
or children.

With their focus on middle-class reproduc
tion, Butler and Robson did not consider the 
experiences of non-gentrifiers; nevertheless, 
their findings raise important questions 
about the role of gentrification in fostering 
an inclusive urban renaissance. Yet once you 
include the experiences of non-gentrifiers, 
the inadequacies of arguments about the 
influence of residence on class relations in 
gentrifying neighbourhoods become ap
parent (see Bridge, 1994; also Freeman, 2006).
Davidson (under review) surveyed and inter
viewed both gentrifiers and non-gentrifiers 
and found little evidence of social interaction 
between the residents in the newly built 
middle-income developments along the 
Thames and the lower-income residents liv
ing in the adjacent neighbourhoods. There 
was no transference of social capital from 
high- to low-income groups nor any of the 
other desired outcomes from the introduction 
of a middle-class population into these 
central-city riverside locations. In part this 
was due to tire transitory nature of the new- 
build residents and in part it was due to the 
spatially segregated nature of the new-build 
developments with respect to the adjacent low- 
income communities. As Davidson argues

This book shows that the gentry do indeed 
hold forth the promise to bring benefits to 
the indigenous residents, but in ways more 
limited than the poverty deconcentration 
thesis would suggest. In addition, the income 
mixing concomitant with gentrification is no 
guarantee for upward mobility (Freeman,
2006, p. 2).

In his ethnography of tire localised relation
ships between the incoming gentry and the 
long-term residents in the two neighbour
hoods, he found that social ties rarely crossed 
class and racial lines, that the social networks 
in the neighbourhoods seemed impervious 
to the changes taking place around them and 
that there were clashes between the norms 
of gentrifiers and those of the longer-term 
residents. Like Davidson (under review), 
Freeman (2006) found that the gentry and 
the long-term residents moved in different 
spaces, as this commentary (in reference to 
a new restaurant) from a long-term resident 
of Harlem (in his 50s and living in a public 
housing project) captures

We don’t eat there. I went in there for a piece 
of cake and it was like four bucks! I can get 
a whole cake for four bucks. Obviously they 
don’t want too many of us in there (Freeman, 
2006, p. 64).

Like Rose (2004), he also found that the in-the Kfeworlds of the two populations rarely 
intersect. [They] did not work in the same 
places or use the same means of transport.
They did not frequent the same restaurants or 
public houses. They had different household about it. And the two groups did not interact, 
structures. They had different expectations 
and aspirations about community and mixing 
(Davidson, under review).

coming gentry and the long-term residents 
were fairly ambivalent about social diversity— 
few spoke in overall positive or negative tones

as this interview with two indigenous resid
ents reveals

Lance: Do you see in general how they [the 
gentry] interact with the rest of the community 
or—?

Freeman (2006) investigated the impact of 
gentrification on the indigenous residents
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Ms Ta te: Well, they don’t. You know, they just stemming from feelings of irrelevance that 
whatever, might walk by, and, and, and the the neighbourhood improvements were not 
people that are moving in here are younger being made for them. As Atkinson (2006, 
people. When I say younger they might be in pp. 829-830) argues, ‘"If diversity is to be en

couraged, it may be possible only through a 
vision of a vibrant city, rather than an enforced 
social blend at the neighbourhood scale”. As 
Galster says

their late twenties, early thirties, in that range. 
Not much interaction at all. You know, you 
might see one ‘hi’, walk by, that’s it, but it’s 
no real communication going on (Freeman, 
2006, pp. 131-132).

precisely how and why neighbourhoods 
matter must be unpacked carefully before one 
can leap to any policy implications regarding 
neighbourhood mixing (Galster, 2007, p. 35; 
original emphasis).

Rose (2004) undertook empirical research 
into gentrification and social mixing in 
downtown Montreal. She focused, in similar 
vein to Butler (1997), on the actual experiences 
of diversity drawn out in interviews with 
gentrifiers, but unlike Butler she focused Social Mixing is a One-sided Strategy 
on areas that had been deliberately socially that is Seldom Advocated in Wealthier 
mixed by municipal programmes designed Neighbourhoods 
to repopulate the central city in Montreal.
The gentrifiers who had moved into the infill 
condominiums adjacent to social housing 
were asked questions about social diversity 
and about living next to social housing. Rose 
found a relatively large selection of view
points “running the gamut from 'egalitarian 
through ‘tolerant’ to ‘NIMBY’, as well as 
‘ignorant/indifferent”’ (Rose, 2004, p. 300).
Overall her findings were ambivalent.

As Atkinson argues

higher-income households have largely been 
absent from contemporary academic and 
public policy discussions about howto achieve 
a socially just or inclusive residential pattern
ing, even though aspirations of social balance 
and diversity clearly pre-occupy a returning 
government’s urban agenda (Atkinson, 2006, 
pp, 819-820).

It seems then that it is not realistic to assume Social mixing is a one-sided strategy that is 
that people from different social class back- seldom advocated in wealthier neighbour- 
grounds or income bands living cheek-by- hoods that may be just as socially homo
jowl will actually mix, let alone integrate, geneous—for example, poor people are not 
The evidence from the gentrification litera- being moved/attracted to middle-income 
ture then tallies with Cole and Shayer’s suburbs (see Blomley, 2004). Saying that, it 
(1998) research which has shown that a greater is probably worth stating that gentrifiers 
amount of neighbourhood social diversity are “presumably more amenable than the 
does not correlate with increased interaction suburban middle class to having the poor as 
between different social groups within neighbours” (Freeman, 2006, p. 206). On the 
neighbourhoods. Indeed, some authors have rare occasions when poor people have been 
pointed out that socially mixed communities moved to wealthier neighbourhoods—for 
are just as likely to engender social conflict as example, the pilot programme Moving to 
social harmony, due to the clash of different Opportunity (MTO) in the US—the social 
cultures, classes and socioeconomic groups and economic mobility expected did not 
(Goodchild and Cole, 2001). Freeman (2006) happen. The MTO programme was set up in 
found conflict between the gentrifiers and the 1992 to assist low-income families to move 
more established residents, and resentment out of areas with high concentrations of poor
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people into areas with low concentrations of analyst John Betancur found that gentrifi- 
poor people. Like HOPE VI, it was premised cation had indeed destroyed neighbourhood 
on the notion that introducing the poor to support networks and institutions in West 
the more affluent will be beneficial to the Town, Chicago 
poor. It was set up as a pilot policy experiment 
in five US cities to test (or demonstrate) 
the benefits of achieving more mixed com
munities. However, as Atkinson (2005) argues, 
only good’ tenants, who were likely to have 
better employment and educational per
formances anyway, were selected to take part 
in this experiment. Cheshire (2007, 2008) 
provides a useful summary of the findings, 
both in the short term and the long term.
The policy was not a success, it did not bring 
the social and economic benefits claimed 
(such as increased economic and social 
mobility) and was not a cost-effective pro
gramme either (see Kling and Liebman, 2004;
Kling et al, 2005, 2007). Katz et al. (2001) 
looked at the MTO programme in Boston 
and found no significant improvement in

Much of West Town is now gentrified. Even 
entrenched minority, low-income clusters 
have seen gentrification push through their 
borders. Churches, service organizations, 
schools and institutions have been affected 
by it. Their numbers have dwindled or their 
constituencies changed. Many small churches 
have dosed; public school enrolment has 
decreased in the most gentrified sections, and 
higher-income children are taking over local 
private schools (Betancur, 2002, p, 792).

Peach (1996, p. 387) has argued that segrega
tion can play an important role in sustaining 
groups, whether deprived or affluent, for 
“Segregation and concentration fulfils a pro
tective role, like that of a herd of buffalo, hold
ing off wolves”. He suggests that a positive
aspect of segregation may be that politically 

employment, earnings and welfare depend- disenfranchised groups might find a sanctuary 
ence. This evidence is important because, if and an inversion of the kinds of power rela

tions found outside areas of low-income or 
ethnic concentration. The positive aspects 
of social segregation are dismissed in policy 
discussions on social mixing. That evidence 
base needs to be re-evaluated and/or created 
for, as Cheshire (2008,p. 17) argues,people’s 
welfare does not depend on their own income 
as much as their own income relative to other 
people’s income living near to them. Luttmer 
(2005) points to this as a powerful reason 
why people choose to live in neighbourhoods 
segregated by income. As Cheshire (2008, 
p. 17) states: “This suggests the very reverse of 
a policy of‘mixed neighbourhoods’”.

poor people’s lives do not improve as a result 
of being moved into more affluent areas, it is 
unlikely to say the least that their lives would 
be improved by an influx of middle-income 
people into their neighbourhood.

Gentrification-induced Social Mix 
Threatens the Benefits Accrued 
from Social Segregation
Gentrification research has shown that 
increased social mix within declining neigh
bourhoods can worsen the quality of life for 
existing residents (Smith, 1996; Atkinson, 
2000). Moreover, gentrification-induced 
social mix threatens the welfare benefits and 
supportive networks that emerge from living 
in neighbourhoods with complementary 
and similar households (Cheshire, 2006). It 
destroys one kind of social capital to try and 
create another. Here, social mixing is seen 
to threaten the benefits accrued from social 
segregation. University of Chicago policy

What Kinds and How Much Social 
Mixing are Best for Fostering an 
Inclusive Urban Renaissance—And 
Why—Are Often Poorly Specified 
in the Policy Literature
The policy documents on social mixing 
(certainly in the UK) make it difficult to
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identify how the rhetoric of social mixing via Social Mix Policy Fails to Demonstrate 
gentrification will be converted into a strong How 'Social Mixing' between Diverse 
neighbourhood social tissue. Precisely what Neighbourhood Groups is Going to be

Achievedkinds and how much social mixing are best 
for fostering an inclusive urban renaissance— 
and why—are often poorly specified in the 
policy literature (Randolph and Wood, 2003). 
For instance, in his testimony to the Select

Social mix policies fail to demonstrate how 
‘social mixing’ between diverse neighbour
hood groups is actually going to be achieved. 
The assumption is that if you place middle- 

Committee on Environment, Transport and class people side-by-side with poor people, 
Regional Affairs (2001, para 33), Labour MP they will make the decision to mix and thereby

start mixing. Yet, as discussed earlier, Butler 
with Robson (2003) have argued that the 
spatial proximity of middle-class and working- 
class groups in gentrified/fying neighbour- 

j hoods does not automatically generate 
neighbourhood-level social mixing (see also 
Freeman, 2006; Davidson, under review). 
Other, much earlier, sociological literature

Nick Raynsford maintained that

the division between areas exclusively of owner 
occupation and exclusively of renting, which 
was very much a creation of the 20th Century, 
has not been a happy one in our view, and led 
to social polarisation and social exclusion. We 
believe that new developments should contain 
a mix of housing.5

seems to back this up. Much of the sociological 
The then Deputy Prime Minister John literature in the 1960s/1970s was concerned
Prescott signed approvingly; “Our social mix with the consequences of affluence’ on the 
is geared to achieve that” (para 33). However, 
empirical research suggests that the effects 
of tenurial diversification (mixing) are often

class structure and specifically whether the 
working-class were becoming middle-class.
In a definitive critique of the affluence debate, 

disappointing and always context-dependent Goldthorpe etal (1969) dismissed any simple 
(Atkinson and Rintrea, 2001; Wood, 2003). economically assimiiationist explanation. 
In addition, policy documents that promote They argued that not only would the working
social mixing fail to define what a ‘good’ social class have to acquire middle-class economic 

status, but they would also have to demon
strate similar cultural and social behaviours.

mix is, or what kinds of communities are well
balanced

Critically, they argued the working class would 
have to be accepted by the middle class—i.e. 
there would need to be a normative as well 
as a social and economic dimension to social 
mixing. They concluded that, while there was 
evidence of economic convergence, there 

Without governments asserting what kinds was little evidence of social and normative 
of social mix are required (for example, per- convergence.lt was not simply that the middle 
centages and types—such as income, class, class did not want to accept the affluent 
age, ethnicity, tenure) in urban communities, working classes into their communities, there 
it is difficult to assess just what kinds of was little evidence that the affluent workers 
change in neighbourhood character—such as wanted to join them. The community studies 
changing ethnicity or class composition—are literature of the same period pointed to a 
intended to aid neighbourhood communities similar social, cultural and spatial segregation, 
in bringing about an urban renaissance.

social mix is merely a description that may 
apply to virtually any urban neighbourhood. 
No neighbourhood has a completely homo
geneous population (Goodchild and Cole, 
2001, pp. 103-104).

The government’s mechanisms designed
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to increase social mixing, placing poor and take note. As Cheshire (2008) argues, a mixed 
middle-class people cheek-by-jowl, may communities policy is essentially a faith- 
therefore prove ineffective in increasing social based policy since there is scant real evidence

that making communities more mixed 
makes the life-chances of the poor any better, 

tion: is, gentrification-induced social mixing a Indeed, social mix policies push against evi- 
good thing? Goodchild and Cole (2001) con- dence that suggests an increasing trend to- 
sidered the question whether social mixing wards segregation world-wide (see Atkinson 
was a good thing by asking whether greater and Blandy, 2006) and towards evidence that 
neighbourhood social diversity actually in- gentrification-induced social mixing is a 
creased interaction between the rich and poor, misnomer because, quite simply, gentrihca- 
and whether social mix improved the quality tion causes social segregation and polarisation 
of life for neighbourhood residents. If we (Lees et al. 2008).
ask these same questions of gentrification- Social mix policies are cosmetic policies 
induced social mixing, then the evidence rather than ones prepared to deal with the 
discussed here says no. whole host of complex social, economic and

cultural reasons as to why there are concen
trations of poor, economically inactive people 
in our central cities. As Cheshire (2006, p. 1241) 

Socially mixed urban communities created argues “forcing neighbourhoods to be mixed 
by the in-movement of middle-class people in social and economic terms is treating the 
into poor, marginal areas of the inner city symptoms of inequality, not the cause ... on 
are being posited, under the rubric of urban a par with applying leeches to lower a fever”, 
renaissance, as the desegregating answer to Deprivation, like gentrification and social 
lives that are lived in parallel or in isolation exclusion, is a process, not a condition. And 
along class, income, ethnic and tenurial the evidence outlined earlier suggests that 
fault lines. It is ironic that a process that re- over the longer term poor people suffer more 
suits in segregation and polarisation— from the loss of benefits of living in a poor 
gentrification—is being promoted via social neighbourhood, than they gain from living 
mixpolicies as the positive’ solution to segre- in a more affluent one. This leads Cheshire 
gration. By abstractly celebrating formal (2008) to suggest that efforts to improve social 
equality under the law, the rhetoric of social equity would be more effective if directed 
mixing tends to conceal the inequalities of towards people themselves rather than mov- 
fortune and economic circumstance that are ing people around to mix neighbourhoods, 
produced through the process of gentrifi- Indeed, the neighbourhood itself needs to be 
cation. Thus the policies of social mixing re-evaluated (see also Galster, 2007) as the locus 
discussed here require critical attention with of these policies; neighbourhoods are not 
regard to their ability to produce an inclusive static but dynamic entities, 
urban renaissance.

mixing.
These six critiques force us to ask the ques-

Conclusion

Social mix policies also destroy, in my 
Social mix policies rely on a common set mind, their moral authority (see Blomley, 

of beliefs about the benefits of mixed com- 2004) because they socially construct the 
munities, with little evidence to support them, middle class or middle-income groups as a 
and a growing evidence base that contradicts natural category in contrast to a demonised 
the precepts embedded in social mix policies working class or low-income groups (and this 
that should make policy-makers sit up and is done spatially). They push the idea that
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we all should somehow be/become middle to refute or revise the claims of policy-makers
class and that we all want to be middle class, about gentrification and social mixing as an
They are about social engineering (social inclusive form of urban renaissance. It is
cleansing) and all the problematic connota- worth mulling over Susan Fainstein’s ideas 
tions that go with that. They forge a relation- about The just city’ here 
ship between property and proprietry, owner- 
occupiers are well behaved and ‘normal’, 
whilst social tenants are problematic and 
abnormal—they are ‘othered’.

In this paper, I have forged the beginnings 
of an evidence base from which to reject the 
policy ideas about gentrification and social 
mixing outlined in this paper, but further 
research is needed. For those who find it diffi
cult to throw the concept of social mixing 
overboard, future research needs to compare 
more systematically, interviewing or survey
ing both gentrifiers and non-gentrifiers living 
in the same neighbourhoods, social mixing 
in neighbourhoods at different stages of gen
trification (see Rose, 2004). For, as Butler and 
Lees (2006) have suggested, pioneer gentri- For those committed to throwing 
fiers tend to be pro-social-mixing whilst con- neighbourhood-based social mix policies 
temporary (third- or fourth-wave) gentrifiers overboard, as they are currently framed, we 
tend not to be of the left liberal variety; they need to come up with some alternative ideas, 
are more individualistic and prefer sanitised How can we frame a socially inclusive urban 
and relatively homogeneous neighbour- renaissance? We can learn some things from 
hoods. If these are the middle-class people the work on the just and the ideal city, work 
through whom New Labour (and other gov- that seems to have been forgotten along the 
ernments) want to promote social mixing, way. Iris Marion Young’s (1990) defence 
then it will be stonewalled. We also need to of the politics of difference is important in 
look at neighbourhoods that demonstrate the face of the above critiques of social mix 
different types of gentrification, for as Butler policies. Young accepts the domination of 
with Robson (2003) have shown neighbour- specific neighbourhoods by single groups, 
hood context can be directly correlated with as long as the boundaries between these 
typologies of gentrifiers (in terms of politics, neighbourhoods remain blurred (fuzzy 
lifestyles, etc.)—a gentrifier in Brixton is quite borders or fuzzy boundaries). In her ideal of
different from a gentrifier in Barnsbury or city life, there is group differentiation and the 
Docklands, and their views on social mix- interfusion of these groups occurs through 
ing will be quite different too. Debates are socialspace.Itis an openness to unassimilated 
taking place in the absence of a significant otherness (see Lees, 2004, ch.l). She highlights 
knowledge base as to how social mix is ex- the need to provide spaces (not neighbour- 
perienced on a day-to-day basis within the hoods) that offer opportunities for social 
different contexts of gentrification in our interaction amongst people from different 
cities. It is our responsibility as gentrification social backgrounds (see also Lofland, 1998). 
researchers to create the evidence base needed The problem with this is that on the surface

The new urbanist approach of intermixing a 
variety of building types and levels of afford
ability ... is not the panacea that some of its 
supporters assume. If, however, it becomes 
the template for infill development (rather 
than the formula to justify the destruction 
of public housing) it can provide a physical 
framework for a city that offers a higher quality 
of life to residents and visitors. Developing 
an appropriate physical setting for a hetero
geneous urbanity, however, can go only so far 
in the generation of a just city. Most crucial is 
a political consciousness that supports pro
gressive moves at national and local levels 
towards respectfulness to others and greater 
equality (Fainstein, 2005, p. 16).
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- The use of section 106 agreements requir
ing a proportion of affordable housing on 
new private developments is leading to a 
new generation of mixed tenure/income 
developments.

- The Market Renewal Pathfinders policy 
contains explicit proposals to demolish low- 
cost and social housing and to replace it 
with owner-occupied housing for a more 
affluent population (see Allen, 2008).

A number of regional development plans at the 
sub-national scale such as the GLA’s The London 
Plan (2004) and housing strategies such as the 
North London Subregion (2003) do likewise.

2. This idealisation of mixed communities 
echoes a long history of British thought and 
social policy connecting pastoral nostalgia 
about the community harmony of pre-industrial 
village life {Williams, 1973) to the 19th-century 
utopian experiments of Cadbury, Howard’s 
Garden City Movement and the New Towns of 
the 1950s and 1960s (Sarkissian, 1976).

3. ODPM is now DCLG.
4. The Bij lmermeer on the outskirts of Amsterdam, 

a single-class, low-income, multiethnic ‘problem 
estate’with drug problems and a high crime and 
unemployment rate (see Blair and Hulsbergen, 
1993; van Kempen and Wassenberg, 1996), in 
the process of being mostly demolished, stands 
out as a leading example of Dutch policies of 
social mixing. Radical plans drawn up in the 
1990s and extended in the 2002 ‘Final Plan 
of Approach’ have sought to demolish 25 per 
cent of the estate, sell off another 25 per cent, 
upgrade 25 per cent and build new low-rise 
housing for the remaining 25 per cent at a cost of 
approximately two billion euros. Differentiating 
the population structure in this way is seen to 
be a solution to the poverty concentration. 
By 2012, approximately 70 per cent of the 
high-rises in the Bijlmermeer will have been 
demolished. The evidence to date suggests 
that, although the ‘regeneration’ has had some 
successes such as integrating the estate into 
the city better and improved liveability on the 
estate, there have been failures too. Economic 
growth at the neighbourhood level has not 
occurred and the social problems have not 
been erased. Although the mixing of different 
ethnic groups seems to have been a success,

it accepts the gentrified neighbourhood in 
its own right.

My feeling is that if people prefer to live 
with people like themselves we should not 
be forcing them to mix, because ultimately 
this will fail; rather, we should be keeping 
the possibility for mixing open to them. This 
means a refocus on urban design, disallowing 
fortress-style architecture and gated com
munities and rethinking the architecture of 
insecurity and fear. For as Atkinson (2006, 
p. 831) argues, it would appear that govern
ments espouse social mix policies that “preach 
the value of integration” at the same time 
as they facilitate “residential changes of 
voluntary disaffiliation” that “surely damage” 
future prospects for civic vitality in cities. Yet 
it also means remaining critical of the process 
of gentrification and in particular of state-led 
policies of gentrification that are trying to 
socially engineer, dare 1 say socially cleanse, 
our central cities (see Lees et al, 2008).

Notes
1. The following is a list of national policy pre

scriptions that push the dual medicines of 
social mixing and gentrification, some more 
so than others:

- the Urban Task Force report Towards an 
urban renaissance (DETR, 1999).

- the Urban White Paper Our towns and cities: 
the future: delivering an urban renaissance 
(DETR, 2000a).

- the Housing Green Paper Homes for the 
future: more affordable, more sustainable 
(DCLG, 2007).

- the Housing Green Paper Quality and choice: 
a decent home for all (DETR, 2000b).

- the Social Exclusion Unit’s Bringing 
Britain Together: A National Strategy for 
Neighbourhood Renewal (1998) and A new 
commitment to neighbourhood renewal: 
national strategy action plan (2001).

- ODPM’s Sustainable Communities: People, 
Places and Prosperity (2005).
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Atkinson, R. (2006) Padding the bunker: strategies 
of middle-class disaffiliation and colonisation in

so that ‘ethnic otherlng’ is no longer an issue 
(the Bijlmermeer changed from being a Dutch 
ghetto to “the oasis amidst the so-called ‘multi
cultural drama

the city, Urban Studies, 43(4), pp. 819-832. 
■see Aalbers,2006,p. 11) and Atkinson, R. and Blandy, S. (Eds) (2006) Gated

Communities. London: Routledge.

J35

the Black middle class have found a relatively 
emancipatory space in the Bijlmermeer, other Atkinson, R. and Kintrea, K. (2000) Owner-

occupation, social mix and neighbourhood 
impacts, Policy and Politics, 28, pp. 93-108. 

Atkinson, R. and Kintrea, K. (2001) Disentangling 
area effects: evidence from deprived and non- 
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htm.
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RESEARCH AND PRACTICE

Increase in Suicides Associated With Home Eviction and 
Foreclosure During the US Housing Crisis: Findings From 16 
National Violent Death Reporting System States, 2005-2010
j Katherine A. Fowler, PhD, R. Matthew Gladden, PhD, Kevin J. Vagi, PhD, jamar Barnes, MPH, and Leroy Frazier, MSPH

Objectives. We aimed to determine the frequency, characteristics, and pre- ^ 
cipitating circumstances of eviction- and foreclosure-related suicides during the 
US housing crisis, which resulted in historically high foreclosures and increased 
evictions beginning in 2006.

Methods. We examined all eviction- and foreclosure-related suicides in the 
years 2005 to 2010 in 16 states in the National Violent Death Reporting System, 
a surveillance system for all violent deaths within participating states that 
abstracts information across multiple investigative sources (e.g., faw enforce
ment, coroners, medical examiners).

Results. We identified 929 eviction- or foreclosure-related suicides. Eviction- 
and foreclosure-related suicides doubled from 2005 to 2010 (n =88 in 2005; n =
176 in 2010), mostly because of foreclosure-related suicides, which increased 
253% from 2005 (n = 30) to 2010 {n = 106). Most suicides occurred before the 
actual housing loss (79%), and 37% of decedents experienced acute eviction or 
foreclosure crises within 2 weeks of the suicide.

Conclusions. Housing loss is a significant crisis that can precipitate suicide. 
Prevention strategies include support for those projected to lose homes, in
tervention before move-out date, training financial professionais to recognize 
warning signs, and strengthening population-wide suicide prevention measures 
during economic crises. {Am J Public Health. 2015;105:311-316. doi:10.2105/
AJ PH.2014.301945)

In 2010, 36 364 persons in the United States 
died by suicide (age-adjusted rate= 12.08 per 
100 000 population), making it the second 
leading cause of death for US adults aged 25 to 
34 years, and fourth for adults aged 35 to 54 
years.1 Furthermore, the overall suicide rate 
in the United States has increased over the past 
decade,2 especially among adults aged 35 to 
64 years.3 Suicide carries enormous costs to 
society, such as emotional trauma for friends 
and family members (including heightened 
risk of subsequently attempting suicide them
selves), and medical and work loss costs esti
mated at $34.6 billion a year.

Persons who engage in suicidal behavioral 
typically have multiple risk factors for suicide 
such as depression, substance abuse, or chronic 
or acute life stressors such as financial prob
lems. In some instances, a precipitating event 
prompts an attempt in an already vulnerable 
person. Several studies of US and international 
economic cycles have found that suicides in
crease in step with adverse economic events 
For example, a recent study examining the im
pact of austerity measures taken in England 
during the European financial crisis on unem
ployment and subsequent suicides attributed 
more than 1000 excess suicides to these economic 
conditions between 2008 and 2O1O.0 Another 
found that in Greece, one of the worst-hit econo
mies in Europe, suicide mortality rates among 
men have increased by more than 22°/o since 
20077 Similar trends were observed in several 
countries (e.g, Japan, Hong Kong South Korea) 
following die Asian monetary crisis of 1997.®

An analysis of US business cydes and suidde 
rates between 1928 and 2007 recently dem
onstrated that'suicide rales in the United States 
have also generally increased and decreased 
along with economic conditions.4 The findings 
demonstrated that US suidde rales peaked 
during the Great Depression, and decreased 
during times of economic expansion and low

4,5 related to acute stress.17 In addition, a recent 
study found higher suidde rates in regions 
experiencing higher rates of foredosure.13 These 
findings suggest that eviction or foreclosure 
may be related to elevated risk of suidde. How
ever, to date, no study has described or directly 
investigated suicides assodaled with home 
eviction and foredosure.

We determined the frequency and circum
stances of suicide deaths linked to eviction 
(i.e, renters evicted for financial reasons) and 
foreclosure (i.e, homeowners losing homes to 
foredosure) in the years 2005 through 2010 
with data from 16 states partidpating in the 
National Violent Death Reporting System 
(NVDRS). Within this sample, we also exam
ined the extent to wliidi eviction or foreclosure 
was perceived as a key stressor contributing to 
the decedent’s suicide versus acting in concert 
with other stressors. Furthermore, we calcu
lated the frequency of eviction or foredosure

unemployment. Working-age adults were most 
afTecled. One recent study attributed up to 25% 
of tlie US suidde rate increase seen over the past 
decade specifically to rising unemployment0 

There were other important dimensions of 
the recent US economic downturn that may be 
assodated with Hie observed increase in suiddes. 
Beginning in late 2006, the US experienced 
a housing crisis characterized by historically 
high rates of home foredosure10 and increased 
evictions.11 Media reports of suiddes assodated 
with eviction or foredosure appeared in national 
news outlets during this time, 
little information exists about the frequency or 
draracteristics of these events. Although the 
full impact of the housing crisis on publichealth 
is not yet known, several studies have docu
mented adverse effects assodated with mortgage 
delinquency such as 2 or more times greater 
odds of major depression 
greater odds of elevated depressive symptoms

12-11 although

15.10 and 8 times
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suiddes relative to other suiddes during this 
time period, and (he percentage of all suiddes 
assodated with financial stressors that were 
eviction or foredosure related.

phone call to mortgage professionals, police, or 
other persons; or some other direct reporting 
of motives. Furthermore, decedents may in
directly indicate eviction or foredosure as a 
factor contributing to suicide by leaving a sym
bol of its importance somewhere that it can be 
easily found (eg., an eviction notice taped to 
the door). Finally, investigators may infer these 
motives themselves if they find something such 
as a foredosure hearing scheduled for the 
day of (lie suidde. are there to evict the person 
when the suidde occurs, or other dreum- 
stances where it can reasonably conduded that 
eviction or foreclosure was a contributing factor.

Abstractors for the NVDRS code the pres
ence or absence of more than 20 standard 
circumstances (each defined by the NVDRS 
coding manual) for suidde deatlis These cir
cumstances indude mental health problems 
and treatment (eg., current depressed mood, 
current menial health problem, current treat
ment of mental illness, type of mental health 
diagnoses, ever treated for a mental health 
problem, history of suidde attempts, disdosurc 
of intent to commit suidde), substance use 
and abuse (eg., alcohol dependence, suspected 
intoxication at the lime of death, other sub
stance problem), problems involving other 
people or relationships (eg, intimate partner 
problem, recent suicide of friend or family 
member, death of friend or family member, 
other relationship problem), criminal or legal 
problems (recent criminal legal problem, other 
legal problem, victim of interpersonal violence, 
perpetrator of interpersonal violence), and 
other chronic and acute life stressors (eg., phys
ical health problem, job problem, school problem, 
financial problem).

"Financial problem” is a routinely reported 
NVDRS suidde circumstance that jndudes 
eviction and foredosure. but also includes 
problems such as overwhelming debts (eg., 
large hospital bills, gambling debts), bankruptcy, 
or other general ftnandal problems determined 
by investigators to be contributing factors. This 
variable is too broad to be used in defining 
cases for this study, but was used to examine 
the frequency of eviction- or foreclosure- 
related suiddes relative to other suicides in
volving more general Gnanaal problems by 
analyzing the frequency of eviction or fore
closure cases as a percentage of overall finandal- 
related suiddes. This was important because of

the context of other economic problems oc
curring in same general timeframe, such as the 
economic recession, rising health care costs, 
and problems with unemployment.

The NVDRS indudes 2 incident narratives 
that are generated by the stale abstractor on 
the basis of the coroner or medical examiner 
and law enforcement reports. The narratives 
contain a chronology of events in the fatal 
injury inddent and a description of circum
stances that investigators induded in their 
reports of the person’s death.

Presently. 18 stales (Alaska, Colorado, Georgia. 
Kentucky. Maryland, Massachusetts. Michigan, 
New Jersey. New Mexico, North Carolina, Ohio, 
Oklahoma, Oregon, Rhode Island, South Caro
lina. Utah. Virginia, and Wisconsin) contribute 
data to NVDRS. We used data from 16 NVDRS 
states in this analysis because 2 states (Ohio and 
Michigan) did not collect data before 2010.

METHODS

The NVDRS is a state-based active surveil
lance system of all violent deaths in participating 
states, inducting suiddes and homicides. Data 
from the NVDRS hove been used to examine 
the incidence and characteristics of many dif
ferent types of violence, inducting intimate partner 
violence,
violence.23 suidde,2,1 and homitidc-suiddes.29

The NVDRS links data from multiple sour
ces (eg., death certificates, coroner and medical 
examiner reports, law enforcement reports) 
into a single inddent record. State staiT review 
the investigative findings of coroners, medical 
examiners, and law enforcement as well as death 
certificate information and abstract informa
tion into NVDRS by using standard national 
coding guidance developed by tire Centers for 
Disease Control and Prevention. For instance, 
NVDRS coDects information on the demographic 
draracteristics of the victim, location of the 
inddent, weapon used to indict tire fatal injury, 
mental health of the victim, and a standard 
set of circumstances that may be identified in 
investigative reports as assodated with the 
death. The NVDRS circumstances can also be 
thought or as “contributing drcumstances.” 
“contributing factors." or “risk factors" because 
or the way they are determined by investigator.

Investigators (eg., law enforcement) typically 
interview persons who know the decedent to 
determine circumstances in the decedent's 
life that may have contributed to his or her 
death, and may also be able to infer further 
information about factors contributing to the 
death from evidence at the scene of the in
cident. For example, although linandai records 
would not be routinely reviewed as part of 
a suicide investigation, investigators could de
termine in several different ways that eviction 
or foreclosur e contributed to a person’s death 
by suidde. Friends, family, coworkers, or other 
persons interviewed could report that the de
cedent had been experiencing eviction or fore
closure. In addition, evidence may be provided 
directly by the decedent, such as a suidde note 
indicating distress over eviction or foreclosure; a

20

JO-21 child maltreatment,22 gang

Case Selection
We selected cases by using lire following 

criteria: the decedent died by self-inflicted 
means, had NVDRS circumstance information 
(88.9% of all suidde decedents), had experi
enced a loss of housing or impending loss of 
housing within the 12 montlis immediately 
preceding death, was a rent-paying tenant or 
owner oTtlie dwelling (e.g;. a young person 
asked to move out of the family home would 
not be induded). the loss of housing could not 
be determined as related solely to behavioral 
(eg., disorderly conduct) or relationship (eg., 
divorce) reasons, and the eviction or foredo
sure was died in the law enforcement, coroner, 
or medical examiner investigative reports or 
the suidde. Situations in wltich the decedent 
had expressed concern about potential eviction 
or foreclosure, but it was dear that no actions 
toward either had yet occurred, did not meet 
the case definition.

We identified potential cases from 2005 to
2009 by conducting word searches of key 
phrases such as "evicted,” ‘sheriff sale or warrant 
of removal.” "foredosure," Tost house or home,” 
in the law enforcement and coroner or medi
cal examiner narratives wit!) SAS version 9.1 
(SAS Institute, Cary, NC). We found cases from
2010 by using a newly created NVDRS vari
able for eviction or home loss that was com
pleted by state abstractors as part of routine 
data abstraction. Ninety-three percent of cases
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captured by Lhe eviction or home loss variable 
in 2010 were captured by the text search, 
validating the approach used for the other years.

At least I of the authors then reviewed 
potential cases to determine inclusion. In ad
dition to the variables that are included in 
NVDRS, the authors coded a few additional 
variables related to the eviction or foreclosure: 
type of housing loss (eviction vs foreclosure), 
tinting of suicide in relation to the housing loss 
(whether suidde occurred before vs after the 
decedent was required to vacate the dwelling), 
and whether there was evidence of an acute 
precipitating eviction- or foredosure-related 
event (e.g., suidde occurred day before the 
eviction was to occur). Rater pairs indepen
dently coded 200 potential cases until sufifi- 
dent interrater reliability was established 
(range: ic = 0.60-0.93).

TABLE 1-Demographics of Suicide Decedents With Eviction and Foreclosure 
Circumstances: National Violent Death Reporting System, United States, 2005-2010

Foreclosure, No. (%)Eviction, No. (%)Variable Total, No.

Gender
367 (78) 

106(22)
368(81) 
86 (19)

735Male
192Female

Race/emnicitr
395 (84)While 410 (90) 805

22(5)44(9)Biac*

13(3)Hispanic 
Native American 
Asian/Pacflic Islander

21(4) 34
9(2) 5(1) 12

5(1) 94(1)
Age, y

£24 31(7) 5(1) 36
58(12)25-34 45 (10) 103
98(21) 98(22)35-44 196

180(40)
101(22)

45-54 164(35)
106(22)

344
55-64 207

16(3) 25(6)265 41Statistical Analysis
We used the yf goodness-of-fil lest to test 

the significance of year-to-year changes in the 
frequency of suicides with eviction or fore
closure circumstances. We used the x2 test of 
independence to test the significance or year- 
to-year changes in the frequency of suiddes 
assodated with eviction or foredosure relative 
to other suiddes.

We conducted analyses with SPSS Predictive 
Analysis Software version 18 (IBM, Someis, NY).

P= .05). Much of this increase was attributable 
to foredosure-related suiddes, which increased 
253% from 2005 to 2010. Increases in 
foredosure-related suicides began in late 2007. 
paralleling the timing of the housing crisis, and 
pealed in 2009.

Comparison With Other Suicides During 
Same Time Period 

Eviction- or foredosure-related suiddes 
increased significantly more than other sui
ddes captured by NVDRS occurring in die 
same years (n=55193: median=9181;

250 -|
O Foreclosure 
■ Eviction

Historically high rate ol home foreclosures begins

RESULTS
200-

"Houslng bubble" b wsis
We identified a total of 929 suiddes between 

2005 and 2010 with eviction or foredosure 
drcumstanccs-51 % (n=473) eviction- 
related, and 49% (n*454) foreclosure-related 
(It was not possible to determine whether 2 
cases were related to eviction versus foredo- 
sure. Therefore, these cases are induded in 
overall analyses, but not in analyses broken 
into subgroups reflecting type of housing loss.) 
The majority of the decedents were Wliite 
(87%) and male (79%: Table 1). The median 
age of the decedents was 47 years for evictions 
and 49 years for foreclosures.

Suiddes with eviction or foreclosure circum
stances doubled from 2005 to 2010 (n=88 
in 2005; n= 176 in 2010; Figure 1). There 
was a significant increase in eviction or fore
closure suicides from 2006 to 2007 (xz=6.68; 
P=.01). and from 2007 to 2008 (x2=3.79;

A.d rz 118150 ■
13' 95

62<U 106IS 100 -
43

O
30

SO

0
2008 20102006 2007 20092005
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Hole. The sample size was n * 929. There was a significant increase in eviction- or foreclosure-related suicides from 2006 to 
2007 (X1 • 6.68; P • .01). and born 2007 to 2008 <xJ - 3.79; P-.05).
Sourer. Mcrrst'or about timing ol me US noosing crisis comes from lhe Economist.

FIGURE 1-Frequency of suicides associated with eviction or foreclosure In context of the US 
housing crisis: National Violent Death Reporting System, United States, 2005-2010.
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Note. A total of 6532 sutcfde will financial circumstance were captwd Ujr Uie Notional Violent Death Reporting Sjntem 
(rain 2005 to 2010 (median • 1079: range • 901-1260).

FIGURE 2-Percentage of all financial-related suicides that Involved evlctfiin or fbradOHin 
problems: National Violent Death Reporting System, United States, 2005-2010.

range=8486-10 002) when we compared 
2006 with 2007 <x2“ 5.08; P~.02), and 
decreased while other suicides increased when 
we compared 2009 with 2010 (x2 “ 15.37: 
P< .001). Eviction- or foreclosure-related sui
cides accounted for 1% to 2% of all suiddes 
captured in the system, with a peak in 2009.

Eviction- or foredosure-related suiddes ac
counted for 10% (2005) to 16% (2009) of all

linanaal-related suiddes (n=6532; median = 
1079; range=901-l260) captured by NVDRS 
in each year from 2005 to 2010 (Figure 2).

Circumstances Related to Foreclosure or 
Eviction

Most suicides occurred before the actual loss 
of housing (79%). Also, 37% of cases exparienced 
a crisis related to the eviction or foreclosure

FIGURE 3—Number of circumstances other than eviction or foreclosure contributing to 
suicide for all eviction- or foreclosure-related suicides: National Violent Death Reporting 
System, United States, 2005-2010.

(e.g., a court hearing, an eviction notice, the 
date on which lire person was to vacate lire 
dwelling) wiiltin 2 weeks of the suicide.

Overall, the most common NVDHS-coded 
circumstances assodated with the decedent's 
suidde other than eviction or foredosure were 
current depressed mood (53%). crisis within 
past 2 weeks (this variable is routinely coded 
within NVDRS and accounts for a crisis of any 
type, not just eviction- or foredosure-related 
crises; 47%). leaving a suidde note (40%). job 
problems (36%), and alcohol use suspected at 
the time of suidde (32%). Thirty-four percent 
had disclosed suicidal intent to another person.

Most decedents had 4 or fewer dreum- 
stances other than eviction or foredosure in
dicated as contributing factors to their suidde 
(range** 0-15; median = 4; Figure 3). This is 
similar to the overall number of circumstances 
for all NVDRS captured suiddes with any known 
circumstances during the same lime period 
(n = 51 789; range = 1-15; median = 4). and 
to the number of additional circumstances for 
suiddes with general financial circumstances 
(range=0-15; median *= 4).

DISCUSSION

This study was the first to our knowledge 
to systematically examine suiddes linked with 
eviction and foredosure. A review of suidde 
deaths in 16 states found more titan 900 
eviction- or foredosure-rdaled suiddes be
tween 2005 and 2010. The statistically sig
nificant increases seen when wc compared 
2006 with 2007, and 2007 with 2008 mirror 
the liming or the onset and deepening of the 
housing crisis. Importantly, these increases 
were seen even relative to the frequency of 
all other suiddes in the same states during 
the same time period, and rdative to suiddes 
assodated with general finanaal problems in 
the same sample. This suggests that the rise 
seen in eviction- or foredosure-related suiddes 
was not just part of a general rise in suicides. 
Although most suiddes related to finanaal 
problems were not assodated with eviction 
or foredosure, the percentage that were evic
tion- or foredosure-related increased in step 
with the general increase in frequency of home 
foredosure and eviction, again in parallel 
with the timing of the housing crisis. The larg
est increase was seen in foredosure-related
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1 RESEARCH AND PRACTICE i

suiddes, which more than tripled from 2005 to 
2010. This further suggests a relationship be
tween these suiddes and the housing crisis, 
whidi resulted in a national 389% increase 
in foreclosures between 2005 and 2010.

Persons who engage in suiddal behavioral 
typically have multiple risk factors for suidde. 
A predpilaling event then prompts an attempt 
in an already vulnerable person. This study 
illustrates the potential significance of housing 
loss as a crisis that can predpilale suidde 
attempts.

Our findings suggest that, for some individ
uals who died by suicide during the US housing 
crisis, eviction or foredosure was a very centra) 
risk factor. Although most decedents in our 
sample had multiple drcumstances that contrib
uted to suidde, more than I in 8 had eviction 
or foreclosure as the only circumstance or only 
I other contributing draimstance.

I-'urtbemiore. (lie other contributing draim- 
slances most frequently identified were ones 
that could be viewed as risk factors that com
bine with eviction or foredosure to create 
a mix of acute stress. For example, rather than 
dironic mental health problems, or a history 
of substance abuse problems or suidde at
tempts (circumstances that are also identified 
when present by NVDRS), the decedents in this 
sample most frequently were seen as having 
current depressed mood, likely having con
sumed alcohol at the time of death, having 
current job problems (which could be contrib
uting to housing problems), and having told 
someone that they were thinking about suidde. 
These factors portray home loss as a result of 
eviction and foredosure and related stressois 
that are likely offshoots of this central problem, 
as a potentially lethal cascade of stressors.

Foredosure may be exceptionally stressful 
because of its prouacted nature and multiple 
negative events that constitute the process, 
particularly given the evidence that situational 
depression may respond in a dose-response 
fashion to negative life events.29 In addition, 
depression is more strongly related to stress
ful life events for which individuals perceive 
personal responsibility29 and tack of control 

All of these factors are

in ways that contribute to stress, inducting 
increases in violent crime,32 and undermining 
protective factors sudi as social support by 
increasing resident transience. More research is 
needed to understand how foreclosure inter
acts with neighborhoods to produce a climate 
more or less conduave to elevating suidde risk.

suiddes by using a sample of 16 states partid- 
paling in the NVDRS (eg., in 2010 approxi
mately 27% of all US suiddes occurred in these 
16 states). Although this is the first attempt to 
characterize the scope of these events, the 
burden is still underrecognized by these find
ings and is mudi higher when one considers 
the entire United States. Also, the number is 
underestimated because not all suiddes had 
circumstance information available and the 
role of eviction or foredosure was most likely 
not ascertained in all investigations.

Z7

Limitations
The study is limited by reliance on identifi

cation of eviction and foredosure circumstances 
by law enforcement or coroner medical exam
iner records, the data sources for NVDRS. 
Therefore, it is likely that some eviction- or 
foredosure-related suiddes went undetected 
because of these features of the data source.
It is also possible the number of cases is an 
underestimate, because of the conservative 
case selection approach (e.g.. oxduding indi
viduals with evidence only of concerns about 
housing loss) and the small percentage of cases 
that may have been missed by the text search. 
On the other hand, it is also possible that in
creased attention by investigators and NVDRS 
coders accounted for some portion of the in
crease, or eviction or foreclosure was misiden- 
tified by investigators or wiuiesscs. However, 
tiie timing of the increase paralleled the timing 
of die housing crisis rather than occurring later 
as the extent of the housing crisis became 
widely reported in the media

Also, we did not test the relative contributions 
or different types of Gnandal distress against 
one another. This should be done in future 
studies, which could lest eviction or foredosure 
against other economic stressors assodated 
with the US recession and combinations of 
economic stressors, such as unemployment and 
bankruptcy, as risk factors for suicide. Die 
NVDRS narrative data on suiddes with finan
cial drcumstances could be reviewed to cate
gorize the nature of different finanaal stressors 
represented and to conduct these comparisons. 
Ln addition, duster analyses could further ex
amine whether particular types of finanaal 
stressors and other (i.e., nonfmandal) contrib
uting drcumstances aggregate in patterns that 
indicate subtypes of risk for suidde related to 
finanaal problems. This type of analysis has the 
potential to yield more tailored suidde preven
tion strategies for subgroups of persons at risk.

As a final limitation, this study captures only 
a portion of all eviction- and foredosure-related

Conclusions
In light of the evidence that economic re

cessions have historically been associated with 
increases in suidde in die United States,4 some 
have recommended that policymakers and 
public health workers increase population-level 
suidde prevention measures during times of 
adverse economic conditions.4 These measures 
arc important given different yet related fi
nance) stressors (e.g., job loss, personal debt, 
foredosure) that may coalesce and ina'ease 
the risk of suidde. Suggested strategics indude 
providing counseling and soda! support (e.g., 
call centers) for those who lose jobs or homes, 
and promoting connectedness among individ
uals, families, and their communities '1

These findings have strong implications for 
public health interventions, such as referral to 
support services when a person is projected 
to experience a home loss, intervention before 
the actual move-out date, and recognition that 
loss of housing as a result of eviction or fore
closure can be experienced as a significant 
crisis. The National Strategy for Suidde Pre
vention33 recommends training a range of 
professionals, induding finanaal professionals, 
to recognize suicidal thoughts and behaviors. 
This is espedaily important when one con
siders the high percentage (nearly 80%) of 
eviction- or foredosure-related suiddes in this 
sample that occurred before the actual loss of 
housing. Finanaal professionals and others 
who interact with individuals who are in (lie 
process of losing their homes may therefore be 
important gatekeepers in preventing suidde.

A recent study of a small sample of mortgage 
counselors recruited through the National 
Foreclosure Mitigation Counseling Program 
(n = 395) provides preliminary evidence of 
this importance.M Sixty-eight percent of these

20

30 JIover outcomes, 
mechanisms that make the foredosure process 
a potent psychological stressor.

Others have also noted that foreclosures af
fect not only individuals but also neighborhoods
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counselors reported that “many" to “almost all" 
clients seen in the past month appeared de
pressed or hopeless, and 37% reported work
ing with at least 1 client in the past month who 
expressed suicidal thoughts. Although 68% 
of those surveyed perceived it as one of their 
job responsibilities to refer clients to local 
health services, only 14% reported receiving 
any trailing on this task from their employers. 
This provides further preliminary evidence 
that it may be possible to engage finandai pro
fessionals who counsel clients experiendng 
housing loss in the process of recognizing mental 
health problems and providing appropriate 
referrals, and to bridge this training gap.

Improved awareness and detection of sui
cidal thoughts and behaviors, and improved 
knowledge of appropriate actions to take when 
one is interacting with suicidal individuals, 
arc important sle|?s to the prevention of all 
suiddes, including (hose related to eviction 
and foreclosure. ■
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Remarkable gains have been made in life expectancy in the United States over the past century A person 
bom today is expected to live on average nearly 30 years longer than a person bom in 1900. Much of this 
increase is due to public health interventions such as advances in sanitation that led to reduced spread of 
communicable diseases, workplace education and regulations that led to reductions in occupational injuries, 
and policies and programs to reduce smoking that led to reductions in lung cancer and other chronic diseases.

In Los Angeles County, average life expec
tancy at birth has likewise risen steadily, 
increasing from 75.8 years in 1991 to 80.3 
years in 2006 (Figure 1). While life expec
tancy gains have been seen across genders 
and each of the four largest racial/ethnic 
groups in the county, substantial disparities 
continue to exist. At the extremes, there is a 
nearly 18-year difference in life expectancy 
between black males and Asian/Pacific 
Islander females (69.4 vs. 86.9 years, 
respectively).

Average life expectancy is one of the most 
fundamental measures of the health of a 
population and community. In this report, 
we present average life expectancy estimates 
for all cities and unincorporated communities in the County with 15,000 or more residents. The findings 
are sobering. The dramatic variation seen across the county begs the basic question: Why do such significant 
disparities exist? For example, why should an unincorporated community in South Los Angeles (Westmont) 
have an average life expectancy that is 10 years lower than a city (Culver City) only 10 miles away? One im
portant factor reflected in the report is the finding that reduced life expectancy is strongly related to commu
nity-level economic conditions.

j§jj| We recognize that life expectancy provides only a partial picture of the public’s health 
and that the quality of one’s health while alive may be of equal importance. However, 
life expectancy is an important global indicator of health that reflects the impact of 
major illnesses and injuries and their underlying causes, including the social, econom
ic, and environmental conditions in which we five. We hope the information in this 
report is helpful to communities and cities in identifying and pursuing opportunities 
to improve the health of their residents. Toward this goal, we look forward to work
ing with you to create environments in which all County residents can live longer and 
healthier lives.

Figure 1: Life Expectancy in Los Angeles County, 1991 - 2006
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Study methods
Defining Cities and Communities within Los Angeles County
To delineate the geographic areas used in the study, the Census 2000 Incorporated Places and Census Des
ignated Places were used to define boundaries for cities and communities, respectively.1 Because of its large 
size, the city of Los Angeles was further broken down into city council districts.2

Calculating Life Expectancy
Life expectancy at a given age is the average survival time of those who have 

survived beyond that age. At any given age, the number of years you are 
expected to survive is calculated by looking at mortality rates for people 

who are older than you. For the first year of life, we find mortal
ity rates by dividing the number of recorded infant deaths by the 
number of infants in the population (based on birth data). For 
subsequent years, we calculate mortality rates using population 
estimates and death records. After the age of 100, there are so few 
persons left that we cannot accurately estimate expected mortality 
rates. Instead, we extrapolate trends in mortality rates for persons 
85 to 99 years of age to individuals over the age of 100. Life expec
tancy was calculated for individual cities and communities in LA 

County using 2006 data (the latest year data were available). Cities/communilies with populations less than 
15,000 were too small for reliable life expectancy calculations to be conducted and were excluded from city/ 
community calculations. The resulting 103 cities/communities were ranked, with 1 having the longest, and 
103 having the shortest, life expectancy at birth.

Interpreting Life Expectancy
We can’t predict the future, and anticipated medical advances or environmental improvements may affect how likely an 
infant bom today is to survive into old age. So how do we determine life expectancy?

Life expectancy estimates are calculated based on the assumption that future mortality rates at each age will 
remain exactly as they are today. We hope that medical advances and improvements in the public^ health will 
cause everyone to outlive our expectations. However, as we formulate health policies, we are more concerned 
with what is happening right now than with what might happen in a future we can’t predict. Life expectancy 
tables, along with other measures such as years of potential life lost for specific health conditions, help us 
to identify disparities that currently exist within our communities, to understand how great a toll observed 
health disparities are likely to take if they remain uncorrected, and to devise interventions accordingly.

The Economic Hardship Index
Social and economic conditions within a community have been shown to be strongly associated with health.3 
To examine the relationship between these conditions and life expectancy in the county, we used a measure 
called the Economic Hardship Index.4 The index is scored by combining six indicators:

1. Crowded housing (percent age of occupied housing units with more than one person per room)
2. Percent of persons living below the federal poverty level
3. Percent of persons over the age of 16 years who are unemployed
4. Percent of persons over the age of 25 years without a high school education
5. Dependency (percent age of the population under 18 or over 64 years of age)
6. Per capita income

Data for these indicators were obtained from the 2000 U.S. Census. The index can range from 1 to 100, 
with a higher index representing a greater level of economic hardship. Cities/communities were ranked 
by economic hardship, with 1 having the least and 101 having the greatest level of economic hardship. 
Economic hardship data were not available for the cities of Industry and Montebello,
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Findings
Average life expectancy at birth in Los Angeles County in 2006 was 80.3 years. Overall, the estimated life 
expectancy of LA County residents was approximately 2.5 years higher than the national average.* Life ex
pectancy has been improving steadily among all racial/ethnic groups (Figure 2). However, there are still large 
disparities in life expectancy that have persisted. For example, Asians/Pacific Islanders have an average life 
expectancy of 84.8 years while for blacks, it is 73.5 years; additionally, although the gap in life expectancy 
between whites and blacks has narrowed nationally,5 we have not seen a narrowing of this gap in LA County.

Figure 2: Trends in Life Expectancy by Race/Ethnicity, 1991-2006
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Substantial differences in life expectancy are also evident between men and women, with women outliving 
men by an average of 5.3 years. These pronounced gender and racial/ethnic disparities result in a striking 
17.5 year difference in life expectancy between black males and Asian/Pacific Islander females (Figure 3).

4 Los Angeles County Department of Public Health
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Figure 3: Life Expectancy at Birth by Sex and Race/Ethnidty, 2006
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We also found that life expectancy varied widely among cities and communities in LA County, ranging from 
a low of 72.4 years in Westmont, to a high of 87.8 years in La Canada Flintridge (Figure 5, Table 1). A strong 
inverse relationship was found between estimated life expectancy and the level of economic hardship in a 
neighborhood,*5 (Figure 4). Cities and communities with higher levels of economic hardship tended to have 
lower life expectancies.

Figure4: Association of Life Expectancy and Economic Hardship in Los Angeles County Cities and Communities, 2006'"
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Figure 5: Life Expectancy at Birth by City/Community in Los Angeles County, 2006
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Table 1: Life Expectancy and Economic Hardship, by City and Community, Los Angeles County, 2006

Economic Hardship 
Index

Life Expectancy at 
Birth (Years)

Economic 
Hardship Rank

Life Expectancy RankCity/Community Name

Los Angeles County, Overall

♦ Agoura Hills

♦ Alhambra 

Altadena

♦ Arcadia

80,3

28.61583.4 4

28 50.9 4782.3}
52 41.0 2780.7

8 37.8 2484.7
f - ;;i

53.482.0 29 53♦ Artesia

♦ Azusa

! ♦ Baldwin Park 

'♦ Bell

♦ Bell Gardens

♦ Bellflower

i ♦ Beverly Hills 

i ♦ Burbank 

! ♦ Carson 

i ♦ Cerritos 

i ♦ Claremont

♦ Compton

♦ Covina

♦ Cudahy

♦ Culver City

♦ Diamond Bar

♦ Downey

♦ Duarte

East Compton 

) East Los Angeles 

j East San Gabriel

♦ i El Monte

♦ El Segundo 

Florence-Graham

♦ Gardena

♦ Glendale 

' ♦ Glendora

Hacienda Heights 

♦. Hawthorne

♦ Hermosa Beach

♦ Huntington Park

♦ ■ Industry

♦; Inglewood

!
6468 61.080.0 ■ /-

46 71.3 7880.8

80.1 8880.8 47
i 82 87.9 9879.0

89 56.0 5878.0

385.6 31.3 10
—

37 41.5 3181.2
..J_.

78 52.0 4979.2

18 34.383.2 14 "sas
153 38.080.7 25

T75.7 100 79.6 87

3680 44.579.1 >■-‘18!

84.9 9680.7 54

37.1 2282.6 24
i

35.884.8 7 18

43 51.480.9 48

81.0 41 48.0 45

98 89.6 9976.5

48 81.6 9080.8

41.2 2985.0 5 1
75.9 8580.7 55

649 29.380.8

94.6 10176.7 97

52.5 5180.4 60

22 4682.9 49.5fiSKSS

2380.3 37.562

42.7 3383.4 16i
73 61.7 6579.6

16.6 180.4 61
4

83.4 953481.7

78.7 84

\ 63.2 6777.0 95 I
i

1st quartile (1st to 25Ui) mm 2nd quartile (26th to 51st)

Excludes cilies/communibes with populations less than 15,000; ♦ Indicates Incorporated city; * Economic Hardship ranked among 101

3rd quartile (52nd to 77th) 4lh quartile (78th lol03rd")
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Table 1: Life Expectancy and Economic Hardship, by City and Community, Los Angeles County, 2006

Life Expectancy at 
Birth (Years)

Economic Hardship 
index

Lcoitomu: 
Hardship RankLife Expectancy RankCity/Community Name

♦ = La Canada Flintridge 

j La Crescenta-Montrose

♦ j La Mirada

♦ La Puente

♦ La Verne

♦ Lakewood

♦ Lancaster

♦ Lawndale 

l Lennox

♦ j Lomita

♦! Long Beach

♦ * Los Angeles, All Districts 

! ♦ ! L.A. City, Council District 1

i ♦ ! L.A. City, Council District 2 

, ♦ I LA. City. Council District 3

♦ LA. City, Council District 4

♦ LA. City, Council District 5

♦ L.A. City, Council District 6

♦ LA. City, Council District 7

♦ LA. City, Council District 8

♦ LA. City, Council District 9

♦ LA, City,Council District 10

♦ LA. City, Council District 11 

*. LA. City, Council District 12

♦ L.A. City, Council District 13

♦ LA. City, Council District 14 

♦, LA. City, Council District 15

♦ ' Lynwood

♦ Manhattan Beach

♦ Maywood 

■ ♦ Monrovia

. ♦ Montebello

♦ Monterey Park

♦ Norwalk 

♦. Palmdale

I ♦ Paramount

♦ Pasadena

♦ j Pico Rivera

87.8 1 30.9 8 usm

34.883.7 12 16

78.9 40.6 2683

81.3 36 68.8 75

66 35.980.1 19

77 41.179.3 28

99 53.776.0 54!
I 58.675 6179.5

9 87.2 9784.4

57 42.8 3480.6

85 57.678.6 59

80.4

44 62.880.9 93
71 47.4 4379.7
31 44.9 3881.8
25 44.7 3782.6
13 317 1183.6

63 687 7380.3

70 693 7679.9I
........ 1 73.3102 8175.2

j; 91.196 10077.0

8i ;■ 667 70 A79.1

19 337 1383.2

38 417 3081.2
—

71532 7981.8

68.3 7480.7 56
673773 91 72

82.4777 92 92l
‘.........1

T20 21.483.2 2
83.321 9483.0

46.7 42797 72 Ii j
80.3 64 ii

........I
50 '11 52.484.3

59.179797 62

94 55.877.4 56

74.078.1 88 82

3

39 45.281.2 39

59567 6380.1

3rd quartile (52nd to 77th) 4th quartile (78th to103rd‘)1st quartile (1st to 25th)

Exdudes dttes/comrmjnities with populations less than 15,000; * Indicates incorporated city; * Economic Hardship ranked among 101

eAsi 2nd quartile (26th to 51st)



Table 1: Life Expectancy and Economic Hardship, by City and Community, Los Angeles County, 2006

Life Expectancy at 
Birth (Years)

Economic Hardship
Index

Economic 
Hardship Rank

Life Expectancy RankCity/Community Name

♦ Pomona

♦ Rancho Palos Verdes 

1 ♦ Redondo Beach

♦ Rosemead

Rowland Heights 
r

♦ San Dimas 

! ♦ San Fernando 

, ♦ San Gabriel
I • ■

♦ Santa Clarita

♦ Santa Fe Springs

♦ Santa Monica

♦ South El Monte

78.5 67.487 71
1

29.282.5 26 5U
2 6.680.8 50 31

.J-,_

81.8 66.1 6933 BBSi
85.3 43.84 35

78.6 36.5 2086

70.678.0 90 77
4.

52.682.4 27 52 tmm
36.880.0 2169

80.6 55.758 55

81.5 32.7 1235

75.780.9 45 84
i

* South Gate 8381.1 40 75.1

1 * South Pasadena 82.7 23 30.9 9

South San Jose Hills 

South Whittier 

♦ Temple City 

, ♦ Torrance 

Valinda 

1 ♦ Walnut 

Walnut Park

72.585.0 6 80

81.0 55.942 57

42.584.4 10 32

35.482.0 30 17

79.6 63.674 68
I86.6 34.62 15

83.6 77.014 86

West Carson 46.077.5 93 40

♦ West Covina 47.56580.2 44

* West Hollywood

. West Puente Valley 

West Whittier-Los Nietos 

Westmont

♦ Whittier 

Willowbrook

29.91783.3 7

62.77679.5 66

80.6 57.8 6059

81.9103 9172.4

46.55180.8 41

10175.6 81.2 89
J.

: 1st quartile (1st to 25th)

Excludes cities/communitles with populations less than 15,000; * Indicates incorporated city; * Economic Hardship ranked among 101

2nd quartile (26th to 51 sf) 3rd quartile (52nd to 77th) 4th quartile (78th Io103rd*)
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Discussion
Substantial disparities in life expectancy persist between men and women, among racial/ethnic groups, and 
across cities and communities in LA County, The higher life expectancy among women compared to men 
is seen in most countries; while biological differences between the sexes may play a role, differences in risk 
behaviors may play an even greater role. In LA County, premature deaths due to homicide, suicide, motor 
vehicle crashes, drug overdose, liver disease, HPvf and lung cancer, were all higher in males than in females. 
These seven of the top eight causes of years of potential life lost in men are primarily related to risk behaviors.

The marked geographic and racial/ethnic disparities in life expectancy are also due to underlying social and
environmental conditions in our communities, which can profoundly influence our health and the health of
our children. One of the most important factors affecting the health of families is the social and economic
environment of the neighborhood where a family lives. The strong correlation
between economic hardship and life expectancy observed in this analysis
is consistent with a large body of evidence demonstrating that a person’s
risk of death and risk for many negative health outcomes is higher
among those who are poor, who have less education, and who have
less social support and (ewer economic resources. Those living
in poorer neighborhoods may have limited access to health care,
less opportunity to participate in health-promoting activities, and
fewer resources to fall back on when crises occur.3

Our physical environment, reflected in the way our communities are 
designed, also affects our health. Poorer neighborhoods may have fewer 
large grocery stores, resulting in less access to fresh, nutritious, and 
affordable fruits and vegetables, and may have fewer outdoor recreational 
areas and safe places where children and families can play The availabil
ity of these community resources encourages positive health behaviors 
and can determine whether or not our communities promote health. 
Furthermore, some studies suggest that residents of lower income and 
eLhnic minority neighborhoods may be at increased risk for exposure 
to toxic environmental hazards in their community7

J#

Table 2; Leading Causes of Premature Death by Sex, Los Angeles County, 2006

Men Women
! Years of life lost [ 

16,948 I
Rank i Cause of death

]"~ Coronary heart disease 
Homicide

Motor vehicle crash

! Years of life lost Cause of death 

Coronary heart disease46,6421

2 41,636 Breast cancer 13,716
Motor vehicle crash3 24,159 8,468

Liver disease Stroke14,8124 7,841
Suicide Lung cancer5 14,563 7,506

Drug overdose Diabetes6 11,618 6,584
Drug overdose7 Lung cancer 10,950 5,447

8 HomicideHIV 9,952 5,163
Liver diseaseDiabetes9 9,772 5,063

Colorectal cancerStroke10 9,644 4,749

tO Los Angeles County Department of Public HeaHh
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We can improve life expectancy by reducing mortality from the leading causes of premature death (death 
before the age ol 75) in the County (Tables 2, 3).8 Understanding the factors that contribute to these leading 
causes can help communities and city officials focus on effective strategies for preventing premature death 
and promoting longevity.

For example, if we hypothetically eliminated ah deaths from 
coronary heart disease, the leading cause of premature death 
among both men and women, we would acheive the largest 
gains in lile expectancy lor all groups, with an estimated gain 
of 3 years on average for men and women of all races 
and ethnicities.

On the other hand, if we were to completely eliminate all 
deaths due to homicide, which is the leading cause of pre
mature death among black males, this would likely have the 
greatest impact on reducing the disparity in life expectancy 
between black males and males of other racial/ethnic groups, 
and would result in a gain of .1.4 times more life-years at 
birth for black males relative to white males.9 Other condi
tions that contribute significantly to racial/ethnic disparities 
in life expectancy include diabetes and HIV

Fortunately, most of these premature deaths are preventable. There are many preventive actions that we can 
take to make continued progress in increasing the years and quality of life in Los Angeles County, and also to 
reduce health disparities. Continued advances can only be achieved by our working together in active part
nership with cities, community organizations, schools, businesses, and health care organizations. While there 
are a multitude of actions that can be taken to move us Toward, the following section contains 7 recommenda
tions to help guide efforts in creating a long and healthy future for all residents in your city or community.

m
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Table 3: Leading Causes of Premature Death by Race/Ethnicity, Los Angeles County, 2006

Rank ; Whites Blacks Asians/Pacific IslandersHispanics
Coronary heart disease Homicide Homicide Coronary heart disease1

Motor vehicle crash Coronary heart disease Motor vehicle crash2 Lung cancer
Motor vehicle crash Coronary heart disease 

Liver disease
3 Lung cancer Stroke

StrokeDrug overdose4 Suicide
Suicide Diabetes Motor vehicle crash5 Lung cancer

Liver disease6 Suicide Diabetes Homicide
7 Breast cancer Stroke Colorectal cancerHIV

Diabetes Drug overdose Breast cancer Liver cancer
Stroke Drug overdose 

Colorectal cancer
9 HIV Breast cancer

Emphysema/COPD Diabetes10 Breast cancer

The tife expectancy of tos Angeles County Residents 11



Creating communities that promote health and well-being
Where we live impacts how long we live

Design communities that encourage active lifestyles and healthy eating
Obesity is one of the greatest challenges lacing Los Angeles County, and hm
together with diabetes threatens to halt and even reverse the gains in life 
expectancy we’ve achieved. By incorporating health into local planning and 
land use decisions, urban planners, architects, transportation engineers, 
developers, and public health professionals can work together to create 
health promoting environments.1011

• Incorporate health considerations in General Plans, transportation 
plans, and redevelopment activities.

• Increase access to safe places for residents to walk, bike, play 
and exercise.

• Increase open space requirements in new developments.

• Promote joint use agreements so school resources can be used by 
community members after school.

• Promote the accessibility of healthy foods through incentives, zoning, 
and regulations.

• Ensure access to affordable fruits, vegetables, and healthy foods by increasing grocery stores 
and fanners’ markets and decreasing the abundance of convenience stores and fast-food outlets, 
especially near schools, through zoning regulations, grants, and tax incentives.

• Provide access to healthful foods and snacks in vending machines, cafeterias, and snack stores at 
public events, schools, and government facilities.
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Create safe and supportive neighborhoods that provide economic opportunity and foster 
social connectedness

Much of what determines our quality of life and how long we live is 
rooted in the social and cultural fabrics of our communities. Being able 
to obtain a good education, be fully employed, feed our families, and 
have a safe place to live are fundamental to our health. But for millions 
of Angelenos, acquiring these necessities presents a daily challenge. 
While no community can solve these problems alone, communities can 
work together with local partners to promote social connectedness and 
community well-being.

• Encourage social and civic engagement by residents, community organizations, and businesses.

• Provide parks, recreational areas, and gathering places that foster neighborhood social cohesion.

• Promote the availability of safe, affordable housing through tenant-based rental assistance programs.12

• Invest in education and job training programs.

• Promote the availability of early childhood development programs for low-income children.12

• Support gang reduction and prevention programs.

• Partner with local businesses to provide jobs, and develop after-school programs.

12 Los Angt:i'. ‘



Create smoke-free environments
Tobacco use is still the number one cause of preventable death and disability, con
tributing to higher rates of heart disease, stroke, respiratory diseases, lung cancer, 
and other cancers. More than one million teens and adults in the County continue 
to smoke. Take steps to decrease smoking rales and exposure to 
secondhand smoke in your community.12

• Enforce smoking bans and restricted access to tobacco by minors.12

• Support smoke-free environments to protect children and non smokers from 
second hand smoke.12

• Improve availability and access to low-cost smoking-cessation therapies and programs.12

• Use media campaigns to educate people about the harms of smoking and to motivate people to quit.

• Educate non smokers about the harms of smoking and second hand smoke.

1

Reduce excessive alcohol consumption and abuse of other drugs
Excessive consumption of alcohol and abuse of other substances is a significant public health concern.They 
result in serious medical illnesses, impaired mental health, and higher rates of motor-vehicle crashes, injuries, 
and violent crime. Additionally, they result in significant social costs such as negative impacts on family 
interactions, work productivity, and school performance.

• Limit the density of alcohol outlets.12

• Work with retailers to restrict alcohol sales to minors.12

• Provide education and training to servers of alcoholic beverages to modify serving practices to prevent 
customer intoxication and alcohol-impaired driving.12

• Prescription drug abuse is a growing problem. Work with schools and community groups to increase 
awareness among students and families of the harms associated with misuse of prescription drugs.

• Provide access to mental health and substance abuse services to provide treatment and to prevent 
suicides and violent crime.

Reduce the spread of HIV
Despite recent progress in screening, diagnosis, and treatment, HIV continues to be a leading cause of 
premature death among black and Hispanic men and contributes significanily to racial/ethnic disparities 
in life expectancy.

• Everyone between ages 13 and 64 should be tested at least once. If you are at 
increased risk, you should be tested at least once per year. Visit www.hivla.org 
to find free testing locations in your community.

• Educate the community about how HIV is transmitted and how to avoid 
getting infected.

• Promote partner notification through healthcare provider referral.12

• Encourage retail stores to make condoms readily available to customers.

• Promote the availability of HIV counseling, testing, and treatment services.

The Life Expectancy of Los Angeles County Residents 13
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Promote access to regular medical care, prevention and screening 
Access to affordable, quality health care is fundamental to maintain
ing good health. However, over 25% of Los Angeles County adults 
report having difficulty obtaining medical care when needed, and 
15% of parents report difficulty accessing medical care for their 
children.

• Provide information about, and assistance with, enrolling in 
state and federal health insurance programs.

• Encourage employers to offer insurance to their employees and 
their dependents.

• Use media campaigns to educate the community about the 
importance of receiving recommended health screenings on schedule.

• Provide information about how to obtain low-cost or no-cost health screenings.
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Creating a healthy community begins with you
Become a role model in your community by making heaUhful changes in your own life.

• Eat nutritious foods and stay physically active. Maintaining a healthy 
weight through physical activity and healthy eating are an important part 
of a healthy lifestyle that can reduce the risk of chronic health conditions, 
such as heart disease, stroke, diabetes, arthritis, and certain cancers.

• Don’t smoke. If you already smoke, get help to quit.
Call 1-800-NO-BUTTS for free assistance.

• Prevent avoidable injuries in adults and children. Injuries including motor 
vehicle crashes, homicide, suicide, drug overdoses, and drownings are 
leading causes of death for persons 1-44 years of age.

• Make sure you and your family get recommended vaccinations to protect 
you, your family, and your community from preventable illnesses.

• Get preventive medical care and screenings.

14 Los Angeles County Department of Public H.
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Is Child Health at Risk 
While Families Wait for 
Housing Vouchers?

However, Ihe average wailing dine for Sec
tion 8 was 28 months in 1998, with more 
than 660000 families on 18 sampled metro
politan waiting lists.7 lb our knowledge, the 
child health implications of wailing Tor hous
ing assistance have not been studied

We surveyed families due to receive Section 
8 vouchers at the Boston Housing Authority 
in the summer of 1999. Our survey included 
standardized questions from the American 
Housing Survey.® die National Health Inter
view Survey,9 and the National Health and 
Nutritional Examination Survey.10 Respon
dents were also asked. "Do you believe that 
your living conditions or the expense of your 
living conditions has affected any of die health 
problems of lyour child)?" We obtained an ex
emption from the Boston University institu
tional review board for our survey.

We approached 158 of 170 eligible fami
lies; 74 (46.8%) |iartidpatcd. families re
ported high rates of 17 housing hazards in 
their pre-Section 8 living conditions 
flable 1). Of 33 families living with more 
than 2 housing hazards. 24.2% reported a 
child with fair or poor health status, as com

pared with 9.8% of 41 families living with 
fewer hazards (relative risk [RR]=2.5,95% 
confidence interval (CD=0.8,7.5). Thirty- 
three percent of families living with more 
than 2 hazards reported a child with limited 
activity, as opposed to 14.6% of families liv
ing widi fewer hazards (RR=2.3, 95%
Cl=09,5.5).

Participants reported that 44.8% of chil
dren had suffered health consequences as a 
result of housing conditions. These health 
consequences included emotional disorders 
(e.g., “He's veiy tense in his room because he 
thinks the people we share an apartment with 
are going to scold or hit him") and asthma 
(e.g., "Tlie ceiling has mold all over; there is 
no heal in the hallway and bathroom; no win
dow in the bathroom; rats everywhere; kids 
can smell the rats and can’t do anything 
about it").

Despite this study's limitations, we directly 
assessed the risks facing families poised to 
benefit from a policy intervention; the Section 
8 voucher. These risks aj>|>ear to be substan
tial. In an additional analysis involving data 
from the 1998 Boslon-arca American Hous- 
mg Survey, wc determined that families in 
our study rejioned significantly worse hous
ing conditions than did Boston-area families 
already living in voucher-assisted apartments 
(Table 1).

These findings merit attention, given the 
national crisis in regard to safe and afford
able housing, families in more than 5.3 mil
lion households, including 4.5 million chil
dren. s|>end over 50% of their available 
income on rent live in substandard condi
tions, or both.7 Policymakers cannot ignore 
the growing evidence that housing policies 
have important health consequences.
This study suggests that expanding access to 
vouchers may immediately improve tire 
health of America's childrea ■

[ Joshua Sharfstein, MD. Megan Sandet. MD. 
Robert Kahn, MD, MPH, and Howard 
Bauchner, MD

Although the link between substandard 
housing and poor heullh has been recog
nized for more than a century.1 research 
now demonstrates significant associations 
between cockroach allergen and asthma,2 
between lead paint and chronic neurologic 
damage,2 between substandard homes and 
fatal fires,■* and between unaffordable rent 
and inadequate childhood nutrition’ and 
growth.®

families who live in housing units subsi
dized through the federal Section 8 program 
are protected by annual inspections that doc
ument adherence to strict housing codes and 
spend about 30% of their income on rent

TABLE 1-Housing Hazards In Boston Families Waiting for Housing Vouchers In Summer 
1999 and Comparison With Boston Families Living in Voucher-Supported Apartments; 
Die 1998 American Housing Survey (AHS)

Housing Hazard Study Sample. %

Evidence of rats in pest 3 months

No heat tor more than 24 hours (hiring past whiter
Absence of running water In past 3 months

Inside leaks In past 12 months
Hales in walls

Ail toilets broken far period in past 3 months

Peeling paint

Major trash in streets

Outside leaks in past 12 months
Exposed nires

Hoies indoors

Neighborhood crime a problem*
Uncovered radiator'

Evidence of roaches*

Significant mold*
Load paint*

Not enough food owing to mpense of lent*

35.1 22.1'

31.0 lfi.7*
24.3 6.1'

21.6 14.6

21.6 10.8'
18.9 5.4*
178 108 11-13
13.5 3.5*

125 14.3
I08*118
i

2.75.4

19.4
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FIGURE 1—Stair use at baseline In 
poster and banner conditions In the 
control and experimental shopping 
malls.

Increasing physical activity levels among a 
largely sedentary public is a health |>ri<>nty. 
Lifestyle exercise, such as walking or stair 
climbing, has been recommended because it 
provides substantial health benefits and fits 
easily into daily routines.2 Opportunities for 
stair climbing in workplaces, public buildings, 
and the home are frequently available to 
most population groups.

Studies conducted in both the United 
States aid the United Kingdom have shown 
(ha pasters at the “point of choice" between 
escalators and stairs can increase stair use.
As a result, physical activity promoters have 
championed the use of such posters.

In a recent study, however, messages 
placed as banners on alternate stair risers 
were associated with a greater increase in 
sho|ipers' stair use than that typically ob
served with posters.7 To confirm the superior
ity of these banners in promoting stair climb
ing, we systematically compared the use of 
poster prompts and stair-riser banners.

The study was conducted at 2 shopping 
malls; both sites had 28-step staircases with 
adjacent escalators, following a coding sys
tem,'1 an observer recorded the number of 
people using the escalators and stairs on alter
nate days at each location. Observations were 
made between 11 AM and 1 pm to include day 
and lunchtime shoppers.

At the control site, a 2-week baseline pe
riod was followed by 4 weeks during which a 
poster that read ‘Stay healthy, use the stairs" 
was displayed. Use of this |>oster had been 
found to be effective in previous research.3 
At the experimental site, 2 weeks of baseline 
observation and 2 weeks of the poster inter
vention were followed by 2 weeks during 
which banners, containing mulilple messages, 
were placed on the stair risers, as in our ear
lier study.7

i
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Logistic regression analyses were conducted 
with escalator-stair use as the dichotomous 
outcome variable Overall pedestrian Iraflic 
volume, a potential confounding variable,3 
was calculated as the total number of people 
using the escalators and stairs during each 
halfhour period. Traffic volume was entered 
into the logistic regression models as a contin
uous variable. Sex, age, and ethnicity were 
also added lo the models, in that previous re
search hud demonstrated their imj>ortance.

Figure l illustrates the effects of the paster 
and banner conditions in the 2 shopping 
malls. At the control sile (n= 12016), the rate 
of stair use increased from 2.2% at baseline 
to 4.8% during the first 2 weeks of the poster 
exposure but fell slightly to 4.1% during the 
second 2 weeks. At the experimental sile 
(n= 11961), stair use increased from 2.4% at 
baseline to 4.0% when the poster was in 
place and rose lo 6.7% when tile banners 
were displayed on the stair risers.

Logistic regression analyses revealed that 
stair use increased at both sites (hiring the 
first 2 weeks in which the poster was dis
played (odds ratio [OR]=2.18,95% confi
dence interval (C1J= 1.69,2.80), with no sig
nificant differences between the sites. During 
the second intervention jieriod, there was an 
interaction between the sites (OR=2.06,
95% Cl=1.48,2.87) such that rates of stair 
use were higher with the banners at the ex
perimental site than with the poster at the 
control site.

There are several reasons why the banners 
were more effective than the poster in en
couraging stair use. First, the banners were

3-6

3-6
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highly visible. In our earlier studies. 76% of 
interviewees reported seeing these banners,7 
whereas only a third reported noticing the 
j roster used.8 Second, while the poster in
cluded only one health-related message, the 
banners contained multiple messages, such as 
“Keep lit.” “Be active." and "Free exercise.” As 
such, they arc likely to appeal to a broader 
population range.9

Regular stair climbing has been associated 
with discernible health gains.10 Accordingly, 
if large population grou|>s are regularly ex
posed to motivating stair banners instead of 
the posters currently used by health promot
ers. (he public health dividends could be 
considerable. ■

Kreuter MW. Strecher V). Classman MAT. One 
sire does not Gl all: the case for tailoring print materi
als. Amt Behan Med. 1999:21:276-283.

10. Boreham CAG, Wallace WFM, Nevill A. Training 
effects of accumulated daily stair-climbing exercise in 
previously sedentary young women. Prev Med 2000: 
30:277-281.

9.
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Housing has been acknowledged as one of the principle levels at which neighborhood deprivation occurs 
in recent literature. The urban political community thus advocates to devise research programs for 
examining the association between neighborhood housing deprivation and public health. Based on 
previous social medical studies, this paper proposes a theoretical framework for cite mechanistic links 
between neighborhood housing deprivation and public health: and then quantifies their associations at 
district level in the case of Shenzhen, China. Data at district level in 2010 are collected for five health 
outcomes (cardiopathy, chronic pneumonia, general physical fitness, liver cancer, and mental health 
hospitalizations). Using van max rotated principle component analysis, we establish an integrated 
neighborhood housing deprivation index (INHDI) by combining six domains or variables that compre
hensively reflea the housing disadvantage (internal facilities, living space, physical form and structure, 
attached facilities, affiliated natural amenities, affordability). Spatial regression is employed to quantify 
the association between INHDI and public health, using income, occupation and education as control 
variables. Results show that housing deprivation acts as a significant exploratory factor for all the health 
outcomes. Variances decomposition shows that the individual contribution of housing deprivation is 
stronger than that of socioeconomic disadvantage for cardiopathy, chronic pneumonia and liver cancer. 
Differently, general physical fitness and mental health hospitalizations are more subjected to the joint 
impacts of housing deprivation and socioeconomic disadvantage. Path analysis demonstrates that the 
casual pathways between housing deprivation and public health are quite complex. The developed INHDI 
can serve as a practical tool to facilitate url>an planning with health considerations. This study captures 
the nuanced health disparities varied witli housing deprivation, and therefore produces some more 
generalized knowledge tliar ultimately help develop housing construction plans aimed at promoting 
public health.
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Hawkley. Piotrowski, & Pickett, 2007). A number of longitudinal 
studies and systematic literature reviews have reported associa
tions between neighborhood deprivation and prospective adverse 
health outcomes (Brennan-Olsen et al„ 2015: Lrhunmwunsoe, 
Joshi. Conlon, & Harpole. 2012: van Vuuren, Reijneveld, van tier 
Wal, & Verhoeff, 2014). However, a limitation of neighborhood 
deprivation literature is that overwhelming emphasis is placed on 
socioeconomic factors such as occupation, income, and education 
(Erhunmwunsee et al„ 2012: Lian ei al.. 2011: Yuan & Professor. 
2013). The political community has moved forward a step with 
the recognition that neighborhood deprivation should incorporate 
the housing dimension other than the socioeconomic ones 
(European Commission. 2009; Scottish Government. 2009). Only in

1. Introduction

Neighborhood deprivation refers to the relatively disadvantaged 
economic (e.g„ low income, blue-collar jobs), social (e.g., low ed
ucation level, non-voter), and physical conditions (e.g.. graffiti, low- 
rent housing) of a neighborhood (Galobardes. Shaw. Uwlor, Lynch, 
& Davey. 2006; Krieger. Williams, & Moss. 1997). Neighborhood 
economic, social, and physical environment can shape individual 
risk factors in behavior and biology, which may impact health 
outcomes through a diversity of biological mechanisms (Masi.

* Corresponding author. No. 129 Luoyu Rd. Wuhan. Hubei Province. China. 
E-mail addresses: shHiangsu9l63.com. shiliangiii6V-ho.edu.tn (S. Su).
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most recent years, theoretical consensus has been reached on the 
need to devise research programs for the multi-dimensional char
acterization of neighborhood deprivation (British Medical 
Association Board of Science and Education, 2003: Itodero- 
Cosano, Garcia-Alonso. & Salinas-Perez, 2014; World Health Orga
nization and World Bank Group, 2011). Many scholars have 
acknowledged housing as one of the principle levels at which 
neighborhood deprivation occurs (Navarro, Ayala. & Labeaga, 2010: 
Nolan &. Winston, 2011; Palvarini & Pavolini, 2010; Urbanos- 
Garrido, 2012: Weng. Pi. Tan, Su. & Cai, 2016). In light of this 
strand of analysis, the association between housing deprivation and 
public health should be examined.

Housing is an important public health issue (Braubach. 2011: 
Gibson. Petticrew, Bambra. Wright. &. Whitehead, 2011: lawanson 
& Fadare, 2013; Shaw, 2004). The scientific community has good 
theoretical reasons to believe the empirical linkages, since housing 
conditions can regulate environmental exposure, shape behaviors 
and affect lifestyles, and subsequently impact public health 
(Navarro et al., 2010). A wealth of cross-sectional studies have re
ported the statistical correlations between public health and a va
riety of housing characteristics, including dwelling quality, 
structure, tenure and affordability (Baker. Bentley. & Mason. 2013; 
Eliaway & Macintyre, 1998: Evans, Hyndman, Stewart-Brown, 
Smith, & Petersen. 2000: Free, Howden-Chapman, Pierse, Viggers. 
& the Housing H.H.S.R.T. 2010; Jmrie, 2006: Macintyre et al.. 2003; 
Mason. Baker, Blakely. & Bentley. 2013: Pollack. Griffin. & Lynch. 
2010). The statistical correlations can be used as tools to under
stand the associations, although they may not necessarily suggest 
causality (Bentley. Baker, & Mason. 2012). Overall, previous litera
ture has suggested different mechanisms and we summarize the 
potential pathways in the conceptual framework (Fig. 1) hypothe
sizing the association between housing and public health; •

• Better attached facilities (e.g., public institution, service fa
cilities) and greater affiliated natural amenities (e.g.. green 
spaces, blue spaces) indicate less environmental exposure 
and higher proximity to services for daily basic needs, which 
can enhance the social interactions and independent living 
(Braubach, 2011; Imrie, 2006). Such activities can produce 
potential effects on quality of life, disease development, and 
mental well-being (Saidj. Jorgensen. Jacobsen. Linneberg, & 
Aadahl. 2015);

• The housing physical form and structure can shape resi
dential behaviors (e.g, physical activity) and influence 
pollutant dissemination, generating significant effect on 
public health (Saidj et ,il., 2015);

• The rapidly increasing housing prices and corresponding 
higher debt relative to income can generate great stress on 
the residents (Corman, Curtis. Noonan, & Reichman. 2016: 
Kavanagh et al., 2016). People living in rental housing or 
with great burden are expected to present poorer mental and 
physical health (Eliaway & Macintyre. 1998; Macintyre et ai„ 
2003; Pollack et al.. 2004).

This body of research gives rise to an alarming challenge for 
urban planners: urban planning lies beyond the jurisdiction of 
health sectors and is frequently without the participation of public 
health experts. This challenge has motivated the increasing call for 
“health in all policies' using cross-sector approaches (World Health 
Organization & Government of South Australia. 2010). As such, 
practical tools that facilitate the integration of health into urban 
planning are needed for government agencies to revise housing 
construction plans, make decisions, and develop regulations. In 
order to make progress towards achieving these perspectives, it 
first requires replicable and evidence-driven methodological 
framework to identify the impact of housing deprivation on public 
health. However, prior studies have used various indicators to 
characterize the neighborhood housing context (Navarro et al.. 
2010; Nolan & Winston, 2011; Palvarini & Pavolini. 2010; 
Urbanos-Garrido. 2012), making it difficult to compare and

• The internal facilities determine the hygienic conditions (e^, 
bathing, toilet), which in turn associate with several infec
tious diseases or non-communicable diseases (Evans et af.. 
2000; Thomson & Thomas, 2015);

r
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interpret the results across different areas. Scholars argue that an 
integrated deprivation index can efficiently inform urban planning 
that integrates with health promotion, since it synthesizes multi
dimensional information and allows the comparisons across 
geographic areas (Havard. Deguen, Louis, Laurent, & Bard, 2008; 
Sanchez-Cantalejo, Ocana-Rioia, & Fernandez-Ajuria, 2008). How
ever, rather few studies have developed an integrated neighbor
hood housing deprivation index (INHDI). especially in developing 
countries. Another priority needing to be addressed is the under
standing of association berween neighborhood housing deprivation 
and public health, since it can help identify the high risk localities 
and provide intuitive insights for urban planners (Havard et al.. 
2008: Sanchez-Cantalejo et al.. 2008: Yuan & Professor. 2013). 
Earlier publications generally focus on relationship between indi
vidual level deprivation and health outcomes, or use neighborhood 
deprivation as concomitant variable. They receive criticism that the 
limited samples may result in bias and uncertainty in analysis 
(Powell-Wilcy er al., 2014). Besides, individual data are not recor
ded routinely. Urban planners are eager ro obtain the administra
tion level specific information, since the official statistics and 
intervening measures are both based on administrative divisions.

Located in the Southern China (Fig. 2). Shenzhen is China s first 
special economic zone. Since the 1980s, it has not only witnessed 
rapid socioeconomic development, but also experienced increasing 
health burden associated with chronic diseases (Su et al.. 2016). 
Poorly educated blue-collar workers and highly skilled intellectuals 
both migrate into Shenzhen in pursuit of job opportunities. These 
two group members differ greatly in income, capital and social 
resources, leading to a polarized sociodemographic neighborhood 
profiles in Shenzhen (Weng et al., 2016). This specific situation 
makes Shenzhen a typical case to explore the spatial association 
between neighborhood housing deprivation and public health 
ourcomes in rapidly urbanizing settings. This current study at
tempts to quantify the association between neighborhood housing 
deprivation and public health at district level, using the case of 
Shenzhen in developing China. This paper is an extended attempt 
of our previous studies (Su et al., 2016; Weng et al., 2016), which 
examined the associations between public health and neighbor
hood deprivation. Out specific objectives are to: (1) develop an 
INHDI to facilitate urban planning: (2) analyze the association be
tween neighborhood housing deprivation and diverse health out
comes: (3) examine the mediators for the causal pathway between 
housing deprivation and public health; and (4) discuss some im
plications for urban planning.

Caspi, Yang, and et al (2014) showed that housing finances medi
ated the relationship between acculturation and healthy behaviors. 
Christian, Giles-Corti. Knuiman, Timperio, and Foster (2011) stud
ied the relationship between living environment and body mass 
index. Arku, Luginaah, Mkandawire. Barden, and Asiedu (2011) 
found housing conditions was one of the significant predictors of 
self-reported physical and mental healrh status. Herrin, Amaral, 
and Balihura (2013) showed that indoor air pollution from the 
burning of biomass for cooking with poor ventilation had the 
largest adverse health effect in Uganda. Saidj et al. (2015) also 
demonstrated that housing characteristics had significant impact 
on leisure-time sitting in Danish adults. Kavanagh et al.(2016) re
ported that housing affordability and tenure modified that associ
ation between mental health and acquisition of disability. Thomson 
reviewed the theoretical literature on health impacts of housing 
improvement (Thomson. Thomas. Sellstrom. & Petticrew, 2013), 
and further developed models for evidence the impacts (Thomson 
& Thomas. 2015). Based on the associations between housing and 
public health, researchers have recommended to improve housing 
conditions for healrh (Craig et al.. 2008; Dunn, van der Meulen. 
O'Campo. & Munlaner. 2013: Poortinga, Dunstan. & Tone, 2008). 
However, it is argued that more empirical cases should be carried 
out in order to better inform the health intervention policy 
(Thomson & Thomas. 2015).

Environmentalists have also investigated the linkage between 
housing and healrh. Jacobs. Wilson. Dixon. Smith, and Evens (2009) 
reported housing trends were consistent with certain health trends 
over time, but little progress had been made in reducing the health 
and housing disparities of disadvantaged groups. Most of the 
studies focus on the hygienic conditions, the attached facilities, and 
the affiliated natural amenities. There is growing evidence that 
propenies of a house and the internal environment could influence 
occupants’ health (Howden-Chapman & Chapman, 2012). Low in
come population is more likely to habitat in poorly constructed and 
maintained houses, leading to indirect effect on their health 
(Liddell & Morris. 2010). Navarroetal. (2010) reported that slummy 
housing internal conditions could significantly decrease in
dividuals' health status. Keall et al. (2012) found reduced dampness 
would help decrease odds of respiratory symptoms. Mansor, Harun. 
and Zakariya (2015) found that green infrastructure around resi
dence could potentially improve self-perceived health. Sharp, 
Denney, and Kimbro (2015) found that residential and activity 
space disadvantage could independently affect self-rated health. 
Buchecker and Dcgcnhardr (2015) found that people living around 
recreation places had better well-being and psychological resil
ience. Akpinar (2016) reclaimed that living in houses with prox
imity to green space was associated with more frequent physical 
activities, leading to better physical and mental health. Pietila cl al. 
(2016) found that green spaces around residence were more in 
association with commuting, safe walking and bicycling, and thus 
could promote public health. Heinrich (2011) summarized that an 
induction of asthma in childhood was related to exposure to to
bacco smoke or ro living in homes close to busy roads. Redo. 
Linares, B.inegas, and Diaz (2016) reported that traffic noise had 
long-term and short-term negative influence on cardiovascular, 
respiratory, and metabolic health for those have houses located 
near to road. Environmental health literature is very fragmented, 
and a systematic framework is need to integrate the influence of 
both internal and external housing conditions.

The linkage between housing and public health has attracted 
increasing attention in international habitat research in the recent 
past. For example, Marsh. Gordon. Heslop, and Pantazis (2000) 
found that current and past poor housing had significant associa
tions with greater likelihood of ill health. Covender. Barnes, and 
Pieper (2011) reported that the low-cost housing schemes in

2. Literature review

It is especially useful to understand the current knowledge and 
the gap in research with the help of systematic reviews. We screen 
the Web of Knowledge and obtain 881 publications using the 
search sequence: Housing AND Health (Keywords). It can be seen 
(hat relevant studies have been largely conducted in die developed 
nations, including USA, UK, Canada and Europe (Fig. 3a). On the 
contrary, rather lew empirical findings have generated for the 
developing countries (e.g., China, India, and Africa). Majority of the 
literature concentrates in the field of Social Medicine and Envi
ronmental Health (Fig. 3b). However, this specific topic has been 
nor frequently examined in urban and habitat studies.

in social medical research, scholars have reported the physical 
and psychological health in association with a diversity of housing 
characteristics. For example, Thomas. Evans, Peter. Claire. & Anne 
(2005) discovered (hat housing improvement could reduce self- 
reported mental distress among residents in council estate. 
Bentley et al. (2012) discovered that mental health was associated 
with cumulative exposure to poor housing affordability. Allen.

i
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South Africa failed to improve public health but increased the 
communicable diseases risk. Baker. Mason. Bentley. and Mallett 
(2014) reported that bi-directional relationship existed between 
housing affordability and health in Australia. Lawanson and Fadare 
(2013) inferred that housing conditions interacted with socioeco
nomic characteristics and further magnified health disparities. 
Sperling and Ramaswami (2013) pointed that infrastructure and

related environmental factors could shape health outcomes. Marais 
and Cloete (2014) compared the impacts of different housing ty
pologies on health outcomes. Silva (2015) proposed an urban 
environmental quality index based on health impact assessment. 
Chen and Chen (2015) analyzed the association between neigh
borhood characteristics and mental health. I.i (2015) examined the 
association between child's self-rated health and the social and

it;
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Fig. 1. Spatial distiibuiion (a) and research subjects (b) of literature on the association between housing and health based on Web of Science platform.

environmental resources around residence. Meltzer and Schwartz 
(2015) reported higher out-of-pocket rent burdens were associ
ated with worse self-reported health conditions and suggested 
considering health-related outcomes when designing housing 
policies. Bentley et al. (2016) highlighted the relationship between 
housing and health is context depended across different nations. 
Ifegbesan. Rampedi, and Annegarn (2016) discussed the health 
implications based on cooking energy use of Nigerian households. 
Prior studies have advanced our knowledge, however, it is still

problematic to grasp a full picture of the casual relationship be
tween housing and public health.

3. Data and methodology

3.1, Data

Data at district level in 2010 are collected for 5 health indicators 
(cardiopathy, chronic pneumonia, general physical fitness, liver
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cancer, and mental health hospitalizations) from Shenzhen's Health 
Information Center. The incidence rate for each health outcome is 
determined using Eq. (1) (Coggon. Rose, & Barker, 1997). General 
descriptive statistics are shown in Table 1.

framework in Fig.1, we select a set of 33 indicators in reference to 
prior literature, expert consulting, and data availability (For details, 
see the Supplement Materials). These indices are divided into six 
domains: internal facilities, living space, physical form and struc
ture. attached facilities, affiliated natural amenities, and afford
ability. The internal facilities refer to tire basic life-supportive 
facilities within the house such as the kitchen, taping water, toilet, 
and gas. Living space is described from two aspens: in-house living 
space (e.g., number of rooms, area per capita) and community living 
space (e.g.. number of buildings per community, number of 
household per community). Physical form and structure are 
measured by several spatial metrics from the aspects of height, 
materials, density, shape, aggregation and connectivity (For details 
of the spatial metrics, see McGarigal, Cushman. Neel, & line. 2002). 
Artached facilities denote the available public facilities (e.g., med
ical services, schools and square) within community. Similarly, the 
affiliated natural amenities represent the abundance of green 
spaces and blue spaces per community. Affordability describes the 
living burden relative to income. All the original statistical data are 
provided by the Shenzhen Census Bureau and they are collected 
during the National 2010 Census. Data for the physical character
istics of each housing building are provided by the Shenzhen 
Geographic Information Center. All the indicators are first stan
dardized (Eq. (2)) and normalized. Pearson's correlation analysis is 
used to reduce the data redundancy. One indicator is discarded 
when a pair of indicarors are highly correlated (Su, Hu, Luo. Mai. & 
Wang. 2014). The final selected indicators are listed in Table 2.

"i
(1)Pl = TTN

where pi is the incidence rate for health outcome i: n, is the total 
cases; N is the total population in each the district.

32. Methodology

We provide a methodological flow chart for a systematic view 
(Fig.4). It involves four major steps: (1) developing an INHDI by 
employing Principal Component Analysis (PCA); (2) analyzing the 
relationship between housing deprivation and health outcomes by 
using Spatial Regression; (3) isolating the relative effect of housing 
deprivation on public health by applying Variance Decomposition; 
and (4) identifying the mediators between housing deprivation and 
public health by utilizing the Path Analysis.

3.2.1. Developing an integrated neighborhood housing deprivation 
index

Scholars have proposed a grear variety of indicators to measure 
housing deprivation. However, there are no widely accepted in
dicators of housing deprivation, since the employed indicators are 
generally case-specific in previous literature (Navarro et al., 2010: 
Nolan & Winston. 2011: Palvarini & Pavolini, 2010; Urbanos- 
Garrido. 2012). Criteria for indicator selection can thus be sum
marized into four key points; (1) indicators should represent 
different dimensions of housing deprivation; (2) they have poten
tial associations with public health; (3) there is low redundancy 
among them: (4) they have comparability with those in earlier 
related studies. Guided by these criteria and the theoretical

X| — minXfj 
maxXy - minify 

maxXj - Xy 
maxJfy - minify

where Xjj is the value of indicator i for district j; max Xjj and min Xy 
are the maximum and minimum value of indicator i for all districts. 
Positive indicators refer to those that greater values denote higher 
deprivation. Negative indicators represent those that greater values 
denote lower deprivation.

Scholars have demonstrated different subjective and objective 
methods to integrate multidimensional indicators, including the 
Analytic Hierarchy Process (AHP) approach. Fuzzy AHP approach. 
Coefficient Variation (CV) approach. Entropy approach, and PCA 
approach (Weng et al., 2016). In the field of social deprivation, PCA

positive

(2)

negative

Table 1
Descriptive statistics of health outcome indicators (N - 57).

Min Max Mean Srd Unir

Cardiopathy 
Chronic pneumonia 
General physical fitness (good level) 23.1 65.6 40.9
Liver cancer
Mental health hospitalizations

44,0 552.3 110.7 112 1/100,000
573 531.7 1913 25.5 1/10fMXK>

13.6 X
2.2 436 14/4 96 1/100600
14.7 826 286 8.7 1/10600

r—i
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Tabic 2
Factor loadings of the input variables for the varimax rotated principal component analysis.

ComponentsIndicators

21 3

Percentage of households without toilets (X)
Percentage of households without bathing facilities (X)
Percentage of households without tapping water pipe (X)
Percentage of households without clean energy (X)
Number ol buildings pet community 
Number of household per community
Percentage of buildings without steel and reinforced concrete structure 
Area-weighted shape index of residential land use 
Aggregation index of residential land use 
Percentage of medical care land use pet community (X)
Percentage of educational land use per community (X)
Percentage of transportation land pet community (%)
Percentage of green spaces within the community (X)
Percentage of blue spaces within t he community (X)
Percentage of low-rent housing ItousehoMs (X)
Percentage of households without house properties (X)
Ratio between average housing price and average income

0.457
0.396
0897
MO]
0.014

0.098
0.105
0.124
0.154
0.604
0.521
0.337
0204
0257
0763
0601
0851
0811
0701
0231
0.405
0.447

0357
0.443
0295
0203
0034
0.015
0547
0.632
0.507
0114
0157
0209
0.189
0236
0894
0753
0877

0031
0241
0784
0754
0357
040]
0195
0237
0301
0157
0.138
0371

Bold figures denote loadings greater than 0.75.

variable is found to be insignificant by spatial regression, we omit it 
and re-perform the regression. All the variables are transformed to 
normalization before modeling. Pearson's correlation is performed 
ro initially assess the potential linear relationships between 
exploratory variable and health indicators. Hie robust Lagrange 
multiplier tests (LeSage & Pace. 2009) are used to determine the 
type of spatial dependency. All the spatial regression modeling is 
executed in the Open Ceoda software.

Y - a -i- 0X + XWY + e

is the most commonly applied approach to develop integrated 
deprivation index (Ltan et al.. 2011; Messer et al., 2006; Powell- 
Wiley et al., 2014; Su et al.. 2016). We therefore uses PCA to 
aggregate the 17 indicators. In particular, the varimax rotation 
generating a structural factor-loading matrix is used to extract the 
main components. Components whose eigenvalues are higher than 
1.0 are kept and indicators whose loadings exceed 0.75 in each 
component are kept(Cumming & Vernier. 2002). Finally, the INHDI 
is calculated by using the Eq. (3) (Lian et al.. 2011; Messer ct al.. 
2006: Powell-Wiley et al.. 2014: Su el al., 2016). In order to 
reduce the uncertainty and sensitivity of indicator aggregation, we 
further test the consistency among the AHP. Fuzzy AHP. CV. Entropy 
and PCA. Weights for the 17 indicators are shown in the Appendix 
A. In order to test the consistency, the INHDIs estimated by the PCA 
are plotted against those produced by the four methods using a 
binaiy regression.

(4)

Y m. a f 0X + e{e = AWe + u)

where X is the independent variable: Y is the de|iendent variable: 6 
is the coefficient for independent variable: e is the error term: WY is 
the spatial matrix for dependent variable; We is the spatial matrix 
for error term: X denotes the spatial autoregressive coefficient: a 
and u are the scalar variables.

(5)

INHDI (3)

323. Variances decomposition
The variances decomposition (VD) method (Anderson & Cribble. 

1998) is applied to isolate the relative effect of housing deprivation 
on public health. The VD calculates the explained variances for 
corresponding independent variables (Heikkinen, Luoto, Kuussaari. 
& Poyiy. 2005; Liu, Feng. Zhao. Zhang. & Su, 2016: Su et al.. 2014: 
Xiao. Su. Mai. Zhang, & Yang, 2015). in order to compare the rela
tive importance of different exploratoiy variables. In particular, we 
calculate the individual effect of housing deprivation, income 
(average income), education (average education years) and occu
pation (percentage of blue-collar workers), the joint effect of 
housing deprivation and education, the joint effect of housing 
deprivation and income, the join) effect of housing deprivation and 
occupation, the joint effect of housing deprivation, income and 
education, the joint effect of housing deprivation. education and 
occupation, the joint effect of housing deprivation, income and 
occupation, the joint effect of housing education, income and 
occupation, and the joint effect of housing deprivation, education, 
income and occupation.

where Ef is eigenvalue of component I: Lj is the loading score for 
indicator j; xj is the standardized value of indicator j.

3.22. Spatial regression
Health outcomes always present spatial autocorrelation at fine 

geographical scale(Goovaerts cl al., 2015; Mandal.Si-Hilaire.Kie, & 
Derryberry, 2009: Weng et al., 2036). We therefore employ spatial 
regression to analyze the relationship between housing deprivation 
and health outcomes. The spatial dependency incorporated into the 
regression typically has two types: the spatial lag (Eq. (4)) and the 
spatial error (Eq. (5)) (Anselin, 1988). We establish a series of spatial 
regression models to respectively analyze the relationship between 
housing deprivation (exploratory variable) and the five health in
dicators (dependent variable). It should be mentioned that the 
housing characteristics in most cases arc closely correlated with 
neighborhood socioeconomic factors, which also have potential 
impacts on public health (Gibson ei al.. 2011; Navarro el al., 2010: 
Urbanos-Garrido, 2012). It is difficult to isolate the relative effect 
of housing deprivation upon health. Given such challenge, we 
select three control variables (average income, average education 
years, and percentage of blue-collar workers), which are found to 
be critical socioeconomic determinants of Shenzhen's public health 
in our prior study (Weng et al., 2016). On condition (hat one control

32.4. Mediating effect test
Path analysis is applied ro identify the causal mediators between 

housing deprivation and public health. Using the robust maximum 
likelihood estimator, the path analysis tests a system of regression
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equations that treat variables as predictors, outcomes and media
tors and isolates the effects inro direct, indirect and total compo
nents (Hoyle. 1905; Stenberget al., 2013). All the possible paths are 
first estimated for each model, and then all the statistically insig
nificant paths from the predictors to the mediators and outcomes 
are removed. Die small sample size can leads to the situation that it 
is conservative to reject the null hypotheses and explore based on 
the estimations (Stenberg et al.. 2013). We therefore set the sta
tistical significance level at 0.01 instead of 0.05 for balancing the 
small sample related effect. Give data availability and following the 
theoretical framework in Pig. I, we examine three possible media
tors: air pollution exposure, physical activity, and social interaction. 
For air pollution, we built a land use regression (Rz = 0.78) based on 
official PM2S monitoring data and then sum the average values for 
each district. For physical activity, we use the data collected by the 
Shenzhen's Physical Fitness Survey that record the mean physical 
activity intensity (hours per week) for each district. For social 
interaction, we use the data collected during the Shenzhen's Gen
eral Social Survey, which record the frequency of social interaction 
of the interviewees. The percentage of socially active residents in 
each district is calculated. Path analysis is performed using the 
Mplus 5.2.

aggregation index of residential land use; ps is percentage of 
medical care land use per community (X); p6 is percentage of 
transportation land per community (X): p7 is percentage of green 
spaces within the community (X); pg is percentage of low-rent 
housing households (X); pg is percentage of households without 
house properties (X); pio is the ratio between average housing price 
and average income.

Fig. 5 presents the consistency between the PCA and the other 
four weight determination methods. The coefficient of determi
nation (R2) between the PCA and the two subjective methods 
exceed the 0.70. In addition, the R2 between the PCA and the two 
subjective methods reach 0.80. Such results denote that the PCA is 
highly compatible with the four methods and the developed INHDI 
is insensitive to weight determination method. It suggests that the 
PCA produced INHDI is efficient given the low redundancy and 
insensitivity. Fig 6 shows the housing deprivation patterns in 
Shenzhen. Great heterogeneity of INHDI is observed among the 
districts in Shenzhen. Generally, districts in the outskirts present 
higher housing deprivation, while those in the central cities exhibit 
lower housing deprivation.

42. Associarion between housing deprivation and public health

Table 4 shows the relationships between housing deprivation 
and different health indicators. Housing deprivation acts as a sig
nificant exploratory variable for all the five health indicators. It 
denotes that housing plays an essential role in shaping public 
health. The significance of the control variables varies with health 
indicators. The three control variables (income, occupation and 
education) are significantly correlated with chronic pneumonia, 
cardiopathy, and general physical fitness. However, liver cancer 
presents insignificant correlation with occupation, and mental 
health shows no significant relationship with education and 
occupation.

The relative importance of the exploratory variables is sum
marized in Fig. 7. For cardiopathy, chronic pneumonia and liver 
cancer, the individual strength of housing deprivation is stronger 
than that of the other variables. It indicates that cardiopathy and 
chronic pneumonia are more Influenced by the housing deprivation 
rather than the socioeconomic disadvantage. For general physical 
fitness and mental health, conversely, the relative importance or 
housing deprivation is lower than that of the other variables. In 
addition, the joint effects between housing and the socioeconomic 
variables account for relatively higher proportion of the total 
explained variances. Such results suggest that general physical 
fitness and mental healrh hospitalizations are more subjected to 
the joint impacts of housing deprivation and socioeconomic 
disadvantage.

4. Results

4.1. The integrated neighborhood housing deprivation index

Table 3 shows the estimations produced by PCA Three principle 
components are generated and they account for approximately 80X 
of the total variances. Indicators of high loadings in Component 1 
include the percentage of households without tapping water pipe 
(X). percentage of households without clean energy (X). area- 
weighted shape index of residential land use. and aggregation in
dex of residential land use (Table 2Jl It represents the internal fa
cilities and the physical form and structure. Component 2 has high 
loadings on the percentage of medical care land use per community 
(X). percentage of transportation land per community (X). and 
percentage of green spaces within the community (X) (Table 2). It 
indicates the attached facilities and the affiliated natural amenities. 
Highly scored indicators in Component 3 are the percentage of low- 
rent housing households (X). percentage of households without 
house propenies (X). and the ratio between average housing price 
and average income (Table 2). It reflects the affordability. The final 
INHDI incorporates 10 indicators and is expressed as follows:

INHDI *= 4.371 x (0.897 x p, + 0.801 x pj + 0.784 x ft
+ 0.754 x p4) + 2.555 x (0.763 x p5 + 0.851 x p6 
+ 0.811 x py) + 1.349 x (0.894 x pg -t- 0.753 x pg 
+ 0.877 x pio) 4.3. Mediators between housing deprivation and public health

(V
Table 5 demonstrates the mediators for the influence of housing 

deprivation on different health indicators. For cardiopathy and 
chronic pneumonia, air pollution and physical activity are identi
fied as significant mediators. It reveals that the housing deprivation 
impacts on cardiopathy and chronic pneumonia mainly through air 
pollution exposure and physical activity. The association between 
housing deprivation and general physical fitness is mediated by 
physical activity and social interaction. No significant mediators are 
found for the association between housing deprivation and liver 
cancer. Besides, social interaction plays a significant mediating role 
in connecting housing deprivation and mental health. All these 
results demonstrate that the influential mechanisms and pathways 
are very complex between housing deprivation and public health.

where pi is percentage of households without tapping water pipe 
(X); p2 is percentage of households without clean energy (X); P3 is 
area-weighted shape index of residential land use; p4 is

Table 3
Eigenvalues and cumulative variances Tor ihe components extracted by varimax 
totaled principal component analysis. I

% of varianceComponent Eigenvalues Cumulative X

36.89
6093
78.98

1 4.371
2.555
1349

3639
24.04 f62

3 18.05



Fig. 5. Consistency between PCA Jnrf other weight determifuiion methods in aggregating the housing: Analytic Hierarchy Process (AHP) approach. Fuzzy AHP approach Coefficient 
Variation (CV) approach. Entropy approach, and Piincipal Component Analysis <FCA) approach.

5. Discussion and conclusions determinant of health status. In particular, the individual impact or 
housing deprivation is stronger for cardiopathy, chronic pneumonia 
and liver cancer. Differently, general physical fitness and mental 
health hospitalizations are more subjected to the joint impacts 
between housing deprivation and socioeconomic factors. These 
differences should be related to the pathways and mediators be
tween housing deprivation and different health outcomes. For 
example, the path analysis demonstrates that the mediators for 
cardiopathy and chronic pneumonia include PM2.5 and physical 
activity, which have dose relations to the neighborhood physical 
conditions (e.g., building height, structure, patter) instead oT the 
sodoeconomic factors. For the pathway between housing depri
vation and physical fitness and mental health hospitalizations, the 
social interaction acts as critical mediator, which is generally 
influenced by the complex synergy among neighborhood physical 
and socioeconomic factors. The SfcM estimations support our hy
pothesis that housing deprivation impacts health outcomes 
through different pathways. All these findings provide some pilot 
experiences for understanding complex mechanistic links between 
housing deprivation and public health.

5.1. Housing deprivation and public health

Based on previous social medical studies, this paper proposes a 
theoretical framework for the mechanistic links between neigh
borhood housing deprivation and public health. We makes a pilot 
attempt to quantify the association between neighborhood housing 
deprivation and public health and the possible mediators in China. 
Though model performance and estimation coefficients vary with 
health indicators, we do obtain identical findings among the five 
health outcomes: poorer health outcomes are associated with 
higher housing deprivation. It suggests that greater possibility of 
adverse health outcomes would be expected in districts of higher 
housing deprivation. It accords with prior social medical findings 
that individuals living neighboiiiood with higher housing depri
vation are prone to report worse subjective health (Kavanagh et al.. 
2016; Navarra et al., 2010; Poortinga et al., 2008). Our results also 
support the hypothesis in related literature thar poorer housing 
conditions should generate worse physical and mental health 
outcomes (Corman et al.. 2016: Urbanos-Carrido. 2012). More 
importantly, we find that the isolated effect of housing deprivation 
on public health is significant, when other observed socioeconomic 
factors are controlled. It confirms the reasonable theoretical 
assumption that housing deprivation should be a critical

I

5.2. Implications for urban planning
I

Urban planning, public health governance and environmental 
regulation share common origins in attempt to address the
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Table 4
Standardized coefficients for the exploratory variables estimated by spatial iegression (N - 57).

General physical fitnessCardiopathy Chronic pneumonia Liver cancer Mental health hospitalizations

Exploratory variable 
Housing deprivation 

Control variables 
Average income 
Average education years 
Percentage of blue-coUar workers 

Spatial dependency 
Adjusted R1

0274*" 0.359™ 0JJ21"-0.03S' ai09'

0.185*
0234*”
-0.015*

-0219™
-0.054”
oxnr

-0256™-0.125“
-0204”
0.085™

-0.027“
-0.113*

ErrorLag Lag Laglag
0290.39 045 017 o.ts

‘p < 0.05: ”p <0.01; p< 0.001.

challenges Tor dwellers' health burden (e.g., environmental pollu
tion. infectious diseases, and urban crowding) (Ashe, Jemigan, 
Kline. & Galaz. 2003; Barton, 2009: Chapman, 2011; Harris, 
Harris-Roxas, Wise, & Harris. 2010). However, these disciplines 
have been divergent and currently operate in separate fields 
(Harris. Kent. Sainsbury, & Thow, 2016: Koobsari. Badland. & Giles- 
Corti. 2013; Wernham, 2011). Health impact assessment is a 
promising option to bring health concerns to urban planning. Such 
assessments permit housing construction plans to address a variety 
of relevant health outcomes. However, health impact assessment is 
not routinely implemented in the procedure of housing construc
tion plans in many countries, especially in China. Under such cir
cumstances. an integrated deprivation index serving as a practical 
tool is needed to facilitate the integration of health into urban 
planning procedures. Such an index must fully capture the housing 
disadvantaged characteristics that are possibly linked to public 
health. In order to avoid a bias in evaluating housing characteristics.

this study develops a set of mixed variables from five domains: 
internal facilities, living space, physical form and structure, 
attached facilities, and affiliated natural amenities. These five do
mains provide comprehensive measurement of the internal and 
external housing characteristics. In particular, the information of 
physical form and structure, attached facilities, and affiliated nat
ural amenities are valuable, since it is beyond the internal housing 
characteristics and is necessarily correlated to residence life quality 
or lifestyles. As these indicators are multidimensional, integrating 
them into one index is essential for quantitative measurement. This 
paper employs the PCA to address this challenge. Though PCA de
termines the weight following a data-oriented manner, it is highly 
compatible with the other methods in our study. Compared with 
the other methods, the PCA guarantees the low redundancy and is 
easily computable and simply comprehendible for planners and 
managers. When formulating the housing construction plan, the 
developed INHDI can therefore provide a rapid but comprehensive
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Table S
Mediators for housing deprivation and health outcomes identified by path analysis (N = 57).

P value for the mediatorsHealth indicators

Air pollution Physical activity Social interaction

0.007Cardiopathy 
Chronic pneumonia 
General physical fitness 
Liver cancer
Mental health hospitalizations

0.123
0.089
DM2
OjOSI
0.004

0.005
0.076
0.103
0.064

0.001
0.076
0046

Bold numbers denote the mediators whose significance meets the recommend level (p < 0.01 X

housing deprivation and public health using one year data. It re
mains unknown how the spatial associations vary with time. Third, 
some housing characteristics are not considered (e.g., construction 
history). Fifth, we only examine three possible mediators given data 
availability. Last, our sample is relatively small, which may reduce 
the efficiency of path analysis. Following studies should develop an 
official housing deprivation index, employ more sophisticated 
modeling approaches, and investigate the dynamic relationships 
between housing deprivation and health outcomes. Besides, the 
mediators for the association between housing deprivation and 
different health outcomes should be quantified. In particular, how 
to integrate urban planning with health impact assessment in 
theory and practice should be understood.

insight for urban planners to understand rhe housing deprivation 
patterns in space. Given that district is the basic level for imple
menting housing construction plan, the INHDI can assist identifying 
the blind-spot districts as action areas for health promotion. The 
INHDI can be essential model input to evaluate a range of housing 
construction planning scenarios to achieve better public health.

5.3. Strength, /imitations and outlook

This study has made new achievements in three aspects: (1) 
developing an integrated housing deprivation index: (2) isolating 
the relative effect of housing deprivation on diverse health out
comes: (3) quantifying the mediators and pathways for associations 
between housing deprivation and public health. In particular, we 
propose a theoretical framework for the mechanisms between 
housing deprivation and public health, and evidence the mecha
nistic links using multiple geospatial tools, including spatial met
rics. spatial regression, variance decomposition and SEM. The 
theoretical and methodological frameworks are not restricted in 
our case study and are applicable to other cities around the world. 
Limitations of this study warrant mention. First, the role of gender 
and age is not taken into consideration. Considering the privacy 
issue, we are not accessible to die meradata that records the pa
tient's personal information (e.g.. age and gender). Further studies 
would be conducted when corresponding data are available. Sec
ond. we only examine the associations between neighborhood
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Appendix A. Weight assigned to Die housing deprivation 
indicators by different methods.

Indicators Weights

21 3 4

Percentage of households without toilets (X)
Percentage of households without bathing facilities (X)
Percentage of households without tapping water pipe (X)
Percentage of households without clean energy (X)
Number of buildings per community 
Number of household per community
percentage of buildings without steel and reinforced concrete smicture 
Area-weighted shape index of residential land use 
Aggregation index of residential land use 
Percentage of medical cate land use per community (X)
Percentage of educational land use per community (X)
Percentage of transportation land per community (X)
Percentage of green spaces within the community (X)
Percentage of blue spaces within the community (X)
Percentage of low-rent housing households (X)
Percentage of households without house properties (X)
Ratio between average housing price and average income

0.031
0.030
0.113
0.111
0.016
0.025
0021
0.031
0.082
0085
0.023
0.081
0.043
0.036

0058
0.045
0096
0086
0021
0015
0.032
0.029
0079
0083
0015
0.075
0026
0030
0.112
0.100
0.098

0026
0028
0.107
0.108
0014
0028
0020
0046
0070
0.081
0035
0078
0050
0046
0.080
0092
0091

0056
0.042
0103
0101
0020
0019
0036
0032
0085 
0094 
0016
0086
0.26
0029
0089
0074
0092

0091
0079
0103

I -4 respectively represents Analytic Hierarchy Process (AHP) approach. Fuzzy AHP approach. Coefficient Variation (CV) approach, and Entropy approach.
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About the Organizations
UCLA Labor Center

For over fifty years, the UCLA Labor Center has created Innovative programs that offer a range of educational, 
research, and public service activities within the university and In the broader community, especially among 
low-wage and immigrant workers. The Labor Center Is a vital resource for research, education, and policy 
development to help create jobs that are good for workers and their communities, to improve the quality of 
existing Jobs In the low-wage economy, and to strengthen the process of immigrant integration, especially 
among students and youth.

675 S. Park View St 
Los Angeles CA 900S7 
www.labor.ucla.edu

UCLA Labor Center

Los Angeles Black Worker Center

The Los Angeles Black worker Center (LABWC) was established in 2011 as the first Black worker center in 
California, a new and Innovative model forworker centers to organize, advocate for, and provide services to Black 
community members embattled in the Black job crisis. Our vision is to build a world where Black workers thrive 
in an equitable economy that sustains vibrant families and community. Through our mission we work to Increase 
access to quality jobs, reduce employment discrimination, and improve industries that employ Black workers 
through action and unionization.

5350 Crenshaw Boulevard 
Los Angeles, CA 90043 
lablac kworkercenter.org

BL&CKWOKKEK
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UCLA Institute for Research on Labor and Employment (IRLE)

The Institute lor Research on Labor and Employment (IRLE) is a multidisciplinary research center dedicated to 
research, teaching, and service on labor and employment Issues. Through the work of its units - UCLA Labor 
Center, Human Resources Roundtable and the Labor Occupational Safety and Health program - the Institute 
forms wide-ranging research agendas that carry UCLA Into the Los Angeles community and beyond.

10945 LeConte Aue. ste. 2107 
Los Angeles, CA 9009S 
www.lrle.ucla.edu UCLA Inscirutc for Research on Labor and Kmployrncnt
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Los Angeles County is a vibrant and highly diverse region, comprised 
of people from a variety of ethnicities and backgrounds. Throughout 

the twentieth century, Los Angeles experienced waves of migration that 
significantly enlarged the region's Black community. As Black workers 
gradually joined the industrial workforce, they inflated union rolls and 
generally benefited from the region's burgeoning economic prosperity. 
L.A.'s Black community, through organization and struggle, fought western 
variations of Jim Crow laws to win access to quality jobsr housing, and 
opportunities.
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Whilethe Black community was once athriving part of L.A.'s landscape and remains 
integral to the county's cultural and economic life, it has long been in critical decline. 
Industries departed Black neighborhoods that once housed well-paying jobs. 
Manufacturing industries that employed a large share of Black workers moved offshore,
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depleting the number of stable and available union 
jobs. Those that remained declined in quality, and as 
Black employment cratered, these communities— 
especially their men—were increasingly criminalized 
and ensnared in California's historic expansion 
of incarceration. Despite the enactment of anti
discrimination laws, racist hiring practices demonstrably continue to limit Black 
employment. As a result of widening inequality, rising housing costs, and a glaring lack of 
economic opportunities, Los Angeles is in the throes of a Black jobs crisis.

Los Angeles is in the 
throes of a Black 
jobs crisis

This report looks at the experience of the Black community in Los Angeles through a 
laborand employment lens, and details howthe lack of access to qualityjobs is adversely 
impacting the community. Centered on an extensive literature review, an analysis of 
government data, and the collection ofworker's stories and case studies, this report 
draws a portrait of the challenges that Black workers in Los Angeles face and this 
community's present employment crisis. The following are key findings.

The Black community has a long and vibrant presence 
in Los Angeles but economic and social hardships are 
pushing residents out of the area.

• The percentage of Black workers in manufacturing jobs since 1980 has shrunk 
19% to 5%.

73m>
-<

O• Employer efforts to deunionize industries negatively impacted Black workers 
and jobs.
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• Since the 1980s, the Black population in Los Angeles has declined by over 100,000 
residents from 13% to 8% while the Inland Empire has gained over 250,000 Black 
residents.

d
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o
• Nonetheless, Black Angelenos still make up over one-third of the state's Black 

population and are a critical part of the region.
Z
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Black people in Los Angeles are significantly more educated 
than previous generations, yet experience a lower labor 
participation rate and a significantly higher unemployment 
rate than white workers.
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• Since 1980, the number of those with less than a high school degree has shrunk by 
one-third to 10% and the number of those with a bachelor's degree or higher has 
doubled.
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• Black workers with a high school or less education experience unemployment at 
almost double the rate as white workers at the same education level.
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• And even with a higher degree, more than 1 in 10 Black workers is unemployed.:d
O
u

• Black youth are almost twice as likely as white youth to be disconnected—neither
employed nor in school.

lA
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o Black workers are underrepresented in professional jobs and 

have lower rates in manager and supervisory positions.

• Around half of the Black workers in sectors with low union density, such as retail, 
janitorial, and security jobs, earn low wages.

• Black workers are underrepresented in professional jobs as well as in manufacturing, 
construction and food service.
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a • Over half of Black workers are employed in frontline, entry-level jobs such as floor 

positions and non-supervisory positions, and office work, administrative or clerical 
positions, which is a higher rate than white workers, and additionally are in senior 
positions at lower rates than white workers.
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Many Black workers are in low-wage jobs and earn less than
white workers in similar positions.

• Whether working full or part time, Black workers earn only three-quarters ofwhat 
white workers earn. For Black women, the wage gap is even more severe.

• Further, as Black workers are promoted, the wage gap actually widens. Managers 
earned 76% of white worker wages and those in professional positions earn 78%.

■ One third of Black workers earn low wages (defined as two-thirds of the median 
hourly wage) and at a higher rate than white workers.

• The wage gap between Black and white workers decreases, to an extent, as education 
levels rises. Nonetheless, almost 2 in 10 Black workers with higher degrees are still 
earning low wages.

• Black households have the lowest household income and build less wealth over time 
compared to their white counterparts.

Black workers experience a myriad of negative health 
outcomes due to racial discrimination in employment.

• A key social determinant of health is access to a safe and well-paying job.

• People who live in communities with high unemployment, pronounced poverty, and 
a generally low socioeconomic status are more likely to experience mental distress, 
crime, child maltreatment, childhood obesity, and higher levels of biological wear and 
tear from chronic stress.
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The convergence of the Blackjobs crisis, spiraling housing costs, state violence and 
mass incarceration has resulted in a perfect storm of discontent in the Black community. 
The response has been an unprecedented display of Black working-class activism and 
mobilization in Los Angeles County. As we enterthe era of a new administration, however, 
concern for Black workers has intensified. President Trump's "business-friendly" posture, 
his personal history of labor and housing discrimination, and his hostile indifference 
to the particular vulnerabilities of Black workers means that the few remaining equal 
opportunity gains of the Civil Rights movement may be rolled back and compound the 
precarious situation Black workers already face.

This report argues for the need to stabilize Black families and communities by creating 
good-paying, quality jobs accessible to Black workers. The purpose of this report is to 
educate policy makers, union representatives, and organizations working for economic
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justice about the needs of Black workers in Los Angeles. Based on our 
research, we make these recommendations:

1. Support worker movements that improve working conditions

a. Prioritize and implement labor organizing campaigns to raise standards in 
industries that employ Black workers.

I

b. Reject "Right to Work" taws that remove worker protections and 
eliminate the rights of workers to organize.

2. Create policies and programs that create access to jobs for 

underrepresented workers

a. Expand hiring benchmarks by establishing underrepresented population 
goals and amend disadvantaged worker requirements for local and 
targeted hiring programs to include an underrepresented worker clause 
with hiring benchmarks.

b. Prioritize hiring and retention programs in the public sector.

3. Empower agencies and communities to address discrimination and 

workplace issues>-

a. Amend state law to empower local governments with the authority to 
address issues of access and discrimination in areas where they have 
previously been hindered.

o
U
m

Z<
b. Establish a robust and seamless workplace enforcement entity 

charged with enforcing local wage and anti-discrimination laws.
o

c. Institutionalize and invest in partnerships with credible community 
organizations to implement targeted outreach, recruitment, and 
retention programs that focus on underrepresented workers.

CL

CL

o
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KJ

d. Establish worksite monitoring programs to strengthen industry diversity 
standards by conducting regular audit studies.>

Z3J
o

4. Support and ensure high road business practicesO
Z

a. Level the playing field for business by enhancing state penalty remedies 
that expand liability for employers who do not take steps to address 
employees who engage in workplace violence and intimidation.

b. Public agencies should maintain a standard of conduct in the labor 
market when entering into contracts.

o
o
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Q< c. Establish a citywide fair hiring recognition program.
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Black Migration to and 
from Los Angeles

O-<
O
<o
73
7n

C
70
o
o
z

he Black presence in Los Angeles is entwined in the city's founding; among 
the eleven families (called pobladores) who founded Los Angeles in 1781, 

more than half were Black. And during the twentieth century, two massive 
waves of migration significantly enlarged the region's Black community. New 
laws banning discrimination in the defense industry greatly expanded the range 
of jobs available to Black workers after World War If. As Black workers joined 
the industrial workforce, they also inflated union rolls and generally benefited 
from the region's burgeoning economic prosperity. In fact, Los Angeles was one 
ofthe top ten cities in the U.S. with reasonable employment opportunities for 
Black workers (Sides, 2003). And in the 1970s, the Black population in the city 
grew faster than in any other large northern or western city, nearing 763,000.
In 2000, the county had the seventh largest Black population amongst U.S. 

metropolitan areas (Nichols, 2005).
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By the mid-1960s, however, manufacturing firms producing goods like steel, automobiles 
and tires closed and relocated jobs offshore, and a major economic restructuring of the 
region followed. The disappearance of manufacturing jobs from the Los Angeles area 
during the latter half of the 20th century devastated its workforce, and deindustrialization 
had a disproportionately negative effect on Black communities in cities like Los 
Angeles (Lichter, 1999; Dorman, 2005). Stable, well-paying union jobs vanished, rates 
of unemployment among Black men rose, and they were frequently forced to search 
for work far beyond their neighborhoods (Sides, 2003). The movement of jobs out of 
cities especially disadvantaged Black workers, as their residence of urban spaces began 
to hinder their access to labor markets, in Los Angeles, Black people sought jobs over a 
much wider geographic range than white people, and somewhat more than Latinos as 
well, which burdened Black workers with greater transportation costs and time spent 
commuting (Stoll, 1999).

The garment, electronics, aerospace, and high-tech finance industries that replaced 
blue-collar manufacturing work began to flourish in L.A. during the 1970s and 1980s, and 
were often inaccessible to Black workers. Many of the new industries were dispersed 
in surrounding suburbs like Orange County and the San Fernando Valley (Valenzuela, 
1991). By 1980, one in five Black workers still found employment in the manufacturing 
industry, more than any other industry. Over the next three decades, that number would 
dramatically decrease to a quarter of that size.

o
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Figure 1; Percent of Black Workers In Manufacturing Jobs In Los Angelos County, 1980-2014
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O Deunionization Efforts that Changed Jobs for Black and 
Immigrant Workers

Manufacturing employment and unionization were the key factors that provided 
Black workers with higher wages (McCall, 2001). Black workers have the highest rate
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of participation in labor unions, and are more likely to desire, and vote for, union 
representation than white workers (Waldinger, 2000). Successful attacks on unions thus 
disproportionately affected the Black middle class.

ft wasn't just capital flight from city cores that led to the decline of unions; that decline 
was also the outcome of strategic corporate offensives to weaken organized labor 
(Milkman 2006). Even as companies suburbanized, many forms of work remained, such 
as construction, janitorial, transportation, and in the garment industry, but employers 
had gradually replaced those unionized positions with low-paid, contingent, and 
frequently immigrant employment. In fact, the period of industrial reorganization and 
deunionization occurred alongside an immigration boom to the U.S. (Lichter, 1999). For 
example, in the 1970s and 1980s, Black workers made up one-third of the Los Angeles 
region's janitors, and were the principal beneficiaries of union wages and benefits. But 
cleaning contractors began to create non-union jobs with low wages, and gradually 
replaced Blackworkers with exploitable immigrant workers. In Los Angeles, the increased 
flow of immigrant labor occurred at the exact moment non-union sectors of a number of 
industries grew (Waldinger et a!., 1996).

Black Push Out from Los Angeles

Decades of economic restructuring, the diminishment of both available jobs and 
affordable housing, and gradual disinvestment have decimated Los Angeles' Black 
workforce and compelled much of the community to leave. Equality indexes explore 
various social indicators such as economics, health, criminal justice, housing, education, 
and civic engagement; on such an index, Black Angelenos fare worse than any other racial 
group in the county (Los Angeles Urban League, 2011).

With greater economic and social insecurity in Los Angeles, Black residents, including 
some from middle class neighborhoods, have relocated to either nearby cities or outside 
of the state. Of the latter, most have moved to the South, which offers higher standards 
of living and better opportunities for families (Johnson & Roseman, 1990; Our Weekly, 
2014). In fact, there has been a steady migration of residents from Los Angeles since the 
late 1980s, and the Black population in Los Angeles County since then has declined by 
over 100,000 residents from 13% to 8%. In sharp contrast, the overall population of Los 
Angeles in that period increased by 35%. And while the Black population ofthe county 
has decreased since1980, San Bernardino County and Riverside County have gained 
over250,000 Black residents. The numberof Black residents in Orange County and Kern 
County also increased, albeit to a much smaller extent, during this period.
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Figure 2; Change in the Number of Black Residents in Select California Counties, 1980-2014
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Black Angelenos Today

Nonetheless, Black people are integral to Los Angeles County and to the state as a whole. 
Even though the county's Black population has been decreasing, it is still one of the

largest Black communities in both the state 
and the nation. Over one-third of Black 
people in California live in Los Angeles, 
which comprises a higher concentration 
than that of other ethnic groups.
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Oo Figure 3; Black Population in 
Los Angeles and California

37% of all Black 
people in California 
live in Los Angeles
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The county must develop a strong strategy 
to reverse the trend of Black outmigration 
from the region. This includes decent 
employment opportunities, livable wages, 
and fair workplace practices that are 
essential to develop an adequate and 
dignified standard of living.

CA 832,031 Black people 
live in Los Angelescc
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Black Workers 
Access to Jobs
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oc:lack people in Los Angeles are presently significantly more educated than 
previous generations. From 1980 to 2014, the number of those with less 

than a high school degree has shrunk by one-third to 10%. The number of 
those with a bachelor's degree or higher has doubled.
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Figure 4: Percentage of Black Adults with Less than a High School Degree and 
Bachelor's Degree or Higher in Los Angeles County, 1980-2014
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Labor Force Participation

Even with the highest education attainment in the past 30 years, Black workers still 
experience barriers to good wages and employment. (Being in the labor force means that 
a person is either currently working or unemployed but actively looking for work. They 
may be out of the labor force for various reasons such as being a non-working student, 
not being in the paid workforce, or being a discouraged worker who has stopped actively

seeking employment.) Based on our data, 
60% of Black residents in Los Angeles are 
in the labor force, which is a lower rate 
than white residents.
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Figure 5: Participation in the Los Angeles 
County Labor Force
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60%01 Yet, when working, Black workers have a 
slightly higher full time rate—at over two- 
thirds—than white workers.
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< Sou cc. Ame>tcan Community Survey (-ACS,1 S year sample 200-2014 Nonetheless, far too many Black workers 
are out of work. Remarkably, job losses in 
the Black community during the recession 
were nearly double those of white 
workers, and this trend has continued 
through the beginning of 2016 (Allegretto 
& Pitts, 2010). Many states, including 
California, Illinois, Michigan, Louisiana, 
Pennsylvania, Arkansas, and Alabama, are 
estimated to have Black unemployment 
rates over10%, twice that of the national
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Figure 6: Employed Workers with Full Time 
Jobs in Los Angeles County
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average for all races/ethnicities (Wilson, 2016). 

17% of Black workers in Los Angeles County are 

unemployed—almost double the rate of white 

workers.

Figure 7: Unemployment Rates in Los 
Angeles County
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Across all levels of education, Black workers also 

experience the highest rates of unemployment. 

Black workers with less education experience 

unemployment at almost double the rate as 

white workers at the same education level.
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Figure 8: Los Angeles County Adults with a High 
School Degree or Less that are Unemployed Black col lege-educated workers around the 

country also experience unemployment and 

underemployment at above-average rates 

(Jones & Schmitt, 2014). Even with a higher 

degree, 1 in 10 Black workers is unemployed.

^ 9
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Black Workers While Workers Disconnected Young People

The disconnected rate measures those over the 

age of 18 who are neither In school or working. 

The issue of disconnected youth is particularly 

pressing in the Black community. Black youth 

between the ages of 18 and 24 experience by far 

the highest rates of disconnectedness across 

all races. Nearly 3 in 10 Black youth are neither 

in school nor working. The rate is significantly 

higher for Black youth than other youth.

Source: Airmimt Community Survey (ACS) 5 yeer staple 2010-20UI

Figure 9: Los Angeles County Adults with 
a Bachelor's Degree or Higherthat arc 
Unemployed
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Figure 10: Los Angeles County Young People (18-24) that are Disconnected
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Employer Practices that Create 
Employment Barriers for Black Workers

The fact that Black workers possess a higher rate of foil time work demonstrates a strong 

willingness to work, but the lower rate of labor force participation and higher rate of 

unemployment convey a lack of opportunity. There remain substantial challenges to 

workforce integration, and a pressing need to address employer discourses and practices 

that exclude Black workers and simultaneously lower labor standards for all workers. 

Discrimination in hiring remains a persistent challenge for Black workers. It has been

demonstrated, for instance, that resumes with 

white sounding names are almost 50% more likely 

to receive callbacks from employers than equally 

qualified resumes with 'Black-sounding' names 

(Bertrand & Mullainathan, 2004; Pager, Bonikowski, 

& Western, 2009).

"There's been many, many situations 
where I've been discriminated against... 
Just recently, they found a noose on the 

roof of this job that I'm on now, which 
really blew my mind. I mean, somebody 

took the time to make this perfect noose. 
I've never seen a noose in person. I've 

been called racial slurs a few times. I've 
been called "boy” the ”n”word. But I 

can't do nothing about it because I know 
if I say something, I'm gonna have my 

[last] check, I'm gonna be on my way. So I 
have to deal with it... It's just something, 

a part of the trade that comes with the 
territory. You grow a thick skin. You gotta 

push through it."

"Jobless discrimination,' a hiring practice in which 

the unemployed are discouraged from applying, 

also impacts Black people, who have higher rates of 

unemployment (IMittle, 2011). In addition, employers 

often save money by finding and hiring workers 

through family and social networks, a practice 

that can erect barriers for Black workers that may 

not possess the required connections, and can be 

at a disadvantage in finding and acquiring work 

(Waldinger, 1997; Parks, 2004).

Many employers falsely perceive immigrants as more hardworking and productive 

than Black workers (Waldinger, 1997). Employers also rank Black men especially low in 

'soft skills,* which include abilities and personality traits that relate to how well workers 

interact with customers, coworkers, and supervisors, and how motivated they are on the 

job (Moss &Tilly, 1996). These perceptions, however, are rooted both in a living legacy 

of racist hiring practices and in employers who prefer an exploitable workforce without 

access to basic labor rights.

-Cerry
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Racism and Health
73
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nydiscussion ofthe crisis in Black 
employment must necessarily 

include the effects of racism on health. 
Because race is a social construct

a

A -<

"A lot of times I've been on jobs where 

it's just me as a black construction 

worker. Then sometimes there may 

be twov three others there. The 

atmosphere is always, you could tell, 

it's so thick you could slice it.
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rather than a biological category, the 
broad consensus is that racism - rather 
than "race

33o
O

accounts for inequities 
in health. Forthis reason, in order 
to understand and address different

i} Ci
Z
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-Williehealth outcomes between racial/ 
ethnic groups, it is vital to consider 
the health impact of racism. The social 
constructed ness of race—or the way one is perceived by others as occupying 
a racial group—has been clearly demonstrated: being classified by others as 
white comes with statistically significant health advantages, regardless of self-
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identification (Jones et al., 2008). The ways in which racism affects health is an 
intimate, biological expression ofthe inequalities that frame race relations in 
the U.S. (Krieger N., 2003).
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When people have stable employment 

and income from well-paying jobs, 

they can accrue wealth, afford 

nutritious food, quality childcare 

and educational opportunities.

To understand how and why racial discrimination 
in the labor market is a public health issue, It is 
helpful to define key terms. First, we define health 
as "a state of complete physical, mental, and social 
well-being and not merely the absence of disease 
and infirmity" (WHO, 2016). Thinking about health 
in this way makes it clear that health impacts 
are far more complex than germs, genetics, and 

behavior. By some estimates, more than 50% of an Individual's health status is attributable 
to social and environmental conditions (Booske, Athens, Kindlg, Park, & Remington,

2010). The relationship between racism and public health turns on the social
| determinants of health: the dynamics ofthe way the social body functions,
1 how economies shape physiological well-being, and how politics and power 
I are projected on the screens of individual lives.

For instance, one key social determinant of health is access to a safe and 
well-paying job. Employment alone can have numerous physical and mental 
health benefits, as well as social rewards, aside from access to income. Jobs 
can endow people with a sense of meaning and purpose, and when people 

are paid well, they also feel a sense of appreciation and value (Jahoda, 1981; Warr, 1994). 
Further, employment helps us structure ourtime, provides us with social contacts, guides 
collective purpose and activity, and confers status (Jahoda, 1981). Leading theories 
of work and health suggest that meeting these needs is essential for a healthy and 
contented life, and in modern societies it is difficult to adequately meet these needs 
without employment (Warr, 1994). This Is particularly true In a capitalist society like the 
United States.
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People who live in communities with high unemployment, pronounced poverty, and 
a generally low socioeconomic status are more likely to experience mental distress 
(Paul & Moser, 2009), crime (Hay, Fortson, Hollist, Altheimer, &Schaible, 2006), child 
maltreatment (Coulton, Korbin, &Su, 1999), childhood obesity (Shih, Dumke, Goran, & 
Simon, 2012), and higher levels of biological wear and tear from chronic stress (Bird et ah, 
2009). They are also more likely to forego oral health care (Quinn,
Catalano, & Felber, 2009), less likely to abstain from smoking 
(Kendzor et ai., 2012), more likely to recidivate (Kubrin & Stewart,
2006), and more likely to earn less income and spend more of 
their lives unemployed (Mendenhall, DeLuca, & Duncan, 2006).
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c£ When people have stable employment and income from well

paying jobs, they can accrue wealth, afford nutritious food, quality 
childcare and educational opportunities. They are more likely to 
have the capacity to create and sustain neighborhoods with safe 
parks and other basic resources. They are more likely to have

o_

14
mo •w*;.

o
>
G<
ex

16



medical insurance and utilize preventive health services like cholesterol monitoring and 

cancer screenings. And when they fall ill or become injured, they can afford medicine and 

doctor's bills (Robert Wood Johnson Foundation, 2013).

Finally, the connections between racism and health carry across generations; the racial 

wealth gap is caused, in part, from unequal intergenerational transfers of wealth (Gee, 

Angeles, Ford, & California, 2011). And in Los Angeles County, the Black population has the 

highest mortality rate of any other group.

Worker Story; Castro
KBw 4 VMW \"There was a Black doll, they hung it up by the neck on the 

switch pole. I reported it. They did nothing about that. I 
went to the compliance officer, made * complaint;

1When that happened with the doll, I thought about my 

great grandmother who used to tell me stories about the 

lynchings, because she was in that era when she used to 

pick cotton and stuff... that doll brought me back to those 

stories that my grandmother used to say and things that 

usedito happen when she was growing up. it made me feel 

as if it was okay for that person to do that because [the company] never put out a memo 

saying this kindgf behavior won'tbetoleratedi Thatitwasokay for that to happen. It was 
reported the same day. The next day I went to see a counselor for therapy, and he said, 

'Well, that's considered a hate crime.'I went back to [the company] and asked them for 
the report that they filed; 'Can I have the report number?'Because a// hate crimes in the 
state of California, by law, is supposed to be filed with the feds. Never hied iL So how am 
i supposed to feel safe and secure atajobwhen something happens to me, and/report 

it? i didn't wait, l reported it the same day. [Company] pc! ire knew abqut.it, management 
knew about it, the compliance officer, they all knew about it, that day. Nothing ever hap
pened. .

a

,sai^

v

I got to the point where I said, we//, maybe it v/as me. Maybe it's me. / reported it, nothing 
happened, so I guess it has to be me. Can't be. And then anger starts coming in, then

d anybody. Then I
o group the-any. it took me years to real-

■e toward myself, t-I start gening rage, I wanted to be dtstru 

started isolating myself. Then I ended up 
ly open up to him, because I didn't know who to trust. And i also have a therapy dog. That 

helped a lot. I don't feel suicidal with the dog. So the suicidal thoughts kind of went away. 

But health-wise, it was tearing me apart. Ijust so happened to come out of it with the dog 

and with the group therapy, because I usually don't talk to anybody or say nothing to any

body, so l didn't think group therapy was going to work; I would have never thought that 

being in a group would ever work, but it helped." y-y y:y yy 'by - . y.y
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Black Employment in 
Key Industries and Job 
Positions
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Employment by Industry in 
L.A. County

u<

Black workers are 

underrepresented In 

professional, manufacturing, 

construction and food 

service jobs.

>
Since the decline of manufacturing jobs, healthcare 
and social assistance has become the largest 
industry employing Black workers. One in five Black 
workers are employed in this industry, followed by 
education. Black workers are also employed in retail, 
transportation, administrative and support, that 
includejobs in janitorial and security and public sector.
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AH Black
Werners

Tabic 1: Employment in Industries in Los Angeles County1
Workers

Health Care and Social Ass:stance 13% 19%

Educatfena! Services 8% 11 CO

ficta'I Trade ' 10% 10%

5% 9%irar.soo'tdt Warehousing:i a.

3%'•y (government jobs)Is:."a •.ion me1 'nil 8%Puh.lc Adn-iv

Administrat Vo and Support a nd Waste Management and Remediation Services (travel 
agencies, security, telemarketers, janitors, waste collectors, etc.) S% 6%

Professional, Scientific, and Technical Services (lawyers, accounting, architects; etct) 7% 5%
Other Services (domestic work, drycleaning, salon work, repair, civic groups, etc.) 6% 5%

Manufacturing :. . ■ 11% - 5%

Finance and insurance 4% 5%

Infer matron .
Accommodation and Food Services

4% 4%
1

7% 4%

Arts; Entertainment* and,Recreation 3% | 3%
■t—

3%Construction £vo

Real Estate and Rental and Leasing 2% 2%

Wholesale Trade 2%4%

1%'Utilities 1% ...
Agriculture, Forestry, Fishing and Hunting <i% <1%
MinlhgiQuarrylng; and Oil.and Gas Extraction 

Management of Companies and Enterprises

<1%I s1%
<1% <1%

Sount. American CommutilrySwey (ACSJS year ample XiiO JOM:

Relative to their share of the ofthe overall labor force, Black workers are underrepresented 

in professional, construction, manufacturing, and food service jobs. Low representation 

in key blue-collar industries reflects a lack of specific, actionable guidance to employers 

that holds them accountable to designing relevant onboarding strategies needed to 

dramatically increase and retain Black worker participation.

Figure 11: Black Underrepresentation in Key Industrie* 

100%
:-s*1% 2%2%

K3 I
IFtT 1ST90%

■ Other 

Asian 

Latino 

White

60%

70%

60% xm tSJda
FS350% -

Black40* TT*
K3p* rr-

20%
mstfiS iiia

10%

R3 rnEFT
Construction Manufacturing

: o%
AllProfessionalfood

Services industries

for more information about Industry definitions, seeL htios-JAuwwjcensus.aov/cai- bin/sstd/najci/naicsrchfchan -Xi'?I.
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Worker Story; Robert

nee: ui an office building
- MV

ft was a very low-paying job. /Mos; ofthe officers that 
e only making between $6.50 and $9.00 per hour.

Our pay did not reflect what we were facing every day. We put 

our lives on the line protecting some of the most profitable 

companies in the worW, and we arethe hrstresponderswhen. 

emergencies threaten the people in those buildings. One of 

the scarier moments of my life came on thejob when a huge 

man broke open our locked security doors and entered the 

lobby duringbusiness hours. He was much bigger than me and 
appearedtobe high on drugs. I was able to safely get him out 

of the building before he was able to hurt any tenants* :

I got involved with the union because l didn't think It was fair that officers that were facing those, i 
situations were being paid poverty wages.As a union, ive have accomplished alotforofficers:We 
have increased pay, gotten sick days, more time off;and affordable health insurance. We have also 

improved working conditions and Job security. ,

I've noticed that there are fewer Blacks in security since l started 10 years ago. When we started 

organizing the union, it seemed as though 70% ofthe officers were Black. That number has de- 

dined as the job has gotten better.

It is also harder for black officers to advance in the Industry. Ofhcers that aren't Black move more 

quickly into Supervisor and Post Commander positions. Those are the positions that deal directly 

with the property managers and clients. . * . . -

I'm really proud for the gains that we have fought so hard for. Unfortunately, those gains have 

meant a decline in the number of Black officers. -

10V- j'e-i.w
y I
I k-":C

I

Public Sector Jobs for Black Workers

The reliance ofthe Black workforce on government jobs dates to the 19th century, 

when the United States Postal Service hired former slaves. Black workers often accessed 

public sector jobs when racist hiring practices locked them out ofthe private sector. In 

the 1960s, the expansion of government services such as bus lines, public hospitals, and 

schools opened further employment possibilities (Williams, 2011). The public sector is the 

most important source of employment for Black workers, and a sector in which the wage 

differential between Black and white workers is less than in the general economy (Pitts, 

2011). Throughout the latter half of the 20th century, Black workers, and Black women in 

particular, were able to acquire a proportionally high number of public sector jobs. These 

jobs provided workers with fair pay, pensions, job security, and a career ladder (Liard,
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2015). In the 1970s and 1980s, Los Angeles' first Black mayor, Tom Bradley, expanded 
opportunities for Black Angelenos by increasing the number of locals in the municipal 
workforce, in professional and official positions, and on key commissions (Gottlieb, Freer, 
Vailianatos & Dreier, 2006).

But due to a series of reductions in budgets, many public agencies and municipalities 
have cut public sector jobs. This, coupled with the emerging strategy ofthe Trump 
administration to reduce the federal workforce or eliminate federal pass-through 
funds that support local and regional programs, will have a catastrophic impact on the 
last sustaining industry sector for the Black middle class. Simultaneously, California has 
announced cuts to the state's most needy populations, and by extension, public sector 
jobs. Employment contractions and budget cuts following the 2007-2009 recession hurt 
Black workers, and especially Black women, much more than their white counterparts. 
During this time, of all demographic groups, Black women who were in the public sector 
became the most likely to enter unemployment and least likely to find employment in the 
private sector, while Black men were most likely to remain long-term unemployed (Liard, 
2015).

Job Positions
m

Frontlinejobs are entry-level jobs such as floor positions and non-supervisory positions 
that are generally low wage, whereas office work generally indicates administrative or 
clerical positions in an office (see methodology for occupation categories). Black workers 
have a higher rate of occupying frontline positions and office work than white workers; 
these a re job positions with lower pay and less stability. Over half of Black workers are 
employed in thesejobs.
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Though 30% of Black workers are In professional positions, it is a lower rate than white 

workers. These positions offer much better pay and stability than frontline and office 

positions. Black workers are also underrepresented in management and supervisor 

positions.

Figure 12; Occupations in Los Angeles County

45%
39%--------40% - ---------38%-“■ ■ Clack

m v.hr.c35%
30%

30% —28%
25%

20% 18%
1S%1S%

r.

10% 8%~
6% 6%

5%

0%

$

Source America; ConrnuraySutvef(AC$)5v*iruni(>le20K>-20l*

Underemployment can also include those that have higher degrees, but are working in 

positions that do not require a college degree. 10% of Black workers with a degree are 

working in a frontline position.

Figure 13; Black Workers With a Bachelor's Degree or Higher in Frontline Jobs

1 in 10 Black 
workers with a 
higher degree 
is empfoyed in a 
frontline job.
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Job Positions by Top Industries

In six of the top industries in which Black workers are concentrated, the majority 

are in frontline positions. But across these industries, B'sck workers generally have 

higher rates in frontline positions than white workers. The top three industries with 

the widest gap are administrative and support, which includes janitorial and security 

jobs, construction and the arts and entertainment sector.

Table 2: Frontline Positions in Top Industries for Black Workers in Los Angeles County

White Black

" , 21%health Care and Social Assistance 13%

Educational Services 6% 17%

' 55% |___ 66%
i 56% 60%

:inV J' ■■H ;.J 1

Retai. trade

Tra nsportation and Warehousing ' 

PublicAdminlstratlon Incl military^^ ' 36' 33%

Administrative and Support and Waste Management <nc Remed et'u-i 
Services 40% 64%

Professional; Scientific, and Tech' 7% ‘ 9%

0% ! 61 %
V-J! services

Oihe" Se'viccs 

.facurint; 

f .nance .Hid i_i:m <-i 

rforrcaikin

44%Ms. •)% ,

17%li%zt

%% 1 26%

1 65°/;Acccnmod<it:cr :i:d I Se.'vk.cs 6ft5sC
3i%' 48%Ans, r.r:c'tair”Tiev., and Recreatior

Ii. ■ 69%Or.stiiK'tion ■7v

Real Estate and Rental and ’.casino 36% 39%

SOV-'Cf. A/TiC<:;*;: "unr

On the other hand, almost every industry has lower rates of Black workers in 

managerial positions than white workers. In some industries, such as manufacturing, 

construction, administrative and support, finance and real estate, this gap is 

especially stark.
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Table 3: Managerial Positions in Top Industries for Black Workers In Los Angeles County

white Black

11% 7%;arc and Social Ass'stance 

£cu.al o-ij. Serv'ccs 

ketai- Trade

Tenspcriat'o-i and Warehousing

i'e. n

10% 10%

b% 2%

12% 4%

■: 7%'Ci:bl'c Administration incl military

A::'-T>:.-vstratVeand Support and waste iV-a: asC.-ven: and Renees 

Professional, Scientific, and Technical Services ;

10%

1S% s%re'vii es

18% 11%

Other Services 

Manufactu’lrg 

>-inance and Insurance 

in'ormatlon , - 

A,.corrmoaat'o.n anc f

12% 6%

24% 12%

25% 1S%

1S% ■14%-

roc! Services 1S% 10%

Arts, Entertainment 12% 9%na Recieat on

Cor st.'u;:tr;;n 2.% 11%

35% j 23%Rea Estate and Renta1 anc Leas:ng 1 1

n, t-v, S, iample 20K-XH• 1

In the retail sector, now one of the key sectors of Black employment nationally, Black 

workers tend to be concentrated in low-wage positions and are underrepresented 

in supervisory positions like managers and frontline supervisors (Pitts, 2008). Most 

Black workers in retail throughout the country are adults, and one-third are working 

parents. Yet both nationally and in L.A. County, they earn 75% of what their white peers 

earn, and are more likely to be involuntarily employed part-time and living below the 

poverty line (Ruetschlin & Asante-Muhammad, 2015). This trend is also apparent in the 

restaurant industry, where workers of color, and particularly women of color, are often 

kept in positions that pay the least and are the least visible, i.e. "back of the house'jobs 

(Restaurant Opportunities Center, 2015). White workers, on the other hand, have a 

disproportionate share of jobs in management and fine dining restaurants. And similar 

trends can be found in the racial division of job positions throughout the food chain (Yen 

Liu, 2012).
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Wage Inequalities 
and Penalties

iX5

>

he nexus of an opportunity divide, an employment divide, and a wage 
divide at every level of the economy results in what labor economist 

Steven Pitts (2008) has termed a "two-dimensional crisis" in which both the 
problem of low wages persists, and Black unemployment remains at a high 
rate, even during periods of sound economic growth (Sullivan et ai., 2015).

O

O
707^
c:

O
o
zo

Even with unprecedented education attainment levels, Black workers are still earning 
considerably less than white workers. Whether working full or part time, Black workers 
earn only three-quarters of what white workers earn. It is important to find ways to make 
jobs more accessible to Black workers while also diminishing the wage gap within them.
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Figure 14: Hourly Wages for Full and Part Time Workers 
in Los Angeles County
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Income inequality between Black and white workers eclipses even the gendered pay gap 
among white workers. While white women earn less than white men, the median wage 
of Black women is only 67% of what white men earn and about 83% of what white women 
earn.

Figure 15: Full Time Workers Hourly Wage Earned as Percent of White Male Wages

S'
i

Black
Women

Black
Men

White
Women

White
Men

67% 83% 100%69%

Source. Afn*rit.&nComauM) Sim-ey t'/OjiSye-c.' sample 2010 2Q14

Low Wages and Underemployment

Low wage is defined as two-thirds of the median hourly wage of an area. Almost one-third 
of Black workers are iow-wage workers, as opposed to 21% of white workers. For part
time Black workers, 49% are in low-wage jobs compared to one third of white workers.
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Figure 16: Black Workers and Low Wages
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3 in 10 Black workers 
earn low wages. ¥
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Sojice. American Comcjunffy Surety (AC$J i-jfiplt 2010-20)4Od

O

U The wage gap between Black and white workers decreases, to an extent, as education 
levels rise. Black college graduates, however, especially those who have recently 
graduated, disproportionately experience underemployment. Almost2 in 10 Black 
workers with higher degrees still earn low wages. College graduates in low-paying jobs 
are described as underemployed, because these jobs rarely require a fouryear degree.
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Figure 17: Black Workers with a Bachelor's or Higher Degree that Earn Low Wages

15% of Black workers 
with a degree work 
in a low-wage job "-mi

K»
ic'jjrC:?. Airvn\jvr ComirV'^'/ Survey (4CSJI yV3/ 2010 2014

As evidenced above, Black workers are [ess likely to be in managerial positions. They also 
earn significantly less than white workers while in these positions. The wage gap between 
Black and white workers is the most minute in office positions, and is followed by that 
within supervisor and front positions. But as Black workers are promoted, the wage gap is 
actually elevated. Taking into account the higher education attainment of Black workers, 
this wage disparity is problematic and clearly illustrates workplace racial inequity.

Figure 18: Black Wages Earned as a Percentage 
of White Wages in the Same Position 73
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Worker Story: Brigitte

7/yname in Brigitte and I was bom and partially raised in Louisiana. I moved to Los Angeles over 

three decades ago and have been working in the entertainment industry as an administrative 

specialist I haveover 20 years of experience providing administrative support to some of theln- 

dustry's top executives. I worked with (a major film company/, who employed me for 7 years. Now 

this is what many of us would consider a good job. A living wage, benefits, and the chance to do 

high capacity work in a growing industry. Needless to say, I appreciated thisjob, and I did what
ever I could to excel at it, I was one of the first,people toarrive in the morhingaod almost always 

one of the last to leave.

Afierslx years there, I trained a young white woman to provide admin support to an executive 

that answered to my boss; i learned that the woman ltrained was classified at the same level as I.. 

was although I should have been classified higher due to the higher level executive I supported; 
She was getting paid the same or more than I did for doing significantly less work.

After doing some research on our company pay scales and classifications; l.found that I was urn 

der-classihedfor nearly three years and therefore most likely getting paid-well belowwhatlwas 

due. Andafter bringingit to management> there wasno f6llow-uptocorrecl the disparity. So 

naturally, ibegan to ask questions. Since I was not in a union, I decided to approach my manage- 
ment for support, only to be met with hostility. My boss; who l had provided immense support to 

for over six years at this point; rudely told me to my face that my claims were ridiculous and that I 

would have no support In pursuing any recourse., : i :

For months, I watched management andmy co-workers grow more hostile to the point where - 
they were purposely disrupting and sabotaging my work. Management began 'forgetting* to 

informmeabout meetings, my boss began to exclude me from critical trainings and briefings. No 

matter how strong you are, when people intentionally.hurt you and cut you down; It impacts you.

I began to fall Into depression. This hostility made me physically sick; to where I had to take leave 

for disability. I couldn't get up. The pain was paralyzing; : -

I'd already lost so much in wages, in support, and In health, but the greatest blow came to me 

when I was illegally terminated while on disability. What hurt most was that I was not weeded out 
for a poor work ethic of incompetence. It was a personal attack. I was willing to stand-up and risk 

the consequences, but I should hot have had to fight alone. There were other sisters in the com
pany that went through the same thing during that period, and sadly, we all seemed to be fighting 

our battles alone. There was no support for us

Wages by Industry

The industries with higher union density, such as public administration, education 

and transportation, (BLS, 2016) have lower rates of workers earning low wages. Other 

industries, mostly service ones such as retail and administrative and support that include 

jobs like janitors, security and waste collectors and food and hotel service have much 

higher rates of low-wage earners. Clearly, these jobs do not offer the same type of middle 

class mobility that manufacturing work once did.

R
EA

D
Y T

O
 W

O
R

K.
 UP

R
O

O
TI

N
G

 IN
EQ

U
IT

Y:
 BL

AC
K W

O
R

KE
R

S I
N

 LO
S A

N
G

EL
ES

 CO
U

N
TY



Table 4: Low-wage Earnings by Top Industries for Black Workers In 
Los Angeles County
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Worker Story: Cornell

"M y name is Corncli, tom a proud Murine, and a member of the Los Angeles Black Worker Cen

ter; I am also on the Worker Justice Organizing Committee, I am a resident of South Central Los 

AngeleSi Since 2003,1 have invested time and accumulated various training certificates, from fiber 

optics to construction. I applied to many positions for three years without getting hired; I had to 

relyonside handyjobsjust to get by. I just got hired two months ago: On that job, I am one of the 

only Black workers. My wife and. I both still earn less than $ IS an hour, and she has been working in 

the same job for over 12 years. With low-wage work. It's hard to do the things I want to do. I have 

to work two jobs if I want'to keep my car, pay rent, and have electricity. You know, enjoylife.,Until 

I can find something where I can work one job, I willcontinue to work two: I need $ IS or $20 per 

hour to get by, but I just can't seem to get it.

The impact this has had on my family is thatwe can't save money, or go on vacation, I am,rarely 

able to send extra money to my grandson. I found out, in looking for work, it's not what you know, 

but who you know, and that results Jn hiring discrimination and [the] exclusion of Black workers.

I am a member of the Black Worker Center because there is a need. I want robe a part of the 

change that needs to happen in order for Black workers to have a fair shot at getting access to 

work."

Criminal Enforcement and the Wage Penalty for Black Workers
Z Since 1970, the U.S. has incarcerated 

more people than any other country, and 

Black men experience incarceration at a 

disproportionately higher rate than any other 

demographic group. They are 6.5 times more 

likely to face jail than white males, and 2.5 

times than Latino males. Since World War 
II, cities in the U.S. have experienced what 

has been termed *a criminalization of urban 

space' that expanded the legal structure 

for incarceration and extended prison 

sentences. In the 1980s, the share of drug 

crimes for Black people nearly doubled, and 

they were typically given longer sentences 

than incarcerated white people. Black youth were one-third more likely to be tried as an 

adult and thus face harsher penalties. Further, overpolicing in schools, such as arrests for 
non-criminal violations, pulled young people into the orbit of the criminal justice system 

at younger ages (Thompson, 2010).

3
ou

I have a felony record, 

so I'm continuously being 

discriminated against because 

of something I did 25 years ago, 

and I'm unable to find a job.
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The warehousing of what can be described as surplus Black labor—not to mention the 
increased role of free prison labor—has removed resources and opportunities from Black 
families and communities (Alexander, 2012). And the economic impact of this dynamic on 
the Black community has been devastating. Firstly, criminal records have negative effects 
on employment access. For instance, a study of over 600 employers in Los Angeles 
found that a majority would not hire someone who was formerly incarcerated (Holzer, 
Raphael & Stoll, 2003). Audit studies, in which two candidates with similar profiles apply 
for a job but one has a criminal conviction, have shown that employers are less likely to 
call back someone with a felony record (Pager and Quillian, 2005). The negative effect on 
employment outcomes is substantially larger for Black workers (Pager, Western &Sugie 
2009).

Secondly, formerly incarcerated individuals experience a wage penalty, it is estimated that 
they earn 10-20% less than someone who has not been incarcerated, and their earnings 
will experience a 30% lower growth rate than an equally qualified person who has not 
been incarcerated (Western, 2002). Researchers estimate that a formerly incarcerated 
man will lose $179,000 of what he would otherwise earn by age 48 (Western & Pettit,
2010). Black workers who were incarcerated earn less, or experience slower wage growth, 
than formerly incarcerated white people (Johnson & Johnson, 2012). Further, youth who 
were once detained have higher unemployment rates and receive lower wages for a 
decade or more after incarceration (Freeman, 1991).
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Case Study: Ready to Ready Work: A Model for 
Access and Retention of Underrepresented Workers

Vincent has over ten years of experience In building, repairing, and 
> hardwiring computers. But when he went to look for work, one section 
of the application always froze him,in his tracks the checkbox inquir
ing aboutwhetherhe had a criminal record. Employers often called 
him In for interviews and seemed to like him, but once the conversa
tion turned to the felony on his record, they suddenly lost interest.
Vincent's story is not uncommon in South Los Angeles, wherepolking 
is intensified, qualityjobs have disappeared,and many have a friend or 
family member in prison. Finding workafter leaving prison is a mapr 
challenge. Employers repeatedly reject qualified workers without 
allowing them to tell their stories or demonstrate their skill set or-,'
work ethic. Community groups have tried to respond to this Issue by ■ - -
promoting policies such as a ’Ban the Box'initiative and Proposition 47, which reduces some drug possession 
felonies to misdemeanors. : ...... •' v ’■ -v ■ ■

When Vincent was invited to an LA Black Worker Center (LA BWC) event, he was encouraged to.attend Beady ■ 
to Work, its socialpsticepb readiness program. Ready to Work is a holistic approach to asset building and ; 
workforce readiness tailored speclhcallyto the needs of Black families,~ With a curriculum that combines■« - 
Know Your Rights education/ leadership developments communitybuilding; occupational skills training, and 
the cultivationofcommunity-basedlridustrynetworks, the program helps workers win quality, career-track 
jobs.TheReady to Work programisarigorous readiness program thataddresses gapsin diversity compliance 
by assessing, preparing, -j-ri ,mg Blackworkers. V Ty 't

.j-s.

t

Through the Ready to Work program, which provides ongoing leadership 
development, mentorship and readiness trainings, the LA BWC partners 
with agencies and employers so they can directly recruit qualified workers 
horn the center. Workers then undergo a multi-day day training to sharp- 
enpb readiness skills, learn about the industry, understand qualifications;. :
a nd become leaders in the workplace. This training includes workshops /■ 
such as resume writing, mock interviewing, and knowing your rights on 1 
the Job. Workersleam how to answer questions about their profession
al experiences and/or criminal records. Math tutoring is also available, 1
Ready to Work also provides ongoing support to workers after they have

i he program has led Black Worker Center members to find employment, 
for Vincent, being in the Ready to Work program enabled him to land a 
‘uit-timejob with Kinkisharyq in the city of Palmdale. The Japanese-based 
hnn won,a contested bfd to manufacture railcars for the Los Angeles Met- i.
ropolitan Transit Authority (MTA), and Vincent worked on a wide range 
of work within that process, including floor panels, Insulation,electrical 

wiring, and chair placement. Vincent led the organizing of the Kinkisharyo plant, has served as the co-chair 
of the IBEW bargaining committee, and is currentlyworking as a wire technician. Nearly 90% of LA 8WC's ,
Ready'to Work graduates referred to Kinkisharyo were offered positions. To-date, ISOjob seekers have been 
trained through Ready to Work and prepared for quality, career-trackjobs. ^ v ■■ ■ -

"If you have an open mind about someone who has a background and you give them a chance because you 
truly feellike they have done their time/said Vincent/they take full responsibility fbrtheir actions and are 
straightforward, they are worth hiring." , , ^
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The Economic and Social Impact of Being Black and Immigrant

Nationally, the Black immigrant community has quadrupled since 1980. There are 3.8 
million Black immigrants from the Caribbean, Africa, Europe, and Latin America, and 
they now make up almost 10% of the foreign-born population (Anderson, 2015). Though 
heavily concentrated in New York and Florida, 6% of the Black population in California 
is foreign-born (Mason & Austin, 2011). Of all the Black residents in Los Angeles, 7% are 
immigrants.

Figure 19: Black Immigrants in Los Angeles County

7% of all Black residents are foreign born.
Soo«re. Amtfictr, Cowiyrtii/ $cvrty (AC5) 5 yC*r 201U-20M

WM The Black immigrant community experiences 
H challenges that iie at the crossroads of issues 
M impacting both U.S.-born Black communities
11 and immigrant communities. Black immigrants,
12 like U.S.-born Blacks, have higher poverty
■ and unemployment rates than U.S.-born 

whites (Mason & Austin, 2011), and many are
■« overqualified and underpaid (Kent, 2007), They
■ are also more likely to work in service and sales 
H jobs than other immigrants (Morgan-Trostie,
■ Zheng & Lipscombe, 2016a).

tS.

I, rVCA-Ap

>1 C3
•<

\ (I o
6vS ( iL'Ol" T-, 1 

■StAH, l. • '.fur n
|l)ui i.. C &nrr<j-v - 
WcrK 1 'AAf

Ipii.WtlW'W • . . I d i!. A u-’n|j

I^Y-J yt •' ‘i :

o73
7s

d
73
0o

It is estimated that over half a million Black 
immigrants are undocumented (Anderson, 
2015). In addition, black immigrants accounted 
for one-quarter of the refugees that arrived 
in 2014 (Morgan-Trostie, Zheng & Lipscombe, 

2016a). Black immigrants face demonstrable racial profiling and are disproportionately 
detained in immigration facilities (Tometi, 2016). More than one in five noncitizens facing 
deportation are Black (Morgan-Trostie, Zheng & Lipscombe, 2016b). As in the effects of 
mass incarceration in the U.S.-born Black community, the high rates of Black immigrant 
deportations destabilize communities and has negative social and economic impacts on 
families.
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Black Wealth and 
Household Income
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eyond wage inequality, Black families nationally have significantly less 
wealth in assets than white families with similarly educated heads of 

household. The disparity is so stark that Black families whose household head 
earned a graduate or professional degree have, on average, less wealth than 
white families with a head who only completed some college but did not attain 
a four-year degree.
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Nationally, the wealth gap between Black and white families has increased since the 2007
2009 recession. Before the recession, a Black family had less than a dime for every dollar 
of a white family; after the recession, they have only a nickel (Hamilton, Parity, Price, 
Sridbaran, & Tippett, 2015). Black families, along with Latino families, also see much less of
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a 'wealth return' on their earnings than white families, in part because Black workers are 

less likely to have jobs that include employer benefits like health coverage, retirement, 

and paid time off (Sullivan et al., 2015). The median Black two parent household has little 

more than half of the wealth of a white single parent, and has only a tenth of the wealth 

of a white two-parent household. Wealth also frequently determines who can afford an 

education, which creates a 'wealth feedback loop'wherein a parent's wealth determines 

the level of education their children will complete (Traub et al., 2017). This economic 

disparity means that most Black families have little, if any, wealth to draw on in historical 

instances of financial crisis, rendering them particularly vulnerable. It also makes them 

less able to invest in essentials like education, a house, or a small business.

Figure 20: Median Wealth of Households with Children by Partnership Status
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The median household income for Black families in L.A. County is almost half of that of 

white households and three-quarters of al) households in the area.

Figure 21: Median Income for Los Angeles County Households
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Case Study: An Employer Recognition 
Program Model that Works

In seeking ro address the Black jobs crisis, it is useful to take 

lessons from successful organizing efforts by other groups. In

the case of the Coalition oflmmokalee Workers (CIW), a work- 

erbasedhumanrights organization internationally recognized 

for its achievements in the fields Of social, responsibility we see 
an example of how organized workers can engage the market to

■ raise wages and workplace standards.

In 199S, the CIW held a strike of more than 3,000 workers be

cause one of the growers wanted to pay workers less than the 

minimum wagei In the years following; the workers would hold several actions to address the de

plorable conditions and low pay. The growers claimed they did not have the money to pay vrork- 

ers because they were being squeezed by the buyers; Jhe CIW realized that the buyers were using 

their buying power to dictate the prices, and therefore, the workers' wages. They decided to push

■ the buyers to use the market to have a positive impact economically for workers; Ifthemarket

could help create poverty among farm workers in the supply chains, then the market could be 

used as the tool to solve the problem and to transform the way the industry behaves. :

Producers were convinced to buy Into a recognition program that highlighted their commit

ment to ta;r hiring and trade practices; Companies that paid workers a fair wage and guaranteed 

human rights we re rewarded with a special status designated by a logo;The public could (and did) 

choose to patronize producers that provided good conditions for workers; This engaged produc
ers in competition witi. each other to raise standards. By incentlvizing goodbehaviocproducers 

were more likely to uphold healthy and safe working conditions for workers. ; c

Taking lessons from the CIW, we can envision an environment where contractors are incentivized

■ to provide safe and healthy working conditions. Just asproducerswho ensured their workers a 

living wage in safe conditionsweredesignated with a logo, the City of Los Angeles should estab

lish a citywide “Fair Hiring'designation to reward good contractors. Such a label would let city 
officials and the public know which companies engage in fair workplacepracticesand reward 

those practices accordingly. Companie$, in turn, could use the designation to market themselves 

as good actors. This would create a climate of positive competition between contractors that 
would improve conditions for Black workers. Ifwe areserious aboutaddressing the Black jobs ■ 
crisis, eliminating workplace discrimination; and improving worksite standards we must prioritize 

these issues. Proven models and practices that level the playing field and support contractors and 

employers that work to treat employers fairly must be implemented.
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lack workers have families to support and work hard to keep a roof over 
their head, put food on the table, and make ends meet. They need access 

to work that pays a living wage, provides the opportunity for upward mobility, 
and transpires in a safe and healthy environment.

B o

T3
o
o
z
nThese recommendations are centered in practices that would concretely remedy 

the Black jobs crisis in Los Angeles. From policy proposals to reforms in corporate 
practices, these measures would expand targeted access to Black workers, a population 
historically underrepresented in the economy. Further, they would ensure enforcement 
protocols that bring community, workers, employers, and enforcement agencies 
together to protect workers' civil and labor rights, increase access to work, and create an 
environment of inclusion and success. To promote healthy and economically viable Black 
communities, the Los Angeles Black Worker Center recom mends:
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I Support worker movements that improve working conditions

Prioritize and implement labor organizing campaigns to raise standards in 

industries that employ Black workers. Organizing is critical to addressing the Black 
jobs crisis. Black workers represent a significant percentage of workers employed in key 
unregulated low-wage industries. Centering organizing campaigns on Blackworkers 
in these industries is critical to lifting industry standards and improving the quality of 
jobs more broadly. This also entails rejecting "Right to Work" laws that remove worker 
protections and eliminate the rights of workers to organize.

Create policies and programs that create access 
to jobs for underrepresented workers.

%

'M&
Expand hiring benchmarks by establishing underrepresented 

population goals. Amend disadvantaged worker requirements 

for local and targeted hiring programs to include an 

underrepresented worker clause with hiring benchmarks. An
underrepresented worker goal should be developed to reflect underrepresented groups 
relevant to the potential pool of qualified people who work in construction and other 
targeted industries. These goals should include data benchmarks that reflect the diversity 
of populations enrolled in credible training programs, including community college 
certification programs, community-based pre-apprenticeship training programs, and 
state-accredited apprenticeship programs.

Z

Ou

Prioritize hiring and retention programs in the public sector. It is imperative that 
the county resists cuts to programs and services critical to the community and maintain 
equitable employment of Blackworkers. This includes expanding and monitoring 
programs such as Mayor Carcetti's Equitable Workforce and Restoration Executive 
Directive through institutionalized partnerships with worker organizations that hold 
relationships with underrepresented workers.
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Empower agencies and communities to address discrimination 
and workplace issues together
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Amend state law to empower local 

governments with authority to address 

issues of access and discrimination in which 

they have previously been hindered. Local 
agencies are currently unable to address 
employment discrimination due to state 
preemption. Removing state preemption
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will further empower Black workers to more easily access civil rights protection and 
advance solutions that empower workers. This would strengthen "Ban the Box/' as well 
as other policies aimed at improving access to workers historically excluded from, and 
underrepresented in, the economy.

Transition the city of L.A.'s Office of Wage Standards to the Office of Labor 

Standards and Enforcement (OLSE). Establish a robust and seamless workplace 

enforcement entity charged with enforcing local wage and anti-discrimination 

laws. By establishing and supporting OLSE and training minimum wage investigators to 
address anti-discrimination violations, the city would promote equal workplace access 
and opportunities for workers. The OLSE would be housed within the Bureau of Contract 
Administration, and work in collaboration with the Los Angeles City Attorney's office to 
vigorously enforce workplace protections,

Institutionalize and invest in partnerships with credible community organizations 

to implement targeted outreach, recruitment, and retention programs that focus 

on underrepresented workers. Set administrative, training, and workforce development 
earmarks that institutionalize underrepresented worker recruitment and retention 
strategies particularly associated with public infrastructure, transit investments, and 
public sector employment initiatives.

7=
>Establish worksite monitoring programs to strengthen industry diversity 

standards by conducting regular audit studies. Audit studies should be performed in 
problematic industries to assess the prevalence of discrimination, measure progress in 
enforcement efforts, and make recommendations for reform.
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Support and ensure high road business practices

Level the playing field for business. Enhance state penalty remedies that expand 
liability for employers who do not take steps to address employees who engage in 
workplace violence and intimidation.
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Enact zero tolerance policies for hate speech and symbols on publicly-contracted 

and private worksites. Partner with credible unions and community organizations to 
conduct routine inspections and establish S.A.F.E. (Safe and Fair Environment) Worksite 
Committees to build awareness and monitor worksite compliance.
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ZBoth the city and county should maintain a standard of conduct in the labor 

market when entering contracts. The city should establish a non-discrimination clause 
that prevents it from doing business with unlawful contractors, and tracks unlawful 
contractors through a published registry. The clause would deem contractors who have 
been named in a specified number of employment discrimination complaints, or found 
guilty of violating anti-discrimination laws, ineligible for city contracts or in breach of 
contracts and thus subject to penalties.
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Establish a citywide fair hiring recognition program. The city should adopt a 'Fair 

Hiring' recognition program[l]. Businesses that agree to 'Fair Hiring' practices, such as 

meeting a diversity goal in their workplaces and completing equal opportunity education 

and worker rights training, would receive a special designation by the city. Such a 

designation would alert potential customers of the company's fair hiring practices and 

could be used by city agencies to evaluate potential contracts[2]. This includes regular 

follow-up of past v/o/ators.[3]

PJ Mode's for sirc/i a program include "foir lrede'lebvlsond. mote recently, the "feir food'lebel developed by the Coehtionol 
Immokatee Workers inflotide, whichbrends tomatoes her vested by vmrkers paid a fair wage end guaranteed human tights in [he 
held with especie! logo.

P] Offering incentives for bit end eguitefe hinng practices end e commitment to e diverse workforce wtt increase access no 
employment for Block Workers end improve over ell working conditions.

[3j The city should ensure diet non-complrent employers cennot benefit from city recognition programs or tax incentives until they 
remedy pest discriminetbn end demonstrate they are current V complying with equal employment opportunity requirements.
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Methodology
This report is based on our analysis of current and historical census data and a 

comprehensive literature review. We used the American Community Survey 5-year 

estimate 2010 - 2014 and 1-year sample 1980,1990,2000,2010, and 2014 retrieved 

from IPUMS-USA, University of Minnesota (www.ipums.orql. All data is based on place 

of residence in Los Angeles County. For workers, we included those that are currently 

working and over 18 years of age.

Defining Low Wages

In computing the hourly variable for the ACS, we followed standard practice.1 We 

calculated the median wage for full time workers in LA County at $20.24 using the ACS 

5-year sample. Using a widely used metric, we define a worker as low-wage if they earn 

less than two-thirds the full-time median wage.3 For Los Angeles County this low-wage 

cut off is $13.49.

Occupational Classification

Occupational classifications are coded with a six digit number. We divided all 800 

occupations using the 2010 SOC coding structure. This structure already places 

occupations into major groups based on similar job duties and functions. We separated 

the occupations into five groups: Managers, Professionals, First Line Supervisors, Office 

workers, and Frontline workers.

Management: 11-0000 Management Occupations. Does not include Chief Executive 

Officers SOC code 11-1011

Professionals 13-0000 Business and Financial Operations Occupations, 15-0000 

Computer and Mathematical Occupations, 17-0000 Architecture and Engineering 

Occupations, 19-0000 Life, Physical, and Social Science Occupations, 21-0000 

Community and Social Service Occupations, 23-0000 Legal Occupations, 25-0000 

Education, Training, and Library Occupations, 27-0000 Arts, Design, Entertainment, 

Sports, and Media Occupations, 29-0000 Healthcare Practitioners and Technical 

Occupations, 31-0000 Healthcare Support Occupations

2. See method: outlined in wetsh-Laveman, J., ferry, I. S Bernhardt. A. 1014. 'Data and Methods lor Estimating the impact
of Proposed total Minimum wage Laws'UC Berkeley institute lor Research on labor and Employment: Bernhardt, A. 2015, 
low wage California. 2014 Data and Methods. UC Berkeley Labor Center; the Economic Policy Institute's ‘State of Working 
America' and the Center lor Economic and Policy Research.

3. Boushev h.. fremstad S., Cragg P„ & Waller M (2007). Understanding low-Wage Work In the United States." The Mobility 
Agenda and Center for Economic and Policy Research.
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First line Supervisors: Each occupation area has a first line supervisor such as a crew 

supervisor. We pulled out first line supervisors from each occupation area. SOC Codes are 

33-1011,33-1012,33-1021,33-1099,35-1011,35-1012,37-1011,37-1012,39-1011,39-1021,41-1011,  

41-1012,43-1011,45-1011,45-1012,47-1011,49-1011,51-1011,53-1011,53-1021,53-1031

frontline Workers: Includes SOC codes below with exception of first line supervisory 

occupations above. 33-0000 Protective Service Occupations, 35-0000 Food Preparation 

and Serving Related Occupations, 37-0000 Building and Grounds Cleaning and 

Maintenance Occupations, 39-0000 Personal Care and Service Occupations, 41-0000 

Sales and Related Occupations, 45-0000 Farming, Fishing, and Forestry Occupations, 

47-0000 Construction and Extraction Occupations, 49-0000 Installation, Maintenance, 

and Repair Occupations, 51-0000 Production Occupations, 53-0000 Transportation and 

Material Moving Occupations

Office Workers: 43-0000 Office and Administrative Support Occupations4

A http://w*w.bk.gov/six/soc_20K>_clas}_an<]_codlng_sinKtute.p<lf
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Terminology:
For the historical period that parts of this thesis focus on, Atlanta was characterized by a “one
dimensional racial profile”1 that solely surrounded the relationship between black and white. 
Until 1990, races and ethnicities beyond black and white were 1% or Jess each.2 3 This is why I 
use the term “black” instead of “people of color” for my historicai descriptions of race relations. 
Additionally, I chose to use the term “black” over “African American” when writing this thesis 
because of the resurgence of the term in conjunction with the Black Lives Matter movement, and 
the use of the term in my research.

1 Sjoquisl, David L. Past Trends and Future Prospects of the American City: The Dynamics of Atlanta. Lanham:
Lexington Books, 2009. Print. Pp.221
3 Ibid., 21
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Introduction

'Where Atlanta comes together” - Beltline.org3

It is early Friday morning in August when my father and I pull the car into the Inman

Park-Reynoldstown MARTA station, a stop along the east-west MARTA line in Atlanta. We are

about to start a three-hour bus tour of the Atlanta BeltLine in the summer of 2016. The BeltLine

project is far from complete, so walking the whole thing is impossible, and having someone else

navigate my congested city while I get to sit back and take it all in seemed like the best way to

see its full extent. My father has joined me on this excursion as a bonding activity. Our email

confirmation firmly told us to go to the Inman Park side of the station, not the Reynoldstown

side. I wonder why until I saw that the two neighborhoods are separated by a huge rail

switchyard called Hulsey Yard, so it is very difficult to get from one side to the other. I ponder

whether that was done on purpose long ago as a way to segregate the neighborhoods. With that

famous “Hotlanta” humidity hanging low in the air, we walked to the group of people hovering

around the entrance of the station, clearly waiting for a tour bus but not wanting to admit that

they are taking a bus tour. Finally a small green and blue bus with “Atlanta BeltLine'

emblazoned along the side pulls into the station. We climb aboard, receive our brochures and

maps, and our three-hour journey begins. Our tour guide informs us that the bus will take us

through 45 different neighborhoods and that we will get one rest stop on the west side. She also

lets us know that we will be going through some “depressed” neighborhoods.

On paper, the BeltLine seems simple enough. An adaptive reuse of an abandoned freight

rail corridor, the BeltLine is a transit-oriented development (TO.D) project that will include

3 “Atlanta BeltLine." Atlanta BeltLine. Web. 18 Sept. 2016.
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thirty-three miles of mixed-use trails and twenty-two miles of a light rail streetcar. The BeltLine

website boasts: “It is a living, breathing part of our community; not simply a means of getting 

somewhere, but a destination unto itself.4 It has quickly exploded in popularity with a generation 

of people who are keen to move from the suburbs and back into the city centers. These days,

walkability trumps a fenced-in yard. Search the Atlanta BeltLine on Instagram and you’ll see

people posing in front of colorful street art or looking off wistfully at the skyline; it seems

picture perfect. Economically it has been a huge success as well; $450 million has been put into 

the BeltLine by 2016, and it has reportedly generated three billion dollars in private investment.5

However, there are many ways to measure success and money is only one of them. BeltLine

brainchild Ryan Gravel said in an interview: “From an equity and affordability perspective, I 

think the jury is still out on whether we’re going to be a success or not.”6 This project has the

potential to repeat the past in terms of displacement, or it could intentionally and purposefully

strive for equality and equity. Seeing the entirety of it from my bus, however, 1 can see that the

BeltLine is so much more than the sum of its parts. It is more than trails and parks and trains. It

is trying to create a common link between dozens of neighborhoods that have been racially

separated for decades, usually by design. The BeltLine is not only reaching across tire physical

barriers of highways and rail yards, it is trying to reach back through time, to right some of the

wrongs of the city’s past and to prevent the same displacement and inequality that has repeated

itself for generations. The BeltLine is trying to create a sense of community in a city where you

rarely interact with other people unless they are sitting with you in your car. The BeltLine’s

vision is transformative, and I worry that it will not be able to achieve its goal of providing

4 “The Atlanta BeltLine: The S Ws and Then Some.” Atlanta BeltLine. N.p., n.d. Web. 18 Sept. 2016.
5 Atlanta BeltLine Inc. Annual Report 2015. Atlanta, 2015, Web.
15 Grave!, Ryan. Persona! Interview. 6 June 2016.
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Atlanta with a chance “to redefine what it is to be a neighbor, to be a community, to be a region,

»7and to share all that it has to offer.

The bus does not stop during the tour, so parts of my city that are unknown to me flash

past and I try to absorb everything as quickly as 1 can. I used to feel like I knew Atlanta, but on

this day I begin to question what it even means to know a place. We head south first; south of the

east-west MARTA line is much more industrial. Freight yards, abandoned and active, stretch out

on either side of our bus while steel plants tower above us. Deep green trees mingle with the

man-made structures, creating a vivid green and gray biur as we speed past.

ytz'

Figure 1:
Undeveloped areas 
along the BeltLine 
Photo courtesy of 
Natalie Camrud.

As we roll through neighborhoods and wait in the occasional but inevitable traffic, the

guide rattles off some facts: Atlanta was originally named Terminus because it was the

terminating point for southern freight rails and was never intended to be an actual city. Prior to

1949 Atlanta had three hundred miles of electric streetcar lines that were subsequently paved

over or removed when the car soared in popularity. She also points out sustainable features of the

7 “The Atlanta BeltLine: The 5 Ws and Then SomtF Atlanta BeltLine. N.p., n.d. Web. 18 Sept. 2016.
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BeltLine: on the left is the first energy cost neutral park in the city. On the right is an affordable

workforce housing community that is also LEED-certified. This group of dilapidated, abandoned

buildings will be a mixed-use development in ten years, trust us. Despite the large amounts of the

BeltLine that are abandoned or in disrepair, I catch the excitement of my fellow bus goers as a

bright future of sustainable living and healthy lifestyles is described to us. One of the brochures

declares that the BeltLine is “a sustainable, walkable future for Atlanta, where diverse

communities of people of all ages and backgrounds have the opportunity to live, work, play, and 

learn in the heart of our great city.”8 Our brochure also has renderings of abandoned buildings

being turned into thriving, vibrant developments while the sleek streetcar runs alongside, and 1

| can almost picture it as those same abandoned

buildings pass before my eyes before being

whipped out of sight.

1 have been to parts of the BeltLine in

person, specifically the Northside and Eastside

trails, and the stark differences along the BeltLine

are staggering. The Eastside trail is thriving, with

bikers and millennial with puppies and the

occasional roller-skater. Ponce City Market, an

adaptive reuse project of an old Sears building, is

located on the Eastside trail and has an
Figure 2; The west side, Atlanta. Photo courtesy of 
Natalie Camrud industrial-chic vibe, complete with exposed

piping and original brickwork. The west side, by contrast, is merely industrial. No chic. No juice

8 Join the Atlanta BeltLine Partnership. Atlanta, 2016. Print.
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shops or craft breweries. We pass by housing projects in disrepair and boarded up businesses.

One section of the Westside trail is simply a sidewalk on an overpass. However, based on the

boom felt by the east side after the trail was finished, 1 feel that the west side will ultimately

encounter the same fate, for better or worse.

During our rest stop at a west side grocery store, I notice some wary glances from

shoppers. Am I a young urbanite who,

despite having sufficient funds to afford a

different neighborhood, wants to live in a

place on the “raw” and “real” side of

S#fgirS1Dt TRAIL ■ J

'.....•' "

town? Am I a weathervane of

Cow gentrification? They watch me closely to
\s

see which way the wind will blow. After

our rest stop at Kroger we hop back in the

bus and I’m back in familiar territory. By

the time my father and I are back in our

car and heading home, my image and

conception of the city of Atlanta has
Figure 3: Unfinished section of the Westside Trail. Photo 
courtesy of Natalie Camrud greatly expanded, and so to, has my love

for my hometown. In the face of the uncertainty of the unfinished trails, abandoned buildings,

and with years to go before the BeltLine is completed, there is only one thing that is certain in

my mind: this city wifi never be the same, and that could be a wonderful thing.

8



Chapter 1: Atlanta’s Urban Development History

While transportation has had and continues to have a profound influence upon Atlanta’s

physical structure and social ecology, so too has the system of caste. Caste... left an indelible

mark on the pattern of the city in its creation of two separate “sides” of the city, two 

- Dana F. White and Timothy J. Crimmins9communities

Atlanta has broken bones. Very' few parts of the city come together cohesively, which is a

result of deliberate segregation of people and neighborhoods by race and class, the legacy of

racism, the automobile, and poor planning decisions. Originally named Terminus in 1836, the

tiny towm was nothing more than the terminating point for a Midwest rail line in the nineteenth 

century.10 The number of rail lines grew however, and Terminus became a rail hub, a passing

point for the rest of the Southeast, but it was never expected to become more than that. Atlanta

did not receive its official name until 1847. It was certainly not intended to become a city with

millions of residents and the world's busiest airport. It was never imagined that Atlanta would

someday host the Olympics. Because of Atlanta’s original purpose as a rail hub and not a city,

development and city planning has largely been reactive rather than proactive, as the city has

adapted to its growing population.

Another pattern in Atlanta’s development has been the deliberate separation and

relocation of communities based upon race and class, and a prioritization of private benefit over

the needs and desires of the public. Development initiatives often have been shortsighted, inept,

or even destructive. “It (Atlanta) started out as an interesting city,” Paul Morris, CEO of Atlanta

BeltLine Inc., tells me, “and then in changed in a dramatic way from the 1950s to now. It took on

9 Stone, Clarence Nathan. Regime Politics: Governing Atlanta, 1946-1988. Univ Pr of Kansas, 1989. Print. Pp, 13 
i(1 BeltLine Bus Tour. 5 Aug. 2016.
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the character and identity of cities pretty much anywhere in the country. And those are not

Mil In this chapter I will explore some of the development decisions thatdistinguishing qualities.

have led to Atlanta’s current layout and contributed to some of the problems plaguing the city. In

addition, I will discuss the power structures that have operated in Atlanta and heavily influenced

urban renewal and redevelopment schemes from the 1940’s to the present. For sake of simplicity,

I will be giving a general overview of housing and redevelopment decisions in Atlanta in the

twentieth century so that the reader has some context with which to understand the significance

of the BeltLine’s redevelopment initiative, as of 2016. Although the following is by no means a

comprehensive timeline of events, it captures some of the city’s essentia] approach to

development projects.

The private sector has long dominated Atlanta, as reflected in the degree to which the

city’s development historically has been run by a coalition, or regime, of private businesses and

their political allies in city government. In his book, Regime Politics: Governing Atlanta, 1946-

1988, Clarence Stone defines regime in the specific context of Atlanta as an “informal 

partnership between city hall and the downtown business elite.”12 The specific relationship 

between government and the private sector might change with each mayor, but overall the

dynamics of that relationship remained the same. The regime took shape in 1941 with the 

creation of the Central Atlanta Improvement Association.13 It was created partly in response to 

the impact of the automobile on the city. As the car became more popular, traffic was

immediately an issue, leading wealthy people to flee for the suburbs in hopes of a less congested

lifestyle, as well as to get away from growing integration. This white flight resulted in a

Morris, Paul. Personal Interview. 6 June 2016. 
Ibid., 3 
Ibid., 16
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splintering of a central community and threatened the livelihood of the downtown business

district. These factors pushed a group of business leaders and downtown landlords to form the

Central Atlanta Improvement Association to help them to act on their shared interests. Unity

gave them more political clout, and the city government would soon begin a habit of following

this group’s perspectives and lead. The association was later renamed the Central Atlanta

Association and then again renamed to Central Atlanta Progress (CAP). To avoid confusion I

will refer to it in its last name change, CAP. Few of the redevelopment projects in Atlanta from

1940 onward would have happened without cooperation from private interests and city

government. Through CAP, wealthy private developers and owners had a significant influence in

shaping the racial and socioeconomic demographics of the city, the distribution of housing, and

the location of highways and stadiums. CAP, as of 2016, had over two hundred members. Its

membership typically has acted with long-term views and goals, however those views have

always benefited business first before the citizens of Atlanta. The interests of the powerful have

been prioritized over the needs of the people. Harvey Molotch of UC Santa Barbara compares

cities to growth machines run by “land-based elites” and local and nonlocal governments,

arguing: “Conditions of community life are largely a consequence of the social, economic, and

14political forces embodied in this growth machine. Atlanta’s history of urban development

seems to underscore his argument.

Once CAP was established in 1941, for example, urban renewal or development projects

in Atlanta typically served two larger purposes: they would relocate or displace black

communities while aligning with private business interests of the (mostly white) elite. Earlier in

Atlanta’s history segregation was blatant, typically through segregation ordinances that first

4 Molotch, Harvey. “The City as a Growth Machine: Toward a Political Economy of Place.” American journal of 
sociology (1976): 309. Print. ■
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passed in 1913, long before Central Atlanta Progress was created.15 When segregation

ordinances were declared unconstitutional in 1917, Atlanta moved to zoning that separated black

16and white residents through land use, building types, and tenant categories. The racial zoning

was an effort to oversee the migration of the black community to specific areas and to create

buffers between white and black residential neighborhoods,” historian Ronald Bayor has argued;

'Black residential sections were placed near the business district, near industry, and on the west

»J7side. Highway construction projects were also targeted toward deepening segregation and as a

way to clear black residents out of certain areas. As these tactics became less blatant, they took

on the form of urban redevelopment with racial undercurrents, and they became more complex.

Lochner Report

One major redevelopment plan that has had lasting impacts was the 1946 Lochner report. 

The plan came about ten years before the interstate highway system was funded and 

implemented.18 Central business leaders were the ones who suggested using private consultants

to create this report, and then strongly supported the report when it was released. The Lochner

report called for sixty million dollars of local bonds to build a north-south and east-west

expressway so as to connect the center of the city with the outlying, wealthier suburbs. The goal

was to link the downtown business hub with the growing suburbs to maintain a successful

business district while easing traffic. However the plan had the added benefit of “slum

Bayor, Ronald II. “Roads to Racial Segregation: ‘Atlanta in the Twentieth Century.’” Journal of Urban History 
15.1 (1988): Pp. 4. Print.

Ibid., 4 
Ibid., 4
Parsons, Rrinckerhoff, Quade & Douglas, et al. Consequences of the Interstate Highway System for Transit: 

Summary of Findings. Washington, D.C.: National Academy Press, 1998. WorldCat Discovery Service. Web.

J6
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clearance” and maintaining segregation. The sites that the city chose to be demolished via 

expressway construction were usually poor black communities. Or, as the Lochner Report put it:

The neighborhoods through which the expressways would pass are so depreciated that

much of the improvement could aptly be classed as slum clearance. Atlanta has made a

noteworthy start toward replacing such dwellings with modem group housing, and the

n>program would be given further impetus by construction of expressways.

The north-south expressway was designed to curve around downtown, thereby separating the

business district and black

K neighborhoods. The business community
I

\YI7i a../ approved this separation and destructioni
/AJi 1 \ /

,3T
f,-j >/ /

\ -*<..■1 because they were afraid that publicA
I.

1■y /
* .

housing would dampen downtown 

revitalization and growth.21 The plan had a
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■ it j; timeline of ten years2 and the estimatedt : i I ft
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Figure 4: A map of planned expressways from the Lochner 
Report

a19 H.W Lochner & Company. Highway and Transportation Flan for Atlanta, Georgia. Chicago: The Inland Press 
Inc., 1946. Pp. 14 
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22 Ibid., 32
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transit piece, but it was largely ignored or forgotten.24 Ironically, the report calls for a “belt line

of bus routes be established around and at a distance of one to two miles from the central

»25business district. If that transit beltline had been built sixty years ago, the city might function

very differently today. The Lochner plan set the stage for Atlanta’s current transportation

network; the proposed expressways still exist today as 1-85,1-75,1-20, as well as some state

26highways.

■4

i;

pm Figure 5: Example of 
proposed “slum 
clearance" from the 
Lochner Report
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Federal Housing Act

Another significant driver of Atlanta’s redevelopment came in the form of the Federal

Housing Act of 1949. Part of Truman’s Fair Deal, the Federal Housing Act used eminent domain

24 Ibid.
25 Ibid., XIV
26 Ibid.
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as a main feature of its land-acquisition program. Land was acquired and then resold to

developers at a reduced cost. The federal government covered two-thirds of the cost of planning, 

acquisition, implementation, and relocation.27 Clarence Stone argues that the Federal Housing 

Act enabled the city of Atlanta to take land “from one set of owners and [give it] to another to

.28alter its use. Whole neighborhoods could be changed or even eliminated.' With the federal

government encouraging and paying for projects, this opened up new opportunities for CAP to

work on redevelopment. In 1950, Atlanta chose the site for its first redevelopment project, a 

white neighborhood called Hemphill Avenue, just north of the business district.29 However, 

fearful of strong opposition, the project was discontinued and a new site was chosen, this time a

black neighborhood south of the business district. The area had to be rezoned first and the

Georgia Supreme Court ruled that use of eminent domain for redevelopment was not allowed

under the state constitution. In response, Central Atlanta Progress used its political power by get 

the state legislature to amend the state constitution and to pass legislation enabling use of 

eminent domain.30 This opened the door for many more future redevelopment projects, The 

Atlanta Housing Authority was in charge of planning and executing the project. Most of the 

members of the Housing Authority were also members of CAP,31 so private business very much

controlled the process. However, as urban renewal projects began and communities were

displaced without replacement housing, it became clear that lack of housing was reaching crisis

levels. A housing study in 1958 showed that highway construction would displace nearly ten

thousand families who would then need new housing, showing that there was a significant need

27 Ibid., 38 
Ibid., 38 
Ibid, 39 
Ibid., 39 
Ibid, 42

28

29

30
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for more public housing. Public housing and land made available for black housing development 

were placed purposefully on the outskirts of the city to the south and the west,32 away from the

business center and away from the white suburbs. A site for public housing was purchased by

Atlanta Housing Authority on the eastside for 350 public housing units, but it met with great 

opposition from the white church nearby and the rezoning vote lost nine to eight, while a site on 

the predominately black westside was approved eleven to five.'33 This demonstrates that

replacement housing for displacement projects was typically an afterthought and was not well

planned beforehand, and that relocation was a form of continuing racism and segregation, putting

black families on the outskirts of the city.

Plan of Improvement

As white flight continued in the postwar years and deepened the segregation of black and

white, Atlanta seemed destined to become a minority-majority city. CAP, in an effort to prevent

this, supported the 1951 Plan of Improvement. It was designed to annex the wealthy white

suburbs to the north into the city of Atlanta, thus maintaining a white majority city. The plan

increased the size of the city from thirty-seven square miles to 118 square miles, encompassing a

total population of 428,299. CAP played a major role in gathering support from groups such as 

League of Women Voters and the Atlanta Negro Voters League.34 The Plan of Improvement was 

a double-edged sword; its purpose was to maintain a white majority city, but black leaders also

supported it because it added large amounts of vacant space into the city that could later be used

32 Ibid., 42 
Ibid., 43 
Ibid., 31

33

34
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for housing.35 Threatened by displacement from highway construction and redevelopment, a

housing crisis was looming and the Plan of Improvement, albeit a tough pill to swallow for the

white-dominated CAP and the leaders of the black community, offered a potential solution for

both parties. As a result, black communities were able to expand and develop some land, even

though it was within the confines of segregation and racism. The westside of Atlanta had most of

this undeveloped land, and since the north side remained strictly off limits to any black

expansion, the westside became predominantly black and has typically remained so. As of 2016,

the westside remains nearly ninety percent black, and households in the area typically have low

household incomes, below forty thousand dollars a year, leaving them vulnerable to

36displacement again mere decades later.

MARTA

There are few instances in twentieth century Atlanta in which CAP’S power was

challenged, and the Metro Atlanta Rapid Transit Authority (MARTA) is one. The regime’s 

power was shaken when the MARTA referendum was defeated in 1968F7 The city’s black

population did not support the referendum because the MARTA plan failed to service their

communities. This defeat was unexpected by its key supporters, Mayor Ivan Allen and the

business elite; MARTA had been a part of Allen’s Six Point Forward program aimed at

revitalizing the city and creating growth that had gotten him elected mayor in i 962. In 1964

there was broad public support for the concept of a mass transit system. In response to this

defeat, in 1969 the Action Forum was created. It connected white business leaders with black

35 Ibid., 30
“Atlanta, Georgia.” City-data.com. 2016. Web. 2 Oct. 2036. 
Ibid., 74

36
37
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leaders under the pretense of cultivating open discussions about community issues, however it

was also an effort on the part of the business elite to gain black support for a later MARTA 

vote.38 When Mayor Sam Massed succeeded Ivan Allen in 1970, he worked closely with

businesses to create a new campaign for the MARTA system. One aspect to this new campaign

was a study that CAP commissioned called Central Area Study 1, which provided a detailed plan 

for the MARTA system.39 MARTA was approved in 1971, and some of the changes made

included a north-south railway as well as an east-west railway, so more communities would have 

transportation access.40 Additionally, federal affirmative action requirements were put in place 

for MARTA employment and contracts. This series of events are a good example of the

adaptability of the regime and Central Atlanta Progress. When it became clear that their power

was no longer absolute, they quickly responded and adapted to win back voters and maintain

control. It is also a good example of the power of the citizen voter as well; the power of voting

forced CAP’S hand and made them alter their plans to align with the desires of the broader

public. This is still pertinent when faced with large-scale redevelopment projects and shows

citizens in 2016 that they do have some sway over the outcome of projects like the BeltLine.

Presidential Parkway

The Presidential Parkway project had been first started in 1966 as part of a Georgia

Department of Transportation plan to build anew expressway on the east side of the city, 1-485, 

running north-south and the Stone Mountain Tollway running east-west.41 GDOT began

38 Ibid., 97 
Ibid., 138 
Ibid., 100
Cash, Mary McCall, “A Tale of Two Roads: The Presidential Parkway and Georgia 400 Note.” Georgia State 

University Law Review 8 (1992): 423. Print.
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aggressively acquiring and clearing land, bul the project was halted in 1971 after a Georgia

District Court ruled that an environmental impact study must be conducted; the project was

abandoned altogether in 1974 after the environmental impact statement was deemed inadequate

and rejected. Upwards of 219 acres of cleared land inside the city sat empty for nearly a decade,

and while many different uses were proposed, none caught on and made it past planning stages.

In 1981 former president Jimmy Carter proposed to build the Carter Presidential Center on the

site, and newiy elected mayor Andrew Young, who had a very good relationship with the

business elite, supported the idea and presented a plan that incorporated the old plans for an

expressway. However, the land was still owned by the Georgia Department of Transportation,

which refused to release the land for any other proposed uses for the site, such as a park or an 

amphitheater.42 Eventually the GDOT and the Carter Center reached an agreement; the Carter

Library and Policy Center would be built there as long as a road could be built as well and the

GDOT could retain ownership of the land. The project cut through historic neighborhoods that

were not consulted during the initial planning process, and there was fierce opposition to the

parkway from neighborhood groups. Ten predominately white neighborhoods formed a group

43called the Coalition Against Unnecessary Thoroughfares in Older Neighborhoods (CAUTION).

The group raised $350,000 in five years and hired a lawyer to fight the project in the courts.

However, the neighborhood group lost; city council would not overturn the vote and the DOT

refused to work with the neighborhoods, and the project went through. The expressway is known

today as Freedom Parkway. The decision to revive the Presidential Parkway project in 1982

signaled a shift away from neighborhood and voter power and a closer relationship between city

government and CAP.

42 Ibid., Ill 
Ibid., 11443
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Atlanta Olympics

The 1996 Olympics are most comparable to the current BeltLine project in the potential

the event had to change and revitalize the entire city of Atlanta. However, despite all the

promise, much of the planning, preparation, and implementation surrounding the Olympics was

flawed and interpreted as a failure to local residents. The focus was more on commodification of

44the city as a spectacle to outsiders and tourists, rather than making Atlanta a better place to live.

Apparently even the president of the International Olympic Committee said that he would never 

again support a privately funded Olympics with such heavy business sponsorship.45 Private

power had a strong influence on public decisions, and the economic promises of the Olympics

led to the uprooting of thousands of families. So argues Harvey Newman, a Public Policy analyst

at Georgia State University: “Planning for urban renewal was initiated and guided largely by the

private sector for the benefit of business interests. The role of government was to assist in

«46implementing corporate decisions in the city. Two organizations were mainly in charge of the

preparation and redevelopment for the games, the Atlanta Committee for the Olympic Games

(ACOG) and the Corporation for Olympic Development in Atlanta (CODA), both of which were 

public-private partnerships and thus were miniature regimes in and of themselves.47 The

Olympic games provided an opportunity to “revitalize” some of the lower-income

neighborhoods near the downtown area. However, neighborhood opposition prevented CODA

from receiving City Council approval for their redevelopment program and they also had

44 Newman, Harvey K. “Neighborhood Impacts of Atlanta’s Olympic Games.” Community Development Journal 
34.2 (1999): 151-159. cdj.oxfordjoarnals.org. Web.

Essex, Stephen, and Brian Chalkley. “Olympic Games: Catalyst of Urban Change.” Leisure Studies 17.3 (1998): 
187-206. Taylor and Francis-i NEJM. Web.

Ibid.
Ibid.
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difficulty getting funding, so they focused on street repairs and improvement instead. ACOG’s

goal was to prepare the city for the athletic competitions, which also included displacement;

most neighborhoods opposed the plans, but not all voices were heard or acknowledged. The site

selection for different parts of the Olympic games highlights this issue. Initially, tennis was

planned to take place in a more affluent area called Dunwoody. Residents pushed back and the

tennis matches were moved to Stone Mountain Park. However, when the site for the Olympic

Stadium was chosen in a low-income black neighborhood called Summerhill and the residents

protested, ACOG stood firm. Eventually they reached a compromise; the stadium would still be

built in the Summerhill neighborhood but afterwards it would be reconfigured for the Atlanta

Braves major league baseball team so that it wouldn’t be abandoned after the games.

Additionally, neighborhood residents received promises of job training for construction jobs on 

the new stadium.48 This was the minimal compensation for the permanent alteration of their

neighborhood. Another relocation project occurred for the creation of Olympic Village, this time

it was Techwood Homes, one of the city’s oldest projects. Techwood Homes was on the National

Register of Historic Places and consisted of 571 units as well as a small dormitory for Georgia 

Tech students,49 The people living there were relocated to apartment complexes northwest of the 

city. After the games, a mixed-income housing complex was built on the site, but very few of the 

original residents returned.50 This process was repeated with multiple housing projects, so that 

before the Olympics, nearly 1,600 families had been relocated to make way for the athletes and

48 Ibid.
Keating, Larry. “Redeveloping Public Housing.” Journal of the American Planning Association 66.4 (2000): 385. 

Taylor andFrancis+NEJM. Web.
Ibid.
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the competitions.51 Although ACOG was a different group from CAP, their leaders made very

similar decisions when it came to redevelopment.

Conclusion

Through these decades of housing policy and development decisions, a common thread

appears. The distribution of people and neighborhoods in Atlanta has always been intentional

and purposeful, and the city’s shape is no accident. Private businesses formed groups to unite

their political power and fiscal resources to work with the city government to construct a version

of Atlanta that suited their interests. As a result, urban renewal and redevelopment in the mid

twentieth century in Atlanta took the form of expressways, roads, or revitalization, while at the

same time displacing black communities and relocating them away from the central business

district, typically on the south and west sides. Understanding these patterns is essential because

the BeltLine project cannot avoid contending with the aftermath of what the Atlanta regime

built—the social inequities, economic disparities, and political disempowerment that continue to

plague the city. If the BeltLine is to be successful, it must actively work to deconstruct these

systems and use all tools at its disposal to identify warning signs and implement strategies to

prevent displacement. History does not have to repeat itself.

Ibid.
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52Chapter 2: The Atlanta BeltLine

Atlanta is unique. It’s Ironic that it wasn’t a place, it was originally a crossroads that

evolved out of that,” Paul Morris explains to me as we sit in the Atlanta BeltLine Inc. executive

conference room on the twenty-third floor of 100 Peachtree St. The room has a stunning

panoramic view of the city below. Less than a mile away are Centennial Olympic Park and the

Georgia Dome, both entrenched with meaning if you know what you’re looking at. It’s 2016 and

the BeltLine is on the cusp of completely changing Atlanta; the only question is will the change

be positive or negative, and who will benefit? After speaking with a few different players in tire

BeltLine, including Paul Morris and Ryan Gravel, the full breadth of the BeltLine has become

apparent to me, but it has also become more complex. To fully appreciate the huge impact the

BeltLine can and will have, one must first understand all of its moving parts.

The BeltLine aims to alleviate some of the biggest problems facing Atlanta today, which

can be directly traced back to urban renewal and redevelopment decisions made in the twentieth

centuiy as well as the legacy of the automobile. Even in 2016, Atlanta’s past echoes in the form

of terrible traffic, bad public transportation, and racially and socio-economically segregated 

neighborhoods. These problems have led to a sense of disconnection among residents, one of the 

worst traffic commute times in the country,53 and poor air quality.54 Atlanta regularly ranks in 

the top ten worst traffic and commute times in the United States.55 Since the 1960s there has been

52 Camrud, Natalie. “Transit Oriented Development in Atlanta: The BeltLine as a leading example of sustainable 
growth and development in American cities." 9 Dec 2015.

Caldwell, Carla. “Atlanta traffic is getting worse.” Atlanta Business Chronicle 15 Mar. 2016. Web. 10 Oct. 2016. 
Miller, Andy. “State’s air quality better, blit still worrisome.” Georgia Health News. 30 Apr. 2015. Web. 10 

October 2016.
Davidson, Ethan. "The Atlanta BeltLine: A Green Future." Public Roads 75:2 (2011): pp.l Web. 10 Oct. 2016.

53

54

55

23



a decline in social capital, or social interactions that have value and reciprocity.56 The legacy of

the automobile has made it so highways and roads trumped public transit and walkability, and

this has isolated people and led to air pollution from emissions. Commuting in 2016 typically

means driving alone in your car, rather than being in a communal space like a train and having

social interactions with others. Efficient public transportation is severely lacking in the city and it

is difficult to live in Atlanta without owning a car. Seventy-six percent of working Atlanta

residents commute to work by car, and only fifteen percent use the Metro Atlanta Rapid Transit 

Authority (MARTA) system.57 For comparison, in Chicago, fifty-nine percent of working 

residents commute by car while twenty-six percent take public transportation.58 These issues will 

not resolve themselves on their own, if anything they will get worse. The population of metro 

Atlanta is projected to rise to eight million by 2040,59 up from 5.7 million in 2016, Even if 

residents want to change their lifestyle, it will be nearly impossible to do so given that the entire

infrastructure of the city commands them to live a certain way.

This is where the BeltLine might have a substantial impact. It provides a potential

Sisolution to many of the problems that are confronting Atlanta in the first decades of the 21

Century, including the severe traffic, air quality, social disconnect, and more. Because of its huge

potential, the citizens’ expectations and hopes for it are high; 1.3 million people used the 

Eastside Trail in 2015,60 which at the time was only two miles long. Thirty thousand people have

56 Putnam, Robert. “Bowling alone'. America’s declining social capital "Journal of Democracy 6:\ (1995). Web. 9 
Oct. 2016.

Alex Garvin & Associates Inc. The BeltLine Emerald Necklace: Atlanta’s New Public Realm. Trust for Public 
Land, 2004. Web. 9 Oct, 2016.

Census Bureau Reports 1.3 percent of Workers Commute by Bike in Chicago.” United States Census Bureau. 12 
May 2014. Web. 8 Oct. 2016.

Williams, Dave. “Metro Atlanta population to hit 8 million by 2040.” Atlanta Business Chronicle 10 Sept 2015. 
Web. 9 Oct. 2016.

Fausset, Richard. “A Glorified Sidewalk, and the Path to Transform Atlanta.” The New York Times 11 Sept. 2016. 
NYTimes.com. Web. 13 Sept. 2016.
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taken the same BeltLine bus tour that I did, wanting to see the project in its entirety.61 During an

interview, Ryan Gravel puts it simply: “Atlanta is going to completely redefine itself.” As

previously mentioned, the Atlanta BeltLine is a sustainable transit oriented development project

and adaptive reuse that will provide multi-use trails and transit along a twenty-two mile

abandoned freight railroad corridor circling the city of Atlanta. The BeltLine was first created as

a thesis by Georgia Tech student Ryan Gravel in 1999, and has since grown into a vision of an

Atlanta that has more parks, greenspace, walkability, and better transit, and in that vision all

residents can participate in arid enjoy these amenities. The BeltLine is not disconnected from the

past though; private business interests are still very active in the city of Atlanta and the urban

redevelopment projects that occur. Since the BeltLine is not located in the heart of downtown

Atlanta, Centra] Atlanta Progress is not directly involved with the planning and execution of the

BeltLine, although they do support it because the economic growth that the BeltLine is spurring

will spill into the downtown area. A member of CAP told me that while CAP has not had direct

involvement in the BeltLine, it is likely that members have been involved independently. The

BeltLine does have some private partners, and it accepts private donations, so the “regime”-

esque relationship between public and private is still alive and well. It is important to examine

what the role of private business has been in development along the BeltLine and to see what

kind of impact they are having, if any, on affordability, gentrification, and equity along the

BeltLine. It is also essential to ask what steps they are taking, if any, to reduce gentrification and

maintain affordability in BeltLine neighborhoods. But first we must examine all the pieces of the

BeltLine before we can put them together into a larger picture of the significance and impact the

BeltLine could have.

Ibid.
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Overview

A general brochure for the BeltLine will inform you that the finished project will consist

of twenty-two miles of light rail transit, thirty-three miles of

multi-use trails, 1,300 acres of parks, 5,600 units of affordable
M

housing, 1,100 acres of brownfield remediation, and thirty

fed thousand permanent jobs, to name a few. Explaining how these
m

features try to break down segregated neighborhoods, improve£*
1iM community health and relationships, and transform the city is

difficult to put on a brochure or poster. But it is important to

understand all of the working parts of the BeltLine in order to
mmgas see some of its similarities to the past, but also to see its manyFigure 6: Musicians playing on the 

F.astside trail. Photo courtesy of 
Natalie Camrud differences. The Atlanta BeltLine has the potential to make life

better for Atlanta residents and to lead the rest of the United States in a shift towards transit-

oriented development and sustainable growth.

History

All these trails, parks, and free yoga classes offered by the BeltLine are great, but where

did they come from and what has the process been like to get here—a project that is not even

finished yet has seen over a million visitors and billions in economic development? The

BeltLine’s beginnings are humble; Ryan Gravel was inspired io create the idea for the BeltLine

after his study-abroad experience in Paris and the newfound ease with which he was able to use

public transportation to go anywhere in the city. Gravel said:
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When I moved back to Atlanta, where I grew up, my daily experience moving

about the city was sitting in a car in traffic. While there are lots of great things

about Atlanta, that isn't one of them. I wanted to live here, and I was interested in

finding ways to make Atlanta the kind of place [where] you would want to live

62your whole life.

In his thesis he proposed linking multiple city neighborhoods by creating a transit system that

followed along the old railroad corridor. His thesis inspired the idea for the BeltLine and he and

a small group began pitching the idea all over the city, where it piqued the interest of city council

president Cathy Woolard. Her enthusiasm was the support they needed and the group quickly

became a grassroots organization that took on the name, Friends of the BeltLine. Paul Morris

touched on this unique aspect of the BeltLine in our interview: “The BeltLine is a unique

example of that,” he said, “wherein it’s an idea that gained a lot of traction through grassroots

involvement and it translated into this extraordinary involvement, and neighborhoods that had

„63never come together were willing to come together, who were apart by design. The fact that

the BeltLine started from the local community level and was not the result of a political urban

renewal plan distinguishes it from past projects like Presidential Parkway or those the Federal

Housing Act funded. However, as the BeltLine has become more popular and larger and more

complex, it moved higher up the hierarchical ladder and has begun to take on a similar structure

to previous projects, where the decisions are made by a select few who may reap most of the

benefits. Maintaining community involvement is crucial for the BeltLine’s overall success.

Trails & Parks

62 Ibid., 2
Morris, Paul. Personal Interview. 6 June 2016.63
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The only concrete manifestations of the BeltLine vision so far are a few trails and parks.

While at some point there will be a connected loop of thirty-three miles of multi-use trails, in

2016 only eleven miles are open to the public, including permanent trails and temporary hiking

trails. So far, the open trails are the Eastside trail, the Northside trail, the West End trail, and the

Southwest Connector Spur trail. The Eastside trail is two miles long and was opened in 2012.

The Northside trail opened to the public in 2010 and is one mile in length. The West End trail

opened in two segments, one in 2008 and another in 2010, and is 2.4 miles. The Southwest

Connector Spur trail is 1.15 miles long and

'mmm*<*opened in 2013. There are currently six new or m
renovated parks open to the public. As of 2016,

the parks open to the public are Boulevard

Crossing Park, DTI Stanton Park, Gordon White

Park, Perkerson Park, and the Historic Fourth

Ward Park and Skatepark, totaling about one

hundred acres. Ultimately there will be 1,300

acres of new parks and greenspace, increasing Figure 7: The bastside Trail with Ponce City 
Market in the background. Photo courtesy of 
Natalie Camrud

64Atlanta’s greenspace by forty percent.

64 «There’s a Greener Tomorrow Along the Atlanta BeltLine.” Atlanta BeltLine. 2016. Web. 3 Oct. 2016.
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Figure 8: The Northside 
Trail
Photo courtesy of Jeff 
Milsteen

s Tl

Transit

“It’s always been a train. The train is from the beginning, but because we focused on

building the greenway first, that is what a lot of people see,” Ryan Gravel explains to me in an

65interview; “the transit piece will make the BeltLine work. In fact, Gravel’s initial master's’

thesis only called for a transit loop; the trails and parks were added later. In 2016, the BeltLine is

just some chunks of trails with tire dream of a train in our collective conscious. Accessing most 

of the BeltLine at this stage still requires a car, which defeats its ultimate purpose to reduce 

traffic and encourage walkability. The train is projected to be completed in 203066 and will be a

bidirectional light-rail system, meaning it will only travel at speeds of fifteen to twenty miles per

hour. While that seems slow, the average speed of cars in cities is nineteen miles per hour due to

65 Gravel, Ryan. Personal Interview. 6 June 2016.
“2030 Strategic Implementation Plan: Final Report.” Atlanta BeltLine. Dec. 2013, Web.66
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traffic, stoplights, pedestrians, etc.67 The train will have a stop in every neighborhood along the

BeltLine, so about forty-five stops in total. In November 2016 there were two transit referenda

on the ballot in the city of Atlanta that will directly affect the BeltLine. One was a special

purpose local option sales tax for transportation, or a T-SPLOST, which would be four tenths of

a penny sales tax and would bring in three hundred million dollars over five years to fund transit

projects in the city, including sixty-six million dollars for the BeltLine to purchase all remaining

rights-of-way for transit. The second one is a MARTA halfpenny sales tax for expansion and

improvements on the MARTA system. This one would bring in around $2.5 billion in forty

years. Both of them passed, which was a huge step towards making BeltLine transit a reality, as

well as improving the existing MARTA trains, stations, and buses. Once the transit piece of the

puzzle is solved, then development in Atlanta can stop being so car dependent.
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Figure 9: A rendering of the completed Westside Traii. Image courtesy of the Atlanta BeltLine

67 Morris, Paul, Personal Interview. 6 June 2016.
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Figure 10: Once 
completed, the 
BeliLinc transit will 
connect lie 
MARTA as well as the 
streetcar system.
Photo courtesy of the 
Atlanta BeltLine
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Sustainability

In its most basic form, the BeltLine is a transit-oriented development project, which is a 

sustainable planning tool in that it discourages car use and promotes high density, walkable

development. The BeltLine’s website describes the project as being “centered on transit oriented

development,” and then goes on to describe transit oriented development as guiding “the growth
31
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of vibrant, livable, mixed-use communities by applying national best practices for mixing uses,

,68strengthening the pedestrian and bicycle realm, compact development, and managing parking.

Beyond this core building block, the BeltLine plan incorporates many other environmentally

friendly and sustainable development strategies that address land use, water, energy, as well as

environmental justice. The City of Atlanta has a goal of eighty percent greenhouse gas reduction

by 2050, and the BeltLine provides an opportunity to help reach that goal. Solar panels have

been installed at D.H Stanton Park and Historic Fourth Ward Park, as well as LED lights in the

parks. Planting trees can serve as a carbon sequestration strategy and will help reduce the urban

heat island effect; so far 667 trees have been planted along the Eastside trail and many more will

69be planted in the future.

Many of the sites for trails and parks are considered contaminated by hazardous

substances, also called brownfields, and have needed extensive remediation. To resolve some of

these issues, the BeltLine has been conducting brownfield remediation, planting native plants

and using organic landscaping techniques. More than forty acres of brownfield sites have been 

remediated by 20 1 6,70 but there are an estimated 1,100 acres of brownfields along the BeltLine, 71

so the process is far from over. Brownfield remediation is a good sustainable development tool

because it helps heal the land while also preventing new development, deforestation, and urban

sprawl by reusing previously abandoned and contaminated spaces. One particular brownfield

remediation site is the Urban Agriculture Site at Adair Park, near the Westside trail. It was

originally a bus-repair facility and needed significant remediation before construction could

6S “Master Planning: The Blueprint for the Atlanta BeltLine,” Atlanta BeltLine. 2016. Web. 4 Oct. 2016. 
“Native/Naturalized Plants.” Atlanta BeltLine. N.d. Web. 4 Oct. 2016.
Ibid.,24
“Brownfield Remediation,” Atlanta BeltLine. 2016. Web. 6 Oct. 2016.

70

32



72 rbegin in 2014. Phis site contains an extra level of importance because it is located in a food

desert, so it addresses a specific need in the community. In 2026, the site contains bioswales, rain

gardens, and infiltration zones so as to properly address stormwater runoff. Other efforts to

decrease stormwater runoff and increase groundwater recharge along the BeitLine include

removal of impermeable pavement, which provides the added benefit of potentially decreasing

pollutants washing into the Chattahoochee River. By 2016, over forty-two acres of impermeable

73pavement have been removed and replaced with grassy areas and other permeable surfaces.

When replacing old infrastructure, the BeltLine project has been using green demolition

techniques, which has resulted in an average of ninety percent material diversion from landfills 

after demolition.74 The materials have typically been going to sidewalks and infrastructure for

new parks and trails. When new infrastructure is built, the BeltLine will also adhere to parts of

the LEED and the Sustainable Sites Initiative (SSI) frameworks. The BeltLine does include

environmental justice in their list of environmental priorities. The BeltLine website states their

environmental justice policy as such:

The intent of this policy is to ensure that people regardless of race, age, culture, or

income are duly informed about opportunities to participate in the development

and implementation of ABI programs, policies, activities and projects and that

they are not treated unfairly, or caused to experience disproportionately high and

75adverse human health or environmental effects

They aim to achieve this by fostering community engagement and communication, identifying

and minimizing disproportionate impacts on communities, training staff on environmental justice

72 The Urban Agriculture Site at Adair Park. Atlanta BeltLine, 2015. Web, 6 Oct. 2016. 
“Protecting Water Resources.Atlanta BeltLine. 2016. Web. 6 Oct. 2016.
Ibid., 25
“Environmental Justice PolicyAtlanta BeltLine
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issues, and more. To date, the Atlanta BeltLine has held over 225 public meetings and engaged

over five thousand people in the planning process. Whether or not they are successful in

following through on the communities’ wishes remains to be seen.

Awards and Accolades

The BeltLine project has been receiving considerable attention and praise on the global

level as well as the national and local level, and you cannot even be a “viable candidate for

mayor” without supporting the BeltLine in Atlanta, according to Gravel. Christopher B.

Leinberger of the George Washington University School of Business says that the BeltLine is

the most important rail-transit project that’s been proposed in the country, possibly in the

»76 Richard Fausset of the New York Times describes the relationship between the BeltLineworld.

„77 Between 2010 and 2016, the Atlanta BeltLineand Atlanta residents as a “budding romance.

has received thirty-three awards and recognitions for various aspects of the initiative. The project

has received awards for specific parts of the project, like D.H Stanton Park, as well as the entire

vision of the BeltLine, Some highlights include the BeltLine’s first international award, the Prix

d’Excellence. It won this award in 2014 forthe best rehabilitation project of Historic Fourth

Ward Park and the Eastside Trail. Another recently won award is the InterBike’s Places for

Bikes Award, which the BeltLine received in 2015 for its bike friendly development.

Events and Programs

One of the core goals of the BeltLine is to engage and strengthen the community, not

only by physically connecting these neighborhoods, but through programs and events as well.

7S Ibid.
77 Ibid.
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The BeltLine has focused on engaging and including the community through programs like the

Adopt-the-Atlanta BeltLine program, the Art on the Atlanta BeltLine series, free fitness classes,

and the Old Fourth Ward Fall Fest. Similar to the adopt-a-highway program, the Adopt-the-

Atlanta BeltLine program allows people to adopt a quarter mile segment of the BeltLine to pick 

up litter and maintain the greenspace.78 Giving people ownership over small sections of the

BeltLine helps to create a vested interest amongst those people and helps to lessen cleanup and

maintenance costs. The Art on the Atlanta BeltLine series is an annua! temporary public art

exhibition that features both visual artists and performance artists. It proves that the BeltLine is

not only for transit, but can also serve as a community gathering space where people can come to

enjoy art and discover all that the city has to offer. The BeltLine also offers many different free

fitness classes, including skateboarding, bike-riding lessons, trail yoga, boot camp, and more.

Along the same lines, the Atlanta BeltLine Running Series, titled “Run, Walk.Go!”, is as much a

public-health initiative as it is a community engagement initiative. The series is in its sixth year

and offers various races along the parks and trails so that people can become more familiar with

the BeltLine while also getting outside and getting active. Finally, one of the biggest events

along the BeltLine is the Old Fourth Ward Fall Fest, which is a free two-day festival that

provides live music, food trucks, and ends with a lantern parade that drew more than sixty

thousand people in 2015.

Initial Studies

The process for the BeltLine has included multiple studies to ensure feasibility, to

determine the environmental impact of the project, and to determine the impacts on residents. In

7S Adopt the Atlanta BeltLine.” Atlanta BeltLine, 2016. Web. 6 Oct, 2016.
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2004, the Trust for Public Land commissioned an Emerald Necklace-type study by urban planner

Alexander Garvin, which laid out a comprehensive plan for the BeltLine. The report

recommended splitting the project into two major phases; focusing on the BeltLine trail system

in Phase 1 and the BeltLine transit system in Phase 2. This report shares similarities with the

Lochner Report, which laid out an extensive plan for highways and transit in 1949. While both of

these studies focused on transportation in Atlanta, the Lochner report prized cars over public

transit. One section of the Lochner Report states: “There is every indication that Atlanta is

approaching a period of great growth and prosperity. Improved highway and transit facilities are

„79essential if the community is to capitalize on its natural assets. It then goes on to say that “The

entire metropolitan area can be considered the terminal of this vast network of transportation

.80 However, in the Emerald Necklace study Garvin says: “the BeltLine will reorient 

Atlanta from a city framed by highways to a city framed by a magnificent public realm.”81 Along 

the same lines of transportation is the Inner Core Feasibility Study, which was part of MARTA’s

arteries.

larger Alternatives Analysis (AA). The AA identified and evaluated transit improvements in

82Atlanta to improve mobility and connectivity.

The most important plan concerning the BeltLine that lays out the entire plan to its

completion is the Strategic Implementation Plan (SIP). Approved in 2013 by the Atlanta

BeltLine Inc. Board of Directors, the plan follows the BeltLine through to its projected

completion In 2030 and also includes cost estimates and funding scenarios. This plan has

similarities to the Central Atlanta Action Plan that CAP commissioned in 2000, that laid out a

79 Ibid., XI 
Ibid., I 
Ibid., 4
Atlanta BeltLine. Atlanta BeltLine/Atlanta Streetcar System Plan: Final Report. Atlanta: Atlanta BeltLine, 2014, 

Web. 10 Oct. 2036.
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comprehensive plan for the transformation of downtown Atlanta with plans for implementation

as well. Both plans contain specific updates and improvements to their respective sites as well as

strategies for how to accomplish them.

Another study that focused on residents living near the BeltLine was the Health Impact

Assessment (HIA). The HIA was conducted in 2005-2007 and helped to secure an additional 

seven million dollars in funding for brownfield remediation and greenspace development.83 The 

HIA found that the BeltLine could potentially reduce air pollution emissions and human

84exposure to near-source pollutants by offsetting motor vehicle travel. Some of the

recommendations from the HIA included making the construction of trails and greenspace a

priority over retail and residential development, adding a public health professional to decision

making boards, and ensuring that affordable housing be built.85 Additionally, the HIA discovered

that a much higher percentage of nonwhite households were living within five hundred feet of a 

brownfield,86 so brownfield remediation as part of the BeltLine would not only contribute to

public health improvements, but environmental justice as well.

Key Players

The BeltLine project is extremely large and incredibly complex, and thus requires many

active partners to ensure the successful implementation and completion of the project. The

relationship between the private sector and city government, or the regime, can be viewed as a

symbiotic relationship; in Regime Politics, Clarence Stone argues that a coalition between the

S3 Ross, Catherine L, "Health Impact Assessment of the Atlanta BeltLine," American Journal of Preventative 
Medicine 43.3 (2012): 203. Elsevier Inc. Web. 1 Nov, 2016.

Ibid., 210 
Ibid., 203 
Ibid., 210
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city and the private business elite is “a means for achieving coordinated efforts that might not

,87otherwise be realized. Just as large-scale urban redevelopment projects in the past would not

have succeeded without the combination of public and private resources and efforts, the same

applies for the BeltLine.

Some of the government players in the BeltLine include the City of Atlanta, Atlanta

BeltLine, Inc., or ABI, Invest Atlanta, the Georgia Department of Transportation, and more. ABI

is the implementing authority branch of the BeltLine, created by the state of Georgia in 2006 as a

non-profit organization. They are tasked with the oversight and management of the

implementation of the Atlanta BeltLine plan. Its responsibilities include securing funding,

leading the community engagement process, managing vendors and suppliers, and tracking and

reporting progress to tire Atlanta City Council and Fulton County. Paul Morris, president and

CEO of ABI, told me that while they are a public entity, “We do some partnering directly with

the private sector in joint venture development, which we do ourselves. They are also the ones

directly responsible for meeting the affordable housing quota of 5,600 units. Atlanta BeltLine

Inc. was created by Invest Atlanta, the economic development branch of the City of Atlanta.

The most visible private entity working on the BeltLine is the Atlanta BeltLine

Partnership, Members of the board are upper-level business executives. It is in charge of

gathering private funds, donations, and general support, so most of private sector involvement

goes through them. ABP’s website explicitly states that “The public funding sources- the City of

Atlanta, the tax allocation district, the US Department of Transportation and others- are not

enough to complete the ambitious twenty-two mile Atlanta BeltLine loop of parks, trails, and

87 Ibid., 4
Morris, Paul. Personal Interview. 6 June 2016.88
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89 The BeltLine is similar to past urban redevelopment projects in Atlanta: for it totransit.

become a reality, there needs to be cooperation and participation from both sides of the regime.

A fine and sustaining balance must be struck, however, to ensure that all voices are being heard

and that the desires and agendas of the powerful are not being the only ones considered.

Funding

Securing funding for the BeltLine has come from a plethora of sources, some described

in the previous section. Federal and government funding has been vital, but does not cover all

costs. The Strategic Implementation Plan of 2013 laid out sources of funding as follows: $1.5

billion from the TAD, $1.3 billion from

federal funds, $343 million from
Funding (Strategic Implementation Plan)

government sources for streetscaping,lUt To* AfceotiCtt C*3trict 

• f-'cC-eiaS TLtn&S
A eminent Soul ces- 

Sir Escaping 
SHoe.3! funding- Paris

$157 million from local funding for

parks, $275 million from private funds,# iJrwdcrtifitd SoirccaN
/ and $891 million from unidentified

90 Large-scale urbansources.

development projects like this cannot

Figure I J: Image courtesy ofNatalie Camrud come to fruition without public and private

cooperation and funds. In May 2015, Georgia governor Nathan Deal signed Senate Bill 4, which

91allows public/private partnerships for financing portions of the BeltLine.

89 “Atlanta BeltLine PartnershipAtlanta BeltLine. 2016. Web. 9 Oct. 2016. 
Ibid., 7
Atlanta BeltLine Inc, Annual Report 2015. Atlanta, 2015. Web. Pp.25
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In 2007, MARTA approved the twenty-two mile loop of light rail transit for the BeltLine,

which was an important step toward securing federal funding. In 2008, MARTA and the Federal

Transit Administration (FTA) began the Environmental Impact Statement (EIS) of the project to

determine potential impacts and to become eligible for more federal funding in the future. The

Atlanta BeltLine project eventually received $300,000 from the FTA for further design and

engineering. An additional eighteen million dollars was awarded to the City of Atlanta through

the Transportation Investment Generating Economic Recovery (TIGER) grant from the

Department of Transportation to develop a portion of the Westside trail.

The creation of the Tax Allocation District in 2004 was especially important for the

BeltLine project. A tax allocation district, or TAD, is a financing strategy that holds property tax

revenue within a specific boundary at a baseline level. Any future property tax revenue that

exceeds the baseline goes towards capital expenditures within the allotted district. Usually the

funds from a TAD would go towards real estate development and private developer subsidies,

but the BeltLine project is slightly unusual in that the majority of the TAD funds are intended to 

go toward public infrastructure like parks, public transit, and local economic development 

projects in lower income neighborhoods.92 A commissioned study showed that the revenue from

the Atlanta BeltLine TAD, an estimated three billion dollars, would cover sixty percent of

estimated project costs without having to raise taxes. The recession hurt the TAD, however, and

a portion of estimated funds never materialized, so the new estimate is that the TAD will

generate $1.4 billion and will cover roughly one-third of the project.23 Other tax funds will come

92 Immergluck, Dan. "Large Redevelopment Initiatives, Housing Values and Gentrification: The Case of the Atlanta 
BeltLine." Urban Studies 46.8 (2009): 1730. Web. 4 Oct. 2016.

How the Atlanta BeltLine is Funded.” Atlanta BeltLine. 2016. Web. 5 Ocl. 2016.w
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from the previously mentioned transit referendum that passed in November 2016, which will

provide sixty-six million dollars towards BeltLine transit.

The Strategic Implementation Plan estimates six percent of total funds for the BeltLine

will come from the private sector, totaling $275 million. However, twenty percent of the

estimated funding is from unidentified sources, so the percentage of private funding could

increase. Any investments made into the BeltLine have spurred outside economic development

and activity. We’ve invested about $450 million,” Paul Morris told me, “and that has

,94stimulated about three billion in private investment.

Acquiring Land & Rights-of-Way

One of the biggest obstacles for the BeltLine has been simply acquiring the land

necessary for the project. One of the organizations that played a major role in making trails,

parks, and greenspaces a reality was the Trust for Public Land (TPL), a non-profit organization

that works to secure parks and open spaces for communities, especially ones located in cities.

They have partnered up with the BeltLine project and have so far acquired thirty-three pieces of 

land for the BeltLine.93 TPL identifies land that could be used for parks or conservation and then

purchases it for future projects. It is a non-profit, with fifty-six percent of their fund sources

96coming from donations from individuals, corporations, etc.

Getting land for the transit system has been more difficult than the trails and parks aspect.

The BeltLine corridor was, and in some places still is, owned by three entities: The Georgia

Department of Transportation (GDOT), CSX Railroad, and Norfolk Southern Railroad. This mix

94 Morris, Paui. Personal Interview. 6 June 2016.
Atlanta BeltLine.” Trust for Public Land. N.d. Web. 5 Oct. 2016.
2015 Annual Report.” Trust for Public Land. 2015. Web. 5 Oct. 2016.

95
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of public and private ownership has required multiple negotiations and deals to ensure

purchasing rights-of-way for transit. One private developer who supports the BeltLine vision

placed the northeast quadrant of the corridor under contract in the early 2000’s. Another step in

the right direction happened when the GDOT gave Atlanta BeltLine Inc. exclusive rights to lease 

their BeltLine properties,97 However, the rest of the future transit line has proved more difficult 

to obtain. One of the reasons is that having the right-of-way does not always mean having

ownership; so one tract of land may be managed and owned by different groups. Another

complication is that lease agreements between railroad companies and property owners along

sections of the BeltLine are not public records, and are therefore more difficult to acquire. This

means that each parcel of land along the BeltLine must be negotiated rather than purchasing all

the necessary land at once. Additionally, the rights-of-way along the corridor vary in width;

some are as narrow as thirty feet, which is not enough for both a transit system and a multi-use

trail. This means that additional land may be needed in order to ensure the complete connection

of multi-use trails along the entire BeltLine loop. Unlike the Federal Housing Act of 1949, the

land the BeltLine is acquiring is already owned by railroads and, so far at least, they are not

securing land through eminent domain and tearing down neighborhoods or communities. At the

time of the Strategic Implementation Plan in 2013, roughly sixty percent of rights-of-way had

been secured. However, since the transit referendum passed in the city of Atlanta in November

2016, the BeitLine should secure the additional funding needed to purchase the remaining rights-

of-way and close the loop in the near future.

97 , ‘Agreements Advance BeltLine Transit and TtaxisL Atlanta BeltLine. 9 July 2009. Web. 5 Oct. 2016.
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Similar Projects

The BeltLine project is unique, like a snowflake, but there is a blizzard of transit oriented

development projects in the US, each with different sets of conditions, plans, and strategies. The

BeltLine is essentially building upon the Emerald Necklace framework, which has roots in

Haussmann’s renovation of Paris, as well as Frederick Law Olmsted’s work in Boston and

Chicago. However, attempting an Emerald Necklace concept was much easier to complete in the

nineteenth century. A complete demolition and overhaul of large-scale infrastructure is rarely

possible in the United States, so the BeltLine, and other TOD projects, have to work within and

around some existing infrastructure, thus making each of them very different. To provide some

context of the BeltLine’s place in the long list of TOD projects, I will discuss the Midtown

Greenway in Minneapolis, and Fruitvale Station in Oakland. While neither of these are quite at

the scale of the BeltLine, they share
r
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Minneapolis, Minnesota.98 The Figure 12: Map of Ihe Greenway. Image courtesy of Aaron 
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project also promotes many similar

goals as the BeltLine, such as linking different neighborhoods and increasing walkability and

98 Brown, Aaron. “A Greenway Runs Through It: The Midtown Greenway and the Social Landscape of 
Minneapolis, Minnesota.” Geography Honors Projects (2030): Pp. 8
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access to greenspaces. The 5.5-mile stretch is very popular; it has the highest rates of bicycle 

traffic in the Twin Cities besides the University of Minnesota." In 2013 the Greenway was even 

named the best urban bike trail in the nation by USA Today. The Greenway was begun in 2000

and was finished in 2007. Like the BeltLine, the Greenway constructed trails first; one side of the

100land is being held for future transit when funding has become available. While the Greenway

has achieved similar goals as the Atlanta BeltLine, it is building upon a much older and already

established park system in the Twin Cities. The current Greenway merely cuts through the

middle of the south Minneapolis loop to connect to the Mississippi River and St. Paul.

Fruitvale Station

Oakland’s Fruitvale Station project was actually initiated by the local community after

they protested the construction of a multi-level parking garage for the Bay Area Rapid Transit

(BART) station. Working with the Unity Council, a nonprofit that works with low-income

communities, they opened up a dialogue between BART and the Oakland community, and the

Fruitvale Transit Village was bom. A $100 million, twenty-acre mixed-use transit oriented

development site with retail, forty-seven units of affordable housing, a medical clinic, a daycare

101center, community spaces, and more. Forty-seven affordable housing units are too few given

the sizeable demand, however, due to budget issues the developers could not build as many as

planned. Fruitvale Village Phase II includes plans for ninety-two more affordable housing units

102 103As of 2015, there were sixty-eight units of affordable housing.and 183 market rate units.

Fruitvale Station is a good example of a transit-oriented development project that was sensitive

Jbid., 24 
Ibid., 55
Jacobson, Justin, and Forsyth, Ann. “Seven American TODs: Good Practices for Urban Design in Transit- 

Oriented Development Projects.” Journal of Transport and Land Use 1.2 (2008): pp. 68. Web. 6 Oct. 2016. 
Fruitvale Village Phase II (Planned).” The Unity Council. N.d. Web. 6 Oct. 2016.

Fruitvale Transit Village Project. The Unity Council, Bay Area Rapid Transit, City oFOakland. Web. 6 Oct 
2016.
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to affordability and the specific needs of the community living around the project site. It is also a

testament to the power of neighborhoods or communities who come together to create better

living spaces on their terms. Examining TOD projects like the Greenway, Fruitvale Station, and

others compared to the BeltLine is important to see where similarities lie and where the BeltLine

can improve.

Conclusion

The completion of the BeltLine is a feasible and realistic vision for the future and has the

potential to address multiple issues in the city of Atlanta that range from car dependability to air

quality to public health. When you break the BeltLine down into its individual parts, its

complexity becomes apparent, but you cannot help but be hopeful because the BeltLine is trying

to tie all these pieces together into a unifying vision of a healthier, happier, and more sustainable

city. The BeltLine is encouraging a shift in the way many Atlanta residents live and is a

significant step towards making the sustainable city of the future a reality. Reclaiming and

repurposing old infrastructure is a model any city can emulate since there are no shortages of

abandoned railroads, factories, and brownfield sites across the nation.

In many ways the BeltLine has distinguished itself from past tactics of urban renewal and

redevelopment that have created disparities and inequalities in the structure and layout of most

American cities. There is, at the very least, an awareness of issues of affordability and

environmental justice, there is more community engagement and involvement in the project, and

rather than trying to segregate communities based on race and income, the BeltLine is trying to

link all these communities together. However, there are also some similarities to the past; the

leadership and governing powers operate the BeltLine project in a way that is reminiscent of the

45



urban regime of decades past. Funding, resources, planning inputs, etc., are coming from the city

government and private businesses. Because the BeltLine has private partners and donors,

private business is contributing to the BeltLine project, but not in the same way as previous

urban redevelopment projects like Presidential Parkway. Because of the BeltLine’s grassroots’

beginnings, its’ intent is to benefit the public rather than the elite few. The BeltLine will only

become a reality if this symbiotic relationship between government and private interests remains

in balance and cooperates. The regime must tread a careful line so that the BeltLine benefits the

citizens of Atlanta rather than the elite.
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Chapter 3: Affordability and Gentrification on the BeltLine

Because its origin was inclusive of all communities, we really need to judge its success based

104on those metrics and whether it supports everyone.” - Ryan Gravel

Scrolling through Instagram comments is the 2016 version of a Townhall meeting;

everyone in the community can chime in. On the Atlanta BeltLine’s Instagram account, the

voices discussing housing affordability range from respectful critics to raging citizens. “How can

born and bred citizens of Atlanta have a voice in the construction of future progress of the

Beltline?” asks one user. “I love @ryangravel’s idea of this project but I stand by his decision to

part ways from the organization because of the values it hasn’t upheld. What can individuals of

this once quaint and beloved city do to ensure that we remain in it?” Another quips: “whichever

way you look, the belt line is avoiding its commitment to affordable housing! #stepupbeltline

#dobetteratl” These voices rising up from the masses show that social media can be a source of

grassroots organization and mobilization, and it also shows that affordability is a pressing issue

for many people living in Atlanta. It has become clear that affordability will either make or break

the BeltLine. These issues of affordability are not only being voiced by the public, but by the

BeltLine leadership as well. In the fall of 2016, Ryan Gravel and Nathaniel Smith resigned from

the board of the Atlanta BeltLine Partnership over concerns that the board was not pushing for

affordability hard enough. In a joint letter they said:

We believe that the primary accountability for the Atlanta BeltLine is not private funders,

civic partners, or to organizational leadership, but to the people of Atlanta who have

given the most to make the project possible...Understanding this accountability is

104 Gravel, Ryan. Personal Interview, 6 June 2016.
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essentia], because we believe that who the Atlanta BeltLine is built for is just as

105important as whether it is built at all

In this chapter I will discuss how affordability is being affected along the Atlanta BeltLine, and

what the leadership is and is not doing to secure it.

One of the most difficult, and most crucial aspects of any sustainable urban

redevelopment project is maintaining affordability in the project area and adjacent

neighborhoods. “We worry about that [affordability] and deal with it every day,” explains

Atlanta BeltLine Inc. CEO Paul Morris. From the standpoint of simple economics, it is easy to

see why this is so difficult to achieve. Urban development projects like the BeltLine typically

make a place more pleasant to live and provide more amenities, thus driving up demand and

prices, forcing people out who could originally afford to live there. Yet ensuring that all residents

and communities can participate in and live a sustainable lifestyle is a component of

environmental justice and displacement must not be shrugged away as a casualty of economics.

Additionally, the state of Georgia does not currently have any rent control laws in place, leaving

many low-income renters without any kind of protection or safety net.3 “The problem is

financial,” Ryan Gravel said during our interview, “and the answers have to be addressed as

financial problems, and there are lots of tools that we could use. Some of them already exist and

are already available, some of them we would have to create.” Some examples include

mandatory inclusionary zoning and private equity vehicles. While the BeltLine is employing

some strategies to combat rising prices and oncoming gentrification, there are more things they

could be doing, which I will discuss later.

ic« Ryan Gravel and Nathaniel Smith Resign from BeltLine’s Fundraising Arm over Affordability Concerns.' 
Creative Loafing Atlanta. N.p., n.d. Web. 27 Sept. 2016,
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During my interview with Paul Morris it is clear that affordability is a tense subject at

Atlanta BeltLine Inc. Although neither party utters the word “gentrification,” it hangs in the air

between us. Paul Morris tells me: “Everybody gets to use [the BeltLine] and benefit from it.

Sure, there are the consequences of the free market coming into play that hasn’t been in any way

governed effectively, and has meant certain people have been pushed out. And this, no one

likes.” But then he points out the friction between increased livability and increased prices that

make affordability difficult to maintain. “Without some of that prosperity we wouldn’t get to see

things like Ponce City Market happen, which nobody wants to go away. And so they really

struggle with that conflict.

The discussions I had with Paul Morris, Ryan Gravel, and many others highlight this

conflict. The concept of the BeltLine is fantastic—-who does not want more walking trails, parks,

greenspaces, and environmentally friendly features? The problem arises when people oflow-

income or marginalized communities can no longer afford to live in these gentrifying areas and

get pushed out so that only a select few can enjoy these amenities. However, Ryan Gravel argues

that “the answer is not to not build trails and grocery stores and transit and parks, the answer is

not to hold communities down just to keep them affordable.” So the answer falls onto a tightrope

walk filled with tension, between creating incredible amenities and developing living spaces for

people, while ensuring that all communities have the opportunity to have access to these

amenities and live there if they choose. If the BeltLine wants to connect forty-five different

neighborhoods successfully, then they need to maintain the essence of each of those original

neighborhoods. It cannot just become forty-five homogenous neighborhoods of wealthy

millennials. “We need to be proactively and urgently in affordable housing... if we want a
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,,106diverse population in the future, Ryan Gravel explains to me. The BeltLine promotes

affordable housing as one of their main project components, but 5600 affordable units is “a drop

in the bucket compared to the need,” according to Gravel. Most of the people involved with the

BeltLine project are aware of the problem and they want to keep gentrification from happening,

but the question is how? What is the BeltLine already doing to combat gentrification, but more

importantly, what are not they doing? What could they be doing? This is a time-sensitive matter

and leadership must act fast to stop the tidal wave of gentrification heading towards the BeltLine.

If they are successful in maintaining some equity and financial accessibility, it will distinguish

this project from countless others that ignored gentrification or actively encouraged it. If not,

then the BeltLine will just become another transit oriented development project that can only be

enjoyed by the wealthy.

Overview

If you want to maintain affordability, you first need to define it. Housing affordability

refers to units of housing that are affordable to the section of society that earn below the median

household income. The U.S. Department of Housing and Urban Development defines families

who need affordable housing as those who spend more than thirty percent of their income on

507 rfake New York City as an example, which is the quintessential city dealing with anhousing.

108affordable housing crisis. The median household income in NYC is $50,711 , while the median

100 This comes out to rent being seventy-five percent of yourrent is NYC is $3,185 per month.

106 Gravel, Ryan. Personal Interview. 6 June 2016.
Affordable Housing.” U.S Department of Housing and Urban Development. N.d. Web. 7 Oct. 2016,
Median Income: NYC Neighborhoods.” WNYC. 2010. Web. 6 Oct. 2016.

Mai, Jessica, “What the median rent in New York City buys you in 25 big US cities.” Business Insider 6 Apr. 
2016. Web. 6 Oct. 2016.
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income, which is a far cry more than thirty percent of the median income. In Atlanta the median

i 10household income in 2013 was $46,485 and the median rent was $963. In relation to some

other desirable major cities, Atlanta is borderline affordable. This could very rapidly change

however, and mixed-use projects like Ponce City Market on the Eastside Trail are showing that

the changes are already underway. Studios at Ponce City Market start at $1,400 per month. For

affordable housing along the BeltLine, the definition of “affordable” for rental units has been

determined to be households who earn below sixty percent of the Area Mean Income (AMI). For

mownership units, the goal is set at those who earn below 100% of the AMI. The 2013 median

112household income in Atlanta was $55,733. Since the Area Mean Income will change over

time, the BeltLine definition of affordable will change as well.

How affordability is being affected

Changes in housing prices are already occurring, and Atlanta is running out of time to

slow down rising prices or set aside affordable units. Some areas around the BeltLine remain

affordable because as of 2016 they have not seen any trails or parks built. However, places along

the Eastside Trail have become significantly more expensive. The Eastside Trail runs through the

113Old Fourth Ward, which was once the area with the most Section 8 housing in the Southeast.

In 2009, it was the third highest crime zone in the city. The area has changed drastically; crime

rates dropped to nearly nothing, and prices rose and retail and developers started moving in. A

mere plot of undeveloped land in this neighborhood in 2016 costs $500,000, but in 2013 it sold

110 “Atlanta, Georgia.” CUy-data.com. 2016. Web. 7 Oct. 2016.
Ibid., 18

112 “Atlanta Metro Area Income Down from End of Recession.” United States Census Bureau, 18 Sept 2014. Web. 
15 Oct. 2016.

Henry, Scott. “Down on Boulevard: Positive changes might finally come to Atlanta’s lawless street.” Creative 
Loafing 19 May 2009. Web. 15 Oct. 2016.
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for $145,000. Another home for sale within walking distance to Ponce City Market is selling for

$700,000, but it sold for $317,000 in 2011. Gentrification is occurring rapidly; even mere

speculation and planning of the BeltLine caused some spikes in housing costs. A study done by

Georgia Tech Professor Dan Immergluck examined this issue in greater depth. He collected data

on home sales in the BeltLine area from 2000 to 2006 and compared the timing with discussion

of the BeltLine project and the announcements in local news outlets. He found that home sale

prices in the BeltLine and within one-eighth of a mile increased by fifteen percent annually over

the six year period, prices in the one-eighth to one-quarter mile buffer increased by 10.5%

annually, prices one-quarter to one-half a mile away increased by 14.7% annually. The median

sale prices for homes one mile to 1.5 miles away rose by 9.8% annually and the price of homes

1141.5 to two miles away rose 8.6% annually. He concluded that announcements for the BeltLine

project led to greater demand for housing in these areas, showing that physical development is

not necessarily the first step in undermining affordability, but that the mere plans for

improvements can begin raising prices in a community.

Current affordable housing projects

The BeltLine does have some affordable housing projects already created. One example

of current affordable housing is the Lofts at Reynoldstown Crossing. In December 2011, the

BeltLine held a one day sale of affordable housing for twenty-eight loft homes, and by the end of

the day all twenty-eight homes were under contract, showing how popular and how needed these

homes were. Some of the developments that contain some affordable housing units are Ponce

City Market, which contain fifty-two workforce units. Stanton Oaks is another community that

114 Ibid.
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ABI renovated and contains forty-three rent-assisted units. ABI contributed another $1.5 million

from the BeltLine Affordable Housing Trust Fund to the creation of the Reynoldstown Senior

community, which consists of seventy homes. Finally, they have partnered with Jerusalem

Homes, which is Atlanta’s oldest and largest provider of permanent low-income housing.

Jerusalem Homes work with low income and homeless people, as well as families affected by

115HIV and AIDS.

As of Fall 2016, there are 250 more units in the development stage. An additional 425-

600 units are planned for the next three years. Atlanta BeltLine Inc. works with multiple partners

to create affordable housing, and they have plans to develop others themselves. “It’s to the point

that we’ll buy properties and build our own,” Paul Morris explains to me. Some of ABFs

partners include the City of Atlanta, Invest Atlanta, the Atlanta Housing Authority, and Habitat

for Humanity. Since 2006, Atlanta BeltLine Inc. has built 550 affordable workforce housing

units in the Tax Allocation District, out of their target of 5,600. They have also achieved one

thousand ABI and Invest Atlanta-supported affordable workforce-housing units in the Atlanta

BeltLine Planning Area. As of fall 2016, this brings the total of completed affordable units to

116two thousand, with hundreds more in the planning stages.

Strategies being employed

The BeltLine seems to be one of the few transit oriented development projects that is

actually making an effort with affordable housing and that offers assistance programs for

housing along the project area. Other projects like the Minneapolis Midtown Greenway and the

High Line in New York City don’t have affordable housing programs to speak of. In 2007, the

115 'Affordable Housing: Rent a Home.” Atlanta BeltLine. 2016. Web. 17 Oct. 2016, 
■Affordable Housing: Overview.” Atlanta BeltLine. 2016. Web. 17 Oct. 2016.] 16
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Atlanta BeltLine Affordable Housing Advisory Board (BAHAB) was established as a way to

oversee the affordable housing program and to ensure implementation. In 2008, the Atlanta

BeltLine Affordable Housing Trust Fund was approved by the City Council and was given $8.8

million in Tax Allocation District Bond proceeds, which helped construction efforts. Ordinance

05-0-1733 requires that fifteen percent of net Tax Allocation District proceeds go towards 

affordable housing.117 The Atlanta BeltLine and the Atlanta BeltLine Affordable Housing Trust

Fund (BAHTF) have spent $12.5 million to date on affordable housing projects. In September

2016, Atlanta BeltLine Inc. announced that they are planning to float fifty million dollars in new

118bonds for the BeltLine, with fifteen percent, or $7.5 million going to affordable housing.

Some of the strategies that the BeltLine uses for the affordable housing projects are

down-payment assistance, tax exemptions for homeowners, and bomestay exemptions for

seniors. Another deceptively simple strategy that Paul Morris and Ryan Gravel mentioned is

creating supply, which artificially keeps down demand since there is no shortage of housing.

For down-payment assistance programs, the BeltLine launched a partnership with the

Federal Home Bank of Atlanta to provide rehab work for homeowners and down-payment

assistance for lower income residents who wish to live along the BeltLine. As part of its

affordable housing strategy, the Atlanta BeltLine Housing Initiative Program will assist

homebuyers with up to twenty percent of the purchase price of the home. If homeowners wish to

renovate an existing home, the program will provide up to $25,000 for repairs and renovations to

help homeowners remain in that home. To be eligible for these particular programs, households

must earn under eighty percent of the Area Median Income. In 2016, for a household of one, this

J17 Ibid., IS
Stafford, Leon. “Plans to Make Atlanta Beltline Homes More Affordable.” ajc. N.p., n.d, Web. II Oct. 2016.ns
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would be $37,840; for a household of four it would be $54,000 and a household of eight would

119be $71,300.

For tax exemptions, the BeltLine offers a few different options. One is a basic homestead

exemption, which provides a savings of eight hundred dollars. For seniors, the exemption

increases by two hundred dollars, resulting in a total of one thousand dollars. Additionally, they

offer a homestead freeze for seniors, maintaining the assessed value of the residential property

based on the previous year's value. It remains in effect as long as the senior in question occupies

the home. Finally, they also offer tax exemptions for surviving spouses of firefighters or peace

120officers.

Strategies that could be employed

All the programs mentioned above seem to be beneficial, but there is more that could be

done in Atlanta. There are strategies that are not being utilized and that could have a significant

impact on maintaining affordability along the BeltLine. Some approaches and resources that

could be used are mandatory inclusionary zoning, speeding up the transit component, creating

more supply, working with the Atlanta Land Trust Collaborative, private equity vehicles, and

real estate investment trusts.

One simple strategy would be for the BeltLine to rapidly build more housing in an

attempt to create enough supply so that there is not as much demand, which would lower prices.

This might be easier said than done, however. When I broached the subject of affordability and

housing to Paul Morris, he explained Atlanta BeltLine Inc.’s predicament and one of the major

reasons why they have not met their quota:

IDu 
120 „Atlanta BeltLine Housing Initiative Program,’7 Atlanta BeltLine. 2016, Web. 15 Oct, 2016. 

Affordable Housing: Resources ” Atlanta BeltLine. 2016. Web. 17 Oct. 2016.
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The intention was that fifteen percent of everything we receive through the tax

allocation district would go to affordable housing. The problem with it was that

fifteen percent didn’t materialize because the TAD didn’t perform. The economy

crashed and the TAD collapsed. A three billion dollar funding stream turned into

less than one billion. This last year we had about seventeen or eighteen million

dollars when it should have been fifty-four million. So you can appreciate the

material difference that has had on this particular subject [affordable housing] as

121well as the other things we are equally responsible for.

The 2008-2012 economic crisis affected all funding for the BeltLine, slowing down development

and progress in nearly all aspects of the project. Because of this, it has been difficult for them to

keep up with the demand for housing and they are now in a game of catch-up. Since it seems

unlikely that they will be able to keep up with demand, they should turn their attention to other

tactics to maintain affordability.

Mandatory inciusionary zoning is another method that could prove very successful.

Essentially, mandatory inclusionary zoning is when governments either require or encourage

122developers to create affordable units in any new development. These zoning laws also usually

specify how many affordable units must be built, the median income level for qualification, and

how long the units can remain affordable. Developers are then provided with incentives such as

123tax abatements, faster permitting, waiving of fees, etc. Brian Lerman, Editor in Chief of the

Boston College Environmental Affairs Law Review, argues that inclusionary zoning is an

essential strategy; ‘'To fill in the void left in the absence of a constitutional right to housing,

121 Morris, Paul. Personal Interview. 6 June 2016
Lerman, Brian R. “Mandatory Inclusionary Zoning - The Answer to the Affordable Housing Problem Note. 

Boston College Environmental Ajfairs Law Review 33 (2006): 385. Print.
Ibid.
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inclusionary zoning works toward providing affordable living spaces in otherwise unaffordable

124 According to Lerman, the three main benefits of inclusionary zoning are its higherareas.

success rates compared to voluntary inclusionary zoning, alleviating social problems such as

125 -crime, and decentralizing poverty. This kind of strategy for affordable housing could be very

helpful because, while the mandate is handed down from the government, it is the private sector

who bears the cost. It is very difficult to get private developers to include affordable units on

their own, usually because it lessens their profits. “It’s very difficult to find private sector entities

willing to contribute funds. They will not give money to build housing, especially affordable

housing,” Paul Morris told me. Additionally, mandatory inclusionary zoning is important

because it creates affordable housing without relying on the government for funding or

implementation. Paul Morris explained that the “pace with which we see demand for

neighborhood revitalization is greater than the pace with which the public sector is willing to

provide the subsidy to create the affordability.” Here, we see the Atlanta Regime rear its head

again. The public sector is unwilling or unable to move fast enough to maintain affordability, but

the private sector needs prodding from the public sector. This symbiotic relationship between

public and private comes together nicely in mandatory inclusionary zoning, which is why it has

so much potential. Legislature along the lines of mandatory inclusionary zoning has been

discussed by city leader’s recently; on October 17, 2016 Atlanta City Councilman Andre

Dickens introduced a series of proposals aimed at the construction and preservation of affordable 

housing.126 The proposal states that any new development along the BeltLine with five or more

units has to include ten percent of the units at sixty percent Area Mean Income, or fifteen percent

124 Ibid.
Ibid.
'‘Councilmember, Advocates: Beltline Developments Must Include Affordable Housing.” Creative Loafing 

Atlanta. N.p,, n.d. Web. 30 Oct. 2016.
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of the units at eighty percent of the Area Mean Income for thirty years. Developers can opt out of

building affordable units, but they must pay $150,000 for each affordable unit they do not build

127toward a trust fund for affordable housing. If this proposed legislature passes, it will not go

into effect until mid 2017, but this shows that affordability is becoming part of the discussion

and that there are steps being taken in the right direction.

Speeding up the transit component is another way to aid in affordability, both in terms of

housing and general costs of living. As Ryan Gravel pointed out, transit provides people with the

opportunity to live without a car, which eliminates car payments, repairs, insurance, gas, etc. A

study done by AAA in 2015 found that an average vehicle driven fifteen thousand miles per year

, 128costs about $725 a month, or $8,698 per year. In Georgia, the 2014 annual miles per capita

was 12,828 miles. Additionally, housing developments built next to transit will cost less because

developers can build a smaller parking garage or parking lot, thus saving money. Reducing the

size of a parking garage, for example, means that the people living at that development will not

have to pay for its construction and upkeep. So supporting the transit piece of the BeitLine is a

way to aid affordability. While it is not a short-term solution (the transit isn’t expected to be fully

completed until 2030), it shows us that long-term affordability could be possible.

Another affordable housing program that could be employed is to work with the Atlanta

Land Trust Collaborative. The Atlanta Land Trust Collaborative (ALTC) is an organization that

seeks to ensure affordability through community land trusts. In a land trust collaborative

strategy, a person owns their home, but not the land underneath it. The land is owned and

managed by the Community Land Trust, which is typically a local non-profit or neighborhood

127 Ibid.
128 AAA Association. Your Driving Costs. USA: AAA, 2015. Web. 18 Oct. 2016.
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129organization. This makes purchasing and maintaining the property more affordable. These

land trusts operate on a ninety-nine year ground lease. This kind of strategy works at a more

grassroots, neighborhood level, rather than a top-down strategy like mandatory inclusionary

zoning. One third of the board of ALTC are neighborhood organization representatives, while

another third is non-profit organization representatives, and the final third are public/private

sector representatives. As of Fall 2016, they have thirteen Community Land Trust units with

three homeowner units and ten renter units. Through the City of Atlanta, ATLC has provided

four million in funds for HOME Investment Partnership Programs and Neighborhood

Stabilization Programs. In one neighborhood they have secured thirty properties for permanently

130affordable housing. Its website also says that they are expecting a combined portfolio of 118

permanently affordable units over the next two and a half years. However, this tool, according to

Gravel, is “floundering because the city isn’t using it.” While the Atlanta Land Trust

Collaborative is listed as a resource in the BeltLine’s affordable housing web page, perhaps they

could be doing more by giving more funds to the organization.

Another tactic being utilized elsewhere to save affordable housing is through Private

Equity Vehicles. These are entities that use private money to acquire affordable housing

properties and then make small investments to improve the properties, either through

rehabilitations of the buildings or community programs. This provides some returns to investors

while maintaining affordability. Reports show that the returns to investors range from six to

131twelve percent. Some examples of where private equity vehicles have been employed is the

Northpointe apartment complex in Long Beach, California. The property was one of many

129 How it Works.” Atlanta land trust collaborative, N.d. Web. 18 Oct. 2016.
About Us "Atlanta land trust collaborative, N.d. Web. 18 Oct. 2016.

Stockton Wiiliams. Preserving Multifamily Worltforce and Affordable Housing: New Approaches for Investing in 
a Vital National Asset. Washington, DC: Urban Land Institute, 2015.
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acquired by Avanath Capital Management, and it provides improvements like new washing

machines and a new basketball court. The group has seen a six to ten percent cash return on their

132 Another example is the Housing Partnership Equity Trust; they acquire propertiesprojects.

that serve households making more than sixty percent of the Area Mean Income and currently

have 2,500 units in their portfolio. In 2015 they paid out the first round of dividends totaling

133$1.32 million to their investors, which include Morgan Stanley, Citi, and Prudential Financial.

This is a tactic that, again, utilizes the powers of the private sector. While private business

owners may have had detrimental effects on Atlanta’s housing history in the twentieth century,

their resources can be used as a positive force in the case of the BeltLine.

Conclusion

Prices have not been rising uniformly around the BeltLine due to the various stages of

construction, development and speculation. This pattern means tfiat while some areas have

already been affected by gentrification, there are others that are still affordable. According to

Ryan Gravel, “The south and the west, they need to protect long-term affordability, but that’s

really it. On the Eastside... it may be too late to protect any existing housing but we can still

»134build new affordable housing. While it seems unrealistic to expect eveiy original resident of

the BeltLine neighborhoods to be able to stay, that doesn’t mean the BeltLine should not attempt

to do everything in its power to help as many people as they can. Every inch of the BeltLine will

see some new private retail and housing development to some extent, so planners and developers

must consider all possible options for aiding in affordability. “I think whether we built it (the

132 Pyati, Archana. “Private Equity is New(ish) Player in Affordable and Workforce Housing Finance.” Urban Land 
Institute, 22 Dec. 2015. Web. 11 Nov. 2016.

http://uli.org/uli-connect/private-equity-newish-player-affordable-workforce-housing-finance/
Gravel, Ryan. Personal Interview. 6 June 2016.
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BeltLine) should be a given, but how we build it and being conscious and thoughtful about who

benefits from it is really important,” said Ryan Gravel. The Beltline’s proponents need to

prioritize improving the lives of the community currently residing in an area, not to push them

out to make way for wealthier residents. It would not only be an example of environmental

justice, but mobility justice, a term mentioned by Paul Morris. Giving public transportation

access to people to cannot afford a car opens up opportunities for better employment, which not

only benefits local communities, but the entire city. If we want a BeltLine that is meant for all

people to enjoy, then ABI leadership cannot sit back and let the market-driven forces of

gentrification push some people out.
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Conclusion

'After all, in the end, what does the intent of our action really matter if our actions have the

135impact of furthering the marginalization or oppression of those around us?” - Jamie Utt

Through my research, I have come to the conclusion that for Atlanta and the BeltLine to

realize their full potential and create an extraordinary place for citizens to live, then there needs

to be a deep understanding of how and why Atlanta has been developed in the past. The city’s

urban development history reveals a pattern in which marginalized communities have been

subject to the oppression of dominant powers, whether that means the private business elite in

the twentieth century, or the forces of gentrification in 2016. Housing projects were demolished

in the twentieth century under the guise of revitalization, but with the underlying purpose of

segregating communities. The Lochner Report emphasized “slum clearance” as a main feature of

the project, the 1949 Federal Housing Act encouraged displacement and urban improvements by

providing federal funds, and the Atlanta Olympics displaced thousands of people because of the

promise of money flowing from tourism and business. However, the circumstances surrounding

the BeitLine are different in some ways; the powers that heavily influenced past revitalization

projects, mainly Central Atlanta Progress, is not a direct player in the BeitLine, and the project

was started from the bottom-up at the grassroots level, rather than a top-down government

legislature or an official report. So while the goals of the BeitLine are different, these same

marginalized communities who experienced social injustice in the past may suffer as the rest of

the BeitLine is built, as gourmet restaurants and high-end retailers move in, and prices skyrocket.

The BeitLine is not intentionally pushing out communities for the economic benefit of the elite

135 Utt, Jamie. “Intent vs. impact: Why Your Intentions Don’t Really Matter.” Everyday Feminism. 30 July 2013. 
Web. 4 Nov 2016.
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like in decades past, but the displacement that will occur “naturally” through economics will still

have the same effect of segregating and isolating vulnerable and marginalized communities.

Even if the BeitLine does not mean to displace people, the consequences of the displacement will

be just as socially unjust and painful as past projects like the Lochner Report and the Olympics,

and there is no excuse. While the intent is different, the outcome is the same. But the answer is

not “to not build trails and grocery stores and transit and parks, the answer is not to hold

communities down just to keep them affordable,” as Ryan Gravel aptly observed. Instead, the

leaders of the BeitLine and the city must be cautious and conscious of the impacts of this

development and revitalization. Making deliberate efforts to maintain affordability along the

BeitLine and keep these spaces open to all people would be a conscious attempt on the part of

Atlanta’s leadership to alter some of the harmful patterns of displacement that communities have

experienced for decades. The BeitLine leadership must not ignore urban development decisions

made in the twentieth century, but rather acknowledge the mistakes that were made and the harm

that was done, and then deliberately work to heal some of those wounds. Looking back at our

past reveals to us how far we have come, and how far yet we have to go.

63



Works Cited

AAA Association. Your Driving Costs. USA: AAA, 2015. Web. 18 Oct. 2016.

'About Us.” Atlanta land trust collaborative. N.d. Web. 18 October 2016.

Alex Garvin & Associates Inc. The BeltLine Emerald Necklace: Atlanta’s New Public Realm.

Trust for Public Land, 2004. Web. 9 Oct. 2016.

Atlanta, Georgia.” City-data.com. 2016. Web. 7 October 2016.

Atlanta BeltLine Inc. Annual Report 2015. Atlanta, 2015. Web.

Atlanta BeltLine. Atlanta BeltLine, 2016. Web. <beltline.org>

Bayor, Ronald H. “Roads to Racial Segregation: ‘Atlanta in the Twentieth Cvtixxy 2” Journal of

Urban History 15.1 (1988): 3-21. Print.

'Beltline Pushing $50 Million Bond Package, Would Include $7.5 Million for Affordable

Housing.” Creative Loafing Atlanta. N.p., n.d. Web. 17 Nov. 2016.

Brown, Aaron. “A Greenway Runs Through It: The Midtown Greenway and the Social

Landscape of Minneapolis, Minnesota.” Geography Honors Projects (2010): n. page.

Web.

Caldwell, Carla. “Atlanta traffic is getting worse.” Atlanta Business Chronicle 15 March 2016.

Web. 10 October 2016.

Cash, Mary McCall. “A Tale of Two Roads: The Presidential Parkway and Georgia 400 Note.

Georgia Stale University Law Review 8 (1992): 421M56. Print.

'Census Bureau Reports 1.3 percent of Workers Commute by Bike in Chicago.” United States

Census Bureau. 12 May 2014. Web. 8 October 2016.

Councilmember, Advocates: Beltline Developments Must Include Affordable Housing.

Creative Loafing Atlanta. N.p., n.d. Web. 30 Oct. 2016.

64

■5%'.'7S:V, 0 -



Dale, Ann, and Lenore L. Newman. “Sustainable Development for Some: Green Urban

Development and Affordability.” Local Environment (2009): n. pag.

www.tandfonline.com. Web. 18 Sept. 2016.

Essex, Stephen, and Brian Chalkley. “Olympic Games: Catalyst of Urban Change.” Leisure

Studies 17.3 (1998): 187-206. Taylor andFrancis+NEJM. Web.

Fausset, Richard. “A Glorified Sidewalk, and the Path to Transform Atlanta.” The New York

Times 11 Sept. 2016. NYTimes.com. Web. 13 Sept. 2016.

Gravel, Ryan. Personal Interview. 6 June 2016.

Gravel, Ryan. Where We Want to Live. New York: St. Martin’s Press, 2016. Print.

H.W Lochner & Company. Highway and Transportation Plan for Atlanta, Georgia. Chicago:

The Inland Press Inc., 1946.

Holliman, Irene V. “From Crackertown to Model City? Urban Renewal and Community

Building in Atlanta, 1963-1966.” Journal of Urban History 35:3 (2009), Web. 15 Sept

2016.

Immergluck, Dan. “Large Redevelopment Initiatives, Housing Values and Gentrification: The

Case of the Atlanta Beltline.” Urban Studies 46.8 (2009): 1723-1745. usj.sagepub.com.

Web.

Jacobson, Justin, and Ann Forsyth. “Seven American TODs: Good Practices for Urban Design in

Transit-Oriented Development Projects.” Journal of Transport and Land Use 1.2 (2008):

n. pag. www.jtlu.org. Web. 6 Oct. 2016.

Keating, Larry. “Redeveloping Public Housing.” Journal of the American Planning Association

66.4 (2000): 384-397. Taylor and Francis+NEJM. Web.

65

http://www.tandfonline.com
http://www.jtlu.org


Lerman, Brian R, “Mandatory Inclusionary Zoning - The Answer to the Affordable Housing

Problem Note.” Boston College Environmental Affairs Law Review 33 (2006): 383-416.

Print.

Miller, Andy. “State’s air quality better, but still worrisome.” Georgia Health News. 30 April

2015. Web. 10 October 2016.

Molotch, Harvey. “The City as a Growth Machine: Toward a Political Economy of Place.

American journal of sociology (1976): 309-332. Print.

Morris, Paul. Personal Interview. 6 June 2016.

Newman, Harvey K. “Neighborhood Impacts of Atlanta’s Olympic Games.” Community

Development Journal 34.2 (1999): 151-159. cdj.oxfordjournals.org. Web.

Parsons, Brinckerhoff, Quade & Douglas, et al. Consequences of the Interstate Highway System

for Transit: Summary of Findings. Washington, D.C.: National Academy Press, 1998.

WorldCat Discovery Service. Web. 20 Sept. 2016. Report / Transit Cooperative Research

Program, 1073-4872 ; 42; Report (Transit Cooperative Research Program); 42.

Putnam, Robert. “Bowling alone: America’s declining social capital.” Journal of Democracy 6:1

(1995). Web. 9 October 2016.

Pyati, Archana. “Private Equity is New(ish) Player in Affordable and Workforce Housing

Finance.” Urban Land Institute. 22 Dec. 2015. Web. 11 Nov. 2016.

Ross, Catherine L. "Health Impact Assessment of the Atlanta BeltLine." American Journal of

Preventative Medicine 43.3 (2012): 203. Elsevier Inc. Web. 1 Nov. 2016.

Ryan Gravel and Nathaniel Smith Resign from Beltline’s Fundraising Arm over Affordability

Concerns.” Creative Loafing Atlanta. N.p., n.d. Web. 27 Sept. 2016.

66



Sjoquist, David L. Past Trends and Future Prospects of the American City: The Dynamics of

Atlanta. Lanham: Lexington Books, 2009. Print.

Stafford, Leon. “Plans to Make Atlanta Beltline Homes More Affordable.” ajc. N.p., n.d. Web.

11 Oct. 2016.

Stockton Williams. Preserving Multifamily Workforce and Affordable Housing: New

Approaches for Investing in a Vital National Asset. Washington, DC: Urban Land

Institute, 2015.

Stone, Clarence N. “Partnership New South Style: Central Atlanta Progress.” Proceedings of the

Academy of Political Science 36.2 (1986): 100-110. JSTOR. Web.

Stone, Clarence Nathan. Regime Politics: Governing Atlanta, 1946-1988. Univ Pr of Kansas,

1989. Print.

Team, The Keen. “Ponce City Market’s Role in the Revitalization of Old Fourth Ward.

RealSourceBrokers.com. N.p., 29 July 2016. Web. 25 Oct. 2016.

Utt, Jamie. “Intent vs. Impact: Why Your Intentions Don’t Really Matter.” Everyday Feminism.

30 July 2013. Web. 4 Nov 2016.

Williams, Dave. “Metro Atlanta population to hit 8 million by 2040.” Atlanta Business Chronicle

10 Sept 2015. Web. 9 October 2016.

67



t

TRANSMITTAL

To: Date:
NOV 1 8 2015

THE COUNCIL

From:
THE MAYOR

j

TRANSMITTED FOR YOUR CONSIDERATION. PLEASE SEE ATTACHED.

]]i
S'

Ana Guerrero i

V.
ERIC GARCETT! 

Mayor



%

P
f Los Arnelss
HOUSING + COMMUNITV 

Investment Departrrent
Fnc Ga'i'etli, Mayor 

Rushmorc D, Cervantes, General Manager

Strategic Planning & Policy Division
CA OC111' t

•-1 s

November 17,2015

Council Files: 13-1389
13- 1624
14- 0361 

14-0600-S123
Council District(s): AH 

Contact Person(s): 
Rushmore Cervantes (213) 808-8405 

Edwin Gipson (213) 808-8597 
Claudia Monterrosa (213) 808-8650

The Honorable Eric Garcetti 
Mayor, City of Los Angeles 
200 N. Spring Street, Room 303 
Los Angeles, CA 90012

Attn: Mandy Morales, Legislative Coordinator

REPORT BACK IDENTIFYING LOCAL, PERMANENT FUNDING SOURCE(S) FOR THE 
CITY’S AFFORDABLE HOUSING TRUST FUND (AHTF) AND REQUEST TO FUND A NEW 
AFFORDABLE HOUSING BENEFIT FEE STUDY.

SUMMARY
In response to the worsening housing affordability crisis in Los Angeles, six of Los Angeles’ City Council 
members, Gilbert Cedillo, Mitch O’Farrell, Felipe Fuentes, Curren Price, Bob Blumenfield and Mike 
Bonin representing both high income and very low income areas of the City, put forth Motions requesting 
a report to analyze and identify potential local permanent funding sources for affordable housing 
financing, including a voter-approved bond measure, a fee on new development and earmarking a percent 
of the incremental annual property tax revenue among others. On October 8, 2014, the City Council’s 
Housing Committee reconstituted the various Motions calling for the Los Angeles Housing and 
Community Investment Department (HCIDLA) to issue a report with a comprehensive set of 
recommendations that addresses all of the Motions (Council file numbers 14-0600-S123, 14-0361, 13
1389, and 13-1624).

After researching various local and non-local funding options for a local affordable housing fund, 
including a survey of tools used by other cities, HCIDLA through this report, presents a recommendation 
for a local permanent funding source through an Affordable Housing Benefit Fee program. The proposed
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program would establish a one-time monetary charge levied on new developments to assist the City with 
financing affordable housing activities.

HCIDLA is recommending an Affordable Housing Benefit Fee over other potential tools described in this 
transmittal based on an extensive review of other cities throughout the country, which compared one-time 
versus long-term, sustainable revenue generating methods. Of the various methods reviewed, the 
utilization of an Affordable Housing Benefit Fee has been the most viable and consistent method of 
generating a permanent funding source. While other options may generate larger funding, such as a bond 
measure, these funds are short-term solutions with finite funding.

This recommendation aligns with tire affordable housing goals of Mayor Garcetti, including his support 
for studying a new Affordable Housing Benefit Fee that would create a dedicated, local stream of funding 
for affordable housing activities.

HCIDLA recommends pursuing an Affordable Housing Benefit Fee while concurrently examining and/or 
implementing other large-scale affordable housing initiatives in the near future such as new preservation 
and rehabilitation loans, the creation of a new Housing Finance Agency, and the potential for supporting 
new Community Revitalization and Investment Authorities and/or Enhanced Infrastructure Finance 
Districts.

In 2011, the City’s Affordable Housing Benefit Fee study found a close correlation between new 
development and housing demand. Since that study was published four years ago, HCIDLA recommends 
a new study that reflects the City’s current economic environment. The new study should examine any 
potential fee in the context of other impact fees imposed on new development.

Based on the study results, a detailed framework for an Affordable Housing Benefit Fee Ordinance will 
be developed by the Department of City Planning, in close coordination with HCIDLA, for review by the 
Planning Commission, the City Council and the Mayor.

RECOMMENDATIONS
The General Manager of the Los Angeles Housing and Community Investment Department (HCIDLA) 
respectfully requests that:

I. Your office schedule this transmittal at the next mceting(s) of the appropriate City Council 
committee(s) and forward it to the City Council for review and approval immediately thereafter;

II. The City Council, subject to the approval of the Mayor, take the following actions:

A. INSTRUCT the City Administrative Officer to identify the source of funding for up to 
$500,000 for the Department of City Planning, in close coordination with the Los Angeles 
Housing and Community Investment Department, to execute a contract for the 
development of a new Affordable Housing Benefit Fee study and to effectuate the transfer 
of funds to the Department of City Planning in the next Financial Status Report,

B. AUTHORIZE the General Manager, HCIDLA, or designee to prepare Controller 
instructions and make any necessary technical adjustments consistent with Council and
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Mayor actions on this matter, subject to the approval of the City Administrative Officer, 
and authorize the Controller to implement these instructions.

BACKGROUND
A Transforming and Expensive City
The severe lack of affordable housing is a pervasive problem facing the majority of City residents. Today, 
working-class and middle-class Angelenos, both renters and owners, in Los Angeles face high housing 
costs. The significant urban renewal taking place in many of the city’s traditional lower income and 
diverse neighborhoods is further exacerbating the high housing costs. Recently transformed 
neighborhoods like Venice Beach, Silver Lake and Echo Park have become expensive areas to live and 
out of reach for most Angelenos. Already new urban renewal pressures are being felt in long neglected, 
typically poor, areas of the east and south regions of the City such as the Figueroa Corridor, Leimert Park, 
Highland Park, Boyle Heights and Westlake among others. This ongoing transformation in many of Los 
Angeles’ older established neighborhoods may be a positive change for commercial corridors and for 
homeowners whose increased property values are a welcomed asset. However, revitalization can also 
have a devastating impact for low-income renters who are least able to withstand increasing housing costs.

Much of this urban renewal comes on the heels of an unprecedented $40 billion government funded 
transportation expansion in the region and the added value has invited much needed investment, but also 
speculators to “fix and flip” properties that in turn contribute to increasing housing costs in the surrounding 
areas. The City is challenged to encourage revitalization and investment while simultaneously promoting 
neighborhood stability. It is a timely moment for the City to seize the opportunity and reap the benefits 
from this revitalization to help create a more equitable and sustainable housing market with more choices.

The State of Housing and Affordability Gaps
A contributing factor to the acute housing affordability problem is a mismatch between what is being built 
and what needs to be built, In 2013 (the most recent year for which full data are available), of the 3,605 
units needed for low-income households in the City of Los Angeles only 593 were built. Los Angeles 
added 37 percent of the needed housing for low-income residents but nearly 150 percent (5,874 units) of 
the units needed by above moderate income earners. In spite of the economic recovery and accompanying 
increases in multifamily production, new apartment rents are not reachable by lower income families. An 
inability to supply enough housing for diverse income groups is contributing to eroding confidence in Los 
Angeles’ potential to promote income and social mobility.

The average rent in Los Angeles is $2,031 while new apartments built in the preceding ten years rent for 
$2,609 and have a 12 percent vacancy rate1 2; a 5 percent vacancy rate indicates that supply and demand 
are in balance. At these rental rates, families must cam $81,240 to afford the average rent and $104,360 
to afford a newly built apartment. In reality, the Los Angeles median income is only $50,5443 and the 
current living wage of $15 per hour translates to S26,2504 in annual wages; both wages leave a tremendous 
wage gap for "workers seeking to rent in Los Angeles. The high vacancy rate for newer, more expensive 
housing exemplifies the disparity in the type of housing being built demonstrating that new, higher cost 
housing, is out of reach for many Angelenos.

1 Real Facts Online. City of Los Angeles, Average Asking Rent 2014
2 Real Facts Online, City of Los Angeles, Market Overview Average Occupancy Rate 2014
3 U.S. Census. American Community Survey 2014
4 Flaming, D., Bums, P, Effects of a Fifteen Dollar an Hour Minimum Wage in the City of Los Angeles 2013
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On the homeownership front, Los Angeles is the second-least affordable region in the country for middle- 
class people seeking to buy a home5. The median priced home of $560,0GO6 in Los Angeles is more than 
tvvo-and-a-half times the average national home price ($208,900)7. Sucli high home prices require a 
conventional monthly mortgage payment of $3,146 with corresponding annual earnings that are upwards 
of $125,000.

Across the board, rental and homeownership housing costs exceed what the median income or middle 
class can afford, in particular given the stagnation of incomes in the city since 2007 (see Attachment I),

SOLUTIONS IN CITIES WITH SIMILAR HOUSING CHALLENGES
Cities with high housing costs are narrowing the affordable housing gap through local funding initiatives 
that help put housing within reach of low-income households. Staff compared Los Angeles to cities with 
similar affordable housing challenges. Commonalities among the select cities include an expensive real 
estate market, robust economic growth, a high rent burden, and a large renter population that exceeds the 
number of homeowners. The research revealed that five out of the six comparison cities recently adopted 
or updated a housing plan with local dollars dedicated to affordable housing financing and strategies to 
increase the future local funding commitment (see bar graph below). The blue bar illustrates the fiscal 
year 2014-2015 local commitments ranging from a high of over $800 million in New York City to a low 
of $20 million in the City of Boston. In fiscal year 2015-2016, Los Angeles’ Mayor Garcetti made a $10 
million contribution to the Affordable Housing Trust Fund; $5 million from the City’s general fund, and 
another $5 million from a future hotel tax on short term rentals.

5 Harvard University's Joint Center for Housing Studies
fi Data Quick California Home Sale Activity by City - 2014 City Chart
7 United States Federal Reserve Bank. Median Sales Price of Existing Single-Family Homes. 2014
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Cities with High Housing Costs: Local Affordable Housing
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Los Angeles’ reliance on diminishing federal resources will cause a dramatic decrease in housing 
production. At its height, in 2008, the Affordable Housing Trust Fund (AHTF) allocation was $108 
million. Today, the total funding is approximately $27 million, all of which are federal funds and program 
income. The rising housing costs and shrinking public funds are prompting many cities to implement or 
reinvigorate their own local funding resources such as housing linkage fee programs or levies to help fund 
local trust funds and other affordable housing programs. The affordable housing challenge is universally 
shared by the cities highlighted above and all, but the City of Los Angeles, are responding with locally 
created solutions.

LOCAL AFFORDABLE HOUSING FUNDING OPTIONS
An improving economy with increasing investment provides the City an opportunity to expand housing 
options for families and children as well as improve housing stability in neighborhoods to get ahead of 
the inevitable market forces that threaten to displace long-time, often lower income residents. Based on 
the comparison of other cities with high housing costs, below are several options for new local programs 
and measures to help generate revenue to create and preserve affordable housing and thereby promote 
upward mobility and opportunity for all. At a glance, the funding options HCIDLA researched are as 
follows:

Affordable Housing Benefit Fee: A linkage fee for all new development This requires 
approval of the City Council and the Mayor to enact through a local ordinance.
Housing Bond Measure: A bond measure to approve new property tax revenues for affordable 
housing. This requires a ballot measure with a two-thirds vote.
Housing Levy: A citywide tax that authorizes additional regular property taxes to be used for 
affordable housing. This requires a ballot measure with a two-thirds vote.

m
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Enhanced Infrastructure Financing District (EIFD): A financing authority for cities to 
construct and rehabilitate infrastructure, including affordable housing, by capturing local property 
tax growth within a district’s boundaries. New districts are adopted by resolution.
Community Revitalization and Investment Authority (Authority): A financing authority for 
cities to construct and rehabilitate infrastructure by capturing local property tax growth within an 
authority’s boundaries, it requires a 25 percent set-aside for affordable housing. New authorities 
are adopted by resolution
Former Tax Increment Set-Aside: Permanently earmarking a percent of the former CRA tax 
revenue to the Affordable Housing Trust Fund. This requires approval of the City Council and the 
Mayor to enact a permanent allocation from the General Fund. However, this funding is currently 
absorbed in the General Fund and pays for a variety of City services.
Fees on Real Estate Recording Instruments: Similar to Assemblymember Atkins’ AB1335 bill, 
Los Angeles County could impose a new document recording fee on real estate transactions. Any 
potential effort to impose fees on real estate transactions at the local level should be considered in 
context with ongoing statewide initiatives.

Affordable Housing Benefit Fee
The Affordable Housing Benefit Fee program (alternatively referred to as a housing impact fee or linkage 
fee program) is a one-time monetary charge levied on new developments to assist a City with a percentage 
of the cost related to the additional housing needs of employees in said developments. The legal basis for 
the fee program is that a portion of the jobs created by new property developments are low paying. When 
wages are low, workers are unable to afford the market rate rent and therefore demand affordable housing. 
The difference between what households at various income levels can afford to pay, by only dedicating 
30 percent of income toward rent, and the average market-rent is the income gap that is referred to as the 
“earned income deficit”. The portion of low paying jobs in each new development differs depending on 
the development type. The City’s first Affordable Housing Benefit Fee study was completed in 2011 and 
it found a close correlation between new industrial, commercial, and residential construction, and the 
demand for new affordable housing. The study meets the California Mitigation Fee Act (Gov. Code 
sections 66000 et seq) requirement that a fee be “roughly proportional” in nature and relate to the impact 
of the proposed development This is important because it establishes a quantifiable justification for the
fee.

The fee is typically charged on a square foot basis to new commercial and/or residential development and 
it is established through the adoption of a local ordinance with approval of the City Council and the Mayor. 
While linkage fees of this sort are criticized for potentially burdening the development community, the 
right policy can minimize the impact. This type of fee program helps the City provide reasonably priced 
housing for workers so that the City’s overall economic health is unaffected and demand for goods and 
services persists.

Per this transmittal, HCIDLA seeks to initiate a new nexus study to reflect current economic and housing 
market conditions. The new study is critical for designing a linkage fee program that minimizes negative 
impacts to the development community while still providing significant resources to help the City finance 
affordable housing opportunities.
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Bond Measure
A Citywide bond measure is another option for creating a local affordable housing fund. The recent past 
shows City residents strongly support a local bond to fund affordable housing. However despite this strong 
support, in 2006, during the housing bubble peak, the City’s affordable housing bond, Measure H, failed 
to pass by a small margin with 63 percent voting in favor and 37 percent voting against the proposed 
housing bond. The $1 billion bond measure would have resulted in an average annual city debt service 
payment of approximately $58 million per year for 30 years.

Some challenges in creating a bond measure include an extensive and expensive campaign as well as 
added debt, This type of bond must be repaid by the City of Los Angeles from additional property tax 
revenues based upon the assessed value of all taxable property, creating more City debt and competition 
for other City services funded through a ballot measure. Additionally, a ballot measure of this sort requires 
a two-thirds vote of qualified electors in the City.

Mousing Levy
Another option explored for establishing a local source of funding for affordable housing includes the 
implementation of a citywide tax levy that authorizes additional regular property taxes to be dedicated to 
affordable housing. A housing tax levy would require a ballot initiative with a majority- two-thirds- voter 
approval. The levy could be set for a limited time period and may be re-authorized by voters.

The City of Seattle, Washington, has had several housing levies since 1981. The latest levy, approved in 
November 2009, provides $ 145 million over seven years. The cost to a property owner is a percent of the 
assessed property value. The current Seattle Levy costs the owner of a median priced home (£475,000) 
$60 per year or $5 per month.

The tax levy approach is a way of spreading the responsibility to provide affordable housing opportunities 
across all property owners so that all share the burden in a uniform manner with minimum overall impact 
to individual property owners. Similar to a housing bond measure, a tax levy requires dedicated City 
resources for a ballot measure campaign. Unlike a bond measure, however, a levy does not require a debt 
service from the City, since it is paid through an additional property tax.

Enhanced Infrastructure Financing Districts (EIFD)
In 2014, the California legislature authorized the Enhanced Infrastructure Financing Districts (EIFD) as a 
new financing authority for cities to construct and rehabilitate infrastructure by capturing a portion of the 
growth in local property taxes within a targeted area. New districts are adopted by resolution. Those that 
issue tax increment bonds to attract private capital must obtain 55 percent of the popular vote within the 
district boundaries.

While specific affordable housing set-asides are not required of EIFDs, cities may identify affordable 
housing as a goal for an EIFD targeted area. EIFDs may invite other local taxing entities to join; limited 
participation may diminish the potential revenue sources. Where community opposition to an EIFD is 
strong there may be a tendency to push the location of a district out of core areas in the City where 
affordable housing is most needed.

Community Revitalization and Investment Authority (Authority)
In 2015, The Governor signed AB2 (Alejo) creating a Community Revitalization and Investment 
Authority that diverts tax increment (of consenting local agencies) to infrastructure projects in
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disadvantaged communities, it requires a 25 percent set-aside for affordable housing. New authorities are 
adopted by resolution.

Community Revitalization and Investment Authorities may invite other local taxing entities to join except 
for the LA Unified School District; limited participation may diminish the potential revenue sources. 
Where community opposition to an Authority is strong there may be a tendency to push the location of 
the Authority out of core areas in the City where affordable housing is most needed.

Permanently Earmark a Portion of the City’s Former Tax Increment to the AHTF 
One of the original purposes of former tax increment funds was to create low- and moderate-income 
housing within redevelopment areas; with a minimum of 20 percent dedicated to very low-income. In 
keeping with this intended purpose, last year, HCIDLA made a recommendation to dedicate 25 percent of 
the former tax increment coming to the City of Los Angeles’ General Fund to the Affordable Housing 
Trust Fund (AHTF) beginning in fiscal year 2014-2015. Alternatively, HCIDLA also proposed a phased- 
in approach to achieve a maximum annual dedication of 35 percent of the former tax increment dollars to 
the AHTF. Based on an annual projection of $49 million in unrestricted former tax increment dollars 
contributed to the City’s General Fund, these proposals (Council File #14-0361) would provide between 
$12 million and $17 million annually to the Trust Fund.

Making a Trust Fund allocation means that a portion of the former redevelopment funds are not available 
for alternate uses. Currently, this revenue is funding a variety of other critical City services as part of the 
General Fund. The Mayor has recently committed to contributing $10 million from the General Fund to 
the Affordable Housing Trust Fund in future annual budgets, which is 60 to 80 percent of what the CF14- 
0361 motion would have achieved.

Fees on Real Estate Recording Instruments
Similar to Assemblymember Atkins AB1335 bill, Los Angeles County could impose a new document 
recording fee on real estate transactions but statewide legislation clarifying the county’s authority to 
impose said fee may be necessary. The local county fee would also require a countywide ballot measure. 
The resulting funding would likely be administered and controlled by the county.

FEDERAL. STATE AND OTHER FUNDING SOURCES
New affordable housing funding streams from Sacramento and Washington D.C. epitomize the magnitude 
of the problem and the urgency to address this crisis, This new funding has limitations however. These 
sources are competitively awarded and tile City of Los Angeles is not guaranteed a minimum funding 
level, and many require a local match. Further, without a local commitment, City projects are unable to 
leverage these outside sources competitively. Other funds are highly restrictive and may only be used for 
very specific populations, limiting the City’s ability to use the dollars where the local need is greatest. 
Below is a snapshot of said funding streams. With the exception of the National Housing Trust Fund, 
expected to distribute funding in 2016, all other sources are available beginning in 2015.
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Federal, State and Other Competitive Funds
National Housing 

Trust Fund
Multifamily

Housing
AHSC Prop 41 L.A. County

Program
$TBD*

(annual allocation)
S400M** S545M***

(limited duration)
SIOOM

(one-time)
$75M

(FY 15/16 
allocation)

(limited duration)

*Amount to be determined after the Federal Housing & Transportation budget is finalized. 
* ^Scheduled to end in 2020
***$75 million awarded in 2015 with $545 million in total funds available over several years
****$15 million awarded annually with $75 million in total funds available through annual NOFAs ending in 2018

These new state and federal funds are very timely, however they are significantly diminished resources. 
As an example, the California redevelopment agencies generated $ I billion annually meanwhile the new 
statewide source of funding for affordable housing is the Affordable Housing and Sustainable Community 
(AHSC) program currently funded at $400 million. This represents a very small portion of the funding 
amount that is needed. The Multifamily Housing Program has one-time funding and the remaining sources 
have sunset dates in the next 5 years.

Relying solely on these outside funds makes the City vulnerable to an annual appropriations process or 
competitive criteria that may not necessarily include the local long-term public policy priorities.

National Housing Trust Fund
The National Housing Trust Fund (NHTF) will provide communities with funds to build, preserve, and 
rehabilitate rental homes that are affordable for extremely- and very low-income households. The NHTF 
is targeted toward rental housing, at least 90 percent of the funds must be used for the production, 
preservation, rehabilitation, or operation of rental housing. At least 75 percent of the funds for rental 
housing must benefit extremely low-income households and all funds must benefit very low-income 
households. The National Housing Trust Fund, per 2010 interim adopted regulations, will provide block 
grants directly to the states.

Funding allocations are expected in 2016 and are based on Fannie Mae and Freddie Mac’s future business. 
The amount of funding for 2016 is still being determined through the federal appropriations budget process 
and there are several attempts to eliminate the funding altogether. The final outcome of the NHTF is 
contingent upon the FY16 Federal Budget appropriations process. At this time, California’s portion is 
still unknown.

Affordable Housing and Sustainable Community (AHSC)
AHSC, a new funding program under California’s Cap and Trade program, places a “cap” on aggregate 
greenhouse gas (GHG) emissions from businesses responsible for state’s GHG emissions. Businesses 
“trade” (buy and sell) carbon allowances on the open market. Proceeds from the sale of allowances are 
dedicated to projects that reduce GHG emissions that contribute to climate change.

A portion of the proceeds from cap-and-trade funds the newly created AHSC program that is tasked with 
reducing greenhouse gases by encouraging the development of affordable housing near transit to create 
fewer car trips and vehicle miles travelled. The AHSC program will receive 20 percent of the annual cap- 
and-trade auction revenues projected to be approximately $2.2 billion which translates to $400 million for
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the State’s 2015-2016 fiscal year budget. The funding is competitive and requires a local financing 
commitment.

State of California Multifamily Housing Program (MHP)
The Multifamily Housing Program (MHP) at the California Department of Housing and Community 
Development received a one-time allocation of $ 100 million in the State’s 2014-2015 budget. Half of this 
funding is designated for supportive housing development. This is the first State General Fund allocation 
for the MHP program in more than a decade. Competitive NOFAs are currently underway.

Califomiafs Veterans Housing and Homelessness Prevention (VHHP) Program (Proposition 41)
In 2008, California voters approved Proposition 12, the Veteran’s Bond Act of 2008, authorizing $900 
million in general obligation bonds intended to help veterans purchase homes through the Cal Vet Home 
Loan Program. As a result of the nation’s economic crisis and the state’s housing downturn, the CalVet 
Home Loan Program did not experience the demand that was originally projected before the downturn.

In 2013, AB 639 restructured the Veteran’s Bond Act of 2008 authorizing $600 million in existing bond 
authority to fund acquisition, construction, rehabilitation and preservation of multifamily housing for 
veterans and their families. With the approval of Proposition 41 by California voters in 2014, the 
California Department of Housing and Community Development (HCD), in collaboration with CalHFA 
and CalVet, adopted and released its final program guidelines for the VHHP Program early this year. The 
second Notice of Funding Availability (NOFA) was issued by the state departments in October 2015, 
providing an additional $75 million to serve veterans (the initial VHHP NOFA was issued in March 2015 
for $75 million). s

Los Angeles County
In Los Angeles County, in fiscal year 2013-2014, the Board of Supervisors made a five-year commitment 
of $75 million in former tax increment funding; $15 million per year. Annual NOFAs will be issued to 
award funds. A recent addition of S9.9 million to the upcoming Fall 2015 NOFA - initially funded at $15 
million - sets the new total at nearly $25 million for this year in former redevelopment funds for affordable 
housing development.

METRO Motion
In the summer of 2015, the Los Angeles Metropolitan Transportation Authority (MTA) approved a Mayor 
Garcetti led Motion that directs the MTA to set a 35 percent affordable housing goal of all residential units 
developed on MTA-owned property. The Motion further directs the MTA to create a Transit-Oriented 
Affordable Housing Fund (TOAH) with an initial dedication of $2 million each year for five years for a 
$10 million maximum. However, other provisions include a price reduction on MTA-owned land for 
affordable housing projects as well as the establishment of a memorandum of understanding with local 
jurisdictions for joint development projects. Additionally, this TOAH fund will likely be acquisition 
financing that does not include the capital leveraging sources. This significant policy shift underscores 
the need to address the affordable housing crisis and to better serve a primarily low-income ridership.

s “Veteran” means any person who served in the active military, naval or air service of the United States or as a 
member of the National guard who was called to and released from active duty or active services for a period of 
not less than 90 consecutive days or was discharged from service due to a service related disability. This includes 
veterans with other-than-honorable discharges.
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Speaker Atkins1 Housing Bills Package
Speaker Atkins’ proposed bills (AB 1335, AB 35, AB 90, and AB 1056) were a comprehensive approach 
to increasing the availability of affordable housing statewide. The bills proposed to establish a permanent 
affordable housing funding source through a $75 fee on real estate transaction documents with a cap of 
$225 per parcel (AB 1335), increase the state’s Low Income Housing Tax Credit by $300 million thereby 
enabling a $200 million leverage in 4 percent federal credits that are currently underutilized (AB35), create 
a framework for how California will spend the NHTF funds mentioned above (AB 90) and dedicate a 
portion of the Proposition 47 funds to reduce recidivism by investing in rapid rehousing and support 
systems for formerly incarcerated Californians (AB 1056). Governor Brown vetoed AB35 citing future 
financial uncertainties regarding the State’s budget and signed both AB 90 and AB 1056. Meanwhile, the 
California State Legislature made AB 1335 a two-year bill that may be advanced in 2016.

DEPARTMENT RECOMMENDATION
Based on the review of possible local funding programs, new state resources and a survey of other cities 
with similar housing challenges, the HCIDLA recommends the Affordable Housing Benefit Fee as a local 
economic tool to serve as the City’s first dedication of local and permanent affordable housing funding. 
HCIDLA further recommends to jointly work with the Department of City Planning on the administration 
of the new study.

HCIDLA is not recommending that the City pursue a housing bond and a tax levy since they would require 
an extensive public campaign with significant financial and staff resources without assurances of approval 
after the time and monetary investments are made. The supermajority voter approval required for a tax 
levy or bond is a very high threshold intended to not allow tax increases to happen easily. What’s more, 
both are finite resources eventually leaving the City without a local permanent funding source. With an 
Affordable Housing Benefit Fee program, however, the City Council and the Mayor control the program 
design, including fee levels, exemptions and adjustments that may correspond with the City’s overall 
economic wellbeing.

Is it the right time?
Los Angeles’ improving economy presents a tremendous opportunity for the City to dedicate financial 
resources to this worsening problem and enable prudent long-term affordable housing plans in opportune 
areas and for the housing type most needed. Affordable housing construction is a significant economic 
engine in the City of Los Angeles generating jobs, taxes and income. The AHTF projects produced nearly 
972 jobs in 2014 alone. The Affordable Housing Trust Fund awarded $28.1 million in calendar year 2014 
leveraging $87.3 million in other financial resources to finance 367 affordable housing units representing 
a total development cost of $115.3 million.

The Affordable Housing Benefit Fee program is designed to offset a portion of the future impacts on the 
City’s affordable housing and it is not considered an in-lieu fee or payment required in-lieu of building 
low-income housing units. Nexus studies quantify the maximum justifiable linkage fee a City may levy. 
However, jurisdictions do not typically adopt fees at the maximum level since they must strive to achieve 
a balance between a fee that is a significant contributor to new affordable housing and still promotes 
economic activity through continued development activity. Failure to pay the fee exacerbates the housing 
crisis and affects local businesses in the form of loss demand for goods and services.
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Missed Opportunity
During the housing boom and the recent growth in overall construction activity, the City of Los Angeles 
missed a tremendous opportunity to increase the affordable housing stock through an Affordable Housing 
Benefit Fee program. If an affordable housing benefit fee, even at the lowest level studied in 2011, were 
implemented in 2011, the AHTF would have received an average of $37 million in annual revenue, 
enabling the City to finance 370 affordable housing units every year. At this rate, a linkage fee program 
would double the amount of affordable housing the City can finance from 367 with current federal funds 
to over 700 units annually with linkage fee proceeds included. The losses are magnified when we consider 
the leveraged dollars that are missed when the City does not invest in affordable housing.

Self-Sustaining City
An overdependence on short-term state and federal funds hampers the City’s ability to create long-term, 
innovative housing policies. The Affordable Housing Benefit Fee grants the City the autonomy and 
flexibility to develop housing policy objectives and new financing tools that are based on a local 
understanding of the problem. With a benefit fee, the City would have the distinct opportunity to use 
funds in areas that do not qualify for other state and federal dollars because of strict regulations, such as 
locating housing wdthin a one half mile of light or heavy rail. Similarly, the City could help middle income 
households who do not qualify for low-income housing assistance financed by federal resources but 
nevertheless struggle to find market rate rents they can afford. These households fall into what is known 
as the “donut hole” earning too much to qualify for existing program but not enough to afford market rate 
costs. These type of flexible uses only come with a locally generated funding stream.

California Cities with Housing Linkage and/or Impact Fees
In the last year alone, housing linkage and/or impact fees have made headlines in expensive, built-out 
cities. In light of severe funding cuts and strong real estate markets driven by high-end housing, many 
cities are actively enacting new housing impact fees or revising existing programs to increase local 
revenue and create affordable housing opportunity. In cities where the linkage fee proposal was 
controversial, both city officials and the development community made compromises; acceptable fee 
levels or fee increases as well as decisions about development types subject to tire fees were achieved 
through consultations with all stakeholders. Some of the fastest growing cities listed below chose housing 
linkage fees as a necessary program to ensure that affordable housing is built.

* The City of San Francisco lias one of the more progressive linkage fee programs in the state. 
Developers must pay $24.03 per square foot of office space, while retail and entertainment pays 
$22.42 per square foot, among other fees. The city uses the percent change in the Construction 
Cost Index to adjust the fees annually,

* The City of West Hollywood completed a study in 2015 recommending a fee increase on 
commercial development from $2.85 per square foot to $8 per square foot.

* Daly City adopted a housing impact fee in April 2014 that ranges between $ 14 and $25 per square 
foot of rental and for-sale units.

* The City of San Diego, after a protracted battle between City Council and the development 
community throughout 2014, the City approved doubling the existing fees by 2017; fees were 
unchanged since 1996. New office space paid $ 1.06 per square foot and under tire new proposal 
the fee will be $2.12. Likewise, hotels and retail space paid 64 cents per square foot and will pay 
$1.28 per square foot.

* The City of San Jose, in November 2014, approved a new housing impact fee program that 
establishes a fee of $ 17 per square foot of new development on all new market-rate housing.
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• The City of Mountain View more than doubled the existing impact fee program of $10.26 per 
square foot to $25 per square foot for office space and $17 per square foot for new apartment 
projects, These fee increases are well above the staff recommendation of $ 15 per square foot of 
apartment space and $20 per square foot of office space.

■ In San Mateo County, thirteen cities partnered to explore the use of impact fees on new 
development to fund affordable housing. This multicity project will simultaneously produce nexus 
studies for several jurisdictions in the county; the results are expected in 2015.

Much like Los Angeles, these cities are experiencing an affordable housing crisis, however, at the same 
time they expect to continue attracting significant development in the future. They are taking proactive 
steps to spread the economic prosperity to all residents (see Attachment 2). The City of Los Angeles can 
join other forward thinking cities by implementing its own Affordable Housing Benefit Fee program.

Social Contract
An Affordable Housing Benefit Fee program calls for the development community to embrace the 
responsibility of financing a supply of affordable housing for the growing low-and moderate-income 
workforce that is employed. Given the high propensity for developers to profit from Los Angeles’ 
popularity and standing as the third largest metropolitan economy in the world as well as the massive 
public investment in transportation infrastructure, the fee program is a fair and positive step toward 
equitable growth that spreads economic opportunity to working households.

An Affordable Housing Benefit Fee program relies entirely on the City’s ability to continue attracting 
development and its ability to encourage expansion within the City so continued job growth is critical for 
the success of the program. If structured correctly, the fee program will help sustain job growth and will 
help pay for the much needed affordable housing of its workforce while promoting economic 
competitiveness. The slightly higher development costs expected from a housing linkage fee program are 
offset by higher rents and sales prices in a high demand market like Los Angeles.

CONCLUSION
While housing linkage fees are not a panacea for cities with an affordable housing crisis, they do generate 
millions of dollars and help leverage additional funds that together make a significant contribution to a 
local fund. Of the high cost cities surveyed as part of this report, San Francisco and Boston have 
implemented housing linkage fees for several years. Combined with other state, federal and private funds, 
the housing linkage fee programs share the costs of new affordable housing demand over several funders, 
not just developers. According to the prior 2011 Affordable Housing Benefit Fee study, in cities that 
implement this type of fee program, the linkage fees account for approximately 20 to 25 percent of the 
local housing budget.

Support and need for a City Affordable Housing Benefit Fee program has been long established in 
Los Angeles with Mayor Tom Bradley proposing the City’s first linkage fee in 1990 with an adopted 
“notice to credit” ordinance notifying developers that they might be subject to an Affordable Housing 
Mitigation Fee that the City was considering. Nearly a decade later, in 2000, the City’s Housing Crisis 
Task Force issued a set of recommendations through the In Short Supply report catling for a linkage fee 
as one of many City taxes to help finance affordable housing. Today, fifteen years later, the City faces a 
more pronounced and complex housing shortage that demands the City to consider the establishment of a 
local permanent, self-sustaining source of funding that gives the City flexibility to create new financing 
tools to address the affordability crisis.
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FISCAL IMPACT
The department is requesting up to $500,000 to be transferred to the Department of City Planning for 
executing the contract for the new study.
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Attachment 1

Los Angeles' Rent and Mortgage Affordability Gaps
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Attachment 2 -Linkage Fees in Select California Cities (Per Square Foot)
Retail/

Restaurant
Warehouse/

industrial
Integrated Small

Enterprise
Hotels OfficeCity ResidentialR&D Entertainment

PDR

Menlo Park
(2014)

$3.24$15.19

Napa County
(20 IS)

$3.60/$4.5D $7.50$5.25$9.00 $5.50

Palo Alto
(2014)

$18.89$18.89$18.89 $18.89 $18.89

$1,745 per 
room

Marin
(20111 $7.19 $1.94/$3.74 $5.40$7.19

Mountain View 
(2014)

$25,00 $17.00

San Francisco
(2015)

$16.01 $24.03 $1389$17.99 $22.42 $22.42 $1B.B9

$2.12San Diego (2012) $0.80 $1.28$1.28

San Jose [2014) $17.00

Daly City (2014) $25.00
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BOOK REVIEW

The New Urban Frontier: Gentrification and the Revanchist City. Neil Smith. Rout- 
ledge, New York, NY, 1996. $65.00 cloth, ISBN 0-415-13254-1; $19.95 paper, ISBN 
0-4I5-13255-X.

Reviewed by Roman Cybriwsky, Temple University.

Neil Smith is well known to urban geographers and other urbanists for his important contribu
tions to the theoretical literature about gentrification and excellent case studies of gentrifying neigh
borhoods in New York City and Philadelphia. He was among the first in North America to perform 
research on this phenomenon, going back to the mid-1970s when he studied Philadelphia’s Society 
Hill as a graduate student at Johns Hopkins, and among the first to put the word “gentrificadon” into 
print in the United States. Many of us who have also worked in this field enjoy referring to Smith 
as the “father of gentrification research” in America and the “great guru of gentrification” who led 
us to better understanding of why both capital and people with a choice of where to live have 
returned to old neighborhoods in central cities.

The New Urban Frontier is a welcome book for a number of reasons. First, it fills an enormous 
void in the literature by providing a clear, concise, and comprehensive summary of the gentrifica
tion phenomenon from various beginnings in mid-century (and even earlier) to new manifestadons 
today. In my opinion, it is the best book on this topic available. Second, The New Urban Frontier 
pulls together into one neat volume revised, edited, and updated versions of Smith's major writings 
on gentrification over the years, including: (1) early theoretical arguments first published in 1979 in 
the Journal of the American Planning Association and Antipode about the relationship between 
gentrification and the shifting geography of capital within urban areas; (2) later arguments about 
gentrification and uneven development, gentrification and the rent gap, and gentrification as a class 
phenomenon, published in Economic Geography, the Annals of the Association ofAmericon Geog
raphers, and other sources; and (3) his most recent writings describing what he calls the “revanchist 
city.” The focus is Smith’s own detailed studies of Society Hill and Manhattan’s Lower East Side 
and Harlem, but the book also ranges widely and draws on research from across the United States 
and abroad. In fact, one of the book’s major contributions is an excellent bibliography listing all the 
key works on gentrification by geographers and other scholars, both in the United States and in 
other countries. Another feature distinguishing this book from almost all others on gentrification is 
the careful attention paid to the international picture. One chapter in particular raises questions 
about the extent to which gentrification theory may be disproportionately based on the United 
States experience by looking at case studies in Amsterdam, Budapest, and Paris, and discussing 
gentrification as a manifestation of global shifts in political economy and culture. Also distinctive 
(and particularly creative) is Smith’s history of gentrification. It reaches boldly to link today’s 
neighborhood changes in American cities to Baron Haussmann’s strategic razing and reconstruc
tion of Paris in the 1850s and 1860s, and even to the displacement of poor Huguenots in French 
cities by greedy landlords in the late 17th century.

One of the central themes of the book is class conflict over urban space. This has escalated in the 
United States in recent years, particularly between rich and poor and against the homeless as well 
as many immigrant groups, and is marked by a “revengeful and reactionary viciousness” by the 
White upper classes against various populations accused of “stealing” the city from them (p. xviii). 
As was announced so well by Tom Wolfe in his incisive 1987 novel, Bonfire of the Vanities, New 
York City is an especially good example of such revanchism. Accordingly, Smith begins his book 
with a photograph on the cover illustrating police action against anti-gentrification protesters, 
homeless people, and other residents of Lower Manhattan’s Tompkins Square Park in 1988, and

93
Urban Geography, 1999,20, 1, pp. 93-94.
Copyright © 1999 by V. H. Winston & Son, Inc. All rights reserved.
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with a tone-setting chapter about “class struggle” for control of that particular space and the neigh
borhood around it. He then frequently refers throughout the text to incidents, events, and neighbor
hood changes taking place in what is now, for better or worse, Mayor Giuliani’s city. An 
illustration—a commercial advertisement for the Monarch, a luxury condominium tower on the 
Upper East Side, that invites buyers of its expensive units to take up their scepters and “Join the 
Ruling Class”—near the middle of the book (p. 93) reflects Smith’s focus especially well. The last 
chapter of the book is a particularly unflattering portrait of New York, emphasizing the city’s recent 
wars against the homeless and “police sweeps” through public spaces. The chapter provides a 
needed counterpoint to the favorable publicity—much of it originating with the Giuliani adminis
tration—that the city has recently received about lower crime rates and safer, cleaner streets.

I have already assigned The New Urban Frontier to one of my classes. The students and I 
enjoyed the book immensely and found it to be an excellent start for lively conversations about 
gentrification, the changing nature of urban public space, and other timely urban issues. We felt 
especially fortunate to be within reach of New York City, and used the opportunity to take copies of 
our text on field trips to some of the sites in Manhattan that Smith describes in detail. From start to 
finish, this is an excellent book—extremely well written, nicely illustrated with professional-quality 
photographs and excellent maps, and right on the mark about some of the most interesting changes 
and public-policy issues affecting our cities today.

D
ow

nl
oa

de
d b

y [
U

SC
 U

ni
ve

rs
ity

 of
 S

ou
th

er
n C

al
ifo

rn
ia

] a
t 2

0:
16

 31
 D

ec
em

be
r 2

01
7



O Routledge
fj^ Taylor & Francii Group

Urban Studies, Vol. 43, No. 1, 23-57, January 2006

The Right to Stay Put, Revisited: Gentrification and 
Resistance to Displacement in New York City

Kathe Newman and Elvin K. Wyly

[Paper first received, February 2005; in final form, May 2005}

Summary. Displacement has been at the centre of heated analytical and political debates over 
gentrification and urban change for almost 40 years. A new generation of quantitative research 
has provided new evidence of the limited (and sometimes counter-intuitive) extent of 
displacement, supporting broader theoretical and political arguments favouring mixed-income 
redevelopment and other forms of gentrification. This paper offers a critical challenge to this 
interpretation, drawing on evidence from a mixed-methods study of gentrification and 
displacement in New York City. Quantitative analysis of the New York City Housing and 
Vacancy Survey indicates that displacement is a limited yet crucial indicator of the deepening 
class polarisation of urban housing markets; moreover, the main buffers against gentrification- 
induced displacement of the poor (public housing and rent regulation) are precisely those kinds 
of market interventions that are being challenged by advocates of gentrification and dismantled 
by policy-makers. Qualitative analysis based on interviews with community organisers and 
residents documents the continued political salience of displacement and reveals an increasingly 
sophisticated and creative array of methods used to resist displacement in a policy climate 
emphasising selective deregulation and market-oriented social policy.

The greatest fears inspired by gentrifica
tion, of course, are that low-income resi
dents and low-margin retailers will be 
displaced by more affluent residents and 
more profitable businesses (reprinted in 
Smith, 1996, p. 31).

On 23 December 1985, Neil Smith was in bed 
paging through the New York Times when he 
came to the paper’s most prominent and 
pricey advertising space, the bottom right 
quarter of the Opinion Page. On this day, the 
Real Estate Board of New York, Inc., had pur
chased the spot for an essay appearing under a 
question set in large, bold type: “Is Gentri
fication a Dirty Word?” The essay offered 
a spirited defence of a process in which 
“neighborhoods and lives blossom”, while 
admitting that

The Board’s plea on behalf of the villai- 
nised gentry was, of course, shot through 
with contradictions—for instance, citing 
studies showing “that residential rent regu
lations gave apartment dwellers substantial

Kalhe Newman is in the Department of Urban Planning and Policy Development, Edward J. Bloustein School of Planning and Public 
Policy, Rutgers University, 33 Livingston Avenue, New Brunswick, NJ 08901, USA. Fax: 732 932 2253. E-mail: knewman@rci.rut- 
gers.edu. Elvin K. Wyly is in the Department of Geography, University of British Columbia, 1984 West Mall, Vancouver, BC, V6T 
1Z2, Canada. Fax: 604 822 6150. E-mail: ewyly@geog.ubc.ca. The authors gratefully thank the community leaders and residents 
who graciously shared their time, experiences and insights on displacement issues, Sohini Sarkar, Zhong Yi Tong, Yan Zhang and 
Kris Rengert at the Fannie Mae Foundation, three anonymous reviewers, Robert Lake and Norman Giickman provided helpful com
ments on the research design. Robert Lake, Peter Marcuse and three anonymous reviewers provided critical comments on the manu
script draft. The authors thank Lance Freeman for reinvigorating debate on these issues and providing access to draft research 
papers. Philip Ashton, Lindsay Boyer and Mark Pendras provided able research assistance. The Fannie Mae Foundation generously 
funded the project.

0042-0980 Print/ 1360-063X Online/06/010023-35 © 2006 The Editors of Urban Studies 
DOI; 10.1080/00420980500388710

mailto:knewman@rci.rut-gers.edu
mailto:knewman@rci.rut-gers.edu
mailto:ewyly@geog.ubc.ca


24 KATHE NEWMAN AND ELVIN K. WYLY

protection against displacement' 
neglecting to mention the long-standing trification and how to reconcile interpretations 
industry campaign to liberate ‘free’ market of ‘official’ statistics and other quantitative 
forces by destroying things like rent regu- evidence, as opposed to the voices of residents, 
lation. But what Smith found most astonishing community activists and similar kinds of quali- 
about the Board’s advert was its very tative evidence. Meanwhile, debates at the

Minneapolis symposium were echoed electro
nically when the USA Today piece made its 
way across several listservs, attracting com
mentary by (among others) prominent urban 
theorists Herbert Gans and Peter Marcuse, as 
well as the more neo-traditional neo-liberal 
urbanist John Norquist (President of the 
Congress for the New Urbanism and former 
Milwaukee Mayor). Freeman, an exceedingly 
careful and rigorous analyst, also circulated a 
clarification of several issues that had been dis-

while role in discussions of the consequences of gen-

existence

How did it come about that the very power
ful Real Estate Board of New York, Inc.— 
the professional lobby for the city’s largest 
real estate developers, a kind of chamber of 
commerce for promoting real estate inter
ests—found itself in such a defensive pos
ition that it had to take out an 
advertisement in the Times for the purpose 
of trying to redefine one of its major pre
occupations? (Smith, 1996, p. 30).

Almost 20 years later, we found ourselves 
in downtown Minneapolis for a one-day sym- academic, policy and popular concerns over 
posium attended by several hundred delegates gentrification, is back on the agenda 
from non-proft housing service organisations (Freeman and Braconi, 2004; Atkinson, 
from across the US. Sponsored by the Congres- 2004; Slater et al, 2004; Marcuse, 2005). In 
sionally chartered Neighbourhood Reinvestment this paper, we report on a mixed-methods 
Corporation, the event was held to discuss study of gentrification, displacement and 
ways to‘manage’the effects of a decade of tur- low-income renters’ survival strategies in 
bulent inner-city transformation—under the New York City between the early 1990s and 
catchy title “When Gentrification Comes 2003. We begin from the premise that one 
Knocking: Navigating Social Dynamics in answer to Smith’s poignant question involves 
Changing Neighbourhoods” (Neighborhood resistance: the powerful Real Estate Board 
Reinvestment Corporation, 2005). But on the felt compelled to defend its interests in the 
morning of the symposium, hundreds of face of militant, mobilisation drawing inspi- 
delegates opened their hotel room doors to ration from the legal and political principles 
find copies of USA Today, with the national established in Chester Hartman's famous 
section carrying a bold headline: “Studies:
Gentrification a boost for everyone” (Hampson,
2005). The article showcased the surprising 
findings of several recent studies (Freeman,
2005; Freeman and Braconi, 2002a, 2002b,
2004; Vigdor, 2002) suggesting that gentrifi- resist displacement have themselves been dis- 
cation does not, after all, cause very much placed. And more than two generations after 
displacement of low-income urban residents. Ruth Glass’s original term was imported 
The article devoted prominent coverage to from London’s Covent Garden into the 
several econometric studies of specialised American lexicon, the urban trade balance 
housing and income datasets, including two swings back a bit, with Freeman and 
studies by Lance Freeman, an Assistant Braconi’s New York work informing 
Professor of Urban Planning at Columbia Uni- debates on the UK’s ‘urban renaissance’, 
versity who happened to be at the Minneapolis Indeed, a central theme in much of the UK 
symposium. Freeman instantly became one of scholarship on ‘regeneration’ policy is that 
the celebrities of the event and played a key displacement constitutes a critical litmus

torted or ignored in the USA Today coverage. 
Displacement, always a central axis of

essay “The Right to Stay Put” (Hartman, 
1984/2002; see also Mitchell, 2003; Imbros- 
cio, 2004). After 20 years of intense gentrifi
cation and sweeping public policy changes, 
many of the people who would mobilise to
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test: redevelopment, renewal, revitalisation, 
regeneration and reinvestment are good, but Braconi’s (2004, 2002a, 2002b) research as a 
these are understood to be different from gen- starting-point for our analysis of gentrifica- 
trification, which involves direct, conflict- tion, displacement and resident survival strat- 
ridden displacement. Although this distinction egies in an increasingly competitive housing 
was thoroughly debated (and generally market. We hypothesise that national and 
rejected) many years ago (Marcuse, 1986, regional housing market dynamics create a 
2005; Smith and Williams, 1986; Smith, variety of displacement pressures at the city- 
1996), it returned as a prominent theme in wide level and that these pressures are 
many of the papers presented at the September expressed in complex mixtures of direct and 
2002 conference, “Upward Neighbourhood indirect displacement as well as succession 
Trajectories: Gentrification in a New and replacement—all intersecting in locally
Century” at the University of Glasgow.1 The contingent ways at the neighbourhood scale, 
distinction also influences Rowland Atkin- Understanding the full implications of displace- 
son’s (2004) comprehensive review of the ment processes, therefore, requires that we 
international English-language evidence on examine variations among the case study 
gentrification in relation to the UK ‘urban neighbourhoods examined by Freeman and 
renaissance’ and it figures prominently in Braconi.
Chris Hamnett’s analysis of London, where 
he is concerned that Atkinson’s research of displacement in New York City to draw 
“misleadingly conflates displacement with on the partial and selective strengths of: exten- 
replacement” (Hamnett, 2003, p. 182), sive, quantitative measurement of secondary 
Secular replacement and class transformation, datasets; and, intensive, qualitative under- 
Hamnett concludes, take place “largely as a standing of the multifaceted experiences of 
result of long-term industrial and occupational residents, community organisers and other 
change, not of gentrification per se” (Hamnett, individuals living and working in gentrifying

neighbourhoods. First, we modify the econo- 
The new evidence on gentrification and dis- metric methods used by Freeman and 

placement provided by Freeman, Braconi and Braconi, and we present an alternative view 
Vigdor, therefore, has enormous impli- of displacement from the same dataset they 
cations—and it has rapidly jumped out of used (the New York City Housing and 
the obscure scholarly cloister to influence Vacancy Survey, conducted every three 
policy debates that have been ripped out of years in order to implement the City’s rent 
context from New York City and the US. regulation statutes). We hypothesise that dis- 
The new evidence on displacement is being placement pressures worsened as the 
used to dismiss concerns about a wide range economy boomed and housing markets tigh- 
of market-oriented urban policies of privatisa- tened in the late 1990s; we also hypothesise 
tion, home-ownership, ‘social mix’ and that, as gentrification intensified, displaced 
dispersal strategies designed to break up renters regardless of whether they were 
the concentrated poverty that has been taken directly forced out of gentrifying neighbour- 
as the shorthand explanation for all that ails hoods or moved for other reasons, have been 
the disinvested inner city (Crump, 2002; forced to look farther away from the cores of 
Merrifield, 2002; Fraser et al, 2003). If housing market competition to find available 
displacement is not a problem, many are affordable units. Secondly, we undertook a 
saying, then regeneration (or whatever else series of field investigations and interviews 
the process is called) is fine too. Perhaps it to understand the context for the quantitative 
will even give some poor people the benefits results and to gain insight into the ways that 
of a middle-class neighbourhood without individuals, organisers and neighbourhoods 
requiring them to move to a middle-class understand and resist displacement pressures, 
community (Byrne, 2003; Duany, 2001).

In this paper, we take Freeman and

We undertook a mixed-method evaluation

2003, p. 182).

We conducted 33 field interviews with
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community residents, community organis
ation staff and staff at city-wide agencies in 
the seven gentrifying sub-borough areas 
included in Freeman and Braconi's quantitat
ive analysis to understand better the individual 
displacement stories and the neighbourhood 
context for gentrification. Finally, the inter
views provided a wealth of information 
about how low-income residents remain in 
gentrifying neighbourhoods, a critical point 
raised by both Freeman and Braconi (2004) 
and Vigdor (2002).

The rest of this paper is organised as follows. 
In the next section, we provide a concise 
review of the role of displacement in the gentri
fication literature and we summarise the new 
stream of quantitative research led by 
Freeman, Braconi and Vigdor. We then 
present our own quantitative analysis and 
evaluate our hypotheses on the extent and 
neighbourhood location of displacement press
ures. We next turn to the qualitative evidence, 
which offers a nuanced view of gentrification 
and displacement from the ground up. We con
sider the views of residents and community 
activists working in gentrifying neighbour
hoods, the new places that displacees are 
moving to and the web of public and private 
mechanisms that provide limited protections 
for those trying to resist displacement. 
Finally, we offer a conclusion that recognises 
the limited empirical reach of displacement, 
but emphasises its continued theoretical 
significance and its enormous consequences 
for individual families and neighbourhoods.

especially those with considerable dis
investment and de facto forms of housing 
abandonment, could experience waves of 
gentrification for decades without extensive 
displacement. When we consider the negative 
impacts of gentrification, we can think not 
only of residents who are immediately dis
placed by gentrification processes but also of 
the impact of the restructuring of urban 
space on the ability of low-income residents 
to move into neighbourhoods that once pro
vided ample supplies of affordable living 
arrangements.

Since gentrification came to attention in the 
1960s, researchers and policy-makers have 
sought to resolve the sharp dividing line 
between equitable reinvestment and polaris
ing displacement. LeGates and Hartman 
frame the issue

In the optimistic view, gentrification will 
not cause social conflict and will produce 
neighbourhoods which are an exciting 
mix of different races, classes and life
style groups living together. The HUD Dis
placement Report takes the position that 
revitalization offers a ‘unique opportunity’ 
for integration (US Department of 
Housing and Urban Development 1979). 
A more pessimistic view holds that gentrifi
cation will force low-income minority 
groups out of desirable inner-city neigh
bourhoods to less desirable areas, thus redu
cing their quality of life and diffusing and 
defusing their political power (LeGates 
and Hartman, 1986, p. 194).

These questions are again at the forefront of 
policy debates 25 years later, although the 
context has changed. Forty years of experi- 

Gentrification is directly related to how cities ence with gentrification suggests its powerful 
experience economic transformation and ability to revitalise communities. And in a 
policy interventions. The urban disinvestment neo-liberal policy context, gentrification 
produced by economic change and federal appears to many as an ideal solution to 
urban policy along with the individual desire long-term urban decay. The state, which in 
for the suburban dream laid the groundwork the past had been hesitant to encourage 
for gentrification’s appearance. The renewed gentrification processes, has since taken a 
position of cities in the global economy much more aggressive role by acting as a cat- 
has fuelled gentrification’s expansion. We do alyst to encourage gentrification (Smith, 2002; 
not consider residential displacement as a Hackworth and Smith, 2001). In the UK, 
litmus test for gentrification. Neighbourhoods, regeneration policy blurs the line between

A Generation of Debate on Gentrification 
and Displacement
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urban redevelopment and gentrification. As 1988; US Department of Housing and Urban 
Atkinson notes

Increasing demolition, affordable housing 
problems, housing market failure and a 
design-led approach to promote ‘liveabil
ity’ and recapturing middle-class house
holds appear as strategies linked to 
renewal but also to gentrification (Atkin
son, 2004, p. 107).

Development, 1979).
HUD’s inaction stemmed in part from an 

inability to quantify the problem. Measuring 
how gentrification affects low-income resi
dents is methodologically challenging and 
estimating the scope and scale of displace
ment and exploring what happens to people 
who are displaced have proved somewhat 
elusive. In short, it is difficult to find people 

Residential displacement is one of the primary who have been displaced, particularly if 
dangers cited by those concerned about the those people are poor. Atkinson (2000, 
exclusionary effects of market- as well as p. 163) likens it to “measuring the invisible”, 
state-driven gentrification. Residents may be By definition, displaced residents have disap- 
displaced as a result of housing demolition, peared from the very places where researchers 
ownership conversion of rental units, or census-takers go to look for them, 
increased housing costs (rent, taxes), landlord 
harassment and evictions. Those who avoid used a variety of methods and datasets since 
these direct displacement pressures may the 1970s to make inferences about the 
benefit from neighbourhood improvements extent of displacement. Past research has esti- 
but may suffer as critical community networks mated the total number of people displaced 
and culture are displaced (Freeman and nationally (Newman and Owen, 1982; 
Braconi, 2004, 2002a, 2002b; Atkinson, LeGates and Hartman, 1986) and within par- 
2000; Marcuse, 1986). Increased housing ticular cities (Marcuse, 1986; Schill and 
expenses associated with gentrification dis- Nathan, 1983; Grier and Grier, 1980), has 
place current residents as well as those who traced where people have gone and has 
might have moved there in the future, measured how gentrification impacts displa- 
Neighbourhoods become off-limits, forcing cees. These studies focused on refining meth- 
lower-income residents to look to lower-cost odologies in order to quantify the problem 
neighbourhoods for housing, producing accurately. Few questioned whether gentrifi- 
what Marcuse (1986) calls exclusionary cation produced displacement.

After the initial interest in quantifying the 
Even though some cities experienced an negative impacts of gentrification, research 

in-migration of higher-income households in through much of the 1990s turned to explain- 
the 1970s, cities were perceived as following ing gentrification’s causes and. processes, 
a downward trajectory as population decline Interest in displacement re-emerged towards 
and disinvestment continued (Beauregard, the end of the 1990s as a new gentrification 
1993). This tempered concern about residen- wave once again pushed these questions to 
tial displacement and provided an incentive the forefront. Using a longitudinal dataset, 
for the state to encourage gentrification. If Atkinson (2000) documented substantial resL 
private investment was pouring into cities, dential displacement in London and found that 
then the government could withdraw public 78 per cent of the displaced were in unskilled 
resources. But if private revitalisation was occupations. Research in the US has produced 
moving so swiftly that it was dislocating decidedly different findings. Contrary to past 
low-income residents, then the state could research that accepted that displacement was 
intervene by addressing the displacement part of the gentrification process and merely 
issues. HUD weighed these questions in the sought to estimate the impact, Freeman and 
1970s and concluded that neither gentrifica- Braconi (2004, 2002, 2002b) and Vigdor 
tion nor the displacement it produced was of (2002) questioned whether low-income resi- 
sufficient scale to warrant concern (Nelson, dents are indeed displaced and whether

Despite the challenges, researchers have

displacement.
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gentrification hurts the poor. Both of these These findings are provocative but they also 
studies assert that the literature on gentrifica- raise many questions. First, can we understand 
tion has failed to quantify accurately the nega- displacement if we measure it only as a 
five impacts of gentrification. In their view, snapshot in time? The areas of the city 
questions about how gentrification affects selected by Freeman and Braconi cover 
low-income residents remain in the absence much of Manhattan below 96th Street and
of strong evidence. brownstone Brooklyn. We might expect that 

Freeman and Braconi (2004, 2002, 2002b) few low-income residents were left in these 
used the New York City Housing and areas after 1990 and those who remained 
Vacancy Survey (NYCHVS), conducted by stayed through some combination of regulat- 
the US Bureau of the Census about every ory protection and individual sacrifice or 
three years, to measure the number of people creativity. Measuring displacement in the 
displaced during the 1990s, to calculate heart of gentrified neighbourhoods in the late 
displacement rates and to measure whether 1990s creates considerable selection bias: 
low-income people in gentrifying areas are after two generations of intense gentrification, 
more mobile than those in non-gentrifying any low- and moderate-income renters who 
areas. The first part of their analysis is have managed to avoid displacement are 
focused on measuring residential displace- likely to be those people who have found 
ment. For their most recent study period, ways to adapt and survive in an increasingly 
they found that 37 766 renters were displaced competitive housing market. This is a fasci- 
between 1996 and 1999, which equates to nating and important finding, but it does not 
5.47 per cent of all moves by renters. In the mean that displacement is not a problem, 
second part of their analysis, Freeman and Secondly, Freeman and Braconi’s control 
Braconi sought to determine whether low- group (moves from non-gentrifying neigh- 
income residents were more likely to move bourhoods) includes residents of some of the 
out of seven sub-borough areas of New York poorest areas of the city including all of the 
City that they classified as gentrifying- 
Central Harlem, Momingside Heights, with high poverty rates. We might expect 
Lower East Side, Chelsea, Williamsburg, that these residents move more frequently 
Fort Greene and Park Slope—than out of than those in other areas of the city, producing 
non-gentrified neighbourhoods.2 They found an artificially high standard to use as a com- 
tbat disadvantaged households in gentrifying parison for displacement rates from gentrify- 
areas were less likely to move away than ing neighbourhoods.3 Peter Marcuse (2005) 
similar households in non-gentrifying areas, emphasises the critical importance of the com- 
Echoing many of the themes emphasised by parison group, as well as the interpretation of 
Sumka (1980), Freeman and Braconi con- mobility as entirely voluntary: 
elude that gentrification does not cause the 
displacement of low-income households.
Instead

Bronx and parts of Brooklyn and Queens

Do they not move because there are no feas
ible alternatives available for them to move 
to, in a tight housing market? ... Do they 
have a ‘lower propensity to move’ 
because they are finally getting decent 
neighbourhood services? (an odd phrase, 
incidentally, quantitatively considered: 
judging just by statistics, prison inmates 
have a ‘low propensity to move’) 
(Marcuse, 2005).

the primary mechanism seems to be normal 
housing succession; when rental units 
become vacant in gentrifying neighbour
hoods, they are more likely to be leased 
by middle-income households. Only 
indirectly, by gradually shrinking the pool 
of low-rent housing, does the reurbanisa
tion of the middle class appear to harm Thirdly, the sub-borough areas constituting 
the interests of the poor (Freeman and their study areas are quite expansive; each

includes several distinct neighbourhoods,Braconi, 2002a, p. 4).
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each with its own trajectory of class trans- overestimate displacement by including 
formation, housing market pressures and households who voluntarily move in search 
demographic trends. Tabulating displacement of cheaper living arrangements, but it under
rates by sub-borough area (an unfortunate estimates the problem by ignoring those who 
limitation of the dataset) ignores the fine- leave the city, fall into homelessness, or 
grained context and contingency of gentrifica- double-up with friends or relatives. Freeman

and Braconi also provide a rationale for 
We find Freeman and Braconi’s work pro- excluding evictions from the definition of 

vocative on the basis of its methodological displacement.4 
innovations; moreover, we applaud their call 
for research on the adaptive strategies that 1993, 1996, 1999 and 2002—to identify all 
low-income renters use if they wish to ‘stay current renters who moved into their units 
put’ in gentrifying neighbourhoods that are since the previous survey.5 We excluded 
becoming ever more expensive and competi- those who moved from another unit in the 
five. But we dispute the widespread percep- same building, as well as those moving from 
tions that displacement is not a problem and anywhere outside the city: thus our analysis 
that Freeman and Braconi have finally pro- is centred on the dynamics of local, intraurban 
vided the definitive verdict on the costs and mobility and sets aside the question of how

gentrification is affected by newcomers to 
the city and those forced to leave it. The 
Census Bureau revised the NYCHVS sample 
frame several times, altering the correspond- 

Our empirical analysis begins with a quanti- ing weights for individual observations, 
tative evaluation of displacement in Surveys from different years, therefore, are 
New York City and its changes over the past not strictly comparable and thus we must 
decade. As did Freeman and Braconi (2004, exercise extreme caution when evaluating 
2002a, 2002b), we rely on the New York small changes or differences over time.6 
City Housing and Vacancy Survey (US Nevertheless, the results provide a rare and 
Bureau of the Census, 2003), which provides valuable glimpse into the phenomenon 
information on a longitudinal sample of (Table 1). 
approximately 18 000 housing units every 3 
years. The sample frame is augmented to 
account for additions and alterations to the

tion (Beauregard, 1986).

We analysed the last five surveys—1991,

benefits of gentrification.

Measuring and Modelling Displacement

The Extent of Displacement

housing stock. Households in occupied units Overall, our criteria yield estimates of displa- 
are asked a wide range of questions pertaining cement from New York City neighbourhoods 
to demographic characteristics, employment, ranging between 25 023 and 46 606 house
housing conditions and mobility. One ques- holds for each of the time-periods covered 
tion asks residents who recently moved into by the separate surveys. This translates to an 
the unit to choose the primary reason (from annual estimate between 8341 in the 1991 — 
a list of more than 30 options) for their reloca- 93 period and a high of 11651 per year 
tion. Freeman and Braconi (2004, 2002b) between 1999 and 2002 (Table 1). Put 
examined renter households and defined as another way, the displacement rate fluctuated 
displaced those who chose any of three between 6.2 and 9.9 per cent of all local 
reasons: wanted a less expensive residence moves among renter households in the City 
or had difficulty paying rent; moved because (Table 1). The vast majority of these 
of landlord harassment; or, were displaced households were forced to move by cost 
by private action (such as condo conversions, considerations; landlord harassment and 
landlords taking over units for their own living displacement by private action are rarely 
space, etc.). Freeman and Braconi emphasise cited as primary reasons for moving and 
the many limitations of this measure: it may these factors show no sign of worsening over
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Table 1. Displacement rates in New York City, 1989-2002

1989-91 1991-93 1993-96 1996-99 1999-2002

25 023 
264 712

Number of displacees3 
Number of movers 
Displacement rate
Percentage of households moving 

because
Wanted less expensive residence/had 

difficulty paying rent or mortgage 
Harassment by landlord 
Displaced by private action (other than 

eviction)
Percentage moving for other 

displacement-related reasons 
Evicted
Displaced by urban renewal, highway 

construction, or other public activity

31 091 
381 257

43 067 
485 807

46 606 
471 988

31 113 
500 260

8.15 8.879.45 6.22 9.87

6.857.91 5.64 8.295.46

0.54 0.36 0.70 0.451.35
1.01 0.781.35 1.31 1.14

0.63 0.650.87 0.76 0.62
0.070.10 0.220.22 0.13

“Includes only moves for reasons of housing expense, landlord harassment, and displacement by private action. 
Data source: US Bureau of the Census (2003).

time. Cost drives the overall trend, with fluc
tuations in unemployment, income and rental 
inflation combining to force households into 
various relocation or adjustment strategies. 
These constraints appear to have grown par
ticularly severe in the recession of the early 
1990s and to have moderated during the hesi
tant recovery between 1993 and 1996. The 
acceleration of economic growth in the late 
1990s may have boosted employment and 
income, but it also seems to have unleashed 
greater housing cost pressures before the 
sudden uncertainties in the months after 11 
September 2001. Displacement rates reached 
nearly a tenth of all movers between 1999 
and 2002.

Our numerical estimates of displacement 
are somewhat lower than Freeman and Braco- 
ni’s (2002a) figures (which fluctuate slightly 
below 10 000 households per year), possibly 
because we excluded renters moving 
between different units in the same building. 
Our rate estimates are substantially higher 
(6.2-9.9 per cent versus their range of 5.1
7.1 per cent), because our denominator does 
not include renters who moved from outside 
New York City. A valid analytical case can 
be made for either measure, but it is possible 
with these data to expand the geographical 
scope of only part of the fraction. Those in

the numerator—displaced households—dis
appear from view if they leave the city. If 
we then define the denominator to include 
renters arriving from elsewhere, the measure 
captures only half of the city’s role in 
regional, national and global migration 
circuits. An expanded denominator would 
include the city’s role as a mecca for elite pro
fessionals coming from other global cities, as 
well as young American Midwesterners 
responding to what the real estate editor of 
New York Magazine dubs the “Friends 
effect”, thanks to NBC’s decade-long prime
time “infomercial for New York” (Pi Roma, 
2003). (Now brokers speak of the “Sex in 
the City effect”, for the HBO series that 
lives on through reruns.) And although it 
might be possible to capture the effects of 
low-wage immigrants and refugees willing 
to double- or triple-up in a single housing 
unit to afford the rent, our analysis like 
Freeman and Braconi’s (2004, 2002a,
2002b), relies on the householder’s response 
to the displacement question. Since the 
NYCHVS asks only about the move of the 
‘reference person’, it does not identify 
persons who were displaced from a previous 
home and who now live with a householder 
who was not displaced, or who has lived in 
the same unit for a number of years; in other
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words, the single most logical strategy that one reason from a long list of alternative 
can be used by a victim of displacement (dou- explanations of mobility. The measure 
bling-up with relatives or friends) immedi- ignores a variety of scenarios in which dis- 
ately renders the family invisible from placement pressures are embedded in the 
official estimates of displacement. And unfor- social and economic complexity of everyday 
tunately, we lose sight of anyone who leaves urban life.8, 9 
the city. Understanding the displacement rate 
among these movers would be essential for ment rate, the effects of gentrification are 
an accurate quantitative measure of the dynamic and vary widely with context. First, 
effects of gentrification (see Frey, 1996; displacement appears to fluctuate substan

tially over time in the context of rhythms of 
Regardless of these differences, the analysis housing market competition. Although the 

confirms that, although displacement affects a temporal cycle of the NYCHVS is a bit 
very small minority of households, it cannot coarse, it is possible to stratify results by the 
be dismissed as insignificant. Ten thousand year in which each renter household moved 
displacees a year should not be ignored, into their current unit (Table 2).10 This tabula- 
even in a city of 8 million. Moreover, the tion reveals quite pronounced spikes in the 
recent history of American public policy pro- displacement rate in 1992, 1996 and 2001. 
vides ample illustrations of extremely limited Secondly, displacement varies widely with 
empirical evidence (often in the form of neighbourhood context. The NYCHVS identi- 
widely repeated anecdotes about one or a fies the ‘sub-borough area’ for each sampled 
few individuals) justifying major investment housing unit, an area roughly equivalent to 
and policy changes.7 Citing low figures to the community district level. Sub-borough 
support an argument that displacement is not areas, unfortunately, are coarse aggregations 
a problem does have a certain comforting of several different neighbourhoods, each 
quantitative certainty; but the logic takes us with fine-grained variations in social charac- 
perilously close to a tyranny of the statistical ter, housing stock and histories of community 
majority in which we would dismiss so change. Nevertheless, mapping displacement 
many other signs of inequality on the same rates at this level does give us some limited 
grounds: racial profiling, illegal employer information on where displacees are going, 
retaliation against union organisers, employ- (Another limitation of the survey is that we 
ment discrimination, homelessness, racially 
disparate exposure to environmental toxins, 
biases in arrests, sentencing and incarceration, 
personal bankruptcy, loss of health insurance Year renter moved

into current unit

Looking beyond the aggregate displace-

Hempstead, 2002; Ley, 2002).

Table 2. Displacement rates by year of occupancy

Percentage displaced 
from previous residenceand so on. These phenomena vary widely in 

terms of their individual and social costs— 1989 8.3
and, viewed separately, each may victimise 
only a tiny proportion of the population. But 
they are not separate: they constitute various 
facets of the aggressive reassertion of class 
privilege that has come with the imposition 
of market principles in so many areas of 
social life. Displacement is the leading edge 
of the central dilemma of American prop
erty—the use values of neighbourhood and 
home, versus the exchange values of real 
estate as a vehicle for capital accumulation. 
Additionally, our estimates are constrained 
by the fact that households can choose only

1990 8.6
1991 7.8
1992 9.3
1993 6.9
1994 6.9
1995 5.4
1996 8.2
1997
1998 8.6
1999 9.4
2000 8.0
2001 11.6
2002 9.0

Data source: US Bureau of the Census (2003).
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have even less detailed information on where arrivals comprised between a tenth and a fifth
of movers into the Manhattan neighbourhoods 

Overall, neighbourhood context does seem of the Lower East Side, Chelsea, Clinton, 
to matter (Figure 1). Between 1989 and Midtown and the Upper West Side, and a 
2002, more than 15 per cent of all renters broad swathe of Brooklyn and Queens from 
moving into the Williamsburg/Greenpoint Williamsburg to Ozone Park and Howard 
neighbourhood in Brooklyn were displaced Beach (Figure 2). The pattern cannot be 
from their previous homes. At the other clearly linked to localised gentrification press- 
extreme, displacement affected only 3.7 per ures and, indeed, we see surprisingly low dis
cent of arrivals in the Flatlands/Canarsie placement rates for Harlem and other parts of 
section of Brooklyn around Jamaica Bay. northern Manhattan during this period. But a 
Yet these effects have shifted considerably decade later the pattern is quite different, 
over time. Between 1989 and 1993, displaced with shifting flows of displaced renters in

renters were displaced from.)

VHighest: Williamsburg/Greenpoint 
15.6% of 39 228 ,

25% or more 
20% to 25% 
10% to 20% 
5% to 10% 
less than 5%

»^

WaIW1BI

s>

Lowest: Flatlands/Canarsie 
3.7% of 43 822 
Scale; 1:363 000

Figure 1. Renters displaced from previous residence, by sub-borough area, 1989-2002.
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f igure 2. Renters displaced from previous residence, by sub-borough area, 1989-93.

various parts of central Brooklyn and all the 
way up to Co-op City in the north-east 
quadrant of the Bronx (Figure 3). Not 
surprisingly, more fine-grained stratification 
of the data reveals even greater contextual 
variations, although at the expense of 
smaller sample sizes. Between 2000 and 
2002, more than a third of renters moving 
into Bushwick were displaced, as were a 
quarter of those moving into Brooklyn 
Heights/Fort Greene and Brownsville/ 
Ocean Hill. Among households in poverty, 
displacement rates are highest among those

moving into Stuyvesant Town (50 per cent) 
and Co-op City (40 per cent).

A Model of Displacement

We hypothesise that urban and metropolitan 
housing market dynamics create a variety of dis
placement pressures at the city-wide level and 
that these pressures are expressed in varied 
combinations at the neighbourhood scale. The 
clearest way of testing this hypothesis is to 
determine if all of the variation in the maps of 
displacement rates can be explained in terms

i
iff.£

fa
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Figure 3. Renters displaced from previous residence, by sub-borough area, 1999-2002.

of characteristics of the renters. Consider a the unit where the renter now lives (HR') 
model to distinguish displacees from other differs for displacees and other movers, and 
renters who recently moved into their homes we can estimate another specification which 

adds a set of housing quality and housing cost 
measures (HQ ).I PDisplaced

— A) + + A/fR

+ A/I + e
where, D' is a vector of demographic, human- 
capital and labour market characteristics; R' is 
coded for householders of different racial and 
ethnic identities; and I measures household Finally, we can add variables to measure 
income.
view of socioeconomic characteristics associ- different sub-borough areas across the city, 
ated with displacement. We can then test to Unless the dynamics of gentrification and 
determine if the housing regulatory status of displacement have changed significantly over

In
1 PDisplaced

f PDisplaced
— Ao + A+ A/fR'In(1) l PDisplaced

+ A/I + AwtHR'
+ A//qHQ' + e (2)

ii This approach yields a baseline changes over time and contrasts among the

''i
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the past decade and across neighbourhoods, debates over gentrification and displacement, 
adding this final set of variables will yield no Legislation introduced in the New York state 
significant coefficient estimates or improve- legislature a few years ago, for example, pro

posed a trial programme to offer tax abate- 
We defined a standard menu of variables to ments to landlords to close part of the gap 

operationalise the socioeconomic and housing between rising market rents and what they 
circumstances described above. Many of our currently get from long-term tenants. This 
measures follow those of Freeman and was an attempt to prevent landlords “from 
Braconi (2004, 2002a, 2002b), but we added evicting long-term, elderly, disabled, or other- 
controls for missing and unexpected values, wise vulnerable tenants” (Kilgannon, 2003). 
We adjusted income and rent for inflation The proposal was devised by the Fifth 
(using the regional CPI to convert all values Avenue Committee and press coverage in 
into 2002 dollars) and defined codes for early 2003 profiled Rose Quiles, a 72-year- 
income and rent intervals. We also created old woman who had suffered four strokes, 
exclusive categories for poverty and the barely met the rent obligation with her 
income ranges (since poverty-level incomes Social Security cheque and had lived for 20 
depend on family composition).12 Reference years on the top floor of a four-storey Brook- 
categories for the valuables are not explicitly lyn walk-up that was not covered by state rent 
defined in Table 3, but most of these are regulations (Kilgannon, 2003). Nevertheless, 
readily inferred from the omitted categories our baseline regression model provides only 
for each group of measures.13 We estimated the most limited, qualified evidence on the 
a sequence of logit models to evaluate the socioeconomic profile of displaced renters, 
effects of different sets of predictors and The weak predictive power of the model 
the stability of various coefficient estimates, implies that socioeconomic characteristics 
The models were weighted with the predict only a small amount of variation 
corresponding NYCHVS household weights, between displacees and other movers; put 
using a normalisation procedure so that the another way, displacement seems to affect a 
sum of the weights equals the number of small fraction of movers from a fairly wide 
observations.

ments in model fit.

14 range of socioeconomic groups. Nevertheless, 
some of these effects are surprising: racial and 
ethnic minorities, for instance, are significantly 
less likely to report displacement from their 
previous place of residence, after accounting 
for age, income and other controls.

Adding sequential batches of variables to 
the models still produces mixed results 
(Table 3, Model 2). With the exception of 
public housing, rent regulation has no signifi
cant effect on displacement after accounting 
for all other factors in the model. Recall, 
however, that we have no information on the 
regulatory status of the previous unit from 
which households may have been displaced; 
the results simply mean that displacees are 
no more and no less likely to wind up in a 
stabilised unit after they are forced to leave 
their previous home. Housing cost and 
housing quality measures do seem to matter 
somewhat, significantly boosting model fit 
and yielding several robust coefficient

Model Results

Consider first the baseline model (Table 3, 
Model 1). Although the likelihood ratio chi- 
squared implies a statistically significant 
improvement over a coin toss, the model is 
not much better than that. Barely more than 
half the observations are correctly classified 
and few of the coefficient estimates attain stat
istical significance. Indeed, many of the sig
nificant estimates are unexpected: for
instance, Black, Hispanic and Asian renters 
are less likely to have been displaced than 
similarly situated non-Hispanic Whites. 
Displacement appears slightly more likely 
among the foreign-born, female-headed 
households, those in poverty and those in 
older age-groups. This socioeconomic profile 
bears at least some resemblance to the kind 
of renter discussed in many New York City

15
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Table 3. Logistic regression models of displacement, 1989-2002

Model 1 Model 2 Model 3

Coefficient
estimate

Coefficient
estimate

Coefficient
estimate e?

-2.266
-0.370
-0.281*
-0.212
-0.020

0.102
-0.528

— 2.214*** 
-0.342 
-0.263* 
-0.203 
-0.003 

0.100 
-0.406

-2.285 
— 0.317* 
-0.242 
-0.181 

0.018 
0.114 

-0.395

Intercept
Age younger than 25
Age 25-34
Age 35-45
Age 45-54
Age 55-64
Age unreported

High school graduate 
Some college 
College, associate, or 

professional degree 
Education unreported

Worked last week 
Employment last week 

unreported

Married-couple
household

Children under 18 in 
household 

Female-headed 
household

Household type unknown

Non-Hispanic Black
Hispanic
Asian
Other (includes 

multiracial)
Race unreported 
Foreign-bom 
Bom in Puerto Rico 
Householder birthplace 

unreported

Household in poverty 
Income less than $10 000 
Income $10 000-19 999 
Income $20 000-29 999 
Income $30 000-39 999 
Income $40 000-59 999 
Income $60 000-99 999 
Household income not 

reported

Rent controlled or 
pre-1947 stabilised 

Rent post-1947 stabilised 
Public housing or 

HUD-regulated 
Other regulated housing 
In Rem housing

***
0.71 0.73 0.69
0.77 0.79 0.76
0.82 0.83 0.81

1.021.00 0.98
U1 1.12 1.11

0.670.67 0.59

0.94 0.95 0.97-0.060
0.105

-0.100

-0.054
0.112

-0.100

0.027
0.147
0.050

1.11 1.12 1.16
0.910.91 0.95

0.320 -0.302 0.74 -0.1730.73 0.84

-0.078
0.002

-0.082
-0.004

0.92 0.92 0.930.072
0.1471.001.00 1.16

0.93-0.083 0.92 -0.075 -0.078 0.92

0.830.82 -0.191 * * 0.218**0.194 0.80

0.1360.146* 0.143 1.151.16 1.15

2.14 0.7530.749 2.11 0.761 2.12
0.315*
0.226
0.240*
0.629

0.73 -0.323
-0.241
-0.238*
-0.627

0.72 -0.418 
-0.313*** 
-0.281 
-0.707*

* % * 0.66* * 0.79 0.730.80 **0.79 0.750.79
0.530.53 0.49

0.00-10.363
0.231
0.043

-0.701

0.00 ■ 10.369 
0.234 
0.035 

-0.705

-10.434 
0.221 
0.029 

-0.473

0.00* # * 1.261.26 *** 1.25
1.04 1.031.04
0.490.50 0.62

0.296*
0.370
0.158
0.160
0.174
0.269
0.168
0.304

0.270
-0.414

0.146
0.150
0.170
0.268
0.170
0.307

1.31 0.127
-0.547

0.027
0.039
0.073
0.178
0.082
0.203

1.141.34
0.660.69 0.58
1.16 1.031.17
1.16 1.041.17
1.191.19 1.08
1.31 1.191.31
1.191.18 1.08
1.361.35 1.22

0.094 0.0121.10 1.01

0.067
0.228:

0.029
0.001

1.07 1.03
1.26 1.00

1.020.018
0.426

0.055
0.651

0.95
0.65 0.52

(Table continued)



37THE RIGHT TO STAY PUT, REVISITED

Table 3. Continued

Model 1 Model 3Model 2

Coefficient
estimate

Coefficient
estimate

Coefficient
estimate e?

Monthly gross rent less 
than $300 

Rent $300-$499 
Rent $500-749 
Rent $750-999 
Rent $1 000-1 499 
Rent $1 500-1 999 
Rent unreported

One maintenance 
deficiency

Maintenance deficiencies 
2-4

Five or more deficiencies 
Maintenance deficiencies 

unreported

Overcrowded (l .25-1,50 
persons per room) 

Seriously overcrowded 
(1.50 or more)

Persons per room not 
calculated

Rates neighbourhood 
excellent

Rates neighbourhood 
good

Rates neighbourhood fair 
Rating unreported

Likelihood ratio x2 
X^vs Model 1 
jfvs Model 2 
Percentage correctly 

classified
Number of observations

0.663 1.94

0.541
0.395*
0.349
0.373*
0.303
0.485

1.72
1.48
1.42
1.45
1.35
1.62

1.270.239

0.217** 1.24

0.870.135
0.066 0.94

0.980.024

0.257** 1.29

9.914 0.00

-0.373 0.69

0.70-0.357

0.84-0.179
-0.669 0.51

82.2* 120.7***77.0
5.2 43.7

38.5
56.956.4 58.7

12 258 12 25812 258

‘Significant at p <0.10; **p <0.05; ***p <0.01. 
Data source: US Bureau of the Census (2003).

estimates (Table 3, Model 3). Not surpris
ingly, those living in lower-cost units are 
more likely to have been displaced compared 
with those able to afford high-rent apartments. 
Renters living in sub-standard units or in 
seriously overcrowded homes are more 
likely to have been displaced; those who are 
highly satisfied with the housing stock in 
their neighbourhood are less likely to have 
been displaced.

Contextual Effects

Although the models thus far offer predictive 
lacklustre power, they do provide an effec
tive control for those socioeconomic and 
housing characteristics that are associated 
with displacement. Thus, adding variables to 
capture the role of context—variations over 
time and across different parts of the city— 
should have no effect if displacement is just 
a matter of a few imperfections in the
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housing market forcing a small number of allows us to identify the sub-borough location 
households to move out. Conversely, statisti- of the unit. Adding these measures and esti- 
cally significant model improvements would mating separate models over time allows us 
confirm changes in the displacement process to test a crucial hypothesis: that the accumu- 
and the importance of variations across the lated pressures of gentrification and housing 
city’s many housing sub-markets. We add market competition have forced displaced 
three simple contextual measures: the renters to look farther afield for affordable
borough from which the household moved; 
the borough of the current residence; and, 
the year of the HVS panel. At this point, we 
also calculated standardised logit coefficients 
to put all of the measures on the same scale: 
these coefficients tell us which variables are 
most important in explaining the overall 
pattern of differences between displacees 
and other movers.16

The expanded model results emphasise the 
importance of context, even when it is 
measured with the crude indicators adopted 
here (Table 4). Not surprisingly, renters 
moving from the Bronx, Brooklyn and 
Queens are less likely to have been displaced 
compared with similar movers leaving Man
hattan. Viewed another way, renters moving 
into Brooklyn and Queens are much more 
likely to have been displaced than otherwise 
identical renters moving into Manhattan. The 
odds that a new renter is a displacee are two 
and one half times higher in Brooklyn than several other predictors (for instance, the 
in Manhattan, even after accounting for all clearest link between displacement and 
demographic and housing circumstances, poverty or low-income status appears in 
Geographical variations, even measured at a 1999 and is much weaker in other years), 
very crude scale, post the largest standardised But a third finding stands out as most rele- 
coefficients for the entire model, meaning that vant to our hypothesis. Even after accounting 
they contribute the most to understanding the for all other factors in the models, renters in 
distinguishing features of displaced movers, some sub-borough areas are more likely to 
There is also some evidence, although it is have been displaced from their previous 
far from conclusive, that displacement has homes. Figures 4 and 5 display odds ratios 
changed over time in ways that cannot be for sub-boroughs, comparing each with the 
explained in terms of the characteristics of reference category of Lower Manhattan 
renters, homes and different parts of the city, (defined here as the four zones south of 
Compared with the 1991 sample, recently Central Park). In 1991, displacement effects 
moved renters surveyed in the 1996 panel were most likely among renters in Co-op 
were less likely to have been displaced (note City (in the northern Bronx), Williamsburg 
the odds ratio of 0.76), while the situation and Bay Ridge; no other pails of the city 
worsened in subsequent years (to the 2002 were different from lower Manhattan after 
odds ratio of 1.29).

But context is clearly much more localised and housing units. But as the 1990s pro- 
than the broad variations among boroughs, ceeded, displacement effects appear in more 
For renters’ current residence, the NYCHVS and more parts of Brooklyn and even

homes. The voluminous output from these 
sub-borough models is not presented here, 
but several key findings deserve mention. 
First, measuring context in this way greatly 
boosts overall model fit. On one measure, 
the percentage correctly classified, jumps to 
a bit over 71 per cent for the 1993 and 2002 
models, and to the 74-76 per cent range for 
the other models. Secondly, the coefficient 
estimates point to shifting combinations of 
processes driving displacement over time. 
The pooled models imply that, after we 
account for income and other factors, displa
cement is less likely among Blacks, Hispanics 
and Asians (Table 4). The stratified models, 
however, indicate that this effect has been 
inconsistent over time: racial differences are 
insignificant except for 1993 (where Hispa
nics and Asians are less likely among displa
cees) and 1999 (for Blacks and Hispanics). 
There are similar shifts in the effects for

17 accounting for the characteristics of renters
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Table 4. Expanded displacement models

Coefficient
estimate

Standardised
coefficient

-2.3575
-0.393S
-0.2767*
-0.2225
-0.0276

0.1138
-0.5443

-0.0298
0.1355

-0.0793
-0.1455

-0.092
0.1647

***Intercept
Age younger than 25
Age 25-34
Age 35-45
Age 45-54
Age 55-64
Age unreported

High school graduate 
Some college
College, associate, or professional degree 
Education unreported

Worked last week 
Employment last week unreported

Married-couple household 
Children under 18 in household 
Female-headed household 
Household type unknown

Non-Hispanic Black
Hispanic
Asian
Other (includes multiracial)
Race unreported 
Foreign-bom 
Bom in Puerto Rico 
Householder birthplace unreported

Household in poverty 
Income less than $10 000 
Income $10 000-19 999 
Income $20 000-29 999 
Income $30 000-39 999 
Income $40 000-59 999 
Income $60 000-99 999 
Household income not reported

Rent controlled or pre-1947 stabilised 
Rent post-1947 stabilised 
Public housing or HUD-regulated 
Other regulated housing 
In Rem housing

Monthly gross rent less than $300
Rent $300-$499
Rent $500-$749
Rent $750-$999
Rent $ 1 000-$l 499
Rent $ 1 500-$1 999
Rent unreported

One maintenance deficiency 
Maintenance deficiencies 2-4 
Five or more deficiencies 
Maintenance deficiencies unreported

0.67*
-12.0

0.76 12.7
0.80 -9.2
0.97 -0.9
1.12 2.6
0.58 -2.1
0.97 -1.3
1.15 5.1
0.92 -3.7
0.86 0.9

0.91 4.3
1.18 1.0

-0.0738 
-0.1976 

0.1531 
0.8219

-0.4035*** 
-0.2442 
-0.2887 
-0.6596 

-11.287 
0.165 
0.0668 

-0.516

0.137 
-0.5017 

0.0206 
0.0553 
0.0513 
0.1737 
0.0699 
0.2581

0.0901 
0.0655 
0.0302 
0.00848 

-0.5058

0.6225 
0.5148* 
0.3888 
0.2847 
0.3176 
0.2281 
0.4793

0.236*** 
0.2299 

-0.1024 
-0.0566

0.93 -3.4* * 0.82 9.3
1.17 7.8
2.27 2.6
0.67 -16.2

-10.6Mi* 0.78* * 0.75 8.1
0.52 6.0
0.00 -25,0
1.18 8.5
1.07 1.6
0.60 4.6

3.15 6.0
0.61 3.6
1.02 0.6
1.06 1.9
1.05 1.7

6.71.19
1.07 2.5
1.29 4.4

1.09 4.4
1.07 2.0
1.03 0.8
1.01 0.1
0.60 -8.6

** 1.86 15.9
1.67 14.3
1.48 18.2
1.33 14.2
1.37 13.8
1.26 5.1
1.61 4.4

10.21.27
1.26 10.4
0.90 -2.1
0.94 1.5

(Table continued)
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Table 4. Continued

Standardised
coefficient

Coefficient
estimate

Overcrowded (1.25-1.50 persons per room) 
Seriously overcrowded (1.50 or more) 
Persons per room not calculated

Rates neighbourhood excellent 
Rates neighbourhood good 
Rates neighbourhood fair 
Rating unreported

Previous residence in the Bronx 
Previous residence in Brooklyn 
Previous residence in Queens 
Previous residence in Staten Island

Current residence in the Bronx 
Current residence in Brooklyn 
Current residence in Queens 
Current residence in Staten Island

3993 HVS 
1996 HVS 
1999 HVS 
2002 HVS

Likelihood ratio x1 
Percentage correctly classified 
Number of observations

0.97— 0.0326 
0.2384* 

-10.516

0.7
6.11.27

-9.10.00

0.72-0.3317 
— 0.3496** 
-0.1781 
-0.686

*4= -10.7
0.70 16.0
0.84 7.5
0.50 7.4

-0.51***
-0.7756
-0.268*
-0.4228

17.60.60
* * * 0.46 -30.4

-10.70.76
7.60.66

0.0774
0.9116
0.4342
0.1573

1.08 3.1
£ * * 2.49 52.8

1.54 20.3
1.17 3.1

0.1342
-0.2689

0.1258
0.2563

5.41.14
* £ 0.76 -10.7

1.13 5.3
1.29 10.8

226.3
62.4

12 258

‘"Significant atp <0.10; ** p <0.05;*** p <0.01. 
Data source: US Bureau of the Census (2003).

accommodations in the city, and who are not 
forced to double-up, our multivariate models 
suggest that they are looking farther afield in 
the outer boroughs to find affordable arrange
ments. As gentrification swept with renewed 
intensity across Manhattan through the 
1990s, renters forced to seek homes elsewhere 
moved farther into Brooklyn and increasingly 
into Queens and the Bronx.

Nevertheless, many poor renters do find 
ways of staying in gentrifying areas. In the 
seven neighbourhoods examined by Freeman 
and Braconi, there are still nearly 54 000 
renter households in poverty (Table 5). 
Replacement and displacement both seem to 
be underway: the number of poor renters in 
these communities has fallen by 30 per cent 
since the recession of the early 1990s and 
rent burdens have risen considerably: by 
2002, more than three-quarters of poor

Queens. By 1999, broad sections of Brooklyn 
and Queens serve as destinations for displa
cees. The 2002 panel seems to suggest a 
slight return to the spatial patterns of earlier 
years, with strong displacement effects in the 
Mott Haven, Hunts Point and Throgs Neck/ 
Co-op City sections of the Bronx. But the 
effects are even stronger among renters 
moving into areas all the way from Fort 
Greene to Flatbush in Brooklyn.

Overall, the quantitative analysis provides 
an essential overview of the magnitude of 
displacement across the city and changes in 
the process over the past 15 years. Direct 
displacement is involved in a relatively 
small proportion of moves within the city, 
but it cannot be dismissed or ignored: dis
placement affects 6-10 per cent of all rental 
moves within the city each year. For those 
displaced renters who are able to find new



41THE RIGHT TO STAY PUT, REVISITED

1993 SI1991

IS

di
o, o.

1996

St

«Cb

a
o'

Scale: 1:737 000

Figure 4. Neighbourhood destinations for displaced renters, 1991, 1993 and 1996. Notes: Statistically 
significant odds ratios <p <0.10) from logistic regression displacement models. Medium-grey sub
borough areas have odds ratios between 2.3 and 3.9. Black sub-borough areas have odds ratios from

4.0 to 7.0.

households in these areas were paying more and early-20th-century rent stabilisation are 
than the standard 30 per cent of income critically important. This is the key paradox 
affordability threshold; half were devoting that explains the dangers in any casual 
two-thirds of their income to rent. And yet reading of Freeman and Braconi’s research, 
the unique patchwork of city, state and Just as the growth-machine class attacked 
federal programmes that are woven together rent regulation in the 1980s even while 
in New York City offer some measure of pro- citing those same regulations to dismiss con
fection. Only 1 out of 15 poor renters living in cents about displacement (Smith, 1996), too 
gentrifying neighbourhoods is able to do so in many observers have seized the USA Today 
the unregulated rental market (the ‘other headline verdict on Freeman and Braconi’s evi- 
rental’ category in Table 6). Public housing dence—“Studies: gentrification a boost for

ii
I
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Figure 5, Neighbourhood destinations for displaced renters, 1999 and 2002. Notes: Statistically 
significant odds ratios (p <0.10) from logistic regression displacement models. Medium-grey sub
borough areas have odds ratios between 2.3 and 3.9. Black sub-borough areas have odds ratios from
4.0 to 7.0. The cross-hatched area (Momingside Heights/Hamilton Heights) has an odds ratio of 0.18.

everyone”—while ignoring the more subtle elsewhere) disappear from view. Displaced
individuals and families who are forced topoint that:
double-up cannot be identified. And the struc
ture of the survey (allowing only one choice 
on the question for the householder’s reason 
for moving) terribly simplifies the circum
stances of renters who were pushed out of 
their homes in the midst of other crises, such 
as unexpected bills that made it more difficult 
to meet the rent, job loss, or a divorce. 
Ultimately, then, our quantitative glimpse of 
housing market conditions across the city 
from 1989 to 2002 provides only a partial 
view of the processes of gentrification 
and displacement, and confirms that we need 
to consider the nuanced, qualitative 
experience of individuals struggling to 
remain in their homes in dynamic, gentrifying

Ironically, two of the most maligned 
housing policies, rent regulation and 
public housing, may have a certain logic 
in the context of gentrification ... rent regu
lation reduces housing turnover among 
disadvantaged renters. ... Public housing, 
often criticized for anchoring the poor to 
declining neighbourhoods, may also have 
the advantage of anchoring them to gentri
fying neighbourhoods (Freeman and 
Braconi, 2004, pp. 50-51).

It is deeply troubling that public regulation of 
the market helps to mitigate displacement 
pressures and that this fact is then used to 
justify deregulation and privatisation, _ 
because, we are told, gentrification is a boost neighbourhoods.
for everyone.

Ultimately, the quantitative analysis has its 
limits. Although the NYCHVS is one of the 
best datasets on urban housing market In the second part of our study, we conducted 
changes, it is ill-suited for an analysis of the field research in neighbourhoods within the 
full social complexity of individual and seven sub-borough areas identified by 
family circumstances. Renters who cannot Freeman and Braconi as gentrifying (Fort 
compete in the city’s red-hot real estate Greene, Greenpoint/Williamsburg and Park 
market and who leave for New Jersey (or Slope in Brooklyn and the Lower East Side,

Displacement: A View from the
N eighbour hoods
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Table 5. Rent burden of poverty households in gentrifying neighbourhoods

Monthly gross rent as percentage of household 
income

19961991 1993 1999 2002

101+ 101 +
89.4 101 +

Top decile 
Top quarter 
Median
Bottom quarter 
Bottom tenth

Total number of renters in poverty in gentrifying 
neighbourhoods

101 + 
101 +

101 + 
101 +

101+
101+

66.255.5 56.8 62.7 65
32.3 34.7 37.8 37.234.1
26.6 26.9 26.9 27.4 27.4

65 562 77 990 71 499 62 306 53 885

Note: Rent-toineome ratios are topcoded at 101 per cent or more.

Chelsea/Clinton, Central Harlem and 
Momingside Heights in Manhattan). We 
sought to assess the catalysts for physical, 
demographic, political and economic change, 
organisational dynamics and the roles of 
private and public groups and leaders, neigh
bourhood activism, interventions to ensure 
that disadvantaged groups could remain in 
the neighbourhoods and the effect of neigh
bourhood changes on different disadvantaged 
groups. We were particularly interested in 
the trajectories of neighbourhood change 
over time from the 1970s onwards, which 
groups have been displaced and or are threa
tened with displacement, what happens to 
those who are displaced and public or 
private assistance and decisions that enable 
low-income residents to remain in gentrifying 
neighbourhoods.

Before entering the field, we conducted a 
literature review to understand the histories 
of change in the study neighbourhoods. We 
walked through each neighbourhood and con
ducted in-depth field interviews with 33 
respondents in those neighbourhoods. The 
interviews did not seek to provide objective 
or statistically representative estimates of the 
magnitude or scale of displacement. Rather, 
the interviews were intended to shed light on 
the qualitative aspects of Rends identified in 
secondary datasets and on the perspectives 
of individuals and groups living through 
neighbourhood changes. Interviews were 
conducted as narrative conversations. Inter
viewees were not treated simply as research 
subjects; rather, researcliers and interviewees 
were understood as “equal participant(s) in 
the interaction” (Fontana and Frey, 2000,

Table 6. Rent regulation and poverty households in gentrifying neighbourhoods

Percentage of poor renters living in specified housing type

1993 1996 1999 20021991

26.1 29.9Public housing 
Article 4 or 5 building 
HUD-regulated 
Stabilised, pre-1947 
Stabilised, post-1947 
Other rental 
Mitchell-Lama rental 
Controlled 
In Rem
Total
Total number of units

28.8 30.1 28.9
0.40 0.90 0.51 0.780.24
5.85 8.00 7.66 6.583.87

37.6 41.440.1 38.6 38.2
3.03 2.1 2.712.52 6.02

6.728.05 6.477.18 6.34
3.68 3.033.42 5.92.14

6.28 4.527.21 6.03 3.73
7.32 5.33 3.388.91 3.56

100.0100.0 
65 562

100.0 
77 990

100.0 
71 499

100.0 
53 88562 306
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p. 664; Seidman, 1991). Questions focused 
on describing the gentrification process, 
neighbourhood change and its impact on 
low-income residents.

To identify interviewees, we drafted a pre
liminary list of neighbourhood and city-wide 
contacts identified through Internet searches, 
a literature review and personal contacts to 
start our ‘snowball’ sample (Marshall and 
Rossman, 1999). We sought out community 
residents, community organisers and staff at 
local community-based organisations, people 
who come in contact with those most threa-

scope. Interviewees describe an influx of 
new residents, gentrification processes that- 
expanded further into not yet fully gentrified 
parts of the neighbourhoods, dramatic demo
graphic changes, housing revitalisation and 
new construction, and commercial corridor 
revitalisation.

The changes in Lower Park Slope are fairly 
typical of the changes occurring in many of 
the study neighbourhoods. Lower Park 
Slope, home to a mixture of residents includ
ing older Italian families, Latinos and long
time and more recent White residents, 

tened with displacement, to understand the experienced a massive influx of gentrification 
pressures, situations, contexts and what that transformed 5th Avenue, a major com- 
happens to those who are displaced. In many mercial corridor, and drove up housing 
cases, the community resident, organiser and prices. Residents appreciate many of the 
staff person at a local CBO was the same changes, but fear that the changes ultimately 
person. New York’s political culture of will displace them. A Latina former resident 
tenant activism has produced many local who became a community organiser after 
leaders who staff the city’s non-profit commu- she was displaced from the neighbourhood 
nity organisations, often as housing organ- described her experience 
isers. These respondents, who often live in 
the neighbourhoods in which they work and 
benefit from dense family and community net
works and an intimate knowledge of their 
communities, offer an on-the-ground look at 
gentrification processes and effects.

We present the findings from the field 
research in two parts. In the first part, we 
discuss the displacement pressures on resi
dents. In the second part, we discuss the 
public and private interventions that enable 
low-income residents to remain in gentrifying 
neighbourhoods.

In 1999 my landlord doubled the rent in the 
apartment but we didn’t understand why ... 
My rent went from $750 to $1200. So he 
almost doubled it. There were five other 
families in the building, one from 
Ecuador, one from Columbia ... worked 
in factories all of their lives, lived there 
for about 28 years; we were there for 8 
years ... My apartment was taken over by 
a couple and their cat. So that’s what he 
wanted. He always said he wanted to put 
trees on the block. It faced a factory, 
which he owned. It was part of Park Slope 
but not very residential, more like a com
mercial block. He put trees on it, fixed the 
gates and then sends everybody a letter 
saying the rent doubled. It wasn’t that he 
wanted to make it nice for us. That’s 
where gentrification affects people. He 
was making it look better and fixing it up 
but he was doing it with a mission to put 
in luxury condos for other people (inter
view, 2003).

Neighbourhood Gentrification in the 1990s

Interviewees from all seven study neighbour
hoods described dramatic changes in their 
communities from the mid 1990s onwards as 
a tremendous surge of gentrification increased 
displacement pressures. Even though many of 
these neighbourhoods experienced some form 
of gentrification during earlier economic 
booms in the 1970s and 1980s, the transform
ations brought about by what Hackworth and Like Lower Park Slope, the northern part of 
Smith (2001) labelled post-recession gentrifi- Brooklyn’s Fort Greene neighbourhood has 
cation or the gentrification wave that occurred been rapidly gentrifying since the mid 
in the late 1990s, were different in scale and 1990s, pricing out many lower-income
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residents who had remained there despite explained that he liked the new stores but 
the earlier rounds of gentrification during tire feared displacement:
1970s and 1980s. Myrtle Avenue, known 
locally as ‘Murder Avenue’ because of the 
crack cocaine issues in the 1980s, became

I don’t want to have to take a train to go to 
the Magic Johnson theatre. I live on 126th. I 
should be able to walk to there and when 
I’m done, walk back.tire site of rapid gentrification in the late 

1990s and early 2000s, which transformed it 
from a disinvested corridor to a neigh- Longtime residents are frustrated that after 
bourhood asset with fashionable restaurants, years of fighting to improve their neighbour- 
dry cleaners and an ice cream shop, hoods during periods of severe disinvestment, 
The transformation brought with it higher now that the neighbourhoods are improving, 
rental prices for the units above the commer- these residents will not be able to stay. A resi- 
cial properties and helped to set off a rapid dent of the Lower East Side explained mixed 
transformation of the housing stock just feelings about gentrification: 
north of Myrtle which had until recently 
been one of the few remaining affordable I’ve never had a problem with it. I’ve wel

comed it. But we feel a little bit cheated. 
We were here when no one wanted to be 
here. Landlords were selling buildings for 
$10 000 to 12 000. Now that it’s gotten 
better, we want to be here too. We don’t 
want to wind up moving. It is so unfair ... 
We made it better for our community and 
ourselves. We are here because we had 
nowhere else to go (interview, 2003).

areas.
Central Harlem received an influx of 

middle-class residents throughout the 1970s 
and 1980s but the changes during the late 
1990s and early 2000s are different. 
Harlem’s residents report a solid flow of 
SUVs (sports utility vehicles) of people 
driving through the neighbourhood scouting 
for homes. One resident described the
housing demand: “People are coming up 
while you’re on the street asking who owns 
the building. It’s a daily thing”. The neigh
bourhood also appeals to renters seeking city neighbourhoods built organisations and 
liveable space with manageable commutes, fought to revitalise their communities. Now 
In less than 15 minutes, residents are that these communities are improving, they 
whisked to midtown on a 2 or A train; in find it increasingly difficult to remain. In 
30 minutes, they can reach jobs on Wall the next section, we discuss displacement 
Street. A 20-minute cab ride gets you to pressures on low-income residents.
LaGuardia Airport and every highway inter
sects with Harlem. Rents for floor-through 
apartments in brownstones are capturing 
$1 700 a month.

This resident’s explanation highlights the 
irony faced by many lower-income residents. 
For decades, community residents of inner-

Gentrification and Low-income Residents

The rapid gentrification put tremendous 
Many residents of gentrifying neigh- pressure on low-income residents. Commu- 

bourhoods like Park Slope, Fort Greene and nity leaders, residents and advocates revealed 
Harlem view gentrification and the trans- that displacement from the mid 1990s 
formations it brings as a mixed blessing. A onwards was a tremendous problem for 
Harlem resident describes the changes on many population sub-groups including the 
125th Street in Central Harlem. “People love poor and working class, elderly and immi- 
Starbucks. People who would buy 50-cent grants. While it is certainly difficult to under
coffee now go in there and buy one for stand what happens to residents as they move, 
$3.00”. But residents fear that their new residents and community leaders report that 
shopping venues come with a high price tag residents often double- or triple-up with 
and may help to spur the revitalisation that family and friends, become homeless or 
will ultimately displace them. One resident move into the city shelter system, or move
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out of the city. None of these mobility 
dynamics is captured in the NYCHVS 
dataset, suggesting that it underestimates dis
placement by a significant but unmeasurable 
amount.

According to neighbourhood informants, 
many displ acees are moving out of the city to 
upstate New York, New Jersey and Long 
Island. Community residents and organisers 
in Fort Greene and Harlem described a 
reverse great migration with many residents 
returning to communities of origin in the 
South. A resident explains where displacees go:

A lot of people go to the South, some to 
upstate New York, Schenectady; Albany 
historically has been very cheap and also 
Poughkeepsie is cheap and Orange 
County, A lot of people are going to 
where they had property, to their families 
in Atlanta, the Carolinas (interview, 2003).

Some groups, including seniors, find it par
ticularly difficult to remain in the gentrifying 
city when housing prices increase while their 
incomes do not. An organiser from Brooklyn 
explains:

Most of the displacement is the result of 
landlords tripling rents who know that a 
senior’s income doesn’t go up. It stays the 
same. You know she can’t pay you $1500 
especially when she’s lived there with you 
for years. They have to move in with their 
kids; they can’t go to senior housing 
because there aren’t any—they are booked 
and the waiting-lists are really long. Often 
they go live with family or kids which is 
hard because they are so independent (inter
view, 2003).

protection from the increases. There are few 
alternatives within the city since most senior 
buildings are full, with long waiting-lists. 
Elderly women frequently double-up or 
move in with family outside the city.

New immigrants face similar issues includ
ing accepting poor housing quality, overcrowd
ing, or they leave the city to find housing. A 
community organiser describes the displace
ment choices of the people he works with:

People we just worked with went back to 
Mexico. They were evicted from two unre
gulated places. They ran out of money and 
went back. Some people move to Bush- 
wick; other people are moving in with 
family members. A lot of times you just 
don’t know what happens ... Quite a few 
of the tenants I’ve worked with who have 
been evicted, the Latino population, gener
ally have family in the neighbourhood. One 
part of the generation lives in regulated 
housing; another lives in unregulated. 
They will get evicted and move in with 
family members who have protection from 
eviction (interview, 2003).

For those with no alternative, there is the 
city’s shelter system. Community organisers 
described their frustration when efforts to 
find affordable housing for tenants failed and 
tenants turned to the shelter system. In 2003, 
community leaders in a Williamsburg non
profit referred people to the shelter system 
for the first time since their organisation’s 
founding in the 1970s. The number of 
people in New York City’s shelter system 
suggests the severity of the city’s current 
housing affordability crisis. In July 2003, 
more than 38 000 people, including 8249 

In neighbourhoods throughout Central and families and more than 16 500 children, used 
Northern Brooklyn, we heard about elderly the New York City shelter system, far exceed- 
women occupying apartments for decades ing the last peak of 28 737 reached in March 
while paying less than market rate rent. As 1987 (Supportive Housing Network of 
gentrification transformed their neighbour- New York, 2003). 
hoods, pressure to raise their rents increased.
Landlords of rent-regulated buildings that dotal. It is difficult to know with certainty 
offer below-market rents to senior citizens whether they represent isolated incidents or 
can receive a tax abatement called SCRIE, widespread trends. But these findings appear 
the Senior Citizen Rent Increase Exemption, in interviews with sufficient consistency and 
but unregulated buildings provide little frequency to provide important evidence

These interview reports are of course anec-
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augmenting and filling in important gaps in 
our quantitative analysis.

luxury decontrol cap. In Clinton, the area in 
Manhattan in the west 50s, landlords are 
reportedly using a variety of illegal tactics to 
capture higher rents. In one scheme, landlords 
rotate tenants in rent-stabilised buildings to 
capture the rent increase, pushing the units 
more quickly towards $2,000 so that they 
can decontrol and capture windfall profits in 
what one community leader describes as 
“the most intensely gentrified neighbourhood, 
right west of Midtown” (interview with com
munity leader, 2003). For their part, tenants 
reportedly choose not to challenge landlords 
to improve housing quality or charge legal 
rents in rent-stabilised buildings because 
they are afraid that landlords will harass 
them. An organiser explained:

They are happy that they have some sort of 
apartment even though the landlord is over
charging under rent stabilisation. In this one 
building, it was pretty clear that everyone in 
the building was oveipaying at $1700. They 
were being overcharged but in their mental
ity, to have a $1700 apartment in Manhattan 
was great and they did not want to make 
waves (interview, 2003).

How Low-income Residents Stay in 
Gentrifying Neighbourhoods

Freeman and Braconi (2004; 2002a, 2002b) 
found that low-income residents in gentrifying 
neighbourhoods had lower mobility rates than 
similar residents in non-gentrifying areas. 
This seems counter-intuitive but raises 
important and unexplored questions about 
how low-income residents stay in gentrifying 
neighbourhoods. Certainly not all residents 
are displaced, but what enables them to stay? 
We address this question in the next section.

Public Interventions

Of the myriad forms of assistance available, 
interviewees identified the city’s rent regu
lations as the single most important form of 
public intervention. In 2002, 49 per cent of 
housing units in New York City were rent- 
stabilised, 3 per cent were rent-controlled 
and another 17 per cent were regulated by 
some other form of regulation, leaving 32
per cent unregulated (Previti and Schill, In Brooklyn, the story is similar.
2003). Changes to rent regulation legislation 
over the past 10 years, however, have 
reduced the regulated housing stock by 
about 105 000 units city-wide, suggesting 
that the role of this important safeguard has 
diminished over time (Chen, 2003).

Interviewees identified problems affecting 
the regulated stock in gentrifying neighbour
hoods. Landlords illegally charge excessive Staff at the Pratt Area Community Council 
rents for stabilised units, send tenants threa- (PACC), a CDC, related the story of a tenant 
tening notices to leave the regulated stock, in a rent-stabilised apartment whose landlord 
stop providing services and threaten to look constantly files frivolous cases with city and 
at immigration papers. The Rent Regulation state agencies as a form of harassment (inter
Act of 3997 allows landlords to increase the view with a community organiser, 2003). 
rent of regulated apartments by between 18 Community organisation staff members 
and 20 per cent upon vacancy. When the report a sharp increase in the number of resi- 
rent reaches $2000, landlords can remove dents seeking help to cope with landlords 
the unit from the regulated housing stock. In who file personal holdover evictions, and 
a market with soaring market rents, and the suggest that the process is being abused to 
ability to reach a rent level that enables them remove tenants illegally,18 Tenants in desig- 
to decontrol units, landlords have an obvious nated SROs (single room occupancy units) 
incentive to increase rents to reach the are also facing displacement pressures even

The only tenants we have now who are in 
danger are in rent-stabilised apartments. 
The landlord has been harassing them for 
a long time to try to get them out. Landlord 
tries to increase the rent to $2000 or beyond 
and deregulate (interview with a commu
nity organiser, 2003).
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though they have eviction protection. Since half of its 3064 project based Section 8 units 
1983, landlords are required to get a certificate by 2006 under rules currently in effect, 
of no harassment before removing tenants in Harlem could lose 77 per cent of its nearly 
certified SROs. Technically, landlords 3900 units by 2009 (HUD Section 8 Data- 
cannot convert units without the consent base). Community leaders and residents are 
letter, but community leaders report that land- working aggressively, especially on the 
lords remove tenants by buying them out, con- Lower East Side, to ensure that landlords 
verting the units illegally, or cutting off renew contracts, but this is time- and energy- 
services with the intention of wearing the intensive and produces contracts that last for 
tenants down until they leave. A neighbour- only a few years at a time, forcing tenants to 
hood organiser in Fort Greene described one do battle constantly to save their homes, 
situation: “We worked with an SRO building
...the landlord cut off heat and hot water, the city’s voluntary 80/20 inclusionary

zoning programme, but community groups

Some low-income residents benefit from

Now it’s boarded up” (interview, 2003).
Interviewees listed assisted housing as the argue that, given the city’s recent upzoning 

next most used support. Thousands of resi- of many neighbourhoods and the expected 
dents live in housing with some form of high production rates in the private housing 
public subsidy, including federal public market, the programme should be mandatory, 
housing, housing vouchers and Section 8, or Upzoning enables landowners to capture 
New York State’s Mitchell-Lama programme, windfall profits; the city should capture 
Public housing offers considerable protection some of this back in the form of affordable 
against displacement for 181 000 households, housing units for the benefit of the entire 
Vouchers provide another critical form of city. Mandating inclusionary zoning in deve- 
support but are threatened by proposed loping neighbourhoods could produce units 
federal cutbacks. Another 20 000 people for low-income residents, rather than simply 
with HIV/AIDS receive rental assistance assuming that units will trickle down by 
from the city’s Human Resources Adminis- increasing supply. This is particularly an 
tration (Supportive Housing Network of issue as the number of low-income units 
New York, 2003). Even with these supports, decreases. The waiting-lists for these pro
file supply of affordable housing is inadequate grammes suggest the extent of outstanding 
to meet needs. need. Community organisation and industrial 

organisation leaders also argue that some 
zoning changes in formerly industrial areas 

' that allow for mixed zoning including residen
tial facilitates gentrification by allowing resi
dential conversions which negatively impact 
local jobs and affordable housing (Curran, 
2004; interviews, 2003).

Public interventions enable many low-

Currently 224 000 households are on the 
waiting-list for Section 8 rental vouchers..
A typical family now spends eight years on 
the waiting-list for an apartment in one of 
the city’s public housing developments 
(Rose et ah, 2004, p. 12).

Some of these programmes, like the federal 
Section 8 programme and the state Mitchell- income residents to remain in gentrifying 
Lama programme, are time-delimited, neighbourhoods but they are not the only 
enabling owners to opt out of the programme interventions. We turn next to private strat- 
at the end of their contracts and many of egies including community organisation 
these contracts are due to expire within the production and organising, the decisions of 
next 10 years, threatening thousands of afford- individual landlords and resident decisions, 
able housing units (DeFillipis, 2003). Some 
neighbourhoods have high concentrations of 
Section 8 housing and could expect a severe 
loss in affordable units in the next few years. For many low-income residents, staying in 
The Lower East Side could lose more than gentrifying neighbourhoods means accepting

Private Strategies
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poor housing quality, coping with high 
housing cost burdens and/or sharing housing 
with other residents. A community leader 
explained the choices in Brooklyn:

If a unit is unregulated, there is no eviction 
protection; there are no controls of the rent. 
If you can’t pay it, you just leave. If you 
move away from the brownstone area of 
Fort Greene and move closer to Bed Stuy, 
the tenants in the unregulated housing will 
be families pooling their resources, 
Mexican immigrant families with terrible 
housing conditions and overcrowding. One 
of the ways people cope is to crowd it out. 
You either accept sub-standard housing or 
pool your resources (interview, 2003).

thousands of disabled people and older 
people, for example, who pay far below 
the market rate and have been for a long 
time because the landlord knows them and 
has a relationship with them. He makes 
this illogical decision and that’s why the 
old lady comes in and has been paying 
$600 for the last decade. There are commu
nity values that mediate the market. Not 
100 per cent but in many cases, there is a 
community consensus that we shouldn’t 
evict the disabled, single person; this med
iates the pressure to raise the rents. As the 
market rate goes up and up, that consensus 
breaks down. One older woman was paying 
$500, the market was paying $800. The 
landlord knew she couldn’t pay it and it 
wasn’t worth it to raise the rent; he didn’t 
really need the money. By 2002, market 
rate was up to $1100. It’s one thing to 
lose $300 a month, another thing to lose 
$600 a month (interview 2003).

Housing quality and affordability become a 
trade-off; residents fear that complaining 
about housing quality will result in displace
ment. An organiser explained that some low- 
income tenants in Fort Greene “are paying 
below market rate, but they are in really hazar
dous conditions” (interview, 2003). Some dis- 
placees, especially single parents, the elderly, . . .
immigrants and younger families, remain in ^ents but it is highly unstable. These are

tenuous relationships that end as landlords 
pass away or sell their buildings. And gentrifi
cation itself has been chipping away at the 
informal housing market as landlords realise 
the extent of their lost income and raise

The informal housing market provides 
housing to many otherwise vulnerable resi-

the city by doubling up with family or 
friends. Overcrowding is a particularly 
serious problem in poor immigrant commu
nities. Poles and Latinos in Williamsburg, 
Africans and Latinos in Harlem, Chinese on 
the Lower East Side and an array of immi
grants in Brooklyn often live in severely over
crowded conditions merely to pay the rent.

While many low-income residents are 
forced to live in sub-standard housing to find 
affordable rents, many other low-income resi
dents live in good-quality private rental 
housing and pay below market rents. Intervie
wees throughout many of the study commu
nities described an informal housing market 
in which landlords know the tenants, in 
many cases for decades, and charge rent that 
the tenants can afford. A community leader 
explains how this works:

rents accordingly.
Home-ownership is often viewed as a pro

tection against gentrification but, as housing 
values increase, rising property taxes often 
make home-ownership impossible, especially 
for the elderly and other residents on fixed 
incomes. Since 1981, New York City’s pro
perty tax structure has benefited residents 
who own and live in one to three family build
ings. Property taxes can increase only 6 per 
cent a year or 20 per cent over 5 years and 
properties are taxed only at 8 per cent of 
their assessed value (Collins and Werkstell, 
2003). A tax benefit created to keep home
owners in Queens and Staten Island from 

Landlords are not always maximising their leaving the city now ironically provides pro
income. Many things affect the decisions tection to home-owners who would otherwise 
of landlords. There are members of the be displaced by rising property taxes. This no 
community, there are thousands and doubt provides a benefit for some low-income
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into the shelter system with her son. The 
landlord did not call off that eviction 
proceeding (interview with a community 
leader, 2003).

Hartman and Robinson (2003) note that organi
sations in other parts of the country have 
adopted similar strategies. They describe these as

useful quivers in the antidisplacement 
armamentarium, and even when evictions 
are ultimately still carried out, they serve 
to dramatically publicise housing problems 
and injustices, stressing the property rights 
vs. housing rights theme (Hartman and 
Robinson, 2003, p. 484).

households, but few such households in 
New York are home-owners. Interestingly, 
the tax structure may benefit moderate- 
income households who bought homes in 
neighbourhoods as they were gentrifying.

Community organisations play an impor
tant role in ensuring the availability of afford
able housing through their organising and 
housing production efforts. Even though 
many of New York’s housing units are regu
lated, thousands of units are not regulated 
and there is an important geography to the 
regulation. Since fewer units in Brooklyn’s 
inner-ring brownstone neighbourhoods are 
regulated, community organisers have sought 
strategies to stem the effects of displacement.
Lower Park Slope’s Fifth Avenue Committee The effect of these campaigns is uncertain. 
(FAC) launched an anti-displacement cam- It is hard to say whether a new neighbourhood 
paign to transform neighbourhood political norm is created in Park Slope or whether 
culture and challenge landlords who displace landlords are altering their behaviour beyond 
residents through excessive rent increases individual cases.
(Slater, 2004). In addition to organising, the city’s com- 

Groups throughout Central and Northern munity development corporations and other 
Brooklyn adopted FAC’s strategy. In 2001, non-profit housing developers have produced 
the Pratt Area Community Council (PACC) thousands of units of affordable housing. The 
created Brooklyn Community Action to additional production has certainly helped to 
build leadership among people who might be relieve the need for housing but some, includ- 
faced with displacement. Their initial efforts ing those running neighbourhood non-profits, 
quickly expanded into Displacement Watch, point out the limitations. First, organisations 
a programme that “holds weekly meetings acknowledge that these efforts are a drop in 
for tenants, negotiates with landlords and the bucket compared with the housing need, 
organises letter-writing campaigns, prayer Secondly, support for higher-end housing and 
vigils and demonstrations” (Jackson, 2002). the need for affordable home-ownership 
The anti-displacement campaigns and organ- opportunities in many neighbourhoods shift 
ising efforts are designed to pressure landlords the agenda of the bigger organisations to pro- 
into reducing rents. A community leader ducing affordable home-ownership, leaving 
explains an action: few organisations producing housing for very 

low-income residents. The housing market 
The first case we took was for a tenant who boom has also made it more difficult for corn-
lived on Myrtle above a popular restaurant, munity organisations to purchase property for 
She had a Section 8 voucher, lived there development. In the 1970s, 1980s and 1990s, 
over a decade, had a kid and was very groups could easily find property and often 
active in the neighbourhood. A new land- acquired it for free or for a small cost from 
lord took over and served 30-day eviction the city. The city’s Third Party Transfer pro
notices to her and another family in the gramme allowed the city to transfer ownership 
building. Through a clergy campaign and of buildings with unpaid property taxes at risk 
threatening boycott of his store, we got of abandonment to other entities. Community 
her a two-year lease. This was relatively organisations used to acquire buildings 
pretty easy. The other family in the building through this programme but now find them- 
did not work with us. She ended up going selves competing with private developers.
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As Freeman and Braconi suggest, many emphasise the enormous difficulties in 
low-income families stay in gentrifying answering “the question of whether gentrifica- 
neighbourhoods, but the interventions that tion harms the poor”. Yet these caveats and 
enable them to do so all have serious limit- nuances are usually lost in the press coverage 
ations. Publicly assisted programmes are of the research: “Gentrification: a boost for 
losing support and the informal private everyone” (Hampson, 2005). 
market is crumbling. Inclusionary zoning 
holds the most potential to capture some of high costs for theoretical understanding of 
the advantage of the booming real estate neighbourhood change and even higher tolls

for poor and working-class residents and the 
tattered policies in place to give them some 
protection. Those who are forced to leave gen
trifying neighbourhoods are tom from rich 

For at least a generation, proponents of gentri- local social networks of information and co~ 
fication have argued that the process involves operation (the ‘social capital5 much beloved 
little or no displacement—and that, in any by policy-makers); they are thrown into an 
case, its benefits for cities far outweigh the ever more competitive housing market 
costs imposed on a few unfortunate poor shaped by increasingly difficult trade-offs 
households (Sumka, 1980). In recent years, between affordability, overcrowding and 
some proponents have gone even further to commuting accessibility to jobs and services, 
argue that the process is inherently good, All of the pressures of gentrification are 
even for its victims. The new urbanist archi- deeply enmeshed with broader inequalities 
tect Andres Duany cries out in the pages of of class, race and ethnicity, and gender 
the American Enterprise Magazine with (Atkinson, 2002; Curran, 2004; Rose, 1984; 
“Three cheers for gentrification”, contending Smith, 1996). 
that it “rebalances” concentrated poverty 
while offering the improved tax-base, “mb- households per year were displaced in 
off work ethic” and political power of the New York City between 1989 and 2002, 
middle class: “It is the rising tide that lifts slightly lower than the total number identified 
all boats” (Duany, 2001, p. 37). Georgetown in earlier estimates (Freeman and Braconi 
Law Professor J. Peter Byrne does not shout 2002a). However, our displacement rates are 
quite as loudly in his “Two cheers for gentri- slightly higher, reaching between 6.6 and 9.9 
fication”, but he still contends that “gentrifica- per cent of all local moves among renter 
tion is good on balance for the poor and ethnic households. We expect that both figures 
minorities” (Byrne, 2003, p, 406). In an era of underestimate actual displacement, perhaps 
aggressive, state-driven privatised deregula- substantially, because the NYCHVS does not 
tion marked by intense rivalry among cities include displaced households that left 
trying to gentrify themselves (Smith, 2002), New York City, doubled up with other house- 
the defiant cries on behalf of the poor, hated holds, became homeless, or entered the shelter 
gentrifiers are at once ironic, amusing and pol- system—all of which were identified as wide- 
itically effective. Moreover, gentrification spread practices in the field interviews. The 
proponents have carefully selected from the dataset also misses households displaced by 
evidence provided by Freeman, Braconi and earlier rounds of gentrification and those that 
Vigdor—ignoring their careful qualifications will not gain access to the now-gentrified 
and warnings. Freeman and Braconi (2004, neighbourhoods in the future, 
p. 51) caution that “Even though gentrification
may provide benefits to disadvantaged popu- finding that not all low-income residents are 
lations, it may also create adverse effects displaced by gentrification. The historically 
that public policies should seek to mitigate”; specific web of housing supports that devel- 
and Vigdor (2002, p. 171) is careful to oped in New York City from the 1920s to

Underestimating displacement involves

market.

Conclusion

We found that between 8300 and 11 600

We concur with Freeman and Braconi’s



52 KATHE NEWMAN AND ELVIN K. WYLY

the 1970s has played a key role in mediating 
the effects of current rounds of gentrification. 
If they were not already displaced in the 
massive housing market changes of the 
1970s and 1980s, some low-income renters 
in gentrifying neighbourhoods of New York 
are protected, to a greater degree than resi
dents in many other cities, from some of the 
direct displacement pressures that have 
accelerated in recent years. The pressures on 
land markets in these global cities are parti
cularly intense. But for those cities where 
previous generations saw the creation of a 
few regulatory mechanisms, the current 
environment is mixed, precarious and set 
for dramatic change. As affordable housing 
protections are dismantled in the current 
wave of neo-liberal policy-making, we 
are likely to see the end-game of gentrifi
cation as the last remaining barriers to 
complete neighbourhood transformation are 
tom down.

For decades, New York has sought to 
attract new middle-class residents and 
federal priorities echo these strategies. But 
the recent gentrification wave has fundamen
tally altered the development context in 
many formerly disinvested neighbourhoods. 
Focused on market-based solutions, the 
neo-liberal state and even some community- 
based developers, have neglected the 
housing needs of poorer residents. Inclusion- 
ary zoning, housing preservation and new 
construction can complement the market rate 
and high-end affordable housing development 
and rehabilitation well underway in these 
neighbourhoods. Community organisations, 
residents and organisers are strenuously 
working to ensure that affordable housing 
exists, but the urgency of the need has yet to 
reach policy-makers at city, state or federal 
levels.

US cities are at a critical turning-point and 
New York City, as a global city with a long 
history of gentrification, is facing these 
issues earlier than many other places. It is an 
instructive case that suggests the benefits of 
housing protections for low-income residents 
in gentrifying communities and the potential 
pitfalls of weakening these supports. The

goal of home-ownership and revitalisation of 
mixed income/mixed race neighbourhoods 
will not produce the beneficial changes 
policy-makers seek if protections for low- 
income residents are not also included. 
Community actors and policy-makers have 
argued that gentrification is necessary to 
revitalise low-income neighbourhoods. But 
the context for redevelopment has changed. 
Gentrification is not a minor phenomenon 
that affects a few communities; it is evidence 
of vast urban restructuring. The recent wave 
of gentrification washed through the city 
with a speed and a force that few, if any, 
predicted. Low-income residents who 
manage to resist displacement may enjoy a 
few benefits from the changes brought by 
gentrification, but these bittersweet fruits 
are quickly rotting as the supports for low- 
income renters are steadily dismantled.

Notes
Many of the papers presented at the Septem
ber 2002 conference were published in the 
November 2003 issue of Urban Studies, 
while several others appear in The New 
Urban Colonialism (Atkinson and Bridge, 
2005).
The NYCHVS uses sub-borough areas, 
which are similar to Community Districts. 
Sub-borough areas are quite large and 
include a number of neighbourhoods with 
different political cultures, physical and 
locational characteristics and populations. 
Hartman and Robinson (2003, p. 467) cite 
evidence on the higher mobility rates of 
lower-income renters.
Freeman and Braconi’s displacement 
estimates are presented in a table in their 
article in The Urban Prospect (2002a, 
p. 2), and their definitions are described at 
length in a longer, preliminary version of 
their 2003 MPA article that was kindly 
provided by Lance Freeman (Freeman and 
Braconi, 2002b). They exclude evictions 
from the definition of displacement 
because, they suggest, the processes asso
ciated with evictions are theoretically and 
practically distinct from the processes 
driving gentrification-induced displacement. 
In particular, Freeman and Braconi note that 
the vast majority of eviction notices are filed 
against tenants who fail to pay rent and that

1.

2.

3.

4.
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most of these court filings do not result in 
actual evictions:

which combines the multiple waves of the 
NYCHVS, cannot therefore be used to 
obtain unbiased estimates of overall mobility 
rates. But there is no reason for any systema
tic relationship between this possible 
double-counting and the incidence of displa
cement, so our analysis should not be 
affected.

6. The Census Bureau has reweighted the 
microdata files when new information from 
the decennial Census counts have become 
available. The Bureau produced a matched 
version of the 1991, 1993, 1996 and 1999 
files permitting comparable analyses of 
certain trends in the existing housing stock 
for these years. But the 2002 survey (as 
well as the 2005 survey now underway) is 
weighted according to the 2000 Census 
count and thus cannot be taken as strictly 
comparable with the earlier sample factors.

7. The clearest illustrations in the US include 
welfare reform, in which Ronald Reagan’s 
apocryphal (and ideologically powerful) 
story about a ‘welfare queen’ driving a 
Cadillac animated Congressional debates in 
the 1980s and resurfaced in social-scientific 
guise in the underclass literatures of the 
1990s; the transformation of public 
housing, in which underfunding and severe 
deterioration of a small subset of a small 
fraction of the nation’s small stock of afford
able government-owned housing was used to 
justify sweeping changes emphasising 
deconcentration and market-oriented vou
chers for housing ‘choice’; and the selective 
use of measures of extremely rare (but high- 
impact) events, most notably violent crime 
and terrorism, to justify increased expendi
tures on policing, surveillance and ‘secur
ity’—and to legitimate ever deeper cuts in 
investments for social welfare.

8. Consider the hypothetical case of two young 
people living separately with their families 
in Hell’s Kitchen in the late 1990s, as the 
area began to witness significant reinvest
ment and rental inflation. If these people 
wish to move into a new place together, 
they may not even think of looking nearby 
in their suddenly popular, suddenly unaf
fordable neighbourhood. If they manage to 
find a run-down apartment on a subway 
line in Bushwick and they are asked in the 
NYCHVS why they left their previous resi
dence, the one designated as the ‘house
holder’ will almost certainly choose ‘newly 
married’ or ‘wanted to establish separate 
household’. But as we will see from the 
qualitative results later in this study, these 
partners were unable to establish their new

We have not included evictions in our 
estimate of displacement because both 
anecdote and logic suggest that non
payment evictions are more often due to 
household financial crises than to incre
mental rent increases, even if relatively 
large. Short of an abrupt shock to 
income or to non-housing household 
expenditures, a rational renter would not 
remain in an unaffordable dwelling unit 
until the point where a non-payment evic
tion order is executed (Freeman and 
Braconi, 2002a, pp. 10-11).

To maintain comparability, our analysis 
follows Freeman and Braconi in excluding 
evictions from the displacement estimates; 
yet it is crucial to recognise the substantial 
implications of this decision. Freeman and 
Braconi cite a total of 23 830 evictions in 
1999—compared with a total estimate of 
37 766 movers who were displaced over a 
4-year period (1996-99) according to their 
more limited set of criteria. As Hartman 
and Robinson (2003, p. 463) emphasise, 
tenants threatened with eviction face a long 
and complicated legal process and they 
“may move out and give up the battle at 
many different stages”. As a consequence, 
even the few official data sources on evic
tions that do exist may understate the full 
extent of forced evictions. This is particu
larly important in cases where renters are 
facing a variety of individual and household 
difficulties at the time when a landlord 
initiates the action, either through friendly 
pressures, various forms of harassment or 
formal legal process. Renters may or may 
not cite ‘eviction’ as the single most import
ant reason for their previous move when 
asked in the NYCHVS if, for example, 
they were subtly pressured by a landlord at 
the time that they were going through a 
divorce and having increasing difficulty 
paying a rent that had increased steadily 
over the previous few years.

5. We used a three-year time window for 1991 
and 1993, and a four-year window in the 
case of the other surveys. This maximises 
coverage of householders who moved 
between 1989 and 2002, but it does intro
duce the possibility of some double-count
ing: our dataset might, for instance, include 
a renter who moved into a unit in 1993 and 
responded to both the 1993 and 1996 
NYCHVS questionnaires. Our dataset,
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household in their gentrifying neighbour
hood and would certainly have strong feel
ings about gentrification and displacement, 
even if they did not meet the strict criteria 
used here.

9. It is also important to re-emphasise that dis
placed households ‘disappear’ from the data 
if they double up or leave the city. If gentri- 
fication-induced displacement follows the 
pattern of eviction, this bias is likely to be 
substantial. The number of NYCHVS 
renter households reporting eviction from 
their prior residence is only about a tenth 
of the figure of actual evictions reported by 
the Rent Guidelines Board (2000, p. 56).

10. This stratification is vulnerable to the possi
bility of double-counting described in note 5 
and so the number of households is not 
shown. Since there is no reason to expect 
this replication to be more or less common 
among displacees, the rates should be 
immune to bias.

11. We considered alternative modelling 
approaches (such as probit analysis), and 
ultimately settled on the logit framework as 
the most intuitive and appropriate. Logistic 
regression makes the assumption that the 
underlying response variable is qualitative 
(directly relevant for our needs), while 
probit analysis assumes an underlying quan
titative response corresponding to the cumu
lative normal distribution function (Pampel, 
2000). Both approaches yield similar 
results in terms of coefficient direction and 
significance, but logit results are more 
readily interpreted.

12. This means that our low-income, non-poverty 
categories are comprised of students, single
person households and others with limited 
resources who would nevertheless not be 
class!bed as poor by the Census Bureau.

33. For example, the reference category for age 
is persons over age 65; for education, less 
than a high school diploma or G.E.D.; and 
for employment status, did not work last 
week. For the rent regulation variables, the 
reference category is private, unregulated 
market rentals: public housing and HUD- 
regulated units include those owned and 
managed by the New York City Housing 
Authority and units in buildings receiving 
subsidies that require HUD to regulate 
rents in the building. The HUD lists used 
by Census Bureau staff to code the 
NYCHVS are organised by building rather 
than housing unit, so they do not identify 
units where renters receive Section 8 certifi
cates or vouchers unless the entire building 
is federally subsidised; see US Bureau of

the Census, 1999). For the race and ethnicity 
of the householder, those choosing multi
ple responses on the 2002 survey constitute 
only 0.65 per cent of the weighted popu
lation estimate of renters moving since the 
previous survey; these householders are 
included in the category for ‘other’ race.

14. The weighting procedure is necessary to 
adjust for the fact that some populations 
are represented better than others in the 
survey sample; the normalisation procedure 
is necessary because simply weighting the 
regression will artificially inflate the statisti
cal significance of coefficient estimates.

15. The unexpected racial and ethnic contrasts in 
displacement, coupled with the lack of con
sistent income variations, present some intri
guing possibilities. A generation of 
immigration and suburbanisation has trans
formed many facets of New York City’s 
housing and neighbourhoods, and thus it is 
entirely possible that we must reconsider 
longstanding assumptions regarding the dis
parate impacts of displacement. Yet defini
tive conclusions are problematic because of 
the invisibility of displaced renters who 
leave the city; all of the model coefficients 
for race/ethnicity and income are subject 
to bias if those leaving the city are different 
from displacees who manage to find alterna
tive apartments in New York. Obviously, the 
NYCHVS cannot be used to test for or 
control these biases. But there is a general 
consensus that out-migration cannot be 
ignored: the city is a key national source 
for retirement migrants (who tend to be 
middle- or higher-income Whites) and the 
long-running ‘balkanisation’ debate implies 
that immigration accelerates the departure 
of unskilled native-born workers (Frey, 
1996). The precise mixture of these class 
and racial/ethnic variations remains 
unclear; but Ley’s (2002) recent analysis of 
Canadian and Australian evidence points to 
the importance of housing market pressures 
more than job competition and there are 
other signs corroborating the notion that 
some displacees may be leaving the city. 
Stack’s (1996) ethnographic work reveals 
that strengthened migration streams of 
African Americans out of northern industrial 
cities have been important factors in a 
number of poor rural counties in the South.
In an analysis of New York City in the 
1980s, Hempstead (2001, 2002) found little 
evidence that immigration-induced labour 
market competition drove unskilled native- 
born workers out of New York; but she did 
find that native-born Blacks and Whites are
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equally likely to move out of the metropoli
tan area—a stark contrast to the predomi
nance of Whites in intracity and city-to- 
suburb moves (Hempstead, 2001). And in a 
rare examination of the relationship 
between migration and changes in household 
structure, Salvo etal. (1990) drew on PUMS 
data for the 1.5 million persons in house
holds who lived outside New York City in 
1980 and who had at least one household

reniassance?, European Journal of Housing 
Policy, 4(1), pp 107-131.

Atkinson, R. and Bridge, G. (Eds) (2005) The 
New Urban Colonialism: New Perspectives on 
the Gentry in the City. London: Routledge.

Beauregard, R. (1986) The chaos and comple
xity of gentrification, in; N. Smith and 
P. Williams (Eds) Gentrification of the City. 
London: Unwin Hyman.

Beauregard, R. (1989) The spatial transfor
mation of postwar Philadelphia, in: R. Beaure
gard (Ed.) Atop the Urban Hierarchy,^. 197— 
240. Totowa, NJ: Rowman and Littlefield.

member who migrated from the city since 
1975; among their findings were distinctive 
patterns among native-born African Ameri
cans and Puerto-Ricans “indicative of return Beauregard, R. (1993) Voices of Decline. 
migration into existing inaroed-couple house
holds” (Salvo et al, 1990, p. 316).
The standardised coefficients are calcu-

Oxford: Blackwell.
Berry, B. (1985) Islands of renewal in seas of 

decay, in: P. Peterson (Ed.) The New Urban 
Reality. Washington, DC: The Brookings 
Institute.

Byrne, J, P. (2003) Two cheers for gentrification, 
Howard Law Journal, 46(3), pp. 405-432. 

Chen, D. (2003) Bit by bit, government eases its 
grip on rents in New York, New York Times, 
19 November.

Collins, .T. A. and Werkstell, B. (2003) The 
New York City Property Tax: An Overview in 
Plain English. New York: Dram Major Institute 
for Public Policy. (http://www.drummajorinsti- 
tute.org/plugin/template/dmi/14/1461; acces
sed 24 November).
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Environment and Planning D, 20, pp 581-596. 

Curran, W. (2004) Gentrification and the nature 
of work: exploring links in Williamsburg, 
Brooklyn, Environment and Planning A, 36(7), 
pp. 1141-1330.

DeFilippis, J. (2003) Keeping the doors open: 
HUD-subsidized housing in New York City. 
Community Service Society Policy Brief 
(http://www.cssny.org/pubs/poIicybrief/pol- 
icybriefl3.pdf; accessed 21 January).

Duany, A. (2001) Three cheers for gentrification. 
American Enterprise Magazine, April/May, pp. 
36-39.

Fontana, A. and Frey, J. H. (2000) The inter
view: from structured questions to negotiated 
text, in: N. Denzin and Y. Lincoln (Eds) 
Handbook of Qualitative Research. 2nd edn. 
Thousand Oaks, CA: Sage Publications.

Fraser, J., Lepofsky, J., Kick, E. and Williams,
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the United States, Urban Affairs Review, 38, 
pp. 417-445.

Freeman, L. and Braconi, F. (2004) Displace
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gentrifying neighborhoods, Urban Affairs 
Review, 40(4), pp. 463—491.

16.
lated as

100 x [(efl£ri) - 1]
where, is the coefficient estimate for pre
dictor variable i; <jt is the standard deviation 
of variable i, and e is the base of the natural 
logs.
These findings are not conclusive and must 
be regarded with caution because of 
changes in the Census Bureau’s weighting 
procedures for different HVS samples. 
Pooling these samples and coding dummies 
for the years introduces a risk that the coeffi
cient will measure two things that cannot be 
separated: the phenomenon of interest (in 
this case, systemic changes over time); and, 
changes in the sample design and weighting 
schemes between different HVS panels. This 
risk depends on whether changes in the 
sample frame had different effects on the 
coverage of displacees versus other renters. 
Stratifying the models for separate HVS 
panels, as done here, eliminates this risk 
entirely and thus provides a safer way to 
evaluate changes over time.
Landlords can file personal holdover evic
tions to occupy rent-stabilised units for 
their own use or for use by a family member.

17.
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Construction on the Crensnaw Line is scheduled to be completed in fall 2019 thesource.metro.net

L.A.s Highest-Increasing Home Values 
Are Along Metros Crenshaw Line
JASON MCGAHAN I JULY 15, 2017 I 6:28AM

Since the Metropolitan Transportation Authority began construction on the Crenshaw 
Line in January 2014, the highest rate of increase in home values city wide has occurred 
in areas of South L.A. immediately adjacent to the light-rail line, according to data 
compiled by the real estate website Trulia.

Between January 2014 and April of this year, three of the fastest-rising home values 
anywhere in L.A. were in Baldwin Village/Crenshaw (No. 1), Leimert Park (No 3) and

http://www.laweekly.com/content/printView/8429372 1/4
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Hyde Park (No. 4). What do ail three neighborhoods have in common? They're 
historically African-American, historically in the lower 20 percent of average income 
brackets and, perhaps most important, will be home to stations on the Crenshaw/LAX 
Line when it opens in two years.

The Crenshaw Line will extend south from the Metro Exposition Line at Crenshaw and 
Exposition boulevards and connect with the Green Line in the South Bay. According to a 
map on the Metro website, the first, second and third stops on the Crenshaw Line will be 
located in Baldwin Village/Crenshaw, Leimert Park and Hyde Park.

In those three neighborhoods, near Crenshaw Boulevard south of I-TO, median home 
values have exceeded the 29.5 percent growth that Los Angeles County as a whole has 
seer, during the same period.

Median Rate of Increase in Home Value 
in Los Angeles Since 2014

[2017]

$654,800

$436,000
$683,500
$502,000

Percent
IncreaseL.A. Neighborhood 2014

$444,400

$296,800
$476,600
$352,600
$253,300

1. Baldwin Village/Crenshaw

2. Pico-Union

47.3%

46.9%

3. Lei mart Park 43.4%
: ■' _-Ur i-
42.4%4. Hyde Park

5. Southeast Los Angeles $359,400 41.9%
H L'.n^

Graphic by Garry Santos

Residents and city officials say they are concerned the rise in home values will lead to 
displacement of lower-income black residents from the area

Damien Goodmon, founder of the Crenshaw Subway Coalition, a nonprofit that has been
http://www.laweeKly.com/content/printView/8429372 2/4
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critical of the Crenshaw Kail Project and the revitalization process on Crenshaw 
Boulevard, says the new data on home values in the area is consistent with what he and 
other community activists have been seeing.1 This area is being made completely 
unaffordable to the families of longtime residents who seek to return," says 
Goodmon, who lives in Leimert Park. "The speculative real estate market has run amok

Goodmon adds: "The greatest concern is the drastic increase in renter prices, Renters are 
extremely vulnerable."

Numerous studies have established that the construction of subways, light rail, buses 
and other forms of urban mass transit are the largest and most important factors in the 
gentrification of low-income neighborhoods. The Federal Reserve of San Francisco 
published a study in 2015 suggesting that a substantial investment in tran sit - such as 
the $2 billion Crenshaw Line - draws more privileged and affluent people to the area, 
attracted by the likely prospect of long-term investment and upgrades.

Economist and urbanist Richard Florida writes:

Of course, the real issue here is not mass transit per se but the scarcity of it. Such 
aggressive clustering around subway and rail stops is a function of out-of-control 
congestion and not nearly enough transit infrastructure to compensate and serve 
all who need it. The result is the extreme bidding up of scarce locations near transit, 
especially in dense, congested cities and metro areas.

The Crenshaw District of South L.A. continues to have one of the highest concentrations 
of African-Americans in the city - 71 percent in Baldwin Village/Crenshaw, 79 percent in 
Leimert Park, 6G percent in Hyde Park - according to mapping data from the L.A. Times. 
The data show that the white population in all of them does not exceed 3 percent, 
though residents say the overwhelming majority of new arrivals arc white.

Author and activist Earl Ofari Hutchinson is a resident of the Crenshaw District who 
says the sharp rise in property values and rents could price out many younger, lower- 
income African-Americans.

hGp-.//www.laweek.ly.com/content/printView/8429372 3/4
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"Gentrification is a major issue," Hutchinson wrote in an email. "That is, whites not only 
buying in these neighborhoods and sharply raising home values to the possible 
detriment of blacks but also changing the cultural and social ambiance of the area.

"We've heard widespread concern from our constituents about displacement, 
says Joanne Kim, an aide to Los Angeles City Councilmember Marqueece Harris- 
Dawson, whose district includes Hyde Park. "We've heard widespread concern as to 
what extent African-Americans get to stay and thrive in the city of L.A."

The urban revitalization of the Crenshaw District took another important step this week 
when the Los Angeles City Planning Commission voted unanimously to back a massive, 
upscale expansion of the Baldwin Hills Crenshaw Plaza mall, adding more than 900 
market-rate apartments and condominiums. The shopping center is located alongside 
the Baldwin Village/Crenshaw Metro station that's under construction.
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Summary

While the nation is projected to become a peopie-of-coior majority by the year 
2044, Los Angeles reached that milestone in the 1980s. Since 1980, Los Angeles 
has experienced dramatic demographic growth and transformation—driven, in 
part, by an influx of immigrants from Latin American and Asia. Today, 
demographic shifts—including immigration trends—have slowed.

Los Angeles’ diversity is a major asset in the global economy, but inequities and 
disparities are holding the region back. Los Angeles is the seventh most unequal 
among the largest 150 metro regions. Since 1990, poverty and working poverty 
rates in the region have been consistently higher than the national averages. 
Racial and gender wage gaps persist in the labor market. Closing racial gaps in 
economic opportunity and outcomes will be key to the region’s future.

To build a more equitable Los Angeles, leaders in the private, public, nonprofit, 
and philanthropic sectors must commit to putting all residents on the path to 
economic security through equity-focused strategies and policies to grow good 
jobs, build capabilities, remove barriers, and expand opportunities for the people 
and places being left behind.
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Foreword by Fred Aii, Weingart Foundation

Southern California is a place practically built on 
hopes and dreams. For decades, our region has 

offered the promise of education, jobs, homes, 
and healthy lifestyles. People seeking opportunity 
have journeyed here—from across the country 
and around the world—hoping for a better future 
fortheir families.

an annual basis. The Atlas will be an ongoing 

resource for stakeholders seeking to develop 
collective strategy, support advocacy, and 
measure progress.

equity in Southern California and beyond. It is 
precisely this type of data—actionable and 

grounded in communities—that has been the 
hallmark of work by both PolicyLink and the 
University of Southern California’s Program for 
Environmental and Regional Equity (PERE). For the Weingart Foundation, advancing equity is 

both a moral and economic imperative. We are 

not alone in ourcommitment, and are encouraged 
by colleagues and peers who are leading a 
conversation to advance equity in philanthropy. In 
orderto make further progress, we will need to 

bring together key stakeholders from all sectors, 
including community members and nonprofit 
leaders, government, philanthropy, the business 
sector, and labor.

The 2017 Equity Profile of the Los Angeles Region— 
prepared by PolicyLink and PERE—is an invaluable 
tool for the Weingart Foundation as we develop 
our grantmaking strategies. The scope of the 

profile is comprehensive in terms of the indicators 
it examines, reflecting both our foundation’s 

broad funding interests as well as the holistic 
framework the researchers have developed in 
orderto fully assess true inclusion and equity. In 
addition, parts of the report specifically highlight 
three geographic areas of special interest to the 
Foundatiomthe South Los Angeles Transit 
Empowerment Zone (SLATE-Z), the Southeast Los 
Angeles County cities, and the community of 
Watts and Willowbrook.

But many who saw Southern California as a place 
of opportunity have been disappointed. 
Throughout the region, people are struggling daily 

for the things some take for granted—safe streets, 
good jobs, access to health care, affordable 
housing, and a quality education for our families.

in 2016, the Weingart Foundation announced a 
full commitment to equity—a long-term decision 
to base all of our policy and program decisions on 
achieving the goal to advance fairness, inclusion, 
and opportunity for all Southern Californians— 

especially those communities hit hardest by 
persistent poverty.

As the demographics of the United States shift to 
look more like Southern California, we are 

increasingly a bellwether for the nation. Our 
values demand a total focus on equity, and this 
moment calls for action. Our shared future rests 
on our ability to work together to create a region 
of inclusion and opportunity.

As part of this commitment, we understand that 
our strategies need to be guided by actionable 
data that can serve as a basis for dialogue about 
the challenges and opportunities of creating

The report also represents the beginning of the 
Southern California Regional Equity Atlas, a joint 
project of PolicyLink and PERE that will result in 
the publication of equity reports and analysis on

» A WEINGARTvvFred Ali
President and CEO 
Weingart Foundation
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Introduction
Overview

Across the country, regional planning 
organizations, local governments, community 
organizations and residents, funders, and 
policymakers are striving to put plans, 
policies, and programs in place that build 
healthier, more vibrant, more sustainable, and 
more equitable regions.

This document presents an equity analysis of 
the Los Angeles region. It was developed to 
help the Weingart Foundation and other 
funders effectively address equity issues 
through its grantmaking for a more integrated 
and sustainable region. Policylink, PERE, and 
the Weingart Foundation also hope this will 
be a useful tool for advocacy groups, elected 
officials, planners, and others.Equity—ensuring full inclusion of the entire 

region’s residents in the economic, social, and 
political life of the region, regardless of race, 
ethnicity, age, gender, neighborhood of 
residence, or other characteristic—is an 
essential element of the plans.

The data in this profile are drawn largely from 
a regional equity database that includes data 
for the largest 150 regions in the United 
States. This database incorporates hundreds 
of data points from public and private data 
sources including the U.S. Census Bureau, the 
U.S. Bureau of Labor Statistics, the Behavioral 
Risk Factor Surveillance System (BRFSS), and 
Woods & Poole Economics, Inc. Seethe "Data 
and methods" section of this profile for a 
detailed list of data sources.

Knowing how a region stands in terms of 
equity Is a critical first step in planning for 
greater equity. To assist communities with 
that process, PolicyLink and the Program for 
Environmental and Regional Equity (PERE) 
developed an equity indicators framework 
that communities can use to understand and 
track the state of equity in their regions.
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Introduction
Defining the region

For the purposes of the equity profile and 
data analysis, the Los Angeles region is 
defined as Los Angeles County.
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Unless otherwise noted, all data presented in 
the profile use this regional boundary. Some 
exceptions due to lack of data availability are 
noted beneath the relevant figures. 
Information on data sources and 
methodology can be found in the “Data and 
methods” section beginning on page 89.
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Introduction
Why equity matters now

The face of America is changing.
Our country’s population is rapidly 
diversifying. Already, more than half of all 
babies born in the United States are people of 
color. By 2030, the majority of young workers 
will be people of color. And by 2044, the 
United States will be a majority people-of- 
color nation.

• More equitable nations and regions 
experience stronger, more sustained 
growth.

• Regions with less segregation (by race and 
income) and lower income inequality have 
more upward mobility.2

* Companies with a diverse workforce achieve 
a better bottom line,3

* A diverse population better connects to 
global markets.4

Los Angeles has an opportunity to lead.
Los Angeles experienced demographic change 
and economic shocks before much of the rest 
of the nation—and it has emerged with a 
realization that leaving people and 
communities behind is a recipe for stress not 
success. Making progress on new 
commitments to inclusion can inform policy 
making in the rest of the nation’s metros, 
many of which are playing catch-up to 
changes experienced here in the last few 
decades.

i

Yet racial and income inequality is high and 
persistent.
Over the past several decades, long-standing 
inequities in income, wealth, health, and 
opportunity have reached unprecedented 
levels. And while most have been affected by 
growing inequality, communities of color have 
felt the greatest pains as the economy has 
shifted and stagnated.

The way forward is an equity-driven 
growth model.
To secure America's prosperity, the nation 
must implement a new economic model 
based on equity, fairness, and opportunity. I oi ' I"

Metropolitan regions are where this new 
growth model will be created.
Regions are the key competitive unit in the 
global economy. Metros are also where 
strategies are being incubated that foster 
equitable growth: growing good jobs and new 
businesses while ensuring that all—including 
iow-income people and people of color—can 
fully participate and prosper.

Strong communities of color are necessary 
for the nation’s economic growth and 
prosperity.
Equity is an economic imperative as well as a 
moral one. Research shows that equity and 
diversity are win-win propositions for nations, 
regions, communities, and firms. For example:

i _*: r j ■ "u p. r
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Introduction
What is an equitable region?

Regions are equitable when ali residents—regardless of their 
race/ethnicity and nativity, gender, or neighborhood of 
residence—are fully abie to participate in the region's economic 
vitality, contribute to the region's readiness for the future, and 
connect to the region’s assets and resources.

Strong, equitable regions:

• Possess economic vitality, providing high- 
quality jobs to their residents and producing 
new ideas, products, businesses, and 
economic activity so the region remains 
sustainable and competitive. •

• Are places of connection, where residents 
can access the essential ingredients to live 
healthy and productive lives in their own 
neighborhoods, reach opportunities located 
throughout the region (and beyond) via 
transportation or technology, participate in 
political processes, and interact with other 
diverse residents.

• Are ready for the future, with a skilled, 
ready workforce, and a healthy population.
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Introduction
Equity indicators framework

The indicators in this profile are presented in five sections. The first section describes the 
region’s demographics. The next three sections present indicators of the region’s economic 
vitality, readiness, and connectedness. The fifth section highlights three neighborhoods that are 
priorities for Weingart. Below are the questions answered within each of the five sections.

Demographics:
Who lives in the region and how is this 
changing?
* Racial/ethnic diversity
* Demographic change
• Population growth
• Racial generation gap

Readiness:
How prepared are the region’s residents for the 21s 
century economy?
• Does the workforce have the skills for the jobs of 

the future?
• Are all youth ready to enter the workforce?
• Are residents healthy?
• Are racial gaps in education and health 

decreasing?

Neighborhoods:
Are the residents of Southeast Los 
Angeles County, Watts and Willowbrook, 
and the South Los Angeles Transit 
Empowerment Zone (SLATE-Z) prepared 
for and connected to the region’s 
opportunities?
* How are demographics changing?
* How are residents doing on measures of 

economic opportunity and readiness?
* Are residents connected to 

opportunities?

Economic vitality:
How is the region doing on measures of
economic growth and well being?
• is the region producing good jobs?
• Can all residents access good jobs?
• Is growth widely shared?
• Do all residents have enough income to 

sustain their families?
• Is race/ethnicity/nativity a barrier to 

economic success?
• What are the strongest industries and 

occupations?

Connectedness:
Are the region’s residents and neighborhoods
connected to one another and to the region’s assets
and opportunities?
• Do residents have transportation choices?
• Can residents access jobs and opportunities 

located throughout the region?
• Can all residents access affordable, quality, 

convenient housing?
• Do neighborhoods reflect the region’s diversity? Is 

segregation decreasing?
• Can all residents access healthy food?
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Demographics
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Demographics
ighlights

Who lives in the region and how is this changing?

• Los Angeles County is the ninth most 
diverse region.

People of color:

* The region has experienced dramatic growth 
and change overthe past several decades, 
with the share of people of color increasing 
from 47 percent to 73 percent since 1980.

Diversity rank
(out of largest 150 regions):• People of color will continue to drive growth 

and change in the region, but the pace of 
racial/ethnic change will be slower for the 
nation overall.

• There is a large racial generation gap 
between the region’s White senior 
population and its diverse youth population, 
but Los Angeles is one of the few regions 
where this gap is on the decline. •

The year by which Latinos 
will become a demographic 
majority:• There is growing diversity in the suburbs 

with the people-of-color population 
increasing most rapidly in the San Gabriel 
and San Fernando Valleys, as well as other 
inner-ring suburbs In the county.
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Demographics
One of the most diverse regions

Seventy-three percent of residents in Los 
Angeles County are people of color. Latinos 
(48 percent) are the single largest group 
followed by non-Hispanic Whites (27 percent) 
and Asians (14 percent).

Los Angeles is majority people of color 
1. Race/Ethnicity and Nativity, 2014

The people-of-color population is predominately Mexican 
and the area has a diverse Asian population

2. Latino and API Populations by Ancestry, 2014 

Latino 

Ancestry

. White, U.S.-born
* White, immigrant
* Black, U.S.-born
■ Black, immigrant 

Latino, U.S.-born
» Latino, immigrant 

• Asian or Pacific Islander, U.S.-born 
Asian or Pacific Islander, immigrant

■ Native American 
® Mixed/other

88
Population % immigrant

Mexican 3,125,469 39%
Salvadoran 356,970 62%

The Latino population is predominately of 
Mexican ancestry (65 percent) with the 
second largest group being of Salvadoran 
ancestry (7 percent).

Guatemalan 230,138 64%m
Honduran 45,698 64%

Nicaraguan 34,089 69%

Peruvian 30,207 67%
2% Puerto Rican 28,716 0%

The Asian American and Pacific Islander 
population is diverse with Chinese/Taiwanese 
(26 percent), Filipino (20 percent), and Korean 
(15 percent) being the largest ethnic groups.

Cuban 28,433 48%

Ail other Latinos 919,652 34%; ' 9% . ,

5% •'
22% Total 4,799,372 42%

»»»
ilill

■ . ®

Asian or Pacific islander (API) 

Ancestry Population % ImmigrantM53 8m m Chinese 363,812 71%sag|gg$
Filipino 286,694 70%SSIISm

■
-8%► 208,971m Korean 74%l|g

X Japanese 98,189 35%
Vietnamese 85,344 68%

28%
Indian 67,972 76%

Ail other Asians 289,924 63%

Total 1,400,906 67%

Source: Integrated Public UseMScrodata Series.
Note: Data represent a 2010 through 2014 average.

Source: integrated Public Use Microdata Series.
Note: Data represent a 2010 through 2014 average.
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Demographics
One of the most diverse regions
(continued)

Los Angeles County is the nation’s ninth most 
diverse metropolitan region out of the largest 
150 regions. Los Angeles has a diversity score 
of 1.29; only a handful of regions throughout 
the country are more diverse.

Los Angeles is the ninth most diverse region
3. Diversity Score in 2014: Largest 150 Metros Ranked

Valhjo-Fairfield. CA: #1 (1.45)

The diversity score is a measure of 
racial/ethnic diversity a given area. It 
measures the representation of the six major 
racial/ethnic groups (White, Black, Latino 
API, Native American, and other/mixed race) 
in the population. The maximum possible 
diversity score (1.79) would occur If each 
group were evenly represented in the 
region—that is, if each group accounted for 
one-sixth of the total population.

Los Angeles County: #9 
(1.29)£< >( MUt» ■ \
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Demographics
Dramatic growth and change over the past several decades

Los Angeles County has experienced 
significant population growth since 1980, 
growing from 7.5 million to 10.0 million 
residents.

The population has rapidly diversified 
4. Racial/Ethnic Composition, 1980 to 2014

People of color have driven the region’s growth since 1980 
S. Composition of Net Population Growth by Decade,
1980 to 2014
si White
■ People of Color

« Mixed/other 
HI Native American 
* Asian or Pacific Islander 
■ Lati no 
m Black 
a White

in the same time period, it has become a 
majority people-of-color region, increasing 
from 47 percent people of color to 73 percent 
people of color.

1,720,414
3% m

1.0SS 12% 14%
People of color have driven the region’s 
growth over the past three decades, 
contributing all net population growth, while 
the White population has experienced a net 
decrease in each decade.

1,315,410m
l
8

J:

702,814

Iy
4 ¥

19jKj|fo 2000198<lfol990S3% IfE' inA v;r*.
m.% m “247,949
ch-stWWl,

56
-334,753£ mm of'

ftATf;-

’W.vr ._ frlv . ... -659,236

20001980 1990 2014

Source: U.S. Census Bureau.
Note: Data for 2014 represent a 2010 through 2014 average.

Source: U.S. Census Bureau.
Note: Data for 2014 represent a 2010 through 2014 average.
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Demographics
Latinos and Asians are leading the region’s growth

Since 2000, Los Angeles’ Latino population 
has grown by 13 percent adding 571,540 
residents, in the same period, the Asian 
population has grown by 22 percent, adding 
another 246,139 residents. The region’s 
Native American, African American, and non- 
Hispanic White populations have all 
decreased.

The Latino and Asian populations experienced the most 
growth in the past decade, while the Native American 
population experienced the largest decli ne

6. Growth Rates of Major Racial/Ethnic Groups,
2000 to 2014

Latino population growth was solely due to an increase in 
U.S.-born Latinos, while immigration spurred over half the 
growth in the Asian population

7. Net Change in Latino and API Population by Nativity, 
2000 to 2014

ft Foreign-born Latino 

c U.S.-born Latino

-8 * While

immigration has been a driver in the growth 
of the Asian population: 58 percent of the 
growth in the Asian population between 2000 
and 2014 was from foreign-born APIs. The 
growth in the Latino population has been due 
to U.S.-born Latinos. There has been a net loss 
in the number of foreign-born Latinos in the 
county.

665,104

-93,564
Latino 13%

Asian or Pacific Islander t 22%*51

siForeign-born API 

U.S.-born API
-29%

-1% Mixed/other I

103,269

142,870

Source: U.S. Census Bureau.
Note: Data for 2014 represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series,
Mote: Data for 2014 represent a 2010 through 2014 average.
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Demographics
People of color are driving growth throughout the Los 
Angeles metropolitan area
Both Los Angeles and Orange Counties—the 
two counties that form the Los Angeles 
Metropolitan Statistical Area—experienced 
population growth over the past decade, and 
in both counties, the people-of-color 
population grew at a faster rate than the 
population as a whole.

The people-of-color population is growing faster than the overall population in both Los Angeles and Orange counties 
8. Percent Change in Population by County, 2000 to 2014

■9 People of Color 

IsTotal population

While the population of color in Los Angeles 
County grew at double the rate of the 
population overall, it grew at more than triple 
the rate of the overall population in Orange 
County.

n%

Los Angeles

5%

27%

Orange

8%

Source: U.S. Census Bureau.
Note: Data for 2014 represent a 2010 through 2014 average.
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Demographics
Demographic change varies by neighborhood

Mapping the growth in people of color by 
census block group illustrates variation in 
growth and decline in communities of color 
throughout the region. The map highlights 
how the population of color has declined or 
experienced no growth in many 
neighborhoods in the core of downtown Los 
Angeles, South Los Angeles, and Northeast 
Los Angeles.

Significant variation in growth and decline in communities of color by neighborhood 
9. Percent Change in People of Color by Census Block Group, 2000 to 2014

■ Decline or no population growth
■ Less than 14% increase
■ 14% to 31% increase
■ 31% to 67% increase
■ 67% increase or more

1
T

■<&if] tsU
Ife M

Areas highlighted in the map including the 
South Los Angeles Transit Empowerment 
Zone (SLATE-Z) area, the Southeast Los 
Angeles County cities, and the community of 
Watts and Willowbrook all include 
neighborhoods in which the people-of-color 
population has declined or grown very slowly 
over the last decade.
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The largest increases in the people-of-color 
population are found in the far-flung outer 
suburbs of Lancaster, Palmdale, and Santa 
Clarita, as well in the less remote suburbs of 
the San Fernando and San Gabriel Valleys, 
along with other inner-ring suburbs of the 
county as well.
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Source: U.S. Census Bureau, GeoLytlcs, Inc.; TomTom, ESRl, HERE, DeLorme, Maymylndia, O OpenStreetMap contributors, and the GIS user community.
Note: One should keep In mind when viewing this map and others that display a share or rate that while there is wide variation In the size (land area) of the census 
block groups In the region, each has a roughly similar number of people. Thus, a large block group on the region's periphery likely contains a similar number of 
people as a seemingly tiny one In the urban core, so care should be taken not to assign an unwarranted amount of attention to large block groups just because they 
are large. Data for 2014 represent a 2010 through 2014 average.
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Demographics
Suburban areas are becoming more diverse

Since 1990, the region’s population has 
grown by over one million residents. This 
growth can be seen throughout the region, 
but is most notable in the outer suburbs of 
Lancaster, Palmdale, and Santa Clarita, as wel 
in the San Fernando and San Gabriel Valleys.

Diversity is spreading outwards
10. Racial/Ethnic Composition by Census Block Group, 1990 and 2014

Race/ethnjcity 
1 Dot = 500 
« White
• Black
• Latino
® Asian or Pacific Islander
• Native American 
® Mixed/other

The Latino and API populations have been the 
fastest growing groups in the region overall, 
and their increasing numbers are seen in 
many parts of the region. Strong increases in 
the Latino population are seen virtually 
throughout the whole region with the 
exception of coastal cities such as Santa 
Monica and Redondo Beach, as well as the 
western portion of South Los Angeles in 
places that are still largely African American 
such as the City of Inglewood, and the 
Baldwin Hills and View Park-Windsor Hills 
areas. The API population has increased most 
noticeably in the San Gabriel Valley as well as 
in the southeast portion of the County near 
Anaheim, including the suburban cities of 
Lakewood and Cerritos.
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Demographics
At the forefront of the nation’s demographic shift

Los Angeles County has long been more 
diverse than the nation as a whole. While the 
country is projected to become majority 
people of color by the year 2044, Los Angeles 
passed this milestone in the 1980s. By 2050, 
81 percent of the region’s residents are 
projected to be people of color. This would 
rank the region 11th among the 150 largest 
metros in terms of the percentage people of 
color.

The share of people of color is projected to increase through 2050
11. Racial/Ethnic Composition, 1980 to 2050

ss Mixed/ other 
15 Native American 
fts Asian or Pacific islander 
® Latino 
S Black 
s® White

U.S.% White

3% 1% 2% 2% 2% 1966% 'it'10% H,If12% 14%
Tf".|i|g

28% ll|
Looking forward, the region is projected to 
change demographically at a much slower 
pace than the nation overall.
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Demographics
A shrinking racial generation gap

Youth are leading the demographic shift 
occurring in the region. Today, 83 percent of 
the Los Angeles County’s youth (under age 
18) are people of color, compared with 56 
percent of the region’s seniors (over age 64). 
This 27 percentage point difference between 
the share of people of color among young and 
old can be measured as the racial generation 
gap, and has actually declined since 1980 
while it has grown sharply in most other parts 
of the nation. This reflects the fact that Los 
Angeles experienced rapid racial/ethnic 
change much earlier than much of the 
country.

The racial generation gap between youth and seniors has 
declined since 1980
12. Percent People of Color (POC) by Age Group,
1980 to 2014

The region’s people of mixed racial backgrounds and 
Latinos are much younger than other groups
13. Median Age by Race/Ethnicity, 2014

——Percent of seniors who are POC 
Percent of youth who are POC

Ail 35

Native American 45

83%

White 4527 percentage point gap
62%

56% mAsian or Pacific Islander 41
39 percentage point gap

Examining median age by race/ethnicity 
reveals how the region’s fast-growing Latino 
population is much more youthful than its 
White population. The median age of the 
Latino population is 29, which is 16 years 
younger than the median age of 45 for the 
White population. The region’s other/mixed 
race population is also younger than average.

Black 3823%

Latino 29

2000 20141980 1990

:c.w;
iTliiSSIc 26Mixed/other

Source-. integrated Public Use Microdata Series.
Note: Data represent a 2010 through 2014 average.

Source: U.S. Census Bureau.
Note: Data for 2014 represent a 2010 through 2014 average.
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Demographics
A shrinking racial generation gap
(continued)

Los Angeles County’s 27 percentage point 
racial generation gap is similar to the national 
average (26 percentage points), ranking the 
region 52nd among the largest 150 regions on 
this measure.

Los Angeles County has an average racial generation gap
14. The Racial Generation Gap in 2014: Largest 150 Metros Ranked

Naples-Marco Island. H: si (49%)

Los Angeles County: #52 (27%)
f
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Source: U-S. Census Bureau.
Note: Data represent a 2010 through 2014 average.
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Economic vitality
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Economic vitality

• Los Angeles County's economy was hit by 
the downturn of the early 1990s and job 
growth and economic output has lagged the 
national average since then.

Decline in wages for 
workers at the 10th 
percentile since 1979:

• Income inequality has sharply increased. It 
is driven, in part, by a widening gap in 
wages. Since 1979, the highest-paid workers 
have seen their wages increase significantly, 
while wages for the lowest-paid workers 
have declined. Wage gap between college 

educated Whites and 
people of color:

• Since 1990, poverty and working poverty 
rates in the region have been consistently 
higher than the national averages. Latinos 
and African Americans are far more likely to 
be in poverty or working poor than Whites.

• Although education can be a leveler, racial 
and gender gaps persist in the labor market. 
At every level of educational attainment, 
there are racial and gender wage gaps.

Income inequality rank 
(out of largest 150 regions):



An Equity Profile of the Los Angeies Region PolicyLink and PERE 28

Economic vitality
Weak long-term economic growth

Measures of economic growth include 
increases in jobs and increases in gross 
regional product (GRP), the value of all goods 
and services produced within the region.

Job growth has fallen behind the national average since 
the early 1990s
15. Cumulative job Growth, 1979 to 2014

Gross regional product (GRP) growth has fallen behind the 
national average since the early 1990s

16. Cumulative Growth in Real GRP, 1979 to 2014

"Los Angeies County 
—United States

~Los Angeles County 
United States

By these measures, economic growth in Los 
Angeies County kept pace with and surpassed 
the national average in the 1980s. The 
downturn of the early 1990s hit the region 
more drastically than the nation as a whole 
and since then economic growth in Los 
Angeies County has lagged the national 
average.

75% ■;

64%

120%

.93%
50% -!

„ 42%
y 80% :
/From 1979 to 2014, the number of jobs 

increased by 64 percent in the U.S. and by 
only 42 percent in Los Angeles County. Over 
the same period, real GRP has increased by 93 
percent in the U.S. and by only 62 percent in 
Los Angeies County.

/ 62%
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Source: U.S. Bureau of Economic Analysts. Source: U.S. Bureau of Economic Analysis.
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Economic vitality
Economic decline through the downturn

Since the 1990s, the unemployment rate in 
Los Angeles County has been consistently 
higher than the national average. During the 
2006 to 2010 economic downturn, 
unemployment increased more sharply than 
the national average. Since then, 
unemployment rates have fallen to 6.7 
percent in Los Angeles County and 5.3 
percent nationally in 2015.

Unemployment has surpassed the national average
17. Unemployment Rate, 1990 to 2015

Los Angeles County 
United States

16%
Downturn

2006-2010

12% i
si
Sf£ t•it,%

f %I ’41 %
// 48% : %$

As■“•'A', jf 6.7%V •V.ft* V i'X;V
(r

5.3%«*»

A% ■

1
0%

1990 2000 20051995 2010 2015

Source: U.S. Bureau of Labor Statistics. Universe includes the civilian noninstitutional population ages 16 and older.
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Economic vitality

While overall job growth is essential, the real 
question is whether jobs are growing at a fast 
enough pace to keep up with population 
growth. Since 1979, job growth in Los 
Angeles County has not kept up with 
population growth and has lagged the 
national average. The number of jobs per 
person in Los Angeles County has increased 
by only 4 percent since 1979 as compared to 
an increase of 16 percent for the nation 
overall.

Job growth relative to population growth has been lower than the national average since 1979
18. Cumulative Growth in jobs-to-Population Ratio, 1979 to 2014
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Source: U.S. Bureau of Economic Analysts.
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Unemployment higher for people of color

Another key question is who is getting the 
region’s jobs? Examining unemployment by 
race over the past two decades, we find that, 
despite some progress, racial employment 
gaps persist in Los Angeles County. Blacks and 
Native Americans have the lowest labor force 
participation rates as well as the highest 
unemployment rates. Since 1990, all racial 
groups have experienced higher 
unemployment.

African Americans and Native Americans participate in 
the labor market at Sower rates
19. Labor Force Participation Rate by Race/Ethnicity, 
1990 and 2014

Most communities of color have Higher unemployment 
rates than Whites
20. Unemployment Rate by Race/Ethnicity,
1990 and 2014

a 1990 
18 2014

* 1990 
■ 2014

4%81%
80%

White White 9%

.. .. 10%74%
74%Black Black 15%

76% 8%Latino Latino ■78% 9%

78%
78%

. , 4%Asian or Pacific Islander Asian or Pacific islander a 7%

6%_ “ 79%Native American Native American71% 14%

79%
81% 8%Mixed/other Mixed/other m 11%

Source: integrated Public Use Microdata Series. Universe includes the civilian 

noninstitutionaf population ages 25 through 64.

Note: Data for 2014 represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes the civilian 

noninstitutronal population ages 25 through 64.

Note: Data for 2014 represent a 2010 through 2014 average.
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Inequality here is measured by the Gini 
coefficient, which is the most commonly used 
measure of inequality. The Gini coefficient 
measures the extent to which the income 
distribution deviates from perfect equality, 
meaning that every household has the same 
income. The value of the Gini coefficient 
ranges from zero (perfect equality) to one 
(complete inequality, one household has all of 
the income).

In Los Angeles County, the Gini coefficient 
was 0.41 in 1979 and rose to 0.50 by 2014.

Source: integrated Public Use Microdata Series. Universe indudes all households (no group quarters).
Note: Data for 2014 represent a 2010 through 2014 average.
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Increasing income inequality

Household income inequality has increased in 
Los Angeles County over the past 30 years. 
The sharpest increase occurred in the 1990s. 
It has since leveled off but still remains higher 
than for the nation as a whole.

Household income inequality has increased steadily since 1979
21. Gini Coefficient, 1979to 2014
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Economic vitality
Increasing income inequality
(continued)

In 1979, Los Angeles County ranked 19th out 
of the largest 150 regions in terms of income 
inequality. Today, it ranks 7th between New 
Orleans, LA (6th) and McAllen, TX (8th).

Los Angeles’ inequality rank is 7,h compared with other regions 
22. Gini Coefficient in 2014: Largest 150 Metros Ranked

Bridgepori-Stamford-Norwalk.CT: #1 
(054)

Compared with other metro regions in 
California, the level of inequality in Los 
Angeles County (0.50) is higher than the Bay 
Area (.48), San Diego (0.47), and San Jose 
(0.46).

Los Angeles County:#7 (0.50)

Ogden-Clearfielcl'Lr
#150(0,40)

■

i

].

Income Inequality 4 LowerHigher <r

Source: integrated Public Use Microdata Series. Universe Includes all households (no group quarters).
Note: Data represent a 2010 through 2014 average.
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Declining wages for low-wage workers

A widening gap in wages is one of the drivers 
of rising income inequality. After adjusting for 
inflation, wage growth for top earners in Los 
Angeles has increased by 13 percent between 
1979 and 2014. During the same period, 
wages for the lowest earners fell by 25 
percent. Wages for lower-wage workers in Los 
Angeles fell at a greater rate than their 
counterparts in the nation overall.

Wages grew only for higher-wage workers and fell for middle- and low-wage workers
23. Real Earned Income Growth for Full-Time Wage and Salary Workers Ages 25-64,1979 to 2014

m Los Angeles County 
■ United States
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III -11% -11%
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Source: Integrated Public Use Microdata Series. Universe includes civilian noninstitutional full-time wage and salary workers ages 25 through 64.
Note: Data for 2014 represent a 2010 through 2014 average.
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Uneven wage growth by race/ethnicity

Wage growth for full-time wage and salary 
workers has been uneven across racial/ethnic 
groups between 2000 and 2014. African 
American and Latino workers not only 
the lowest median hourly wages but their 
wages have declined.

Median hourly wages for Blacks and Latinos have declined since 2000
24. Median Hourly Wage by Race/Ethnicity, 2000 and 2014 (all figures in 2010 dollars)
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Note: Data for 2014 represent a 2010 through 2014 average.

Use Microdata Series. Universe includes civii ian noninstitutional full-time wage and salary workers ages 25 through 64.
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Los Angeles County’s middle class is 
shrinking: Since 1979, the share of 
households with middle-class incomes 
decreased from 40 to 37 percent. The share of 
upper-income households also declined, from 
30 to 26 percent, while the share of lower- 
income households grew from 30 to 37 
percent. Most of the decline in middle-income 
households occurred between 1989 and 
1999, with a slower pace of decline during the 
2000s.

The share of middie-ciass households declined since 1979
25. Households fay Income Level, 1979 and 2014 (all figures in 2010 dollars)

. . 26%30%
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-- $90,750
$78,122-

ln this analysis, middle-income households 
are defined as having incomes in the middle 
40 percent of household income distribution. 
In 1979, those household incomes ranged 
from $31,267 to $78,122. To assess change in 
the middle-class and the other income ranges, 
we calculated what the income range would 
be today if incomes had increased at the same 
rate as average household income growth. 
Today’s middle class incomes would be 
$36,321 to $90,750, and 37 percent of 
households fall in that income range.
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Source: Integrated Public Use Microdata Series. Universe includes all households (no group quarters),
Note: Data for 2014 represent a 2010 through 2014 average,
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The demographics of the middie class reflect 
the region’s changing demographics. While 
the share of households with middle-class 
incomes has declined since 1979, middle- 
class households have become more racially 
and ethnically diverse as the population has 
become more diverse.

The middle class reflects the region’s racial/ethnic composition
26. Racial Composition of Middle-Class Households and All Households, 1979 and 2014
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Source-. Integrated Public Use Microdata Series. Universe includes all households (no group quarters).
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Poverty in Los Angeles County has been on 
the rise over the past 30 years and has been 
consistently higher than the national average. 
Between 1990 and 2000, the national average 
poverty rate declined while it rose sharply in 
Los Angeles County. Today, nearly one in 
every five Los Angeles residents (18.4 
percent) lives below the poverty line, which is 
about $24,600 a year for a family of four.

Higher than average poverty since 1980
27. Poverty Rate, 1980 to 2014

A rise in working poverty since 1980
28. Working Poverty Rate, 1980 to 2014

'Los Angeles County 
United States

Los Angeles County 
United States
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20% . 8 %
. 18.4%18% ■; "7 0/ 7.0%- ■’

16% iThe share of the working poor, defined as 
working full time with an income below 150 
percent of the poverty level, has also risen 
and has been consistently above the national 
average. The working poverty rate in Los 
Angeles is 7.0 percent compared with 4.7 
percent nationally.
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Source: Integrated Public Use Microdata Series. Universe includes all persons
not in group quarters.
Note: Data for 2014 represent a 2010 through 2014 average.

Source: integrated Public Use Microdata Series. Universe includes the civilian
noninstitutional population ages 25 through 64 not in group quarters.
Note: Data for 2014 represent a 2010 through 2014 average.
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Comparatively high and rising poverty and working poor
(continued)

Los Angeles County has the 9th highest rate of tos Angeles County has the 9th highest working poverty rate
working poor among the largest 150 metros. 29. Working Poverty Rate In2014: Largest 150 Metros Ranked

Compared with other metro regions in 
California, the working poverty rate in Los 
Angeles County (7 percent) is higher than in 
San Diego (4 percent), the Bay Area (3 
percent), and San Jose (3 percent), but lower 
than in Visalia (10 percent), Bakersfield (8 
percent), and Fresno (8 percent).

Brownsville Hai lingen.TX: #1 (ld%)

Los Angeles County’s poverty rate of 18 
percent places it 29th among the largest 150 
metros.

Los Angeles County:#9 (7%)

Boston-Cambridge-Quincy.
MA-NH:#150(2%)

Source: Integrated Public Use Microdau Series. U~ivprse includes the civilian nonlnstitutional population ages 25 through 64 not in group quarters.
Note: Data represent a 2010 through 2014 average.
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Black and Brown people are more likely to be in poverty or 
among the working poor
Nearly a quarter of the county’s African 
Americans (24.5 percent) and Latinos (23.7 
percent) live below the poverty level- 
compared with about one in ten Whites (10.6 
percent). Poverty is also higher for Native 
Americans (18.4 percent), people of other or 
mixed racial background (13.9 percent) and 
Asian Americans and Pacific Islanders (12.8 
percent) compared with Whites.

Poverty is highest for African Americans and Latinos
30. Poverty Rate by Race/Ethnicity, 2014

latinos have the highest share of working poor
31. Working Poverty Rate by Race/Ethnicity, 2014
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Latinos are much more likely to be working 
poor compared with all other groups. The 
working poverty rate for Latinos (12.5 
percent) is almost three times as high as for 
African Americans (4,3 percent).
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Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes the civilian 
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Education can be a leveler, but racial economic gaps persist

In general, unemployment decreases and 
wages increase with higher educational 
attainment.

At every education level, ail people of color have lower wages than Whites and Blacks have highest unemployment
32. Unemployment Rate by Educational Attainment and 

Race/Ethnicity, 2014

33. Median Hourly Wage by Educational Attainment and
Race/Ethnicity, 2014 (in 2010 dollars)
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In Los Angeles County, African Americans face 
higher rates of joblessness at alt education 
levels. The disparity in joblessness between 
African Americans and Whites is greatest 
among those who have less than a high 
school diploma. The racial gap persists even 
among college graduates. Interestingly, while 
a relatively small share of the total White 
working age population, Whites with a high 
school diploma or less actually have higher 
rates of jobless than all other groups except 
for African Americans.
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there are racial gaps in median hourly wages 
at all education levels, with Whites earning 
substantially higher wages than all other 
groups. Among college graduates with a BA or 
higher, Blacks and Asian Americans and 
Pacific [slanders earn $6/hour less than their 
White counterparts white Latinos earn 
$9/hour less.
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Source: Integrated Pubiic Use Microdata Series. Universe includes the civilian
noninstitutionai population ages 25 through 64.
Note: Data represent a 2010 through 2014 average.

Source: integrated Public Use Microdata Series. Universe includes civilian
noninstitutionai full-time wage and salary workers ages 25 through 64.
Note: Data represent a 2010 through 2014 average.
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There is also a gender gap in work and pay

While unemployment rates are quite similar 
by race/ethnicity and gender among those 
with higher levels of education, among those 
with a high school diploma or less, men of 
color actually have the lowest unemployment 
rates In Los Angeles County while White men 
and women along with women of color have 
higher rates. Of course, this finding is largely 
driven by low unemployment for Latinos and 
Asian Americans and Pacific Islander men and 
does not reflect the experience of Black men.

Women of color and White women earn less than their male counterparts at every education level
34. Unemployment Rate by Educational Attainment,

Race/Ethnicity and Gender, 2014

35. Median Hourly Wage by Educational Attainment, 

Race/Ethnicity and Gender, 2014
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8.5%Across the board, women of color have the 

lowest median hourly wages. College- 
educated women of color with a BA degree or 
higher earn $11 an hour less than their White 
male counterparts.
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Source: Integrated Public Use Microdata Series. Universe includes civilian
noninstitutionai full-time wage and salary workers ages 25 through 64.
Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series- Universe includes the civilian
noninstitutionai population ages 25 through 64.
Note: Data represent a 2010 through 2014 average.
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Similar to the U.S. economy as a whole, Los 
Angeles County has experienced growth in 
low-wage jobs (15 percent) and high-wage 
jobs (6 percent) since 1990. Middle-wage jobs 
have decreased by 27 percent.

Low-wage jobs are growing fastest, but high-wage jobs had the most wage growth
36. Growth in Jobs and Earnings by industry Wage Level, 1990 to 2012

II Low-wage 
II Middle-wage 
is High-wage

Wages have increased by an inflation-adjusted 
38 percent for high-wage workers and by 12 
percent for middle-wage workers. Wages for 
low-wage workers fell by 1 percent.

38%

15%
12%

6%'}&'A,?
-1%

Earnings per worker

-27%

Sources: U.S. Bureau of Labor Statistics; Woods & Poole Economics, Inc. Universe includes all jobs covered by the federal Unemployment Insurance (Ul) program.
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Wage growth in Los Angeles County has been 
uneven across industry sectors since 1990. 
High-wage industries like mining, arts and 
entertainment, and management have 
experienced significant increases in annual 
earnings.

A widening wage gap by industry sector
37. Industries by Wage-Level Category in 1990

Percent 
Change in 

Earnings
1990

1990 ($2012) 2012 ($2012) 2012

Average Annual Average Annual 
Earnings Earnings

Share of 
Jobs

Wage Category 2012Industry

$82,891

$74,215

$74,210

$68,579

$65,648

$63,909

$62,321

$58,672

$54,361

$51,905

$51,445

$49,979

$48,933

$34,633

Mining 
Information 
Utilities
Professional, Scientific, and Technical Services 
Management of Companies and Enterprises 
Arts, Entertainment, and Recreation 
Finance and Insurance 
Wholesale Trade 
Construction 
Manufacturing

. • Transportation and Warehousing 
)|P| Health Care and Social Assistance 
8i|f Real Estate and Rental and Leasing 

- -fl! Retail Trade
Administrative and Support and Waste 

d *' ’ ’ Management and Remediation Services
Ij6W . Education Services 

' ’, n , Other Services (except Public Administration) 
, Agriculture, Forestry, Fishing and Hunting 

" ‘ ' Accommodation and Food Services

$164,115

$101,056

$100,422

$90,183

$99,073

$104,378

$102,679

$58,540

$55,764

$59,729

$52,391

$51,782

$58,394

$32,084

98%
Among middle-wage industries, 
finance/insurance, real estate, and 
manufacturing experienced the highest 
increases in annual earnings.

36%

35%
18%

32%
51%

63%

65%
Among the low-wage industries, workers in 
education services, agriculture, and 
administrative support have seen increases in 
earnings. Those in retail trade and other 
services have experienced a decline in 
earnings.

o%
3%

Middle 43%15%

2%

4%

19%

-7%
s>fS

$31,389 $36,981 18%

$30,531

$30,178

$25,482

$19,318

$50,174

$21,708

$31,304

$20,162

64% 40%

-28%

23%

4%

Sources: U.S. Bureau of Labor Statistics; Woods & Poole Economics, Inc. Universe includes all jobs covered by the federal Unemployment Insurance (HI) program.
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*

Understanding which industries are strong 
and competitive in the region is critical for 
developing effective strategies to attract and 
grow businesses. To identify strong industries 
in the region, 19 industry sectors were 
categorized according to an “industry 
strength index" that measures four 
characteristics: size, concentration, job 
quality, and growth. Each characteristic was 
given an equal weight (25 percent each) in 
determining the index value. “Growth” was an 
average of three indicators of growth (change 
in the number of jobs, percent change in the 
number of jobs, and wage growth). These 
characteristics were examined over the last 
decade to provide a current picture of how 
the region’s economy is changing.
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Note: This industry strength index is only meant to provide general guidance on the strength of various industries in the region, and its interpretation should be
informed by an examination of individual metrics used in its calculation, which are presented in the table on the next page. Each Indicator was normalized as a cross
industry z-score before taking a weighted average to derive the index.
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Information, professional and
care dominate

other services, and health

According to the industry strength index, the region's strongest 
industries are information, professional services, other services 
(except public administration), and health care. Information ranks 
first due to its high concentration of jobs in the region and high and 
growing wages, though jobs did decrease by 9 percent over the past

decade, in contrast, professional and other services rank second and 
third (respectively) due to their large and growing job concentration 
and, in the former’s case, sustained wage growth. Health care ranks 
fourth due to its large and growing employment base and moderate 
but rising wages.

Information, professional and other services, and health care are strong and expanding in the region
38. Industry Strength Index

m tusii it;I Industry Strength 
IndexM

mmm
(2012) (2002 to 2012)(2012)Industry (2012) (2002 to 2012) (2002 to 2012)

Information 192.031 $101,0562.4 -17,935 ■9% 10% 87.6
Professional, Scientific, and Technical Services 267.471 $90,1831.1 37,537 11%16% 50.2
OtherServices (except Public Administration) $21,708274,628 2,0 73,075 36% -17% 43.9

$51,782Health Care and Social Assistance 428,211 0.8 71,009 20% 39,75%

$164,115Mining 4,312 0.2 772 22% 31.950%

$104,37871.085Arts, Entertainment, and Recreation 6,354 10%1.2 23.612%
$50,174Education Services 101,765 19.557 24%1.3 18% 7.0
$58,540Wholesale Trade 211.286 1.2 -6,454 ■3% 3.23%

Accommodation and Food Services $20,162342,602 1.0 52,637 18% 0,8-2%
$102,679138,448 0.8 -19.778 -12% 0.5Finance and Insurance 11%

397,383 $32,084Retail Trade 0.9 -1,671 0% ■8% -6.4
Management of Companies and Enterprises $99,07356,299 0.9 -27,378 -33% 29% -9.6
Real Estate and Rental and Leasing $58,394 -1,76272,195 1.2 . -2% 18% •9.8

$100,42212,521 0,8 700 6%Utilities -13.412%
Administrative and Support and Waste Management and Remediation Services $36,981244,302 1.0 -9,925 -4% -13.611%;S

$59,729 168,839Manufacturing 365,525 1.0 -32% 12% -14,9
$52,391Transportation and Warehousing 136,177 1.1 -13,714 -9% -27.7-1%
$55,764108,706 0.6 -26,538Construction -20% 4% -55.7
$31,3045,573 0.2 -2,390Agriculture, Forestry, Fishing and Hunting 2% ■116.3-30%

Sources: U.S. Bureau of Labor Statistics; Woods & Poole Economics, Inc. Universe includes ail jobs covered by the federal Unemployment insurance (U!) program.
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Understanding which occupations are strong 
and competitive in the region can help 
leaders develop strategies to connect and 
prepare workers for good jobs. To identify 
high-opportunity” occupations in the region 

we developed an “occupation opportunity 
index” based on measures of job quality and 
growth, including median annual wage, wage 
growth, job growth (in number and share), 
and median age of workers. A high median 
age of workers indicates that there will be 
replacement job openings as older workers 
retire.

u
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Occupation opportunity index =
Job quality + Growth

Median Annual Wage Real vyage growth

w
*» s

s
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> \ •if
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Job quality, measured by the median annual 
wage, accounted for two-thirds of the 
occupation opportunity index, and growth 
accounted for the other one-third. Within the 
growth category, half was determined by 
wage growth and the other half was divided 
equally between the change in number of 
jobs, percent change in the number jobs, and 
median age of workers.

vf \i i'

■In'the', n t
- number of johsc .
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Note: Each indicator was normalised as a cross-occupation z-score before taking a weighted average to derive the index.
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Economic vitality

(continued)

Once the occupation opportunity index score 
was calculated for each occupation, 
occupations were sorted into three categories 
(high-, middle-, and low-opportunity). The 
average index score is zero, so an occupation 
with a positive value has an above-average 
score while a negative value represents a 
below-average score.

All jobs
(2011)

w "■Ma
mm mi .

m
-

.■9 gS. “

m
Because education level plays such a large 
role in determining access to jobs, we present 
the occupational analysis for each of three 
educational attainment levels: workers with a 
high school degree or less, workers with more 
than a high school degree but less than a BA, 
and workers with a BA or higher.

■ freir1m §g -1<-8i as ww'Tnm

Middle-opportunity
(30 occupations)
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Note: The occupation opportunity index and the three broad categories drawn from it are only meant to provide general guidance on the level of opportunity 

associated with various occupations in the region, and its interpretation should be informed by an examination of individual metrics used in its calculation, which 
are presented in the tables on the following pages.
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Economic vitality 
High-opportunity oc 
school degree or less

for workers with a highidr,.- A aI

Supervisorial and construction positions are high-opportunity jobs for workers without postsecondary education 
39. Occupation Opportunity Index: Occupations by Opportunity Level for Workers with a High School Degree or Less

Occupation 
Opportunity It'd--'

(2011) (2005-11) (2005-11)
-32.1%
-21.8%

(2010Occugatjon (2011) (2011)
Supervisors of Construction and Extraction workers *72.300 5.7%11,740

8.390
-S.5S0
•2.340

o.ss
0-37

4b
Opportunity Other Construction and Related Workers *60.076 12.9% 44

Supervisors of Production Workers
Supervisors of Transportation and Material Moving Workers
Other Installation, Maintenance, and Repair Occupations
Supervisors of Bulking and Grounds Cleaning and Maintenance Workers
Construction Trades Workers
vehicle and Mobile Equipment Mechanics, installers, and Repairers
Motor vehicle Operators
Nursing, Psychiatric, and Home Health Aides
Metal Workers and Plastic Workers
Other Protective Service Workers
Personal Appearance Workers
Woodworkers
Assemblers and Fabricators
Other Production Occupations
Other Personal Care and Service Workers

S52.0S0
*51,274

*42,209
*41,731
*48,205
*42,326
*32.947
*24.735
*32,492
*26.317
*23.208
*25.911
*25,371
*27,659
*25,295
*32,7S6

-25.6%
1.7%
•0.S%
-8.2%

-33.6%
•17.8%
-14.7%
23.3%
-19.8%
-0.8%

21,720
17,050
78.740
8.350

113,180
40.390
113,060
64,170
62830
77,880
15,280
6,030
60.970
98.980
60.010

____ 12.050___

3.6% -7,490
280
-390
-7S0

-57.190
•8.730

-19,520
12.120
•15,550

0.0345
-1.3%
10.6%
-3.1%

41 •0.05
42 -0.10
46 -0.27

5.8% 37 •0.34
-3.2%
3.7%
3.9%
1.6%
4.9%
6,5%
4.0%
5.1%

10.4%
-3.2%
-5.6%____ 1

40 ■0,37
42 : 
44
43

•0.52
Middle-

Opportunity
-0.52
•0.53

-620 38 -0.62
700

-5,230
-11,780
-33.650
7.210
-7,060

4.8% 41 -Oj63
-46.4%
-16.2%
-25.4%
13.7%
■36.9%

-0.6444
42 -0.64
40 -0.64
43 -0.65

-0.66Printing Workers 40
Material Recording. Scheduling, Dispatching, and Distributing Workers 
Animal Care and Service Workers

37182.520
5,540

106,260
35,680
33,690
26.340
7,260

181,290
51,320
126,620
220.790
62,430
313,930
17.520

*31,562
*22387
*21,890
*28.353
*24.127
*23,199
*27.372
*24,322
*21.265
*20,477
*18,874
*18,757
*21,407
*21,656

-7,7%
40.3%
-1.5%
12.4%
-1S.8%

1.6%
-31,4%
-17.4%
-31.2%

-0.68
-0.72
-0.74
-0.77

-2.9%
3.7%
0.1%

■10.7%

-15,190 
1390 
-1.580 
3,950 
•6,310 

420 
•3.320 

-38.080 
-23,280 
4.600 3.8%

12.850 
3,640 

•11.000 
140

35
Building Cleaning and Pest Control Workers
Supervisors of Food Preparation and Serving Workers
Grounds Maintenance Workers
Food Processing Workers
Helpers, Construction Trades
Material Mowing Workers
Textile, Apparel, and Furnishings Workers
Cooks and Food Preparation workers
Food and Beverage Serving Workers
Other Food Preparation and Serv Reiser; vvo kc s
Retail Sales Workers
Other Transportation workers

43
37
39•0.2% -0.78

-2.2%
-5.8%

38 -0.79
35 •0-83Low-
36Opportunity •0.855.5%

03% 
-3.1% 
-1.4% 
•1.3% 
•4.1% 

■21.4% ;

41 -089
34 •090
27

. 79
6.2%
6.2%
•3.4%
0.8%

•0.97
-0.98
•1.0329

38 ■1.11t

Sources: U3. Bureau of Labor Statistics; Integrated Public Use Microdata Scries. Universe inc ludes an nonfarm wage and salary jobs for which the typical worker is estimated to have a high school degree or less.
Note: Data and analysis reflea the Los Angeles-Long Beach-Santa Ana Metropolitan Statlstkal Area, which Includes Los Angeles and Orange counties.
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Economic vitality
High-opportunity occupations for workers with more than 
a high school degree but less than a BA
Fire fighters, law enforcement workers, and plant and system operators are high -opportunity occupations for workers with more than a high school degree but less than a BA 
40. Occupation Opportunity Index: Occupations by Opportunity Level for Workers with More Than a High School Degree but Less Than a BA

$y nn
idrxT

Occupation (toil) (2011) (2005-11) (200S-11)(2C11)
Fire Fighting and Prevention Workers 
Law Enforcement Workers 
plant and System Operators
Supervisors of installation. Maintenance, and Repair Workers 
Electrical and Electronic Equipment Mechanics, Installers, and Repairers 
Drafters, Engineering Technicians, and Mapping Technicians 
Supervisors of Office and Administrative Support Workers___________

$100,200 37.0%9,930
2/.S80
7,700
13.850
22.920
25.820
68.810

1;590 19.1% 39 1.70
7,7%
39.7%

$84,108
$70,336
$68,300
$52,861
$56,361
$55,440

8.5% 381.960
2.190
-1,030
7,300
-440
900

0.87
12.2%
4.5%

21.3%
3.7%
3.0%

47 0.74■J High- 46-6.9%
46.7%
-1.7%
1.3%

0.50Opportunity
39 0.37

■ 43 ■
43

0.16
0.14

Health Technologists and Technicians 
Legal Support Workers
Occupational Therapy and Physical Therapist Assistants and Aides 
Supervisors of Sales Workers 
Secretaries and Administrative Assistants

93.920
16,460
5.960
50.220
162,380
9.380

146.680
67,5601
65.090
6.770

$49,674
$53,789
$43,741
$46,109
$41,S17
$42,866
$36,428

13.490
-2,030
2,120
-4,410
1,050
1.530

-18.000
22.690
-8,950
-1,940

16.8%
-11.0%
SS.2%
'8.1%
0-7%

19.5%
•10.9%
50.6%
-12.1%
-22,3%

39 ■0.011.5% 
-4.6% 1
1.0% 
-1.6% 
-4.4% 
-3.8% . 
2.0%

40 -0.07
35 •0.21
41 ■0.21
42Middle-

Opportunity
-0.32

Life, Physical, and Soda) Science Technicians 
Financial Clerks
Other Healthcare Support Occupations
Other Education. Training, and Library Occupations
Communications Equipment Operators

32 -0.38
40 -0.47

•0-49
-0,62

$31,803
$32,349
$27,S40

2.4% 34
-1.5% 37
2.2% 38, -0-66

Other Ollice and Administrative Support workers 
Information and Record Clerks

$29,994
$33,266
$20,747

■42.300 
-46.760 
3.240 ;

365.5%
2.3%
4.8%

-18.1%
-19.5%
14.6%

•0.73191,250
193,530:
2S.390

Low- 32 •0.76
Opportunity entertainment Attendants and Related workers ' 32 -0.80

Sources: U.S. Bureau of Labor Statistics; Integrated Public Use Microdata Series. Universe Includes all nonfarm wage and salary fobs for which the typical worker Is estimated to have more than a high school degree but less than a BA.
Note: Data and analysis reflect the Los Angeles-Long Beach-Sanla Ana Metropolitan Statistical Area, which Includes Los Angeles and Orange counties.
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Economic vitality
High-opportunity occup 
degree or higher

ions for workers with a BA,S5u *' I
W;

Legal fields, executives, and operations specialties managers are all high-opportunity occupations for workers with a BA degree or higher 
41. Occupation Opportunity Index: Occupations by Opportunity Level for Workers with a BA Degree or Higher

Of ; i ;>.it ifn

t * 11 j 11; 111 m 11 v I n f I l

Occupation (2011) (2005-n)<2011) (2005 11) (2010)
Lawyers, Judges, and Related Workers 
Top Executives
Operations Specialties Managers
Entertainers and Performers, Sports and Kc-atr-d Wort m
Advertising,Marketing,Promotions. Public Relat <ns. ,v; Sales Va-iagers
Health Diagnosing and Treating Practitioners
Engineers
Other Management Occupations 
Postsecondaiy Teachers 
Computer Occupations 
Architects, Surveyors, and Cartographers 
Social Scientists and Related Workers 
Physical Scientists 
Sales Representatives, Services 

Life Scientists
Business Operations Specialists 
Financial Specialists
Media and Communication Equipment Workers
Air T ransportation Workers
Art and Design Workers
Media and Communication Workers
Sales Representatives. Wholesale and Manufacturing
Preschool, primary, Secondary, and Special Education School Teachers

31.540 
103.890
71.980
62.380
37.540 

154,330
68.830 
85,150 
55,900

134.380 
5.990 
11.790 
8.820 

67,770 
11.400 

174.520
108.980 
21,930 
9,020 
38,SS0 
30,860
75.830 

133,110

SI SO,7 30 2.7% ;
1.7%
9-6%
42.7%
2.2%

10.3%
9.2%

16-0%
3.5%
4.4%

7.3%
9.2%
I. S%
II. 2%

4,980 18.8% 45 2.S4
5121,794
1112,066
S89.S97
5113,718
599.490
597,233
593.823
582,649
581,901
581.328
578.458
$77,037
558.289
571.764

567,175
567,022
563.615
569.467
160,509
559.304
560,807
$62,645

5.070 
3,990 
17,720 
1,620 

23,100
12.070 

30
8,100 

12.800 
-2.230 
-7,150 -37.8%
2,350 

42,200
5.430

75.430 
13,910 

5.303 
4.6 iO 
5.420 : :
5,150 

■4,070 
■15.120

5,1% 46 LSI
5.9% 42 1.63

39,7% 37 

: 39 
43 
4S

1.59
4:5% 1.S2
17.6%
21.3%

346
1.35

0.0% 44 1.28
16.9%
10.5%
-27.1%

44 0.88
38 0.81
44 0.81High-

Opportunity
43 0.72

36.3%
165.0%
91.0%
17.1%
146%
31.9%
104:5%
16.4%
20:0%
-S.1%

•10.2%

40 0.66
41 0.6S

1.2% 40 0.60
5.6% 0.5541
1.7%

13.4%
-13.1%
10.5%

42 0.46
36 0.46
46 0.43
37 0.33

8.6% 38 .
42

0.29
5:4% 0.27
64% 41 0.26

1S4.20S
547,422

Librarians. Curators, and Archivists
Counselors, Social Workers, and Other Community and Social Service Specialists

7.010
61.730
47,300

-1,620
16.S40

-18.8%
36.6%

19.3%

10.7%

3.5%
59%

-5.9%

-4.0% :

44 0.10$
39 0.03Middle-

Opportunity 546,991

540.352

Other Teachers and Instructors 

Ot'ie- Sales and Related worker
357.640

3.640

-0.25i

37,740 ; 45 -0.29
ii

Jli Sources: U.S, Bureau of Labor Statistics: Integrated Public Use Mlcrodaia Scries. Universe includes all nonfarm wage and salary Jobs for which the typical wo ■ ke: :s c
Note: Data and analysis reflect the Los Angeles-Long Beach-Santa Ana Metropolitan Statistical Area, which Includes Los Angeles and Orange counties.

rated to nave a HA dep/eeor higher.
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Economic vitality
Latinos and African Americans have the least access to 
high-opportunity jobs
Examining access to high-opportunity jobs by 
race/ethnicity and nativity, we find that U.S.- 
born Asians and Whites are most likely to be 
employed in the region’s high-opportunity 
occupations. Latinos, both immigrant and 
U.S.-born, and African Americans are the least 
likely to be in high-opportunity occupations 
and most likely to be in low-opportunity 
occupations.

Latinos (both immigrant and U.S.-born) and African Americans are least likely to access high-opportunity jobs
42. Opportunity Ranking of Occupations by Race/Ethnicity and Nativity, Ail Workers

gf High-opportunity 
it Middle-opportunity 

S Low-opportunity

1
36%

I
1

33% 60%13% 46%58% 40% 50%
Differences in education levels play a large 
role in determining access to high- 
opportunity jobs, but racial discrimination, 
work experience, and social networks are also 
contributing factors. For immigrants, legal 
status and English language ability are 
additional factors.

• 45%

■ 40%
. 40%

% 39%
31%

' 30%

1
|| 27% |

V. 27% 42% A 24%

I | |24%
20%

1I
16%14%

Black OtherWhite Latino, U.S.- 
born

Latino,
Immigrant

API, U.S.- 
born

Native
American

API,
Immigrant

I

Sources: U.S. Bureau of Labor Statistics; integrated Public Use Microdata Series. Universe includes the employed civilian non institutional population ages 25
through 64. Note: While data on workers is from the Los Angeles County, the opportunity ranking for each worker's occupation is based on analysis of the Los
Angeles-Long Beach-Santa Ana Metropolitan Statistical Area, which includes Los Angeles and Orange counties.
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Economic vitality
Access to high-opportunity jobs by race for workers with a 
high school degree or less
Among workers with a high school degree or 
less, Whites, people of other or mixed racial 
backgrounds, and U.S.-born Asians are most 
likely to be in high-opportunity jobs. Latino 
and Asian immigrants, Blacks, U.S.-born 
Latinos, and Native Americans are the least 
likely to be in high-opportunity jobs. Latino 
and Asian immigrants are most likely to be in 
low-opportunity jobs.

Of those with lower education levels, Latinos, Asian immigrants, African Americans, and Native Americans are least likely 
to access high-opportunity jobs
43. Opportunity Ranking of Occupations by Race/Ethnicity and Nativity, Workers with Low Educational Attainment

^High-opportunity 

iSMiddie-opportunity 
M Low-opportunity

1
B 7% ,21% I1

1 12% 24%13%15%14%28%
\ 46%

\ 59%43%51% • 48%
39% > 44%

2 46%

47%
43%

40%

I

37%35% 32%
29%26%

I....1
BlackWhite Latino,

U.S.-bom Immigrant
OtherLatino, API, U.S.- 

born
API, Native 

immigrant American

Sources: U.S. Bureau of Labor Statistics; Integrated Public Use Microdata Series. Universe includes the employed civilian noninstitutional population ages 25
through 64 with a high school degree or less. Note: White data on workers is from the Los Angeles County, the opportunity ranking for each worker’s occupation is
based on analysis of the Los Angeles-Long 8each-5anta Ana Metropolitan Statistical Area, which includes Los Angeles and Orange counties.
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Economic vitality
Access to high-opportunity jobs by race for workers with 
more than a high school degree but less than a BA

Of those with middie education levels, Latino immigrants, African Americans, Asian immigrants, and U.S.-born Latinos 
are least likely to access high-opportunity jobs
44. Opportunity Ranking of Occupations by Race/Ethnicity and Nativity, Workers with Middle Educational Attainment

S High-opportunity 

fs Middie-opportunity 
B Low-opportunity

Among workers with middle education levels, 
Whites, Native Americans, people of other or 
mixed race backgrounds, and U.S.-born Asians 
are most likely to be found in high- 
opportunity jobs. Latino immigrants have the 
least access to high-opportunity jobs and 
along with African Americans are most likely 
to be concentrated in low-opportunity jobs. 
Both U.S.-born and immigrant Latinos along 
with African Americans are both most likely 
to be in middle-opportunityjobs.

i
32%44% 33%29% 40% 39%23% 37%

46%

a 43%
V- 42% .. 41%

37% . % 39% 36%
37%

1
28% | 26% A 31% *26% |26% ^ .

1111 r
25%

1

19%

White Black OtherLatino,
Immigrant

Sources: U.S. Bureau of Labor Statistics; Integrated Public Use Microdata Series. Universe indudes the employed civilian non Institutional population ages 25
through 64 with more than a high school degree but less than a BA. Note: While data on workers is from the Los Angeles County, the opportunity ranking for each
worker's occupation is based on analysis of the Los Angeles-Long Seach-Santa Ana Metropolitan Statistical Area, which includes Los Angeles and Orange counties.

Latino, U.S.- 
born

API, U.S.- 
born

API,
Immigrant American

Native
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Economic vitality
Even among college graduates, Blacks and Latinos have less 
access to high-opportunity jobs
While the majority of all workers with a BA 
degree or higher are in high-opportunityjobsi 
substantial differences between groups by 
race/ethnicity and nativity persist.

Differences in occupational opportunity by race/ethnicity and nativity persist for college-educated workers
45. Opportunity Ranking of Occupations by Race/Ethnicity and Nativity, Workers with High Educational Attainment

■ High-opportunity 

ssMiddie-opport unity 
B Low-opportunity

Whites and native-born Asians are most likely 
to be in high-opportunity occupations, 
followed by people of other or mixed race 
background, Native Americans, U.S.-born 
Latinos, Blacks, and immigrant Asians. Latino 
immigrants with college degrees have the 
least access to high-opportunity jobs and the 
highest representation in both low- and 
middle-opportunity occupations.

‘, 69%,76% 65% 50% 75% 71% 72%65%!
i

.
iI .; 30%

25% . ; 23%
22%

' 2 19% - 18%
' 16% 16%

1

20%

I 12%m
|f 8% 10% 9%iisl 10%9% ;

White Black Latino, U.S.- 
born

Latino,
Immigrant

API, U.S.- 
born

API,
Immigrant

Native
American

Other

Sources: U.S. Bureau of Labor Statistics; Integrated Public Use Microdata Series. Universe includes the employed civilian non institutional population ages 25
through 64 with a BA degree or higher, Note: While data on workers is from the Los Angeles County, the opportunity ranking for each worker's occupation is based
on analysis of the Los Angeies-Long Beach-Santa Ana Metropolitan Statistical Area, which includes Los Angeles and Orange counties.
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Readiness
©

C*v
& i

How prepared are h cent orrev re o nomvc,yf

• There are skills and education gaps for 
people of color, with the share of future jobs 
requiring at least an associate’s degree 
being higher than the proportion of people 
with the requisite education level.

Percent of Latino 
immigrants with at least an 
associate’s degree:

O /$ 1ft
• Education levels differ dramatically among 

immigrant groups. For example, South and 
East Asian immigrants have high education 
levels while Pacific islander, Mexican, and 
Central American immigrants have very low 
education levels.

&■f
I &9% //

Percent of African-American 
disconnected youth:

• The pursuit of education and employment 
has increased for all youth. However, while 
the number of disconnected youth has been 
on the decline, youth of color are still far 
more likely to be disconnected and less 
likely to finish high school than their White 
counterparts.

& /■
,p

Number of disconnected 
youth in Los Angeles:

• Communities of color are facing significant 
health challenges, with over 68 percent of 
the region’s African Americans and Latinos 
obese or overweight.
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Readiness
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There are large differences in educational 
attainment by race/ethnicity and nativity. 
Both immigrant and U.S.-born Asians and 
Whites have the highest education levels. 
Latino immigrants have the lowest levels with 
55 percent having less than a high school 
degree.

jo g.sps in educational attainment
46. Educational Attainment by Race/Ethnicity and Nativity, 2014

!

■ Bachelor's degree or higher 
nAssociate's degree 
SSSome college 
itHigh school grad 

Less than high school diploma

61%50% 24% 19% 50% 43%7% 24%
While not shown in the graph, people of every 
race/ethnicity and nativity improved their 
education levels since 2000. Despite this 
progress, Latinos, who will account for an 
increasing share of the region's workforce, are 
still less prepared for the future economy 
than their White and Asian American and 
Pacific Islander counterparts. African 
Americans and Native Americans lag far 
behind in educational attainment as well.

3%
If 12%

Hi9% 24%
10% 11%

28%
32% IT 27%

9%55%

1 8% 9% W 25%
29%

22% A": 15% 24%8%
25%

18%
15%

16%
15%

16% 14%
9% 11%9% 6%.4%..... -.3%--. .

White Black Latino, U.S.- 
born

Latino,
Immigrant

Asian, U.S.- 
born

Asian,
Immigrant American

Native Other

Source: Integrated Public Use Microdata Series. Universe includes all persons ages 25 through 64.
Note: Data represent a 2010 through 2014 average.
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Readiness
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The region will face a skills gap unless 
education levels increase. By 2020,44 
percent of the state's jobs will require an 
associate’s degree or higher. Only 10 percent 
of Latino immigrants, 28 percent of U.S.-born 
Latinos, and 34 percent of Blacks and Native 
Americans have reached that level of 
education.

The region will face a skill:
47. Share of Working-Age Population with an Associate’s Degree or Higher by Race/Ethnicity and Nativity, 2014, and 

Projected Share of Jobs that Require an Associate’s Degree or Higher, 2020

■ i -:<» , iW>.twijis mcru-i iK-; Ii.jivj df A. •; I C=

69%

59%58%

52%
yli;

44%y

34% 34%

Tit

It
28%

m
■'.I

10%

Native Mixed/other White 
American

Black Jobs in 2020Latino,
Immigrant

Latino, U.S.- 
born

API,
Immigrant

API, U.S.- 
born

•s
!

1 Sources: Georgetown Center for Education and the Workforce; integrated Public Use Microdata Series. Universe for education levels of workers includes all persons 

ages 25 through 64,

Note: Data on education levels by race/ethnicity and nativity represents a 2010 through 2014 average for Los AngeJes County while data on educational 

requirements for jobs in 2020 are based on statewide projections for California.
I
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Readiness
Relatively low education levels regionally

Los Angeles County ranks 98th among the 
largest ISO metro regions on the share of 
residents with an associate’s degree or higher. 
The region’s share of residents with an 
associate’s degree or higher is 38 percent, 
lower than other California metros like San 
Jose (56 percent), the Bay Area (54 percent) 
and San Diego (45 percent), but higher than 
Riverside (27 percent) and Bakersfield (22 
percent).

The county is ctuso to the bottom third for residents with an associate's degree or higher among the largest ISO regions 
48. Percent of the Population with an Associate’s Degree or Higher in 2014: Largest 150 Metros Ranked

■1: Ann Arbor,Ml (60 sC|

#98: Los Angeles County (38%)
The region ranks 7th among the 150 metros in 
the share of residents with less than a high 
school education at 22 percent, which is a 
higher share than in the Riverside metro (21 
percent) but much lower than Bakersfield (27 
percent).

** ISO: Visalia-Porterville, 
CA(21%)1
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Source: Integrated Publk Use Microdata Series. Universe includes all person; ages 25 through 64.
Note: Data represent a 2010 through 2014 average.
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Latino immigrants from Central America and 
Mexico tend to have very Sow education levels 
while those from South America (and to some 
extent, the Caribbean) tend to have higher 
education levels. For example, less than 10 
percent of those from Mexico, Guatemala, 
and Honduras have at least an associate's 
degree while more than 40 percent of those 
from Argentina, Colombia, and Chile do.

ir-r::' S\. '!!<)v\ Usyhc. • ciK .41!u'i foicy-trcd with ".shli.-o i:.m O'. It ' i r .xEC JO i[‘j • ii:
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49. Asian or Pacific Isiander Immigrants, Percent with an 

Associate’s Degree or Higher by Ancestry, 2014
50. Latino Immigrants, Percent with an Associate’s Degree 
or Higher by Ancestry, 2014

South Asian (all) ssw 74% South American (ail)

Argentinean ■' 

Colombian :i': '■ 

Chilean ' • 

Peruvian 

Ecuadorian 

Caribbean (all)

39%
Indian 

Pakistani 

Bengali 

Sri Lankan
East Asian (all) 60%

Taiwanese

78% 45%
69%

44% 

r 41% 
34%

34%

65%

54%

Education levels vary among Asian American 
and Pacific Islander immigrants as well: South 
and East Asian immigrants tend to have 
higher education levels while Southeast Aslan 
immigrants and Pacific Islander immigrants 
have lower levels. For example, only 23 
percent of Cambodian immigrants have an 
associate’s degree or higher compared to 78 
percent of Asian Indian immigrants.

76%
Japanese

Korean

Chinese

66% 33%
64% Cuban ■ •’ : ■'

Central American (all) 10%

Costa Rican ' '

Nicaraguan ' ' - 20%

Salvadoran '■ '' 10% 

Guatemalan 9%

Honduran ■ 7%

Mexican 7%

' " 30%
53%

Southeast Aslan (ail) 57%

Filipino 

Indonesian 

Burmese 

Thai 

Vietnamese 

Cambodian 

Pacific I slander (all)

■ ■ 35%68%
58%

56%
52%

37%
23%

•sasEtWH® 19%

i All Latino Immigrants fAll Asian or Pacific Islander Immigrants 10%59%

i
i

i Source; Integrated Public Use Microdata Series. Universe includes ail persons 

ages 25 through 64. Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes ail persons
ages 25 through 64. Note; Data represent a 2010 through 2014 average.
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The share of youth who do not have a high 
school education and are not pursuing one 
has declined considerably since 1990 for all 
groups by race/ethnicity and nativity. Despite 
the overall improvement, youth of color (with 
the exception of Asians) are still less likely to 
have finished high school or be enrolled in 
school. Immigrant Latinos have particularly 
high rates of dropout or non-enrollment, with 
28 percent lacking and not pursuing a high 
school degree.

! -J L rSiHOUjt" youth hcts ih 1(9! •. Of' Lnip:-. S v t-

51, Percent of 16-24-Year-Olds Not Enrolled in School and Without a High School Diploma, 1990 to 2014

a 19 90 
si 2000 
13 2014

49%
46%
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Mm 28%is
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9% 8%7%
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5%

I
■ 4%

3%I
AS’.rA

l?i! 2%I 2% 1%
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BlackWhite Latino, U.S.-born Latino, Immigrant Asian or Pacific
Islander, U.S.-born

Asian or Pacific 
Islander, 

Immigrant

Source; Integrated Public Use Microdata Series.
Note; Data for 2014 represents a 2010 through 2014 average.
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While trends in high school completion and 
pursuit of further education have been 
positive for youth of color, the number of 
disconnected youth” who are neither in 

school nor working remains high. Of the 
region’s 193,000 disconnected youth, 64 
percent are Latino, 14 percent are White, 13 
percent are African American, and 7 percent 
are Asian American or Pacific Islander. As a 
share of the youth population of each 
racial/ethnic group, African Americans have 
the highest rate of disconnection (23 
percent),followed by Latinos (16 percent), 
those of other or mixed race (11 percent), 
Whites (10 percent), and then Asian 
Americans and Pacific Islanders (8 percent).

There <*re over 193,000 discor
52. Disconnected Youth: 16-24-Year-Olds Not in Work or School, 1980 to 2014
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S Native American and all other 
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Since 2000, the number of disconnected 
youth decreased slightly. This was due to 
improvements among Latino youth; all other 
groups saw slight increases.
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1980 1990 2000 2014

Source: integrated Public Use Wucrodat3 Series.
Note: Data for 2014 represent a 2010 through 2014 average.
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Readiness
Many youth remain disconnected from work or school
(continued)

Despite the drop in disconnected youth over 
the last decade, 14 percent of Los Angeles’ 
youth are not in work or school. This places 
the region 59th out of the largest 150 metro 
areas. Compared to other California metro 
areas, the region is doing worse than the Bay 
Area which is ranked 119th, but better than 
Riverside, which is ranked 21st.

Los Angeles County ranks among the top half of regions in its share of disconnected youth 
53. Percent of 16-24-Year-Olds Not in Work or School, 2014: Largest 150 Metros Ranked

Bakersfield. CA: #1(24%)

Los Angeles County: #59 (14%)

Madison, WI:#1S0 (4%)

Sou rce: Integrated Public Use Microdata Series.
Note: Data represent a 2010 through 2014 average.
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The region’s African Americans have particularly high rates of obesity, 
diabetes, and asthma. Latinos are at high risk of being overweight and 
obese but have average rates of diabetes and below average rates of 
asthma. Whites and those of other or mixed race do better than 
average on all measures except for asthma.

African
54. Adult Overweight and Obesity Rates by Race/Ethnicity, 
2012

Pi / \ vC
55. Adult Diabetes Rates by Race/Ethnicity, 2012 56. Adult Asthma Rates by Race/Ethnicity, 2012

S Overweight 

If Obese

36% 25%
All All All 7%10%

20%36%
White WhiteWhite 9%7%I

33% 37%;Blade BladeBlad< 13%13%

30%39%
Latino Latino 5%Latino 11%

27% 8%
Asian or Pacific islander Asian or Pacific Islander 5%Asian or Pacific Islander 8%

34% 16%
Mixed/other Mixed/otherMixed/ other 11%7%

0% 20% 40% 60% 80%

Source Centers for Disease Control and Prevention. Universe 

includes adults ages IS and older.

Note: Data represent a 2008 through 2012 average.

Source: Centers for Disease Control and Prevention. Universe
includes adults ages 18 and older.
Note: Data represent a 2008 through 2012 average.

Source: Centers for Disease Control and Prevention. Universe 

includes adults ages 18 and older.

Note: Data represent a 2008 through 2012 average.
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Connectedness
Highlights
Are the region’s residents and neighborhoods connected to one another and to the region’s assets and opportunities?

* Residential segregation is declining at the 
regional scale for all groups, but Black-White 
segregation remains high and Latino-White 
and Latino-Asian segregation is increasing.

Percent of Black residents 
that would have to move to 
achieve integration with 
Whites:• Communities of color have higher housing 

burdens, especially for those who are 
renters: 65 percent of Black renters are 
housing burdened while the rate is 63 
percent for Latinos. •

68%
• In a region where people rely heavily on 

automobiles to get around, IS percent of 
Black households and 11 percent of Latino 
households do not have access to a car.

Renter housing burden rank 
(out of largest 150 regions):

#7
Number of Black households 
with no access to a vehicle:

2 in 5
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Connectedness
Segregation is slowly decreasing

Los Angeles County is more segregated by 
race/ethnicity than the state of California but 
less than the nation, and segregation has 
declined somewhat over time as the region 
has become more diverse.

Residential segregation is decreasing overtime at the regional scale
57. Residential Segregation, 1980 to 2014

United States 
Los Angeles County 

-'■■“California

0,50 ;
Segregation is measured by the entropy index, 
which ranges from a value of 0, meaning that 
all census tracts have the same racial/ethnic 
composition as the entire region overall 
(maximum integration), to a high of 1, if all 
census tracts contained one group only 
(maximum segregation).

0L44 0.44
BS*

0.40 ; 0.38

0.360.34

0.32
■'■tty 0.30 0.290.30 0:58 /A,*0.27

&X 0.26WWtSM=cflV8s 'tv
0.25

0.20 •{ Multi-Group Entropy Index 
0 = fully integrated | 1 = fully segregated

;

0.10
1980 1990 2000 2014

Source: U.S. Census Bureau; Geoiytics,

Note: Data for 2014 represent a 2010 through 2014 average. See the "Data and methods" section for details of the residential segregation index calculations.
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The chart at the right displays the 
dissimilarity index, which estimates the share 
of a given racial/ethnic group that would need 
to move to a new neighborhood to achieve 
complete integration with the other group.

Using this measure, segregation between 
Blacks and all other groups has decreased 
though Black-White segregation remains high: 
68 percent of Black residents would need to 
move to achieve perfect integration with 
Whites.

It also shows that segregation is increasing 
between several groups. Latinos and Whites 
are more segregated from each other now 
than in 1990, and the same is true for Latinos 
and Asian Americans and Pacific Islanders.
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Connectedness
Segregation remains high between some groups and White- 
Latino and APi-Latino segregation is on the rise
While racial segregation overall has been on 
the decline in the region, it remains very high 
between certain groups, and is increasing for 
others.

Segregation has decreased between Blacks and all other racial/ethnic groups, but has increased for most others 
58. Residential Segregation, 1990 and 2014, Measured by the Dissimilarity Index

si 1990 
12014

Source; LJ.S. Census Bureau; Geolytlcs.

Note: Data reported is the dissimilarity Index for each combination of racial/ethnic groups. Data for 2014 represent a 2010 

through 2014 average. See the "Data and methods" section for details of the residential segregation index calculations.

I%
!X2
is
5

a
!•5s

5
t

a

3

:■

;

O
'-

^ oC
l

vp O
'-LA

•v
O

C
D
-

LA

N
J

h-
-T• a
: ’r

:■

CL
CL>

<

La
tin

o



I

An Equity Profiie of the Los Angeles Region PolicyLink and PERE 70
I

Connectedness
Black and Latino people are more likely to rely on the 
region’s transit system to get to work

*

i
!

s Income and race both play a role in 
determining who uses Los Angeles County’s 
bus and rail systems to get to work. Very low 
income African Americans and Latino 
immigrants are most likely to get to work 
using public transit, but transit use declines 
for these groups as incomes increase.

Transit use varies by income and race
59. Percent Using Public Transit by Annual Earnings and 
Race/Ethnicity and Nativity, 2014

Households of color are less likely to own cars 
60. Percent of Households without a Vehicle by 
Race/Ethnicity, 2014

2*

I

■White 
■Black

■•Latino, U.S.-born 
Latino, immigrant 

■ API, U.S.-born 
““•'API, immigrant 
<™»Other or mixed race

•wxs&mv.cts.

i
i
S

i Black 18%
x

Households of color are much less likely to 
own cars than Whites. Across the region, 93 
percent of White households have at least 
one car, but among households headed by a 
person of color, only 89 percent do. African 
American and Native American households 
are the most likely to be earless.

j Native American 15%
25% :s

I I
it

\/. U'%,
!

•AMixed/other IS ■© 10%Vv’vf
i 15%
!

Asian or Pacific Islander 1 -AiOW 8%
I (211

Sf

■A. 7%White : "'■
■X■2

-> .-o1 -a:
■': r:

All 10%
0% i.....
<$15,000 $15,000-

$35,000
$35,000-
$65,000

>$65,000f;

l

1
! Source: Integrated Public Use Microdata Series. Universe includes workers

ages 16 and older with earnings.
Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes ali
households (no group quarters).
Note: Data represent a 2010 through 2014 average.
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Connectedness
Low-income residents are least likely to drive alone to work

!r-
A
i

i

■

The majority of residents in the region—73 
percent—drive alone to work. Single-driver 
commuting varies by income. Only 58 percent 
of very low-income workers (earning under 
$15,000 per year) drive alone to work, 
compared with 82 percent of workers who 
make over $75,000 a year.

*5 Lower-income residents are less likely to drive alone to work
61. Means of Transportation to Work by Annual Earnings, 2014i

i ^Worked at home 
H Other 
A" Walked
M Public transportation 

• Auto-carpoo! 
Auto-alone

■i
i

.1
r 4% ilk 4% ilH%iff 4% SI5%4%li6%<

3%3%•V 3% ' 3% 
9%

' 4%4% 6%3■3 7% 9% 8%10%11% 11%5
5 , 14%

13%- 12%
i 12% 81% 80% 82%79%12% 75%

i
;■

67%

62%

58%

4

i

$

Less than $10,000 to $15,000 to $25,000 to $35,000 to $50,000 to $65,000 to 
$10,000 $14,999 $24,999 $34,999 $49,999 $64,999

More than 
$74,999 $75,000

Source: U.S. Census Bureau. Universe includes workers ages 16 and older with earnings.
Note: Data represent a 2010 through 2024 average.
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Connectedness
Half of renters in the region are housing burdened

ji

Los Angefes County ranks 7th in renter 
housing burden among the largest 150 
metros. Nearly 6 in 10 (59 percent) of renters 
are housing burdened, defined as spending 
more than 30 percent of their household 
income on housing costs. Compared with 
other metros in California, Los Angeles 
County ranks higher than all except for 
Riverside, where 60 percent of renters are 
housing burdened. These rates are higher 
than other high-cost-of-!iving metro areas in 
California such as the Bay Area (50 percent) 
and San Diego (57 percent).

Los Angeles County ranks near the top for rent-hurdened households compared with other regions 
62. Share of Households that are Rent Burdened, 2014: Largest 150 Metros Ranked

Miami-Fort Lauderdaie Miami Beach. 
FL-. si (63%)

Los Angeles County: #7 (59%)
i i! 1it

is
Des Moines, IA:#150 

(42%)
M¥ iit . ilit !ll lilt

1,

if

: ;

Source: integrated Public Use Mterodata Series. Universe Includes renter occupied households with cash rent {excludes group quarters).
Note: Data represent a 2010 through 2014 average.
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People of color face higher housing burdens

African Americans and Latinos are most likely 
to spend a large share of their income on 
housing, whether they rent or own. Asian 
renters have a similar housing burden to 
White renters, but Asian homeowners have 
higher housing burdens than Whites. Native 
Americans have among the highest levels of 
housing burden for renters but lowest levels 
for homeowners.

African Americans and Latinos have the highest renter 
housing burden
63. Renter Housing Burden by Race/Ethnicity,
2014

Latinos and African Americans have the highest 
homeowner housing burden
64, Homeowner Housing Burden by Race/Ethnicity, 
2014

$

■ All

ffl White 

a Black 

H Latino

ffi Asian or Pacific islander

■ Native American 

s Mixed/other

■ Ai!

® White

■ Black 

K Latino

S' Asian or Pacific islander 

HI Native American 
ss Mixed/other

5 3% :70% ;

I
49.5%

•• mms:: 54.7%
mmm 47.5%

■ 62.9%
62.7% 45% 44.6%

41.3% 
4 40.4%

59.1%
■■■: ’-It

55.4%ft
5%: 36.0%

» 54.2% 
53.6%

33.1%

30%5 0% "

Source; Integrated Public Use Microdata Series. Universe includes owner-
occupied households (excludes group quarters).
Note: Data represent a 2010 through 2014 average.

Source: Integrated Public Use Microdata Series. Universe includes renter- 

occupied housedoids with cash rent (excludes group quarters).

Note; Data represent a 2010 through 2014 average.
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Jobs-housing mismatch for low-wage workers

Low-wage workers in the region are not likely 
to find affordable rental housing. In Los 
Angeles County, 26 percent of jobs are low- 
wage (paying $1,250 per month or less) and 
only 13 percent of rental units are affordable 
(defined as having rent of $749 per month or 
less, which would be 30 percent or less of two 
low-wage workers' incomes).

Both Los Angeles and Orange counties have a low-wage fobs - affordable housing gap
65. Low-Wagejobs and Affordable Rental Housing by County, 2014

•j

I ilShareof rental housing units that are affordable 

■ Share of jobs that are low-wageS
!

i
V

%
m ■ ’: ism f* \! i m■i

26%USThe gap in the share of low-wage jobs and 
affordable rental housing is even greater in 
Orange County,

.’WsSt:Vi ■wm SaMS^afcjSSWS.■■-1 H-Los Angeles
ii 13%S

j
iI3
i

I

«1
1m

l* £k/S*3&StiigMgS* r
slfijS*®*

r+f, tv«* » «- c atrm •fnV 23%> li.

Orange ■, ’•
5

6%

I

Source: U.S. Census Bureau.

Note: Data on the share of affordable rental units represent a 2010 through 2014 average, while data on the share of low-wage johs are from 2012 and are 

calculated on a place-of-work basis.
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Connectedness
Jobs-housing mismatch for low-wage workers
(continued)

A low-wage jobs to affordable rental housing 
ratio in a county with a higher than regional 
average ratio indicates a lower availability of 
affordable rental housing for low-wage 
workers in that county relative to the region 
overall.

The job-housing mismatch for low-wage workers is greater in Orange County 
66. Low-Wage Jobs, Affordable Rental Housing, and Jobs-Housing Ratios by County

Jobs
'{2012) m HjB

ips* m

While there is a job-housing mismatch for 
low-wage workers throughout the Los 
Angeles metro area (which consists of Los 
Angeles and Orange counties), the challenge 
of affordable housing for low-wage workers is 
greater in Orange County than in Los Angeles 
County.

Low-wagejobs-
Affordable

Rentals

Affordable
Rental*

All Jobs: 
Af! Housing

All Rental*Low-wage Ail

4,175,002 1,103,589 1,694,352 215,050Los Angeles 3,242,391 5.11.3

408,8881,452,699 331,767 1.002,285Orange 24,176 13.71.4

2,103,240Los Angeles Metro Area 5.627,701 1435,356 4,244.676 239,226 6,01.3

*!ndudeson!ythoseunitspaid for in cash rent.

Source: tJ.S. Census Bureau,
Note: Data on the number of affordable rentai units represent a 2010 through 2014 average, while data on the number of low-wage jobs are from 2012 and are
calculated on a place-of-work basis.
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Neighborhoods
Highlights
Are the residents of Southeast Los Angeles County, Watts and Willowbrook, and SLATE-Z connected to the region’s 

opportunities?

• in South Los Angeles Transit Empowerment 
Zone (SLATE-Z), 41 percent of the 
population lives below the poverty level 
which is more than double the poverty rate 
of Los Angeles County overall.

Unemployment rate in 
Watts and Willowbrook:

16%
• The average child opportunity index for the 

Watts and Willowbrook community is 
considerably lower (-0.86) than that for the 
county as a whole (-0.12). •

Percent of households in 
SLATE-Z without access to 
a vehicle:• A higher percentage of households in the 

Southeast cities of Los Angeles County are 
linguistically-isolated (26 percent) than the 
county overall (14 percent). 25%

Percent of linguistically- 
isolated households in 
Southeast L.A. County:

26%
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Neighborhoods
High unemployment in urban communities of color and in 
the outer suburbs
Knowing where high-unemployment 
communities are located in the region can 
help the region’s leaders develop targeted 
solutions.

Clusters of unemployment can be found throughout the region —in South Los Angetesand suburban communities 
67. Unemployment Rate by Census Tract, 2014

Less than 7% 

9 7% to 10%
■ 10% to 12%
■ 12% to 15%
■ 15% or moreAs the maps to the right illustrate, 

concentrations of unemployment exist in 
pockets throughout the region, but are more 
prevalent in South Los Angeles, the cities of 
Compton and Paramount and the community 
of Westmont, parts of the San Fernando and 
San Gabriel Valleys, and in the cities of 
Lancaster and Palmdale to the north.
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The unemployment rate of Los Angeles 
County is 11 percent. In the community of 
Watts and Willowbrook, the unemployment 
rate is 16 percent. The unemployment rates 
of the Southeast cities and SLATE-Z area are 
14 percent and 13 percent, respectively.
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Source U.S. Census Bureau; TomTom. ESRI. HERE, Delorme, Maymyindla. © OpenStreetMap contributors, and theGlS user comrirnTy. iJnverse includes the
civilian nonlnstltutional population ages 16 and older. Note Data represent a 2010 through 2014 average. Areas >n white have missing data.
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Neighborhoods
Linguistic isolation is a challenge

Los Angeles has always been a region of 
immigrants and high levels of linguistic 
isolation—defined as the percentage of 
households in which no member age 14 or 
older speaks only English or speaks English at 
least "very well"

Linguistic isolation Is a challenge In the urban core of the region and in some suburbs 
68. Linguistic Isolation by Census Tract, 2014

Ki Less than 7%
■ 7% to 15%
■ 15% to 25%
■ 25% to 39%
■ 39% or more

Not surprisingly, areas of linguistic isolation 
tend to be concentrated in neighborhoods 
with more immigrants—and likely more 
recently-arriving immigrants. Such areas 
include Koreatown, parts of South Los 
Angeles, parts of the San Fernando and San 
Gabriel Valleys, the city of Palmdale to the 
north, and parts of Long Beach to the south.
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In Los Angeles County, 14 percent of 
households are linguistically isolated. In the 
Southeast cities, 26 percent of households 
are linguistically isolated; in SLATE-Z, that 
figure is 23 percent; and in Watts and 
Willowbrook, it is 15 percent.
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Neighborhoods
Child opportunities are limited

The Child Opportunity Index measures 
relative opportunity across neighborhoods in 
the region based on indicators from three 
domains: educational opportunity, health and 
environmental opportunity, and social and 
economic opportunity. By this measure, child 
opportunities are limited in much of South 
and Southeast Los Angeles, as well as some 
suburban communities such as the cities of El 
Monte and Pomona to the east, the Los 
Angeles neighborhood of Pacoima to the 
north, and Los Angeles neighborhoods near 
the ports along with parts of the City of Long 
Beach to the south.

Child access to opportunity is limited in neighborhoods throughout South and Southeast Los Angeles 
69. Child Opportunity Index by Census Tract
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In Watts and Willowbrook, the average child 
opportunity index (weighted by the number 
of minor children under age 18) is “very low” 
(-0.86), which is considerably lowerthan 
average for Los Angeles County overall, which 
is “moderate" (-0.12). The average child 
opportunity index for SLATE-Z is also “very 
low” (-.50), while it is “low” for the Southeast 
cities (-.40).
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Neighborhoods
Concentrated poverty is a challengei

i

The percent of the population in Los Angeles 
County that lives below the poverty level is 18 
percent. As the maps illustrate, concentrated 
poverty is a challenge for neighborhoods in 
many parts of the region, including much of 
South and Southeast Los Angeles, parts of the 
San Fernando and San Gabriel Valleys, and in 
some outer suburbs, such as the cities of 
Lancaster and Palmdale to the north and 
Pomona to the east, as well as in Los Angeles 
neighborhoods near the ports and parts of 
the City of Long Beach to the south.

Areas of high poverty are found throughout South and Southeast Los Angeles and in some suburbs 
70. Percent Population Below the Poverty Level by CensusTract, 2014

■ Less than 7%
■ 7% to 13%
■ 13% to 20%
■ 20% to 29%
■ 29% or more
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O
In SLATE-Z, the average poverty rate is 41 
percent which is more than double that of Los 
Angeles County. In Watts and Willowbrook,
36 percent of the population lives below the 
poverty level; in the Southeast cities, 26 
percent live below the poverty level.
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Neighborhoods
Car access is a problem

b

In a region where people still rely heavily on 
driving, the vast majority of households (90 
percent) have access to at least one vehicle. 
But access to a vehicle remains a challenge for 
households in many areas of Los Angeles 
County, with a particular concentration of 
earless households in parts of South Los 
Angeles and Koreatown.

Households without a vehicle are most concentrated in parts of South Los Angeles and Koreatown 
71. Percent of Households Without a Vehicle by Census Tract, 2014

p Less than 3% 
m 3% to 6%
■ 6% to 9%
■ 9% to 16%
■ 16% or more
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In SLATE-Z, 25 percent of households do not 
have access to a vehicle. In Watts and 
Willowbrook, 16 percent lack access; and in 
the Southeast cities, 11 percent of 
households lack access.
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Neighborhoods
Long commute times for residents

Workers throughout Los Angeles County have 
long commute times, with an average travel 
time of 30 minutes for workers in the county 
compared with 26 minutes for the United 
States overall. Workers with the longest 
commute times tend to live away from the 
urban core.

Workers throughout the region have long commute times 
72. Average Travel Time to Work by Census Tract, 2014

% Less than 26 minutes
■ 26 to 28 minutes
■ 28 to 30 minutes
■ 30 to 33 minutes
■ 33 minutes or more
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FWorkers who live in Watts and Willowbrook 
travel on average 32 minutes to work. In 
SLATE-Z, workers travel 30 minutes; in the 
Southeast cities, workers travel 29 minutes to 
work on average.
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Neighborhoods
Affordable housing needs

Los Angeles County residents face a housing 
crisis. Rent burden is one measure of the 
housing crisis that is defined as spending 
more than 30 percent of household income 
on rent. While neighborhoods with rates of 
rent burden of 70 percent or higher can be 
found throughout the county, there are 
particular concentrations in South Los 
Angeles, the San Fernando and San Gabriel 
Valleys, and even in the far-flung outer 
suburban cities of Lancaster, Palmdale, and 
Pomona.

Rent Is unaffordable for most renters In the region 
73. Rent Burden by Census Tract, 2014

S Less than S0%
■ 50% to 58%
■ 58% to 64%
■ 64% to 70%
■ 70% or more
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■
In Los Angeles County, 59 percent of renter- 
occupied households are rent-burdened. In 
SLATE-2, the percent rent-burdened is 73 
percent. The percent rent-burdened in the 
communities of Watts and Willowbrook and 
the Southeast cities is 68 percent and 66 
percent, respectively.
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Implications
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Economic benefits of inclusion
A potential $379 billion per year GDP boost from racial
equity
Los Angeles stands to gain a great deal from 
addressing racial inequities. The county’s 
economy could have been nearly $380 billion 
stronger in 2014 if its racial gaps in income 
had been dosed: a 58 percent increase. The 
dollar value of this equity dividend is larger 
than that of any metropolitan region in the 
country except for New York, and ranks fourth 
as a percentage of GDP.

Los Angeles' GDP would have been 5379 billion higher if there were no racial gaps in income
74. Actual GDP and Estimated GDP without Racial Gaps in Income, 2014 (in 2014 dollars)

n GDP in 2014 (billions)
a GDP if racial gaps in income were eliminated (billions)

$1,200 ,

Equity
Dividend:
$378.5

$1,030.7
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Using data on income by race, we calculated 
how much higher total economic output 
would have been in 2014 if all racial groups 
who currently earn less than Whites had 
earned similar average incomes as their White 
counterparts, controlling for age.
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$652.3
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We also examined how much of the region’s 
racial income gap was due to differences in 
wages and how much was due to differences 
in employment (measured by hours worked). 
Nationally, 36 percent of the racial income 
gap is due to differences in employment. In 
Los Angeles, that share is only 24 percent, 
with the remaining 76 percent due to 
differences in hourly wages.

$400
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$0 .........

Sources: Bureau of Economic Analysis; Integrated Pubfic Use Microdata Series.

Note; The "equity dividend" is calculated using data from 1PUMS for 2010 through 2014 and is then applied to estimated GDP in 2014. See the "Data and methods" 
section for details.
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Implications
Building a more equitable Los Angeles

Los Angeles’ diversity is a major potential 
asset in the global economy, but inequities 
and disparities are holding the region back.
Los Angeles is the seventh most unequal 
among the largest 150 metro regions, A 
widening gap in wages is partly to blame. 
Since 1979, the highest-paid workers have 
seen their wages increase by 13 percent while 
wages for the lowest-paid workers have 
declined by 25 percent.

Choose strategies that promote equity and 
growth simultaneously.
Equity and growth have traditionally been 
pursued separately but both are needed to 
secure Los Angeles’ future. The winning 
strategies are those that maximize quality job 
creation while promoting health and 
economic opportunity for iow-income 
populations. This will require equity 
advocates to take growth more seriously and 
growth proponents to adopt equity at the 
forefront, not as an after-thought.

Leverage public investment for equitable
outcomes.
in November 2016, Los Angeles voters 
approved tax measures to expand the build 
out of the region’s transportation 
infrastructure, increase green space, and 
address homelessness. These and other public 
investments provide immediate opportunities 
to ensure that both the processes and 
outcomes are equitable. This means policies 
and practices in the implementation of these 
measures must forge participation by those 
communities most disconnected from the 
region’s opportunities.

in general, unemployment decreases and 
wages increase with higher educational 
attainment, yet racial and gender gaps persist 
in the labor market. At all education levels, 
African Americans are most likely to be 
unemployed and ail people of color earn 
iower wages than Whites.

Target programs and investments to the 
people and places most left behind.
Focusing resources and investments on the 
communities that have been ieft behind will 
produce the greatest returns. This includes 
reducing environmental burdens and 
increasing services and programs in low- 
income communities. Improving outcomes for 
the most vulnerable populations—such as 
residents in Southeast Los Angeles County, 
Watts and Wifiowbrook, and the SLATE-Z area, 
will help improve outcomes for the county as 
a whole.

Make economic arid social integration a 
common agenda.
Closing the economic gap requires an 
understanding of the particular needs of 
African-American youth, Latino native-born 
residents, and Asian immigrants. Yet solutions 
should be pursued through multi-racial 
efforts. Promoting immigrant integration and 
the integration of the re-entry population 
should be seen as part of a common agenda 
for a more equitable Los Angeles.

To build a more equitable and sustainable 
regional economy, Los Angeies must take 
steps to better connect Its communities of 
color to quality education, high-opportunity 
jobs, and affordable housing. To do that, 
PolicyLink and PERE suggest that the region:
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Implications
Building a more equitable Los Angeles

Ensure meaningful community 
participation, voice, and leadership.
Los Angeles’ diverse populations, particularly 
immigrants and low-income people, are not 
only left out of opportunity but are frequently 
left out of the civic conversations and 
decision-making processes. Intentional 
strategies are needed to build the authentic 
avenues for increased participation in all 
aspects of the political process—from the 
basic act of voting to serving on board and 
commissions to being elected as political 
leaders.

Use data to inform dialogue and
deliberation.
Data can help stakeholders come together to 
gain a shared understanding of the equity 
challenges, to develop solutions and joint 
action, and to track progress towards equity 
and growth over time. Such collaborations will 
not be without conflict—but such tension can 
be creative and generative as all Los 
Angelenos find new common ground. In an 
era in which facts are often suspect, 
grounding strategies in empirical realities can 
build new bonds across unusual allies.

Stick with equity strategies for the long 
haul.
There is often a sense that one single effort— 
improve education, raise the minimum wage, 
or facilitate small business start-ups—will be 
the “silver bullet” that finally transforms Los 
Angeles from a landscape of inequality to a 
promised land of opportunity. But the 
challenges we face did not emerge overnight 
and they are not just driven by one factor; 
leaders must be willing to stick with 
comprehensive strategies over the long haul 
and patient investments by philanthropy are
key.

Assess equity impacts at every stage of the 
policy process.
From when the policy process begins through 
its implementation and evaluation, ask who 
will benefit, who will pay, and who will decide 
and adjust decisions and policies as needed to 
ensure equitable impacts. For example, when 
deciding infrastructure projects and priorities, 
policymakers should examine how it will 
contribute to the sustainability and 
capabilities of its diverse populations.

Restore civic life and instill a spirt of 
stewardship.
Part of what sent Los Angeles adrift has been 
a sense of social disconnection—that the 
problems are in other neighborhoods, that 
the impact of inequality is felt just by some, 
that the task is to protect the fate of just one 
group, neighborhood, or sector. Spreading the 
message that we are in it together is 
important—and philanthropy can play a key 
role in convening actors to develop multi
sectoral commitments.

Pioneer model equity strategies for the 
nation.
Just as Los Angeles has led the nation in 
demographic transformation and income 
inequality so can it lead the nation in its 
strategies and solutions for a more equitable 
future. Doing so will require mechanisms for 
documenting solutions, evaluating progress, 
and for broadcasting lessons learned and 
successes that can be scaled to change the 
course of the nation.
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Data and methods
Data source summary and regional geography

DatasetSourceUnless otherwise noted, all of the data and 
analyses presented in this equity profile are 
the product of PolicyLink and USC Program 
for Environmental and Regional Equity (PERE), 
and reflect Los Angeles County. The specific 
data sources are listed in the table shown 
here.

1 Integrated Public Use Microdata Series (IPUMS) [1980 5% State Sample
i11990 5% Sample 
12000 5%Sample
12010 American Community Survey, 5-year microdata sample 
[2010 American Community Survey
[2014 American Community Survey, 5-year microdata sample 
i 1980 Summary Tape File l(STFl)
:1980 Summary Tape File 2 (STF2)
S1980 Summary Tape File 3 (STF3)
‘1990 Summary Tape File 2A (STF2A)
11990 Modified Age/Race, Sex and Hispanic Origin File (MARS) 
i 1990 Summary Tape File 4 (STF4)
{2000 Summary File 1(SF1)
12010 Summary File 1 (SF1)
[2014 ACS 5-year Summary File (2012 5-year ACS)
2012 Local Employment Dynamics, LODES7 

12014 National Population Projections 
12010 TiGER/Line Shapefiles, 2010 Census Block Groups 
J2010 TIG ER/LTne Shapefiles, 2010 Census Tracts 
i2010 TIGER/Line Shapefiles, 2010 Counties

U.S. Census Bureau

While much of the data and analysis 
presented in this equity profile are fairly 
intuitive, in the following pages we describe 
some of the estimation techniques and 
adjustments made in creating the underlying 
database, and provide more detail on terms 
and methodology used. Finally, the reader 
should bear in mind that while only a single 
region is profiled here, many of the analytical 
choices in generating the underlying data and 
analyses were made with an eye toward 
replicatingthe analyses in other regions and 
the ability to update them over time. Thus, 
whife more regionally specific data may be 
available for some indicators, the data in this 
profile draws from our regional equity 
indicators database that provides data that 
are comparable and replicable overtime.

[1980 Long Form in 2010 Boundaries 
'.1990 Long Form in 2010 Boundaries 
,2000 Long Form in 2010 Boundaries

Geolytics

12016 Complete Economic and Demographic Data SourceWoods & Poole Economics, Inc.
jGross Domestic Product by State
[Gross Domestic Product by Metropolitan Area
‘Local Area Personal Income Accounts, CA30: Regional Economic Profile

U.S. Bureau of Economic Analysis

U.S. Bureau of Labor Statistics [Quarteriy Census of Employment and Wages 
i Local Area Unemployment Statistics 
‘Occupational Employment Statistics______
‘Behavioral Risk Factor Surveillance System________________
[Updated projections of education requirements of jobs in 2020 
.originally appearing in: Recovery: Job Growth And Education 
I Requirements Through 2020; State Report_________________

Centers for Disease Control and Prevention
Georgetown University Centeron Education 
and the Workforce

The diversitydatakids.org project and the Kirwin |Child Opportunity index Maps
institute for the Study of Race and Ethnicity
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Data and methods
Selected terms and general notes

Broad racial/ethnic origin
In all of the analyses presented, all 
categorization of people by race/ethnicity and 
nativity is based on individual responses to 
various census surveys. All people included in 
our analysis were first assigned to one of six 
mutually exclusive racial/ethnic categories, 
depending on their response to two separate 
questions on race and Hispanic origin as 
follows:
• '‘White” and “non-Hispanic White” are used 

to refer to all people who identify as White 
alone and do not identify as being of 
Hispanic origin.

• “Black” and “African American” are used to 
refer to ail people who identify as Black or 
African American alone and do not identify 
as being of Hispanic origin,

• “Latino” refers to all people who identify as 
being of Hispanic origin, regardless of racial 
identification.

• “Asian American and Pacific Islander,” “Asian 
or Pacific islander,” “Asian,” and “API” are 
used to referto all people who identify as 
Asian American or Pacific Islander alone and 
do not identify as being of Hispanic origin.

* “Native American” and “Native American 
and Alaska Native” are used to refer to all 
people who identify as Native American or 
Alaskan Native alone and do not identify as 
being of Hispanic origin.

* “Mixed/other" and “other or mixed race” are 
used to refer to all people who identify with 
a single racial category not included above, 
or identify with multiple racial categories, 
and do not identify as being of Hispanic 
origin.

* “People of color” or “POC” is used to refer 
to all people who do not identify as non- 
Hispanic White.

Detailed racial/ethnic ancestry
Given the diversity of ethnic origin and large 
presence of immigrants among the Latino and 
Asian populations, we sometimes present 
data for more detailed racial/ethnic 
categories within these groups. In order to 
maintain consistency with the broad 
racial/ethnic categories, and to enable the 
examination of second-and-higher generation 
immigrants, these more detailed categories 
(referred to as "ancestry") are drawn from the 
first response to the census question on 
ancestry, recorded in the IPUMS variable 
“ANCESTR1.” For example, while country-of- 
origin information could have been used to 
identify Filipinos among the Asian population 
or Salvadorans among the Latino population, 
it could only do so for immigrants, leaving 
only the broad “Asian” and “Latino” 
racial/ethnic categories for the U.S.-born 
population. While this methodological choice 
makes little difference in the numbers of 
immigrants by origin we report—i.e., the vast 
majority of immigrants from Ei Salvador mark 
“Salvadoran” for their ancestry—it is an 
important point of clarification.

Nativity
The term “U.S.-born” refers to all people who 
identify as being born in the United States 
(including U.S. territories and outlying areas), 
or born abroad to American parents. The term 
“immigrant” refers to all people who identify 
as being born abroad, outside of the United 
States, to non-American parents.
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Data and methods
Selected terms and general notes
(continued)

each area reported in text accompanying the 
maps is based on selecting all census tracts 
that are contained, or mostly contained, 
within each area’s boundaries, and taking a 
weighted average across those tracts using 
the universe of each variable as the weight.

Neighborhood definitions
In the "neighborhoods" section of this profile 
beginning on page 76, we provide a series of 
maps that show key indicators of opportunity 
across neighborhoods of Los Angeles County, 
highlighting the Weingart Foundation’s 
targeted geographic areas of focus. These 
include: the the South Los Angeles Transit 
Empowerment Zone (SLATE-Z), which is a 
federal Promise Zone that includes parts of 
Vernon-Central, South Park, Florence, 
Exposition Park, Vermont Square, Leimert 
Park, and the Baldwin Hills/Crenshaw 
neighborhood; the Watts and Willowbrook 
area, which includes the Watts neighborhood 
of the city of Los Angeles and the 
unincorporated area of Los Angeles County 
known as Willowbrook, which is also a census- 
designated place; and the Southeast Los 
Angeles County cities area, which includes 
the cities of Bell, Bell Gardens, Commerce, 
Cudahy, Huntington Park, Lynwood,
Maywood, South Gate, Vernon, and Walnut 
Park. The geographic boundaries for each of 
these three areas is depicted in the outlines 
shown in the maps, and averaged data for

• The term “full-time" workers refers to all 
persons in the IPUMS microdata who 
reported working at least 45 or 50 weeks 
(depending on the year of the data) and 
usually worked at least 35 hours per week 
during the year prior to the survey. A change 
in the "weeks worked" question in the 2008 
ACS, as compared with prior years of the 
ACS and the long form of the decennial 
census, caused a dramatic rise in the share 
of respondents indicating that they worked 
at least 50 weeks during the year prior to 
the survey. To make our data on full-time 
workers more comparable over time, we 
applied a slightly different definition in 
2008 and later than in earlier years: in 2008 
and later, the “weeks worked” cutoff is at 
least 50 weeks while in 2007 and earlier it is 
45 weeks. The 45-weel< cutoff was found to 
produce a national trend in the incidence of 
full-time work over the 2005-2010 period 
that was most consistent with that found 
using data from the March Supplement of 
the Current Population Survey, which did 
not experience a change to the relevant 
survey questions. For more information, see:

Other selected terms
Below we provide some definitions and 
clarification around some of the terms used in 
the equity profile:
* The terms “region,” “metropolitan area,” 

"metro area,” and “metro” are used 
interchangeably to refer to the geographic 
areas defined as Metropolitan Statistical 
Areas under the OMB's December 2003 
definitions.

* The term “neighborhood” is used at various 
points throughout the equity profile. While 
in the introductory portion of the profile 
this term is meant to be interpreted in the 
colloquial sense, in relation to any data 
analysis it refers to census tracts.

* The term “communities of color" generally 
refers to distinct groups defined by 
race/ethnicity among people of color.
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Data and methods
Selected terms and general notes
{conf.inuect)

https://www.cen5us.gov/content/dam/Census 
/library/working-pa pers/2012/demo/Gottsch 
alck 2012FCSM Vli-B.pdf.

https://www.bls.gov/cpi/cpidl612.pdf (see 
table 24).

* Some may wonder why the graph on page 
36 indicates the years 1979,1989, and 
1999 rather than the actual survey years 
from which the information is drawn (1980, 
1990, and 2000, respectively). This is 
because income information in the 
decennial census for those years is reported 
for the year prior to the survey. While 
seemingly inconsistent, the actual survey 
years are indicated in the graphs on page 38 
depicting rates of poverty and working 
poverty, as these measures are partly based 
on family composition and work efforts at 
the time of the survey, in addition to income 
from the year prior to the survey.

General notes on analyses
Below we provide some general notes about
the analysis conducted:
• At several points in the profile we present 

rankings comparing the profiled region to 
the “largest 150 metros" or “largest 150 
regions,” and refer in the text to how the 
profiled region compares with these metros. 
In all such instances, we are referring to the 
largest 150 metropolitan statistical areas in 
terms of 2010 population, based on the 
OMB’s December 2003 definitions, but 
substituting Los Angeles County in for the 
Los Angeles metro area (which includes 
both Los Angeles and Orange Counties).

• in regard to monetary measures (income, 
earnings, wages, etc.) the term “real” 
indicates the data has been adjusted for 
inflation. All inflation adjustments are based 
on the Consumer Price Index for all Urban 
Consumers (CPI-U) from the U.S. Bureau of 
Labor Statistics, available at:

https://www.cen5us.gov/content/dam/Census
https://www.bls.gov/cpi/cpidl612.pdf
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Summary measures from IPUMS microdata

About IPUMS microdata
Although a variety of data sources were used, 
much of our analysis is based on a unique 
dataset created using microdata samples (i.e., 
“individual-level” data) from the integrated 
Public Use Microdata Series (IPUMS), for four 
points in time: 1980,1990, 2000, and 2010 
through 2014 pooled together. While the 
1980 through 2000 files are based on the 
decennial census and cover about 5 percent 
of the U.S. population each, the 2010 through 
2014 files are from the American Community 
Survey (ACS) and cover only about 1 percent 
of the U.S, population each. Five years of ACS 
data were pooled together to improve the 
statistical reliability and to achieve a sample 
size that is comparable to that available in 
previous years. Survey weights were adjusted 
as necessary to produce estimates that 
represent an average over the 2010 through 
2014 period.

the microdata samples allows for the 
flexibility to create more illuminating metrics 
of equity and inclusion, and provide a more 
nuanced view of groups defined by age, 
race/ethnicity, and nativity in each region of 
the United States.

known as the Public Use Microdata Area 
(PUMA) for years 1990 and later, or the 
County Group in 1980. PUMAs are generally 
drawn to contain a population of at least 
100,000, and vary greatly in geographic size 
from being fairly small in densely populated 
urban areas, to very large In rural areas, often 
with one or more counties contained in a 
single PUMA.

A note on sample size
While the IPUMS microdata allows for the 
tabulation of detailed population 
characteristics, it is important to keep in mind 
that because such tabulations are based on 
samples, they are subject to a margin of error 
and should be regarded as estimates— 
particularly in smaller regions and for smaller 
demographic subgroups. In an effort to avoid 
reporting highly unreliable estimates, we do 
not report any estimates that are based on a 
universe of fewer than 100 individual survey 
respondents.

While the geography of the IPUMS microdata 
generally poses a challenge for the creation of 
regional summary measures, this was not the 
case for the Los Angeles region, as the 
geography of Los Angeles County could be 
assembled perfectly by combining entire 
1980 County Groups and 1990, 2000, and 
2010 PUMAs.

Geography of IPUMS microdata
A key limitation of the IPUMS microdata Is 
geographic detail. Each year of the data has a 
particular lowest level of geography 
associated with the individuals included

Compared with the more commonly used 
census “summary files" which includes a 
limited set of summary tabulations of 
population and housing characteristics, use of
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Adjustments made to census summary data on
race/ethnicity by age

all the requisite groups in STF1, for 
race/ethnicity by age group we had to look to 
STF2, where it was only available for non- 
Hispanic White, non-Hispanic Black, Hispanic, 
and the remainder of the population. To 
estimate the number non-Hispanic Asian and 
Pacific Islanders, non-Hispanic Native 
Americans/Alaska Natives, and non-Hispanic 
other or mixed race among the remainder for 
each age group, we applied the distribution of 
these three groups from the overall county 
population (of all ages) from STF1.

Demographic change and what is referred to 
as the “racial generation gap” (pages 24-25) 
are important elements of the equity profile. 
Due to their centrality, care was taken to 
generate consistent estimates of people by 
race/ethnicity and age group (under 18,18
64, and over 64) for the years 1980,1990, 
2000, and 2014 (which reflects a 2010 
through 2014 average) at the county level, 
which was then aggregated to the regional 
level and higher. The racial/ethnic groups 
include non-Hispanic White, non-Hispanic 
Black, Hispanic/Latino, non-Hispanic Asian 
and Pacific Islander, non-Hispanic Native 
American/Alaska Native, and non-Hispanic 
Other (including other single race alone and 
those identifying as multiracial). While for 
2000, this information is readily available in 
SF1, for 1980 and 1990, estimates had to be 
made to ensure consistency over time, 
drawing on two different summary files for 
each year.

or mixed race people that had been added to 
each racial/ethnic group in each county (for 
all ages combined) by subtracting the number 
that is reported in STF2A for the 
corresponding group. We then derived the 
share of each racial/ethnic group in the MARS 
file that was made up of other or mixed race 
people and applied this share to estimate the 
number of people by race/ethnicity and age 
group exclusive of the other or mixed race 
category, and finally number of the other or 
mixed race people by age group.

For 1990, population by race/ethnicity at the 
county level was taken from STF2A, while 
population by race/ethnicity and age was 
taken from the 1990 Modified Age Race Sex 
(MARS) file—a special tabulation of people by 
age, race, sex, and Hispanic origin. However, 
to be consistent with the way race Is 
categorized by the OMB’s Directive 15, the 
MARS file allocates all persons identifying as 
other or mixed race to a specific race. After 
confirming that population totals by county 
were consistent between the MARS file and 
STF2A, we calculated the number of other

For 2014 (which, again, reflects a 2010 
through 2014 average), population by 
race/ethnicity and age was taken from the 
2014 ACS 5-year summary file, which 
provides counts by race/ethnicity and age for 
the non-Hispanic White, Hispanic/Latino, and 
total population combined. County by 
race/ethnicity and age for all people of color 
combined was derived by subtracting non- 
Hispanic Whites from the total population.

For 1980, while information on total 
population by race/ethnicity for all ages 
combined was available at the county level for
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Adjustments made to demographic projections

On page 23, national projections of the non 
Hispanic White share of the population are 
based on the U.S. Census Bureau's 2014 
National Population Projections. However, 
because these projections follow the OMB 
1997 guidelines on racial classification and 
essentially distribute the other single-race 
alone group across the other defined 
racial/ethnic categories, adjustments were 
made to be consistent with the six 
broad racial/ethnic groups used in our 
analysis.

mixed/other group) and carried this 
adjustment factor forward by adding it to the 
projected percentage for each group in each 
projection year. Finally, we applied the 
resulting adjusted projected population 
distribution by race/ethnicity to the total 
projected population from the 2014 National 
Population Projections to get the projected 
number of people by race/ethnicity in each 
projection year.

categories. This was done by comparing the 
Woods & Poole projections for 2010 to the 
actual results from SF1 of the 2010 Census, 
figuring out the share of each racial/ethnic 
group in the Woods & Poole data that was 
composed of other or mixed race persons in 
2010, and applying it forward to later 
projection years. From these projections, we 
calculated the county-level distribution by 
race/ethnicity in each projection year for five 
groups (White, Black, Latino, Asian/Pacific 
Islander, and Native American), exclusive of 
other and mixed race people.

Similar adjustments were made in generating 
county and regional projections of the 
population by race/ethnicity. Initial county- 
level projections were taken from Woods & 
Poole Economics, Inc. Like the 1990 MARS 
file described above, the Woods & Poole 
projections follow the OMB Directive 15-race 
categorization, assigning all persons 
identifying as other or multiracial to one of 
five mutually exclusive race categories: White, 
Black, Latino, Asian/Pacific Islander, or Native 
American. Thus, we first generated an 
adjusted version of the county-level Woods & 
Poole projections that removed the other or 
multiracial group from each of these five

Specifically, we compared the percentage of 
the total population composed of each 
racial/ethnic group from the Census Bureau’s 
Population Estimates program for 2015 
(which follows the OMB 1997 guidelines) to 
the percentage reported in the 2015 ACS 1- 
year Summary File (which follows the 2000 
Census classification). We subtracted the 
percentage derived using the 2015 
Population Estimates program from the 
percentage derived using the 2015 ACS to 
obtain an adjustment factor for each group 
(all of which were negative except that for the

To estimate the county-level share of 
population for those classified as Other or 
mixed race in each projection year, we then 
generated a simple straight-line projection of 
this share using information from SF1 of the 
2000 and 2010 Census. Keeping the 
projected other or mixed race share fixed, we 
allocated the remaining population share to 
each of the other five racial/ethnic groups by 
applying the racial/ethnic distribution implied 
by our adjusted Woods & Poole projections 
for each county and projection year.
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Adjustments made to demographic projections
(continued)

The result was a set of adjusted projections at 
the county level for the six broad racial/ethnic 
groups included in the profile, which were 
then applied to projections of the total 
population by county from the Woods & Poole 
data to get projections of the number of 
people for each of the six racial/ethnic 
groups.

I
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I Finally, an Iterative Proportional Fitting (IPF) 

procedure was applied to bring the county- 
level results into alignment with our adjusted 
national projections by race/ethnicity 
described above. The final adjusted county 
results were then aggregated to produce a 
final set of projections at the metro area and 
state levels.
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Estimates and adjustments made to BEA data on GDP, GRP, 
and GSP

to a North American Industry Classification 
System (NAICS) basis in 1997, data prior to 
1997 were adjusted to avoid any erratic shifts 
in gross product in that year. While the 
change to NAICS basis occurred in 1997, BEA 
also provides estimates under a SIC basis in 
that year. Our adjustment Involved figuring 
the 1997 ratio of NAiCS-based gross product 
to SIC-based gross product for each state and 
the nation, and multiplying it by the SIC- 
based gross product in all years prior to 1997 
to get our final estimate of gross product at 
the state and national levels.

The data presented on page 28 on national 
gross domestic product (GDP) and its 
analogous regional measure, gross regional 
product (GRP), is based on data from the U.S. 
Bureau of Economic Analysis (BEA). However, 
due to changes in the estimation procedure 
used for the national (and state-level) data in 
1997, a lack of metropolitan area estimates 
prior to 2001, and no available county-level 
estimates for any year, a variety of 
adjustments and estimates were made to 
produce a consistent series at the national, 
state, metropolitan area, and county levels 
from 1969 to 2014.

aggregated to metropolitan-area level, and 
were compared with BEA’s official 
metropolitan area estimates for 2001 and 
later. They were found to be very close, with a 
correlation coefficient very close to one 
(0.9997). Despite the near-perfect 
correlation, we still used the official BEA 
estimates in our final data series for 2001 and 
later. However, to avoid any erratic shifts in 
gross product during the years up until 2001, 
we made the same sort of adjustment to our 
estimates of gross product at the 
metropolitan-area level that was made to the 
state and national data. We figured the 2001 
ratio of the official BEA estimate to our initial 
estimate, and multiplied it by our initial 
estimates for 2000 and earlier to get our final 
estimate of gross product at the 
metropolitan-area level.

County and metropolitan area estimates
To generate county-ievei estimates for aii 
years, and metropolitan-area estimates prior 
to 2001, a more complicated estimation 
procedure was followed. First, an initial set of 
county estimates for each year was generated 
by taking our final state-level estimates and 
allocating gross product to the counties in 
each state in proportion to total earnings of 
employees working in each county—a BEA 
variable that is available for all counties and 
years. Next, the initial county estimates were

Adjustments at the state and national levels
While data on gross state product (GSP) are 
not reported directly in the equity profile, 
they were used in making estimates of gross 
product at the county level for aii years and at 
the regional level prior to 2001, so we applied 
the same adjustments to the data that were 
applied to the national GDP data. Given a 
change in BEA’s estimation of gross product 
at the state and national levels from a 
Standard Industrial Classification (SfC) basis

We then generated a second iteration of 
county-level estimates—just for counties 
included in metropolitan areas—by taking the 
final metropolitan-area-level estimates and 
allocating gross product to the counties in 
each metropolitan area in proportion to total
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Estimates and adjustments made to BEA data on GDP, GRP,
and GSP
(continued)

earnings of employees working in each 
county. Next, we calculated the difference 
between our final estimate of gross product 
for each state and the sum of our second- 
iteration county-level gross product estimates 
for metropolitan counties contained in the 
state (that is, counties contained in 
metropolitan areas). This difference, total 
nonmetropolitan gross product by state, was 
then allocated to the nonmetropolitan 
counties in each state, once again using total 
earnings of employees working in each county 
as the basis for allocation. Finally, one last set 
of adjustments was made to the county-level 
estimates to ensure that the sum of gross 
product across the counties contained in each 
metropolitan area agreed with our final 
estimate of gross product by metropolitan 
area, and that the sum of gross product across 
the counties contained in state agreed with 
our final estimate of gross product by state. 
This was done using a simple IPF procedure.
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Middle-class analysis

Page 36 of the equity profile shows a decline 
in the share of households falling in the 
middle class in the region over the past four 
decades, while page 37 shows the 
racial/ethnic composition of middle-class 
households. To analyze middle-class decline, 
we began with the regional household income 
distribution in 1979—the year for which 
income is reported in the 1980 Census (and 
the 1980 [RUMS microdata). The middle 40 
percent of households were defined as 
“middle class,” and the upper and lower 
bounds in terms of household income 
(adjusted for inflation to be in 2010 dollars) 
that contained the middle 40 percent of 
households were identified. We then adjusted 
these bounds over time to increase (or 
decrease) at the same rate as real average 
household income growth, identifying the 
share of households falling above, below, and 
in between the adjusted bounds as the upper, 
lower, and middle class, respectively, for each 
year shown.

Thus, the analysis of the size and composition 
of the middle class examines households 
enjoying the same relative standard of living 
in each year as the middle 40 percent of 
households did In 1979.
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Assembling a complete dataset on employment and wages
by industry
We report analyses of jobs and wages by 
industry on pages 43-46. These are based on 
an industry-level dataset constructed using 
two-digit NAiCS industry data from the 
Quarterly Census of Employment and Wages 
(QCEW) of the U.S. Bureau of Labor Statistics 
(BLS). Due to some missing (or nondisclosed) 
data at the county and regional levels, we 
supplemented our dataset using information 
from Woods & Poole Economics, Inc., which 
contains complete jobs and wages data for 
broad, two-digit NAICS industries at multiple 
geographic levels. (Proprietary issues barred 
us from using the Woods & Poole data 
directly, so we instead used it to complete the 
QCEW dataset.) While we refer to counties in 
describing the process for “filling in” missing 
QCEW data below, the same process was used 
for the metro area and state levels of 
geography.

industries. Therefore, our approach was to 
first calculate the number of jobs and total 
wages from nondisclosed industries in each 
county, and then distribute those amounts 
across the nondisclosed industries in 
proportion to their reported numbers in the 
Woods & Poole data.

Woods & Poole jobs and wages figures using a 
simple straight-line approach. We then 
standardized the Woods & Poole industry 
codes to match the NAICS codes used in the 
QCEW.

It is important to note that not ail counties 
and regions were missing data at the two
digit NAICS level in the QCEW, and the 
majority of larger counties and regions with 
missing data were only missing data for a 
small number of industries and only in certain 
years. Moreover, when data are missing it is 
often for smaller industries. Thus, the 
estimation procedure described is not likely 
to greatly affect our analysis of industries, 
particularly for larger counties and regions.

To make for a more consistent application of 
the Woods & Poole data, we made some 
adjustments to it to better align it with the 
QCEW. One of the challenges of using the 
Woods & Poole data as a “filler dataset” is that 
it includes all workers, while QCEW includes 
only wage and salary workers. To normalize 
the Woods & Poole data universe, we applied 
both a national and regional wage and salary 
adjustment factor; given the strong regional 
variation in the share of workers who are 
wage and salary, both adjustments were 
necessary. Second, while the QCEW data is 
available on an annual basis, the Woods & 
Poole data is available on a quinquennial basis 
(once every five years) until 1995, at which 
point it becomes annual. For individual years 
in the 1990 to 1995 period, we estimated the

Given differences in the methodology 
underlying the two data sources, it would not 
be appropriate to simply “plug in” 
corresponding Woods & Poole data directly to 
fill in the QCEW data for nondisclosed
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Growth in jobs and earnings by industry wage level,
1990 to 2012
The analysis presented on pages 43-44 uses 
our filled-in QCEW dataset (for more on the 
creation of this dataset, see the previous 
page, “Assembling a complete dataset on 
employment and wages by industry”), and 
seeks to track shifts in regional industrial job 
composition and wage growth overtime by 
industry wage level.

This approach was adapted from a method 
used in a Brookings Institution report, 
Building From Strength: Creating Opportunity 
in Greater Baltimore's Next Economy. For more 
information, see: 
https://www.brookings.edu/wp- 
content/uploads/2016/06/0426 baltimore e 
conomy vey.pdf.

Using 1990 as the base year, we classified 
broad industries (at the two-digit NAICS level) 
into three wage categories: low-, medium-, 
and high-wage. An industry’s wage category 
was based on its average annual wage, and 
each of the three categories contained 
approximately one-third of ail private 
industries in the region.

While we initially sought to conduct the 
analysis at a more detailed NAICS level, the 
large amount of missing data at the three- to 
six-digit NAICS levels (which could not be 
resolved with the method that was applied to 
generate our filled-in two-digit QCEW 
dataset) prevented us from doing so.

We applied the 1990 industry wage category 
classification across all the years in the 
dataset, so that the industries within each 
category remained the same over time. This 
way, we could track the broad trajectory of 
jobs and wages in low-, medium-, and high- 
wage industries.

https://www.brookings.edu/wp-content/uploads/2016/06/0426_baltimore_e
https://www.brookings.edu/wp-content/uploads/2016/06/0426_baltimore_e
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Analysis of occupations by opportunity I eve

There are several aspects of this analysis that 
warrant further clarification. First, the 
“occupation opportunity index” that is 
constructed is based on a measure of job 
quality and set of growth measures, with the 
job quality measure weighted twice as much 
as all of the growth measures combined. This 
weighting scheme was applied both because 
we believe pay is a more direct measure of 
“opportunity” than the other available 
measures, and because it is more stable than 
most of the other growth measures, which are 
calculated over a relatively short period 
(2005-2011). For example, an increase from 
$6 per hour to $12 per hour is fantastic wage 
growth (100 percent), but most would not 
consider a $12-per-hour job as a “high- 
opportunity” occupation.

Pages 47-51 of the equity profile present an 
analysis of “occupational opportunity,” The 
analysis seeks to identify occupations in the 
region that are of “high opportunity” for 
workers, but also to associate each 
occupation with a "typical” level of education 
that is held by workers in that occupation, so 
that specific occupations can be examined by 
their associated opportunity level for workers 
with different levels of educational 
attainment. In addition, once each occupation 
in the region is defined as being of either 
high, medium, or low opportunity, based on 
the “occupation opportunity index,” this 
general level of opportunity associated with 
jobs held by workers with different education 
levels and backgrounds by race/ethnicity and 
nativity is examined, in an effort to better 
understand differences in access to high- 
opportunity occupations in the region while 
holding broad levels of educational 
attainment constant. For that analysis, which 
appears on pages 52-55, data on workers is 
from the 2014 5-year IPUMS ACS, while data 
on occupations is mostly from 2011 (as 
described below).

among the growth metrics because it 
indicates the potential for job openings due 
to replacements as older workers retire, is 
estimated for each occupation from the 2010 
5-year 1 PUMS ACS microdata file (for the 
employed civilian noninstitutional population 
ages 16 and older). It is calculated at the 
metropolitan statistical area level (to be 
consistent with the geography of the OES 
data), except in cases for which there were 
fewer than 30 individual survey respondents 
in an occupation; in these cases, the median 
age estimate is based on national data.

Third, the level of occupational detail at which 
the analysis was conducted, and at which the 
lists of occupations are reported, is the three
digit standard occupational classification 
(SOC) level. While data of considerably more 
detail is available in the OES, it was necessary 
to aggregate the OES data to the three-digit 
SOC level in order to associate education 
levels with the occupations. This information 
is not available in the OES data, and was 
estimated using 2010 IPUMS ACS microdata. 
Given differences between the two datasets

Second, all measures used to calculate the 
“occupation opportunity index" are based on 
data for Metropolitan Statistical Areas from 
the Occupational Employment Statistics 
(OES) program of the U.S. Bureau of Labor 
Statistics (BLS), with one exception: median 
age by occupation. This measure, included



An Equity Profile of the Los Angeles Region PolicyLink and PERE 104

Data and methods
Analysis of occupations by opportunity I eve
(continued)

in the way occupations are coded, the three
digit SOC level was the most detailed level at 
which a consistent crosswalk could be 
established.

occupations examined are of sufficient detail 
that there is not great variation in the typical 
educational level of workers in any given 
occupation from region to region. While this 
may not hold true in reality, we would note 
that a similar approach was used by Jonathan 
Rothwell and Alan Berube of the Brookings 
Institution in Education, Demand, and 
Unemployment in Metropolitan America 
(Washington D.C.: Brookings Institution, 
September 2011).

for entry is lower.

Fifth, it is worthwhile to clarify an important 
distinction between the lists of occupations 
by typical education of workers and 
opportunity level, presented on pages 49-51, 
and the charts depicting the opportunity level 
associated with jobs held by workers with 
different education levels and backgrounds by 
race/ethnicity/nativity, presented on pages 
53-55. While the former are based on the 
national estimates of typical education levels 
by occupation, with each occupation assigned 
to one of the three broad education levels 
described, the latter are based on actual 
education levels of workers in the region (as 
estimated using 2014 5-year (PUMS ACS 
microdata), who may be employed in any 
occupation, regardless of its associated 
“typical” education level.

Fourth, while most of the data used in the 
analysis are regionally specific, information on 
the education level of “typical workers” in 
each occupation, which is used to divide 
occupations in the region into the three 
groups by education level (as presented on 
pages 53-55), was estimated using national 
2010 IPUMS ACS microdata (for the 
employed civilian noninstitutionai population 
ages 16 and older). Although regionally 
specific data would seem to be the better 
choice, given the level of occupational detail 
at which the analysis is conducted, the sample 
sizes for many occupations wouid be too 
small for statistical reliability. And, while using 
pooled 2006-2010 data would increase the 
sample size, it would still not be sufficient for 
many regions, so national 2010 data were 
chosen given the balance of currency and 
sample size for each occupation. The implicit 
assumption in using national data is that the

We should also note that the BLS does publish 
national information on typical education 
needed for entry by occupation. However, in 
comparing these data with the typical 
education levels of actual workers by 
occupation that were estimated using ACS 
data, there were important differences, with 
the BLS levels notably lower (as expected). 
The levels estimated from the ACS were 
determined to be the appropriate choice for 
our analysis as they provide a more realistic 
measure of the level of educational 
attainment necessary to be a viable job 
candidate—even if the typical requirement

Lastly, it should be noted that for all of the 
occupational analysis, it was an intentional 
decision to keep the categorizations by 
education and opportunity level fairly broad, 
with three categories applied to each. For the
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{continued}

i

3

categorization of occupations, this was done 
so that each occupation could be more 
justifiably assigned to a single typical 
education level; even with the three broad 
categories some occupations had a fairly even 
distribution of workers across them 
nationally, but, for the most part, a large 
majority fell in one of the three categories. In 
regard to the three broad categories of 
opportunity level, and education levels of 
workers shown on pages 52-55, this was kept 
broad to ensure reasonably large sample sizes 
in the 2014 5-year IPUMS ACS microdata that 
was used for the analysis.

i
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Health data in this study were taken from the 
Behavioral Risk Factor Surveillance System 
(BRFSS) database, housed in the Centers for 
Disease Control and Prevention. The BRFSS 
database is created from randomized 
telephone surveys conducted by states, which 
then incorporate their results into the 
database on a monthly basis.

personal health characteristics, it is important 
to keep in mind that because such tabulations 
are based on samples, they are subject to a 
margin of error and should be regarded as 
estimates—particularly in smaller regions and 
for smaller demographic subgroups.

For more information and access to the BRFSS 
database, please visit: 
http://www.cdc.gov/brfss/index.html.

To increase statistical reliability, we combined 
five years of survey data, for the years 2008 
through 2012, As an additional effort to avoid 
reporting potentially misleading estimates, 
we do not report any estimates that are based 
on a universe of fewer than 100 individual 
survey respondents.This is similarto, but 
more stringent than, a rule indicated in the 
documentation for the 2012 BRFSS data of 
not reporting (or interpreting) percentages 
based on a denominator of fewer than 50 
respondents (see:
https://www.cdc.gov/brfss/annual data/2012 
/pdf/Compare 2012-pdO. Even with this 
sample size restriction, regional estimates for 
smaller demographic subgroups should be 
regarded with particular care.

The results of this survey are self-reported 
and the population includes all related adults, 
unrelated adults, roomers, and domestic 
workers who live at the residence. The survey 
does not include adult family members who 
are currently living elsewhere, such as at 
college, a military base, a nursing home, or a 
correctional facility.

The most detailed level of geography 
associated with individuals in the BRFSS data 
is the county. Using the county-level data as 
building blocks, we created additional 
estimates for the region, state, and United 
States.

While the data allow for the tabulation of

http://www.cdc.gov/brfss/index.html
https://www.cdc.gov/brfss/annual_data/2012
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Measures of diversity and segregation

In the equity profile we refer to a measure of 
racial/ethnic diversity (the “diversity score” 
on page 17) and several measures of 
residential segregation by race/ethnicity (the 
“multi-group entropy index” on page 68 and 
the “dissimilarity index” on page 69). While 
the common interpretation of these measures 
is included in the text of the profile, the data 
used to calculate them, and the sources of the 
specific formulas that were applied, are 
described below.

change in the value of residential segregation 
indices even if no actual change in residential 
segregation occurred. In addition, white most 
aii the racial/ethnic categories for which 
indices are calculated are consistent with all 
other analyses presented in this profile, there 
is one exception. Given limitations of the 
tract-level data released in the 1980 Census, 
Native Americans are combined with Asians 
and Pacific Islanders in that year. For this 
reason, we set 1990 as the base year (rather 
than 1980) in the chart on page 69, but keep 
the 1980 data in other analyses of residential 
segregation as this minor inconsistency in the 
data is not likely to affect the analyses.

the “entropy score” in the report) appears on 
page 7, while the formulas used to calculate 
the muitigroup entropy index (referred to as 
the “entropy index” in the report) appear on 
page 8.

The formula for the other measure of 
residential segregation, the dissimilarity 
index, is well established, and is made 
available by the U.S. Census Bureau at: 
https://www.census.gov/library/pubiications/ 
2002/dec/censr-3.html.

All of these measures are based on census- 
tract-level data for 1980,1990, and 2000 
from Geolytics, and for 2014 (which reflects 
and 2010 through 2014 average) from the 
2014 S-year ACS. While the data for 1980, 
1990, and 2000 originate from the decenniai 
censuses of each year, an advantage of the 
Geolytics data we use is that it has been “re
shaped” to be expressed in 2010 census tract 
boundaries, and so the underlying geography 
for our calculations is consistent over time; 
the census tract boundaries of the original 
decenniai census data change with each 
release, which could potentially cause a

The formulas for the diversity score and the 
multi-group entropy index were drawn from a 
2004 report by John Iceland of the University 
of Maryland, The Multigroup Entropy Index 
(Also Known as Theil’s H or the Information 
Theory Index) available at: 
https://www.census.gov/topics/housing/hous 
ing-patterns/about/muiti-group-entropv- 
index.html, in that report, the formula used to 
calculate the Diversity Score (referred to as

https://www.census.gov/library/pubiications/
https://www.census.gov/topics/housing/hous
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Data and methods
Estimates of GDP gains without racial gaps in income

Estimates of the gains in average annual 
income and GDP under a hypothetical 
scenario in which there is no income 
inequality by race/ethnicity are based on the 
2014 5-Year IPUMS ACS microdata. We 
applied a methodology similar to that used by 
Robert Lynch and Patrick Oakford in Chapter 
Two of All-in Nation: An America that Works for 
A//with some modification to include income 
gains from increased employment (rather 
than only those from increased wages).

income estimates due to small sample sizes, 
we added the restriction that a subgroup had 
to have at least 100 individual survey 
respondents in order to be excluded.

hours for each group as a whole, and for all 
groups combined.

The key difference between our approach and 
that of Lynch and Oakford is that we include 
in our sample all individuals ages 16 years and 
older, rather than just those with positive 
income values. Those with income values of 
zero are largely non working, and they were 
included so that income gains attributable to 
increases in average annual hours of work 
would reflect both an expansion of work 
hours for those currently working and an 
increase in the share of workers—an 
important factor to consider given 
measurable differences in employment rates 
by race/ethnicity. One result of this choice is 
that the average annual income values we 
estimate are analogous to measures of per 
capita income for the age 16 and older 
population and are notably lower than those 
reported in Lynch and Oakford; another is 
that our estimated income gains are 
relatively larger as they presume increased 
employment rates.

We then assumed that all racial/ethnic groups 
had the same average annual income and 
hours of work, by income percentile and age 
group, as non-Hispanic Whites, and took 
those values as the new "projected” income 
and hours of work for each individual. For 
example, a 54-year-oid non-Hispanic Black 
person falling between the 85th and 86th 
percentiles of the non-Hispanic Black income 
distribution was assigned the average annual 
income and hours of work values found for 
non-Hispanic White persons in the 
corresponding age bracket (51 to 55 years 
old) and “slice” of the non-Hispanic White 
income distribution (between the 85th and 
86th percentiles), regardless of whether that 
individual was working or not. The projected 
individual annual incomes and work hours 
were then averaged for each racial/ethnic 
group (other than non-Hispanic Whites) to 
get projected average incomes and work

We first organized individuals aged 16 or 
older in the IPUMS ACS into six mutually 
exclusive racial/ethnic groups; non-Hispanic 
White, non-Hispanic Black, Latino, non- 
Hispanic Asian/Pacific Islander, non-Hispanic 
Native American, and non-Hispanic other or 
multiracial. Following the approach of Lynch 
and Oakford in All-In Nation, we excluded 
from the non-Hispanic Asian/Pacific Islander 
category subgroups whose average incomes 
were higher than the average for non- 
Hispanic Whites. Also, to avoid excluding 
subgroups based on unreliable average
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Gentrification and Changes in the 
Stock of Low-Cost Rental Housing in 
Philadelphia, 2000 to 2014

IN THIS ISSUE

Philadelphia lost over 23,000 low-cost rental 
housing units (gross rent of S750 or less) between 
2000 ond 2014.

Gentrifying neighborhoods lost low-cost units 
at nearly five times the rale of nongentrifying 
neighborhoods.

There are over 2,300 federally subsidized 
rental units in gentrifying neighborhoods with 
affordability requirements that will expire in the 
next five years.

Of these expiring units in gentrifying neighborhoods, 
over 1,000 are owned by for-profit entities.

BY SETH CHIZECK, COMMUNITY DEVELOPMENT RESEARCH INTERN, COMMUNITY DEVELOPMENT 
STUDIES & EDUCATION DEPARTMENT, FEDERAL RESERVE BANK OF PHILADELPHIA*

ABSTRACT

Philadelphia has experienced increased rental housing affordability 
challenges in recent years, especially in neighborhoods that have 
undergone gentrification. This report explores one aspect of 
gentrifrcation's impact on housing costs by examining its association 
with changes in Philadelphia's stock of units that rent for less than 
$750 per month. Using tract-level U.S. Census Bureau data, this 
report finds that, between 2000 and 20M, the city lost one out of five 
units with rents that fell below this cost threshold. These losses were

* The author would like to thank Eileen Oivringi, Lei 
Ding, Keith Wardrip, and Vincent Reina for their helplul 
comments and guidance. The views expressed in this 
report are those of the authoi and do not necessarily 
reflect the views of the Federal Reserve Bank of 
Philadelphia or the Federal Reserve System.



especially acute in gentrifying neighborhoods, as these 
neighborhoods lost low-cost units at nearly five times 
the rate of nongentrifying neighborhoods. These losses 
were mitigated by the city's stock of federally subsidized 
affordable housing, but 20 percent of these subsidized 
units will see their affordability restriction periods expire 
within the next five years. Of particular concern are the 
23 federally subsidized properties — comprising 1,099 

that are located in gentrifying neighborhoods and 
owned by for-profit entities. These properties may be at 
higher risk of converting to market rate and subsequently 
becoming unaffordable for lower-income renters. These 
findings confirm that gentrification has been associated 
with especially acute losses of low-cost rental housing 
in Philadelphia. The preservation of federally subsidized 
units would help stem the city's loss of housing that is 
afford able to lower-income residents and would give these 
residents greater access to improving neighborhoods 
that may otherwise be financially unattainable.

least 50 percent of their income on rent and utilities. 
Among renters in the city's lowest-income quartile, 77.4 
percent were classified as severely cost burdened.4

This report examines one important measure of Philadel
phia's rental affordability challenges: the change in the 
city's stock of low-cost rental units, defined as units for 
which gross rent is less than $750 per month in 2014 dol
lars.5 Although such low-cost units may be in distressed 
neighborhoods and in poor physical condition, or may not 
provide an adequate amount of space for residents, they 
often represent the only financially attainable source of 
housing for many lower-income residents. Thus, the total 
number of low-cost rental units in Philadelphia captures 
one important dimension of the city's overall affordabili
ty of housing for lower-income residents.

units

Overall, Philadelphia lost a total of 23,628 low-cost rent
al units (20 percent of the initial stock} between 2000 and 
2014.6 These losses were more concentrated in neigh
borhoods near the city center and in neighborhoods 
that experienced gentrification. Gentrification occurs 
when an initially low-income centra! city neighborhood 
experiences an influx of new residents of a higher so
cioeconomic status than the incumbent residents. The 
increased demand for housing from more economically 
advantaged in-movers leads to higher housing prices, 
which increase housing cost pressures on existing vul
nerable residents and make the neighborhood less ac
cessible to lower-income in-movers.7 *

INTRODUCTION

The demand for rental housing in Philadelphia1 grew 
substantially between 2000 and 2014, with the total 
number of renter households in the city increasing by
15.3 percent.2 While housing costs in Philadelphia have 
remained low relative to other targe northeastern cities, 
lower-income renters have still faced shrinking afford
able rental housing options. The number of affordable 
rental units available for every 100 lower-income renter 
households fell from 82 to 68 between 2005 and 2014. 
For the lowest-income renters, there were just 33 afford
able and available units per 100 renter households in
2014.3 This growing deficit of affordable rental housing 
has resulted in highercost burdens. More than one-third 
of all Philadelphia renter households were classified as 
severely cost burdened in 2014, meaning they spent at

in addition to looking at the stock of iow-cost rental 
units, this report also profiles the city's stock of federal
ly subsidized rental housing, which constitutes a signif-

4 Ingrid Gould Ellen and Brian Karfunkel, "Renting in America's Largest 
Metropolitan Areas," New York University Furman Center/Capitai One 
National Rental Housing Landscape, March 2016; available at http;//wagner. 
nyu.edu/fijes/faculty/publications/NYU_Furman_Center_2016„Renting_in_ 
Americas_Largest_.Metropolitan_Areas.pdf,

1 Throughout this report, Philadelphia refers to the city of Philadelphia, rather 
than the metro area.

5 This report uses the U.S, Census Bureau's definition of gross rent, which 
equals contract rent plus the estimated average monthly cost of utilities and 
fuels. Rent levels were adjusted for inflation. All monetary amounts in this 
report are in constant 2014 dollars. See the Appendix for details on inflation 
adjustment and how renter costs are reflected in census/ACS data.

6 Throughout the rental cost analysis in this report, the year 2014 refers to the 
period 2010-2014, from which the 2014 ACS five-year estimates are derived.

7 Let Ding, Jackefyn Hwang, and Eifeen Divringi, "Gentrification and 
Residential Mobility in Philadelphia," Regional Science and Urban Economics, 
61 (2016), pp. 38-51,

7 Author's calculations based on U.S. Census Bureau 2000 Census SF3 Table 
H007 and 2014 American Community Survey (ACS) one-year estimates Table 
B25003.

7 Federal Reserve Bank of Philadelphia, Rental Housing Affordability data
tool (date accessed: 11/30/2016), based on the U.S. Census Bureau's American 
Community Survey (ACS) Public Use Microdata Sample (PUMS); available at 
www.philadelphiafed.org/rentalhousing.
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Changes in Number of Rental Units in Philadelphia by Cost Level, 2000 to 2014

icant component of the overall 
low-cost rental stock, particular
ly in neighborhoods with stron
ger housing markets. The report 
finds that 20 percent of the city's 
37,369 subsidized rental units 
are due to expire within the next 
five years, Of these expiring 
units, 14 percent are located in 
gentrifying neighborhoods and 
owned by for-profit entities. 
These upcoming expirations 
may resuit in the loss of an im
portant tool for maintaining eco
nomic diversity in rapidly rede
veloping neighborhoods.

CHANGE IN STOCK OF LOW- 
COST RENTAL UNITS

Source: Census 2000 and 2014 ACS five year estimates.
Note: All changes are significant at the 0.1 level. See the Appendix fordetai/s on the significance tests used in 
this report, five-year ACS estimates are used in this figure in order tube consistent with the estimates at the 
census tract level presented in the text.

Philadelphia increased its total 
stock of rental housing between 
2000 and 2014, yet experienced 
a significant loss of low-cost 
rental units, defined as units 
with gross rents of less than 
$750 per month in 2014 dollars. A gross rent of $750 
per month is affordable to households with incomes of 
at least $30,000 per year, based on the 30-percent-of- 
income affordability standard used by the U.S. Depart
ment of Housing and Urban Development (HUD). This is 
notably close to the median household income of Phila
delphia renters ($28,726 in 2014),8 suggesting that $750 
is a plausible threshold for affordable rent for the typical 
Philadelphia renter household.8

spectrum. Figure 1 displays the change in the number 
of units rented at four different cost leveis over this time 
period. The number of units with gross rent under $750 
declined by 23,628. Yet the stock of units increased for 
all cost categories above $750. The $750 to $1,249 cost 
category contained the most units in 2014, with the city
wide median gross rent of $936 falling within this cost 

Units with gross rent over $2,000 had the larg
est percentage change in stock, increasing by 191 per
cent over the study period.

10range.

The city's overall growth in rental units between 2000 
and 2014 was not distributed evenly across the cost

Examining these changes at the census tract9 * 11 level re
veals that the net loss of low-cost rental housing was 
not spread equally throughout Philadelphia. Table 1 
shows that 101 census tracts experienced a statistically

s 2014 ACS one-year estimates Table B25119. See the Appendix for more 
details on how renter costs are reflected in census/ACS data.

9 This threshold for low-cost rental units is also used in a similar analysis in Dan 
Immergliick, Ann Carpenter, and Abram Lueders, "Declines in Low-Cost Rented
Rousing Units in Eight Large Southeastern Cities," Community and Economic
Development Discussion Paper, Federal Reserve Bank of Atlanta, May 2016; 
available at www.frbatlanta.org/-/media/Documents/community-development/ 
publications/discussion-papers/201 S/03-housing-dedines-in-low-cost-rented- 
housing-units-in-eight-large-southeastern-cities-2016-05-10.pdf.

!0 The 2014 median rent comes from 2014 ACS one-year estimates Table 
B25064.

” To maintain comparable geographies over time, year 2000 census tracts 
that were split in the year 2010 boundaries were recombined and analyzed as 
a tract group. For the purposes of this analysis, these tract groups are treated 
as a single tract.

federal Reserve Bank of Philadelphia 3
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TABLE 1

Changes at the Census Tract Level in Low-Cost Rental Units by Level of Change, 2000 to 2014

Number of low-cost units 
(gross rent less than 

$750/month)
Change in low-cost units, 

2000 to 2014

Level of chonge in low-cosi renlol units i Number of tracts’ 2000 2014 Number Percent
i

■ Gain of 1 to 37S units 10 3,215 5,141 1,926 59.9

No statistically significant change 234 68,304 64,828 -3,476 -5.1

Loss of 1 to 99 units 1,67832 678 -1,000 -S9.6

Loss of 100 to 499 units 73 37,228 20,138 -17,090 -4S.9

Loss of 500 to 882 units 6 6,340 2352 -3,988 62.9

*Exdudes tracts with fewer than 50 residents or zero 
housing units in 2000 or 2010-2014.
Source: Author's calculations using data horn Census 2000 
and 2014 ACS five-year estimates.
Note: All statistical significance tests use a 0.1 significance 
threshold.

FIGURE 2

Changes at fhe Census Tract Level in Low-Cost Rental Units in Philadelphia, 2000 to 2014
significant net change in their stock of low- 
cost rental units over the study period. Of 
these 101 tracts, 91 experienced a net loss 
of low-cost units, with only 10 tracts gaining 
tow-cost units. Furthermore, the total loss of 
low-cost units was concentrated in a rela
tively small number of tracts. The tracts with 
the 10 largest losses accounted for nearly 
one-quarter of the city's total net loss of low- 
cost units, yet these tracts comprised only 6 
percent of the city's total rental units in 2014,

ft >
i Im

Figure 2 maps the change in stock of low-cost 
rental units at the census tract level. The map 
shows that both gains and losses in low-cost 
units tended to be scattered throughout Phil
adelphia, though tracts that gained low-cost 
units generally lie on the outer fringes of the 
city, with a few lying closer to the center. The 
three largest statistically significant tracl-lev- 
et gains occurred in the Wynnefield Heights 
neighborhood <+289 units), a tract north of 
Temple University near Fotterall Square 
(+257 units), and the neighborhood surround
ing Stenton Park in North Philadelphia (+213 
units). On the other hand, tract-level losses

*

Lou of over 500

loss of 101 to 500
loss of 51 to 100
No substantial change (+/• 50)

Gain of 51 to 100
Gain of over 100

I
1
!

1

i

Source: Author's calculations using data from Census 2000,2014 ACS five-year estimates, and U.S. 
Census TIGER/line Shapefiles,
Note: Not all tract-level estimates depicted in tilts map are statistically significant at the 0.1 level.

k
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Philadelphia's loss of low-cost rental units would be less 
concerning if households experienced a corresponding 
increase in income, allowing them to afford more ex
pensive units. But incomes of renters in Philadelphia 
have not kept pace with rising rents. While the city's me
dian gross rent increased by nearly 20 percent between 
2000 and 2014, the median renter income fell by 2 per
cent.14 Additionaliy, 26 percent of Philadelphia residents 
had incomes below the poverty line in 2014.15 Such low 
incomes leave these residents with few options for qual
ity affordable housing, given that the city's lowest-cost 
properties are more likely to suffer from under-mainte
nance and neglect.

were also scattered throughout the city, but had a higher 
concentration around the city's downtown core. The three 
largest statistically significant tract-level losses occurred 
in the University City area (-882 units), the Holmesburg 
neighborhood in Northeast Philadelphia (-737 units), and 
the area of Center City around Thomas Jefferson Univer
sity Hospital (-730 units).

A closer look at the tracts with the largest net gains and 
losses in low-cost rental housing helps to illustrate the 
various forces that shape supply at the lower end of the 
rental market For example,thearea near Fotterali Square 
contains mostly older, single-family housing. This neigh
borhood likely saw some owner-occupied housing con
verted into rental housing between 2000 and 2014. The 
percentage of all housing units in this tract that were oc
cupied by renters increased from 29 to 48 percent over 
this period, an increase that is 13 percentage points high
er than the citywide change.12 These rental conversions 
add to the rental housing stock, although single-family 
homes that rent for less than $750 per month may not 
be well-maintained. The overall demand for rental hous
ing may have also declined in these neighborhoods that 
gained low-cost units. Weak demand can lead to lower 
market rent prices, causing more units to fall into the sub- 
$750 range of affordability.

LOW-COST RENTAL HOUSING AND 
GENTRIFICATION

Gentrification represents one important pattern of 
neighborhood change that can affect local rental hous
ing costs. Researchers have long associated gentrifica
tion with rising housing costs, and some recent stud
ies have even used rising rents as the central defining 
characteristic of gentrification.16 Gentrification has also 
been studied in Philadelphia. Ding, Hwang, and Divringi 
(2016) use a two-step criterion to identify Philadelphia 
tracts that were gentrifying between 2000 and 2013. 
They then further classify gentrifying tracts as weak, 
moderate, intense, or continued based on the tract's 
median housing costs and its history of gentrification 
prior to 2000. See the box for more information on how 
these measures were derived.

17

Neighborhood losses in low-cost units also stem from 
a combination of factors. Rising market rents can 
cause units to lose their affordability in areas with 
higher demand for rental housing such as University 
City. Low-cost units in these areas can also lose their 
affordability by being renovated to cater to more af
fluent residents. Some low-cost units were also likely 
removed from the market completely in the city's old
er neighborhoods. This can occur if the unit's physical 
condition depreciates to the point where it becomes no 
longer economically feasible to maintain and the unit 
lapses into vacancy and disrepair. Additionally, low- 
cost units can be lost to demolition. This was the case 
in the Holmesburg neighborhood (-737 units), where a 
large public housing development was razed in 2011.13

The housing criteria used to define gentrification in 
Ding, Hwang, and Divringi (2016) do not necessarily pre
dict gentrification's effect on the stock of low-cost rental 
units. For example, a census tract's median rent could

14 Author’s calculations using data from 2000 Census SF3 Tables H063 and 
HCT012, and 2014 ACS one-year estimates Tables B25064 and B25119. Data 
were adjusted for inflation.

2014 ACS one-year estimates Table DP03,

16 New York University Furman Center, State of New York City's Housing 
and Neighborhoods in 2015. New York; New York University, 2016; 
available
SOCin2015_9JUNE2016.pdf.

12 Author's calculation using data from 2000 Census Tables H001 and H0Q4, 
and 2014 ACS five-year estimates Tables B25001 and B25003. Changes are 
statistically significant at the 0.1 level.

http://furmancenter.org/files/sotc/NYUFurmanCenter_at

17 Lei Ding, Jackeiyn Flwang, and Eileen Divringi, "Gentrification and 
Residential Mobility in Philadelphia," Regional Sdence and Urban Economics, 
61 (2016), pp, 38-51.

13 Philadelphia City Planning Commission, "Upper Flolmesburg: Neighborhood
Goals and Strategies Report," May, 2011; available at http://phila203S.org/
wp-content/uploads/2011/05/UHGSR2.pdf,

Federal Reserve Bank of Philadelphia 5
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rise solely through higher-end infill 
development that keeps the stock of 
low-cost units intact. Table 2 shows 
how census tracts at each level of 
gentrification fared in their stock of 
low-cost rental units between 2000 
and 2014. A total of eight tracts in 
Philadelphia are classified as having 
experienced intense gentrification. 
These tracts began the study period 
with the largest supply of low-cost 
units per tract (676.1) out of all gen
trification categories. This is not sur
prising as these tracts encompass 
densely populated, renter-heavy 
areas in Center City and University 
City, and thus started out with the 
largest total rental stock out of all 
gentrification categories. These in
tensely gentrifying tracts lost 318 
low-cost rental units per tract, by far 
the largest per-tract loss of all gentri
fication types. Intense gentrification 
in Philadelphia generally took place 
in the neighborhoods that had the 
most low-cost units to lose, and thus 
caused the largest absolute loss of 
low-cost units per tract of all gentri
fication categories.

GENTRIFICATION CRITERIA AND CLASSIFICATION USED IN DING, 
HWANG, AND DIVRINGI (2016):

* To be eligible to gentrify: Census tract must have had a median household income
below the citywide median in 2000.

* To be classified as gentrifying: Tract must be eligible to gentrify, and must have
experienced both
• an above citywide median increase in share of college-educated residents 

between 2000 and 2009-2013, and
• an above citywide median increase in either median gross rent or median home 

value over the 2000-2013 period.
* Among tracts classified as gentrifying:

• Weak gentrification: Tract is in the bottom quartile of gentrifying tracts for both 
median rent and median home value in 2009-2013.

• Moderate gentrification: Tract is in the 2nd or 3rd quartile of gentrifying tracts 
for either median rent or median home value in 2009-2013.

• Intense gentrification: Tract is in the top quartile of gentrifying tracts for either 
median rent or median home value in 2009-2013.

• Continued gentrification.- Tract had been gentrifying in the 20 years prior to 

2000, and continued gentrifying from 2000 to 2009-2013.

Source: Lei Ding, Jackelyn Hwang, and Eileen Divringi. "Gentrification and Residential Mobility in 
Philadelphia," Regional Science and Urban Economics, 61 (2016), pp. 38-51. Calculations from 
1980,1990,2000 Census, and 2013 ACS five-year estimates.

TABLE 2

Average Change and Percent Change in Low-Cost Rental Units per Tract, by Type of Gentrification, 2000 to 2014

Total number of 
low-cost units per 

tract in 2000

Total number of 
low-cost units per 

tract in 2014

Average change 
in low-cost units 

per tract

Number of tracts 
in Philadelphia

Percent change in 
low-cost unitsType of gentrification

S26.3Weak 7 600.8 -74.5* ■12.4*

Moderate 17 448.9 304.5 -144.5* -32.2*
_

intense 676.1 358.1 ■318.0* -47.0*8

Continued 19 500.1 312.9 -187.2* -37.4*

Nongentrifiable 166 229.5 164.6 -64.9* -28.3*

Nongentrifying -31.3*120 432.7 401.5 -7.2*

Notes: Tract gentrification measures were developed based on the methodology outlined in Ding, Hwang, and Divringi (2016) but were applied to year 2010 tract 
boundaries for this report, with the exception of 2000 tracts that were split in 2010. For these tracts, the gentrification measure based on the 2000 boundaries 
was applied to the recombined tract group. ^Estimates are significant at the 0.1 level.
Source: Author's calculations using data from Census 2000 and 2014 ACS five-year estimates.
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Moreover, tracts with intense gentrification lost low- 
cost rental units at the highest rate, as measured by 
their losses as a percentage of initial stock, These cen
tral city neighborhoods lost nearly half of their low-cost 
units between 2000 and 2014. This finding is unsurpris
ing considering that by definition these tracts had some 
of the highest median rents in the city by the end of the 
study period. Tracts with continued gentrification, gen
erally clustered in South Center City and north of Market 
Street in University City, also lost over a third of their 
low-cost units. Development activity prior to 2000 may 
have prepared these neighborhoods to undergo inten
sive upgrading in the years covered by this report. For 
example, three tracts with continued gentrification in 
the Graduate Hospital neighborhood already had high 
proportions of investor-owned properties in 2000.18 This 
may have allowed local housing prices 
to respond quickly to the increased de
mand that ensued between 2000 and 
2014. Many tracts that experienced 
moderate gentrification are adjacent to 
continued gentrification tracts and may 
have experienced spillover demand 
from these neighborhoods. Even weak 
gentrification tracts, which continued to 
have comparatively low housing costs, 
lost over one in 10 of their low-cost rent
al units during the study period.

period. Two tracts experienced both intense gentrifica
tion and a statistically significant loss of more than 500 
low-cost rental units. These tracts are located in uni
versity-adjacent neighborhoods in West Philadelphia, 
and most likely lost low-cost units due to rising market 
values and pressure to renovate properties for more 
affluent in-movers.

In their study of gentrification in Philadelphia, Ding, 
Hwang, and Divringi (2016) find that rising housing 
costs make lower-income residents less likely to move 
into gentrifying neighborhoods. This represents a form 
of indirect displacement, where vulnerable residents 
face barriers to entering improving neighborhoods and 
are relegated to living in more disadvantaged areas. 
The above findings complement this conclusion in two

FIGURE 3

Changes in Low-Cos! Rental Units in Gentrifying Philadelphia Census Tracts, 2000 to 2014

Figure 3 maps the changes in the stock 
of low-cost rental units in Philadelphia 
tracts that were classified as gentrifying 
using the approach outlined by Ding, 
Hwang, and Divringi (2016). 
ail gentrifying tracts (48 of 51) experi
enced either a net loss or no significant 
change in low-cost units over the study

*

19 Almost

&■

•I Nongentrifrable 

'ii Nongentrifying

Gentrifying and lost over 500 

Gentrifying and lost 101 to 500 

§gHf Gentrifying and lost 51 to 100

Gentrifying and no substantial change (+/- 50) 

, yl Gentrifying and gained 51 to 100 

88BB& Gentrifying and gained over 100

:a Emily Dowdall, "Philadelphia's Changing 
Neighborhoods: Gentrification and Other Shifts 
Since 2000," Report, Pew Charitable Trusts, 
May 2016; available at www.pewtrusts.org/--/ 
media/Assets/2016/05/Phiiadelphias_Changing_ 
Neighborhoods.pdf,

15 Though largely identical, some tracts included 
in Figure 3 differ slightly from those identified as 
gentrifying in Ding, Hwang, and Divringi (2016), which 
used 2000 tract boundaries rather than the modified 
2010 tract boundaries used in this report. The overall 
number of gentrifying tracts differs for the same reason.

Source; Tract gentrification definitions from Ding, Hwang, and Divringi (2016). Author's calculations 
using data from Census 2000, 2014 ACS, and U.S. Census TIGER/Une Shapefiles.
Note; Not all tract-level estimates depicted in this map are statistically significant at the 0.1 level.
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ways, First, the numbers show that renters did indeed 
face shrinking low-cost housing options in most gentri
fying neighborhoods between 2000 and 2014. Second, 
the tracts that experienced any level of gentrification 
lost 34 percent of their low-cost rental units over this 
period, while tracts that were eligible but did not gen
trify lost only 7 percent.20 Thus, gentrifying neighbor
hoods lost low-cost units at nearly five times the rate 
of nongentrifying neighborhoods.

Philadelphia had 37,369 rental units with property-based 
federal subsidies as of January 1, 2016, according to the 
National Housing Preservation Database (NHPD). How
ever, 20 percent of these units are expected to reach 
the end of their current affordability restriction period 
within the next five years. This may pose a serious chal
lenge to the preservation of the city's subsidized hous
ing stock. Figure 4 shows that there are more than 8,000 
UHTC-funded units in the city. Yet the LIHTC-mandated 
30-year affordability periods will elapse for 44 percent 
of these units in the next five years. Units covered by 
HUD's PBRA and HOME programs also face significant 
rates of impending expirations. The city's public housing 
units do not have official expiration dates, but can still 
be lost through forces such as shifting federal funding 
priorities, insufficient maintenance, and demolition.

STOCK OF FEDERALLY SUBSIDIZED RENTAL 
HOUSING IN PHILADELPHIA

Rising cost pressures in Philadelphia make it difficult 
for the private market to provide affordable housing 
for lower-income renters without some form of subsi
dy. To this end, the federal government offers proper
ty-based rental assistance through several programs. 
The largest of these programs in Philadelphia is public 
housing, which is operated by the 
Philadelphia Housing Authority 
using federal funding.21 The Low- 
Income Housing TaxCredit (LIHTC) 
program provides tax credits to 
property owners who agree to rent 
a percentage of their property's 
units to lower-income renters at 
below-market rents. Additionally,
HUD offers subsidies through its 
Project-Based Rental Assistance 
(PBRA) and HOME programs, as 
well as other loan programs that 
place affordability restrictions on 
properties. These HUD programs 
generally require rents to be limit
ed to 30 percent of the occupying 
household's income.22

23

23 David Raskin, "Revisiting the Hope VI Public Housing Program's Legacy," 
Governing, May 2012;available atwww.governing.com/topics/health-human- 
services/housing/gov-revisiting-hope-public-housing-programs-legacy.htmi.

FIGURE 4

Total Subsidized Units in Philadelphia, and Percent Due to Expire Within Five Years
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Both of these losses are statistically significant 

at the 0.1 level, as is the difference between the 
two losses.

20
LIHTC HUD PBRA HOME Public Housing Other

* Percent with current affordability restriction expiring within five years

21 The Philadelphia Housing Authority also 
owns several LIHTC-funded properties. Source: Author's calculations using data from the National Housing Preservation Database (www. 

preservationdatabase.org).
Notes: "Other" units are covered by various types of HUD mortgage insurance programs or Section 202 direct 
loans. Data include properties with one or more active subsidies as of January 1,2016, The analysis of expiring 
subsidies rs based on the subsidy with the latest end date associated with each property. See the Appendix for 
more details.

Rent contributions are capped at 30 percent 
of household income in public housing as well 
as in the HUD PBRA, HOME, and other subsidy 
programs. Maximum rents in the LIHTC program 
are set at 30 percent of either 50 or 60 percent of 
the area median income.

n
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TABLE 3

Expiring Units in Philadelphia at Higher Risk of Losing Affordability

Units with subsidies expiring in next five years

In gentrifying tracts 
ond with for-profit 

ownership*

Current number of 
subsidized units

With for-profit 
ownership'

In gentrifying census 
tracts*Subsidy type Total

LIHTC 8,483 3,742 1,917 974 495

HUDPBRA 8,121 2,780 1,025 914 604

HOME 2,025 549 0 191 0

Other 3,486 543 0 317 0

Public Housing 15,254 0 00 0

Total 37,369 7,614 2,942 2,396 1,099

*3,167 subsidized units were excluded from this analysis because their ownership information could not be verified. Seethe Appendix for more details. 
f5,450 subsidized units were excluded from this analysis because their geographic location could not be determined from the National Housing Preservation 
Database. See the Appendix for more details.
'8,600 subsidized units were excluded from this analysis because either their geographic location could not be determined or their ownership information could 
not be verified. See the Appendix for more details.
Source: Author's calculations using data from National Housing Preservation Database and gentrification definitions from Ding, Hwang, and Divringi (2016).

Federally subsidized rental properties do not neces
sarily lose their affordability when their current com
pliance period elapses. For example, a recent study of 
LIHTC-funded properties found that the vast majority 
of properties remain affordable after their restrictions 
expire.2S Some owners choose to recapitalize their prop
erty with new tax credits, which extend the property's 
affordability restrictions. Many others do not renew 
their tax credits, but still continue to operate the prop
erty as affordable low-income housing. This is common 
among properties owned by nonprofit entities whose 
mission is to provide durable affordable housing, as 
well as properties in neighborhoods with low mar
ket rents. Subsidized properties often further bolster 
their affordability by layering subsidies from multiple 
funding sources. These layered subsidies can contain 
overlapping financing terms and affordability periods, 
which give the property added levels of protection as

each subsidy expires. 25 For properties with multiple ac
tive federal subsidies, this report's analysis is based on 
the subsidy with the latest expiration date that covers a
majority of the units. 26

Prior research has found that properties with expiring 
subsidies are more likely to lose their affordability if 
they have for-profit ownership and are located in areas 
where market rents for comparable properties are high
er than the rent allowed by the subsidy, 
of gentrification in Philadelphia may, therefore, threaten 
the continued affordability of expiring subsidized units, 
as rising rents may induce for-profit owners in these

27.23 The pockets

Vincent Reina and Jadene Begley, "Will They Stay or Will They Go: 
Predicting Subsidized Housing Opt-Outs," Journal of Housing Economics, 23 
(2014), pp. 1-16.

Note that the analysis in this report does not include state or local 
subsidies, which can further extend affordability periods and cover additional 
rental units.

25

26

Jill Khadduri etal., 2012.
u Jill Khadduri, Carissa Climaco, Kimberly Burnett, Laurie Gould, and 
Louise Elving, What Happens to Low-Income Housing Tax Credit Properties 
at Year 15 and Beyond? Washington, D.C.: U.S. Department of Housing and 
Urban Development, August 2012; available at www.huduser.gov/portaW 
publications/pdf/what_happens_lihtc_v2.pdf.

Multi-Disciplinary Research Team, "Opting In, Opting Out a Decade Later," 
U.S. Department of Housing and Urban Development, May 2015; available 

www.huduser.gov/portal/sites/default/files/pdf/50S_MDRT_Opting%20 
in_Opting%20Out.pdf.
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FIGURES
areas to convert their properties to mar
ket-rate housing. With this in mind. Table 
3 describes the federally subsidized units 
in Philadelphia that may be at higher risk of 
losing their affordability upon expiration. 
Of the 7,614 subsidized units with impend
ing expirations, 14 percent are located in a 
gentrifying neighborhood and are owned 
by a for-profit entity.

Federally Subsidized Rental Properties with For-Profit Ownership in Gentrifying 
Neighborhoods

Two factors add further uncertainty to 
the sustained affordability of the city's 
1,099 expiring for-profit subsidized units 
in gentrifying neighborhoods. First, prop
erties whose owners wish to renew their 
subsidies may require additional funding 
for the maintenance and rehabilitation 
that older, low-cost facilities often need.
But this funding has become less durable 
through HUD's increasing use of shorter- 
term contracts for property-based rental 
assistance.23 Second, these 1,099 units are 
spread among only 23 separate properties.
This means that their continued afford
ability hinges on the decisions of a much 
smaller number of property owners. Figure 
5 shows the location of these 23 proper
ties. Eleven of the 23 properties, compris
ing 333 total units, are located in tracts with 
intense gentrification. Three of the proper
ties, comprising 539 units, are in tracts with 
continuing gentrification, One property in 
particular, a high-rise apartment building 
located at 3901 Market Street in University City, con
tains 440 HUD PBRA-subsidized units that will expire 
within five years.

flffifit J»
i

1 Nongentrifiabte 

HHH Nongentrifying 

UH! Gentrifying

• Subsidized rental properties

Note: 267 properties were excluded from this analysis either because their geographic location 
could not be determined or their ownership information could not be verified. See the Appendix 
for more details.
Source: Author’s calculations using data from National Housing Preservation Database and 
gentrification definitions from Ding, Hwang, and Divringi {2016).

the city's gentrifying neighborhoods in 2014, and 9,021 
subsidized units in these neighborhoods, 
itations make it unclear exactly how many of the 9,021 
subsidized units met this report's definition of low-cost 
in 2014, but many likely had contract rents of less than 
$750 per month as determined by their respective sub
sidies.31 In tracts with intense gentrification, subsidized 
units likely account for a large share of the remaining 
affordable options for lower-income renters. Tracts with

30 Data lim-

The upcoming expirations among Philadelphia's fed
erally subsidized rental stock become more significant 
in light of the city's widespread loss of low-cost rental 
units. Many of the city's remaining low-cost units likely 
owe their low-cost status to their participation in federal 
subsidy programs, especially in gentrifying neighbor
hoods, For example, there were 17,670 low-cost units in 25 * *

30 Author's calculations using data from 2014 ACS five-year estimates and the 
National Housing Preservation Database.

31 The various subsidy programs use different formulas to determine contract 
rents, with some more closely reflecting focal market rents than others. There 
is a notable ambiguity in the census/ACS gross rent data, however, that makes 
it difficult to assess how many subsidized units met this report's definition of 
low-cost. See the Appendix for further explanation.

25 Staff oftheNational Housing Trust, "Project-Based Rental Assistance," National
Low-Income Housing Coalition, Advocates' Guide, 2015; available at http://niihc.
org/sites/default/files/Sec4.08„Project-Based-Renta l-Assistance_2015.pdf.
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moderate gentrification lost a large percentage (32 per
cent} of their low-cost units despite ending up with low
er median housing costs than the intensely gentrifying 
tracts, likely because they had a much lower concentra
tion of subsidized units.

fying neighborhoods was likely driven by rising market 
rents and luxury renovations. Losses of low-cost units 
in the city's nongentrifying areas also likely stemmed 
in part from rising rents, but may be attributable to the 
removal of units from the rental market through conver
sion to owner-occupancy, abandonment, or demolition. 
The increased loss of low-cost units in gentrifying neigh
borhoods also helps explain the finding in Ding, Hwang, 
and Divringi (2016) thatthese neighborhoods tend to be
come less accessible to lower-income residents.

More importantly, by reserving occupancy for lower- 
income residents and capping their rent contributions at 
below-market level, subsidized units form a crucial com
ponent of Philadelphia's stock of rental housing that is 
affordable to the city's most vulnerable households. In 
fact, the Urban Institute estimates that over half of Phil
adelphia's rental units that are affordable to extremely 
low-income households would be lost without these as
sistance programs.31 32 Units with subsidized affordability 
are also often in better physical condition than similarly 
priced market-rate units because they must pass routine 
physical inspection in order to continue receiving fund
ing. These subsidy programs, therefore, address both 
of the city's predominant forms of affordable housing 
loss. In gentrifying neighborhoods, they protect vulner
able households from rising cost pressures by capping 
their rent contributions. And in nongentrifying neighbor
hoods where losses of affordable units often stem from 
under-maintenance and abandonment, these programs 
guard units against neglect by providing ongoing fund
ing that is tied to routine inspection. Overall, the pres
ervation of subsidized units would significantly mitigate 
Philadelphia's loss of affordable rental housing.

In light of this significant loss of low-cost units, Phila
delphia's stock of federally subsidized rentai housing 
provides an increasingly vital source of housing that is 
affordable to the city's lowest-income renters. But 20 
percent of the city's 37,369 subsidized units are expected 
to see their affordability restriction periods expire within 
the next five years. Of particular concern are the 1,099 
units that have for-profit ownership and are located in 
gentrifying neighborhoods. These units face the highest 
risk of losing their affordability after their subsidy ex
pires. Federally subsidized units offer an important tool 
for maintaining economic diversity in rapidly redevelop
ing neighborhoods. Their impending expiration could 
further reduce the accessibility of the city's high-oppor
tunity neighborhoods to vulnerable residents.

The shrinking stock of affordable housing in Philadelphia 
leaves lower-income renters saddled with higher rent 
burdens, greater financial distress, and insecure hous
ing arrangements.33 At the community level, the loss of 
affordable units could contribute to residential patterns 
that are segregated by income and socioeconomic sta
tus. The pockets of gentrification in Philadelphia appear 
to reinforce these patterns in several ways. First, gen
trifying neighborhoods become less accessible to low
er-income movers, limiting their housing search to more 
distressed and less central neighborhoods. Vulnerable 
residents who remain in these upgrading neighbor
hoods often face higher housing costs and are less likely 
to see improvements in their financial health. In addi
tion, vulnerable residents in neighborhoods that are in 
more advanced stages of gentrification may even be-

CONCLUSION

Philadelphia's low-income renters face several concur
rent challenges. Between 2000 and 2014, the city lost 
20 percent of its units that rented for less than $750 per 
month. Losses of iow-cost units were more pronounced 
in neighborhoods near the city center and in neighbor
hoods that have experienced gentrification. This report 
finds that the rising housing prices in gentrifying areas 
are not only fueled by new construction, but they are 
also driven by the loss of low-cost housing 
occurs at nearly five times the rate of loss seen in neigh
borhoods that were eligible for gentrification but did not 
gentrify. The heightened loss of low-cost units in gentri-

a loss that

33 Joint Center for Housing Studies of Harvard University, "The State of the 
Nation’s Housing 2016," 2016; available at www.jchs.harvard.edu/sites/jchs. 
harvard.edu/files/jchs_2016_state_of_the_nations_housing_lowres.pdf.

31 "Mapping America's Rental Housing Crisis," Urban Institute; available at
http://apps.urban.org/features/rentai-housing-crisis-rnap/,
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come more likely to move out of these neighborhoods. 
Each of these consequences of gentrification reflects 
the impact of increasingly burdensome housing costs, 
driven by losses of both low-cost rental units and units 
with subsidized affordability. With a growing body of 
research highlighting the infiuence of neighborhood 
characteristics on residents' economic outcomes, these

34 trends merit serious consideration from policymakers 
concerned with community inclusivity and economic 
mobility.35'36

35 Raj Chetty, Nathaniel Hendren, and Lawrence F, Katz, "The Effects of 
Exposure to Better Neighborhoods on Children: New Evidence from the 
Moving to Opportunity Experiment," American Economic Review, 106:4 
(2016), pp. 855-902.

Patrick Sharkey, "Neighborhoods, Cities, and Economic Mobility," RSF: 
The Russei! Sage Foundation Journal of the Social Sciences 2:2 (2016), pp. 
159-177; available at http://muse.jhu.edu/article/616925.

Lei Ding, Jackelyn Hwang, and Eileen Divringi, "Gentrification and 
Residential Mobility in Philadelphia," Regional Science and Urban Economics, 
61 (2016), pp. 38-51.

3634
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Appendix: Data and Methodology

scribed in Chapter 8 of the 2000 Census of Population and 
Housing, Summary File 3: Technical Documentation.

STOCK OF RENTAL HOUSING
37

Data at the census tract level on the stock of rental hous
ing come from the U.S. Census Summary File 3 for the 
year 2000 and from the American Community Survey 
(ACS) 2010 to 2014 five-year estimates for the year 2014. 
These data were harmonized to 2010 tract boundaries 
using the Census Bureau's Census Tract Relationship 
File. This harmonization method assumes that housing 
units of all cost levels are distributed uniformly within 
each tract. Tracts that split in 2010 were, therefore, com
bined back into their 2000 geographies in the analysis to 
avoid this potential source of error.

It is also important to note that the census data repre
sent the cost of rent and utilities as reported by tenants 
themselves. This has several implications for this re
port's analysis of the stock of low-cost units. First, the 
census rent data may reflect factors specific to the in
dividual tenant, such as a personal arrangement with a 
landlord in which the tenant pays very low or no rent. 
This reported rent may not reflect the unit's prevailing 
market price. The use of tenant-reported rents likely 
overstates the prevalence of low-cost rental units, es
pecially among households that were categorized in 
the census data as paying no cash rent (for which the 
unit was assigned a rent price of $0). Additionally, the 
census rent data were not adjusted to control for the 
number of bedrooms in the housing unit. Larger units 
costing above $750 often may be considered affordable 
because the rent can be shared among more house
hold members. Therefore, this report likely underesti
mates the loss of affordable units on a per-bedroom or 
per-household member basis.

This report excludes nine Philadelphia census tracts 
from analysis based on their census data. Following the 
method employed by Ding, Flwang, and Divringi (2016), 
tracts were excluded if they had fewer than 50 residents 
or had zero housing units during the 2000 to 2014 study 
period. These tracts comprise areas of Philadelphia 
such as the Navy Yard, Hunting Park, industrial sites 
along the lower Schuylkill River, and the neighborhoods 
containing the city's two airports.

The rental cost data were also adjusted for inflation us
ing the Consumer Price Index, which increased by 37.5 
percent between 2000 and 2014. This adjustment was 
done by crosswalking three gross rent cost levels be
tween the 2000 and 2014 data as follows:

FEDERALLY SUBSIDIZED RENTAL HOUSING

Data on federally subsidized rental properties in Phila
delphia come from the National Housing Preservation 
Database (NHPD), maintained by the National Low In
come Housing Coalition and the Public and Affordable 
Housing Research Corporation, 
tains information on many federally subsidized housing 
properties in the United States.

Corresponding gross 
rent cost level in 
2014 ACS data

Gross rent tost 
level in 2000 
census data

Gross rent cost 
level in 

2014 dollars

33 This database con-

$550x 1.375 = $756.25$550 $750

Twenty-one Philadelphia properties are listed in the 
NHPD as "scattered sites," meaning that their individ
ual units are scattered in different locations throughout 
the city. These properties contain a total of 5,450 subsi
dized units, 31 of which are due to expire in the next five 
years. These units were included in the overall analysis

$900 $900 x 1.375 = $1,237.50 $1,250

$1,500 $1,500 x 1.375 = $2,062.50 $2,000

Ail comparisons between estimates were tested for sta
tistical significance. For ACS estimates, the standard er
rors were derived using the margins of error that are in
cluded in the data tables. The Census 2000 Summary File 
3 does not provide margins of error. For these estimates, 
standard errors were calculated using the method de-

17 U.S. Census Bureau, 2000 Census of Population and Housing, Summary 
File 3: Technical Documentation, 2002; available at www.census.gov/prod/ 
cen2000/doc/sf3.pdf.

Available at www.preservationdatabase.org/.
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Appendix: Data and Methodology

of expiring subsidies, but excluded from the geographic 
analysis because they could not be assigned a location.

official contract rent or merely the household's limited 
rent contribution. An internal Census Bureau analysis 
of subsidized renter households in California estimated 
that 40 percent of these households reported only their 
limited rent contribution in the ACS, 32 percent reported 
their official contract rent, and 28 percent reported an 
amount that did not match either their rent contribution 
or their full contract rent.40

Two inconsistencies in the NHPD data were addressed 
before analysis. First, some properties had unclear clas
sifications of their type of ownership (for-profit versus 
nonprofit), For all properties that contained ownership 
information, this information was verified using the 
Pennsylvania Department of State Business Entity direc
tory.39 Some properties were consequently reclassified 
as either for-profit or nonprofit based on the information 
listed in this directory, while others were excluded from 
ownership type analyses because the type couid not 
be verified. Second, several properties had geographic 
coordinates that did not appear to correspond to their 
street address. Alf properties were, therefore, geocoded 
again based on associated street addresses.

If the census gross rent data do indeed capture the offi
cial contract rents of subsidized units, then some of the 
loss of low-cost units documented in this report could 
have been caused by subsidy-mandated rent increases 
between 2000 and 2014. For example, this report's $750 
low-cost threshold in 2000 was higher than the FMR for 
MUD-subsidized efficiency units in Philadelphia 
higher than the maximum allowable rent for efficiency 
and one-bedroom LIHTC units.42 As a very conservative 
estimate, there were approximately 3,200 such units 
in Philadelphia between 2000 and 2014.43 These units 
could have lost their low-cost status over the study pe
riod simply because their contract rents were increased 
from below $750 to above $750 by their subsidy pro
grams. The ambiguity in the census data regarding 
subsidized rent costs leaves open the question of how 
many subsidized units meet this report's definition of 
low-cost, and how many low-cost units were lost due to 
rising contract rents within subsidy programs.

41 and

Finally, some properties are listed in the NHPD as hav
ing multiple types of federal subsidies. For this report, 
these properties were classified by the subsidy that has 
the latest expiration date and also covers at least half of 
the property's total units. Properties were then classi
fied as being at risk of loss if this subsidy has an expira
tion date no later than December 31, 2020.

OVERLAP BETWEEN FEDERALLY SUBSIDIZED 
UNITS AND LOW-COST UNITS

Josh Leopold, Liza Getsinger, Pamela Blumenthal, Katya Abazajian, and 
Reed Jordon, "The Housing Affordability Gap for Extremely Low-Income 
Renters in 2013," Policy Advisory Group Report, Urban Institute, June 2015; 
available at www.urban.org/research/publication/housing-affordability-gap- 
extremely-low-income-renters-2013/view/fulLreport.

41 "Fair Market Rent History 2000 to 2005 for Philadelphia PA-NJ PMSA," 
U.S. Department of Housing and Urban Development; available at www. 
huduser.gov/portal/datasets/fmr/fmrs/histsummary,odb?mputname=616G.O* 
Philadelphia%2C+PA--NJ+PMSA.

40Despite their affordability to lower-income tenants, 
many of Philadelphia's federally subsidized rental units 
may not technically qualify as low-cost according to the 
definition used in this report. This is because these units 
have a higher official contract rent that is different from 
the amount paid by the tenants. HUD's PBRA and HOME 
programs use fair market rents (FMRs) and the contri
bution of renters to determine the monthly amount 
that HUD must pay the owner for renting the property. 
But it is notably unclear whether the census gross rent 
data, in the case of a subsidized unit, reflect the unit's

"Rent & Income Limit Calculator," Novogradacand Company, LLP; available 
at https://ric.novoco.com/tenant/rentmconie/calcufator/z1.jsp.

42

Author's estimate based on data from National Housing Preservation 
Database, HUD LIHTC database (http://lihtc.huduser.gov/), and Internet 
searches to determine the unit mix within each subsidized property. The 
author can be reached at seth.adam.chlzeck@gmail.com for more information 
on how this estimate was derived.

41

” Available at www.corporations.pa.gov/search/corpsearch.
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jThe odyssey of African Americans in greater Los Angeles is a tale of hope and strident purpose. Today, Black households stretch throughout the Basin 
Ifrom the Inland Empire, through the South Bay and into the Antelope Valley having braved past socio-economic disparities to maintain Southern
iCalifornia as one of the nation’s finest examples of ethnic mobility.

fBut there has been a steady decline in Black Angelinos. Many families have moved to outlying areas because of the high cost of living in the city, 
while others have returned to the so-called “southern heritage” of Houston, Atlanta, or Charleston, S.C. where home prices and—since the dawn of ' e
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Great Recession—gainful employment have lured more African Americans away from the west coast.

The result of this decline, according to BlackDemographics.com, is that Los Angeles has dropped from the sixth to the seventh largest Black 
population in the United Slates. The online site studies patterns of African American population, economics, education and employment trends and 
found in 2012 that the current relocation of Black citizens from Los Angeles has followed the same pattern as the urban areas in the Northeast and 
Midwest. Many persons who are able and/or have received formal education have left California to head to the South to seek better opportunities and a 
higher standard of living.

Three years ago, the Los Angeles Urban League released its annual “State of Black Los Angeles” to capture the latest settlement patterns of Black 
Angelinos. tying it as closely as possible to the most recent U.S. Census. It found that at the beginning of the millennium. Los Angeles still had the 
sixth largest Black population (900.000) among all metropolitan areas in the United Slates, but had declined by SOjOOO by 2010. Blacks comprised 
roughly 9.7 percent of Los Angeles residents in 2000. but that figure has steadily declined each year (84 percent in 2010). Statewide, the African 
American population has fallen from 6 6 percent in 2000 to 5.9 percent today. Across Los Angeles County, African Americans made up 41 percent of 
the population in 2000, but that figure has declined to 38 percent.

The report found that Blacks still have their highest percentage of residency in Los Angeles, but have steadily moved to the suburbs of Long Beach, 
Inglewood, Compton and Hawthorne. Also, from 2000-2011. [.ancestor and Palmdale in the Antelope Valley have replaced Carson and Pasadena as the 
cities with the sixth and seventh largest Black populations in Los Angeles County. Most Blacks still residing in the city may be found in Ladent 
Heights, View Park/Windsor Hills. Del Aire, Culver City, as well as the West Adams district and, further south, small populations in La Habra and La 
Mirada. African American home ownership in 2010 in Los Angeles amounted to 40 percent, compared to 66 percent for White residents. The so-called 
“rental burden" or percentage of renters paying more than 30 percent of their income in rent saw African Americans amount to 52 percent of these 
households, just a little higher than Whiles at 47 percent.

I Read More »

View Mobile Site
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jLast year, a report from the United States Department of Justice (DOJ) investigated alleged abuse and civil rights violations by law enforcement jn the 
'Antelope Valley, but also found that city officials and longtime residents would prefer that some areas such as East Palmdale not be transformed into a 
rdump yard” for poor minorities from Los Angeles. The report found that it was primarily an economic issue because Black families found it was 
jcheaper to live in the Antelope Valley, but the economic downturn has made it more difficult to make ends meet. In short, Black, Latino and some 
IWhite families in the Antelope Valley have had lo compete within the same shrinking economic “pie” and that circumstance may have exacerbated 
(already fragile race relations.
I
jin the 1990s, demographics began to change in the Antelope Valley when lower real estate prices began to attract families from other parts of Los 
jAngeles County. The 2010 Census saw Lancaster grow from 97,291 persons in 1990 to 156,633. The proportion of White families has fallen during 
jthis period from 79 percent to 49.6 percent. But during this time, the Black population in the Antelope Valley tripled from 7.4 percent to 20.5 percent; 
The Latino population also grew considerably from 15 percent in 1990 to 38 percent today.
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Palmdale's population has grown in 20 years from 68.917 to 152,750, with the percentage of While households falling from 76 percent to 49 percent. 
The proportion of Blacks in Palmdale has more than doubled from 6.4 percent to 14.8 percent; the Latino population grew from 22 percent to 54.4 
percent.

From 2000-2008, (he number of Black Section 8 holders grew in Lancaster from 510 to 1330; in Palmdale during (hat period participants rose from 
455 to 825. In 2010.73 percent of voucher holders in this portion of the county were in Lancaster, and 69 percent resided in Palmdale. By 2010,37 
percent of vouchers issued by the Housing Authority of the County of Los Angeles were issued to mostly Black residents of the Antelope Valley. Some 
40 percent of persons on the Section 8 wailing list are African American.

The 2010 Census as well as the Urban League report found that an increasing number of Black families are moving from Los Angeles to the Inland 
Empire and other middle-class areas such as Rancho Cucamonga and as far away as Bakersfield, Fontana. Chino and Rialto. Sixty years ago. most 
Blacks moving from the south to the west coast would have avoided these rural areas in search of “city life." but with the inner city becoming more 
crowded and resources dwindling, these outlying areas have become the latest destination points for African Americans. The continued weak economy 
has affected Black migration into the Inland Empire which used to be a magnet for more alTordable single-family homes; the 2008 housing crash saw 
construction there fall by more than 50 percent, meaning the loss of 70,000 jobs.

Now with 4.1 million residents, the Inland Empire is the 14th largest metropolitan area in the United Stales as well as being the fastest growing area in 
California. Between 2000 and 2008. (he Inland Empire population expanded by 861,000 (26 percent). However, some cities in the Inland Empire have 
seen their Black population drop. Blacks comprised 22.3 |>erceni of Rialto’s population in 2000.and that share today has declined to 173 percent.This 
decline in Rialto and San Bamardino has resulted in a larger percentage of African Americans moving to Rancho Cucamonga and as far north as 
Victorville,

Black population in LA. County declines as more return to South I Our Weekly I Black News and Entertainment Los Angeles
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jNo matter the region where Blacks have migrated to within Southern California, they have supported politicians who speak and campaign for their 
^ultimate welfare. For instance, African Americans have long resided in Riverside County but have never had a particularly large population; voting 
ftrends there are said to be “unique to the state” according to Paul Mitchell, a voting data expert who last year studied the Black political influence. He 
jsaid that although the area is characteristically non-partisan, Riverside is distinct for consecutively electing Blacks with Cheryl Brown (D-Riverside) 
-replacing Assembly member Wilmer Amin Cartin in 2012.

klRchd] told Capitol Weekly late last year that Riverside County is “...the only district in the state that’s repeatedly elected an African American that 
jdoesn’t have a known, regular African American population like the Compton or Oakland areas.”
| . ...
fin 2010, Black Enterprise magazine found that Los Angeles has lost its appeal for African Americans, not being listed in key categories of economic 
jmobility including: home ownership rates, median income, high unemployment, high rejection of home loans, lower percentage of college graduates, 
jlower percentage of households earning more than $100,000 and the shrinking percentage of Black-owned businesses. Only Houston, Tex., among the 
Ihistoric “big city” destinations (ex. New York, Chicago, Detroit, Philadelphia), made the list of the most desirable and progressive cities for Black 
economic advancement.
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“Black Los Angeles is and has always been a space of profound contradictions,” said Darnell Hunt, director of UCLA's Ralph J. Bunche Center for 
American Studies. He cited the powerful impact African Americans have made in Los Angeles since the first settlers in 1781 through the period of the 
region’s tremendous growth and to the present day. “Just as Los Angeles has come to symbolize the complexities of the early 21 si Century, so too has 
Black Los Angeles come to embody the complex realities of race in so-called ‘colorblind' times.”

In the 2010 book Black Los Angeles: American Dreams and Racial Realities, Paul Robinson, a geographer and assistant professor at Charles R. Drew 
University in Wans, revealed that of the 46 settlers of El Pueblo dc Nuestra Senora de la Reina de Los Angeles—the small Spanish town that would 
eventually become Los Angeles—26 persons had African ancestry. These original settlers came from areas that are now states in western Mexico, a 
region where the Spanish empire relied heavily on African and mulatto populations as soldiers and laborers in agriculture and mining.

'The African-ongin population of Los Angeles has always been diverse." Robinson wrote, "but it has never been as diverse as it had become by the 
first decade of the 2000s .” Robinson said the decline in American-born Blacks locally has been supplemented by Black immigrants from the 
Caribbean, Africa and the Americas who have aided a small population growth of one percent since 2000.

“As the county’s non-native population grew throughout the decade, the diverse groups comprising it increasingly challenged common assumptions 
about the people and spaces comprising Black Los Angeles,' Robinson explained.

Media images of Black communities, particularly South lx>s Angeles, have often unfairly stereotyped African Americans throughout the county as 
poverty-stricken and reliant on government programs. “In the early 21st Century, these images of South LA continued to label and limit African 
Americans.” said Dionne Bennett, an anthropologist and assistant professor of African American studies at Loyola Marymount University. “These 
images usually omitted the educational, social and economic diversity of Blacks not only in South Central, but throughout Black Los Angeles and, 
ultimately. Black America.”

Today, the largest population of African Americans within the city reside primarily in South Los Angeles (69.533 persons). Southeast Los Angeles 
(41,756), Baldwin Hills (17,196), Mid-City (11,735) and in Watts (11327).

« Previous Pace
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The Relationship of Housing and Population Health:
A 30-Year Retrospective Analysis
David E. Jacobs,1,2 Jonathan Wilson,1 Sherry L. Dixon,1 Janet Smith,2 and Anne Evens2
'National Center for Healthv Housing, Columbia, Maryland, USA; ^University of Illinois al Chicago, Chicago, Illinois, USA

an inde|>endcnr contributor to the risk of dia
betes in urban, middle-age African-Americans 
(Schoorman et al. 2007). The research 
suggested that “the condition of an individ
ual’s home appears to serve as a marker for 
some important underlying factor(s)" beyond 
those of diet and heredity (Grant 2007). 
Increases in headache and migraine could be 
related to ncuroroxicanr (e-g., pesticide) expo
sure in housing, which may be more common 
among families living in poor-quality hous
ing rhar is mote likely to have pesi infestation 
problems (Julicn eral. 2008).

Adult obesity rates have increased sub
stantially, from 13.3% in I960 ro 33.9% 
in 2003-2004, and the rare of overweight 
school-age children increased from 4.0% in 
1971-1974 to 18.8% in 2003-2004 (CDC 
2007). Recent attention among planners and 
public health researchers to the built environ
ment and health (Galster 2008; Malizia 2006) 
has linked housing to obesity by focusing on 
opportunities (or lack thereof) to exercise, 
walk more, and drive less to school, shop
ping, and/or work. A growing but disparately 
designed body of empirical research links 

with men and women living an average of obesity wjrh location of residence, resources, 
3.4 and 1.6 years longer, respectively (Centers television use, wallcabiliiy, land use, transpor- 
for Disease Control and Prevention (CDC) ration options, sprawl, and level of depriva- 
2007]. Yet certain chronic diseases have don (booth ct al. 2005). 
increased, including deaths from chronic lower 
respiratoiy diseases (from 28.3 deaths/100,000 
in 1980 to 41.1 deaths/100,000 in 2004), 
doctor-diagnosed diabetes (from 8.3% in 
1988-1994 to 10.2% in 2001-2004), hyper
tension (from 21.7% in 1988-1994 to 26.7% high crime rates may feel that the indoors
in 2001-2004), and overweight among dill- is safest (Saclens et al. 2003). However, the
dten (from 4.2% in 1963-1965 to 17.5% increased use of central air conditioning and 
in 2001-2004) (CDC 2007). From 1980 ro heating may also be contributing to rising 
1995, 12-month asthma prevalence in chil- obesiry levels, because the body expends less 
dren doubled, from 3.5% to 7.5%. From energy in temperature ranges associated with
2001 to 2004 asthma prevalence was constant climate-controlled settings (Keith et al. 2006).
at 7.1% (Moorman et al. 2007).

Although other risk (actors are also likely

OBJECTIVE: We analyzed the relationship between health status and housing quality over time,

Methods: We combined data (tom two nationally representative longitudinal surveys of the 
U.S. population and its housing,Vthe National Health and Nutrition Examination Survey and the 
American Housing Survey, respectively. We identified housing and health trends from approxi
mately 1970 in 2000, after excluding those trends for which data were missing or where we found 
no plausible association or change in trend.

RESULTS: Changes in housing include construction type, proportion of rental versus home owner
ship, age, density, size, molsrure, pests, broken windows, ventilation and air conditioning, and 
water leaks. Changes in health measures include asthma, respiratoiy illness, obesity and diabetes, 
and lead poisoning, among others, The results suggest ecologic trends iti childhood lead poison
ing follow housing age, water leaks, and ventilation; asthma follows ventilation, windows, and age; 
overweight trends follow ventilation; blood pressure trends follow community measures; and health 
disparities have not changed greatly.

CONCLUSIONS; Housing trends arc consistent with certain health trends over time, Future national 
longitudinal surveys should include health, homing, and community metrics within a single inte
grated design, instead of separate surveys, in order to develop reliable indicators of bow housing 
changes affect population health and how to best urge; resources. Little progress has been made in 
reducing the health and housing disparities of disadvantaged groups, with the notable exception of 
childhood lead poisoning caused by exposure to lead-based paint hazards. Use of these and oilier 
data sets to create reliable integrated indicators of health and housing quality arc needed. 

KEYWORDS: American Housing Survey (AHS), asthma, health disparities, healthy housing, hous
ing, lead poisoning, National Health and Nutrition Examination Survey (NHANES). Environ 
Health Penpect 117:597-604 (2009). doi:10.1Z89/ehp.0800086 available via hitplHdx,doi.org! 
{Online 16 December 2008)

Physical changes to the nation’s housing stock 
are a continuous process responding to con
sumer demand, technological innovation, and 
periodic policy interventions (Galster 2008). 
Since World War II, most changes to the home 
environment in die United States have aimed 
to improve durability, energy conservation, 
general comfort, and security, as well as aes
thetics. However, few have been intended to 
improve health dtreedy. Although some housing 
changes produce health improvements, there 
is insufficient evidence linking specific physical 
housing changes to specific health outcomes, 
with a few important exceptions, sudi as lead 
poisoning and residential lead paint exposures 
(Jacobs and Nevin 2006) and multiple interven
tions and asthma (Morgan et al. 2004).

Despite the growing body of knowledge 
about health and housing, the World Health 
Organization (WHO) concluded that the evi
dence base required improvement after assess
ing hundreds of studies and weighing the 
strength of the evidence from each (WHO 
2006). Of 25 housing risk factors, only 12 had 
“sufficient evidence" to estimate the disease 
burden, 11 had “some evidence," and 2 had 
“insufficient evidence" (see Appendix). In 
addition, die report noted that there has been 
no trend analysis to date.

Overall life expectancy has increased in 
the United States between 1990 and 2004,

In addition to external conditions, obesity 
may also be linked to internal housing climate. 
A common assumption is chat staying indoors 
contributes to obesity, especially among 
youth. Families living in neighborhoods with

Address correspondence to D.E. Jacobs, National 
to be important, the large health differences Center for Healthy Housing, 10320 Little Patuxent 
among lower-income and minority families Parkway, Suite 500, Columbia, MD 21044 USA. 
compared with other populations suggest Telephone: (202) 607-0938. Fax; (443) 539-4150.
housing conditions may contribute ro chronic ^ : “Jaams^nchh-otg .
.. p. , , sn i . The U.S. Department of Housing and

S!ftaSC ln^0?t. |K>pubn°l'S ( ,SCMber6 and Urban Development funded this project under 
Wilson 2001). 1-or example, asdima rates are MDLHH0154-06.
higher among children living in low-income D.E.J. is employed by the National Center for 
communities (Mannino et al. 2002). From Healthy Housing, where he is the director of research,
2001 to 2004, asthma in children living below *•>* University of Illinois at Chicago, where he 
the federal poverty level was 10.3%, com- h a" u,lPlid ad’u.nct atssodlK Profi3sor ^ oth« 
pared with 6.4-7*9% for those at or above r °
the poverty level (Moorman et al. 2007).
Inadequate housing conditions appear to be 2008.
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Of course, other factors are also likely to con
tribute to this problem.

The mosr advanced research ro date that 
demonstrates the relationship between hous
ing conditions and health is on lead poi
soning. The prevalence of childhood blood 
lead levels a 10 pg/dL has declined by 68% 
from 19SM-1994 to 1999-2002, primarily 
due to changes in the nation’s older housing 
stock (CDC 2005; Jacobs and Nevin 2006). 
Multifactorial asthma interventions char rely 
in part on changes to housing factors have 
also been shown ro be effective (Morgan 
ct al. 2004). But for many other housing and 
health relationships, the evidence base remains 
wanting and requires further study (Kricger 
and Higgins 2002; Matte and Jacobs 2000; 
WHO 2006). For example, removal of car
pets is often a measure employed to improve 
the health status of children with asthma, yet 
the evidence is conflicting (Custovic and Wijk
Table 1. Selected AHS trends end association with health.

2005). Although central air conditioning and 
better insulation and windows to control 
indoor climate have the potential to reduce 
some healrh problems, including asthma and 
respiratory symptoms (Howden-Chapman 
et al. 2007; Leech cr al. 2004), they can also 
potentially exacerbate other threats to health 
(e.g„ carbon monoxide from a gas stove or 
furnace may rise in a well-sealed home if 
sufficient fresh air is not delivered to the living 
space and exhaust ventilation is deficient).

Our goal was to combine historical data 
from two nationally representative surveys, 
the American Housing Survey (AHS) and the 
National Health and Nutririon Examination 
Survey (NHANES), to identify housing trends 
from approximately 1970 to 2000 that could 
be related ro changes in population health, espe
cially children and other at-risk subpopulations. 
The United States docs not currently have a sin
gle representative national survey that integrates

both population health and bousing quality, 
making this the first attempt to integrate retro
spectively both housing and heald) on a nation
ally representative, decades-long scale.

Methods
AHS data permit analysis of a wide array of 
housing and neighborhood quality, including 
detailed observations of interior and exrerior 
conditions that can affect health and safety 
(e.g., window and floor conditions, lighting in 
public areas, trash), proximity to noxious and 
other nonhousing land uses (c.g., industrial, 
commercial), potential stressors (e.g., crime, 
noise, odors), and indicators of community 
investment (e.g., nearby building conditions). 
NHANES data provide detailed medical 
and biomonitoting evidence of changes in 
heald) indicators among adults and children. 
Both data sets contain information on socio
economic status as well as race and ethnicity,

Trend Possible health associationsvariable
Crime in neighborhood 

Neighborhood has crime 
Crime is bothersome 
Come is so bad want to move 

Heating/cooling ■
Central air conditioning 
Room aii conditioners

Large increase in 1970s, peak 1989-1993. then slightly lower Obesity and diabetes (stay indoors).
respiratory health (stress), general health

Large increase 
Slight decrease

Asthma (reduced mnes}. lead (reduced paint 
deterioration from low humidity), respiratory 
health, obesity and diabetes, general health

Respiratory, general health 
Respiratory, general, cardiovascular health 
Respiratory, general health, cardiovascular due 

io carhon monoxide 
Lead poisoning, respiratory health 
General health 
General health 
General health 
General health 
General health 
Respiratory, general health 
General health 
Respiratory, general health 
lead poisoning, respiratory health 
Lead poisoning, respiratory health

Respiratory, general Health 
Respiratory, general healih 
Respiratory, general, cardiovascular healih

Obesity and diabetes, general, cardiovascular, 
respiratory health

Respiratory, general, cardiovascular health 
General healih
Obesity and diabetes, respiratory, 

cardiovascular, general health

Respiratory, general health 
Respiratory, general health 
Respiratoiy. general health

Housing characteristics ,v. „ ^ -
Basement (if single family)
Unit has usable fireplace
Garage (lor 1973 only included owner-occupied units)

Slight decrease 
Slight increase
Slight decrease (excluding 1973)

Slight decrease 
Large decrease 
Slight decrease*
Small decrease 
Slight increase 
Slight increase 
Slight increase
Slight increase in 1970s to earfy 1990s, then slight decrease 
Slight decrease 
Slight decrease 
large decrease

Peeling paint or piaster inside 
Fuses biown/circuil breakers tripped 
Flush toilets not working at any time in last 3 months 
Common tiallway lights work6 
Concealed wiring
Every room has working electrical plug 
Complete plumbing facilities 
Firmly atiached common area stair railings6 
Mice or rais seen recently 
Inside water leaks in last 12 months 
Water leakage from outside 

Neighborhood
Abandoned/boarded up/vandalited buildings within half block6 Slight decrease 
Buildings with bars within half block6 
Commerc iai/ins litut lonaf/indusliial buildings within 300 ft6

Slight increase in late 1980s. followed by slight decrease 
Slight increase in 1970s. decrease in 1960s. then large 

increase in 1990s
Slight increase in the eariy 1990$, slight decrease in 

late 1990s
Large increase in early 1990s. followed by Hat trend
Slight increase followed by flat trend
Large increase since early 1970s, followed by slight increase

Open spaces within half block6

Single-family or apartment buildings < 4 stories within 300 ft6 
Apartment buildings 4-6 stories within half block6 
Satisfactory public transportation6

Noise
Neighborhood has heavy street noise/traffic6 
Neighborhood street noise/traflic bothersome6 
Street noise/tralhc so bad you want to move6

!
Large decrease 
large decrease
Slight decrease in early 1970s. followed by other 

slight decreases
Odors

Neighborhood has bad smells6 
Neighborhood smells ate bothersome6 

Added/replaced insulation

Respiratory, general healthLarge decrease 
Slight decrease
Slight increase in early 1980s. slight decrease in 1990$. then Respiratory, general, cardiovascular healih 

slight increase 1 ■
♦Possible AHS error that increased positive responses. *Change in 1897 to respondent report, not observation, *00051100 wording and order changed in 1997.
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The relationship of housing and population health

over rime was improved general health status, 
although there were large increases in body 
mass index (BMI) and diagnosed diabetes 
at the same time. There were large decreases 
in blood lead concentration, serum cotinine 
concentration, and hypertension. For youth, 
the trend Tor overall general health was a 
large increase after a large decrease. During 
this time, however, whereas lead poison
ing and cotinine largely declined, asthma and 
BMI gready increased.

Housing and neighborhood variables 
in the AHS over the same time period were 
placed in one of the six health categories we 
used for NHANES and then analyzed by 
magnitude of change (Table 3). We plotted 
specific housing and health variables over 
time (Figures 1-5). When cross-tabulated 
this way, overall general health saw little 
change compared with changes in housing 
conditions, so no further analysis was per
formed lor the general self-reported health 
variable. But specific changes in housing and 
neighborhood condition did follow more 
specific health outcome variables, includ
ing blood lead (Figure 1), asthma (Figures 
2 and 3), BMI (Figure 4), and cardio
vascular health (high blood pressure; Figure 
5). Instances in which housing and healih 
trends did not follow each odicr are described 
elsewhere (National Center for Healthy 
Housing 2008). On the figures, we plot 
the central year of ihc particular multiyear 
NHANES wave.

Wc also examined the trends in health and 
bousing outcomes for different racial/ethnic 
subpopulations. For example, we included 
“excellent" or “very good" general health sta
tus by race/ethnicity (Figure 6). Our analy
sis supported previous findings that some 
racial groups live in poorcr-qualicy housing 
(U.S. Department of Housing and Urban 
Development (HUD) 20031 and have poorer 
health than the general population (Kawadii 
et al. 2005). We found little or no change in 
these disparities over time.

Discussion
The results support Eve trends: a) housing age 
(quality) and amenities trend with lead poi
soning over time; b) changes in heating and air 
conditioning systems and prevalence of broken

which can be used to investigate relationships 
between housing and health disparities among 
lower-income and minority populations in the 
United Stares. Although AHS and NHANES 
are representative of the nation’s housing and 
health, respectively, neither collect data from 
the same individual housing units and house
hold occupants.

We obtained national data on physical and 
mental health from 1971-1975 (NHANES I), 
1976-1980 (NHANES II), 1988 dirough 30 
June 1991 (NHANES III, phase 1), 1 July 
1991 dirough 1994 (NHANES HI, phase 2), 
and 2001-2002. The NHANES data indude 
selected categorical and continuous health 
variables related to trends in housing, as well as 
demographic data that could modify or other
wise affect die trends identified. All statistics 
reported for adults 20-74 years of age are age- 
adjusted to the 2000 population to account 
for population changes (CDC' 2002).

We also acquired national data from the 
AHS from the following years: 1973, 1979, 
1989, 1993, 1997, and 2001. We selected 
these years because they are similar ro those 
covered by NHANES. The AHS dara indude 
categorical and continuous variables related to 
trends in population health, as well as demo
graphic data tliat could modify or otherwise 
afreet the trends identified.

We first eliminated both AHS and 
NHANES variables that either had insufrident 
data over time or were not likely to be related 
to health outcomes or homing conditions. 
We then identified AHS variables tliat showed 
diange over time and wliidi plausibly could be 
related to health (Table 1). Similarly, we identi
fied NHANES variables that had sufficient data 
across rhe waves of surveys to examine long
term trends that showed diange (Table 2). Six 
variables (cough, whcc/c. bronchitis, emphy
sema, emphysenta/bronchifis, and cadmium 
levd) bad no apparent change with time, so 
they were not considered for the comparative- 
analysis widi die housing factors. We excluded 
three health variables (back pain, “ever had 
asthma,” and doctor-diagnosed hypertension) 
from further analysis because these conditions 
were better measured by other variables [gen
eral sdf-reponed health status, self-rc|>ort that 
a doctor told the subject he or she currently has 
asthma, and hypertension indicated by mea
sured blood pressure with the criteria used by 
Gtobanian a al. (2003), respectively). In this 
anide, wc define asthma trends as the percent
age of respondents who stated that a doctor 
told them diey had asthma. NHANES did not 
collect consistent data oti mental health status, 
such as depression, anxiety, and others, so these 
were exduded. This left seven health outcomes 
in NHANES chat could be related to housing 
and neighborhood quality and for which data 
are available between approximately 1971 and 
2002 (Table 2).

We analyzed data using SAS System for 
Windows, version 9.1.3 (SAS Institute Inc, 
Cary, NQ. The dii-square rest and analysis of 
variance were used to rest the hypothesis that 
there was no change in a dichotomous or con
tinuous variable across time, respectively. The 
tests adjusted for the unequal survey weights 
within AHS and NHANES as well as the 
clusters in NHANES.

AHS typically collects data from about
55.000 households every 2 years, and 
NHANES typically collects data from about
10.000 individuals, depending on the year 
involved. We characterized the magnitude 
of the relative change (not only its statistical 
significance) between one rime period and 
another. We qualitatively describe a change of 
±5% or more as "large," a change of ±2-5% 
as “small,” a change of ±1-2% as “very slight,” 
and a change of less than ±1% as “no change." 
We dropped (he latter from further analysis. 
A few of i he variables had both increases and 
decreases over various time spans. We also 
examined changes in survey design and admini
stration (e.g,, a change from direct observation 
by a survey worker to a sclf-rcpon from the 
occupanr) to discern whether mcthodologic 
factors could explain the changes observed.

Results
Because both AHS and NHANES arc large 
data sets, changes in all the healdi and housing 
variables that were ±1% or more were statisti
cally significant (p < 0.05). Thirty-two hous
ing variables had either small or large changes 
in the trend line along with possible associ
ated health outcomes (Table 1). The largest 
increases were in neighborhood crime (crime 
went up and rhen down), central air condition
ing, and single-family homes nearby, and the 
laigesr improvement was in fuses blown/eircuit 
breakers tripped, water leakage from outside, 
neighborhood public transportation, bad 
smells in the neighborhood, and rraffic. None 
of die housing variables showed large declines 
in housing quality between 1970 and 2000.

NHANES data show that, with the excep
tion of childhood asthma (which saw a large 
increase), the size of the trends among adults 
and youth were in the same categories across 
numerous health variables (Table 2). The 
largest change in health outcomes for adults

Taltla 2. Selected NHANES health outcomes, 1971-2002.
NHANES variableCaiegoty Adult vend Child trend

Large increaseGeneral Excellent or very good health 
(compared with good, fair, or poor) 

Blood lead concentration (pg/dL) 
Currently have asthma (yes/no) 
Serum cotinine concentration (ng/mL)

Large decrease to 1998-1991. 
followed by large increase

Large decrease 
Small increase

Lead
Large increase 
Large decrease 
Large increase 
No change 
Not applicable

Respiratory

Obesity
Diabetes
Cardiovascular

BMI Large increase 
Large increase 
Large decrease

Diagnosed with diabetes (yes/no) 
Hypertension {as measured by 

blood pressure)
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Figure 3. Changes in asthma, bars on windows, 
broken windows, and year buiJt over time.

t
Figure 2. Changes in asthma, central air condition
ing, and forced air furnaces over time.

Figure 1. Changes in children's blood lead (pg/dl), 
housing age, leaks, and central air conditioning 
over lime. Abbreviation: GM, geometric mean.
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windows and bars on windows trend with the 
prevalence of asthma; r) housing air condi
tioning trends with obesity; d) cardiovascular 
Health rrends with changes in proximity to 
open space, commercial and industrial facili
ties, noise, and neighborhood air quality; and 
e) general health status by race/erhnicity has 
remained much the same and follows trends 
in housing over rime.

Housing age (quality) and amenities 
trend with lead poisoning over time. The 
association between lead poisoning and hous
ing condition is perhaps the most robust, 
given rhe large body of evidence showing 
rhat exposure to residential lead-based paint 
hazards causes increased blood lead lev
els (HUD 2000; Jacobs 1995; Levin et al.

Table 1 Health and housing trends by she of change. 1975 to 2000.

2008). From 1976 ro 2002, NHANES dara 
show that blood lead levels declined from 
13.2 pg/dL to 1.4 pg/dL in children younger 
than 13 years of age. We examined children 
< 13 years of age because other NHANES 
variables were collected only for this subset 
of the population. The trends are the same 
for children younger than 6 years. Of course, 
over this time period, reductions in other 
nonliousing sources of lead also occurred, 
such as gasoline, food canning, and industrial 
emissions. It is noteworthy that the slope in 
blood lead is much steeper between 1978 and 
1988, suggesting that the phaseout of mul
tiple soutces (especially lead in gasoline) was 
effective and that the slower rate of decline in 
the following years reflects the slower changes

in housing lead-based paint hazards (Jacobs 
« al. 2002).

The decrease in blood lead level from 
1990 to 2000 is associated with trends in 
housing demolition and substantial rehabilita
tion, including lead paint abatement (Jacobs 
and Nevin 2006). Both demolition and hous
ing rehabilitation are associated with trends 
in housing age, because older housing units 
are more likely to lie demolished and rehabili
tated. As the number of older housing units 
declines (as reported in AHS), the prevalence 
of lead-based paint can also be expected to 
decline, because older housing is more likely 
to have deteriorated paint and that paint is 
more likely to be lead-based paint. The dis
parity in lead poisoning by race and ethnicity

AHS variable
Small increase Small decreaseNHANES variable large increase large decrease

Fireplace
Bars bn windows8

Fuses blown:
Neighborhood street noise1*
Neighborhood has bad smells* Plug in every room 
Number of older units:
Minor junk accumulation 
Outside water leaks

General healih Residence in urban area 
Central air ■
Public transport satisfactory* 
No. of bedrooms, site 
Cost burden

Basement
Garage : : :
Flush toilets not working 
Common area lights working8

' ' " • .

Complete plumbing ....................
Commercial buildings in residential areas8 Firmly attached railings 
Open spaces within half of a Nock8 Rats or mice seen

No. of rental units 
Inside water leaks ;
Abandoned buildings within lull block8 
Private wells , /; :
No. of severely inadequate uniis 
Common area lights working8 
Mice or rats seen

Home ownership
No. of adequate housing units

Fireplace
Bars on windows8 
Broken windows8
Open spaces within half of a block8

Neighborhood has ciime 
Central air
Warm (forced air) furnaces 
Neighborhood has crime 
Central air
Publictransportation satisfactory* 
No. of bedrooms, sire 
Cost burden ;
Residence in urban area 
Central air

Asthma

Obesity

Oiabeies
No. of bedrooms 
Cost burden 
Residence in urban area 
Central air Percent older units
No. ol bedrooms, square feel (size) Neighborhood has bad smells* Open spaces within half block8 

■' ' . , ■ ;■ ' ■ ■ Fireplace :/" . ■ , \
.' - / ■ ■ Commercial buildings in residential areas8

Open spaces within half of a block8

Peeling paint, holes in floorsLead 
Cotinine 
Cardiovascular

■Question changed from observer lo survey respondent response in 1997. *Question wording and order changed in 1997.
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Figure 4. Changes in BMI (kg/rn2} and central 
conditioning overtime.

liar also been reduced dramatically (CDC 
2005). suggesting that housing improvements 
can result in reduced health disparities in dis
advantaged populations.

Those housing conditions that affect inte
rior moisture can also be expected to a freer 
paint him condition, because lower moisture 
levels improve paint him durability (Figure I). 
In sborr, the reduced water leakage from both 
die interior and the exterior that was reported 
in AHS can be expected to positively affect 
paint quality, which in turn could be linked 
ro the reduction in borh child and adult blood 
lead levels seen in NHANES. Similarly, the 
large decrease in homes without central air 
conditioning can also be expected to decrease 
interior moisture levels, thus increasing paint 
him durability and reducing exposures from 
lead-based paint hazards. For older homes 
built before 1978 and before 1950, interior 
and exterior leaks were more likely than in 
newer homes (p < 0.001), consistent with ear
lier findings that such houses have more lead 
hazards (Jacobs et al. 2002). The older homes 
were also less likely to have central air condi
tioning (/> < 0.0011 data not shown).

Changes in heating and air conditioning 
systems and prevalence of broken windows 
and bars on windows trend with the preva
lence of asthma. Those housing factors that 
follow the large historic increase in asthma 
include the large increase in forced air fur
naces and central air conditioning (Figures 2 
and 3). Even though such furnaces are typi
cally equipped with filtration systems, they 
can be expected to result in higher airborne 
particulate matter due to higher air veloci
ties that cause resuspension of dust panicles 
that otherwise would settle out of the air. 
Furthermore, in single-family housing, such 
systems typically do not introduce fresh air, 
relying instead on building leakage for fresh 
air supply. Reduced fresh air introduction can 
be expected to increase exposure to allergens, 
oxides of nitrogen, and orlier airborne asthma 
triggers because rhey will not be as diluted.

The increase in central air condition
ing discussed above may also contribute to

asthma, because sucb systems will reduce attributed io improvements in ourside con- 
fresh air infiltration, even as they improve ditions in general, but we did not observe 
thermal comfort. Reduced fresh air inOIrra- such effects here (data not shown). However, 
tion may lead to increased exposure to oxides Figure 5 shows an increase in high blood 
of nitrogen and other asthma triggers and by- pressure in the late 1970s and an increase In 
products of combustion from cooking stoves bothersome street noise, followed by a decline 
and other sources. Windows that would oth- in both. The rrend in “bad smells” shows a 
erwisc lie open in the warm months are more long-term decrease. Both may be arrribuced to 
likely to be kept closed in the presence of cen- increased use of zoning, which aims to separate 
tral air conditioning. Central air conditioning noxious uses and high traffic from residential 
will also increase air velocities and resuspen- areas, as well as die decrease in industrial man
sion of particulate matter. On the other hand, ufacturing in urban areas. More land is zoned 
pollen infiltration and other outdoor asthma now due to increased development, 
triggers could be reduced, and lower indoor 
humidity could reduce dust mite prevalence, ethnicity have remained much the same and 
all of which could have beneficial effects, follow trends in housing over time. Figure 6 
Why the decrease in pre-1950 housing units shows that health disparities have changed
is associated with an increase in asthma in little over the past 30 years. NHANES has
rhis study is unknown, although one possible collected information on self-reported general 
explanation is that construction materials in health status using a 5-point scale from 1973 
newer housing tend to rely more on man- to 2002 (excellent, very good, good, fair, or 
made materials. For example, certain types of poor). The use of self-reported general health 
new flooring may contain phthalarcs, which 
have been implicated as an asthma trigger 
(Jaakkola and Knight 2008). Unfortunately, adults between 20-74 years of age whose 
AHS does not track the use of such materials. self-reported general health status was either

Finally, broken windows and bars on “excellent” or “very good” increased from 
windows are both measures of stress, which 47.8% in 1973 to 54.8% in 2001. When 
is also thought to be related to asthma corrected for age, the improvement was for

smaller (55.6% and 55.9% in 1973 and
Housing air conditioning trends with obe- 2001, respectively), with larger variations in

sity. The increase in central air conditioning the intervening years. For adults 40-60 years 
and its associated improved thermal com- of age, excellent or vety good general health 
fort could provide an incentive for people to increased from 43.4% in 1971 to 53.6% in 
remain indoors and thus exercise less and/or 2002. Among those between 13 and 20 years 
to exert less energy through lower metabolic of age, there was a large decrease in “excellent" 
rates (Figure 4).

Cardiovascular health trends with changes 
in proximity to open space, commercial and 
industrial facilities, noise, and neighborhood life span is often associated with improved 
air quality. NHANES assessed hypertension population health, it is possible that the over
in .several different ways, including measured all trend in general health differs across age 
high blood pressure ((.'.hobanian et al. 2003) groups, which makes it difficult ro show how 
and respondent report of physician-diagnosed general healih status changes follow housing 
hypertension. The presence of commercial quality. IhcotcticaJly, die following housing 
buildings in residential areas could be associ- trends could be linked ro general health: An 
ated with increased walking to nearby setvices, increase in dwelling unit size could be associ-
including medical care. This might also be ated with reduced crowding. Newer housing

Trends in general health status by race/

status has been found to be a good predic
tor of health (Miilunpalo et al. 1997). Those

(Figures 2 and 3).

or “very good" health, from 69.5% in 1975 
to 50.5% in 1991, but then a large increase 
to 69.2% in 2002. Although rhe increase in

♦ High blood pre$$wc (%) 
oStre«tnois«{%|
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Figaro S. Excellent or very good general health 
status by raca/ethnicity.
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Year

Figaro 5. Changes in high blood pressure, street 
noise, and bed smells in neighborhoods over time.
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conditions change, but more homes were 
surveyed and the proportion of single-family 
homes increased. These changes could have 
introduced a bias in the direction of improved 
housing and neighborhood quality, although 
its magnitude remains uncertain. Because 
these methodological changes could explain 
some (or all) of the temporal variation seen 
in the data for 1997 and later years, we have 
noted them in Tabic 3-

The methods used in NHANES also 
changed over the time period examined here, 
which could influence the findings. In 1999, 
NHANES began a continuous data collection 
process as opposed to episodic data collection 
in earlier years. Survey administration and data 
collection variables both contribute to the pos
sibility that changes from one NHANES sur
vey to che next could be due to mcthodologic 
issues instead of actual changes. For example, 
the early NHANES provided less precision on 
some ethnic minority groups, and infants and 
the elderfy were not included, whereas in later 
years these groups were included (CDC 2008). 
'Ibis could cause some population health met
rics to decrease because these subpopulations 
are generally in poorer health. Categorical mea
sures of certain health outcomes also changed 
over the years. For example, methods of mea
suring blood pressure changed (Qurcshi et al. 
2003), which could have limited the ability to 
identify true changes in this important health 
outcome. In addition, NHANF.S does not 
include those who were institutionalized, did 
not have telephones, or were homeless, all of 
whom can Ik expected to have poorer health 
status (Zahran et al 2005). Finally, NHANES 
does not measure certain socioeconomic vari
ables, such as wealth and type of employment, 
and each NHANES survey is cross-sectional, 
which limits the ability to control for recent 
onset of chronic illness or injury.

Ibis study examined only two data sets, 
but there are many others that could not be 
examined here due to funding limitations. 
'Fhesc other data sets include, for example, the 
Residential Energy Consumption Survey, the 
National Healih Interview Survey, the U.S. 
Census, the American Community Survey, 
and the American Healthy Homes Survey. 
Another limitation is that rigorous statisti
cal tests of associations between housing 
and health could not be conducted, because 
although each survey is nationally represen
tative, the data are for different homes and 
individuals. It would be far superior to mea
sure sudt relationship in a survey that com
bined housing, health, and community data 
in an integrated fashion. One model for this 
is the 1 ARES (Large Analysis and Review of 
European Housing and Health Status) study 
in Europe (Bonnefoy et al. 2003).

Because a change in a given housing 
characteristic does not necessarily result in

environmental conditions that affect it are 
clearly needed to help identify those hous
ing conditions related to general health for 
both the entire population and disadvantaged 
populations.

Limitations. In 1997, the AHS imple
mented a major revision to its survey instru
ment and methodology. For example, ovens 
and refrigerators not only had to be present 
to have a complete kitchen (as required pre- 
1997), but they also had to work. Questions 
about neighborhood quality in (he survey 
instrument were reordered, which may have 
influenced the general increase in satisfaction 
with the neighborhood. AHS began using 
a respondent questionnaire to capture most 
exterior and neighborhood data, instead of 
direct observation by a data collector. As a 
result, not only did the person assessing the

could be associated with reduced potential 
for injuries. Reduced proximity to industrial 
pollution through zoning could reduce expo
sures to airborne contaminants. A decrease 
in basements could be associated with reduc
tions in infiltration of soil gases and moisture. 
A decline in the use of private drinking water 
supplies could be associated with reductions 
in waterborne diseases. Finally, declines in 
prevalence of pests could be associated with 
reductions in communicable diseases and 
reduced exposure ro pesticides. However, 
using these data sets, we were not able to 
demonstrate how any of these housing fac
tors followed trends in general health, because 
it is likely that many factors beyond hous
ing quality contribute to general health status 
(Zahran et al. 2005). More precise definitions 
of general health status and the associated

Appendix 1. WHO Assessment of Evidence Linking Health 
and Housing
Linkages with sufficient evidence for estimating burden of disease 
Physical factors ............
• Heat and related cardiovascular effects and/or excess mortality 

Cold indoor temperatures and winter excess mortality....
Energy efficiency of housing and health
Radon exposure in dwellings and cancer

• Neighborhood and building noise and related health effects
Chemical factors

Environmental tobacco smoke exposure in dwellings and respiratory and allergic effects
• Lead-related health effects 
Biological factors
• Humidityand mold indwellings and related health effects
• Hygroihcrmal conditions and house dust mire exposure
Building factors ;
• Building and equipment factors and injuries/domestic accidents
• Injuty database on domestic accidents and injuries
• Estimating the number of home accidents from injuries
Social factors ............. ^ ?

Multifarnily housing, high-rise housing, and housing quality and mental health
Linkages with some evidencefor,estimating burden of disease 
Physical factors
• Ventilation of the dwelling and respiratoiy and aiiergiceffects
• Chemical factors .
• Volatile organic compounds and respiratoiy, cardiovascular, and allergic effects
Biological factors . , ■
• Cockroaches and rodents in dwellings and respiratory and allergic effects
• Pets and mites and respiratoiy, allergic, or asthmatic effects
Building factors /■'. : . ....V' ..-.'..v ■
• Sanitation and hygiene conditions and related physical health effects
Social factors
•Social conditions of housing and fiear/fear of crime
• Poverty and social exclusion and related health effects
• Crowding and related health effects1 

Social factors/social climate and mental health
Linkages with insufficient evidence for estimating burden ofdisease
Physical factors ........ _

Lighting conditions In the dwelling and mental and other health effects 
Paniculate matter in indoor air and respiratory and allergic effects

. •
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substantially rehabilitated (Ambrose 2001). An 
informed discussion on rhe popular subject 
of the high costs of medical insurance should 
indude social determinants of health, induding 
housing quality, 'litis can also include rethink
ing how we account for the costs of inadequate 
housing and poorly designed communities, 
whidi are still largely hidden and not reflected 
in market pricing and program priorities. 
Instead, these costs are transferred to the already 
overburdened medical care system in the form 
of preventable disease and injury (Jacobs 2004). 
Similarly, an informed discussion of the high 
cost of medical insurance needs to address 
the effect of increasing housing cost burdens, 
because more income must be devoted to treat
ing housing related preventable disease and 
injury. Although housing and health officials 
worked closely together more than a century 
ago ro establish housing laws that helped to 
protect the public from diseases such as tuber
culosis (Stein 1990), the need to reestablish 
such collaboration at local, state, and regional 
levels has only recently been addressed by the 
U.S. Surgeon General (National Institutes of 
Healdt 2009) and by HUD (1999).

Housing interventions improve health 
(NCCH and CDC 2008). The analysis we 
present here examined housing and health rela
tionships that have been previously explored in 
depth, such as the effect of housing on lead poi
soning, and other potential relationships that 
have received relatively little attention, such as 
housing and olscsicy/diabcics. Ihe study design 
used here is a useful way to explore many ocher 
potential housing and health relationships, 
such as whet Iter the increasing site of housing, 
growth in central air conditioning, increased 
forced air ventilation, and oilier fact ins may be 
contributing to obesity, diabetes, and asthma. 
Finally, rhe failure to show improvements in 
housing and health disparities in low-income 
and minority racial and ethnic groups over 
the substantial time horizon analyzed here is 
a sobering reminder that more targeted and 
more effective approaches are still needed.
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European Typology on Homelessness and Housing Exclusion 
(ETHOS), considers that the chreat of eviction due to problems in 
paying the rent or mortgage is a main category of housing inse
curity. together with living in insecure accommodation (e.g. illegal 
occupation) and living under the threat of violence (Ainore et <il.. 
2011: Edgar. 2009). The threat of eviction ranges anywhere from 
mortgage or rent arrears to actually being evicted (the final 
consequence of the process), and is currently one of the most 
serious economic and iegaf it ousing-reJated problems (Hernandez 
Pedreno. 2013).

As well as affecting welltscing and health, this situation also 
concribuies to health inequiti es (Bennett et al.. 2009: Novoa et al.. 
2014) Based on a previous framework developed by the World

1. Background

Housing insecurity is a severe and growing problem worldwide. 
It encompasses many dimensions, such as housing mobility, 
housing instability, lack of privacy, and lack of belonging to a 
community, all of which reflea lack of control over where one lives 
and loss of ontological security (Hulse and Saugeres. 2008). Of all 
scenarios that can be described as housing insecurity, risk of losing 
one’s dwelling or being evicted is one of the most important. The
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Health Organization, Novoa etal. proposed a theoretical framework 
where access to adequate housing is determined by structural 
policies and the characteristics of the housing system. More spe
cifically, access to adequate housing has both legal and economic 
aspects, the physical aspects of housing itself, as well as the char
acteristics of the neighbourhood. These issues are relared to 
affordability problems and housing insecurity (including the threat 
of eviction), and can influence an individual's health to varying 
degrees, depending on various inequity dimensions (gender, age, 
social class and ethnicity) (Marf-Deli'Olmo et al.. 2016; Novoa ct al . 
2014). This latter issue has been widely described, and disadvan
taged groups are generally found to have poorer health outcomes 
than more advantaged groups. Tills is due to greater exposure (e.g. 
to poor housing conditions) and greater susceptibility to poor 
health (Marmot et al.. 2008: Navarro and Benatli. 1906: Rose and 
Marmot, 1981).

The threat of eviction has increased since the onset of the sub
prime crisis in 2007. and now affects millions of families. For 
instance, the number of foreclosure filings in the US (default no
tices. scheduled auctions and bank repossessions) increased from 
717,532 in 2006 toa maximum of2,871.891 in 2010. These numbers 
have declined significantly since 2010, but remain high compared 
to the pre-crisis period (1,083,572 foreclosure filings in 2015) 
(Realtytrac. 2015). This problem is also important in Europe, with 
Southern Europe being the most seriously affected region. For 
instance, in 2012 the prevalence of having to leave the house within 
a six-month period due to economic issues was 14.5% in Greece,
10.5% i n Portugal. 10.3% in Cyprus and 7.1 % in Spain (9.7.5.5,6.7 and 
1% more than in 2007, respectively). In Spain. 630,896 foreclosures 
were initiated, and 430.403 evictions ordered between 2008 and 
the third quarter of 2015 (Banco de Espaiia. 2015; Consejo General 
del Podcr Judicial, 2015; Hie Foundation Abbe Pierre - Feantsa,

Tsai. 2015).

2. Methods

2.1. Search strategy and study selection

We conducted a literature search according to the recommen
dations of the PRJSMA revision of 2009 (Uuutia and Bonfill, 2010): 
The search was performed in March 2016 using the following da
tabases; MEDLINE. Scopus. PsydNFO. Web of Science (Science 
Citation Index Expanded (ISI), Social Sciences Citation Index (SSCI) 
and SciELO). ProQuest (International Bibliography of the Social 
Science (IBSS), EconLit and ProQuest Health & Medical Complete) 
and Science Direct. It included papers written in English. French. 
Spanish. Portuguese, and Italian, and had no restriction on publi
cation date. To capture articles related to the threat of eviction and 
health, the search syntax was adapted accordingly for each data
base. Subject headings, keywords and search syntax are detailed in 
Appendix I. The search resulted in a total of 3304 papers (MEDUNE 
749, Scopus 530, PsydNFO 408, Web of Science 468. ProQuest 605. 
and Sdence Direct 544), of which 2208 were unduplicated.

These articles were evaluared according to the process shown in 
Fig. 1. To exclude papers related to other fields such as animal 
studies, molecular biology, and computer science. H.V. reviewed 
the unduplicated papers by title. This screening process reduced 
rhe number of papers to 1366. Three independent pairs of re
searchers then reviewed the selected articles (1,366) by title and 
abstract, and then by full text (122). We established the following 
selection criteria; 1) We included only peer-reviewed empirical 
studies (using quantitative or qualitative methods). 2) The studies 
must have included, as an independent variable, threat of eviction 
as a consequence of economic issues such as mortgage or renr ar
rears. foreclosure (the legal process that leads to a repossession or 
eviction), and/or evictions. We excluded studies that only 
addressed eviction in relation to homelessness, domestic/partner 
violence (a type of housing insecurity), and/or causes other than 
payment problems (o.g. illegal settlements). 3) These studies must 
have analysed at least one health outcome as a dependent variable 
(e.g. mental or self-reported health, cardiovascular diseases, child 
maltreatment, etc.), evaluated health behaviours such as smoking, 
physical activity and obesity, or discussed the pathways and 
mechanisms involved. We also excluded articles that only included 
health care usage or access to health care as a health outcome. 
While this variable can be used as a proxy for a population's health 
status, it is not a direct health indicator, and could be influenced by 
other factors such as type of coverage, barriers to access, cultural 
patterns, etc, such that there might be important differences be
tween countries according ro their health care system. We also 
excluded articles that only analysed health problems as a cause of 
housing insecurity. Finally, a third independent researcher resolved 
any discrepancies between reviewers.

Furthermore, we manually searched the references from all of 
the selected articles, as well as those from a review article found by 
the initial search (Tsai. 2015). As a result, we included two new 
studies that met the selection criteria.

2015).
Hie threat of eviction is considered an important public health 

problem that urgently needs to be addressed (Daponie et al.. 2016). 
Evidence on the relationship between this determinant and health 
has increased in recent years, but remains low compared to other 
aspects of housing and health. For instance, two previous reviews 
showed the negative effects of foreclosure and rhe eviction process 
on health; in both cases most of these findings were from the US 
(Downing. 2016: Tsai. 2015). As the social and economic crisis 
continues to affect disadvanraged populations in many countries, 
predominantly in Southern Europe, there is a continuous increase 
in the amount of research being done in this field. Thus, the aims of 
this systematic review were to gather and systematize alt known 
evidence on the effect of the threat of eviction on health, and die
eventual spillover effects of localized foreclosure activity: to assess 
the quality of the evidence: and to describe how these findings vary 
with respect to inequity dimensions (these last two have not pre
viously been done). Regarding this last objective, this review looks 
at this problem through an equity lens based on social de
terminants of health and health inequities (Comision para Reducir 
las Desiguaklades Sociales en Salud en Espaiia. 2012; Solar and 
Irwin. 2010). This approach provides profound insights into 
health inequities by uncovering these systematic, avoidable and 
unfair differences in health outcomes between social groups, even 
among diose affected by the threat of the eviction (Kawadii et al.. 
2002; Whirehcad and Dahlgren. 2006). Finally, while this review 
is in some ways similar to previous ones, as expected, we used a 
construct, namely "the threat of eviction", in order to broaden the 
focus to all stages of the process of losing a dwelling (considering 
early stages such as housing payment arrears, unlike in the review 
by Tsai et al.) and on both homeowners and renters (unlike 
Downing's review, which considered only homeowners), in order 
to better address other different contexts to US (Downing. 2016;

22. Data extraction

We extracted data related to 4 dimensions: 1) study character
istics. namely author, publication year, data collection year, country, 
main objective, type of design, and level of analysis (individual, 
aggregated or multilevel): 2) housing variables related to the threat 
of eviction; 3) health measures; and 4) analysis of health inequities. 
We considered the latter dimension to evaluate our hypotheses 
that the threat of eviction has a greater effect on health in more

I
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3,304 articles identified 
from databases

1,096 duplicates 
removed

4.

2,208 articles after 
eliminating tile duplicates, 

reviewed by title
1 review identified

842 articles excluded 
(other disciplines such 
as veterinary medicine, 

molecular biology, 
computer sciences, etc,)\/

1,3(56 articles reviewed by 
title and abstract

*$■ 1,244 articles excluded

±. \
2 aditiouai articles 
identified from the 

references

122 articles + 2 aditional 
articles reviewed by full text

77 articles excluded, all 
of them for failing to 

meet exposure selection 
criteria

v
47 articles selected

Fig. 1. Selection process of the studies evaluated and included in this review.

disadvantaged groups. The key prerequisite was that studies ana
lysed the relationship between threat of eviction and health ineq
uity dimensions (such as age, gender, race, socioeconomic position 
or territory).

quantitative studies by health outcome category, and subsequently 
for the qualitative studies. Finally, we evaluated studies that per
formed a health inequity analysis according to the inequity di
mensions analysed.

2.3. Quality assessment 3. Results

To assess the quality of the studies included, we used an adapted 
version of the check list proposed by Downs and Black (1998). This 
tool assigns a score from 0 to 10 based on reporting, external val
idity, risk of confounding bias, and power. For qualitative studies we 
used the assessment tool proposed by the Critical Appraisal Skills 
Programme (CASP), which is composed of 10 questions ("yes", "no" 
or “can't tell”) resulting in a scale from 0 to 10. This tool evaluated 
the appropriateness of qualitative design, recruitment strategy and 
data collection, data analysis, reporting, and ethical issues (Critical 
Appraisal Skills Programme (CASP), 2014).

Three independent pairs of researchers conducted the quality 
assessment. Each pair evaluated a third of the selected articles. The 
final quality score was recorded as the mean of the scores from both 
researchers.

3.1. Descriptive analysis

Following the full text review, we selected 47 articles (45 
studies), of which 71% (33) were from the US, 13% (6) from the UK 
and 6% (3) from Spain. The remaining 10% were from the 
Netherlands, Sweden, Australia, Ghana and Canada (Table 1). In 
terms of publication date, 75% (35) were published after 2010, 21% 
(10) between 2000 and 2010, and 4% (2) before 2000.

In terms of study design, most studies were cross-sectional 
(individual data) (32%), cohort (28%) or qualitative (17%) (Table 1). 
72% of studies analysed individual data, 17% used aggregated data, 
and the remaining 11% were multilevel analysis studies.

55% of the selected studies considered mental health as a health 
outcome. Specifically, the measures used were psychiatric di
agnoses and symptoms (mainly depression and anxiety), poor 
mental health or psychological distress (measured using scales 
such as the General Health Questionnaire 12, GHQ-12, or the 
Kessler Screening Scale, K6), and suicides. 38% of the studies 
assessed self-reported physical or general health, medical condi
tions (e.g. high blood pressure, cardiovascular diseases, being 
overweight, etc,) and mortality rates. Domestic violence and child

2.4, Data analysis

We first performed a descriptive analysis of the selected articles, 
summarizing their distribution by country, period of publication, 
type of design, health outcome, health inequities analysis, and 
quality. We then grouped and described the main findings from the
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32. The effects of eviction threat on healthnMel
Description of articles included by year of publication, country, design, level of 
analysis, health outcome, health inequity analysis and quality index. 32.1. Mental health

Most of the studies that assessed mental health found a signif
icant negative association with the threat of eviction (Table 2; see 
Appendix 2 for more derailed information). Negative consequences 
were observed in eleven cohort studies (Alley et al„ 20II; Cagney 
et al., 2014; Desmond and Kimbro. 2015; Cathergood, 2012; 
Houie, 2014: McLaughlin el al.. 2012; Nettleton and Burrows. 
1998; Pevalin. 2009; Rojas and Stenberg, 2015: Taylor er al, 2007; 
Yilmazer et ai, 2015). one case-control study (Cook and Davis. 
2012), eight individual cross-sectional studies (Batson and 
Monnat, 2015; Bolivar Munoz et al.. 2016: Burgard et al., 2012: 
Cannuscio et al, 2012; Cili et al., 2013; Meltzer et al.. 2011; 
Prohaska and Lichtenstein, 2014: Vasquez-Vera et al, 2016) and 
three ecological (trend analysis) studies (Ayers et al, 2012; Fowler 
el al, 2015; Houle and Light. 2014). In general, these findings 
demonstrate that being subject to foreclosure (or being in high 
foreclosure activity areas) increases the likelihood of depression, 
anxiety, psychological distress and suicide, and is detrimental to 
quality of life (Batson and Monnat. 2015; Bolivar Munoz cl al, 2016; 
Cannuscio et al, 2012; Cook and Davis. 2012: Cili et al, 2013; Houle 
and Light. 2014; Prohaska and Lichtenstein. 2014: Vasquez-Vera 
et al.. 2016). Regarding type of eviction threat, several studies 
showed that being behind on rent or mortgage payments (rhe start 
of the process) is associated with greater risk of incident depression 
symptoms among over 50 years of age (Alley et al, 201 i), a 4-fold 
greater chance of depression than renters with no recent insta
bility (Burgard ei al, 2012), and a higher tendency to develop 
psychological distress (Cathergood. 2012; Nettle ton and Burrows, 
2000: Taylor ci al, 2007) and suicidal ideation (Meltzer et al.. 
2011). Similarly, losing the legal right to one's dwelling and being 
evicted (the last steps of the process), or even simply living in high 
foreclosure areas, is related to even higher risk of depression and 
anxiety symptoms or psychological distress (Cagney et at, 2014; 
McLaughlin ct al, 2012: Pevalin. 2009), higher prevalence of 
depression and anxiety attacks (Burgard et al, 2012), and a within- 
state increase in crude suicide rates (Houle and Light, 2014). Sur
prisingly, however, some studies did not find any significant asso
ciations (Dunlap et al., 2016: Pollack and Lynch, 2009; Van Liero 
et al, 2009), such as a study of the effects of serious mortgage 
delinquency rates on psychological distress at the state level 
(Dunlap el al, 2016), and another study of foreclosure and 
depression risk (after adjusting for socioeconomic characteristics) 
(Pollack and Lynch, 2009); both of these studies were based in the

No. x
Year of publication
1990-1999 
2000-2009 
After 2010 
Total

4%2
21%10
75*35
100*47

Country
71*USA 33

UK 6 13*
2*Australia

Netherlands
Spain
Cltana
Canada
Sweden
Total
Study design
Cohort
Case-control
Cross-sectional
Ecological (cross-sectional)
Ecological (trend analysis)
Case report
Qualitative
Total
Level of analysis 
Individual level 
Aggregated level 
Multilevel 
Total
Health outcome 
Mental health 
Physical health 
Health behaviour*
Total'
Health Inequality analysis

1
2*1

3 6*
2%1
2*1
2*1

47 100*

13 28*
4*2
32*15
6*3
11*5
2*1

8 17*
47 100*

72*34
8 17*
5 II*

100*47

26 55*
18 38*

19*9
nana

21*Yes 10
79*No 37
100*Total

Quality Index
<5 points 
5 to <7 points 
7 to <9 points 
9 or mote points 
Total

47

4*2
22*10
41*19
33*15

46 100*
NA" 1 na

1 Several studies considered more than one type of health measure. 
b Ankle not evaluable due to a lark of sufficient information.

maltreatment were also included in this category. Finally, 19% of the 
studies used health-related behaviours as a health outcome (e.g. 
alcohol and tobacco consumption, physical activity, type of diet, 
food insecurity, etc.). Several studies considered more than one 
type of health measure, although only two studies included mental 
health, physical health and health-related behaviours all together 
(Bolivar Munoz et al, 2016: Van Laere et al, 2009).

Only ten studies analysed health inequity, of which most 
assessed the relationship between gender and the threat of eviction 
(Arcftya et al, 2013; Bolivar Munoz et al, 2016; Mulia et al, 2014; 
Nettleton and Burrows, 1998; Taylor et al, 2007; Vasquez-Vera 
et al, 2016). Other inequity dimensions analysed were territory, 
race, age, and socioeconomic position, such as social class and 
educational level (Collier-Goubii, 2010; Houle and Light, 2014; 
Houle, 2014; Jones ct al.. 2015; Vasquez-Vera et al., 2016).

Finally, regarding study quality, the average calculated score was 
7.4, with a standard deviation of 1.5. Ninety-six percent of the 
studies obtained >5 points, and 74% obtained more >7 points. One 
the studies could not be assessed because of a lack of methodo
logical information (Nettleton and Burrows. 2000) (Table 1).

US.

322. General and physical health
Various studies showed poorer health outcomes among people 

affected by payment an ears, foreclosure or eviction, either directly 
or from living in high foreclosure areas, compared to those who 
were nor affected. These studies included 5 cohort studies (Alley 
et al, 2011; Arcaya et al., 2014.2013; Desmond and Kimbro. 2015; 
Yilmazer et al, 2015), 6 individual cross-sectional studies (Bolivar 
Munoz et al, 2016; Burgard et al, 2012; Cannuscio ei ai, 2012; 
Pobutsky et al.. 2015; Schoolman et al, 2012; Vasquez-Vera et al, 
2016) and 5 ecological studies (3 cross-sectional and 2 trend 
analysis studies) (Chan et al, 2014; Collier-Goubii. 2010: Frioux 
el al, 2014; Jones et al, 2015; Wood et al, 2012) (Table 2; see 
Appendix 2 for more detailed information). Studies evaluating the 
overall foreclosure process (regardless of stage) found a higher 
prevalence of poor self-reported health, chronic diseases, high 
blood pressure, domestic violence and child maltreatment (Bolivar 
Munoz et al, 2016; Collier-Goubii. 2010; Frioux et al„ 2014; Jones 
et ai, 2015; Vasquez-Vera et al„ 2016). Studies that considered the
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Table 2
Quantitative studies describing the effects or the threat of eviction on health by type of design.

Effects on health 
(1: Negative effect: r: 
Positive effect: —: No 
association or conflicting 
results: No evaluated)

Authors and year Country Housing insecurity variable 
ol publication (No.
Or reference)

Level of Health 
analysis inequities 

analysis 
(dimension)

Quality
assessment
score

Mental Physical Health 
healrh health behaviours

Cohort studies
Individual No 
Multilevel No

Mortgage arrears in rhe past 2 years.
The number or real estate-owned foreclosures located within 
100 m of a participant's home in the year leading up to his/her 
examination.
The number of real estate-owned foreclosures located within 
100 m of a participant's home in the year leading up to his/her 
examination.
Rare ol stages of foreclosure process at zip-code level (notice of | 
default, property sold in auction and real-estate owned)
Early eviction (when the child was 0-1 or 2-3 years old) or a J 
recent eviction (when the child was 4-5)
More than two months behind on rent/mortgage.
Horne foreclosure (annual rates of foreclosure at county-level) J

9.5Alley Detail2011 USA 
Arcaya M er al..

i
USA 95I

2014

Arcaya M et al- USA 
2013

Multilevel Yes (gender) 951

Individual No 95Cagney K et a). USA
2014

Individual No 8.5Desmond M and USA 
KimbmRT. 2015 

Cathergood)2012 UK 
Houle) 2014 USA

Individual No 85l
Multilevel Yes (ethnicity. 8 

territory)
Experience of repossession of the respondent's home by a 
creditor as a result of non-payment.
Being into arrears or having problems paying rheir mortgage, i

Individual No 95McLaughlin KA 
et al.. 2012 

Neltlelon S and 
Burrows R. 1998

USA i

Individual Yes (gender) 7UK

Pevalin D) 2009 UK 
(Pevalin. 2009)

Rojas Y.StcnbergS. Sweden

House repossession or eviction. Individual No 9I

Individual NoHome eviction (repossession) 9l
201S

Individual Yes (gender) 7Taylor M et al.. Housing payment problems and rent or mortgage arrears in last l 
12 months.
Mortgage arrears and being under the foreclosure process.

UK
2007

Individual NoYilmazer T er al.,
2015

anus-sectional studies
Batson C and 

Monnat S. 2015 
Bolivar J et al.. 2010 Spain

9USA 1

Annual foreclosure rates of 22 neighbourhoods of Nevada Multilevel No 6USA 1

Being under the eviction process (ranging from payment 
problems to eviction)
Behind on rent, behind on mortgage (in foreclosure), evicted in j 
the past 12 months and foreclosed in 2007 or later (compared 
with a 'no housing instability' group).
Housing status (Homeowners with no strain | reference group); j 
Homeowners wirli moderate strain: Renters: Default/ 
foieclosure).
Mortgage delinquency rate at state leveL «.

Individual Yes (gender) 81l ■

Individual No 9Burgard S et al.. 
2012

USA 1

Individual No 75Cannuscio C et a)., 
2012

USA 1

Multilevel NoDunlap I. er al.. 
2016

Cili M ri al.. 2013

USA 9

Mortgage repayment difficulties and housing eviction (not 
defined)
Rent arrears and having borrowed money for rent, or obtained - 
rent money from other sources such as pay advances or credit in 
the past 12 months.
Housing-related debes. which included mortgage, rent and 
council lax.
Having trouble paying rent or mortgage, and to have lost the 
housing, either owned or rented.
Having trouble paying rent or mortgage, and to have lost the 
housing, either owned or rented.
People undergoing mortgage foreclosure.

Individual No 7Spain J

Individual NoKirkpatrick S and 
Tarasuk V, 2011

Canada 751

Individual No 8Meltzer H et al..
2011

MuliaNetal., 2014 USA

UK J

Individual Yes (gender) 9

Individual No 9Murphy K er al.. USA I
2014

Individual NoPollack CE and 
Lynch) 2009 

Schoolman M 
era). 2012 

Prohaska A and 
Lichtenstein B.
2014

Van laere I et al„
2009

Vasquez-Vera H 
et al. 2016 

Ecological - OMSflCdOMl 
Chan K et al.. 2014 USA

85USA

Individual NoCensus-tract foreclosure risk score. 7USA I

People on default or foreclosed Individual NoUSA 9l

Netherlands Households at risk of eviction Individual No S5J

Mortgage arrears, being under foreclosure or evicted Individual Yes (gender) BSpain 11
i

Percentage of a county's population with mortgage loans more - 
than 90 days in arrears.
Rate of foreclosures per 1000 households. -

Aggregated No 651 il1Aggregated Yes (territory) 7Collier-Coubil D. USA 1
2010

1(continued on next page) I
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Tabic 2 (continued)

Effects on health 
(I: Negative effect: I: 
Positive effect: —: No 
association or conflicting 
results: -: No evaluated)

Level of Health 
analysis inequities 

analysis 
(dimension)

Authors and year Country Housing insecurity variable 
of publication (No.
Of reference)

Quality
assessment
score

Mental Physical Health 
health health behaviours

Foreclosure rates at the 100 largest metropolitan statistical 
areas and divisions (MSAs).

Jones A et al. 2015 USA Aggregated Yes (ethnicity 6 
and territory)

I

Ecological - Trend analysis
Ayers j el al.. 2012 USA 
Fowler K ei al..

2015
Frioux S et al.. 2014 USA

Delinquency and foreclosure rates.
Loss of housing or impending loss of Itousing within the T2 
months immediately preceding death.
Current and prior-year rates of mortgage foreclosure for each 
county-year.
Rates of foreclosure at the stare level.

Aggregated No 
Aggregated No

i 5
USA l 4

Aggregated No &5I

Aggregated Yes (age)Houle J and 
Michael T. Light.
2014

Wood)oral.2012 USA

USA 81

Mortgage foreclosure rate and 90-day mortgage delinquency 
rate for rite MSA associated with each hospital.

Aggregated No 8I

Others
Cook T and Davis USA 

M. 2012 (case- 
control)

Najem CR cl al..
1997 (case- 
control)

Reiscn W et al.
2008 (Case 
srudy)

Foreclosure In the year before death. Individual No 8.S1

Problems to pay the mortgage (not defined). Individual NoUSA 7l

Number of foreclosures at the county level Aggregated NoUSA 41

specific stage of eviction threat found similar results. Regarding 
being behind on lent or mortgage payments, one study found that 
affected people are more likely to report fair or poor health and 
have more negative physical symptoms (such as stomach cramps) 
(Cannuscio er al.. 2012). Furthermore, other studies reported that 
areas with higher mortgage delinquency rates have higher child 
abuse admission rates (and related conditions such as high-risk 
traumatic brain injury) (Wood et al.. 2012), and higher mortality 
rates for all-causes and for cardiovascular diseases (Chan ct al..
2014) . Regarding losing the legal right to a dwelling and being 
evicted, one US study of a cohort of 2.676 mothers and their chil
dren found that mothers who had recently been evicted had a 
greater tendency to report poor health (Desmond and Kimbro,
2015) . In addition, two studies from the Framingham Cohort 
found that each additional real estate-owned foreclosure located 
within 100 m of a participant's home was associated with that 
participant having an increase in systolic blood pressure and body 
mass index (Arcaya et al.. 2014, 2013). In terms of other health 
outcomes, one study reported that a large increase in tlie number of 
cases of human West Nile virus during the summer of 2007 was 
associated with a rise in the number of neglected swimming pools, 
a consequence of greater number of foreclosures in California 
(Reiscn cl al.. 2006). Additionally, a case-control study found that 
people with mortgage problems had higher odds of having a kidney 
stone than those not affected (Najem et al., 1997).

One study among mongage holders in Philadelphia found no 
association between undergoing foreclosure and having poor self- 
reported health or clinician-diagnosed conditions (after adjusting 
for socioeconomic characteristics) (Pollack and Lynch, 2009). 
Similarly, another study based on a cohort of households in the US 
did not find a significant association between being delinquent on 
mortgage payments or undergoing foreclosure and self-reported 
health status or high blood pressure: an association with poorer 
menral health was observed (Yilmazer et al.. 2015).

3.2.3. Health-related behaviours
All of the studies that evaluated health-related behaviours were 

cross-sectional (six individual level and one multilevel), and most 
assessed alcohol and drug consumption (Table 2; for more detailed 
information see Appendix 2). For instance, two articles based on 
the US National Alcohol Survey found a greater likelihood of alcohol 
dependence and its negative consequences (e.g. arguments or 
fights, accidents, job-related problems, etc.) among people threat
ened by eviction, in both the early (payment troubles) and final 
stages (housing loss) (Multa et al., 2014: Murphy et al., 2014). 
However, several other studies showed no significant association 
between the threat of eviction and alcohol consumption 
(BolfvarMuriozet al., 2016: Burgard et al.. 2012: Stahreei al.. 2015: 
Van Lnere ei al.. 2009). Regarding drug abuse, one srudy found a 
significant association between foreclosure and having a drug- 
related problem (Van Laerc et al., 2009), whereas another study 
did not find similar links between substance use disorders and 
foreclosure rates at rhe state level (Dunlap et al„ 2016).

Additional health-related behaviours were also analysed. A 
study conducted in Spain reported higher levels of smoking, lower 
fruit consumption and a more sedentary life style than in the 
general population (Bolivar Munoz et al.. 2016). A Canadian study 
showed that families with rent arrears or who had borrowed 
money to pay rent were more likely to have food insecurity 
(inability to obtain adequate food due to financial constraints) 
(Kirkpatrick and Tarasuk. 2011).

3.3. Mediating factors between the threat of eviction and health

Several qualitative studies described the personal experiences 
and feelings of people with mortgage or rent arrears, default or 
foreclosure, and suggested how these feelings and behaviours 
could be mediators of the effect on health, an idea that is backed up 
by quantitative studies. Some qualitative studies reported that 
these exposures are experienced by individuals as a personal failure
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and os a concealable stigma, and lead to Feelings of insecurity, 
embarrassment, isolation, and having a lack of control over key 
aspects of daily living (Appendix 3). These factors can lead to 
anxiety, depression or suicidal ideation (Qrtl, 2011; Hulse and 
Saugercs. 2008; Keene et al., 2015: Ross and Squires, 2011}. One 
study observed that the threat of eviction can directly affect health 
in two ways: through psychological changes resulting in poor 
mental health, and by adopting unhealthy habits that constitute 
risk factors for several diseases (Nettleton and Burrows. 2000). The 
latter issue has also been addressed by some quantitative studies, 
which report that affected individuals have a higher chance of 
developing unhealthy behaviours, such as eating an unhealthy diet, 
food insecurity, smoking, etc (Bolivar Munoz et al.. 2016; 
Kirkpatrick and Tarasuk. 2011). A study conducted in Ghana 
found that people with renting problems had difficulty paying 
adequate attention to their children and meeting other daily needs 
due to the anxiety triggered by this stressful situation (Luginaah 
et al.. 2010). Similarly, a study among low- and moderate-income 
homeowners threatened with foreclosure found that this situa
tion can generate sufficient stress to break up families and disrupt 
the ontological security created by familial relationships. Further
more. this stress also increased symptoms of depression and 
hopelessness, and depleted children’s access to material, social and 
psychological resources (Libman et al.. 2012). Finally, another study 
found rhat some respondents had suffered from depression, stress 
and anxiety because of dysfunctional family backgrounds, most of 
which had included one or more cunent housing related problems. 
They reported that these feelings of srress, anxiety and depression 
diminished when rhe individuals felt more settled, safe, and 
comfortable, and had gained a certain degree of control over their 
housing siruation (Hulse and Saugercs. 2008).

4. Discussion

Most of the evidence related to the effects of eviction threat on 
health discussed here indicates that people exposed to this pres
sure (either directly or indirectly) present negative mental (e.g. 
depression, anxiety, psychological distress, and suicides) and 
physical (poor self-reported health, high blood pressure, and child 
maltreatment) health outcomes. It has also been shown that people 
affected by this process are more likely to develop unhealthy be
haviours, although these results are less clear. Numerous psycho
social mechanisms could explain this relationship, such as a feeling 
of lack of control over key aspects of daily living, stigma, embar
rassment. isolation, and the adoption of unhealthy habits that are 
risk factors. While exposed individuals suffer these negative health 
effects, the distribution and extent of the effects are known to 
depend highly on inequity dimensions such as gender, age, 
ethnicity and territory.

Six studies analysed whether living in areas (e.g.. neighbour
hoods. countries and states) with higher rates of foreclosure and 
evictions was related to poorer health outcomes at an individual 
level (Arcaya et al.. 2014,2013; Batson and Monnat, 2015; Cagney 
et al.. 2014; Dunlap et al.. 2016; Houle, 2014). Five found signifi
cant associations with health outcomes such as high blood pres
sure. depressive symptoms, and higher frequencies of mentally 
unhealthy days. This is relevant because the threat of eviction is not 
only an individual-level risk factor, but also a contextual-level 
determinant of health. That is, this problem not only affeers the 
health of those who are directly exposed, but also that of the wider 
community rhrough various mechanisms, including declining local 
property values, degradation of the neighbourhood environment, 
changes in safety levels, changes in retail and built environments, 
and other factors yet to be explored (spillover effects) (Arcaya et al., 
2014: Diez Roux. 2014). Hi us. as Cummins et al. note, “under
standing the specific mechanisms through which places affect 
health and quantifying their impact is important for strengthening 
causal inferences and for identifying potential avenues for inter
vention" beyond conventional individual risk factors (Cummins 
et al.. 2007). In addition, this kind of housing insecurity is a very 
stressful life event that may lead to poor health at the individual 
level. There is abundant evidence linking stressful life events and 
psychological, neuroendocrine and immunological changes that 
can impact mental and physical health, either directly through 
stress-related physiology or through the adoption of unhealthy 
behaviours (Berkman and Kawarhi. 2000; Glaser, 2005; Kristenson 
et al.. 2004: Morcno-Peral et al.. 20)4; Tosevski and Milovancevic. 
2006). These mechanisms were also addressed by some of the 
studies discussed in this review, such as that by Nettleton and 
Burrows, who suggest that both pathways play a role in eviction 
threat and health (Nettleton and Burrows. 2000). In addition to 
these plausible explanations, only one study addressed a lack of 
material resources as a possible mediator (Libman etal., 2012). Both 
psychosocial and material mechanisms are likely to be involved, 
and there is a need for further research on these pathways and the 
possible mediators between eviction threat and health (Krieger. 
2001). A possible mechanism to explore could be that of material 
deprivation such as a lack of basic utilities (electricity and heating), 
food insecurity, loss of shelter, and the obligation to relocate to 
inadequate dwellings or neighbourhoods with poorer services. This 
not only results in a stressful life leading to the pathways 
mentioned above, but also has a direct negative effect on health 
(e.g. infectious diseases due to overcrowding).

While these findings highlight the strong negative conse
quences of eviction threat on health, most of the evidence gathered 
comes from Anglo-Saxon countries (mainly the US), which provides 
only a partial perspective of the phenomenon. Thus, it would be

3.4. Health inequities in the relationship between eviction threat 
and health

Our last objective was to determine whether health inequity 
dimensions actually modify the effect of the threat of eviction on 
health, and almost all studies that analysed this interaction 
confirmed it to be true. In terms of gender inequities, three studies 
found that the rhreat of eviction had a stronger effect on the mental 
and physical health of women than men (Bolivar Munoz et al.. 
20)6; Nettleton and Burrows. 2000: Vasquez-Vera et al.. 2016). 
However, other studies showed a greater increase in the GHQ-12 
score (Tayior et al., 2007) and a stronger effect of foreclosure on 
body mass index among men (Arcaya ei al.. 2013). Regarding 
alcohol consumption, one study using a stratified analysis found 
that problems in paying rent or mortgage were significantly asso
ciated with greater risk of alcohol dependence and drinking con
sequences among men, but not women (in the adjusted model) 
(Mulia ct aL 2014).

Another dimension evaluated was age. One study reported that 
the magnitude of the effect of foreclosure on suicide rates among 
people nearing retirement was twice that among those aged 30-45 
years (Houle and Light, 2014).

Regarding race/ethnicity inequities, one study reported that the 
association between foreclosure and mental health was signifi
cantly stronger in counties with a higher proportion of African 
American residents (Houle. 2014). Finally, considering territorial 
disparities and contextual factors, one study found that the effect of 
foreclosure on high blood pressure was stronger in metropolitan 
areas where there are also higher levels of concentrated poverty 
(Jones cr al.. 2015). Similarly, another study noted greater effects of 
foreclosure on domestic violence in more economically deprived 
neighbourhoods (Collier-Coubil, 2010).
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highly beneficial to consider this in other socioeconomic, political 
and cultural contexts. For instance, we found only three studies 
from Southern Europe (Spain), one of the regions hardest hit by the 
financial crisis and eviction threat in recent years. We found no 
studies from other regions like Asia or Latin America, where 
housing insecurity is a long-standing problem (Bouillon, 2012: 
Tiwari and Rao. 2016). This gap needs to be filled by research 
directed at exploring and describing this phenomenon in less well- 
studied contexts, and also by analysing the mechanisms and 
pathways involved.

Another key finding is that of social and health inequities in rhe 
eviction process. We found marry examples of an increased likeli
hood of eviction threat among the most disadvantaged groups, 
such as rhe less well-educated, the unemployed, people with lower 
incomes, and ethnic minorities (Alley et al.. 2011: Bolfvar Munoz 
et al.. 2016: Burgard ct al.. 2012: Cannuscio et al., 2012: Pollack 
and Lynch. 2009: Rojas and Stenberg, 2015). This shows that 
widely known social inequalities arc inherent to the eviction pro
cess. and contribute to the unequal distribution of health and 
illness within the population. In fact, there is evidence of poorer 
health outcomes in more disadvantaged groups than in the rest of 
the population (Marmot et al.. 2003; Navarro and Benach. 1996: 
Rose and Marmot. 1981), and one of their mediating (intermedi
ate) factors is housing. In addition, we found that the negative ef
fects of this kind of housing insecurity on health were modulated 
by personal and collective socioeconomic backgrounds (Jones ct al.. 
2015). Individuals deal with exposure to this stressful life event in 
diverse ways, depending primarily on the availability of psycho
social and material resources. This availability is ultimately related 
to the amount of power each social group has wirhin society, which 
is determined by inequity dimensions such as gender, age, socio
economic position, ethnicity and territory. In summary, while the 
threat of eviction does affect everyone who is exposed, its negative 
effects and consequences are clearly stronger among impoverished 
and disadvantaged groups.

contribution to public health because it has gathered, systematized, 
quality-assessed, and updated the scientific evidence related to this 
severe social problem. Most studies scored seven or more on our 
scale from zero to ten points, and only two scored less than five 
points. This indicates that, in general, the evidence gathered rep
resents valuable empirical knowledge, making our review a valu
able academic resource for this field. Another strength of our 
review is that we have identified and described studies that reveal 
how certain groups suffer the effects of eviction threat more 
intensely. Health inequities are not natural nor spontaneous, but 
are produced and reproduced by an unfair social economic system 
that systematically promotes vulnerability and susceptibility in 
certain disadvantaged groups. This increases the likelihood of 
exposure to negative health-related determinants, such as the 
threat of eviction, and in turn limits one's ability to cope with 
increasingly negative consequences on health (Marmot et al.. 
2008). To further highlight this situation based on empirical evi
dence. our review could prove useful as a social protest and advo
cacy tool that can reach beyond academic circles.

42. Conclusion and recommendations

The threat of eviction needs to be addressed urgently, not only 
from a public health perspective, but perhaps more importantly by 
amending social and housing policies, which can directly tackle the 
structural and fundamental causes (I’helan et al.. 2010). Strategies 
and interventions should be adapted to each specific context. Fbr 
example, some of these measures could be those aimed at 
improving housing systems, such as regulating the rental marker 
and promoting it as an affordable, secure and stable type of tenure, 
regulating mortgage to prevent abuse against borrowers, and 
creating second chance mechanisms (e.g.. dation in payment). 
Additionally, increasing the social renting system, or developing 
programs to prevent evictions (e.g. subsidies for people at risk), and 
programs to enhance universal social protection could also be 
effective solutions. Finally, it would be important to focus efforts on 
disadvantaged groups by developing unemployment insurance, 
universal health coverage, and programs to prevent social and 
economic exclusion of certain collectives (e.g. ethnic minorities, 
women, elderly people, children, etc).

The threat of eviction will most likely continue to be a major 
problem in the coming years, both in countries that continue to 
suffer the consequences of the crisis, and in those that have weak 
welfare states and predominantly market-driven housing systems. 
Further research on the pathways and mechanisms involved, and a 
proper conceptual framework explaining the link between the 
threat of eviction and health are important tools for creating 
effective interventions. Courageous policies and programs to tackle 
this situation are urgently needed.

4.1. Limitations and strengths

The main objective of this review was to gather scientific evi
dence on the effects of eviction threat on health. Thus, we did not 
consider the two-way relationship between exposure and health. 
Notably, however, some studies show that having health problems 
increases the likelihood of housing insecurity, including foreclosure 
and eviction (Dickson-Gomez et al.. 2011: Libman et al., 2012; 
Pollack et al.. 2011: Robertson et al., 2008). This type of reciprocal 
association was even reported by one of the qualitative studies 
included in this review, which is reasonable if we consider the 
economic burden that health problems put on households. A 
diseased person has more difficulties in finding and keeping a job. 
has decreased productivity, and likely spends more money and 
resources on health services and goods (World Health 
Organization. 2009). This is probably even more severe in soci
eties with a weak welfare state (e.g. limited social assistance for the 
unemployed or disabled, lack of universal health care coverage, 
etc.), and indeed this is an entire field of research on its own (Chung 
and Muntaner, 2007; Navarro etal., 2006). This phenomenon could 
be a source of bias in cross-sectional studies if not taken into ac
count (e.g. adjusting by previous medical conditions). In fact, the 
twelve cohort studies included here (most at the top of our quality 
ranking) showed negative health outcomes among individuals 
affected by eviction threat, which would contradict the reverse 
causality explanation. Another limitation of this review is that we 
were unable to perform a meta-analysis because of the wide variety 
of exposure variables and effect measures reported.

Despite these limitations, our review is an important
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Abstract. This paper explores the process of displacement from gentrification in three areas in 
central London. Taking as its focus the recent stress in policy documents on the need for mixed 
communities, the paper argues that extensive gentrification in the case study areas threatens 
the sustainability of community networks and of those services which excluded groups rely 
on. Drawing on disparate sources of data, the paper pieces together a picture of the scale 
and experience of displacement. It argues that there is a need to rethink the laissez faire 
policy toward neighbourhoods and the desirability with which many view influxes of wealthy 
households into previously poor areas.

Key words: displacement, eviction, gentrification, London, neighbourhoods

1. Introduction

This paper is about the social changes that have been going on in central 
London in recent years. The focus is on the increasing numbers of profes
sionals moving to the central boroughs of London. Boroughs are the main 
administrative units of local government in London. These political entities 
are similar to local authorities in non-metropolitan areas of Britain. London’s 
population of seven million is divided into thirty-three boroughs, including 
the City of London.

Gentrification has commonly been referred to as “the rehabilitation of 
working-class and derelict housing and the consequent transformation of 
an area into a middle class neighbourhood” (Smith and Williams, 1986, 
p. 1). Gentrification-induced displacement may occur when pressures on the 
housing market from affluent groups create inflated rents and prices which 
can push out the low paid or unpaid over time. In a more subtle way, influxes 
of these groups may alter the social characteristics and services of an area 
so that residents’ social networks are distended while the cost of living may 
increase as service provision caters for higher income groups.
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Here we look at the potential costs that this social upgrading of an area 
may impose on poorer groups living in those areas. A tendency to see only the 
positive sides to this process has become a dominant part of the discourse on 
forecasting how our cities will change and on the desirability of encouraging 
affluent households to move into central city areas. Given recent moves to 
assess the prospects for an ‘urban renaissance’ (Urban Task Force, 1999b) 
and an emphasis on the possible boon that new ‘urban pioneers’ may bring, 
it is perhaps timely that we turn our attention to the unintended consequences 
that such groups may have on neighbourhood outcomes.

This paper attempts to synthesise past research efforts, to draw on 
disparate data sources (including census and interview material), and to 
revitalise the debate with data that provides some evidence of a more under
stated view of the boon which such pioneers may represent. The connection 
between gentrification (Glass, 1964) and the displacement of indigenous resi
dents has barely been made in the British and European context (though see 
Power, 1973; Green, 1979). However, a literature on displacement, predom
inantly from North America, would suggest that such problems have indeed 
occurred in gentrified areas.

This paper details background census and Longitudinal Study (LS) data 
which indicates the broad socio-economic and demographic changes occur
ring in the study areas before using the accounts of tenant’s right's workers 
and estate agents in the study areas to help describe the wider costs to resi
dents imposed by strong upward socio-economic changes in such areas. The 
paper concludes with comments about how the costs of gentrification may be 
ameliorated.

2. Evidence of displacement from North America and Britain

While work has been done on gentrification in general (Smith and Williams, 
1986; Van Weesep and Musterd, 1991; Smith, 1995) and its manifestation 
in London in particular (Hamnett and Williams, 1979; Munt, 1987; Warde, 
1991; Bridge, 1993; Butler, 1996), there has been little research conducted in 
Britain into its ability to displace households. A lack of attention to the issue 
of displacement may reflect our attachment to the exchange value of houses 
above that of their use value. In fact, so embedded is the logic of property 
relations in everyday life, that Blomley has described these relations in terms 
of their ontological status (Blomley, 1997).

Perhaps the main reason that displacement research has not been repli
cated in the European context lies in the methodological problems associ
ated with such work. This empirical gap has often been attributed to the 
complexity of tracking those displaced (Hamnett and Williams, 1979). As
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has been noted (LeGates and Hartman, 1986; Cohen and Mowbray, 1993) 
tracking people over space, such as the street homeless and displacees, 
is highly difficult. Further, the connection of housing with wider social 
processes makes it difficult to discern the causal mechanism by which 
displacement is instigated (Badcock and Cloher, 1979).

Given the virtual impossibility of finding a sample of displacees to inter
view, the research turned to the accounts of Tenant’s Rights Workers of 
Central London. An advert was placed in the ‘Big Issue’ magazine which 
homeless people sell. This yielded two responses, both of which were unsuit
able. Because of these problems, three tenant’s rights projects were selected, 
which were located in areas identified using census data, to look at areas 
which had rapidly been gentrified during the 1981 to 1991 period. This was 
done using the proxy measure of increases in the resident professional and 
managerial population. To get a fuller impression of the changes in the areas 
studied, ‘lifestyle’ and property supplements were regularly read and the 
gentrified areas were visited to validate their choice as places suitable for 
examining the process of displacement in closer detail.

It is difficult to judge which factors, such as a lack of money, job 
loss, or landlord harassment, are fundamental in understanding displacement 
processes. It is likely that in individual cases the reasons may be complex. 
However, it may be possible to observe a relationship between neighbourhood 
change in the form of professionalisation and the exiting of various groups 
from that area by those with fewer resources. Structures of rent and sale 
values may create a strong pressure to leave and an exclusion, or diversion, 
from access to a neighbourhood.

Displacement is marked out by its near invisibility; where it has happened 
no indicators remain. However, various data sources have been used to 
estimate its size. Looking at twelve neighbourhoods undergoing revitalisation 
in six cities in North America, DeGiovanni (1984) used tenure conver
sion, from renting to owning, as an indicator for displacement. However, 
it was acknowledged that this was “a rough indicator of only one source 
of displacement”, though likely to produce an underestimate. In a compre
hensive survey of the literature, Hartman (1979a) documented the destination 
and living circumstances of displacees moving to more expensive and over
crowded accommodation, with more than 80% having to pay more for worse 
accommodation.

Writers like Lee and Hodge (1984) distinguish between liberal and conser
vative definitions of displacement. They have shown how such ideologies 
affect our perception of the magnitude of the process. From a conser
vative perspective, only more extreme forms of harassment and eviction are 
considered to be a displacement pressure. To the more liberal mind, displace
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ment is a process that might include the pricing out of residents and the 
changing of shops and services. Complicating things further, it may be that 
groups labelled as displacees by social scientists may not class themselves 
as such. Rent increases may seem inevitable and displaces may be fatalistic 
about the way that the market operates. As Harvey (1967) comments: “What 
tenants have to suffer at the hands of private landlords has always been treated 
as a private matter with which they are expected to deal on their own and as 
best they can, no matter what their age or capabilities” (p. 11).

In other research, Sumka (1979) considered that of the two million 
people being annually displaced in the US, 86% of the moves were due 
to ‘market7 displacement from gentrification and that the displacees were 
mostly urban white working-class households. This figure was strongly 
contested as an under-estimate by Hartman (1979a). Further figures are avail
able from Hartman (1979b), who described how the District of Columbia 
Rental Accommodations Office estimated that a ‘mind-boggling’ seventh of 
the entire city’s population would be displaced over the next four years from 
gentrification activity. Marcuse (1986) has estimated that 150,000 people 
were displaced annually from abandonment and 38,000 from gentrification 
in New York.

Writers such as O’Malley (1977) have documented that street clearance 
and urban improvement alone in nineteenth century London evicted 100,000 
people from Central London between 1830 and 1880 (O’Malley, 1977, p. 10). 
More recently, Jew (1994) reported that annually 9% of tenants (144,000 
people) would be illegally evicted or harassed from their homes. The 1986/87 
London Housing Survey (see LPAC, 1990, p. 21) estimated that 17,000 dwell
ings were lost annually from private renting in the mid-1980s. In interviews, 
recent owner-occupiers in those properties were asked who they had bought 
their property from. Of these, it was estimated that 3,000 were existing 
tenants, while three times as many (12,000) had bought from developers or 
builders, indicating a high rate of population turnover on the conversion of 
tenure,

In a study, sponsored by the then Department of the Environment, carried 
out in twelve inner London boroughs, a survey was used to find out what was 
happening to people living in housing rehabilitated using a grant disbursed by 
local authorities (McCarthy, 1974). Grant-aided improvements did not benefit 
the original residents, with 68% of applications being preceded by households 
leaving the accommodation. The main reason for such moves was landlord 
harassment (43%), and McCarthy described the process as a ‘social sieve’.

Leckie (1995) has estimated that 144,000 people are forcefully evicted 
each year in Britain. He estimates that a further 60,000 or more will be 
evicted per year in the future, though clearly only a small proportion of
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this figure might relate to gentrification-induced displacement. In an OPCS- 
commissioned study (Pickering and Rauta, 1992), the figure of 1 in 10 tenants 
being harassed each year was given (based on a question which asked if 
the tenant had been made in any way uncomfortable by their landlord). In 
addition, 2% of all tenants in the survey had experienced landlords who had 
tried to evict them in ‘other ways’. In the 1996/7 Survey of English Housing, 
11% of renters in London had moved to their current location because their 
landlord told them to move out.

More recent work by Lyons (1996) finds that local migration is associated 
with low-status households, while longer range migration may be associated 
with those of higher status, indicating a greater degree of choice for such 
movers. This research suggests that displacee moves are predominantly made 
to locations nearby but to property which is in a worse condition. They often 
move to a friend or relative’s accommodation, which may help to account 
for much of the subsequent overcrowding experienced by displacees and the 
increased amount of hidden household formation.

3. Gentrification and displacement in London, 1981-1991

Here we detail the selection of the areas studied, along with background 
census and LS data which demonstrates the existence of possible displace
ment effects in areas that were gentrified. It is interesting to look at the 
background statistical data for the area of inner London and the three local 
authority or borough areas within which the tenant’s rights projects were 
located. Taking three simple and separable measures of gentrification - 
namely increases in the numbers of professionally employed and mana
gerial workers, degree holders, and owner-occupiers - we see the following 
increases for inner London in Table 1.

From the review of the displacement literature, the following groups 
were selected: working class, private renters, elderly (65 plus), and unskilled 
workers. For inner London, the mean percentage point changes in wards 
over the period can be seen in the first column of Table 1, while the other 
columns indicate the percentage point change for each of the boroughs in 
which qualitative work was engaged in.

While we do not know if the people in 1991 in these areas were the same 
as those in 1981, the negative changes for the displacee categories would 
indicate that processes of replacement or displacement had been occurring, 
though we can only speculate on the relative proportions of such flows. In 
the case study boroughs - Hammersmith, Kensington, and Camden - Table 
1 shows some degree of variability in the experience of the average changes 
in the 1981-1991 period. The centrality of these areas in the city core of
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Table 1. Percentage point changes for gentrifier and potential displacee groups between 
1981 and 1991

Inner London Kensington Camden Hammersmith

Gentrifiers 

Owner-occupiers 

Professionals 

Degree holders 

Displacees 

Working class 

Private renters 

Elderly 

Unskilled

8.1 12.211.2 9.8

9.38.3 11.67.4

8.67.4 8.4 10.4

— 14.6 12.7-13.9 15.3

-8.0-4.9 -7.0 8.9

-2.3 -3.8-1.1 ■2.4

-0.2 ■2.6-1.84 1.1

Source: OPCS, 1981 and 1991 Censuses.

Table 2. Household tenure in the study areas

Professional residents 
(over 16 years)

Residents in households {%)
Owner-occupied Private rented* Local authority**
1981 1991 1981 1991 1981 1991 1981 1991

23.4 20.6
31.6 23.9
34.5 24.6
45.9 35.6

Inner London 
Camden 
Hammersmith 
Kensington

46.7 35.3
38.1 38.1
31.5 27.2
16.5 16.5

24.6 32
35.1 42.6
28.4 40
38.9 48.2

29.8 43.9
25.9 37.8
33.9 48
37.4 47.7

Source: OPCS, 1981 and 1991 Census data.
* Not including renting from a business.

Not including housing association dwellings.

Greater London makes them of theoretical interest, since we might suppose 
that changes in this area would be more dramatic than for London as a whole. 
What we see in these areas is pronounced losses of working class groups 
and private renters. There is a relatively similar level of increases in the three 
gentrification proxy variables, which might indicate some overlap in these 
categories.

Table 2 provides background data illustrating the professional and tenurial 
structure of the inner area of London and the case study authority areas. 
This table illustrates the continuing and relatively unusual tenure structure of 
London compared to the rest of Britain. It shows a stronger rental sector than 
many other areas but a greater decline in this tenure than for local authority 
dwellings. We can also see that the relatively significant social changes were 
accompanied by similarly significant tenurial changes. The growth in owner-
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Table 3. Net flows and percentage gain or loss for gentrified areas in Greater London 
between 1981 and 1991

Displacee

group

(I) Net migration for (2) Percentage loss (3) Total migration 

gentrified areas to gentrified areas flow for London

Unskilled 

Inactive 

Working class 

Elderly

-1,800 

-26,100 

— 19,300 

-23,200

-78%

-46%

-38%

-18%

19,100

38,500

121,700

20,000

Source: ONS Longitudinal Study.

occupation, only partly explained by right to buy sales, greatly exceeded both 
the rest of London and national trends over the same period. The dramatic 
growth of owner-occupation is predominantly explained by the loss of rental 
accommodation. We can see an attendant increase in professional residents 
associated with the growth in owner-occupation.

Atkinson (2000a) shows that losses for potential displacee groups in 
gentrified wards were far greater than in wards in the rest of the metropolitan 
area. Table 3 uses that data to show changes over the decade in wards gentri
fied (measured as above-average increases in the numbers of professionals 
over the period in any ward). The first column shows the net change for 
areas which experienced above-average levels of professionalisation. Column 
2 shows the percentage loss to the social group over the decade and column 3 
indicates the amount of movement in the rest of the London area for the same 
period.

The gentrified areas covered approximately a sixteenth of the London 
area. Yet for many of the potential displacee groups, we see a rate of out
migration in the gentrified areas almost equal to that of London as a whole. 
For example, we see that the numbers of elderly leaving the gentrified areas 
(23,200) were actually greater than that for moves made by that group in 
the capital as a whole (20,000). Even if one were to suppose that migration 
based on retirement was a factor, this could not be used to explain the extent 
of the process in areas which had been gentrified. These results suggest that 
displacement as well as replacement was an active process over the period.

4. Neighbourhood change and displacement in central London

This section presents the results of interviews with a range of actors in the 
three central London boroughs. Interviews took place over a three-month
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period and involved staff in three of the tenant’s rights projects. The remit 
of these organisations is the protection of private tenant’s rights and they 
were set up to protect tenants from harassment and illegal eviction as well 
as to provide advice and support regarding entitlement to benefits and help. 
While such a group may be considered to have a vested interest in portraying 
gentrification as an anti-social force, the validation of the material here with 
external data and inter-group confirmation lends weight to the accuracy of the 
accounts.

The projects were selected because they existed in areas which have been 
extensively gentrified and deal with a population who are the most likely 
candidates for displacement, namely private renters. The work of the projects 
is predicated on the illegal practices of landlords in the area. All of the 
projects reported a caseload which was stretching their capacities. Most of the 
work comes from representing victims of eviction who are unable to pay for 
their defence by solicitors. Thus, referrals to the projects come from citizen’s 
advice bureaux and the local authority, which provided core funding for their 
work. While small in number, the geographical remit of the projects was wide 
(i.e, the entire borough), giving access to a comprehensive picture of changes 
and problems in the area.

The testimonies of the project workers are presented below, along with 
supporting data. That material should be considered in tandem with the 
census evidence already developed. There is a danger of conflating data on 
evictions with data on displacement. We have tried to avoid this wherever 
possible, but it should be borne in mind that eviction was viewed as an 
indicator of gentrification in these areas.

Who were the displacees? The elderly were considered to he dispropor
tionately represented among displacees by all of the project workers. The 
reason for this was twofold. First, physical frailty made it difficult to resist 
actions by landlords to have them removed. Second, this group was more 
profoundly affected by social changes around them. The loss of friends or 
kinship networks was cited as a reason for the decision to move from an 
area, to move where family have moved or, finally, to find someplace cheaper. 
These findings are consistent with research carried out by Henig (1984), who 
found that such groups were least able to cope with the pressures of a gentri
fied neighbourhood, with its radically altered kin and friendship networks. 
Involuntary movement from a place called ‘home’ was likened to grieving 
(see also Chan, 1986). Perhaps this should not be surprising, as Hartman 
argues:

displacement means moving from a supportive, long-term environment 
to an alien area where substantially higher costs are involved for a more 
crowded, inferior dwelling. (1979b, p. 23)
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Table 4. Protection from eviction offences, clear-ups and case results

Protection from eviction 
offences

Protection from eviction Persons accused of protection 
from eviction offencesclear-ups

[998/1999 April-Dee 1999 1998/1999 April-Dee 1999 1998/1999 April-Dee 1999

0 0Hammersmith 
Camden 
Kensington 
Total
Metropolitan Police 54 

Service total

3 0 2 0
1 3 0 00 0

0 02 2 0 0
6 0 05 2 0

432 9 1i

Source: Metropolitan Police Service, Performance Information Bureau.

Many secure tenants are found in this older age range. This often created 
problems when the landlord was trying to get the rent increased to a market 
level. Secure tenants are those who rent privately since, or before, the 1977 
Protection from Eviction Act was set up. This group is therefore often 
comprised of older tenants. They have greater protection from rent increases, 
as all proposed increases in rent can be referred to the Rent Officer. When 
asked whether there had been harassment of secure tenants in order to get 
them to sign assured shorthold contracts (mentioned in Burrows and Hunter, 
1990), it appeared that harassment had been more often used to get rid of 
tenants than to persuade them to change the conditions of their tenancy.

Table 4 helps to illustrate the lack of statutory activity that deals with 
problems of harassment in London as a whole. Here we see a stark contrast 
between police involvement in eviction action and the story of harassment 
revealed by the Tenant’s Rights workers; no landlord was accused under the 
1977 Protection from Eviction Act in any of the case study authorities. This 
disparity is explained, in part, by a lack of reporting behaviour by victims 
of eviction, who are often unsure of their rights. Writers such as Burrows 
and Hunter (1990) have also suggested that the police are often unsure of 
what to do in eviction cases or may take the side of the landlord. These 
figures stand in sharp contrast with general levels of eviction. Those levels 
are now higher than they were in the 1970s, especially in view of the large 
number of repossessions applied for. For example, in the first quarter of 1996, 
private landlords nationally entered 29,235 court actions for possession, while 
mortgage lenders entered 23,993.

Further evidence of these processes comes in the form of Rent Assessment 
Committees, set up under the Rent Act of 1965 to arbitrate on decisions made 
by Rent Officers deemed to be unfair by landlords or tenants. Their existence 
has not been seen to be effective, given that they have consistently favoured 
landlords in their decisions. In London, nearly 90% of rulings favour the land
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lord. Since deregulation, they have been accused of bias in order to promote 
the growth of the rented sector by succumbing to landlords’ desires to obtain 
greater revenues. Rental assessments are strongly affected by surrounding 
locational attributes. If the area has been gentrified and its attendant services 
have also changed, landlords often used these developments to make the case 
that the area is now much more desirable and that a greater return is in order. 
Tenants are often deterred from court challenges because of the cost and 
because they often fear retaliatory evictions, ironically, if they win the case.

The Home Office Research and Statistics Department indicates that 
prosecutions under the Protection from Eviction Act (1977) were 84 out 
of 222 cases in 1993 for the whole of England and Wales. This might be 
considered a low figure when reports indicate that something like one in 10 
tenants faces some form of harassment (Rauta and Pickering, 1992). Fines 
for such offences are often derisory (75% of fines were under £300 in 1993, 
Bedsit Briefing, April/May, 1996).

In all of the areas studied, houses in multiple occupation (HMOs) were 
prevalent. These units are often associated with some of the worst living 
conditions, yet they provide a relatively affordable form of living. Retention 
of these units is often viewed by boroughs as being an important issue because 
of the groups they cater for. However, boroughs differ markedly on discre
tionary policies toward HMOs. People living in this sector have often been 
displaced when units have been converted into owner-occupation or where 
units are combined into bigger dwelling spaces (London Research Centre, 
1994).

Many of the case workers in the projects suggested that people with mental 
health problems suffered if displaced. The policy of care in the community 
meant that many people needing help had been left to cope in highly compe
titive housing markets. In particular, people with alcohol problems, HIV, or 
psychiatric disorders were identified by the project workers as having partic
ular problems in relation to the housing market and have few social services 
to turn to.

Families on low incomes may also be trapped. Housing benefit will not 
be paid to them because they receive some income, yet they struggle to keep 
their head above water in a market where rents stretch their ability to cope to 
the limit. One project worker said that she had advised very low paid families 
to give up work in order to get help with the rent. Another project worker 
summed up the position as affecting:

Single people, or couples without children who wouldn’t be eligible to get 
local authority housing are being displaced even if they are moving into 
local authority housing. Even if they are on income support or on a very 
low income the benefit is not enough to cover their rents so the displace
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ment now is people who would have been able to afford property because 
of benefit levels but now can’t - it’s the high rents that are displacing 
people but benefit rule changes are adding to that (Case worker, Tenant’s 
Rights Project, Hammersmith).

The burden of displacement appeared to fall on single people in partic
ular. It is often hard for single people to afford accommodation. This often 
manifests itself in the high number of flat shares and lodgers in these areas. 
Two of the project workers suggested that the interaction between benefit 
changes and rental rates was creating increased vulnerability, since lower 
benefit levels would mean that a tenant’s capacity to resist being ‘priced out’ 
was reduced. The introduction of the single room rent, intended for housing 
benefit claimants who are single and under 25, means that they are tied to 
the average cost of shared accommodation in the area as determined by the 
rent officer. This further squeezes the availability of accommodation for such 
groups. For example, research by Kemp and Rugg (1998) found that in an 
inner London borough, a typical one-room rent was £65 while the single room 
rent level was only £45.

Ethnic minority groups were also cited as having suffered substantial 
displacement in certain areas. Where ethnic minorities lived in areas that had 
become desirable, project workers described how substantial displacement 
of the indigenous community, often Afro-Caribbean, Asians, and Irish, had 
occurred. This is a combination of the historical location of such groups in 
previously ‘filtered’ areas and their gentrification more recently. However, 
we should be guarded in accepting such evidence uncritically, given that 
census data indicates a propensity for areas being gentrified by profes
sionals and managers to be apparent ‘attractors’ for such groups (Atkinson, 
2000b).

In Kensington, processes of gentrification created a continued upward 
movement in the status of those being displaced and those acting as gentri- 
fiers. This process was described by one project worker in terms of the 
‘Sloanes’ (upper class young people) of yesteryear being displaced by the 
stockbrokers of today due to the upward spiral of social change in that area. 
Just such a phenomenon is alluded to by O’Malley, reporting on work in 
Kensington in the late 1960s, who described how “higher income tenants who 
had displaced the low income families were now faced with a [local authority] 
plan to displace them with even higher income tenants or flat buyers” (1970, 
p. 104).

This suggests that gentrification is not new in the area. It is echoed by 
Lyons’ (1996) point that gentrified areas experience outflows by succes
sively higher status households. Such processes have also been confirmed by 
Dangschat (1991) in his continuum of gentrification waves from ‘pioneer’ to
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‘ultra’ gentrifiers in Hamburg. In general, the characterisation of displacees 
given by the project workers was one of vulnerability; through physical or 
mental frailty, a lack of social and financial resources, and faced with a lack 
of affordable housing.

5. How does displacement occur?

We have noted that displacement was most often achieved through rental 
and price increases, though other, more insidious, methods were also used 
by landlords. Tenants were sometimes encouraged to move out through 
inducements (cash sums for vacating the premises), harassment, violence 
and intimidation, while eviction and rent rises also led to displacement. One 
Kensington project worker described how a large number of prosecutions 
‘disappeared’ because landlords offered often large sums of money to move 
away, as she put it “if you’re poor enough you are going to take it”. Many 
tenants being ‘bought out’ were elderly; according to an internal report from 
Camden, 33% of elderly regulated tenants were facing harassment or induce
ments to leave. An explicit link was made between gentrification and being 
made homeless. As one project worker suggested, “gentrification is what is 
making people homeless. If you are going to move a certain person into the 
area the only way you are going to do that is by moving someone else out.” 
(Case worker, Tenant’s Rights Project, Kensington).

For many landlords, there is no longer any need for harassment or eviction 
because of the landlord's ability to terminate assured shorthold tenancy agree
ments after the initial six-month period. However, harassment was prevalent 
for elderly tenants, often because it was this group that had protected tenan
cies. While threats often lay behind the offer of payments to leave, more direct 
action by landlords was not rare in the effort to get rid of unwanted tenants as 
a means to get better-paying tenants or to sell. The process was described in 
the following terms;

some of the people who were got out were evicted; they were got out 
by fairly unpleasant and in most cases illegal methods. There were a lot 
of people displaced from that period [late eighties]. More recently it has 
been more an income-related thing, it’s been “we don’t need to resort to 
illegal methods all we do is basically keep upping the rent” until they 
can’t afford it. (Case worker, Tenant’s Rights Project, Kensington)

Where violence and threats had been used, stronger legal remedies were avail
able to prevent harassment than where rent increases occurred. Softer forms 
of displacement, such as price increases, are often not viewed as displace
ment. They are largely seen as acceptable or tolerable forms of exclusion
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in the wider community. Indeed, they appeal to a market logic of property 
relations to which many subscribe (Blomley, 1997).

Exclusion from the case study areas has become a theme for commentators 
on London’s housing market. This issue is reflected in recent policy concerns 
about the ability of essential service workers, like teachers, to live in the area 
they work in. Many people are diverted from entry to locations or unable to 
re-enter areas after being dislodged from more affordable accommodation. 
The children of parents in council or other protected forms of tenancy were 
often unable to stay in the same area after moving away from home because 
of high local prices and rents. Welfare benefit increasingly does not cover 
rents, and property agents are often not interested in those on state benefits.

In one notable case, displacement was induced to achieve greater chant' 
able returns for a trust. The estate, gentrified to maximise rental and sales 
returns, was used for charitable purposes; “charitable purposes paid for by 
driving people off the estate” (Project worker, Case 1). In another example, a 
religious charitable body was linked to the displacement of tenants in order to 
maximise rental returns. On the Kings Road, they evicted artists from dwell
ings in order to sell the property. There have been other examples whereby 
charities have had their tenancies left un-renewed so that higher-paying 
tenants could enter.

It is not only in the private sector that such oddities may occur. An exam
ination of the previous status of properties on short-term leases to housing 
associations and local authorities for use as temporary accommodation 
revealed that:

there was concern that the development of such schemes - whose prime 
purpose was to house homeless people - could be directly causing 
homelessness by giving landlords a (financial) incentive to evict existing 
tenants whose rents were controlled. (London Research Centre, 1990, 
p. 25)

Displacement research has often suffered from a lack of information about 
where people end up. In asking the project workers about this, there was some 
consensus on a number of exit routes. There was widespread recognition 
that a significant number of displacees were made homeless. However, the 
main exit route was to buy or continue renting. Inevitably, this meant that 
displacees would be forced to move out of the area, since it would be too 
expensive to remain. For some, it was a case of wherever was cheapest, often 
renting with others or going to family and friends if they lived in London. For 
the elderly, the subsequent location was often to areas beyond London:

the traditional thing - of moving to the seaside or to the country. Some 
of them, yes, outer ring [of London], as far as poorer displacees go 1 am 
more concerned about them, I suspect some of them end up on the street,
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literally. There are two issues, if they were pre-1989 renters they won’t 
have a deposit and even if they do the levels of rents are terrifying. (Case 
worker, Tenant’s Rights Project, Hammersmith)

The implications of neighbourhood-wide changes may influence such 
decisions. In Camden, benefit data showed that the number of claimants in 
hotels was 600 less between January 1996 and December 1997. This was 
attributed to a number of factors, including a growth in tourism. As for 
future rates, it was envisaged that the reduction in the availability of bed 
and breakfast accommodation and the loss of HMOs would increase levels 
of displacement, as fewer places are available at affordable rates. Guidance 
to prospective residents on the Borough of Camden’s website advises that:

Unless you have a great deal of money finding a place to live in London 
is going to be difficult. Obtaining social housing is not an option for the 
majority of people. Camden is one of the most expensive and desirable 
areas of London. There is a great deal of competition for all types of 
accommodation. Landlords can choose their tenants from a pool of high 
earning professionals .,, If you are to succeed in finding accommodation 
you will have to look beyond Camden and beyond Central London in 
areas where prices are cheaper and the competition for private flats is not 
so great.

6. The wider effects of gentrification

Contradictory evidence on the effect of gentrification on social networks 
exists. While the project workers saw widespread problems, Bridge (1993) 
has argued that the impact of gentrification on friendship networks in Sands 
End, Hammersmith was minimal. However, such an analysis is only possible 
where gentrification is not total or extensive. The impact of middle-class 
residents can also have a perverse effect on areas where:

What is actually provided is poorer because obviously the richer the 
community becomes the less necessary it is to have public transport, the 
less necessary it is to have facilities like good libraries, leisure facilities 
that are subsidised by a local authority, the less pressure there is on the 
local authority to provide services. (Case worker, Tenant’s Rights Project, 
Kensington)

This contradiction was especially apparent in both Camden and Kensington, 
There, the need for various public services was eroded by changes in 
consumption patterns in reaction to changes in the profile of local resi
dents. This also acts as a self-serving legitimation for the loss of such public 
services, since the local authority argued that such services were not needed,
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In an apparent mirroring of the process of abandonment and low demand 
in poor neighbourhoods, it was observed by all of the project workers that, for 
many residents, gentrification cumulatively eroded both their ability and their 
desire to remain in that location as social, physical, economic, and environ
mental changes took place unrelated to the patterns of their own lifestyles and 
the resources on which they lived. In Kensington:

people are being offered money they can’t refuse, and they are also prob
ably moving out because as the gentrification snowball rolls down the hill 
so it becomes less desirable for them to stay there, it’s no longer their 
sort of people ... There has also been the development of hundreds of 
poor quality hotels, part of that has been created by the need for home
less persons accommodation and most of them double as brothels. (Case 
worker, Tenant’s Rights Project, Kensington)

Increasing crime levels were related by the project workers to the breakdown 
of close-knit communities from the impact of the turnover of residents. This 
seemed to be most strongly felt in South Kensington and could be related 
to absent owners in that area. Certainly empty property and the transitory 
nature of many residents left little social fabric, which was then associated 
with increases in crime and anti-social behaviour. A crack-cocaine problem 
and related street crime, already visible in the north of the borough, were 
making an unwelcome entrance to the area.

A trend identified in both Camden and Hammersmith was the increasing 
number of people from multiple-occupied properties who had mental health 
problems. While hospital closures and care in the community played a part, 
there was obviously more going on:

so many people that you met in multi-occupied properties, pretty much 
left on their own ... not having to conform an awful lot; lots of those 
people have mental health problems - that accommodation doesn’t exist 
anymore, so they are the kind of people who are driven out. Where do 
those people go? (Case worker, Tenant’s Rights Project, Hammersmith)

Shops and services were also affected. A new service infrastructure had 
sprung up around the wealthy new residents. Bars replaced pubs and 
delicatessens replaced grocers, increasing the cost of living or distending the 
scope of shopping trips. Such changes are often perceived as improving an 
area, yet they belie the reality that social problems have not been resolved. 
Instead, problem people have been moved on. The sense of separation from 
the boom going on around them meant that many remaining tenants expressed 
attitudes of resentment (see also: Rotherhithe Community Planning Centre, 
1986) and racism toward wealthy British in-migrants and those from over
seas. In the East End of London, similar sentiments toward lower-status
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in-migrants were redirected by the ‘mug a yuppie’ campaign of Class War, 
an extreme political left-wing group, as a transferral of racist aggression 
(Wright, 1992).

Other groups, like the ‘Roughlers’, a now defunct gathering of drinkers 
and self-proclaimed yuppie-haters on the Portobello Road in Kensington, 
indicate that the visible signs of a front-line have been replaced by a more 
insidious geography of privilege and antipathy that is more difficult to 
locate. The landlord of the pub where the Roughlers met described how they 
‘retreated’ from pub to pub as the area grew ever more popular with yuppies 
who ‘took over’ the pubs.

Interviews with estate agents in north Kensington showed that the cultural 
infrastructure of the area and the proximity of the underground tube line 
were critical factors in location decisions by City workers who had moved 
to the area en masse. One property agent described the changes in the 
neighbourhood as “economic migration as it should be”. Of the ten agents 
contacted, seven described the social change in the area in terms of negative 
consequences for poorly paid and unpaid residents, even though it provided 
a boom for their business. The embeddedness of owner-occupation as a 
discourse which privileges ownership over other forms is critical here, as 
Smith cited: “What I want to know,’ argued one recent immigrant to the 
neighbourhood, ‘is by what authority do these people have roots? If you don’t 
own, you don’t have roots. What have they planted, their feet in the ground?” 
(Smith, 1996, p. 138).

As gentrification proceeds, levels of resistance to it are cumulatively 
lessened. Perceived levels of need were lowered, while the distance of 
needy residents to services set up by local authority and voluntary groups 
was increased. In Hammersmith, it was argued that “if the poor disappear 
the rationale for the group’s existence similarly disappears” (Case worker, 
Tenant’s Rights Project, Hammersmith). These problems also weakened:

people’s involvement in local government, people’s interest in community 
issues, it therefore has a knock on effect on voluntary groups, with some 
of the community organisations that are based in the borough - and as 
those weaken so the people being displaced have fewer places to go to try 
and resist being displaced, it’s a snowball; I can’t see any way it’s going 
to stop unless we stop spiralling rents and house prices. (Case worker A, 
Tenant’s Rights Project, Camden)

Middle-class groupings were viewed as being closer to the local political 
process and knew how to ‘work’ it better than lower-class groupings. Polit
ical change was both complementary to the gentrification process and was 
also influenced by gentrifiers. In addition to local authorities, other groups, 
like the Hampstead Heath Society and the Camden Amenities Forum, were
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considered to be very influential in development control. As a Camden project 
worker pointed out, “in Camden you’ve got council estates falling behind, 
private sector harassment at record levels and yet people take the council to 
court over their parking restrictions” (Case worker B, Tenant’s Rights Project, 
Hammersmith).

The reasons for this lie partly in the degree of articulation of affluent 
groups. But they also arise because the council has less autonomy over such 
groups. With self-funded groups, like the Hampstead Heath Society, there 
is a relatively high level of independence so that political marginalisation is 
made more difficult. This echoes Hartman’s comment that “It is not clear 
that the ‘new urbanites’ will provide so great a boon for fiscal solvency; 
their demands for - and ability to extract from city government - urban 
services and amenities may offset any additional property tax revenues” 
(1979b, p. 26).

The role of the local authority and a political will in general to stand 
back or become involved is critical in the way that gentrification proceeds. 
O’Malley describes how the then stockbroker chief executive, in 1968, proph
esied the changes to come: “Kensington is bound to become a middle class 
community ... the lower income people are bound to be excluded” (1977, 
p. 19). More recently, Hamnett and Randolph comment that “affordable 
private renting in central London today is no longer a possible option. Those 
who cannot buy here have in effect been displaced to alternative locations 
beyond the centre ... or to alternative tenures” (Hamnett and Randolph, 1984, 
p. 276).

However, we should question the inevitability or a portrayed ‘natural’ 
quality of such changes as the ideology of a laissez-faire stance on neigh
bourhood change. Policy resolutions have been made to prevent the damaging 
effects of gentrification. Preventing the quick purchase and resale of property 
is one remedy. In the late 1970s, in Santa Cruz, California, voters passed an 
initiative imposing heavy taxes on the vendor of dwellings sold within four 
years. The levy was imposed on a sliding scale inversely related to the number 
of years the property was held prior to sale (Hartman, 1979b) ranging from 
18% to 25%.

Such proposals may not be unrealistic, given that a similar ‘sunshine tax’ 
was recently proposed in Cornwall, South West England, due to continuing 
retirement to the area by wealthy migrants. Perhaps discretionary control 
of such policies is unlikely to be successful, given famous examples of 
authorities like Westminster, which have pursued gentrification as a means 
of securing political survival and to boost local revenue. Leckie (1995) has 
suggested that formal arbitration schemes for those forcefully evicted should
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be set up. The assessments for compensation would be based on the cost to 
the displacee of relocation and travel costs after displacement.

7. Conclusions

Gentrification has been construed as both destroyer and saviour in the regen
eration of run-down areas, yet it is clear that it is not simply one or the other. 
There are both positive and negative aspects to gentrification. Its effects are 
mediated to vulnerable social groups by socio-legal (Leckie, 1995), welfare 
(Hamnett, 1996), and local democratic processes (Bourne, 1993) found in the 
fieldwork reported here and varying widely due to context and the political 
affiliation of observers. As Bourne argues, gentrification:

has improved housing quality and social service levels, altered the polit
ical dynamic and augmented the local tax base of the central city (in part 
through a redistribution of investment) [but] it has contributed to a reduc
tion in the low-rent housing stock and displaced hundreds of residents, 
some of whom (notably tenants) have suffered as a consequence. (Bourne, 
1993, p. 185)

In some respects, public housing estates share burdens similar to those borne 
by poorer groups in gentrified areas. In attempting to ameliorate such burdens, 
we should be aware that neighbourhood change is constant, though its direc
tion is a malleable outcome which can be and is being shaped by policy 
interventions. Research on tenure diversification indicates that gradual social 
movements are much less damaging and may bring positive social changes 
to run-down and public-rented areas (Atkinson and Kintrea, 1998). Where 
diversity and interconnections do exist, such initiatives have been seen to be 
positive (Jupp, 1999).

The re-emergence of central London as a middle-class city as it was in 
the late nineteenth century does not represent the kind of diversity or afford
ability that will ensure the sustainability either of that area or the surrounding 
neighbourhoods, which act as buffers for those excluded from central city 
property markets. While gentrification may often be based on the replace
ment of indigenous communities during ‘natural’ turnover, such changes are 
further reaching and may also be based on displacement. Recent discon
tent over the lack of momentum in Lord Roger’s Urban Taskforce by the 
Government suggests a need to continue to consider the health and diversity 
of communities in areas like London.
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The Contested Nexus of 
Los Angeles Koreatown:

Capital Restructuring, 
Gentrification, and Displacement

Kyeyoung Park and Jessica Kim

From "City of Quartz" to Bohemian Enclave 
In City of Quartz, Mike Davis' postmodern geographies of pow
er does not indude Asian American communities/ other than a 
passing reference to Los Angeles downtown fortresses built pri
marily with Japanese money. Davis' verdict is clear: "The su
perstructure of high-rise buildings, middle- and upper-class de
velopments, and tentacular freeways is and must be linked with 
the decrepitude of the inner city, the rising tide of gang war and 
homelessness, and the politics of the various Gramscian blocks 
competing for power."1 His neo-Marxist approach treats race, 
ethnicity, nation, and gender/sexuality as peripheral social cat
egories.2 He adopts the conventional distinction between the 
urban and suburban: ghettos/barrios versus the middle or up
per-middle-income dass, white American suburbia. Therefore, 
the white, suburban middle dass unwittingly emerges as the real 
actors in his story.

In this essay, we argue that ethnic Americans and new im
migrants are both influenced by and affect urban development 
differently in a new era of globalization. Varied spatial practices 
take place among the mosaic of races, ethnicities, classes, and 
genders. Alliances and struggles shape conflicting communal 
perceptions of identity within those spaces. Equally important is 
the notion that many Korean Americans use the inner city Kore-

Kyeyoung Park is Associate Professor of Anthropology and Asian Amer
ican Studies, UCLA.
Jessica Kim is a Ph.D student in history at University of Southern Califor
nia and former staff of Koreatown Immigrant Workers Alliance (KIWA).
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What is now Los Angeles Koreatown was previously called 
the mid-Wilshire district.9 Located about five kilometers west of 
downtown Los Angeles, the mid-Wilshire district had working 
to middle class white American and later African American resi
dents. The first Korean grocery store, Olympic Market, was es
tablished in 1969 at the comer of Olympic Boulevard and Hobart 
Street. Several sources confirmed that it was Hui-Duk Lee who 
opened the first Korean restaurant, "Youngbinkwan" [VIP Palace] 
on 3122 W. Olympic Boulevard in 1971.10 In 1975, Lee built a 
mini-mall to house several Korean businesses, now called VIP 
plaza. His restaurant is now a Zapotec restaurant, La Guelaguet- 
za, with a Korean pagoda-style roof.

By the late 1970s, Koreans were operating the majority of 
businesses on Olympic Boulevard and 8th Street, between Hoover 
Street and Western Avenue. Thus, Olympic Blvd became the 
center of Korean commercial activity, eventually expanding its 
borders to the nearby 8th Street, Western Avenue, Vermont Av
enue, and other major streets.11 Within a short time, most of the 
businesses in this area, including strip malls and new shopping 
centers, became Korean-owned.12 The expansive growth of Ko
rean media-newspapers, magazines, radio and television served 
a vital role in creating a newfound sense of community cohesion 
and identity. This period also witnessed the founding of numer
ous Korean American community organizations and of many 
Korean trade organization branch offices.

Koreatown was built without direct loans from American 
banks or financing from non-Korean entrepreneurs. Light stressed 
the role played by the Koreatown Development Association 
(KDA), which these Korean immigrant entrepreneurs promptly 
formed in 1973. KDA included Hui-Duk Lee, President of KDA, 
Sonia Suk, first Korean female realtor and president of Korean 
American Federal Association, Byung Min, a businessman, and 
others. Together, they bought up inexpensive real estate around 
the mid-Wilshire district and promoted Koreatown in Seoul.13 
Thus, Korean immigrant property developers became the major 
property owners in Koreatown during the 1970s.

In Immigrant Entrepreneurs, Ivan Light and Edna Bonacich 
meticulously documented how the Korean real estate develop
ers coordinated a program of public relations, marketing, gov
ernment relationships, and publicity. In 1973, the KDA offered 
free business signs in Korean for firms in the targeted area.14 A 
year later, the association hosted its first annual Korean Street
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Festival on Olympic Boulevard to commemorate the national 
Korean holiday Chuseok [mid-autumn festival]. Together, with 
the Korean Parade on Olympic Boulevard, the festival has now 
been transformed into big, week-long extravaganza, which takes 
place every year at the Seoul International Peace Park. The event 
is sponsored by the South Korean governmental agency, the city 
government of Los Angeles, and South Korean transnational 
corporations such as Hyundai, LG, Korean Air, Asiana Airlines 
as well as mainstream corporations.15 The Koreatown develop
ers petitioned city officials to designate the mid-Wilshire district 
officially as "Koreatown."16 The City of Los Angeles followed 
through in 1980 despite the fact that Koreans were then only 7 
percent of the residents of the area.17

"Koreatown" (1980s)
Thus, by 1980 Koreatown had established itself as the hub of the 
greater Korean community in Southern California. In 1982, they 
also succeeded in lobbying for the installation of a "Koreatown" 
sign on the Normandie and Western entrance of Interstate 10. 
Additionally, a Korean developer, Sang Lok Lee, ran for office in 
the municipality in 1988. When crime became an important is
sue, the KDA operated a private police department and financed 
a sheriff's substation in Koreatown.18

As a result, Koreatown emerged as a central city business 
center, but unlike Chinese Americans' San Gabriel Valley, not as a 
center of Korean residence. By 1980, Koreatown became an initial 
settlement place for recently arrived Koreans. However, as soon 
as they could afford to do so, many relocated to the suburbs of Los 
Angeles. Korean immigrant developers such as Edward Cho, 
former president of the Korean Association of Orange County, 
orchestrated the suburbanization of the Korean population. 
The suburban areas include La Crescenta/ Glendale to the north; 
San Fernando Valley to the northeast; Hacienda Heights, Row
land Heights, and Diamond Bar, to the east; Gardena and Tor
rance to the south; and Cerritos, Fullerton, Garden Grove, Irvine 
in Orange Country. These neighborhoods were located in rela
tively high-income areas of Los Angeles and Orange Counties. 
Wealthier Koreans now move to areas like Palos Verdes Estates, 
Rolling Hills Estates, and Rancho Palos Verdes.

From the early 1980s, a pattern emerged, where business 
powerhouses, like Union Bank, Texaco, IBM and Getty Oil, va
cated the high-rise office buildings along Wilshire Boulevard,
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making way for Korean merchants and entrepreneurs to steadily 
establish businesses along Wilshire Boulevard and 6th Street. By 
1990 a majority of the shops and service outlets along Wilshire 
Boulevard and 6th Street, between Hoover Street and Wilton 
Place, were operated by Koreans.21 Thus, the commercial center 
of Koreatown has shifted toward the high-end financial district 
of Wilshire Boulevard, between Vermont and Western Avenues. 
Regarded as the "main street" of Koreatown by many of the local 
residents, Wilshire Boulevard contains a series of high-rise office 
buildings such as Equitable Plaza, Paramount Plaza, Wilshire Fi
nancial Tower, Wilshire Hobart Building, West Wilshire Center, 
and Wilshire Park Place.22

The Wilshire Era
This paper focuses on the post-1992 Unrest and its respective ef
fects on the development of Koreatown, which we refer to as the 
Wilshire era.23

However, this development has not been without problems. 
For a critical assessment of Korean immigrant entrepreneurs, we 
turn to Jan Lin's crucial intervention of ethnic community trans
formations that subjected New York Chinatown to globalization, 
or more specifically, to the flow of overseas Chinese investment 
in the 1980s.24 Lin argues that this flow of Chinese investment is 
part of the larger movement of foreign capital into the U.S., stem
ming from a structured decline of the American economy since 
the 1970s as a result of the Vietnam War deficit and the transfer of 
petrodollars from,Arab oil states. Lin also notes that the transpa
cific flight of labor and capital has produced a two-circuit econ
omy such as that of New York's Chinatown. His thesis adheres 
to Saskia Sassen's "global cities" problematic, which considers 
the extant of both a locally oriented informal sector (such as res
taurants, retail stores, and street vending) and a transnationally 
oriented sector (garment industry, banking services, etc.).

Similarly, since the 1990s, Los Angeles Koreatown has been 
subject to an influx of South Korean capital producing analo
gous social and economic conflicts to Lin's NYC Chinatown. We 
would like to explore how this process contributes to postmod
ern socio-spatial formations, while understanding that the social 
conflict is also a struggle to control and shape our spatial envi
ronments. In doing so, we follow the debate around late capital
ism and its cultural logic, postmodernism, while concerned with 
the intersection of economics, politics and aesthetics. "Postmod-
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ernism embraces repetition and simulation, depthless and the 
image, space and the spectacle."25 It is characteristic of postmod
ernism to affirm {and even, at times, celebrates) its complicity 
with market forces.

Redevelopment and Displacement in Post-1990s Koreatown 
In studying Koreatown, we must shift from the study of things in 
space to the actual production of space, partly in respect to Henri 
Lefebvre's seminal work, which suggests that the study of a spa
tial object will not tell us anything, but the process of its creation 
lays bare the contradictions of capitalism.

Koreatown's location, in the heart of Los Angeles, just 1.5 miles 
west of downtown, makes it a prime target for redevelopment and, 
consequently the displacement of its low-income immigrant com
munity members. The area is one of the most densely populated 
neighborhoods in the nation, with more than 100,000 residents in 
2.5 square miles. Researchers have noted Koreatown's heterogene
ity and disparity when comparing median, household income with 
the distribution of racial/ ethnic groups by census tract. Kyongh- 
wan Park's27 critical geographical examination of Los Angeles Ko
reatown did pioneering groundwork in showing how "the recent 
urban regeneration of Koreatown has not only excluded but also 
exploited local community members such as transnational Kore
an/ Latino workers in the area."28 Similarly, Anna Joo Kim focused 
on the regulation and representation of Koreatown, while provid
ing a critique of recent media portrayal of Koreatown as a "24-hour 
entertainment enclave."29

Koreatown is a multiethnic residential neighborhood, domi
nated by Latino immigrants. Of immigrants, more than 70 percent 
are foreign born (62 percent of whom are from Latin America and 
22 percent from Korea). It is also one of the poorest neighborhoods 
in the city of Los Angeles. A majority of jobs in Koreatown are in 
the service sector (including restaurants, supermarkets, and car
washes). These jobs often pay below the minimum wage, some
times as low as $2.00 an hour. As a result of low-wage jobs, Kore
atown is an extremely poor community. The median household 
income is only $22,000 compared to $42,000 countywide (2000 
Census).30 Over 30 percent live below the federal poverty line and 
75 percent are part of the working poor. The cost of living in Kore
atown is 140 percent higher compared to other major metropolitan 
areas within the U.S. The average cost of a one-bedroom apart
ment is $1,000, which is 100 percent of a minimum wage earner's
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monthly income. Although we have estimated monthly expenses 
for a family of four to be $35,000 per year, 70 percent of families in 
the community earn less than this amount. Koreatown residents 
are now also poorer than ever—families are surviving on just 83 
percent of the incomes they earned in 1990.

The western part of Koreatown, Wilton Place and north of 
Country Club Road, represents the middle and upper-income 
households with a median household income of more than 
$90,000 in 1999.32 This western section includes Hancock Park, 
one of the most affluent residential neighborhoods in Los Ange
les that only recently opened up to racial minorities. According 
to Eui-young Yu, while non-Latino whites are heavily concentrat
ed in the high-income, western section of Koreatown, poorer and 
generally younger Mexican and Central American immigrants 
reside in the lower income areas of the southeastern sections of 
Koreatown: "Koreans are present in significant numbers both in 
affluent as well as in the poorer tracts.

According to Kemp Powers, "there's the K-town of the hip
ster masses who descend on the area at night for booze and mu
sic, both of the live performance variety (the Wilton) and the 
homemade variety (karaoke)."34 I add college students, artists, 
entertainment and other professionals to the last category of 
mostly white American "bohemians." Recently, Koreatown has 
been infused with college students due to previously inexpensive 
housing, public transit to UCLA and USC, and a vibrant night
life.35 Many of the "classic" K-town structures remain: grand 
Victorian-style homes with manicured lawns, art deco buildings, 
tire Wiltern Theatre (playing host to a variety of high-profile and 
indie rock evening concerts), and charming, but old apartment 
buildings.

Corporatized Boomtown
Koreatown was once the place that immigrants arrived, but as
pired to leave. Now, focused on a shiny strip of Wilshire, some 
consider it "a mecca for suburbanites and wealthy immigrants.

With the influx of middle and working class Korean immi
grants around the Koreatown area, California has attracted ag
gressive investments from South Korean corporations since the 
late 1970s and early 1980s.37 For instance, in 1989, Korean Air pur
chased the Los Angeles Hilton and Towers for about $170 million. 
Total investments for 1989 could have easily passed $1 billion. 
Two-way trade between Los Angeles and South Korea totaled
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$10.3 billion in 1991.39 At the same time/ the strength of South Ko
rea's foreign exchange holdings coupled with IMF-mandated neo
liberal, structural adjustment programs following the Asian Finan
cial Crisis in 1997, led the South Korean government to liberalize 
laws governing the transfer of funds overseas. Increasing number 
of nouveau-riche South Koreans, concerned about economic insta
bility and populism since the 1997 financial crisis in their coun
try, invested in California businesses and real estate. In addition, 
linguistic and cultural affinity, together with spectacular property 
appreciation in Southern California, has positioned Koreatown as 
a prime destination for South Korean investors.

Others helped form the community in the 1970s and 1980s, 
but then left for bigger homes and better schools in the suburbs. 
With their children now in college or working, these one-time 
Koreatown residents are moving back.

The 2000 Census shows 92,000 Koreans in Los Angeles— 
about half of them within the traditional Koreatown boundaries 
of Hoover Street on the east, Norton Avenue on the west, Pico 
Boulevard on the south, and Beverly Boulevard on the north. 
This figure also accounts for at least a quarter of the 186,350 Ko
reans living in Los Angeles County and the 55,573 in Orange 
County collectively represent about 22 percent of tire 1,076,872 
Koreans who live in the United States.42 As Kyunghwan Park 
aptly noted, the increase of the Korean population in Koreatown 
between 1990 and 2000 by 33.7 percent (11,690), despite the good 
number of Korean business owners and residents who left this 
area after the 1992 Los Angeles Civil Unrest, may be explained 
by the influx of new Korean transnational migrants from South 
Korea and first or second generation. Korean American profes
sionals from suburbia or from the outside of the city.

But real estate brokers, bankers, and community leaders es
timate that several thousand more have arrived just in the last 
few years—from South Korea and the suburbs. The local banks 
also report an increase in investment from South Korea, a sign 
that immigrants are purchasing property and businesses. Visi
tors from South Korea invest in residential property, restaurants, 
coffeeshops, factories, strip malls and other businesses, say Ko
reatown bankers and lawyers. They are then eligible to apply 
for the E-2 investment visa, allowing them to remain in the U.S. 
An E-2 visa requires an applicant to make a "substantial invest
ment," which means about $150,000 to $250,000 or now more 
than $1 million. The visa also entitles an investor's spouse to
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a work visa and their children to come live in the U.S. Conven
tionally, many Korean immigrants to the U.S, have applied for 
the "EB-5 visa, which required minimum $500,000 investment in 
business but provides an opportunity for permanent residency." 
However, recent some investors prefer the E-2 visa "because it 
requires a relatively small amount of money and gives flexible 
and renewable status to investors."44 The E-2 could also mean 
huge savings in tuition for Korean students in the University of 
California system. Accordingly, some South Koreans buy condos 
in Koreatown for their children who attend area colleges.

South Korean investments account for up to a third of the as
sets of the eight Korean banks in Los Angeles. At least 10 percent 
of bank loan applicants are seeking E-2 visas. Several prominent 
Koreatown immigration lawyers said the number of clients seek
ing E-2 visas has more than doubled in the last two years. In 
2004, those with E-2 visas brought in more than $600 million to 
the U.S. South Korea's direct overseas investment amounted to 
be over $40 billion in 2004. Over $11 billion of this were to the 
U.S. and other North American countries. More than two-thirds 
of investments were made by large corporations and only a tiny 
portion by individuals.

As of 2005, there are nearly ten mega-development projects. 
These Eire initiated by either the state sector, the Community Re
development Agency (CRA) of Los Angeles City and the Los An
geles Board of Education or the market sector, represented by 
Korean American, South Korean, as well as white American local 
developers.46 First of all, the Community Redevelopment Agen
cy (CRA) of the City of Los Angeles designated Koreatown as 
one of their redevelopment project areas, naming it the Wilshire 
Center/Koreatown Redevelopment and Recovery Project in 
1994. While CRA has implemented small-scale residential rede
velopment programs in Koreatown, Kyunghwan Park criticized 
their focus on economic regeneration along Wilshire Blvd and 
cultural development programs.

The Los Angeles Board of Education narrowly voted to build 
a $318 million school (elementary, middle, and high school) for 
4,200 students on the site of the historic Ambassador Hotel, 
which was once frequented by celebrities and politicians and the 
site of the assassination of Robert F. Kennedy.48 Initially, some 
Korean American community leaders had hoped the Ambassa
dor Hotel site could be used to lure upscale retailers to the area. 
They argued, "the school would impair the local Korean Amer-
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ican economy and business in the Koreatown area and increase 
student violence, crimes and graffiti.
American Resource Center (CARECEN), Korean Resource Cen
ter, KIWA, and the Association of Korean American Merchants, 
all supported the educational project. When I attended a summer 
2005 Wilshire Center-Koreatown Neighborhood Council monthly 
meeting, attendees argued against putting comfortable benches in 
front of these schools, to avoid attracting homeless people.

With the opening of metro stations, around six acres will be 
redeveloped. Around Vermont and Wilshire station, there will 
be a junior high school and a mixed-use, combined commercial/ 
residential building complex, costing $100 million. In addition, 
there are eight more school building projects currently planned 
for Koreatown.

Koreatown now contains newly constructed monumental 
spaces such as Dauljeong, a Korean Pavilion Garden,50 stone ha- 
reubang statue, and a totem pole or a milepost in the form of a 
statue, as symbols of Koreatown, in commemoration of the cen
tennial. of Korean immigration to the U.S. These were initiated by 
the Korean Chamber of Commerce and were finally completed in 
2005, over a span of five years and costing approximately $600,000 
raised among several thousands of Korean Americans.

Additionally, there are several shopping centers and mixed- 
use complexes to be developed, including the Equitable City 
Center, Mone Plaza, Cosmos Village, and the Wilshire Entertain
ment Center, including a mega movie theatre and a departmen
tal store. A little north of this complex, the owner of Uraeok, a 
well-known Korean restaurant, will build the Courtyard project, 
with projected costs exceeding $20 million.

A few blocks away, the shuttered 1. Magnin department store 
has become Wilshire Galleria, an upscale Korean arcade featur
ing a high-end jewelry and apparel store, beauty treatment bou
tiques, and an art gallery.

A transnational Korean medical clinic group took over the 
old Queen of Angels Hollywood Presbyterian Hospital and built 
a mega-medical building called Town Medical & Health Plaza. 
Developers are converting several high-rise office buildings along 
Wilshire Boulevard into 2,000 luxury condos and apartments.

The eight California-chartered Korean banks in Koreatown 
are all within several blocks of Wilshire, sometimes called the 
"Korean Wall Street." They now have combined assets of about 

A great influx of South Korean capital partly con-
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tributed to founding almost a dozen Korean American banks, in
cluding a few transnational ones. Hanmi Financial Corporation, 
emerged as the clear leader in Korean American banking in 2004 
when it took over rival Pacific Union Bank, a transnational Ko
rean bank. Flanmi, continuing its business-oriented orientation, 
has its headquarters on Wilshire Boulevard in Koreatown and 
twenty full-service branches from San Francisco to San Diego, 
with $3.1 billion in assets.

After the 1992 Unrest, during which many Koreatown busi
nesses were burned and looted, Koreatown and mid-Wilshire 
properties lost much of their value. Nonetheless, Korean proper
ty developers expanded their holdings. By 1999, Koreans owned 
an additional 3.5 million square feet of commercial property in 
nearby mid-Wilshire, of which Korean and Korean American 
businesses occupied only 40 percent.54 David Y. Lee, an inter
nist turned real estate tycoon, is a leader in the transformation 
of Wilshire. As of 2005,55 Jamison Properties, Lee's real estate 
investment and management company, owns 70 office buildings, 
and controls 20 million, square feet of space worth $3 billion. It is 
the largest owner of commercial property in Los Angeles county, 
and is by far the largest landlord in Koreatown.

The changes have created a Koreatown that is heavy on. ven
ues for Korean adults but lacking in parks and other recreational 
facilities for children. In what follows, we explore two of the 
most popular loci of Koreatown in order to illuminate the spa
tial practices of segregation and spectacularization, an essence of 
postmodernity.

Elite Koreatown: Shops, Clubs, and Massages
Noblesse on the Surface
Los Angeles Koreatown on the surface has been beautifully re
built, hiding some Korean establishments that have not recov
ered from the damages and loss of the 1992 Los Angeles Unrest. 
Indeed, there are seemingly too many upscale shopping centers, 
restaurants, nightclubs, or spas for one of the poorest neighbor
hoods in the city. High-end, kitschy coffeehouses are the rage, 
including one Titanic shaped venue, where a cup of regular cof
fee costs about $5, more than double prices at Starbuck's.

Many retail stores, restaurants, and service businesses in the 
area faltered during the economic slump of the early 1990s. The 
1992 Unrest added fuel to the economic fire. The shattered stores 
and restaurants were replaced by bars, karaoke, "singing" rooms,
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pool halls, cafes and other businesses centered on nightlife. It is 
also true that Koreatown exhibits one of the highest concentra
tion of private educational institutions, over 200 churches/tem
ples as well as over 100 Community Based Organizations.

Le Prive
From 1997 to 2002, more than forty zoning permits involving al
cohol sales have been granted in the Koreatown portion of former 
City Councilman Nate Holden's district. The Western-Wilshire 
neighborhood, for instance, has about twice as many liquor es
tablishments relative to population per state guidelines. That 
area now has the highest crime rate in the Los Angeles Police 
Department's Wilshire Division and is among the most crime- 
ridden districts in the city. Much of the crime is fueled by alco
hol. Intoxicated bar patrons are sometimes robbed when leaving 
drinking spots while Koreatown clubs and bars exacerbate the 
problem by selling hard liquor by the bottle.

Among the array of liquor businesses that have opened in 
the district are karaoke clubs with private rooms for drinking 
and singing; hostess bars filled with women who accompany 
customers for drinks and tips; and "booking clubs" like Le Prive, 
the largest nightclub in the city, where waiters act as paid match
makers for young singles.

Few areas in Los Angeles, if any, have as lively a night life, 
as many after-hours spots or as much energy in the wee hours 
as this ethnic enclave [meaning Koreatown] near Hollywood 
and downtown Los Angeles. Police officials estimate that there 
are more than 500 nightlife establishments. The district, which 
encompasses roughly a 20-by-20-block area, has the feel of a 
mini-Seoul, dotted with Korean signs and menus with few trans
lations; smoking is tolerated everywhere—outdoors, indoors, 
sometimes right under the "No Smoking" sign. A visitor gets 
the sense that "in Koreatown, after dark, different rules apply." 
Although it is dominated by Korean Americans, the nightlife is 
increasingly attracting non-Asians.

A night out in what insiders call K-town might begin with din
ner or warm-up drinks and nibbling at a stylish cafe with giant vid
eo screens, and then proceeds to dancing at an exclusive nightclub 
or singing at a karaoke "music studio" until dawn. Every club has 
an age group, ranging from the early twenties to late fifties.60

Le Prive's admission protocol is the following: reservations 
must be made through one of the club's waiters. The waiters'
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names (e.g., Romeo, Rambo, Jet Li) and cell phones are available 
only by word of mouth. Koreatown nightclubs are known for 
"booking." Booking means a ritual at night clubs in which, at the 
request of men, waiters ask and sometimes drag women to meet 
men at other tables.

Although some young Korean American males complain 
about the high club cost, which is equivalent to their weekly wag
es, the majority of club goers seem to enjoy it thoroughly, finding it 
hard to adopt a critical stance towards this upscale nightclub.

Fragrance Spa and Sports Center
Along with the clubbing phenomenon, part of the Los Angeles Ko
reatown rituals includes a visit to the $40 million Aroma Wilshire 
Center (previously known as "Aroma Sporex"61), which is a stark 
visual contrast to the neighborhood's fading gems like the Ambas
sador Hotel and Bullocks. The Aroma Center serves as a sign that 
luxury is returning to Wilshire, and that Koreatown itself is on the 
upswing. There are now more than fifty Korean health spas in LA, 
according to the Koreatown Chamber of Commerce.

The five-story, steel and futuristic glass building is topped 
with the first and biggest video (LCD) screen in the county vis
ible for half a mile. It advertises golfing and the relaxing spa 
services inside. Inside, there is a VIP restaurant and nightclub, in 
addition to a shopping mall with a Korean American bank and 
shops selling vitamins and golf accessories.

For $20,000, you can become a lifetime member, or for a more 
conservative $35, you can get a one-time pass to the Aroma Spa, 
the most sophisticated one in the city.

Aroma is a replica of a similar facility in Seoul, and offers 
massages, baths, saunas and steam rooms, including some with 
jade floor and mud walls of red clay imported from South Ko
rea's Cholla province. With the push of a button, golfers can 
summon a waitress to bring freshly squeezed orange juice while 
they practice at the indoor driving range. The one at Aroma is 
the largest with four floors of platforms overlooking an enclosed 
net and a big red target in the distance.

The Aroma Center was built in 2001 by Hanil Development 
of South Korea, a large cement and construction company that is 
an affiliate of Hanil Engineering and Construction Co., Ltd.

Eighty percent of Aroma's clients are Korean, while the rest 
are Russian, Armenian, or other white American professionals, 
with some African American and Latino.
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According to Park and Lee,63 while the Aroma Wilshire 
Center was mainly financed by the Hanil Development Corpo
ration, the construction project was institutionally as well as fi
nancially assisted by the city government and council (moved 
by Nate Holden). "The allocation of section 108 funds to the 
Aroma Wilshire Center was based on the City Council's argu
ment that the facility was 'necessary and appropriate to aceom-

In terms ofplish the city's economic development objectives, 
the racial make up of the site's employees, half the workers are 
Korean while the other half are Latino. Latinos are employed as 
security guards, parking guards, maintenance workers, garbage 
collectors, and dishwashers. Many of these Latino employees 
are part-time workers and paid by the hour.65 Finger-pressuring 
masseurs are usually joseonjok (Korean Chinese) women. Per
sonal trainers are either white or Korean American.

'"64

Development Versus Destruction
The remarkable growth of Koreatown has increased prop

erty values and profits, facilitating the concentration of profes
sional businesses (e.g., law offices, CPA offices, clinics, etc.) and 
financial institutions.

Koreatown's redevelopment contained its own paradox. On 
the one hand, gentrihcation led to the displacement of the estab
lished residents and small business owners. Well-publicized Ko
reatown labor disputes involving Korean businesses and business 
owners versus Latino hotel, garment, restaurant, and supermarket 
workers were also a part of this gentrihcation. On the other hand, 
elements of South Korean modernity such as the increasing num
ber of upscale nightclubs, restaurants, and spas were accompanied 
by serious social problems such as rising problems with alcoholism, 
drunk driving, prostitution, drug trafficking, and gang violence.

In 2005, people from the nightclub and entertainment industry 
were overrepresented in the Wilshire Center-Koreatown Neighbor
hood Council meetings. Nam Kouen Kim, owner of tire Live City 
4001 dub on 6th Street, was council president and a Kim supporter, 
Shawn Lim, owner of Kar Nak night dub on Wilshire Boulevard, 
was elected the council's first vice president. Nonetheless, with a 
strong Korean turnout, all but four of the thirty-two boardmem- 
bers elected in last December were Korean American. Citywide 
voters approved a ballot measure in 1999 to create a network of 
neighborhood councils that would allow residents and business 
owners to have a greater say in important decisions. Major issues
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in Koreatown were conditional use permits, liquor licenses, and 
the expansion of businesses into the residential neighborhoods, 
along with issues such as compensation for Korean American vic
tims of the 1992 Unrest, combating crime, reducing traffic conges
tion and building a senior center in Koreatown.

Liquor businesses are heavily concentrated in Koreatown. 
For instance, while there are 153 businesses with liquor selling 
licenses in Beverly Hills, there are 498 in Koreatown, which is 300 
percent higher. In addition, Koreatown has an overabundance of 
twenty-four-hour pool halls, PC rooms (Internet cafes), karaoke 
bars/singing houses, nightclubs, and room salons.

A sharp increase in drunk driving among Korean youth in 
Los Angeles is causing wide concern in the Koreatown commu
nity. An editorial in the daily Korean-language Korea Times held 
Koreans' drinking culture responsible. The number of yotmg 
Korean Americans in their late teens and early twenties arrested 
for drunken driving in the Los Angeles area is up. "Before 2000, 
there were not that many young drivers who were arrested.

Another bigger problem has to do with commodification of 
gender/sexuality in tandem with the increasing number of wom
en working in various entertainment venues. Koreatown's upscale 
entertainment industry also attracts organized criminal networks 
that supply prostitutes and drugs. There are about 150 Korean 
immigrant-owned prostitution houses, employing 1,000 Korean 
women69 via a joint venture of Korean, Chinese, and Russian, or
ganized criminal gangs. Prostitution and smuggling rings, in con
junction with drug trafficking, run a kind of business corporation 
covering areas including immigration service, a travel agency, a 
lawyer's office, and a taxi company.™ Most prostitutes often make 
$15-20 thousand a month; however, they often end up with noth
ing after paying off their smuggling fee of $20,000 and various 
other surcharges. Besides houses of prostitution, there are related 
legal and illegal businesses: dating, escort services, room salons, 
chiropractors, finger- pressure, massage parlors, and others.

Displacement
As a consequence of redevelopment-led gentrification, the old resi
dents and small business owners have been subject to displace
ment. Jacinto Lopez, a resident of Los Angeles' Koreatown, is 
searching for a new apartment. A developer recently bought his 
building, a dilapidated art deco apartment complex constructed 
in 1922. The development company plans to refurbish the apart-
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ments and double the rent for each unit. Lopez works in a lo
cal Korean-owned supermarket and cannot afford to pay $500 a 
month in rent on a minimum wage salary. "Even if I work over
time, I can t afford to pay/' Lopez laments. He is now searching 
for a new place to live and speculates that he will have to move 
out of the neighborhood. This will mean leaving behind friends 
and family and a longer bus commute to work. In. addition, if 
rental rates continue to increase, his sister and her young children 
will also be forced to move out of the neighborhood. "She'll have 
to find a new apartment, a new babysitter, and a new job," Lopez 
worries. "This is our neighborhood, we like living here but no
body is listening to us. None cares about what we need."

Lopez' experience is representative of a gentrification trend 
in one of Los Angeles' poorest and most densely populated 
neighborhoods. Gentrification is the process in which low-in
come, often immigrant community residents are displaced from 
a neighborhood by rising costs due to an influx of wealthier, of
ten white middle-class professionals.

Signs of gentrification are increasingly evident in Koreatown: 
"Rents in the area are climbing, in some buildings as much as 200 
percent in three years."71 In the same period, one San Francisco- 
based developer bought thirty-six Koreatown apartment build
ings.72

While the development projects planned in Koreatown will 
bring jobs and revenues to a poor neighborhood, little research 
has been done on the impact these projects will have on the fami
lies who already live, work, and own businesses in this commu
nity. In addition, few efforts have been made to include commu
nity members in tire development process. Resident families and 
small business owners have few, if any opportunities to express 
their concerns about the rapid changes in their communities.

Given these changes taking place in Koreatown and the larg
er impact new development projects have already had, it is im
perative that community members, researchers, and policymak
ers work together to develop a sustainable community-based 
development plan that will prioritize jobs, housing, education, 
and other community needs.

Conclusion
Ethnic enclaves like the Los Angeles Koreatown have long been 
painted with xenophobic, orientalist, or exotic portrayals such as 
"Blossoming Bohemia' It's Koreatown, Jake." However, theor

<N

A
m

er
as

ia
 Jo

ur
na

l 200
8

.u



Los Angeles Koreatown is a pronounced signifier of identity and 
physical space for the Korean diaspora in the U.S.

We argue that the conventional term, "ethnic enclave," needs 
to be replaced with "ethnic nexus" in identifying the role of Los 
Angeles Koreatown in linking the diffused Southern California 
Korean American communities. For similar reasons, in 1997, Wei 
Li came up with the alternative term, "ethnoburb," in referring 
to Chinese American communities in San Gabriel Valley suburbia. 
One important characteristic, she pointed out, was that the forma
tion of the ethnoburb is an outcome of global economic restructur
ing. Los Angeles Koreatown has been subject to similar influx of 
transpacific capital while remaining urban, hence tire area cannot 
be labeled as just another "ethnoburb." The ethnic nexus is un
bounded linkage that Is the term " Korean" plays an important 
psychological role and significance in linking various suburban 
Korean American communities as a hub of this region. Also, eth
nic enclaves have been m.i.sconceptualized "as internally cohesive, 
sodo-culturally homogeneous, and rather isolated from globaliza
tion."73 We would like to include the following characteristics in 
this new notion of "ethnic nexus" with the following:

1) It is a voluntary settlement.

2) Korean Americans are a minority (20 percent of the population) in 
this multiethnic neighborhood.

3) Workers and customers do not belong to the same ethnic group.

4) Its economy provides workers with limited upward mobility.

5) It is not an isolated unit. It is in close contact with local, regional, 
national, and transnational, or global forces.

6) It is still a central point with various affiliates, radiating from or 
overlapping. It forms a nomadic land in linking suburban Korean 
American communities.

7) Economically speaking, Los Angeles Koreatown is an important 
arena for Korean Americans' consumption as well as that of pro
duction of capital or service industry. It is also geared to luxuri
ous, conspicuous consumption as well as ethnic and affordable 
consumption. It fulfills social requirement of shopping such as 
language and culture.

8) Los Angeles Koreatown has been a mecca of Southern California Ko
rean Americans' political and sociocultural activities.
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Koreatown can be viewed as a "contested nexus," caught 
at the crossroads of local, regional, national, and transnational 
forces. Conflicts revolve around actors with differential access 
to resources and power. In the 1990s, Koreatown was one of the 
most densely populated, poorest, and multiethnic neighborhoods. 
Subjected to redevelopment plans by the state and local and trans
national capitalists, local small business owners and residents 
were displaced and symptoms of gentrification began to emerge. 
The effectiveness of redevelopment plans, polarized communi
ties along class lines. Issues that continue to be debated include 
community demands for living wage jobs, local hiring, affordable 
housing, money for job training programs, community benefits, 
parks, and childcare centers. Under such circumstances, the Kore
an immigrant middle class assumed a central role in producing a 
bourgeois sense of community well-being; conversely, differential 
conflicting affiliations around class identities were constructed by 
working-class Koreans and Latinos.

Ultimately, the influx and deployment of overseas capital 
has made possible Koreatown's redevelopment. The resultant 
gentrification75 turns out to be a more classic capitalist restruc
turing than what is called "Manhattanization." Usually, artists, 
musicians and hipsters move in, congregate and create a bohe
mian lifestle, but in Los Angeles7 case, their role has been pas
sive, drawn by the vibrancy of the neighborhood. They were not 
able to change Los Angeles Koreatown's structural or architec
tural urban environment unlike earlier artists in Soho or Green
wich Village, who transformed former industrial and warehouse 
spaces into lofts and studios. Along with the influx of transpa
cific capital, came the wave of the upwardly mobile middle class, 
often working in the rapidly growing services sectors of Korean 
Americans and non-Korean Americans who did groundwork in 
raising the surplus value of these urban spaces. David Harvey's 
Marxist interpretation of the "circuits of capital" indicates that 
the primary requisite of a capitalist economy is a continuous cir
culation of capital. "The circulation of capital follows only one 
cardinal rule: that value be increased."76

Within the boundaries of Los Angeles, Korean Americans 
were able to organize and coordinate recreational and leisure ac
tivities with a certain degree of flexibility. Koreatown is symp
tomatic of other postmodern spaces in Los Angeles. The spatial 
segregation goes hand in hand with social polarization. Borrow
ing from Pierre Bourdieu,77 the distinction in consumption spacA
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es, preferred by the Korean American nouveau riche, indicates 
distinction in lifestyles and cultural tastes, which furthermore as
serts a newly acquired status, again reflecting or projecting these 
class distinctions. In other words, Le Prive and Aroma Wilshire 
Center are defined here not as individual consumer spaces of 
nightclub or health spa, but as symbolic spaces showing differ
ent living standards and lifestyles.

The process of criminalization of the poor has been eloquent
ly described in Davis' account of Los Angeles and Caldeira's78 
account of Sao Paulo, Brazil. Likewise, much of the Koreatown 
elite and the middle class began to seek sanctuary in a segregat
ed organization of space that offered a "safe" separation between 
classes—one that guaranteed that the growing population of the 
slums would not interfere with their everyday life. The prior
ity of upscale shopping centers is to secure shoppers' safety, as 
reflected in their design. Although they are public spaces, their 
access is controlled. If you cannot page your own waiter, your 
access to upscale nightclubs is denied. At luxury spas, costly 
membership already screens who can enter these places.

At the same time, these places capitalize on the spectacle of 
South Korean modernity or post-Korean lifestyle.79 There are ele
ments of nostalgia for the culture of homeland that they left. Al
though the upscale nightclub is based on understanding of Ko
rean culture in general, it is a selective appropriation of modern 
South Korean culture.

The transnationalism that pervades the landscape of Kore
atown is not politically innocent. A fine blend of persuasion and 
coercion is always at work in the organization of Koreatown's ar
chitectural, spatial, and social setting. These places are governed 
by local hegemony: Korean immigrant elite and their imagina
tion—one that utilizes the discourse of "modernity" and "con
sumption" to legitimize inequality.

Thus we call for a "distinction" oriented and racialized/ 
classed/gendered theoretical intervention in future analyses of 
gentrification.. Otherwise, the surplus wealth that Koreatown's 
market-driven entertainment produces will continue to fuel 
economic and cultural inequities and to provoke a pathology of 
want among various classes of disenfranchised Korean, Mexican, 
and Central American immigrant workers.
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Uneven Effects
The Mixed Story Of Transit-Oriented 
Gentrification In Los Angeles

Anne Brown
University of California, Los Angeles

Transit-oriented gentrification studies in Los Angeles record contrasting findings, 
but yieid consistent implications for station area planning. As these cases dem
onstrate, simpiy building transit will not gentrify neighborhoods; a blend of built 
environment factors, development, and government support are needed to cata
lyze gentrification. This paper reveals the importance of government involvement 
as both the precursor of gentrification and protector of residents. Given this, cities 
should enact multipronged and context-sensitive policies to protect incumbent 
residents from gentrification's potentially negative effects. A mix of housing poli
cies can help residents weather rising housing costs, remain in neighborhoods, 
and capitalize on increased local amenities.
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1. Introduction

Neighborhood gentrification is never simple or straightforward; it affects each 
neighborhood differently, may have both positive and negative effects, and is 
driven by site-specific forces. While gentrification has been on both scholars’ 
and practioners radars since Ruth Glass coined the term in 1964, its definition, 
drivers, and effects are still hotly debated. Research links gentrification to several 
neighborhood preconditions, such as changing lifestyle preferences and profes
sional clusterings in cities (Freeman and Braconi 2004), and recent studies have 
increasingly investigated the role of transit as a driver of neighborhood gentrifi
cation (Chappie 2009; Dominie 2012; Kahn 2007; Pollack, Bluestone, and Bill- 
ingham 2010). The potential of transit to spur gentrification is alarming given 
the current transit renaissance in cities across the United States. For example, 
Los Angeles County Metropolitan Transportation Authority (LA Metro) plans 
ro invest nearly $40 billion in rail and transit-corridor capital alone in the next 
thirty years to encourage alternatives to driving and reduce carbon emissions 
(LA Metro 2009). Despite these admirable goals, more attention has been given 
to transits mobility opportunities and less to its neighborhood effects. Studies 
of Los Angeles find conflicting evidence on how transit affects neighborhoods. 
Given these findings, it is important to consider what transit investment means 
for future neighborhood diversity and how planners and policymakers can pro
tect neighborhoods in crisis and threatened by the potentially adverse effects of 
gentrification. This paper rackles two sets of questions: first, has transit already 
gentrified neighborhoods in Los Aigeies, and how does evidence vary by loca
tion and across modes; and second, given the uneven pattern of gentrification 
around transit, how might planners prepare and protect neighborhoods from 
gentrification’s negative side effects?

2. Why Might Transit Gentrify Neighborhoods?

Drawing on the existing gentrification literature, this paper defines gentrification 
as a process of neighborhood change that results in economic and demographic 
transitions in lower-income neighborhoods (Chappie 2009). Gentrifying neigh
borhoods are typically characterized by disproportionately rising Incomes, inflat
ing housing costs, and higher relative levels of educational attainment compared 
to non-gentrifying neighborhoods (Chappie 2009). While socioeconomic tran
sitions may also result from direct interventions such as economic development 
policies, gentrification is typically either an outcome of such policy interventions 
or an independent phenomenon that occurs as new groups move into typically
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depressed neighborhoods to capitalize on preexisting neighborhood assets, such 
as location or unique housing stock. Importantly, gentrification is not synony
mous with displacement. While gentrification may result in the direct displace
ment of incumbent residents through rising housing costs, much gentrification 
occurs through a gradual succession of higher-income households into a neigh
borhood. In other words, gentrification is more a result of who is moving into a 
neighborhood than who is moving out (Freeman 2005).

Not all neighborhoods are equally susceptible to gentrification: neighborhoods 
are more likely to gentrify when they are home to a high proportion of low-in
come residents (Pollack et al. 2010), higher proportions of renters (McKinnish, 
Walsh, and White 2010), and changing lifestyle preferences that create demand 
for new urban locations or amenities (Freeman and Braconi 2004), Transit-ad
jacent neighborhoods fill many of gentrification’s preconditions: lower-income 
households are more likely to live near transit (Glaeser, Kahn, and Rappaport 
2008); and some households self-select into station areas based on preferences 
to live proximate to transit (Cervero 2006). Correspondingly, Chappie (2009) 
finds that neighborhoods around rail stations may be “particularly susceptible 
to gentrification,” noting that gentrifying neighborhoods in San Francisco are 
“nearly twice as likely to be located within one-half mile of transit than any other 
kind of neighborhood” (2, 5).

3. Transit-Oriented Gentrification in Los Angeles

Since 2000, five studies have investigated gentrification in Los Angeles’ transit- 
adjacent neighborhoods. These studies define gentrification similarly to this 
study, as a process of neighborhood change resulting in socioeconomic transi
tions to increased affluence. While each study employs slightly different vari
able combinations, each adheres to established proxies for neighborhood change 
such as median household incomes and educational attainment rates. Of the five 
studies, four focus on rail stations (Coleman 2012; Dominie 2012; Loukaitou- 
Sideris and Banerjee 2000; Stephens 2012), while one examines the effects of 
Bus Rapid Transit (BRT) (Brown 2014). The focus on rail over bus services in 
these studies reflects both the modal division of transit service in Los Angeles— 
which as of 2015 has six rail lines bur only two BRT lines—as well as the relative 
newness of BRT in Los Angeles. LA Metro completed its first rail line, the Blue 
Line, in 1990. By comparison, BRT was not introduced until the mid-2000s, 
with the Orange and Silver BRT lines in 2005 and 2009 respectively.
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While transit-oriented gentrification studies in Los Angeles record contrasting 
findings, the implications of these studies are consistent and yield important les
sons for station area planning. Three of the five gentrification studies find that 
areas around transit stations in Los Angeles gentrified between 1990 and 2010. 
Dominie (2012) notes that while not all station areas gentrified, the pattern is 
“striking” (79). Overall, areas within one half-mile of rail stations added high- 
income households, lost transit riders, and gained solo car drivers at a faster rate 
compared to Los Angeles County (Dominie 2012). In Los Angeles, 70 percent 
of heavy rail (Red and Purple Line) stations (Coleman 2012) and 60 percent of 
LRT (Gold, Blue, and Expo Line) stations gentrified between 1990 and 2010 
(Stephens 2012). Average educational attainment around rail stations grew at 
a faster rate (77 percent) compared to areas farther from stations (54 percent), 
and heavy rail station areas had both above-median rental costs and higher pro
portions of above-median-income households (26 percent) compared to non
station areas (7 percent) (Coleman 2012).

Contrary to what Coleman (2012), Dominie (2032), and Stephens (2012) find, 
Loukaitou-Sideris and Banerjee (2000) and Brown (20)4) do not find evidence 
of transit-driven gentrification around the Blue Line light rail and Orange Line 
BRT, respectively. Between its construction in 1990 and 2000, Loukaitou-Sid
eris and Banerjee note a startling lack of development around Blue Line sta
tions. They conclude that the Blue Line is “missing antecedents for community 
and economic development,” including low densities that are less supportive 
of development, industrial land uses surrounding stations, a lack of design and 
planning efforts around stations, and regulatory barriers such as zoning (119). In 
particular, Loukaitou-Sideris and Banerjee (2000) identify public-sector partici
pation and supportive policies, such as relaxed density or zoning specifications, 
as most critical in station area development. In the case of the Blue Line, devel
opment fell short due to a lack of coordinated transit, station, and land-use plan
ning (Loukaitou-Sideris and Banerjee 2000). While development is not identical 
to gentrification, scholars cite capital investment as both a principal instigator 
and effect of gentrification (Davidson and Lees 2005).

Brown (2014), too, finds insufficient evidence to conclude that stations around 
the Orange Line BRT gentrified between its opening in 2005 and 2012. Like 
Loukaitou-Sideris and Banerjee (2000), she observes an absence of development 
around the Orange Line during this time. Supporting this connection, Hook, 
Lotshaw, and Weinstock (2014) find that “there is nearly a direct correlation” 
between the level of transit-adjacent investment and the level of government 
support; without governmental support, little investment will occur (7). With 
international studies repeatedly finding higher housing costs and land values
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around BRT stations (Munoz-Rasldn 2010; Rodriguez and Targa 2004), Brown 
(2014) concludes that while gentrification has not yet occurred around Orange 
Line stations, the Orange Line has latent potential for development and may 
gentrify in the future. This future is likewise plausible in light of LA Metro’s cur
rent plans for station area development (Brown 2014).

Given the contrasting stories outlined above, why did some transit-adjacent 
neighborhoods gentrify while others did not? One marked difference between 
gentrifying and non-gentrifying neighborhoods, noted by both Loukaitou-Sid
eris and Banerjee (2000) and Brown (2014), is the level of government initia
tive and support of local development. While little to no government support 
or development occurred around either the Blue or Orange Lines, new devel
opment rings many of Los Angeles’ other rail stations. Often with supportive 
governmental policies, new transit-oriented developments, such as those at 
Wilshire/Vermont or Hollywood/Highland, have transformed Metro rail-adja
cent neighborhoods. The importance of government support and intervention 
in stimulating development echoes earlier work by Knight and Trygg (1977), 
who argue that transit alone will not stimulate development; instead, support
ive local politics, the availability of developable land, and favorable station area 
characteristics are equally important (Knight and Trygg 1977). Therefore, while 
public initiatives may spark investment and gentrify transit areas, government 
interventions, such as affordable housing provisions, may also help to preserve 
existing neighborhoods as discussed in the following section.

4. Looking Ahead: Transit Investment and Policy 
Responses

As Los Angeles transit demonstrates, simply building transit will not gentrify 
neighborhoods; a blend of built environment factors, development, and gov
ernmental support interact to gentrify neighborhoods. However, given the im
portance of government intervention in stimulating development, and thereby 
indirectly facilitating gentrification, governments should employ place-specific 
policies to protect incumbent residents from gentriflcation’s potentially negative 
effects. Government-based policy considerations are particularly important giv
en the continued proliferation of transit-oriented development projects across 
the country, including many proposed in Los Angeles (LA Metro 2015).

Proactive policies to create or preserve permanent affordable housing are the 
most commonly cited way to protect residents from displacement and ensure 
mixed-income housing supply around transit stations (Chappie 2009; Levy,
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Comey, and Padilla 2006; PolicyLink 2014). Governmental action is often nec
essary to protect or create affordable housing around transit {Chappie 2009; Pol
lack et al. 2010). As of yet, no single best practice to protect affordable housing 
has emerged. Therefore, policymakers will have to use a smattering of policies— 
a “silver buckshot”—rather than a silver bullet to preserve low-income housing 
choice in transit-adjacent neighborhoods. A multi-pronged approach, including 
cooperative housing, expanded affordable housing supply, just-cause eviction 
controls, and rent control, can help to maintain affordable housing around tran
sit (PolicyLink 2014). Additional government interventions may include en
abling conditional use permits, developer incentives, or other regulatory policies 
to ensure a steady supply of affordable housing within transit-adjacent commu
nities (Levy et al. 2006; Pollack et al. 2010). Investing in neighborhoods with
out engendering displacement may create positive benefits for residents such as 
enhanced services or public schools (Chappie 2009).

In addition to creating affordable housing provisions, cities should make two 
other considerations. First, station design may affect a neighborhood’s propen
sity to gentrify (Kahn 2007), which underscores the need for sire-specific plan
ning and policies catered to individual locations. Second, cities can pair site- 
specific plans and affordable housing provisions with people-based initiatives. 
Community-building measures to help low-income households build assets and 
Income may also help buffer families against rising neighborhood costs (Levy et 
al. 2006).

Maintaining diversity in transit adjacent neighborhoods is more than just plan
ning; it’s also smart planning. Low-income households, which may be displaced 
by gentrification, are more likely to ride transit compared to higher-income 
households that move into gentrifying neighborhoods (Pollack et al. 2010). 
Therefore, ironically, transit-oriented development could also erode the very rid- 
ership it hopes to induce by displacing the most transit-depen dent populations 
(Pollack et al. 2010). Cities aiming to decrease auto dependence and promote 
sustainable travel patterns further these goals by protecting affordable housing 
around stations, granting transit access to those who use it most.
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5. Conclusion

While studies of Los Angeles’ transit reveal mixed gentrification effects, it is clear 
that some neighborhoods are in crisis as residents face potential displacement if 
policymakers do not intervene. The importance of government involvement as 
both the precursor of gentrification and protector of residents is clear. A mix of 
housing policies can protect incumbent residents from threats of displacement 
and help them to weather rising housing costs, remain in their neighborhoods, 
and capitalize on increased local amenities. At the same time, future research 
should evaluate such policies to identify those that best mitigate the negative ef
fects of gentrification. Although this paper identifies multiple strategies, a more 
systematic evaluation of the policies’ relative effectiveness will enhance low-in
come households’ ability to remain in gentrifying neighborhoods.
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Pico Union, Los Angeles. Students from UCLA’s Urban Planning program listen 
to community organizer from Pico Union discuss the difficulties facing local 
residents in maintaining their homes and community as external investment 
increases local land values. Photograph by Rebecca Crane.
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HIGH HOUSING COSTS ELEVATE CALIFORNIA 
TO #1... IN POVERTY
As Californians, we are proud to live In a state that boasts worid-renowned innovative high-tech, 
cultura! diversity, a major film and television industry, beautiful weather, and vacation destinations 
like Lake Tahoe, Yosemite, San Francisco and San Diego. As the largest and wealthiest state, we lead 
the nation. But, our severe shortage of affordable homes has made us a leader in areas in which we 
would rather not lead. We lead the nation in the number of people experiencing homelessness. We 
lead the nation in poverty rates. We lead the nation in overcrowded rental homes and severely rent- 
burdened households. We lead the nation in the largest shortage of affordable rental homes. Is this 
really how California wants to lead the nation?

IMPOSSIBLE CHOICES: Rent or Groceries? Rent or 
Medication? Rent or a Bus Fare to Work?

Housing costs play a critical role in the economic stability of 
lower-income families as well as their physical and psychologi
cal wellbeing. For those renters with lower incomes, high hous
ing costs consume a large and growing portion of their earnings, 
leaving little to spend on other essential needs like transporta
tion, food, and healthcare, driving more households into poverty. 
Lack of an affordable home can undermine family health and 
children’s educational attainment and future opportunities, 
other vulnerable groups such as disabled adults and seniors on 
fixed-incomes, lack of affordable housing can lead to loss of inde
pendence and higher costs to the public due to increased need 
for emergency healthcare or placement in nursing homes.

CALIFORNIA HAS 

THE HIGHEST 

PERCENTAGE OF PEOPLE 

LIVING IN POVERTY OF 
ANY STATE

WHEN HOUSING COSTS 

ARE FACTORED IN

1. 2

3, 4For

5, 6

CALIFORNIA HOUSEHOLD EXPENDITURES BY INCOMEItHOUSEHOLDS IN LOWEST 
INCOME QUARTILE
Food, Transportation, 
Health Care, and 
other needs:

MEDIAN INCOME 
HOUSEHOLD

Food, Transportation, 
Health Care, and 
other needs:

k

Housing

W 73%67%33%
Source: LAO Report "California's High Housing Costs: Causes and Consequences", 2015.

1 IN 4 CHILDREN IN CALIFORNIA IS LIVING IN POVERTY
It should be of great concern to our state’s leaders that when the cost of housing is accounted for, 
California has the highest percentage of people living in poverty of any state in the nation, 
when the effects of social safety net programs are considered, California’s poverty rate is more than 
22%, meaning that more than eight million people in the nation’s largest and richest state are living in 
poverty, including one in every four children.9 Since the vast majority of these households rent their 
homes, this report will focus on the relationship between the supply of affordable rental homes and 
their availability to lower-income Californians.
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KEY FINDINGS
* The state’s shortfall of 1.54 million rental homes for extremely low-income (ELI) and 

very low-income (VLI) renter households contributes substantially to California's 
22% poverty rate, the highest poverty rate of any state.

* Three quarters of ELI and VLI households without access to an affordable home 
pay more than 50% of their income on rent, leaving inadequate funds to pay for 
other basic necessities like food, transportation, and healthcare.

•. Since 2000, rents have increased by 21%, while renters’ incomes have declined 
by 8% (accounting for inflation).

* California has the worst renter overcrowding in the country, resulting in significant, 
negative impacts on health and academic achievement.

• State and federal investment in the production and preservation of affordable 
housing in California dropped 69% since the great recession.

HOW FAR BEHIND ARE WE? 
More Than 1.5 Million Afford
able Rental Homes Needed

SHORTFALL OF AFFORDABLE 
AND AVAILABLE RENTAL HOMES

2,500,000 ®........ -......H
California’s 2.2 million ELI and VLI renter households 
are competing for only 664,000 affordable rental 
homes.10 This leaves more than 1.54 million of Cali
fornia’s lowest income households without access to 
affordable housing in a state with 21 of the 30 most 
expensive rental housing markets in the country.11 VLI 
households are those that earn less than 50% of the 
area median income, while EL! households earn less 
than 30%. There isn’t a single county in California that 
has a sufficient number of affordable rental homes for 
these households.

r—|

2,000,000 *• i..®

-I--*1,500,000

r Shortfall

I
VLI1,000,000 -I..@

■ ELI
l___ ITHERE ISN’T A SINGLE 

COUNTY IN CALIFORNIA 
THAT HAS A SUFFICIENT 

NUMBER OF AFFORDABLE 
RENTAL HOMES FOR 

ELI AND VLI HOUSEHOLDS.2

500,000 §

0 4$

Rental Affordable and
Households available rental

homes
Source: NLIHC Analysis of 2013 ACS PUMS.

For more explanation of this year's data compared to 
last year 's, see endnote IS.
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The current shortfall in affordable homes is due in part to the 8% decline in California renters’ 
median incomes and simultaneous 21% increase in rents since 2000.14Another primary factor is 
the 69% overall decline in state and federal investment since 2008, including the $1 billion in an
nual redevelopment funding that was eliminated in 2012.15

CHANGE IN INFLATION ADJUSTED MEDIAN RENT AND RENTER INCOME 2<

30%
$2,586.60 lncrease ^ annual 

................... median rent25%

20% %
Change 
in Rent15%

10%

5%

%0% i ■ff i iI IW-

Change 
in Renter 
Income

2000 2001 2002 2003 2004. 2005 2006 2007 2008 2009 2010 2011 2012 2013
-5%

-10%
i Decrease in annual 

. . median income
-$3,688.59

-15%
Source: CHPC analysis of 2000-2013 of Census and ACS data. Median income and rent from 2001-2004 are an estimated trend.

STATE AND FEDERAL INVESTMENT IN AFFORDABLE HOUSING

3,000,000,000
Redevelopment

2,500,000,000
HCD

2,000,000,000

hud n
1,500,000,000

1,000,000,000

500,000,000 II0
201120102008 2012

2013
2013
2014

2009
2010 20112009 2012

FUNDING SOURCE FY 2008-2009 % CHANGEFY2013-2014

Redevelopment $1,142,555,324 $0 -100%

HCD $680,429,821 $245,937,092 -64%

HUD $778,782,375 $561,051,019 -28%

Total $2,601,767,520 $806,988,111 -69%

Source: CHPC analysis of2000-2010 annual HCD Redevelopment Housing Activities Reports 2010-2011 2011-2012 are estimated; 
2002-2014 annua! HCD Financial Assistance Programs Reports; and 2001-2015 annua! HUD CPD Appropriations Budget data.

4



THE SHORTFALL OF AFFORDABLE RENTAL HOMES IS 
EXACERBATING POVERTY IN CALIFORNIA COUNTIES
The counties with the largest shortfalls of homes af
fordable to ELI and VLI renter households are spread 
throughout the state in both coastal and inland areas. 
The largest shortfalls of affordable rental homes oc
cur not just in the most populated counties but also 
in those with high housing costs relative to ELI and 
VLI incomes. In Orange County, for example, there 
are only IS affordable and available homes per 100 
ELI and VLI renter households.16 This means that 
the vast majority of low-income renters in Orange 
County are forced to pay housing costs beyond their 
means, leaving little left for other basic necessities.

10 COUNTIES WITH LARGEST 
SHORTFALL IN HOMES AFFORDABLE 

& AVAILABLE TO ELI AND VLI RENTERS

Shortfall of Homes 
Affordable and 
Available to ELI 
and VLI Renters

Affordable and 
Available Homes 
per 100 ELI and 

VLI Renters

COUNTY

Los Angeles
San Diego
Orange
Santa Clara
Riverside
Alameda
San Bernardino
Sacramento
Fresno
Contra Costa

-527,722
-142,564
-102,266
-67,576
-66,409
-64,428
-63,720
-62,449
-40,727
-36,759

23
22
18
33
28
47

The relationship between high housing costs and 
poverty is clearest when the federal government’s of
ficial poverty measure (OPM), which does not factor 
in housing costs, is compared to poverty measures 
that do. In contrast, the California Poverty Measure 
(CPM), developed by the Public Policy Institute of 
California and Stanford University, incorporates hous
ing costs as well as assistance from social safety-net 
programs. Comparing the OPM and CPM poverty 
rates in the 10 counties with the largest shortfalls in 
affordable rental homes reveals that the exclusion of 
housing costs significantly underestimates poverty 
levels in 8 of 10 counties.17The state's poverty rate 
increases from 16.2% to 22% after factoring in hous
ing costs.

29
37

28
44

Source; NLIHC analysis of 2013 ACS PUMS data.

10 COUNTIES WITH LARGEST 
SHORTFALL AND ADJUSTED 

POVERTY RATE

OPM:
Unadjusted for 
Housing Costs

CPM:
Adjusted for Social 

Programs & 
Housing Costs

COUNTY

Los Angeles 
San Diego 
Orange
San Bernardino
Alameda
Riverside
Sacramento
Santa Clara
Fresno
Contra Costa

18.2%
14.9%
12.8%

18.4%
12.4%
15.9%
17.5%
10.2%

25.3%
12.5%

26.9%
22.7%
24.3%
19.5%
18.4%
20.4%
17.1%
18.7%
20.2%

18.6%

Illustrating the importance of including housing costs 
to obtain a true measure of poverty, Orange County’s 
poverty rate nearly doubles from 12.8% to 24.3%. 
Though generally considered one of California's 
wealthiest counties, Orange County actually has one 
of the highest poverty rates in the state. For Santa 
Clara County, one of the highest income counties 
in the country, the poverty rate also nearly doubles 
from 10.2% to 18.7%, well above the national average. 
The adjusted poverty rate in Los Angeies County is 
perhaps most telling, as it jumps from a moderately 
high 18.2% to the highest in the state at 26.9% when 
housing costs are factored in. in other words, nearly 
3 in 10 households in California’s most populous 
county are in poverty with high housing costs being 
a primary cause.

Source: Stanford University Center on Poverty and Inequality, 

with the Public Policy Institute of California.

THE STATE’S POVERTY RATE 
INCREASES FROM 16.2% TO 22% 

AFTER FACTORING IN 
HOUSING COSTS.
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LACK OF AFFORDABLE RENTALS LEADS TO SEVERE 
RENT BURDEN FOR LOW-INCOME CALIFORNIANS
In 2013, households in the bottom quartiie of Cali
fornia’s earners spent an average of 67% of their 
income on housing.18 Those who pay more than 50% 
of their income on housing are considered “severeiy 
rent burdened.” Households with the lowest in
comes make up the vast majority of severely rent 
burdened households.19 Of the ELI and VLI house
holds who do not have access to an affordable home, 
76% are severely rent burdened, meaning they pay 
50% or more of their income on rent.

SEVERE RENT BURDEN BY INCOME GROUP

100.0%

it % Severely 
Burdened

80.0%

60.0% -

40.0% ..

20.0%

20 0.0%

ELI VLI Low Med Above Med 
Source: NLIHC analysis of 2013 ACS PUMS data.Compared to ELI and VLI households who do have 

affordable homes, severeiy rent burdened ELI and 
VLI households spend hundreds of dollars less per 
month on transportation, food, healthcare, and re
tirement savings.21 These households spend 39% less 
on food and 65% less on healthcare, underscoring 
the connection between high housing costs, health, 
and hunger/malnutrition.22 On the other hand, access 
to affordable rental homes can improve health 
outcomes for these households because they have 
more resources to pay for food and healthcare, as 
well as lowered stress and improved quality of life.

PERCENT OF ELI AND VLI RENTER 
HOUSEHOLDS SEVERELY RENT BURDENED 

FOR COUNTIES WITH LARGEST 
SHORTFALLS OF AFFORDABLE HOUSING

% ELi Severe 
Rent Burden

% VLI Severe 
Rent Burden

COUNTY

Los Angeles 
San Diego 
Orange
San Bernardino
Alameda
Riverside
Sacramento
Santa Clara
Fresno
Contra Costa

81% 56%
83% 56%

83% 75%23
86% 50%
73% 29%In the counties with the worst housing shortage, 

between 70% and 86% of ELI households are severely 
rent burdened, with those in San Bernardino worst 
off followed by Fresno.24Even looking at VLI house
holds in these same counties, the percentage of 
severely rent burdened ranges from a low of 29% in 
Alameda Countiy to a high of 75% in Orange County.

84% 54%
80% 38%
79% 41%
85% 48%
70% 38%

Source: NLIHC analysis of 2013 ACS PUMS data,

THE PEOPLE WHO ARE PRICED OUT OF THE
RENTAL MARKET ARE KEY TO OUR COMMUNITIES
There are 4.7 million workers in California who 
could qualify as VLi - 32% of the state’s workforce. 
These peopie are key members of our communities, 
including home heaith aides, nursing assistants, and 
teachers’ assistants. They are hardworking people 
who care for people’s parents in their homes and 
children in day care centers, who clean hotel rooms, 
work in department stores, and wait tables. Despite 
working full time, these individuals often have so 
little left after paying exorbitantly high rents that 
they easily fall under the poverty line when housing 
costs are factored in.

50% OF STATE MEDIAN INCOME 
FOR A 3-PERSON HOUSEHOLD: $31,350

Job Category Median Income in CA
$29,280 

$28,210 

$23,090 

$23,000 

$22,110 

$20,600 

$18,920

Source: CHPC analysis of 2013 BLS data and 2015 HUD data.

Teacher Assistants 
Nursing Assistants 
Home Health Aides 
Childcare Workers 
Maids and Housekeeping 
Cashiers
Waiters and Waitresses

25
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CALIFORNIA: A LEADER IN OVERCROWDING
Underproduction and high housing costs not only drive households further into poverty, but also lead 
to overcrowded living conditions. Overcrowding is defined as more than one person occupying each 
room in the home (not just bedrooms). While California is home to 12% of the U.S. population, it houses 
30% of the nation’s overcrowded renter households. California has the second highest percentage of 
overcrowded households of any state and, not surprisingly, the worst renter overcrowding in the country. 
Low-income renters in California suffer overcrowding more than twice as often as their peers in the 
rest of the country and three times as often as California renters earning median income or above.

26

RENTER OVERCROWDING BY INCOME GROUP
25.0%

20.0%
California

15.0%
B U.S.

10.0%

5.0%

0.0%
ELIAll VL! Low Income 

Renters
80-100% 

AMI Renters
Over 100% 

AMI RentersHouseholds RentersRenters
Source: CHPC analysis of2007-201! CHAS data.

Overcrowding results in serious, negative impacts on Californians’ physical and mental health and 
children’s educational achievement. Because of greater exposure to infectious diseases and daily 
stressors, people living in overcrowded homes have higher blood pressure and experience more 
psychological distress and helplessness.27 Children living in overcrowded conditions are more likeiy to 
fall behind in school and less likely to graduate from high school.28 We cannot expect our investments 
in healthcare and education to produce the outcomes we seek until we invest in housing affordability 
that reduces overcrowding.

endnotes
1,21 Joint Center for Housing Studies of Harvard University. “America's Rental 
Housing: Evolving Markets and Needs." 2013. http://www.jchs.harvard.edu/sites/ 
jchs.harvard.edu/0les/ahr2013_05-afforciabiiity.pdf 

2,8,9 Public Policy Institute of California and Stanford Center on 
Poverty and Inequality. “The California Poverty Measure: A New Look at the Social 
Safety Net.” October2013. http://www.ppic.org/content/pubs/repoi1/R_1013S8R.pdf. 
This report primarily cites the California Poverty Measure (CPM) rather than the 
Supplemental Poverty Measure (SPM- see endnote 7) because the CPM offers 
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RECOMMENDATIONS
Alleviate poverty, activate California’s economy, and increase the supply of 
affordable homes in California by:

• Passing AB 1335 (Atkins), the Building Homes and Jobs Act, to create an ongoing, predict
able revenue source for the state housing trust fund with a $75 document recording fee on 
real-estate transactions (excluding commercial and residential home sales). AB 1335 could 
generate up to $500 million annually for the production and preservation of homes afford
able to households with extremely low to moderate incomes; and in the process create up 
to 29,000 well paying jobs each year,

• Passing AB 35 (Chiu) to increase the California Low Income Housing Tax Credit by $300 
million per year and increase the percentage of funding for a development that could come 
from state tax credits. This would simultaneously lower the gap that must be filled by other 
diminished housing funds and leverage $600 million in new federal resources.

• Passing SB 377 (Beall) to increase the value of the California Low Income Housing Tax 
Credit by 40% by allowing credits to be sold separately from an interest in the underlying 
property, as other states have done with their state tax credits at no additional cost to the 
State Treasury.

• Making an immediate general fund investment in the state’s existing Multifamily Housing 
Program with a focus on providing permanent housing for those most at risk of homelessness.

Give local governments the tools they need to meet their SB 375 obligations to 
create and preserve affordable homes by:

• Lowering the required voter threshold for local funding measures from two-thirds to 55
percent (the same as it is for local school bonds) to help communities raise revenues to fund 
the development of basic infrastructure including transportation, housing, and parks.

• Requiring the inclusion of a percentage of homes affordable to low and moderate-income
households in new housing developments by passing into law a successor to AB 1229.

ABOUT CHPC
THE STATE CREATED THE CALIFORNIA HOUSING PARTNERSHIP 25 YEARS AGO AS A PRI

VATE NONPROFIT ORGANIZATION WITH A PUBLIC MISSION: TO MONITOR, PROTECT, AND

AUGMENT THE SUPPLY OF HOMES AFFORDABLE TO LOWER-INCOME CALIFORNIANS AND

TO PROVIDE LEADERSHIP ON AFFORDABLE HOUSING FINANCE AND POLICY. SINCE 1988,

THE CALIFORNIA HOUSING PARTNERSHIP HAS ASSISTED MORE THAN 200 NONPROFIT AND

LOCAL GOVERNMENT HOUSING ORGANIZATIONS TO LEVERAGE MORE THAN $6 BILLION IN

PRIVATE AND PUBLIC FINANCING TO CREATE AND PRESERVE 25,000 AFFORDABLE HOMES.
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RACE, INEQUALITY, AND THE RESEGREGATION 
OF THE BAY AREA
Inequality is redrawing the geography of the Bay Area. Low-income communities 
and communities of color are increasingly living at the expanding edges of 
our region. There they often struggle to find quality jobs and schools, decent 
affordable housing and public transportation, adequate social services, and 
environmentally safe and healthy neighborhoods. Those who do live closer to 
the regional core find themselves unable to afford skyrocketing rents and other 
necessities; many families are doubling or tripling up in homes, or facing housing 
instability and homelessness.

The goal of this policy brief is to map the regional transformation currently underway and its implications 

for low-income communities and communities of color. The brief provides data and perspectives to ongoing 

advocacy and organizing efforts that challenge the injustice our divided region represents and seek to create 

a different future for the Bay Area. In this spirit, the brief is meant to inform a framework for how we see and 
respond to regional inequality and the new forms of race and class segregation.1

Among the brief's key findings, between 2000*2014:

• There was a clear and dramatic shift in Black 

populations from the inner to the outer region, 
and the region as a whole lost 22,000 Black 

residents over this period.

• Only ll out of 117 places with a population over 

10,000 residents saw declines in poverty.

• While poverty in Black communities increased 

overall, it increased most dramatically in the 

outer parts of the region.

• The Latino population grew overall, with outer 

regional areas experiencing significant growth.

• Poverty in Latino communities increased 

disproportionately in the outer parts of the 

region, but also increased substantially in some 

inner regional jurisdictions.

• Places with high rates of increase in poverty 

among Asian communities are more dispersed 

than those of Black and Latino populations.

• The proportion of renter-occupied units to owner- 
occupied increased most in the outer region.

• Distances from work increased for people 

living in places with the highest growth rates of 
poverty.

• Places with high growth rates in poverty 

increasingly became home to workers in lower 

wage industries, particularly those in health care 

and social assistance, retail, and accommodation 

and food services.

Taken together, these changes across the region are a call to action for all those committed to a more just and 

equitable Bay Area. Without bold, sustained, and collective mobilization, the region that emerges from this 
transformation will be defined by deep divisions between people and places.
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The Bay Area is in the midst of a great transformation. The region's 
economic growth continues to draw people and investment from 
all over the world. Much of this growth is driven by an expanding 
technology economy and the secondary boom this creates in 
related markets, from real estate to banking. San Francisco and San 
Jose combined account for more than 25 percent of all venture 
capital investment in high tech globally and the region remains a 
global center of real estate investment2 This level of market-led 
growth also translates into dramatic yearly increases in people, 
with over 90,000 new residents arriving between 2014-15 alone.3

While many applaud the Bay Area's impressive economic growth, primarily as measured by gross 
regional product, the inequality that has grown alongside it has become impossible to ignore.4 
Decades of uneven and unequal development risk turning unprecedented prosperity into an engine 
for new forms of injustice for people of color, women, and immigrants. Poor planning and bad 
policy decisions have fueled high levels of racial and economic inequality, and pushed the region's 
geographic boundaries ever further outwards. Lower wage workers are displaced or excluded from the 
places where many of them work, forcing long, expensive commutes.5

Inequality in the Bay Area is driven by a racialized market economy organized 
around the needs of wealthier residents employed in high-wage occupations 
but whose quality of Life is dependent upon a plentiful supply of cheap, flexible 
Labor.6 Inequality also reflects the concentration of political and economic 
resources in affluent places and, as a consequence, the absence of policies and 
practices that support equitable planning.

To better understand how inequality is reshaping the region, we analyzed data 
from 11 counties in the greater Bay Area, recognizing that how the region is 
defined is both contested and fluid. The more common concept of a nine-county 
Bay Area - utilized by the Metropolitan Transportation Commission (MTC) - is 
in part the reflection of state and federal political designations designed to 
recognize and manage the regional nature of transportation, housing, and land- 
use planning and governance. While this designation remains an important 
framework for policy and advocacy efforts, it does not adequately capture the 
dynamic and expanding nature of the region.

This report refers to the inner and outer region, rather than to urban and 
suburban areas, to define the main geographical division of the greater Bay Area.
While the growth of poverty in the outer suburbs is a central concern there are inner-regional suburbs, 
many of which are becoming more affluent, such as along the San Mateo peninsula. At the same time, 
there are also outer-regional cities, such as Vallejo and Modesto, where poverty is on the rise.

The inner region refers to urbanized areas in San Francisco, San Mateo, Santa Clara, Alameda, and 
western Contra Costa counties that touch the lower portion of the Bay, up until San Pablo Bay. This 
includes the three major cities of the Bay Area and the older suburbs. The outer region extends 
primarily east into San Joaquin and Stanislaus counties in the Central Valley, as well as north into

For the purposes of ^ 
this brief, the region . .
refers to the following 
counties: Alameda, Contra 
Costa, Marin, Napa, San . 
Francisco, San Joaquin,*. .. 
San Mateo, Santa , - ; 
Clara,Solano, Sonoma, 
Stanislaus."

’■Not considered part of the MTC 
nine-county region.

Urban Habitat4
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Solano, Napa, and Sonoma counties. We acknowledge that these are not hard and fast distinctions, as 
the data presented here demonstrate, but they do capture important trends in racial and economic 
inequality at the regional scale.7

In line with national trends, poverty in the Bay Area is in the process of migrating out from the center 
(see Map l). Seen in this light, the growth of working-class and low-income communities of color in 
the outer region is the geographic expression of the new labor market, the increasing concentration of 
affluence in the region's economic centers, and new forms of racial segregation.

For much of the past 10 years, attention to the negative consequences of the region's growth has 
focused on gentrification and the displacement of communities of color through speculative real 
estate investment and in-migration of wealthier residents. More recently, a relatively independent 
perspective has drawn attention to the disproportionate growth of poverty in suburban regions across 
the country* Only recently has a more fully integrated regional analysis begun to emerge, which maps 
the relationship between these intertwined processes.’ Viewed from this more holistic perspective, 
displacement appears as the leading edge of regional resegregation.

Viewing regional transformation through the lens of resegregation is important because the racial 
dimension of the new regional inequality is undeniable. Conventional definitions and measures of 
segregation continue to be relevant. However, these emerged from a specific historical period. As 
regions transform, we must also be attentive to changes in what segregation looks like, how it is 
implemented, and how it is lived. Our use of the term "resegregation" is not meant to suggest that 
older forms of segregation are simply being uprooted from inner cities and replanted in suburban soil, 
but that the essential feature of segregation — the unequal allocation of land, resources, and political 
power on the basis of race and ethnicity within a defined place — will be decisive in shaping the 
region of the 21st century.

MAP 1: Shifts in regional poverty, 
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A, County-level view of 
populations, poverty, and 
resegregation
The emerging shape of regional 
inequality is revealed in the uneven 
growth of populations and poverty 
across the Bay Area between 2000-2014 
(see Chart l). The region's population 
grew overall during this period, with 
increases ranging from just under 4 
percent in Marin County to almost 25 
percent in San Joaquin County. The 
proportion of residents living in poverty 
increased in all counties, but the greatest 
increases occurred in Contra Costa, 
Solano, Stanislaus, and Sonoma counties. 
As a point of reference, poverty rates 
increased in the latter three counties at 
more than twice the rate of that in San 
Mateo County during the same period. 
The two most distant counties, San 
Joaquin and Stanislaus, also had the 
highest rates of population growth and, 
as of 2014, the highest levels of poverty.

Regional shifts in communities of color

The shift in Black and Latino 
populations from inner to outer 
regions is dramatic. Although the 
Bay Area experienced significant 
population growth overall between 
2000-2014, the proportion of Black 
residents declined in alt but two 
counties: Napa and San Joaquin, 
each of which saw small increases.
At the same time, poverty in Black 
communities grew significantly in both 
inner and outer regional counties, 
particularly in Santa Clara, Marin, 
Solano, and Stanislaus (see Chart 2).
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The Largest increases in the 
proportion of Latinos relative to the 
total population were in Stanislaus, 
Napa, and San Joaquin, though 
Contra Costa, Solano, and Sonoma 
also experienced increases above 
the regionaL average (see Chart 3). 
San Francisco, Santa Clara, and San 
Mateo counties experienced the 
lowest rates of increase of Latino 
population. Poverty among Latinos 
increased most significantly in 
Solano, Marin, and Sonoma counties.

CHART 3: Latino Population & Poverty Changes by County, 2000-2014
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counties increased at greater rates 
than the regional average (see 
Chart 4). Between 2000-2014, 
poverty among the Asian population 
increased at above the regional 
average in San Francisco, Sonoma, 
Napa, Solano, and Marin counties. 
Most notably, Native Hawaiian 
and Other Pacific Islander (NHOPI) 
communities tended to experience 
above average increases in poverty 
in the counties where increases in 
Asian poverty overall were below 
average or decreased.
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CHART 4: Asian Population & Poverty Changes by County, 2000-2014
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One indication of long-term shifts 
in structural inequality in the United 
States is the increase in renters 
relative to homeowners.11 The 
proportion of renters in the Bay Area
- and particularly renters of color
- is on the rise. The proportion of 
renter-occupied households in the 
region generally outpaced both the 
nation and the state between 2000
2014. The only county which did 
not see an increase in renter households relative to homeowners over this 
period is San Francisco, which already has one of the highest percentages 
of renter households in the region but has also weathered over a decade of 
relentless displacement pressures (see Table 1).

C
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TABLE 1: Changes in Units Occupied by 
Renters by County, 2000-2014
County ■ Percentage Share of Renter 

Point Change Occupied Units, 2014

Solano 4.97 39.79%The proportion of renter-occupied units to owner-occupied increased most 
in the outer region. Five counties clustered at the top range of increases: 
Solano, Stanislaus, Napa, Sonoma, and Contra Costa. These counties also 
suffered the most during the recent foreclosure crisis. Many working families 
and people of color were targeted for predatory loan products. Lost their 
homes, and were forced to move back into the rental housing market.

Stanislaus 4.76 . 42.83%

I Napa 4.65 i 39.56% 

I 40.40%Sonoma 4.48

Contra Costa i 4.28 j 34.99%
lSan Joaquin 

Santa Clara

i 3.52 43.14%

2.89 j 43.05% 

I 40.73%San Mateo 2.17

Alameda 1.84 j 47.14% 

37.41%
t ■■■■

Marin i 1.02

San Francisco . -1.61 | 63.40%

11 county rental unit growth; 2 49
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B. The places that low-income people and people of color call home
County comparisons provide an important context, but they also risk obscuring much of the 
complexity of the regionaL shifts currently underway. Important patterns in how poverty and 
populations are changing occur across county Lines and within counties. Hence, it is all the more 
important to focus in on the sub-county scale as well, and to integrate developments in suburban 
and urban jurisdictions outside of the traditional core or inner region into a regional analysis. These 
are especially vital considerations from an equity and advocacy perspective, which requires a more 
fine-grained understanding of local dynamics, the relationships between localities, and relationships 
between the local and the regionaL.

Of the 117 pLaces with populations over 10,000, including aggregated unincorporated areas by 
county, only 11 experienced declines in poverty between 2000-2014. Seven jurisdictions experienced 
increases of at Least twice the national average of 3-22 percent, while the top three experienced 
increases that were three times the national average. (See Table 1 in Appendix A for a List of the top 
20 places that experienced a population increase.)

Poverty is on the rise across much of the region, but the most impacted places are found along its 
outer edge (see Maps 2,3, and 4, which illustrate changes in poverty by subregion, 2000-2014).
The 20 pLaces with the greatest increases span eight counties, but are concentrated across SoLano, 
Stanislaus, and Contra Costa. The places with the highest rates of poverty in 2014 were also 
disproportionately in the outer sectors of the region.

v
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MAP 3: Peninsula and South Bay 
Changes in Poverty, 2000-2014
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Black communities

The population shift outward from the regional center is particularly stark for 
Black communities (see Map 5, above). In 2000, the greatest number of Black 
residents lived in the inner region of the East Bay, stretching from Ashland 
to Vallejo. These places experienced the largest decrease in Black residents 
between 2000-2014. The most substantial increases in the number of Black 
residents occurred in places to the east, in a belt stretching north from Patterson, 
through central Stanislaus and San Joaquin counties and into eastern Contra 
Costa County, ending in Suisun City in eastern Solano County.

The four largest decreases in the proportion of Black residents relative to the 
total population occurred in Richmond, Oakland, East Palo Alto, and Berkeley.
The absolute loss of Black residents for each was 5,531 in Berkeley, 43,777 
in Oakland, 12,565 in Richmond, and 2,796 in East Palo Alto. Although the 
proportional loss of Black residents in San Francisco was substantially lower than 
it was for these cities, the absolute loss was a shocking 18,417 residents. Overall, 
the region lost 22,000 Black residents between 2000-2014-

By contrast, the number of 8lack residents in Antioch nearly doubled to 18,409 residents, 
representing 17 percent of the overall population by 2014. In Patterson, the Black population 
increased from 227 to 1,307 residents, and grew proportionately from 1.8 to 6.3 percent of the total 
population. This pattern of large increases in population and proportion occurred in a number of 
places in eastern Contra Costa and San Joaquin counties. (See Table 2 in Appendix A for top 20 places 
with increases in Black population.)

Richmond, in western . 
Contra Costa County, ' V 
experienced the largest 
proportional loss of Black 
residents over this period 
while Antioch, on the 

's eastern edge 
saw the region's single 

increase.
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t

I
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Trends in poverty in Black communities show a somewhat different pattern, with places experiencing 
the greatest increases clustered in Santa Clara, Alameda, and Contra Costa counties. Most of the 
places where poverty increased substantially experienced little, if any, change in population and were 
already struggling with high rates of poverty overall and for Black residents. Most of the places that 
experienced Black population increases also saw increases in the poverty rate, with some notable 
exceptions in the far eastern edge of the region, including Patterson, Lathrop, Dixon, and Lodi, where 
poverty rates declined in Black communities. (See Table 3 in Appendix A for top 20 places which 
experienced greatest increases in poverty in Black communities.)

Latino communities

Latino communities are growing rapidly across the Bay Area, with an overall growth of 474,000 Latino 
residents between 2000 and 2014. Growth was concentrated aLong a belt on the eastern edge of the 
region running north-south from the Stockton metro area in San Joaquin County, through the Modesto 
area, and down to Newman in Stanislaus County (see Map 6).13 The largest decreases occurred along 
the east and west sides of the Bay in San Mateo and Alameda counties, and in Santa Clara County, 
including absolute population losses in Daly City and Union City. (See Table 4 in Appendix A for top 
20 places with increases in Latino population.)

Places where poverty increased significantly for Latinos between 2000-2014 are fairly dispersed 
across eight counties, with larger clusters in Contra Costa, Santa Clara, and Alameda, mirroring the 
clusters of growth in poverty for Black communities. There is some overlap between these and pLaces 
with the highest rates of poverty for Latinos in 2014, but the Latter were more prevalent in Stanislaus 
and San Joaquin counties. There was also an increase in poverty in Latino communities in the inner 
region, even as overall growth of the Latino population there was stagnant, possibly reflecting 
barriers to people moving in. (See Table 5 in Appendix A for top 20 places which experienced greatest 
increases in poverty in Latino communities.)

s MAP 6: Latino Population Shifts, 
2000-2014NAPA
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Asian and NHOPI communities

Asian communities continue to grow rapidly across the Bay Area, with 400,000 Asian residents moving 
to the region between 2000 and 2014. Unlike Black and Latino communities, much of the population 
growth of Asian communities is concentrated in the inner region, including Santa Clara, 5an Mateo, 
and western Alameda counties. The Asian communities in these counties are disproportionately 
non-Taiwanese Chinese, Vietnamese, and, in the case of Santa Clara and Alameda, Asian Indian. 
Communities in Alameda, San Francisco, and Santa Clara counties also have higher proportions of 
Korean residents, and San Mateo County has a high proportion of Filipino residents, second only to 
Solano County.

Many places in outer counties also saw significant increases in the proportion of Asian residents 
relative to the total population. San Ramon in Contra Costa County had the largest increase in the 
proportion of Asian residents across the Bay Area (24 percent). Lathrop (6.5 percent) and Tracy {5 
percent) in San Joaquin, American Canyon (17.74 percent) in Napa, El Sobrante (7.61 percent) in 
Sonoma, and Fairfield (3 percent) in Solano also experienced significant growth. (See Table 6 in 
Appendix A for top 20 places with increases in Asian population.)

A number of Asian ethnic groups have sizable communities in the outer counties. San Joaquin, for 
example, is home to 76 percent of the region's Hmong population, 42 percent of the Cambodian 
population, and 23 percent of the Pakistani population.

Places with high poverty rates in 2014, and places with high rates of increase in poverty between 
2000-2014 among Asian communities are more dispersed than for Black and Latino populations.
The places with the highest poverty rates for Asians in 2014 are concentrated in Contra Costa County, 
mainly in the eastern county, in Alameda, and in Stanislaus, with smaller clusters in Sonoma, Santa 
Clara, and San Joaquin. (See Table 7 in Appendix A for top 20 places which experienced greatest 
increases in poverty in Asian communities.)

Places with the largest increases in poverty between 2000-2014 are also concentrated in Contra 
Costa and Alameda, with additional clusters in Sonoma, Santa Clara, San Joaquin, and Solano. What 
this data suggests is that this distribution reflects differences in the way specific Asian populations 
are more Likely to experience poverty, and as a result, where they are able to live.

The trends for NHOPI communities show that high rates of poverty and increases in poverty are 
concentrated in Alameda County and, to a lesser extent, in Contra Costa County. There is also a 
duster of communities comprised of NHOPIs experiencing high and climbing rates of poverty in San 
Mateo County, particularly in the cities of San Mateo and East Palo Alto. The cities with the greatest 
increases in poverty have relatively small NHOPI communities and stretch across three counties.
These are Sunnyvale (58 percent), Turlock (42 percent), and Concord [35 percent). Cities with larger 
NHOPI populations that also saw substantial increases include Oakland (11.25 percent), Vallejo (5.81 
percent), and Stockton (2.38 percent).

14

Rise of the renter suburb

Places with the highest percentages of rental units are concentrated in Alameda and Santa Clara 
counties, with slightly smaller dusters in San Mateo and western Contra Costa. By contrast, San 
Joaquin, Stanislaus, and eastern Contra Costa counties saw a dramatic rise in renter-occupied units 
between 2000-2014, particularly in the wake of the foreclosure crisis. Unincorporated areas are also 
heavily represented here, including the aggregated unincorporated communities of San Joaquin, 
Stanislaus, and Marin counties. (See Table 8 in Appendix A for top 20 places which experienced 
greatest increase in rental units.) Places where the proportion of renter-occupied units either 
stagnated or decreased are heavily concentrated in jurisdictions spanning the inner regional counties 
of San Mateo, northern Santa Clara and eastern Alameda counties, and San Francisco.

Urban Habitat12
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The growth of poverty in the outer region reflects the 
unevenness of the labor market and economic development 
more generally across the Bay Area. Parallel to the shift in 
populations, higher wage jobs appear to be concentrating 
in the regional center while lower wage industries become 
more prevalent in the outer region.15 The cost of living, and 
of housing in particular, pushes workers out to find affordable 
homes and raises the transportation costs between home and 
work.

TABLE 2: Change in Commuters Traveling 25 Miles or 
More to Work in Top 20 Places with Highest Growth in 
Poverty, 2002-2014

: Percentage ; 2014 Share 
Point Change of Workers

44.68%

39-12%

| 51.64%

j 41.71%

i 56.54%

; 32.30%

! 40.91%
J . . . , .

| 40.34% 

i 40.73% 

j 34.06% 

j 36.01% 

j 31.80%

! 43.14% 

40.19% 

54.02%

. 17.75%

Place, County

; 5uisun City 

i Country Club CDP 

Antioch 

! Morgen HiLL 

j Gilroy 

i Santa Rosa 

I Oakdale 

Dixon

' RohnetPark 

| Petaluma 

j Vallejo 

1 Concord 

1 Newman 

\ Pittsburg 

j Patterson 

| Cherryland CDP 

i North Fair Oaks CDP 

i Bay Point CDP 

• Ceres 

Ripon

\ 11-County Average 

j 5ource: LEND Origin-Destination Employment Statistics

Solano 12.29

San Joaquin 

l Contra Costa

10.34

i 10.21

j Santa Clara 

! Santa Clara

I 8.74 

i 8.64
Here we present data on commutes and the jobs held by 
residents in the 20 places with the highest increases in 
poverty across the region between 2002-2014 (see Table 
2). What the data suggests is that these areas are home to 
more and more low-wage workers and the commutes for 
these workers are taking up a greater proportion of their 
time and paychecks. (See Table 9 in Appendix A for top work 
destinations aggregated by places of highest poverty, 2014.) 
in many places, the change is most noticeabLe in the shift 
between workers who traveled less than 10 miles to work in 
2002, and more than 25 miles in 2014.

\ Sonoma 7.93
\Stanislaus 7.56 \

Solano r 7.35

6.70Sonoma

j 6.32Sonoma

■ 5olano ; 5.13

j Contra Costa 

! Stanislaus

4.95

r 4.73

; Contra Costa 4.12
in Santa Rosa, for example, 70 percent of workers in 2002 
traveled less than 10 miles to work, and 14.7 percent traveled 
more than 25 miles. By 2014 only 53 percent traveled less 
than 10 miles while the number of workers commuting over 
25 miles had doubled to 30 percent. This corresponds to 
a decrease in the proportion of Santa Rosa residents who 
worked in the city over the same period, from 46 to 34 
percent. Across the region as a whole, this appears to be the 
trajectory.

To understand what jobs are available in places struggling 
most with increasing poverty, we look at three employment 
categories from the North American industry Classification 
System:

• Retail Trade (Table 10 in Appendix A)
• Accommodation and Food Services (Table 11 in Appendix A}
• Health Care and Social Assistance (see Table 3, next page)

Stanislaus 4.00

Alameda 3.91

San Mateo 3.14 16.51%

j Contra Costa 38.45%i 2.79i

j Stanislaus 

San Joaquin

j 31.73% 

| 25.30%

■0.21

! -14.37

26.75%5.29

j
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Taken together, these three industries constitute a 
substantial proportion of occupations held by residents 
in the places with the highest increases in poverty, and 
are in keeping with the general trend regionally toward 
an increase in the proportion of service sector jobs, and a 
decrease in traditionally middle-wage jobs in industries 
such as manufacturing.

The Health Care and Social Assistance category is the 
largest, or near-largest single employment category held 
by residents in places experiencing the highest rates of 
increasing poverty (see Table 3).17 In one striking example, 
Bay Point (unincorporated in Contra Costa County) saw 
declines in residents working in manufacturing and 
construction, and smaLl increases in those working in retail 
and services. The percentage of residents employed in 
health care and social assistance over this period, however, 
jumped from 2 percent to 17 percent.

Ceres, in Stanislaus County, experienced decreases 
in residents working in both retail and services, and a 
doubling of those employed in health care and social 
assistance. Here, however, the largest sector represented 
is Educational Services, at 20 percent of the total. Annual 
median wages range from $27,000 to $93,000 in these 
industries, with teacher's aides at the low end of the scale 
and education administrators at the high end.

Inner regional places that experienced the largest increases 
in rates of poverty - Redwood City, San Jose, and, to a lesser 
extent, North Fair Oaks - also had substantial increases 
in residents from two high-wage sectors (Professional, 
Scientific, and Technical Services; and Information), 
suggesting that there may be intensifying displacement 
pressures as high-wage earners move in to be closer to 
their jobs.

TABLE 3: Change in Health Care and Social Assistance 
Jobs in Top 20 Places with Highest Growth in Poverty, 
2002-2014
Place Percent Point 2014 Share 

Change of Jobs

1505

11.56

10.04

! 7.98

, 7.56

■ County

Contra Costa 

■ Contra Costa

Bay Point CDP 

Antioch

Cherryland CDP

17.1%16
28.4%

Alameda 40.5% 

I 15.1% 

j 33.5%

j 5tanislausCeres

Vallejo 

I Santa Rosa

i Solano

; Sonoma 6.52 23.7%

Ripon

; Suisun City 

■ RohnetPark

San Joaquin 

Solano

< 4.76 j 9.4%
111.8%4.74

Sonoma ; 4.69 10.2%

Newman ’ Stanislaus 10.7%4.32

Concord 1 Contra Costa 4-10 ; 15.0%

Oakdale 

1 Pittsburg 

; Gilroy 

, Patterson

Stanislaus 13.1%| 3.25
r Contra Cost 

Santa Clara

2.78 i 9.9% 

j 13.3% 

j 8.8%

” i
! 2.73

i 5tanisiaus j 2.67

Morgan Hill 

North Fair Oaks CDP 

; Petaluma 

j Dixon

I Country Club CDP 

! 11-County Average 

Source: LEHD Origin-Destination Employment Statistics

j Santa Clara : 7.0%! 2-44

I San Mateo 2.35 5.5%

fr Sonoma 12.2%2.07 |
Solano 4.8%| 1.54

San Joaquin 1 -7.63 ; 9.4%

j 12.9%j 3-39
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The great transformation currently underway across the Bay Area 
raises the specter of a future defined by social economic, and
political divisions. Indeed, the dispersion of many working class 
communities of color out from the center even as many others 
struggle to remain — poses major challenges to building power 
and creating change across this new geographic reality.

The challenges that confront us will look different in each place. They will vary, for example, between 
existing inner regional low-income communities and communities of color, and the new or expanding 
outer regional ones. But a framework that allows us to better understand how inequalities between 
places are connected can strengthen local advocacy and support integrating these local efforts into a 
broader regional movement.

Regional resegregation does not have to define the Bay Area of the 21st century. Planning for a just 
future will require organizing and advocacy that is focused on democratizing power and advancing an 
integrated local and regional agenda for equitable development. Our hope is that this brief is a useful 
starting point, and that future research will deepen and extend the initial analysis presented here so 
that we can continue to build a Long-term vision and movement guided by a commitment to racial and 
economic justice.

Race, Inequality, and the.Resegregation of the Bay Area ./15



APPENDIX A - TABLES
TABLE 3: Poverty in Black Communities Increase, Top 20TABLE 1: Poverty Increase, Top 20

Percentage 
Point Change

PlaceCounty Increase in 
Residents in 
Poverty

2,299

1,844

Poverty 
Rate, 2014

County Percent- Increase in 
age Point Black Residents Among Black 
Change In Poverty

31.26

Place Poverty Rate

Residents, 2014

Santa ClaraAlameda . 26.67% Morgan HiLl1 Cherryland CDP 14.39 31.26%337

PleasantonStanislaus , 26.35% AlamedaNewman 13.27 29.33 . 31.42% 

\ 28.74% 

j 34.27% 

: 25.00%

550

Bay Point CDP 

North Fair Oaks CDP j San Mateo

Mountain View ' Santa Clara ; 28.74 : 25: Contra Costa ;2832%2,430; 11.09 
| 8.85

l
Alameda 

; Santa Clara

j San Lorenzo CDP 

i : Gilroy 

! . Turlock

24.23%1,342

9,821

3,096

27.12 ; 391

! Solano 8.23' Vallejo 

Rohnert Park

1831% 22.77 224

Sonoma | 7.48 

i 7.12

■ Stanislaus 

1 Contra Costa ' 19.50

: 15.48% j 5039% 

; 41.01%

: 18.03%

j 24.19%

19-50 ; 571

Stanislaus Bay Point CDP■ 20.01%. Ceres

: Country Club CDP 

; Patterson 

i Pittsburg 

, Suisun City 

: Morgan Hilt 

i Oakdale 

: Antioch

4,711 538

San Joaquin 

Stanislaus

18.38% 1 Alameda: 6.88 : Fremont ' 1,255721 14.45

! 6.59 Redwood City 

; 18.08% Vallejo

I 12.89%

: 10.97% : ' Campbell

Suisun City 

14.66% San Ramon

■ 16.10% , Brentwood

j San Mateo 

i 5oLano 

■ Contra Costa 

f Santa Clara

18.61%2,479 14.41 222
i

Contra Costa ; 6.56 5,330 14.12 3,257 29.41%

■ Solano ! 6.42 Concord 781i 2,013 

I 2,789 

: 1,937 

| 7,683 

1 3,848 

' 1,269 

7,060 

1,046 

! 3,040

] 1237 22.63%

; Santa Clara 6.28 i 17.95% 

j 20.14%

12.02 99

j Stanislaus 6.23 17.55% 10.82 i 741

! Contra Costa 10.52 j 209

| Contra Costa i 10.48 j 285

[ Santa Clara 

! Santa Clara , 10.09 : (140)

| 938 i 682 

| 936

Solano

j Contra Costa 

; Santa Clara

6.13 ; 14.41% 

j 10.48%: Gilroy 

Dixon

■ 5.74

i Solano ■ 5.67 . i Santa Clara 

| I Sunnyvale 

: j Alameda 

i : Newark

13.72% 10.21 j 17.34% 

j 17.52%

; 529I
Concord 5.46Contra Costa 13.06%

! Alamedai San Joaquin 

! Sonoma

11.57%Ripon

Petaluma

533 ! 26.96%

i 10.76% 

f 1330%

' Alameda: 4.77 i 15.54%214
!iSanta Rosa Marini Sonoma

: Source: Census 2000 & American Community Survey 2010-2014

4.76 i Novato; 10,000 ! 22.35% 

I 19.55%

9.12 j 140

San Jose Santa Clara 9.12 2,934

i Analysis limited to those places with populations of 10,000 residents or more and 250 j j Source: Census 2000 & American Community 5urvey 2010-2014 
: or more people in poverty in 2014 ‘

: i Analysis limited to those places with populations of 10,000 residents or more and 500 i 
: or more Black residents in 2014 j

TABLE 4: Latino Population Increase, Top 20TABLE 2: Black Population Increase, Top 20

Share of 
Population, 

: 2014

17.43%

■ 6.30%

8.50%

6.95%

Percent- Increase in
age Point Hispanic 
Change Residents

2.654

IncreasePercentage 
; Point Change ; in Black 

Residents

Place CountyPlace County Share of
Population,
2014

7536%Contra Costa 7.73Antioch 8.965 Garden Acres CDP : San Joaquin 

Stanislaus

21.79

Stanislaus 4.48 Ceres1,080Patterson 58.68%2030 

j 16.87 

| 16.50 

| 16.26 

i 15.20

13,274

, San Joaquin 3.73 

> Contra Costa i 3-43

■ Lathrop 

OakLey 

Moraga

San Lorenzo CDP 

Brentwood

1,085

1,632

i Bay Point CDP 

| ; Country Club CDP 

\ ; Newman 

! : SaLida CDP

: Contra Cost 56.21%, 2,933 |
s San Joaquin 

Stanislaus

i 47.16%; 1,550 

3,263 

2,568

|
i Contra Costa l 2.93 480 4.11% j 67.82%

Alameda Stanislaus2.11 554 5.16% ; 47.03%

! j Manteca j San Joaquin 

I Contra Cost

Contra Costa 1.84 4.65%1,820 39.90%] 13.70 14,425

j Richmond5uisun City 

San Leandro

Solano 20.49% 

l 10.86%

1.70 13.46 14,756501 j 40.59% 

.1 45.13%Ashland CDPAlameda Alameda1.04 1,172 | 12.04 3,100 

: 9,809Santa Clara j 338% 

1 6.44%

Napa

I San Lorenzo CDP 

! Cherryland CDP 

' Modesto 

Oakley 

Antioch

! Santa Clara i Napa 

j Alameda 

I Alameda

0.92 1,394 38.94%[ 11.43
i iSan Joaquin 0.92 

, Contra Costa j 0.74

: Tracy 

i Concord 

i Morgan Hill 

; Turlock 

1 Pleasanton

; 3,0562,079 j 11.22 i 36.58% 

! 5334%i 3.99% 

: 2.60%

i 770 : 11.20 j 1,903

Santa Clara : Stanislaus : 10.953740.73 37.18%• 23,910 

: 6,624 

I 13,191 

! 15,576 

■ 21,044 

; 3,843 

: 1,736 

| 1,459

; Source: Census 2000 & American Community Survey 2010-2014

i

; Stanislaus ; 0.69 ; 644 2,20% j Contra Costa 

j Contra Costa 

| San Joaquin 

j Sonoma 

s Sonoma

| 10.75 

! 10.67 

j 10.45

j 36.88%

i Alameda | 0.66 : 2.18% 

I 2.77%

589 34.03%

j Solano 0.62s Dixon 

: Manteca 

: Lodi 

1 Albany 

Hayward

1 Tracy 

Santa Rosa

: 153 i 39.01% I

iI San Joaquin 

i San Joaquin 

Alameda

0.61 : 3.61%> 973 j 30.41% 

{ 24.70%

10.44

I 0.58 i 1.22% Rohnert ParkI 389 10.44

San PabLo ! Contra Costa0.53 j 530% 

l 11.20%

174 10.29 55.00%

I Pinole; 0.48

Source: Census 2000 & American Community Survey 2010-2014

Alameda Contra Costa509 23.59%9.00 i

Analysis limited to those places with populations of 10,000 residents or more and 500 
i or more Black residents in 2014 ]

Analysis limited to those places with populations of 10,000 residents or more and 
1,000 or more Latino residents in 2014
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TABLE 7: Poverty in Asian Communities Increase, Top 20TABLE 5: Poverty in Latino Communities Increase, Top 20
Percent- Increase In
age Point Hispanic Resi- Among Hispanic 
Change dents in Poverty Residents, 2 01A

17.18 . 1,387

16.35 ■ 1,617

i Stanislaus 13.48 1,659

12.91 4,707

i Stanislaus j n.68 ■ 992

Santa Clara j 11.62 1,876

I Contra Costa i 10.11 j 3,903

9.66 j 1,114

! Contra Costa ; 9.64 ! 1,997

Santa Clara ■ 9.58

Place Percent-
■ age Point . Residents in 

Change Poverty

■ 15.94 

15-38

i Contra Costa • 9-94 

: Contra Costa | 8.98 

Sonoma

County Increase in Asian Poverty Rate
Among Asian Res
idents, 2014

25.37%
19.36%

j 20.07%

j 15.76%

j 14.09%

i 9.16%

| 11.11%

s 10.81%

County Poverty RatePlace

Rohnert Park Sonoma23.69%Solano 29Suisun City 

Cherryland CDP 

■ Newman

Cherryland CDP 1 Alameda 

\ j Pleasant Hill 

, j Bay Point CDP 

! i Petaluma 

i ! Gilroy 

! ; Manteca 

: 5an Leandro 

• Pittsburg 

j Danville 

l Oaldey 

: Antioch 

| i San Pablo 

| ] Vallejo 

I Napa 

' ; Alameda

316Alameda j 29.57% 

j 33.60% i 1243

j Solano 642i 23.25% 

| 24.13% 

20.65%

■ Vallejo 

l Oakdale
—i \[ 663j 7.15 

! 6.86Santa Clara | 949 

| 3561

; Morgan Hill 

i Pittsburg 

North Fair Oaks CDP 1 San Mateo

i

' San Joaquin 

; Alameda

i 6.39; 24-91%

j 6.28 9630| 28.08%

i 12.66%1 31.82% 1 Contra Costa 5.99 ; 3494Bay Point CDP 

; Milpitas 

i Petaluma 

’ Ripon 

; Emeryville 

Concord

1 Contra Costa j 5.57i 1,088

i 2,007

■ 15.25% 7.95%1313

Contra Costa i 5.4022.64% | 7.12%I Sonoma i 9.57 2475 f

[ Contra Costa \ 4.83 4265| San Joaquin . 9.08 

' Alameda

[ 21.58% i 11.52%499

Contra Costa • 4.78 -5878.88 i 23.47% ; 16.88%152

; 9.52% 

10.07%

! 21.00% SolanoContra Costa ■ 8.61 4.12 : 13534,574 s
j Napa 

j ALameda

; Alameda ' 8.57 ! 20.28% 456Albany ' 3.90291 |
3.88Contra Costa 8.37 

San Mateo \ 8.22 

’ Santa Clara j 7.85 

1 Contra Costa j 7.82

256 12.40% 4854 13.16%, Lafayette 

| Burlingame 

j Sunnyvale 

San Ramon 

j Santa Clara

I Source: Census 2000 & American Community Survey 2010-2014

l Analysis Limited to those places with populations of 10,000 residents or more and 
; 1,000 or more Latino residents in 2014

i Benicia Solano i 3.80 

! 3.43

■ 1086 6.82%I 14.30%! 370
!j : Alum Rock CDP I Santa Clara 

j HiLlsborough 

j Lathrop

15.88% j 14-62%

: 7.42%

103i 2,529

' 28.08% i San Mateo i 3.38i 2,042 i 332
i

j 8,17% j San Joaquin j 3.14

Source: Census 2000 & American Community Survey 2010-2014

Analysis Limited to those pLaces with populations of 10,000 residents or more and 
1.000 or more Asian residents in 2014

Santa Clara j 7.61 1 2391 7.10%! 500

TABLE 8: Renter-Occupied Units Increase, Top 20TABLE 6: Asian Population Increase, Top 20
County Percent

age Point 
Change

Contra Costa 24.15

Share of Percentage 
Point Change

17.58

14.34

Santa Clara j 13.68 

■ 12.79 

12.26 

: 11.70 

11.61 
11.48

< Contra Costa 10.39 

Contra Costa [ 10.36 

I Contra Costa ! 9.93 

j 8.63 

; 8.53 

i 8.31 

| 7.86 

442 

1 7.34 

i 7.27 

| 7.22

Contra Costa j 6.65

! ] Source: Census 2000 & American Community Survey 2010-2014 j

1 | Analysis limited to those places with populations of 10,000 residents or more and : 
| L 1,000 or more renter occupied units in 2014. Share of units is reflective of non-vacant | 
I ; units only i

Place County Share of Units Occupied 
by Renters, 2014

45.04%

■ 49.88%

41.10%

Increase in 
Asian Residents : Population, 

2014

Place

■ Stanislaus■ Newman
40.20%San Ramon 

\ Dublin 

: Cupertino 

■ American Canyon j Napa 

Saratoga

’ 22217
- Bay Point CDP 

i Alum Rock CDP 

! Country Club CDP 

I American Canyon 

l I Garden Acres CDP

Contra Costa
31.81%Alameda ■ 1228020.52

64.88% 

I 34.85%

Santa Clara 20.25 15479 San Joaquin 

Napa

1 San Joaquin 

' Solano

40.35% 

| 26.41% 

47.32%

i
' 17.74 ! 5210 

I 4679 

| 3518 

! 35366 

\ 10662

!45.05%Santa CLara 15.25

: 42.67% Ij San Mateo• Millbrae , 15.12
■ ■ ■ ; Suisun City 

- i ; Salida CDP

i 37.97% 

! 24.50% 

| 25.33% 

j 20.42% 

j 38.97% 

! 28.89% 

j 36.35% 

} 35-45% 

I 41.62%

> Fremont 

Pleasanton

i 52.04%ALameda 15.03 : Stanislaus
j Alameda j 26.14%13.35 i—-I | Oakley

- ; i Discovery Bay CDP 

---! ; Antioch

- ! | Lathrop

! Tracy 

—j ! Dixon 

■ ...j i Ceres 

-j ' San Bruno 

—; I Sonoma

- J ! Rohnert Park 

; Brentwood

i San Mateo 1 12.67 

j 11.95

i 4604 i 45.75%; Foster City 

' Milpitas 

‘ Palo ALto 

! Castro Valley CDP 

i 5anta Clara 

: South San Francisco i San Mateo

: 62.96%Santa Clara i 9985 

j 8346 i 29.47%; Santa Clara 11.18
l San Joaquin 

i San Joaquin 

i SoLano 

j Stanislaus

ij Alameda ! 6310 24.03%; 9.72

; Santa Clara j 9.47 38.94% 

37.95% 

■ 31.86%

i 14797

! 61799.25

I Alameda 8.89 8360San Leandro San Mateo i 44.38%
[ Santa Clara ! 8.88 15596 41.26%Sunnyvale 

Union City 

Daly City 

El Sobrante CDP

j 45.46% 

; 48.87% 

! 26.48%

Sonoma
Alameda i 8.62 6158 51.57% 

j 57.27% 

j 20.98% 

| 23.35%

j Sonoma 

| Contra Costa4895San Mateo 7.84 i

; 7.6i 

j 7.46

989Sonoma 

l Alameda

i Source: Census 2000 & American Community Survey 2010-2014

i Analysis limited to those places with populations of 10,000 residents or more and 
1,000 or more Asian residents in 2014

■ San Pablo 57.56%
1 San Lorenzo CDP 2020 i
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TABLE 10: Change in Retail Trade Jobs in Top 20 Places with 
Highest Growth in Poverty, 2002-2014

TABLE 9: Top work destinations aggregated by places of 
highest poverty, 2014

Share of WorkersCounty (Places of Highest Poverty) Destination

Oakland

County

Solano

Stanislaus

Percent Point Change 2014 Share of Jobs

12-96 

6.72

Place

Dixon15.96% 20.0%Alameda
(Cherryland CDP, San Leandro, 

i San Lorenzo CDP)
San Francisco . Patterson 

Suisun City 

! Gilroy 

■ : Ripon

, Santa Rosa 

Cherryland CDP 

Petaluma

12.52% 16.2% 

' 19.6%San Leandro : Solano9.46% 4.34
---•,

I Santa ClaraSan Francisco

Pittsburg

Antioch

9.02% 24.6%| 3-31 

i 2.41
Contra Costa
(Antioch, Bay Point CDP, Pittsburg)

San Joaquin 

Sonoma

6.10% 11.5%

6,07%

' 20.95% 

16.5 5%

| 14.8% 

l 12.3%

i 1.44

AlamedaSan Francisco 1.24
i Marin
; (Novato, San Rafael)

Sonoma' San Rafael I 12,5% 

! 8.7%

! 0.75

■ Novato Contra Costa j 0.45 

1 Sonoma

Bay Point CDP 

■ Rohnet Park

10.57%

Napa

San Francisco

26.07% t 13.0% 

! 19.6%

j 0,30
Napa
(American Canyon, Napa) Antioch 

l Oakdale

4.27% i Contra Costa ; -0.60 

-1.39' Stanislaus■ St. Helena 2.70% i 11.2%

j Contra Costa 

! Contra Costa

San Francisco Concord59.60% 1.81 : 10.8%
San Francisco 

j (San Francisco)
j■ Pittsburg 

VaLlejo

1 Country Club CDP

■ Morgan Hill 

North Fair Oaks CDP ; San Mateo

| Stanislaus 

| Stanislaus

Oakland 3.20% i -2.75 16.9%

Mountain View i Solano 

San Joaquin 

! Santa Clara

2.20% 11.8%i -3.12i
. Tracy 

■ Stockton

12.60% ; 14.5%! -3.77
San Joaquin
(Country Club CDP, Ripon, Tracy) 9.32% -3.84 10.0% 1

Livermore 6.72% j 5.7%

: 11.5%

-4.39 i
5ar Francisco 

Redwood Cily 

. Palo Alto 

San Jose

: Ceres18.55% , -8.95San Mateo
, (North Fair Oaks CDP, Pacifica, 
I Redwood City)

Newman8.92% S 10.5%■ -15.07

11-County Average 

Source: LEHD Origin-Destination Employment Statistics

6.92%

36.71%

-1.28 9.4% !
Santa Clara
(Gilroy, Morgan Hill, 5an Jose)

Vallejo 

San Francisco 

Fairfield 

Santa Rosa 

Petaluma 

San Francisco 

Modesto 

Ceres 

; Turlock

j Source: LEHD Origin-Destination Employment Statistics

\ Analysis limited to top 3 places in each county with populations of 10,000 
j residents or more and 250 or more people in poverty in 2014

11.48% TABLE 11: Change in Accommodation and Food Services Jobs 
in Top 20 Places with Highest Growth in Poverty, 2002-2014Solano

i (Dixon, Suisun City, Vallejo)
7.61%

Percent Point Change 20145hareof Jobs

18.89

County

i Sonoma

Place: 7.27%

l Rohnet Park: 23.51% 26.7%
Sonoma
(Petaluma, Rohnert Park, Santa Rosa)

SolanoSuisun City 

Morgan Hill 

North Fair Oaks CDP 

Gilroy 

5anta Rosa

5-699.79%

5.55%
16.6%

. Santa Clara 3.51 10.4%
\. 18.58% San Mateo l 3.09 , 10.4% 

■ n.5% 

; 8.5%

! Stanislaus
i (Ceres, Newman, Patterson)

■ Santa Clara■ 6.07% 2.94

4.34% 5onoma 2.32

' Solanol Dixon 

] ; Patterson

; i Pittsburg 

; Concord 

\ Antioch 

j PetaLuma 

j Country Club CDP 

\ Bay Point CDP 

| Oakdale 

Newman 

Ripon

Cherryland CDP 

Vallejo 

' Ceres

11-County Average 

5ource: LEHD Origin-Destination Employment Statistics

11.1%I 2.25 J

Stanislaus ; 12.3%j 2.17

Contra Costa ! 1.78 ! 9.9%

j Contra Costa ; 1.69 j 8.1%

I Contra Costa j 9.9% 

j 8.3%

1.55 l
Sonoma \ 1.38

I 53nJoaquin 

; Contra Costa

i 17.5%: 1.33

l 0.83 9.4% i
; Stanislaus 

i Stanislaus

8.4%0.43

3.9%. 0.43

\ San Joaquin 

! Alameda

i 10.2%0.15

! 6.4%-0.47
J! Solano 7.8%-0.51

Stanislaus -1.58 8.9%

8.2%1.29
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If you build it, will they have to leave?
UCLA urban planners create tool to analyze how developments nec 
L.A. light-rail and subway projects affects surrounding communities
Stan Paul I August 29, 2016

PrintFacebook 404 Twitter Linkedln Email

T/
mwCHINATOWN j
NAUD JUKQ TIQNl

Dnti-Kl HHR Gt
BOMtEKmia

/
P

IttfrtttlCUtPvm.Cr asasaftsanH/ ^BROOKLYN
:E

i5'-> rA:; -
S'aaecaas?■ :**

> u K I 4>am m.Ki I'AR! VEr ki CcflK * a; r&
FASHDrttlc<l

BOTLE HEIGHTS>A,

V,/ ffc
•r‘

/ Jj'*$ W‘l:
0 T KvfrMitqEEl■il’HCTION
-• ■*-

• t,ctJmantonoTHDf,CADt
• 3_-<JCHTJHF1EO OMLV
• 3,a£MTKtftE£>JOM^SlS<BiLY

: 4. HUGfW.£. C*Q fK»T GJIKtraFY

fJEFFERSON

Urban Displacement Project

This screen grab of the mapping tool shows that the gentrification of the Arts District in Downtown 

Los Angeles has been happening longer than in surrounding neighborhoods.

team of researchers at the UCLA Luskin School of Public Affairs has created an 
interactive mapping tool to help community leaders better understand the effects of newA
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lignt-rail and subway projects ana related developments — especially on low-income communities.

Researchers view the project as a resource to help communities ana policymakers identify the 
pressures associated with development and figure out how to take more effective action to ensure 
that new construction isn’t always accompanied by current residents being priced out of their 
neighborhoods.

The Southern California portion of the joint UCLA-UC BerKeley Uroan Displacement Project on 
gentrification and displacement in urban communities is available online.

"There has been a strong interest in neighborhoods around subway stations and lignt-rail stops,” 
sa;d Paul Ong, director of UCLA Luskin’s Center far Neighborhood Knowledge and a prcfessor of 
urban planning. “These locations have the potential for extensive private investments because 
transit gives people an alternative to using cars. This is particularly attractive to today’s young 
professionals.”

However, according to Ong, the aownsiae to this “upscaling” is that changing the cnaracter of a 
neighborhood with additional trausportation options can lead to lower-income households being 
pushed out.

"Sometimes, landlords aggressively — and perhaps illegally— force them out,” said Ong, who is 
also a member of the UCLA Institute of the Environment and Sustainability “Higher rents make it 
difficult for low-income households to move into the neighborhood, so we soe a net decline in their 
numbers. They are replaced by those who can afford the higher housing cost — people referred to 
as ‘gentrifiers.’”

Ong said that most of those who can afford higher housing costs do not purposefully want to 
displace oeople living in poorer households, “but, nonetheless, gentrifiers are a part of the larger 
socioeconomic process.” The goal of the Urban Displacement Project, according to the 
researchers, is not to stop neighborhood change because many people can benefit from these 
developments. “The challenge,” Cng said, “is ensuring that progress is fair and just.”

Tne UCLA ream, funded in part by the California Air Resources Board, created a database for the 
Los Angeles County region that incluaed information on demographics, socio-economic and 
nousing characteristics in neighborhoods that are rear transit projects and those that are not.

Key findings by UCLA researchers for L.A. County include:
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Areas around transit stations are changing and many of the changes are in the direction of 
neighborhood upscaling and gentrification
Examining changes relative to areas not near lignt-rail or subway projects from 2000 to 2013, 
neighborhoods near those forms cf transit are more associated with increases in white, 
college educated, higher-income housenolds and greater increases in the cost of rents. 
Conversely, neighborhoods near rail development are associated with greater losses in 
disadvantaged pcpuiations, including individuals with 'ess than a high schoo' diploma and 
lower-income households.
The impacts vary across locations, but the biggest impacts seem to be around the downtown 
areas where transit-oriented developments interact with other interventions aiming to 
physically revitalize those neighborhoods.

Users of the mapping tool can examine neighborhood level data on racial/ethnic comoosition, 
which areas have seen upscaling, gentrification, population density, percentage of people living in 
poverty, median household income, and level of education. More specific data is also available, 
including the numcer of households with a Section 8 housing voucher and low-income housing tax 
credits.

“Our goal is tnat local and state governments will use the information to guide decisions regarding 
public investments that are just; community groups will use the information to help tell their stories 
of preserving the best parts of their neighborhood; and engaged citizens will become more aware 
of critical issues facing society,” Ong said.

As part of the study, the Say Area team analyzed nine case studies and the UCLA team looked at 
six more in L.A. County to capture geographic diversity and to examine different stages of the 
gentrification and displacement process.

“Also, we want to focus in more detail on tne phenomenon of commercial gentrification, which 
leads to the closing oown of mom-a.nd pop stores and ethnic small businesses in some 
neighborhoods ” said Anastasia Loukaitou-Sidens, principal investigator on the Los Angeles team 
Most of the existing studies focus only on residential gentrification said Loukaitou-Sioeris, professor 
of urban planning and associate dean of the Luskin School.

For example, the UCLA team looxed at studies based on the “live experiences of real communities' 
such as six disadvantaged neighborhoods located near Los Angeles Metro rail stations. They also 
examined the impacts on Asian-American businesses near transit-oriented developments, as well 
as the impact of new outlets such as Wal -Mart and Starbucks on ethnic small businesses in L.A.’s 
Chinatown.
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Loukaitou-Sideris said the researchers discovered one important difference between the strategies 
used by Los Angeles and the Bay Area.

“We found that 3ay Area municipalities have in their books many more anti-displacement policies 
tnan municipalities in L.A. County,” she said. “However, we do not know yet how effective these 
policies have been in limiting disp'acement.”
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Mapping Neighborhood Change in 
Los Angeles County w

UPSCALING
ANALYSIS analysis

• Focus on change in all neighborhoods • Focus on change in socioeconomically 
disadvantaged neighborhoods

2000 to 2009-13 
Total tracts: 2,264The UCLA team developed a neighborhood 

database for the Los Angeles County region to 
include a series of data on demographic, socio
economic and housing characteristics in Doth 
transit and non-transit neighborhoods. We 
analyzed this data to better understand where 
gentrification has happened or is currently 
happening, as well as which neighborhoods are 
vulnerable to gentrification. Additionally, we also 
examined neighborhood upscaling which can 
occur in both disadvantaged and advantaged 
neighborhoods in terms of income, human 
capital, and housing cost. Our data and analysis
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are summarized in a series of interactive maps. 
While the UCLA ana UCB teams worked in 
tandem, the outcomes and types of maps are not 
identical because of differences in project 
funding, project scope, and data availability in the 
two regions

For more information:

Download data series from maps 
(/sites/default/files/images/ucla data 12 9

Key Findings ^

• Our analysis found that areas around transit stations are changing and that many of the 
changes are in direction of neighoornood upscaling and gentrification.

• Examining the changes from 2000 to 2013, we find that relative to non-transit areas, transit 
neighborhoods are more associated 'with higher increases in whites, college educated, higher 
income households and greater increases in the cost of rent. Conversely, transit neighborhoods 
are associated with greater losses in disadvantaged populations including individuals with less 
than a high school diploma and lower income households.

• The impacts of changes vary across locations but the biggest impacts seem to be around the 
Downtown areas where transit-oriented development interacts with other interventions aiming 
to revitalize the urban form.

View Portland Map (/map/pdx)View SF Bay Area Map (/map/sf)
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The sharp decline in home values in many Industrialized and developing countries was one or the most 
evident facers of the global economic recession of 2008. Using data from the Panel Study of Income 
Dynamics (PSID) for 2007-2011. this study examines how the decline in housing wealth affected the 
psychological and physical health and health-related behaviors of 4007 U.S. households who were 
homeowners in 2007. We locus on two mechanisms that could account for how the drop in housing 
wealth affects health: increase in stress and negative changes in health-relared behaviors. Controlling for 
the changes in non-housing wealth and employment status during the recession, the decline in housing 
wealth is associated with a small but statistically significant increase in psychological distress. Psycho
logical health deteriorates more as the housing wealth relative to total wealth decreases. Finally, 
homeowners who have difficulties with mortgage payments report substantial increases in psychological 
distress and have higher rates of depression. These findings, combined with limited evidence of the 
change in health-related behaviors, suggest that the increase in stress is the main cause of die adverse 
health outcomes.
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Psychological distress
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Recession
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in 45) received a foreclosure notice in 2009, more than 4 times the 
rare of foreclosure fillings in 2006 (RealtyTrac, 2009).

Tlie goal of this study is to examine how the rapid decline in 
housing wealth during the global recession affected the psycho
logical and physical health, and health-related behaviors of 
homeowners. We focus on housing wealth, which we define as the 
difference between the value of primary residence and outstanding 
mortgage, because it is an important component of household 
economic well-being. Moreover, households in a number of coun
tries have experienced large decreases in housing wealth since the 
beginning of the recession. The value of owner-occupied homes 
accounts for 33 percent of household assets in the U.5. and an even 
higher percentage of household assets in European countries 
(Orickcr cl al.. 2012a: C.uiso et a)., 2001; Chrisielis el al.. 2013). The 
pre-recession data from the euro area indicates that the share of 
home value in households' net wealth increased from 59 percent in 
1999 to 68 percent in 2007 (Eiglspergei and Maine. 2009). Housing 
wealth is particularly important for middle-class families since 
approximately two-thirds of median household wealth is invested 
in the primary residence (Bricker et al., 2012b: Christelis et al., 
2013).

1. Introduction

Following the collapse of the housing bubble in 2007 in the 
United States, the international financial system experienced an 
unprecedented volatility leading to the global economic recession 
in many industrialized and developing countries (Bemanke, 2010: 
Mian et al.. 2010. 2011). As house prices declined, many bor
rowers found it increasingly difficult to meet their mortgage pay
ments and/or refinance their loans. Consequently, the global 
economic recession of 2008 reinforced the trend of sharp declines 
in home values, and resulted in a record high number of fore
closures and devaluation of housing-related securities (Mian and 
Sufi. 2010). From the first quarter of 2007 through the last 
quarter of 2010. house price indexes fell by 36 percent in the U.S.. 16 
percent in Spain, and 5-7 percent in Italy, Japan and Britain (The 
Economist. 2014). Also. 2.2 percent of all U.S. housing units (one

(
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prescriptions, postponing doctor visits, and substituting healthy 
food with less healthy but more affordable alternatives (I einsiein, 
1993; Jensen and Richter, 2004: Lusardi et al.. 2010).

Default on mortgage liability might not be an issue for home
owners with positive equity who are not affected by short-term 
liquidity constraints. However, their consumption can still be 
affected in two ways. First, life-cycle models suggest that house
holds adjust their consumption and labor supply whenever they 
receive new information regarding lifetime wealth. Several 
empirical studies show that unrealized home equity gains/losses 
have consumption effects (Gimplrcll and Cocco. 2007; Lovenheim 
and Reynolds, 2013). Second, a change in housing wealth can 
affect consumption by relaxing or tightening borrowing con
straints. A decline in home equity reduces the possibility of utilizing 
a borne as a collateral and causes consumption to decline (Hurst 
and Stafford. 2004: Cooper. 2013). Similar to the impact of fore
closures. a decline in housing wealth can also have an adverse effect 
on psychological and physical health through emotional distress. 
Around three quarters of Americans cite money issues as a cause of 
stress, and household indebtedness is among the most frequent 
determinants of stress (American Psychological Association. 2012: 
Bridges and Disney. 2010: Brown et al.. 2005). Also, health- 
related behaviors can be negatively affected by the contractions 
in budget constraints.

Emotional distress affects both mental and physical health in a 
variety of ways. Stress is associated with anxiety, depression, 
sleeping and eating disorders, weight loss or gain, and also leads to 
health-undermining behaviors, such as smoking, and abuse of 
alcohol and/or drugs (Coldbergei and Brcznitz. 1993: Cooper. 
2004). In addition, stress is considered to be one of the causes of 
hypertension and therefore is a risk factor for a heart attack or 
stroke (Cohen et al.. 2007: Strike and Siepioe, 2004). Stress may 
also depress the immune system, increasing susceptibility to 
various diseases including cancer (Chida et al., 2008; Cohen et al., 
2012).

Our study aims to contribute to the literature on the relationship 
between socioeconomic status (SES) and health by examining the 
impact of unexpected large wealth losses on health. It also con
tributes to the growing literature that uses international data (US., 
U.K., Iceland, Greece. Australia. Spain, Portugal) to assess the effects 
of macroeconomic conditions and the recent financial crisis on 
physical and mental health (Ruhm, 2000,2003: Asgcirsdottir et al.. 
2014: Karanikoloset al.. 2013: Kemikelenis ctal.. 2011; Sargent-Cox 
etal.,2011; Katikireddi etal.. 2012: Economou eta!.. 2013: Gill et al., 
2013). Recessions could affect health in several different ways. First, 
the direct effect is generated by the loss of employment, income or 
wealth. Health could worsen due to the psychological stress of 
financial difficulties and tighter income constraints. At the same 
time, the reduced opportunity cost of time and the decrease in 
work-related stress could generate health benefits (e.g., more time 
for exercising or cooking). Second, macroeconomic effects could 
compromise health indirectly by reducing the generosity of private 
and public safety nets (e.g.. public spending on health care). 
However, a slower economy could also improve health and reduce 
mortality due to reductions in environmental pollution or auto 
accidents.

Most recent studies focus on the direct effect of the recession by 
investigating the impact of unemployment or income loss on 
health (Beil and Blanchflower. 2011: Miller et al„ 2009; Xu. 2013; 
Phillips and Nugent. 2014; Gili et al.. 2013). Riumallo-Herl et al. 
(2014) show that job loss is associated with increased depressive 
symptoms in both the U.S. and Europe. In terms of the loss of 
wealth, Mdnemey et al. (2013) detect a limited impact of the stock 
market crash in October 2008 on health. Also relevant to our 
research, some previous studies examine the impact of the decline 
in housing prices or foreclosures on health. Gunie and Tekin (2011) 
provide evidence of significant increases in unscheduled hospital 
and emergent^ room visits in areas most heavily affected by the 
foreclosure crisis in the U.S. They determine that the increase in 
hospital and emergency room visits is mostly caused by psycho
logical stress, rather than the increase in unemployment or 
migration, decline in housing prices, or the switch from out-patient 
providers to hospitals. Lin et al. (2013) indicate that the declines in 
rhe county-level Housing Price Index in the U.S. are associated with 
higher rates of antidepressant utilization. Gili ci al. (2013) show 
that the frequency of mental disorders in patients at the primaiy 
care centers in Spain increased significantly during the 2008 eco
nomic crisis, especially among those with mongage payment 
difficulties.

3. Methods

3.1. Dora

We draw upon the 2007. 2009 and 2011 waves of the Panel 
Study of Income Dynamics (PSID). which is a publicly available 
secondary dataset that provides a nationally representative sample 
of U.S. households. The economic recession in the U.S. officially 
began in December 2007 and ended in June 2009, with most sig
nificant declines of home values experienced in 2008 and 2009. A 
number of recent studies used the 2007-2009 PSID to investigate 
the impact of the recession on wealth, retirement decisions, and 
economic well-being (Bosworth, 2012: Dynan, 2012; Lerman and 
Zhang. 2013). Our analysis includes the 2011 wave to additionally 
account for the changes in housing and non-housing wealth 
beyond the official end of the recession.

The value of a home is reported by homeowners in each wave of 
the PSID. The literature provides evidence that some homeowners 
misestimate their house value, although the magnitude of error is 
not large, typically ranging between 3 and 5 percent (Agaiwal. 
2007). This measurement error should not affect our results 
because consumption and spending decisions, as well as decisions 
regarding repaying or defaulting on mortgage loans, depend on the 
homeowner’s subjective estimate of the home value (Agaiwal, 
2007).

2. Link between housing wealth and health

A rapid decrease in the value of primary residence and home 
equity (used interchangeably with housing wealth) has substantial 
effects on housing tenure decisions and financial well-being. Tire 
decline in home equity diminishes the likelihood of a refinance or 
sale. Homeowners with outstanding housing debt may become 
"upside-down" in their mortgages, i.e„ their mortgage becomes 
larger than the value of their home. In response to a decrease in 
home value, some homeowners, especially those with negligible 
down payments and negative home equity, may decide to default 
and “walk away" from their home loans. Foreclosures and forced 
sales have numerous adverse consequences, ranging from the need 
to find a new residence to credit downgrades, tax obligations, and 
the emotional toll of leaving behind a home and neighborhood, all 
of which create psychological stress. Tire unexpected financial 
shock of losing a home to foreclosure implies tighter budget con
straints, which are likely to generate adverse changes in health- 
related behaviors. For example, households experiencing a 
decline in wealth may reduce expenditures by not filling

Housing wealth (home equity) is the difference between the 
value of the primary residence and outstanding mortgage liability. 
Non-housing wealth is constructed as the sum of assets (excluding 
primary residence) minus all debts (excluding mortgage liability).
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Net wealth is the sum of housing wealth and non-housing wealth. 
In 2009 and 2011, homeowners with mortgage liabilities were 
asked whether they were delinquent on their mortgage payments 
(Difficulty with mortgage! and whether the foreclosure process had 
started (Foreclosure).

The effects of a change in housing wealth on health outcomes 
are captured with five different variables: psychological distress, 
feeling depressed, self-reported health status, and clinically- 
diagnosed onsets of high blood pressure and depression. While 
wealth and income are measured at the household level, health 
variables are the responses of the household head (husband for 
couples). Psychological distress is measured using the K-6 Non
Specific Psychological Distress Scale (Kessler et al.. 2003). The 
items in the K-6 scale are very similar to those in the Center for 
Epidemiological Studies Depression (CES-D) scale, a measure 
commonly used to detect depression. The K-6 scale was designed as 
a shortened tool for genera) surveys (Kessler et al.. 2002), and in
cludes six questions that ask the respondents if they felt (1) "so sad 
that nothing could cheer you up"; (2) “nervous": (3) “restless or 
fidgety": (4) "hopeless"; (5) "that everything is an effort"; and (6) 
“worthless". The possible responses are “none of the time" =- 0, “a 
little of the time" = 1. “some of the time" -■- 2. “most of the time" = 3 
and “all of the time" - 4. Our measure of psychological distress is 
the sum of the answers to these six questions. Following Kessler 
et al. (2002), a respondent is considered to be feeling depressed 
(Depressed) if the sum of his responses to the six items in the K-6 
scale is equal or greater than 13. The third measure of health is self- 
reported health status. The responses are collected on a 5-point 
scale from "excellent" - I. "very good" - 2, “good" = 3, “fair" - 4 
and "poor" - 5. Finally, the PSID reports the history of clinically- 
diagnosed health conditions. High blood pressure and depression 
are two health conditions that are caused and/or aggravated by 
high levels of stress. We identify new onsets of high blood pressure 
and depression problems and create indicator variables (High blood 
pressure and Depression) that we use as the fourth and fifth 
measures of health outcomes, respectively.

Tire PSID also includes a number of questions designed to 
identify the behavioral consequences of stress. Individuals who 
reported symptoms of stress (answered “some of the time" - 2, 
“most of the time" = 3, or "all of the time” = 4 to one of the six items 
in the K-6 scale) are asked “How much do these feelings usually 
interfere with your life or activitiesV (Distress interference). The 
possible responses are “nor at air - 0. “a little" ™ i. “some" = 2. and 
"a lot" - 3. They were also asked two addirional questions: the 
number of days during the past 30 days that they were unable to 
work or carry out normal activities due to these feelings (Days 
unable to work due to distress) and the number of days during the 
past 30 days that they were able to work but had to reduce their 
activities (Days had to reduce work due to distress).

unobserved (e.g.. investment preferences and health endow
ments) characteristics. We control for unobserved time-invariant 
characteristics by using a household-level fixed-effects estima
tion strategy.

Since psychological distress, self-reported health status, and 
distress inference are discrete ordinal variables, we model these 
outcomes with both linear fixed-effects (FE) and fixed-effects or
dered logit estimators. There is no consensus in the literature on 
how to implement the fixed-effects ordered logit estimator 
(Baetschmann et al., 2013). In short panels, the parameters of or
dered logit cannot be estimated due to the incidental parameter 
problem (Hole et al„ 2011). Therefore, all versions of the fixed- 
effects ordered logit estimator rely on conditional logit estimation 
of a dichotomized response. We use the "blow-up and cluster" 
(BUC) estimator (as described in Baetschmann et al. (2013). 
Dickerson et al. (2014). and Hole et a). (201))), which is a 
preferred approach when the number of responses in some 
response categories is low. It is not possible to calculate the mar
ginal effects for BUC because the fixed-effects are conditioned out 
of the likelihood function (Hole et al., 2011). One advantage of FE is 
that coefficients can be interpreted as marginal effects. We also 
estimate fixed-effects logit models for binary indicator variables 
such as feeling depressed, being diagnosed with depression or high 
blood pressure. Our findings are robust to the different estimation 
methods.

4. Results

4.1. Descriptive overview

Our sample consists of4007 households who were homeowners 
in 2007 (approximately 67% of the PSID sample) and who were 
interviewed in all of tire three waves used in our study. Table l 
provides the summary statistics of the key variables for 2007, 
2009 and 2011. Tire homeownership rate decreased by approxi
mately 5% each wave following 2007. The median home value for 
homeowners decreased from $200,000 in 2007 to $190,000 in 
2009 and to $180,000 in 2011. Consequently, the median housing 
wealth decreased by 18.8% from 2007 to 2009 and 6.9% from 2009 
to 2011. Households in our sample also experienced a decline in 
non-housing wealth. Altogether, the decreases in housing and non
housing wealth generated a 17.1% decrease in median net wealth 
from 2007 to 2009, with an additional 6.1% decrease in 2011. In 
addition, 5% of homeowners with mortgage loans reported that 
they had difficulties making their mortgage payments, and almost 
1% of this group reported that they were in the foreclosure process. 
We verified that the wealth measures and trends observed in our 
sample are similar to the corresponding statistics obtained from the 
2007-2009 pane) supplement to the Survey of Consumer Finances 
(SCF). a nationally representative survey conducted by the Federal 
Reserve Board.

The measure of psychological distress averaged at 2.45 (out of 
24) in 2007, increased to 2.71 in 2009 and leveled off at 2.66 in 2011. 
The distribution of psychological distress in each wave is skewed, 
with the 50,h percentile around 1 and the 75th percentile around 4 
(not shown). Among the household heads who reported depressive 
symptoms, 45% in 2007 and 50% in 2011 reported that psycholog
ical distress interfered with their life activities (not shown). The 
average values for distress inference, the number of days (of the 
previous 30 days) that these households were unable to work or 
carry normal activities, and the number of additional days they 
needed to reduce work due to distress exhibited small increases 
throughout 2011, The self-ieported health status worsened from 
2007 to 2011 as the household heads aged.

32. Statistical analysis

We investigate the health and behavior effects of three aspects 
of the housing crisis, namely the loss in housing wealth, diffi
culties with mortgage payments, and foreclosures. The decline in 
housing wealth can affect health in two ways: financial distress 
causes psychological distress, and budget constraints cause 
changes in health-related behaviors. We examine the link between 
the three aspects of housing crisis and various types of health- 
related behaviors, including expenditures on healrh care (total, 
prescription drugs and in-home medical care) and food. Hie 
multivariate regressions also control for non-housing wealth, in
come and unemployment status, all of which were adversely 
affected by the recession. The extent of a loss in home value might 
be correlated with both observed (e.g., demographic variables) and

I
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42. Health outcomes and behavioral consequences of stress

The estimates of the fixed-effects regression models for health 
outcomes and behavioral consequences of stress are presented in 
Table 2. Since housing wealth, non-housing wealth and household 
income can be negative, we use the inverse hyperbolic sine (arsinh) 
transformation. The arsinh transformation is expressed as 
arsinh(x) = logfx + \/x2 + l),This type of transformation has been 
utilized in previous economic studies to transform wealth 
(Burbndge et al., 1988; Pence, 200GJ, and arsinh(x) has a similar 
interpretation to logfx).

Both BUC and FE estimates show that psychological distress 
increases with a decline in home equity. The estimated coefficients 
for psychological distress in fable 2 point to a relatively small 
marginal effect, implying that experiencing a 10* decrease in 
housing wealth would increase the baseline level of psychological 
distress (2.46) by 0.0012 units. Non-housing wealth also has a 
similar, small but statistically significant, effect on psychological 
distress. The self-reported health status deteriorates at a small but 
statistically significant rate when housing wealth and non-housing 
wealth decrease. Finally, the likelihood of being diagnosed with 
high blood pressure or depression does not increase with a decline 
in housing and non-housing wealth. On the other hand, unem
ployed household heads have 0.288 unit (11.4* of the baseline 
level) higher distress and are 1.58 percentage points more likely to 
feel depressed compared to their employed counterparts.

Table 2 also presents the fixed-effects estimates for the behav
ioral consequences of stress. While the effect of a decline in housing 
wealtli is insignificant and the effect of a decline in non-housing 
wealth is small, unemployment has a large effect on behavioral 
consequences of stress. Distress interference with life activities 
increases by 0.119 unit with unemployment, which is an increase of 
45* from the baseline level (0.26). Stress related to becoming un
employed increases tire number of days that household heads are 
unable to carry out activities by a third of a day and the number of 
days that they need rocut down activities by an additional third of a

TUriel
Descriptive statistics.

2007 2009 2011

Sample size 
Wcolrli o»d income 
Homeowner
Home value’ll lomeowner - I 
Holds mortgage ; ■ I)
Mortgage' | Have mortgage - 1 
Housing wealtli'
Non-housing wealth'
Net wealth4 
Total Family income1 
Difficulty with mortgage (=1) i Have 

mortgage - 1
Foreclosure (-1)1 Have mortgage - 1 
"Underwater mortgage (.-I) | Have 

mortgage - 1 
Unemployed 
Health outcomes 
Psychological distress 
Depressed I) 
reeling sad 
Feeling nervous 
Feeling restless 
Feeling hopeless 
Feeling effortless 
Feeling worthless 
Self-reported health status 
High blood pressure (= I)
Diagnosed depression <=. 1)
Health behavior 
Substantial distress (**1)
Distress interference | Substantial 

distress - l
Days unable to work | Substantial 

distressI
Days need to cut down work | 

Substantial distress ■- I 
Out-of-pocket medical expenses 
Food consumption 
Reasons to move 
Moved 
Contraction 
Expansion 
Mixed reasons 
Socioeconomic variables 
Age of head 
Head is male(-1)
Head is married (=1)
Hispanic
African-American

4007 4007 4007

1.000 0.944
11902)00
0.642
SI 17,000
186,000
1652)00
SI 802)00
S702)00
0.05S

0.905
$2002)00 
0.686 
$1132)00 
$106,000 
$67300 
$2172)00 
$692)90

$1802)00
0377
$1192)24
$802)00
$602)00
$1692)00
$672)00
02)51

02)11 0013
01050023 0079

0023 0048 0039

2.459
0022

2.713
0023

2.663
02)23

032 034 032
0.64 069 065
069 076 0.73
016 020 021
052 036 056
014 0.17 0.19
239 2572,48
0352
0047

0.423
0047

0474
0043

0363 0391 0400
0.73 077 0.78

0.82 12)1 12)1

132 1471.11

$1445
$10374

$1829
$9795

$1836
$102)51 day.

The magnitude of the effect of a change in housing wealth may 
vary across households characterized by different values of net 
wealth. We replaced housing and non-housing wealth with the 
ratio of housing wealth divided by net wealth in our regressions. 
For full results, see Apiwndrx. Since net wealth also decreases with 
a decline in housing wealth, we use the net wealth measured before 
the recession in 2007 in the denominator of the ratio. Hie fixed- 
effects estimates show that as the ratio of housing wealth to net 
wealth decreases, psychological distress and the likelihood of 
feeling depressed increase.

We also investigate how experiencing difficulties with a mort
gage and the start of a foreclosure process are related to health 
outcomes and behavioral consequences of stress. Since these 
questions were only asked in 2009 and 2011. we restrict the sample 
to these two waves and to respondents who have mortgages. A 
comparison of households who reported difficulties with a mort
gage to those who did not report difficulties reveals that the un
employment rate was higher among those who reported difficulties 
(182* vs. 4.3*). In addition, those having difficulties with a mort
gage experienced a 53.3* decline in median home equity (from 
$30,000 to $14,000), while those who did nor have difficulties with 
a mortgage experienced only a 18.0* decline (from $95,000 to 
$77,800).

The estimates presented in Table 3 show that households facing 
difficulties with a mortgage have 0.546 unit higher psychological 
distress, which is a 20* increase from the baseline distress in 2007. 
The likelihood of feeling depressed increases by 3.86 percentage 
points and the likelihood of being diagnosed with depression

0.166
02)17
0.109
0.022

0.113
02)35
02)54
02)20

0.120
02)41
0.047
0.025

53.46
0.784
0.674
0.075
02)90

0.6530.666

Nun: Descriptive statistics are weighted using family weights.
4 Median values are reported. Psychological distress is the sum of six questions 

about feelings of sadness, nervous, restless, hopeless, cITorrless. and worthless. The 
possible responses for these feelings arc 'none of the time" ** 0. "a little of the 
time" "i l. "some of the time’ - 2, "most of the time* = 3 and “all of the time" - 4. 
Psychological distress is measured on a 0-24 scale. Depressed equals 1 if Psycho
logical distress equals 13 or larger, and 0 otherwise. Health status is measured on a 
1-5 scale, where “excellent" - 1, "very good" - 2. "good” - 3. 'fair n. 4 and 
“poor - 5. Diagnosed depression equals I if the respondent is diagnosed with 
depression or anxiety, and 0 otherwise. Substantial distress equals I if the 
resjjondent answered "some of the time' 2. "most of the time" - 3. or "all of the 
time" - 4 to one of the six questions about feelings. Distress interference measures 
whether substantial distress interferes with life or normal activities, on a 0-3 scale, 
where 'not at all" n 0. "a little" ■. 1. "some" - 2. and 'a lot" m 3. Days unable to work 
refers to the number of days out of the past 30 days when the respondent was 
unable to work or tarry out normal activities due to depressive feelings. Days need 
ro cut down work refers to the number of the remaining days out of the past 30 days 
the respondent was able ro work bur had to cut down work due to depressive 
feelings. Moving reasons are grouped into three types: contraction (less space, less 
rent), expansion (more space, betrer place), and mixed reasons.

5
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Table 2
Regressions Tor health outcomes and behavioral consequences of stress.

High blood Diagnosed Distress 
pressure depression interference

Dependent variables: Psychological 
distress

Depicsu'c! SeU-reported health 
status

• of days unable # of days cut 
to work due 
to distress

down work due 
to distress

FEBUC FE FE BUC FEFE FE FE

0.0057 00013 0.0033
(0.0076) (0j00T4) (0.0062) 
-0.0068 -0.0017 0.0040
(0.0054) (0.0011) (0.0051) 
as3n— aii86— ojb35 
(0.1679) (0.0319) (0.1463) 
-1X0243 -0.0083 -0X1728“
(0.0424) (0.0079) (0X1364) 
-02125" 0,0380* -00532
(0.1177) (0.0197) (0.0901) 
-0.1066* -00121 0.1213
(0X1647) (0X1255) (0.1165) 
01399“ 0X1243“ 00168 
(00603) (00105) (0.0482) 
0.0744 00133 00012
(0.0630) (0X1115) (0X1528)

432)7 283 3.14

arsinh (Housing 
wealth)

arsinh (Non-housing -0.0104“ -0.0134** 
(00044) (0.0049)
02450* 02880
(01258) (0.1413)
00155 0X1180
(00349) (0.0353)
-0.1102 -01134
(00868) (0X1872)
-02049“* -01637
(00499) (0.1191)
0-2112“'
(0.0474) (00477)
0.0667 00735
(00516) (0X1512)

F-slatistics/Wald 62.20 4X12
Chi2 for BUC 

P-value
N ol observations 
N of I rouse holds

■ 0.0158"* 
(0X1056) 
-0.0095** 
(0X1046) 
01346 
(01296) 
0.0098 
(0X1315) 
-0.0518 
(0.0820) 
0.0497 
(0.0492) 
0.0864* 
(0.0462) 
0.0499 
(0X1477)

168.76

0.0001
(0.0003)
-0.0001

(0X1003)
0.0066
(0.0079)
-0X1052*'
(0.0020)
0.0024
(0.0049)
0.0060
(0.0063)
0.0018

-0.0100* -0.0122“ -0.0003
(0.0056) (0.0060) (0X1003)

—0X1004 
(0X1003) 
0X1158“ 
(0.0072) 
-0X1019 
(0X1018) 
0.0002 
(0.0045) 
-0.0007 
(0X1058)

02286*“ 0.0006 
(0X1024) 
00048* 
(0X1026)

■ c.c-n:*** o.oooo
'H-JV 

■ 0.0003
(0.0004)
0.0088 
(0X1112)
-0-0051*
(0.0028)
0X1089 
(a0069)
0X1127 
(0.0090)
0.0067*
(0.0037) (00026)
-0.0109“* -00019 
(0X1041} (00028)

0.0075
(0X1064)
-00152“*
(00052)
03553"
(01491)
-0.0682*
(00370)
-0.0798
(00919)
-0.0078
(01188)
0.0336
(0XM92)
0X1106
(0X1538)

(0.00:5.
- 0.002 0"
(0.0013) 
0X1377 
(0.0358) 
0X1047 
(0.0090) 
-0X1055 
(0.0221) 
-0X1776 
(0X1286) 
0X1314 
(0X1118) 
0X1138 
(00129)

wealth)
Unemployment **

arsinh (Family 
inconie) 

Moved

Age

Age2/100

Family size

11.36 4431 2362.16 133

0.000 0X100 0.000
11342 12X114 12,004

4007 4007

0.000 
11.751

0.000
11320

0,000
11332

0.000
12.002

0.000
12X101

0.000
11397

0X100
11320

0.000
11.985

4007 4007 40063981 3981 4007

Note: Additional control variables include employment sratus (employed, unemployed, retired, not in the labor force), marital status (single, married, widowed.and divorced), 
insurance coverage (employer provided insurance. Medicare, private insurance, government program, and no insurance), and lime dummies. The variations in sample sizes 
across regressions are due to the missing values. **" denotes coefficients significant ar 1% level. ** denotes coefficients significant at 5% level, and ’ denotes coefficients 
significant at 10$ level.

process has already started, the distress increases by an additional 
0.962 unit and the likelihood uf feeling depressed increases by an 
additional 6.51 percentage points.

increases by 2.78 percentage points. Distress inferring with life 
activities also increases by 0.137 unit or 50* from the baseline if the 
household has difficulties with a mortgage. If the foreclosure

Tabic 3
Regressions for health outcomes and behavioral consequences of stress.

Depressed Self-reported health 
status

High Wood Diagnosed Distress 
pressure depression interference

Dependent variables: Psychological 
distress

# of days unable # of days cut 
to work due 
to distress

down work
due to distress

BUC FE FEBUC FE FE FE BUC FEFE FE

0.5984* 0.1369“ 03246
(03253) (O.06T4) (0.2523)
02440 -0.0412 03287*
(0.6647) (0.1164)
-00075 -00006
(OO111) (0X1020)
02504 00544
(0.3501) (0.0578)
-03048* -00404“
(0.1589) (0.0205)
0.5578* 0.0594
(02850) (0X1441)
-01614 -00662
(02138) (00554)
01025 00040
(02156) (03324)
0.1214 03184
(01456) (03244)

29.48

02438
(02639)
03059
(05157)
-0X1282*
(00099)
-02900
(02599)
0.1311”
(0.0609)
-0.0718
(02098)
-03465
(01535)
02054
(01557)
-03700
(01079)

4033

00787
(0.0652)
01866
(01236)
-00065*
(03022)
-0.0787
(0.0614)
00453“
(03218)
-0X1002
(00468)
-0X1591
(0X1589)
00429
(00344)
-00109
(03259)

00133
(00164)
-0X1361
(0.0310)
00005
(03005)
03066
(03154)
-03002
(03055)
03113
(03117)
00086
(03148)
00048
(03086)
-03046
(03065)

03278*
(03145)
03118
(03274)
-00003
(0X1005}
00135
(00136)
00033
(03048)
00011
(03104)
00131
(0.0131)
-00004
(03076)
-03059
(03057)

Difficulty with 
mortgage (-1) 

Foreclosure (-1)

0-3916 05456** 0.0386“*
(02393) (02541) (03131) 
03248* 03619“ 00651
(04775) (04799) (0.0247) 

03002
(0X1081) (00085) (03004) 
0X1466 00418 -03018
(0.2454) (0.2390) (03123) 
-01361 -03970 -0X1089' 
(01104) (0.0846) (00043) 
02483 02439 03045
(01876) (0.1828) (00094) 
-01590 -02509 03028 
(0.1383) (02296) (00118) 
03545 00251 -03105
(01386) (01348) (00069) 
-00212 -03T37 -00031 
(0.1105) (01009) (0.0052)

31.10 134 233

03260
(02751)
03729
(03198)
00007
(00092)
05206
(02581)
-03963
(03916)
01385
(0.1972)
-02489
(02473)
01718
(01448)
03526
(01089)

(04782)
00051
(00084)
-03121
(02375)
-00021

(0X1843)
03968
(0.T813)
-0.1235
(02275)
01243
(01331)
00458
(01002)

arsinh (Non-housing -0.0023 00020 
wealth)

Unemployment •»

arsinh (Family 
income) 

Moved

•**

Age

Age2/I00

Family size

F-starisrics/Wald 
Chi2 for BUC 

P-value
N of observations 
N of Itouseholds

139 2.132.47 625 2J9 334

0.028 0.000 0300
4982 5016 5016

2773 2773

0043 0.0000.000 0.000 0000 0,000 03000302
50545052 5047 50205017 50525051 5048
2795 27942794 2795 2793 2793

denotes coefficients significant at IX level, “ denotes coefficients significant at 5% level, and * denotes coefficientsNote: See Table 2 for the additional control variables, 
significant at 10X level.
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housing wealth is associated with statistically significant, but 
quantitatively small, increase in psychological distress. However, 
psychological distress, the likelihood of feeling depressed and be
ing diagnosed with depression increase substantially after experi
encing difficulties with mortgage obligations or being subjected to 
a foreclosure. We also analyze the impact or these three aspects of 
the housing crisis on the behavioral consequences of stress. Our 
findings suggest that difficulties with payments of mortgage dues 
and foreclosures have more severe consequences on psychological 
distress and distress interfering with life than the decline in 
household wealth.

Hie unique feature of our study is the evaluation of two alter
native mechanisms that could account for how changes in wealth 
lead ro changes in health. Under the first scenario, loss of economic 
resources inhibits the use of health care or induces unhealthy be
haviors. Under the second scenario, the stress associated with 
economic loss and financial difficulties directly impacts psycho
logical and physical health. We did not detect any major effects of a 
decline in housing or non-housing wealth or difficulties with 
mortgage payments on health-related behaviors. We conclude that 
psychological distress, rather than a tighter budget, is the more 
likely channel through which the distress caused by a wealth shock 
interferes with life activities and health.

Our study also provides a unique insight into differences in the 
effects of unrealized and realized financial losses on health and 
stress interfering with normal life activities. The decline in housing 
wealth might not matter for households who do not use their house 
as collateral or do not plan to sell their house in the near future. 
Similarly, the loss of non-housing wealth during the recession, 
when caused by a decline of the value of assets invested in stocks, 
might be temporary and unrealized if stocks are not sold. Our 
findings suggest that unrealized losses are quite inconsequential to 
health and do not distort normal patterns of life activities. In 
contrast, the measures of actual financial hardship (difficulties with 
mortgage dues, foreclosures, unemployment spells, and income 
losses) appear to have sizable adverse effects on both psychological 
distress and life activities.

Our research contributes to the growing literature on the rela
tionship and direction of causality between SES and health. Previ
ous research showed that poor health is associated with lower 
wealth (Smith, 1999; Poterba el al.. 2010; babiarz et al.. 2013; 
Babiarz and Yilmazer. 2013; Yilmazer and Scharff. 201*1). while 
the causal relationship from wealth to health is relatively small 
(Smith, 1999; Adams et al.. 2003; Meet et al.. 2003; Lyons and 
Yilmazer, 2005: Michaud and van Soest, 2008; Apouey and Clark, 
2014). Our findings support this narrative and match Mdncmey 
et al. (2013), who show that wealth losses attributable to the 
October 2008 stock market crash increased feelings of depression 
and the use of antidepressant drugs, but did not lead to clinically- 
validated depressive symptoms. We find two additional impor
tant adverse consequences of the recession, foreclosures and un
employment, both of which have significant negative effects on 
psychological distress and health. These findings support the pre
vious results that job losses and foreclosures had significant causal 
impacts on health (Currie and Tekin, 2011; Phillips 3tid Nugent, 
2014; Ritimallo-Herl et al.. 2014), In addition, our findings are 
consistent with a larger number of studies that focus on the effects 
of exogenous job or income losses on health and provide evidence 
that mortality rates, suicides, and hospitalizations increase 
following a job displacement or establishment closing (fensen and 
Richter. 2004; Sullivan and von Wachier, 2009: Lliason and Storrie, 
2009a, 2009b),

A major strength of our study is that it provides a comprehen
sive analysis of the impact of recession on health using several 
measures of economic well-being, such as changes in wealth.

4.3. Health-related behaviors

We examine three types of expenditures: annual expenditures 
on prescriptions and in-home medical care (reported as a sum in 
PSID), total health expenditures, and food expenditures. Total 
health expenditures are calculated as the sum of annual out-of 
pocket expenses for prescriptions, in-home medical care, doctor, 
dental and out-patient surgery, nursing home and hospital stays. 
Food expenditures are the sum of annual expenditures on both food 
consumed at home as well as eaten elsewhere. We apply the log
arithmic transformation to the expenditure variables and code zero 
expenditures as zero.

Our estimates in Table 4 show that a decline in housing wealth 
and difficulties with a mortgage do not decrease expenditures on 
prescription drugs and in-home medical care or total expenditures 
on health. Further empirical investigation revealed rhat insignifi
cant estimates cannot be explained by rhe offsetting effects: higher 
stress increases health expenditures while budget contractions 
reduce them. Food expenditures significantly decrease with hous
ing and non-housing wealth. However, the overall effect is very 
small. By contrast, food expenditures decrease by 11.3% after the 
household experiences an unemployment spell. Among those who 
have mortgages, there is no significant association between having 
difficulties with a mortgage and expenditures on food.

5. Conclusions

This paper examines how the housing crisis and the economic 
recession of 2007—2009 affected the psychological and physical 
health of U.S. households. Specifically, we quantify the health im
pacts of three aspects of the housing crisis; experiencing a decline 
in housing wealth, difficulties with payments of mortgage dues, 
and being subjected to a foreclosure. We find that a decline in

Table 4
Kegressioiis For health-related behaviors.

Dependent variables: Log (prescription Log (health Log (food
and in-home expenditure) consumption) 
medical care)

FE FEFE FE

00028"
(0.0012)
02)027
(02)010)

-0.0002 -00049
(00046)
-02)062
(02X138)

arsinh (Housing 
wealth)

arsinh (Non-housing -00073* 
wealth)

Difficulty with 
moirgage(-l) 

Foreclosure(-l)

(0.0045)
*4* 00013 

(00017) 
-00811 
(02)509) 
00289 
(0.0951) 

-0.1133“* -0.1508' 
(0.0292) (0.0478)
02)259“* 00275

(02)037)

-00288
(OIOSS)
00237
(0.0266)
00974
(02)647)
00270
(02)848)
-0.0886**
(0.0356)
00602
(00388)

00773
(01085)
02)645"
(00276)
02)184
(00669)
0.0099
(00865)
-0.0537
(0.0359)
0.1035*"
(00394)

Unemployment

arsinh (Family 
income) 

Moved
(02)168) 
00206 
(00360) 

00673*" 02)817* 
(00229) (0.0453)
-0.0209** -00306 
(00096) (02)265)
01049*" 01014“ 
(02)105) (02)200)

(02)076)
00159
(02)178)

Age

Ago2/I00

Family size

5.094.30 5.94 13.31F-statistics 
P-value
N ol observations 
N of households

0.000 0.000
11.854 5027

0.000
11,379

0.000
11.892
4006 4000 27813992

denotes coefficients sig-Note: See table 2 (at the additional control variables, 
nificant at IX level. ** denotes coefficients significant at 5X level, and * denotes 
coefficients significant at 10X level.
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income, employment, as well as difficulties with mortgage pay
ments and experiencing foreclosure. We utilize longitudinal data 
that includes all of these changes in SES in addition to mental and 
physical health, behavioral consequences of stress, and food and 
health care expenditures. Previous studies of rhe effects of the 
recession on health relied on less comprehensive datasets and 
rarely were able to examine such a broad array of health effects and 
control for respondent-level heterogeneity.

There are some limitations of our study. Tlie time span following 
the recession is short, which does not permit an examination of the 
long-tenn physical and mental health effects. Some of the mech
anisms of tlx? impact of diminished economic well-being on health 
may require a longer rime horizon to develop. This might explain 
why some of the effects were statistically or quantitatively insig
nificant. In addition, measuring the impact of wealth, income and 
job loss on health typically presents an empirical challenge because 
the causal relation might also run from health to these factors. 
There is ample evidence chat the shock to liome values from 2007 
to 2009 was nor caused by U.S. households suddenly becoming ill 
(Demyanyk and van Hemert. 2011: Foster and Magdoff. 2009; Mian 
and Sufi. 2009). However, the extent of the loss in home value 
might be correlated with both observed and unobserved charac
teristics. Our empirical analysis was only able to control for the 
observed demographic and socio-economic characteristics, and the 
time-invariant unobserved factors. Some unobserved characteris
tics that are not accounted for could distort the validity of variable 
measurement and bias our results. For example, respondents could 
have heterogeneous expectations regarding the timing of an eco
nomic recovery or the future inflation in rhe housing market.

Following the housing market collapse of 2007-2009, govern
ments in many countries considered and/or implemented pro
grams thar would alleviate adverse consequences of housing- 
related financial losses. For example, Making Home Affordable 
(MHA) is a social program set up by the federal government of the 
U.S. to provide loan modifications to individuals with high interest 
rates or mortgage payments, and to those who lost their jobs or 
experienced a significant drop in home values. Our results confirm 
the need for such social assistance and suggest that policy solutions 
designed to stabilize housing markets and help homeowners avoid 
foreclosures would also prevent the increase in psychological stress 
levels in society and thus produce positive externalities on mental 
and physical health. However, caution has to be advised with the 
generalization of our results to other countries. The heterogeneity 
in policy structures and financial market regulations across coun
tries imply that any extrapolations of our findings have to be 
accompanied by a careful comparison of social policies and legal 
environments.
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Abstract

Considerable debate and controversy continue regarding the effects of gentrification on 
neighborhoods and the people residing in them. This article draws on a unique large- 
scale consumer credit database to examine the relationship between gentrification and 
the credit scores of residents in the city of Philadelphia from 2002 to 2014. We find that 
gentrification is positively associated with changes in residents’ credit scores, on aver- 
agejor those who stay, and this relationship is stronger for residents in neighborhoods 
in the more advanced stages of gentrification. Gentrification is also positively associated 
with credit score changes for less-advantaged residents (those with low credit scores, 
older residents, longer-term residents, or those without mortgages) if they do not move, 
though the magnitude of this positive association is smaller than for their more advan
taged counterparts. Nonetheless, movingfrorn genlrifying neighborhoods is negatively 
associated with credit score changes for less-advantaged residents, residents who move to 
lower-income neighborhoods, and residents who move to any other neighborhoods within 
the city (instead of outside the city) relative to those who stay. The results demonstrate 
how the association between gentrification and residents’financial health is uneven, 
especially for less-advantaged residents.
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Introduction
Debates surrounding the consequences of gentrification have focused largely on the displacement 
of incumbent residents, though recent studies generally have not found evidence that less- 
advantaged residents in gentrifying neighborhoods move at a significantly higher rate than similar 
households in nongentrifying neighborhoods (Ding, Hwang, and Divringi, 2016; Ellen and O’Regan, 
2011; Freeman, 2005; Freeman and Braconi, 2004; McKinnish, Walsh, and White, 2010; Vigdor, 
2002). Gentrification, the socioeconomic upgrading of a previously low-income central city 
neighborhood, however, may affect the social and economic welfare of the residents in gentrifying 
neighborhoods in ways beyond just residential displacement.

In this article, we contribute to this body of research by examining the relationship between 
gentrilication and the financial health among residents, measured by individuals’ credit scores, in 
Philadelphia from 2002 to 2014. We use a unique individual-level data set—the Federal Reserve 
Bank of New York Consumer Credit Panel/Equifax (hereafter noted as CCP)—and more precise 
gentrification measures in the city of Philadelphia. The CCP data provide extensive information 
on residential location and consumer financial health and credit use, which enables us to observe 
residents’ mobility patterns and how their financial status changes in relation to the changing 
characteristics of the neighborhood where they live, including gentrification.

Gentrification could affect residents’ financial health indirectly in many ways, though existing 
studies do not suggest a direct link between gentrification and residents’ credit scores. With the 
inflow of new lending institutions and improved access to financial services that can accompany 
gentrification, existing residents in gentrifying neighborhoods could gain improved access to 
mainstream financial products. Furthermore, gentrification could lead to increased labor market 
opportunities if the local economy improves, which could also help people make debt payments 
on time and improve their credit scores. Given the rising home values and the resulting increased 
home equity that often come with gentrification, existing mortgage borrowers may have greater 
incentive to keep current with their mortgage, which would help maintain or improve their finan
cial health status. The rising housing and living costs that come with gentrification, however, could 
cause liquidity problems for many residents in gentrifying neighborhoods, especially those who 
are more financially vulnerable. Such liquidity problems could be manifested by increased levels of 
delinquencies on credit payments, tax foreclosures, evictions, and bankruptcies, all of which would 
negatively affect an individuals financial health. Further, financially vulnerable residents who move 
from gentrifying neighborhoods as a result of the rising costs accrue additional financial burdens 
from moving and may also face additional financial burdens from broader declines in affordability 
as neighborhoods gentrify throughout the ciLy. Nonetheless, individuals who expect to experience 
larger improvements in financial health may may be more likely than others to live in gentrifying 
neighborhoods, but individuals who anticipate large decreases in their financial health may be 
more likely to move from gentrifying neighborhoods. Despite reasons to believe that gentrification 
is associated with residents’ financial health outcomes, few studies have examined this relationship.

In this study, we examine the relationship between gentrification and residents’ financial health in gener
al and across different subpopulations based on a random sample of adult residents in Philadelphia from 
2002 to 2014. We find that residents who do not move from gentrifying neighborhoods experience an
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average increase of 11.3 points in their Equifax risk scores, a widely used credit score and our measure 
of individuals’ financial health (higher scores indicate better financial health), over 3 years. Stayers in 
neighborhoods undergoing intense gentrificalion experience an average increase of 22.6 points, 
doubling the average increase across all gentrifying neighborhoods. The improvement in risk scores 
of residents in neighborhoods experiencing moderate or weak gentrification is much smaller.

We also find that gentrificalion is positively associated wiLh the financial health of less-advantaged 
residents in gentrifying neighborhoods if they are able to stay. Less-advantaged residents in gen
trifying neighborhoods—those with low risk scores, older residents, longer-term residents, or 
those without mortgages—who are likely more vulnerable to financial instability resulting from 
gentrification but who do not move experience some improvement, on average, in their risk scores, 
but the magnitude of their positive association with risk score changes is smaller compared with 
their more advantaged counterparts in gentrifying neighborhoods.

Relative to slaying in the neighborhood, moving out of gentrifying neighborhoods is negatively 
associated with changes in the financial health of less-advantaged residents. In other words, their 
financial health would have been better off if they were able to remain in the gentrifying neighborhood. 
Changes in movers’ financial health vary significantly depending on the quality of the destination 
neighborhoods: Moving to neighborhoods with lower income than their origin neighborhoods 
or to other neighborhoods within the city (instead of the suburbs or other metropolitan areas) is 
negatively associated with the changes in movers’ risk scores. Altogether, the results demonstrate 
how the association between gentrificalion and residents’ financial health is uneven, particularly for 
less-advantaged residents.

This article proceeds as follows: The second section reviews relevant literature on gentrificalion and 
credit scores, and the third section provides a detailed description of the data sets and methodology 
used in the study. Using multiple regression analysis, the fourth section examines the relationship 
among gentrificalion and residents’ financial well-being, and the final section summarizes the 
results and discusses their implications.

Background and Literature
This section reviews the literature on the consequences of gentrification and discusses the possible 
links, either direct or indirect. between gentrificalion and residents’ financial health as measured by 
their credit scores.

Economic and Financial Consequences of Gentrification
The term gentrification describes neighborhood changes that are characterized by the influx of 
new residents of a higher socioeconomic status relative to incumbent residents and rising housing 
values and rents into low-income, central city neighborhoods.1 Given the rising housing and living

1 This definition, in general, is consistent with the existing literature. Definitional debates involve whether to include 
neighboihoods beyond the central city and the socioeconomic upgrading of already well-ofT neighborhoods fsuper- 
gentrilicaiion"). and whether to consider if displacement and racial turnover ate essential (Brown-Saracino. 2010). For 
purposes of the study, we focus on characteristics for which there is broad agreement in the field.
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costs chat characterize gentrification, many argue that gentrification imposes increasing pressures 
of affordability on existing residents. As housing and living costs rise, less financially advantaged 
residents may become increasingly unable to alford to live in the neighborhood and may have to 
move out. This process is often called “residential displacement." Most research and debate on the 
consequences of gentrificalion have focused on residential displacement. The empirical evidence 
in these studies on residential displacement in U.S. cities, however, generally does not observe 
consistent and statistically significant differences in mobility rates between less-advantaged residents, 
such as less-educated, renting, minority, low-credit score, and lower-income households, in gen
trifying neighborhoods and those in nongentrifying neighborhoods (Ding, Hwang, and Divringi, 
2016; Ellen and O'Regan, 2011; Freeman, 2005; McKinnish, Walsh, and White, 2010).1 These 
findings may be a result of the fact that gentrification can take place through infill development or 
in areas with high vacancy rates and also the fact that residents in these comparable neighborhoods, 
in general, have high mobility rates because they more often face financial instability and eviction 
(Newman and Wyly, 2006; Slater, 2009). Further, incumbent residents may incur financial burdens, 
may “double up" in their housing arrangements to afford the increased housing and living costs that 
come with gentrification, or may be protected from moving through policies like rent control and 
subsidized housing (Freeman, 2005; Newman and Wyly, 2006). Therefore, less-advantaged residents 
may face financial struggles as their neighborhoods gentrify, but they may not necessarily move out of 
the neighborhood in the limited time periods that these studies examined (Freeman, 2005).

Only a handful of researchers have examined the financial and economic consequences, such 
as income and job opportunities, of gentrification. McKinnish, Walsh, and While (2010) found 
thaL income gains were greatest among Black high school graduates, who made up a substantial 
proportion of the population of the neighborhoods identified as gentrifying at the beginning of 
their study, but they are unable to distinguish between whether these gains were among incumbent 
residents or higher-income Black households entering the neighborhood. Using a different data set, 
Ellen and O’Regan (2011) found that residents who remain in gentrifying neighborhoods experi
ence greater income gains compared with residents who remain in nongemrifying neighborhoods. 
Due to data limitations, however, they were unable to examine residents who move. Lester and 
Hanley (2014) documented more rapid employment growth and more rapid industrial restructur
ing (the replacement of goods-producing industries by jobs in the service sector, like restaurants 
and retail services) in gentrifying neighborhoods than in nongentrifying neighborhoods. Meltzer 
and Ghorbani (2015) found that, at the ZIP Code level, the number of jobs going to local residents 
increases significantly and that these jobs are primarily in the service sector and going to low- and 
moderate-income earners, but they did not find consistent and meaningful gentrification effects 
on local employment at the census tract level. These latter two studies suggest that gentrification 
may provide economic opportunities to local residents, but they do not examine the trajectories of 
individual residents.

Hartley (2013) used data that are similar to the data used in our study and examined changes in 
Equifax risk scores from 2001 to 2007 in gentrifying and nongentrifying neighborhoods across the

1 Many ethnographic accounts of gentrifying neighborhoods also document the political and cultural displacement that 
occurs as neighborhoods gentrify, alienating many of a neighborhoods less-advantaged residents (for example, Hyra, 2014; 
Martin, 2007; Zukin, 2010).
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United States. He documented increases in financial well-being among residents who remain in or 
move from gentrifying tracts: Living in a neighborhood that gentrified between 2001 and 2007 is 
associated with an 8-point higher increase in risk scores compared with living in a nongentrifying 
neighborhood. Hartley (2013) also found that gentrification is negatively correlated with the 
existence of delinquent accounts among residents. Our study extends from Hartley^ (2013) 
work by examining a period beyond the Great Recession. We also examine heterogeneity across 
additional subpopulations that Hartley (2013) does not consider, such as those in neighborhoods 
in various stages of gentrificalion and those who move to neighborhoods with a higher or 
lower level of income. These distinctions are important to consider when studying the effects of 
gentrification, because previous research shows that mobility from gentrifying neighborhoods is 
largely due to higher-score residents moving to wealthier neighborhoods and that gentrification 
can impose different burdens depending on the stage and pace of gentrification in a neighborhood 
(Ding, Hwang, and Divringi, 2016).

Gentrification and Residents’ Financial Health
We use a credit score, the Equifax risk score, to measure a resident’s financial health. What does 
a credit score3 like the risk score represent? Why and how do we expect it to be associated with 
gentrification? A credit score is indicative of the probability thaL an individual will repay his or her 
debts without defaulting. It reflects the likelihood that a borrower will become seriously delinquent 
on any open credit account within 18 to 24 months. A higher risk score represents a lower level of 
estimated credit risk for a consumer, and a lower risk score indicates that the likelihood that the 
individual will default on his or her debt is higher. No score indicates a thin file—too little infor
mation is available for a score to be estimated. In short, a credit score provides a summary measure 
of a person^ financial health and creditworthiness, which often determines credit access and pric
ing. Since their introduction in the 1970s, credit scores have played a central role in consumers’ 
economic lives and have become an important determinant of individuals' financial and economic 
opportunities. In addition to serving as a key determinant for access to credit for individual con
sumers, credit scores have been increasingly used in the evaluation of individuals’ applications for 
insurance, rental housing, utilities, and employment (Mester, 1997; Newman and Newman, 2013). 
Credit scores also represent an important and understudied dimension of financial health that can 
capture more than traditional measures of financial health, like income or wealth. Individuals rely 
not only on income but also on other resources, such as savings, assets, family contributions, or 
financial knowledge, for financial stability. Overall, credit scores provide a more comprehensive 
measure of the financial health of residents that directly reflects financial consequences that can 
come with the rising costs and shifting economy associated with gentrification.

Although credit scores have been widely used in the United Stales, almost no research has exam
ined the determinants of credit scores or what triggers changes in credit scores. Credit bureaus 
may use many credit characteristics that relate to loan performance to compute credit scores, but 
they have not disclosed to the public their precise credit scoring models (Board of Governors of 
the Federal Reserve System [Federal Reserve Board], 2007). The Federal Reserve Board (2007)

9 Among the various types of credit scores, such as lender-specific scores used to underwrite individual financial products and 
generic credii history scores developed by major credit bureaus—Experian, Equifax, and TransUnion (Mester. 1997)—our 
study focuses on the generic credit history scores.
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disclosed a list of 312 credit characteristics compiled by TransUnion in borrower credit records 
that could be used in its credit scoring models. An industry report states that the factors used to 
compute individuals' credit scores fall into the following categories, weighted in the model in this 
order: previous payment history, outstanding debts, length of credit history, new accounts opened, 
and types of credit used (Fair Isaac Corporation, 2005).4 Although credit scores reflect important 
aspects of an individuals financial health, they only direcdy reflect debt levels and debt payment 
behavior and do not incorporate income and asset holdings. Credit scoring models constantly 
update with new information (Poon, 2009), and particular events, such as delinquency, very large 
changes to oneS debt, and events of public record (for example, bankruptcy or foreclosure), in 
general, have greater effects on credit scores than other factors (Anderson, 2007). Studies also 
show that the change in a consumers credit score over lime is negatively correlated with his or her 
initial score, exhibiting a pattern of "mean-reversion" (Musto, 2004). Put differently, individuals 
with lower scores are expected to experience larger increases in their risk scores, which likely is 
because the impact of negative or positive events an individual experiences on his or her crediL 
score decreases over time (that is, lime decay of information), and the score differences between 
borrowers with good credit and those with bad credit tend to revert toward the population average 
(Anderson, 2007).

The Equal Credit Opportunity Act prohibits discrimination in computing credit scores on the basis 
of race, ethnicity, religion, national origin, gender, marital status, and age (Federal Reserve Board, 
2007). The Federal Reserve Board (2007) confirms that none of the credit characteristics included 
in a credit scoring model serves as a proxy for race, ethnicity, gender, or income.5 When focusing 
on the outcomes from the credit scoring models, however, several studies documented sizeable 
differences in mean credit scores across income and racial/ethnic groups; homeowners and renters; 
and individuals with different education levels, ages, and health conditions (Bostic, Calem, and 
Wachter, 2005; Federal Reserve Board, 2007; Newman and Newman, 2013). Bostic, Calem, and 
Wachter (2005) found that low-score individuals are disproportionately more likely to have low 
incomes and be of a minority group, and they found that the magnitude of the differences across 
different subpopulations increased between 1989 and 2001. Although income often correlates 
with financial indicators associated with one)s ability to repay his or her debt, reasons for such 
differences are still unclear for researchers because the scoring models incorporate only debt—not 
income, asset holdings, or employment status. The Federal Reserve Board (2007) attributed these 
differences in credit scores to differences in the documented payment histories and outstanding 
debts of low-income and minority individuals. Spader (2010) further suggested that credit scores 
create a “feedback loop”: People with low scores have limited choices in credit products because of 
their scores, and these products (for example, subprime mortgages), by their nature, usually have 
higher default risk, which could further hurl low-score borrowers’ credit scores when they default.

Credit scoring models do not use very fine geographic information, so existing studies generally 
do not suggest a direct link between neighboihood characteristics and individuals’ credit scores.

1 The credit bureau provides some inFormaiion about the weight given to different sets or predictors: previous payment 
history (35 percent), outstanding debts (30 percent), length of credit history (15 percent), new accounts opened (10 
percent), and types of credit used (10 percent) (Fair Isaac Corporation, 2005).

1 The only exception is that Federal Reserve Board (2007) found that a consumer's length of crediL history correlates with 
the consumer^ age.
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Several possible mechanisms exist, however, in which gentrification could have differentia! impacts 
on residents' credit scores indirectly. On the one hand, gentrification not only attracts residents 
with higher socioeconomic status but also ushers in services that were previously absent in those 
neighborhoods (Meltzer and Schuetz, 2012). The inflow of new investment and improved access 
to mainstream financial services that typically come with gentrification can have direct or indirect 
positive effects on residents' financial health. For example, the influx of new bank branches, 
automatic teller machines, and financial service firms that come with gentrification makes it easier 
for existing residents to access safer and more affordable financial products. Further, the increase in 
job opportunities in gentrifying neighborhoods as the local economy improves could also increase 
residents’ incomes and help them make timely payments on various credit accounts. In addition, 
the increase in housing values in gentrifying neighborhoods could help improve consumers’ credit 
performance. Existing siudies generally agree that the most important predictor of mortgage 
default is the level of equity in the property: the higher the level of equity in die property, the less 
likely the mortgage borrower will default on the mongage (for a review, see Quercia and Stegman,
1992). Thus, rising housing prices increase the level of equity in a property, which can improve the 
mortgage performance of existing borrowers, though this channel is relevant only for homeowners 
with mortgages. We expect that the likely improved credit access and credit performance for exist
ing residents in gentrifying neighborhoods will improve their credit scores.

The increase in rents and property taxes and rising costs of living that come with gentrificalion, 
however, could make gentrifying neighborhoods increasingly unaffordable for many existing 
residents. They may have difficulty in paying rents, property taxes, or other credit accounts, thus 
hurting their financial health. Further, if they cannot afford to stay in gentrifying neighborhoods 
and have to move, the move itself could incur various costs, including, but not limited to, trans
portation costs, storage costs, replacement costs, and job search costs, not to mention the cost of 
the psychological and social challenges associated with the move. Housing searches also require time 
and resources that can have negative consequences on individuals’ credit scores. In particular, 
putting together a downpayment for a house or a deposit for rental housing, going through additional 
credit checks for mortgage and rental applications, or taking on new debt with a mortgage can 
have negative consequences for an individual’s financial health, particularly for (hose who are 
residentially displaced from a gentrifying neighborhood. All these factors could have significant 
negative effects on the financial health of residents in gentrifying neighborhoods, and we expect 
them to hit vulnerable movers even harder because of their lack of a financial cushion. In sum, 
gentrificalion can affect residents’ credit scores as a result of the various changes that come with 
gentrification, which could influence individuals’ payment histories and access to credit. We 
expect that credit scores will be negatively associated with moving from gentrifying neighborhoods 
for less-advantaged residents relative to those who are able to stay, but the credit scores of less- 
advantaged stayers could either be positively or negatively associated with gentrification.

Of course, residents who experience greater improvement in their credit scores could self-select 
into gentrifying neighborhoods in the first place. For example, young recent college graduates, who 
are more likely to experience larger improvements in their credit scores as they build credit, may 
be more likely to live in gentrifying neighborhoods. At the same time, less-advantaged residents 
living in gentrifying neighborhoods, who are more likely to have lower credit scores and are
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more likely to be older or longer-term residents, may be less likely to experience improvements 
in their credit scores because they were more vulnerable to economic insecurity during the Great 
Recession.

Data and Methodology
This section first discusses the measures we developed for identifying gentrification in the city 
of Philadelphia. Then, the section describes the consumer credit panel data we used to track the 
mobility of residents and changes in their credit scores over time. The final part of the section 
explains our methodology for examining the relationship between gentrification and the financial 
health of residents.

Data: Gentrification Measures
i.

characterized by the influx of higher socioeconomic status residents and an increase in housing 
prices. Therefore, we measure gentrification by specifically concentrating on shifts in the socioeco
nomic status of residents and neighborhood housing prices. We focus on the city of Philadelphia 
in this study to isolate effects in a single housing market and to draw from local knowledge and 
alternative data sources to verify our measures of gentrification.

By definition, for tracts to gentrify, they have to have been lower-income tracts at the beginning 
of the period. Because the CCP data used in this study track individuals from 2002 to 2014, we 
consider tracts to be gentrifiable if their median household income was below the citywide median 
household income in the year 2000, using estimates from the 2000 U.S. census.4 We consider 
a tract to be gentrifying if it was gentrifiable in 2000 and experienced both a percentage increase 
above the citywide median increase in either its median gross rent or median home value and an 
increase above the city wide median increase in its share of college-educated residents from 2000 
to 2013 based on data from the 2000 U.S. census and the American Community Survey (ACS) 
5-year estimates from 2009 to 2013. We rely on housing values and rents because they reflect the 
demand for various amenities and investment in the neighborhood. We include changes in either 
rents or home values because these changes do not necessarily occur in step with each other 
but nonetheless indicate changing affordability in a previously low-income neighborhood. We 
additionally include criteria for demographic changes to deal with issues with past strategies of 
misidentifying gentrification in neighborhoods experiencing housing price spillovers without 
demographic changes. We rely on increases in the share of college-educated residents rather than 
incomes to capture young professionals who may have relatively lower incomes and to better 
distinguish an influx of new residents from incumbent upgrading (Clay, 1979; Freeman, 2005; 
Ley, 1996).6 7 Exhibit 1 (left) provides a map of gentrifying neighborhoods based on our measure.

^economic upgrading of a previously low-income neighborhoodlU S:. t.

6 Some studies used the median household income for metropolitan areas as the threshold, but the median household income 
for the Philadelphia metropolitan area is much higher than the median household income of most of the census tracts within 
the city of Philadelphia. Thus, we consider only lower-income tracts relative to the city as gentrifiable tracts in this study.

’ Of all the gentrifiable tracts, 99 had above-citywide median increases in either home values or rents, but 43 of these tracts 
did not have above-citywide median increases in their shares of college-educated residents. i

I
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Exhibit 1

Gentrifying Neighborhoods in the City of Philadelphia {left: binary measure; 
right: categorical measure)
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Sources: Authors' definition Is based on 2000 U.S. census and 2009-2013 American Community Survey 5-year data and on 
the U.S. Census Bureau VGEfVUne ShapeSes

Of Philadelphia’s 365 tracts with substantial population sizes, we categorized 56 of its 184 gentrifi- 
able tracts as gentrifying from 2000 to 2013.® The remaining 128 tracts are nongentrijying, that is, 
they were gentrifiable in 2000 but did not meet the criteria listed previously.

Gentrificadon is a dynamic process that occurs at varying paces. Therefore, we also constructed more 
refined categories of gentrification to assess if the financial health of residents varies by the pace or 
stage of gentrification a neighborhood is experiencing. We constructed a separate category for census 
tracts that experienced gentrification before 2000, either during the 1990-to-2000 decade or during 
the 20-year period of 1980 to 2000, using the same criteria listed previously. Among the tracts that 
were gentrifying before 2000 and were still gentrifiable in 2000, we categorized those that continued 
to gentrify from 2000 to 2013 as continued gentrification. These tracts, in general, are in the more 
advanced stages of gentrification. We classified the tracts that were gentrifying from 2000 to 2013 but 
were not gentrifying before 2000 into three categories—weak gentrification, moderate gentrification, and 
intense gentrification—to indicate the pee of gentrification in these areas. Tracis that we categorized as 
weak gentrification had both median rent prices and home values in the bottom quartile among these 
gentrifying tracts, according to the 2009-to-20I3 5-year ACS estimates. Tracts that we categorized 
as intense gentrification had either median rent prices or median home values in the top quartile of 
these gentrifying tracts. We categorized the remaining tracts as moderate gentrification. Exhibit 2 pro
vides a detailed description of these categories, and exhibit 1 (right) displays a map of Philadelphia^ 
tracts based on these categories. Average demographic and socioeconomic characteristics of these 
tracts are displayed in appendix exhibit A-l.

8 The data exclude 16 census tracts that had fewer than 50 residents or had zero housing units during the entire period of 
analysis. This exclusion results in a sample of 365 census tracts.
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Exhibit 2

Gentrification Measure (categorical, by stage of gentrification)

Nongentrifiable 
Nongentrifying 

Nongentrifying 
Stalled gentrification 

Gentrifying
Continued gentrification 
Weak gentrification

Nongentrifiable in 2000181

Nongentrifying, pre-2000 and 2000-2013 
Pre-2000 gentrification and not gentrifying 2000-2013

105
23

Pre-2000 gentrification and gentrifying 2000-2013 
Gentrifying 2000-2013 but in the bottom quartile of gentrifying tracts 

for rent and value in 2009-2013
Gentrifying 2000-2013 and in the second or third quartile for either 

rent or value in 2009-2013
Gentrifying 2000-2013 and in the top quartile for rent or value in 

2009-2013

24

5

Moderate gentrification
19

Intense gentrification 8

Sources: Authors' calculations, using 1980. 1990, and2000 U.S. census and 2009-2013 American Community Survey 
5-year data

Most of the gentrifying neighborhoods in the city of Philadelphia are either close to the down
town or adjacent to major anchor institutions (for example, University of Pennsylvania and 
Temple University). Gentrifying tracts can be grouped into five clusters. (1) The Center City 
cluster contains tracts in the central business district (CBD) and residential neighborhoods adja
cent to it, and most of the other Ltacts in the cluster ate wealthy, nongentrifiable tracts. (2) The South 
Philadelphia cluster comprises a diverse array of neighborhoods spanning the southern section of 
the city; a large proportion of the tracts in this cluster were gentrifying before 2000. (3) The Lower 
North duster contains areas just north of the CBD, including areas by Temple University and 
areas adjacent to the city's major park—Fairmount Park. (4) The River Wards cluster encompasses 
a number of neighborhoods that have strong historical ties to Philadelphia’s industrial economy 
along the Delaware River, expanding from neighborhoods that had gentrified during 1980s and 
1990s. (5) The West Philadelphia cluster primarily includes tracts surrounding the University of 
Pennsylvania and Drexel University (University City), where nearly one-half of tracts had been 
gentrifying since before 2000.

Data: Federal Reserve Bank of New York Consumer Credit Panel/Equifax
This study primarily relies on the CCP data, which consist of an anonymized 5 percent random 
sample of U.S. consumers with credit bureau records. The sample is constructed by selecting 
consumers with at least one public record or one credit account currently reported and with one 
of five numbers in the last two digits of their Social Security numbers (SSNs)9 (see details in Lee 
and van der Klaauw, 2010). The CCP data report the credit characteristics, including extensive 
information on consumer credit use and credit performance, quarterly, beginning in 1999, for 
individuals in the sample. The CCP data also include the census geography identifiers (block, tract, 
county, and state) associated with each consumer^ credit file, so we are able to identify whether an

* The CCP data do not include actual SSNs. Equifax uses SSNs to assemble the data set, but the SSNs are not shared with 
researchers. In addition, the data set does not include any names, full addresses, demographics (other than age), or other 
codes that could identify specific consumers or creditors.
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individual has moved across neighborhoods and to track the origin and destination neighborhood 
of a mover. We use data from the second quarter in each year during the study period for tliis SLudy.

We carefully evaluated the representativeness of the CCP data and find that the age distribution 
and population estimates of the CCP sample are quite similar to those based on the ACS sample 
in Philadelphia, especially for individuals 25 years of age or older (see details in Ding, Hwang, 
and Divringi, 2016). We further compare the mobility rates derived from the CCP data with those 
derived from the ACS data and find that the interstate and intercounty mobility rates in general, 
are similar. The ACS data report slightly higher overall mobility rates than our study does, but this 
discrepancy is likely due to intraneighborhood moves that we do not count in our study.

A few caveats with the CCP data are worth mentioning. First, the CCP data set samples only 
individuals with a crediL history and an SSN, so individuals who have never applied for or qualified 
for a loan are not included.10 Thus, the results may not represent the behavior of individuals without 
credit records or SSNs, such as those who do not use credit at all or young individuals or new im
migrants who have no credit history. The CCP data set, however, does include individuals with thin 
files—those with too little information for scores to be estimated and also individuals whose credit 
files consist of only a collection or public record item (such as bankruptcy) or contain only autho
rized user accounts or closed accounts. Second, the CCP data have a significantly lower proportion 
of individuals aged 18 to 24 years old compared with ACS estimates; this difference is because 
younger adults are less likely to have a credit history than are older individuals.11 The data also have 
a slightly higher proportion of older individuals (ages 65 years and older), likely because of the 
delay in the removal of deceased individuals’ records from the CCP data (Lee and van der Klaauw, 
2010). Finally, the sample design of the CCP data prevents us from tracking the change in financial 
health for a very small share of consumers newly added to or dropped from the panel. We estimate 
that 1 to 3 percent of consumers in the original CCP sample were dropped, but a similar share of 
consumers was added to the panel each year.12 Therefore, we do not use a longitudinal panel design 
and instead construct our data set as individual annua] cohorts whom we track for 3-year periods.

Keeping these caveats in mind, the CCP data provide a unique sample at the individual level for in
vestigating the relationship between gentrification and financial health for financially independent 
adults, which has been largely unexplored before now. Our analysis includes individuals whom 
we initially observe in 2002 and 2003 and from 2005 to 2011, and for whom we have geographic 
data and risk scores for the initial year and 3 years later in the data set.12 About 11.5 percent of

10 The Consumer Financial Protection Bureau estimated ihat, as of 2015. 26 million Americans (1 in 10 adults) do not 
have any credit history with a nationwide consumer reporting agency (Brevoort, Grimm, and Kambara, 2016). Brown et al. 
(2011) estimated that about 8.3 percent of households do not include a member with a credit report.

11 Although the younger population (18 to 24 years old) is slightly underrepresented in the CCP data, we keep them in the 
analysis because millennials may contribute to the geiuriGcation process. We have conducted additional analyses excluding 
these young adults, and the results are similar.

11 The CCP data continue to add new individuals who develop a credit history or immigrate to the United Slates over time 
and drop consumers when they die, emigrate, or ‘age off.' following a prolonged period of inactivity and no new items of 
public record appearing.

11 Our study period begins in the second quarter of 2002 because the geographic information in the data before then is less 
precise (Wardrip and Hunt, 2013). Also, the 2004 cohort was excluded from the analysis because the mobility rate in 2005 
was abnormally high, likely due to a change in the geocoding system in that year.

Cityscape 37



Ding and Hwang

individuals had no risk scores ([hat is, thin files) and another 2 percent of individuals had missing 
values on other demographic variables, all of whom were excluded from the final sample. Exhibit 3 
shows the mean risk scores for each year during the study period of all residents, inmovers, and 
outmovers in gentrifying neighborhoods and nongentrifying neighborhoods in Philadelphia. As 
the exhibit shows, the average scores for in movers and outmovers in gentrifying neighborhoods 
increase over time, though inmovers have higher scores, on average. In nongentrifying neighbor
hoods, the average scores for inmovers and outmovers decrease over time, with outmovers having 
slightly higher scores, on average.

Exhibit 3

Mean Risk Score of Movers in Gentrifying and Nongentrifying Neighborhoods, 
Philadelphia, 2003 Through 2014

'Nongentrifying, all 

'Gentrifying, all

■ Nongentrifying Inmovers 

Gentrifying Inmovers

Nongentrifying outmovers 

— Gentrifying outmovers
680

660

7"
P 640 l r

620
cm
2 600

580

560 TT T T
2006 2007 2008 2009 2010 2011 2012 2013 20142003 2004 2005

Notes: A mover is defined as one who lives in a census tract that is Afferent from the census tract where he or she lived 1 
year ago. Includes individuals 18 to 84 years old only.
Source; Authors' calculations, using data from the Federal Reserve Bank of New York Consumer Credit Panet/Equifax

Methodology: Gentrification and Financial Health of Residents
To examine the relationship between gentrification and changes in the financial health of 
residents, we first track the changes in the risk scores of residents who stay in gentrifying or 
nongentrifying neighborhoods in Philadelphia in 3 years after when we first observe them by the 
yearly cohorts that we constructed. We focus on an interval of 3 years to balance the need for an 
adequate followup time and the potential bias introduced by the attrition and adjustment of the 
study sample over time. We use the following linear model to estimate the relationship between 
gentrification and changes in residents' risk scores.

t&COREif.} = a + fix GENlWFYu + yx SCOREu +6kXu + (x YEAR,,,, 

where

• ASCORE/,,*} js ^ change in the risk score for the same stayer i from year t to year t+3, 
or (SOOREi't+j — SCOXEui.

(1)
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• GENTRlFYu is the gentrification measure (binary or categorical) for the census tract where i 
lives in year /.

• SCOREu is stayer ft initial risk score in year 1.

• Xu includes a set of individual and household characteristics for stayer i in year t: ft age 
(categorical), the number of individuals with credit in ft household (categorical), a dummy if 
/ or anyone in ft household has at least one mortgage as a rough proxy for homeownership, 
a dummy of whether; has any accounts in serious delinquency (90+ days), a measure of the 
distance from ft census tract centroid to the city center (city hall), and ft length of residency 
(categorical).

• YEARu is a dummy to indicate stayer ft cohort in the data set.

In this pooled model, the same individual can appear in the sample multiple times in different 
cohorts because of how we constructed the sample. We include the cohort dummy variables, 
which enable us to estimate within-cohon differences to deal with this issue. In addition, according 
to the notion of “mean-reversion,” the change in a consumer^ risk score decreases with his or her 
initial score and the score differences between high-score and low-score groups tend to decrease 
over lime and cluster around the mean risk score (Musto, 2004). We include a resident^ initial 
risk score in the model to adjust for baseline differences,16 and we examine the differences between 
individuals in gentrifying and nongentrifying neighborhoods with different levels of initial risk 
scores and compare these differences across initial risk score levels.

In a separate analysis, we focus only on residents who start off in gentrifying neighborhoods to 
examine if differences in financial health changes exist between residents who stay in or move from 
gentrifying neighborhoods. We use the following linear model to estimate the risk score change for 
movers relative to slayers from gentrifying neighborhoods.

ASCOREu+s = a + fi x MOVEu + y x SCOREu + 5 %Xu + f x YEARu

As equation (2) shows, we replaced the gentrification measure in equation (1) with the MOVE 
variable, a dummy indicator for whether the individual has moved after the initial observation 
year. Other controls in A"are the same as in equation (1) except it includes a new control for 
frequent movers (those who also moved in the second or third year).17 The coefficient p indicates 
the relationship between moving and the change in risk scores.

J5

(2)

i
w According to the ACS, about 50 to 60 percent of households in Philadelphia are homeowners, and about 40 percent of 
owner-occupied units do not have a mortgage. Thus, approximately only two-thirds of the individuals without mortgages in 
our sample are likely renters.

15 Length of residency applies only to cohorts after 2005.

16 The results may still reflect mean reversion because we cannot fully adjust for the trajectory of baseline differences with 
the available data.

,r This control better captures the consequences of moving: For movers who moved multiple times in the observation 
period, t may capture both the gemrificacion effect and the moving effects. In a separate analysis excluding frequent movers 
from the sample, the results are consistent (with the magnitude of the estimates of fi slightly smaller).
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For both models, we further include interaction terms for individuals’ initial risk scores (categorical),18 
ages (categorical), lengths of residency (categorical), and mortage statuses with the variable of 
interest (gentrification status or mobility status) to test whether less-advantaged groups in the con
text of gentrification experience the same level of improvement as other subpopularions. Standard 
errors are clustered at the census tract level to allow for unobserved characteristics of individuals to 
correlate within individual neighborhoods.

In summary, our analytic strategy is to compare changes in risk scores between residents in 
gentrifying neighborhoods and those in nongentrifying neighborhoods and also between movers 
and stayers in gentrifying neighborhoods. The empirical results enable us to document shifts in 
the financial health of residents in the context of gentrification, but they preclude causal claims. 
First, selection issues may exist for which we do not have the data to control: Individuals who 
expect to see laiger improvements in risk scores may select to live in gentrifying neighborhoods.
For example, recent “genlrifiers” tend to be young college graduates (Hwang and Lin, 2016), and 
these residents are likely to see greater increases in their credit scores as they establish credit. 
Second, stayers who experience larger improvements in financial health may also have unobserved 
characteristics that enable them to stay in gentrifying neighborhoods rather than move. Finally, the 
gentrification of a neighborhood is a process that is unfolding as we observe changes in residents’ 
financial health, and the precise timing between gentrification and risk score changes is difficult to 
disentangle with the data that we use in the study.

Exhibit 4 shows descriptive statistics of the study sample (1) for all residents in gentrifiable 
neighborhoods (second column) and (2) split by the type of neighborhood in which they are living 
in their cohort year (third and fourth columns). The mean risk score for individuals in gentrifying 
tracts is higher than for individuals in nongentrifying neighborhoods (645 and 604, respectively). 
Individuals in gentrifying tracts are also slightly younger, are more likely to have mortgages, are 
less likely to have delinquent accounts, and have fewer adults in the household, on average. The 
risk score changes, however, were positive, on average, and were only slightly higher for residents 
in gentrifying neighborhoods than for those in nongentrifying tracts (an average increase of 12.2 
points versus 11.6 points). Some important differences exist, however, between residents within 
these neighborhoods. For example, residents in nongentrifying neighborhoods have lower risk 
scores, on average, than those in gemrifying neighborhoods, and individuals with lower scores are 
more likely to experience increases in their credit scores. Residents in gentrifying neighborhoods 
also have higher mobility rates on average.

!* Wfe use the categorical risk score variables only when interacting the risk score variable with the variable of interest to 
make it easier to interpret interaction terms. In other models, we control for the continuous variable of an individuals initial 
risk score.

I
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Exhibit 4

Descriptive Statistics
Gentrifiable Tracts 

(nongentrifying 
and gentrifying) 

26.0%
16.2%
9.9%

11.4%

Nongentrifying
Tracts

Gentrifying
Tracts

Variable

Moved in 3 years 
Moved within city 
Moved out of city
Moved to a similar-income tract (same 

decile)
Moved to a lower-income tract (lower decile) 
Moved to a higher-income tract (higher 

decile)
Equifax risk score 

290-579 
580-649 
650-749 
750+
Mean Equifax risk score 
Risk score change in 3 years

2-;.3% 30.4%
16.6%
13.8%
10.0%

16.0%
8.3%

12.0%

4.1%
8.2%

3.7% 2.9%
17.4%10.9%

41.3%
21.5%
22.4%
14.8%
615.9

45.5%
22.6%
20.3%
11.6%
603.7

31.0%
19.1%
27.3%
22.6%
645.3

11.8 11.6 12.2

10.8%
22.0%
19.4%
19.0%
13.8%
14.3%

11.0%
20.5%
19.5%
19.7%
14.1%
14.3%

10.4%
25.6%
19.0%
17.1%

18-24
25-34
35-44
45-54
55-64
>65 14.3%

Household size (number of householders with 
credit inlo)

19.2%
25.7%
23.2%
15.5%
16.4%
21.3%
30.0%

24.7%
285%
20.4%
12.8%
13.6%
24.8%
21.2%

20.8%1
26.5%
22.4%
14.7%
15.6%
22.3%
27.4%

2
3
4
5+

Having 1 + mortgages household) 
Having 1+ 90+day delinquent accounts 

(household)
Length in the tract (2005-2011 cohorts) 

< 2 years in the tract 
2-4 years in the tract 
5+ years in the tract 

Distance to city hall (miles)
Person years (2002-2003; 2005-2011)

12.1%
15.8%
72.1%

17.2%
18.6%
64.2%

13.6%
16.6%
69.8%

3.6 4.2 2.1
185,160 116,805 48,355

Sources: Authors' calculations, using 2000 U.S. census, 2009-2013 American Community Survey 5-year and Federal 
Reserve Bank of New York Consumer Credit Panet/Equifax data

Empirical Results
This section discusser ihe empirical results on the relationship between gentrification and the 
financial health of stayers, movers, and different subgroups of less-advantaged residents. These 
results are summarized in exhibits 5 through 8.
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Exhibit 5

Estimated Equifax Risk Score Change in 3 Years for Individuals Who Stay in Gentrifying Neighborhoods, Relative to individuals 
Who Stay in Nongentrifying Neighborhoods

Individuals With Individuals With- Tracts Within Consumers With Consumers 25-64
Years Old

12.234“'

All individuals Mortgages out Mortgages 0.5 Mile as the Control 2+ Accounts
14.710Ait*Gentrify 11.303- 10.156’ 4.354 11.757“'

Weak gentrification 
Moderate gentrification 
intense gentrification 
Continued gentrification

3.100
11.020
22.589
11.599

1.549
15.426
19.004
15.987

3.388
9.494

24.379
9.690

-0.060
5.686

14.213
4.430

2.092
11.711
21.896
12.289

3.204
12.544
22.436
12.517

***

*****•* *** ***

0.196
120,685

R squared
Number of observations

0.170
27,934

0.170 
27,934 92,751

0.176
41,356

0.197
120,685

0.205 0.206
92,751

0.174 
41,356

0.206
77,271

0.207
77,271

0.191
87,731

0.192
87,731

0.07. = 0,05. ' = 0.7 level.Significance: *'
Notes: From ordinary least square regressions using pooled data. Different regressions are used for binary and categorical gentrification. Reference group is stayers in nongentrifying tracts. 
Standard errors are clustered at the tract level. Control variables include initial Equifax risk score (continuous), household size, age, mortgage status, serious delinquency, distance to city 
halt, and year dummies.
Sources: Estimation is based on 2000 U.S. census, 2009-2013 American Community Survey 5-year, and Federal Reserve Bark of New York Consumer Credit Panel/Equifax data
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Exhibit 6

Estimated Equifax Risk Score Change in 3 Years for Individuals Who Stay in Gentrifying Neighborhoods, Relative to Individuals 
Who Stay in Nongentrifying Neighborhoods by Subpopulations

-__, Standard _ , Standard ^Coefficient — Coefficient _ ; Coefficient• Error . ■■■ ■ -Error- '
. Standard _

Coefficient; : Error
Standard

Error
Gentrification and Equifax risk score 

Gentrify
Risk score 650-749 
Risk score 580-649 
Risk score <580 
Gentrify and score 650-749 
Gentrify and score 580-649 
Gentrify and score <580 

Gentrification and mortgage status 
Gentrify 
No mortgage 
Gentrify and no mortgage 

Gentrification and length of residency (2005-2011 cohorts) 
Gentrify
2-4 years in the tract 
5+ years in the tract 
Gentrify and 2-A years in the tract 
Gentrify and 5+ years in the tract 

Gentrification and age 
Gentrify 
Age 25-44 
Age 45-64 
Age >65
Gentrify and age 25-44 
Gentrify and age 45-64 
Gentrify and age >65

8.722
4.249

10.125
62.560
4.494
0.698

-5.742

1.513
0.919
1.078
0.983
1.807
1.997
1.331

17.641
-0.156
-8.150

2.664
0.828
2.030***

19.322’
1.921
0.373

-6.565’
-9.981’

3.311
1.291
1.332
1.973
2.410

***13.124 
19.275 
32.175 
46.481 

2.132 
- 3.249 
-7.568

3.425
1.377
1.355
1.685
2.907
2.865
3.133

jr*4i

***

***

**

Other controls 
R squared
Number of observations

yes yes yes yes
0.196

120,685
0.156

120,685
0.188 0.195

94,263 119,357
Significance: '** = 0.01. ” = 0.05. * = 0.1 level.
Notes: From ordinary least squares regressions using pooled data. Reference group is s layers in nongentrifying tracts. Standard errors are clustered at the tract level. Control variables 
include Equifax risk score (continuous), household size, age, mortgage status, serious delinquency, distance to city hall, and year dummies.
Sources: Estimation is based on 2000 U.S. census, 2009-2013 American Community Survey 5-year, and Federal Reserve Bank of New York Consumer Credit Panel/Equifax data
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Exhibit 7

Estimated Equifax Risk Score Change in 3 Years for Individuals Who Move Out of Gentrifying Neighborhoods, Relative to 
Individuals Who Stay In Gentrifying Neighborhoods

Standard _ - v Standard _Coefficient ■ ■... Error
Standard- _ ... . . StandardCoefficient Error Error

Coefficient Coefficient. Error
Any move
Move within city or not 

Move within city 
Move out of city 

Move downward or not
Move to a similar-income tract 
Move to a lower-income tract 
Move to a higher-income tract 

Move and origin neighborhood type 
Mover
Moderate gentrification 
Intense gentrification 
Continued gentrification 
Mover and moderate gentrification 
Mover and intense gentrification 
Mover and continued gentrification

-2.986* 1.779

-8.158
4.012*

*** 1.638
2.166

-5.747 
- 12.162 

0.033

** 2.624
2.995
1.039

***

-11.224
3.962
8.606
2.663
2.596

13.100
11.891

4.426
3.035
3.225
2.803
4.845
4.838
5.072

***

yes yes yes yes
R squared
Number of observations

0.144
48,296

0.146 0.144 0.120
48,296 48,296 48,296

Significance:
Notes: From ordinary least squares regressions usirig pooled data. Reference group is stayers in nongentrifying tracts. Standard errors are clustered at the tract level. Control variables 
include Equifax risk score (continuous), household size, age, mortgage status, serious delinquency, a dummy for frequent moves, and distance to city hail.
Sources: Estimation is based on 2000 U.S. census, 2009-2013 American Community Survey 5-year, and Federal Reserve Bank of New York Consumer Credit Panel/Equifax data

= 0.01. = 0.05. * = 0.1 level.
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Exhibit 8

Estimated Equifax Risk Score Change in 3 Years for Individuals Who Move Out of Gentrifying Neighborhoods, Relative to 
Individuals Who Stay In Gentrifying Neighborhoods by Subpopulations

^ __* StandardCoefficientt Standard 
.. Error '

Standard 
: Error

Standard
Error

Coefficient ' Coefficient CoefficientError
Mover and Equifax risk score 

Mover
Risk score 650-749 
Risk score 580-649 
Risk score < 580 
Mover and score 650-749 
Mover and score 580-649 
Mover and score < 580 

Mover and mortgage status 
Mover
No mortgage 
Mover and no mortgage 

Mover and length of residency (2005-2011 cohorts) 
Mover
2-4 years in the tract 
5+ years in the tract 
Mover and 2-4 years in the tract 
Mover and 5+ years in the tract 

Mover and age 
Mover 
Age 25-44 
Age 45-64 
Age > 65
Mover and age 25-44 
Mover and age 45-64 
Mover and age > 65

1.416
1.518
1.761
1.426
2.812
2.853
1.981

-1.296
6.165
9.429

54.781
5.473*

-4.284
-5.692***

-1.800 
-4.900' 
-1.561

2.383
1.416
2.237

4.136 
-3.596 
-5.376 
-1.255 

- 14.706

2.816
1.526
1.896
2.682
2.781

**
*■**

5.466 
22.879 
29.421 
36.228 
- 5.244 

-17.078 
-20.108

4.002
2.533
2.659
2.820
3.556
3.866
5.084

***

Other controls 
R squared
Number of observations

yes yes yes yes
0.1200.144

48,296
0.1440.134

37,552 47,96148,296
Significance:
Notes: From ordinary least squares regressions using pooled data. Reference group is stayers in nongentrifying tracts. Standard errors are clustered at the tract level. Control variables 
include Equifax risk score (continuous), household size, age, mortgage status, serious delinquency, a dummy for frequent moves, and distance to city hail.
Sources: Estimation is based on 2000 U. S. census, 2009-2013 American Community Survey 5-year, and Federal Reserve Bank of New York Consumer Credit Panel/Equifax data

= 0.05. ‘ = 0,1 level.= 0.01.
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Financial Health of Stayers in Gentrifying Neighborhoods
We find lhat the change in risk scores of residents who remain in their neighborhoods is positively 
associated with gentrification. The results summarized in exhibit 5 indicate that slaying in a 
gentrifying neighborhood is associated with an increase of 11.3 points in a resident’s risk score 
over 3 years relative to staying in a nongentrifying neighborhood. This increase is slightly higher 
than Hardeyfe (2013) findings—an increase of 8 points during the period of 2001 to 2007. 
Gentrification is associated with a slightly larger increase in risk scores for mortgage holders than 
for residents without mortgages (14.7 points versus 10.2 points; see exhibit 5). It is notable lhat 
non-mongage holders experience greater increases than mongage holders in intensely gentrifying 
neighborhoods (24.4 points vs. 19.0 points; see exhibit 3). The positive association for both 
mortgage holders and non-mongage holders and the laiger increase for non-mongage holders in 
intensely gentrifying neighborhoods suggest that increases in home equity may not be the primary 
mechanism through which gentrification impacts residents’ credit scores.

Nonetheless, significant heterogeneity exists in the effect of gentrification on the risk score changes 
for slayers, depending on the stage of gentrification of the neighborhood (see exhibit 3). Intense 
gentrification is associated with a larger increase in stayers’ risk scores compared with other gen- 
irifying neighborhoods and nongentrifying ones. For example, those staying in neighborhoods un
dergoing intense gentrification see a 22.6-point higher increase in their risk scores than stayers in 
nongentrifying neighborhoods, doubling the average increase across all gentrifying neighborhoods 
of 11.3 points. The risk score change for residents in neighborhoods with moderate gentrification 
or in neighborhoods that have been gentrifying for many years (continued gentrification) is about 
11 points higher, similar to the average increase. The association of risk score changes for residents 
in neighborhoods with weak gentrification is insignificant and the magnitude is much smaller (3.1 
points). Exhibit 5 also contains results from various models to test the robustness of our findings, 
which we describe in more detail in the following paragraphs.

An 11.3-point improvement in individuals’ risk scores, on average, may not seem big (about 1.8 
percent of the mean score), but even a small improvement in a consumer^ risk score can increase 
the chance of success for mortgage, credit card, apartment, and job applications, especially for those 
around cutoff points often used by creditors to determine whether individuals qualify for particular 
products (Quercia, Ding, and Reid, 2012). Credit score levels also impact pricing on mortgages, 
credit cards, and other debts, in addition to access to particular products (Agarwal et al., 2013). For 
example, an interest rate of a Fannie Mae loan with an 80 to 83 percent loan-to-value ratio would 
be 125 basis points lower for a borrower with a credit score between 680 and 699 compared with 
one with a credit score between 660 and 679 (as of March 2016);19 if a borrower has a credit score 
below 620, the chance that the borrower can get a Fannie Mae loan would be extremely low. There
fore, even seemingly small increases in credit scores can significantly improve credit availability and/ 
or lower the financing costs for many consumers, especially those less-advantaged ones.

Exhibit 6 shows lhat residents with lower risk scores, those without mortgages, long-term resi
dents, and older residents in gentrifying neighborhoods all experience greater positive changes in

'* More details about the loan-level price adjustments for Fannie Mae mortgages are available at htips/AvwwJanme mae.com/ 
content/pridngllpa-matrix.pdf. Different lenders, however, may use different credit scores and different thresholds in their 
underwriting.
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their risk scores relative to similar residents who do not move from nongentrifying neighborhoods. 
For example, low-score stayers in gentrifying neighborhoods see an average score change of 65.5 
points in 3 years (8.7 + 62.6 - 5.7)20 relative to the reference group (high-score [750+] slayers 
in nongentrifying neighborhoods), which is slightly higher than the average score change for a 
low-score stayer in a nongentrifying neighborhood (62.5 points higher than the reference group). 
Because not all stayers experience an absolute positive change in their risk scores, we discuss the 
score changes relative to the average estimated score changes for the reference groups.31

Results also suggest that low-score residents (below 580) and older residents (65 years or older) in 
gentrifying neighborhoods experience larger positive changes in risk scores than higher-score resi
dents or younger residents in gentrifying neighborhoods. Although the score changes of low-score 
stayers in gentrifying neighborhoods, on average, are 65.5 points higher than those of the reference 
group, the changes for stayers with higher risk scores are lower (19.5 points for someone with a 
risk score between 580 and 649,17.4 points for someone with a risk score between 650 and 749, 
and 8.7 points for someone with a score of more than 750). This Ending is consistent with the pat
tern of mean reversion that others have found in credit scores: Consumers’ credit score changes are 
negatively associated with their initial credit scores (Musto, 2004). The relative gains for long-term 
residents and those wiihouL mortgages are less than those of their more advantaged counterparts in 
gentrifying neighborhoods. The relative improvement in the risk score for a slayer in a gentrifying 
neighborhood with no mortgage is about 9.3 points (17.6 - 0.2 - 8.2), which is lower than the 
17.6-point change for a resident with at least one mongage in a gentrifying neighborhood.

When we consider the difference in the risk score changes between similar stayers in gentrifying 
versus nongentrifying neighborhoods, the changes in risk scores for less-advantaged residents 
in gentrifying neighborhoods are still positive but are lower than lhat for their more advantaged 
counterparts in gentrifying neighborhoods. For example, as mentioned earlier, the score changes 
of a low-score stayer in a gentrifying neighborhood is only about 3.0 points higher than those of a 
similar low-score stayer in a nongentrifying neighborhood (65.5 points versus 62.5 points higher 
compared with stayers in the reference group). This difference in risk score changes between 
low-score residents in gentrifying versus ihose in nongentrifying neighborhoods is less than that 
experienced by those with higher scores (9.4 points for residents with a risk score between 580 
and 649,13.2 points for residents with a risk score between 650 and 749, and 8.7 points for resi
dents scoring higher than 750). In other words, the positive association between gentrification and 
risk scores is less for low-score stayers relative to their more advantaged counterparts. In a similar 
way, residents without mortgages, long-term residents (5 or more years), or older residents in 
gentrifying neighborhoods experience less improvement than their more advantaged counterparts 
in gentrifying neighborhoods. Older slayers (65 or more years old) in a gentrifying neighborhood, 
for example, experience a positive change that is 5.6 points higher than the change for similar *

* Ws used F-iests to test whether the sum of two or more coefficients is significantly different from 0. All the sums of 
coefficients mentioned hereafter are significant at die 0.05 level or higher.

11 The model predicts an average high-score stayer (with a risk score of 750 or higher and mean values for other characteristics) 
in a nongentrifying neighborhood would experience a decline of 26.1 points in 3 years (and a decline of 17.4 points in a 
gentrifying neighborhood). By com nasi, a low-score resident is expected to experience a positive increase in either gentrifying 
neighborhoods 09.4 points) or nongentrifying neighborhoods (36.4 points). The changes, in general, are positive for other 
subgroups (classified by mongage status, age, and length in residence).
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stayers in a nongentrifying neighborhood, which is lower than the 9.9 points for those between the 
ages of 45 to 64 years, the 15.2 points for those between the ages of 25 to 44 years, and the 13.1 
points for those under the age of 25 years.

Overall, results suggest that change in financial health for less-advantaged residents is positively 
associated with gentrification if they can stay, though the magnitude of the positive association 
is smaller for them compared with what other more advantaged counterparts in gentrifying 
neighborhoods experience.

Financial Health of Movers From Gentrifying Neighborhoods
In Philadelphia, residents in neighborhoods that have been gentrifying for many years or have 
rapidly gentrified in recent years have slightly higher mobility rates than those in nongentrifying 
neighborhoods, but vulnerable residents in gentrifying neighborhoods, in general, do not have 
significantly higher moving rales (Ding, Hwang, and Divringi, 2016). When we focus on residents 
in gentrifying neighborhoods only, we find that moving is negatively associated with risk score 
changes. The average change in risk scores for movers after moving from gentrifying neighbor
hoods is about 3.0 points lower than that of stayers (see exhibit 7). Although the magnitude of 
the change is relatively small and only marginally significant (at 0.1 level), this result is different 
from Hanley’s (2013) finding that movers from gentrifying neighborhoods had a larger increase in 
risk scores than stayers (an additional 1.5 points). Our main results are consistent when we use a 
similar measure of gentrification as Hanley (2013), focusing on cohorts from the early 2000s and a 
longer study period. Thus, the differences here are likely due to average differences nationwide and 
the additional control variables that we use in our models.

Although we have limited information on movers’ resources, the types of neighborhoods to which 
movers move reveal distinct results that provide insight into the selection of residents moving from 
gentrifying neighborhoods. Relative to stayers in gentrifying neighborhoods, movers who move 
from gentrifying neighborhoods to other neighborhoods within the city experience a negative 
change relative to stayers (8.2 points lower) in risk scores, but movers who move to neighborhoods 
outside the dty, which, in general, are much more socioeconomically advantaged than neighbor
hoods within the city, experience a positive change relative to stayers (an additional 4.0 points), as 
shown in the second set of columns in exhibit 7. We also observe a similar pattern for movers who 
move from gentrifying neighborhoods to areas with different income levels: Movers who move to 
lower-income neighborhoods (based on deciles) relative to their neighborhood of origin experience 
a negative change in risk scores compared with those who stay in the gentrifying neighborhoods 
(12.1 points lower). By contrast, those who move to higher-income neighborhoods experience sim
ilar risk score changes relative to those who stay (the difference is close to zero and insignificant). 
These divergent outcomes for residents moving to neighborhoods with a different socioeconomic 
status likely reflect the differential effects that come for movers who move because of affordability 
issues and those who move by choice to neighborhoods with a higher socioeconomic status.

The magnitude of the changes in movers’ risk scores is also sensitive to the types and stages 
of the gentrification from which movers are moving. Movers out of neighborhoods with weak
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gentrificalion experience a negative change in their risk scores compared with stayers in gentrifying 
neighborhoods in similar stages: Movers from tracts with weak gentrification have score changes 
11.2 points lower, on average, than stayers in those neighborhoods. Residents moving out of 
neighborhoods undergoing intense gentrification or that are in the advanced stages of gentrifica
tion (“continued gentrification"), however, experience insignificant changes in their scores relative 
to slayers (evidenced by the sums of the coefficients of the relevant gentrification category variable 
and corresponding interaction variables in exhibit 7).

The changes in risk scores for movers are uneven across different subpopulations as well. Moving 
from gentrifying neighborhoods is negatively associated with risk score changes for vulnerable 
residents (see results in exhibit 8). Because the risk scores exhibit a pattern of mean reversion, in 
which high-score residents are more likely to experience declines in their scores and low-score resi
dents are more likely to experience laiger increases in their scores, it is more useful to compare the 
differences between movers and stayers for each subpopulation and then compare those differences 
across subpopulations.21 The average change in risk scores for lower-score movers is 7.0 points lower 
(-1.3 - 5.7 = -7.0 points) than that of stayers with similar risk scores. By contrast, the average change 
in risk scores for movers with relatively high risk scores (650 to 749) is 4.2 points greater than lhat 
of slayers with similar scores, though the difference for movers and stayers with scores of 750 or 
higher is insignificant. In other words, moving is negatively associated with risk score changes for 
lower-score residents, but it is positively associated with risk score changes for those with higher risk 
scores. The average risk score change for older movers is significandy lower than their counterparts 
who are able to stay: 14.6 points lower for those ages 65 years and older, almost no difference for 
those ages 25 to 44 years, and a slightly greater change for those ages 24 years and younger. Movers 
who were previously long-term residents experience a change that is 10.6 points (4.1 -14.7) lower 
than do long-term residents who slay, but the differences between the changes of shon-term residents 
who move and those who stay are insignificant. Finally, movers with no mortgage experience a 
change in their risk scores that is 3.4 points lower (and significant at the 0.1 level) than stayers with 
no mortgages. These results indicate relatively worse financial outcomes associated with moving from 
(compared with staying in) a gentrifying neighborhood for less-advantaged residents.

In summary, moving oul of gentrifying neighborhoods is negatively associated with change in 
residents’ credit scores. Moving is negatively associated with risk score changes for movers from 
neighborhoods in early stages of gentrification (relative to later stages of gentrification) and for 
those who move to lower-income neighborhoods or to other neighborhoods within the city 
(instead of outside the city). Moving is also negatively associated with risk score changes in less- 
advantaged residents in gentrifying neighborhoods (relative to those who stay), at least for a 3-year 
period. Although moving as a result of die rising financial costs associated with gentrificalion may 
explain these finding?, individuals may also move as a result of declining financial health.

Robustness Checks
We conducted additional analyses using different subsamples and control groups to discern how 
sensitive the relationship between gentrification and residents’ financial health is to some of our

I“ The absolute changes for an average mover in other subgroups (classified by mortgage status, age, and length in residence), 
in gmeml. are positive.
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analytical decisions. Using all nongentrifying neighborhoods as the control group may also raise 
concerns with selection bias: Because some nongentrifying neighborhoods may have fewer ameni
ties or may be farther from other amenities, residents in those nongentrifying neighborhoods may 
be less comparable with residents in gentrifying neighborhoods because of unobserved character
istics. When we restrict the analysis to residents in nongentrifying neighborhoods widrin one-half 
mile from the nearest gentrifying neighborhoods as the control group, the magnitude of the coef
ficients becomes smaller (4.4 points) and insignificant, but the sign of the coefficients remains the 
same (see exhibit 5). Nonetheless, the risk score changes are greater and statistically significant for 
residents in tracts experiencing intense gentrificalion.

Vfe also replicated the analysis using a sample of individuals who have at least two credit accounts. 
Addresses of these individuals are more likely to be updated in a timely manner, which reduces the 
potential bias related to tracking individuals’ mobility. The results are quite consistent (see exhibiL 5), 
with similar magnitudes of the gentrification coefficients. These results suggest that this concern at 
least does not bias our estimation upward. Finally, when the younger population (those 24 years old 
and younger) and the older population (those 65 years old and older) who are underrepresented 
and overrepresented, respectively, in our sample are dropped from the sample, the results are similar 
(with a slightly laiger coefficient of 12.2 for the gening variable). Overall, the results from the various 
robustness tests, in general, are consistent with those in the original model.23

Summary
Despite the increasing concern about the consequences of gentrificalion, existing studies on 
gentrification largely focus on the residential displacement of existing residents. The financial and 
economic consequences of gentrificalion have received less attention. This study provides new 
evidence contributing to understanding the consequences of gentrification on residents’ financial 
health. Residents who stay in gentrifying neighborhoods, no matter whether they are residents 
who have high or low risk scores, have lived in the neighborhood long or short term, are older or 
younger, or are with or without mortgages, all experience positive changes on average in their risk 
scores relative to similar residents in nongentrifying neighborhoods. Residents who slay in neigh
borhoods in the more advanced stages of gentrification experience even greater positive changes in 
their risk scores than those in less advanced stages of gentrification. The magnitude of the overall 
positive association between gentrification and risk score change for those who do not move from 
their neighborhoods, however, is smaller for less-advantaged residents compared with their more 
advantaged counterparts. Moreover, among residents who start off in gentrifying neighborhoods, 
moving is negatively associated with risk score changes for less-advantaged residents. Further, 
residents who move to lower-income neighborhoods or other neighborhoods within the city, rather 
than to the suburbs or other metropolitan areas, experience a negative change in their risk scores 
relative to stayers.

u We also conducted two additional robust ness tests but did not include the results in the article. First, we ran the risk score 
change model by cohort instead of using the pooled data. The results are consistent with those using the pooled data with the 
coefficients of the gtnlrify variable being significant for ail cohorts and slight variations in the magnitude of the coefficients 
across cohorts. Second, a small share (about 5 percent) or households has multiple householders in the CCP sample. The 
empirical results are almost the same when we excluded these individuals from the analysis.
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Credit scores play a central role in determining consumers’ access to credit, housing, and economic 
opportunity. The empirical results of this study are consistent with the notion that gentrification 
directly or indirectly improves the financial well-being of existing residents, though the distribution 
of the benefits is uneven. Less-advantaged residents appear to gain less from gentrification, and, 
for less-advantaged residents in gentrifying neighborhoods, moving is negatively associated with 
their risk score changes. The results demonstrate how the positive and negative consequences 
of gentrification on individuals’ financial health may be unevenly distributed. For example, the 
evidence suggests that having to move from gentrifying neighborhoods could have negative costs 
on residents' financial health.

Policymakers should anticipate these unequal consequences and develop strategies to amplify Lhe 
potential benefits and mitigate the possible negative effects for the less-advantaged population. In 
particular, the results suggest that moving is negatively associated with credit score changes for less 
advantaged residents in gentrifying neighborhoods and that those residents can realize benefits to 
their financial health if they are able to stay. Therefore, policies that prevent these residents from 
displacement can potentially provide these individuals with additional financial benefits that can 
result from gentrification. Policy interventions lhat keep housing affordable for these residents and 
keep the neighborhoods as desirable places to live for them can prevent dieir displacement. At the 
same time, services that connect these residents to the incoming financial resources and opportuni
ties can help increase the potential benefits that come with gentrification.

Of course, the study is not without limitations. The data set used in this study does not include 
some extremely low-income residents and new immigrants who do not have any credit accounts 
or credit history, and we excluded individuals with no scores. Thus, future research should 
investigate the relationship between gentrification and the financial health of those residents who 
are likely the most financially vulnerable. Also, although the gentrification process in Philadelphia 
is similar to that in many oLher central cities across the country, particularly Rustbelt cities with 
similar economic histories, it may differ from other markets, like those with rapidly rising demand 
and limited supply, such as San Francisco or New York City, in many important ways. Thus, the 
findings may not necessarily be generalized for the whole nation or cities that have significandy 
different market conditions. Finally, unobserved differences between residents in gentrifying and 
those in nongentrifying neighborhoods and also between stayers and movers likely exist lhat limit 
the extent to which residents in nongentrifying neighborhoods or stayers in gentrifying neighbor
hoods can serve as a control group that enable us to make causal claims. Nevertheless, as a case 
study, the timely empirical work helps shed new light on the uneven distribution of the financial 
consequences of gentrification.
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Appendix A

Exhibit A-1

Neighborhood Characteristics by Gentrification Category
Nongentrifying'Qentrifyihg ‘ NongentrifiablaIS

Initial neighborhood condition, 2000 
Non-Hispanic White in 2000 (%)
Non-Hispanic Black in 2000 (%)
Average median household income in 2000 ($) 
College educated {%)
Average median rent in 2000 ($)
Average median value in 2000 {$)

Change in neighborhood indicators, 2000-2013 
Change in Non-Hispanic White (%)
Change in Non-Hispanic Black (%)
Average % change in median household income (%) 
Average change in % college educated (%) 
Average change in median home value (96) 
Average change in median rent (%)

Number of tracts

■
m Bilpi i*v ?V

33.80
50.20

21,042
16.50

64.80 
24.90

43,366
27.80

16.00
65.40

21,895
8.40

412400 578
103,30040,560 58,530

22.80
-26.50

41.90
16.40

163.30
42.60

-31.70 
-4.70 

-18.20

-14.50 
17.70 
-7.20

1.50 6.30
65.80 61.00

12.905.50
128 56 181

Notes: Excludes 16 tracts because of no population or extremely smalt populations. Dollar values are in 2000 real dolars. 
Sources: Authors' calculations, using 3000 U.$. census ana 3009-2013 American Community Survey 5-year data

Acknowledgments
The authors thank Zaire Z. Dinzey-Flores, Jeffrey Lin, Ingrid G. Ellen, Robcn M. Hunt, Leonard 
Nakamura, Theresa Y. Singleton, two anonymous referees, and participants of the 2016 Research 
Symposium on Gentrification and Neighborhood Change at the Federal Reserve Bank of Philadel
phia for their helpful comments. The authors also thank Eileen Divringi for her excellent research 
support.

Authors
Lei Ding is a community development economic advisor in the Community Development Studies 
and Education Department at the Federal Reserve Bank of Philadelphia.

Jackelyn Hwang is a postdoctoral research fellow in the Office of Population Research at Princeton 
University and will be an assistant professor of sociology at Stanford University beginning in 2017.

References
Agarwal, Sum it, Souphala Chomsisengphet, Neale Mahoney, and Johannes Stroebel. 2015. Do 
Banks Pass Through Credit Expansions? The Marginal Profitability of Consumer Lending During 
the Great Recession. NBER Working Paper No. 21567. Cambridge, MA: National Bureau of 
Economic Research.

Anderson, Raymond. 2007. The Credit Scoring Toolkit: Theory and Practice for Retail Credit Risk 
Management and Decision Automation. New York: Oxford University Press.

52 Gentrification



The Consequences of Gentrification: A Focus on Residents' Financial Health in Philadelphia

Board of Governors of the Federal Reserve System (Federal Reserve Board). 2007. Report to the 
Congress on Credit Scoring and Us Effects on the Availability and Affordability of Credit. Washington, 
DC: Board of Governors of the Federal Reserve System, http://www.federalreserve.gov/boarddocs/ 
rptcongress/credi (score.

Bostic, Raphael W, Paul S. Calem, and Susan M. Wachter. 2005. “Hitting the Wall: Credit as an 
Impediment to Homeownership." In Building Assets, Building Credit: Creating Wealth in Low-Income 
Communities, edited by Nicolas R Retsinas and Eric S. Belsky Washington, DC: Brookings Institu
tion Press: 155-172.

Brevoort, Kenneth R, Philipp Grimm, and Michelle Kambara. 2016. “Credit Invisibles and the 
Unscored," Cityscape 18 (2): 9-33.

Brown, Meta. Andrew Haughwout, Donghoon Lee, and Wilbert van der Klaauw. 2011. Do We 
Know What We Owe? A Comparison oj Borrower- and Lender-Reported Consumer Debt. Staff Report 
No. 523. New York: Federal Reserve Bank of New York.

Brown-Saracinojaponica. 2010. The Gentrification Debates. New York: Routledge.

Clay, Phillip L 1979. Neighborhood Renewal. Lexington, MA: Lexington Books.

Ding, Lei, Jackelyn Hwang, and Eileen Divringi. 2016. “Gentrification and Residential Mobility in 
Philadelphia,” Regional Science and Urban Economies 61 (1): 38-51.

Ellen, Ingrid Gould, and Katherine M. O’Regan. 2011. “How Low Income Neighborhoods Change: 
Entry, Exit, and Enhancement,” Regional Science and Urban Economics 41 (2): 89-97.

Fair Isaac Corporation. 2005. “Understanding Your F1CO Score.” http://www.myfico.com/Downloads/ 
Files/myFICO_UYFS_Booklet.pdf.

Freeman, Lance. 2005. “Displacement or Succession? Residential Mobility in Gentriiying Neigh
borhoods,” Urban Affairs Review 40 (4): 463-491.

Freeman, Lance, and Frank Braconi. 2004. “Gentrification and Displacement: New York City in the 
1990s," Journal oj the American Planning Association 70 (1): 39-52.

Hanley, Daniel. 2013. “Gentrification and Financial Health," Economic Trends, November: 23-27.

Hwang, Jackelyn, and Jeffrey Lin. 2016. “What Have We Learned About the Causes of Recent 
Gentrification?” Cityscape 18 (3): 9-26.

Hyra, Derek A. 2014. “The Back-to-the-Ciiy Movement: Neighborhood Redevelopment and 
Processes of Political and Cultural Displacement," Urban Studies 52 (10): 1753-1773.

Lee, Donghoon, and Wilbert van der Klaauw. 2010. An Introduction to the FRBNY Consumer Credit 
Panel. Staff Report No. 479. New York: Federal Reserve Bank of New York. http://www.newyorkfed. 
org/research/staff_reports/sr479.html.

Lester, T. William, and Daniel A. Hanley. 2014. “The Long Term Employment Impacts of Gentrifi- 
cation in the 1990s,” Regional Science and Urban Economics 45: 80-89.

Cityscape S3

http://www.federalreserve.gov/boarddocs/
http://www.myfico.com/Downloads/
http://www.newyorkfed


Ding and Hwang

Ley, David. 1996. The New Middle Class and the Remaking oj the Central City. Oxford, United King
dom: Oxford University Press.

Martin, Leslie. 2007. “Fighting for Control: Political Displacement in Atlanta’s Gentrifying Neigh
borhoods,” Urban Affairs Review 42 (5): 603-628.

McKinnish, Terra, Randall Walsh, and T. Kirk White. 2010. “Who Gentrifies Low-Income Neigh
borhoods?” Journal of Urban Economics 67 (2): 180-193.

Meltzer, Rachel, and Pooya Ghorbani. 2015. “Does Gentrification Increase Employment Op
portunities in Low-Income Neighborhoods?” https://www.stlouisfed.orjj/--/media/Files/PDFs/
Com munity % 20Developmeni/Econ%20M obil ily/Sessi ons/MeltzerPaper508. pdf.

Meltzer, Rachel, and Jenny Schuetz. 2012. “Bodegas or Bagel Shops? Neighborhood Differences in 
Retail and Household Services," Economic Development Quarterly 26 (1): 73-94.

Mester, Loretta J. 1997. “Whatb the Point of Credit Scoring?” Business Review, Federal Reserve Bank 
of Philadelphia, September/October: 3-16.

Musto, David K. 2004. “What Happens when Information Leaves a Market? Evidence from Post
Bankruptcy Consumers,” The Journal of Business 77 (4): 725-748.

Newman, Anna E, and Joseph A. Newman. 2013. “The Demographic Impact on Credit Scores: 
Evidence From Statistical Methods and Geographic Information Systems (G1S) Mapping .'’Journal of 
Modem Accounting and Auditing 9(11): 1497-1506.

Newman, Kathe, and Elvin K. Wyly. 2006. “The Right to Stay Put, Revisited: Gentrification and 
Resistance to Displacement in New York City," Urban Studies 43 (1): 23-57.

Poon, Martha. 2009. “From New Deal Institutions to Capital Markets: Commercial Consumer Risk 
Scores and the Making of Subprime Mortgage Finance,” Accounting, Organizations, and Society 34 
(5): 654-674.

Quercia, Roberto G., Lei Ding, and Carolina Reid. 2012. “Balancing Risk and Access: Underwriting 
Standards for Qualified Residential Mortgages.” http://ssrn.com/abstractsl991262.

Quercia, Roberto G., and Michael A. Stegman. 1992. “Residential Mortgage Default: A Review of 
the Literature,” Journal of Housing Research 3 (2): 341-376.

Slater, Tom. 2009. “Missing Marcuse: On Gentrification and Displacement," City 13 (2): 293-311.

Spader, Jonathan S. 2010. “Beyond Disparate Impact: Risk-based Pricing and Disparity in Con
sumer Credit History Scores," Review of Black Political Economy 37 (2): 61-78.

Vigdor, Jacob L. 2002. “Does Gentrification Harm the Poor?” In Brookings-Wharton Papers on Urban 
Affairs: 2002, edited by William G. Gale and Janet Rothenberg Pack. Washington, DC: Brookings 
Institution Press: 133-173.

54 Gentrification

«

https://www.stlouisfed.orjj/--/media/Files/PDFs/
http://ssrn.com/abstractsl991262


The Consequences of Gentrification: A Focus on Residents' Financial Health in Philadelphia

Wardrip, Keith, and Robert M. Hum. 2013. “Residential Migration, Entry, and Exit as Seen 
Through the Lens of Credit Bureau Data." Community Development Studies and Education 
Discussion Paper 13-01. Philadelphia: Federal Reserve Bank of Philadelphia.

Zukin, Sharon. 2010. Naked City: The Death and Life of Authentic Urban Places. New York: Oxford 
University Press.

Cityscape 55

nan



Reproduced with permission of the copyright owner, Further reproduction prohibited without 
permission.



Making the Case for Affordable 
Housing: Connecting Housing 
with Health and Education 
Outcomes

2005). Both advocates and planners struggle to make the 
case for the broader community benefits of providing 
affordable housing to low-income residents. This article 
reviews the evidence for the social benefits of affordable 
housing in two areas: health and education.

Not so long ago, improving housing was seen not 
only as a benefit to individual households, but integral 
to the health of the entire community. The field of 
city planning began, in part, because of concerns about 
the effects of poor housing conditions on the broader 
community. The urban reform movements of the nine
teenth and early twentieth centuries are often cited as 
antecedents of city planning in the United States. 
Together, reformers united concern for the moral char
acter and sanitary and physical well-being of the largely 
immigrant residents of tenement housing in newly 
industrial cities. Progressive era workers embodied the 
connection between housing, health, and overall social 
well-being (Stivers 1995; Birch 1994; Davis 1967). The
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As advocates push for inclusion of affordable housing 
beyond the central city, siting battles have become increas
ingly common. Opponents often claim that affordable hous
ing brings no net benefits to the community, and that it 
threatens neighborhood property values. This review consid
ers existing evidence regarding the relationship between 
provision of quality affordable housing and benefits to the 
larger community. Evidence is considered in the areas of 
health and education. Given the high level of public concern 
with these two issues, evidence of benefits could be especially 
potent in public discussions of affordable housing. Future 
research is proposed in each area.
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urban tenements of the early twentieth century were 
overcrowded, lacked basic services, and created fire and 
health risks for all of the city's inhabitants. Building 
codes, zoning ordinances, and fire safety requirements 
all stem from these early efforts to protect the health, 
safety, and welfare of the tenants themselves, as well as 
the greater metropolitan community (Tolnay, Adebnan, 
and Crowder 2002).

In current terms, while planners still find themselves 
in the middle of battles over housing issues, the rela
tionship between housing and larger social concerns is 
less apparent. As concern has shifted from poor housing 
conditions to the high cost of housing, and as housing 
has become increasingly viewed as an asset or invest
ment, zoning and other planning tools have been used 
to preserve or enhance housing values for owners. In 
this context, where battles are increasingly taking place 
in middle-class neighborhoods, providing affordable 
housing to low-income residents is viewed more like a 
contagion than a social good (Massey and Denton 
1993). While the legal "grant of power" to do zoning is 
described in standard enabling legislation as "for the 
purpose of promoting health, safety, morals, or the gen
eral welfare of the community..." (Callies, Freilich, and 
Roberts 1999, 33) the tug-of-war between property 
rights and the general welfare at the local level is a 
mainstay of planning practice.

This review considers existing evidence regarding 
the relationship between provision of quality housing 
to low-income households and social benefits to the 
larger community. We have focused our search for evi
dence of social benefits on two policy areas: health and 
education. We chose these two areas both because they 
resonate with early motivations for housing reform 
and planning and because public concern over their 
rising public costs and poor outcomes is well estab
lished in each case. If stable, quality housing can be 
shown to produce positive outcomes in community 
health and education, and if neighborhood conditions 
also prove important to outcomes, planners may be 
able to make more effective arguments for the disper
sion of affordable housing using this evidence.

The connection between housing and health care 
costs is most visible-and most frequently discussed-for 
the homeless, hi fact, in a few places around the country, 
initiatives to address homelessness are increasingly 
focusing on lowering health and social service costs by 
giving homeless people permanent housing. Other, 
more subtle, connections between housing and health 
are rarely discussed outside of health policy circles. 
Education represents the reverse case: the nexus 
between property values and school quality is well 
known and impedes efforts to site affordable housing.

Since public education is most commonly funded pri
marily through residential property taxes, maintaining 
taxable property values is integral to the quality of the 
school system. And the relationship is reciprocal: studies 
have shown that the quality of the public school system 
is one of the leading factors in area home values (Kain 
and Quigley 1970; Li and Brown 1980). Given the high 
level of public concern with these two issues, evidence 
of benefits could be especially potent in public discus
sions of affordable housing.

In this review, we focus on several key questions. 
First, how well are the relationships between housing 
stability or housing conditions for low-income house
holds and health and education outcomes established 
in the existing empirical literature? Second, have the 
specific conceptual mechanisms relating housing and 
health and/or education been laid out, and is there 
general agreement among researchers about their 
form? Finally, based on the evidence, how strong are 
these relationships? The article is organized into sev
eral sections. Following this introduction, we present a 
brief discussion of public perceptions of affordable 
housing, and the rationales for action or opposition 
that resonate most strongly with the public, based on 
existing polling data. The next two sections present 
our review of existing evidence of connections 
between access to decent, affordable housing and edu
cation and health outcomes. Finally, we conclude with 
an assessment of existing evidence and propose a 
strategy for moving forward.

I. PUBLIC PERCEPTIONS OF AFFORDABLE HOUSING 
NEEDS, RATIONALES FOR ACTION

To determine what is known about current public 
perceptions of affordable housing and arguments for 
supporting housing policies or projects, we reviewed 
six recent opinion polls that focused on housing issues 
(CAH 2002; Donahue Institute 20Q5).] On the whole, 
recent polling demonstrates that housing is a second 
tier issue for most Americans, falling far behind edu
cation and health care on the list of important issues 
facing the country. Yet Americans generally agree that 
low-income families face serious housing problems 
and support statements that emphasize community 
obligations to provide housing for those in need. Most 
respondents express concern when presented with 
statements linking the lack of affordable housing in the 
nation or their region to the problems of sympathetic 
groups, such as working families or children. For 
example, a national study sponsored by Fannie Mae 
Foundation found that participants responded most 
favorably to questions that emphasized fairness or
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assistance to families with children. A regional poll, 
conducted in Illinois, explored some of the same issues 
and came to similar conclusions (CAH 2004).

Economic arguments for addressing housing needs 
resonate especially well Poll respondents typically sup
port general arguments about the link between housing 
affordability and the health of the regional economy 
(Housing Illinois 2003; Donahue Institute 2005; 
National Association of Realtors 2003). The public also 
sees an economic development payoff to this type of 
public spending: a National Low Income Housing 
Coalition poll found that 61 percent of respondents 
agreed that the economy would benefit from federal 
spending on affordable housing (CAH 2004,32).

Three lessons emerge from the polling data. One is 
the abstract nature of the support for affordable housing 
expressed in these polls. Polls reviewed show support is 
highest for the most abstract statements—as well as for 
statements that reflect the respondent's own concerns 
or experience. As questions became more specific about 
local issues or policies, support typically declined. This 
trend is consistent with public opinion theory, which 
posits that public support is often stronger for abstract 
ideals and goals than concrete policies (Erickson and 
Tedin 2003).

The second lesson concents the ease with which 
support can be shaped or manipulated by question 
wording. Many of the existing polls were designed to 
test different frames for housing by using different lan
guage, which evokes particular groups or types of 
likely benefits of programs. Support was strongest 
when questions emphasized the benefits of housing 
stability for children and for neighborhoods, or the 
self-help aspects of programs. It was weakest when 
respondents were asked specifically about affordable 
rental housing or about housing types other than sin
gle family. Discomfort with housing types other than 
single family may be another indication of opposition 
to rental housing.

The third lesson concerns race. While racial bias may 
lie behind opposition to affordable housing, it is diffi
cult to discern from existing polling data. As in local sit
ing battles, respondents are hesitant to mention race as 
a factor in their opposition. Yet racial overtones emerge 
from the groups respondents favor in their responses 
and in responses to questions about why families lack 
affordable housing. In their summary of polling data on 
attitudes toward affordable housing, the Campaign for 
Affordable Housing recommends that advocates "show 
that the people who will benefit directly include 
children, elderly people and working families—groups 
the public easily accepts as deserving" (CAH 2004, 7). 
The overlap between the categories "undeserving 
poor" and racial minorities is long established (Gilens

1999). When directly asked, respondents demonstrated 
little sympathy for racial discrimination as an obstacle 
to obtaining an affordable home (National Association 
of Realtors 2003).

Overall, support for affordable housing policy 
seems shallow and difficult to link to support for 
action or concrete programs. To date, the emphasis in 
polling and in discussions among housing advocates 
has been on understanding (and refuting) the claims 
most likely to fuel opposition. In this process, advo
cates have taken opponents' stated reasons for oppos
ing housing at face value. As a result, discussion of the 
reasons behind opposition has remained at the scale of 
projects, households, and neighborhoods. Less atten
tion has been focused on understanding the factors 
likely to increase support for local housing programs 
or projects. Yet there is no reason to limit the search 
for benefits to a similar scale. The benefits of housing 
assistance are unlikely to stop at the thresholds of the 
households receiving them.

There is reason to believe that the public can be 
moved by arguments about their shared interests in 
supporting public spending that most directly benefits 
others. Much attention has been focused on the social 
benefits of improving the health and education sys
tems. Concern centers on the social costs of poorly per
forming systems. While those battling specific projects 
may not be moved by evidence that provision of 
affordable housing can improve local education and 
public health outcomes, decision makers and local tax 
payers footing the bill for schools and local health 
programs may view things differently.

U. UNKING HOUSING STABILITY, QUALITY, AND 
LOCA1 ION TO EDUCATIONAL OUTCOMES

Increasingly, public policy favors dispersal of afford
able housing options throughout the comm unity through 
use of vouchers or by reducing concentration of poverty 
in buildings through mixed-income development strate
gies. These policy shifts have been based on claims about 
the positive effects of giving low-income people access to 
better schools and services in non-poor neighborhoods 
and of exposure to middle-class peers and social norms 
(Galster and Killen 1995; Schwartz and Tajbakhsh 2001). 
This shift in policy responded to the Endings of the vast 
literature on the "neighborhood effects" of living in a 
low-income neighborhood. This literature, which blos
somed after the early 1990s, has focused on identifying 
the structural dimensions of neighborhood disadvantage 
(Wilson 1987).

Many authors have documented the particular effects 
on children of living in high poverty neighborhoods 
(Jencks and Mayer 1990; Leventhal and Brooks-Gunn
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2000; Sampson, Morenoff, and Earls 1999; Wikstrom and 
Loeber 2000; Small and Newman 2001; Coulton, Corbin, 
and Su 1999; Elliott et al. 1996; Brooks-Gunn, Duncan, 
and Aber 1997). In this section, we will consider research 
focused at two levels: At the first level, we review 
research that attempts to isolate the effect of housing sta
bility or conditions on educational outcomes; at the sec
ond level, we review research that focuses on broader 
neighborhood characteristics and how these are related 
to educational outcomes.

Numerous studies touch on the relationship 
between housing stability and education, but few do 
so explicitly. The main areas of focus throughout tire 
literature include: the impact of student mobility on 
schools and student performance, the relationship 
between housing quality and academic performance, 
access to opportunity through quality public schools, 
and the financial impacts of new housing develop
ment on schools. Together these studies provide strong 
evidence of the positive relationship between housing 
quality and stability and educational outcomes at var
ious levels. Yet, despite the volume of relevant 
research, it remains difficult to translate these findings 
into estimates of the positive impact that the provision 
of stable, quality housing could have on educational 
performance.

over time. The United States has the highest household 
mobility of any developed country: according to the 
2000 Census, between 15 and 18 percent of school-age 
children moved in the previous year (U.S. Census 2001.) 
A 1993 study by the U.S. General Accounting Office 
study found that one in six third-graders had attended 
three or more schools since entering first grade. The 
research indicated that the mobility of children is often 
a reflection of underlying family issues, particularly 
shortages of affordable housing (U.S. GAO 1994). 
Children who change schools often are exposed to cur
ricula that vary greatly across schools and districts, forc
ing them to catch up and shift their focus to different 
material in the middle of the school year. Among third 
graders who attended three or more schools since first 
grade, 41 percent demonstrated below-average scores 
in reading compared with 26 percent of those who 
never changed schools; 33 percent of mobile students 
were below average in math, as opposed to 17 percent 
of stable children (U.S. GAO 1994, 6).

As a result of falling behind in reading and math, 
children who move frequently are more likely to 
repeat a grade than those who do not move frequently 
(U.S. GAO 1994). The U.S. GAO study also showed 
that increased mobility as a child has long-ranging 
consequences. Children who changed schools four or 
more times by eighth grade were at least four times 
more likely to drop out than those who remained in 
the same school (U.S. GAO 1994). The social and per
sonal costs of dropping out are also high: dropouts are 
less likely to find jobs that pay well enough to keep 
them off public assistance. In 2004, the unemployment 
rate for high school dropouts was more than double 
that for high school graduates (U.S. Department of 
Education 2004, Table 380). In an analysis of the social 
costs of high school dropouts in Los Angeles in the 
mid 1980s, Catteral estimated a lifetime loss of earn
ings of $3.2 billion for the district's 20,000 dropouts. In 
addition, he estimated annual service costs for local 
governments in the region attributable to dropouts at 
$488 million (both figures are in 1985 dollars). The 
bulk of the service costs were crime-related (Catteral 
1987, 26-27).

The Kids Mobility Project performed a qualitative 
study of 100 families with a history of frequent moves. 
Many of the families reported "relentless and often 
futile searches for adequate, safe, and affordable hous
ing" (Buerkle 1998, 1). Furthermore, when inter
viewed, parents expressed concern that frequent 
moves made it difficult for their children to adjust to 
new schools, friends, and neighbors. Stressful reloca
tions resulted in frequent absenteeism, further exacer
bating poor school performance and behavior. These 
statements were corroborated by reports from teachers

A. Effects of Housing on Education

1. MOBILI1Y

One result of an unstable or unaffordable housing 
situation is that low-income families are forced to 
move frequently to find adequate affordable housing. 
Many studies have examined the effects that frequent 
moves have on children's scholastic achievement, as 
well as the impact that increased student mobility has 
on classrooms and. schools as a whole. In her review of 
studies on the mobility of poor students, Sheila 
Crowley addresses the housing problems that lead to 
mobility and the impacts on education. She states, 
"Families with housing problems are at high risk for 
forced mobility because housing that is overcrowded, 
in poor repair, or presents health hazards puts enor
mous stress on the residents. Housing that costs more 
than the household can afford threatens stability, 
exposing the household to the possibility of foreclo
sure or eviction" (Crowley 2003, 23). Furthermore, she 
finds that if moves are frequent, because of factors out
side of the family's control, or if they do not signifi
cantly improve housing conditions, they will be 
detrimental to children (Crowley 2003, 23).

Longitudinal studies have tracked students who 
move often, and examined their academic achievement 
relative to those who remained in the same classroom
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indicating "poorer school attendance, school perfor
mance, and social and emotional adjustment for 
children with frequent moves" (Buerkle 1998,1).

Frequent moves also have long-term consequences 
for educational performance. Haveman et al. utilized 
longitudinal data from about 1300 students included in 
the University of Michigan Panel Study of Income 
Dynamics in their research on childhood events that 
impact high school completion (Haveman et al. 1991). 
This research included people who were over age four 
in 1968 and remained in the study in 1987, at which time 
the participants ranged from nineteen to twenty-three 
years old. Based on the percent of participants who 
completed high school, the study concluded that dis
rupting the physical location of a young child (seven 
years or younger) or an adolescent (twelve to fifteen) 
"has a strong negative and significant effect on achieve
ment" (Haveman etal. 1991,144). Furthermore, moving 
one's residence as a child has a greater impact on high 
school graduation than poverty or welfare dependency 
per se. Mobility in early childhood also has lasting neg
ative social and psychological effects. A longitudinal 
study that tracked 4,500 students in California and 
Oregon found that "repeated elementary school moves 
increased the risk of violent behavior in high school by 
20%" (Rumberger 2003,8). Similarly, Buerkle's qualita
tive study found that "students from already-struggling 
families ... 'fall behind' academically and socially, for
feit social support systems and sometimes act out their 
feelings of loss in ways that further isolate them" 
(Buerkle 1998,3).

A number of researchers have begun to delve into the 
influence household mobility has on the peers of 
children in these situations. Determining classroom 
effects is necessary to fully understand the extent that 
a lack of decent and affordable housing has on other 
policies, particularly in education. Hartman and Franke 
(2003, 1) note: "The major education reforms put 
forward—smaller classes and schools, lower teacher/ 
student ratios, better-trained teachers, improved physi
cal plant and facilities, the increased emphasis on testing 
and accountability, etc.—all are seriously undermined, if 
not made irrelevant, if the classroom is a revolving 
door."

While the above studies support the connection 
between residential mobility and educational out
comes, they have been criticized by some for overstat
ing the connection. Studies that controlled for the 
various characteristics of students who moved found 
that the impact of mobility on outcomes diminished. A 
study of mobile students in Chicago found that half of 
the difference in achievement between movers and 
non-movers was because of differences between 
students that pre-dated their school changes (Temple 
and Reynolds 1997). A study in Baltimore found that 
the negative associations between changing elemen
tary school and test scores, grades, retention, and 
referral to special education were mostly insignificant 
once family characteristics and academic performance 
in the first grade were added (Alexander, Entwisle, 
and Dauber 1996). Based on these findings, researchers 
argue that students who move are more likely to be 
poor and low performing before they move (Nelson, 
Simoni, and Adelman 1996). How these poor students 
would have done if they had remained in one school 
cannot be determined from existing studies. That com
parison remains to be made.

Studies that controlled for demographic character
istics but not prior academic performance found that 
movement was strongly linked to poor academic per
formance. Using data from a national health survey, 
researchers found that frequent (three or more) moves 
predicted grade retention (Simpson and Fowler 1994; 
Wood et al. 1993). Tucker, Marx, and Long (1998) 
found that for children in single parent households 
even one move could have a negative impact on their 
combined measure of academic and behavioral perfor
mance at school.

The connection between changing schools and high 
school graduation remains strong even after control
ling for family characteristics (Haveman and Wolfe 
1994). Several studies drawing on a national database 
of 10,000 high school students found that changing 
schools between first and eighth grade increased the 
odds of dropping out even after controlling for family 
characteristics and prior academic achievement 
(Rumberger and Larson 1998; Swanson and Schneider 
1999; Teachman, Paasch, and Carver 1996).

2. HOUSING QUALTTY AND ACADEMIC PERFORMANCE

Housing conditions have the potential to strongly 
affect a child's ability to perform academically and adapt 
socially. The main areas of concern here are overcrowd
ing, inadequate heat or plumbing, infestation by rodents, 
and neighborhood conditions. Braconi (2001) found that 
cramped or inadequate study areas impede the ability 
of school-age children to complete homework- The

By having to catch up or change curricula, mobile 
students take time and resources away from other 
students in the classroom, increasing the strain on 
teachers and school systems: "The stable classmates of 
mobile students are also penalized. Teachers who have 
to constantly double bade to integrate new students 
into the classroom lose predous time on lessons for the 
whole class and have less time for all students indi
vidually" (Crowley 2003, 2).
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New York based Citizens and Planning Council con
ducted a study of some 4,000 residents between the ages 
of nineteen and twenty-two, using the city's Housing 
and Vacancy Survey. Their results showed a significant 
relationship between crowded housing situations and 
reduced rates of high school graduation. Crowding 
reduced the probability of completing high school 
by 11 percent in males, and 6 percent in females. The 
researchers conclude that poor quality housing nega
tively influences a child's ability to focus at school, 
increasing stress and causing poor health or atten
dance that leads to poor academic performance 
(Braconi 2001,1). Together, this research supports claims 
that poor housing conditions can create poor study envi
ronments that reduce learning.

4. ACCESS TO EDUCATIONAL OPPORTUNITY

Evidence of the impact that neighborhood condi
tions have on educational outcomes comes from a 
handful of policy initiatives aimed at helping low- 
income residents of high poverty neighborhoods move 
to low poverty and/or low minority neighborhoods. 
The earliest programs were the result of antidiscrimi
nation litigation; thirteen such programs were in oper
ation in 2000 (Schwartz 2006, 166). The best known 
and most influential program is Chicago's Gautreaux 
program, established in 1976 as the result of a lawsuit 
against HUD and the Chicago Housing Authority for 
past discrimination and segregation in public and sub
sidized housing. The program offered those on wait
ing lists or currently residing in public housing the 
chance to receive vouchers and counseling to help 
them move to predominantly white neighborhoods in 
the metropolitan area (Schwartz 2006,167).

Studies of Gautreaux and other mobility programs 
conclude that the location of housing and schools in 
dangerous neighborhoods can impact a child's attitudes 
toward school (Rosenbaum 1991; Rosenbaum and 
DeLuca 2000; Duncan and Ludwig 2000; Goering et al. 
1999; Young 2001). Housing in noisy buildings and 
areas, or overcrowded situations, can lead to broken 
sleep and an inability to have quiet study time, as well 
as increased absences (Young 2001). In contrast, hous
ing options in communities with greater resources 
allow low-income children access to better schools. De
concentrated affordable housing allows children oppor
tunities to take more honors and Advanced Placement 
courses and gives them greater access to extracurricular 
activities and smaller, more stable classes (Quercia and 
Bates 2002; Rosenbaum 1991; Rosenbaum and DeLuca 
2000). So researchers have established that educational 
opportunities improve-but do outcomes?

Rosenbaum, in a series of studies, compared educa
tional achievement outcomes for those moving to the 
suburbs through the Gautreaux program with those 
remaining within Chicago (Kaufman and Rosenbaum 
1992; Rosenbaum 1995; Rubinowitz and Rosenbaum 
2000; Rosenbaum, Kulieke, and Rubinowitz 1988; 
Rosenbaum et al. 1991). His findings were dramatic. 
Rosenbaum's 1988 study reported that diiidren mov
ing to predominantly white suburbs were significantly 
less likely to drop out of school (5 percent vs. 20 per
cent of those moving within Chicago), more often in 
college track courses (40 percent vs. 24 percent), and 
more likely to enroll in four year colleges (27 percent 
vs. 4 percent) (Rosenbaum 1995,242-4).

Methodological problems have cast doubt on find
ings from the Gautreaux program. Studies were based 
on small samples of program participants who were not

3. HOUSING AND SCHOOL COSTS

One oft-expressed fear relating to affordable housing 
development is that the new housing will create a bur
den on a community's school system by bringing large 
numbers of new students into already overcrowded 
schools. While claims abound, few studies systemati
cally examine this issue. The few that do find that new 
housing, especially new affordable housing, has much 
less of an impact on municipal school costs than antici
pated. A Massachusetts study of forty-one develop
ments around the state found that most developers 
significantly overestimated the number of children that 
would be added to the community, leading to exagger
ated cost estimates (Sanborn et aL 2003). A second study 
that surveyed affordable housing constructed under the 
Low Income Housing Tax Credit program in Ohio found 
that households in those projects had, on average, the 
same number of children as unsubsidized apartment 
dwellers. However, when disaggregated further, sub
sided units were found to have more preschoolers than 
market rate units (Danter Company 2001).

Senior citizens, whose consistently higher voter 
turnout can sway local elections, are thought to be par
ticularly sensitive to arguments about school costs 
(Burton 1992). Indeed, several studies have found that 
communities with a higher share of elderly residents 
are more likely to spend less on schools (Poterba 1997; 
Inman 1978). However, more finely grained studies 
that are able to disaggregate the elderly population 
and assess their preferences individually do not sup
port such blanket conclusions. Using contingent valu
ation survey methods, paired with a post election 
survey of seniors voting in a local school budget refer
endum, Duncombe, Robbins, and Stonecash (2003) 
found that seniors preferences' for school spending 
did not move uniformly and did not differ systemati
cally from those of non-seniors.
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randomly selected. Research focused on participants 
who had remained in the suburbs, since those who did 
not remain there could not be located. Finally, factors 
used to screen residents, and the persistence required to 
enter the program, make participants difficult to com
pare to non-participants (Popkin et aL 2000).

The other important source of evidence on the 
relationship between neighborhood conditions and 
improvements in education and health outcomes for 
low-income residents is the evaluation literature on the 
federal Moving to Opportunity for Fair Housing (MTO) 
program. MTO was designed explicitly as a social 
experiment to facilitate evaluation of the impact that 
improved neighborhood conditions had on the lives of 
former public housing residents. The design of the 
program differed in important ways from Gaubeaux- 
movers did not all go to non-minority suburbs, some 
relocated to minority city neighborhoods. In contrast to 
the findings of the Gautreaux evaluations, interim eval
uation research on the results of the MTO program have 
found little evidence linking neighborhood conditions to 
better educational performance. Program participation 
had small but significant effects on the characteristics of 
schools attended and did result in a large drop in the 
share of female youth working and out of school, yet 
yielded no significant effects on measures of educational 
performance (Goering 2003,143; Orr et al. 2003). Longer 
term effects await the program's final evaluation.

B. Summary

Current empirical literature provides evidence of a 
strong, negative relationship between frequent resi
dential mobility and educational performance. 
Evidence also suggests that poor housing conditions 
impede educational performance, although the magni
tude of this impact is not well quantified. In both cases 
it remains difficult to quantify the social cost of these 
impacts in ways meaningful to the public. In addition, 
evidence is lacking of the positive impact on edu
cational performance, or cost savings to schools or 
society, that might be achieved by reducing mobility or 
improving housing conditions. In particular, this type 
of evidence is not available for how improvements in 
the stability of living conditions of low-income children 
or families would impact educational performance. 
Without this type of information it is hard to make 
straightforward arguments about the social benefits in 
the area of education that access to quality affordable 
housing could yield.

Based on these findings, housing stability is clearly of 
great importance to educational performance—for the 
students that move, for their peers in the classroom, and 
for school districts where they live. Impacts are most 
easily measured and quantified at the individual level.

While the studies provide evidence of the strength of 
the connection between mobility and performance, it i s 
difficult to translate them into estimates of the positive 
impact that housing stability might have on educational 
performance for several reasons. First, as noted above, 
differences in socioeconomic status may be responsi
ble for some of the differences in performance. Thus, 
students who do not move often may be performing 
better, in part, because of their class background. To 
determine what the benefit might be of providing stable 
quality housing to loiv-income households, we would 
need to compare the performance of low-income children 
who moved and who did not.

In addition, while the literature remains limited on 
the connection between neighborhood conditions and 
educational outcomes, past evidence of the relationship 
between neighborhood conditions and disadvantage 
provide a strong basis for incorporating the neighbor
hood level into future research. The Gautreaux and 
MTO initiatives were designed to steer movers to non
poor neighborhoods. They did not purposely vary fac
tors more directly tied to education, such as measures of 
school quality or educational performance by neighbor
hood. Future research on mobility should take these fac
tors into account.

C. A Strategy for Connecting Housing Stability and 
Education

We propose that researchers focus on studies that 
establish the connection between housing stability and 
educational outcomes and, subsequently, to social costs 
associated with these connections. To do so, these stud
ies must provide a basis for assessing the impact of 
improving housing stability for low-income students, 
controlling for their academic performance level at the 
start of the study. Researchers must create a basis for 
comparison by looking at elementary children from 
similar backgrounds who did and did not move in the 
same area, where movement was because of housing 
instability (rather than choice, better schools, etc.), and 
tracking educational outcomes through high school. An 
ideal situation for such a study might be tracking 
children at an elementary school that draws students 
from both a nonprofit affordable housing development 
and from private, more costly apartments. Study 
subjects could be chosen to be as similar as possible in 
terms of educational performance, with help from the 
school counselor at the elementary school. Research 
methods would include qualitative research, to track 
the various ways that differences in household stability 
impact school performance, as well as quantitative mea
sures of school performance, such as grades and test 
scores. An alternative approach would be to begin with 
families with school age children on the waiting list for
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Health researchers have studied the connections 
between housing and health at two levels: first are 
studies that seek to isolate particular features of indi
vidual homes that lead to health problems; second are 
those studies focusing on the connections between 
neighborhood level conditions and health problems. 
We review both types of literature here. Health 
researchers are developing their own "neighborhood 
effects" literature to explain racial disparities in health. 
The connection between socioeconomic status and 
health is well established (House et al. 1990; Link and 
Phelan 1995; Williams 1990) and is argued to lie 
behind racial health disparities (Williams 1997). Recent 
research has identified segregation as a determinant of 
differences in socioeconomic status, thus adding 
another dimension to the neighborhood conditions 
discussion (Williams 1997; Williams and Jackson 2005).

A. Physical Health Problems

Public health researchers have documented many 
connections between conditions in low socioeconomic 
status neighborhoods and various health concerns. 
Neighborhood effects have been established for low 
socioeconomic status neighborhoods, independent of 
individual level risk factors, for intentional injury 
(Sampson, Raudenbusch, and Earls 1997; Cubbin, 
LeClere, and Smith 2000); poor birth outcomes (Pearl, 
Braverman, and Abrams 2001); cardiovascular disease 
(Diez Roux et al. 2001); tuberculosis (Barr et al. 2001); 
depression (Schulz et al. 2000); and mortality—from 
whatever cause (Bosma et al. 2001).

Safety lies behind many of these differences. It influ
ences exposure to violence and influences access to 
health care and likelihood that trauma victims will 
receive timely care, affecting homicide rates. Residents' 
perception of local safety also influences their physical 
activity. A 1999 CDC report found that residents who 
"perceive their neighborhood to be unsafe were more 
likely to be physically inactive" (196). Cohen et al. (2003) 
used boarded-up houses as a proxy for poor neighbor
hood conditions and found it positively linked to rates 
of gonorrhea and premature death in their study of 107 
U.S. cities, after controlling for race, poverty, education, 
population change, and health insurance coverage. The 
authors concluded that such conditions may have an 
adverse effect on social relationships and limit chances 
to engage in healthful behaviors. A multilevel longitudi
nal study of families and communities in Chicago exam
ined data on youth ages eleven to sixteen and caregivers 
in eighty neighborhood clusters. They found that physi
cal activity, measured by hours spent in recreational pro
gramming, was significantly likely to be lower in 
neighborhoods residents assessed to have low levels of 
safety and high levels of social disorder, controlling for 
demographics (Molnar et al. 2003).

housing vouchers. Researchers could create comparison 
groups of those who did and did not receive vouchers, 
controlling again for household income and starting 
educational performance. It would be particularly 
important to ensure that moves were not between 
schools or neighborhoods of dramatically varying char
acter or quality.

DI. LINKING HOUSING CONDITIONS AND HEALTH 
OUTCOMES

The relationship between housing and health has 
been studied in both the public health and housing lit
eratures. Housing researchers focus on the impact that 
high housing costs have on the quality of health care 
residents can access. Public health researchers focus on 
the health problems associated with particular hous
ing conditions, or with particular neighborhood envi
ronments. In this section, we review the evidence from 
both perspectives.

Housing researchers are beginning to include indica
tors of health in studies of the impact of shortage of 
affordable housing on low-income families. Researchers 
include health outcomes among the possible impacts of 
high housing costs for working families. These studies 
focus on the trade-offs households make as they com
pensate for relatively high housing costs. A recent 
report by the Center for Housing Policy (CHP) found 
that children in poor families paying more than half 
their income for housing were more likely to have fair 
or poor health than children in poor families with lower 
housing costs (Lipman 2005,9). Households appear to 
be forgoing health insurance to meet their housing 
costs: astudy of households without health insurance in 
the 1990s that found that lack of insurance was linked to 
high housing costs (Levy and DeLeire 2003).

Overall, households with children appear to be 
under the greatest stress: the CHP report notes that low- 
income families with children paying more than half 
their income for housing were more likely to experience 
"food insecurity"2 or to have a family member without 
health insurance in the previous year than similar 
families without children (Lipman 2005,32). A separate 
study of children in five states found that infants and 
toddlers in households that are "food insecure" were 30 
percent more likely to be hospitalized for illnesses and 
90 percent more likely to be generally in fair or poor 
health than children that had adequate food at home. 
These children are more likely to develop learning dis
orders, emotional problems, and behavior problems at 
school. Underscoring the importance of housing costs 
in household budgets, the same study noted that 
families receiving housing assistance are better pro
tected from low weight or ma(nourishment (Children's 
Sentinel Nutrition Program 2004 in CHP, 33).
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diet, exercise, etc.) but rather social and economic char
acteristics of individuals and populations" (Dunn 2000, 
342). As one of the most important of these social and 
economic factors, housing is extremely important in 
determining the health of residents.

A significant longitudinal study conducted by 
Marsh et al. tracked nearly 17,000 residents of Great 
Britain over thirty years, lire researchers developed a 
composite index of poor housing, comprised of mea
sures of crowding, substandard facilities, and residen
tial satisfaction. This index of housing deprivation was 
then used to explain residents' scores on a composite 
index of ill health. The findings strongly indicate that 
"housing deprivation has a substantial impact upon 
the risk of severe ill health" (Marsh et al. 2000,424).

Furthermore, living in poor housing conditions as 
a child has long-lasting effects. As Marsh et ai found, 
residence in poor housing—whether in the past or 
currently—puts residents at greater risk of ill health. 
Even for those adequately housed as adults, ill health is 
more likely if they experienced housing deprivation in 
earlier life. Furthermore, respondents found to live in 
poor housing conditions in more than one survey period 
ran a "... 25 percent greater risk of disability (on aver
age) or severe ill health across [their] life course" (Marsh 
etal. 2000,425).

1 LEAD PAINT AND INDOOR AIR QUALITY

Lead poisoning is one of the most well-known and 
well documented health problems found in the home. 
Despite policies aimed at identifying potential lead 
based paint problems, as well as requirements for mit
igation in many states, thousands of children suffer 
from lead poisoning every year. The Centers for 
Disease Control estimated that approximately one 
million children between ages one and five have ele
vated blood lead levels. An estimated 14 million 
children age six or under live in housing constructed 
prior to 1960; lead paint contamination is concentrated 
among units of this vintage (CDC 1997). Overall, 
twenty million homes are estimated to contain lead 
paint hazards; 3.6 million children live in such units 
(Quercia and Bates 2002,2). Poor and minority children 
are disproportionately affected (CDC 1997).

Another major problem in substandard housing is 
poor air quality as a result of mold, pest infestation, and 
other toxins. Two studies—one in Britain and another in 
Canada—found that increased mold spore counts in the 
home were directly related to sickness, including respi
ratory and digestive sickness. Furthermore, these 
results held true after the impact of other environmen
tal allergens had been taken into account (Hopton and 
Hunt 1996). Furthermore, asthma has been linked to 
poor indoor air quality. According to the National

Evidence from studies of residents of dilapidated 
public housing supports the importance of both housing 
and neighborhood conditions for residents' health. 
Public housing designated for redevelopment under the 
federal HOPE VI program includes some of the poorest 
quality public housing in the country. Researchers com
pared the health status of residents of this housing 
(before redevelopment) to residents of other publicly 
assisted housing across the country, to other people liv
ing below the federal poverty level and to nan-poor 
people. They found that both residents' perceived over
all health status and their rate of medically diagnosed 
asthma was significantly worse than that of residents of 
assisted housing and of other poor people, despite their 
similar levels of economic deprivation (Howell, Harris, 
and Popkin 2005). To date, however, it remains difficult 
to specify the relationship between neighborhood char
acteristics and health outcomes since there is a lack of 
theoretical consensus about these connections, resulting 
in considerable methodological diversity across studies 
(O'Campo 2003; Humpel, Owen, and Leslie 2002.)

The connection between the condition of individual 
dwellings and resident's health is more clearly under
stood. According to one research review, "a substantial 
body of literature demonstrates that poor housing can 
contribute to infectious disease transmission, injuries, 
asthma symptoms, lead poisoning, and mental health 
problems" (Saegart 2003, 1471). Poor housing creates 
numerous health problems—especially in children. The 
connection between poor housing and poor health 
is considered so well established as to be "unarguable" 
(Thompson, Petticrew, and Morrison 2001,261). Numer
ous studies have demonstrated that problems stemming 
from lead paint (Brown et al. 2001; Dunn 2000; Schultz 
et al.1999); poor air quality (Sharfstein et al. 2001; 
Quercia and Bates 2002); and fire and injury hazards 
(Shaw 2000; Mallonee et aL1996; Flautz et al. 1996) sig
nificantly inhibit the health and safety of residents.

Studies have considered the impact that poor hous
ing conditions such as lead paint, mold, and fire haz
ards have on health, as well as the connections between 
poor housing, family well-being, and significant mental 
distress. In a review of evidence of the connection 
between housing conditions and health, James Dunn 
notes that health problems created by poor housing are 
indicative of social inequalities, which "persist over 
time and space, no matter how social status and health 
status are measured" (Dunn 2000, 344). Dunn connects 
the fields of housing and health from a population 
health standpoint, encouraging new research that incor
porates housing as a significant factor in explaining 
numerous health indicators. From this perspective, "the 
most important antecedents of human health are not 
medical care inputs and health behaviors (smoking,
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Institutes for Allergy and Infectious Disease, there are 
nearly 500,000 hospitalizations because of asthma each 
year, costing the U. S. economy over $10 billion in direct 
health costs and lost work days. Studies have shown 
that poorly maintained housing and neighborhoods 
with excessive air pollution can cause or exacerbate 
asthma symptoms (Matte and Jacobs 2000; Quercia and 
Bates 2002). Cockroach infestation, a ubiquitous prob
lem in many buildings, has been linked to asthma. 
According to one study, "10,000 children between the 
ages of 4 and 9 are hospitalized for asthma attacks each 
year because of cockroach infestation at home" (Shaw 
2000, 3). Researchers have also linked asthma to dust 
mites in old carpeting (Platt-Mills et al. 1992), inade
quate heat or hot water (Evans 1992), and crowding 
(Weitzman et al. 1990).

2. SAFETY AND FIRE ISSUES

The lack of adequate safety features in substandard 
housing contributes to numerous health problems and 
injuries, especially in children (Matte and Jacobs 2000). 
Many of these injuries, particularly scalding bums and 
other fire-related injuries, are a result of faulty heating 
systems and wiring that is not up to code. One longitu
dinal study of nearly 1,000 dwellings in Britain 
addressed the effects of adequate heat on health— 
particularly the health of children. The study found that 
when units did not have included heat in the rent, 
reporting of headaches, poor appetite, aches and pains, 
sore throat, persistent cough, tiredness, and temper 
tantrums were significantly higher than in those that 
included heat (Hopton and Hunt 1996,10-14).

3. MENTAL HEALTH PROBLEMS

Mental problems stemming from poor quality 
housing and financially burdensome housing can be 
significant for residents. Studies have found that poor 
quality housing can cause psychological stress (Kearns 
and Smith 1993; Dunn 2000) and can negatively 
impact self-esteem and family self-sufficiency (Evans 
et al. 2000; Bratt 2002; Shlay 1993). Some of the factors 
contributing to these mental issues include "anxiety 
about structural hazards, worry and lack of control 
over maintenance and management practices, and fear 
of crime" (Evans et al. 2000,409).

4. STRESS

Problems stemming from housing affordability, 
poor building management, or health and safety 
issues create significant stress for residents, permeat
ing every aspect of their daily lives. As one researcher 
noted, "housing stressors are significantly associated 
with psychological distress... living in a substandard 
dwelling represents an independent and added source

of stress to the lives of people with lower incomes" 
(Kearns and Smith 1993, 610). A mixed method study 
of women living in low-income Detroit neighborhoods 
found that concerns about safety were significantly 
related to symptoms of depression, controlling for 
other sources of stress and for age, education, and 
income (Schulz et al. 2000). Echoing the results cited 
above, HOPE VI researchers also found that rates of 
stress-related mental illness were 50 percent higher 
than the national average among residents of dilapi
dated public housing. In addition, one in six reported 
having experienced a major depressive episode in the 
past year. Qualitative evidence suggested these results 
were the product of the tremendous stress of living in 
high crime neighborhoods (Popkin et al. 2004).

A particularly significant factor in housing-related 
stress is overcrowding. When families do not have suf
ficient space, activities in the home—including meals, 
homework, and play—become significantly con
strained. As a result, researchers have found that 
crowding has significant psychological impacts— 
especially on families with children (Evans et al. 2000, 
491). Evans found that parental anxiety over safe play 
areas, children's well-being, and maintenance con
cerns cause significant stress for parents and children. 
Many of these issues are associated with apartment 
living or public housing living, where constrained 
inside space and insufficient or dangerous outside 
space compounds these crowding issues.

The quality of rental housing management can also 
contribute to stress. Evans et al. found that housing 
owned by absentee landlords or managed by govern
ment agencies can cause stress for tenants who must 
wait for repairs, or navigate difficult bureaucratic 
processes to file complaints or achieve results (Evans 
et aL 2000, 492). Concerns about safety, heat, and 
hygiene create anxiety and worry because there is little 
predictability in the response time or the level of repair 
that will be received (Evans et al. 2000, 492). 
Furthermore, this contributes to an actual or perceived 
lack of control over the home environment, which 
should be a place where people should feel comfortable 
and secure (Bratt 2002, 13-15). At the neighborhood 
level, MTO evaluators found demonstrated improve
ments in stress and other psychological factors in 
families who moved to the suburbs over families who 
stayed in public housing or were relocated to similarly 
low-income neighborhoods (Katz, Kling, and Liebman 
2001; Rosenbaum and DeLuca 2000).

5. SELF-ESTEEM

Rachel Bratt's review of studies of housing and fam
ily well-being identifies various aspects of housing 
that can drastically influence the family, and how I

I

:
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"improved housing conditions and less onerous hous
ing cost burdens promote healthier, more productive 
families" (Bratt 2002, 14). The quality and perceived 
quality of one's housing greatly affects one's sense of 
self: housing in America is usually a family's greatest 
asset, and can be a great source of pride. As Marcus 
writes,"... throughout our lives, whether we are con
scious of it or not, our home and its contents are very 
potent statements about who we are. In particular, 
they represent symbols of our ego-selves" (Marcus 
1995, in Bratt 2002, 19). Poor quality housing, espe
cially public housing, can be a great source of shame 
for many residents.

C. Summary

Existing empirical evidence provides clear concep
tual links between housing conditions and health prob
lems. The strongest evidence comes from public health 
research, where specific connections between housing 
problems such as lead paint, cockroach infestations, and 
other factors are linked to specific illnesses and injuries. 
Tire evidence is most compelling and the effects most 
easily understood for children. Recent studies focusing 
on how high housing costs lead to poor conditions and 
thus to poor health, or to family budget trade-offs that 
shortchange health care, are starting to make the con
nection between housing and health status. More needs 
to be done to reinforce these findings and build confi
dence in the methodology behind them.

While substandard housing contributes to health 
problems, the impacts of improvements are hard to dis
cern in existing studies where numerous factors in addi
tion to housing conditions are considered and changes 
are multifaceted. Hopton and Hunt found that "studies 
of re-housing have found the consequences to be undra- 
matic in terms of health, either physical or mental, since 
gains in satisfaction with housing tend to be offset by 
adversely perceived changes in social networks and 
social support" (Hopton and Hunt 1996, 15). In the 
MTO evaluation, one of the discemable benefits to 
residents moving to low poverty neighborhoods was 
increased safety—yet improved neighborhood condi
tions were not directly linked to improvements in 
health (Orr et al 2003; Goering 2003).

Existing research documents the negative impact that 
poor housing or neighborhood conditions, lack of con
trol over conditions, or lack of certainty regarding future 
housing options can have on various aspects of mental 
health. Conditions are measured at both the level of the 
individual dwelling and the neighborhood. Studies that 
examined the effect of improvements in housing condi
tions studied cases where conditions in units, in man
agement, and in neighborhood conditions all changed 
simultaneously, making it hard to determine the relative

importance of each factor in improvements in indicators 
of mental health.

The greatest difficulty comes in attaching social costs 
to poor conditions. Yet this is a critical step in making 
compelling arguments about the importance of housing 
problems. Aggregate measures of the cumulative loss of 
IQ points, of children "at risk" of various problems, or 
the magnitude of stunted growth or childhood illness 
are hard to translate into costs that make sense to the 
public. More compelling might be studies of differences 
in housing conditions between similar groups in the 
same community, and of measured differences in their 
use of local health services or other concrete local short 
term costs. Concrete local comparisons are likely to 
have the greatest impact—while also being the hardest 
to carry out methodologically.

D. A Strategy for Connecting Housing Costs and 
Conditions to Health

Many studies document the ill effects of poor hous
ing on health, yet few focus on the potential impact 
of improvements on health outcomes and, subse
quently, on costs. Existing work has provided a start 
but has not successfully separated housing conditions 
from other factors and looked at health outcomes 
specifically.

What is needed is a study that focuses on the health 
impacts of changes in housing conditions, all else 
equal, for low-income households with similar health 
profiles. Again, a comparison that tracks low-income 
households who do and do not change their housing 
conditions, and tracks similar types of local health 
costs would be most useful. One approach would be to 
use applicant lists for two types of services to pull 
together three groups, sharing similar general demo
graphics and health characteristics for comparison: 1) 
households whose homes underwent specific types of 
rehabilitation; 2) households who moved into quality 
affordable housing units in different neighborhoods; 
and 3) a control group of households drawn from 
those remaining on either waiting list. If information is 
gathered from all households while they are still on 
the waitlist (or compiled retroactively), this would 
allow for before and after comparisons as well as cross 
group comparisons to be made. It would be especially 
important to ensure that households studied arc simi
lar in terms of their health problems and in the quality 
of health facilities available to them.

IV. CONCLUSIONS

Part of the reason that subsidized housing does not 
resonate with Americans is that housing is a good that 
contains multiple layers of meaning to different
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specific mechanisms that produce better or worse out
comes. Studies range in how they approach the issue, 
variables they identify as important, and measures used 
to track them. Neighborhood studies introduce multi
ple levels of analysis, raising the methodological com
plexity of such research. Nonetheless, future research 
on housing stability and education or on housing con
ditions and health would need, at minimum, to take 
neighborhood setting unto account. In effect, neighbor
hood conditions provide the baseline for measures of 
change. Neighborhoods may determine school quality 
and effective access to emergency health services, for 
example. Any improvements in housing would need to 
be compared to changes that might have resulted from 
changes at the neighborhood level.

Existing research has established the conceptual 
connections to look for and, in some cases, strong evi
dence of a connection. Yet evidence is not focused 
dearly on the connection between the housing mobil
ity of low-income households unable to pay rising 
rents, or living in poor conditions, and educational 
outcomes. The research also does not focus on the 
costs generated by the housing-related mobility of low- 
income children in particular. While findings point to 
the importance of household income and other house
hold characteristics in explaining educational out
comes for children who move, they do not give us 
enough information to make an argument about the 
difference in educational outcomes for poor children 
who do and don't move and the social costs of these 
differences. We need further research that focuses on 
that particular connection, its magnitude and the costs 
to the community of not acting.

What about the connections between housing condi
tions and health problems? Again, the evidence pro
vides clear conceptual links between housing conditions 
and health problems. The strongest evidence comes 
from public health research, where specific connections 
between housing problems such as lead paint, cock
roach infestations, and other factors are linked to specific 
illnesses and injuries. The evidence is most compelling 
and the effects most easily understood for children. 
Recent studies focusing on how high housing costs lead 
to poor conditions and thus to poor health, or to cost 
trade-offs that shortchange health care, are starting to 
make the connection between housing and health status. 
More needs to be done to reinforce these findings and 
build confidence in the methodology behind them.

Attaching meaningful social costs to poor conditions 
remains elusive. Aggregate measures used in the empir
ical literature are hard to translate into costs that make 
sense to the public. More compelling might be studies 
of differences in housing conditions beiiveen similar groups 
in the same community; and of measured differences in their

people. At its most basic level, it is shelter: adequate 
housing prevents health problems as it protects resi
dents from the heat or cold; poor housing can also fos
ter poor health when it contains lead paint, asbestos, or 
vermin. The home is also the primary environment for 
child-rearing: affordable housing provides a stable envi
ronment for the raising of children, making it easier for 
them to attend a single school system, therefore provid
ing continuity to their education. A stable home envi
ronment reduces stress on all family members, while 
financially burdensome or overcrowded housing in 
need of repair tends to increase stress. Furthermore, 
housing is property: the home is the largest investment 
for most families, and protection of this investment 
often includes opposition to anything that might 
decrease property values. Lastly, housing is also an 
important industry: housing construction, sale, lending, 
and repair make up a huge part of the U. S. economy, 
and housing stats are one of the leading indicators of 
economic strength.

Because housing is so multifaceted, it becomes a 
complicated issue in the minds of the American people. 
Support for government programs that provide hous
ing or opposition to the development of housing in 
one's neighborhood are inexorably tied with one's view 
of the purpose of housing. This is not the case with 
other social issues—such as health care or education— 
that are more defined in the minds of Americans.

We began this exercise by describing the current 
context for housing battles in communities around the 
country: opponents are charging that there is no rea
son that they should consider accepting these devel
opments; Uiey see no benefits to them or to the larger 
community that justify them. We reviewed literature 
from two areas of research where the connections 
between housing and social costs seemed most likely 
to be documented and more easily translated into 
understandable costs for public discussion. Our task 
was to discern how far this evidence would take us: 
can we make strong claims about the social benefits of 
providing stable, decent affordable housing on the 
basis of existing research on the connections between 
housing stability and conditions and education and 
health outcomes? Where is support strongest (or 
weakest) for such claims? And where do we need 
more or more rigorous research to gauge the impacts?

Current empirical literature has begun to outline the 
ways that neighborhood conditions in low-income 
neighborhoods affect residents' socioeconomic and 
health status. To the extent that housing policy focuses 
on giving residents access to non-poor neighborhoods, 
these effects are especially important to understand. 
However, theorizing about these connections remains 
at an exploratory stage, with little agreement on the
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use of local health services or other concrete, short term, 
local costs.

In both proposed studies, the biggest challenge 
would be to translate identified differences in school 
performance or health outcomes into social costs. The 
values associated with various costs, and the levels of 
government bearing these costs, are likely to vary from 
place to place, further complicating the process. 
Perhaps the best approach would be to start with a 
fairly narrowly focused approach, by looking at costs 
that are clearly bom by local government and most 
directly identifiable to local taxpayers as costs they bear 
for services with which they are familiar. This might 
mean, for example, specific costs to school districts gen
erated by mobile students and costs for various sorts of 
staff or services. For health, this might mean costs for 
treating specific health conditions most directly related 
to poor housing conditions among people with similar 
levels of access to ongoing wellness care. Specific costs 
to track could be identified in consultation with local 
health care professionals familiar with the health care 
needs of low-income households.

Such studies, while ambitious and methodologi
cally complicated, could produce results that are legi
ble to members of the local community: higher school 
costs for particular functions or lost funds because of 
mobility-related poor performance, costs for address
ing particular housing-linked health care needs impor
tant to overall public health. With this information, it 
might be possible to make a meaningful case for the 
benefit of affordable housing to the larger community 
where it is located.
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NOTES

1. The polls covered were sponsored by the Fannie Mae 
Foundation, the National Low Income Housing Coalition, the 
National Association of Realtors, Housing Illinois, Venriont Housing 
Awareness Coalition, and the Citizen's Housing and Planning 
Association.

2. A family experiences food insecurity when it either runs out of 
food, cuts down lire size of meals, or skips meals because of lack of 
money for food.
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A real estate market trends analysis of a low-income area on the Upper West Side of 
Manhattan revealed increases in residential properties of 400% during 1980-1988, and 
1,754% in the Manhattan Valley area of this community, compared with 203% in all of 
Manhattan. An analysis of databases revealed a depletion of 51.9% of the single-room 

occupancy housing stock in this area. A survey of 115 seniors indicated a population at risk of
displacement and vulnerable to homelessness. 

Key Words: Gentrification, Displacement, Single-room occupancy,
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both residents and businesses, to the community 
(Marcuse, 1986, 1988). Original tenants do not have 
the ability to maintain rents at market levels. In cities 
without rent regulation, original tenants can simply 
be evicted. In cities with rent regulation, landlords 
may resort to the tactics of harassment to force origi
nal residents from their homes (Hartman, Keating, & 
Turner, 1982).

Over 60% of the aged in the United States live in 
urban areas, and 6.8 million, 31% of the senior 
population, reside in central cities. Nationwide, el
derly people constitute about 11% of the inner-city 
population. Within cities, census tracts close to the 
central business district tend to have a greater pro
portion of aged households than those tracts found 
outside the CBD (Struyk & Soldo, 1980). As of 1970, 
before the onset of massive gentrification in the 
United States, over 44% of all elderly residents had 
lived in their units since 1949, which demonstrates 
that the aged are not generally a transient population 
(Henig, 1981).

The term gray ghetto has been used to describe 
inner-city communities with high concentrations of 
elderly households (Cowgill, 1978). These neighbor
hoods often exhibit many of the problems found in 
all central city areas in America: inadequate or dilapi
dated housing, high rates of building abandonment, 
poverty and crime (Stegman, 1986). These rates, 
however, typically do not exceed those found in 
inner-city areas without high proportions of seniors 
(Struyk, 1981; Newcomer & Weeden, 1986).

The inner-city aged poor do differ from their non
aged counterparts in one very important respect: 
they tend to spend a greater proportion of their 
incomes on housing. Struyk (1982) has found that 
38% of all senior-headed households spent in excess 
of 35% of their incomes on housing, at a rate that is 
twice as high as the general population. For low- 
income elderly renters, 58% have been found to

A stable home environment is essential for aged 
individuals. Involuntary moves disrupt well
ingrained patterns, disrupt social networks, and can 
be stressful enough to lead to negative outcomes on 
well-being and mental health. Involuntary moves can 
also result in increased risks for mortality and mor
bidity for seniors. Increasing evidence suggests that 
gentrification has increased the demand for housing 
in inner-city areas. Today in urban America, involun
tary displacement can also lead directly to homeless
ness, due to the lack of low-cost private market rental 
units created by this demand. This paper will demon
strate that gentrification and real estate market in
flation has indirectly resulted in the forced dis
placement of a highly vulnerable population, the 
aged poor.

Since the mid 1970s, inner-city areas close to the 
central business district (C8D) of American cities 
have experienced what is termed gentrification: an 
"alteration in land-use patterns," whereby a higher 
income group replaces a lower income group in a 
particular community (London & Palen, 1984, p. 5), 
and at a rate greater than that found citywide (Mar
cuse, 1986). Young, professional, white-collar work
ers have moved into inner-city areas (Coldfield, 
1980), spawning the development of new residential 
and commercial projects.

The result is often "off-site," or "secondary" dis
placement: the new projects built in the community 
have the effect of increasing the value of nearby 
buildings, while attracting wealthier newcomers,

1 This study was prepared for a thes is for the degrees of Master of Science 
in Urban Planning and Master of Public Health at Columbia University, I am 
lhanfcfuJ for the assistance of Dr. Ruth Bennett, £loise Killeffer, Peter 
Marcuse, Elliott Sclar, and Robb Budage. Address correspondence to: 
AndrewT. SingetaMs, 66 St. Camilie St-, Nashua, NH 03060.
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Gerontology, and Columbia University Graduate School of Architecture, 
Planning and Preservation, New York, NY 10027.

Vot. 30, No. 5,1990 658

downloaded from httpe : //academic.O'up. coTn/gerontologiat/article-abstract/30/5/658/565017
jy University of Southern California user
>n 01 January 2015



spend more than 35% of their incomes for rent. A 
senior's income drops considerably after retirement. 
This is the reason for the increased housing expense 
burden for the aged: elderly renters typically remain 
in their preretirement households, rather than move 
to less expensive housing (Struyk, 1977). Thus, in any 
study of gentrification, elderly people are bound to 
appear as victims of displacement: they tend to re
side in central cities, have lived in their apartment 
units for long periods, and cannot absorb the costs of 
increased rents due to their dependence on fixed 
incomes.

Seniors have a more adverse reaction to involun
tary relocation than other population groups. Stud
ies have found that aged individuals forced to relo
cate experience higher mortality rates than 
anticipated (Aldrich & Mendkoff, 1963), as well as a 
greater likelihood of experiencing disability, days ill 
in bed, longer institutional stays, and a decreased 
ability to perform daily activities than their younger 
counterparts (Ferraro, 1982). Primarily, a forced 
move has the effect of disrupting long-term social 
networks (Hartman, 1979), which have been found to 
be crucial factors for positive future health status 
(Cohen, Teresi, & Holmes, 1985; Krause, 1987; Lee & 
Ishii-Kuntz, 1987; Seeman & Berkman, 1988).

It can be argued that gentrification-induced dis
placement is not a “senior issue," as there is no 
substantial evidence that the aged are disproportion
ately displaced compared with other age groups. 
This is because the phenomenon of gentrification 
had never occurred with the magnitude that it had 
only recently, during the decade of the 1980s. How
ever, the body of knowledge regarding the effects of 
involuntary relocation on seniors gives testimony to 
the assumption that this phenomenon is indeed a 
senior issue, as seniors are disproportionately hurt 
by its effects.

Indeed, the few studies that exist on the displaced 
have shown that gentrification does result in the 
disproportionate displacement of the aged. Among 
the total American population, it is estimated that 
between 500,000 and 1,000,000 households are 
forced to move due to secondary displacement each 
year: this translates to between 1,375,000 and 
2,750,000 individuals annually (Marcuse, 1988).

in Seattle, more than 34% of all elderly households 
that moved in 1978 did so because they were dis
placed, compared with 25% of all renters, and 27% of 
all low-income families. Also in Seattle, over 30% of 
all individuals displaced due to condominium con
versions were more than 61 years old (City of Seattle, 
1979). In the District of Columbia, where approxi
mately 13% of all renters are seniors, 45% of those 
who were displaced due to condominium conver
sions were elderly people (Development Economics 
Croup, 1976). A study in Los Angeles and San Fran
cisco found that 91% of residents in units undergoing 
condominium conversion were displaced, com
pared with 62% of the total population residing in 
those units (Gellen & Hanson, 1983).

About 400,000 American seniors live in single
room occupancy (SRO) hotels on a permanent basis

(Eckert & Murrey, 1987). Seniors constitute about 
36% of the SRO population. These inexpensive 
hotels are often found in deteriorating neighbor
hoods in the CBD. In addition to being the only 
affordable housing available to many aged people, 
SROs have been shown to provide essential formal 
and informal supports for elderly individuals who 
would otherwise be alone (Cohen, 1985; Eckert, 
1979; Ehrlich, 1976).

Between 1970 and 1982, half of all SROs, 1,116,000 
units, were lost to gentrification nationwide (Hopper 
& Hamberg, 1986). Portland, Oregon lost 90% of its 
SRO stock, 1,345 units, during the 1970s (Lincoln, 
1980). In San Francisco between 1975 and 1979, 17% 
of the SRO stock, 5,723 units, was lost due to the 
renovation of the Tenderloin district (Kaznitz, 1983); 
by 1982, 4,000 more units were lost due to the con
struction of one project, and ali of those displaced 
were aged (Hartman, Keating, & Turner, 1982). Simi
larly, the number of SRO units in New York City 
dropped from 127,000 in 1972 to 54,000 in 1985 ("Coa
lition report," 1985).

Displacement from SRO units has been found to 
be directly linked to homelessness. Individuals dis
charged from state psychiatric hospitals, the most 
vulnerable population residing in SROs, have been 
the first to become displaced and homeless. With the 
recent loss of units, SRO rents have risen. This has 
caused increased competition for units among the 
SRO population, which has resulted in the displace
ment and subsequent homelessness of another vul
nerable group, the aged poor (Finder, 1987; Hopper 
& Hamberg, 1986).

In the past, individuals displaced from their hous
ing units due to urban renewal projects could simply 
move into another apartment in the same neighbor
hood. With gentrification, the probability of reloca
tion in the same neighborhood has decreased, as 
property values in the entire neighborhood increase 
rents to unaffordable levels for the displaced (Gold
field, 1980).

The movement of the displaced to different neigh
borhoods is also becoming less of a possibility in 
many urban areas. In New York, units created in 
gentrifying communities have attracted more afflu
ent residents from other neighborhoods, leaving be
hind the most indigent in marginal communities: the 
rents that remaining residents can afford to pay are 
often too low to operate a building, and the result 
has often been foreclosure and abandonment by 
landlords (Marcuse, 1986).

Research on the displaced is sorely lacking, as it is 
difficult to track individuals who no longer live in a 
particular community; thus, most research has fo
cused on the incumbents to gentrifying neighbor
hoods. The research that does exist has concluded 
that in-migrants to gentrifying neighborhoods are 
typically more homogenous than those displaced. An 
analysis of a variety of neighborhood studies (LeGates 
& Hartman, 1986; Goldfield, 1980) has found some 
consistent characteristics of displaced households. 
In many cities, the aged are often found to be over
represented. Likewise, households with incomes be-
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Figurel. Map of the study area, the Upper West Side of Manhat
tan, which includes the Manhattan Valley subarea. As shown, the 
study area is located west of Central Park and east of Riverside 
Park, between 82nd and 110th Streets, Source: Adapted from New 
York City Mapped Streets, Section 5, New York City Department 
of City Planning.
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Figure 2, Location of the study area in relation to New York City. 
The small black triangle encompasses the study area. Source: 
Adapted from New York City Mapped Streets, Section 5, New York 
City Department of City Planning.

study area represents a minute portion of New York 
City as a whole (see Fig. 2). A subarea within the 
study area, a low-income community known as Man
hattan Valley, was examined separately, although 
data examined for the total study area included Man
hattan Valley. Manhattan Valley is located north of 
97th Street and east of Amsterdam Avenue.

low the poverty level and single-person households 
have been found to be vastly overrepresented among 
the out-migrants. The Department of Housing and 
Urban Development, which has been slow to recog
nize the seriousness of the gentrification and dis
placement nexus, has recognized that the displaced 
are repeatedly reported to be either elderly or minor
ity households (Stegman, 1986; U.S. Department of 
Housing and Urban Development, 1979).

No substantial research has been conducted that 
examines the characteristics of the displaced aged, it 
can be assumed, however, that those with low, fixed 
incomes are most vulnerable to displacement, as 
they do not have the capacity to absorb the increased 
costs of rent and residence in a gentrifying commu
nity. The most fortunate will be those with family or 
friends who can provide housing accommodations 
for them. Thus, it can be hypothesized that the lack 
of a social network is a risk factor in homelessness 
upon displacement for aged households.

Measuring Gentrification and Displacement
A variety of ways exist to determine if gentrification 

and displacement have occurred in a particular com
munity. A number of studies (Sorkin, 1982; Commu
nity Service Society of New York, 1983; Schaffer & 
Smith, 1984) have attempted to quantify the extent to 
which these phenomena have occurred in particular 
geographic areas. Census data have been used to 
trace demographic changes indicative of gentrifica- 
tion and displacement. Changes in certain variables 
over time that are greater than those found in the 
community's city or larger metropolitan area have 
been used as a way to measure the extent to which 
the community has changed. Changes in population, 
income characteristics, age distribution, racial com
position, educational levels, rents, and the like can 
be used together to gauge general changes that have 
occurred in the population over a period of time.

Real estate indicators have also been used widely. 
Determining whether gentrification is occurring in a 
neighborhood requires the same techniques as a real 
estate market analysis (Sclar & Simpson, 1988). The 
goals are almost identical: to determine the extent to 
which property values are increasing. If property 
value increases in a neighborhood are greater than 
increases found in the entire city or borough, one 
can assume that the neighborhood in question is 
becoming a "hot" market, with rapidly increasing 
residential market values. If accelerated real estate 
activity is occurring in an area that has had a low- 
income population, it can be assumed that gentrifi
cation is occurring.

Case Study
This study was undertaken to determine the extent 

to which gentrification and displacement has oc
curred on the Upper West Side of Manhattan. This 
study area (see Fig. 1) is located west of Central Park 
and east of Riverside Park, between 82nd and 110th 
Streets. Although the region is populous, the entire
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The data in Table 1 reveal that all of the study area, 
with the exception of Manhattan Valley, experienced 
substantial growth in housing units and owner- 
occupied housing units, and did not experience a 
decline in population as great as Manhattan and New 
York City. Thus, the area experienced growth during 
a time when the trend was toward decline. Likewise, 
it appears that the total study area has experienced a 
disproportionate increase in its proportion of indi
viduals between the ages of 25-44, and dispropor
tionate losses in the proportion of individuals over 
the age of 65.

Manhattan Valley seems to have experienced de
cline during the 1970s. This area lost population, lost

Demographic Changes

Demographic data from the U.S. Census were 
taken from census tracts in the study area. Changes 
that have occurred during 1970-1980 were examined 
to determine if the area had experienced demo
graphic changes indicative of gentrification that were 
more intense than general trends that had occurred 
in Manhattan and New York City during this time.

A total of 16,730 individuals, 12.9% of the entire 
population, were over the age of 65 in the study area 
in 1980. In Manhattan Valley, 2,622 of its 23,335 resi
dents, 11.2% of the population, were over 65 during 
this year.

Table 1. Demographic Composition of and Changes on the Upper West Side of Manhattan, 1970 and 1980

Manhattan
Valley ManhattanStudy area New York City

Population
1970
1980
Change

Number/proportion over age 65 
1970 
1980 
Change

Racial/ethnic composition, 1980 
White 
Black
Native American
Asian
Other
Hispanic

Housing units 
1970 
1981)
Change

Owner-occupied housing units 
1970 
1980 
Change

Median contract rent, monthly 
1970 
1980 
Change

Median annual household income^
1970
1980
Change

Population 25-44years old 
1970 
1980 
Change

College graduates among 25 + age group 
1970 
1980 
Change

Population over 65 below poverty level 
1970 
1980 
Change

30,856
23,335
-24.4%

1,539,225
1,428,285

-4.2%

135,019
129,294
-4.2%

7,894,798
7,071,693
-10.4%

2,380(10.2%) 
2,622 (11.2%) 

+ 9.2%

215,492 (14.0%) 
204,437 (14.3%) 

+ 2.1%

18,903 (14.0%) 
16,730 (13.0%) 

-7.1%

947,376 (12.0%) 
864,508 (13.5%) 

+ 12.5%

31.9%
39.5%
0,3%
2.1%

14.3%
44.4%

60.7%
21.7%

64.2%
19.2%
0.2%
1.3%

27.0%
26.2%

61.5%
25.3%
0.2%0.2%

5.3%
12.0%

23.4%

3.5%
23.4%
19.9%

11,518 
10,733 
- 6.8%

714,593 
754,796 
+ 5.6%

62,720 
68,382 
+ 9.0%

2,924,384 
2,946,410 

+ 0.8%

83 47,028 
54,785 
+ 16.5%

2,764 669,082
652,105
-2.5%

1444,561
+ 733%+ 66.1%

$107 $99 $99$128
$212 $219 $239$265

+ 98.1 % + 125.0%+ 107,0% + 141.4%

$6,849
$11,921

$6,718 
$13,904 

+ 106.0%

$7,117 
$14,529 

+ 104.1%

$7,714 
$13,854 
+ 80.4%+ 74.1%

29.4%
35.4%
20.4%

31.5%
31.5%

33.5% 
40.2% 

+ 20.0%

25.2%
28.8%
14.3%0%

16.2%
22.2%

20.7% 
33.2% 

+ 60.4%

10.6% 
17.3% 

+ 63.2%

27.7% 
41.6% 

+ 50.2% + 37.0%

19.6% 
21.9% 

+ 11.7%

22.3%
17.0%

-23.7%

21.7%
13.7%

-36.9%
15.3%

-18.6%

J Unadjusted for inflation.
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The findings indicate that the study area, particu
larly Manhattan Valley, has experienced skyrocket
ing values in residential properties during the 1980s. 
This is also evidenced by the fact that the study area 
gained 35 new high-rise buildings since 1980 (Coali
tion for a Livable West Side, 1988).

Table 2 displays the ratios between current sales 
prices of residential properties and 1950 assessments 
in the study area and Manhattan. The ratio for the 
total study area in 1980, for example, was 3.98, which 
indicates that sales prices during this year averaged 
at 398% of their 1950 assessment. The changes in the 
ratios display a very clear trend toward skyrocketing 
values in the study area, particularly Manhattan 
Valley. Manhattan Valley, for instance, had a ratio of 
2.04 in 1980, and by 1988, this ratio had increased to 
35.95, or an average sales price 3,110% of the 1950 
assessment.

Another way to demonstrate the growth in resi
dential market values in the areas is to calculate 
annualized rates of change in the ratio between sales 
prices and the 1950 assessments during different 
periods of time. As Table 3 indicates, the total study 
area, particularly Manhattan Valley, showed much 
lower annual rates of changes during 1950-1980 than 
did Manhattan. During this period, residential values 
in Manhattan increased at a rate of 6.8% per year, 
whereas the total study area increased at the rate of 
4.7%. Manhattan Valley demonstrated the lowest 
rate of change, 2.4% per year, during this time.

Some very interesting trends occurred in the study 
area during the 1980s. The stock market crash of late 
1987 reduced buyer confidence in the real estate 
market in New York City. This is exemplified by the 
decline of 13.5% in the rate of change in locational 
value in Manhattan between 1987 and 1988. Such 
declines did not occur in the study area; on the

housing units, and did not experience an increase in 
its proportion of individuals aged 25-44. This part of 
the study area had the greatest proportion of blacks 
and Hispanics, and had the lowest median incomes 
and contract rents during both 1970 and 1980. Man
hattan Valley increased its proportion of poor elderly 
individuals, and has increased in the proportion of 
entire population over the age of 65. This is a low- 
income, ethnic area located in a larger community 
that experienced substantial demographic change 
indicative of gentrification during 1970-1980.

Real Estate Indicators
Residential real estate market trends in the study 

area were computed by using a methodology devel
oped by Elliott Sclar of Columbia University. A listing 
of every residential sale that occurred during the 
years 1980,1985,1986,1987, and the first half of 1988 
(data from the second half of 1988 were not yet 
available at the time of this study) was procured (Real 
Estate Board of New York, 1980,1985-1988). A sample 
of every fifth sale (by date of sale) that occurred in the 
study area was recorded; a ratio was then computed 
of the sales prices of the buildings used in the sample 
to its 1950 assessment.

The years 1980 and 1985-1988 were selected to 
gauge changes in market values through the decade 
of the 1980s. 1980 serves as a base year to evaluate 
changes in subsequent years. During 1981-1984, the 
real estate market did not pick up in earnest in New 
York until 1985, so these years are not included in 
the study.

The 1950 assessment was selected as a standard
ized base by which to compare changes over time 
because assessments made in 1950 were at approxi
mately 100% of their actual value during that year. 
Hence, the 1950 assessment can be assumed to be 
the 1950 actual value. With the 1950 assessment as a 
base, it was possible to analyze the rates of change of 
property values in the study area and to compare 
these rates with those found in all of Manhattan 
during these same years. Annualized rates of change 
in locational value were calculated based on these 
ratios: these rates indicate the yearly percentage 
change in value for residential properties in Manhat
tan and the study area. Index values were also calcu
lated by dividing the ratios found for the given years 
by the 1980 ratio, which were then multiplied by 100. 
Thus, the index value for 1980 automatically becomes 
100. Index values are used to determine the extent to 
which market values have increased in a particular 
area since 1980.

Manhattan is used as a unit of comparison by 
which to judge the magnitude of real estate market 
inflation found in the study area. Although some 
areas of Manhattan have experienced a good deal of 
deterioration and abandonment, in general, the bor
ough has experienced strong upward trends in mar
ket values. Therefore, any area of Manhattan that has 
experienced market values in excess of those in 
Manhattan in general can be considered to have 
experienced gentrification and displacement.

Table 2. Ratios Between 1950 Assessments and Sales Prices of 
Real Estate on the Upper West Side of Manhattan, 1980-1988

Ratio (sample size)J

Total
study area

Manhattan
ValleyYear Manhattan

1980 3.98(31) 
11.50 (30) 
16.08 (27) 
18.74 (25) 
19.90(11)

2.04 (6) 
7.65 (7) 

13.89 (4) 
15.47 (4) 
35.95 (4)

7.13
1985 11.50

24.551986
1987 24.97

21.601988

‘Sample size is every fifth residential sale in the area; Manhattan 
ratios for this and all subsequent tables and figures provided by 
E. Sclar; sample sizes not available.

Table 3. Annualized Rates of Change in Locational Value of Real Estate 
on the Upper West Side of Manhattan, 1950-1988

Area 1950-1980 1980-1985 1985-1987 1987-1908

Total study area 
Manhattan Valley 
Manhattan

+4.7% 
+2.4% 
+ 6.8%

+ 23.6% 
+ 30.2% 
+ 15.5%

+ 27.7% 
+ 42.2% 
+ 21.4%

+ 6.4% 
+ 132.0% 
-13.5%
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Table 4. Index Values of Residential Real Estate on the 
Upper Wes! Side of Manhattan, 1980-1988

strated the depletion of units during this 8-year 
period.

The data indicate that the supply of low-cost 
single-room units in the study area had decreased by 
51.9% during the first 7 years of the 1980s. In 1979 
there were 5,678 units located in 34 hotels; by 1987, 
only 2,727 units remained in 18 hotels: thus, 2,951 
SRO units were removed from the housing stock of 
the Upper West Side. The HRA study indicated that 
vacancy rates in these hotels ranged from 3% to 6% in 
the study area in 1979. This translates to between 
2,862 and 2,774 individuals who were displaced.

1980 1985 1986 1987 1988Area

289 500Total study area 
Manhattan Valley 
Manhattan

404 471100
375 1,764682 759100
205 344 303350100

Index value
2000

1500
Survey of Seniors

A questionnaire with 36 objective items was ad
ministered at five senior centers on the Upper West 
Side. This survey was exploratory in nature: the goal 
was to evaluate the risk of displacement and subse
quent homelessness of a group of low-income sen
iors then residing in a community undergoing the 
gentrification process. In this regard the survey is 
unique, as most gentrification studies have at
tempted to evaluate the status of those who have 
already been displaced. The questions related to 
respondents' income, length of residence in current 
unit, perceptions of community gentrification, and 
perceptions of postdisplacement housing options.

The surveys were administered on Tuesdays dur
ing the months of January and February 1989. Each 
senior center was visited once. Rainy or snowy days, 
or days with above- or below-average temperatures 
for these months in New York were avoided. The 
survey administrator was introduced by the director 
of the senior centers, who stated that a study was 
being conducted to evaluate the "housing needs" of 
seniors on the Upper West Side. Respondents who 
chose to participate were given pencils and were 
asked to complete the questionnaires on site; all 
survey forms were collected within an hour of their 
distribution.

Based on estimates of attendance made by senior 
center administrators on the day of survey adminis
tration, response rates ran at approximately 75%, and 
115 seniors responded. Because most of the senior 
centers used for the study normally had less than 30 
patrons, a small yield was generated.

The survey was purely exploratory, and partici
pants were not randomly selected. Because the up
per reaches of the west side has traditionally been a 
low-income community of renters, a geographic bias 
exists toward low-income renters participating in 
senior center programs. The sample population was 
highly relevant for this study, however, as low- 
income renters of private-market housing are at a 
higher risk of displacement than homeowners.

Table 5 demonstrates that the sample consisted of 
individuals particularly vulnerable to the effects of 
gentrification and displacement. Seventy-nine per
cent had incomes of less than $10,000 in 1989 dollars. 
Likewise, the population consisted primarily of indi
viduals 70-79 years old (55.3%). The median age of 
the sample was 75, with a range of 31 (57-88), a

1000
—Marshal lan
-■-■Total

area
......Ffanhat tan

Valley

500

0
1385 1986 1987 1988

Base year 1380, Index value = 100

Figure 3. Index values of Real Estate on Manhattan's Upper West 
Side, 1980-1988.

contrary, the study area as a whole experienced an 
increase of 6.4% during this same time period. Man
hattan Valley, which historically had experienced the 
least amount of real estate market value growth, 
skyrocketed during this same year, with an increase 
of 132%.

The index values presented in Table 4 show the 
extent to which residential real estate values have 
increased in the prescribed areas since 1980. In Man
hattan, residential properties in 1988 were selling at 
203% of their 1980 value, based on the index value of 
303 found in 1988; this is compared to the value of 
500 found in the total study area, and the 1,764 value 
found in Manhattan Valley. Thus, during the period 
immediately following the stock market crash of 
1987, values in Manhattan Valley skyrocketed: resi
dential properties had increased by 1,664% between 
1980 and 1988. Clearly, the trend in this community 
was toward heavy real estate market inflation: prop
erties that had previously not been as valuable as 
those found in the rest of Manhattan were at this 
point proving to be a very lucrative investment for 
landholders in this area. Currently, a newly reno
vated two-bedroom apartment in Manhattan Valley 
can rent for more than $1,200 per month.

SRO Unit Depletion
A New York City Department of Housing Preserva

tion and Development (HPD) database, which listed 
every building containing SRO units in New York 
City as of 1987, was compared with a 1979 study by 
the New York City Human Resources Administration 
(HRA), which also listed all SRO units in the study 
area. The comparison of these two sources demon-
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Table 5. Selected Demographic and Housing Characteristics of Elderly 
Residents of Manhattan's Upper West Side

variance of 46.71, and a standard deviation of 6.835. 
The sample was primarily female (75%), and had a 
higher proportion of Hispanics (46.9%) than would 
have been expected on the Upper West Side. The 
majority of the sample (68%) lived alone.

One-third of the seniors in this sample (35.1%) had 
lived in their apartments for more than 15 years, and 
half had lived in their current residence longer than 
10 years. The overwhelming majority of the sample 
(99.1%) rented rather than owned their units. Like
wise, the respondents reported paying low rents: 
73% reported paying less than $300 per month. Most 
of the sample (68.9%) indicated that their units were 
rent controlled or rent stabilized. Of the sample, 
19.5% resided in an SRO, and 32% reported living in 
public or Section 8 housing.

The subjective responses of survey respondents 
show the impact that neighborhood change has had 
on the sample population. About 71% of the sample 
had noticed that neighborhood change indicative of 
gentrification had occurred in their neighborhoods 
within the last 5 years, and the majority (60%) indi
cated that this gentrification has caused them to walk 
further distances to find affordable stores.

Subjective responses of respondents, indicated in 
Table 6, also show the potential impact that displace
ment and gentrification could have on these individ
uals. About 94% of the sample acknowledged that if 
they had to move into a new apartment due to dis
placement, they could not afford one in their current 
neighborhood. A more startling finding for this sam
ple is that if displaced from their residences, the

Valid % (n)Characterise

Age
(3!2.650-59

60-69
70-79

(29)25.4
(63)55.3
(19>16.280 +

(114)Total 100.0

Gender
Female
Maie
Total

75.4 (86)

(28)24.6
100.0 (114)

Race/ethnicity
Asian
Black
Hispanic
White
Other
Total

Household composition 
Lives alone 
Children 
Spouse 
Other 
Total

Annual household income 
Under $5,000 
$5,000-$9,999 
$10,000-$19,999 
$20,000 +
Total

(3)2.7
(19)16.8
(53146.9

32.7 (37)
(1)0.9

-lOO.O (106)

(80)68.4
(11)9.9
(11)9.9

(9)8.0
100.0 mi)

(42)40.2
(41)38.8
(15)14.0
(8)7.5

100.0 (107)

Years lived current residence 
1 or less (8)7.0

Table 6. Responses of Elderly Residents to 
Selected Subjective Questions

28.1 (32)1-5
(14)6-10 12,3
(20)17.511-15

Question % (nl(40)35.115 +
Total 100.0 (114) Destination reported if forced to 

move from building 
Friend's home 
Family member 
Homeless 
Another apt.
Nursing home 
Don't know 
Other 
Total

Monthly rent 
$200 or less 
$200-$299 
$300-$399 
$400-1499 
$500 +
Total

0.9 (1)(56)50.9
7,3 (8)23.6 (26)
7.3 (8)(13)11.8

17.3 (19)5.5 (6)
0.9 (1)(9)8.2

64,5 (71)
(110)100.0 1.8 (2)

Home ownership 
Owns 
Rents 
Total

Building ownership 
Private
Pubiic/Section 8 
Total

100.0 (113)
0.9 (1) Reported that gentrification has 

created further walking distances 
to affordable stores

99.1 (107)
100.0 (108)

Yes 60.0 (63)
(72) No67.9 40.0 (421

Total

Has noticed neighborhood change

(34)32.1 100.0 (105)
100.0 (106)

Has rent-regulated unit Yes 71.3 (77)
(32) No30.2 28.7No (31)

Total

Reported could afford new 
apartment in neighborhood

(74)69.8 100.0Yes (108)
Total (106)100.0

Has SRO unit
(22) Yes19.5Yes 6.4 (7!

No80.5 (91)No 93.6 (102)

TotalTotal (113)100.0 100.0 (109)
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majority (65%) would not know of a place to which 
they could move. Only 0.9% and 7.3% reported that 
they could live with a friend or family member, 
respectively.

Summary and Conclusion
Indices of real estate market inflation, calculated 

by comparing recent changes in the ratios of sales 
prices of residential properties to their 1950 assess
ments, were used in this study to evaluate the extent 
to which gentrification has occurred on the Upper 
West Side of Manhattan. Residential real estate val
ues have skyrocketed in the study area, particularly 
in the Manhattan Valley section of the Upper West 
Side. This real estate inflation appears to have had 
serious consequences for seniors residing on the 
Upper West Side. Particularly hard hit have been 
those who reside in SRO hotels: over half of the 
supply of this housing type has been removed from 
the residential stock in this neighborhood during the 
last decade.

A connection between gentrification and the 
homelessness of elderly people can be seen through 
the evaluation of the data presented here. Most of 
the seniors indicated that they could not find another 
affordable apartment on the Upper West Side; like
wise, most seniors indicated that they did not know 
where they would move to if displaced. Particularly 
for those seniors residing in SROs, the possibility of 
displacement is very real: once displaced, few, if 
any, housing options exist.

Expense burden is the key issue when addressing 
the housing problems of low-income seniors. Gen- 
trifreation is undoubtedly a contributing factor in the 
decreasing supply of affordable inner-city housing in 
cities across the United States. Finding solutions to 
the displacement problem must go beyond creating 
new housing for the elderly people (albeit a very 
worthy goal). Because displacement is a major life 
disruption that can lead to increased morbidity and 
mortality for seniors, preserving existing housing in 
gentrifying neighborhoods should be the goal. The 
preservation tactics undoubtedly will differ in each 
city. Rent control for seniors and moratoriums on the 
conversion of SRO units are two examples.

Further research is strongly urged. Gentrification 
and the displacement of elderly people has occurred 
in most American cities. The dynamics involved will 
differ depending on the housing market trends 
found in each city and in each neighborhood. Case 
studies similar to the one presented here need to 
be conducted in other communities so that the 
magnitude of the problem can be determined in 
other areas.

The real estate market trends analysis presented in 
this paper can be replicated in other cities and neigh
borhoods. A past base year in which the assessments 
of properties were equal to actual sales prices is a 
necessary component; annualized rates of change in 
locational value and index values can then be cal
culated. In the case of Manhattan, the year of 1950 
satisfied this requirement.
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Summary. Displacement has been at the centre of heated analytical and political debates over 
gentrification and urban change for almost 40 years. A new generation of quantitative research 
has provided new evidence of the limited (and sometimes counter-intuitive) extent of 
displacement, supporting broader theoretical and political arguments favouring mixed-income 
redevelopment and other forms of gentrification. This paper offers a critical challenge to this 
interpretation, drawing on evidence from a mixed-methods study of gentrification and 
displacement in New York City. Quantitative analysis of the New York City Housing and 
Vacancy Survey indicates that displacement is a limited yet crucial indicator of the deepening 
class polarisation of urban housing markets; moreover, the main buffers against gentrification- 
induced displacement of the poor (public housing and rent regulation) are precisely those kinds 
of market interventions that are being challenged by advocates of gentrification and dismantled 
by policy-makers. Qualitative analysis based on interviews with community organisers and 
residents documents the continued political salience of displacement and reveals an increasingly 
sophisticated and creative array of methods used to resist displacement in a policy climate 
emphasising selective deregulation and market-oriented social policy.

On 23 December 1985, Neil Smith was in bed 
paging through the New York Times when he 
came to the paper’s most prominent and 
pricey advertising space, the bottom right 
quarter of the Opinion Page. On this day, the 
Real Estate Board of New York, Inc., had pur
chased the spot for an essay appearing under a 
question set in large, bold type: “Is Gentri
fication a Dirty Word?” The essay offered 
a spirited defence of a process in which 
“neighborhoods and lives blossom”, while 
admitting that

The greatest fears inspired by gentrifica
tion, of course, are that low-income resi
dents and low-margin retailers will be 
displaced by more affluent residents and 
more profitable businesses (reprinted in 
Smith, 1996, p. 31).

The Board’s plea on behalf of the villai- 
nised gentry was, of course, shot through 
with contradictions—for instance, citing 
studies showing “that residential rent regu
lations gave apartment dwellers substantial
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protection against displacement” while role in discussions of the consequences of gen-
neglecting to mention the long-standing trification and how to reconcile interpretations 
industry campaign to liberate ‘free’ market of ‘official’ statistics and other quantitative 
forces by destroying things like rent regu- evidence, as opposed to the voices of residents,
lation. But what Smith found most astonishing community activists and similar kinds of quaii-
about the Board’s advert was its very tative evidence. Meanwhile, debates at the
existence Minneapolis symposium were echoed electro

nically when the USA Today piece made its 
way across several listservs, attracting com
mentary by (among others) prominent urban 
theorists Herbert Gans and Peter Marcuse, as 
well as the more neo-traditional neo-liberal 
urbanist John Norquist (President of the 
Congress for the New Urbanism and former 
Milwaukee Mayor). Freeman, an exceedingly 
careful and rigorous analyst, also circulated a 
clarification of several issues that had been dis-

How did it come about that the very power
ful Real Estate Board of New York, Inc.— 
the professional lobby for the city’s largest 
real estate developers, a kind of chamber of 
commerce for promoting real estate inter
ests—found itself in such a defensive pos
ition that it had to take out an 
advertisement in the Times for the purpose 
of trying to redefine one of its major pre
occupations? (Smith, 1996, p. 30).

Almost 20 year's later, we found ourselves 
in downtown Minneapolis for a one-day sym- academic, policy and popular concerns over 
posium attended by several hundred delegates gentrification, is back on the agenda 
from non-proft housing service organisations (Freeman and Braconi, 2004; Atkinson, 
from across the US. Sponsored by the Congres- 2004; Slater et at, 2004; Marcuse, 2005). In 
sionally chartered Neighbourhood Reinvestment this paper, we report on a mixed-methods 
Corporation, the event was held to discuss study of gentrification, displacement and 
ways to‘manage’the effects of a decade of tur- low-income renters’ survival strategies in 
bulent inner-city transformation—under the New York City between the early 1990s and 
catchy title “When Gentrification Comes 2003. We begin from the premise that one 
Knocking: Navigating Social Dynamics in answer to Smith’s poignant question involves 
Changing Neighbourhoods” (Neighborhood resistance: the powerful Real Estate Board 
Reinvestment Corporation, 2005). But on the felt compelled to defend its interests in the 
morning of the symposium, hundreds of face of militant mobilisation drawing inspi- 
delegates opened their hotel room doors to ration from the legal and political principles 
find copies of USA Today, with the national established in Chester Hartman’s famous 
section carrying a bold headline: “Studies: essay “The Right to Stay Put” (Hartman,
Gentrification a boost for everyone” (Hampson, 1984/2002; see also Mitchell, 2003; Imbros- 
2005). The article showcased the surprising cio, 2004). After 20 years of intense gentrifi- 
findings of several recent studies (Freeman, cation and sweeping public policy changes, 
2005; Freeman and Braconi, 2002a, 2002b, many of the people who would mobilise to 
2004; Vigdor, 2002) suggesting that gentrifl- resist displacement have themselves been dis- 
cation does not, after all, cause very much placed. And more than two generations after 
displacement of low-income urban residents. Ruth Glass’s original term was imported 
The article devoted prominent coverage to from London’s Covent Garden into the 
several econometric studies of specialised American lexicon, the urban trade balance 
housing and income datasets, including two swings back a bit, with Freeman and 
studies by Lance Freeman, an Assistant Braconi’s New York work informing 
Professor of Urban Planning at Columbia Uni- debates on the UK’s ‘urban renaissance’, 
versity who happened to be at the Minneapolis Indeed, a central theme in much of the UK 
symposium. Freeman instantly became one of scholarship on ‘regeneration’ policy is that 
the celebrities of the event and played a key displacement constitutes a critical litmus

torted or ignored in the USA Today coverage. 
Displacement, always a central axis of
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test: redevelopment, renewal, revitalisation, 
regeneration and reinvestment are good, but 
these are understood to be different from gen
trification, which involves direct, conflict-

In this paper, we take Freeman and 
Braconi’s (2004, 2002a, 2002b) research as a 
starting-point for our analysis of gentrifica
tion, displacement and resident survival strat- 

ridden displacement. Although this distinction egies in an increasingly competitive housing 
was thoroughly debated (and generally market. We hypothesise that national and 
rejected) many years ago (Marcuse, 1986, regional housing market dynamics create a 
2005; Smith and Williams, 1986; Smith, variety of displacement pressures at the city- 
1996), it returned as a prominent theme in wide level and that these pressures are 
many of the papers presented at the September expressed in complex mixtures of direct and 
2002 conference, “Upward Neighbourhood indirect displacement as well as succession 
Trajectories: Gentrification in a New and replacement—all intersecting in locally
Century” at the University of Glasgow.1 The contingent ways at the neighbourhood scale, 
distinction also influences Rowland Atkin- Understanding the full implications of displace- 
son’s (2004) comprehensive review of tire ment processes, therefore, requires that we 
international English-language evidence on examine variations among the case study 
gentrification in relation to the UK ‘urban neighbourhoods examined by Freeman and 
renaissance’ and it figures prominently in Braconi.
Chris Hamnett’s analysis of London, where 
he is concerned that Atkinson’s research of displacement in New York City to draw 
“misleadingly conflates displacement with on the partial and selective strengths of: exten- 
replacement” (Hamnett, 2003, p. 182). sive, quantitative measurement of secondary 
Secular replacement and class transformation, datasets; and, intensive, qualitative under- 
Hamnett concludes, take place “largely as a standing of the multifaceted experiences of 
result of long-term industrial and occupational residents, community organisers and other 
change, not of gentrification perse’ (Hamnett, individuals living and working in gentrifying

neighbourhoods. First, we modify the econo- 
The new evidence on gentrification and dis- metric methods used by Freeman and 

placement provided by Freeman, Braconi and Braconi, and we present an alternative view 
Vigdor, therefore, has enormous impli- of displacement from the same dataset they 
cations—and it has rapidly jumped out of used (the New York City Housing and 
the obscure scholarly cloister to influence Vacancy Survey, conducted every three 
policy debates that have been ripped out of years in order to implement the City’s rent 
context from New York City and the US. regulation statutes). We hypothesise that dis- 
The new evidence on displacement is being placement pressures worsened as the 
used to dismiss concerns about a wide range economy boomed and housing markets tigh- 
of market-oriented urban policies of privatisa- tened in the late 1990s; we also hypothesise 
tion, home-ownership, ‘social mix’ and that, as gentrification intensified, displaced 
dispersal strategies designed to break up renters regardless of whether they were 
the concentrated poverty that has been taken directly forced out of gentrifying neighbour- 
as the shorthand explanation for all that ails hoods or moved for other reasons, have been 
the disinvested inner city (Crump, 2002; forced to look farther away from the cores of 
Merrifield, 2002; Fraser et al, 2003). If housing market competition to find available 
displacement is not a problem, many are affordable units. Secondly, we undertook a 
saying, then regeneration (or whatever else series of field investigations and interviews 
the process is called) is fine too. Perhaps it to understand the context for the quantitative 
will even give some poor people the benefits results and to gain insight into the ways that 
of a middle-class neighbourhood without individuals, organisers and neighbourhoods 
requiring them to move to a middle-class understand and resist displacement pressures, 
community (Byrne, 2003; Duany, 2001).

We undertook a mixed-method evaluation

2003, p. 182).

We conducted 33 field interviews with
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community residents, community organis
ation staff and staff at city-wide agencies in 
the seven gentrifying sub-borough areas 
included in Freeman and Braconi’s quantitat
ive analysis to understand better the individual 
displacement stories and the neighbourhood 
context for gentrification. Finally, the inter
views provided a wealth of information 
about how low-income residents remain in 
gentrifying neighbourhoods, a critical point 
raised by both Freeman and Braconi (2004) 
and Vigdor (2002).

The rest of this paper is organised as follows. 
In the next section, we provide a concise 
review of the role of displacement in the gentri
fication literature and we summarise the new 
stream of quantitative research led by 
Freeman, Braconi and Vigdor. We then 
present our own quantitative analysis and 
evaluate our hypotheses on the extent and 
neighbourhood location of displacement press
ures. We next turn to the qualitative evidence, 
which offers a nuanced view of gentrification 
and displacement from the ground up. We con
sider the views of residents and community 
activists working in gentrifying neighbour
hoods, the new places that displacees are 
moving to and the web of public and private 
mechanisms that provide limited protections 
for those trying to resist displacement. 
Finally, we offer a conclusion that recognises 
the limited empirical reach of displacement, 
but emphasises its continued theoretical 
significance and its enormous consequences 
for individual families and neighbourhoods.

especially those with considerable dis
investment and de facto forms of housing 
abandonment, could experience waves of 
gentrification for decades without extensive 
displacement. When we consider the negative 
impacts of gentrification, we can think not 
only of residents who are immediately dis
placed by gentrification processes but also of 
the impact of the restructuring of urban 
space on the ability of low-income residents 
to move into neighbourhoods that once pro
vided ample supplies of affordable living 
arrangements.

Since gentrification came to attention in the 
1960s, researchers and policy-makers have 
sought to resolve the sharp dividing line 
between equitable reinvestment and polaris
ing displacement. LeGates and Hartman 
frame the issue

In the optimistic view, gentrification will 
not cause social conflict and will produce 
neighbourhoods which are an exciting 
mix of different races, classes and life
style groups living together. The HUD Dis
placement Report takes the position that 
revitalization offers a ‘unique opportunity’ 
for integration (US Department of 
Housing and Urban Development 1979). 
A more pessimistic view holds that gentrifi
cation will force low-income minority 
groups out of desirable inner-city neigh
bourhoods to less desirable areas, thus redu
cing their quality of life and diffusing and 
defusing their political power (LeGates 
and Hartman, 1986, p. 194).

These questions are again at the forefront of 
policy debates 25 years later, although the 
context has changed. Forty years of experi- 

Gentrification is directly related to how cities ence with gentrification suggests its powerful 
experience economic transformation and ability to revitalise communities. And in a 
policy interventions. The urban disinvestment neo-liberal policy context, gentrification 
produced by economic change and federal appears to many as an ideal solution to 
urban policy along with the individual desire long-term urban decay. The state, which in 
for the suburban dream laid the groundwork the past had been hesitant to encourage 
for gentrification’s appearance. The renewed gentrification processes, has since taken a 
position of cities in the global economy much more aggressive role by acting as a cat- 
has fuelled gentrification’s expansion. We do alystto encourage gentrification (Smith, 2002; 
not consider residential displacement as a Hackworth and Smith, 2001). In the UK, 
litmus test for gentrification. Neighbourhoods, regeneration policy blurs the line between

A Generation of Debate on Gentrification 
and Displacement
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urban redevelopment and gentrification. As 1988; US Department of Housing and Urban 
Atkinson notes

Increasing demolition, affordable housing 
problems, housing market failure and a 
design-led approach to promote ‘liveabil
ity’ and recapturing middle-class house
holds appear as strategies linked to 
renewal but also to gentrification (Atkin
son, 2004, p. 107).

Development, 1979).
HUD’s inaction stemmed in part from an 

inability to quantify the problem. Measuring 
how gentrification affects low-income resi
dents is methodologically challenging and 
estimating the scope and scale of displace
ment and exploring what happens to people 
who are displaced have proved somewhat 
elusive. In short, it is difficult to find people 

Residential displacement is one of the primary who have been displaced, particularly if 
dangers cited by those concerned about the those people are poor. Atkinson (2000, 
exclusionary effects of market- as well as p. 163) likens it to “measuring the invisible”, 
state-driven gentrification. Residents may be By definition, displaced residents have disap- 
displaced as a result of housing demolition, peared from the very places where researchers 
ownership conversion of rental units, or census-takers go to look for them, 
increased housing costs (rent, taxes), landlord 
harassment and evictions. Those who avoid used a variety of methods and datasets since 
these direct displacement pressures may the 1970s to make inferences about the 
benefit from neighbourhood improvements extent of displacement. Past research has esti- 
but may suffer as critical community networks mated the total number of people displaced 
and culture are displaced (Freeman and nationally (Newman and Owen, 1982; 
Braconi, 2004, 2002a, 2002b; Atkinson, LeGates and Hartman, 1986) and within par- 
2000; Marcuse, 1986). Increased housing ticular cities (Marcuse, 1986; Schill and 
expenses associated with gentrification dis- Nathan, 1983; Grier and Grier, 1980), has 
place current residents as well as those who traced where people have gone and has 
might have moved there in the future, measured how gentrification impacts displa- 
Neighbourhoods become off-limits, forcing cees. These studies focused on refining meth- 
lower-income residents to look to lower-cost odologies in order to quantify the problem 
neighbourhoods for housing, producing accurately. Few questioned whether gentrifi- 
what Marcuse (1986) calls exclusionary cation produced displacement, 
di splacement.

Even though some cities experienced an negative impacts of gentrification, research 
in-migration of higher-income households in through much of the 1990s turned to explain- 
the 1970s, cities were perceived as following ing gentrification’s causes and processes, 
a downward trajectory as population decline Interest in displacement re-emerged towards 
and disinvestment continued (Beauregard, the end of the 1990s as a new gentrification 
1993). This tempered concern about residen- wave once again pushed these questions to 
tial displacement and provided an incentive the forefront. Using a longitudinal dataset, 
for the state to encourage gentrification. If Atkinson (2000) documented substantial resi- 
private investment was pouring into cities, dential displacement in London and found that 
then the government could withdraw public 78 per cent of the displaced were in unskilled 
resources. But if private revitalisation was occupations. Research in the US has produced 
moving so swiftly that it was dislocating decidedly different findings. Contrary to past 
low-income residents, then the state could research that accepted that displacement was 
intervene by addressing the displacement part of the gentrification process and merely 
issues. HUD weighed these questions in the sought to estimate the impact, Freeman and 
1970s and concluded that neither gentrifica- Braconi (2004, 2002, 2002b) and Vigdor 
tion nor the displacement it produced was of (2002) questioned whether low-income resi- 
sufficient scale to warrant concern (Nelson, dents are indeed displaced and whether

Despite the challenges, researchers have

After the initial interest in quantifying the
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gentrification hurts the poor. Both of these These findings are provocative but they also 
studies assert that the literature on gentrifica- raise many questions. First, can we understand 
tion has failed to quantify accurately the nega- displacement if we measure it only as a 
tive impacts of gentrification. In their view, snapshot in time? The areas of the city 
questions about how gentrification affects selected by Freeman and Braconi cover 
low-income residents remain in the absence much of Manhattan below 96th Street and
of strong evidence. brownstone Brooklyn. We might expect that 

Freeman and Braconi (2004, 2002, 2002b) few low-income residents were left in these 
used the New York City Housing and areas after 1990 and those who remained 
Vacancy Survey (NYCHVS), conducted by stayed through some combination of regulat- 
the US Bureau of the Census about every ory protection and individual sacrifice or 
three years, to measure the number of people creativity. Measuring displacement in the 
displaced during the 1990s, to calculate heart of gentrified neighbourhoods in the late 
displacement rates and to measure whether 1990s creates considerable selection bias: 
low-income people in gentrifying areas are after two generations of intense gentrification, 
more mobile than those in non-gentrifying any low- and moderate-income renters who 
areas. The first part of their analysis is have managed to avoid displacement are 
focused on measuring residential displace- likely to be those people who have found 
ment. For their most recent study period, ways to adapt and survive in an increasingly 
they found that 37 766 renters were displaced competitive housing market. This is a fasci- 
between 1996 and 1999, which equates to nating and important finding, but it does not 
5.47 per cent of all moves by renters. In the mean that displacement is not a problem, 
second part of their analysis, Freeman and Secondly, Freeman and Braconi’s control 
Braconi sought to determine whether low- group (moves from non-gentrifying neigh- 
income residents were more likely to move bourhoods) includes residents of some of the 
out of seven sub-borough areas of New York poorest areas of the city including all of the 
City that they classified as gentrifying- 
Central Harlem, Morningside Heights, with high poverty rates. We might expect 
Lower East Side, Chelsea, Williamsburg, that these residents move more frequently 
Fort Greene and Park Slope—than out of than those in other areas of the city, producing 
non-gentrified neighbourhoods.2 They found an artificially high standard to use as a com- 
that disadvantaged households in gentrifying parison for displacement rates from gentrify- 
areas were less likely to move away than ing neighbourhoods.3 Peter Marcuse (2005) 
similar households in non-gentrifying areas, emphasises the critical importance of the com- 
Echoing many of the themes emphasised by parison group, as well as the interpretation of 
Sumka (1980), Freeman and Braconi con- mobility as entirely voluntary: 
elude that gentrification does not cause the 
displacement of low-income households.
Instead

Bronx and parts of Brooklyn and Queens

Do they not move because there are no feas
ible alternatives available for them to move 
to, in a tight housing market? ... Do they 
have a ‘lower propensity to move’ 
because they are finally getting decent 
neighbourhood services? (an odd phrase, 
incidentally, quantitatively considered: 
judging just by statistics, prison inmates 
have a ‘low propensity to move’) 
(Marcuse, 2005).

the primary mechanism seems to be normal 
housing succession; when rental units 
become vacant in gentrifying neighbour
hoods, they are more likely to be leased 
by middle-income households. Only 
indirectly, by gradually shrinking the pool 
of low-rent housing, does the reurbanisa
tion of the middle class appear to harm Thirdly, the sub-borough areas constituting 
the interests of the poor (Freeman and their study areas are quite expansive; each

includes several distinct neighbourhoods,Braconi, 2002a, p. 4).
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each with its own trajectory of class trans- overestimate displacement by including 
formation, housing market pressures and households who voluntarily move in search 
demographic trends. Tabulating displacement of cheaper living arrangements, but it under
rates by sub-borough area (an unfortunate estimates the problem by ignoring those who 
limitation of the dataset) ignores the tine- leave the city, fall into homelessness, or 
grained context and contingency of gentrifica- double-up with friends or relatives. Freeman

and Braconi also provide a rationale for 
We find Freeman and Braconi’s work pro- excluding evictions from the definition of 

vocative on the basis of its methodological displacement,4 
innovations; moreover, we applaud their call 
for research on the adaptive strategies that 
low-income renters use if they wish to ‘stay 
put’ in gentrifying neighbourhoods that are 
becoming ever more expensive and competi
tive. But we dispute the widespread percep- same building, as well as those moving from 
tions that displacement is not a problem and anywhere outside the city: thus our analysis 
that Freeman and Braconi have finally pro- is centred on the dynamics of local, intraurban 
vided the definitive verdict on the costs and mobility and sets aside the question of how

gentrification is affected by newcomers to 
the city and those forced to leave it. The 
Census Bureau revised the NYCHVS sample 
frame several times, altering the correspond- 

Our empirical analysis begins with a quanti- ing weights for individual observations, 
tative evaluation of displacement in Surveys from different years, therefore, are 
New York City and its changes over the past not strictly comparable and thus we must 
decade. As did Freeman and Braconi (2004, exercise extreme caution when evaluating 
2002a, 2002b), we rely on the New York small changes or differences over time. 
City Housing and Vacancy Survey (US Nevertheless, the results provide a rare and 
Bureau of the Census, 2003), which provides valuable glimpse into the phenomenon 
information on a longitudinal sample of (Table 1). 
approximately 18 000 housing units every 3 
years. The sample frame is augmented to 
account for additions and alterations to the

lion (Beauregard, 1986).

We analysed the last five surveys—1991, 
1993, 1996, 1999 and 2002—to identify all 
current renters who moved into their units 
since the previous survey.5 We excluded 
those who moved from another unit in the

benefits of gentrification.

Measuring and Modelling Displacement

6

The Extent of Displacement

housing stock. Households in occupied units Overall, our criteria yield estimates of displa- 
are asked a wide range of questions pertaining cement from New York City neighbourhoods 
to demographic characteristics, employment, ranging between 25 023 and 46 606 house
housing conditions and mobility. One ques- holds for each of the time-periods covered 
tion asks residents who recently moved into by the separate surveys. This translates to an 
the unit to choose the primary reason (from annual estimate between 8341 in the 1991 — 
a list of more than 30 options) for their reloca- 93 period and a high of 11 651 per year 
tion. Freeman and Braconi (2004, 2002b) between 1999 and 2002 (Table 1). Put 
examined renter households and defined as another way, the displacement rate fluctuated 
displaced those who chose any of three between 6.2 and 9.9 per cent of all local 
reasons: wanted a less expensive residence moves among renter households in the City 
or had difficulty paying rent; moved because (Table 1). The vast majority of these 
of landlord harassment; or, were displaced households were forced to move by cost 
by private action (such as condo conversions, considerations; landlord harassment and 
landlords taking over units for their own living displacement by private action are rarely 
space, etc.). Freeman and Braconi emphasise cited as primary reasons for moving and 
the many limitations of this measure: it may these factors show no sign of worsening over

I
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Table 1. Displacement rates in New York City, 1989-2002

1989-91 1991-93 1993-96 1996-99 1999-2002

Number of displacees3 
Number of movers 
Displacement rate
Percentage of households moving 

because
Wanted less expensive residence/had 

difficulty paying rent or mortgage 
Harassment by landlord 
Displaced by private action (other than 

eviction)
Percentage moving for other 

displa cement- related reasons 
Evicted
Displaced by urban renewal, highway 

construction, or other public activity

31 113 
500 260

31 091 
381 257

25 023 
264 712

43 067 
485 807

46 606 
471 988

8.15 9.45 6.22 8.87 9.87

5.645.46 7.91 6.85 8.29

1.35 0.54 0.36 0.70 0.45
1.01 0.781.35 1.31 1.14

0.650.63 0.76 0.620.87
0.10 0.07 0.22 0.22 0.13

“Includes only moves for reasons of housing expense, landlord harassment, and displacement by private action. 
Data source: US Bureau of the Census (2003).

time. Cost drives the overall trend, with fluc
tuations in unemployment, income and rental 
inflation combining to force households into 
various relocation or adjustment strategies. 
These constraints appear to have grown par
ticularly severe in the recession of the early 
1990s and to have moderated during the hesi
tant recovery between 1993 and 1996. The 
acceleration of economic growth in the late 
1990s may have boosted employment and 
income, but it also seems to have unleashed 
greater housing cost pressures before the 
sudden uncertainties in the months after 11 
September 2001. Displacement rates reached 
nearly a tenth of all movers between 1999 
and 2002.

Our numerical estimates of displacement 
are somewhat lower than Freeman and Braco- 
ni’s (2002a) figures (which fluctuate slightly 
below 10 000 households per year), possibly 
because we excluded renters moving 
between different units in the same building. 
Our rate estimates are substantially higher 
(6.2-9.9 per cent versus their range of 5.3
7.1 per cent), because our denominator does 
not include renters who moved from outside 
New York City, A valid analytical case can 
be made for either measure, but it is possible 
with these data to expand the geographical 
scope of only part of the fraction. Those in

the numerator—displaced households—dis
appear from view if they leave the city. If 
we then define the denominator to include 
renters arriving from elsewhere, the measure 
captures only half of the city’s role in 
regional, national and global migration 
circuits. An expanded denominator would 
include the city’s role as a mecca for elite pro
fessionals coming from other global cities, as 
well as young American Midwesterners 
responding to what the real estate editor of 
New York Magazine dubs the “Friends 
effect”, thanks to NBC’s decade-long prime
time “infomercial for New York” (Pi Roma, 
2003). (Now brokers speak of the “Sex in 
the City effect”, for the HBO series that 
lives on through reruns.) And although it 
might be possible to capture the effects of 
low-wage immigrants and refugees willing 
to double- or triple-up in a single housing 
unit to afford the rent, our analysis like 
Freeman and Braconi’s (2004, 2002a,
2002b), relies on the householder’s response 
to the displacement question. Since the 
NYCHVS asks only about the move of the 
‘reference person’, it does not identify 
persons who were displaced from a previous 
home and who now live with a householder 
who was not displaced, or who has lived in 
the same unit for a number of years; in other
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words, the single most logical strategy that one reason from a long list of alternative 
can be used by a victim of displacement (dou- explanations of mobility. The measure 
bling-up with relatives or friends) immedi- ignores a variety of scenarios in which dis- 
ately renders the family invisible from placement pressures are embedded in the 
official estimates of displacement. And unfor- social and economic complexity of everyday 
tunately, we lose sight of anyone who leaves urban life.8, 9 
the city. Understanding the displacement rate 
among these movers would be essential for ment rate, the effects of gentrification are 
an accurate quantitative measure of the dynamic and vary widely with context. First, 
effects of gentrification (see Frey, 1996; displacement appears to fluctuate substan

tially over time in the context of rhythms of 
Regardless of these differences, the analysis housing market competition. Although the 

confirms that, although displacement affects a temporal cycle of the NYCHVS is a bit 
very small minority of households, it cannot coarse, it is possible to stratify results by the 
be dismissed as insignificant. Ten thousand year in which each renter household moved 
displacees a year should not be ignored, into their current unit (Table 2).10 This tabula- 
even in a city of 8 million. Moreover, the tion reveals quite pronounced spikes in the 
recent history of American public policy pro- displacement rate in 1992, 1996 and 2001. 
vides ample Illustrations of extremely limited Secondly, displacement varies widely with 
empirical evidence (often in the form of neighbourhood context. The NYCHVS identi- 
widely repeated anecdotes about one or a fries the ‘sub-borough area’ for each sampled 
few individuals) justifying major investment housing unit, an area roughly equivalent to 
and policy changes.7 Citing low figures to the community district level. Sub-borough 
support an argument that displacement is not areas, unfortunately, are coarse aggregations 
a problem does have a certain comforting of several different neighbourhoods, each 
quantitative certainty; but the logic takes us with fine-grained variations in social charac- 
perilously close to a tyranny of the statistical ter, housing stock and histories of community 
majority in which we would dismiss so change. Nevertheless, mapping displacement 
many other signs of inequality on the same rates at this level does give us some limited 
grounds: racial profiling, illegal employer information on where displacees are going, 
retaliation against union organisers, employ- (Another limitation of the survey is that we 
ment discrimination, homelessness, racially 
disparate exposure to environmental toxins, 
biases in arrests, sentencing and incarceration, 
personal bankruptcy, loss of health insurance 
and so on. These phenomena vary widely in 
terms of their individual and social costs— 
and, viewed separately, each may victimise 1990 
only a tiny proportion of the population. But 1991 
they are not separate: they constitute various 
facets of fhe aggressive reassertion of class 
privilege that has come with the imposition 
of market principles in so many areas of 1995 
social life. Displacement is the leading edge 1997 
of the central dilemma of American prop
erty—the use values of neighbourhood and 
home, versus the exchange values of real 
estate as a vehicle for capital accumulation. 2002 
Additionally, our estimates are constrained -----
by the fact that households can choose only Data source: US Bureau of the Census (2003).

Looking beyond the aggregate displace-

Hempstead, 2002; Ley, 2002).

Table 2. Displacement rates by year of occupancy

Year renter moved 
into current unit

Percentage displaced 
from previous residence

1989 8.3
8.6
7.8

1992 9.3
1993 6.9
1994 6.9
1995 5.4

8.2
8.1

1998 8.6
1999 9.4
2000 8.0
2001 11.6

9.0
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have even less detailed information on where arrivals comprised between a tenth and a fifth 
renters were displaced from.)

Overall, neighbourhood context does seem of the Lower East Side, Chelsea, Clinton, 
to matter (Figure 1). Between 1989 and Midtown and the Upper West Side, and a 
2002, more than 15 per cent of all renters broad swathe of Brooklyn and Queens from 
moving into the Williamsburg/Greenpoint Williamsburg to Ozone Park and Howard 
neighbourhood in Brooklyn were displaced Beach (Figure 2). The pattern cannot be 
from their previous homes. At the other clearly linked to localised gentrification press- 
extreme, displacement affected only 3.7 per ures and, indeed, we see surprisingly low dis
cent of arrivals in the Flatlands/Canarsie placement rates for Harlem and other parts of 
section of Brooklyn around Jamaica Bay. northern Manhattan during this period. But a 
Yet these effects have shifted considerably decade later the pattern is quite different, 
over time. Between 1989 and 1993, displaced with shifting flows of displaced renters in

of movers into the Manhattan neighbourhoods

'-Vi-. I
SMB
Hfe

VHighest: Williamsburg/Greenpoint 
15.6% of 39 228 ,

25% or more 
20% to 25% 
10% to 20% 
5% to 10% 
less than 5%

ra.

i

[V

Lowest: Flatlands/Canarsie 
3.7% of 43 822 
Scale: J: 363 000

Figure 1. Renters displaced from previous residence, by sub-borough area, 1989-2002.
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Lowest: Central Harlem 
0.15% of 10 195

V
25% or more 
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Figure 2. Renters displaced from previous residence, by sub-borough area, 1989-93.

moving into Stuyvesant Town (50 per cent) 
and Co-op City (40 per cent).

various parts of central Brooklyn and all the 
way up to Co-op City in the north-east 
quadrant of the Bronx (Figure 3). Not 
surprisingly, more fine-grained stratification 
of the data reveals even greater contextual 
variations, although at the expense of 
smaller sample sizes. Between 2000 and 
2002, more than a third of renters moving 
into Bush wick were displaced, as were a 
quarter of those moving into Brooklyn 
Heights/Fort Greene and Brownsville/ 
Ocean Hill. Among households in poverty, 
displacement rates are highest among those

A Model of Displacement

We hypothesise that urban and metropolitan 
housing market dynamics create a variety of dis
placement pressures at the city-wide level and 
that these pressures are expressed in varied 
combinations at the neighbourhood scale. The 
dearest way of testing this hypothesis is to 
determine if all of the variation in the maps of 
displacement rates can be explained in terms

1
i
iT
1
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V JyOwcsl: Uillcrcst/ 
Fresh Meadows 
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Figure 3. Renters displaced from previous residence, by sub-borough area, 1999-2002.

of characteristics of the renters. Consider a 
model to distinguish displacees from other 
renters who recently moved into their homes

the unit where the renter now lives (HR) 
differs for displacees and other movers, and 
we can estimate another specification which 
adds a set of housing quality and housing cost 
measures (HQ').iE

PDisplaced
~ Po + A>D/ + AtR*In

;] = fi0 + fiDD' + fiRR'In+ fitl + 8

where, D' is a vector of demographic, human- 
capital and labour market characteristics; R' is 
coded for householders of different racial and 
ethnic identities; and 1 measures household 
income.
view of socioeconomic characteristics associ
ated with displacement. We can then test to 
determine if the housing regulatory status of

(1)

+ fi}l+ finnWR!
+ AtffiHQ' + e (2)

Finally, we can add variables to measure 
changes over time and contrasts among the 
different sub-borough areas across the city. 
Unless the dynamics of gentrification and 
displacement have changed significantly over

li This approach yields a baseline
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the past decade and across neighbourhoods, debates over gentrification and displacement, 
adding this final set of variables will yield no Legislation introduced in the New York state 
significant coefficient estimates or improve- legislature a few years ago, for example, pro- 
ments in model fit. posed a trial programme to offer tax abate-

We defined a standard menu of variables to ments to landlords to close part of the gap 
operationalise the socioeconomic and housing between rising market rents and what they 
circumstances described above. Many of our currently get from long-term tenants. This 
measures follow those of Freeman and was an attempt to prevent landlords “from 
Braconi (2004, 2002a, 2002b), but we added evicting long-term, elderly, disabled, or other- 
controls for missing and unexpected values, wise vulnerable tenants” (Kilgannon, 2003). 
We adjusted income and rent for inflation The proposal was devised by the Fifth 
(using the regional CPI to convert all values Avenue Committee and press coverage in 
into 2002 dollars) and defined codes for early 2003 profiled Rose Quiles, a 72-year- 
income and rent intervals. We also created old woman who had suffered four strokes, 
exclusive categories for poverty and the barely met the rent obligation with her 
income ranges (since poverty-level incomes Social Security cheque and had lived for 20 
depend on family composition).12 Reference years on the top floor of a four-storey Brook- 
categories for the variables are not explicitly lyn walk-up that was not covered by state rent 
defined in Table 3, but most of these are regulations (Kilgannon, 2003). Nevertheless, 
readily inferred from the omitted categories our baseline regression model provides only 
for each group of measures.13 We estimated the most limited, qualified evidence on the 
a sequence of logit models to evaluate the socioeconomic profile of displaced renters, 
effects of different sets of predictors and The weak predictive power of the model 
the stability of various coefficient estimates, implies that socioeconomic characteristics 
The models were weighted with the predict only a small amount of variation 
corresponding NYCHVS household weights, between displacees and other movers; put 
using a normalisation procedure so that the another way, displacement seems to affect a 
sum of the weights equals the number of small fraction of movers from a fairly wide 
observations. 14 range of socioeconomic groups. Nevertheless, 

some of these effects are surprising: racial and 
ethnic minorities, for instance, are significantly 
less likely to report displacement from their 
previous place of residence, after accounting 
for age, income and other controls.

Adding sequential batches of variables to

Model Results

Consider first the baseline model (Table 3,
Model 1). Although the likelihood ratio chi- 
squared implies a statistically significant 
improvement over a coin toss, the model is the models still produces mixed results 
not much better than that. Barely more than (Table 3, Model 2). With the exception of 
half the observations are correctly classified public housing, rent regulation has no signifi- 
and few of the coefficient estimates attain stat- cant effect on displacement after accounting 
istical significance. Indeed, many of the sig- for all other factors in the model. Recall, 
nificant estimates are unexpected: for however, that we have no information on the
instance, Black, Hispanic and Asian renters regulatory status of the previous unit from 
are less likely to have been displaced than which households may have been displaced; 
similarly situated non-Hispanic Whites, the results simply mean that displacees are 
Displacement appears slightly more likely no more and no less likely to wind up in a 
among the foreign-bom, female-headed stabilised unit after they are forced to leave 
households, those in poverty and those in their previous home. Housing cost and 
older age-groups. This socioeconomic profile housing quality measures do seem to matter 
bears at least some resemblance to the kind somewhat, significantly boosting model fit 
of renter discussed in many New York City and yielding several robust coefficient

15
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Table 3. Logistic regression models of displacement, 1989-2002

Model 1 Model 2 Model 3

Coefficient
estimate

Coefficient
estimate

Coefficient
estimate

-2.285 
— 0.317* 
-0.242 
-0.181 

0.018 
0.114 

-0.395

♦ ♦ 4=-2.214 
-0.342 
— 0.263* 
-0.203 
-0.003 

0.100 
-0.406

-2.266
-0.370
-0.281
-0.212
-0.020

0.102
-0.528

4=4=4:Intercept
Age younger than 25
Age 25-34
Age 35-45
Age 45-54
Age 55—64
Age unreported

High school graduate 
Some college 
College, associate, or 

professional degree 
Education unreported

Worked last week 
Employment last week 

unreported
Married-couple

household
Children under 18 in 

household 
Female-headed 

household
Household type unknown

Non-Hispanic Black
Hispanic
Asian
Other (includes 

multiracial)
Race unreported 
Foreign-bom 
Born in Puerto Rico 
Householder birthplace 

unreported

Household in poverty 
Income less than $10 000 
Income $10 000-19 999 
Income $20 000-29 999 
Income $30 000-39 999 
Income $40 000-59 999 
Income $60 000-99 999 
Household income not 

reported
Rent controlled or 

pre-1947 stabilised 
Rent post-1947 stabilised 
Public housing or 

HUD-regulated 
Other regulated housing 
In Rem housing

0.73 0.694=4< 0.71 #4:
0.790.77 0.76
0.830.82 0.81
1.02 0.981.00
1.121.11 1.11

0.67 0.67 0.59

-0.060
0.105

-0.100

-0.054
0.112

-0.100

0.95 -0.027
0.147

-0.050

0.94 0.97
1.11 1.161.12
0.91 0.91 0.95

-0.302 0.74 0.84-0.320 0.73 0.173

-0.082
-0.004

0.92 0.078
0.002

0.92 -0.072
0.147

0.93
1.001.00 1.16

-0.075-0.083 0.92 0.93 0.078 0.92

0.191 0.83 0.800.194 4=4= 0.82 0.218 4=4=

0.146* 1.16 0.143 1.15 0.136 1.15

0.7610.749 2.14 0.753 2.122.11

-0.323***
-0.241**
-0.238*
-0.627

0.72 0.66-0.315
-0.226
-0.240*
-0.629

4=4=4= 0.73 -0.418
-0.313
-0.281
-0.707*

4:4: 0.79 4:4=4=0.80 0.73
0.79 4= 4=0.79 0.75
0.530.53 0.49

-10.369
0.234
0.035

-0.705

0.00 0.00-10.363
0.231***
0.043

-0.701

0.00 ■10.434
0.221
0.029

-0.473

4:4=4: 1.261.26 4=4=4: 1.25
1.041.04 1.03
0.49 0.620.50

0.296:
-0.370

0.158
0.160
0.174
0.269
0.168
0.304

0.270
-0.414

0.146
0.150
0.170
0.268
0.170
0.307

1.311.34 0.127
-0.547

0.027
0.039
0.073
0.178
0.082
0.203

1.14
0.660.69 0.58
1.161.17 1.03
1.161.17 1.04

1.19 1.19 1.08
1.311.31 1.19

1.18 1.19 1.08
1.36 1.221.35

0.094 1.10 0.012 1.01

0.067
0.228

1.07 0.029
0.001

1.03
4= 1.26 LOO

0.018
0.426

1.02 -0.055 0.95
0.65 0.651 0.52

{Table continued)
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Table 3. Continued

Model 2 Model 3Model 1

Coefficient
estimate

Coefficient
estimate

Coefficient
estimatePee eee

0.663**Monthly gross rent less 
than $300 

Rent $300-4499 
Rent $500-749 
Rent $750-999 
Rent $1 000-1 499 
Rent $1 500-1 999 
Rent unreported

One maintenance 
deficiency

Maintenance deficiencies 
2-4

Five or more deficiencies 
Maintenance deficiencies 

unreported

Overcrowded (1.25-1.50 
persons per room) 

Seriously overcrowded 
(1.50 or more)

Persons per room not 
calculated

Rates neighbourhood 
excellent

Rates neighbourhood 
good

Rates neighbourhood fair 
Rating unreported

Likelihood ratio 
ffvs Model 1 
^vs Model 2 
Percentage correctly 

classified
Number of observations

1.94

0.541
0.395*
0.349
0.373*
0.303
0.485

4 4“ 1.72
1.48
1.42
1.45
1.35
1.62

0.2394*4 1.27

0.217 44 1.24

— 0.135
— 0.066

0.87
0.94

0.024 0.98

4 40.257 1.29

9.914 0.00

-0.373 *4' 0.69

0.357 4 4 4 0.70

-0.179
-0.669

0.84
0.51

4 4 482.2 120.7 44477.0***
5.2 43.7 4 4 4

38.5 444

56.956.4 58.7

12 258 12 25812 258

♦Significant at p <0.10; **p <0.05; ***p <0.01. 
Data source: US Bureau of the Census (2003).

Contextual Effects

Although the models thus far offer predictive 
lacklustre power, they do provide an effec
tive control for those socioeconomic and 
housing characteristics that are associated 
with displacement. Thus, adding variables to 
capture the role of context—variations over 
time and across different parts of the city— 
should have no effect if displacement is just 
a matter of a few imperfections in the

estimates (Table 3, Model 3). Not surpris
ingly, those living in lower-cost units are 
more likely to have been displaced compared 
with those able to afford high-rent apartments. 
Renters living in sub-standard units or in 
seriously overcrowded homes are more 
likely to have been displaced; those who are 
highly satisfied with the housing stock in 
their neighbourhood are less likely to have 
been displaced.
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housing market forcing a small number of allows us to identify the sub-borough location 
households to move out. Conversely, statisti- of the unit. Adding these measures and esti- 
cally significant model improvements would mating separate models over time allows us 
confirm changes in the displacement process to test a crucial hypothesis: that the accumu- 
and the importance of variations across the lated pressures of gentrification and housing 
city’s many housing sub-markets. We add market competition have forced displaced 
three simple contextual measures: the renters to look farther afield for affordable
borough from which the household moved; homes. The voluminous output from these 
the borough of the current residence; and, sub-borough models is not presented here, 
the year of the HVS panel. At this point, we but several key findings deserve mention, 
also calculated standardised logit coefficients First, measuring context in this way greatly 
to put all of the measures on the same scale: boosts overall model fit. On one measure,
these coefficients tell us which variables are the percentage correctly classified, jumps to 
most important in explaining the overall a bit over 71 per cent for the 1993 and 2002 
pattern of differences between displacees models, and to the 74-76 per cent range for 
and other movers. 16 the other models. Secondly, the coefficient 

The expanded model results emphasise the estimates point to shifting combinations of 
importance of context, even when it is processes driving displacement over time, 
measured with the crude indicators adopted The pooled models imply that, after we 
here (Table 4), Not surprisingly, renters account for income and other factors, displa- 
moving from the Bronx, Brooklyn and cement is less likely among Blacks, Hispanics 
Queens are less likely to have been displaced and Asians (Table 4). The stratified models, 
compared with similar movers leaving Man- however, indicate that this effect has been 
hattan. Viewed another way, renters moving inconsistent over time: racial differences are 
into Brooklyn and Queens are much more insignificant except for 1993 (where Hispa- 
likely to have been displaced than otherwise nics and Asians are less likely among displa- 
identical renters moving into Manhattan. The cees) and 1999 (for Blacks and Hispanics). 
odds that a new renter is a displacee are two There are similar shifts in the effects for 
and one half times higher in Brooklyn than several other predictors (for instance, the 
in Manhattan, even after accounting for all clearest link between displacement and 
demographic and housing circumstances, poverty or low-income status appears in 
Geographical variations, even measured at a 1999 and is much weaker in other years), 
very crude scale, post the largest standardised 
coefficients for the entire model, meaning that vant to our hypothesis. Even after accounting 
they contribute the most to understanding the for all other factors in the models, renters in 
distinguishing features of displaced movers, some sub-borough areas are more likely to 
There is also some evidence, although it is have been displaced from their previous 
far from conclusive, that displacement has homes. Figures 4 and 5 display odds ratios 
changed over time in ways that cannot be for sub-boroughs, comparing each with the 
explained in terms of the characteristics of reference category of Lower Manhattan 
renters, homes and different parts of the city, (defined here as the four zones south of 
Compared with the 1991 sample, recently Central Park). In 1991, displacement effects 
moved renters surveyed in the 1996 panel were most likely among renters in Co-op 
were less likely to have been displaced (note City (in the northern Bronx), Williamsburg 
the odds ratio of 0.76), while the situation and Bay Ridge; no other parts of the city 
worsened in subsequent years (to the 2002 were different from lower Manhattan after 
odds ratio of 1.29).

But a third finding stands out as most rele-

17 accounting for the characteristics of renters 
But context is clearly much more localised and housing units. But as the 1990s pro- 

than the broad variations among boroughs, ceeded, displacement effects appear in more 
For renters’ current residence, the NYCHVS and more parts of Brooklyn and even
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Table 4. Expanded displacement models

Coefficient
estimate

Standardised
coefficient/3e

— 23515**'* 
"0.3938 
-0.2767* 
-0.2225 
-0.0276 

0,1138 
-0.5443
-0.0298

0.1355
-0.0793
-0.1455
-0.092

0.1647

Intercept
Age younger than 25
Age 25-34
Age 35-45
Age 45-54
Age 55-64
Age unreported
High school graduate 
Some college
College, associate, or professional degree 
Education unreported
Worked last week 
Employment last week unreported

Married-couple household 
Children under 18 in household 
Female-headed household 
Household type unknown
Non-Hispanic Black
Hispanic
Asian
Other (includes multiracial)
Race unreported 
Foreign-born 
Bom in Puerto Rico 
Householder birthplace unreported
Household in poverty 
Income less than $10 000 
Income $10 000-19 999 
Income $20 000-29 999 
Income $30 000-39 999 
Income $40 000-59 999 
Income $60 000-99 999 
Household income not reported
Rent controlled or pre-1947 stabilised 
Rent post-1947 stabilised 
Public housing or HUD-regulated 
Other regulated housing 
In Rem housing

Monthly gross rent less than $300
Rent $300-$499
Rent $500-$749
Rent $750-$999
Rent $1 000-$ 1499
Rent $1 500-$! 999
Rent unreported

One maintenance deficiency 
Maintenance deficiencies 2-4 
Five or more deficiencies 
Maintenance deficiencies unreported

+ 4= 0.67 -12.0
-12.70.76

0.80 9.2
0.97 0.9
1.12 2.6
0.58 -2.1

0.97 -1.3
1.15 5.1
0.92 -3.7
0.86 -0.9

-4.30.91
1.18 1.0

-0.0738
-0.1976

0.1531
0.8219

0.93 3.4
4=4= 0.82 9.34= 1.17 7.8

2.27 2.6
#4=* -16.2

-10.6
-0.4035 
-0.2442 
-0.2887** 
-0.6596 

-11.287 
0.165 
0.0668 

-0.516
0.137

-0.5017
0.0206
0.0553
0.0513
0.1737
0.0699
0.2581
0.0901
0.0655
0.0302
0.00848

-0.5058

0.67
4=4= 0.78

0.75 8.1
0.52 6.0
0.00 -25.0

4=4: 1.18 8.5
1.07 1.6
0.60 4.6

6.01.15
0.61 -3.6
1.02 0.6
1.06 1.9
1.05 1.7
1.19 6.7

2.51.07
1.29 4.4

4.41.09
1.07 2.0

0.81.03
0.11.01

0.60 -8.6
4=*0.6225 

0.5148 
0.3888 
0.2847 
0.3176 
0.2281 
0.4793

0.236 
0.2299*** 

-0.1024 
-0.0566

15.91.86
14.31.67

1.48 18.2
14.21.33
13.81.37

1.26 5.1
1.61 4.4

4= 4=4= 1.27 10.2
1.26 10.4
0.90 -2.1

-1.50.94

CTable continued)
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Table 4. Continued

Coefficient
estimate

Standardised
coefficient

Overcrowded (1.25—1,50 persons per room) 
Seriously overcrowded (1.50 or more) 
Persons per room not calculated

Rates neighbourhood excellent 
Rates neighbourhood good 
Rates neighbourhood fair 
Rating unreported

Previous residence in the Bronx 
Previous residence in Brooklyn 
Previous residence in Queens 
Previous residence in Staten Island

Current residence in the Bronx 
Current residence in Brooklyn 
Current residence in Queens 
Current residence in Staten Island

0.97-0.0326
0.2384*

10.516

-0.7
1.27 6.1
0.00 9.1

-0.3317
-0.3496
-0.1781
-0.686

0.72 -10.7
0.70 16.0
0.84 -7.5
0.50 -7.4

0.51 0.60 17.6
0.46-0.7756

-0.268*
-0.4228

-30.4
-10.70.76

0.66 -7.6

0.0774
0.9116
0.4342
0.1573

1.08 3.1
2.49* * 52.8
1.54 20.3
1.17 3.1

1993 HVS 
1996 HVS 
1999 HVS 
2002 HVS

0.1342
0.2689
0.1258
0.2563**

1.14 5.4
0.76* sfs 10.7
1.13 5.3
1.29 10.8

Likelihood ratio x1 
Percentage correctly classified 
Number of observations

226.3 * + *

62.4
12 258

'Significant at p <0.10; ** p <0.05;*** p <0.01. 
Data source: US Bureau of the Census (2003).

accommodations in the city, and who are not 
forced to double-up, our multivariate models 
suggest that they are looking farther afield in 
the outer boroughs to find affordable arrange
ments. As gentrification swept with renewed 
intensity across Manhattan through the 
1990s, renters forced to seek homes elsewhere 
moved farther into Brooklyn and increasingly 
into Queens and the Bronx.

Nevertheless, many poor renters do find 
ways of staying in gentrifying areas. In the 
seven neighbourhoods examined by Freeman 
and Braconi, there are still nearly 54 000 
renter households in poverty (Table 5). 
Replacement and displacement both seem to 
be underway: the number of poor renters in 
these communities has fallen by 30 per cent 
since the recession of the early 1990s and 
rent burdens have risen considerably: by 
2002, more than three-quarters of poor

Queens. By 1999, broad sections of Brooklyn 
and Queens serve as destinations for displa
cees. The 2002 panel seems to suggest a 
slight return to the spatial patterns of earlier 
years, with strong displacement effects in the 
Mott Haven, Hunts Point and Throgs Neck/ 
Co-op City sections of the Bronx. But the 
effects are even stronger among renters 
moving into areas all the way from Fort 
Greene to Flatbush in Brooklyn.

Overall, the quantitative analysis provides 
an essential overview of the magnitude of 
displacement across the city and changes in 
the process over the past 15 years. Direct 
displacement is involved in a relatively 
small proportion of moves within the city, 
but it cannot be dismissed or ignored: dis
placement affects 6-10 per cent of all rental 
moves within the city each year. For those 
displaced renters who are able to find new
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Figure 4. Neighbourhood destinations for displaced renters, 1991, 1993 and 1996. Notes: Statistically 
significant odds ratios (p <0.10) from logistic regression displacement models. Medium-grey sub
borough areas have odds ratios between 2.3 and 3.9. Black sub-borough areas have odds ratios from

4.0 to 7.0.

households in these areas were paying more and early-20th-century rent stabilisation are 
than the standard 30 per cent of income critically important. This is the key paradox 
affordability threshold; half were devoting that explains the dangers in any casual 
two-thirds of their income to rent. And yel reading of Freeman and Braconi’s research, 
the unique patchwork of city, state and Just as the growth-machine class attacked 
federal programmes that are woven together rent regulation in the 1980s even while 
in New York City offer some measure of pro- citing those same regulations to dismiss con- 
tection. Only 1 out of 15 poor renters living in cents about displacement (Smith, 1996), too 
gentrifying neighbourhoods is able to do so in many observers have seized the USA Today 
the unregulated rental market (the 'other headline verdict on Freeman and Braconi’s evi- 
rental’ category in Table 6). Public housing dence—“Studies: gentrification a boost for
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Figure 5. Neighbourhood destinations for displaced renters, 1999 and 2002. Notes: Statistically 
significant odds ratios (p <0.10) from logistic regression displacement models. Medium-grey sub
borough areas have odds ratios between 2.3 and 3.9, Black sub-borough areas have odds ratios from 
4.0 to 7.0. The cross-hatched area (Momingside Heights/Hamilton Heights) has an odds ratio of 0.18.

everyone”—while ignoring the more subtle 
point that:

Ironically, two of the most maligned 
housing policies, rent regulation and 
public housing, may have a certain logic 
in the context of gentrification ,.. rent regu
lation reduces housing turnover among 
disadvantaged renters. ... Public housing, 
often criticized for anchoring the poor to 
declining neighbourhoods, may also have 
the advantage of anchoring them to gentri
fying neighbourhoods (Freeman and 
Braconi, 2004, pp. 50-51).

It is deeply troubling that public regulation of 
the market helps to mitigate displacement 
pressures and that this fact is then used to 
justify deregulation and privatisation, 
because, we are told, gentrification is a boost 
for everyone.

Ultimately, the quantitative analysis has its 
limits. Although the NYCHVS is one of the 
best datasets on urban housing market 
changes, it is ill-suited for an analysis of the 
full social complexity of individual and 
family circumstances. Renters who cannot 
compete in the city’s red-hot real estate 
market and who leave for New Jersey (or

elsewhere) disappear from view. Displaced 
individuals and families who are forced to 
double-up cannot be identified. And the struc
ture of the survey (allowing only one choice 
on the question for the householder’s reason 
for moving) terribly simplifies the circum
stances of renters who were pushed out of 
their homes in the midst of other crises, such 
as unexpected bills that made it more difficult 
to meet the rent, job loss, or a divorce. 
Ultimately, then, our quantitative glimpse of 
housing market conditions across the city 
from 1989 to 2002 provides only a partial 
view of the processes of gentrification 
and displacement, and confirms that we need 
to consider the nuanced, qualitative 
experience of individuals struggling to 
remain in their homes in dynamic, gentrifying 
neighbourhoods.

Displacement: A View from the
Neighbourhoods

In the second part of our study, we conducted 
field research in neighbourhoods within the 
seven sub-borough areas identified by 
Freeman and Braconi as gentrifying (Fort 
Greene, Greenpoint/Williamsburg and Park 
Slope in Brooklyn and the Lower East Side,
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Table 5. Rent burden of poverty households in gentrifying neighbourhoods

Monthly gross rent as percentage of household 
income

1993 19961991 1999 2002

101+ 101+ 101+ 101+
89.4 101+ 101+ 101 +

Top decile 
Top quarter 
Median
Bottom quarter 
Bottom tenth

Total number of renters in poverty in gentrifying 
neighbourhoods

101 + 
101 +

55.5 56.8 62.7 66.2 65
34.132.3 34.7 37.8 37.2
26.926.6 26.9 27.4 27.4

65 562 77 990 71 499 62 306 53 885

No!e\ Rent-to-income ratios are topcoded at 101 per cent or more.

Chelsea/Clinton, Central Harlem and 
Morningside Heights in Manhattan). We 
sought to assess the catalysts for physical, 
demographic, political and economic change, 
organisational dynamics and the roles of 
private and public groups and leaders, neigh
bourhood activism, interventions to ensure 
that disadvantaged groups could remain in 
the neighbourhoods and the effect of neigh
bourhood changes on different disadvantaged 
groups. We were particularly interested in 
the trajectories of neighbourhood change 
over time from the 1970s onwards, which 
groups have been displaced and or are threa
tened with displacement, what happens to 
those who are displaced and public or 
private assistance and decisions that enable 
low-income residents to remain in gentrifying 
neighbourhoods.

Before entering the field, we conducted a 
literature review to understand the histories 
of change in the study neighbourhoods. We 
walked through each neighbourhood and con
ducted in-depth field interviews with 33 
respondents in those neighbourhoods. The 
interviews did not seek to provide objective 
or statistically representative estimates of the 
magnitude or scale of displacement. Rather, 
the interviews were intended to shed light on 
the qualitative aspects of trends identified in 
secondary datasets and on the perspectives 
of individuals and groups living through 
neighbourhood changes. Interviews were 
conducted as narrative conversations. Inter
viewees were not treated simply as research 
subjects; rather, researchers and interviewees 
were understood as “equal participant(s) in 
the interaction” (Fontana and Frey, 2000,

Table 6. Rent regulation and poverty households in gentrifying neighbourhoods

Percentage of poor renters living in specified housing type

19961991 1993 1999 2002

29.9 30.1Public housing 
Article 4 or 5 building 
HUD-regulated 
Stabilised, pre-1947 
Stabilised, post-1947 
Other rental 
Mitcheil-Lama rental 
Controlled 
In Rem
Total
Total number of units

28.8 26.1 28.9
0.40 0.900.24 0.51 0.78
5.85 8.00 7.66 6.583.87

38.6 37.640.1 41.4 38.2
2.52 3.03 2.1 2.71 6.02

8.05 6.47 6.727.18 6.34
3.683.422.14 3.03 5.9

7.21 6.036.28 4.52 3.73
5.33 3.38 3.568.91 7.32

100.0 
65 562

100.0 
71 499

100.0 
62 306

100.0 
53 885

100.0 
77 990
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p. 664; Seidman, 1991). Questions focused 
on describing the gentrification process, 
neighbourhood change and its impact on 
low-income residents.

To identify interviewees, we drafted a pre
liminary list of neighbourhood and city-wide 
contacts identified through Internet searches, 
a literature review and personal contacts to 
start our ‘snowball* sample (Marshall and 
Rossman, 1999). We sought out community 
residents, community organisers and staff at 
local community-based organisations, people 
who come in contact with those most threa
tened with displacement, to understand the 
pressures, situations, contexts and what 
happens to those who me displaced. In many 
cases, the community resident, organiser and 
staff person at a local CBO was the same 
person. New York’s political culture of 
tenant activism has produced many local 
leaders who staff the city’s non-profit commu
nity organisations, often as housing organ
isers. These respondents, who often live in 
the neighbourhoods in which they work and 
benefit from dense family and community net
works and an intimate knowledge of their 
communities, offer an on-the-ground look at 
gentrification processes and effects.

We present the findings from the field 
research in two parts. In the first part, we 
discuss the displacement pressures on resi
dents. In the second part, we discuss the 
public and private interventions that enable 
low-income residents to remain in gentrifying 
neighbourhoods.

scope. Interviewees describe an influx of 
new residents, gentrification processes that 
expanded further into not yet fully gentrified 
parts of the neighbourhoods, dramatic demo
graphic changes, housing revitalisation and 
new construction, and commercial corridor 
revitalisation.

The changes in Lower Park Slope are fairly 
typical of the changes occurring in many of 
the study neighbourhoods. Lower Park 
Slope, home to a mixture of residents includ
ing older Italian families, Latinos and long
time and more recent White residents, 
experienced a massive influx of gentrification 
that transformed 5th Avenue, a major com
mercial corridor, and drove up housing 
prices. Residents appreciate many of the 
changes, but fear that the changes ultimately 
will displace them. A Latina former resident 
who became a community organiser after 
she was displaced from the neighbourhood 
described her experience

In 1999 my landlord doubled the rent in the 
apartment but we didn’t understand why ... 
My rent went from $750 to $1200. So he 
almost doubled it. There were five other 
families in the building, one from 
Ecuador, one from Columbia ... worked 
in factories all of their lives, lived there 
for about 28 years; we were there for 8 
years ... My apartment was taken over by 
a couple and their cat. So that’s what he 
wanted. He always said he wanted to put 
trees on the block. It faced a factory, 
which he owned. It was part of Park Slope 
but not very residential, more like a com
mercial block. He put trees on it, fixed the 
gates and then sends everybody a letter 
saying the rent doubled. It wasn’t that he 
wanted to make it nice for us. That’s 
where gentrification affects people. He 
was making it look better and fixing it up 
but he was doing it with a mission to put 
in luxury condos for other people (inter
view, 2003).

Neighbourhood Gentrification in the 1990s

Interviewees from all seven study neighbour
hoods described dramatic changes in their 
communities from the mid 1990s onwards as 
a tremendous surge of gentrification increased 
displacement pressures. Even though many of 
these neighbourhoods experienced some form 
of gentrification during earlier economic 
booms in the 1970s and 1980s, the transform
ations brought about by what Hackworth and Like Lower Park Slope, the northern part of 
Smith (2001) labelled post-recession gentrifi- Brooklyn’s Fort Greene neighbourhood has 
cation or the gentrification wave that occurred been rapidly gentrifying since the mid 
in the late 1990s, were different in scale and 1990s, pricing out many lower-income
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residents who had remained there despite explained that he liked the new stores but 
the earlier rounds of gentrification during the feared displacement:
1970s and 1980s. Myrtle Avenue, known 
locally as ‘Murder Avenue’ because of the 
crack cocaine issues in the 1980s, became 
the site of rapid gentrification in the late 
1990s and early 2000s, which transformed it 
from a disinvested corridor to a neigh- Longtime residents are frustrated that after 
bourhood asset with fashionable restaurants, years of fighting to improve their neighbour- 
dry cleaners and an ice cream shop, hoods during periods of severe disinvestment, 
The transformation brought with it higher now that the neighbourhoods are improving, 
rental prices for the units above the commer- these residents will not be able to stay. A resi- 
cial properties and helped to set off a rapid dent of the Lower East Side explained mixed 
transformation of the housing stock just feelings about gentrification: 
north of Myrtle which had until recently 
been one of the few remaining affordable 
areas.

Central Harlem received an influx of 
middle-class residents throughout the 1970s 
and 1980s but the changes during the late 
1990s and early 2000s are different.
Harlem’s residents report a solid flow of 
SUVs (sports utility vehicles) of people 
driving through the neighbourhood scouting 
for homes. One resident described the

I don’t want to have to take a train to go to 
the Magic Johnson theatre. I live on 126th. I 
should be able to walk to there and when 
I’m done, walk back.

I’ve never had a problem with it. I’ve wel
comed it. But we feel a little bit cheated. 
We were here when no one wanted to be 
here. Landlords were selling buildings for 
$10 000 to 12 000. Now that it’s gotten 
better, we want to be here too. We don’t 
want to wind up moving. It is so unfair ... 
We made it better for our community and 
ourselves. We are here because we had 
nowhere else to go (interview, 2003).

housing demand: “People are coming up 
while you’re on the street asking who owns 
the building. It’s a daily thing”. The neigh
bourhood also appeals to renters seeking city neighbourhoods built organisations and
liveable space with manageable commutes, fought to revitalise their communities. Now
In less than 15 minutes, residents are that these communities are improving, they
whisked to midtown on a 2 or A train; in find it increasingly difficult to remain. In
30 minutes, they can reach jobs on Wall the next section, we discuss displacement
Street. A 20-minute cab ride gets you to pressures on low-income residents.
LaGuardia Airport and every highway inter
sects with Harlem. Rents for floor-through 
apartments in brownstones are capturing 
$1 700 a month.

This resident’s explanation highlights the 
irony faced by many lower-income residents. 
For decades, community residents of inner-

Gentrification and Low-income Residents

The rapid gentrification put tremendous 
Many residents of gentrifying neigh- pressure on low-income residents. Commu- 

bourhoods like Park Slope, Fort Greene and nity leaders, residents and advocates revealed 
Harlem view gentrification and the trans- that displacement from the mid 1990s 
formations it brings as a mixed blessing. A onwards was a tremendous problem for 
Harlem resident describes the changes on many population sub-groups including the 
125th Street in Central Harlem. “People love poor and working class, elderly and immi- 
Starbucks. People who would buy 50-cent grants. While it is certainly difficult to under
coffee now go in there and buy one for stand what happens to residents as they move, 
$3.00”. But residents fear that their new residents and community leaders report that 
shopping venues come with a high price tag residents often double- or triple-up with 
and may help to spur the revitalisation that family and friends, become homeless or 
will ultimately displace them. One resident move into the city shelter system, or move
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out of the city. None of these mobility protection from the increases. There are few 
dynamics is captured in the NYCHVS alternatives within the city since most senior 
dataset, suggesting that it underestimates dis- buildings are full, with long waiting-lists, 
placement by a significant but unmeasurable Elderly women frequently double-up or

move in with family outside the city.
New immigrants face similar issues includ- 

many displacees are moving out of the city to ing accepting poor housing quality, overcrowd- 
upstate New York, New Jersey and Long ing, or they leave the city to find housing. A 
Island. Community residents and organisers community organiser describes the displace- 
in Fort Greene and Harlem described a ment choices of the people he works with: 
reverse great migration with many residents 
returning to communities of origin in the 
South. A resident explains where displacees go:

A lot of people go to the South, some to 
upstate New York, Schenectady; Albany 
historically has been very cheap and also 
Poughkeepsie is cheap and Orange 
County. A lot of people are going to 
where they had property, to their families 
in Atlanta, the Carolinas (interview, 2003).

Some groups, including seniors, find it par
ticularly difficult to remain in the gentrifying 
city when housing prices increase while their 
incomes do not. An organiser from Brooklyn 
explains:

Most of the displacement is the result of 
landlords tripling rents who know that a 
senior’s income doesn’t go up. It stays the 
same. You know she can’t pay you $1500 
especially when she’s lived there with you 
for years. They have to move in with their 
kids; they can’t go to senior housing 
because there aren’t any—they are booked 
and the waiting-lists are really long. Often 
they go live with family or kids which is 
hard because they are so independent (inter
view, 2003).

amount.
According to neighbourhood informants,

People we just worked with went back to 
Mexico. They were evicted from two unre
gulated places. They ran out of money and 
went back. Some people move to Bush- 
wick; other people are moving in with 
family members. A lot of times you just 
don’t know what happens ... Quite a few 
of the tenants I’ve worked with who have 
been evicted, the Latino population, gener
ally have family in the neighbourhood. One 
part of the generation lives in regulated 
housing; another lives in unregulated. 
They will get evicted and move in with 
family members who have protection from 
eviction (interview, 2003).

For those with no alternative, there is the 
city’s shelter system. Community organisers 
described their frustration when efforts to 
find affordable housing for tenants failed and 
tenants turned to the shelter system. In 2003, 
community leaders in a Williamsburg non
profit referred people to the shelter system 
for the first time since their organisation’s 
founding in the 1970s. The number of 
people in New York City’s shelter system 
suggests the severity of the city’s current 
housing affordability crisis. In July 2003, 
more than 38 000 people, including 8249 

In neighbourhoods throughout Central and families and more than 16 500 children, used 
Northern Brooklyn, we heard about elderly the New York City shelter system, far exceed- 
women occupying apartments for decades ing the last peak of 28 737 reached in March 
while paying less than market rate rent. As 1987 (Supportive Housing Network of 
gentrification transformed their neighbour- New York, 2003). 
hoods, pressure to raise their rents increased.
Landlords of rent-regulated buildings that dotal. It is difficult to know with certainty 
offer below-market rents to senior citizens whether they represent isolated incidents or 
can receive a tax abatement called SCRIE, widespread trends. But these findings appear 
the Senior Citizen Rent Increase Exemption, in interviews with sufficient consistency and 
but unregulated buildings provide little frequency to provide important evidence

These interview reports are of course anec-
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luxury decontrol cap. In Clinton, the area in 
Manhattan in the west 50s, landlords are 
reportedly using a variety of illegal tactics to 
capture higher rents. In one scheme, landlords 
rotate tenants in rent-stabilised buildings to 
capture the rent increase, pushing the units 
more quickly towards $2,000 so that they 
can decontrol and capture windfall profits in 
what one community leader describes as 
“the most intensely gentrified neighbourhood, 
right west of Midtown” (interview with com
munity leader, 2003). For their part, tenants 
reportedly choose not to challenge landlords 
to improve housing quality or charge legal 
rents in rent-stabilised buildings because 
they are afraid that landlords will harass 
them. An organiser explained:

They are happy that they have some sort of 
apartment even though the landlord is over
charging under rent stabilisation. In this one 
building, it was pretty clear that everyone in 
the building was overpaying at $1700. They 
were being overcharged but in their mental
ity, to have a $1700 apartment in Manhattan 
was great and they did not want to make 
waves (interview, 2003).

In Brooklyn, the story is similar.

The only tenants we have now who are in 
danger are in rent-stabilised apartments. 
The landlord has been harassing them for 
a long time to try to get them out. Landlord 
tries to increase the rent to $2000 or beyond 
and deregulate (interview with a commu
nity organiser, 2003).

Staff at the Pratt Area Community Council 
(PACC), a CDC, related the story of a tenant 
in a rent-stabilised apartment whose landlord 
constantly files frivolous cases with city and 
state agencies as a form of harassment (inter
view with a community organiser, 2003). 
Community organisation staff members 
report a sharp increase in the number of resi
dents seeking help to cope with landlords 
who file persona] holdover evictions, and 
suggest that the process is being abused to 
remove tenants illegally.18 Tenants in desig
nated SROs (single room occupancy units) 
are also facing displacement pressures even

augmenting and filling in important gaps in 
our quantitative analysis.

How Low-income Residents Stay in 
Gentrifying Neighbourhoods

Freeman and Braconi (2004; 2002a, 2002b) 
found that low-income residents in gentrifying 
neighbourhoods had lower mobility rates than 
similar residents in non-gentrifying areas. 
This seems counter-intuitive but raises 
important and unexplored questions about 
how low-income residents stay in gentrifying 
neighbourhoods. Certainly not all residents 
are displaced, but what enables them to stay? 
We address this question in the next section.

Public Interventions

Of the myriad forms of assistance available, 
interviewees identified the city’s rent regu
lations as the single most important form of 
public intervention. In 2002, 49 per cent of 
housing units in New York City were rent- 
stabilised, 3 per cent were rent-controlled 
and another 17 per cent were regulated by 
some other form of regulation, leaving 32 
per cent unregulated (Previti and Schill, 
2003). Changes to rent regulation legislation 
over the past 10 years, however, have 
reduced the regulated housing stock by 
about 105 000 units city-wide, suggesting 
that the role of this important safeguard has 
diminished over time (Chen, 2003).

Interviewees identified problems affecting 
die regulated stock in gentrifying neighbour
hoods. Landlords illegally charge excessive 
rents for stabilised units, send tenants threa
tening notices to leave the regulated stock, 
stop providing services and threaten to look 
at immigration papers. The Rent Regulation 
Act of 1997 allows landlords to increase the 
rent of regulated apartments by between 18 
and 20 per cent upon vacancy. When the 
rent reaches $2000, landlords can remove 
the unit from the regulated housing stock. In 
a market with soaring market rents, and the 
ability to reach a rent level that enables them 
to decontrol units, landlords have an obvious 
incentive to increase rents to reach the
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half of its 3064 project based Section 8 units 
by 2006 under rules currently in effect. 
Harlem could lose 77 per cent of its nearly 
3900 units by 2009 (HUD Section 8 Data
base). Community leaders and residents are 
working aggressively, especially on the 
Lower East Side, to ensure that landlords 
renew contracts, but this is time- and energy
intensive and produces contracts that last for 
only a few years at a time, forcing tenants to 
do battle constantly to save their homes.

Some low-income residents benefit from 
the city's voluntary 80/20 inclusionary 
zoning programme, but community groups 
argue that, given the city’s recent upzoning 
of many neighbourhoods and the expected 
high production rates in the private housing 
market, the programme should be mandatory. 
Upzoning enables landowners to capture 
windfall profits; the city should capture 
some of this back in the form of affordable 
housing units for the benefit of the entire 
city. Mandating inclusionary zoning in deve
loping neighbourhoods could produce units 
for low-income residents, rather than simply 
assuming that units will trickle down by 
increasing supply. This is particularly an 
issue as the number of low-income units 
decreases. The waiting-lists for these pro
grammes suggest the extent of outstanding 
need. Community organisation and industrial 
organisation leaders also argue that some 
zoning changes in formerly industrial areas 
that allow for mixed zoning including residen
tial facilitates gentrification by allowing resi
dential conversions which negatively impact 
local jobs and affordable housing (Curran, 
2004; interviews, 2003).

Public interventions enable many low- 
income residents to remain in gentrifying 
neighbourhoods but they are not the only 
interventions. We turn next to private strat
egies including community organisation 
production and organising, the decisions of 
individual landlords and resident decisions.

though they have eviction protection. Since 
1983, landlords are required to get a certificate 
of no harassment before removing tenants in 
certified SROs. Technically, landlords 
cannot convert units without the consent 
letter, but community leaders report that land
lords remove tenants by buying them out, con
verting the units illegally, or cutting off 
services with the intention of wearing the 
tenants down until they leave. A neighbour
hood organiser in Fort Greene described one 
situation: “We worked with an SRO building 
... the landlord cut off heat and hot water. 
Now it’s boarded up” (interview, 2003).

Interviewees listed assisted housing as the 
next most used support. Thousands of resi
dents live in housing with some form of 
public subsidy, including federal public 
housing, housing vouchers and Section 8, or 
New York State’s Mitchell-Lama programme. 
Public housing offers considerable protection 
against displacement for 181 000 households. 
Vouchers provide another critical form of 
support but are threatened by proposed 
federal cutbacks. Another 20 000 people 
with HIV/AIDS receive rental assistance 
from the city’s Human Resources Adminis
tration (Supportive Housing Network of 
New York, 2003). Even with these supports, 
the supply of affordable housing is inadequate 
to meet needs.

Currently 224 000 households are on the 
waiting-list for Section 8 rental vouchers ... 
A typical family now spends eight years on 
the waiting-list for an apartment in one of 
the city’s public housing developments 
(Rose et al, 2004, p. 12).

Some of these programmes, like the federal 
Section 8 programme and the state Mitchell- 
Lama programme, are time-delimited, 
enabling owners to opt out of the programme 
at the end of their contracts and many of 
these contracts are due to expire within the 
next 10 years, threatening thousands of afford
able housing units (DeFillipis, 2003). Some 
neighbourhoods have high concentrations of 
Section 8 housing and could expect a severe 
loss in affordable units in the next few years. 
The Lower East Side could lose more than

Private Strategies

For many low-income residents, staying in 
gentrifying neighbourhoods means accepting
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thousands of disabled people and older 
people, for example, who pay far below 
the market rate and have been for a long 
time because the landlord knows them and 
has a relationship with them. He makes 
this illogical decision and that’s why the 
old lady comes in and has been paying 
$600 for the last decade. There are commu
nity values that mediate the market. Not 
100 per cent but in many cases, there is a 
community consensus that we shouldn’t 
evict the disabled, single person; this med
iates the pressure to raise the rents. As the 
market rate goes up and up, that consensus 
breaks down. One older woman was paying 
$500, the market was paying $800. The 
landlord knew she couldn’t pay it and it 
wasn’t worth it to raise the rent; he didn’t 
really need the money. By 2002, market 
rate was up to $1100. it’s one thing to 
lose $300 a month, another thing to lose 
$600 a month (interview 2003).

poor housing quality, coping with high 
housing cost burdens and/or sharing housing 
with other residents. A community leader 
explained the choices in Brooklyn:

If a unit is unregulated, there is no eviction 
protection; there are no controls of the rent. 
If you can’t pay it, you just leave. If you 
move away from the brownstone area of 
Fort Greene and move closer to Bed Stuy, 
the tenants in the unregulated housing will 
be families pooling their resources, 
Mexican immigrant families with terrible 
housing conditions and overcrowding. One 
of the ways people cope is to crowd it out. 
You either accept sub-standard housing or 
pool your resources (interview, 2003).

Housing quality and affordability become a 
trade-off; residents fear that complaining 
about housing quality will result in displace
ment. An organiser explained that some low- 
income tenants in Fort Greene “are paying 
below market rate, but they are in really hazar
dous conditions” (interview, 2003). Some dis- 
placees, especially single parents, the elderly, 
immigrants and younger families, remain in 
the city by doubling up with family or 
friends. Overcrowding is a particularly 
serious problem in poor immigrant commu
nities. Poles and Latinos in Williamsburg, 
Africans and Latinos in Harlem, Chinese on 
the Lower East Side and an array of immi
grants in Brooklyn often live in severely over
crowded conditions merely to pay the rent.

While many low-income residents are 
forced to live in sub-standard housing to find 
affordable rents, many other low-income resi
dents live in good-quality private rental 
housing and pay below market rents. Intervie
wees throughout many of the study commu
nities described an informal housing market 
in which landlords know the tenants, in 
many cases for decades, and charge rent that 
the tenants can afford. A community leader 
explains how this works:

The informal housing market provides 
housing to many otherwise vulnerable resi- 

, dents but it is highly unstable. These are 
tenuous relationships that end as landlords 
pass away or sell their buildings. And gentrifi- 
cation itself has been chipping away at the 
informal housing market as landlords realise 
the extent of their lost income and raise 
rents accordingly.

Home-ownership is often viewed as a pro
tection against gentrification but, as housing 
values increase, rising property taxes often 
make home-ownership impossible, especially 
for the elderly and other residents on fixed 
incomes. Since 1981, New York City’s pro
perty tax structure has benefited residents 
who own and live in one to three family build
ings. Property taxes can increase only 6 per 
cent a year or 20 per cent over 5 years and 
properties are taxed only at 8 per cent of 
their assessed value (Collins and Werkstell, 
2003). A tax. benefit created to keep home
owners in Queens and Staten Island from 

Landlords are not always maximising their leaving the city now ironically provides pro
income. Many things affect the decisions tection to home-owners who would otherwise 
of landlords. There are members of the be displaced by rising property taxes. This no 
community, there are thousands and doubt provides a benefit for some low-income
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households, but few such households in into the shelter system with her son. The 
landlord did not call off that eviction 
proceeding (interview with a community 
leader, 2003).

Hartman and Robinson (2003) note that organi
sations in other pails of the country have 
adopted similar strategies. They describe these as

useful quivers in the antidisplacement 
armamentarium, and even when evictions 
are ultimately still carried out, they serve 
to dramatically publicise housing problems 
and injustices, stressing the property rights 
vs. housing rights theme (Hartman and 
Robinson, 2003, p. 484).

New York are home-owners. Interestingly, 
the tax structure may benefit moderate- 
income households who bought homes in 
neighbourhoods as they were gentrifying.

Community organisations play an impor
tant role in ensuring the availability of afford
able housing through their organising and 
housing production efforts. Even though 
many of New York’s housing units are regu
lated, thousands of units are not regulated 
and there is an important geography to the 
regulation. Since fewer units in Brooklyn’s 
inner-ring brownstone neighbourhoods are 
regulated, community organisers have sought 
strategies to stem the effects of displacement.
Lower Park Slope’s Fifth Avenue Committee The effect of these campaigns is uncertain. 
(FAC) launched an anti-displacement cam- It is hard to say whether a new neighbourhood 
paign to transform neighbourhood political norm is created in Park Slope or whether 
culture and challenge landlords who displace landlords are altering their behaviour beyond 
residents through excessive rent increases individual cases.

In addition to organising, the city’s com- 
Groups throughout Central and Northern munity development corporations and other 

Brooklyn adopted FAC’s strategy. In 2001, non-profit housing developers have produced 
the Pratt Area Community Council (PACC) thousands of units of affordable housing. The 
created Brooklyn Community Action to additional production has certainly helped to 
build leadership among people who might be relieve the need for housing but some, includ- 
faced with displacement. Their initial efforts ing those running neighbourhood non-profits, 
quickly expanded into Displacement Watch, point out the limitations. First, organisations 
a programme that “holds weekly meetings acknowledge that these efforts are a drop in 
for tenants, negotiates with landlords and the bucket compared with the housing need, 
organises letter-writing campaigns, prayer Secondly, support for higher-end housing and 
vigils and demonstrations” (Jackson, 2002), the need for affordable home-ownership 
The anti-displacement campaigns and organ- opportunities in many neighbourhoods shift 
ising efforts are designed to pressure landlords the agenda of the bigger organisations to pro- 
into reducing rents. A community leader ducing affordable home-ownership, leaving

few organisations producing housing for very 
low-income residents. The housing market 

The first case we took was for a tenant who boom has also made it more difficult for com-

(Slater, 2004).

explains an action:

lived on Myrtle above a popular restaurant, munity organisations to purchase property for 
She had a Section 8 voucher, lived there development. In the 1970s, 1980s and 1990s, 
over a decade, had a ldd and was very groups could easily find property and often 
active in the neighbourhood. A new land- acquired it for free or for a small cost from 
lord took over and served 30-day eviction the city. The city’s Third Party Transfer pro
notices to her and another family in the gramme allowed the city to transfer ownership 
building. Through a clergy campaign and of buildings with unpaid property taxes at risk 
threatening boycott of his store, we got of abandonment to other entities. Community 
her a two-year lease. This was relatively organisations used to acquire buildings 
pretty easy. The other family in the building through this programme but now find them- 
did not work with us. She ended up going selves competing with private developers.
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emphasise the enormous difficulties in 
answering “the question of whether gentriflca- 
tion harms the poor”. Yet these caveats and 
nuances are usually lost in the press coverage 
of the research: “Gentrification: a boost for 
everyone” (Hampson, 2005).

Underestimating displacement involves 
high costs for theoretical understanding of 
neighbourhood change and even higher tolls 
for poor and working-class residents and the 
tattered policies in place to give them some 
protection. Those who are forced to leave gen
trifying neighbourhoods are tom from rich 
local social networks of information and co
operation (the ‘social capital’ much beloved 
by policy-makers); they are thrown into an 
ever more competitive housing market 
shaped by increasingly difficult trade-offs 
between affordability, overcrowding and 
commuting accessibility to jobs and services. 
All of the pressures of gentrification are 
deeply enmeshed with broader inequalities 
of class, race and ethnicity, and gender 
(Atkinson, 2002; Curran, 2004; Rose, 1984; 
Smith, 1996).

We found that between 8300 and 11 600 
households per year were displaced in 
New York City between 1989 and 2002, 
slightly lower than the total number identified 
in earlier estimates (Freeman and Braconi 
2002a). However, our displacement rates are 
slightly higher, reaching between 6.6 and 9.9 
per cent of all local moves among renter 
households. We expect that both figures 
underestimate actual displacement, perhaps 
substantially, because the NYCHVS does not 
include displaced households that left 
New York City, doubled up with other house
holds, became homeless, or entered the shelter 
system—all of which were identified as wide
spread practices in the field interviews. The 
dataset also misses households displaced by 
earlier rounds of gentrification and those that 
will not gain access to the now-gentrified 
neighbourhoods in the future.

We concur with Freeman and Braconi’s 
finding that not all low-income residents are 
displaced by gentrification. The historically 
specific web of housing supports that devel
oped in New York City from the 1920s to

As Freeman and Braconi suggest, many 
low-income families stay in gentrifying 
neighbourhoods, but the interventions that 
enable them to do so all have serious limit
ations. Publicly assisted programmes are 
losing support and the informal private 
market is crumbling. Inclusionary zoning 
holds the most potential to capture some of 
the advantage of the booming real estate 
market.

Conclusion

For at least a generation, proponents of gentri
fication have argued that the process involves 
little or no displacement—and that, in any 
case, its benefits for cities far outweigh the 
costs imposed on a few unfortunate poor 
households (Sumka, 1980). In recent years, 
some proponents have gone even further to 
argue that the process is inherently good, 
even for its victims. The new urbanist archi
tect Andres Duany cries out in the pages of 
the American Enterprise Magazine with 
“Three cheers for gentrification”, contending 
that it “rebalances” concentrated poverty 
while offering the improved tax-base, “rub- 
off work ethic” and political power of the 
middle class: “It is the rising tide that lifts 
all boats” (Duany, 2001, p. 37). Georgetown 
Law Professor J. Peter Byrne does not shout 
quite as loudly in his “Two cheers for gentri
fication”, but he still contends that “gentrifica
tion is good on balance for the poor and ethnic 
minorities” (Byrne, 2003, p. 406). In an era of 
aggressive, state-driven privatised deregula
tion marked by intense rivalry among cities 
trying to gentrify themselves (Smith, 2002), 
the defiant cries on behalf of the poor, hated 
gentrifiers are at once ironic, amusing and pol
itically effective. Moreover, gentrification 
proponents have carefully selected from the 
evidence provided by Freeman, Braconi and 
Vigdor—ignoring their careful qualifications 
and warnings. Freeman and Braconi (2004, 
p. 51) caution that “Even though gentrification 
may provide benefits to disadvantaged popu
lations, it may also create adverse effects 
that public policies should seek to mitigate”; 
and Vigdor (2002, p. 171) is careful to



52 KATHE NEWMAN AND ELVIN K. WYLY

goal of home-ownership and revitalisation of 
mixed income/mixed race neighbourhoods 
will not produce the beneficial changes 
policy-makers seek if protections for low- 
income residents are not also included. 
Community actors and policy-makers have 
argued that gentrification is necessary to 
revitalise low-income neighbourhoods. But 
the context for redevelopment has changed. 
Gentrification is not a minor phenomenon 
that affects a few communities; it is evidence 
of vast urban restructuring. The recent wave 
of gentrification washed through the city 
with a speed and a force that few, if any, 
predicted. Low-income residents who 
manage to resist displacement may enjoy a 
few benefits from the changes brought by 
gentrification, but these bittersweet fruits 
are quickly rotting as the supports for low- 
income renters are steadily dismantled.

the 1970s has played a key role in mediating 
the effects of current rounds of gentrification. 
If they were not already displaced in the 
massive housing market changes of the 
1970s and 1980s, some low-income renters 
in gentrifying neighbourhoods of New York 
are protected, to a greater degree than resi
dents in many other cities, from some of the 
direct displacement pressures that have 
accelerated in recent years. The pressures on 
land markets in these global cities are parti
cularly intense. But for those cities where 
previous generations saw the creation of a 
few regulatory mechanisms, the current 
environment is mixed, precarious and set 
for dramatic change. As affordable housing 
protections are dismantled in the current 
wave of neo-liberal policy-making, we 
are likely to see the end-game of gentrifi
cation as the last remaining barriers to 
complete neighbourhood transformation are 
torn down.

For decades, New York has sought to 
attract new middle-class residents and 
federal priorities echo these strategies. But 
the recent gentrification wave has fundamen
tally altered the development context in 
many formerly disinvested neighbourhoods. 
Focused on market-based solutions, the 
neo-liberal state and even some community- 
based developers, have neglected the 
housing needs of poorer residents. Inclusion
ary zoning, housing preservation and new 
construction can complement the market rate 
and high-end affordable housing development 
and rehabilitation well underway in these 
neighbourhoods. Community organisations, 
residents and organisers are strenuously 
working to ensure that affordable housing 
exists, but the urgency of the need has yet to 
reach policy-makers at city, state or federal 
levels.

US cities are at a critical turning-point and 
New York City, as a global city with a long 
history of gentrification, is facing these 
issues earlier than many other places. It is an 
instructive case that suggests the benefits of 
housing protections for low-income residents 
in gentrifying communities and the potential 
pitfalls of weakening these supports. The

Notes
Many of the papers presented at the Septem
ber 2002 conference were published in the 
November 2003 issue of Urban Studies, 
while several others appear in The New 
Urban Colonialism (Atkinson and Bridge, 
2005).
The NYCHVS uses sub-borough areas, 
which are similar to Community Districts. 
Sub-borough areas are quite large and 
include a number of neighbourhoods with 
different political cultures, physical and 
locational characteristics and populations. 
Hartman and Robinson (2003, p. 467) cite 
evidence on the higher mobility rates of 
lower-income renters.
Freeman and Braconi’s displacement 
estimates are presented in a table in their 
article in The Urban Prospect (2002a, 
p. 2), and their definitions are described at 
length in a longer, preliminary version of 
their 2003 JAP A article that was kindly 
provided by Lance Freeman (Freeman and 
Braconi, 2002b). They exclude evictions 
from the definition of displacement 
because, they suggest, the processes asso
ciated with evictions are theoretically and 
practically distinct from the processes 
driving gentrification-induced displacement. 
In particular, Freeman and Braconi note that 
the vast majority of eviction notices are filed 
against tenants who fail to pay rent and that

1.

2.

3.

4.
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which combines the multiple waves of the 
NYCHVS, cannot therefore be used to 
obtain unbiased estimates of overall mobility 
rates. But there is no reason for any systema
tic relationship between this possible 
double-counting and the incidence of displa
cement, so our analysis should not be 
affected.
The Census Bureau has re weighted the 
microdata files when new information from 
the decennial Census counts have become 
available. The Bureau produced a matched 
version of the 1991, 1993, 1996 and 1999 
files permitting comparable analyses of 
certain trends in the existing housing stock 
for these years. But the 2002 survey (as 
well as the 2005 survey now underway) is 
weighted according to the 2000 Census 
count and thus cannot be taken as strictly 
comparable with the earlier sample factors. 
The clearest illustrations in the US include 
welfare reform, in which Ronald Reagan’s 
apocryphal (and ideologically powerful) 
story about a ‘welfare queen’ driving a 
Cadillac animated Congressional debates in 
the 1980s and resurfaced in social-scientific 
guise in the underclass literatures of the 
1990s; the transformation of public 
housing, in which underfunding and severe 
deterioration of a small subset of a small 
fraction of the nation’s small stock of afford
able government-owned housing was used to 
justify sweeping changes emphasising 
deconcentration and market-oriented vou
chers for housing ‘choice’; and the selective 
use of measures of extremely rare (but high- 
impact) events, most notably violent crime 
and terrorism, to justify increased expendi
tures on policing, surveillance and ‘secur
ity’—and to legitimate ever deeper cuts in 
investments for social welfare.
Consider the hypothetical case of two young 
people living separately with their families 
in Hell’s Kitchen in the late 1990s, as the 
area began to witness significant reinvest
ment and rental inflation. If these people 
wish to move into a new place together, 
they may not even think of looking nearby 
in their suddenly popular, suddenly unaf
fordable neighbourhood. If they manage to 
find a run-down apartment on a subway 
line in Bushwick and they are asked in the 
NYCHVS why they left their previous resi
dence, the one designated as the ‘house
holder’ will almost certainly choose ‘newly 
married’ or ‘wanted to establish separate 
household’. But as we will see from the 
qualitative results later in this study, these 
partners were unable to establish their new

most of these court filings do not result in 
actual evictions:

We have not included evictions in our 
estimate of displacement because both 
anecdote and logic suggest that non
payment evictions are more often due to 
household financial crises than to incre
mental rent increases, even if relatively 
large. Short of an abrupt shock to 
income or to non-housing household 
expenditures, a rational renter would not 
remain in an unaffordable dwelling unit 
until the point where a non-payment evic
tion order is executed (Freeman and 
Braconi, 2002a, pp. 10-11).

To maintain comparability, our analysis 
follows Freeman and Braconi in excluding 
evictions from the displacement estimates; 
yet it is crucial to recognise the substantial 
implications of this decision. Freeman and 
Braconi cite a total of 23 830 evictions in 
1999—compared with a total estimate of 
37 766 movers who were displaced over a 
4-year period (1996-99) according to their 
more limited set of criteria. As Hartman 
and Robinson (2003, p. 463) emphasise, 
tenants threatened with eviction face a long 
and complicated legal process and they 
“may move out and give up the battle at 
many different stages”. As a consequence, 
even the few official data sources on evic
tions that do exist may understate the full 
extent of forced evictions. This is particu
larly important in cases where renters are 
facing a variety of individual and household 
difficulties at the time when a landlord 
initiates the action, either through friendly 
pressures, various forms of harassment or 
formal legal process. Renters may or may 
not cite ‘eviction’ as the single most import
ant reason for their previous move when 
asked in the NYCHVS if, for example, 
they were subtly pressured by a landlord at 
the time that they were going through a 
divorce and having increasing difficulty 
paying a rent that had increased steadily 
over the previous few years.

5. We used a three-year time window for 1991 
and 1993, and a four-year window in the 
case of the other surveys. This maximises 
coverage of householders who moved 
between 1989 and 2002, but it does intro
duce the possibility of some double-count
ing: our dataset might, for instance, include 
a renter who moved into a unit in 1993 and 
responded to both the 1993 and 1996 
NYCHVS questionnaires. Our dataset,

6.

7.

8,
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household in their gentrifying neighbour
hood and would certainly have strong feel
ings about gentrification and displacement, 
even if they did not meet the strict criteria 
used here.

9. It is also important to re-emphasise that dis
placed households ‘disappear’ from the data 
if they double up or leave the city. If gentri
fication-induced displacement follows the 
pattern of eviction, this bias is likely to be 
substantial. The number of NYCHVS 
renter households reporting eviction from 
their prior residence is only about a tenth 
of the figure of actual evictions reported by 
the Rent Guidelines Board (2000, p. 56).

10. This stratification is vulnerable to the possi
bility of double-counting described in note 5 
and so the number of households is not 
shown. Since there is no reason to expect 
this replication to be more or less common 
among displacees, the rates should be 
immune to bias.

11. We considered alternative modelling 
approaches (such as probit analysis), and 
ultimately settled on the logit framework as 
the most intuitive and appropriate. Logistic 
regression makes the assumption that the 
underlying response variable is qualitative 
(directly relevant for our needs), while 
probit analysis assumes an underlying quan
titative response corresponding to the cumu
lative normal distribution function (Pampel, 
2000). Both approaches yield similar 
results in terms of coefficient direction and 
significance, but logit results are more 
readily interpreted.

12. This means that our low-income, non-poverty 
categories are comprised of students, single
person households and others with limited 
resources who would nevertheless not be 
classified as poor by the Census Bureau.

13. For example, the reference category for age 
is persons over age 65; for education, less 
than a high school diploma or G.E.D.; and 
for employment status, did not work last 
week. For the rent regulation variables, the 
reference category is private, unregulated 
market rentals: public housing and HUD- 
regulated units include those owned and 
managed by the New York City Housing 
Authority and units in buildings receiving 
subsidies that require HUD to regulate 
rents in the building. The HUD lists used 
by Census Bureau staff to code the 
NYCHVS are organised by building rather 
than housing unit, so they do not identify 
units where renters receive Section 8 certifi
cates or vouchers unless the entire building 
is federally subsidised; see US Bureau of

the Census, 1999), For the race and ethnicity 
of the householder, those choosing multi
ple responses on the 2002 survey constitute 
only 0.65 per cent of the weighted popu
lation estimate of renters moving since the 
previous survey; these householders are 
included in the category for ‘other’ race. 
The weighting procedure is necessary to 
adjust for the fact that some populations 
are represented better than others in the 
survey sample; the normalisation procedure 
is necessary because simply weighting the 
regression will artificially inflate the statisti
cal significance of coefficient estimates.
The unexpected racial and ethnic contrasts in 
displacement, coupled with the lack of con
sistent income variations, present some intri
guing possibilities. A generation of 
immigration and suburbanisation has trans
formed many facets of New York City’s 
housing and neighbourhoods, and thus it is 
entirely possible that we must reconsider 
longstanding assumptions regarding the dis
parate impacts of displacement. Yet defini
tive conclusions are problematic because of 
the invisibility of displaced renters who 
leave the city: all of the model coefficients 
for race/ethnicity and income are subject 
to bias if those leaving the city are different 
from displacees who manage to find alterna
tive apartments in New York. Obviously, the 
NYCHVS cannot be used to test for or 
control these biases. But there is a general 
consensus that out-migration cannot be 
ignored: the city is a key national source 
for retirement migrants (who tend to be 
middle- or higher-income Whites) and the 
long-running ‘balkanisation’ debate implies 
that immigration accelerates the departure 
of unskilled native-born workers (Frey, 
1996). The precise mixture of these class 
and racial/ethnic variations remains 
unclear; but Ley’s (2002) recent analysis of 
Canadian and Australian evidence points to 
the importance of housing market pressures 
more than job competition and there are 
other signs corroborating the notion that 
some displacees may be leaving the city. 
Stack’s (1996) ethnographic work reveals 
that strengthened migration streams of 
African Americans out of northern industrial 
cities have been important factors in a 
number of poor rural counties in the South. 
In an analysis of New York City in the 
1980s, Hempstead (2001, 2002) found little 
evidence that immigration-induced labour 
market competition drove unskilled native- 
born workers out of New York; but she did 
find that native-born Blacks and Whites are

14.
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equally likely to move out of the metropoli
tan area—a stark contrast to the predomi
nance of Whites in intracity and city-to- 
suburb moves (Hempstead, 2001). And in a 
rare examination of the relationship 
between migration and changes in household 
structure, Salvo et al. (1990) drew on PUMS 
data for the 1.5 million persons in house
holds who lived outside New York City in 
1980 and who had at least one household 
member who migrated from the city since 
1975; among their findings were distinctive 
patterns among native-born African Ameri
cans and Puerto-Ricans “indicative of return 
migration into existing married-couple house
holds” (Salvo et al., 1990, p. 316).
The standardised coefficients are calcu
lated as

100 x [(e^)- 1]

where, is the coefficient estimate for pre
dictor variable i; cr, is the standard deviation 
of variable and e is the base of the natural 
logs.
These findings are not conclusive and must 
be regarded with caution because of 
changes in the Census Bureau’s weighting 
procedures for different HVS samples. 
Pooling these samples and coding dummies 
for the years introduces a risk that the coeffi
cient will measure two things that cannot be 
separated: the phenomenon of interest (in 
this case, systemic changes over time); and, 
changes in the sample design and weighting 
schemes between different HVS panels. This 
risk depends on whether changes in the 
sample frame had different effects on the 
coverage of displacees versus other renters. 
Stratifying the models for separate HVS 
panels, as done here, eliminates this risk 
entirely and thus provides a safer way to 
evaluate changes over time.
Landlords can file personal holdover evic
tions to occupy rent-stabilised units for 
their own use or for use by a family member.

16.

17.

18.
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Changing Neighborhood: 
Ethnic Enclaves and the 
Struggle for Social Justice

Michael Liu and Kim Geron

O m op i hi: ij-gacies of-1 ill: Asian-AmiiRican txjiikinNCi; is nit hjrmatjon op 
distinctive ethnic neighborhoods. Today, new forms of enclaves have taken 
shape distant from the downtown locations of the traditional urban enclaves 

of Chinatown and Japantowns. Yet, since the late 1960s, it is within urban sites 
that Asian Americans have most intensely mobilized and built their organizational 
resources for social justice. This article will focus on Asian-American activism in 
urban communities, particularly traditional Asian ethnic enclaves, around land use, 
affordable housing, and labor and community preservation. In doing so, we explore 
the reasons struggles unfolded in these enclaves, drawing and building on activism 
within Asian-American communities, as well as the continuing relevance of ethnic 
enclaves to Asian-American efforts to achieve social justice.

To understand the role of ethnic enclaves in the economy and politics of the 
Asian-American community, we provide a brief history and description of the 
types of Asian ethnic enclaves. Wc examine the historic intersection and evolu
tion of enclaves and social justice organizing, the role of community activists in 
ethnic enclave-based struggles, the contemporary state of enclave activism, and 
the prospects for continuing activism.

Ethnic enclaves arc specific localities where ethnic minorities congregate, and 
possess three common features: co-ethnic owners and employees, spatial concen
tration, and sectoral specialization (Logan, Alba, and McNulty, I994J. Viewed 
instrunientally, enclaves provide protection from hostile elements in society, aid 
in the retention of cultural norms (including language), offer work in, and some
times the option of owning, an intra-ethnic business, and allow for participation
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in community, religious, and cultural organizations and residence with members 
of the same ethnic group.

Changing Character of Enclaves

Since ethnic enclaves have evolved from locations in central cities to suburban 
sites, it is necessary to develop a taxonomy of Asian-American enclaves that il
lustrates the four distinctive types:

Traditional enclaves are neighborhood communities forged before World War 
II by Chinese, Japanese, and Filipino immigrants. Housing segregation and dis
criminatory laws forced Asian immigrants into urban ethnic enclaves. They cre
ated their own institutions and their own internal labor markets (Pascual, 19%). 
These communities evolved into centers for residential housing, community and 
religious organizations, ethnic shopping, and employment. Enclaves were a means 
for protection and survival; as such, members of the ethnic community defended 
them from extinction. Traditional Chinatowns, Japantowns, and the International 
District in Seattle are current examples of this form of enclave.

Satellite enclaves developed after the 1965 Immigration Act brought new immigrants 
in large numbers to urban centers. Traditional enclaves were already overcrowded, 
and the new immigrants formed these new enclaves to provide residential space 
and easy access to the traditional enclave for goods and services. The Richmond 
District in San Francisco, Sunset Park in Brooklyn, and Quincy in Massachusetts 
are representative of this type of enclave. For example, Quincy is described as a 
“Onc-Stcp-Up” enclave; in the 1980s, Asian Americans began to settle inthistown, 
which is located adjacent to Boston.The residents are mostly families, with middle- 
class incomes, who maintain close ties to Boston’s Chinatown (Chung, 1995).

New Enclaves formed as new economic enclaves for the newly arriving immigrant 
and refugee population. Ethnic entrepreneurs first create stores that provide goods 
and services to the ethnic community. These enclaves may or may not have a 
residential component. South Asians, Koreans, and refugees from Southeast Asia 
have all built new enclaves. Many cities have encouraged the development of these 
enclaves, for the new immigrants have revitalized blighted or underutilized land. 
Little Saigon in Westminster, California, and Little India in Artcsia, California, 
are examples.

Ethnoburbs arc suburban ethnic clusters of residential areas and business districts 
in large metropolitan areas. The local context of the ethnoburb characteristically 
has a strong ethnic economy, with strongliestothegloba! economy. Ethnoburbs are 
also multiethnic communities, in which one ethnic minority group has a significant 
concentration, but not necessarily a majority (Li, J„ 1998). Most of these suburban 
communities changed demographically after the 1965 Hart-Celler Immigration 
Law. Monterey Park, California, is a prototype of such a community. The majority 
of its population is now Asian American, primarily Chinese (Fong, 1994; Saito,

I
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1998). Another example of an ethnoburb is Cupertino, California, located near San 
Jose. This city experienced rapid demographic changes in the 20 years between 
1980 and 2000, with the Asian American population growing from 6.7 to 45%, as 
large numbers of middle-class Asian immigrants moved there in search of better 
schools, as well as for other quality of life reasons (l-ai and Geron, 2006:67). In 
both of these communities, Asian Americans have built electoral coalitions to win 
local political office.

Each of these types of enclaves has been the site of race-based campaigns for 
equity, representation, and social change. Vet, for Asian-American social justice 
activists, urban enclaves, particularly the traditional ones, have been the most crucial 
environments. In this article, we focus on the particular relationship between urban 
enclaves and Asian American activism.

Asian Immigration and Enclave Formation

Before the establishment of black communities in New York and Chicago, and 
in contrast to white immigrant neighborhoods that sprang up in the 19th centuiy as 
transitional sites for acculturation into U.S. society, Chinese immigrants formed 
Chinatowns as defenses against racial violence upon their arrival in the 1850s. 
in the first part of the 20th century, Japanese and Filipino immigrants also built 
ethnic enclaves. These enclaves grew to become community centers where new 
immigrants lived and worked together, shared resources, built social and political 
organizations, and nurtured distinctive social and cultural lives. Ethnic enclaves 
are often initially located in neighborhoods in flux. Some evolve over time to be 
permanent; others are temporary and disappear as i ndi vid uals from the ethnic group 
move away (Laguerre, 2000).

Until World War II, Chinese, Japanese, and Filipinos comprised the overwhelm
ing proportion of Asian immigrants. They began arriving to the United States in 
significant numbers as laborers for the agricultural, mining, and transportation 
industries in the latter half of the 19th century. They all encountered discrimination 
and physical violence and were forced to live in segregated housing and neighbor
hoods in cities, mining towns, and rural areas. They built enclaves to have a measure 
of relative safety. Yet, as early as 1871, a white mob attacked the Los Angeles 
Chinese enclave over a minor incident among the Chinese residents (Chan, 1991: 
48). Some Chinese moved to avoid the violence and formed new Chinatowns in 
the Northeast region (Zhou, 2004).

Overtime, Asian immigrants constructed extensive communities. Little Tokyo, 
a Los Angeles community that formed in the late 1800s near downtown, swelled to 
30,000 residents by the 1930s, with thriving businesses, religious institutions, and 
community groups. The Japanese section of Seattle's International District included 
45 restaurants, 20 barbershops, bathhouses, laundries, 30 hotels and lodging houses, 
four groceries, two newspapers, and two monthly magazines (Chin, 2001: 27). In
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California, Stockton’s Filipino community grew to thousands between World War 
1 and II and was known as “Little Manila” (Laguerre, 2000).

During World War II, Japanese community enclaves were virtually closed down 
and boarded up as Japanese Americans were shipped off to internment camps. When 
Japanese American merchants and residents returned, they found a significantly 
smaller geographic community, as others had taken over the land and property in 
the Japantowns. Public redevelopment and urban renewal in the subsequent decades 
also contributed to the reduction and near elimination of these communities. One 
group of Asian enclaves had been seriously diminished.

Post-World War II Challenges to Survival

Following World War II, many of the remaining inner-city ethnic enclaves, 
which were located in close proximity to downtown financial and commercial dis
tricts, came under increasing threat of displacement by corporate interests and local 
governments. Urban renewal plans often targeted ethnic enclaves as redevelopment 
zones. Using the power of eminent domain, local governments forced out residents 
and small businesses, making way for capital investment, often international, to 
cater to tourists and implement urban gentrifiealion plans.

In San Francisco, the financial district began to outgrow its original location 
in the 1960s; developers and city leaders sought to expand into ethnic enclaves, 
including Chinatown, Manilatown, and the South of Market area, to gain ac
cess to more land (Hartman and Kessler, 1978). For Manilatown, urban renewal 
reduced what was once a 10-block neighborhood, to one block, anchored by the 
International Hotel. As other hotels were closed down and were replaced with new 
developments, many of the older generation of Filipinos were forced to move to 
other parts of the city. Chinatown’s close proximity to downtown also made it a 
prime target for urban renewal.

This process of urban renewal also occurred in other cities. In 1964, the first 
of several efforts by urban renewal forces in Philadelphia reduced the size of the 
Chinatown. Community residents resisted an effort in 1966 to place an expressway 
thorough the community. Community opposition stopped thisand subsequent plans 
by local government and corporate entities to destroy the historic Chinatown. Nev
ertheless, in Philadelphia one-fourth of Chinatown’s land, housing, and commercial 
activity has been eliminated by theseefforts (Philadelphia Community Development 
Corporation). During this period, similar scenarios of urban enclave redevelopment 
took place in other East Coast Chinatowns, in Seattle, and in California cities.

Post-1965 Enclaves and New Issues

As urban centers were being redeveloped, beginning with the liberalization of 
immigration law in 1965, new Asian immigrants from throughout Asia entered the 
United States. Though many were poor relatives of current residents, the country’s
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post-industrial, globalizing economic needs also privileged those with professional 
and managerial skills in immigration and education policy. As a result, traditional 
enclaves expanded or new enclaves were created by Asian Americans with the 
economic resources needed to live in middle-class areas. Also, residential and 
business location patterns led to the creation of new suburban enclaves for existing 
ethnic Asian populations. Many Chinese, Filipinos, and other new immigrants, as 
well as people seeking to leave traditional urban enclaves, moved into suburban 
communities. In California, for example, Chinese and other Asian immigrants 
moved into several cities in the San Gabriel Valley area that lies east of Los Ange
les; Japanese Americans congregated in suburbs such as Gardena, near south Los 
Angeles; and Filipinos were attracted to Daly City near San Francisco and Union 
City in the East Bay.

The growing, relatively educated population that came through Korean 
immigration created new enclaves. The Koreatown in Los Angeles is the largest 
Korean ethnic enclave in the United States. With its approximately 25 square miles, 
Koreatown isthe commercial centerforKoreansinLos Angeles. About 3,000 Korean- 
owned businesses were already located there in the early 1990s (Min, 1993a). It 
became a site of mass footing and property destruction following the Rodney King 
police brutality verdict in 1992 (Lee, 2000). Refugees from Southeast Asia created 
another new set of ethnic enclaves, including Long Beach's "Little Phnom Penh” 
(north of downtown and home to 50,000 Cambodians), the Vietnamese enclave in 
Westminster, California, and Fresno’s Hmong concentration (Miyares, 1998).

Asian immigrants to the United States have thus created distinctive ethnic 
enclaves fora multiplicity of reasons that reflected the needs of the ethnic group 
and the political, economic, and political realities of the time. Recently, new im
migrants have built enclaves for reasons of economics, familiarity, convenience, 
and identity. They provide a central location for marketing goods and services 
to the ethnic community and preserving cultural identity. Often, they reflect the 
transnational character of Asian Pacific migration (Hu-DeHart, 1999) and grow 
with the support of local governments that are seeking to revitalize parts of their 
city or county. Ongoing debates among scholars concern ethnic entrepreneurship 
and the ethnic enclave economy. Min Zhou (2004) provides an excellent summary 
of the main issues.

The Historic Engagement of Activism and the Enclave 

The Movement and the Place

Enclaves have become sites for oppositional resistance and the struggle for 
social justice. In the post-World War II era, a strikingly similar pattern developed 
in urban Asian ethnic enclaves—-rising land values, public-private cooperation to 
remove the enclaves, and the use of eminent-domain eviction powers to force poor, 
elderly, and working-class immigrant residents from their homes and businesses.
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The Asian American Movement (AAM)emcrgcd in the late 1960s. Intofhesc tenu
ous enclave environments, the early AAM activists gravitated.

The grievances, infrastructure, and symbolic potential of the Chinatowns, 
Little Tokyos, and Little Manilas in numerous cities channeled much of the early 
activism of the movement. Developing badly needed service programs, advocating 
around issues of the enclaves’ working-class residents, and promoting peace and 
international support, the activists rooted their organizations in the gritty streets of 
Chinatowns, Little Tokyos. and Manilatowns. In casting much of its lot with the 
interests of these communities and the residential population of workers, shopkeep
ers, street youth, and elderly, the Asian American Movement built, educated, and 
significantly defined itself.

I Wor Kucn, the Red Guard, Asian Law Caucus, Wei Min She, East Wind, J- 
Town Collective, and Katipunan ng mga Dcmokratikong Filipino (KDP) were a 
few of the many organizations that established roots in the enclaves. Among the 
deepest learning experiences for activists were the omnipresent issue of develop
ment and the campaigns to defend ethnic enclaves. There have been several notable 
campaigns to preserve enclaves from physical destruction led by community grass
roots movements. Supported by young Asian-American student activists, tenants, 
community activists, and small business owners built fledging contra-development 
movements.

Defending the Enclave from Dispersal and Destruction

Save the /-Hotel Campaign

Among the most significant campaigns was the struggle around the International 
Hotel in San Francisco. In 1968. efforts by the International Hotel's owners to evict 
elderly Filipino tenants sparked one of the longest-running urban struggles in the 
post-World War II era. After tenants successfully stalled the initial eviction efforts, 
the building, already a community center for the Filipino community, was trans
formed into a thriving movement center as grass-roots community organizations, 
arts and cultural groups, and a bookstore moved into the street-level storefront of 
the hotel (Rodan, 1970; Dong, 2002).

Until 1977, the International Hotel tenants and their community supporters 
rallied thousands of people to stop the evictions and demand the preservation of 
low-cost housing. A broad coalition of forces ted by the International Hotel Ten
ants Association, but also including Asian community activists, students, afford
able housing advocates, gay and lesbian activists, trade unions, women, and other 
progressive groups, waged the campaign to preserve low-cost housing for Filipino 
and other tenants at the International Hotel (Solomon, 1998). Literally thousands 
of people became 1-Hotel supporters and signed up to defend the hotel and the 
tenants from eviction (Kordziel, 2001). People were educated about the power of 
capital, the power of organized resistance by the people, and the government's role
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in preserving property rights over those of tenants and people. In 1977, despite 
numerous legal maneuvers and mass protests, the tenants were forcibly evicted 
in a chaotic confrontation between a human barricade of thousands and the city's 
police and fire departments. The efforts to preserve the hotel and the adjoining 
storefronts profoundly affected local development policy. No city administration 
dared to build upon the site until affordable housing and a community center 
were proposed 25 years later. Asian-American ethnic neighborhood preservation 
campaigns spread throughout the country' as community activists drew inspiration 
from the International Hotel campaign.

Sun Holel Struggle In Little Tokyo

Another mobilizing struggle began in (he 1960sin Los Angeles. The city sought 
to transform Little Tokyo from a historical, residential community into a tourist 
attraction for wealthy Japanese businessmen. In 1976, the Little Tokyo People’s 
Rights Organization (LTPRO) formed to unite tenants, small businesses, and com
munity supporters to defend the community from a government-sponsored corporate 
takeover. LTPRO became the focus for a number of local movement organizations 
(Masaoka, 2004). The organization was determined to stop the removal of residents 
and small businesses to make way for a tourist hotel. Community activists dramati
cally occupied buildings such as the Sun Hotel to stop the evictions. They succeeded 
in bringing together different classes within the Japanese-American community to 
work against a perceived "second mass eviction" (the first mass eviction being the 
incarceration of Japanese Americans during World War II).

Although ultimately unable to stop the construction of (he hotel, they suc
ceeded in mobilizing the larger Japanese-American community in efforts to save 
the enclave. Due to such grass-roots efforts, much of the physical community 
remains, providing small business services and some affordable housing, primarily 
for elderly community members. It also retained its identity as a center for social, 
cultural, and religious activities and community organizations for future genera
tions. This organizing effort evolved into the fight for redress and reparations for 
Japanese Americans. The Los Angeles activists became a critical contingent of the 
Japanese-American activists all over the country who successful took up the issue 
of demanding compensation from the U.S. government for its mass incarcerations 
of Japanese Americans during World War II (Nikkei, 1980).

Other Enclave Struggles

Catalytic, mobilizing campaigns look place across the country: in Chinatowns 
in Philadelphia, New York, and Boston, Nihonmachi in San Francisco, and the 
International District in Seattle. In each case, grass-roots organizations organized 
around issues related to development, sank roots in the community, and continued



Ethnic Enclaves and the Struggle for Social Justice 25

to take up other community or social issues (Liu, 1999; Kwong and Misccvic, 
2005; Chin, 2001; Lin, 1998).

The Contemporary’ Role of Enclaves

Asian-American urban enclaves, particularly historic, older enclaves, today 
tend to be mobilizing sites that arc critical to Asian-American struggles for social 
justice. This is true for several reasons: numerous grievances, the concentration of 
resources, the culture of resistance, and the availability of framing symbols. This 
pivotal role may increasingly migrate from older to more recent urban enclaves.

Grievances

The urban transformation of the cities that began in the 1950s has continued 
unabated, creati ng the condi tionsfor ongoing grievances and confrontations between 
development capital and residents. Los Angeles, New York, San Francisco, Boston, 
Seattle, and Philadelphia have followed post-industrial development paths or pur
sued post-industrial economic futures that emphasize downtown areas to nurture 
corporate headquarters, law firms, and financial services and theirconcomitant elites 
(Sassen, 2001). These areas are precisely where many older enclaves are situated 
(the New York, San Francisco, and Boston Chinatowns, and Little Tokyo in Los 
Angeles). The contemporary attraction of urban sites for the post-World War II baby 
boomers and younger professionals has contributed a second, exacerbating factor 
that affects newer enclaves. Over the past decades, newer enclaves have revived 
neglected areas, making them more attractive to other, more advantaged popula
tions. Thus, the construction of financial centers, hotels, shopping malls, sports 
pavilions, upscale housing, hospitals, and universities, along with all the physical 
manifestations of globalizing cities, have often occurred on the rubble of enclaves. 
In 2001, Boston's Chinatown, for example, enumerated 30 developments proposed 
or under construction in its environs (Boston Transportation Department, 1999).

The population of poorer residents in urban enclaves also experiences a con
stant stream of other grievances over labor conditions, housing, education, and 
services. They are consequently a constituency open to mobilization. Enclaves tend 
to house the most-exploited, least-advantaged sectors of Asian-American popula
tions. Southeast Asian populations in urban enclaves tend to have particularly low 
socioeconomic indicators (Ong and Hee, 1994; Lai and Arguelles, 2003), and the 
influx of immigrant workers, many with low educational attainment and uncertain 
legal status, has led to numerous labor abuses.

Repertoires of Contention

The history- of organizing in such enclaves has also created a culture of resistance 
and mobilizing traditions. To enclave residents engaging in petitions, protests, and

§
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rallies, these actions do not appear to be as great a risk as they did in the past. The 
familiarity of such tactics, including occasional acts of civil disobedience, removes 
obstacles to their application in mobilization. The repetition of protest tactics also 
opens communities to less familiar ones. Thus, in 2004 the Chinese Progressive 
Association (CPA) Boston was able to lead a community sit-in at the mayor's office, 
the only time an Asian-American group has done so. In doing so, CPA built upon 
its two-decade history of grass-roots organizing through protest politics.

Newer enclaves have shorter histories of opposing government and private 
institutions and mobilizing challenges to powerful corporate and government poli
cies. Issues such as development and youth organizing, however, have mobilized 
these new enclaves.

Community Resources

Having built upaconcentration of service.advocacy, and social change organiza
tions since the 1960s, enclaves have the most developed community infrastructures 
within Asian-American communities. Boston Chinatown, for instance, has 75 
organizations within the 25 square blocks that comprise this small neighborhood 
(Liu, 1999). This creates a force willing to confront threats to the neighborhood. 
Sucft a concentration also aggregates and often supports Asian-American activists 
through opportunities for staff positions and voluntary committees and boards. When 
grievances arise, often there is an organization willing to respond and organize 
around it. Depending on the issue, grass-roots groups can draw upon the support 
and resources of other parts of the community infrastructure.

A particular feature of Asian-American enclaves has been the development of 
community-based labor organizations, such as the Chinese Workers and Staff As
sociation in New York, Asian Immigrant Worker Association in Oakland, and the 
Korean Immigrant Workers Alliance, which began in the late 1970s, early 1980s, 
and early 1990s, respectively. These organizations and others have waged numer
ous campaigns to defend low-wage immigrant workers who work and often live in 
cthnicendaves. The demands offoodindustiy, construction,and light manufacturing 
workers for solidarity and labor protections, combined with the labor movement's 
reluctance to organize these workers, eventually led to the development of com
munity-labor centers that generally seek to improve working conditions and build 
worker power (Kl WA. 2007).

New urban enclaves and ethnic Asian communities have also catalyzed struc
tures of social justice organizing, though they are less extensive than those in 
older enclaves. Enclaves that house Southeast Asian populations tend to be more 
disadvantaged, with lower socioeconomic indicators, and more significant youth 
violence. This situation generates a larger number of grievances. Despite a com
munity infrastructure that is not as extensive as that of older historical enclaves, 
they are nonetheless significant. Many activists from Asian-American communities 
are working in these ethnic Asian enclaves, whose communities historically have
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had limited access to resources and organizational development. Groups such as 
the Asian Pacific Environmental Network are working with the Laotian community 
in Richmond and Oakland, and the Coalition for Asian and Pacific American Youth 
works with Khmer and Vietnamese youth in Greater Boston.

Framing of Issues

The complex economic development and community struggles have served to 
train activists in class dynamics, institutional roles, and organizing strategy and 
tactics. Enclaves aremulti-classstructures, primarily involvingsmall business own* 
ers, professionals, workers, and sometimes, criminal elements. In larger enclaves, 
transnational corporations and larger capitalists are also involved. Mobilizing the 
community often requires confronting class conflicts and relations. How to develop 
a particular piece of land often hinges on competing, class-based visions of a com
munity, such as in Boston’s Chinatown. There, the conflict over the construction 
of a mixed-use, mixed-income, 30-story tower on a contentious parcel of land 
involved differing visions of a working-class Chinatown or a multi-class “new 
urbanist” neighborhood (Leong, 1997; Lowe and Brugge, 2008).

Participants in enclave struggles learn the fundamental importance of organiz
ing those with a direct stake in the outcome and proceeding front a popular base. 
They also learn the role of coalition building within and beyond the immediate 
community, and the strength and constraints of cross-community alliances. Short
term, immediate concerns must be balanced against long-term needs for structural 
change. Struggles rooted in the socioeconomic problems in enclaves offer a great 
deal of material for working out ideological frames and messaging.

Contemporary Enclave Campaigns

Enclaves are sites where activists repeatedly mobilize, with contemporary 
struggles taking a variety of forms. Development struggles dominate many en
clave agendas and arc closely related to housing struggles against exploitative rent 
increases and evictions. Enclaves also host a range of other issues, such as over 
political power, labor, environmental justice, immigration, and policeabuse. Recent 
development struggles have become a survival issue for smaller ethnic enclaves, 
such as the Japantowns and East Coast Chinatowns.

In the year 2000, Asian-American activists and mainstream community groups 
successful defeated a proposed professional baseball stadium on the northern border 
of Philadelphia's Chinatown. United against that development was a spectrum of 
organizations that believed the stadium threatened the future of the 12-city-block 
neighborhood. They mobilized one thousand people for rallies and packed hearings, 
successfully defeating the stadium proposal (Asian Week, 2000).

Little Tokyo in Los Angeles is one of the three remaining Japanese enclaves, 
along with San Erancisco and San Jose. Each has fought for survival by focusing
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on rebuilding its neighborhoods, while fending off further encroachment. In Los 
Angeles, activists have united around a multiyear battle to construct a gym that 
is considered essential for reviving community life in the area. Their rallies and 
attendance at hearings have brought together students, basketball kids and (heir 
families, residents from affordable housing, seniors, and martial arts enthusiasts. 
They have come into conflict with city cultural institutions opposed to the siting 
of the gym and the proponents of new jails and city policing institutions (J-town 
Voice, 2003).

Boston's Chinatown faces similar issues and has organized against luxury 
developments through community referendums, sit-ins, and traffic tie-ups (Leong, 
1997; Fight Liberty Place, 2002; Lowe and Brugge, 2008). In San Francisco’s Ja- 
pantown, activists have fought to ensure community influence over, access to, and 
retention of a local shopping mall and theater after they were sold to non-Japanese 
developers (Buttress, 2006; Said and Zito, 2006).

Development campaigns include enclaves that are attempting to rebuild them
selves as well as newerones facing similarpressurcs. Although nearly all the original 
Manilatowns have been redeveloped into oblivion, Filipino activists have taken a 
proactive strategy to reestablish an enclave in San Francisco. The memorializing 
of the International Hotel site through the Manilatown Center and the attempt to 
rcconsolidate an urban enclave in Sait Francisco’s South of Market area speaks 
to the unique roles such sites play in mobilizing young activists and community 
elders. Thus, young activists are staffing community development entities that are 
creating housing and reviving community rituals such as the Flores dc Mayo, a 
religious observance (Matthews, 1998)

New urban enclaves face similar problems but have fewer ongoing social justice 
organizations. They often turn to more established tactics used by others. In 2007 
in Seattle's Little Saigon, a plan to build a major mixed-use development of big 
box retailers, luxury condos, and parking threatened scores of Vietnamese busi
nesses. Mobilizing efforts demanded hearings and meetings. During the rebuilding 
of New Orleans, Louisiana, however, strong grass-roots protest politics emerged. 
Vietnamese living in the New Orleans East community successfully fought off a 
new landfill for waste from Hurricane Katrina.

In larger urban enclaves, such as the Chinatowns in New York, San Francisco, 
and Oakland, population growth has assured an indelible presence for Asian Ameri
cans. Within them, organizing around development focuses on the character of the 
enclaves. Campaigns centering on affordable housing and associated evictions 
of poor and elderly tenants mark efforts to maintain their role as working-class 
communities. In Oakland, for example, since 2003 the Pacific Renaissance Plaza 
has been at (he center of a community fight to preserve affordable housing for the 
Chinese community. In April 2003, several community-based groups formed the 
Stop Chinatown Evictions Coalition and sought to stop evictions of residents of 
the 50 units of affordable housing (W’u, 2005).
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Enclave-based mobilization has also focused on housing and labor issues. New 
York, Los Angeles, San Francisco, and Boston all have variants of community- 
based worker centers, which are waging fights over withheld wages and working 
conditions, and launching unionization drives. These organizations have battled 
runaway shops, taken on sportswear manufacturers over severance settlements 
and electronics assembly plants over health violations, and generally sought union 
contracts. A typical struggle, involving employment of workers in marginal light 
manufacturing, was a demand for severance from the South Boston Proman fac
tory. The owner laid off all of its 40 Chinese and Latino workers, some of whom 
had worked for decades at the plant (which was slated for closure), but offered no 
severance or notice. In another notable campaign, the Korean Immigrant Workers 
Association has organized the 60 primarily Latino workers at Assi Market in Ko
reatown in a unionization drive that has lasted over four years. The Rhee brothers, 
local Korean Americans, own Assi Super. In both housing and labor issues, class 
conflicts within the enclave and the community at large have emerged. Owners of 
abusive shops arc often leaders or influential members of the community.

Other work includes building electoral influence and fighting police brutality and 
hate crimes. Despite the low voter registration rates in enclaves, the concentrated 
population is sufficient to create an electoral base for political office and referen
dum^ For example, in 2005 Chinese Progressive Association (San Francisco) was 
part of a successful campaign to increase the minimum wage in the city. In terms 
of police abuse, in the 1970s and 1980s New York's Chinatown became a hotbed 
of protests against police beatings of local motorists. In Boston's Chinatown, the 
case of Long Guang Huang, an immigrant beaten by an undercover police detective, 
proved to be a watershed in catalyzing a sense of basic rights among the Chinese 
population. The community developed a successful yearlong campaign to suspend 
the officer. Within thiscnclave, in the 1980s the Asian American Resource Workshop 
organized against hate crimes, particularly with respect to the murder of Southeast 
Asians in the Greater Boston area.

Limits of Asian Enclave Organizing

Among the major trends that have mediated social justice organizing in the en
claves are the consistent rightward drift in the United States since the late 1970s, the 
growth and development of the nonprofit sector, and the changing nature of Asian 
enclaves. Since the 1970s, the ruling class has successfully imposed a muscular 
neoliberal ideology, increased profits by attacking the conditions and rights of the 
working class and people of color, and reasserted its global hegemony. Challenging 
the neoliberal agenda in urban communities has been extremely difficult due to 
limited resources and the lack of alternative visions of how to solve longstanding 
social ills. The call for the fundamental redistribution of power, the elimination of 
social inequalities, challenges to class hierarchies, and ending the system of racial
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oppression remain the purview of a small cadre of community activists who arc 
committed to deep societal transformation.

At the same time, the Asian-American organizational infrastructure continued 
to expand and adopt the tax-exempt 501(c)(3) organizational model to address the 
growing Asian-American populations. This has served and delimited organizing. 
It has meant that at least a small number of organizations constitute a reserve for 
hosting organizing around social justice. However, by primarily working through 
that structure, such organizations have at least minimally accepted significant formal 
and legal limits on their political activity.

The example of Asian Americans for Equality (AAFE) illustrates this institu
tionalization and retreat. Having built its reputation through a militant mobilization 
for construction jobs and its open association with a Marxist organization, over 
time it has become a multi-million-dollar community development corporation. 
Rather than being critical of the system, its growth has been predicated on working 
closely with focal and state government, becoming dependent on foundation and 
public funds. Its primary political efforts are concentrated in electoral politics, and 
its former presidents have often run for political office. One indication of its chang
ing stance was AAFE’s decision to better position its president, Margaret Chin, for 
election to the city council. It lobbied for redistricting so that Chinatown would be 
connected with the wealthy and white downtown areas, rather than with a poorer, 
predominantly Latino area in the Lower East Side of Manhattan. In effect, A AFE's 
vision for the enclave shifted from alliances with disadvantaged communities of 
color to one with an elite sector to achieve electoral aims (Lin, 1998; Cho, 1994; 
Hevesi, 20()3).

Lastly, the changing nature and diversification of enclaves are also critical fac
tors. Over the decades, the results of campaigns to improve the prospects of ethnic 
enclaves have been uneven, and changing demographics and residential patterns 
of the Asian-American population have diminished the singular importance of 
traditional ethnic enclaves in Asian-American political dynamics. Moreover, newer 
urban enclaves such as Little Saigon and New Phnom Penh more sharply encap
sulate some of the structural issues. Southeast Asian populations tend to be more 
disadvantaged, with lower socioeconomic indicators, increased social problems 
(such as significant youth violence), and deportations of immigrant youth. This 
situation generates a heightened set of grievances.

New enclaves also possess their own distinct dynamics and issues. The sudden 
entry of large numbers of Southeast Asian refugees brought a wave of hate crimes 
and killings in the early years of their settlement. That newer enclaves had relatively 
limited numbers and their community resources were still emerging presented dif
ficulties for organizing around these issues; moreover, political struggles at times 
centered on homeland issues. The reasons for this arc complex. For example, 
many of the original community leaders were closely associated with the United 
States in the Southeast Asian wars. Their community leadership structure tends to
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remain conservative and some harbor strong anticommunist sentiments. They lack 
a common experience of working within the larger Asian-American community 
and with other racial minorities to achieve social justice goals. This is particularly 
pronounced among the traditional leadershipof the Vietnamese and other Southeast 
Asian communities. Nevertheless, the emphasis of enclave-based organizing will 
probably increasingly shift to these newer enclaves, given the significant social 
problems that must be addressed.

Conclusion

We have described how Asian-American enclaves became ongoing, potent 
sites of engagement for Asian-American activists. Within these enclavesare found 
social justice groups such as the Asian Immigrant Workers Association, Asian 
Pacific Environment Network, Chin Jum Wor Ping (Oakland Chinatown), Nosei 
(San Francisco Nihomnachi), J-town Voice, Nikkei for Civil Rights and Redress 
(formerly the National Coalilion for Redress and Reparations in Lillie Tokyo, Los 
Angeles), the Korean Immigrant Workers Association (Koreatown in Los Angeles), 
Chinese Workers and Staff Association and CAAAV: Organizing Asian Communi- 
ties(New York's Chinatown), Chinese Progressive Association (Chinatowns in San 
Franciscoand Boston), Asian American Resource Workshop (Boston’s Chinatown), 
Asian Americans United (Philadelphia’s Chinatown), and Chinatown Center for 
Collective Action (Chinatown in Los Angeles). Although organizations such as the 
Chinese Progressive Associations and NCRR-LA have roots in the 1970s, others 
are more recent activist groups.

Contemporary enclaves engage groups and activists because, as a nexus of large 
and small capital exploitation, they generate ubiquitous neighborhood tensions. 
Situated within localities of the global movement of capital, their proximity to 
downtown and convention centers leads development capital to view Asian ethnic 
enclaves as expendable, blighted areas that can be transformed into various forms 
of capita] investment. Yet significant social movement elements reside in these 
communities, with organizational and social resources, a culture of resistance, 
grievances, and relatively clear structural contradictions. Thus, enclaves exist in a 
physical environment where land usage versus comm unity control iscomested.This 
contest has inspired the formation and expansion of groups. J-town Voice formed 
to revive and preserve Little Tokyo (Yoshimura, 2004), while CAAAV expanded 
their work to Chinatown to confront the issue of gentrification (Bai, 2004).

Because of the value of enclaves as centers of community history, cultural pride, 
and community life and economics, Asian Americans nationwide have organized 
in their historical communities. Asian Americans have taken up a wide spectrum of 
social justice issues—environmental justice, the rights of workers, immigrants, and 
women, particularly working women, as well as opposition to war—by building 
temporary and more permanent community-based organizations that reflect (heir 
communities' interests and cultural roots. Young activists have been instrumental
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in constructing many of these organizations and in infusing older community or
ganizations with new energy' and new ideas that reflect 21 st-ccniuiy sensibilities. 
The combination of immigrants, American born, young and old, male and female 
is a powerful weapon in the hands of the Asian-American community to build a 
culture of resistance and struggle in enclaves.

Enclaves concentrate and forge a critical mass of social justice activists, yet 
social justice work faces significant obstacles given the rightward trend of the 
country, the institutionalization of the nonprofit sector, and changing demograph
ics of the Asian-American population. The existence of enclave activism does 
not ensure their transformation into a sustained social movement. Social justice 
movement building must also adapt to a new environment. In the near future, older 
enclaves will remain the sites that primarily nurture Asian-American activists, 
yet student, community, and labor activists must increasingly shift their attention 
to new enclaves and link these efforts to overarching organizing efforts in Asian 
immigrant communities.

furthermore, the framevvork fora strategy and vision for that movement may arise 
from these sites, but could also surface elsewhere, in fact, the overwhelming nature 
of day-to-day demands is a major obstacle to developing a broader perspective. In 
the 1960s, adynamic interaction between the community and campus—think of the 
Black Panthers or the origins of the Asian American Movement itself—incubated 
the dominant alternative visions. Organizing within enclaves must develop as part 
of a larger movement involving multiple social sectors to realize the potential of 
these sites as bases for social justice organizing.
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socieiy? Which households benefit and which ones lose as neighborhoods turn over? What are 

the likely consequences of policies intended to mitigate or slow the pace of gentrification? Will the 

recent gentrification of U.S. central cities revert, persist, or expand further, eventually inverting the 

dominant 20th-century pattern of rich suburbs and poor central cities?

An understanding of the causes of recent gentrification can inform answers to these questions. For 
example, the relative importance of supply and demand for neighborhood housing and amenities 

may have implications for policies intended to slow the pace of gentrification. If gentrification is 

primarily caused by an increase in the supply of housing, then restrictions on such supplies might 
effectively mitigate some of the negative consequences for existing residents. If gentrification is 

primarily caused by an increase in the demand for amenities, however, then development restric
tions may perversely amplify housing price increases and subsequent displacement effects. An 

understanding of the changes in the geography of jobs or amenities can help us understand gen- 
trificationb consequences for commuting and consumption by low- and high-income households. 
Another example is that the relative importance of temporary policies, unstable amenities, durable 

factors, or changes in tastes may help policymakers, households, and businesses forecast future 

neighborhood changes.

A main challenge for understanding the relative importance of the causes of recent gentrification is 

the tendency for endogenous factors to reinforce neighborhood change. Just as development activity 

might attract new residents of higher SES, those residents may subsequently attract new retail stores and 

employers and also more new residents of higher SES. Wry strong responses in endogenous factors to 
small initial causal factors can potentially further increase neighborhood status, creating a self-sustaining 

cycle for gentri lying neighborhoods. Although we may be able to make progress on understanding 
the proximate causes of gentrification, it may be more difficult to uncover deep, fundamental factors.

In this article, we first highlight some features of recent gentrification that popular understandings of 
gentrification often do not emphasize to provide background for our subsequent discussion. Then, 
we survey recent progress on understanding the causes of gentrification in U.S. cities since 2000, 
focusing on four papers presented at the 2016 Research Symposium on Gentrification and Neighbor
hood Change. (Other articles in this symposium of Cityscape focus on characterizing recent gentrifica- 
tion and understanding the consequences of gentrification.) Although some progress has been made 

in identifying some causal factors, we still do not have a complete account of the relative contribution 

of many factors. We suggest remaining questions and opportunities for future research.

Features of Recent Gentrification
The term gentrification elicits many definitions. In this article, we refer to gentrification as the pro
cess in which neighborhoods with low SES experience increased investment and an influx of new 

residents of higher SES. Other markers of gentrification include changes in physical, cultural, and 

demographic characteristics. Improvements in amenities, such as safety or shopping, and increases 

in housing values and rents also commonly characterize gentrification.

Beginning in the 1970s and 1980s, some isolated cities and neighborhoods in the United States 

saw reversals in status declines, inspiring an early wave of research on inner-city gentrification.
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SES = socioeconomic status.
Notes: The 168 Core Based Statistical Areas (CBSAs) had a combined population of203 mgon in 2010. The reported aver
ages are weighted by each tract's population share within CBSA, so each CBSA is weighted ectuaSy. SES index = average of 
within-CBSA percentile tanks in (1) coHege-educated share of 25+ population and (2) average household income. In 1880. 
SES index = wlthin-CBSA percentte rank in occupational income score. Distance from city center = ring containing nearest 
consistent-boundary tracts to city center comprising (n) percent of the 1960 CBSA population but excluding (n-1) percent ot 
the 1960 CBSA population, where n is an integer between 1 end 100. For example, tracts in the 10-percent ring include the 
nearest tracts to the city center comprising 10 percent of the 1960 CBSA population but exclude the nearest tracts to the city 
center comprising 9 percent of the 1960 CBSA population. Tracts in the 10-percent ring are, on average, 3.3 kilometers (km) 
from the dty center (standard deviation = 2.9 km, 10th percentile = 1.5 km, mecSan = 2.6 km, 90th percents = 5.0 km). City 
centers are Horn the 1982 Census of Retail Trade (Fee and Hartley, 2013).
Source: Authors'calculations using 48,068 consistent-boundary census tracts in 168 large U.S. metropolitan areas (CBSAs) 
in 1960 and 31 CBSAs in 1880 (for more details, see Lee aid Lin j2015p

These data draw from Lee and Lin (2015). based on decennial censuses from 1880 to 2010 and 5-year ACS data front 
2006 to 2010 (Logan etal.. 2011; Logan, Zengwang, and Stults, 2014; Minnesota Population Center, 2011; Ruggles el al., 
2010; Tatian, 2003). Lee and Lin (2015) selected these 168 large metropolitan areas based on available census tract data in 
1960, and these metropolitan areas contain about two-thirds of the total U.S. population today. Tract data are harmonized 
to 2010 census boundaries.
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What Have We Learned About the Causes of Recent Gentrification?

Gentrification in this period was typically slow, was confined to downtowns in the largest cities, 
and occurred in historically White or mixed neighborhoods (Freeman, 2009; Smith, 1996).
On average, though, U.S. downtowns continued to have low SES. Since 2000, the revival of 
central-city or downtown neighborhoods has expanded, as noted by many researchers, including 

Baum-Snow and Hanley (2016); Couture and Handbury (2016); Edlund, Machado, and Sviatschi 
(2015); and Lee and Lin (2015).

Exhibit l summarizes some of these findings by displaying neighborhood SES in 1880 and 

between 1960 and 2010 within 168 laige U.S. cities, using consistent-boundary census tracts, 
U.S. decennial censuses, and American Community Survey (ACS) data (Lee and Lin, 2015).1 We

Exhibit 1

U.S. City Structure and Neighborhood Status, 1880 to 2010
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compuie an SES index for each census tract (or “neighborhood”). This index averages a neighbor
hood's percentile rank within its metropolitan area’s distribution of (1) the share of adults 25 years 

and older with at least a college degree and (2) average household income.2 Because each index 

input is scaled as a neighborhoods percentile rank within a metropolitan area, the SES index 

ranges between 0 and 1.

To better reflect the structure of the average U.S. metropolitan area, rather than the experience of 
the average neighborhood, our measure of city center proximiLy depends flexibly on the historical 
within-metropolitan area distribution of population. We classified tracts into fixed categories 

based on the cumulative share of the total metropolitan population nearest to the city center in 

1960. For example, tracts in the “10-percent ring" contain the closest 10 percent, but exclude the 

closest 9 percent, of the metropolitan area population in 1960. (Across cities, the average tract 
centroid in the 10-percent ring is 3.3 kilometers from the city center and the median distance is 

2.6 kilometers.) Although similar patterns can be seen using geographic distance instead (see 

appendix exhibit A-l), our flexible measure of centrality adjusts for generally latger downtowns 

in latger metropolitan areas. For example, one would generally find dense urban neighborhoods 

8 kilometers from the center of Chicago, Illinois, but, at the same distance from central Green Bay, 
Wisconsin, one would be more likely to find farmland. The effect of our measure is to compress 

geographic distances in larger cities so that comparisons across cities at a fixed “distance" are more 

likely to compare neighborhoods with similar access to jobs and amenities. Further, changes in tract 
SES are weighted by the tract share of the total population in each ting, reducing the influence of 
the preponderance of neighborhoods in large cities such as New York, New York, or San Francisco, 
California.

Since the 1970s, and especially since 2000, downtown gentrification has strengthened and a grow
ing number of neighborhoods have gentrihed. As exhibit 1 indicates, the average SES index for 
downtown neighborhoods has steadily increased since the 1970s, and these increases strengthened 

after 2000. Panel A of exhibit 2 shows the share of downtown tracts3 experiencing a 2-quartile 

increase in the SES index since 1960—for example, from the lowest-SES index neighborhood in a 

metropolitan area to the median-SES index neighborhood or from the median-SES index neighbor
hood to the highest-SES index neighborhood. In 1970, only 1.1 percent of downtown tracts in big 

cities4 had experienced such large increases in SES since 1960. By 2010, that share had increased 

to 7.7 percent. A smaller share of downtown tracts in small cities have also seen increases in SES 

since 1960, and that share has also increased.

Panel B of exhibit 2 also illustrates one reason why public awareness of gentrification has grown: 
the increasing share of metropolitan areas with at least one downtown tract that has experienced a 

2-quartile increase in the SES index since 1960. In 1970, only one in four large cities and virtually 

no small cities had at least one gentrifying downtown neighborhood by this measure. By 2010, 1

1 Neighborhood change can be characterized in many ways. The inputs to this index are easily obtained and highly 
correlated with other measures of SES. Baum-Snow and Hartley (2016) use standardized scores instead of percentile tanks 
to normalize their SES index inputs to similar effect. They also include percent non-Hispanic White in their index.

Downtown tracts’ in exhibit 2 are those consistem-boundaty tracts closest to the city center comprising 10 percent of the 
metropolitan area population in 1960.

Big cities’ in exhibit 2 are the 26 metropolitan areas in 1960 lhaL had populations of at least 1 million.

3 «

4 «
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Panel A. Downtown Tracts

Big-city tracts

Small-city tracts
TT T T

1980 1990 2000 20101970
Year

Panel B. Metropolitan Areas

Big cities

Small cities —*

T T
20001980 20101970

Year

SES = socioeconomic status.
Notes: Downtown tracts are consistent-boundary census tracts closest to the city center comprising 10 percent of the Core 
Based Statistical Area population in 1960. Big cities (solid lines) are 26 metropolitan areas with populations of at least 1 mil
lion in 1960. Panel A shows the share of downtown tracts. Panel B shows the share of metropolitan areas.
Source: Authors’ calculations using census data
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Exhibit 2

Gentrification Has Spread to More Neighborhoods and Metropolitan Areas Since 1960
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more than one-half of all large cities and 15 percent of smaller metropolitan areas had seen such 

changes. Thus, during recent decades, an increase in SES near city centers has occurred along with 

an expansion of this pattern to more neighborhoods and more cities than before.

Researchers have also noted that recent downtown changes are characterized not by population 

growth but by large shifts in the composition of households—toward higher-SES residents. Baum- 
Snow and Hartley (2016), Couture and Handbury (2016), and Kolko (2016), on the basis of census 

table decompositions by race, age, and education, found that White, prime-age, college-educated 

households have been more likely to choose downtown neighborhoods since 2000 compared 
with earlier periods. A complementary finding, consistent with laige composition shifts seen in 

downtown neighborhoods, is that other race, age, and education groups are living in downtown 

neighborhoods at similar or less frequent rates since 2000 compared with earlier periods.

Another common finding by Baum-Snow and Hartley (2016); Edlund, Machado, and Sviatschi 
(2015); and others is that, since 2000, the employment of college-educated workers is no longer 
declining in traditional downtowns (and is even increasing in some cities), while jobs that require 

less education and lower-skilled jobs continue to decline downtown. Results by Baum-Snow and 

Hartley (2016) and Couture and Handbury (2016), discussed in more detail later, suggest that 
high-SES households moving downtown appear to have increased their valuation of downtown 

amenities since 2000 compared with earlier periods. Many researchers, including Ellen, Horn, and 

Reed (2016), also have noted the large decline in crime, especially violent crime, in central cities.

Several features of recent gentrification often are not highlighted in the existing literature. For 
example, exhibit 1 also shows that more socioeconomically advantaged populations used to live in 

U.S. downtowns, based on occupational income scores for 31 metropolitan areas in 1880. (Because 

neighborhood income is not reported in the 1880 census, Lee and Lin |2015] used occupational 
income scores, which are national averages of income by occupation, weighted by the share of each 

neighborhood’s residents employed in each occupation.) Despite improving fortunes, downtowns 

as a whole are still less advantaged than metropolitan areas as a whole. Baum-Snow and Hartley 

(2016) noted that, among the largest 120 metropolitan areas, only 2 had downtowns that had a 

higher SES compared with that of the average neighborhood in the metropolitan area in 1980. By 

2010, that figure had improved to just 11 of 120 metropolitan areas. Further, downtown revival is 

still limited to a narrow geographic area: on average, neighborhoods beyond 3 kilometers of city 

centers have a lower SES index in 2010 compared with 1960. A recent study by Guerrieri, Hanley, 
and Hurst (2013) highlights the fact that recent gentrification is strongly spatially dependent on 

historical patterns of neighborhood incomes. This spatial dependence points to the importance of 
localized rather than regional or global Factors in recent gentrification.

A final feature of recent gentrification that we highlight is the heterogeneity of changes across 

neighborhoods and metropolitan areas. Exhibit 3 shows some of this heterogeneity in neighborhood 

change by metropolitan area size and downtown status.9 Each box shows the 25th, 50th, and 75th 

percentiles of changes in the neighborhood SES index from 1960 to 2010 according to the quartiles 

of tracts’ initial SES index value in 1960 and separated by small and big metropolitan areas and 

downtown and peripheral neighborhoods. (Changes in the neighborhood SES index depend on tracts’

1 Definitions for 'downtown tracts’ and for "big" and ‘small’ cities are the seme as in exhibit 2.

14 Gentrification
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Exhibit 3

Heterogeneity in Neighborhood Change, 1960 to 2010
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initial SES index value in 1960. For example, tracts in the bottom quartile in I960 cannot experience 

declines in their SES index by mote lhan one quartile, or 25 percentile points. Tracts in the top quartile 

in 1960 similarly cannot experience increases in their SES index by more than one quartile.)

Starting with the bottom quartile of neighborhoods by the SES index in I960 on the left, the 

exhibit shows that the median big-city downtown neighborhoods experienced greater increases in 

the SES index compared with outlying big-city neighborhoods and all small-city neighborhoods. 
About one-fourth of these tracts, however, saw no increase or they declined. Further, many 

bottom-ranked small-city and peripheral neighborhoods saw increases of more lhan three quartiles 

in the SES index. This finding is consistent with some recent work finding gentrification outside of 
downtowns (Hackworth and Smith, 2001) and a broadening trend of gentrification in historically 

Black neighborhoods (Freeman and Cai, 2015; Hyra, 2008; Owens, 2012). Last, the divetgence 

between big- and small-city downtown neighborhoods indicates that gentrification, in general, is 

more prevalent in larger cities than in smaller dries.

Turning to the middle (2nd and 3rd) quartiles of neighborhoods by the SES index in 1960, the 

exhibit shows that downtown neighborhoods experienced similar changes in the SES index com
pared with other neighborhoods. One potential implication of this pattern is that factors driving 

the gentrification of low-SES downtown neighborhoods are absent or less prevalent in middle-SES 

downtown neighborhoods.
j
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Finally, the lop quartile of neighborhoods by the SES index in 1960 reveals a sharp distinction 

between big-city downtown neighborhoods and other neighborhoods. By contrast with the 25 to 

50 percent of small-city downtown or peripheral neighborhoods that have seen declines in the SES 

index between 1960 and 2010, only a handful of such neighborhoods in big-city downtowns have 

seen declines.

In sum, since 2000, U.S. cities have seen greater increases in the SES index and other measures in 

downtown neighborhoods and an expansion of SES index increases to more cities and neighbor
hoods. Compositional shifts toward White, prime-age, and college-educated households—not 
population growth—are more characteristic of recent changes. Although lower-skilled or lower- 
education jobs continue to suburbanize, jobs employing college-educated workers have stopped 

declining or have even increased in traditional downtowns. Downtown safety and amenity values 

appear to have increased. A sizable number of downtown neighborhoods in big cities, however, 
have not seen increases in our SES index at all, and a number of peripheral neighborhoods in 

smaller metropolitan areas have seen dramatic changes. Despite improving fortunes, the average 

downtown neighborhood is of lower status compared with its metropolitan area as a whole. 
Moreover, gentrilying neighborhoods exhibit a strong spatial dependence on historical patterns 

of income, and, on average, downtown revival has still improved the SES of only those neighbor
hoods within relatively short distances of U.S. city centers (but more so in big cities). Finally, 
changes in neighborhoods with middle-SES indexes are similar in big-city downtowns compared 

with small cities or peripheral areas, but neighborhoods with high-SES indexes in big cities have 

shown remarkable persistence since 1960.

Interpreting Recent Evidence
In theory, many factors may cause these neighborhood changes. Households might be mote attracted 

to a particular neighborhood because of (1) increases in access value, (2) increases in amenity 

value, or (3) declines in the prices of houses relative to other neighborhoods. Changes or invest
ments in neighborhood (actors (such as new highways or improved safety), changing tastes for those 

neighborhood factors, or demographic shifts toward households that value those factors may cause 

increases in access or amenity value. Relaxed credit constraints might decrease the cost of housing 

in certain neighborhoods. Disinvestment and the deterioration of houses also might ease redevelop
ment. Relative prices may also decline with increasing demand for nearby areas with inelastic housing 

supply. In this section, we review and interpret findings of the recent literature, which has focused on 

changes in job access, changes in amenities, and changes in the valuation of those amenities.

Jobs
Recent studies suggest that changes in job access have affected recent gentrification. For example, 
Edlund, Machado, and Sviaischi (2015) emphasize increases in the opportunity cost of commuting 

among college-educated workers, and Baum-Snow and Hartley (2016) cite high-skilled jobs shift
ing toward central cities. Of course, high-skilled jobs and employers requiring college degrees may 

simply follow household movements. If that is the case, then changes in the geography of jobs are 

a symptom, rather than a cause, of recent downtown gentrification.

16 Gentrification



What Have We Learned About the Causes of Recent Gentrification?

A common strategy to deal with the potential endogeneiLy of this relationship is to use Bartik 

(1991) or shift-share indexes to identify possibly exogenous changes in job growth for different 
locations. These indexes use historical job locations and national, industry-specific employment 
growth to predict local job growth, thus (hopefully) obtaining measures of job location that are not 
affected by changes in household location decisions. Using regressions of housing-price changes 

from 1980 to 2010 for 27 large U.S. cities, Edlund, Machado, and Sviatschi (2015) found that 
housing in census tracts closest to city centers of metropolitan areas experiencing increases in 

demand for college-educated workers (instrumented with a Bartik index) tended to increase in 

price. Baum-Snow and Hanley (2016) regress changes in an SES index against changes in demand 

for workers at both the metropolitan area level and the central business district level, instrumented 

with a metropolitan-level Bartik index and a downtown-specific Bartik index. Overall, they found that 
raeuopolitan-level labor demand shocks are not likely to be causing central neighborhood gentrification 

and that downtown-oriented labor demand shocks only partially explain recent changes.

Despite controls for observable characteristics, such as natural amenities and historical factors, a 

standard concern about the use of these instruments is the presence of omitted factors correlated with 

both initial job locations and changes in the geography of workers. Although the use of these instru
ments is standard among labor and urban economists studying the employment and wage effects of 
local labor demand shifts, it is worth thinking about whether the identification assumptions hold in 

this context. One specific concern is the secular increase in household expenditures on education 

and health services. Employment at hospitals and universities, many located in and near traditional 
downtowns, has benefited as a result. These long-lasting institutions, however, may also have increas
ingly produced significant amenities (public safely, retail serving employees and students, cultural 
events, and so on) that have also attracted high-income workers (Diamond, 2016).

Of course, job access is not the only kind of access that might matter for attracting individuals with 

higher SES to central cities. For example, the scarcer leisure time among high-income households 

that Edlund, Machado, and Sviatschi (2015) highlight may increase the value of proximity to both 

work and consumption opportunities available downtown. As more high-income households 
have been attracted to denser, more urban neighborhoods, economies of density may have further 
lowered the cost or increased the variety and availability of outsourced home production services 

(dry cleaners, restaurant meals, and so on). New trends in urban design that enhance walking or 
biking may also complement economies of density, and new technologies, such as Yelp, comple

ment urban amenity consumption.

In a detailed analysis of census commuting tables, holding job location fixed. Couture and Handbury 

(2016) found increased flows of high-income workers from downtown to the suburbs from 2000 

to 2011. In other words, many high-income workers with jobs in the suburbs chose longer commutes in 

2011 compared with 2000, a pattern that was even stronger in the 10 largest metropolitan areas. At least 
for those workers, better job access appears subordinate to increasing demand for downtown amenities.

Amenities
In contrast to mixed evidence on the role of job access, there appear to be more robust changes in 

amenity values in the neighborhoods chosen by particular households, including (but not limited 

to) White, prime-age, and college-educated workers. Baum-Snow and Hartley (2016) leave open
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whether these shifts are due to diverging amenities or diverging tastes for amenities that tend to be 

located downtown. By contrast, Couture and Handbury (2016) attempt to directly estimate the effect 
on neighborhood change by neighborhood-specific consumption amenity indexes composed of 11 

types of retail and cultural establishments, including theaters, museums, restaurants, grocery stores, 
and personal service establishments. Again, these consumption amenities may be responding to 
household movements and may be a symptom, rather than a cause, of recent gentrification. Couture 

and Handbury (2016) constructed a neighborhood shift-share index using initial establishment loca
tions in 2000 combined with national industry- or chain-specific entry and exit patterns since 2000. 
Again, an identifying assumption is that no omitted factors are correlated with initial establishment 
locations or national changes in entry and exit patterns and changes in consumer locations.

Using these instruments, Couture and Handbury (2016) found that many measured consumption 

amenities in 2000 levels explain the neighborhood entry of young, college-educated workers, but 
changes in consumption amenities from 2000 to 2011 generally do not. Couture and Handbury^ 

(2016) preferred interpretation is that diverging preferences (rather lhan diverging amenities) for 
retail, entertainment, and service establishments explain the diverging location decisions of the 

young and college-educated. Their model, however, is less able to explain why gentrification has 

been stronger in big-city downtowns compared with smaller cities.

Crime has also fallen significandy in central cities. Kneebone and Garr (2010) found that violent 
crime fell faster in central cities compared with their suburbs in 90 of the 100 largest metropolitan 

areas between 1990 and 2008. Ellen, Horn, and Reed (2016) found that high-income and college- 
educated households were more likely to choose central-city neighborhoods with faster declines 

in violent crime between 1990 and 2010, and these choices were more sensitive to crime declines 
compared with lower-income or less-educated households. Couture and Handbury (2016) simi
larly noted a strong correlation between downtown neighborhood increases in SES and declines in 

the central city-suburb crime gap.

These associations suggest that declines in crime increased the attractiveness of downtown neigh
borhoods, especially to high-SES households, but these associations may also be consistent with 

gentrification causing declines in crime (Kirk and Laub, 2010). Couture and Handbury (2016) 
noted that 80 percent of the two-decade decline in crime occurred in the 1990s, but central-city 

gentrification was more intense in the 2000s. Thus, timing suggests that reverse causation may not 
be a significant factor. Further, households may be slow to update their beliefs about neighborhood 

safety. Ellen, Horn, and Reed (2016) found that intrametropolitan movers are much less sensitive 

to drops in central-city crime. By contrast, movers from different metropolitan areas, who may 

have weaker preexisting beliefs or have updated their beliefs more recently, are much more likely 

to choose central-city neighborhoods in response to declines in crime.

Although these studies all agree that changes in the amenity value of downtowns are important for 
understanding recent gentrification, other studies suggest that changes in the geography of ameni
ties might correlate with omitted factors. Some of the trends highlighted earlier suggest important 
features and roles of other factors in explaining recent gentrification. The historical affluence of 
downtown neighborhoods seen in exhibit 1 and the persistence of high-SES downtown neighbor
hoods since 1960 seen in exhibit 3 suggest very durable or historical fixed factors in central cities.

18 Gentriflcatfon
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Some of these factors include natural amenities (Lee and Lin, 2015); transportation infrastructure 

and networks (LeRoy and Sonstelie, 1983; Lin, 2002); or civic, educational, or cultural institutions 

(Taub, Taylor, and Dunham, 1984). Further, the strong spatial dependence of recent gentrification 

on historical patterns of housing prices (Guerrieri, Hartley, and Hurst, 2013) and the still-limited 

spatial extent of downtown revival suggest extremely local, perhaps building- or block-level, 
factors. One important implication may be that only slight shifts in preferences, such as those 

highlighted by Couture and Handbury (2016), may be necessary to explain the rapid gentrification 

of downtown neighborhoods endowed with persistent, localized factors.

Expanding the Scope of Causal Factors
Although establishing causation of a particular factor is a worthy goal, as many of the studies 

reviewed so far set out to do, a full account of a broad range of factors is still elusive. Further, the 

wide dispersion in socioeconomic changes across neighborhoods suggests that many factors are 

at work in gentrifying neighborhoods. In the remaining two sections of this article, we discuss an 

expanded scope of causal factors, potential next steps, and opportunities for future research.

Public Policy
Many scholars have noted an increased role of stale actors and public policy in facilitating 

gentrification in recent decades—a characteristic that they note is markedly different from the 

gentrification of the past (Hackworth and Smith, 2001). Hackworth (2007) argues that, in recent 
decades, city leaders’ policymaking shifted from a welfare state based on direct public intervention 

to a reliance on free market solutions, promoting business friendly and public-private partnerships 

in arenas that previously had relied solely on public funding, such as housing for low-income 

households. Such policies, he aigues, facilitate the gentrificaLion of central cities. Wyly and Ham- 
mel (1999) and Goetz (2011) link the demolition of public housing projects and redevelopment 
efforts through the U.S. Department of Housing and Urban Development’s HOPE VI Program to 

gentrification. They atgue that such efforts target areas that are more likely to have greater returns 

on market-rate housing and generally promoted gentrification in or near minority neighborhoods 

that middle-class residents once avoided.

Others have atgued that programs like historical preservation, business improvement districts, zoning 

and land use changes, tax-increment financing practices, ordinances imposed on public space (for 
example, homelessness removal), and the beautification of public spaces all contribute to efforts thaL 

can shift the amenity value of neighborhoods (Mitchell, 2003; Ward, 2007; Weber, 2002; Wilson, 
2004; Zukin et a]., 2009). An additional policy arena that may influence gentrification is education. 
Although the empirical evidence on the relationship between gentrification and school reform is 

weak, the growth of charter schools and school choice options may encourage more households with 

higher SES to move to or stay in central cities (Jordan and Gallagher, 2015).

New Technologies
New technologies and business models reduce access disadvantages previously associated with 

downtown locauons. Access to suburban big-box retailers may be less important with the advent of
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mass same-day delivery services for groceries, apparel, general merchandise, and more. Increasing 

traffic congestion in suburban neighborhoods and new technologies such as ride-sharing apps 

improve the relative accessibility of city centers. Further, new flexible work scheduling and tele
commuting may decrease the importance of job access for some workers. These changes may have 

ameliorated some of the past inconveniences of dense urban living.

Race, Ethnicity, and “Diversity”
Changes in the racial and ethnic compositions of urban neighborhoods may also have attracted 

gentrification. During the past few decades, U.S. cities have seen declines in racial segregation 

and an increasing prevalence of multiethnic neighborhoods (Logan and Zhang, 2010). Further, 
surveys indicate improving racial attitudes over time across the general population (Bobo and 

Charles, 2009). Changing racial attitudes coupled with the growth of multiethnic neighborhoods 

may reduce the disamenily of living near other groups for high-SES households. Powerful actors, 
however, can also manipulate these tastes. For example, ethnographic studies demonstrate how 

developers market neighborhoods in certain ways to attract gentrifiers, such as repackaging ethnic 

histories of neighborhoods and marketing the neighborhood’s “diversity” or creating areas that 
seem “culturally authentic” (Anderson and Sternberg, 2013; Mele, 2000; Zukin, 2011). These 

actors can also play important roles in altering how people perceive neighborhoods, thereby 

changing the amenity value of neighborhoods without causing shifts in measured neighborhood 

characteristics. For example, Hwang and Sampson (2014) found that neighborhood perceptions of 
disorder have an independent effect on the pace of gentrification in Chicago neighborhoods.

Family Structure and Demography
Changes in household formation and demographic structure may also explain the growth in 

downtown living. The millennial generation, whose earliest cohorts entered their 20s beginning 

in 2000, exceeds the size of the baby boomer generation and is highly educated relative to past 
generations (Myers, 2016). This generation has also exhibited patterns of delayed household 

formation and homeownership. Studies document the increases in nonfamily households (for 

example, roommates), childless families, and young adults in gentrifying neighborhoods (Furman 

Center for Real Estate and Urban Policy, 2016). Although some scholars argue that millennials have 

distinct preferences for urban living or other neighborhood features relative to past generations, 
Myers (2016) argues that these patterns are a feature of the liming of their workforce entry and 

the Great Recession. Thus, these demographic shifts may have contributed to the gentrification of 
downtowns in recent decades.

Housing Finance
The structure of housing finance also shifted in recent decades in a way that may have promoted 

gentrification. Hyra (2012) argues that the increased availability of capital and credit due to shifts in the 

banking industry, such as the loosening of mortgage markets and securitization, facilitated gentrification 

in many areas, particularly in minority neighborhoods that had previously faced discrimination in 

mortgage financing practices. Further, Wyly and Hammel (1999) demonstrate that discriminatory 

mortage investment is more likely to occur in gentrifying neighborhoods, suggesting that these 

lending practices contributed to the increased share of White households into gentrifying areas.
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Housing Supply
.unes of neighborhoods in the middle range of the SES index both downtown and 

elsewhere from 1960 to 2010 suggest that recent downtown gentrification depends on factors 

specific to low-SES-index downtown neighborhoods compared with middle-SES-index downtown 

neighborhoods. Given their spatial proximity, one possible distinction is the role of developers, 
builders, policymakers, and deterministic depreciation in reducing the value of houses, roads, and 

infrastructure. This depreciation eventually makes neighborhood redevelopment profitable, as 

emphasized by Smith (1979), Brueckner and Rosenthal (2009), and others. Many of these declin
ing neighborhoods also experienced dramatic declines in population and high rales of vacancies, 
providing accessible points of entry and opportunity for development.

illJ'.l.a

High-SES households have increasingly sorted into “superstar cities," or high-amenity, low-housing 

construction metropolitan areas (Gyourko, Mayer, and Sinai, 2013; Diamond, 2016). Broader pres
sures for urban living in these metropolitan areas where overall demand exceeds housing supply may 

also cause gentrification in neighborhoods that would not have gentrified otherwise. These factors 

may help explain the divergence between big-city and small-city downtowns noted earlier.

Next Steps and Future Research
Recent studies suggest that changes in the geography of jobs and changes in the amenity value 

of neighborhoods have caused recent gentrification in the United Stales, especially in downtown 

neighborhoods. The literature, however, still lacks an account of the relative contribution of a 

broad range of factors; thus, the causal mechanisms are still unclear. Counterfactual exercises, 
similar to one performed by Couture and Handbury (2016), might help in understanding the 

extent and scope of gentrification absent exogenous changes in particular factors. An expansion in 

the scope of factors considered would strengthen the credibility of such exercises and might better 
account for the heterogeneity in observed neighborhood change, both across metropolitan areas 

and even among a relatively narrow group of primarily downtown neighborhoods. Finally, addi
tional creative identification strategies, perhaps using natural experiments or matching estimators, 
would complement the existing evidence that relies mostly on Bartik-style instrumental variables 

identification (Bartik, 1991). Nonetheless, such identification exercises may still face challenges, 
given the complex range of factors that we described previously. Research designs that can support 
causal inference, such as strategic case selection in qualitative research, and the increasing scope of 
available data can enhance this effort.

Based on the evidence reviewed here, we have partial answers to some of the motivating questions 

mentioned in the introduction. Demand for certain neighborhoods, especially in central cities, has 

increased since 2000. Although we have some evidence that the presence of jobs and amenities 

is spurring gentrification in some neighborhoods, we have less understanding of the causal role 

of redevelopment decisions, supply constraints, or shifting preferences. Both jobs and amenities 

seem to have reinforced an inversion in the once dominant pattern of rich suburbs and poor 
central cities—high-skilled jobs and high-skilled workers are centralizing, but low-skilled jobs 

and low-skilled workers continue to suburbanize. What is less clear is the durability of recent 
changes. A perhaps unsatisfying side effect of explaining recent gentrification with changes in tastes
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is that doing so may not be a useful guide for forecasting future changes. Will subsequent cohorts 

of college-educated workers continue to choose downtowns? Or will their locational choices lilt 
back toward the suburbs? The historical affluence and remarkable persistence of the handful of 
high-SES downtown neighborhoods suggest fundamental, long-lived advantages. The century-long 

decline of U.S. downtowns suggests, however, that these fundamental advantages do not uniquely 

determine neighborhood outcomes. Are responses to endogenous policies and amenities so strong 

that recent gentrification is self-sustaining? Or does recent gentrification revert if subsequent 
cohorts no longer value urban amenities as much as todays gentrifiers? In sum, research devoted 

to understanding the causes of gentrification that considers a broader range of factors and creative 

research strategies is necessary to help us come closer to answering such questions.

Appendix A

Exhibit A~1

U.S. City Structure and Neighborhood Status, 1880 to 2010

0.7 -2
a. 1680#

I ••
0.6 -

I

P
0.5 -

£
1 I*.
i 04 - i

• m
L

9)10

0.3 - y
2000)990

1 i&»

0.2(0 T TT
20 25 300 5 10 15

Distance from city center (km)

km = kilometer. SES = socioeconomic status.
Notes: The 168 Core Based Statistical Areas (CBSAs) had a combined population of203milion in 2010. The reported aver
ages are weighted by each tract‘s population share within CBSA, so each CBSA 6 weighted equally. SES index = average of 
wrtNn-CBSA percentile ranks in (1) college-educated share ot 25+ population and (2) average household income. In 1880, 
SES index = within-CBSA percentile rank In occupational income score. Distance from city center = ring containing nearest 
consistent-boundary tracts to city center comprising (n) percent of the 1960 CBSA population but excluding (h-1) percent of 
the i960 CBSA peculation, where n is at integer between land 100. For example, tracts in the 10-percent ring indude the 
nearest tracts to the city center comprising 10 percent of the 1960 CBSA population but exclude the nearest tracts to the city 
center comprising 9 percent of the 1960 CBSA population. Tracts in the 10-percent ring are, on average, 3.3 km trom the city 
center (standard deviation = 2.9 km, 10th percentile =1.5 km, median = 2.6 km, 90th percentile = 5.0 km). Q'ty centers are 
from the 1982 Census of Retail Trade (Fee and Hartley, 2013).
Source: Authors' calculations using 48,068 consistent-boundary census tracts In 168 large U.S. metropolitan areas (CBSAs) 
in 1960 and 31 CBSAs In 1880 (for more details, see Lee and Un 12015$

22 Gentrification



What Have We Learned About the Causes of Recent Gentrification?

Acknowledgments
This article was prepared as a paper for the 2016 Research Symposium on Gentrification and 

Neighborhood Change at the Federal Reserve Bank of Philadelphia. The authors thank Ingrid 

Gould Ellen and two anonymous referees for helpful comments.

Authors
Jackelyn Hwang is a postdoctoral research fellow in the Office of Population Research at Princeton 

University and will be an assistant professor of sociology at Stanford University beginning in 2017.

Jeffrey Lin is an economic advisor and economist in the Research Department at the Federal 
Reserve Bank of Philadelphia.

References
Anderson, Matthew B„ and Carolina Sternberg. 2013. “‘Non-White’ Gentrification in Chicago^ 

Bronzeville and Pilsen: Racial Economy and the Intraurban Contingency of Urban Redevelopment,” 

Urban Ajfairs Review 49 (3): 435-467.

Banik, Timothy J. 1991. Who Benefits from State and Local Economic Development Policies? Kalama
zoo, Ml: WE. Upjohn Institute for Employment Research.

Baum-Snow, Nathaniel, and Daniel Hartley. 2016. Causes and Consequences of Central Neighbor
hood Change, 1970-2010. Working paper. Toronto, ON, Canada: University of Toronto.

Bobo. Lawrence D., and Camille Z. Charles. 2009. “Race in the American Mind: From the Moyni- 
han Report to the Obama Candidacy,” The Annals of the American Academy of Political and Social 

Science 621 (1): 243-259.

Brueckner, Jan K., and Stuart S. Rosenthal. 2009. “Gentrification and Neighborhood Housing 

Cycles: Will America^ Future Downtowns Be Rich?" Review of Economics and Statistics 91 (4): 

725-743.

Couture, Victor, and Jessie Handbury. 2016. Urban Revival in America, 2000 to 2010. Working 

paper. Philadelphia: University of Pennsylvania.

Diamond, Rebecca. 2016. “The Determinants and Welfare Implications of U.S. Workers’ Diverging 

Location Choices by Skill: 1980-2000,” American Economic Review 106 (3): 479-524.

Edlund, Lena, Cedlia Machado, and Maria Micaela Sviatschi. 2015. Bright Minds, Big Rent: Gen
trification and the Rising Returns to Skill. NBER Working Paper 21729. Cambridge, MA: National 
Bureau of Economic Research.

Ellen. Ingrid Gould, Keren Mertens Horn, and Davin Reed. 2016. Has Falling Crime Invited 

Gentrification? Working paper. New York: New York University, Furman Center for Real Estate and 

Urban Policy.

Cityscape 23



Hwang and Lin

Fee, Kyle, and Daniel Hartley 2013. “The Relationship Between City Center Density and Urban 

Growth or Decline.” In Revitalizing American Cities, edited by Susan M. Wachter and Kimberly A. 
Zeuli. Philadelphia: University of Pennsylvania Press: 45-64.

Freeman, Lance. 2009. “Neighbourhood Diversity, Metropolitan Segregation, and Gentrification: 
What Are the Links in the U.S ?" Urban Studies 46 (10): 2079-2101.

Freeman, Lance, and Tiancheng Cai. 2015. “White Entty into Black Neighborhoods: Advent of a 

New Era?” The Annals of the American Academy of Political and Social Science 660 CD: 302-318.

Furman Center for Real Estate and Urban Policy. 2016. State of New York City’s Housing and Neigh

borhoods in 2015. New York: New York University, Furman Center for Real Estate and Urban Policy.

Goetz, Edward. 2011. “Gentrification in Black and White: The Racial Impact of Public Housing 

Demolition in American Cities," Urban Studies 48 (8): 1581-1604.

Guerrieri, Veronica, Daniel Hanley, and Erik Hurst. 2013. “Endogenous Gentrification and Hous
ing Price Dynamics,” Journal of Public Economics 100:45-60.

Gyourko, Joseph, Christopher Mayer, and Todd Sinai. 2013. “Superstar Cities,” American Economic 

Journal Economic Policy 5 (4): 167-199.

Hackworth, Jason. 2007. The Neoliberal City: Governance, Ideology, and Development in American 

Urbanism. Ithaca, NY: Cornell University Press.

Hackworth, Jason, and Neil Smith. 2001. “The Changing State of Gentrification," Tijdschrift Voor 

Economische En Sociale Geografie 92 (4): 464—477.

Hwang, Jackelyn, and Robert J. Sampson. 2014. “Divergent Pathways of Gentrification: Racial In
equality and the Social Order of Renewal in Chicago Neighborhoods,” American Sociological Review 

79(4): 726-751.

Hyra, Derek S. 2012. “Conceptualizing the New Urban Renewal: Comparing the Past to the Pres
ent,” Urban Affairs Review 48 (4): 498-527.

Hyra, Derek S. 2008. The New Urban Renewal; The Economic Transformation of Harlem and 

Bronzeville. Chicago: University of Chicago Press.

Jordan, Reed, and Megan Gallagher. 2015. “Does School Choice Affect Gentrification? Posing the 

Question and Assessing the Evidence.” Urban Institute Metropolitan Housing and Community 

Policy Center Brief. Washington, DC: Urban Institute.

Kirk, David S., and John H. Laub. 2010. “Neighborhood Change and Crime in the Modern Me
tropolis,” Crime and Justice 39 (1): 441-502.

Kneebone, Elizabeth, and Emily Garr. 2010. The Suburbanization of Poverty: Trends in Metropoli
tan America, 2000 to 2008. Working paper. Washington, DC: The Brookings Institution.

Kolko.Jed. 2016. “Urban Revival? Not for Most Americans.” http://jedkolko.com/2016/03/30/ 
urban-revival-not-for-most-americans/.

24 Gentrification

http://jedkolko.com/2016/03/30/


What Have We Learned About the Causes of Recent Gentrification?

Lee, Sanghoon, and Jeffrey Lin. 2015. Natural Amenities, Neighborhood Dynamics, and Persis
tence in the Spatial Distribution of Income. Federal Reserve Bank of Philadelphia Working Paper 
15-46. Philadelphia: Federal Reserve Bank of Philadelphia.

LeRoy, Stephen E, and Jon Sonstelie. 1983. “Paradise Lost and Regained: Transportation Innova
tion, Income, and Residential Location,” Journal of Urban Economics 13 (3): 67-89.

Un, Jeffrey. 2002. “Gentrification and Transit in Northwest Chicago," Journal of the Transportation 

Research Forum in Transportation Quarterly 56 (4): 175-191.

Logan, John R., Jason Jindrich, Hyoungjin Shin, and Weiwei Zhang. 2011. “Mapping America in 

1880: The Urban Transitional Historical G1S Project,” Historical Methods 44 (1): 49-60.

Logan, John R., Zengwang Xu, and Brian Stulls. 2014. “Interpolating U.S. Decennial Census Tract 
Data from as Early as 1970 to 2010: A Longitudinal Tract Database,” Professional Geographer 66 (3): 
412-420.

Logan, John R„ and Charles Zhang. 2010. “Global Neighborhoods: New Pathways to Diversity and 

Separation," American Journal of Sociology 115 (4): 1069-1109.

Mele, Christopher. 2000. Selling the Lower East Side: Culture, Real Estate, and Resistance in New York 

City. Minneapolis: University of Minnesota Press.

Minnesota Populauon Center. 2011. National Historical Geographic Information System: Version 2.0. 

Minneapolis: University of Minnesota.

Mitchell, Don. 2003. The Right to the City: Social Justice and the Fight for Public Space. New York: 
Guilford Press.

Myers, Dowell. 2016. “Peak Millennials: Three Reinforcing Cycles That Amplify the Rise and Fall of 
Urban Concentration by Millennials,” Housing Polity Debate. DOI: 10.1080/10511482.2016.1165722.

Owens, Ann. 2012. “Neighborhoods on the Rise: A Typology of Neighborhoods Experiencing 

Socioeconomic Ascent,” City & Community 11 (4): 345-369.

Ruggles, Steven, J. Trent Alexander, Katie Genadek, Ronald Goeken, Matthew B. Schroeder, and 

Matthew Sobek. 2010. Integrated Public Use Microdata Series: Version 5.0 |computer file|. Min
neapolis: University of Minnesota.

Smith, Neil. 1996. The New Urban Frontier: Gentrification and the Revanchist City. London, United 

Kingdom: Routledge.

Smith, Neil. 1979. “Toward a Theory of Gentrification: A Back to the City Movement by Capital,
Not People,” Journal of the American Planning Association 45 (4): 538-548.

Talian, Peter A. 2003. Neighborhood Change.Database (NCDB) 1970-2000 Tract Data: Data Users 

Guide. Washington, DC: Urban Institute; Branchburg, NJ: Geolytics.

Taub, Richard P, D. Garth Taylor, and Jan D. Dunham. 1984. Paths of Neighborhood Change: Race 

and Crime in Urban America. Chicago: University of Chicago Press.

Cityscape 25



Hwang and Lin

Ward, Kevin. 2007. “Creating a Personality for Downtown: Business Improvement Districts in 

Milwaukee,” Urban Geography 28 (8): 781-808.

Weber, Rachel. 2002. “Extracting Value from the City: Neoliberalism and Urban Redevelopment,” 
Antipode 34 (3): 519-540.

Wilson, David. 2004. “Making Historical Preservation in Chicago: Discourse and Spatiality in 

Neoliberal Times,” Space and Polity 8 (1): 43-59.

Wyly, Elvin K., and Daniel J. Hammel. 1999. “Islands of Decay in Seas of Renewal: Housing Policy 

and the Resurgence of Gentrification,” Housing Policy Debate 10 (4): 711-771.

Zukin, Sharon. 2011. Naked City: The Death and Life of Authentic Urban Places. New York: Oxford 

University Press.

Zukin, Shaton, Valerie Trujillo, Peter Frase, Danielle Jackson, Tim Recuber, and Abraham Walker. 
2009. “New Retail Capital and Neighborhood Change: Boutiques and Gentrification in New York 

City,” City & Community 8(1): 47-64.

26 Gentrification



Reproduced with permission of the copyright owner. Further reproduction prohibited without 
permission.



A'gr J

fc.*,
r

L1
hlililjll iS^J*i'j ■ ‘

m
'*4 iI . ?y

F |to -<i
:t»

?4j|J y
i

A

-T\

W

tmf ■ • TT ^ A ^
k*

• Ff*i %
Jt n ■ «,

,u

hsiftth.'fufe' -t
** ■ •;!«fc' J,

Skll4 .»“T (W: *..m'm u,:n ,

LOS ANGELES COUNTY NEEDS 551,807 

MORE AFFORDABLE RENTAL HOMES
KEY FINDINGS

Cuts in federal and state funding, including elimination of State 
Redevelopment, have reduced investment in affordable housing 
production and preservation in Los Angeles County by nearly 
$457 million annually since 2008, a 64% reduction. -

»
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» Median rent in Los Angeles County has increased 32% since 
2000 while median renter household income has decreased 3%, 
when adjusted for inflation;

600.000
Renters need to earn 4 times local minimum wage to afford the 
median asking rent of $2,499 in Los Angeles County.

»

r Shortfall

VLILos Angeles County’s lowest*income renters spend 70% of ^ 1
income on rent, leaving little left for food, transportation, health 
expenses; and other heeds,

»
(Very Low
Income,
earning
between
30% - 50% of
Median
Income)

400,000 —

» ' When housing eosta a re considered, Los Angeles County’s 
poverty rate rises from 18,3% to 25,6%.

Los Angeles County, needs. 551,807 more affordable rental 
homes to meet the needs of its lowest-income renters.

■ ELI 
(Extremely

.... Low Income,
earning up to 
30% of Median 
Income)

». i------ 1

200,000

LOS ANGELES COUNTY’S POVERTY RATE RISES TO 25.6% 

WHEN HIGH HOUSING COSTS ARE INCLUDED

Official Poverty 
Measure (OPM)

California Poverty 
Measure (CPM)

o -
Renter Affordable and 

Households Available Rental 
Homes

25.6%18.3%
Adjusted for Housing Costs 

and Social Benefits
Unadjusted for 
Housing Costs

Source.' Public Policy Institute of California. California Poverty by County, 2012-2014.
Source: CHPC analysis of 2015 PUMS data using adapted 
NUHC methodology.
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LOS ANGELES COUNTY’S INFLATION-ADJUSTED MEDIAN RENT INCREASED 32% 

WHILE MEDIAN RENTER INCOME DECREASED 3% FROM 2000 TO 2015

$3,723 Increase in 
annual median rent

40%
$3,723

30%
% Change in rent

20%

% Change In 
renter income

10%
$1,476

$1,476 decrease In 
annual median 
renter income

-0%

-10%

Total decline in 
annual purchasing 
power: -$5,199-20% !I I ft 1

2000 2001 2002 2003 2004 200S 2006 2007 2006 2009 2010 2011 2012 2013 2014 2015 2016 2017

SOURCE: CHPC analysis of2000 - 2015 Census and ACS data. Median renter income and rent from 2001-2004 and 2016 and 2017 are 
estimated trends. Median rent and median renter income are inflation adjusted to 2015 dollars.

LOS ANGELES COUNTY LOST 64% OF STATE AND FEDERAL FUNDING FOR HOUSING 
PRODUCTION AND PRESERVATION FROM FY 2008-09 TO FY 2015-16

$800,000,000

$700,000,000

$600,000,000

State Redevelopment
------------- 1

Propositions 1C & 46 Ml 

J Prop 41 Veterans Housing 

| State General Fund m

t
$500,000,000

$400,000,000
I Affordable Housing H 

Sustainable Communities
$300,000,000 I____
$200,000,000 HUD

$100,000,000 Funds Lost r
$0

• See note below regarding 
newly available bond funds.2015 - 20162008-2009

FUNDING SOURCE FY 2008-2009 FY 2015-2016 % CHANGE

$0State Redevelopment $274,787,841 -100%

$85,478,030

$169,556,041

State Housing Bonds and Housing Programs 

U.S. Dept, of Housing & Urban Development

$176,595,573 -52%

$260,516,144 -35%

Total $711,899,558 $255,034,071 -64%
7n November 2016. voters in the City of Los Angeles passed a bond initiative (Proposition HHH) tha t will provide $1.2 billion for the 
development of 10,000 units of Permanent Supportive Housing over the next decade. In March. Los Angeles County passed a 1/4 
cent sales tax (Measure H) to bring $355 million annually for services targeted at people experiencing homelessness. Some Measure 
H funds may be used to develop affordable housing with services.

Source: CHPC analysis of2006-2009 annual HCD Redevelopment Housing Activities report; 2008-2009 and 2015-2016 annual HCD 
Financial Assistance Programs Reports; HUD CPD Appropriations Budget data for fiscal years 2009 and 2016.



LOS ANGELES COUNTY RENTERS NEED TO EARN $8,330 A MONTH TO AFFORD MEDIAN ASKING RENTS

Median Asking Rent $2,499

income Needed to Afford 
Median Asking Rent

$8,330/month OR $48.06/hr

jgyp $12.00/hr ('starting July

$11.58/(ir
J

I $13.ob/hr3 iJ I
$14;28/hr |

7, 2017)City/County of LA Minimum Wage 1

$2,008Retail Salespersons ii

F$2,253Janitors and Cleaners

S3
}

Bus Driver $2,
\

!i i
Preschool Teacher $lf96/hr$2,593 \

| Ji j5
$16.38/hrj

*\P°° &°°° *sP°° saP°° *S.0°° &

Medical Assistant $2,839 2i 3

*iP°° saP°°
Source: Paul Waddell, Urban Analytics Lab, University of California, Berkeley, retrieved from analysis of online Craigslist listings on 
April 27, 2017 CHPC analysis of Bureau of Labor Statistics Median Annual Wage Data for CA Occupations in 2016,
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STATEWIDE POLICY RECOMMENDATIONS

The California Housing Partnership calls on state leaders to take the following actions to 
provide relief to low-income families struggling with the high cost of housing:

Create new sources of long-term revenue dedicated to producing and preserving affordable 
homes by passing the Building Homes and Jobs Act (SB 2) and an expansion of the state 
Low Income Housing Tax Credit <AB 71).

Give voters a chance to approve new state funding for affordable housing by passing the 
Affordable Housing Bond Act of 2018 (SB 3).

Lower the voter approval threshold for local housing infrastructure bonds to 55% as it is for 
education facility bonds (ACA 4).

Reduce the loss of existing affordable homes by strengthening the State Preservation 
Notice Law through improved monitoring and enforcement (AB 1521).

Restore the ability of local governments to require apartment developers to include 
affordable rental homes within each development (AB 1505).

»

»

»

»

»

LOCAL RECOMMENDATIONS FOR LOS ANGELES COUNTY

» The City of Los Angeles should adopt the Affordable Housing Linkage Fee to create
affordable homes. The County and other Cities in the county should adopt linkage fees also.

» The County should fully fund its Affordable Housing Program as called for in the Board of 
Supervisors October 2015 motion,

» Los Angeles County and Cities within it should offer shallow operating subsidies to help 
developers provide homes for families and seniors earning less than $20,000 annually who 
don’t qualify for supportive housing.

» Los Angeles County and Cities throughout the county should award entitlement incentives 
to developers who include affordable homes.

» The County and City of Los Angeles should explore and implement policies that encourage 
the successful siting of permanent supportive housing.

» Cities in Los Angeles County should follow the lead of Los Angeles and place affordable 
housing funding initiatives on the ballot.

» The City of Los Angeles should commit to updating the City’s Community Plans with strong 
equity standards to ensure affordable, sustainable and vibrant neighborhoods.

This report was produced by the California Housing Partnership.

Local policy recommendations provided by:
Southern California Association of Nonprofit Housing (SCANPH)

For questions about Los Angeles County's housing need, contact: 
Lisa Payne, LPayne@scanph.org, (213) 480-1249 ext. 235 & SCANPH iCalifornia

Housing
Partnership
Corporation tSeittwtN Oukmwm Aaocunoi. o< utmPtom Hmh:

mailto:LPayne@scanph.org
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Relocating Gentrification: The Working 
Class, Science and the State in Recent 
Urban Research

LOi'C WACOUANT

Abstract
This article amplifies Tom Slater’s diagnosis of the causes of the gentrification of recent 
gentrification research. It argues that the shift from the denunciation to the celebration 
of gentrification, the elision of the displacement of the established residents, and the 
euphemistic focus on ‘social mixing’ partake of a broader pattern of invisibility of the 
working class in the public sphere and social inquiry. This effacing of the proletariat in 
the city is reinforced by the growing heteronomy of urban research, as the latter becomes 
more tightly tethered to the concerns of city rulers. Both tendencies, in turn, reveal and 
abet the shifting role of the state from provider of social support for lower-income 
populations to supplier of business services and amenities for middle- and upper-class 
urbanites
the physical and human detritus wrought by economic deregulation and welfare 
retrenchment. To build better models of the changing nexus of class and space in the 
neoliberal city, we need to relocate gentrification in a broader and sturdier analytic 
framework by revising class analysis to capture the (dejformation of the postindustrial 
proletariat, resisting the seductions of the prefabricated problematics of policy, and 
giving pride of place to the state as producer of sociospaiial inequality.

among them the cleansing of the built environment and the streets from

Tom Slater’s provocative article on ‘The eviction of critical perspectives from 
gentrification research’ is a timely wakeup call for scholars of class, space, and politics 
in the city. It points to a surprising twist and troublesome trend in recent studies of 
gentrification, whereby the takeover of working-class districts by middle- and upper- 
class residents and activities is increasingly presented wholesale as a collective good if 
not boon. By focusing narrowly on the practices and aspirations of the gentrifiers through 
rose-tinted conceptual glasses, to the near-complete neglect of the fate of the occupants 
pushed aside and out by urban redevelopment, this scholarship parrots the reigning 
business and government rhetoric that equates the revamping of the neoliberal metropolis 
as the coming of a social eden of diversity, energy and opportunity. But Slater’s diagnosis 
of the facets and causes of what might be termed the gentrification of gentrification 
research after the close of the Fordist-Keynesian era does not go deep enough and, as a 
result, his plea for ‘reclaiming the term from those who have sugarcoated what was not 
so long ago “a dirty word” ’ (Slater, 2006: 737) risks falling short of its aim on both the 
scientific and the policy fronts.1

A more elaborate argument than can be offered here due to space limitations would discuss the 
analytic and the political moments separately, and then proceed to link them. The reasoning would 
be the same with gentrification as is deployed to draw out the implications of ‘urban polarization 
from below’ for social theory and public policy (Wacquant, 2007; 247-56).

1
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The shift from the acidic denunciation to the glib celebration of gentrification, the 
elision of the displacement of the established residents of the inner city of lower 
socioeconomic standing, the bland focus on ‘social mixing’ and euphemistic invocation 
on Tesidentialization’ are not isolated developments peculiar to the study of 
neighborhood upgrading. They partake of a broader pattern of invisibility of the working 
class in the public sphere and social inquiry over the past two decades. This literal and 
figurative effacing of the proletariat in the city is reinforced by the growing heteronomy 
of urban research, as the latter becomes ever more tightly tethered to the concerns and 
outlook of city rulers, and correspondingly unmoored from self-defined and self- 
propelled theoretical agendas. And both tendencies in turn reveal, confirm and abet the 
shifting role of the state from provider of social support for lower-income populations to 
supplier of business services and amenities for middle- and upper-class urbanites — 
chief among them the cleansing of the built environment and the streets from the physical 
and human detritus wrought by economic deregulation and welfare retrenchment so as to 
make the city over into a pleasant site of and for bourgeois consumption (Wacquant, 
2008). I take each of these issues in turn, with a view toward sharpening as well as 
amplifying Slater’s exhortation to critical reflexivity in gentrification research.

The vanishing of the working class 
in the public sphere and urban research
Any rigorous study of gentrification would seem ex definitionis to hold together the 
trajectories of the lower-class old timers and of the higher-class newcomers battling over 
the fate of the revamped district, since this class nexus forms the very heart of the 
phenomenon (Glass, 1964; Lees et al., 2007). Yet Slater reports that the social and spatial 
dislocations caused by neighborhood upgrading have virtually vanished from recent 
research, and he argues that ‘the reason why displacement itself got displaced ‘is 
essentially methodological’ (Slater, 2006: 748). But the physical absence of those 
dislodged from the neighborhood hardly explains why researchers do not widen their 
observational scope to capture their peregrinations through urban space or resort to 
different methodologies (such as tracking a panel of former inhabitants or drawing out 
extended life stories) to document the housing turbulence brewing at the bottom of the 
urban structure. Certainly, these ‘methodological’ obstacles did not stump the founding 
generation of gentrification scholars! The empirical evaporation of working-class exiles 
from the literature on renovated urban quarters is not the result of defective research 
techniques: it mirrors the objective fragmentation of the industrial working class, in the 
historic incarnation in which we have known it during the long century (1870-1970) of 
industrialism climaxing with the conjoint maturation of the Fordist production regime 
and the Keynesian state, and its correlative marginalization in the political and 
intellectual fields.

With deindustrialization and the shift to deregulated service employment, the spread 
of mass unemployment and work instability, and the universalization of schooling as 
means of access to even unskilled jobs, the unified and compact working class that 
occupied the front stage of history until the 1970s has shrivelled, splintered and 
dispersed. Together with low-level service employees, workers continue to compose a 
majority of the active population of most advanced countries (Marchand and Thelot, 
1997; Wright, 1997), but their morphology has been remade by deepening divisions of 
skills, employment status and reproduction strategy, as well as by spatial scattering. 
Many working-class households have left public housing estates, entered tract housing, 
or migrated outside the city in search of cheaper lodging. More crucially, these 
morphological changes have been accompanied by collective demoralization and 
symbolic devaluation in civic and scientific debate, as unions declined and left parties 
moved rightward. The educated middle classes and the knights of the financial, cultural
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and technological sectors that drive neoliberal capitalism now occupy both the cultural 
and the electoral center; their views and aspirations dominate public discussion and 
orientate the actions of politicians and government alike. There are workers, to be sure, 
but the working class as such is unfashionable, inscrutable, unnoticed if not invisible.2

Instead of tracking the mechanisms and modalities of class decomposition and its 
spatial correlates with the zest with which they tackled class consolidation and conflict 
in an earlier era, to plumb how deproletarianization and casualization are moulding the 
emerging urban proletariat of the turn of the century, researchers have turned away from 
it. Accordingly, the classic studies of ‘traditional working-class neighborhoods’ dissected 
by Topalov (2003) have disappeared, to be replaced by inquiries into ethnicity and 
segregation, on the one hand, and urban poverty and street crime on the other. For every 
book on a lower-class district focusing on social structure and everyday life among 
workers (such as Schwartz, 1990, and Kefalas, 2003), there are a dozen centering on 
racial isolation, ethnic tension and cultural succession (e.g. Hartigan, 1999; Small, 
2004; Sharman, 2006; Wilson and Taub, 2006), and another dozen on immigration, 
violence and the underground economy (Bourgois, 1995; Lepoutre, 2005; Smith, 2005; 
Venkatesh, 2006).

At the foot of the metropolitan order, the language of class has been supplanted by the 
tropes of the ‘underclass’ in the United States and ‘exclusion’ in Western Europe 
wherever working-class neighborhoods have undergone involution, and by the theme of 
‘regeneration’ and ‘renaissance’ in those areas taken over by higher classes migrating 
back into the dualizing city. When gentrification researchers ignore the tribulations of 
working-class residents displaced by rising rents, shrinking housing options, and state 
policies supporting business development and middle-class settlement, they are only 
following the general pattern of class blindness by urban researchers even as class 
inequalities sharpen before their very eyes.3

The growing heteronomy of urban inquiry
The break-up of the industrial working class is not the only cause for its virtual vanishing 
from social inquiry and for the reincarnation of its established territories in the figures of 
the ‘ethnic ghetto’ and the defamed district of vice and violence (Wacquant, 2007). 
Another major factor at play here is the growing subservience of urban research to the 
concerns, categories and moods of policy- and opinion-makers.

Twenty odd years ago, inquiries into class and culture in the city were stamped by the 
battles of the theoretical schools vying for intellectual dominance: human ecology, 
Marxism, Weberian political economy and an insurgent culturalist current fed by identity 
theories, feminism and postmodernism (Logan and Molotch, 1987; Hayden, 1986; 
Walton, 1990). But in the new climate of political disenchantment and state withdrawal 
spawned by the concurrent collapse of the Soviet Union and rising hegemony of 
neoliberalism, intellectual radicalism receded and then seceded from reality. The ‘false 
promises of Marxism’ and ‘mirage of the cultural turn’ — to borrow the words of 
Michael Storper (2001) — left a gaping theoretical void, which was quickly filled by the 
prosaic attractions of conducting research on topical issues and the press of finding

2 For a brutal contrast with the centrality of the working class in an earlier era of research inspired by 
Marxism, read Katznelson's (1992: 203-56) analytic account of how 'Working classes map the city'.

3 Since 2000, this journal has published all of one article featuring the words 'working class’ in its 
title (Watt, 2006), out of a grand total of nine with the word 'class' (most often qualified by 'middle' 
and its equivalent). Interestingly, among the most frequent terms in titles are global/ization, 
governance, exclusion, scale, social movement, network, enterprise, and ethnicity, namely, the 
staple ingredients of 'neoiiberal newspeak’ (Bourdieu and Wacquant, 2001).
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funding.4 Nowadays, urban research is guided primarily by the priorities of state 
managers and the worries of the mainstream media, A panorama of recent sociological 
investigations into ‘The texture of hardship’ in the American metropolis opens on this 
note:

The decade that spans 1995-2005 saw many new avenues of research develop among 
qualitative sociologists interested in poverty. Welfare reform, passed by the U.S. Congress in 
1996, turned attention to the world of low-wage work as it began to dawn on journalists and 
researchers alike that poverty was as much, if not more, a matter of inadequate earnings as 
it was a consequence of welfare dependency. Employers emerged as actors whose 
expectations, normative orientations, and cultural distance from the low-wage world play a 
powerful role in the sorting of job seekers into success stories and excluded failures. 
Researchers gave renewed attention to patterns of family formation among the poor 
(Newman and Massengill, 2006: 423).

‘Welfare reform turned attention’: this capsule speaks volumes about how political 
developments and the funding bandwagons they create drive the intellectual agenda. In 
the 1980s, the ‘underclass’ had come to monopolize the attention of American 
researchers by seducing first philanthropic foundations and then journalists and 
policymakers with its loathsome moral and racial connotations {Katz, 1989). After 
1996, it was summarily dismissed overnight from the scholarly stage without 
remonstrati on to make room for studies of the valiant low-wage earners making the 
transition from ‘welfare to work’, the families that support them, the employers that 
rush or balk at hiring them, and the bureaucrats who supervise their career (contrast, 
for instance, Jencks and Peterson, 1991 with Hays, 2003). In the European Union, 
Brussel’s Targeted Socio-Economic Program on Exclusion and Integration similarly 
drew researchers away from the study of mass unemployment and its spatial impact 
toward the new bureaucratic problematic of ‘exclusion’ and ‘integration’. In France, 
the Netherlands, Germany and Belgium, political tensions around postcolonia! 
immigration and the deterioration of public housing have fueled a wave of studies and 
policy evaluation programmes on ‘neighborhood mixing’, ‘community-building’ and 
crime-fighting centered on working-class neighborhoods, but studiously avoiding the 
socioeconomic underpinnings of urban degradation, in keeping with the design of 
politicians to deploy territory, ethnicity and insecurity as screens to obscure the 
desocialization of wage labor and its impact on the life strategies and spaces of the 
emerging proletariat (Wacquant, 2006).

So when gentrification researchers offer rosy accounts of neighborhood ‘renewal’ as 
an ‘urban solution’ to the ills of sociospatial decay, in lockstep with the views of 
government and business elites, they walk in good company: theirs is only an acute case 
of the common malady of heteronomy that afflicts with growing virulence large sectors 
of social research in general and urban research in particular.5

4 Milicevic's (2001) analysis of the ‘de-radicalization' of the New Urban Sociology of the 1960s and 
1970s could be extended, with suitable qualifications (moving from the level of personal interactions 
to that of the structure of positions in the intellectual field) from Britain to France and the United 
States.

5 Of course, the tug of war between autonomy and heteronomy is itself traversed with tensions and 
contradictions that would need to be mapped out. But the pendulum has definitely swung in favor of 
the latter. In France, for Instance, sociologists of the city have moved from the 'critical pole' to the 
‘technical pole’ and from academic to professional orientations (Lassave, 1997: 23-9): whereas the 
structuralist generation defined itself by systematically subverting state demands, the current 
cohort has largely accompanied and even anticipated them. The mutation of the work of Jacques 
Donzelot, from Foucauldian critic of state discipline to advocate of the state as 'animator of 
neighborhood sociability’, is emblematic of this collective drift.
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The state as home-maker and street-cleansing agency
It is revealing that the 26-volume International Encyclopedia of Social and Behavioral 
Science edited by Neil Smeiser and Paul Baltes (2004) does not contain an entry on 
‘gentrification’. The term appears as a subtheme under the entries ‘neighborhood 
revitalization and community development’ and ‘neighborhood’, where one reads:

Within the group of public—individual partnerships, the most salient phenomenon is 
gentrification, the entrance of upper middle-class residents into low-income neighborhoods, 
usually in the vicinity of vibrant central business districts of cities. In spite of the frequently 
found and often denounced consequence of displacement of poor veteran residents, 
gentrification processes have been encouraged by city councils in Europe and America, 
especially through enabling regulations and tax deductions. Another process in this group is 
housing and neighborhood upgrading by incumbent residents. Local people invest their own 
resources in improving their living environment, and often manage to receive at least some 
assistance from voluntary and public bodies. Last but not least is neighborhood upgrading by 
immigrants . . . What is common to the three processes is that they usually start as spontaneous 
private investments, which later receive some support from local public agencies. Together they 
are changing parts of our old cities and neighborhoods (Carmon, 2004: 10493).

I cite this article, not only because it confirms Slater’s main thesis, but because, while it 
mentions the role of public agencies, it vastly underestimates its timing, scope and 
effects. It is high time students of gentrification recognize that the primary engine behind 
the (re)allocation of people, resources and institutions in the city is the state.

Slater (2006: 746-7) lists among the causes of the eviction of critical perspectives on 
gentrification ‘the resilience of theoretical squabbles’ that have stalled and sterilized 
debate. But the ritualized opposition between Neil Smith’s economic explanation and 
David Ley’s culturalist take that Slater recapitulates as the dominant theoretical trope of 
gentrification research is problematic for what it leaves out: politics, policy and the state. 
The ‘rent-gap thesis’ favored by neo-Marxist analysts, the ‘cultural distinction’ approach 
adopted by neo-Weberian or postmodernist scholars (who invoke the phraseology of 
Bourdieu just as quickly as they disregard his theoretical principles), and the 
globalization thesis inspired by Saskia Sassen all leave out the crucial role of the state in 
producing not only space but the space of consumers and producers of housing. Logan 
and Molotch (1987) were right to insist that place is not a regular commodity but a 
battleground between use and exchange value. But they did not go far enough in their 
specification of the parameters of that battle and, in keeping with the national US 
common sense, they grossly underestimated the weight of Leviathan in it. Pierre 
Bourdieu ([2000] 2005: 30-1) has shown in The Social Structures of the Economy that 
housing is ‘the product of a double social construction, to which the state contributes 
crucially’, by shaping the universe of builders and sellers via fiscal, banking and 
regulatory policies, on the economic side, and by moulding the dispositions and 
capabilities of house buyers (including the propensity to rent or buy), on the social side. 

This double state structuring of the housing ‘market’ is then trebled by the political 
steering of urban and regional planning, however weak its agencies may be. For, as Tedd 
Gurr and Desmond King (1987: 4) reminded us two decades ago, ‘those who hold and 
use state power can allow the fate of cities to be determined mainly in the private 
economy, but that is a matter of public choice rather than iron necessity.’ The weight of 
the central and local state is all the more decisive in lower-class neighborhoods, insofar 
as workers and the poor are most dependent on public provision to access social rented 
housing (Harloe, 1995). But the role of the state in gentrification hardly stops at building 
and distributing housing or shaping the pool of home buyers: it extends to the gamut of 
policies that impact urban living, from infrastructure maintenance to schooling and 
transportation, to the provision of cultural amenities and policing. Without the campaigns 
of aggressive policing of the streets fostered by the rolling out of the penal state in and 
around neighborhoods of relegation over the past decade (Herbert, 2006; Wacquant,
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2008), the middle classes could not have moved into the inner city and gentrification 
would not have grown beyond the sprinkling of ‘islands of revitalization within seas of 
decay’ (Cannon, 2004: 10493). More generally, the historic shift from the Keynesian 
state of the 1950s to the neo-Darwinist state of th.& fin de siecle, practicing economic 
liberalism at the top and punitive paternalism at the bottom, entails a sea change in the 
political framing of neighborhood upgrading. Here the literature on gentrification 
surveyed by Slater reproduces for those districts the general tendency of public policy to 
invisibilize the urban poor, either by dispersing them (as with the demolition and 
deconcentration of public housing) or by containing them in reserved spaces (stigmatized 
districts of perdition and the expanding prison system to which they are preferentially 
linked).

Conclusion
To build better models of the changing nexus of class and space in the city, we need to 
do much more than renew the critical spirit that animated the pioneers of gentrification 
research out of a feeling of intellectual loyalty and reverence for their political 
engagement: we need to relocate gentrification in a broader and sturdier analytic 
framework. First, we must revive and revise class analysis to capture the (de)formation 
of the postindustrial proletariat and inscribe the evolution of ‘revitalized districts’ within 
the overall structures of social and urban space and their linked makeovers. Second, we 
must better resist the seductions of the prefabricated problematics of policy and advance 
research agendas sporting greater separation from the imperatives of city rulers and 
carrying a higher theoretical payload. And, third, we must give pride of place to the state 
as generator of sociospatial inequality in the dualizing metropolis. For, much like the 
fate of neighborhoods of relegation that fester at the bottom of the system of places 
that compose the metropolis (Wacquant, 2007: 283-4), the trajectory of gentrified 
districts in the twenty-first century is economically underdetennined and politically 
overdetermined. It behoves us, then, to restore the primacy of the political in our efforts 
to analytically dissect and practically redirect the social transformation of the neoliberal 
city.

LoTc Wacquant (loic@berkeley.edu), Department of Sociology, University of California, 
Berkeley, CA 94720, USA.
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Resume
Cet article amplifie le diagnostic de Tom Slater sur les causes de la ‘gentrification’ des 
etudes recentes sur la ‘gentrification’urbaine. Le glissement de la denonciation a I’eloge 
de la gentrification, V elision du deplacement force des habitants etablis et lafocalisation 
euphemistique sur la ‘mixite sociale’ s’inscrivent dans un schema plus large
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d’invisibilisation de la classe ouvriere dans la sphere publique et les investigations 
sociologiques. Cet effacement du proletariat des metropoles est renforce par 
I’heteronomie croissante de la recherche urbaine, plus etroitement lies que jamais aux 
preoccupations des dirigeants de la ville. Ces deux tendances revelent et facilitent la 
mutation du role de I’Etat, de fournisseur de soutiens sociaux aux populations demunies 
en agence de services et d’equipements marchands pour citadins des classes moyennes 
et superieures — au premier rang desquels figure le nettoyage de Venvironnement bdti 
et des rues des detritus humains et mate riels engendres par la deregulation de 
Veconomic et le recul de la protection sociale. Pour construire de meilleurs modeles des 
rapports changeants entre classe et espace dans la ville neoliberale, ilfaut replacer la 
gentrification des quartiers populaires dans un cadre analytique elargi et renforce en 
reelaborant Vanalyse de classe pour saisir la (deformation du proletariat post- 
industriel, en resistant aux seductions des problematiques prefabriquees de politique 
publique, et en accordant uneplace centrale a I’Etat en tant que producteur d’inegalites 
sociospatiales.
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Abstract
Intimate partner violence (IPV) is an extreme example of gender inequality that compromises 
women's citizenship. This article discusses the effects of IPV on women’s housing circumstances 
based on the findings of a large national Australian survey. The analysis found that IPV erodes 
women’s citizenship, which includes their access to safe and affordable housing, connections to 
“home," and participation in community life. Drawing on notions of gendered citizenship, this article 
provides new understandings about how women negotiate housing as a key dimension of citizenship 
in the context of IPV.

Keywords
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Previous research has found that intimate partner violence (IPV) invades many aspects of women’s 
lives, including housing, mental health, and employment (Devaney, 2008; Kwesiga, Bell, Pattie, & 
Moe, 2007; Paglione, 2006; Staggs, Long, Mason, Krishnan, & Riger, 2007). Men’s violence against 
female partners attacks women’s ability to participate in civil society and exercise their agency as 
citizens, by compromising the quality and stability of women’s housing, their mental health, and 
employment opportunities (Flaherty, 2010; Lister, 2003). This article draws on findings from a large 
Australian research project that documented women’s experiences of the effects of IPV on their 
housing, mental health, and employment as key domains of citizenship. In this article, we explore 
how women negotiate housing as a key aspect of citizenship, in the context of IPV, using the concept 
of gendered citizenship (Lister, 2003).
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Citizenship and IPV

Notions of citizenship are contested. Liberal notions of citizenship in the 20th century focused on 
political, social, and civil rights within the nation-state (Marshall, 1950J, which assumed a “gender 
neutral” citizen. Feminists in the late 1980s and early 1990s engaging with the notion of citizenship 
revealed how historical and political constructions of citizenship exclude women, by ignoring 
gender inequalities that materially and symbolically disadvantage women (Dietz, 1987; Lister, 
1998, 2003; Voet, 1998; Walby, 1994). However, feminists have also used the concept of citizenship 

aspirational and analytical concept” to articulate demands for social, political, economic, andas an
cultural change and to critique practices and conditions that continue to oppress and disadvantage 
women (Roseneil, 2013, p. 1). Feminist authors have argued that citizenship is an important concept 
for women to claim human, civil, and social rights (Yuval-Davis & Werbner, 1999), incorporating 
rights and participatory understandings of active and full citizenship (Lister, 2003). Women’s claim 
to citizenship rights provides an important political avenue to make visible the long-term effects of 
IPV that further exacerbate gendered inequalities.

Research from countries across the world has demonstrated that IPV affects women dispropor
tionately, with adverse health effects (Garcia-Moreno, Jansen, Ellsberg, Heise, & Watts, 2005; 
Tipple & Speak, 2009). Worldwide, there are over 100 million people without shelter and at least 
one billion people lacking adequate housing (Tipple & Speak, 2009; United Nations Commission on 
Human Settlements [UNCIIS], 1996; United Nations Economic and Social Council, 2005). Women 
and children are systemically disadvantaged with limited access to economic and social rights in 
many countries, increasing their vulnerability to violence, abuse, and homelessness (United Nations 
General Assembly, 2011; United Nations Economic and Social Council, 2005). In Australia, 
reported statistics about violence against women aged 15 years and over indicates that one in three 
have experienced physical violence, one in five have experienced sexual violence, one in four have 
experienced emotional abuse from a partner, and one in five have been stalked (Australian Bureau of 
Statistics [ABS], 2012). The number of women killed by partners or ex-partners average one per 
week in Australia.

This article argues that when women experience IPV and subsequent post separation violence, 
women’s fundamental freedoms and rights as citizens are violated, including their rights to negotiate 
adequate, safe, and affordable housing. In this article, we explore how IPV affects women’s housing 
status and safety practices within their homes, drawing on feminist understandings of citizenship.

Gendered Citizenship

A number of Australian, British, and North American feminist authors have reconstructed citizen
ship as gendered and embodied (Bacchi & Beasley, 2002; Bacchi & Eveline, 2010; Dietz, 1987; 
Lister, 2003; Pateman, 1988; Walby, 1994; Yeatman, 2001). Anupama Roy (2005/2013) examines 
gender relations and nationalism, using the notion of gendered citizenship in the Indian context. 
Recently, the United Nations (UN) Report (2014) by the Special Rapporteur on violence against 
women Rashida Manjoo also advocated for viewing IPV through a citizenship lens, emphasizing 
women’s participation as full citizens. This UN report focuses on women’s participation, autonomy, 
and agency in society and highlights how gender-based violence impedes women’s ability to 
exercise full participatory citizenship. Furthermore, the United Nations promotes the need for state 
intervention to work toward eliminating gender-based violence in public and private spheres (United 
Nations General Assembly, 2014, p. 4). This intervention by the state would include social workers.

Citizenship rights have traditionally been viewed as a fixed legal status within the nation-state, 
premised on a static and binary assumption that citizens either do or do not have such rights. 
Feminist scholars have argued that the rigid separation drawn between the private and public spheres
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has prevented women from gaining access to the same public rights as men and hence to full 
citizenship (Bacchi & Beasley, 2002; Bacchi &Eveline, 2010; Pateman, 1988). Lister (2003, pp. 
195-196) argues that there is a dynamic relationship between citizenship as an achieved status 
(which relates to rights or outcomes) and a practice (which relates to participation or processes that 
are more inclusive of human agency). Citizenship as participation can be described as an “expres
sion of human agency” and citizenship as rights “enables people to act as agents” (Lister, 1998, p. 6; 
Lister, 2003, p. 37). These dual understandings of citizenship as rights and participation are impor
tant to challenging constructs of women as “passive victims” of IPV, while also acknowledging 
“the discriminatory and oppressive political, economic, and social institutions” that still deny 
women “full citizenship” (Lister, 1998, p. 6).

Citizenship has both inclusionary and exclusionary potential (Dominelli & Moosa-Mitha, 2014). 
For both men and women, citizenship involves the freedom to choose how to participate in private, 
public, and political life, by “having the cultural, economic, political, and social space” to pursue 
individual and community life as it relates to one’s identity, sense of belonging, relationships, and 
memory (Arnold, 2004, p. 48). However, the status and practices of citizenship exist within unequal 
power relations that reinforce gender inequality. For example, women’s poverty can act as barrier to 
realizing full citizenship, which includes exercising and having access to equal economic, political, 
social, and civil rights (Lister, 1998, 2004, 2008). In this article, we argue that gender inequality is 
exacerbated by the financial impact of IPV, which affects women’s housing circumstances (Baker, 
Niolon, & Oliphant, 2009; Pavao, Alvarez, Baumrind, Induni, & Kimerling, 2007), curtailing 
women’s ability to achieve full citizenship.

As Isin and Turner (2002, p. 8) point out, citizenship is also a “social process” through which 
individuals and social groups “engage in claiming, expanding, or losing rights.” The idea that 
political straggles are needed, to “continually defend, reinterpret, and extend” citizenship rights, 
is pertinent to an inclusive social work practice that embraces feminist, antidiscriminatory, and 
antioppressive principles (Lister, 1998, p. 16; Lister, 2003, p. 198). As Dominelli and Moosa- 
Mitha (2014) argue, gendered and racialized inequalities underpin citizenship practices, which 
compel social workers to interrogate the actual attainment of full citizenship rights. Consistent with 
the principles of inclusive social work practice, this article gives voice to women’s self-reported 
long-term effects of IPV on their housing circumstances, by using qualitative data from a large 
national Australian survey.

Housing and IPV

At the global level, the LIN General Assembly adopted the Universal Declaration of Human Rights 
in 1948 (Article 25), which states that everyone has the right to a standard of living that is adequate 
for their health and well-being, including access to food, clothing, housing, and medical care. All 
citizens have a universal right “in theory” to housing. However, housing trends in Australia influ
enced by neoiiberal market reforms to the welfare state has reduced the availability of affordable 
housing (Carson & Kerr, 2014). Government policies have curtailed the funding of public housing, 
average house prices have increased relative to income, average monthly repayments on home loans 
have increased, the proportion of first homebuyers has fallen, and there is increasing competition for 
housing in the private rental market, where landlords exercise considerable discretion in choice of 
tenant (South Australian Council of Social Services [SACOSS], 2007, p. 79). These housing trends 
particularly affect women because of their lower income, inequalities in the labor market, and the 
“gender pay gap.” For example, currently, the average full-time male salary in Australia is 
A$81,146 per annum, compared to the average full-time female salary of A$66,269 per annum 
(ABS, 2014). These economic and employment inequalities are further exacerbated by women’s 
experiences of the effects of IPV.
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IPV is the primary reason for women’s homelessness (Chung, Kennedy, O’Brien, & Wendt, 
2000). Safe and appropriate housing and the economic resources to maintain it are two of the most 
pressing concerns for women wanting to escape IPV. Following separation from a violent partner, 
women and their children are likely to experience significant income loss, financial hardship, and 
housing instability, particularly women who were at least partially financially dependent on their 
partners (Baker et ah, 2009; Pavao et al., 2007). Pavao, Alvarez, Baumrind, Induni, and Kimerling 
(2007, p. 143) conducted a quantitative analysis of the California Women’s Health Survey (2003) 
and found that women who experienced IPV in the last year are 4 times more likely to report housing 
instability than other women, including late rent or mortgage payments, frequent moves, and being 
without their own housing. As well, Baker, Cook, and Norris (2003), Baker, Niolon, and Oliphant 
(2009), and Baker, Billhardt, Warren, Rollins, and Glass (2010) have extensively researched housing 
and IPV in the U.S. context and found that housing problems were worse among women who 
experienced severe violence, who contacted fewer formal systems, had less informational support, 
and had received a negative response from formal welfare services. Lister (2008) argues that 
respectful responses (such as by social workers) toward welfare state service users is also a citizen
ship right. Women who have (or are) experienced(ing) IPV encounter multiple systemic barriers to 
accessing safe and appropriate housing, often placing them and their children at risk of further 
exposure to IPV (Clough, Draughon, Njie-Carr, Rollins, & Glass, 2014, p. 685). These barriers 
affect women’s ability to practice their citizenship rights, participate in civil society, and act as 
empowered citizens. This article reports on the effects of IPV on women’s housing, highlighting 
how male partner violence erodes women’s capacity to access and maintain housing over time.

Method
The findings discussed in this article are part of a broader nationwide Australian survey that 
examined the compounding effects of IPV on women’s housing, employment, mental health, and 
participation in activities of civil society (such as social, political groups, and volunteering). The 
survey had six questions about women’s housing, including What is/was your main housing situ
ation while experiencing domestic violence? Where did you live straight after the last time you left 
your violent partner? What is your current housing situation? What has been the change in housing 
costs post domestic violence? Have you had to make a significant move to a different geographical 
location, interstate or overseas because of domestic violence? What other effects did domestic 
violence have on your housing situation? This article focuses on the findings from the final open 
ended question: “What other effects did domestic violence have on your housing?” to explore how 
IPV changes women’s housing situations, as one facet of attaining full citizenship. The term 
“domestic violence” was used in the survey and to refer to services because this is most commonly 
used in Australia, but for the sake of specificity, in this article, we use the term IPV.

In order to recruit a broad community sample, the survey was promoted via a mass media 
campaign and through contact with domestic violence, women’s and housing organizations across 
Australia. Electronic and social media played a key role in the recruitment strategy. Most respon
dents participated through an online electronic survey, which was distributed through human service 
organization e-mail networks as well as print and social media outlets. The introduction section to 
the survey provided information about relevant services (such as 24 hours crisis lines) that the 
women could contact should they feel unsafe or wanted to access services. The survey was hosted 
by Survey Monkey and was open for a period of 6 months. A small number of participants requested 
paper and pencil surveys that they completed and returned. To access a wide variety of women, we 
opted for a community-based sampling approach, as previous studies tended to draw samples from 
women who were or had used shelter and transitional housing services (Dewey & Germain, 2014). 
While we anticipated some women from a community sample would have accessed shelter and
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transitional housing, we anticipated the majority of the sample would not have accessed such 
services; hence, this would provide a different dimension to our understandings of women’s experi
ences of IPV.

The survey included closed questions and open-ended questions, allowing respondents to offer 
meaning, context, and explanations of their experiences. Information was sought about women’s 
lives before the relationship with the violent male partner(s), during, immediately after separating 
and their current circumstances. The national survey relied on seif-reporting and was organized into 
five main sections. The first section of the survey collected demographic information including age, 
gender, marital status, education levels, income levels, cultural background, number of children, and 
geographical location. The second section asked about the types, extent, and duration of IPV, 
including emotional, psychological, social, physical, sexual, spiritual, and financial abuse. The 
remaining three sections asked questions about the effects of IPV on housing, employment, partic
ipation in social activities, and mental health. The research team developed the survey intensively at 
a workshop over a number of days, considering what information merited attention in relation to the 
areas of inquiry, namely, the survey questions to be asked about demographics and IPV experiences, 
as well as questions that could capture the effects of IPV on housing, employment, mental health, 
and community participation. The research was approved by the Human Research Ethics Committee 
at the University of South Australia. The survey was piloted and a few questions were modified for 
clarity or removed to reduce repetition.

Findings

This section briefly discusses the overall survey findings from 658 included female respondents and 
then presents a thematic analysis of the responses of 525 women who answered the survey question: 
“What effects did domestic violence have on your housing?” The thematic analysis of the responses 
to this question examined the essence of quotes and patterns within the survey data (Morse, 2008). 
This involved several steps, including familiarization with the data, compiling a list of quotations 
from each respondent, and grouping these together to collate common responses. Secondly, these 
common responses were counted and coded into categories and given descriptive headings to 
identify the theme. These themes were then discussed during research team meetings. This process 
resulted in progressively developing more refined themes, until they resonated with all five research 
team members (Braun & Clarke, 2006). The main themes found in the qualitative data related to 
financial costs (or harms), the loss of home, and dominant feelings of fear and shame. This analysis 
showed that women’s citizenship status (such as housing access and rights) and practices (such as 
participating in negotiating a safe home and community life) are all affected by IPV.

In regard to the demographics of the total sample group, 729 women responded to the national 
survey. Those who did not complete essential parts of the survey were excluded in the analysis, 
leaving 658 women in the sample. The age of respondents ranged from 18 to over 80 years, but the 
most highly represented age-group was between 35 and 44 years (34.5%). The majority of the 
sample reported their sexual orientation as heterosexual (94.5%). In regard to current relationship 
status, 50.6% were separated or divorced and 31.4% were partnered, living together, or married. The 
majority of respondents reported they were not currently experiencing IPV (82.4%), with 17.3% 
reporting that they were still experiencing IPV at the time of completing the survey. A large 
proportion of the sample (79%) had children and 38.8% were living alone with children. The 
majority of respondents were born in Australia (81.2%) and considered their cultural identity to 
be Australian (78.7%), followed by Northem/Western Europe (12.2%), with small nmnbers from the 
Middle East, Asia/SE Asia, South America, and Africa. The majority of respondents lived in a city 
or suburban area (65.8%).
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Table I. Changes in Women’s Housing Situation, During IPV, After, and at the Time of Completing the Survey.

During IPV (%) After IPV (%) Current (%)Housing Situation

6.1Sole owner
Jointly owned with violent partner 
jointly owned with others (family)
Private rental
Public rental/housing trust
Caravan
Lodging/boarding house
Staying with friends or family
Women’s assisted shelter
Improvised dwellings (car, park, and street)

7.1 20.7
5.942.2 6.5

1.5 1.4 9.9
26.736.5 40.3

6.8 4.1 7.8
1.20.3 0.2

0.2 0.8 0.6
33.03.8 6.8
9.7 0.6
1.80.6 0.6

Note. IPV = intimate partner violence.

Overall, incomes were in the lower ranges, with 40.6% currently earning under A$30,000 per 
annum, 13,7% in the A$30,000-A$39,000 per annum range, and 10% in the A$40,000—A$49,000 
per annum range. However, unlike previous studies in the United States, such as the one by Dewey 
and Germain (2014, p. 390) in which the highest income level for women accessing transitional 
housing services was US$25,000 annually, 8.1% of the sample in this community-based study 
reported an annual income of A$90,000 and over. This exceeds the average male and female salary 
in Australia (ABS, 2014).

The housing questions in the survey were concerned with the effects of IPV on women’s housing 
circumstances, while they were experiencing IPV, immediately after leaving, and their current 
housing situation. The changes in women’s housing status are show in Table 1.

These percentages were an analysis of the total number of 658 included female survey respon
dents. As indicated in Table 1, women’s home ownership did not reach their previous levels, and 
private rental and public housing status slightly increased. There was only a slight increase in access 
to public housing, from 7% while in violent relationships to 8% currently, reflecting the limited 
stock of public housing in Australia. Immediately after leaving, 46.5% of the sample lived in 
temporary dwellings, which included staying with friends, emergency shelters, cars, parks, caravans, 
and lodging and boarding houses. The one third (33%) that stayed with family and friends corro
borated previous research about the important role of support from friends and family (Postmus, 
McMahon, Silva-Martinez, & Warrener, 2014). Furthermore, after leaving violent partners, 20.7% 
of the women were currently sole home owners, compared to 7% of sole owners when women were 
in violent relationships. This level of sole home ownership is considerably lower than the general 
population in Australia. In Australia, home ownership is lower for female sole parents (41 %) than 
male sole parents (50%), and more men (80%) than women (74%) over the age of 75 years own their 
home outright (ABS, 2013). These findings illustrate how the effects of IPV further exacerbate 
gendered housing inequalities and women’s ability to exercise their economic and social citizenship 
rights (United Nations General Assembly, 2014).

Thematic Findings: IPV, Financial Loss, Loss of Home, and Fear and Shame

The survey responses provided rich data about women’s experiences of financial losses, living in 
fear, the loss and destruction of their homes, rebuilding a home, and remaining “safer at home” as 
well as feelings of shame. The most prominent finding of the survey related to housing costs 
increasing for the majority of women post separation (67% of survey respondents), which subse
quently affected women’s housing choices. This is consistent with previous research that
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emphasizes how women and children who leave their home to escape a violent relationship expe
rience “considerable social and personal disruption and financial disadvantage” (Chung etal., 2000, 
p. 46). In this study, after escaping the violent partner/s, women also report being on a much lower 
income, having to leave their employment and experiencing financial insecurity and poverty. 
Women’s housing stories were complicated, illustrative of the complex navigation of financial 
abuse and responsibility, threats, fear of violence, unpredictability, housing instability, and shame, 
which are inextricably linked to women’s ability to exercise their citizenship rights (Lister, 2003; 
United Nations General Assembly, 2014).

Financial losses. The most dominant theme in the survey responses related to financial losses as a 
consequence of IPV and the effects this had on women’s housing status, choices, and practices. First, 
the financial responsibility ascribed to women for their violent partners’ property damage and debts 
they left behind affected women’s ability to access and afford adequate rental housing. Second, 
women who were home owners reported feeling frightened and bullied into accepting unequal 
property and financial settlements. Consequently, following separation, women were forced to 
“downsize” into poorer quality housing. As well, women’s housing costs increased proportional 
to their incomes.

Women who were renting reported being held responsible for their ex-partners’ damage to 
property and his financial debts, which disadvantaged them when accessing rental properties: 
“Property damage from him ... the place was in my name ... it’s held against me in finding 
rental” (Chelsea). Women also reported experiencing discrimination in the rental market for beha
vior they were not responsible for: “Landlords are reluctant to rent to me due to the fear of him 
coming and damaging the property” (Ruthie).

Women who were home owners (or had leases in their names) were disadvantaged because the 
various types of housing debts accrued by their violent ex-partners were considered joint financial 
debts:

He hadn’t paid bills for several years, and would lie, saying he had paid them while hiding the bills. 
When he left, I was left with about A $ 10,000 over due on the rales, AS 10,000 worth of other debts, plus 
he left the house in an unmanageable state of disarray, which is going to cost me several thousand more to 
fix. (Freya)

These findings highlight the financial abuse experienced by women and community responses 
that support discriminatory gendered norms, curtailing women’s citizenship rights by holding them 
accountable for actions they arc not responsible for (lister, 2004; United Nations General Assembly, 
2014). It was common for women in this sample to lose their housing, even if they contributed more 
to it financially during their relationship:

My ex-husband did not have a cent towards the deposit. It was mine and extra was from my family to buy 
the house. As a male he earned more and could keep the house. I had to rent and still do. (Marina)

As a consequence of IPV, women reported experiencing considerable loss in savings, income, 
housing quality, and status. This quote also shows how gendered labor inequalities continue to 
maintain gendered citizenship that disadvantages women, which is exacerbated for women who 
experience IPV (Lister, 2003).

Women who were able to continue to be home owners did so at increased costs, with higher 
mortgages and increased personal debt. As one woman said, “I was living in rented accommodation 
for 7 years .. . until I could save to buy a house ... enormous mortgage at the age of 57, which will 
be paid off at age 83” (Eva). Home owners post separation explained the effec ts of reduced income
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for housing: “I have a much larger mortgage, in lesser valued and smaller property” ("Nelly). Legal 
costs and nonpayment of child support after separation also reduced income for housing. The 
majority of the women indicated that they had to downsize to “smaller, older, [and] less comfor
table” and inadequate housing in “cramped conditions due to affordability.” This impeded their 
ability to exercise full citizenship rights in regard to accessing adequate housing (United Nations 
General Assembly, 2014).

Furthermore, women who were (or had been) home owners experienced unequal and lengthy 
property settlements. Women depended on informal supports such as family and friends for 
considerable lengths of time because the ex-partners refused to cooperate in the property 
settlement process, forcing women to continue to pay the mortgage. As the quote below shows, 
women reported feeling intimidated into accepting far less than their fair share of the property 
settlement, with serious repercussions for access to adequate housing and feelings of connection 
to home:

I was bullied into a settlement where he got 80% of assets and meant I was left with an enormous 
mortgage. The house I am living in is too small to accommodate all my three children and I have to sleep 
on a day bed in lounge room as I can’t afford to put on more bedrooms. I feel dislocated not having a 
cupboard for my clothes or bed lamp or room. (Aileen)

This quote highlights how women’s citizenship rights and practices are affected by IPV, which 
includes lack of access to their legal rights in property settlements and fear of asking for their 
financial entitlements due to years of abuse and intimidation. Women escaping IPV are prevented 
from claiming full citizenship rights through social process that continue to maintain gender 
inequality (Lister, 2003). As well, a further consequence of IPV is that women reported feeling 
“dislocated” and fearful within the private sphere of their homes. These findings show how the 
coercive control and power of male violence reinforce gender inequalities and have ongoing 
effects on women’s housing status, sense of safety, choices, and practices within the home, all 
of which further undermine women’s quality of life, rights, and “position as citizens” (Lister, 
2003, p. 113; Stark, 2012).

A safe home. The notion of home is a multidimensional and contested concept. It is a subjective 
phenomenon as well as a materiality that relates to feelings, identity, belonging, connections, and 
practices (Blunt & Dowling, 2006; Marcus, 2006; Mallett, 2004; Tolia-Kelly, 2004). A total of 169 
out of 525 (32%) women used the word home in their responses to the survey question about the 
effects of IPV on their housing. The most frequently used description about the effects of IPV on 
housing was the loss of a “safe home.” Typically, after experiencing IPV, women reported never 
feeling “safe” and not having a sense of home: “I will never have a home of my own or a place that I 
feel is my home safe, secure, and private” (Lydia). The thematic analysis found that women lost their 
home/s became homeless as a consequence of escaping IPV, rebuilt a home, and were able to stay in 
their “own homes” by changing their safety practices.

The survey findings indicated that women (and their children) had to make frequent and signif
icant geographical moves to escape violence (42% of total survey respondents). As one woman said, 
“We’ve (my child and I) moved 6 times in less than 6 years ... it is expensive and disruptive” 
(Jade). Half of the survey respondents (50.9%) reported experiencing postseparation violence, which 
occurred on average for 2.78 years after separation, with one woman reporting 25 years of post
separation violence. The women reported living in constant fear and frequently moving and leaving 
their home/homes with “nothing” and “nowhere to go.” To escape postseparation violence, women 
relocated for lengthy distances (including moving overseas and interstate) and this disconnected 
them from their communities and feelings of connection to home:
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I have had to keep moving around so as not to be found by my husband ... He has driven from [state to 
state] looking for me ... from house to house. I cannot work as I cannot stay in one place long enough to 
secure income and a job. (Cynthia)

Fear and continual threats and violence by the perpetrator shaped women’s decision making 
about their housing choices:

I would have to leave my house with the kids in the middle of the night because he was threatening to 
come bum it down or slit my throat ... also kill all 4 kids ... afraid to go home because of his death 
threats ... only went back when he was jailed ... we were separated and living elsewhere but he 
continually threatened us ... had to leave the state and relocate with the kids and sell my house. (Nadia)

Overwhelmingly, our analysis found that women who experience IPV endured the loss and 
destruction of their homes and feelings of safety in the community. This resonates with findings 
by the United Nations General Assembly (2014) that IPV creates conditions that deny women their 
citizenship rights to an adequate standard of living, which includes experiencing fear within the 
home and constrained participation in public life.

The survey data showed that immediately after leaving IPV, nearly half of the women lived in 
temporary dwellings, such as staying with friends, women’s shelters, cars, or parks. This percentage 
included 33% of survey respondents staying with family or friends as well as 1.8% of women who 
reported living in “impoverished dwellings” such as cars, streets, or parklands. For example, “I 
currently couch surf and house sit for friends or sleep in my car” (Phillipa). The risk of homelessness 
is particularly high for women who do not have any family or other informal supports in Australia: 
“I became more or less homeless as I didn’t have family in Australia, a baby and no job and no 
money” (Greta). Many women highlighted the cumulative effects of IPV on their housing status: 
“The first round I lost the home I was buying, the second time, I had to leave my long term rental and 
entered an extended period of homelessness” (Darlene). IPV contributes to women (and their 
children) experiencing multiple losses—loss of housing, personal possessions, and attachment to 
places and spaces, which impede women’s ability to fully exercise their citizenship rights (Lister, 
2003).

Despite experiencing persisting and severe threats and violence, women also reported negotiating 
ways to rebuild a home and finding ways to remain safer at home. Rena explained how the long term 
effects of IPV affected her ability to emotionally and physically recuperate from the abuse and 
continually affecting her connections to a safe home,

I have felt “invaded”, under siege, at every house I have been in, including the shelters, where he would 
charm the addresses out of the children ... I stopped being able to bounce back anywhere near as far as I 
had fallen, which is why I moved to the country ... I realized then I would not survive if I stayed near the 
city. This house and my relationship to it is a daily litmus test of my physical and mental health, but even 
on my worst days it is still mine—my safe place. (Rena)

Rena’s move to a “safe place” in the country assisted her to survive the “good” and “bad” days 
of “everyday life,” enabling her to regain some sense of connection to place, safety, and home, 
albeit only partially. This was a common theme in the survey data.

In Australia, there is legislation and programs to prevent homelessness and to support women and 
children to stay safe in their own home (Baker, Billhardt, Warren, Rollins, & Glass, 2010). However, 
women reported continued difficulties having the perpetrator removed: “Very difficult to have him 
removed from house. Fear of him knowing where I live” (Tula). Women who were able to keep 
living in their own homes did so at additional costs of installing security, such as locks on doors and
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windows, extra lighting, CCTV, and video intercom. This need for safety equipment created addi
tional financial burdens and affected women’s practices within her home:

I needed to pay for increased security measures: sensor lights, high fencing, lockable gates__ I slept
with my bedroom light on for over a year, plus I always slept with my mobile phone under my pillow. 
(Leigh)

Therefore, as a consequence of the fear instilled by the male peipetrator, many women such as 
Leigh had their rights to safety as citizens curtained, which impacted their everyday safety practices 
within their homes, such as sleeping with a mobile phone and “bedroom light on.”

Occasionally, -women reported being able to maintain their employment and their current home, 
with the support of family members: “I am lucky, I was the main income earner and had family 
helping me financially ... so no impact for me. I kicked him out” (Veronica). This woman argues 
that she was “lucky” that she could continue to enact her citizenship rights to housing by being 
economically independent (the “main income earner”) as well as interdependent (with the financial 
assistance of her family; Lister, 2008). She exercised her power and agency by “kicking” the violent 
partner out of the home, which reinforced her rights to safety and housing status. However, this 
theme was not common in the survey data.

Shame. Lastly, the majority of women who responded to the survey (76.3% of respondents) sought 
assistance from sendees, including medical, police, crisis accommodation, and/or legal services. Of 
particular importance to social work practice is an emerging theme in the analysis related to feelings 
of shame when accessing services, which hindered women’s decisions and abilities to seek out 
assistance. Shame w'as multilayered. Shame about IPV contributed to women moving location: “We 
as a family moved from the house due to me being embarrassed by the neighbors’ knowledge of the 
abuse” (Beccy). Women reported feeling “shame, fear, and anxiety” when in “applying for rentals” 
and health and welfare services for IPV-related issues. As Mina explained below, the process of 
applying for public housing and the responses of housing service providers can be experienced as 
disempowering and demoralizing, contributing to her feelings of shame:

We had to go into housing commission rental. That was very demoralising for me ... my children 
suffered as some parents wouldn’t let their children come play with them because I was a “single parent 
living in a housing commission house” and they didn’t want their children associating with the like. Lost 
everything I had worked for e.g. most of my furniture. The staff at the housing commission office made 
you feel like you were second rate—and that made my self-esteem even worse than ever. I remember the 
man at the office told me 1 could go round and look through the windows to see iff would accept it. If I 
didn’t I would go to the bottom of the list and wait years before my name came up again. I asked if it w'as 
possible to go inside to see if my furniture fitted. His reply was, “What do you think, we build palaces?” 
I have never forgotten that. (Mina)

This quote highlights how women are further systemically disadvantaged and “put back in their 
place” as second class, welfare-dependent citizens (Lister, 2008), after experiencing IPV. This 
gender inequality is maintained through the disrespectful attitudes and approaches of community 
members and service providers, which has implications for how social workers and housing 
workers respond to service users. The practices of the welfare state can further contribute to 
eroding women’s emotional safety and citizenship rights, even after escaping violent partner/ 
partners. This has compounding effects on women’s sense of safety and belonging to place, 
family, and community (Murray, 2008) and thus, their basic citizenship rights have not been fully 
realized (Lister, 2007).
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Discussion: Citizenship and Home
This article started with the premise that women’s citizenship is always limited compared to that of 
men’s (Lister, 2003). It showed how gendered inequalities continue to constrain women’s ability to 
participate in political, economic, and personal spheres, which is further exacerbated by IPV. 
Women’s access to safe housing and an adequate income is one means to realize full citizenship 
(Voet, 1998). However, the effects of IPV on women’s housing exacerbate the gendered inequality 
women already experience. Access to safe and affordable housing, respect, recognition, financial 
security, and feelings of belonging to a safe home are fundamental to women’s well-being. Yet, 
women escaping IPV experience limited access to social justice and basic human rights, which is a 
central concern for social work and feminism (Kemp & Brandwein, 2010).

Male perpetrators of IPV erode women’s citizenship by disrupting their access to housing rights 
and constraining their agency in their public and private lives, providing a strong example of how 
gendered violence further curtails women’s ability to act as citizens (Hoffman, 2004; Lister, 2003). 
However, as Lister explains (1998, p. 7):

To be a citizen ... means to enjoy the rights necessary for agency and social and political participation. 
To act as a citizen involves fulfilling the full potential of the status. Those who do not fulfil that potential 
do not cease to be citizens.

Thus, experiencing IPV erodes women’s ability to realize the potential of full citizenship, but the 
concept of citizenship continues to have aspirational possibilities (Lister, 2003; Roseneil, 2013). For 
example, social workers can draw on the notion of citizenship to advocate for and promote the rights 
and participation of women affected by IPV.

The sample of women survey respondents was not typical, as previous studies have tended to 
include only women accessing domestic violence services, who are usually not home owners. 
However, even women who are home owners and in the higher income bracket were not protected 
from the damaging effects of IPV. Of the sample of women who responded to this survey, 79% had 
children and 21 % were currently sole home owners, which is considerably lower than the population 
average of 41% of female lone parents who are sole home owners (ABS, 2013). This illustrates how 
men’s violence impacts on women’s access to home ownership, further exacerbating the gender 
inequality that already exists in Australia, undermining women’s citizenship and housing status. 
Future research on the effects of escaping IPV on women’s home ownership in different interna
tional policy contexts is needed to better understand how IPV impacts home ownership in differing 
contexts across the life course.

The survey responses indicate that women do not regain the housing status and safety they 
enjoyed before experiencing IPV. Across all categories of postseparation housing, including access 
to private rental, services, public housing assistance, property settlement, and home ownership, 
women’s ability to negotiate and maintain their standards of living, and rights to safety and security 
were eroded due to IPV. Some women eventually managed to repurchase their own homes but at a 
much greater risk due to increased costs of rent, sole mortgages, cost of housing security (such as 
alarms and locks), damage to property, paying debts caused by ex-partners, lower wages, and 
frequent moves due to safety concerns. A minority of the women were able to remain in their own 
homes with the added cost of security. However, women’s position and participation as citizens and 
their ability to negotiate their social citizenship rights in the domain of housing is severely under
mined by IPV, with particular effects on maintaining a safe home.

This article analyzes women’s experiences of the long-term effects of IPV on their housing and 
connections to home. The notion of a safe home reflects a person’s inner self, a place where one goes 
to “recharge” oneself, immersed in objects of our personality and identity (Marcus, 2006; Pilkey,
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2014). The majority of the women in this study were forced to leave their homes for their own and 
children’s safety, live in constant fear, and frequently relocate, severely curtailing their freedom to 
participate in private, public, and political life. Women are systemically disadvantaged when seek
ing safety from violence, which further erodes their social status, citizenship rights, and participation 
in gendered ways. This research highlights how IPV seriously affects women’s agency and ability to 
“bounce back”, to fully and actively participate in civil society. Further examination of the notion of 
gendered citizenship and it usefulness for theorizing and explaining the diverse effects of IPV on 
women’s agency is needed.

As Stark (2012) argues, the harm that violent men inflict is political and “reflects the 
deprivation of rights and resources that are critical to [women’s] personhood and citizenship” 
(p. 5). Feelings of fear and shame contribute to women’s sense of powerlessness (Wilson, 
Drozdek, & Turkovic, 2006). This research found that women (and their children) who are 
escaping IPV experience fear, shame, poverty, lack of respect, recognition, and the loss and 
destruction of their feelings of connection to a safe home, often resulting in homelessness. The 
material realities of homelessness and feeling “homeless” are embodied experiences marked by 
limited citizenship rights, loss, grief, and limited economic, political, and social power (Arnold, 
2004, p. 122). Of particular significance to social work are women’s feelings of shame and 
being shamed when accessing housing assistance, which indicates how social workers can play 
their part in providing and advocating for dignified and respectful services (Lister, 2008) that 
respond to the housing needs of diverse women affected by IPV. This relates to all service 
providers, including social workers, responding respectfully to women’s disclosures of abuse, 
addressing safety issues, and focusing on holding perpetrator/s accountable for their crimes 
(Wall, 2012, p. 8).

To prevent homelessness, recent legal reforms in all Australian states provide for exclusion 
orders that enable women to seek protection from domestic violence and remain in the family 
home, while the perpetrator is removed (Phillips & Vandenbroek, 2014). This supports women and 
children to maintain connections to their homes and communities, social support networks, and 
employment and educational opportunities and provides more stability for their children (Phillips 
& Vandenbroek, 2014). The right to remain safely in their home after being a victim of crime and 
not being forced to flee was an important intended policy shift, reflecting a more just approach to 
women and children whose rights had been violated. This study also found that, depending on the 
severity of violence and safety concerns, it is possible for some woman and their children to 
remain in their own homes and retain some sense of belonging to place and community but with 
added home security.

Conclusion
This article highlights the effects of IPV on women’s housing and advocates for respectful and 
empowering service responses that would enhance women’s citizenship rights. The findings of this 
research have implications for social workers working in the fields of domestic violence and 
housing. Social workers working together with women and communities affected by IPV can help 
to enhance the inclusionary side of citizenship as both a status and a practice (Lister, 1998, p. 16). 
Consistent with social work ethics and values, social workers can continue to advocate for and 
acknowledge women’s citizenship rights to be recognized, respected, and treated with dignity and 
have a political voice, which can contribute to women’s sense of belonging to community 
and agency in civil society (Lister, 2007, p. 53). This includes social workers advocating for safe, 
affordable, and appropriate housing and resources in the women's community, which can impact 
their ability to leave or stay safe from their abusive partners (Clough et ah, 2014, p. 685). The 
challenge for feminist researchers and practitioners is to continue to make visible the power
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dynamics involved in the material and discursive manifestations of unequal gendered citizenship 
(Lister, 2003, p. 202), including extreme manifestations of inequality such as IPV.
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INTRODUCTION

In the contemporary context of sustainable development, transit-oriented

development (TOD) has been heralded as a contemporary move toward achieving

sustainable development in an urban environment. The implementation of light rail transit 

has been an important component of this equation. While light rail transit in and of itself

does address aspects of sustainable development and offers upside along the lines of 

curbing traffic congestion and reducing sprawl,2 for surrounding communities, there can

also be repercussions to the installment of light-rail transit infrastructure. This work is in

the interest of uncovering how a community of color, specifically a primarily African-

American community situated in South Central Los Angeles, prepares itself for potential

impacts driven by light-rail development. I have chosen Leimert Park because it has

historically been considered a cultural hub foi the African-American community in South

Central Los Angeles. This work affirms that African-American communities can,

through pushing institutions to comport themselves in new ways, transform urban

redevelopment projects. At the same time, this report acknowledges that the community’s

concerns have not been entirely accommodated and therefore there is still more work to

be done toward creating a just transportation system.

While financial capital is being mobilized, there has been a mobilizing of cultural;

political; and social capitals to ensure the alignment of financial investment with

competing and opposed value orientations of the community. It has been my task to trace

] Cervero, R., & Duncan, M. 2002. "Transit s value-actdea effects: light and commute! rail services and 
commer cial land values." Transportation Reseatch Record: Journal of the Transportation Research 
Beard, 1805(1), 8-15.

Cervero, Robert. 2004. "transit Oriented Development in America: Contemporary Practice, Impacts and 
Poiicy Directions." Institute of Urban and Regional Developmeni. Pg. 9.
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this iteration of light-rail transit’s introduction to South LA and assess the ways in which

this particular community of color prepares to resist transit-related impacts

(displacement) and/or capitalize on the transit opportunity, may serve as a precedent for

future communities that might endure the same process.

The central question of this work is whether/how communities of color in post-

Fordist, contemporary globalization era resist and transform large development projects,

transit-oriented development projects in particular. This work follows upon a previous 

study3 that asked a comparable question. This work though, departs from Sandoval’s

work, m part, because of the differing social iocation of the neighborhood surveyed.

Sandoval focused on the largely low-income, Latino immigrant Macarthur Park

neighborhood in Los Angeles. This work aims to tell the story of how Leimert Park, a

predominant!)' African American neighborhood, central to approaching or approximating

any conception of contemporary Black Los Angeles, has adapted, is adapting and is

planning to adapt to the burgeoning transit development in their neighborhood. It

examines how this community, described by the African American Registry as a “cultural 

haven in LA”4, in the midst of exogenous financial capital being mobilized, has

mobilized cultural and political capitals to work toward ensuring that the ongoing influx

of financial investment will be in alignment with the value orientations of the community.

3 Sandoval, Gerardo. 2010. Immigrants and the Revitalization of Los Angeies; Development and Change in 
MacArthur Park. Cambria Press: New York.
4 N.a. 2013. "Leimert Park, A Cultural Haven in LA." African American Registry: A Non-Profit Education 
Organization, http://www.aaregistry.org/historic_events/view/leimert-park-cultural-haven-la
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Conceptual Framework

The overall framework for this paper is one that situates Leimert Park, the geography, the

symbol, and the community, at the heart of an urban protest movement as defined by

Castells, which he sets forth as movements that demonstrate an interaction between

culture, politics, and consumption. Castells suggests that such movements develop

around three major themes:

“1) Demands focused on collective consumption, that is goods and services 
directly or indirectly provided by the state.
2) Defense of cultural identity associated with and organized around a specific 
territory
3) Political mobilization in relationship to the state, particularly emphasizing the 
role of local government. "5

While in line with Castells’ description of urban protest movements, this work finds that

the defense of a cultural identity, inseparable from or backed by a political mobilization,

revolving around transit investment as collective consumption, creates a wealtli of

political power and pressure often necessary to alter the process and outcomes of the

planning process.

Castells employs this framework to describe and comment on particular urban

crises of a particular epoch. This urban protest framework, as an iteration of frameworks

in his prior works, it has been applauded and critiqued by thinkers in the field. Among

those critiques, the most relevant to this work, is a specific critique in terms of Castells

commitment to collective consumption as sites of contestation, McKeown argues that the

term collective, throughout Castells work, is unclear in terms of whether it refers to a

5 Castells, Manuel. 1983. The City and the Grassroots: A Cross Cultural Theory of Urban Social Movements 
Berkeley, CA: University of California Press. Pg. xviii.
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collective mode of provision or the collective mode consumption,"6 suggesting that

Castells does not offer a differentiation between consumption items collectively

consumed (which can be both individually provided and collectively provided) and

consumption of items individually consumed (which can also be individually provided or

collectively provided). In reviewing The City and the Grassroots, Mayer applauds

Castells, noting that “no work has been as influential as The City and the Grassroots in 

defining urban social movement research,”7 8 but also suggests that urban movements have

since transcended Castells’ frameworks to some extent, given changing economies and

political landscapes both domestic and abroad. Mayer suggests that urban social

movements “can no longer be synthesized as challenges to a mode of development which

is how Castells saw them: challenges initially to the industrial mode of development and,

in The City and the Grassroots, challenges to the "information’ mode Still though,

Mayer finds that one of the lasting legacies of h:s work is his very notion of collective

consumption which for Mayer, “is more topical than ever in the current conjuncture.. as

local as well as supra-national manifestations of the anti-globalization movement are 

zeroing in on the privatization and (neo)liberalization of the public sector.”9

In line with Mayer, Castells’ framework might still have potential utility in

commenting on urban crises of today and in framing how and why protests movements

are successful, if we take success as the ability to transform institutional processes and

influence whether prior demonstrated and dominant urban meanings remain as such. This

6 Mckeown, Kievan. 1983. "The Urban Sociology of Manuel Castells: A Critical Examination cf tne Central 
Concepts." Tne Economic and Social Review. 11, 4 252.
’ Mayer, Margit. 2006. "Manuel Castells' The City and the Grassroots." International Journal of Urban and 
Regional Researcn. Pg. 202
8 Ibid. Pg, 203
9 ibid. Pg. 2.05
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capacity might be afforded to any myriad of institutional processes affecting urban

spaces. This case study in particular is interested in the capacity of a movement, in

mobilizing, to affect the institutional processes of urban planning.

Castells suggests that “we call urban planning the negotiated adaptation of urban

10functions to a shared urban meaning. In other words, urban planning, the process out

of which the everyday function of urban spaces are born, is also the process that is shaped

by and reproduces some particular “shared” understanding or relationship to uroan spaces

a “shared” urban meaning that is often predicated on the dominant class’ relationship to

the urban. Whereas “a social movement develops its own meaning over a given space in

11contradiction to the structurally dominant meaning and “a social mobilization (not

necessarily based on a particular social class) imposes a new urban meaning in

contradiction to the institutionalized urban meaning and against the interests of the

12dominant class. A social movement then creates an opening, a potential, to unsettle

and de-center whatever prior and presumed “shared,” dominant, meaning shaping urban

planning processes. This suggests that, at bottom, there is some potential for urban

planning and social movements/mobilizations to be in direct conflict with one another.

In discussing the history of urban planning, Birch and Silver, in “One Hundred

Years of City Planning’s Enduring and Evolving Connections” communicate that

inequity has long been entrenched as implicit in the planning process, suggesting at once

that the urban meanings in question are preceded by and inclined to re-inscribe

inequality, urban meanings that privilege a particular meaning and experience at the

10Castells, Manuel. 1983. The City and the Grassroots: A Cross-Cultural Theory of Urban Social Movements 
Berkeley, CA: University of California Press. Pg. 304.

Ibid. Pg. 305 
Ibid
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expense of other meanings and people whose lives are an expression of those excluded

meanings- meanings that have been intentionally excluded as part and parcel to histories

of systemic ana systemat ic oppression in the United States. Contemporary planning

literature admits the history of exclusion and the continuance of inequality as part and

parcel to planning as a practice; it overtly stresses the need for and the improvement of

community collaboration - an improvement in the facilitation of a shared urban meaning

that does not disprivilege historically marginalized urban meanings. Birch and Silver

make note of a particular point of departure in planning history wherein there was a

specific decision within the institution of professional planning to privilege ‘narrower 

technical approaches’ over ‘major social and political reforms 13 This suggests that the

,14 aspect of planning, which ultimately is the practice of inclusive collaboration‘social

and equitable representation, had long been entrenched as non-essential in planning

considerations. Urban planning then is situated as the medium through which

‘meanings,’ structurally dominant meanings have been and continue to be precipitated

and mapped onto space conceptually and materially. However, this also renders urban

planning as a space, and process, ripe for contestation and as a juncture in which the

opportunity for transforming any destination of shared urban meaning. The Leimert Park

case study is then an example of an urban protest movement, as it has, in a collective

and grassroots fashion, contested that which will ultimately assume a particular shared

urban meaning in its implementation the transit investment in question. Specifically,

the community has contested the implementation of the transit line through challenging

the process of urban planning and creating a process that is more collaborative and

13 B'rch, Eugenie L. and Silver, Christopher. (2009) "One Hundred Yeats of City Planning's Enduring and 
Evolving Connections." Journal of the American Planning Association. 75, 2:116 

Ibid.14
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inclusive of alternative urban meanings. It is at the same time, a movement that aspires

to force a re-imagining of urban meanings that might be represented by the investment,

that is not just different from the dominant meaning, but is specifically and

categorically, an urban meaning that centers equity in process and outcomes of urban

planning generally, and redevelopment planning as transit investment planning in

particular.

Within Castells’ urban protest framework, and in teasing out the contents of the

Leimert Park movement, the movement is at the crossroads of separated but related

discourse of transit-oriented development (as public infrastructure meets public-private

partnerships), environmental justice, nsoliberalism, gentrification and displacement. The

transit investment includes but is not limited to the actual configuring of a transit line and

transit stations. Accompanying projects intended to attract and amplify investment and

ultimately facil itate transit ridership, are all components of transit-oriented development,

or TOD. Often, while these projects ostensibly improve transit access to a space, or

introduce new transit options to space, the spaces currently at the focus of these TOD

projects are already developed urban areas. In that way, many of these projects are

redevelopment projects. So, the central question of this work draws on a confluence of

literatures that allow for a critical discussion of transit-oriented development as

redevelopment and the impact that these projects have on neighborhoods. Required is

supplementary literature that ground this critical discussion in this particular political-

economic temporal moment.
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Leimert Park and the Movement

In Leimert Park, the galvanizing force of this movement revolves around the impending

influx of transit related investment along the Crenshaw Corridor. Being as this

investment is toward public transit and is sourced publicly, or collectively, immediately

then, we can. sec the movement as one revolving around collective consumption. While

the mobilization has been a reaction to the anticipation of incoming investment,

specifically the mobilization has been a reaction to what impacts the investment might

have on the community. Here, we also locate Castells’ framework wherein the

mobilization has been one that is focused on a defense of Leimert Park and the African-

American cultural identity represented by the continuity of the neighborhood. The

defense of the cultural identity is one that aims to ensure the transit development is

equitable and also sufficiently insulates Leimert Park and black communities along the

corridor from disproportionately bearing the impacts of the development. This

preoccupation can be seen through specific concerns expressed by the community. These

concerns include 1) community inclusion in the planning process as well 2) direct and

indirect quantitative/qualitative impacts on the community. Among these direct and

indirect impacts, are concerns that 1) the transit line be constructed below-grade along the

corridor in order to ensure safety of pedestrians and viability of business 2)

environmental justice 3) gentrification and displacement—all of which taken together,

can be seen as part and parcel to a larger call to secure or defend the cultural identity of

Leimert Park, as defined by Leimert Park. It is around these major focal points and with

the stakeholders involved, in the specific context of transit as a public good or service

provided by the state that the fluidity of Castells’ framework comes to life.

8



In an effort to appropriate the projects as their own, in order to meaningfully

influence the planning and redevelopment process and ensure that development comes to

fruition in a manner that best represents the interests of the community, stakeholders have

collaborated over the past decade to resist and transform redevelopment pressures and

processes. The case study reveals the process through which stakeholder and interest

groups, within the neighborhood and outside the neighborhood, have worked toward

actualizing the competing urban meanings of the community through the redevelopment

project in question. Given a date of operation at least four years in the future, 2019, this

work is not conclusive in terms of the rail outcomes. Instead, this work is intended as an

intervention in the developments, identifying the myriad of involved stakeholder groups,

cataloguing the process, observing neighborhood change.

The hope is to, within the particularities of the social and political histories of

black Los Angeles create an opening whereby “it is still possible to develop a concept of

15justice relevant to what is within the city government’s power. This concept of justice

is one that resists the al lowance of City policy, and discourse at any level, to continue to

be eomplicit in the displacement of communities of color or people with low-moderate

mcomes, either directly through implementation of transit or indirectly through tran sit-

induced forces.

History suggests that black communities have unequivocally been the ethnic

community that have fared the worst in terms of public policies affecting the lives and

life choices of the people residing in these communities. From de jure segregation and

racial covenants, through urban renewal exclusionary zoning and market disincentives for

providing adequate housing, black communities have been explicitly targeted. This

15 Fainstein, Susan S 2010. The Just City. New York: Cornell University Press Pg 18

9



project, after grappling with and unpacking the complexities of the movement in

question, moves to provide public policy recommendations that may address concerns at

the forefront of the consciousness of community members, specifically the concerns of 1)

gentrification and displacement and 2) environmental j ustice. The recommendations of

this piece create openings where communities are not forced into what Tom Slater calls

the false choice between “either unliveable disinvestment and decay or reinvestment and

16displacement, and moves to challenge the City of Los Angeles to integrate policies that

meaningfully equip communities with tools to “stay put,” not be displaced, no: bear the

burden of environmental injustice, and actually benefit from the presence of investment

of which their communities, specifically the community of Leimert Park, have been

17deprived for so long.

What follows next in this section, is a section contextualizing my interest in the

project and my methods section, which outlines the process set forth in collecting the

information off which this work is based. Chapter I will ‘set the stage’ and context of

Leimert Park, using Census data to quantitatively describe the demographics and

socioeconomics of Leimert Park. This chapter will also trace the history of Leimert Park

as a contemporaneously contested black space, situating it in the context of a black

history in Los Angeles. Chapter II will transition our discussion directly into an

engagement with Castells’ urban protest movement framework in describing the recent

political mobilization of the Leimert Park community around the transit investment. It

16 Slater, Tom. 2006. "The Eviction of Critical Perspectives from Gentrification Research." International 
Journal of Urban and Regional Research. 30,4: pg. 753. doclO.llll/j. 1468-2427.2006.00689

Kudier, Adrian Glick. 2013. "BlacK-Owned Businesses Already Being Pushed Out of Leimert Park Ahead 
of the Crenshaw Line." Curbed Los Angeles. http://la.curbed.eom/2013/7/10/JC222400/blackowned 
Dusinesses-aiready-being-pushed-out-of-leimert-park-ahead

17
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charts the timeline of key events over the co arse of the movement as well as stakeholders

integral to the movements’ success. In setting Castells’ framework in motion, this chapter

also begins to uncover the specifics of why the community has mobilized. Chapter III

continues a description of the movement in relation to the movements’ focal point being

that of a collective consumption. This chapter locates transit investment and transit-

oriented development as a collective consumption and continues the discussion of why

the community has mobilized, situating some of the points of contestation, such as

gentrification; displacement; and environmental 'ustice; in literature. Chapter' IV will

continue the engagement with Castells’ framework, teasing out the basis of the

community’s cultural identity, clarifying the urgency of this community’s mobilization

through the global ethnopolis framework described by Michael Laguerre. Chapter V is

the conclusion which provides recommendations on how the City can more meaningfully

and intentionally play a role, through policy, in addressing the concerns of the Leimert

Park, specifically ihe equity concerns associated with gentrification and displacement of

the community.

My interest

The integration of transportation planning and the planning of housing is at the core of

my career goals; working to understand and implement housing policy/programs that

meet the current and future housing needs of ail households and the equitable distribution

and function of public transit networks are closely linked. Transit is integral to dictating

how people can access and participate in the resources and public spaces of a city or

given locale; my goals include encouraging more equitable access to cities so that all

citizens may enjoy all that a city has 10 offer. One of the ways to accomplish this goal is
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through the increased implementation of low-cost transportation options that

accommodate low-to-moderate income families and individuals. Together, innovation in

housing policy and public transportation can limit the burden of disproportionate impact

bom by communities of color and low-to-moderate communities with respect to capital

investment, or lack thereof, in their communities.

Much of this orientat’on is specifically born out of my familiarity with

environmental justice literatures that contest the disproportionate distribution of

environmental amenities and the specific environmental burdens often born by

communities of color and low-income communities. My realization that these issues were

effectively issues of land use opened a broader, multivaried lens of my understanding and

interrogation of many of the ways in which these communities are impacted by

professional planning.

Upon my becoming increasingly familiar with the work of one of my advisors, it

became clear that, in the context of urban restructuring, communities of color and low-

moderate income communities, when would regularly “lose out.” In some instances,

losing out looked like communities being forcibly removed or displaced from their

communities at the behest of the government and planning decisions. In reading Dr.

Sandoval’s work around MacArthur Park and transit i i LA, it started to become clear to

me that a similar sequence of circumstances had begun transpiring near where I lived.

Having moved, although not entirely, from South Central I,os Angeles in my

pursuit for an undergraduate education from 2009-2013,1 was not privy to the

groundswell of activism that was engendered by the planned transit investment. While

my ability to make it home during college was limited to semester breaks, in the instances
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I did make it home, I noticed the urban fabric changing. Not only did I witness the

demographics of the space changing, the built environment changed in the space as well.

There was the development of a stand-alone Starbucks here and the presence of a

Starbucks with a community grocery store there. In some of my conversation with folks

in the community, I was made aware of discussions around the implementation of public

transit along the Crenshaw Corridor. Happening concomitantly, it seemed, was the

progressing of construction of a light rail station at La Brea and Exposition which caused

impacted the community in its own right.

The construction for the La Brea and Exposition station, for the Expo Line

extension, disrupted the space visually and caused traffic congestion and was hotly

contested by the community. No sooner than this station opened, while I’ve been in

graduate school, the groundbreaking of the Crenshaw/LAX line's development along

Crenshaw occurred. Equipped with a more informed set of analytical tools and through

my interviews, I’ve come to understand what is at stake for black neighborhoods in South

Los Angeles. The concern that the community will be taken is informed by an urban

planning history of forcible neighborhood change whereby communities of color were

targeted and deliberately and strategically disenfranchised, in terms of urban renewal

stratagem and at times, to specifically make way for transportation infrastructure.

Lltimately, my research situated at the intersection of urban political ecology and

urban sociology and aims to uncover and discover the political economic contexts and

push-factors that may or already have contributed to the community concerns (mentioned

earlier in the introduction) as a result of light-rail development. My work 1) surveys the

community impacts associated with the Crenshaw/LAX light-rail transit development,
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and its accompanying plans/projects, near the Leimert Park and Baldwin Hills

neighborhoods 2) surveys and assesses the extent to which community impacts have

been, are being, or will be addressed.

Methods

While quantitative census data was better to situate the community in question amongst

demographic data and recent trends in relevant socioeconomic indicators, the majority of

the data used in this work is qualitative. I began my research during the summer of 2015

using a qualitative approach to ascertain community perceptions of the nearby light-rail

development with regard to the impacts of the development. Through conducting

interviews, attending public meetings, and the collection of archived material from

various literary and media sources (i.e. YouTube, online- news articles), and reviewing

documentation included planning documents, I aimed to capture the perspectives of not

only community members, but also the perspectives of individuals that work with the

community (community organizers) and individuals that work directly with the Metro.

Given my preliminary research, 1 gathered that the stakeholders could be segmented mto

three groups, albeit imprecise and fluid groups (because some interviewees occupied

multiple groups), at the level of the neighborhood, local politics, and local planning.

These perspectives in particular were perspectives that would clearly allow for a

substantive and well-rounded discussion of the events unfolding in Leimert Park. These

perspectives would also allow for a supplementary discussion of how the development

has happened and why it has happened.

The interview data collection method used in this research includes audio-

recorded, semi-structurcd, open-ended interviews. 1 received the contact information of
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the majority of those whom I interviewed using the snowball sampling method, that is, I

contacted many of my interviewees based off recommendations from other interviewees.

I found the contact information of some interviewees as a product of my preliminary

research wherein particular figures, given the frequency of their names being mentioned.

appeared to be mainstays in the ongoing community process All interviewees were

initially contacted via email. As mentioned earlier, each interview was audio-recorded

and following, interviews were transcribed. Transcribed interviewees were reviewed and

coded according to recurring themes. Recurring themes included an emphasis on cultural

identity as well as community concerns around the particular set of anticipated impacts of

safety, environmental justice, and gentrification/displaccment. Each of these themes, in

concert, ultimately informed the framework used to comment on the events transpiring in

Leimert Park-Casteils’ Urban Protest Framework. After organizing main themes in

relation to one another, specific quotes that most succinctly articulated the recurring

theme, were extracted from each interview.

I interviewed a total of 15 individuals occupying different stakeholder categories,

at different levels of community involvement, and across the spectrum of those that had

been living in the neighborhood or in adjacent black neighborhoods anywhere from two

to thirty years. I developed questions specific for each stakeholder group, and in the

instance that someone occupied multiple stakeholder categories, I interviewed the

individual according to their preference of stakeholder category. Examples of common

topics across questions asked of stakeholders included questions regarding the role of the

community in the planning process, the roles of organizations involved in the planmng

process, community concerns, and neighborhood change associated with the transit
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development. All of the interviewees were aware of the transit line, some from direct

Metro notification, some by word of mouth, some through invi tations to local groups

18meetings “to discuss and develop a plan to present to the planners some through their; 5

respective neighborhood council, others with children attending schools directly impacted

19,20,21by the tram Participants primarily consisted of community members involved in

the Leimert Park/Baldwm Hills neighborhoods including residents, community and

service based organizations and non-profits, professional planners, and city officials who

assumed a role in the project.

IS Interview with Resident A 9/23/15 
Interview with Resident A 9/23/15 
Interview with Resident B 12/23/15 
Interview with Resident C 9/20/15

19
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21

16



CHAPTER I

SETTING THE STAGE

A Community Profile

This section w:ll provide an overview of demographic and economic data of the Leimert

Park. The data is expected to be informative, serving as a supplementary context to the

Leimert Park community, their concerns, and the urban protest movement. For the

purposes of this study, the Census Tracts that comprise Leimert Park are Census Tracts

2340, 2342, and 2342 within Los Angeles County.

Overview

• The relative percentage of Black identifying individuals decreased from 1990 to

2014

• Median Household Income in the Leimert Park community increased from 1990

to 2014

• The percentage of renter-occupied units increased from 2000 to 2014; the

community now has a higher percentage of renter-occupied units than owner-

occupied units

• Cost-burdened for renters and owners increased from 2000 to 2014; more than

half of renters and owners alike, are cost burdened

• Increases in monthly rent outpaced increases in median household income
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Race

In Leimert Park, number and percentage of white individuals increased from 1990-2010.

22Aside from individuals identifying as “Other race, all other categories witnessed a55

decreasing representative percentage of the community population. Of the groups with a

decreasing representative percentage, Black identifying individuals witnessed the largest

decrease in percentage

1990 2000 2014
NumberNumber Number PercentRace Percent Percent

White 422 3.6% 3.9% 6.9%453 870
Stack 9,774 84.1% 80.1% 9,476 75.7%9,349
3r erican Indian, Eskimo or Aleut 36 0.3% 63 0.5% 37 0.3%
Asian or Pacific Islander 915 7 9% 598 5.1% 543 4.3%
Other race 12.8%474 4.1% 1,213 10.4% 1,599
Total 11,621 100.0% 11,676 100.0% 12,525 100.0%

Table 1 Shows the distribution of race in Leimert Park from 1990 to 2014. Source: Social Explore, 
U.S. Census.

Median Household Income

The Median Household Income (MHI) in the area increased from 1990-2014. In 1990,

the MHI was $26, 715 whereas in 2014, the MHI was $42, 661, an increase of $ 15, 946

or 59.7%.

Change 1990-2014
Number1930 2000 2014 Percent

Median Household Income S 26,715 $ 34.090 $ 42,561 $ 15,946 59.7%
Table 2Shows the median household income in Leimert Park from 1990-2014. Source: Social 
Explorer, U.S. Census.

Housing Tenure

From 1990 to 2014, renters in Leimert Park increased, Leimert Park became a

predominantly renter community. In 1990, the community was 50% renter-occupied and

in 2014, the community was 57% renter-occupied. Whereas the percentage of owner

22 For consistency with 1990 Census Data, the categories of "Other Race" and "Two or more Races 
represented in 200C and 2010 Census data sets were combined and comprise the "Other Race" line item 
for years 200C and 2010.

.
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occupied units was also 50% in 1990, by 2014 the percentage of owner-occupied units

dropped to 43%.

Figure 1 Shows housing tenure across Leimert Park from 1990 to 2014. Source: Social Explorer, U.S. 
Census.

Cost Burdened Renters

The percentage of cost-burdened renters increased from 1990-2014. In 1990, 47% of

renters were cost-burdened in the Leimert Park community while in 2014, 64% of renters

were-cost burdened. From 1990 to 2000, the percentage of cost-burdened renters slightly

decreased, but from 2000 to 2014, the percentage of cost-burdened renters witnessed a

39% increase.
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Cost Burdened Renters
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Figure 2 Shows cost burdened renters in Leimert Park from 1990 2014. Source: Social Explorer, U.S. 
Census

Cost Burdened Owners

The percentage of cost-burdened owners consistently increased from 1990-2014. in 1990,

29% of owners were cost-burdened in the Leimert Park community while in 2014, 52%

of owners were cost burdened.

Figure 3 Shows cost burdened owners in Leimert Park from 1990-2014. Source: Social Explorer, U.S. 
Census
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Rent to Income

In Leimert Park, while median household income increased from 1990-2014, monthly

gross rent increased as well. However, demonstrated by the increases in the ratio of rent

to income, increases in monthly gross rent outpaced increase in median household

income. The ratio of rent to income decreased from .25 to .24 between 1990 and 2000,

from 2000 to 2014, rent to income increased from .24 to .31.

1990 2000 2014
$2,226.25 $ 2,842 S3 $ 3.555.CSMedian Monthly Household Income
$ 553 S 1,105$ 675Montly Gross Rent

Ratio of Rent to Income C.25 0.24 0.31
Table 3 Shows ratio of monthly gross rent to median monthly household income in Leimert Park 
from 1990 to 2014. Source: Social Explorer, U.S. Census

Leimert Park and the History of Black Los Angeles

Leimert Park, one of the first master planned communities built in the late 1920s/early

1930s, is named after Walter H. Leimert and according to Redfm, a site for real estate

thnews and analysis, Leimert Park was the 4 hottest,” or most attractive neighborhood in■

23Los Angeles in 2015. Additionally, Leimert Park was described by a community

21As suggested in the community profile,organizer as having a “culture like no other. ??

Leimert Park is a predominantly black neighborhood. Leimert Park however, was not

always a predominantly black neighborhood. Los Angeles for that matter was not. In

post-emancipation America, subject to a continuing and stifling oppression via Jim Crow,

African Americans in the South imagined Los Angeles as a refuge, distant geographically

and presumed to be different in a number of the ways, namely distant from bigotry. Even

23 Kirson, Antonio. 2015. "Redfin Predicts the hottest Neighborhoods in 2015." Redfin. 
https //www redfin.com/biog/2015/01/hottest-neighborhoods-of-?.015-2 html#los-angeles ca 

Interview with Community Organizer 12/17/1524
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as African Americans migrated, in droves, to western states and Los Angeles, California

specifically, there would be some time before African Americans lived in Leimert Park.

In the mid-1900's, responding to a burgeoning and fast growing manufacturing

sector with respect to defense industries in the Los Angeles area, African-Americans

sought to capitalize on the proliferation of job opportunities. Pursuant to maximizing

war-time production, African-Americans were all but recruited to supplement an

industrial manufacturing labor force in which they had long been excluded from

25participating—a labor force that had been exclusively white, male, and skilled labor.

Engendering this siiift, this inclination toward desegregating the work force, in part, was

labor activism on behalf of black labor leaders catalyzing the 1941 Executive Order 8802

which “forbade discrimination in wartime defense industries and created the Fair

Employment Practice Committee (FEPC) to investigate charges of racial

„26discrimination. This shift in employment opportunity was considered to be symbolic of

larger changes to come, particularly in Los Angeles, wherein African Americans had

previously been, at best, confined to employment opportunities in the city’s service

sector.

Between 1900 and 1930, the black population in Los Angeles grew from 2,131 to

38,898. With the optimism associated with a perceived escaping of racial violence of the

South, and newly available employment opportunities, “between 1940 and 1970, the

black population in Los Angeles grew faster than in any other large northern or western

27city, climbing from 63, 744 to almost 763, 000. Unlike rust belt cities that saw

25 Sides, Josh. 2006. LA. City Limits: African American Los Angeles from the Great Depression to the 
Present. Berkeley, CA: University of California Press. Pg. 2 

Ibid. Pg. 3 
Ibid. Pg 2
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deindustrialization and a declining manufacturing industry as exacerbating inequality,

Los Angeles ultimately tells a contrary story of persisting racial inequality even as the

availability of high skill and low skill manufacturing |obs increased and retail and 

services industries expanded through the 1970s. Even still black people continued to 

limited in the work landscape—a limitation that was strongly reflected in the residential

landscape

Ahead of WWII, Los Angeles’ racial diversity “vast size and low population

9Qdensity” and increasing dependence on private transportation, by default buffeted newly 

arriving black Americans from comparable magnitudes of racial trauma, in the forms of

racial violence and racial segregation, endured in the South. Additionally, California was

admitted as a free state...outlawed de jure racial segregation in California schools, and

„30passed a state anti-discrimination law in 1893. However, the reaction to increases in

black population during the war period was an increase to mandated black sequestering

or isolation, revealing latent anti black sentiments. Additionally, the presence of Blacks

in these cities was swiftly accompanied by a precipitation of race-based hatred that

31manifested in numerous, overtly violent ways.

The first black settlement in the Los Angeles area was established in the late

1890’s near contemporary downtown, but as the black community expanded so did the

footprint of their community . The community expanded south to South Central Avenue.

This particular street, at the time, served to be the nexus for the economic and cultural

heartbeat of the Los Angeles black community. As blacks increasingly concentrated

28 Ibid. Pg. 6
23 Ibid.
33 Ibid. Pg. 15

Massey, D. S., & Denton, N. A. (1993) American apartheid: Segregation and the making of the 
underclass. Camoridge, Mass : Harvard University Press. Pg. 30
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around South Central Avenue, it became home to First African Methodist Episcopal 

(AME), Urban League and NAACP chapters, as well as black businesses.32 Blacks

increasingly concentrated around South Central. During the war though, any new black

migrants, with few familial/social ties, settled in Little Tokyo, a neighborhood once

occupied by Japanese residents stripped from their homes and forced into internment

camps. In both situations though, black residents were subject to overcrowded,

substandard living conditions, relegated to what amounted to slums. In a way that

resonated across the country, the rationale was explained by Baltimore Mayor, J. Barry

Mahool in 1910

"‘Blacks should be quarantined in isolated slums in order to reduce the incidents of 
civil disturbance, to prevent the spread of communicable disease into the neaiby 
White neighborhoods, ard to protect property values among the White 
majority. 33

Inseparable from the narrative of increasing black population and limited housing

opportunity, though, is the concomitance of de jure racially discriminatory practices that

suppressed black Americans. In the 1890’s, racial housing covenants that discriminated

on the basis of race and restricted black residential mobility, began to appear in

California. These covenants created a sort of “racial zoning” which “launched what

,34became a comprehensive set of public policies to contain Black residential expansion.

Such covenants directly impacted black people in Los Angeles as there were overtly

encouraged to exclude the presence of African Americans and other ethnic minorities

from traditionally white neighborhoods in Los Angeles, such as Leimeit Park. There were

32 Sides, Josh. 2006. LA. City L;mits: African American Los Angeles from the Great Depression to the 
Present. Berkeley, CA: University of California Press. 16 

Quoted in Silver, Christopher, 1997. "The Racial Origins of Zoning Cities." In Urban Planning and tne 
African American Community: In the Shadows. 26 London: SAGE Puolications.

Silver, Christopher. 1997. "The Racial Orgins of Zoning Cities." In urban Planning and the African 
American Community: In the Shadows. 26 London: SAGE Publications.
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a sequence of legal challenges and court decisions between 1917 and 1945 that

altematingly contested and upheld the legality of racial covenants In 1948, the Shelly v.

Kramer U.S. Supreme Court decision outlawed the enforcement of racial covenants. In

1953. the Barrows v. Jackson decision ruled that individuals could not sue, for damages,

those who violated covenants. However, the practice of enforcing racial covenants

continued to persist, however sparingly, despite the ruhng of Shelly v. Kramer and

Barrows v. Jackson “Until the 1950s, the Code of Ethics of the National Association of

Real Estate Boards contained a provision explicitly prohibiting real estate agents from

35introducing minorities into white neighborhoods. One real estate association in55

particular, the California Real Estate Association, pushed for the avowing of covenants 

into the 1960’s. Thomas and Ritzdorf affirm that “long after officially sanctioned racial

37prejudice subsided, racial oppression and inequality lingered. In the defense of white55

neighborhoods, “the Los Angeles Urban League identified no fewer than twenty-six

38distinct techniques used by white homeowners to exclude blacks Such discriminatory55

housing practices, accompanied by racial discrimination in education and employment,

galvanized black resistance movements. Through the Great Depression and up until

WWII, anti-discrimination activism transpired in myriad ways where community

organizations, such as the NAACP and black newspapers, such as the California Eagle

35 Sides, Josh. 2005. LA. City Limits: African American Los Angeles from the Great Depression to the 
Present Berkeley, CA: University of California Press. Pg 106 

Ibid. Pg. 17,18
Thomas, June Manning and Ritzdorf, Marsha. 1997. "Introduction." In eds. Thomas, June Manning and 

Ritzdorf, Marsha. Urban Planning and the African American Community: In the Shadows. 26 Londorr SAGE 
Publications.

Sides, Josh 2006. LA. City Limits; African American Los Angeles from the Great Depression to the 
Present Berkeley, CA: University of California Press. Pg. 101
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and Los Angeles Sentinel, actively contested racial discrimination in housing, education,

39and employment.

This activism brought about, to some extent, integration of the workplace and

neighborhoods whereby the economic gains of blacks conferred onto greater participation

in homeownership. Despite this progress, though, what remained were white efforts to

exclude black people from white communities, “buttressed by the policies of the

California and Los Angeles real estate boards, lending institutions, and even the federal

40 Blacks in Los Angeles, comparable but to a lesser extent than other cities 

around the country, continued to be segregated.' Behind an eventual white flight from

55government.

inner cities, due to the commitment to segregation and federal policy subsidizing

suburbanization, inner cities were rapidly disinvested

The disinvestment was institutional and bound up in propagating segregation

beyond the decision to outlaw racial covenants. “Black areas were

42invariably.. .red lined and “federally sponsored mortgage programs systematically

channeled funds away from minority neighborhoods, bringing about a wholesale

43disinvestment in black communities during the 1950s and 1960s. In pa rticular, both the55

Federal Housing Administration and "the Veterans Administration refused to guarantee

44home construction loans where racial covenants were on record. Additionally,55

investment was also “redirected away from neighborhoods that looked as though they

39 ibid. Pg. 30 
Ibid Pg. 96
Massey, D. S., & Denton, N. A. (1993). American apartheid. Segregation and the making of the 

underclass. Cambridge, Mass.: Harvard University Press.
Ibid. Pg 52 
Ibid. Pg. 58
Sides, Josn. 2006. lA. City Limits: African American los Angeles from the Great Depression to the 

Present. Berkeley, CA: University of California Press pg. 108
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„45might contain blacks in the future This directly impacted neighborhoods such as

Leimert Park, which emerged as a neighborhood that “might contain blacks” after the

lifting of racial housing covenants and blacks migrated westward from the Central

46 «Avenue community to areas of the City in closer proximity to resources. By the late

1950’s and early 1960s, blacks had pushed west and south of West Adams into Leimert 

When blacks began to buy property in Leimert Park, in the late 1940s, they-'7Park. 55

49were met with white resistance and “growing white hostility that “vigorously defended55

50 Leimert Park and comparable communities, were considered “not worthysegregation. 55

of credit” and were therefore “systematically cut off from mortgage monies and home

5improvement loans. .

Even while with the Civil Rights Act of 1964 and the Fair Housing Act of 1968,

the Equal Credit Opportunity Act of 1974, the Home Mortgage Disclosure Act of 1975,

and Community Reinvestment Act of 1977, “the nation’s largest black communities

52remained as segregated as ever in 1980. A decade later, outside, the context of9

segregation, and even amidst the proliferation of black political representation and black

communities amassing a more significant political voice in the electing of Mayor Tom

Bradley, sentiments of racial discrimination continued to pervade the black experience in

Los Angeles. A report published by the Los Angeles Commission on Human Relations

45 Massey, D S .. & Derton, N. A, (1993). American apartheid: Segregation and the making of the 
underclass. Cambridge, Mass.: Harvard University Press Pg. 52 
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Present. Berkeley, CA: University of California Dress. Pg. 189 
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noted that “167 racially motivated hate crimes during 1989, representing an increase of

78% over the prior year. About 60% of the crimes were directed against blacks and about

70% occurred at the victim’s residence. The specific complaints included 54 instances of

racist graffiti or literature, 53 assaults, 34 acts of vandalism, 19 threats, 6 cross-burnings,

53and one case of arson. 5 5

As a result of this on-going racial violence, accompanied by police brutality, the

Watts Riots In 1965 and the LA riots in 1992 transpired. Riots that resonated with

separate but related resistance movements in the repetitive decades in which they

occurred. The Crenshaw Corridor and “Leimert Park Village emerged as the new center

54of Black Los Angeles following the 1992 civil unrest in Los Angeles, becoming the55

55social, cultural and political heart. In an interview with a local politicalu 55

representative this understanding was echoed.

Crenshaw has a legacy 50 years long of being a vibrant black corridor; it has 
replaced Central Ave. as this corridor... so it is the social and cultural fabric of 
Crenshaw that generates its power, its history.

ct.

565?

While this acknowledgment exists, though, the incoming transit line has raised questions

about whether Leimert Park will be able to remain this black center of Los Angeles. The

same local political representative followed the previous mention of the Corridors’

importance by noting that in particular Leimert Park “became the black center of

life.. .late 60s early 70s, and it has continued to be until probably now, when you’re

57seeing gentrification. The now being referenced by the local political representative, is95

53 Ibid. 90
Chappie, Reginald. 2010. "From Central Avenue to Leimert Park." In Black los Angeles. American 

Dreams and Racial Realities. New York University Press: New York., pg. 76 
Ibid. pg. 71
Interview with Political Representative A 12/18/15 
Ibid.
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the new of the influx of transit investment. There is a suggestion here that gentrifi cation,

a community concern that will be flushed out further, will result in Leimert Park ceasing

to be the central place that has been so meaningful tc Black Los Angeles. Largely, this is

the point of departure for much the Leimert Park urban protest movement. In the context

of the aforementioned history and Leimert Park, a previously exclusive space ironically

emerging as a refuge in society of racial violence and discrimination, the community as

well as a myriad of stakeholders across levels of political influence, have mobilized, in

resistance, to defend the cultural identity of a community forged by resistance. The

following chapter discusses the political mobilization associated with the movement and

the outcomes thus far.
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CHAPTER II

POLITICAL MOBILIZATION

Political Capital and the Grassroots

Political capital as described by Healey et.al. 2003 is “the capacity to act collectively to

.58develop local qualities and capture external attention and resources' and in this instance

is necessary for a ‘governance transformation.’ That is, in order to transform or alter the

way in which spaces and resources are governed or administered in a particular place, it

is necessary that there be some collective action to disrupt or unsettle the determined

patterns of governance and resource allocation. The presumption here is that an aspect of

the governance status quo is one where the local qualities of the place in question, already

are not being particularly acknowledged and do not have the attention of resources being

allocated, In a way then, as much as this political capital creates the potential for

‘capturing attention,’ in so doing, it is also elemental to marshaling a defense of local

qualities. These local qualities of a place are what constitute a place’s social significance.

These local qualities are inseparable from the cultural capital that maintains social 

capital59 or the networks of “trust and understanding” developed in a place. In defending

the cultural identity of a place, taken as representative of the convergence of political.

cultural, and social capitals, each of these capitals is mobilized via political mobilizati on

strategies that work to nor only capture the attention and resources of external

institutions, but to do so in a way that emphasizes and foregrounds the local qualities of a

place.

58 Healey, P. et, at 2003. "Place, identity and local politics Analyzing initiatives in deliberative 
governance." in Deliberative policy analysis: Understanding governance in the network society, ed. M.A. 
Hajer and H. Wagenaar Cambridge, MA; Cambridge University Press. Pg. 63 

Sandoval, Gerardo. 2010. Immigrants and the Revitalization of Los Angeies: Development ana Change in 
MacArthur Park. Cambria Press: New York
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In protecting the cultural identity of the place, there’s necessarily a protection of 

that place physically, but also conceptually, as identity becomes embedded in the place60.

For Leimert Park, and the stakeholders working to preserve what is experienced as “a

culture like no other,” it’s about protecting this “unique place, it is the center of African-

American art, commerce, and culture for Southern California and it has been recognized

61as such, at least since the uprising of‘92. 33

Place has emotional significance; “place is more than a physical iocality or a 
collection of assets to be positioned.. .it refers to the congeiation of meanings and 
experiences which accumulate around locales through the daily life experience of 
people living their lives and firms conducting their activities (Healey et al.
2003). 6?33

This suggests implicitly, then that the bodies of people that comprise these places are

central to place as well. That is, as much as place is about the experience of people, it is

also about the physical occupation of the place by people. Main and Sandoval note that

the personal and group identities associated with and communicated through the local

63physical environment strengthen the bonds between people and places. In Leimert33

Park’s call for protection of that place or defense of that place then, it is as much about

defending African-American identities and it is about defending African-American

bodies—both of which have been historically marginalized. In an article assessing the

significance of place and placemaking, in and of themselves, but also as forms of

64resistance, Main and Sandoval find “a link between place identity and local action. 33

60 Main, Kelly and Sandoval, Gerardo 2014. "Piacemaking in a transiocal receiving community, the 
relevance of place to identity ana agency." Urban Studies. 1-16. doi: 10.1177/0042098014522/20 

Interview with Community Organizer 12/17//] 5
Quoted In Sandoval, Gerarao. 2010. Immigrants and the Revitalization of Los Angeles: Development and 

Change in MacArthur Park. Cambna Press: New York.
Main, Kelly ana Sandoval, Gerardo. 2014 "Placemaking in a translocal receiving community: The 

relevance of place to identity and agency." Urban Studies. Pg. 4 . doi: 10.1177/0042098014522720 
Main, and Sandoval 2014. 13

61

62

63

64

31



Importantly, Leimert Park Village has historically been the site for political 

mobilization of grassroots movements and community advocacy.62 It has separated itself 

as a place of refuge and site of resistance for black people and their concerns. Recently,

the park has demarcated itself as the very site of protest in the community, for the

community. Many protests, pursuant to a ‘governance transformation’ in terms of

community policing have been related to police brutality and demonstrated a solidarity

within black communities and families across the nation that have endured the

persistence of brutality in their respective communities. Comparable to MacArthur Park,

which “has become associated with immigrant identity and provides a space for assertion

)66of immigrant’s rights and resistance, Leimert Park has provided a space imbued with

African-American identity that’s also a site for black resistance.
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Figure 4.1989 photo of the Los Angeles Free South Africa Movement. 
https://www.kcet.org/shows/departures/leimert-plaza-park-where-the-community-speaks

65 Nash, Ashley. 2012. "The Legacy of Leimert Park." The Los Angeles Sentinel, https://lasentinel.net/the- 
legacy-of-leimert-park.html
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Dating as far back as 1989, Leimert Park hosted protests challenging apartheid in

South Africa. More contemporarily, Leimert Park hosted protests contesting after the

killing of Trayvon Martin, after the killing of Michael Brown, after the killing of Eric

Gamer, after the killing of Freddie Gray, and after the 2014 beating by California

Highway Patrol (CHP) officer. Additionally, the community rallied in 2008 to support

then Senator Barack Obama, rallied to support a community staple, World Stage, in the

face of an impending eviction, and ultimately rallied to celebrate the eventual decision to

build a transit station in Leimert Park Village.

Political Capital and the Beginning of a Movement

The Crenshaw Corridor, of which Leimert Park is a part, as a site for redevelopment had

been a topic of discussion since the 1960’s. Though the recently dissolved Community

Redevelopment Agency had largely been involved in and responsible the redevelopment 

of the Crenshaw area since the late 1980s , the redevelopment conversation was already

underway. While local and regional planners identified the Corridor as a potential

redevelopment area, much of the material redevelopment that occurred was endogenous,

the point of depaiture being from within the community. The community organized to

envision and encourage beautification projects and the restoration of iconic spaces within

the community such as the Vision Theatre in Leimert Park. Some investment from

exogenous entities, such as Capri Partners, contributed to the development of the

neighborhood as well. In particular Capri Partners contributed to redeveloping the

Baldwin Hills Crenshaw Plaza. The scale of these endogenous and exogenous

investments combined, though, paled in comparison ro what is anticipated by the line.

67 The Community Redevelopment Agency of Los Angeles. N.d. "Crenshaw Redevelopment Project Area. 
http.//www.crala.org/internet-site/Projects/Crenshaw_Slauson/upload/FACTCrenshawedited[l].pdf
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Much of the investment conversation came on the heels of the riots of 1965 and 1992. In

particular, “following the urban riots of the 1960s in the USA, scholars and public 

officials turned their attention to public transit. A Los Angeles specific report produced

in 1964 by The McCone Commission, a California commission assembled, to study riots,

69was “explicit about the lack of transportation as a contributing factor in the Watts riots.

The report states:

■ 1 :e inadequate and costly public transponation currently existing throughout the 
Los Angeles area seriously restricts the residents of the disadvantaged areas such 
as South Central Los Angeles. This lack of adequate transportation handicaps 
them in seeking and holding jobs, attending schools, shopping, and fulfilling other 
needs.’’(Governor’s Commission on the Los Angeles Riots, 1965, p. 65)

a

7C

Functionally in process of what the McCone Commission suggests as necessary, Metro is

building a ‘more adequate’ public transportation network. Metro claims that the $2

billion Crenshaw/LAX rail extension will “offer alternative transportation to congested

roadways and provide significant environmental benefits, economic development and

71employment opportunities throughout Los Angeles County. But the concerns of

anticipated impacts communicated by the community, adds a community specific,

nuanced narrative that is in conflict with Metro’s purported benefits. The competing

community narrative highlights that in-fact there may be environmental drawbacks as

well as impediments to the cormnunity actually benefitting from prospective economic

development and employment opportunities. The Metro narrative then, is one that is

consistent with the community perspective that the line, and the line’s “benefits,” may

68 Grengs, Joe. 2005. "The abandoned social goals of public transit in the NeoFberai City of the USA " City 
9,1: 56. doi: 10.1080/13604810500050161 
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not necessarily be for the community as much as the community happens to be subsumed

within the County where Metro has set forth these plans. It therefore paints with a broad

stroke, however inadvertently, that if the line ia good for the County, then it must also be

good for the community, or more perniciously, that what’s good for the community is not

a priority. There becomes this universalization of a utilitarian public good as a particular

economic good, not attuned to the needs of the community

Transit-oriented development, in which light-raii transit and its appendage

programs are subsumed, are bom out of a paradigm of sustainable development that 

mirrors Metro’s claims. While sustainable development has previously been a paradigm

that initially encompassed an emphasis on equity, it is now considered, what Gunder calls

and is “not necessarily.. .even socially just.”74For73a “neoliberal institutional agenda, 55

Gunder, sustainable development has moved to a space where “the economic imperative

75embedded within sustainable development. ..has hegemonic primacy, and sustainable55

development is “concerned primarily with pursuing ‘sustainable cities that balance

environmental concerns, the needs of future populations, and economic growth’

7 &(Beauregard 2005, 204). This shift in sustainable development conversation and55

practices have occurred despite the Intermodal Surface Transportation Efficiency Act of

»771991 (ISTEA), pushing for the consideration of “social equity. In particular, public

transit has “shiftjed] meeting social goals toward the more narrow purpose of relieving

72 Cervero, R, et.al. T-ansit-Oriented Development And Joint Development In Tne United States: A 
Literature Review." TCRP Research Results Digest, 52. 1-144.

Gunaer, Michael. 2006. "Sustainability: Planning's Saving Grace or Road to perdition." Journal qf 
Planning Education and Research. 26,2: 215. 
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traffic congestion, from achieving equity loward merely efficiency, is now influenced by

78a neoliberal political agenda that separates the social from the economic. This iso

reflected in the “gradual separation of plan ting frameworks for either ‘social ’ or

79‘economic’ pieinning, in a way that prioritizes the economic.5

Following Castells’ suggestion that urban planning as the medium through which

urban services are realized conceptually and spatially, and the contemporary moment of

neoliberalism, there is a concern that the collective consumption in the form of the

Crenshaw/LAX line investment might not encompass an urban meaning representative of

the neighborhood. Community organizing though, from the bottom-up, and top-down.

has acknowledged this possibility, with one community organizer noting that “it’s always

been a project built through South LA, not for South LA. And I can’t really think of a

transportation project in Southern California’s history that hasn’t had that same

.80 In particular, one community organizer’s perspective highlighted that Metrooutcome.

created a “baseline project that is in general not responsive to any community and you

81force communities to advocate for improvements In response to this, the community

in concert with local politicians has Gone exactly that -advocated for itself.

In the process of advocating for itself, the community has created an urban protest

movement that has disrupted the status quo of Metro’s goals of generality. This dovetails

into Castells’ suggestion that

78 Ibid. 52
Baeten, Guy. "Neoliberal planning: Does it really exist?" In Contradictions of Neoliberal Planning. T 

Ta.^an-Kok, G. Baeten. The Geojournal Library 102. del: 10.1007/978-90-481 8924-3_ll 
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Ibid
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“Without social movements, no challenge will emerge from civil society able to 
shake the institutions of the state through which norms are enforced, values 
preached and property preserved Without political parties and without an open 
political system, the new values, demands, and desires generated by social 
movements not only fade (which they always do, anyway) but do not light up in 
the production of social reform and institutional change. 82

Castells’ highlights political mobilization as constitutive of an urban social movement

and in the Leimert Park’s instance, as a predominantly black community with black

political representation, proved to be vital.

Ahead of the addition of the Leimert Park station to the plans for the transit line in

question, the focal points of contestation with respect to the transit investment have been

1) community inclusion in the planning process and 2) the direct and indirect impacts

associated with implementation of the Crenshaw/LAX transit line and its accompanying

projects. These concerns are tethered to a realization, that as much as transit services will

be collectively consumed, the impacts or burdens will also be collectively consumed, and

to some extent, at the very least the consumption of these i mpacts or the burden of these

impacts will be spatially disproportionate. Around these focal points community

members including residents and business owners as well as non-profits, community

based organizations, and political officials have worked to transform the rail project and

mitigate the anticipated impacts around environmental injustice, gentrification, and

displacement. It is around these major focal points and with the stakeholders involved, in

the specific context of transit as a public good or service provided by the state that the

fluidity of Castells’ framework comes to life.

The Los Angeles County Metropolitan Transportation Authority or Metro is

responsible for all regional transportation related planning and visioning in Los Angeles

82 Castells, Manuel. 1983. The City and the Grassroots: A Cross Cultural Theory of Urban Social 
Movements. Berkeley, CA: University of California Press. Pg. 294
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County. Namely, Metro collaborates with the County of Los Angeles, the California

Department of Transportation (Caltrans) and local Cities to realize transportation

projects. Within the aspect of the protest linked to the inclusion of the community in the

planning process, the community has wanted to ensure that the projects are being 

developed and implemented equitably. Accordingly, the community has mobilized to

not only demand community participation in the visioning process, the community has

aimed to translate this participation into materially transforming Metro’s production of

the line. Ultimately, having the station at Leimert Park incorporated into Metro's plans

and budget, is an example of a product of the community’s mobilization.

Community Inclusion: Getting a Station at Leimert Park

The Crenshaw/LAX, which was approved for preconstruction in 2012 and officially

broke ground in 2014, is a 8.5 mile line which connects the Expo Line to the Metro

Green Line, extending from the Metro stop at Expo and Crenshaw. The line will have

new stations at Crenshaw/MLK, Crenshaw/Slauson, Leimert Park (Crenshaw/Vernon),

Hyde Park, Fairview Heights, Downtown Inglewood, Westchester/Veterans and

Aviation/Century. The portion along the Crenshaw Corridor, most directly affecting

Leimert Park, is about 2 miles. Along this specific corridor, there were originally only

84stations at Crenshaw/MLK and Crenshaw Slauson with Leimert Park listed as optional.

The community marshaled a comprehensive mobilization across stakeholders, in order to

secure a stop at Leimert Park.

83 Interview with Non-Profit Stakeholder 9/29/15 
Metro. N.a "Crenshaw/LAX Transit Corridor." 
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Shortly after the passing of Measure R in 2008, a haif-cent local sales tax,

mobilization began to be more demonstrative. Led most noticeably by the Crenshaw

Subway Coalition (CSC) in organizing and mobilizing the support and participation of

community members and public officials, the community worked to have Metro commit

to a stop at Leimert Park. The Crenshaw Subway Coalition is a collaborative, primarily

volunteer organization that is the nexus for business; residents; and other stakeholders

impacted by the Crenshaw/ LAX line. The coalition, formerly Fix Expo, formed around

2005 when the final EIR of the Metro Expo line was produced in response to communi ty

sentiments that the Expo line project was being built inequitably. The effort transitioned

into a simultaneously organizing the movement in late 2007 when planning along the

85Crenshaw was mentioned as beginning soon. The focus of CSC was to

“ensure that the rail line was built the way the community wanted it and.. .make 
sure that the community development that is in some respects incumbent or 
naturally a product of mass transit investment, that that was a community driven 
process, that the community would have a say in the development and planning of 
the community and the changes that would take place as a product of the rad 
line 86

The CSC tasked themselves with informing and engaging stakeholder groups that, given

the significance of Leimert Park to the broader African-American community, extended

beyond the geo-spatiality of the alignment. These stakeholder groups included political

officials such as County Supervisor Mark-Ridley Thomas, who has been considered a

,87,88’key champion

Early on, County Supervisor Mark-Ridley Thomas’ focus was to ensure that as

the line “is being built we must also make sure the community doesn’t pay too high a

85 Interview with Community Organizer 12/17/ 215 
Interview with Community Organizer 12/17/ 15 
Interview with Political Representative A 12/18/15 
Interview with Political Representative C 12/30/15
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89 In Metro’s original plans it listed the Leimertprice for its long-overdue rail service. 5

Park Station as optional. Through active participation in public hearings and working

sessions, and through the collecting of signatures, the community challenged Metro and

forcibly included themselves within the planning process.

89 Sentinel News Service 2011. "Supervisor Calls for Safety, Economic Protections for the Crenshaw/LAX 
Light Rail Corridor." Los Angeles Sentinel https://lasentinel.net/suDervisor-calis-for-safety-economic-  
protections-fo,'-the-crenshaw-iax-lignt-rail-corridor.html
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In 2011, stakeholders met formally with then Mayor Villaraigosa to lobby him for his 

support of the station. 0 The meeting including representation from groups integral to the

grassroots community building, including the Los Angeles Urban League, the Crenshaw

Chamber of Commerce, and Ward Economic Development Corporation, Brotherhood

Crusade, and the Greater Los Angeles African American Chamber of Commerce

Additionally, faith-based organizations such as Holman United Methodist Church, Mt.

Moriah MBC, First AME Corporation, and First AME Church were also central to the 

community building. There was also representation from the 9th District, for

Congresswoman Maxine Waters, and from Councilman Bernard Parks. Other groups

integral to the organizing are the West Angeles Development Corporation, the

Empowerment West Area Neighborhood Council, and Community Build. The emphasis

driving the addition of the Leimert Park station was voiced by Los Angeles County

Supervisor, Mark Ridley-Thomas. Ridley- Thomas noted that “the need for a Leimert

Park Village Station is obvious; a Crenshaw Corridor rail line must include the most

„91prominent cultural center on its route. Even still, the community was met with the

decision by Metro that the station would be built only if the cost of the station would not

92exceed the already allocated budget for the project.

Even as City Hall was criticized as being “silent” and city officials such as

councilman Herb Wesson was criticized as being “largely uninterested in the fate of

90Simmonds, Yussuf J. "7011. Community Asks Mayor to Support Leimert Park Stop!" Los Angeles Sentinel 
https.//lasentinel.net/commumty-asks-mayor-to--support-leimert-park-stop.html 

Sentinel Newsservice. 20C11. "Funding for Leimert Park Station." Los Angeles SenuneL 
https://lasentinel.net/funding-for-leimert park-station.html 

Sentinel News Service. 2013. "Verdict on Leimert Park Stat'on Expected in May." Los Angeles Sentinel. 
https://lasentinel.net/verdict-on-leimert-park-station-expected in may.html

91

92
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93Leimert Park, it was with sufficient lobbying and resistance, across stakeholder groups5

that secured a station. From community based organizations (CBOs), non-profits, to local

politicians, stakeholder collaboration amounted to "‘A united front of African American 

in 2013, following a motion initiated by Ridley-Thomas95, where the City 

of Los Angeles and Metro together committed $120 million to fully fund the Leimert 

Park station90 This decision came after several years of organizing and two particularly

94Leadership, 55

intense years of lobbying politicians.
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Figure 6 Crowd celebrates securing the station in Leimert Park.
http://ar deles .latimes.com/2013/may/24/locaI/la-me-ln-leimert-park-celebrates-20130524

93 Kaplan, Erin A. 2013. "Dead End for Degnan? World Stage Eviction Could be Harbinger for Leimert 
Park." KCET. https://www.kcet.org/socal-focus/dead-end-for-degnan world-stage-eviction-could-be- 
narbinger-for-leimert parK

Miller, Kenneth. 2013. "A United Front of African Amencan Leadership Secures Crenshaw Line Station at 
Leimert Park Village." Los Angeles Sentinel httDs://lasentinel.net/a-united-front-of-african-american 
leacership secures-crenshaw line-station-at-leimert-park-village.html 

Supervisor Ridely Tnoma, et. al. 2013.. "Motion By http://ridley-thorras.lacounty.gov/wp- 
content/uploads/2013/05/05.23.13 Final-Leimert Park Station-Motion.pdf 

Miller, Kenneth. 2013. "A United Front of African American Leadership Secures Crensnaw Line Station at 
Leimert Park Village." Los Angeles Sentinel. nttpsV/lasentinel.net/a-united-front of-africar-american 
leadership-secures crenshaw-line-station-at-leimert-park-village.html.
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In acknowledging the diligence demonstrated by the community, and in light of

the city’s goals for “more economic development,” and “a tram to the airport” a local

political representative explained, in general, why the confluence of biack stakeholders

have organized in concert.

“This is a long disinvested in community and 1 think what we don’t want is to 
have those first set of goals mean that no people of color live there anymore and 
then we finally get the investment that we want. So, it’s not that we are at counter
purposes, it’s just that we wanted to demand that our neighborhoods got the 
investment that they have for so long deserved and haven’t gotten and that the 
people that actually live there now will actually see the benefits and reap those 
benefits of the construction, the jobs, the economic investments, the creation of 
vibrant corridors. 97

Moving forward there is an expectation that there will continue to be this level of

concerted effort to dictate the outcomes of line, in particular, as local district politicians

work closely with the Planning Department. Bureau of Street Services, Bureau of Street

Lighting, the Bureau of Engineering, the Mayor’s Office, the Supervisors office, Council

98President’s office, each neighborhood council, and of course, Metro.

Community Inclusion: Firsts for Metro

Metro has been pushed toward many ‘firsts’ within the context of this project, including

adding a station at Leimert Park Village. One of these firsts came in response to

community concerns that black workers in the community would not be staffed on

99 '00alignment related projects. In 2012, Metro adopted a Project Labor Agreement,

which io some extent will guarantee employment opportunities for the community, a

97 Interview with Political Representative A 12/18/15 
Ibid.
Interview with Resident A 9/2.3/15 
Interview with Political Representative A 12/18/15
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101decision in which Ridley-Thomas also played an integral role. In so doing, “Metro

became the nation’s first transit agency to adopt a Project Labor Agreement (PIA) with

national targeted hiring goals for federally funded, Federal Transit Administration (FTA)

102approved projects valued over $2.5 million.

In 2011, community groups came together to develop a project labor agreement to

encourage a more intentional commitment around Metro encouraging the facilitation of

community jobs by the hired contractors. These groups included non-profit, Los Angeles

Alliance for New Economy in collaboration with community, faith, politician and labor

stakeholders such as the Black Workers Center, the Black Contractors and other unions.

Together these groups organized to get the votes at Metro for a PLA that establishes “a

threshold of economic vulnerability, to ensure that communities around the line would

qualify to have preferential hiring. So, the way that the project labor agreement was set

up was that 40% of the workers would be from economically disadvantaged

103communities. 10% would be disadvantaged workers.

The PLA is a binding, labor agreement that requires contractors to be intentional

about hiring low-moderate income individuals. It creates the infrastructure of an

accountability plan with the assignment of a job coordinator to interface with the labor

unions and the contractor to make sure there is a constant and steady stream of workers

that fit into those categories going on to the project.

Another first of Metro’s is the business interruption fund, wnich to date has “60

grants of varying amounts to “mom-and-pop” businesses, most of them located along the

101 Ibid.
Metro. N a. "Crenshaw/LAX Transit Project." https://www.metro.net/prOjects/crenshaw_corricor/ 
Interview with Political Representative A 12/18/15
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104 and has allocated $ 1 million in funds to local small businesses. For Ridley-path 5 )

Thomas, “It demonstrates Metro’s commitment to helping local small businesses not only

105survive, but be ready to thrive when the Crenshaw line reopens. For others in the5}

community, the perceived and anticipated quantitative and qualitative impacts of the line

continue to persist in spite of these commitments.

Another first for Metro, but still a creation met with consternation, was the 

creation of a Community Leadership Council (CLC) which was established in 2011 6

This, too, appears to be a product of the community organizing and the move to have the

meanings of the community represented m whatever shared meaning precipitates in the

outcomes of the transit investment. In an interview with an organizer, it was mentioned

that “this has been a very new process for Metro . .How did this come about? It wasn’t

necessarily Metro driven, Metro didn’t have the idea to put this together.. .they’ve had a

107tough time in figuring out how best to use the advisory body. 9? The council is a group

108 composed of 25 community based activists with a history ofthat meets bi-monthly

109advocacy and accomplishment in the area and has been tasked with supplementary

community outreach. In particular, it played integral roles in the first two “firsts??

mentioned in this section, working closely with the appendage to the PLA, Metro’s

104 Sentinel Staff Report. 2015. "Crenshaw Corridor Embraces Change." Los Angeles Sentinel. 
https://lasentinel.net/crenshaw-corridor embraces-change.html

City News Service. 2015 "Metro Business Interruption Fund Reaches $1 Million Mark." Los Angeles 
Sentinel, https://lasentinel.net/metro business-interruption-funa-reaches l-million-mark.html 

Metro. 2014. “Crenshaw/LAX Community Leadership Council.” CLC Quarterly 
Update.
http://media.metro.net/proiects_studies/crenshaw/images/141138_ntc_crenshaw_clc_newsietter_bg_w
eb2.pdf

Interview with Non-Profit Stakeholder 
interview with Local Political Representative B
Sentinel News Sen/ice. 2013 "Crenshaw/LAX Leadership Council Advocates for Crenshaw/Inglewood 

Community. Los Angeles Sentinel, https://iasentinel.net/crenshaw-lax-leadership council-advocates-for- 
crenshaw-inglewood-community.html
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Construction Careers Policy and the formation of the Business Interruption Fund.

Additionally, the members “helped secure the Leimert Park station” and “established a

noprocess to identify potential safety issues

Transit Community and Concerns

The concerns of the community are inextricable from a concern that neighborhood

changes might not meaningfully include the people and places that currently constitute

the community. It’s also bom out of a more general concern about the fate of a

community interacted with and embraced as an ethnopoie by other similarly diasporic

communities It is a sentiment that is multifaceted and ranges the spectra from 1) how

the neighborhood will be defined and who gets to define neighborhood and 2) who gets

to work and live in the neighborhood.

Even as Metro, in concert with the community, have achieved some firsts, an

organizer working closely with the CLC group suggests that “you have a Community

mLeadership Council that has no power' and another organizer mentioned that, “at times

you can see the level of impact of community input, but in other cases, no, there’s a lot

left to be desired around where the community wants it to be, the outcome of a particular

112issue and the community doesn’t necessarily get included. In response to the CLC’s

ability to influence the plannmg process, and by extension, the community’s ability to

influence the planning process, there’s concern that the existence of the CLC and

110 Metro, 2014. "Crenshaw/LAX Community Leadership Council." CLC Quarterly Update 
http //media.metro.net/projects_stucJ'es/crenshaw/images/141138_ntc_crenshaw clcjiewsletter_bg_ w 
eb2 pdf

interview with Community Organizer 12/17/15 
Interview with Non-Profit Stakeholder 9/29/15

in

112

47



comparable institutions may not be the appropriate indicators of an inclusive

development. In an interview a community organizer poignantly stated that,

You can design a process that is intended to be responsive to community 
concerns, but it’s all in the implementation and the capacity you give those 
engaged in that process, to alter the project goal. There has never been a process 
intended to meaningfully challenge what Metro already thought they would and 
should do.

a

11355

Reinforcing the skepticism of the community organizer, May er tells us that

contemporarily, in the context of social movements and how the neoliberal restructuring

has shaped social movements and has obscured the efficacy of the developments such as

the CLC or PLA, that even with the 'firsts’ that Metro has established, it’s unclear

whether these firsts will translate into meaningful moves toward equity. Mayer asserts

that “ever since neoliberal policies ceased to ignore ‘civil society’, and especially since

they began to pay attention to the zones of social marginalization and to activate and

integrate civil society stakeholders into a variety of development and labor market

policies, the political opportunity structures for urban movements have fundamentally

1 14 The political opportunity structures referenced here, as those structures thatchanged. 55

might lead to a transformation in governance that would otherwise alleviate inequality.

115Neoliberalism is a political-economic, as well as urban restructuring that

116impose[sj market-based regulatory arrangements and sociocultural norms thata 5?

pushes for a public policy and economic development strategy in a way that focuses on

113 Interview with Community Organizer 12/17/15
Mayer, Margit. 2006. "Manuel Castells' The City and the Grassroots." International Journal of urban 

and Regional Research. Pg. 205
Brenner, Neil and Theodore, Nik. 2005 "Neoliberalism and the urban condition." City, 9 1:, 103 
Ibid. Pg. 102
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117generating income “even if it overlooks the needs of the city’s indigenous population

and results in “glossing over the socially regressive outcomes that are the frequent by-

118products of such initiatives. In this way neoliberal policy, in terms of public transit in

particular, almost definitively reinforces unjust outcomes, and in the form of uneven

development described by Harvey. Harvey notes that “the uneven development of

neoliberalism, its frequently partial and lop-sided application from one state and social

119formation to another. At the national level though, insofar as an access to Harvey

discussion around the neoliberal state, suggests, there may also be room for uneven

development at the national level. In this context of pursuing development, it is

conceivable that locales considered unfit for or less than optimal maximizing

development potential (i.e exchange value) be disinvested or neglected

Importantly, these uneven process and outcomes of development have been

intentionally neglectful of the needs of low-income communities and communities of

color because these communities have been conceptually and materially typecast as

communities unfit for capital investment. This is suggested by the process of

disinvestment to which communities were intentionally subjected by formal city planning

institutions, lending institutions, and federal government. This uneven development is

more often than not articulated spatially through an apparent asymmetrical distribution of

resources and capital —all histories and factors that the urban protest movement in

question has internalized and mobilized to actively resist the re-iteration of the

aforementioned outcomes.

117 Purcell, Mark. 2009. "Resisting Neoiiberalization. Communicative Planning or Counter-Hegemonic 
Movements!" Planning Theory. 8, 2:141.

Bremer, Neii and Theodore, Nik 2005. "Ncoliberalism and the urban condition " City, Vol. 9, : 103. 
Harvey, David 2005. A Brief History of Neoliberalism. Oxford: Oxford University Press. Pg. 13.

118

lis

49



This is particularly relevant to this case study because in the context of

neoiiberalized public policy, that “has increasingly shaped state policy to benefit capital

120rather than citizens, the “social purpose of public transit is becoming supplanted by

121the economic imperative of efficiency and competitiveness. Further Grengs notes that

'public transit is being transformed to fit the larger pohtical project that we call

neoliberalism, driven by the same forces that are stripping the social purpose from other

122public programmes. Following Grengs suggestion that Los Angeles is a neoliberal

city, and knowing that the Crenshaw/LAX line is specifically born out of a need a want to

increase the mobility of capital, we return to the community organizers indecision about

whether the alignment, Metro and its community engagement process will meaningfully

meet the needs of the community.

The governance transformation aimed at by this movement, like others in the

neoliberal context, and represented by interventions such as the CLC, face dilemmas

where: 1) “they are tied into ‘civic engagement’ discourses, where voluntarism and

community work are easily mobilized for a neoliberal agenda” and 2) participation of

social movement organizations can become a mechanism to diffuse or co-opt dissent and

political challenges, thus turning the movement organizations into manufacturers of

120 Purcell, Mark. 2009. "Resisting Neoiiberalization: Communicative Planning or Counier Hegemonic 
Movements!" Planning Theory. 8, 2:143.

Grengs, Joe. 2005 "The abandoned sociai goals of Dublic transit in the Neoliberal City of the USA. 
City, 9,1: 53. doi: 10.J080/13S04810500050161 

Ibid. pg. 58
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123 ,I’his manufacturing of consent is often arrived at through the vehicle of??consent.

124building consensus, or “broad community consensus with which the CLC is tasked.55

This consensus, often attained through community participation, aims at

universalizing the public interest, in a way that does not reconcile power differential

across participating parties and therefore “relatively more powerful groups can ensure

their interests are met (indeed it is a requirement), and so there is no possibility of

125 In this way, a consensus asfundamentally transforming existing relations of power. 55

consent is manufactured that “is really always a temporary hegemony of some interests

126 Therefore there is likely that few to no outcomes will represent theover others. 5

meeting of the needs of the community. Contemporarily, even while there has been an

increase in the appropriation of “equity vocabulary” in the plans that support the project,

in terms of environmental justice and gentrification, there appears to be at best, an

insufficient engagement and strategy for how the equity outcomes will be ensured outside

of community participation. Neoliberal ideology is one that even while appealing to

social marginalization in vocabulary and even in process, there ends up being a

prioritization in opposition to this social marginalization in terms of outcomes. Even as

decisions are made that have potential to create equitable outcomes, such as the incoming

Crenshaw/LAX transit line, universalizing and utilitarian rhetoric within which the

decisions are steeped, obscure the potential for these decisions tc have benefits and

impacts that are distributed equitably.

123 Mayer, Margin 2007. "Contesting tne Neoliberalization of Urban Governance." in Contesting 
Neoliberalism. E.d. Leitner, Helga et.ai. New York: Guilford Press, pg 109

Metro. "What's New Archive." https://www.metro.net/projects/crenshaw_corridor/whats new- 
archive/#safety

Purcell, Mark. 2003 "Resisting Neolberahzation: Communicative Planning or Counter-Hegemonic 
Movements!" Planning Theory. 8, 2 156 

Ibid. 153
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Direct and Indirect Impacts: Quantitative and Qualitative

The direct and indirect impacts span quantitative and qualitative assessment. The direct

quantitative impacts associated are generally related to the extent to which the

construction of the line and its projects will disrupt businesses in the corridor, increase

traffic congestion. Interviewees expressed discontent around closures of major arterials

that have complicated commutes and in some instances resulted in the re-direction of

heightened traffic through their neighborhoods.17 ' These direct impacts also include the

inability of some commercial establishments to be readily accessed, either because of

128street closures or limited parking availability due to construction. In terms of indirect

impacts, the quantitative impact is the affordability of residential rental properties and

commercial rental properties. Residents, organizers, and business owners have all

expressed concern about increasing rents. These quantitative aspects confer onto the

qualitative aspects that pertain to both direct impacts and indirect impacts, including how

the qualiiy of life in the community will be impacted by the presence of the train and also

how safe the community feels in relation to the train running through the community.

The community has attempted to transform the under standing of the public

interest as one that is representative of the community’s needs, that is, a public interest

that in part maintains the material basis of everyday life in the community. To some

extent this has been addressed by the demanding a station at Leimert Park so that 1) this

historic community is directly apart of the project 2) the small businesses here could take

part in whatever delayed economic benefits are expected to transpire from the influx of

127 Interview with Resident A 9/23/15 
Interview with Resident C 9/20/15128
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investment. However, despite the community organizing and activism, all battles have

not been won.

Out of the concern of safety came the rallies to have the line along the entirety of

129the Crenshaw Corridor be underground. Concomitant with the mobilization to have a

station a Leimert Park was the push to have the line grade-separated along the corridor. 

The emphasis between Expo/Crenshaw and 6C h street was to have the line placed

underground. Along the three mile stretch of the Crenshaw Corridor, originally the line

130was slated to be underground for only 9 miles. The community wanted the entire three

miles of the line to be underground, lobbying for grade separation in order to allay the

safety concerns expressed around the line passing near schools at-grade level. This 

stretch of the in particular is where the line passes between 48tb Street and 59r 1 Street

along the corridor. Metro would eventually propose an alignment that situated 2 miles of

line underground. However, the organizing spearheaded by grassroots groups and behind

the Crenshaw Subway coalition, “It ain’t over ‘til it’s under,” was to no avail. In May

2011, the Metro board rejected a Ridley-Thomas proposal to put the rail line underground

in the Park Mesa Heights community, between 48th Street and 59th Street along

131Crenshaw Boulevard.

What remains, in addition to an above the ground train, is the facilitation of rent

increases at the level of state institutions, through ideology, public policy or the lack

thereof, at the expense of the qualitative material basis of everyday life within

communities. The qualitative aspects of both direct and indirect impacts revolves around

129 Interview with Resident E 9/21/15
Crenshaw Subway Coalition. N.d. issues http://www.crenshawsubway.org/issues 
Sentinel News Service. 2011 "Supervisor Calls for Safety, Economic Protections for the Crenshaw/LAX 

Light Rail Corridor" Los Angeles Sentinel, https://lasentinel.net/supervisor calls-for safety economic- 
Drotections-for-the-crenshaw-lax-light-rail-corridor html
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the extent to which quality of life will be impacted as a result of the train and its

132accompanying projects, have not yet been addressed in meaningful ways. The

qualitative aspects will be further flushed out in Chapter 3.

132 Interview with Political Representative A 12/18/15
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CHAPTER III

LOCATING A COLLECTIVE CONSUMPTION

History of Transit Investment and the Community

The history of the conception of the Crenshaw Corridor as an area that would be targeted 

for public transit can be traced to back to the 1967. In 1967, the Crenshaw Corridor was 

included in the Southern California Rapid Transit District’s first rail system plan. 33 By

1341970, the Corridor made its way into the City Concepts Plan of the 1970. The City

Concepts plan was the production of a General Plan that “attempted to concentrate future

growth in walkable, urban communities that contained all of the necessities for living,

while allowing neighborhoods that preferred a low-density character to avoid

135development. The plan would serve to guide the City’s growth through

comprehensive planning to integrate and coordinate land-use and transportation

136networks. The plan focused on the tailoring the growth of the city to the “development

of high intensity activity centers and their satellites and the preservation of low density

137Suburban areas, in order to densify Los Angeles, creating intensified hubs of) 5

commercial activity with housing near subway stations. The report included emphasis on

a rapid transit network (rail) and bus transit. The concept highlights 56 potential growth

133
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138centers, 37 of which were in LA centers -the Crenshaw Corridor was highlighted on

139the concept-map diagram as one of these centers. While the Centers Concept faded in

its prominence due to difficultly to secure funding for the lines, it ultimately was pursuant

to centralizing and improving convenience of transit to the Central Business District

(CBD), while connecting the CBD to the other hot spots of economic activity, and high

capital flows. It lasted as framework reference for “strategies for joint development and

140value capture around station areas 'n the development and land use policies for the59

Metro Rail Project. In 1983, SCRTD published a report for The Metro Rail Project, “the

141first element of the rail system that will link the development centers somewhat99

highlighting the centrality of the Centers Concept.

f le Metro Rail Project shall support the centers concept for land development in 
the Los Angeles region. The centers concept contained in the City of Los Angeles 
and Los Angeles County General Plans calls for the location of new development 
in high density centers interconnected by high capacity rail transit lines. The 
implementation of this concept will make it possible for RTO to serve a much 
larger proportion of the travel generated by new growth and land development in 
the region. 14299

,143Despite criticism as ‘wasteful and inefficient, calls to simply make the automobile

more affordable for the low-moderate income communities, this report meaningful re

introduced rail transit as competitive and viable means of public transit. Even with the

138 Southern California Rapid Transit District. 1983. Metro Rail Projec.t "Milestone 6: Land use and 
development policies." (111-8)
http://libraryarchives.metrc.net/DPGTL/scrtd/1983_SCRTD LandUseAndDevelopmentPolicies.pdf 
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forced acknowledgement of environmental concerns brought on by the Clean Air Act,

and represented by Metro publishing its first rail-specific Environmental Impact

144 , “except for brief periods of dormancy, the system has been in aStatement in 1983

145 and by 1991, the Corridor wascontinuous state of expansion since the early 1990s,??

added to “the list of transportation corridors to be evaluated for possible inclusion in the

146 By 1994, rail transit was consideredagency’s Long Range Transportation Plan. . 5

viable” and “that it would represent not only a significant mobility improvement, butc .

would also serve to focus other public and private economic investment efforts in the

147Corridor. 55

Parallel to the City Concepts Plan, rail already preoccupied the consciousness of

Los Angeles politicians. As early as the early 1970’s, Tom Bradley long supported rail

and “promised voters a world-class rail system” as a part of his campaigning for Mayor.

While in office, he campaigned for sales tax measures that would support the funding of

transit in the County. Proposition A was one of these campaigns in which he emphasized

that transit dependence of “high bus-ridership areas of South Central, Watts, and

Compton” could be alleviated and “residents will be able to get to employment, medical

148and recreational areas much easier than ever before. In response to largely5 5

unsuccessful ballot appeals, Supervisor Kenneth Hahn, into the 1980s, continued m the

144 Metro. 2016. Environmental Impact Reports/States Core Collection. 
nttps //www. metro.net/about/library/library-research/research-tools/environmental-impact- 
reportsstatements-core collec/
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vein of work Mayor Bradley initiated, sat on the board of the Los Angeles County

Transportation Commission, or LACTC, formed in 1976 Hahn introduced another ballot

measure, also Proposition A, which proposed a sales tax increase, and through his

organizing, garnered support from the “Los Angeles County League of Women Voters,

the AFL-CIO, Los Angeles County Lung Association, and the Los Angeles Taxpayer’s

„14 9Association. Proposition A passed and transit organizations including Southern

California iransit District (RTD), performed analysis and produced maps of prospective

150subway rail.

Since as early as 1980, the emphasis of linking LAX to the CBD of downtown

151 Around the same time though, this interest of politicalLos Angeles was palpable

officials and planning proponents were met with resistance by environmental justice

1issues were associated with rail and voiced by NAACP and environmental groups Even

still, in automobile-dominant Los Angeles, the call for rail persisted for transit-dependent

153communities, African American communities in particular. 3y 1985, there was

accompanying concerns around gentrification impacts associated with Metro Rail in Los

154Angeles, expressed by Henry Waxman, then local congress representative. In the midst

of conflict, rail however, persisted with support from both African American and Latino

communities, as a means to provide access to cities without residents having to purchase

•a dependence that “exacerbated racial in Los Angeles as low-income Africancars

149 Ibid. Pg. 45 
Ibid. Pg. 50 
Ibid. Pg. 58 
Ibid Pg. 55
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American and Latino residents without cars now had to travel longer distances to

155.156dispersed job centers often on slow-moving and crowded buses.

Through decades worth of lobbying federal government and local constituents by

local politicians, in 2008 MTA secured funding via Measure R, accompanied by a long-

range expenditure plan that “listed four rail projects that agency leaders hoped to fund

with a line extending the length of the Crenshaw Corridor and eventually to LAX, as one

of the lines. However, “transit planners had been discussing the light rail Lne down

Crenshaw Boulevard ever since the 1992 riots By 2008, MTA staff began seriously

157examining either a light rail or busway down Crenshaw. All along there has been

progressing integration and coordination between the Los Angeles City Planning vision,

the Transportation Plan, and Community Specific Neighborhood plans that, also signaled

the coming of some transit-oriented development strategy down the Crenshaw Corridor.

Transit Investment as Collective

Pursuant to framing an understanding of collective consumption, Castells’ refers to

Mancur Olson’s, The Logic of Collective Action, and nis description of collective goods

as collectively consumable. Olson writes “A common, collective, or public good is here

defined as any good such that.. .those who do not purchase or pay for any of the public or

collective good cannot be excluded or kept from sharing in the consumption of the

158 Following this trajectory, transit investment is surely a medium of collectivegood.

consumption. The projects accompanying the transit as well are can be considered a

155 Ibid pg. 5 
Ibid pg. 8 
Ibid pg. 272, 273
Castells, Manuel 1983. The City and tne Grassroots: A Cross-Cultural Theory of Urban Social 

Movements. Berkeley, CA: University cf California Press. Pg. 293
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collective consumption, such as the Crenshaw Streetscape Plan. These projects are

publicly funded and will be publicly consumed.

The project is being funded by Measure R, half-cent local sales tax. Following

Castells’ framework, and the history of the line, the influx of these investments makes

them ripe for such a movement currently transpiring in the study area, not only because

of the investment’s collective use, but also because of the investment’s lack of collective

impact. In Los Angeles, when investment has been a large scale public works project near

a black community, specifically related to transit investment (i.e. highways and streets),

159 . Silver 1997 notes that “street andblack communities were disrupted and displaced

160highway planning served as a means to erect racial barriers as early as the 1920’s. In55

particular, black communities in Los Angeles were displaced by the development of the

Santa Monica (I-10) freeway in the mid-1950 with the resounding sentiment being “the

161 Thisselection of the route was at best insensitive and at worst racially motivated ??

development compromised “much of the physical fabric that might remind Black Los

Angeles of its historical geography, as well as the social, political, economic, and cultural

162Community organizers are awareways that it developed in these early black centers. 55

of this history, mentioning that there are residents in the community that were displaced

by the Harbor Freeway and I-10 freeway, “transportation projects in general, that we

have to be engaged to see improvements on, and that they can be built in a manner that

they’re wholly destructive to communities, .there’s not really a good history of them

159 Bullard, Robert D. and Lee, Charles. 1994. "Racism and American Apartheid." In Residential Apartheid. 
The American Legacy. Eds. Bullard, et.al. CAAS PucFcations: Los Angeles.

Silver, Christopner. 1997. Eds. Thomas, June Manning and Ritzdorf, Marsha In Urban Planning and the 
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Dreams and Racial Realities. New York: New York University Press, pg. 70 
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163going through a community of coior. When that transit investment is spanning the

length of a historic corridor, and a corridor integral to predominantly black communities,

that has beer, in the works for decades, and the trajectory of this transit investment has

been absent of direct community participation from the outset, some alarms arise. So the

move by the community has been tc have the transit line and the Leimert Park station

become what according, to organizers transit is supposed to be about, “it’s supposed to be

164transformative for the communities in which they’re brought in.

While there has been a long-standing, city-wide fixation of creating a

transportation network that would connect Los Angeles International Airport to the

remainder of the City, and the Crenshaw/LAX line came to fruition in large part because

of the citywide emphasis to connect LAX to the public transportation network, there will

be a particular set of communities disproportionately impacted by this collective

consumption —black communities, that in the hist ory of urban planning and

redevelopment, haven't fared favorably. This re-hashes the concern of the community

organizer mentioned in Chapter 2, that transit projects in Los Angeles have “always been

a project built through South LA, not for South LA. And 1 can’t really think of a

transportation project in Southern California’s history that hasn’t had that same

165 Professional urban planning, in the context of redevelopment, has a historyoutcome.

of approaching neighborhoods in ways that haven't been particularly conducive to

ad-justing to and respecting the particularities of different communities. Redevelopment

projects in particular, projects that re-visit an already and/or previously established space,

163 Interview with Community Organizer 12/17/15
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Ib.d.
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have often forced a confrontation between prevailing ideologies of growth with local

ways of being, and cultural identities bound up in those ways of being. These

confrontations largely arise because of disconnects between the values of a community,

communities of color and low-moderate income communities, and the non-compatible

value orientation of City governments These confrontations are most apparent in

literature on urban renewal. In terms of urban renewal while linked to policies of growth

and incredibly racialized, it was a deliberate mandate endowed by federal funding and

federal and local policies that removed entire communities of color, and eventually

166 As much as urban renewal and the re-investment associateddubbed negro removal.

could have been reparative work, it instead visited communities deemed blighted, with

intentions and outcomes often indifferent to the lives of people that withstood decades of

intentional disinvestment.

In Castells’ historical investigation of urban movements, a similarity across them

is that the “the reaction against rent increases expressed the resistance to the

167commodification of the material basis of everyday life. This is a similarity shared by

the trajectory of community protest around Leimert Park and the Crenshaw Corridor. In

the context of today’s movement many of the community concerns, each of which confer

on the material basis of everyday life, connected to both the direct and indirect,

qualitative and quantitative impacts resonate with concerns that have prior surfaced in the

history of rail transit development in Los Angeles: environmental injustice and

gentrification. Understanding the propensity for environmental injustice as well as

166 Logan, John R and Molotch, Harvey L Urban Fortunes: The Poiiticai Economy of Place. Berkeley, CA 
University of California Press, Pg. 114

Castells, Manuel. 1983. The City and the Grassroots: A Cross-Cultural Theory of Urban Social 
Movements. Berkeley, CA: University cf California Press Pg 69
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increased rents, due to the incoming transit investment, to impact the ability for both

residents and businesses to stay in a given community, there is necessarily a tension in

how increasing rents may indirectly compromise the material basis of everyday life in the

community. The material basis of everyday life is the vibrancy of Afro-centric small

business, both restaurants and retail. The material basis of everyday life is the place that

community here has made out of the space. The material basis then aligns with that which

Logan and Molotch call the use value of place As Logan and Molotch describes, use

values are the qualitative, sentimental value attributed to a place, generally by those who

live in or frequent that space. Use values are “the specific meaning residents give to

168place” and is “shaped by the ways they use the material and social resources at hand.

Use values are constituted by the daily routine, identity, and informal networks

169 It is around these values that the Leimert Park protest movementestablished in a space.

has galvanized. This resistance ultimately functioning to prioritize use values and resist

the prioritization of what Logan and Molotch call exchange values, or that which can be

gained in commodifying the space that the community occupies. Exchange values are

170and the pursuit of an increasemarket based valuation of a place that “appear as ‘rent 5 51

in these values, have not often accounted for the material basis of everyday life within

communities, specifically for black communities. Logan and Molotch note that “black

people's access to use values was so casually and pervasively left to the whim of the

exchange value apparatus in labor or property markets) that opposition to the pattern had

16S Logan, John R and Molotch, Harvey L 1987 Urban Fortunes: The Political Economy of Place. Berkeley, 
CA: University of California Press Pg. 103 
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171 Specific to the general mobilization of thebeen as comprehensive as the threat. -■ 5

community, the mobilization has been particularly informed and comprehensive in terms

of delineating the specific concerns of the community.

Transit and Environmental Injustice

In an interview, a community organizer highlights the continuity of environmental

injustice (in relation to rail installments) as environmental racism. The interviewee

mentioned that Metro and “their process in and of itself leads to environmental racism

172within their project disparities, if s not just this project. *>? In Confronting

Environmental Racism, Robert Bullard notes that “environmental racism is racial

discrimination in environmental policymaking.. .It is racial discrimination in the official

sanctioning of the life-threatening presence of poisons and pollutants in communities of

173 The term environmental racism ultimately resonates within the larger appliedcolor. 35

theoretical framework of environmental justice, acknowledging that “structural roots of

environmental inequities are very likely the same as those that produce other forms of

174 In terms of the disproportionate impacts inracially disproportionate impacts. 3 3

question, “environmental justice is increasingly understood to incorporate access to

environmental amenities in addition to its traditional focus on exposure to environmental

175 commenting on the unequal distribution of environmental burdens andrisks,

171 Itid pg. 138
Interview with Community Organizer 12/17/15
Bullard, Robert D 1993. Confronting Environmental racism: Voices from the Grassroots. Cambridge, 

MA: South End Press. Pg. 3
Lazarus, Richard. 1993. "Pursuing 'Environmental Justice': The Distributional Effects of Protection 

Northwestern University Law Review. 87, 3. 807.
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amenities. Environmental justice then identifies and pushes for the amelioration of

environmental inequalities as environmental injustices.

Dorceta Taylor notes that, broadly, environmental justice has its “roots in the

176social j ustice struggles emanating from the period of conquest and slavery.

Environmental justice, in accordance with the Civil Rights movement, draws out the

ways in which the siting of hazardous pollutants, environmental health, and worker safety 

disproportionately impacted communities of color' . While marking-out these injustices

and making visible the discrimination inherent in distributional inequities, environmental

justice aims to “eliminate[e] racial discrimination and its self-perpetuating vestiges on the

178broadest social scale. As suggested by the community organizer, there are parallels in

the work of the current protest at hand and larger frames of environmental justice work.

One of the particular disparities mentioned in this interview was specific to the

lack of noise pollution mitigation present in the project design along parts of the rail that

would be above ground. In interviews with residents, noise pollution was an expressed 

concern as well, but more pertaining to the present construction activities. 1790ften

mentioned along air pollution as an environmental justice issue, although less emphasized

discursively, noise pollution too is an environmental justice issue. The 1 itle IV of the

1990 Clean ^ir Act Amendments, sutures noise pollution into the fore as a necessary

component of mitigation strategy, noting that “this ‘annoyance’ can have major

176 Taylor, Dorceta F. 2000. "The Rise of the Environmental Justice Paradigm Injustice Framing and the 
Social Construction of Environmental Discourses." American Behavioral Scientist, 43,4: 514.
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180consequences, primarily to one’s overall health. Such impacts include noise induced

181,182hearing loss, high blood pressure, and sleep disturbance, and cardiovascular disease

among ether effects. Wnile normatively associated with proximity to airports and road

traffic, light-rail transit also contributes to noise pollution. A recent report re-emphasized

noise pollution as an environmental risk pertaining to light-rail. In particular, a study

assessing light rail expansion in Denton County Texas, residents ranked environmental

183risks of air pollution and noise as their highest concerns. This assists in situating noise

pollution concerns particular to light-rail amongst environmental justice concerns.

Documentation relevant to the Crenshaw Corridor community comments on noise

pollution. In particular, noise pollution is mentioned in the West Adams-Baldwin Hills-

Leimert Park plan, with different strategies, non-specific to the transit-line, for mitigating

184 In relation to the alignment itself, a 2002 Major Investmentnoise impacts on residents

Study of the Crenshaw Corridor completed by Metro cited noise and air pollution as

185expected impacts of the Crenshaw/LAX alignment on the community. The Final

Environmental Impact Statement/Final Environment Impact Report clarified and

delineated the extent to which noise from the train’s operation might impact the

community. In this study, Metro suggests pursuant to mitigation measures that the

construction contractor shall develop and implement a Noise and Vibration Control Plan

180 United States Environmental Protection Agency. 2C16 "Title IV-Noise Pollution." Clean Air Act 
Overview, https://www.epa.gov/clean-air-act-overview/title-iv-noise-pollution

Matheson, Mark P. and Stansfeid, Stephen A. 2003 "Noise Pollution: Non-auditory Effects on Health." 
British Medical Bulletin. 68: 243-257.

Van Kempen, Elise E.M.M. et. al. 2002. "The Association between Noise Exposure and Blood Pressure 
and Ischemic Heart Disease: A Meta-analysis." Environmental Health Perspectives. 110, 2: 307-317.

Moynihan, Colleen T. An environmental justice assessment of the light rail expansion in Denton County, 
Texas. Denton, Texas. UNT Digital Library http://digital.library.unt.edU/ark:/67531/metadc3934/. 

http://planning.lacity.org/cpu/WestAdams/DraftPlan/WAdams__CP.pdf 
Los Angeles County Metropolitan Authority. 2002. "Crenshaw-Pi airie Transit Corridor Major- 
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demonstrating how to achieve the more restrictive of the Metro Design Criteria noise

186limits and the noise limits of the city noise control ordinance Through the CLC,95

187Project Oriented Discussion or PODs were held to facilitate public work groups around

'business sustainability (during construction), economic development, joint development,

safety, and environmental quality/mobility/quality of life.” The environmental quality

group was tasked to discuss and review mitigation strategies of noise and air pollution. In

May 2015, Metro’s monthly project status report for the Crenshaw LAX project listed

that Noise and Vibration Control Plan had been submitted, reviewed, and commented

188 Despite this, though, an organizer mentioned that the noise accommodations areon.

expected to be unsatisfactory compared to the investment in sound buffers along lines in

189proximity to more affluent communities.

Another issue emphasized has been the loss of trees and the urgency in tree re

planting. Though not framed as an environmental justice issue in interviews or

supplementary materials, environmental justice literature suggests that this issue, too,

190might be one of environmental justice. While Metro has promised to re-plant trees, the

reduction in mature urban tree cover will have impacts and impacts that are

disproportionate. The construction of the line is expected to displace upward of 175 trees,

186 Metro. 2011. "Affected F.nvkonment/Envircimental Consequences of the Alignment and Stations." 
Final Environmental Impact Starement/Final Environment Impact. Fg. 4 292.
Reporthttp://media.metro.net/projects_stuaies/crenshaw/images/FEIS_FEIR/4.0_Affected_Environment
_Part6.pdf.

Metro. N.d. "Crenshaw/LAX Community Leadership Council Fact: Project Oriented Discussions." 
Sheethttp://media. metro.net/projects_studies/crenshaw/images/131866_ntc_crenshaw_ council_pod_fa 
ct_sheet_bg_mech.pdf

Metro. 2.015. Crenshaw/LAX Transit Project Monthly Status Report. 
http://media.metro..net/projects_studies/pm/;mages/report_pmo_crenshawiax_2015 -05.pdf 
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Hymon, Steve. 2.014. "Trees to be removed fro Crenshaw/LAX Line along Crenshaw Boulevard." 
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191roughly a third of the trees along the corridor. This reduction of urban trees has

environmental implications insofar as “nationally, urban trees and shrubs (hereafter

referred to collectively as "trees") offer the ability to remove significant amounts of air

192pollutants and consequently improve environmental quality and human health.

Specifically, without urban trees and the services they provide, the presence of toxic

pollutants is expected to persist. This persistence of toxic pollutants “can bear out in

threats to physical health, but can also bear out as threats to mental health and

193'contributes to stress and negative mental well-being.

These environmental injustices, in this particular case given the demographic of

the neighborhoods in question, are specific to low-income populations and racial

minorities being disproportionately impacted by pollutants as a result of their near

proximity to the production of these pollutants. In line with the suggestion of the

community organizer, in effect, the lack of committing resources to mitigate these

pollutants proportionate to other communities is a ‘sanctioning’ of the presence of these

pollutants. While there is documentation that comments on noise pollution as a concern

that must be mitigated, the outcomes of these strategies are integral to assessing whether

there will be sufficient mitigation. Further, even in the efforts to enforce environmental

protection, and in the instance that mitigation does suffice, there are ways in which

minority populations further experience more of the burden of these installments than the

benefits. One of these ways is connected to the community concern of gentrification.

191 http://articies.latimes.com/2014/mar/30/local/la-me-crenshaw-trees-2014033l 
Nowak, David J.; Crane, Daniel E-; Stevens, Jack C. 2006. "Air pollution removal by urban trees and 

shrubs in the United States, Urban Forestiy & Urban Greening. 4:115
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Environment, and Depression." Journal of urban Health: Bulletin of the New York Academy of Science 89, 
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where there’s an “outcome-in which a certain kind of neighborhood is destroyed-can be

194just as complete as in wholesale urban renewal

Transit and the taking of a community

In an interview with a local political representative, this individual noted that

“I haven’t been to a community meeting in the past several years where someone 
hasn’t expressed one of two things: the first is put the train underground . .and 
gentrification. There is no public forum that doesn’t ask the question about 
gentrification and it happens, it’s expressed itself in multi tie different ways. One 
is the Leimert Park plaza and the Leimert Park Village” 1 5

Gentrification and the specter of gentrification aren’t particularly new phenomena.

Gentrification, a term coined in 1964 by urban sociologist Ruth Glass, developed in order

to comment on the observed phenomena of middle class families displacing and replacing

196lower class families in London. Since, the term has broadened to be considered as

global a phenomenon as globalization, geographically specific yet generalizable

Gentrification being described as the process by which the poor are being deliberately

evicted from public as well as the private spaces of what is fast becoming a downtown

197bourgeois playground’ , it is a process often framed within the discourses of re-

vitalizing and re-making spaces. In so being, it is a process that not only comments on the

built env’Tonmcnt and the edifices that are soon to be present, but is also a process in

wb’ch particular bodies are (un)welcome. included or deliberately excluded. This process

of displacing and replacing is the result of an influx of investment in the form of capital

that, as mentioned previously, can include transit investment. Gentrification, as a process,

194 Logan, John R and Vlolotch, Harvey L. Urban Fortunes: The Political Economy of Place. Berkeley, CA: 
University of California Press. Pg. 115
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Sheppard, Stephen. N.d. "Why is Gentrification a Problem?" Centerfos Creative Community 
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Smith, Neil. (1996). The New Urban Frontier: Sentrification and the revanchist city. New York 

Rout'egc.
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is a manifestation of capital flows contingent on a landscape of uneven development that

198in turn propagates uneven development and corresponding “uneven geographies 5 ? It’S

a process that is predicated on the acquisition and then appropriation of space and its uses

pursuant to a profitable end. It’s a process that has been described as “elitism of the

199utmost and exclusionary politics to the core and propped up by a paradigm of

profiteers across the stakeholder sectors of government, real estate, financial, and

investor. This discourse around the process of displacing and replacing is one that for

long had been confined to residential uses, albeit inseparable from the backdrop of 

broader economic and urban restructuring,200has recently broadened to encompass

commercial uses as well.

Literature shows that one of the downsides of transit investment in the form of

transit development includes spurring gentrification, a process which may limit if not

exclude poorer households from partaking in the benefits offered by the light rail transit

201development. What accompanies transit development is an unfolding by which

property proximate to the new development experiences increases in value which relates

102to a concomitant rise in housing costs. Will Dominie, through chronicling

neighborhood change around transit stations, challenges the notion that smart growth (via

the pursuit of transit-oriented development) is just growth. Dominie chronicled the

gentrification of neighborhoods around light-rail transit stations in order to determine the

198 Brenner, Neil and Theodore,. Nik. 2005. "Neoliberalism and the urban condition." City, Vo! 9, No. 1,103 
Wharton, Johnathan L. i2008). "Gentrification: The new colonialism in the modern era." The Forum on 

Public Policy, 2: 1 12,
Smith, Neil, (1982). "Gentrification and Uneven Development." Economic Geography, S8, 2: 139 155 
Godschaik, David R. (2007) "Land Use Planning Challenges: Coping witn Conflicts in Visions of 

Sustainable Development and Livable Communities." Journal of the American Planning Association. 70,1: 
5-13.
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200

201

202 Pollack, Stephanie et. al. 2010. "Maintaining Diversity in America's Transit-Rich Neighborhoods: Tools 
for Equitable Neighborhood Change." Dukakis Center for Urban and Regional Policy.
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relationship between transit-investment induced gentrilieation and travel behavior.

Dominie notes that while over the past two decades there are some transit station-

.203proximate neighborhoods “have not changed appreciably, there were many

neighborhoods that experienced significant gentrification. The changes articulating this

gentrification included rising housing costs in station areas and, counter-intuitively,

increases in vehicle owning households. Accompanying these changes were also a

decrease in transit ridership and an overall shift in travel behavior of the neighborhoods

around transit stations. In the context of Dominie’s research, the decreases in ridership

signify the displacement of low-income households, previously patrons of public transit

In line with literatures around how transit investment impacts communities,

interviewees considered neighborhood change and gentrification to be a concern—a

concern that is tethered to tension between use values and exchange values of a space as

described by Logan and Molotch. In the concern for the neighborhood being gentrified.

we locate a concern that is legitimate in and of itself, but a concern that is aware of the

history of not only Los Angeles, but Los Angeles in the context of the United States. In

these concerns, we uncover concerns that are tethered to a fear of history repeating itself,

in terms of outcomes if not process, in any number of ways. There is a recognition that

neighborhoods, demographically comparable to Leimert Park, have been disrupted

before. There is also recognition of either an observed or experienced/lived power

differential between those that live in the community and those who might be intending

to take the community. Further, there’s recognition that to some extent, what’s unfolding

203 Dominie, Will. 2C12. "Is Just Growtn Smarter Growth? The Effects of Gentrification on Transit Ridership 
and Driving in Los Angeles' Transit Station Area Neighborhoods." UCLA.
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is par for the course and a repeat of the past wherein, the “losers” are the same folks that

have always lost out --black folks and poor folks

Considering the Leimert Park community’s concern around gentrification,

popular media suggests that this concern has been long-standing. “The concern has been

for a very long time that the vendors that are there, that have that space, that don’t own

that property.. .they’re renters, that they’re going to get pushed out and that Leimert Park

204Village is going to disappear as a cultural institution. It is a sentiment that, specific to

the Leimert Park community, has been present as early as 2002 when residents reacted to

rising rents through the creation of Save Leimert. Save Leimert aimed to secure a

Historical Preservation Overlay Zone for the neighborhood in order to limit not only will

the use values change, but to highlight that the anticipated change in use values would be

less about the needs of the community and more about making the community “slick” or

ripe for an increase of exchange values in that place.

One resident of the community, in the face of the transit development, articulated

this concern as a worry that the community will be taken through neighborhood

205 * •change. Another resident mentioned:

“I have noticed different nationalities of people coming in. I’ve noticed that there 
are a lot more white people coming into our area, which I think that is very 
suspect. That just all of a sudden, there are a lot of them coming into our 
area.. .why should we nave to fight for a place to live? We have to fight for 
everything, but we shouldn’t have to, and it seems like they can just move in >206

This is connected to skepticism that whatever general economic goods that transpire from

the implementation of the transit are economic goods that won’t meet the needs of the

204 lnterview with Political Representative A 12/18/15 
Kaplan, Erin A. 2014. "Leimert Park, Take il 1992." KCET. 

https://www.kcet.C’-g/shows/departures/leimert-park-take-ii-1992 
Interview with Resident D 9/20/15
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community - largely the need to stay in their community. The concept of need, though,

in this sense is as much economic as it is social That the overall quality of life will be

altered, that the use value of the community will change, and in a way that dispossesses

those that have lived in the community. Chiefly, the fear that in the neighborhood being

taken revolves around a concern that there will be a change in the manifestation of use

values in the place. The change of these use values precipitating in two mutual

reinforcing ways: the actual transition of bodies present in the place and the change of

things” in that place (enterprises, social institutions, etc.). In response, merchants in the

community organized in order to limit construction and somewhat preserve the make-up

of the community which revolves around the consensus of Leimert as a black cultural

center and a space with black small businesses and black restaurants. Laura Hendrix, a 68

year old owner of the Gallery Plus art gallery, noted “The artists, the music, the culture,

that’s what makes the area what it is. The developers come in and want to build condos

>297and make it all slick.

In terms of housing and direct displacement, this concern is largely one

represented by renters. In terms of business owners, this concern is one expressed by

renters but also individuals that feel as though their specific goods may no longer be of

value in the community. However, homeowners also express this concern in terms of

how their community might be changing. “Pieces of Leimert Park have already

disappeared.. .concern that the African culture, the ESO Won bookstore, the Jamaican

food place, like, all of that is going to disappear and it’s going to become very

207 Associated Press. 2007. "South Central confronts identity crisis." NBC News. 
http://www.nbcne',vs.com/id/18369703/ns/us_news-life/t/south-ceptral-confrcnts-identity 
crisis/#. VwnRz6QrLIU
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„208Brooklyn...a very gentrified formerly black space. This sentiment is in alignment, in

however a complex a fashion with gentrification literature that suggest that are myriad of

factors that might confer onto displacement or this fear of displacement—not simply a

fear that you will be directly displaced, but the community within which you live, might

be conceptually displaced.

Peter Marcuse differentiates his discussion of displacement across forced

displacement and displacement indirectly caused by gentrification Marcuse frames his

discussion of gentrification induced displacement, or displacement engendered by shifts

in market trends, through conceptualizing four types of displacement: direct last-resident

displacement, direct chain displacement, exclusionary displacement, and pressure of 

displacement/''" In terms of the presumed economic displacement of gentrification these

categories are difficult to assess quantitatively insofar as wherever it is one would go to

look for those displaced, the displaced population in question is often no longer present.

The last category, though, is possibly the most insidious wherein the gentfficaticn can

indirectly impact the displacement of bodies from a space. Marcuse distinguishes the

pressure of displacement “from the subjective fear of a remote possibility of displacement

by looking not only at the perception but also the reality of what is happening in a

neighborhood: subjective concern plus prices rising over the city average, for

,210instance. It is here where we see the doubling down of downsides expressed through

gentrification. Not only does gentrification-induced displacement result in the

requirement that individuals re-locate, it is sometimes accompanied by the inability of

208 Interview with Political Representative A 12/18/15
Marcuse, Peter. (1986). "Abandonment, gentrification, and displacement the linkages in New York 

City." In Gentrification of the City Massachusetts: Allen & Unwin Inc.
Ibid. pg. 157
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individuals to find comparable housing. In these instances, gentrification contributes to

an increase in unhoused or homeless individuals in a city. Further,

'‘Gentrification breaks up the social structure of existing neighborhoods because 
residents, in an effort to find affordable housing, become scattered throughout the 
entire city. This has a psychological effect on many long-time residents who 
become depressed by the loss of their neighbors and a sense of community 211

Following, Marcuse, in addition to the witnessing of price increases, pressure of

displacement might also be located in the qualitative change that takes place in

neighborhoods vis a vis gentrification. The changing use values of a space might create

an additional pressure for residents, even those not particularly directly vulnerable of

economic displacement, to leave their respective neighborhoods. In an interview with a

resident of Leimert Park, a contributor to this pressure of displacement is also with

respect to speculative real estate behaviors that are bearing out in residents being solicited

212 Another resident mentioned that:to sell their homes by investors.

“What you see now, what you didn’t see in the past, you actually see people 
walking the streets and asking ‘Do you want to sell your house.’ You never saw 
that before... if they don’t call, they’ll walk the streets and come ask...It happens a 
few times a week, probably three or four times a week where you’ll have people 
try to contact you either by phone, or they’ll leave a note, or they actually 
physically knock on the door. „213

In response to witnessing neighborhood changes, A 2007 NBC News article surveying

community sentiments captures not only the fear of the neighborhood being taken but

highlights an accompanying feeling that there may be little the community can do to

resist neighborhood change. One merchant, Odell Farris, 73, is quoted as saving “This is

211 Lawrence, Delian. (2002). Community Development Can Communities Effectively Eight Displacement 
Caused by Gentrificaton? Journal cf Affordable Housing & Community Development Law. 11, 4: pp. 357
373.
212 Interview with Resident C 9/20/15 

Interview with Resident E 9/21/15213
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214like a hurricane”.. .“You can’t stop it. All you can do is try to protect yourself What55

was being observed at the time was considered by another resident, Jackie Ryan, as being

a part of process wherein, “The whole thing is to remove black people.” Interspersed with

community preoccupation and concern about the prospect of Leimert Park being “taken 5

from them, that is repurposed and reconstituted in ways that overwrite the particular use

values to which community members subscribe, is the embedded concern of the

215community not being able to partake in what ‘benefits’ do come for the train. That is,

the community will be excluded from the process of collective consumption.

While residents have noted neighborhood change, a local politician suggests that

216there has not yet been any definitive evidence of gentrification in the residential sense

In this case specifically, there is more immediate evidence that black businesses are being

readily displaced. As early as 2013 it was reported that “several commercial properties

217have changed hands and tenants say they’re being forced out. In a community with the

218highest concentration of black business [in the city], most of the businesses that willc i 55

have to close are not only black-owned, but also specialize specifically in Afncan-

„219American wares and art. This engenders a spatial dislocation of black business with

the impact being, not only the limitation of commercial options that are black owned, but

214 Associated Dress. 2007. "South Central confr onts identity crisis." NBC News 
http://www.nbcnews.com/id/18359/03/ns/us_news-lite/t/south-central-confronts-identity- 
crisis/#. VwnRz6QrUU

Kudler, Adrian GMck. 2013. "Biack-Ow.oed Businesses Already Being Pusned Out of l.eimert Park Ahead 
of the Crenshaw Line." Curbed Los Angeles. http://la.cu'bed.com/2013/7/10/10222400/blackowned- 
businesses already-being-pushed-out-of-leimert-park-ahead 
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of the Crenshaw Line." Curbed Los Angeles. http://la.curbed.com/2013/7/10/10222400/blackowned- 
businesses-already-being-pushed-out-of-leimert nark-ahead 
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the limitation of intra-community wealth generating economies. Foi those owners, it can

also be inferred that there would be an impact on their own incomes. This however,

might definitely reduce their income, potentially resulting in difficulty or inability to

continue to finance their respective living situations. This could lead to, if not hasten

whatever residential gentrification and displacement that is transpiring.

Either way, noted in a case study of U.S. cities, the problem isn’t simply the

process of displacing businesses and less affluent residents—gentrification itself. The

problem is also the specter of gentrification, the possibility or presumed gentrification

forthcoming. Shepphard notes that communities that are at risk of gentrification bear a

social cost in excess of tne actual displacement of individuals whereby there’s a

dampening of “incentives that residents have to engage m any of the variety of activities

„220that can improve a community. In affected neighborhoods, decline in community

improvement expenditures are estimated at 52-72 percent. This is an impact that the

221whole community might endure, not just those at risk of being displaced. The lack of

community improvement action could, in turn, negatively impact the availability of

programs for neighborhood children, result in fewer training opportunities for new

business and accordingly fewer employment opportunities available within the

222community.

220 Sheppard, Stephen. N.d. "Why is Gentrification a Problem?" Center for Creative Community 
Development 

Ibid.
Ibid.
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CHAPTER IV

DEFENDING A CULTURAL IDENTITY

Defining a social movement

In Leimert Park we find the social movement as one that is specifically in relation to a

medium of collective consumption, the transit development, in the form of local political

mobilization, ultimately in defense of a cultural identity. The cultural identity in question

is one specific to the particular Leimert Park territory, given this territory as the contested

site in which the transit development is taking place. However, in this case, we find the

defense of the cultural identity, through the political mobilizations, as heightened. This is

demonstrated through the rhetoric used in the organizing and mobilizing of the defense of

Leimert Park. We find that the rhetoric, while necessarily about protecting a

community, its rhetoric that emphasizes Leimert Park as a cultural hub. One resident is

quoted as saying, in alignment with the defense of the community, that “our (black)

culture is 500 years old, something for which we've all fought and survived.. .That's why

i,223people come here to Leimert. This is your black home. Leimert Park is a space that is

a landing point of financial, social, cultural and political capital. The neighborhood is not

only predominantly comprised of black residents it is also one of the only contiguous

black centers of black business and political mobilization in Los Angeles. So, beyond the

community members not wanting rhe neighborhood to change in and of itself, much of

the organizing related to the defense of the community has to do with neighborhood’s

224signification at-large. An interview with a resident clarified this sentiment.

223 Kaplan, Erin A 2014. "Leimert Park. At the Crossroads of Change." KCET. 
https://www.kcet.org/shows/departures/leimert-park-at-the-crossroads-of-change 
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“I think the people who struggled to get here, mostly African American, mostly 
black, from the late 60s all the way up to where we are today, feel concerned that 
work is now being undermined and in their efforts to stay and keep it a 
community. 225

In this way, the resistance movement ultimately has revolved around Leimert Park

functioning as a global ethnopolis of African-American identity and expression. This

functioning, while serving as an impetus for a heightened political mobilization, also

serves to suggest that this neighborhood might be more apt to affect the redevelopment of

their community

Framing a global ethnopolis

Leimert park is a geography, a symbol, a community, that is central to any understanding

and engagement with black history in South Los Angeles (formerly known as South

Central Los Angeles) specifically, and Los Angeles generally. More broadly, given the

history of black migration from the American South to Los Angeles, Leimert Park as a

hub of Black Los Angeles, also to some extent invites a foray into an engagement with

the history of black life in the United States, a history of black life that is, however

temporally tenuous, irrevocably transnational.

Leimert Park finds itself, today, as an ethnic enclave, yes, but importantly, it finds

itself as an ethnopole for contemporary black history culture and a repository, by its

constitution, of black life in South Central Los Angeles, Leimert Park is a black enclave

nestled amongst other predominantly black neighborhoods. In his book The Global

Ethnopolis, Michael Laugerre refers to an “ethnic enclave as the ethnopolis, a concept

that stresses both the ethnic concentration and polarization of the area and its

characterization as a sublatem city” (Laguerre 2000: 11). Now while Leimert Park is a

225 Interview with Resident C 9/20/15
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concentration of African Americans and the history of the community suggests a

subalterity, the community and its constitution isn’t entirely congruent with Laguerre

'global logic.

Laguerre notes that even in the context of ethnic enclaves, already lexically

subaltern given the history of which they are conceived, that is, dwelling spaces for a

particular minoritized, non-white peoples, “at the bottom of the heap are those enclaves

that have been inferiorized by the mainstream by being designated as “little continents,

such as Little Africa in New York City. This designation came about during the colonial

era at the peak of Anglo American discrimination against both slaves and free people of

226 Even while markingcolor as a way to further denigrate inhabitants of these enclaves.

out the subalterity in excess of African American communities, and pointing out being

named in reference to a continent, as opposed to a country, the tracing of his logic confers

onto a framework that to some extent conceptually displaces, if not erases, the history of

the African-American situation. His global logic is one that to some extent moves on to

forget the African-American specific subalterity that makes the experience of this

ethnicity unique and set apart. His framing is one in which there is implicitly a suggestion

that these communities aren’t equipped to access that which he holds up as sufficiently

transnational to be welcomed into a globality.

Laguerre’s frame for a global ethnopolis is one wherein, in order to be considered

a global ethnopolis, an ethnic enclave in question “must fulfill a minimum condition; its

resident population must maintain ongoing relations with the homeland and with other

diasporic enclaves By definition, the diasporic ethnopolis has a binational or

22S Laguerre, Michel S 2000. The Global Ethnopolis: Chinatown, Japantown and Maniiatown in American 
Society. New Hampshire: Palgrave Macmillan. Pg. 7.
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transnational orientation. It becomes global when these relations encompass more than

two nation-states and affect and shape in a significant way social conditions in the

5^227enclave Further, that “the ethnopole is global when the community becomes involved

in transnational border-crossing activities that link it to the homeland and to other

„228extraterritorial diasporic sites as well. All of these conceptions unfold within a logic

of globalization that is specific to a particular temporal moment of globalization, a

globalization that has transpired over the last three decades. He suggests that “in the past

three decades, ethnic enclaves have been projected as business centers that give

commercial life to the neighborhood and as heritage places that serve as storage space for

the immigrants’ memories of their homelands. The genealogy of these enclaves informs

us about the trajectories of the enclaves, and it tells us how oppressed people have used

the space of place as an instrument of their liberation struggle - how they have

„229appropriated a negative label, turned it on its head, and used it for their own benefit.

Leimert Park, though, offers us a unique situation, via the trajectory of the situation of

blacks in America that provides a rupture in the limitations of Laguerre’s framework.

Leimert Park further allows for an intervention and repurposing of the redeeming aspects

of Laguerre’s theoretical framework pursuant to legitimating Leimert Park’s importance

to the community of people which call neighborhood home. Further it then pushes to

frame largely the capacity that this community has demonstrated to shape the planned

redevelopment of their community thus far,

227 Ibid. Pg. 12 
Ibid. Pg. 21 
Ibid. Pg 14
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Laguerre notes that ethnopolis is comprised of a quadripartite disaporic economy.

The diasporic economy’s component parts include the enclave economy, the ethnic

economy, the transethnic economy, and the transnational economy. The enclave economy

entails businesses within the enclave, the ethnic economy entails those who live in, but

own businesses outside the enclave. The transethnic economy is the product of having to

interface with the mainstream economy.” The transnational economy “comprises these

transactions with an overseas headquarters or subsidiary in another country” and has an

230 Leimert Park has all of theexplicit international process of exchange associated,

economic and commercial institutions that comprise the first three categories of what

Laguerre considers as a prerequisite for this global ethnopolis consideration, however, as

the aspect of the transnational economy is not so much discretely present. This is where

Laguerre runs up against its limits m terms of its particularly exclusive parameters when

interrogating African American history in this country.

Depending on one’s temporal and conceptual departure for globality, one locates

the black experience in America (undoubtedly diverse and temporally and geographically

discontinuous) amongst any discursive articulation of global, diasporic unfoldings out of

which the local precipitates. We know, at bottom, that African American communities

are transnational communities. However, the adjective of immigrant communities does

not categorically apply, given any historically honest situating of immigration and its

connotations. Many African-Americans are descendent. from nationally and culturally

differentiated African peoples that were forcibly brought, against their will, to the land

mass now called the United States of America. Therefore, the overwhelming situation of

230 Ibid. Pg 12
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African-American communities while undoubtedly transnational, these communities are

not per se immigrant communities. Black, though, is not a monolithic category. In fact

black is a transnational category within which varying ethnicities and generational

temporalities are couched. Some thinkers in critical race theory and tracing Black as a

transnational category do so in order to “to denote how colonization and the slave trade

created nation states composed of multinational populations who are siniated both within

5 >231and without a given territorially-bound nation An enclave, such as Leimert Park, in all

of its historical complexity, in the context of the violent dispossession of American

coloniality and coloniahties of other nations, with its representation across national

iterations of blackness, ought to be considered within a comparable context of a globality,

that might find a particular ethnic enclave to be a global ethnopole even without the

transnational social or economic networks.

In Leimert Park, the maintenance of the international orientation that Laguerre

suggests as a requirement is not one that has formal political and economic relations with

a homeland, but in terms of Leimert Park, there is definitely “a market for homeland

goods.” The homelands in question are, by consequence of history, incredibly diverse and

discontinuous. The homelands in question are Pan-African. The black community is for

too complex to elide a confrontation with the community as a global ethnopolis.

Therefore, the transnational connection and relationships may prove to not be as

conventional or discrete. The transnational doesn’t necessarily manifest in terms of flows

of capital or finance or any formal, discern able social networks. Leimert Park doesn’t

231 Winkiel, Laura. 7006 "Nancy Cunard's Negro and the Transnational Politics of Race. 
Mocemism/Modernity. 13, 3: 508, https://muse.jhu edu/journals/modernism 
modernity/v013/13.3win.kiel.pdf
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have any patently African American institutions that are international in terms of their

enterprises and operations. Instead the transnational connection is revealed, unveiled, in

tracing cultural practices and expressions.
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Figure 7 Leimert Park Drum Circle. Sulaimaa, Sahra. ‘‘■Leimert Park Invites You to Participate in 
Preparations for the Festival of Ancestors.” StreetsBlogLA.
http://la.streetsblog.org/2014/06/10/leimert-park invites-you-to-participate-in-preparations-for-the- 
festival-of-ancestors/#more-96273

These forms of cultural production, artistic expression in particular, constitute a local

place-making that is always re-producing, referencing, and centering ways of living with

transnational origins. Further, to the point of having relations with other diasporic

enclaves, Leimert Park in fact serves in the manner in which Laguerre suggests an

ethnopole ought to serve. Laguerre notes that “for members of the ethnic group living

outside the enclave, it is their capital city: it is the place they do their marketing for
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homeland products, where they visit on holidays, eat native foods, meet friends, and keep

„232in touch with homeland traditions.

II
■ vl

■J #

i

-'r3 ►'r
K.

:;v;r r.

!

Figure 8 “Mask festival procession in honor of the ancestors in Leimert Park.” StreetsBlogLA. 
http://la.str eetsblog.org/2014/06/10/leimert-park-invites-you-to-participate-in-preparations-for-the- 
festival-of-ancestors/#more-96273

This is something that Leimert Park definitely represents with its depth of iconic

commercial institutions and art institutions such as Eso Won Bookstore, Zambezi Bazaar,

233Barbara Morrison Performing Arts Center, World Stage, Vision Theatre , Kaos

Network, Papillion Gallery, and Gallery Plus. From establishments like Sika with African

clothing, jewelry, and imports; African Colour Scheme with custom attire in Kente Cloth

patterns and fabric; African Family Fashion, a boutique and tailor shop for African cloth

and fabric; to restaurants such as Phillip’s Barbecue, R&G Soul Food, Ackee Bamboo

Jamaican Cuisine, J J’s Belizean Cuisine, and Top 'Paste Caribbean Restaurant, Leimert

Park is undeniably transnational in commercial representation.

232 Laguerre, Michel S. 2000. The Gtobal Ethnopolis: Chinatown, Japantown and Manilatown in American 
Society. New Hampshire Palgrave Macmillan, Pg. 15 
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Additionally, an Urban Land Institute report assessing the village highlighted that

sidewalks along Degnan Boulevard, for instance, are lined with plaques inscribed withu

the names of African American cultural icons, and the People Street Plaza is marked by

234 Additionally, whatAdinkra symbols of the Akan people, an ethnic group in Ghana. 55

235Main and Sandoval might consider “purposeful cultural practices, annually, on Labor55

Day weekend, the vibrant and dynamic Leimert Park Festival brings community together

to partake in the artful expression of black culture with over “100 vendors and 27

236 and hundreds of participants. “The vendors had everything from fineperformers55

„237African arts and crafts to hair, health, and beauty products. In June, facilitated by the

Kaos Network, Leimert Park Village hosts a day-long celebration of masks, processions,

dance, and art to connect with and commemorate the African Diaspora and pan-African

238heritage.

Laguerre also highlights these enclaves as sites of contestation and struggle. Not

only as sites where struggle unfolds but as sites that are products of struggle and

resistance. Sites, that as products of a history of struggle, become sites of celebration if

,239 in a fabric of otherwise unwelcoming, unsafe, and un-liberatednot, “liberated turf

turf. These spaces create a locus of identity remembrance in which people have “been

234 Urban Land Institute Los Angeles. 2015. A Uli Advisory Services Technical Assistance Panel Report: 
Leimert Park Village, http://la.uli.org/wp-
content/uploads/sites/26/2011/12/20151209_LeimertParkVillageTAP_WEB.pdf

Main, Kelly and Sandoval, Gerardo. 2014. "Placemaking in a translocal receiving community: The 
relevance of place to identity and agency." Urban Studies. Pg. 13. doi: 10.1177/0042098014522720 

Hill, Shannen. 2015. "Leimert Park Festival takes Labor Day Weekend." Los Angeles Sentinel. 
https://lasentinel.net/leimert-park-festival-takes-labor-day-weekend.html 

Ibid.
Sulaiman, Sahra. "Leimert Park Invites You to Participate in Preparations for the Festival of Ancestors. 

StreetsBlogLA. http://la.streetsblog.org/2014/06/10/leimert-park-invites-you-to-participate-in-  
preparations-for-the-festival-of-ancestors/#more-96273

Laguerre, Michel S. 2000. The Global Ethnopolis: Chinatown, Japantown and Manilatown in American 
Society. New Hampshire: Palgrave Macmillan. Pg. 11
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able to develop strategies of resistance that prevented them from being completely

assimilated into the mainstream and from totally losing their ethnic identities. Thus

enclaves are also sites where people protest city policies and the racist practices of the

.240larger Anglo community, and make requests for city services. This is the very

resistance that Leimert Park has symbolized and has taken up.

Laguerre suggests that since the Civil Rights movement these communities have

come to symbolize such a commitment to resistance. Leimert Park mirrors this type of 

community described by Laguerre given its fixity since the Civil Rights era. Tt just so

happens that the resistance being meted out in this community is a much an expression of

refusing to be further subjugated as it is an expression of transnationality. That is, the

resistance is one that not only revolves around and is rooted in a strident refusal to be

moved or re-moved against one’s will, but is bound up with artistic and cultural

expression that resonate at the frequencies of the global and local. Leimert Park has long

242been considered a contested black space, and as described throughout this work, the

most recent manifestation of this struggle or as Leimert Park being a contested site, is in

the context of the unfolding transit developmenr

Despite the slight departure from Laguerre’s ethnopolis, the invitation to

reimagme the ethnopolis finds Leimert Park at the juncture of a community defending a

transnational cultural identity through resistance. This particular protest movement has

been and continues to be complex - this resistance has been one that hasn’t tried to

wholly prevent the transit development from occurring, but one that has attempted to

240 Ibid.
Interview with Political Representative A 12/18/15
Chappie, Reginald. 2010 "From Central Avenue to Leimert Park." In Black Los Angeles: American 

Dreams and Racial Realities. Mew York: New Yo'k University Press
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force an acknowledgement of a community deprived of resources. That is, as putting the

transit line down Crenshaw has a lot to do with fulfilling the long-standing goal to

connect the Los Angeles CBD to other hubs of capital influence, the community wants to

ensure that the line will be built in collaboration with and attuned to the needs and

concerns of the community In effect the goal, on behalf of local government officials and

community organizers as the political liaisons of the community, has been to have the

transit line be the most equitable development possible. In so doing, and in-line with

Castells’ framework, the community’s mobilization has made a concerted effort to

highlight the defense of Leimert Park’s cultural identity as a global ethnopolis as

inseparable from any concept of equitable development.
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RECOMMENDATIONS

This section makes recommendations associated with 1) gentrification and displacement

2) environmental justice. While recommendation one largely centers around the City of

Los Angeles policies, recommendation two focuses on Metro and ?s a two-part

recommendation.

While perceived benefits of gentrification might be the onset of economic

development and rising property values, the aforementioned comprise of use of values of

a community invites a vital critique of gentrification. The City is well aware of this

critique; in its Health Plan for LA states, “the real and perceived threat of displacement

and gentrification cause stress and other serious health consequences for families and can

move them away from key resources and social networks, which is a particular concern

in areas undergoing rapid change due to new transit infrastructure and catalytic

,243development

With respect to gentrification, a local political representative mentioned “we've

heard about it [gentrification] in Leimert Park where, with property being bought up, that

people are being priced out already without the line even opening and it’s an issue that

we take very seriously.. .how do you improve the quality of life but create carrots and

,244tools to allow the existing community to benefit from it. Another political

representative acknowledged “There’re lots of different pieces to the gentrification

puzzle. It’s about businesses, it’s about homes, it’s about who has the capital, who has the

„245actual money to be able to stay. This same representative mentioned that “I don’t

243 Los Angeles City Planning Department. 2013. "Plan for a Healthy Los Angeles: A Health and Wellness. 
Element of the General Plan.

Local Political Representative C 12/30/15 
Local Political Representative A 12/18/15
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know that anyone has the solution to gentrification yet . .no one has a magic bullet

solution... We’re committed to figuring out what we can do, in our office, but a political

246office can’t fight the real estate market and can’t fight gentrification. This

representative, in part, suggests that much about gentrification and displacement resides

in market forces. However, authors argue that actually gentrification is an issue of public

policy as well and there are ways that cities can intervene in the processes to support

residents. Specifically related to curbing the potential of displacement, Shepphard

suggests policies that “ensure provision of affordable housing and limit involuntary

,247displacement. In order to limit the impacts of transit development on low income

communities Pollack suggests similar yet more specific and all-inclusive policies taken

from case studies around the U.S. Suggested policy tools include inclusionary zoning,

and programs that protect and preserve affordable housing stock, tax credit incentive

248programs for prospective affordable housing developers.

A report by Eunice Kim regarding tools for mitigating displacement lists five

categories of useful tools including “1) Create new affordable housing, 2) Convert or

preserve units as affordable housing 3) Generate revenue for housing programs 4)

,,249Manage Development 5) Assist residents. For the most part, the recommendations

that follow adhere to these general categories of impact.

At the time of Kim’s article, Los Angeles is mentioned as participating in

category 1 tlirough its community benefits agreements, which are “negotiated with

246 Local Political Representative A 12/18/15
Pollack, Stephanie et. ai. (2010). "Maintaining Diversity In America's Transit -Rich Neighborhoods. Tools 

for Equitable Neighborhood Change." Dukakis Center for Urban and Reg.oral Policy 
I bid.
Kim, Eunice. 2011. "Mitigating Displacement Due to Gentrification. Tools for Portland, Oregon." Tufts 

University. Pg. 10
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developers, these agreements allow communities to secure benefits in exchange for

concessions for new projects. Benefits can range from the inclusion of affordable housing

„250to first source hiring systems. Los Angeles has a history of community benefits

agreements across various projects, one in particular, a TOD community benefits

251agreement at Hollywood and Vine. Currently, the PLA agreement mentioned in

Chapter 2 would qualify as such an agreement. According to Kim, since 2007, Los

Angeles also makes tenant displacement assistance available, in the form of relocation

252assistance. Not listed is the existence of a Los Angeles Rent Stabilization Ordinance,

which generally “applies to rental properties that were first built on or before October 1,

5*2531978. These accommodations, however, as suggested by this study of the Leimert

Park community, have not been sufficient in addressing gentrification.

The Housing Element of the Los Angeles General Plan has a number one goal

which is: “a City where housing production and preservation result in an adequate supply

of ownership and rental housing that is safe, healthy and affordable to people of all

254income levels, races, ages, and suitable for their various needs. This however does

not, in a targeted way, reduce gentrification and displacement of communities.

Throughout the Housing Element, there appears to an implicit assumption and concession

to the fact that there will be people without adequate housing. One of the contributors to,

what can be implied as an inadequate provision of housing as of yet, is the conversion of

250 Kim, Eunice. 2011. "Mitigating Displacement Due to Gentrification: Tools for Portland, Oregon." Tufts 
University. Pg. 10

Policy & Tools: Community Benefits Agreements and Policies in Effect." 2015. Partnership for Working 
Families, http://www.forworkingfamilies.org/page/policy-tools-community-benefits-agreements-and- 
policies effect

Los Angeles Housing + Community Investment Department. 2014. "Rent Stabilization Bulletin." 
Relocation Assistance. http://www.cesinaction.Org/Portais/0/Relocation_Assistance_2014.pdf 

Los Angeles Housing + Community Investment Department. 2016. RSO Overview. 
http://hcidla.lacity.org/RSO-Overview 
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affordable housing units into condominiums. The Housing Element notes, that even while

condominium conversions have been decreasing, from “2007 through July 2012, 64

apartment buildings containing 1,039 units were approved for conversion to

„255condominiums. The City notes that because of these conversions, affordability of

housing is being compromised as “much of the approved condominium conversions

• ,256involve older housing stock that includes rent-stabilized properties.

As a result the City does “provide some mitigation for the loss of rental units,

condominium conversion developers now pay an increased Rental Housing Production

fee to the City’s Affordable Housing Trust Fund to fund the development of affordable

rental housing. The fee started at $1,500 in 2007 and increases every year thereafter

257based on inflation. Additionally, the City has the L.A. Preservation Working Group

(I APWG) and, since 2009 the Los Angeles Housing and Community Investment

Department (HCIDLA), has actively collaborated with the group’s members by helping

to develop the agenda topics and by meeting with member organizations of the LAPWG

on an ongoing basis. T he LAPWG is comprised of the federal and local housing agencies

in the City, affordable housing advocates, non-profit developers and legal services

25 8 Lhe City also has an Affordable Housing Trust Fund (AI1TF) and anorganizations.

Affordable Housing Preservation Program (AHPP). 1 his preservation program is under

HCIDLA which has a focus of preserving 500 uniis annually and adding 500 units

annually. Despite these efforts, though, the Housing Element plainly concedes the

occurrence of gentrification in the City. The Housing Element states plainly, “apartment

255 Ibid. 1-64 
Ibid 1-64 

Ibid. 1-65 
Ibid. 1-74 

Ibid 1-66
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buildings built 30 or more years ago, may well continue to be attractive sites for new

development, especially as the economy improves. These development projects will

displace low- and moderate-income households, whose ability to find replacement

housing at comparable rents will be challenged by the rising price of market-rate rental

housing and the overall gentrification of some of the City’s previously low-cost

,260neighborhoods.

Recommendation I

Commit to a no-net loss policy as mentioned in Kim, where “a city is required to

maintain a certain amount of affordable housing through preservation or replacement of

„261lost units.

• Increase the fee of condominium conversion to the extent that will provide an

offset in terms of development of affordable rental housing.

• Lengthen the contract duration of at-risk of conversion units with soon-to-be

expiring contracts.

• Collaborate with Metro in order to integrate their affordable housing plans with

those of the City.

260 Ibid. 1-65
Kim, Eunice 2011. "Mitigating Displacement Due to Gentrification. Tools for Portland, Oregon." Tufts 

University. Pg. 11
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Recommendation II

Develop a targeted, comprehensive anti-displacement/gentnfication prevention strategy

for geographies anticipating influxes of public investments, large public investment in

particular.

• The City uses the term at-risk to define units that are expecting condominium

conversion. Broaden definition of at-risk, to incorporate areas wherein large scale,

public investments are planned.

• Develop comprehensive index of gentrification indicators for assessing risk and

identify and classify neighborhoods into a typology that represents different

>262stages of gentrification.

• Develop coordinated plan across stakeholders to mobilize resources in a way that

mitigates alarming indicators.

While it is clear that with Environmental Impact Statements performed by Metro which

apart from Metro, as mentioned, earlier it is unclear whether either will be sufficient in

mitigating observed anticipated environmental injustice associated with lack of mature

urban trees. As it pertains to Metro, while its community process is functionally

democratic and communicative given its process, stakeholders continue to be wary of

whether their concerns are being incorporated mto the process. Part “a” is explicit to a

project specific environmental justice concern and Part “b” broadens the discussion to

environmental justice to include Metro’s public participation process.

2S2 Bates, Lisa. 2013. "Gentrification and Displacement Study: Implementing an equitable inclusive 
development strategy in the context o* gentrification." City of Portland. Pg. 5.
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Recommendation III

a. Metro should transform language around tree re-placement, to a frame that

intentionally strives for environmental justice.

• Collaborate across stakeholders specifically to the ends of environmental justice

m devising a plan for urban greenspace.

b. Transform participation process generally, but especially in terms of environmental

justice or other equity considerations.

• Create a process by which implementation highlights community input or a

contribution to a particular implementation.

• Create specific avenues for community in-put in order address the mitigation of

environmental justice in concrete and tangible ways.

Each of these recommendations, in directly addressing the specific quantitative and

qualitative concerns of the community, dovetail into the larger frame of how integral

concerns of gentrification and environmental justice factor into that which constitutes the

material basis of everyday along the Crenshaw Corridor and in the Leimert Park

community. These recommendations, then, in working toward sustaining the material

basis in the community, and then necessarily, the cultural identity of a community, moves

the Crenshaw/LAX line toward a more equitable position mobilized for by the

community. Ultimately, these recommendations amount to being helpful in terms of

planning future rail-transit investments in communities of color.
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CONCLUSION

Leimert Park is the product of a gradual re-creation of space—a place-making that is

central to its significance today. Leimert Park is a community where historically, racism is

,263 This fortifying ofconfronted by “fortifying community from the rubble of past barriers.

community is precipitated by Leimert Park’s history as “a pivotal site in the production of Afro-

,264 The community expects to continue tocentric, community-based art in Los Angeles.

trumpet its cultural identity as means to resist a development that has a disproportionate racial

impact and doesn’t meet community needs. In this case study, what’s foreground is the constant

tension between which urban meanings ought to be privileged, a constant tension in what might

be identified as the prioritization of the general economic good, or economic good of the state,

over the good of the people of the community in which development is taking place. This

catalyzed the mobilization of a community. The movement was driven by residents, business.

grassroots community based organizations and supported across non-profits, local black

politicians and eventually the Mayor of Los Angeles.

While this case study is one that is currently unfolding and at the current juncture, the

extent to which the construction of the transit line and the development slated to take place along

the Crenshaw Corridor will impact the community is still to be determined, the community

expects to continue its tradition of confronting the potentiality of injustice through cultural

expression as resistance and activism. It is through this resistance and activism that the

community has been able to transform the planning process associated with the installment of the

Crenshaw/LAX line.

26J Gordon, Eric. 2003 "Fortifying Community: African American History and Culture in Leimert Park." In The Sons 
and Daughters of Lcs: Culture and Community in L.A. Temple University Press: Philadelphia. Pg. 82 
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Many a discourse suggests that this transit investment, called the largest public works

project ever in the history of South LA, is an opportunity to transform planned investment in a

way that meets the needs of the community. Despite the community’s ability to push Metro to

make unprecedented accommodations tc their planning process, there is no assurance that these

accommodations will be sufficient toward engendering just outcomes Concerns that remain are

those of environmental justice and gentrification, concerns that are expected to remain salient

through the completion of the line and once the line is in operation. As mentioned earlier, there

are plans both from Metro and the City of Los Angeles that approximate environmental justice in

terms of the specific contexts of environmental injustices discussed here, noise pollution and

urban trees. However, with respect to gentrification, there has been, nominally, less of a

concerted effort, in particular by the City of Los Angeles in their planning policies. In terms of

gentrification, literature suggests that addressing gentrification and displacement is difficult.

While techniques of intervention differ, across metropolitan areas, gentrification should not be

viewed as inevitable nor should there be a wait and see approach.

As practitioners, we must realize that re-investment, even if in the form of transit-

oriented development, is not enough unless it not only assumes a permanence that works toward

rectifying the accumulated and cumulative impacts of disinvestment. It must be actualized in a

way that people in and of these communities can be the beneficiaries. Importantly, we must

return to, or move to and encourage discourse that centers the voices and experiences of

individuals and communities that are often underrepresented or have been historically

marginalized, in order to challenge the norm where social equity “at best, is addressed with
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76; and instead ensure that equity is addressed in meaningful andintangible platitudes, 5 5

transformative ways.

265 Gunder, Michael. 2006. "Sustainability Planning's Saving Grace or Road to Perdition?" Journal of Planning 
Educarion and Research. 215. doi. 10.1177/0739456X0628935S
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Unstable Housing and Caregiver and 
Child Health in Renter Families
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objectives: To evaluate how 3 forms of housing instability relate to caregiver and child health 
among low-income renter households.

methods: Caregivers of children 0 to 48 months of age were interviewed in 5 urban 
medical centers from May 2009 to December 2015. Caregivers reported on the following: 
caregiver health, maternal depressive symptoms, child’s health, lifetime hospitalizations, 
developmental risk, and 3 housing circumstances, which were categorized as being behind 
on rent in the past 12 months, multiple moves (> 2 in past 12 months), and child's lifetime 
history of homelessness. Associations with caregiver and child health outcomes were 
examined through multivariable logistic regression.

results: Of 22324 families, 34% had at least 1 of the following adverse housing 
circumstances: 27% had been behind on rent, 8% had made multiple moves, and 12% 
had a history of being homeless. Overlap between these was limited; 86% experienced 
only 1 adverse housing circumstance. Each circumstance was individually associated 
with increased adjusted odds of adverse health and material hardship compared with 
stable housing. Households behind on rent had increased adjusted odds of fair and/ 
or poor caregiver health (adjusted odds ratio [aOR]: 1.91; 95% confidence interval [Cl]: 
1.77-2.05), maternal depressive symptoms (aOR: 2.71; 95% Cl: 2.51-2.93), child lifetime 
hospitalizations (aOR: 1.19; 95% Cl: 1.10-1.27), fair and/or poor child health (aOR: 1.41;
95% Cl: 1.28-1.56), and household material hardships. Families with multiple moves 
and history of homelessness had similar adverse caregiver, child, health, and hardship 
outcomes.

conclusions: Three forms of housing instability were associated with adverse caregiver and 
child health among low-income renter households. The American Academy of Pediatrics 
recommends social screening within health care; providers could consider assessing for 
behind on rent, multiple moves, and homelessness in high-risk practices.

WHAT’S KNOWN ON THIS SUBJECT: Unstable housing 
circumstances, including homelessness, are critical 
social determinants of adult and child health. However, 
many housing instability definitions are limited to only 

homelessness or multiple moves and do not include rent 
strain. .

WHAT THIS STUD Y ADDS: Rcr.l strain, defined as “behind 
on rent.'' is the most prevalent form of housing instability 

with little overlap with multiple moves or homelessness. 
All 3 forms were associated with adverse health 
outcomes forcaregivers and young children.
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pay rent or mortgage and associated 
financial hardship may lead to 
homelessness. Given the evidence 
that racial and ethnic subgroups, 
specifically African Americans and 
Hispanics, have higher housing 
hardship at all income levels and arc 
shown to have worse outcomes for 
many health outcomes and statuses, 
housing instability could contribute 
to racial and ethnic disparities in 
health outcomes.27*30 Adults in 
households behind on rent are also 
at risk for depression.31 However, 
associations between being beh ind 
on rent as a form of financial strain 
afflicting parents of young children 
and correlations with children’s 
health and development and other 
household material hardships have 
not been previously assessed.

Our goal in this study was to 
examine associations between 3 
unstable housing circumstances and 
adverse caregiver and child health 
outcomes and to examine if there 
was overlap among these 3 housing 
circumstances. We hypothesized 
that each one of the 3 housing 
circumstances would be strongly 
associated with adverse health 
outcomes and other health-related 
household hardships among this 
at-risk population of low-income 
renter households with young 
children.32

26845 (80%) were eligible and 
completed the interview. Eligibility 
criteria for the current analysis 
included public or no health 
insurance (as proxy for low income); 
child’s age < 48 months; research 
site state residency; caregiver's 
ability to speak English, Spanish, 
or Somali (in Minneapolis only); 
respondent living in the child's 
household; and consent to be 
interviewed. For this study, only 
renter households were included 
to better represent families most 
vulnerable tohousing instability. This 
resulted in a final sample size for the 
current analysis of 22 324 caregiver 
and child dyads.

No universally accepted definition 
of housing instability exists, 
although housing circumstances 
are widely acknowledged as a 
key social determinant of health. 
Some authorities define housing 
instability by high housing costs 
relative to income (more than 
30% of a household’s gross 
monthly income), poor housing 
quality, unstable neighborhoods, 
overcrowding, and homelessness.1-2 
Others have used different metrics 
for housing instability, including 
multiple moves, eviction, and 
difficulty paying rent, mortgage, 
or utilities.3*9 We have previously 
examined health, developmental, 
and anthropometric correlates of 
housing insecurity among children 
younger than 3 years of age, using 
crowding (> 2 people per bedroom 
or > 1 family per residence) and 
multiple moves (> 2 moves within 
the previous year) as forms of 
housing insecurity.7 Examining the 
association between different aspects 
of housing instability and health 
outcomes among at-risk populations 
simultaneously rather than in 
isolation will assist in understanding 
the contribution of each circumstance 
separately and concomitantly.

Demographic Measures

Caregivers provided information on 
their age, self-identified race and/or 
ethnicity, country of origin, marital 
and employment status, highest level 
of education attained, and children’s 
health insurance and breastfeeding 
history. Children’s age and sex were 
obtained from medical records.

Dependent Variables

Caregiver Health Outcome Measures

On the basis of our previous research 
and a review of the literature, we 
identified distinct forms of housing 
instability associated with inadequate 
access to care and adverse health 
outcomes.5'7-1011 Multiple moves 
have been associated with adverse 
mental health, educational, and 
behavioral outcomes in children, 
and diminished physical and 
mental health in adulthood.12-20 
Homelessness has been linked with 
multiple adverse health outcomes for 
children, including fair and/or poor 
health and developmental risk.21-22 
Difficulty paying rent, mortgage, or 
utilities (ie, housing costs > 30% of a 
household's gross monthly income), 
or anxiety about other financial 
obligations also serve as markers of 
housing instability.5-7*23-26 Inability to

Caregiver health outcomes were 
self-reported current health statuses 
and maternal depressive symptoms. 
Caregivers characterized their health 
as excellent, good, fair, or poor 
using a question from the 1988 to 
1994 National Health and Nutrition 
Examination Survey. Depressive 
symptoms were measured only in 
mothers via a 3-item screening test 
developed for maternal depression, 
with sensitivity of 100%, specificity 
of 88%, and positive predictive 
value of 66% in comparison with the 
8-item Rand screening instrument33 
As recommended by the author, the 
3-item instrument was considered 
positive if a respondent had a 
positive response to any 2 of the 3 
items.

METHODS

Study Sample and Procedures

Children's HealthWatch conducted 
household-level surveys and medical 
record audits from May 1,2009 
to December 31,2015 in primary 
care clinics (Baltimore, MD and 
Minneapolis, MN) and pediatric 
emergency departments (Baltimore, 
MD; Boston, MA; Little Rock, AR; 
and Philadelphia, PA). Institutional 
review board approval was obtained 
at each site and renewed yearly. 
Caregivers were approached to be 
screened for participation; 31250 
(93%) agreed to be screened, and
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Child Health Outcome Measures

Caregivers reported their perception 
of their child’s health as fair, poor, 
good, or excellent, adapted from the 
single, validated question from the 
Third National Health and Nutrition 
Examination Survey, and their child’s 
lifetime history of hospitalizations, 
excluding at birth.34-35 Developmental 
risk was measured with the Parents’ 
Evaluation of Developmental Status 
(PEDS), which meets standards set by 
the American Academy of Pediatrics 
for developmental screening tests for 
children from birth through age 7.35-38 
We limited our sample to children >
4 months of age (n = 18754) for the 
developmental outcome because of 
better sensitivity and specificity of 
PEDS for children > 4 months of age 
and used recommended scoring to 
determine those at developmental 
risk [2 or more concerns).

Children’s weight and length on the 
day of the interview were recorded 
by interviewers or obtained through 
medical record review. At risk of 
being underweight was defined 
as weight-for-age less than fifth 
percentile or weight-for-height 
< 10th percentile, according to 
Centers for Disease Control and 
Prevention growth standards.39

hardships were defined by questions 
that were used to explore both unmet 
needs for health care services and/ 
or prescriptions for the index child or 
other household members because 
of household inability to afford care 
[“foregone care”) and, conversely, 
paying for medical care, thus being 
unable to afford other basic needs 
such as food, housing, or utilities 
[“health cost sacrifices”).

homelessness) were combined 
into a single “homeless” group.

Each measure was compared with 
stable housing, which was defined as 
the absence of all 3 measures.

Caregiver and Child Health Associations 
With tach Housing Circumstance

We tested for significant associations 
between the 3 housing circumstances 
noted, caregiver and child health 
outcomes, and household material 
hardships. First, the 3 circumstances 
of housing instability were tested 
individually for their associations 
with poor health and household 
outcomes compared with those 
not experiencing the following 
conditions: behind on rent in the 
past year, multiple moves in the 
past year, and current or previous 
homelessness. We measured these 
circumstances as binary measures, 
which have significant individual 
associations with children’s health 
outcomes in adjusted analyses 
previously published or presented 
but that have not previously been 
tested together [results available on 
request).7'44"46

Second, a “stable housing” 
comparison group was created, which 
consisted of no endorsement on any 
of the 3 housing circumstances [not 
behind on rent in past 12 months, 
fewer than 2 moves in past 12 
months, and no homelessness in 
child’s lifetime). We then performed 
separate multivariable logistic 
regression analyses for each of the 
3 housing circumstances compared 
with stable housing. Adjusted 
odds ratios [aORs) for outcomes 
among the 3 circumstances were 
examined for their associations with 
adverse caregiver or child health 
and household materia! hardships 
compared with stable housing.

Lastly, we examined the potential 
cumulative impact of the 3 housing 
circumstances. One categorical 
variable with 4 mutually exclusive 
levels was created: stable housing 
[none of the 3 adverse housing

Independent Variables

H,:u: ,nu!n dn-'ro. I.U. sir ■SOio
Housing Ci' tuners

Measures of housing instability were
as fallows:

1. Being behind on rent, as defined 
by endorsing the following 
question, “During the last 12 
months, was there a time when 
you were not able to pay the 
mortgage or rent on time?” As 
described above, the sample was 
restricted to only renters;

2. Multiple moves as defined by the 
following question, “In the past 12 
months, how many places has the 
child lived?” A child who has lived 
in 3 or more places in the past 
year is equivalent to 2 or more or 
“multiple moves;” and

3. Current homelessness, as defined 
by the following question,
“What type of housing does the 
child live in?” and endorsing 
currently living in a shelter, 
motel, temporary or transitional 
living situation, scattered site 
housing, or no steady place to 
sleep at night We also assessed 
history of homelessness in the 
child’s lifetime, as defined by 
the following question, “Since 
the child was born, has she or he 
ever been homeless or lived in
a shelter?” and endorsing lived 
in a shelter, motel, temporary 
or transitional living situation, 
scattered site housing, or no 
steady place to sleep at night. 
These 2 groups [current 
homelessness and history of

36

Material Hardship Measures

We measured other household 
material hardships associated 
with poor health and development 
outcomes, including household food 
insecurity and child food insecurity, 
as defined by the 18-item US 
Food Security Survey Module and 
categorized households as “food 
secure” or “insecure” in accordance 
with established procedures.40 
Energy insecurity was measured by 
4 questions as defined in previous 
Children’s HealthWatch research 
and was shown to be associated with 
adverse maternal and child health 
outcomes.41-46 When a respondent 
affirmed none of these 4 questions, 
her or his household was categorized 
as “energy secure.” Health care
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circumstances), only 1 adverse 
housing condition, 2 adverse housing 
circumstances, and all 3 adverse 
housing circumstances. We tested 
whether experiencing 1, 2, or all 
3 forms of housing instability was 
associated with greater adjusted 
odds of adverse health outcomes 
for caregivers and children and 
other household material hardships. 
Because there is no gold standard 
measure or even a professional 
consensus on the definition of 
housing instability, we were not 
able to assess the study questions’ 
forma] sensitivity and specificity in 
identifying housing instability.

SAS version 9.3 (SAS Institute, Inc, 
Cary, NC) for all analyses.

between each housing instability 
circumstance and adverse caregiver 
health outcomes, child health 
and development outcomes, and 
household hardships (Table 2).

Compared with caregivers in stable 
housing, caregivers who were behind 
on rent had increased adjusted odds 
of fair and/or poor health (aOR: 1.91; 
95% Cl: 1.77-2.05) and maternal 
depressive symptoms (aOR: 2.71; 
95% Ch 2.51-2.93). Compared with 
children in stable housing, children 
in households behind on rent had 
increased adjusted odds of lifetime 
hospitalizations (aOR: 1.19; 95% Cl; 
1.10-1.27) and fair and/or poor child 
health (aOR: 1.41; 95% Cl: 1.28
1.56). There were no statistically 
significant associations with 
developmental risk or underweight 
status. Households behind on rent 
also experienced increased adjusted 
odds of other household hardships, 
including the following; household 
food insecurity (aOR: 4.93; 95% Cl: 
4.58-5.30), child food insecurity 
(aOR: 4.14; 95% Cl: 3.78-4.54), 
energy insecurity (aOR: 4.28; 95% Cl: 
3.98-4.60), household foregone care 
(aOR: 3.06; 95% Cl: 2.83-3.31), child 
foregone care, (aOR: 3.08; 95% Cl: 
2.69-3.52), and health cost sacrifices 
(aOR; 4.24; 95% Cl: 3.83-4.70).

Compared with caregivers in stable 
housing, caregivers with multiple 
moves had increased adjusted 
odds of fair and/or poor health 
(aOR; 2.23; 95% Cl: 1.96-2.53) and 
maternal depressive symptoms 
(aOR: 3.67; 95% Cl: 3.22-4.17).
Among children in households with 
multiple moves compared with 
those in stable housing, we identified 
a nonsignificant association with 
lifetime hospitalizations (aOR:
1.11; 95% Cl: 0.97-1.26), increased 
adjusted odds of fair and/or poor 
health (aOR: 1.41; 95% Cl: 1.19
1.68), and of developmental risk 
(aOR: 1.28; 95% Cl: 1.08-1.53).
There were no statistically significant 
associations with underweight status. 
Households with multiple moves also

RESULTS

Sample Characteristics

Among the sample [N = 22 324), 
the mean age of caregivers was
26.6 years (SD 5.8); 52.6% were 
African American, non-Hispanic; 
31.9% were Hispanic; 12.1% 
were white, non-Hispanic; 3.4% 
were other racial and/or ethnic 
categories. Ninety-three percent of 
caregivers were biological mothers; 
5% were biological fathers; and 2% 
were other (ie, adoptive mother 
or father, foster mother or father, 
grandmother or grandfather, aunt 
or unde, other relative). Seventy-six 
percent of caregivers were US born, 
32.7% were married, 40.2% were 
employed, and 72.7% had a high 
school education or more. The mean 
age of children was 18.6 months (SD 
13.3), 46.2% were female, and 95.9% 
were publicly insured. Most of the 
children’s households participated 
in the Supplemental Nutrition 
Assistance Program (67.2%) and 
the Special Supplemental Nutrition 
Program for Women, Infants and 
Children (76.7%), whereas only 
approximately one-fourth currently 
received subsidized housing 
(22.0%), Low Income Home Energy 
Assistance Program (22.5%), or 
Temporary Assistance for Needy 
Families (26.2%). Thirty-four percent 
of participants reported at least 
1 adverse housing circumstance. 
Twenty-seven percent of participants 
reported being behind on rent, 8.0% 
reported multiple moves within 
the past year, and 12.0% reported 
current or previous homelessness 
within the child’s lifetime (Table 1).

Statistical Methods

Descriptive statistics were used 
to characterize the study sample 
overall and to stratify by each of 
the 3 housing circumstances, y2 and 
Student’s t tests were used to assess 
differences between groups. Separate 
multivariable logistic regression 
models were fit to determine 
associations between each housing 
instability circumstance, caregiver 
and child health and development, 
and household material hardships.
To examine the cumulative effect 
of multiple adverse housing 
circumstances, we fit multivariable 
logistic regression models comparing 
families with 1, 2, or 3 adverse 
housing circumstances to families 
with stable housing for each of the 
outcomes noted above. All models 
were adjusted for site; caregiver’s 
race and/or ethnicity, age, education, 
employment, marital status, and if he 
or she was US-born or an immigrant; 
child’s breastfeeding history; child’s 
age; and survey year. Child’s age 
was not included in caregiver health 
outcome models because it was not 
statistically significant in bivariate 
analyses. aORs and 95% confidence 
intervals (CIs) are reported for 
all models. Two-tailed tests and a 
significance level of 0.05 were used 
for all hypothesis testing. We used

Adjusted Analyses

In comparing adverse housing 
circumstances to the composite 
referent group of stable housing, 
and after controlling for potential 
confounders, we found an association
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TABLE 1 Descriptive Characteristics of Individual Adverse Housing Conditions Compared With Stable Housing

Stable Housing HomelessnessBehind on Rent Multiple Moves

n(Wn(%) n(%) P nm p p

14710 5544 (271 1867(12)n (%) 1294(8)
<001 <.001Site <001

Baltimore. Maryland 
Boston. Massachusetts 
Little Rock. Arkansas 
Minneapolis. Minnesota 
Philadelphia. Pennsylvania 

Caregiver’s place of birth 
Bom in united States 
Immigrant 

Child’s sex

205(16) 
398(31) 
232 (18) 
239(19) 
220(17)

241 (12) 
1106(56) 
104(5) 

304 (16) 
212 01)

3113(21) 
2418 06) 
3028(21) 
2836 (19) 
3315 (23)

1099 (20) 
1420 (26) 
1029 (19) 
640 02) 
1356 (25)

.01 .10 <001
1009 (78) 
283(22)

1580 (81) 
381(19)

11144 (76) 
3535(24)

4100 (74) 
1432 (26)

.75 .95 .21
692(54) 
602(47) 
23 02)

1083 (55) 
884 (45) 
18 03)

7880 (54) 
6830(46) 

18 03)

2984 (54) 
2560(46) 

19 03)

Male
Female

Child’s age (mean ± SO), mo 
Child breastfed

<.001
<00i

<.001 <.001
<001.001

8853 (60) 
5839 (40)

3539(64) 
1992 (36)

1265(65)
692(35)

Yes 837(65)
452(35)No

.27 .12Child’s insurance 
Public
No insurance 

Caregiver’s race and/or 
ethnicity 
Hispanic 
African American 
White 
Other

Caregiver’s marital status 
Married 
Not married 

Caregiver’s education 
Some high school 
High school graduate 
College graduate 

Caregiver's age (mean ± 
SD). y

Caregiver employed

.01
14047 (96) 

627 (4)
5317 (96) 
217(4)

1903 (97)1222 (95) 
67 (5) 59(3)

.40 <001 01

4662 (32) 
7727 (53) 
1728(12) 
457 (3)

1724(31) 
2902(53) 
684 (12) 
190(4)

552(28) 
1070 (55) 
216(11) 
105 (5)

445 (35) 
572 (45) 
202(16)

64(5)
.001 001 <.001

365(28)
929(72)

397 (20) 
1587 (80)

4842 (33) 
9845 (67)

1956 (35) 
3579 (65)

<.001 .001 .001
414 (32) 
474 (37) 
403(31)

597 (30) 
725 (37) 
640 (33)

4034(28) 
6055 (41) 
4590 (31)

1399 (25) 
2043 (37) 
2089(38)

<.001 26(6) 27(6)26(6) 28(6) <.001 .04

<.001 <001 <.001
597 (31) 
897 (69)

5929 (40) 
8762 (60)

2452 (44) 
3083(56)

538 (27) 
1426 (73)

Yes
No

SNAP <001 <■001 <.001
958 (75) 
327 (25)

9333 (64) 
5254 (36)

3901 (71) 
1595 (29)

1625(84)
322(17)

Yes
No

WIC .01 <.001 <.001
893(70) 
391 (31)

11363 (78) 
3248 (22)

4152 (76) 
1344 (25)

11363(78)
3248(22)

Yes
No

Current subsidized housing .48 <.001 .01
225(18)
1043(82)

3193 (22) 
11203(78)

1199(22) 
4284 (78)

487 (25) 
1462 (75)

Yes
No

<001 .01 <.001LIHEAP
185(18) 
862(82)

2608(21) 
9783 (79)

1394 (29) 
3406 (71)

280(17) 
1381 (83)

Yes
No

TANF <001 <.001 <.001
520(40)
768(60)

3381 (23) 
11213 (77)

1416(26)
4110(74)

1043 (53) 
910(47)

Yes
No

<001 <.001Eviction in past 5 y (start in 
2011)

<.001

134 (15) 
792(65)

274(3) 
10784 (98)

397 (10) 
3621 (90)

227 (14) 
1347 (86)

Yes
No

Formal eviction .19 .55 06
80(57) 
45 (43)

113(54)
98(46)

187 (59) 
128 (41)

113(54)Yes
69 (37)No
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TABLE 1 Continued

Stable Housing Behind on Rent Multiple Moves Homelessness

/»(%> P P PiU%) now m%)
-yjrLow birth wt, < 2500 g IS IT

2076 (14) 
12346 (86)

769 (14) 
4633 (86)

279 (IS) 
1633 (85)

175(14) 
1066(88)

Yes
No

Child hospitalizations <.001 <.001 <.001
1679(31) 
363! (70)

3883 (27) 
10711 (73)

411 (32) 
865 (68)

608(31)Yes
1336(89)No

<.001 <.001 <.001Child (air and/or poor health
1415(10)

13282(90)
740(13) 

4795 (87)
265 (13) 
1699(87)

180(14) 
1106(86)

Yes
No

At risk for underweight .40 .18
729 (14) 

4640 (86)
1990(14)

12176(86)
160(13)

1102(87)
263 (14) 
1657 (86)

Yes
No

< .001 <■001 <001Developmental risk
2108(18)
9958(83)

1072 (22) 
3737(78)

295 (24) 
959 (77)

473 (27) 
1293 (73)

Yes
No

<001 <.001 <001Well child
4789 (41) 
6770 (59)

1715(37) 
2904 (63)

420(35) 
784 (65)

566(33)
1128(67)

Yes
No

Admission from the ED .53 <.001 <.001
1412(14)
8927(86)

576(13) 
3766 (87)

72(7) 123(8) 
1461 (92)

Yes
898 (93)No

Maternal health fair and/or 
poor

<O0t <.001 <001

2957 (21) 
11373 (79)

1780(33) 
3586(67)

448 (36) 
805(64)

625 (33) 
1301 (68)

Yes
No

<001 <.001Maternal depressive 
symptoms

<.00i

839 (44) 
1060(56)

2344 (17) 
11651(83)

1888 (36) 
3375 (64)

Yes 533(43) 
706 (57)No

Household food insecurity <.001<001 <001
2727(19)
11979(81)

2725 (49) 
2817(51)

Yes 663(51) 
631 (49)

976 (50) 
990(50)No

Child food insecurity <001 <.001 <.001
1206 (8) 

13498(92)
1395 (25) 
4147 (75)

357 (28) 
937 (72)

527 (27) 
1439 (73)

Yes
No

<.001 <.0001Energy insecurity <.001
12224 (84) 
1413 00) 
977 (7)

2926(53) 
1311 (24) 
1288(23)

944 (74) 
121 (9) 

217(17)

1491 (76) 
174 (9) 

291 (15)

NO
Moderate
Severe

Household foregone care <.001 <001 <001
1836 (33) 515 (26) 

1446 (74)
2041 (14)Yes 373 (29) 

912(71)12633 (86) 3686(67)No
< OOl<001Child foregone care <00i

456 (3) 
14211 (97)

524 (10) 
4996(90)

Yes 131 (10) 
1154(90)

193 (10) 
1769(90)No

Health cost sacrifices <.001<001 < OOl
852(6) 

13510 (94)
1140(21) 
4309 (79)

184 (IS) 
1087 (86)

241 (13) 
1692(87)

Yes
No

y? tailing wa» used (or categorical variable*, and I ten was used for continuous variables. Homeowner* and those with private insurance are excluded from this analysis IIHE4P. I ow. 
Income Home energy Assistance Program: SNAP. Supplemental Nutrition Assistance Program, TANK Temporary Assistance for Noady Families; INK. Special Supplemental Nutrition Program 

(or Women. Infants, and Children.

experienced increased adjusted odds 
of household hardships, including the 
following: household food insecurity 
(aOR: 4.86; 95% Cl: 4.28-5.51), child 
food insecurity (aOR: 4.07; 95% Cl: 
3.51-4.72), energy insecurity (aOR: 
1.80; 95% Cl: 1.56-2.08), household 
foregone care (aOR: 2.73; 95% Cl:

2.37-3.15), child foregone care (aOR: 
3.16; 95% Cl: 2.55-3.92), and health 
cost sacrifices (aOR: 3.11; 95% Cl: 
2.58-3.75).

had increased adjusted odds of 
fair and/or poor health (aOR: 1.96; 
95% Cl: 1.75-2.20) and maternal 
depressive symptoms (aOR: 3.60; 
95% Cl: 3.21-4,04). Compared with 
children in stable housing, children 
in households with current or 
previous history of homelessness

Compared with caregivers in stable 
housing, caregivers with current 
or recent history of homelessness
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TABLE 2 Individual Adverse Housing Conditions Compared WAD Stable Housing

Behind on Rent Multiple MovesOutcomes Homelessness

aOR (Cl) aOR (Cl) aOR (Cl)

Child health outcomes 
Lifetime hospitalizations 
Child health fair and/or poor 
At risk for being underweight 
Developmental risk (PEDS 2 or more concerns) 

Caregiver health outcomes 
Caregiver health fair and/or poor 
Depression screen 

Hardship outcomes 
Household food insecurity 
Child food insecurity 
Energy insecurity 

Household forgone care 
Child foregone care 
Health cost sacrifices

I II (0.97-126) 1.25(1.12-1.40 
1.59 (1.36-1.86) 
0.B9 (0.77-1.04) 
1.26 (1.08-1.47)

1.19(1.10-1.27) 
1.41 (128-1.56) 
096(0.87-1.06) 
1.08 (0.97-1.20)

1.15(1.19-1.88)
066 (0.72-1.04) 
1.28(1.08-1.53)

1.91 (1.77-2.05) 
2.71 (251-263)

223 (1 96-2.53) 
3.67 (322-4.17)

166(1.75-2.20) 
3.60 (321-4.04)

4.93 (4.58-5.30) 
4.14 (3.78-4.54) 
4.28 (3.98-4.60)
3.06 (2.83-361) 
3.08 (2.69-352) 
4 24 (3.63-4.70)

466 (4.28-5.51)
4.07 (351-4.72) 
1.60(156-2.08) 
2.73 (257-3.15) 
3.18 (255-3.92) 
3.11 (258-3.75)

4.43 (3.96-466) 
4.12(359-4.71) 
1.27(1.12-1.44)
2.82 (2.48-3.21)
2.63 (2.15-3.22) 
3.31 (2.76-396)

Analyses are adjusted for ait a. USbom mother versua immigrant mother's raco and/or ethnicity, caregiver education, caregiver employment marital status, breastfeeding hiatory. 

mother's age. child's age (child's age not in maternal health outcome models), and survey year. Private insurance and homeowners hip have been excluded bom tlto analyses.

had increased adjusted odds of 
lifetime hospitalizations (aOR: 1.25; 
95% Cl: 1.12-1.41), fair and/or 
poor child health (aOR: 1.59; 95%
Cl: 1.36-1.86), and developmental 
risk (aOR: 1.26; 95% Cl: 1.08-1.47). 
There were no statistically significant 
associations with underweight status. 
Households with homelessness also 
experienced increased adjusted odds 
of household hardships, including the 
following: household food insecurity 
[aOR: 4.43; 95% Cl: 3.96-4.96), child 
food insecurity (aOR: 4.12; 95% Cl: 
3.59-4.71), energy insecurity (aOR: 
1.27; 95% Cl: 1.12-1.44), household 
foregone care (aOR: 2.82; 95% Cl: 
2.48-3.21), child foregone care, (aOR: 
2.63; 95% Cl: 2.15-3.22), and health 
cost sacrifices (aOR: 3.31; 95% Cl: 
2.76-3.96).

that the 3 examined adverse housing 
circumstances have little overlap 
and each is important to identifying 
risk for adverse health status and 
material hardships among families in 
rental housing with young children.
Of note, 2 out of 3 families were at 
risk because of being behind on rent, 
underscoring this circumstance as 
a previously unrecognized form of 
unstable housing that is meaningful 
for caregiver and child health. Third, 
families identified as housing unstable 
had dramatically increased odds of 
household and child food insecurity.

N>7614

FIGURE 1
Number of adverse housing conditions.

There are several limitations in this 
study. First, as previously stated, 
because there is no formalized 
definition of housing instability, 
there is no gold standard housing 
instability assessment against 
which these housing circumstances 
can be compared. For this reason, 
standard evaluation of a diagnostic 
too] testing sensitivity and specificity 
cannot be conducted. Second, data 
used in these analyses included a 
large, multisite, clinical sample of 
predominantly urban, low-income 
families of young children. Although 
there is a strong link between 
poverty and housing instability, 
these housing circumstances have 
not yet been tested in a population 
of varying socioeconomic status.

If only homelessness and multiple 
moves were used to identify at-risk 
families, 64% (4848) of at-risk 
families (7614) would not be 
identified, as shown in Fig 1.

As summarized in Fig 1, there 
was limited overlap between the 
3 adverse housing circumstances.
In our study, 6529 households 
(86.0%) experienced only 1 adverse 
housing circumstance, 979 (13.0%) 
experienced 2 adverse housing 
circumstances, and 106 (1.0%) 
experienced all 3 adverse housing 
circumstances. As the number of 
adverse housing circumstances 
increased, adjusted odds of caregiver 
and child health risks and material 
hardships increased as well (Table 3).

Discussion

There are 3 important aspects of 
this study. First, 1 out of every 3 
low-income renter households 
experienced at least 1 form of 
housing instability. Bach of the 3 
forms tested were individually 
associated with increased risk of 
adverse caregiver and child health 
status and household material 
hardship. Second, we demonstrate
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TABLE 3 Number of Adverse Housing Conditions Compared With Stable Housing (/If ■ 22324)

2 Adverse Housing Conditions 
(o « 979)

1 Adverse Housing Condition 
in. 6529)

3 Adverse Housing Conditions 
(n. t06)

Outcomes

aOR (Cl)aOR (Cl) aOR (Cl)

Child health outcomes 
Lifetime hospitalizations 
Child health fair and/or poor 
At risk for being underweight 
Developmental risk (PEDS 2 or 

more concerns)
Caregiver health outcomes 

Caregiver health (air and/or poor 
Depression screen 

Hardship outcomes 
Household food insecurity 
Child food insecurity 
Energy insecurity 
Household forgone care 
Child foregone care 
Health cost sacrifices

Uf (1.14-152) 
1.68(139-2.03) 
091 (075-1.11) 
1.26 (1.04-1.53)

197 (063-192) 
2.59(162-4.16) 
073 (0.40-1.34) 
1.21 (071-2.07)

1.14(107-1.22)
133(1.21-1.47)
095(0.87-1.04)
1.12(101-1.24)

1.69 0.58-162) 
250 (233-269)

273 (2.37-3.14) 
472 (408-544)

4.24 (2.85-631) 
745(492-1129)

7.98 (691-992)
5.82 (4.98-6.80) 
278 (240-392) 
3.69 (3.17-4.30)
3.83 (307-4.77) 
4.82 (399-563)

1791 (11.25-28.52) 
18.01 (1204-26.95) 

3.29 (220-4.93)
5.63 (3.75-8.43) 
5.32 (3.18-891) 

836 (5.35-13.07)

3.91 (365-4.19) 
356 (3.08-368) 
3.23 (3.01-3.47) 
269 (2.49-290)
2.63 (2.30—3.00) 
3 53 (3.19-3.90)

Analyses aro adjusted tor site. US-bom mother versus immigrant, mother’s race and/or ethnicity, caregiver education caregiver employment, mental status, breastfeeding history, 

mother's age. child’s ags (child's age not in maternal health outcome models), and survey year. Private insurance and homoownership liavo been excluded from the analyaas.

associated with unstable housing. 
These questions can bo administered 
in pediatric offices, by clinicians or 
practitioners working with young 
families in social service settings 
(departments of social services, school 
systems, housing assistance programs, 
etc), or by housing and community 
groups to assess individual and 
community-level needs.

homeowners, rural populations, or 
families without young children. 
Third, demonstrated in the cross
sectional design of this study is 
association, not causation, and we 
acknowledge that the associations 
(eg, housing instability and maternal 
caregiver depression) may be bi- or 
multidirectional. Finally, as with any 
self-report measure, these housing 
circumstances and some of the 
outcomes are subject to reporting 
bias and shared method variance.7

Despite these limitations, these 3 
forms of housing instability have 
important clinical implications for all 
practitioners who work with young 
children and families. Together, 
they represent an effective way to 
identify families at risk for adverse 
health circumstances and hardships

behind on rent in the past 12 months, 
2 or more moves in the past 12 
months, and history of homelessness 
in the child's lifetime, we have 
demonstrated associations with 
adverse caregiver and child health 
status and other household hardships. 
Given the minimal overlap between 
these 3 housing circumstances, each 
may need to be assessed to identify 
families most at risk for adverse 
caregiver and child health among low- 
income renter households.CONCLUSIONS

The inclusion of questions that are 
used to identity housing instability 
in social determinants of health 
screening can potentially assist 
in targeting services to individual 
families and better understanding 
community needs. With the following 
3 unstable housing circumstances:

ABBREVIATIONS

aOR: adjusted odds ratio 
Cl: confidence interval 
PEDS: Parents’ Evaluation of 

Developmental Status
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Where We Live Matters for Our Health: The Links 
Between Housing and Health

ISSUE BRIEF 2; HOUSING AND 
HEALTH

SEPTEMBER 2008
1. Introduction

Where we live is al Ihe very core of our daily lives. For most Americans, home 
represents a place of safety, security, and shelter, where families come together. 
Housing generally represents an American family's greatest single expenditure, 
and, for homeowners, their most significant source of wealth. Given its importance, 
it is not surprising that factors related to housing have the potential to help—or 
harm—our health in major ways. This issue brief examines the many ways in which 
housing can influence health and discusses promising strategies to improve 
America's health by ensuring that all Americans have healthy homes.

Most Americans 
spend about 90% of 
their time indoors, 
and an estimated 
two-thirds of that 
time is spent in the 
home. 1 Very young 
children spend even 
more time at home 2 
and are especially 
vulnerable to 
household hazards.

<■
s Ji

11

The focus is on three important and inter-related aspects of residential housing and 
their links to health: the physical conditions within homes; conditions in the 
neighborhoods surrounding homes; and housing affordability, which not only shapes 
home and neighborhood conditions but also affects the overall ability of families to 
make healthy choices. A companion brief examines neighborhoods and health in 
more depth than possible here: www.commissiononheaHh.orQ/Publications.asox

Housing affordability

Health

Figure 1. Housing influences health in many ways.

http://www.commissiononheaHh.orQ/Publications.asox
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2. Housing conditions and health

Good physical and mental health depends on having homes that are safe and free 
from physical hazards. When adequate housing protects individuals and families 
from harmful exposures and provides them with a sense of privacy, security, 
stability, and control, it can make important contributions to health. In contrast, poor 
quality and inadequate housing contributes to health problems such as infectious 
and chronic diseases, injuries, and poor childhood development. 3, 4

For example:

• Lead poisoning irreversibly affects brain and nervous system development 
resulting in lower intelligence and reading disabilities. An estimated 
310,000 children ages one to five have elevated blood lead levels.5 Most 
lead exposures occur in the home, particularly in homes built before 1978 
that often contain lead-based paint and lead in the plumbing systems. 
Deteriorating paint in older homes is the primary source of lead exposure 
for children, who ingest paint chips and inhale lead-contaminated dust. 
Between 1998 and 2000, a quarter of the nation’s housing—24 million 
homes—was estimated to have significant lead-based paint hazards.

• Substandard housing conditions such as water leaks, poor ventilation, dirty 
carpets and pest infestation can lead to an increase in mold, mites and 
other allergens associated with poor health. Indoor allergens and damp 
housing conditions piay an important role in the development and 
exacerbation of respiratory conditions including asthma, which currently 
affects over 20 million Americans7'8 and is the most common chronic 
disease among children. Approximately forty percent of diagnosed asthma 
among children is believed to be attributable to residential exposures.310 
In 2004, the cost of preventable hospitalizations for asthma was $1.4 
billion, a 30 percent increase from 2000.11

• Exposure to very high or very low indoor temperatures can be detrimental 
to health. Cold indoor conditions have been associated with poorer health, 
including an increased risk of cardiovascular disease.3 Extreme low and 
high temperatures have been associated with increased mortality, 
especially among vulnerable populations such as the elderly.4

• Housing can be a source of exposure to various carcinogenic air 
pollutants. Radon, a natural radioactive gas released from the ground, has 
been associated with lung cancer; an estimated one in 15 homes has 
elevated radon levels.12 Residential exposure to environmental tobacco 
smoke, pollutants from heating and cooking with gas, volatile organic 
compounds and asbestos have been linked with respiratory illness and 
some types of cancer.13

• Each year, injuries occurring at home result in an estimated 4 million 
emergency-department visits and 70,000 hospital admissions.14 
Contributing factors include structural features of the home such as steep 
staircases and balconies, lack of safety devices such as window guards 
and smoke detectors, and substandard heating systems.3,4 •

• Residential crowding has been linked both with physical illness, including 
infectious diseases such as tuberculosis and respiratory infections,3,15 and 
with psychological distress among both adults and children; children who 
live in crowded housing may have poorer cognitive and psychomotor 
development or be more anxious, socially withdrawn, stressed or 
aggressive.16

Healthy homes 
promote good 
physical and mental 
health.

6
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Poor indoor air quality, lead paint, lack of home safety devices, and other housing 
hazards often coexist in homes, placing children and families at great risk for 
multiple health problems, And substandard housing is much more of a risk for some 
families than others; housing quality varies dramatically by social and economic 
circumstances. Families with fewer financial resources are most likely to 
experience unhealthy and unsafe housing conditions and typically are least able to 
remedy them, contributing to disparities in health across socioeconomic groups in 
this country.

Examples of public and public-private initiatives to improve physical 
conditions in homes

Healthy People 2010 called for a 52% reduction in the more than six million 
currently occupied housing units in the United States with moderate or severe 
physical problems. Other housing-related goals include reducing indoor household 
allergen levels and increasing the proportion of people living in pre»1950’s homes 
that have been tested for presence of lead paint.17 Because housing hazards often 
coexist in homes, evidence suggests that it may be more cost-effective to combat 
these home hazards together. While links between housing deficiencies and 
health conditions are well substantiated, research evaluating the health benefits of 
specific interventions has been limited. There is, however, some evidence that 
multifaceted interventions may lead to improvements in children's health in general 
and asthma symptoms specifically as well as to reduced use of medical services. 
Examples of multifaceted interventions to improve conditions in homes for which 
some evidence is available include:

Multiple unhealthy 
conditions often 
cluster in homes. 18

• Healthy Homes Initiative (HHIT Congress established the HH! to “develop 
and implement a program of research and demonstration projects that 
would address multiple housing-related problems affecting the health of 
children." Begun in 1999, this HUD initiative strives both to identify 
multiple housing deficiencies that affect, health, safety and quality of life 
and to take actions to reduce or eliminate the health risks related to poor 
quality housing. HHI supports interventions (executed through 
competitively-awarded agreements, contracts with private and public 
agencies, and interagency agreements) in four areas: excess moisture; 
dust; ventilation and control of toxins; and tenant education in high-risk 
housing areas. Approximately $48,5 million was spent on these programs 
from 1999-2005. *9’20

• Seattle King County Heaithv Homes Project (SKCHHP). From 1997
2005, this project, sponsored by the Seattle Partners for Healthy 
Communities and primarily funded by the National Institute of 
Environmental Health Science, was developed by a partnership of public 
and private agencies to improve asthma-related health status by reducing 
exposure to allergens and irritants in low-income households of families 
with asthmatic children. Paraprofessional community home 
environmental specialists visiting homes over a 12-month period provided 
a comprehensive set of interventions including a home environmental 
assessment, individualized action plans, education and social support, 
and the provision of materials and resources to reduce exposures to 
allergens. Buiiding on the success of this program, the HUD-funded 
Seattle Healthy Homes Initiative incorporated remediation of structural 
lead and injury hazards into the intervention package to address 
exposures to multiple household hazards21,22
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3. Neighborhood conditions and health

Along with conditions in the home, conditions in the neighborhoods where homes 
are located also can have powerful effects on health.23 The social, physical, and 
economic characteristics of neighborhoods have been increasingly shown to affect 
short- and long-term health quality and longevity. A neighborhood's physical 
characteristics may promote health by providing safe places for children to play and 
for adults to exercise that are free from crime, violence and pollution. Access to 
grocery stores selling fresh produce-as well as having fewer neighborhood liquor 
and convenience stores and fast food outlets—can make it easier for families to find 
and eat healthful foods. Social and economic conditions in neighborhoods may 
improve health by affording access to employment opportunities and public 
resources including efficient transportation, an effective police force, and good 
schools. Neighborhoods with strong ties and high levels of trust among residents 
may also strengthen health. Not all neighborhoods enjoy these opportunities and 
resources, however, and access to neighborhoods with health-promoting conditions 
varies both by a household's economic and social resources. Housing 
discrimination has limited the ability of many iow-income and minority families to 
move to healthy neighborhoods. The concentration of substandard housing in less 
advantaged neighborhoods further compounds racial and ethnic as well as 
socioeconomic disparities in health.

Living in a 
disadvantaged 
neighborhood can 
limit opportunities 
for healthy choices, 
regardless of a 
family’s own level of 
resources.

Note: The growing body of evidence of the association between neighborhoods and 
health is discussed in a separate issue brief and can be found on the Commission 
website at www. commissiononhealth.org/Publications, asox.
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Housing is commonly considered to be ‘affordable” when a family spends less than 
30 percent of its income to rent or buy a residence. An estimated 17 million 
households in the United States pay more than 50 percent of their incomes for 
housing.2'1 It is important to note that a given percentage of income can reflect very 
different burdens depending on a family's overall level of financial resources— 
having 50% of a $200,000 annua! salary left to spend after covering housing costs 
provides a very different set of options than having 50% of a $19,000 annual salary 
left. Not surprisingly, lower-income families are more likely to lack affordable 
housing (Figure 2).

The availability of 
affordable housing 
shapes families’ 
choices about 
where they live, 
often relegating 
lower-income 
families to 
substandard 
housing in 
neighborhoods with 
higher rates of 
poverty and crime 
and fewer health- 
promoting 
resources.

ROBERT WOOD JOHNSON FOUNDATION
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4. Housing affordability and health

The affordability of housing has clear implications for health. The shortage of 
affordable housing limits families' and individuals’ choices about where they live, 
often relegating lower-income families to substandard housing in unsafe, 
overcrowded neighborhoods with higher rates of poverty and fewer resources for 
health promotion (e.g., parks, bike paths, recreation centers and activities). The 
financial burden of unaffordable housing can prevent families from meeting other 
basic needs including nutrition and health care, and is particularly significant for low- 
income families,

Household income*

upper quartile J■ bottom quartile H iower-middie quartile upper-middle quartile □

'Income quartiles are equal fourths of all households sorted by pre-tax income.
Based on 2006 American Community Survey tabulations from The State of the Nation's Housing, 2008

Figure 2. The percentage of American families who spend more than 30 
percent of their income on housing decreases dramatically with higher 
income levels. Lower-income families are more likely to experience health 
impacts associated with unaffordable housing.
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The lack of affordable housing affects families' ability to meet other essential 
expenses, placing many families under tremendous and constant financial strain. 
High housing-related costs place a particular economic burden on low-income 
families, forcing them to make trade-offs between food, heating, and other basic 
needs.

High housing payments relative to income, along with rising utility costs, 
force some families to choose between heating, eating, and filling 
prescriptions. One study found that low-income people with difficulty 
paying rent, mortgage or utility bills were less likely to have a usual source 
of medical care, were more likely to postpone treatment, and more likely to 
use the emergency room for treatment.25

In addition, another study showed that children who lived in areas with 
higher rates of unaffordable housing tended to have worse health, more 
behavioral problems and lower school performance.26

People also make trade-offs when trying to obtain affordable housing. 
Many live far away from their work, requiring them to spend more time and 
money commuting and less time engaging in health-promoting activities.

Families who lack affordable housing are more likely to move frequently. 
Residential instability is associated with emotional, behavioral and 
academic problems among children, and with increased risk of teen 
pregnancy, early drug use, and depression during adolescence.27,20 
These impacts in turn can have longer-term health consequences.

Homeownership can 
promote social ties 
and investment in 
the community, and 
neighborhoods with 
higher rates of 
homeownership 
tend to have higher 
levels of 
neighborhood 
stability and wealth.

Housing affordability and its implications for health affect both renters and 
homeowners. For low-income renters, there are simply not enough affordable units; 
an estimated 9 million low-income renters must compete for only 3 million available 
and affordable rental units.24 Homeownership can promote social ties and 
investment in the community, and neighborhoods with higher rates of 
homeownership tend to have higher levels of neighborhood stability and wealth.
Not all members of our society have the same opportunities to realize the American 
dream of homeownership, however. Families at greater social and economic 
disadvantage are less likely to own their own homes. Among those who do, the 
recent rise in foreclosures has had a disproportionate impact. Low-income and 
minority homeowners are more likely to receive subprime loans, be the victims of 
predatory lending and end up in default. The health impacts of foreclosure have yet 
to be studied. Many suspect, however, that foreclosures may harm the health of 
families undergoing foreclosure, as well as the broader community, through 
increased stress, loss of financial resources and breakdown in social networks.29-31
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Seeking healthier alternatives to traditional public housing: Public and 
public-private initiatives

Awareness of the ways housing affects health have led the Federal government to 
launch a number of initiatives and programs to promote low-income families’ 
access to better housing. Objectives in HUD’s Strategic Plan for 2000-2006 
included increasing the availability of decent, safe and affordable housing in 
American communities and promoting housing stability, self-sufficiency and asset 
development for individuals and families. Public housing has been a major focus 
of efforts to make housing more affordable, but more needs to be done. While an 
estimated 1.2 million households currently live in public housing,32 wait lists 
remain long and the need for assistance has outpaced federal funding in recent 
years. Less than a quarter of people who are eligible for these programs are 
currently enrolled. The large public housing projects constructed in the 1960s 
have been widely criticized for leading to the concentration of poverty.

Public Housing has 
been a major focus 
of efforts to make 
housing more 
affordable, but more 
needs to be done.

Two alternatives to these housing projects have been evaluated, with results 
showing that the issues are complex:

• Housing subsidies to low-income families enabling them to rent in the private 
sector. Housing vouchers help individuals rent privately-owned houses that 
meet certain criteria for quality standards and rent guidelines. Moving to 
Opportunity (MTO) for Fair Housing Demonstration Project, a randomized 
controlled experiment in five cities, was designed to test long-term effects on 
well-being and health associated with moving from high poverty areas to 
private-market housing in lower poverty neighborhoods. While early findings 
suggested favorable outcomes for families, the longer-term effects varied by 
the age and sex of the participants. Compared with families who had similar 
resources and characteristics but did not receive the vouchers, adults who 
received vouchers and were able to obtain housing in low-poverty areas 
experienced significant improvements in neighborhood satisfaction and 
safety, lower prevalence of psychological distress and depression, and 
reductions in obesity incidence. Among teenagers, girls experienced 
improved mental health and reported fewer risky behaviors; boys, however, 
actually experienced adverse outcomes including more delinquent and risky 
behaviors,33 which some have speculated could be due to the stresses of 
moving and specifically of moving to areas where most peers were better-off.

• Replacing traditional public housing with more health-promoting designs. 
Since its creation in 1992, the HOPE VI program has invested $6.3 billion 
dollars to demolish, reconfigure, or replace the nation's worst housing 
projects. As of June 2006, over 78,000 units had been demolished and 
another 10,400 were slated for redevelopment. The health evaluations of this 
program did not include randomization or control groups, precluding definitive 
conclusions. However, housing development residents who relocated 
generally moved to lower poverty and safer neighborhoods and reported less 
fear and anxiety for their own safety and that of their children. Following their 
moves, children in relocated families had fewer reported behavior problems, 
and this effect was strongest among girls. Despite evidence of improved 
living conditions among program participants who relocated, there have been 
no conclusive findings of corresponding improvements in health; rates of 
mortality actually appeared higher among some relocated participants relative 
to other vulnerable populations.34"36

Evidence from these initiatives indicates that simply moving low-income families 
to higher-income neighborhoods is unlikely to be sufficient for improving health, 
and that a broader range of strategies is needed. While an increasing number of 
efforts have incorporated mixed-income housing developments and may assist 
eligible households in buying homes, the potential health effects have not yet 
been evaluated.
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5. Strategies for improving health through public and private 
housing policies: Healthier, more affordable homes in 
healthy neighborhoods

The evidence reviewed in this brief indicates that Americans' health could be 
improved in important ways through actions that target housing-related issues, 
History has shown the importance of addressing issues such as fire hazards, 
sanitation, ventilation and crowding to reduce injuries and certain infectious 
diseases. Now, in light of the growing body of evidence about the many ways that 
housing can affect health, it is clear that strategies must be multifaceted—focusing 
on improving the physical quality of housing, on strengthening health-promoting 
social as well as physical conditions in neighborhoods, and on increasing access to 
affordable housing for all Americans. Although it is beyond the scope of this brief to 
assess which strategies merit highest priority, the list below includes several 
examples of approaches that have received serious consideration by experts and 
public agencies. This non-exhaustive list includes strategies affecting multiple 
aspects of housing and approaches that would involve a wide range of different 
actors, from local to state to national government and non-governmental agencies 
and groups. Insofar as these or other policies can improve housing and reduce 
socioeconomic and racial or ethnic disparities in housing, there is a firm basis for 
expecting that they will make important contributions to improving America’s health.

Now, in light of the 
growing body of 
evidence about the 
many ways that 
housing can affect 
health, it is clear 
that strategies must 
be multifaceted — 
focusing on 
improving the 
physical quality of 
housing, on 
strengthening 
heaith-promoting 
social as well as 
physical conditions 
in neighborhoods, 
and on increasing 
access to affordable 
housing for all 
Americans,

Examples of strategies targeting conditions within the home:

Sustaining and expanding Healthy Homes initiatives at the federal, state 
and local levels, including public-private collaborative programs.3

Providing support for high utilities costs through the federal Low Income 
Home Energy Assistance Program and similar state and voluntary 
programs that assist households with unaffordable heating, cooling, and 
electricity bills.37

Pursuing public and private initiatives to encourage viable green building in 
residential construction and federal affordable housing programs by using 
energy efficient and green building standards; by providing resources to 
help support additional costs of implementing the programs; by providing 
incentives to private developers and builders to help meet and exceed 
sustainable goals; and by developing supportive financing mechanisms 
such as energy-efficient and location-efficient mortgages?8

Increasing federal funding for state and local research and evaluation of 
demonstration projects in order to better identity, assess and control the 
multiple, overlapping hazards that exist in homes.30

improving and enforcing current Federal, state and local housing codes 
and guidelines to reflect current knowledge regarding hazards within the 
home environment.3l 39

Educating and empowering private- and public-sector housing providers, 
owners and tenants through national, state and local public campaigns and 
programs on the dangers of unsafe and unhealthy housing and about their 
rights and responsibilities.39

Increasing resources and expanding the role of public health agencies in 
housing education, inspections and enforcements at the local, state and 
national level.3
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An example of strategies targeting neighborhood conditions {explored further 
in a separate brief on Neighborhoods and Health):

• Strengthening enforcement of fair housing laws, including Federal Fair 
Housing Act and other state and local regulations prohibiting racial 
discrimination in housing markets, and evaluating housing 
antidiscrimination policy for its effects on health. 40,41

Examples of strategies targeting housing affordability:

Developing public-private initiatives to expand affordable housing options 
through subsidies enabling individual tenants to rent in the private sector 
and through construction of new health-promoting affordable housing.

Implementing state and local land use and zoning policies to promote fair 
housing choice in communities.42,43

Continuing federal involvement in lending and fairness standards for 
banking and loan institutions. Improve banking and lending procedures of 
the private-sector to create equal opportunities for credit.4

Increasing coilaboration across government agencies at all levels and 
between stakeholders from community groups, public health agencies, and 
private groups (e.g., employers) to ensure a coordinated approach to 
housing as a source of health and health disparities.3’39,4

Exploring private inifiatives-such as Habitat for Humanity-to create more 
affordable, healthy housing,
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About the Robert Wood Johnson Foundation
The Robert Wood Johnson Foundation focuses on the pressing health and health 
care issues facing our country. As the nation's largest philanthropy devoted 
exclusively to improving the health and heaith care of all Americans, the Foundation 
works with a diverse group of organizations and individuals to identify solutions and 
achieve comprehensive, meaningful and timeiy change. For more than 35 years the 
Foundation has brought experience, commitment, and a rigorous, balanced 
approach to the problems that affect the health and health care of those it serves. 
When it comes to helping Americans lead healthier lives and get the care they need, 
the Foundation expects to make a difference in your lifetime.

About the Commission to Build a Healthier America
The Robert Wood Johnson Foundation Commission to Buiid a Healthier America is 
a national, independent, non-partisan group of leaders that will raise visibility of the 
many factors that influence health, examine innovative interventions that are making 
a real difference at the local level and in the private sector, and identify specific, 
feasible steps to improve Americans' health.
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PolicyLink

FOREWORD

PolicyLink and The California Endowment have long 
recognized that place and race matter. Despite the 
fanciful talk in the media about a "postracial" society 
following President Barack Obama's election, most 
neighborhoods are segregated along racial lines.

And neighborhood environmental factors— 
from economic opportunities to the physical 
environment to social connections among 
neighbors to supportive services—profoundly 
influence the health of residents.

In 2007, we published Why Place Matters to 
examine how these environmental factors can be 
strengthened and enlivened to benefit the health 
of all communities. The report looked at the 
growing movement in California and around 
the nation to develop place-based solutions to 
place-based problems—particularly in low-income 
communities and communities of color, where 
residents are disproportionately burdened by 
harmful environmental factors and a long list of 
associated health risks.

Since then, much has changed. The idea that 
place matters has percolated up from the ground, 
gaining currency in public health, research, 
government, and policy circles. Health and 
equity issues are increasingly taken into account 
in decisions and investments shaping the future 
of neighborhoods, cities, rural communities, and 
regions. The groundbreaking television documentary 
series. Unnatural Causes: Is Inequality Making Us 
Sick, has engaged a cross-section of the American 
public in an ongoing conversation about the 
complex connections among health, place, and race.

This report builds on our earlier work to look 
more intentionally and explicitly at race and 
ethnicity and what they mean in the context of 
building healthy communities. Our research and 
our conversations with people working in the field 
have reaffirmed our belief that place matters. By 
the same token, race matters—a lot. Race is an 
overarching consideration that affects where and

how we all live. Race continues to fracture our society, 
compounding disadvantage and perpetuating it across 
generations. The structures of racism—many of them 
rooted in discriminatory policies and practices of earlier 
eras—pose perhaps the most intractable barriers 
to equitable opportunity and a healthy, prosperous 
future. An effective agenda to improve the health of 
all Californians must consider both race and place, 
authentically and forthrightly.

An equitable approach to building healthy 
communities also requires wide-ranging approaches, 
spearheaded and sustained by many, many 
stakeholders. Collaboration across organizations 
and sectors, including the private sector, is critical to 
create robust, safe, opportunity-rich communities; in 
short, the kinds of places where we all want to live.
The experience and voices of community members, 
particularly people of color, must be an integral part 
of discussions, strategic thinking, and action around 
sustainable change.

Why Place and Race Matter dives deeply into these 
issues and profiles dynamic groups and initiatives 
throughout California and beyond. Although 
approaches vary, each illuminates the interplay among 
people, place, and race. We hope these strategies and 
profiles will facilitate the exchange of ideas, encourage 
partnerships across disciplines and sectors, and 
stimulate action to build healthy communities.

i
y^/2-
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Robert K. Ross, MD
President and CEO 
The California tndowmenl

Angela Glover Blackwell
Founder and CEO 
PolicyLink.

9



PolicyLink

PREFACE

America likes to think of itself as a land of 
opportunity for all, but our protracted struggle 
with issues related to race is far from over. 
Moments of great progress repeatedly collide 
with instances of intense polarization. The 
election of Barack Obama as the first African 
American president of the United States seemed 
a triumphant example of racial healing. Yet, 
that triumph has been short-lived, with bigoted 
confrontation characterizing debate over many 
issues, such as immigration, and hate-filled 
speech becoming more and more a staple of 
media coverage and political discourse.

Against this backdrop, the life chances of 
people of color are increasingly under assault. 
Health indicators dramatically illustrate the 
point. In every instance, people of color suffer 
disproportionately from conditions that shorten 
life or compromise its quality. Until policymakers, 
advocates, and community leaders consider race 
as a factor that must be addressed, we are not 
likely to eliminate these disparities.

Why Place Matters, published in 2007, 
explored how to close the health gap and 
improve life outcomes by changing neighborhood 
environments economically, socially, and 
physically and by strengthening public services 
and institutions—from health clinics to schools 
to clean water systems—in low-income 
communities. The report examined the growing 
movement in California and around the nation 
to build healthy communities where all residents 
have opportunities to participate and thrive.

Since then, health and equity issues have 
gained broad support and are increasingly taken 
into account in decisions about transportation, 
economic development, community design, 
education—some of the very policy arenas 
that will shape neighborhoods, cities, rural 
communities, and regions in California and 
the nation for years to come.

We believe as strongly as ever that place 
matters. As this report makes dear, however, 
race is carving up our landscape, affecting 
where and how we all live. It remains our 
deepest fissure, compounding disadvantage 
and perpetuating it across generations.

An effective agenda to improve health and 
prosperity in California and the nation must 
consider both race and place. It must embrace 
comprehensive approaches spearheaded 
and sustained by many, many stakeholders. 
Collaborative efforts must include the private 
sector and involve the voices and experience 
of people of color.

This update. Why Place and Race Matter, 

delves into these issues. Dynamic groups and 
initiatives are featured to illuminate action at 
the intersection of health, place, and race. With 
this report, we hope to further inspire creative 
thinking, new partnerships, innovative strategies 
to achieve sustainable change, and continued 
momentum in the movement to build healthy, 
opportunity-rich communities.
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Race is a central consideration for the healthy 
communities movement. Race has shaped our 
regions, creating places that offer profoundly 
unequal opportunities to their residents. In 
many ways, race remains our deepest divide. 
Effective strategies to build healthy, vibrant,



sustainable communities must address both 
race and place, openly and authentically. 
This report illustrates how to improve the
economic, social, S, and service
environments of vulnerable communities
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through race-conscious strategies.
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Health at the Juncture 
of Place and Race

conditions in the places where they live, work, 
study, and play. Yet in a state and a nation where 
neighborhoods remain largely segregated by 
skin color and ethnicity, the connection between 
health and place goes beyond mere geography. 
Woven throughout the nexus of health and place 
is the often unspoken strand of race.

It is well documented that people of color, 
especially with the lowest incomes, have the 
worst health outcomes of anyone in our society.
It is also well documented that neighborhoods 
of color have the highest pollution levels; the 
fewest amenities and support structures; the 
most limited access to fresh foods, park space, 
and other resources for health; and the most 
entrenched obstacles to economic and social 
opportunities. Stark, racially based inequities in 
local environments—the almost immeasurable 
gulf in resources between a Brentwood and 
an East Los Angeles, a Montclair and an East 
Oakland, a Carmel and a King City—lie at the 
root of our gaping health disparities and the 
alarming rise of preventable chronic diseases. 
Eliminating these disparities and creating a 
healthier California, indeed a healthier America, 
require comprehensive policies and strategies

One number may determine how healthy you 
are and how long you live. It is not your weight, 
cholesterol count, or any of those numbers 
doctors track in patients.

It is your address.

If you live in a community with parks and 
playgrounds, grocery stores selling nutritious 
foods, access to good jobs and to other 
economic opportunities, clean air, safe streets, 
good schools, ample health care and social 
services, and neighbors who look after one 
another, you are more likely to thrive. If you live 
in a neighborhood without these essentials, you 
are more likely to suffer from obesity, asthma, 
diabetes, heart disease, or other chronic ailments. 
You are also more likely to die of a stroke, a heart 
attack, or certain forms of cancer. You are more 
likely to be injured or killed during a crime, in a 
car crash, or simply crossing the street.

Healthy people and healthy places go 
together. This simple fact, supported by a deep, 
evolving body of research, is propelling a broad- 
based movement in California and in this nation 
to improve the health of people by improving

Why Place and Race Matter16
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aimed at dismantling the structures of racism and 
transforming ailing, disinvested communities into 
healthy places where everyone has opportunities 
to prosper in every way: economically, physically, 
emotionally, culturally, and socially.

In this report, we examine how place and 
race intersect and how they impact health 
together and independently. We present a 
framework for building healthy communities, 
with an emphasis on policy change focused 
on equitable results. We showcase promising 
initiatives in California and beyond to improve 
health through an intentional focus on place, 
and often on race. We discuss opportunities for 
action in specific policy arenas. And we present 
strategies for dismantling racially based policies 
that are undermining the health of the state and 
nation. These are fundamentally different from 
remedies to correct injuries, or even prevention 
strategies aimed at helping vulnerable people 
to avoid further harm. Dismantling structural 
racism means changing the way the systems and 
institutions of our society operate.

Although health disparities disproportionately 
harm certain groups, they threaten the well-being 
of our entire society. They are fueling the obesity

epidemic and the rapid rise of chronic illnesses, 
with serious consequences for premature 
mortality and quality of life. Further, they are 
driving up health-care costs to unsustainable 
levels. Decisive action is not just the moral thing 
to do; it is the only thing to do to ensure our 
future health and productivity. As a Los Angeles 
advocate for community health observed, "If you 
want to invigorate society, you start where the 
need is greatest."

A Golden State for Whom?
The aftermath of the abolition of slavery in the 
United States ushered in more than a century of 
legal discrimination, segregation, intimidation, 
and violence. Most people associate these 
conditions with the American South. But 
California was no exception. It has a legacy of 
racist policies and brutal practices directed not 
only at African Americans, but also at many other 
groups who crossed its borders in appreciable 
numbers, not to mention the native populations 
who lived there for thousands of years. California 
has always had two distinct realities: a land of
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golden opportunity for many (though not all) 
whites; and a place of bias, discrimination, and 
narrow prospects for the indigent and people 
of color.

Indians were the first targets. Thousands were 
killed during the Gold Rush, as miners poured in, 
attacking native people and destroying traditional 
food sources. In 1850, when California joined the 
Union as a "free" state, the legislature passed 
the Indenture Act, permitting enslavement of 
native people.1

Migrant workers from China and Japan, 
beckoned by the promise of jobs, were confined 
to ethnic enclaves,7 as were Mexicans who 
remained on land acquired by the United States 
following the Mexican-American War. The "Dust 
Bowl" migrants of the 1930s—impoverished 
whites from Texas, Arkansas, and Oklahoma— 
also came to California seeking opportunity and 
encountered public hostility instead, complete 
with border patrols dubbed "bum blockades" 
in some cities.3 Publicity, notably the writings of 
John Steinbeck and the photography of Dorothea 
Lange, helped draw sympathy to the plight of 
migrant families, which resulted in the abolition 
of laws restricting interstate travel and in modest 
protections for farm workers. Yet antipathy 
toward poor, uneducated newcomers is still 
evident in public attitudes and policies toward 
immigrants to this day.

Despite California's popular image as an open, 
liberal state, it permitted racial segregation of 
public facilities until the 1950s. A web of policies 
and real estate practices created and maintained 
segregated housing by enforcing covenants that 
restricted African Americans from obtaining bank 
loans or participating in government-sponsored 
housing programs; they also barred a number 
of ethnic groups from buying homes in many 
neighborhoods into the 1960s. Employment 
discrimination was an accepted way of life.

While federal and state laws prohibit many 
overtly discriminatory policies, the entrenched 
structures of racism maintain two separate and 
shamefully unequal societies. More than half of 
the Latinos in this country and nearly 65 percent 
of African Americans live in neighborhoods

of color,4 generally low-income ones. Two- 
thirds of black children live in high-poverty 
communities, compared with only six percent 
of white children—a percentage that has not 
changed in 30 years.5 Persistent residential 
segregation, coupled with the concentration of 
poverty in inner cities, older suburbs, and rural 
communities, compounds the burdens of all of 
society’s ills.

Consider the fallout of the Great Recession, 
for example. While Americans across the board 
have been hurt, people of color have suffered 
disproportionately. In 2009, California made 
headlines as the only state where the Latino 
unemployment rate (15.7 percent) exceeded 
the rate for African Americans (15.3. percent), 
but the more important story was how severely 
both groups had been affected and how much 
worse they fared relative to whites (8.6 percent).6 
(The reality was even bleaker, of course, since 
the statistics do not include people who are 
incarcerated, also disproportionately African 
American and Latino men; or who have given up 
on finding work.) Nationally, the unemployment 
rate for black men ages 16 to 19 was 33 percent, 
a higher rate than the United States suffered 
during the Great Depression.7

As we will discuss in detail, economically 
distressed communities, which in California are 
primarily communities of color, have the least 
access to essential services such as grocery 
stores, medical care, and transportation, and the 
fewest social supports to overcome or eliminate 
the obstacles. Hundreds of unincorporated 
communities in California’s Central Valley lack 
even such basics as clean drinking water and 
sewer systems.

Residents cannot be healthy if their 
communities are ailing: if the air and water 
are fouled, if nutritious food is not available or 
affordable, if crime rates and fears of violence 
keep residents indoors, or if sidewalks and 
parks do not exist or are too deteriorated for 
walking and playing. They cannot be healthy if 
the opportunities critical for their well-being— 
education, jobs, good schools, safe and well- 
maintained housing—remain elusive.

Why Place and Race Matter18



PolicyLink

-- *
i
I

An African American baby in the predominantly low-income neighborhood of West Oakland is 1.5 

times more likely to be born premature than a white infant in the Oakland Hills, 7 times more likely 

to be born into poverty, and 4 times more likely to have parents with only a high school education.
j

The risks accumulate and worsen over the life course of the black baby:
2.5 times more likely to lag in vaccinations as a toddler 
4 times less likely to read at grade level in fourth grade
5.6 times more likely to drop out of high school i

i
I

In adulthood:
5 times more likely to be hospitalized for diabetes 
3 times more likely to suffer a fatal stroke 
2 times as likely to die of cancer

it i
Ii

i
■i The West Oakland infant can expect to die almost 15 years earlier than the white infant born in the 

Oakland Hills.8
I

that threaten their health, including fear of 
deportation, language barriers, and the lack of 
health insurance.14

Economic inequities are a significant 
factor in these disparities: Income is a well- 
documented determinant of health, and race 
and ethnicity strongly influence earning power. 
Yet income alone does not explain the health 
gap. Researchers have documented worse health 
outcomes among African Americans, Latinos, 
Native Americans, and some groups of Asian 
Americans, even after controlling for the effects 
of income and related factors such as education 
and occupational status. An African American 
Ph.D. with a six-figure income is likely to be 
sicker and die younger than a white person of 
comparable achievement. Nationally, babies born 
to college-educated black women have a higher 
risk of dying before their first birthday than do 
the infants of white high-school dropouts.

Accessible, high-quality, affordable health care 
is critical to address health disparities. Residents 
of low-income communities of color are in dire 
need of practitioners who speak their language, 
understand their culture, counsel healthy habits, 
provide free or low-cost preventive services, 
prescribe effective treatments, and follow up.

These are the reasons why place and race 
matter. They must inform our understanding of 
the serious health problems confronting our state 
and nation, and they must shape our solutions.

Achieving Health Equity
Racial health disparities have been evident for 
years in California and in America. In Los Angeles 
County, African American infants die at 2.6 times 
the rate of white babies.9 In California, African 
Americans are hospitalized and die from asthma 
at three times the rate of whites.10 A study of 
fifth, seventh, and ninth graders in California 
public schools found that 35.4 percent of Latino 
children and 28.7 percent of African American 
children were overweight, compared with 24.4 
percent of white children.11 Nationally, Latino 
girls born in 2000 have a 66 percent higher 
lifetime risk of diabetes than white girls.
Lung disease, hypertension, hepatitis B, and 
AIDS are among the debilitating, preventable 
conditions that are far more prevalent, and 
deadly, among African Americans, Latinos, and 
to a lesser degree, Asian American and Pacific 
Islanders.13 Immigrants face particular challenges

IS
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passage to school and work, or green spaces.
No medication can reverse the damaging 
consequences of living in neighborhoods 
with systemic obstacles to wellness: poverty, 
dilapidated housing, abysmal schools, pollution, 
high unemployment, gangs, violence, crime, and 
despair. People's surroundings determine their 
options for making decisions every day that affect 
their health.

Studies reveal that it is virtually impossible 
for residents of many distressed communities 
to follow official guidelines for eating well and 
exercising regularly because of limited or no 
access to the requisite resources.” For residents 
who manage to adopt healthy behaviors 
despite the obstacles, the benefits appear to be 
muted: Toxic community conditions can trump 
an individual's determined effort to rise above 
them. A recent analysis of the medical records of 
more than a half-million Americans found that, 
regardless of what they eat, how active they are, 
and other personal factors, residents of poor 
neighborhoods generally die earlier than people 
living in wealthier communities.

A simultaneous focus on individual health 
and community environments can be especially 
powerful. For example, Long Beach resident 
Martha Cota and her sons go to doctors for the 
treatment and information essential to control 
their asthma. But Cota does not stop there. She 
also works with the Long Beach Alliance for 
Children with Asthma to reduce pollution from 
the port, freeways, and refineries in her city. If 
the alliance succeeds in cleaning up the air, Cota, 
her boys, and many other families may suffer 
fewer asthma attacks.

African Americans are far more likely than 
whites to have no health-care coverage.16 More 
than one-quarter of Latino adults lack a regular 
health-care provider.17 The passage of federal 
health-care legislation, signed by President 
Obama in March 2010, marks a tremendous 
step forward. Millions of people of color stand 
to benefit from expanded coverage.

Better access to health care, however, must 
mark the starting point, not the finish line, in the 
drive to improve health. The fundamental causes 
of health disparities also must be addressed. 
Medical care contributes only modestly to health 
status, an estimated 15 percent, primarily by 
reducing the severity of disease.18 Interventions 
aimed at improving the conditions in which 
low-income people and people of color live are 
necessary to prevent illness.

We already spend more money on health care 
than does any other country in the world.” We 
also spend more on health care than we do on 
housing or food: $2.2 trillion in 2007, or $7,421 
per person.20 Health disparities add to the price 
tag. A recent study found that disproportionate 
rates of several common preventable chronic 
diseases among African Americans and Latinos 
cost the nation’s health-care system $23.9 billion 
in 2009, including $6 billion in California alone. 
The indirect cost of disparities runs even higher— 
an estimated $1 trillion in lost work time and 
lower productivity from 2003 to 2006.22 And that 
does not include the incalculable emotional toll.

It will take bold, creative action to achieve 
health equity and improve health for everyone.
No doctor can undo the ill effects of patients 
living in communities without healthy food 
outlets, walkable streets that allow safe

24
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Equity

Equity means just and fair inclusion. An equitable society is one in which all can participate and prosper. 
The goal of equity must be to create conditions that allow all to reach their full potential. In short, 
equity creates a path from hope to change.

—PolicyLink
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Structural Racism

The term structural racism refers to a system in which public policies, institutional practices, cultural 
representations, and other norms work to reinforce and perpetuate racial group inequity. It identifies 
dimensions of our history and culture that have allowed privileges associated with "whiteness” and 
disadvantages associated with "color" to endure and adapt over time.

—The Aspen Institute

community—is incorporating far-reaching health 
and wellness elements into its general plan to 
guide future development. And the city is doing 
it with extensive resident participation.

Many public health officials and health-care 
practitioners have broadened their approach 
to prevention, addressing the economic and 
social factors that impact health in low-income 
communities and communities of color. The Bay 
Area Regional Health Inequities Initiative (BARHII), 
a collaborative among health departments in 
the San Francisco area, is working to understand 
how social and cultural dynamics contribute to 
the medical problems of the multiethnic and 
immigrant populations who increasingly move 
there. "Public health is not about microbes," 
says Bob Prentice, executive director of BARHII. 
"It's about how the way people live influences 
their health."

In the same spirit, more community clinics 
are reaching beyond their walls to respond 
to the urgent economic and social challenges 
confronting their patients and, quite literally, 
making them sick. The clinics bring leadership, 
trained staff, expertise in prevention, and 
significant resources to the movement for 
healthy communities—providing volunteers for 
neighborhood projects, contributing money to 
local organizations, and adding their voices 
to the chorus calling for policy change.

Likewise, major institutions such as medical 
centers and universities are increasingly engaged 
in community issues. Several universities, for 
instance, are working to broaden community 
access to their research and teaching capacities. 
For example, researchers at the University of 
California, Davis, are working with the Coalition

Seeds of Change
The Long Beach Alliance is part of a growing 
movement in California and the nation to build 
healthy communities. Advocates, residents, 
community leaders, health practitioners, and 
policymakers are increasingly recognizing that 
changing the structural and cultural components 
of a place can benefit more than an individual; 
it can also improve the life trajectory for 
a generation.

The actions of this movement range in 
scale from city block to rural expanse to 
metropolitan region. In Lanare, a very low- 
income, predominantly African American and 
Latino community in Fresno County, residents 
have organized to demand government funds to 
fix their contaminated and at times altogether 
dysfunctional water system. In Baldwin Hills, the 
historic African American heart of Los Angeles, 
community groups worked for years to create a 
park and have waged one battle after another 
to protect it, first from construction of a power 
plant, then from a garbage dump, and recently 
from expanded oil drilling in adjacent fields.

Recognizing the complex interconnection 
among issues confronting vulnerable 
communities, activists in land use planning, 
transportation, environmental justice, 
housing, faith communities, and grass-roots 
groups are formulating an equity-focused 
agenda that integrates health, job training, 
environmental quality, and economic vitality.
In a groundbreaking example, Richmond—a 
multiracial city that is home to an African 
American community dating back to World 
War II as well as a growing immigrant gateway
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"I think we have found that there are racial 
issues that stand on their own. If you don't keep 
putting race back on the table, it keeps falling off 
the table."

Experience has also taught us that place- 
based work achieves its greatest success when it 
is connected to policy. Policies set the rules and 
parameters for factors that profoundly affect 
every person's health: the types of housing, 
transportation, schools, and services we create 
and where; the price and availability of healthy 
and unhealthy food; the kinds of jobs available 
and to whom; the quality of teachers, the 
educational standards, and the physical state 
of school buildings. The list goes on.

Policies are set at the local, county, regional, 
and state levels, and community participation 
can have a big impact on what is adopted. 
Community leaders can speak about the impact 
of policies on their lives and on the quality of life 
in their neighborhoods. In California, stronger 
connections between state and local groups 
are critical to develop an authentic statewide 
policy agenda. Relationships must be honest, 
marked by trust and the ability to listen. Local 
priorities, knowledge, and action must drive 
state policy proposals, strategies to mobilize 
broad support for them, and decisions about 
their implementation. Community residents have 
crucial insight into the most pressing needs, the 
community strengths that can be tapped, and 
the solutions likely to succeed and endure.

A lot of work remains to be done. But the 
energy and momentum of the movement to build 
healthy communities bear witness to the growing 
certainty that place and race matter. With strong 
community leadership, the wisdom and voice of 
residents, support from a wide range of interests 
and officials at all levels of government, and an 
unwavering vision of equity and inclusion for all, 
change can—and will—happen.

on Regional Equity (CORE) in the Sacramento 
area to develop equity indicators and launch 
efforts to improve access to healthy foods, 
transportation, and other critical services.

Grass-roots advocates are also spearheading 
innovative partnerships to knock down long
standing barriers to health. In low-income 
communities in Fresno, Los Angeles, Oakland, 
and San Francisco, residents are approaching 
local shopkeepers and restaurant owners to 
sell healthier foods. Advocates and residents 
are also reaching out to large food retailers, 
chain supermarkets, food distributors, and 
trade associations, tackling head-on issues 
of racial bias that have guided food industry 
decisions and stripped many neighborhoods 
of access to healthy foods and vital sources 
of economic stability.

The path to create healthy communities is not 
always straightforward, and it is rarely easy. It 
takes time, patience, and determined, sustained 
leadership. It requires the creativity to leverage 
assets and the courage to confront challenges. 
Racial dynamics add a layer of complexity 
that many people are unaccustomed to, and 
uncomfortable with, confronting directly. Race 
often becomes a factor in relationships with 
institutions and policymakers, and it becomes an 
issue among colleagues and peers. While African 
American, Latino, and Asian American residents 
are finding common cause in the neighborhoods 
they increasingly share in California, tensions 
still exist.

Some groups believe the best way to 
overcome differences is to collaborate on 
a common agenda that addresses pressing 
economic and social needs—to advocate on 
issues of jobs, health, environmental quality, 
social justice, education, and so forth—without 
a stated focus on race.

Other groups deal with issues of racial equity 
and intergroup tensions forthrightly, openly 
discussing race, ethnicity, culture, and history. 
"There is always the assumption that if you are 
working on poverty, you are working on race," 
says Anne Kubisch, director of the Roundtable 
on Community Change at the Aspen Institute.
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The deep economic divide between 
"haves" and "have-nots" in California 
forms the backdrop of a movement 
for change. A recent United Way study 
of Los Angeles County portrayed the 
gap starkly: 250,000 millionaires, 
more than almost anywhere else on 
the planet, yet a poverty rate of 15 
percent—1.47 million people.
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California’s Changing 
Communities

m

have lived in a place for decades and those 
just moving in?

How do we take the full measure of a 
community, recognizing its needs while 
acknowledging and building on its strengths? 
Which institutions form the glue—which church, 
barbershop, hair salon, community center, or 
clinic? Who are the leaders, the mentors, and 
the wise elders?

How do we build community in increasingly 
multiethnic neighborhoods, particularly in the 
wake of an economic tsunami that caused 
massive layoffs, destroyed record levels of 
wealth in communities of color, and fueled 
racial tensions in an atmosphere of social and 
financial insecurity?

The deep economic divide between 
"haves" and "have-nots" in California forms 
the backdrop of a movement for change. A 
recent United Way study of Los Angeles County 
portrayed the gap starkly: 250,000 millionaires, 
more than almost anywhere else on the planet, 
yet a poverty rate of 15 percent—1.47 million 
people.2* The color dimension is equally stark:
8 percent of whites, 11 percent of Asians, 19

Dramatic population shifts are altering 
California's communities, simultaneously 
reinforcing and erasing old divides of race and 
ethnicity. One of the biggest challenges facing 
advocates for healthy communities is to figure 
out which policies, practices, and organizing 
strategies will be effective in neighborhoods 
and in a state that look very different than 
they did a few years ago and than they will 
a few years from now.

What does "community" mean in hugely 
varied places? Consider the range in California: 
unincorporated rural areas that lack basic 
infrastructure such as sidewalks, sewers, and 
clean drinking water and that represent some 
of the most marginalized, neglected places 
in America. Gateway communities—an initial 
stop for immigrants intent on moving up and 
out. Aging suburbs, with some of the fastest- 
growing rates of poverty in the state. Inner-city 
neighborhoods, where long-standing residents 
of color must contend both with limited 
mobility and displacement pressure. What does 
community mean to diverse residents sharing 
many of these neighborhoods—to those who

Why Place and Race Matter24



PolicyLink

Immigrationpercent of African Americans, and 20 percent of 
Latinos in Los Angeles live in poverty. The pattern 
is repeated statewide, and has remained so for 
decades—and the gap is even worse for children. 
In the three years leading up to the recession, on 
average, 8 percent of white children in California 
lived in poor families, compared with 13 percent 
of Asian, 26 percent of African American, and 
27 percent of Latino children (see Figures 1, 2, 
and 3).

Efforts to build healthy communities must be 
guided by an understanding of the geography 
of poverty; an appreciation of the extraordinary 
range of racial identity, cultural identity, and 
spoken languages; and a deliberate recognition 
of the race-based structures that perpetuate 
discrimination and segregation.*

A closer look, now, at three of the most 
salient forces in California.

The California dream beckons people from 
around the globe. About 10 million people, 27 
percent of the state's residents, are foreign born; 
about 2.7 million of them are undocumented.27 
Nearly every county—from Imperial to Del 
Norte—has a sizable immigrant population,28 as 
do a growing number of suburban communities. 
This means that equitable opportunity and 
inclusion—the foundations of health—are 
imperative not only for the state as a whole 
and long-standing magnet cities, but also for 
every region, county, city, and suburb.

California's immigrants are first and foremost 
from Mexico; next are large numbers from 
Central America and South Asia. But no matter 
where they come from, most arrive with the drive 
to build healthy, productive lives for themselves, 
their families, and future generations. Categories 
such as Latino or Asian represent a rich array 
of cultures and nationalities. These varied 
backgrounds must be understood and considered 
in every realm of policymaking and social action, 
including health planning and advocacy. An

26

* The poverty raR m Calilorna mirrors the growing poverty rate nationwide, as 
evidenced m US Census Bureau reports published in September 20t0. the most 
current statewide data are presented in Figures l. 2. and 3. As lor the national 
perspective, one in every seven Americans lives below the poverty ime. Observes 
Poticyl.mk lounder and CEO Angela Glover Blackwell clung ll.S. Census Bureau 
figures. 'The story of who's hit first and worst is clear: More than one In four black 
and Hispanic people kve below the poverty line: Hispanics saw the biggest jump 
in poverty (2.1 percent), and the biggest drop in teal Income was among Week 
people and non-omens* (a 4.4 percent and 4 5 percent diop. respectively)
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i Figure 1: Poverty Rates in 
i California by Race/Ethnicity, 

2002 and 20092in; 21 •'
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i Source; American Community Survey, 2002 and 2009.

i Figure 2: Children in Poor 
\ Families in California by 
i Race, Three-Year Average,
i 2006-2008

27%26%

13%
8%

White Black Hispanic Asian

Families and children are defined as poor if family income is below the federal poverty threshold. The 
federal poverty level for a family of four with two children was $21,200 in 2008, $20,650 in 2007, and 
$20,000 In 2006.

i Source: Annual Social and Economic Supplement to the Current Population Survey averaged for the years 
| 2006, 2007, 2008. Compiled by the Columbia University National Center for Child Poverty, California
■ demographic profile (nccp.org).

Figure 3: Non-White 
Household Income as 
a Percentage of White 
Median Household 
Income in California, 
2002 and 2009
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Hispanic and less likely to call themselves white. 
Jennifer Lee and Frank Bean, sociologists at the 
University of California, Irvine, say this suggests 
that for some immigrant families, racial and 
ethnic boundaries are becoming firmer rather 
than more flexible the longer they live in this 
country.30 To a degree, perhaps to a large one, 
this may reflect their experiences here—in 
particular, encounters with discrimination and 
with the barriers of structural racism that can 
be difficult to overcome.

Even as the lines of identity are becoming 
more distinct in some quarters, they are blurring 
in others. Intermarriage is on the rise. One 
of every 21 Californians and one of every 14 
children are mixed race.31 In the face of this 
unprecedented racial melding, where will old 
divides of race and ethnicity fade? Where will 
they persist? What do these shifts mean for 
effective policies, systems, and services as well 
as for efforts to build healthy communities? Over 
the long term, the most effective organizations 
and alliances will be those that remain attentive 
and responsive to the social and demographic 
changes and adept at connecting with and 
building upon indigenous traditions that are 
a wellspring of strength and resilience for so 
many people.

estimated 10,000 immigrants from Oaxaca, 
Mexico, include 17 ethnic groups who maintain 
their indigenous languages and speak Spanish 
only secondarily; they have distinct issues, 
strengths, and cultural practices from the broader 
Latino population, including people from other 
parts of Mexico. Hmong communities in Fresno 
or the Mien in Richmond have vastly different life 
experiences, skills, and challenges than recent 
immigrants from Korea, to say nothing of Asian 
American groups whose California roots extend 
back several generations.

It takes tremendous courage and fortitude 
to master an unfamiliar economic environment 
and establish social connections. The challenge 
also is stressful, especially against a backdrop 
of prejudice and discrimination. One of the 
most striking findings in immigrant health 
research is that the longer immigrants live in 
this country—where life presumably would be 
better—the more likely they are to suffer a host 
of preventable chronic conditions.

Which aspects of American culture are 
harmful to newcomers? What strengths and 
cultural practices do immigrants bring to this 
country that should be embraced, maintained, 
and lifted up for everyone to learn from? The 
Hmong, for instance, have made important 
contributions to agriculture in communities 
throughout the state.

How can communities—whether they are 
gateways that immigrants pass through briefly 
or neighborhoods where they intend to settle— 
provide support to newcomers, foster cohesion, 
and protect the health of immigrants and their 
children? Residents and leaders across the state 
are grappling with these questions.

29

Growing Multiethnic 
Neighborhoods
Once predominantly African American 
communities—among them Richmond,
Oakland, and Compton—are now home to 
large and growing Latino or Asian American 
populations. At the same time, African Americans 
are dispersing from the largest cities and moving 
to outlying cities and peripheral counties. 
Consider the following: In Compton, 54 percent 
of the population was African American in 1990, 
and 42 percent was Latino. Now, the population 
is 64 percent Latino and 34 percent black. In 
the past decade, the black population of Bay 
Area counties declined by 19 percent, while 
in San Joaquin County, where new housing

Changing Notions of 
Ethnic Identity
More than half of California's children are 
second-generation Americans, and they view 
ethnicity differently than their parents. The sons 
and daughters of Latino immigrants are much 
more likely to identify themselves as Latino or

32
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developments are within commuting distance 
of East Bay cities, the black population grew 
by nearly one-third.

As African Americans and Latinos (and to 
a lesser degree Asian Americans and Pacific 
Islanders) increasingly live in close proximity 
in neighborhoods,*3 new opportunities open 
to transcend historical boundaries of race and 
culture and build a broad movement for equity, 
justice, and inclusion. There are also fresh 
challenges, as intergroup political and social 
tensions arise, often because of perceptions of 
economic competitiveness. The most forward
thinking organizations working to build healthy 
communities are seizing the opportunities and 
grappling with the challenges.

For instance, advocates working on water 
issues in a Latino community in the Central 
Valley sought to help residents learn about other 
communities of color that have historically been 
denied public services. The advocates hoped to 
broaden understanding of the context of the 
local struggle and dispel negative perceptions 
of African Americans that had begun to emerge. 
They arranged for residents to travel to the 
rural South to visit black communities that 
have relentlessly fought for access to water. 
Participants not only learned about effective 
strategies and tactics, but also discovered how 
much the two groups shared—in their experience 
of economic distress and social isolation, in their 
passion for justice and equity, and in their vision 
of a healthy community.

Why Place and Race Matter28



There is no common terminology on 
the subject of race. The word itself 
can have all sorts of meanings, used 
at times as a synonym for color or 
ethnicity and at times as a reference 
to nationality, immigration status, 
culture, even language. While we 
need clarity in the terms we use, there 
is an even greater need to clarify what 
it means to make race the focus of 
efforts to erase disparities and build 
healthy communities.
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The Roots of Health 
Disparities

11

Health means more than the absence of 
disease or injury. The World Health Organization 
defines health as "a state of physical, mental, 
and social well-being."34 Conditions in the 
places that form community—whether 
community means neighborhood, workplace, 
or school—either nourish or undermine well
being. Underlying this report is a vision of 
healthy communities as places of opportunity 
for all: neighborhoods, institutions, and physical 
environments that support everyone in making 
healthy choices, achieving educational and 
economic success, and engaging in robust 
social and cultural networks.

A compelling body of research demonstrates 
that opportunity is a leading determinant of 
health and longevity. To put it another way, 
disadvantage drives health disparities. On any 
and every measure of socioeconomic status 
(SES)—income, savings, education, occupation, 
social ranking—the evidence is clear: People at 
society's lowest rungs are more likely to become 
sick, more likely to get diagnosed and treated 
later (if at all), and more likely to die sooner 
than people higher up the ladder.

This is true regardless of a person's skin

color or cultural background. Yet, as previously 
noted, people of color are more likely to occupy 
the lower rungs that put people at health risk. 
And even at society's higher tiers, people of 
color generally have worse health outcomes. 
The research is clear: Race and ethnicity have 
a powerful influence on health, both as factors 
in earning power and independently.35

Many dynamics underlie these disparities. 
Structural racism limits opportunities for 
economic and social mobility as well as access 
to the services and resources people need to 
stay healthy. The day-to-day indignities of 
racism—personal experiences of segregation, 
social exclusion, and prejudice—act as stressors 
that can have damaging consequences for 
physical and mental health. Internalized racism, 
the by-product of living in a stratified society, 
can compound the stressors and their 
associated health risks.

The Color Lines of 
Socioeconomic Status
The links between communities of color and low

30 ; Why Place and Race Matter



PolicyUnk

Senders targeted people with limited English 
skills.3’ In Bakersfield, 55.5 percent of African 
American homeowners and 48.4 percent of 
Latino homeowners had high-risk mortgages.
By the end of 2009, approximately one in 16 
owner-occupied homes in the city was on the 
foreclosure market—one of the highest rates in 
the state (which itself had one of the highest 
rates in the nation).10

With the loss of jobs, homes, and hard-won 
assets accumulated over the years, the black 
and Latino middle class will likely suffer the 
most lasting impacts of the recession,41 posing 
a serious threat to health in communities of color 
for years to come.

socioeconomic status (SES), and low SES and 
poor health demand more attention than ever, 
as California and the nation struggle to recover 
from the worst economic downturn since the 
Great Depression. Even before the recession, 
the shift from manufacturing to a service- and 
knowledge-based economy led to significant 
losses of blue-collar jobs with good wages, 
benefits, and opportunities for advancement. 
Latinos and African Americans disproportionately 
suffered the impact. The financial meltdown and 
the collapse of the housing market accelerated 
the slide, wiping out thousands of construction 
jobs in California—a huge loss particularly for 
Latinos. Between June 2008 and June 2009, 
employment in construction fell 19 percent 
statewide, by far the biggest job loss in 
any sector.

The mortgage foreclosure crisis also has 
hit people of color hardest, reversing gains in 
homeownership levels and causing the worst 
destruction of Latino and African American 
wealth in history.37 Nationally, black and Latino 
homebuyers were two to nine times more likely 
than whites to receive subprime mortgages 
and other risky home loans.38 Predatory

The Physiological Effects of Bias 
and Discrimination

36

Although many people are treated unfairly 
at some point in their lives, members of 
marginalized groups face discrimination and 
bias more frequently than members of groups 
with power and privilege.42 Hate crimes cause 
immediate harm, but subtler prejudice also takes
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Forty-two percent of children born to low- 
income families will remain poor, according 
to a recent study; another 42 percent will just 
barely make it out of poverty. Here, again, race is 
decisive: African Americans are far less likely than 
whites to advance beyond the income level of 
their parents.

Residential segregation and the concentration 
of poverty in inner cities, older suburbs, and 
rural communities form the underpinnings of 
such statistics. Poor people in California and all 
across America tend to live in communities with 
many other poor people, and low-wage people 
of color tend to live in the poorest places of all. 
Conditions in these neighborhoods structure 
people's life chances from cradle to grave.

Many people have struggled to change 
this equation. Typically they have focused on 
providing services to alleviate the harm to 
disadvantaged communities. Services are clearly 
needed, but they get us only part of the way.
They do not change the structures that cause, 
compound, and perpetuate inequities. In the 
words of a nationally recognized expert on racial 
justice, responding to the needs of disadvantaged 
communities without tackling structural racism is 
"like washing with dirty water."

Yet washing with clean water will not happen 
easily. Race remains one of the most intractable 
problems in our society and one of the most 
sensitive and painful topics to discuss in any 
setting. There is no common terminology on 
the subject of race. The word itself can have all 
sorts of meanings, used at times as a synonym 
for color or ethnicity and at times as a reference 
to nationality, immigration status, culture, even 
language. While we need clarity in the terms we 
use, there is an even greater need to clarify what 
it means to make race the focus of efforts to 
erase disparities and build healthy communities.
In the next section, we address this challenge.

a toll. In fact, chronic discrimination is more 
corrosive, physically and psychologically, than 
a single ugly encounter with bigotry.43 Everyday 
discrimination is associated with a higher risk 
of hypertension, heart disease, breathing 
problems, and other ailments.44 Although 
Asian Americans are sometimes portrayed as 
a "model minority" that presumably no longer 
faces discrimination, research reveals that they 
encounter discrimination, which is associated 
with health risks.45 African Americans who say 
they have confronted repeated discrimination 
feel less in control of their lives, experience more 
anger, and have less emotional support. They 
also report more tobacco use, more alcohol 
consumption, and greater lifetime 
use of marijuana or cocaine.

In the face of this persistent hostility and 
prejudice, some members of marginalized 
groups may start to believe, consciously or not, 
the negative stereotypes held by the dominant 
culture. Internalized racism is associated with 
a menu of health problems—depression, 
suicide, and substance abuse,47 as well as heart 
ailments,48 increased diabetes risk, and obesity.

so

5]

46

49

Dismantling Structural Racism
Broad, deep patterns of discrimination created 
by forces and policies dating back decades 
reverberate in neighborhoods and other contexts 
that form community and influence health, such 
as the education system and the workforce. 
Entrenched inequities in societal institutions 
erode well-being for people of color, especially 
the poor but at all income levels. Inequitable 
distribution diminishes access to everything from 
parks and healthy foods to good schools and fair 
home loans. Further, it isolates communities of 
color from job training, professional networks, 
and other opportunities that help lift people out 
of poverty and secure their hold on the middle 
class. Finally, it disadvantages people of color 
over the course of their lives and from 
generation to generation.
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Closing the Health Gap

Unnatural Causes: Is Inequality Making Us Sick?, a landmark, four-hour documentary series 
produced by California Newsreel, sounds the alarm about our glaring racial and socioeconomic 
inequities in health and searches for their root causes, its remarkable reach has helped shift the 
conversation from awareness to action and highlights the important role of filmmaking as a catalyst 
for change.

The series profiles ethnic communities across the nation dealing with issues from high rates of 
infant mortality and chronic disease to immigrant health and economic stress. Their stories make 
dear that to improve health, we need to consider a broad range of "non-health" strategies, including 
investing in schools, providing quality housing, integrating neighborhoods, creating living-wage jobs 
with career ladders, and advocating for more equitable fiscal policies.

Since the film's release in 2008, more than 400 outreach partners and countless others—ranging 
from Minnesota churches to YMCAs, from the SEIU to the Health Trust of Silicon Valley, from the Pan 
Ethnic Health Coalition to HUD, along with public health departments around the country—have 
convened at least 20,000 community dialogues, trainings, policy forums, town hail meetings, and 
other events around Unnatural Causes. This public education campaign includes a Community Action 
Toolkit and a website (www.unnaturalcauses.org) with resources to help organizations structure their 
screenings to become stepping-stones to action.
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D A Framework for Building 
Healthy Communities

and illegal drugs, residents avoid walking 
outdoors, and parents forbid their children to 
play outside after school and on weekends; thus, 
crime compromises the physical environment. 
Studies show that these constraints on physical 
activity increase the risk of an immobilizing 
disability among older adults53 and obesity 
among children and teens,54 to name just 
two of the deleterious health impacts. Crime 
also strikes at the economic and service 
environments: Businesses often refuse to 
locate in a neighborhood that is dangerous 
(real or perceived), and human services are 
often stretched thin and underfunded. Finally, 
crime frays the social fabric. People from other 
neighborhoods hesitate to shop in the area, 
attend cultural events, or even visit friends there. 
Residents themselves become isolated behind 
locked doors.

Many community factors that influence 
health can be protective or harmful, depending 
on the circumstances. Parks are a good example. 
If they are safe, well maintained, and accessible, 
they encourage active play, walking, bicycling, 
and social interaction. If they are full of weeds, 
garbage, broken benches, and crumbling play 
equipment, they discourage physical activity and 
contribute to blight and crime. More protective

When the Alameda County Health Department 
asked its staff, area residents, youth, advocates, 
and local leaders what makes a community 
healthy, they answered with remarkable 
consistency: Having access to good jobs, healthy 
foods, decent housing, and homeownership. 
Living in an environment with clean air, clean 
water, and places to safely walk and play. 
Enjoying trust among neighbors, good 
relations with police, safety from violence and 
crime, and an atmosphere free of prejudice 
and discrimination.52

The many community factors that affect 
health can be categorized into four broad 
"environments": (1) economic, (2) social, (3) 
physical, and (4) service. Race is an overarching 
consideration, affecting each environment 
separately and collectively, with profound 
consequences for health and important 
implications for community transformation 
efforts. Most factors influence health across 
several, if not all, of the environments; they 
do so both directly and indirectly.

Consider crime, for example. It directly 
causes bodily and emotional harm to victims 
and their families. But the indirect effects are 
damaging as well and even more widespread.
In a neighborhood plagued by gangs, violence,
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Place & Race

connections instinctively.
Consider the youth activists in South 

Los Angeles who are working to improve their 
schools by demanding facility improvements as 
well as better curricula. They well understand 
the connection between good schools and the 
long-term prospects for economic vitality in their 
neighborhoods. They movingly describe how they 
feel when they take a bus across town, watching 
through the windows as the landscape changes 
gradually until they see places strikingly different 
from the places where they live: well-lit and 
impeccably paved streets; shaded parks; vibrant 
retail; and beautiful, welcoming school campuses. 
These students say it takes a lot of effort to keep 
from internalizing the images and feeling that the 
disparities somehow reflect their own worth. Yet 
they are inspired to enlist other young people to 
demand equity in their neighborhoods and their 
schools, working explicitly to improve services 
and physical conditions. But the economic and 
social environments are also part of the equation, 
tapping into their seemingly innate sense of 
justice and desire to join with others to claim 
their place in the world.

factors make for a healthier community. They 
influence individual behaviors as well as local 
norms, encouraging prevention and better 
management of illness.S5

All communities have both protective and 
harmful community factors, but the scale far 
more often tips to the negative in communities 
of color. This imbalance reflects policies that 
cut off these communities from opportunities, 
resources, and investments. In other words, 
many community factors that harm health 
have been erected upon and supported by 
the structures of racism.

In essence, the movement to build healthy 
communities is a push to increase and strengthen 
the protective factors in local environments while 
eliminating the harmful factors, with the goal 
of creating a healthier population.56 As the case 
studies interspersed throughout this section 
illustrate, a wide range of activities and issues 
fall under this umbrella.

While we discuss these environments one 
by one, they do not exist or affect people’s lives 
in isolation. Rather, they blend into, respond to, 
and influence one another. The most effective 
organizing strategies and the most durable 
solutions reflect this melding. Local residents 
and advocates often understand the
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ECONOMIC ENVIRONMENT

The presence of diverse businesses such as 
grocery stores, banks, restaurants; opportunities 
to own homes and build wealth; pathways to 
jobs and entrepreneurship—a thriving local 
economy is requisite for healthy communities 
and the people who live and work there. '37

Conversely, health suffers when a moribund 
local economy leaves residents to cope with 
joblessness, the threat of homelessness, and 
the violence and alienation that can be fueled 
by dim prospects.58 Revitalizing the economy of 
disinvested inner cities, aging and increasingly 
impoverished suburbs, and isolated rural 
communities is urgently needed for improving 
health and reducing disparities.

downward—the tax base shrinks, resulting in 
public disinvestment. Streets are not swept, 
and trash piles up. Streetlights burn out and 
remain dark. Residents must shop outside their 
neighborhood; and without a vital customer 
base, new businesses do not locate there. The 
result: an image of decay that contributes to the 
overall negative perception of communities of 
color. Furthermore, blighted commercial corridors 
depress the values of residential property nearby, 
making it difficult or impossible for homeowners 
to accumulate wealth.

The food retail environment is an especially 
important element. Not only do grocery stores 
provide the benefits of any other robust local 
business—foot traffic, commerce, jobs—but also 
foster better eating.

In most affluent, predominantly white 
communities, supermarkets are fixtures that

RETAIL

The vibrancy of a commercial district is a 
leading indicator of, and a major contributor 
to, a community's health. When neighborhood 
businesses are plentiful and robust, they 
draw foot and car traffic, create local jobs, 
and stimulate more commerce. When local 
businesses wither, communities tend to spiral

59
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residents take for granted. Not so in poor 
neighborhoods and communities of color. 
Nationwide, 23.5 million people in low-income 
communities do not have supermarkets or 
large grocery stores within a mile of their 
homes.60 Studies across the country consistently 
show that low-income neighborhoods have 
fewer supermarkets than affluent areas and 
that neighborhoods of color have fewer than 
predominantly white neighborhoods.61 In 
California, lower-income communities have 
20 percent fewer healthy food sources than 
higher-income areas as well as a greater 
concentration of fast food restaurants and 
convenience stores that stock mainly high- 
fat, high-calorie foods.62 Predominantly white 
areas of Los Angeles have 3.2 times as many 
supermarkets as black areas and 1.7 times as 
many as Latino areas (see Figure 4).

When personal food choices are constrained, 
weights increase and health loses out. A study 
of nearly 40,000 Californians found that people 
living in neighborhoods with few supermarkets or 
produce outlets but crowded with fast food and 
convenience stores are at significantly higher risk

of obesity and type 2 diabetes (see Figures 5 
and 6).63

The absence of grocery stores is often 
symptomatic of broader retail patterns that 
undermine health. Low-income communities 
of color have less access to pharmacies, banks, 
and other essential commercial sen/ices. They 
also have higher densities of liquor stores and 
bars, which are associated with more injury, 
drunken driving arrests, cirrhosis deaths, and 
violent crimes.64

As with many of the damaging environmental 
factors we discuss in this framework, the disparate 
economic landscape did not come about simply 
from blind market forces. From the post-World 
War II period through the 1960s, federal and state 
policies provided powerful incentives for white 
homeownership, thereby promoting white flight 
first from inner cities and then to the ever-distant 
suburban edge.65 Many businesses, including 
supermarkets, left the inner city, taking their jobs 
and tax revenues with them. Chain stores became 
oriented to these new suburban locations, with 
their abundant, inexpensive land and customers 
who owned cars. Many large chains did not

EMPLOYMENT, INCOME, WEALTH, AND ASSETS:
The quality and quantity of employment opportunities available to residents and the amount of collective 
wealth and assets in the community, which can influence residents' health.

PROTECTIVE FACTORS: Living-wage jobs with health benefits; safe workplaces. Savings, retirement, 
and homeownership provide economic stability.

j RISK FACTORS: Large numbers of community residents with low-wage jobs with no benefits and
j unsafe working conditions. Racial and economic segregation and concentrated poverty, which lead to
! higher stress and premature mortality.

__ j

NEIGHBORHOOD ECONOMIC CONDITIONS:
Presence of commercial services, including grocery stores, banks, and restaurants.

■ PROTECTIVE FACTORS: Public and private investment, which attracts more services and 
i supporting infrastructure.

RISK FACTORS: Disinvestment, which leads to loss of jobs and businesses and a decline in 
property values.
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| figure 4; Ratio of Unhealthy 
j to Healthy Food Outlets by 
i Community Income in 
j California, 2005*
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: *The Retail Food Environment Index divides the number of fast-food restaurants and convenience stores by
j the number of grocery stores and produce vendors in proximity to adult survey participants' homes. Proxim- 
| ity to home was calculated differently depending on rural, small town, suburban, and urban areas. Low
; income communities are census tracts where more than 30% of the households have incomes below 200% of ; 
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I Source; 2005 California Health interview Survey, 2000 Census, and 2005 InfoUSA Business File. As reported in j
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Figure 5: Obesity Rates and 
Access to Healthy Food in 
Lower-Income Communities 
in California, 2005
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For a definition of the Retail Food Environment Index (RFEl) and low-income community, see Figure 4. 
Obesity is defined as having a body mass index of 30.0 kg/rrh or greater.

Source: 2005 California Health Interview Survey, 2000 Census, and 2005 InfoUSA Business File. As reported 
in Designed for Disease: The Link Between Local Food Environments and Obesity and Diabetes, 2008.

i
Figure 6: Diabetes Rates and 
Access to Healthy Food in 
Lower-income Communities 
in California, 2005
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I Source: 2005 California Health Interview Survey, 2000 Census, and 2005 InfoUSA Business File. As reported 
5 in Designed for Disease: The Link Between Local Food Environments and Obesity and Diabetes, 2008.

Taken together, these three charts—Figures 4, S, and 6—illustrate that low-income communities not only have 
more unhealthy food outlets, but also have higher rates of obesity and diabetes than other communities.
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Over the past decade, new analyses such as 
Social Compact (www.socialcompact.org) and 
LISC MetroEdge (www.metroedge.org) have been 
refined to more accurately capture the financial 
assets and business potential of low-income 
communities. Cities, community developers, 
and advocates are using these analyses to make 
the case that low-income communities hold the 
ingredients to foster successful enterprises.

regard urban locations, especially low-income 
ones, as viable.

Recent studies demonstrate how the 
marketing analyses that influence retailers' 
location decisions systematically undervalue 
inner-city neighborhoods.66 Marketing firms 
often rely on national data sources such as the 
U.S. Census, which tend to undercount city 
residents, especially people of color.67 Market 
studies also generally look at average household 
income rather than at total area income, a 
measure that more accurately captures the 
density of an urban neighborhood and 
therefore its purchasing power.

Further, some marketing firms use 
distorted generalizations and even gross 
stereotypes to assess the investment potential 
of neighborhoods. For example, one firm 
described the residents of predominantly African 
American neighborhoods in Milwaukee as "very 
low-income families [who] buy video games, 
dine at fast food chicken restaurants, use 
nonprescription cough syrup, and use laundries 
and Laundromats." The same company described 
the residents of a suburban community as 
"interested in civic activities, volunteer work, 
contributions, and travel."68 Setting aside the 
ethical and moral aspects, such assessments 
can steer companies away from investing in 
underserved communities that may very well 
offer significant opportunities. Food 4 Less, 
which opened nine years ago in the Diamond 
Neighborhoods of San Diego as the anchor of 
the 10-acre Market Creek Plaza,69 has been 
consistently profitable, even in difficult times.

Building healthy retail.

While advocates around the country have worked 
for decades to reverse the grocery store exodus 
and establish supermarkets and other fresh 
food outlets in underserved communities, the 
movement is gaining traction in the face of the 
obesity epidemic.

In Baldwin Park, a largely Latino city east of 
Los Angeles, residents enlisted the help of the 
mayor and city council to commend merchants 
willing to make healthy changes in their grocery 
and convenience stores. In South Los Angeles, 
African American and Latino teens persuaded 
corner store owners near their school to feature 
fresh fruit and vegetables; the kids themselves 
helped paint the stores and rearrange display 
cases. In West Oakland, a cooperative struggled 
and then successfully opened a grocery with 
abundant healthy foods across the street from 
a BART station that hosts a farmers' market on 
the weekend.

A strong local retail environment means more 
than a grocery store, of course. When residents 
of disinvested communities get a fair chance to

70

Closing the Grocery Gap

The Pennsylvania Fresh Food Financing Initiative, a public-private partnership that has spurred 
investment in more than 83 new or improved stores in underserved communities, has emerged as 
a model for the nation. President Obama's 2011 budget proposal includes $345 million to establish 
the Healthy Food Financing Initiative, based on the Pennsylvania program, to be invested in new or 
expanded supermarkets, farmers' markets, and other food outlets. The program would move the 
country a long way toward ensuring that residents of all states and communities have access to healthy 
food stores and an important anchor for local economic activity.

A Framework for Building Healthy Communities 39
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Food Stamps at the Flea Market

Over generations it has become a tradition for Latino families in Fresno County to shop at the local flea 
market for fresh fruits and vegetables. When Fresno Metro Ministry learned that residents increasingly 
relied on food stamps to feed their families, it collaborated with state officials and the California 
Nutrition Network to supply the Selma Flea Market with the technology to enable merchants to accept 
electronic benefit transfer (EBT) cards. Now, shoppers can simply swipe their card to shop at eligible 
food vendors at the market.

Thousands of families use the system to buy nutritious food at a place where they feel welcome and 
comfortable, and produce vendors—many of them local growers and entrepreneurs—have seen their 
revenues increase. The EBT initiative has expanded in the county.

revive their commercial districts, they often seek 
a mix of stores and services with good selections, 
fair prices, and friendly service; in short, the 
amenities that are a way of life in most middle- 
class communities.71

Often overlooked as assets in California's 
urban, suburban, and rural neighborhoods 
are small businesses. These "mom and pop" 
enterprises—corner stores, restaurants, auto 
repair shops, dry cleaners, beauty salons, 
barbershops, the list goes on—are a testament 
to the entrepreneurial spirit that drives 
communities and to their resilience even in 
challenging economic environments. Many of 
these business owners live in the surrounding 
neighborhoods and hire from there. In fact, in 
low-income communities of color isolated from 
jobs and transit, small businesses may well be 
the primary employers. They must be connected 
to the movement to build healthy communities.

examine each of these in depth. But to provide 
a sense of the challenges and opportunities, we 
will touch briefly on two economic factors critical 
to health equity.

Housing.

Quality affordable housing is the centerpiece 
of a healthy community—and a perennial 
challenge in California. Just a few years ago, 
when the economy was strong, many lower- 
income people struggled with soaring housing 
costs. Gentrification added to the pressures on 
residents, as some neighborhoods, especially in 
large cities, attracted affluent newcomers. The 
problem of housing affordability remains, but it 
now exists in the context of the subprime lending 
debacle and the mortgage foreclosure crisis, 
which have hit the state especially hard.
In March 2009, as foreclosure filings reached 
their peak, five of the nation's eight metropolitan 
areas reporting the highest rates were in 
California: Stockton, Modesto, Merced, 
Riverside-San Bernardino, and Bakersfield.77

In the state's older central cities, lower-income 
neighborhoods have the highest foreclosure 
rates. As previously discussed, people of color 
are more likely than white homebuyers to receive 
subprime mortgages and to lose their homes.
The turmoil extends well beyond those who wind 
up in foreclosure; it reverberates throughout the

BROAD ECONOMIC 

DEVELOPMENT

The retail environment is only one aspect of 
community economic development. To build 
healthy places, we must address all the factors 
that contribute to a strong local economy, 
including housing, employment, job training, 
noncommercial development, and local public 
finance. It is beyond the scope of this report to
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community, destroying property values, 
eroding financial equity for all homeowners, 
and contributing to neighborhood decline. These 
conditions cause immeasurable emotional stress, 
which increases the risk of illness. And they leave 
families throughout the community vulnerable 
to financial disaster in the event of a job loss 
or a major illness with significant uninsured 
health-care costs.

Even though massive public housing projects 
are no longer built in the most undesirable parts 
of cities, and federal housing policy has a goal 
to deconcentrate poverty, housing markets in the 
state and nation remain starkly divided by race 
and income. This is not simply an urban versus 
suburban phenomenon. More older inner-ring 
suburbs are economically precarious, as they 
become destinations for families of color seeking 
affordable housing. In fact, poverty rates in the 
United States and some California regions are 
rising fastest in the suburbs.

commercial real estate markets, which eventually 
should rebound, the decline in manufacturing 
jobs signifies the longer-term shift to a service- 
and knowledge-based economy.

The economy in each region includes 
several sectors with significant potential 
for job growth or jobs to be filled because 
of retirement and other turnover. Many of 
these sectors hold genuine opportunities 
for people in disadvantaged communities to 
pursue promising career pathways. Successful 
workforce development strategies call for 
building partnerships with these sectors. Such 
partnerships can match education and training 
with the needs of industries and expose young 
people to emerging career opportunities while 
strengthening their academic skills and improving 
their access to higher education.

Employers, high schools, community 
colleges, labor unions, adult education schools, 
and community-based organizations all have 
important roles to play. Expanded, innovative 
workforce development and training programs 
must be in place to prepare men and women of 
color—the first to be laid off when the economy 
stumbles—for the growth sectors of the future. 
People reentering communities from jail or prison 
also must have access to educational pathways 
to well-paying jobs with career ladders in

73

Jobs and workforce development.

As discussed earlier, the loss of blue-collar jobs 
has had its biggest impact on communities 
of color. While the loss of construction jobs 
reflects the recent collapse of the residential and

Affordable Transit-Friendly Communities

Advocates are pressing to make affordable housing available throughout regions, especially near good 
schools, jobs, and efficient public transportation.'" Building affordable housing near transportation 
also reduces driving and related greenhouse gas emissions; thus, it is also a key response to 
climate change.

In the Bay Area city of San Leandro, Urban Habitat and Congregations Organizing for Renewal 
engaged residents in an extensive planning process that identified affordable housing as the top 
priority for improving quality of life. Organizers and residents have worked with city officials to develop 
a plan for a vibrant, mixed-income residential and commercial community in the downtown area, built 
around a transit hub that would link to Oakland, Berkeley, San Francisco, and other job and educational 
centers. The project is part of the region-wide Great Communities Collaborative, which recently 
partnered with the regional transportation agency to launch a $40 million fund that will support 
land acquisition for 1,100 to 3,800 new affordable homes near rail or bus stops.
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viable sectors.
The health sector is an important employer 

and economic force in virtually every region 
in the state. Financial services, information 
technology, and agribusiness are major players in 
a number of communities. The green economy— 
the sector concerned with energy efficiency and 
sustainable development—holds promise as both 
a significant source of jobs and a foundation 
to revitalize distressed communities. This sector 
can potentially address fundamental concerns 
of advocates for healthy communities (and 
it must be said, concerns that environmental 
justice advocates have worked on for decades): 
equitable and sustainable economic growth, 
public health, and environmental quality. That is 
the idea driving the work of Strategic Concepts 
in Organizing and Policy Education (SCOPE) 
in Los Angeles. This group is leading a public 
policy campaign to ensure that low-income 
communities are strategically connected to the 
job creation and the environmental returns of 
the green economy. In 2006, Los Angeles city 
officials, including Mayor Antonio Villaraigosa, 
committed to work with SCOPE and its allies 
to develop a green workforce. In 2009, the city 
council unanimously adopted an ordinance to 
begin green retrofits in all city buildings and to 
connect low-income communities to the jobs 
created by this large project.

Like the most promising place-based 
workforce development strategies, SCOPE 
forcefully addresses all four broad environments 
in the healthy communities framework: 
economic, by creating jobs with a career path; 
social, by engaging residents in coalition 
building and civic engagement to gain political 
support for their goals; physical, as the jobs 
created will improve both the natural and 
"built" environments; and service, because 
public buildings will be upgraded to better serve 
residents. "Shaping the green economy, to me, 
goes hand in hand with healthy communities," 
says Elsa Barboza, campaign director of SCOPE.
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Kids Make a Stand in 
Shasta County

Three checkout stands at a Wal-Mart in Anderson, 
California, are stocked with healthy snacks such as trail 
mix, granola bars, dried cranberries, and diced peaches, 
thanks to Kids Make A Stand, a project to promote 
healthy eating in Shasta County. After convincing 
the store manager that good nutrition builds their bodies 
and minds, the students, ages 11-13, designed the stands 
and surveyed customers to get their reaction. Since the 
project began in 2006, sales of the healthy snacks have 
almost tripled. This permanent addition to the store also 
includes refrigerated cases for water, sales of which have 
nearly quadrupled.

Offering healthy options has become an important 
part of the store's approach. Wal-Mart uses Network 
for a Healthy California's online calculator to determine 
which products are suitable to stock in the "Kid Healthy 
Choices" area. Anderson, a predominantly white rural 
community with a median family income of less than 
525,000, is so economically isolated that its residents have 
access to very few retail outlets, making Wal-Mart the only 
major viable option, as well as making this victory that 
much more significant.

Energized by their success in Anderson, the youth 
made presentations to managers of Wal-Mart stores in 
Redding and Red Bluff, who have replicated the effort.
The students also lobbied the Anderson City Council 
for an ordinance to have healthy food sections in every 
grocery and corner store in the area; when the council 
raised its concern about community business support, the 
young people persuaded two local corner stores to feature 
their innovative displays. While a citywide initiative did 
not pass, the youth had a significant impact on the city’s 
healthy choice vending policy, removing sodas from and 
adding healthy snack options to all vending machines in 
city-owned or -leased facilities.

Kids Make A Stand is a project of South Shasta 
Healthy Eating, Active Communities (HEAC), a four- 
year initiative to combat childhood obesity spearheaded
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Youth in Shdsta County now have hr^lthy, nutritious choices for snacks in 

stores near their school, thants to Kids Make A s.ofM-

by The California Endowment. Healthy food advocacy is 
one of many efforts the collective has undertaken. Young 
people participating in other projects persuaded the City of 
Anderson and the parks director to refurbish park restrooms, 
add lighting for safety, and replace basketball nets. In a 
historic partnership among the city, Cascade Union School 
District, and HEAC, youth have prompted the partners to 
carry out a Safe Routes to School project that will allow for 
the development of sidewalks in front of, and on the way to, 
the middle and high schools. Students will be encouraged 
to walk and bike to school to decrease traffic and increase 
physical activity. According to a staff member, it has become 
routine for the city to ask youths' opinion on anything that 
might affect the health and well-being of the community,
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Community Health Councils' 
Neighborhood Food Watch

At first glance an outsider might not think of South Los 
Angeles as a food desert; there are numerous corner stores, 
liquor stores selling snacks, and even chain supermarkets. But 
many of the chain stores are inferior to their counterparts in 
more affluent neighborhoods. All too often, the markets are 
not well maintained; they smell of rotting meat and produce, 
and they sell molded dairy products and even packaged or 
canned food years past their expiration dates. In one case, 
community advocates discovered that expired products were 
being moved from stores in higher-income parts of the city 
to be sold in stores in underserved communities.

To address the pervasive components of structural 
racism in South Los Angeles—misperception of weak 
buying power, lender redlining, and disinvestment in this 
historically African American community— a resident-driven 
study was conducted to assess food access options in the 
area. Community Health Councils, Inc. (CHC), a nonprofit 
community-based, health promotion, advocacy, and policy 
organization that conducted the study, found that people 
in communities of color were simply unable to find the 
same foods in their neighborhoods as in high-income, 
predominantly white neighborhoods.

CHC started a strong grass-roots effort, the 
Neighborhood Food Watch, to ensure the availability of 
high-quality healthy food options in South Los Angeles, it 
gives residents the opportunity to hold local food vendors 
accountable to "standards of quality" established by 
the community. Stores may participate in the effort by 
signing a promise to abide by the standards, which include 
maintaining dean store environments and stocking fresh and 
healthy foods that meet or exceed USDA quality standards. 
Monitoring includes shopping lists and store quality 
checklists that residents can use to assess the availability and 
promotion of particular food items in their neighborhoods. 
Community residents also invite representatives of grocery 
trade associations to brainstorm ways to increase the number 
of markets and improve grocery stores. This increases their
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South I os Angeles Eesid<jnis. now have more "food power"—quality, healthy 

*o th : ptions, and clean environments—at markets such as Fresh & Easy, 

thankj to CHCs holding such stores to "standards ot quality" that residents 

can monitor.

leverage by expanding the collection of voices that can put 
pressure on the stores.

"Exposure and opportunity to healthy options is what 
we're trying to create for people," says Lark Galloway- 
Giiliam, executive director of CHC. "It's not that any store 
is better than nothing. Generally speaking, 'something' is 
not better than nothing."
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Great Communities 
Collaborative

Developing housing, jobs, and transit on the 375 open acres 
around the forthcoming Hillcrest BART station in Antioch; 
transforming the Broadway-Valdez District, also known as 
Oakland's Auto Row, into more than 1,700 new homes and 
a million square feet of new retail space: These are just a 
few examples of what it takes to build a sustainable "great 
community,'1 Oftentimes tow-income people do not live in 
cities where they have access to new quality housing that is 
close to transit and job centers. As urban sprawl becomes the 
norm nationwide and affordable housing moves farther away 
from commerce, it is critical to refocus growth around public 
transportation and existing downtowns so that all residents 
can participate in the local economy, while also protecting 
current residents from the potential for displacement. Rarely 
are community members involved in planning processes or in 
the development of the very neighborhoods where they live.

The Great Communities Collaborative, a nonprofit 
community-foundation partnership in the Bay Area, has 
been working since 2006 to engage residents in more than 
23 communities—including low-income communities and 
communities of color—in local transit oriented development 
(TOD) planning processes to ensure that by 2030 ail people 
in the Bay Area can live in complete communities, affordable 
across all incomes, and with nearby access to quality transit.

The collaborative developed a toolkit that guides 
community groups nationwide to create TOD opportunities 
that promote affordable housing, waikable/transit-friendly 
commutes, local shops, access to job centers, and improved 
community services. The kit includes fact sheets, policy 
principles, a guide to develop a transit station plan 
campaign, educational resources for community members, 
technical tools, detailed references, and accounts of 
people whose lives changed when they moved or 
worked closer to public transportation.

Pam Nfclscn Hollis, executive director of Congregations Organizing for Renewal 
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JOB TRAINING CENTERS AND COMMUNITY PARTNERS:

Reconnecting Young Adults to Viable 
Workforce Pathways and Leadership
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With support from federal and state government, businesses, workforce 

training providers, and local governments are collaborating to chart an 

equitable, sustainable economic recovery. Two programs in different parts of 

the stale have developed innovative partnerships to create the job training 

structures and support systems needed to ensure that the most vulnerable 

members of our next geneiation are ready to fill Ihe jobs of the future.

The 911 Sustainable Communities initiative is working to link residents 

of South Los Angeles' Vernon-Central neighborhood, wheie four out of 

10 residents live in poverty, to jobs associated with the greening of the 

neighborhood Led by the CDTech Community Development Technologies 

Center, the partnership includes the Community Planning and Economic 

Development program at Los Angeles Trade Technical College, the Los Angeles 

chapter of the Green Business Council. LA CAUSA Youth Build, and the 

Vernon-Central Workforce Collaborative. The effort has primarily targeted 

18- to 24-year-olds who are out of school, in its startup year, the 25 young 

people who participated in a six-week job and leadership program provided 

conservation education to more than 240 households, recruited 25 businesses 

into a local toilet retrofit progiam, conducted 125 energy assessments, and
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retrofitted five homes. The partnership is raising resources to significantly 
expand these efforts.

In Oakland, the Construction Employers' Association (CEA) and 
Northern California Carpenters Regional Council worked with the joint 
labor-management Carpenters Training Committee in 2005 to initiate the 
pilot Carpenters Pre-apprenticeship Program, Organized in stages, the 
training includes; preconstruction and basic skills education, vocational 
skills training needed to secure an apprenticeship in a specific trade, 
and paid on-the-job training and experience. It is run out of the Cypress 
Mandela Training Center in Oakland, which is committed to expanding 
access to jobs in art aspects of the construction trades industry. The 
pre-apprenticeship program has proven to be effective and continues to 
grow, Since the recession began, 85 percent of graduates were placed 
in jobs with wages typically starting at $ 12—$ 16 per hour; graduates 
have exceeded a 75 percent job retention rate. In June 2009 the center 
graduated 40 students from the first 12-week green jobs training cycle. As 
the workforce ages, developing apprentices into skilled, productive journey- 
level craftsmen Is essential to meet the future labor needs of the industry.

Above: innovative programs in leadership 

development and job training are helping 

to prepare California youth for promising 

careers.
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SOCIAL ENVIRONMENT

We all need a strong social fabric to thrive. 
This matters at an individual level: People 
who are socially isolated are at higher risk for 
a variety of illnesses, accidents, and death. 
This also matters at the level of community.

pointed out that weak social bonds and networks 
are strong predictors of the rates of four common 
sexually transmitted diseases: gonorrhea, syphilis, 
chlamydia, and AIDS.76 One of the most revealing 
studies of the importance of social bonds— 
because it looked at an actual event rather than 
a survey of a sample population—comes from an 
analysis of deaths during a Chicago heat wave in 
1995. A neighborhood with relatively weak social 
bonds and cohesion had a mortality rate 10 times 
higher than the rate in a neighborhood of similar 
income but with stronger social relationships. 
People who died from the heat were almost 
always alone and isolated.

The absence of social cohesion is not 
wholly a function of income, of course. But 
the lack of resources and opportunity structures 
in poor communities and communities of color— 
parks, thriving commercial districts, good schools 
with well-funded athletic teams and fields, 
indeed, the factors in all four environments of

When people are connected to those around 
them; when they trust their neighbors, their 
local shopkeepers, their community leaders, 
the teachers in their children's schools, they 
feel greater attachment to the place where 
they live. And when they feel that attachment 
and enjoy those relationships, people are better 
able to organize and advocate for improvements 
in their neighborhoods, their schools, and 
their workplaces.

Research shows that weaker social networks, 
less cohesive neighborhoods, and environments 
marked by social conflict are associated with 
higher rates of homicide, suicide, depression, 
smoking, and alcohol and drug abuse.75 One 
study of 12- to 15-year-olds in Chicago found 
that those who lived in neighborhoods with 
low levels of social cohesion were significantly 
less likely to participate in recreational or sports 
programs and less likely to be physically active 
two years later. Another study of urban teens

77
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this framework—strips neighborhoods of the 
amenities and gathering spaces that knit people 
together and inspire community service and 
action. The inequities can feed on themselves. 
Weak community networks make it difficult for 
residents to organize and advocate for the very 
services, investments, and policies that would 
strengthen civic cohesion, build pride and a 
sense of ownership, and improve prospects for 
a healthy future. Recent research indicated that 
neighborhoods experiencing ethnic and racial 
changes were more likely to have toxic waste 
dumps located within their boundaries.78 This 
recognition that communities in transition may 
not have been able to resist environmental

degradation affirms the assessments of issue- 
and faith-based groups involved in local 
organizing around these issues.

The concept of "social capital" is key 
to understanding the intersection between 
the social environment and the health of 
residents. Researchers talk about two types 
of social capital in the context of vulnerable 
communities. "Affective capital" can ameliorate 
the corrosive effects that extreme poverty can 
have on interpersonal bonds and supports. 
"Instrumental capital" builds the civic, economic, 
and political power of residents for collective 
action.79 This is not as abstract as it sounds. Just 
as research indicates that weak social networks

CULTURAL CHARACTERISTICS:
Values, attitudes, and standards of behavior (including diet) connected to race, ethnicity, gender, religion, 
nationality, or other types of social and cultural groupings.

PROTECTIVE FACTORS: Cohesion, a sense of community, and access to key cultural institutions.

RISK FACTORS: Racism, language barriers, and acceptance of unhealthy behaviors. Absence of 
expectations that promote healthy behavior and community safety.

SOCIAL SUPPORT AND NETWORKS:

Friends, family, colleagues, and neighborhood acquaintances. These networks exist within the community 
and beyond it, such as churches and dubs.

PROTECTIVE FACTORS: Social capital that can provide access to social supports and economic 
opportunities as well as to certain health services and resources. Adult role models and peer networks 
that are influential to young people.

RISK FACTORS: Lack of social supports and role models. Residents do not have access to networks 
outside the neighborhood that can link them to employment and other key opportunities (sometimes 
referred to as an absence of "bridging" social capital).

COMMUNITY LEADERSHIP AND ORGANIZATION:
Level of capacity for mobilization, civic engagement, and political power.

PROTECTIVE FACTORS: Community leaders and organizations providing needed supports and 
services. Political power allows needed resources to be leveraged into the neighborhood.

RISK FACTORS: Lack of leadership, organization, and political power, impeding the flow of resources 
needed for neighborhood problem-solving and hampering community leadership development.
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mentoring have been shown to improve conduct, 
boost academic performance, and increase the 
number of young people graduating from 
high school.84

When diverse people come together 
for a common goal, they not only increase 
their potential to achieve it, they discover 
opportunities for bridging differences as well.
For example, Santa Cruz Barrios Unidos is 
working with former gang members, other 
out-of-school youth, and young prisoners to 
strengthen their self-esteem, cultural pride, 
and other life-affirming qualities as an alternative 
to violence. Building black-brown alliances is 
emphasized, even in the tough terrain of the 
prison system. As for the young members, who 
are largely Latino, Barrios Unidos helps them 
rediscover their drive to succeed by reconnecting 
them with their culture, often through the 
practice of indigenous spiritual traditions. The 
approach is reminiscent of many programs based 
in black faith traditions.

Religious congregations are, in fact, among 
the most vital, stable institutions in many lower- 
income communities of color. Their qualities 
can serve as the basis for grooming leaders, 
framing issues broadly, organizing action, and 
working toward policy changes and community 
improvements that promote health for large 
numbers of people. Ethnic associations and 
immigrant aid societies, often lifelines for people 
navigating the challenges of a new land, can also 
build local leadership and political power. The 
affiliated groups of the faith-based PICO Network 
across California have exhibited just this kind 
of trajectory (www.piconetwork.org). Not only 
have they worked at the local level for municipal 
government improvements to their neighborhoods; 
they also have coalesced into a powerful statewide 
advocacy network for policies to increase access 
to health care. In another example, some of the 
strongest advocates for equitable allocation of 
park resources in Los Angeles grew out of soccer 
clubs founded by Central American immigrants.

More parks and other improvements such 
as farmers' markets, cleaner air, safer streets, 
better housing, and positive factors in the

are linked to relatively poor health, studies 
show that more social capital is associated 
with better health.80 For example, a study of 
Filipino Americans found that learning about 
one's cultural heritage, participating in cultural 
practices, and experiencing a sense of pride and 
ethnic connection—in sum, a high level of social 
capital—buffer the emotional stress of perceived 
discrimination and are strongly associated with 
fewer depressive symptoms.81

Building healthy social supports, 
community engagement, and leadership.

Strong social networks that bring residents 
together—whether to check on an elderly 
resident who lives alone, help a child with 
homework, tend a neighborhood garden, or 
push for space and funding for that 
neighborhood garden—are integral to 
healthy communities.8^ Mentoring, supportive 
relationships and social networks can teach, 
model, and reinforce virtually all the behaviors 
and activities that help people and places thrive: 
from healthy eating and physical activity to 
civic engagement and effective advocacy. This 
is the guiding principle of the Naa Xini training 
series, developed by El Centro Binacional Para el 
Desarrollo Indlgena Oaxaqueno (CBDIO), to build 
leadership and advocacy skills in the growing 
community of immigrants from Oaxaca, Mexico, 
who have settled in the San Joaquin Valley.83 Naa 

Xini means "The Leaders" in Mixteco, one of the 
indigenous languages of Oaxaquenos. Building 
on cultural values and practices, the program 
teaches people from one of the most invisible 
groups in California how to advocate for better 
health services in their new land.

Mentoring and trusting relationships can 
be lifesavers, especially for youth. More than 
a dozen programs listed on the Promising 
Practices Network—a project of the RAND 
Corporation to review scientific evidence on 
ways to improve outcomes for children and 
families—use mentoring as one of their main 
approaches. From large nationwide programs to 
small neighborhood ones, programs built around
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four environments of the healthy communities 
framework are possible with strong organizing, 
mobilization, and staying power. When neighbors 
know one another, when they feel invested in the 
betterment of their community, and when they 
feel empowered to raise their voices, they create 
ways to join together and fight for changes that 
improve the lives of everyone.
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COMMUNITY COALITION:

Promoting Healthy Neighborhoods 
through Leadership Development, Policy 
Advocacy, and Community Involvement
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When you walk through the doors of the Community 

Coalition in the heart ol South Los Angeles, the vibrant 

energy and passion for social justice aie palpable. You are 

likely to see a mix of community activists, youth organizers, 

and an elected official or two working together. CoCo. as 

it is often called, was formed in 1990 to address the impact 

of the crack cocaine epidemic then ravaging South Los 

Angeles—a community of more than 800,000 residents— 

and taking a particular toll on African Americans. Its initial 

intent was to organize social service workers, the frontline 

responders, to buiid a poweiful oody of political activists 

around the issue. Ovei time, it has moved to a much broader 

approach to issues of substance abuse and treatment, 

recognizing that addiction is connected to the social and 

economic problems confronting low-income communities 

of color.

alcohol availability on community health, as it correlates to 

nigh levels of crime, child abuse, domestic violence, and 

gang recruitment and activity; and to community economic 

viability by stifling development and driving other retail uses 

away. Known lor theii efforts to addtess the environmental 

and social factors that contribute to health disparities by 

cleaning up or closing down nuisance businesses such as 

liquoi stores and cheap motels that fostered drug-related 

violence, coalition members set out to change city policies 

related to such businesses, with diamatic lesuhs. For 

example, after the 1992 civil unrest in Los Angeles, hundieds 

of members collected evidence and provided testimony in 

public hearings before local government bodies; as a result, 

150 problem liquor stores were prevented from rebuilding. 

Moreover. 44 of those problem stores were replaced by 

businesses that serve community needs—social service 

programs. Laundromats, and markets without alcohol.

The coalition’s focus on substance abuse and alcohol 

availability has had a significant impact on policy at ihe city.

While the coalition’s work has gradually expanded to 

incorporate issues well beyond substance abuse, its efforts 

have resulted m a deeper understanding of the effects of
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The Community Coalition in South 

Lui Angeles engages residents 

in strategic planning to address 

the social and economic ills that 

drive away development in their 

community. The coalition aiso 

promotes youth activism.
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bond funding, resulting in S153 million for additional school 
repairs at previously overlooked South Los Angeles and other 
inner-city schools. Youth activists also helped win a resolution 
toughening high school graduation requirements and 
making college preparatory courses available to all students 
throughout the district, critically impacting African American 
and Latino students who were often not college ready.

The coalition constantly strives to understand the 
complex forces that shape South Los Angeles and other 
communities of color. Members of the staff study social 
policy and history, focusing on residential segregation, 
shifts in political power, and the civil rights movement.
They also train community members of all ages to advocate 
for significant policy change, providing childcare, translation, 
and transportation so people can take part. The organization 
endeavors to enhance all members' understanding of 
different races and cultures and to encourage participation 
and leadership across lines of race, ethnicity, age, 
and gender.

state, and national levels. Locally, the group gained passage 
of an ordinance adopted by the Los Angeles City Council 
that restricts the number of new alcohol outlets in South Los 
Angeles. The coalition also won a significant legal decision 
before the California Court of Appeals, affirming the power 
of cities to regulate alcohol-related nuisance businesses; the 
ruling was subsequently upheld by the California Supreme 
Court. Coalition members also worked with other alcohol 
policy groups throughout the state to draft legislation giving 
local communities a greater say in granting liquor licenses 

Its youth component—South Central Youth Empowered 
Thru Action (5C-YEA)—is developing the next generation of 
Latino and African American activists capable of leading their 
peers and impacting public policy. The SC-YEA chapters on 
seven of South Los Angeles' most underserved high school 
campuses give voice to students. Youth focus their activism 
on the conditions of their schools and address both facilities 
and curricula. For example, they campaigned for the Los 
Angeles Unified School District (LAUSD) to redirect school
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THE PHOTOVOICE PROJECT:

Structural Inequality 
through the Eyes of Youth
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The vivid descriptions by young people of their communities 

are made even moie haunting by the accompanying bleak 

photographs that capture everything: from dilapidated drug 

houses with boarded-up windows and unevenly paved roads 

with no sidewalks oi street lights to locked playgrounds and 

obese children consuming super-sized sodas and snacks. 

These are some of the observations shared by students, 

ages 10-18. participating in Phoiovoice. a statewide project 

used by the Central California Regional ODesity Prevention 

Program (CCROPP). Program staff recognized the need for

a heailh-piomoung built environment. Photovoice gives 

youth the opportunity to document the challenges to healthy 

eating and active living in their communities.

Active m low-income communities and communities 

of color throughout the state. Photovoice trams youth in 

advocacy, photography, writing, and public speaking. The 

youth present their work to stimulate discussion on, and 

action for. structural changes essential to community health. 

As founder Caroline Wang describes it, "Photovoice entrusts 

cameras to the hands of the people to enable them to act
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"/ see a very dirty alley that is 

not gated or safe. This picture 

shows something that makes 

being active a challenge."
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In this photo I see a food 

store, and near the door, there 

are seven soda machines and 

only one water machine. People 

are more likely to buy soda, 

especially because some sodas 

cost twenty-five cents while the 

water is more than a dollar.
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as recorders—and potential catalysts for social action and 

change—in iheii own communities."

In Fresno County, participants used their work to 

advocate lor new farmers' markets and a community 

garden; m Baldwin Park, the youths' photos of both the 

positive and negative things that were happening m theii 

neighborhood were so moving thai their recommendations 

were incorporated inio the city's guide for planning park 

programming and design.
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A Center for Youth Leadership and 
Community Transformation
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authorizing the conversion of a vacant facility next to the 
school into a 25,000-square-foot, state-of-the-art facility that 
provides comprehensive programming and a wide array of 
free services.

In a neighborhood where graduation rates are just 
above 50 percent, many of the parents of students are 
not educated themselves, leaving them underemployed 
or without work at all. There is little access to any kind of 
viable economic infrastructure. Youth UpRising's vision is 
to build a healthy and economically robust community by 
harnessing the leadership of young people to become agents 
of positive change. Its mission is to help teens overcome 
the tremendous barriers, both external and internal, to 
navigating adolescence successfully; and to support young 
people in actualizing their potential through consciousness 
raising, personal transformation, and skills and 
leadership development.

YU provides comprehensive, fully integrated well-being, 
career and education, and arts and culture programming to

Whether it is mid-day, after school, or a weekend, Youth 
UpRising (YU)—next to Castfemont Leadership Preparatory 
School, Castlemont Business and Information Technology 
School, and the East Oakland School of the Arts—overflows 
with creativity, activism, and energy. This dynamic youth 
leadership development center is a safe haven in an East 
Oakland community plagued by poverty, high dropout and 
unemployment rates, endemic substance abuse, and 
rampant violence.

Youth UpRising grew out of the needs articulated 
by students after racial tension at Castlemont High 
escalated into violence in 1997. Young people pointed to 
inadequate educational resources, insufficient employment 
opportunities, limited health services, and a lack of "things 
to do" as root causes of the problems facing them. The 
Alameda County Health Services Agency and City of 
Oakland officials responded by convening a diverse group 
of stakeholders—youth representatives, community leaders, 
clergy members, service providers, and public officials—ancf



Youth uprising provides leadership 

de-.r-oprr-ent, education, arts, and 

culture, as well as other life lessons 

to young people in East Oakland
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Youth UpRising also has developed significant 
partnerships with the mayor's office and Oakland Police 
Department (OPD), Code 33 is an innovative culture-shifting 
experience designed to Improve youth-police relations In 
the city by engaging them in Intensive dialogue together 
to address stereotypes held by each about the other. With 
the full commitment of the OPD, YU will train ail of the 
department's 400 "boots on the ground" officers who have 
daily contact with the community. The first round of training 
was held May-June 2010.

expand life opportunities for ail who come through its 
doors. Central to its approach are health and wellness 
activities, including primary health care and robust mental 
health services. Civic engagement is taught using the 
career arid education programming, expanding the idea 
to encompass more than matriculation and classroom- 
based consciousness raising by making sure eligible youth 
are registered to vote and exposing them to the idea and 
opportunity of sitting on a board of the City of Oakland 
or Alameda County. This area also encompasses the Social 
Enterprise department, featuring Youth UpRising's on-site 
Internet restaurant. Corner's Cafe, which creates jobs and 
offers career promotion, entrepreneurship support, and 
income generation. Youth UpRising rounds out its activities 
with arts and expression: physical, performance arts that 
provide youth with alternative, safe channels to develop 
self-esteem, discipline, cultural and artistic pride, as well as 
physical fitness, Media Arts, anchored by YU, includes music 
and film production as well as web-radio.

environments: # Social •Service
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Crime Prevention Through 
Environmental Design in Chula Vista
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mChula Vista, in San Diego County, about seven miles north 
of the "busiest international border crossing in the world," 
is an ethnically and economically diverse community. The 
western part of the city has high rates of poverty and is 
predominantly made up of Latino families, but it is also 
home to African American, Asian American and Pacific 
Islander, and white residents. While children live in more 
than 40 percent of local households, there are few safe parks 
and outdoor spaces for physical activity and healthy food 
options; conversely, fast food outlets abound. Because of 
the correlation between childhood obesity prevention and 
public safety, Chula Vista Healthy Eating, Active Communities 
(HEAC), in partnership with local youth, promotoras, and the 
Public Health, Parks, and Police departments, has been using 
Crime Prevention Through Environmental Design (CPTED) 
to transform the built environment and to make safe, active 
living an option for all residents.

CPTED operates on the premise that criminal activity 
can be deterred by making potential offenders feel as if 
they can easily be seen. The strategy is to enhance well-lit 
public spaces, create landscaping that does not shield public 
vie-w, and limit entry and exit points. Resident participation 
in planning is key. This crime prevention approach is unique 
because it promotes both physical and social change and 
allows community members to engage in making their 
streets safer.

With the support of the National Convergence 
Partnership and Prevention Institute, the collaborative 
has recently launched a new initiative that focuses on 
the redesign of six sites throughout west Chula Vista 
that are too dangerous for residents to access safely. As 
the work progresses, residents remain invested in and 
accountable for the work, strengthening the social fabric 
of the neighborhood.
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Harhoside nnd Eucalyptus f-nx ?n Chula Vista have been redesigned tc 

promote sa'eiy and encourage physical activity.
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Faith-Based
Institutions

in many neighborhoods, churches, mosques, and temples 
have assumed important roles in building community; 
offering educational opportunities; promoting violence 
prevention; stimulating economic vitality; developing 
housing, and providing tools for health education, 
disease prevention, and intervention.

West Angeles Church of God in Christ, in the heart 
of Los Angeles' Crenshaw District, has a membership 
of over 24,000; it founded its community development 
arm in 1994. Its efforts are directed toward increasing 
social and economic justice in the largely black and Latino 
neighborhood by developing quality low- and mixed-income 
housing; mobilizing community members and resources; and 
practicing conflict mediation and resolution. With a portfolio 
of dose to $50 million in real estate and an annual operating 
budget of almost $3 million, the church's West Angeles 
Community Development Corporation (CDC) has significantly 
invested in a community that has gone critically underserved 
for decades, it continually strives to revitalize the area and 
its residents, as it creates living-wage jobs and engages 
individuals in this empowering process.

Three hundred miles north, in East Oakland, Allen 
Temple Baptist Church—home to 5,500 members—offers 
training and employment programs for individuals upon their 
return to the community from prison, provides counseling 
for survivors and perpetrators of domestic violence; and 
runs one of the most widespread HIV/AIDS awareness and 
prevention programs in the area, along with providing 
supportive housing for people debilitated by the disease. 
Church leadership not oniy makes medical and social services 
available; it has also made great strides in removing the 
taboo from an epidemic that has disproportionately 
affected the African American community nationwide.

Allen Temple fiaptist L provides an array of counseling, health, and social 

services to residents c-t test Oakland-

West Angeles Church of God in Christ Ptveloos quality low- anc mixed-income 

housing annn: other on.wunity deveiopme it efforts m the heart of Los Angeles' 

Crenshaw District.
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CENTRO BINACIONAL PARA EL DESARROLLO INDlGENA OAXAQUENQ:

Building Bridges among Isolated 
Indigenous Groups in California's 
Central Valley
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Moie than 200.000 Native Americans, primarily from the Mexican states 

of Guerrero and Oaxaca, live as an almost invisible population across the 

United States. There is great diversity in this group; Oaxaqueftos (who speak 

Spanish as a second language) include 17 ethnic groups who still maintain 

their indigenous languages The estimated 10.000 Oaxaquehos who live 

in Fresno County have high rates of illiteracy and low levels of formal 

education. Most individuals are employed m low-paying jobs on farms, in dairy 

processing centers, or in the service sector; most are uninsured, and many aie 

undocumented. To help give voice to this community, El Centro Bmaciona! 

para el Desarrollo indigena Oaxaquefio (CBDlO) trains and mentors Oaxaquefto 

resident leaders in several San Joaquin Valley communities who are taking 

on advocacy campaigns designed to strengthen the public health system's 

response to the distinct needs of their communities, which are usually 

lumped together with all "Mexican" immigrants.

Working with policy and community capacity building experts, CBDlO 

developed the Naa Xim training model, a culturally based health advocacy

tiO
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training series. Naa Xmi. which means "The Leaders” in the Mixteco 

language, directly incorporates indigenous cultural values m community 

building and in the strategic advocacy actions that are employed to strengthen 

the accountability of public agencies to the diverse Oaxaquefio communities. 

For example, the Mixteco value of Tequio, which translates into collective 

work/responsibility, is used to describe ihe community research, outreach, 

and advocacy actions that Naa Xmi participants undertake throughout 

the leadership development project Equally important was the deliberate 

extension of Tequio as a value that Naa Xini participants have advocated 

should be used to frame the collective responsibility of the indigenous 

families and the public heallh system to work as partners to improve 

community health. The CBOlO's cultural community-building events such as 

the annual Guelaguetza Festival helped spread the word about the community 

health challenges and issues the Naa Xini participants were addressing through 

advocacy campaigns. In a two-year pilot, CBDlO trained 40 community leaders 

in Fresno and Madera counties.
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PHYSICAL ENVIRONMENT

Clean water and air; well-maintained 
sidewalks and parks; structurally sound and 
attractive housing; clean, safe, well-tended 
school buildings—good physical conditions 
are bedrocks of a healthy neighborhood.85

of these wide open spaces...but you get into 
the communities and you talk about letting your 
kids ride a bike to school with no shoulders? Or 
go out and play in what—a cow pasture with 
old oil wells? It's not realistic," says a healthy 
communities advocate in rural 
northern California.

The history of metropolitan sprawl and 
inner-city disinvestment created and perpetuates 
these problems. The patterns we previously 
described in the economic environment section 
are literally etched in concrete in the physical 
environment of low-income urban communities: 
the exodus to the suburbs of jobs, businesses, 
and white residents; and the isolation of people 
of color in economically and politically neglected 
neighborhoods.86 Many neighborhoods in cities 
may have been built to the standards of an 
earlier day as compact communities with public 
gathering spaces and commercial districts.
But now sidewalks are often poorly lit and

On the flip side, inadequate and dilapidated 
public facilities are bad for health. They limit 
options for physical activity, social engagement, 
and other healthy activities, and they expose 
residents to hazards such as mold, pollutants, 
and infestations that can lead to illness. 
Unfortunately, poor physical conditions are all too 
common in underinvested communities of color.

Parks are high on the agenda of many healthy 
community advocates because of their huge 
benefits for health, community connection, 
civic pride, and environmental quality. Nearly 
two-thirds of the children in Los Angeles 
County—almost all of them kids of color living 
in low-income neighborhoods—have no park 
or playground near their homes, according to 
the City Project, which has worked for years 
to change these statistics (www.cityprojectca. 
org/losangeles.html). And park space is not a 
problem in cities and built-up suburbs only; it is 
an issue in rural communities as well. "You think

62 Why Place and Race Matter
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airport. A 2005 study found the air inside some 
homes was five times more toxic than in other 
parts of the city. Years of research have shown 
that air pollution can trigger the wheezing, 
coughing, and gasping for breath that signal an 
attack in people with asthma, but a study of 10 
California cities raises the even more troubling 
possibility that pollution can lead to the onset 
of the disease. The study found that the closer 
children live to a freeway, the more likely they 
are to develop asthma.88

For decades, environmental justice activists 
have called attention to the connections among 
pollution, illness, land use planning, and public 
policy. They also have documented the heavy 
burden on communities of color and challenged 
the mainstream environmental movement’s 
disregard of these issues. The Asian Pacific 
Environmental Network, for example, has

maintained; streets roar with traffic; and parks 
are often unsafe, unkempt, and much too small 
for the current population, if they exist at all.
To say these conditions discourage walking, 
bicycling, and active play understates the 
dilemma. Government neglect of infrastructure 
in poor communities can make it dangerous 
for residents to engage in the physical activities 
essential for health, without even factoring in 
crime rates or negative perceptions about 
public safety.

Other health hazards exist. Bus depots 
and facilities that spew pollutants are 
disproportionately located in these communities; 
highways often run through them; ports and 
airports abut them.87 They foul the air of already 
vulnerable neighborhoods. The predominantly 
black community of West Oakland, for example, 
sits against a busy freeway, a major port, and an

ENVIRONMENTAL QUALITY:
Air, water, land

PROTECTIVE FACTORS Policies and practices that maintain a clean, healthy environment.

RISK FACTORS: Presence of and exposure to toxics and pollution in residential areas and in 
work environments.

BUILT ENVIRONMENT AND INFRASTRUCTURE:
Housing, parks, recreation facilities, utilities.

ii
; PROTECTIVE FACTORS: Access to affordable, high-quality housing and local parks; practicali
: opportunities to walk, run, and bicycle. Urban design that supports physical activity.
I
! RISK FACTORS: Exposure to lead paint, problems with inadequate sanitation and pest infestation, 
■ dangerous types of work, and urban design that inhibits physical activity.

GEOGRAPHIC ACCESS TO OPPORTUNITIES THROUGHOUT THE REGION:

; the neighborhood as welt as the broader region.Access to toads or transit connecting to resources .,
r ■

! PROTECTIVE FACTORS. Convenient location and mobility allowing access to sen/ices, employment,
| and cultural and recreational resources.

RISK FACTORS: Isolation from job centers, particularly areas without convenient public transit access. 
Distance from recreational facilities or safe parks for health-promoting activities such as exercise.
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broken plumbing, peeling paint, and no 
heat. The doctors collaborated with lawyers 
to push landlords to repair and clean up their 
properties, an example of the important role 
health professionals can play in building 
healthier communities, a topic we explore in 
greater detail in the following section on the 
service environment.

Deplorable school facilities, including many 
older portable buildings, are all too common in 
underfunded, overcrowded districts. They pose 
the same health risks as substandard housing, 
compounding the dangers for children with 
asthma and other respiratory conditions94 who 
get no respite either at home or school, thus 
causing declines in their academic performance.
A class-action lawsuit (Eliezer Williams et al. 

vs. State of California et al.—filed by Public 
Advocates, Inc., ACLUs of Southern and Northern 
California, MALDEF, Morrison and Foerster,
LLP, and the Advancement Project against the 
State of California and state education agencies 
on behalf of students in San Francisco County 
attending unhealthy schools}—exposed egregious 
problems in California: collapsing ceilings, broken 
water systems, and schools without a basketball 
hoop or a climbing structure. The case ended 
with a settlement, and the state committed 
to invest $800 million in desperately needed 
improvements.95 The public attention surrounding 
the case helped marshal support for two ballot 
measures, allocating tens of billions of dollars in 
school construction bond funds, with provisions 
for underfunded communities.

been organizing Richmond's Laotian community, 
surrounded by more than 350 industrial sites 
and toxic hazards that expose residents to 
dangerous levels of lead, pesticides, and other 
chemicals. In Los Angeles and Long Beach, 
broad-based coalitions have been fighting 
to reduce diesel emissions from port-related 
transportation. In Kettleman City in the Central 
Valley, environmental justice advocates have 
waged an extended campaign against the nearby 
hazardous-waste landfill, the largest in the state, 
bringing attention to the dangerous health 
effects on the primarily Latino communities in 
the area.

By revealing insights into the juncture of 
social inequity and public health, environmental 
justice activism laid important groundwork for 
advocacy on health and place.89 The history of 
the environmental justice movement also offers 
a cautionary lesson: Unless a social change 
movement intentionally focuses on equity and 
engages communities of color in crafting policies 
and programs that benefit everyone, solutions to 
broad societal problems are likely to overlook the 
most vulnerable people and may harm them 
even further.

Substandard housing construction or 
run-down apartments are another source 
of pollutants and allergens in low-income 
communities of color.90 Peeling paint may 
contain lead, which causes mental and physical 
developmental delays in fetuses, infants, and 
children.91 Deficient housing is correlated to 
greater rates of injuries and higher health
care costs.92 There is an emotional toll as well:
A study in Detroit found that people living 
in neighborhoods with a greater number of 
buildings in poor condition suffered increased 
stress levels and more symptoms of depression.93

Landlords in low-income communities are 
often not held accountable for the conditions 
of their rentals. Undocumented residents are 

especially vulnerable, fearing deportation 
or other retaliation should they report code 
violations. In Los Angeles and Boston, doctors 
at neighborhood clinics stepped in after seeing 
patients sickened by mold, rats, cockroaches,

A built environment that 
supports health.

Spending on the "built” environment— 
roads, parks, transportation systems, school 
buildings, water systems, and other essential 
infrastructure—is among the largest investments 
that governments and the private sector make. 
Planning and decision making must be done with 
the explicit goal of promoting health and equity. 
Local residents, particularly people of color who 
have been left out of these discussions for too
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communities of color. In many cities, suburbs, 
and rural communities, advocates and residents 
are fighting for a more comprehensive, coherent 
development approach to support health and 
advance economic opportunity. The City Project 
of Los Angeles, for example, has articulated 
a vision of healthy, livable communities for all 
and has published equal justice principles to 
guide land use and transportation planning, 
infrastructure spending, philanthropic funding, 
and community organizing.96 Through coalition 
building, policy advocacy, and lawsuits as a last 
resort, the group is working to create a web of 
parks, playgrounds, high-quality school buildings, 
beaches, forests, and transportation that serves 
diverse low-income Los Angeles communities that 
have had little or no access to such amenities.

long, must be engaged at every step.
Advocates across the state are working 

hard to increase community participation in 
infrastructure decisions and to bring critical 
resources to the places that need them most.
For example, advocates in the Central Valley 
are targeting resources from California's 
Safe Routes to School program—funded by 
federal transportation dollars—to low-income 
communities. Resources for this program 
have been focused more in higher-income 
communities. More funding in poor communities 
to build sidewalks, bicycle lanes, and other 
infrastructure would make walking or biking to 
school a safe alternative to driving—an important 
strategy for increasing physical activity and 
reducing obesity.

Thanks in large part to grass-roots advocacy, a 
growing number of municipalities are recognizing 
the connections between health and community 
design and are integrating health concerns 
into zoning and planning decisions. In San 
Francisco, for instance, the Healthy Development 
Measurement Tool (HDMT), designed by the 
Department of Public Health in conjunction with 
leaders of several diverse low- and moderate- 
income neighborhoods, is used to forecast 
the health consequences of redevelopment 
proposals. The concept marks a striking departure 
from traditional urban planning approaches. It 
holds projects accountable for long-overlooked 
outcomes, including sustainable transportation, 
healthy housing, access to goods and services, 
and resident participation. The tool explicitly 
speaks to the need for development that serves 
current neighborhood residents and workers and 
the city's low-income population more generally.

Even as health concerns find a place on 
the municipal planning agenda, however, 
officials in California and the nation tend to 
consider aspects of development one by one. 
While this approach gives focus to their work, 
it undervalues the connections among issue 
areas. Further, it reinforces the very program, 
policy, and funding silos that have contributed 
to unhealthy metropolitan growth patterns 
and spending priorities that have marginalized

A Framework for Building Healthy Communities 65



THE CITY PROJECT:

Building a New Green 
Urban Movement
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with predominantly while areas. The City Project uses 

these data as a core advocacy tool to support the equitable 

distribution ol parks and recreation facilities in Los Angeles 

County and around the state.

for example, consider the City Project's locus on the 

massive efioit to renovate the Los Angeles River, where the 

development ol SO new parks to create a continuous SI -mile 

recreational greenway has been proposed. As a result ol the 

organization's work, the city council has adopted a resolution 

that addresses how river revitalization can and must meet the 

needs of low-income people and people of color living along 

the river.

To expand resources for park development, a wide- 

ranging group of advocates has pushed for passage of five 

local and statewide bond measures, including Prop 84. which

Nearly two-thirds of the children who live in Los Angeles 

County have no park or playground nearby. Latino.

Asian, and African American youth suffer most because 

existing parks are concentrated in predominantly white 

neighborhoods. Structural racism as a result of flawed land 

use policy—whether intentionally discnminatoiyor not—and 

blatant environmental injustice, combined with high rates 

of obesity for Latinos and African Americans, point to an 

unhealthy future for low-income families and people of 

color in the county.

The City Project is striving to reverse those negative 

projections and expand open space. It is identifying the 

affected communities and using mapping to indicate 

where large numbers of people of color live and then 

noting the absence of parks in those areas contrasted
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calls for 1400 million for parks throughout California.

The City Project helped define corresponding legislative 

criteria to ensure that funds will go to communities that 

aie park poor1' and income poor. These criteria serve as 

a mechanism to hold elected officials accountable fo' 

equiiable investment.

Approaching health equity fiom another front—schools 

and the lack of physical education—the Cny Proiect 

joined with United Teacners Los Angeles (UTLA), parents, 

health advocates, and youth groups 10 launch a five-part 

campaign demanding that LAUSD enforce physical education 

standards, in December 2009 the board of education 

unanimously voted to enforce the standards. The campaign, 

entitled "For ihe Health of It," calls for enforcing physical 

education minutes requirements; providing qualified physical

education teachers; limiting physical education class sizes, 

and joint use of schools, pools, and parks.

All parties are working together to implement the plan. 

The LAUSD—with a student population that is 92 percent 

children of color, with 74 peicent of students eligible for free 

or reduced lunch, m a city where many communities typically 

have no or limited access to safe space for physical activity— 

is the second-largest school district in the United States. The 

coalition's next step is to use this victory to persuade other 

districts to enforce the physical education standards.
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Fighting for Environmental Justice 
in Kettleman City
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In addition to the landfill, Kettleman City's water is 
contaminated with arsenic, its air is polluted with pesticides 
and toxic emissions from the neighboring highway, and there 
are few sidewalks and no grocery store. Residents know that 
the structural inequities they face are directly related to the 
fact that Kettleman City is over 90 percent Latino, with a 
median income of just about $22,000. 
if the dump is allowed to expand, we'il suffer more damage 
and illness. Why? Because we are poor and Hispanic," 
Aiatorre told the tos Angeles Times,

Mothers of sick or deceased children and environmental 
justice advocates began to organize tirelessly, boldly speaking 
out to the same elected officials they shied away from a year 
earlier. Their locally based community group, El Pueblo para 
el Aire y Agua Limpio/Peopie for Clean Air and Water, and 
Greenaction for Health and Environmental Justice in San 
Francisco filed a lawsuit with the Center on Race, Poverty 
and the Environment against the board of supervisors when

More than three years ago in Kettleman City, California, with 
a population of just 1,500, Maura Aiatorre’s son was born 
missing part of his brain; Magdalena Romero's daughter 
was born with a deft palate and died four months later;
Daria Hernandez's son was also born with a deft palate and 
continues to undergo surgeries; Maria Saucedo's daughter 
died as a result of severe health problems at about 11 
months; Lizbeth Canales had a miscarriage, only to find out 
that the fetus had a heart condition and clubbed feet and 
hands; and five more babies were born either disfigured or 
suffering life-threatening health problems. The alarming rate 
of birth defects in this poor farm-worker community—which 
lies just over three miles from the largest hazardous waste 
landfill west of the Mississippi River—catalyzed the mothers, 
local organizers, and environmental justice advocates 
to demand an investigation into the impact of Waste 
Management's toxic site when the Kings County Board 
of Supervisors unanimously approved its expansion.

I'm telling you that

ss

68



Ht>.

y -X
SI

ll* alarm'm; i<iu‘ oi fcrir. <iel<xi* hs 
KiMliftCin Lly—,11***. tam.-wOfMrl 
<orni.i,‘iriv i«'ar lh* U'ljcil 
wdlift lanOlil. w?m Ol ihu M:tf^ip|n 
KivPt—CttdiyZtd 'ho mOiheit. lOCill 
s^mcciv, <utiJ *mviionmonijl lutiiCf*
• : i;i.)Kb lv ikirinnd itWl kK«il oHm,^

.i ^n3- 11* io«c i!h|).ni hftteftf
jny ihai l/ifidl-il 10 b<i irJcprtunvJFi«i-

it failed to adequately investigate the possible linkages 

between the nearby dumping site and birth defects and 

other health problems.

In late January 2010, Governor Arnold Schwaizeneggei 

ordered the California Environmental Protection Agency and 

Department of Public Health to examine and analyze the toxins 

that are emitted from Waste Management's landfill. Three 

months later, a separate federal investigation determined that 

officials had been lax about put suing violations documented 

m 2007 and that hazardous materials had not been disposed 

of properly. While investigations by both state and federal 

agencies m Kettleman City continue, community organizing 

has led to significant action because voices that are often 

siienced could not be ignoied.
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EXTENDING OPPORTUNITIES FOR PHYSICAL ACTIVITY:

Joint Use
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between Pixley School in California's Central Valley and 

ihe local Ballet Folklorico troupe, Los Girasoles The troupe 

practiced outdoors until the 100-degree heat and cracked 

playground became too much loi its young dancers to 

handle, it joined with the one school in this town of fewer 

than 3,000 and gained access to the gym. providing a cool 

space lor the children to practice and. in luin, promoting 

culiural and health benefits. Opening the school gave 

residents a sense of pride and ownership in the community; 

:l continues to enhance the confidence, tradition, focus, and 

joy of the vibrant childien who dance with the company.

Collaborates including the Joint Use Slatewide Task 

Force (JUST) and the California Pan Ethnic Health Network 

(CPEHN) are working to advance legislation at the state 

level to increase the number of joint use agreements.

Policy advocates are also raising community awareness 

and encouraging grass-roots organizations and residents 

■o seek joint use, equipping them with the tools to launch

Where can a child play if there are no parks or playgrounds 

in her community, she has no hackyaid, and there are gangs 

controlling the streets7 Where can a child learn a traditional 

dance or play basketball or tennis when she is surrounded 

by farmland7 One way to address these problems is through 

a policy called joint use, or the sharing of public space by 

several institutions or groups within a neighborhood. While 

seemingly a simple concept, it can have a positive impact 

on residents' physical activity and can lead to an enhanced 

sense of community The majority of jomt use partneiships 

are between schools and community organizations, day

care centeis, athletic teams, adult education programs, and 

affordable housing developments; however, any piece of 

property or new construction can be used lor this purpose, 

ironically, joint use agreements have generally not been in 

effect in communities that need them most.

Joint use can be carried out at the community level 

by grass-roofs organizations. One effective partnership is
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successful programs. Advocates are trying to improve the 

implementation prospects by anticipating the obstacles 

that inevitably arise on the pan of government—insuiance 

■■ability, operating budgets, labor agreements, cleanup 

and maintenance, and security. The interactive website, 

twww.jointuse.org). offers resources, including maps 

of jurisdictions throughout California where joint use 

agreements are m effect and downloadable agreements that 

can be adapted to the needs of most communities Despite 

the potential of joint use, there ore iimits, joint use does 

not obviate the need for prospective land use decisions that 

acknowledge that all neighborhoods require open space tor 

physical activity.

X
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The City of Richmond is among the municipalities in Cafdorru.i breaking new 

giound m how they plan their future directions, which will now include health 

and wellness components
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A Tool to Build Healthier 
Communities

The ENCHIA process led to the institutionalization of 
healthy city planning in San Francisco through (1) SFDPH staff 
engagement in various planning processes and projects; (2) 
ncreased interdisciplinary and cross-agency collaborations;

(3) development and application of HIA and planning tools 
(including air quality and noise measurement and modeling, 
indexes of pedestrian and bike environmental quality, survey 
of retail food availability, and models for determining vehicle- 
pedestrian injury collisions and pedestrian flow); and (4) 
the creation of new regulations, resolutions, and policy and 
planning documents.

The HDMT has been adapted for uses by community- 
based organizations, academics, policymakers, and others 
outside of San Francisco. For example, the HDMT was 
adapted by the City of Richmond to develop a health 
element for its general plan; by Humboldt County as part 
of its general plan update; by the City of Oakland for its 
Central Estuary Specific Plan; and by the cities of Denver, 
Galveston, and Berkeley to create their own specific HDMTs.
In these contexts, Health impact Assessment has become 
part of a broader effort to build capacity and empower 
communities to hold decision makers and developers 
accountable for the costs and benefits of development 
as well as to improve the health of communities locally.

Like many metropolitan areas, San Francisco must contend 

with several, and often competing, interests and needs 

as it makes decisions regarding economic and land use 

development. Despite a growing scientific understanding 
that neighborhood and working conditions can exacerbate 

or mediate health disparities and differences in life 

expectancy, health is often not considered during city 

planning and policy decision making.

Health Impact Assessment (HIA) is a combination of 

methods that can be used to judge the effects of policies, 

projects, or programs on the health of a population.

The Eastern Neighborhoods Community Health Impact 

Assessment (ENCHiA) was an 1 S-month process to assess 

the health benefits and burdens of development in several 

5an Francisco neighborhoods, including the Mission, South 

of Market, and Potrero Hill. Convened and facilitated by the 
San Francisco Department of Public Health (SFDPH), ENCHIA 

was guided by a multistakeholder Community Council of 

more than 20 diverse organizations whose interests were 

affected by development.

The ENCHiA process resulted in a number of important outcomes:

A vision of a Healthy San Francisco.
Twenty-seven community health planning objectives to 
reflect that healthy city vision.
Development and regular updating of 100+ community 
health indicators.
Creation of a healthy development checklist.
A menu of policy and design strategies to advance the 
health objectives.
Integration of the above into the Healthy Development 
Measurement Tool (HDivIT), an evidence-based support 
tool for healthy planning and policymaking.

Phvur-,,1ENVIRONMENTS: economic
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Planning for a Healthy Future
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populations. Richmond includes some areas of lively real 
estate development as well as some of the most thoroughly 
disinvested neighborhoods in the Bay Area, The recent 
epidemic of foreclosures has hit Richmond hard, making 
efforts to revitalize lower-income communities more difficult. 
Residents have been organizing in response to problems 
of public safety, air quality, economic opportunity, and 
education for many years. There are twin challenges of 
attracting growth and managing that new investment so 
that it serves the interests of current residents.

The health planning process included extensive 
outreach. In addition to the city-sponsored efforts, a 
coalition of community-based environmental justice, labor, 
and faith-based organizations—the Richmond Equitable 
Development Initiative—educated its members about health 
and its relationship to land use, housing, and economic 
development; developed policy positions; and brought 
about extensive participation.

The framework for the health element covers 10 
issue areas, many of which intersect with the rest of the

A city's general plan is an important statement of its 
intentions for the future: how and where to grow, what 
to preserve, and what values underlie the vision for the 
community. The general plan is the main policy document 
that shapes land use and includes elements on housing, 
transportation, economic development, and other aspects 
of community life. The City of Richmond is updating its 
general plan and, as previously noted, is adding a health 
and wellness element. Both the process and the results 
are breaking new ground for municipalities in California.

The economic, social, and environmental issues faced 
by the people of Richmond make it an ideal place in 
which to address health concerns. Richmond is a diverse 
city, with a substantial industrial base, particularly in the 
petrochemical industry; a large shoreline; several major 
transportation corridors; and communities that range 
from semi-rural to high-value waterfront condominiums 
to economically struggling flatlands. It has a large African 
American population and is a growing immigrant gateway 
community with substantial Latino and Asian American
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A host of new municipal policies are being drafted to guide 
development and protect environmental health and safety 
on subjects as diverse as urban agriculture and street design. 
A system of indicators by which to measure progress toward 
better health is being created as well. This implementation 
features a partnership between the City of Richmond and 
the Contra Costa County Health Services Agency, along 
with active involvement of the local school district.
Overall, more than 20 distinct projects to improve the 
buiit environment and improve health are already underway 
within Richmond, led by these government agencies and 
community-based organizations.

general plan: access to recreation and open space; access 
to healthy foods; access to health services; access to 
daily goods and services; access to public transit and safe 
active transportation options, environmental quality; safe 
neighborhoods and public spaces; access to affordable 
housing; access to economic opportunities; and green and 
sustainable building practices.

For each of these areas, the analyses of current 
conditions are followed by recommendations to guide future 
development, including new standards and measurements 
of health impacts. For topics that are also the subject of 
their own element of the general plan (e.g., transportation, 
housing, and economic development), the health element 
broadens and reinforces the recommendations made in 
these other elements

Implementation of the plan has begun. Two pilot 
neighborhood improvement projects are directly addressing 
the residents' priorities for health and safety through new 
public works, enhanced parks and recreation, more effective 
community policing, and other city government strategies.

Above: The City of Richmond has unified Tt ncneial plan—the blueprint stating 

how ilie city wants to shapi- <•> -utun .fling d health and wellness element, 

This groundbreaking move resulted fro : rr.c^tmuf h-t-.-.^n m-y os'icials and a 

coalition of advocates determined to influence poi. lies afircting their Sives.
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From Neighborhood Assessment 
Teams to Regional Policy Changes
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more than 2,400 premature deaths annually, mostly from 
particulate pollution, and was responsible for 2,000 hospital 
admissions because of respiratory problems. Supporting data 
from the 2005 Los Angeles County Health Survey found 
that almost 20 percent of children in the Long Beach Health 
District have been diagnosed with asthma, significantly 
higher than national asthma rates.

LBACA staff trains neighborhood assessment teams 
(A-teams) in leadership and advocacy. They also learn how 
to gather the data about pollution and truck traffic. These 
tasks provide helpful information for advocacy, but equally 
mportant is that they help participating moms to feel 

empowered. "By gathering data, these women find their
says Elina Green, project manager at LBACA. "Once 

they see the connection between health and pollution, they 
become advocates and teil their stories about living in a 
toxic community."

Women on the neighborhood assessment team for the 
Long Beach Alliance for Children with Asthma (LBACA) find 
themselves in surprising places. They might be standing 
on the sidewalk counting the number of trucks going 
through their neighborhoods on the way to the Long Beach 
port. These neighborhoods lie within the wind corridor 
most affected by harbor, industry, freeway, and refinery 
pollutants; the 710 freeway runs through the heart of these 
communities, carrying more than 47,000 truck trips each 
weekday Jo and from the third-largest port complex in the 
world. As a result of land use decisions—and specifically in 
this case, the location of pollution-producing facilities near 
neighborhoods filled with families of color—structural racism 
is keeping residents exposed to toxins.

The concerns in Long Beach are echoed across the state, 
in 2005, the California Air Resources Board found that the 
ports and goods movement throughout the state caused

voice,
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Members ol the A-Teani have testified at public hearings 

and have shared their experiences with port executives and 

government officials.

LBACA is a founding member of the Trade. Health, and 

Environment Impact Project, a collaborative of community 

organizations and scientists from across southern California. 

This project works to combat the impart of structural and 

environmental racism by helping to win several poiicy 

changes that have reduced diesel emissions from port-related 

transportation, it is setting its sights on bioader goafs to 

change land use planning practices so that neaith is always 

a prime factor in locating facilities for freight movement
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OUT OF A LAWSUIT, A PARK GROWS:

Center for Community Action and 
Environmental Justice

V
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the Environmental Protection Agency (EPA). Five of the 

companies that had used the sue were ordered to pay more 

than J34 million in damages, and the largest single civil 

suit ever over hazardous waste was filed against the state, 

county, and offending companies.

After purchasing the land with funds collected Irom the 

lawsuit donated by the prosecuting attorney, the Center for 

Community Action and Environmental Justice (CCAEJ)—a 

nonpiofn oiganization under the leadership of Executive 

Director Penny Newman—spent nine years planning and 

building the Glen Avon Heritage Park. It was an effort to give 

something beautiful and accessible to the community, which 

is still trying to escape the stigma of the hazardous flood of 

1978, and to restore the value of their neighborhood The 

park consists of a family area, a water playground, hiking 

trails, gardens, basketball courts, and a soccer field. CCAEJ

for more than iwo decades, beginning in t956. the 

Stringfellow Acid Pits in Riverside County were used as 

a dumping ground for about 34 million gallons of toxic 

waste—enough to fill over 130 Olympic-sized swimming 

pools and givinq the canyon its nickname in the fail of 1978, 

a severe rainstorm flooded the pus; officials feared that the 

dam would not hold up, allowing the eight million gallons 

of liquid waste to flow out ol the canyon and into the 

community of Glen Avon. To avoid this disaster, they released 

one million gallons of toxic water ihrough the fiood channel 

system, but the hazardous brown waste ran through the 

streets and school playgrounds where children played in 

the puddles; it also contaminated the local water system.

At least 12 years passed before thousands of resident 

advocates, who had been organizing tirelessly for over 

a decade, began to see evidence of their efforts with
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continues to work for revitalization of the business and 
residential community. In Beyond Stringfellow: Thirty Years 
of Raising Hell, Newman wrote, "We’ve come to understand 
that the current laws and policies do not serve the interests 
of the low-income/working class and communities of color 
where CCAEJ works. In our fight to stop exposures from 
the Stringfellow site, we found that we needed a whole 
new system—new institutions—to begin addressing the 
conditions of our neighborhood."

Physical # serviceENVIRONMENTS: HI-
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SERVICE ENVIRONMENT

The inequitable distribution of public 
services—hospitals, clinics, good schools, 
sanitation, and adequate police and fire 
protection—erodes well-being in communities 
that get the short end.

mention the ill-equipped and often downright 
dangerous facilities, discussed in the previous section).
A frayed and in some places dysfunctional foster care 
system that often fails its charge to provide a safe haven 
for youth of color.
Neighborhoods that lack basic services such as transportation 
to connect to jobs, yet are saturated with gangs, violence, and 
illegal drugs.
Police who are quick to detain and harass people of color, 
men especially, and a criminal justice system far more willing 
to incarcerate and re-incarcerate them than to reintegrate 
them m their communities after their release.

Nowhere in California are the neglect 
and deprivation greater than in very poor, 
unincorporated rural communities. Thousands of 
hamlets lack the basics: Water is contaminated. 
Sewer systems back up when it rains, flooding 
communities with raw sewage. Emergency 
medical response often does not exist.
But sen/ice inequities are not a problem only 
in hidden back-road communities. They are 
also a long-standing issue in inner cities and 
increasingly evident in older suburbs. The fallout 
has dire consequences for residents from birth, 
or even earlier, since low-income women of color 
are more likely to lack access to prenatal care and 
suffer disproportionate rates of infant mortality 
and low birth weight. The effects of government 
neglect and underinvestment spiral from there:

»

African Americans are locked up at nearly six 
times the rate of whites, and Latinos at nearly 
double the rate of whites.100 In California, which 
has one of the highest incarceration rates in 
the United States (which itself has the highest 
reported rate in the world), 60 percent of former 

prisoners return to prison within three years. 
Traditional rehabilitation and reentry approaches 
are failing and draining limited state resources 
that might otherwise be available for education, 
health services, and social welfare programs that 
could keep people out of the criminal justice

101

Snuggling neighborhoods with less access to high-quality 
preschools that provide the foundation for academic 
success and sell-esteem.
Underfunded elementary, middle, and high schools with 
inexperienced teachers and inadequate materials (not to
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generation of urban youth that tracks them to 
a hopeless path."

Community violence and concerns about 
safety are leading mental health hazards and 
a significant risk to physical health in inner 
cities.104 Merely witnessing a violent act in 
one's neighborhood, even without direct 
involvement, is associated with symptoms of 
depression and anxiety.105 A higher percentage 
of African Americans than whites perceive their 
neighborhoods to be unsafe, which deters them 
from walking or encouraging their children to 
play outside.106 High crime rates and perceptions 
that a neighborhood is unsafe are associated 
with higher risks of disability and immobility,

system in the first place. Ex-offenders 
encounter persistent discrimination and 
disadvantage once they leave the system and 
try to find their way in communities and labor 
markets.102 When so many black and brown 
men are marginalized economically and socially, 
in prison and after their release, the well-being 
of families and communities suffers.102 And 
when so many children of color find themselves 
in a cradle-to-prison pipeline, hope can be as 
elusive as health, which drags down entire 
families and communities. "Folks are afraid of 
kids," says a violence prevention advocate in 
Los Angeles. "Folks are afraid of their own 
kids. We are perpetuating a reality for a whole

HEALTH SERVICES:
Accessibility, affordability, and quality of care for individuals and families.

PROTECTIVE FACTORS: Necessary, accessible care delivered in a culturally sensitive manner in satisfactory 
health facilities with well-trained and culturally appropriate practitioners.

| RISK FACTORS: Lack of access to necessary health-care services, while what is available is culturally 
| inappropriate and of poor quality.

ii ..... i

PUBLIC SAFETY:
Police and fire protection, emergency services.

j PROTECTIVE FACTORS: Desired and necessary amount of police and fire protection. Little crime, lots 
j of street/sidewalk activity and interaction.
;
j RISK FACTORS; Prevalence of violence breeds fear, isolation, and a reluctance to seek even needed 
i services, as residents avoid leaving their homes and spending time outdoors.
I

COMMUNITY AND PUBLIC SUPPORT SERVICES:
Neighborhood-level public services, including schools, parks and recreation, transit, sanitation, childcare centers, 
youth development programs, and prison reentry programs. Community institutions include churches, social clubs, 
and block groups.

r

PROTECTIVE FACTORS: Quality support services that act as important neighborhood institutions 
j providing needed services as well as venues for local engagement, leadership development, and hope.

! RISK FACTORS: Needed services are unavailable while those located in the neighborhood are 
j undependable and of poor quality.

..... i
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need to navigate the larger health-care system 
or other sen/ices such as legal aid, mental health, 
shelter, housing, food, and dental care. The clinic 
also serves as a gathering spot, sponsoring lunches, 
classes, even a knitting circle in its efforts to build 
a sense of community and empower patients to 
advocate for themselves, their families, and 
their neighbors.

Many community clinics are employing wide- 
ranging strategies to build healthy communities. 
They have always been committed to prevention, 
devoting time, staff, and resources to make classic 
preventive services such as health screenings, 
immunizations, and lifestyle counseling accessible 
to the most isolated, vulnerable populations. 
Increasingly, the clinics view prevention more 
broadly—not merely as a strategy to change 
individual behavior but also as a movement to 
change conditions in communities. In the Bay 
Area, La Clinica de la Raza has launched an effort 
focused on boys and men of color, who have 
the worst health outcomes on just about every 
measure. Asian Health Sen/ices in Oakland has 
been deeply involved in neighborhood planning, 
bringing critical leadership to ensure that the 
needs of residents are addressed. For instance, the 
group has participated in long-term planning for 
a nearby BART station and has pushed vigorously 
for changes in traffic after documenting serious 
pedestrian hazards.

The need for high-quality, accessible, and 
culturally sensitive services extends beyond medical 
care to all types of social services. Innovative 
approaches are also happening in these arenas.
In Los Angeles, the Department of Children and 
Family Services (DCFS) found that analyzing 
demographic data about children in foster care led 
to improved outcomes for program participants.
The county was particularly concerned that 
public policies resulted in a foster care population 
disproportionately made up of people of color.
DCFS has embarked on a pilot project, hallmarks 
of which include community investment; agency 
accountability; resources for prevention; and 
collaboration with other stakeholders, particularly 
schools and law enforcement. The approach has 
reduced the African American population in foster

threatening the independence and fueling the 
isolation of the elders in communities of color.107

Building a service environment that 
supports health.

The equitable distribution of essential 
neighborhood-level services is vital to the health 
of a community, indeed, to its very survival.
In 2009, the California Rural Legal Assistance 
Foundation and PoiicyLink addressed the more 
than one millionl08 Californians living in 
disadvantaged, unincorporated communities. 
They developed a focused strategy to make sure 
that grants provided by Proposition 84—which 
authorized more than $5.3 billion in bonds to 
fund safe drinking water, state and local park 
improvements, public access to natural resources, 
and sustainable community and climate change 
reduction strategies—are distributed equitably 
and that funds are set aside for places in 
dire need.

In many inner-city neighborhoods, aging 
suburbs, and rural areas, an important starting 
point for improving the service environment 
is high-quality, accessible, health care. Culturally 
competent preventive and treatment services 
with well-trained and appropriate practitioners, 
based in facilities throughout the neighborhoods 
where vulnerable populations live, are essential 
for reducing health disparities. Outreach 
to and engagement with uninsured people 
and undocumented immigrants are critical:
A community cannot be healthy when large 
segments of its population find it impossible 
to obtain medical care because they have 
no insurance or they fear they will be deported 
should they seek help. Community clinics and 
grass-roots health projects are working hard, 
even heroically, to fill this gap.

The Street Level Health Project in Oakland, 
for example, works with some of the most 
underserved populations in California, including 
day laborers and the Mongolian community. The 
project provides free screening, drop-in first aid, 
and simple injury treatment. Moreover, clinic staff 
and volunteers act as cultural brokers when clients
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care from 75 percent in 2003 to 27 percent today.
Advocates in the Central Valley are targeting 

resources from the state’s Safe Routes to School 
program—paid for with federal transportation 
funds—to low-income communities. In the past, 
resources for this program have been more focused 
in higher-income communities across California. 
Advocates are seeking resources for low-income 
areas, both urban and rural, that lack sidewalks 
and other physical infrastructure to make walking 
or biking to school a safe alternative to driving 
as well as a viable alternative to increase physical 
activity and reduce obesity.

Such cross-boundary innovations are evident 
in a growing movement known as "engaged 
institutions." Organizations of all sorts—from 
street-level service providers to K-12 schools 
to world-class universities—are increasingly 
recognizing they are part of the fabric of a 
community, and they are stepping up to the 
task of making it a healthy place for all. These 
institutions are building relationships with 
new partners, including resident groups. They 
are investing resources, sharing facilities, and 
spearheading model initiatives. For example,
Kaiser Permanente, the largest managed health
care organization in the country, helped develop 
the Healthy Eating Active Living initiative—
HEAL—and has added walking paths and 
farmers' markets on medical center campuses.

Public safety services are essential to a 
healthy community, of course. Many low-income 
neighborhoods and communities of color need 
more fire stations; they also need police protection 
that is culturally sensitive and responsive to their 
needs. And communities are becoming more 
aware that violence is being better and widely 
understood as a public health hazard. This 
recognition has contributed to the creation of 
more effective model programs for addressing 
the root causes of domestic abuse, gang violence, 
crime, and the prevalence of weapons in society.
A growing number of advocates are focusing 
on the population most vulnerable to violence 
and its health effects—and disproportionately 
punished by get-tough policies: boys and men of 
color. The Haywood Burns Institute, for example,

has piloted restorative justice projects that have 
proven to be effective alternatives to school "zero 
tolerance" policies, dramatically reducing the 
number of African American youth being detained 
for aggravated battery (school fights), it has also 
collaborated with probation departments, courts, 
schools, child welfare agencies, and local groups in 
communities in California and around the nation 
to change policy and provide alternatives to youth 
detention (www.burninstitute.org).

Every sector of public and human services 
has an important role to play in reversing years 
of underinvestment and neglect, dismantling 
structural racism, and building healthy 
communities. Parks and community centers must 
provide venues for positive social interaction as 
well as physical activity. Senior centers must offer 
opportunities for gathering and socializing. As 
discussed earlier, schools can and should function 
as vital community centers, making their facilities 
available after hours to serve the recreation and 
learning needs of all residents, children and 
adults alike.

Beyond opening their doors to the community, 
schools must succeed in their primary mission 
of providing all students with an education that 
forms the foundation for social and economic 
success. High-quality, responsive foster-care 
services must offer youth a safe refuge from 
distressed or dysfunctional families. Prison 
rehabilitation and reentry programs must offer 
people who have been incarcerated a real chance 
for a productive life. Healthy communities 
require the full range of resources that fall 
under health and human systems—well-funded 
programs, innovative and responsive leadership, 
and effective services that protect, assist, and 
empower all people to reach their full potential.
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INJUSTICE:CHALLENGING ENVIRONMENTAL

A Battle for Safe Drinking Water in 
Unincorporated Communities of 
California's Central Valley
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Lanare. a very low-income, historically African American 

and increasingly Latino community of about 600 people in 

Fresno County, was leM without any running water lor two 

days when its water system failed twice during the scorching 

summer of 2009. There is no sewer system, but rather failing 

septic tanks, leaving raw sewage to run through the streets 

when it iams; and the water system thai each household 

is responsible for paying to support is, not surprisingly, 

contaminated. Residents are forced to buy bottled water for 

drinking and cooking in addition to paying their $50 monthly 

bill, costing many residents upwards of $1 SO a monlh. 

Spending seven percent of one's income on water, some of 

which ts poisoned, is three times the federal recommended 

affordability guideline, underscoring the reality that inequity 

is not just in the cost, but also in the quality of resources.

Because the Community Service District is deep m debt, 

it has no reserves and was without resources to fix the plant. 

Fed up with the unlivable conditions, leaders from within the 

community emeiged and exercised I heir collective voice by

gathering in living rooms, garages, and churches to organize 

and build the political pressure and momentum necessary to 

raise awaieness and restore this most essential resource.

Throughout California’s Central Valley are unincorporated 

communities, much like Lanare, where hundreds ol 

thousands ot people live without decern housing, sewer 

systems, sidewalks, streetlights, or storm drainage. The 

lack of infrasiruciure, combined with heavy exposure to 

environmental toxins, is detrimental to the health and well

being ol community members. While some of these areas are 

rural, others are now on the boiders of, oi even sunounded 

by, the valley’s fast-growing cities.

The disparities and the lack ol resources are the direct 

result of a long-standing lack of representation and local 

power. Because the unincorporated communities have no 

authority or budgets of their own. ihey are dependent on 

the decisions of counties, and their boards of supervisors 

and agencies have often overlooked these areas. Nor have 

the unincorporated areas received their fair sha-e of state
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and federal funds for water systems and other infrastructure.

For several years. California Rural Legal Assistance (CRiA), 

inc . has worked in partnership with tesidents throughout the 

state on legal advocacy to bring an eg unable share of public 

resources to ihese unincorporated communities Through 

hundreds of trainings and community meetings, education 

about the Public Records Act, and advocacy at the county level, 

the residents of Lanare and CRLA peisuaded the Fresno County 

Soaid of Supervisors to demand 530,000 in emergency potable 

water funds from the state. This got the system up and running 

again, yet no resources or reserves are available to support 

a complete overhaul. While securing the emergency funding 

was a significant victory, advocates still struggle to dismantle 

structural iaciai barriers by working lor equitable infrastructure 

and representation, both m Lanare and -n unincorporated 

communities across California.
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Developing a Public Health 
Discourse on Race

.
Population by Race
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consider a woman's "life course" to fully understand her 
experiences as an African American or Latina in a society 
shaped by the influence of structural racism, biological 
processes, and health outcomes.

The initiative's Social Determinants of Health Work Group 
focuses on understanding the various factors that contribute 
to people's day-to-day lives, maybe most significantly the 
fundamental importance of race in the United States, and 
how individuals experience the places where they live. The 
group plans to explore structural racism so that public health 
departments can use this race-based framework along 
with data to develop a related set of field-wide approaches 
to health disparities. While this marks a departure for 
public health, BARHII stands firm on the idea that a social 
movement is critical to changing community health across 
the country, and it is working to put public health at the 
forefront of developing the momentum for that movement.

As demographics change throughout California and 
communities become increasingly multiethnic, it is critical 
to delve into the effects of race and structural racism to 
understand place. The Bay Area Regional Health Inequities 
Initiative (BARHII), a collaborative among health departments 
across the San Francisco Bay Area, is integrating this idea into 
the practice of public health professionals and addressing 
health disparities everywhere. The organization includes 
public health directors, health officers, senior managers, 
and staff from Alameda, Contra Costa, Marin, San Francisco, 
San Mateo, Santa Clara, and Solano Counties, and the 
City of Berkeley.

BARHM's scope extends beyond a singular focus on 
disease and risk factors ''to encompass the broad range of
social and environmental conditions that affect community 
health. The members have acknowledged, for example, 
that infant mortality rates are influenced by more than the 
perinatal period and that public health professionals must

"109
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Service and Advocacy in 
Oakland's Chinatown

Asian Health Services (AHS), based in Oakland's Chinatown, 
has a dual mission of service and advocacy to address 
health disparities and structural inequities throughout the 
community, it provides comprehensive health-care services 
and education in eight Asian languages and English to best 
serve the diverse clientele whose ethnic differences and 
varied health concerns are often grouped and overlooked 
by other institutions. According to Executive Director Sherry 
Hirota, who paints a vivid picture of this "culture transcends 
geography" phenomenon, "Of the 20,000 annual visits, 
approximately 3,000 are from Chinatown, another 3,000 
from the surrounding zip codes, and the remainder travel 
from other parts of Oakland and Alameda County." Through 
experience and community surveys, AHS has found that 
residents perceive it as a safe haven both culturally 
and economically.

Much more than a clinic, Asian Health Services is an 
institution deeply engaged in the community. In addition to 
ensuring access to quality health-care services "regardless of 
ncome, insurance status, immigration status, language, or 

culture," AHS consistently advocates for justice and struggles 
to undo a history of local inequities. As a result of decades 
of land planning and development without any input from 
stakeholders in Chinatown, structural racism is apparent 
throughout the community: from the congested one-way 
streets and freeway running through the neighborhood, to 
the main entry and exit points between the cities of Oakland 
and Alameda, and to the pollution that abounds in the midst 
of the transit. After a pedestrian was killed stepping off the 
corner in front of its office, AHS began to research, organize, 
and advocate, only to discover that Oakland's Chinatown 
had more pedestrians than in any other part of the city; it 
also had more traffic-related injuries and deaths. The clinic's 
strategic and tireless campaign resulted in the city's first 
traffic signal scramble system, making the streets much 
safer for both pedestrians and drivers.

In another instance of Asian Health Services’ community 
advocacy, Peralta College, Bay Area Rapid Transit (BART), 
and the City of Oakland were planning to redevelop the area
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/■.Man Health Semites is moia them a clinic in Oakland's Chinatown, it strives to 

uncm -i history of local men;'it.es, including health disparities

around the Lake Merritt BART station without first gathering 
any input from advocates in nearby Chinatown, A coalition 
of concerned groups including AHS met in the summer 
of 2009 to make sure that the environmental impact on 
residents was considered. While the coalition had to fight to 
be involved, it was critical that it did because there were no 
measures in place to assess how the proposed 10,000 new 
housing units with a lack of open space would affect the 
health of the community. AHS and its partners surveyed more 
than a thousand residents about the neighborhood and used 
the results to create a set of policy principles that will shape 
the actual redevelopment process. Asian Health Services' 
work serves as a significant anchor for the community and 
its residents, reinforcing the clinic as a stable institution 
promoting community health, empowerment, education, 
and advocacy.
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EMPHASIZING EQUITY IN PLANNING AND 
LAND USE DECISION W1 u; l N G :

Strategic Growth Council
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The Strategic Growth Council (SGC)—an interagency body 

that includes representatives from California's Environmental 

Protection Agency, Health and Human Services Agency, 

Business Transportation and Housing Agency. Natural 

Resources Agency, the Governor's Office of Planning and 

Research, and a public membei—was tasked with developing 

a process and guidelines to distribute Sustainable Community 

Planning Giants picvided by Proposition 34. The California 

Rural Legal Assistance Foundation and PohcyLmk worked 

through the council's public process to ensure that equity 

was a prominent component in the new program guidelines 

and that resources would be dedicated to planning m some 

of California's most underserved communities.

Working closely with SGC staff, the partners were able 

to accomplish several notable wins that will ensure that this 

program advances equity ;n communities across the state.

including the economically disadvantaged, unincorporated 

communities that have historically been left out ol 

planning processes.

First, the guidelines adopted by the SGC include a 

focused prioritization of projects advancing equity and 

benefiting economically disadvantaged communities. 

Applicants who can demonstrate that they will direct 

benefits to economically disadvantaged communities 

and advance equity will receive additional points on 

their applications.

Second, the guidelines establish a 20 percent set- 

aside of the funds foi disadvantaged communities. Projects 

seeking these prioritized funds must show that the planning 

to be funded would be primarily or substantially within 

an economically disadvantaged community and, where 

appropriate, will be connected to any larger planning effort

Place and Race Matter88
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undertaken with other program funding
This combined approach—scoring equity as a focus 

and providing a set-aside for disadvantaged communities— 
ensures that an equity floor is established in the program 
so that disadvantaged communities will not be left out, 
while ensuring that the program's impact in disadvantaged 
communities will not be limited to the set-aside funds.

This emphasis on equity will provide the capital— 
political and monetary—to ensure the inclusion of 
disadvantaged, unincorporated communities in critical 
planning processes and, in doing so, help transform them 
into vital and sustainable neighborhoods within a vital 
and sustainable California.
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The movement to build healthy communities was 
born from an understanding of the connections 
between place and health. Race has always been 
an important, though often unspoken, part of 
the mix. Acknowledging the racial dimension 
of the community factors that influence health, 
clarifying it, and lifting it up to inform, inspire, 
and propel place-based work have been key to 
the evolution of the movement. The challenge 
now is to design strategies and policies that 
consider both race and place to create effective 
solutions that build on the assets of a community.

Dismantling racially discriminatory policies is 
difficult, as they are deeply woven into the fabric 
of our government and institutions. Pulling out 
the threads requires innovation in the face of 
laws and regulations that largely bar race-specific 
remedies. Nevertheless, some advocates have 
made it a priority to dismantle structural racism, 
working to deconstruct problems, identify the 
policies that cause or compound them, and then 
create approaches that intentionally reverse or 
eliminate them.

The goal is to end practices that are 
harmful to people of color and replace them 
with approaches that enhance opportunity 
and life outcomes. No one solution will get 
the job done. Rather, it will take a combination 
of strategies, including some—or all—of 
the following.

01
Establish Strategic Place Targets

In many instances, the needs of people of color 
can be addressed by targeting specific places, 
because racial segregation has isolated people 
of color into discernible neighborhoods. The 
work of the Harlem Children's Zone in New York 
City—the inspiration for the federal Promise 
Neighborhoods program—is a prime example. 
The initiative provides comprehensive services 
within a clearly marked geographic area, 
one with a predominantly African American 
population. Efforts in Richmond, California, and 
other neighborhoods across the state seek to 
take the principles and lessons learned in the 
Harlem Children's Zone and apply them locally.
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03
Enforce Laws That Prohibit 
Discrimination

There are legal frameworks designed 
to protect people from discriminatory 
treatment. Practitioners and advocates have 
not consistently pursued rigorous enforcement 
of antidiscrimination laws, perhaps because 
they are unfamiliar with the process of filing 
administrative complaints with the public 
agencies responsible for enforcement, or perhaps 
because they believe the cost of fighting through 
the courts would be prohibitive.

Nevertheless, they should make the effort: 
Successful enforcement can reduce disparities 
while increasing awareness of the available legal 
protections and the consequences of violating 
these laws. People who know their rights and 
the procedures to enforce them are less likely 
to be victimized. And potential violators are put 
on notice that they will be penalized.

02
Increase Political Power of 
People of Color and Immigrants

In California, there is an enormous racial gap 
between the overall population and the actual 
electorate. As a result, the state's politics are 
heavily skewed, addressing the needs, and 
often the fears, of voters who tend to be older 
and whiter than the population as a whole. Civic 
engagement by people traditionally underserved 
is a critical ingredient for needed changes.
When the civic engagement of diverse 
communities increases, officials will have to 
address their concerns with greater focus 
and greater resources.
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04
Shift Public Perceptions 06

Target Policies That 
Disproportionately Hurt 
People of Color

Powerful imagery captures the public's 
imagination. All too often TV, newspapers, and 
magazines present negative imagery of people 
of color. Mainstream media must recognize that 
the mainstream is changing; news outlets must 
be held accountable for coverage that reflects 
the diversity and the strengths of our increasingly 
multiracial and multiethnic communities.

At the same time, advocates and residents 
should realize that they no longer have to rely 
on these channels alone. New technology and 
media tools, which are increasingly accessible, 
enable everyone to tell their own stories, display 
their own images, sidestep traditional outlets, 
and distribute their messages far and wide.

Many policies that contribute to racial disparities 
appear neutral. However, while they may seem 
to be crafted to apply to everyone, and in some 
cases to help vulnerable people, their effect is 
altogether different.

For example, zero tolerance policies in schools 
may not appear to be biased; indeed, they are 
proffered as a response to violence and disruptive 
behavior that undermine learning and harm 
young people. But data show these policies 
do not make schools safer or support learning, 
and they disproportionately punish students 
of color, pushing young people out of school or 
causing them to drop out, increasing their risk of 
incarceration, and limiting, if not destroying, their 
life chances.

Policy goals can and must be accomplished 
without disproportionately burdening vulnerable 
groups. To stay with the previous example, 
everybody wants safer schools, and there are 
better ways to get them than by summarily 
expelling kids. As community-based programs 
have demonstrated, student court, community 
service, counseling for at-risk students, and 
other alternative measures are much fairer than 
summary expulsion and vastly more effective at 
creating an atmosphere that supports learning.

05
Engage Strongly with 
Vulnerable Communities

The more that the people hurt by disparities 
know about the root causes and the possibilities 
and opportunities to change them, the more 
likely they are to help rectify the situation.
It is imperative to provide detailed information 
and analysis to people of color and immigrants 
in formats that are relevant, accessible, and 
translated into appropriate languages, 
and to gain their full participation in setting 
and implementing an action agenda.
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Safe parks. Advocates in the Los Angeles basin 
have organized, filed administrative complaints, 
and sued to develop and protect parks. Efforts 
are underway to identify revenue sources to help 
maintain and upgrade parks.

Joint use. Greater coordination among the 
state, municipalities, and school districts would 
expand joint use even more effectively and 
ultimately allow more residents access to a 
precious resource: community space for cultural 
events, athletics, and other shared activities.

Health-care access. This issue obviously has 
relevance on the local, state, and federal levels. 
While debate at the federal level has centered 
on health insurance, local groups are tackling 
access more broadly. In Los Angeles, for instance, 
new community clinics, including school-based 
health centers, are opening. A multimillion-dollar 
medical center replacing Martin Luther King 
Hospital in South Los Angeles will anchor 
a massive revitalization project.

By emphasizing racial issues, our framework 
for building healthy communities strengthens 
rather than dilutes the place-based focus of the 
analysis. Place remains essential to understanding 
the obstacles to opportunity that drive health 
disparities. Place is an essential locus for effective 
organizing and sustainable change.

A movement also needs an action agenda 
with policy proposals to address issues with 
local, regional, statewide, and national impacts. 
Strategies that address both the race and place 
dynamics should be emphasized. Among the 
policy issues that should be considered:

Integrated services. Vulnerable populations 
must be able to access services efficiently and 
effectively. Policy strategies must therefore be 
designed to work across silos, straddling each of 
the four environments described in this report. 
Coordination among public agencies and among 
service providers is also vital, so that constituents 
are served holistically. For example, to address 
the crisis impacting boys and men of color, a 
comprehensive agenda is being forged that calls 
simultaneously for strategic action and policy 
change in education, health, workforce and job 
creation, juvenile justice, and foster care.

Safe water. Efforts are underway at the local 
and state levels to expand access to water.
While activists in unincorporated Central Valley 
communities demand clean, safe water, water 
bonds proposed at the state level would provide 
the needed financial support.
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Health in all policies. Recognition is 
growing that policy decisions in an array of 
sectors—transportation, housing, agriculture, 
land use, infrastructure, and education, to 
name a few—impact health. Prominent 
leaders, organizations, and institutions at the 
local, state, and national levels are promoting 
the adoption of Health in All Policies, a strategy 
that calls for viewing a broad range of policies 
through a health lens to ensure that they either 
enhance health or mitigate the negative health 
consequences of previous policies 
and investments."0

Access to healthy foods. In low-income 
communities and communities of color, efforts 
to expand access to healthy foods are yielding 
promising results. The Pennsylvania model of 
providing public-private financing to attract and 
upgrade stores in underserved areas has been 
so successful that it has inspired the federal 
Healthy Food Financing Initiative (HFFI), proposed 
in President Obama's FY2011 budget. Similar 
initiatives are being considered at the state 
level and within several California communities. 
Neighborhood activists are also taking on 
the issue of increasing access to healthy food 
by working directly with local merchants, 
distributors, and retail trade associations.
New opportunities for collaboration are being 
explored, promoting regional food systems and 
sustainable agriculture as well as expanding 
venues such as farmers’ markets, farm stands, 
and farm-to-school programs.

Health Impact Assessments (HIAs).
This tool to help decision makers assess the 
potential effects that a policy or project would 
have on health is particularly useful when 
applied to areas outside the traditional public 
health arena, such as transportation and land 
use. The impacts of major proposed changes 
to the residential and commercial character of 
a neighborhood—density, air quality, traffic 
safety, and many other health-related factors— 
can be measured and included in decision 
making about development. Moreover, working 
on HIAs provides opportunities for collaboration 
among public health practitioners, planners, 
community residents, government officials, 
business leaders, and other groups with a 
stake in the community's future.
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Transportation. Public health advocates 
are increasingly partnering with transportation 
planners and activists from other sectors to 
make transportation policies more responsive to 
community health. The upcoming reauthorization 
of federal transportation legislation presents a 
tremendous opportunity for policy advocacy. At 
the regional and local levels, other opportunities 
have emerged, including promoting transit 
oriented development in land use decisions.

Leveraging federal resources.
Individual programs typically come from one 
agency, often with requirements that can 
constrain comprehensive approaches. The 
Obama administration is embracing the need 
for more collaborative and comprehensive 
approaches to build healthy communities. A 
host of new initiatives and policies are being 
proposed and pursued across programs, agencies, 
and federal departments. The Department of 
Transportation, the Department of Housing and 
Urban Development, and the Environmental 
Protection Agency are collaborating to create 
sustainable communities. The HFFI has brought 
together the departments of Agriculture, Health 
and Human Services, and Treasury. Promise 
Neighborhoods and Choice Neighborhoods 
leverage and combine the resources of programs 
that have historically operated in distinct 
spheres—neighborhoods and education, in the 
case of Promise, and housing and education for 
Choio
and increase the opportunities available 
in communities.

Housing. Dilapidated, unsafe, overcrowded 
housing is still a significant health problem for 
the people who must live in it. Housing that is 
unaffordable, for whatever reason, creates an 
economic burden that crushes working families' 
budgets and puts other necessities out of reach. 
The basic agenda for improving affordability 
and quality remains as important as ever. 
Communities can also be redesigned to improve 
the health of their residents. "Smart growth" 
strategies, which promote health considerations 
in housing policy, are gaining traction across the 
country. Mixed-use development, for example, 
enables the inclusion of retail that serves the 
community, such as a grocery store, alongside 
affordable housing.

■to make broad improvements in health
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0 From Local Advocacy 
to Statewide Change

components are needed for the state as a whole 
and for diverse, far-flung local communities? 
Many policy debates important to the healthy 
communities agenda have struggled with these 
and related questions.

To move forward, relationships between 
state and local groups must be frank and 
genuine. This requires trust on all sides and a 
commitment to ensure that state policy proposals 
and the strategies and decisions to get them 
adopted are driven by local needs, knowledge, 
and action. Too often, local groups lack the 
connections and power to engage effectively 
in statewide policy advocacy, particularly in 
the legislative process. Collaboration between 
state and local advocates can address this 
issue, increasing the power of local leaders and 
expanding their access to government officials. 
Determining the structure and leadership of 
collaborative efforts is critical to building trust 
and ensuring effectiveness.

Local advocates often say their participation 
is limited to mobilizing turnout to support policy 
proposals that the state already has crafted— 
without their input. They want to be included 
in key strategic decisions about the content and

Winning support for a comprehensive policy 
agenda, to say nothing of actually implementing 
one, is tough under the best of circumstances. 
Given California's fiscal crisis, the undertaking 
seems even more daunting. And money is 
not the only barrier. State government has 
become virtually dysfunctional amid partisan 
bickering, arcane procedural tactics, and voting 
requirements that have paralyzed the legislature. 
Yet failing to act is not an option. Health will only 
get worse unless determined action continues, 
spreads, and gains broad support.

The priorities of local communities should 
anchor an authentic statewide policy agenda 
to create healthy places for all. This is true for 
every state in America: The experiences and the 
needs of local communities must be integrated, 
and local leaders must be fully involved in 
the process.

California has an uneven track record in this 
regard. Local leaders have not always felt that 
their priorities were well understood or well 
represented by groups working at the state 
level. Which issues should take priority? Is state 
preemption of local policies acceptable and, if so, 
under what circumstances? What specific policy
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scope of policies affecting their communities.
And they should be. Alternative models that 
include shared leadership with local advocates 
would make for better processes and produce 
better results. Not only would statewide agendas 
reflect local needs, but the deeper engagement of 
local leaders would also strengthen the power to 
move these agendas.

A push from leaders of a community can move 
individual legislators. The collective push of local 
leaders from throughout California, along with 
statewide advocates, can change the positions— 
and votes—of statewide policymakers. It can 
increase the momentum for equitable policies 
across an array of issues that affect the health of 
individuals and families, from Chula Vista to Shasta 
County, from the Inland Empire to East Oakland. It 
can be a catalyst for creating a California that lives 
up to its image for tolerance, openness, innovation, 
and progressive change; a state that honors and 
supports the extraordinary diversity and energy of 
its residents by making sure that every community 
is a healthy, opportunity-rich place to live, work, 
study, and play.
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Unhousing the Urban Poor: The Reagan Legacy*

Beth a. Rubin, James D. Wright, 
and Joel a, Devine .

Tulane University 
Department of Sociology

The Reagan era wits characterized by the popularity of individual level 
explanations and market based solutions for a range of social problems, 
including homelessness. We argue that such an approach urns inade
quate and may, in fad, have ivorsened the housing situation. We claim 
that homelessness is fundamentally a housing problem linked to two key 
trends of the 1980s: the increasing rate of poverty and the declining sup- ‘ 
ply of low-income housing. Market approaches to housing policy have 
resulted in housing policies'by default: gentrification, condo conversion 
and displacement as well as fax policies that explicitly favor the non
poor, Those policies, geared towards the poor, vouchers and subsidies, 
were inadequate responses to mcreasing need. In sum, the Reagan years 
witnessed dramatic declines in Hie supply of low-cost housing, substan
tial increases in the poverty rate, and drastic shifts in federal policy 
towards housing the poor.

A sample of homeless people in San Francisco was once 
asked to identify "the most important issues you face.or prob
lems you have trying to make it in San Francisco or generally, 
in life" (Ball and Havassy, 1984). The most common responses 
were "no place to live indoors" (mentioned by 94%), followed 
by "no money" (mentioned by 88%). No other response was 
chosen by as much as half the sample. At a sufficiently abstract 
level, the connections between poverty, the housing supply, and 
homelessness may seem dim. At the level where life is lived, 
the connections are stunningly obvious.

The clarity of perception revealed in these results may be 
usefully contrasted with a piece by Randall Filer, "What do 
we really know about the homeless," that appeared in the Wall

Our thanks to Brian T, Smith tor comments on previous drafts and to 
Martha Wittig for research assistance.
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Street Journal (10 April 1990). Filer is skeptical that homeless
ness lias become a social problem that requires government: 
intervention. Like others, he views welfare benefits, Aid to Fam
ilies with Dependent Children (AFDC) and any other "citizen 
wage" as a threat to the market because they reward the poor 
for being poor (or the homeless for being homeless), "... [T]he 
more generous the programs for the homeless are, the greater 
this number [of homeless] will be as people respond lo Ihe in
centives created." He adds, "Despite the implication of the word 
'homeless/ we know almost nothing about the connection be
tween homelessness and housing markets. There is no reliable 
evidence that homelessness is more extensive in cities wilh light 
housing markets,"

Filer's comments mislead; ns we argue in this paper, there 
certainly is a relationship between the housing market and 
homelessness. The relationship is rather a simple one: the cost 
of housing has come to exceed what many impoverished fam
ilies and persons can afford lo pay. We also argue that Filer's 
sentiments, although incorrect, were shared by President Rea
gan throughout his administration and were institutionalized in 
budgets and policies that exacerbated the homelessness prob
lem. As a result, the homeless situation was much worse at the 
end of the decade of the 1980s than it had been at ihe begin
ning. Unhousing the urban poor is a lamentable but enduring 
legacy of his administration.

Ferrara (1990, p. 539) has pointed to increasing levels of 
Federal expenditure lo aid the homeless as evidence of Rea
gan's merit. For example, he notes that expenditures in (he De
partment of Housing and Urban Development (HUD) increased 
from $12.5 billion in 1980 lo an estimated $22.8 billion in 1990. 
Bui these figures do not reflect expenditures on low-income 
housing programs or on the homeless; they, are, rather, total 
HUD expenditures on all programs (Table 1). The 1990 HUD 
pay-out specifically for low-income housing programs is about 
$1.6 billion (Table 2), certainly not $22.8 billion.

It is true that HUD expenditures on low-income public hous
ing programs and low-rent public housing loans more lhan dou
bled in the 1980s. In constant dollars, however, lire increase is 
unimpressive; in fact, corrected for inflation, HUD expenditures
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Table 1

Housing and Urban Development (HUD) Budget Outlays (in Billions of Current Dollars), 1980-1990

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989a 1990*

Subsidized
Housing

Housing Programs

6.8 SJS 10.1 10.0 9.94 5 57 7.8 11.2 12.6 13.8

9.16.3 7.8 8.4 8.4 9.89.0 9.9 12.7 14.4 15.9

Nat'l. Mortgage 
Association

Comm. Planning 
and Development

Policy Dev. and 
Research

Fair Housing and 
Equal Opportunity

12 .6 -.9 -1.1 -.61.4 .91.4 -2 .o

4.7 3.8 3.2 3-1 3.4 3.44.6 4.0 4.24.3 4.4

.05 .02 .02 .02.02 .04 .02 .02 .01.04 .02

.005 .006 .007 .008 .01.002 .006 .005 .005.007

Continued. ..
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Table l continued

1980 1981 1982 1983 1984 1985 1986 1987 1988 1989a I990a

.25 .3 .3 .3Managment and 
Administration

Public and Indian 
Housing Program

Total Federal. 
Outlays for HUD

In Constant 
(1980) Dollars

.3 .3 .3 .3 .3 .3 .3

r2.51.6 22 15.1 2.2 2.7 2.6 2.3

15.5 18.9 20312.6 14.0 14.5 15.3 163 28.7 14.1 223

12.6 12.7 12.4 13.1 13.1 21.2 10.6 13.511.2 14.013.1

“Estimates
Source: Executive Office of the President, Office of Management and Budger. Budget of the United States, Fiscal Yoar(s) 1982... 1990. 
Washington, DC: USGPO.
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Table 2

HUD Outlays for Low-Income and Low-Rent Public Housing (x $1,000}

Low-Rent Public Housing 
Loans and Other Expenses

Payments for Low-Income 
Housing Programs

1980 755,300
928,581

1.007.558
1.541.558 
1,135,116 
1,205,020 
1,180,865 
1,387,985 
1,488,551
3.547.357
1.651.357

159,304
77,359

“21,118
110,603

1,131,012
13,885,412

977,001
1,355/755
1,172,953

922,407
634,323

1981
1982
1983
1984
1985
1986
1987
1988
1989a
1990fa

•Changed lo 'operation of Jow-incomc housing' 
•’HUD estimate 
Source: see Table 1.

at the end of the decade were nearly identical to those at the 
beginning. It is also true that only a part of the total HUD bud
get is spent on housing subsidies for the poor, and that an even 
smaller share is spent on the subsidized construction of new 
low-income housing. To suggest that the federal expenditure 
for this purpose is anywhere dose to $20 billion seems inten
tionally misleading.

, Expenditures on the homeless poor or on facilities to assist 
the homeless are not tallied as a separate category in any of

, HUD's documents prior to 1987, In 1987, $15,000,000 was ap
: propriated for this purpose, although no figure for the actual 

outlay is provided. Also, in 1988, within the category of "Policy 
Development and Research Expenditures," there was an outlay 
of $2,661,000 for "supplemental assistance for facilities to assist 
the homeless." Expenditures on the homeless increased in 1988 
and thereafter, under provisions of the Stewart B. McKinney 
Homeless Assistance Act; these expenditures are reviewed later.



Ferrara also remarks that the total number of families as
sisted by HUD programs increased from 3.1 million in I960 to 

• 4.4 million today. But with a current poverty population in ex
cess of 30 million, it is obvious that the HUD coverage rate of 
households in need is very limited, whatever the total num
ber of households receiving assistance. Table 3 shows stale-by
state coverage rates for the very low-income renter population 
(not the total poverty population); the coverage is almost never 
above 50% and nation-wide averages less than a third (Cen
ter for Budget and Policy Priorities, 1990), It can also be noted 
that Ferrara's figures include non poverty households who re
ceive HUD housing assistance, for example, the elderly (among 
whom the poverty rate has been declining and who now enjoy 
the lowest poverty rate of any age group in the nation).

By far the largest and most aggressive federal effort on be
half of the homeless is the McKinney Act, enacted in 1987. 
Under the terms of this act, HUD has spent more than $200 
million on the Supportive Housing Demonstration Program, 
an expenditure frequently cited as evidence of the Reagan ad
ministration's willingness to solve the housing problems of the 
homeless (e.g., Access, 1990). Other housing provisions within 
the act have provided roughly $80 million to subsidize more 
than 2,200 single room occupancy (SRO) hotels for a decade, 
have underwritten the opening and operation of emergency 
shelters for the homeless, and so on (see Table 4). The supporl- 

, ive housing program is a particular source of pride because it is 
housing geared to the unique and diverse needs of subgroups 
within the homeless population (the alcoholic, the mentally ill), 
a pet theme of HUD Secretary jack Kemp.

Close examination of the budgetary outlays from the Mc
Kinney Act reveals that relatively little of the budget goes to 
the provision of permanent low income housing; much of it is 
targeted towards other purposes and populations. In 1987, to 
illustrate, a total of $80 million was appropriated for the sup
portive housing program. Of that $80 million, $20 million went 
lo transitional housing for homeless families, not to permanent 
low cost housing. In 1988, $100 million was authorized for the 
program but only $65 million was appropriated and of that, 
$20 million was again for transitional, not permanent housing.
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Table 3

Low-Income Housing Assistance

Maximum" 
Number of

Number of Number of 
Very Low

Households Income Renter Very Low Income 
Assisted Households Renter Households

Renter

State
Assisted1985 1983

Alabama
Alaska
Arizona
Arkansas
California
Colorado
Connecticut
Delaware
Dist of Columbia
Florida
Georgia
Hawaii
Idaho
Illinois
Indiana
Iowa
Kansas
Kentucky
Louisiana
Maine
Maryland
Massachusetts
Michigan
Minnesota
Mississippi
Missouri
Montana
Nebraska
Nevada
New Hampshire 
New Jersey 
New Mexico 
New York

75,469
9,224

34,638
38,709

336,310
39,605
64,225
10,422
28,131

134,471
115,297

16,175
9,072

168,448
79,052
31,076
26,702
68,314
69,307
21,473
81,215

144,990
123,958
77,519
40,148
73,636
14,346
22,715
15,016
16,042

139,169
21,749

454,852

224.320 
16,980

139.320 
130,840

1,564,110
159,850
154,030
29,060
69,330

587,050
337,760
53,160
40,630

646,150
214,860
115,350
103,130
192,420
261,240
54,720

210,330
347,830
409,380
169,070
143,000
237,110
38,290
67,950
47,620
40.530 

403,040
69.530 

1,484,980

33.6%
54.3
24.9
29,6
21.5
24,8
417
35.9
40.6
22.9
34.1
30.4
22.3
26.1
36.8
26.9
25.9
35.5
26.5
39.2
38.6
41.7
30.3
45.9
28.1
31.1
37.5
33.4
31.5
39.6
34.5
31.3
30.6



journal of Sociology & Social Welfare118

32.03(15,846
27,840

537,230
153,030
154,350
564,120

63,370
156,080
35.230 

259,260 
766,090
57,390
26,220

262,530
22*1,990
86.230 

193,200
16,620

12,652,690

North Carolina 
North Dakota 
Ohio
Oklahoma
Oregon
Pennsylvania
Rhode Island
South Carolina
South Dakota
Tennessee
Texas
Utah
Vermont
Virginia
Washington
West Virginia
Wisconsin
Wyoming

Total

97,754 
12,311 

190,309 
55,721 
34,491 

189,449 
32,398 
45,692 
16,827 
91,364 

196,290 
10,039 

7,07 7 
79,566 
57,265 
26,844 
67,385 

3,915

3,816,172

44.2
35.4
36,4
22.3
33.6
51.1
29.3
47.8
35.2
25.6
17.5
27.0
30.3
25.5
31.1
34.9
23.6

30.2

‘This is a maximum because no! all households receiving assistance have "very low 
incomes." The number of "very-low income" housing units in 1983 was compared 
to Ihe number of assisted units in 1985 because both sets of data are the lalest 

, available on a state-by-stale basis.
Source: 1980 Census Data and 1983 Annual 1 lousing Survey. Data on programs 
from Department of Housing, 1983 unpublished data.

As is apparent in the budgetary outlays, most of the McKin
ney housing money has been spent in marginal ameliorations :j 
of the worst aspects cff'the housing situation of the homeless 
(shelters, SROs, transitional programs, etc.); relatively little has : 
been invested in adding permanent units to the low income 
housing supply, ;

Despite the claims of Kemp and others within the Bush and ; 
Reagan administrations, the homelessness problem worsened - 
in the 1980s and the federal response did very little to dampen ■ 
the trends. While some monies were being spent on low in- ' 
come housing and on programs specifically for the homeless, \ 
the broader housing policies of the administration undid what



Funding for Programs Under the McKinney Homeless Assistance Act (Budget authority (BA): dollars in millions)

Table 4

FY 1988FY 1987 FY 1989

Sen.Hs. Sen.
■ Pres. Appro. Appro. H.R, Banking 

Auth. Approp. Auth. Approp. Request Com. Com. 4352 Com.

Banking Committee: 
HUD Emergency 
Shelter Grants 
Supportive Housing 
Demonstration 
Transitional 
Housing (Families) 

Handicapped 
Housing Grants 

Suppl. Assistance 
Sec. 8 10-yr. Mod. 

Rehab, for SROs

50.01 120.0 8.0100.0 65.0 35.0 125.0 120.0

80.01 100.0 75.0 85.065.0 100.080.0 75.0 105.0

(20.0) (20.0) (75.0) (20.0) (20.0)(20.0) (20.0) (20.0) (20.0)

(15.0) (15.0) (15.0) (15.0) (15.0) (15.0)(15.0) (15.0)
25.025.0 15.0 27.0 10.0

35.035.0 35.0 45.0 40.035.0 50.0

180.0 280.0 73.0Housing subtotal: 240.0 75.0 185.0 155.0 297.0 280.0

Continued. . . 119
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Table 4 continued

FV 1989FY 1988FY 1987

Hs. Sen.
Pres. Appro. Appro. H.R. Banking 

Auth. Approp. Auth. Approp. Request Com. Com. 4352 Com.

Sen.

FEMA Emergency 
Food & Shelter3 

Interagency 
Homeless Council2

15.0 10.0 124.0 114.0 80.0 114-0 114.0 129.0 129.0

'T
1.0(-2) .8 1.21.2 122.5 (.8).2

Banking subtotal: (255.2) (190.0) (406.5) (187.0) (156.2) (300.2) (270.0) (426.8) (410.2)

Energy and Commerce Committee: 
Health Care for 
the Homeless 

Mentally HI
Demonstration Projects 

Mental Health 
Service Block Grant 

Alcohol & Drug Abuse 
Demonstration Project

61.215.050.0 46.0 30.0 14.4

10.04./10.0 9.3

35.011.5 14.335.0 32.2

10.010.0 4.69.2

(116.2)E & C subtotal: (105.0) (96.7) (30.0) (25.9) (38.6)

Journal of Sociologv & Social W
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Education & Labor Committee: 
Emergency Comm.
Services (CSBG)

Job Training 
Homeless Children 
Education Grants 

Adult Literacy 
Exemplary Grants

40.0 36.8 40-0 19. f 42.0
12.0 9.6 .13.0

5.0. 5-0 4.84.6 6.0
6.9 10.0 7.2 U.O7.5

2.5 2.5

E & L subtotal: (52,5) (48-3) (69.5) (40.7) (74.5)

Agriculture Committee: 
Temporary Emergency Food 

Assist. Program (TEFAP) 
Food Stamp Provisions 
Surplus Food Distribution 

(Comm. Credit Corp.)

50.0 50.0
54.0 54.0

50,0
7Q.0

6.0

(110.0) (104.0) (70.0)Agriculture subtotal: (50.0)

Continued. . .
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Tabic 4 continued

FY 1989FY 1987 FY 1988

Hs. Sen,
Pres* Appro. Appro. H.R. Banking 

Auth. Approp. Auth. Approp. Request Com. Com. 4352 Com.

Sen.

Veterans Committee: 
Chronically iVientally ill 

Veterans ^ 
Domiciliary Care 
Job Training Program

2.93 5.0 10.02.1
15.015.0
25.030.0

Veterans subtotal: (30.Q) (17.1) (2.9) (5-0) (50.0)

442.7 352.1 616.0 357.6 264.8 305.2 270.0 7175 410.2Total

Parentherical figures represent specific sums previously listed under more general categories.
'HUD Emergency Shelter Grants received previous Lo the McKinney Act amounted to $10 million in the FY 1*18“ FIL'D Appropriation 
Act for a total of S60 million in FY 1987. The Supportive Housing Demoonstrotion received S5 million for tronsition.il housing for a 
total of $85 million in FY 1987. The F£MA Emergency Food and Shelter program received $70 million from the FY 1987 HUD Appro. 
Act and $45 million from a transfer of Disaster Relief Funds for a total of 5125 million in FY 1987.
Senate Government Affairs has jurisdiction over the FEMA Emergency Food and Shelter program and the Interagency Homeless 
Commission.
■’So million was originally appropriated for the program in the FY 1987 Supplemental Appro. Act; however, S2L9 million lapsed and 
was reappropriated FY 1988.

Journal of Sociology & Social W
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good these low-income and homelessness programs might oth
erwise have accomplished.

In brief, housing policy in the Reagan years was two
pronged: tax subsidies to underwrite the housing costs of up
per income groups and a largely unrestricted private market for 
lower income groups. This approach lo housing policy was ide
ologically consistent with the overall Reagan agenda of dereg
ulation, privatization and liberation of the "Invisible Hand, 
was the evident consequence: the institutionalization of the pri
vate market as the solution to the inadequate low income hous
ing supply. Sadly, the private market has few if any incentives 
to provide low income housing; there is much more money in 
housing the rich than in housing the poor. Privatizing the low 
income housing market means in essence that the federal gov
ernment has abnegated its historical commitment to guarantee 
to all citizens a minimum standard of housing adequacy.

Part of Reagan's reluctance to provide housing stemmed 
from his well-known belief that many homeless people "are, 
well, we might say, homeless by choice" (a spontaneous com
ment In a press conference). A related theme in the administra
tion was that housing conditions reflect cultural problems spe
cific to certain ethnic groups. Regarding the doubting-up that is 
associated with a housing squeeze (Mutchier and Krivo, 1989), 
Philip Abrams of HUD suggested that it is " . , . characteristic of 
Hispanic communities, irrelevant to their social and economic 
conditions.... It is a cultural preference, 1 am told" {quoted in 
Momeni, 1990, p. 136). Even if true, which is unlikely, the rel
evance of this comment is uncertain since Hispanics comprise 
only about a tenth of the total homeless population.

The viewpoint argued in this paper, although rather a sim
ple one, would find little favor with Filer, Ferrara, Abrams, 
Kemp, Bush, or Reagan himself. It is that homelessness is funda
mentally a housing problem (or alternatively, that the key dis
tinguishing feature of the homeless is that they lack an accept
able place to live). We provide evidence on two key trends of the 
1980s: the increasing rate of poverty, and the declining supply of 
low income housing. Our position is that continual increases in 
the number of poor people, coupled with continual decreases in 
the supply of housing that poor people can afford, necessarily
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predestines an increase in homelessness, a point made insis
tently by scholars and analysts throughout'the decade.

Poverty and Housing during the Reagan Years
From 1978 to 198^there was a 25% increase in the house

holds living below the poverty line as well as an increase in 
just how poor the poor are. For example, in 1985 the median 
income of poor families was $4,000 beneath the poverty line; in 
constant dollars, that amounts to being $600 deeper into pov
erty than the comparable 1978 figure (Hartman and Zigas, 1989, 
p. 3). That the poor "are getting poorer" has been the theme of 
countless recent newspaper and magazine articles.

Over the past thirty years, the number of Americans living 
below the official poverty line has varied from a low of about 
23 million in 1973 to a high of nearly 40 million in 1960. Year- 
to-year fluctuations in the number of the poor can be quite sub
stantial. These annual changes, which often amount to several 
million persons, result mainly from macroeconomic conditions 
that affect the unemployment rate. During periods of general 
economic growth (e. g., the 1960s), the rate of employment in
creases and the number of the poor goes down. Alternatively, 
during recessionary times, unemployment and therefore pov
erty tend to increase. Other factors also influence the general 
rate of poverty, but the rate of employment is probably the 
most critical.

Decade by decade, the overall pattern is reasonably clear- 
cut. The number of the poor declined steadily throughout the 
1960s, from 40 million poor at the beginning of the decade 
to about 25 million poor at the end. Not coincidentally, the 
sharpest declines occurred after the onset of Johnson's War on 
Poverty in 1964. Throughout the 1970s (often referred to as the 
"Decade of Inflation"), the number in poverty fluctuated right 
around the 25 million mark, with no obvious trend in either 
direction. Then, starting in 1978, the number of the poor began 
to increase, reaching the 35 million mark in 1983 and hovering 
close to that number since.

The 1983 figure is of historical significance because it rep
resents the largest number of persons in poverty ever recorded



since the beginning of the War on Poverty in 1964. In five years, 
the gains of the previous two decades were erased as some ten 
million persons were added to the poverty count. In these re
spects, the Reagan years can only be described as a giant step 
backward.

For comparative purposes, most observers prefer to look at 
the poverty rale, rather than the raw numbers. The thirty-year 
trend shows that the highest poverty rates—in excess of 20% of 
the population—preceded the War on Poverty. From the early 
1960s through 1973 (that is, from the beginning of the War on 

'Poverty to the first Arab oil embargo and the ensuing collapse of 
the world economy), the rate of poverty in America was halved 
(falling from 22.2% to 11.1%). Prom 1973 through the end of 
the decade, no further progress was made and beginning about 
1980, the rate began to increase, reaching a post-1965 peak of 
15.2% in 1983 and remaining at mid-60s levels since. Thus, the 
secular trends in the poverty rate are much the same as the 
trends in the total numbers; overall, the pattern is one of consid
erable progress in the 60s, stagnation in the 70s, and significant 
deterioration in the 80s,

Not only has the number of the poor increased, but their 
poverty has deepened. The total share of national income going 
to the poorest tenth of the population has declined by more 
than 10% in recent years; the share going to the most affluent 
twentieth has increased by 37%. Accordingly, the gap between 
the poverty line and the median US family income has widened 
(Table 5). In 1980, the "income deficit" for the poor (the distance 
between the 3-person poverty level and the median income) 
was $14,458; the corresponding figure in 1988 was $22,755—a 

.57% increase.
In a privatized economy dictated by the laws of supply and 

demand, an increase in the number of the poor and the ensu
ing increase in the "demand" for low income housing would 
automatically produce an increase in the low-income housing 

’ supply. This has obviously not happened, simply because need 
'and demand are not the same thing. A demand is a need (or a 
preference) backed up with cash, which the poor lack by defi
nition. The need for low income housing is large and growing,
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Table 5

Poverty Levels, income Deficit and Maximum Affordable Rent, 1980-1988

Medianb
Family
Income

Maximumd 
Affordable 

Gross Monthly 
Rent

Weighted3 
Poverty 

Family of 
Three

Income
Deficit

Year

1980 $21,023
22,388
23.433 
24,674
26.433 
27,735 
29,458 
30,970

k 32,191

$6,565 -$14,458 $218.00
1981
1982 -15,740 

-16,738 
-18,156 
-19,162 
-20,721 
— 21,914 
-22,755

256.00
264.00
276.00
286.00
291.00
302.00
315.00

7,693
7,936
8,277
8,573
8,737
9,056
9,436

1983
1984
1985
1986
1987c
1988

V

aMoney income 
^Current dollars 
(Based on revised methodology 

' rfBased on 40% of monthly income

but the demand (cash-backed need) is wanting. It is evident that 
millions of poor people need decent housing that rents, say, for 
$200 a month or less (see below), but it is foolish to see this 
as an economic demand or to assume that there is profit to be 
made in responding to the need.

A comparison of the number of units renting for less than 
$250 a month (30% of a $10,000 annual income) and the number 
of households with annual incomes under $10,000 reveals that 
in 1985 there were four million fewer units than renter house
holds needing units (Shapiro and Greenstein, 1988; from whence 
Table 6). The discrepancy between the number of poor families 
and the number of very low income rental housing units ex
ists in every state. The shortage is lowest in West Virginia (11% 
more low income households than low income units), highest 
in California (268%) and nationwide stands at 94%. In the na
tion as a whole, in short, there are nearly twice as many very



Table 6

Rental Housing Crisis Index, 1985

Number of Very 
Low Income 

Renter 
Households

Number of very 
Low Income 

Rental
Housing Units

Shortage of 
Very Low 

Income Renter 
Units*

State Percentage by 
Which Number of 

Very Low Households 
Exceeds Number of 
Very Low Income 

Units*

Alabama
Alaska
Arizona
Arkansas
California
Colorado
Connecticut
Delaware
Dish of Columbia
Florida
Ceorgia
Hawaii
Idaho
Illinois

114,176
15,619
86,414
68,570

1,084,277
107,269
112,409

18,241
46,545

338,315
186,738
40,509
25,855

430,524

88,050
13,497
45,407
57,205

294,871
47,542
40,106

8,155
14,866

149,544
120,916
26,803
16,331

154,265

26,126
2,122

41,007
11,364

789,406
59,727
72,303
10,086
31,679

188,771
65,822
13,706
9,524

276,260

29.7%
15.7
90.3
19.9

267.7 
125-6 
180.3
123.7 
213-1 
126.2
54.4
51.1
58.3
79.1
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Table 6 continued

Number of very 
Low Income 

Rental
Housing L/nits

Shortage of 
Very Low 

Income Renter 
Units*

Percentage bv 
Which Number of 

Very Low Households 
Exceeds dumber of 

Very Low Income 
Units*

State Number of Very 
Low Income 

Renter 
Households

97,289 
51.834 
50,207 
81,268 
95,411 
19,041 
56,459 

103,919 
118,202 
55,578 
60,592 
98,461 
19,194 
34,229 

9,635 
15,108 
83,711 
28,343

58,072
32,672
23,837
26,600
43,275
13,681

Indiana
Iowa
Kansas
Kentucky
Louisiana
Maine
Maryland
Massachusetts
Michigan
Minnesota
Mississippi
Missouri
Montana
Nebraska
Nevada
New Hampshire 
New Jersey 
New Mexico

155,361
84,506
74,045

107,869
138,687
32,722

158,231
245,929
248,874
116,703
68,245

155,210
25,411
51,436
35,076
29,826

276,015
40,156

59.7 
63,0 
47.5
32.7
45.4
71.8

180.3
136.7
110.5
110.0

12.6

101,772
142,010
130,671
61,125

Cfi

/,653
^0,74° 
6.2 IS 

17,206 
25,441 
14,719 

192,304 
11,813

3/ .n ?r-
32.4
50.5

264.1
97.4 <C

229.7 &>
41.7 n>



390,630
136,009

13,832
179,494

61,682
40,850

208,344
19,262
70,536
16,453
97,660

285,175
18,791
8,142

96,930
69,547
46,403
75,923
9,345

4,206,023

Mew York 
North Carolina 
North Dakota 
Ohio
Oklahoma
Oregon
Pennsylvania
Rhode Island
South Carolina
South Dakota
Tennessee
Texas
Utah
Vermont
Virginia
Washington
West Virginia
Wisconsin
Wyoming

Nation

928,319
184,072
20,277

345,080
93,467
98,508

361,649
39,762
S7.615
21,238

144,900
501,509
37,448
15,893

182,823
150,819
51,696

149,595

537,689
48,062

6,445
165,586

31,785
57.657 

153,305
20300
17.079
4.786

47.240
216,333

18.657 
7,751

85,892
81,271
5,293

73,671
5,182

137.6
35.3
46.6
92.3
51.5

/6.n

TUb.4

"'C 7. 1
.8 -i

a/a.-?
99.3
95.2
88.6

116,9
114
97.0

14327 DD.D
8.148,959 3,942,936 93.7

'These inrun.-, are a measure or the extent to which the number or very W income renters in eich stare exceeds ihe supply of 
affordable rental housing. For example, the table indicates that in 1985 the number of very Sow income renter households in Alabama 
was 26,126 (or 29.7 percent) greater than the number of housing units in Alabama that rented for no more than 30 percent of these 
households' incomes.
Source: Shapiro and Creertsfein, Table A 17.
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Comparison of HUD Subsidized Housing Assistance for Fiscal Years 1980
1989 '

Table 7

Reagan Budget 
Request 

(in billions)
Net Additional 

Households Assisted
Funding Levels 

(in billions)

26.61980 187,892
138,883
55,836
53,732
88,345

102,721
98,585'
92,980
75,802
83,685

1981 24.9
1982 13.2 13.2

5.0'1983 8.6
2.3' 9.91984
6.2 9.91985

1986 .5 8.8
7.301987

1988 3.9 7.6
1989 6.5 7.4

’Represents Reagan Administration's attempts to rescind Budget Authority already 
appropriated by Congress.
Source: Subcommittee on Housing and Community Development of the House 
Committee on Banking, Finance, and Urban Affairs, Serial 101-9. March, 1989.

low income renter households as there are low-cost units to 
accommodate them.

Despite this gap, HUD funding levels for subsidized hous
ing assistance declined sharply from 1980 to 1989. In 1980, the 
funding for this purpose stood at $26,6 billion, and in 1989, $7.4 
billion {Table 7). In recent years, the number of additional fam- ; 
ilies receiving assistance has been less than 100,000 per annum 
(recall that the poverty population exceeds 30 million).

The actual housing situation is apparently even worse than 
the figures so far reviewed suggest. The count of very low in
come units shown in Table 6 may contain as many as 800,000 
vacancies, nearly 20% of the total supply (Zigas and Hartman, 
1989). Among other things, high vacancy rates often indicate 
inadequate living conditions; many of these units are "vacant" 
because they have been condemned. The number of truly 
livable low-income hoiking units available in the market is



apparently not known, but is surely less than the total units 
tallied in Table 6.

In contrast to claims by ACCESS and others that HUD plays 
a major role in solving the housing crisis through an infusion of 
funds into the system, HUD officials, in concordance with the 
Reagan administration, have indicated that they are "backing 
out of the business of housing" (Hartman and Zigas, 1989, p. 1.4). 
The ideology of the Reagan administration opposed "market in
terventions" of every sort, preferring to let the market operate, 
to the extent possible, free of governmental dictate. The spend
ing trends indicated in Table 7 reflect this ideological imperative; 
the consequent gap between the need for and supply of low- 
income units has surely worsened the homelessness situation. 
In the meantime, as we discuss later, federal subsidies for high- 
income housing continue unabated. As others have noted, the 
policies of the Reagan years amounted to socialism for the rich 
and free-market capitalism for the poor.

These recent trends in the federal obligation to subsidize the 
construction of low income housing reverse a long historical 
commitment. The government undertook its first public hous
ing program in 1937. That program provided federal subsidies 
to amortize the cost of building low-cost housing, was admin
istered by local housing boards, and was highly restrictive in 
eligibility (Levitan, 1985). The Housing Act of 1949 established 
a national goal of upgrading and augmenting the general hous
ing stock so that every American would have a "decent home 
and suitable living environment." Throughout much of the post
War period, the housing industry was highly productive, the 
concern over "inadequate housing" referred to the quality, not 
quantity, of available units, and the number of relatively afford
able suburban single-family units steadily increased.

The Housing Act of 1968 set a goal of 26 million new units 
over the next decade, six million of them targeted to low-income 
households (Hartman and Zigas, 1989: 8). The goal was not met 
and thereafter the government refrained from setting specific, 
numerical housing goals. The 1980s witnessed lowered housing 
production levels across the board and a sharp diminution in the 
federal low-income housing effort. To be sure, national housing 
policy has always been market determined, and that has always

Unhuusin# fhe Uriwi Poor 131



worked fairly well for modcrale-lo-Uppcr income groups. That 
the market does uni work particularly well for lowcr-income 
groups has been recognized in federal housing policy since the 
Depression. This half-century of recognition notwithstanding, 
during the Reagan administration housing policy for the poor 
has been market-based with a vengeance, much to the overall 
detriment of the low-income housing supply.

Journo I of Sociology & Social Welfare132

Gentrification, Cqpdo Conversion and Displacement: 
Housing Policy by Default

A market-based housing policy implies that the private sec
tor will invest in the housing options that generate the most 
profit in the shortest time. Despite the growing need for low- 
income housing in the 1980s, the decade witnessed considerable 
outright destruction of the low income housing supply (through 
urban renewal and the "revitalization of downtown") and a 
great deal more conversion of low-income to upper-income 
units, through a process that has come to be known as gen
trification. Rather than increase the number of low-rent units to 
meet the growing "demand," the "market" (which is to say, pri
vate investors) have destroyed much of the low income housing 
that wns there in the first place.

The process known as gentrification resulted in significant 
declines in low income housing throughout the 1970s and 1980s. 
According to Carliner (1987), gentrification "inverts the normal 
flow of housing" from more to less affluent consumers. In the 
conventional model of housing flow, older, less desirable units 
are abandoned by the affluent in favor of newer housing in pre
viously undeveloped areas; the units thus abandoned become 
available to the poor. This is the "trickle down" theory of low 
income housing and is much in the spirit of the Reagan admin
istration's ideology. In the 1970s and especially in the 1980s, 
however, older urban housing was sought out by affluent in
dividuals and (typically child-less) couples for renovation and 
reclamation; urban development policies throughout the nation 
encouraged this practice (gentrification) as a means of making 
downtown attractive once again to the middle class.The "down
ward trickle" of housing has thereby been interrupted. Hartman 
and Zigas (1989, p. 6) estimate that gentrification has resulted



in a Joss of over a million units of SRO housing in the past two 
decades. In general, "demolition, rehabilitation, abandonment 
and condominium conversion have lessened the number of low- 
rent housing units in most major cities" (Huffman, 1990, p. 84).

Thus, "the revitalization of downtown" has been rather a 
mixed blessing. On the one hand, no one can possibly object 
to the razing of rotted urban slums and their replacement by 
attractive boutiques, elegant restaurants, up-scale condomini
ums and the like. There is likewise little doubt that these de
velopments have successfully lured a segment of the middle 
class {and its tax base) back Into some central city areas. At 
the same time, these processes have displaced large sectors of 
the urban poverty population and have destroyed large tracts of 
low-income housing, particular SRO housing, which has always 
served as the "housing of last resort" for the most down-and-out 
among the urban poverty population (Kasinet, 1986). With little 
regard for the replacement of lost low-income units, many of 
those displaced by gentrification have come to be permanently 
displaced, which is to say homeless (Wright and Lam, 1987).

The loss of single room occupancy units has been particu- 
Iarly widespread and disturbing. SROs require relatively little 
in the way of initial outlay and are most useful for the elderly 
poor, the disabled, and other nonconventional households for 

: whom inner city living, with its proximity to business and trans
portation, is a boon if not an outright necessity (Kasinet, 1986; 
Hoch and Slayton, 1989; Huffman, 1990). And yet, despite the 
evident need for SRO housing, its availability continues to de
cline. For example, in San Francisco, from 1975 to 1979 alone, 
17.7% of the existing SRO units were destroyed or converted, 
with further losses since. Similarly, in New York City there was 
an overall 60% loss of SRO hotels between 1975 and 1981 (Hoch 
and Slayton, 1989). The number of New York hotels charging 
less than $50 per week declined from 298 to 131 in that pe
riod; of those dropping out of the price range, the majority are 
no longer even hotels and have been converted to other uses, 
mainly to condos (Kasinet, 1986: 248; Huffman, 1990).

V The SRO picture is evidently the same everywhere. Den
ver lost 29 of its 45 SRO hotels between 1971 and 1981, Seattle 

1 lost 15,000 units of SRO housing from 1960 to 1981, and San
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Diego lost 1247 units between 1976 and 1984 (Hoch and Slay
ton, 1989; 175). Ironically., in one city, 1,800 SRO units were 
converted by the City Social Service Department to temporary 
use as emergency shelter for the homeless. In some instances, 
SROs have been converted to tourist hotels, for example, the 
Villa Florence hotel in the Tenderloin district of San Francisco 
(Huttman, 1990, p. 84); in other cases SROs have been converted 
lo expensive apartment or condo complexes, sometimes with fi
nancing through Section 8 renovation funds. (On the Section 8 
program generally, see below.) Whatever the end use, these con
verted SROs no longer function as low income housing, and this 
has had obvious negative consequences for the most marginal 
segments of the urban poverty population.

Unfortunately, the destruction of SROs is only part of a 
larger process of displacement; the loss of low-income housing 
extends well beyond the SRO sector (Huttman, 1990). Based on 
data from the Annual Housing Survey, Huttman estimates that 
somewhere between 1.7 and 2.4 million persons are being dis
placed annually through outright destruction of units. Razed 
units are predominantly low income units; replacement units 
frequently are not. For Example, in 1.987 there were 346,500 new 
apartments built nation-wide. Of these, only 23,500 (7%) rented 
for less than $350 a month; 74% of these lower-income units 
were occupied within 3 months. The median rent for new units 
constructed in 1987 was nearly $550 per month, well beyond the 
reach of low income families (Statistical Abstract, 1989; 704). In 
the same vein, between 1980 and 1986, some 2300 rental and 
cooperative units were built for lower income people in San 
Francisco. While a positive step, it is clearly inadequate given 
an estimated need for 2600 new units each year (Huttman, 1990). 
Despite a growing need, the number of new low income public 
housing units under construction nation-wide has been shrink
ing since 1983 (Table 8).

Conversion to condominiums is another way in which low- 
income housing is transformed into housing for the upper mid
dle class. From 1970 to 1975, 86,000 rental units were converted 
to condos; from 1975 to 1979, another 280,000 were converted 
(Hope and Young, 1986, p. 107), with these trends no doubt 
accelerating in the 1980s. Condo conversion usually results in an
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Table 8

Low Income Public Housing Units (l,000s)

Occupied
Units1

Under
Construction Other2TotalYear

1195.6
1.229.3
1.231.4
1.262.5 
1,312.9
1.344.6 
1,333,8 
1,339.1

20.93,321.3
1.404.0
1.432.2
1.483.3 
1,368.7
1.378.0
3.365.0 

' 1987 . 1,371,7

1980 10.6
51.5. 1981 

1982
123.2

66.7 134.1
86.71983 134.1
24.0• 1984 

1985
33.8

9.6 19.5
12.11986 19.3
9.5 23.2

'Under management or available for occupancy
^To be constructed or to go directly under management because no rehabilitation 
needed
Source: Statistical Abstract, 1989

approximate doubling of housing costs and, according to HUD, 
about two-thtrds of the original occupants move out (Hope and 
Young, 1986). In some cases, SRO units that once rented for 
less than $200 per month have been converted to up-scale units 
renting for $700 a month or more. Thus, gentrification and con
dominium conversion are housing policies that generate high 

. profits for developers and provide new and elegant urban hous
ing for the affluent, at the direct expense of housing options for 
the poor. To quote the Ma>or of Boston, "Just look at the money 
being made by conversions. It is second only to the lottery in 
the amount of money you can make in one shot" (quoted in 
Wright, 1989, p. 46).

Taxes: Housing Policy for the Non-Poor
Even as the Reagan administration was cutting back on 

HUD's low income housing programs and encouraging 
vitalization" efforts that further eroded the low-income hous
ing supply, they also continued to support a long-standing and 
very expensive program of housing subsidies for the affluent,

//re-



namely, the provision of the lax code that allows homeowners 
to deduct mortgage interest payments (and local property taxes) 
from their taxable incomes. Although not usually considered an 
element of housing policy, this direct lax subsidy of the housing 
costs of homeowners in fact dwarfs the government's expendi
tures on low income housing and is in that sense very much a 
part of the overall policy posture of the Reagan administration.

Disallowing the home mortgage interest deduction was con
sidered as part of the Tax Reform Act of 1986, but the deduction 
survived unscathed. Few people appreciate the magnitude of 
this de facto federal subsidy for the home-owning classes. Dol- 
beare (1988, p. 39) estimates that special housing deductions— 
primarily, the deduction of mortgage interest and local property 
taxes from one's taxable income—cost the treasury more in two 
years than did the total outlay for subsidized housing over the 
last half-century. Specifically, the total federal expenditure for 
low-income housing payments plus public housing operating 
subsidies from 1937 through the 1987 fiscal year amounted to 
$97 billion; in two years, 1986 and 1987, the total income tax 
foregone via housing-related income tax deductions amounted 
to $103 billion. At present, the federal lax subsidy for middle 
class housing exceeds $50 billion per year (Dolbeare, 1988, p. 39; 
see also Zigas and Hartman, 1989:2; Lang, 1989; Sanjek, 1986).

The income lost to the Treasury through housing-related tax 
deductions (known among housing specialists as the "housing 
tax expenditure") doubled in the 1980s, rising from $26 billion in 
1980 to more than $50 billion in 1988. Table Nine shows how this 
housing subsidy is distributed across income classes. As would 
be expected, the largest share—about two-thirds of the total- 
goes to families with incomes in excess of $50,000 per year; 
about one-tenth of a percent goes to families with incomes less 
than $10,000 a year. (Mp$t low-income families, of course, rent 
rather than own and therefore excluded from the benefits 
of these deductions.)

Comparing these data on the annual housing tax expendi
ture with HUD budgetary outlays (Table One) reveals that the 
federal subsidy of middle-to-upper income housing exceeds the 
total HUD budget by an approximate factor of two annually. 
Thus, the government spends a great deal more subsidizing
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Table 9

Estimated Household Income and Housing Subsidy Distribution, 1988

Annual Income Housing Tax 
Expenditures

Percent

Less than $10,000
$10-19,999
$20-29,999
$30-39,999
$40-49,999
$50,000 & over

Total

$0.1 .1%
1.1 2.2
3.8 7.6
5.4 10.7
6.6 13.0

33.6 66,4

50.6 100%
Source: Table 12, Dctlbrare, 1988:41

the housing costs of the affluent than it does underwriting the 
housing costs of the poor. Also of relevance in this connection, 
Reagan's tax policies reduced the tax benefits of investment in 
Low-cost housing, as discussed in Lang (1989).

Vouchers and Subsidies: Housing Policy for the Poor
A major thrust of the Reagan administration's low-income 

housing policy was to withdraw (as much as possible) from the 
direct subsidy of new low-income housing construction and to 
focus on the use of existing units to house the poor, this via the 
Section 8 voucher program. Section 8 provides housing vouch
ers for qualifying low-income households that can be used in 
lieu of cash for rent. In order to qualify as a Section 8 unit, 
an apartment must rent for less than a designated "fair market 
value." At the same time, to prevent obvious abuses, the unit 
must also meet certain housing quality standards. Landlords 
providing such units receive what amounts to a guaranteed 
clientele whose rents are, in essence, being paid by the federal 
government. In theory, Section 8 enhances the housing purchas
ing power (housing "demand") of the poor and this should in 
turn cause landlords to increase the supply of eligible low-rent 
units, either via new construction or through renovation of ex
isting units to bring them up to the mandated quality standards.



(Critically, Section 8 does not provide direct financing either for 
new construction or for renovation; developers must find their 
own financing throughtorivate sources.)

Section 8 relegates the provision of low-income housing to 
the private market. Qualifying households receive certificates 
that make up the difference between what they can afford to pay 
and the going price of rent Consistent with the Reagan agenda, 
this then gives poor families the freedom to find available Sec
tion 8 housing that suits their needs and purposes; it also gives 
landlords and developers the incentive to supply housing that 
satisfies this new demand. Section 8 is thus a classic market 
solution to the low-income housing problem.

When Section 8 was first implemented, it was assumed that 
a qualifying family could afford to spend 25% of its income on 
housing; the voucher made up the difference between this in
come figure and the designated fair market rent. (Fair market 
rent standards vary from city to city, as would be expected.) 
The "affordability" standard was later raised to 30% of income, 
to keep the total cost of the program down (Zigas and Hart
man, 1989, p. 10; Lang, 1989, p. 77). Critically, and contrary to 
a common misconception, Section 8 certificates are not consid
ered to be entitlements given to every qualifying family; there 
are a limited number of vouchers available each year and they 
are given mainly to AFDC recipients,

By far the largest problem with the Section 8 program is 
that apartments good enough to satisfy the quality standard 
but cheap enough to satisfy the rent standard are few and far 
between, this despite the supposed program incentive for pri
vate developers to create such units (Wright, 1989, p. 48). In 
fact, approximately half the households who receive a Section 8 
voucher in any given year must return it unused precisely be
cause an acceptable qualifying unit cannot be found (Carliner, 
1987). Thus, Section 8 has done little to address the low-income 
housing supply problem, although it has certainly made some 
difference to the (relatively few) low-income families who re
ceive certificates and find acceptable units.

Since the gap between average rents and the ability of the 
poor to pay those rents has increased substantially (see below), 
the annual cost of the Section 8 housing voucher program has
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also grown. In order to fund the voucher system and keep to
tal budgetary outlays within limits, federal funding for new 
construction and for rehabilitation of existing units has been 
slashed; thus, the Section 8 voucher system is practically all 
that remains of the federal commitment to low-cost housing.

The recent and dramatic decline in federal subsidies for 
the construction of new low-income housing was shown in Ta
ble Seven. At the same time, inflation, abandonment, conver
sion, and gentrification have seriously diminished the available 
quantity of unsubsidized low income housing (Lang, 1989). To 
illustrate, in 1980 there were some 350,000 "low-to-moderate 
income" housing units produced; in 1985 only 200,000 were 
produced, Most of the "low-to-moderate income" housing now 
coming on the market is in fact occupied by families with in
comes above poverty but below the median income, not by the 
truly poor. Many of the landlords in these developments re
quire a stable, secure source of income and thus exclude the 
neediest sectors of the population. "Low to moderate" income 
households are usually not poor but rather young middle class 
families on their way up (Lang, 1989; Hartman and Zigas, 1989).

When all is said and done, HUD housing programs assist 
fewer and fewer new households each year, for shorter peri
ods of time (the standard HUD commitment has been reduced 
from 24 to 12 years), and at a lower dollar subsidy per unit cost 
of housing. The General Accounting Office has estimated that 
without additional budget, authority, tenant based programs 
with five year contracts will be eliminated completely by 1991 if 
new contracts are not extended (American Association for the 
Aging, 1987).

Additionally, despite the growing number of assisted house
holds, the lag between assistance and need continues to grow. 
At present, for each low-income household that receives sub
sidized housing, there are three additional eligible households 
that do not; in other words, existing subsidies supply relief to 
only about a quarter of income-eligible families (Dolbeare, 1988). 
Even among renters earning less than $2500 per year, fewer than 
a quarter live in assisted housing.

With the supply of low-income housing continuing to shrink 
and the need continuing to grow, it is not surprising that the
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waiting lists for subsidized housing have become interminably 
long. The U.S. Conference of Mayors recently surveyed pub
lic housing waiting lists in 27 large cities. The average waiting 
time from application to occupancy of a subsidized unit was 22 
months. In Chicago, the average applicant will wait 10 years for 
Section 8 housing and in Washington DC, 8 years. It has been es
timated that the waiting list for subsidized public housing units 
is 17 years long in New York and 20 years long in Miami (Daly, 
1990:137). The Conference of Mayor's survey also showed that 
waiting lists for assisted housing have been closed in 65% of 
the surveyed cities due to excess demand. In Ohio, there are 
40,000 people waiting for public housing; officials from the Na
tional Association of Housing and Redevelopment estimate that 
in 1987, a half million families nation-wide were on the waiting 
lists for assisted housing-(Report to the Committee on Banking, 
Housing and Urban Affairs, 1987), (Table Ten shows data on 
waiting lists in selected cities.)

Reaganomics shifted the focus of federal low income hous
ing policy away from the subsidized construction of low income

Jmirnai of Sociology & Social Welfare140

Table 10

Waiting List for Public Housing iu Select Cities, 1986

Total UnitsNo. Applicants Waiting

Akron
Baltimore
Buffalo
Chicago
Greensboro
Philadelphia
Pittsburgh
Sacramento

4,784
17,679
5,069

49,155

1,720
13,875

3,039
44,000

2,220
20,580
9,850

1,177
8,400
2,957
2,755 2,791

Source: Council of Large Public Housing Authority telephone survey, July 1986 
from “A new housing policy": recommendation of organizations and individu
als concerned about affordable housing in America, U.S. Government Printing 
Office, 1987,



units and towards so called "tenant based" subsidies (Section 8 
vouchers) that, contrary to theory, have not added to the hous
ing supply. "In 1980, 81% of incremental HUD subsidized units 
were new or rehabilitated Section 8 or public housing units; by 
1988 that figure had fallen to 4%" (Zigas and Hartman 1989, 
p, 19; see also Carliner, 1987, p. 126). So far as the remaining 
"supply side" subsidies are concerned, HUD's current focus is 
on projects with local governments as the housing providers. 
Most of these projects are targeted to temporary shelter and 
short-term services (Daly, 1990).

An additional problem for the 1990s is the possible loss of 
subsidized housing units through expiration of their existing 
HUD contracts. Lang (1989) estimates that there are presently 
some 900,000 federally subsidized units that will be eligible for 
refinancing over the next few years; in most cases, these re
financed units will be permanently subtracted from the low- 
income housing stock. Already (according to Lang), numerous 
public housing projects have been either demolished or sold to 
the private sector.

As indicated earlier, what remains of the federal commit
ment to low income housing is mainly the Section 8 voucher 

: program. Section 8 vouchers are usually short term commit
; ments (5 years) because HUD officials initially hoped that failing 

interest rates would soon render the voucher system unneces- 
■ sary. This, of course, has not happened and is not likely to 
1 happen anytime soon. In the interim, only a quarter to a third 

of income eligible households receive any form of federal low- 
income housing assistance (Zigas and Hartman, 1989: 15).

Whether the households currently receiving housing vouch
er assistance will continue to do so is highly problematic. About 
a million existing Section 8 contracts will expire between 1990 
and 1994. In the face of the Reagan-induced budget deficit, the 
cost of renewing them may well prove prohibitive. In this vein, 
the Director of Housing and Monetary Policy for the APL-CIO 
estimates that "over a 5 year period and with a 5 year occu
pancy renewal cycle, the cost to the [federal government) of [re
newing] 5 year vouchers for 968,000 units would increase from 
$29 billion in the 1990-1994 cycle to $33.5 billion for the next 5 
years" (Schecter, 1989: 149). One is entitled to doubt whether
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the federal coffers will sustain "hits" of this magnitude in what 
can be referred to as the Gramm-Rudman era; if not, roughly 
a million families will soon be dropped front the housing as
sistance rolls.

It is obvious that the voucher program can only succeed if 
there is an ample supply of acceptable units. Units meeting the 
Section 8 rent and quality standards are in noticeably short sup
ply, as we have already said, and the exceptionally low vacancy 
rates in these units further compound the problem (Zigas and 
Hartman, 1989; 12). While vacancy rates nation-wide have been 
around 7-8% in recent years, the rates vary sharply by region 
and by type of unit (Table Eleven). For example, vacancy rates 
are lowest in the Northeast (usually around 4%). Vacancies in 
larger apartments are lower still (about 3%). Nation-wide, most 
vacant units are either high rent luxury apartments, suburban 
units that are not available to the poor, very small units that 
are not adequate for poor families, or simply substandard units 
(Huffman, 1990). Among acceptable and adequate units within 
the means of the poor, vacancy rates are minuscule. For exam
ple, the vacancy rate of apartments renting for less than $100 a 
month was only about 2% in 1989.
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Conclusions
The general portrait sketched here has been drawn by many 

others; the principal feature that comes consistently into view 
is more poor people competing for less low income housing 
(Wright and Lam, 1987; Bassuk, 1986; Dolbeare, 1988; Lang, 
1989; Hartman and Zigas, 1989; Zigas and Hartman, 1989; 
Huffman, 1989; Sanjek, 1986; McChesney, 1988). The overall di
mensions of the low income housing "squeeze" are easily illus
trated. In 1970, there were two low-income units (renting for 
less than $125 a month) for each low-income renter household 
(annual income below $5,000). By 1983, that situation was re
versed; two low-income renter households for each low-income 
unit (Dolbeare, 1988). In 1975, 3,7 million low-income renters 
paid more than 50% of their incomes for rent; in 1983, 16 mil
lion low-income renters paid more than 50% of their incomes 
for rent, some two-fifths of the total (US Conference of May
ors, Report to the Subcommittee, 1989). In 1983, of the 2 million
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Table 11

Vacancy Rates, 1 $$2-1987 (%J

1982 1983 1984 1985 1986 3987

Total rental 
units 5.3 6.55.95.7 7.3 7.7

Inside SMS As 
Outside SMSAs

5.0 5.5 6.3 7.25.7 7.7
6.3 7.16.2 8.26.4 7.8

Northeast
Midwest
South
West

4.0 3.7 3.53.7 3.9 4.1
6.3 5.96,1 5.9 6.86,9
5.8 7.9 9.16.9 10.1 10.9

.5.25.4 5.2 7.16,2 7.3

Units in structure:
1 unit
2 or more 
5 or more

3.83.6 3.83.7 3.9 4.0
6.7 9.27.96.2 7.0 9.7

8.87.1 7.56.5 10.4 11.2

Units with:
3 rooms or less
4 rooms
5 rooms
6 rooms or more

Monthly rent: 
Less than £100 
$100 or more

Year built:
1960 or later 
1965 or later 
1940 - 1959 
1939 or earlier

Plumbing:
With all facilities 
Lacking facilities

7.2 8.8 10.27.2 7.5 10.7
5.0 5.7 6.3 6.9 8.68.0
4.0 4.4 4.6 5.0 5.3 5,4
3.5 3.7 3-5 3.33.2 3.3

2.5 2.73.4 3.5 2.8 2.2
5.4 5.7 5.9 9.06.6 7.7

5.9 7.95.3 6.6 9.5 11.2
6.25.6

5.2 5.6 6.25.4 6.9 7.7
55 5.6 5.3 5.0 5.0 5.1

5.5 5.7 6.35.1 7.2 7.5
11.8 14.513.6 13.812.2 16.2

Source: Statistical Abstract, 1989



renters with incomes less than $3,001) per year, 86% paid more 
than 60% of their incomes for rent (Nelson, 1990). The median 
rent (in 1988) for a two bedroom apartment in San Francisco 
was $850 per month; in Los Angeles, $616 a month; in Nassau- 
Suffolk county (New York), $670 a month; in Washington DC, 
$563 a month; in St. Louis, $419 a month; and in Houston, $400 
a month (Huttman, 1990: 89). Most rental housing in the ur
ban areas is priced well beyond the means of the poor, even 
as the number of the urban poor has increased. But even the 
poor have to live somewhere* Increasingly, "somewhere" has 
meant on the streets. Even more frightening is the possibility 
that as many as 3,5 million additional low cost rental units will 
be taken out of the housing supply over the next few years 
(Lang, 1989: 17).

The U.S. Conference of Mayors concluded (in testimony be
fore the House Subcommittee on Housing and Community De
velopment) that none of the 27 cities they had surveyed would 
be able to meet the near-term housing needs of their low income 
families because of the continued federal cutbacks in housing 
subsidies (1989: 293). The Subcommittee responded that from 
1980 to 1989, its jurisdiction over low-income housing had been 
dramatically reduced and that little (if anything) could be done. 
This reduction is reflected in a 72% cut in the Subcommittee's 
budgetary authority for the Subsidized Housing Account and 
a consequent decline in the number of households assisted by 
that account, from 187,892 assisted households in 1980 to 83,685 
in 1989.

As we and many others have shown, the Reagan years wit
nessed dramatic declines in the supply of low-cosi housing, 
substantial increases in the poverty rale (especially in the large 
cities), and drastic shifts in federal policy towards housing the 
poor. A related development, one that we have not touched on, 
was an increasingly stringent, even punitive, attitude towards 
low-income recipients of federal assistance, a tightening of wel
fare eligibility requirements, a reduction in the level of assis
tance, and the "purging" of the assistance roles (Hope and 
Young, 1986; Stem, 1986: 117). The inevitable consequence has 
been a crisis in low-income housing and an increase in the num
bers without housing, which is to say the homeless.
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Next to adequate nutrition, suitable housing is the most ba
sk element of social welfare and housing policy is therefore 
a fundamental component of social policy in general (Esping- 
Anderson, 1985). Most of the advanced industrial democracies 
find if necessary to subsidize their housing supplies in order 
to achieve their overall social welfare goals. In contrast, in the 
United States, we have always subsidized a lower percentage of 
the housing stock than virtually any other industrialized nation 
(Hartman and Zigas, 1989, p. 9), a comparison that became even 
less favorable in the Reagan years. For all practical purposes, 
we now stand alone among the Western nations in our apparent 
indifference to housing the poor.

Adequate housing has become, it seems, a privilege of the 
affluent rather than a basic right of citizenship guaranteed to 
all. There is obviously no philosophical or ideological objection 
to the general notion of housing subsidies, since every home
owning household that itemizes its federal income tax deduc
tion receives one. The objection, rather, is to providing housing 
subsidies to those that truly need them.

The notion that the private market would somehow take 
care of the housing needs of the poor, with only a little federal 
voucher assistance to those of greatest need, must be counted 
as one of the great delusions of the 1980s. "The Market 
responsible for the outright destruction of a great deal of low- 
income housing as the central cities were revitalized to accom
modate the tastes of the young and wealthy, but it provided a 
meager to non-existent backflow (or downward tridde) of low- 
cost housing for those displaced by the renovation effort. The 
result is that hundreds of thousands, possibly millions, now 
find themselves without housing and must either avail them
selves of the good will of friends and families, utilize tempo
rary over-night shelters, or sleep in the streets. This cannot in 
good conscience even be called a housing policy. It is madness 
masquerading as a "free market" ideology—perhaps the most 
enduring legacy of the Reagan administration.

What can be done now to undo the harm inflicted on the 
poor by the housing strategies pursued in the 1980s? There may 
well be some alternative in all this to a renewed federal com
mitment to the subsidized construction of low-income housing
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units, but frankly, we fail to see what it might be. Unfortunately, 
the size of the federal deficit (another inheritance from the Rea
gan years) in essence rules out any bold, new, social welfare 
programs for at least the next decade, In the meantime, it is an 
easy prediction that the homelessness problem will continue to 
worsen and that the new Millennium will find us still grappling 
with and embarrassed by this national disgrace.
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TROTTER REVIEW

From Disinvestment to Displacement: 
Gentrification and Jamaica Plain’s Hyde

Jackson Squares

Jen Douglas 

Introduction

On a January day in 2011, the website of the Jamaica Plain Gazette broke 

the news that Hi-Lo Foods—an independent grocer selling food staples to Latino 

and Caribbean shoppers throughout Greater Boston—would close suddenly and 

permanently. The Hi-Lo had operated for 47 years on Centre Street in the Hyde 

Square section of Boston’s Jamaica Plain neighborhood, an area named in recent 

years by a local business group as the “Latin Quarter,” and anchored commerce in 

the immediate neighborhood. Although Hi-Lo had been a “busy” and “successful” 

store in JP, as the neighborhood is commonly called, the owners “got an offer so 

high they could not refuse it” (Helms, 2011a) and signed a 20-year lease with 

Whole Foods Market, Inc. (Helms, 201 lb). A Boston Globe story captured the 

change: “For Jamaica Plain’s eclectic mix of hipsters, affluent professionals, and 

working-class Latinos, there has been no starker symbol of transformation in their 

neighborhood than the one announced yesterday: The tumbledown Latino grocery 

Hi-Lo Foods will close its doors and reopen as a sparkling new Whole Foods 

Market” (Irons, 2011).

Customers and employees of Hi-Lo were reported to be sad, some in tears 

(Morgan, 2011; Taber, 2011b; Zagastizabal, 2011). One spoke of the Hi-Lo as a
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place to see old friends as well as to shop for food. Another had phoned friends in 

the Dominican Republic to share the news, but they had already heard. At 

subsequent neighborhood meetings, dozens of people testified, overwhelmingly in 

opposition to the change. Residents expressed concern about Hi-Lo employees, 

potential impacts on the surrounding businesses, shopping alternatives where 

residents would find the foods Hi-Lo had sold, and social ties that had cohered 

around the store being disrupted. Many described the Hi-Lo as a place tied closely 

to memories and events in their personal lives. Some perceived negative effects on 

the neighborhood, describing the replacement of the Hi-Lo with a Whole Foods as

a coordinated effort to make JP serve wealthy interests,” 

“getting robbed,” and “taking away a people’s culture.” One asked, “How did we 

let this happen?” Another warned, “if we keep taking it,” everything may be taken. 

A group of longtime Latina residents and newer residents, many of them queer, 

began to mobilize against Whole Foods’ arrival under the name “Whose Foods? 

Whose Community?: The Coalition for a Diverse and Affordable JP.” Among the 

key concerns of this group were that the presence of a Whole Foods would 

accelerate the pace and extent of rising property values in JP, bring those pressures 

to Hyde Square near the northeastern end of JP in an intensified form, and 

exacerbate the displacement of low-income residents and people of color that was 

already perceived to be undeway in the neighborhood.

Counterprojects called “JP For All” and “We Are All Whole Foods” formed 

to support the company’s arrival, both of them rejecting the assertion that the store 

served a particular, more affluent, consumer and advocating for the purportedly 

shared benefits of rising property values and health foods. These groups were just 

one part of a raging debate in online English-language forums, where the tone was 

self-righteous, strident, and often nasty. Here, people shouted their defense of high 

property values. The rights of private parties to form business contracts were

an attack on us, ii
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hurled at those who argued for community input. The sorts of people who attend 

meetings to take part in public processes were summarily dismissed as 

unsophisticates in need of redirection to Internet-based communications. The 

specter of past decay and vacancy in Hyde Square was invoked to demonstrate 

what were seen as the obvious benefits of upscaling (e.g., Donnellan, 2011), and 

Juliette Hannan, speaking on WBUR’s Radio Boston (Chakrabarti and Brooks, 

2011). The Hi-Lo and its clientele were cast negatively in race- and class-coded 

language (the store was “dirty,” its products “unhealthy,” e.g., Rosenthal (2011), 

while JP’s “diversity” was otherwise lauded. Doubts were raised about the validity 

of claims that groceries at Whole Foods cost more (e.g., Taber, 2011a), and 

assertions that low-income residents would not be well-served by a Whole Foods 

Market were attacked as classist campaigns to deny wholesome foods to all people. 

The popular dissemination of Richard Florida’s “creative class” thesis (Florida, 

2002)—in which a mobile population of affluent, young, and often gay in-migrants 

in the artistic and technical professions rescue cities with their vibrant lifestyles— 

was amply in evidence. Still, “hipsters” were despised, and people whose lives 

seemed to require “a bakery for their dogs” were put on the defensive. Lists were 

produced of more important issues to work on than resisting a Whole Foods in 

your neighborhood (almost anything else won). “Data” were demanded, 

“hypocrisy” was sniffed out and chastised (as in, “Do you oppose CVS or Dunkin’ 

Donuts?” “Should I make arrangements for my state senator to write letters to 

every ‘landlord I don’t like?”’ (e.g., Buckingham (2011), the signification and 

meaning of the events was denied altogether (as in, “It’s just a supermarket 

replacing a supermarket” (e.g., Steve Garfield, speaking on Radio Boston 

(Chakrabarti and Brooks, 2011)), and everyone’s ability to “accept change' 

placed under scrutiny.

Whose Neighborhood?

was
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In this essay, I offer a place-based history of socioeconomic and 

demographic change in Hyde Square and nearby Jackson Square (henceforth 

“Hyde-Jackson Squares”). I document the area’s ongoing gentrification and 

describe the distribution of gentrification pressures. I situate this contemporary 

process against the socio-spatial patterns carved out by the area’s historical rise as 

an industrial suburb, its struggle amid decades of disinvestment, and the 

community efforts that ultimately stabilized the neighborhood. In these sequential 

transformations is the story of how Latinos and Blacks entered, departed, and have 

strived to remain in the neighborhood.

The above vignette offers a window into a local context of concern and 

dispute over the displacement of people of color from the broader Jamaica Plain 

neighborhood and the declining presence of Latinos in Hyde Square’s “Latin 

Quarter,” income inequality with an increasingly bipolar distribution, a steady rise 

in housing costs, more vocal homeowner politics, and a visible emphasis on certain 

kinds of consumer “taste” in more parts of the commercial and residential space— 

all of it against the backdrop of a well-disseminated commonsense booster 

ideology in which gentrification is presented as a desirable if not the only option. 

For the past several decades, Jamaica Plain has been undergoing a transformation 

of people and place in one example of the widespread process of urban 

restructuring called “gentrification.” Here, as in many places, gentrification 

appears to have begun “as a small-scale urban process, pioneered by a new liberal 

middle class but in which the state was involved from the beginning” (Lees, Slater, 

and Wyly, 2010, xv).

JP, known as a multiracial neighborhood with a dense web of community- 

based organizations, is also increasingly a place to make a solid real estate 

investment, where high house prices held steady during the housing-led financial 

crisis (Swenson, 2011), and recovery came early and strong. A local culture of
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progressive activism and public interest reform exists alongside a growing defense 

of property values and intolerance from residents who fear that lower-income 

neighbors will harm their property and/or property values (e.g.,Walker, 2012). 

There is steady interest from private real estate developers (Mercurio, 2013; Soto- 

Palmarin, 2013), some of them backed by global-scale institutional investors (e.g., 

Boston Residential Group LLC (n.d.)). Local community organizers find that, as 

new residents who don’t necessarily share a commitment to affordable housing 

move in, we are continually challenged to find new ways to maintain a solid base 

of support for the housing agenda” (Barnett and Smith, 2004).

Figure 1: Jamaica Plain
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On this map of Boston, Jamaica Plain is shown in 
white. The Hyde Square / Jackson Square area of the 
neighborhood is marked with a blue star.

Source: Boston Redevelopment Authority

It is common for community organizations (e.g., Racial Healing and
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Reconciliation Team, 2012) and neighborhood residents (see Samuels (2011), 

Taber (201 lc), Ruch (2011)) to speak of “two JPs.” As explained by a community 

organization, “in one part of JP incomes are likely to be higher, housing is in good 

condition, and youth are doing well overall [and] looking to a good future. But, in 

the other part of JP, where African American and Latino families are heavily 

represented, incomes are more likely to be low and many young people are 

struggling in school and dealing with issues of community violence” (Jamaica 

Plain Coalition, 2010). Some say, however, that it is more accurate to speak of 

“three JPs” to reflect the distance in social life between the residents of two public 

housing complexes and everyone else (G. Casey, personal communication, July 20, 

2011).

These terms flatten the complexities of residents’ lived identities, yet they 

also reflect broad truths about lines of difference that impact daily life in the 

neighborhood. Versions of the “two JPs” are expressed across and within the 

neighborhood’s commercial districts. Higher-priced restaurants and “specialty 

stores where unique and higher quality clothing and food convey and reinforce a 

sense of status” (Beauregard, 2010, 11) predominate in some areas, while franchise 

chains, older Irish bars and restaurants, thrift stores, no-frills ethnic eateries, and 

corporate pharmacies remain in the mix. In the stretch from Hyde Square to 

Jackson Square, the commercial spaces are primarily occupied by bodegas, small 

Cuban or Dominican restaurants, takeout pizzerias, dollar stores, check-cashing 

outlets, and barbershops and salons. This area, named the “Latin Quarter” in the 

last decade through a community process initiated by a municipally backed local 

business group, has been home to numerous stores that cater to broad and niche 

Latino consumer tastes, needs, and cultural practices. These include a dress shop 

specializing in weddings and quinceaneras, a notary public office that offers 

immigration-related services, a car parts vendor that caters to young men who
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customize vehicles, and others. There are businesses that serve low-income people, 

including two check-cashing stores and a Rent-A-Center selling home furnishings 

on installment. It also features an Irish pub and a growing number of offerings with 

appeal to subcultures within the gentry. These include a leftist bookstore, a bicycle 

a repair shop, a tattoo parlor, an alternative video rental store, and an upscale cafe.1 

A review of the literature sets this local story within a critical and historical 

perspective, and establishes criteria for empirical observation of gentrification 

pressures in the local environment.

Literature Review

Gentrification, “a complex urban process,” (Lees, Slater, and Wyly, 2008, 5) 

is both enabled by and an engine of “increasing residential polarization of the city 

by income, by education, by household composition, and by race” (Marcuse, 2010, 

342). Sometimes described as the “embourgeoisement of the inner city” (Ley,

2010, 108), the term gentrification describes the transformation of 

“neighbourhoods from a status of relative poverty and limited property investment 

to a state of commodification and reinvestment” (Ley, 2003, 2527). It is 

characterized by “the purchasing of buildings by affluent households or by 

intermediaries such as speculators or developers, the upgrading of the housing 

stock, governmental investment in the surrounding environment, the concomitant 

changeover in local retail facilities, the stabilization of the neighborhood and the 

enhancement of the tax base” (Beauregard, 2010, 12) as well as “tenurial

1 This characterization of the Hyde-Jackson Squares business area was accurate at the time this 
research was completed in the fail of 2013. Since then, upscaling and displacement has become 
more visible in the commercial realm, altering this picture somewhat. Relevant recent changes 
include: the bridal/quinceahera shop and the Rent-A-Center closed, the video store moved to 
Egleston Square at the JP/Roxbury border in search of lower rent, the car parts vendor moved 
to a smaller storefront, a new restaurant owned by young White professionals opened, a pet 
supply store expanded into an additional storefront to provide grooming and spa services, and 
two real estate offices opened (one with brokers who migrated from the cluster of gentry
serving agents in JP center, the other based previously in Mission Hill).
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transformation from renting to owning, property price increases, and the 

displacement of working-class residents by the incoming middle classes” (Lees et 

ah, 2008, 5). The circumstances for gentrification’s emergence and gradual 

consolidation are the rise and decline of the industrial city in the late nineteenth 

and mid-twentieth centuries, the sustained growth over that period and into the 

present period of a class of professional and managerial workers, and the racial 

production of urban space.

From the Industrial to the Service Economy

Tightly linked to shifting patterns of investment and the transition from 

manufacturing to services, gentrification is one outcome of a “profound economic, 

social, and spatial restructuring” (Smith and Williams, 2010, 10). The mid-

-the withdrawal of jobs and investment fromtwentieth-century “urban crisis 

central cities and the subsequent struggles to cope with poverty, maintain services, 

deal with a disused or declining physical infrastructure, and generate sufficient

■is understood to be the seedbed for the widescale emergence of 

gentrification. At the mid-twentieth century, and most acutely in the postwar 

years, manufacturing activity was withdrawn from industrial cities as industrialists 

sought lower-cost labor. The consequences were severe. Older cities “lost between 

20 and 40 percent of manufacturing jobs in the two decades after the war” 

(Fairfield, 2010, 246). Downtown central business districts retained administrative 

operations for the now far-flung corporate operations, a pattern that began taking 

shape in the 1920s.

Alongside the growing scarcity of jobs, practices like redlining and 

blockbusting combined to drive residents of color into city neighborhoods 

increasingly starved of capital investment, while massive federal supports for 

highway construction and mortgage lending pulled White residents into the 

suburbanizing ring. African Americans and other residents of color found

revenue
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themselves largely confined to the disinvested ring around the urban core. 

Municipalities launched large-scale public works projects to restructure the cities 

in this new landscape, razing and disrupting city neighborhoods for new highways, 

luxury housing, infrastructure for the institutions of the service economy (finance, 

health, higher education), and sometimes the idle ruins of failed development 

schemes. Urban Renewal funding for the demolition of urban areas labeled 

“slums” supported the displacement of a million residents nationwide (Fullilove, 

2005, 4). People of color were disproportionately impacted, comprising 75 percent 

of displacees (Fullilove and Wallace, 2011, 382) from the Urban Renewal program 

alone. The result was not just “a system of highways and infrastructural 

transformations, suburbanization” but “the total reengineering” of cities and 

“whole metropolitan region[s]” (Harvey, 2008, 27).

The General Renewal Plan for the City of Boston, designed in collaboration 

with the city’s business elites, aimed not just to redevelop the city’s physical space 

for a service economy and the white-collar workforce it required. It had an explicit 

goal to reduce the emerging concentration of residents with low incomes and of 

color (Medoff and Sklar, 1994, 18-20). Targeted neighborhoods included the West 

End (razed entirely, in part for the construction of luxury high-rise housing), 

Charlestown, and the South End. “As one area [of the South End] was demolished, 

families were forced to move on. . . . [Mjost white families went to South Boston, 

Dorchester and Jamaica Plain. Black and Portuguese families moved to 

Washington Park, Lower Roxbury, and North Dorchester. Some families have had 

to move four and more times in the face of renewal pressure” (King, 1981, 22).

In part because of protest, in part because of changing federal priorities, and 

in keeping with a broader policy trend away from large, centrally administered 

public programs, subsequent eras in this ongoing “urban renewal” have moved 

away from the centrally administered large-scale public projects. Key among the
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array of decentralized, market-oriented strategies has been neighborhood 

gentrification, a back-to-the-city movement of capital and people made possible by 

the decades of devalorization of inner-city locations. In this “neo-liberal policy 

context, gentrification appears to many as an ideal solution to long-term urban 

decay” (Newman and Wyly, 2006, 26). The “prior disinvestment in the urban 

infrastructure creates opportunities for profitable redevelopment, where the needs 

and concerns of business and policy elites are met at the expense of urban residents 

affected by work instability, unemployment, and stigmatization” (Slater, 2011,

572).

The Growth in Professional and Managerial Workers

Across and related to these changes in cities were changes in the class 

structure (Ehrenreich and Ehrenreich, 1977). The gentry are predominantly people 

drawn from the growing segment of college-educated workers that fill the higher- 

skill and higher-pay positions, the “new middle classes, with professional, 

technical, or managerial jobs” (Zuldn, 1987, 141). Professional and technical 

workers were the fastest-growing group of workers through the twentieth century, 

increasing from 4.4% of workers in 1910 to 23.3% in the year 2000, with particular 

increases In computer specialists, accountants and auditors, college presidents and 

professors, engineers, health care workers, lawyers and judges, and teachers. 

Contributing factors were “technological development and the growing size and 

complexity of organizations; rapid growth in healthcare, education, and social 

services; and the expanded role of government” (Wyatt and Hecker, 2006, 38). 

Managers also grew from 6.5% to 14.2% of workers over the century, spurred by 

“more and larger bureaucratic organizations, some with many layers of managers” 

(Wyatt and Hecker, 2006, 47). Alongside these occupational shifts, there was a 

tremendous growth in higher education, with college enrollments growing 43 times 

over, and an increase in the percentage of the population with a college degree
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from 2.7% to 25.6% from 1910 to 2000 (Wyatt and Hecker, 2006, 42). 

Neighborhood gentrification can be understood as “a process of spatial and social 

differentiation” (Zukin, 1987, 131) to meet the consumption habits and social 

reproduction needs of people in this group.

Professional and managerial workers, drawn to urban regions in large part 

because of the central-city concentration of white-collar work, hold the “positions 

at the top of the employment hierarchy, whether measured by income or prestige,” 

and are the “population from which gentrifiers are drawn” (Ley, 1996, 83). The 

service economy has a two-tier labor market and an increasingly bimodal wage 

structure. In addition to growth of jobs at the top of the employment hierarchy, 

growing occupational sectors have been in lower-tier services, clerical, and sales 

positions, where pay has been flat and declining. Shrinking occupational categories 

include those where unionization was strong, like crafts (trades) and factory work 

(Wyatt and Hecker, 2006, 36). There is a low-paid tier of workers in restaurants, 

hotels, personal service, security, retail and other roles, along with large numbers 

of part-time and temporary jobs and high unemployment.

In Boston, as the city re-formed its economy around health care, higher 

education, research, and technology, “the emphasis on professional skills and 

managerial occupations requiring a high degree of education made [it] a 

predominantly white-collar city, and produced an extraordinary growth in jobs and 

wages during the 1970s and 1980s . . . [that] brought new residents into the city” 

(O'Connor, 1993, 291). In the post-World War II years, over one-third of all new 

employment in Boston was in these professional and technical fields, growing 

from 12% to 23% of total employment between 1950 and 1990 (Bluestone and 

Stevenson, 2000, 68). This change was “accompanied by a drastic decline in . . . 

the type of semiskilled trades that characterized the textile mills and other blue- 

collar employers” (Bluestone and Stevenson, 2000, 67).
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These occupational and educational shifts developed with race as a defining 

characteristic. Despite “significant growth in both Black and Latino middle-class 

populations over the past three decades” (Anderson and Sternberg, 2012, 8) 

nationwide, employed White and Asian workers are overrepresented, and 

employed Black and Latino workers are underrepresented, in management, 

professional, and related occupations (Bureau of Labor Statistics, 2015). There are 

also income disparities by race, such that Asians and Whites have earnings above 

those of Latinos and Blacks in the same management and professional 

occupational groups for both men and women (Bureau of Labor Statistics, 2011). 

In Boston, Black and Latino workers increasingly filled the low-wage, low-skill 

jobs that were replacing the better-paying low-skill jobs that had been filled by 

earlier generations of predominantly White workers (Kahn, Martin, and Mehta, 

2012, 30; McArdle, 2004, ii), while Whites disproportionately filled the growing 

high-pay, high-skill positions. Overall, “the racial/ethnic composition of the 

workforce varies greatly by occupation, with a strong relationship to wages. . . . 

Boston occupations with higher median wages have a much higher percentage of 

white workers” (Kahn et al., 2012, 26). Educational attainment rates in Boston are 

also “closely tied to race/ethnicity, and are not keeping pace with rapid 

demographic change” (Kalin et al., 2012, 31). Among Whites, 60.5 percent have a 

bachelor’s degree, compared to just 18.6 percent of Blacks and 15.8 percent of 

Latinos. Bostonians born in the U.S. are 64% more likely to hold a bachelor’s 

degree than are immigrants living in the city (Boston Redevelopment Authority,

2015, 9).

With its dual labor market and the persistent presence of disinvested areas 

alongside the redeveloped ones, “the post-industrial city [remains] the site of acute 

inequality” (Ley, 1996, 15), with the gentrifying neighborhood a key element in 

this uneven urban landscape. “Although often equated with neighborhood
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improvement, in reality gentrification is a process of class transformation: it is the 

remaking of working-class space to serve the needs of middle- and upper-class 

people” (Newman and Wyly, 2005). For working-class populations, often the same 

people-of-color groups who were relocated in other phases of urban renewal, the 

consequence has been displacement. Displacement impacts individuals and 

families as well as communities, exerting “emotional, psychological, individual 

and social” effects (Slater, 2011, 581, quoting Chester Hartman, 1984) through 

such means as the loss of cultural space that may have been secured through 

struggle (Alicea, 2001), the emotional meanings attached to everyday experiences 

in the neighborhood (Cahill, 2010), and particularly through the disruption of a 

web of social ties and relationships (Fullilove, 2005). To this extent, “the right to 

community is a function of a group’s economic and political power [and] . . . 

community formations are as strong as their political and economic power” 

(Betancur, 2002, 807).

Reorganizing and Deepening Racial Inequities

This “process of socio-spatial restructuring” (Gotham, 2009, 356) has 

entailed a racial organization of the city. The popular understanding that 

gentrification is defined by the movement of affluent whites into an African 

American or Latino neighborhood (Kirkland, 2008), while not true in every 

instance, nonetheless captures the overall characteristics of change. Even though 

White working-class neighborhoods have been remade through gentrification, and 

Black and Latino professionals are gentrifying Black or Latino neighborhoods in 

Chicago (Anderson and Sternberg, 2012; Pattillo, 2007), Harlem (Freeman, 2006; 

Prince, 2005; Taylor, 2010), Los Angeles (Mendez, 2005), and elsewhere (Bostic 

and Martin, 2003), racial change remains a central feature of the gentrifying city. 

Overall, gentrifying “processes of neighborhood change are associated with 

broader trends of neighborhood racial inequality” (Hwang, 2015, 320). The
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available evidence suggests “that gentrification not only replicates but amplifies 

the contemporary system of racial residential segregation” (Kirkland, 2008, 18). 

Studies have found that the benefits of reinvestment in cities flow 

disproportionately to Whites, documenting such effects as a preference toward 

neighborhoods that have at least a minimum threshold of existing White occupants, 

diminished access to mortgage credit for Black and Latino borrowers in gentrifying 

neighborhoods, differences in the extent to which White homeowners and 

homeowners of color capture equity gains from appreciating property values, and 

broader neighborhood effects of reinvestment when the gentrifiers are White.

Wyly and Hammel examined patterns of investment in gentrifying 

neighborhoods at the national level. Across the 1990s, in the context of “a 

pronounced strengthening of capital investment in the urban core” (Wyly and 

Hammel, 2004, 1239), they found “intensified discrimination and exclusion in 

gentrified neighborhoods” (Wyly and Hammel, 2004, 1215). In an analysis of 

mortgage lending data for 23 large cities, they found that racial exclusion in 

gentrifying neighborhoods developed over the 1990s, such that by the end of the 

decade Black and Latino borrowers were less likely to be approved for loans in 

both core and fringe gentrifying areas, as compared to their approval rates in 

nongentrifying neighborhoods. Within gentrified districts, loan denial was more 

than twice as common for Black and one and a half times as common for Latino as 

compared to White applicants (Wyly and Hammel, 2004, 1238). “These results 

corroborate the hypothesis that gentrification was associated with intensified racial 

discrimination” (Wyly and Hammel, 2004, 1237), while leaving open the 

relationship between cause and effect. It may be that gentrification pressures led to 

increased discrimination in credit allocation, “but it is also possible that heightened 

barriers of exclusion were a precondition for expanded reinvestment” (Wyly and 

Hammel, 2004, 1237).
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Similarly, upward house prices can create equity gains for homeowners, but 

these may be of limited benefit for Black and Latino homeowners in 

neighborhoods that gentrify. Glick explored the home-equity impacts for Black and 

Latino homeowners in gentrifying areas of seven U.S. cities. He found initial 

wealth increases for those who already owned homes in such areas, followed by 

“relatively high attrition to other parts of the metropolitan area” (Glick, 2008, 287) 

by residents of color. The effect was that White homeowners reaped the bulk of the 

benefits of increased property values while Black and Latino homeowners were 

“reconcentrat[ed] elsewhere in the metropolitan area” (Glick, 2008, 292).

Recent research by Hwang and Sampson measured the pace and extent of 

gentrification from 2007 to 2009 in Chicago neighborhoods that showed signs of 

gentrification in 1995 (or were adjacent to such neighborhoods). They found 

racially ordered patterns of reinvestment that favored neighborhoods where a 

minimum (about 35 percent) of existing residents were White (Hwang and 

Sampson, 2014, 746) and avoided neighborhoods where the proportion of Black 

residents was above a threshold (of about 40 percent) (Hwang and Sampson, 2014, 

727). They also found reinvestment impacts related to the race of the gentrifiers. 

Gentrification of Black and Latino neighborhoods by Black and Latino 

professionals had little broad neighborhood effect, in contrast to those with larger 

White gentrifying populations, indicating that “minority gentrification does not 

result in substantial neighborhood reinvestment overall” (Hwang and Sampson, 

2014, 746). Thus, gentrification’s racial reorganization of the city goes beyond the 

impacts of displacement—“the rising housing expense burden for poor renters, and 

the personal catastrophes of displacement, eviction, and homelessness . . ., often at 

the expense of the needs of home, community, family, and everyday social life” 

(Lees et al, 2008, 73). Gentrifying reinvestment is characterized by the 

“reproduction of neighborhood racial inequality amid urban transformation”
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(Hwang and Sampson, 2014, 726).

A Neighborhood Gentrification Process

For gentrification to occur in a given place, there must be demand from 

potential gentrifiers, housing and amenities they find attractive, an existing resident 

population that can be relocated, and support from an array of real estate, financial, 

and government actors to facilitate change (Beauregard, 2010, 14). Potential 

gentrifiers—“middle-class professionals with a disposition towards central city 

living and an associated rejection of suburbia” (Slater, 2011, 572)—create the 

demand that is essential to a gentrification process. “‘Gentrifiable’ housing” 

(Beauregard, 2010, 14) exists where “financial and property interests. . . foresee 

the opportunities involved in the transformation of a residential area from low to 

middle income through investment in rehabilitation” (Beauregard, 2010, 20). 

Gentrifiable places will frequently have devalued and attractive residential stock, 

often with “architectural desirability or symbolic value as a landmark location” 

(Atkinson and Bridge, 2005a, 12); a viable commercial area with the possibility for 

transformation for a new category of use(r); a mix of amenities like parks, views, 

or recreational or cultural facilities (Atkinson and Bridge, 2005b; Ley, 1996); and 

access to the transportation infrastructure, allowing easy travel to the downtown 

business areas and jobs. In order for gentrification to advance, the existing 

residents must be “gentrifiable” (Beauregard, 2010, 17), such as tenants who 

cannot lay an ownership claim, people who may be marginally employed or low- 

paid (factors related to withdrawal of a prior industrial base and low-wage work in 

the service economy), or elderly people. It will be a “vulnerable population,” often 

low-income people of color (Bates, 2013), with less relative ability to gamer 

political support for their housing and community needs. Though it may not 

“succumb without a struggle” (Beauregard, 2010, 19), it is typically difficult for 

communities to sustain the level of mobilization necessary over the long periods of
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time for which it can be required (Dobson and Ley, 2008, 2477).

“[Transition typically occurs first, and over time most deeply, in areas that 

are of modest income, avoiding at first very-low-income areas” (Dobson and Ley, 

2008, 2474). High crime, high poverty, and public housing are all likely to be 

deterrents to middle-class settlement, although in very tight housing markets 

gentrification pressures may push into these areas. As the process advances, the 

municipality may make new investments in the area, investors/renovators will 

become more numerous, banks will greenline the area, price escalation will 

increase, and displacement will continue. “The neighborhood is now viewed as 

safe for larger numbers of young middle-class professionals” (Lees et al., 2008, 32, 

quoting Clay). As the process advances, “rapid price and rent spirals are set off’ 

(Lees et ah, 2008, 33, quoting Clay), displacement may begin to impact 

homeowners in addition to renters, middle-income households may also be at risk 

of displacement (Ley, 1996, 70), and other neighborhoods within the city will start 

to see arrivals of young professionals. “[I]n the same way that older elite districts 

in the inner city2 provided bases for a contagious diffusion process in the 1970s, so 

areas [that are] advanced in the gentrification cycle themselves act as nodes for 

subsequent advancing waves of reinvestment” (Ley, 1996, 58).

Methods
The study area—known as Hyde Square and Jackson Square and often 

called Hyde-Jackson Squares—is composed of eight block groups within four 

Census tracts, bounded by South Huntington and Centre Streets at the west, 

Boylston Street at the south, the Southwest Corridor at the east, and Heath Street at 

the north. Apart from a public housing development with large buildings, housing 

in the area is mainly detached two- and three-family structures that have three

2 "Older elite districts" refers to inner-city areas that were wealthier both before and after the 
declining conditions many cities faced at mid-century—they were not disinvested.
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floors, with some six-unit and occasionally larger structures and one clustered area 

of single-family houses.

Figure 2: Study Area—Hyde-Jackson Squares
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Data and Procedures

Data from several sources were brought together to enable observation of 

people and property characteristics associated with gentrification pressures, 

understand racial settlement patterns, and contextualize those attributes 

appropriately in relevant aspects of the local environment. The bulk of these data 

came from the Census Bureau’s decennial Census (1990, 2000, and 2010) and 

American Community Survey (ACS) 5-year samples (2007-2011). Additional data 

on property sales for the period 1998-2012 came from the Multiple Listing Service 

(MLS) Property Information Network (PIN), the proprietary information system 

through which real estate agents list properties for sale (National Organization of
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REALTORS, 2013), and the Warren Group. Additional rental data were drawn 

from annual reports of Boston’s Department of Neighborhood Development. Data 

on social housing—including public housing and other units that have been 

developed or owned by nonprofits and are sold or rented with affordability 

■was pieced together from municipal agencies (Boston Housing 

Authority, 2013), neighborhood nonprofits (Jamaica Plain Neighborhood 

Development Corporation, 2012), and public records data compiled by the Warren 

Group.

restrictions-

I examined five people variables and six property variables for the period 

1990—2010. The people variables included three core socioeconomic measures— 

income, education, and occupation—that, together, enable identification of in

migration by the higher-income, higher-educated managerial and professional 

workers who comprise the “gentry;” college enrollment (because college students 

have been forces of gentrification in other Jamaica Plain subdistricts (Draisen et 

ah, 1980)); and race and ethnicity. The property variables—-gross rent, tenure, 

vacancy, sales price, sales volatility, and extent of condoization 

enable observation of core gentrifying attributes in the residential environment, 

including declining numbers of rental units through condo conversion, rising rents, 

rising prices and increasing volatility in the ownership market, and changes in 

vacancy as opportunities for profitable use increase. I also enumerated and mapped 

the units that are part of the social housing stock.

Additional data were gathered to situate contemporary observations in the 

context of the history of the area’s development and settlement patterns. I drew on 

decennial Census data from 1940 to 1980, an archival collection of reports on 

Jamaica Plain and Hyde-Jackson Squares covering the period from the mid-1950s 

through the present (including Boston Redevelopment Authority (BRA) reports, 

commissioned research reports, and student theses), the Home Owners’ Loan

■are those which
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Corporation Residential Security Map of Boston from 1938, and one published 

account of the neighborhood’s development as an industrial suburb.

Analyses

The data were analyzed in a multi-step process. The first set of analyses, 

designed to examine gentrification pressures in the present, included three parts. 

First, I compared the above-described people and property characteristics in Hyde- 

Jackson to those in Jamaica Plain, to observe whether the area was becoming more 

or less like the gentrified area to its south.3 Second, I assessed the extent of 

gentrification within block groups of the study area, assigning “high” and “low” 

scores for each variable and bringing the rankings together in a matrix to yield a 

composite understanding of the direction and extent of change in subareas of the 

neighborhood. Third, I examined the geographic patterns of residents’ race and 

ethnicity to understand who is departing from and who is arriving in the 

neighborhood. The second portion of analysis strove to place the gentrifying 

neighborhood in historical context by examining how people and property 

characteristics in the present were shaped over the prior decades. This approach is 

designed following work by Wyly and Hammel (1996).

Results
Results pertaining to gentrification in the present are as follows: first, 

gentrification pressures are present in Hyde-Jackson and grew more steeply during 

the 2000s than in the prior decade; second, in the decade 2000-2010, the growing 

change pressures varied in their intensity, had a direction of movement from the

3 The existence of gentrification in Jamaica Plain has been established by a range of observers 
over the past several decades (including: Barnett and Smith, 2004; Biuhm, 1978; Draisen et al. 
1980; McAfee, 1986; NeighborWorks America, 2005; Parkman Center for Urban Affairs, 1977; 
Swenson and Ney, 2006). Note that for ease of comparison across decades, the boundaries of 
the JP Planning District are used (a Boston Redevelopment Authority geography), which differ 
somewhat from the neighborhood boundaries understood by residents in that they exclude 
much of Egleston Square and the Woodbourne area and include portions of Mission Hill.
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south toward the north and east, and were associated with a squeeze on the rental 

stock and the displacement of Latinos; third, as the neighborhood gentrifies, 

Latinos and Blacks who remain are compressed into fewer portions of the study 

area, and social housing appears to play a key role in their ability to remain. The 

historical analysis also yielded three key findings: First, the contemporary socio- 

spatial patterns in the neighborhood were carved by the 1930s and earlier, and then 

racialized as Blacks and Latinos moved in and an era of disinvestment deepened 

the differences between districts; second, within the study area the intensity of 

disinvestment in earlier years is in reverse proportion to the strength of 

gentrification pressures in the present; and third, successful community-based 

efforts to stabilize Hyde-Jackson Squares appear to have exerted contradictory 

impacts, with some of the social value that was created going to market as 

gentrification pressures advanced.

Documenting Gentrification in Hyde-Jackson Squares

Managerial, professional, and technical workers were an increasing presence 

in the study area; these and service workers were the only growth occupations, 

while all other kinds of workers declined. Hyde-Jackson’s share of professional 

workers as a percentage of Jamaica Plain’s share grew. In 1990, H-J’s percentage 

of professionals was much lower than JP’s percentage of professionals (about two- 

thirds the JP level), but by the end of the 2000s professionals had a nearly 

equivalent presence in H-J as in the larger neighborhood (the H-J share of 

professionals was 95 percent as high as the JP share of professionals). The share of 

college graduates grew from 21 percent to 52 percent of the Hyde-Jackson 

population age 25 and older, closing the gap with JP (in 1990, H-J’s share of 

college grads was only two-thirds as high as JP’s share, but by 2010 it was 99 

percent as high as the JP share). There was an increase in the bipolar distribution of 

income in the study area and broader neighborhood—consistent with gentrification
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in the context of an area with a sizable proportion of subsidized housing units— 

with rising incomes at the 75th percentile (the highest-earning quarter of the 

population), stagnating incomes at the median, and declining incomes at the 25th 

percentile (the lowest-earning quarter of the population). Growth at the top of the 

income distribution was steady for JP, with 46 percent growth in each decade, and 

accelerating for H-J, with a 29 percent increase in the 1990s and a 64 percent 

increase in the 2000s. Notably, Hyde-Jackson’s upper quartile shrank slightly as a 

percentage of JP’s upper quartile, suggesting perhaps that slightly less-resourced 

upper-income residents were locating in that area as compared to the broader 

neighborhood.

As college-educated professionals with higher incomes pressed into the 

neighborhood, the proportions of Latino and Black residents declined. In 1990, 

Latinos comprised 26 percent of JP’s population and 48 percent of Hyde- 

Jackson’s, while Blacks were 19 percent of JP’s residents and 25 percent of Hyde- 

Jackson’s. Through the 1990s, the Latino population declined in JP to 24 percent 

(Melnik and Bore 11a, 2011) but held steady in Hyde-Jackson. Latinos continued 

declining over the 2000s in JP, representing 22 percent of the population in 2010. 

These changes were concentrated in H-J, which saw a 13 percent decline in 

Latinos between 2000 and 2010, emerging as 42 percent of the area’s residents in 

2010. The Black presence decreased substantially in both decades, to 13.5 percent 

of JP’s residents and 17 percent of Hyde-Jackson’s in 2010 (a decline of 40 percent 

in the 1990s and another 6 percent in the 2000s).

Property changes during these decades were toward rising rents, increasing 

sales prices and higher sales volatility, fewer rental units, and reduced vacancies. 

Jamaica Plain was one of four neighborhoods outside the central city with the
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highest increases in asked rents4 from 1995 to 1998, the years immediately after 

rent decontrol in 1994, with increases of 42 percent (Department of Neighborhood 

Development, 1999b, 1) to 64% (Boston Tenant Coalition and City Life / Vida 

Urbana, n.d.) in the first five years after rents were decontrolled. Rents continued 

to increase overall through the year 2012, though less steeply and with some 

leveling and a few years of decreases along the way (Department of Neighborhood 

Development, 1999a, 1999b, 2000, 2002a, 2002b, 2002c, 2003,2004, 2005, 2006, 

2007, 2008, 2009, 2010, 2011, 2012, 2013). In the study area, exclusive of block 

group 812-1, where 98 percent of units are within the public housing complex that 

was called Bromley Heath until early 2016, median gross rent5 rose an estimated 

23 percent from 2000 to 2007-2011. When two additional block groups (812-2 and 

1205-1) that have the highest concentrations of other subsidized (nonprofit-owned) 

housing are excluded, median gross rent in the study area increased by 32 percent.

Vacancies declined in the study area through the 1990s, when the trend was 

toward stabilization, with increases in occupied rental and ownership units. In the 

2000s, however, looking at just the block groups outside Bromley-Heath (since 

renamed the Mildred C. Hailey Apartments), the percentage share of owner- 

occupied units increased by 27 percent while the share of renter-occupied units 

decreased by 13 percent. In 2000, no block group had less than 60 percent rentals, 

while in 2010, all but two did, with a declining share of rental units occurring in 

every block group except 812-1 (98 percent public housing). This trend toward the 

(re)development of housing for the ownership market was driven in large part by 

conversion of the rental stock to condominium ownership, along with some newly

4 Asked rent is the advertised price for an available unit, understood as the market price.
5 Gross rent is a measure of rent that includes monthly utilities, thus standardizing values across 
units that do and do not include heat or other utilities. Gross rents are what tenants actually 
pay, including households who may be paying less than market, whether because they have 
been in their units for a length of time or for other reasons.
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built condo structures. Separate analysis of condominium trends in a sample of 

streets in and around the H-J area found that 6 percent of total units had been 

converted to condos between 2000 and 2005 (Naflci, 2006). From 1998 to 2011, 

the volume of condo sales in the study area grew more than fourfold, while H-J 

condo sales as a proportion of JP condo sales grew unevenly but distinctly.

Condo prices in H-J caught up with those in JP: from 1998 to 2003, the 

median H-J condo price was less than JP’s; from 2004 to 2011, it was equal to or 

higher than the JP median. The single-family picture is a bit more mixed, with H-J 

prices unsteadily gaining on JP prices through 2006, dropping to roughly half the 

JP price in 2008-2009 following the housing-led financial crisis, and rising to 

surpass the JP price in 2011. Overall, condo prices in H-J rose 97 percent in 

comparison to a 74 percent uptick in JP, and single-family prices increased by 138 

percent in H-J and 58 percent in Jamaica Plain. This evidence is suggestive of a 

revalorization of housing in Hyde-Jackson Squares, with rising price pressures for 

both renting and owning and a squeeze on the quantity of rental housing. 

Disaggregating Gentrification Pressures in Hyde-Jackson Squares

As gentrifying changes pressed into the study area, they varied in their 

intensity and characteristics across five subareas, as depicted visually in Figure 3. 

The disaggregated analysis revealed that stronger gentrification pressures are 

consistently associated with a lower presence of Latino and Black residents in an 

area.
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Figure 3. A Differentiated Space
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Gentrification pressures are strongest at the southwestern edge of the study 

area (area 5 on the map in Figure 3), and advance consistently but unevenly in a 

north and east direction. Block group 1206-2 evidences higher and rising income, 

the highest concentration of professionals (though declining as a percentage share), 

a higher presence of college graduates, a higher and growing share of owner- 

occupied units, the highest rents, a higher condo rate, and the second-densest
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cluster of higher prices. This block group had a small and declining presence of 

Latinos.

Pressures appear to be moving most strongly into the two northern block 

groups (area 4 on the map in Figure 3), despite a concentration of affordable 

housing along the eastern edge. In 1207-1, at the northwest, managers and 

professionals grew to be a majority (but alongside increases in service workers) 

and the proportion of college graduates was high and rising. It had the highest 

presence of college students, high condo-conversion levels (yielding the highest 

share of owner-occupied units), some upward pressure on rents, and higher sales 

volumes. Income, however, moved from low to middling, and sales prices were 

lower on most study blocks. In block group 812-2, the middle section north of 

Centre Street, nonmarket housing exists alongside growing market pressures. Here, 

the share of managers and professionals increased to become a majority, the 

proportion of college graduates grew the fastest to become a majority, the share of 

college students grew to be the highest, and incomes rose from among the lowest 

to among the highest. There were higher levels of development for owner 

occupancy. Rents are still low, perhaps the consequence of a combination of 

subsidies (33-43 percent of rentals in 2007-2011) and transitional friction (a 

higher uptick in rental vacancies, perhaps reflecting anticipation of opportunities to 

redevelop for the incoming population). Racial-ethnic migrations are particularly 

visible, with the second-highest and highest decline in the number of Latinos in the 

two block groups, and the largest increase in the percentage of Whites in 812-2.

The middle areas south of Centre Street, labeled area 3 on the map in Figure 

3, show distinct signs of change, but the picture is more mixed. Block group 1206

1, next to the area with the strongest pressures, had higher incomes and a higher 

share of college grads, with a growing percentage of managers and professionals. 

But property variables present a mixed picture, with middling to higher condo
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rates, the densest cluster of higher prices, and low transaction volume. To its east, 

block group 1205-2 is a place with competing pressures. On one hand, it had 

declines in income, among the lower increases in the percentage share of 

professionals and managers, and a low to middling (though growing) presence of 

college graduates. On the other hand, it experienced the highest relative amount of 

development, with the biggest growth in owner-occupied units, a higher loss of 

renter-occupied units, higher rents, and middling to high condo rates. College 

students’ percentage share was middling but rising, as were median gross rents. 

1206-1 had the second-lowest presence of Latinos at the beginning and end of the 

decade, while 1205-2 had among the larger declines in the percentage of Latinos.

Pressures appear to be least strong in the southeastern block groups , labeled 

area 2 on the map in Figure 3, although there is some evidence of widening income 

inequality, growing numbers of college students who may be exerting some 

upward pressure on rents, and housing price and condoization pressures. In block 

group 1205-1, subsidized units are the highest as a percentage of units. Rents 

remained lower and an increasing share of service workers outpaced the share of 

professionals. There was new development of owner-occupied units, with a low 

associated decline in renter-occupied units (likely made possible by larger 

quantities of remaining buildable vacant land), and little upward pressure on 

median gross rents (likely a result of the strong presence of nonmarket housing). 

Here, nonmarket housing may serve to “hold” existing residents, while 

comparatively lower-cost market rentals serve as a resource for college students, 

among others. In block group 1205-3, gentrification pressures have not taken hold 

substantially. In this area, Incomes were lower (with some uptick at the 75 

percentile), professionals were a minority, development and conversion pressures 

were low as was the loss of rentals, condo rates were low, and there was the 

densest cluster of lower sales prices. This area emerged with the highest

th
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percentages of rental units outside Bromley-Heath. Latinos retained a strong 

presence, with 1205-1 showing the smallest decline and 1205-3 ending the decade 

as the only block group outside of 812-1 that remained majority Latino.

Still, signs of the changes to come are visible. In 1205-1, data at the street 

level indicate condo rates and sales prices moving into the higher ranks at the 

southern end (much of the subsidized housing is in the north), and the highest 

percentage gain of college students of all block groups may portend future upward 

pressure on rents. In 1205-3, higher upward pressure on rents, the largest 

percentage share increase of college students, and higher transaction volume (of 

mainly multifamily buildings) on some streets indicate changes on the horizon. 

Despite retaining a majority-Latino status, 1205-3 saw the second-largest decline 

in the number (not percentage) of Latinos and the second-largest increase in the 

percentage share of Whites of all block groups.

Finally, gentrification is inhibited in block group 812-1, labeled area 1 on 

the map in Figure 3, where 98 percent of units are within public housing. Here, 

over 150 units came out of vacancy, and 30 new units were added during the 

decade. The number of Black residents remained steady (although their percentage 

declined), while Latinos grew to become a majority of residents. This housing 

played a substantial role in moderating the displacement of Latinos from market 

housing in Hyde-Jackson, while also holding space for Blacks to reside in the area. 

Displacement and Compression of Latino and Black Residents

For Black residents, displacement from and concentration within portions of 

the study area began in the 1990s. The biggest element of that change was a total 

population decline in block group 812-1, Bromley-Heath, all of which was 

explained by Black departures. Small Black population losses in most block groups 

against some gains within the block groups of tract 1205 round out a general 

picture of a comparatively small Black population increasingly concentrated in a
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shrinking portion of the study area. Latinos declined somewhat in their total 

number during the 1990s, but the presence of Latinos as a percentage of the 

population was unchanged during that decade. During the 2000s, Latino departures 

grew, with the Latino population shrinking from 48 percent to 42 percent of the 

total study area. White residents increased numerically and as a percentage, with 

arrivals during the 2000s more than two and a half times greater than those during 

the 1990s. These changes are depicted in Figure 4: Racial/Ethnic Population 

Change in Hyde-Jackson Squares, 1990-2010.

Figure 4: Racial/Ethnic Population Change in Hyde-Jackson Squares,

1990-2010
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Hyde-Jackson Squares: Population by Percentages 
1990-2010
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To understand the displacement of Latinos in the 2000s, it is necessary to 

take a more fine-grained look at the study area, and in particular to disentangle 

public housing from the areas of mostly market housing. Bromley-Heath had been 

the source of most of the Black departures in the 1990s, during a time of 

rehabilitation and construction work. When those units came back online in the 

2000s, most of the new occupants were Latinos. That increase in the Latino 

population served to moderate an exodus of Latinos from the rest of the study area 

and to understate the displacement occurring within market housing. A depiction 

of these changes is presented in Figure 5. Racial-Ethnic Migration Patterns in 

Hyde-Jackson Squares: Arrivals and Departures, 2000-2010, and summarized 

narratively here.

Over the 2000s, the total population of Hyde-Jackson Squares was steady, 

with 8,149 residents in 2000 and 8,147 residents in 2010. The net loss of Latinos 

from the study area in the 2000s was 519 people, for a 13 percent decline in the 

percentage share of Latinos in Hyde-Jackson. During this time, however, 987 

Latinos moved out of the seven non-Bromley Heath block groups, representing a 

25 percent decline in the population share of Latinos (and a 31 percent decline in

30



their number) within those subareas. One possible scenario (the one indicated in 

Figure 5) is that these departures fell into one of two flows- 

Latinos moved elsewhere (outside the area), while the remaining 468 Latinos 

moved into the rehabilitated and new units within Bromley Heath.6 Only if this 

scenario holds is it accurate to state that only 13 percent of H-J Latinos were 

displaced from the area during the 2000s. While the Census data cannot tell us how 

many of the Latinos dislocated from H-J were resettled at Bromley Heath, it is 

unlikely to be the dominant migration pattern given the very high levels of 

competition for public housing units throughout the region, with estimated wait 

times of 10 weeks to 5 years before an application to the Boston Housing 

Authority will be processed (www.bostonhousing.org). An alternate scenario is 

that all of the 987 Latinos leaving the seven non-Bromley Heath block groups 

moved outside the area, while all 468 newly arrived Latinos at Bromley Heath 

came from elsewhere. If this version of events is true, then in the year 2000 Latinos 

who left grow to 25 percent of the population and include 90 percent more people 

than was visible when looking at the study area as a whole. Since the concern is 

with the extent of disruption to place-based human communities, not simply the 

count of people in an area who identify with a given racial and ethnic category, 

these differences matter.

Out-migrating Latinos were joined by 94 departing Blacks, 91 of whom left 

the area, while 3 conceivably were newly arrived at Bromley Heath. In the place of 

these 1,081 Latino and Black residents, 558 Whites moved in, just 3 of whom 

could have originated from within the study area, with the other 555 coming from 

elsewhere, along with 46 Asians and people from mixed and other racial

-a minimum of 519

6 Whiie some of these arrivals to block group 812-1 could have come from the other block 
groups, as depicted in the image, in reality we would assume that more people are involved in 
these migrations, with arrivals to Bromley Heath coming from outside the area and more 
Latinos displaced from the seven block groups moving elsewhere. The
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backgrounds. The result was a 35 percent increase in the population share of 

Whites (and a 25 percent increase in their number), alongside a net population loss 

of 482 people (nearly equivalent to the 488 new residents who moved into the 

restored and new units at Bromley Heath). Stated another way, of people leaving 

this seven-block group (non-Bromley Heath) area, 91.3 percent were Latino and 

all of the remainder were Black. Of people arriving, 93 percent were White. Thus, 

during the decade from 2000 to 2010, smaller households of White residents 

replaced larger households of predominantly Latino and, to a smaller extent, Black 

residents.

Intra-neighborhood differences were not limited to those between Bromley 

Heath and the rest. Departing Latinos came from all the non-Bromley Heath block 

groups but were not evenly distributed. In the year 2000, four block groups were 

majority Latino, ranging from 50 percent to 74 percent: 812-2, 1205-1, 1205-2, and 

1205-3. These areas are farther away from the direction of arrival of professionals 

and college graduates. By the end of the decade, only 1205-3 remained majority 

Latino. The majority of Black residents lived at Bromley-Heath in both 2000 and

2010.
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Figure 5. Racial-Ethnic Migration Patterns in Hyde-Jackson Squares:
Arrivals and Departures, 2000 -2010
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The broad trend is one of displacement: Latinos and a smaller number of 

Blacks left and their departures made way for incoming White residents who live 

in smaller households (yielding fewer total residents). This analysis makes visible 

that the growth of higher-income residents in professional occupations and
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reduction in the proportion of rental housing in Hyde-Jackson has entailed a 

substantial transfer of occupancy of the housing stock from Latinos to Whites. 

Also revealed is a compression of Blacks and Latinos into fewer spaces in the 

neighborhood, with Bromley-Heath serving as a key housing resource for those 

populations. These patterns emerge out of a longer historical process of 

development and settlement.

Disaggregating Disinvestment in Jamaica Plain

To understand the contemporary gentrification pressures in Hyde-Jackson 

Squares, it is necessary to take a longer view of the area’s development. Here, I 

sketch in broad terms the historical contours of property and people in the study 

area and surrounding JP neighborhood. Analysis of the historical record reveals 

that today’s displacement and gentrification are part of processes of investment, 

disinvestment, and uneven development in the neighborhood, with settlement 

patterns that reflect and reproduce differences of class, ethnicity, and race. These 

patterns, first laid out in the second half of the nineteenth century, were reinforced 

through policy and practice, and proved durable across substantial racial change at 

the mid-twentieth century.

Uneven Development at the Neighborhood Level
Before and while Hyde-Jackson Squares area was becoming a place of 

concentrated settlement of Latinos and, to a smaller extent, Blacks, it was also 

emerging as a concentrated location of disinvestment in the neighborhood. The 

multiple determinants of this disinvestment include: uneven socio-spatial patterns 

carved when the neighborhood initially took shape in the industrial era; differential 

access to mortgage capital across neighborhood subareas (redlining); local-level 

consequences of deindustrialization; demolition and decay in the wake of a failed 

highway project to connect the “New Boston” with the growing suburbs; and a 

combination of race-based assignment practices and public abandonment of public
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housing. The effect has been a process of deepening and racializing the uneven 

spatial order of the neighborhood.

A hierarchy organized around nativity/ethnicily, occupation, and income 

was built into the spatial order of Jamaica Plain when it developed over the second 

half of the nineteenth century as an industrial suburb. Industrial districts were 

constructed throughout the neighborhood, forming “a chain of factories that 

extended virtually the length of Jamaica Plain” (von Hoffman, 1994, 58), 

intermingled with an unplanned mix of residential districts. Housing for 

semiskilled and unskilled workers, predominantly European immigrants drawn by 

the rapidly growing numbers of manufacturing operations and construction 

projects, was clustered closely to the industrial areas and “vigorously expanded up 

and down the length of the neighborhood” (von Hoffman, 1994, 55). Much of it 

was “triple-decker” housing, with one modest unit on each of three stories. Tucked 

here and there in leafy hills throughout the neighborhood were districts with more 

spacious housing on larger lots. Residents in those areas were typically white- 

collar workers, the majority of whom were native bom, while some were from 

ascending immigrant groups (von Hoffman, 1994, 41).

By the 1930s, and likely earlier, bank lending practices appear to have 

played a role in the social and physical shape of the neighborhood. A thorough and 

close treatment of access to mortgage capital over time and its relationship to the 

racial composition of residents is outside the scope of this study; however, some 

preliminary observations can be made from the Home Owners’ Loan Corporation 

(HOLC) 1938 residential security map for Boston alongside other data on property 

conditions and settlement patterns.7 On this map, areas where industry was

7 HOLC was created as part of the federal government's effort to create and support a stable 
mortgage market in response to widespread Depression-era foreclosures. The agency produced 
a series of "residential security" maps reflecting risk assessment of areas within real estate
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clustered and where residential concentrations of unskilled immigrant laborers had 

been prevalent are marked out for restricted or no access to mortgage credit. These 

were also the areas where Latino and Black residents would settle most densely in 

the late 1950s through the 1980s. Thus, while there appears to be a close 

relationship between race and credit availability, redlined areas were marked for 

decline prior to significant Latino or Black in-migration.

Within Jamaica Plain, there were no “desirable” (green) areas on the HOLC 

map. Areas marked “stable” (blue) hug Jamaica Pond and extend south along the 

Arnold Arboretum, including districts of grand housing initially built for the 

pastoral leisure of a wealthy class and stately streets developed for the earliest 

suburban-dwelling businessmen who could afford daily stagecoach travel (von 

Hoffman, 1994, p. 12). Much of Jamaica Plain was designated “declining” 

(yellow). Redlined “hazardous” areas are those that had a concentration of 

industrial activity, abutted the train tracks, or abutted tracts that had some Black 

settlement (as of two years after the map’s printing, comprising 4 percent to 9 

percent of the population (United Community Services of Metropolitan Boston, 

1952)) in Mission Hill at the north and Roxbury at the east. Three of the four 

Jamaica Plain tracts overlapping with the redlined zone were home to the majority

8

markets. Areas considered hazardous for lending were marked in red, declining areas were 
coded yellow, stable areas were colored blue, and the areas thought to be most promising were 
marked in green. The green areas were in newly built suburbs, while the red areas were in 
central cities, "particularly those home to African Americans, certain ethnic groups including 
new immigrants, and with older, cheaper housing" (Hillier, 2003, p. 414). HOLC maps were used 
by the Federal Housing Authority (FHA) in making decisions about which mortgage loans it 
would back with its insurance. The FHA's Underwriting Manual "openly stated that 'if a 
neighborhood is to retain stability, it is necessary that properties shall continue to be occupied 
by the same social and racial classes'" (Oliver and Shapiro, 2006, p. 18).
8 There is debate about whether the maps are better understood as reflections of then-existing 
practices of appraisers and lenders in allocating credit, or whether they initiated redlining 
practices (Hillier, 2003). But there is no doubt that these national lending standards functioned 
to deny credit to Black borrowers in particular and to restrict it in entire areas that had some 
Black residents (Oliver and Shapiro, 2006).
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of the neighborhood’s residents of color, where they comprised less than half a 

percentage point of all residents. Figure 6. Redlining in Jamaica Plain, 1938, 

provides detail from the HOLC map.

Figure 6. Redlining in Jamaica Plain, 1938
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In the study area, the pattern of credit allocation described in the HOLC map 

bears a strong resemblance to the pattern of gentrification pressures in the present. 

The areas that were marked yellow and were proximate to areas marked blue in 

1938 are those that have the highest (area 5, from Paul Gore Street toward the 

south) and second-highest (area 4, the western half of the portion north of Centre 

Street) evidence of gentrification today. The area in which contemporary 

gentrification pressures are moderate (area 3, between Paul Gore and Mozart 

Streets) straddled the 1938 line between yellow and red. The redlined areas that 

bordered other redlined areas either show weaker gentrification pressures (the 

majority of area 2, in the triangle formed by Centre Street, Mozart Street, and the 

railroad tracks) or were identified as blighted and razed in the 1950s for 

construction of public housing (area 1, east of Walden Street and north of Centre 

Street). The exception to this overlay is the area west of Walden Street and north of 

Centre, which was redlined in 1938 and yet faces strong gentrification in the 

present. Further investigation at the street level is necessary to explain this 

circumstance, but it may have to do with the area’s physical difference from the 

surrounding housing, with a concentration of single- family housing on hilly, 

winding roads (clustered among other housing serving industrial workers as part of 

a philanthropist-financed nineteenth-century project to provide simple quality 

housing for “the working man”) (Heath, 2005).
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The mid-century process of deindustrialization only widened the differences 

between districts at the neighborhood level, and within the study area it pushed 

blighting forces farther south. Deindustrial pressures, beginning throughout New 

England in the 1920s when industrialists seeking escape from unionized 

workforces relocated their factories to the south, accelerated in the postwar years 

(Bluestone and Stevenson, 2000, 58). In Boston between 1947 and 1975, 

“manufacturing jobs decreased from about 112,000 to about 50,000; 

concomitantly, wholesale and retail trade jobs fell from about 150,000 to 91,000” 

(M. Gaston and Kennedy, 1987, 183).

In JP, over the course of the 1950s and early 1960s, a “definite pattern of 

blight” (Boston Redevelopment Authority, n.d.-a, III/1) began to be visible, 

following the same general pattern. A Boston Redevelopment Authority survey of 

property values and conditions in 1953-1955 found a concentration of higher value 

west of Centre Street along Jamaica Pond, but said that in the rest of the 

neighborhood “deterioration is scattered and there appears to be no pattern” 

(Boston Redevelopment Authority, n.d.-a, III/l). By 1965, the emerging pattern of 

distress followed familiar lines: properties in deteriorating and dilapidated 

condition were disproportionately found within the redlined parts of the study area 

and on either side of the redlined strip that ran north-south along the railroad 

tracks. These areas, once bustling sites of industrial activity with jobs for 

surrounding residents, were increasingly home to the blighting influence of 

abandoned factory buildings. In tract 812 north of Centre Street, even with 

hundreds of units at the then-new Bromley Park public housing, deteriorated and 

dilapidated housing constituted just fewer than 10 percent of the total units. See 

Figure 7. “A Definite Pattern of Blight,” 1962-1965 for a map of these 

neighborhood conditions. These circumstances would be reinforced over the 

subsequent decade, with redlining a growing problem into the 1970s. In 1975, a
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city government report found that “the whole band of central Jamaica Plain has 

been recently hard hit by bank lending practices which have placed a fairly tight lid 

on mortgages and housing rehabilitation money” (City of Boston, 1975,11:9). In 

many areas of the neighborhood it was “extremely difficult, if not impossible, for 

some owners or potential buyers to obtain a mortgage or home improvement loan 

(Boston Redevelopment Authority, 1975,14).

Figure 7. “A Definite Pattern of Blight,*’ 1962-1965 
Jamaica Plain Housing Market Survey
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suffering from a pattern of blight. The northern two are within the study area. 
Blue stars have been added to mark the areas the BRA identified as 
concentrations of value. The green border has been added to mark the study area.

Source; Boston Redevelopment Authority (n.d.-a)

These uneven conditions were deepened by public policy action—highway- 

related demolition—that was part of the overall effort to remake Boston for the 

“New Economy” and support the process of suburbanization. “The late 1960s saw 

the destruction of older factory and warehouse areas near the central city, and the 

demolition of entire working-class neighborhoods to make way for luxury high- 

rise housing, government and commercial office towers, the expansion of elite 

medical and educational institutions, and the development of fancy shopping and 

entertainment districts” (McAfee, 1986, 409). Urban Renewal projects in Jamaica 

Plain were limited. Unlike the West End, the South End, and other areas, JP was 

not a neighborhood targeted for massive demolition and redevelopment.

Significant to JP’s development was the plan to build an interstate highway along 

the same path the railroad tracks followed in the Stony Brook Valley, effectively 

cutting the neighborhood in half. Plans for the highway were first put forth in the 

1948 “Master Highway Plan” from the Massachusetts Department of Public 

Works, but construction did not get underway until the 1960s. It included an “Inner 

Belt” eight-lane highway that “would circle the city’s core through Roxbury, the 

Fenway, Brookline, Cambridge, Somerville, and Charlestown, and would feed into 

a number of radial roads” (Lupo, 1971, 14).

Demolition for 1-95 reached Jamaica Plain in 1969 (Hirsch, 1998, 100) and 

cut through the portion of the neighborhood where property conditions already 

showed the most severe effects of disinvestment. Houses between Lamartine Street 

and the train tracks along the entire eastern edge of the study area were razed,
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extending from Heath Street to just beyond Boylston Street (the southern border of 

the study area), “shred[ding] the edge of a dense residential area on the west side 

of the embankment from Jackson Square southward” (Bluhm, 1978, 55). 

Demolition would have gone further, but popular mobilization and resistance— 

cross-neighborhood, multi-racial action by working-class communities from the 

South End, Roxbury, and Jamaica Plain, in collaboration with young planning 

professionals—was successful and in January 1970 the governor halted the project 

(Hirsch, 1998, 100). The cleared stretch of land was ultimately redeveloped as a 

subway line and linear multi-use parkland through a highly participatory 

community-planning effort (Gaston, 1981), but that was not completed until the 

late 1980s.

Highway demolition had an impact on the area even before it happened. The 

decade-plus of “uncertainty of plans for development of the Southwest Corridor” 

as a highway “led to hesitations by some in making home improvements” (City of 

Boston, 1975). In the wake of the demolition, which occurred in late 1969 to early 

1970, the differences between thriving and struggling areas deepened yet further, 

with particular consequences in the impacted portion of the study area. Census data 

in the immediate aftermath showed rental vacancies along the demolished strip 

(block group 1203-1) that were three times higher than the neighboring block 

groups (1205-2 and -3) (Bluhm, 1978, 66). Nearly a decade later, when much of 

the rubble-strewn “flat dirt wasteland” (Lupo, Colcord, and Fowler, 1971, 9) was 

still in disuse, vacancies remained high. Abandonment and arson—whether from 

vandals or from property owners “selling to the insurance company” in an effort to 

extract value from properties devalued by neighborhood conditions (Bolger,

1988)—were other contributors to instability and decay, “Among the most 

predominant of land 'uses’ is the Corridor’s cleared land. . . . Most. . . lies unused 

and often in a state of disrepair, either overgrown with weeds or covered with
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abandoned automobile parts and trash” (Bluhm, 1978, 28). See Figure 8. Vacant 

Parcels A Decade After Highway Demolition, 1978 for a visual.

Figure 8. Vacant Parcels A Decade After Highway Demolition, 1978
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A further contribution to negative property conditions came from the failure 

to maintain the Bromley Heath public housing. Coinciding with the establishment 

of Bromley Heath as one of the developments where the Boston Housing Authority

see below for more discussion of the populationassigned Black residents- 

change—and a nationwide abandonment of the commitment to adequate funding 

for public housing (Roessner, 2002, 85), the eighteen seven- or eight-story brick
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buildings had been allowed to fall into severe disrepair. The consequences 

extended into the surrounding area. In 1975, the City of Boston estimated that only 

40 percent of housing units in tract 812, about half of which is occupied by 

Bromley Heath, were in good condition (City of Boston, 1975,11:9). As of 1977, 

25 percent of units within Bromley-Heath were vacant, many with boarded-up 

windows (Bluhm, 1978, 47). By 1980, the development was described as “plagued 

by vacancies, vandalism, crime, and a bad reputation which depresses surrounding 

property values” (Draisen et ah, 1980, IV:5).

The consequence of these multiple contributions to shaping the space of the 

neighborhood was a very uneven physical environment, with negative impacts that 

were concentrated in the Hyde-Jackson Squares area. By 1980, “no other district in 

Jamaica Plain exhibited as large a share of boarded-up units” (Hafrey, 1986, 25), 

with 46 percent of the 1,523 vacant units and 84 percent of the 366 boarded-up 

units in JP located in the Hyde-Jackson area. These physical characteristics shaped 

and were shaped by the social changes that occurred at mid-century.

Historicizing Contemporary Settlement Patterns
The population of Jamaica Plain, and that of Boston as a whole, grew 

steadily through the 1940s. At mid-century, JP’s predominantly White population 

began to leave in a flow shaped by new housing and employment opportunities 

open to them in the suburbs, declining employment options and shrinking bank 

credit in the city, and racism. Black and Latino in-migration to JP occurred mainly 

from the 1950s through the 1980s. In more recent decades, this in-flow was halted 

and then reversed as predominantly White higher-income, college-educated 

professionals pressed into the neighborhood. These movements out of and into 

Jamaica Plain represented both a substantial racial reorganization of the space and 

the endurance of the social structures that had been laid earlier. Pertinent to the 

study area, these decades of flux and upheaval had three predominant outcomes: a
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gentrifyiog neighborhood, a Latin Quarter, and a large public housing development 

with a majority-Black population.

In the 1950s, with the departure of industry and the national shift toward 

suburban development, Boston began to depopulate. The city as a whole lost 13 

percent of its population in the 1950s, 8 percent in the 1960s (Bluestone and 

Stevenson, 2000, 16), and another 12 percent in the 1970s (United Community 

Services, 1971). In the Jamaica Plain planning district,9 as in the city as a whole, 

these were racial migrations. JP’s population in 1950 stood at over 55,000 people, 

of whom about 99 percent were White. During the 1950s, 7.7 percent of the 

population left, followed by another 10.8 percent in the 1960s and 17.9 percent in 

the 1970s (Boston Redevelopment Authority, n.d.-b, 4; Hafrey, 1986). Thus, 

before the school desegregation crisis of the 1970s,” during which net departures 

Horn Jamaica Plain rivaled those during the 1950s and 1960s combined, despite a 

strong inflow of Latinos, “the process of urban depopulation had been under way 

for a generation” (Bluestone and Stevenson, 2000, 16). As these prior White 

residents left the neighborhood, in-migrating populations predominantly fell into 

three groups: Latinos, Blacks, and young professionals. As we saw in the 

examination of Hyde-Jackson over the past 20-plus years, the majority of the 

young professionals have been White.

In-migration of Black and Latino residents grew steadily, but in numbers 

smaller than those of departing Whites, resulting in overall population loss. The 

White exodus peaked in the 1970s, while Latino and Black arrivals peaked in the 

1980s, resulting in slight total population growth during the 1980s. By the 1990s,

even

9 The planning district, a geography created by the Boston Redevelopment Authority as part of 
its Urban Renewal planning, differs from the neighborhood by excluding Egleston Square (the 
area in the neighborhood's northeast between the train tracks and Franklin Park) and the 
Woodbourne area (southeast of Forest Hills station) and including about half of Misison Hill to 
the north of Heath Street.
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perhaps related to new price pressures unleashed by rent decontrol in 1994, the 

population again shrank, with declines in all three of the largest racial/ethnic 

groups. When population growth returned in the 2000s, it was because White in

migration outpaced the ongoing departures of Latinos and Blacks.10 See Figure 9: 

Race and Ethnicity in Jamaica Plain 1950-2010 for visuals of these changes. 

_________ Figure 9: Race and Ethnicity in Jamaica Plain 1950-2010_______
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Note: The planning district data for 1950-1960 included only White and "Non-White" as 
categories/ while Census data from those years was collected with separate counts of people 
who were "White/' "Negro," and "Other Nonwhite." Recognizing that 92% of residents of color 
in Census tracts overlapping with the JP planning district in 1950 and 1960 were Black, the non
white count in the planning data is presented here as a count of Black residents. The advantage 
of this approach is comparability of racial categories with those used in later years, while the 
limitation is that up to 40 (7% of) people of color in 1950 and 129 (5% of) people of color in 
1960 may be misclassified as Black. Planning district data for 1950-1970 did not include counts 
of Hispanic or Latino persons.

10 The neighborhood data depicts a decline in the number of Latinos during the first decade of 
the 2000s. Planning district data shows an increase in Latinos, likely due to inclusion of a large 
swath of Mission Hill.
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planning district data is available across a longer period of time, while neighborhood data gives 
a more accurate picture of who lived within boundaries consistent with residents'ordlnary 
understanding of the neighborhood. The two counts track each other closely in terms of the 
growth and decline of each racial group, although if planning district data is used to understand 
the neighborhood it would slightly overstate the presence of Black residents in 1970-1990.

Sources, planning district: Boston Redevelopment Authority (n.d.-b); Goetze and Johnson 
(1992); Melnik and Borella (2011); Selvarajah, Goetze, and Vrabel (2003)
Sources, neighborhood: Boston Redevelopment Authority Research Division Analysis (2014, 
2015a, 2015b)

Significant Black settlement in JP began in the 1950s, concentrated along 

the areas where Roxbury and Jamaica Plain meet, into Mission Hill at the north 

and Egleston Square at the south. Two key forces were urban renewal-related 

displacement and race-based public housing assignment practices. Northern 

Jamaica Plain is situated along one of the corridors for Black and Puerto Rican 

migration out of the South End (Boston Redevelopment Authority, 1964, 14), a 

pattern that began in the late 1950s after urban renewal projects razed large areas 

of housing and subsequent rising housing costs left many additional households 

priced out (King, 1981, 26). This “trek from booming real-estate markets to less
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vibrant markets” in “Roxbury, Jamaica Plain, and outside communities like 

Brockton” (Euchner, 2002) continued for decades.

Beginning in the late 1950s and consolidating through the 1960s, the 

Bromley Heath public housing development became a site of Black settlement. In 

these years, the Boston Housing Authority assigned Black families only to certain 

housing projects, or to certain areas within projects, where vacancies and turnover 

were higher and buildings often less well-maintained (Roessner, 2002, 87-88). 

Black residents comprised 58 percent of the Bromley Heath population in 1970 

(Boston Redevelopment Authority, n.d.-b, 4) and over 80 percent by 1977 (Bluhm, 

1978, 47). Black residents grew from less than 1 percent of the population of the 

JP-Parker Hill Planning District in 1950 to 11 percent in 1970, comprising a 

majority of the residents of color at both time points (Boston Redevelopment 

Authority, n.d.-a, 111:2-111:3; n.d.-b, 4), and grew from 9 percent of the JP 

neighborhood population in 1970 to 15 percent in 1990 (Boston Redevelopment 

Authority Research Division Analysis, 2015b).

Significant Latino settlement in Jamaica Plain began in the 1960s. The early 

arrivals were predominantly Cuban, “of middle-class origins and with professional 

and business backgrounds” who led “in the revitalization of the business district” 

(Bluhm, 1978, 23), anchoring what would become “the largest Hispanic population 

center in Boston” (Bluhm, 1978, 12) over the next decade. Latinos led the 

commercial revitalization of Hyde Square, bringing it from vacancy rates of almost 

25 percent to “near complete occupancy (including many stores with specialty 

goods for the Spanish speaking population”) (City of Boston, 1975,11:9). In the 

late 1970s, Cubans were still about 40 percent of the Latino population in JP.

Puerto Ricans constituted most of the remaining 60 percent. A small percentage 

was from the Dominican Republic or Central American countries. In 1970, Census 

Tract 1205 was the densest location of Latino settlement in Jamaica Plain, at 28
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percent of total residents, with Latinos also residing in all the surrounding tracts as 

well as north into Mission Hill and south into the area between Washington Street 

and Franklin Park (Bluhm, 1978, 137-139). By 1977, residents in tract 1205 were 

estimated to be 65 percent Latino, (Bluhm, 1978, 22-23; Boston Redevelopment 

Authority, n.d.-a, 111:2-111:3; n.d.-b, 4) and at Bromley Heath, just under 20 percent 

of residents were Puerto Rican (Bluhm, 1978, 47). Latino migration to the area 

continued over the 1980s, with many of the new arrivals in that period coming 

from the Dominican Republic and some from Central and South America.

Also coming into the neighborhood by the late 1960s were young 

professionals, drawn by Jamaica Plain’s abundant greenspace, appealing 

architecture, and rail service to downtown. Many of the first arrivals became 

involved in neighborhood affairs through the mobilization against the interstate 

highway (Hirsch, 1998, 97-98). Their presence was highlighted in a 1975 city 

proposal for funding through the federal “Urban Homesteading” program, which 

sought to stabilize neighborhoods by placing residents in abandoned properties at 

low or no cost and connecting them with (otherwise unavailable) bank financing 

for repairs. The city clearly saw the presence of young professionals as a boost to 

the program, saying “replacement buyers are still plentiful in Jamaica Plain. The 

area is becoming increasingly popular to the so-called ‘modernizers’” (City of 

Boston, 1975,11:11). Jamaica Plain participants in a 1977 study of “Young 

Professionals and City Neighborhoods” were a highly mobile group, “constantly. .

. totaling up the pluses and minuses of their living situations,” as part of “a lifetime 

of choosing where and how to live” (Parkman Center for Urban Affairs, 1977, 17). 

A couple was described who had first renovated a house in East Boston, spent 

several years fixing up another in the South End, and finally “discovered this little 

jewel, the oldest house on its street” that they were renovating in Jamaica Plain 

(Parkman Center for Urban Affairs, 1977, 4).
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These incoming populations were unevenly distributed in the neighborhood. 

One research team was struck by the distinct “social distance” between thriving 

areas of professional settlement and struggling areas of working-class residence in 

1974 as well as “the degree to which it had widened by 1979” (Draisen et ah, 1980, 

II: 20). Even though there was not a “consistent or simple model of neighborhood 

transition from one combination of owners and renters to another” (Draisen et ah, 

1980, II: 24), the overall picture was of deepening segregation and more disparity 

in the quality of the physical environment. Incoming professionals were 

concentrated in certain areas like Sumner Hill (a leafy area with large lots and 

historic houses some distance south of the study area) (Draisen et ah, 1980), where 

property values and conditions were never as depressed as in other areas. They 

were less thickly settled throughout the neighborhood, with some present in areas 

just south of the study area by the late 1970s (Bluhm, 1978, 64).

As Latinos and Blacks flowed into JP, their most dense locations of 

settlement were those with the most challenging physical conditions, including 

within the study area. For example, in 1980, residents of color comprised a total of 

17 percent of all JP owner-occupants (Blacks were 6 percent, Latinos 7 percent, 

and “other” 4 percent). They were just 3 percent of owner-occupants in the 

Pondside and the surrounding area, and 7 percent of those in an area stretching 

from Sumner Hill north alongside the tracks, in contrast, in Hyde-Jackson Squares, 

54 percent of owner-occupants were either Black (8 percent), Latino (27 percent), 

or of an “other” race (19 percent; many of them likely Latinos, the group that most 

frequently selects “some other race” on Census forms (Humes, Jones, and 

Ramirez, 2011)) (Hafrey, 1986, 24).

Even within Hyde-Jackson, Latinos and Blacks found residence in those 

portions of the area that were closest to industry and the train tracks, that were 

within the zone marked early for redlining, and that abutted the blighting stretch of
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land where highway demolition had occurred. I looked at data that approximate 

what 1 want to know about settlement patterns and race from the mid-twentieth 

century forward: a geographic area I called “Hyde-Jackson Plus” that includes the 

study area plus two neighboring block groups, to avoid complex parsing of 

changing block group boundaries within the Census tracts (apart from the inclusion 

in some decades of a couple of blocks north of Heath Street in tract 812, the tract 

boundaries are quite consistent); racial designations that group all people of color 

together, to enable comparisons between Census years with just two racial 

categories and years with many categories, from 1940 to 2010; and Latino identity 

alone (regardless of race) from 1970-2010. See Figure 10 “Hyde-Jackson Plus” 

and Figure 11 Race and Ethnicity in “Hyde-Jackson Plus,” 1940-2010. From these 

loose data, alongside that presented above showing that most of the people of color 

in the neighborhood are Latino or Black (see Figure 4: RaciaFEthnic Population 

Change in Hyde-Jackson Squares, 1990-2010 and Figure 9: Race and Ethnicity in 

Jamaica Plain 1950-2010), we can see the now-familiar general picture. The 

contemporary compression of Latinos and Blacks into portions of the study area 

has a longer history. Tract 812, site of Bromley Heath, was home to the earliest 

and most substantial Black settlement, gradually supplanted by Latinos in recent 

decades. Latinos have concentrated in 1205, where they are shrinking in number 

and percentage. Residents of color in tracts 1206 and 1207 have been mostly 

Imtino and were present in much smaller numbers.
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Figure 10. “Hyde-Jackson Plus
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Figure 11. Race and Ethnicity in “Hyde-Jackson Plus”
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S. Census Bureau; 1940-1990 data via Minnesota Population CenterSource: U. 
(2011).

Neighborhood Stabilization
Over the past forty-plus years, a dense web of community organizations has 

been active in the study area and broader Jamaica Plain neighborhood. New and 

longtime residents—many of them empowered by their successful mobilization in 

the late 1960s and early 1970s to stop a major highway (Interstate 95) from being 

built through the center of the neighborhood, and subsequent involvement in a 

highly participatory effort (Gaston, 1981) to design public transportation and 

greenspace infrastructure in an eight-mile strip of cleared land—created numerous 

organizations to develop affordable housing, assert tenants’ rights and combat 

slumlording, reengage banks in local mortgage lending, support small-business 

creation, provide a range of social services, influence land-use decisions, facilitate 

the participation of residents in local governance, and confront youth violence with 

leadership development and civic engagement programs. Residents fostered 

multicultural neighborhood life through such means as annual festivals, arts 

programs, community gardens, and bilingual community organizations.

Some of these organizations—such as the Bromley Heath Tenant 

Management Corporation (TMC), formed in the early 1970s to give tenants control
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over the poorly ran development and a national model for tenant-controlled public 

housing; the Hyde Square Task Force, launched in the early 1990s to engage youth 

in positive civic and community activities in a context of rising youth violence and 

local gang activity; City Life / Vida Urbana, a tenant rights organization that 

organized residents to fight slumlords and speculators; the Jamaica Plain 

Neighborhood Development Corporation (JPNDC), which combined resident 

engagement with affordable housing construction and local business development; 

and many others—focused on improving circumstances within the Hyde-Jackson 

Squares area. While a full treatment of this community work is outside the scope of 

this project, certain impacts are central to the story.

During the 1990s, community actors focused on improving the physical 

environment and social conditions for residents in Hyde-Jackson, and succeeded in 

addressing some of the most blighting influences on property conditions. Notable 

is the work of the JPNDC and Urban Edge. Formed in the wake of the highway 

opposition and deliberately organizing across race and ethnicity, the JPNDC by the 

late 1980s had already renovated a few existing properties in Hyde-Jackson for 

low-income occupancy under community control (some of which had been wrested 

from slumlords by tenant action) (K. Brown, personal communication, Feb. 9,

2012). In the 1990s, the JPNDC brought a strategic focus to the Hyde-Jackson 

area, indicated on the map in Figure 12: Community-led Redevelopment in Flyde- 

Jackson Squares, 1990s. The neighborhood nonprofit redeveloped vacant lots on 

Walden Street and adjacent streets, some of which were being used for open-air 

drug trade, into 43 new units in two- and three-unit structures, cooperatively 

owned by their low-income residents. They partnered with the Bromley Heath 

TMC and a private developer to transform the decaying Plant shoe factory- 

enormous facility situated on Centre Street alongside Bromley Heath, which had 

been in disuse for decades and a hulking ruin since burning spectacularly in 1978,

■an
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the result of arson—into a plaza with a supermarket and community health center 

(Galster, Levy, Sawyer, Temkin, and Walker, 2005, 34-35). And they transformed 

a legendary decrepit multifamily building on Lamartine Street into housing and 

community space for low-income seniors (called the Nate Smith House, 

jpndc.org/history/). Urban Edge, another community development corporation 

working at the edges of Jamaica Plain and Roxbury, developed the “worst parcel 

in the Southwest Corridor (Bluhm, 1978, 68) and the surrounding vacant area into 

a 50-unit coop for low-income families (called Stony Brook Gardens, Urban Edge, 

2014, 5).

Figure 12: Community-led Redevelopment in Hyde-Jackson Squares, 1990s
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The green “JPNDC Development Area” is the same as my study area (apart from 
their inclusion of two extra blocks where the Hi-Lo/Whole Foods was located). 
The labeled landmarks show where the JPNDC and Urban Edge completed 
significant affordable housing and community-development projects during the

56



1990s.
Source: Image excerpted from the Urban Institute (Galster et al., 2005, 35).

As the gentrification analysis showed, these neighborhood-stabilization 

efforts proved crucial for anchoring parts of the space for a predominantly low- 

income Latino community. Those successful outcomes are particularly visible in 

block group 1205-1, where a concentration of affordable housing (including the 

Nate Smith House, Stony Brook Gardens, and some of the scattered site JPNDC 

property acquisition) coincides most neatly with block group boundaries. There, 

fewer Latinos were displaced, there was a higher presence of workers in 

nonprofessional occupations, and incomes were lower (refer back to area 2 in 

Figure 3 A Differentiated Space).

But neighborhood stabilization also had contradictory effects. In short, 

community action to stabilize Hyde-Jackson for the Latino and Black population 

came up against the gentrification dynamics. By acting as “the lead investor in a 

program of residential and commercial real estate improvements” (Galster et al., 

2005, 34), housing and land that remained in the speculative market began to 

increase in value. When gentrifying changes picked up speed in the 2000s, real 

estate actors were reaping the benefits of significant community efforts. The 

people who worked to improve the neighborhood were increasingly priced out and 

unable to remain to enjoy it when the fruits of their labor went to market and were 

captured in monetary terms by real estate actors. Numerous additional community- 

development projects were completed in the 2000s, but by that point the focus had 

shifted. Instead of bringing disinvested and devalued land into productive use for 

low-income residents, the rush was on to get the rising-value land into community 

control before private developers could seize it for market projects (Faigel, 2013). 

Cheap properties were no longer available, much of the city-owned land had been
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developed, and neighborhood actors were increasingly outbid when they went up 

against for-profit developers (Barnett and Smith, 2004; Swenson and Ney, 2006). 

Despite sustained community action, some of it explicitly “anti-gentrification” 

(e.g., Rowher, 2005), to create subsidized and to preserve affordable private 

housing, steady upward movement of rents and sales prices has meant sustained 

displacement pressures for unsubsidized residents who cannot compete in the new 

price structure, with particular consequences for Latinos.

These sequential neighborhood challenges, of disinvestment and upscaling, 

were depicted by community activists in a mural at Mozart Park, located at the 

comer of Mozart and Centre Streets between Hyde and Jackson Squares. When it 

was originally painted in 1987 with scenes from the neighborhood, it included 

“Matchstick Man” to symbolize the landlords who burned buildings they found 

insufficiently profitable in order to collect insurance money. Matchstick Man was 

shown running from the orange glow of fire with a fistful of cash. When the mural 

was renovated in 2001 by Hyde Square Task Force (HSTF), they added 

“Monopoly Man.” Styled after the character from the popular board game, in 

which players compete to acquire domination of a real estate market, Monopoly 

Man is shown proudly admiring his acquisitions with the fires literally behind him. 

Together, they illustrated how the two seemingly different real estate actors had 

similar consequences for many residents. “Now we don’t have the case of people 

being burned out of their houses. . . . They’re being priced out of their houses” 

(Jesus Gerena, quoted in Shoberg, 2004).
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Figure 13: “Matchstick Man and Monopoly Man,” Mozart Park Mural

jtes*

Photo credit: Diana Shoberg (2004)

Discussion and Recommendations
The Hyde-Jackson story, in depicting some of the forces behind processes of 

transformation in this residential environment, is a tale about inequality, the 

centrality of race and class in organizing residential space, and the fragile claim of 

community to place in the context of speculative ownership of housing and land. In 

this research paper, 1 documented gentrification pressures in Hyde-Jackson 

Squares and situated this racially marked social-spatial transformation in a longer 

history of uneven development at the local scale. I observed the contemporary 

remaking of the space to serve a different group of occupants than the one most 

recently present—measured by occupational, educational, income, and 

racial/ethnic characteristics—and the acceleration of these changes in the years 

after 2000 alongside price increases and a residential shift from rentals to 

ownership. The changes are from some people to other people (they are not 

because existing residents acquired more education, different occupations, or 

higher income) and they evidence clear racial patterns with displacing effects for

59



Latinos in particular, as well as for Blacks. I examined the historical evidence on 

development and settlement in the neighborhood, finding that neighborhoodwide 

socio-spatial hierarchies were established prior to the in-migration of residents of 

color and racialized across the mid- and late twentieth century, as Latinos and 

Blacks came to comprise nearly half the neighborhood population and the White 

population underwent substantial class change. I described Hyde-Jackson Squares 

as a place of both concentrated disinvestment and concentrated Latino and Black 

settlement. Within the Hyde-Jackson area, these two groups were always 

disproportionately found in just two of the four Census tracts, and those tracts are 

the places where they have been most able to remain as gentrification advances. 

These are also the locations where access to credit was most restricted, where 

blighting deindustrial mins were more concentrated, and where negative effects of 

failed highway demolition existed most intensely. In this light, gentrification 

pressures in Hyde-Jackson Squares:

• constitute just one part of a longer-running and varied collection of forces 

that threaten to keep stable, affordable, and safe housing out of reach for 

Latino and Black residents;

• are the central contributors to contemporary disruption of the place-based 

community that has fought to improve the area since the 1970s.

For Blacks, the claim to place in Hyde-Jackson has been anchored from the start by 

social housing, whereas for Latinos, the importance of social housing has grown as 

speculative pressures have increased.

Limitations

The project design had several limitations. First, while it is clear that issues 

of race and racism figure strongly in the Hyde-Jackson housing market, with 

implications for the pattern and duration of disinvestment and subsequent 

unfolding of gentrifying effects, this analysis does not explicitly address the role of
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racism in shaping Latino and Black access to housing across different subsections 

of the neighborhood and in the avoidance of tracts 81.2 and 1205 by in-migrating 

White professionals until recent years. Second, the boundaries of the data and the 

boundaries of the phenomena under observation may not always align, making it 

difficult to observe phenomena that are confined to a portion of a block group or 

that straddle block groups (e.g., the circumstances in block group 812-2, where 

there is a concentration of social housing and also high and rising gentrification 

pressures). Third, empirical analysis of the real distribution of mortgage credit (as 

opposed to relying on the credit rationing that is reflected and recommended in the 

HOLC map) before and after Latino and Black residents were present in significant 

numbers would more closely anchor the production of space to the policies and 

practices of financial institutions. Fourth, closer empirical analysis of the 

advancing forces of gentrification—including the real estate actors that drive 

change and the policies and practices of the municipal government (e.g., street 

maintenance, service provision, policing)—would provide more grounded 

information about how changes occur (and how to potentially alter their trajectory) 

and what the most significant driving forces have been. Finally, this study 

investigated neither the elements beyond social housing that enable prior residents 

to remain (Section 8 vouchers, homeownership, intra-community networks for 

property transaction, sources of mortgage capital, etc.), nor the mechanisms 

through which prior residents have been separated from their homes (whether rent 

hikes, foreclosures, poor conditions, decline of Section 8 voucher-accepting 

landlords, brokering practices, etc.), as gentrifying changes press in. The absence 

of such information limits the extent to which policy recommendations can be 

tailored to the forces of change in the local environment.

Recommendations
What strategies can reduce displacement of Latinos and Blacks in the face of
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Strategy

growing gentrification pressures in the neighborhood? Is it possible to have 

development without displacement? What can be done at the local level to mitigate 

the effects of circumstances with outside origins? The recommendations advanced 

here are chosen to reduce the vulnerability of neighborhood and community to the 

twin risks of both upscaling and disinvestment by achieving the following goals: 

increase the ability of current residents to choose to stay put; get housing and land 

out of the speculative market; thwart redevelopment that seeks profit by setting 

population migrations in motion; and increase community control over 

development through increasing participation in democratic decision-making. 

These are summarized in Figure 14. Anti-displacement Goals and Strategies.

Figure 14. Anti-displacement Goals and ;ies

Rent control
✓Just cause eviction policy

Protections against foreclosure 
eviction
Property tax breaks for longtime 
owner-occupants_____________
Property tax breaks for elderly 
owner-occupants___________
Restructure the existing stock as 
social housing________________

✓ ✓ ✓ v'

Use vacant land {especially city- 
owned) for social housing

✓ ✓

Establish a (scattered-site) 
community land trust

✓

Preserve existing public housing 
and other affordable housing__
Condominium conversion 
ordinance

✓✓
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✓Tax on property speculation
Incfusionary development that 
targets the scale and type of all 
development related to resident 
displacement__________ _____

✓ ✓

Municipal racial equity planning 
and practice _____

✓

✓Community resistance

Strategies to keep current residents in place include protections for tenants 

and owners. Ideally, tenant protections will include some form of rent control. 

Where that is not politically feasible, many jurisdictions are creating prohibitions 

on evicting tenants without cause, some of which include limits on evicting tenants 

simply because they cannot pay steep rent increases. A campaign for a “just cause 

eviction” policy is currently underway in Boston (www.clvu.org). Owners and 

tenants can be aided to stay in place by preventing banks from automatically 

evicting in the event of foreclosure. In Boston, foreclosures have been a key means 

by which homeowners of color and their tenants have been removed from 

properties; many foreclosed properties in turn have been bought by corporate 

landlords who seek higher-paying students and professional occupants, hence 

becoming forces for gentrification. Property tax breaks that target longtime owner 

occupants are being tried in some cities for the purpose of aiding homeowners with 

roots in the neighborhood to stay in place as gentrification fuels rising property 

values (Williams, 2014). Targeted tax breaks for elderly owner-occupants, already 

in place in Boston, also would help protect some from displacement.

Strategies to reform housing and land should take at least two forms: 

restructure the current stock as social housing;11 and use available land for social

11 "Social housing" describes a range of ownership structures, all of which have the effect of 
removing housing from the speculative market, ideally permanently. Following Stone, social 
housing must meet each of three criteria: "it is not owned and operated for profit; it cannot be
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housing, thus blocking its use for speculative development. A community land 

trust can be used in either strategy. Where possible -in markets where prices have 

not risen to the point of making property acquisition prohibitive for community- 

based actors—combine efforts to assist current residents to remain in place with 

strategies to get the current housing and land out of the speculative market. One

approach would target owner-occupied properties (additional criteria could be 

added for income eligibility and number of years in residence) and pay the current 

owner for the speculative value of the property, leaving them with an asset valued 

within guidelines for affordable homeownership and a home in which to continue 

living (Stone, 2002). The land would then be placed permanently into a scattered- 

site community land trust managed by a nonprofit, and subsequent owners (and 

their tenants, if the property is multifamily) would meet income-eligibility 

guidelines. Funds for such a project might come from a municipal housing trust 

fund or other sources.

Establishment of a community land trust (CLT) may be a strategy on its 

own. A CLT establishes a shared-equity structure in which a trust is established to 

hold and manage parcels of land “in nonspeculative ownership in perpetuity” 

(Stone, 2006, 253), while individuals are granted rights to use the land, usually by 

owning a house on it. Owners have autonomy in how they use the land, but the 

trust may establish certain ground-lease terms intended to “enhance affordability, 

security of tenure, resident ownership and nonspeculative transfer of houses in 

perpetuity” (Stone, 2006, 253). Rules are set to ensure that ownership and rental of 

properties is affordable within certain income limits, and to set guidelines for

sold for speculative gain; and it provides security of tenure for residents" (Stone, 2006, p. 241). 
The owning party can be public or private, incorporated or individual, so long as the three 
criteria are met.
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capturing asset appreciation at sale.12 Community involvement in stewarding the 

land is central, with governance boards composed of residents from the community 

along with other public representatives.

Building new social housing in disinvested locations is an effective way to 

claim space for community use instead of real estate profits. Despite the 

contradictory effects such housing can have—serving as both a critical resource for 

residents and a “location leader” in attracting the market pressures that displace 

residents in the surrounding housing—there is no doubt that it blocked upscaling in 

Hyde-Jackson’s block group 1205-1. There severe disinvestment left a large 

quantity of vacant parcels that would surely be attractive for developers today, but 

was already reused for affordable housing that appears to be playing a key role in 

enabling low-income and Latino residents to remain in place. At a minimum, it 

should be a goal to use all city-owned land for social housing for low-income 

residents.

In addition to expanding the supply of social housing, it is important to 

preserve existing units. Public housing is and has been under threat nationwide, 

with significant pressures to demolish large complexes (like Bromley Heath, 

although it has not been a target thus far) and convert them to privately managed, 

mixed-income developments, almost always with a loss of total units for the lowest 

earners and frequently with regulation and policing of resident conduct that can 

have negative consequences for youth of color in particular. Thus it is important to 

undertake efforts to organize public housing residents, and to build broader 

community support for maintaining and improving this social housing. In some 

areas there also may be a need to preserve other affordable housing that is privately

12 The land trust concept is rural in origin (Stone, 2006), but it is a growing trend in affordable 
homeownership (Curtin and Bocarsly, 2008), with 250 in operation nationwide, including 
Boston's Dudley Street Neighborhood Initiative's Dudley Neighbors, Inc. (National Community 
Land Trusts Network, 2013).
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owned and at risk of “expiring use” (developed with public subsidy to be 

affordable for only a set period of time).

Additional strategies can serve to block or slow the kinds of development 

that is intended to serve people other than a neighborhood’s current residents.

Some of these would also generate additional funds for affordable housing 

preservation or additional units for the social housing supply. Condominium 

conversion ordinances can be used to regulate the rights of tenants in the event of a 

conversion (and prevent their automatic displacement) and limit the rights of 

owners who want to transfer units from rental to ownership stock. Speculation 

taxes can be used to disincentivize property “flipping” (quick sales to capture 

profits in a rising market).13 An inclusionary development policy that is well- 

tailored to the scale of development in the very local area could add public process 

and scrutiny to some of the practices that create displacement, perhaps slowing the 

pace of change and giving local actors information and time to respond.

Equity concerns should be brought explicitly into planning and public

14

13 There is little (if any) simple speculative buying and selling in JP's overheated real estate
market, where "there are no deals" left (Stamatos, 2013), but such a tax could be relevant in 
other areas or if assessed on initial condo sales for those who buy multifamilies for the purpose 
of quick conversion.
14 « Inclusionary development policies" (IDP) require that a percentage of units created by new 
development be affordable to low- or moderate-income residents. It is one way of capturing 
some of the rewards of development for public benefit, recognizing that "for-profit real estate 
development is an attempt to reap an economic reward from property values created by 
others," a '"web of externalities' that dumps value onto his or her site simply because it is 
uniquely and opportunistically there" (Davis, 2006, p. 367). Boston's policy applies only to new 
construction of projects with 10 or more units that require a zoning variance. As a 
consequence, it bypasses the scale and type of much of the development that displaces 
residents from such neighborhoods as Hyde-Jackson Squares, which is likely to be the upscaling 
and conversion of the existing stock of two- and three-family structures, along with infill 
construction of two- to six-unit buildings on vacant lots. Note: An IDP will create additional 
affordable units, but since they will be comparatively small in number and probably cannot be 
targeted to current residents (they will be distributed on an income-eligible basis only), while 
the development as a whole may contribute to upscaling and displacement, these units are 
unlikely to exert significant anti-displacement effects at the local scale.
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policy. In Boston today, there is no doubt that residents of color are bearing the 

brunt of displacement pressures arising from gentrification (a phenomenon that is 

more closely tied in other neighborhoods to opportunities created for investors by 

the foreclosure crisis, which also disproportionately uprooted people of color from 

their homes). But too much of the public framework for development reflects the 

drift toward “urban policies that favor middle-class settlement at the expense of 

housing affordability” (Slater, 2011, 577). For example, the city’s eligibility 

guidelines for affordable housing rely on area median income, which is much 

higher than the median income of Black, Latino, and Asian households in Boston, 

with the consequence that more higher-middle-income White households are able 

to benefit from these public subsidies. Similarly, the city’s plan to increase housing 

production to meet ambitious goals by 2030 is geared toward the needs of the 

upper-income residents who are most likely to be White, suggesting a need for 

more than two new units for every new upper-income household and just one-third 

of a unit for every new low-income household. Some cities, notably Seattle, are 

implementing racial equity plans that broadly engage communities and decision 

makers to build racial equity goals into all municipal initiatives and use 

“community-level racial inequity data” (http://www.seattle.gov/rsji/our- 

work/2012-2014-plan) to evaluate success. Local resistance can be effective in 

advancing the demand for racial equity. One local example is the “Keep It 100% 

for Egleston” campaign. In Egleston Square, southeast of the study area and 

bordering Jamaica Plain and Roxbury, residents also face substantial displacement 

pressures. Youth residents of color have taken the lead in using public processes to 

attempt to stop a project to redevelop existing housing for upper-income 

occupancy, instead demanding that 100 percent of units should be affordable to 

households earning the median income of Black and Latino renters in the area, a 

mere $26,000/year (http://www.eglestonkeepsitlOO.org/).
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If our goal is to arrest gentrification in Hyde-Jackson Squares, we may find 

those objectives frustrated and even believe that it is impossible to make change. 

After all, gentrification and displacement at the local scale is driven by broader 

outside trends: an ongoing and worsening housing affordability crisis in Boston 

(Bluestone et al., 2015) and deepening concentration nationwide of people of color 

in the most distressed neighborhoods (Joint Center for Housing Studies, 2015, 6); 

continuing occupational shifts amid unabated demand for more highly educated 

workers to fill positions in professional and business services, education, and 

health services (Clifford, 2012); wage stagnation and declining wages for the 

lowest earners (Mishel, Gould,and Bivens, 2015); growing income disparity, with 

Boston ranking third in a recent national study of income inequality (Berube and 

Holmes, 2015); and unabated disproportionate loss of wealth by Blacks and 

Latinos in the wake of the 2008 housing-led financial crisis (Kochhar and Fry, 

2014). “It is a difficult and ambiguous question the extent to which problems in a 

spatially defined community are community problems—given that so much of what 

produces communities are relations and decisions that exist well beyond any single 

community” (DeFilippis and Saegert, 2008, 3 ). Instead of pursuing local refonns 

with only the immediate local goals in mind, what DeFilippis, Fisher, and Shragge 

call “working about a place,” we might conceive of work in any one neighborhood 

as the place where one pursues bigger goals, what they term “working within a 

place” (DeFilippis, Fisher, and Shragge, 2006, 686, emphases added). If our goal is 

to be one site among many in a broad effort to bring land under community 

control, and to pursue that project in a way that builds democratic engagement and 

understanding of the root causes of housing instability and displacement, we can 

appreciate local efforts for their transformative potential.
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DISPLACEMENT OR SUCCESSION? 
Residential Mobility in 

Gentrifying Neighborhoods
LANCE FREEMAN

Columbia University

This article examines the extent to which geiurification in U.S. neighhurimods is associated with 
displacement by comparing mobility and displacement in gentrifying neighborhoods witlt mo
bility and displacement in si milar neighborhoods that did not undergo gcnirificaiion. Hie results 
suggest that displacenient and higher mobility play minorif any roles as forces of change in gen
trifying neighborhoods. Demographic change in gentrifying neighborhoods appears to be a con
sequence (dlower rates of intraneighborhood mobility and the relative affluence of in-movers.

Keywords: gemrification; neighborhood change; displacement; touting mobility

CONCERN ABOUT DISPLACEMENT

Gemrification, the process by which decline and disinvesimenis in inner-city 
neighhorlioods are reversed, has emerged as one of (he most controversial 
issues in (he urban United Slates today. By attracting middle-class residents 
and spurring investment, gemrification has the potential to revitalize depres
sed central city neighborhoods. After decades of disinvestment, middle-class 
exodus, and declining tax bases, some view this as a welcome development.

The threat of displacement. however, whereby current residents are forced 
to move because they can no longer afford to reside in the gentrifying neigh
borhoods has become such a concern that some are reflexively opposed to 
gemrification. Indeed, the fear of displacement has been one of the motivat
ing forces behind community activists organizing against gemrification. 
Moreover, some scholars look askance at gemrification on the assumption 
that it harms the indigenous residents by displacing them (Hartman 1979; 
Smith 1996).
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When wc look for empirical evidence of displacement, ihe process by 
which neighborhoods putatively undergo gcnirificaiion, the evidence is 
much less definitive. Although displacement has become synonymous wilh 
gentrilication in the way that White flight has become synonymous with 
racial transition, unlike the latter type of neighborhood change (see Crowder 
2000), there is relatively little in the way of persuasive empirical evidence 
that suggests this is indeed how gentrifying neighborhoods change.

This study aims to shed light on the process of neighborhood change 
in gentrifying neighborhoods. More specifically, it will test whether dis
placement is the driving force behind demographic change in gentrifying 
neighborhoods.

BACKGROUND AND 
THEORETICAL FRAMEWORK

As an unanticipated phenomenon that contradicted the prevailing wisdom 
on urban decline, much of the early scholarly work on gentrilication focused 
on theorizing about the origins, causes, and meaning of gemrification in 
the poslinduslrial urban United States. Scholars first sought to document 
whether the phenomenon of inner-city reversal or rehitth was actually occur
ring and, if so, to what extent (Baldassare 1982; Clay 1979; James 1977; 
Lipton 1977; National Urban Coalition 1978; Sumka 1979). These studies 
were consistent in showing that although small in the overall scheme of met
ropolitan changes, gemrification was indeed a reality in many communities 
in older central cities during ihe 1970s. Having documented gentrification’s 
existence, attention turned to theorizing about its origins and meanings lor 
cities. Theorists debated about the importance of changing demographics, 
changing tastes, and the “rent gap” that made inner-city investing profitable. 
What emerged from this debate was recognition of the importance of chang
ing demographics. tastes, and professional services clustering in the cities to 
provide the gentrificrs, and a history of disinvestment that created ripe oppor
tunities for reinvestment in certain neighborhoods as preconditions for gen- 
trification (Beauregard 1986; Hamnett 1991; Ley 1980; Rose 1984; Smith 
1979).

Along wilh theorizing about the causes of gemrification, concern about 
displacement emerged contemporaneously. Anecdotal reports of displace
ment and the demographic changes that were obviously taking place in 
gentrifying neighborhoods led many to believe that displacement was a 
widespread phenomenon and the engine behind demographic change in gen- 
trifying neighborhoods (Hartman 1979).
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When .social scientists attempted to empirically quantify displacement in 
gentrifying neighborhoods, however, their findings typically failed to find 
evidence of widespread displacement (Sumka 1979). The first wave of dis
placement studies generally used two types of methods to measure displace
ment due to gemrificaiioii. One was a succession methodology that examines 
how the characteristics of in-movers differ from those of out-movers (Henig 
1980, Spain, Reid, and Long 1980). The other common approach was to ret
rospectively ask people why they moved from their former residence (Grier 
and Grier 1978; Newman and Owen 1982; Lee and Hodge 1984).

Succession studies can only help to define the upper bound of displace
ment, however; they cannot be used to determine whether housing or neigh
borhood transitions occurred through the induced departure of low-income 
households or through normal housing turnover and succession, because 
they do not consider other reasons why households might move besides dis
placement. Succession studies can, thus, verify that the process of gcmrifica- 
lion is underway but. without additional information, cannot demonstrate its 
impact on displacement.

Displacement studies based on asking respondents why they moved gen
erally define the displaced as those who arc feared to move for reasons that 
arc beyond the household's control and related to conditions in the dwelling 
or the surrounding neighborhood (Grier and Grier 1978). The biggest prob
lem wilh studies that focus on retrospective motives for moving is that they 
typically fail to identify the location of the respondent’s former residence. 
Consequently, it is impossible to determine how much, if any, of the displace
ment observed is due to gemrification as opposed to other environmental fac
tors. Lee and Hodge (1984) also attempted to focus on displacement that 
could be attributed to gemrification by comparing metropolitan versus 
nonmctropoliian, nonhcastcm/inidwesiem versus the rest of the country, and 
central city versus suburban displacement rates. They hypothesized that gen- 
trification would be highest in central cities in the Northcasl/Midwcst, 
and consequently, displacement would be greatest there also. To lest their 
hypothesis, they used data from the American Housing Survey.

While Freeman and Braconi’s (2004) and Vigdor’s (2002) results chal
lenge some common conceptions about the neighborhood dynamics behind 
gent riftcal ion their results can hardly be viewed as the final word on displace
ment. For the most part, their hypotheses were not borne out. As a percentage 
of all movers, the overall displacement rate was 3.31 %. The highest rate they 
observed was 8.9% in Kansas City, and the lowest, 1%, was in suburban 
Cincinnati. Yet because their definition of displacement includes forces not 
plausibly linked to gemrification, such as abandonment and mortgage de
fault, one can't be certain if a narrower definition of displace mem would have
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proved their hypothesis correct. Moreover, their level of geographic aggre
gation may have been far too great to detect disturbances occurring at a very 
localized level.

Aside from failing to quantify displacement due togentriticaiion in a con
vincing fashion, these early displacement studies also failed to shed much 
light on what happened to the putative displacees. Did they stay in the neigh
borhood? Critical questions such as this remained unanswered despite the 
efforts of early genlrifkaiion scholars.

Schill and Nathan (1983) attempted to address these questions by focus
ing on gentrifying neighborhoods and the individuals moving out of them by 
using a narrow definition of displacement that could be directly attributable 
to gentrilication. The principal drawback to Schill and Nathan’s method was 
that no baseline displacement rate could be estimated. Consequently, one 
cannot compare displacement rates in gentrifying and nongentrifying areas. 
Moreover, there is no measure of the relative mobility of households in dif
ferent types of neighborhotxls, so a higher percentage of moves from gen- 
lril'ying areas may be displacements, whereas the aggregate number of 
displacements from those neighborhoods may be the same or lower. To deter
mine whether gentrificaiion causes an increased number of poor households 
to be displaced, there must be a basis of comparison to other neighborhoods 
in which gemrification is not occurring.

This methodological flaw in Ihe Schill and Nathan {1983) study is typical 
of the first wave of displacement studies. Missing from most of the earlier 
analyses was some type of counterfactual that would inform us how much 
displacement would have occurred absent gemrification. A common wisdom 
nevertheless emerged that gentrificaiion affected preexisting residents pri
marily by displacing them.

Two recent studies on gentrificaiion and displacement in the United 
Stales, however, cast suspicion upon the common wisdom. These studies 
found that poor households and those without college degrees who resided in 
gentrifying neighborhoods were less likely to move than similar households 
residing elsewhere (Freeman and Braconi 2004; Vigdor 2002).

These studies were limited to Boston and New York City, which are in 
some ways atypical American cities. Moreover, both of these studies used 
geographic entities that are much larger than what is typically thought of as a 
neighborhood. Freeman and Braconi used subborough areas in New York 
City, which comprised an average of 131,000 persons in 1999. Likewise, the 
zones Vigdor used as proxies for neighborhoods had between 100,000 and 
200,000 residents. Quantitative studies typically use much smaller levels of 
geography, such as a census tract with about 4,000 people, to define a neigh
borhood. Although the larger geographic areas used in the Freeman and If

I

Ii
I

I



Freeman / RESIDENTIAL MOBIUTY 467

Braconi and Vigdor studies were informative, the results would be more 
convincing if smaller level of geographies were used.

Finally, criticisms can be raised about the counterfactuals Freeman and 
Braconi (2004) and Vigdor (2002) used in their studies. By comparing 
mobility rates in gentrifying neighborhoods to other neighborhoods, these 
studies certainly were an improvement over previous studies, which typically 
included no baseline or comparison group. Nonetheless, it is questionable 
that all other neighborhoods arc the appropriate “control’* group. More 
appropriate would be neighborhoods that were similar to gentrifying neigh
borhoods except for undergoing gemrification. These neighborhoods come 
closer to being controls in the sense that they ate similar to the gentrify- 
ing neighborhoods but did not receive the “treatment” that in this case is 
gentrificaiion.

This research corrects for these limitations in the following ways: A 
national sample is used, thus extending the external validity of the results; 
census tracts, which come much closer to approximating what is typically 
thought of as a neighborhood, are the geographic entities used; mobility in 
gentrifying neighborhoods is compared to mobility in potentially gentrifying 
neighborhoods that did not gentrify (hereafter referred to as nongenirifying)’, 
and some analysis of the destination neighborhoods of movers in gentrifying 
neighborhoods is provided. The next section explains the methods used to 
accomplish these improvements.

METHODOLOGY

Data for this study are drawn from the geocoded version of the Panel 
Study of Income Dynamics (PSID). The geocodcs were used to link the PSID 
to tract and metropolitan level data from the decennial census. The PSID is a 
longitudinal survey of a representative sample of U.S. individuals and the 
families with which they reside (Hill 1992). The PSID has been following the 
same individuals and their families since 1968. The geocoded version of the 
PSID is an especially powerful tool for examining how households respond 
to gentrificaiion. The PSID collects a plethora of social and economic infor
mation, and by following the same households throughout lime, one can 
observe how their status changes in relation to the characteristics of the 
neighborhood, including gemrification. Moreover, we can observe what hap
pens to preexisting residents who move out of gentrifying neighborhoods. 
Tlie 1986-1999 sample years will be included in the analysis. The PSIDonly 
began collecting important housing information in 1986, hence the rationale 
for beginning the analysis in 1986. Each respondent will be matched with the
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census geographies and data for ihe corresponding years. Census dma and 
geographies for 1980 will be assigned to the 1986-1989 PSID sample years, 
and census data and geographies for 1990 will be assigned to ihe 1990-1998 
PSID sample years.

The geocoded version of the PSID allows researchers io link each respon
dent in ihe sample to the specific census tract or other census geographies (hat 
they reside in. The decennial census is the most comprehensive source of 
neighborhood-level data. As shown below, this data can be used io identify 
gentrifying neighborhoods or tracts.

UNIT OK ANALYSIS

The unit of analysis will be individuals who are identified as household 
heads in the PSID sample. The key independent variables will be residence in 
a gentrifying neighborhood. The sample will be limited to household heads 
to preclude counting moves orchanges in economic status by members of the 
same household more than once. Because gemrification is by definition an 
urban phenomenon, the analysis is further limited to households residing in 
metropolitan areas.

ANALYTIC STRATEGY

To make use of the longitudinal nature of the PSID, the data will be struc
tured in a “person-year” format in which each observation represents the 
characteristics of an individual and that individual’s environment in a spe
cific year. Each household head in the PSID will thus contribute x number of 
records to the analysis data set with x representing the number of years they 
are household heads. Individual-level covarialcsare allowed to vary through
out time. A discrete time logistic regression model will be used to model how 
the likelihood of moving or being displaced is aficcted by residence in a gen
trifying neighborhood. Using the discrete time approach allows the influence 
of length of time in residence to be modeled explicitly. The regression model 
allows other potentially confounding factors, described below, to be held 
constant.

Residential mobility and displacement, respectively, represent the de
pendent variables of interest in the multivariate analyses. Displacement will 
be proxied for using two measures. The first measure uses all types of resi
dential mobility as a proxy for displacement. The rationale behind this 
approach is that to (he extent we can model residential mobility in general 
using the life-cycle theory of residential mobility, any surfeit of mobility in 
gentrifying neighborhoods as compared to other neighborhoods can be
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attributed to gcnlrification-induced displacement. Residential mobility be
tween lime t and time t + 1 will therefore be the dependent variable here.

The second proxy will consider as displaced all those respondents in the 
PSID sample who give as their reason for moving in the previous year that 
they wanted to consume less space, wanted to pay less rent, or moved in 
response to outside events including being evicted, health reasons, divorce, 
joining the armed services, or other involuntary reasons. Although this cate
gory includes some responses that might not be considered displacement, the 
PSID categorization of responses precludes separating them out. This mea
sure will overstate the extent of displacement due to gentrificaiion, because 
this type of displacement is usually conceptualized as households moving 
because they were evicted or because their housing costs became prohibitive 
due to rising housing costs in their neighborhood. Nevertheless, this defini
tion will reveal an upper bound on the extent to which displacement appears 
to be caused by gentrificaiion. Thus, all household heads who moved be
tween time/and timer + 1 for the reasons described above will be considered 
displaced.

MEASURING GENTRIFICAIION

Tire key independent variable of interest is residence in a gentrifying 
neighborhood, h is the impact of such residence on displacement and resi
dential mobility (hat this research seeks to measure. The measurement of 
gentrilication, however, has been subject to debate. The Encyclopedia of 
Housing (Smith 1998, 198) defines gentrificaiion as “the process by which 
central urban neighborhoods that have undergone disinvestments and eco
nomic decline experience a reversal, reinvestment, and the in-migration of a 
relatively well-off, middle- and upper middle-class population." Hammcl 
and Wyly (1996, 250) define gentrificaiion as “the replacement of low- 
income, inner-city working class residents by middle- or upper-class house
holds, either through the market for existing housing or demolition to make 
way for new upscale housing construction.” The (J.S. Department of Hous
ing and Urban Development defined gentrificaiion as the process by which a 
neighborhood occupied by lowcr-income households undergoes revitaliza
tion or reinvestment through the arrival of upper-income households” (U.S. 
Department of Housing and Urban Development 1979.4).

Although there is no one consensual definition of gciurification. certain 
dimensions appear consistently among the different definitions. First, con
sider the types of neighborhoods with the potential to be genlrilicd. Charac
teristics of such neighborhoods would include (I)central city neighborhoods 
(2) populated by low-income households that have previously experienced
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(3) disinvestment. Next, consider the actual process of gentrificaiion. The 
definitions listed above pointtoan (4) influx of the relatively affluent or gen
try, and (5) an increase in investment. Accordingly, this research will attempt 
to capture these five dimensions in operationalizing gentrificaiion. The first 
three represent disadvantaged neighborhoods that are the pool of potentially 
gentrifying neighborhoods, whereas the last two refer to the process of gen- 
trification. Because gemrification is a dynamic process, it is necessaiy to 
compare changes in tract characteristics throughout lime to determine which 
ones appear to be gentrifying. Comparisons will be made for the intercensal 
periods I9K0-I990and 1990-2000. Although one could argue for including 
suburban neighborhoods, the definitions above and the literature clearly sug
gest that gen trill cation is primarily a central city phenomenon, hence the 
decision to exclude suburban neighborhoods.

Several of the dimensions described in definitions of gemrification have a 
relative component to them. For example, the notion that low-income house
holds originally |>opuluied gentrifying neighborhoods begs the question of 
incomes lower than what? Lower relative to the rest of the country? Lower 
relative to that central city? Most analysts would agree that rhe metropolitan 
area comes closest to approximating the organic regions that we would con
sider housing or labor markets. Consequently, the metropolitan area within 
which a particular neighborhood is embedded will serve as the reference urea.

Census tracts identified as part of central cities by the U.S. Department of 
Housing and Urban Development were used to designate central city neigh
borhoods.1 To capture the dimension of low-income households, neighbor
hoods with median incomes at or less than the median in their respective met
ropolitan areas will be included. Disinvestment is a perhaps more difficult 
concept to measure using census data, because the census collects no infor
mation on investment activity. One can try to proxy for disinvestments by 
considering how much of the housing stock is of recent vintage. Neighbor
hoods where a substantial portion of the housing stock was built in recent 
years would not seem to he prime candidates for gentrificaiion. Following 
this logic, wc compare the proportion of housing built within the past 20 
years to the mclro|M>liian-wide average. Those neighborhoods with the pro
portion of their housing stock built within the past 20 years falling below the 
median for their respective metropolitan areas are considered candidates for 
gentrificaiion. The median is an admittedly arbitrary threshold lor both of 
these indicators. But the definitions of gentrificaiion described above suggest 
that potentially gentrifying neighborhoods are those in the lower end of the 
socioeconomic distribution. To check the robustness of the results, lhe30lh 
and 40th percentile, respectively, were also used. The 30th percentile, how
ever, produced too few tracts ihal could be matched to the PSID sample. The
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40th percentile threshold results are illustrated along with the results Tor 
Ihe median defined gentrifying neighborhoods. Additional specifications of 
gentrificaiion were attempted as described in the sensitivity analysis section 
below.

Next.considcr the process of gemrification. One of the dimensions of this 
process is an influx of the “gentry” or relatively affluent households. Besides 
income, however, the notion of gentrificaiion has more of a connotation of 
class. For the puqroses of this study, education is perhaps a better marker of 
class than income. Income fluctuates throughout time, whereas among adults 
educational attainment levels are relatively stable. Moreover, young artists 
and professionals who have relatively low incomes often pioneer genrrifica- 
tion, A measure of gentrificaiion relying on income might overlook neigh
borhoods experiencing an influx of highly educated but poorly paid profes
sionals, whereas a measure based on education would be less likely to miss 
this type of change. Using education as opposed to income also helps to dis
tinguish between incumbent upgrading among current residents as opposed 
to gentrificaiion fueled by outsiders (Clay 1979). Consequently, to capture 
the implied change in class associated with gentrificaiion, changes in educa
tional attainment are considered.

There has been, however, a societal-wide increase in educational attain
ment (U.S. Census Bureau 2003). Therefore, an increase in educational 
attainment at the neighborhood level might simply reflect the universal trend 
in increased educational attainment. What we are interested in is an increase 
in educational attainment at least equal to the overall trend. The increase in 
educational attainment in intercensal years is therefore contrasted to the 
increase in educational attainment in the respective metropolitan areas. A 
neighborhood inust have an increase in educational attainment, measured as 
the percentage of those 25 years and older with at least four years of college, 
greater than or equal to the average increase in educational attainment in the 
neighborhood’s respective metropolitan area.

The final criterion used to distinguish gentrifying from other neighbor
hoods is reinvestment. As mentioned earlier, the decennial census has no 
information on investment, but housing prices can be used to proxy for 
investments. An increase in housing prices in a neighborhood will therefore 
be considered as the final criterion for gemrification. Thus, a neighborhood 
must meet the following criteria to be considered gentrifying: 1 2

1. Be located in the central city at the beginning of the intercensal period.
2. Have a median income less than the median (40ih percentile) lor Utai metro

politan area at the beginning of lire intercensal period.
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3. Have a proportion of housing built within the past 20 years lower than the pro
portion fouird at the median (40th percentile) Tor the respective metropolitan 
area.

4. Have a |>crceniage increase in educational attainment greater than the median 
increase in educational attainment for that metropolitan area.

5. Have an increase in real housing prices during die intercensal period.

Neighborhoods meeting the first three criteria can he thought of as poten
tially gentrifying. Those that meet the first three criteria but not the last two 
are termed nongentrifying. Finally, neighborhoods meeting ail five criteria 
will be considered gentrifying. We therefore have two definitions of gentrifi- 
cation hereafter referred to as median defined and 40th percentile defined.

At this point, it is worthwhile to consider whether the neighborhoods 
identified using the above criteria would typically be thought of as gentrify
ing. Table I shows how the geiHrifying and nongentrifying neighborhoods 
changed between 1980 and 1990, and Table 2 shows how these neighbor
hoods changed between 1990 and 2000.2 Both of these tables are based on 
categorizations of potentially gentrifying neighborhotxis using the median. 
Categorizations using the 40ih percentile arc available from the author upon 
request.

Comparisons made here arc between gentrifying neighborhoods and 
nongentrifying neighborhoods. Across both decades, housing prices clearly 
increased more steeply in the neighborhoods classified as geiHrifying, espe
cially owner-occupied housing. Likewise, levels of educational attainment 
grew more steeply in those neighborhoods classified as gentrifying. This 
should come as no surprise, because these two dimensions were used to de
fine gentrifying neighborhoods. The poverty rale also declined more quickly 
in neighborhoods classified as gentrifying. consistent with what might be 
expected in neighborhoods on the upswing. Both neighborhoods classified 
as gentrifying and nongentrifying experienced declines in the proportion 
White in their neighborhoods, but the declines were greater in nongentii- 
fying neighborhoods. Again, to the extent that ihe gentry are more likely to 
be White, this pattern is consistent with what might be expected in genlrify- 
ing neighborhoods. When we turn to median household income (family 
income in 1980), the results arc less consistent with what might be expected. 
Between 1980 and 1990, household income increased more rapidly in gen- 
trifying neighborhoods, but the pattern was reversed between 1990 and 
2000. This could be because household sizes were becoming smaller in gen
trifying neighborhoods between 1990 and 2000, and/or educated but rela
tively poor pioneers were responsible for much of the gentrificaiion in the 
1990s. Overall, however, the pattern of neighborhood change depicted
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TABLE 1: Characteristics of Neighborhoods, 1980-1880 Median

Gentrifying Thtcts Nongentrifying Tracis All Other Urban Tracts

19901980 1980 1990 1980 1990

Housing price 
Home ownership rale (%) 
College graduate (%) 
Median household income 
Poverty me (%)
White (ft)

152,154152,676 $119,841 $77,096 $108,803$69,888
46.5 49.8 43.6 63 58.550

11.7 18.1 15.7 22.115.1 173
$38,873$28,366 $27,208 $50,750$32,731 $43,984

15.8 12.515.1 16.1 12.117.8
69.2 63.7 68.1 61.1 73.477.2

$356 $567$502 $198Rent $411 $358
34,716N 2,336 3.338

NOTE: Dollar figures arc adjusted for inflation.

TABLE 2: Characteristics of Neighborhoods, 1990-2000 Median

Gentrifying Tracis Nongentrifying Tracts All Other Urban Thus
1990 2000 1990 2000 1990 2000

5123,661$74,823 $113,253 $96,004 $159,819Housing price 
Home ownership rate (%) 
College graduate (%) 
Median household income 
Poverty rate (%)
White (%)
Median rent

$75,135
46.2413 39.4 43.1 61.8 66.6

23.619.3 15.4 27.612.1 14.5
$48,923$34,413 $28300 $50,534$27,279$30,419

23.1 25.7 9.6 10425.1 24.2
48.9 40.054.7 48.2 783 713

S489 $703$450 8620S526 $444
2,808 6,201 28337N

s NOTE: Dollar figures arc adjusted for inflation.
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in Tables I and 2 is consistent with what might be expected in gentrifying 
neighborhoods.

The central question posed here is how gentrificaiion affects thedisplaco- 
mcnt/mobility of preexisting residents. This of couise implies a counter- 
factual, that is, how would preexisting residents have fared if their neighbor
hoods did not undergo gentrificaiion? Thus, two comparisons are made: to 
nongentrifying neighborhoods and to all other urban neighborhoods. The 
key comparison is between gentrifying neighborhoods and nongentrifying 
neighborhoods. This comparison will tell us if displaccmenl/mobility is 
higher in gentrifying neighborhoods, as would be expected to the extent that 
geniriOcaiion causes displacement. Nongentrifying neighborhoods include 
those neighborhoods that were located in the central city at the beginning of 
the intercensal period, had a median income less than the median (40lh per
centile) for that metropolitan area at the beginning of (he intercensal period, 
and hud a proiwrtion of housing built within the past 20 years lower than the 
proportion found at the median (40(h percentile) for the respective metro
politan area. Thus, the independent variable measuring residence in a gen
trifying neighborhood will be captured by three categories: (I) preexisting 
household heads in gentrifying neighborhoods, (2) households heads in non- 
gciurifying neighborhoods, and (3) household heads in all other metropoli
tan neighborhoods.

Despite the correlational validity demonstrated by illustrating how neigh
borhoods classified as gentrifying changed, the measure described above is 
unlikely to perfectly capture the phenomenon of gentrificaiion. In recogni
tion of this likely shortcoming, I also use the rate of rental inflation as an inde
pendent variable. Rental inflation, perhaps even more than increases in prop
erty values, is the causal mechanism often pointed to as responsible for 
displacement in gentrifying neighborhoods. After all, homeowners are some
what protected against increases in housing prices. In contrast, as a neighbor
hood gentrifics, landlords will be able to command a higher rent for their 
units and will raise prices accordingly. Renters whose income may or may 
not be rising concomitantly with rental increases may be especially vulnera
ble to displacement under these circumstances.

Rental inflation will be measured as the percentage increase in rental 
prices between 1980 and 1990 for all the years 1986-1989 and the increase in 
rental prices between 1990 and 2000 for all the years 1990-1997. Rental 
prices wi 11 be measured using data from the 1980,1990, and 2000 censuses.

To discern the impact of gentrificaiion on displacement, a key assumption 
that must be met is that the households in gentrifying neighborhoods are sim
ilar to households elsewhere. Because households select the neighborhoods 
they reside in, characteristics associated with their choosing gentrifying
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neighborhood.1: miglu also affeci how they respond io gemrification. Never
theless, a first step toward understanding how gemrification might affect pre
existing households is to observe whether gemrification is correlated with 
outcomes such as displacement. Moreover, by controlling for other factors 
associated with these outcomes, our confidence in the observed relationship 
between gentrificaiion and these outcomes will be enhanced. Outlined below 
are the theoretical underpinnings and conceptualization of the factors to be 
held constant while discerning the relationship between gemrification and 
each of the respective aforementioned outcomes.

The literature on residential mobility suggests that households move 
when there is a discrepancy between their current housing needs and their 
current housing unit. Life cycle factors are the prime catalysts of these dis
crepancies and lienee should be controlled for (Rossi 1980; Speare 1974). 
Life cycle factors refer to major life events, such as taking a new job, getting 
married, or having a child, which are likely to trigger a change in one's hous
ing needs and necessitate moving. An individual's age, gender, marital sta
tus. and parental status will serve as proxies for the life cycle and will be 
included as control variables in Ihe analysis.

In addition to lifecycle factors, housing conditions are also likely to influ
ence the likelihood of someone moving. The availability of other housing 
opportunities should influence (he likelihood of someone moving. The va
cancy rate in the metropolitan area is therefore included asa measure of other 
housing opportunities. Moreover, homeowners are less likely to move be
cause of the higher transactions costs (i.e., finding a buyer) that homeowners 
face. In addition, homeowners are likely to face less displacement pressure 
from gentrificaiion. Residents of subsidized housing are also less likely to 
face such displacement pressure. Consequently, whether someone is a home
owner or a recipient of subsidized housing is included as a control in the 
multivariate analyses.2 The final housing condition held constant will be 
whether a household is crowded, which is defined using the convention of 
having more than one person per room.

The longer one lives somewhere, the stronger that person’s ties are likely 
to he to the surrounding area and the less likely he or she is to move. The 
length of time a household head has been residing at his or her current resi
dence is therefore included as a predictor of residential mobility.

Employment opportunities arc also a prime motivator of residential mo
bility. .Someone having difficulty securing employment might be expected to 
be more likely to move. To account for this, the amount of time the household 
head was unemployed in the previous week is included in the analysis.

Prior research on residential mobility has also shown income and house
hold size to be related to the likelihood of moving (Fielding 1994). House- I

1
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hold size and income are therefore also controlled for in the analysis. Ad
ditional controls included in the analysis are racc/clhnicity, region of the 
country, and the year of the move.

DISADVANTAGED HOUSEHOLDS AND GENTRIF1CATION

Certain households are more likely than others to be affected by the 
changes wrought by gentrificaiion. For example, poor renter households 
would seem to be especially vulnerable to potential displacement from gen- 
inficaiion, for it is the poor who may be least able to afford concomitant 
increases in housing costs. Likewise, renters would probably be more sus
ceptible to displacement pressure, because they have much less control over 
their unit than owners.This discussion suggests that an effort be made to dis
cern whether gentrificaiion affects especially vulnerable households differ
ently from other households. Whether a household is a poor renter is the mea
sure of vulnerability that will be taken into account here. To determine if 
gentrificaiion affects poor renters differently from other households, interac
tion terms between the independent variables representing residence in a 
gentrifying neighborhood or the level of rental inflation in the respondent's 
neighborhood and an indicator of whether a household is a poor renter are 
included in the models. A positive and statistically significant interaction 
term would indicate that gentrificaiion had a greater impact, meaning that 
poor renter households were more likely to be displaced or move than other 
households in gentrifying neighborhoods (Jaccard 2001). Table 3 illustrates 
the means of the variable used in the analysis.

HYPOTHESES TO BE TESTED

1. Precx isting residents of gentrifying neighborhoods are more likely to tnove/be 
displaced when residing in gentrifying neighborhoods, all things being equal.

2. Poor renters residing in gentrifying neighborhoods are more likely to move/be 
displaced when rcsidi ng in gentrifying neighborhoods, all things being equal.

To summarize, the analytic strategy used here is to compare rates of displace
ment/mobility between household heads in gentrifying neighborhoods and 
household heads residing in neighborhoods that were otherwise similar at the 
beginning of the decade but did not genlrify. To complement this, the rela
tionship between rental inflation and displacemenl/mobiliiy is also dis
cerned. Finally, for all the displacemcnt/mobiiity analyses, attempts are 
made to discern if poor renters are especially vulnerable to displacement or 
mobility.

\

t
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TABLE 3: Descriptive Statistics

Variable Frequency

II.7*Moved
Displaced
(ientrifying neighborhood (median detinilion)
Nonpotentially gentrifying neighborhood (median definition) 
Gentrifying Neighborhood (40th percentile definition)
Nonpotentially genirifying neighborhood (40th percentile definition) 
Poor
No college 
Renter
Transitory income
Permanent income
Years in residence
Black
Oihei
latino
Age 25-34
Age 35-44
Age 45-54
Age 55-64
Older than 65
FCmale
Married
Divorced, separated, or widowed 
Has children 
Family size
Weeks unemployed Iasi year
Immigrant
Unit is crowded
Resides in subsidized unit
Vacancy rate 2nd quint ile
Vacancy rule 3rd quintile
Vacancy rate 4(li quintile
South
Midwest
West
Year between 1990 and 1997 
Sample size

1.3%
6.5%

43.4%
3.9%

46.7%
19.2%
51.4%
23.7%

$60,695
$43,865

7.6
11.6%
0.5%
1.6%

29.8%
25.9%
17.7%
14.8%
17.6%
28.3%
59.3%
26.5%
38.1%
2.6
0.8
1.6%
2.3%
3.7%

25.5%
13.1%
19.5%
29.8%
28.7%
18.9%
69.4%

45.108 
person years'

a. Person years means that each record in the data represents I year fora particular individual. An 
individual may contribute more than I year io the data.

RESULTS

Tabic 4 illustrates the bivariate relationships between gentrificaiion and 
displacenient/mobility. The relationships here and in subsequent tables are
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TABLE 4: Bivariate Relationship Between Mobility and Gentrification/Renta! 
Inflation

40 Percentile 
Threshold

Median
Threshold

Rented
Inflation

Moved in Past Year as Dependent Variable 
Genirifying neighborhood 
Other neighborhood

0.900.73
1.31** 0.91

1.69***
Displaced as dependent variable 0.791.46

0.881.63
1.59***

****V<.05.

expressed as odds ratios. Values greater than I indicates positive relationship 
between ihe independent or control variable and displacement and mobility 
whereas values of less than I indicate a negative relationship. I he second and 
third columns of Table 4 suggest gentrilication as defined by the criteria on p. 
10 is not related to displaceincnt/mobility. Rental inflation, however, is. 
Whether this these bivariate relationships will persist when statistical con
trols are added is addressed in Table 5.

The results of the statistical models described above arc presented in two 
ways in Tables 5 and 6, below. The top rows illustrate the relationship 
between (he independent and control variables and displacemcnt/mobility. 
The bottom rows of Tables 5 and 6 provide the predicted probabilities of a 
household moving or being displaced in a gentrifying netghborhcxKl and a 
nongentrifying neighborhood. These predicted probabilities are calculated 
by setting the independent and control variables to their respective mean val
ues or, in Ihe case of categorical variables, their proportions in the sample. 
The interaction terms (hat tested whether poor renters were especially sus
ceptible io displacemcnt/mobility proved lobe insignificant and hence were 
dropped from the final models, but are illustrated in abbreviated form in 
Table AI (in the appendix). The lack of significant interaction terms would 
seem to suggest that poor renters were not more susceptible to displacement. 
The counicrinluilivencss of this result, however, makes one hesitant to rule 
out the possibility that poor renters arc indeed more susceptible to displace
ment but that these models were not able to detect such an effect.

The multivariate analyses with measures of genirificaiion as the inde
pendent variable arc presented in Table 5. The second and third columns of 
Table 5 show the results of modeling the likelihood of moving. These results 
arc not suggestive of a relationship between mobility and gentrification. Both

p < .001.

!tt-
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TABLE 5: Relationship Between Gentrilication and Moblllty/Diaplacement

Moved Displaced

Median 40th Percentile Median 40th Percentile

Genirifying neighborhood* 
Other neighborhood*
Poor
Renter
Resides in assisted housing
Transitory income
Years in residence
Black
Other
Latino
Age 25-34
Age 35-44
Age 45-54
Age 55-64
Older than 65
Female
Married
Divorced, separated, or widowed
Has children
Family site
Permanent income
Weeks unemployed last year
Immigrant
High school graduate 
Some college 
College graduate 
Unit is crowded 
Vacancy rale 2nd quintile 
Vacancy rate 3rd quintile 
Vacancy rale 4th quintile 
South 
Midwest 
Wfett
Year between 1990 and 1997 
F statistic

0.96 0.80 1.62*** 1.90***
0.87 0.89 2.66**2.28*

0.930.93 1.23
3.65***
0.63*
1.01**

0.98***

1.21
1.90*** 1.90*** 3.63***

0.790.79 0.65
0.99 0.99 1.01 »•

0.98***i.011.01
0.83 0.84 1.08 1.06

0.62*0.61*
1.20*

D D
1.21* 1.60 1.59

0.69 0.69 0.810.83
0.64**
0.39***
0.36***
035***
0.82**

0.65** 0.77 0.74*
0.21***
0.42**
0.40**

0.40*** 0.21***

0.41**
0.41**

0.37***
0.35***
0.82** 0.80 0.81

0.990.99 0.42*** 0.42***
0.94 0.94 0.76 0.76

1.08 0.680.67
0.84***
1.01***
1.01

0.84***
1.01***
1.01

1.14*
0.99***
1.02***

1.14*
0.99***
1.02***

0.92 0.91 0.78 0.78
0.880.89 1.08 .09

0.92 0.91 0.80 0.80
0.660.88** 0.660.90

1.52 1.54 1.48 1.47
1.40*1.17

1.34**
1.69**
1.55***

1.181.17
1.34***
1.69***
1.55***
1.20*

1.17 1.79**
1.79*** 1.60

.981.01
1.20* 1.12 1.12
1.041.04 2.14*** 2.15***

0.16***
1,335.55***

31,547

0.16***
1,403.45***

0.82 0.78*
764.97*** 867.88***

N

Probability of Moving Probability of Being Displaced

Gentrifying neighborhood 
Nongentrifying neighborhood

0.14 0.013**
0.009**

0.10 0.014**
0.009**0.130.14

NOTE: D = dropped due to multicollinearity
a. The reference category here is nongentrifying neighborhoods.
*p < ill. **p < .05. ***p < .001.
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ihe 40th percentile and median defined gentrifying neighborhoods have neg
ative, albeit statistically insignificant, relationships with gentrificaiion. The 
predicted probabilities illustrate the likelihood of a household moving if re
siding in gentrifying or nongentrifying neighborhoods. The predicted proba
bilities are not higher in the gentrifying neighborhoods. Thus, both the odds 
ratios and predicted probabilities are inconsistent with gemrification being 
associated with displacement.

The fourth and fifth columns show the results of modeling the likelihood 
of being displaced. Here, there arc positive and .statistically significant rela
tionships between residing in a gentrifying neighborhood and displacement. 
It should also be noted that when compared to nongentrifying neighbor
hoods, displacement rates are higher in other neighborhoods as well. Appar
ently, it is in the nongentrifying neighborhoods where the threat of displace
ment is lowest.

To gel a better sense of the substantive meaning of the relationship be
tween displacement and gentrificaiion, consider the predicted probabilities 
for displacement for those living in gentrifying neighborhoods and those liv
ing in nongentrifying neighborhoods. The bottom rows of Table 5 show that 
the probability of being displaced ranges from 0.9% to 1.4%. The predic
tions suggest that the incremental increase in the probability of displace
ment as a result of gentrificaiion is small, perhaps in pan because displace
ment is a relatively rare occurrence regardless of what type of neighborhood 
one resides in. The probability of being displaced in a gentrifying neigh
borhood is about 0.5% higher than in a nongentrifying neighborhood. It 
should also be recalled that this definition of displacement includes moves 
for health reasons, divorce, joining the armed services, or other involuntary 
reasons and thus probably overstates the amount of genirification-induced 
displacement.

Overall, the models suggest at most a modest link between gentrificaiion 
and displacement. The relationship between mobility and gentrificaiion is 
not statistically significant. Although displacement was significantly related 
to gemrification, the substantive size of this relationship is very small, as 
indicated by the predicted probabilities. Finally, poor renters do not appear to 
be especially susceptible to displacement orelevated rates of mobility. Taken 
together, die results wou Id not seem to imply that displacement is the primary 
mechanism through which gentrifying neighborhoods undergo socioeco
nomic change. Nevertheless, it is true that gemrification was related to dis
placement in this analysis, contrary to the findings of Vigdor (2002) and 
Freeman and Braconi (2004).

The other control variables in the models of residential mobility perform 
according to theoretical predictions for the most part. Age is an important
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TABLE 6: Relationship Between Rental Inflation and Displacement and 
Mobility

Probability of Moving Probability of Being Displaced

1.40*'*Rental inflation 1.06*

Predicted Probabilities

Lowest rental inflation third 
Medium rental inflation 
High rental inflation

0.14 0.013
0.015
0.018**

0.14
0.15**

*p < .01. **p < .05. ***p< .001.

predictor of whether someone moves, as are family size, being a renter, gen
der, and permanent income. Besides gentrificaiion. other geographic (actors 
were im|x>nant determinants of mobility, with the vacancy rate associated 
with higher rates of mobility and residents outside the Northeast being more 
mobile.

The model using displacement as a dependent variable closely parallels 
the residential mobility model. The key difference is that length of residence, 
marital status, and weeks unemployed last year did matter, whereas gender 
and other race did not matter.

RENTAL INFLATION AS THE INDEPENDENT VARIABLE

Thus far, the link between gemrification and displacement appears to be 
modest. The evidence does not consistently show that higher rates of mobil
ity and displacement rates, although positively linked to gentrilication, are 
only modestly greater in gentrifying neighborhoods. Perhaps when a more 
direct measure of the causal mechanism behind displacement is imple
mented, the smoking gun will surface.

Table 6 shows the relationship between rental inflation and residential 
mobility. For the sake of brevity, only the independent variables are pre
sented. As was the case with the models using gemrification as independent 
variables, the interaction terms that tested whether poor renters were espe
cially susceptible to displacement proved to be insignificant and hence were 
dropped from the final models, but they arc illustrated in Table A1 in the 
appendix.

The higher odds ratio suggests that the effects of rental inflation arc con
sistent with the notion that escalating rents increase displacement. For both
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mobility and displacement, Ihe odds ratios arc significant and greater than 1. 
Substantively, however, the incremental increases in displacement rates 
associated with rental inflation arc rather small. Consider the probability 
of' being displaced for someone residing in a neighborhood with a rate of 
rental inflation of 8%, which corresponds to the 33rd percentile of rental 
inflation—0.013%. This increases to 0.018% for someone residing in a 
neighborhood that experienced rental inflation at the 99th percentile.

Taken together, the results suggest that although rental inflation is related 
to displacement in gentrifying neighborhoods, Ihe magnitude of the relation
ship is rather modest.

SENSITIVITY ANALYSES

Because of the lack of a consensual operationalization of gcnirification 
and the admitted arbitrariness of the definitions used here, additional specifi
cations of genirificaiion were attempted to discern how sensitive the results 
were to these alternative specifications. For the sake of brevity, only the gen
eral patterns are discussed here, but the full results are available from the 
author upon request. As was mentioned earlier, interaction terms testing 
whether poor renters were especially susceptible to displacement proved 
unfruitful. Because rental inflation did have a modest relationship to mobility 
and displacement, rental inflation was substituted for housing price inflation 
in the definition of genirificaiion described on pages 9 and 10. This alterna
tive definition, however, resulted in substantively similar results as those 
reported above. Another alternative specification attempted was to restrict 
gentrifying neighborhoods only to those in which there was a relative 
increase in housing prices, measured as an increase in a neighborhood 
greater than or equal to the increase in housing prices in the surrounding met
ropolitan iirea. This approach, however,yielded substantively similar results. 
The ana lyses reported above were a Iso esti mated separately for the 1980s and 
1990s respectively. These dccade-spcci fic estimates were substantively simi
lar, except that evidence of gentrificaiion being associated with lower mobil
ity was found in the 1990s.1 To assess whether the relationship between 
displacemcnl/mobility and rental inflation is more aptly captured through a 
nonlinear specification, rental inflation was specified in a nonlinear fashion 
as a series of three and five dummy variables, respectively. Under these speci
fications each dummy variable represented a third quintile of the rental infla
tion distribution, respectively. These nonlinear specifications, however, did 
not reveal a consistent statistically significant relationship between rental 
inflation and displaccment/mobiliiy.

I
i
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SUMMING UP THK RESULTS

The results presented here suggest that the relationship between gentrifi- 
cation and displacement is not especially robust. One strategy that sought to 
capture evidence of displacement through higher mobility rales did not re
veal a link to gemrification. Both displacement as an outcome and rental 
inflation as an independent variable produced results that were more consis
tent with gentrification being linked to displacement. But here, the sizes of 
the relationships were very modest. It should also be remembered that dis
placement is a subset of all moves and that mobility was not found to be 
higher in genirifying neighborhoods, implying that other types of moves 
might actually be lower in these neighborhoods. Taken together, these empir
ical results provide little evidence that displacement is the engine of neigh
borhood change in genirifying neighborhoods. Yet Tables I and 2 showed 
that the neighborhoods defined here as genirifying improving did indeed 
improve in socioeconomic status throughout lime. Certainly, anecdotal evi
dence also describes genirifying neighborhoods as becoming more upscale 
throughout time. What explains this apparent paradox?

WHERE DO THEY MOVE?

Although gentrification docs not appear to be associated with increased 
mobility or high levels of displacement, there are still other mechanisms 
through which neighborhoods can change their character and become more 
upscale, first, let us revisit the issue of mobility. The analyses presented 
above speak to the question of whether households move. They do not 
address the issue of where the households move. This could conceivably be 
an important component of whether a neighborhood changes. For example, 
a neighborhood where mobility is high but most of the movers remain in 
the neighborhood would appear to change less than a neighborhood with less 
mobility but where all of the movers move out of the neighborhood— 
especially if the in-movers are noticeably different in the lattercase. To the 
extent that gentrification is associated with current residents no longer being 
able to afford housing in their current neighborhood, one would expect to 
iind fewer intraneigliborhood moves. Alternatively, to the extent that geniri
ficaiion increases satisfaction with a neighborhood, current residents might 
be more likely to want to stay in their present neighborhood and hence less 
likely to move out of the neighborhood. We therefore have two competing 
forces: gentrification acting to decrease imrancighborhood mobility because 
of rising housing prices, and genirificaiion acting to increase intraneighbor
hood mobility because of increased residential satisfaction. i

|
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TABLE 7: Infra neighborhood Mobility by Neighborhood Type

Proportion Moving Outside of Neighborhood

Median

Type of Neighborhood Ail (%) Poor(%) No College Attendance (%)

Genirifying neighborhoods 
Nongentrifying neighborhoods 
All other neighborhoods

63.6 71.2 64.4
57.4* 67.1* 55.7*
63.3 75.9 62.9

40th Percentile

Type of Neighborhood AU (%) Poor (%) No College Attendance (%)

Gentrifying neighborhoods 
Nongentrifying neighborhoods 
All other neighborhoods

74.7 77.5 75.6
57.1* 67.3* 55.4*
70.3* 75.8 75.7*

*/><.0l.

To gauge the impact of these forces, the rate of intraneighborhood mobil
ity, measured as the percentage of all moves in which the destination is the 
same census tract, was compared across gentrifying, nongentrifying, and all 
other urban neighborhoods. Intraneighborhood mobility was estimated for 
all movers, those who did not attend college, and the poor, respectively. The 
estimates illustrated in Table 7 show that the rate of intraneighborhood mo
bility was typically lower in gentrifying neighborhoods. Across all three 
groups, moves originating in genirifying neighborhoods were more likely to 
end outside of the neighborhood when compared to the counierfactual non
gentrifying neighborhoods. As Table 7 shows, the amount of intratteighbor- 
hood mobility is not inconsequential, ranging between 25% and 45% of all 
moves. Altering this flow could have a substantial impact on the composition 
of a neighborhood. This result suggests that gentrification may inhibit intra
neighborhood mobility and contribute to demographic change in that way.

iWHO IS MOVING INTO 
GENTRIFYING NEIGHBORHOODS?

j

Much discussion on neighborhood change, whether regarding genlrifica- 
tion or racial change, has focused on people moving out, (hat is, displacement 
or White flight. But, as others have pointed out, neighborhoods are dynamic 
entities, and who moves in can be just as important as who moves out in deter
mining neighborhood change (Gould Ellen 2000; Galster 1998). That raises

i)
I
I
fi9t
I*&•
Kf

£



Freeman / RESIDENTIAL MOBILITY 485

ihe q ucstion of whether a person's socioeconomic status is related to the like- 
lihotxl of moving into a gentrifying neighborhood. A major concern regard
ing gentrifying neighborhoods is that these become neighborhoods that are 
no longer available to low-income households. It appears that disadvantaged 
households do not necessarily leave more quickly. But what of the option to 
move in? We turn our attention this question in this section.

To determine how gentrification affects who moves into a neighborhood, 
a series of bivariate multinomial regression models were estimated with 
educational attainment, income, race, and poverty status as the indepen
dent variables. These multinomial regression models have the type of 
neighborhood—gentrifying, nongentrifying, and all other metropolitan 
neighborhoods—as the dependent variable. These bivariate analyses com
pare the likelihood of moving into a genirifying as opposed to a nongentri
fying neighborhood along the dimensions described above. The key question 
here is whether socioeconomic status is associated with moving into gen
trifying neighborhoods. Because we simply want to know how gentrification 
is related to the characteristics of in-movers, there is no need to control for 
other variables. To the extent (hat socioeconomic characteristics influence 
who moves into genirifying neighborhoods, the independent variables in this 
series of regression models should be statistically significant.

Table 8 suggests that socioeconomic status does indeed influence who 
moves into gentrifying neighborhoods. The third row illustrates the relation
ship between various indicators of socioeconomic status and the likelihood 
of moving into a median-defined gentrifying neighborhood as opposed to a 
nongentrifying neighborhood. Odds ratios greater than I mean that someone 
with that characteristic is more likely to move into a gentrifying neighbor
hood, whereas an odds ratio of less than I means someone is less likely to 
move into a gentrifying neighborhood. Higher incomes and being White arc 
associated wilh an increased likelihood of moving into such a neighborhood, 
whereas being Black is associated with a decreased likelihood. The pattern 
evinced in the sixth row is even stronger. Here, being a college graduate, 
being White, and having a higher income arc associated wilh an increased 
likelihood of moving into a 40lh-percentile-defined gentrifying neighbor
hood. Conversely, being poor, without any college education, and Black 
arc negatively associated with moving into a median-defined gentrifying 
neighborhood.

These bivariate regressions show that in-movers to genirifying neigh
borhoods are of higher socioeconomic status and more likely to be White, 
characteristics normally associated with (he gentry. The dynamics of a neigh
borhood change in genirifying neighborhoods should thus be viewed as a 
two-sided phenomenon. On one side is who moves out of the neighborhood, I

I
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TABLE 8: Relationship Between Socioeconomic Characteristics and Moving Into Neighborhoods

Median

Likelihood of Moving into Neighborhood 
Compared to Nongentrifying Neighborhood Coliege Graduate No College Income White BlackPoor

Gentrifying neighborhood* 
Other neighborhood

1.01***
1.01***

1.18
1.93***

1.05 0.41*** 
4-27*** 0.19***
153***0.83

0.48*** 0.65***

40th Percentile

Gentrifying neighborhood* 
Other neighborhood*

0.71***
038***

1.45***
Z03***

0.65** 1.01***
151***

256***
5.14***

0.37***
0.16***0.93

a. The reference category here ii nongentrifying neighborhoods. The odds ratios provide the likelihood of moving into the type of neighborhood indicated in 
column 1 compared to moving into a nongentrifying neighborhood.
*«*< .05. ***/><.001.
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the side dial has garnered much of ihe attention in ihe literature on gentrinca- 
lion and displacement. The results presented here suggest that mobility out of 
genirifying neighborhoods is not necessarily dramatically different from 
mobility out of other neighborhoods. Certainly, the results are inconsistent 
with the notion that high rates of displacement always accompany neighbor
hood gentrificaiion. These results also echo those of 1 'reeman and Braconi 
(2001). who found little evidence of displacement in gentrifying neighbor
hoods but did find in-movers to gentrifying neighborhoods to he of higher 
socioeconomic status than current residents. On the other side of the gentrifi- 
cation process are the in-movers. The so-called gentry have attracted atten
tion in terms of describing who these people are. Overlooked perhaps is the 
extent to which changes in the characteristics of in-movers could be the more 
important force in determining the way that neighborhoods change.

That in-movers rather than out-movers are the driving force behind neigh
borhood change in gentrifying neighborhoods makes intuitive sense. People 
arc likely to be more sensitive to neighborhood characteristics when choos
ing what neighborhood to move i nto rather than whether they should move at 
all. This is because moving is easily in terms of time, money, and the possible 
disruption of social lies and daily routines. Once people have made the deci
sion to move, however, these costs take less prominence in the equation. The 
characteristics of the destination neighborhood are then likely lobe relatively 
more important.

IMPLICATIONS FOR 
PLANNING AND POLICY

Gentrification remains a hot-button topic sure to set off debates and con
troversy about how it affects neighborhoods and the people residing there. 
Certainly, many people recognize the possible benefits of gentrificaiion: 
increased amenities, improved public services,and rehabilitated housing. As 
noted earlier, the fear of displacement has in the minds of many, however, 
come to dominate all other concerns regarding gentrilication. Here, I con
sider the implications of these findings from both a theoretical perspective 
and a more pragmatic policy oriented perspective.

The results presented here indicate that the process of neighborhood 
change associated with gentrification and revitalization more broadly is re
lated to displacement, albeit modestly. Who moves into the neighborhood 
appears lobe more important inexplaining neighborhood change in gentrify
ing neighborhoods. While this analysis did not find lower mobility rates in
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genlrifying neighborhoods as Freeman and Braconi (2004) and Vigdor 
(2002) did, the results were consistent with earlier studies in illustrating that 
neighborhoods can gentrify without widespread displacement. To be sure, 
there arc instances when the displacement of preexisting residents might 
aptly describe the dynamics of change in a genlrifying neighborhood. But 
when this process is viewed more broadly, it seems that (he more typical 
engine of neighborhood change is the altering of the characteristics of in
movers and the lower rales of intrancighborhood mobility in genlrifying 
neighborhoods. Other types of neighborhood change, particularly the notori
ous White flight associated with Whilc-to-Black transitions, might be more 
rapid and characterized by the rapid out-migration of preexisting residents 
once some tipping point is breached (Crowder 2000). Geniriiication, how
ever, is perhaps a more gradual process that, although displacing some, 
leaves its imprint mainly by changing who moves into a neighborhood. For 
students of neighborhood change, this is an important lesson to understand.

From a policy perspective, the implications are perhaps subtler. Gentrifi- 
cation brings with it increased investment and middle-class households to 
formerly forlorn neighborhoods. This could potentially enhance the tax base 
of many central cities and perhaps increase socioeconomic integration as 
well. After decades of disinvestment and middle-class flight, these benefits 
from the gentrificaiion should not be overlooked- The chief drawback has 
been the inflation of housing prices in genlrifying neighborhoods. ITic 
results presented here might tempt one to conclude that the lack of wide
spread displacement means that concerns about the disappearance of afford
able housing are overblown. But the fact that lower socioeconomic status 
households are no longer moving into these neighborhoods implies a dimin
ishing of housing opportunities for some. Households that would have for
merly been able to find housing in genlrifying neighborhoods must now 
search elsewhere. Whether suitable conditions ate available elsewhere will 
depend on the conditions of the particular housing market. But to the extent 
that there is a shortage of affordable housing, it would seem to matter little if 
those being affected arc households who have to move because prices are 
increasing or households find some options closed off because prices are 
increasing.

Moreover, although displacement may be relatively rare in genuifying 
neighborhoods, it is perhaps such a traumatic experience to nonetheless 
engender widespread concern (Fullitove 2004). Consequently, the results 
presented here still speak to the need for planners and policy makers to antici
pate the impacts that gentrificaiion can have on housing affordability and to 
plan accordingly.
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APPENDIX

TABLE A1: Interaction Between Poor Renter and Gentriflcetlon

DisplacedMoved

Median 40th Percentile Median 40th Percentile

1-36*Genlrifying neighborhood 
Other neighborhood 
Genlrifying neighborhood • 

poor renters
Ollier neighborhood * poor renter 
Poor renter

0.95 0.83 1.69***
0.89 0.92 1.81 2.05**

1.01 0.73 1.35 1.28
098* 0985* 1.83 2.64*
198 193* 098 098

NOTE: Boldface means the item is statistically significant. 
V< .01. **p < .05. ***p < .001.

TABLE A2: Interaction Between Poor Renton and Rental Inflation

Probability of Moving Probability of /* ring Displaced

Rental inflation
Rental inflation ’poor renter
Poor renter
Medium rental inflation 
High rental inflation 
Medium rental inflation*Poor renter 
High rental inflation‘Poor renter 
Poor renter

1.48***1.12
093095***

147***
1.24**

2.16*
199
0.791.11
046195*
0930.85

1.06 1.79*

NOTE: Boldface means the item la statistically significant. 
•p < .01. **p < 05. ***p < .001.

NOTES

1. Much thanks to Kurt G. Usowski of HUD for supplying these data.
2. There is evidence tosuggest thatsubstantial misreponing occurs when respondents of sur

veys like the PS1D are asked about residing in subsidized housing (Sltrodcr 2002). This misre- 
poning appears to be most problematic when respondents are asked to identify the type of hous
ing subsidy they receive rather than if they are receiving any housing subsidy at all. Because the 
focus here is not on a specific type of housing subsidy, instead examining whether they receive 
any subsidy at ail, this misreporling error should not be fatai.
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3. The reader should noie that tracts are classi Tied based on iheir characteristics at the begin
ning of each decade. Thus, tracts designated as genlrifying in the 1980-1990 period are necessar
ily considered genlrifying in die subsequent decade.
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Resume
Depuis quelques annees, on a constate un reinvesrissement massif dans le centre 
ville de Toronto, particulierement sous la forme de “tours a condominiums”, suivi 
par la plus grande augmentation de la population des 30 dernieres ann&s. La 
citd qui se vantait d’etre multiculturelle, avec une grande diversite ethnique et 
mixite sociale, s’est divistfo—comme l’indiquent de recentes Etudes—en trois cites 
distinctes: la cite inchang£c des riches, la cite en decroissance des menages 4 reve- 
nus moyens, et la cite oil croient les concentrations de pauvrete, Dans cet article, 
nous suggerons que les tours a condominiums represente une nouvelle forme 
de “gentrification”, qui concribue a la division tri-partite spatiale de la cite. Nous 
l’appdons la “condofication” de Toronto. Nous commenfons avec une discussion 
de certains aspects de la “gentrification”, suivi d’une analyse des rcglements et des 
rapports qui ont guide le developpement urbain de Toronto. Nous jetons enfin 
un coup d’oeil aux nouveaux habitants de condos avant de conclure que la Cite 
se doit de revoir ses instruments de planificadon afin de prevenir une encore plus 
grande segregation spatiale de Toronto.

Mots d6>: Gentrification; boom des condominiums; Toronto; politique et 
amenagement urbain
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Condoficadon in Toronto

Abstract
Over the past few years, Toronro has experienced a massive reinvestment into 
the inner city, mostly in the form of high-rise condominium towers, which was 
followed by the largest population growth in over 30 years. The city that used to 
praise itself as multicultural, ethnically diverse and socially-mixed, has, as recent 
studies indicate, become spatially divided into three distinct cities: the constant 
city of the rich, the shrinking city of middle-income households, and the grow
ing city of concentrated poverty. In this paper we suggest chat the condominium 
towers are a new form of gentrification that contributes to the spatial trifurcation 
of the city. We call it the condofication of Toronto. We start with a discussion of 
some important aspects of gentrification, followed by an analysis of policy docu
ments and reports that have been guiding urban development in Toronto. We 
then take a look at the incoming condo-dwellers, before we conclude that the 
City needs to revisit its planning instruments in order to prevent further spa
tial segregation in Toronto.
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Key words: gentrification; condominium boom; Toronto; urban politics; 
planning
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I Introduction

There has been some discussion lately about the changing face of Toronto’s neigh
bourhoods. The report Poverty by Postal Code released by United Way of Toronto 
(MacDonnell et ai. 2004) demonstrated beyond doubt that family poverty in the 
City ofToronto is increasing and even concentrating within neighbourhoods. The 
results of this report were confirmed more recently with a detailed study by the 
Centre for Urban and Community Studies (Hulchanski 2007) which exposes an 
alarming trend of income disparity that starts to divide the city into three distinct 
entities: those whose income has increased since 1970 by more than 20%, those 
whose income remained more or less stable and those whose income decreased by 
more than 20%. The spatial representation of these trends clearly indicates that 
the City ofToronto is divided into three distinct cities, with a fast disappearance 
of neighborhoods with predominantly middle income groups and a dramatic in
crease of poor neighborhoods, particularly in the inner suburbs and, at the same 
time, a concentration and consolidation of rich neighborhoods in the inner city 
and selective pockets at a few other places throughout the city.

These trends can be seen as the result of what Hackworth (2007) calls the three 
emerging forms of a neoliberal spatial fix’: the relationship between (1) continued 
rapid suburban growth, (2) a volatile decline and disinvestment in the inner sub-

f
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urbs, and (3) considerable inner city reinvestment, often in the form of gentri
fication. These simultaneous processes are at the core of Torontos socio-spatial 
transformation: the increasing urban poverty in the new zones of disinvestment, 
the inner suburbs, is closely linked to the increasing wealth in Toronto's inner 
city. Thus, we will take a doser look at contemporary processes of gentrification 
and the ‘new face’ of Toronto’s inner city, which has significantly changed since 
the mid-1990s. We will start with a general discussion of gentrification and sug
gest that the condominium tower is a new form of gentrification. Then, we will 
analyze some of the policies and reports that are relevant for current urban de
velopment in Toronto. This will be followed by a discussion of the findings of a 
study done by the City ofToronto on inner city dwellers. We will conclude with a 

remark about Toronto’s strategy to allow massive, homogenous formscautionary
of condominiums in the inner city without developing strong instruments that 
would help to diversify the socio-economic composition of Toronto’s inner city.

Gentrification in Toronto
The field of gentrification research has its roots in Ruth Glasss observation of 
socio-spatial transformations in Londons inner city in the 1960s (Glass 1964). 
Her account provides a ‘classic’ definition of a process that became known as 
gentrification—the transformation of working-class neighbourhoods into middle 
and upper-class residential neighbourhoods through reinvestment and stresses 
gentrificarion’s undercurrent class character as well as its negative impact on low 
income communities. Since then the concept of gentrification has become more 
elaborate. No longer is it only about the upgrading of individual houses that leads 

gentrification but the process per se has become more complex:to

How in the larger context of changing social geographies, 
distinguish adequately between the rehabilitation of nineteenth-century 
housing, the construction of new condominium towers, the opening of festival 
markets to attract local and not so local tourists, the proliferation of wine 
Hrs—and boutiques for everything-—and the construction of modern 
and postmodern office buildings employing thousands of professionals, 
all looking for a place to live? (Smith 1996,39, emphasis added)

are we to

Because of its complexity and its various forms, researchers around the world 
have tried to excavate the specificities of various forms of gentrification. For the 
purpose of this paper the concept of ‘new-build gentrification is of particular 
interest to us (Davidson and Lees 2005). It includes a range of building types, 
for example townhouses and condominiums, as well as new-build in-fills closer 
to the core (Cameron 2003; Hackworth 2002; Mills 1988, 1989, 1993; Rose
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2002; Slater 2004; Zultin 1991). With it also came a plethora of terms: ‘re-gen- 
trificarion, ‘super-gentrificarion’ or ‘financification’ describing processes in neigh
bourhoods that had experienced earlier waves of gentrification (Lees 2000, 2003; 
Hackworth and Smith 2001; Butler and Lees 2006); the ‘studentification’ of par
ticular neighbourhoods in university towns (D. Smith 2002); and the ‘tourist 
gentrification’ of the French Quarter in New Orleans (Gotham 2005). As David 
Ley (1996, 34) reminds us, we need to widen rhe definition of gentrification to 
include “renovation and redevelopment [...] on non-residential sites” occurring 
in areas zoned for commercial, retail and even industrial uses.

While its processes were initially identified as small pockets of reinvestment 
in larger cities, such as London, New York, San Francisco and Toronto, gentri
fication now has become not only a global phenomenon (Atkinson and Bridge 
2005) but also has spread outwards, including suburban and rural regions (Caul
field 1994; Parsons 1980; Phillips 1993; Smith and Phillips 2001). With ail this 
reinvestment into the built environment over the past three decades, Wyly and 
Hammel (1999) suggest that one should revise Berrys famous maxim (1985) 
describing gentrification as 'islands of renewal in seas of decay’ into its opposite: 
‘islands of decay in seas of renewal.’

Towards the end of the 1990s a massive wave of capital reinvestment in inner 
cities caused accelerated geographic expansion of gentrification processes. This has 
been described by Hackworth and Smith (2001) as post-rcccssion or ‘third-wave’ 
gentrification and is characterized as follows: (1) it has expanded within both the 
inner-city neighbourhoods that had experienced earlier waves of gentrification as 
well as within neighbourhoods that are located beyond the immediate core; (2) 
larger developers are becoming involved in gentrification processes due to restruc
turing and globalization in the real estate industry; (3) resistance has declined as 
the working class is continuously displaced from the inner city; and (4) the state 
has become more involved in the processes than before (see also Hackworth 2002; 
Smith and Defilippis 1999). The last point has particular relevance for Toronto 
where, over the past few years, the rewriting of policies and vision statements are 
facilitating processes of gentrification (Lehrer 2008). In this understanding, and 
thanks to Richard Florida’s increasing influence in Toronto, the ‘creative class’ 
(Florida 2002) has been put forward as the ideal model of a burgher who needs 
specific urban environments in order to be attracted to, and to remain located 
in, Toronto. This led to a plethora of activities that supporr, directly or indirectly, 
processes of gentrification. Toronto's long collaboration with non-profit organiza
tions such as Artscape,1 which has become a veritable developer of arts districts 
and live/work experiences for artists over the past twenty years and which is cur
rently one of the most pronounced voices of the creative city approach, consti
tutes Toronto’s own local version of creativity-inspired gentrification as a new 
global urban strategy.2

1
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Toronto is not alone in its attempt of using local neighbourhoods as place 
marketing strategies in order to compete for capital investment, tourists and cre
ative workers' (Atkinson and Bridge 2005). The relationship between promot
ing arts districts and gentrification processes has already been reported since the 
1980s (Deutsche and Ryan 1984; Zukin 1982; for a more recent example see 
Pasquinelli forthcoming). What is more strategic now is the wide use of cultural 

order to attract and retain investors as well as the new middleurban policies in _
classes; branding exercises and place making via flagship projects are part of this 
new urban strategy (Cochrane 2007). Therefore, gentrification has turned into 
a ‘global urban strategy’ (N. Smith 2002) and is closely connected to neo-liberal 
inspired urban policies, often materialized in form of revanchism (Smith 1996) 
that ensures the taming of targeted neighbourhoods, making urban space safe, 
clean and secure for real estate capital, investors and the new urban middle classes 
(Kipfer and Keii 2002, 237). The result, as Davidson and Lees (2005) point out, 
is a ‘blueprint that is being mass-produced, mass-marketed and mass-consumed 
around the world. This ‘blueprint’, we argue, has taken yet a new shape in the 
form of new build, residential high-rise condominium developments in Toronro,

and elsewhere.
The recent growth of new build, inner city residential development in the 

form of condominium high-rise towers illustrates the massive reinvestment of 
productive capital into the ‘secondary circuit’ (Harvey 1978) since the late 1980s 
and early 1990s recession. This condofication’ ofToronto’s inner city, we suggest, 

be understood as the latest phase of gentrification in Toronto.can

Gentrification and Urban Policy
The state is the nurse that nourishes capitalism from disease to disease, 
guaranteeing its survival, but does not heal the wounds it invariability 
inflicts. But the good nurse is ‘flexible; (s)he finds endless new ways to 
facilitate investment and capital accumulation. (Moulaert et al. 2001, 101)

Toronto’s condominium boom needs to be understood within the context of 
a number of new municipal and provincial policies, aiming to redirect growth 
to already built-up areas, transforming inner city brown field sites, rejuvenating 
social housing complexes and intensifying the existing urban fabric. Such urban 
intensification is regarded as a healthy, sustainable and efficient form of managing 
existing and projected population growth in Toronto as well as the Golden Horse
shoe area. Equally Important are attempts to link the production of Toronto’s in
ner city housing and the need for workers in the knowledge-based economy. Over 
the past few years a good number of reports have been produced that speak to the 
need for strengthening the creative industries and their workers.
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The approval of Toronto’s Central Area Plan in 1976 (City ofToronto 1975) was 
a first in the reorientation of real estare investments towards the city center; and 
it was very different from the centrifugal postwar ‘spatial fix’ that let to the sub
urbanization of production and reproduction. It demonstrated a commitment to 
expand Toronto’s finance, insurance and real estate industries and it laid the foun
dation for larer planning proposals in response to both the real estate slump from 
1989/1990 and the economic and political restructuring that heralded Toronto’s 
process of‘going global’ (Todd 1995). This policy shift away from the traditional 
blue-collar jobs, that once had made Toronto rhe industrial heart of Canada, and 
its commitment for a presence of working class residents in the core, happened at 
the same time as the St. Lawrence Neighborhood was bulk. A mid-rise large-scale 
development that provided a range of housing types—public, coop and private— 
is arguably the most successful mixed-income housing complex in Canada (Grant 
2006; Hulchanski 1990). However, with cuts in federal housing support in the 
1980s, and provincial cuts in the 1990s (Bourne 1986; Keil 2002; Shapcort 2001; 
Wolfe 1998), this successful example remained unique. Without a strong com
mitment from the provincial and federal governments, the City ofToronto had 
to leave it up to the private seccor. With their dislike for less profitable mid-rise 
housing structures, developers prefer almost exclusively high-rise condominium 
buildings. This explains ro a certain degree why we find so many proposals for 
condominium towers in Toronto’s attempts to redevelop and intensify.

In 1994, then mayor Barbara Hall chose the old industrial district at King 
Street West and Dufferin Street, (known and marketed today as Liberty Village) 
(Wieditz 2006, 2007; Catungal et al. 2009), as the backdrop for her news confer
ence to outline her new economic development policies that aim at the speedy 
conversion of industrial buildings for residential and mixed uses (Armstrong 
1994; Chung 2004). Strategically staged, Halls announcement signaled a shift 
towards urban policies that were seen by Toronto’s business elites as proactive, 
entrepreneurial and a stimulant for local economic development: “Even if it fails 
to live up to its considerable promise, it vaults Toronto right back into the front 
rank of creative urban policy making” (Barber 1995). In the following years and 
under Toronto’s chief planner Paul Bedford two industrial areas east and west 
of Toronto’s Centra! Business District—King and Spadina as well as King and 
Parliament—were rezoned to allow mixed uses. According to one local developer, 
the deregulations of local zoning bylaws by the City of Toronto “made everything 
easier, it opened up the whole area” (John Berman quoted in Sewel! 1998). Com
bined with the weakening of rent control by the decisively neoliberal provincial 
government under then Progressive Conservative leader Mike Harris (Keil 2002) 
the area was prepared for higher and better uses. Property owners charged 
regulated rents and often did not renew leases for small businesses and low-income 
tenants. In the following years, reinvestment in the form of loft conversions and
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residential condominium developments augmented property values in the areas 
{Blackwell 2006; Walks and August 2008). Although it is always problematic to 
pinpoint the origin of a process down to a certain event, Halls announcement 
can be interpreted as an important symbol in sparking a renewed, post- 
real estate interest in Toronto’s inner city. It demonstrates a new emphasis on the 
(re-)creation of markets in the inner city, and the reintegration of former Fordist 
areas into the circuits of the global economy. The renaissance of the two Kings 
was considered a success, and the recipe—deregulation of zoning.

With Toronto’s amalgamation in 1998, the City needed a new Official Plan 
well as a new outlook on economic, social and cultural objectives. Under the 

umbrella of City Councils Strategic Plan' a whole range of reports was prepared. 
The City embraced a more entrepreneurial stance, using its financial deficit as 
the key argument to facilitate and enhance the private sectors influence in city 
building processes. Toronto’s urban entrepreneuriallsm found its expression in 
urban policies that ever more tightly integrated real estate interests into policy 
documents, hoping to reposition Toronto within the global economy (Keil 2002). 
In this context, processes of gentrification were seen as positive for urban de
velopment, cleaning up the inner city and reintroducing spaces of consumption, 
luxury housing and new economic uses. These soft urban policies often munici
pally managed’ (Slater 2004), would allow a socio-economic upgrading of entire 
neighbourhoods, and therefore became a means for transforming Toronto into a 

global city.
Following Toronto’s amalgamation, an economic analysis was carried out by an 

international team of experts in consultation with private sector businesses, labour 
and community leaders with the objective to evaluate the economic competitive- 

of Toronto’s key exporc clusters and to compare its economic performance 
against other leading international cities. This benchmark exercise resulted in To
ronto Competes: An Assessment of Toronto’s Global Competitiveness (ICF Consulting 
2000), an economic ‘internationalization strategy’ (Clark 2007) geared towards 
facilitating Toronto’s process of going global’ (Todd 1995) and consolidating its 
place among other global cities. Based on the experience of domestic and inter
national private sector leaders and their investment decisions, it outlines carefully 
planning and decision-making in line with market realities and champions 
the private sector in taking on a leading role in adjusting Toronto s economy. It 
stresses the importance of investments from all levels of government, while, at 
the same time, it highlights the need for “institutional changes , especially in the 
form of public-private partnerships (ICF Consulting 2000, 57, emphasis origin
al). Though mentioning new media and knowledge-based industries regularly, a 
creative city rhetoric was still absent in Toronto s policy environment at that time. 
This report, however, plants the seeds for the future transition ofToronto s urban 
policy regime from policies focusing on traditional forms of urban entrepreneur-
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ialism’ (Harvey 1989) and boosterism into the yet to be developed, creative-city 
inspired policies that come to dominate todays urban planning and policy en
vironment (Peck 2005). To firmly include the private sector, and particular, the 
property development industry in Toronto’s economic development strategy, the 
report identifies the global knowledge-based economy as a significant area for 
future economic growth and develops strategic linkages “between economic de
velopment and planning" (ICF Consulting 2000, 66). For the purpose of our 
argument, we will focus on two of these linkages in more detail.

(1) Reurbanization is singled out as an essential strategy for a continued 
economic success in the global, knowledge-based economy. While reurbaniza
tion generally entails “attracting additional population and jobs to locate within 
the City”, the report stresses the importance to attract not just anybody to lo
cate within rhe City, but “highly skilled, innovative and entrepreneurial know
ledge workers [which] are much in demand and highly mobile”. This fastidious 
labour force needs to be attracted through “a unique city that cannot be found 
elsewhere”, “a city with low crime rates” and a “vital arts and cultural scene, and 
through the production of high quality urban amenities such as shopping and 
restaurants” (ICF Consulting 2000, 67-68).

(2) Housing policy is another key linkage between economic developments 
and planning in Toronto’s reurbanization strategy. The report states that “the avail
ability of appropriate housing is an important factor in ensuring a labour force 
with the needed knowledge-economy skills. Providing the right kind of housing 
in the right location [...] the availability of affordable, funky downtown hous
ing and loft units [...] can play a key role in economic development. [Housing 
policy] must create an appropriate mix of housing, in terms of type and location 
geared to attract and retain the knowledge-economy workforce that drives the 
City’s economy.” While reurbanization and housing strategies are clearly aimed at 
attracting a very particular segment of incoming residents, namely “high-skilled, 
innovative and entrepreneurial knowledge workers," it is important to note that 
the report highlights that housing policy might also be applied “to mitigate the 
potential of increasing spatial polarization within the City” by aiming to ensure 
mixed household types and mixed housing types at the local level (ICF Consult
ing 2000, 67-69, emphasis added).

Based on the results of the previous report, the City ofToronto published the 
Toronto Economic Development Strategy (City ofToronto 2000). Its main objective 
is to reconcile livability and quality of life with economic growth and competi
tiveness, and it implies that economic growth would result in high quality jobs, 
wealth and investment for all Torontonians and thereby secure the fiscal well-be
ing of the City. It identifies processes of revitalization as “strategic directions” and 

‘action areas” aiming at the competitive repositioning of the newly amalgamated 
City of Toronto within a global space of accumulation, by creating ‘“develop-

i
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ment ready’ sites as a catalyst to attract new investment in targeted revitalization 
areas [and toj work with privare sector partners” (City ofToronto 2000, 76, 93). 
Two objectives stand out: (1) stimulating investment through renovation, renewal, 
new development, and infrastructure improvement in already existing neighbour
hoods; and (2) improving Toronto’s business climate by creating an environment 
in which "businesses feel welcomed, appreciated, and recognized as the principal 
generators of employment and wealth (City ofToronto 2000,87). Thus, private 
sector real estate investments in the inner city become an integral part of Toron
to’s competitive repositioning.

Toronto's Culture Plan for the Creative City (City ofToronto 2003) incorporates 
culture as an economic development strategy (e.g. Scott 2008, Florida 2002) aim
ing to promoting Toronto’s ‘cultural capital’ to further private economic interests, 
albeit with a promised trickle down effect to low-income youth and Toronto’s 
elderly. It stresses a distinct departure from Torontos past as a manufacturing 

(and with it, from the working class history of the city): “once upon a time, 
Torontonians laboured with their hands” and announces the arrival in a

center
most
post-industrial rime: today, "Toronto works with their minds” (City ofToronto 
2003, 5). It shows how culture, arts, heritage, as well as ethnic diversity are being 
absorbed and commodified under neoliberal conditions, into a marketing strat
egy (hat strives to demonstrate Toronto’s uniqueness to the world while, ironically, 
replicating and following the entrepreneurial strategies of ocher urban govern* 

around the world. Toronto’s future, so the report says, depends on the 
money made available to support its culture and arts scene. No other proclama* 
tion reappears more frequently than the fear provoking statement that Toronto 
is already losing out to its direct competitors, such as New York, San Francisco, 
Paris, Madrid and London, in funding the arts and attracting global (media) at
tention and "the kind of people Toronto wants to attract (City ofToronto 2003, 
1). The document implies that only the strategic commodification of culture and 
ethnic diversity can possibly prevent Torontos bleak future of falling behind other 
global cities. Although not providing any further details, this document high
lights that arts, culture and heritage will play “much more than supporting roles 
in Toronto’s intensification” (City ofToronto 2003, 5)- One way in which the arts 
can be used to facilitate urban development in Toronto is through Section 37 of

meats

the Planning Act.
Section 37 of Ontario’s Planning Act is often used by developers of condo

minium projects to provide public art in exchange for added density and height 
(Devine and Casgrain 2008). The key argument in favor of Section 37 agreements 
between the City ofToronto and private sector developer is that it allows com
munities ro benefit from developer activities, mainly through financial contribu
tions that are reinvested into the neighbourhood. The specific provisions set out
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in the Section allow a municipality to permit zoning density increases in return 
for community benefits in the form of park land, public art, daycare centres, street 
improvements or cash-in-lieu (Down 2008).

Since 1998, developers that required density bonusing have paid the city a 
total of S35-million in Section 37 agreements (Lorinc 2007), most of which, ac
cording to Jane Purdue, Toronto’s public art coordinator, ended up providing 
community benefits in the form of public art (MacKinnon 2009). While ideally, 
the Section 37 money should be used to benefit the community in the direct 
vicinity of the new building, Section 37 does not specify its geographical bound
aries which means that funds collected in one part of the city might be used in 
another (Lorinc 2007). One example of this is the transformation of Toronto’s 
Wychwood Barns, a former street-car repair barn, into a live-work artist hub by 
Toronto’s Artscape organization, funded through density bonusing fees taken 
from a 22-storey condominium development located six blocks away (Lorinc 
2006). Often described as cheque book planning’ or ‘lets make a deal planning’ 
(Scrivener 2007), Section 37 can be criticized for its broad, non-specific nature 
that allows for much interpretation. While the City of Vancouver, for instance, 
poses very strict regulations on developers in terms of, for instance, providing 
affordable housing (Leo and Anderson 2006), Toronto effectively reduced and 
removed restrictions on developers with the introduction of Toronto’s new Of
ficial Plan (see below) in an effort to attract private sector real estate investment. 
Section 37 agreements, which could be used for a strict provision of affordable 
housing in Toronto, are used to provide art and park space rather than commun
ity centres and affordable housing, as the former more likely enhances developers 
property values (Duncan 2005). Toronto's Culture Plan for the Creative City (City 
ofToronto 2003) shows that supporting arts and culture is recognized to further 
Toronto’s urban renaissance. The application of cultural policies, in combination 
with Section 37 agreements, has become one key tool in the armory of place pro
motion that shades uneasily into processes of gentrification. In that sense, rather 
than playing a “supporting” role, as indicated in the Toronto's Culture Plan for the 
Creative City (City ofToronto 2003, 5), the role of arts and culture has become, 
much rather, a facilitator in the intensification, and by implication gentrification, 
of Toronto’s inner city.

The Agenda for Prosperity (Toronto Mayors Economic Compeuveness Advis
ory Committee 2008) refined and replaced the Toronto Economic Development 
Strategy (City of Toronto 2000) as the most current document that outlines To
ronto’s economic development strategies. In tandem, the City released its Creative 
City Planning Framework (Authenticity 2008) stating that “Toronto’s success and 
the momentum builr over the past several years did not just happen, it is the 
result of strong plans and policies, as well as will and determination.” In otder to
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move Toronto from the cusp of becoming a world city to being a world city the 
report demands even “more flexible and responsive municipal planning systems 
and capacities to cut through administrative silos and layers of bureaucracy ” It 
celebrates the deregulation of the Two Kings as a success story that had turned 
the area into “a thriving, distinctive, authentic neighbourhood [..] including 
multimedia entrepreneurs, artists, high-end services and live-work condos” and 
ir promotes “the generation of new ideas and the translation/commercialization 
of these into new products, services and experiences” as the primary source of 
economic wealth creation in todays economy. It further declares the production 
of “vibrant, authentic places” as “critical to attracting the best talent in the world.” 
While not mentioning the necessity to keep real state values low in order for cer
tain industries and income groups to remain in Toronto’s inner city, it promotes 
tools, such as tax increment financing, to fund developments “based on projected 
revenue from uplifts in property value” (Authenticity 2008, 3-6). In addition, 
it states that “returns from creative policies, partnerships or projects can be calcu
lated in greater asset and property value, higher revenue, stronger quality of place, 
smarter and more sustainable processes and technologies and more inclusive so
cial practices and outcomes" (Authenticity 2008,18). With this the Creative City 
Planning Framework, created by a third party consultancy, not only appears to 
be a promoter of forms of gentrification but it also introduced Richaid Florida’s 
language of the creative city into Toronto’s economic and cultural planning docu
ments. We suggest, therefore, that by 2008 Toronto had subscribed to a planning 
regime that embraces the ideology of the creative class.

All these previous reports need to be seen in relation to planning policies as 
they are defined on the municipal and provincial level. The most important docu
ment for planning practice in contemporary Toronto is its Official Plan (City of 
Toronto 2002),4 which lays out a coordinated approach to re-urbanization and 
intensification through redevelopment of land within the existing urban fabric. 
The Official Plan has been developed in conjunction with the overall economic 
development strategy for the City ofToronto and City Councils Corporate Stra
tegic Plan, and stresses the overarching significance of entrepreneurial ism and 
competitiveness in framing current planning discourses. This plan does not entail 
any specifics of previous official plans, such as building codes and zoning bylaws. 
Rather, it reduces bureaucratic ‘red tape’ through the provision of a broad vi
sion that speaks the language of urban reform-—vibrant neighbourhoods, public 
space, quality of life, liveability etc.-—but these are generally open to interpreta
tion and emptied of their redistributive content (Kipfer and Keil 2002, 249). 
It identifies particular areas as key sites capable of accommodating much of the 
above-mentioned growth and intensification, among them avenues, employment 
districts, several nodes or centres across the city, and the city’s downtown and cen
tral waterfront area. Growth and intensificadon via private sector investment is
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sold as a ‘smart growth’ strategy capable of reducing urban sprawl and enhancing 
Toronto’s environmental sustainability. As an ecological modernization strategy, 
the Official Plan promotes private sector entrepreneuriaiism as the solution to 
environmental problems, without any reflection of the plans possible negative 
implications (Bunce 2004). In the absence of a substantive affordable housing 
strategy, for instance, redevelopment, growth and intensification will likely lead 
to rising property and rent values and therefore, as some observers have warned 
us, Official Plan policies likely lead to displacement and gentrification (Blackwell 
and Goonewardena 2004).

Legally above the Official Plan for Toronto stands the Provincial Policy State
ment (PPS), which provides policy directions related to land use planning and 
development. In its most current version from 2005, it focuses particularly on the 
growth, vitality and regeneration of settlement areas and suggests an intensifica
tion of already built-up areas as well as a redevelopment of brownfields (Ontario 
Ministry of Municipal Affairs and Housing 2005). It redirects growth towards 
settlement areas and prescribes the intensification of such areas as economically 
and environmentally sustainable form of land use. Since 2005, all locally gener
ated Official Plan policies have to be ‘consistent with’ with the directions of the 
PPS, thus municipalities, such as the City ofToronto, need to follow the policy 
directions of the Province.

The Places to Grow Act (Ontario Ministry for Public Infrastructure and Re
newal 2005), also a provincial level document, provides the legislative framework 
for the Growth Plan for the Greater Golden Horseshoe Area (Ontario Ministry for 
Public Infrastructure and Renewal 2006). This policy document presents addi
tional, and more region-specific directions for where and how to grow within 
the Greater Golden Horseshoe. It gives a further legitimization for the inten
sification of Toronto’s inner city through condofication by using arguments of 
sustainability and the need to curb urban sprawl in order to remain competitive 
with other city regions.

These policies are intended to steer growth away from greenfields while in
creasing density in already built-up areas with the goal of making urban areas 
more diverse and more sustainable. These are laudable goals. However* unintend
ed consequences of this redirection of growth are that certain areas are exposed to 
tremendous development pressure, as intensification leads to an increase of real 
estate value with the result that people who depend on affordable housing are 
pushed out due to rent increases or demolition of existing and affordable housing 
stock, all the while industries that rely on a low ground rent are forced to relocate. 
The withdrawal of the federal government from social housing as well as the reluc
tant position of the provincial government does not help in counteracting these 
negative effects. By now there have been a number of studies that steer our atten
tion to the socio-economic transformation ofToronto, and can be linked to these
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policies. Without strong policies and financial commitment in place that support 
housing for low income people and production sites for marginal industries, pro
cesses of gentrification will increase throughout Toronto.

Profile of Toronto’s Condofiers

Over the last few years, a number of reports produced by government agencies, 
institutions and community groups address the recent socio-economic transform
ation ofToronto. These reports allow some preliminary comments on the effect
iveness of municipal and provincial policies for directing growth to certain areas, 
and give us a better understanding of the potential impact the newcomers might 
have on transforming the inner city.

Figure 1; Distribution of Proposed Residential Units in Growth Areas
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Source; City ofToronto (2007a)

In April 2007, the City Planning and Policy Research Unit released the report 
Profile Toronto. How Does The City Growl1 (City ofToronto 2007a), focusing on 
the inner core of the city and the physical aspects of its growth and development 
patterns from 2002 to 2006. This report confirms that Toronto is on track to 
accommodate the forecasted residential growth as suggested by the Official Plan 
(see Figure 1). The report illustrates that in downtown Toronto alone, 17,000 new 
housing units were built, between 2002 and 2006, thus 25% of residential growth 
occurred on only 3% of the City’s land area (City ofToronto 2007a). Together 
with the central waterfront, Toronto’s downtown accounted for the majority of 
residential growth in the form of high-rise condominium buildings (see Figure 2).
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Over the last 30 years, the downtown population grew by 65% with the largest 
increase occurring between 2001 and 2006 (over 14,800 people). With another 
155 projects—or an additional 39,000 units—reurbanization has continued (City 
ofToronto 2007a), but first signs of the global financial crisis slowing down the 
building boom (Hanes 2009; Kuitenbrouwer 2009; Mart 2008; Wong 2008).

I

Figure 2: Height of Proposal Residential Buildings in the Growth Areas: City 
of Toronto 2007
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The City ofToronto City Planning and Policy Research Unit released the study 

Profile Toronto: Living Downtown in October 2007. Its focuses on analyzing the 
effectiveness of the links between quality of place’ and workers in the ‘new econ
omy’ by utilizing 2006 Census data for understanding the demographic compos
ition of the downtown dwellers. The outcomes are not surprising: condofiers tend 
to be young (between 20 and 40 years of age); highly educated; couples or singles 
without children; full-time employed; they live in close proximity to work; earn 
above average household incomes; and are likely to own their bachelor ot one to 
two bedroom units. The survey component of this study shows that condofiers 
were attracted to the area by aspects of an urban lifestyle,’ such as the proximity 
to work/school, public transit, entertainment and shopping. The report indicates 
that economic planning policies with the objective to attract young urban profes
sionals to Toronto’s inner city were successful; that marketing strategies that sell 
the inner city as an urban lifestyle experience and as a place to ‘live, work and play’ 
have been a fruitful approach in luring the ‘right kind of people,’ the white-collar 
workforce that has been envisioned in economic and cultural planning documents 
(City ofToronto 2000; 2003), to Toronto’s inner city. Moreover, it reconfirms to 
city planners that the City ofToronto has been acting in the Tight way,’ promot
ing sustainability’ through intensificadon, closely following the policy directions 
as they are laid out in provincial planning documents.

Not only is the City interested in finding out how the new Official Plan and 
other guiding principles for urban growth are working ‘on the ground’ but also
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community-based organizations who have a long-term history of social service 
provision in inner city neighborhoods. One of these not-for-profit organizations 
is St. Christopher House, which “is concerned with the proliferation of 
condominiums in their catchment area. Central to this concern is the difficulty 
of integrating condo in-movers with the existing community.” They are worried 
that “this type of conflict is likely to happen repeatedly throughout Toronto, 
the new Official Plan unfolds and neighbourhoods intensify" (St. Christopher 
House 2005, 3). While overall the study came to similar results as the Profile 
Toronto: Living Downtown study in 2007, it also addressed the problem that 
"condominium residents could potentially view the activities of government 
differently than other community residents with serious implications for the 
overall community, especially one which has an identified need for social service 
delivery to its constituents” (St. Christopher House 2005, 10). This would mean 
that social service provision for low-income groups would not find the political 
support that it needs and would be replaced by higher spending for crime control. 
The organization also alerted to the likelihood that due to their higher buying 
power and life style, condo-dwellers will change the existing retail and commercial 
composition of downtown neighborhoods in which they reside as they demand 
more value added services and products. Thus, many of the existing businesses 
and services that cater to lower income residents and communities will be under 
displacement pressure. The study was prompted by the conflict surrounding 
long standing social service institutions in a downtown neighborhood subject to 

gentrification pressures through the influx of residential condominium 
buildings and residents, incoming residents had expressed opposition to 
community services for fear of safety and a concern of property values in this 
particular neighbourhood. The report found that condominium residents have 
disproportionately high incomes and a substantial amount of spare rime available 
in comparison to the existing residents in downtown neighborhoods. The report 
concluded that this makes them well suited to volunteering and thereby serving 

a valuable resource in existing downtown communities, a resource that should 
be used to build bridges among existing communities and incoming residents. 
This integration strategy could shatter myths and help build strong relationships 
among old and new residents in Toronto’s downtown neighborhoods.

The Looming End of Toronto’s Condofieation?

The concept of gentrification has undergone many mutations since Ruth Glass’ 
original description of processes of displacement in the mid 1960s. No longer is 
it only about reinvestment into already existing, yet, devalued, building stock. It 
is equally about what in policy language often is referred to as urban renaissance 
(Porter and Shaw 2008): a concerted effort from all level of governments, com
bined with the interest of the private sector, to reinvest in underused areas in the
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inner city. Toronto’s newly built condominium towers are in this context just as 
much a form of gentrification as its more traditional spatial expression. While in 
most, but not all, cases they were huilt on former industrial lands, and thus, as 
some would argue, this type of development doesn’t qualify as gentrification, they 
have the effect of changing the surrounding neighborhood through the social 
practices, politics, and economic buying power of their inhabitants.

It is a fine line between growth and gentrification, and as we tried to demon
strate, the policy arena provides a language and conceptual thinking that is geared 
toward urban growth that can easily take the form of gentrification, displacing 
entire populations, services and jobs from the newly re-valued places. While one 
can find lip service in some of the documents, none of them addresses this prob
lem upfront. Growth in the inner city, we suggest, is largely the result of the de
regulation of zoning by-laws and the reduction of bureaucratic ‘red tape’ for the 
development industry following the economic downtown of the late 1980s and 
early 1990s. Toronto’s new Official Plan, in combination with the recent provin
cial shift in emphasis on the significance of reurbanization and intensification for 
the economic well-being of the Province of Ontario as expressed in the Provincial 
Policy Statement and the Growth Plan for the Greater Golden Horseshoe, are the legal 
frameworks within which this new form of gentrification takes place.

Although we are aware of the different types of bias introduced by using age-, 
occupation-, education- and household income-based data to qualify the incom
ing population as gentrifiers, we argue that these indicators still represent essential 
elements in defining and assessing gentrification processes. Thus, the data pub
lished in Toronto’s Living Downtown report (City ofToronto 2007b) convincing
ly reveals gentrification processes at work, on a scale that rapidly changes the face 
of Toronto’s inner city; the results from the Centre for Urban and Community 
Studies (Hulchanski 2007) confirm this trend and describe the City ofToronto 
as divided into three distinct pans. The concentration of poverty within Toronto’s 
inner suburbs goes hand-in-hand with the consolidation of rich neighborhoods 
in the inner city. Incoming condominium developments play a significant role 
in this trifurcation of Toronto’s socio-economic landscape that, as we suggest, is 
indirectly facilitated by provincial and municipal planning policies. In addition, 
it illustrates that specific urban policies in combination with a general upswing 
of the wider economy can produce a state-facilitated and market-led landscape 
of condominium towers that permanently alters the socio-spatial and political 
landscape of Toronto’s inner city.

Given the immaculate, yet discrete integration of gentrification into Toronto’s 
urban policy documents and the wider recognition of the significant role gentri
fication plays in connecting Toronto’s inner city to global economic and cultural 
circuits, it is hardly surprising that Toronto’s condominium boom—the condofi
cation of Toronto’s inner city—can thus be regarded as a form of gentrification.
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The economic recession caused by the US subprime mortgage crisis might 
sJow down or even halt the 11-ycar long steady condofication of Toronto’s inner 
city. This would allow a rethinking of the current policy documents with their 
unintended consequences of urban spatial segregation and displacement of not 
only low-income people bur also of services and forms of employment that cant 
survive in an environment of high land values (Lehrer and Wieditz in print). We 

gly recommend that gentrification needs to be recognized by the City of 
Toronto as a socio-spatial process that is highly unsustainable and socially unjust. 
It needs to be understood not only as an unfortunate by-product of market-led 
and state-facilitated development in Toronto’s inner city (and beyond), but as an 
integral part of Toronto’s planning and policy regime. For a city that praises itself 

multicultural, divers and inclusive city, current socio-spatial trends suggest 
that Toronto’s inner city has become increasingly homogenous, less diverse, less 
multicultural, highly exclusive and thus only accessible to higher income groups, 
who happen to be mostly white. AIrhough it facilitates private sector real estate 
investment, Toronto’s currenr policy and planning regime undermines many of 
the ‘official’ goals and objectives oudined in Toronto’s Official Plan.

Any future review of Toronto’s Official Plan policies has to entail a critical 
reflection of intensification policies in relation to gentrification, social 
ability and inclusivicy. Toronto’s commitment to diversity needs to be fostered 
and not displaced. We strongly suggest that anti-gentrification policies, which 
used to exist in Toronto during an arguably more socially progressive period of 
city building and neighbourhood planning in the 1970s and early 1980s, need to 
be incorporated into Toronto’s Official Plan policies.
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Notes
1 Inspired by Minneapolis-based Anscape, which since 1979 started to renovate 
warehouses, schools and factories as live-work spaces, the former Toronto Arts 
Council set up a similar enterprise in 1985 (Conlogue 2000).
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2 Ironically this new urban strategy reduces affordable rental space in general and 
the availability of studio spaces in particular (Wieditz 2007).
3 Ihe Strategic Plan is the outcome of City Council s approval of a strategic plan
ning process in October 1998. It sets out Councils strategic agenda, includes its 
vision for post-amalgamated Toronto and guides all other planning initiatives. 
(http://vmw.toronto.ca/strategic_plan/overview.htm, accessed Feb 10, 2009).
4 Toronto’s Official plan was adopted by Council in November 2002, with some 
parts being outstanding due to appeals at the Ontario Municipal Board (OMB). 
Approved in part, with modification by the OMB, in June 2006 and further ap
proved by the Board in September 2007-
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Chapter 1: Introduction

Fresh fruits, vegetables, and whole grains are all essential parts of a

healthy diet, but what if they were inaccessible? In the United States, 23.5 million

Americans live in an area without access to fresh foods, also known as food

deserts (Food Research and Action Center 2011). The USD A defines a food

desert as, “a part of the country vapid of fresh fruit, vegetables, and other

healthful whole foods, usually found in an impoverished area...largely due to a

lack of grocery stores, fanners’ markets, and healthy food providers” (The

American Nutrition Association 2011). Food deserts have been associated with

many different health problems including obesity, high-blood pressure, diabetes,

and heart disease, and are overwhelmingly located in low-income, minority

neighborhoods (Bader et al. 2010).

While it seems as though building a grocery store would be an obvious

solution to eliminating a food desert, researchers (Sullivan 2007; Sullivan and

Shaw 2011) have suggested that adding grocery stores to low-income areas may

actually do more harm than good for the long-standing residents of these urban

neighborhoods, especially if the grocery store is high-end. While the spatial

access to fresh foods is a key element when studying food deserts, there are also

economic and cultural factors that are essential in understanding food deserts in

redeveloping neighborhoods.
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In recent years, many American cities have undergone the process of

gentrification, or redevelopment of low-income, urban neighborhoods to attract of

middle-class, white populations to these areas. Due to a high demand from the

newcomers, grocery store chains have begun opening in places that were

previously labeled as food deserts. Although it seems like the elimination of food

deserts would be a positive outcome of gentrification, the revitalization of these

poor neighborhoods has actually created “food mirages,” or areas “where

groceries are close but still not affordable or culturally acceptable” (Newkirk

2014). In these gentrifying areas, the needs and wants of the long-standing

residents have been ignored, and the area essentially becomes an invisible food

desert. Although a grocery store might be desperately needed in an area, the

opening of a high-end grocery store in a low-income urban neighborhood may

make the long-term residents feel uncomfortable in shopping there or they may

not be able to afford to shop there at all.

Statement of the Problem

In Washington, D.C., many of the city’s low-income neighborhoods are

undergoing redevelopment efforts which have led to new amenities, apartment

buildings, and businesses. In the rapidly gentrifying neighborhood of Shaw/U-

Street in Washington D.C., the area has gained two new grocery stores within the

last fifteen years: Whole Foods Market and Trader Joe’s. Both of these grocery
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stores emphasize healthy lifestyles as well as promote products that are organic,

local, and sustainable. While these sound like positive improvements to an area

that did not previously have a grocery store, previous research would suggest that

the development of these two grocers are doing more harm than good for the

long-standing residents of Shaw/U-Street because they have created areas that are

known as “food mirages.

Purpose of the Study

Because previous studies have shown the importance of race and social

class when examining the effects retail gentrification, my research will focus

predominantly on the African American neighborhood of Shaw/U-Street and the

impact that high-end grocers have had on the area. Because the Shaw/U-Street

neighborhood has undergone extreme gentrification within the last twenty years,

my research aims to understand how the long-term residents of the area feel about

the overall gentrification, the grocery stores, and if these new businesses have

impacted their lives. The main questions that my study aims to answer are:

1) How do the long-term residents of the Shaw/U-Street neighborhood

view the new grocery stores in the area?

2) Do the long-term residents of the Shaw/U-Street neighborhood access

and utilize the new grocery stores in the area?
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3) Has the addition of new grocery stores to the Shaw/U-Street

neighborhood benefited the long-term residents in terms of purchasing

healthier food items?

Based on these three research questions, I hypothesize that the long-standing

residents of the Shaw/U-Street neighborhood have a negative view of the grocery

stores, and therefore, they have not experienced a change in food purchasing

habits since the area gained a grocery store because the neighborhood has become

a food mirage. Although fresh food is spatially accessible, these new stores have

made fresh food both culturally and economically inaccessible. For the purposes

of this paper, I have defined culture as being a shared system of beliefs, values,

habits, and knowledge among a specific group of people. Because the long

standing residents of these neighborhood may not share the same beliefs and

lifestyles as the newcomers, the residents could feel culturally isolated from their

neighborhood, including the new grocery stores.

Significance of the Study

While many studies have examined long-standing residents’ opinions on

gentrification and retail establishments, this research will add a much needed

perspective concerning grocery stores—businesses that provide essentials for life.

While my main focus is on how the gentrification process has improved the

residents’ access to healthy foods, my research will also add important
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information about the culture of high-end grocery stores and their effects on low-

income populations. This research is significant because it further highlights the

positive and negative impacts of gentrification as well as the impacts of food

deserts on health. This study will also contribute to the existing literature

concerning gentrification, food access, and urban health.
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Chapter 2: Literature Review

In order to conduct my literature review, I focused solely on articles that

were written since 1995 to ensure that I was using the most recent data. In order

to find my sources, I used George Washington University library’s “search

everything” feature as well as the database JSTOR. I initially started my search on

JSTOR looking for articles concerning food deserts and health. After finding

articles on how to define a food desert and how food deserts can affect the health

of residents in these areas, I began searching for articles relating health and

socioeconomic status, specifically concerning low-income neighborhoods. From

these articles, I searched for phrases such as “grocery store low-income” and

'grocery store gentrification” to build my sections on health, gentrification, and

food access. I found that there was a small return on literature concerning on both

retail gentrification as well as how gentrification may affect residents’ health.

This indicates that there needs to be much further research done in this area, I

hope that this study will contribute to this lack of literature and expand upon this

under-researched phenomenon.

Defining a Food Desert

Since the term “food desert” first appeared in a United Kingdom

government document in the mid-1990s, policy makers, academics, and

community organizers across the globe have increasingly used the term to
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reference areas that lack access to fresh fruits and vegetables (Cummins and

Macintyre 1999). In the United States, the USDA has defined a food desert as, 'a

part of the country vapid of fresh fruit, vegetables, and other healthful whole

foods, usually found in an impoverished area.. .largely due to a lack of grocery

stores, farmers’ markets, and healthy food providers” (The American Nutrition

Association 2011). According to a 2009 USDA report, 23.5 million people in the

United States live in low-income areas that are more than one mile from a

supermarket or large grocery store (Food Research and Action Center 2011).

Numerous researchers have demonstrated the relationship between one’s

food environment and health, and throughout the food desert literature, it is

widely accepted that racial/ethnic minority neighborhoods are disproportionately

affected by increased rates of morbidity, mortality, and adverse health outcomes

associated with living in food deserts (Smoyer-Tomic et al. 2008; Ball et al. 2009;

Bader et al. 2010; Chen 2010). Current research also suggests that low-income

and predominantly African American neighborhoods have greater exposure to fast

food restaurants than higher income neighborhoods (Smoyer-Tomic et al. 2008).

Because residents who live in food deserts have poorer access to nutritious foods,

they typically consume lower amounts of vegetables and fruits and higher

amounts of sugar, salt, and fat than residents who live in non-food deserts (Ball et

al. 2009).
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While it seems as though building a grocery store would be an obvious

solution to eliminating a food desert, researchers (Sullivan 2007; Sullivan and

Shaw 2011) have suggested that adding grocery stores to low-income, urban areas

may actually do more harm than good for the long-standing residents of these

neighborhoods. The construction of a grocery store is typically accompanied by

the construction of other new businesses and amenities, as well as an increase in

white, wealthy residents moving into the neighborhood, creating a disputed space

between the long-standing residents and the newcomers.

Gentrification and Urban Redevelopment

The term “gentrification” was originally coined in 1964 by British

sociologist Ruth Glass to describe the redevelopment changes that she witnessed

taking place in London’s inner city (Lees, Slater, and Wyly 2008). Gentrification

can be defined as, “the transformation of a working-class or vacant area of the

central city into middle-class residential and/or commercial use” (Lees et al.

2008). Within the last twenty years, many American cities have experienced an

influx of upper-income people moving into previously low-income neighborhoods

due to revitalization efforts which have had both positive and negative impacts on

these areas (Hyra 2014).

The idea of neighborhood revitalization is often celebrated by cities

because of the notion that redevelopment and growth will lead to improved
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conditions for all. Many scholars acknowledge that the influx of affluent people to

poorer areas will lead to increases in property values and broadening of municipal

tax bases in cities, while also directly benefitting the poor people within a

redeveloping community (Sullivan 2007; Hyra 2014). Economically, the new and

differing demands from affluent newcomers in an area will likely improve the

types of businesses and services offered in that community as well as attract

greater funding for improved amenities (Hyra 2014). Other researchers (Lees et

al. 2008) also claim that gentrification can make cities more open and inclusive by

creating increased social interactions between differing races and classes which

could potentially lead to employment opportunities for the low-income residents.

While gentrification may create several economic benefits for a city, many

scholars (Hyra 2014; Sullivan and Shaw 2011, 2014) have questioned whether or

not the cultural, social, and political implications of gentrification are actually

beneficial for the long-standing residents. In some gentrifying neighborhoods,

existing residents are often displaced after the arrival of newcomers because they

can no longer afford the rising property costs or taxes. According to Hyra (2014),

recent studies suggest that the social interactions between middle- and low-

income residents do not occur as frequently as expected, and when they do

happen, they do not lead to greater employment opportunities for the low-income

residents. Hyra (2014) also suggests that while an influx of middle-income

residents to an area can improve the political power of that neighborhood, the
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differing priorities of the newcomers can create resentment among the long

standing residents of the area which leads to further alienation.

Retail Gentrification

While much of the gentrification literature focuses on the residential

impacts of neighborhood change, far fewer studies have explored the impacts that

new retail establishments may have on the long-standing residents. It is only

recently that researchers and community groups are beginning to wonder how

commercial and retail gentrification may affect social inequality (Deener 2007).

Studying retail gentrification is important because it not only shows the

significance of new goods and services in the area but also who benefits from

these new goods and services.

Typically, low-income neighborhoods lack decent retail establishments

that provide basic needs such as banks, drug stores, and grocery stores (Sullivan

and Shaw 2011: 415). When a low-income area goes through the gentrification

process, the long-standing residents are more likely to have a favorable view of

the new retail establishments if these businesses provide desired goods and

services and the residents feel comfortable shopping there (Sullivan and Shaw

2011). However, many times, the new businesses and restaurants developing in

gentrifying areas often reflect the new, affluent residents’ cultures and preferences

rather than the long-standing residents’. For example, businesses such as high-end
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clothing stores, fitness studios, and gourmet restaurants cater to the newcomers to

the area, and oftentimes, the long-standing residents are either unable to afford

these new goods and services or feel uncomfortable utilizing them. According to

Sullivan and Shaw (2011:414): “Long-time residents do not find many of the

new products and services meeting their instrumental needs, they feel culturally

uncomfortable shopping in them, and they are resentful that new businesses have

displaced established ones.

When studying retail gentrification, it is crucial to acknowledge the

importance of race. In their 2011 study on the Alberta Street neighborhood in

Portland, Oregon, Sullivan and Shaw found that African Americans expressed

negative opinions about new retail and also used explicit racial language when

describing how the businesses made them feel. According to Sullivan and Shaw

(2011), African American residents were most likely to express feelings of

resentment and exclusion regarding new retail establishments because they felt as

though these businesses did not cater to their needs or incomes. It is clear from

Sullivan and Shaw’s study that race and class heavily influence one’s perceptions

about gentrification, and it is a crucial element to understanding how

gentrification impacts long-standing residents of a community like Shaw/U-

Street.
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Food Access in a Gentrifying Neighborhood

While scholars often acknowledge that long-standing residents may have

feelings of resentment towards retail gentrification in general, it is unclear how

the residents would feel if the new business provided a much needed necessity to

the community, such as access to healthy foods. It is often assumed that the

addition of new grocery stores in areas that once did not have them would be

beneficial to residents; however, recent literature surrounding food deserts and

gentrification suggest that high-end supermarkets may actually create areas

known as “food mirages” (Sullivan 2014).

A food mirage is defined as “what appears to be adequate neighborhood

food access, but the food is not affordable or culturally acceptable” (Sullivan

2014). Food mirages are invisible when using conventional standards for

identifying food deserts, but the effects of food mirages on food access for low-

income households are just as detrimental (Breyer & Voss-Andreae 2013). In

rapidly redeveloping neighborhoods, long-standing residents are faced with

higher grocery prices as well as stores that they do not feel comfortable shopping

m.

When examining food options and access in a gentrifying neighborhood,

the long-standing residents of these areas are disproportionally low-income

minorities, and these residents may not see the high-end grocery store as a viable

option for purchasing food. Similarly to other high-end retail establishments,
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when a high-end grocer enters an area that had previously been considered a food

desert, the long-standing residents typically feel negatively towards the

establishment because of the association with the newcomers’ culture and

lifestyle. In newly gentrifying areas, newcomers’ preferences for high-end and

organic grocers have aided in the “grocery-stores-as-displacers” model or the

“Whole Foods Effect,” which is the idea that the development of high-end

grocery stores is tied to increases in gentrification and residential displacement

(Newkirk 2014).

Gentrification in the Shaw/U-Street Neighborhood

The Shaw/U-Street neighborhood in Washington, D.C. is an area of the

city that has been a predominantly African American community since the early

1900s (Shin 2013; Hyra 2014). In the beginning of the 20th century, the Shaw/U-

Street neighborhood was considered to be the ‘Harlem of D.C.’; it was “the center

of black business, entertainment, education, and religion” (Hyra 2014). However,

beginning in the 1960s, the Shaw/U-Street neighborhood experienced a huge

population decline after many parts of the community were destroyed by the

violence following Martin Luther King Jr.’s assassination. During this time, much

of the black middle class moved out of the city and into the suburbs, and by the

end of the decade, the community had some of the highest concentrations of

poverty, subsidized housing, and crime rates in Washington, D.C. (Hyra 2014).
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Beginning in the 1990s, the Shaw/U-Street neighborhood began to

experience a revitalization as more diverse and affluent newcomers moved to the

area. Over this time period, the demographic makeup of the neighborhood shifted

from predominantly black to majority white (Hyra 2014). As the neighborhood

experienced changes in both residential and retail establishments throughout the

1990s, the pace of redevelopment accelerated significantly in 2000 after a

successful community lobbying effort to construct a Whole Foods Market in the

neighborhood (Shin 2013). The Whole Foods Market was the first large-scale

grocery retailer in the Shaw/U-Street neighborhood, and in the ten years following

the opening of the Whole Foods (2000-2010), the Shaw/U-Street neighborhood

experienced a 17 percent population increase (Hyra 2014).

Before the opening of the Whole Foods Market in 2000, the Shaw/U-

Street neighborhood could have been considered a food desert. For several years,

residents of this area either had to travel outside of their neighborhood to access a

decent supermarket or consume food from local convenience stores and fast food

restaurants. In the five year span around the construction of Whole Foods in

Shaw/U-Street, “property values in some blocks quadrupled, the black population

in the Ward decreased by 20 percent, and almost every building was replaced'

(Newkirk 2014). Although the development of a grocery store should have

benefitted the residents of the Shaw/U-Street neighborhood, the gentrification

process associated with the Whole Foods has led to residential, cultural, and
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political displacement of the residents. Long-standing residents are culturally

displaced when certain elements of their lifestyle (beliefs, values, food, art, music,

religion etc.) are no longer accepted in the neighborhood that they live in, and

they are politically displaced when they no longer have a voice or representation

within their neighborhood. The residents of the Shaw/U-Street neighborhood who

ultimately benefitted from the construction of this new grocery store are the new,

affluent residents who can afford to shop there, not the low-income residents who

need it the most.
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Chapter 3: Theoretical Framework

The theoretical framework that I will be using for my research is Critical

Race Theory (CRT). Critical race theory focuses mainly on race and racism

within American society and how these factors are so deeply embedded in nearly

every social and non-social interaction (Creswell 2013). The main goals of CRT

are to: 1) present stories of discrimination from the perspective of people of color;

2) argue for the eradication of racial subjugation while simultaneously

recognizing race as a social construct; and 3) address other areas of difference

such as gender, class, and inequities experienced by individuals (Parker & Lynn

2002). I have chosen to apply Critical Race Theory to my study because the

Shaw/U-Street neighborhood has had one of the largest demographic shifts from

majority black to majority white in the entire country over the last twenty years

(Hyra 2014). Because the neighborhood has undergone such a dramatic racial

shift, Critical Race Theory will help to provide a better understanding of the long

standing residents’ views of gentrification and how race may or may not play a

role in a gentrifying neighborhood.

In order to better understand the impact of gentrification on the residents

of the Shaw/U-Street neighborhood, I will be applying Critical Race Theory to the

concept that “place matters:” “Whether we are highly skilled professionals or

minimum-wage workers, it matters where we live. Place affects our access to jobs

and public services (especially education), our access to shopping and culture, our
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level of personal security, the availability of medical services, and even the air we

breathe” (Dreier, Mollenkopf, and Swanstrom 2004). Throughout the food desert

and gentrification literature, it is quite evident that both race and place are two of

the most important factors when understanding access to resources, social and

cultural norms, and health status.

The importance of environment and location when studying one’s ability

to purchase affordable, healthy, and nutritious foods is essential to understanding

food deserts and their impacts on health. Within a food desert community, access

to healthy foods is limited and, oftentimes has some of the highest rates of diet-

related illnesses such as obesity, diabetes, and heart disease (Bader et al. 2010).

Understanding one’s spatial location to a grocery store or public transportation Is

essential in understanding someone’s health status and well-being.

When examining the effects of gentrification, place matters. Because

much of the gentrification happening in the United States is taking place in urban

environments, low-income and minority populations are being disproportionately

affected by the revitalization processes. Whether they are being residentially

displaced or socially and culturally alienated, these neighborhoods are sites of

massive inequality. As urban areas become increasingly gentrified, the city

becomes a divided and contested place. When new residents are valued over the

long-standing citizens of a neighborhood, the citizens lose their sense of

importance. Place is important when understanding how people live and perceive
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the world around them: “The neighborhood in which a person lives is a key

determinant of the person’s physical and social environment” (Chen 2010: 434).

Based on previous research concerning long-standing residents’ attitudes

towards retail gentrification as well as the displacement aspects associated with

redevelopment, I hypothesize that the long-standing residents of the Shaw/U-

Street neighborhood have a negative view of the grocery stores, and therefore,

they have not experienced a change in food purchasing habits since the area

gained a grocery store because the neighborhood has become a food mirage.

Although fresh food is spatially accessible, these new stores have made fresh food

both culturally and economically inaccessible, and therefore, the long-standing

residents do not shop at these grocery stores. Because the neighborhood no longer

caters to the long-standing residents’ needs or wants, the area has alienated these

individuals and the residents may feel negatively towards tire new retail

establishments. The long-standing residents of the Shaw/U-Street neighborhood

have been culturally, politically, and residentially displaced by the white

newcomers, and therefore, exploring these research questions within the CRT

framework is extremely important.

Critical Race Theory is appropriate for framing my research question

because the issues of race and power are at the center of this study. The Shaw/U-

Street neighborhood used to be known as the “Harlem of DC” and was populated

almost entirely by people of color; however, since the 1990s the neighborhood
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demographic has become nearly all white. In order to better understand the

significance of both race and access to resources within a gentrifying

neighborhood, the politics of place will also be central to the research question

and hypothesis.

20



Chapter 4: Research Methodology

Because this study aims to answer “how” and “why” questions, I will be

utilizing a case study research design. All case studies aim to understand a small

number of cases within a real world context, and the broader understanding of

these cases together will hopefully result in new meaning of a specific

phenomenon (Bromley 1986). In the case of Shaw/U-Street, I aim to understand

1) how the small group of long-standing residents in the neighborhood feel about

the new grocery stores that have entered their neighborhood, 2) why (or why not)

the long-standing residents utilize these new grocery stores, and 3) whether or not

the new grocery stores have benefitted the residents in terms of purchasing

healthier foods. By understanding each of these three questions through the

perspective of the long-standing residents, I hope to show how grocery retail

gentrification in a low-income neighborhood might affect the overall grocery

purchasing habits of long-standing residents in a gentrifying area.

Research Design

I. Participants/Sampling

Participants for this study were recruited through a snowball sampling

process, and each participant completed a 10 question semi-structured interview.

Because the interviews were semi-structured, there were not any time limits or

restrictions placed on the interviews. During the interview process, I recorded the
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interviews by audio only on my cell phone. Each interview lasted, on average, 40

minutes, and each interview was conducted in the home of the participant in the

Shaw/U-Street neighborhood.

The participants of this study are all long-standing residents of the

Shaw/U-Street neighborhood of Washington, D.C. I have defined “long-term

residents” as residents who have lived in the Shaw/U-Street neighborhood for at

least twenty years. Because the gentrification process in Shaw/U-Street began in

the 1990s and the Whole Foods grocery store was constructed in 2000,1

interviewed the residents who have lived in the area for at least fifteen years

because they have experienced the complete revitalization of their neighborhood.

I initially anticipated interviewing at least 10 residents, but overall, I was able to

interview 8 long-standing residents of the Shaw/U-Street neighborhood. The

participants ranged in age from 33 years old to 90 years old, and of the 8

participants interviewed, five participants could have been considered middle

aged (between 33 and 55 years old) and three participants were past retirement

age (65 or older). Six of the participants were female and two participants were

male, and all but one of the residents owned their homes rather than rented. All

long-standing residents that were interviewed for this study identified themselves

as African American.
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II. Method of Data Collection & Interviews

In order to collect data, I utilized semi-structured interviews and included

questions about the residents’ overall perceptions about neighborhood change and

redevelopment, their opinions about the Whole Foods Market and Trader Joe’s

grocery stores, and their opinions about their nutritional health/diet. I have also

asked the residents about their food purchasing patterns before and after the

addition of the grocery stores, how often they shop at the grocery stores, and if

they have had any major changes in their diet since the grocery stores have

opened. In addition to these questions, I have also asked the residents questions

about their opinions on changes in the culture of the neighborhood. In addition to

these semi-structured questions, each participant filled out a basic demographic

form that includes age, race, gender, housing type (rent or own), and length of

time resided in the neighborhood.

Throughout the interview process, I used follow-up questions to gather

more data from the residents that gave me a clearer understanding of their point of

view. Several different follow-up questions such as, “can you provide an

example?” and “how has this impacted you?” provided me with several examples

and experiences that I was able to use to further understand the residents’ views of

the gentrification process and how the new grocery stores are impacting their food

purchasing habits.
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///. Data Analysis Strategy

In order to interpret and analyze the data collected from the interviews, I

have utilized a three-stage content analysis of each interview. First, I analyzed the

residents’ overall views on gentrification and neighborhood revitalization by

coding their responses as either positive (opinions were all positive or only one

problem was noted), negative (opinions were all negative or only one

improvement was noted), or unsure (mix of positive and negative opinions). Then,

I coded for the reasoning for the positive and negative opinions such as housing

costs, racial differences, new businesses and amenities, displacement, etc.

Second, I analyzed the residents’ overall views on the grocery stores in

their neighborhood by coding their responses in the same way as their opinions on

gentrification: positive (opinions were all positive or only one problem was

noted), negative (opinions were all negative or only one improvement was noted),

or unsure (mix of positive and negative opinions). I also used similar coding in

understanding the reasoning behind the positive or negative views such as cost,

racial/cultural differences, increased selection of products, improved amenities,

etc.

Lastly, I analyzed the residents’ reasons for utilizing these two new

grocery stores in the same way as the previous two sections: positive (opinions

w ere all positive or only one problem was noted), negative (opinions were all

negative or only one improvement was noted), or unsure (mix of positive and
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negative opinions). I also used similar coding in understanding the reasoning

behind why they do or do not shop at these grocery stores; reasons that may be

noted are cost, racial/cultural differences, increased selection of products,

improved amenities, etc.

After coding the interviews, I organized the responses of each participant

into the three categories that seemed to be the most important across all of the

interviews: housing, race, and affordability. After categorizing the interviews, I

analyzed the residents’ responses as being either positive or negative in order to

gather the general or overarching opinions of the residents to compare to previous

studies that have examined gentrification and food accessibility in a gentrifying

area. By breaking down the content analysis into the three separate categories of

housing, race, and affordability, I was able to get a clearer indication of the

overall opinions concerning gentrification and the new grocery stores and

understand the reasoning behind each opinion.

IV. Trustworthiness

Although a snowball sample may have not produce the most

representative sample of the Shaw/U-Street neighborhood’s long-standing

residents, it was an effective method in finding participants who were interested

in voicing their opinions about gentrification and the effects that it has had on

their lives. Even though a snowball sample was used, the sample included a wide

25



variety of ages, income levels, and length of times lived in the neighborhood to

construct a representative case study. While these may be concerns, residents

gave several different examples of personal experiences, which ensured that there

was enough depth and variety in the information collected to conduct a thorough

analysis.

Another limitation of this study was time. Due to the scope of this research

project, data was collected from fewer participants than originally anticipated, and

although this study is limited by the number of participants, there was plenty of

saturation across interviews - many of the respondents had very similar reactions

to the same questions. Because of this, the limited number of participants was not

an issue in gathering enough information to analyze.

The trustworthiness of this research project is also limited by my identity

as a young, white woman. It seemed to be difficult to gain the trust and

acceptance of the long-term residents of the Shaw/U-Street area, many of whom

are low-income and African American. Also, because I identify as a gentrifier,

some of the residents did not feel comfortable expressing their true opinions about

gentrification, race, and health to me, which lead to limited or insufficient

responses. I feel as though my identity may have interfered slightly with the

validity of this study because some of the participants didn't seem comfortable

with sharing their true opinions with me; however, I addressed this issue by
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having the participants give specific examples to supplement their answers. By

doing this, I was able to be sure that the responses I was given were more valid.

E Ethics and Human Subject Research

In order to protect the identities of the participants, I discarded all names,

personal information, or identifying information that may link the interview to the

resident after analyzing the data. Each participant was also presented with an

informed consent document, confirming that they had voluntarily agreed to take

part in the study and had granted permission for me to use their comments and

opinions in this research project.
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Chapter 5: Results

After conducting the interviews and creating the transcripts, I read through

each interview thoroughly and highlighted the major themes and concepts that

were most frequently discussed by each respondent. The three major categories

that I chose to focus on to best answer my research question were: overall

neighborhood change, grocery store gentrification and changes, and grocery

purchasing habits. The categories that I focused on are all interrelated in

understanding how the long-standing residents feel about and understand the

changes being made in their neighborhood as well as how these changes may

affect their utilization of the new grocery stores in the area.

Within these three categories, I found that there were three issues

mentioned the most frequently throughout the interviews: housing/buildings,

affordability/money, and the race of people/the new neighbors. Because the

changes being made in the Shaw/U-Street neighborhood are focused mainly on

housing redevelopments, I found the mention of housing and building new homes

to be very important. Along with the construction of these new homes comes new

neighbors as well as new businesses and amenities (such as Whole Foods and

Trader Joe’s), so the frequent mentioning of who the new people entering the

neighborhood are as well as the affordability/pricing of groceries was also

important to highlight throughout the interviews.
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After highlighting these three concepts in each interview, I coded for

whether or not the concept was mentioned in a positive or negative statement in

order to gain a broader understanding of how the long-standing residents feel

about the new grocery stores, how they are utilizing these stores, and whether or

not these grocery stores have made an impact on their purchasing habits.

Gentrification and Overall Neighborhood Change: Affordability & Money

Overall, the respondents had veiy mixed responses to the overall

neighborhood changes ranging from very positive to very negative. When

explaining the negative effects of neighborhood changes, residents described

issues of residential displacement as well as a lack of affordability. In describing

the positive effects of neighborhood changes, residents referenced improved

amenities as well as improved safety. One long-term resident explained:

I have mixed feelings about it because on one hand, I’m glad to see the

city revive all of the abandoned buildings and things have changed a lot.

The drugs are less, the violence is less compared to what I saw when I was

here in the ‘90s, but on the other side of the coin, all of my friends had to

move away because they could not afford to stay in the city once the city

got revitalized. We were here when it was a dump, and when it became

“livable” so to speak, we were not able to stay here and live. Luckily for
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me, I bought my house back in 2001, and if I didn’t buy it then, I wouldn’t

be here. There’s no way I would be here.

In addition to discussing the residential displacement occurring in the

neighborhood, respondents also discussed race in nearly every interview. When

discussing neighborhood change and residential displacement, one long-term

resident stated:

A lot of things have changed, and the change is coming because of all

these houses here used to be owned by Blacks. White people came in, and

I always said, “It takes one white man to come in to change everything;

When white people came in, the grass got greener, the streets got cleaner,

the sun is brighter. I think in this neighborhood now, there’s less than 10

black families because you know everything is.. .that’s just the way it is.

That’s the way it is now.

Another respondent discussed the importance of race in connection to the changes

in the neighborhood:

And I’ve seen the changes, which now, I think some of the changes are

good. But now listen to this, and this is true, not knocking white people,

but before white people came to this neighborhood even the liquor stores

had closed signs. They got dog parks now, back then they didn’t even
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have parks for inner-city kids to play in! Then the businesses is flourishing

here, but that’s just the way things go. Just the way life is.

One resident commented on how the neighborhood was before and after their new

neighbors arrived:

Drugs, trash, this was the dumping ground. There was nothing but

garbage, it was horrible. Once a year, we would have a neighborhood

clean-up, and then we would get bags and brooms and shovels and clean

up that way. We would have bags and bags of trash, but then the trash

people would never come to pick it up. God knows when they would come

and get it. Same with the police, if you called the police, they never came.

Now, there’s a white guy with his buddies that pick up the trash. He’s a

nice guy. And now I see the trash people come pick up the trash. So, I’ve

seen a lot of changes.

This same resident went on to say:

But you know what really bothers me? All of the white people, when they

see me they don’t speak. They don’t know what I had to do for them to

come here. And I resent that. That’s one thing that I do, I resent that.

Because I don’t know who they think lived here before they came here. It

was us! And now, we don’t count. Sometimes I feel like I don’t really
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belong here. The prices of things, everything, it’s just outrageous. Why is

it so expensive? What is the reason? When we moved here the houses

were like nothing. Now they want to price us out so we can’t come? Well

that’s too bad. You’re gonna have to live here with me.

Another resident who was raised in the neighborhood stated:

So, probably everyone has told you, it was definitely a different place and

definitely a different demographic - mostly African Americans. Crime was

very very high, drug dealing, killings, so much violence. Just not a very

safe place to be. My dad went to Howard and knows a lot about the

neighborhood as well, and he says it was just...you wouldn’t want to live

here. It was completely different. It was not as clean, it was filthy. This

place, the building that we’re standing in, drug dealers used to live

here... it was an abandoned house.

One resident who had lived in the neighborhood for over 40 years commented on

the new neighbors and stated:

White people move here, they are privileged, and they don’t speak. They

don’t speak. I don’t know why they don’t think they can speak to me.

They act like they’re scared. Who do they think they are? I feel like I

moved here when nobody wanted to come here, and I worked so hard
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cleaning it up and sweeping it up, and now they trash it. This was a

forgotten neighborhood, but now I see police patrolling here all the time.

Police never came here before. I don’t know. Sometimes I feel like I want

to move because I resent it, I just want to get away like you know, here

you go, you take it. I’ve been looking for somewhere close to a metro, but

I just can’t find anything close to a metro because it’s so convenient. I

found one place, but then I got cold feet. And now I’ve just stopped

looking. But I want to move. You probably think I’m terrible, but I want

to move around people who are my color. Who will speak to me rather

than the people who think they’re better than me.

While responses to the new, white residents in the neighborhood seemed

to have both positive and negative effects for all of the long-term residents

interviewed, it was very obvious that race was a very significant factor on

everyone’s minds.

Throughout the interview process, the respondents frequently mentioned

their homes and other homes in the neighborhood. One resident said that her

home was the only one left on her block that had not been purchased yet: “I think

my little house, in fact, I know my little house is the only one left. And you can

see I’m stuck up in here between the condos...” The respondent made it very

clear that she was not going to be selling her house no matter how much money
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they offered her for it. Other residents were also very adamant about not selling

their homes and staying in the neighborhood for as long as possible. One resident

stated:

fm angry.. .1 get offers for my house all the time. I got an offer for my

house flat out a million dollars and I said no. I’m gonna leave on my own

terms. And if I have to leave right now, like “oh my god I have to sell my

house!” I would not sell it to anyone who wants to tear it down.

There were very mixed feelings about the changes happening in the neighborhood

in nearly every interview. Respondents described that on one hand, many of the

former residents of the Shaw/U-Street neighborhood were forced to move, but on

the other hand, the residents who owned their homes were able to stay and benefit

from the new amenities and businesses in the neighborhood.

Retail Gentrification and Grocery Stores

Throughout the interviews, some of the long-standing residents of the

Shaw/U-Street neighborhood of Washington, D.C. expressed feelings of

resentment towards the changes happening in the neighborhood, but none of them

expressed resentment towards the grocery stores specifically. While some

residents said things like, “they didn’t put that here for us” or “this must be for the

new white neighbors,” the residents seemed to view the new grocery stores in the
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neighborhood as an overall good change because the quality of foods at other

surrounding groceiy stores seemed to improve as well. One woman stated:

The Giant down here. It was really crappy. It was pretty bad because it

was food for us. I used to say, “I think they take the food from the stores

in Georgetown and Bethesda and Fairfax that didn’t sell and bring it here.

Because we don’t have cars, we can’t go over there, so we have to eat the

food here. My son used to go all the way to Georgetown to buy his meat

because it was worth it. It was fresh. This Giant was crappy. There was a

Safeway up there too! Oh, that was bad. I bought some chicken there one

time and had to turn around and take it back. I’ve had to take my food

back to Giant, too. But not anymore. And you know why? Because a lot of

white people, they won’t buy crap.

Another woman who had lived in the neighborhood for over 69 years stated:

Not many people were resistant [to the new grocery stores], they just

wasn’t sure what it was and what it would bring. “This must be for the

new white neighbors, they’re taking over the neighborhood.” But I’ve

been here all my life. I’ve seen the prostitution, the drugs, so I know it

needed some change, and it was never going to change by staying an all

black neighborhood.
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Throughout many of the interviews, I found that the grocery stores were

being discussed in a racial way. One resident stated when talking about Whole

Foods: “And it’s crowded with the people who just moved here. You won’t see

too many of us [Black people] in there.” Another resident said: “I’ll be honest

with you, it’s for this new upscale area. That’s who it’s for. Ain’t no joke about it,

that’s who it’s for.” It seemed as though many residents recognized that these

grocery stores were entering the neighborhood at the same time as new residents

were moving in, but some didn’t seem to mind because they were benefitting

from these new grocery stores as well. One resident stated:

The new stores I like. Now we have fresher products, better products. But

unfortunately they moved in when all of the rich, white folks moved in,

but they’re a business to make a profit. And they knew they weren’t going

to make a profit if they came here before that, and you know what, that’s

fine. I’m cool with that because I’m tired of getting stinky meat from

Safeway that I have to keep returning and to go so far to get my groceries.

Another resident referenced race when discussing the new grocery store in the

neighborhood, stating:

White people won’t buy crap, so these stores had to step up their game.

And nothing is cheap. It’s not cheap. I’ve never gone to Trader Joe’s.

Whole Foods...I just walk in and look. It makes no sense.
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One of the residents who had been raised in the neighborhood stated:

I’d say those grocery stores are a necessary evil. You know, it’s really

great to have these things because it’s like, “Oh! I can walk to the store!

but at the same time, it’s attracting so many other people to this

neighborhood. I still shop at the Giant, but I also go to Whole Foods and

Trader Joe’s. 1 don’t do all of my shopping there, but I go there

sometimes. The culture of those stores has definitely impacted the

neighborhood. The whole vibe of this area is changing, going from

predominantly black place to a white place. And not even necessarily

“white,” but people who are just not from DC. DC culture is changing.

Many of the respondents attributed the access to higher quality food in

surrounding grocery stores to the white residents moving into the area, and I

found this to be interesting because of the many negative statements previously

made about the new residents when discussing overall neighborhood changes.

In terms of the new grocery stores that had recently entered the Shaw/U-

Street neighborhood, the respondents had a mix of both positive and negative

things to say about the new grocers. On one hand, the new stores brought more

options to the neighborhood, but on the other hand, many of the residents did not

shop at these stores due to issues of affordability. When discussing Whole Foods,
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one resident said: “It’s so expensive, but I love the place. I love everything there.

It’s beautiful. They have healthy things, but I can’t afford it.

Grocery Purchasing and Grocery Store Utilization

In terms of food purchasing and accessibility of the stores, many of the

residents did not think their food purchasing habits had changed as a result of the

new grocery stores. Affordability and cost were the .main concerns in purchasing

food for all of the residents that I spoke to, and all participants thought that fresh

fruits and vegetables were generally expensive at all grocery stores. One woman

stated, “I think fresh fruits and vegetables are always expensive no matter where

you go. I don’t think there’s a big difference from before.

A majority (75%) of the residents stated that they did not shop at the new

Whole Foods or Trader Joe’s in the neighborhood, and many of them shopped

either at Giant or at a grocery store outside of the neighborhood. One long-term

resident said, “No. I don’t go to Whole Foods. Why am I gonna spend all of my

money there? I do most of my shopping at Costco and Wal-Mart.” A few other

residents mentioned shopping at Wal-Mart as well, referencing the fact that it was

much less expensive than the other grocery stores in the area.

Of all of the long-term residents I interviewed, only two residents thought

that the new grocery stores changed their grocery purchasing habits, and one

woman stated: “Yes! I buy healthier things, and now I can buy more quality
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foods. It has changed my diet, not in a major way, but I’m more conscious when I

go to the grocery store now because I have more choices.” When talking about

Whole Foods, another woman said, “I shop there a lot there because of their fresh

produce. It’s fresh, presented well. I think more about what I’m buying now.

Summary

Overall, I found that the long-standing residents of the Shaw/U-Street

neighborhood had very mixed emotions about the changes happening in their

community. On one hand, many of the residents were angry and upset about the

new developments, and on the other hand, a few of the other residents seemed

optimistic about the new houses and businesses entering the neighborhood.

However, whether the residents felt positively or negatively about the changes,

there was one issue across all opinions that seemed to be on everyone’s minds:

race.

Although none of the questions asked in the interviews had to do with

race, all of the residents that were interviewed for this project mentioned race at

least once in their responses. Whether the residents felt positively or negatively,

the issue of race seemed to be a very large part of everyone’s understandings of

why the changes in the neighborhood were occurring. From new dog parks to new

high-end grocery stores, the long-standing residents attributed all of the changes

happening in their community to their new, white neighbors.
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Chapter 6: Discussion

The data from this study can only be understood in terms of what the long

standing residents have considered to be relevant in terms of the changes they

have experienced in their neighborhood, and throughout every interview, I found

that race was the most discussed topic in terms of the new grocery stores as well

as overall neighborhood changes in the Shaw/U-Street neighborhood. Secondly,

the long-standing residents referenced affordability of the grocery stores as well

as the increasing prices of other goods and services in the neighborhood as the

second most important issue facing their food purchasing habits.

While I was hoping to understand whether or not the new grocery stores

had improved the grocery shopping patterns and therefore the eating habits of the

long-standing residents, I instead discovered how the residents view the new

grocery stores in the neighborhood in the context of greater neighborhood change

as well as tire implications that these changes might have for them in terms of

further potential changes in the future.

The Importance of Race

Based on my findings, the issue of race seemed to be at the center of all

changes happening within the Shaw/U-Street neighborhood. Although none of my

research questions addressed the issue of race explicitly, every respondent that I

interviewed mentioned race at least once when discussing the changes happening
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in the neighborhood. Similarly to Shaw and Sullivan’s 2011 research on the

Alberta Street neighborhood of Portland, I found that the long-standing residents

of the neighborhood used explicit racial language when discussing the new

grocery stores in the neighborhood. In Sullivan and Shaw’s study (2011), African

American residents were most likely to express feelings of resentment and

exclusion regarding new retail establishments because they felt as though these

businesses did not cater to their needs or incomes, and my research showed very

similar results.

Because of the huge demographic shift in the Shaw/U-Street

neighborhood from black to white in recent years, I was not surprised at how

often race was discussed by the long-standing residents. Several of the residents

referenced how awful the grocery stores in the area were before gentrification

started, and many of the respondents attributed the positive changes in the

neighborhood’s surrounding grocery stores to the new residents moving in.

Throughout many of the interviews, the residents mentioned that since the

redevelopment in the neighborhood started, many of the old, worn out stores have

been forced to upgrade their amenities in order to be competitive with the newer,

bigger stores.

Although a majority of the residents admitted to never shopping at these

new grocery stores, the long-standing residents seemed to view the development

of the new grocery stores as positive changes for themselves and the
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neighborhood overall. I found this to be extremely interesting because previous

literature has suggested that neighborhood changes are unanimously negatively

received by long-standing residents; however, the residents of Shaw/U-Street

seemed to acknowledge that without the rapid influx of their new affluent, white

neighbors flocking to the area, they would still have to travel far outside of their

neighborhood to purchase fresh meats and produce.

The Affordability of Grocery Stores

Food desert literature (Cummins and Macinlyre 1999; Food Research and

Action Center 2011; Smoyer-Tomic et al. 2008; Ball et al. 2009; Bader et al.

2010; Chen 2010) suggests that spatial access to fresh foods is a key element

when studying food deserts; however, there are also several economic and cultural

factors that are essential in understanding food deserts in redeveloping

neighborhoods as well. Based on my findings, the reasons behind why the long

standing residents of Shaw/U-Street do or do not access the new grocery stores

are focused mainly on affordability rather than just the physical location of the

grocery stores.

Previous research (Sullivan 2007; Sullivan and Shaw 2011) has suggested

that adding grocery stores to low-income areas may actually do more harm than

good for the long-standing residents of these urban neighborhoods, especially if

the grocery stores are high-end, because the stores reflect the new, affluent
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residents’ cultures and preferences rather than the long-standing residents’.

Because of this, the long-standing residents are oftentimes either unable to afford

to shop at these new stores or feel uncomfortable utilizing them. While this may

hold true in other low-income gentrifying neighborhoods, I found that the

Shaw/U-Street neighborhood was a bit different in terms of the new grocery

stores affecting the long-standing residents.

1 originally thought the long-standing residents of the Shaw/U-Street

neighborhood would feel culturally excluded from these grocery stores, but many

of the respondents did not express feeling excluded, and rather said they did not

shop at these stores due to issues of cost and affordability. One resident stated: “I

love [Whole Foods]. I love everything there. It’s beautiful. They have healthy

things, but I can’t afford it. But I don’t knock it because the place is always

packed.” Another resident stated: “But overall, I’m glad we have it. They have

certain things that you can’t find a lot of places, but I still can’t afford to buy it.

Although a few of the respondents stated that they enjoyed the new

grocery stores and shopped at them frequently for fresh produce, a majority of the

respondents stated that the new grocery stores did not change their shopping

habits in any way because they could not afford to shop there. Unlike previous

studies that have shown grocery retail gentrification doing more harm than good, I

found that the development of these grocery stores provided an indirect benefit for

the long-standing residents of the Shaw/U-Street neighborhood. Although most of
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the residents of the Shaw/U-Street neighborhood that I interviewed did not

actually utilize the new grocery stores because of affordability issues, many of the

residents still seemed to benefit from the new grocery stores entering the

neighborhood.

Summary

Based on previous research concerning long-standing residents’ attitudes

towards retail gentrification as well as the displacement aspects associated with

redevelopment, I hypothesized that the long-standing residents of the Shaw/U-

Street neighborhood would not utilize the new, high-end grocery stores in the area

because of affordability and cultural reasons. Because previous research has also

suggested that the long-standing residents of the Shaw/U-Street neighborhood had

been culturally, politically, and residentially displaced by the white newcomers, I

did not think the new grocery stores would change the long-standing residents’

shopping or eating patterns.

Although most of the residents of the Shaw/U-Street neighborhood that I

interviewed did not actually utilize the new grocery stores because of affordability

issues, it was difficult to say whether or not the addition of these stores to the

neighborhood has actually changed the grocery shopping patterns or eating habits

of the residents in any way. While the residents might not be shopping at the

stores and gaining any benefits from the stores in that way, many of the residents
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still seemed to benefit indirectly from the new grocery stores entering the

neighborhood. First, many of the residents noted that without the presence of their

new, white neighbors, the grocery stores in the surrounding neighborhoods would

have likely never been improved. Second, all of the residents noted that without

the influx of white newcomers to the area, the neighborhood would likely still be

a dirty and unsafe place to live. Although the development of new grocery stores

in the Shaw/U-Street neighborhood does not seem to be directly affecting the

grocery purchasing habits or fresh food consumption, these stores have still made

an impact on the lives of the long-standing residents of this neighborhood by

providing them with improved amenities.
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Chapter 7: Conclusion

Beginning in the early 1990s, many of Washington D.C.’s low-income

neighborhoods underwent extreme redevelopment efforts which have led to new

amenities, apartment buildings, and businesses. In the rapidly gentrifying

neighborhood of Shaw/U-Street, many of the previous residents have been

residentially displaced and forced to move out of the neighborhood. Of the long

standing residents who are still living in the area, many feel alienated from the

community that was once theirs.

Within the last fifteen years, the Shaw/U-Street neighborhood has gained

two new grocery stores: Whole Foods Market and Trader Joe’s. Both of these

grocery stores emphasize healthy lifestyles as well as promote products that are

organic, local, and sustainable, but do the long-standing residents of this rapidly

gentrifying neighborhood access and utilize these new grocery stores?

Although my research question centered around whether or not the long

standing residents of the Shaw/U-Street neighborhood accessed and/or benefitted

from these new grocery stores, throughout the interview process I realized that

there were much deeper and more complex issues that affected whether or not the

long-standing residents utilized the new grocery stores. From issues of race and

class to affordability and convenience, I discovered that the long-standing

residents have a much different view of the new grocery stores in the

neighborhood than what 1 had originally hypothesized. While the new grocery
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stores in the Shaw/U-Street neighborhood are not directly affecting the grocery

purchasing habits or fresh food consumption of the long-standing residents, these

stores have made a very different impact on the lives of the long-standing

residents of the Shaw/U~Street neighborhood.

In the context of Critical Race Theory, this study highlighted how

important it is to present stories and narratives from people of color in order to

address inequities and other issues experienced by individuals. Critical Race

Theory focuses mainly on race and racism within American society and how these

factors are present in nearly every social and non-social interaction (Creswell

2013). As stated previously, the Shaw/U-Street neighborhood has had one of the

largest demographic shifts from majority black to majority white in the entire

country, and because of this, I knew that race would be an important factor in my

study.

Critical Race Theory framed my research and helped me to better

understand the impacts of gentrification on the long-standing residents of the

Shaw/U-Street neighborhood by highlighting how and why race is such a

significant factor in neighborhood change. By focusing this project solely on the

long-standing residents rather than a mix of old residents and new residents, I was

able to construct a case study that highlighted how race and power are at the

center of gentrifying neighborhoods as well as give a voice to the long-standing

residents of the Shaw/U-Street neighborhood.
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Recommendations for Further Research

While my study was able to examine how the long-standing residents of

the rapidly gentrifying neighborhood of Shaw/U-Street viewed and utilized the

new, high-end grocery stores, I believe there is much more research that needs to

be done in order to understand the complex relationships between long-standing

residents and new retail establishments in other gentrifying communities across

the United States.

In terms of public health, further research is needed to understand the

details of how high-end grocery stores may positively or negatively affect the

long-standing residents of gentrifying neighborhoods, and more specifically, how

the grocery purchasing habits of long-standing residents may change in terms of

the specific food items being purchased as well as the locations that the food

items are being purchased. I believe these factors need to be more deeply

analyzed in order to understand the potential public health effects of gentrification

in previous food desert areas and how to improve public health nutrition in

redeveloping areas. For example, where are residents regularly purchasing food?

IIow far are residents traveling to purchase food? What kinds of foods are they

regularly purchasing? While my study initially set out to understand how new

places to access and purchase food were affecting the diets and purchasing

patterns of the long-standing residents, I was unable to gather enough data to
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sufficiently say whether or not these new grocery retailers are affecting the diets

of the long-standing residents.

Another aspect of this phenomenon that needs to be further researched is

how income level and education level of long-standing residents of a gentrifying

neighborhood may or may not affect grocery purchasing and food consumption

habits. Are less educated people less likely to shop at these stores? Because

previous studies have shown the relationship between income, education, and

health, it is important to understand how these factors may contribute to grocery

shopping and eating habits within a gentrifying community.

Summary

It is clear that the changes and redevelopments in the Shaw/U-Street

neighborhood will not be slowing down any time soon, and it is a trend that is

likely to keep growing in similar redeveloping cities throughout the United States.

Because many low-income neighborhoods across the country are undergoing

gentriflcation, there is an increased challenge in improving these neighborhoods

structurally while still keeping the neighborhoods inclusive for the long-standing

residents who have built their lives in these areas. In order to keep these

redeveloping neighborhoods equitable and affordable, future studies need to focus

on developing policies that will help avoid creating disputed areas within

neighborhoods, especially around retail stores that are essential to everyone:
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supermarkets. Because many low-income neighborhoods across the United States

have become food mirages due to cost and accessibility of new, high-end grocers,

it is important to focus on how to create grocery stores that promote healthy

eating while simultaneously increase food access for various racial, cultural, and

socioeconomic groups.
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Appendices

Appendix 1: Recruitment Materials

RECRUITING NOW:
RESIDENTS OF SHAW/U-STREET 

NEIGHBORHOOD
Have you lived in the Shaw/ 
U-Street neighborhood 
for over 20 years? ",

Would you like to participate in 
a research study about food 
grocery stores, and neighborhood 
change?

If interested, please contact:
Ashley Brooks 
Sociology Department,
George Washington University 
phone: 757-403-6600 
email: Labrooks@gwu.edu

THE GEORGE 
WASHINGTON 
UNIVERSITY

9*

!|!\GT0N: DCW.-V

FOOD PROJECT: 
Ashley Brooks 
Sociology Department 
George Washington 
757-403-6600 
Labrooks@gwu.edu

FOOD PROJECT; 
Ashley Brooks 
Sociology Department 
George Washington 
757-403-6600 
Labrooks@gwu.edu

FOOD PROJECT: 
Ashfey Brooks : 
Sociology Department 
George Washington 
757-403-6600 
Labrooks@gwu.edu

FOOD PROJECT: 
Ashley Brooks 
Sociofogy Department 
George Washington 
757-403-6600 
Labrooks@gwu.edu
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Appendix 2: Informed Consent Document

Dear Potential Participant [Actual Name]:

I am seeking your participation in a research study on the views of long-standing 
residents of the Shaw/U-Street neighborhood of Washington, D.C. regarding 
grocery purchasing habits and neighborhood redevelopment. I am conducting this 
study in my role as a graduate student of Sociology at George Washington 
University. I am interviewing you because of your experiences living in the 
Shaw/U-Street neighborhood.

Before you decide whether to participate in this study, it is important for you to 
understand why the research is being done and what is involved. The primary 
objective is to understand if the addition of new grocery stores to the Shaw/U- 
Street neighborhood of Washington D.C. has improved the ability for residents to 
access fresh fruits and vegetables. The st udy also aims to understand if the 
neighborhood changes have had an effect on the nutritional health of residents. 
Therefore, the assessment of long-standing residents of this neighborhood are 
important for this project.

STUDY PROCEDURE
Participation in this study involves taking part in a telephone or in-person 
interview lasting 45-60 minutes at a time and place convenient for you. You will 
receive in advance a list of topics we plan to discuss. We will not necessarily 
discuss every topic in detail or in this order, and you can choose not to answer 
particular questions. Unless you request otherwise, the interview will be audio 
recorded. At the beginning of the interview, you will be asked to indicate (1) your 
consent to participate (see below), and (2) whether you can be identified by name 
and in any publications that result from the project.

RISKS
The risks of this study are minimal. We do not anticipate any risks to your 
participating other than those encountered in your normal daily life.

BENEFITS
There is no financial compensation for taking part in this study. This study will 
increase understanding of how neighborhood redevelopment can effect 
purchasing habits. This study will also facilitate communication among public 
officials, non-profit organizations, and community leaders regarding effective 
approaches to improving access to fresh fruits and vegetables in redeveloping 
neighborhoods.
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CONFIDENTIALITY
At the beginning of the interview, you will be given the opportunity to indicate 
whether your name can be associated with interview responses in any 
publications resulting from this research. If you choose anonymity, you will not 
be identifiable from your comments. Regardless of whether you request 
anonymity, all interview recordings and transcriptions will be kept in a secure 
location (a password-protected computer file on a password-protected computer 
in a locked office). Transcription of the interviews will be done by a professional 
organization that will not have access to your identifying information. Thereafter, 
only the researcher and any assistants he directly supervises will have access to 
these records.

PERSON TO CONTACT
If you have questions, concerns, or complaints about this study, or if you feel you 
have been harmed by this research, please contact either Dr. Gregory D. Squires 
or Lauren Brooks on weekdays between the hours of 9 am and 5 pm (Eastern 
Standard Time).

Institutional Review Board: Contact the Institutional Review Board (IRB) if you 
have questions regarding your rights as a research participant. Also, contact the 
IRB if you have questions, complaints or concerns which you do not feel you can 
discuss with the investigator. The George Washington University IRB may be 
reached by phone at 202-994-2715, Fax: 202-994-0247, or by email at 
ohrirb@gwu.edu

VOLUNTARY PARTICIPATION
Participation is voluntary. Refusal to participate or a decision to withdraw from 
the research will involve no penalty or loss of benefits to which you are otherwise 
entitled. Nor will refusal to participate affect your relationship with the 
investigator.

COSTS AND COMPENSATION TO PARTICIPANTS
There are no costs involved in participating in this research, and you will not be 
financially compensated for participation in this research.

CONSENT
Participation is voluntary. You may refuse to participate at any point in the study. 
You can refuse to participate before the interview begins, discontinue at any time, 
or skip any questions that may make you uncomfortable. There will be no penalty 
of any kind for withdrawing at any time.
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Your consent to participate in this study will be documented via audio recording 
at the beginning of the interview.

If you choose to participate, please state your name, the date, and the following:

I confirm I have read the information in this consent form and have had the 
opportunity to ask questions. I voluntarily agree to take part in this study. 5?

I understand that my comments [are/jare not] being recorded.C6 55

I hereby [grant/withhold] my permission to use my name and that of my 
organization in any publications that results from this research. 55
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Appendix C: Survey Instrument

Demographic Questionnaire 
Age:
Gender:
Race:
Housing Type (rent or own):

Interview Questions
1. How long have you lived in this neighborhood?
2. How do you feel (positively or negatively) about the overall changes in the 
neighborhood (both structural and cultural)?
3. How do you feel (positively or negatively) about the addition of Whole Foods 
and Trader Joe’s to the neighborhood?
4. Before the addition of Whole Foods and Trader Joe’s to the neighborhood, 
where did you shop for groceries?
5. After the addition of Whole Foods and Trader Joe’s to the neighborhood, where 
do you shop for groceries?
6. Do you think the addition of Whole Foods and Trader Joe’s to the 
neighborhood has changed your grocery purchasing habits? If so, how?
7. Do you think the addition of Whole Foods and Trader Joe’s to the 
neighborhood has changed your diet in any way? If so, how? If not, why not?
8. How often do you purchase fresh fruits and vegetables?
9. Where do you normally purchase fresh fruits and vegetables?
10. Do you feel as though purchasing fresh fruits and vegetables is unaffordable?
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Abstract

The spatial segregation of the US population by socioeconomic position and especially race/ethnicity suggests that the 
social contexts or “neighborhoods” in which people live may substantially contribute to social disparities in hypertension. 
The Chicago Community Adult Health Study did face-to-face interviews, including direct measurement of blood pressure, 
with a representative probability sample of adults in Chicago. These data were used to estimate socioeconomic and 
racial-ethnic disparities in the prevalence, awareness, treatment, and control of hypertension, and to analyze how these 
disparities are related to the areas in which people live. Hypertension was significantly negatively associated with 
neighborhood affluence/gentrification, and adjustments for context eliminated the highly significant disparity between 
blacks/African-Americans and whites, and reduced the significant educational disparity by 10-15% to borderline statistical 
significance. Awareness of hypertension was significantly higher in more disadvantaged neighborhoods and in places with 
higher concentrations of blacks (and lower concentrations of Hispanics and immigrants). Adjustment for context 
completely eliminated blacks’ greater awareness, but slightly accentuated the lesser awareness of Hispanics and the greater 
levels of awareness among the less educated. There was no consistent evidence of either social disparities in or contextual 
associations with treatment of hypertension, given awareness. Among those on medication, blacks were only 40-50% as 
likely as whites to have their hypertension controlled, but context played little or no role in either the level of or disparities 
in control of hypertension. In sum, residential contexts potentially play a large role in accounting for racial/ethnic and, to a 
lesser degree, socioeconomic disparities in hypertension prevalence and, in a different way, awareness, but not in treatment 
or control of diagnosed hypertension.
© 2007 Elsevier Ltd. All rights reserved.

Keywords: Neighborhoods; Social disparities; Multi-level modeling; Health inequalities; Hypertension; Blood pressure
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Introduction

Understanding and reducing socioeconomic and 
racial/ethnic disparities in health is arguably the I
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most significant challenge facing US public health 
research and policy. Despite abundant research on 
these social disparities in health, important que$~ 
tions remain regarding the reasons for the observed 
differences, which do not appear to be fully 
“explained” by the traditional individual-level risk 
factors included in most analyses. Reasons for 
social disparities in the individual-level risk 
factors for health are also not well understood. 
Given the spatial segregation of the population 
of the US and other nations by socioeconomic 
position and race/ethnicity, the social contexts in 
which people live are increasingly recognized as 
additional potential determinants of health and 
factors contributing to health disparities, over 
and above the effects of individual and household 
risk factors. Research is beginning to document 
such effects of social context, though their nature 
and magnitude are variable and disputed and their 
role in understanding and explaining racial/ethnic 
and socioeconomic disparities in health is even 
less clear (Diez-Roux, 2000; Morenoff & Lynch, 
2004),

In this paper, we consider the extent to which 
individual-level racial/ethnic and to a lesser 
degree socioeconomic disparities in hypertension 
may be linked to the spatial locations of these 
groups. We focus on hypertension because it is a 
significant health problem in the US, which is 
unevenly distributed across socioeconomic and, 
especially racial/ethnic groups (Hertz, Unger, 
Cornell, & Saunders, 2005), and there are compel
ling theoretical reasons for expecting that the spatial 
locations of racial/ethnic and, to a lesser degree, 
socioeconomic groups may be linked to hyperten
sion. The goal of this paper is to assess the extent 
to which social disparities in four aspects of 
hypertension—prevalence, awareness, treatment, 
and control—are associated with differences in the 
areas where these groups tend to live. We accom
plish this by decomposing racial/ethnic and socio
economic disparities in hypertension prevalence, 
awareness, treatment, and control into within- and 
between-area components. This is a necessary first 
step in assessing the extent to which neighborhood 
residential context matters for social disparities in 
all these aspects of hypertension. It will thus target 
and focus future research that aims to identify 
whether and through what specific mechanisms 
residential environments may be causally related 
to hypertension and aspects of its diagnosis and 
treatment.

Background

As a major risk factor for heart and kidney 
disease and the major risk factor for cerebrovas
cular disease (stroke), hypertension is an important 
contributor to the burden of disease, disability, and 
death in the population. Hypertension and its 
consequences are also unevenly distributed. In the 
US, African Americans or blacks, have higher 
incidence, prevalence, and longer duration of 
hypertension than whites (Gillum, 1996; Saunders, 
1995).1 Moreover, compared to whites, hyperten
sion in blacks has an earlier age of onset, is more 
aggressive, difficult to treat and severe in terms of 
target organ damage such as renal failure (Jamer- 
son, 2004; Weir & Hanes, 1996). Hispanics have 
levels of hypertension that are comparable or lower 
to those of whites, but the rates have been 
increasing in recent years, and Hispanics with 
hypertension are less likely to have their blood 
pressure treated and controlled compared to whites 
and blacks (Perez-Stable & Salazar, 2004).

The key factors underlying the elevated rates of 
hypertension among blacks are not clearly under
stood. Despite evidence that they are linked more to 
the psychosocial factors than to genetic factors and 
access to care (Cooper, Rotimi, & Ward, 1999; 
Jamerson, 2004; Pincus, Esther, DeWalt, & Call
ahan, 1998; Williams, 1992), no specific aspects of 
the social environment that are responsible for the 
elevated rates of hypertension among blacks have 
been clearly identified. Although individual mea
sures of socioeconomic position (SEP) probably 
play a role, they are unlikely to fully account for 
racial differences in blood pressure. SEP gradients 
for hypertension are relatively weak (Pickering, 
1999), and hypertension prevalence is high for 
blacks irrespective of sex and SEP (Mensah, 
Mokdad, Ford, Greenlund, & Croft, 2005).

Nonetheless, chronic stress linked to the larger 
social environment is widely regarded as an 
important contributor to hypertension risk (Picker
ing, 1999) and there is a long history of interest in 
the ways in which the residential environment can 
contribute to cardiovascular risk including hyper-

There is some evidence suggesting that black-white differences 
in blood pressure may be more pronounced in the US than 
elsewhere (Profant & Dimsdale, 1999). Our results probably 
generalize to blacks in large American cities, but generalizations 
to other African Americans and blacks in other nations, should 
be more guarded, contingent on results from replication in other 
populations in and outside of the US.
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tension (Diez Roux, 2003). An early study in 
Detroit found that both blacks and whites who 
resided in low stress areas (based on area measures 
of economic deprivation, crime and marital in
stability) had lower levels of blood pressure than 
those in high stress areas (Harburg et al., 1973). 
More recently, analyses of national data for the US 
and from Europe revealed that area measures of 
deprivation are positively related to elevated blood 
pressure independent of individual SEP (Aslanyan, 
Weir, Lees, Reid, & Mclnnes, 2003; Cubbin, 
Hadden, & Winkleby, 2001; Galorbardes & Mor- 
abia, 2003). However, an experimental study (Kling, 
Liebman, & Katz, 2007) conducted on families 
living in high-poverty US housing projects in five 
major metropolitan areas found that neither of two 
randomized treatment groups that received housing 
vouchers to move between 1994 and 1997 experi
enced lower prevalence of hypertension at follow-up 
in 2002 compared to the control group that received 
no vouchers.2 Although this study has the advan
tage of using a randomized experimental design, it 
was conducted on a limited sample of low-incomc 
families initially living in public housing and, the 
treatment effects represent not only changes (usual
ly favorable) in residential environments, but also 
the process of moving, which can be a stressful 
experience that could modify or negate any bene
ficial effects of leaving a stressful neighborhood.

The current study is one of few that simulta
neously examine individual- and neighborhood- 
level variation in physical measurements of blood 
pressure in a large sample that covers a diverse 
range of urban neighborhood environments. By 
decomposing disparities into within- and between- 
area components, it advances our understanding of 
the possible contribution of residential segregation 
to social disparities in hypertension. Specifically, we 
use single- and multi-level models to study: (1) 
racial/ethnic and socioeconomic disparities in pre
valence, awareness, treatment, and control of 
hypertension, net of several sets of potentially 
confounding individual-level variables; (2) the 
degree to which these disparities are reduced after 
adjustments for neighborhood context and indivi
dual-level confounding factors; and (3) associations 
between a set of neighborhood characteristics and 
our various hypertension outcomes.

Methods

Data

We analyze data from the Chicago Community 
Adult Health Study (CCAHS), which was designed 
to increase understanding of the role of residential 
context, in conjunction with individual and house
hold factors, in affecting both self-reported and 
biomedical indicators of adult health. Between 
May, 2001 and March, 2003, we interviewed and 
made direct physical health measurements on a 
probability sample of 3105 adults aged 18 and over, 
living in the city of Chicago, IL and stratified into 
343 neighborhood clusters (NCs) previously defined 
by the Project on Human Development in Chicago 
Neighborhoods (PHDCN) (Sampson, Raudenbush, 
& Earls, 1997). One individual was interviewed per 
household, with a response rate of 71.8 percent, 
which is quite high for surveys in large urban areas. 
Each NC usually included two census tracts 
(roughly 8000 people) with meaningful physical 
and social identities and boundaries (Sampson 
et al., 1997). Decisions about which tracts to 
combine were informed by local geographic knowl
edge (e.g., ecological boundaries such as parks, 
railroad tracks, and freeways), and a cluster analysis 
of census data (Sampson et al., 1997). Persons in 80 
focal areas previously defined by PHDCN were 
sampled at twice the rate of those in others. The 
sample contains an average of 9.1 subjects per NC 
(14.3 per NC in the focal areas and 7.5 per NC in 
the non-focal areas).

All data and analyses arc weighted to take 
account of the different rates of selection (and also 
different rates of subsampling for final intensive 
interview completion efforts) as well as household 
size and differential coverage and non-response 
across NCs, such that the weighted sample matches 
the 2000 Census population estimates for the city of 
Chicago in terms of age, race/ethnicity and sex. The 
sample weight used in this analysis is a multi
plicative combination of (1) a weight to adjust for 
the oversampling of cases in focal vs. non-focal 
areas at a ratio of 2:1, (2) a weight to adjust for 
whether a respondent was selected for intensive 
non-response follow-up at the end of the survey vs. 
those eligible but not so selected at a ratio of 1:2, 
and (3) a combined non-response and post-stratifi
cation weight, which was the inverse of the ratio of 
the proportion of respondents in each NC to the 
proportion of the eligible population in each NC by

2Members of one experimental group were given vouchers that 
could only be used to move to low-poverty neighborhoods, while 
the other group could use their vouchers to move anywhere.



J. D. Morenoff et al. / Social Science & Medicine 65 (2007) 1853-18661856

hypertensive and (b) answered “yes” to the survey 
question “Has a doctor or health professional ever 
told you that you have high blood pressure or 
hypertension?” Subjects were considered to be 
treated if they reported that they took antihyper
tensive medications in the last 12 months, and they 
were considered to have their hypertension con
trolled if they (a) reported that they had taken 
antihypertensive medications in the last 12 months 
and (b) had an average SBP less than 140mmHg 
and an average DBP less than 90mmHg (Hajjar & 
Kotchen, 2003).

age, sex, and race/ethnicity. The weight was 
centered to have a mean of 1.0, with a standard 
deviation of 0.7, a minimum of 0.2, and a maximum 
of 5.4. We used robust standard errors throughout 
our analysis.

Blood pressure measures
We collected three measures (approximately one 

minute apart) of systolic blood pressure (SBP) and 
diastolic blood pressure (DBP) using highly reliable 
Omron oscillographic devices certified by the 
European Society of Hypertension (O’Brien, Wae- 
ber, Parati, Staessen, & Myers, 2001). We 
conducted the blood pressure measures about two- 
thirds of the way through the survey interview, so 
most subjects were seated for at least 45-60 min 
prior to having their blood pressure measured. All 
values of SBP and DBP were extensively cleaned to 
check for out-of-range values and to take into 
account interviewer remarks about any problems 
that arose while measuring respondents’ blood 
pressure. We then calculated the average of the 
final two measures of SBP and DBP. In cases where 
only two blood pressure measurements were taken, 
we used the average of the two to define SBP and 
DBP, and in cases where blood pressure was 
measured only once, we used SBP and DBP values 
from that measurement. All of our results are robust 
to the inclusion of dummy variables in our models 
to flag cases (n = 50 for systolic and 49 for diastolic 
blood pressure) in which we did not have three 
blood pressure observations and thus could not 
compute the average of the final two. For 355 cases 
(8 percent of the sample), we were unable to get 
even one blood pressure reading for a variety of 
reasons ranging from occasional respondent refusal 
to interviewer problems in getting the blood 
pressure monitor to work for some respondents 
(due to excessively large or small required cuff sizes, 
irregular heart beats, or other reasons). The sample 
mean for SBP was 122.5 mmHg, and for DBP it was 
77.3 mmHg.

We analyze binary measures of being hyperten
sive, being aware of a hypertensive condition, 
receiving treatment for hypertension, and having 
hypertension under control. We considered subjects 
to be hypertensive if they (a) had an average SBP of 
140 mmHg or higher, or an average DBP of 
90 mmHg or higher, or (b) reported that they had 
taken antihypertensive medications in the last 12 
months. Subjects were considered to be aware of 
their hypertension if they (a) were defined as

Racejethnicity measures

We use the terms race and ethnicity conjointly 
because our categorization is based on separate 
survey questions that ask the respondent to identify 
both Hispanic ethnicity and race.3 We used the 
following four category classification of race/ethni
city: Hispanic includes all respondents who reported 
Latino/Hispanic origin, regardless of identification 
with any other racial group; non-Hispanic black 
includes respondents who identified as African 
American/Black in any of their responses (respon
dents could identify with multiple groups), exclud
ing those who reported Latino/Hispanic origins; 
non-Hispanic white includes respondents who listed 
White/Caucasian as their first response to the race 
question, excluding those who identified as Latino/ 
Hispanic or Black/African-American; and non- 
Hispanic other race includes respondents who listed 
American Indian, Asian, or Pacific Islander as their 
first response to the race question and did not 
identify as either Latino/Hispanic or Black/African- 
American (anyone who identified as Filipino was 
classified in this category, regardless of identifica
tion with other groups).

The survey questions on race/ethnicity and 
analytic categories we use are consistent with those 
used in the 2000 US Census, which were based on 
extensive and expert social science deliberation with 
the understanding that conceptions and definitions 
of race and ethnicity are personally and socially 
constructed rather than given or determined by 
physical characteristics or national origins. These

’Additional information on all of the variables used in our 
analysis (including the wording of survey questions about racial 
and ethnic identification), can be found in the web-only 
supplement [can be found in the web-only supplement available 
in the online version of this article as Appendix A],
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ence (concentrations of people with high education 
and in professional/managerial occupations) and 
gentrification (a residentially mobile population 
consisting of young adults and few children under 
the age of 18). The third factor represents racial/ 
ethnic/immigrant composition, (higher values indi
cate more Hispanic and foreign born and fewer non- 
Hispanic blacks), and the final factor captures older 
age composition (especially people over 70 but also 
those between ages 50 and 69, and few young adults 
or people who have never married).

are also the categories used in most prior work on 
racial/ethnic disparities in hypertension.

Other individual-level covariates 
All of the models we present in the tables control 

for sex, age (18-29, 30-39, 40-49, 50-59, 60-69, 70 
and over), and immigrant generation (first, second, 
third and higher). Some of the models control for a 
more extensive set of covariates including marital 
status (married, divorced, separated, widowed, 
never married), number of children in the household 
(one, two, three or more), body mass index (less 
than 22, 22-24.9, 25-29.9, 30-34.9, 35 or higher), 
health insurance (yes or no), regular source of 
medical care (yes or no), exercise (never, light- 
moderate, regular), walking (never walks 20 min or 
more, does so once a week or less, does so 2-5 times 
a week, does so almost every day), drinking (former 
drinker, always abstained, has less than four drinks 
per month, has 5-13 drinks per month, has 14-30 
drinks per month, has 31 or more drinks per 
month), and smoking (former smoker, never 
smoked more than 100 cigarettes, smokes less than 
6 cigarettes per day, smokes 6-10 cigarettes per day, 
smokes 11 or more cigarettes per day).

Analytic plan

We focus on the extent to which estimates of 
racial/ethnic and socioeconomic disparities in hy
pertension prevalence, awareness, treatment, and 
control change when variation in neighborhood 
context is taken into account. Our analysis proceeds 
in three stages. In the first stage, we use logistic 
regression models to estimate racial/ethnic and 
socioeconomic disparities in hypertension preva
lence, awareness, treatment, and control, ignoring 
neighborhood context. We estimate one model with 
a limited set of individual-level covariates, including 
sex, age, race/ethnicity, immigrant generation, 
education, and income. This model provides base
line estimates of individual-level social disparities In 
each outcome. A second model includes a more 
expansive set of individual-level covariates, some 
suggested in the literature as possible explanations 
for socioeconomic and racial/ethnic disparities in 
hypertension (e.g., body mass index, regularity of 
medical care, physical activity, smoking, and drink
ing) and others included not only because they may 
predict hypertension but also because of their 
potential role in sorting people into neighborhoods 
(e.g., marital status and the presence of children in 
the household). These models were estimated with 
the Stata software package, version 9.

In the second stage of our analysis, we examine 
how adjusting for neighborhood context changes 
estimates of individual-level disparities In hyperten
sion outcomes. One way to accomplish this would 
be to add a fixed effect for each neighborhood (with 
one omitted as the reference category) to the logit 
models, but nonlinear fixed-effect models can be 
severely biased with many strata (Breslow & Day, 
1980, p. 249), so we used an analogous random- 
effects formulation (Raudenbush & Bryk, 2002, p. 
137), centering each individual-level covariate 
around its neighborhood mean. This procedure

Neighborhood-level variables
To construct a set of neighborhood-level vari

ables that would characterize the sociodemographic 
structure of Chicago neighborhoods we conducted a 
principal factor analysis with an orthogonal var- 
imax rotation of 20 variables from the 2000 Census 
that include NC-level measures of racial/ethnic 
composition, socioeconomic status, age composi
tion, family structure, owner-occupied housing, and 
residential stability (full details on the factor 
analysis can be found in the web-only supplement 
available in the online version of this article as 
Appendix A). Our aim was to derive a parsimonious 
set of factors that capture the shared variance of a 
broad spectrum of neighborhood structural char
acteristics in order to use these factors to adjust 
social disparities in blood pressure for neighbor
hood context. All of the resulting factor scores were 
standardized to have a mean of zero and a standard 
deviation of one. The first factor, which we interpret 
as socioeconomic disadvantage, is characterized by 
low family incomes, high levels of poverty, public 
assistance, unemployment, female-headed families, 
never-married adults, and few owner-occupied 
homes. The second factor represents a mix of 
characteristics associated with neighborhood afflu
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produces results nearly identical to fixed effects 
models when the dependent variable is continuous 
(e.g., systolic or diastolic blood pressure). We 
estimated these models using the HLM software 
package, version 6, first with the limited set of 
individual-level covariates and then with the more 
expansive set.

The final stage of our analysis adjusts for 
neighborhood context by introducing neighbor
hood-level variables into our hierarchical models. 
We use all continuous neighborhood-level variables 
in this analysis, but we also ran supplemental 
models with non-parametric specifications of neigh
borhood characteristics, and we report any differ
ences we found with those results. These models 
begin to suggest what aspects of neighborhoods arc 
most consequential for hypertension prevalence, 
awareness, treatment, and control. Again we 
estimate these models first with a more limited and 
then with a more expansive set of individual-level 
covariatcs.

One concern with the strategy of using neighbor
hood-level variables to adjust racial/ethnic and 
socioeconomic disparities in blood pressure out
comes is that high levels of residential segregation 
may preclude us from making comparisons between 
members of different social groups who live in 
similar types of neighborhoods, in which case 
regression estimates of the adjusted disparities 
would be based largely on extrapolations (Oakes, 
2004). For example, if the distribution of neighbor
hood affluence among blacks does not overlap with 
the affluence distribution for whites, then the 
estimate of the black-white gap that we get after 
controlling for neighborhood affluence using regres
sion may depend sensitively on linearity or other 
assumptions about affluence's contribution to the 
regression.

In our analyses, incorporating neighborhood 
effects but not neighborhood-level variables (stage 
2), disparity estimates are built from within- 
neighborhood comparisons, so that conclusions 
from these are less likely to be driven by extrapola
tion. The models that incorporate neighborhood- 
level covariates (stage 3) necessarily sacrifice this 
protection to enhance power. To explore the 
potential for extrapolation to affect them, we 
examined cross-tabulated frequencies of indivi
dual-level race/ethnicity, education, and income by 
quartiles of all four neighborhood-level factors 
(tables can be found in the web-only supplement 
available in the online version of this article as

Appendix A). Despite substantial variance in the 
distribution of neighborhood characteristics across 
social groups, we found fairly sizable representa
tions of all groups across the distribution of most 
neighborhood characteristics. Not surprisingly, 
there is less overlap in the distribution of the 
Hispanic/immigrant/non-black factor across racial/ 
ethnic groups than there is with other factors. 
However, substantial numbers of blacks and whites 
can be found at all quartiles of neighborhood 
affluence/gentrification, older age composition, 
and, to a lesser extent, disadvantage.

Results

Table 1 presents individual-level summary statis
tics on the outcomes and race/ethnicity, education, 
and income. 33.8 percent of our sample were 
hypertensive at the time of our measurements 
(25.6 percent had measured blood pressure in the 
hypertensive range and 8.1 percent did not but were 
on antihypertensive medication). Of these, 68.3 
percent were aware of their condition; 85.6 percent 
of those who were aware were also receiving 
treatment for their hypertension; and among those 
being treated, 45.1 percent had their hypertension 
under control as defined by our measurements.

Table 1
Individual-level summary statistics (n = 3015 unless noted)

Variable Frequency
(unweighted)

Percent
(weighted)

Hypertension outcomes 
Prevalence (n = 2933) 
Awareness (n =» 1029) 
Treatment (n at 719) 
Control (n = 569)

Racc/cthniciiy 
Non-Hisp white 
Non-Hisp black 
Hispanic 
Non-Hisp other

Education 
<12 years 
12-15 years 
16+years

Income 
<510,000 
S 10,000-529,999 
530,000-549,999 
550,000+

1029 33.8
719 68.3
615 85.6
251 45.1

983 38.4
1240 32.1
802 25.8

180 3.8

792 23.4
1576 48.7
737 27.9

365 10.1
876 26.2
581 18.4
698 26.5
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In Table 2, we examine social disparities in the 
prevalence of hypertension. Model 1 shows that the 
odds of being hypertensive are 80 percent higher for 
blacks compared to whites, 70 percent higher for 
those with less than 12 years of education compared 
to those with 16 or more years and 60 percent higher 
for those with 12-15 years of education compared 
to 16 or more years. All of these disparities remain 
significant, if slightly reduced, after controlling for 
the expanded set of individual-level covariates in 
model 2. The odds of hypertension are also greater 
among those with incomes under $10,000, but this 
association is only marginally significant statisti
cally. Estimates of social disparities in hypertension 
change rather dramatically when we control for 
neighborhood context in random effect models, 
either without (models 3 and 4) or with the use of 
neighborhood-level variables (models 5 and 6). 
There are no longer significant differences in the 
odds of hypertension between blacks and whites or

across levels of education after adjusting for 
neighborhood differences in models 3-6. We also 
find in models 5 and 6 that higher levels of 
neighborhood affluence are related to tower odds 
of being hypertensive. A one-standard deviation 
change in neighborhood affluence is associated with 
a 30 percent reduction in the odds of being 
hypertensive.

In Table 3, we analyze the log odds of ever being 
diagnosed with hypertension by a doctor or health 
professional, conditional on being hypertensive 
(which reduces the analytic sample to 1029). Model 
1 shows that the odds of being aware of hyperten
sion are 80 percent higher for blacks compared to 
whites, but this association is reduced slightly and 
becomes only marginally significant when the full 
set of individual-level controls arc added in model 2. 
Controlling for neighborhood context in models 3-6 
further reduces the gap between blacks and whites 
in awareness, which suggests that odds of awareness

Table 2
Odds ratios (OR) and 95% confidence intervals (Cl) for weighted logistic regression and hierarchical generalized linear models of 
hypertension prevalence: CCAHS 2002 (n = 2933)

Neighborhood adjustment* + random Neighborhood covariatcs -r random 
effects

No adjustment Tor neighborhoodVariable
effects

Model Jb Model 3b Model 5bModel 4sModel 2* Model 6°

OR Cl OR C( OR ClOR Cl OR Cl OR Cl

Race/elhnicily (ref = non-Hisp white)
1.8 [ 1.4,2.5]
1.4 [0.9,2.1)
1.6 [0.8.3.3)

[0.6,1.6) 
[0.6.I.3] 
11.0,3.7]

1.2Non-Hisp black 
Hispanic 
Non-Hisp other

[I.1,2.1] 
f0.7J.6J 
[0.9.4.6]

l.l [0.7.1.9] 
[0.7,1.6] 
10.9,3.3]

1.0 [07,2.0]
10.8,1.7}
[0.8.3.4]

[06,1.7] 
[0.6,1.4] 
[0.9,4.5]

1.S 1.0
0.8 121.1 l.l 0.9

1.7 0.72.0 1.9 2.0

Education (ref = 16 + years) 
<12 years 
12-15 years

Income
(ref =550.000+)

< $10,000 
$10,000-129,999 
$30,000-$49.999

[0.9,2] 
[0.9,1.6]

[1.0,2.0] 
[1.9,1.6]

1.7 [1.2.2.5]
[12.2.1]

[1.12.5] 
[II,2.1]

1.4 1A [1.02.1]
[1.0,18]

[1.0.22] 
[1.0,1.8]

1.7 1.5 1.5
1.2 1.21.6 1.5 \A 1.3

[0.92.1] 
[0.6,1.3] 
[0.6,1.3]

[0.9,24]
[■41-3]
[16,1.4]

[0.8,1.8] 
[0.6,12] 
[0.6.12]

[0.82.0] 
[06.1.2] 
[0.6,1.3]

1.31.3 1.5 2 1.3 [0.8,20] 
[0.6,1.3] 
[0.6,12]

[0.9,22] 
[0.6,12] 
[0.6,1.3]

1.4
0.9 0.9 09 0.9 0.9 0.8
0.9 0.9 0.8 0.9 0.9 0.9

Neighborhood factors 
Disadvantage 
Affluence/ 
genirificalion 
Hispanic/immigram/ 
non-black 
Older age 
composition

[09,12]
[0.6,09]

[0.9,12]
[0.6.0.9]

1.0 1.0
0.7 0.7

[0.7,1.0]0.8 0.8 [0.7,1.0]

0.9 [0.8,1.1] 0.9 [0.8,l.l]

Note: Boldface indicates p<.05.
nNeighborhood adjustment refers to centering all covariates around their neighborhood means, 
includes controls for age, sex, and immigrant generation.
includes controls for age, sex, immigrant generation, marital status, number of children in the household, health insurance, regular 

source of medical care, exercise, walking, drinking, and smoking. i
i



Table 3
Odds ratios (OR) and 95% confidence intervals (Cl) for weighted logistic regression and hierarchical generalized linear models of hypertension awareness: CCAHS 2002 (n — 1029)

Neighborhood adjustment* + random effectsVariable No adjustment for neighborhood Neighborhood covariates + random effects

Model Ib Model 3b Model 5b Model 6*Model 2C Model 4*

OR Cl OR Cl Cl OR ClOR OR OR ClCl

Race/etbnidty (ref = non-Hisp white) 
Non-Hisp black 
Hispanic 
Non-Hisp other

Education (ref = 16+years)
< 12 years 
12-15 years

Income (ref = 550,000+)
< $10,000 
$10.000-S29,999 
$30,000-S49,999

Neighborhood ftciors 
Disadvantage 
Affluence/gentrification 
Hispanic/i rnmigran t/non-black 
Older age composition

(04,1.3)
[0.2.0.8]
[033.7]

1.8 [1. U.9] 
[0.3,12] 
[0.13-2]

1.6 [10,2.7]
[0.3.U]
[0334]

[0.4,1.8] 
[0.2,1.01 
[0.134]

0.6 [03,1.4]
[02,0.8]
[0.1,43]

0.9 [0.5,1.6] 
|0.3,0.9J 
[0.1,21]

0.70.9
0.50.6 0.5 04 04 0.4

0.80.6 as 0.5 0.70.7

[08,3.4]
[0.83.4]

[I.2.4.3]
[14.33]

2.5 [1.3,4.7] 
[13-3]

1.6 [0.9,3.1] 
[0.832]

1.7 [10,3.4] 
[0.9,2.6]

2.1 [1.1.3.8]
[1.03.8]

23 1.8
14 14 L71.3 1.4 1.5

[0.63.3]
[0.83-4]
[0.7.2.0]

[0.6,24]
[0.73.0]

[0.7.3.2]
[0434]
[0.8,24]

1.2 1.2 10.6,2-6] 
[0.837] 
[0.7,2.3]

[0.6,24]
[05,1.5]
[06,1.8]

1.6 [0.8,3.5] 
[043.0] 
[0.7,24]

1.2 1.5.2
0.8 1.0 1.314 1314

1.3 [0.7,1.9] 141.3 l.ll.l 1.0

[10,1.6]
[09,1.4]
[044.8]
IP-7,1-0]

14 [I.0.I.8] 
[0.9.1.4] 
[04,0.8] 
[06,1.0]

14
1.1 1.2
04 04

0404

Note: Boldface indicates p<.05.
"Neighborhood adjustment refers to centering all covariates around their neighborhood means. 
blncludes controls for age, sex, and immigrant generation.
includes controls for age, sex, immigrant generation, marital status, number of children in the household, health insurance, regular source of medical care, exercise, walking, 

drinking, and smoking.
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are higher in neighborhoods where blacks live. 
Hispanics are less likely than whites to be aware of 
their hypertension, and this gap becomes more 
statistically significant after adjusting for neighbor
hoods. The odds of awareness are also higher 
among people with lower levels of education, but 
this association only becomes significant after 
controlling for neighborhood context in models 
3-6 (and it is marginally significant in model 5). In 
models 5 and 6, we find that the odds of awareness 
arc higher in more disadvantaged neighborhoods, 
and in neighborhoods where more blacks live, but 
lower in places where more Hispanics and first- 
generation immigrants live. Thus, there is an 
association between neighborhood context and 
being aware of hypertension, and controlling for 
neighborhoods accounts for a large part of the 
differential between blacks and whites in awareness, 
but it does not explain why Hispanics are less aware 
of their hypertension than whites or why people 
with lower levels of education are more aware than

those with 16 or more years, In fact, educational 
differences only become statistically significant after 
controlling for neighborhood context, perhaps 
because blood pressure screening is more common 
in areas where less-educated people live (e.g., in 
churches or work places).

In Table 4, we model the log odds of being treated 
for hypertension, conditional on being aware. The 
sample size for this analysis is relatively small 
compared to previous analyses (« = 719), and there 
is not as much variation in this outcome (86 percent 
of those who are aware of hypertension are also 
being treated with antihypertensive medications). 
As a result, there are few significant predictors of 
being treated. Model 1 shows that there are no 
discernible racial/ethnic or educational disparities in 
being treated for hypertension among those already 
aware. Due to the small sample size and lack of 
variation, the “non-Hispanic other” race category 
perfectly predicted treatment for hypertension, and 
so we had to remove it from the model. Thus, the

Table 4
Odds ratios (OR) and 95% confidence intervals (CO for weighted logistic regression and hierarchical generalized linear models of 
treatment for hypertension: CCAHS 2002 (n = 719)

Neighborhood adjustment*+random Neighborhood covariales + random
elTccis

No adjustment foi neighborhoodVariable
effects

Model 5"Model lb Model 3b Model 4e Model 6sModel 2'

OR ClOR Cl OR Cl OR Cl OR ClOR Cl

Race/ethnicity (ref = non-Hisp white and other) 
Non-Hisp black 
Hispanic

Education (ref = 16+years)
<12 years 
12-15 years

Income (ref = 150,000+)
< $10,000 
$10,000-$29,999 
$30,000-549,999

Neighborhood factors 
Disadvantage 
Affluence/ 
gentrification 
Hispanic/immigrant/ 
non-black 
Older age 
composition

10.5,5.8]
[04,2.4]

1.9 (0.6.5.7] 
[0.6,2.7]

10.5,2.5]
[0.4.2.6]

1.7 [0.4.6.5]
[0.6.3.4]

1.7l.l [0.5.2.6] 
[0.6.3.I]

1.8 10.6,5.4]
(0.4.2.0]

l.l
1.31.3 1.4 1.01.0 0.9

fO.4,2.4]
[0.5.2.I]

1.01.0 10.4.2.6] 
[0.3. t. 9]

0.9 [0.4.2.4] 
[0.3,1.5]

1.1 [0.4,2.6] 
[0.4.2.9J

1.0 [0.4,2.1 ] 
104,2.0]

0.9 [0.4,21] 
[0.4,1.5]0.8 0.9l.l 1.0 0.80.7

[0.6.4.3] 
[1.3. 6.6] 
[1.0,5.2]

[0.6,5.1] 
[1.4.8.7] 
[0.6, 2.8]

1.2 10.5,2.9]
[0.8.4.4]
10.5,3.5]

1.6 1.2 [0-5.2.7] 
11.2,4.9] 
[0.6,2.9]

1.6 [0.6,3.8] 
[I.8.7.1] 
[0.9.3.3J

1.4 [0.5.3.7] 
[l.l,6.3] 
[0.5.2.6]

1.8
2.41.9 2.9 3.52.7 3.5
1.3J.3 2.31.2 1.3 1.9

1.0 [0.8,1.5]
[0.7,15]

l.l [0.8,1.6] 
[0.8,1.8]1.0 1.2

1.3 [0.9,1.9] 1.3 [0.9,1.9]

1.0 [07,1.3] [0.8,1.3].0

Note: Boldface indicates/?<.05.
"Neighborhood adjustment refers to centering all covariates around their neighborhood means. 
b(ncludes controls for age, sex, and immigrant generation.
'Includes controls for age, sex, immigrant generation, marital status, number of children in the household, health insurance, regular 

source of medical care, exercise, walking, drinking, and smoking.
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Table 5
Odds ratios (OR) and 95% confidence intervals (Cl) for weighted logistic regression and hierarchical generalized linear models or 
hypertension control: CCAHS 2002 (n = 569)

Neighborhood adjustment*+random Neighborhood covariates + random 
effects

Variable No adjustment for neighborhood
effects

Model 3bModel tb Model 5bModel 4C Model 6*Model T

OR Cl OR Cl OR ClOR Cl OR Cl OR Cl

Race/cihniciiy (ref = non-Hisp white) 
0-5 [0.3.0.9]
0.6 (0.3,1.3]
1.9 (0.4,9.5]

0.3 [0.I.U] 
[0.2,2.9] 
[0.0.2.0]

Non-Hisp black 
Hispanic 
Non-Hisp other

[0.2,0.7] 
[0.2,1.I] 
[0.3,10.1]

0.3 [0.1,1.0] 
[0.2,2.7]

0.5 [0.2,1.0] 
I0.3J.SJ 
[0.4,8.1]

0.4 [0.2,08] 
[0.3,1.7] 
10.2,7.0]

0.4
0.80.5 0.8 0.8 0.7

0.4 [0.1,2.3] 1.71.7 0.3 .3

Education (ref = 16+years)
< 12 years 
12-15 years

Income (ref = $50,000 + )
< $10,000 
$10,000-129,999 
$30,000-549,999

[0.3,20]
[03,1.3]

[0.3,19]
[02.1.4]

[0.3.I.4] 
[0.3,1.3]

05 [0.2,1.0]
[0.3,10]

0.8 0.7 0.7 [04,1.5]
[0.3,1.11

[0.2.1.l|
[0.2,08]

0.7 0.5
0.6 0.60.7 0.5 0.6 0.5

[0.7,3.5] 
[0.6,23] 
[0.7.2.7]

[1.0,6.0] 
[0.73.1] 
[0.73.9]

[05,4.8] 
[0.53.1] 
[0.5,3.I]

[06,6.2]
10.7,4.8]
[0.5,30]

2.0 [0.9.4.8] 
[0.73.9] 
[0.8,3.1]

1.6 2.4 1.5 1.9 3.1 [1.2,8.0] 
[1.0,4.1] 
[08,3.4]

1.5 13 1.9 1.5 201.2
1.51.4 1.4 1.2 1.2 1.6

Neighborhood factors 
Disadvantage 

AfH ucncc/genlrifi cation 
Hispanic/immigrant/ 
non-black 
Older age 
composition

l.l [08,1.4] 
10.9,1.6] 
[0.6,1.3]

[08,1.4]
10.9,1.6]
[0.6,13]

l.l
1.2 1.2
0.9 0.8

[10,1.6] [10,1.6]13 1.3

Note-. Boldface indicates p<.05.
"Neighborhood adjustment refers to centering all covariates around their neighborhood means. 
blncludes controls for age, sex, and immigrant generation.
‘Includes controls for age, sex, immigrant generation, marital status, number or children in the household, health insurance, regular 

source of medical care, exercise, walking, drinking, and smoking.

neighborhood context appear to play a role in the 
likelihood of being treated.

Finally, Table 5 examines control of hypertension 
among those who are taking antihypertensive 
medication. Here again, the sample size is relatively 
small (n — 569), but there is more variation to 
explain (only 45% of those who had been treated 
for hypertension had their blood pressure measured 
within the normal range) than was the case with 
treatment. Model 1 shows that the odds of having 
one’s hypertension under control are 50 percent 
lower for blacks compared to whites, and this gap 
persists after adjusting for the expanded set of 
individual-level covariates and for neighborhood 
context in subsequent models (although it is not 
quite significant when covariates are centered 
around their neighborhood means).4 Control of

reference group for racial/ethnic comparisons in this 
model includes both whites and those in the non- 
Hispanic other category. There is one, possibly 
chance, significant difference across income groups: 
people who make between $10,000 and $29,999 are 
more likely to receive treatment for hypertension 
than those who make $50,000 or more. Estimates of 
racial/ethnic and socioeconomic differences in 
treatment change little when neighborhood fixed 
effects arc added in models 3 and 4, and there are no 
significant associations with neighborhood-level 
covariates in models 5 and 6. However, x2 tests 
indicated that there was significant residual variance 
at the neighborhood level that was not fully 
explained by the model suggesting that there is still 
unobserved heterogeneity in the way that rates of 
treatment for hypertension vary across neighbor
hoods. In short, the available evidence suggests that 
treatment for hypertension is not strongly patterned 
by race/ethnicity, education, or income, nor does

'i$

£
i

4The reduction of the statistical significance of the black-while 
gap in hypertension control in models 3 and 4 is due to the
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occupations), even after adjusting for BMI, health 
care access, family structure, physical activity, 
smoking, drinking, and other neighborhood-level 
controls. One hypothesis is that affluent areas may 
have cultures that promote behavioral patterns 
(e.g,, exercise, lower body mass, non-smoking) that 
reduce levels of blood pressure. What other specific 
factors may account for the association between 
neighborhood affluence and hypertension preva
lence is a topic for future research.

Among those with hypertension, the odds of 
being diagnosed by a doctor or health professional 
were higher for blacks compared to whites and 
people with lower levels of education compared to 
those with 16 or more years, which is consistent with 
previous research (Hajjar & Kotchen, 2003). We 
also found that awareness was higher among people 
who live in more disadvantaged neighborhoods and 
neighborhoods with higher proportions of blacks 
(and fewer Hispanics and foreign-born). Among 
those who are aware of their hypertension, there 
were no significant social disparities in the odds of 
receiving medical treatment. All of this suggests that 
the public health and health care system is effective 
at screening, diagnosing, and initiating treatment of 
high-risk groups. Also, the finding that more 
disadvantaged and black neighborhoods are asso
ciated with higher odds of awareness, and that these 
neighborhood factors account for the remaining 
differences in awareness between blacks and whites, 
suggests that some of these public health initiatives 
to increase awareness of hypertension have been 
effectively targeted at places rather than just people 
at risk for hypertension (Benjamins, Kirby, & Bond 
Huie, 2004).

Despite the encouraging findings regarding 
awareness and treatment, we found that blacks 
were significantly less likely to have their hyperten
sion controlled, and the same was true for the less 
educated, although not all differences were statisti
cally significant. Neighborhood old age composition 
and, in some models, affluence were positively 
related to control, but adjustments for context 
failed to explain racial or educational disparities in 
control. Pharmacologic treatment of hypertension 
appears not to be as effective for blacks, but we do 
not yet adequately understand why. One possibility 
is that treatment of hypertension may not work as 
well for persons under high stress, in part because 
such people are less able to comply with treatment 
regimens (Williams, 1992). To the extent that stress 
is related to neighborhood exposures, we would

hypertension is also less likely among those with less 
education, but the only statistically significant result 
is that the odds of controlling hypertension are 50 
percent lower for those with 12-15 years of 
education compared to those with 16 or more years 
in model 6. In contrast, low income people were 
slightly more likely to have their hypertension 
controlled, though again, only one contrast is 
significant (between those with incomes of less than 
510,000 and those with £50,000 or more, in model 
6). The association between low income and control 
of hypertension may reflect better access to care and 
medication among lower income persons, who are 
more likely to have health insurance, primarily via 
Medicaid.

The odds of having hypertension under control are 
higher in neighborhoods with older age composi
tions, although this association becomes marginally 
significant after adding the expanded set of indivi
dual-level covariates. A supplemental analysis sug
gested a possible association between neighborhood 
affluence and hypertension control. Replacing con
tinuous factor scores with dummy variables for their 
quartiles, we found that living in a neighborhood at 
the highest quartile of affluence (compared to the 
lowest quartile) was associated with higher odds of 
having one’s hypertension under control (OR = 2.3, 
[1.1, 4.9]). These findings may reflect greater access to 
or quality of health care In affluent neighborhoods 
and in places with more elderly people.

Conclusion

The central aim of this study is to understand the 
potential contribution of residential neighborhoods 
to social disparities in hypertension prevalence, 
awareness, treatment, and control. We found that 
blacks and people with lower levels of education 
have significantly higher odds of hypertension than 
their respective comparison groups (i.e., whites and 
people with 16 or more years of education), but that 
after adjusting for neighborhood context these 
disparities diminished and became statistically 
insignificant. The risk of hypertension is also lower 
in more affluent and gen trifled neighborhoods (i.e., 
places with a high level of residential turnover and 
greater shares of young adults, highly educated 
people, and people in professional or managerial

(footnote continued)
increased standard errors in these models; the coefficients 
themselves actually increase.
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expect racial disparities to diminish after taking 
neighborhoods into account, but they do not. 
Alternatively, considerable evidence suggests that 
the quality and intensity of treatment of a broad 
range of medical conditions vary by race, with 
blacks and other minorities receiving poorer quality 
of care than whites (Smedley, Stith, & Nelson, 
2003). Inadequate levels of control of hypertension 
among blacks seeking treatment remains a signifi
cant scientific and public health problem, but 
neighborhood context (at least as it varies within a 
city like Chicago as opposed to between cities and 
other areas) does not appear to be a major factor to 
be pursued in further efforts to understand and 
alleviate this disparity. However, we also note that 
our analysis of hypertension control among those 
being treated for hypertension is based on much 
smaller sample sizes, both at the individual- and 
neighborhood-levels, which reduces our power to 
detect significant neighborhood effects.

In sum, we found that neighborhoods appear to 
play a role in explaining social disparities in 
hypertension prevalence and awareness, though in 
different directions, but not in the treatment and 
control of hypertension. Our analysis also highlights 
the potentially protective effects of neighborhood 
affluence for reducing the risk of hypertension, and 
increasing the likelihood that people on anti
hypertensive medication will be able to control their 
condition. This study is part of a growing literature 
that has found neighborhood SEP to be associated 
with a variety of health outcomes, but it also makes 
some distinctive contributions. First, this is the only 
study of which we are aware that attempts to 
decompose social disparities in health into their 
within- and between-neighborhood components, 
thus focusing on the role of neighborhoods in 
explaining racial/ethnic and socioeconomic dispa
rities. Second, most previous studies of neighbor
hood SEP and health have focused on markers of 
neighborhood disadvantage, whereas we assess both 
disadvantage and affluence and find the latter to be 
a stronger predictor of hypertension. Third, unlike 
many previous studies, we sampled adults from all 
neighborhoods in a major urban area, Chicago, and 
collected physical measurements on health rather 
than relying on self-reports. Fourth, few prior 
studies have explored social disparities in awareness, 
treatment, and control of hypertension, and ours is 
the first (of which we are aware) to examine 
associations between these outcomes and neighbor
hood context.

Our study has several limitations. First, it is a 
study of a single US city with a unique social 
geography and a high degree of residential segrega
tion (Frey & Meyers, 2005), It is conceivable that in 
other populations, hypertension, neighborhoods, 
and social groups associate in different patterns 
than in Chicago. However, by concentrating on a 
single city, we have been able to sample clusters of 
individuals in small geographic areas, which is 
important for multilevel comparisons within and 
between neighborhoods. Chicago is also particularly 
well suited to studying social disparities in health 
because it is one of the few major cities to contain 
substantial representations of whites, blacks, and 
Mexicans, as well as other ethnic groups.

Second, the study does not identify specific 
mechanisms linking individual-level race/ethnicity 
and SEP, or neighborhood sociodemographic char
acteristics to blood pressure. Nor can a cross
sectional study of this type draw any clear 
conclusions about causal relationships. Our findings 
indicate that features of neighborhoods may be 
stronger or more consistent markers of hyperten
sion risk than race or SEP, but not that either 
of these in itseif clearly causes hypertension 
(Kraemer et al., 1997). In the real world, 
people are not randomly assigned to neighbor
hoods, and although hypertension itself may not 
be a strong determinant of how people selectively 
sort themselves into neighborhoods (in part because 
it is largely asymptomatic), there may be other 
health conditions that are either predictors (e.g., 
BMI) or outgrowths (e.g., cardiovascular disease) of 
hypertension that could in part determine how 
people select themselves/are selected into neighbor
hoods.

A possible third limitation is that segregated cities 
or metropolitan areas may provide too few compar
isons between individually similar people living in 
different neighborhood environments to identify 
neighborhood effects, or to disentangle the indivi
dual-level effects of race/ethnicity and SEP from the 
contextual effects of neighborhood characteristics 
(Merlo & Chaix, 2006; Oakes, 2004, 2006), We 
addressed this issue empirically by examining the 
overlap in the distributions of neighborhood char
acteristics across different social groups and by 
estimating within-neighborhood disparities of hy
pertension. Although segregation limited our ability 
to distinguish neighborhood and individual con
tributions to hypertension risk, this limitation was 
far from total.
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This study takes measured but important steps 
towards understanding the potentially substantial 
role that place of residence, and factors that vary 
with it, play (or do not play) in the etiology of 
hypertension and its diagnosis, treatment, and 
control. Future research should be more specific as 
to the attributes of areas that increase the risk of 
such hypertension. Candidates for such neighbor
hood mechanisms include indicators of stress (e.g., 
crime and disorder), features of the built environ
ment that encourage exercise and walking (e.g., 
mixed land use), the availability and type of grocery 
stores and restaurants in and around the neighbor
hood, the proximity of health care providers, and 
the availability of social support. Future analysis 
must also utilize designs (e.g., experimental or 
longitudinal) that support stronger causal infer
ences. A better understanding of the causal mechan
isms through which neighborhood environments 
shape the risk of hypertension risk could also help 
inform decisions as to where future community-level 
interventions should be targeted.
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Eviction and the Reproduction of Urban Poverty1

Matthew Desmond 
Harvard University

Combining statistical and ethnographic analyses, this article ex
plores the prevalence and ramifications of eviction in the lives of 
the urban poor. A quantitative analysis of administrative and survey 
data finds that eviction is commonplace in inner-city black neigh
borhoods and that women from those neighborhoods are evicted at 
significantly higher rates than men. A qualitative analysis of eth
nographic data based on fieldwork among evicted tenants and their 
landlords reveals multiple mechanisms propelling this discrepancy. 
In poor black neighborhoods, eviction is to women what incarcer
ation is to men: a typical but severely consequential occurrence 
contributing to the reproduction of urban poverty.

Ever since the earliest writings of the Chicago school, sociologists have 
pondered the movement of people across the metropolis. Invasion and 
succession, residential mobility and migration, instability and neighbor-

' I thank Mustafa Emirbayer, Sarah Bruch, Jane Collins, Felix Elwert., Myra Marx 
Ferree, Peter Hart-Brinson, Chester Hartman, Robert Hauser, Colin Jerolmack, Sha- 
mus Khan, Matthew Nichter, Timothy Smeeding, Ruth Lopez Turley, Adam Slez, and 
the ATS reviewers for their challenging and sharp comments on previous drafts. The 
University of Wisconsin Survey Center expertly carried out the Milwaukee Eviction 
Court Study; special thanks to Kerryann DiLoreto, Jessica Price, and John Stevenson. 
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Population Laboratory, B arry Widera at Court Data Technologies, and Michael Curtis, 
Brandon Kenney, and Alexandria King offered outstanding research support. I am 
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Eviction and the Reproduction of Urban Poverty

hood change—shifts and sortings forming “the tidelands of city life” (Zor- 
baugh 1929, p. 3)—these have been central to the study of urban society 
and its problems.

Social scientists have amassed considerable evidence that poor families 
exhibit high levels of residential mobility, moving, in most cases, from 
one disadvantaged neighborhood to another (South and Crowder 1998; 
Sampson and Sharkey 2008). Although we have sound theories that ex
plain why people move out of the slum, parlaying higher earnings into 
residential advantage (e.g., Logan and Alba 1993; South and Crowder 
1997),2 we know little about why so many people move within it. Increased 
residential mobility is associated with a host of negative outcomes, in
cluding higher rates of adolescent violence (Sharkey and Sampson 2010), 
poor school performance (Pribesh and Downey 1999), health risks (Dong 
et al. 2005), psychological costs (Oishi 2010), and the loss of neighborhood 
ties (Sampson, Morenoff, and Earls 1999). If residential mobility brings 
about such outcomes, then determining why poor families move as often 
as they do is crucial to our understanding of the root causes of social 
disadvantage and to the development of effective policy initiatives.

While far from exhaustive, three explanations for high levels of resi
dential mobility among the urban poor present themselves. The first has 
to do with neighborhood or housing dissatisfaction. As crime on a block 
is perceived to increase or as tenants grow weary of substandard con
ditions, they might seek out new places to live (Speare, Goldstein, and 
Frey 1975; Rossi 1980). Yet neighborhood dissatisfaction does little to 
explain why families move from low- to high-poverty neighborhoods or 
between high-poverty neighborhoods with similar levels of crime. Studies 
have shown, moreover, that African-Americans are less likely than other 
racial and ethnic groups to move because of neighborhood dissatisfaction 
(South and Deane 1993).

Gentrification and neighborhood revitalization may also explain high 
levels of residential mobility among the urban poor. At the dawning of 
the 21st century, analysts warned of a “resurgence of gentrification” (Smith 
1996; Wyly and Hammel 1999), including that ostensibly driven by

dation, the American Philosophical Society, the Ford Foundation, the University of 
Wisconsin System Institute for Race and Ethnicity, the Horowitz Foundation for Social 
Policy, and the Harvard Society of Fellows. Direct correspondence to Matthew Des
mond, Department of Sociology, Harvard University, William James Hall, 33 Kirkland 
Street, Cambridge, Massachusetts 02138. Email: mdesmond@fas.harvard.edu 
2 When it comes to transforming economic capital into residential capital, the exchange 
rate is much steeper for African-Americans (Logan et al. 1996). That human capital 
attributes alone cannot explain racial segregation has led scholars to document how 
many blacks are prevented from escaping disadvantaged neighborhoods by structural 
impediments such as characteristics of the housing market and racial discrimination 
(Massey and Denton 1993; Sampson and Sharkey 2008).
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middle- and upper-class African-Americans (Pattillo 2007; Hyra 2008). 
Even so, gentrification typically visits only a small number of poor neigh
borhoods and accounts for a small portion of moves among poor renters 
(Kasarda et al. 1997). And although sociologists long have observed that 
gentrification displaces poor residents (Marcuse 1986; Logan and Molotch 
1987), a number of recent studies have arrived at the opposite conclusion, 
finding gentrification to be associated with lower rates of residential turn
over among disadvantaged households (Vigdor 2002; Freeman 2005; 
though see Newman and Wyly 2006). Some scholars have speculated that 
“gentrification brings with it neighborhood improvements” that cause low- 
income renters to make “greater efforts to remain in their dwelling units, 
even if the proportion of their income devoted to rent rises” (Freeman 
and Braconi 2004, p. 51).

A third explanation has to do with slum clearance. Classic works of 
urban sociology and history—Jacobs’s The Death and Life of Great Amer
ican Cities (1961), Gans’s The Urban Villagers (1962), Caro’s The Power 
Broker (1974)—have chronicled the massive and traumatic uprooting of 
poor communities dislodged midcentury under the banner of “urban re
newal.” In recent years, municipalities increasingly have razed public 
housing units, casting their residents throughout the city (Goetz 2002; 
Bennett, Smith, and Wright 2006). Poor blacks have borne the brunt of 
this consequential transformation, as “local housing authorities have sys
tematically chosen [to tear down] projects that, even by the standards of 
their own city, are disproportionately inhabited by Black families” (Goetz 
2011, p. 1600). Yet, however impressive its scope and consequential its 
ramifications, the demolition of public housing throughout the United 
States accounts for a minute portion of residential moves among low- 
income renters (Stone 1976). And of course, the demolition of public hous
ing cannot account for the high levels of residential mobility among the 
poor documented long before the arrival of the wrecking ball.

Even taken together, then, neighborhood dissatisfaction, gentrification, 
and slum clearance cannot fully explain the high levels of residential 
mobility among the urban poor. It would seem, then, that scholars have 
overlooked important mechanisms driving residential mobility within 
inner-city neighborhoods. This article identifies eviction as one such mech
anism. Eviction is perhaps the most understudied process affecting the 
lives of the urban poor. Although social scientists have examined eviction 
rates in supplementary analyses (Mayer and Jencks 1989), legal scholars 
have researched how counsel affects eviction court outcomes (Monsma 
and Lempert 1992; Seron et al. 2001), and urban ethnographers have 
mentioned eviction cursorily (Stack 1974; Venkatesh 2000), we still know 
very little about it (Hartman and Robinson 2003). A mixed-methods en
deavor that combines a quantitative analysis of eviction records and sur
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vey data with a qualitative analysis of ethnographic data gleaned from 
fieldwork among evicted families and their landlords, this study is among 
the first to empirically evaluate the relationship between eviction and 
urban poverty. To do so, it pursues four research questions. First, how 
prevalent is eviction? Second, where in the city do evictions occur? Third, 
are women disproportionately affected by eviction and, if so, why? Fourth, 
what are the consequences of eviction?

Drawing on an analysis of eviction records from Milwaukee, a city of 
roughly 600,000, this article finds eviction to be a frequent occurrence. 
Even before the housing crisis began in 2007, thousands were evicted 
from their homes each year. Between 2003 and 2007, landlords evicted 
roughly 16,000 adults and children from 6,000 units in an average year. 
To place these figures in perspective, consider that the number of families 
evicted in Milwaukee in an average year is equivalent to the number of 
families forced out of public housing in Chicago, a city with approximately 
five times the population, over the course of a decade.3 Almost half of 
the city’s evictions took place in predominantly black inner-city neigh
borhoods, where one renter-occupied household in 14 was evicted an
nually. In black neighborhoods, women were more than twice as likely 
to be evicted as men. Findings from ethnographic fieldwork reveal how 
structural constraints, having to do with work, welfare, and housing costs, 
and interactional patterns, having to do with gendered reactions to re
ceiving an eviction notice, place women from poor black communities at 
especially high risk of eviction.

If incarceration has become typical in the lives of men from impov
erished black neighborhoods, eviction has become typical in the lives of 
women from these neighborhoods. Typical yet damaging, for the conse
quences of eviction are many and severe: eviction often increases material 
hardship, decreases residential security, and brings about prolonged pe
riods of homelessness (Crane and Warnes 2000; Burt 2001); it can result 
in job loss, split up families, and drive people to depression and, in extreme 
cases, even to suicide (Serby et al. 2006; Desmond 2012); and it decreases 
one’s chances of securing decent and affordable housing, of escaping dis
advantaged neighborhoods, and of benefiting from affordable housing 
programs. In inner-city neighborhoods, it is women who disproportion
ately face eviction’s fallout.

3 Between 1995 and 2005, 4,851 families were relocated (with vouchers) from public 
housing units in Chicago (Wilen and Nayak 2006, p. 219), the archetypical case of 
public housing transformation.
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DATA AND METHODS

The multiple methods on which this article relies informed each other in 
important ways. Although I entered the field with a set of research ques
tions to pursue, questions guided by current theories of urban poverty, 
these lines of inquiry flexed, waned, or amplified as the fieldwork pro
gressed. Some research questions pursued here first presented themselves 
during my ethnography. They most likely would not have sprung to mind 
had I never set foot in the field. But it was only after conducting quan
titative analyses of court records and survey data that I was able to 
understand fully the magnitude of eviction in the inner city and to doc
ument racial and gender disparities. The problem rendered clearer and 
more refined by aggregate comparisons, I returned to my field notes to 
identify the mechanisms behind the numbers, looking for repeated pat
terns while also paying mind to variation and diversity of experience. 
Working in tandem with one another, each method enriched the other. 
And each kept the other honest.

Eviction Records
I extracted legal records of court-ordered evictions that took place in 
Milwaukee County between January 1, 2003, and December 31, 2007. 
These records encompass all closed eviction cases and exclude open cases 
and cases dismissed because the court ruled in favor of the tenant or 
because the landlord and tenant reached an agreement. Milwaukee law 
permits landlords to evict tenants for breaching the rental agreement by 
falling behind in rent or by committing a number of other violations (e.g., 
property damage, drug distribution). Tenants renting on a month-to- 
month basis may be evicted even if they have not broken the rental 
agreement. The court records include all such evictions.

Each eviction case involved at least one landlord and at least one tenant. 
And each included the full names of tenants and landlords, the address 
for which the eviction was ordered, and the judgment date. Addresses 
were geo-coded using ArcGIS and an associated road network database, 
producing an exact latitude and longitude for each case as well as a 
corresponding census location. It was then possible to merge the eviction 
records from one year with population estimates of Milwaukee County 
block groups from that same year, GeoLytics, a company specializing in 
creating customized data sets of demographic information, calculated pop
ulation estimates by drawing on the 2000 census, county- and state-level 
annual estimates, actuarial tables, and immigration records. Block groups 
were selected as the unit of analysis because they are the smallest geo
graphic area for which income and poverty information is reported. Mil
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waukee County is divided into 880 block groups, the average one housing 
747 adults. For the purpose of these analyses, a “neighborhood” was de
fined as a block group, and its racial composition was designated, say, 
“white” if non-Hispanic whites accounted for at least two-thirds of neigh
borhood residents. By these criteria, in 2007 there were 193 black, 477 
white, 35 Hispanic, and 175 mixed neighborhoods in Milwaukee. Roughly 
13.5% of eviction cases (N = 4,661) did not merge with population es
timates (they included no addresses, owing to clerical error) and were 
dropped, along with all nonresidential evictions (N — 253). This resulted 
in a sample size of 29,960 eviction cases—involving 32,491 landlords and 
36,252 tenants—with complete geographic information.

Because eviction records unfortunately did not include sex (or race) 
identifiers, two methods were employed to impute sex. First, a pair of 
research assistants assigned a sex to each person, based on first names.4 
After additional court record and Internet searches, 3.7% of names not 
immediately recognizable as belonging exclusively to a man or a woman 
remained unknown. Unknown names were excluded from analyses that 
compared women and men. Supplementary analyses (one in which half 
the unknown names were designated male and half female; another in 
which all unknown names were designated male) revealed that excluding 
unknown names did not influence the results. Second, drawing on Social 
Security card applications for U.S. births, I compiled the 1,000 most pop
ular names per decade from the 1940s, 1950s, 1960s, 1970s, and 1980s 
(years adults ages 18-67 in 2003-7 were born).5 Then, I merged together 
the 1,000 most popular names for all five decades (resulting in 3,090 
distinct names) and generated a “likelihood female” statistic by dividing 
the total number of girls with a name by the total number of all people 
with that name. If a name was distinctively female, it received a score 
of 1 (N = 1,564); if a name was distinctively male, it received a score of 
0 (N = 1,304). The remaining 222 names received scores between 0 and 
1, with names more popular among boys (e.g., Randy, Bobby) receiving 
scores closer to 0 and names more popular among girls (e.g., Sharon, Erin) 
receiving scores closer to 1. The likelihood female statistic was affixed to 
all names represented in both the Social Security Administration and 
eviction records. (Of the 8,261 distinct first names among evicted tenants, 
6,063 were not found among the top 1,000 names of the five decades. 
These 6,063 names accounted for 8,793 tenants.) Coders estimated that 
60.6% of evicted tenants were women. The likelihood female statistic

4 To calculate interrater reliability, both coders assigned a sex to the same set of 1,000 
randomly selected names. Reliability was calculated using Cohen’s k (Cohen 1960). 
This test resulted in a a: of .85, signaling very strong agreement (Gwet 2001).
J Felix Elwert conceived of, and generously helped to execute, this strategy.

93

This content downloaded from 132.174.255.3 on Mon, 01 Jan 2018 07:27:46 UTC
All use subject to http://about.jstor.org/tenns

http://about.jstor.org/tenns


American Journal of Sociology

based on Social Security records estimated that 60.7% were women. These 
virtually identical point estimates express a high degree of agreement 
between the two methods and bolster confidence in coders’ assignments. 
More details about the process of imputing sex from names can be found 
in the appendix.

An annual household eviction rate was calculated by dividing the num
ber of eviction cases in a year by the number of occupied rental units 
estimated for that year. Additionally, for each block group, I estimated 
the eviction rate for male and female renters by dividing the number of 
evictees of one sex by the number of adults of the same sex living in 
rental housing.6 With these statistics in hand, I could calculate risk ratios 
(by dividing the female eviction rate by the male rate) and risk differences 
(by subtracting the male rate from the female rate). All statistics were 
calculated for each block group for each year. The results were then pooled 
and annual averages calculated. Risk ratios and risk differences were 
calculated in three different samples. The first included all block groups 
with at least one female evictee and at least one male evictee. The second 
included only high-poverty block groups, where more than 40% of the 
population lived at or below 150% of the poverty line. The third included 
only “hypersegregated neighborhoods,” where at least 85% of residents 
belonged to the same racial or ethnic group.

The primary strength of analyzing court records lies in the accuracy of 
the information. I learned during fieldwork that many tenants tend to 
have misguided conceptions of eviction. Indeed, some who clearly were 
evicted (their names appearing in the court records) did not realize as 
much. Just as epidemiologists have found ecological-level data on sensitive 
topics (e.g., alcohol consumption) to be much more precise than estimates 
gleaned from individual-level surveys (see Schwartz 1994), relying on 
court records resulted in a much more exact measure of the incidence and 
location of eviction than could be generated from survey research. But 
court record data also are limited. For one, they do not enable me to 
compare the characteristics of evicted and nonevicted households to de

6 To generate estimates of male and female renter populations, I first constructed an 
estimate of the adult population living in rental units by multiplying the number of 
adults in a block group with the percentage of renter-occupied housing units. This 
required assuming that the distribution of adults within block groups was evenly spread 
across housing units. I tested this assumption by using census 2000 data to compare 
Milwaukee’s rate of rental to owner-occupied units with that of the population living 
in such units. The mean odds ratio of these two rates was .96, expressing near perfect 
proportionality. Then I generated an estimate of the number of men and women living 
in rental units by multiplying the adult rental population by the percentage of women 
and men in a block group. Doing so required assuming that men and women live in 
rental units at rates proportionate to their representation in the general population, 
an assumption verified by previous research (National Multi Housing Council 2009).
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termine if, say, women who fell behind in rent were more likely to be 
evicted than men who did the same. My claims drawing on these data, 
then, are relegated to comparisons of different neighborhoods. Moreover, 
while court data record the location of all documented formal evictions, 
they provide only a partial view of the entire population affected by 
eviction. For one, court records do not capture informal evictions—from 
illegal strong-arm lockouts to unofficial agreements—that occur beyond 
the purview of the court. Off-the-books evictions may account for a sig
nificant fraction of landlord-initiated moves. Joe Parazinski,7 a white 
building manager who lived and worked in the majority-black inner 
city—and who preferred paying tenants $200 to leave over taking them 
to eviction court, as the former option often was cheaper—once told me, 
“For every eviction I do that goes through the courts, there are at least 
10 that don’t.” Moreover, because only leaseholders’ names appear in the 
eviction records, there is no way of knowing if, say, children, grandparents, 
or romantic partners were living with leaseholders at the time of the 
eviction. While those informally evicted remain beyond the scope of this 
study, it was possible to gain a fuller picture of all people affected by 
court-ordered evictions by collecting survey data.

Court Survey
The Milwaukee Eviction Court Study was an in-person survey of tenants 
appearing in eviction court every weekday (save one) between January 
17 and February 26, 2011. During this six-week period, 1,328 eviction 
cases were filed. In 378 cases, tenants appeared in court; of those, 251 
were interviewed, resulting in a response rate of 66.4%. Brief interviews 
were conducted with tenants immediately after their court hearing. All 
tenants appearing in court whose name appeared on the Eviction Sum
mons and Complaint—a court-issued document, printed on pink paper, 
listing the charges against them—and therefore would appear in the evic
tion records, were eligible. Tenants were asked about their current resi
dence (e.g., rent, number of bedrooms), the outcome of their hearing (e.g., 
evicted, case dismissed), and their demographic information. Whenever 
possible, interviewers electronically scanned each tenant’s Summons and 
Complaint or copied its contents directly onto the questionnaire (N — 
105). Doing so provided high-quality data about the reasons for eviction, 
these being listed clearly on the document. If tenants did not have their 
Summons and Complaint or if they preferred interviewers not look at it, 
they were asked to provide the reasons they were called to court (A = 
146). Additionally, the survey collected a roster of all adults and children

7 All names are pseudonyms.
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in each household. Besides being asked to provide the race, age, and sex 
of all adults who lived with them, respondents also were asked about 
their relationship to each adult as well as if the adults name appeared 
on the pink papers.

Survey data allowed me to look beyond leaseholders to see all people 
in a household exposed to the hardship of eviction. Although this survey 
encompassed but a fraction of families evicted in Milwaukee, its sample 
was large enough that meaningful insights could be drawn from it. More 
information about the survey can be found in the appendix.

Fieldwork
From May to September 2008, I lived in a poor, predominantly white 
neighborhood in Milwaukee: Green Street Mobile Home Park. From Oc
tober 2008 to June 2009,1 lived in a rooming house in the city’s predom
inantly black inner city. While in these two neighborhoods, I met several 
people going through an eviction. Eleven eviction cases became the ones 
I followed most closely and analyzed most completely. They involved five 
households evicted from the trailer park—two single white men, an older 
white woman with grown adult children, a white single mother of three, 
and a white couple with four children—and six households from the inner 
city: a single black woman, three black single mothers (one with six chil
dren, two with three), a single black father of two, and a black couple 
with two children. Over the course of my fieldwork, I followed these 
individuals and families throughout the eviction process, from the initial 
termination of tenancy to homelessness brought about by eviction. I spent 
thousands of hours with them in homes, churches, courtrooms, shelters, 
social service offices, and cities and towns beyond Milwaukee. I also 
established relationships with several landlords and building managers, 
including two landlords from whom I rented during my fieldwork. Six 
landlords who owned and managed properties in poor neighborhoods— 
three white and three black, all men with one exception—as well as two 
building managers, both white men, allowed me to spend time with them, 
helping them repair their properties, collect rent, screen tenants, and de
liver eviction notices. (For a more detailed discussion of the fieldwork, 
see Desmond [2012].)

Gaining entree is among the most difficult and frustrating aspects of 
fieldwork. Entree is not something one does only once at the beginning 
of the fieldwork. One does not walk into the field as one walks through 
a door. Rather, ethnographers must maintain entree day in and day out, 
and trust and friendship, under the unusual (and objectifying) context of 
research, are often tenuous at best (Rabinow 1977, pp. 29-30; Duneier 
1999, p. 338). Gaining entree in one group is hard enough; harder still is
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the process of gaining access to a network of people entangled in antag
onistic relationships, people who often dislike and distrust one another. 
While spending time with tenants and landlords allowed me to analyze 
eviction from multiple vantage points, it required that more effort be 
dedicated to gaining entree and maintaining trust. Some tenants suspected 
I was working undercover for the police or for the landlord, whom they 
sometimes referred to as “your friend,” whereas some landlords refused 
to discuss the details of a tenant’s case. Access to one person often com
plicated access to another. Each case was unique, different people won 
over by different means, but generally by being persistent, stressing that 
my goal was to study eviction from different angles, and sharing my 
resources (e.g., car, cell phone), I eventually gained entree into the lives 
of different players in the process. As time passed, both landlords and 
tenants grew used to my notepad and digital recorder, both of which I 
usually carried to record conversations and interactions, the same way 
you grow used to a friend’s cigarettes as she repeatedly lights up.

Although sociological data can be found virtually everywhere, only a 
thin slice of material, that which conforms to conventional forms, typically 
counts as such. “Every researcher,” Bourdieu once remarked, “grants the 
status of data only to a small fraction of the given, yet not, as it should 
be, to the fraction called forth by his or her problematics, but to that 
fraction vouchsafed and guaranteed by the pedagogical tradition of which 
they are part and, too often, by that tradition alone” (Bourdieu and Wac- 
quant 1992, p. 225). During my fieldwork, I collected a wide variety of 
evidence, conventional and otherwise, to bolster the validity of my ob
servations. In this article, I supplement ethnographic observations with 
handwritten rent rolls, fair market rent estimates, and other data sources. 
And this being ethnography—that old method of immersing oneself into 
people’s daily routines and systematically recording social processes as 
they unfold in real time—I prioritize firsthand observations of social action 
over individuals’ accounts of it (Liebow 1967).

ESTABLISHING THE DISCREPANCY; RESULTS FROM THE 
QUANTITATIVE ANALYSIS

Eviction Records Analysis
In an average year, Milwaukee tenants living in 3.5% of all occupied 
rental units—and 7,2% of those living in occupied rental units in high- 
poverty neighborhoods—were evicted. Landlords evicted an estimated 
15,983 adults and children from 5,995 units in an average year.8 Of those,

I estimated the total population forced to move by court-ordered evictions by mul-

97

This content downloaded from 132.174.255.3 on Mon, 01 Jan 2018 07:27:46 UTC
All use subject to http://about.jstor.org/temis

http://about.jstor.org/temis


American Journal of Sociology

TABLE 1
Household Eviction Rate by Neighborhood Racial Composition

Black White Hispanic

Rate
Evictions (%) Evictions

Rate Rate
(%) (%)EvictionsNeighborhoods

7.44 2,759 1.36 1,187
1,561 .68

7.61 1,652 1.20

Ali (N
High-poverty (N = 195) .........
Hypersegregated (A' = 483) ...

703) 2 763.93
1568.23 9 4.11

561 3.24 14

Note.—Data are taken from Milwaukee County eviction records, 2003-7, and GeoLytics 
population estimates, 2003-7. Annual means are reported. Pairwise comparisons found sig
nificant differences (at least at the P < .01 level) in eviction rates between black, white, and 
Hispanic neighborhoods.

an estimated 7,352 people (46%) were from black neighborhoods, 3,197 
(20%) were from white neighborhoods, 639 (4%) were from Hispanic 
neighborhoods, and 4,795 (30%) were from mixed neighborhoods. The 
yearly average eviction rate for renter-occupied households located in 
black neighborhoods was 7.4%, compared to 3.9% in Hispanic neigh
borhoods and 1.4% in white neighborhoods. These rates did not change 
dramatically after I limited the analyses to high-poverty or hypersegre
gated neighborhoods (see table 1). The yearly average eviction rate in 
mixed neighborhoods in which blacks accounted for the largest racial or 
ethnic group was 6.2%, compared to 3.9% in majority-white mixed areas 
and 3.5% in majority-Hispanic mixed areas.

Within the eviction records, women were disproportionately repre
sented among tenants, men among landlords. Between 2003 and 2007, 
women made up 60.6% (A — 21,975) of evicted tenants; men made up 
34.4% (N = 12,473). Of the 32,506 evicting landlords represented in the 
records, 4,685 (14.4%) were women, 12,207 (37.6%) were men, and 14,763 
(45.4%) were listed as companies.

In white neighborhoods, women and men were evicted at fairly equal 
rates, whereas black and Hispanic areas saw significantly more women 
evicted than men. Figure 1 displays the average annual count of evicted 
women and men by racial composition of neighborhood. In an average 
year, 742 women and 763 men from white neighborhoods, 212 women 
and 119 men from Hispanic neighborhoods, and 2,155 women and 862 
men from black neighborhoods were evicted through the court system. 
Each year, the average number of women evicted from black neighbor
hoods was more than double that of men from those neighborhoods and

tiplying the number of eviction cases in a block group by the average household size 
of occupied rental units in that block group. Since there is good reason to suspect the 
size of evicted households to be larger than average—many evicted households are 
made up of single mothers with children—this is likely a conservative estimate.
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Fig. 1.—Average annual count of evicted tenants; N = 24,211 tenants evicted from 703 
block groups. Data are from Milwaukee County eviction records, 2003-7, and GeoLytics 
population estimates, 2003-7.

almost triple that of women from white neighborhoods. In black neigh
borhoods, women outranked men within the eviction records by a rate 
of 2.5:1; in Hispanic areas, women outranked men by a rate of 1.78:1.

As displayed in table 2, the average eviction rate of female renters was 
higher than that for male renters in black and Hispanic, but not in white, 
neighborhoods. In an average year, 1.05% of female renters and 1.14% 
of male renters were evicted from white neighborhoods. In Hispanic 
neighborhoods, 2.51% of female renters and 1.16% of male renters were 
evicted in an average year. The discrepancy was largest in black neigh
borhoods, where 5.55% of female renters and 2.94% of male renters were 
evicted in an average year. The eviction rate of female renters from black 
neighborhoods was 1.87 times that of male renters from those neighbor
hoods and 5.24 times that of female renters from white neighborhoods. 
This general pattern remained when comparisons were limited to high- 
poverty and hypersegregated neighborhoods.

Each year in black and Hispanic neighborhoods, there were, on average, 
more than two women for every man evicted through the court system. 
While the average risk ratio was 0.91 in white neighborhoods, indicating 
(slight) male overrepresentation within the eviction records, it was 2.57 
in Hispanic neighborhoods and 2.32 in black neighborhoods, indicating 
(substantial) female overrepresentation. Within-neighborhood /-tests (used
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TABLE 2
Gender Differences in Eviction Rates

Neighborhood Racial 
Composition Mean Comparison Statistic (!)

Black and 
White

Black and White and 
Hispanic HispanicBlack White Hispanic

All Neighborhoods

Female eviction
rate {%) ......

Male eviction
rate (%) ......

Risk difference

42.02***2.51 9.69***5.55 8.32***1.05

19.03*** 8.70***1.14 1.16 .092.94

29.15***(%) 5.28***1.35 8.33***2.62 -.09
(13.65)(27.17) (2.03)t-score* ..............

Risk ratio..........
l-scoreb.............
Block groups ...

19.26***2.57 25.3***2.32 .91 1.67
(22.90) (3.85) (10.28)
191 480 32

High-Poverty Neighborhoods

Female eviction
rale (%) .......

Male eviction
10.65*** 10.25***5.86 .67 2.51 8.93***

rate (%) 7.33*** 9.01***.75 3.40***3.05 1.16
Risk difference

(%) 1.35 7.71*** 5.78***2.81 -.08 8.46***
(13.39)/-score* ..............

Risk ratio..........
/-scoreb..............
Block groups ...

(25.84) (.72)
.78 6.35*** 6.53***2.63 1.482.39

(10.15)(21.36) (1.73)
153 13 29

Hypersegregated Neighborhoods

Female eviction
rate (%) ......

Male eviction
rate (%) .......

Risk difference

5.60 36.87*** 3.27***.92 2.26*2.29

16.52*** 3.33***.622.91 1.03 .63

1.67 24.43***(%) 2.69 2.90**-.11 1.28
/-score* ..............
Risk ratio..........
/-scoreb..............
Block groups ...

(1.98) (4.02)(23.31)
21.77*** 1.75 8.93***.842.35 3.30

(5.43) (2.51)(19.50)
348 3132

iNote.—Data are from Milwaukee County eviction records, 2003-7, and GeoLytics pop
ulation estimates, 2003-7. Annual means are reported.

* Within-neighborhood /-test of risk difference equals zero (if risk difference equals zero, 
it implies no gender difference).

b Within-neighborhood /-test of risk ratio equals one (if risk ratio equals one, it implies 
no gender difference).

* P < .05.
**P<.01.
***P<.001.
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to detect gender differences) found the mean risk ratios in all neighbor
hoods to be statistically significant. Between-neighborhood t-tests (used 
to detect differences across neighborhoods) demonstrated that the average 
annual risk ratio of black neighborhoods could not be distinguished from 
that of Hispanic neighborhoods; however, the discrepancy between the 
female and male eviction rates was significantly larger in these neigh
borhoods than in white neighborhoods. Comparisons of risk difference 
yielded similar patterns, with one important exception: The risk difference 
statistic for black neighborhoods was found to be significantly higher than 
that for all other neighborhoods, implying that the difference between the 
male and female eviction rates in black neighborhoods was greater than 
that in both white and Hispanic areas.

Court Survey Analysis
Table 3 displays the characteristics of tenants who participated in the 
Milwaukee Eviction Court Study: 74% were black, 18% were white, 5% 
were Hispanic, and 3% were Asian or American Indian. With 147 re
spondents, black women constituted the largest group. The total number 
of black women exceeded that of all other groups combined. The age of 
respondents varied widely—the youngest was 19; the oldest was 69— 
indicating that eviction affects people at multiple points along the life 
course. The median age was 33. Not only were most respondents very 
poor—the median monthly household income was $935—but 94% of them 
received no housing assistance. Meanwhile, the average tenant paid $590 
a month in rent. The majority of respondents dedicated at least 50% of 
their household income to rent, with a full third devoting at least 80% 
to it. Given this, it is unsurprising that 92% of respondents were sum
moned to court for missing rent payments. The median amount of back 
rent owed was $900. The majority of respondents lived with children, 
over a third of them women who lived with no other adults. Of the 353 
children living in respondents’ households, 115 belonged to those that 
received judgments for eviction. The average evicted child was 7, the 
youngest 4 months old. Over 77% of these children lived in African- 
American households. And where did evicted families plan to go? Eleven 
were planning on staying with friends or family. Twelve had found a new 
place. Four were headed to a homeless shelter and two to a hotel. Two 
people had resigned themselves to the street, another to his car. But most 
evicted families—40 of them—simply did not know where they were going 
to go.

Not all tenants appearing in court were evicted. Thirty interviewees 
(11.9%) had their case dismissed, 59 (23.5%) had to return to court on 
another day, and 90 (35.9%) settled their case with a stipulation agree-
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TABLE 3
Tenants in Eviction Court

Variabie Women Men

Black .. 
White .. 
Hispanic 
Other ..

147 39
2520

58
6 1

Yes No

Receives housing assistance
Lives with other adults __
Lives with children ...........

14 236
15S96

155 94

Median Min-Max

Age .................................
Rent to income ratio (%) 
Household income ($) ,..
Monthly rent ($) ............
Rent and fees owed ($) .

33 19-69
4-386

0-25,000
225-1,400
0-9,000

54
935
573
900

Note.- -Data are from the Milwaukee Eviction Court Study, 2011.

men!.9 The remaining 72 (28.7%) were evicted and ordered to vacate the 
premises in short order. That most tenants who appeared in court and 
participated in the survey did not receive an immediate eviction judgment 
should not cloud the fact that the vast majority of eviction cases processed 
by the court did. A default eviction judgment was entered for the 940 
cases in which tenants did not appear in court, providing that the landlord 
or a representative was present.

Of the 72 evicted tenants, 35 (49%) were black women and 13 (18%) 
were black men. Thirteen white men and four white women also were 
evicted, along with four Hispanic men and three Hispanic women. This 
pattern—black women outnumbering all other groups among the 
evicted—mirrors that identified in the eviction records. But does it hold 
once we account for other adults in the household? Ninety-six interviewees 
claimed to be living with other adults, 76 lived with one other adult, 15 
lived with two, and 5 lived with three or more. These included 61 sig
nificant others, 54 kinsmen, 8 friends, and 1 caretaker. Ail adults living 
in households represented by this survey (N = 375), along with those 
living in the subset of households that received eviction judgments (A = 
112), are displayed in figure 2. The black portion of the bars represents

9 In these situations, tenants agree to vacate the premises or pay their debt by a certain 
date. If tenants satisfy the agreement, their eviction is dismissed; if they do not, land
lords may file for a writ of restitution and evict them without having to return to 
court. Thus, some stipulation agreements will end in dismissal, others in eviction.
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Fig . 2.-
Ihe striped portion represents adults not listed. Note the different scales. Data are from the Milwaukee Eviction Court Study, 2011.

-Adults living in households appearing in eviction court. The black portion of bars represents adults listed on the Summons and Complaint;
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adults who were listed on the Summons and Complaint; the grey portion 
represents those who were not (and thus who would not have appeared 
in the eviction records). It is notable that only 70 adults of a total 375, 
including 21 of 112 living in households that received eviction judgments, 
were not listed. Black men made up the largest group of adults not listed 
on the Summons and Complaint (N = 32), but black women were not 
far behind (N = 24).

After all adults in the household, including those not listed on the 
Summons and Complaint, were accounted for, black women continued 
vastly to outnumber all other groups. They accounted for half of all adults 
living in households appearing in eviction court (188 of 375) and 44% 
living in households that received eviction judgments (49 of 112). The 
survey data suggest, then, not only that black women are “marked” by 
eviction at higher rates—collecting evictions on their records—but that 
they are exposed to the hardship of eviction at higher rates as well. Black 
women are more likely to be evicted on paper and in practice.

Summary of Quantitative Findings
These twinned quantitative analyses have demonstrated, first, that evic
tion affected a significant number of Milwaukee households, especially 
those in inner-city black neighborhoods. Between 2003 and 2007, roughly 
16 evictions occurred each day. Almost half of all evictions took place in 
black neighborhoods. This disparity—the clustering of evictions in pre
dominantly black neighborhoods—reflects the overrepresentation of 
African-Americans among the urban poor as well as their concentration 
in segregated and disadvantaged neighborhoods (Wilson 1987; Sampson 
and Sharkey 2008). In Hispanic and black, but not in white, neighbor
hoods, female renters were more than twice as likely as male renters to 
be evicted through the court system. In an average year in Milwaukee’s 
high-poverty white neighborhoods, one male renter of 134 and one female 
renter of 150 were evicted through the court system; in its high-poverty 
Hispanic neighborhoods, one male renter of 86 and one female renter of 
40 were evicted; and in its high-poverty black neighborhoods, one male 
renter of 33 and one female renter of 17 were evicted. The survey results 
support the court records analysis, finding that among evicted tenants, 
black women outnumbered black men by 1.75:1 and white women by 
6.13:1. Women from black neighborhoods made up only 9.6% of Mil
waukee’s population but accounted for 30% of evicted tenants. The ques
tion is why. The following section draws on ethnographic data to identify 
several mechanisms underlying this discrepancy.
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EXPLAINING THE DISCREPANCY: RESULTS FROM FIELDWORK

Structural Constraints: Work, Welfare, and Housing Costs
In poor black communities, women are more likely to work in the formal 
economy than men, many of whom are marked by a criminal record and 
unemployed at drastically high rates (Pager 2007; Wilson 2009). In Mil
waukee, half of working-age (16-64) black men are out of work (Levine 
2008). Most landlords will not approve the rental applications of unem
ployed persons or those with criminal records. In the office of Affordable 
Rentals, a major property management company in Milwaukee, a paper 
taped to the wall announces, “We reject applicants for the following rea
sons: . . . Felony drug or violent crime conviction within the last 7 years; 
misdemeanor drug or disorderly conduct crime charges within the last 3 
years; non-verifiable income or insufficient income.” In inner-city black 
communities, women are disproportionately represented in the formal 
low-wage service sector (Newman 1999; Collins and Mayer 2010) and 
therefore are able to provide the necessary income documentation when 
securing a lease. Verifiable income also may come in the form of public 
assistance, namely, welfare. Roughly 75% of Milwaukee’s welfare recip
ients are African-American, and virtually all of those are single mothers 
(Wisconsin Department of Workforce Development 2006). In high-poverty 
black communities, then, we should expect women’s names to be more 
likely to appear on an income check, on a lease, and, if things fall apart, 
on an eviction record.

Stagnant incomes and rising housing costs.—Women from poor black 
neighborhoods not only are overrepresented on leases but also tend to 
have a harder time making rent than male leaseholders from similar 
neighborhoods. There are several reasons for this. First, although many 
men in poor black neighborhoods are excluded from the population at 
risk of collecting evictions on their records (lessees), those counted among 
this population often are better off than their female counterparts. In 
1999, 81% of employed black men in Milwaukee worked full-time, com
pared to 75% of employed black women.10 And black men earned more: 
in 1999, the median annual income for full-time workers in Milwaukee 
was $30,174 for black men and $24,437 for black women. The difference 
is the equivalent of a year’s rent for a one-bedroom apartment at Mil
waukee’s 1999 fair market rent.11 With respect to income, however, the

10 All statistics in this paragraph are the author’s calculations, based on the 2000 U.S. 
Census.
11 Calculated by the U.S. Department of Housing and Urban Development (HUD), 
fair market rents are gross estimates that combine rent and utility costs. Used to 
determine payment amounts for various housing programs, HUD calculates them at 
the 40th percentile of each city’s rental distribution.
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biggest difference between male and female leaseholders in poor black 
neighborhoods is the fact that single mothers on welfare—with annual 
incomes of $8,076—number among the latter.

Many women in inner-city neighborhoods not only have smaller in
comes than men but also have larger expenses as well. Single-mother 
households make up roughly 58% of all African-American households in 
Milwaukee (Wisconsin Women’s Council 2006), Many cannot rely on 
regular support from their children’s fathers to help pay for school sup
plies, clothes, food, medical care, and other expenses related to raising a 
child (Cancian and Meyer 2005). To avoid child support orders, the non
custodial fathers with whom I lived in the rooming house worked in the 
informal economy and, when able, saved their money by hiding it in their 
room or even with me. It is important to recognize, too, that single moth
ers, given their children, must seek out larger and more expensive housing 
options than noncustodial fathers, who can sleep on someone’s couch or, 
as was the case with my housemates, rent an inexpensive room. Each of 
the fathers with whom I lived rented a room for $400 a month (utilities 
included), a good deal less than the two-bedroom units many single moth
ers I met rented for $550 (utilities not included).

Welfare stipends have remained completely stagnant over the past de
cade, while the cost of housing has increased by historic proportions. In 
1997, the fair market rent for a one-bedroom apartment in Milwaukee 
was $466. In 2008 it was $665. For a two-bedroom apartment, that num
ber jumped from $585 in 1997 to $795 in 2008; for a three-bedroom 
apartment, from $733 to $1,002. During this 10-year span, welfare stipends 
did not change. The result is that the average cost of rent, even in high- 
poverty neighborhoods, is quickly approaching the total income of welfare 
recipients (see fig. 3). Since replacing Aid to Families with Dependent 
Children in 1997, Wisconsin Works (W-2) has provided two types of 
monthly stipends: $673 for beneficiaries who work and $628 for those 
who cannot, usually because of a disability. Women resigned to low-wage 
work fare slightly better but not by a wide margin. Minimum wage in 
Wisconsin rose from $5.15 to $5.70 in 2005 and from $5.70 to $6.50 in 
2006. If a woman working for minimum wage logged 35 hours a week, 
the estimated number of hours the average low-income single mother 
works (Edin and Lein 1997), she would have taken home $721 a month 
between 1997 and 2004, $789 a month in 2005, and $910 a month between 
2006 and 2008 (before taxes). These increases are far outpaced by the 
climbing cost of housing (Wardrip, Pelletiere, and Crowley 2008). And 
yet, the last decade has witnessed federal spending on affordable housing 
programs decrease dramatically. Between 1995 and 2007, federal spending 
on low-income housing assistance fell by more than 20%—both as a share 
of all nondefense discretionary spending and as a share of gross domestic
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Fig. 3.—Milwaukee County fair market rent, welfare stipend, and minimum wage {140 
hours/month). Data are from U.S. Department of Housing and Urban Development, 2009; 
Wisconsin Department of Children and Families, 2009; and State of Wisconsin Equal Rights 
Division, 2009.

product. Today, the majority of poor renters do not benefit from federal 
housing programs (Pelletiere et al. 2008; Rice and Sard 2009).

These structural conditions help explain why single mothers like Patrice 
Hinkston often must deliver to landlords upward of 80%-90% of their 
income check. Patrice, 24, is a black single mother of three who dropped 
out of high school in the eleventh grade. She and her mother, Doreen, 44 
and a single mother of four, were evicted from a five-bedroom house in 
which they had lived for five years. Anxious to find subsequent housing, 
no matter the size or condition, Patrice, Doreen, and their children moved 
into a two-bedroom lower-duplex unit that rented for $550 a month. The 
unit was in a state of disrepair. Its back door would not lock; the kitchen 
window was broken; there were several holes in the dirty walls; its toilet 
and shower regularly remained stopped up for days; its walls, sinks, floors, 
and cabinets crawled with roaches; and it was located on a dangerous 
street littered with abandoned buildings and street memorials for murder 
victims: teddy bears, Black and Mild cigars, and scribbled notes lashed 
to tree trunks. Three adults and five children living in this small apartment 
made for overcrowded conditions. So Patrice and her three children 
moved into the upper unit of the same duplex, another two-bedroom
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apartment renting for the same price. Patrice worked part-time at 
Cousin’s Subs, which paid her $8.00 an hour. She made rent the first 
couple of months by relying on help from Doreen and by handing over 
to her landlord nearly all her paycheck. But after the manager at Cousin’s 
trimmed Patrice’s hours—Doreen could not stretch her disability check 
over the difference—the landlord evicted her, causing Patrice and her 
children to move back downstairs.

Fixed incomes and unexpected expenses.—Avoiding eviction often re
quires adjusting quickly to unforeseen expenses, such as medical bills or 
bail money, or a sudden drop in income, from public assistance sanctions 
or losing hours at Cousin’s Subs. Because such large portions of poor 
tenants’ incomes already are devoted to rent, a relatively small expense— 
a new pair of shoes, a taxi fare across town—can cause them to fall behind. 
Renters adjust to irregular expenses by working overtime, relying on social 
contacts, hustling in the underground economy, or making money in other 
informal ways (e.g., donating plasma). Chester Watson preferred the latter 
two options when funds ran low. Chester and his longtime girlfriend, 
Myesha Davies, both 33-year-old African-Americans, supported two teen- 
aged children off Myesha’s welfare check. To help his family pay the bills, 
Chester often found odd jobs. He would assist elderly neighbors move, 
run errands for the neighborhood weed man, mate his pit bulls and sell 
the puppies, or ring up Joe Parazinski (his old building manager and 
friend) and help him with landscaping or property maintenance.

Although women sometimes supplemented their income using similar 
tactics, many faced a series of difficulties when attempting to recover from 
unforeseen expenses. Many single mothers, for one, did not feel they could 
devote the time to work in the informal economy, given their child care 
responsibilities. Others were unwilling to sacrifice their dignity or to risk 
losing their children to Child Protective Services by participating in illicit 
trades. Mothers working in the formal economy, for their part, benefited 
little from putting in extra hours if doing so required paying more for 
child care. And for many, putting in extra hours simply was not an option 
their job would allow. But perhaps it was single mothers on welfare who 
faced the steepest challenge when attempting to bend their fixed income 12

12

12 In a previous month, Patrice had used her Earned Income Tax Credit (EITC) to 
pay back rent and avoid eviction. This widespread use of the EITC helps to explain 
why, every year, evictions are lowest in February, when the majority of EITC payments 
are issued (see app. fig. A2), and perhaps why the majority of workers from inner-city 
Milwaukee claiming the EITC borrow on their credits through refund anticipation 
loans, paying steep fees to receive early payments (Quinn 2002). Tenants also sold food 
stamps to pay rent—$2 of stamps for $1 cash—even though getting caught could mean 
disqualification from the program. They compensated by going to food pantries or 
going hungry.
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around emergency expenses. They could not work overtime, of course, 
and often the requirements of the welfare program—general equivalency 
diploma courses, life skills classes, trial jobs, community service—coupled 
with child care obligations, thwarted opportunities to earn money in the 
informal sector (see Hays 2003, pp. 33-61). Accordingly, when confronted 
with an unusual expense, single mothers already devoting the vast ma
jority of their welfare stipend to rent had a difficult time making up the 
loss. Consider Arleen Belle, 38, a black woman and mother of six, whose 
income from welfare was $628 a month. Two of Arleen’s children—Jori 
(age 14) and Jafaris (age 6)—lived with her, two were in foster care, and 
two were grown. Like most of the single mothers I met, Arleen received 
little financial help from her children’s fathers. In the summer of 2008, 
the city condemned the three-bedroom single-family house in which Ar
leen was living with Jori and Jafaris.13 Caught in a desperate situation, 
she eventually moved into a two-bedroom apartment in the inner city. 
The rent was $550, or 88% of her income. A short while after moving 
in, her sister died, and Arleen contributed some money to the funeral 
expenses, falling a month behind in rent. The next month, she missed an 
appointment with her welfare caseworker and was sanctioned, her check 
cut by $500. Two months behind, she was evicted and took her two boys 
to a domestic violence shelter.

Children.—Arleen would move from the shelter into a one-bedroom 
apartment in a large complex. But after the landlord learned that one of 
Arleen’s sons was responsible for two police officers paying a visit to his 
building—Jori had fled home after kicking a teacher at school—he forced 
her to leave, carrying out an informal eviction. This incident highlights 
yet another disadvantage single mothers face: that children can cost land
lords money and cause them “headache,” a well-traveled term in the 
landlord’s vocabulary. Teenagers, especially young black boys like Jori, 
can attract the attention of the police. Tenants’ children can result in 
landlords coming under increased state scrutiny in other ways as well. 
Young children can test positive for lead poisoning—as a disproportionate 
amount of those living in poor black neighborhoods do (Jones et al. 
2009)—which in turn can lead to an abatement order from the Environ-

131 met several people who had rented a unit the city later deemed “unfit for human 
habitation.” I also learned of several cases in which landlords, a month or two after 
having their property so condemned, would remove the green plywood placards city 
workers had drilled over their doors and windows and would rerent the unit without 
addressing a single code violation. And I met landlords who purposely rendered their 
property condemnable (e.g., by cutting off the electricity) before placing an anonymous 
call to the city about their own property—a call that, in turn, resulted in officials 
removing the tenants, thereby providing the landlord with a free and expedited evic
tion.
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mental Protection Agency (with a price tag in the thousands). Child Pro
tective Services, too, can take an interest in a child’s health, which in 
turn can lead a caseworker to inspect a unit for unsanitary or dangerous 
code violations. And because landlords often turn away large families 
seeking one- or two-bedroom apartments, directing them to larger and 
more expensive units, single mothers oftentimes lie to landlords out of 
necessity, telling them, for instance, that they have only one child rather 
than three. Overcrowded and cooped-up children are hard on apartments. 
They stir the ire of landlords, not only by being a recurrent source of 
noise but also by defacing property. Far from acting as a mitigating factor 
in the eviction decision, then, children often are an aggravating one (see 
Desmond et al. 2012).

Interactional Patterns: Gendered Reactions to Eviction Notices
ft is undoubtedly true that a large part of the overrepresentation of women 
from poor black neighborhoods among evictees is explained by the struc
tural arrangements I have just described. But there are other dynamics 
afoot as well. Although most evictions, technically speaking, are the result 
of a failed economic transaction (nonpayment), economic explanations 
alone cannot explain why landlords with dozens of defaulting tenants 
extend leniency to some and withdraw it from others (Lempert and Ikeda 
1970). Many tenants who could be evicted are not, an observation verified 
by a simple analysis of Green Street Mobile Home Park’s rent rolls. The 
trailer park, or simply, “the Park,” as its residents dubbed it, was made 
up of 131 trailers and a disheveled office, cluttered with papers and keys 
and a dripping air conditioning unit. The office served as a gathering 
place where tenants could jaw with Lenny Lawson, the laid-back, mus- 
tached building manager, or Susie Dunn, his chain-smoking assistant. 
After establishing a good relationship with Lenny, I convinced him to let 
me copy the rent rolls from April to July 2008. These documents dem
onstrated that the relationship between nonpayment of rent and eviction 
was anything but straightforward. In July, for example, 47 tenants were 
behind. The least amount owed was $3.88; the largest sum was $2,156. 
Many tenants who owed over a thousand dollars were not evicted while 
some who owed far less were.

One of the latter was Larraine Jenkins, whose balance at the time of 
her eviction was $516. A 54-year-old white woman, Larraine received a 
monthly Social Security disability check for $714, out of which she paid 
$550 to rent a small two-bedroom trailer. But in June, already behind 
$366, she used $150 of her rent money to pay a defaulted gas bill, with
holding the remaining $400. That same month, Jerry Warren, a 42-year- 
old white man who lived across from Larraine in an aqua-blue trailer he
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painted himself, was served an eviction notice, which he promptly balled 
up and threw in the face of Tobin Charney, his landlord, barking, “Tobin, 
I don’t give a shit about this fucking eviction! And Lenny, I don’t care 
how old you are. I’ll still take to whooping your ass something good!” A 
yelling match erupted, culminating in Jerry’s stomping back to his trailer. 
Jerry’s income was similar to Larraine’s (he also received disability), and 
his rent was identical to hers. And like Larraine, Jerry would make good 
on his debt soon after being served the eviction notice. But Larraine was 
evicted, and Jerry was not. The most curious thing about these different 
outcomes, I would learn, was not that Jerry was not evicted but that 
Larraine was.

After all, Larraine did come up with the rent. Although she initially 
avoided Tobin after receiving notice that the sheriff’s eviction squad had 
been summoned—later telling me, “When I got that green piece of paper, 
I couldn’t deal with it. I was terrified by it, just terrified 
eventually approached him with the $400 she had withheld.

“When can you get me the other $150?” Tobin was busy looking for a 
receipt book in the office.

“Tonight, ok-™”
Tobin cut her off: “Okay. You give it to Susie or Lenny.”
Susie took the eviction notice Larraine had been wringing in her hands. 

“You should go ask your sister for the rest,” she advised, picking up the 
fax machine’s phone and dialing a number she knew by heart. “Yes. Hello?
I need to stop an eviction at Green Street Mobile Home Park,” Susie said 
to the sheriff’s office. “For Larraine Jenkins in W46. She took care of her 
rent.”

■Larraine
14

Larraine sulked back to her trailer and began calling local agencies, 
none of which could help. “I can’t think of anything else,” she said blankly 
to the floor. Depressed, Larraine slept most of the following day. When 
she finally forced herself out of bed, she dialed a few more agencies and 
then family members. By the following week, she had convinced her 
younger brother, Ruben, to pay her balance. But when Ruben and Lar
raine approached Tobin with the money, they were rebuffed.

“No,” Tobin said. “I don’t want your money. You’re out of here.” 
“But I have your money right here,” Ruben insisted.

14 ClI withheld my rent because I didn’t know if we were going to have a park to live 
’’ Larraine would tell her daughter over the phone. Larraine’s suspicions were not 

unfounded. At the end of May, the Common Council’s Licenses Committee voted not 
to renew the Park’s license, citing its high levels of police calls and property code 
violations and finding that its conditions posed an “environmental biohazard” to res
idents. The license would be granted after Tobin agreed to a list of demands drafted 
by his alderman.

in.
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“I don’t want it. You’re out of here.” Two sheriff officers and Eagle 
Moving Company arrived that afternoon.

“Some people we work with,” Lenny told me. “But if they keep bull
shitting and not making any attempt, then forget it. Five day out, . . . 
[With Larraine, it was] every month the same thing. Ain’t got no money. 
Start calling other places getting help. How many times can you do that?”

Tobin and Lenny had had enough. But it is important to recognize that 
Larraine had nearly avoided eviction, as she had in the past, by borrowing 
money from a family member. Petitioning acquaintances, friends, or fam
ily members for help—a strategy on which many women relied—some
times worked (though see Desmond [2012]). Indeed, the week after Lar
raine was evicted, a woman who owed double what Larraine did walked 
into the office and convinced Lenny not to serve her an eviction notice 
by telling him that her father-in-law was going to come through with the 
back rent.

Working off the rent.—Meanwhile, Jerry’s confrontational response, 
belligerent as it was, aligned with Tobin’s pithy and brusque way. Prop
erty management is a profession dominated by men—recall that landlords 
in the eviction records outranked women almost 3:1—as well as by a 
gruff, masculine way of conducting business.15 Although unequal in status, 
male landlords and their male tenants, both having been socialized to the 
rhythms and postures of masculinity, often engaged one another in a way 
that made sense. Not only did Jerry confront Tobin immediately after 
being served, but he later would offer to clean up the trailer park and 
attend to maintenance concerns if Tobin canceled the eviction. Jerry had 
done some work for Tobin in the past, painting trailer hitches and win
terizing pipes. Having proved himself a reliable hand, he had established 
a “working off the rent” option should money run thin. Whereas Larraine 
rang up social services and family members, Jerry went straight to the 
man who had initiated the eviction. Over the course of my fieldwork, I 
observed a good number of men avoid eviction by laying concrete, patch-

15 Landlords cannot avail themselves of familiar corporate euphemisms—“downsiz
ing,” “quarterly losses”—nor can most of those who own and operate in poor neigh
borhoods elude their residents, which is why you will find in many landlords’ rusted 
“rent collecting” wagons or vans a pistol, baseball bat, or can of mace. The result is 
a distinct thickening of the skin—nearly every landlord I met recalled at some point 
undergoing such a callusing—the cultivation of a manly disposition that allows land
lords more or less to accept social inequality, not as an abstract topic for conversation 
or as a problem to be solved but, simply, as “the way it is.” It is small wonder that, 
while other antiquated labels have been duly modernized (“secretary” to “office man
ager,” “stewardess” to “flight attendant”), “landlord,” appropriately feudal and pater
nalistic, enjoys wide use today. And small wonder, as well, that some of the most 
unabashedly masculine figures of the latter half of the 20th century have been real 
estate titans, from Robert Moses, America’s greatest evictor, to Donald Trump.
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ing roofs, or painting rooms for landlords. I never once witnessed a woman 
approach a landlord with a similar offer. The reason was in part that 
women already taxed by child care, welfare requirements, and work ob
ligations could not spare the time. But it was perhaps in larger part that 
many women did not conceive of working off the rent as a valid possibility. 
It was not so much that women lacked a handyman skill set—many men 
making household repairs learned as they went along—what they lacked, 
rather, was the belief that such work was “women’s work.” As a result, 
oftentimes a woman staring down an eviction did not conceive of herself 
as a marketable resource. The exception was when women traded sex for 
rent.

I did meet men who were taken advantage of by landlords when work
ing off the rent, putting in free labor only to be evicted anyway. When 
Lamar Richards fell behind, he begged—the word is accurate—his land
lord to let him work off his debt. Lamar was a 48-year-old black man, 
who, after spending eight days in an abandoned house the previous winter 
on a crack bend, had to have his frostbitten legs amputated below the 
knee. Wheelchair bound, this single father of two teenaged boys received 
a monthly welfare stipend of $628. Lamar fell $310 behind in rent when, 
expecting to receive some additional funds that never came, he prema
turely bought his sons shoes, clothes, and school supplies. His landlord, 
Sherrena Tarver, a 34-year-old black woman who owned 36 units through
out the inner city, credited to him $50 for cleaning out a filthy basement 
strewn with mildewed clothes, trash, and dog feces. To satisfy the rest of 
his debt, Lamar convinced Sherrena to let him paint one of her vacant 
units. It took him the better part of a week to finish the large two-bedroom 
apartment. On his final day, I pitched in, Lamar crawled on the floor, his 
light black skin freckled with white paint, his stubs blistering, painting 
and praying for strength. “Jesus, get me through the day,” he would sigh. 
Then, quietly resolved, he would lift his roller.

When we finished, Lamar called Sherrena, who came straight over to 
inspect the work. After a swift march through the unit, Sherrena shook 
her head and began reprimanding Lamar. “I tried to work with you, and 
you disrespecting me with this motherfucking shitty ass job!”

“What I did is worth way more than two-sixty,” Lamar yelled back. 
“I’m trying to get you outta my pocket. I’m crawling around on my knees 
painting for you. And you gonna do me like this?” Sherrena refused to 
credit Lamar a cent toward his debt. She would later file an eviction order 
against him.

Ducking and dodging.—If women received no help from agencies, ac
quaintances, or relatives, they tended to practice avoidance {Babcock and 
Laschever 2003). This enraged landlords. “What I hate,” Joe Parazinski 
often said, “is when they duck and dodge me. If they don’t pick up the
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phone or answer the door, I’m puttin’ ’em the fuck out.” If black women 
“ducked and dodged” more than their white counterparts, the reason was 
that their social networks tended to be far more resource deprived (see 
Heflin and Pattillo 2006). Whereas Larraine’s brother, Ruben, was a mid
dle-class homeowner, all of Patrice’s and Arleen’s siblings were poor. 
Crystal Mayberry, a 19-year-old black woman who received disability at 
the time of her eviction, was raised in the foster care system and was 
estranged from her biological and foster families. Or consider Vanetta 
Evans, a black single mother (age 21) raising three kids on welfare. At 
the time of her eviction, Vanetta’s mother was homeless and her closest 
sibling, an older sister, also was on welfare. Just as black and white men 
alike tended to work off the rent, black and white women alike tended 
to seek help from social services, kin, new acquaintances, and friends 
when facing eviction. But because white women tended to be connected 
to more people in better positions to help, they were more likely to avoid 
eviction.

I observed some men avoid their landlords after receiving an eviction 
notice, just as I witnessed some women confront their landlords after 
receiving one. But because of the powerful ways gender structures inter
action (Ridgeway 1997), providing individuals with expectations about 
appropriate ways to act, a woman who aggressively confronted a landlord 
commonly was branded rude or out of line. This may be why Bob Helf- 
gott, a landlord of 20 years who owned dozens of properties in poor 
neighborhoods, believed lesbians to be difficult tenants. “The gay women,” 
he sighed. “That angry dike thing, it drives me crazy. Okay, they’re just 
terrible. Always complaining, ... so they’re tough to deal with.” Like
wise, not all men who responded heatedly to an eviction notice improved 
their situation. Consider what happened to Darius Jones, one of Joe Par- 
azinski’s tenants. A single black man who had lost his job, Darius was 
handed an eviction notice by Joe and his boss, Mark Morris, a white 
retired gym teacher. Darius gave Joe and Mark a verbal lashing, slamming 
his door after telling them, “You’d better not fucking come ’round here 
again.” After that exchange, Mark wanted nothing more to do with Darius 
and instructed Joe to push forward with the eviction.16 What matters, 
here and elsewhere, is not the style of interaction itself but the corre
spondence between style and social position. Direct confrontation with a 
landlord, especially should he be a white man, was for black men like

16 If black men were more likely to be evicted informally, this could help explain the 
overrepresentation of women from black neighborhoods within the eviction records. 
Yet my ethnographic data yielded no evidence to this effect. Many landlords, intim
idated by their black male tenants, preferred evicting them through the courts—al
lowing the authorities to intervene, as it were—to handling it themselves.
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Darius a more uncertain and risky matter than it was for white men like 
Jerry (Wacquant 2005).17 Nevertheless, many black men were able to avoid 
eviction by working off the rent, whereas many black women, should 
they receive no help from social services or social networks, ducked and 
dodged their way to eviction.

Reporting a landlord.—Instead of ducking and dodging, some women 
confronted their landlord through an intermediary. I am thinking here of 
the times they reported their landlord to the Department of Neighborhood 
Services (DNS) for failing to address housing problems. Many low-income 
black women—who lived in some of the city’s worst housing stock, over
whelmingly were leaseholders, and often preferred to avoid direct con
frontation with their landlord—relied on this service. But those who did 
greatly increased their risk of eviction, for there are few things landlords 
detested more than a clipboard-in-hand building inspector scrutinizing 
their property for fine-generating code violations. Consider what unfolded 
one evening when Sherrena and I were driving through the inner city. 
Sherrena stopped to speak with a woman named Elizabeth, a new tenant 
she had allowed to move into one of her more run-down properties with 
a partial rent payment. A young black woman, Elizabeth was sitting on 
her stoop, hushing a colicky baby and talking with her mother. Upon 
seeing Sherrena, Elizabeth immediately began protesting. “My son is sick 
because my house is cold. I mean, the heat don’t come on, the window 
have a hole In it, and I’ve been waiting patiently.”

As the conversation developed, Sherrena learned that Elizabeth and 
her mother had called DNS. Sherrena rebutted, speaking to Elizabeth’s 
mother: “That wasn’t right for you to do that because I was working 
with her. . . . Now, I’m willing to work with her, but she didn’t pay all 
of her rent this month either.. . . And now, I don’t have any other choice.”

“Then fix the window,” Elizabeth’s mother replied.
“. . . It’s too late now. The damage is done.” Sherrena shook her head 

and, hands on her hips, peered down at Elizabeth. “It’s always the ones 
that I try to help that I have the problems out of. And I’m not saying 
that you a problem, but it’s just that, somebody else is involved, and you 
the one living here. So it puts you in a spot.”

“Well, let me ask you something.” Elizabeth’s mother stepped closer.

17 Some men in poor black neighborhoods had no contact with landlords. There, women 
sometimes excluded from their rental application any mention of men who also would 
live with them (namely, romantic partners) for fear that doing so would result in their 
application being turned down on account of the men’s criminal background. A man 
living in an apartment without the landlord’s knowledge may have wished to offer 
to work off the rent—and his doing so may have helped to prevent the eviction—but 
the very act of making his existence known would itself have been legal grounds for 
eviction.
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“If this was your daughter and these were your grandkids, what would 
you do?”

“I would have definitely made a connection with the landlord and not 
called the city.”

A few more words were exchanged, and Sherrena stepped briskly back 
to the car. Once inside, she vented to me: “They have a lot of fucking 
nerve to act that way. . . . She already owed me four [hundred], now she 
owes me more, so I’m coming back to give her a five-day [eviction] notice.”

“You are?” I asked.
“Mm-hm. Because she got somebody else in her business, when me and 

her had an understanding and an agreement. . . . Now I’m gonna have 
to deal with the building inspector, and I don’t like that."

. . Now, hold up, you weren’t gonna serve her a five-day before
now?

“No,” Sherrena answered. “I was gonna work with her. But why should 
I work with her now? Because I’m gonna be out of more money dealing 
with the city now. I don’t have all of my money. If I had all of my money, 
I’d just have to choke it up. But, see, the lady now feels like shit.” 

“Who, the tenant?”
“The mother. . . . Now she wants to say, ‘Please don’t take this out 

on my daughter.
“But you’re going to.”
“I sure am.”
Sherrena filled out the paperwork that evening and returned after night

fall to Elizabeth’s apartment. Not stopping to knock, she walked straight 
through the open door and handed Elizabeth the eviction notice, saying, 
“Here you go. Have a nice evening. I hope you get some assistance.” 

Sherrena turned on a dime—from helping a down-and-out tenant to 
evicting her—once she learned a building inspector had been called. While 
Milwaukee law forbids landlords from retaliating directly against tenants 
who contact DNS, landlords may at any time evict tenants for other 
reasons (e.g., nonpayment)—a decision at which some would not have 
arrived had a complaint never been levied. 18IS

18 The Milwaukee Police Department also plays a role in exacerbating women’s risk 
of eviction, specifically through its ordinance regarding “nuisance properties.” As I 
have shown elsewhere (Desmond and Valdez 2012), this ordinance results in many 
renting women in abusive relationships being forced to choose between calling the 
police on their abusers (only to risk eviction) and staying in their apartments (only to 
risk more abuse).
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Summary of Ethnographic Findings
After conducting sustained ethnographic fieldwork among evicted tenants 
and their landlords, I was able to identify multiple mechanisms that help 
explain why in poor black neighborhoods women are evicted at such high 
rates. First, with respect to structural constraints, women from poor black 
neighborhoods are overrepresented in the eviction records because men 
from these neighborhoods are overrepresented in the criminal justice sys
tem and on the unemployment rolls. That is, unemployed and formerly 
incarcerated individuals, among whom a sizable number of low-income 
black men rank, are unable to obtain leases in their name, resulting in a 
disproportionate number of poor black women, who collect verifiable 
income, acting as leaseholders. If ends cannot be met—which often is the 
case, as the cost of housing has risen steadily during the past decade 
whereas low wages and welfare stipends have remained comparatively 
dormant—it will be their name tarnished by eviction, a consequential 
blemish that can remain long after the hardships associated with an in
voluntary move have passed. In inner-city black neighborhoods, women 
not only are overrepresented on leases but also are disadvantaged in 
relation to male leaseholders from similar neighborhoods. Broadly speak
ing, they bring in less income but pay more in rent. Many women’s 
incomes, moreover, are fixed, making them especially vulnerable to un
expected expenses. And their children can cause landlords problems: dam
aging property, annoying neighbors, and attracting unwanted attention 
from state agencies. The combination of these factors increases the risk 
of eviction for women living in poor black neighborhoods, in general, and 
for single mothers among them, in particular, as those like Patrice and 
Arleen often have enough money to secure an apartment but not enough 
to keep it.

These structural arrangements alone do not constitute a complete ex
planation, for despite first appearances, evictions are not simply the con
sequence of tenants’ “misbehavior” or landlords’ financial accounting, nor 
are they governed strictly by formal or deterministic rules. Evictions also 
are the outcome of interactions among people occupying different posi
tions in social hierarchies and possessing different dispositions and inter
actional styles, conditioned by those positions (Lempert and Monsma 
1994; Bourdieu 2005). Upon receiving an eviction notice, many men ad
dress the landlord directly and offer to work off the rent, whereas many 
women approach agencies or network ties for assistance. While the former 
strategy requires only that the tenant be willing and able to put in the 
labor, the latter works only when tenants are connected to people or 
organizations in positions to help. Because poor black women’s social 
networks tend to be far more resource deprived than those of their white
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counterparts, their eviction avoidance strategies often prove ineffective. 
And when tenants confront their landlord by reporting him or her to 
DNS—a service designed to protect the city’s most defenseless renters 
and one on which many poor black women rely—a circuitous process is 
set in motion whereby the city applies pressure to the landlord, who then 
applies it to the tenant. Summoning a building inspector can sway land
lords from working with poor tenants, who often are chronically behind 
in one way or another, to evicting them. These considerations often force 
low-income families to choose either living with roaches, lead paint, 
clogged sewers, exposed wires, no heat, broken windows, and other de
grading and unsafe conditions or eviction.

CONSEQUENCES OF EVICTION

What are the consequences of eviction? One is that those with an eviction 
on their record often cannot secure decent, affordable housing. A good 
number of landlords simply will not rent to them (Kleysteuber 2006). Bob 
Helfgott’s opinion is the rule: “Evictions are the number one problem 
that I will not take. ... If you’ve been evicted in the last two years, I’m 
not gonna take you.” Affordable Rentals rejects all applicants who have 
been evicted in the last three years. I have even met a landlord who goes 
so far as to reject applicants with dismissed evictions on their record, 
saying, simply, “You know something happened, and I just don’t want 
the headache.” Not surprisingly, then, many evicted tenants look for 
months without securing a place to stay, their homelessness manifest in 
nights spent in shelters and on friends’, relatives’, or strangers’ floors or, 
sometimes, the street.

When evicted tenants do find subsequent housing, they often must 
accept conditions far worse than those of their previous dwelling. Because 
many landlords reject applicants with recent evictions, evicted tenants 
are pushed to the very bottom of the rental market and often are forced 
to move into run-down properties in dangerous neighborhoods. After the 
city condemned the three-bedroom single-family house Arleen was rent
ing—one nested in a working-class black neighborhood—she moved into 
an apartment complex teeming with drug dealers. Fearing for her children, 
she then moved into a two-bedroom lower unit of a duplex. Once evicted 
from there, she moved into a one-bedroom apartment in a complex con
sidered a “nuisance property” by the city. After being informally evicted 
from that building, Arleen secured beds for herself and her two boys at 
a shelter outside Milwaukee and, after a two-month search, found a land
lord who would rent her a dilapidated two-bedroom apartment on a high- 
crime block. It was not long before she and her boys were robbed at

118

This content downloaded from 132.174.255.3 on Mon, 01 Jan 2018 07:27:46 UTC
All use subject to http://about.jstor.org/terms

http://about.jstor.org/terms


Eviction and the Reproduction of Urban Poverty

gunpoint in that apartment, causing her to flee to another shelter (this 
one roughly an hour’s drive from Milwaukee). As Arleen’s case demon
strates, eviction almost always leads to increased residential instability 
and homelessness, as well as to a downward move: a relocation to a 
disadvantaged neighborhood and/or to substandard housing.

It often was the case, too, that families lost many of their possessions 
after being evicted. Some could not afford to move larger, more expensive 
items (e.g., furniture, appliances) and could not take many of their pos
sessions with them as they bounced from place to place. Others paid to 
store their things only to lose them later after missing payments. After 
Arleen was evicted, she took what she could to a storage unit, locking 
behind a bright orange aluminum door summer clothes, silk plants, bibles, 
three mattresses sunken and torn, a television and stereo, an armoire the 
people who lived in the apartment before her left behind after they were 
evicted, and window-mounted air conditioning units. Having cobbled 
together enough money for the down payment and security deposit, she 
paid $80 a month to store her things while searching for subsequent 
housing. (The sum of a few of these installments surely exceeded the 
material value of her possessions.) Four months later, however, Arleen 
would miss two payments after her eldest son lost (or stole) her money. 
Her possessions would be thrown out. Like many evicted tenants, then, 
Arleen would have to find not only new housing but also new beds, new 
clothes, and new furniture.

Finally, recently evicted tenants also have a difficult time qualifying 
for affordable housing programs. The need for affordable housing has so 
outpaced municipalities’ ability to provide it that desperate families must 
wait years before even applying for aid. In Milwaukee, families looking 
to secure a subsidized apartment can expect to wait two to three years 
before the waiting list opens and another two to three years to secure a 
two-bedroom unit. In 2010, Milwaukee’s Section 8 waiting list comprised 
approximately 3,500 people who had applied to the program in 2006. If 
any were evicted while trying to make ends meet in the private market, 
that would count against them when the Housing Authority finally did 
review their case. Because the Housing Authority, with a waiting list in 
the thousands, counts evictions and unpaid rental debt as strikes against 
those who have applied for assistance, a negative mark can mean a re
jected application. When Larraine applied for subsidized housing, she 
was denied because of “eviction history. 19»19

19 As Vale (2000) has observed, throughout American history the poorest of the poor 
traditionally have not benefited from federal housing assistance.
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DISCUSSION

The findings of this study have offered one answer for why low-income 
families move so much: they are forced to. In generating a rigorous (if 
conservative) estimate of the magnitude of eviction in Milwaukee neigh
borhoods, this study has identified eviction as a key mechanism driving 
high levels of residential mobility in poor neighborhoods. With roughly 
one in 14 renter-occupied households evicted annually, eviction is frankly 
commonplace in Milwaukee’s black inner-city neighborhoods. Determin
ing why poor families move as often as they do is crucial to our under
standing of the root causes of social disadvantage and to the development 
of effective policy interventions. More research dedicated to identifying 
the underlying mechanisms of residential mobility is sorely needed, as is 
more work that analyzes if the consequences of a nonvoluntary move are 
more severe than those accompanying a voluntary one.

This study additionally has found women from black neighborhoods 
to be evicted through the court system at alarmingly high rates. If in poor 
black communities many men are marked by a criminal record (Western 
2006; Pager 2007), many women from these communities are stained by 
eviction. The blemish of eviction greatly diminishes one’s chances of se
curing affordable housing in a decent neighborhood, stymies one’s chances 
of securing housing assistance, and often leads to homelessness and in
creased residential mobility. All these factors impel the reproduction of 
urban poverty. And in inner-city black communities, women are the ones 
who disproportionately bear the blemish of eviction and its conse- 

In poor black neighborhoods, what incarceration is to men,20quences.
eviction is to women: a typical but severely consequential occurrence 
contributing to the reproduction of urban poverty. Both the mark of a 
criminal record and the stain of eviction can attenuate one’s chances of

21 asecuring decent, affordable housing. I’ll rent to you as long as you don’t

This is especially distressing given the fact that black women experience less access 
to rental housing and often must devote more time, effort, and money to securing 
subsequent housing, relative to whites and black men (Massey and Lundy 2001).

With the proliferation of cheap tenant screening services, there is good reason to 
expect the mark of eviction (and of a criminal record) to become even more conse
quential in the coming years. The last 40 years have witnessed a widespread profes
sionalization of property management. Between 1970 and 2000, the number of people 
primarily employed as building managers or superintendents more than quadrupled 
(Thacher 2008, p. 19). As the amateur landlord steadily has been replaced by the 
professional, tenant selection processes that previously relied on local networks have 
been supplanted by those based on record keeping, risk assessment, and background 
checks (Sternlieb 1969). This process is informed by tenant screening reports—provided 
by an estimated 650 companies—that list past evictions, landlord-tenant disputes, and 
court filings. Although these reports often are riddled with errors, landlords increasingly 
have come to rely on them (Kleysteuber 2006).

20

21
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have a conviction or an eviction,” landlords repeated to prospective ten
ants. Moreover, the eviction of thousands of women from black neigh
borhoods not only contributes to their homelessness and poverty but also 
disrupts community stability, a disruption itself linked to higher crime 
rates and neighborhood disorganization (Sampson and Raudenbush 1999). 
High crime rates and social disorganization, in turn, are linked to in
creased levels of police surveillance and punishment. Similarly, the high 
incarceration rate of low-income black men not only attenuates their 
chances of achieving social inclusion and economic security (Western 2006, 
pp. 131-67) but also exacerbates the economic insecurity of black women 
by increasing their likelihood of being burdened by the blemish of eviction 
and by boosting the rate of female-headed households. These twinned 
processes, eviction and incarceration, work together—black men are 
locked up while black women are locked out—-to propagate economic 
disadvantage and social suffering in America’s urban centers.

Court record data demonstrated that women from black neighborhoods 
were overrepresented in the eviction records in proportion to their rep
resentation in the general population. Supplemental survey data found 
that black women disproportionately experienced the mark and the ma
terial hardship of eviction. But exactly how much of the discrepancy was 
attributed to discrimination tied to race and gender and how much to the 
poverty of black women? I cannot say. To address this question, new data 
are necessary. Survey data that would enable researchers to determine if 
women or immigrants or African-Americans are evicted at higher rates 
after accounting for socioeconomic status, eviction-warranting behavior, 
and other important considerations would produce much needed evidence 
regarding the degree to which discrimination affects the eviction decision. 
Such evidence could help promote and strengthen programs aimed at 
ensuring equal treatment under the law. After all, efforts to monitor and 
reduce housing discrimination have been almost wholly concentrated on 
getting in; we have overlooked discrimination involved in the process of 
getting (put) out.

Housing and Poverty
The study of housing traditionally has occupied a prominent place in the 
sociology of poverty and urban life. Following classic works of the 19th 
century documenting overcrowded and filthy housing conditions that 
arose in the wake of the Industrial Revolution—Engels’s The Conditions 
of the Working Class in England in 1844 (1845), Riis’s How the Other 
Half Lives (1890)—an interest in housing grew after World War II, par
tially in response to the development and expansion of housing programs 
(Foley 1980). Major thinkers of midcentury, Wirth (1947) and Merton
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(1951) among them, as well as scholars contributing to the Chicago school 
of human ecology (e.g., Hawley 1950; Park 1952), dedicated attention to 
housing. And in the 1970s and 1980s, sociologists investigated the dy
namics of tenement settlements, rent strikes, and property turnover (e.g., 
Lipsky 1970; Logan and Molotch 1987). Despite this rich tradition, many 
sociologists today overlook the importance of everyday housing dynamics 
to the study of poverty.22 Most urban ethnographers, for example, have 
neglected housing dynamics (though see Pattillo [2007]; Hyra [2008]), 
choosing instead to study topics such as youth violence (e.g., Anderson 
1999) or the informal economy (e.g., Bourgois 1995). No one can deny 
the importance of these topics, but when we consider that not everyone 
living in a poor neighborhood is associated with gang members, dope 
suppliers, or parole officers—or social workers, pastors, or employers, for 
that matter—but that nearly all of them have a landlord, it becomes clear 
that generating fine-grained ethnographic reports of housing dynamics in 
disadvantaged neighborhoods is fundamental to developing a robust ac
count of everyday striving and suffering in the central city. Housing dy
namics are just as central to our understanding of poverty as are dynamics 
associated with families, crime, education, jobs, or welfare. The sociology 
of inequality and urban life would grow more complex and comprehensive 
if researchers devoted more attention to analyzing how housing is im
plicated in the reproduction of urban poverty. This study has taken but 
one step in this direction.

What has not been overlooked in recent years, of course, has been 
housing policy. National attention directed toward public housing projects 
of the 1940s and 1950s “established much of the tone” for the sociology 
of housing at midcentury (Foley 1980, p, 463), and a strong interest in 
housing programs has continued to this day (e.g., DeLuca and Dayton 
2009; Schwartz 2010). So established has housing policy research become 
that it is today virtually synonymous with the sociology of housing. Re
search on housing policy is extremely important, but in narrowing its 
focus to government-sponsored initiatives, this work generally neglects 
ordinary housing dynamics taking place in the private sector. Poverty 
scholars have much to gain from studying these latter dynamics, especially 
given the fact that the majority of poor families do not benefit from federal 
housing programs (Katz and Turner 2007; Pelletiere et al. 2008); that the 
federal government halted the expansion of public housing around 1975, 
shifting the responsibility of building and managing low-income housing 
primarily to nongovernmental corporations and individuals (Goetz 1993; 
Briggs 2005); and that, nationwide, municipalities increasingly are bull
dozing public housing units and are refusing to build new ones, forcing

There are important exceptions (e.g., Briggs 2005; Newman 2005).

122

This content downloaded from 132.174.255.3 on Mon, 01 Jan 2018 07:27:46 UTC
All use subject to http://about.jstor.org/tenns

http://about.jstor.org/tenns


Eviction and the Reproduction of Urban Poverty

even more poor families into the private sector (Oakley, Ruel, and Reid 
2009).

Policy Implications
Nationwide, it is likely that millions of evictions occur each year (Hartman 
and Robinson 2003). Several steps could be taken to reduce this number. 
First, an expansion of aid to families experiencing a drastic but temporary 
loss of income could help thousands stay in their homes. Stopgap measures 
of this sort could prevent the eviction of those who lost their jobs, had 
their public assistance provisionally cut off, or experienced a medical 
emergency or family death. When Milwaukee tenants facing eviction were 
given access to emergency housing aid from the American Recovery and 
Reinvestment Act of 2009, the city’s eviction rate fell by 15%.23 Second, 
increased access to free legal counsel would decrease evictions. One study 
estimated that more than 70% of U.S. households facing eviction receive 
no legal representation (Seedco 2009). Yet researchers have shown that 
tenants with counsel are more likely to appear in court and are signifi
cantly less likely to be evicted than their unrepresented counterparts, 
irrespective of the merits of their case (Monsma and Lempert 1992; Seron 
et al. 2001).

The most powerful and effective eviction-prevention policies, however, 
are among the most powerful and effective antipoverty policies: tried- 
and-true affordable housing initiatives. The fundamental issue is this: the 
high cost of housing is consigning the urban poor to financial ruin. We 
have ushered in a sad and unreasonable moment in the history of the 
United States if thousands of poor families are dedicating upward of 80% 
and 90% of their income to rent. To millions of Americans living in 
poverty, the commonplace ideal of dedicating a third of one’s income to 
housing expenses is far beyond reach.25 If we do not wish to doom poor 
families to a hand-to-mouth existence, if we hope to prevent thousands 
from living one work-related accident or one welfare sanction away from

24

n Author’s calculations based on Milwaukee County eviction records, 2008-9.
Additionally, to ensure that groups disproportionately affected by eviction, e.g., single 

mothers, are not systematically denied assistance, housing authorities should minimize 
the importance of applicants’ prior evictions.
15 Community Advocates, Milwaukee’s largest community-based organization provid
ing housing assistance, now deems a residence “affordable” if it requires only 70% of 
a person’s income. The organization has concluded that locating a residence that would 
require only 33% no longer is possible. Indeed, a study by the National Low Income 
Housing Coalition (Wardrip et al. 2008) found no single American municipality or 
county in which someone working full-time for minimum wage could afford a one- 
bedroom home by dedicating only a third of her or his income to rent.

24
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eviction, then something must give. Exactly what and how and with what 
consequences are questions social scientists must pursue with conviction. 
Perhaps a solution within our current social and economic framework is 
possible. But perhaps it is time to reconceive altogether the most fun
damental elements of housing in America. Whatever the case may be, 
there is no question that housing issues need to be elevated to a more 
prominent position on our scholarly and political agendas.

APPENDIX

Imputing Sex from Names Listed in the Eviction Records
To impute sex from names, coders made two passes through the data. On 
their first pass, coders assigned a male or female designation to names 
they immediately associated with a sex. By and large, men’s and women’s 
names bear sharp differences in their phonemic designs, sounds, and end
ings. Female names are much more likely to possess more syllables and 
sounds and are more likely to vary the position of the stressed syllable 
(Slater and Feinman 1985). Names that end in a long e (e.g., Tiffany, 
Melody), l (e.g., Shauntell, Michelle), or schwa sound (e.g., Jessica, Sha- 
wanna) are common among women but rare among men. The most com
mon men’s names, by contrast, end in a consonant sound (Lieberson and 
Bell 1992). Common masculine and feminine suffixes used in Spanish 
names (e.g., o suffix for men, a suffix for women) facilitated assigning a 
sex to individuals with Spanish names. Additionally, researchers have 
identified the tendency of immigrant families to select for their children 
widely recognized English names once popular among native whites (Lie
berson 2000; Sue and Telles 2007). Distinctive and widespread gender 
demarcations such as these—and others as well, including suffixes (e.g., 
junior, senior) and gender-specific middle names paired with gender- 
neutral first names (e.g., Bobby Ann)—allowed coders to estimate sex 
with a considerable degree of accuracy. Because most names are familiar 
and common (the 1,000 most popular names account for roughly 90% of 
the population) and because there is strikingly little overlap between male 
and female names in North America (in the majority of cases, members 
of all major racial and ethnic groups employ gender-specific names [Lie
berson 2000; Sue and Telles 2007]), the risk of mislabeling was minimal.

On their second pass, coders revisited all unknown names (N — 12,241) 
and attempted to assign a sex to each by performing two steps. First, 
because for many people eviction was neither their first nor their last 
contact with the criminal justice system, coders conducted an additional 
court records search to determine if the name in question had other con
victions and, therefore, criminal records that did include sex identifiers.
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If an additional court records search proved unsuccessful, coders per
formed a simple Internet search by plugging unknown names into popular 
naming websites. In some cases, the sex of a landlord whose name ap
peared multiple times in the eviction records was discovered through 
additional Internet and newspaper searches or through landlord connec
tions established during my fieldwork. If no further information (or con
tradictory information) about the name was gathered after these searches, 
the name remained coded as unknown. Forty percent of unknown names 
were assigned a sex through court records searches and 32% after Internet 
searches, and 28% remained unknown after additional searches.

Milwaukee Eviction Court Study
Each day of the Milwaukee Eviction Court Study, interviewers received 
a court docket listing the day’s eviction cases. As small claims court got 
under way, two administrators would begin calling out cases, asking par
ties to approach the front of the room to be counted. As they did, inter
viewers identified all potential respondents: tenants who appeared in evic
tion court that day. After tenants returned to their seats, they were 
approached by an interviewer, who told them about the study and handed 
them an information card. Tenants were interviewed after their case was 
heard in front of a commissioner. On most days, two interviewers and a 
Spanish translator were present at the courthouse, taking attendance, 
keeping track of potential participants, and conducting interviews. The 
average interview lasted five minutes. Everyone who completed the sur
vey was offered $5 as a token of appreciation. There are no partial com
pletes and very little missing data. Of the 127 households appearing in 
eviction court that were not interviewed, only 21 refused to participate 
in the study. Most of the remaining 106 were taken to other rooms and 
did not return to the main courtroom, the location of the study. Ineligible 
cases included households for which tenants did not appear in eviction 
court (N — 940) as well as a small number of nonresidential evictions 
(N = 10).

In legal studies, there is an established tradition of in-court surveys, 
including those of housing courts (e.g., Fusco, Collins, and Birnbaum 1979; 
Bezdek 1992; Gunn 1995). One limitation of these studies, however, is 
that tenants who do not appear in court are not interviewed. This raises 
the question, Are tenants who appear in court different from those who 
default? Somewhat surprisingly, there is little evidence of this. One study 
(Larson 2006) has shown that one’s distance from court and the presence 
of legal counsel for property owners do not explain why tenants default. 
Additionally, the study produced mixed evidence that neighborhood-level 
poverty affects the likelihood of defaulting and offered no support for the
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hypothesis that “psychological costs” involved in managing stigma dis
courage tenants from appearing in court (p. 126). With respect to legal 
consciousness and competence, another study of housing court (Bezdek 
1992, p. 581) “generated no clear basis for speculating that the no-shows 
had a greater or poorer awareness of the law’s provisions than those 
tenants who did appear.” Although tenants accused of nonpayment appear 
more likely to default (Larson 2006), 92% of tenants interviewed for the 
Milwaukee Eviction Court Study had missed rent payments (see also 
Gunn 1995, p. 396). And although tenants with counsel are more likely 
to appear in court (Seron et al. 2001), the vast majority of tenants who 
show up at court are unrepresented (Seedco 2009). These considerations 
notwithstanding, that tenants who did not appear in court eluded the 
scope of this survey remains an important limitation to bear in mind.

Since survey data collected in 2011 were meant to inform patterns 
identified in eviction record from 2003 to 2007, one might reasonably 
wonder if renters represented in each data source were qualitatively dif
ferent from one another. Could the subprime mortgage collapse and fore
closure crisis, which began in 2007, have altered the characteristics of the 
city’s evicted population? Although foreclosures would not have been 
counted among court-ordered evictions, we still might expect a spike in 
evictions to have occurred during the housing crisis and ensuing recession. 
If the spike was large enough, one might have good reason to believe that 
some types of people evicted in 2011 (e.g., the recently unemployed) might 
not have been evicted in, say, 2005. However, as figure Al shows, the 
number of evicted tenants in Milwaukee actually fell during the first two 
years of the recession (2008 and 2009), even as the number of filed eviction 
orders increased slightly. Several factors may have contributed to this 
drop. Landlords with properties in foreclosure may have chosen not to 
invest the time and money to evict tenants only to have the bank take 
the building in the end. Others feeling the pinch may have been more 
willing to work with tenants who had fallen behind. Whatever the case 
may be, the crucial point for our purposes is that the recession years of 
2008 and 2009 saw no spike in evictions. There is good reason to believe, 
then, that the city’s evicted population was not dramatically affected by 
the recession. Of course, problems attributed to the economic downturn— 
unemployment, homelessness, financial vulnerability—are nothing new to 
the urban poor, who long have survived on the knife edge of economic 
subsistence. Theirs has been lifelong recession; for some, a recession of 
generations.

A final concern has to do with the yearly cycle of evictions and the 
survey’s duration. Far from being consistent across months, evictions in 
Milwaukee follow a fluctuating seasonal pattern. As the year begins, evic
tions are moderate. The number dips down during February but then
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begins to climb upward. After peaking in August or September, the 
monthly count starts to decline. As the city bends toward a new year, 
evictions begin to rise once more (see fig. A2). In light of these consid
erations, one might ask, Is a sample of tenants appearing in eviction court 
in January and February an adequate representation of the annual evicted 
population? Although the number of evictions vacillates in a predictable 
manner throughout the year, the general composition of the evicted pop
ulation remains fairly stable. Supplementary analyses (not shown) dem
onstrated that annual patterns within the eviction records were consis
tently manifest on a monthly basis, the first two months of the year being 
perfectly ordinary with respect to the location of evictions and the sex of 
evicted tenants. By itself, the survey would have underestimated the mag
nitude of eviction: the combined monthly average of evictions in January 
and February is below the monthly average for the entire year. However, 
as a supplement to a data set of eviction records that spans five years, 
the survey stands as a valuable source of information on the demography 
of the evicted population, the composition of evicted households, and the 
primary reasons for eviction.
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ABSTRACT

Since the passage of the 1968 Fair Housing Act (FHA), there have been clear legal 
tools and strategies for combating segregation and promoting diverse cities and towns. 
While the FHA and zoning laws have been used successfully to ensure that formerly all
white city neighborhoods and towns are accessible to diverse residents, a new problem 
is emerging for those who value integrated neighborhoods: the reversal of white flight. 
The 2010 Census showed a strong demographic shift of white residents moving back to 
tire core of cities while black and I Hispanic residents are pushed to the cities’ perimeters. 
This racialized displacement is called gentrification, and there has been little analysis 
of how legal strategies could be used to challenge it in order to ensure that minority 
communities receive the benefits of revitalizing city neighborhoods and remain in their 
homes.

This Comment will explain the role gentrification plays in many cities and the legal 
strategies available for ensuring that cities remain diverse and affordable. It explores 
how attorneys can use zoning laws to preserve or create more affordable housing in 
cities even before the gentrification of a neighborhood is underway, environmental 
impact statements to fight proposed luxury developments that often are built near the 
beginning or middle of the gentrification process, and the FHA to preserve affordable 
housing* and to challenge the building of luxury developments in neighborhoods that 
have undergone significant gentrification.
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Introduction1

The fight against housing segregation in America was one of the most 
important and contentious struggles in the Civil Rights Movement of the 
1960s.2 After decades of government-authorized segregation, the U.S. 
Congress passed the Fair Housing Act (FHA)3 in 1968 to prohibit racial 
discrimination in housing.4 In early judicial opinions interpreting the FHA, 
courts noted that the purpose of the statute was to encourage integrated 
housing patterns and to ensure that segregation did not hinder opportunities 
for racial minorities.'i The FHA and similar laws have been used ever since to 
challenge segregation—especially the existence of all-white suburbs and towns.6

Today, the threat of segregation occurs not only in affluent suburbs and 
towns that hope to keep out low-income residents—especially low-income 
residents of color—but also in the inner city. Census data from 2010 shows 
that white residents are increasing in their share of the population in many 
city neighborhoods and are turning neighborhoods from majority-minority to 
majority-white.7 The new white residents generally have higher incomes 
than the longtime residents of the neighborhood, and their greater household 
incomes allow them to pay more in property taxes or in rent.8 These higher 
payments then drive up housing prices for their neighbors, and the increased 
cost of housing results in longtime residents being unable to afford to 
continue living in their homes.4

The process of higher-income residents displacing lower-income ones is 
called gentrification. Gentrification often has a racial component—usually 
white residents displace residents of color—which results in the resegregation 
of city neighborhoods. White, higher-income residents move into a low- or

1. The tide of this Comment was inspired by Tivoli: A Place We Call Home, a 2010 exhibit at the
Exhibitions, BROOKLYN HISTORICAL SOCY,Brooklyn Historical Society. 

http://brooklynhistoiy.oig/8itearchjve/exhibittonsAivolj.htfnl (last visited Aug. 18, 2014). My 
former employer. New York State Tenants &. Neighbors, helped organize the tenants at Tivoli 
Towers, the complex in Brooklyn the exhibition focused on.
Nikole Hannah-jones, Living Apart: Hovs the Government Betrayed a Landmark Civil Rights 
Ijtvt, PRO PlIBUCA (Oct. 29, 2012, 12:00 AM), http://www.propublica.oig/article/living-
apart-how-the-gove mment-betrayed-a-landmark-civil-rightS'law.
42 U.S.C. §§ 3601-3631 (2006).

2.

3.
4. Id

See, e.g., Otero v. N.Y.C. Hous. Auth., 484 F_2d 1122,1134 (2d Cir. 1973). 
See infra note 100 and accompanying text.
See itfra Parrs II-III.
See infra Part II.
See infra Part IL

5.
6.
7.
8.
9.

http://brooklynhistoiy.oig/8itearchjve/exhibittonsAivolj.htfnl
http://www.propublica.oig/article/living-
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moderate-income neighborhood and drive up prices until the longtime 
residents of color are forced out by rising rents or property7 taxes, resulting in a 
heavily white and more expensive neighborhood.

Gentrification should worry social justice activists, housing advocates, 
and other city residents for a number of reasons. First, gentrification by 
definition devastates the economic and racial diversity of city 
neighborhoods.10 For anyone who took the goals of the FHA’s passage 
seriously or who cares about keeping cities as diverse enclaves full of 
opportunities for ah types of residents, this homogenizing process is distressing. 
Second, gentrification harms the low- and moderate-income residents that are 
displaced during the process. They often suffer physical, mental, and financial 
setbacks from being unwillingly displaced. Additionally, displaced residents 
often end up living farther from the plethora of jobs in city centers, which 
makes it more difficult for them to pull themselves out of poverty, 
gentrification may increase general environmental pollution because 
displaced residents often have to travel farther to their jobs or to visit friends 
and family in the old neighborhood.12 In sum, gentrification has the 
generalized effects of homogenizing cities and of contributing to pollution 
while also having the individualized effect of creating hardships for each 
person who has been forced out of her home.

For these reasons, it is important to challenge gentrification to ensure 
the continued diversity of American cities and the health and wellbeing of 
low- and moderate-income city residents. While organized residents, 
government officials, and other policymakers will play crucial roles in fighting 
gentrification, attorneys may also be able to use litigation in innovative ways 
to aid in the fight. This Comment focuses on litigation strategies for 
challenging gentrification, specifically on the sorts of strategies that could be 
utilized for preserving the affordable housing in gentrifying neighborhoods 
that many low- and moderate-income residents rely on to keep their housing 
costs in the city reasonable.

Part I of this Comment describes the types of affordable housing 
available in cities—housing that is both the target of gentrifying efforts and 
the focus of some antigentrification litigation strategies. Part II explains the 
gentrification process and the role of both individual choice and government 
or institutional actions in promoting gentrification. Part III details

Third,

See infra Part III. 
See infra Part III 
See infra Part III.

10.

11.

12.



62 UCLA L. Rev. 794 (2015)798

gentriBcation’s harmful effects, including the homogenization of city 
neighborhoods and the negative health outcomes for displaced residents.

Part IV explores certain legal strategies that can be used to protect low- 
income residents and avoid the resegregation of neighborhoods. These legal 
strategies include enforcing zoning laws to preserve or create more affordable 
housing in cities even before the gentrification of a neighborhood is 
underway, using federal and state environmental impact statements (E1S) to 
fight proposed luxury developments, and employing the FHA’s prohibitions 
on actions that have an adverse impact on racial minorities or that perpetuate 
segregation to preserve affordable housing and to challenge the building of 
luxury developments in neighborhoods that have undergone significant 
gentrification.

I. The Context: City-Situated Affordable Housing

To understand how this Comment proposes to challenge gentrification, 
it is necessary to know a bit about the aflordable housing located in the low- 
income city neighborhoods that are often targeted for gentrification. 
Affordable housing programs determine in part where low- and moderate- 
income families live, and the vast majority of buildings in affordability 
programs are located in urban areas.14 These affordable housing programs 
keep rents lower than the marker rate so that current residents can afford their 
rent, especially as rents rise around them. Therefore, the programs sustain the 
families who must necessarily be displaced for the process of gentrification to 
occur.15 Additionally, the buildings in these programs are ripe for private 
redevelopment as more expensive residences once their affordability 
provisions expire, which is another component of gentrification discussed in 
this Comment. '*

is

In this paper, 1 use the term aflordable housing to refer to housing that is a part of some government 
progrant or under some government regulation that keeps rents below what they would likely 
rise to in a system without such regidation. Tliis does not necessarily mean that such housing 
is actually affordable for many individuals or families. For a beginner- and user-friendly 
explanation of affordable housing, see ROSTEN WOO&.JOHN MANGIN, CTR. TOR URBAN 
Pedagogy, what is Affordable housing? (Rosten Woo & John Mangin eds., 
2009), available at http://welcomerocup.org/f1le_colunu13/OOOG/OOl 1/cup-fullbook.pdf,
See, eg., CTR. ON BUDGET & POLICY PRIORITIES, HUD RENTAL ASSISTANCE IN RURAL 
AND URBAN AREAS (2012), available at hctpV/www .cbpp.org/files/RentalAssiscince-Ruial 
FactsheetandMethodology.pdf.
See infra Part II.
See infra Part II.

13.

14.

15.
16.

http://welcomerocup.org/f1le_colunu13/OOOG/OOl
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Affordable housing programs take place on national, state, and local 
levels.17 The national affordable housing programs currently aid almost five 
million households.18 National programs—overseen by the Department of 
Housing and Uiban Development (HUD)—include conventional public housing 
that is owned and operated by government Public Housing Authorities, 
Section 236 subsidized housing for which the federal government subsidizes 
the interest rates on mortgages of privately owned buildings that owners then 
reserve for low- and moderate-income tenants,70 Section 8 vouchers that low- 
income residents may use to pay rent in any privately owned building,21 and 
the Low-Income Housing Tax Credit Program (LIHTC) under which each 
state is provided tax credits to award to low-income housing developers. 
For every national program, eligible tenants must be low-income, defined as 
making no more than 80 percent of the median income in their area.22 Some 
programs target even more needy families: Tenants can only make 50 percent 
of their area’s median income to be eligible.24 Thus, these programs generally 
assist those who are working class and poor.

Stares also have affordable housing programs that may be especially 
prevalent in low-income city neighborhoods. For example, Massachusetts 
provides state-funded vouchers for low-income tenants,25 and New York provides 
low-interest loans, tax exemptions, and government subsidies through the 
Mitchell-Lama program in exchange for landlords charging low rents to low-

19

22

Set WOO &.MANGIN, supra note 13, at 48-79. For example, in one neighborhood of New 
York City, there might be a federally funded housing project, a state-subsidized building, and 
a city-subsidized indusionaiy zoning building with affordable units. See id. at 48,64,80.
Ctr. on Budget 6c Policy Priorities, national: Federal Rental Assistance
FACTS (2012), available at http://www.cbpp.org/fiies/4-13-llhous-US.pdf.
NatT hous. Law Project, HUD Housing Programs.- Tenants’ Rights 5 1.3.1 
(3d ed. 2004).
Id. § 1.3.4.2.
Id § 13.5.1.
Id § 1.3.11.
Id § 23.1.1. For example, in 2009 the median income for a family of four in (he Los Angeles area 
was 162,100. WOO 6cMaNGIN, supra note 13, at 22. Thus, if a family of four's combined 
income is $49,680, they will be eligible for housing subsidized by the Department of Housing 
and Uiban Development (HUD). In Los Angeles, about 1.5 million households are eligible 
for HUD-assisied housing. See USA Median Household Income (Mature Support), ARCGIS, 
http^/www .arcgis.com/home/webm ap/viewer.himFservices>:da76de09076b49S9a<J005eldc 
2c48049 (last updated Jan. 10,2014). To reach die 1.5 million households number. I added 
the roughly 793,000 households with an income between $0 and $24,999 in Los Angeles 
County to the roughly 795,000 households widi an income between $25,000 and $49,999 in 
Los Angeles County.
Natl Hous. Law PROJECT, supra note 19, § 2.2.1.1.
Exec. Office of Hous. 8cEcon. Dev., Massachusetts Rental Vouchers, MASS.GOV, http://www.mass. 
gov/hed/housing/rental-assistance/mrv.html (last visited Mar. 23,2014).

17.

18.

19.

20.
21.
22.
23.

24.
I25.

6
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http://www.cbpp.org/fiies/4-13-llhous-US.pdf
http://www.mass
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and moderate-income residents in privately owned buildings.26 Finally, local 
governments additionally have affordability programs. Perhaps the most 
well-known examples are local rent control and rent regulation ordinances, 
which limit how much landlords can increase rent.27 Rent regulation programs 
exist in California, New York, New Jersey, and Washington, D.C.28 29 Although 
stories of millionaires living in such apartments receive much media 
attention, in reality it is low- and moderate-income individuals who rely 
heavily on rent-regulated apartments: In New York City, half of all tenants 
living in such housing make under 536,000 each year, and a quarter of all 
tenants in rent-regulated housing have an income below the federal 
poverty line.28

Thus, national, state, and local affordable housing programs are 
important sources of assistance for low- and moderate-income families and 
individuals living in cities. They make it possible for such residents to afford 
their homes within the city. But the affordability programs do not last in 
perpetuity,30 and the fact that affordable housing programs regulate rents 
such that tenants are not paying the potential market-rate prices for their 
homes makes these apartments prime targets for gentrification. Parr II 
addresses how gentrification targets these low- and moderate-income 
residents.

26. tenants & neighbors, a fewFactsaboutmitcheli.-Lama rental housing,
available at http://tandn.org/pdtfMitcheU-Lami%20RentaI%20HuiJsing.pdf (last visited 
Aug. 21,2014).

27. See, eg., Bent Stabilization Or&nante, LA I lOl JSING & COMMUNITY INVESTMENT DEPART
MENT, httpi/lilid. lac i ty .oig/lahdintemet/R SO/tab id/263/language/en-US/Defaultaspx (last 
updated June 2S, 2014).

28. See Dennis Keating &. Mitch Kahn, Bent Control in the New Millennium, SHELTERPORCE, 
May/June 2001, available at http^/www.nhi,org/online/issues/l 17/KeatingKahn Jitml,

29. Patrick Matkee, FACT Kf. SPIN: Who REALLY Lives in Rent-Rzgidated Housing!, COALITION 
FOR THE HOMELESS (May 27, 2010), http://www.ccialjiionforthehomel.ess.org/fact-vs- 
spin-who-reaUy-lives-in-rent-regulated-housing-2.

30. See, e.g., Amy Clark, Affordable Rental Housing: How It Works, NAT*L LOW INCOME 
HOUSING COALITION (Mar. 27, 2013), http://nlihc.webfacrional.com/artide/affordable- 
rental-housing-how-it-works (“[T]he existing stock of affordable rental housing is 
disappearing due to deterioration and the exit of private owners from the affordable housing 
market. According to the National Housing Trust, our nation loses two affordable 
apartments each year for every one created.").

http://tandn.org/pdtfMitcheU-Lami%20RentaI%20HuiJsing.pdf
http://www.ccialjiionforthehomel.ess.org/fact-vs-spin-who-reaUy-lives-in-rent-regulated-housing-2
http://www.ccialjiionforthehomel.ess.org/fact-vs-spin-who-reaUy-lives-in-rent-regulated-housing-2
http://nlihc.webfacrional.com/artide/affordable-rental-housing-how-it-works
http://nlihc.webfacrional.com/artide/affordable-rental-housing-how-it-works
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II. What Is Gentrification?

There is much debate about how to define gentrification.31 Scholars 
such as Rolf Goetze simply state that gentrification occurs when higher- 
income households move into neighborhoods that currendy cater to lower-income 
households.32 Other scholars define gentrification not only as the movement 
of higher-income residents into lower-income neighborhoods but also the 
displacement33 of lower-income residents from the neighborhood that occurs 
as a result of this movement.34 They state that the term gentrification only 
applies in circumstances where there is displacement whereas the term 
revitalization applies to situations where reinvestment (including the arrival 
of higher-income residents) occurs in a neighborhood without significant 
displacement of current residents.35 36 For clarity, I use gentrification as these 
latter scholars do—to refer to situations in which higher-income residents 
move into a neighborhood currendy housing lower-income residents and 
ultimately displace them—because this Comment concerns itself with 
fighting displacement caused by the arrival of higher-income tenants. 
Thus, when I use the term gentrification throughout this Comment, I mean a 
process that leads to displacement of lower-income households in the 
neighborhood in question.

Gentrificadon causes displacement through a few different mech
anisms.37 As higher-income residents move to a neighborhood, rehabilitate

36

31. Maureen Kennedy & Paul Leonard, Dealing With neighborhood Change: 
a Primer on gentrification and policy Choices 5 (2001).

32. See, t.g, rqlf Goetze, understanding neighborhood change.- the Role of 
Expectations in urban revitalization24 (1979).

33. Scholars such as Rolf Goetze are skeptical of including displacement in the definition of 
gentrification because displacement itself is not a well-defined concept. See, e.g., id. at 25 
(arguing that displacement could be alternatively defined as when families arc forced to move 
because of sharply increased tax bills or hiked rents, when households of two replace 
households of four, or when households with better income prospects replace poor households). In 
this Comment, I use displacement to mean that tower-income households feel pressured to 
move by the increase of higher-income households in a neighborhood. Reasons for such 
pressure could include increased rent or tax bills, lack of neighborhood businesses targeted to 
the lower-income household’s income bracket, or targeted evictions and arrests of lower- 
income residents.

34. Set, e.g, Kennedy & Leonard, supra note 31, at 5: necl smith, the new urban 
Frontier: Gentrification and the Revanchist city 33 (1996) (noting that the 
word 'gentrificadon’ was termed by sociologist Ruth Glass in 1964 as part of her critical 
analysis of displacement occurring in London).

35. See, t.g., KENNEDY 6c LEONARD, supra note 31, at 6.
36. See infra Parts III—IV.
37. See, e.g., Peter Marcuse et a!., Off-Site DisplacementHow the Changing Economic Tide of a 

Neighborhood Can Drown Out the Poor, 22 CLEARINGHOUSE REV. 1352, 1353 (1989)
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housing, and increase the values of their own and surrounding houses, higher 
property taxes are levied against existing residents who may be unable to 
afford such an increase and thus musr move.38 Analogously, as landlords see 
the opportunity to charge increased rents in a neighborhood, existing tenants 
who cannot afford an increase in rent may be forced to move and the higher- 
income tenants who can afford such an increase replace them, 
alternative, when landlords see the opportunity to charge increased rents they 
may stop maintaining and repairing the units of current tenants so that the 
tenants are forced to move by the poor condition of their housing.40 Then 
landlords rehabilitate the units and rent them for much more to higher- 
income tenants.41 Displacement, whatever its specific impetus, can have a 
significant effect on a neighborhood. For example, a 1981 study of Seattle 
found that gentrification displaced 25 percent of tenants in certain 
neighborhoods over a five-year period.

Even when using a common definition of gentrification that incorporates 
displacement, scholars have varying theories about why gentrification takes 
place in some neighborhoods but not in others. Goetze focuses on an 
individual choice-based theory of gentrification in which risk-oblivious so- 
called pioneers43 find an affordable neighborhood and take advantage of 
mortgage opportunities and cheap housing in order to move to it.44 These

3S In the

42

(“[Displacement occurs when changes produced by a particular development affect the 
neighborhood surrounding ir, whether by increasing prices so that housing becomes 
unaffordable, by changing the social composition of an area to make it unattractive to former 
residents, or by creating blight in the physical environment that makes continued occupancy 
hazardous.").
GOETZE, supra note 32, at 103.
Sec John A. Powell Sc Marguerite L. Spencer, Giving Them the Old 'One-Tvso‘: Gentrification 
and the KO. of Impoverished Urban Dwellers ofColor, 46 HOW. L.J. 433,455 (2003).
See Marcuse et al., supra note 37, at 1357.
See SMITH, supra note 34, at 65.
See David Ley, The new middle Class and the Remaking of the Central 
CrTY66(1996).
For a fascinating and critical discussion of the use of‘pioneer’ and other frontier vocabulary 
in gentrification scholarship, see SMITH, supra note 34, at 17 (Insofar as gentrification infects 
working-class communities, displaces poor households, and converts whole neighborhoods into 
bourgeois enclaves, the frontier ideology rationalizes social differentiation and exclusion as 
natural, inevitable.”).
GOETZE, supra note 32, at 100-01. Ir is dear that Goetze believes gentrification is mainly 
due to individuals’ initiative because he writes that policymakers must guide and diffuse 
gentrification, implying that policymakers are not involved in the initial occurrence of gentrification 
in a neighborhood. See id at 7, For a more recent and nuanced analysis of individual choice- 
based theory as pan of the explanation for gentrification, see Jackelyn Hwang Sc Robert J. 
Sampson, Divergent Pathways of Gentrification: Racial Inequality and the Social Order of 
Renewed in Chicago Neighborhoods, 79 AM. SOCIOLOGICAL REV. 726 (2014), which

38.
39.

40.
41.
42.

43.

44.
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pioneers, through word of mouth and local media stories, cause a rippling 
effect in which risk- and gain-conscious higher-income households then 
move to the neighborhood with mainstream residents following later. 
Other scholars, while acknowledging the role that the choices of individual 
higher-income households play in gentrifying a neighborhood, situate their 
analyses in the institutional actions that make gentrification possible. 
Private financial institutions play a role in encouraging gentrification of a 
neighborhood by reversing redlining policies so that capital becomes available 
to reinvest in the lower-income neighborhood47 and by providing mortgage 
assistance in such a neighborhood for only households with an income higher 
than the median.48 Public government institutions also play an enormous role 
in encouraging gentrification. Local governments grant private financial 
institutions tax write-offs for building in certain neighborhoods in order to 
incentivize the injection of capital into these neighborhoods47 and then 
support infrastructure development and beautification in the neighbor
hoods.™ The government may then target drug crackdowns,51 arrests of the 
homeless52 and of youth of color,53 and selective code enforcement against 
rundown housing54 in these neighborhoods to rid them of perceived 
undesirable elements, making the neighborhoods more attractive to the 
higher-income residents moving in. These private and public institutions often 
select certain neighborhoods for these gentrification-prone policies when an 
adjacent neighborhood is higher-income or has gentrified,55 triggering a

4S

4*

discusses individuals’ implicit racial biases in shaping the decision of whether to move into a 
gentrifying neighborhood.

46. Goetze, supra note 32, at 100-02.
46. Set, t.g., SMITH, supra note 34, at 57 ("To explain gentrification according to the gentrifier's

preferences alone, while ignoring the role of builders, developers, landlords, mortgage 
lenders, government agencies, real estate agents—gentrifiers as producers—is excessively 
narrow. A broader theory of gentrification must take the role of the producers as well as (he 
consumers into account___ ”).

47. Id. at 68 (*[W]ith private-market gentrificadon, one or more financial institutions will reverse a 
long-standing redlining policy and actively target a neighborhood as a jiotential market for 
construction loans and mortgages.*).

48. Isis Fernandez, Note, Let's Stop Cheering, and Let's Get Practical: Reaching a Balanced 
Gentrification Agenda, 12 GEO.J. ON POVERTY L. &.POL’Y 409, 423 (2005).

49. SMITH, supra note 34, at 128.
50. John J. Betancur, The Politics of Gentrification.: The Case of West Town in Chicago, 37 TJRC. 

AfT. REV. 780,787-88 (2002).
51. SMITH,rijpn* note 34, at 24.
52. Id at 218-27.
53. Betancur, supra note 50, at 804.
54. Id.

SMITH, supra note 34, at 209; Betancur, supra note 50, at 786-87.55.
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realization that far more rent could be extracted from these neighborhoods 
with the conversion of neighborhood building stock to higher quality and 
better use.56 This so-called rent gap57 between current and potential rents 
exists in neighborhoods within cities that have tight housing markets, that 
have other more expensive neighborhoods, and that are close to a growing 
job center.

It is challenging to determine the prevalence of gentrification, such as 
the number of neighborhoods and cities in which it occurs and the number of 
people who are being displaced. It simply is quite difficult to Bnd compiled and 
adequate data on the subject.59 Nonetheless, data from the 2010 census supports 
the inference that gentrification is affecting many cities. One census report 
notes that in metropolitan areas with a population over five million, there was 
a population increase of 13.3 percent within two miles of the largest city's city 
hall; and in metropolitan areas with a population of between two-and-a-half 
and five million, there was a population increase of 6.5 percent within two 
miles of the largest city's city hall.60 Since areas closest to city hall are usually 
more expensive than outlying areas of a city, these neighborhoods attract 
higher-income residents.61 At the same time, income inequality within large 
cities continues to be significant67 This data suggests that higher-income

S8

SMITH, supra note 34, at 193. “Better use" is dearly subjective. Reasonable minds could 
differ regarding whether it is better to tear down a tenement budding and replace it with 
condominiums (which would displace the current residents and change the socioeconomic 
makeup of the neighborhood) or make no changes to the building.
Neil Smith uses this term to label the difference between current and potential rents in a 
neighborhood. See id
See KENNEDY &. LEONARD, supra note 31, at S, 10-11.
Id at 7—8.
STEVEN G. WILSON ET AL., U.S. CENSUS BUREAU, PATTERNS OK METROPOLITAN 
AND MICROPOLITAN POPULATION CHANGE: 2000TO 2010, at 27 (2012).
For example, die zip code 10012 (Soho, New Yoik City) is die sixdi most eqieiisive in the counuy. 
Morgan Brennan, America s Most Expensive Zip Cades, FORBES (Oct. 12, 2011,11:54 AM), 
httpV/www.forbes.com/sites/niorganbrennan/201 l/l(V12/ainerica$- moet-expensive-zip-codes. 
Google Maps calculates the distance from that zip code to New York City Half as just 1.5 
miles. Driving Directions from New York City Call to Zip Code 10012, GOOGLE MAPS, 
http://iTiaps.google.com (follow “Directions" hyperlink; then input ‘New York City Hall" in 
“Starting Paint* and input “10012" in “Destination"). The zip code 90402 is the most 
expensive zip code in die city of Santa Monica. America's Mast Expensive ZIP Codes, 
FORBES, http://www.forbes.coni/ligts/201 l/7/zip-codes-ll_rank.html (last visited Oct. 16, 
2014). Google Maps calculates the distance between that zip code and Santa Monica City 
Hall as just 2.5 miles. Driving Directions from Santa Monica City Call to Zip Code 90402, 
GOOGLE MAPS, http://niaps.google.com (follow “Directions* hyperlink; then input “Santa 
Monica City Hall" in “Starting Point" and input “90402” in “Destination").
See Adam bee, U.S. census bureau, household income inequality within u.s.
COUNTIES: 2006-2010, at 4 (2012), available at http//www.censu6.gov/prod/2012pubs/ 
acsbrl0-18.pdf.

56.

57.

58.
59.
60.

61.

62.

http://www.forbes.com/sites/niorganbrennan/201
http://iTiaps.google.com
http://www.forbes.coni/ligts/201
http://niaps.google.com
http://www.censu6.gov/prod/2012pubs/
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residents may be moving into the center of many laige cities and displacing (at 
least some) low- and moderate-income residents to outer-city neighborhoods, 
thus heightening the income inequality within the city as a whole. 
Gentrification, then, is not a theoretical or future problem but one that is 
borne out from census findings.

III. The Effects and Harms of Gentrification

In a vacuum, gentrification does not appear to be a particularly 
concerning phenomenon. In feet, many consider the movement of capital 
and of higher-income residents into a neighborhood as an important 
revitalizing source for neighborhoods that have long been under-resourced 
ghettos63 for low-income households.64 As Neil Smith has written, “[wjithout 
private rehabilitation and redevelopment, the neighborhood’s housing stock 
[wouldj remain severely dilapidated . . . .”65 Yet the displacement inherent in 
this Comment’s understanding of gentrification should give us pause. Who is 
being displaced? Where are they going?

As defined here, gentrification displaces lower-income residents.66 In 
comparatively rich cities where few census tracts contain high proportions of 
households living in poverty and where housing markets are tight, 
gentrification may lead to the pricing out of low-income residents from the 
central city or from the region as a whole.67 Middle-class workers also may be 
unable to afford rent increases in gentrifying neighborhoods and so 
gentrification may price them out of their homes.68 Gentrification of a 
neighborhood slowly squeezes out all residents except the rich and “portends 
a class conquest of the city ... [by] scrubbing] the city clean of its working- 
class geography and history.”69 One clear harm of gentrification, then, is that 
it begins to strip cities of their socioeconomic diversity and pushes low- and

I recognize that the term ghetto is charged. Tn this Comment, I use it to underscore that the 
inner-city neighborhoods being gemritied are generally monolithic in their class (low- 
income) and racial makeup (black or Latino). For a general discussion of the term ghetto in 
its current American context, see Elijah Anderson, The Iconic Ghetto, 642 ANNALS AM. 
ACAD. POL. &.SOC. SCI. 8 (2012).
See, e.g., KENNEDY &. LEONARD, supra note 31, at 14; Powell &. Spencer, supra note 39, at 
446 (noting that poor cities, such as Cleveland and Detroit, need the influx of middle-class 
gentrifiers to attain economic viability).
SMITH, supra note 34, at 163.
See supra note 34 and accompanying text.
Powell ScSpenccr, supra note 39, at 446.
See id. at 456 (noting that gentrification has priced out middle-class residents from Oakland 
and Cambridge).
SMITH, supra note 34, at 26-27.

63.

64.

65.
66.

67.
68.

69.
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moderate-income households farther from the jobs and transit found closest 
to dty centers.70 A readily available example of such a city is Cambridge, 
Massachusetts. While internationally known as the home to Harvard University, 
for many years Cambridge was an economically diverse city with a significant 
number of blue-collar residents.71 But its gentrification over the past decade 
is clear from data published on the Cambridge Community Development 
Department's website. In 2000, the median household income for the dty 
was $47,979 with the poorest census tract within the dty having a median 
household income of $23,750.72 73 74 By 2009, the median household income for 
the dty had jumped to $64,420 with the poorest census tract from 2000 now 
having a median household income of $45,496—an income almost double 
that of nine years earlier.

Some retort that even if gentrification causes lower-income households 
to be forced from a neighborhood, in the end the dty overall benefits from the 
increased property raxes that gentrifiers pay.'4 But such a benefit is not borne 
out by the data: Many gentrifiers are actually moving from within the dty 
(and so were already a part of the tax base) or are politically savvy enough to 
ensure that the assessed value of their new property remains low;75 further, 
cities sometimes reduce property taxes for long-time residents to buttress 
against displacement, resulting in a wash regarding whether there is an 
increase in a city's revenues.7* Thus, gentrification does not create dear 
financial benefits to the dty, and it certainly harms those who are displaced.77

73

70. Powell & Spencer, supra note 39, at 441-42.
71. See id. at 456.
72. 2000 Census Tract Income Characteristics, CAMBRIDGE COMMUNITY DEVELOPMENT 

DEPARTMENT, http-.ZAvww.cambridgema.gov/CDD/factsandmaps/populationdaia/censustract/ 
2000cdneonK.aspx (last visited Mar. 30,2014). In 2000, a household income of 523,750 was 1.4 
times die federal poverty line (or a household of four or about two times the federal poverty line for a 
household of two. See The 2000 HHS Poverty Guidelines, U.S. DEPARTMENT HEALTH &. 
HUMAN Services (Jan. 29,2010), http://aspe.lihs.gov/poverty/00poveity.htm.

73. 2005-9 Census Tract Income Characteristics, CAMBRIDGE COMMUNITY DEVELOPMENT 
DEPARTMENT, http//www,cambridgema.gov/CDD/feCTsandinaps/populationdata/irnsuitract/ 
20059ctincome.aspx (last visited Mar. 30, 2014). A household income of 545,496 was 2.1 times 
the federal poverty line for a household of four or 3.1 limes rhe federal poverty line for a household 
of two. See The 2009 HHS Poverty Guidelines, U.S. DEPARTMENT HEALTH &. HUMAN 
SERVICES (Feb. 3,2011), http://aspe.hhs.gov/poverty/09poverty.5htmJ.

74. See, e.g., SMITH, si^ra note 34, at 137.
75. Id. I

See Timothy Williams, Cities Mobilize to Help Those Threatened by Gentrijicarion, N.Y. 
TIMES, http://www.nyiiines.com/2014/03/04/uLs/diies-helpuig-residents-resist-the-new-gentiy. 
html?.r-0 (Mar. 3,2014).
For example, some studies have found that 86 percent of those displaced by gentrification 
move into substandard housing. See Powell 8c Spencer, supra note 39, at 470. Additionally,

76.

77.

I

http://aspe.lihs.gov/poverty/00poveity.htm
http://aspe.hhs.gov/poverty/09poverty.5htmJ
http://www.nyiiines.com/2014/03/04/uLs/diies-helpuig-residents-resist-the-new-gentiy
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Nothing suggests that gentrification of a few neighborhoods within a city is 
economically worth the displacement of an entire enclave of low- and middle- 
class residents.

Beyond the class-based component of gentrification, there is a decidedly 
racial component as well. Usually in gentrifying neighborhoods, higher- 
income white residents displace lower-income residents of color.78 For 
example, in a study of gentrification in Chicago, one scholar found that 
between 1980 and 1990 the ratio of black to white residents fell from 6:1 to 
3:1.” More recently, census data has shown that “[a] common theme for the 
non-Hispanic White alone population from 2000 to 2010 was growth—both 
in number and in share of total population—in the central areas of many of 
the largest principal cities . . . For instance, as downtown Washington, 
D.C. has gentrified over the past ten years,81 the white population has increased 
by more than 10 percent in most of the census tracts making up the area.82 As a 
result, the people of color displaced by gentrification are forced to the outer 
perimeters of the dty and may ultimately be forced into lesser-resourced suburban 
rings." As gentrification continues over time, the central neighborhoods of tides 
become monochromaticalfy white while outer neighborhoods and suburban 
rings become diversified or majority-minority. Thus, gentrification causes 
cities to become not only socioeconomically but also racially monolithic.

cities generally offer more upwardly mobile economic opportunities for the poor than rural 
areas do. See EDWARD GI.AESER, TRIUMPH OFTHE CITY 79-81 (2011).

78. KENNEDY & LEONARD, supra note 31, at S; Powell &. Spencer, supra note 39, at 436-37. 
But see SMITH, supra note 34, at 143-61 (noting that white gentrifiers are at least initially 
less squeamish* about moving into majority-white neighborhoods and that gentrifiers in 
majority-black Harlem were at first middle-class black households); Hwang Sc Sampson, 
supra note 44.

79. See SEAN ZlELENBACH, THE ART OF REVITALIZATION: IMPROVING CONDITIONS IN
Distressed Inner-City Neighborhoods H5 (2000).

80. WlLSONETAL., njpret note 60, at 54.
81. The upward climb of the household median income in Washington, D.G over the past ten years 

can be found on www.dty-data.com. Washington, District <fColumbia (DC) Income Map, Earnings 
Map, and Wages Data, CITY-DATA.COM, )ittp:7/www.dty-data.<XKn/inCOtT>e/mcorne- 
Washington-I)iscrict-of-Cohimbia.html#mapOSM?mapOSM[zl]"14&mapOSM[clj«38.9080 
6620644182&mapOSM[c2]«-77.04977989196777&mapOSM[s]-4 (last visited Mar. 30,2014). 
For an example of the increase of median household incomes in gentrifying areas, dick on the 
census tracts around U Street Northwest, a popular area with young professionals.

82. W1J.SON ET AL., supra note 60, at 65.
83. See SMITH, supra note 34, at 161-63 (noting that continued gentrification of Harlem might force 

the low-income African American community into the suburbs); see also Matthew Bloch et al., 
Mapping the 2010 U.S. Census, N.Y. TIMES, http^/prqjects.nyrimes.com/census/20KVmap 
(last visited Mar. 30, 2014) (showing that the black population has decreased in Washington, 
D.C. proper and has increased in areas east of the city, such as Kettering and Greater Upper 
Marlboro in Maty land).

http://www.dty-data.com
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In summary, various analyses of gentrifying neighborhoods and cities 
show that gentrification leads to the displacement of lower-income households 
and nonwhite households. As two public policy commentators have written, 
“[gjentrification is not only attracting higher income households who replace 
lower income households in the neighborhood; it is attracting a sufficiently 
large number such that the unique social fabric of the neighborhood is 
changed.”fli| In effect, gentrification causes the community character84 85 86 to change. 
The process of gentrification poses a major challenge to the continuing 
diversity within American cities and to the protection and preservation of 
longstanding communities within them.

Even if one is not concerned about socioeconomic and racial diversity of 
cities per sc, gentrification—or at least the displacement it causes—has been 
shown to harm low-income residents on an individual basis. Harvard 
sociologist Robert J. Sampson has extensively analyzed the federal program 
Moving to Opportunity (MTO) under which some low-income affordable 
housing residents were randomly selected to receive vouchers so they could 
move to less-impoverished neighborhoods if they so desired.84 His and 
others' work shows that even though residents were voluntarily moving to 
less-impoverished neighborhoods within the same city, such moves were 
“associated with declines in academic performance and educational 
attainment as well as with increased levels of dnig use, sexual activity, and 
other risky behaviors" for adolescents.87 Such risks increased because parents 
were moving into neighborhoods that were often still violent, segregated, and 
underresourced,88 but because the families were now living in new 
neighborhoods, parents lacked familiarity with how to navigate the school 
system and children were less equipped to navigate new environments and to 
avoid trouble.89 If Sampson’s findings of negative social outcomes—such as

84. Kennedy & Leonard, supra note 31, at 5-6.
85. This was the term used by the court in Chinese Staff & Workers Ass’n v. City of New York, a 

case whose context involved the gentrification of Chinatown in New York City. See Chinese 
Staff & Workers Ass’n v. City of New York, 68 N.Y.2d 359,366 (1986).

86. See Robert J. Sampson, Moving to Inequality: Neighborhood Effects and Experiments Meet Social 
Structure, 114 AM. J. SOC. 189,202 (2008).

87. Patrick Sharkey 8c Robert J. Sampson, Destination Effects: Residential Mobility and Trajectories 
cf Adolescent Violence in a ScarifiedMetropolis, 48 CRIMINOIjOGY 639,644 (2010).

88. See, eg., Sampson, supra non 86, at 217 (noting that whites and Latinos flee neighborhoods 
into which black families are moving, thus resulting in segregated neighborhoods); Sharkey 
6c Sam|>son, supra note 87, at 640, 645 (noting dial when public housing residents moved to 
higher-income neighborhoods, their children were still entangled in violence and their 
children's school environments did not improve).

89. Sharkey Sc Sampson, supra note 87, at 645.
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declining academic performance and greater likelihood of drug use and sexual 
activity—are present when a family proactively moves to a less-impoverished 
neighborhood with federal assistance, a fortiori such negative effects will exist 
when rising rents displace unwilling families who may not have any 
government support to assist in their move.

Although Sampson’s research has shown that when low-income families 
move out of a dty altogether they do not experience the same sorts of negative 
effects as when they move to another dty neighborhood,90 moving out of the 
dty introduces a whole new host of problems for these families. Low-income 
African Americans who move out of high-poverty urban areas into small, 
majority-white towns “may experience health-demoting stressors as a result 
of their immersion in predominantly white communities.’’91 Moreover, work 
by other organizations suggests that there are negative health outcomes for 
those displaced by gentrification, whether they have been pushed out to the 
suburbs or just to the edges of cities.92 Additionally, whenever low-income 
individuals are pushed farther from the city’s center, they are then farther 
from the inner-dty jobs that most often employ them93 and contribute to 
negative environmental effects such as pollution as a result of their longer 
commutes to and from work.94 Finally, “[cjities don’t just connect capital-less 
workers with capital-rich employers; they offer a huge variety of job 
opportunities that allow poor people (indeed, everybody) to find talents they

See id at 661.
Danya E. Keene & Mark B. Padilla, Race, Class and the Stigma of Place; Moving to 
'Opportunity”in Eastern Iowa, 16 HEALTH&PLACE 1216,1217 (2010).
The Other Side of Gentrification: Health Effects of Displacement, InTL MAKING CITIES 
LIVABLE LLC, http://www,li vablecities.org/blog/other-side-genmfication-heaith-effects- 
displacement (last visited Mar. 30, 2014) {‘The Centers for Disease Control and Prevention 
(CDC) highlight [tliatj... [wjhen neighborhoods change rapidly, pushing existing residents 
to the margins, disparities in health often widen. This becomes evident in health outcomes 
such as cancer rates, incidence of astltma, diabetes, and cardiovascular disease, as these 
marginalized residents are often priced out of neighborhoods with healthy housing, healthy 
fbod[,] and healthy urban environments, in their new neighborhoods on the margins they 
are more likely to experience food deserts, less walkable streets, further distances to drive, and 
industrial |>oUtitants near housing.").
See GLAESER, supra note 77, at 87. This proximity to jobs—both high- and low-paying—is 
one of the reasons that certain neighborhoods tend to gentrify. Id. at 180 ("In many cities, 
like New York, once-poor neighborhoods, like Tribeca, that can offer fast commutes on foot 
to core business districts have come back, spurred by tire same increasing value of time that 
pushed Americans our of public transit into cars.").
See Ben Adler, Pushing Poor People to the Suburbs Is Bad for the Environment, GRIST (Dec. 13, 
2013, 4:56 PM), http://grist.org/cities/pushing-poor-people-to-the-suburbs-is-bad-for-the-  
environment (discussing that some low-income families displaced from New York City have 
moved to the Poconos, a rural area in Pennsylvania, and commute to their jobs in New York, 
which "is not environmentally efficient").

90.
91.

92.

93.

94.

http://www,li
http://grist.org/cities/pushing-poor-people-to-the-suburbs-is-bad-for-the-environment
http://grist.org/cities/pushing-poor-people-to-the-suburbs-is-bad-for-the-environment
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yf)Smight otherwise never know they had. 
neighborhoods not only has negative health effects on low-income individuals 
and on our environment but also has negative financial effects as well.95 96

All the data shows that gentrification is harmful on a number oflevels. 
For those who value socioeconomic diversity within cities and neighborhoods, 
gentrification creates disvalue by diminishing such diversity. For those who 
value racial diversity within cities and neighborhoods, so too gentrification 
diminishes such diversity. For those who care about the environment, 
gentrification’s displacement results in pollution and possibly other harmful 
environmental results. Finally, the sort of displacement that gentrification 
causes negatively affects the well-being—financially, mentally, academically, 
health-wise, and more—of the low-income individuals displaced. Therefore, 
it is clear that even if gentrification has certain positive effects, its harmful 
ones are potenr and significant.

Displacement from core city

IV. The Tools to Halt Gentrification

Even if the effects of gentrification on a neighborhood or an entire city 
are harmful, gentrification is such a multilayered process that it can be 
difficult to determine how best to challenge or arrest it. As discussed in Part 
U, the displacement caused by gentrification can occur because of landlords’ 
raising of rents, financial institutions’ mortgage policies, or individuals’ 
rehabilitation of new homes. Individuals, private institutions, and government 
actors may all encourage gentrification in varying ways. Thus, it can seem 
impossible to determine how to halt the gentrification process and ensure that 
a neighborhood remains relatively socioeconomically and racially diverse.

While community organizing97 and policymaking98 play instrumental 
roles in fighting gentrification, this Comment considers lawyers’ part in

95. GLAESER, supra note 77, at 79.
96. Set id.
97. For example, the Coalition for Economic Survival in Loe Angeles, National Alliance of HUD 

Tenants, and New York State Tenants &. Neighbors all organize to preserve affordable housing and 
fight gentrification. See COALITION FOR ECONOMIC SURVIVAL, http^/www.cesinacrion.org 
(bat visited June 15, 2013); NATIONAL ALLIANCE OF HUD TENANTS, http/Avww.saveour 
homes.org (last visited Mar. 30, 2014); TENANTS &. NEIGHBORS, http://www.t2ndn.org (last 
visited Mar. 30,2014).

98. For example, the National Housing Law ftoject and National Ixnv Income Housing Coalition 
work on policy issues surrounding the ptesenation of low-income housing and neighborhoods. 
See NATIONAL HOUSING LAW PROJECT, http://www.nhlp.org (last visited Mar. 30, 2014); 
National Low Income Housing Coalition, http://www.nlihc.org (last visited Mar. 
30,2014).

http://www.cesinacrion.org
http://www.t2ndn.org
http://www.nhlp.org
http://www.nlihc.org
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preserving the diversity of American cities. I use as my inspiration a brief 
1989 article by Peter Marcuse, Raun Rasmussen, and Russell Engler that 
proposed three legal tools for fighting gentrification: affordability-friendly 
zoning laws, environmental impact reviews, and the FHA." In the following 
subsections, I expand on their hypotheses in light of the continuing gentrification 
of the past quarter of a century.

A. A Preemptive Strike: Litigating Zoning Regulations 
to Ensure Affordability

Advocates for socioeconomic and racial integration have long used 
litigation based on zoning regulations as one tool for achieving their goals. 
Usually, however, advocates have used zoning litigation to create affordable 
housing in lily-white affluent suburbs rather than using it to create or preserve 
affordable housing in the inner city.100 Nonetheless, it seems possible to use 
the exact sort of zoning litigation often used to integrate suburbs to instead 
keep gentrifying city neighborhoods integrated.101 Specifically, attorneys 
could use litigation to enforce inclusionary zoning legislation requiring a 
certain number or percentage of affordable units in new developments or to 
force states to recognize affordable housing, or zoning friendly to it, as a 
constitutional right. Both types of litigation have been applied to create afforda
ble housing in the suburbs but could now be used to create or preserve affordable 
housing in city neighborhoods. Because this litigation would be based on 
enforcing existing zoning regulations or finding a new right in state 
constitutions, such litigation could be brought preemptively before there were 
any definitive signs of gentrification, or early in the gentrification process, as 
soon as rehabilitated buildings’ rents began to rise or there were plans for new 
higher-end developments.

Concerning the first type of litigation, attorneys in states with 
inclusionary zoning laws could bring suits in gentrifying neighborhoods to 
enforce those regulations in the city. A number of states have inclusionary 
zoning legislation that, at least initially, was directed at the socioeconomic

See Marcuse et al., supra note 37, at 1364—70.
100. See generally Bernard K. Ham, Comment, Exclusionary Zoning and Racial Segregation: A 

Reconsideration of the Mulliu Laurel Doctrine, 7 SPTON HALL CONST. LJ. 577,577—90(1997).
101. See Peter W. Salsich, Jr., Displacement and Urban Reinvestment: A Mount Laurel Perspective, 

53 U. ClN. L. REV. 333, 368 (1984) (“Reinvestment displacement raises the same question as 
exclusionary zoning although the view is from a different angle.”).

99.
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and racial segregation of well-to-do white suburbs.102 103 For example, the 
Massachusetts Low and Moderate Income Housing Act (sometimes called 
the Anti-Snob Zoning Act) requires that 10 percent of “the housing stock 
within every city and town be subsidized with or by a federal or state 
subsidy.”101 When an economically or racially homogenous town or city has 
denied permits for the creation of affordable housing, attorneys have argued 
and established that the denial violates the Act since the 10 percent threshold 
has not yet been met.104 One example of this sort of case is Town of 
Middleborougb v. Housing Appeals Committee,l0S 106 107 in which a town more than 
twenty miles from any major city in the state10* denied a permit to a developer 
trying to create affordable housing in a rural residential district of the town.
By relying on the Act, the developer was able to appeal and ultimately gain a 
permit to build affordable housing in the town.108 Overall, it was a very 
straightforward case—the town tried to wiggle out of having more affordable 
housing, but the Massachusetts Low and Moderate Income Housing Act 
ultimately required it to give a permit to the affordable housing developer.

Applying the Act (or a similar inclusionary zoning statute in another 
state) to create or preserve affordable housing in a gentrifying city neighborhood 
might not result in such clear-cut litigation, bur in certain situations it might 
succeed. Examples are intuitive: If a neighborhood in Boston, Massachusetts 
has never had much affordable housing and looks like it is on the cusp of 
gentrification, an attorney could bring a claim under the Massachusetts Low 
and Moderate Income Housing Act to require that a developer be allowed to 
create more affordable housing there before pricey condominiums overrun the 
neighborhood. Or if during the early stages of gentrification the loss of a

107

102. See Lisa C, Young, Breaking the Color Line: Zoning and Opportunity in America's Metropolitan 
Areas, 8J. GENDER RACE StJUST. 667, 699 (2005) (“The Massachusetts Low and Moderate 
Income Housing Act, enacted in 1969, was an attempt to ‘open up the suburbs’ to low and 
moderate-income families.'*). Other states with inclusionary zoning programs are California, 
Colorado, Connecticut, Hawaii, New Jersey, Rhode island, and Virginia. Gerald S. 
Dickinson, Inelusionary Eminent Domain, 45 LOY. U. CHI. L.J. 845, 872 n.122 (2014); 
Young, supra, at 691, 694. For a critique of the state-mandated integration of the suburbs, 
see Jonathan Douglas Witten, The Cast of Developing Affordable Housing: At Wbat Price t, 30 
B.C. ENVTL. AFF. L. REV. 509,526 n.78 (2003).

103. Witten, supra note 102, at 527.
104. See, eg, Zoning Bd. ofAppeals v. Sugatbush Meadow, LLC, 981 N.E-2d 690(Mass. 2013); Bd. of 

Appeals v. Hous. Appeals Comm, in Dep’tofCmty. Affairs et aL, 204 N.E2d 393 (Mass. 1973).
105. 845 N'.EJ2d 1143 (Mass. App. Ct. 2006).
106. See About Middleborougb, TOWN MlDDLEBORODGIi MASS., http:ZAwww.middleboiough.com/ 

about.html (last visited Mar. 30,2014).
107. Housing Appeals Committee, 845 N.E.2d at 1145—46.
108. Id at 1151-53.

http://www.middleboiough.com/
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particular affordable complex would cause a neighborhood to dip below the 
required percentage of affordable housing, an attorney could bring a claim 
arguing that the Act mandated the preservation of that complex.

The biggest obstacle to this sort of litigation might be that some states 
include a self-limiting exemption in their inclusionary zoning statutes for 
municipalities that already have reached a certain threshold of affordable 
housing (for example, 10 percent of the housing in the municipality already is 
deemed affordable).109 Thus, if a city as a whole had a certain number or 
percentage of affordable housing units, it would not necessarily violate the 
inclusionary zoning statute to not build affordable housing in, or to remove 
affordable housing, from a gentrifying neighborhood. In such a situation, 
litigation using the requirements of the inclusionary zoning statute to argue 
for the creation of more of, or the continued preservation of, such affordable 
housing would likely fail. And even if there was no self-limiting principle 
included in the statute, it is sometimes a larger logical leap to apply 
inclusionary zoning requirements to affordable housing in gentrifying city 
neighborhoods than in segregated suburbs. Attorneys could still easily bring 
litigation in neighborhoods that never had the requisite affordable housing, 
but it would be more difficult to bring inclusionary zoning litigation to 
preserve affordable housing. Rather than simply showing that there is little or 
no affordable housing (which would automatically violate the statute), an 
attorney would have to show that the closure of affordable housing in a 
certain neighborhood would bring the level of affordable housing under the 
legally mandated minimum for the entire city. This certainly isn’t an 
impossible showing, but there is an extra step of analyzing the effects of the 
closure of affordable housing in the neighborhood and making a strong 
showing that the closure of a specific building or program will result in fewer 
overall affordable units. While this sounds simple, a savvy defendant could 
argue that the specific closure being litigated would affect the housing market 
of the neighborhood in a way in which affordable housing would be built 
elsewhere in the area, and so there would be no violation of the zoning 
statute.110 Thus, inclusionary zoning litigation appears on its face applicable

109. See Young, supra note 102, at 691.
110. While not completely on point, an analogous argument was made in Hallmark Developers, 

Inc. v. Fulton County, 466 F.3d 1276 (11th Cir. 2006). In that case, the court held that it was 
“inherently speculative” to find a violation of the Fair Housing Act (FHA) because the 
plaintiffs could not definitively prove what: would happen after the dosing of the affordable 
housing project. Id. at 1287. In an indusionary zoning litigation case, a defendant might 
convincingly use the logic that since the plaintiff could not definitively prove whether more
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to attempts to create and preserve affordable housing in gentrifying 
neighborhoods, but litigation regarding preservation might ultimately depend 
on whether the plaintiffs can definitively show the effects of the loss of the 
building or program on the housing market in the neighborhood.

Concerning the second type of litigation based on a constitutional right 
to affordable housing, attorneys could try to follow New Jersey's lead in its 
Mount Laurel cases111 and argue that state constitutions require municipalities 
to provide housing for all their citizens, including low-income citizens.112 In 
the first Mount Laurel case, the New Jersey Supreme Court held that its state 
constitution required state police power—including the oversight of zoning 
regulations—to promote the general welfare.113 It then held that the town of 
Mount Laurel’s zoning ordinance, which only permitted single-family houses, 
did not promote the general welfare because it summarily excluded affordable 
multifamily housing for low-and moderate-income individuals, and the court 
thus found the zoning ordinance unconstitutional114 In the follow-up case to 
the initial litigation, the New Jersey Supreme Court clarified that 
municipalities had the affirmative duty to take measures that would, in 
practice rather than in theory, create greater affordable housing.115 The court

affordable housing would be built after the closing of a building or program, the plaintiffs 
could not ex ante assume there would be a violation of the zoning regulations.

111. S. Burlington Cnty. NAACP v, Twp, of Mount Laurel, 336 A.2d 713 (N.J. 1975) 
[hereinafter Mount Laurel 7]; S. Burlington Cnty. NAACP v. Twp. of Mount Laurel, 456 
A2d 390 (N.J. 1983) [hereinafter Mount laurel//].

112. Some scholars have argued that a right to affordable housing might also be found in the U.S. 
Constitution. See, e.g., Sheiby D. Green, Imagining a Bight to Homing, Lying in the Intmticer, 
19 GEO. J, ON POVERTY L. & POL’Y 393 (2012). This is a difficult case to make, 
considering that the Supreme Court has strongly implied that there is no constitutional right 
to housing:

We do not denigrate the importance of decent, safe, and sanitary housing. But 
the Constitution does not provide judicial remedies for every social and 
economic ill. We are unable to perceive in dial document any constitutional 
guarantee of access to dwellings of a particular quality .... Absent 
constitutional mandate, the assurance of adequate housing and the definition 
of landlord-tenant relationships are legislative, not judicial, functions.

Lindsey v. Normei, 405 U.S. 56, 74 (1972). Nonetheless, there might be some creative 
arguments to be made in federal court around a right to housing. For example, Shelby Green 
has argued that there might be an Equal Protection Clause violation if a city gives tit breaks 
or subsidies to developers as part of a revitalization scheme but does not offer similar help to 
tenants. See Green, supra, at 428.

113. Mount Laurel1,336 AJid at 725.
114. Id. at 729-32.
115. Mount Laurel11,456 A2d at 442.
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required the state to incentivize or require the use of housing subsidies and 
the use of inclusionary zoning.

No other state has made as strong of a statement as New Jersey in the 
Mount Laitrel cases by finding an affirmative constitutional requirement for 
affordable housing.116 117 Nonetheless, some states, including Pennsylvania and 
New York, have found that their constitutions do require that zoning 
regulations not exclude low-income residents.”8 Indeed, it is not difficult to 
make the argument that most state constitutions might, if questioned, require 
some sort of protection for affordable housing through local zoning 
regulations.119 The section of the state constitution that the New Jersey 
Supreme Court in the Mount Laurel cases found required affordable housing 
simply reads: “All persons are by nature free and independent, and have 
certain natural and unalienable rights, among which are those of enjoying and 
defending life and liberty, of acquiring, possessing, and protecting property, 
and of pursuing and obtaining safety and happiness/’120 In New Jersey and 
Pennsylvania, the finding of a constitutional right to the availability of 
affordable housing was based on arguments that zoning regulations are an 
instantiation of police power and that a state’s police power must promote the 
general welfare of its citizens. By using arguments based on a relatively 
straightforward understanding of police power or on almost innocuous state con
stitutional language, advocates fighting gentrification might win a state right 
to affordability-friendly zoning laws without needing the ex ante existence of 
pro-affordability statutes. Such arguments would surely he applicable to the 
availability of aflordable housing in gentrifying neighborhoods where the

116

116. U at 443.
117. See, e.g., Asian Ams. for Equal v. Koch, 514 N.Y.S.2d 939, 950 (App. Div. 1987) (“pTie 

lower court] concedes in its opinion that Mount Laurel is not the law in New York. We go 
further. Not by the widest stretch of the imagination, could the fact pattern in Mount Laurel 
be applicable to New York City’s record for providing for low and moderate income housing. 
... We carefully note that the Mount Laurel holdings are solely based upon an interpretation 
of the provisions of the law and Constitution of the State of New Jersey").

118. See, e.g., Suffolk Hous. Setvs, v. Town of Brookhaven, 511 N.E.2d 67, 69 (N.Y. 1987) 
(finding that exclusionary toning regulations are not a legitimate use of a state’s police 
power); Twp. of WilLstown v. Chesterdale Farms, Inc., 341 A_2d 466, 468 (Pi. 1975) 
(finding that zoning only 80 acres out of a total of 11,589 for possible affordable housing was 
exclusionary and so violated the Pennsylvania constitution).

119. But some states have come to the opposite conclusion. See Precision Equities, Inc. v. 
Franklin Park Borough Zoning Hearing Board, 646 A_2d 756, 760 n.4 (Pa. Commw. Ct. 
1994) (declining to follow the expansive Mount Laurel mandate for affordable housing in 
Pennsylvania); San Telmo Assoc, v. City of Seattle, 735 P.2d 673 (Wash. 1987) (finding 
indusknaty zoning ordinance in Seattle could violate the Washington Constitutions takingsdause).

120. N.J. Const, an. I, § l.

an
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state was supporting the gentrification through various policies such as 
zoning regulations or, perhaps more relevantly, tax breaks to developers, 
progentrification policies were causing a reduction in or elimination of 
affordable housing, the reduction or elimination would have a negative effect 
on the welfare of a state’s residents, and the state could be found to be in 
violation of its constitution for using its police power in a way that fails to 
protect the welfare of its citizens.

Litigating for the protection of affordable housing under a state constitution 
or for the enforcement of inclusionary zoning laws are both employable 
strategies when there is a threat to affordable housing in gentrifying 
neighborhoods. In fact, bringing these sorts of suits might be particularly 
successful in the gentrification context as compared to the suburban 
integration context. Although courts may have been reluctant to open up 
middle- and upper-class suburbs to low-income families on the theory that 
local municipalities should be able to zone or regulate affordable housing 
however they believe is appropriate, there might be greater willingness to 
protect low-income families who are pushed out of neighborhoods in the city 
they once could afford. The narrowing of neighborhoods available to low- 
income individuals might be more worrisome to courts than the exclusion of 
low-income individuals from neighborhoods they had never been a part of 
anyway, which might lead the courts to begin interpreting state constitutions 
and zoning regulations in a more protective manner.

Even though such zoning-related litigation may be a helpful tool in the 
fight to challenge gentrification, it is likely the most limited of the three 
strategies discussed in this Comment. Litigation surrounding the enforcement of 
inclusionary zoning laws will only be able to succeed in the several states that 
have such laws—and even in those states, housing advocates are wary of the 
power of inclusionary zoning to keep neighborhoods socioeconomically 
diverse.12j Additionally, zealous litigation for the enforcement of inclusionary 
zoning might result in backlash litigation questioning whether such zoning 
violates the Takings Clause, Due Process Clause, or Equal Protection Clause 
of the U.S. Constitution.121 122 123 124 Litigation surrounding whether state constitutions

121 If

122

121. See supra notes 46-56 and accompanying text.
122. Cf. Salsich, supra note 101, at 367 (noting that if a government helps to fond progentrification 

projects without also addressing the effect of resident displacement, the welfare of these 
residents will not be protected, resulting in a “questionable” exercise of police power).

123. See, e.g,, Samuel Stein, De Blasids Doomed Housing Plan, JACOBIN MAG., Fall 2014, assailable at 
https://www.jacobiiimag.com/2014/lG/de-bIasios-doomed-housing-plan/.

124. There are persuasive arguments that inclusionary zoning regulations do not violate any aspects of 
the U.S. Constitution. See, eg., Laura M. Padilla, Reflections on Inclusionary Housing and a

https://www.jacobiiimag.com/2014/lG/de-bIasios-doomed-housing-plan/
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mandate that zoning regulations protect affordable housing must be brought 
on a stare-by-state basis under stare law, and so it would be difficult for 
successes in one jurisdiction to be applied when a similar case is brought 
elsewhere. Additionally, no state has found a constitutional right to 
affordable housing or to affordable housing-friendly zoning practices in 
decades.12S While this may not be determinative of whether to apply such a 
strategy (perhaps attorneys simply are not bringing these cases, or courts 
would be more amenable to friendly rulings with the facts from a 
gentrification case), it does not engender much confidence in such potential 
litigation. Thus, zoning-related litigation strategies are vulnerable to a 
number of critiques. To buttress against this vulnerability, I turn to other 
possible litigation strategies for challenging gentrification.

B. Fighting Luxury Development: The Use of Environmental
Impact Statements

Although zoning law has a long history of being used to fight for diverse 
neighborhoods, advocates have used national or state EIS requirements less 
often when challenging gentrification. Despite the infrequent reliance on 
these statements, they could be powerful tools in antigentrification litigation.

In 1969, Congress passed the National Environmental Policy Act 
(NEPA),126 which requires federal agencies to prepare an EIS in order to 
consider the environmental impact of any of their proposed actions.127 Many 
states have followed suit with some variation in how closely their statutes 
follow the federal one.128 NEPA requires the government to consider the 
impact on human health and welfare of any project proposed by a federal 
agency.129 Nonetheless, the statute often does not have much force because it 
is procedural only—it “requires the government to consider alternatives to 
proposed actions and to consider measures that will mitigate the impacts of

Renewed Look at Its Viability, 23 HOFSTRA L. REV. 539, 588-625 (1995). Nonetheless, 
broadcasting litigation to enforce inclusionary zoning might strategically be a bad move since 
it could result in counterarguments or backlash litigation that would undermine the ability to 
have inclusionary zoning laws at all.

125. Mount Laurel I was decided in 1975, Township of Willistown v. Cbestcrdale Farms, Inc. was 
decided in 1975, and Suffolk Housing Services v. Town ofBrookhaven was deckled in 1987.

126. 42 U.S.C. §§ 4321-4370h (2006).
127. Kathleen Codey, Note, Convenience and l^ower Prices, but at What Costf: Watching Closely as 

Discount Superstores Creep Into Manhattan, 13 JX, fitPOL’Y 249,270-71 (2005).
128. Id. k2TI.
129. Stephen M. Johnson, NEPA and SEPA's in the Questfar Environmental justice, 30 LOY. L.A. 

L. REV. 565,579 (1997).
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the action, but it does not require the government to implement those 
alternatives or mitigation measures.”130 For this reason, many states that have 
passed E1S statutes have included substantive requirements, such as a 
requirement that the government agency mitigate any harmful environmental 
effects as much as is feasible.131 132 Some of these local statutes have also 
expanded the reach of the EIS so that an EIS is required for most new 
construction—including that done by private actors, not just governmental 
agencies.133 Thus, depending on the state in question, an EIS may apply to 
the majority of new developments. This means that an EIS requirement would 
apply to new construction or to extensive rehabilitation that private developers 
undertake in gentrifying neighborhoods-

The hurdle in using an EIS to challenge a new development being 
contemplated in a gentrifying area is whether such a development would in 
fact violate an EIS requirement. There are two ways to argue that new 
construction in gentrifying areas violates an EIS requirement: The first would 
be that the EIS quashes the development simply because the development 
encourages gentrification. The second would be that, even if an EIS could 
not be used to challenge gentrification per se, gentrification has enough 
negative environmental effects that the EIS can quash any gentrifying 
development based on those gentrification-related effects.

The first argument is certainly the harder one but there is some 
precedent for it. In Chinese Staff & Workers Association v. City of New York,133 
the state's highest court was asked to interpret how the State Environmental 
Quality Review Act (SEQRA)134 should be applied to a proposal to build a 
luxury high-rise in New York City's Chinatown.l3S The court took a strong 
stance that SEQRA’s requirement that there be a study of the development’s 
impact on the environment included an assessment of the impact on the

130. Id at 597.
131. Set id. at 597-98. Set, eg., City of Walnut Creek v. Cnty. of Contra Costa, 101 Cal. App.3d 

1022,1017-18 (1980) (finding that the county properly mitigated the environmental damage 
of a project by reducing the density of the project).

132. See GLAESER, supra note 77, at 212 (‘In 1973, an environmentally activist California 
Supreme Court interpreted [the 1970 California Environmental Quality Act (CEQA)] to 
mean not only projects undertaken by local government*, but also projects permitted by local 
government, which mean* pretty much any large construction in tire state.*). States where it 
appears the EIS requirement applies to private developments include California, Hawaii, 
Minnesota, South Dakota, and Washington. See Stewart E. Sterk, EnvironmentalRevietu in 
tie Land Use Process: New York’s Experience With SEQKA, 13 CARDOZO L. REV. 2041,2043 
n.7 (1992).

133. 68 N.Y.2d 359 (1986).
134. N.Y. ENVTL. CONSERV. LAW §§ 8-0101-8-0117 (McKinney 2012).
135. Chinese Staff# Workers Assn, 68 N.Y^d at 362.
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human environment, which included an assessment of the displacement of 
current residents and businesses.136 137 138 The court reasoned that “the impact that 
a project may have on population patterns or existing community character, 
with or without a separate impact on the physical environment, is a relevant 
concern in an environmental analysis since the statute includes these concerns 
as elements of the environment.”13' The court went on to state that SEQRA
required a consideration of “long-term secondary displacement of residents 
and businesses in determining whether a proposed project may have a significant 
effect on the environment.”138 In short, the court held that the state’s EIS
required an assessment of whether a development would change the 
community character—which, intuitively, could include the socioeconomic 
and racial makeup—of the neighborhood and whether a development might 
cause long-term displacement from the neighborhood. It is not a stretch to 
state that the court held that SEQRA required an assessment of a project’s 
gentrification impact before it could go forward.

While Chinese Staff & Workers Association at first glance is a powerful 
precedent that could change when gentrifying developments can go forward, 
its value is a bit questionable. The reasoning from Chinese Staff & Workers 
Association may not be applicable to all state EIS requirements (for example, if 
a state does not require an assessment of the “human environment” in its EIS, 
then the New York court’s reasoning is not on point),139 140 and there has been 
some backtracking even in New York to make clear that the far-reaching 
analysis used in Chinese Stiff & Workers Association is not to be applied to all 
cases.|,w Additionally, in order for a private development to come under the

136. See id. as 366-68.
137. Id at 366 (footnote omitted).
138. Id. at 368.
139. In the alternative, a state simply might not interpret ‘human environment" as expansively as 

was done in Chinese Staff Cl Workers Ass'n. Even New York courts have not always stuck with 
the definition or considerations applied in Chinese Stiff (A Workers Ass’n. See Katherine 
Ghilain, Note, Improving Community Character Analysis in the SEQRA Environmental Impact 
Review Process: A Cultural Landscape Approach to Defining the Elusive *Community Character,“ 
17 N.Y.U. ENVTL. L.J. 1194,1198-99 (2009) (noting that the State Environmental Quality 
Review Act (SEQRA)’s ‘community character" is not defined and has been used 
inconsistently).

140. See Long Island Pine Barrens Soc’y, Inc v. Planning Bd. of Brookhaven, 606 N.E-2d 1373, 
1379 (N.Y. 1992) (finding that the determinative factor in Chinese Staff (A Workers Ass’n was 
that the high-rise was going to be built in a special urban zoning district, not that the 
determinative factor was simply the overall effects of the development). Additionally, even in 
other stares with expansive EIS statutes, those statutes do not always apply to situations often 
relevant for gentrification. See Sean Stuart Varner, Note, The California Environmental 
Quality Act (CEQA) After Two Decodes: Relevant Problems and Ideas for Necessary Reforms, 19 
PEPP. L. REV. 1447,1463 (1992) (noting that California courts have held that the California

(

f
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authority of an EIS requirement, it usually must go through a zoning board 
process—yet zoning regulations often attach to a development only when it is 
part of a greater plan and not when it is being constructed on just one lot that 
has been deemed an as-of-right development.'41 This means, for example, 
that the EIS might not be required if a landlord was simply pushing up rents 
or turning units in an apartment building from affordable to market rate. 
Thus, there are many states and situations in which using an EIS statute to 
fight a development simply because it contributes to gentrification is not 
feasible.

For these reasons, it is important to consider the second way to use an 
EIS to challenge gentrification: whether there are specific environmental 
effects of a gentrifying development that will usually trigger the application of 
an EIS. This argument can be though* of in a few different ways. First, a 
development that is advancing gentrification will ultimately cause displacement, 
and displaced individuals may have to travel farther to work and to visit 
friends and family.'42 Such increased travel could heighten pollution, a clearly 
harmful environmental effect.1*3 Second, when low-income families of color 
are forced to move, there are often negative mental and physical health 
impacts on those individuals.1*4 Even being displaced to areas with more 
economic opportunity and less violence may cause headaches, weight gain, 
emotional distress, and insomnia.143 An EIS usually must take account of the

EIS statute, the California Environmental Quality Act (CEQA), does not apply to the 
displacement of renters). In Topanga Beach Renters Ass'n v. Department of General Services, 58 
Cal. App. 3d 188 (1976). in which a California court held that CEQA, did not apply to 
renters, the court stated:

Adverse effect on persons evicted from Topanga Beach cannot alone invoke 
the requirements of CEQA, f°r all government acdvity has some direct or 
indirect adverse effect on some persons. The issue is not whether demolition 
of structures will adversely affect particular persons but whether demolition of 
structures mil adversely affect the environment of persons in general.

Id. at 195.
141. Codey, supra note 127, at 296-97.
142. See GLAESER, supra note 77, at 87.
143. One of the purposes of the National Environmental Policy Act (NEPA) is to "fulfill the 

responsibilities of each generation as a trustee of the environment for succeeding 
generations." 42 U.5.C. § 4331(bXl) (2006). Causing more air pollution would dearly 
identify a development as violating this purpose.

144. See Jason Corbum, Reconnecting With Our Roots: American Urban Planning and Public Health 
in the Twenty-First Century, 42 URB. AFF. REV, 688, 699 (2007) (referencing a study that 
"suggested that residential upheaval and lack of resetdement from urban renewal programs 
continue to have mental and physical health impacts on African-Americans").

145. Keene 6c Padilla, supra note 91, at 1221.
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146health impact it will have on individuals, 
impacts of displacement that gentrification causes may trigger the application 
of an EIS statute. While both of these strategies do not automatically attach 
to any new development in a gentrifying area—an attorney challenging the 
development would likely have to show how the development would 
ultimately cause greater pollution or negative health outcomes for those 
displaced—as long as such data about the impact of the development was 
accessible, a court could find the need for an EIS.

Additionally, using these one-step-removed arguments to require an 
EIS for a development in a gentrifying neighborhood addresses the most 
common counterargument made against this legal strategy. Critics of a more 
expansive use of an EIS (in which gentrification per se would be seen as an 
environmental impact that should trigger an EIS) argue that "decisionmakers 
use the environmental review process to delay, recast, or kill development 
projects for ends unrelated to environmental goals"146 147 148 and that “[djefining the 
environment too broadly results in requiring impact statements . . . [that 
imposeJ dead-weight social losses . . . [and that enable] interested parties to 
use environmental statutes to serve nonenvironmental ends.”,‘w But if an 
attorney is focusing on the fact that a development will cause displacement 
that will result in an increase in air pollution and in negative health outcomes, 
then it seems completely appropriate for an EIS to take into account the 
gentrification (or more specifically, the displacement) the development might 
cause over time.

and so pointing to the health

146. Even NEPA, which is usually considered (he most conservative of the EIS statutes, requires 
an assessment of the health impact of a development. See 42 U.S.C. § 4331(bX2) (Tin order 
to carry out the policy set forth in this chapter, it is the continuing responsibility of the 
Federal Government to use all practicable means . .. to the end chat die Nation may . . . 
assure for all Americans safe, bealthjul, productive, and esthetically and culturally pleasing
surroundings___ * (emphasis added}). But see Metro. Edison Co. v. People Against Nuclear
Energy, 460 U.S. 766,773 (1983) (holding dial “although NEPA states its goals in sweeping 
terms of human health and welfare, these goals are ends that Congress has chosen to pursue 
by means of protecting the physical environment”). Even though in Metropolitan Edison the 
Court focused on the importance of the negative effects on the physical environment as a 
prerequisite for a NEPA daim, in that case the negative effects asserted by the plaintiffs were 
die psychological harms ofliving near a nudear plant. Id. at 769. 'Illus, there still seems to 
be room to argue that if a development had effects that caused physical rather than 
psychological harms to individuals, NEPA could be invoked. See Friends of Boundary 
Waters Wilderness v. Dombeck, 164 F.3d 1115,1126-1127 (8th Cir. 1999) (finding that in 
certain situations, even under the precedent of Metropolitan Edison, NEPA can be used to 
address the health concerns of residimts).

14 7. Sterk, supra note 132, at 2055.
148. Id. at 2060.
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Thus, an attorney could use NEPA or a state EIS requirement to fight 
new developments that landlords are attempting to build in gentrifying 
neighborhoods. While an EIS often is only a procedural tool that may not 
ultimately stop the development from being built, it can help slow down 
gentrification, giving community members more time to organize to stop the de
velopment. The community then can assess whether the benefits of a new 
development149 150 would outweigh possible costs, such as subsequent rising rents 
in the surrounding area and displacement. This puts control back in the 
hands of the residents affected by the new development rather than in the 
hands of developers who likely care more about their profits than their long
term effects on a community.

C. Preserving Community Through Litigation: Novel Use of the Fair
Housing Act

The FHA, also known as Tide Vilify0 bans discrimination on the basis 
of race in the sale or rental of housing, in housing preferences, in 
blockbusting, and in lending.151 The FHA was originally passed in 1968, 
within days of the assassination of Martin Luther King, Jr. and of the release 
of a presidential commissions report blaming housing segregation for the 
1967 race riots.152 153 As a result of the quick passage of the bill, there is litde 
legislative history that courts can look to when interpreting the statute. 
Courts have mosdy referenced supportive legislators' comments from the 
Senate floor, such as Senator Jacob javits’s statement that “the whole 
community” can be the victim of discriminatory housing practices and 
Senator Walter Mondale’s statement that the law's purpose is to replace 
ghettos with “truly integrated and balanced living patterns.”154 Thus, courts 
tend to Interpret the statute by focusing on whether the challenged action 
encourages or undermines integration. Because gentrification often has a 
racial element, attorneys could challenge the gentrification of a neighborhood 
through claims under the FHA to preserve affordable housing inhabited by 
low-income residents of color and to prevent resegregation.

]53

149. As discussed above, a new development in a neighborhood may contribute to the 
revitalization of an underresourced neighborhood without being a harbinger of gentrification, 
or at least the sort of gentrification that will cause widespread displacement. See supra Part II,

150. 42 U.S.C. §§ 3601-3631 (2006).
151. See Derrick Bell, Race, Racism, and American Law 445 (6 th ed. 2008).
152. Hannah-Jones, supra note 2.
153. See ROBERT G. SCHWEMM, HOUSING DISCRIMINATION: LAW AND LITIGATION § 5:2 (2012).
154. E.g., Trafficante v. Metro. Life Ins. Co., 409 U.S. 205,211 (1972).
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The most promising FHA provision for challenging gentrification is 
§ 3604(a), which makes it unlawful “[tjo refuse to sell or rent... or to refuse 
to negotiate for the sale or rental of, or otherwise make unavailable or deny, a
dwelling to any person because of race___ ”ISS This broad language has been
interpreted to cover any practice that denies housing or negatively affects its 
availability “because of' race.156 Circuit courts have ruled that this language 
refers to intentional discrimination in housing transactions, to mixed motive 
housing transactions in which intentional discrimination is one among several 
reasons for a party's actions, and to housing transactions that cause disparate 
effects on the groups the FHA protects.157 It is doubtful that evidence of 
intentional racial discrimination will exist in the progentrification policies or 
actions of landlords and developers (and when such evidence exists, it will be 
much easier to prove a violation of the FHA), so this Comment assesses how 
attorneys could use the disparate effects cause of action to challenge 
gentrifying policies and actions.

In disparate effects cases, plaintiffs can make their claim based on one or 
both of two theories: (1) that the housing transaction in question will have a 
greater adverse impact on a protected class (such as racial minorities) or (2) 
that the housing transaction in question perpetuates segregation.158 Under 
the adverse impact theory, the plaintiff must be challenging an entire practice 
or policy rather than an act targeting only one individual and must show the 
statistical significance of the action on protected class members.159 Under the

155. 42 U.S.C § 3604(a) (2006). There has also been recent inrerest in using § 3608 of the stature 
in novel ways in order to preserve or create affordable housing. See Robert G. Schwemm, 
Overcoming Structural Barriers to Integrated Homing: /l Baci-lo-tbe-Future Reflection on the 
Fair Homing Jet's "Affirmatively Furthei ' Mandate, 100 KY. L.J. 125 (2012). This section of 
the statute mandates that governmental departments and agencies must administer their 
programs in a manner that affirmatively furthers fair housing. 42 U-S.C § 3608(d) (2006). I 
will not discuss tills provision in this Comment because it only applies to the actions of 
governmental agencies, and could not be used to challenge the actions of private landlords 
and developers that foster gentrification. Additionally, it might be difficult to bring cases 
under § 3608 because there is no private right of action under that provision, at least as 
understood in some circuits. Sec Ladnos Unidos de Chelsea en Acdon (LUCHA) v. Sec’y of 
Hous. & Urban Dev., 799 FJd 774,792 (lstCir. 1986).

156. SCHWEMM, supra note 153, § 13:4.
157. See, e.g., Robinson v. 12 Lofts Realty, Inc, 610 F.2d 1032,1042 (2d Cir. 1979) (stating that 

conduct for which discrimination is just one of the motivating factors violates the FHA); 
United Srates v. City of Black Jack, 508 F.2d 1179,1184-85 (8th Cir-1974) (finding that an 
FHA violation may be shown by conduct that has a discriminaioty effect/impact); Seaton v. 
Sky Really Co., 491 F.2d 634, 635-36 (7th Cir. 1974) (upholding a district court’s finding 
that intentional discrimination violates the FHA).

158. SCHWEMM, supra note 153, § 10:5.
159. Id. § 10:6.

i
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perpetuation of segregation theory, the plaintiff may challenge one 
discriminatory act or an entire practice or policy and must present evidence of 
the segregative effect the housing transaction would have.160 Both of these 
theories seem applicable to challenging gentrification. When removing 
housing from affordability programs in gentrifying neighborhoods has an 
adverse effect on residents of color in many instances,161 attorneys could 
challenge such an action under the adverse impact theory. And when a 
broader array of actions—not only removing housing or units from 
affordability programs, but also building luxury developments—causes 
resegregation of a neighborhood through white residents replacing residents 
of color, attorneys could challenge such actions under the perpetuation of 
segregation theory. The next two subsections address each of these possible 
claims in greater detail.

1. The Adverse Impact Theory

The first cause of action under § 3604 of the FHA, challenging an act 
that causes an adverse impact on residents of color, could be used to preserve 
affordable housing in gentrifying neighborhoods. Because people of color 
disproportionately reside in affordable housing,162 taking a building out of an 
affordable housing program would likely have the sort of adverse impact 
against racial minorities that the FHA prohibits since a disproportionate

160. Id. $ 10:7. The segregative effect must be shown within a substantially discrete community. 
So, while plaintiffs have successfully been able to show impermissible segregative effects on a 
building- or neighborhood-wide scale, plaintiffs’ claims may be rejected if they are trying to 
argue that the segregative effect will take place across an entire city. Comfort Gladstone, 
Realtors v. Vill. of Bcllwood, 441 U.S. 91, 113-114(1979) (finding standing for plaintiffs in 
a FHA case who were challenging the housing practice by referencing changes to a 12-by-13 
block neighborhood), viitb Havens Realty Corp. v. Coleman, 455 U.S. 363, 377 (1982) 
(finding it implausible ro argue in a FHA case that die discriminatoty actions could have 
palpable effects throughout an entire city).

161. Generally, residents of color disproportionately occupy affordable housing. For sample, in 
project-based Section 8 housing (buildings in which a private landlord contracts with the 
federal government to provide affordable housing), 42 percent of tenants are black while only 13 
percent of the U.S. population overall is black. U.S. DEPT OF HOUS. 6c URBAN DEV., 
Resident Characteristics Report (2014), available at httpsv/picJiudgov/pic/RC RPubHc/
rtrmain.asp (choose "Project Based Certificate and Project Based Voudier" as die selected program 
type, then dick on “National,*and finally dick on the "Race/Ethnicity'’ tab to retrieve data), KAREN 
R. HUMES ETAL., U.S. CENSUS BUREAU, OVERVIEW OF RACE AND HISPANIC ORIGIN: 
2010, at 4 (2011), available at www.census.gov/prod/cen2010/briefs/c2010br-Q2.pdf.

162. See supra note 161. People of color also disproportionately utilize public bousing (government- 
owned affordable housing). SOC. SEC. ADMIN., OFFICE OF RESEARCH, EVALUATION Sc
Statistics, Social security programs in the united States 100 (i997),
available at http:ZAvww.sodalseairiiy.gov/policy/docs/progdesc/Bspus/sspus.pdf.

http://www.census.gov/prod/cen2010/briefs/c2010br-Q2.pdf
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number of people of color would lose their housing from such an action. 
There are already some FHA cases that show that vacating, demolishing, or 
not renewing the contract of affordable housing complexes violates the law 
under the adverse impact theory. While this cause of action applies just as 
directly in gentrifying neighborhoods as in nongentrifying ones, it could be 
utilized strategically in gentrifying neighborhoods to ensure that minority 
residents aren’t displaced from their homes.

Attorneys could rely on a few key precedents that have found that 
removing a building from affordability violates the FHA. For example, in 
Owens v. Charleston Housing Authority^ a district court in Missouri held that 
the decision to vacate and demolish an affordable housing complex violated 
the FHA because of the disparate racial impact those actions would have. 
Remarkably, the court ordered an injunction directing the landlord to 
continue operating the complex as affordable housing,163 164 165 166 and the Eighth 
Circuit later affirmed the district court’s order and its analysis of the FHA. 
This is exactly the sort of outcome that community members might desire 
when challenging gentrification: a ruling that not only establishes that forcing 
low-income residents out of an affordable housing complex violates the FHA, 
but also requires the landlord to continue to provide affordable housing for 
those residents. A similarly helpful precedent is Cole v. Lynn,167 in which a 
Washington, D.C. district court held that the FHA prohibits landlords from 
withdrawing their complexes from affordability programs if there are other 
economically feasible options available—such as switching to a different 
affordability program or selling the complex.168 Advocates in gentrifying 
neighborhoods could argue that preserving affordable housing units is 
economically feasible—after all, if a landlord has been operating an affordable 
building or unit for a number of years, it seems economically feasible that he 
could continue to do so—and so removing buildings or units from 
affordability programs violates the FHA. This is an especially persuasive 
argument when used to preserve federally assisted affordable housing because

164

166

163. 336 F. Supp. 2d 934 (E.D. Mo. 2004).
164. Id. at 943.
165. Id. at 949.
166. Charleston Hons. Auth. v. U.S. Dep’t of Agric., 419 F,3d 729, 741M2 (8th Cir. 2005).
167. 389 F. Supp. 99 (D.D.C. 1975).
168. Id. at 103-05. But it appears that if it is not economically feasible to keep a building in an 

affordability program, there is no duty under the FHA to do so. For example, in Sadler v. 
218 Housing Coif., 417 F. Supp. 348 (N.D. Ga. 1976), the affordable housing 
uninhabitable and needed significant and expensive rehabilitation to remain open, and in part 
based on these reasons the court held that the landlord did not violate the FHA by 
demolishing the budding. Id. at 357-59.

was



62 UCLA L. Rev. 794 (2015)826

usually the federal government is willing to pay a landlord market-rate rents 
as part of a subsidy to keep the building or unit in the affordability program.

Of course, some courts have been less willing to preserve affordable 
housing under the adverse impact theory of the FHA. One of the most 
convincing pro-landlord arguments is from Hallmark Developers, Inc. v. 
Fulton County'70 in which the Eleventh Circuit held that it was speculative to 
presume the racial makeup of who would move into yet-to-be-built housing, 
and thus the court couldn’t assume that the county’s refusal to provide a 
permit for affordable housing would have a disparate racial impact (and thus 
violate the FHA).169 170 171 172 173 While it is well-argued that it is quite speculative to 
assume the effect on racial demographics a housing decision will have down 
the line, even the Eleventh Circuit found that there was a difference between 
refusing to build affordable housing and preserving existing affordable 
housing. The court referenced two seminal FHA cases, Huntington Branch, 
NAACP v. Town of Huntington172 and Metropolitan Housing Development 
Carp. v. Villagecf Arlington Heights™ and noted that an FHA disparate effects 
claim could succeed when it was known that there was a shortage of housing for 
the defined group of residents who needed the sort of affordable housing 
already in existence.174 Considering that fewer than one in four families who 
qualify for affordable housing programs actually utilize them,175 and that 
residents of color disproportionately live in affordable housing, it is practically 
a known rather than speculative fact that not preserving affordable housing 
will have an adverse effect on people of color. If people of color disproportionately 
live in affordable housing as compared to market-rate housing and a building 
or unit is converted from affordable housing to market-rate housing, then the 
conversion more likely than not has the effect of displacing a resident of color 
and replacing that resident with a white individual. Thus, the removal of

169

169. For example, the federal govern nienr will allow landlords of project-based Section 8 buildings 
to go through the ‘Mark Up to Market* program, which renews their contracts with die 
federal government to reflect competitive market-rate rents. See Section S Contract Rtnrwak, NaTL 
HOUSINGL. PROJECT, http://nhlp.org/resoureecenterPticl-120 (last visited Mar. 30,2014).

170. 466 F.3d 1276 (11th Cir. 2006).
171. Id at 1286-87.
172. 844 F.2d 926,929 (2d Cir. 1988) (using an analysis of the shortage of affordable housing in 

the town to ultimately support the finding of an FHA violation).
173. 558 F.2d 1283,1288 (7th Cir. 1977) (implying there is a need for more affordable housing in 

the town before ultimately finding the possibility of an FHA violation).
174. Hallmark Developers, Inc., 466 F.3d at 1287.
175. Set WILL FISCHER, CTR. ON BUDGET & POLICY PRIORITIES, CONVERTING FUNDING OF

Some Public Housing Developments to Section 8 Subsidies would help 
PRESERVE NEEDED UNITS 2 (2011), J«Ji42Air^httpy/wwwxbpp.oig/fiIes/3-25-llhoU£.pdf.

http://nhlp.org/resoureecenterPticl-120
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housing from affordability programs certainly seems to violate the adverse 
impact cause of action of the FHA.

Although it maybe straightforward enough (armed with the right data 
about the racial demographics of the residents of affordable housing) to argue 
that removing housing from affordability programs violates the FHA because 
of its disparate effects on racial minorities, it is less clear how to remedy such 
potential removal. In Chvens v. Charleston Housing Authority, as discussed 
above, the court ordered the landlord to remain in the affordability 
program—but the court may have felt justified to put forth such an order 
because, at that moment in the building's history, a governmental agency was 
the owner and landlord of the building176 and so such an order did not 
interfere with the property rights of a private individual. But in People to End 
Homelessness v. Develco Singles Apartments Ass'n,177 the First Circuit held that 
the FHA, by its plain meaning, could not force a private owner to preserve the 
long-term affordability of his complex.178 There is some tension between the 
fact that removing a building or unit from affordability may violate the FHA 
and mandating that a landlord remain in the affordability program may 
violate his property rights.

Yet even while recognizing this potential problem, it seems possible that 
housing advocates could successfully litigate an adverse impact claim against a 
private landlord. Courts have upheld other types of regulations in landlord- 
tenant relations (such as allowing the government to regulate the rents that 
landlords can charge and forcing landlords to accept tenants they would not 
otherwise), and the government generally has the power to regulate private 
discrimination.179 Additionally, the justification put forth by landlords for 
why they would want to remove buildings or units from affordability 
programs—that they could make more money from the units if they were not 
a part of an affordability program—can be defeated. When courts have 
allowed a cost-justification argument to succeed, it has only been when the 
landlord put forth a clear estimate about why complying with the

176. Owens v. Charleston Hous. Auth.,336 F. Supp. 2d 934,939,949 (ED. Mo. 2004),
177. 339 F.3dl (1st Cir. 2003).
178. Id. at 5.
179. Natl Hous. Law Project, Fair Housing Litigation to Prevent the Las of Federally Assisted 

Housing: The Duties of Public Housing Authorities and Project Owners—Part Two of Two 
Articles: Obtaining Data, Formulating Claims and Anticipating Objections (pt. 2), 31 HOUSING 
L. BULL. 157,170-71 (July/ Aug. 2001). See generally Pennell v. City of San Jose, 485 U.S. 1, 
11-15 (1988) (finding a rent control ordinance thit restrains by how much a landlord can 
raise rents facially valid under the U.S. Constitution); United States v. Page Props., Inc., 198 
F.3d 252, 1999 WL 475563, at *1 (8th Cir. July 6, 1999) (upholding a district court's order 
that a landlord choose its tenants in compliance with the FHA).
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nondiscrimination mandate would be prohibitively costly.180 181 A general 
assertion that it is financially more advantageous for the landlord to remove 
his building from an affordability program probably would not win in 
court.11" Thus, litigation based on the FHA cause of action concerning 
adverse impact on minority residents likely could successfully challenge the 
removal of affordable housing from gentrifying neighborhoods.

2. The Perpetuation of Segregation Theory

The other cause of action under the FHA disparate effects claim, that a 
policy or an action is perpetuating segregation, is particularly powerful in the 
context of a neighborhood that has already gone through enough 
gentrification to significantly affect its racial demographics. Some courts 
have not found violations of the FHA when the proposed action, such as 
removing housing from affordability programs, takes place in a minority- 
majority neighborhood that is so racially monolithic that higher-income 
white individuals moving in would result in greater integration.182 But if a 
neighborhood has gentrified to the extent that the affordable housing houses 
a significant proportion of the minority residents because the other residents 
of color have already been displaced by higher-income white residents, then 
the loss of such affordable housing will clearly result in a whiter—that is, 
resegregated—neighborhood. Additionally, this cause of action is not
dependent on a building being removed from its affordability program. Any 
action that would ultimately resegregate the neighborhood, such as building a 
new luxuiy development, could act as the catalyst to bring this sort of FHA claim.

180. See, e.g., United States v. Weiss, 8-47 F. Supp. 819,831 (D. Nev. 1994) (finding that requiring 
a landlord to spend 81.63 million dollan to upgrade the hot water capacity $o that the landlord 
would not have to limit the number of families with children—a protected class under the 
FHA—in the building was unwarranted under the FHA); Sadler v. 218 Hous. Corp., 417 F. 
Supp. 348, 358 (N.D. Ga. 1976) (finding that HUD considered all other economic options 
before deciding to remove die building from affordability).

181. This hypothesis is bolstered by the fact that when intetpreting Tide Vn law, which 
sometimes is imported when interpreting the FHA, courts have generally not upheld a cost 
justification defense (when an employer cries to defend a discriminatory practice by noting 
the practice reflects real costs to the employer). See, e.g., UAW v. Johnson Controls, Inc, 
499 U.S. 187 (1991); City ofL.A. v. Manhart, 435 U.S. 702 (1978).

182. See, eg., Sadler, 417 F. Supp. at 357-59 (holding that there was no FHA violation when a 
landlord wanted to remove a building from an affordability program and give minority 
tenants portable vouchers because the neighborhood in which the building existed was 
racially monolithic, and so having minority residents move to new neighborhoods would 
promote integration more successfully than having them stay).

ss



Challenging Gentrification 829

Like with the adverse impact cause of action, attorneys have not often 
used the perpetuation of segregation cause of action to challenge further 
gentrification of a neighborhood although there are a few examples of such 
litigation. In 1983, minority residents living near downtown Boston 
challenged the development of a huge commercial complex, Copley Place, 
which they argued would ultimately cause rents to rise in their neighborhoods, 
displacing them and resulting in resegregation of their neighborhoods as 
more white residents moved in.183 The court held that the residents whose 
neighborhoods would be resegregated as a result of rising rents and 
displacement had standing to go forward with the case.184 185 186 In 1987, tenants in 
Washington, D.C. challenged the conversion of their affordable housing into 
high-rent units in Brown v. Artery Organization, Inc.1S5 While the court 
worried that assessing such conversions under the adverse impact theory of 
the FHA would always lead to the halting of upgrades or conversions of 
affordable housing, which it argued was not the intent of Congress in passing 

it did hold that under the perpetuation of segregation theory 
such conversions could be stopped when they would cause resegregation of 
the neighborhood, and so the court denied the defendant’s motion to 
dismiss.187 188 Another example is Pieune v. Piercelii in which minority residents 
in Brooklyn challenged the building of Atlantic Terminal, a huge de
velopment including office space, retail space, a cinema, a supermarket, and 
residential units for moderate-income families.189 190 Again, the court found that 
the residents did not have a cognizable claim under the adverse impact theory, 
but they could bring an action against the new development under the theory that 
the project would result in the loss of an integrated neighborhood.

Ultimately, these cases and others established fairly early in the FHA’s 
history that the FHA should be used to prevent segregated ghettoes and to

186the FHA,

190

183. Munoz-Mendoza v. Pierce, 711 F.2d 421, 426-28 (1st Cir. 1983).
184. Id at 429. Interestingly, the court ruled that the plaintiffs representing Chinatown—which 

had a population that was 80 percent Asian and Asian American—did not have standing 
under the perpetuation of segregation claim under the FHA because more white residents in 
Cliinatown would lead to more, rather than less, integration in that neigliborhood. Id. at 
428-29.

185. 654 F. Supp. 1106, 1108-09 (D.D.C. 1987).
186. Id. at 1116.
187. Id. at 1118.
188. 697 F. Supp. 113 (E.D.N.Y. 1988).
189. Id. at 114.
190. 72 at 117.
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guard against lack of opportunity for minority racial groups.191 192 Thus, the 
perpetuation of segregation cause of action under the FHA is particularly well 
suited for challenging acts that have a gentrifying effect on a neighborhood. 
Under the FHA, a plaintiff should be able to sue for any actions that will 
resegregate a neighborhood, which includes many actions that take place 
during gentrification, such as the removal of housing from affordability 
programs and the building of luxury developments. This cause of action is 
especially useful when a neighborhood has already undergone a significant 
amount of gentrification. If a neighborhood has been gentrified to the point 
where it is relatively integrated (that is, the neighborhood was majority- 
minority but because of gentrification has come to have a significant white 
population), then this cause of action can stop further gentrification that would 
result in a mostly white neighborhood. Additionally, the fact that courts 
sometimes point out that the FHA was supposed to protect againsr lack of 
opportunities for racial minorities mighr be especially helpful in gentrification 
cases since most people being displaced have to move farther away from city 
centers—and thus from an area dense with job opportunities and public 
transit. For these reasons, bringing lawsuits under the perpetuation of segregation 
theory of the FHA could be a powerful and particularly successful tool in 
challenging gentrification.

Unfortunately, the greatest drawback with asserting both perpetuation 
of segregation and adverse impact claims in the fight against gentrification is 
that it seems quite likely the Supreme Court will soon restrict the breadth of 
disparate impact FHA claims or prohibit them altogether. In the last few 
years the Court has thrice granted a writ of certiorari to assess whether 
disparate impact claims are cognizable under the FHA—for Magner v. 
Gallagher:n in 2011, for Township of Mount Holly v. Mount Holly Gardens 
Citizens In Action, Inc.193 194 in 2013, and for Texas Department of Housing and 
Community Affairs v. The Inclusive Communities Project, Inc.19* in 2014. The 
only reason the Court has not yet ruled on the permissible breadth of FHA 
claims is because the parties in Magner and Township of Mount Holly voluntarily

191. Set, e.g., Williamsburg Fair Hous. Comm. v. N.Y.C. Hous. Auth., 450 F. Supp. 602, 606 
(S.D.N.Y. 1978) (noting chat the goal of the FHA is to promote “open, integrated residential 
housing patterns and to prevent the increase of segregation, in ghettoes, of racial groups 
whose lack of opportunities the Act was designed t» combat" (quoting Otero v. N.Y.C. 
Hous. Audi., 484 F.2d 1122,1134 (2d Cir. 1973))).

192. 132 S.Ct 548(2011).
193. 133 S.Ct. 2824 (2013).
194. 747 F.3d 275 (5th Cir. 2014), cert, granted in part, 82 U.S.L.W. 3686 (U.S. Oct 2, 2014) 

(No. 13-1371).
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195dismissed their cases before a decision was rendered, 
conservative bent of this Supreme Court,195 196 the Court may restrict or prohibit 
disparate impact FHA claims if given the chance. While claims based on the 
FHA make the most traditional legal arguments and have the strongest 
existing precedent for fighting gentrification, they soon may not be a tool that 
housing attorneys can rely on.

Considering the

Conclusion

As data from the 2010 census shows, gentrification is a growing 
phenomenon in American cities. Higher-income residents—who are usually 
white—are moving into affordable inner-city neighborhoods. They drive up 
property taxes and rents, ultimately forcing out the low-income residents who 
cannot afford such increases in their housing payments. Even tenants living 
in affordable housing, whose rent is subsidized or regulated by the 
government, are often pressured by their landlords to move so that landlords 
can charge new higher-income tenants the rapidly rising market rate for 
residency.

Such gentrification is a complex, multifaceted process. Public officials, 
organizers, policy makers, and low-income residents are key in addressing if, 
when, and how gentrification should occur in the inner city. Attorneys may 
also be able to play an important role in challenging gentrification. Three sorts of 
litigation seem particularly ripe for fighting gentrification. First, litigation 
could be used to enforce inclusionary zoning laws or to push state 
constitutions to incorporate a right to affordability-friendly zoning 
regulations. Second, litigation based on federal and state EIS requirements 
could challenge new luxury developments proposed in gentrifying 
neighborhoods by noting the sorts of environmental harms gentrification 
causes. Third, litigation based on the FHA’s prohibitions on housing actions 
that have an adverse impact on racial minorities and that perpetuate 
segregation could be used to preserve affordable housing in gentrifying areas 
and to halt the building of luxury developments in gentrifying areas.

195. Twp. of Mount Holly v. Mount Holly Gardens Citizens in Action, Inc., 134 S. Ct. 636 
(2013); Magner v. Gallagher, 132 S. Ct. 1306 (2012).

196. See Michael Keegan, We Have the Most Consemiative Supreme Court in Decades. Wiry Do Americans 
Think It’s Liberal?, HUFFINGTON POST (July 24, 2013, 5:12 AM), http://www.huflington 
post.com/michael-b-keeganAve-have-the-most-conserva_b_3333337.html.

http://www.huflington
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The socioeconomic and racial diversity of cities is being decimated as 
higher-income white residents occupy more space in these cities. Civil rights 
advocates and their followers who fought for integration of suburbs should be 
just as concerned with the current resegregation of cities as they were with the 
existence of all-white suburbs and towns. Attorneys can and should develop 
novel ways to assist in ensuring integration in the inner city. This Comment 
hopes to contribute to the dialogue among housing attorneys concerning 
litigation tools that can aid low-income residents who challenge the 
gentrification occurring in their neighborhoods.
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Food insecurity continues to be a major challenge in the United States, affecting 49 million individuals. 
Quantitative studies show that food insecurity has serious negative health impacts among individuals 
suffering from chronic illnesses, including people living with HIV/AIDS (PLHIV). Formulating effective 
interventions and policies to combat these health effects requires an in-depth understanding of the lived 
experience and structural drivers of food insecurity. Few studies, however, have elucidated these phe
nomena among people living with chronic illnesses in resource-rich settings, including in the United 
States. Here we sought to explore the experiences and structural determinants of food insecurity among a 
group of low-income PLHIV in the San Francisco Bay Area. Thirty-four semi-structured in-depth interviews 
were conducted with low-income PLHIV receiving food assistance from a local non-profit in San Francisco 
and Alameda County, California, between April and June 2014. Interview transcripts were coded and 
analysed according to comenr analysis methods following an inductive-deductive approach. The lived 
experience of food insecurity among participants included periods of insufficient quantity of food and 
resultant hunger, as well as long-term struggles with quality of food that led to concerns about the poor 
health effects of a cheap diet. Participants also reported procuring food using personally and socially 
unacceptable strategies, including long-term dependence on friends, family, and charity: stealing food: 
exchanging sex for food; and selling controlled substances. Food insecurity often arose from the need to 
pay high rents exacerbated by gemrification while receiving limited disability income-a situation 
resulting in large pan from the convergence of long-standing urban policies amenable to gentrifrealion 
and an outdated disability policy that constrains financial viability. The experiences of food insecurity 
described by participants in this study can be understood as a form of structural violence, motivating the 
need for structural interventions at the policy level that extend beyond food-spedfic solutions.

© 2015 Elsevier Ltd. All rights reserved.
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(Anema el al.. 2009). Affected individuals regularly face one or 
more of the following challenges: insufficient quantity, poor qual
ity. limited diversity, or compromised safety of food; inadequate 
access to food, leading to feelings of hunger or anxiety; or the need 
for socially unacceptable procurement of food, including begging, 
scrounging, relying on charity, exchanging sex for food, stealing 
food, and other illicit activities (Aneina et al.. 2009). Freedom from 
food insecurity is enshrined in the human right to adequate 
food—a component of the right to an adequate standard of living

1. Introduction

Food insecurity is defined as "the limited or uncertain avail
ability of nutritionally adequate, safe foods, or the inability to ac
quire personally acceptable foods in socially acceptable ways" t
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preventing such persons from reaching their Tull potential 
(Banerjee ei al.. 2012), emphasising the capacity of the modern 
state to protect—or fail to protect—its citizens from large-scale 
forces of political economy and history (farmer. 2004: DeVerteuil. 
2015). With regard to socioeconomic inequality, debate on the 
necessity and extent of state protection in the United States is 
embodied by perennial discourses on the "unworthy" poor, arriving 
with the first Protestant settlers and enduring through, among 
other phenomena, the mid-nineteenth century poorhouse, the 
“culture of poverty" in the I960‘s. images of the “welfare queen' 
through the 1970‘s and 1980's, advocates of workfare in the 1990's, 
and the vilification of disability cheats and malingerers today (Katz. 
1989; C.owan. 2010; Gustafson. 2011: Hansen el al.. 2014). The 
concept of structural violence allows us ro understand how epochal 
institutional and policy-level decision-making strategies, as well as 
these public discourses thar shape them, are transcribed onto the 
bodies of the vulnerable, linking the lived experiences of such in
dividuals to a broader understanding of shifts in politics, eco
nomics, culture, and law (Farmer. 2004; DeVerteuil, 2015).

Approaching food insecurity in the United States from a struc
tural violence perspective raises a series of salient questions: How 
does food insecurity manifest among certain groups in the popu
lation? What structures are involved in the genesis and propaga
tion of food insecurity, and how have they come to be? What are 
the precise mechanisms by which these structures are systemati
cally translated into food insecurity? And how does food insecurity 
lead to poor health outcomes among individuals with chronic 
illness? Our study sought to investigate these questions among a 
group of low-income PLHIV residing in the San Francisco Bay 
Area—a population for whom the serious negative health impli
cations of food insecurity have previously been demonstrated 
(Vogenthaler et al.. 2013; Palar et al., 2015; Weiser et al., 2013a, 
2013b).

detailed in Article 25 of the Universal Declaration of Human Rights 
and Article 11 of the International Covenant on Economic, Social 
and Cultural Rights (Chilton and Rose. 2000). Nevertheless, food 
insecurity remains an everyday challenge for hundreds of millions 
across the globe—including in the United States (Coleman-Jensen 
et al.. 2014). Alongside its inherent challenges of malnutrition, 
hunger, and anxiety, food insecurity has multiple well-documented 
interactions with chronic diseases including infectious, non- 
communicable. and mental illnesses (Anema et al.. 2000), 
rendering this challenge an urgent health issue.

1.1. FOod insecurity in the United States

The United States stands out among members of the Organiza
tion for Economic Cooperation and Development (OECD) for both its 
high poverty rates after taxes and transfers and its use of direct food 
assistance as a prominent component of the social safety net. most 
notably as part of the Supplemental Nutrition Assistance Program 
(SNAP) (Wilde. 2011X According to the United States Department of 
Agriculture (USDA), 15.8% of the population (some 49 mill ion ad ul ts 
and children) was food insecure in 2013, concentrated among low- 
income households (Coleman-Jensen er al , 2014). Extensive data 
also associate disability with poverty and food insecurity in the 
United States, and a recent USDA report found that one third or 
households containing an adult with work-limiting disability were 
food insecure (Coleman-Jensen and Nortl. 2013). Similarly, studies 
have demonstrated a high prevalence of food insecurity among low- 
income people living with HIV/AIDS (PLHIV) (Weiser et al.. 2009; 
Vogenthaler el al.. 2010; Anema et al.. 2011). But despite these fig
ures. little is known about the precise strucniral mechanisms by 
which food insecurity is unevenly distributed across the population. 
Moreover, although several qualitative srudies have investigated the 
lived experience of food insecurity in the United States, these have 
primarily been among otherwise healthy populations (Radimer 
et al., 1992; Hamelin et al.. 2002; Wolfe et al., 2003; Chilton and 
Booth. 2007: Fram et al., 2011).

There is a particularly critical need for further research among 
PLHIV. since numerous quantitative studies have demonstrated as
sociations of food insecurity with viral transmission and worsened 
clinical outcomes across a range of settings (Anema et at.. 2009). 
Among homeless and marginally housed PLHIV in San Francisco, 
food insecurity was longitudinally associated with risky sex 
(Vogenthaler et a).. 2013), depressive symptoms (I’aiarel al.. 2015), 
non-adherence to antiretroviral therapy (ART) (Weiseretal., 2013a). 
acute care utilisation including hospital isations and emergency room 
visits (Weiser et al.. 2013b), and worse immunologic and virotogic 
outcomes (Weiser etal.. 2013a). These findi ngs are echoed in further 
quantitative studies of PLHIV across the United States and Canada 
(Anema et al.. 2011; Kalichman et al.. 2010; Wang et al.. 2011; 
Shannon et al.. 2011; Vogenthaler et al., 2011; Kalichman et al.. 
2014). Lack of qualitative studies among chronically ill individuals 
in resource-rich settings, however, has precluded an in-depth un
derstanding of the structural determinants, nature, severity, and 
implications of food insecurity among such populations.

2. Methods

2.1. Research collaboration

This study was part of a research collaboration between the 
University of California, San Francisco (UCSF) and Project Open 
Hand (POH). a Bay Area non-profit that provides food assistance to 
individuals suffering from chronic and debilitating illnesses. 
Serving -3800 clients from two sites in San Francisco and Oakland, 
California. POH provides take-home meals and groceries free of 
charge to approximately 3000 PLHIV. To qualify for food assistance, 
potential clients must have a provider referral and a physician- 
certified diagnosis of a qualifying health condition, including HIV/ 
AIDS. Eligible PLHIV are classified as "mildly ill" or “severely ill" by 
POH depending on symptomatology and life situation: mildly ill 
clients may receive either a weekly bag of groceries or up to seven 
pre-prepared meals each week; severely ill clients may receive 
both. The majority of POH clients are low-income individuals, and 
many receive payments for work-limiting disability through Sup
plementary Security Income (SSI; a form of welfare administered 
by the Social Security Administration, the receipt of which pre
cludes eligibility for SNAP in California) and/or Social Security 
Disability Insurance (SSDI; a social insurance programme). Starting 
in 2013, UCSF partnered with POH to explore the relationship be
tween food insecurity, food assistance, and health.

J_2. Structural violence

The inequitable distribution or food insecurity in the United 
States calls for an appropriate theoretical lens through which to 
understand qualitative findings. Structural violence is a construct 
that has been used to demonstrate the way in which the political 
and economic organisation of society can invisibly and systemati
cally foster physical harm and emotional distress among groups or 
vulnerable individuals (Farmer. 2004; DeVerteuil. 2015). Integral to 
structural violence is the role of institutions and social practices in

2.2. Research setting

All POH clients are residents of either San Francisco or Alameda 
County, which includes the cities of Oakland and Berkeley among 
others. As in much of the Bay Area, these cities are currently
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with healthcare behaviour including ART adherence and access to 
clinics and hospitals. All interviews were audio-recorded with 
permission from participants, and recordings were later tran
scribed verbatim. We provided participants with $20 in cash at the 
end of their interview.

experiencing a period of social turbulence following the start of the 
second technology boom circa 2011. in providing an explosive boost 
to the local economy, the rapid post-recession rise of the technol
ogy industry in Silicon Valley and San Francisco has raised the cost 
of living in the Bay Area significantly, and gentrification fuelled by 
the influx of technology employees with high disposable incomes 
has become a fractious issue in traditionally low-income neigh
bourhoods (Ovide, 2012; Carroll, 2014; Wong, 2014). As outposts of 
increasingly rare affordable housing in the Bay Area, these neigh
bourhoods are home to many of POH's clients.

Much of this upheaval is intimately entwined with a soaring 
rent market that has been particularly affected by the economic 
developments, rising in unprecedented fashion. In June 2014, the 
median monthly rent for a studio apartment in San Francisco was 
$2300—a 21% increase in the space of 12 months. A similar rise has 
been seen in the other cities of the Bay Area, including Oakland, 
where the median rent price of a one-bedroom apartment grew 
33% in the 24 months between September 2011 and September 
2013 (Priceonomics, 2014). Beginning in April 2014, our study took 
place in the midst of this economic and socio-cultural context.

2.6. Data analysis

Transcripts were coded and analysed according to content 
analysis methods (Weber, 1990). During the data collection phase, 
five researchers followed an integrative inductive—deductive 
approach to develop a codebook (Bradley et al., 2007), using both 
the interview guide and an initial review of the data to produce a 
preliminary list of codes and sub-codes. This approach provided us 
with an organising framework while also leaving room for new 
codes to emerge from the transcripts, which were read and dis
cussed by the study team as interviews proceeded. The team then 
refined this code list into a final codebook. The primary interviewer 
coded ail transcripts using the qualitative text management soft
ware Dedoose. Transcripts were double-coded at pre-determined 
intervals (every four transcripts; n = 8), with discrepancies dis
cussed and resolved by consensus within the study team to validate 
the codebook and maximise coding reliability. Excerpts captured by 
the codes and sub-codes were reviewed in light of their original 
context and discussed by the research team to reach consensus and 
identify salient themes. Selected quotations were chosen to illus
trate key themes and sub-themes.

2.3. Study population

Our study population was drawn from a sub-population of POH 
clients recruited into, but not yet initiating, POH's new 
Food Medicine pilot programme, a novel food assistance pro
gramme providing three medically tailored meals per day plus 
snacks to chronically ill clients over a period of five to six months. 
POH selected participants for the programme from their larger pool 
of current clients, with the criteria that they be adult (over age IS), 
English- or Spanish-speaking, HIV-positive, and low-income, with a 
history of good adherence to POH services. POH also aimed to 
maximise the diversity of gender, race/ethnicity, housing location 
(San Francisco vs. Alameda County), and disease severity (mildly ill 
vs. severely ill) in the Food = Medicine cohort, and sought to include 
30-35 PLHIV recruited on a rolling basis between April and June 
2014.

2.7. Ethics statement

Our study was granted ethical approval by UCSF's Committee on 
Human Research in January 2014. Participation was voluntary and 
affected neither receipt of standard POH services nor enrolment in 
the Food ~ Medicine programme. Informed written consent was 
obtained from all participants.

3. Results

2.4. Recruitment strategy The majority of participants were men, aged between 45 and 65, 
well-educated, and never married or divorced (Table 1)—broadly 
representative of POH's HIV-positive client base. It emerged in the 
interviews that the overwhelming majority received income 
exclusively through disability benefits, most commonly SSI. Three 
highly salient themes relevant to the lived experience of food 
insecurity emerged from the interviews: insufficient quantity of 
food; poor quality of food; and strategies for procuring food. The 
most salient theme relevant to the structural determinants of food 
insecurity was an imbalance between participants' rent payments 
and the income they received through disability.

Participants of the Food = Medicine pilot programme who had 
given permission to be approached for inclusion in our study were 
invited to participate. The only study inclusion criterion was being a 
current HIV-positive participant in the Food ~ Medicine pilot pro
gramme, and there were no exclusion criteria. We then recruited on 
a rolling basis as interviews were conducted until we reached 
saturation of ideas. All study participants received standard POH 
services prior to and during data collection.

2.5. Data collection

3.1. Insufficient quantity of foodSemi-structured in-depth interviews were conducted with 34 
study participants. After collecting demographic information 
related to gender, sex, race/ethnicity, education, housing, and 
marital status, interviews were conducted in English, loosely 
following a pre-defined interview guide and lasting between 45 
and 165 min (average length 90 min). The interview guide explored 
the housing, finances, food security, and health of participants, as 
well as the impact of POH on their lives, Questions most relevant to 
the experience and determinants of food insecurity addressed type 
of shelter, access to kitchen facilities and food storage, perceptions 
of their neighbourhood, sources and adequacy of income, periods of 
insufficient quantity, poor quality, or limited diversity of food, and 
management strategies employed during such times. Physical 
health, mental health, and sexual health were also discussed, along

Roughly half of participants described periods in their lives 
during which they could not get enough to eat. The reasons behind 
these episodes were financial in almost all cases. For some partic
ipants, periods of insufficient quantity came about cyclically to
wards the end of the month. This type of situation is illustrated by a 
female San Francisco resident whose interview took place on the 
nineteenth day of the month:

“Like this morning, I had nothing to eat Because /my roommate} 
ate the last eggs up and the last oatmeal. And tomorrow is Tuesday, 
so Til be ready to go back here /to PQHj to pick up my food. But
Saturday, Sunday, and today: three days I haven't ate__ Because 1
was out of food. And I was like, 7 want to ask somebody to lend me
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described living long-term with severe food insecurity and HIV/ 
AIDS as follows:

“No. it's never enough food ... It's a really hard kind of situation 
sometimes to express how difficult it is to survive. Especially with 
this I virus}, t/ie body deteriorates in so many ways. And for me. I've 
seen people through the years just fall apart"

32. Poor quality of food

Table 1
Participant demographics.

Xn

Age:
39-4S 4 12
46-SS 
56-65 
66-70 

Gender.
Male
Female

Disease severity:
Mildly ill 
Severely ill 

Residence:
San Francisco 
Alameda County 

Rate/ethnirity':
White/Caucasian
Black/African American
Asian
Hispanic
Other

Highest level of education completed: 
Primary school 
High school
General Educational Development 
Some college 
College - undergraduate 
College - graduate 

Current housing status:
Apartment or house 
Single room occupancy or nightly hotel 
Staying with friends 

Marital status:
Married
Widowed
Divorced
Separated
Never married
living with partner
Ollier

16 47
11 32
3 9

28 82
6 IS The majority of participants described long-term struggles in 

obtaining food they considered to be desirable, of high quality, or 
sufficiently healthy. Such experiences almost always stemmed from 
low finances, as illustrated by this male Alameda County resident:

7It'sI not just that you're not getting enough to eat, but that you're 
eating stuff that you would just never eat. But it's just cheap and 
you have to eat it."

17 so
17 SO

21 62
13 38

17 50
16 47
0 0
6 18 Participants generally reported knowledge about healthy earing, 

but explained that the price of healthy food often ruled out the 
possibility of realising an optimal diet. As implied in the quote 
below from a female Alameda County resident, the economics of 
living on a low-income budget could sometimes require a trade-off 
between obtaining a sufficient quantity of food and maximising the 
nutritional value of participants' diets:

"I tike to eat healthy things, you know, not just a bunch ofjunk. And 
when you're broke, you have to get a bunch of junk. Because that's 
what you're going to spend your money on, that's what you can 
get: a whole lot of junk."

5 15

4 12
3 9
2 6

14 41
7 21

124

26 76
6 IS
2 6
2 6
3 9
9 26 Quality was almost always compromised in order to obtain 

enough food not to go hungry, such that participants who had lived 
through defined periods of insufficient quantity described effec
tively graduating to another form of food insecurity in which 
hunger was less salient but diet was often perceived as low quality, 
unhealthy, or undesirable. The health consequences of this type of 
food insecurity were often evoked. A male San Francisco resident 
put it this way:

3i
15 44
3 9
1 3

* Participants could setT-kfenrlfy as multiple categories.

SS,' I mean just go get a box of eggs. And then I said. 'No, payday is 
almost here. I can struggle it out.'"

“My health right now is probably about 50% of what / would like it 
to be. I'd like to be a lot healthier. But then the economics stop me 
from being a lot healthier, because I'd need to ear a lot more 
nutritious food to be a lot healthier. And that limits that, because of 
the finances."

For other participants, insufficient quantity of food was experi
enced in more defined and sustained stretches of time. A male 
Alameda County resident had recently suffered such a period in his 
life owing to a lengthy spell of severe financial hardship:

‘You go around hungry and hope for the best, you know, and I've 
even gone as far as standing outside stores and asking for a quarter 
or a dollar or something like that. And some days I'd just eat potato 
chips and a soda, you know? Yeah. There's been some pretty rough 
times."

3.3. Strategies for procuring food

Living with these issues in a low-income context often required 
participants to be resourceful in their attempts to obtain food. 
Common strategies for avoiding hunger included stockpiling food 
in times of plenty and relying on friends and/or family for food or 
money to buy food. A male San Francisco resident described a form 
of risk pooling among acquaintances experiencing similar food 
security challenges by sharing food:

"I have a little network of people. 7Ttey're nor HIV-positive, but 
sometimes they don't have food. And I am now the main warehouse 
I because of the food assistance from POH}. You know? So I share 
with people. They share back."

Several participants had become accustomed to long-term 
dependence on POH for almost all their food. Given the limita
tions to POH's standard services, shortages in such situations were 
routine—as illustrated by this male San Francisco resident:

"}l skip meals} every week. Someth ing goes every week, yeah___}l
skip} breakfast and lunch. And sometimes dinner—don't eat 
nothing at all. And drink a lot of water."

t
For those who had experienced chronic food shortages, the 

consequences for their health were often a salient concern. A male 
Alameda County resident, dependent on POH for all his food.

Participants talked about how being able to store frozen meals 
from POH and heat them up at a later date allowed them to manage 
the food they received in accordance with their own struggles.
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Multiple participants described stockpiling POH meals in reserve 
during times of relative plenty, and many conceptualised the reg
ular supply of food as an insurance pool that guaranteed at least 
something to eat each week, regardless of other struggles. A male 
Alameda County resident described this approach:

“If I get enough Ifoodj I'll try to skip a dinner and eat some gro
ceries, maybe once a week, to save a frozen meal. I try to keep three 
or four saved up. You never know; always expect the unexpected."

income without declaration to the Social Security Administration, 
exchanges involving sexual activity, and selling prescription drugs 
including treatments for erectile dysfunction and morphine. This 
last approach was the preferred strategy of a male San Francisco 
resident:

No II don’t skip meals towards the end of the month because} I have 
a little thing going on. I have this /acquaintance)... from Arizona, and 
he’s the one that I send pain pills}morphine} to, and he always sends 
me an advance. So I don ’t usually go through that /kind of} thing“

3.4. Imbalance between rent payments and disability incomeIf there was money to buy additional food, participants would 
then stretch i t out to supplement the assistance from POH. a nd here 
they would prioritise quantity over quality.

Many participants also relied upon other food assistance pro
grammes in addition to POH. including the soup kitchens in San 
Francisco and food banks and pantries on both sides of the Bay. As 
with POH, however, these organisations did not universally protect 
against hunger or a poor diet. Limited opening times, lengthy 
queues, poor quality meals, and participants' pride were all cited as 
barriers to using soup kitchens, while the food given out at food 
banks and pantries was often described in unfavourable terms. A 
female Alameda County resident spoke of her experiences with a 
food pantry in Oakland:

“There’s times when my money would run our and I tried to call like 
churches and different places to get food and. man, I even had I my 
partner} come with me to go to some place out there off}cross- 
streets in Oakland}, it was this church. And what they gave me 
was a bag of rice and a can of soup with a couple apples and some 
stale bread. I was like. ‘Oh, my Cod. What the hell I’m going to do 
with this? Except for use this bread fora hockey puck.’Serious, you 
know? And that’s real sad. When you really need something you 
know, where you think you can get help from. No. it ain’t coot."

Food was reported as a high priority by participants, who were 
mostly forced to give up things they considered to be less necessary 
expenses, including entertainment, travel, toiletries, and new 
clothes. While other necessities such as laundry and access to a 
phone sometimes competed with food, shelter frequently emerged 
as a top priority among participants, several of whom had experi
enced homelessness. Paying rent often used up a sizeable propor
tion of monthly income, however, and rising rents and 
gentrification in the Bay Area often surfaced in the interviews. A 
male San Francisco resident spoke frankly about the changing face 
of the Tenderloin, a notorious low-income neighbourhood close to 
downtown San Francisco:

"/The Tenderloin} is changing a lot: the rich are tiying to get in here 
and live here. They want to kick all the sick and poor out. And 
they're being successful at it too."

Another male San Francisco resident expressed his views in 
equally forthright terms:

“I believe in twenty years there won't be any poor people in San 
Francisco.... Because the housing that's in San Francisco now, and 
the housing that’s being built in San Francisco, is being built for 
people that have double and triple the income of somebody that’s 
on social security."

Other resourceful strategies described by participants for pro
curing food included taking part in studies for vouchers or cash, 
dumpster diving, recycling bottles for cash, and selling a local street 
newspaper.

While several individuals described how dependence on 
friends, family, and local non-profits for food often felr uncom
fortable, many participants were also pushed to procurement 
strategies that in addition would widely be considered socially 
unacceptable. A prominent example is stealing food—a strategy 
that had been employed at one time or another by several partic
ipants. These included a male Alameda County resident:

“Some days good, some days bad. Would I take my life on it? No. I'll 
do what I have to do first.... What that details in, I really can't say. 
I'm not going to be stupid and rob a bank or kilt somebody. I'm not 
stupid. But I will take something from the store or something I 
won't take nothingfrom nobody like you or me who are working 
I'll go over to a store if I need, you know what I’m saying?"

Participants living in Alameda County, particularly Oakland, 
articulated similar perspectives.

Two key mechanisms emerged through which participants 
could afford to keep living in San Francisco and Alameda County. 
First, participants who had lived long-term in apartments covered 
by rent control policies had more affordable rents. Only around a 
third of participants had lived in their current dwelling for over 10 
years, however, and many lived in apartments not covered by rent 
control, e.g. those in San Francisco built after 1979. Second, 
approximately two-thirds of participants had been able to obtain a 
rent subsidy to lower the out-of-pocket monthly expense. Partici
pants reported receiving rent subsidies from a wide range of public 
(e.g. Section Eight. Shelter Plus Care; -60*) and private (e.g. San 
Francisco AIDS Foundation. Catholic Charities; -40*) institutions. 
Using subsidies in the private rent market was far more common 
than living in low-income or supportive housing, which was the 
case for only a few individuals.

In some cases, the subsidy was given as a fixed-value voucher: 
in other cases, the participant paid a certain percentage of their 
income. Regardless of which, most participants with a subsidy 
ended up paying around 30% of their income towards rent 
(although this proportion was far higher in some cases, and rarely 
lower). This left the majority of participants with between $300 
and $900 income for the rest of the month. Rent subsidies thus 
emerged as a crucial, if variable, protective factor, freeing up 
funds for basic living expenses including money to buy food. A 
female Alameda County resident explained the importance of her

Similarly, a female San Francisco resident described how she felt 
about stealing food:

"Yeah, I had to steal [food}. That’s not a comfortable feeling you 
know, when you're not a thief. But I get hungry and yeah. I went to 
Safeway, and I had to steal some food. Yeah, so that’s nor a 
comfortable feeling“

Other personally and/or socially unacceptable strategies for 
obtaining food or money to buy food included checking into 
homeless shelters explicitly for meals despite renting an apart
ment. sneaking into buffet events at a local university, earning extra
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food shortage during which either hunger was a salient experience 
or the anticipation of hunger was a serious source of anxiety, and 
for some individuals such periods would arise with relative fre
quency often towards the end of the month. Many participants also 
found thar they were routinely unable to afford a diet that they 
perceived to be sufficiently healthy, and considered this to be of 
detriment to both their general and HIV-related health. Faced with 
these issues, participants turned to a multitude of strategies aimed 
at procuring either food directly or money to buy food, many of 
which they found personally uncomfortable and some of which 
would widely be considered socially unacceptable. These included 
long-term dependence on friends, family, and charity (mainly soup 
kitchens and food banks and pantries), as well as risky strategies 
such as sexual exchange, stealing food, and selling controlled 
subsrances.

These experiences with food insecurity arose almost exclusively 
from severely limited finances, and financial viability was seriously 
constrained across the sample. Moreover, participants revealed a 
strong, structural pattern to the hardships described: in most in
stances, the payment of rent used up a disproportional percentage 
of their monthly disability cheque (SSI or SSDI) such that any 
money left over was insufficient to cover a healthy or sufficient diet. 
This consistent imbalance between rent prices and disability pay
ments has been previously identified among drug users in the 
United States (Dickson-Gomez et al., 2009), and its recognition as a 
structural cause of our participants’ long-term struggles with food 
insecurity permits us to search for appropriate targets for inter
vention and policy change. Doing so. however, requires thorough 
consideration of gentrification and disability policy in the United 
States.

rent subsidy from the federally funded Shelter Plus Care 
programme:

“See, I have Shelter Plus /Care/.... It's for people that have health 
issues. Yeah. I was selected for chat, thank Cod. because I only get 
like eight-something a month, and this place is $825, so I wouldn't 
have been able to afford this place.... With the help. I payS256 a 
month, thank God. because I couldn't handle it And then the rest I 
live off of, and I pay myPG&Eandmy phone bill, and I'm able to get 
dry goods and other stuff that I need. So I've pretty much got just 
enough to make it through the month."

Illustrating the extreme financial hardship that could result 
without a rent subsidy, a male Alameda County resident explained 
the mechanism behind his prolonged struggle with severe food 
insecurity as follows:

"No. in fact recently I just got /the $200 rent subsidy/ within the 
last six months. I only get $925 a month, and before then I was 
paying the whole $900 /for rent/ and I was getting food from the 
food bank and fPOH} and just where I could, because I couldn't 
afford it But I had to have a place to stay... “

In a similar situation, the partner of another male Alameda 
County resident was recently deceased, and this participant was 
suddenly faced with paying a $900 monthly rent for his one- 
bedroom apartment on an $891 SSI cheque.

While rent subsidies might have prevented participants from 
having to relocate, most still experienced perpetual financial 
hardship even with the subsidy, which in turn manifested as food 
insecurity. This discordance was explained by a male Alameda 
County resident:

“When you get a raised increase in social security, it's not really 
/enough/... I think they don't include either rent or something else 
when they figure thar out. so I don't know why it's called a cost of 
living increase.... So in the years that I've been on social security, I 
was able to afford a lot more before and it just keeps getting smaller 
and smaller as time goes on."

4.1. Gentrification. technology, and disability in the post-industrial
era

Centrification is “the process by which higher income house
holds displace lower income residents of a neighbourhood, 
changing the essential character and flavour of that neighbour
hood" (Kennedy and Leonard. 2001). In the United States, public 
policy shifts since the Second World War have produced various 
iterations of this phenomenon. The "first wave" of gentrification 
resulted from state-sponsored and publicly regulated efforts at 
sporadic |>ost-war urban regeneration, whereas a "second wave" 
followed private sector redevelopment of inner city neighbour
hoods in the 1980's (Hackworth and Smith. 2001). Since the 1990’s, 
however, large-scale public-private partnerships for “urban re
naissance" have become a staple of urban policy, reflecting the 
resurgence of laissez-faire market economics, privatisation, and 
deregulation often referred to as “neoliberalism” (Smith. 2002). 
This entails the privately financed residential and cultural 
revamping of enrire neighbourhoods justified by appeals to jobs, 
raxes, and tourism, with the consequent displacement of original 
low-income residents designated the “third wave" of gentrification 
(Hackworth anil Smith, 2001; Smith. 2002). Important collateral 
effects of this process may include exacerbated social exclusion of 
those who remain in these neighbourhoods, magnified neigh
bourhood polarity and segregation, and worsened health in
equalities (Kearns et al., 2009; Arbaci and Tapada-Rerteli. 2012).

The current gentrification of the Bay Area should be understood 
in this light. Throughout the 1990’s, the City of San Francisco un
dertook ’’quality of life" measures to render its streets more 
attractive to the principal agents of wealth creation: tourists, 
middle-class taxpayers, and corporate investors (Cowan. 2010). 
Using this same logic two decades later, city authorities have 
sought to leverage the current technology boom centred further 
down the peninsula for more localised economic gain, enacting a

Another male Alameda County resident evoked similar 
sentiments:

“/ think it's a shame because a lot of times the money that you do 
get from the disability is really not enough to do anything. You 
know, when you get seven, eight hundred dollars a month you think 
that's a lot of money, but if you 're staying on your own. you know. 
that's nothing VouVegot to pay rent or be in the streets, you got no 
choice to make.... And the SSI don’t go up. I mean, you may get a 
dollar or two. or maybe five dollars every two years, but rent goes 
up, what, once a year, so what can you do?”

The key structural determinant of food insecurity that emerged 
from the interviews, therefore, was an imbalance between income 
received through SSI or SSDI and participants' monthly payments 
for rent. As a result, money left over for the rest of the month was 
often extremely limited, contributing to the lived experience of 
food insecurity described above.

4. Discussion

Participants across our sample related long-term struggles with 
food insecurity, and described a range of experiences that encom
passed every aspect of food insecurity as it is defined. At the most 
severe end. many participants had experienced times of significant
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Co afford shelter. In the second, private sector food assistance orga
nisations (i.e. POH. soup kitchens, food banks and pantries) alleviated 
food shortages to some extent. These interventions, however, were 
collectively insufficient to protect against food insecurity in the 
context of the persistently gentrifying Bay Area: instead of facilitating 
an acceptable standard of living, they merely enabled basic survival 
and the resistance of physical displacement. This echoes previous 
qualitative findings that suggest paying even a third of low incomes 
(including disability benefits) towards rent puts critical strains on 
resources (Dickson-Gomez et al., 2009).

Accordingly, policy change is required. Given that urban 
regeneration is now a structural cornerstone of the modern pro
ductive urban economy, far more comprehensive housing support 
for vulnerable individuals is needed in the most heavily affected 
areas if gentrification. displacement, and the deeper entrenchment 
of socioeconomic polarisation and poverty are to be avoided. De
mand for rent subsidies and supportive housing already outweighs 
supply (Dk'kson-Coincz ct al.. 2009; Dickson-Comez ct al.. 2011). 
and the rent subsidies that many of our participants had managed 
to obtain came from HIV/AIDS-specific foundations or programmes, 
in line with evidence that suggests being HIV-positive makes it 
easier to obtain a subsidy (Dickson-Comer et al„ 2011). Use situa
tion may be even more desperate for those suffering from other 
chronic illnesses, requiring urgent attention. Similarly, the ade
quacy of disability policy should be reassessed in the context of a 
deregulated market economy, along with other aspects of welfare 
that can influence food insecurity, e.g. SNAP eligibility criteria.

For people like our participants, however, more immediate action 
is needed in the interim. Accordingly. POH has rolled out its fully 
comprehensive food = Medicine pilot programme, which represents 
a previously unexplored approach to food assistance. In addition, the 
Patient Protection and Affordable Care Act presents a policy window 
for inclusion of medically tailored meals (such as those provided in 
the new programme) in stare and federal insurance programmes 
including Medicaid and Medicare. These meals could be provided by 
community organisations such as POH that would then be reim
bursed (Ellwood et al.. 2014). creating a path of direct policy inter
vention strongly indicated by the data presented here.

series of policies designed to draw the industry and its employees 
into the city (Onishi, 2012). In this manner, urban regeneration has 
become a requisite for the market-driven economic advancement 
of the Bay Area. In the absence of the public funding enjoyed by 
cities of bygone eras, however, which naturally supported a 
multitude of social programmes for the welfare of the urban poor, 
the private sector architects of the new city landscape have no real 
mandate for social provision (Smith. 2002)—even in cities as his
torically progressive as San Francisco and Oakland (Cowan. 2010), 
The result is gentrification. reflected in our participants' cynical 
narratives on neighbourhood and citywide trends that they felt 
were penalising low-income individuals—characterised primarily 
by the increasingly unaffordable burden of ever-rising rents.

Almost all our participants described receiving monthly 
disability payments as the majority of their income. The most 
common source was SSI. a welfare programme created in 1972 lo 
provide "monthly cash payments in accordance with uniform, 
nationwide eligibility requirements to needy aged, blind, and 
disabled persons" (IJorkowitz and DeWitt. 20)3). This scheme is 
grounded in a federal base rate (S721 in 2014) to which states can 
add at their discretion: in California in 2014, the maximum monthly 
income for a single adult living alone was $961. This system of 
federal uniformity, unchanged since the 1970’s, means that re
cipients across the nation receive similar incomes despite the need 
to meet sometimes dramatically contrasting expenses. While some 
flexibility exists at the state level, the cost of living can vaiy sub
stantially even by county for states such as California (Wallace ci al.. 
2010). Similar issues exist for SSDI, which, while more flexible, 
averaged only $1148 per month nationwide in 2014.

Living on disability benefits therefore becomes precarious in the 
context of rapid, localised economic growth and gentrification. 
which directly explains the narratives of food insecurity related by 
our participants. A key tenet of urban regeneration programmes is 
the proposed enhancement of social integration among original 
inhabitants of regenerated areas alongside the development of 
physical infrastructure and economic growth—supposedly ach
ieved. in part, through the provision of projects such as employ
ment centres (Mehtlipanah ct al.. 2015). Our findings, however, 
paint a wholly different picture: excluded from the labour market 
and reliant on limited and inflexible state payments, the PLHIV in 
our study had little access to the potential benefits of state- 
encouraged urban regeneration while its effects on the rent mar
ket further constrained their financial viability—leading to severe 
financial hardship and food insecurity as the alternative to 
displacement. We argue that this is a clear case of structural 
violence, characterised by a failure to protect the health and well
being of vulnerable individuals from the collateral effects of large- 
scale economic forces.

4.3. Study imitations

Our study has several limitations. Firstly, owing to the logistics 
of the Food = Medicine pilot programme, our sample consisted of 
clients who had demonstrated good compliance to POH services in 
the past. This recruitment strategy may have filtered out clients 
with particularly unstable life situations and drivers of food inse
curity such as substance use and chronic homelessness. Secondly, 
participants were generally well-educated and middle-aged to 
elderly. Although the structural forces described reinforced their 
low socioeconomic status, it is possible that some may have fallen 
into this bracket in the unique socio-cultural context of the early 
HIV/AIDS epidemic, distorting applicability to the present day. 
Finally, while the experiences and mechanisms of food insecurity 
described here likely hold in other settings, they may also vary in 
different populations and contexts. Additional studies of food 
insecurity among individuals receiving disability and living with 
chronic disease are therefore needed, and these should be carried 
out in the context of different illnesses, other geographic locations, 
and intersecting social hierarchies of gender, race, citizenship, and 
sexual orientation.

42. A call for structural intervention

The dangers of food insecurity for PLHIV are well established: 
sexual risk, sub-optimal adherence to ART. and poor cli nical outcomes 
are the likely downstream effects of the structural violence described 
here (Vogenthaler etal.. 2013: Palar et al„ 2015; Weiser et al.. 2013a, 
2013b: Kalichman et al., 2010; Wang et aln 2011; Shannon et al.. 2011; 
Vogenthaler et al., 2011; Kalichman et al., 2014). The mechanisms 
uncovered by our data, however, direct us to the forms of structural 
intervention most likely to succeed in interrupting this process. It 
follows from our findings that policymakers can intervene from two 
possible angles; (1) by protecting vulnerable populations from the 
market effects of urban regeneration, and (2) by helping state- 
dependent individuals to afford an adequate and sufficiently 
healthy diet. Both These angles surfaced in our findings. In the first 
instance, rent subsidies and rent control policies helped participants

5. Conclusion

In attempting to realise their basic human right to adequate 
food, the participants of this study often found themselves pushed
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into comers of indignity, shame, and poor health by large-scale 
economic forces beyond their control. Without the funds to buy 
the foods they wanted or required, these low-income PLHIV 
described struggling their way towards adequate nutrition against 
a backdrop of long-term illness, often falling short into absolute 
hunger or poor diets that prompted concerns about and conse
quences for their physical health. In a region of significant wealth 
and economic growth, these narratives represent both a stark 
injustice for those directly concerned and a failure of aspects of 
American public policy. If policy changes are to inrerrupt tills pro
cess with success, they must extend beyond food-specific solutions 
to address issues of low-income housing and state financial support 
in the modern economy. Only broad, structural approaches that 
employ a nuanced eye for the larger inequities at play can help 
chronically ill and vulnerable individuals to escape from the serious 
indignities and negative health consequences of food insecurity in 
the 21st century. 2012

References

Anema, A.. Vogenthaler. N.. Frongillo, EA.. K.uliyala. S.. Weiser. S.D.. 2009, Food 
Insecurity xml HIV/AIDS: current knowledge gaps, and research priorities. Cure 
HIV/AIDS Rep. 6 (4). 224-231.

Anema. A. Weiser. S.D.. Fernandes. KA. er al.. 2011. Higli prevalence ol food inse
curity among IfiV-infocrad individuals receiving HAART in a resource-rich 
wiring. AIDS Care 23 (2J 221 -23a

Arbaci. S.. Tapada-Berteli. T.. 2012. Social inequality and urban regeneration in 
Barcelona city centre: reconsidering success. Eur. Urban Reg. Stud. 19 (3). 
287-311.

Banerjee, A. Daly. T.. Armstrong. R. Szebehely. M.. Aiinsrrong. II jfrance. S.. 2012. 
Structural violence in long-tern), residential care for older people: comparing 
Canada and Scandinavia. Soc. Sci. Med. 74 (3). 390-398.

Berkowitz. ED.. DcWiu. L.. 2013. The Other Welfare: Supplemental Security Income 
ami US. Social Policy. Cornell University Press. Itliaca, NY.

Bradley. EH.. Curry. IA. Devers. K.J.. 2007. Qualitative data analysis Tor health 
services research: developing taxonomy, themes, and theory. Health Scrv. Res. 
42 (4L 1758-1772.

Carroll R. Oakland: The City that Told Google to Get lost, 2014, The Guardian http:// 
www.rheguardran.coin/redinology/20l4/rcb/IO(ciry-google-go-away-oak1and- 
cahiurnia (accessed 21.08.15).

Chilton. M.. Booth. S.. 2007. Hunger of the body and hunger of the mind: African 
American women's perceptions of food insecurity, health and violence. J. Nuir. 
Educ. Behav. 39 (3). 116-125.

Chilton. M.. Rose. D.. 2009. A rights-based approach to food insecurity in rhe United 
States. Am. J. Public Health 99 (7). 1203-1211.

Coleman-Jensen. A.. Nord. M.. 2013. Pood Insecurity Among Households with 
Working-age Adults with Disabilities.

Coleman-Jensen. A. Gregory. C. Singh. A 2014. Household Foud Security m the 
United Stales in 2013.

DeVerteuil. G„ 2015. Conceptualizing violence for health and medical gcograplty 
Soc. Set. Med. 133. 216-222.

Dirkson-GOmez. J, Convey. M.. Hilario. H.. Weeks, M.R. Corbett. A.M.. 2009. Hus
tling ami housing: drug useis' strategies to obtain shelter and income in 
Hartford, Connecticut, Hum. Organ. 68 (3). 269-279.

Dickson-Gomez. J., McAulifTe. t. Convey. M.. Weeks. M.. Owczarzak. J. 2011. Access 
to housing subsidies, housing status, drug use and HIV risk among low-income 
U.S. urban residents. Subst. Abuse Treat. Prov. Policy 6 (31). 597X-6-3I.

Ellwood. M.. Downer S.. Broad leib. E. Craenwald. R.. Farthing-Nichol. IX Luk. E. 
Mendlc, A.. 2014. Food Is Medicine: Opportunities in Public and Private Health 
Cara for Supporting Nutritional Counseling and Medically Tailored, Home- 
delivered Meals.

Fanner. 1C 2004. An anthropology of structural violence. Curr. Anthropol. 45 (3J. 
305-317.

Fram, M.S.. Frongillo. EA Jones. S.|. Williams; R.C„ Burke. M.P.. DcLoach, K.P.. 
Blake. C.E. 2011. Children ate aware of food insecurity and lake responsibility 
lor managing food resources, J. Nurr. Ml (6). 1114-1119.

Gowan. T.. 2010. Hobos. Hustlers, and Backsliders: Homeless in San Francisco. 
University of Minnesota Press. Minneapolis. MN.

Gustafson, K.S.. 2011. C heating Welfare: Public Assistance and the Criminaii2.il inn ol 
Poverty. New York University Press. New York City. NY.

Hackwonli. J., Smith. N„ 2001. The changing state of geturifiention. Tijdsclu. Econ. 
Soc. Geogr. f>2 (4). 464-477,

Hamelin. AM. Beaudiy, M. Habichl. J.P.. 2002. Characterization of household food

http://priceonoinics.com/lhe-san-rraiicisco. tent-explosion-

http://www.newyorker.com/tech/elemen(s/dropbox-airbnb-lighi-san-franciscus-public-spaces
http://www.newyorker.com/tech/elemen(s/dropbox-airbnb-lighi-san-franciscus-public-spaces
http://www.rheguardran.coin/redinology/20l4/rcb/IO(ciry-google-go-away-oak1and-cahiurnia
http://www.rheguardran.coin/redinology/20l4/rcb/IO(ciry-google-go-away-oak1and-cahiurnia
http://priceonoinics.com/lhe-san-rraiicisco


6/4/2018 The truth inside the Google bus lawsuit: gentrification hurts the environment I Susie Cagle I Opinion l Tne Guardian

TheGuardian
The truth inside the Google bus lawsuit: 
gentrification hurts the environment
Stop blaming poor people for pollution. When Si [icon Valley's class war prices out city 
workers and forces them to the suburbs, they become more eco evil than Google
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new lawsuit brought by San Francisco activists against the city places blame 
squarely on Silicon Valley's now infamous private tech-employee shuttle buses, 
claiming that they not only spew air pollution across the city and endanger 
cyclists and pedestrians, but also that they directly displace residents from their 
homes. But this lawsuit: - and the city's bypassing of a review process, and the 

buses themselves - isn't really about the environment. It's about class, and it could foretell 
big changes for how California's cities grow in the future.

A
https://www.theguardi.in.com/commentisfree/2014/may/09/googic-bus lawsuit-gentrification environment 1/4

https://www.theguardi.in.com/commentisfree/2014/may/09/googic-bus


6/4/2018

Activists filed suit against San Francisco and -ts transit agency for violation of the 1970 
California Environmental Quality Act (CEQA), claiming that an environmental review of the 
tech shuttles’ impact on the city is necessary. (The city had skipped an environmental 
review of the bus program in its haste to resolve a painful political issue.) A CEQA lawsuit is 
a powerful procedural weapon in activists' fight against more than just the buses. They are 
also appealing the city's decision on the basis of residential displacement, as research has 
shown a strong correlation between the tech bus routes and rising housing costs.

But if that sounds like an unusual take on environmental Impact, it is - and it's brand-new.

Last fall, CEQA was updated in an effort to promote more dense, so-called "smart growth" 
in California's cities. The old law prohibited the environmental judgment of a project based 
on socio-economic factors, and only considered "displacement" in any case in which 
houses would be knocked down and new ones would have to be built. But the new law calls 
foi the state to write a set of review standards by which to judge developments that might 
destabilize neighborhoods and push out poor and middle-class residents.

This is the first high-profile lawsuit to appeal on the basis of displacement - and those state 
standaids are still on the drawing board and there's no case law to go on.

Gentrification does have environmental ripple effects. Dense city living is better for the 
environment, but given private conveniences, it's becoming the exclusive realm of the rich. 
So, when San Francisco workers are forced to move out to cheap suburbs without mass 
transit, they become reluctant urban drivers - by some standards, more eco-evil than 
Google. The burden and the blame for urban pollution then often falls on the poor, who 
can't afford the well-funded environmental measures of Google and Genentech.

Rut environmental stability in an age of climate change doesn't just mean running buses 
instead of driving alone. Building and maintaining a resilient social infrastructure is 
arguably just as vital to surviving future crises as building flood-proof parks. It's often 
neighborhood relationships "that might make the difference between life and death" in 
disasters, sociologist Eric Kiinenberg told NPR.

The truth inside the Googie bus lawsuit: gentrification hurts the environment I Susie Cagle ! Opinion I The Guardian

Located on a volatile fault line and surrounded on three sides by rising sea levels, San 
Francisco is always planning for crisis. But as high rents and private transit tear up 
neighborhoods, city disaster networks will have to fill in for those broken relationships.

It’s clear that the. buses absolutely play a role in reshaping San Francisco's neignborhoods. 
One study found that, without shuttle access, nearly two-thirds of city-dwelling 
respondents said they would drive instead - and about 40% would move closer to work for 
convenience. Tech companies and San Francisco transit officials have argued that the buses 
are needed to take those hypothetical thousands of cars off the road each day. Google in 
particular promotes its eco-friendly company ethos and clean-running shuttles.
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The old CEQA measures impact on roads by looking at traffic congestion, so projects that 
slow cars down - like bike lanes - often show a "negative" environmental impact. The new 
CEQA standaids measure projects based on vehicle miles traveled. Depending on the 
details of model used to determine the impact, tech shuttles could be deemed positive 
under either standard, even if it means more diesel exhaust for San Francisco 
neighborhoods.

And either way, the law is often used more for political means than environmental ones.

San Francisco tries to scuttle environmental reports all the time, and activists constantly 
sue them for it, so, in a certain sense, this is business as usual. But if this group can make 
their case against the company shuttles, they might not just force a city drunk on the 
promise of technology to take stock of its values - they might impact development across 
the entire Golden State.

Since you’re here ...
... we have a small favour to ask. More people are reading the Guardian than ever but 
advertising revenues across the media are falling fast. And unlike many news organisations, 
we haven’t put up a paywall - we want to keep our journalism as open as we can. So you 
can see why we need to ask for your help. The Guardian’s independent, investigative 
journalism takes a lot of time, money and hard work to produce. But we do it because we 
believe our perspective matters - because it might well be your perspective, too.

I appreciate there not being a paywall: it is more democratic for the media to be available for 
all and not a commodity to be purchased by a few. I’m happy to make a contribution so others 
with less means still have access to information. Thomasine, Sweden 
Thank you to the many people who have already supported us financially - your 
contribution is what makes stories like you’ve just read possible. We increasingly need our 
readers to fund our work so that we can continue bolding power to account and producing 
fearless journalism.
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For as little as $1, you can support the Guardian - and it only takes a minute. Thank you.
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Psychiatric Implications of Displacement: 
Contributions From the Psychology of Place

Mindy Thompson Fullilove, M.D.

Objective: The purpose of this article is to describe the psychological processes that are 
affected hy geographic displacement. Method: The literature from the fields of geography, 
psychology, anthropology, and psychiatry was reviewed to develop a “psychology of place" 
and to determine the manner in which place-related psychological processes are affected hy 
upheaval in the environment. Results: The psychology of place is an emerging area of research 
that explores the connection between individuals and their intimate environments. The psy
chology of place posits that individuals require a "good enough " environment in tvhich to live. 
They are linked to that environment through three key psychological processes: attachment, 
familiarity, and identity. Place attachment, which parallels, hut is distinct from, attachment 
to person, is a mutual caretaking bond between a person and a beloved place. Familiarity refers 
to the processes by which people develop detailed cognitive knowledge of their environs. Place 
identity is concerned with the extraction of a sense of seif based on the places in which one 
passes one's life. Each of these psychological processes—attachment, familiarity, and place 
identity—is threatened by displacement, and the problems of nostalgia, disorientation, and 
alienation may ensue. Conclusions: As a result of war, decolonization, epidemics, natural 
disasters, and other disruptive events, millions of people are currently displaced from their 
homes. Protecting and restoring their mental health pose urgent problems for the mental health 
community.

(AmJ Psychiatry 1996; 153:1516-1523)_______________________________________

A homes in search of work. Focusing specifically on the 
year 1994, the United Nations High Commission for 
Refugees reported 27 million “persons of concern,” in
cluding 14 million refugees and 13 million who were 
internally displaced (2). The number internally dis
placed for economic reasons exceeded 100 million.

The problems of displaced people reverberate world
wide. A scan of contemporaneous menral health litera
ture reveals articles on the mental health of refugees 
from such diverse countries as Rwanda, Cambodia, Af
ghanistan, Haiti, Vietnam, and the former srates of Yu
goslavia, traveling to neighboring countries as well as 
to the United Srates, Sweden, Australia, Japan, and 
many other countries around the world. Their prob
lems range from reestablishing residence and finding 
work ro recovering from trauma related to war or tor- 
rure (3-6).

In addition to these international issues, three domes
tic forms of displacement have important implications 
for mental health in the United States. First, the U.S.

1995 report on problems of low-income countries 
pointed out that, in spite of gains in many areas 

of life, poor countries had seen erosions in rhe menral 
health of their citizens (1). This report, produced by the 
Department of Social Medicine at Harvard University 
with the assistance of more than 80 psychiatrists, psy
chologists, and social scientists from 30 countries, high
lighted dislocation as one of rhe sources of poor mental 
health. It noted that between 1960 and 1990 there were 
nearly 20 million official refugees, 20 million “inter
nal” refugees, and 70 million people who left their
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population has a high rare of mobility, approximately 
twice that of the population of Great Britain or Ger
many: nearly 20% of the U.S. population moves every 
year (7). This high level of mobility has dear psycho
logical costs for adults and children (8, 9). Second, as a 
result of years of inadequate urban policy, large seg
ments of the urban built environment have been de
stroyed, creating vacant land and physical disarray 
(10). This environmental decline is associated with the 
deterioration of the health of residents remaining in the 
decimated communities (II, 12). Third, rhe loss of 
apartment units has contributed to a dearth of low-in
come housing. The result has been an epidemic of 
homelessness that, by 1995, included substantial num
bers of families with young children (13, 14).

The problems of excess mobility, the collapse of the 
inner city, and rhe creation of large numbers of home
less people, coupled with the international problems of 
refugees and immigrants, constitute what Kai Erikson 
called “a new species of trouble” (15), viz., community 
disasters that uproot people. To the list of social proc
esses leading to displacement might be added urban re
newal, segregation, imprisonment, isolation, forced re
settlement, our-of-home placement, sudden fame or 
wealrh, and disaster (16-20). Each of rhesc experiences 
brings to the fore the loss of “place” as a source of men
tal distress.

In this paper I outline a set of ideas that may allow us 
to describe and study the disorders that follow the rup
ture of person-place relationships. The main proposi
tion presented here is that rhe sense of belonging, which 
is necessary for psychological well-being, depends on 
strong, well-developed relationships with nurturing 
places. A major corollary of this proposition is that dis
turbance in these essential place relationships leads to 
psychological disorder.

widespread acceptance of the biopsychosocial model 
has increased the likelihood that information about so
cial systems—family, culture, and small group—will be 
incorporated into the analysis of cases and the planning 
of treatment.

Attention to the outermost box, the biosphere, has 
lagged (22). Redressing this oversight requires a wide 
array of srudies, aimed ar a variety of conceptualiza
tions of rhe environment. One environmental unit use
ful in srudies of psychological and social health is 
“place,” which represents the immediate and intimate 
portion of the environment (23). “Place” has multiple 
meanings, all of which are important ro health.

Hirst, place connotes the geographic center, site, situ
ation, or location for events (24, 25). In this regard, 
human survival depends on having a location thar is 
“good enough" ro support life. It is a biological impera
tive that viable settings provide people with ready, equi
table access to food, water, and safe shelter; offer ap-

fropriate facilities for the disposal of wastes; and limit 
uman exposure ro toxic chemicals or other harmful

substances. Furthermore, “good enough” locations are 
composed in a manner rhat is meaningful to residents 
(26-28) and rhat promotes unity with the natural world 
(29). Situations need to have a center, as well as connec
tions with other places (30, 31). Nondiscriminatory 
structures and policies are a critical parr of the forma
tion of healthful localities (32, 33). Finally, settings 
need ro assist people in the existential search for mean
ing (34). “Great" settings, as defined by these stand
ards, allow for the expansion of human consciousness, 
creativity, and generativity (35, 36). By contrast, “toxic” 
environments threaten health and survival.

Second, place can be understood as standing for the 
human interactions occurring in a given location, that 
is, as the psychosocial milieu (37). The study of milieu 
has been particularly important for psychiatrists and 
other mental health professionals who arc charged with 
managing group care facilities, such as day hospitals 
and inpatient units. From studies of those environments 
we have learned thar people interacting in a milieu are 
sensitive to spoken and unspoken dynamics of power. 
Messages of acceptance and mutual respect are essen
tial for the creation of strong treatment units. These is
sues of inclusion are mirrored in larger social units. 
Those that do not bind the individual ro group may 
leave people feeling isolated, without a sense of com
mon purpose, that is, in a state of anomie (38-41). Just 
as “toxic” features of a setting may lead to ill health, 
“toxic" features of the psychosocial milieu may con
tribute to physical and mental malfunction.

A third definition of place has been proposed by the 
geographer Anssi Paasi. He suggests that place repre
sents die nodes of rhe life biography, which is, itself, a 
unique web of situated life episodes (42). This concept, 
which views place from rhe perspective of rhe life story, 
encompasses personal perspective as a critical factor in 
what a place “is” (43). It has been widely observed that 
each place has unique meaning for each individual. The 
personal “sense of place” is shaped by the person's past,

PLACE IN THE BIOPSYCHOSOCIAL MODEL

George Engel, in proposing the biopsychosocial 
model as the appropriate foundation for the practice of 
medicine, criticized the dominant biomedical model 
(21). “The crippling flaw of the model,” ho wrote, “is 
that it does not include the patient and his attributes as 
a person, a human heing.... The biomedical mode) can 
make provision neither for the person as a whole nor 
for data of a psychological or social nature, for the re- 
ducrionism and mind-body dualism on which the 
model is predicated requires that these must first be re
duced to physico-chemical terms before they can have 
meaning” (21, p. 536).

The biopsychosocial model, by contrast, was based 
on systems theory and had as its premise the concept 
rhar “nature is ordered as a hierarchically arranged 
continuum, with its more complex, larger units su- 
perordinare to the less complex, smaller units” (21, p. 
536). Engel depicted the hierarchy by using nested 
boxes that had as rhe innermost box the molecule and 
as the outermost box the biosphere. In psychiatry, the

Am J Psychiatry 153:12, December 1996 1517

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.



DISPLACEMENT

as well as hy the person’s attitudes, beliefs, and actions 
in the present. In Paasi’s model, person-setting interac
tions are viewed from the perspective of the life course 
and from the viewpoint of connections to events near 
and far (44-46). Paasi’s emphasis on rhe impact of dis
tant events is essential in a modern world (47, 48).

Thus, place can he understood as the sum of re
sources and human relationships in a given location. As 
such, place sets rhe conditions for human consciousness 
(49,50). It also provides the physical structures within 
which human relationships unfurl (51). Place is, on the 
one hand, rhe external realities within which people 
shape their existence and, on the other hand, the object 
of human thought and action.

Creek in West Virginia (19). In a few hours, 4,000 of 
the 5,000 residents became homeless and 125 people 
were killed. The flood waters were so powerful that 
train tracks were torn up and houses were moved off 
their foundations. In the immediate aftermath of the 
flood, the survivors were stunned. They had narrowly 
escaped death. Many loved ones were lost. Homes were 
gone. Bur worst, rhe community in which they had lived 
their lives was destroyed.

Hrikson, who conducted the major sociological study 
of the disaster, quoted one resident’s description of the 
immediate aftermath of rhe disaster:

During the initial shock, we jusr stood there so helpless. 
We just stood and stared, nobody talking, jusr like we were 
in a trance, just nuinh. A house would go hy, a car would 
go hy, and you would wair for yours to go by. You’d see 
your neighbor's house go by, everything they had worked 
for for so long. And we stood there so helpless, eouldn’r do 
nothing. We were there watching people trying to get out 
of rhe way, and rhe water just swept them righr down. At 
first we couldn’t cry. We eouldn't cry. We were just appalled 
at the horror. (19, pp. 162-16.1)

The overwhelming and incomprehensible images of 
the flood were followed by rhe equally disequilibrating 
visions of houses, cars, and dead bodies strewn around 
in a chaotic manner. People struggled to cope, but the 
loss of the anchoring community left many adrift. As 
one survivor put it,

We did lose a community, and 1 mean it was a good com
munity. Everybody was close, everybody knowed every
body. But now everybody is a lone. They act like they’re lost. 
They've lost their homes and their way of life, the one they 
liked, the one they was used to. All the houses arc gone, 
every one of them. The people are gone, scattered. You 
don't know who your neighbor is going to be. You can’t go 
next door and talk. You can't do rhat, there's no nexr door. 
You can’t laugh with friends. You can't do that no more, 
because there's no friends around ro laugh with. (19, p. 196)

The disorientation and confusion that accompany a 
massive alteration in a familiar place are experienced as 
bodily sensations, as well as emotional feelings. People 
feel numb or limp or dazed. They may fall down. Physi
cal pain is not uncommon. The bodily sensations are a 
clue to the extent to which geographic orientation is 
embedded in the whole body (56). Familiar spatial rou
tines are indelibly etched on the nervous system and the 
musculature; the sudden loss of the exterior world that 
conditioned those motions is perceived as a loss of the 
self. In rhe next section the connection between the in
dividual and personal space will be explored further.

Attachment and Nostalgia

John Bowlby, in his seminal three-volume work on 
attachment, argued that each person occupies a unique 
personal environment that serves as an “‘outer ring’ of 
life-sustaining systems complementary to the ‘inner 
ring’ of systems that maintain physiological homeosta-

PSYCHOLOGY Oh PI.ACE AND DISPLACEMENT

The psychology of place is based on the assumption 
that individuals strive for a sense of belonging to a place 
(52). This sense of belonging arises from rhe operation 
of three psychological processes: familiarity, attach
ment, and identity. Displacement ruptures these emo
tional connections. The ensuing disorientation, nos
talgia, and alienation may undermine the sense of 
belonging, in particular, and mental health, in general.

Familiarity and Disorientation

Intimate knowledge of the immediate environment is 
essential to survival. For example, knowing the “lay of 
the land” is fundamental for traveling safely (53). Parly 
in the evolution of human life on Earth, such knowl
edge enabled people to avoid predacors and find food. 
In modern times, the types of predators and sources of 
food have evolved, but those changes have nor elimi
nated the survival benefits that accrue from solid 
knowledge of the surroundings.

This knowledge accumulates through a complex, 
rrial-and-error process of acquiring and processing sen
sory information to create cognitive models of the sur
rounding world (54). The familiar environment, in part 
because it can be taken for granted, is a source of ease 
and comfort. The unfamiliar environment evokes “fight 
or flight” responses, especially a heightened awareness 
of danger and attention to detail in the surroundings. 
Anthony F.C. Wallace, an anthropologist who studied 
people's reactions to natural disaster, noted that in the 
face of overwhelming carastrophe people react at first 
wirh a kind of shock and paralysis: they seem to wander 
as if in a daze (55). As they emerge from this “cocoon 
of apathy,” they are docile and eager to follow the lead 
of those with a plan. Later, anger and despair begin to 
emerge. Wallace proposed that people who lose their 
homes and community lose their gestalt of their sur
roundings. Without that cognitive map, they have no 
sense of how to move through space, hence the period 
of paralysis.

On Feb. 26, 1972, a mining disaster led to a terrible 
flood that wiped out the towns on either side of Buffalo
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Sadness and longing arc predictable when rhe object of 
attachment is losr. Those feelings, associated with loss of 
home, are referred ro as “nostalgia," a word that was 
current among physicians mail) centuries ago. In those 
days, when travel was more of an ordeal than it is now, 
physicians recognized “nostalgia" as a life-threatening 
condition that afflicted those far from home. Guillermo 
Sanchez and Thomas Brown, in a letter to the editor of 
the American journal of Psychiatry, reminded readers 
that the “first detailed account of this illness appeared in 
1688 in rhe doctoral thesis of Johann Hofer, who consid
ered callingthe condition ‘philoparridomania’hut happily 
settled on ‘nostalgia’ (from the Greek itostos, meaning ‘a 
return home,’ and algos, meaning ‘pain’!" (64).

Sanchez and Brown recounted the following case re
port, which they culled from the papers of l)r. John 
Collins Warren:

sis” (57, p. 150). Because a person’s safety and security 
depend on this larger personal environment, a threat to 
that environment is best understood as a threat ro the 
self. The "outer ring," the personal environment, is in
terpreted here ro lie synonymous with "place.” Attach
ment ro place, like attachment to person, can be con
ceptualized us a series of emotions and behaviors thar 
modulate distance from, and hence maintain contact 
with, the object of attachment, which is a source of pro
tection and satisfaction.

Louise Chawla has elaborated the development of at
tachment ro place during childhood (58). During early 
development, children explore the world. Initially, an 
infant studies the world from rhe safety of rhe care
taker’s arms. The early toddler begins to journey away, 
hut always within a radius thar allows a quick rerrear 
to the caretaker’s shelter. The diameter of the “safe” 
area expands throughout childhood, as rhe growing 
youth explores a larger and larger portion of the adja
cent terrain. The process of moving in the environment 
creates, at one and rhe same time, maps of relationships 
and relationships with places (59-62).

As the child ventures out away from the caretaker, 
some of the child's dependence and need for protection 
are shifted from the caretaker to the larger world. A 
world that provides a safe haven for the adventures of 
childhood is one rhat offers rhe most solid foundation 
for further development. In addition to security, place 
provides the opportunity for creative expression,explo
ration, and social affiliation. Thus, attachment to place 
grows parallel to, nlhcit disrinct from, attachment to 
person. Both lines of attachment arc essential for 
healthy growth. In adolescence and early adulthood, 
people begin to separate from the places of childhood 
and ro search for the places in which they will establish 
their own families and adult identities. Adult attach
ment to place is founded on early experiences hut is 
enhanced as an outgrowth of rime spent living in par
ticular places. As Setha Low and Irwin Altman made 
clear in Place Attachments (37), attachments ro home 
form the core of a series of attachments to successively 
larger geographic unirs, including neighborhood, re
gion, and country.

Although they are interpenetrating and interdepend
ent, ir is possible to discern distinct disorders that fol
low rhe disruptions of attachment to person and attach
ment to place. It is clearly established that disruption in 
attachment to person leads to difficulty with separation 
and commitment. Similar proMems appear ro follow 
the loss of a beloved place, although the definition of 
such disorders is far from complete. Marc Fried, in 
what is widely regarded as rhe classic paper on this sub
ject, described the extended mourning exhibited by resi
dents of a Boston slum who had lost their homes and 
their neighborhood when the area was "cleared of slum 
housing” to make way for “urban renewal” (63). Dis
ruptions to both lines of attachment—person and 
place—may well have synergistic effects, producing 
outcomes for physical and mental health far more dis
ruptive than those resulting from an injury to one alone.

Warren, in July of Iftfd. was called upon in Paris to ar- 
rend Kllen Sears d‘l laumllc,.) young married woman, preg
nant and despondent, whose desire lo rerun) home ro Bos
ton was opposed In her Swiss husband. In rhe ensuing legal 
battle, Warren testified that rhe young woman was afflicted 
with "nostalgia”: a stare of mind rhat "proceeds from an 
unusual longing for rhe name country. ... If rhe desire is 
opposed anti cannot he gratified, ir Terminates in insanity, 
and sometimes produces denrh."

The idea rhat longing for home can produce illness is 
quire foreign to modern psychiatric thinking. In modem 
use, "nostalgia" signifies a longing for a better time, in 
which there was a sense of unity with the natural world 
(65). The feeling associated with nostalgia, like many feel
ings related to place, is assumed to lie a minor, and rela
tively inconsequential, emotion (66).The illness described 
hy Dr. Warren, hy contrast, might be called a major de
pression in current terms, to indicate both the serious na
ture of the disorder and rhe influence of symptoms, rather 
than the narure of the lost ohjecr, on diagnostic strategies.

The environmental perspective being proposed here, 
however, would suggest that, because "home” repre
sents the accumulation of many relationships and much 
history, the disturbance caused hy the loss of home can
not l>e understood without taking rhe losr object into 
consideration (63). This proposition is supported by 
findings in a study of displacement in the Harlem sec
tion of New York City (unpublished findings, M.T. 
Fullilove and R.K. Fullilove, 1996). This predominantly 
African American community is noted for its contribu
tions to sports, art, and politics. However, rhe loss over 
30 years of more than one-third of the area’s housing 
unirs has undermined community structure and altered 
individual lives. Many residents have lost their homes, 
and all have lost rhe Harlem thar used to he.

One study participant, thinking hack to the Harlem 
that was, and considering the Harlem that is. expressed 
some of the lasting ache for her lost home:

larlem so I have rhis romanticI was horn and raised in 
thing about Harlem. I find Marlcm to he very people 
friendly. Sometimes I have ro catch myself because of the
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romance of what ir used ro be. fliked Harlem when every
body was like “(iood morning, bow are you doing?' with a 
little Southern twang. The romance in Harlem was those of 
11s who were horn and raised, we remember the man with 
the cart who used to sell TV (iuide.Jet magazine, Amster
dam News. Tire peanur man. He used to have the hot pepper
mints, rhe peppermints thar inched in your mouth. That's 
what I mean ahout the romance of Harlem. The romance 
is that you don't fear your neighbors, your kids didn’t fear 
your neighbors, >our neighbors were your safety.. • • The 
romance in Harlem is gone. The love. The togetherness, 
(unpublished findings of Fullilove and Fullilove, p. 7)

The yearning for the past is a constant feature of Har
lemites’ daily lives. It colors tlicir experiences of the 
present, casting the bleak surroundings in two' 
trusting—lights. On rhe one hand, the '‘romance” of rhe 
past adds to the pleasure of the present. On the other 
hand, rhe stark differences between ‘‘then” and "now” 
can make the present seem even more dreary.

The presence of these bittersweet nostalgic feelings 
may be a signal rhat the capacity for attachment re
mains viable. In some cases, however, displacement 
causes more profound injury to the capacity ro attach 
ro place. Formerly homeless people, for example, report 
that they are afraid to go to a new home or, conversely, 
afraid ro leave ir. Members of one formerly homeless 
family interviewed in the Harlem study reporred that 
they stayed in tlicir new apartment all the time. When 
asked why that was, they expressed the fear that if they 
went out, their new home might not lie there when they 
got hack. This fear was based on their previous experi
ences with eviction: they had learned that "home" 
could he an impermanent objecr of attachment.

Having a place is fundamental to one's sense of secu
rity and ro one’s identity. In the next section, the man
ner in which people develop an identity that incorpo
rates their experience of place will be explored.

The first concept of alienation to consider here is that 
proposed by Marx, who observed rhat under industrial 
capitalism the worker no longer owned rhe products of 
his labor: artisan and artifact had been alienared from 
each other (74, 75). The appropriation of land, like the 
appropriation of surplus value, may cause alienation. 
Michelle D. Dominy, who has studied Anglo-Celtic set
tlers in New Zealand's high counrry, has documented 
the ways in which the scrtlers’ place identity is threat
ened by the land claims of the Maoris, the native people 
of New Zealand. Both groups contend that they own 
the land; further, each argues thar loss of the land is 
injurious ro their way of life and sense of self (76, 77).

The second concept to consider is rhat engendered by 
feeling rhat one's plgce is viewed with disdain by others. 
Julia Eilenberg, a psychiatrist working in a rural area of 
New York State, has studied the ways in which degra
dation of one’s place is an alienating experience (78). 
She has observed thar rural America, no longer the cen- 
rer of national life, has settled into a state of invisibility 
that is lifted only by tragedy or disaster. A big tornado, 
for example, suddenly brings the camera to rhe threat
ened town or county, only to have it leave again when 
the storm is over. Because people identify with the lo
calities in which they live, the loss of visibility has led 
ro a profound collapse of self-pride. The psyche is in
jured, she postulates, as a result of the involution of 
one’s place.

Both of these forms of alienation arc reflected in the 
writings of "Joe Homeless,” a homeless man who 
wrote a memoir of his experiences on the street (79). Joe 
was a skilled electrician who losr his apartment as the 
result of a series of calamities: his parents died, he was 
injured and lost his job, no one in his extended family 
was willing to help him, and he was ignorant about the 
rights of tenants. Without help in paying rhe rent, Joe 
found himself on the srreets with his most precious be
longings—totals, papers, pictures of his family—piled 
into a shopping cart. The first stage of alienation fol
lowed rhe appropriation of his apartment.

Once on the streets, he was pushed from place to 
place in what he called the "death march of the home
less.” In a story that exemplified this process, Joe re
lated thai a priest offered him food.

|Thcpricsr| said, "Wait outside the rectory door for a few 
minutes and I'll be right back.” He pushed the door open 
and went in. As I stood there shivering, I could hear him 
locking it behind him so l couldn't get in. I thought, maybe 
he's a little scared because of rhe way I look. I waited and 
I waited.

“Funny," I murmured, “he said it would only be a couple 
of minutes.” But it was more than a couple of minutes and 
I mumbled, "Maybe he's rrying to find some food and 
clothes for me.”

I blew on my hands.
Then I heard a loud noise. It came from above my head—I 

looked up. Billows of smoke and water srrennied down. I 
ducked out of die way trying to protect my face with my 
hands so l wouldn't get hirdirectly. Despite rhis, boiling hor 
water hir my hands, immediately, blisters rose up. Luckily,

:on-

Identitv and Alienation

As a result of his work in Boston, Fried postulated, 
“We might say that a sense of spatial identify is funda
mental ro human functioning. Ir represents a phenome
nal or ideational integration of important experiences 
concerning environmental arrangements and contacts 
in relation ro rhe individual's conception of his own 
body in space. Ir is based on spatial memory, spatial 
imagery, the spatial framework of current activity, and 
the implicit sparial components of ideals and aspira
tions” (63, p. 156). In the concept of place identity, as 
developed hy Proshansky, Fried, and others (67-71), 
place is incorporated into the sense of self as a core ele
ment in idemity formation.

There is an important social and political dimension to 
this task, as one's place must be understood according to 
its symbolic construction hy those within the place and 
hy rhe larger society. The soundness of individual place 
identity rests on having a place and on knowing that one’s 
place is held in esteem by others. When identity is betrayed 
in either of these ways, alienation may result (72,73).

All was silenr.
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no water hit my face, or 1 would have been burned badly. I 
stretched iny neck to see exactly where rhe water came from.

It was the very same priest, now holding a big cauldron 
in his hand, yelling at me, “Get out of here. Get out of here. 
Don't come back." (79, p. 92)

If family and churches were no refuge, neither were 
friends or social service agencies. At each step of his sad 
journey, Joe found himself hounded away, the second 
stage in the process of alienation: anywhere thar he set
tled was viewed by others as contaminated by his pres
ence, hence the necessity they felt to make him move on. 
Over time, as the experience of alienation became inter
nalized, Joe came to rhink of himself as the “Invisible 
Man." The photograph on the cover of his memoirs 
depicts a man with his back to the camera. The picture 
and the use of a pseudonym—“Joe Homeless”—are 
clues ro the1 fierce alienation rhat Joe experienced as a 
result of rhe loss of his home. His actions mighi he un
derstood as the behavioral reciprocal of the rejection he 
experienced: Joe turned his hack and hid his name front 
an America that did not want him. These hchaviorally 
coded messages of reciprocation are most likely ro oc
cur in the context of displacement caused hy, or fol
lowed by, social rejection (80).

velop trusting relationships wirh place and with each 
other. Not all situations permit slow remediation, but 
all situations demand attention ro the human cost of 
change.

Although Freeman’s idea of the conservation of place 
appears almost utopian in the rapidly changing global 
economy of the modern world, the implications of ex
tensive upheaval are grave enough to warrant consider
ing his thesis. It has been suggested in rhis paper that 
displacement causes serious psychological disturbance 
for rhe displaced person. In the 1990s, not one hut 
rather many millions of people are so affected. The cu
mulative roll of their mental anguish has implications 
for group life. Perhaps the most serious threat to human 
well-being is the disintegration of communities, which 
can both precede and follow massive displacement. Al
exander Leighton, a pioneer of social psychiatry, stud
ied rhe links between communin' disintegration and 
poor mental health. He and his colleagues expressed the 
view that community disintegration poses a serious 
threat not only to healrh, but also ro democracy (82).

Empowered Collaboration

At the heart of the experience of displacement is the 
sense that one is without a place to be. The reconstitu
tion of order depends on the reesrahlishmcnr of a 
health-promoting ha hi rat and affirmation of each per
son’s sense of belonging to that place. Success in accom
plishing these tasks can be measured by the following 
criteria:

1. People live in a “good enough" place.
2. People feel serried in home, neighborhood, and re

gion.
3. People eontribute to caretaking of the personal and 

shared portions of rhe environment.
4. People know their neighbors and interact with 

them ro solve communal problems.
To achieve rhese goals, a series of steps arc required, 

a strategy called “empowered collaboration." At the 
outset, people musr conduct a detailed assessment of 
rhe environment. On the basis of that assessment, they 
can create a list of priorities to guide the assignment of 
resources. Where displaced people lack sufficient re
sources of their own, negotiations wirh unaffected com
munities should be initiated. The next srep is for people 
to start working together on rebuilding activities of all 
kinds. While the rebuilding is going forward, people 
must also attend to emotional needs to mourn the lost 
place and to bond to the new place. Kituals from the old 
place, as well as rituals from the new place, are essential 
in this process.

Theorists emphasize that individuals have the poten
tial to cope with any situation, although in some in
stances their actions may be limited ro the search for 
solace or endurance (83). The story of Joe Homeless, 
enduring life on the streets of New York, offers us in
sights into rhe wide array of personal strategies that arc 
available under duress. However, the srory also illumi
nates the ways in which the isolated individual is pre-

PREVENTION AND RECOVERY

Preservation of Connections

While treating displaced persons is imperative, an 
ounce of prevention is still worth a pound of cure. Hugh 
Freeman, who served as editor of the British Journal of 
Psychiatry, observed the obliteration of the original ur
ban fabric of Salford, England, and its replacement with 
postmodern high-rise buildings, shopping cenrers, and 
highways. He was disturbed that no one in authority 
seemed to have considered the impracricality of 30- 
story buildings as habitat for poor people (81). Free
man theorized thar too much change was detrimental 
to human life and ought to be avoided:

There would seem to be an urgent need ro pay attention 
to the psychological conservation of rhe environment' 
raining familiar landmarks and forms of housing—in rhe 
same way that physical Conservation Areas have been es
tablished in Britain. “The need to sustain the familiar at
tachment and understanding, which makes life meaningful, 
is as profound as other basic human needs... rhe tnwnscape 
ought to reflect our need for conrinuitv, and the more rap
idly society changes, rhe less readily should we abandon 
anything familiar which can still he made to serve a pur
pose." (Marris 1974) Thus the social matrix which forms 
the identity of place, and which is almost certainly related 
to the idenriry of person and group (Canter 1977), may he 
preserved or restored. (81, p. 13)

Freeman’s theory of the “psychological conservation 
of rhe environment” argues for the benefits of stability. 
This cannot be overstated: stability allows people to 
develop intimate knowledge of their settings and to de

■rc-
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vented from Achieving social reintegration—reestab
lishing the conditions for and the sense of belonging— 
which must be viewed as the ultimate goal of recovery 
efforts. Joe's isolation was a result of society’s stigma
tization and marginalization of homeless people. Mar
ginalization and intergroup hatred can derail the orderly 
stabilization of displaced people: in many instances it is 
such hatred that caused the displacement. In those cir
cumstances, the struggle for the human and civil rights 
of the displaced must lie added to the list of actions 
needed for full recovery.

Empowered collaboration is the key cool for address
ing each of the three areas outlined: reestablishing fa
miliarity, repairing attachment to place, and stabilizing 
place identity. It is also the key tool for confronting in
tergroup barred. Through the use of empowered col
laboration, it is possible to recreate rhe sense of belong
ing, thus undoing much of the psychological harm 
engendered by displacement.

Further, it appears that when people succeed in cop
ing with the extraordinary—including overcoming ha
tred—they are themselves enhanced. Coles, who ob
served African American children engaged in school 
desegregation, wrote.

It must be said that under grave stress |rhc children! have 
somehow done more than persist, more than endure. They 
have prevailed ... hy summoning every hit of their huniiin- 
iiy in the face of o\erv effort made to deny any of it to them. 
In so doing they hate become more than they were, more 
than (hey themselves Thought they were, and perhaps more 
than anyone watching them can quite pur to word: bearers 
and makers of tradirion: children who in a moment—call ir 
cxisrential, call ir historical, call ir psychological—took 
what they had from the past, in their minds, out of their 
homes, and made of ,:// those possessions something else: a 
change in the world, and in themselves, too. (84, p. 3651

10. Wallace It: Synergism uf plagues: “planned shrinkage,'' conta
gious housing destruction, and AIDS in rhe Bronx. Environ Res 
I 9X8; 47:1—33

11. Met lord C. Iranian HP: Excess inonalitv in Harlem. N Engl J 
Med ISW: .122:17.5-1 “7

12. Greenberg M. Schneider I): Violence in American cities: young 
Stick nia le\ is the answer, hnr w hat was rhe question.1 Sue Sci 
Med 1994;39:179-187

13. Snow DA. Anderson L: Down oil I heir Luck: A Study of Home
less Street People. Berkeley. University of California Press. 1993

14. I.iebtm- E: Tell Them Who I Am: I lie i.i us of I II Mildew Women. 
New York, Free Press, 1443

15. Enkson K: A New Species of Trouble: Explorations in Disaster. 
Trauma and Community. New York. WW Norton. 1994

16. Goodman (..Save l.. Harvey M: Homelessness as psyeliologic.il
trauma: broadening perspectives. Am Psvchol 1491; 46:1219
1225 '

I ”. Brockerhoff \l: Child survival in big cines: the ilisadvantages of 
migrants. Sue Sci Med 1445; 40:1 >T 1 -13K3

IS. Sudarsen V, Kahin MA. I he UprvMned: Displacement. Resettle, 
mem. Development New Delhi, (iinn Publishing House. 199(1

14. Krikson K: Everything in Its Path: Destruction of Cuinniunitv in 
the Buffalo C-reek Hood. New York. Simon Sc Schuster, 197ft

20. Whiteman DR: Tlie Uprooted: A Hitler f.egaey. New York, Ple
num. 1941

21. Engel (il: The clinical application of the biopsychosocial model. 
AmJ Psychiatry 1980; 1.17:535-544

22. Srokok l>. I.'sra blishing and maintaining hcalrhy environments:
toward a social ccnlogv of health promotion. Ain Psvchol 1992: 
47:6-22 ’ '

23. Bonnes M. Bonnmro M, Ercolam AP: Crowding and residential 
vuisf.ictinn in rhe urliun environment: a contextual approach. 
Environment and Behavior 1991; 23:531-552

24. Paasi A: Deconstructing regions: notes on rhe scales of spatial 
life. Environment and Planning A 1941: 23:239-256

25. Kelpli E: Place and Plaeelessness. I ondon, Pion, 1976
26. Pcltow D: The ik-w urban conininniry: mutual relevance of the

social and phvsic.ll environments. l-hnnan Oruani/atnin |9KI; 
40:15-26 '

27. Alexander C: The Timeless Way of Building. New York, Oxford 
University Press, 1979

28. Hall KT: Hie Hidden Dimension. (iarden Tire, NY, DiHihledav,
1969 ‘

29. Day C: Places of rhe Soul: Architecture mid Envinmmeni.il De
sign as a Ek-aling Art. Sail Krjncisco. Aquarian Press, 1490

30. I.orano EE: (.'oinmunity Design and the Culture of Cities.: The 
Crossroad and rhe Wall. New Y ork. Cambridge University 
Press. 1990

31. kearns KA.-Thc pktee of health in the health <9 place: tlte case of 
the Hokianga special medical area. Soc Sei Med 1991; 33:519
530

32. National Advisory Commission on Cud Disorders (Kcnivr 
CommissionI: Report of the National Advisory Commission on 
Civil Disorders. New York, Bantam Press. 1968

33. I.meh K: A Thcorv of Good t.iiv Eorm. Camhiidge. Mass, MIE
Press. 1081 ’

34. Mock |: We have always lived under the castle: historical synt- 
Ivols and the muiiilcnancc of meaning, in The Cultural Meaning 
of Urban Space. Edited hy Rotenlicrg It. McDonogll C. West
port, Conn. Bergin. 194.1, pp 53-74

35. hhsx T: The Experience of Place: A New Way of looking at ai’vl 
Dealing Wirh Our R.nlivally Changing Caries ami Cnuiilrysivlc. 
New York. Vintage Books. 1990

36. Dctjnrlais Rlt: Struggling along: the |vossihiliries for experience 
among the homeless mcnralh ill. Am Amhropologisi 1994: 96: 
886-90l

37. L.ovv SM, Altman I: Place attachment: a conceptual inquiry, in 
Place Aiiachmcni: Human Behavior and Eiiviriuinient: Ad
vances in Theory and Research, to! 12. Edirevl by l.ovv SM. Air
man I. New York, Plenum, 1992. pp 1-12

38. Inngman L: Alienation and everyday life: Goftinim meets Marx
at the shopping mall, hit J Sociologv and Social Polict 1991; 
11:107-124 ' ' ‘

RKEERKNCE.S

1. Desjarbis R. Eisenhcrg I-, CiooJ B, kleinin.ui A leds): World 
Menral I lealth: Problems. Priorities, and Respwises in l.ow-ln- 
coi'ae Countries. New York, Oxford Lhiiversitv Press. 1995

2. United Nations High Commission for Refugees Ai-a-Gkincc. Ge
neva. UNtK II.January 1996

3. Palinkas l A, Piekwell SM: Acculturation as a risk factor for 
chronic disease among Cambodian refugees in rhe United Srates. 
Soc Sci Med 1995:40:1645-1653

4. Dornis l.|: Refugee avbptarion and coinmnnity structure: the In
dochinese in Cjuehce City. Canada. Ini Migration Rev 1991; 25: 
551-5-3

5. Bankston Cl: Vietnamese rthniciry and adolesceur substance 
abuse: evidence for a ciHniiiuiiiiy-levcl approach. Deviant Behav
ior 1995: 16:9-80

6. Sundquisr J, Johansson SE: The influence of exile and repatria
tion on mental and physical health: a popularion-Kiscd study. 
Sue Psychiatry INychiatr Epidemiol 1996: 31:21-28

7. The United States Census Bureau: Amcncan I lousing Survey: 
Repin 1115(1/95. Washington. DC, US (■overnmeiit Printing Of
fice. 1943

8. McCollum AT: The Trauma of Moving: Psychological Issues hir 
Women. Newbury Park, Calif. Sage Publications. 199i)

4, Wood I>. Halfon N.Scarlai.i D. Ncwaclieck I'. Nessim S: Impact 
of family relocation on children's growth, development, school 
function, and behavior. JAMA 1993; 270:1334-1338

Am J Psychiatry 1x1:12, December MW»1522

Reproduced with permission of the copyright owner. Further reproduction prohibited without permission.



MINDY Tl IOMPSON FU.LII.OVK

19. Berger P. Berger 11, Kellner M: The Homeless MinJ: Modern- 
oi.uion and Cohschiumii-ss. New York, Vintage Books. 1972

40. facobs |: Tlie Death and lift of the drear American City. New 
York, Modern Library. 199.)

41. Krupat I;: People in Cities: TIil Urban kiivironmcin and Its Hi- 
fects, New York, Cambridge University Press, 1984

42. I’n.isi A: Deconstructing regions: notes on die scales ot spatial 
lifts Fnvironnienr and Planning A 1991; 2.1:2.19-2.46 
111rseh M: Pictures of a displaced girlhood. in Displacements: 
Cultural Idenririrs in Question. kdired by Hammer A. Bloom
ington. Indiana University Press, 1994, pp 71-89

44. Rubinstein Kl, Parnielee PA: Attachment to |daie anil the repre- 
seniation of the lift' course hy the elderly, in Place Attachment: 
1 lunian Behavior and F.nvironmeiu: Advances in I henry and Re
search, vul 12. I diccJ In laiwSM, Altman I. New York. Plenum. 
1992. pp 1.19-16.1

44. Holahan C|: Kmimnmcni and Behavior: A Dyiianne Perspec
tive. New York, Plenum, 197X

46. Liwrenee Dl: Transcendence of place: the role of la placera in 
Valencia’s Las Kallas, in Place Anwchuicnr: Human Behavior and 
hnvironmenr: Adi anees in Theory and Research, vol 12. Kdited 
hv t.ow SM, Airman I. New York. Plenum, 1992. pp 211-2.10

47. Massey I): Double arrieulation: a place in the world, in Displace
ments: Cultural Identities in Question. Kdited hy Hammer A. 
Bloomington. Indiana University Press, 1994. pp 110-122

48. Suntan V A IDS and Its Metaphors. New York, Farrar. Straus and 
Citrous, 1989

49. Vvgorsky IS: Mind in Society: The Development of Higher Psy. 
etiological Processes. Cambridge, Mass, Harvard University 
Press. |97S

40. Fascnhcrg l: The social construction of the human brain. Am J 
Psychiatry 1991: 142:156.1-1.474

41. Salter Cl: Some observations on design and interaction on a city 
street. Cny and Society |990; 4:20-4.1

.42. Leighton AH: My Name Is Legion: foundations for a Theory of 
Man in Relation to Culture: T he Stirling County Study of Psy
chiatric Disorder and Sociocultural liiivimnmcm. vol ]. New 
York. Basic Books. 1949

41, Scamon D: A CIcography of the l.ifcworld: Movement. Rest and 
K.ncoutitiT. New York, Si Martin's Press, 1979

44. Golledge RCi: Cognition of physical and hnilt environments, in 
knvironmem Cognition and Action: An Integrated Approach, 
kdited hv Carling T. Leans (iW. New York. Oxford llniversitv 
Press. 1991. pp .14-62

4 4. Wallace Al t:: Ma/ewav disintegration: human perception of so- 
cio-cultural disorganization. Human Organization 1957; 16:2.1
27

56. Crmvc N: Nature and the Idea of the Man-Made World: An In
vestigation Into the Kvolutionary Roots of form and Order m 
the Built (environment. Cambridge. Mass, MIT Press, 1995

57. Bowlhy J: Attachment and I.oss. vol II: Separation: Anxiety and 
Anger. New York. Basic Books. 197.1

58. Cliawla l.; Childhood place attachments, in Place Attachment: 
Human Behavior and Fuvironinent: Advances in Theory anil Re
search. ml 12. kdited hv Low SM, Altman I. New York, Plenum, 
1992, pp 6.1-86

49. Reverie FA Whiltemore RD: Mindiukn children and the geog
raphy of well-being. Krhos 199.1; 21:2.15-272

60. Martini M: Pa miring in I lawaii: three cultural groups at the 
lunch, karly Development and Parenting 1995:4:11.1-124

61. Krickson ML: Rethinking Oedipus: an evolutionary perspective 
of incest avoidance. Am I Psychiatry 199.1; 150:411-416

62. Massey 1>: Politics and spaveftime, in Place and the Politics of

Identitv. kdired hv Keith M. Pile S. London. KourledgC- 199.1. pp 
141-161

61. Cried M: Criesing for a lost home. mThc Urban Condition: Peo
ple and Policy in the Metropolis. Kdited by Duhl l.|. New York. 
Basic Books. 196.1. pp 151-171

64. Sanchez (iC. Brown I N: Nostalgia: a Swiss disease (letter). Am 
J Psychiatry 1994: ] 4|:|7|5-|7i6

65. Turner BS: A nore on nostalgia. Theorv, Culture and Sncietv
1987; 4:14"-146 ' '

66. Tuan Yl:: Topnphilia: A Stttdv of Knvironnientjl Perception, At
titudes. anil Values, knglcw-oud Cliffs. NJ. Prentice-Hall. 1974

67. Proshansky HM: The city anil sell-identity, environment and Be
havior I97S; 10:147-169

68. Proshansky HM. Knininoff Rl): The built environment of the 
young adult, in Development in Youtlg Adulthood: Cliarnereri-.- 
tics and Competences in Kducaiinn. Work and Social-Life, kd
ired by Mcssick S. San Francisco, Jossvy-Hass. 1982

69. Proshansky f IM. Nclson-Schulman Y. kaminoff RD: The role of 
physical setting in lile crisis experience, in StrcssanJ Anxiety, vol 
6. Kdired hy Sharon I. Spiclhcrgrr Washington. DC. Hemi
sphere. 1979, pp .1-26

70. Proshansky HM. Tahtan AK, Kaminoff R: I’tavc-ideiitity: physi
cal world soeialirarion of the self. J environmental Behai ior 
198.1; .1:57-81

71. Iricil M: ReiKknri.il attachment: sources nfresidenti.il anel com- 
iniiiiiry satisfaction. J Social Issues 1982; .IS: 107-119

72. Smith N, Karr C: (.bounding metaphor: towards a sparialt/ed 
poliric», in Place anil the Politic."; of Identity, kdited hy Keith M. 
Pile S. New York. Routledge, 199.1, pp 67-8.1

7.1. Yellow Bird P. Milan K: Interrupted journeys: tile lulrural poli
tics of Indian reburial, in Displacements: Cultural Identities in 
Quorion. Kdired by Hammer A. Rlooiningion, Indiana Univer
sity Press, 1994, pp .1-21

74. Marx K: Capital: A Critique of Political Kconomy 119tl6). New 
York, Modern Library. 19,16

75. Israel J: Alienation: Krom Marx to Modern Sociology. New 
York, I liiinaniries Press. 1979

76. Dominv Ml): White sctrler assertions ol native status. Am Kth- 
nologisr 1994; 22:148-174

77. Dominv MI): ~ I avi s were always, here”: the in ha Kited landscape
of the New Zealand high couture. AnrhropologtL.il Koruni |99.1; 
6:567-485 '

78. Kilenltcrg J: Trauma in a rural serring, in CMK. Syllabus and Pro
ceedings Summary. |48ih Annual Mveiiug of the American Psy
chiatric Association. Washington. DC. APA. 1995

79. Homeless |: My Life on the Street: Memoirs of a hii'i-lc-s Mail. 
Kar I lilts. Nj. New Hori/on. 1994

80. Wallace R, Fullilove M l. Klisher A: AIDS, vioknee and behav
ioral coding: information theory, risk hchai ior aiuldyii.imic pro
cess on core-group sociogrographic uerworks. Soc Set Meil 
1996; 4.>:,1.19-1,4 2 '

81. Kreeman 11: Introduction, in Mental Health and the knviron-
ment. Kdited hv Freeman II. Churchill Livingstone, 1984, pp I- 
19 ‘

S2. Hughes (:C.. Tremblay MA. Kapnport RN. Leighton AH: People 
of (love and Woodlor: Communities From the Viewpoint of So
cial Psychiatry; The Stirling County Study of Psychiatric Disor
der and Sociocultural r.nvimnmetic, vol 2. New York, Basic 
Rooks, I960

81. Kolkmatl S: Personal control and stress and coping processes: a 
Theoretical analysis. J Pits hoe Psychol 1984; 46:819-852

84. Coles R: Children of Crisis: A Study of Courage and Fear. New 
York, Atlantic-Little, Brown, 1967

41.

152.1Am J Psychiatry 153:12, December 1996

Reproduced with permission ot the copyright owner. Further reproduction prohibited without permission.

-ivV’ ?li



Social Determinants of Health
Housing and Health 
in Los Angeles County

3liirfl
FOR

SALE
| fen
I RENTE

US? r
ris.Rffc®,

BM*90 P^s

M-11

«i>~4
^2\p>

c#

atU»
£tffi

February 2015



INTRODUCTION
Health and health problems result from a complex interplay of a number of forces. The most important 
forces that impact population health — the health outcomes of a group of individuals — are the social 
and economic environments in which we live, leam, work, and play. We refer to these factors collectively 
as the "social determinants of health.” This report, the second in a Department of Public Health series on 
the social determinants, follows our introductory release, "How Social and Economic Factors Affect 
Health.” Here, we explore the intersection of health and housing in Los Angeles County.

Characteristics of healthy and safe home environments include access to clean air and water; efficient 
transportation, including safe, walkable neighborhoods; affordable, healthy foods; violence-free places to be 
physically active; and affordable, secure, quality housing. Unfortunately, while tradition holds that home is 
a haven, where people are protected and nurtured, for many home is a health hazard where factors such as 
poverty, environmental contamination, and poor design combine to cause or exacerbate disease.1 A lack of 
affordable, stable, and quality housing affects health in multiple ways. For example:

1. Unaffordable housing reduces the income that a household has available for other subsistence needs, 
such as nutritious food, necessary health care expenses, and transportation. Unaffordable housing also 
negatively impacts mental health, due to continuous stress. In addition, families that cannot afford 
their housing may have to move more frequently, which can lead to more psychological stress, and 
depression, particularly in children.2 Low-income families, in particular, tend to move more often in 
their search for an affordable home.

2. The experiences of eviction, foreclosure, and living in others’ homes can all negatively impact mental 
health. Lacking a stable place to live increases levels of depression, anxiety, and hopelessness. Housing 
instability is associated with behavioral issues in children as well as increases in teen pregnancy, drug 
use, and depression in adolescents.3,4 When people become homeless, they experience physical and 
mental deprivation that can cause acute and chronic health problems.

3. Housing quality, assessed in terms of environmental exposure, also impacts health. Exposure to 
toxins such as lead, radon, molds, and extreme temperatures (due to lack of adequate heating and 
cooling systems) affects physical health, as do housing conditions that increase risk for falls or fires. 
Some environmental conditions, such as loud or continuous noise and inadequate lighting, affect sleep 
quality and mental health.5 Overcrowded housing has been recognized as a health risk since the 19th 
century, and is associated with increased risk for infectious disease, such as influenza and tuberculosis, 
along with chronic diseases like asthma, cardiovascular disease, and depression.6,7

Housing affordability, stability, and quality are essential for health and well-being. Indeed, because housing 
is fundamental to maintaining an adequate standard of living, the United Nations Declaration of Human 
Rights codifies housing as a human right.8 In the absence of affordable, secure, quality housing, social 
inequities and health disparities are exacerbated. As part of the Los Angeles County Department of Public 
Health’s commitment to achieving health equity among County residents, we present this report as an 
introduction to the issue of housing in Los Angeles County from the public health perspective, providing a 
framework from which to advance our collective efforts to address this critical public health issue.

I
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Housing Issues in Context:
The Impact of the Great Recession
California was one of the states most severely impacted by the economic recession of 2007-2009, which 
affected millions of Los Angeles County residents. Between 2007 and 2011, incomes declined for all but 
the highest paid earners in the County. Low income households suffered the most, with earnings for the 
poorest fifth of County residents declining 12% between 2007 and 2011.9 Those most harmed 
by job loss were largely communities of color; historically disadvantaged groups experienced a 
disproportionate deterioration in economic conditions during the recession.10 To make matters worse, 
Southern California has recovered from the recession more slowly than other parts of the state.11

The recession itself was triggered by a crisis in the housing market. Aggressive and sometimes predatory 
mortgage lending practices allowed and even encouraged borrowers to take on high-risk loans, and banks 
approved mortgages for customers who were unlikely to be able to make their payments. Growing 
evidence shows that financial institutions specifically targeted African American and Latino families for 
predatory and deceptive lending practices and subprime loans.121J

Many banks backed their financial securities on these problematic mortgages. When borrowers defaulted 
on their loans, foreclosures skyrocketed; in Los Angeles County in 2007, they increased by nearly 800% 
from the previous year, with African Americans and Latinos hit particularly hard.1,1 The nation’s financial 
institutions fell into crisis, initiating a chain reaction, with banks putting a halt on lending, freezing credit 
critical to the functioning of entrepreneurs, businesses, and community agencies. The stock market 
plunged, home sales plummeted, construction stalled, fewer jobs were created, and with reduced consumer 
activity, businesses laid off employees. These losses continue to reverberate today.

The U.S. Government Promotes Healthy Housing

In June 2010, President Obama signed an Executive Order creating the National 
Prevention, Health Promotion, and Public Health Council, bringing together 17 federal 
agencies and offices, including the Department of Housing and Urban Development 
(HUD). The Council formally recognizes that where we live, learn, work and play all have 
an impact on our health. In June 2011, the Council issued a National Prevention Strategy 
that identified "Healthy and Safe Community Environments" as one of its four strategic 
directions. Specifically, the document calls for the design and promotion of affordable, 
accessible, safe and healthy housing. By providing families with greater 
residential stability, affordable1 housing can reduce:stress and related adverse 
health outcomes. Well-constructed and well-managed affordable housing 
developments can reduce health problems associated with poor quality 
housing by limiting exposure to allergens, neurotoxins, and other dangers.
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METHODS
Data contained in this report come from two sources:

1) The Los Angeles County Health Survey (LACHS) is a periodic, population-based random-digit-dial 
telephone survey that measures the health of County residents. The survey provides updates on key health 
indicators and identifies emerging public health issues among adults and children residing in the County’s 
eight Service Planning Areas (SPAs) and 26 Health Districts. The survey also allows the Department of 
Public Health to track health issues over time. To properly address the root causes of poor health, the 
survey looks beyond risk factors for individual diseases to factors in the physical and social environment 
that influence health, such as safety, poverty, and educational attainment. The 2011 survey collected 
information on a random sample of 8,036 adults and 6,013 children.

The 2011 LACHS included the following questions to assess housing affordability, housing stability, and 
housing quality among adults (age 18+ years):

♦ During the past 2 years, was there any month when you/your family delayed paying or were not able 
to pay your mortgage or rent? (This is a measure of affordable housing.)

♦ Thinking back over the past 5 years, was there ever a time when you were homeless or did not have 
your own place to live or sleep? (This is a measure of stable housing.)

♦ Which of the following describes your current home or apartment? (This is a measure of quality 
housing.)

• It has mold or growth that concerns you.

• It has pests such as cockroaches or mice.

• It was built before 1978 and has peeling or chipping paint.

• It has heat or hot water when you need it.

For more information about LACHS methodology, please see:
www.publichealth.lacounty.gov/ha/hasurvcyintro.htm.

2) The American Community Survey (ACS) is an ongoing version of the U.S. Census. Five-year 
estimates from the ACS provide more reliable data for smaller geographic regions, by combining 60 months 
of data into one estimate.

Five-year estimates (2008-2012) of the ACS provided the following data:

♦ Percent of people who spend 30% or more of their income on monthly housing costs, gross rent or 
mortgage. (This is a measure of affordable housing.)

For more information about the ACS methodology, please see: www.census.gov/acs/www/.

4 Los Angeles County Department of Public Health
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HOUSING AFFORDABILITY
What makes housing affordable? According to the United States Department of Housing and Urban 
Development, housing is considered affordable if the people living there pay less than 30% of their income 
on rent or mortgage payments. Households who pay over this amount are considered to have a high 
housing burden, as it is more likely they will not have enough money to meet other needs such as food and 
medical care. Housing burdens across the U.S. have increased during the previous decade, particularly for 
low-income people.

Data from the 5-year estimates (2008-2012) of the ACS reveal that 52.1% of households in Los Angeles 
County had high housing burden.16 For home owners, 45.3% reported high housing burden, compared to 
58.5% of renters. In Los Angeles County, a median income household can afford only about 24% of homes 
available for purchase.17 Based on this measure, Los Angeles County is the nation’s third most expensive 
housing market. The County has the highest percentage of renters of the twenty largest metropolitan areas 
in the nation, with 52% of households renting.18

Affordable rental housing is out of reach for many families in the County. According to the National Low 
Income Housing Coalition, a worker in Los Angeles County needs to earn $26.88 per hour to afford rent 
on a 2 bedroom apartment. Meanwhile, the average renter earns only $18.53 per hour, while minimum 
wage workers make a mere $9.00 per hour.

The Los Angeles County Health Survey estimated housing affordability by asking adults, “During the past 
two years, was there any month when you or your family delayed paying or were not able to pay your 
mortgage or rent?”

• Overall, 17.2% (or an estimated 1.2 million people) reported they were unable to pay or delayed 
paying their mongage or rent in the past 2 years (Table 1).

• Significantly more African Americans (26.2%) and Latinos (21.3%) reponed this issue than Asians/ 
Pacific Islanders (13.5%) or whites (10.9%).

• Households with lower incomes were significantly more impacted: 26.8% of those living below 
the federal poveny level (FPL) and 23.2% of those with household incomes of 100-199% FPL 
reported problems affording housing. Higher income households were also affected: 15.7% of those 
with incomes 200-299% FPL and 8.5% of those at or above 300% FPL also reported that housing 
affordability was an issue.

• Having at least a college degree appeared to provide some protection against housing unaffordability, 
with significantly fewer college graduates reporting problems than those with less formal education 
(9.4% compared to 20.1%).

• Nearly one-quarter (23.0%) of adults with a disability reported housing affordability was an issue, 
significandy more than the 15.8% of adults without a disability.

• A significandy higher percentage of unemployed respondents (24.9%) reported housing affordability 
was an issue compared to those who were employed (17.0%) or not in the labor force (those who 
were retired, students, homemakers, unemployed and not looking for work, or not working due to a 
disability) (13.8%).

• Housing unaffordability varied gready across the County, with only 7.5% of residents in the West SPA 
reporting difficulty paying mortgage or rent, compared to 28.0% in the Antelope Valley SPA.

15
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Table 1: Percent of Adults (18+ years old) Who Were Unable to 
Afford or Delayed Paying Their Mortgage or Rent in the Past Two
Years, LACHS 2011

Percent (%) 95% Cl Estimated #
1,222,000Los Angeles County 16.0-18.417.2

Gender
Male 14.7-18.5

16.2-19.3
16.6 572.000

650.000Female 17.7

Age Group
10.5-17.3
12.7-21.3
19.9-26.4
17.2- 22.6
17.2- 23.0 
9.6-16.4 
4.8-9.0

134.000
125.000
323.000
274.000

18-24 13.9
17.025-29
23.130-39

40-49 19.9
20.1 239,00050-59

57.000
70.000

60-64 
65 or over

13.0
6.9

Race/Ethnicity
19.2- 23.3
9.2- 12.5 

21.6-30.7
10.2- 16.8

659,000Latino
White
African American 
Asian/Pacific islander

21.3
10.9 245,000

159,00026.2
13.5 148,000

Education___ ____________
Less than high school 
High school
Some college or trade school 
College or post graduate degree

Household Income
0-99% FPL ”
100-199% FPL 
200-299% FPL 
300% FPL or above

Disability

19.7- 25.6 
15.6-21.3
16.8- 21.6 
7.9-10.8

22.7 373.000
290.000
380.000
176.000

18.4
19.2
9.4

$

23.7-29.9 
20.3-26.1 
12.5-18.8 
72-9.8

26.8 454.000
381.000
147.000
241.000

23.2
15.7
8.5

Yes 23.0 20.0-25.9
14.4-17.1

318,000
15.8 900,000No

Service Planning Area
Antelope Valley 
San Fernando 
San Gabriel 
Metro 
West 
South

21.8-34.3
13.7- 18.8
12.4- 17.9
14.7- 21.7 
4.5-10.4

18.4- 26.7
15.5- 2 2.9
13.8- 20.5

28.0 71,000
255.000
191.000
154.000
38.000

151.000
174.000
189.000

16.3
15.2
18.2

7.5
22.5

East 19.2
South Bay 17.1
$ Based on U.S. Census Bureau, Housing and Household Economic Statistics Division, 2009 Federal Poverty Level (FPL) thresholds which fora ramify offour (2 adults, 2 dependents) correspond to annual incomes 
of $20,444 (100% FPL), $40,888 (200% FPL), and $61,332 (300% FPL).
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Competing Expenses
High housing costs may reduce an individual^ or a family’s capacity to meet other essential needs in their 
lives, including their ability to pay for health care expenses or purchase nutritious, quality food. Research 
demonstrates that these tradeoffs threaten the health of adults and children, resulting in poorer overall 
health status.20

The LACHS examined the ability of Los Angeles County adults to meet their subsistence needs by inquiring 
about their ability to access health services including medical care, prescription drugs, mental health care, 
and dental care. The survey also measured the ability to access food through a series of questions that 
assess food security, which is defined by the U.S. government as the ability of people to access, at all times, 
enough food to live an active, healthy life.21,22

♦ Health Care Affordability
• Compared to those who did not report difficulty paying mortgage or rent on time, adults who had 

difficulty paying for housing faced significantly increased difficulty affording health services.

• Compared to those who did not experience problems with housing unaffordability, approximately 
three times as many adults who reported a problem with housing affordability also were unable to 
afford to see a doctor for a health problem, purchase their prescription medication, or obtain mental 
health care. Over twice as many reported not being able to afford dental care, including check-ups 
(Figure 1).

Figure 1: Percent of Adults Who Were Unable to Afford Access 
to Various Health Services by Affordable Housing, LACHS 2011

| Affordable Housing | Unaffordable Housing

75%

54.5
50%

35.4 35.1
25.4

25%
13.412.1 11.2
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Unable to 
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Unable to 
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Health Care

Unable to 
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Dental Care
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♦ Food Insecurity
Food Insecurity refers to the inability to purchase enough food for adequate nutrition, and is reported 
here only for adults with household incomes <300% FPL. Food insecurity consists of low food 
security, defined as reduced quality, variety, or desirability of diet, and very low food security, which 
involves disrupted eating patterns and reduced food intake.21,22

• Compared to those who did not experience housing unaffordability, adults with incomes <300%
FPL who reported trouble paying their mortgage or rent during the last two years were over two and 
a half times more likely to be food insecure (56.9% vs. 20.8%) (Figure 2).

• Furthermore, adults with incomes <300% FPL who reported difficulty affording housing were over 
twice as likely to have low food security (30.2% vs. 14.1%) and over four times as likely to have 
very low food insecurity (26.7% vs. 6.6%) compared to those who did not report difficulties paying 
their mortgage or rent.

Figure 2: Percent of Adults <300% FPL with Food Insecurity 
(Low and Very Low) by Affordable Housing, LACHS 2011

| Low Food Security| Very Low Food Security
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20.8"25%
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* Total prevalence is not additive due to rounding.
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Best Practice: Tenant-Based Rental Assistance
The Community Preventive Services Task Force recommends tenant-based rental 
assistance programs as an intervention that expands affordable housing options to low- 
income families. These programs are supported by public housing funds and subsidize the 
cost of housing by allotting rental vouchers to low-income households. Such subsidies allow 
participants a greater range of rental options, reducing the likelihood of living in high-poverty 
neighborhoods. Tenant-based rental assistance programs have demonstrated reductions in 
violent victimization of household members and improved neighborhood safety.

HOUSING INSTABILITY AND HOMELESSNESS
Poor health is a major cause of homelessness, and homelessness itself leads to poor health. Acute and 
chronic mental health problems, other chronic illnesses, and disability can lead to homelessness when 
stable housing becomes too difficult to maintain without assistance.23 Homelessness can exacerbate 
chronic physical and mental health conditions or contribute to debilitating substance abuse problems. 
Environmental exposures, communicable disease exposures, lack of access to preventive care and medical 
treatment, and lack of access to proper nutrition and sleep all contribute to high rates of poor health among 
homeless persons. Strikingly, the average life expectancy of homeless people is estimated to be almost 30 
years shorter than the general population.

In 2013, the Los Angeles County Homeless Services Authority (LAHSA) biannual count of homeless 
people estimated that 57,737 people were homeless in the County.26 While the Los Angeles County Health 
Survey cannot directly count homeless people as LAHSA does, we assessed the burden of homelessness 
Countywide by asking respondents if there was ever a time during the previous 5 years when they were 
homeless or did not have their own place to live or sleep. This method allows for the inclusion of the 
“hidden homeless,” those who reside not on the street or in shelters during periods of housing instability, 
but with family, friends, or in hotels/motels.

24

25

ftSingle Adult Model

The Single Adult Model (SAM) is the basis for a multi-departmental collaborative among the 
Los Angeles County Departments of Public Health (DPH), Health Services (DHS), Mental | 
Health (DMH), and Public Social Services (DPSS), and the Los Angeles County Community;! 
Development Commission to create a County infrastructure to reduce homelessness amon||Mj| 
single adults in the County. The goal is to permanently house and provide supportive servid^H 
to homeless single adults who have physical and/or mental health conditions, and who maj^H 
also have a co-occurring substance use disorder, SAM participants will be identified througf^^J 
DPSS General Relief participation or by multidiscipli 
and shelter-based outreach and engagement.

integrated teams that conduct str&
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Table 2: Percent of Adults (18+ years old) Who Reported Being 
Homeless or Not Having Their Own Place to Live or Sleep in the
Past 5 Years, LACHS 2011

Percent (%) 95% Cl Estimated #
Los Angeles County 4.4'5.95.2 373,000

Gender
Male 5.3 4.1- 6.5

4.1- 6.0
186,000
187,000Female 5.0

Age Group
18-24 3.9-8.8 

5.0-11.7
5.4- 9.6 
3.2-6.2
3.5- 6.7 
0.6-3.0 
0.2-1.2

6.4 63,000
8.425-29

30-39 7.5 106,000
66,000
61,000

4.740-49
50-59 5.1

1.8*60-64 
65 or over

8,000
0.7* 7,000

Race/Ethnicity
Latino
White
African American 
Asian/Pacific Islander

4.1-6.4 
2.9-5.3 

10.8-18.9 
0.4-3.2

5.2 164.000
94.000
91.000
20.000

4.1
14.8

1.8*

Education
Less than high school 
High school
Some college or trade school 
College or post graduate degree

Household Income$....... ..
0-99% FPL "
100-199% FPL 
200-299% FPL 
300% FPL or above

4.2- 7.5 
3.7-7.2 
5.6-9.1
1.3- 2.8

5.8 97,000
88,0005.5

7.4 147,000
2.1 39,000

163.000
120.000
42.000
48.000

9.5 7.4- 11.6
5.4- 9.0
2.4- 6.4 
1.0-2.4

7.2
4.4*
1.7

Disability
Yes 8.3-12.8 

3.1-4.7
147.000
225.000

10.5
No 3.9

Service Planning Area
Antelope Valley 
San Fernando 
San Gabriel 
Metro

4.5* 2.0- 7.0
4.0- 7.8 
2.4-53
3.6- 8.5 
0.2-2.8 
4.9-10.4
2.7- 6.1
3.8- 83

12,000
94.000
49.000
52.000

5.9
3.8
6.0

West 1.5* 7,000
South 51.000

40.000
68.000

7.6
4.4East

South Bay 6.1
* The estimate is statistically unstable (relative standard error >23%) and therefore may not be appropriate to use for planning or polity purposes.
$ Based cn U.S. Census Bureau, Housing and Household Economic Statistics Division, 2009 Federal Poverty Level (FPL) thresholds wbich for a family of four (2 adults, 2 dependents) correspond to annual incomes 
of 520,444 (100% FPL), $40,888 (200% FPL), and 561,332 (300% FPL).
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• In LA County, 5.2% of adults (approximately 373,000 people) reported being homeless or not having 
their own place to live or sleep at some time in the past 5 years (Table 2).

• One in seven African Americans (14.8%) reported housing instability, compared to 5.2% of Latinos, 
4.1% of whites, and 1.8%* of Asians/Pacific Islanders (Figure 3).

• As household income increased, reported housing instability decreased, from 9.5% among those with 
household incomes <100% FPL, to 1.7% among those with household incomes 300% FPL or above. 
Further, approximately 75% of those reporting housing instability reported household incomes <200% 
FPL.

• Adults who reported having a disability were over twice as likely to report housing instability (10.5%) 
compared to adults who did not report having a disability (3.9%).

• Adults who were unemployed reported more housing instability (11.0%) than those employed (3.8%) 
or not in the labor force (4.9%).

• Renters were more likely to report housing instability (8.3%) compared to those who owned their 
homes (1.0%*).

Figure 3: Percent of Adults Who Have Been Homeless 
or Not Had Their Own Place to Live in the Past 5 Years 
by Race/Ethnicity, LACHS 2011

25% r

20%

14.8
15%
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5.2 5.2 4.15%
1.8*

0
White African Asian/Pacific 

American Islander
LA County Latino

*The estimate is statistically unstable (relative standard error i23%) and 
therefore may not be appropriate to use for planning or policy purposes.
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HOUSING PROBLEMS AND ADVERSE HEALTH OUTCOMES
Data from the LACHS demonstrate the deleterious associations between unaffordable housing, unstable 
housing, and health. Compared to people with relatively affordable and stable housing, those with 
challenges to securing housing fared significantly worse on multiple measures of health.

♦ Health Status
• Significantly more Los Angeles County adults who reported delaying or not paying their mortgage 

or rent during the last 2 years reported fair or poor health status compared to those who did not 
report problems paying for their housing (30.9% vs. 18.7%).

• Survey respondents who had trouble paying their mortgage or rent during the last 2 years also 
reported significantly more unhealthy days during the past month (days when their physical 
or mental health was not good) compared to those who did not report problems with housing 
affordability (8.6 vs. 4.8 unhealthy days).

• LA County residents who experienced housing unaffordability also reported significantly more days 
that their normal activities were limited due to problems with physical or mental health, compared 
to residents who did not have trouble paying for housing. Those who reported difficulty paying for 
housing on average faced 3.5 activity limitation days per month, compared to 1.8 days for those 
without difficulty.

• Nearly one third (31.5%) of Los Angeles County adults with a history of homelessness during 
the last 5 years reported fair or poor health status, compared to 20.2% of those who had not 
experienced housing instability.

• Adults with a history of housing instability also reported significantly more unhealthy days in the 
last month (days when their physical or mental health was not good) compared to people without a 
history of homelessness (11.2 unhealthy days vs. 5.1). •

• Similarly, LA County adults with housing instability reported an average of 5.2 activity limitation 
days per month, versus 1.9 days for those with stable housing.

12 Los Angeles County Department of Public Health



♦ Mental Health
Significantly more adults who reported unaffordable housing were at risk for major depressionA 
than those who were able to pay their mortgage or rent (18.1% vs. 8.9%) (Figure 4).

Los Angeles County adults who reported they or their family delayed or did not pay their mortgage 
or rent sometime during the last 2 years had significantly higher rates of current anxiety or stress 
disorder (10.8% vs 5.6%) and significandy higher rates of current depressive disorder (14.3% vs. 
7.1%).AA

Adults who experienced housing instability were over three times more likely to be at risk for major 
depression (30.8%) than those in stable housing (9.3%) (Figure 4).

Additionally, adults who experienced homelessness during the previous 5 years were significantly 
more likely to be suffering from current anxiety or stress disorder (17.6%) or current depressive 
disorder (19.4%) compared to those in stable housing (5.8%, and 7.7%, respectively).

Figure 4: Percent of Adults At Risk for Major Depression by 
Affordable and Stable Housing, LACHS 2011

| Affordable Housing 

| Unaffordable Housing

Stable Housing 

^ Unstable Housing

afejwJ

40%

30.8
30%
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9.38.910%
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0
At Risk for Major Depression At Risk for Major Depression
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AAt risk for major depression was assessed through the Patient Health Questionnaire 2 (PHQ-2), a two item screening tool.
To be considered to have current anxiety or current depression, the survey respondent reported that s/he had been previously 

diagnosed with an anxieLy/phobia/stress disorder or depressive disorder and reported that s/he currently had symptoms of this 
disorder or was receiving treatment for it at the time of survey interviewing.

AA

Social Determinants of Health: Housing and Health in Los Angeles County 13



QUALITY HOUSING
Environmental Factors
Quality housing is associated with positive physical and mental well-being. How homes are designed, 
constructed, and maintained, their physical characteristics, and the presence or absence of safety devices 
can impact injury, illness, and mental health. Indoor air quality, water quality, chemicals in the dwelling 
and the neighborhood, resident behavior, and the home’s immediate surroundings all impact health. 
According to the Surgeon General of the United States, the link between these housing features and illness 
and injury is clear and compelling.

Environmental hazards in the home that are harmful to occupants include mold and pests. Exposure to 
mold and pests increases the risk for allergy symptoms, asthma, and other respiratory problems. Use of 
pesticides to eliminate insects or rodents can cause poisonings and may cause chronic health problems 
including cancer, low birth weight, and prematurity.

Many hazards, like exposure to lead paint and tobacco smoke, are particularly dangerous for children. Lead 
exposure can result in lasting impairment of a child’s development and behavior, such as decreased IQ 
and attention span, and increased risk for delinquent behavior.29 Lack of heat or hot water in the home is 
considered a threat to the health and safety of its occupants, and in some circumstances a dwelling lacking 
these is considered uninhabitable.30

Poor housing quality also affects mental health, and these effects are especially profound in children. 
Research by the MacArthur Foundation has found that poor quality housing was the most consistent 
and strongest predictor of emotional and behavioral problems in low-income children and youth among 
housing characteristics studied, including affordability, stability, and ownership.

We assessed housing quality in the LACHS by asking specific questions about the physical conditions 
of the house or apartment. The survey inquired about tobacco use within the home. We also queried a 
subsample of about 1,000 respondents about the presence of mold, pests, and available heat or hot water 
in their homes, as well as exposure to lead paint. To establish whether lead paint was present, we based our 
question on the California Code of Regulations, which states that “presumed lead-based paint” is paint or 
surface coating affixed to a component in or on a structure constructed prior to January 1,1978.

According to the 2011 LACHS,

• In LA County, 6.9%, equivalent to about 220,000 households, had mold that concerned 
respondents.

• Over one in ten households (11.5%), or about 368,000 homes, reported that their homes had pests 
such as cockroaches or mice. The percentage was nearly double among respondents with household 
incomes under 200% FPL (15.8%), compared with those whose household incomes were 200%
FPL or higher (8.3%).

• Approximately 116,000 homes, or 3.6% * of households, did not have heat or hot water when 
needed.

*The estimate is statistically unstable (relative standard error 223%) and therefore may not be appropriate to use for planning or 
policy purposes.
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• In LA County, 23.0% of adults reported that their home or apartment was built before 1978 and 
had peeling or chipping paint, meaning that 671,000 households are at risk for exposure to toxic 
lead paint.

« Among County households with children, 14.7%, or approximately 154,000 homes, were built 
before 1978 and had peeling or chipping paint, increasing the risk for lead poisoning among these 
children.

• Among households with children, 16.7%, or about 199,000 households, were exposed to tobacco 
smoke in the home, placing children at risk for more frequent and severe ear and lung infections, 
wheezing, and asthma.

Hardware Store Partnership

The LA County Department of Public Health's Childhood Lead Poisoning Prevention 
Program partners with local paint and hardware stores to promote lead safety 
awareness by training sales associates to educate consumers about the dangers 
of disturbing lead-based paint in older homes and to offer information on how to 
safely repaint or remodel their home. Participating stores include the Home Depot, 
Lowes, Ace Hardware, True Value, Sherwin Williams, Dunn Edwards, and Walmart,

Asthma Coalition of Los Angeles County (ACLAC)

Coordinated by the LA County Department of Public Health, the Asthma Coalition of Los 
Angeles County (ACLAC) is a broad-based coalition of community partners that advocates 
policy and systems change to prevent, minimize, and manage the burden of asthma.
The coalition supports activities including training medical professionals to better 
manage uncontrolled asthma, providing health assessments and education focused Jh 
on reducing asthma irritants and triggers in patients' homes, and promoting fiH
policies to improve multi-unit housing home inspections and mandates to reduce JIM 
pests and other asthma triggers. r

It

Public Housing Units Go Smoke-Free

In March 2011, the LA County Department of Public Health (DPH) contacted the directors 
of LA County's public housing units and strongly encouraged them to implement the smoke- | 
free public housing recommendations released by the U.S. Department of Housing and Urban I 
Development (HUD). DPH emphasized the well documented dangers of secondhand smoke | 
in the home, especially for children and adults with asthma or other chronic 
illnesses, pregnant women, and the elderly. Followingthe initial outreach,
DPH's Tobacco Control & Prevention Program partnered with the Housing 
Authority of the County of Los Angeles to develop a smoke-free multi-unit 
housing policy, which was adopted on July 1, 2013 for its 63 public housing 
developments and protects 6,539 residents from the dangers of secondhand 
smoke in the home.

- AC ‘ i
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The Los Angeles County Department of Health Services (DHS) created the Housing for 
Health division in 2012. Housing for Health strives to end homelessness in Los Angeles 
County, reduce inappropriate use of expensive health care resources, and improve health 
outcomes for vulnerable populations. The program achieves these goals by providing 
permanent supportive housing, recuperative care, and specialized primary care to homeless 
people with complex physical and behavioral health conditions. Access to community- 
based housing options is an important element of the evolving County health care system, 
particularly in response to the unique opportunities presented by the Affordable Care Act. 
Since its inception, Housing for Health has provided housing for over 500 patients.

Working in collaboration with case managers, health care providers, housing finance 
agencies, housing developers, and philanthropy, Housing for Health aims to create 10,000 
units of housing linked to the health care system. In addition to the central goal of creating 
permanent supportive housing, Housing for Health 
develops other residential settings to improve the 
flow of patients within the health system, including 
a significant expansion of recuperative care/ 
stabilization beds available to DHS hospitals.
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The Los Angeles County Department of Public Social Services (DPSS) Housing Program 
offers a number of benefits and services designed to assist CalWORKs families who are 
homeless or at risk of homelessness to move out of the current housing crisis into affordable 
permanent housing. The DPSS Housing Program includes financial assistance as well as 
case management services. In addition, DPSS collaborates with other County, City and 
community agencies on the Homeless Family Solutions System (HFSS). The HFSS is a 
regional, coordinated, Housing First approach to address family homelessness by diverting;! 
and rapidly re-housing families while connecting families to supportive services within theirj 
ownxom m.un iti es.
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The Housing Authority of the County of Los Angeles is partnering with the Central 
Neighborhood Health Foundation (CNHF) to open a satellite community clinic at 
Carmelitos Public Housing Development. Located in the City of Long Beach, Carmelitos 
encompasses 64 acres and has a total of 713 units. The demographic make-up of the 
resident population consists of 88% female-headed households, with an average annual 
income of $14,055. The Development includes a children's play area, 
tennis and basketball courts, senior and family community centers, family 
resource and computer learning centers, recreation center, Head Start 
program, and a 7-acre award winning Urban Farm, named The Growing 
Experience, The CNHF, a Federally Qualified Health Center, serves 
individuals and families with or without health insurance, and will provide 
services in primary care, family planning, pediatric care, and senior care.
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DISCUSSION
Affordable, stable, and quality housing contribute to health in many ways. This report assesses the social 
determinants and relationships that exist between these aspects of housing and health in Los Angeles 
County residents.

As the nation continues to recover from the most severe economic downturn since the Great Depression, 
the costs associated with housing continue to rise, even though unemployment, wages, and other social and 
economic indicators lag behind. As a result, in order to remain housed, people are forced to make difficult 
financial sacrifices that can adversely impact their health. The MacArthur Foundation recently reported 
that more than half of all U.S. adults have made at least one financial sacrifice in order to cover their rent or 
mortgage during the past three years, including getting another job, cutting back on health care or healthy 
foods, or saving money by moving to a less safe neighborhood or one with worse schools.

People in Los Angeles County generally experience a very high housing burden. The ACS 5-year 
estimates reveal that over half of County households paid 30% or more of their income on housing.
One consequence of this high housing burden is that people have difficulty making their mortgage or 
rent payments. In assessing housing affordability through the 2011 LACHS, we found that an estimated 
1.2 million adults (17.2%) reported that they or their family were unable to pay or delayed paying their 
mortgage or rent during the past two years.

We identified significant racial/ethnic, social, economic, and geographic disparities among adults who 
experienced difficulty paying for their housing. The County’s African American and Latino populations 
faced a significantly higher burden compared to Asians/Pacific Islanders and whites. Similarly, lower 
income households, less educated individuals, and those with disabilities were significantly more impacted 
by housing unaffordability compared to their respective counterparts. Adults in the Antelope Valley SPA 
experienced the highest housing burden of all the County SPAs.

The LACHS found that 5.2%, an estimated 373,000 adults, experienced housing instability during the last 
5 years, meaning that they did not have their own place to live or sleep at some time during that period.
This estimate includes adults who may have needed to sleep on the street and in homeless shelters, as 
well as those who stayed with friends, relatives, and in hotels/motels. Adults who were unemployed, those 
who rent, those who reported having a disability, and African Americans faced significantly higher housing 
instability burdens.

Our assessment of LACHS data revealed relationships between housing affordability, housing stability, and 
multiple measures of physical and mental well-being. Adults who reported difficulty paying for housing 
had significant difficulty meeting other subsistence needs, such as access to vital health services and 
nutritious, high quality food. Similar results were found for adults who experienced housing instability. 
Those who reported housing unaffordability or instability fared more poorly in measures of health status, 
well-being, and mental health.

For the past century, social reformers and researchers have recognized the link between housing quality 
and human health. It is universally established that humans living in households with mold, or pests such 
as cockroaches or mice, are at increased risk of infectious disease and poor health outcomes. There is also 
clear and established evidence linking lead exposure in older houses to neuiodevelopmental problems.
Lack of adequate heat and hot water creates substandard and illegal housing.

35
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In our assessment of housing quality through the LACHS, we found that hundreds of thousands of 
households in the County experience these potentially unhealthy or dangerous housing conditions. 
Because we administered housing quality questions to only a subsample of LACHS adult respondents, 
and these issues do not evenly impact all residents at the same rates, we were unable to further explore 
disparities in housing quality. Nonetheless, the data demonstrate that poor housing characteristics 
likely affect the lives of millions of people in the County.

It is important to note that the LACHS data we present in this report are self-reported and based on a 
cross-sectional study, which provides a snapshot of the social determinants and relationships between 
housing and health outcomes at one point in time, Though we found that strong relationships exist 
between housing unaffordability, housing instability, poor quality housing and poor health outcomes, 
the cross-sectional study design limits our ability to determine causality. However, these results are 
consistent with research conducted around the U.S. and the world during the last 15 years,

Overall, results from, the LACHS do further establish that these three dimensions of housing— 
affordability, stability, and quality— affect health in inter-related ways, particularly for those of low 
social and economic status. Lack of affordable housing, housing instability and poor quality housing 
can lead to serious health consequences, and create or contribute to profound health inequities.
The findings shared here are supported by studies that show that many low-income families who 
lack affordable housing cannot afford competing expenses for basic needs, and are more likely to 
experience lood insecurity and homelessness. Also, lack of affordable housing can drive families to live 
in overcrowded conditions or to seek cheaper accommodations, which may be less well maintained, 
and more likely to host pests, as well as mold or environmental toxins like lead paint.

The links between housing affordability, housing stability, housing quality, and. health are key to 
understanding adverse health outcomes among the Los Angeles County population. Housing issues 
underlie many health disparities observed in the County, and. must inform our efforts to advance 
the public’s health. Programs and. policies that improve housing options and conditions for County 
residents represent key points of intervention through which we can modify the social determinants of 
health, ultimately achieving equity for all.

15,37,38
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RECOMMENDATIONS
Public health has played a historic role in developing and enforcing housing standards, and must play 
a key role moving forward in advocating for increasing access to adequate, affordable and safe 
housing.

Housing experts, health practitioners, policymakers, and advocates need to continue to work together 
to craft interdisciplinary solutions. Public healths role in this effort includes advancing our “health in 
all policies” approach. We must educate ourselves and the community about the link between housing 
and health and the importance of increasing access to safe, stable, affordable, quality housing through 
collaboration between governmental and non-govemmental organizations. A coordinated and integrated 
approach among housing, transportation, environmental and public health agencies, which includes public 
and private entities, is necessary to achieve better housing and health outcomes.

General:
• Increase collaboration across government agencies at all levels and between stakeholders from 

community groups, public health agencies, and private groups (e.g., employers) to ensure a 
coordinated approach to housing as a determinant of health and health disparities.39-40,41

• Support policies that increase economic security for individuals and families by expanding 
opportunities for employment and increasing workers’ incomes, such as a higher minimum wage and 
earned income tax credit.

• Advocate for sufficient funding to meet annual public housing operating and capital costs, as well as 
increased funding to address the backlog of public housing capital needs.42,43

• Support policies that provide for development without displacement, preserving or replacing 
affordable housing for low-income residents in all neighborhoods and areas undergoing development.

Housing affordability:
• Expand the supply of affordable housing units for low-income individuals and families. Protect 

existing affordable housing that is at risk of conversion to unaffordable market-rate housing.

• Preserve or redevelop federal, state, and County resources for affordable housing or access to housing 
by extremely low-income people.

• Continue federal involvement in lending and fairness standards for banking and loan institutions. 
Improve banking and lending procedures of the private-sector to create equal opportunities for 
credit.39

• Include housing cost considerations in the federal poverty level.

42,43.44

39.45

42

*
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Housing stability:
• Identify locations in LA County where low-income tenants are at increased risk for displacement 

due to surrounding development and rising rent costs, and put policies in place to stabilize people 
in their current homes.

• Keep families in their homes and prevent them from becoming homeless with services such 
as landlord mediation, help with overdue rent and utility bills, and emergency food, clothing, 
childcare, and transportation assistance.

• Expand efforts to increase access to permanent housing with supportive services for homeless 
individuals and families. Support services should be tailored to each individual’s and family’s 
specific needs to help them rebuild and maintain stability and self-sufficiency.

• Reduce the time individuals and families stay in emergency shelters with quick placements into 
permanent housing, often with rent subsidies tailored to each individual’s and family’s specific 
situation.43

Housing quality:
• Improve and enforce current federal, state and local housing codes and guidelines to reflect 

current knowledge regarding hazards within the home environment.39,41

• Use national, state and local public campaigns and programs to educate and empower private- 
and public-sector housing providers, owners and tenants about the dangers of unsafe and 
unhealthy housing and about their rights and responsibilities.

• Increase resources and expand the role of public health agencies in housing education, inspections 
and enforcements at the local, state and national level39,40

45

39.41

Healthy Homes ■ ,■ ' ■ ■ ■
The LA County Department of Public Health's Environmental Health Division (EH) has 
a Healthy Homes Program that focuses on multiple family dwellings with histories of 
substandard conditions, including, but not limited to, general dilapidation, vermin, mold, 
defective plumbing, and lack of heat or hot water. These properties receive inspections to 
detect code violations, and their tenants and landlords are educated on key healthy housing 
conditions. In an effort to reduce inspection costs and increase the effectiveness of this 
Program, EH began to collaborate with community-based organizations (CBOs) to pilot a 
Healthy Homes Program in the Trinity Park neighborhood of the City of Los Angeles. Seven | 
properties were selected based on their inspection and documented histories of substandard 
conditions. The Program seeks to utilize community partners to increase inspection access 
to multiple family dwelling units, improve education outreach to residents, encourage the 
use of integrated pest management applications to reduce pesticide exposure, and identify 
measurable correlations of resident health and sustained code compliance.
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( ~*1V) ( on the webj
U.S. Department of Housing and Urban Development's (HUD) mission is to create strong, 
sustainable, inclusive communities and quality affordable homes for ail. www.hud.gov

National Center for Healthy Housing develops and promotes practical methods to protect children from 
environiTienta! health hazards in their homes while preserving affordable housing.
www.healthyhousing.org

National Health Care for the Homeless Council is a network of more than 10,000 doctors, nurses, 
social workers, patients and advocates who share the mission to eliminate homelessness by ensuring 
comprehensive health care and secure housing for everyone, www.nhchc.org

National Low Income Housing Coalition works to achieve socially just public policy that assures people 
with the lowest incomes in the United States have affordable and decent homes, http://nlihc.org

Southern California Association of Non Profit Housing (SCANPH) faciliates affordable housing 
development across Southern California by advancing effective public policies, sustainable financial 
resources, strong member organizations, and beneficial partnerships, http://scanph.org

Inner City Law Center is the only provider of legal services on Skid Row in downtown Los Angeles, 
combatting slum housing while developing strategies to end homelessness, www.imiercitylaw.org

The LA Human Right to Housing Collective is a coalition of community based organizations working 
in various communities across Los Angeles County to support low-income tenants in private and public 
housing in defending and expanding their right to affordable, safe housing as a human right.
www.lahumanrighttohousing.org

Neighborhood Legal Services of Los Angeles County (NLSLA) works to combat poverty through the 
judicial system to improve the lives of individuals and families and in our community. They offer free legal 
representation, advice and education, www.nisia.org

St. John's Weil Child and Family Center (SJWCFC) serves patients of all ages through its health centers 
and school-based clinics in Central and South Los Angeles and Compton. SJWCFC's Environmental Health 
Projects provide a combination of holistic medical care, health education and home-based interventions to 
reduce patients'exposures to health hazards present in their homes, www.wellchsld.org

Strategic Actions for a Just Economy (SAJE) is a community organizer and advocate working on behalf 
of the residents of South LA, particularly in the Figueroa Corridor. SAJE takes slumlords to court, helps 
establish land trusts, and works to find positive solutions to conflicts between institutions and low-income 
city residents, www.saje.net

Esperanza Community Housing Corporation works to achieve comprehensive and long-term 
community development in the Figueroa Corridor neighborhood of South-Central Los Angeles. 
www.esperanzacommunityhousing.org

UN1DAD—United Neighbors In Defense Against Displacement is a campaign committed to future 
development of South LA that includes and benefits all members of the community. The coalition works 
to address the displacement of thousands of local residents and workers from the community due to 
skyrocketing rents, slum conditions, tenant harassment, job loss, and housing discrimination. 
www.facebook.com/UNIDADLA
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Abstract. Despite the higher proportion of foreclosures and home evictions execu ted in Spain, compared to other coun
tries, and the known link between sodal exclusion and mental health problems, studies exploring this association in 
Spain remain scarce. This study investigated the link between the process of home eviction and the appearance of symp
tomatology of post-traumatic stress disorder (PTSD), anxiety, depression, and perceived stress. Two hundred and five 
people affected by the process of home eviction were assessed using a structured interview that included three valida led 
assessment instruments for PTSD, perceived stress, anxiety and depression. Analysis involved comparison with the 
normative groups tliat formed the validation studies together with regression analysis to determine the major psycho
logical and socio-demographic predictors of perceived stress. Of the participants, 95.1% reported that they were experi
encing the process of home eviction with fear, helplessness, or horror, fn PTSD symptomatology, they scored higher than 
the normative PTSD group in symptoms of avoidance (f = 5.01; p < .05), activation (/ = 5.48; p < ,01), and total score 
(f - 4.15; p < .05). Of this subgroup, 72.5% fulfilled the DSM-IV symptom criteria for PTSD. The major predictor of 
perceived stress was PTSD symptomatology (B = .09; p < .001). The process of home eviction in Spain is having an alarming 
impact on mental health of affected people calling for effective measures to provide psychological and social support.
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Keywords: anxiety, depression, home eviction, mental health, post-traumatic stress.

Since 2007, the financial crisis has affected most 
European countries leaving a significant number of 
individuals at a higher risk of social isolation that, 
in turn, can be translated into poorer health outcomes 
(Eisenberger & Cole, 2012). Several studies have exam
ined the impact of the current international crisis on 
housing and health (Fowler, Gladden, Vagi, Barnes, & 
Frazier, 2015; Gili, Roca, Basu, McKee, & Stuckler, 2013; 
McLaughlin et al., 2012; Novoa et al., 2014; Osypuk, 
Caldwell, Platt, & Misra, 2012; Pevaiin, 2009). Most of 
these studies were conducted in the US and UK where 
the crisis has been less intense and widespread than 
in Spain. Spain has three characteristics that explain 
the greater increase in the number of families affected 
by foreclosure and home eviction, compared to that 
in other countries: (a) a high proportion of people 
who, prior to the crisis, opted for having home own
ership due to a political strategy based on housing

development and easy granting of mortgages to 
families -a quarter of the population had long-term 
mortgages in 2006 (Femindez Dur4n, 2006)-, (b) a high 
unemployment rate as a consequence of the crisis 
(26.26% of the population in 2013, according to the 
National Institute of Employment), and (c) a legal 
system that does not allow debt settlement with the 
banks by payment in kind (nonrecourse debt). The 
consequence has been a dramatic rise in the number of 
foreclosures and home evictions, estimated at 646,681 
foreclosures and 448,324 home evictions between 2008 
and 2015 (source: Banco de Esparia, 2015).

The link between home foreclosure and risk for 
both physical and mental health problems was early 
advanced by Bennett, Scharoun-Lee, and Tucker-Seely 
(2009) in the context of the current financial crisis. 
Their rationale stemmed from considering house evic
tion as a stressful life event that begins with payment
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2 H. Robles-Ortega et al.

arrears and eventually ends witli house repossession, 
having potential effects on physical and psychological 
wel (being. This hypothesis was subsequently confirmed 
in a study by McLaughlin and colleagues (2012), where 
an increase of symptoms of major depression and gen
eralized anxiety disorder (GAD) was observed in a 
sample of 1547 evicted individuals, even a f ter controlling 
for confounding factors such as socio-demographics, 
lifetime history of psychiatric disorder, and exposure 
to other financial stressors.

In Spain, a recent study has reported an increase in 
the proportion of people suffering from anxiety, mood, 
somatoform, and alcohol-related disorders since the 
financial crisis began, especially among unemployed 
individuals and people experiencing mortgage diffi
culties (Gili et al., 2013). However, it is surprising that, 
despite the high proportion in the number of foreclo
sures and home evictions executed in Spain since the 
beginning of the crisis and the known link between 
house eviction and poorer mental health outcomes 
shown in other countries, studies exploring this associ
ation in Spain remain scarce.

The goal of the present study was to explore whether 
the process of home eviction is currently affecting 
evicted individuals' mental health. The process of 
home eviction is defined in this study as the situation 
extending from the beginning of difficulty paying the 
mortgage to the moment when the family is evicted 
from the house. Because this process can be considered 
a prolonged period of traumatic stress that may affect 
the physical and psychological integrity of people 
(Eagle & Kaminer, 2013; Ramis-Pujol, 2014), our inves
tigation specifically examined whether people under
going the process of eviction show symptomatology 
of post-traumatic stress disorder (PTSD), in addition 
to higher indices of perceived stress, anxiety and 
depression.

SD = 10.60), and 122 were women (M = 42.48, SD = 10.86). 
The age range was horn 25 to 73 years old. No signif
icant age differences were found between men and 
women. Table 1 shows education, employment, and 
marital status of participants. As the table shows, 38.70% 
of participants had a high school education level, 51.00% 
were married, and 62.70% were unemployed.

Assessment instruments 

Structured interview

A questionnaire was elaborated that included informa
tion on where participants were in the process of home 
eviction at the moment of the time of the interview and 
their household characteristics, as well as a set of ques
tions related to physical and psychological health 
variables, drug consumption, health-related habits, 
and the use of health services and support networks. 
The results concerning this questionnaire are reported 
in Bolivar Munoz et al. (2016).

Table 1. Percentage of participants according to education level, 
employment, marital status, and stage in the process of home 
eviction

Education Level Percentage

Without formal studies 
Elementary school 
Secondary school (ESO) 
High School 
University studies

3.00%
16.60%
31.70%
38.70%
10.00%

Marital Status Percentage

Married
Single
Separated
Divorced
Widowed

51.00%
26.00%
5.00%

14.50%
3.00%Method

Participants

The present study was approved by the EthicsCommittee 
for Research of the Andalusian School of Public Health 
(Escuela Andaluza de Salud Publica). Participants 
were 205 people, one per family affected by the process 
of home eviction, who had attended, at least on one 
occasion, to the weekly assemblies of the platform 
Slop-Desahucios (Stop-Eviction) in the metropolitan 
area of the Spanish city of Granada and who agreed to 
participate voluntarily in the study. This platform is 
a non-partisan social movement launched in 2009 in 
order to advocate for the right to decent housing in 
Spain. It is organized by assemblies in which volunteers 
provide professional advice and support to affected 
people. Of the 205 participants, 83 were men (M = 42.14,

Current Employment Percentage

Employed
Unemployed (lost job)
Retired
Housewife
Searching for first employment 
Inability/permanent disability

24.90%
62.70%
4.70%
5.70%
1.00%

1.00%

Stage in the Process of Home Eviction Percentage

Endorser
Serious difficulties in paying mortgage 
Bank demand 
Bank negotiation 
Auction-eviction

6.90%
53.90%
12.30%
1230%
14.70%
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Post-Traumatic Stress Disorder and Home Eviction 3

Symptom Severity Scale of Post-traumatic Stress Disorder 
(Echebunia, Corral, Amor, Zubizarreta, & Sarasua, 
1997)

This is a Spanish hetero-administered assessment scale 
comprising 17 items, based on D5M-IV diagnostic crite
ria for PTSD. An initial question asks if the event was 
experienced with fear, helplessness, or horror. Only peo
ple who answer yes to this question are administered 
the scale. Items refer to three clusters of symptoms 
(re-experiencing, avoidance, and activation). Total score 
is the sum of the three clusters. The scale has appro
priate psychometric properties concerning internal con
sistency and validity (Echebunia et al., 1997). It also 
provides normative data for a group of 175 patients suf
fering from PTSD who were attending health care cen
ters and a group of 463 healthy people matched in 
age and sex. The scale refers the items to 'the event' 
(the traumatic event). Our version of the scale replaced 
the word 'event' with the words 'home eviction'.

Interviews were performed at 7 different assemblies 
within the metropolitan area of the city of Granada. 
The interviewers were all professionals from the 
Andalusian School of Public Health and trained un
dergraduate and graduate students from the Faculty 
of Psychology. The three assessment questionnaires 
used in the study were incorporated into the struc
tured interview, which were presented after the gen
eral questions.

Statistical analysis

Data were Erst analyzed using independent Mests 
to examine gender differences in the mean score of 
the dependent variables: PTSD symptomatology (total 
score, re-experiencing, avoidance, and activation), 
anxiety, depression, and perceived stress. Then each 
dependent variable was analyzed comparing the score 
of our group with the score of the normative groups 
provided by each assessment instrument using 
either single sample (-tests or percentile comparisons. 
PTSD symptomatology and perceived stress were ana
lyzed using single sample Mests. In the Symptom 
Severity Scale of Post-traumatic Stress Disorder, the com
parison groups were the PTSD group and the healthy 
group of the Echebunia et al.'s study (1997). In the 
Perceived Stress Scale, the comparison groups were the 
male and female groups of the Remor's study (2006). 
For the SCL-90-R, the analysis was performed in terms 
of percentage of participants who scored above the 80th 
percentile of the Spanish normative groups on the anx
iety and depression scales (Derogatis, 1994). In this ques
tionnaire, scores over the SO"1 percentile are considered 
to indicate severe psychopathology'. Due to missing 
data the number of participants was reduced in some 
questionnaires as shown in Tables 2-3. Finally, we 
applied a logistic regression analysis using perceived 
stress as the dependent variable, and examining 
PTSD, anxiety, and depression, together with socio
demographic variables (age, gender, marital status, 
employment status, education level, and stage in the 
eviction process), to determine whether there are any 
distinct correlates of perceived stress that might help 
to explain the observed mental health symptomatology 
and its potential causes. We developed three models. 
In Model 1 we included PTSD, anxiety, and depression 
as the independent variables. In Model 2 we added 
age and gender. And in Model 3 we added the rest of 
socio-demographic variables. Except PTSD and age, 
all variables included in the analysis were categor
ical: perceived stress (high/low, defined as over/ 
below a standard deviation above the mean score), 
anxiety (high/low, defined as over/below the score 
of the 80lh percentile), depression (high/low, defined 
as over/below the score of the SO"1 percentile), gender

Perceived Stress Scale (Cohen, Kamarck, & Mermelstein, 
1983; Remor, 2006; Remor & Carrobles, 2001)

This is a 14 items self-assessment questionnaire that 
measures the degree to which situations in one's life arc 
appraised as stressful. The Spanish version of the ques
tionnaire has appropriate psychometric indices of inter
nal consistency, reliability, and validity (Remor, 2006).

Symptom Check List-90-R (de las Cuevas, Gonzilez de 
Rivera, Henry & Gracia, 1991; Derogatis, 1994)

This is a 90-item self-assessment questionnaire that 
measures nine primary dimensions of psychopatho
logies! symptoms (somatization, obsessive-compulsive, 
interpersonal sensitivity, depression, anxiety, hostility, 
phobic anxiety, paranoid ideation and psychoticism). 
Our study used only the anxiety (10 items) and 
depression (13 items) scales. The Spanish version of 
the scale presents appropriate indices of internal 
consistency, reliability and validity (de las Cuevas et al., 
1991).

Procedure

The assessment of participants took place between 
2013 and 2015. Participants were contacted prior to the 
beginning of the assemblies that they were attending, 
and given a brief explanation on the purpose of the 
study. Those willing to participate were asked for a 
contact phone number. Then, the participants were 
contacted by phone, and an interview was scheduled 
to occur 90 minutes before the subsequent assembly at 
the same location. At the beginning of the facc-to-face 
interview, participants were given an official letter pre
senting the study and requesting their informed consent.
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Ibble 2. Scores far men and women in the process of home eviction in the Symptom Severity Scale of Post-traumatic Stress Disorder, 
Perceived Stress Scale, Anxiety, and DepressionMean and Standard Deviation scores together with number of participants per group (N) 
and t-lest of gender differences

WomenMen

M (SD) M (SD) tn n P

Total PTSD 
Re-experiencing 
Avoidance 
Activation 

Perceived Stress 
SCL-90-R Anxiety 
SCL-90-R Depression

30.61 (10.87) 
8.43 (3.72) 

11.83 (5.38) 
1035 (3.68) 
34.00 (8-93) 
1.67 (.89) 
1.99 (.85)

34.29(10.88) 
9.64 (4.25) 

13.34 (536) 
1132 (3.69) 
35.86 (8.10) 
2.26(1.00) 
234 (.91)

-2.3077 114 .022
77 115 -2.04 .013
77 114 -1.91 .068

11577 -131 .109
82 119 -154 .125
63 -436119 .001
83 119 -4.35 .001

Table 3. Symptom Severity Scale of Post-traumatic Stress Disorder: Mean and Standard Deviation scores far the whole sample of participants 
in the process of home eviction and far the normative groups of the validation study together with number of participants per group (n) and l-lest 
of group differences

Normative Groups (Echebunia et al.)

HEG HG FTSDG t f

M (SD) M(SD) M(SD) HEG versus HG HEG versus FTSDGnn n

Total PTSD score 
Re-experiencing scone 
Avoidance score 
Activation scone

32.82 (11.00) 
9.16(4.08) 

12.74(5.40) 
10.88(3.70)

7.99 (6.95) 463
192 3.34 (2.90) 463

232 (2.80) 463
192 231 (2.65) 463

191 2954 (6.90) 175 3138**
927(3.24) 175 19.86*

10.79(2.91) 175 26.80**
9.42(3.03) 175 32.24**

4.15*
-38

191 5.01*
5.48*

Note: HEG: Home Eviction Group. HG: Heal thy Group. PTSDG: Post-traumatic Stress Disorder Group. 
*p < .05; *p < .01; **p < .001.

(male/female), marital status (married/single/ 
divorced-separated-widowed), employment status 
(employed f unemployed/re tired-disable-house wife), 
education level (no studies/up to secondary school/ 
high school/university), stage in the eviction process 
(endorser/serious difficulties in paying mortgage/ 
bank demand/bank negotiation/auction-eviction). 
For PTSD, a quantitative scale -the total score of the 
questionnaire- was used due to reduced number of 
participants with no PTSD symptomatology. All analyses 
were performed using SPSS software package. Level of 
significance was set at p < .05.

obtained by participants who responded positively 
this question. In general, women showed higher scores 
than men in all dimensions, the differences being 
significant in the total score and in the dimension of 
re-experiencing.

Table 3 shows the scores in PTSD symptomatology 
obtained by our participants and by the PTSD and 
healthy groups of the Echeburua et al.'s study (1997). 
As the table shows, people affected by home eviction 
scored significantly higher in total score and in symp
toms of avoidance and activation than did both the 
healthy and the PTSD groups. In symptoms of re
experiencing, participants scored significantly higher 
than only the healthy group. An additional analysis in 
leims of participants who complied with DSM-1V symp
tom criteria for PTSD, with scores of 2 (2-4 times per 
week) or 3 (almost always) in at least 1 re-experiencing 
symptom, 3 avoidance symptoms, and 2 activation 
symptoms) revealed that 72.50% of participants who 
experienced the home eviction process with fear, help
lessness, or horror (68.30% of all participants) met the 
symptom criteria for PTSD.

Results

Post-traumatic stress disorder symptomatology.

The initial question indicating if participants experi
enced the process of home eviction with fear, help
lessness, or horror was answered positively by 95.10% 
of participants. Table 2 shows the mean and standard 
deviation of the scores in PTSD symptomatology 
(total score, re-experiencing, avoidance, and activation)

l
%
i

i|
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Post-Traumatic Stress Disorder and Home Eviction 5

participants who scored above the 80th percentile of 
the Spanish normative group on the anxiety and de
pression scales revealed that 88.20% scored above the 
80lh percentile on the anxiety scale and 91.20% above 
the 80th percentile on the depression scale.

Regression analysis

Table 4 presents the summary of the logistic regression 
results. As can be observed, the three models reveal 
significant regression functions with increasing statis
tical significance (x2 from 49.95 to 64.62) and percentage 
of explained variance (Nagelkerte R1 from .334 to .416). 
PTSD is the major predictor of perceived stress (p < .001), 
followed by gender ip < .05), stage in the process of home 
eviction {p < .05), and anxiety (p < .05), in this order. 
PTSD and anxiety are significant predictors of per
ceived stress in all three models. Adjusting for sodode- 
mographicfactors, process stage, anxiety, and depression.

Perceived stress

Table 2 shows the mean and standard deviation of the 
scores in perceived stress of our men and women partici
pants. No significant gender differences were found. 
Both men and women in the process of home eviction 
scored significantly higher than men and women of the 
normative groups in Remor's study (men in normative 
group: M = 23.60, SD = 780, n = 195, t = 1055, p < .001; 
women in normative group: M = 26.60, SD = 8.10, n - 240, 
f = 12.61, pc.001).

Anxiety and depression

Table 2 shows the mean and standard deviation of the 
scores in anxiety and depression of the participants. 
Women affected by home eviction scored significantly 
higher in both anxiety and depression than did men. 
In addition, an analysis in terms of percentage of our

Hble 4. Results of the logistic regression

MODEL 2MODEL 1 MODEL 3

ExpiB) BVariable SE Exp(B) B SEB SE Exp(B)

556"* 1.69 .004
.08’" .02 1.09

2.23* 1.10 933
1.20 3.49
.02 1.02

5.22"’ 1.47 .005
.07*" .02 1.07

2.24* 1.10 9.40
1.15 3.92

Constant 
PTSD (total score) 
Anxiety(high/low) 
Depression (high/low)

5.99"* 2.49 .003
.09"* .02 1.09

237* 1.17 10.66
1.37 135 1.42 136 4.15

.01 .03.02Age 1.02
Gender (male/fcmale) 
Marital Status 

Single 
S/D/W 
(base=Married) 

Education level 
Secondary school 
High school 
University 
(base=No studies) 

Employment 
Unemployed 
H/R/D
(base= Employed) 

Stage eviction process 
Endorser 
Difficulties P.M.
Bank demand 
Bank negotiation 
(base= muiicm-a'iction)

38* .40 .41 1.13* .45 32

-.18 52 .84
.52.14 1.15

-.68 137 51
-36 131 .70

.19 1.48 1.21

-30 .48 33
-.69 .73 50

133 1.04 3.77
1.17* 55 3.23

.99 .73 2.69

.98 .76 2.66

-2L Likelihood 18002
55.77, df=5,p< .0001

185.85 171.17
64.62, df= 16, p<.0001Chi2 49.95, df= 3,p< .0001

Nagelkerte R2 
Cox & Snell R2

.367334 .416

.270 306.246

*p < .05; "p < .01; "*p < .001.
Note: S/D/W: Separated, divorced, widowed. H/R/D: Housewife, retired, disable. RM-: paying mortgage.

i3
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the likelihood of having "high" perceived stress increases 
about 9% with each additional point of the PTSD score 
(OR = 1.09; 95% Cl [1.04 -1.14]). For those reporting 
high anxiety, this likelihood increases more than ten 
times, compared to those with low anxiety (OR = 10.66; 
95% Cl [1.07-106.0]). Odds ratio for depression is rel
atively high (OR - 4.15; 95% Cl [.35 - 48.74]), but does 
not reach statistical significance. Gender (being male) 
appears as significant predictor in model 2 and mode) 3, 
whereas being in one of the earliest stages in the evic
tion process (having serious difficulties in paying the 
morlgage) appears as significant coni ributor in model 3. 
The rest of socio-demographic variables (age, marital 
slatus, unemployment, and education level) were not 
significant predictors in any of the models.

question of whether the pattern of symptoms reported 
by affected people can be understood as true symp
toms of post-traumatic stress disorder or just as symp
toms of adjustment disorder. The major difference 
between PTSD and adjustment disorder is the higher 
intensity of the stressor in PTSD and the presence of 
mild depressive and anxiety symptoms in adjustment 
disorder (APA, 2013; Robles Ortega, 2014). The finding 
that PTSD symptomatology is the main predictor of 
perceived stress, instead of anxiety or depression, seems 
to favor the interpretation of the symptoms in terms of 
true PTSD symptomatology.

How to explain the association between home evic
tion and mental health problems? This association is 
likely to depend on the same mechanism by which 
social isolation and social exclusion negatively affects 
health outcomes. The mechanism by which social sup
port positively affects and social exclusion negatively 
affects health outcomes has been the subject of many 
studies in the last few years. Recent neuroscience 
research has examined the effects of both the positive 
and negative aspects of the social environment on 
genetic expression, physiological functioning, and brain 
activity. It has been reported, for instance, that having 
a loving and caring family reverses the negative effects 
of a type of polymorphism associated with depression 
and other forms of psychopathology (Way & Taylor, 
2010). In terms of physiological functioning, it has 
been found that viewing faces of loved ones induces a 
marked inhibition of defensive reactions such as the 
startle reflex to the burst of an unexpected white noise 
(Guerra, Sanchez-Adam, Anllo-Vento, Ramirez, & Vila, 
2012). In terms of brain activity, several studies have 
consistently found that perceived social isolation and 
social exclusion reduce activation in brain reward areas 
while simultaneously increasing activation in areas 
involved in the defense system (Cacioppo, Norris, 
Decety, Monteleone, & Nusbaum, 2009; Eisenberger 
et al., 2011; MacDonald & Leary, 2005).

Thus, the link between the process of home eviction 
and mental health problems is likely to depend on 
the neumphysiological mechanisms underlying reward 
and defense reactions. The process of home eviction 
may act as threatening cues that simultaneously inhibit 
the reward system and activate the defense system, 
inducing intense stress responses than negatively impact 
on the mental health of affected people (Bennett et al., 
2009; McLaughlin et al., 2012). This mechanism may 
explain the observed symptomatology of PTSD in 
our participants, together with symptoms of anxiety, 
depression, and perceived stress. However, further 
research incorporating psychophysiological indices 
of the reward and defense systems will be needed 
to support this conclusion. Moreover, our study has 
methodological limitations tha t may affect the strength

Discussion

The present data indicate that in Spain the process of 
home eviction is impacting seriously on the mental 
health of affected people. More than 95% of partici
pants in the study reported to be experiencing the pro
cess of home eviction with fear, helplessness, or horror. 
This high proportion of people also scored significantly 
higher in PTSD symptomatology than did a group of 
healthy people (in symptoms of re-experiencing, avoid
ance, activation, and total score) and a group of PTSD 
patients (in symptoms of avoidance, activation, and 
total score). Gender differences were also observed 
in this subsample of participants, with women scoring 
higher than men in symptoms of re-experiencing and 
total score. In addition, 72.50% of this subgroup 
(68.30% of the whole sample) met DSM-IV symptom 
criteria for PTSD. Our study also examined indices of 
perceived stress, anxiety, and depression. Participants 
scored significantly higher in these three indices than 
did the comparative groups. Gender differences were 
also observed in these indices with women scoring sig
nificantly higher than men in anxiety and depression.

The higher incidence of PTSD symptomatology, 
together with higher symptoms of anxiety and 
depression, in women than in men is consistent with 
previous findings on gender differences in these dis
orders (McHenry, Carrier, Hull, & Kabbaj, 2014; Ngun, 
Ghahramani, SSnchez, Bocklandt, & Vilain, 2011; Tolin & 
Foa,2006). Similarly, thelugh incidence of PTSD symp
tomatology in people affected by home eviction is con
sistent with previous Endings (Desmond, 2012; Gili 
et al., 2013; Ramis-Pujol, 2014). The present study adds 
new evidence, specific to the process of home eviction, 
showing that the process of home eviction in Spain is 
impacting seriously on the mental health of affected 
people producing in most of them symptoms of PTSD. 
This conclusion is supported by the results of our 
logistic regression analysis, which helps to answer the
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and extension of our findings. First, our comparative 
groups were not control groups recruited for the pre
sent study and matched in relevant socio-demographic 
variables. And second, our sample of participants was 
heterogeneous not only in terms of age, education, 
marital status, and employment, but also in terms of 
stage within the process of home eviction.

Taking into account these limitations, the present 
study provides evidence on the negative impact that 
the process of home eviction is having on individuals' 
mental health. The data reveal an alarming incidence 
of PTSD symptomatology together with symptoms 
of anxiety, depression, and perceived stress in peo
ple affected by the process of home eviction in Spain. 
These findings have important clinical, social, and polit
ical implications calling for urgent measures to care for 
the mental health of affected people and simultaneously 
to implement effective policies to find alternative solu
tions to the final stage of the home eviction process: the 
loss of the family house.
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Abstract

This paper addresses two key gaps within the gentrification/displacement literature: 
whether gentrification is displacing social services and whether displacement patterns 
differ comparatively. To this end, evidence is examined of gentrification-induced 
displacement of 81 purposively sampled social service facilities across gentrifying 
boroughs in London (Islington, Lambeth, Southwark and Westminster) and areas in 
Los Angeles (Downtown, Hollywood, Santa Monica and Venice) during the 1998-2008 
period. Results suggested that substantial entrapment co-exists alongside displacement 
and, in fact, was more commonplace.

To many urban geographers, gentrification—a 
process that Hackworth (2002, p. 815) defined 
as “the production of space for progressively 
more affluent users”- has moved beyond a 
quaint, localised phenomenon to a systematic 
private-public urban strategy at the forefront 
of a globalised neo-liberal urbanism (Smith, 
2002). It encompasses regeneration of city 
centres and the demolition or privatisation 
of public housing in an effort to remake the 
city along higher-class lines (Smith, 2002; 
Newman and Wyly, 2006). Although there 
has been a recent resurgence in the attention 
paid to the exclusionary displacement of the 
less well-off (for example, Slater, 2006; Lees 
et ah, 2008), this literature is centred on the

fate of individuals: of tenants displaced from 
demolished public housing or from dwindling 
low-cost housing, or of homeless individuals 
banished from prime urban spaces (for exam
ple, Crump, 2002; Slater, 2004; Newman and 
Wyly, 2006; Johnsen and Fitzpatrick, 2007).

In this paper, I focus on two key gaps within 
the gentrification/displacement literature. 
First and foremost, I address the lack of 
research on whether gentrification is displac
ing more than just vulnerable people, but 
also the social services upon which they may 
depend. Social services (or human services in 
the UK) are part of the non-profit voluntary 
third sector, lying in tension among influ
ences from the state, private market and the
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informal sector of family and community social services, as they influence opportunities 
(Brandsen et al, 2005; Fyfe, 2005). Social and life-chances of the most vulnerable citi

zens. Displacement potentially reduces acces
sibility for these citizens, many of whom have 
limited mobility and would find it difficult to 
access a more dispersed service configuration 
(Walks and August, 2008).

This paper is organised as follows. I begin 
by reviewing the modest literature on gentri
fication and displacement. This is followed

services are

all in one way or another caring organizations, 
providing services or goods with a ‘dual’ public 
(collective) and private (individual) nature. 
Care for others on a voluntary basis, directed 
at a more or less defined and exclusive ‘other’, 
is regarded as their common denominator 
(Brandsen et al, 2005, p. 750).

by contextualising the two case studies of 
Prime central-city locations are attractive to London and Los Angeles. Methodologies are 
social service facilities because of their high outlined for seeking (comparative) evidence 
accessibility (for direct services, caring for’) Qf displacement among social services within 
and visibility (for advocacy services, ‘caring gentrifying areas of these two cities. I proceed 
about’), but also intuitively render them vul- with the results and compare patterns of dis- 
nerable to being displaced as gentrification placement between London and Los Angeles, 
may induce rents too high for voluntary- Finally, there is a discussion of the wider 
sector organisations, generate greater com- implications of the results, emphasising that
munity opposition to existing (or expanding) gentrification is more likely spatially to entrap
services, as well as shrink the service-dependent social services than it is to displace them, 
population. Secondly, there is a pressing need 
for comparative studies of displacement across 
different urban and national contexts, to see

Gentrification and Displacement: 
Gaps in the Literature

evidence of convergence or divergence of expe
riences. Just as gentrification is not the same A wide array of research has shown gentrifica 
everywhere, neither may be gentrification- 
induced social service displacement. A com
parative study of social service displacement in 
gentrifying areas of Los Angeles and London 
between 1998 and 2008 is proposed, one that 
builds upon the modest amount of empiri
cal research on displacement (for example,
Marcuse, 1985; Newman and Wyly, 2006; Slater, point on which I build my focus, aligning with 
2006) and die more extensive work on transna- Slater’s (2006) admonition that geographers 
tiona] gentrification (for example, Lees, 1994; have spent too much energy on defining 
Carpenter and Lees, 1995; Smith, 1996; Slater, gentrification, pinpointing its causes and 
2004; Harris, 2008; van Criekingen, 2009).

Seeking evidence of gentrification-induced gentrifiers themselves, rather than examining 
social service displacement fills more than its potentially deleterious consequences on 
just an empirical gap; it also touches on wider the worst-off (see also Martin, 2005). 
issues related to survival and the configura
tion of social services within neo-liberalising clear expression of this class inequality. As a 
and post-welfare cities. As Trudeau (2008) starting-point, I define displacement gener- 
emphasised, it is important for urban geog- ally as involuntary movement, as Hartman 
raphers to study the spatial configuration of did in 1984

tion to be harmful, including increased cost 
of living, depletion of neighbourhood place- 
identity, homelessness, community conflict 
and, critically, the purported direct and indi
rect displacement of low-income groups and 
their attendant landscapes (Atkinson, 2000; 
Shaw, 2005; Davidson, 2008). It is the latter

describing the constitution and practices of

Gentrification-induced displacement is a
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Changes of residence which are hoisted in central-city districts as convenient‘coping 
on people, which they did not seek out mechanisms’ for deinstitutionalised patients,

yet also anticipated their obvious vulner
ability to gentrification-induced displace
ment and outright dismantlement within an 
increasingly revalorised, post-industrial city 
(see Mair, 1986). The assumption hence- 

After a long absence, geographical studies forth has been that these conspicuous social 
of displacement have recently reappeared service clusters were gradually dismantled 
on the research agenda (Newman and Wyly, within the gentrifying city (Reese et al.> 
2006; Slater, 2006). This is despite the per- 2010); consequently, there has been little 
sistent methodological challenges inherent concerted research on displacement across 
in the exercise, including the difficulties in a broader social service landscape for not 
documenting displacement on a statistically only homeless individuals but also the poor, 
significant scale (Shaw, 2008), as well as recent immigrants, hungry, elderly, welfare- 
“the interpretation of outward moves [that] dependent and unemployed. This explains 
needs to distinguish between prevailing rates my focus on social services that directly serve 
of population turnover and involuntary a wide range of vulnerable populations (i.e. 
migration” (Atkinson, 2004, p.112). There beyond the homeless), as well as advocate on 
is further agreement that methods need to their behalf. Finally, comparative research on 
be more intensive, fine-grained and qualita- displacement is virtually non-existent, despite 
tive in order to detect gentrification effects 
(Davidson and Lees, 2005).

on purpose, for which they may lack the 
social and economic coping resources ... are 
detrimental to the individuals and families
involved, and produce social costs as well 
(Hartman, 1984, p. 302).

some progress on transnational research on
gentrification, notably Lees’ (1994) concept of 

With renewed interest has come greater the ‘Atlantic gap’. In my case, the contexts are 
debate over the degree to which gentrifica- London and Los Angeles, which have differing 
tion is causing displacement, and how much patterns of gentrification yet arguably are at 
displacement. Briefly, Freeman and Braconi the cutting edge of gentrification and pos- 
(2004) did not see gentrification as a major sibly displacement, with the upcoming 2012 
cause of displacement, yet from a more critical London Olympics and the current assault 
perspective, Newman and Wyly (2006) and Skid Row in Downtown Los Angeles (Lees 
Slater (2006) were careful to note that, how- et al, 2008). 
ever small the numbers, displacement remains 
a significant downside to gentrification.
Moreover, Slater

on

, . , , , Context: Gentrification in London
(2006) strongly contended and Los Ange|es

that not nearly enough attention has been
paid to the experiences of non-gentrifiers. London (Greater) and Los Angeles (County) 
Watt (2008) concurred when he wondered were chosen because they provide insight- 
whether geographical research on gentrifica- ful (yet unlike) case studies. Gentrification 
tion in London has dealt enough with the diverges considerably: Londons is well estab- 
displaced and working-class views, calling lished since the 1970s, featuring a strongly cen- 
for more ‘bottom-up’ approaches that ask tripetal pattern around the high-amenity core

area. In such a strong-centre city, the vigorous 
The experiences and voices of social services demand to live near the centre has spurred 

are but one (neglected) component. Dear the upgrading of proximate neighbourhoods 
and Wolch (1987) originally wrote about the for those priced out of the closest markets, an 
crystallisation of service-dependent ghettos overspill effect that has sedimented across a

awkward questions of the process.
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wide swathe of inner neighbourhoods. Being Research Design 
a more polycentric city-region, Los Angeles is 
characterised by a ‘weak-centre’ pattern of gen
trification, in which the process of centripetal 
gentrification is muted, since there is far less 
need for higher classes to live near the centre- 
or there is no dominant centre at all (Reese 
et al, 2010). Nevertheless, gentrification has 
recently emerged in pockets throughout Los 
Angeles, even though no one centre exerts any
thing more than a weak gravitational pull on 
the entire urban region. Rather than overspill 
or incumbent upgrading, LA-style gentrifi
cation has been driven more by new-build 
citadels and proximity to natural amenities.
Studying Los Angeles should therefore provide 
an interesting counterpoint to gentrification 
and displacement within strongly centred 
urban regions.

My comparative study conceptualised dis
placement, like gentrification, as a process 1 began by identifying a total of eight neigh- 
rather than an end-point or optimal point, bourhoods where gentrification was present 
with pauses, reversals and acceleration. The in 2008 and where social services concen- 
study period—between 1998 and 2008 
roughly overlapped with the rebound in London has been studied since Glass’original 
gentrification after the early 1990s recession coining of the term in 1964 in Islington and, 
and its intensification with the housing bubble subsequently, few cities in the world have been 
of the mid 2000s. Moreover, 2007 can be seen so extensively researched. There is agreement 
as the high-water mark of the current round/ that all inner London boroughs have experi- 
phase of upgrading, the peak of third- and enced upgrading since the 1960s (Hamnett, 
fourth-waves of gentrification. Of course, gen- 2003; Butler et al, 2008). For the purposes 
trification in London and Los Angeles operate of this study, four boroughs were chosen, 
on different time scales, in that London is Westminster’s gentrification is the most 
farther along in Carpenter and Lees’ (1995, sedimented and intertwined with persistent 
p. 288) stage model of suburbanisation and and pre-existing enclaves of wealth (Hamnett, 
inner-city institutional disinvestment, devalo- 2003; Butler et al, 2008), The other three 
risation and abandonment as precursors to boroughs were all once very working-class 
reinvestment and institutional financial input, and even poverty-class. Islington is the most 
I can therefore expect potentially different polarised, with Barnsbury as the epitome of 
patterns (and intensities) of displacement a supergentrified neighbourhood, yet the 
across the two cities, given that London social borough is also the fourth most deprived 
services have had longer to adapt to displace- borough out of 32 (Butler and Robson, 
ment pressures, while many in Los Angeles are 2003a; Hamnett, 2003; Butler and Lees, 2006; 
experiencing gentrifica tion effects for the first Hamnett and Whitelegg, 2007). Lambeth 
time, as well as operating in a more hostile, and Southwark have seen (new-build) gen- 
possibly revanchist, American model.

While easier to track social services than 
displaced residents—especially given the exis
tence of comprehensive service databases— 
there still remain important challenges, 

s especially the difficulties in: disentangling 
gentrification effects from other locational 
pressures upon social services; locating ser
vices that have been displaced well beyond 
the study area; and, locating those services 
that have disbanded completely because of 
gentrification. These challenges required 
mixed methods that include longitudinal 
numerical analysis with large enough samples, 
along with qualitative interview material to 
pinpoint actual displacement and reasons 
behind it (Atkinson, 2003).

Selecting the Case Studies

trated (see Figures 1 and 2). Gentrification in

trification mostly along the River Thames,
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with more spotty upgrading beyond (Short, loft conversion laws, become part of an arc of 
1989; Butler and Robson, 2001; Butler and upgrading from Downtown north-west and 
Robson, 2003b; Davidson and Lees, 2005; west through Koreatown, SilverLake, Los Feliz

towards Hollywood and the Hollywood Hills. 
Finally, all eight study areas featured a

Harris, 2008).
The task of identifying gentrified areas 

was more challenging in Los Angeles, since significant presence of social services, based 
relatively little has been written about its pat- on a scan of the service directories identified 
tern.1 As a first step, I relied upon median sale under the next subsection; in fact, many fea- 
price during the study period (1998-2008, per tured service hubs whose agglomeration of 
square foot) to establish gentrification in four social services attracted a wide swathe of vul- 
areas of Los Angeles County thathave received nerable clients. Downtown Los Angeles, and 
some attention due to their upgrading since particularly Skid Row to its eastern boundary, 
1998 (Keil, 1998; Takahashi, 1998; Wolch,
2008; Marr et al,, 2009; Reese et al., 2010):

was by far the largest service hub, with over 
25 per cent of the entire emergency shelter 

Downtown (zip codes 90012, 90013, 90014, capacity for the entire County. In London, 
90015, 90017, 90021), Hollywood (90028, Islington was known for its significant clus- 
90038, 90068), Santa Monica (90401, 90402,
90403, 90404, 90405) and Venice (90291).2

tering of nationally focused social services, 
drawn to the area by subsidised rents—the 

Downtown, Hollywood and Venice have all head of the voluntary association consortium 
experienced significantly greater increases in reminded me that 14 per cent of the borough 
median sale prices per square foot between workforce was in the voluntary sector. Given 
1998 and 2007 (the height of the market) at the important presence of social services, the 
611 per cent, 456 per cent and 332 per cent eight study areas differed from more estab- 
respectively when compared with 312 per lished, homogeneous and defended wealthy 
cent County-wide (Data Quick, 2009).3 For inner enclaves such as Kensington (London) 
Santa Monica, the increase was slightly less and Beverly Hills (Los Angeles) that were 
than the County figure, but this reflected too expensive, lacked nearby low-income 
already high housing values and gentrifica- clientele or never welcomed social services 
tion from the 1980s. Overall and when com- at any time, 
pared with London, there is no doubt that 
gentrification was far less sedimented and 
pronounced. Santa Monica has always been I found it necessary to select social services 
a comfortable coastal community, although across these eight study areas in order to 
some of its local policies remain to the left seek evidence of displacement between 1998 
even within a recent intensification of housing and 2008. Social services were defined not by 
prices and condo conversion. Venice, another agency but by individual facility, such that 
coastal community to the south, is even one agency may have multiple facilities in 
more alternative and was once considered different locations. A service universe had

Sampling Frame and Expected Outcomes

the last affordable oceanfront in Los Angeles to be constructed for the start-point (1998) 
County, yet seems to be gentrifying through and end-point (2008) of the study period, 
overspill from Santa Monica, as well as the in order longitudinally to sample and track 
voracious appetite to live near the ocean, movement (voluntary and involuntary) of 
Both Hollywood and Downtown were once social services.4 The databases also had to 
attractive areas that suffered massive disin- feature a wide range of social services that 
vestment in the 1950s-1980s period and have extended beyond (emergency) homeless
only recently, through new mega projects and services to encompass other direct services
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such as food, employment, substance abuse Sample frame 1:1998-2008, same borough/ 
treatment, health and housing, as well as area. Twenty facilities were sampled within 
advocacy services that work on behalf of the each borough and area in order to maximise 
‘indirect other’ (Brandsen et al., 2005).

In Los Angeles, the 1998 database was 
adapted from the Los Angeles County Info- necessarily the same address. This, along 
Line database, while the 2008 service data- with the relatively large geographies covered 
base was based on the current LA County by the boroughs and areas, went some way 
211 database, which effectively replaced to avoid the common error of sampling 
Info-Line (Marr et al, 2009). Both of these displacement only in the immediate area 
databases have the purpose of allowing citi- where it has occurred. After the first contact, 
zens to search for specific services. For 1998, a convenience strategy was used to followup 
376 unique facilities were located in the four facilities through actual interviews, in which 
study areas; in 2008, the figure was 429. In the interviewee was asked if their name 
London, the 1998 and 2008 service universe could be used to recontact non-responsive 
was created through a combination of the sampled facilities, 
following annualised databases: Homeless
London (national web-based data service Sample frame 2: 1998 only, any borough/ 
providing details of services for homeless area. The sampling of facilities that began 
people and other needy groups), Voluntary the study period in one of the eight study 
Action Council databases for each of the four areas, only to disappear off the list in 2008, 
boroughs under study (I VAC, LVAC, SVAC, is essential, again to avoid the common error 
WAC), UK Advice Finder (national database of selection bias. Since by definition it was 
on voluntary sector), NHS (national health- very difficult to track these facilities with the 
based organisations), Guidestar (on-line service databases—-they would only show 
database of charities and voluntary organisa- up if they moved to one of the other three 
tions) and LORECA (database for refugees boroughs or areas—this group was contacted 
and asylum-seekers). When standardised, through a convenience sample in which facili- 
these databases produced 214 facilities in ties interviewed through sample frames 1

and 3 were asked if they knew of any services 
Three sample frames were constructed, all displaced during the past 10 years and how 

with varying intensities of longitudinal track- to find them (see Slater, 2004, for a similar 
ing. The sampling strategy for the first and approach). This strategy took advantage of 
third samples, following the need to capture the tightly knit nature of many social service 
a wide diversity of social services that may communities, 
be subject to displacement, was purposive
rather than random or stratified. I relied on Sample frame 3: 2008 only, any borough/ 
what Lofland et al (2006, pp. 91-93) term 
“maximum variation sampling”, in which the

variation, with the sampled facility having 
the same name in 1998 as in 2008 but not

1998 and 273 facilities in 2008.

area. Ten facilities were sampled to maxi
mise variation among those services who 

researcher seeks out the variability within the had entered the boroughs or areas during the 
known universe (in this case, the service data- 10-year study period. Once again, following 
bases) (see Marr et al., 2009). As previously the first contact, a convenience strategy was 
mentioned, my strategy involved ensuring used to follow up facilities through actual 
that the sampling captured a broad range of interviews, in which the interviewee was asked 
social services. The second sampling frame if their name could be used to recontact non- 
was based on a convenience strategy. responsive sampled facilities.
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A total of240 facilities were contacted through 
the service databases between November 2008 
and March 2010, 30 in each borough/area. 
They were contacted through three mecha
nisms: formal letters (Los Angeles), phone calls 
(London), then both followed up by e-mail 
contact. Overall, the response rate was relatively 
low, at 34 per cent (81 facilities), but fairly typi
cal for studies of the voluntary sector (Trudeau, 
2008). Those who did respond tended to be 
interested in the topic, had themselves been 
displaced, wanted to draw attention to their 
services or were simply accommodating.

Interviewing was essential, given that the ser
vice databases did not actually give the reasons 
behind (or the nature of) movements—i.e. 
was it just voluntary movement, was move
ment caused by gentrification or other circum
stances such as changes in funding, need for

expansion and so forth. I administered a semi- 
structured interview to one key informant for 
each facility—preferably a longstanding staff 
member. All facilities were asked to provide 
their aims, a basic profile of their clients, 
a brief history, funding streams and their 
rationale for their current location. The final 
set of questions focused on their locational 
history since 1998, including reasons for any 
movements and whether they were voluntary 
or involuntary in nature, and whether there 
were gentrification effects. This information 
was supplemented by official documents. All 
facilities remained anonymous.

In order to ensure conceptual clarity from 
the onset, interview data were analysed 
through five pre-defined outcomes adapted 
and modified from work by Marcuse (1985) 
and Slater (2006), set out in Table 1. The first

Expected outcomes for the 1 998-2008 periodTable 1.

Voluntary or 
involuntary

Movement
1998-2008 ConceptOutcome

Hartman’s (1984) ‘staying put’VoluntaryVoluntary
immobility
Involuntary
immobility
(entrapment)

No

Involuntary, 
and due to 
gentrification

Entrapment, where gentrification 
has effectively excluded any 
opportunity to relocate or 
expand in situ; precursor to 
Marcuse’s (1985) concept of 
exclusionary displacement.3 
Captures voluntary movement 
within, into or beyond the study 
areas
Captures Marcuse’s (1985) 
concept of‘direct last-resident 
displacement5 within, into or 
beyond the study areas 
Captures indirect pressure in 
terms of negative neighbourhood 
change, rising NIMBY and 
clientele displacement

No

Voluntary
mobility

VoluntaryYes

Involuntary, 
and due to 
gentrification

Involuntary
mobility
(displacement)

Yes

Indirect
displacement
pressure

Due to 
gentrification

Not
applicable

“ Marcuse (1985) distinguished between direct displacement—in terms of physically being forced 
out or economically through higher rents—and indirect displacement, whether exclusionary (when 
a household must move but cannot find a suitable location within the gentrified area and so is 
displaced beyond) or pressure to displace in terms of neighbourhood change (see also Slater, 2006).
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and second outcomes were separated from the must be sensitive to contextual specificities 
third and fourth outcomes; this means that of the process while recognising more general 
involuntary immobility was not measured if factors. For instance, I expected that the very 
it followed mobility, and vice versa. And given different gentrification contexts (in terms 
the focus of this study, I was only interested of intensity and temporal dimensions) of
in the gentrification effects as they related to London and Los Angeles would be likely to
involuntary circumstances, whether immobih influence the degree and patterns of displace - 
ity (entrapment) or mobility (displacement). ment among social services.
The fifth outcome (displacement pressure) 
may be experienced by any facility, whether 
there is movement or not.

Finally, I interviewed one community A total of 81 facilities were interviewed, featur- 
spokesperson for each borough or area in ing a combination of mostly direct and some 
order to get a ‘big picture3 of gentrification, indirect (advocacy) service providers (15 per 
social change and social service dynam- centofLondonandlOpercentofLosAngeles 
ics within each study area (Newman and facilities), as well as varied target populations, 
Wyly, 2006). These interviews were gener- ranging from the elderly, refugees and unem-
ated from the facility interviews using a ployed to the sick, homeless and addicted, 
convenience sample and included speaking While some facilities were strictly advocates 
to borough-based social service umbrella on behalf of larger communities—usually 
organisations, local politicians or planners. LGBT or specific ethnic groups—those who 
The locational data were analysed according directly provided services in situ handled 
to these expected outcomes, with a view to between 100 and 13 500 unduplicated clients 
profiling displaced facilities in terms of expe- on average a year. Although all facilities were 
riences, type of facility, funding, ownership non-profits (including two social enter- 
and so forth. Mapping of displaced facilities prises), funding sources ranged widely with

a mixture of client fees, government grants, 
foundations and donations; annual budgets 
ranged from under $100000 to over $5 mil- 

Comparison is a strategy to reach a better lion. Generally speaking, London facilities 
understanding and for questioning complex tended to be more dependent on government 
patterns and generalisations of urban pro- grants—frequently from the borough—than
cesses such as gentrification and its outcomes in Los Angeles, where public donations played 
(Carpenter and Lees, 1995). I therefore pur- a greater role. Finally, over half the facilities 
sued an analytical framework that facilitated were in their present locations before 1998. 
interurban comparisons of displacement.
This framework compared the profiles of 
the five expected outcomes between London The service databases revealed that, of the 
and Los Angeles. A comparative approach baseline 1998 facilities, 36 per cent in London 
is important to understand how the key and 40 per cent in Los Angeles had not moved 
outcome of displacement (but the other out- between 1998 and 2008. However, this does 
comes as well) work in different places—to not indicate how many of these non-movements 
build a ‘geography of displacement3 to show were voluntary; the next sub-section focuses 
that it is not the same everywhere, yet still on involuntary immobility through the 
open to cross-cutting commonalities that sample. Table 2 indicates that only 6 per cent 
validate (or negate) theory. This geography of all facilities experienced what Hartman

Results by Expected Outcomes

was also undertaken.

Comparative Framework

Voluntary Immobility
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Table 2. Expected outcomes by city, borough/area

Involuntary 
mobility 
(displacement) 
(dm to
gentrification )

Involuntary 
immobility 
(entrapment) 
(due to
gentrification)

Displacement 
pressure 
(due to
gentrification)

Voluntary
immobility

Voluntary
mobility

11 out of 35 
2 out of 8
5 out of 9 
2 out of II
2 out of 7
12 out of 46 
4 out of 17
3 out of 11 
3 out of 11 
2 out of 7
23 out of 81

8 out of 35 
3 out of 8
1 out of 9
1 out of 11 
3 out of 7
9 out of 46 
3 out of 17 
3 out of 11
2 out of 11 
1 out of 7
17 out of 81

London
Islington
Lambeth
Southwark
Westminster
Los Angeles 
Downtown 
Hollywood 
Santa Monica 
Venice
TOTALS
(percentage)

3 out of 35 
1 out of 8 
1 out of 9
1 out of 11 
None
2 out of 46 
0 out of 17 
0 out of 11 
2 out of 11 
0 out of 7
5 out of 81

18 out of 35
3 out of 8 
2 out of 9 
7 out of 11 
6 out of 7
28 out of 46 
15 out of 17 
5 out of 11
4 out of 11 
4 out of 7
46 out of 81

17 out of 35 
5 out of 8 
5 out of 9
4 out of 11 
3 out of 7
39 out of 46 
16 out of 17 
10 out of 11 
8 out of 11
5 out of 7
56 out of 81

(28) (21) (69)(6) (57)

given that there were no feasible locational 
alternatives within a gentrifying city (Slater, 
2006). Since gentrification was more likely 
to ‘lock in’ existing service hubs by making 
large parts of the (gentrifying) city off-limits, 
a dilemma arose whereby services maintained 
their central location but saw their clientele 
displaced well beyond. Moreover, pervasive 
gentrification made it virtually impossible for 
a more equitable dispersion of social services 
away from overburdened service hubs in 
Westminster, Downtown and Santa Monica. 
Although hardly the most favourable neigh
bourhood for its clients, large Downtown 
Skid Row emergency shelters (with up to 1000 
beds) faced a blunt choice: either become 
entrapped or disappear entirely, since no 
other neighbourhood would accept such a 
burden (Reese et al., 2010). The situation 
whereby gentrification induced entrapment 
alongside displacement of residents has been 
described by Curran (2004) and Newman and 
Wyly (2006).

Westminster may be considered the entry 
and showcase borough for London, with a 
high concentration of services that exert a 
strong pull on the service-dependent. Hence,

conventionally called ‘staying put’—that is, 
voluntary immobility. This exclusion from 
normal movement did not bother those facili
ties who prized their current central locations 
(or who occupied symbolically important 
space to their clientele) and would not want 
to become less accessible to their clientele base. 
One example was a housing development 
non-profit in Santa Monica that had bought 
in a highly coveted area only two blocks from 
the beach before the area became extensively 
gentrified; it felt no risk of being displaced 
and did not feel entrapped either, and had 
enough equity to move or relocate nearby. 
Interestingly, there were no instances of volun
tary movement because of gentrification'—i.e. 
‘cashing out’.

Involuntary Immobility (Entrapment)
Table 2 indicates that over half (57 per cent) 
of all facilities experienced involuntary immo
bility or entrapment. Outside displacement 
pressure, this was the most pervasive response 
among the 81 facilities. To these entrapped 
facilities, gentrification represented less the 
threat of direct displacement and more the 
inability to move and/or expand in situ,
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it has a disproportionately large number of Los Angeles—had experienced at least one 
rough sleepers who congregate around key instance of displacement during the 10-year 
transport hubs (especially Victoria train sta- study period. These proportions may well be
tion). Since gentrification has been on-going underestimated, given the difficulty to iden- 
since the 1970s, the social services I did tify services whose gentrification-induced 
interview had adjusted to the pressures of displacement led to disbandment,5 as well as 
displacement, which may explain the low pro- limitations of the service databases themselves 
portions of facilities experiencing displace- that do not pick up smaller, potentially more 
merit pressure and the high rates registering vulnerable social services nor exits from the 
involuntary immobility. An interview with an study areas. Yet the proportions may also be 
advocacy centre for elderly residents in Soho somewhat overestimated, given that responses 
in Westminster revealed a series of adaptive may have been biased towards displaced 
strategies that had served it well since 1995, social services wanting to tell their story, 
including the obtaining of borough and local Nevertheless, the proportions, if annualised, 
business support, as well as renting from a were not entirely dissimilar from residential 
nearby church. Indeed, a number of facilities displacement estimates by Marcuse (1985) and 
in Westminster were puzzled by the research Atkinson (2000) in London and New York City, 
itself, given that their areas had been gentri- Yet even if tire proportions seemed low, gen- 
fied as early as the 1970s or had always been trification-induced displacement was greatly 
upper class. significant to the 17 facilities. These included

disruption and loss of clientele base, smaller 
premises, higher and more precarious rental 

Table 2 indicates that 28 per cent of facili- agreements and lengthy efforts to find new 
ties voluntarily moved; the service databases premises within gentrifying neighbourhoods, 
suggested that 10 per cent of 1998 facilities in Before developing a profile of the displaced
London, and 9 per cent of 1998 Los Angeles facilities, it was useful to map them for 
facilities had moved as well, although again London and Los Angeles (Figures 1 and 2).6 A 
there is no way of knowing their in/voluntary visual analysis of the spatial patterns revealed 
natures. One example in Los Angeles occurred the presence of service clusters (hubs), yet 
in Venice, where a community development no obvious clustering of displacement. Most 
non-profit upgraded its facility by moving to displaced services were renting from the 
a larger, more strategically located venue in private market7 at the time of displacement 
2000, just before prices began to skyrocket, and found themselves involuntarily moving 
In London, a social enterprise that provided because of eviction and/or rent increases 
rough sleepers with employment as street brought on by neighbourhood gentrifica- 
magazine sellers moved twice (in 2000 and tion. Secondly, a majority were smaller than 
2002) during the study period, always with the average-sized facility in terms of client 
the purpose of finding the most accessible intake. Thirdly, they relied more on (erratic) 
and centrally located place for its working donations and client fees than on government 
clients, although it did admit that it could no funding. Fourthly, advocacy services were 
longer seek a better location given pervasive more vulnerable to displacement than those 
gentrification in inner London. providing direct services, possibly related to

having less (or less consistent) government 
support given that advocacy may not be 

Table 2 indicates that 21 per cent of all facilities accorded equal importance. For instance, a 
-23 per cent in London and 20 per cent in poorly funded London LGBT advocacy service

Voluntary Mobility

Displacement
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had been displaced in 2005 within Soho the heart of Downtown Skid Row (San Pedro 
(Westminster borough), but decided to stay Street, see Figure 2 inset) to make space for 
in the immediate area—'and this despite the the gentrifying leading edge along Spring, 
strong risk of displacement again—because of Main and Los Angeles streets, a process on- 
Soho’s symbolic importance to the commu- going since the early 1990s (i.e. two other 
nity it represents.8 In Downtown Los Angeles, facilities had been asked to leave in 1990 and 
a homeless advocacy service was displaced in 1994) (see Takahashi, 1998). This ‘managed. 
2003 when their rented office was converted displacement’ impacted an atypical group of 
into lofts, but again decided to remain nearby facilities: they are large and owned, not rented, 
to maintain symbolic (and geographical) For instance, a large high-tolerance mission- 
links with their primary clientele. Fifthly, style shelter with over 200 beds was displaced 
the majority served the most stigmatised in 2005 to what the director of public affairs 
clientele—namely, homeless individuals and called Skid Row’s “central core” along San 
persons with substance abuse issues and/or Pedro Street, into a larger facility. This

move was encouraged by the Community 
I now wish to give several examples of Redevelopment Agency (CRA)9 and the City 

fairly straightforward cases of displace- of Los Angeles; as previously mentioned, no 
ment through rising rents and eviction. The other area in the County would ever welcome 
first example concerns a drop-in centre for such a large shelter. In 2010, a fifth facility 
Scottish rough sleepers in the Victoria Station (shelter and transitional housing for single 
area of Westminster borough. Partly due to women on the edge of Skid Row) moved, as 
a lack of financial support from the local the surrounding parking lot is becoming con- 
authority, the centre had to move in 2003 dos near Fourth Street and Los Angeles Street, 
because of much higher rents in the area, With CRA assistance, the facility is moving to 
but managed to stay within close distance of a city-subsidised facility in the heart of Skid 
their clientele base, albeit in much smaller Row, again to San Pedro Street, 
premises. As of 2008, they were planning on 
moving again, this time to share accommo
dation due to continued financial pressures.
The second example concerns a food delivery been displaced from more central locations 
service for homebound clients (usually, but in Hollywood to more marginal locations 
not exclusively, with HIV/AIDS), who were east and well away from redevelopment. The 
forced to move in 2007 from their Sunset first service, a day centre for street kids, was 
Boulevard location because annual rents had evicted in 2001 near Hollywood and Vine, 
gone from $138000 in 1998 to $252000 in This is a site of significant state-subsidised 
2006. They moved to a marginal location in gentrification, rising rents and more proactive 
Flollywood with less centrality, but perhaps BID security, all of which lead to their clients 
not as important given that it is a delivery no longer being welcome ‘on the Boulevard’, 
service. Moreover, their clientele base was They bought a smaller building on the fringes 
concurrently dispersing from the Hollywood of Hollywood and paid it off in 2008. The
area as rents relentlessly increased from the second facility, a drop-in for street kids and
early 2000s onwards.

Some examples of displacement, however, beyond the Hollywood study area entirely, 
were intensified by state-sponsored redevel- when it could not find an appropriate and 
opment and gentrification. Since 1998, two affordable replacement for its rented site, 
facilities had been asked to leave (with and The drop-in was actually disbanded at the 
without a relocation grant respectively) to same time.

mental health problems.

A similar process has been occurring in 
Hollywood, albeit without relocation assis
tance. I interviewed two facilities that had

travellers’ aid, was displaced eastwards in 2008
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In London, several facilities were also forced reported displacement pressures (69 per cent) 
to vacate from redeveloping areas near train more often than displacement itself (21 per 
stations through direct intervention from cent). These included displacement pressure 
borough officials. Although outside the four stemming from negative neighbourhood 
study boroughs, the Kings Cross Station area change, NIMBY and clientele displacement. 
(Camden borough) was extensively redevel- Virtually all facilities that experienced indi- 
oped from the late 1990s onwards. As the pace rect displacement pressure mentioned the 
quickened in the 2000s, a soup run and self- rising tide of NIMBY that accompanied gen- 
proclaimed one-stop shop5 for rough sleepers trification. Many facilities spoke of a certain 
was evicted when it could not renew its plan- entitlement that came with large mortgages, 
ning permission in 2006 and was displaced into that gentrifiers always think they can remake 
neighbouring Islington. Similar circumstances neighbourhoods to suit their needs, regardless 
surrounded the displacement of a hostel in of the longstanding legacy of services. Rising 
the redeveloping London Bridge Station area NIMBY meant less tolerance of existing service 
in Southwark, which essentially had become hubs (“we have too many services as it is55) and 
an extension of the financial core north of the clientele, greater and more organised neigh- 
Thames (Harris, 2008). In 1998, the hostel bourhood complaints and the concomitant 
had been asked to leave Tooley Street, which need to be a good neighbour’, and extreme dif- 
is directly in front of London Bridge Station, ficulty in expanding. An apt example was the 
to make way for the extensive redevelopment hostility towards soup runs in the Westminster 
beginning at that time and the need to displace borough. A study on soup runs noted that 
the visibly homeless/poor people hanging 
around the train station. The hostel relocated 
about 1 mile south-west of the original site, in 
an area that was far more mixed but that now

For some, soup runs are a valuable, life
saving resource that help feed and support 
rough sleepers and other vulnerable people. 
For others, soup runs represent an outdated, 
poorly targeted and unco-ordinated service 
that supports and sustains damaging street 
lifestyles (Lane and Power, 2009, p. 3).

is feeling displacement pressures once again.
Finally, with greater gentrification comes 

the risk of community groups pressing for the 
displacement of social services deemed ‘prob
lematic’. A prime example was the displace
ment of a children’s charity in Southwark that law free food distribution in the borough 
catered primarily to homeless Affo-Caribbean (DeVerteuil etal, 2009), but soup runs persist 
teenagers in 2004. Local community groups, even in the face of pervasive NIMBY, as well 
especially those related to a nearby new-build 
condo, forced a retrospective planning review

the service and the borough, underpressure soup run near Victoria Station told me

In 2007, there was a failed attempt to out-

as the inability to access indoor service space
because of gentrifi cation. As one grassroots

on
from these groups, offered it no support either 
to stay or to look for a new property. Although 
in a more heterogeneous location near Brixton 
(Lambeth), the service anticipated that future 
displacement was inevitable—as the director 
told me, a case of “too many Black boys” 
as clients.

We need to balance accessibility to clients 
with the political pressure from the local 
council, building-based services and plans in 
2012 for a homeless-free London.

In Los Angeles, client displacement was 
widespread, particularly in Downtown, Santa 
Monica and Venice. As the largest service 
concentration in the Western US, Downtown 

My discussion is not limited, however, to was, before the early 2000s, better known 
actual instances of displacement, since facilities for its fortified citadels, service saturation

Indirect Displacement
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and homeless containment policy than for Unsurprisingly, there was no statistically 
any attempts at incumbent gentrification significant difference between London and 
(Reese et ah, 2010). Downtown had since Los Angeles. Although context and con- 
experienced a brutally swift (yet incom- tingency matter in terms of the significant 
plete) upgrading, set within pre-existing differences in the intensity and timing of 
and extreme inequality. Although the site of gentrification in London and Los Angeles, 
extensive redevelopment since the 1960s, it systematic similarities arose between the 
was not until the 1999 loft conversion bylaw, two cities, eroding any expectation of an 
followed by the expansion of local BIDs, the Atlantic gap in displacement patterns. More 
aggressive evictions from SRO hotels and to the point, all but one of the five outcomes 
homeless sweeps under the 2006 Safer Cities in Table 2 had roughly similar proportions 
initiative, that gentrification was “rolled when compared; the key difference was the 
out” onto the devalued parts of Downtown much greater indirect displacement pressure 
(including Skid Row), in the words of a in Los Angeles (85 per cent) versus 48 per 
frontline facility on Main Street (Reese cent in London. I can argue that this was due 
et at, 2010). Nonetheless, a spokesperson for to the more established nature of gentrifica- 
the Downtown council member reminded tion in London, whereby facilities were more 
me that gentrification was hardly wholesale adapted to their environments (or would 
but rather a rebalancing of the social mix, have already been displaced in earlier waves), 
with 6000 units of affordable housing (and while in Los Angeles gentrification was still 
over 2500 emergency shelter beds) firmly somewhat novel (except for Santa Monica) 
arrayed against 7000 high-end units, and and thus facilities were more vulnerable 
that Downtown could no longer be the because they had little previous experience, 
dumping-ground of last resort for the serv- Greater displacement pressure may also have 
ice-dependent County-wide. Sixteen out of arisen because of the much greater extent of 
seventeen Downtown facilities reported client homelessness in Los Angeles, which engenders 
displacement as an issue. Within Hollywood, more community opposition and NIMBY 
gentrification had also been a state-sponsored due to the higher visibility of clientele. The 
strategy since the 1980s (Ruddick, 1996), but differing roles of the state may play a further 
only took hold in the early 2000s, anchored part. In Los Angeles, there was less state sup- 
by two mega projects at Hollywood-Highland port to cushion against gentrification (even 
and Hollywood-Vine, along with new metro in Santa Monica), while in London, social 
stations, BIDs and much higher rents. Con- services tended to be more directly (and bet- 
versely, the Hollywood CRA, along with the ter) supported by local boroughs. The social 
police and local BIDs, have ensured that service sector in Los Angeles reflected a more 
significant redevelopment and social service laissez-faire, Sunbelt model of government 
preservation are not mutually exclusive and intervention, meaning that gentrification in 
therefore there has been little managed dis- Los Angeles was potentially more destabilis- 
placement when compared with Downtown, ing, especially if one takes into account the

more blatantly revanchist tendencies in places 
like Downtown. Finally, the role of‘race’ was 
potentially important, given the assumption 
that service-dependent populations in the US 
are frequently characterised as ethnic minori
ties and that their reliance on social services 
may be a further source of displacement and

Interurban Comparisons of 
Displacement
As a first step, I used a t-test10 to see whether 
the number of displaced facilities was sig
nificantly different between the two cities.
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remaking of the inner city. In this sense, social 
service entrapment worked against concepts 
of annihilation, revanchism and collapse; 
service-dependent populations can never 
disappear entirely as long as there is a stable 
service geography to underpin them (see also 

While displacement was a significant phenom- DeVerteuil etal, 2009). Of course, this is geo- 
enon among social services in London and Los graphically uneven; even within Los Angeles, 
Angeles, suggesting a precarious geography of the revanchism of Downtown was offset by 
service provision, the evidence also suggested the more supportive situation in Hollywood, 
that other outcomes—especially involuntary The paper raised numerous questions about
immobility or entrapment—were even more displacement, entrapment and the broader 
widespread. Ironically, gentrification may context of the gentrifying city. Areas for future 
have engendered less movement overall, a research include how social service entrap-
phenomenon recognised by Newman and ment, itself a product of gentrification, may 
Wyly (2006) in terms of long-term residents actually serve as a bulwark against further 
now trapped in heavily gentrified areas. Part gentrification, but may also initially abet gen- 
of this paper’s contribution is therefore a trification by obscuring the abrasive presence 
broader understanding of how displacement of the service-dependent. Further research 
may work alongside other gentrification- is also required around different models of 
induced outcomes, including entrapment, gentrification that underpin displacement 
This contribution is itself an outcome of my patterns, to move beyond prototypical gen- 
innovative methodological approach that trification of strong-centre cities like London 
allowed the capture of more than just a dis- and New York City to embrace a wider range 
placement/no-displacement binary. Certainly, of more polycentric models, thereby extend- 
the strong presence of involuntary immobil
ity complicates the power relations inherent fication’ literature (Lees et al, 2008). 
in mobility. Hartman’s (1984) Tight to stay 
put’ assumed voluntary immobility, but for Notes 
many services, it is involuntary immobility 
that seems more prevalent and more irksome.
Moreover, the notion of entrapment may 
complicate the ‘right to the city’ movement, 
which unproblematically assumes that ‘stay
ing put’ is inherently beneficial.

While this paper’s focus has been primarily 
empirical, the findings certainly contribute 
to broader theoretical concerns about urban 
neo-liberalism and the fate of ‘Keynesian 
relics’ (Hackworth, 2006). In profound ways, 
the relative immobility of social services 
sustained last-ditch spaces of care, refuge, 
sanctuary difference, collective consumption 
and social reproduction. These holdouts of 
the public city, despite displacement pressure, 
persisted, if not openly opposed, the class

NIMBY more generally (Betancur, 2002; 
Slater, 2004; Takahashi, 1998).

Beyond Displacement? 
Entrapment and Keynesian Relics

ing in a modest way the ‘geography of gentri

1. Indeed, the self-proclaimed LA School said 
little about gentrification, given that its main 
focus was on how the periphery organised 
the (dystopian) centre (Reese et al, 2010).

2. As a further validation, all social services 
interviewed in Downtown, Hollywood, Santa 
Monica and Venice were asked whether their 
immediate neighbourhoods had gentrified 
since 1998; 43 out of 46 facilities responded 
positively to this question.

3. Data were acquired from Data Quick Real 
Estate services. The figures reported here 
were based on annual zip-code-level data, 
amalgamated by study area and weighted by 
sales volumes per year.

4. Given that I was interested in longitudinal 
tracking of social services over the study 
period, several larger databases that did not
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have this time-sensitive component were 
not included. For instance, the head of the 
voluntary association consortium for Islington 
estimated up to 1800 social services in the 
borough alone in 2009!

5. Only two disbanded facilities were identified 
from the displaced, in this case in 2006 
near Waterloo Station in Lambeth and the 
Hollywood teen drop-in centre in 2008.

6. Displaced services were mapped only for their 
pre-displacement location, in order potentially 
to identify displacement ‘hot spots’.

7. A surprising number of facilities (n = 23) 
rented their premises for almost nothing, since 
they were renting from government-owned 
buildings or churches who are unlikely to 
raise rent or seek profits.

8. Several other (national) advocacy facilities 
(housing, refugees), although not displaced, 
also mentioned the importance of occupying 
symbolic space, in this case in central London.

9. The CRA is tasked with the contradictory 
mission of protecting social services and 
infrastructure, while also redeveloping 
Downtown LA (and other older, more 
heterogeneous areas such as Hollywood) into 
gentrified cores (Keil, 1998).

10. This test only speaks to the sampled population, 
not to the universe of all social services in the 
four borough/areas across the two cities.
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Commentary: Causes and 
Consequences of Gentrification 
and the Future of Equitable 
Development Policy
Derek Hyra
American University

In American cities, gentrification—that is, an influx of upper-income people to low-income areas— 
became much more pervasive in the 2000s compared with the 1990s (Freeman and Cai, 2015; 
Maciag, 2015; Owens, 2012). This article critiques and adds to this timely Cityscape symposium 
on the causes, consequences, and needed policy responses associated with the contemporary com
munity change wave sweeping across much of urban America. I argue that gentrification’s causes 
and consequences are complex and multilayered. I conclude with a few remaining research puzzles 
and policy proscriptions to facilitate equitable gentrification, ensuring low- and moderate-income 
people receive maximum benefit from the revitalization of their neighborhoods.

Causes
The forces driving the current gentrification pattern stem from multiple levels, including global, 
national, and city dynamics (Hyra, 2012). Foremost, as research—in this symposium, byjackelyn 
Hwang and Jeffrey Lin, but also elsewhere—demonstrates, the disproportionate movement of the 
educated Millennials, 20- to 30-somethings, to the central city, particularly in large municipalities, 
is a primary element of this urban renewal trend (Hwang and Lin, 2016). Articles by Baum-Snow 
and Hartley (2016), Couture and Handbury (2016), and Ding, Hwang, and Divringi (2015) 
provide clear evidence that the movement of young professionals to central business district (CBD) 
areas has stimulated the redevelopment of nearby low-income neighborhoods. Why, though, is this 
group, that once might have preferred the suburbs or other more expensive urban neighborhoods, 
entering low-income areas once labeled as the “no-go” zones?

Several explanations offer answers, but none alone sufficiently explicates the country’s contempo
rary urban revitalization story. Ellen, Horn, and Reed (2016) suggest that decreasing violent crime 
rates have made certain low-income neighborhoods more enticing and tolerable. Reductions in 
crime might diminish stigmas placed on certain places; however, crime alone cannot be the sole or 
direct redevelopment determinate because crime rates fell in the 1990s with little corresponding 
gentrification. While dipping crime levels are correlated with neighborhood redevelopment, the
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In specifying the gentrification drivers, we must also better account for supply-side explanations. 
For instance, credit continues to be cheap, with historically low interest rates, and these low 
rates are helping to facilitate the private market production of luxury apartments in low-income 
neighborhoods. Thus, our gentrificalion models must grapple with both supply- and demand-side 
gentrification explanations to more fully grasp the comprehensive set of factors facilitating major 
central city demographic shifts and neighborhood change (Brown-Saracino, 2010).

Consequences
Perhaps the most controversial gentrificalion topic is its residential displacement consequences 
(Newman and Wyly, 2006). There is near empirical consensus, however, that mobility rates among 
low-income people are equivalent in genLrifying versus more stable low-income neighborhoods 
(for example, Ding, Hwang, and Divringi, 2015; Ellen and O’Regan, 2011; Freeman, 2005; Free
man and Bracorti, 2004; Freeman, Cassola, and Cai, 2015; McKinnish, Walsh, and White, 2010). 
This fact should noL be interpreted as evidence gentrification is unrelated to a shrinking supply of 
affordable housing units (which it often is), but rather that low-income people tend to move at a 
high rate from all neighborhood types (Desmond, 2016).

Although understanding the relationship between gentrification and residential displacement is 
critical, other important gentrification consequences exist. Gentrification, in some places, is associ
ated with political and cultural displacement (Hyra, 2015). Some gentrifying areas once dominated 
by low-income minorities demonstrate an association between the movement of upper-income 
people and a loss of minority political representation. Remember, it was presumed upper-income 
people moving to low-income neighborhoods would bolster civic society (Wilson, 1996), and it 
appears, in some circumstances, it has. Often, however, newcomers take over political institutions 
and advocate for amenities and services that fit their definition of community improvement.
This process of political displacement can be linked with cultural displacement, a change in the 
neighborhood norms, preferences, and service amenities. In certain respects changing norms may 
be positive in terms of counteracting norms of violence or a lack of health-producing amenities and 
activities, but do the new norms and incoming amenities in gentrifying neighborhoods sufficiently 
cater to the preferences of low-income people or do they predominately represent newcomers’ 
tastes and preferences?

Through my gentrification research, 1 have witnessed how political and cultural displacement 
breeds intense social tensions, limits meaningful social interactions between longtime residents and 
newcomers, and results in microlevel segregation (Hyra, in press). Without ample social interac
tions across race and class, the promise of mixed-income living environment benefits for the poor 
seems unlikely. I am not the only scholar to highlight the challenges of equitable development out
comes in mixed-income communities (for example, see Chaskin and Joseph, 2015; Tach, 2014), 
and it is clear that we must look beyond residential and small business displacement impacts 
(as noted by Rachel Meluer’s article in this symposium [Meltzer, 2016)) to understand how to 
effectively facilitate community conditions in economically transitioning neighborhoods to better 
support social cohesion and interaction among traditionally segregated populations.
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employment gains (Meltzer and Ghorbani, 2015). To better determine the comprehensive set of 
gentrification benefits and drawbacks, we need further longitudinal analysis tracking low-income 
residents who stay in place as their neighborhood economically transitions.

Although much still remains to be learned about gentrification, policy reforms at the federal, stale, 
and city levels could increase the chances that low- and moderate-income people benefit from the 
process of gentrification. The first step is to ensure affordable housing opportunities in neighbor
hoods as they genrrify In these economically transitioning neighborhoods, poor people are moving 
out, and once they do, their housing units typically command higher prices. If we prize racial and 
economic integration, we must ensure that affordable housing opportunities remain in gentrifying 
neighborhoods. As Jeffrey LubellS article explains, affordable housing can be built and maintained 
in economically transitioning areas through a variety of policy programs, such as the Low-Income 
Housing Tax Credit Program, New Markets Tax Credit programs, Community Development Block 
Grant program, HOME, project-based Section 8 programs, tax increment financing programs, 
inclusionary zones, and housing trust funds (Lubell, 2016). Beyond housing, however, we must 
ensure low-income and upper-income people interact in meaningful and productive ways in 
mixed-income communities. Housing alone will not address microlevel segregation or build social 
cohesion in these burgeoning mixed-income spaces. Federal, state, city, and private foundation 
funding must support community-led organizations to provide programming and events that help 
stimulate meaningful cross-race and cross-class connections in “third spaces" within gentrifying 
neighborhoods (Oldenbuig, 1999). We also need to ensure that poor people maintain a certain 
level of political power and control when upper-income people enter their neighborhoods. To 
ensure a more equitable (redistribution of political power, we should reform housing policies that 
allow for market-rate actors to fully control mixed-income developments supported by public sub
sidies. By preserving affordable housing, encouraging interactions across differences, and providing 
opportunities for low- and moderate-income civic engagement, we will increase the chances the 
gentrification wave sweeping across the country will leave behind a more sustainable, just, and 
equitable urban landscape that will benefit us all.
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FOREWORD

PolicyLink and The California Endowment have long 
recognized that place and race matter. Despite the 
fanciful talk in the media about a "postracial" society 
following President Barack Obama's election, most 
neighborhoods are segregated along racial lines.

And neighborhood environmental factors— 
from economic opportunities to the physical 
environment to social connections among 
neighbors to supportive services—profoundly 
influence the health of residents.

In 2007, we published Why Place Matters to 
examine how these environmental factors can be 
strengthened and enlivened to benefit the health 
of all communities. The report looked at the 
growing movement in California and around 
the nation to develop place-based solutions to 
place-based problems—particularly in low-income 
communities and communities of color, where 
residents are disproportionately burdened by 
harmful environmental factors and a long list of 
associated health risks.

Since then, much has changed. The idea that 
place matters has percolated up from the ground, 
gaining currency in public health, research, 
government, and policy circles. Health and 
equity issues are increasingly taken into account 
in decisions and investments shaping the future 
of neighborhoods, cities, rural communities, and 
regions. The groundbreaking television documentary 
series, Unnatural Causes: Is Inequality Making Us 
Sick, has engaged a cross-section of the American 
public in an ongoing conversation about the 
complex connections among health, place, and race.

This report builds on our earlier work to look 
more intentionally and explicitly at race and 
ethnicity and what they mean in the context of 
building healthy communities. Our research and 
our conversations with people working in the field 
have reaffirmed our belief that place matters. By 
the same token, race matters—a lot. Race is an 
overarching consideration that affects where and

how we all live. Race continues to fracture our society, 
compounding disadvantage and perpetuating it across 
generations. The structures of racism—many of them 
rooted in discriminatory policies and practices of earlier 
eras—pose perhaps the most intractable barriers 
to equitable opportunity and a healthy, prosperous 
future. An effective agenda to improve the health of 
all Californians must consider both race and place, 
authentically and forthrightly.

An equitable approach to building healthy 
communities also requires wide-ranging approaches, 
spearheaded and sustained by many, many 
stakeholders. Collaboration across organizations 
and sectors, including the private sector, is critical to 
create robust, safe, opportunity-rich communities; in 
short, the kinds of places where we all want to live.
The experience and voices of community members, 
particularly people of color, must be an integral part 
of discussions, strategic thinking, and action around 
sustainable change.

Why Mace and Race Matter dives deeply into 
these issues and profiles dynamic groups and 
initiatives throughout California and beyond. Although 
approaches vary, each illuminates the interplay among 
people, place, and race. We hope these strategies and 
profiles will facilitate the exchange of ideas, encourage 
partnerships across disciplines and sectors, and 
stimulate action to build healthy communities.

\

IRobert K. Ross, MD
President and CEO 
The California Endowment

Angela Glover Blackwell
Founder and CEO 
PolicyLink
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PREFACE

America likes to think of itself as a land of 
opportunity for all, but our protracted struggle 
with issues related to race is far from over. 
Moments of great progress repeatedly collide 
with instances of intense polarization. The 
election of Barack Obama as the first African 
American president of the United States seemed 
a triumphant example of racial healing. Yet, 
that triumph has been short-lived, with bigoted 
confrontation characterizing debate over many 
issues, such as immigration, and hate-filled 
speech becoming more and more a staple of 
media coverage and political discourse.

Against this backdrop, the life chances of 
people of color are increasingly under assault. 
Health indicators dramatically illustrate the 
point. In every instance, people of color suffer 
disproportionately from conditions that shorten 
life or compromise its quality. Until policymakers, 
advocates, and community leaders consider race 
as a factor that must be addressed, we are not 
likely to eliminate these disparities.

Why Place Matters, published in 2007, 
explored how to close the health gap and 
improve life outcomes by changing neighborhood 
environments economically, socially, and 
physically and by strengthening public services 
and institutions—from health clinics to schools 
to clean water systems—in low-income 
communities. The report examined the growing 
movement in California and around the nation 
to build healthy communities where all residents 
have opportunities to participate and thrive.

Since then, health and equity issues have 
gained broad support and are increasingly taken 
into account in decisions about transportation, 
economic development, community design, 
education—some of the very policy arenas 
that will shape neighborhoods, cities, rural 
communities, and regions in California and 
the nation for years to come.

We believe as strongly as ever that place

matters. As this report makes clear, however, 
race is carving up our landscape, affecting 
where and how we all live. It remains our 
deepest fissure, compounding disadvantage 
and perpetuating it across generations.

An effective agenda to improve health and 
prosperity in California and the nation must 
consider both race and place. It must embrace 
comprehensive approaches spearheaded 
and sustained by many, many stakeholders. 
Collaborative efforts must include the private 
sector and involve the voices and experience 
of people of color.

This update, Why Place and Race Matter, 
delves into these issues. Dynamic groups and 
initiatives are featured to illuminate action at 
the intersection of health, place, and race. With 
this report, we hope to further inspire creative 
thinking, new partnerships, innovative strategies 
to achieve sustainable change, and continued 
momentum in the movement to build healthy, 
opportunity-rich communities.

11
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Race is a central consideration for the healthy 
communities movement. Race has shaped our 
regions, creating places that offer profoundly 
unequal opportunities to their residents. In 
many ways, race remains our deepest divide. 
Effective strategies to build healthy, vibrant,



sustainable communities must address both 
race and place, openly and authentically. 
This report illustrates how to improve the
economic, social, and service
environments of vulnerable communities 
through race-conscious strategies.
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■ Health at the Juncture 
of Place and Race

One number may determine how healthy you 
are and how long you will live. It's not your 
weight, cholesterol count, or any of those 
numbers doctors track in patients.

It is well documented that people of color, 
especially at the lowest income levels, have 
the worst health outcomes in our society. 
Neighborhoods of color have the highest 
pollution levels; the fewest basic services, 
amenities, and support structures; the most 
limited access to fresh foods, park space, 
and other resources for health; and the most 
entrenched obstacles to economic and social 
opportunities. Racially based inequities in local 
environments—the almost immeasurable gulf 
in resources between a Brentwood and an East 
Los Angeles, a Montclair and an East Oakland, 
a Carmel and a King City—Ire at the root of 
our gaping health disparities and the alarming 
rise of preventable chronic diseases. Eliminating 
these disparities and creating a healthier 
California, indeed a healthier America, require 
comprehensive policies and strategies that 
dismantle the structures of racism and transform 
ailing, disinvested communities into healthy 
places—places where everyone can prosper in 
every way: economically, physically, emotionally, 
culturally, and socially.

This document summarizes the key ideas and 
recommendations of Why Place and Race Matter, 
an in-depth examination of how neighborhood 
environments and racially based barriers to 
opportunity intersect and impact the health of

It’s your address.

If you live in a community with parks and 
playgrounds, grocery stores selling nutritious 
foods, access to good jobs and other economic 
opportunities, clean air, safe streets, good 
schools, ample health care, social services, and 
neighbors who look after one another, you are 
more likely to thrive.

On the other hand, if you live in a 
neighborhood without these essentials, you 
are more likely to suffer from obesity, asthma, 
diabetes, heart disease, or other chronic ailments. 
You are more likely to die of a stroke, a heart 
attack, or certain forms of cancer. You are more 
likely to be injured or killed during a crime, in 
a car crash, or simply crossing the street.

Healthy people and healthy places go 
together. Yet in a state and a nation where 
neighborhoods remain largely segregated by 
skin color and ethnicity, the connection between 
health and place goes beyond mere geography: 
Deeply woven throughout this nexus is the 
often unspoken strand of race.

16 : Why Place and Race Maher
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individuals, families, and communities. In this 
document, we briefly (1) discuss the root causes 
of health disparities; (2) examine demographic 
shifts in California and their implications 
for community change efforts; (3) outline a 
framework for building healthy communities; and 
(4) present concrete strategies for dismantling 
racially based policies that undermine health 
and an action agenda in specific policy arenas. 
The full report, which includes 21 case studies 
of organizations and initiatives working at the 
intersection of health, place, and race, is available 
at http.7Avww.policylink.org.

Americans from obtaining bank loans or 
participating in government-sponsored housing 
programs; they continued into the 1960s, barring 
a number of ethnic groups from buying homes 
in many neighborhoods throughout the state.

Employment discrimination also was widely 
accepted. While federal and state laws prohibited 
many overtly discriminatory policies, the 
entrenched structures of racism continued—and 
continue to this day—to maintain two separate, 
shamefully unequal societies. By every economic 
indicator—wages, assets, homeownership rates, 
foreclosure risk—African Americans and Latinos 
in California are substantially worse off 
than whites.

Economically distressed communities, which 
in California are primarily communities of color, 
have the poorest access to essential services 
such as grocery stores, medical care, and 
transportation, and the fewest social supports 
to overcome or eliminate the obstacles. Hundreds 
of unincorporated communities in California's 
Central Valley lack even such basics as sewer 
systems and clean drinking water.

People cannot be healthy if their communities 
are ailing—if the air and water are fouled, if 
nutritious food is not available or affordable, if 
crime rates and fears of violence keep residents 
indoors, if sidewalks and parks do not exist or are 
too deteriorated for walking and playing. People 
cannot be healthy if the opportunities critical 
for their well-being—education, jobs, good 
schools, safe and well-maintained housing— 
remain elusive. These are the reasons why place 
and race matter. Only by addressing them can 
we eliminate the glaring health disparities and

A Golden State for Whom?
To look forward—to understand what it will 
take to transform all California communities into 
healthy, robust places—we first must look back.

The aftermath of the abolition of slavery 
in the United States ushered in more than a 
century of legal discrimination, segregation, 
intimidation, and violence. Most people associate 
these conditions with the American South. Yet 
California was no exception: It has a legacy of 
racist policies and brutal practices directed not 
only at African Americans, but also at many other 
groups that crossed its borders in appreciable 
numbers, not to mention the native populations 
who lived here for thousands of years.

Despite its progressive image, California 
permitted racial segregation of public facilities 
until the 1950s. Policies and real estate practices 
created and maintained segregated housing 
by enforcing covenants that restricted African

Structural Racism

The term structural racism refers to a system in which public policies, institutional practices, cultural 
representations, and other norms work to reinforce and perpetuate racial group inequity, it identifies 
dimensions of our history and culture that have allowed privileges associated with "whiteness’’ and 
disadvantages associated with "color" to endure and adapt over time.

—The Aspen Institute

Health at the Juncture of Place and Race i 17
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reverse the epidemic of preventable chronic 
illnesses that threaten the future well-being 
and prosperity of our state and nation.

crucial for health and sustained advancement.
Studies have revealed that it is virtually 

impossible for residents of many distressed 
communities to follow official guidelines for 
eating well and exercising regularly because of 
limited or no access to the requisite resources.6 
For residents who manage to adopt healthy 
behaviors despite the obstacles, the benefits 
appear to be muted: Toxic community conditions 
can trump an individual's determined effort to 
rise above them. A recent analysis of the medical 
records of more than a half-million Americans 
found that, regardless of what they eat, how 
active they are, and other personal factors, 
residents of poor neighborhoods generally 
die earlier than people living in wealthier 
communities.7

Focusing on both people and the places where 
they live—in other words, addressing individual 
health at the same time we work to improve 
community environments—can have powerful, 
and long-term, benefits. Consider Long Beach 
resident Martha Cota. She and her sons go to 
doctors for the treatment and information they 
need to control their asthma. But Cota does not 
stop there. She also works with the Long Beach 
Alliance for Children with Asthma to reduce 
pollution from the port, freeways, and refineries 
in her city. If the alliance succeeds in cleaning up 
the air, Cota, her boys, and many other 
families in her community may suffer fewer 
asthma attacks.

That kind of work is what the movement 
to build healthy communities is all about.
Like members of the Long Beach Alliance, 
advocates, residents, community leaders, health 
practitioners, and policymakers around California 
and the nation increasingly recognize that 
changing the structural and cultural components 
of a place can help more than one person or one 
family. It can also improve the life trajectory for 
a generation.

The activities of this movement range 
in scale from city block to rural expanse to 
metropolitan region. In Lanare, a very low- 
income, predominantly African American and 
Latino community in Fresno County, residents

Achieving Health Equity
In Los Angeles County, African American infants 
die at 2.6 times the rate of white babies.1

In California, African Americans are 
hospitalized and die from asthma at three times 
the rate of whites.7

A study of fifth, seventh, and ninth graders in 
California public schools found that 35.4 percent 
of Latino children and 28.7 percent of African 
American children were overweight, compared 
with 24.4 percent of white children.3

Researchers and policymakers have been 
talking for years about health disparities such 
as these. And it is well known that economic 
inequities play a significant role: Income is a 
leading determinant of health, while race and 
ethnicity strongly influence earning power.
Yet income alone does not explain the gap. 
Researchers have documented worse health 
outcomes among African Americans, Latinos, 
Native Americans, and some groups of Asian 
Americans, even after controlling for the effects 
of income and related factors such as education 
and occupational status. To put it more starkly:
An African American Ph.D. with a six-figure 
income is likely to be sicker and die younger 
than a white person of comparable achievement. 
Nationally, babies born to college-educated black 
women have a higher risk of dying before their 
first birthday than do the infants of white high- 
school dropouts.4

Accessible, high-quality, affordable health care 
is critical to address health disparities. Yet medical 
care contributes only modestly to overall health 
status—an estimated 15 percent—primarily by 
reducing the severity of disease.5 Prevention is 
necessary to stop diseases from occurring in the 
first place. And effective prevention takes more 
than interventions to change the behavior of 
individuals, important as those can be. It requires 
action to improve the environmental conditions

18 ; Why Place and Race Matter
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Equity

Equity means just and fair inclusion. An equitable society is one in which all can participate and prosper. 
The goal of equity must be to create conditions that allow all to reach their full potential. In short, 
equity creates a path from hope to change.

—PolicyLink

have organized to demand government money 
to fix their contaminated and at times altogether 
dysfunctional water system. In Baldwin Hills, the 
historic African American heart of Los Angeles, 
community groups worked for years to create a 
park, waging one battle after another to protect 
it, first from construction of a power plant, then 
from a garbage dump, and most recently from 
expanded oil drilling in adjacent fields.

Recognizing the interconnection 
among issues confronting such vulnerable 
communities, activists in land use planning, 
transportation, environmental justice, housing, 
faith communities, and grass-roots groups 
are formulating an equity-focused agenda, 
integrating health, job training, environmental 
quality, and economic vitality. In the same vein, 
community clinics are reaching beyond their walls 
to respond to the urgent economic and social 
challenges confronting their patients and, quite 
literally, making them sick. Likewise, many public 
health officials and health-care practitioners 
have broadened their approach to prevention, 
addressing the economic and social factors that 
impact health in low-income communities and 
communities of color. "Public health is not about 
microbes," says Bob Prentice, executive director 
of the Bay Area Regional Health Inequities 
Initiative. "It's about how the way people 
live influences their health.”

This movement to build healthy communities 
was born from an understanding of how place 
and health connect. Race has always been an 
important, though often unspoken, part of that 
mix. Acknowledging the racial dimension of 
the community factors that influence health,

clarifying it, and lifting it up to inform, inspire, 
and propel place-based actions are key to the 
evolution of the work.

"There is always the assumption that if 
you are working on poverty, you are working 
on race," says Anne Kubisch, director of the 
Roundtable on Community Change at the Aspen 
Institute. "I think we have found that there are 
racial issues that stand on their own. If you don't 
keep putting race back on the table, it keeps 
falling off the table."

Health at the Juncture of Place and Race ; 19
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Dramatic population shifts are altering California's 
communities, simultaneously reinforcing and erasing 

old divides of race and ethnicity. Advocates for 

healthy communities must figure out which policies, 
practices, and organizing strategies will be effective 

across the state and in neighborhoods that look 
very different than in the past and will be still more 

different a few years from now.

Growing Multiethnic
Neighborhoods

Two trends are especially salient.

Immigration

The California dream beckons people from 
around the globe. About 10 million people, 27 
percent of the state's residents, are foreign born; 
about 2.7 million of them are undocumented.8 
Nearly every county from Imperial to Del Norte 
has a sizable immigrant population,9 including 
a growing number of suburban communities. 
This means that equitable opportunity and 
inctusion—the foundations of health—are 
imperative not only for the state as a whole and 

long-standing magnet cities, but also for every 
region, county, city, and suburb.

Once predominantly African American 
communities—among them Richmond, Oakland, 
and Compton—are now home to large and 
growing Latino and Asian American populations.
At the same time, African Americans are dispersing 
from the largest cities, moving to outlying cities and 
peripheral counties.10 As African Americans and 
Latinos (and to a lesser degree Asians) increasingly 
live in close proximity in neighborhoods,11 there 
are new opportunities to transcend historical 
boundaries of race and culture and to build 
a broad movement for equity, justice, and 
inclusion. Yet there are also fresh challenges,

Why Place and Race Matter20
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Figure 1: Poverty Rates 

in California by Race/ 

Ethnicity, 2002 and 2009

21% o/2120% 20%19% 19%

III9%
7%

* 2002

■ 2009

White African
American

Hispanic/
Latino

Asian Other or 
Multiple

Source: American Community Survey, 2002 and 2009.

as intergroup political and social tensions arise, 
often because of perceptions of economic 
competitiveness. The most forward-thinking 
organizations working to build healthy 
communities are seizing the opportunities and 
grappling with the challenges.

Amid the rapid change, one thing has 
remained constant: the deep economic divide 
between "haves" and "have-nots 
between white Californians and Californians 
of color. A recent United Way study of Los 
Angeles County portrayed it clearly: The 
county has 250,000 millionaires, more than 
almost anywhere else on the planet, yet a 
poverty rate of 15 percent—1.47 million 
people.12 The color dimension is equally

stark: 8 percent of whites are poor, compared 
with 11 percent of Asians, 19 percent of African 
Americans, and 20 percent of Latinos. The pattern 
is repeated statewide, and has been for decades, 
as illustrated in Figure 1. These inequities form 
the backdrop for a comprehensive approach to 
building healthy communities.

•and
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To think strategically about how to improve conditions 

in vulnerable communities, it helps to look at 
neighborhoods in terms of four broad "environments"; 

(1) economic, (2) social, (3) physical, and (4) service.
In the real world, of course, these overlap and 

intersect, and the most effective approaches straddle 
several categories, if not all four.

The factors that make up each environment 
can protect health or harm it, depending on the 
circumstances. For example, if parks are safe, 
well maintained, and accessible, they encourage 
walking, bicycling, and social interaction. If 
they are full of weeds, broken benches, and 
hazardous play structures, they discourage 
physical activity and contribute to blight and 
crime. In essence, the movement to build healthy

communities is a push to increase and strengthen 
the protective factors in local environments 
while eliminating the harmful factors, with 
the goal of creating a healthier population.
Race is an overarching consideration, affecting 
each environment separately and collectively, 
with profound consequences for health and 
important implications for community 
transformation efforts.

13

22 ; Why Place and Race Matter

pi
jr ! S jfa

r®
#

V.

%
 Tv cwTr
W
ST

C
ti-
 >5

r 
a I

%

I' if
iS

■J
A'
S?

/

.v
w

. !v

■.
#

■f
ll

!»
 ■

, .-
cu

re
iT
W
jT
dT

'>$s,

fW
kTits

S \b■a

■/w
e

% 'f;,i

l
\ y



ECONOMIC PHYSICAL

SOCIAL SERVICE

PLACE & RACE



ECONOMIC ENVIRONMENT
A

convenience stores are at significantly higher risk 
of obesity and type 2 diabetes.

While advocates around the country have 
worked for decades to reverse the grocery store 
exodus and establish supermarkets and other 
fresh food outlets in underserved communities, 
their efforts have recently gained enormous 
traction in the face of the obesity epidemic.18 The 
federal Healthy Food Financing Initiative, included 
in President Barack Obama’s 2011 proposed 
budget, marks an important step toward 
ensuring that residents of all communities have 
access to healthy food stores and the benefits of 
economic activity.

Of course, the retail environment is only one 
aspect of community economic development. To 
build healthy places, advocates and policymakers 
must address all of the factors that contribute to 
a strong local economy—housing, employment, 
job training, noncommercial development, and 
local public finance.

A thriving local economy—the presence of 
diverse businesses such as grocery stores, 
banks, restaurants; opportunities to own 
homes and build wealth; and pathways to jobs 
and entrepreneurship—is requisite for healthy 
communities and the people who live and 
work there.14 The food retail environment is 
especially important, providing all the benefits 
of any other robust local retail: It draws foot 
traffic, creates jobs, and stimulates commerce. 
Plus, it fosters better eating.,s Studies across 
the country consistently show that low-income 
neighborhoods have fewer supermarkets than 
affluent areas and that neighborhoods of color 
have fewer supermarkets than predominantly 
white neighborhoods.16 And when personal 
food choices are constrained, weights increase 
and health loses out. A study of nearly 
40,000 Californians found that people living 
in neighborhoods with few supermarkets or 
produce outlets but crowded with fast food and

17

EMPLOYMENT, INCOME, WEALTH, AND ASSETS:
The quality and quantity of employment opportunities available to residents and the amount of collective 
wealth and assets in the community, which can influence residents' health.

PROTECTIVE FACTORS: Living-wage jobs with health benefits; safe workplaces. Savings, retirement, 

and homeownership provide economic stability.

RISK FACTORS: Large numbers of community residents with low-wage jobs with no benefits and 
unsafe working conditions. Racial and economic segregation and concentrated poverty, which lead to 
higher stress and premature mortality.

NEIGHBORHOOD ECONOMIC CONDITIONS:
Presence of commercial services, including grocery stores, banks, and restaurants.

PROTECTIVE FACTORS: Public and private investment, which attracts more services and 
supporting infrastructure.

RISK FACTORS: Disinvestment, which leads to loss of jobs and businesses and a decline in 
property values.

24 j Why Place and Race Matter



S OUT 2-3 L © a & g e i k €$

Community Health Councils' 
Neighborhood Food Watch
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South Lij’* Angeles residents now have more "food power"—quality, healthy 
■jpTi.jns and clean er /.ronnnents—at markets such as Fresh & Easy, thunks 

to ^.HC's holding such stO'C-s to "standards of qualny" that residents can monitor.
fo

grass-roots effort, the Neighborhood Food Watch, to ensure 

the availability of high-quality healthy food options in 

South Los Angeles. Residents may hold local food vendors 

accountable to "standards of quality" established by the 

community. Stores participate by signing a promise to abide 

by the standards addressing store cleanliness and product 

quality. "Exposure and opportunity to healthy options is 

what we're trying to create for people," says Lark Galioway- 

Gilliam, executive director of CMC. "It’s not that any store is 

better than nothing. Generally speaking, 'something' is not 

better than nothing."

An outsider might not think of South Los Angeles as a food 

"desert"; there are numerous corner stores, liquor stores 

selling snacks, and even chain supermarkets. But all too 

often, the markets smell of rotting meat and produce and sell 

molded dairy products and even packaged or canned food 

years past their expiration dates. In one case, community 

advocates discovered that expired products were being 

moved from stores in higher-income parts of the city 

to stores in underserved communities to be sold.

Community Health Councils, Inc, (CHC), a nonprofit 

advocacy, and policy organization, started a strong

ENVIRONMENTS: • hcoliomic • Sociji
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SOCIAL ENVIRONMENT
*

We all need a strong social fabric to thrive. This 
matters at an individual level: A growing body of 
research shows that strong social networks and 
neighborhood cohesion are a win-win, associated 
with better mental and physical health and lower 
rates of smoking, alcohol, and drug abuse.

This also matters at the level of community. 
When we are connected to those around us, 
we feel more attached to and invested in the 
place where we live. People who have those 
connections and feel that attachment are better 
able to organize and advocate for improvements 
in their neighborhoods, their schools, their 
workplaces, and other contexts that form 
community.

Research shows that weaker social networks, 
less cohesive neighborhoods, and environments 
marked by social conflict are associated with 
higher rates of homicide, suicide, depression, 
smoking, and alcohol and drug abuse.20 One 
study of 12- to 15-year-olds in Chicago found 
that those who lived in neighborhoods with 
low levels of social cohesion were significantly 
less likely to participate in recreational or 
sports programs and less likely to be physically 
active two years later. Another study of urban 
teens pointed out that weak social bonds and 
networks are strong predictors of the rates of 
four common sexually transmitted diseases:

gonorrhea, syphilis, chlamydia, and AIDS.
The absence of social cohesion is not wholly 

a function of income, of course. But the lack 
of resources and opportunity structures in poor 
communities and communities of color—parks, 
thriving commercial districts, good schools 
with well-funded athletic teams and fields, 
indeed, the factors in all four environments of 
this framework—strips neighborhoods of the 
amenities and gathering spaces that knit 
people together and inspire community 
service and action.

Mentoring, supportive relationships and 
robust social networks can teach, model, and 
reinforce virtually all the behaviors and activities 
that help people and places thrive: from healthy 
eating and physical activity to civic engagement 
and effective advocacy. Such relationships are 
particularly vital for youth. Programs built around 
mentoring—whether they are large nationwide 
programs or small, grass-roots initiatives—have 
been shown to improve conduct, boost academic 
performance, and increase the number of young 
people graduating from high school.

2t

19

22

CULTURAL CHARACTERISTICS:

Values, attitudes, and standards of behavior (including diet) connected to race, ethnicity, gender, religion, 
nationality or other types of social and cultural groupings.

PROTECTIVE FACTORS: Cohesion, a sense of community, and access to key cultural institutions.

! RISK FACTORS: Racism, language barriers, and acceptance of unhealthy behaviors. Absence of 
expectations that promote healthy behavior and community safety.

I
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SOCIAL SUPPORT AND NETWORKS:
Friends, family, colleagues, and neighborhood acquaintances. These networks exist within the community 
and beyond it, such as churches and clubs.

... ^

PROTECTIVE FACTORS: Social capital that can provide access to social supports and economic 
opportunities as well as to certain health services and resources. Adult role models and peer networks 

[ that are influential to young people.

RISK FACTORS; Lack of social supports and role models. Residents do not have access to networks 
outside the neighborhood that can link them to employment and other key opportunities (sometimes 
referred to as an absence of "bridging" social capital).

I
I
I

I
\

l„ .

COMMUNITY LEADERSHIP AND ORGANIZATION:
Level of capacity for mobilization, owe engagement, and political power.

I PROTECTIVE FACTORS: Community leaders and organizations providing needed supports and 
j services. Political power allows needed resources to be leveraged into the neighborhood.

RISK FACTORS: Lack of leadership, organization, and political power, impeding the flow of resources 
needed for neighborhood problem-solving and hampering community leadership development.

A Framework for Building Healthy Communities ; 27
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Promoting Leadership and 
Community Transformation
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Youih UpRrsina provides leadership development, education, arts, and culture, 
as well as otfiei me lessons to young people in East Oakland.

opportunities for all who come through its doors. Civic 

engagement is emphasized, An on-site Internet restaurant, 

Corner's Cafe, creates jobs and provides entrepreneurship 

support, Performing arts and self-expression opportunities 

provide youth with safe channels to develop self-esteem, 

discipline, pride, and physical fitness. Youth UpRising is also 

working to improve youth-police relations by engaging the 

Oakland Police Department in intensive dialogue and to 

address the stereotypes that each group has about the other.

Youth UpRising (YU), a dynamic youth leadership development 

center, is a safe haven in an East Oakland community plagued 

by poverty, high dropout and unemployment rates, endemic 

substance abuse, and rampant violence. The project grew out 

of the needs articulated by students after racial tension at 

nearby Castlemont High escalated into violence in 1 997, The 

vision is to build a healthy and economically robust community 

by harnessing the leadership of young people to become 

agents of positive change.

YU provides comprehensive programming in health, 

career and education, and arts and culture to expand life

/.

ENVIRONMENTS: ©Social ©Service
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PHYSICAL ENVIRONMENT

Clean water and air; well-maintained sidewalks 
and parks; structurally sound and attractive 
housing; clean, safe, well-tended school 
buildings—good physical conditions are bedrocks 
of a healthy neighborhood.

Parks are high on the agenda of many healthy 
community advocates because of their huge 
benefits for health, community connection, civic 
pride, and environmental quality. They are also 
a priority because research consistently shows 
that low-income communities and communities 
of color—in urban, rural, and suburban areas 

have less access to green spaces and 
playgrounds than more affluent, predominantly 
white communities.

Among the other physical factors on the 
advocacy radar: Bus depots and facilities that 
spew pollutants, which are disproportionately 
located in low-income communities; highways 
that often run through such communities; ports 
and airports that abut them,2* fouling the air of 
already vulnerable neighborhoods. In port and 
industrial cities throughout California, grass-roots 
groups are increasingly energized. The Asian 
Pacific Environmental Network, for example, has 
been organizing Richmond's Laotian community, 
surrounded by more than 350 industrial sites and 
toxic hazards that expose residents to dangerous 
levels of lead, pesticides, and other chemicals.

Spending on the "built" environment— 
roads, parks, transportation systems, school 
buildings, water systems, and other essential 
infrastructure—is among the largest investments 
that governments and the private sector make. 
Planning and decision making must be done with 
the explicit goal of promoting health and equity. 
Two strategies are particularly promising.

13

• Health Impact Assessments.
A combination of methods used 
to evaluate how a proposed policy, 
development project, or program 
would affect the health of a population.

• Joint use. Sharing public space by 
several institutions or groups within 
a neighborhood. Most joint use 
agreements are between schools and 
community organizations, day-care 
centers, athletic teams, adult education 
programs, and affordable housing 
developments; however, any property or 
new construction can arrange to share 
its space or facilities with the broader 
community.

aliki

ENVIRONMENTAL QUALITY:
Air, water, land.

PROTECTIVE FACTORS: Policies and practices that maintain a clean, healthy environment.

RISK FACTORS: Presence of and exposure to toxics and pollution in residential areas and in 
work environments.

30 ; Why Place and Race Matter
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BUILT ENVIRONMENT AND INFRASTRUCTURE:
Housing, parks, recreation facilities, utilities.

I

\j PROTECTIVE FACTORS: Access to affordable, high-quality housing and local parks; practical 
i opportunities to walk, run, and bicycle. Urban design that supports physical activity.
I
i risk FACTORS: Exposure to lead paint, problems with inadequate sanitation and pest infestation,i

dangerous types of work, and urban design that inhibits physical activity.f
I

GEOGRAPHIC ACCESS TO OPPORTUNITIES THROUGHOUT THE REGION:

Access to roads or transit connecting to resources within the neighborhood as well as the broader region.

.....ii
tlPROTECTIVE FACTORS: Convenient location and mobility allowing access to services, employment, 

and cultural and recreational resources.

RISK FACTORS: Isolation from job centers, particularly areas without convenient public transit access. 
\ Distance from recreational facilities or safe parks for health-promoting activities such as exercise.

I

lII
1

I
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From Neighborhood Assessment 
Teams to Regional Policy Changes
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Women on the neighborhood assessment team for the Long Beach Alliance 

for Children with Asthma (LBACA) find themselves in surprising places. They 

might be standing on the sidewalk counting the number of trucks going 

through their neighborhoods on the way to the Long Beach port. These 

neighborhoods lie within the wind corridor most affected by harbor, industry, 

freeway, and refinery pollutants; the 71 0 freeway runs through the heart of 

these communities, carrying more than 47,000 truck trips each weekday to 

and from the third-largest port complex in the world. As a result of land use 

decisions—and specifically in this case, the location of pollution-producing 

facilities near neighborhoods filled with families of color—structural racism 

is keeping residents exposed to toxins.

The concerns in Long Beach are echoed across the state. In 2005, the 

California Air Resources Board found that the ports and goods movement 

throughout the state caused more than 2,400 premature deaths annually,

# Social # PhysicalENVIRONMENTS:
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mostly from particulate pollution, and was responsible for 2,000 hospita 

admissions because of respiratory problems. Supporting data from the 2005 

Los Angeles County Health Survey found that almost 20 percent of children 

in the Long Beach Health District have been diagnosed with asthma, a rate 

significantly higher than national asthma rates.

LBACA staff trains neighborhood assessment teams in leadership and 

advocacy. They also learn how to gather the data about pollution and truck 

traffic. These tasks provide helpful information for advocacy, but equally 

important is that they help participating moms to feel empowered. "By 

gathering data, these women find their voice," says Elina Green, project 

manager at LBACA. "Once they see the connection between health and 

pollution, they become advocates and tell their stories about living in a 

toxic community."

Pollutants from the harbor, industry, 
items rs. jr d relmeries cause more 

l -l:-r premature deaths annually, 
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1 SERVICE ENVIRONMENT

Violence is becoming much more widely 
understood as a public health hazard. More 
effective programs must be created to address 
the root causes of domestic abuse, gang violence, 
crime, and the prevalence of weapons in our 
society. Many community-based organizations 
have developed promising models; support for 
these efforts is desperately needed.

Every sector of public and human services 
has an important role to play in reversing years 
of underinvestment and neglect, dismantling 
structural racism, and building healthy 
communities. Youth programs and community 
centers must provide venues for positive social 
interaction as well as physical activity. Senior 
centers must offer opportunities for gathering 
and socializing. Schools can and should function 
as vital community centers, making their facilities 
available after hours to serve the recreation and 
learning needs of all residents, children and 
adults alike.

The equitable distribution of essential 
neighborhood-level services is critical to 
the health of a community; indeed, to its 
very survival.

High-quality, accessible health care 
is mandatory for improving the service 
environment. Culturally competent preventive 
and treatment services—well-trained and 
appropriate practitioners, based in facilities 
throughout the neighborhoods where vulnerable 
populations live—are essential for reducing 
health disparities.

Reaching out to and engaging uninsured 
people and undocumented immigrants are 
also critical: A community cannot be healthy 
when large segments of its population find it 
impossible to obtain medical care because they 
have no insurance or they fear they will be 
deported should they seek help. Community 
clinics and grass-roots health projects are 
working hard, even heroically, to fill this gap.

Public safety services are also imperative:
Too many low-income neighborhoods and 
communities of color need more fire stations; 
they also should have police protection that is 
culturally sensitive and responsive to their needs.

HEALTH SERVICES:
Accessibility, affordability and quality of care for individuals and families.

... "i

| PROTECTIVE FACTORS: Necessary, accessible care delivered in a culturally sensitive manner in satisfactory 
health facilities with well-trained and culturally appropriate practitioners.

: RISK FACTORS: Lack of access to necessary health-care services, while what is available is culturally
' inappropriate and of poor quality.

I

i
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PUBLIC SAFETY:
Police and fire protection, emergency services.

j PROTECTIVE FACTORS: Desired and necessary amount of police and fire protection. Little crime, lots 
; of street/sidewalk activity and interaction.

i! RISK FACTORS: Prevalence of violence breeds fear, isolation, and a reluctance to seek even needed
l services, as residents avoid leaving their homes and spending time outdoors.

COMMUNITY AND PUBLIC SUPPORT SERVICES:
Neighborhood-level public services, including schools, parks and recreation, transit, sanitation, childcare centers, 
youth development programs, and prison reentry programs. Community institutions include churches, social clubs, 
and block groups.

Ii PROTECTIVE FACTORS: Quality support services that act as important neighborhood institutions 
j providing needed services as well as venues for local engagement, leadership development, and hope.

I RISK FACTORS: Needed services are unavailable while those located in the neighborhood are
! undependable and of poor quality.
L____
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A Battle for Safe Drinking Water
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Lanare, a very low-income, historically African American and increasingly 

Latino community of about 600 people in Fresno County, was left without 

any running water for two days when its water system failed twice during 

the scorching summer of 2009. There is no sewer system, but rather failing 

septic tanks, leaving raw sewage to run through the streets when it rains; and 

the water system that each household is responsible for paying to support is, 

not surprisingly, contaminated. Residents are forced to buy bottled water for 

drinking and cooking in addition to paying their $50 monthly bill.

The Community Service District had no resources to fix the plant. Fed up 

with the uniivable conditions, community leaders gathered residents in living 

rooms, garages, and churches to organize and build political pressure to 

restore this most essential resource.

Throughout California's Central Valley are unincorporated communities, 

much like Lanare, where hundreds of thousands of people live without decent 

housing, sewer systems, sidewalks, streetlights, or storm drainage, While some 

of these areas are rural, others are now on the borders of, or even surrounded 

by, the valley's fast-growing cities.

environments: • economic # Social Physical • Service
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Residents of Lanare in Fresno County 
art- •jem.HncIfng government funds 
to try or rppjao? their contdmEnated, 
dy;t.jri:t:G!ial w^ter system

The disparities and the lack of resources are the direct result of a long

standing lack of representation and local power. Because the unincorporated 

communities have no authority or budgets of their own, they are dependent 

on the decisions of counties, and their boards of supervisors and agencies have 

often overlooked these areas. Nor have the unincorporated areas received their 

fair share of state and federal funds for water systems and other infrastructure.

For several years, California Rural Legal Assistance (CRLA), Inc., has worked 

in partnership with residents throughout the stale on legal advocacy to bring 

an equitable share of public resources to these unincorporated communities. 

Through hundreds of trainings and community meetings, education about the 

Public Records Act, and advocacy at the county level, the residents of Lanare 

and CRLA persuaded the Fresno County Board of Supervisors to demand 

$30,000 in emergency potable water funds from the state. This got the 

system up and running again, yet no resources or reserves are available to 

support a complete overhaul. While securing the emergency funding was a 

significant victory, advocates still struggle to work for equitable infrastructure 

and representation.
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Taking Actionv

01
Establish Strategic Place Targets

In many instances, the needs of people of color 
can be addressed by targeting specific places, 
because racial segregation has isolated people 
of color into discernible neighborhoods. The 
work of the Harlem Children's Zone in New York 
City—the inspiration for the federal Promise 
Neighborhoods program—is a prime example. 
The initiative provides comprehensive services 
within a clearly marked geographic area, 
one with a predominantly African American 
population. Efforts in Richmond, California, and 
other neighborhoods across the state seek to 
take the principles and lessons learned in the 
Harlem Children's Zone and apply them locally.

The challenge to building healthy communities 
is designing strategies and policies that consider 
both race and place and that lead to effective 
solutions that build on a community’s assets.
This is not easy: Racially discriminatory policies are 
deeply woven into the fabric of our government 
and institutions, and confronting disparities 
among different neighborhoods raises serious 
economic, social, and physical challenges. Pulling 
out the threads requires innovation, persistence, 
and courage. The goal is to end practices that are 
harmful to people of color and replace them with 
approaches that enhance opportunity and life 
outcomes. No one solution will get the job done. 
Rather, it will take a combination of strategies, 
including some—or all—of the following.

02
Increase Political Power of 
People of Color and Immigrants

In California, there is an enormous racial 
gap between the overall population and the 
electorate. As a result, the state's politics are 
heavily skewed, addressing the needs, and often 
the fears, of voters who tend to be older and 
whiter than the population as a whole. Civic 
engagement by people traditionally underserved 
is critical for needed changes. When the civic 
engagement of diverse communities increases, 
officials will have to address their concerns with 
greater focus and resources.

I

f

38 f Why Place and Race Matter



PoticyUnk

04
Shift Public Perceptions

Powerful imagery captures the public's 
imagination. All too often, TV, newspapers, and 
magazines present negative imagery of people 
of color. Mainstream media must recognize that 
the mainstream is changing—news outlets must 
be held accountable for coverage that reflects 
the diversity and the strengths of our increasingly 
multiracial and multiethnic communities.
At the same time, advocates and residents should 
realize that they no longer have to rely on these 
channels alone. New technology and media 
tools, which are increasingly accessible, enable 
everyone to tell their own stories, display their 
own images, sidestep traditional outlets, and 
distribute their messages far and wide. These 
tools should be used to present new, and more 
accurate, views of people of color, in addition 
to changing perceptions, these tools offer the 
possibility of changing opinions that could then 
be galvanized to build healthy communities.

03
Enforce Laws That 
Prohibit Discrimination

There are legal frameworks designed to 
protect people from discriminatory treatment. 
Practitioners and advocates have not 
consistently pursued rigorous enforcement 
of antidiscrimination laws, perhaps because 
they are unfamiliar with the process of filing 
administrative complaints with the public 
agencies responsible for enforcement, 
or perhaps because they believe the cost 
of fighting through the courts would be 
prohibitive. Nevertheless, they should make 
the effort: Successful enforcement can 
reduce disparities while increasing awareness 
of the available legal protections and the 
consequences of violating these laws. People 
who know their rights and the procedures to 
enforce them are less likely to be victimized. 
And potential violators are put on notice that 
they will be penalized.

05
Engage Strongly with 
Vulnerable Communities

The more that the people hurt by disparities 
know about the root causes and the possibilities 
and opportunities to change them, the more 
likely they are to help rectify the situation. It 
is imperative to provide detailed information 
and analysis to people of color and immigrants 
in formats that are relevant, accessible, and 
translated into appropriate languages, and 
to gain their full participation in setting and 
implementing an action agenda.

t
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Joint use. The idea behind joint use is that tax- 
supported facilities—a school gym, for example—is 
a valuable public space that can be shared by the 
community. Joint use policies promote this sharing; 
in one Central California community, children in 
a ballet folkloric troupe were allowed to use a 
school gym during the summer rather than practice 
in the baking heat outside. Greater coordination 
among the state, municipalities, and school districts 
would expand these arrangements and allow more 
residents access to a precious resource: community 
space for cultural events, athletics, and other 
shared activities.

06
Target Policies That 
Disproportionately Hurt 
People of Color

Many policies that contribute to racial disparities 
appear neutral. However, while they may 
seem to be crafted to apply to everyone, and 
in some cases to help vulnerable people, their 
effect is altogether different. For example, zero 
tolerance policies in schools may not appear 
to be biased; indeed, they are proffered as a 
response to violence and disruptive behavior 
that undermines learning and harms young 
people. But data show these policies do not 
make schools safer or support learning, and 
they disproportionately punish students of 
color, pushing young people out of school or 
causing them to drop out, increasing their risk 
of incarceration, and limiting, if not destroying, 
their life chances. Policy goals can and must 
be accomplished without disproportionately 
burdening vulnerable groups.

In addition to these six strategies, the 
movement to build healthy communities needs 
an action agenda with policy proposals to 
address issues with local, regional, statewide, 
and national impacts. Strategies that address 
both the race and place dynamics should be 
emphasized. Among the policy issues that 
should be considered:

Health-care access. This issue obviously 
has relevance on the local, state, and federal 
levels. The federal health-care reform legislation, 
signed in 2010 by President Obama, will provide 
greater access to health insurance; local groups 
around the state tackling access more broadly are 
benefiting in many ways, for example, resources 
are now available to establish and support more 
community clinics and school-based health centers 
in underserved areas.

integrated services. Vulnerable populations 
must be able to access services efficiently and 
effectively. Policy strategies must therefore be 
designed to work across silos, straddling each of 
the four environments described in this report. 
Coordination among public agencies and among 
service providers is also vital so that constituents are 
served holistically.

Health Impact Assessments (HIAs).
This tool to assess the potential impacts that a policy 
or project would have on health is particularly useful 
when applied outside the traditional public health 
arena, such as transportation and land use.

Health in all policies. This strategy calls for 
viewing policies in an array of sectors—housing, 
transportation, agriculture, land use, infrastructure, 
and education, among them—to ensure that 
decisions and investments either promote health 
or mitigate the negative health consequences of 
previous policies.

Safe water and safe parks. While activists 
and residents in underserved communities 
work to expand local access to these essentials, 
equitable distribution of bond and other 
financial resources as well as legislation to guide 
the placement of new parks and facilities can 
provide critical financial support.

40 ; Why Race and Race Matter
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Housing. Dilapidated, unsafe, overcrowded 
housing is still a significant health problem for 
the people who must live in it. Housing that is 
unaffordable, for whatever reason, creates an 
economic burden that crushes working families' 
budgets and puts other necessities out of reach. 
The basic agenda for improving affordability 
and quality remains as important as ever. On a 
larger scale, communities can be redesigned to 
improve the health of their residents. "Smart 
growth" strategies, which promote health 
considerations in housing policy, are gaining 
traction nationwide. Mixed-use development, 
for example, enables the inclusion of retail that 
serves the community, such as a grocery store, 
alongside affordable housing and transit oriented 
development, thus providing affordable housing 
and access to needed transportation.

Access to healthy foods, in low-income 
communities and communities of color, efforts 
to expand access to healthy foods are yielding 
promising results. The federal Healthy Food 
Financing Initiative, proposed in President 
Obama’s FY2011 budget, is based on a 
successful initiative in Pennsylvania. Similar 
initiatives are being considered at the state 
level and within several California communities. 
Neighborhood activists are also taking on the 
issue of increasing access to healthy food by 
working directly with local merchants, farmers, 
distributors, and retail trade associations.
New opportunities for collaboration are being 
explored, promoting regional food systems and 
sustainable agriculture, and traditional and 
nontraditional venues such as supermarkets, 
farmers' markets, farm stands, and farm-to- 
school programs.

Leveraging federal resources.
Individual programs typically come from one 
agency, often with requirements that can 
constrain comprehensive approaches. The Obama 
administration is embracing the need for more 
collaborative and comprehensive approaches 
to build healthy communities. Initiatives and 
policies are being proposed and pursued across 
programs, agencies, and federal departments.
The Department of Transportation, the 
Department of Housing and Urban Development, 
and the Environmental Protection Agency 
are collaborating to create more sustainable 
communities. The Healthy Food Financing 
Initiative has brought together the departments 
of Agriculture, Health and Human Services, and 
Treasury. The Promise Neighborhoods and Choice 
Neighborhoods initiatives leverage and combine 
the resources of programs that have historically 
operated in distinct spheres—neighborhoods and 
education, in the case of Promise, and housing 
and education for Choice—to make broad 
improvements in health, educational outcomes 
for children, and the opportunities available 
in communities.

Transportation. Poor transportation policies 
can impede access to healthy foods, health 
services, and jobs, and can increase pollution 
and its health consequences including asthma 
and traffic injuries. Without sidewalks or bike 
or pedestrian paths, active living is much 
more difficult. Public health advocates are 
increasingly partnering with transportation 
planners and activists from other sectors to 
make transportation policies more responsive 
to community health. The upcoming re
authorization of federal transportation 
legislation presents a tremendous opportunity 
for policy advocacy. At the regional and local 
levels, other opportunities are emerging, among 
them promoting transit oriented development 
in land use decisions.

I
I

I
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From Local Advocacy 
to Statewide Change

v

The priorities of local communities must anchor 
an authentic statewide policy agenda to create 
healthy places for everyone. This is true for 
every state in America: The experiences and the 
needs of local communities must be integrated, 
and local leaders must be fully involved in the 
process.

California has an uneven track record in this 
regard. Local leaders have not always felt that 
their priorities were well understood or well 
represented by groups working at the state level.

To move forward, relationships between state 
and local groups must be frank and genuine. This 
requires trust on all sides, and a commitment 
to ensure that state policy proposals and the 
strategies and decisions to get them adopted are 
driven by local needs, knowledge, and action.

Local advocates want to be included in key 
strategic decisions about the content and scope 
of policies affecting their communities. And they 
should be. Engagement would bring statewide 
agendas that reflect local needs, and the deeper 
engagement of local leaders would strengthen 
the power base and leadership needed to 
successfully move these agendas.

A push from leaders of a community can 
move individual legislators. The collective push 
of local leaders from throughout California, 
along with statewide advocates, can change the 
positions—and votes—of statewide policymakers. 
It can increase the momentum for equitable 
policies across a wide range of issues that affect 
the health of individuals and families, from Chula 
Vista to Shasta County, from the Inland Empire to 
East Oakland. It can be a catalyst for creating a 
California that lives up to its image for tolerance, 
openness, innovation, and progressive change, a 
state that honors and supports the extraordinary 
diversity and energy of its residents by making 
sure that every community is a healthy, 
opportunity-rich place to work, study, play; in 
short, the kind of place where we all want to live.

I
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1. Executive Summary
Los Angeles in is in the midst of a dramatic transformation of our transportation systems and land use 
patterns. In 2008, the county passed Measure R, which will pump $16 billion dollars into 11 new transit 
lines and more than 70 light rail stations over the next several decades1. This investment will catalyze striking 
changes for the neighborhoods surrounding these stations. The private sector, the City of Los Angeles, and 
Metro, the region’s transit operator, have targeted station areas for new, dense, mixed-use development, or 
transit-oriented development (TOD). By placing mote people within close walking distance of transit and 
making non-automotive travel more attractive, planners contend that TOD can increase transit ridership, 
decrease automobile trips, and build toward a more sustainable city'*

While these environmental goals arc admirable, there is mounting empirical evidence nationally that TOD, 
as typically practiced, can have significant human and environmental costs. Recent research suggests that 
transit stations appear to be contributing to the gentrification of surrounding neighborhoods,1 2 forcing 
current residents to move away from their current neighborhoods, schools, work and social and cultural 
networks. In addition, it appears that gentrification can decrease transit ridership in the neighborhoods 
around transit stations. As communities increase in value, they tend to show decreases in low-income transit 
riders and influxes of new, wealthier residents—many of whom bring and use cars.3 4

To date, no work has been done in Los Angeles to assess whether 
these national trends are taking place here. Additionally, I am aware 
of no researchers in this country have used statisdeal methods to 
quantify the reladonship between station area gentrification and 
travel. This report aims to fill these gaps, asking: Over the past two 
decades, has gentrification had an effect on commute mode for 
residents living near rail stations? Specifically, has it increased or 
decreased driving and/or transit use?

Over the past two decades, has 
gentrification had an effect on commute 
mode for residents doing near rail 
stations? Specifically, has it increased or 
decreased driving and/or transit use?

Methodology

lliis study seeks to clarify the relationship between gentrificadon and transit starion area residents’ commute 
mode choices. While it is possible to draw some conclusions about this relationship simply by measuring 
travel pattern trends in gentrifying and non-gentrifying neighborhoods, socioeconomics are only one of the 
many factors that influence travel patterns/ If other factors such as location, density, and the availability of 
transit are not taken into account, they may obscure or distort the true relationship between gentrification 
and travel. This analysis, then, uses a statistical technique called linear multiple regression, which controls for 
these other variables in order to isolate the effects of gentrification on travel behavior. It also allows me to 
explore the relative influence of a variety of factors that may be shaping travel in Los Angeles transit station 
areas.

1 Metro. (2011). Measure R. Los Angeles. Retrieved from: http://www. metro.net/projects/measurer/.
2 Pollack, S., Bluestone, B., & Billington, C. (2010). AiatHtasmug diversity in America's transit^rich neighborhoods: Toots for equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
3 Ibid.
4 See literature Review.
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My analysis is focused on the census tracts within a walkable distance (1/2 mile) of trunk-line transit services 
(heavy rail, light rail, and bus rapid transit) stations operated by Metro. I utilize data from the 1990, 2000, 
and 2010 decennial censuses, the 2006-2010 American Community Survey (ACS), and the 2000 Census 
Transportation Planning Package, as well as transit maps, schedules, and reports from Metro and other 
transit agencies.

1 have measured gentrification using two income variables (added high- income households and lost low- 
income households), as well as changes in race/ethnicity, occupation, and education. Because gentrification 
occurs specifically in low-income areas, I created an index of these variables weighted by the percentage of 
households considered low-income in 1990. Variation in travel behavior is expressed as the numerical 
change in the number of residents who travel to work on transit or drive to work alone. I also include a 
number of other variables in my analysis in order to control for variations that may mask the effects of 
neighborhood change and increase the usefulness of these models to policymakers.

To explore this question in detail, I constructed six regression models. Two illustrate the effects of 
gentrification and other factors on transit commuting and driving alone. The other four break gentrification 
into its component parts—focusing particularly on changes in household income—in order to provide 
specific information for decision makers concerned with maximizing transit use near transit stations.
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Findings
Figure 1: Percentage Change in Station Area Population, 
Socioeconomic and Housing Indicators (1990-2010)1. Station areas have 

added high-resource 
households much faster 
than the county overall.

In 1990, Los Angeles station 
areas were
disproportionately resource 
poor. Households located in 
station areas had 
dramatically lower incomes 
(a median of $20,000 
30,000), a higher percentage 
of low-income households 
(44 vs. 31%) and a lower 
percentage of high-income 
households (17 vs. 33%) 
than the county overall. 
Station area residents were 
also disproportionately likely 
to be renters and people of 
color, and far less likely to 
have high educational 
attainment or work in a 
managerial occupation.

Over the past two decades, 
it appears that there has 
been shift in the geographic 
distribution of wealth and 
privilege in Los Angeles 
County—in which higher- 
income residents are 
increasingly locating in areas 
close to transit. Station area 
housing costs have grown 
faster than the county 
overall, and these 
neighborhoods have added 
higher-income, vehicle 
owning households faster 
than the county. Figure 1 at 
right illustrates these 
changes.

Percentage Change in Population, 
Socioeconomic and Housing 
Indicators by Census Tract 

(1990-2010)

House' xolds2+ Car
vs.

0 Car House

IVedian Rent

Median - dome Value

Managerial^ Occup ition

gherBachelors Degree or H:

Non-L atino Whi.

Re iters

nr
High-Income (>7!>k in 2010$)

Low-Income (<40k in 2010$)

Median Income

Population

100% 150% 200% 250% 300%50%-100% -50% 0%

n County ■ Station Areas

Data Source: U.S. Census Bureau. 1990, 2000 and 2010 Decennial Census and 2006-2010 Five Year 

ACS.
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2. Not ail transit stations gentrified, but many did.

Socioeconomic change has not been uniform. Many station areas, such as the Blue and Green line 
stations to the south of downtown, changed little over the last two decades. Other neighborhoods saw 
significant gentrification. Nearly all red line stations through Hollywood changed quite dramatically.
While several stations downtown, such as Union Station, Pershing Square, and Grand Station have clearly 
gentrified, others have not changed appreciably.

Figure 2: Percent Change in Commute Mode (1990-2010)

3. Station areas lost 
transit riders, and 
gained drivers much 
faster than tire 
county overall.

Station areas have seen 
dramatic change in 
commuting behavior in 
the past two decades. 
These areas lost transit 
riders and gained drivers 
much faster than the 
rest of the region. 
Walking and carpooling 
fell in both station areas 
and the county overall.

Percent Change in Commute Mode: 
Los Angeles County vs. Station Areas 

(1990-2010)
20%

10%

0%
Driving

-10%

-20%

-30%

-40%

-50%

■ County Average ■ Station Areas

Data Source: U.S. Census Bureau. 1990, 2000 and 2010 Decennial Census and 2006-2010 Dive Year ACS.

3. Gentrification has a strongly negative and statistically significant relationship with station 
area transit riders hip.

The statistical models described in Section 7 indicate that gentrification—or the cumulative effects of 
changes in class, race/ethnicity, and social status—is significantly related to transit use, and that these effects 
are most pronounced in formerly disinvestcd neighborhoods. Controlling for other factors, tracts with the 
least gentrification (5* percentile) gained approximately 190 transit riders, while those with the most (95th 
percentile) lost approximately 140 transit riders.
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Figure 3: Change in Transit Riders by Gentrification (1990-2010)

Change in Transit Users by Gentrification
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4. New low-income households (below $40,000) are associated with increases in transit 
riders, while new moderate and high-income households are associated with decreases in 
transit riders.
Controlling for other factors, for every 100 households earning less than $40,000 a neighborhood added, it 
gained on average 7 to 32 transit riders.

Those neighborhoods that gained 100 higher-income households saw on average 26 to 45 person decreases 
in transit riders.

Table 1: Predicted Transit Riders per 100 Households (1990-2010)
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5. Gentrification is associated with increased driving.

The statistical models shown in Section 7 indicate that gentrification 
in class, .race/ethnicity, and social status—is significantly related to the number of solo drivers and that these 
effects are most pronounced in formerly disinvested neighborhoods. Controlling for other factors, tracts 
with the least gentrification (5* percentile) gained approximately 90 drivers, while those with the most (95 
percentile) gained approximately 400 drivers. This effect is statistically significant, but less robust than the 
relationship between gentrification and transit use.
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Figure 4: Change in Solo Drivers by Gentrification (1990-2010)

Change in Solo Drivers by Gentrification

4. New low-income households (below $>40,000) are associated with decreases in the number 
of solo drivers, while new moderate and high-income households are associated with 
increased driving.

Controlling for other factors, for every 100 households earning less than $40,000 a neighborhood gained, it 
lost on average 10 to 35 solo drivers. Those neighborhoods that gained 100 higher-income households saw 
on average 16 to 61 person increases in solo drivers.

Table 2: Predicted Solo Drivers per 100 Households (1990-2010)
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5. Metro’s joint development real estate activities are strongly correlated with decreased 
transit use.

Controlling for other factors, those station areas where Metro has partnered with private developers to 
facilitate development have seen decreased transit ridership. While it is not clear that joint development is 
directly earning these losses, it is clear that the joint development program is not meeting its goals. Metro 
should critically assess the effects of their real estate development program on transit use, as their policies 
are predicated on the assumption that transit-oriented development will increase patronage.
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Policy Implications

This study has dramatic implications for policymakers concerned with social equity, the efficiency of our 
transit system and our environmental future. The results presented above indicate that those Los Angeles 
County station areas that have gentrified have seen significandy decreased transit commuting and increased 
driving reladve to those that have not. Since transit riders in Los Angeles are overwhelmingly low-income 
people, immigrants and people of color, it is perhaps not surprising that where these groups are displaced, 
transit use has declined.

These findings lead to the conclusion that in order to support station area transit use, it will be necessary to 
stabilize station area neighborhoods and residents. The recommendations in Section 9 outline a variety of 
strategies the city of Los Angeles and Metro can use to achieve these ends. These strategies are not new. A 
number of authors have already suggested an array of strategies to slow the process of neighborhood 
change.5,6,7’8,9,10

Although the suggestions in Section 9 owe much to this previous work, they differ in both specificity and 
scale. First, prior studies recommend policy mechanisms to preserve and build affordable housing, but 
largely remain agnostic as to what constitutes affordable. “Affordability” covers a wide spectrum, and many 
affordable units arc well beyond the means of most station area residents. The results of this study suggest 
that it is extremely important to make station areas affordable to households earning $40,000 or less.

Second, this study differs from prior work in suggesting that these policies need to be implemented on a 
mass scale. Station areas are the primary engines of the region’s transit ridership, housing one third (92,000) 
of the region’s daily transit commuters, and a third (65,000) of zero car households." If significant 
gentrification takes place in these neighborhoods, station areas stand to lose tens of thousands of transit 
riders. Conversely, increasing transit ridership will require preserving and building hundreds of thousands of 
affordable units.

Overall, this study should prompt policymakers to rethink their support for the dominant paradigm of 
transit-oriented development. Specifically, these findings suggest that current TOD practice, with its 
emphasis on attracting wealthier residents to new, mixed-income development, is entirely 
counterproductive. Indeed, if TOD is to be at all successful as a green development paradigm, it will need to

^Center for Transit-Oriented Development (2007).Finding ihe balance: A look at regional efforts to create mixed-income 
communities near transit.
* Rodney H., Brooks, A., & Ned wick, T. (2009). Preserving affordability and access in livable communities: Subsidized housing 
opportunities near transit and the 50+ population. Washington, DC: American Association of Retired Persons. 21; 1A Toolkit, 
21.

7 Carlton, et al. (2012). Mixed-Income Transit-oriented Development Action Guide. Center for Transit-oriented Development and 
Reconnecting America with Funding Transit Administration.
* Chappie, K. (2007). Transit-oriented for all: the case for mixed-income transit-oriented communities in the Bay Area. Gnat 
Communities Collaborativeframing paper. Berkeley, Ca.
’Pollack, S., Bluestone, B., & Billington, C. (2010). Maintaining diversity in America's transit-rich neighborhoods; Tools for equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
1uBelzer, et al. (2007). The case for mixed-income transit-oriented development in the Denver regioruThe Center for Transit- 
oriented Development.
11 See: Metro. Joint Development Program http://www.metro.net/projects/joint_dev_pgm/ and Office of the Mayor, Gty of Los 
Angeles: Frameworks of Sustainable Transit Communities: http://www.reconnectingameiica.org/resource-center/browse- 
research/2011/ framework s -of-sus tamable - transi (-communities/'

http://www.metro.net/projects/joint_dev_pgm/
http://www.reconnectingameiica.org/resource-center/browse-research/2011/
http://www.reconnectingameiica.org/resource-center/browse-research/2011/
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totally reconceived as housing for those who we know actually take transit—primarily low-income people 
and people of color.

Similarly, this study should encourage decision makers to think critically about the transit needs of station 
area residents. While policymakers tend to view TOD as a strategy to increase rail patronage, rail riders 
comprise only 1 percent of station area commuters, and only 6 percent of station area transit riders. The 
other 94 percent of station area transit commuters rely on bus sendee. Over the past several decades, Metro 
has used bus service cuts to finance new rail construction, despite the weak cost effectiveness of these new 
investments.

New rail investments are increasingly' justified based on their capacity to catalyze new, dense development. 
This study suggests that new rail stations can have contradictory land use effects—stimulating both density 
increases and gentrification. When gentrification occurs, it is likely to erase ridership gains due to density. In 
tliis light, policy-makers should judge rail investments based on their (weak) cost-effectiveness and the 
opportunity costs of retaining much needed bus service, rather than on their often counterproductive land- 
use effects.

Recommendations

The results of this study suggest that in order to stabilize and grow station area transit ridership, Los 
.Angeles will need to:

1. Preserve housing affordable to households earning less than $40,000 on a mass scale
2. Stabilize existing households earning less than $40,000.
3. Build new housing affordable to households earning less than $40,000 on a mass scale
4. Plan Ahead and stabilize station areas before they change.
5. Support Transit Put the T back in the OD.
6. Rework Metro’s joint development program to ensure it meets its goals.

The next several years will establish whether Los Angeles sets itself on a path toward increasing transit use 
or continues to displace the low-income households that sustain our transit system. A number of planning 
processes are currently underway that wall determine how transit stations will be developed in the future. It 
is my hope that this report will encourage policymakers to think carefully about the direction that transit- 
oriented development should take in Los Angeles. Will we prioritize the transportation needs of low-income 
neighborhoods, and in doing so move toward environmental and economic sustainability, or will we build a 
city in which transit is underused, inefficient and inequitable?
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2. Introduction

Id recent years, both California and Los Angeles have taken significant steps to increase transit use and 
decrease driving in the name of environmental sustainability. In particular, decision makers have targeted 
sprawling land use patterns and inefficient transportation systems, arguing that compact cities well served by 
transit will significandy lower driving and green house gas emissions. In 2008, California passed SB 375, a 
landmark bill that mandates coordinated land use, housing and transportation planning to control emissions. 
Across the state, regions are now working to ensure that new growth is focused in areas with ample transit 
service, where residents will not have to depend on polluting cars to meet their travel needs.

Los Angeles is no exception. Our region is in the midst of a dramatic transformation of our transportation 
and land use patterns. In 2008, the County passed Measure R, which will pump $16 billion dollars into 11 
new transit lines and more than 70 light rail stations over the next several decades12. This investment, 
together with $14 billion already spent,13 * * * will catalyze dramatic changes for the neighborhoods surrounding 
rail stations.

Indeed, both the private and public sectors have identified these neighborhoods as sites of investment, 
development and growth. The City of Los Angeles intends on directing significant new development to 
these areas aad a number of plans and policies to do so are already in the works, 
transit operator, currently oversees approximately $5 billion in new development at transit stations.

This focus is supported by the concept of Transit-oriented Development, or TOD. While in practice TOD 
has been interpreted in many ways, it is typically understood to mean new, dense, mixed-use development 
built in close proximity to rail transit stations.17 By placing more people within dose walking distance of 
transit and making non-automodve travel more attractive, planners contend that TOD can increase transit 
ridership, decrease automobile trips, and build toward a more sustainable dty.

While these environmental goals are admirable, there is mounting empirical evidence that TOD, as typically 
practiced, can have significant human and environmental costs. Researchers have long found that 
development adjacent to transit stations tends to show land value premiums.18 More recendy, a national 
study from Northeastern University suggests that transit stations appear to have furthered the gentrification 
of their surrounding neighborhoods.19 This report analyzed demographic change in forty two 
neighborhoods around the country that were newly served by rail transit between 1990 and 2000. They 
found that in many of these neighborhoods, gentrification took place as wealthier, car-owning families 
moved in and lower-income, transit-riding families moved out.

14,15 ,i« Metro, the region’s

12 Metro. (2011). Measure R. Retrieved from: http://www.metro.net/projects/measuier/
Analysis conducted by the author based on Metro budgets. 2006-2012.
City of Los Angeles, Office of the Mayor (2008). Housing that works. Housing Plan, 2008-2013.
City of Los Angeles, Planning Department (2012). Transit-oriented districts in South Los Angeles. Staffreport to the planning 

commission.
The Los Angeles TOD cabinet is currently drafting a 1'OD Strategic Plan and Policy directed at newgrowTh near transit 

stations.
l7Calthorpe, P. (1993). The next American metropolis: ecology, communities and the American dream. New York, Princeton 
Architectural Press.
leCervero, R( 2008). Transit-oriented development in America: Strategies, issues, policy directions. In: Tigran Haas, Ed. New 
urbanism and beyond: designing cities for the future. New York: Rizzoli. Page 126.
19 Pollack, S., Bluestonc, B., & Billington, C. (2010). Maintaining diversity in America's transit-rich neighborhoods: Tools fir equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
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A number of low-income communities in Los Angeles have reported that this process is active here as well, 
and that friends, neighbors and family members are being forced to leave their homes.20 Many are finding 
housing far from their current neighborhoods, schools and work, and social and cultural networks. In this 
way, the promises of smart growth and expanded transit service may ring hollow for many of Los Angeles' 
low-income neighborhoods.

This situation is only likely to intensify. The vast majority of planned TOD is in neighborhoods such as 
little Tokyo, Chinatown, Pico Union/Westlake, Boyle Heights, die Figueroa Corridor near USC, South LA, 
and parts of the San Fernando Valley that are home to many of the region’s low-income communities of 
color and immigrant communities.23 As a recent market study completed for the Los Angeles Planning 
Department notes, “The same features that are likely to attract new demand to the study area may also cause 
displacement of existing residents. By attracting households with higher incomes, the potential increases for 
existing residents to be displaced as housing prices and the cost of living increase”.22

These displacement pressures will be exacerbated by expiring affordable housing contracts. According to a 
2009 report by the AARP Public Policy Institute, 80 percent of federally subsidized affordable housing units 
within a half-mile of transit stations are under contracts that will expire by 2014.23 Many Los Angeles 
neighborhoods thus stand at a crossroads. Some, like Boyle Heights are already sites of conflict, as residents 
challenge development plans made without their input. Others, such as the communities along new Expo 
Line in South LA, have the opportunity to intercede early in the planning process, responding to the 68,915 
new housing units which planners believe could be accommodated in the corridor. 2*

In addition to its human toll, displacement can have significant environmental costs, potentially negadag the 
benefits of TOD. Indeed, the Northeastern report suggests that as transit station area neighborhoods have 
gentrified, they have seen decreases in low-income transit riders and influxes of new, wealthier residents— 
many of whom bring and use cars.25 In doing so, new development at transit stations may have the perverse 
effect of increasing adjacent car travel. While it is possible that some 
displaced transit riders will continue to use public transportation in 
their new homes, preliminary research from the Association of Bay 
Area Governments (ABAG) suggests that many likely do not. During 
the 1990s and 2000s, ABAG found that 5-10,000 households a year left 
transit rich Alameda and San Francisco counties for areas with worse 
or no transit service.

Over the past two decades\ has 
gentrification had an effect on 
commute mode for residents living 
near rail stations? Specifically, has it 
increased or decreased driving and/ or 
transit use ?

26

No work has yet been done to assess whether these national trends are 
taking in Los Angeles. Additionally, I am aware of no published research that has used statistical methods to 
quantify the relationship between station area gentrification and travel. This report aims to fill these gaps, 
asking: Over the past two decades, has gentrification had an effect on commute mode for residents living 
near rail stations? Specifically, has it increased or decreased driving and/or transit use?

^Association for Community Transit - Los A ngelcsAff/n> Working Group.
21Los Angeles Mayor’s Office. (2008). Housing shat Works (2008-2012).
22IBI Group .Melendrez and Strategic Economics, (2011). Los Angles pious and market studies: Final report. Submitted to the Los 
Angeles Planning Department.
riHarrcll, R, Brooks, A Nedwick, T. (2009). Preserving affordability and access in livable communities: Subsidized housing 
opportunities near transit and the 50+ population. AARP.
24 IBI Group .Melendrez and Strategic Economics, (2011). Los Angles plans and market studies: Final report. Submitted to the Los 
Angeles Planning Department.
26 Pollack, S., Bluestone, B., & Billington, C. (2010). Maintaining diversity in America's transit-rich neighborhoods: Tools for equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
^Cravens et al. (2009).Development without displacement, development with diversity. Association of Bay Area Governments Oakland, Ca.
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3. Understanding Gentrification

This section provides a quick overview of gentrification. I first explore the meaning of the term, clarifying 
what gentrification is and differentiating it from other types of neighborhood change. I then outline some of 
dominant theories that explain why and when gentrification takes place. I conclude by summarizing the 
lessons we can apply to neighborhood change around Los Angeles transit stations. For a more rigorous 
discussion of the specific techniques used to measure gentrification, see Section 6.

A The meaning of gentrification is contested, but is generally understood as the process whereby higher-income individuals 
migrate to lower-income neighborhoods, ultimately changing the economic and cultural character of the area.

A Gentrification is often accompanied by displacement, in which tow-resource households are pushed out by evictions, rising 
rents or other factors, or in winch new low-rcsourcc households are systematically unable to move in because of housing 
costs.

A Gentrification is driven by both shifts in demand (changing preferences, lifestyles, and needs of households), and in supply 
(as developers or the state remake neighborhoods to capitalize on undervalued property).

A Since the 1990s, gentrification is increasingly supported by public sector investments and policies—such as transit 
construction and transit-oriented districts.

A Gentrification is likely at Los Angeles transit stations that: are currently dismvested, near to the city center or job centers, 
provide fast transportation connections ro high-wage jobs, and where state or private institutions provide a credible 
commitment that future investment will occur.

What is Gentrification?

Since Ruth Glass coined the term in 1964 to describe the influx of upper middle class Londoners to the 
city’s disinvested East End,27 scholars, policymakers and activists have debated the meaning of 
gentrification, as well as the dynamics that drive the process. Responding, tighdy, to the critical class analysis 
implicit in the term, developers, urban boosters and gentrifiers themselves have largely avoided its use 
altogether,2* preferring rather to describe their interests as revitalization, renewal, reinvestment, or 
regeneration.2'2 As Tom Slater notes, the word itself has been gentrified through its association with the 
refurbishment of decrepit neighborhoods. For instance, Andres Duany, one of the patriarchs of New 
Urbanism, proclaimed “Three cheers for gentrification”, painting it as the “rising tide that lifts all boats” and 
rebalances” central-city poverty.30cc

Glass, R. (1964) Introduction: Aspects of change. In London: Aspects of Change, ed. Centre for Urban Studies, London: 
MacKibboa and Kee, xiii-xlii.
28 Slater, T. (2011). Gentrification of the city. In G. Bridge & S. Watson (Eds.). The new blackwellcompanion to the city (Uncomcted 
Proof) (Vol. 24, pp. 571-585). West Sussex,U.K: Blackwell Publishing Ltd.

Newman, K., &Wyly, E. (2006). The right to stay put, revisited: gentrification and resistance to displacement in New York City. 
Urban Studies, 43(1), 23-57.
WDuany, A. (April/ May 2001) . Three cheers for gentrification. American Enterprise, 36-39.
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Both scholars and activists, however, have drawn sharp distinctions between the physical or economic 
upgrading of a neighborhood and the replacement of its residents through gentrification.31,32 By most 
definitions, gentrification refers specifically to neighborhood change in which higher income individuals 
migrate to lower-income neighborhoods, ultimately changing the economic and cultural character of the 
area.33,34 It is important to stress the centrality of migration in this definition. Although it happens far less 
frequently than we might like, low-income neighborhoods do sometimes succeed in raising the economic 
fortunes of their current residents. This “incumbent upgrading” or revitalization is conceptually and 
materially separate from gentrificadon because changes are not primarily driven by migradon.

Another important distinction is between gentrification and displacement. Indeed, an intense debate has 
raged as to the exact connection between gentrification and the displacement of former residents. Some 
scholars suggest that only “direct displacement”—or forced relocations due to such factors as rising rents 
and increasing eviction rates—should be considered as displacement.31 * 33 34 * 36 They also contend that the majority 
of change is not displacement at all, arguing that households naturally move with some regularity. In 
gentrilying neighborhoods, some low-income households move out naturally, but as rents climb, fewer 
move back in.37 In rhis way, these scholars posit that a neighborhood may change without ncccssanly 
forcing individual households out. Other researchers have found quite different results, identifying strong 
flows of displaced residents from gentrilying neighborhoods.3®

While the debates concerning the empirics of direct displacement continue to rage, they are largely irrelevant 
to the current project. At issue is not whether households are being forced out of a neighborhood per se. 
Neighborhood change, whatever the causes, is nonetheless likely to affect the travel behavior of the 
remaining residents, perhaps dramatically. Additionally, in the case of station areas in Los Angeles where 
public resources are being invested in a neighborhood, we should ensure that these resources do not 
disproportionately benefit wealthier newcomers, and instead serve the low-income station area communities 
who have largely been excluded from public investment. For these reasons, I follow Marcuse in arguing that 
both direct displacement and exclusionary displacement—whereby future low-income families are 
prevented from moving to a neighborhood—should be considered as processes of gentrification, and are 
relevant to this study.39

Since race, class, and central city residency are so highly correlated in this country, gentrification is nearly 
always racialized. While in most cases, gentrification involves white residents moving into communities of 
color,40 scholars have noted that it may involve more complicated webs of identity, power and privilege.

35

!>•?

31 Various Participants. (2008) Study into action study group. Oakland, Ca.
Kennedy, M. St Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification and policy choices. A Discussion Paper 

Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and PolicyLink, 6.
33 Atkinson, R., &WulfF, M. (2009). Gentrification and displacement: A review of approaches and findings in the literature. 
Australian Housing and Research Institute (AHURI) Positioning Paper, (115). Australian Housing and Urban Research Institute.
34 Kennedy, M St Leonard, P. (2001). Dealing with neighborhood change A primer on gentrification and policy choices. A Discussion Paper
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policylink.
33 Atkinson, JR., ScWulff, M. (2009). Gentrification and displacement: A review of approaches and findings in the literature. 
Australian Housing and Research Institute (AHURI) Positioning Paper, (115). Australian I lousing and Urban Research Institute. 
^Freeman, L. SeBraconi, F. (2004) Displacement or succession? Residential mobility in gentriiying neighborhoods. Urban Affairs 
Review, 40(4), pp. 463-491.
37Ibid.
33 Newman, K., ScWyly, E. (2006). Hie right to stay put, revisited: Gentrificadon and resistance to displacement in New York city. 
Urban Studies, 43(1), 23-57.
39 Marcuse, P. (1985) To control gentrification: and-displacement zoning and planning for stable residential districts. Review of Law 
and Social Chang, 13:931-45.

Kennedy, M. Sc Leonard, P. (2001). Dealing with neighborhood change A primer on gentrification and policy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and PolicyLinL

32

40



Will Dominie Is Just Growth Smarter Growth? | 20

Taylor 41 and Patillo,42 for instance, examine the role of the Black middle class in remaking Harlem, N.Y. and 
South Side Chicago, Kennedy and Leonard find a large proportion of Asian households amongst 
newcomers to the Bayview/Hunters Point in S.F., and Castells and Rothenberg describe the role of queers 
in gentrifying the Castro in S.F. and Park Slope N.Y. Nonetheless, racial and ethnic changes form essential 
dements of gentrification in the U.S.

What Causes Gentrification?

A variety of explanations have been advanced for the gentrification process. In general, these explanations 
fit into two broad categories/3 Demand-side theories understand gentrification as primarily a response to 
the changing preferences, lifestyles, and needs of households. Supply-side theories look at the economic 
conditions which make downtown housing development or refurbishment profitable, emphasizing “the role 
of capital and its institutional agents (public and private) in creadng gentrifiable spaces”.44 Some of the 
dominant representations of these two types of explanations are outlined below:

Demand-Side Theories:

Changing customerpreferences: The simplest demand side theories contend that, from the 60s or 70s on, 
changing household preferences have encouraged new generations of people to either move to the central 
city, or refrain £rom moving outward to the suburbs as previous genera dons had done.

Demographic Change: Household preference may change because households themselves change. For instance, 
empty-nester baby boomers may choose to move from suburbs in search of central-city amenirics.

Economic miructuring: More structural approaches argue that the above changes in customer preferences 
follow economic shifts that have created new classes of workers (such as managers and the creative class) 
for whom downtown living is increasingly feasible and attractive.

Job booms: Empirical evidence suggests that gentrification can occur during periods of sustained economic 
activity, which place pressure on overall housing markets,^or when central city job growth increases the 
attractiveness of down-town housing.49

Lengthening commutes: As traffic congestion causes commutes to take longer, households may choose to setde 
in the central city in order to be close to down-town jobs, or to minimize total commutes for two-worker 
households with differing job location.50,51 Some scholars have noted that lengthening commutes have
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Taylor, M. (2003). Harlem: Between heaven andhelL Minneapolis: University of Minnesota Press.
■upattiflo, M (2007). Black on the block: The politics of race and class in the city. Chicago: University of Chicago Press.

Slater, T. (2011). Gentrification of the city. In G. Bridge & S. Watson (Eds.). The new bkckmll companion to the city (Uncomcted 
Proof) (Vol. 24, pp. 571-585). West Sussex,U.K.: Blackwell Publishing Ltd.
«Ibid,574.
^Smith, N. (1979). Toward a theory of gentrification: a back to the city movement by capital not people. Journal ofthe American 
Planning Association, 45(4), 538-48.

Kennedy, M. & Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification andpolicy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policylink. 12.

Ley, D. (1986). Alternative explanations for inner-city gentrification: a Canadian assessment. Annals of the Association of American 
Geographers 76 (4): 521—35.

Kennedy, M. & Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification and policy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policylink 10.
,wKolko,J. (2009). Job location, neighborhood change, and gentrification. Unpublished Manuscript.
50 Kennedy, M. & Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification andpolicy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policylink
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helped drive a collective process of urban re-setdement under the banner of “smart growth" or new 
urbanism”.51 52 * *

Demand-supply mismatches: Rapid job and population growth are Ukely to lead to gentrification when tight 
housing markets, zoning, or other factors do not allow housing supply to adequately meet rising demand.

99

S3, 5«

1
Supply-Side Theories:I

Rent Gap Theory: Proposed in 1979 by Neil Smith, the rent gap theory remains the most persuasive and 
enduring supply side explanation for gentrification. Smith argues that gentrification occurs when a gap 
develops between the value of current uses, and the value that could potentially be generated under another 
(“highest and best”) use.55 This gap tends to develop in central city neighborhoods as older, smaller housing 
units adjacent to the city center are progressively abandoned by higher-income households who prefer 
newer, larger houses further afield. Over time, this housing naturally degrades, and while reinvestment is 
possible, racism, redlining and blockbusting have historically made it difficult or unlikely.

In addition, reinvestment poses a collective action problem. Since land values arc heavily determined by 
overall neighborhood quality, if a neighborhood’s housing stock is physically deteriorating, a single 
landowner has a disincentive to upgrade unless they can be sure that surrounding landowners will do the 
same. Smith suggests that this cycle of physical decay and disinvestment continues until a neighborhood is 
A) sufficiently devalued that a large gap emerges between current land values and those possible following 
renovation; and B) investors (including owner-occupiers) have some degree of insurance that capital spent 
on refurbishment/upgrading is likely to turn a profit.

Smith notes that this latter condition is often the result of actions by the state, financial institutions, or large 
developers capable of investing at a scale sufficient to resolve the collective action problem and set an area 
on an upward value trajectory. This condition helps to explain why gentrification often emerges adjacent to 
neighborhoods already undergoing investment.56 It also illuminates the spatial structure of gentrification in 
many U.S. cities. Smith notes that land values typically peak in the central business district (CBD), where 
investment and upgrading in the physical infrastructure remains strong. Land values then fall off sharply in 
the oldest neighborhoods adjacent to downtown, rise again outward into the newer housing of the suburbs, 
and slowly decline into the hinterland.

Speculation: Following Smith’s rent gap theory, Wyly argues that the deregulation of housing finance, in 
particular federally-backed mortgage programs, has increased the case with which speculators may reinvest 
and gentrify disinvested neighborhoods.57 Kennedy and Leonard suggest that local tax policies can have a 
similar effect.58

if

51Skaburskis, A. (2011). Gentrificadon and risk society. Wharton Real Estate Review. Fall.
S2Smith, N. (2002). New globalism, new urbanism: gentrificadon as global urban strategy. Antipode, 34(3), 427-450.

Kennedy, M & Leonard, P. (2001). Dealing with neighborhood change A primer on gentrification andpolicy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and PolicyLink.
^Kahn, M. (2007). Gcntnfication trends in new transit-oriented communities: Evidence from 14 cides that expanded and built rail 
transit systems. Real Estate Economics, 33(2), 155-182.173.
KSmith, N. (1979). Toward a theory of gentrificadon: a back to the city movement by capital not people. Journal of the American 
Planning Association, 43(4), 538—48.
^mith, N. (1979). Toward a theory of gentrificadon: a back to the city movement by capital not people, journal of the American 
Planning Association, 45(4), 538-48.
S7Wyly, E. and Daniel J. H. (1999). Islands of decay in seas of renewal: Housing policy and the resurgence of gentrification.
Housing PoBcy Debate, Vol. 10 No. 4, pp. 711-771,
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Government Policy: A variety of government programs including economic development and urban renewal 
zones, public transit investment, and public and subsidized housing redevelopment can “solve” the 
collective action problem by convincing investors that a neighborhood will return a profit. Some 
commentators suggest that since the 1990s, the state has taken a prominent role in facilitating the 
gentrification process.59 Hacltworth and Smith site declining tax revenues, the rise of the entrepreneurial 
state, increasingly footloose capital, and the saturation of easily flipped neighborhoods as conditions driving 
increased state involvement. Building off this work, Immergluck contends that state officials are now using 
large transit projects, such as Atlanta’s Beltline, to catalyze neighborhood change.60 As discussed in a latter 
section, Pollack and Blueston’s recent national study found that most new light rail projects were built in 
high-rental, low-income neighborhoods, and appear to have accelerated demograpliic shifts in these areas.61

In this section, I have provided an overview of the meaning and dynamics of gentrification. A number of 
points should be reiterated. First, gentrification refers specifically to the in-migtation of higher-income 
households, and is conceptually distinct from incumbent upgrading where households grow wealthier in 
place. Second, gentrification usually involves the displacement of lower-income households. In some cases, 
households may be directly displaced by rising costs, landlord harassment, or other expulsive forces. As 
neighborhoods change, they may also begin to exclude low-income households who are unable to pay 
increased housing costs. Both forms of displacement can impose large costs on low-income households, 
particularly if they prohibit them from benefiting equitably from public investments.

I have also outlined some of possible explanations for gentrification—exploring both demand and supply- 
side theories. Demand-side theories focus on the changing preferences, lifestyles, and needs of households, 
while supply-side theories understand gentrification to be primarily the result of underlying economic 
conditions—such as rent gaps in disinvested neighborhoods.

The scholarship on the nature and causes of gentrification is useful because it helps us to understand what 
form gentrification may be taking near transit stations in Los Angeles, and to begin to identify conditions 
under which it may be taking place. From demand-side theories, we can conclude that neighborhoods are 
likely to gentrify when they match the preferences of wealthier households. Station areas might genttify 
when they are near to booming job centers, or provide new transit connections to these centers. Supply-side 
theories suggest that gentrification is also probable in undervalued station areas. These areas may have rent 
gaps that speculators can capitalize by remaking a neighborhood. However, developers are unlikely to invest 
unless they can be assured that property values will trend upwards. Therefore, gentrification is most likely 
where state or private institutions provide a credible commitment that future investment will occur. This 
assurance may come in the form of transit investments or other improvements to the built environment, 
such as those associated with TOD. dims, we may expect gentrification in those station areas where state 
actors commit to neighborhood improvements.

Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policy Link. 12.
59 Hackworth, J. & Smith, N. (2001). The changing state of gentrification. TijdscbriftvoorEconomiscbe en SodakGeographie, 92(4) 464- 
All.

Immergluck, D. (2009). Large redevelopment initiatives, housing values and gentrification: The case of the Atlanta beltline. 
Urban Studies, 46(8) 1723-1745.
61 Pollack, S,, Bluestone, B., & Billington, C. (2010). Maintaining diversity in America’s transit-rich neighborhoods: Tools for equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
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4. What Determines Transit Use?

ki.y I’oiv: ■ TLiii.
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ff A Nearly a]] (85%) of person taps in this country arc made by private car.

A Nationally, income is an excellent predictor of car-ownership. Those with the lowest incomes (below $20,000) are by far the 
least likely to own cars.

A Car ownership, in nun, is an excellent predictor of transit use nationwide. Households without a car make six times more 
trips by transit than those with a car.

A Nationally, people of color use transit at much higher rates than non-Latino Whites (2-6 times higher).

A Nationally, the share of nips made by rail transit is declining among low-income people, and risiog for those with the
highest incomes. Some experts think this may be due to rail station area gentrification.

A In Los Angeles, households earning less than $35,000 make up the vast majority of metro’s transit riders.

A In Los Angeles, Blacks and Latinos are dramatically over represented on metro buses and trains, while Whites and Asians 
are underrepresented.

I

How do People in the United States Travel?

While transit use is the primary focus of this report, trips by public transportation comprise a very small 
percentage of travel in this country. This is largely due to the growing ubiquity of the private automobile. 
Ownership rates have grown steadily in the past few decades. By 2001,92 percent of U.S. households 
owned at least one automobile, and nearly 60 percent owned two or more.62 While car ownership is high 
across income groups, it does fall off sharply for the lowest income households. Only 5 percent of those 
making $20,000 to $40,000 had no car, while a full quarter of households earning less than $20,000 had no 
car.63 It appears that most households with access to a car use it for most trips—nearly all travel in this 
county (85%) is done by car.

These rates are do vary by trip purpose however. A significantly higher proportion of work (92.5%) and 
shopping trips (91.5%) rely on the private automobile rather than social (84.1%) and school/church (72.9%) 
trips.64 This variation suggests the importance of looking beyond commuting to gain a full picture of travel 
behavior. Non-work travel is often not included in research because data are not available in the census, and 
perhaps because of patriarchal bias toward economically productive actors and activities.66 Yet four fifths of 
trips are for non-work purposes.66 Similar variation by trip purpose is evident in other modes as well Heavy 
and commuter rail transit tends to be used almost exclusively for work-travel, while bus and light rail is used
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more evenly (although still primarily for work-travel). Travel by foot and bicycle, by contrast, tends to be 
used more for non-work purposes. 67

Who Uses Transit?

Car ownership in the United States is an extremely strong predictor of a household’s propensity to use 
transit. Households with a car make six times fewer trips by transit than those without. However, the addition 
of cars beyond the first to a household has far less significant effects on travel behavior than the first household 
car.67 68 * Given rising automobility, transit is used by a small and shrinking minority of travelers (3% in 1969 
and just under 2% by 2001), although these figures are higher for large metropolitan areas like Los Angeles.
69

The vast percentage of transit travel (70%) occurs by bus, and is heavily concentrated among the lowest 
income groups.70 Income has a dramatic effect on overall transit usage rates, although almost entirely at the 
lower end of the income distribution. Households malting less than $20,000 a year are 15 percent less likely 
to drive and 3 times more likely to ride transit than those making $20,000 to $40,000.71 72 73 74 Above $40,000, the 
chances of driving alone remain fairly constant or even fall with income. Overall, transit use is somewhat 
bimodal by income, with the lowest income households using it the most, few middle income households 
riding, and a small uptick for the highest income households.

This uptick is primarily due to the influence of commuter and metro/subway/heavy rail which serve a 
disproportionate percentage of higher-income riders (although it should be noted that metro/subway/heavy 
rail is also used by a large proportion of very-low-income households). '2 However, the percentage of low- 
income households that use rail has declined precipitously in recent years. Analyzing the 1995 and 2001 
National Household Transportation Surveys, Pucher notes that while rail use by the wealthiest households 
grew significantly, rail use by the least affluent dropped by almost half during this same period. Pucher 
attributes this change directly to gentrification, noting that it has noting that it has “reduced the accessibility 
of low- income households to rail transit, and appears to have lessened their use of both metro and 
commuter rail.

Transit usage also varies considerably according to race and ethnicity. Whites use transit for less than 1 
percent of trips, only about half of which are made by bus. By contrast, Blacks use transit for about 5 
percent of trips, Asians for 3 percent and Latinos for 2.5 percent While Latinos use transit in fairly low 
numbers, it is worth pointing out that they carpool far more than any other group.

>> O
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67Ibid, 53.
“Ibid, 57.
“Ibid, 59.
70Pisarski, A. (2006). Commuting in America. JSfCHRP 'Report 550 and TCKP Report 110. Transportation Research Board: 
Washington D.C.
71Pucher, J,, &Renne,J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterly, 57(3),
59.
72Ibid, 59.
73 Ibid, 61.
74Ibid, 67.
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Transit Use in Los Angeles

These national trends are echoed in Los Angeles. Figures 5 and 6 below illustrate the demographic 
characteristics of riders on Metro, the region’s largest transit operator.75 Figure 5 shows transit ridership (a 
weighted average of bus and rail) by income group. Note that the vast majority of riders come from 
households earning §35,000 or less, and ridership drops off steeply among income groups over §25,000. 
Unlike the nation overall, Metro’s ridership does not appear bimodal by income—that is, we do not see 
much of an uptick at the higher end of the income spectrum. This could be due to the fact that Metro does 
not operate the tegion’s commuter rail service, which tends to serve the highest-mcome transit riders.

Figure 5: Metro Ridership by Household Income (2011)
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Data Source: Metro. (2011). System-wide on-board origin-destination study. Dos Mngeks.

Metro’s ridership echoes national racial/ethnic trends, although it also reflects Los Angeles’ diverse 
demographics. Figure 6 below shows a breakdown of Metro’s ridership by race/ethnicity relative to census 
data for the County overall. From this graph, it is clear that Blacks and Latinos are heavily over represented 
on Metro, while Whites and Asians are underrepresented. Native Americans ride Metro in approximate 
proportion to their overall representation.

Metro. (2011) System-wide on-board origin-destination study. Los Angeles.75
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Figure 6: Metro Ridership by Race/Ethnicity (2011)
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Metro. (2011). System-wide on-board origin-destination study. Los Angeles.

At both the national level and here in Los Angeles it appears that transit use is heavily influenced by a 
number of socioeconomic characteristics. Race, class and car ownership are all extremely strong predictors 
of transit use. It is important to note that both income and car-ownership have particularly strong effects at 
the bottom ends of their ranges (adding the first car, or going from very low to middle income), and these 
effects become weaker as households gain additional cars or income. Thus we can expect that changes in 
transit use will be magnified in gentrifying neighborhoods with high percentages of extremely low-income 
households.

Despite their proximity to rail stops, very few station area commuters actually take rail to work (in 
2006/2010). Indeed the vast majority of rail station area transit commuters rely on buses. Figure 7 below 
illustrates the modal split for station area residents. While the private automobile dominates, transit serves a 
modest percentage of trips (17%), far more than the county overall (7%). As noted above, nearly all (94%) 
of transit trips are made by buses. Those not driving alone or on transit tend to carpool (12%), although a 
few commuters do use non-automotive modes.
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Figure 7: Rail-Station Area Commute Mode (2006/2010)
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Data Source: U. S. Census Bureau. 2006j2010 5 Year American Community Survey.

In our automobile dominated society, it is often quite difficult to access destinations without a private car. 
Accordingly, those with the resources typically buy and use automobiles. This means that the vast majority 
of transit use is by those with few other options—typically very-low income people and people of color. In 
Los Angeles, most transit riders come from households earning less than $35,000, and are 
disproportionately likely to be people of color. Both nationally and in Los Angeles, there is a very clear 
correlation between income and travel behavior. Given this strong relationship, it is quite reasonable to 
assume that gentrification would lower transit use and increase driving. And indeed, some prominent 
scholars attribute declining rail use among low-income people to this phenomenon. In the next section, I 
begin to explore this connection, evaluating past work on neighborhood change and travel behavior.
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5. Literature Review

▲ Transit-oriented development is generally understood to mean dense, mixed-use, pedestrian-friendly development built in 
close proximity to transit stations.

In practice, TOD is a highly specific development paradigm. It is typically new development constructed around rail 
stations, often through coordinated agreements between the public sector and private developers. It is usually intended to 
attract middle class or higher-income residents, although varying amounts of affordable housing are often included as well.

TOD is intended to increase transit ridership and decrease driving among new residents by attracting them to areas 
amenable to non-automotive modes.

A

A

A Characteristics of the built environment, such as density, distance to the city center, urban design and pedestrian amenities, 
shape travel behavior—although socioeconomic factors typically have larger effects.

Households with a propensity to use transit tend to self-select by moving close to public transporta bon. These households 
typically have low-incomes and few or no automobiles.

As the monetary and time costs of various types of commuting change, households are likely to redistribute themselves 
geographically. When the costs of taking transit fall, or of driving increase, some higher-income households will move closer 
to transit—potentially displacing current low-income residents.

Transit investments often appear to trigger gentrification, particularly when they provide a viable alternative to the car for 
higher income households, or when they signal reinvestment in a neighborhood at a scale capable of reversing cycles of 
disinvestment.

A

A

A

A In cases where gentrificadou occurs near transit stations, changes to the socioeconomic makeup of the neighborhood are 
likely to yield decreased transit use and increased driving. These changes will be most intense in neighborhoods in which 
genintkation is largely driven by speculation rather than increased transit accessibility.

Little research has yet been conducted assessing the effects of gentrification on travel behavior. The research that has been 
conducted is weak methodologically, uses relatively old data, and does not specifically examine Los Angeles.

A

Introduction

In this section, I present a review of the exiting literature with two goals in mind. First, I situate my research 
within the context of past empirical work on gentrification and travel behavior. Second, drawing on a wider 
literature, I establish a theoretical framework with which to understand the interactions between TOD, 
neighborhood change, and transportation choices.

Unfortunately, very litde work has examined the effects that gentrification may have on travel behavior. 
Indeed, only a few scholars have approached this question. In 2007, Danyluk and Ley assessed the impact of 
gentrification on travel behavior in three Canadian cities.74 A year later, Kushto and Schofer at 
Northwestern University examined the transportation effects of neighborhood change from 1980 to 2000 in 76

76Danyluk, M, & Ley, D. (2007). Modaliues of the new middle class: Ideology and behaviour in the journey to work from 
gentrified neighbourhoods in Canada. Urban SIndies, 44(\ 1), 2195-2210.
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Chicago, IL, although this paper was never published/7 Most recently, researchers at Northeastern 
University conducted a national study of demographic and travel behavior changes around tail station areas 
in the 1990s/8 Despite using similar methods, these studies have shown mixed results. In some cases, it 
appears that gentrification is associated with decreased driving and increased travel by transit and other 
modes. In others, it seems that incoming gentrifiers bring more automobiles and drive more than the 
residents they displace.

In order to understand the dynamics that may be behind diese contrasting results, it is helpful to turn to the 
broader literatures associated with the topic. Later in this section, I will return to these three studies, armed 
with a more developed theoretical expression of the interrelated dynamics driving neighborhood change and 
travel. Toward this end, I will examine scholarship from a variety of fields.

I first explore the scholarship on TOD, the built environment, and travel behavior, contending that while 
this literature contains key lessons about neighborhood change and travel, these lessons have been largely 
ignored. Second, I discuss several contributions from economic geography that provide a theoretical 
understanding of how households decide where to live and how these decisions relate to transportation 
access. I then synthesize these disparate literatures in an attempt to understand the interactions of 
neighborhood change and travel behavior. Finally, I apply these insights to the existing literature evaluating 
the effect of gentrification on mode choice, and draw conclusions to inform my own research.

Transit-oriented Development, the Built Environment and Travel Behavior: A Myopic 
Literature

In the last several decades, the concept of transit-oriented development, or TOD, has electrified the 
planning profession. Indeed TOD’s boosters make bold and captivating claims. By carefully locating new 
development near transit nodes, they contend we will “relieve traffic congestion, improve air quality, cut 
down on tailpipe emission and increase safety in transit-served neighborhoods by coaxing travelers out of 
their cars and into trains and buses/'77 * 79 80 These claims are (somewhat) supported by a rich and quickly 
evolving literature that seeks to understand and quantify die relationship between the built environment and 
travel behavior. In this section, I present a brief overview of the concept of transit-oriented development 
and the supporting built environment literature. I contend that this literature has become myopic, 
developing methodological sophistication but ignoring key lessons about neighborhood change and travel. 
Specifically, this literature tends to use statistical methods to control for the influence of socioeconomic 
factors, ignoring their importance in shaping travel behavior and their complex interactions with the built 
environment. Additionally, I suggest that the built environment literature has failed to grasp the 
implications of self-selection (the process whereby transit using households locate near transit) as they relate 
to gentrification.

There is no single, all encompassing definition of transit-oriented development80,81 Most scholars look to 
the definition put forward by Peter Calthorpe in the early 90s, which describes TOD as dense, mixed-use,

77Kushto, E., & Schofer, J. (2008). Travel and transportation impacts of urban gentrification: Chicago, Illinois Case Study. 
Unpublished.

Pollack, S., Bluestone, B., & Billington, C. (2010). Maintaining diversity in America's transit-rich neighborhoods: Toolsfor equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
7lJCervero, R. (2008). Transit-oriented development in America: strategies, issues, policy directions. In: Tigran Haas, Ed. New 
urbanism and beyond: designing cities for the future. New York: Rizzoli, 126.
80Dittmar, H. & Ohland, G. eds. (2004). The new transit town. Best practices m transit-oriented development. Island Press: 
Washington, DC.
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pedestrian-friendly development built in dose proximity to transit stations.82 However, questions abound 
and TOD practice and theory often diverge. For instance, while TOD can theoretically exist along any type 
of transit, in practice it is generally not applied along bus corridors since developers are loath to build 
around lines that could be easily cut or moved.83 Similarly, it is not dear whether preexisting dense, walkable 
neighborhoods with high transit patronage should be considered TOD. Indeed, while many older urban 
neighborhoods—particularly those with highly transit-dependent populations—fit the definition of TOD, 
planners are generally averse to applying the TOD label.

However contested its definition, in practice TOD is a highly spedfic development paradigm. Transit- 
oriented development is nearly always built around rail stations,84 although some dties such as Los Angdes 
are experimenting with TOD near bus rapid transit stations.85 It is constructed on top of or adjacent to 
transit stations, typically through “joint development,” or formal agreements between private developers 
and transit agency land holders,86 and is often made attractive to the private sector through public subsidies, 
land-markdowns or loosened zoning requirements.87 TODs are also generally built with an eye to a spedfic 
demographic. While acknowledging the need for affordable housing, TOD’s boosters tend to view it as a 
response to, and catalyst for, “the hoped-for middle-class migration back to the dty,”88 housing “childless 
couples, Generarion-Xers, and empty-nesters.”89 More recently, advocates have proposed that TODs should 
explidtly indude a range of household incomes.

TOD’s goals are more straightforward—namely to decrease driving and increase travel by transit and other 
modes. The theory is simple. By placing more people within easy access of transit, and in dense 
environments with lots of destinations easily reached by public transportation, TODs should increase transit 
use, walking and biking. This theory is supported by a vast literature that attempts to quantify the roles that 
transit accessibility and the built environment play in shaping travel behavior. Indeed, a lively debate exists 
as to the exact weights and interactions of the so called “five D’s”, or density, diversity, design, destination 
accessibility and distance to transit.91 While this literature is too large to summarize here, a number of 
reviews and meta-analyses have already done so. 
scholarship. 11

90

92,93, H «,96,97 Three main points emerge from this

11 Wander, Madeline. (2008). An equity agenda for transit-oriented development. Planning for sustainable growth in Los Angeles’ 
inner city. Urban ^EnvironmentalSenior Comprehensive Project. Occidental College: Los Angeles, CA.
®2Calthorpe, P.(1993). The next American metropolis: ecology, communities and the American dream. Mew York, Princeton 
Architectural Press.
85 Center for Transit-oriented Development and the I-'ederal Transit Administration.(2011). Webinar on Value Capture and Transit. 
w Ibid.
85 Moliere, R. (2011). Bus Rapid Transit: The Next OpportunityJbrTOD. Presentation to the Urban Land Institute. Los Angeles, CA. 
“Transit-oriented development in America: strategies, issues, policy directions. In: Ed. Tigran Haas, New urbanism and beyond: 
designing cities for the future. New York: Ri^pd, 124.
^Cervero, R. (2008). T ransit-oriented development in America: strategies, issues, policy directions. In: Ed. Tigran Haas, New 
urbanism and beyond: designing cities for the future. New York: Ri^ppii, 124.
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Washington, DC.
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92 Crane, R. (2000). The influence of urban form on travel: an interpretive review, journal of Planning Literature. 15:3.
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First, these studies generally confirm that the built environment does have a statistically significant, if small, 
effect on travel behavior. In reviewing the literature, a recent study commissioned by the National 
Academies suggests that residents of compact (twice as dense as average), walkable and transit accessible 
neighborhoods drive 5 to 25 percent less than average.98 A meta-analysis conducted by Cervero and Ewing 
found elasticities of 7 to 29 percent of transit use in relation to density, diversity of land uses, design and 
distance to transit, meaning that we can expect a 7 to 29 percent change in transit use for each 100 percent 
change in these variables." Overall, these studies suggest that TOD can modestly influence travel. If we are 
willing to make large scale changes to the built environment, which will take years and many billions of 
dollars to accomplish, we can expect modest change in travel behavior.

Second, much to its detriment, the built environment literature pays scant attention to socioeconomics, 
resulting in skewed implications for policy. Most studies attempt to isolate the effects of the built 
environment using statistical techniques that control for other possible influences on travel behavior. Across 
the board, socioeconomic characteristics are included as control variables. Since socioeconomic factors are 
not the concern of this body of research, few researchers report the significance of their effects relative to 
other variables. However, in those studies that do, socioeconomic characteristics appear to have more (and 
sometime far more) influence than built environment factors, 
contribution of the BE [built environment] is, in most cases, relatively small relative to the contributions of 
socio-demographics and unmeasured variables.

If this is indeed true, it suggests that scholars and practitioners may be overly focused on built environment 
variables, while ignoring the socioeconomic factors that actually drive travel behavior. Methodologically, this 
suggests that the standard approach wherein socioeconomics function merely as a s tads deal control may be 
deficient. Instead, researchers might consider modeling the interactions of socioeconomics and changes to 
the built environment, in order to gain a better understanding of their joint effects on travel behavior.
As Badoe and Miller note, “different people will respond to different density levels/urban designs in 
different ways.”,0cThis raises graver concerns for the real world. TOD, as it is typically practiced, often 
involves improvements to the built environment and explicit attempts to attract middle or upper-class 
residents. Both practices have the potential to stimulate gentrification in low-income neighborhoods. In this 
way, built environment and socioeconomic variables may be far more linked than is accounted for by

100.101,102 As Cao, et al point out, “the
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97Brownstone, D. (2009). Key relationships between (he built environment and VMT. Special report 298: Driving and the built 
environment: The effects of compact development on motorized travel, energy use and, C02 emissions. Prepared for the 
Committee on the Relationships Among Development Patterns, Vehicle Miles Traveled, and Energy Consumption. 
Transportation Research Board and the Division of Engineering and Physical Sciences.

"Committee on the Relationships among Development Patterns, Vehicle Miles Traveled, and Energy Consumption. (2009). 
Special report 29S: Driving and the built environment: The effects of compact development on motorized travel, energy use and, C02 emissions.. 
Washington, DC: National Academy of Sciences/National Research Council.
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99 Ewing, R & Cervero, R. (2010). Travel and die built environment: a meta -analysis. Journal of the American Planning Association. 7 6:3. 
,00Rajamani, J. (2003). Assessing impact of urban form measures on nonwork trip mode choice after controlling for demographic
and level-of-service effects. Transportation Research ReconL\831: 03 3392. 158 -165.

Ewing, R & Cervero, R. (2001). Travel and the built environment: a synthesis, Transportation Research Record. 1780: 87-114.
,02Badoe, D. & Miller, E. (2000). Tiansportation-land-use interaction: empirical findings in North America, and their implications
for modeling. Transportation Research Part D, 235-263.
10J Cao, X, et aL (2009). Examining the impacts of residential self-selection on travel behaviour: a focus on empirical findings. 
Transport Reviews, Vol. 29:3,359-395. 
m Ibid.
105Badoe, D. & Miller, E. (2000). Transportation-land-use interaction: empirical findings in North America, and their implications 
for modeling. Transportation Research Part D, 254.
,06Badoe, D. & Miller, E. (2000). Transpoitation-land-use interaction: empirical findings in North America, and their implications 
for modeling. Transportation Research Part D, 254.
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academic studies or by planning practice. The dominance of socioeconomic factors in shaping travel 
behavior suggests that where gentrification does take place, it is likely to counteract any transit ridership 
gains resulting from improvements to the built environment.

The third insight that we can borrow from the built environment and travel behavior literature concerns the 
importance of accounting for the choices that households make about where to live. While many early 
studies of the built environment looked simply at the travel of residents in dense or transit-served 
neighborhoods in comparison to other neighborhoods without these characteristics,107 it soon became 
apparent that the higher levels of transit use in these neighborhoods was in least partly due the in-migration 
of those with a propensity to use transit (or self-selection). For instance, in a 2007 study using the Bay Area 
Travel Survey, Cervero estimated that approximately 40 percent of the increase in rail commuting near rail 
stations was the result of residents self-selecting to live near transit.

Researchers have identified two aspects of self-selection. As we might expect, socioeconomics play a 
significant role in households’ decisions to locate near transit. In Cervero’s 2007 study, he found that 
socioeconomic factors such as income and race had the greatest power among socio-economic variables to 
explain why households chose to live near rail transit. Some researchers have also tried to understand the 
effects of households’ attitudinal preferences for various types of urban environments and travel modes on 
their location choices and subsequent travel behavior. However, these studies have had a difficult time 
unraveling the various interactions between demographics, attitudes, and neighborhoods and findings 
remain mixed.109 Interestingly, as Brownstone notes, “recent studies with disaggregate data find no impact 
of self-selection after controlling for rich sociodemographics,”110 suggesting that attitudes may be heavily 
mediated by socioeconomic variables. In practice, these findings imply that stated preferences for transit- 
friendly living (for instance, by incoming TOD residents who choose to move toward transit) may shape 
travel behavior far less than these household’s demographic characteristics. In other words, whatever their 
preferences, people who can afford to own a car typically own one, and those with cars typically drive 
them.

T he built environment and travel literature thus provides a number of lessons for our purposes. First, it is 
clear that the built environment can modestly influence travel behavior. While the exact weights of the 
various factors that influence transit ridership remain somewhat unclear, it is also evident that 
socioeconomic factors have large effects that arc likely stronger than that of the built environment. This 
suggests that scholars should develop a clearer understanding of the interactions of socioeconomic change, 
urban form, and travel behavior, and that decision-makers should be skeptical of policies that purport to 
change travel behavior yet may lead to gentrification. Finally, it appears that transit ridership depends 
heavily on households’ ability to sort themselves such that those most likely to use transit (determined 
largely by socio-economics) are able to live near transit.

1US
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'"'Cervero, R. (2007). Transit-oriented development’s ridership bonus: a product of self-selection and public policies. Emiinument 
and Planning A. 39(9) 2068-2085.
'"“Ibid, 23.
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Urban Spatial Structure, Gentrification and the “Dark Side” of Self-Selection

These findings from the self-selection literature are echoed by a number of other studies that suggest low- 
income households have a propensity to locate adjacent to transit. This section briefly discusses these 
studies, focusing specifically on the economic models the authors developed regarding the interactions of 
transportation accessibility and household location. These models are useful in understanding how travel 
and gentrification may shape one another.

Perhaps the most relevant study is that by Glaeser, Kahn, and Rappaport, which attempts to answer the 
question of why low-income people live in cities.112 The authors theorize that low-income people tend to 
live in cities—particularly central cities—because they self-select to be near transit. The article contains 
both a critique and refinement of classic models of urban spatial structure and income distribution based on 
the work of William Alonso. These models imagine a flat plain with a point at the center to which all 
workers commute. Workers choose how far to live from the center by trading off the costs of commuting 
(in both time and money) with what they must pay for housing. Housing costs in this model are highest near 
the middle, and fall toward die periphery.

Traditionally, theorists have sought to explain the affluence of the suburbs relative to the central city by 
assuming that wealthy people are willing to trade increased commute times for larger houses.113 Testing this 
assumption empirically, Glaeser, et al. found that the demand for spacious housing is far too low to explain 
the centralization of poverty.114 Another classic theory proposes that low-income people live primarily in the 
central city because the housing stock is older, more decrepit, and therefore cheaper. This theory is very 
similar to the idea of “filtering” upon which Smith builds his theory of gentrification.115 Glaeser, et al. 
concede that this process likely has an effect and ultimately, ‘View this theory as complementary” to their 
own, but contend that it is not sufficient to explain low-income peoples’ concentration in central cities.

The authors offer an alterative explanation, in which lower-income people locate in the central city because 
of transit availability. They provide a somewhat exhaustive empirical defense of this contention, using 
national evidence as well as specific examples from New York City subway expansions. Ultimately, their 
hypothesis is well supported, reasonable, and is quite consistent with the self-selection literature. The article 
also offers a refinement of traditional economic models that is useful for my purposes.

Specifically, they suggest that the Alonso model is deficient because it assumes everyone uses the same 
commute .mode. By contrast, they propose a model in which households have access to automobiles, transit, 
and walking. Since many low-income people cannot afford to purchase an automobile they will tend to live 
where transit is accessible or walking is reasonable. They are thus willing to pay a premium for housing that 
minimizes transportation costs. By contrast, higher income households can afford cats and therefore have a 
comparative advantage in living further afield where they are able to buy a larger house than would be 
possible at the city center. In economic terms, the bid rent curve for transit users is far steeper than that of 
drivers.

112Glaeser, E., Kahn, M., & Rappaport, J. (2008). Why do the poor live in cities: The role of public transportation. Journal of Urban 
Economics, 63(f), 1-24.
113Heilfarun, J. & McGuire, P. (1987). Site rent, land-use patterns, and the form of the city. Urban Economics and Public Polity. Third 
Edition, New York: Saint Martin’s Press.
114Glaeser, E., Kahn, M., & Rappaport,}. (2008). Why do the poor live in cities: The role of public transportation. Journal of Urban 
Economics, 63(f), 1- 24.

Smith, N. (1979). Toward a theory of gentrification: a back to the city movement by capital not people. Journal of the American 
PlanningAssociation, 45(f), 538M-8.
113
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Glaeser, et al’s arguments are quite helpful in understanding the interactions of transit and neighborhood 
change. Empirically, they lend support to the idea that low-income households self-select to be near transit, 
and that living near transit helps people economize on their total housing and transportation costs.

The piece is also theoretically rich. The author’s model yields an urban spatial structure very similar to that 
which Smith elaborates, and Glaeser, et aL view their model as complementary to the filtering dynamics that 
Smith describes. Combined, these models help us to understand the formation of low-income, disinvested 
neighborhoods near transit-rich city centers. They also help us understand the potential for these 
neighborhoods to gentrify. Glaeser, et al.’s model suggests that as the costs of various transportation 
options change, geographic distributions of low and high-income people are likely to emerge.

For instance, they note that, as the costs of driving rise or the costs of transit fall, cities are likely to develop 
a pocket of wealthy residents near the city center for whom transit or walking provides an economical 
alternative.1 lfi This situation would likely lead to the gentrification of formerly working class areas adjacent 
to transit. In Smith’s language, it could potentially increase the gap between the existing land value, and that 
possible under a “higher and better” use (in this case housing directed toward wealthier people who 
prioritize transit connections or pedestrian environments).

Changes to the costs of driving and transit, need not be monetary. Similar effects can be inferred from a 
related piece by Kahn and Baum-Snow examining rail transit expansions.117 They suggest that in areas where 
the total time and monetary costs of rail commuting fall below driving, some residents may switch from 
driving to rail use. This in turn drives up the land values adjacent to rail stations. While the authors do not 
talk about self-selection, it is reasonable to assume that some wealthier households are likely to migrate to 
these newly more accessible areas, and also that other lower-income households might be forced to leave.

It is also reasonable to assume that changes in congestion levels, or rates of central city employment (which 
could lengthen driving times from the suburbs), would yield similar results, 
some of the demand-side factors identified in the gentrification literature.
contention that changing station area demographics may be behind the increases in rail commuting by the 
wealthiest households, and the corresponding decreases by the lowest-income households he observes in 
the 2000 National Household Travel Survey.

Pucher’s findings concretize the above discussion, illustrating the “dark side” of self-selection. As the costs 
and benefits of various transportation options rise and fall, low-income residents who formerly minimized 
their transportation costs by living close to transit, may be outbid and displaced by new residents self- 
selecting to live near transit This raises normative questions of distributive justice, as transit-dependent 
households are forced to live further from transit. It might also yield unfortunate declines in ridership since

11S, 119 This is consistent with
120.121,122 It also supports Pucher’s

123

116Glaeser, E., Kahn, M., & Rappaport, J. (2008). Why do the poor live in dties: The role of public transportation. Journal of Urban 
Economics, 63(1), 8.
117 Kahn, M E., & Bauin-Snow, N. (2006). Effects of urban rail transit expansions: Evidence from sixteen dries, 1970-2000. 
Brookings- Wharton Papers on Urban Affairs, 2005(1), 147—206. Brookings Institution Press.
n*Giuliano, G., 8c Small, K. (1993). Is the Journey to Work Explained by Urban Structure? Urban Studies, 30(9), 1485-1500.
1,9 Kahn, M. E., & Baum-Snow, N. (2006). Effects of urban rail transit expansions: Evidence from sixteen ddes, 1970-2000. 
Brookings- Wharton Papers on Urban Affairs, 2005(1), 147-206. Brookings Institution Press. 20.

Kennedy, M. & Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification andpolity choices, A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and PolicyLink.
121$kaburskis, A. (2011). Gentnfication and risk sodcry. Wharton Real Estate Review, Fall
122Smith, N. (2002). New globalism, new urbanism: gentrification as global urban strategy. Antipode, 34(3), 427-450. 
mpucher, J., & Renne, J. L. (2003). Sodoeconomics of urban travel: Evidence from the 2001 NHTS. TransportationQuarterfy, 
57(3), 61.
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higher income households are more likely to use transit sparingly and only for work trips, than lower- 
income households who depend on transit for other trip purposes. 124
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Does Transit Investment Cause Gentrification?jyt
pijP
lil;

The literature outlined above helps illuminate the somewhat contradictory findings of research attempting to 
understand the links between transit investments and neighborhood change. Given Glaeser, et al.’s findings 
that transit serves to attract low-income families, we might infer that rail stations would do exactly the 
opposite of cause gentrification. And indeed, some studies have found this to be true. Anas, for instance 
found that transit investments tend to lower central-city property values.125 In a national study, Kahn found 
that rail stations with park and ride facilities tend to lower the rates of college-educated station area 
residents.126 Nelson, studying a Metropolitan Atlanta Rapid Transit Authority (MARTA) expansion, found 
significant negative influences on property values in an adjacent high-income neighborhood (as well as 
positive influences in a neighboring low-income neighborhood).127 Yet the majority of studies find that new 
rail investment increases property values and can alter the demographic composition of the surrounding 
neighborhood.12*125,30 
values.

How do we make sense of these disparate findings? Drawing on the literature surveyed thus far, it is 
reasonable to join Chappie,132 Diaz & Mclean133, Cervero134 and Loukaitou-Sideris& Banerjee135 in suggesting 
that the economic effects of transit facilities are deeply contextual. In some instances, they may serve to 
attract earless low-income households, while in others they may facilitate investment, upgrading and/or 
gentrification. Below I outline some of the forces upon which station area gentrification may depend. While 
these echo those elaborated in the preceding gentrification chapter, here 1 focus specifically on those related 
to transit investment.
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u^Giuliano, G., Hu, H., & Lee, K.. (2001). The role of public transit in the mobility of low income households: Final Report. 
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151Knaap, G. J., Ding, C, & Hopkins, L. D. (2001). Do plans matter?: The effects of light rail plans on land values in stadon areas. 

Journal of Planning Education and Research, 2/(1), 32-39.
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Factors likely to cause gentrification near transit:

Demand Side Factors; Overall, transit is likely to cause gentrification when it provides a viable alterative to 
the car for higher income households. This might occur because of:

• Demographic and cultural changes that increase the desirability or social acceptance of using 
transit;'*137

.138,139,140, Ml• Declining speed and/or increasing monetary costs of automobile use;

• Increases in accessibility such as new or faster transit service. This becomes particularly relevant
142,143, 144, HSwhen access is improved relative to cars, and to managerial or professional jobs; and

• Pedestrian friendliness, which may increase the accessibility of commercial property, and 
consequently its value. HA. |47

Supply-Side Factors; Overall, transit is likely to cause gentrification when it resolves the collective action 
problem of disinvestment. Formerly disinvested neighborhoods in proximity to a hot market are therefore 
ripe for gentrification.

• A credible commitment to large scale investment: reinvestment in a disinvested neighborhood is 
likely when it appears that an actor (a state agency, financial institution or large land-owner) 
demonstrates a commitment to refurbish the physical environment at a scale capable of influencing

148.U9 Gentrification around transit investments is likely to occur when there is:

■J#DanyIuk, M., Sc Ley, D. (2007). Modalities of the new middle class: Ideology and behaviour in the journey to work from 
gentrified neighbourhoods in Canada. Urban Studies, 44(11), 2195-2210.
1’'Chappie, K. (2007). Transit-oriented for all: the case for mixed-income transit-oriented communities in the Bay Area. Great 
Communities Collaborative framing paper. Berkeley, Ca.
tJtGlae$er, E., Kahn, M., & Rappaport, J. (2008). Why do the poor live in cities: The role of public transportation. Journal of Urban 
Economics, 63(1), 8.
1J,Kahn, M. E., Sc Baum-Snow, N. (2006). Effects of urban rail transit expansions: Evidence from sixteen cities, 1970-2000. 
Brookings- Wharton Papers on Urban Affairs, 2003(1), 147-206. Brookings Institution Press,
146 Kennedy, M. Sc Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification and policy choices. A Discussion Paper 
Prepared for Ihe Brookings Institution Center on Urban and Metropolitan Policy and Policy Link.
'‘•’Smith, N. (2002). New globalism, new urbanism: gentrification as global urban strategy. Antipode, 34(3), 427-450.
142Kolko,J. (2009). Job location, neighborhood change, and gentrification. Unpublished Manuscript.
H3Glaeser, E., Kahn, M., Sc Rappaport, J. (2008). Why do the poor live in cities: The role of public transportation. Journal ofiUrban 
Economics, 63(1), 8.
1+1 Kahn, M. F... Sc Baum-Snow, N. (2006). Effects of urban rail transit expansions: Evidence from sixteen cities, 1970-2000. 
Brookings-Wharton Papers on Urban Affairs, 2005(1), 147-206. Brookings Institution Press.
l4SLoukaitou-Sideri$, A., & Banerjee, T. (2000). The Blue Line blues: Why the vision of transii village may not materialize despite 
impressive growth in transit ridership. Journal of Urban Design, 5:2,101-125.
|4*Kahn, M. (2007). Gentrification trends in new transit-oriented communities: Evidence from 14 cities that expanded and built 
rail transit systems. Beal Estate Economics, 35(2), 155-182.
147Diaz, R. B., Sc Mclean, V. (1999). Impacts of rail transit on property values. American Public Transit Association Rapid Transit 
Coherence Proceedings, 1-8.
I4iSmith, N. (1979). Toward a theory of gentrification: a back to the city movement by capital not people. Journal of the American 149
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150, 151the area’s land or housing market, 
successfully and intentionally to demonstrate this type of commitment.

Large transit investments appear to have been used
152

Gentrification Should Lower Transit Use and Increase Driving

Having examined the relevant contributions from a variety of literatures, it is now possible to make some 
conjectures about the likely effects of gentrification in transit station areas. First, by its definition, 
gentrification involves the replacement of lower-income people by higher income people. It is well 
documented that in the U.S. overall and in Los Angeles, wealthier and whiter communities own and use cars 
far more than lower-income groups and communities of color. Large changes in travel behavior are 
therefore likely as an area becomes wealthier and whiter. These effects will be particularly significant as a 
neighborhood loses its lowest-income residents, many of whom are quite unlikely to have cars.

As neighborhoods change, modes upon which lower-income people depend, such as buses, should see the 
greatest declines, while modes used by the wealthy (such as driving and commuter rail) might see growth. 
Overall however, transit use should decline steeply, particularly in cities like Los Angeles where nearly all 
transit riders have very low incomes and most ride buses. Since low-income people are more likely than 
wealthier people to use modes other than the private auto for non-work trips, it is likely that non-work 
travel by car will increase more dramatically than for work-trips.

Glaeser, et al., Kahn and Baum-Snow’s work suggests that changes to the cost of various travel modes may 
alter households’ location and travel choices. Where transit is faster than, or competitive with, driving, it is 
reasonable to expect that some higher-income households will begin to use transit and/or choose to locate 
adjacent to transit stations. We may therefore see higher rates of use on modes like rail with exclusive rights- 
of-way than we would otherwise expect. Similarly, it is possible that walking and billing rates may increase 
adjacent to job centers as higher income residents relocate to avoid traffic congestion.

If gentrification near transit stations is driven primarily by demand-side factors—reflecting wealthier 
residents self-selecting to take advantage of rail transit—new transit riders are likely to partially offset the 
lost trips of displaced lower-income residents. However, if gentrification is largely due to supply-side factors, 
little to no transit ridership offset is likely to occur. In this scenario, it is the quality of development 
investment rather than the quality of transit that drives the decision to move to a neighborhood (at least for 
owner-occupiers). Thus areas with a high degree of speculation are likely to see the greatest declines in 
transit service.

Finally, if demand for housing adjacent to transit rises at a scale sufficient to affect the property market, 
households will be forced to adjust the tradeoff they make between housing and transportation costs. Some 
of these transit riding households will likely reduce housing costs by moving further from transit and 
purchasing or resurrecting a decrepit automobile or carpooling. Thus it is possible that new car trips will be 
generated by some of those who are displaced.

153

l3°Knaap, G. J., Ding, C., & Hopkins, L. D. (2001). Do plans matter?: The effects of light rail plans on land values in station areas. 
Journal of Planning Education and Research, 2/(1), 32-39.
151Smith, N. (1979). Toward a theory of gentrification: a back to the city movement by capital not people. Journal of the American 
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METRANS Transportation Center.



Will Dominie Is Just Growth Smarter Growth? \ 38

How Does Gentrification Relate to Travel Behavior?

With these theoretical assumptions in mind, we can now critically assess tire few articles that have sought to 
understand the affects of gentrification on travel behavior. Danyluk and Ley’s paper examines the effects of 
gentrification on travel behavior in Toronto, Vancouver and Montreal, Canada.154 Unfortunately, their piece 
is both theoretically and methodologically weak. While the authors do outline some of the economic forces 
underlying gentrification, they largely ignore their likely effects on travel behavior. They also ignore the 
relationship between socioeconomics and mode share. Instead, they posit that gentrifiers’ liberal, green, 
political ideologies should yield lower rates of non-automotive travel in gentrifying areas. To test this 
hypothesis, they correlate gentrification (as proxied by occupation and educational attainment) with various 
travel modes. Strangely, Danyluk and Ley do not attempt to assess changes in travel mode shares over time. 
Thus it is impossible to tell whether gentrifiers are using non-automotive modes, or simply moving to 
neighborhoods where these modes are popular.

The authors find that, controlling for distance from the city center, gentrification is correlated with higher 
rates of cycling and walking, lower rates of driving, and lower rates of transit use. While cycling and walking 
rates conform to their expectations, they are somewhat confounded by low transit use and high driving in 
gentrifying tracts. They go as far as to suggest that transit use rates might be artificially low due to the 
statistical influence of the “more conservative urban professionals” of one upscale neighborhood, who 
subscribe to a more “mainstream ideology that equates the status and convenience of driving a fashion-able 
car with a cosmopolitan lifestyle.”155 In doing so, they miss the large influence that socioeconomic 
characteristics have on mode choice, and collapse gentrification into a cultural phenomenon devoid of an 
economic basis.

Kushto and Schofer’s unpublished paper is somewhat more rigorous, but is nonetheless methodologically 
weak.105 The authors study the gentrification and travel behavior in Chicago between 1980 and 2000, using 
both aggregate and disaggregate data. To assess changes at the neighborhood scale, Kushto and Schofer 
classified census tracts as gentrifying when four conditions were met: aggregate family income increases, and 
the percentage of rental units decreased, and the percentage of families with children increased, and the 
percentage of adults with bachelors degrees increased.

The authors note that the pattern of gentrification changed significantly between the 80s and 90s, with more 
recent change occurring closer to the city center. Comparing the gentrifying tracts to a random sample of 
non-gentrifying tracts, the authors note that gentrifying tracts had a lower percentage of car ownership, and 
a higher rate of transit use. However they also note that non-gentrifying tracts were, on average, far further 
from the central business district (CBD) than gentrifying tracts. Since travel behavior in general, and transit 
use in particular, tends to vary considerably with distance from central business districts, it is likely that the 
observed difference between gentrifying and non-gentrifying tracts was due to spatial location rather than 
neighborhood change. It is not clear why the authors did not control for distance from the CBD.

This study also examined household level data from the Chicago Metropolitan Agency’s 2007-2008 
household travel survey. The researchers identified a set of households who had moved recently, owned 
their home, had a college degree, and earned 25 percent more than the survey’s mean income, classifying 
these households as gentrifiers. Kushto and Schofer found that gentrifying households tended to be less

mDanyluk, M., & Ley, D. (2007). Modalities of the new middle class: Ideology and behaviour ill the journey to work from 
genfctified neighbourhoods in Canada. Urban Studies, 44{\\), 2195-2210.
155Ibid, 2208.
15r’Kushto, E., &Schofer, j. (2008). Travel and transportation impacts of urban gentrification: Chicago, Illinois Case Study. 
Unpublished.
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auto-reliant, and more likely to use transit soon after a move than did non-gentiiflers, but that over time 
these differences disappeared.

The authors conjecture that since these cross-sectional data capture successive periods of gentrifiers, the 
lower automobile dependence of recent movers could signal an increasing pattern of transit based self
selection. While the household level patterns that Kushto and Schofer identify are too sporadic and 
inconsistent to tell a coherent story, it is certainly possible that affluent households are increasingly likely to 
move close to transit, particularly if Chicago is seeing increased congestion, increased central city job growth 
or transit improvements.

The most recent and robust examination of the interactions of gentrification and travel behavior is Pollack 
et al.’s 2010 national study. The authors present a cogent analysis of neighborhood change and travel 
behavior adjacent to rail stations built during the 1990s.157 The authors used block group level data from the 
1990 and 2000 censuses, examining changes in demographic and travel variables relative to regional changes 
in these variables. The study found considerable evidence of gentrification in station areas nationwide. On 
average, population, housing units, income, rents and home prices all increased in new rail station areas 
relative to the region.

Researchers also found significant changes in transit use and auto-ownership. Overall, car ownership 
increased over time in station areas, likely reflecting the influx of wealthier migrants. Changes to transit use 
were uneven. While the majority of station areas had higher growth (or a lower decline) of public transit use 
than the surrounding region, a significant percentage saw transit use drop faster than the region. This raises 
serious concerns about the efficacy' of new stations in promoting residents7 transit use.

In order to understand why the observed changes occurred, the authors split their findings by type of rail. 
They found that both the socioeconomic and travel behavior changes were magnified for light rail stations. 
Light rail station areas grew far more rapidly and became whiter and higher-income than other rail station 
types. Additionally, light rail stations saw much faster increases in owner-occupancy' rates, and faster growth 
in home values relative to rents, suggesting a speculative housing market. Since the majority' of the light rail 
stations studied began as low-income neighborhoods with high percentages of renters, it is likely that these 
areas developed significant rent gaps, which were capitalized following transit investment.

It was in these light rail areas that researchers found the poorest transit performance—ridership actually 
declined relative to the regions in which they were situated. This supports the theoretical assumption that 
ridership should be lowest when the neighborhood change is driven by supply-side factors rather than self
selection. By contrast, new commuter rail stations, which are designed to compete with the private car, 
yielded the largest increases in transit ridership, and the lowest fates of gentrification. It should be noted 
however, that these stations were primarily built in already high-income neighborhoods with few transit 
riders.

While Pollack et al.’s study is well researched and thorough, a number of questions remain unexplored. First, 
their analysis used relatively old data, which makes it difficult to determine what kinds of neighborhood 
change occurred during the most recent decade. Second, while the authors describe two simultaneous 
phenomena (increasing gentrification and decreasing transit use) they do not statistically test the relationship 
between these processes. Consequently, we know that these trends sometimes occur together, but not 
whether they are necessarily linked. Additionally, the researchers’ inclusion of only' a few travel behavior 
variables (omitting for instance rates of driving or use of other modes) limits the usefulness of their findings.

157 Pollack, S., Bluestone, B., & Blllington, C. (2010). Maintaining diversity in America’s transit-rich neighborhoods: Toolsfor equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
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In particular, it would be helpful to see what types of transit modes are losing ridership in light rail station 
area neighborhoods, as well as to explore the effects of new stations on walking, biking and carpooling.

What Questions Remain to be Explored?

As the foregoing discussion makes clear, much work remains to be done to untangle the relationship 
between gentrification and travel behavior. In fact, I found no studies with acceptable methodologies that 
statistically evaluated this connection, although Pollack et alls report presents compelling descriptive 
evidence from which a link can be inferred.

While a number of previous authors have sought to evaluate the statistical connections between 
gentrification and travel behavior, their analyses have not effectively demonstrated changes in travel 
behavior over time. Nor have other studies utilized adequate statistical controls for built environment 
variables such as density or distance from tire CBD. While not explicitly focused on the question at hand, 
the built environment and self-selection literature can be reverse-engineered to provide insights regarding 
appropriate controls and methods. These will be discussed further in the methodology section.

Studies to date have also not utilized an adequate theoretical understanding of the mechanisms that drive 
gentrification. Such a framework would allow researchers to identify the divergent paths drat gentrification 
might follow, and their interconnections with travel behavior. Research should explore for instance, the 
effects of housing speculation on travel. Noting Glaeser, et al. and Kahn and Baum-Snow’s work on urban 
spatial structure and changing commute patterns, it would also be useful to consider changes to the relative 
costs and convenience of various travel inodes at a regional level, in order to better understand how these 
affect households’ location and transportation decisions.

Finally, both the scholarship on gentrification and travel, and the built environment and self-selection 
literature focus on the travel patterns of those moving into a neighborhood. Little work takes into account 
both in and outmigration, and no research examines the travel of those who leave a neighborhood. This 
brings to mind Atkinson’s statement that studying the displacement of residents is akin to “measuring the 
invisible”.158 Future research should be directed at understanding who must leave, where they go, and how 
they travel in new neighborhoods.

138 Atkinson, R. (2000) Measuring gentrification and displacement in Greater London, Urban Studies, 37(1), pp. 149-165.
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6. Methodology

Approach

This study seeks to clarify the relationship between gentrification and public transit station area residents’ 
commute mode choices. While it is possible to draw some conclusions about this relationship simply by 
measuring travel pattern trends in gentrifying and non-gentrifying neighborhoods, many other factors 
influence travel patterns.159 Indeed, a neighborhood’s location in the region, its density, the type of 
development that has taken place there, the amount of transit or parking available, and other factors are all 
likely to affect residents’ choices to drive, take transit, or commute by other means. If these factors are not 
taken into account, they may obscure or distort the true relationship between gentrification and travel. This 
analysis, then, uses linear multiple regression to control statistically for these other factors in order to isolate 
the effects of gentrification on travel behavior. It also allows me to explore the relative influence of a 
variety of factors that may be shaping travel in Los Angeles transit station areas.

This analysis is focused on the census tracts within a walkable distance (1/2 mile) of trunk-line transit 
services (heavy? rail, light rail and bus rapid transit) stations operated by Metro. I utilize station area data 
from the 1990, 2000 and 2010 decennial censuses, the 2006-2010 American Community Survey (ACS), and 
the 2000 Census Transportation Planning Package, as well as transit maps, schedules and reports from. 
Metro and other transit agencies.

Gentrification is a loose term that describes not a static state, but a process of change. To reflect the essence 
of this change, I have chosen six variables to capture its key components. These include two income 
variables (additions of high- income households and losses of low-income households), and changes in 
race/ethnicity, occupation, and education. Because gentrification occurs specifically in low-income areas, I 
created an index of these variables weighted by the percentage of households considered low-income in 
1990.

Variation in travel behavior is expressed as the numerical change in the number of residents who travel to 
work on transit or drive alone. I also include a number of other variables in my analysis in order to control 
for variations that may mask the effects of neighborhood change and increase the usefulness of these 
models to policymakers.

To explore this question in detail, I constructed six regression models. Two illustrate the effects of 
gentrification and other factors on transit commuting and driving alone. The other four break gentrification 
into its component parts—focusing particularly on changes in household income—in order to provide 
specific information for decision makers concerned with maximizing transit use near transit stations.

139 See Literature Review.
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Data

This study relies on demographic and commute data from the 1990, 2000, and 2010 decennial censuses and 
the 2006-2010 American Community Survey. I assembled data at the census tract level, in order to maximize 
geographic specificity, without unduly limiting sample sizes. In Los Angeles County, census tracts are 
typically approximately two square miles in area and are home to approximately 4500 people in 1500

households. Several limitations should be noted regarding these data. First, while the decennial census 
provides reasonably robust samples, variables such as commute mode are only available in the ACS. Since 
the ACS surveyed fewer than 1 percent of Californians, data are subject to high margins of error at smaller 
geographic scales such as census tracts. These high margins of error are compounded for travel modes that 
account for a small percentage of commute trips, such as rail, walking, and biking. Since it is impossible to 
statistically describe rail or non-automotive travel after 1990 with much confidence, I have limited my 
analysis to total transit use and solo driving. Second, the census asks respondents only about their travel to 
work, omitting the other 80 to 85 percent of trips to non-work destinations.160 Therefore, my analysis 
includes only a small proportion of the trips station area residents actually make. This limitation is 
exacerbated by the fact that people’s travel to work is often quite different from non-work travel. Overall, 
people use both transit and the private automobile more for work than for non-work travel, while people 
are far more likely to walk or bike for non-work travel.161 Transit use varies significantly as well. While buses 
are used for a variety of purposes, rail use tends to be primarily commute-related.162 Thus, my analysis is 
likely to yield somewhat skewed results such that changes in both transit use and driving may be overstated.

Since census tract boundaries changed significantly between 1990 and 2010, it was necessary to adjust 
census data accordingly. Utilizing the Census Geography Assignment & Conversion Files made available 
through the Redistricting Database of the State of California,16j 1 was able to assign census 1990 data to 
census 2000 geographic boundaries. 1 performed a similar translation from 2010 to 2000 boundaries using 
2010 Census Tract Relationship Files from the Census Bureau.

I used a variety of other data sources to define additional variables. These included File Two of the Census 
Transportation Planning Package, which contains the employment locations for workers, and transit maps, 
schedules and reports from Metro and other agencies. These sources are discussed in more detail below.

Geography

This analysis is focused on the areas surrounding trunkline transit stations (heavy rail, light rail, and bus 
rapid transit) operated by Metro, Los Angeles County’s transit operator. At the time of writing, there were 
82 such stations in operation on five lines. These include two heavy rail lines (Red and Purple), two light rail 
lines (Blue and Green) and one Bus Rapid Transit line (Orange).

Since this study is concerned with neighborhoods with transit stations, I have included in my analysis only 
stations which have had transit service in operation for at least half of the study period (2000 or before). 
These stations, and the lines that serve them are shown below in Figure 8. More details are provided in 
Appendix G. The first of Metro’s rail transit routes, the Blue Line, began operation in 1990, By 2000, a total

160Pucher,J., &R.enne, j. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterly, 57(3),
54.
u,1Ibid, 53.
1S2Ibid, 53.

Files Retrieved From: http://swdb.berkeley.edu/conversioniitinl.163

http://swdb.berkeley.edu/conversioniitinl


Will Dominic Is Just Growth Smarter Growth? I 43

of 50 stations were in operation on the Blue, Green, Red and Purple Lines. Another 32 stations were 
completed by 2010.

Figure 8: Metro Lines and Stations Completed 
by 2000

I defined station anas as all census tracts within a half 
mile of stations. While this half mile figure is 
somewhat arbitrary, it is the distance commonly usetl 
by researchers studying the determinants of 
ndership.
schematically at below.
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Measuring Gentrificatioa
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While scholars have utilized a wide variety of 
methods to identify and quantify the process of 
gentrificadon, a number of variables are used 
constantly across the literature. I proxy 
gentrificadon using six of these metrics.

m

) / 1
First, since gentrificadon, by definidon, refers to an 
influx of higher-income individuals into a 
neighborhood, changes in aggregate income levels 
are usually a central measure of gentrificadon. While 
researchers typically use median income, or 
occasionally per-capita income,

o
Data Source: Metro Developer, 2011.

I have instead included in my analysis numerical changes in 
households by income category because it allows a closer look at changes by household.

167,168,169

1(WCervero, R. (2007). Transit-oriented developments ndership bonus: A product of self-selection and public policies. Environment 
and Planning A. 39(9), 2068 - 2085.
ltoKuby, M. (2004). Factors influencing light-rail station boardings in the United States. Transportation Research Part A: Policy and 
Practice, 38{Z), 223-247.

Arrington, G. B., & Cervero, R. (2008). Effects of TOD on housing, parking, and travel. Transit Cbcperative Research Program, 128. 
147Hudspetli, N. (2003). Gentrificarion and decline in Chicago: Defining neighborhood change with census data. Interpreting 
Neighborhood Change Conference. Chicago: Nathalie P- Voorhees Center for Neighborhood and Community Improvement.
1S* Atkinson, R., &Wulff, M. (2009). Gentrificarion and displacement: A review of approaches and findings in the literature. 
Australian Housing and Research Institute (AHURI) Positioning Paper, (115). Australian Housing and Urban Research Institute.
1<w Walks, R. A., dcMaaranen, R. (2008). The riming, patterning, 8c forms of gentrificarion & neighbourhood upgrading in 
Montreal, Toronto, & Vancouver, 1961 to 2001. Research Paper 211 Centre for Urban and Community Studies Cities Centre, University of 
Toronto.
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I utilized income categories set by the California Department of Housing and Community Development for 
determining housing affordability:

• Extremely Low-Income (less than $25,000)
• Very Low-Income ($25-40,000)
• Lower-Income ($40-60,000)
• Moderate-Income ($60-75,000)
• High-Income ($75,000 and up)

In some models, I evaluate each income category separately. In others however, I have combined declines in 
the lowest-income households (extremely and very low-income) and increases in those with the highest 
incomes (high-income) with change in three other demographic variables to develop a composite proxy for 
gentrification.

As noted in Section 3, while gentrification may occur without racial/ ethnic change, or as one population of 
color replaces another, in this country it generally results in an influx of new white residents.171 For this 
reason, I include the percentage of non-Latino Whites as a proxy for racial/ethnic change.

With the exception of race/ethnicity, the variables above could potendally indicate a community that is 
growing wealthier over time without necessarily seeing in-migration. Measuring gentrification, therefore, 
necessitates including indicators differentiating this “incumbent upgrading” of already existing households 
from wealthier newcomers. Measuring changes in race and ethnicity can serve as one method of parsing 
these processes, but will fail to capture racially homogenous change. Gentrification scholars therefore 
typically include variables, such as occupational status and educational attainment, which can indicate larger 
shifts in class and cultural capital, and are unlikely to change significantly without migration, 
accordance with previous research on this topic, I include the percentage of residents with a college 
education (bachelors or more) and those employed in managerial occupations in my analysis.

The variables above effectively measure the degree to which a neighborhood may be undergoing the 
socioeconomic changes associated with gentrification. In the analysis below, I have combined these 
variables into a single index of socioeconomic change. This index equally combines the effects of each 
variable.17* This construction of this index is shown in Appendix C, and the results are shown graphically in 
Appendix B.

While many studies of gentrification identify any upward movement in economic or cultural privilege as 
gentrification, some scholars insist that gentrification, by definition, is only possible in predominantly low- 
income neighborhoods.176 This distinction is especially pertinent when considering transit use, which tends

s 170

f*■Jflf! 172, m, 17< In
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1
,,0Based on 2010 limits, adjusted for 1990 and 2000 based on the local CPIU. Categories are approximate. I should note that I 
used categories as defined for a family of four, because it is the household size typically used in defining housing affordability. 
However, this household size is higher than that of the study area, which is closer to three.

Kennedy, M. & Leon a rd, P. (2001). Dialing with neighborhood change: A primer ongentnjication andpolicy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and Policylink.

Kennedy, M. & Leonard, P. (2001). Dealing with neighborhood change: A primer on gentrification and poBcy choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metiopoliian Policy and Policy Link.
173 Atkinson, R-, &Wulff, M. (2009). Gentrification and displacement: A review of approaches and findings in the literature. 
Australian Housing and Research Institute (AHUR1) Positioning Paper, (115). Australian Housing and Urban Research Institute. 
1T4Hudspeth, N. (2003). Gentrification and decline in Chicago: Defining neighborhood change with census data, interpreting 
Neighborhood Chang Conference. Chicago: Nathalie P- Voorhees Center for Neighborhood and Community Improvement.
175 Based on the number of standard deviations (z-scores) each data point is from the county mean. Socioeconomic Changc= Z 
(Change in High-Income HHs) + Z (Change in Highly Educated Adults) + Z (Change in Managers) - Z (Change in Low-income 
HHs).
3T*Boume, L. (1993). The myth and reality of gentrificadoxi — A commentary on emerging tuban forms. Urban Studies. 30 (1):
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to be used primarily by the lowest -income households.'771 have therefore constructed a variable for 
gentrification that captures this dynamic. Specifically, I proxy gentrification with a variable that tests whether 
the effects of socioeconomic change on commute mode are amplified for neighborhoods that were low- 
income in 1990. This variable (an interaction term) is given by multiplying the socioeconomic change index 
by the percent of households classified as very low or extremely low-income in 1990 (shown in Appendix C, 
and Graphically in Appendix B).

Housing Variables

While gentrification is ultimately a socioeconomic phenomenon, it is driven by changing housing prices. 
Accordingly, I have included three variables to capture changes in housing market conditions. These are 
shown in more detail in Appendix C. Changes to median rents and median home sale values both indicate 
the increases in housing demand associated with gentrification.
(ownership/rental ratio), another measure commonly found in the literature, 
ownership may express an increase in investment activity and also of households capable of making such an 
investment. It also suggests potential pressures on the rental market which may make it difficult for low- 
income families to find housing they can afford.

17*, 179 I have also included changes in tenure 
A shift from rental to1*0,181

Policy Variables

It is likely that a number of policy decisions made by Metro and the city of Los Angeles influence station 
area residents’ mode choices. In order to understand better the effects of public policies on these decisions,
I have included a number of variables describing station area characteristics. Nationally, Kahn found that 
station area parking provision can affect the ways in which neighborhoods change. Using data from Metro, I 
test both the presence of a park and ride lot and the number of parking spaces at a given station.1®2 I have 
also included a dummy (yes or no) variable for whether a station has been developed by Metro’s Joint 
Development Program, which partners with private developers to build new housing or commercial space 
around stations. These policy variables are shown in Appendix C.

Control Variables

183-18
177See Section 4.

Atkinson, R., &WuI£f, M. (2009). Gentrification and displacement: A review' of approaches and findings in the literature. 
Australian Housing and Research Institute (AHURI) Positioning Paper; (115). Australian I lousing and Urban Research Institute. 
■"^Hudspeth, N. (2003). Gentrification and decline in Chicago: Defining neighborhood change with census data. Interpreting 
Neighborhood Chang Conference. Chicago: Nathalie P. Voorhees Center for Neighborhood and Community improvement.
180 Kennedy, M. & Leonard, P. (2001). Deating with neighborhood change: A printer on gentrification and pokey choices. A Discussion Paper 
Prepared for The Brookings Institution Center on Urban and Metropolitan Policy and PolicyLink.
141 Atkinson, R., &Wulff, ML (2009). Gentrification and displacement: A review of approaches and findings in the literature. 
Australian Housing and Research Institute (AHURI) Positioning Paper\ (115). Australian [ lousing and Urban Research Institute.
,42Kahn, M. (2007). Gentrification trends in new transit-oriented communities: Evidence from 14 dries chat expanded and built 
rail transit systems. Real Estate Economics, 35(f), 155-182.
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While the importance of socioeconomic factors in mediating transit use suggests that gentrificadon will have 
a large effect on mode choice,'®3 there are a variety of other variables that are also likely to have significant 
effects. Many of these factors, such as metropolitan economic patterns, geography, and transit fares, 
function at a larger scale (regional) than can adequately be captured in my more micro-area analysis, and are 
thus controlled for by the limited scale of this study. However, since other factors influencing ndership vary 
considerably by neighborhood, it is necessary to control for them statistically. In this study I control for the 
influence of both changing transit service levels, and the spatial characteristics of a neighborhood.

184

i

Transit Availabilityife
As one might expect, studies have found that transit availability is one of the primary determinants of transit 
rider-ship.1®5,186 More buses tend to mean more riders. Since transit service varies considerably by 
neighborhood and time period, it is crucial to control for its influence on ndership. While it would be ideal 
to include service availability for each census tract in Los Angeles County, it is impractical to do so since 
digitized service information is not available for years prior to 2007.

Therefore, I computed service availability only for the area within half a mile of a rail station, and limited my 
analysis to the set of census tracts containing these areas. Using schedules and maps provided by Metro and 
other transit operators, I calculated transit service provision as the change in the total transit passenger 
capacity moving through a station area during Metro’s busiest hour (7:30 to 8:30 AM). This variable is 
shown in Appendix E, and a far more detailed explanation is provided in Appendix D.

i!

Spatial Variables

An extensive literature confirms the influence of the built environment on mode choice. Indeed, a lively 
debate exists as to the relative weights and interactions of the so called “five D’s” — density, diversity, 
design, destination accessibility', and distance to transit.1®7 While it is not feasible to include a full 
representation of these variables in this analysis, it is nonetheless worthwhile to account for their effects to 
the extent possible. Therefore, I have included three relatively broad spatial variables. In their synthesis of 
the built environment literature, Ewing and Cervero identify- densities (both residential and employment) as 
a primary determinant of mode choice.1** Other scholars have found mixed results concerning the effects of 
densities on mode choice, particularly after controlling for other factors.1®9 It seems that perhaps rather than 
directly affecting mode choice, “density is an intermediate variable that is often expressed by the other 
Ds.”150 In this case, this imprecision is not a problem, since I am seeking to control for features of the built 
environment to the maximum extent feasible, rather than parse the exact causal influence of each of the five 
Ds on travel.

m See Section 4.
Taylor, B. D., Miller, D., Iseki, H., & Fink, C. (2008). Nature and/or nurture? Anafy^ng the determinants of transit ridership across US 

urbanised areas. University of California Transportation University of California.
Ibid.
Ewing, R & Cervero, R. (2010). Travel and the built environment a meia-analysis. Journal of the American Planning 

Association.! t:Z.
187 Ibid.
>« Ibid.
,89Badoe, D. & Miller, E. (2000). Transportabon-land-use interaction: empirical findings in North America, and their implications 
for modeling. Transportation Research Part D. 235-263.

Ewing, R & Cervero, R. (2010). Travel and the built environment: a meta-analysis. journal of the American Planning 
Association.! 63.276.
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Regional destination accessibility (what destinations are within easy reach by car or transit) is another 
determinant of travel behavior routinely cited in the built environment literature—particularly for its efficacy 
in predicting vehicle miles traveled (VMT).191 While scholars employ a number of specific metrics to 
evaluate accessibility, many studies simply measure distance to the central business district, or CBD. Like 
densities, this relatively crude measure has the advantage of being heavily correlated with a number of 
features of the built environment and can serve as a proxy for more detailed analysis.192 Nationally, 
residential distance to the CBD also correlates closely with public transit use, suggesting it may also be 
important to control for in this study.193

Figure 10: Conceptual Schema of Regression Models
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■** Ibid.
■« Ibid, 275.
m Kahn, M. E., & Baum-Snow, N. (2006). Effects of urban rail transit expansions: Evidence from sixteen dries, 1970-2000. 
Brookings-Wharton Papers on Urban Affairs, 2005(1), 147—206. Brookings Institution Press.
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7. Findings

This section presents an analysis of the socioeconomic and travel characteristics of residents of Metro 
station areas in relation to Los Angeles County at large between 1990 and 2006/2010.1 begin by reviewing 
the socioeconomic characteristics of these areas during 1990 and by describing the differing growth patterns 
between station areas and the county overall. I should note that this analysis is purely descriptive—simply 
describing the overall changes that have taken place. I do not intend to draw conclusions about whether 
socioeconomic changes or gentrification are caused by transit stations, nor will I make any claims to this 
effect Following this description of socioeconomic changes, I then present a similar analysis of mode 
choice for work trips during this period.

Having established a clear picture of the changes that have taken place in residents’ characteristics and their 
travel choices adjacent to LA area transit stations, I use a number of statistical models to draw inferences 
about the relationships between these changes.

rxas&iuse&p- mm■ >ig; • ' '■.iy
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A Station areas have added high-resource households much faster than the county overall.

Station areas have added liigh-resource households much faster than the county overall 

Not all transit stations gemrified, but many did.

Station areas lost transit riders, and gained drivers much faster than the county overall.

Gentrification shows a strongly negative and statistically significant relationship with station area transit ndership.

New low-income households (below $40,000) are associated with increases in transit riders, while new moderate and high- 
income households are associated with decreases in transit riders.

A

A

A

A

A

A Gentrification is associated with increased driving.

New low-income households (below $40,000) are associated with decreases in the number of solo drivers, while new 
moderate and high-income households are associated with increased driving.

Metro’s joint development real estate activities are strongly correlated with decreased transit use.

A

A

Socioeconomics and Neighborhood Change

Have transit station areas experienced significant neighborhood change relative to the county' as a whole 
during the last two decades? Figure 11 below illustrates the rates of change of key socioeconomic and 
housing indicators from 1990 to 2010 for the county at large and for census tracts within a half mile of a 
transit station. More detailed information is shown in Appendix F.

From this table, it is clear that station areas differ significantly from the rest of the county. In 1990, these 
areas were disproportionately resource-poor. Census tracts located close to stations had dramatically lower 
median incomes ($20,000 vs. 30,000), a higher percentage of low-income households (44 vs. 31%) and a 
lower percentage of high-income households (17 vs. 33%). Station area residents were also 
disproportionately likely to be tenters and people of color, and far less likely to have high educational
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attainment or work in a managerial occupation. While housing (rents and home values) was less costly in 
station areas than the rest of the county, it was still relatively high relative to residents’ incomes.

These areas have exhibited significantly different patterns of growth from the rest of the county over the 
last two decades. While still significantly lower-income than the rest of the county, station areas appear to 
have added a disproportionate number of higher-income, higher-resource households—suggesting that a 
process of gentrification may be occurring in some neighborhoods.

The percentage of higher-income households in station areas increased at nearly three times the rate as the 
county, as did the proportion of highly educated adults (a 69% change). These areas also saw 
disproportionate increases in the percentage of those with managerial occupations (39 vs. 27%). While the 
proportion of non-Latino Whites declined county-wide, this decline happened slightly faster outside of 
station areas (-29 vs. -23%). These changes are shown below in Figure 11.

Housing costs in station areas have grown quickly in the past two decades. Rents rose by 169 percent 
(relative to 138% elsewhere) and home values grew by 259 percent (relative to 182%), making the median 
home in station areas almost as expensive as the county median by 2010.

Overall, these changes suggest a shift in the geographic distribution of wealth and privilege in Los Angeles 
County, in which higher-income residents are increasingly locating in areas close to transit. Housing costs 
have mirrored, and often outpaced, these socioeconomic changes. Again, it should be noted that these 
changes are not necessarily driven by the presence of transit stations. I will leave this thorny question of 
causality for other researchers.
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Figure 11: Population, Socioeconomic and Housing Indicators. Station Areas vs. LA County

Percentage Change in Population, 
Socioeconomic and Housing Indicators by 

Census Tract, 1990-2010
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Gentrification?

The figure above shows that many of the indicators of gentrification, such as household income, 
race/ethnicity, education and occupation are changing relatively quickly in station areas. As described in 
Section 6 above, I have aggregated these indicators into a single gentrification index. Figure 12 below 
illustrates the results of this index aggregated by station area.

Figure 12: Station Area Gentrification (1990-2010)
Small circles indicate station areas 
that have shown moderate 
gentrification, while the larger 
circles indicate intense 
gentrification. For detailed 
information by station, see 
Appendix G.

Socioeconomic change has not 
been uniform. Many station areas, 
such as the Blue and Green line 
stations to the south of downtown, 
changed little over the last two 
decades. Other neighborhoods saw 
significant gentrification. Nearly all 
red line stations through 
Hollywood changed quite quickly. 
While several stations downtown, 
such as Union, Pershing Square, 
and Grand Stations have clearly 
gentrified, others have not changed 
appreciably.
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Table 3 below shows the percentage of residents of station areas and the county at large (including station 
areas) who commuted by selected modes in 1990 and 2006/2010. In 1990, residents of station areas 
exhibited markedly different travel behavior from other Angelenos. Only about half of residents drove to
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work (relative to two-thirds elsewhere) and nearly 20 percent took transit (relative to 7% countywide). 
Station area residents also walked at higher rates than those in other parts of the county. Carpooling, biking 
and rail use to work was not significandy different inside or outside of the station areas.

Table 3: Commute by Selected Modes (1990-2010)

County

Average (1990) Average 
(2006/10)

Station Areas

%Chaiige%Chaugc Average (1990) Average 
(2006/10)

Drive Alone 53% 60% 13%68% O - '71%

18% 11% ■39%Carpool ■31%16% 11%

17%Transit ?% $• 18% ■6%14%'o

0% 17% 16%Bus 6% ■> -6%6>v

4% 6% 5% 17%Walking

Biking

; 3% -25%

<1%<1% <1®. <1%! y
<1% <1% <1% 1%Sail ■ t i

Notes: ,=()verlv High Margin of I'.iror.

Commuting in Los Angeles has shifted considerably in the past two decades, with changes in station areas 
being especially pronounced. Figure 13 below illustrates these changes graphically. From relatively low 
initial driving rates, station areas have added solo drivers rapidly and are now reasonably close to the county 
average (60% vs. 71%). Transit use has exhibited the opposite pattern—growing overall but declining in 
station areas. Walking rates shrank in both areas, although faster outside of station areas. Carpooling also 
declined, particularly in station areas. Overall, it appears that commute mode choice in station areas has 
become more like the rest of the county over the last two decades, adding significant numbers of new 
drivers and losing transit riders and carpoolers.
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Figure 13: Percent Change in Commute Mode (1990-2010)

Percent Change in Commute Mode: 
Los Angeles County vs. Station Areas

20% _■ I
Driving TraJBWH
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Data Source: U.S. Census Bureau. 1990, 2000 and 2010 Decennial Census and 2006-2010 Fire Year ACS.

Are Gentrification and Commute Mode Choice Related?

It is clear that the demographics of station area neighborhoods have changed dramatically in the past two 
decades. These areas are now home to a significantly greater proportion of higher-income, higher-resource 
households than they were in 1990. The residents of these areas are also increasingly choosing to commute 
by private automobile and forswearing transit. Can we say that these phenomena are related? The 
remainder of this chapter explores the statistical relationships between socioeconomic variables and 
commute mode. I

I first present two multivariate regression models that test the relationship between gentrification and 
commute mode, after controlling for a number of other factors. I then add two other models that break 
gentrification into its component parts—focusing particularly on changes in household income—in order to 
provide specific information for decision makers concerned with maximizing transit use near transit 
stations. Two further models are included in Appendices H and I. These are parsimonious (or slimmed 
down) models that are useful for predicting the specific influence of each variable.
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Model 1: Gentrification and Transit

This model tests the relationships between gentrification (and other control factors) on transit commuting. 
The B coefficients provide estimates of the number of additional transit commuters we can statistically 
expect (in relation to the mean) given a unit change in each variable. For instance, the coefficient of .026 for 
population density (people per sq mi) indicates that, after controlling for other factors, for each additional 
person per square mile, a tract was likely to see an additional .026 transit commuters. Put another way, 
density increases of 40 people per mile from 1990 to 2010 yielded an increase of one transit commuter. The 
asterisks next to the B coefficients indicate how confident we can be that a variable is indeed statistically 
significant. One indicates we can be 90 percent confident, two indicates 95 percent confidence, and three 
indicates 99 percent. The standardized coefficients indicate roughly the relative influence of each variable 
tested, regardless of the unit they are measured in. I

I control for a tract’s commuting population in 1990, as well as population growth that has occurred since. 
The variable “Index* % Low Income 1990” proxies gentrification. This is what is called an interaction term, or 
a variable that tests the relationship between two variables by estimating the collective influence of these 
variables on the outcome variable. In this case, this term indicates tracts in which significant socioeconomic 
change took place, weighted by the percentage of households with very or extremely low-incomes in 1990.
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Table 4: Model 1- Gentrification and Change in Transit Commuters by Census Tract (1990-2010)

Variable _____ Static or Change Variable_____............................. ...... _ Standardized.CocffidsnL

Population _ _ __

I’npubtion (G.>rmmucrs5 ..............

(.'i.unmtmng Population in 1990

Change 0.056 0.144

0.001 0.025Si,me%

Demographies _ 

Snciiicconontic Index Change _ 
t Change

15.011 -0.252

Ci\v-1ik',>iih in 1000 5 0J9 ■0.003

lndex'% J .lAv-Jncwne 199(1 (Gciilrificaiiun) __ Chance -75.746 ■0.552

_ Spatial Characteristics 

PnpulaiH>n /Stjieui_3l ile _ 

).ii Distance to the CUD

Chance 0.026*" 0,150

4.651Suik 04533

Polity Variables

: hunt Deeehjpinent 

Park and Itidc J.ot

StaticMel co1 ■S6.15"' " 0.235

Static 14.653 0.050

0 0051’,1'hjijgSpaces at Stanon___ 0.013Sraiic

Transit Provision

Trau.'it Onp.idiy/JIoiir _ Change ....... -.003 -.064

Notes: Adjusted R Squared 397 *p<.l.**p<.03.1**|><.01

Overall, this model has an adjusted R squared of .397, indicating that it explains approximately 40 percent of 
the observed variation in transit commuting. The interaction term, which represents gentrification, shows a 
significant, negative relationship with transit use, and is in fact the most powerful predictor of changes in 
transit commuting. Controlling for other factors, tracts with the least gentrification (5th percentile) gained 
approximately 190 transit riders, while those with the most (95th percentile) lost approximately 140 transit 
riders.

The association between changes in socioeconomic variables and transit ridership shown in this model is 
unambiguous. While it is difficult to say with certainty from these results that demographic change is
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directly causing changes in transit use, this inference is consistent with previous studies that have found 
socioeconomic factors to be among the primary determinants of transit lidership. 194,195

Figure 14: Change in Transit Riders by Gentrification (1990-2010)

Change in Transit Users by Gentrification
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While the socioeconomic aspects of gentrification have clear relationships with transit use, the effects of 
housing costs are more ambiguous. Indeed, after controlling for socioeconomic change, housing costs 
(median rents and median home values) did not show a significant relationship to transit. While 
insignificant, these variables caused unexpected sign flips in variables of interest, and I consequently left 
them out of the model. However, since rising housing costs are positively correlated with socioeconomic 
changes, they likely have an indirect effect on commute mode. While housing tenure did show a significant 
relationship with transit use, I also removed this variable because it is highly collinear with the gentrification 
variables.

Second to gentrification, changes in population density had the largest relationship with transit use. As 
illustrated in Table 4 above, increases in population density were associated with significant gains in transit 
ridership. As elaborated in Section 5, this relationship is entirely consistent with the literature.

While the number of parking spaces at a given transit station and the presence of a park and ride lot. were 
not significant, Metro’s joint development real estate activities appear to have a significant, negative 
relationship with transit ridership. While it is possible that joint development is driving down transit 
lidership, it is difficult to establish causality. Indeed, it would seem that if joint development were causing 
decreases in transit ridership, it would do so by stimulating neighborhood change, which is largely controlled 
for in this model. Perhaps joint development has occurred largely in areas that are already undergoing 
changes not captured by this model. Since joint development depends on private market interest, it is 
reasonable to assume that it would occur largely in areas that are changing quickly (and hence highly 
profitably). This finding deserves further research, but does suggest that Metro should critically assess the 
effects of its real estate development program on transit use, as their policies are predicated on the 
assumption that transit-oriented development will increase patronage.

Taylor, B. & Fink, C. (2003). The factors influencing transit lidership: a review and analysis of the literature. UCLA Department 
of Urban Planning Working Paper.
W5Pucher, J., & Renne, J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS, Transportation Quarterly, 
57(3). ^
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The effects of transit sendee levels on transit use are somewhat difficult to interpret. The model above finds 
no statistically significant relationship between transit provision and use. These findings are counterintuitive, 
contradicting the strong positive relationship typically found between these factors in the literature.196 Upon 
closer inspection, it appears that many station areas (Union Station, Wilsbire and Vermont, 7th Street, and 
Hollywood and Vine) have seen increases in capacity but dramatic ridership losses. Conversely, other 
stations such as Hollywood and Western, Vermont and Santa Monica and Pico, have seen large gains in 
ridership but no change, or negative change, in transit capacity.

A number of dynamics may be behind this finding. First, since GIS data were not available for 1990,1 
calculated transit capacity using paper maps and incomplete schedules. While care was taken to assemble 
data accurately, a certain amount of judgment and error were inevitable. Second, I have measured transit 
provision based on the number and capacity of transit vehicles passing through an area. However, this does 
not necessarily provide a picture of whether these vehicles are serving this neighborhood. Some areas may 
be hosts to routes, such as express bus service or rail transit, that move people through a neighborhood 
from origins and destinations elsewhere. Pico station in particular has lost a large number of express buses 
that serve downtown, yet has gained a large number of transit riders.

Similarly, many stations that have added capacity since 1990 serve places (like downtown) with high levels of 
employment relative to their populations. Since my analysis captures only trips made by area residents, and 
not employee trips to these areas, it seems likely that my analysis may understate overall transit ridership at 
some stations. This may, in turn, skew the observed relationship between transit capacity and use.

Finally, it is likely that other variables are obscuring the relationship between transit service and ridership. 
Modeled independently, transit capacity does have a positive (although weak) relationship with transit use at 
these LA County station areas. However, the addition of other independent variables, particularly 
population growth, density, and gentrification, made this relationship no longer statistically significant, and 
flipped the sign to negative. This is perhaps because planners generally add transit capacity in areas of high 
or growing demand—typically near transit-dependent people and in areas of high or increasing density.
Thus the same factors that drive ridership also stimulate capacity expansion. Since, ridership and capacity 
are jointly determined by these factors—which I have carefully controlled for— it is perhaps no wonder 
that capacity does not show the expected relationship.

Model 2: Gentrification and Driving

This model tests the relationship between gentrification and driving alone to work, using the same variables 
as the transit model above.

1MTaylor, B. D., Miller, D., Isefci, H., & Fink, C. (2008). Nature and! or nurture? Analysing the determinants of transit ridership across US' 
urbanised areas. University of California Transportation University of California.
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Table 5: Model 2- Gentrification and Change in Commuters Driving Alone by Census Tract (1990
2010)&

•to

Variable..... ____ Static or Change Variable ...B Coefficient_____Standardized Coefficient

Population________________

Population (Commuters) _ ; 

Comnttirinu Poimladoti in 1990

^____ Change 0,034' • 0.097

Static 0.730 '" 0.940

. r4 R*1 LS?___ _
■Socioeconomic Index Clian^c

.......... Uyngc   .

Index"% 1-ow Income 1990 (tjcnirificaiion) Change

19.320 •0.163

403.333).<>«■ Income in 1990 0.169

72.794“ 0.266

Spatial Characteristics 

I’oj^ulalroii/Stjiiiiiv Mile 

I,ri Distance to the CBD 3

_ Change___

Static

■0.030*'» -0.254

40.929*** -0.144

Policy Variables

j\ (s 9i!' r. I.9." !3.1}_3 31-1!.1 ’P 9.' h! I!...........

Park and Ride 1/jt

31.242 0.043Static

43.823Static 0.076

Siam -0.017 ■0.023

Transit Provision

________Change

p<.05. ¥’p<.01

Transit Capacirv/l lpuiv .. ‘

Motes: Adjusted H Squared = .698 *p<.l.

.1.0.001 .0.010..
i»

This model yields few surprises, closely mirroring the transit model above. Gentrification shows a positive 
relationship with driving, while population density and distance from the city center were both negative. 
Housing costs were again insignificant and removed due to their correlation with other variables. None of 
the policy variables were significant, or was transit provision.

While gentrification and driving show a weaker relationship than gentrification and transit use, the 
relationship is nonetheless significant (at the .1 level). Controlling for other factors, tracts with the least 
gentrification (5* percentile) gained approximately 90 drivers, while those with the most (95* percentile) 
gained approximately 400 drivers. This effect is statistically significant, but less robust than the relationship 
between gentrification and transit use.
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Figure 15; Change in Solo Drivers by Gentrification (1990-2010)
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This model does depart from the previous one in one respect. Here, the percent of the population that was 
considered extremely or very low-income in 1990 has a strong positive relationship with driving, whereas in 
the transit model this variable was eclipsed by the gentrification interaction term. In this case, even after
controlling for gentrification, tracts that began the 90s with high populations of low-income people—who 
likely rode transit, carpooled, or walked far more than wealthier peers—added the most drivers. It is 
probable that this result is due to the fact that rates of auto ownership have increased quickly in recent 
decades, especially for low-income households. 197,198

Model 3; Gentrification and Transit (Income and Demographics Model)

The two models above use an index comprised of household income and demographic factors to test the 
relationship between, gentrification and commute mode. I bis index is a good proxy for gentrification 
because the phenomenon is by definition a multi-faceted and cumulative one. Neither income changes alone 
nor changes in race/ethnicity or occupation constitute gentrification. Rather, gentrification describes the 
overall process in which the migration of liigh-resource households to low-income neighborhoods changes 
the cultural and economic character of the area.

While this index is useful for testing the overall effects of gentrification, it is less helpful for understanding 
which elements of gentrification are the dominant drivers of changes in commute mode. The two models 
below seek to fill this gap by separately testing the influence of a variety of economic and demographic 
variables.

I should note that this endeavor is a challenge because race/ethnicity, class, education, and occupation are 
all highly correlated with each other (collinear in statistical terms). It is thus extremely difficult to pull apart

157Pucher, ]., & Renne, J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterly, 
57(3), 54. "
19SPisarski, A.(2006). Commuting in America. NCHRP Report 550 and TCRP Report 110. Transportation Research Board: 
Washington D.C.
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and understand the independent effects of these highly interrelated factors. I have dealt with this issue to an 
extent by removing variables that interact poorly with one another, but the results below should nonetheless 
be interpreted with some caution. I should also point out that the models below include each relevant 
variable that could feasibly be included (without overly problematic interactions). These are useful for 
understanding the relative influence of each variable, but less so for predicting their specific effects on 
transit use. In two additional models, shown in Appendix H and I, I have removed those variables that are 
not statistically significant, yielding parsimonious (or slimmed down) models that more reliably predict the 
effects of each variable.

11

Table 6: Model 3- Gentrification (Income and Demographics) and Change in Transit Commuters 
by Census Tract (1990-2010)

lngc Variable B C oe(Fftcient _.......... ____  Sfamtuiitiyed CoefficientVariable ratic

. ............... ......... ..........

j’opul.iiioi* (Ci inmiurcrsj 

_ O >imn,11ii>g_IN >p»1.1 Mon m_l 990

0.111"*Change ,0.287

■0.0310.U0SSr.mc

liicnmc

K\riemch l-mv-lufonx,' (<S25k) 

Veiv I ,<>\v ■ liKumt (S25

l.mycr-hKpme (S-J0-60K)............

Moderate-Income (

Change 

_ Chang, 
Change 

('haieje

I ligh-Jncoine (>S7SK)..............................Change

0.108" 0.119 ,

0.280 0.ISS
-0.208" -0.191

■O.-O-l -0.205

-0.253'" -0.218

Demographies.......

Non-) .anno \Mnies
1

Change ■0.031 ■0116

_ Change............ -0.015Highly educated -0.06J

Spatial Characteristics

Piipularion/Scjuan.' Mile__

l.n Distance to the CUD

Chance 0.022"■ 0 361
iti .... Change -3.256 0 023#a
tsa8ft

1'ransit Provision
ft

-0.003Transit Canacicv/I lorn ___ _______ Change -0.0501Ai
Notes: RStjuared^=r326 ,#p<.i. * 'p<.05. ^pc.OI
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This model shows results quite similar to the transit model above. Again, the socioeconomic changes 
associated with gentrification have the strongest negative relationships with transit use, while population*
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Additional extremely low and very low-Incomc households correlate with increases in transit commuters, 
although the effects are fairly small and less significant for extremely low-income households—perhaps 
because their employment rates are lower. Additional households earning above $40,000 are associated with 
26-45 person decreases in transit commuters.

Model 4: Gentrification and Driving Alone (Income and Demographics Model)

This model is identical to the one above, except that it tests the relationship of changes in household 
income and demographics on driving alone. Again, I did not include policy variables and removed a 
number of variables including housing costs, housing tenure and occupation, which were collincar and/or 
insignificant.
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density has the strongest positive relationship. As noted above, many of the variables tested are highly 
correlated with one another. To address this, I removed a number of factors including housing hosts, 
housing tenure and occupation, also leaving out all policy variables such as parking and joint development 
since they are not intended to act as controls.

Pulling apart the gentrification index reveals that its effects are primarily due to household income rather 
than other demographic factors. Increases in the number of households earning below $40,000 (in 2010 
adjusted dollars) increased transit use while growth in the number of households earning $40,000 or more 
decreased transit use.

Beyond this simple statement, the parsimonious model shown in Appendix H allows us to determine the 
influence of additional households at each income level. Table 7 below shows the expected change in transit 
ridership (per census tract) over the last twenty years, given 100 additional households at each level.

Table 7: Model 4- Predicted Transit Riders per 100 Households (1990-2010)

100 Addition.)] Yield Predicted Change in Transit Users

l.ixiremdv J .era-income 1 ltHiseholds{<S2ik> 

\ 1 1 1 l.oll-lllCollX I lou.iellolil: S23 -101;

) .oivcr-1 iKonie I li>usclK>)ds($j0-60k)

Moderate-Income I hmsdiuld.' (SOO-Tsk)

) ligh-lncome 1 lousehotds (>$75k)

Noi Si);iiitic;)iii at tin. <33 l*-vel I’“ .1 Is.

■>j
26K
■15

-30,

Noie



Will Dominie Is Just Growth Smarter Growth? | 62

Table 8: Model 5- Gentrification (Income and Demographics) and Change in Commuters Driving 
Alone by Census Tract (1998-2010)

Variable Static or Change Variable ......_i5.Cpcffic.ient, „ . ___ Standardized Coefficient.

Population

___ t-baogc.Population (Commuters) . _

Commuting Population in 1990

0.702*** 0.909

Static 0.022 0.065

Income.................................................

Extremely Low-Income (<S25k) 

Vetv Low-Income ($25-40Kj)

_ _ Lower-1 ncumc (S40-60K)

NIodcMte-Income ($60 7Slcl 

I Ljfdi-lncome (>^75K)

PhnnpC

Change

-0.131* -0.072
«

0.353*** 0.1 IS

Change 0.405*** 0.186

0.636*" 0.151

(Change 0.210' 0.091

Demographies

X 1 -ti'ii Wln:es CV U.0.M 0.046i

.. _CbaogeHighly Educated aO-tl'* 0.081

Spatial Characicrisiics :

PoCuilarioo/S^oarc Nlijt;......

l.n Distance to the CBD

-0.031______ CJiaiigc; 

.......... Change __

>** -0.259

-41.673**' -0.148

Transit Provision

Change.. Transit Capacity/1 lour......

Notes: R Squared =.707 ,p<.1. **p<,05. **p<.01

0.002 0.015

The results are roughly the inverse of the transit model above. The socioeconomic changes associated with 
gentrification show strong positive relationships with driving, again apparently influenced primarily by 
changes in income rather than demographics. Density and proximity to downtown are both negatively 
correlated with driving, while transit provision does not appear to have a significant effect.

The table below shows the income results of the parsimonious model, attached in Appendix I, which allows 
a more accurate prediction of the effects of each category.
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Table 9: Model 6- Predicted Drivers per 100 Households (1990-2010)

100 Additional Yields Predicted Change in Solo Driverst§;0
l-.Mirnkly l^tw-litoune Houscli<)tds{<S25k) 

V«y i/nv-Income Households (S25-40k) 

Lower-lncomc JIoic<cholds(S40-60k) , 

Moderate-Income I loiiseholds (S60-75k)

-lo,
35

38

(>
High-Income Households (>$75k) . : . . .

Notes: i Mor Significant at the .05 J .evil l’~ .102 , Not Signilicam at the 05 Ja. vtl. !'-■ .008.
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Once again, there appears to be a split at household incomes of $40,000. All other things equal, tracts that 
added households earning less than $40,000 saw decreases in the number of commuters driving alone (10-35 
per 100 households), while tracts that gained higher-income households gained drivers (16-61 per 100 
households). These effects were least significant at the ends of the income spectrum, perhaps because of 
lower employment among extremely low-income households, and high-income households’ ability to afford 
housing with easier walking or transit access to work.

I

199

Discussion

Los Angeles neighborhoods in the vicinity of transit stations have changed considerably in the past two 
decades. In 1990, these areas were home to a disproportionate number of low-income households and 
people of color, and had relatively low housing costs. They also had lower proportions of highly educated 
adults and workers in managerial positions. Station area residents drove far less, and took transit far more 
than those living elsewhere.

Since 1990, Los Angeles has seen a dramatic shift in the geography of wealth, privilege and mobility, and 
dramatic investments in trunkline rail and bus rapid transit lines. Transit station areas — reflecting explicidy 
transit-oriented development policies - are home to a growing number of high-income, high-resource 
households, and are growing more demographically similar to the rest of the county. Travel behavior is 
shifting as well, with more station areas commuters beginning to drive, and fewer taking transit

My analysis indicates that the socioeconomic changes that have taken place in Los Angeles station areas 
over the last two decades are strongly tied to changes in the absolute number of drivers and transit riders. 
The demographic changes associated with gentrification have a significant, negative association with transit 
use and a significant positive relationship with rates of driving alone.

Gentrification is by definition a cumulative process, often involving changes in class, race/ethnicity, and 
social status. It is also by definition a process that affects working-class neighborhoods. It is thus 
meaningless to talk about the gentrification of Beverly Hills. Models 1 and 2 capture both of these aspects 
of gentrification by aggregating socioeconomic variables into a single index and testing the interaction of 
this index with a neighborhood’s income distribution in 1990. These models indicate that—particularly for 
transit—the cumulative effects of changes in class, race/ethnicity, and social status are significandy related 
to mode choice, and that these effects are most pronounced in formerly disinvested neighborhoods.

lwPucher, J., & Renne.J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterfy, 
57(3).
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While it is theoretically and methodologically difficult to separate the effects of gentrification’s component 
parts (income, race/ethnicity and social status), Models 3 and 4 suggest that income is the dominant driver 
of travel behavior. Specifically, they indicate that census tracts that added households earning below 
$40,000 gained transit riders and lost drivers, while those that gained higher income households lost transit 
riders and gained drivers.

It is difficult to state with certainty that the relationships identified above are necessarily causal. That is, 
these models do not demonstrate that gentrification is causing increased driving or decreased transit use. 
However, past empirical research on the determinants of travel behavior finds that socioeconomic factors 
are among the primary drivers of mode choice.200Drawing oil past research and the analysis above, it is 
possible to say that it is extremely likely that gentrification is indeed causing decreased transit use, and 
increased solo driving in rail station areas.

It appears to be the demographic, rather than housing shifts associated with gentrification that are related to 
commute mode. Controlling for socioeconomic changes, variations in housing costs do not appear to have a 
significant effect on transit use or driving. However, since rising housing costs may drive demographic 
change, they likely still have an indirect influence on commute mode.

Changes to the built environment also appear to have a significant association with travel behavior.
Increases in population density are strongly associated with higher transit ridership and negatively associated 
with driving. In both cases die magnitude of this effect is roughly comparable to that of socioeconomic 
change.

After controlling for other factors, most station area characteristics—such as parking spaces, park and ride 
lots, and the year a station was completed—do not appear to significantly affect transit use or driving. 
However, the presence of a joint development project initiated by Metro was associated with decreased 
levels of transit use. It could be that this real estate activity has a direct or proximal effect on commute 
mode, but it is difficult to establish causality. Joint development may also be occurring primarily in areas 
already undergoing changes in demographics and or travel patterns. This finding deserves further research.

Limitations and Areas of Further Research

While the findings of the analysis presented here are for the most part unambiguous, several limitations to 
this analysis should be noted and a number of gaps remain for researchers to explore. First, this study was 
limited by the quality' of the data available. As of 2010, the Census Bureau eliminated the long form on the 
decennial census. They have substituted the American Community Survey, which has significantly smaller 
sample sizes making analysis at small geographic scales (such as census tracts or station areas) problematic. 
Additionally, since some commute modes—such as rail use, biking, and to a lesser extent walking—are used 
by a small minority of people, it is impossible to dtaw accurate conclusions about these modes, even from 
the long form. Future researchers might explore alternative sources of data, such as Metro’s rider surveys or 
the Los Angeles Bike Coalition’s bike count, to paint a more accurate picture of other travel modes.

Census data are also misleading because they only cover work trips, omitting the other 80 to 85 percent of 
trips.201 Since the mode choices and travel patterns of non-work trips are typically quite different from 
commute trips, this analysis does not accurately reflect the majority of travel.

200See Section 4.
201Pucher, J., & Renne, J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterly, 
57{Q), 54. ’
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I should also reiterate that the observed statistical relationships indicate correlation but not necessarily 
causation. While it seems likely that neighborhood change is in fact driving variations in commute mode 
choice, the direction of causality may be reversed. It could be that low-income, earless households are self- 
selecting to live in neighborhoods in which transit use is relatively easy. While it is possible, and in fact 
probable, that this phenomenon has occurred in Los Angeles over the last two decades, it is unlikely that it 
is the predominant cause of the observed relationship. Study after study, as well as Metro’s ridership 
statistics, confirm the overwhelming relationship between income, race/ethnicity, and travel behavior202, 

suggesting that demographic changes are indeed causing variation in transit use.

This study found that changes to the built environment and socioeconomic change are each individually 
related to travel behavior. However, as Badoe and Miller note, “different people will respond to different 
density' levels/urban designs in different ways.”205 Further study should be directed toward understanding 
the ways in which socioeconomic change, housing costs, and the built environment interact to influence 
travel behavior.206,207 Concretely, researchers in Los Angeles might investigate the negative relationship 
between Metro’s real estate development activities and transit ridership.

Perhaps the most significant gap of this study is its limited geographic scope. I have intentionally focused 
only on station areas in order to dialogue with planning literature and practice focused on the potential 
ridership benefits of transit-oriented development. The majority of writing on this topic concerns the travel 
behavior of newly setded station area residents, typically comparing their transit use and driving before and 
after settling near a station. This research suggests that ignoring the outmigradon and travel behavior of 
people that transit-oriented-development replaces could be a serious analydeal omission.

203,

204

However, for transit agencies and others concerned with promoting non-automotive travel, a more 
pertinent question is whether new residents drive more or less than the current residents of station areas, 
particularly if these residents are displaced as the area gentrifies. The research presented above seeks to 
answer this question, exploring the aggregate changes in an area considering both in- and out-migration. It 
docs not however, help us understand the travel behavior of those who are displaced. Recent research 
suggests that as low-income households are priced out of centrally located neighborhoods, they are 
increasingly finding housing far from transit, jobs, and other amenities.208 However, no study has yet to 
explore how these displaced residents get around their new neighborhoods. Are former transit riders 
displaced from station areas now purchasing and driving cars? Future research should take up this question.

202 See: Taylor, B. & Fink, C. (2003). The factors influencing transit ridership: a review and analysis of the literature. UCLA 
Department of Urban Planning Wirking Paper,:, Taylor, 13. D., Miller, D., Iseki, H., & Fink, C. (2008). Nature and/or nurture? Analysing 
the determinants of transit ridership across US urbanised areas. U niversity of California Transportation University of California. And 
Metro. (2011) System-wide on-board origin-destination study. Los Angeles.
203 Pucher,J., &Renne, J. L. (2003). Socioeconomics of urban travel: Evidence from the 2001 NHTS. Transportation Quarterly, 57(3)

Taylor, B. & Fink, C. (2003). The factors influencing transit ridership: a review and analysis of the literature. UCLA Department 
of Urban Planning Working Paper.
^Badoe, D- & Miller, E. (2000). Transportation-land-use interaction: empirical findings in North America, and their implications 
for modeling. Transportation Research Part D, 254.
706 Cao, X, et al. (2009). Examining the impacts of residential self-selection on travel behaviour a focus on empirical findings. 
Transport Reviews, Vol. 29:3,359-395.
^Tiadoe, D. & Miller, E. (2000). Transportatioo-land-usc interaction: empirical findings in North America, and their implications 
for modeling. Transportation Research Part D, 254.
^Cravens et al. (2009) .Development without displacement, development with diversity. Association of Bay Area Governments. Oakland, Ca.
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8. Policy Implications

'Iliis study has implications for policymakers concerned with social equity, the efficiency of our transit 
system and our environmental future. The results presented above indicate that those Los Angeles County 
transit station areas that genttified between 1990 and 2010 have seen significandy decreased transit 
commuting and increased driving relative to those that have not Since transit riders in Los Angeles are 
overwhelmingly low-income people, immigrants, and people of color, it is perhaps not surprising that where 
these groups arc displaced, transit use has declined.

These findings lead to the conclusion that in order to support station area transit use, it will be necessary to 
stabilize station area neighborhoods and residents. The recommendations below outline a number of 
strategies the City of Los Angeles and Metro can use to achieve these ends. These strategies are not new. A 
number of reports note that station area gentrification is socially unjust—making it harder for transit 
dependent people to access opportunity—and suggest an array of strategies to slow the process of 
neighborhood change.
people and other groups that disproportionately use transit is essential to boosting transit ridership in 
TODs, and have also offered a number of potential tools for doing so. 
below owe much to this previous work, they differ in both specificity and scale. First, these prior studies 
recommend policy mechanisms to preserve and build affordable housing, but largely remain agnostic as to 
what constitutes affordable. The results above suggest that it is important to be quite precise about what 
level of affordability is provided. Indeed, while increases in extremely low (less than $25,000/year in 2010 
dollars) and very low-income households ($25-40,000) are correlated with increased transit use, every other 
income category ($40,000/year and up) is associated with decreasing transit usage. Therefore, if 
policymakers are concerned with increasing station area transit use, they must retain current households 
earning less than $40,000 a year, and create new opportunities for very and extremely low-income 
households.

Second, this study differs from prior work in suggesting that these policies need to be implemented on a 
mass scale. Empirical studies have found that low-income, earless people are often willing to pay a 
premium and self-select to be near the high frequency bus and rail that provides critical connections to jobs, 
healthcare, grocery stores, family and friends215. This appears to be the case in Los Angeles. While the 
census tracts within a half mile of transit stations currently house only f 6 percent of the county’s 
population, they contain approximately one-third (92,000) of the region’s daily transit commuters, and a

20V, 210,21] More recendy, other authors have concluded that retaining low-income

212,213,214 Although (he suggestions

^Center for Transit-Oriented Development (2007). Finding the balance: A look at regional efforts to create mixed-income 
communities near transit.

Rodney H., Brooks, A., & Nedwick, T. (2009). Preserving affordability and access in livable communities: Subsidized housing 
opportunities near transit and the 50+ population. Washington, DC: American Association of Retired Persons. 21; LA Toolkit, 
21.
211 Carlton, et aL (2012). Mixed-Income Transit-oriented Development Action Guide. Center for Transit-oriented Development and 
Reconnecting America with Funding Transit Administration.

Chappie, K. (2007). Transit-oriented for all: the case for mixed-income transit-oriented communities in the Bay Area. Great 
Communities Collaborative framing paper. Berkeley, Ca.
213PoIlack, Bluestone, B., & Billington, C. (2010). Maintaining diversity in America’s transit-rich neighborhoods: Tools for equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
2IJBelzer, et al. (2007). The case for mixed-income transit-oriented development in the Denver region. The Center for Transit- 
oriented Development.
2l5See Section 5.
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third (65,000) of zero car households. Transit station areas thus constitute the primary engines of the 
region’s transit ridership.

Maintaining the affordability of housing near transit ensures that transit-dependent households have access 
to the opportunities it provides. It also maximizes the efficiency of the transit system by placing users within 
close proximity. However, it appears that this crucial balance between transit service and its users is a 
tenuous one, easily destabilized by gentrification. Transit using households overwhelmingly have extremely 
low and low-incomes (approximately 80%)216 and are highly vulnerable to displacement pressures.

While not all transit stations have gentrified since 1990, many have. Over the next several decades, many 
more neighborhoods are targeted intentionally for change under Metro’s joint development program and 
the city’s Sustainable Transit Communities program.217 If significant gentrification takes place in these 
neighborhoods, station areas stand to lose tens of thousands of transit riders. Therefore, it is essential that 
policymakers take steps now to stabilize these areas before they change.

While many displaced households may use transit elsewhere, it is likely that many will not. Research from 
the Association of Bay Area Governments and the Center for Community Innovation at UC Berkeley found 
that during the late 2000s 5,348 very low-income and low-income households moved each year from transit- 
rich San Francisco and Alameda counties to areas with worse transit provision. This rate was almost 
doubled during the hot housing market of the 1990s. Twelve to 46 percent of these households moved to 
areas with poor transit service or no transit sendee whatsoever.218 While Los Angeles certainly has different 
dynamics from the Bay Area, it is reasonable to assume that similar patterns of outmigration are occurring 
here. This would suggest that as station areas gentrify, a large portion of those displaced face severely 
constrained mobility or are forced to purchase cars—likely older, polluting models—they are litde able to 
afford. Stopping this process will necessitate the retention of affordable housing on a massive scale.

It will take the addition of tens of thousands of housing units affordable to extremely low or very low 
income households to significandy boost transit ridership. Model 4 indicates that the addition of 
approximately 100 very low-income households is associated with an additional 32 transit riders. At this rate, 
even if we doubled the stock of federally-subsidized housing (30,490 units)219 in starion areas, ridership in 
these areas would only rise by only 11 percent. This implies that current housing production programs are 
completely inadequate if Los Angeles is truly interested in improving ridership in TODs.

Overall, this study should prompt policymakers to rethink their support for the dominant paradigm of 
transit-oriented development, particularly in low-income neighborhoods. Indeed, these results suggest that 
attracting wealthier residents to new mixed-income developments will not yield environmental or 
transportation benefits. In fact, the opposite outcome is probable as lower-income transit riders ate forced 
to leave. If TOD is to be at all useful as a development paradigm , it will need to be totally reconceived as 
housing for those who we know actually take transit—primarily low-income people and people of color.

In practice, this will mean challenging current plans for new “mixed-income” housing in the many station 
areas that are now home to the region’s lowest-income households. In recent years there has been a surge of 
interest in this concept, with proponents arguing that station areas should be developed with housing

216 MSA Estimate, National Household Survey (2009).
See: Metro. Joint Development Program http://www.metro.net/projects/joint_dev_pgm/ and Office of the Mayor, Gty of Los 

Angeles: Frameworks of Sustainable Transit Communities, http://www.reconnectingameiica.org/resource-center/browse- 
research/2011/frameworks-of-sustainable-transit-communities/
2,tCravens et al. (2009) .Development without displacement, development with diversity. Association of Bay Area Governments. Oakland, Ca.
219 Harrell, R, Brooks, A Nedwick, T. (2009). Preserving affordability and access in livable communities: Subsidized housing 
opportunities near transit and the 50+ population. AARP.
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220,221,222affordable to a wide range of income levels.
their weight behind the idea in a number of local plans, studies and policies, 
development of affordable housing can preserve die place of a neighborhood’s existing residents, even as 
new residents move in”.225

At first glance this paradigm would seem to line up with the recommendations above. Increasing the stock 
or affordable housing in higher-income station areas would allow more households access to opportunity 
and improve transit ridership. However, when discussing affordability, it is crucial to ask two questions. 
First, we should ask—“affordable relative to what”? The majority of Los Angeles station area 
neighborhoods arc already home to an extremely high proportion of households with very low-incomes. In 
2010, station areas had a median22* income of |54,000, well below the county median of 167,000. Half of 
station area tracts had a median income of less than $42,150 (very low-income) and 10 percent were below 
$25,300 (extremely low-income). In many neighborhoods, even “affordable” units may be well out of 
reach for most current residents. Thus, when policymakers speak of income diversity, it is more a matter of 
higher-income residents moving in than of adding options for lower-income households.

Second, we should be clear about the number and proportion of affordable units. While there is wide 
variation, subsidized mixed-income developments typically include 10-25 percent affordable units (at any 
level of affordability).227 Inclusionary zoning policies, which are often put forward as a tool for mixed- 
income TOD, usually mandate a similar percentage of affordable units.228 In Los Angeles, only 22 percent of 
units produced by Metro’s joint development program have been affordable at any level, let alone for 
current residents or very low or extremely-low income households.229 The findings of this report point to 
the inadequacy of these percentages. Indeed, models four and five suggest that current practice is likely to 
severely degrade station area performance. Mixed-income housing will only increase ridership when the 
percentage of truly affordable units greatly outweighs higher income units. Unfortunately, this is not the 
current practice, nor have mixed-income TOD advocates pushed for it to be.

This condemnation of the current TOD paradigm does not imply that Los Angeles should not invest in 
station area neighborhoods. Many of these communities have suffered from decades of public and private 
disinvestment, and certainly deserve their share of public resources. Neither is it an argument for increasing 
Los Angeles’ already entrenched spatial segregation by income.

The city of Los Angeles and Metro have also thrown
suggesting that, “the222,224

Center for Transit-Oriented Development,(2007). Finding the balance: A look at regional efforts to create mixed-income 
communities near transit.
“‘Center for Transit-Oriented Development, (2008). Mixed-income transit-oriented development. Retrieved from: 
http://www.rniiod.org/homc.php

American Public Transportation Association, (Undated) Creating mixed-Income transit-oriented development. Presentation. Retrieved 
From: http://www.apta.com/resources/hottopics/sustaiiiability/Dociimeiits/TOD-202-Creating-ML\cd Income- 
Communities, pdf

City of Los Angeles, Office of the Mayor (2008). Housing that works. Housing Plan, 2008-2013.
ZMMetro.(2009) Joint Development Policies and Procedures. Los Angeles.

City of Los Angeles, Planning Department (2012). Transit-oriented districts in South Los Angeles. Staffnport to the planning 
commission.
226Stricdy shaking the average of each census tract’s median income. While not a perfect measure, this is perhaps the most 
accurate way of reporting this information. See Page 1-18:
http://www.gsd.harvard.edu/gis/manuaJ/censuscd/ncdb_docs/Speciallssues.pdf
^Ellickson, R. (2010). The false promise of the mixed-income housing project. Yale Law School Faculty Scholarship Series. Paper 401. 
22*Center for Transit-Oriented Development, (2009) Mixed-income housing: Increasing affordability noth transit Retrieved From: 
http://ctod.org/pdfs/tod201.pdf
“^Pollack, M., & Kniech, R. (2010). Making affordable housing at transit a reality: Best practices in transit agencyjoint development. Front 
Range Economic Strategy Center (FRESC) and Enterprise Community Partners.Denver CO and Columbia, MD.
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However, it does suggest that strategies to attract higher-income households to very-low income 
neighborhoods should be evaluated by economic and social equity considerations, rather than for any 
purported environmental or transit benefits. While it is beyond the scope of this report to weigh these 
considerations, it should be noted that there is litde research to indicate that gentrification reliably improves 
the social or economic fortunes of neighborhood residents, and it can be devastating for the many families 
forced to leave.230 Even gentrification’s cautious academic proponents suggest that rising rents may hurt the 
poor in the long run.231 Therefore, unless policymakers are prepared to retain all existing low-income 
households, the current TOD paradigm is a dangerous and inequitable economic development tool, and will 
likely have disastrous consequences for station area transit ridership.

Two other points emerge from this study. First, it suggests that policymakers should think more expansively 
and critically about the T in the TOD. TOD advocates have been woefully inattentive to the actual travel 
patterns of station area residents. In general, TOD has been promoted as a strategy to increase rail 
patronage, and focuses almost entirely on rail stations. Yet, as elaborated in Section 4, even immediately 
adjacent to rail stations, rail patrons comprise only 1 percent of station area commuters, and only 6 percent 
of transit riders. The other 94 percent relies on die extensive bus service that also serves these 
neighborhoods. Despite this fact, Metro has stripped away many of these bus routes over the last 20 years. 
These reductions have intensified over the last five years following the expiration of federal civil rights 
oversight.233 Additionally, many station area bus routes have been reconfigured as “feeder” service to rail, 
potentially undermining their efficacy in serving transit riders’ travel needs.234 The high rates of bus ridership 
in station areas should prompt policymakers to reconsider these service reductions, and improve the transit 
upon which the vast majority of transit commuters depend.

These findings should also encourage a critical reassessment of Los Angeles’s ambitious rail expansion 
program. Scholars, activists and even Metro executives have long noted Metro’s rail investments are not 
cost-effective,
Metro riders depend.

Perhaps in response to these critiques, rail’s boosters have increasingly justified new investments based on 
their potential land-use effects, contending that rail stations can revitalize neighborhoods and catalyze new, 
dense development in order to increase transit ridership and reduce environmental externalities.

232

233,234,237,238 and have diverted resources from the inexpensive bus service upon which nearly all
239

240,241,242 For

For a review of recent literature on the topic see, c.g. Newman, Kathe and Wyly, Elvin (2005). The right to stay put, revisited: 
Gentrification and resistance to displacement in New York City. Urban Studies, 43:1,23-57.

Freeman, L. and Braconi, F. (2002). Gentrification and Displacement. The Urban Prospect, 8(1), pp. 1-4 
See Appendix E, Changes in Bus and Rail Transit Capacity.

2J3The Bus Riders Union. (201 l).Transit civil rights and economic survival in Los Angeles. Los Angeles, Ca.
Richmond, J, (2005). Transport of delight: The mythical conception of rail transit in Los Angeles. Akron: The University of Akron Press. 

Pages 32-90.
235 Taylor, P. Deputy CEO, Los Angeles County Metro (2012, May). The state of rapid transit in LA County. Lewis Center Spring 
Transportation Lecture Series, UCLA Luskin School of Public Affairs.

Richmond, j. (1998). The mythical conception of rail transit in Los Angeles. Journal ofAfthitectteral and Planning Research, 15(4): 
294-320.

Rubin, et al. (1999). Ten myths about U.S. urban rail systems. Transport Policy, 6: 57-73.
Snyder, R. (2009). The Bus Riders Union transit model: Why a bus-centered system will best serve U.S. cities. Los Angeles: The 

Labor Community Strategy Center.
Rubin,T., et al. (1999). Ten myths about U.S. urban rail systems. Transport Policy, <S: 57-73.

Cervero, Robert. (2008.) Transit-oriented development in America: Strategies, issues, policy directions. In: New urbanism and 
beyond; designing cities for the future, Tigran H. Editor. New York: Rizzoli. Pages 124-129

Dittmarr In: Cox, et al. (2000). Point/counterpoint: Questions about the future of light rail in America. University of Texas at 
Austin Planning Forum, Arosemena, Martha and Lane, Maria eds. 6:79-90.
2,2 Taylor, P. Deputy CEO, Los Angeles County Metro (2012, May). The state of rapid transit in l A County. Lewis Center Spring 
Transportation Lecture Series, UCLA Luskin School of Public Affairs.
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instance, in a recent email newsletter, the rail advocacy organization Move LA, noted the 600 percent 
increase in Hollywood property values—which they partly attribute to the “revitalization potential” of 
transit investments—as justification for continued system expansion.

This study suggests that this type of argument should be read as a strong condemnation of current practice. 
While property value increases no doubt benefit developers and some politicians, there is strong evidence 
that they significantly reduce transit ridership by displacing low-income transit riders. In fact, die 
Hollywood and Vine station at the heart of Hollywood’s trumpeted resurgence has hemorrhaged riders over 
the past two decades. Only two other stations lost as many transit riders during this period.

While Hollywood is an extreme example, it does illustrate a general pattern. Rail investments do often 
appear to stimulate new, dense development, and Model 1 indicates that density increases are in fact 
correlated with increased transit ridership. However, previous studies have found that station area land use 
changes are often accompanied by gentrification 
neighborhood change has a stronger effect than density on transit ridership, meaning that the land use 
changes associated with new rail investments may often do more harm then good. These findings suggest 
that policy-makers should judge rail investments based on their (weak) cost-effectiveness and the 
opportunity costs of retaining desperately needed bus service, rather than on their often counterproductive 
land-use effects.

Finally, this study raises grave concerns about Metro’s joint development program. This program is 
predicated on the assumption that partnering with private developers to build housing above transit stations 
will increase transit ridership. Yet, stations where Metro has pursued dais strategy have seen statistically 
significant decreases in transit ridership, even after controlling for socioeconomic change. It is not entirely 
clear what mechanisms may be driving this effect (see Section 7 for a more complete discussion). However, 
it is clear that the joint development program is not meeting its goals. Metro should therefore critically 
assess the effects of their real estate development program on transit use, and consider dramatically 
retooling this program. The results above—which suggest the importance of retaining low-income 
households—can provide a starting point for a reworked policy.

243 ■as is the case in Hollywood. Model 1 also shows that

2+3 See Literature Review.
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9. Recommendations

The results of this study suggest that in order to stabilize and grow station area transit ridership, Los 
Angeles will need to:

Preserve housing affordable to households earning less than $40,000 on a mass scale 
Stabilize existing households earning less than $40,000.
Build new housing affordable to households earning less than $40,000 on a mass scale 
Plan Ahead and stabilize station areas before they change.
Support Bus Transit. Put the T back in the OD.
Rework Metro’s joint development program to ensure it meets its goal of increased transit ridership.

1.
z_-.

3.
4.
5.
6.

The next several years provide Los Angeles a short window of opportunity to implement these 
recommendations. A number of planning processes are currently underway that will determine how transit 
stations will be developed in the future. Both the City and Metro are currently in the process of writing 
strategic TOD plans and formal policies, both scheduled to be unveiled in the spring of 2012. Additionally, 
the City has released a draft TOD district policy for station areas in South Los Angeles that will likely form 
the model for future districts.

Below are a number of specific tools which the City and Metro should enact in their TOD planning 
processes.



will Dominie Is Just Growth Smarter Growth? I 72

Housing Preservation Strategies

Why?

Station areas are the engines of transit use in the region, housing approximately one—third of all transit 
commuters (92,000). Overall, these areas have changed faster than similar neighborhoods without transit, 
endangering their ability to retain and attract households that use transit.

While approximately 30,000 federally-subsidized units arc currently located in station areas, 82 percent of 
these are under affordability contracts that are scheduled to expire by 2014.244 If these are allowed to expire 
without replacement, we can expect to lose two to ten thousand transit riders from station areas. Many will 
likely need to acquire cars to get around their new neighborhoods.

In addition to formally subsidized units, station areas are home to 370,000 households, most of which have 
incomes well below the county median. Policymakers should utilize the following tools to keep both 
subsidized and inexpensive market rate housing affordable to residents.

▲ Refrain from using transit investments and station area planning as a tool to attract higher-income households to currently 
affordable neighborhoods.

Require replacement of affordable housing (No Net Loss)

Track and prioritize expiring affordable housing units.

Target expiring affordable units for contract renewal or purchase by non-profits.

Use Community Land Trusts and Limited Equity Housing Coops to take housing off the open market.

Remove parking minimums,24* institute parking maximums, and unbundle parking.246 These strategies can have the dual 
effect of reducing driving, and slowing gentrification by car-dependent households.242 248

▲

▲

▲

▲

▲

Harrell, R, Brooks, A Nedwick, T. (2009). Preserving affordability and access in livable communities: Subsidized housing 
opportunities near transit and the 50*1- population. AARP.

See for example: http://www.scanph.org/files/Parking%20Requirements%20Guide_forweb.pdf 
246 See for example: http://www.dukakisccnter.org/unbundled-parking/

See for example: http://www.Jukakiscentcr.org/reduced-pazking/
See for example: http://urbanhabitat.org/sec/sor/2011/prcvcnting-displaceinent-TOD
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Stabilization Strategies

Why?

While preserving housing units is important, ultimately it is demographic change that appears to determine 
station area performance. Therefore, policymakers should implement strategics to enable low-income 
people to stay in their homes and neighborhoods. Many of these strategies, such as increasing or enforcing 
tenant protections, arc extremely cost-effective and can successfully keep transit riders in their 
neighborhoods.

A Use developer impact fees to fund stabilization programs.

Enforce and expand existing tenant protections, particularly in station areas.

Expand existing tenant protections, particularly in station areas.

Support tenant and homeowner counseling and emergency assistance programs.

Make targeted home improvement loans available to financially distressed homeowners.

Create value capture programs directing 100 percent of proceeds toward affordable housing retention, production, and 
resident stabilization.

A

▲

2A<)

a9See for example: State of Texas Executive Summary of Community Development legislation of 2007: 
http:/ / www.window.state.tx.us/compt rol/ cra07/execsum.ht ml

http://www.window.state.tx.us/compt
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Housing Production Strategies

Why?

Hie need for affordable housing in Los Angeles is well documented. While the City’s 2010 housing plan 
forecasts that over 40,000 units will be needed by 2014, only 4,300 affordable units and 3,000 units 
affordable to very-low income households had been permitted by 2010.250 Hie situation is even more 
abysmal at the county level, where less than one percent of needed affordable units were permitted in the 
plan’s first year.251 While housing production languishes, over 33,000 families are currcndy on the LA 
Housing Authority’s waiting list.

The results above suggest that building new stocks of very affordable housing could significandy increase 
station area transit ridership-—both by increasing the density on which transit relies, and by attracting core 
transit riders. Metro’s land holdings at station areas and the city’s control over land use incentives can be 
leveraged to increase affordable housing production.

252

A Institute a value capture program for affordable housing based on ridership gains.

A Priori nzc affordable housing in Metro’s Joint Development RFP scoring process, (currently only 22% of Metro's Joint 
Development program is affordable).

A Grant first right of refusal for affordable housing construction in Metro’s Land Disposition Policy.

A Create a markdown, or giveaway, for affordable housing in Metro’s Land Disposition Policy.

A Create an acquisition fund to purchase land near transit stations for use in affordable housing.

A Target the I lousing Trust Fund ro station areas.

A Institute Inclusionaiy Zoning.

A Create value capture programs directing 100 percent of proceeds toward affordable housing retention, production, and 
resident stabilization.253

^See for example: http://www.pubbccounsel.org/tools/publications/files/TOD_Advocates_Guide.pdf and City of Los 
Angeles, 2010 Housing Element Annua! Progress Report.
»' Ibid.
^See for example: http://cityplanning.laciry.oig/Housiiiglnitiatives/MousingElement/Final/HE_Final.pdf58.
^See for example: State of Texas Executive Summary of Community Development Legislation of 2007: 
http://www.window.state.tx.us/comptrol/cra07/exccsum.html

I

http://www.pubbccounsel.org/tools/publications/files/TOD_Advocates_Guide.pdf
http://cityplanning.laciry.oig/Housiiiglnitiatives/MousingElement/Final/HE_Final.pdf58
http://www.window.state.tx.us/comptrol/cra07/exccsum.html
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Planning Ahead

Why?

Transit investments can cause waves of speculation that sweep quickly through a neighborhood, potentially 
displacing transit riders.254 25 The City and Metro should monitor potential indicators of gentrification^and 
respond before change occurs. Additionally, by putting policies to limit displacement into place ahead of 
time, these bodies can avoid having to make piecemeal or post-hoc interventions.

A Monitor the potential indicators of gentrification as well as neighborhood vulnerabilities. 

A Establish TOD “equity policies” to establish policies and tools to limit displacement.

254Pollack, S., Bluestone, B., & Billington, C. (2010). Maintaining diversity in America's transit-rub neighborhoods: Toolsfor equitable 
neighborhood change. Dukakis Center for Urban and Regional Policy. Boston, MA.
25SChapple, K. (2009). Mapping Susceptibility to Gentrification: The Early Warning Toolkit. Center for Community Innovation, 
Berkeley, CA.

m
m
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Put the T Back in the OD

Why?

While policymakers tend to view TOD as a strategy to increase rail patronage, rail riders comprise only 1 
percent of station area commuters, and only 6 percent of transit riders. The other 94 percent of station area 
transit commuters rely on bus service. Yet Metro has systematically cut bus service in these areas, or 
reconfigured it to serve the rail system. The high rates of bus ridership in station areas should prompt 
policymakers to reconsider these service reductions, and improve the transit upon which the vast majority 
of transit commuters depend. Metro has traditionally used bus service cuts to finance new rail construction, 
despite the weak cost effectiveness of these new investments. The results of this study suggest that new tail 
stations have contradictory Lind use effects, often stimulating both density increases and gcntrificarion— 
which is likely to erase ridership gains due to density. In this light, policy-makers should judge rail 
investments based on their (weak) cost-effectiveness and the opportunity costs of retaining desperately 
needed bus service, rather than on their often counterproductive land-use effects.

A Stop cuts to bus service. 

A Reinstate cut service.

A Improve high patronage lines.

Evaluate new rail expansion plans based on their (generally week) cost-effcciivcncss rather than on often counterproductive 
land use effects.

A

2S7 .Remove parking minimums,'50 institute parking maximums, and unbundle parking, 
effect of reducing driving, and slowing gentrification by car-dependent households.258 25y

These strategies can have the dual

M4See for example: ht tp://www.scanph.org/files/Pa rking%20Requirements%20Guide_forweb.pdf 
257See for example: http://www.dukakiscenter.org/unbundled-parking/

See for example: http://www.dukakiscenter.oig/reduccd parking/
2S'-'Sct for example: http://urbanhabitat.org/scc/sor/20l 1 /preveniing-displaccment-TOD
2SS

http://www.scanph.org/files/Pa
http://www.dukakiscenter.org/unbundled-parking/
http://www.dukakiscenter.oig/reduccd
http://urbanhabitat.org/scc/sor/20l
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10. Conclusion

The results of this analysis are striking. Although not all Los Angeles transit stations have gentrifled over the 
last two decades, many did. Those that did lost transit riders and gained drivers much faster than the rest of 
the county. These effects are quite robust—gentriflcation is the most powerful predictor of neighborhood 
transit use. Since transit riders in Los Angeles are overwhelmingly low-income people, immigrants, and 
people of color, it is perhaps not surprising that where these groups are displaced, transit use has declined.

These findings yield compelling implications for policymakers concerned with our environmental future. 
Specifically, they suggest that current TOD practice, with its emphasis on attracting wealthier residents to 
new, mixed-income development, is entirely counterproductive. Indeed, if TOD is to be at all successful as a 
green development paradigm, it. will need to totally reconceived as housing for those who we know actually 
take transit—primarily low-income people and people of color.

As I write these words, Los Angeles is in the midst of defining its future. The actions we take over the next 
few years will determine whether we set ourselves on a path toward increasing transit use or continue to 
displace the low-income households that sustain our transit system. It is my hope that this report will 
encourage policymakers to think carefully about the direction that transit-oriented development should take 
in Los Angeles. Will we prioritize the transportation needs of low-income neighborhoods, and in doing so 
move toward environmental and economic sustainability, or will we build a city in which transit is 
underused, inefficient and inequitable?
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11. Appendices

Appendix A: Metro Stations, Los Angeles County
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Appendix B: Socioeconomic Change and Gentrification Variables
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Appendix C: Variable Definition, Measurement and Calculation

Variable Static or SourceIndependent,
Dependent

Dependent

MeasurementCategory

ft of Transit CommutersTransit Use ChangeCommute
Mode

Decennial 
Census and 
2006-20010 
live Year ACS

ft of Commuters Who Drive AloneDepcndcnt Commute
Mode

Drive Alone Decennial 
Census sind 
2006-20010 
I'ive Year ACS

Change

Population ft Commuting Population ChangeIndependent Commuters Decennial 
Census and 
2006-20010 
I'ive Year ACS

StaticPopulation ft Commuting Population Decennial 
Census an J 
2006-20010 
Five Year ACS

Independent Commuters in 
1990

ft of Households framing <$2Sk (2010 Ss)Independent P.xtrcmcly-l-ow-
lneome
Households

ChangeIncome Decennial 
Census and 
2006-20010 
live Year AOS

I
ft of 1 households learning S25-40k (2010 Is)Independent Income Very Low-

Income
Households

Decennial 
Census and 
2006-20010 
l ive Year ACS

Change

1-ower-Incotnc ft of Households Earning S40-60k (2010$*) 
Households ............

Independent ChangeIncome Decennial 
Census and 
2006-20010 
hive Year ACS

ft of Households Laming $60-75k (2010 $s) ChangeIndependent Modcratc-
Income
Households

Income Decennial 
Census and 
2006-20010 
live Year ACS

ft of 1 louse holds Earning >S75k (2010 $s)lndejiejidenc 1 ligh-lncomc 
I louseholds

ChangeIncome Decennial 
(iensus and 
2006-20010 
Tivc Year ACS

Change Decennial 
Census and 
2006-20010 
live Year ACS

Independent Demographic Non-latino 
Wliites

ft of Non-Latino Whites

ft of People With a Bachelors Degree or HigherIndependent Demographic Bachelors or 
Higher

(Change Decennial 
C'ensus and 
2006-20010
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Five Year ACS

Decennial 
( lensus and 
2006-20010 
Five Year ACS

Change# of People in Managerial OccupationsDemographic ManagersIndependent

Decennial 
Census and 
2006-20010 
Five Year ACS.

ChangeBased on the number of standard deviations (z- 
scorcs) each data point is from the county mean. 
Socioeconomic Change = X (Change in Nigh-Income 
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Appendix D: Transit Provision

As described briefly in Section 6 above, I computed changes in transit service provision within a half mile of 
each rail station completed prior to 2000. This metric measures the change in the number of potential 
seating and standing spaces available to passengers on transit vehicles passing through their neighborhoods 
during Metro’s peak hour of sendee (7:30 to 8:30 am) each day. I weighted bus, light rail and heavy rail 
service equally based on vehicle capacity (Seats/VehickCMetro’s Allowed Load Factor* Vehicles/Train), a 
method loosely based on intermodal performance measures developed by Wachs.260This allows apples-to- 
apples capacity comparisons among different modes.

While the vast majority of transit service in Los Angeles County is tun by Metro, a number of other 
operators (or municipal operators) also provide transit, usually in relatively small geographic areas. Thus, in 
order to account for all the transit in each station area, it was necessary to aggregate data from both Metro 
and the municipal operators. Additionally, since I was concerned with change over time, I needed to 
calculate transit availability for both 1990 and 2010. Essentially, this meant collecting four different data 
sets:

1990 2010

3Metro 1

Muni 4 2

Unfortunately, data collection varies considerably between operators and has evolved over time. Thus, each 
of the four datasets required its own methodology. These are explained in greater detail below.

1) Metro Service, 2010

This was quite straightforward. I calculated capacity/hour from current bus and rail schedules. Vehicles per 
train were given by current Operating Costs Factor (4-24) Reports provided by Metro. While there have 
been changes between 2010 and 2012, these changes have been relatively minor compared to those of the 
preceding two decades.

2) Municipal Service, 2010

As above, I simply calculated service levels from current maps and schedules.

3) Metro Service, 1990

I used paper maps to identify bus lines within .5 mile of rail stations. Metro rail service did not exist, so 
there was no need to identify rail routes. Since schedules were not available, I relied on 1990 4-24 Reports, 
which give Revenue Service Hours (RSH) and Revenue Service Miles (RSM) per line. Using current data, I 
tested the relationship between station area RSLI/RSM and capacity/hour. RSM provided an extremely

260Waclis, M. and Li, J. (2000). j4 test of inter-modalperformance measures for transit investment decisions. University of California 
Transportation Center. Berkeley, CA.
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good match (with a correlation coefficient of .995). I therefore used these values to impute capacity/hour 
for 1990. (Capacity/Hour- 1.3+57.2* (-2.4265+0.0022 RSM). Given the extremely high correlation 
between RSM and capacity/hour in 2010, this method seems to be reasonably accurate.

4) Muni Service, 1990

This was by far the most problematic dataset. While paper maps showed each line in 1990, no document 
comparable to the 4-24 report was available across operators to evaluate the density of service on each line.
I therefore relied on system-wide averages for each municipal operator computed from 2010 data. I applied 
these averages to each line within a given system. I tested this technique using 2010 data, finding that system 
wide averages correlate far more closely (.645) to each line’s actual capacity/hour than does an average taken 
from all lines. Nonetheless, this method is far from precise. It could conceivably understate the capacity of 
high frequency corridors and overstate the capacity of relatively spare routes. If transit provision is actually 
biased in this direction, it could potentially lead model to understate the relationship between transit 
provision and transit ridership. However, given the lack of municipal operator transit service information 
for 1990, this technique was the most accurate available.
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Appendix E: Transit Capacity

Changes in Bus and Rail Transit Capacity 
(Person Capacity / Peak Hour, 1990-2010)
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Changes in Total Transit Capacity 
(Person Capacity / Peak Hour, 1990-2010)
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Appendix F: Population, Socioeconomic and Housing Indicators by Census Tract (1990
2010) Los Angeles County and Areas with Transit Station in 2000
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Appendix G: Gentrification and Socioeconomic Change by Station
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Appendix H: Gentrification and Transit Commuters (Income and Demographics, Prediction 
Model)
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Appendix H: Gentrification and Driving Alone (Income and Demographics, Prediction 
Model)
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ChangeLab Solutions is committed to promoting the common good by developing laws and 

policies that link all aspects of community life 

jobs, and economic development - to better health for all.

housing, transportation, education, retail,

So, as we applaud the expansion of full-service grocery 
stores into former food deserts, we must ensure the 
beneficiaries of these investments are the people who 
have lived for years without access to healthy food. As 
we encourage the transformation of abandoned land 
into greenways, playgrounds, and gardens, we must also 
ensure the improvements are accessible to those who 
can't afford a gym membership. As we work to enforce 
building codes that regulate the quality of rental units, 
we must ensure those rental units remain affordable for 
low- and moderate-income families.

We feel honored to work with leaders in every state in 
the nation to build their capacity to prevent chronic 
diseases through the tools of law and policy. We have 
had a front row seat as cities and states adopted new 
policies that allow farmers’ markets to flourish, create 
play spaces, provide safe streets for walking and biking, 
expand public transit, develop walkable mixed-use 
communities, and ensure smokefree public places. These 
and other strategies offer much promise for supporting 
healthier communities.

There is a lot to celebrate as public health advocates 
continue to find new ways to use policy to improve the 
places where people live, work, and play. Yet, we note 
that many of the communities that have benefited 
from such policies have become less affordable. Growth 
in median rental prices in cities across the country far 
outpace growth in median incomes, and the cost of 
decent rental housing has become too high for average 
families to afford. At a time when wage growth remains 
stagnant and housing costs ciimb, without strategic 
action, low- and moderate-income residents could be 
priced out of the neighborhoods in which they grew up 
and want to stay.

In short, let's guarantee that strategies used to create 
healthy places benefit all community residents - 
especially those with the fewest resources. Preserving, 
Protecting, and Expanding Affordable Housing: A Policy 
Toolkit for Public Health is designed to further that goal.
It provides public health practitioners, along with their 
allies in public agencies, community organizations, and 
the private development community, with the tools and 
strategies needed to preserve and promote safe and 
affordable housing for low- and moderate-income renters. 
In the face of increased demand fueled by changing 
demographics, private and public investment, and other 
factors, housing must be on the agenda of all of us who 
envision a healthier future for all.

/

Marice Ashe, JD, MPH 
Founder & CEO 
ChangeLab Solutions
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Introduction

In many parts of the United States, there is a growing interest in urban living. In a sizable 

number of cities where populations were declining or stagnant, the population has begun 

growing again, leading to increased property taxes and private investment.1

However, many of these new urban residents have higher incomes than existing 
residents, creating competition for a limited supply of housing, and contributing 
to rising rents and home prices.2 Growing demand for housing in many urban 
areas has led to rising housing costs in neighborhoods that have historically 
been affordable to low- and moderate-income individuals and families. When 
growing demand or new investment results in rising property values, the number 
of affordable housing options may decline dramatically.3 Rising housing costs 
undermine equitable access to neighborhoods offering health and quality of life 
benefits such as safety, walkabiiity, open space, and healthy food, which are often 
enhanced by the growing demand for housing and associated development. Many 
residents may also see neighborhood changes leading to the erosion of the cultural 
fabric, social networks, and economic opportunities.

Stable, affordable housing 

is central to the health 

of individuals, families, 

and communities. This is a health problem as well as a housing problem. Stable, affordable housing is 
central to the health of individuals, families, and communities. It is well known that 
poor quality housing that exposes occupants to mold, pests, and/or chemical toxins 
is harmful to human health. Yet the health effects of housing go far beyond quality 
alone. Current evidence shows that lack of affordable housing is detrimental to the 
mental health of people living in low- to moderate-income households4 and housing 
insecurity and hypermobility is associated with poor health outcomes, particularly 
for children and adolescents.5 Affordable housing leaves families and individuals 
with more money to spend on necessities, such as health care and nutritious food, 
and provides emotional and mental health benefits from greater stability and 
reduced stress.6

Location is also a key element The location of someone's home is a major determinant 
of whether they have access to good jobs, a quality education, and a robust social 
network. A lack of affordable housing drives lengthy and costly commutes, a 
scarcity of work and educational opportunities, and social isolation. Although the 
body of research linking housing and health is still growing, researchers have also 
found that access to quality affordable housing in well-resourced neighborhoods 
has led to reduced chronic and infectious disease rates.6
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When low-income renters have access to a wide array of housing options, they 

have greater freedom and flexibility to make the best decisions for their families. 
If renters must move, access to affordable rental housing throughout a city or 

region provides those renters with more control over where they can live. Strong 

rental protections give renters more control over whether and when to move, 
helping them make planned moves that benefit their families. Self-determination 

Is important to all people, but an increased sense of agency has been shown to 

be especially important to the health and well-being of people struggling to make 

ends meet.7

The economic recession and fragile recovery, coupled with the collapse of the 

housing market and the foreclosure crisis, have undermined housing stability for 
millions of Americans. Between September 2008 and May 2013, approximately 

4.4 million foreclosures were completed, while the number of households spending 

more than half their income on rent rose from 19 percent to 27 percent between 

2000 and 2010.83*

Residents who can't afford to stay in their homes and neighborhoods - or may 

be at risk of eviction - face a process generally referred to as displacement. The 

negative social and health consequences of displacement include a disruption 

of social networks, risk of living in overcrowded conditions, extremely long 

commutes, and even homelessness.910 " According to the Centers for Disease 

Control and Prevention, displacement exacerbates existing health inequities,**

* "Housing cost burdens are nearly ubiquitous among lowest Income renters. An astounding 83 percent of renters with Incomes of less than $15,000 were 
housing cost burdened In 2011 including a dismal 71 percent with severe burdens."1

The COC delines health equity, health disparities, and health Inequities in the following ways:
“Health Equity is attainment of the highest level of health tor all people Achieving health equity requires valuing everyone equally with locused and 
ongoing societal efforts to address avoidable inequalities, historical and contemporary Injustices, and the elimination of health... disparities."**
"Health disparities are differences in health outcomes and their determinants between segments of the population, as defined by social, demographic, 
environmental, and geographic attributes."** Health inequities are measurable differences in "health associated with Individual or group specific attributes 
(eq. Income, education, or race/ethnicity)" and "that are modifiable, associated with social disadvantage, and considered ethically unfair.1'**

*•
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disproportionately affecting low-income people, women, children, communities 
of color, and the elderly.1' In many communities, displacement may occur from a 
combination of factors, such as: Increased rental prices, a lack of protective renter 
policies or effective enforcement mechanisms, and redevelopment efforts that lack 
proper safeguards to ensure affordable housing is retained or built *

The phenomenon of displacement presents a dilemma for health practitioners and 
advocates who have worked to bring new health-promoting investment - from 
new grocery stores to expanded parks and transit - into neglected neighborhoods. 
These same investments contribute to increased property values, potentially pricing 
out low- and moderate-income families. This phenomenon can be seen in studies 
that find a paradoxical relationship between increased investment in public transit 
and increased rates of car ownership.® Underlying this relationship is the influence 
transit investments have on raising property values in surrounding neighborhoods.® 
As neighborhood housing costs rise, renters and low-income residents (the 
traditional core users of public transportation) are priced out. At the same time, 
incoming higher-income households more often have higher rates of car ownership, 
making them less likely to use public transit.® In this case, not only has the public 
investment failed to benefit those who need it the most, it has contributed to 
neighborhood changes that may undermine transit's long-term viability.

Any single investment or infrastructure improvement is likely not responsible for 
widespread displacement. But when investments occur in tandem with other forces, 
such as an expansion of high-paying jobs in the surrounding region, a growing 
preference for particular neighborhoods by affluent households, limited renter 
protections or a slowdown in home building, rents and home prices can spike, 
leading to a dearth of affordable options.

The bundle of benefits that 

new investment promises may 

bypass low- and moderate- 

income households or disrupt 

elements of the neighborhood 

that are a source of pride 

and well-being.

To ensure that all households, regardless of income level, reap the benefits of safer, 
healthier urban neighborhoods, practitioners and advocates should work 
partnership with residents - to preserve existing affordable housing, protect 
renters from rising costs or pressure to move and ensure new development 
includes affordable options. Without such safeguards, the bundle of benefits that 
new investment promises may bypass low- and moderate-income households or 
disrupt elements of the neighborhood that are a source of pride and well-being.13

in

Practitioners and community advocates working at the intersection of housing and 
health have a unique role to play, both in guaranteeing quality affordable housing 
remains available for people of ail incomes, and in making sure new investments in 
neighborhoods contribute to a healthy environment. To support those efforts, this 
guide includes the following:

> What's the Connection? Rising Rents, Neighborhood Change, and Health
An overview of how renewed interest in urban centers is affecting housing 
affordability.

* Limited enforcement mechanisms can lead to landlords illegally threatening or evicting tenants or stopping maintenance on their homes, 
conducted by the Boston Bar Association found that households with iegaf representation in eviction hearings were more likely to stay in their homes than 
those without representation, Households who did have to move were more fikely to move on their own timetable and terms with representation.58

qr-5? A study
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> How Do Rising Housing Costs Affect Health?
A summary of the research linking rising housing costs to poor health outcomes.

What's the Strategy?
A set of key recommendations communities should consider as part of an overall 
approach to preserving, protecting, and enhancing affordable housing.

> Policy Toolkit
A library of local housing policies and strategies that communities can use to 
ensure the availability of affordable housing options, with a particular focus on 
rental affordability. The toolkit identifies strategies across six policy areas to help 
ensure that households of ail incomes can continue to find affordable housing 
in high-demand neighborhoods: preservation, protection, inclusion, revenue 
generation, incentives, and property acquisition.

For those new to the world of housing policy, we’ve included a primer as an 
appendix to this document. In the primer, we answer three key questions: What is 
‘affordable housing"? What are the different types of affordable housing? How is 
affordable housing funded?

We have also developed a compendium to this guide toolkit, Preserving, Protecting, 
and Expanding Affordable Housing: An Overview for Local Health Departments, 
that specifically describes actions local health departments can take to prevent 
displacement and encourage the adoption and implementation of affordable 
housing policies.

NOTE: The strategies covered in this guide specifically address how local 
government agencies can expand affordable housing options in neighborhoods or 
cities where affordable options are diminishing. We do not address strategies to 
improve weak housing markets and housing quality.
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What's the Connection?
Rising rents, demographic change, and health

Renewed interest in urban living has put mounting pressure on the rental market in many 

cities. Higher-income households moving into cities contribute to higher rents as their 

ability and willingness to pay more for housing "bids up" rent levels.14

Research by the Federal Reserve Bank of Cleveland found a sizable number of 
large cities that showed signs of higher-income househofds moving into formerly 
low-income neighborhoods during the 2000s.15 Although this trend is most 
pronounced in large, traditionally high-cost cities with scarce land available for 
new residential development, it is not confined to the "usual suspects." As one 
researcher put it, "Skyrocketing housing costs aren't limited to well-documented 
cities like New York, San Francisco, and Los Angeles. [They occur in places] like 
Sait Lake City, Utah where housing costs have risen as much as 98.7 percent in the 
last decade.”16

Renewed interest in living in central cities, and policies designed to stimulate public 
and private urban investment, can be a double-edged sword. Redevelopment 
contributes to the revitalization of older, deteriorated buildings and rising property 
taxes, helping to shore up city finances. Transit-oriented development and other 
infrastructure investments provide health-promoting amenities and access to jobs 
and services. A growing demand for urban lifestyles brings new residents to city 
centers, which may also contribute to increased diversity of incomes, races, and 
ethnicities. However; without proper protections for existing renters and/or an 
expansion of the affordable housing stock, the accompanying rent and property 
value increases may price out longtime residents, amplify patterns of residential 
segregation or residential instability, and make it difficult or impossible for low- and 
moderate-income households to afford to move there.3-17 This, in turn, threatens 
to deprive iow- and moderate-income residents of the health, educational, and 
quality of life benefits of living in reinvested neighborhoods and undermines the 
full potential of these neighborhood changes to enhance diversity.

This phenomenon adds a layer of complexity for practitioners and advocates 
working to promote investment in traditionally iow- and moderate-income 
neighborhoods. Policies that create more parks18 and recreational areas,19 increase 
tree canopies/0 expand access to community gardens,21 and increase access to 
public transit22 - features that many practitioners and advocates have encouraged

8Preserving, Protecting, and Expanding Affordable Housing: What’s the Connection? changeiabsolutions.org



o
h

<</
Or O
a

in many communities - have also been shown to increase the value of properties in 

the surrounding area. When these neighborhood enhancements are accompanied 

by increases in rents and home prices, the very people that stand to benefit most 
from the improvements may be denied the opportunity to enjoy them. In fact, such 

policies may ultimately exacerbate health inequities as low- and moderate-income 

households are forced to find alternative housing arrangements. In some cases, 
priced-out families and individuals are forced to move to remote locations far from 

job centers and public transportation access.23
A broad coalition of 

practitioners and advocates 

is necessary to ensure that 

low- and moderate-income 

households can afford to 

live in neighborhoods.

In order for everyone to have equitable access to the benefits brought by 

neighborhood improvements, communities should adopt policies that: a) preserve 

and expand affordable housing across all neighborhoods and b) reserve a share 
of new development for affordable housing. Given the many political complexities 

of housing policy, a broad coalition of practitioners and advocates is necessary 

to ensure that low- and moderate-income households can afford to live in 

neighborhoods seeing an influx of higher-income households or where new 

investment is taking place.

With the right policies in place, many urban neighborhoods can accommodate 

an influx of higher-income households while still providing affordable living 

opportunities for low- and moderate-income households. This policy guide 

aspires to create the win-win scenario of a healthy and sustainable neighborhood 

accessible to households of all incomes. *

* Tor further discussion on gentrlflcation and displacement, see The Gentrification Debates by Japonica Brown-Saradno.”
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be unaffordable and/or based 
on the cultural tastes and 
preferences of new rather 
than longtime residents.
When development is not based 
on the needs and desires of 
existing residents, it may be 
experienced as alienating and 
exclusive, resulting in longtime 
residents feeling out of place 
in their own neighborhood.'’*2* 
While often discussed through 
the lens ol race and class, 
demographic change can also 
mean the loss of businesses and 
institutions that serve people 
across a spectrum of identities.

For instance, in 2014, when 
three longtime queer spaces 
announced their closure in San 
Francisco, one owner identified 
changing demographics as a 
major factor, noting, "When 
a business caters to about 
5% of the population, it has 
tremendous impact when 1% 
of them leave. When 3% or 4% 
of them can no longer alford 
to live in the neighborhood, or 
the City, it makes the business 
model unsustainable

fiercely debated topics among 
organizations, the popular 
press, and across several 
academic fields.

GentrificatSon, 
Displacement, and 
the Dynamics of 
Neighborhood Change

The many facets of 
gentrification and displacement 
are worthy of rich discussion 
and thoughtful deliberation* 
The body of research that 
informs those debates outlines 
a number of methods for 
assessing residential mobility 
patterns, gentrification, and 
displacement. Understanding 
these methods may be valuable 
in analyzing particular patterns 
in a city or region. This paper, 
however, does not unpack that 
body of research. The questions 
we set out to address are:

> From a public policy 
perspective, what are the 
strategies to ensure low* and 
moderate-income rental 
households have meaningful 
and affordable opportunities 
to stay in or move to 
neighborhoods experiencing 
rising rents?

> Which public policies give 
residents in these neighbor
hoods greater control over 
when and under what 
circumstances they wish
to move?

Changes in neighborhood 
demographics are often 
controversial. In some urban 
communities, advocates fight 
against gentrification - a 
term generally meaning the 
displacement of existing 
residents by higher-income 
households. Concerns about 
gentrification often have racial 
or cultural dimensions. In 
communities with longstanding 
African-American, Latino, Native 
American, or Asian populations, 
for example, residents may 
fear or experience the loss 
of important businesses and 
institutions, and the erosion 
of the cultural fabric and 
social networks within their 
neighborhood.

Researchers note that "even 
when development brings in 
much needed resources, the 
benefits of new services and 
resources can be out of reach 
for those who need them the 
most due to financial and 
cultural barriers. New retail 
stores and restaurants may

How gentrification and 
displacement work, where the 
processes happen, who benefits, 
and what should be done are

s
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How Do Rising 
Affect Health?

Housing Costs

Rising housing costs can affect health in a number of ways. As the Joint Center for Housing 

Studies notes, "The lack of low-cost housing options undermines quality of life for these 

families, forcing difficult tradeoffs in both housing quality and spending on other vital needs."3

In areas without sufficient affordable housing, people utilize a variety of strategies 
in response to rising rents. These strategies include: remaining in their current 
housing but paying higher rents; finding other affordable housing options; 
consolidating homes with other people;9 moving multiple times;27 moving to less 
safe neighborhoods; moving far away; losing their housing entirely; losing social 
networks; and forgoing necessary health care. Housing cost pressures amplify the 
need to employ such strategies, and each of these strategies can have a negative 
impact on health.

The prior section reviews the health and equity challenges associated with the 
loss of access to neighborhoods providing healthy amenities, such as walkability 
and green space. This section reviews the health challenges associated with other 
choices that households may make when faced with rising housing costs.

Remaining in Current Housing and Cutting Back 
on Critical Necessities\/

Individuals and families on limited or fixed incomes may be able to remain in their 
current housing when the rent goes up. However, even if they are able to stay, they 
may face serious strains and be forced to cut back on other necessities, such as 
health care and food. Research has found that families that have reported trouble 
paying for housing or utilities are 84 percent more likely to report that they have 
delayed necessary medical care and 116 percent more likely to report having 
postponed the purchase of needed medications28 More than three-quarters of 
individuals experiencing housing insecurity also reported food insecurity.28 Families 
that spend more than 30 percent of their income on rent also suffer other adverse 
health effects, such as reduced cognitive development in youth.29

Preserving, Protecting, and Expanding Affordable Housing: Introduction \ changeiabsolutions.org



Consolidating Housing with Other Households
Surveys have found that more than one in ten people who have had difficulty 
paying rent or utilities in the prior year will consolidate homes with others and 
end up in overcrowded conditions.28 Research shows that in areas where incomes 
are rising and vacancy rates are low, individuals who lack a high school degree are 
more likely to consolidate their housing and end up in overcrowded conditions.9 
In 2012, nearly 7.5 million people lived in overcrowded conditions, which are 
associated with a number of adverse health effects, including respiratory diseases, 
poor mental health, elevated stress levels, increased rates of infectious disease, 
and high blood pressure.5'10'27

Moving to Poor Quality Housing
As rents rise and affordable housing options disappear, the difficulty of finding 
alternative housing intensifies. With limited budgets and numerous necessities to 
pay for, such as food and clothing, low-income populations are more likely to select 
lower quality housing they can afford.30 As a consequence, low-income families and 
individuals are more likely to live in housing with rodents, mold, and/or structural 
problems,30

Substandard and deficient rental housing jeopardize the health, safety, and welfare 
of residents. Substandard housing conditions pose an especially acute risk to young 
children, who are highly susceptible to lead poisoning and asthma attacks brought 
on by mold and other airborne irritants. In fact, an estimated 39 percent of asthma 
cases in children under age six can be traced to residential exposure to indoor air 
hazards.31 Exposure to lead paint chips and related dust are the leading cause of 
elevated lead levels in American children. Exposure to lead paint can "severely 
damage the brain and kidneys in adults or children and ultimately cause death.’’32 
Four million emergency room visits and 70,000 hospital admissions each year are 
the result of housing-related injuries.33 Seniors also face a particularly high risk.34'31-35

Increasing the availability of housing that is both affordable and of good quality 
reduces the need for low-income populations to choose between the two. 
Communities may also combine their work on housing affordability with proactive 
code enforcement, thereby ensuring that the available low-income housing on the 
private market is safe and healthy.*

Moving Multiple TimesHH

To find stable housing, individuals and families may move multiple times. This 
exacerbates negative health outcomes in many ways.36 Research suggests that 
people who have residential instability suffer greater stress levels and poorer 
health outcomes.6-37 For example, it is harder for frequent movers to maintain a 
medical home,** which can translate to delayed and inconsistent medical care.3

■

27

* For more information about proactive code inspection, see ChangeLab Solutions. 2014. "Health;/ Housing through Proactive Rental Inspech So v, n-

A medical home is a modef where patient treatment is coordinated through their primary care physician to ensure they receive the necessary care when and where 
they need it, in a manner they can understand. 100

8Preserving, Protecting, and Expanding Affordable Housing: Introduction | changelabsolutions.org 12.



Additionally, according to researchers, when families move frequently, "children 
are at an increased risk for mental health and behavioral problems, substance 
abuse, teen pregnancy, lower global health ratings in adulthood, and poor school 
performance."27-5

Moving to Less Safe Neighborhoods or Farther Away
Another option for residents who can no longer afford to live in their neighborhood 
is to move to neighborhoods that are less safe. Studies show that families unable 
to find affordable housing are more likely to relocate in neighborhoods with higher 
crime rates, more blight, and greater risk of exposure to allergens, toxins, and other 
unsafe elements.30 Neighborhoods with blight are associated with higher rates of 
infectious disease,36 cancer, diabetes, homicide, and suicide.39 Residents may need 
to move away from their neighborhood altogether. If they remain in the region, they 
may endure longer commutes and spend more money on transportation costs or 
move to areas with limited access to public transit, or bicycle or pedestrian paths."

&

Losing Housing Entirely
Individuals and families who are struggling under the burden of housing costs are 
more iikely to experience homelessness. In America, the homelessness rate is an 
estimated 19 per 10,000.'° More than a third of people experiencing homelessness 
are in families, and nearly 8 percent are youth.10 The health effects of loss of 
housing are substantial40 and include chronic disease, infectious disease, hunger, 
injuries, stress, violence, disruption of medical and mental health care, and 
malnutrition.4'-43

Losing Social Networks and Social Cohesion
When people are forced to utilize some of the strategies listed above in response 
to rising rents, social cohesion can decline. Even in economically distressed 
neighborhoods, a tight-knit community can help to cushion people from some of 
the harsh consequences of scant resources. However, as neighborhoods evolve 
and iong-term residents move out, the existing residents may lose neighborhood 
social networks. People feel less connected and less supported, and they may find 
themselves excluded from the new populations that move in to the neighborhood. 
Lack of social cohesion often translates to worse health and poorer menta) health 
outcomes.44

44
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What's the Strategy?
Developing a strategy for preserving and expanding the supply 
of affordable housing in high-demand neighborhoods

® $

Policies that safeguard quality affordable housing in neighborhoods experiencing rising 

rents should be designed to ensure that low- and moderate-income people can remain in 

their homes or have greater control over when and where they move.

L-v*

To those ends, this guide identifies strategies across six policy areas: preservation, 
protection, inclusion, revenue generation, incentives, and property acquisition.
A successful strategy will likely require a well-coordinated pian with multiple policies 
and/or programs, including policies from each of these six policy areas.

Given the fundamental importance of a cross-cutting strategy that addresses all 
six of these policy areas and the likelihood that it will take time for these policies 
to be debated and adopted, it is difficult to say that one area is more urgent than 
another. However, in communities that are only beginning to see rising rents, 
where conditions are not yet ripe for new development or redevelopment, it may 
make sense to begin by focusing on the first two categories: preservation of 
existing affordable housing and the protection of residents who wish to stay in the 
neighborhood. The other policies could then be adopted subsequently, as continued 
property value increases make new development and redevelopment more likely.

Preservation of existing 

affordable housing and 

the protection of residents 

who wish to stay in 

the neighborhood are 

keys areas to focus on.
In the next section, we provide a toolkit of policy options to help ensure the 
continued affordability of housing in neighborhoods experiencing rising 
rents. Before turning to these specific policies, we review a number of key 
recommendations that are important to consider in developing an overall strategy.
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Affordable Housing 
Primer

Our Affordable Housing Primer, included as an appendix to this volume, addresses some of the basic 
threshold issues involved in developing an affordable housing strategy, and covers the following topics:

> What is affordable housing and who needs it?

> What are the different types of affordable housing?

> How is affordable housing funded?

We recommend you review this primer if you need a concise introduction to affordable housing.

/ Start Now
The longer a community waits to develop and implement a comprehensive 

strategy to maintain affordable housing in high-demand neighborhoods, the more 

difficult and expensive it will be to acquire attractive sites for new development 
or rehabilitation. In some cases, the higher-income households that move into a 

changing neighborhood also become the strongest critics of new development, and 

may be particularly opposed to increasing density or developing affordable housing, 
further underscoring the importance of early and comprehensive planning. It often 

takes several years to put a strategy in pface and begin creating affordable units, so 

it's best to start early.

Build Community Supportit Community opposition can prevent affordable housing development or 
rehabilitation projects from taking place. To facilitate the preservation and 

expansion of affordable housing, public agencies and private developers should 

work proactively with residents to build trusting relationships and to ensure that 
plans and policies are responsive to residents' needs and concerns.45

Explore Both Targeted and Citywide Policies
Many of the strategies discussed in this guide can be employed either in specific 

neighborhoods or citywide. Communities need to decide which approach to take. 
Targeted policies can be more effective than broader citywide policies when public 

resources are limited, but may give rise to political disputes between residents 

of neighborhoods to which resources are being devoted and representatives of 
other parts of the community. In practice, many communities will end up with a 

combination of targeted and citywide policies.
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Strive for Long-Term Affordability
Many affordable housing strategies focus on creating housing that is affordable 
at the outset, or for a period of ten to 15 years, but do not consider what happens 
to housing prices or rents after that. This will provide only short-term relief, as 
rents will rise dramatically as soon as the affordability period expires. For this 
reason, it's essential from the very beginning to focus on creating housing that 
remains affordable for the longest time possible. There are a number of ways to 
maintain long-term affordability, including long-term covenants, which safeguard 
affordability well beyond the usual 15-year watermark; nonprofit ownership 
that maintains the long-term affordability of rental units; and shared equity 
homeownership, which ensures the continued affordability of owner-occupied 
homes. Well-designed policies can sustain affordability for 50 years or longer - 
ideally, perpetually - ensuring the continued availability of affordable housing in 
neighborhoods even after unsubsidized housing becomes unaffordable.

Increase Density
Increasing the density of a neighborhood is one way to accommodate new 
households without displacing long-term residents. It's an essential part of a 
citywide housing policy for high-cost cities. By itself, however, a policy of increasing 
density in a high-demand neighborhood rarely produces enough housing to 
substantially lower average housing costs in that neighborhood and will not 
produce housing affordable to households with the very lowest incomes. Such 
a policy can also be problematic if it accelerates the process of investment and 
neighborhood change before a holistic affordability strategy is in place. The 
solution is to combine increased density with a comprehensive affordability housing 
strategy. Policies such as inclusionary zoning and housing trust funds depend on 
new development to provide units and funding for affordable housing. However, 
increasing density alone is often not enough to maintain affordability.

Reduce Barriers to Development
As part of a comprehensive affordable housing strategy, communities should 
consider reforming their planning process to reduce barriers to developing 
affordable housing. Density limitations are a type of barrier to new development, as 
are restrictions on the minimum lot size or on how far a building must be "set back" 
from the street. Parking requirements can also be a problem when they increase 
the amount of land needed per unit. Other barriers include lengthy permitting 
processes, complicated zoning approvals, and environmental requirements that 
do not effectively balance legitimate environmental goals with the need for an 
increased supply of housing. As with density increases, it's unlikely that a barrier 
reduction strategy alone will satisfy the full spectrum of a community's affordability 
goals. But it can be an important element of a broader affordability strategy that 
leads to lower construction costs for affordable housing and stimulates the growth 
needed to support inclusionary zoning and other affordable housing policies.

om«2
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Policy Toolkit

To ensure that people of all incomes, races, and ethnicities can continue to afford 

housing in neighborhoods experiencing rising rents, most communities will require a 

multifaceted strategy.

The overall strategy should include multiple policies and programs addressing 
different dimensions of the housing challenge. In this chapter, we provide a toolkit 
of policies and programs organized under six categories, each of which represents 
a different strategic approach for achieving the ultimate goal of ensuring the 
availability of affordable housing for low- and moderate-income households in the 
neighborhood(s) of interest:

} Preservation: preserving existing affordable rental units

> Protection: helping longtime residents who wish to stay in the neighborhood

> inclusion; ensuring that a share of new development is affordable

■f.A

> Revenue generation: harnessing growth to expand financial resources for 
affordable housing

> Incentives: creating incentives for the development of affordable housing

> Property acquisition: facilitating the acquisition of land for affordable housing

> HousingPolicy.org:
A website maintained 
by the National Housing 
Conference's Center for 
Housing Policy

> Equitable Development 
Toolkit: A website 
maintained by Policylink

We recommend that communities combine policies from all six of these strategic 
approaches because one or two are generally insufficient to make substantia! 
progress toward the goal of ensuring that iow- and moderate-income households 
can afford to live in neighborhoods with rising rents. By acting simultaneously 
on multiple policy fronts, communities maximize their chances of efficiently and 
effectively meeting this challenge.

In this guide, we focus primarily on policies to preserve and expand affordable 
rental housing options in high-demand neighborhoods. While we recognize the 
importance of owning a home from both health and economic perspectives, we 
have chosen to focus primarily on rental housing because low- and moderate- 
income households in urban areas are generally more likely to rent than own and 
because a different set of policies may be needed to meet the needs of low- and 
moderate-income homeowners, in some cases, the policies we outline can apply to 
homeowners as well as renters. We note instances of this overlap where applicable.
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Preservation
> Right of first refusal

> Property tax incentives

> Moving properties into subsidy programs

> Preserving public housing: Rental Assistance Demonstration

One of the most cost-effective approaches for ensuring the ongoing availability of 

affordable rental housing is to preserve the affordability of housing where low- and 

moderate-income renters already live.

One study found that it cost 25 to 40 percent more to develop a unit of subsidized 
rental housing through new construction than through the acquisition and 
rehabilitation of existing housing units - a common rental preservation strategy.46

Most rental housing preservation efforts focus on units whose owners participate 
in one or more housing subsidy programs. There are two primary reasons for this. 
First, subsidized units are often easier to preserve than unsubsidized units. Second, 
many existing subsidized housing developments include "deep" subsidies (such as 
project-based Section 8 assistance) that support very low-income and extremely 
low-income renters.*

However, given that most units affordable to low-income households are 
unsubsidized, preservation policies targeting unsubsidized units are also an 
important part of an affordable housing policy package.

In this section, we begin with an overview of the essential components of a 
preservation strategy for subsidized rental housing. We then examine four 
policies that can help to preserve a range of different property types, including 
unsubsidized housing;

Other policies that can be used to preserve affordable rental housing, such as 
condo conversion policies and property acquisition funds, are covered in other 
sections of this guide.

• Under a new definition effective in 2014, the term "extremely low-income" refers to households whose incomes do not exceed the higher of: 30 percent of 
the area median income (AMD or the federal poverty line for their household size. The term "very low-income" refers to households whose incomes do not 
exceed 50 percent of the area median income.™

'• For a helpful overview of preserving unsubsidized rental housing, see Minnesota Preservation Plus Initiative and One Roof Global Consulting. 2013.
1 liL- Space Bel wet.x Realities and Po.-sil.iiitics in Pte»ervi.-.g Unsubsidizcd AficdaL'Ic Renta: Hjusi ig. Minneapolis, MN: Family Housing Fund.
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essential information - notably, regarding 
state and local subsidies - must be acquired 
elsewhere.

Developing a Strategy for 
Preserving the Affordability of 
Subsidized Rental Housing

> Prioritize properties. Once all of the 

candidate properties for preservation have 
been identified, communities can begin 

reaching out to owners to learn about their 
intentions, and about the physical and capital 
needs of their respective properties, as well 
as the timing of the expiration of any housing 

subsidies. This research can help communities 
prioritize limited preservation resources on 

the properties that are most important to 
preserve with regards to location and quality, 
as well as most in need of preservation given 

the likelihood that the housing subsidies
are expected to expire. This research can 
also help communities identify the financial 
challenges properties may face in order to 
remain affordable.

> Target resources. In some cases, existing 
resources may be sufficient to preserve the 
highest-priority properties. These resources may 
include: HOME and CDBG block grants funds; the 
LIHTC program; tax-exempt multifamily bonds; 
and 501(c)(3) bonds. The goal is to develop a 
package ol financial supports that can help 
properties meet any accrued capital needs and 
continue to maintain them for as long a period 
as possible. Generally, the quid pro quo for these 
efforts is a long-term extension ol affordability.

> Expand resources for preservation. In other 
cases, additional funding will be needed to 
preserve properties. The policies discussed
in this guide's "Revenue Generation" section 
generate flexible funding that can be used to 
meet a wide range of affordable housing needs, 
including preservation.

> Facilitate transfers to new owners. As noted 
above, financial assistance alone is not always 
sufficient to meet the preservation challenge. 
Sometimes communities must also work to 
ensure subsidized properties are owned by 
mission-driven owners who are committed lo 
actively managing the property and preserving 
long-term affordability. This requires the 
cultivation of mission-driven owners (often 
nonprofits) as well as the facilitation and 
financing of purchases.

To develop a strategy for preserving subsidized 
rental housing, it is important to start with 
a conceptual understanding of why these 
developments require preservation. There are 
three main reasons, each of which gives rise to a 
corresponding solution:

} Restrictions on rent levels required by 
housing subsidy programs generally have 
a specific duration, after which the owner 
may choose to raise rents to market levels.
In neighborhoods experiencing or expecting 
increases in the rents of market-rate housing, 
owners naturally have a financial incentive to 
opt out of subsidy programs and raise rents 
to market levels. Therefore, counteracting 
incentives will usually be necessary to convince 
owners to keep rents below market levels.

> Some subsidized developments have 
experienced physical deterioration. To address 
this issue, owners will often need assistance 
accessing equity (such as equity from the 
Low-Income Housing Tax Credit (LIHTC) 
program) or affordably priced financing for 
the needed improvements, which can be 
provided as a quid pro quo lor extending 
affordability periods.

} In some cases, properties are not being 
managed by actively Involved owners, but 
rather by owners who function more as 
caretakers. In these cases, it may be important 
to bring in mission-driven owners who are more 
focused on actively managing the development 
as an affordable rental property.

The following is a framework for identifying 
subsidized rental properties in need of 
preservation and applying the approaches 
outlined above:

> Create preservation catalogs. An important 
first step is to identify which units to preserve, 
along with information about the types of 
subsidies and rent restrictions that apply to 
each development and find out when those 
subsidies are going to expire. Some of this 
information is already available through the 
National Preservation Database. But other
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Right of First Refusal
How it works
A "right of first refusal" (sometimes called a "right of first purchase") is a policy 
that ensures a qualified nonprofit developer, a government agency, or the 
development's tenant association has the ability to purchase a subsidized rental 
housing property if and when the owner decides to stop participating in the subsidy 
program. In some cases, this right is triggered only when the owner decides to sell 
the property; in other cases, It is triggered by a broader range of circumstances. By 
facilitating the transfer of these properties to new owners who are dedicated to 
maintaining long-term affordability, these policies help facilitate the preservation of 
existing subsidized rental housing.

The range of incomes served by these policies will depend on the type of subsidy 
attached to the development. For instance, properties that include a "deep subsidy," 
such as project-based Section 8 assistance, will be affordable to renters with the 
very lowest incomes. Other properties may be targeted at very low-income renters 
or renters with slightly higher incomes (up to 60 percent of area median income (AMI))*

Where to start
These policies can be adopted either at the state or the local level, with the 
department of housing often playing an implementation role in either case.

Considerations
Policies that stipulate the "right of first refusal" must identify the types of buildings 
the policy applies to; usually these policies cover multifamily rental properties 
with a certain percentage of subsidized units or particular types of developments 
in targeted geographic areas. While a "right of first refusal" or "right of purchase" 
provides an opportunity for mission-driven owners to acquire a property and 
maintain it as affordable, the new owners may need assistance putting together 
a financing package to ensure the property is on sound financial footing. In many 
cases, they will also need new subsidies to renovate the property.

CASE STUDY
San Francisco's Assisted Housing Preservation Ordinance stipulates that an 
owner of an assisted housing development must offer a “qualified entity," such 
as a government entity, the development's tenant association, or a nonprof it 
corporation, the opportunity to purchase the development before selling or 
transferring the property. Owners are paid a "fair return price" that guarantees 
a minimum return of 10 percent on their investment

Maryland, Maine, and Massachusetts have implemented statewide legislation to 
preserve subsidized rental housing. These laws have two main components. The 
first requires owners of subsidized rental housing to inform tenants and local 
government entities before they end affordability restrictions. In Massachusetts, 
owners have the longest notification requirement and must provide notification at 
least two years before selling or ending affordability restrictions.

* Area median income (or AMI) is a metric developed by the U.S. Department of Housing and Urban Development to measure an individual or family's 
household income against the median household income in the surrounding area. In this case, if the median income of a region was $100,000 then 
60 percent of AMi for a family of four would be $60,000. More information is provided in the Affordable Housing Primer,
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The second component is that a government entity and/or low-income developers 
must be afforded the "right of first refusal" (known as "right of first purchase" 
in Maryland) to purchase the property and preserve affordability. In Maryland, 
qualifying entities, including the local housing authority and low-income 
developers, have the “right of first purchase" when an owner proposes to sell 
or transfer an "assisted unit" In Maine, the state housing authority has the 
"right of first refusal" when an owner takes any action that would result "in the 
termination of financial assistance designed to make the rental units affordable 
to low-income or moderate-income people." in Massachusetts, the Department 
of Housing and Community Development has the "right of first refusal" as well as 
the opportunity to match any other offers submitted.

Property Sax incentives
How it works
One way to preserve the affordability of a rental property is to provide owners with 
financial incentives for achieving this outcome. These incentives can be delivered in 
a variety of different ways, including property tax exemptions or abatements. A 
property tax exemption lowers the amount of tax a property owner owes by reducing 
the property's assessed value. A property tax abatement lowers an owner's property 
taxes by providing a credit against taxes owed. Both approaches can incentivize 
owners to maintain their subsidized or unsubsidized property as affordable.49

Where to start
Property tax incentives are adopted by local departments of finance, revenue, or 
taxation and may require state authorization.

Considerations
When property tax incentives are used to encourage property owners to remain 
in government subsidy programs, or when they are applied as part of a financing 
package for mission-driven owners seeking to purchase a subsidized property, 
property tax incentives can foster long-term affordability. Tax incentives can also 
be a means of persuading unsubsidized property owners to maintain affordable 
rents, but generally the subsidies remain for only a limited period, such as ten years. 
If rents and property values are trending up, and if a property upgrade is required 
to qualify for the tax incentive in the first place (as is often the case), it is unlikely 
that owners (unless they are mission-driven) will continue to participate in the 
incentive once the initial period ends, as they can realize a higher profit by renting 
to market-rate tenants.* For this reason, in the context of rising rents, property tax 
incentives for unsubsidized properties might best be considered an "affordability 
bridge" for a ten- or 15-year period, providing the community with time to develop 
and implement long-lasting options for affordability, such as the construction 
of Low-income Housing Tax Credit (LIHTC) developments paired with fong-term 
affordability covenants.

* Market-rate tenants refers to households that pay the "going rate" for housing. In general, market-rate housing means that neither the tenant nor the 
landlord receives a subsidy.
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CASE STUDY
In Chicago, the Class 9 program provides tax abatement for owners of 
market-rate properties that undergo substantial rehabilitation, so long as the 
owners agree to keep 35 percent of their units affordable to families with incomes 
at or below 80 percent of AML The Class 9 program also explicitly states that 
rehabilitation must be accomplished in a manner that ensures the affordable 
units in a building are of comparable quality to market-rate units.

Seattle adopted a Multifamily Tax Exemption Program in 2004 that encouraged 
property owners and developers to renovate or construct multifamily 
developments for low- to moderate-income households. In exchange for setting 
aside 20 percent of their units as affordable, owners receive a property tax 
exemption for the assessed value of their improvements or construction.50

Moving Properties into a Subsidy Program
How it works
In neighborhoods where rents are on a strong upward trajectory, the safest 
approach for maintaining the affordability of unsubsidized rental housing is to bring 
it into a government subsidy program. One option is the Low-Income Housing Tax 
Credit (LiHTC) program, which owners or purchasers of multifamiiy buildings can 
use to revitalize older properties in need of renovation. Because LiHTC units may 
be rented only to households with incomes below 60 percent of AMI - and many 
target households with even lower incomes - this process preserves housing 
units' affordability even as it improves their quality through rehabilitation funded 
by LIHTC equity. A second option, which can be used alone or in conjunction with 
recapitalization through LIHTC, is to attach federal Housing Choice Vouchers 
{sometimes known as Section 8 vouchers) to specific units (a process known as 
'project-basing" that produces project-based vouchers). This option requires the 
participation of a public housing agency with an allocation of housing vouchers and 
a willingness to use their vouchers in this manner.

Where to start
Typically, different people need to work together to implement this approach. 
Nonprofits or other mission-driven developers will likely be needed to apply 
for LiHTC subsidies. State housing finance agencies can help by structuring 
the allocation of LIHTCs {within their Qualified Allocation Plans)* in a way that 
encourages the use of these credits for activities that preserve housing affordability. 
A state or local housing agency will also be needed as a partner if a project requires 
the project-basing of Housing Choice Vouchers.

Considerations
In some cases, existing owners of unsubsidized properties may be encouraged to 
apply for LIHTC, but the complicated nature of this program usually deters them. 
Therefore, in most cases, a mission-driven developer is needed to serve as the

* Qualified Allocation Plans are developed by the states and explain the criteria used to distribute the LIHTC subsidies.
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applicant. This, in turn, requires the existing owner to be willing to transfer the 
property to or partner with the mission-driven developer.

The rents of properties financed with LIHTCs are generally not low enough to 
serve renters with the lowest incomes, unless those rents are layered with other 
subsidies. One advantage of combining LIHTCs with Housing Choice Vouchers 
is that the voucher provides a "deep subsidy" that bases rent on tenant income, 
and can thus be used to serve households with little or no income. However, there 
are limitations on the share of units in a development that may receive project- 
based Housing Choice Vouchers (unless the development is dedicated to elderly 
households, persons with disabilities, or other households receiving supportive 
services). Another issue is that project-based voucher contracts come with a limited 
duration of 15 years. Unless they are used at a property owned by a nonprofit or 
a mission-driven for-profit, or they include some mechanism that empowers the 
housing authority to require a renewal (such as a contractual option for the housing 
authority to renew the voucher contract), project-based vouchers will support 
affordability only during a bridge period, rather than over the long term.

CASE STUDY
In addition to administering federally funded public housing and housing 
choice vouchers, the King County Housing Authority (KCHA) in Washington has 
accumulated a large portfolio of rental properties (some of which include units 
with rental subsidies and some of which do not) that it maintains as a resource for 
moderate-income renters. In acguiring and maintaining these properties, KCHA 
uses a mix of tax-exempt bonds and LIHTCs, as well as market mechanisms 
such as portfolio financing. In addition to preserving the affordability of these 
properties for moderate-income households, KCHA project-bases housing choice 
vouchers in a share of the units to ensure they are affordable to the renters 
with the very /owest incomes. In selecting units to acquire, KCHA focuses on 
neighborhoods that provide residents with access to quality schools, have lower 
rates of poverty, or meet other indicia of opportunity.52,53

Rental Assistance Demonstration
How it works
The preservation challenge for public housing units in target neighborhoods does 
not generally refer to the preservation of affordability but rather to maintenance 
of units' physical quality and the sustainability of their finances. In some cases, 
these units may be in good condition, but in other cases, they may have accrued 
substantial capital needs that require an infusion of equity to bring them up 
to current standards. A new federal program called the Rental Assistance 
Demonstration (RAD) offers a solution that converts public housing subsidies into 
a form that can be used as the basis for securing private financing and can be 
combined more easily with other subsidies. The most likely beneficiaries of the 
RAD program are people currently living in public housing (or in some cases, other 
forms of HUD-assisted housing) or very low-income households that may apply for 
vacant units.
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The group has also implemented 
an Energy Savers Program 
to help affordable rental 
property owners lower their 
energy-related operating costs. 
Another initiative is the creation 
of an interagency Council that 
has facilitated partnerships 
between governmental agencies 
essential to preserving housing 
in the state. The group has 
also developed tools, such 
as the Rental Housing Data 
Clearinghouse, which serves 
to identify properties at risk of 
losing their affordability status 
due to expiring subsidies or 
market shifts.

To achieve its goal, the group is 
focused on a series ol initiatives 
that address key challenges 
facing both subsidized 
developments and unsubsidized 
properties with affordable 
rents, including limited sources 
of funding for renovations 
and recapitalization and a lack 
of incentives for preserving 
affordability. The Preservation 
Compact has taken steps toward 
creating a Preservation Fund 
that will provide capital for 
properties at risk of becoming 
unaffordable.

The Preservation 
Compact - A 
Multifaceted Effort to 
Preserve Unsubsidized 
and Subsidized 
Rental Housing )

In Cook County, Illinois, a 
partnership known as the 
Preservation Compact 
developed a Rental Housing 
Action Plan in 2007 to preserve 
the affordability of 75,000 
affordable rental units by 2020.*

Where to start
Public housing authorities apply to participate in the RAD program, and the 

program operates at the state or local level.

Considerations
Congress limits the number of units that may participate in the RAD program. 
Thus, demand for the program can outstrip supply. Another limiting factor is that 
the private financing that can be secured by converting public housing through 

RAD is not always sufficient to cover the full costs of rehabilitating a development 
with a sizable backlog of capital needs. Therefore, additional subsidies (through 

LIHTC or other sources) are usually needed to cover the full costs of rehabilitation, 
particularly in high-cost markets.

In some communities, the redevelopment of public housing has been controversial 
due to concerns about the loss of dedicated units affordable to the renters with the 

very lowest incomes. In this context, it is important to understand that RAD is not a 

large grant program like HOPE Vi or Choice Neighborhoods (federal programs focused 

on revitalizing aging public housing and privately owned subsidized housing). While 

some housing authorities may seek to use RAD to facilitate larger projects, for the 

most part RAD is dedicated to stabilizing the financing of public housing projects to 

ensure their long-term viability rather than large-scale revitalization.

CASE STUDY
In Baltimore, HUD (under the RAD program) approved funding for the Housing 
Authority of Baltimore City (HABC) to help preserve and maintain over 4,000 
of its 11,000 public housing units. According to a report from June 2014, the 
two-phase development schedule includes renovation in 22 HABC facilities over 
a period of two years.S4
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Annual Affordable Housing 
Targets Report to assess 
whether it is meeting its goals. 
As of 2013, no affordable 
subsidized units have been lost 
since the goal was established 
in 2011, with an average of 272 
new subsidized units added 
annually,**In the Columbia Pike 
Corridor - a planned streetcar 
route - Arlington has expanded 
its commitment, pledging to 
retain or replace the loss of all 
affordable unsubsidized rental 
housing units as well.

Of course, communities can aim 
even higher, pledging not only to 
hold the number of affordable 
housing units steady in the face 
of housing cost pressures but to 
achieve a "targeted net gain" of 
affordable units. Communities 
may want to base this goal 
on the percentage of units 
affordable to targeted income 
groups rather than any fixed 
number of units. The percentage 
is a more meaningful statistic 
than the "raw number" when 
neighborhood populations 
increase due to the filling of 
vacant units, the restoration of

dilapidated developments, or 
the redevelopment of existing 
properties at a higher density.

Another commonly used 
benchmark is "one for one 
replacement," which generally 
refers to the redevelopment 
of subsidized affordable rental 
units following the demolition of 
a public housing development. 
Over the last several decades, 
a number of public housing 
agencies have worked to 
revitalize aging public housing 
developments by demolishing 
obsolete high-rise units and 
rebuilding developments at a 
lower density, using a mixed- 
income model. Some advocates 
have been concerned that these 
redevelopment plans can result 
in a net loss of subsidized rental 
housing affordable to extremely 
low-income households. 
Therefore, they have pushed for 
a "one for one" replacement of 
subsidized housing units, either 
through on-site redevelopment 
or through redevelopment in 
neighborhoods with equivalent 
or better amenities.

Establishing 
Benchmarks or 
Performance Targets

One way to give focus and 
transparency to preservation 
efforts is to set specific 
benchmarks or performance 
targets. These benchmarks 
provide a yardstick for 
determining progress and allow 
interested parties to hold the 
system accountable for results.

One such benchmark is "no net 
loss" of affordable housing. In 
Arlington County, Virginia, for 
example, the county has set a 
goal of ensuring no net loss of 
subsidized rental housing. This 
represents a pledge to replace 
any subsidized housing lost 
from the subsidized inventory 
with newly developed subsidized 
units. The county has also 
pledged to use reasonable 
efforts to maintain a supply 
of unsubsidized units that 
rent at affordable levels.*7 
Each year, the Department of 
Community Planning, Housing 
and Development issues an

£
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Protection
> Good cause eviction policies

> Condominium conversion protections

> Rent stabilization

Whereas preservation policies are designed primarily to preserve the affordability of 

specific housing units, the policies in this section focus on protecting residents from the 

effects of rising rents or condo conversions by helping to reduce the risk of displacement 

or by helping them relocate to new units if necessary.

These policies can help Improve stability for existing residents by giving them 
greater control over whether and under what circumstances they wish to move.

Good Cause Eviction Policies
How it works
In some states, renters can be evicted for any reason whatsoever or for no reason 
at all. However, communities often have the power to adopt laws that provide 
renters with increased protection, requiring, for example, that owners demonstrate 

“good cause" for eviction, such as nonpayment of rent or intentional damage to 
the unit. While these protections can't help residents who simply can no longer 
afford their rents, they can reduce the incidence of indiscriminate evictions, giving 
residents more time to adjust to higher rents and, if necessary, look for alternative 
housing arrangements. When paired with rent stabilization policies, good cause 
eviction policies can promote stability for existing residents for many years.

Where to start
These policies can be adopted at the state or local level and are enforced by the 
court system where “lack of good cause" is recognized as a defense to an eviction.

Considerations
To determine whether a good cause eviction policy is needed, the first step is to 
examine current legal protections for renters in a given state or locality. A landlord- 
tenant lawyer or advocate can help evaluate the extent of current protections and 
identify what additional protections might be required to ensure residents are 
protected. In addition to providing good cause protections, it will likely be important 
to fund outreach to residents to ensure they are aware of these protections and 
understand how they work.
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CASE STUDY
In Oakland, California, all residential units are covered by the Oakland Just Cause 
for eviction Ordinance. Residents may be evicted for only one or more of 
II enumerated reasons, and residents who can claim “protected status" (those 
who are eldedy, have a disability that limits a major life activity, or have a 
catastrophic illness) are even further protected from owner or eligible-relative 
move-ins.5s

Condominium Conversion Protections
How it works
Condominium conversions take place when a building currently held by a single 

legal entity and used for rental housing is broken up into several individual 
units that can be sold separately. Tor example, a developer may buy a four-unit 
apartment building, convert the apartments to four condominium units, and sell 
each to a different homebuyer. Condo conversion policies have the dual goal of:
(a) protecting the residents when their rental units are converted to condominiums; 
and (b) helping to offset the impact of the reduction in rental housing supply, which 

can contribute to higher rents in other developments. These policies thus have 

attributes that serve both preservation and protection objectives.

Condo conversion protections often give residents anywhere from 90 days' to three 

years' advance notice of a conversion. Protections may also include relocation 

assistance for displaced households. Some policies require that residents be offered 

the right to purchase a unit before it is offered to new residents. This can save 

residents who are financially capable of making the purchase from being dislocated.

To help offset the effects of the reduction in rental housing supply that results 

from a condo conversion, some cities exact a fee on the seller that goes toward 

an affordable housing fund. Others establish a lottery that restricts the number of

removing personal property 
without consent; influencing a 
tenant to vacate a rental unit 
through fraud, intimidation, 
or coercion; threatening the 
tenant; refusing to accept a 
tenant's lawful rent payment; 
and interfering with a tenant's 
right to privacy.54

Tenants' rights advocates in 
Oakland support the ordinance 
as a way to protect against 
displacement, especially for 
low-income residents.57

rent stabilization and tenant 
protection policies.54

The council noted that the 
ordinance was necessary "in 
order to foster constructive 
communication [between 
tenants and landlords], maintain 
an adequate supply oi a variety 
of rental housing options and 
protect the health, safely and 
general welfare of the public,'' 
The ordinance lists 16 forms of 
tenant harassment, including

Oakland Tenant 
Protection Ordinance

i
In November 2014, the City of 
Oakland. California, passed an 
ordinance designed to protect 
tenants from harassment by 
their landlords. The Oakland City 
Council found that significant 
demand for rental housing and 
increased housing pressures 
for low- and middle-income 
residents warranted improved

s
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buildings that can be converted in a year. Some jurisdictions also give residents, as 

a group, a "right of first refusal" for the purchase of the entire building, which can 

serve as a mechanism for facilitating the transfer of ownership to a mission-driven 

developer who will preserve the building's units as affordable rental housing.

Where to start
Condo conversion policies are typically adopted through local ordinances at the city 

or county level and administered by local housing departments. State authorization 

may be necessary.

Considerations
Condo conversion policies are often set up as a package of complementary policies. 
Effective policies should determine: whether tenants will be given the "right of 
first refusal" for buildings and/or individual units; the length of notice provided to 

residents before the conversion is allowed to take place; the amount of relocation 

assistance to be provided; the requirements owners must meet to convert their 
properties; whether owners will be charged a fee for the conversion process; and 

whether that fee will be set aside for affordable housing.

CASE STUDY
In Amherst, Massachusetts, due to a severe shortage of rental housing, no condo 
or co-op conversion is permitted without a conversion permit. Permits can be 
obtained only if either: (a) the vacancy rate for rental units in the town is above 
5 percent, or (b) prohibiting a conversion would constitute an unconstitutional 
taking, which the Board of Selectmen (the executive body of the town 
government) must rule on.

level based on income: exempt 
a certain amount of assessed 
value from tax; and/or allow 
owners to defer property tax 
payments until after the home 
is sold.

homeowners - often elderly 
households on fixed incomes - 
experience sharp increases in 
property taxes due to escalation 
of property values. Without the 
ability to increase their incomes, 
these households may be at risk 
of losing their homes due to a 
tax foreclosure, or be forced 
to sell their homes and move 
against their wishes.

To address this problem, 
communities can: cap the 
amount by which property taxes 
can increase in a given year; 
set a maximum property tax

Property Tax 
Circuit Breakers

While outside the scope of this 
policy guide, which focuses 
on rental policies, property 
tax circuit breakers are an 
important component of a 
protection strategy.

Property tax circuit breakers 
help low- and moderate-income 
homeowners afford to stay 
in their communities, even as 
property values increase. The 
problem arises when longtime

By applying these policies to 
residents who have been in 
homes for a certain period 
of time (e.g., five years), the 
benefits can target existing 
residents. Some states adopt 
similar policies in the form of a 
credit against state taxes.

I
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Rent Stabilization
How it works
Rent stabilization is a form of rent regulation that specifies that once an initial 
rent is set for a particular unit covered by the program through a lease between 
the owner and a new tenant, it can increase only by a specified amount each year. 
While these policies generally allow rents to rise to market prices each time a new 
resident is admitted - and thus do not guarantee a new tenant will be offered 
a below-market rent - they do promote housing stability for existing residents. 
Renters of all income levels benefit from rent regulation policies, but these policies 
are especially helpful for people with limited ability to adjust to sudden rent 
increases, such as older adults on fixed incomes or very iow-income renters.

Most rent stabilization policies do allow owners to raise rents to cover the costs of 
capital improvements, so the policies cannot provide full protection from large rent 
increases, particularly in areas experiencing an influx of higher-income residents. 
They also often apply only to older buildings. But rent stabilization does generally 
give renters a clear picture of what their housing costs will be for the duration of 
their stay in a unit. This is important because most renters will choose a rental unit 
based on their anticipated earnings forthe foreseeable future.

Rent stabilization policies can be controversial and thus can be difficult to implement. 
They are generally accompanied by good cause eviction policies (addressed earlier 
in this section), which work in tandem with rent stabilization to promote residential 
stability.

Where to start
These policies are typically adopted through ordinances at the local level by city 
or county councils. They can be administered by any number of different agencies 
such as a Rental Stabilization Board or the local housing department. A number 
of states have prohibited the adoption of such policies, so a key initial question is 
whether rent stabilization is authorized in your state.

Considerations
Jurisdictions typically pass rent stabilization ordinances with a variety of 
stipulations, including the percent a landlord is allowed to increase rent every year 
and whether landlords are allowed to increase rent to account for the cost of capital 
improvements. Policymakers may also choose to cover only buildings of a certain 
vintage (e.g., buildings built before 1980) or to apply the policy only to buildings 
with a particular number of units (e.g., mulfifamiiy buildings with four or more 
units). Rent stabilization policies often provide that a unit may float up to market 
value once a tenant leaves. In other cases, a formula that accounts for inflation and 
other factors may be used to set rent levels between tenancies.

Rent stabilization policies can be controversial, and careful efforts must be made 
to balance the need to protect renters from price shocks with the need to allow 
owners a healthy return on their investment so they continue to invest in rental 
housing and maintain it in good condition.
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CASE STUDY
The Rental Housing Act of 1985 established Washington, D.C.'s rent stabilization 
program, commonly known as "rent control.” The limit on rent increases for units 
covered by the act is based on changes in cost-of-living measurements captured 
by the Consumer Price Index. For most tenants, the annual rent increases are 
around 1.5 percent, and they never exceed 10 percent. For the elderly or disabled, 
the maximum increase is 5 percent. When an apartment is vacated, owners may 
raise rents to the level charged for comparable units in the area (but not by more 
than 30 percent) or, alternatively, by 10 percent of the prior rent.58 As of June 
2011, a study conducted by Neighborhoodinfo DC estimated that there were 
approximately 4,800 rental properties, primarily multifamily, subject to rent 
regulation through this policy in the district.59
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Inclusion
Mandatory inclusionary zoning

Density bonuses and other voluntary inclusionary policies

JtMiMMtJi
Efforts to preserve affordable rental housing and protect residents from the effects of 

rising rents are important components of an overall strategy to ensure low- and moderate- 

income households can afford to live in neighborhoods with rising rents.

But by themselves, these strategies are insufficient to prevent the erosion of 
affordable rental opportunities in these neighborhoods, let alone maintain a 

constant share of units affordable to low- and moderate-income renters as the 

population of the neighborhood rises due to more intensive development.

There are two reasons why preservation and protection policies are insufficient 
alone. First, it is almost never possible to preserve all affordable rental units in the 

face of strong demand for housing. Affordable rents on unsubsidized units are 

particularly difficult to sustain. Second, in high-demand neighborhoods, as lower- 
density development is replaced with higher-density development and dilapidated 

structures arp redeveloped, the number of occupied housing units will likely 

increase. To keep pace with these changes and ensure low- and moderate-income 

households have equitable access to housing in the neighborhood, it is necessary to 

guarantee at least some of the newly developed housing units are affordable.

The policies in this section focus on ensuring a share of new development is 

affordable to low- and moderate-income households. Many of the other policies 

discussed in the remaining sections of this guide, including tax increment financing, 
housing trust funds, and acquisition funds, can also be used to help achieve this 

goal of inclusion. The terms "inclusionary housing strategy" and "inclusionary 

housing policies" are sometimes used to denote the full range of housing policies 

that promote inclusion, such as inclusionary zoning and other policies that help 

ensure a share of new development is affordable to low- and moderate-income 

households.

t
I
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Mandatory Inclusionary Zoning*
How it works
Mandatory inclusionary zoning is a land use policy that requires developers to make 
a share of newly developed units affordable. Indusionary zoning policies typically 
specify that a certain percentage of new units -10 percent or 20 percent, for 
example - be made affordable to households at a certain income level. Inclusionary 
zoning typically comes with "offsets" {such as an increase in the number of units 
an owner is allowed to develop on his or her property) designed to partially or fully 
compensate for the lost revenue associated with renting or selling units at levels 
below what the market would otherwise bear.

Inclusionary policies can produce affordable housing only in neighborhoods where 
development is taking place, and to be effective, inclusionary policies must be 
adopted before that development occurs. It is most effective in producing housing 
only modestly below current market levels - targeting, for example, renters with 
incomes between 60 and 100 percent of AMI and owners with incomes between 
80 and 120 percent of AMI. For this reason, many communities layer other subsidies 
on top of inclusionary zoning policies to help lower-income households.

Where to start
Inclusionary zoning is typically adopted by local planning commissions as 
an element of local zoning codes. It is generally enforced by zoning boards, 
development review boards, and/or other agencies charged with issuing building 
permits and granting zoning variances. The local housing department generally 
plays a role in monitoring the ongoing affordability of affordable units created 
through inclusionary zoning.

Considerations
Jurisdictions must consider an array of factors in developing a successful 
mandatory inclusionary zoning policy. To begin, they must decide whether the 
mandate will apply to every unit developed or only to certain units, as well as 
whether the policy will be mandatory or voluntary (addressed in the next section). 
Jurisdictions must also determine the length of time new units will be required to 
remain affordable.

Jurisdictions also must consider what offsets {if any) to provide to owners to 
compensate them for the loss of revenue incurred by renting out units below 
market rates. Meaningful offsets are important both for securing political support 
for the policy and for reducing the likelihood that an inclusionary policy will drive 
development to other locations or reduce the overall supply of housing.60 The 
principal offset generally provided to property owners is an increase in permitted 
density. Other offsets include: reductions in the number of required parking spaces 
and exemptions from certain planning requirements, such as minimum setbacks 
(how far housing must be set back from the street). Some communities also make 
subsidies available to support the affordable units. In developing an offset policy,

* Incliislortary zoning is referenced in the R'AUF county health roadmap, which states: "There ts some evidence that inclusionary zoning (fZ) policies increase 
access to and production of quality, affordable housing for low and moderate income households, especially in urban areas with strong housing demand."
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it is important to ensure the offsets make sense within the specific market context 
rather than simply adopting policies that have worked in another community 
with different policy and market contexts, for example, a community in which 
there is little market interest in developing taller buildings might not respond as 
weif to a density bonus as a community in which higher-density development is 
more common.

Another question is whether to allow owners or developers to pay a fee in lieu of 
providing affordable housing units on-site. In-lieu fees can be a challenging and 
controversial topic. One challenge is determining the appropriate level at which to 
set the fee. If the fee is too low, developers will be incentivized to pay the fee rather 
than deal with the complication of including affordable units on-site. Further, the 
fee may prove insufficient to cover the costs of developing a quality affordable 
housing unit. If the fee is too high, however, it may discourage development or 
push development elsewhere. A second challenge with in-lieu fees - one that 
is particularly pertinent to a housing affordability strategy in a neighborhood 
experiencing rising rents - is that it may be difficult to find an appropriate site in 
the neighborhood at which to use the in-lieu fees. A fee used to support affordable 
housing in a completely different part of town does little to advance the goal of 
preserving and expanding affordable housing in the neighborhood where the fee 
was assessed.

A final important issue is how to ensure very low-income and extremely low-income 
renters can afford to live in units developed as "affordable’' through an inclusionary 
zoning program. A number of jurisdictions have solved this problem by allowing 
their local housing authorities to purchase a share of the units and bundle them 
with other subsidies, thereby making them affordable to iower-income populations, 
including extremely low-income renters. Project-based vouchers are one type of 
additional subsidy that can be used in this way.

CASE STUDY
Montgomery County, Maryland, in the Washington, D.C. metro area has one 
of the oldest mandatory inclusionary zoning policies in the country. Currently, 
Montgomery County requires projects with 20 or more residential units to set 
aside at least 12.5 percent of newly developed units as affordable. Rental units 
must be affordable to households at or below 65 percent of AMI, while ownership 
units must be sold below a price specified by the county. Developers that take 
advantage of the county's density bonus must set aside a higher percentage 
(up to 15 percent) of newly developed units as affordable.6’

From 1976 to 2013, Montgomery County's program produced more than 14,000 
affordable units62 A large portion of these units are no longer affordable, however, 
because the county did not initially require a long enough affordability period.
The county has learned from this experience, and today the county requires that 
rental units remain affordable for at least 99 years, and that ownership units 
remain affordable for at least 30 years (with that covenant renewing each time 
the property is sold), in addition, the county's housing authority, the Housing 
Opportunities Commission, and nonprofit developers are authorized to purchase
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up to 40 percent of units made affordable through this policy for the purpose of 
making and keeping that housing affordable to lower-income renters who may 
need additional subsidies.

Density Bonuses and Other Voluntary 
Inclusionary Policies
How it works
While many practitioners and advocates believe mandatory inclusionary policies 
are more effective than voluntary ones, a number of notable examples of successful 
inclusionary policies are structured as incentives rather than requirements. 
Typically, these policies provide that property owners can receive a benefit, such 
as a density bonus (the right to build more units than typically allowed at the 
location of their building), if they agree to make a certain share of units affordable 
to moderate-income households. Another approach is to make adherence to 
inclusionary policies a condition of obtaining a zoning variance, which allows 
property owners to develop in a manner that differs from what underlying zoning 
rules require. Under this approach, owners are free to develop their properties 
within existing zoning specifications without having to produce affordable units, but 
if they seek a variance to increase the economic potential of their property, they 
must ensure that a share of new residential development is affordable. Similarly, a 
community could make access to financial resources for redevelopment contingent 
on an owner's agreement to include affordable housing within the development.

Like mandatory inciusionary policies, voluntary ones usually work best for 
producing housing only modestly below market levels at the time it is created - 
targeting, for example, renters with incomes between 60 and 100 percent of AMI 
and owners with incomes between 80 and 120 percent of AMI. For this reason, 
many communities layer other subsidies on top of inciusionary zoning policies to 
reach lower-income households.

Where to start
As with mandatory inciusionary zoning, voluntary inciusionary zoning policies are 
typically adopted by local planning commissions as an element of local zoning 
codes, and normally enforced by zoning boards, development review boards, or 
other agencies charged with issuing building permits and granting zoning variances. 
Ideally, the local housing department would play a role in monitoring the ongoing 
affordability of affordable units created through this policy.

Considerations
The key to a successful voluntary inciusionary policy is really strong incentives 
that make sense within the market context. Some may question whether voluntary 
programs work effectively outside a context like New York City (where increased 
density is highly valued by the market), but there is positive experience in other 
jurisdictions with voluntary inciusionary policies that make zoning variances 
conditional on meeting inciusionary thresholds (see below). While additional 
research would be useful to catalogue the circumstances under which voluntary 
programs do or do not work well, it stands to reason that if the incentive for a
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voluntary program is not very strong or meaningful, the policy is unlikely to be 
successful. A mandatory policy that includes only minimal offsets for developers 
will also face steep political challenges and could depress the incentives for owners 
to develop their properties. This analysis points to the importance of strong offsets/ 
incentives valued by the market, whether the policy is mandatory or voluntary.

A number of communities around the country stipulate - either in formal policy or 
as a matter of practice - that inclusion of affordable units is a precondition to any 
requested variance from standard zoning requirements.

This approach can sometimes be adopted as a matter of practice even when there 
is insufficient political will to establish a broadly applicable inciusionary zoning 
policy. Adopting such a policy as a matter of practice rather than as a formal rule 
gives policy officials a lot of control over individual development decisions, which 
get made on a case-by-case basis. On the downside, this approach can increase the 
costs of development and be less predictable to developers, which can depress the 
overall level of supply and investment in the housing market.

CASE STUDY
New York City rezoned formerly industrial land on the Brooklyn waterfront as 
residential land, providing a strong density bonus for developers that agreed 
to meet specified affordability targets. The policy was also applied to a number 
of other locations that were rezoned to allow for higher density. The program 
generated about 2,700 permanently affordable rental units between 2005 and 
2013. There were 949 affordable units built on the Brooklyn waterfront, which 
accounted for about 13 percent of total units built in the area.63 However, a 
New York City advocacy organization and city council member have argued 
that the program has not produced enough affordable rental housing to meet 
the city's needs. They have instead pushed fora mandatory policy with broader 
applicability.63

Arlington County, Virginia, provides a density bonus to developers in cases in 
which the county board judges that the "low or moderate-income housing being 
provided under the site plan is sufficient to justify the amount of the additional 
density allowed."6* The density bonus program originally provided for up to 
15 percent increased density, but this was increased to 25 percent once it became 
clear the smaller density bonus was no longer a large enough incentive to induce 
the inclusion of affordable units.65
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Revenue
Generation

> Tax increment financing

> Linkage fees

> Housing trust funds

*•£

The largest funding streams for affordable housing come from the federal government. 

However, jurisdictions can also generate funding for affordable housing in neighborhoods 

experiencing rising rents and home prices by leveraging the development activity and 

economic growth associated with new development or redevelopment.

These strategies work best in neighborhoods experiencing or expecting increases 
in property values - precisely the neighborhoods where action is most needed 
to ensure that low- and moderate-income households can continue to afford to 
reside. These revenue-generating policies are sometimes called "value capture" 
mechanisms because their potential for raising funds depends on capturing a share 
of increased property values. There are three principal policies within this category.*

Tax Increment Financing
How it works
Tax increment financing (TIF) is a mechanism for funding infrastructure and 
other public improvements through anticipated increases in property taxes 
resulting from new investments.66 For example, let's say a community wants 
to redevelop a distressed downtown neighborhood and needs funding for the 
necessary investments in roads, sidewalks, water/sewage, schools, parks, etc.
These investments, in turn, are expected to increase the value of property in the 
neighborhood, generating increases in property taxes. By establishing a TiF district, 
with specific geographic boundaries and a specific duration, a community can 
capture some or all of the increased property taxes collected after the investments

* In some respects, inciusionary zoning and density bonuses can be thought of as value capture mechanisms too, but we have assigned them their own 
section because of their importance and the many options involved in designing effective inciusionary policies.
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are made (the "increment”) for the duration of the TIF. These funds can be used to 
reimburse the community for the original investment or to repay a loan that was 
made to finance the improvements.

Depending on state law, the property tax increment can be used for many other 
purposes as well, including affordable housing within the TIF district Tax increment 
financing thus creates a pool of funding that can be used for affordable housing.
To ensure that a portion of funding is set aside for housing, communities should 
require that a share of TIF revenue be used for affordable housing in advance. 
Communities should also specify how the affordable housing funds will be allocated, 
such as whether funds should prioritize beiow-market ownership of a home and/ 
or rental assistance for people at certain income levels or affordable housing for 
populations with special needs.

TIFs operated by redevelopment agencies were a major source of funding for 
affordable housing in California until the state passed legislation in 2012 dissolving 
those agencies.

Where to start
TIP policies are typically adopted by city or county councils and administered by a 
range of agencies including planning departments, finance or revenue departments, 
housing departments, and redevelopment agencies. State law generally determines 
whether and under what circumstances localities may adopt TIFs.

Considerations
The key to applying a TIF to affordable housing is to enact a legally binding 
requirement, at the time the TIF is established, to use a portion of the funds for 
affordable housing.

Another issue relates to the criteria that qualify a neighborhood to be designated 
as a TiF district. TIFs can be controversial, particularly if they are perceived to be 
diverting taxes needed to support local schools. For this reason, TIF legislation 
often specifies that TIFs may be used only in blighted or distressed neighborhoods, 
where it is generally expected that property values would be unlikely to recover 
without large public investment.* The requirement that a neighborhood be 
blighted or distressed to qualify as a TIF would seem to make TIFs poorly suited for 
application in neighborhoods experiencing influxes of higher-income households. 
However, it's important to bear in mind that TIFs can operate for a decade or more, 
so it’s quite possible for a neighborhood to start out as distressed (at the time a 
TiF is developed) and then become attractive to higher-income households over 
time, perhaps even because of the public investments and the subsequent private 
investments. Also, different states interpret TIF requirements differently, and in 
some states, the criteria for establishing a TIF are sufficiently broad that many 
neighborhoods can qualify, including neighborhoods that are likely to attract 
higher-income households.

* One way to reduce the controversy is to allow school taxes to be exempted from the TIF or otherwise develop an agreement to use a portion of TIF revenue 
to fund the schools.
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For these reasons, it is important to include an affordable housing set-aside 
within most, if not all, TIFs. So long as the neighborhood is distressed, these funds 
can be used to improve the quality of existing affordable rental housing. As the 
neighborhood stabilizes, funds can also be used to help low- and moderate-income 
households purchase homes in the neighborhood. As the neighborhood starts to 
experience influxes of higher-income households, the funds can be shifted to focus 
on preserving and expanding the stock of long-term affordable housing.

The rationale for using TIF funds for affordable housing is that the very 
circumstance that gives rise to TIF revenue - an increase in property values - is 
positive from the standpoint of generating revenue but problematic from the 
perspective of affordable housing. By using TiF revenue for affordable housing, 
communities help to ameliorate the impact of higher property values on the 
housing costs of low- and moderate-income residents. This use of TIF funds would 
seem appropriate whenever property taxes go up - in other words, regardless of 
whether property value increases are due to an initial public investment or would 
have happened anyway.

This justification may make TiF expenditures for affordable housing less 
controversial than TIF expenditures for other uses. But in states that are stricter 
about requiring that blight or distress be a condition for creating a TiF, it may 
be difficult to establish a TIF to fund affordable housing in a neighborhood 
experiencing an influx of higher-income households. In such cases, it may make 
sense to seek statutory authorization for a different type of mechanism that works 
like a TIF but can be applied equally to neighborhoods experiencing an influx of 
higher-income households, irrespective of whether the neighborhood starts out 
as blighted or distressed. Such a vehicle might conceivably tap only a portion of 
the '‘increment” (as traditionally defined in TIFs) so as to minimize concerns about 
diverting funds from schools and could be put to limited uses, perhaps focused only 
on affordable housing or on a narrow range of activities that include affordable 
housing.

CASE STUDY
The City Council of Portland, Oregon, implemented the TiF Set-Aside Policy in 
2006 (updated in 2011), which allocates 30 percent of TIF funds to the city's 
designated urban renewal areas for the “development, preservation, and 
rehabilitation" of affordable housing. The income guidelines governing the use 
of TIF funds in Portland prioritize the most economically vulnerable populations, 
stipulating that 35 to 50 percent of TIF funds must be used for projects serving 
households that earn less than 30 percent of AMI; 20 to 45 percent of TIF funds 
must serve households earning between 31 and 60 percent of AMI; and 20 to 
40 percent of TIF revenue must fund ownership housing for households earning 
61 to 100 percent of AMI. In the 2012 to 2013 fiscal year, the Portland Housing 
Bureau invested $28 million of TIF funds in 19 affordable housing projects to 
create or preserve 959 units throughout the city.67
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In Texas, the state legislature established Homestead Preservation Reinvestment 
Zones to address concerns about rising rents and home prices in parts of Austin 
and Dallas. The 2007 legislation, updated most recently in 2013, authorizes 
TIF-like vehicles, as well as other housing policy options, within designated 
districts. Although problems with the original legislation made it difficult to 
put the zones into practice - a challenge practitioners and advocates hope has 
been addressed by the 2013 updates — this legislation provides a model for 
other states to think outside of the "blight box" of traditional TIF legislation and 
to set up a new kind of tax increment zone for capturing a portion of increased 
property taxes.68

Linkage Fees
How it works
Linkage programs are another mechanism for generating funding for affordable 
housing in neighborhoods undergoing new development or redevelopment. They 
are generally implemented as a fee applied to non-residentiai development that 
can be used to build affordable housing. Non-residential development may include 
retail establishments, hotels, office buildings, manufacturing facilities, and other 
commercial development, on a persquare-foot basis.

There are a number of justifications for these fees. In areas where residential and 
non-residential developers are competing directly for land, the competition can 
drive up property values, aggravating affordable housing challenges. In areas 
where residential development and non-residential development are not in direct 
competition, such as in designated retail areas, the addition of non-residential 
development can still stimulate neighborhood change in nearby residential areas 
by providing amenities that attract additional higher-income households as well as 
workers who want to live near where they work. This, in turn, can lead to increases 
in rents and home values. Another argument for linkage fees is that they ensure 
non-residential development does its "fair share" in helping to maintain the 
availability of affordable housing; in a sense, it is the non-residential equivalent of 
an inciusionary housing policy for residential development.

Linkage fees are also sometimes framed as a remedy fora "jobs-housing imbalance' 
when commercial development begins to outpace affordable housing production in 
a given neighborhood.69 Some communities have found that commercial projects, 
such as the construction of offices, business parks, hotels, warehouses, and 
shopping centers, create demand for housing that is affordable to the low-income 
households whose members work at these businesses. Increased demand for a 
limited supply of affordable units can drive up rents and home prices, jeopardizing 
the ability of existing residents to remain in the neighborhood.

Linkage fees can be used for different purposes; how that funding is used and who 
will benefit from it should be written into the policy (or into the rules for spending 
local housing trust fund monies, if the linkage fees are deposited into that fund).
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Where to start
Linkage fees are typically adopted at the local level by city or county councils or 
zoning commissions. Fees are generally collected by the same office that issues 
building permits, often the department of buildings or planning.

Considerations
In implementing a linkage program, communities need to strike a balance between 
raising funds for affordable housing and still encouraging economic development 
and growth. Concerns about increasing costs to businesses and discouraging 
commercial development have stymied efforts to implement or strengthen some 
linkage fee programs.

Other linkage fee programs have faced legal challenges contesting their 
constitutionality.69 In Sacramento, for example, the linkage fee program was 
challenged by the Commercial Builders of Northern California shortly after it 
was passed in 1989. The federal court rejected the plaintiff's argument and the 
appellate court upheld that ruling, stating that the ordinance "was enacted after a 
careful study revealed the amount of low-income housing that would be necessary 
as a direct result of the influx of workers that would be associated with the new 
non-residential development. These court cases have set the stage for the future 
design and implementation of linkage fee programs.70 However, local governments 
must clearly define a "link between fees and impact," indicating that the linkage fee 
directly mitigates the impacts of new development.69

Notwithstanding legal hurdles, linkage fees have been used successfully in a number 
of communities around the country. Some localities, such as Fairfax County, Virginia, 
have implemented a linkage fee program in response to planned transit 
development.71 Others, like Boston, apply the policy citywide.

CASE STUDY
Arlington, Virginia, enacted linkage fees specifically for commercial development. 
In 2013, the fee was $1.77 per square foot.71 Between 2008 and 2012, the county 
collected $8.8 million and anticipated receiving $13,9 million between 2013 
and 2016.71

In San Francisco, the Job Housing Linkage Fee applies to developments 25,000 
or more gross square feet in sizeP The following are the fees for different types of 
development, on a persquare-foot basis:

Year | Entertainment j Hotel ! Office
2014 j $22.42

RetailR&D Small Enterprise
$17.99 I $24.03 $16.01 $22.42 $18.89

Between 1989 to 2011, Sacramento collected over $30 million in linkage fees. 
The following is the current fee schedule per square foot:

73

Year j Offices I Hotel j R&D j Commercial j Manufacturing I Warehouse
2013 I $2.25 j $2.14 J $1.91 | $1.80 $1.41 $0.61-0.82
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Housing Trust Funds *

How it works
Housing trust funds are used to generate and assemble financial resources to help 
housing developers, nonprofit organizations, and local government departments 
preserve or develop affordable housing for low- and moderate-income households! 
Communities that establish new funding streams, such as tax increment financing 
or linkage fees, may establish a housing trust fund to serve as a repository for the 
funds and set priorities for expenditures. Housing trust funds can also be financed, 
among other ways, through general revenue bonds, discretionary appropriations, 
document recording fees, real estate transfer taxes, taxes from a building 
improvement district or other special-purpose district, and fees paid in lieu of 
providing affordable units under an inclusionary zoning policy.

74

Because they are often funded by non-federal sources, housing trust funds are 
very flexible, allowing communities to design programs that meet local needs, 
scaffolding local programs around the core assistance provided through federal 
programs. Among other purposes, housing trust funds can be used for the 
preservation, development, and operation of affordable rental and for-sale housing, 
homebuyer assistance, and the provision of ongoing rental housing subsidies for 
the iowest-income renters. How the funding can be used and who will benefit from 
it should be written into the guidelines of the fund.

Where to start
Housing trust funds are generally adopted at the state or local level and 
administered by state or local housing departments. Funding for a federal housing 
trust fund was announced in 20147s

Considerations
Practitioners and advocates sometimes distinguish between two types of revenue 
for housing trust funds. The first type is dedicated revenue sources, such as linkage 
fees, document recording fees, and real estate transfer taxes. Once established, 
dedicated revenue sources generate funding automatically. The second type is 
one-time revenue sources, such as annual appropriations. These revenue sources 
require new action by a legislative body each time additional resources are 
needed. Dedicated sources are often preferred because they are not subject to the 
uncertainties associated with the annual appropriations process.

Many types of dedicated fees rise and fall with the volume of new development. 
When growth slows, these funding sources start to dry up, even if the need tor 
affordable housing remains high. To overcome this challenge, it is helpful to have 
broad political support for the trust fund's activities, and either a diverse set of 
funding sources or the ability to tap new funding sources as needed.

Housing trust funds require administrative oversight to collect and allocate funding. 
They are not self-executing. The city or county housing department is often best 
positioned to administer the funds. *

* Per the RWJF county health roadmap: "State and local HTFs appear to help meet low income housing needs, including the needs of the lowest Income 
families." www.countyheaithrankings.org/policies/,housing-trust-funds
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CASE STUDY
In Boulder, Colorado, the Boulder Community Housing Assistance Program 
(CHAP) is funded by the housing excise tax, a property tax, and a tax on new 
residential and commercial construction. Annually, the program has collected 
$1.5 to $2 million, with $2.3 million anticipated in 2014. 
affordable housing assistance to households with incomes between 15 and 
60 percent of AMI. Eligible activities for funding include construction, acquisition, 
and rehabilitation. Both rental and owned properties have binding covenants 
that place a cap on the incomes of future renters and buyers in order to maintain 
long-term affordability.

76,77 The program provides
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Incentives
> Targeting of federal, state, and local housing resources

> Local and state tax incentives

> Parking incentives

) Expedited permitting

> Impact fees

> Transfers of development rights

fife?- ••i

Communities can offer a range of incentives to stimulate development of affordable 

housing in targeted areas. Voluntary inclusionary housing policies (discussed above) are 

essentially structured as incentives, generally offering increases in density or variances 

from other provisions of the zoning code in exchange for the inclusion of affordable units 

within new development.

This section highlights additional incentives that communities can use to stimulate 
production of affordable housing. To be effective, incentives need to make a 
materia! difference in the bottom line for developers. This can be accomplished 
through a single large incentive or by combining smaller incentives to achieve a 
more robust cumulative impact.

Targeting Federal, State, and Local 
Housing Resources
How it works
The first resources that communities have available to create incentives for 
affordable housing development are also their bread-and-butter resources 
for housing preservation. These include HOME and Community Development 
Block Grants (CDBG), as well as a diverse array of other funding sources, such 
as general obligation bonds, general revenue, state funding, etc* In distributing 
these funds, some communities give egual weight to applications from all parts 
of the community, while other communities give preference to certain priority 
neighborhoods. To ensure funds are available to preserve and expand affordable 
housing in neighborhoods with rising rents, communities will want to develop clear 
guidelines that prioritize these neighborhoods for funding.

* For more information on these resources, see our Affordable Housing Pi imsr in the appendix.
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Federal and state housing resources are usually designated for households at 
specific income levels. For example, 90 percent of eligible HOME grant (rental 
housing and home buying assistance) beneficiaries must have incomes at or below 
60 percent of the HUD-adjusted median family income.78 Resources generated from 
local sources can often be used more flexibly to meet the needs of a wider range 
of households.

Where to start
Decisions on whether and how to target housing resources are made at the local 
level by city and county housing departments.

Considerations
Federal funding for both the HOME and CDBG programs has been cut in recent 
years, leading to tighter allocations, forcing communities to make difficult 
choices, and reducing the impact that can be achieved directly with this funding. 
Practitioners and advocates can provide critical input into the al location process 
for these funds. For example, HUD requires that communities develop a document 
known as a Consolidated Plan, which specifies how they plan to spend their 
CDBG and HOME funds (among other things). There are also public engagement 
requirements associated with this document, meaning that HUD requires 
communities to reach out to the public at large for feedback and input during 
the document's development. Given the competing demands for HUD funding, 
practitioners and advocates should be at the table when local government holds 
meetings to gather input on how the funding should be allocated.

it is important to recognize that a community's decision to focus a substantial 
portion of its HUD block grant allocation, as well as other funds available from state 
and local sources, on specific geographic areas can have an outsized impact on the 
production of affordable housing in those targeted neighborhoods. This is because 
federal and local funding often leverage substantial additional funding through the 
Low-Income Housing Tax Credit (LIHTC) program. In many communities, LIHTC 
deals require some source of "gap funding” to cover the difference between 
what a project costs and what the equity raised by the LIHTC will support Thus, 
communities can increase their chances to obtain LIHTC resources if they are 
willing (and able) to make iocally controlled funds (including federal block grant 
funds such as HOME funds) available for gap funding.

CASE STUDY
In its 2014 to 2019 Consolidated Plan, the City of Austin, Texas, includes among 
its general allocation priorities a focus on supporting "developments in locations 
where revitalization trends are leading to the displacement of low-income 
residents," This decision was informed by a 2014 Comprehensive Housing Market 
Study, which identified as one of four top housing needs the "preservation 
of affordable housing in neighborhoods where longtime residents are being 
displaced from redevelopment "79
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affordability for low and 
moderate-income households.

high-demand areas, there 
is little prospect ol meeting 
the demand any time soon, 
often because of barriers to 
new development, as well 
as the limited availability of 
development sites. So when 
efforts are made to modestly 
boost supply, the market 
produces only the most 
profitable units, which are not 
affordable.

Should we focus 
on increasing 
overali supply or 
stimulating affordable 
development?

For all these reasons, 
communities that wish to 
preserve and expand affordable 
housing in high-demand areas 
should focus primarily on 
developing financial incentives 
for producing affordable units 
in the targeted neighborhoods, 
with legally binding restrictions 
that keep these units affordable 
over the long term. At the same 
time, to address overall supply 
concerns in the broader housing 
market, communities should 
focus on reducing barriers 
to development throughout 
the region.

One question that often arises 
with incentives is whether 
they should be focused 
specifically on encouraging 
the development of affordable 
homes or offered more broadly 
to increase the overall supply 
of housing. To accommodate 
increases in demand, there is 
little doubt that a corresponding 
increase in supply is needed; 
otherwise, prices go up. The 
problem is that in many

The other limitation of a 
supply-only strategy is that 
the units produced are not 
rent-restricted. This means that 
over time, if demand continues 
to increase, the rents and/or 
prices for these units will also 
go up, undermining long-term

Local and State Tax Incentives
How it works
As discussed previously, tax incentives can be used to encourage the preservation 

of existing affordable housing. In addition, tax incentives can be used to encourage 

a variety of other housing goals, including the development and maintenance of 
affordable housing. Common tax incentives include providing a lower property tax 

rate or freezing a property’s assessed value for a period of time after construction 

or rehabilitation. These policies are sometimes called tax abatements or 

exemptions. Some states also provide a credit against state income taxes similar to 

the federal LIHTC. Communities where vacant or underutilized properties persist 
despite high demand for housing may enact a land value tax, which encourages 

development by taxing land at a higher rate than the improvements on the land.

Tax incentives are designed to stimulate development but do not necessarily target 
a particular population. Based on an analysis of need, tax incentive policies should 

clearly state the requirements a developer needs to meet (including the level of 
affordability the developer must provide) to receive the incentive.

Where to start
These policies are administered by local and state taxation authorities, often in 

cooperation with the department of housing.
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Considerations
Tax incentives can be used to stimulate many different kinds of development. If 
the desired outcome is to increase affordable housing development in a specific 
neighborhood, the policy must explicitly aim the incentive at developers producing 
affordable units in those targeted neighborhoods. In hot housing markets, it is 
especially important to include legally binding restrictions that keep the units 
affordable over the long term.

CASE STUDY
New York City's 421-a tax incentive program provides a partial real estate tax 
exemption for new construction of multifamily rental housing in Geographic 
Exclusion Areas (ail of Manhattan and parts of the Bronx, Brooklyn, Queens, and 
Staten Island). The exemption applies to any incremental tax liability resulting 
from increases in property values due to construction improvements, and 
it is available for an initial three-year construction period, as well as over a 
post-construction period of up to 25 years. However, property owners are eligible 
for the post-construction exemption only if 20 percent of the newly built units are 
kept affordable to low-income households.80

Parking Incentives
How it works
Local zoning codes often require developers of new housing units to provide a 
specified minimum number of parking spaces for area residents and for workers 
and customers of area businesses. These parking spaces can increase the amount 
of land required, reduce the number of units that can be built on a given parcel, 
and/or increase the costs of construction, which are often passed on to the 
homebuyer or renter in the form of higher home purchase prices or rents. At the 
same time, as public transit use increases, communities tend to need fewer parking 
spaces than they needed in previous decades. By reducing parking requirements for 
developments that include affordable housing, localities can decrease production 
costs (permitting, construction, etc.), allowing the developments to provide more 
affordable housing. This may be particularly useful in dense, high-cost cities where 
land prices are very high and account for a large proportion of a development's 
overall costs.

Parking incentives are designed to stimulate development but do not necessarily 
target a particular population. Based on an analysis of need, parking incentive 
policies should clearly state the requirements a developer needs to meet (including 
the level of affordability the developer must provide) to receive the incentive.

Where to start
These policies are set by local planning commissions or zoning boards.
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Considerations
Similar to tax incentives, parking incentives can be used to stimulate different 
types of development Therefore, policies must specify who is to benefit from the 
new units and the duration of affordability required as a condition for obtaining 
the incentive. Jurisdictions should also consider the ramifications of increasing 
development without expanding the amount of parking. In many cases, the loss 
of a small number of parking spaces will not have a major impact on parking 
availability. However, when density is increasing substantially, parking is already 
tight, and public transit is not widely available or used, legitimate concerns arise 
as to whether the parking supply remains sufficient to prevent excessive idling, 
inconvenient parking, and significantly longer searches for available spaces.

CASE STUDY
In Denver, developers of rental housing who voluntarily agree to set aside at least 
10 percent of their units as affordable housing receive a reduction in parking 
reguirements, among other incentives, in King County, Washington, developers 
receive a 50 percent reduction of on-site parking requirements for each 
affordable unit.

Expedited Permitting
How it works
Expedited permitting policies help to reduce costs associated with delays in the 
processing of permits for the development or redevelopment of a parcel of land, in 
the world of property development time is money, and long processes for obtaining 
building permits, environmental approvals, and zoning variances add significantly 
to development costs. Planning departments can reduce development costs by 
adopting clearer and shorter permitting requirements and processes.* Some cities 
create fast-track permitting programs that allow contractors to apply for permits 
or pay fees online. Other cities have instituted fast-track programs that target 
particular types of projects, such as affordable housing development.

Some policies are structured to expedite the permitting of all forms of residential 
development, while others focus specifically on expediting the process 
for affordable projects. For the latter, communities should dearly state the 
requirements the developer needs to meet (including the level of affordability the 
developer must provide) to receive the incentive.

Communities that choose to expedite the permitting process for ail residential 
development - as opposed to specifically expediting affordable projects - should 
have a parallel process in place for ensuring a share of new development is 
affordable. Otherwise, in the neighborhoods that are the focus of this housing 
guide, the high demand for housing among higher-income households will spur 
new development that is not necessarily affordable to low- and moderate-income 
households.

* Communities should also consider revising their zoning processes to reduce the need for variances and/or expedite the process for obtaining one. 
The delays associated with obtaining zoning variances can also be a significant source of added costs for development.
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Where to start
Policies that expedite permitting can be adopted at the state or local level and 
are typicaiiy administered by departments of inspections and permitting and by 
development review boards. .

Considerations
While expedited permitting can reduce costly delays for developers, it also poses 
a variety of issues for jurisdictions. Particularly for cash-strapped jurisdictions, 
the time, staffing, and other resources required to create a fast-track process can 
be costly. In addition, it is important not to give short shrift to health, safety, and 
environmental reviews. Thoughtful consideration is necessary to balance the need 
for affordable housing with the need for an orderly and efficient process that 
includes comprehensive health and safety reviews for new developments.

CASE STUDY
Rhode Island adopted the Expedited Affordable Housing Permitting law in 2009, 
which grants state agencies the ability to expedite the approval process for 
affordable housing developments that address critical housing needs, in Pinellas 
County, Florida, affordable housing development receives priority in the permit 
review process, with a two-week turnaround. Additional incentives, reviewed on 
a case-by-case basis, include reduced or waived impact fees, reduced parking 
requirements, and density bonuses.

Impact Fees
How it works
Impact fees are one-time charges designed to cover the costs of building 
infrastructure to support new development, such as water lines, sewer lines, and 
schools. By reducing or waiving these fees for newly developed affordable housing, 
localities can provide incentives for developers to provide affordable housing.

Alternatively, or in addition, communities can develop a specific impact fee on any 
new development that gives rise to a need for additional affordable housing. When 
applied to commercial or retail development, these fees are often known as linkage 
fees, which we have addressed separately in the Revenue Generation section. These 
types of specialized impact fees can be assessed on new residential development 
as well.

The reduction of impact fees can stimulate development, but it does not necessarily 
benefit a particular population. Based on an analysis of need, incentive policies 
should clearly state the requirements the developer needs to meet (including the 
level of affordability the developer must provide) to receive the incentive.

Where to start
Impact fees are assessed at the local level, typically by the same office that issues 
building permits.
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Considerations
Impact fees are a complicated and often controversial topic. The following are the 
key points to bear in mind:

> Courts generally require that impact fees have a "rational nexus" to the actual 
impact of development on public facilities or other infrastructure. Therefore, it is 
important to get legal advice before setting new fees.

> Many communities rely on impact fees to fund necessary infrastructure, 
including roads, water lines, sewer lines, schools, etc. Any changes to an impact 
fee policy must take into account the revenue implications for the community.

> One way for a community to reduce barriers to new development in
neighborhoods with rising rents is to adopt lower impact fees in areas where 
existing infrastructure can accommodate new growth and adopt higher impact 
fees in undeveloped areas, in some ways, this can also provide a helpful check on 
sprawl.

> If a community is able to absorb the loss of revenue associated with reduced 
impact fees, this incentive can make the development of affordable rental and 
for-saie housing significantly more feasible.

> Some communities have used nexus studies to research the impact of new 
commercial space or market-rate housing development on the demand for 
affordable housing. Focusing on the so-cai!ed "jobs-housing" nexus, these studies 
estimate the number of affordable units needed to house new low-income 
households in the context of such development, and they assign a specific impact 
fee that developers must pay the city to cover the costs associated with the 
creation of new affordable housing. These fees are then set aside for the city to 
build affordable housing. (See the discussion above of linkage fees.)

CASE STUDY
Both Albuquerque and Santa Fe, New Mexico, have policies to reduce impact 
fees for affordable housing. Albuquerque provides partial or complete waivers of 
impact fees for mixed-income rental housing projects in which 20 to 40 percent 
of rental units are affordable. Impact fees for mixed-income rental projects 
located in town centers and along corridors identified for strategic redevelopment 
are waived completely. Impact fees for projects located elsewhere in the city are 
waived 60 percent. The Santa Fe Homes Program Ordinance provides affordable 
housing developers with reductions or waivers of development review fees, 
capital impact fees, utility expansion fees, and building permit fees.
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Transfer of Development Rights
How it works
A transfer of development rights (TDR) program can generate resources to 
preserve existing affordable housing. In a TDR program, a "sending site" sells 
its development rights (e.g., the right to build at all, or the right to build above a 
certain height) to a "receiving site" where the developer can now build at a higher 
density or building height than usually permitted by local zoning codes. While 
often used to preserve open space, this approach has also been used to preserve 
affordable housing in dense, urban areas experiencing high levels of redevelopment 
Affordable housing developments can be "sending sites" that sell their development 
rights to other sites, thereby raising funds to recapitalize and upgrade their units 
and preserve long-term affordability.

Based on an analysis of need, TDR programs should clearly state the requirements 
that the "seller" of development rights needs to meet (including the level of 
affordability the developer must provide) to receive the incentive.

Where to start
TDR programs are adopted through amendments to local zoning ordinances.
In some cases, a special TDR "bank" may be set up to help keep track of the 
exchanges. The local housing and planning departments may also play a role in 
implementation of TDR programs.

Considerations
TDR programs create additional flexibility within zoning regulations, but they can 
be complex to administer. The timelines of the "sending sites" and "receiving sites" 
may not always align and, as indicated above, the creation of a new entity - a TDR 
bank - may be needed to record transactions and ensure successful management 
of the program. The effectiveness of these programs also depends on the strength 
of the real estate market and the demand for development credits. A market 
analysis can help to confirm demand for additional density among "receiving sites" 
and inform program design.81

CASE STUDY
A TDR program in Seattle has been preserving affordable housing since 1985. 
Through the program, the city can transfer development rights from low-income 
housing sites to downtown developments that want more density. Nonprofits 
sell an affordable housing site's development rights to the city, and these rights 
are then “deposited’’ into a “TDR bank" for downtown developers to purchase. 
Between 1985 and 2009, the city preserved or rehabilitated approximately 
950 affordable housing units with TDR bank funds.

In Virginia, the Arlington County Zoning Ordinance was amended in 2006 to 
permit the transfer of development rights. TDR has since been used for the 
purpose of preserving affordable housing, historical properties, and open space. 
The county has set the goat of preserving 1,540 affordable housing units in the 
Columbia Park Pike Neighborhoods Special Revitalization District, and TDR will be 
one policy tool among many to achieve that goal
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Property
Acquisition
> Using publicly owned land

> Establishing property acquisition funds B
« * « a a &

In neighborhoods experiencing increases in rents and home prices, one of the biggest 

challenges associated with preserving and expanding affordable housing is gaining control 

of desirable sites for development or redevelopment at affordable prices.

These challenges differ depending on where a neighborhood is on the spectrum 
of neighborhood change:

> Early in the trajectory of neighborhood change - when an increase in demand 
is not yet apparent or has not yet expressed itself in higher rents or land 
prices - development sites are generally easier to acquire at comparatively 
affordable prices. The lower prices, however, generally reflect a heightened level 
of risk, as the potential of the site to achieve full occupancy, or to sell at prices 
that will generate a profit, is not yet clear. Due to this uncertainty, there is often 
a lengthy hold period required between the time a property is acquired and the 
time a property is developed, which can add costs (interest on any Joans taken 
out to purchase the property, plus property taxes) and, in some cases, make it 
more difficult to use federal funding for the acquisition.

> By contrast, late in the trajectory of neighborhood change - once an influx of 
higher-income households has clearly begun and rents and home prices have 
risen - the challenge is reversed. At this point, prices tend to be high but the risk 
that a property will not achieve full occupancy is much lower. Easy-to-develop 
sites are often hard to find, and prices may reflect the prevailing assumption that 
renters or purchasers will have relatively high incomes.

At this point developers of affordable housing do not need long-term capital 
so much as they need flexible capital that can be deployed quickly to compete 
effectively with private developers offering ail-cash deals. They also need 
financing on affordable terms. To achieve affordable, flexible financing that is 
quick and easy to deploy, some form of credit enhancement is usually needed 
from the public or nonprofit sector.
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Of course, many neighborhoods fall in between these two extremes. Communities 
can facilitate the preservation and development of affordable housing by working 
closely with affordable housing developers to understand the property acquisition 
challenges they face and help them overcome them.

The following are two approaches that have been used to help developers acquire 
properties for affordable housing.

Using Publicly Owned Land
How it works
By focusing on expanding affordable housing opportunities on land owned by public 
agencies within the city - including land owned by public hospital corporations, 
police and fire departments, school boards, and other administrative entities - 
communities can avoid paying the high costs of acquiring land in the private market. 
Some of these sites may have vacant or underutilized sections that can be used for 
affordable housing, such as a parking lot that is rarely at capacity. In other cases, 
the city may choose to redevelop land at higher densities, such as redeveloping 
a one-floor government office into a four-story structure. By redeveloping the 
property at a higher density, the original purpose can continue to be served while 
space is made available for affordable or mixed-income development.

in addition to developing affordable housing on land controlled by government 
agencies, some communities also seek to use tax-delinquent properties as a source 
of land for affordable housing.

Where to start
inventories of vacant or surplus publicly owned land are maintained at all levels 
of government. At the local level, the housing department can develop a process 
to identify and manage the disposition of publicly owned land for development 
or redevelopment of affordable housing. Local communities may also amend 
their comprehensive plans or zoning codes to stipulate that suitable land be 
prioritized for this purpose. At the state level, legislation can be enacted to give 
similar preference for development or redevelopment of affordable housing when 
disposing of surplus state-owned land. The Federal Transportation Administration 
also has a special "Joint Development" program, which is implemented in 
conjunction with local transit agencies and facilitates development at, or adjacent 
to, agency-owned land near public transportation hubs.

Considerations
As the market for housing in target neighborhoods heats up, there are likely to be 
fewer tax-delinquent properties because new owners purchase any tax-delinquent 
properties for re-use or redevelopment. Therefore, using tax-delinquent properties 
for affordable housing may be more feasible closer to the beginning of a neighborhood 
change cycle than toward the end. There are also a number of challenges 
associated with using tax-delinquent properties for affordable housing (or other 
development), including lengthy and complicated tax foreclosure processes and the 
challenges of assembling small adjacent parcels into larger development sites. 
Some communities have established land banks to address these challenges.82
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CASE STUDY
In Massachusetts, a number of cities and towns, including New Bedford and Lowell, 
have used former school and municipal buildings for affordable housing. Other 
towns, such as Needham, have worked in partnership with local developers to 
develop affordable housing on underutilized sites.83

in King County, Washington, the Surplus Property Program for Affordable Housing 
identifies surplus properties suitable for affordable home development. Approved 
in 1996, by 2007, the program had generated 400 new affordable housing units. 
Though the county has continued to monitor and evaluate properties, the slower 
housing market and shortage of capital funding has ted the county to postpone 
issuing requests for development until the housing market improves.

84

S3

In San Francisco, the Surplus City Property Ordinance aims to identify surplus 
and underutilized city-owned properties suitable for affordable housing 
development. The first priority under the ordinance is to develop housing for 
people who are homeless and households earning less than 20 percent of AML85*

Property Acquisition Funds
How it works
Property acquisition funds address several factors that prevent nonprofit 
developers from competing on an equal footing with private deveiopers in the 
private market.86 Unlike market-rate developers, affordable housing developers 
typically have few sources of available flexible funds with which to purchase 
property, in addition, public sector funds for affordable housing development 
usually require a lengthy application and competition process, which makes it hard 
for nonprofit developers to move quickly to purchase an available parcel.

To address these challenges, some communities have set up funds to facilitate 
the purchase and holding of properties for affordable housing development. One 
approach is a revolving loan fund that provides low-interest-rate loans to nonprofit 
organizations so they can acquire property for development or redevelopment 
of affordable housing.87 Through acquisition funds, affordable developers can 
access tow-interest capital more quickly than through other public sector funding 
sources.87 Funding is typically provided through a combination of sources, including 
local government, community development financial institutions, philanthropic 
foundations, banks, and/or other financial institutions.

A second approach is a direct acquisition model in which a single entity purchases 
and holds iand for subsequent development by outside deveiopers. This approach 
may be particularly helpful when developers need time to raise the funds for an 
affordable housing project.

* For a discussion of the ordinance, see Optimizing the Use of Publicly ownedR.-.ti f ;r 
prepared by the Civif Grand Jury of the City and County of San Francisco, published on May 2013.

Tv.1 Ranspsrency, Wmt', r'., a report
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Where to Start
Property acquisition funds are typically administered at the city, county, or 
regional level, often in close consultation with private and nonprofit partners.
City or county planning, economic development, and housing and community 
development departments generally manage property acquisition funds at the 
local level, while metropolitan planning organizations manage them at the regional 
level. Several states have also created statewide property acquisition funds, which 
are administered by the state housing finance agency in partnership with local 
jurisdictions as well as private-sector supporters.

Considerations
Acquisition funds are often complicated to set up at the scale needed to make 
a major impact. They require the assembly of multiple financing sources, the 
negotiation of rules for allocating risk among the entities providing financing, 
and detailed decisions pertaining to how the fund will operate in practice. On the 
other hand, they represent a way for local government to tap into substantial 
private financing to cover the costs of purchasing and holding land for affordable 
housing development. A key component of an acquisition fund is the willingness 
of some entity or entities ~~ generally the local government and/or a philanthropic 
organization or individual - to accept the first risk of loss in the event a loan is not 
fuily repaid or the planned development is not able to be executed (for example, if 
the necessary affordable housing subsidies cannot be obtained). This provides a 
levei of comfort that encourages private sector funders to also extend financing. 
The acquisition fund also requires a highly responsible administrator, such as an 
individual or organizational entity, with a strong capacity to both manage the loans 
issued and judge the soundness of proposed uses of the fund.

CASE STUDY
The New York City Acquisition Fund provides an example of how an acquisition 
fund can provide support for affordable housing development in a highly 
competitive housing market To help level the playing field with market-rate 
developers, the fund makes up to $190 million in loans available for acquisition 
and predevelopment financing, for up to three years, to developers of affordable 
housing through participating banks. These institutions are protected by a 
$40 million guarantee pool that “consists of $8 million in Battery Park City 
Authority revenues and $32 million from various foundations, including Ford 
Foundation, Robin Hood Foundation, Heron Foundation, MacArthur Foundation, 
Rockefeller Foundation, Starr Foundation, New York Community Trust, Cimbe! 
Foundation, [and] Open Society institute, among others.>fBB

The Bay Area Transit-Oriented Affordable Housing Fund is a $50 million fund 
managed by the Low-income investment Fund, a community development 
financial institution (CDFI). The fund has a mix of loans from two senior lenders 
(Citi Community Capital and Morgan Stanley), six CDFIs, and three foundations 
acting as subordinate lenders, anchored by $10 million in seed funding from 
the Metropolitan Transit Commission (the area’s transportation agency and 
metropolitan planning organization) standing in first loss position. It offers five 
different loan products, allowing applicants to borrow up to $7.5 million for a 
maximum of seven years. Though 85 percent of the fund is used to support the
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production and preservation of affordable housing, up to 15 percent of the fund is 
set aside for the development of neighborhood amenities, including community 
facilities, health clinics, retail establishments, and grocery stores.89

The Denver (TOD) Fund is an example of the alternative model in which a single 
entity, the Urban Land Conservancy (ULC), purchases and holds property for 
subsequent development It was established to purchase key sites for the creation 
and preservation of more than 2,000 affordable housing units In "current 
and future transit corridors" in and around Denver.90 This will allow for the 
acquisition and holding of strategic real estate for up to five years, in anticipation 
of the development of transit nodes that will provide access to railways and 
high-frequency bus corridors. Investors of the fund include the ULC, Enterprise 
Community Partners, the City of Denver, and the County of Denver. As of 2013, 
the $15 million fund had preserved and created 626 affordable homes. Plans are 
under way to expand the fund to $30 million in total loan capital. 91
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Appendix: The Affordable 
Housing Primer

The world of affordable housing policy is laden with its own specialized technical jargon, 

rules, and funding streams, and it can be quite complicated to navigate. To help readers 

understand basic terms and concepts related to affordable housing, we address three key 

basic questions:

What is "affordable housing" and who needs it? 

What are the different types of affordable housing? 

How is affordable housing funded?
I

>

Summary of Key Points
> In housing policy circles, the term "affordable housing" often refers to housing 

that uses some form of public assistance to support individuals or families who 
lack the means to pay for the market-rate (or the going price) of housing in 
their community. However, much of the housing stock affordable to low-income 
families is privately owned without a housing subsidy. So the term "affordable 
housing" can also be used to describe the broader universe of housing affordable 
to low- and moderate-income households, including housing with and without 
government subsidies.

> The general rule of thumb is that housing is considered affordable if a household 
pays 30 percent or less of its income toward housing costs.® (This definition has 
some limitations that we discuss below.)

> Everyone needs housing they can afford. Communities should focus on ensuring 
they provide a full range of housing options, including an adequate supply of 
housing at all price points.

> Rather than focusing first on what can be done within each of the federal funding 
streams for housing, we recommend that communities take a step back and work 
to develop a cross-cutting housing strategy that takes advantage of the full array 
of available policy levers and funding streams.
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What Is "Affordable Housing" and Who Needs It?
These are important questions that each community will need to consider in order 
to develop an effective local housing strategy. Unfortunately, these questions can 
be difficult to answer and even contentious as they often arise in the context of 
a political debate about how to spend scarce public resources. To navigate these 
questions successfully, we suggest bearing in mind several basic principles:

> Everyone needs housing they can afford, and a well-functioning housing 
market ought to be able to provide appropriate options for people of ail income 
levels. Unfortunately, the private market on its own does a much better job of 
providing affordable options for higher-income households than for low- and 
moderate-income households. The inability of the market to supply safe and 
affordable housing options for lower-income households due to the high costs of 
constructing and operating housing is the reason why government involvement 
is needed.

> Housing costs and conditions vary substantially from community to 
community and often from neighborhood to neighborhood. To ensure that 
households of all incomes can afford to live in a particular neighborhood of 
interest, communities should focus on understanding the dynamics of housing 
costs in that neighborhood and develop customized solutions that fit the 
neighborhoods' needs.

> In spending federal and state resources, local communities will need to follow 
federal and state regulations regarding who is eligible for housing assistance and 
who has priority for assistance. However, localities have greater flexibility to use 
local government resources to meet the housing needs of other households also 
experiencing challenges affording their housing costs.

The discussion below provides background on our recommended approach for 
defining affordable housing and determining who needs it.

In most metropolitan areas, the costs of constructing and operating housing 
makes it difficult or impossible for the private market to supply safe, decent, 
and affordable housing for people at the very lowest income levels. But housing 
markets, from one community to the next, differ greatly in whether they can supply 
quality housing affordable to households with somewhat higher incomes. In some 
markets, a household with an income of 50 percent of the area median income* 
(AMI) can find a rental unit of decent quality at an affordable rent In other markets, 
however, that household would need a publicly funded subsidy to afford their 
housing costs. In the highest-cost markets, even households with incomes at or 
even somewhat above the median may struggle to afford housing at a reasonable 
level. This may reduce households' ability to pay for other basic necessities, such as 
food, education, and health care.

* "Area median income" is a construct that Congress created as a guideline for determining eligibility and targeting levels for different federal housing 
programs. Unlike the federal poverty standard, area median income has the benefit of being adjusted to reflect differences in incomes between metro 
areas, which often correlate with variations in housing costs, tor more information see the section Classifying Households by Income in HUD Housing 
Programs, below.
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There are a number of methods for determining whether a household can afford 
its housing costs. From an analytical perspective, one of the stronger approaches 
is the "shelter poverty" approach.93 Under this approach, you first determine 
how much money the household needs to meet basic expenses for food, health 
care, childcare, etc. - everything but housing and utilities.* After subtracting this 
amount from the household’s after-tax income (which includes tax benefits such 
as the Earned Income Tax Credit), you are left with the amount the household has 
available to pay for its housing costs. If this amount is lower than the household's 
actual housing costs, the household is considered "shelter poor," or in more current 
parlance, to have a "housing cost burden.’’

However, this approach has not generaify caught on in policy circles due to the 
difficulties involved in determining households' expenses for basic needs, which 
vary by household size, location, the age of one's children, etc., as well as challenges 
associated with estimating after-tax income.** In its place, Congress, HUD, and 
many public agencies focus on the share of income that a household spends 
on rent and utilities. Under this approach, housing is considered affordable if it 
consumes no more than 30 percent of a household's pre-tax income. Households 
that spend between 30 and 50 percent of their pre-tax income for housing are 
considered to have a "moderate" housing cost burden. Households that spend 
more than half their pre-tax income on housing are considered to have a "severe" 
housing cost burden.

While much easier to operationalize, this approach has the drawback of suggesting 
that someone making $5,000 per year and someone making $200,000 per 
year can each afford to spend the same percentage of income on housing - an 
assumption of questionable validity. Nevertheless, it is the approach most widely 
used for estimating housing cost burdens. The 30 percent threshold is based on 
the federal standard used to set rents for low-income households receiving federal 
rental assistance through such programs as public housing and the housing 
choice voucher program. Households in those programs are generally expected to 
contribute 30 percent of their adjusted income to rent and utilities.

Given that households of all incomes ultimately need housing they can afford, the 
wide variation in housing affordability levels from one community to the next, and 
the lack of precision inherent in standard housing affordability guidelines, we 
recommend that communities avoid a narrow focus on producing housing at one 
specific rent level and instead focus on ensuring the availability of quality housing 
at a wide range of price points to meet the full continuum of a community’s needs. 
Communities will want to consider what housing costs the market is able to address 
on its own without public subsidy (often through older housing that has filtered 
down in cost) and then develop a series of public policies to ensure lower-cost 
housing of decent quality is available at a range of rent and home price levels.

* In housing policy discussions, rent and utilities are generally treated together as "housing costs" because some rents include utilities and so it is often 
impossible to Isolate the respective costs of each component of the households' housing costs.

Much of the information needed to operationalise a shelter poverty approach has now been compiled by Wider Opportunities for Women through their 
economic security project. Their research provides estimates of the basic costs of living in different communities.

"Adjusted income" is a construct developed by Congress for adjusting household income in HUD rental assistance programs to reflect certain deductions or 
adjustments, such as for medical expenses, childcare expenses, etc.
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In developing a local housing strategy, it will be important for communities to be 
aware that different federal and state housing programs have different rules for 
determining who is eligible and who has priority for limited resources. Communities 
will need to adhere to these rules in spending federal and state resources, but 
they should be aware that they generally have greater flexibility to utilize local 
government resources to meet their housing needs. Some communities use 
local resources to serve households whose incomes may be somewhat above 
the eligibility or income-targeting threshold of a particular federal program 
but nevertheless have difficulty affording housing without assistance. Other 
communities choose to focus local resources on the lowest-income households 
that have the most severe housing needs. This is a policy decision that local 
communities can make based on focal circumstances.

What Are the Different Types of Affordable Housing?
Affordable housing can take a number of different forms. In some cases, specific 
housing units are made affordable to low-income households through a 
government subsidy. For example:

> Public housing units are built with government subsidies and owned and 
operated by local public housing agencies under the federally funded public 
housing program. Some states also have state-funded public housing programs.

> Subsidized housing units are owned and operated by a private owner who 
receives a subsidy in exchange for renting to low- or moderate-income people. 
There are two main forms of subsidies: capital subsidies that fund the initial 
construction or major renovation of a mulfifamily rental development and 
operating subsidies that fund ongoing operations. The most common capital 
subsidy is provided through the Low-Income Housing Tax Credit (LIHTC) program. 
The most common operating subsidy is provided through the Project-Based 
Section 8 program. In some cases, both types of subsidies are combined in a single 
development, while in other cases, a development may have only one or the other.

Other terms for subsidized housing include rent-restricted housing, assisted 
housing, income-restricted housing, or simpiy affordable housing. These terms 
may have slight variations in meaning, depending on local usage.

In addition to providing subsidies to make specific housing units affordable, the 
federal government provides "housing choice vouchers" that help program 
participants afford the rent of privately owned units that participants locate in 
the private market:

> Housing choice vouchers (also known as Section 8 vouchers or tenant-based 
rental assistance since the subsidy travels with tenant) are operating subsidies 
administered by local and state public housing agencies. Program administrators 
have the option of attaching (or "project-basing") up to 20 percent of their 
housing vouchers to specific units.*

* The reference to the federal poverty line is new. It was adopted by HUD on June 25,2014, based on direction from Congress.
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Another form of affordable housing does not involve explicit government housing 

subsidies at all:

> Privately owned unsubsidized units make up most of the nation's affordable 

rental housing stock - generally older units whose rents have remained flat 
or even decreased over time as newer units with more amenities have come 

online.30 These units, sometimes known as market-rate affordable units, are an 

important part of the supply of housing in many metropolitan areas. However, 
in neighborhoods experiencing high demand for housing - the types of 
neighborhoods this guide addresses - the affordability of these unsubsidized 

units is often at risk. Without binding legal covenants to ensure the unit is 

affordable to low-income renters, owners are often free to raise rents, which they 

can and will do if there is sufficient demand for their housing.

> Low-income households 
have incomes at or below 
80 percent of AMI.

By statute, these categories 
are overlapping. However, it is 
often more useful to eliminate 
the overlap and create a series 
of discrete categories that 
allow for a more productive 
policy discussion focused on 
meeting the housing needs of 
households in each category.
In some cases, an additional 
category of "moderate-income" 
is added, as shown below. In this 
chart, the numbers represent 
multiples of AMI.

One thing to keep in mind: a 
number of related programs use 
similar terminology in slightly 
different ways. For example, in 
the Community Development 
Block Grant program, a 
low-income household has an 
income at or below 50 percent

of AMI, and a moderate- 
income household has an 
income between 50 percent 
and 80 percent of AMI. The 
Community Reinvestment Act 
likewise uses low-income to 
mean below 50 percent of AMI 
and moderate-income to mean 
between 50 and 80 percent of 
AMI, often referring to the entire 
population below 80 percent 
of AMI as "low and moderate 
income" or "LMI" Practitioners 
and advocates should be aware 
of these distinctions.

Classifying Households 
by income in HUD 
Housing Programs

HUD uses a number of different 
labels to categorize households 
based on their income relative 
to the area median income 
(AMI). These income limits 
are used by HUD to determine 
eligibility and priority for a 
number of different housing 
programs. HUD's rental 
assistance programs use three 
different categories:

> Extremely low-income 
households are households 
that have incomes at
or below the higher of:
30 percent of AMI or the 
federal poverty line.*

> Very low-income households 
have incomes at or below 
50 percent of AMI

To find the Income limits 
for your community, visit 
www.huduser.org and select 
"income limits” from the quick 
links box or the Data Sets menu.

80%30% 50% 120%AMI

Moderate IncomeExtremely Lew Income Low IncomeVery Low Income

• The reference to the federal poverty line is new. It was adopted by HJD on June 25,2014, based on direction liom Congress.

* Residents ol units Funded through protect based housing choice vouchers generally have the ability to request a tenant based housing voucher should they 
decide they wish to move after being in the unit tor a year or more. By contrast, residents living in a development that has an older form of project-based 
Section 8 subsidy do not have this right.

i
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How is Affordable Housing Funded?
If you work on affordable housing in your local jurisdiction, you may be familiar 
with the alphabet soup of federal programs used to fund the construction and 
maintenance of affordable units. Some of these funding sources, such as two 
block grants from HUD, the HOME investments Partnerships Program, and the 
Community Development Block Grant (CDBG) program, are flexible enough to be 
used in different ways. For example, they can be used to fund the development 
of subsidized rental housing or to bring homeownership costs down to levels 
affordable to lower-income households. Most other funding sources can be used 
only for a specific type of housing.

The previous section introduced the four main federal funding streams dedicated 
to making rental housing affordable for low-income households: LIHTC, Section 8, 
Public Housing, and Housing Choice Vouchers. Of these, only the LIHTC provides 
a capital subsidy that can fund new development or substantial rehabilitation. The 
other three programs - Public Housing, Project-based Section 8, and Housing 
Choice Vouchers - provide operating subsidies that help more than 4.5 million 
households pay for housing costs above and beyond what the resident can afford 
to pay.* ** Additionally, several other federal housing programs may be of interest to 
practitioners and advocates because they serve specialized populations, such as 
the homeless, elderly, veterans, and people with disabilities, including the Section 
202 Supportive Housing Program for the Elderly and the Section 811 Supportive 
Housing Program for Persons with Disabilities.

Rather than focusing first 

on what can be done within 

each of the federal funding 

streams, we recommend that 

communities take a step back 

and work to develop a cross

cutting housing strategy that 

takes advantage of the full 

array of available policy levers 

and funding streams.

Although it is important to be aware of these federal funding streams, it is also 
important not to be overly constrained by the programmatic structure the 
federal government has adopted to finance affordable housing. Different actors 
are generally responsible for each of these funding streams, so policy decisions 
regarding these resources often get made in silos, independent of any broader 
strategy. Moreover, while these federal funding streams often represent the 
dominant focus of many in the housing world, they are in fact only a part of the 
larger array of tools and resources available to local communities seeking to meet 
locally defined housing needs.

Rather than focusing first on what can be done within each of the federal funding 
streams, we recommend that communities take a step back and work to develop 
a cross-cutting housing strategy that takes advantage of the full array of available 
policy levers and funding streams. Starting with a clearly defined overarching 
goal - for example, to ensure that households of all incomes can afford to live 
in a particular neighborhood - communities should identify specific strategies 
for achieving this goal and then identify policies and programs that can help 
advance this goal. Many of these programs will inevitably draw on federal housing 
subsidies, but they will ultimately be more effective when linked together with other 
complementary policies and programs rather than adopted on a stand-alone basis.

* There is a capital component to public housing funding, but it mainly goes to meet the backlog of major repair and replacement needs in existing public 
housing developments.

** For information on these and other federal housing programs, see the Advocates Guide published by the National Low Income Housing Coalition.
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City of Los Angeles Community Plans
The 35 Community Plans guide the physical development of neighborhoods in the City of Los Angeles by establishing the goals and 
policies for land use. While the General Plan sals out a long-range vision and guide to future development, ihe Community Plans provide 
the specific, neighborhood-level detail, relevant pottoes. and implementation strategies necessary to achieve the General Plan objectives 
Mop 2 show* the geographic boundary of each Community Plan Area,

Much of the date in Ihe Health Allas lor Ota City of Los Angeles is summarized by Communily Plan Area. Tha names of the Community 
Plan Areas have been shortened In the figures for brevity purposes. The foBowing table shows the full name ol each Communily Plan Area 
and the shortened name used throughout this document.

Chatsworth-Porter Ranch N/A

Norihridge N/A

TEAGrenada Kls-Knotlwood

Sylmar NW

Arlete-Pacoima N/A

Mission Hifis-Panorama City-North Hills N/A

Sun Valley-La Tuna Canyon N/A

Sunland-Tujunga-Shadow HMs-Lake View Terrace-East La Tuna Canyon Sunland-Tujunga-Shadow HHa

Canoga Park-Wtnnetka-Woodtond HBsCanoga Patk-WlnneficaWbodand Hills-West Hils

Reaeda-West Van Nuys N/A

Van Nuya-North Sherman Oaks N/A
N/ANorth Hofiywood-Valley Vflaga

Endno-Tarzena Ntt

Sherman Oaka-Studfo Ctty-Totuca LakaSherman Oaks-Stuifio City-Toiuca Laka-Cahuanga Paas

Brentwood-PacHlc Pailsedas n/a
Bel Alr-Severly Crest N/A

Hollywood N/A

Westwood N/A

West Los Angaies N/A

WlsNre

Stver Lake-Echo ParkElysian Valley 

Northeast Los Angaies

N/A

N/A

N/A

Westlake N/A

Central Ctty 

Centre! City North

N/A

N/A

TEaBoyle Heights

Southeast Loe Angeles 

South Los Angeles

N/A

N/A

WM Adwns-Bakfwtn HHe-Lefmert 

Pabne-Msr Vista-Del Ray

N/A

N/A

Varica N/A

Weetcheeter-Playa Del Rey N/A

Harbor Qatemny N/A

Wlnfingtan-Hattaar City TiM
San Pedro N/A

*1



Key Findings
The Health Atlas lor the City of Los Angeles provides a date-informed snapshot of health issues and outcomes in Los Angeles. The 
analysis is the first step in understanding the areas ol ihe City burdened with the most adverse heelih-retaled conditions in order to improve 
health outcomes tor all Angelenos. The data will be used to inform the creation of a new Health and Wellness Chapter tor the City's 
General Plan Framework.

The Health Adas illustrates the geographic variation in socio-economic conditions, demographic characteristics, and health fedora end 
outcomes to help City ofhaats understand the issues and identify priorities The data underscores a key issue: where Angelenos live oAen 
influences their health and well-being. Los Angeles is a city with great health dispart lies and the patterns of inequality are reflected In many 
of the indicators highlighted m ihe Health Adas.

Health and wellness is dependent on a complex array of social, economic, lifestyle, and environmental factors in Los Angeles, the hardship 
and lack of educational attainment that Is prevalent to some of the poorest neighborhoods is often associated with worse health outcomes. 
Geographic location is such an important indicator of health that a resident bom and raised in Brentwood can expect to live 12 years longer 
than a resident who is born and raised In Walts.

The disparity between the mote affluent neighborhoods on the City's Westside and the poorer communities in the central and southern pan 
of Los Angolas ere oonsistenlly reflected in the data. Soma key findings indude:

• Residents in communities around South Los Angeles and near downtown Los Angeles are over 70% Non-White and Hispanic, 
while Non-White and Hispanic residents represent less than 1S% of residents in neighborhoods like Bel Air-Beverty Crest end 
Brentwood-Pacific Palisades. (Chapter 3: Demographic and Social Characteristics)

Residents in affluent neighborhoods like 8el Air-Beverly Crest and Brentwood-Pacific Palisades make more than 12 times the per 
capita income ol residents to the poorest neighborhoods such as Boyle Heights end South Los Angeles. (Chaptw Economic 
Conditions)

Over 90% of adults m several Westside neighborhoods have a high school dptorna. competed to less than 50% in neighborhoods 
such as Boyle Heights, South Los Angeles, and Adeta-Pacoima. (Chapter 5: Education)

Over 30% of children In South Los Angeles. Southeast Los Angsles. Boyle Heights, and in neighborhoods near the Port of Los 
Angeles are Obese, compared to less than 12% of children in Bel Air-Beverty Crest end Brentwood-Padfic Palisades (ChapterO: 
Health Conditions)

Residents in Westlake and Southeast Los Angeles have less than hall an acre ol park space available per 1.000 residents. 
(Chapter 7: Land Use)

Fatalities from motor vehicle collisions and pedestrian fatalities are higher in areas in Ihe San Fernando Valley. South Los Angeles. 
Boyle Heights, and Southeast Los Angolas. (Chaptw 9' Transportation)

Less than 10% of adults in South Los Angsles and In some communities near tha Port of Los Angeles report eating Ihe 
recommended five servings of foils and vegetables a day {Chapter 9 . Food Systems)

Average annual homicide rates in some higher income neighborhoods were nearly zero, compared to more than 20 homicides per 
100.000 residents in Southeast Los Angsles. South Los Angeles, end Weal Adams-Baldwin Hllls-Leimerl. (Chapter 10: Crime)

Over 60% of residents to areas around South Los Angeles are cost-burdened by housing, paying more than 30% of their income on 
housing coats. (Chapter 11: Housing)

Several low-income communities in Los Angeles scored in the lop 10% of Ihe Slate's pollution buiden scores (Chapter 12: 
Environmental Health)

• The concentration of alt poor socioeconomic conditions end health issues result In great dlaperftiet throughout Los Angsles. 
(Chapter 13: Community Health end Equity Index).

The Health Adas provides greater depth and analysis of tha conditions that contribute to health outcomes In Los Angeles.

|xHHealth Atlas lor aw Cay ol Los Angeles
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1 | Introduction
The Health Atlas for the City of Los Angaies articulate* Ihe baseline health conditions in Ihe City of Los Angeies and provides a context (or 
understanding how demographic condition*, social and economic factors, the physical environment, access to health care, and health 
behaviors contribute lo the health of Angelenos. It also examines the relationship between (actors that identity ihe areas ot the City 
burdened with the moat adverse healttweialed conditions and key health issues In the community. This document serves as a first step in 
the process to develop a Health and Wellnes* Chapter. Tha Chapter wAt serve a* a framing document (or the General Plan Framework. 
Funding (or the Health Atlas, Health and Wellness Chapter, and accompanying implementation ordinances and programs is mads possible 
with funding (ram the Centers for Disease Control and Prevention through the Los Angaies County Department of Public Health

HEALTH IN LOS ANGELES
The hearth and well-being of Angelenos I* Influenced by a wide variety o( complex and interrelated factors. We ail understand that our 
behaviors, including what we eat. whether we are physically active, whether we smoke, and how often we see e doctor affects out health. 
Our hearth, however, is also influenced by a myriad of other factors. The surrounding physical environment, our social environment, 
educational and economic opportunities, and exposure to crime and environmental toxins help Shape our indhMual hearth, as do the 
choices we make about healthy living and well-being.

In recent years, many studma have also examined the conditions in the environment that affect hearth outcomes and risks Research has 
revealed the links between health and the physical environment, suggesting that variations in land use patterns, urban design, 
transportation systems, housing, parks, exposure to pollution, and access to hea thy foods strongly impact a community's health behaviors 
and health statue- Research has also shown that social and economic conditions have a significant impact on an individual's hearth and 
wellbeing These social determinants of health include education, employment. mcome and wealth, discrimination, race and ethnicity, 
immigration, and community safety. ’ Nol only are the physical ana social doierminants drivers of community health, but I hey also influence 
our hearth behaviors. For example, communities with less economic hardship tend lo exhibit healthier behaviors, white unhealthy behaviors 
are more common in communities with greater economic hardships/

The Health Atlas lor the City of Los Angeles begins to examine the interconnected relationships between health outcomes and Ihe social 
and physical factors that influence health. H Kustrales seme ot the dear geographic patterns of health inequities across the City, analyzing 
them within a broader framework of social, economic, and physical factors.

ABOUT THIS ATLAS
The Health Albs provides a snapshot of sodal. demographic, economic, health, land use, transportation, food system, crime, housing, and 
environmental health conditions across the City of Los Angeles. Each chapter includes a series of maps and associated indicators 
examining the deferences in communities across the City, and a discussion about how a particular indicator relate* lo health Where 
appropriate, indicators for Lo* Angeles and neighborhoods within the City are compered to national, state, and county figures Trie 
indicators wore selected bated on availability of data and known rafationships lo hearth behavior* and outcomes. The Criy will be able lo 
use these indicators to monitor City and neighborhood changes in health contfltions over time.

The Health Atlas fa organized into Ihe fallowing chapters1.

• Chapter 2: Regional Context indudes maps showing all the different geographic scales used in the Health Atlas, including City 
Council Districts. Community Ran Areas (CPAs). Hearth Districts (HDs). Service Wanning Areas (SPAs). zip codes, and U S. 
Census Bureau geographic designations

• C hapter 3: Demographic and Social Character! sties examines information on age characteristics, racial and ethnic groups, and 
h nguistic isolation. Daia ia shown ai (he census block, census tract, and CPA scales.

• Chapter 4: Economic Conditions provides information about the location of eecnorr.c hardship, income, poverty, and 
unemployment. Data ia shown at the census block, census tract, aid CPA scales.

• Chapter 5: Education indudes information about education attainment academic performance, end (tee- and reduced-price 
lunches. Data is shown at the census tract, CPA and school scales.

• Chapter 6: Hearth conditions examine* information on Ufa expectancy, causes of death, obese and overweight populations, 
asthma and other respiratory diseases, birth weight, tobacco use, end access to health care. Oata is shown at the Public Use 
Microdaia Ares, zip code. HD. SPA. City Council, and census trad scales.

• Chapter 7; Land Use assesses date sod information on land use. block size and structure, parks and open space, and 
employment areas. Land use data is shown at the census trad and census Mock scales.

• Chapter 8: Transportation examines information on transportation demand, infrastructure, and safety. Data is shown at the 
census trad and CPA scales.

• Chapter 9: Food Systems incorporates information about the location of healthy and unhealthy food sources, alcohol outlets, and 
toed security program participants and venders. Data is shown at the census trad and CPA scales.

• Chapter tO: Crime describes the physical location of criminal activity within the City and the spatial concentration ol sped He types 
o' v o.ont crime. Dele is shewn at the census tract and zip code scales.

• Chapter 11: Housing indudes date and information on housing density, diversity, overcrowding, and cost. Data is shown at Ihe 
census tract and City Council Distrid scales.

• Chapter 12: Environmental Health assesses information on a -lumber cl exposures lo pollution end Ute burdens that many 
communities face from different environmental pollutants. Data is shown at the census Mock and zip coda scales.

• Chapter 13: Community Health end Equity Index combines demographic socro economic, health conditions, land use. 
transportation, food envi-onmen:. enme, and poiiu'ion burden variables into a single mdex lo compare hearth conditions across the 
City of Lot Angeles. 1 he .ridex is shown in ten fool by ton foot grid cells.

i
l

ii
i#sr

' U S. Department ol Health end Human SarWcea (2012. September). Social Darsmtotanta of Hearn Removed Iran 
http^Aiww.healthypeopia.gow202aAiipic*oti|ecPvae2020fovenilew.aapx?loiiici>3S
’ Los Angeles County Pubic Heash Department. (2013). Sodal Datarminanti of Haaitv How Sooai and Economic Facton Aitect Keaitn

I
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2 I Regional Contexti ^— -

The maps and associated indicators presented in subsequent chapters are summarized at a variety of geographic scales. The Regional 
Context Chapter includes maps showing all the different geographic scales used in the Health Atlas. The following list describes the maps 
included in this section.

City Council Districts for ihe City of Los Angeles: The map shows the 15 City Council Districts in the City, reflecting the 2011 
redistricting. Data developed before 2011 may reflect earlier versions of the Council boundaries. Data is from the City of Los 
Angeles.

Community Plan Areas for the City of Los Angeles: The map highlights the 35 Community Plan Areas (CPAs) in the City. The 
35 Community Plans guide the physical development of neighborhoods by establishing the goals and policies for land use. Whiie 
the General Plan sets out a long-range vision and guidelines for future development, the Community Pians provide the specific, 
neighborhood-level detail, relevant policies, and implementation strategies necessary to achieve the Genera! Plan objectives Data 
is from the City of Los Angeies.

Special Purpose Districts for the City of Los Angeles: The City of Los Angeles has two Special Purpose Districts that 
encompass the Los Angeles Internationa! Airport and the Port of Los Angeles These geographic areas are governed by policy 
documents that, like a Community Plan, establish goals and policies for land use. The Special Purpose Districts are administered 
by the Los Angeles World Airports and the Port of Los Angeles, both proprietary departments of the City of Los Angeles.

Service Planning Areas for the City of Los Angeles: The map shows the health Service Planning Areas (SPAs) for the City. 
SPAs are used by a number of County departments, such as Public Health and Mental Health to manage service delivery across 
the County. SPAs are aggregated from census tracts. Many SPAs span portions of the City of Los Angeles and neighboring 
jurisdictions. Data is from Los Angeles County.

Health Districts for the City of Los Angeles: The map shows Health Districts (HDs) areas for the City HDs are used by the Los 
Angeles County Department of Public Health to manage health service delivery across the County. HDs are aggregated from 
census tracts. Several HDs span portions of the City of Los Angeles and neighboring jurisdictions. Data is from Los Angeles 
County.

Public Use Mrcrodala Areas for the City of Los Angeles; The map highlights the Public Use Microdata Areas (PUMAs) in the 
City. PUMAs are built on census tracts and counties and contain at least 100,000 people. Many PUMAs span portions of the City of 
Los Angeles and neighboring jurisdictions. Data is from the 2010 U.S. Census.

Census Tracts for the City of Los Angeles: The map shows the census tract geography for the City. Data is from the 2010 U.S. 
Census.

Census Blocks for the City of Los Angeles: The map shows the census block geography for the City. Data is from the 2010 U.S. 
Census.

Zip Codes for the City of Los Angeles: The map shows the zip codes for the City. Data is from Los Angeies County.

I 3Health Atlas for the City of Los Angeles
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3 | Demographic and Social Characteristics
The Demographics and Social Characteristics analysis examines the dWerences in health indicators by age. racs and ethnicity. 
Understanding a population's age composition helps planners, public health practitioners, and others plan for end target appropriate 
services and programs. Younger residents (under 18 years of age) and older adults (65 years and older) am consider «d to ou more 
vulnerable lo disease and poor health than adults (age 18 to 64 years). Younger residents are considered vulnerable because their bodies 
are not yet fully developed, which makes them more susceptible to disease. Older adults are considered more vulnerable because, on 
average, they have more existing chronic health problems than younger residents 5

Race and ethnicity correlate with persistent and often increasing health disparities among U S. populations.' White residents generally have 
belter health outcomes than most other racial and ethnic groups, especially American Indians, Latinos. African Americans, and some Asian 
subpopulations' Groups currently experiencing poorer health outcomes are expected to grow as a proportion of the U S population .15 Race 
is sometimes regarded as a proxy (or income and 'ace-related stress (including discrimination and perceived discrimination) which also 
influence health outcomes'

Differences in neighborhood conditions that contribute to health are often highly correlated with race. Consequently, communities with a 
high proportion of Non-White residents oflen nave less access to parks and healthy food, are disproportionately exposed to pollution, and 
live in substandard housing *

MAPS AND INDICATORS
The Demographic Chapter of this Health Atlas examines information on age characteristics, rad si and ethnic groups, and linguistic 
isolation. The following list descnbes the maps and associated indicators included in this section.

• Population Density: The map shows the population density in peraons per squsre mile for 2010. Data is from the 2010 U S. 
Census and is displayed at the census block level.

• Percentage of Population under Age 5: The map shows the prevalence of population under age 5 for each census block in the 
City of Los Angeles. Data is from the 2010 U S. Census.

• Population under Age 5: The map highlights census blocks where over 10% of the population is under age 5. Data is from the 
2010 U.S. Census.

• Percentage Of Population under Age 18: The map shows the proportion of (he population under age 18 for each census Mock in 
the City. Data is Irom the 2010 U.S. Census.

• Percentage Of Population over Ago 65: The map shows the proportion of (he population age 65 and over tor each census Mock 
in the City. Data Is Irom the 2010 U.S. Census.

• Population over Age 65: The map highlights census Mocks where over 15% of the population Is age 65 or over. Data is from the 
2010 U.S. Census

• Percentage of Non-WhHe and Hispanic Population: The map shows the proportion of the population that identifies as Non-White 
or Hispanic for each census block In the Cfty. Data is from the 2010 U S Census.

• Non-White and Hispanic Population: The map highlights census blocks where 75% or more of the population Identity as Non
White or Hispanic. Data isfrom the 2010 U.S. Census.

• Percentage of Llngutstlcalty-lsotated Households: The map shows the proportion of households in which no person age 14 or 
over speak* English "Veiy wefl." Data is from the 2009 U.S. Census Bureau1* American Community Survey (ACS) 5-Year Estimates 
and is displayed at the census tract level

KEY FINDINGS

POPULATION CHARACTERISTICS

Population density >s the measure of total population per square mile. In 2010. the population density of the City was 8.092 persons per 
square mile. As shown on Map 9 and In Figure 1,16 CPAs had popUalion densities below the City average, with moat of these CPAs 
located In the Santa Monica Mountains and in the San Fernando Vafley area. The Bel Air-Beverty Crest and Brentwood-Pacific Palisades 
CPAs were the most sparsely populated areas. Nineteen CPAs exceeded the City average population density Population density was 
highest In the Westlake CPA. Mowed by Wilshtre. South Los Angeles, and Southeast Los Angeles

‘Maurer. Maine* $ (2000). Ago a -cinoiSfwnle nsk fecksT Journal of the American Cbttga at CarefcXogy. 42(8):1427-1428. Retrieved Irom 
htlp.Uconient omineiacc org/snide asn'viucle.d" 1132733
' Murray. C J. el. el. (2006) E>gni Air-escs* vr/eattgating mortally dtepsrides aero** races, counties, and race-oounHe* In tie United States. PisS Medicine. 
3(9). pp. 1513-1524.
5 Camera lor oiaaate Central and Prevention, (trace of Minority Health and Heath Dispenses. (2009. Martn) Etimmsfing Rectal 6 Elnrac Heath Oupantes. 
Retrieved Irom imp //mvw.cdc gourernhdraooutioisparHiea-Mffi.
'Centers lor OiMtae Control end Prevention (January 14.2011). COC Heettr- D-apendes and InequaMet Report - United StStes. MorbdMy and MortaHy Weekly 
Report Supplement / Vof 60 Retrieved from httpvAMWCd&OOrtnniwr/i^lfc^o'/su&OOl pdf
7 wfteni, 0 R. (2001. January). Low income. Not Race or LMeetyie. is me G-saies* Tweet to North. Robert wood Johneon Fquwmmo.
* Robert Wood Johnson FouxrtUon (2011. May). Eiytortnp the Soca1 Oetcrmwis o‘ noowi Sertee- IttuoBrtefW: Neighborhood* end Hce*m Retrieved from 
hep s/www.nrt.org/contaflt/dam*veb‘6M6M20l lJ05ftdflht>oi'hood»*eitd-r>eeJe>»
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Twenty-three percent of the City's popuetion was under age 18 in 2010, similar to the countywide average (24%) and statewide average 
(25%). Map 12 shows the percentage of population under age 18 for each census Mock. The Southeast Los Angeles. Boyle Heights, 
ArtMa-Pacotma, and WUmlngton-Harbor City CPAs had the highest percentage (greatei than 30%) of population under 18 years of age as

14 I

figure 1: PoputoHon per Square Mite by Community Plan Area m 2010
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In 2010. children under (he age of live accounted for 7% of the City, County, and California popu'Biicns Map to and Map 11 show the 
population under age five for each census Mock. Nine CPAs exceeded the citywide average or popular cn under ago five. The Southeast 
Los Angeles. Boyle Heights, and A/leta-Pacoima CPAs tied the highest percentage (greater than 9%) o* coprfaticn under age five. 
Westwood, Central City, and Central City North had the lowest proportion (less than 4%) of the population unde age 5 n most cases, the 
CPAs with a higher proportion of population underage 5 also had a higher total number of people under age 6 'he Southeast Los Angeles 
CPA, for example, had both the highest prevalence of population under age five (10%) and the most children under age five (over 28,000). 
The opposite relationship (low proportion, low total numbers) was trus tor the Central City North. Central City, and Westwood CPAs. The 
Harbor Gateway and Hdywood CPAs (fid not toltow lies relationship. The Harbor Gateway CPA had a h.gh proportion of the poo Jation 
under age five, but e low total number. Hollywood had a tow proportion of children under age five but a relatively high total number.

Figure 2: Population under Age Five by Community Plan Area in 2010
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shown in Figure 3. The areas with large numbers of young people inducted Southeast Los Angeles (over 97,000). South Los Angeles (over 
73.000). and Northeast Los Angles (over 56.000). Despite having high proportions of people under age 18. WHmmgtan and Boyle Heights 
ranked in the middle ol CPAs in terms of total population under 18. The VWIshlre (19%) and Hollywood (14%) CPAs had average or below 
average proportions of population under age 18, but relatively high total numbers. Central City and Westwood have the smallest 
percentage (less than 9%) of school-age children.

Figure 3: Population under Age 18 by Community Plan Area in 2010
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In 2010.10% of the City’s population was age 85 and over. Map 14 shows (ha percentage of population over age 65 by census block, and 
Map 13 shows the census blocks in which 15% or more ol the population is overage 65 A high proportion of seniors lived on the Westside 
of the City, the Santa Monica Mountains, and the western San Fernando Valley.

Figure 4 show* the total population age 65 and over and the percentage of the popdsUon age 65 and over tor each CPA. Out of 35 CPAs. 
22 had proportions of seniors greater than the City average. Populations over 65 yean of aga were very high (greater than 19%) hi the Sel 
Air-Beverty Crest, Brentwood -Pacific Palisades, and Endno-Tarzana CPAs, but the largest numbers of seniors were in the Wiishire and 
Northeast Los Angelas CPAs (greater than 25.000). Southeast Los Angeles had the lowest proportion of seniors (5%).
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Figure 4: Population Age 65 and Over by Community Plan Area In 2010 
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RACE AND ETHNICITY

Half of Ihe City and County residents identified as Non-While or Hispanic in 2010. Mop 15 shows the proportion of the population In each 
census bloclr that identified as Non-White or Hispanic, and Mop 16 shows the census blocks where more than 75% of Ihe population 
identified as Mon-White or Hispanic. A majority ol the census blocks in the Weal Adams-Baldwin Hills-Leimen. South Los Angeles. 
Southeast Los Angeles, and Central City North CPAs had large proportions of the population that identified as Non-White or Hispanic.

By CPA, the Non-Whfte and Hispanc population ranged from 13% up to 79% as shown in Figure 5. The highest percentages (greater than 
70%) of Non-While and Hispanic popu asons were in ihe West Adame -Baldwin Hfile-Leimert, South Los Angeles. Southeast Los Angeles, 
and Central City North CPAs The lowest proportions (less thsn 15%) of Non-VWtile and Hispanic people were in the Bel Air-Bevarty Creel 
and Brentwood- Pad fie Pairsaoas CPAs.

Figure 5: Non-White and Hispanic by Community Plan Area In 2010
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Citywide. 43% of ihe Non-While and Hispanic populalion (needy 625.000 residents) lived in 5 CPAs: South Los Angeles. Southeast Los 
Angeles. WHshire. west Adams-fiatdwin Hilts-Leimert. and Northeast Los Angeles. The Hollywood. Van Nuye-North Sherman Oaks, 
Canoga Park-Wmnetka-Woodland Hills-West Hils, and North HoHywood-Vakey Village CPAs all had over 50.000 Non-While and Hispanic 
residents, but lower proportions than the City as a whole Conversely, ihe Central Cily. Central City North, and Wilmmgton-Harbor City 
CPAs had proportions significantly above ihe City average but relatively low populations ol Non-While and Hispanic residents.

LINGUISTIC ISOLATION

English-language skills are also an important factor In health outcomes WMe there are exceptions for some industries, linguistic isolation 
may serve as a barrier to jobs, especially those that pay higher wage joos Language banters can also present obstacles to obtaining 
qudity medreal and social sendees * LingUstic Isolation describes indiv. dua.s who have difficulty speaking English, and their lack ol English 
or limited English may isolate them from other segments of the poputat on.

In 2010,19% of the households in the City of Loe Angeles were linguitacaily isolated Map 17 shows the proportion of ihe households in 
each census trade that wars linguistically isolated. The percentage of linguisiicatly-isolaled households is greatest (above 50%) in the 
Westlake and Central City North CPAs. The Wilahire CPA has the most linguistically-isolated households (over 35,000). followed by 
HoSywood (21.000) and Southeast Los Angeles (20.000). ungufBlIc Isolation is also a significant Issue (greater Ilian 30% of households) in 
the Boyle Heights, Wlishire, and Central CHy CPAs.

Figure 6: Percentage of linguistically-isoloted Households for Community Plan Areas In 2009
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4 | Economic Conditions
iMy .s .<!n i.yn ri _i::i-■ .v-e;- u population's well-being and access to healthy living. Rising socio-economic tutus 

tenas i;; t'iuicvc h«ai'.H outcomes. wtule faling socioeconomic status tends to decrease levels of health and wellness. Differences In social 
status, income and weuth. and opportunities lor a quality education, are oflen associated with health impacts that disproportionately affect 
certain populations, such as the poor, young chldren, and the eklerty.

Income is one of Ihe strongest predictors of health outcomes worldwide. Health care access, outcomes, and Ida expectancy improve as 
income increases “ Lower incomes are associated with higher rates of mortality, premature births, and other health issues. Households 
with higher incomes are likely tc have more educated residents, lower unemployment rales, and belter access to healthcare. These factors 
contribute to belter hearth outcomes related to mortality, premature births, and other health indicators.

When households earn incomes much lower than the average cost ol living, they lend to make sacrifices In important areas. Those lifestyle 
compromises can include Baling less food and/or more unhealthy food, living in substandard housing, and/or delaying medical care. 
AdcfitlcnsHy. the lack of resources to moot basic needs causes long-term stress, which makes Ihe body less resistant to other health risks.

Like race, average household income la strongly correlated with neighborhood condition.14 Concentrated poverty matters because II leads 
to increased crime rates and poor health outcomes Violent crime rales lend lo be higher in economically-distressed neighborhoods.14 
Finally, residents living in low-income neighborhoods tend to have worse physical and menial health issues, such as asthma, depression, 
diabetes, and heart conditions, compared to higher-income areas.

Being unemployed, underemployed, or concerned about job security are common contributors to adverse health effects. Unemployed 
people may have sleep disorders, anxiety disorders, and substance addictions that, in turn, cause increased demands on the health care 
system and higher societal costs.1' Additionally, unemployed men have been round to have increased mortality rales, particularly Irom 
suicide and lung cancer.
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MAPS AND INDICATORS
The Economic Concftions Chapter of the Health Adas provides Information about the location of economic hardship, income, poverty, and 
unemployment for the City of Los Angeles. The following describes each of the maps Included within (his section and the data associated 
with each map.

Hardship index by Community Plan Arse: The Hardship Index compares the 2010 economic conditions of one place lo another. 
Based on a methodology developed by the Nelson A. Rockefeller institute of Government the Index standardizes U.S. Census 
Bureau demographic and eodo-eccnamfc variables, including unemployment, age dependency, education, income level, crowded 
housing, and poverty, and than averages them together, yieldng a score on a scale of 0-100. The map shows the Hardship index 
for CPAs in the City of Los Angeles.

Hardship Index: The map shows the Hardship Index for csnsus tracts in the City of Los Angeles in 2010.

Median Household Income: The median household income map shows the amount of money, or its equivalent, that a household 
receives wthm a period of lime in exchange tor labor, service*, or the sale of goods. The median divides ihe income distribution 
into two eq.ai parts: one-half of Ihe cases faffing below the metfan income and one-half above the median. Data Is from the 2010 
U.S. Census ACS 5-year Estimates.

Number of Jobs with Earnings Greater than $3,333 per Month: This map examines the number of higher-wtge jobs in the City 
of Los Angeles based on data Irom ihe U S. Census Longitudinal Employer-Household Dynamics (LEHD) Survey In 2010. 
According to ihe U S. Census Bureau definition, higher wage jobs are those that pay $3,333 par month or more ($40,000 per year).

Percentage of Unemployed Workers Age 1$ end Over: The map shows the percentage of residents age 16 and over who are 
actively looking for employmen; and are unable to find a job. This does not indude workers who have slopped seeking employment. 
Data Is from ihe 2010 U.S. Census ACS S-year Estimates.

Percent of the Population below the Federal Poverty Level: The map shows foe percentage of the population below the Federal 
Poverty Level (FPL) In 2010. The FPL for a lamily of four was $22,050 in 2010. Data is from the 2010 U.S. Census ACS 5-year 
Estimates.

Percent of the Population 200% Below the Federal Poverty Level: The map shows the percentage of the population that is 
below 200% of Ihe FPL in 2010. Two hundred percent ol the FPL for a family of four was $44,100 in 2010. Data is from Ihe 2010 
U.S. Census ACS 5-year Estimates.

Extreme Poverty Neighborhoods: The map shows the percentage of residents living in census tracts with poverty rates greater 
than 40%. Dale is from the 2010 U.S. Census ACS 5-year Estimates.
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* Marmot. M. (2002, MardVAptf) The influence of Income on HhA: VIbim of m FpHtollnlDplM. H&atthABUs, 21(2). pp. 31-46 Retrieved (ram 
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KEY FINDINGS

HARDSHIP INDEX

The Hardship Index was developed by Ihe Nelson A. Rockefeller Institute of Government to compare the economic conditions of one place 
to another. The Index standardizes the lot lowing six variables on a scale of 0-100 and then averages them together.

• Age: Percentage of population over age 65 and the percentage ol population under age 16 (Map 12 and Map 13)

• Education: Percentage of population over age 25 that did not graduate high schoot(Map26)

• Employment Status: Percentage of unemployed workers age 16 and over (Map 22)

• income -'ousehoid Income (Map 20)

• Overcrowding: Percentage ol housing units with more than one person per room (Mep 103)

• Poverty: Percentage of population with income less than the Federal Poverty Level (Map 23)

Map 16 and Figure 7 shows the Hardship Index score for each CPA. Most CPAs In Los Angeles had low* or 'very low* levels of hardship. 
Twenty oMhe 35 CPAs analyzed (57%) had scores below Ihe average Hardship Index score of 48. and approximately half of the City's 
residents live within these areas.1* These areas indude many of Ihe CPAs in the western portion of me City, including Sel Air-Beverly Hills. 
Venice, westchester-Haya del Rey, Brentwood-PacMc Palisades. West Los Angelas, Westwood, and Palms-Mar Vista-Del Rey. which 
have 'vary tow* levels of hardship. Six CPAs had "high* or *vary high* levels of hardship, including Wilmington-Hatbor City, Arteia-Pacoims. 
South Los Angeles. West ske. Doyle Heights, and Southeast Los Angeles. Southeast Los Angelos Is the only CPA that fell within the 'very 
high' category, with a Hardship index score two standard deviations above the average.

Figure 7: Hardship Index by Community Plan Area in 2010
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Map 19 shews the Hardship index sco'o 'or each census tract in Los Angeles. The average Hardship Index score was 40.6. with a 
standard deviation of 12. Nearly one f.ftti o‘ census tracts had "very tow" Hardship Index scores, with some of the lowest scores in Ihe 
census tracts in the Santa Monica Mountains. One in elgM census tracts in the CHy had'very higtf levels of hardship. Most of these tracts 
were located In the Southeast Los Angeles, South Los Angeles. Boyle Heights. Westlake, and Arteta-Pacoima CPAs. By far. the census 
tract with Ihe highest Hardship Index score was adjacent to Watts.
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INCOME

The Health Allas indudes two separate measures of income for the City of Los Angela*: per capita income and "ncdnn housohuld ncorre 
Per capita income is the total income divided by Uta total population, and the data is summenzed by CPA. Meoon liousehoid income 
represents the middle income tor an area, with half of etj incomes below and half above Ihe median value. The data is available at Ihe 
census tract level.

In terms of per capita income, the Bel Air-Bewerty Crest and Brentwood-Pacific Palisades CPAs had the highest incomes, ranging Irom 7 lo 
12 times that of the lowest areas. The CPAs with the lowest per capita Income included Southeast Los Angeles. South Los Angeles. Boyle 
Haights. Westlake. Arleta-Pacoima. and Central City North, each of whose lesidenls had per capita income less than S14.000 per year.

Figure 8:2010 Per Capita Income by Com muni fy Plan Area in 2010
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The pattern of median household income is simitar to that of per capita Income. As shown on Map 20. the areas with the highest median 
household income were located on the WestskJe of the City, in the Same Monica Mountains, and along the northern and western sides of 
the San Fernando Valley. Areas with lower median household Income ware found throughout the City, with concentrations in South Los 
Angeles. Central Los Angelos, WHmington. Central City, Boyle Heights. Central City North, Westlake, and parts of Van Nuys and North 
Hollywood.

The Famfly Economic SeH-Sutndancy Standard (FESSS) estimates the emount of money a family needs to meet their basic needs in a 
specific region. Basic needs include housing, food, and health care, and work rotated expenses such as transportation, childcare, and 
taxes. The estimated FESSS lor two adults, an infant, and a achoal-agad child In Los Angeles County in 2008 was $70,247.21-22 Only those 
census tracts shown on Map 20 in dark orange exceed this target lor a lamily of four.

In 2010. Ihe rale of unemployment for tfl workers age 16 and over was 8.7% in Los Angeles County 9 2% in the City of Los Angeles This 
is wen above the 6.2S% historic, natural rate o( unemployment21 and the curonl Federal Reserve target rale of unemployment 6.5%.3< Map 
22 shows the percentage of unemployed workers age 16 and over by census tracts. Of all CPAs. Bel Air-Beverly Crest had the lowest 
unemployment rale at 4%. laaa than halt of Ihe City and County averages. Twenty of the CPAs were within 1% of the average 
unemployment rate for Ihe City. Central City and South Los Angeles had the highest rates of unemployment in the City, at 15% and 13%. 
respectively.

?.

I

71 Center tor Community Economic Development. <2011). Hew Much to Enough m Lot Angeles County? Retrieved from 
ittlp //www mtighicced org/upto*d$/cf«s/20ti/l<w%20Ange(es pdf
** rnughi Center for Commitary and Economic Development. (October 20tt} Metnodotogy Append*: The 6eff*$ufna«ney Standard tor Conforms 20H. Retrieved 
irom mtp/Avww inugtttccod mg/upioads/deafiOi 1/MethodotogyAppend*. 201 l.pdf
** Defy. M. Hobjn. 6.. and Valletta. R (2011. Aiy) The Recent Evolution of tne Neual Rata of Unempteymem IZA P4cusaton Paper Series Retrieved from 
hHp /*lp.t20 orgttpS$32 pdf

Lee. D. and Puaanphan. j. (2012. Oecomber f 3>. Fad to tie interest rale to job gains- Retrieved from httpJAvww.latimes corwhuaHeeaHa-fi-bememte-ebitmue. 
20121213.0.2161646 story
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Figure 9:2010 Unemployment Rote by Community Plan Area
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POVERTY

Poverty I* defined aj ihe deprivation ol food, clothing, shelter, and money (hat occurs when an individual or lamiiy cannot meal its bade 
needs. The Federal government's primary measure ol poverty is the Federal Poverty Laval (FPL) or poverty threshold. The poverty level for 
a family of four was 122.050 in 2010 and 200% of FPL for a family of four was $44,100.

In 2010,18% of the population in the Cily of Los Angeles wee living In poverty, while needy half of the population (48%) was within 200% of 
the Federal Poverty Level. The percentage 01 me population living below the Federal Poverty Level (FPL) was highest in Central City and 
Central City North (greater than 40%). The percentage of the population String below 200% FPL was highest In Southeast Los Angeles. 
Boyle Heights, Central Cily. Westlake, Central City North, and South Los Angeles (greater than 60%). Map 23 shows the percentage of the 
population below the poverty level, and Map 24 shows Ihe percentage of the popiiaUon below 200% of the poverty level.

Figure 10: Percentage of Ihe Population below the Federal Poverty Level and Below 200% of the Federal Poverty Level by 
Comrnunily Plan Area in 2010
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Concentrated poverty is associated with higher crime rates and worse health outcomes.” A census tract is considered high poverty it 40% 
or more ol UM population lives below the poverty line While the use of a threshold may be relatively arbitrary, the 40% threshold has been 
well documented and has been incorporated into Federal program rules ” Map 25 shows these concentrations of poverty.

For the City of Los Angeles, approximately 300.000 people were living in census tracts lacing extreme poverty, distributed among half of 
the CPAs. This represented e% of the City’s total population. Over two-thirds of those residents lived in four CPAs: Central City. Westlake. 
Southeast Lot Angeles, and South Los Angeles. In particular. South Loa Angelas accounted for a third of those residents living in the 
extreme poverty tracts for the entire City. Although ihe Westwood CPA has a high proportion of the population living in extreme poverty 
tracts, this is a reflection of the large student population at UCLA.

Figure 11: Percentage of Ihe Population Living in Extreme Poverty Census Tracis by Community Plan Area in 2010
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* Ehxsbetv K, Cany N.. and Berube, A. (2011, November). The Re*Emefoanoe ol Cohcezitreted Poverty Metropo tan Trends in ihe 2000s. Metropolitan Poecy 
Program at Brookings. Retrieved bom tmpjfwww brooking* edufresearch/popemtfOi l/i i/03*pov«ny'Kneeto-w naoeou'berube 
x Jargmvaky. P. (2003, May). Stunning Progress. H<tden Problem* The Oremeuc Decline ol Concenim:oc ^uvery m (he 1990s. The Brookings Institute. 
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5 1 Education
Graduating horn high school or college has demonstrated economic and health benefits. Educefionai attainment is associated with work 
opportunities thel ofier higher incomes, which slows tor greater housing and healthy food options, end better waking conditions with lower 
exposure to hazards. Education enhances an individual's knowledge and literacy and influences one's behavior, which can teed to better 
nutrition, increased exercise, reduced use or drugs and alcohol, and better health management. People with higher educational levels tend 
to possess more sett-control, social standing, and social support networks, which when taken together, reduce overall stress and provide 
more social and economic resources.”

Individuals with higher educational attainment can expect to live longer and healthier lives. Intents bom to mothers who did not finish high 
school are almost two times more likely to die before their first birthdays.® College graduates can expect to live Ave years longer than those 
who have not finished high school.® Four additional years of education decrease rates of diabetes by 1%. heart disease by 2%, overweight 
by 5*. and smoking by 1241.®

MAPS AND INDICATORS
The Education Chapter shows the geographical distribution of educational attainment for the City of Los Angeles. The following descnbes 
each ol ihe maps included within this section and the key indicatore associated with each map.

• Percentage ol Population Age 25 and Over that Dtd Hot Graduate from High School: The map shows the proportion of 
residents age 25 and over within a census tract that did not graduate from high school m 2010. Date is from the U.S. Census ACS 
5-year Estimates.

• Percentage of the Population Age 25 and over that Graduated from High School: The map shows the prevalence of residents 
age 25 and over who graduated from high school in 20 to. Data is disp ayed at Ihe census tract scale and is from the U.S. Census 
ACS 5-year Estimates.

• Percentage of Population Age 25 end Over with a Bachelor's Degree or Higher: The map shows the percentage oI residents 
age 25 and over with a Bachelor's degree or higher in 2010. Date Is displayed at Ihe census trad scale and is from the U S. Census 
ACS 5-year Estimates.

• Median Earnings tor the Population Age 25 and over that Old Not Graduate from High School. The map shows the median 
earnings tor tlw population that did not graduate high school. Data is d splayed at the census tract scale, and is from the 2010 U.S 
Census ACS 5-year Estimates.

• Poverty Rate for the Population Age 25 end Over Who Dtd Not Graduate High School: The map shows Ihe percentage of Ihe 
population age 25 and over who did not graduate from high school and were below the Federal Poverty Level (FPL) in 2010. The 
FPL lor a (amity of four was $22,050 in 2010. Data is displayed at the census tract scale and It from the U.S. Census ACS 5-year 
Estimates.

• Academic Performance Index by School lor Public Elementary Schools: The map shows the Academic Performance Index 
(API) score for public elementary schools in the City of Los Angeles for 2011. The API score Is a composite number, ranging from a 
low of 200 to a high of 1000. based on the results of statewide testing Data is from the California Department of Education and is 
displayed for each school.

• Academic Performance Index I or Pu blic M Iddto end Junior High Schools: The map shows the API score (or public middle and 
junior high schools in 2011. Data is from the California Department of Education and is displayed lor each school.

• Academic Partormance Index for Public High Schools. The map shows (ha API score for public high schools in 2011. Date is 
from the California Department of Education and is displayed for each school.

• Percentage of Primary School Students Eligible for Free end Reduced-Priced Lunches: The map contains data showing the 
percentage of public primary school students sfigibte for the free or reduced-tee lunch (FRPL) program during the 2009/2010 
academic year. Data is derived from the U.S. Department of Education's National Center for Education Statistics and is displayed 
for each school

• Percentage of Middle School Students Eligible for Free end Reduced-Price Lunches: The map contelne date showing the 
percentage of public middle school students eligible for the FRPL program during the 2009/2010 academic year. Date is derived 
from ihe U.S. Department of Education's National Center for Education Statistics and is displayed ter each school.

• Percentage of High School Students Eligible tor Free and Reduced-Price Lunches: The map contains data showing the 
percentage of public high school students eligible for Ihe FRPL program during the 2009/2010 academic year. Data is denved from 
the U.S. Department of Education's National Center for Education Statistics and is displayed lor each school

KEY FINDINGS

EDUCATIONAL ATTAINMENT

Compiled by the U.S. Census Bureau, educational attainment refers to the highest level of education that an individual has completed. In 
2010. the proportion of the population age 25 and over that graduated from high school was 74% tor Ihe City of Los Angeles and 76% for 
the County As shown in Figure 12.21 CPAs exceed the average rate for the City. Eight CPAs (Bel Alr-Beverty Crest, Sherman Oak*. 
Studio City-Totuca Lake-Cahuenga Pass. Brentwood-Pacific Palisades, Weslchester-Playa del Rey, Westwood. Venice. West Los Angeles, 
and Encino-Terzana) had high school graduation rates that exceeded 90%. Map 26 shows the percentage of Ihe population that (fid not 
graduate from high school.

i

tr Rohan Wood Jonnson Foindatlor. (2009. September). Exploring the Social Determinants ol Haakh Series, laaue Brief M: Educef ion Meuers lor Heewi 
Retrieved flan hitp //*ww.r«fi.oig/conlanMlsffl/iMb-asietiQOOeiD9fedijGaUon-inaitor*-lbnheellh
“ Mathews. T.J.. and MecOomen. M.F. (2007. May). Intent Mortality Stariettce Imm the 2004 Period linked BtrtMnfinl Death Data Set Nasonai Vhat Staesiics 
Reporta. Comers lor Dilease Control and Prevention. 55(14). Retrieved from MpJiWww.edeemflicheMateihvaiAwirSSnivstS5 14 pdT 
* Robert Vltood Johnson Foundation Commission bBukd a Heuthiar America. (2005). More Education. Longer Lite. PrincetoaNJ: 2009 Oau from me Nalmmi 
Longitudinal Uortabiy study. 1968-1999.
" Robert wood Johnson Foundation. (2009, September!. Exploring me Sodal Datarmfnants of Heath Series. Issue Brtel #6: Educei km Maser* (or Health 
Retrieved from httoJhvww.rwy.org/conteni/deiTVweb-asetie/2009rOareducaliorwiietleri-ror-heafth
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Figure 12: Percentage of Ihe Total Population Age 25 and Older wllh a High School Degree and Percentage of the Total 
Population Age 25 and Older wilh Ho High School Degree by Community Plan Area in 2010
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In 2010. the proportion of the population age 25 and over that did nor graduate from high school was 26% lor Ihe Oily ot t.es Angelas and 
24% for the County. There were 14 CPAs that exceeded the atywac average. In the Southeast Los Angeles. Boyle Heights. Aneta- 
Paoolma, and Westlake CPAs, at least 50% of adults did not have a high school degree. Map 27 shows Ihe proportion of Ihe population 
that graduated from tagh school

On average. 30% of the population age 25 and over In the City ol Los Angeles had a bachelor's degree in 2010. t% higher than Ihe 
countywide average. Sixteen CPAs exceeded the dtywfde average, as shown in Figure 13. More than 70% of adults m the Bel Atr-Beverly 
Crest, Brentwood-Pacific Palisades, and Westwood CPAs hold bachelor’$ degrees, while fewer than 5% in Soulheasl Los Angeles do. Map 
28 shows the percentage of the population wilh bachelor's degrees

Figure 13: Percentage of Ihe Tolai Population Age 25 ana Older wilh a Bachelor's Degree or Higher by Community Plan 
Area in 2010
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Higher levels of educational attainment result in lower unemployment, higher wages, and less poverty. Nationwide, a worker with a 
bachelor's degree earned 1 6 limes the wages ol a worker that graduated from high school and 2.3 times the wages of a worker that did not 
graduate from high school. Evan a worker with a high school degree earned 1.4 times the earnings of a worker without a high school 
degree.11

In Los Angeles, the differences between education level and wages are more significant, particuiaily for women. As shown in Figure 14. the 
median earnings for a worker wilh a bachelor's degree were $47,349 m 2010.2.8 times the weges of a worker who did not graduate from 
high school ($18,988). Similarly, a worker wHh a high school degree earned 1.4 times the earnings of a worker without a high school 
degree. A female worker with a bachelor's degree earned 3 2 times more than a woman who did not graduate high school. Ai every 
education level, male workers earned more than women This ranged Iran 44% for workers without e high school diploma to 22% for a 
bachelor's degree.

Figure 14: Median Earnings by Education Attainment for the Population Age 25 Years and Older in 2011
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ACADEMIC PERFORMANCE

Health and academic performance are strongly linked. Better academic performance is correlated with greater rates of high school 
completion, higher education attainment, better Income, and lower levels Of unemployment: it is a good predictor of adult health end wet- 
being.11 At the same time, factors that influence health, such as hunger, abuse, and chronic Iflnese. can lead to poor school performance.11

Map 31. Map 32. and Map 33 ahowths Academic Performance Index (API) score tor public schools in the City of Los Angeles. Elementary 
schools with the lowest quartile API scores were ctisproportionatety located in the South Los Angeles. Southeast Los Angeles, Boyle 
Heights, and Westlake CPAs. The Afteta-Pacoima and Van Nuys-North Sherman Oaks CPAs ate also over-represented with tow
performing elementary schools The same is true In South Los Angeles and Southeast Los Angeles for middle schools and high schools. Of 
note, there are success stories in South Los Angeles and Southeast Los Angeles. These two CPAs boast 5 high schools tn the lop quartile 
tor API scores.

FREE AND REDUCED-PRICE LUNCHES

The percentage of students eligible tor the Iras or reduced-price lunch (FRPL) program is a measure lor the concentration of low-income 
students within a school.11 In California. 54.1% of students enrobed in public elementary and secondary schools were eligible for FRPL. 
which is higher man the average tor the other fifty states and DiaUjc! of Columbia (48%),* CHywkfe, 77.8% of the primary school students. 
76% of middle school students, and 71% of high school students were eligible tor FRPL.

Poverty Is associated with (owe r-lhan-average academic performance and tower-thart-everage rates of school completion* The U.S. 
Department tf Education's National Center tor Education Statistics defines low-poverty schools as public schools where 25% or fewer 
students are eligible tor Ihe FRPL program and higlt-poverty schools as schools where 76% or more students are eligible tor the FRPL 
program. Citywide, 9% of the elementary schools and 2% of the high schools met the definition of a tow-poverty school for the 200972010 
academic year. No middle schools met Ihe criteria for low-poverty based on the FRPL program. Seventy-seven percent of elementary 
schools. 76% of middle schools, and 48% of high schools were considered high-poverty due to eligible student populations. In neatly 40% 
of elementary schools, more than 90% of students were eligible for FRPL.

As shown on Map 34. Map 35. and Map 36, both tow-poverty and high-poverty schools were distributed throughout Ihe City. High-poverty 
schools tended to be located In areas with tower incomes, higher levels ot poverty, and higher economic hardship. end tow-poverty school 
were located In higher income areas, wilh lower levels ol poverty and economic hardship. For example, there were over 30 elementary 
schools where more than 76% of the students were eligible for the FRPL program (defined as high-poverty by the Center for Education 
Statistics), many of which are located in Arfeia-Pacoima, South Los Angeles. Southeast los Angelas, and Boyto Heights; whereas none ot 
the elementary schools in the Westwood. Sherman Oaks-Studio Cily-Toluca Laka-Cahuenga Pass. Manchester-Madna Del Rey, or 
Brentwood-Pacific Palisades CPAs were considered high poverty by the C ontei f or Education Statistics definition.

i

11 Bureau ol Libor Statistics (2013, January). Education pays.. Ro:-ir>ved kom hripjAnvw tils fiovrsmpAp_diarL.001.IWii.
" Hwper, S.. end Lynch. J (2007). Trends In todoeeanomcinequeitietm adult hsenn beMMors among U.S. Miee, 19S0-2004. FU4bhMtfifltipor(9Ll22(2): 
p-177-tefi.
“Dunkle, UC.. and Nash. NA, (test), Beyond dwNMff) Room WsstiingtiMi, DC: Councilor Chief State School Otticark Resource Center on Educational 
BMI».
* National Center tor Education Statistics (2012). ConcerWMon of Students Eligible tor Fme- or Reduced-PPc* unk Indtoator 13-2012. Retrieved from 
htipiTMcec edfiOvrproorinu/co*kKkcatar_pcpasp
"National Canter tor Education Stitiallce. (2012. October) Numbers and Types ot Pubtic Elementary and Secondary Schools tram the Common Cora or Dale: 
School Year 2010-11 Retrieved tram htip:tihCBi.ed.gowbubs20l2/pe*schooitiari«tii*a4tMe_07 asp
" Roaa. T„ Kane. Q.. Rathtnai. A. KewelRemert. A, Zheng, j . Krotepov**. P . end Manning e (20U). tegher Education Capa to Accost and Pantslenca 
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MOP 26: Pefcenloae ol Populoiion Aae 25 ortd Over Ihol Did Not Graduate from High School f2QI01
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MOP 27: Percentage of Ihe Population Aae 25 ond Over ihol Graduated from High School 120101
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Map 28: Percentooe of PooutaHon Aoe 25 ond Over with o Bachelors Degree or Higher (2010)
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Mop 30: Poverty Rale to Ihe Population Age 25 ond Over Who Did Not GroOuale Kah School <20101
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Moo 32: Acodamic Performance Index for Pubic Mfcfcfe am Junior High Schools <201II
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Map 33: Academic Performance Index (or Public H'ah Schools 120)11
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mop 34: Percentage ot Primorv School Students Elioitue lor Ftee and Reduced-Priced Lunches 120091
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Mop 35: Petcenlooe ol Secondary School Siudenls Eligible to Free and Reduced-Priced lunches (2009)
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6 | Health Conditions
Preventing disease and injury is central to improving the health of Los Angeles residents. To effectively promote health, reduce injury, and 
prevent disease we must better understand the tearing causae of death and disability, as well as ways to transform the behavioral, social, 
economic, and environmental determinants of health. As described in this Health Conditions Chapter, many of the greatest health 
challenges lacing Los Angeles ate related to chronic tisease, most of which hove modifiable risk factors and opportunities for prevention.

The City of Los Angeles will benefit when every resident has the opportunity to live e long, healthy, and productive tile: however, the burden 
ol disease and injury does not lad equitably on the population. As highlighted throughout this chapter, city residents face many health 
disparities - defined as differences in heallh outcomes or risk factors based on rooa/athnioly. geographic location, socio-economic status, 
gander, or other character!sties Reducing these disparities in heallh wHt Improve the quality of We for a< residents

Improving the health and quality of life of Angelenos will require focused end sustained efforts from a range of partners. This chapter, which 
provides an overview of the heallh conditions In ihe City of Loe Angeles, is divided into four sections: 1) health outcomes. 2) heallh status, 
3) health behaviors and risk factors, and 4) access to care. The topics highlighted in each section warn chosen based on the most serious, 
yet modHIabla. heallh challenges facing the City. Each section provides a detailed description of the most currently available data for Los 
Angeles and highlight* relevant health disparities.

The Health Outcomes section focuses on overall causes of mortality, including:
• Ufa expectancy, which measures the length of time an average person is expected to In*.
• The leading causes of death and prematura death, including coronary heart disease, stroke, respiratory diseases. Alzheimer's

disease, diabetes and injury.

The Health Statue section focuses on indicators of health-related quality of life, including.
• Seif-perceived health status
• Number of urheatthy days due to physical or mental heallh
• i/ontal neeitli and mental illness

* he Health Behaviors and Risk Factors section focuses on key opportunities for preventing disease and promoting health, including:
• Reducing tobacco use. which decreases the risk for cardiovascular and respiratory diseases and cancers.
• Reducing adult and childhood obesity, which decreases the risk for diabetes, heart dtsaase. stroke, and cancers.
• Promoting physical activily. which can help control weight, improve manta' health and physical functioning, and reduce the risk of 

disease.
• Reducing low birth weight, which helps decrease infant mortality and improve long-term physical and mental health.

Finally, the Access to Cara section identifies challenges to real dents aMiiy lo gel the preventative and acute care they need. This section 
describes:

• The location at health care facHUea and physical barriers to accessing care.
• Areas where there are shortages at hospitals, heallh care dirties, and mental heallh providers.

Additional heallh data rawed to alcohol use (Chapter 8), motor vehicle injuries (Chapter 9). and physical violence (Chapter 10} is included 
In subsequent chapters.

MAPS AND INDICATORS
The maps presented in this section, along wilh that associated indicators, are described below. This Is not a comprehensive evaluation of 
all heallh indicators, but rather, a selection of key indicators that paint a broad picture of health condrdons and heallh dsparflla* lor Ihe City 
of Los Angelas.

• Life Expectancy at Birth: The map shows the life expectancy at birth in years by Public Use Microdala Area (PUMA) ufe 
expectancy at blrih was calculated by Ihe American Human Development Protect wHh mortality data from the Cafclomia Department 
of Public Health, Canter for Heallh Statistics, and population estimate* from the U.S. Census Bureau for the years 2006-2008. 
PtiMAs ate geographic areas IIW are built on census tracts and counties, and each contains a population of 100,000.

• Coronary Heart Disease Mortality Rate par 100,000 Residents by City Council District. The map shows the age-adjusted rale 
ol coronary heart disease mortality per 100.000 residents by City Council District from 2004*2008. Mortality data is from Los 
Angeles County mortality records, and mortality rales were calculated by the Los Angeles County Public Health Department

• Ratoof Heart Attacks in Population Ages 45 and Over. The map shows the age-adjusted heart attack rata per 10,000 residents 
age 45 and older at the zip code level. Data Is derived from Ihe California Office of Statewide Heallh Planning and Development 
(OSHPD) 2010 Emergency Department and Patient Discharge Databases."

• Stroke Mortality Rata per 100,000 Residents: The map shows the age-adjualed rale ol stroke mortality par 100,000 residents by 
CHy Council District from 2004-2000. Mortality data is from Los Angeles County mortality records, and mortality rales ware 
calculated by the Loa Angeles County Pubic Health Department.’’

• Diabetes Mortality Rata par 100,000 Residents by City Council District: The map shows the age-adjusted rate of diabetes 
mortality per 100,000 by City Council District from 2004-2008. Mortality data is from Los Angeles County mortality records, and 
mortality rales ware calculated by the Loa Angelas County Public Health Department.*0

• Respiratory Disease Mortality Rata per 100,000 Residents by Community Plan Area: The map shows the crude rate of 
respiratory disease mortality per 100.000 by CPA In 2009. Monaliiy data is Irom Los Angeles County mortality records end is 
collected by the Los Angeles County Public Heallh Department *'

• Rata of Asthma Emergency Department Visits In Population Age 17 and Under: The map shows the age-adjusted rale of 
asthma-related emergency department (ED) visits per 10,000 residents age 17 and under by zip coda. Data is derived from the 
OSHPD 2010 Emergency Department and Patient Discharge Databases.

• Rate of Asthma Emergency Department Visits in Population Age 18 and Over: The map shows the age-adjusted rote of 
asthma-related ED visits per 10,000 residents age 18 and over by zip code. The rates are age-adjusted and par 10,000. Data is 
from the OSHPD 2010 Emergency Department and Patient Discharge Databases.

it
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Rale or Asthma Hospitalizations In Population Age 17 and Under: The map shows the age-adjusted rate of asthma-related 
hospitalizations per 10.000 residents age 17 and under by zip code. Data is from the OSHPD 2010 Emergency Department and 
Patient D.scharga Databases.

Rale ol Asthma Hos pttafizalions In Population Age is and Over: The map shows the age-adjusled rale of asthma-related 
bospHatizst'pns per 10,000 residents age 18 and over by zip coda. Data is fiom the OSHPD 2010 Emergency Department and 
patient Discharge Oat abases.

Salt-Perceived Health Status: Sail-perceived neatih status is a measure of hew a person perceives his or her heallh 2011 data it 
tabulated for each Health District (HD) by the Office ol Health Assessment and Epidemiology. Los Angeles County Department ol 
Public Health as part ol the Los Angeles County Heallh Survey.

Unhealthy Days and Days Limited by Physical or Mental Heallh: These indicators measure the average number of days during 
the previous 30 days when the respondent felt that either Na or her physical or manta health was no) good and the number of days 
in the previous 30 days when a person indicates his or her activities are limited due to physical or memo' difficulties. 2011 data Is 
tabulated for each HD by the Office of Health Assessment and Epidemiology, Loa Angelas County Deportment of Public Heallh as 
part of the Los Angeles County Health Survey.

Prevalence ol Child Obesity: The map shows Ihe prevalence ol child obesity by CPA in Los Angeles 'he percentage of obese 
children was derived using Body Mass index (BMI) measurements of 5th, 7lh, and 9lh grade school children from the California 
Physical Fitness Tasting Program (2007-2008). Children were categorized as obese if their BMI exceeded the 95lh percentile by 
age and gander. Data is from the Los Angeles County Public Heallh Department

Low Birth Weight T he map shows ihe percentage of low birth weigh! infanta. Infants are considered low birth weigh! if they weigh 
less than 2,500 grams (or S. 51 pounds). Data is from OSHPD 2010 Patient Discharge Database.

Heallh Pro!ass tonal Shortage Areas fHPSAs): The map contains areas that lack a sufficient number of primary care, denial, and 
menial health professionals HPSA is a federal designation that applies to areas with unmet heallh care needs. This designation is 
based on a ratio of population to health professionals and access to healthcare. Data is fiom OSHPO lor 2010.

Health Care FactHhas: The map shows a snapshot of hospitals, heallh care clinics, and menial hearth providers in Ihe City of Los 
Angeles. Data Is from OSHPD for 2012 and the Los Angeles County Department ol Menial Heallh for 2011.

KEY FINDINGS

HEALTH OUTCOMES 

Ufa Expectancy
Ufe expectancy measures Ihe length of lime an average person is expected to live and is considered a key indteator at Ihe overall health of 
a poptiaUon. It measures Ihe risks ot a population for disease and premature death. Life expectancy for California residents slightly 
exceeds that of the Untied Stales. Statewide, California's life expectancy was 80.1 years from 2006-2008. compared lo 78,6 years for Ihe 
U.S. The ftfa expectancy for lha Los Angeles Metropolitan Area (80.7 years) is similar lo the statewide average 0

As shown on Map 37 and Figure 15, life expectancy across the City of Los Angelas varies significantly, with a neatly 12-year dlfierence 
between the areas with the highest and lowest fife expectancy Residents in ihe Watts PUMA haw a life expectancy of 72.8 years 
compared to 84.7 years in the Bel Air-Brentwood-Paciflc Palisades PUMA.14 The PUMAs with the highest life expectancy ware located on 
lha Wesfside of Los Angeles in (he Santa Monica Mountains, and along (he southern portion of the San Fernando Valley. In fact, the Bel 
A r-Srentwood-Padfic Parades a-d West Los Angeles PUMAs ranted among the lop 20 areas for life expectancy m California. The areas 
with tha 'owest 'ife expectancy ncuded the PUMAs south of Downtown Loa Angeles along the Interstate 110 corridor, (he neighborhoods 
west cl Downtown, and ihe Was: Adams-Betdwin HMs-Leimert neighborhood. Five of these areas were in lha bottom 20 neighborhoods lor 
t he e.-t.rc state Tie Watts PUMA has lha lowest rale In California, representing the same life expectancy rata for the U.S. from almost 40 
ycars ago 4i>

** BuW*Sh*n>». Sersh end Lewis, K. (2011), A Portrait of CeMomJe: CaNomie Human Development Report 2011, The American Human Development Project of 
the Social Science Research Count* Removed from http:/toww.nieasuraof»merica orgtfoc«KPoilrtitOfCA.pdr
" Due the tanhot msny PUMAs *pan portions o< ft* Cfty of Lot Angela* *no neighboring Jufedtetlone, caution tftoutd be shown m miffprefro mails tor the 

rurihiMP'oee. the Census Bieeaif* PUMA designation* do not alQn with recognized community botfrtwles for ihe City, end often ineCensus Bureau 
rancs ivo longer recognized by the City or neighborhood organlzaUons. For example, the Census Bureau define* Ihs Soirih Lo* Angela* CPA es Hancock (South 
Tvort/Ai / wenmom) end East Adems-ExposMon Park. For mors Information on PUMAs. Map 5 shows the PUMA assignation* with CPA botmdsrles for the City.

Hurd-Sharpe. Stren end Lewis. K (2011). A PortreH of CeMomla: Calfonve Human Development Report 2011. The American Human Development Project of 
'J1© Social Science Research Council Retrieved from NM^hwiwmeesijeo(smerioa^igldx>MPQriiellO<CA^>dC
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Figure 15: Life Expectancy at Birth by Pubic Use Microdala Area for 2006-2008
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Looting Causes ot Death
The leading causes of death refer lo Ihe most common causes of death, based on ihe frequency of their occurrence Identifying which risk 
factors are associated with certain causes of death can help prevent disease end keep people healthier. Some lifestyle-related nsk factors 
for the leading causes of desth include an unhealthy diet, high Mood pressure, smoking, insufficient physical acindiy. obesity/overweight. 

and diabetes*

The death rale among residents in Loa Angeles County has declined over 30% during the 15-year period from 1895 through 2009. While 
mortality rates have declined in the County, die City still excellences a number of challenges with several leading causes of death. As 
shown In Figure 16, coronary heart disease (CHD) was the :eac ng causa of death across Ml five Service Planning Areas (SPAs) 
representing the City," tallowed by stroke and lung cancer lirrphyse mnemonic obstructive pulmonary disease (COPDi also ranked in ihe 
top live tor the County and in five all SPAs in the City. NotaWy, Metro and South Bay SPAs ware toe only two with pneumoruarinlluenza in 
their lop five ranks. Alzheimer's disease became an increasingly important causa of death in the County and in SPAs 2 (San Fernando 
Valley) and 5 (West). Furthermore, diabetes has emerged as a leading cause of death in SPA 6 (South).*

Figure 16: Leering Causes ci neoth In Service Planning ai eas Cones poncing lo lha Gly of Las Angeles for 2009 
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The South SPA suffered from ihe highest overall ege-adjusted mortstity rate for the leading cause of death (coronary heart disease rata of 
176 per 100.000 residents), over one-quarter higher than the County rate. Across Ihe board, age-adjusted mortality retee tar ihe South SPA 
were significantly higher than any other SPA In the City. South Bay SPA and San Fernando SPA tallowed closely with higher than average 
age-edjusled mortality rates. The Weal SPA had Ihe lowest age-adjusted mortality rates.

By race and ethnicity and gender. Asian or Pacific islander women had tha lowest oveiMI death rate (at 344 deaths for all causes per 
100,000 population), while African American men had the highest (1.083 per 100,000 population). Tha death rate of African American non 
was nearly two times Ihe age-adjusted death rate For the County (583 deaths per 100,000). Overall, White* and Aslan or Pacific Isianccrs 
lived longer than African American and rtspanies.

<>

50

* U.S. Depenmen of Heelti and Human Services. (2009) Ccnvmxiiiy Heenn Status indcetixt. Retrieved from 
hHp./fwwwaiinrnunityheelth.liha-gov/hornepageosp*V 1
" Due Che led diet many SPAs spar portions ol the Cityol Los Angelas andneiQhDcfl.ng junsoiciions. caution ahould Da shown n iflterprsiog results tor the Oiy 
For mom Information on tve SPAs vial hUpy/puDKchealih lecounty govrens/SPAMan/ServicePiannngAi*a>.htin
* Loa Angelaa County Pulitio Health Departnem. (2008). Mortality til Lo* Angelst County 2009 and Mortality Trends 2000-2009.
"Loe Angela* Couity Pubic Heallh Depwttienl (2009). Mortality In Loo Angelee County 2009 and Mortality Trends 2000-2009.
“ Loe Angeles County Pi±*c Health Department (2009), Mortally in Los Angela* County 2009 and Mortality Trends 2000-2009
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Premature Dealt*
White over half of Loe Angeles County residents lived to age 75 In 2009.45% died before Ibis age. it we expect people to live to at least 75 
years of age. which is a standard cut-off point to quantify the impact of early death, then individuals who die eaifier than age 75 ate 
considered to have died prematurely. A person who dies si age 55 is considered to have lost 10 years of expected life, while an individual 
who lives to age 80 is considered to have exceeded expected life and does not lose any life years. By adding up Ihe years of Hfe test, the 
leading causes of premature death can be identified. Premature deaths are monitored in order to better understand preventable deaths, 
heallh inequities, and access to medical care.

Coronary heart disease was not only the leading cause of death In the County, but was also the leading cause of premature death lor ail of 
Los Angeles County. Homicide was Ihe second leading cause of prematura death in the Metro, South, and South Bay SPAs. and suicide 
was ihe second leading cause of premature death in the San Fernando and West SPAs and the fourth leading cause of death in the Metro 
SPA. Breast cancer was a leading cause of premature death In the West SPA, while dtebetes caused a significant number of premature 
deaths in the South SPA. The number of years lost from premature death was highest in ihe San Fernando SPA (12,132 deaths resulting In 
84.124 years of life lost |YlL|). followed by South Bay (9.455 deaths resulting in 75.521 YLL). San Gabriel (10,636 deaths resulting in 
71,001 YLL). and South (5.635 results resulting in 65.813 YLL) SPAs. wtrle Ihe West SPA had Ihe rawest years oI life lost (3,987 deaths 
resulting in 20,426 YLL) Figure 17 shows the leading causes of premature death for each SPA corresponding to the City of Los Angeles 
and the estimated number of YLL

SI
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Figure 17: Leading Causes of Premature Death (Years of Life Lost Before Age 75) in Service Planning Areas Corresponding 
to the Clly of Los Angeles For 2009
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Same: Los Aageiee County PuUtcHeeUt Department. (Pom UortaHy *» to*/tyMs Certify 2009 and Mortally Trento 10004009.

Community heallh interventions can help reduce preventable cause* of death, such as coronary heart disease, diabetes, and motor vehicle 
collisions. Factors such as unhealthy eating, sedentary lifestyles, tobacco use. high blood pressure, presence of alcohol while driving, and 
roadway speeds are risk ladors lor many of the leading causes of premature death In Los Angeles.

Heart Disease
Heart disease is a general term used lo refer to a range ot diseases that affect the heart. Some types of heart disease indude diseases of 
the Mood weasels (such as coronary artery disease), heart rhythm problems (arrhythmias;, and heart conditkxia that people are bom with 
(congenital heart defects)51 Coronary artery disease, which la a term often used interchangeably with coronary heart disease (CHD), is fee 
most common type ot heart disease, it is a disease in which plaque builds up on fee inside walls of fee coronary arteries Over lime, Ihe 
plaque can harden and/or rupture reoudng blood Dow lo fee heart and potentially resulting in angina (chest pain) or heart attack. Long
term, CHD can alto lead lo arthyih mia and heart failure.*1

Heart disease is the leading cause ol death in lha U.S. Each year more than 600.000 people die from heart disease. CHD alone accounts 
for 385,000 deaths annually. Furthermore, 715,000 Americans have a heart attack each year, and 73% of these heart attacks are the first 
heart attack for an Individual. The major risk factors for heart diseate include high Mood pressure, high low-density lipoprotein (LDL) 
cholesterol, and smoking. Other medical condlion* and Uleslyto fedora contribute to a higher risk for heart disease, including diabetes, 
being overweighl or obesity, poor dtet. physical Inactivity, and excessive alcohol use.19

Simitar to national trends. CHD was the leading causa of death across Los Angeles County and the City of Los Angeles. The age-adjusted 
mortality rale due to CHD across the City of Los Angeles was 165 CHD deaths per 100,000 residents between 2004 and 2008. In City 
Council Dislncts 11 and 5. the reus were 126 and 135, wall below tha City’s average as shown on Map 36. The highest rates ot CHD 
deaths were in Council Districts 2,8. and 9. Council District 9 had fee highest rate ol CHD at 218 per 100.000.**

In 2010. fee rale of heart attacks in fee population age 45 and over revealed a similar spatial pattern to the CHD map, as shown on Map 39. 
Many of fee zip codes wife fee lowest heart attack rales were located in Council Dieted 5 and 11. while most of the zip codes wilh the 
highest rates were adjacent to Council Districts 2.8, and 9. The average heart attack rale for all zip codes in Los Angeles was 40.1 per 
100,000. Four zip codes were two standard deviations above the City average, and these included zip codes 91401.91405. 90027. and 
90003.

Stroke
Stoke is a leadmg cause of death in the US..1' and is the second feeding cause of death In Los Angeles County “ A stroke can occur when 
a Mood vessel m the brem ruptures or a dot blocks Ihe Mood supply to tha brain, which can cause death or disability. The risk ol stoke can 
be reduced through healthy kfestyle choices, such as eating a healthy dal. being active, limiting smoking and alcohol use. and maintaining 
a healthy weight.**

* Los Angeles County Publre Heallh Department (2009) Monafcly n Los Angeles County 2009 md Mortakty Trend* 2000-2000.
” Lot Angeiss County Rubric Health Department <2009) MorteMy n Los Angelas Cotxrty 2009 and Mortality Trends 2000-2009.
“MayoCSmc <2013, January). Heart OitasH. Retrieved (ram tinp'//wwwmeyocSnlCLComfheellNhe*n-<leeu*/DS01120
“ National institute* ol Haakh (2012. August) wna it Coronary Heart CXMase? Retrieved from httpy/vnvw.nhltx.rfe.govfrwartuheetlh-toplca/loplcs/cad/ 

Carters (or oieaaee Control and Provenlon. (2012. October). Heart Disease Facts. Retrieved from Mrpy/www.eoc.gov#>**rtdt***»ert*cU.tiliri
* Los Angeles County PirtcHealin Department OMce of Health Atetssrmni end EpUsmldogy. (2011. September). Obosky end Related Mortally In Loe 
Angeles Cointy
v COC. 12013)- Stroke. Retrieved from http://www.Gdc.goWstroke/
m Loe Angeles Cowify Public Heallh Department (2009L Mortality in Loe Angeiee County 2009 end Mortally Trend* 2000-2009.
" COC. (2013). Strok*. Reateved from iuk>J/www.cdcgovrttroke/

http://www.Gdc.goWstroke/
http://www.cdcgovrttroke/


Map 40 shows the stroke mortality (or the City. In terms ol stroke mortality. Council Districts 8 end 9 had the hrghest rales in the City at 99 
and 4$ per 100.000 residents, ranking among the communities in Los Angeles County with the highest stroke mortality rates. Conversely. 
Council Districts 4.8.13. and 14 had among Ihe lowest rates of stroke mortaity In the County *

Diabetes
Diabetes is the seventh leading cause ol death in the United States, and is a health problem that is growing in severity and concern. Since 
the 1970$. the nsk of developing diabetes has Increased by over 50% for American adults. Researchers have attributed this increased risk 
to higher rates of obesity, poorer diet, and reduced physical activity levels.*'

Diabeles is a disease that affects how a person's body uses blood sugar (glucose). The body produces insulin lo convert glucose, which is 
derived from food, to energy in order to fuel the body's ceils, insulin takes the glucose from the blood into ihe cells Diabetes is a disease In 
which the body is unable lo make insulin (type 1 diabeles) or produce enough or use insulin well (type 2 diabetes), resulting in a buildup of 
glucose In the blood. Complicationa from diabetes include head disease, blindness, kidney failure, and lower-extremity amputations.*2

In 2011.9% of Loe Angeles County adults over age 18 reported having been diagnosed with diabetes, an increase from 6% In 1997. The 
percentage of adJts with diabetes increased with age Twenty-four percent of adults age 85 and over reported hating been diagnosed with 
diabetes, the highest percentage In any age category. By race and ethnicity. 13% of African American respondents reported having been 
diagnosed with debates, the highest Me among race and ethnicity groups, while Whrte respondents (9%) had the lowest Me.*9

Figure 18 shows the percentage of adults who reported having been diagnosed with dtebetes for each Health District (HD). “The West 
(6%) and Southeast (8%) HOs had the lowest proportions of adults diagnosed wilh diabetes The West Valley (12%) end South (11%) HDs 
had the highest percentages”

Figure 18: Percentage of AduMs Ever Diagnosed with Diobetes by Health District In 2011
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The dabetes mortality rate In the City ot Loe Angeles was 24 par 100.000 residents from 2004 through 2008.** Within the Gly. Council 
Districts 11.4, and 5 had the lowest reie of debates mortality at 14,15. and 15 per 100.000 as shown on Map 41. Council District 2 and 3 
also had rates below the City overage. Counci Districts 8 and 9 had the highest diabetes mortality rales at 43 end 39, respectively.

Respiratory Disease and Asthma
Diseases of the respiratory system are an important public heallh issue. Respiratory diseases Indude e range oondilkms. Including upper 
respiratory infections, such ae ihe common odd; influenza and pneumonia; and chronic lower respiratory diseases such as aslhma and 
chronic obstructive pulmonary disease (COPD).

In the U S., more lhan 13.6 million adults have been diagnosed with COPO and 23 million people have asthma.*’ COPD la a preventable 
and (Testable disease lhat results in airflow blockage and breathing problems. Exposure lo cigarette smoke is a key factor in developing 
COPD. but aslhma. exposure to dr pollutants, genetic (actors retd respiratory Infections play a rote m the development of COPD.** Aslhma 
is a chronic lung disease that Includes inflammation and Intermittent narrowing of ihe airways. Asthma car. cause repealed episodes ot 
wheezing, chest tightness, shortness of breath, and coughing. Aslhma attacks are triggered by a number ol fedora. including smog, dust, 
polan. and smoke. Although asthma cannot be cured, it can be managed with appropriate treatment and medtcaUoo **

Over 1.900 people in Loe Angeles died from diseases of (he respiratory system in 2009. As shown on Map 42, Ihe highest rates of 
respiratory disease were in the Endno-Tarzana and Sunland-Tu)unga-Shadow His-Lake View Terrace-East La Tuna Canyon CPAs, where

" Los Angeles County Proto HsWlh Department. Office of Heath Assessment and Epidemiology. (2011, September). Obesity and (Mated Mortally In Los 
Angeles County

Pavkov. ME. eL al. (2008) Effect ot Youth-Oneel Type 2 Debates Marikm on inoOenc* ol End-Suge Aw* Disease and Moruity In Young and Mtddto-Agsd 
Pima Indians Axmaforpie American MrotaarAaeocfiiMn, 296(4), pp. 421-426 

COC 12012. September). Saaica about debate*. Resisted Mm Ntp^tamr.cdcgovidisbetei/ccinsumefffesmhiffi
Loa Angelas County PiMoHa«IUiDepartmanL(20il). Loe Angeles County Haem Swey Ever Owgnosed Debate* |DataFM| Reutered hum 

hrtpripubictieaWiiaoounly.giMlhalLACH8OataTopiea2011.hm
“ One the lact Dial many HDs span portions of Che Chy ol Loa Angelas and neighboring lune&cbone. causon should be shown in kaaiprsttig restate for ha City. 
** Loa Angelas County Public Heallh Department- (2011). Lot Angelas County Health Survey Ever Diagnosed Diabetes |Oaie Fla). Retrieved Mm 
hHpyjpubilchaallh.lacounry.govihe/LACHSDataToplca2011 htm
** Los Angelas County PteXtc Health DeparSnant Office of Health Assessment and Epidemiology. (2011, September). Obesity and Related Mortality in Loa 
Angelas County.

U.S, Department ol Health and Human Sendees. (2013. Aprl). Respiratory Diseases Retrieved from 
m.Mvww.heelhypao|M.govr2Q2aflopkre>biecllvea202afoverv|ew.aa»x?topicM>36
** Canter* lor Disease control and Prevention. (2012, March). Chronic Obstructive pulmonary Disease (COPD). Retrieved from hup i/www ede govfcopdf 
•* Centers lor Disease control and Prevention. (2012. August). Aedvna Sasic Information. Retrieved Iran nap /rwww.cdcgovratibma/taqi nun
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the rate exceeded 80 respiratory disease deaths per 100.000 residents. Rates of respiratory disease deaths were lowest in the Southeast 
Los Angeles Arteta-Pacoima. Mission Huts-Panorama City-North HWs. and Syimar CPAs.

In general, the spatial pattern of emergency department visits and hospitalizations related to asthma (Or the City ot Los Angelas ware 
similar to those of respiratory disease mortality. Map 43 and Map 44 show emergency department wails (or asthma, and Map 45 and Map 
40 show asthma-related hospiaiuation*. Zip codas within and adjacent to the South Los Angeles, Southeast Los Angeles, Boyle Heights 
CPAs, the eastern San Fernando Valley, and the area near the Port of Los Angeles had the highest rates of asthma hospitalizations and 
emergency department visits lor adults and children. The Wealalde and Santa Monica Mountains araas had the lowest rates of asthma 
hospitalizations and emergency department visits.

Zip code 90013 (Central City and Central City North CPA) has the highest rate ot asthma-reiaied emergency room visits for children age 17 
and under (314 per 10,000). The next live zip codes with the highest rates of asthma-related emergency room visits for children (al greater 
than 150 per 100,000) are 90043.90247,90008,90047, end 90302. These zip codes intersect with the West Adams-Baktwin H&t-Lefmert, 
South Los Angeles, and Harbor Gateway CPAs.

Leading Causes ot Injury Death
From 2000 to 2009, the leading causes o1 injury death in the City of Los Angdes were from firearm homicides (4,288) foDovred by 
unintentional motor vehicle traffic deaths (3,593) and unintentional poisoning, including drug overdoses (2.816).70 Figure 19 shews the five 
leading causes of injury daath In Use City.

Figure 19: Leading Causes of Injury Death in the City of Los Angeles from 2000-2009
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Source.' GaMouVs Department ot HeaOi Services, Center tor Heath Statistics. Death Statistical Mailer Fie. leading Causes of try try OeaVt pteoaiod Dy Los 
Angeles County Puttc Health Depanmemm 2012.

From 2000-2009. the zip codes with the largest number of homicides with a firearm were 90003 (224 homicides), 90011 (219 homicides), 
and 90044 (298 homicides), but the highest rates of homicide with a firearm per 100.000 residents were in zip codes 90047 (35.0 
homicides per 100.000 residents), 90059 (38.1 homicides per 100.000 residents) and 90061 (40.2 homicides per 100,000 residents), which 
are ail in the southern area of Los Angeles. For more information on homicides, Chapter 1 o includes adeftionaf discussion The number of 
traffic fatalities were highest in zip code 90011 (97 fatalities). 90044 (111 fatalities), and 91331 (107 fatslftiea), but the highest rales of 
motor vehicle and traffic deaths per 100.000 residents were in zip codes 90047 (13.2 deaths par 100.000 residents). 90059 (12.9 deaths 
per 100.000). and 91306 (12.9 deaths par 100,000). Chapter 9 Includes additional information about motor vehicle collisions and injuries 
The highest rales for unintenliona poisoning occurred in 90014 (62.8 deaths per 100.000) and 00021 (53.2 deaths per 100.000). which are 
in the general downtown Los Angeles eree. The highest rale for unintenliona Mis occurred in 90048 (around (ha ntid-Wilshire area) and 
the highest rate lor sutdde by firearm occurred In 90292 (near Venice). The data indicates that caftan causes a injury death are clustered 
in Los Angeles, with homicides occurring a higher rates in the south a Downtown and firearm suicides and unintenliona poisoning and 
fab occurring a higher rates on the Wastside.71

HEALTH STATUS

Measures or health status provide information on the heath-related quality a life for Los Angeles residents. This section includes 
information on self-perceived health status, the average number a unhealthy days due to physical or mania heath, the average number a 
days limited by physba or mental heath, and mental heath and menta Illness.

Self -Perceived Health Status
Self-perceived health status is a measure a how a person perceives his or her heath and b a useful indicator a heath, atowing 
comparisons across different populations and geographies, individuals may choose excellent, very good, good. far. or poor when 
responding to this survey question. In 2011.21% of adults (age 18 and over) and 6% a children (age 17 and under) in Los Angeles County 
reported their health to be far or poor. Health aaus varied by age. as higher proportions a older children and older adults reported far or 
poor health. Figure 20 shows the proportion a adults and children who reported far or poor mania health for each HO corresponding to the 
City a Los Angeles.'2 Adults in the South (28%). Southwest (28%). Northeast (30%). and Southeast (39%) HDs had higher proportions a 
the population that reported having far or poor heath. Children in the Northeast (10%) and Southwest (12%) HDs reported the highest 
levels a far or poor health, though litis estimate may be statistically unstable.»

" UnlnMntiontl poisoning Includes the axcaeene use of dreg* or chemicals for nonmedicel purposes such as an overdose It also includes ine excessive use a 
dregs or chemicals for norweeraattonal puipoees, such ae by a child.
" easterns Department of Heath Sendee*. Center lor math Statistics. (2012). Death StusUcsl Master Ft* Leadng Causes ot Inpvy Derm prepared by Los 
Angeles County Pubic Hearn Oepenmtnt In 2012.
" Due the (act that many HDs span portions of the city o< Los Angeles and neighboring Jurisdicnoos, caution should be shown <n interpreting rears is lor the City.

Office or Healn Assessment and Epidemiology, (2013). Los Argeles County Department of Public Health 201 i cos Angeles County Health Survey: Seta 
Perceived Haem Statu* • FaJr/Poor [Dab FI*]. ht|pdhmw.piit>Mw*Mi.l*county.govfh*AACHSDaiaTopica20i i.htm
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figure 20: Percent of Adults (18+ years old) and Chldren (Age 17 and under) who Reported Fair or Poor Heoiih by Health 
District In 2011
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Unhealthy Days and Days Limited by Physical or Mental Health
Phywcaty end mentally unhealthy days Indicate the average number of days during the lest month that an individual rated their physical or 
menial health as not good. In 2011, Individuals in Los Angeles County reported an average of 5.4 unhealthy days (physical and/or mental) 
in Ihe past 30 days. Females in Los Angeles County reported a higher average number of unhealthy days (6 1) than males (4 $). ihe age 
group 50 to 59 had the largest number of unhealthy days (7.3) among age groups, and American Indtans/Alaskan Natives (8.4) and African 
Americana (7.8) reported the most unhealthy day* by race and ethnicity. Persons with a disability repotted 2.4 limes more unhealthy days a 
month (13) than Ihe average county resident

Figure 21 shows the average number of unhealthy days due to physical or mental health in Ihe past 30 days for each HD corresponding to 
the City ot toe Angeles.'* Residents of the South (6.9). East Valley (6.4). and Hollywood (6.4) HDs exceeded the Los Angeles County 
average by one lull day. while residents of the West K3 (4.2) had the lowest average number ot unhealthy days In 2011.

Figure 21: Averoge Number of Unhealthy Days and Days limited Due to Poor Physical and/or Mental Health during the 
Past 30 days for Adults (18+ years old) by Health District in 20! 1
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Physical and menial health can also Emit a parson's ability to do Na or her usual adivillea. such as eating, walking, and getting out of bed. 
In 2011. Ihe average number of days in the past 30 days that a Lob Angeles County adult's activities were limited due to poor physical 
and/or mental health was 2.1. The average number of days increased with age and diaabBtty status. Residents in the Northeast (2.7) and

” Due s» too awl many HO* spsn pattern at t» City ol Los Angsts* and naWtbortng lurtsMtons. caution mould be shown m um rpretng msulls tor me My 
n ones or Health Assessnwnt and EpMsnuoiogy. (2013). Lot AnoeMs County Otportnwnt ol PuUc Htsllh. 2011 Los Angslet Comity Heaim Suvsy: Avenge 
Number ol UnhaeShy Oeys [Cwt* Fieat ntlpsliwww.pubfichaalih.iKounly.eourtu/L4CKSDsfiToplcs20tl.Mn
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East Valley (2.8) HDs reported having ihe largest number ol days limited by physical or menial health, while residents ol the Hollywood HD 
had Ihe lowest (lass than one).'*

Mental Health and Menial Mtma
Although menial health is often used to describe mental illness and the two are related, mental health and mental illness represent diHerent 
psychological states. Menial health describes a person's overafi psychological, emotional, and social well-being. Good menial healih is a 
stale of well-being in which a person is able to cope with everyday events, work productively, and contribute to their community. It Is 
estimated that only 17% of U.S. adults are considered in a stale of good menial health.

The U S. Surgeon General defines menial illness as 'ooUecUuely all diagnosable mental disorders' or ‘health conditions that are 
characterized by alterations In thinking, mood, or behavior (or some combination thereof) associated with distress and/cr impaired 
functioning.' Serious mantel Hneeses include schizophrenia, bipolar disorder, obsessive compulsive disorder, panic disorder, post- 
traumatic stress disorder, and borderline personality disorder Menial illness can affect parsons of any age. race, ethnicity, or income, and 
Is treatable.'' Nationally. 75% of mental illnesses appear by age 24, yel less than hall ot children with diagnosable mental health problems 
receive treatment.7*

Social and emotional ties play a beneficial role in mental healih outcomes, such as stress, psychological well-being, depression, and 
anxiety. In 2011,64% of adults in Los Angelas County reported receiving sufficient social and emotional support The portico o‘adults who 
reported receiving social and emotional support declined with age (younger adults reported receiving more support) and increased with 
income and education level (wealthier and Defter educated adults reported recalling more support). Seventy-seven percent cr more of adull 
reepondents in the Watt. Northeast, Central. San Fernando, and Harbor HDs reported receiving sufficient soda! and emotional support. 
Less than half of Ihe adults in ihe South and Southwest HDs responded that they received sufficient support: however, these estimates 
may be unreliable due to variability in the surveyed/sampled population.'0

figure 22: Percentage of Adults who Received Sufficient Social and Emotional Suppon by Health District in 2011
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Depression is the most common type of menial illness affecting adults in the U.S. The CDC estimates that by the year 2020, depression will 
be the second tearing cause of dfeaMfity throughout Ihe world, after ischemic heart disease." In 2011. approximately 8% of adults in Los 
Angeles County reported having been diagnosed with depression and either being treated for depression or hairing symptoms of 
depression. Adults from the ages ol 50 to 59 and 60 to 64 ware Ihe most likely age groups to have reported depression, while Whites and 
Atncan Americans were the most likely race end ethnicity groups to report depression. TVrenty-six percent of the persons with disabilities 
responded that (hey had depression. By HD. adult respondents in the Southeast (5%), Central (6%), and Southwest (7%) districts were lass 
likely to report depression than the county average Adults in Ihe Northeast (10%). West (10%), Hollywood (11%), Harbor (11%). and South 
(14%) had proportions of the population with the highest sett-reported depression, and each HD exceeded 10%.“

**0fflct of Healih Assessment and Epfesmtotogy, (2013) Los Angeles Countr Department <* Puts* Hewn 2011 Los Angela* CourxyHeWtft Swoy: Avenge 
Number of Days of LtnSsd AcSvky (Osia Flle| MtpdA«ww.pubUcheMhlscoia<ty.govihaiLACHSOsuToi>ic«201l.hkn
” U S. Department ot Heath and Humsn Ssnkat. (1888). Martel Hesiilt A Rspon or me Swgaon General. Rodnrils. MO U.S. Department of Haaltn snd 
Human Ssmlcee; SUbsMncs Abuse snd Menur HsaHi Sankas Admtnisiraton. Cmwr r« Menial Healih Service*. Nswnsi ittsKule* of Hessn. NabnurmswuM
ofMentW Health.
n COC. (2011). Mental Health Beam. Refeievad from ht|py/iMMr.odcgovfmenrat<eaiinibesKs.ntm 
^ PresMsnt Obama's 23 Point Eiecutlve Older on Ifenur Hearth snd Gun Control January 2013
*° Offica ot Haem Amassment and Epidemiology. Los Argewa County Oepattmem or Public Healih. (2013). 2011 LOS Angelas County HaaSh Survey. Receive 
Social and Emotional Support Needed (Data Fle|.Retrieved iron- nttn rrpublich»ailh.iacouniy goviha/LACHSOslaTop*cs2011 .Mm 
" COC. (20t 1). Mental Hssffh Basics. ReSfaved tram htip.nwww cce govanentarhaaMVbaaKs him
u Source: Office ol Heath Assessment and EpMamtotogy. Los Angitis* County Department ol PuMc Health. (2013). 2011 Los Angela* County Health Survey 
Adull Current Depression (Data Fla). Retrieved Pom Mp/rpuoncneaMh taoounty.govfhWLACH6DalaToplca20il.Mn
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Figure 23: Percentage of Adults wiih Depression by Health Dtslric! in 2011
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The Los Angeles County Deportment of Mental Health estimates the prevalence of serious emotional disturbance (SED) in children and 
serious mental Illness (SMI) in adults for the County. An SED Is defined by the Substance Abuse and Mental Health Services 
Administration as a parson under age 18. which ‘currently has. or at any time during the last year, had a diagnosable menial, behavioral, or 
emotional disorder of sufficient duration to meet diagnostic criteria specified within the Diagnostic and Statistical Manual of Mental 
Disorders.' Similady, SMI is cefred as nuving a diagnosable -rental, behavioral, or emotional disorder that met entertain the 4th edit ion of 
the Diagnostic and Statistical Manual of Mental Disorders iDSM-IV} and that resulted In functional impairment that substantially interfered 
with or limited one or more maior, rfa actrvtUe*.*’

Countywide, an estimated 616,000 people, or approximately 6* of the population lived with a SED or SMI m 2010 Of the Service Planning 
Areas (SPA). SPA 2 (covering the Sen Fernando Valley) had the largest number of people fiving with a SED or SMI (132.816). followed by 
SPA 3 (109,077) and SPA 8 (95.212). Over 53% of the people living with a SED or SMI ware LaHno (7% ol total Latino population). 27% 
were White (6% oI total Whhe population). 11% were Asian or Pacific islander <5% of total Aslan or Pacific Islander Population), and 9% 
ware African American (7% of total African Amencan population).* Map 49 shows the prevalence of SED and SMI tor each census tract In 
Los Angeles. Wtlhin the City of Los Angeles, two census tracts (one In SPA 2 and one in SPA 4) were estimated to have a prevalence ol a 
SED or SMI at greater then 10% of the total population. These trade were located in in the Mission Hilis-Panoratna City-North HUIs CPA 
and adjacent to the Central City, Northeast Los Angeles, and Boyle Heights CPAs

Map SO shows the 2010 mental fitness hospitsfization rata par 100,000 residents in Ihe City of Los Angeles. The zip codes wHh the lowest 
hospitalization rates tended to be located on the Westside ol the City and in the Santa Monica Mountains. The zip codes with Ihe highest 
hosptlalizalion rates were 90095,90071,90014,90013,90731,90021.90043.91040. and 90028. Each of these zip codas had rates 
greater than 1,000 hospitalizations per 100,000 residents or one hospitalization per 100 residents.

HEALTH BEHAVIORS AND RISK FACTORS

The healih behaviors and risk factors section focuses on key opportunities for preventing dteeas e an d promoting health, focusing on 
healthy body weight, physical activity, smoking, and low birth weight.

Overweight and Obese Populations
Obesity is the most prevalent, chronic, and relapsing disorder of Ihe 21" century. It is a leading cause of the nation's mortality, morbidity, 
disability, healthcare utilization, and healthcare costa. Cafifomla has experienced a dramatic increase in Obesity during the lest tew 
decades in 1985, Isss then 10% of Ceklornia's population was obese: by 2010, over 20% of Californians were considered obese.**

The terms "overweight'' and 'obese' describe weight ranges that are above what Is medically accepted as healthy The most common 
measure ol healthy and unhealthy weight is the *Body Maes Index* (BMix which is a (unction that takes into account both height and 
weight. Table 1 presents standard BMI score ranges and their definitions. Including underweight, healthy weight, overweight, and obese tor

Table 1: Siandord Body Moss index Categories

Below 18.5 Underweight

18.5 lo 24.9 Healthy weight

" SWMtmcs Abuse and Mental Hsalth SarricesAdrnuVstredcn. (2010). OaflnHons. Retrieved (Torn 
hltpJhwvw.»arieise.goUhBMilirefonri4waxntioniesfDalinSionA,SlM_SUD_508.|idf
** Los Angeles County Department ol Merest HeaHi. (2012. Msrch). QuMtii Improvement Work Han Evaluation Report tor CatanmrYear 2011. Raetsved from
MbXripsbgf.dniti.lecourtty.govri3UALITY%20fMPftOVEMENTrQf%2Q&refcraifonW20ftfpoit%2Q2Qt 1.pdf
* CDC. (2011. October) Ovenmgm ana ObssHy: US Obesity Trends. Rstrtevsd from sMw.cdc.govfbbeslhfdatsiflreiias.ham.
** CDC. (2012, Aprs). Defining Overweight snd Obesity. ratp:/iiwww.cdogowobe*lh/adultfd*fWng.mrnl
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Samca: CDC. /SO IS) Standard &ody Uaaa Index Casagoms.

6M1 is also used to evaluate healthy and unhealthy weight in children Overweight la defined as a BMI at or above Ihe 85” percentile and 
below the 95" percentile for children of the same sex and age. Obesity is defined at a BMI at or above the 95" percentile for children of the 
same sect and age.

Excess body weight can increase a person's risk for other diseases or health problems Studies have found statistically significant 
associations between obesity and Increased incidence of type II diabetes, many types of cancer, heart disease and stroke, asthma, 
gallbladder disease, osteoarthritis, and chronic back pain. Whan compared to normal weight females, overweight females are four times 
more likely to develop type II diabetes, while obese females are over 12 times mote likely to develop type II diabetes compared to normal 
weight tanales. In man, these corresponding risk levels are over two times and nearly seven times to develop type ll diabetes, 
respectively.**

In Los Angeles County, the prevalence ol adult obesity increased from 14% in 1997 to 24% in 2011. while the percentage of overweight 
adults Increased from 34% in 1997 to 37% In 2011. As shown on Figure 24 the West HD had the lowest prevalence ol adull obesity and the 
second lowest proportion of overweight adults. The Harbor HD had the second lowest percentage of obese adults (17%). but the second 
highest prevalence of overweight adults (44%). The South. Southeast. Southwest, and San Fernando HDs had higher proportions of obese 
adults than the County average, with the South and Southeast HDs exceeding 30%.**

figure 24: Prevalence of Overweight and Obesity Adults by Healih District in 2011
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In Los Angeles County, obesity rates among school-aged children increased from 19% In 1999 to 22% in 2010. Map 47 and Figure 21 
shows the prevalence of childhood obesity by CPAs. The percentage of obese children was derived using Body Man Index measurements 
of 9th. 7lh. and 9th grade school children Irom the California Physical Fitness Testing Program. Children were categorized as obese if their 
BMI exceeded the 95lh percentile by age and gender, in live of ihs 35 CPAs, the prevalence of childhood obesity exceeds 30%, including 
the Harbor Gateway (35%), Boyle Heights (32%). Southeast Los Angeles (30%). and South Los Angelas (30%) CPAs. The Brentwood- 
Pacific: Palisades (11%) and Bel Air-Beverly Cresl (12%) CPAs have the lowest proportions of childhood obesity, and both are lass than 
half the citywide average of 25% to

n COC. (2012. ApriO Berics about CMdwod Obetily. Removed from hop ihim ede gov/oMtllyrcniMnwdiba*KS hvnl
**Guh. Oaphne P. Zhang. w»: Bareback. Mac Sim 2ubtn: Bimvngnam. C Lead, and Amt. Adam H. (March 2009) "The inaidenca ot w-niorbidlies rotated to 
obetily snd overweight a aystematc review end meto-anafytit' BMC Public Hearth. 9 SB Removed bom http /law* momedcenvai com/ia7t-2<5Srsv88 
•* OOlce of Healih Assessment and Epidemiology. Lot Angeles Couky Department ol Pubhe Healih. (2013). 2011 Los Angeles Coirty Health Smey 
ObesttyrOveiweigM (Oslo We) Removed from Nb:i<|pU>Scheellh.itoounty.govmelLACHSOaiiToplc*20l  1
” Office olKetlm Assessment and EpMemlolcgy.Loe Angeles County Department of PiMe Health. (2013). 2011 Los Angelas Coui(y Koalih Survey. Clvldnood 
Obesity by Cdy ol Los Angeles Commuraty Planning Ana |Dafe Fie) Provided by the Loo Angeles County Pubtc Health Department
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Figure 25: Prevalence of Childhood Obesity by Community Plan Area in 2010
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Physical Activity
Physical activity is important in maintaining healih and preventing disease. Regular physical activity can help control weight end reduce the 
dak of obesity, cardiovascular disease, type II diabetes, and some cancers Exercise also helps to strengthen bones and muscles and 
Improve mental health and mood, both of which can lead to a longer life.*’According to the 3006Physical AdMtyGuidetines lor 
Americans, adults should participate in at least 150 minutes a week c* moderate Intensity physical activity (such as walking), or 75 minutes 
a week ol vigorous-intensity aerobic physical activity (such as tunning). While no specific amount o( time is recommended for musde- 
slrengthening exercise, such as push-ups. pull-ups. carrying heavy loads, or heavy gardening, the guidelines suggest adults should engage 
In muade-stienglhening adrvtlles two days a week Children and adolescents should engage in 60 minutes or more of physical activity 
dally, and muacte-stnangthening and bone-strengthening physical activity on at least 3 days of the week.*2

in 2011. approximately 30% of Los Angeles County adults age 16 and over reported mealing the physical activity guidelines tor aerobic and 
muscle-strengthening activity. Figure 26 shows Ihe percentage of adults who meet the physical activity guidelines for each HD. The South. 
West, Hollywood, San Fernando, and Harbor HDs all exceeded the County average. Less than 30% of the adults in the Southwest. East 
Valley, Southeast. Central, and West Valley HDs reported meeting the physical guidelines. Adults in the Southwest (15%) and East Valley 
(14%) HDs were the moat likely to report engaging in no physical activity."

" COC. (2011. Febnisry 11). Physical MMhr and Haetth: Tha Benefits ol Physical Activity. Restored kern 
hllpy,toww.cdogoWphyiicil«thi1wsmyone*iaaltlUindeii.Mnf
" U.6. Department of 1-taaWt snd Human Services. (2009. August 21). 2006 Physical ActMty GuktoSnes lor Americana. Retrieved tram 
htlDi/Awrw.hearth. oovrtoaouklelnee/auideSnee/eummafYeeox
" Ones cl Bsakn Assessment and Epidemiology. Loe Angsts* County Department of PuMcHeafih. (2013). 2011 Lot Angsts* County Hewn Suvey Physical 
Activity - Aerobics Stiengthsrtng [Data Fla]. Retrieved from Mp:JfeuNlchaatt.lecounty.govfha/LACHSDalaToplct20i1.htin
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figure 26: Percentage of Adults who Mel Physical Activity Guidefnes lor Aerobic and Muscle-Sireoglhering Actlvily Each 
Week by Health Dislricl in 2011 -
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In 2011. approximately 29% of chddren countywide reported engaging Jn more then 60 minutes of physical activity five days a week. 
Approximately 60% reported participating in than 60 minutes of physical activity five days a week, while 11% of the children did not
participate In any physical activity. Children who identified as Asian or Pacific Islander {16%) were much leas likely to report engaging in 
more than 60 minutes of physical activity five days a week, white African American children (44%) were (he most likely to meet the 
guideline.**

Figure 27 shows ihe percentage of children age 6 to 17 that reported participating in more than 60 minutes of physical activity, five days a 
week, for each hearth dtsincl in ihe City. Needy half of the children In the South HD (45%) reported meeting the recommended level of 
physical activity. Ihe highest ot any district. Children in the Central HD (16%) were the least likely to report meeting the recommended level 
of physical activity, though this estimate may be statistically unstable.*9

Figure 27: Percentage ol Children who Participated in Physical Activity per Week by Health Dislricl in 2011
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LowBirlti Weight
Low birth weight is a key indicator of overall health. Infants bom with a low birth weight (under 2.S00 grama or 5.51 pounds) have an 
increased risk of developing asthma, coronary heart disease, diabetes, and other potentially Mel condHIona associated with air pollution or 

Low birth weight infants aie also at risk of developing behavioral problems and impaired cognitive growth."

The percentage of live births weighing less than 2.500 grama was $ 8% in California and 7.3% in Los Angeles County in 2010.*" Map 48 
shows the percentage of low birth weight infams by zip code in 2010 in (he City, the percentage of low birth weight infants exceeded 10% 
in 15 zip codes, with zip code 90021 being over 17% While these zip codes had the highest proportions of low birth weight babies, they did 
not necessarily have ihe largest total number. The total number ot low birth weight babies in the zip codes 90002,90003,90011,90044, 
91331.90001,90059. and 91342 exceeded 95.

Smoking and Tobacco Use
In the U.S., tobacco use is the leading cause of preventable death and is responsible (or one in five deaths annually Smoking harms nearly 
every organ in the body and causes death, cardiovascular disease, respiratory rfisease, and many types of cancers Smoking increases the 
risk and severity of many other healih issues, such as infertility, preterm delivery, lew birth weight, sudden infant death syndrome, coronary 
heart disease, and stroke. Even brief repeated exposure to secondhand smoke can be harmful, increasing the risk of heart disease, lung 
cancer and other health problems in adults and chddien. Additionally, secondhand smoke can stay in the air long after a cigarette has bean 
extinguished, and can be Involuntarily inhaled by nonsmokers.

Cigarette smoking is linked to one out seven deaths In Los Angeles County and tobacco-related diseases cost the County $4.3 bilHon per 
year.100 The leading causes of smoking-related deaths are lung cancer, coronary heart disease, and chronic airway obstruction.103 in the 
City of Los Angeles, an estimated 14% of Ihe adult population smoked cigarettes in 2007, accounting for about one million adults. H was 
estimated that City Council Districts 6 and 9 had among the highest percentages of the adults who smoked for communities in the County. 
These areas roughly correlate with the South and Southaasl CPAs. There were marked characteristics among smokers - men were nearly 
twice as likely to be smokers as females and African A men cans aduhs were mote likely to smoke than adults in any other racial or ethnic 
group.

SHH

■01

*0*

" Nepomnyssehy L. Reidman NE (2008). tw bkthwalght and saffron among young urban cWdrsn. American journal Pubic Heath 96(9) 1604-10 
Barker EU, Ertason JG. Fbrsen T. Osmond C. (2002). FetM origins ol adult dsease; strtngfiiol (fleets and bkxogrcsi basis Irvomeoonji Journal EpAfemtoiogy 

31<6):123S-9.
* Bateson TF. Schwartz J (2004). Who Is Mmfilve to the offset* of particulsla sir pofiutkm on mortstty? A cese-oosecver analysis of effect mod4iert 
EpUmUogy 1S(2):14$S.
" BhuSa AT, Clsvsa MA. Gassy PH, Ciadock MM, Anand KJ (2002). Cognitive and behavior*! outcomes of school-aged children who wars bom preterm a met*- 
analysis. JAMA 28$(«):728-37.

Lot Angelas Cooky PibUc Hsafth Department (2010) Low BklhwelghL Retrieved Iran 
WpytpuMctieaith.iaoounty.eiivnncrvnv}p/FHOP20i0/lcw_va(y_k>w_BlrthWalcht_2di0pdr
,0< U.S. Dapartnem of Healih and Human Services (2010). How Tobacco Smoke Causes Disease: The Biotogy and Betwkoml Basis lor Smoking-AttrrxAsble 
Disease. A Report ol ms Stagaon General. Retrieved from higi./ywww.stageonoenemi.govAbiaryimports/iotiaccosmokallndex Wml 
“ County ot Los Angeles PutacHesnh (Jtxie 2010) Ogerede Smoking In LOS Angeles County Local Date to Infortn Tobacco Policy.

Loa Angela* County Department ot Pubht Heenn. Office ol Health Aneeament and Epidemiology (2008. August) LA He*«h Trend* Smoking Prevalence 
among Loa Angelas Cooky Adults Re Sieved son http/rpubScnealm iacounty.govfWwwfretrphrheerhafTobeGcoTrendsOS.pdf 
m County oru» Angeles PuMieHeailn (juwroiO) Crganme Smokmg In Lot Angeles County: Local Data to ktlom Tobacco Polcy.
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Health Care Shortage Areas and Access
A Health Professional Shortage Area (FPSA) Is a federal designation given to areas that demonstrate a shortage of healthcare 
professionals. This designation Is based on a ratio of popufaDon to physicians and access to healthcare HPSA are defined for primary care 
professionals, dentists, and mental health processionals.

Then are shortages of primary care health professionals in Ihe Southeast Los Angeles, South Los Angeles. WHmington.Hartror City. North 
Hodywood-Valtoy Vlage, Artsta-Pacoima, and the Venice CPAs, which is a chronic problem in many undeserved areas. As shown on Map 
51. over 700,000 people lived in these HPSAs In 2010. with nearly half living in the Southeast Los Angelas and South Los Angeles CPAs. 
WhBe there were fewer dental and mental HPSAs than primary care HSPAs in the City ot Los Angeles in 2010. dental professional 
shortage areas covered portions of the Central City. Boyle Heights, and Southeast Los Angeles CPAs, and mental health shortage areas 
covered parts of Ihe Pelms-Mar Vtsla-Det Ray and Venice CPAs.

IDS

Along with health professional shortages. Ihe distance and access to transportation and healih care fedfties can Impact health care
The distance lo hospitals in cential-city areas has a significant effectu» i orutilization among the elderly, poor, and Non-White populations.

on whether children and the elderly received preventative care.

For prinnry are services, the U.S. Department of Health and Human Servtoss (HKS) defines an HPSA as having • population to physician ratio of 3.500 
people to t physician. or 3000 to 1 plus ID* pdputaboftdentonstretat an unusutfiy high need tor primary metrical care aervioe*. HSS defines high need as lining 
high rales oi births or Mam deaths, or a tare* proportion ol the population *mh incomes below ths poverty level. For dental services, the population to dentist ratio 
Is 5,000 to 1. or 4.000 to 1 plus the popiaiton demonstrates an unutuaSy nigh need. HSS defines high needs as a large proportion oi me population with Incomes 
Mow the poverty lever or e taiga population giai does not have acceee to luohdalvd water For mental health services, the HHS defines an HPSA ea having a 
ratio of poptietkm to core mental health professionals"* ol 8.000 io i snd a popUMon to psychiatrist mao of 20,000 to 1; or a population to CMHP ratio ol g.000 
to i: or e population to psychiatrist ratio oi 30.000 to 1. For more Information, mail Ihe us. Department ol Health and Human Setvlcae. (1093). HPSA Dee^piSIton 
Criteria. Retrieved tram Mp^bhpr.hrregeWbhoriagMipseafdesigneiloncrfleriafdaeienaitoncritHie.html
M tomel G. F.. and Bailey. A J. (2000). Dtsunce and health care utfitzaSon emong the rural elderly- Social Soanes and Med&v. 50(9). pp 1107-1200. 
"Mattson. J. (2010. December). Transportation Distance, and Hetath Caro lltfizaDon tor Older Adults m Rural and Smal Urban Areas. Smal Urban & Rural 
Tmntfi Canter Upper Great Plains Transportation msfituis North Dakota State Unhandy. Fargo. Retrieved from http:ffwww.ug pfi.orofeubsfi>i»DP236.pdf 
u*Cunlo.J. (19S9. July), otstance to Hospaw and ChMmrfa Access to Care, la Being Closer Battsr. and tor Whom? Nafionai Bissau of Economic Research 
Working Paper Number 6030. Retrieved from http:Awww.nber orgtoapermwOOSO
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Mao 38: Coronory Heart Di&eose MorlaSiv Rale oef 100.000 Residenls bv Cilv Council Dislricl 12004-2008)
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Mao 40: Stroke Moflottv Pole per 100,000 Residents bv CHv Council Dislricl f2004-20081
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Mod 41: Oiob&les Modoilv Role pet 100.000 Residents by Cilv Council Dislricl (2004-20081
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Map 42: lteg*atorv Disease MortdHv Bote per T00.000 Residents by Comirujnilv Plan Area I70Q9)
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mop 43: Atlhmo-Retaled Emergency Deportment Visit (tale in Population 17 ond Under pef 10.000 Residents ttOIOI
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mop 44: Ailhmo-Beloled Emergency Depoflmenl Visit Role in Pooulolion 18 ond Over per 10.000 Residents (30101
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Mod 45: Aithmo-Fetaled Hospilolizolions Visil Role in Pooutolion 17 ond Under oei 10.000 Residents [20101
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mop 47: Prevotence of Childhood Obesity bv Commurviy Plan Area f20101
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Mop 48: Percentage ol Low Birlh-Wetahl Intents 120101
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Map 49
Estimated Prevalence of Serious Emotional Disturbance and Serious 
Mental Illness (2008)
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Estimated Prevalence ot Serious Emotional Disturbance and Sork>us Mental Illness' T he map s^ows the prcportior, ot the population with a 
serious emotional disturbance (SED) in children and serious mental .;?ne&s (SMI) in acults. The map is from the Los Anodes County
Department of Mental Health foe 2008.
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7 j Land Use
Land use and the urban environment play a key role In the health and well-being of residents. These communHy characteristics affect a 
resident's level of physical activity, access to nutritious foods, and exposure lo poiiulams. Residents who live In car-dependent communities 
have an increased risk for health problem, such as obesity, diabetes, and social isolation. Research indteates that certain land use and 
urban design characteristics can encourage and facilitate healthier behaviors These characteristics include;

• Wafkabte areas with a diverse mix of uses (i e.. homes end jobs are closer together and within walking distance ol goods and 
services, schools, psrks and other destinations);

• Attractive slreelscapes and short block lengths with sale crossings:

• Higher population and employment densities in strategic areas; and

• A balance of employment within each junadrdlon.

Together, these land use and design characteristics can reduce the need to drive and increase a resident's opportunity to use active modes 
of transportation.

MAPS AND INDICATORS
The Land Use Chapter ai
areas. The fed owing list describes the maps Included el the end of this section and associated indicators in this section.

• Watkabillty: WeHcabMty ia a measure of the pedestrian environment within each census tract. The WalkabjKty Index Is besed on a 
number of factors that influence whether a person will walk, including lend use diversity, residential density, retail denaHy, and 
Intersection density. Higher scores represent more waitreble areas. Land use ana intensity data is horn the 2012 Los Angeles 
County Office of the Assessor's parcel database and intersection density is from the City of Los Angeles for 2012.

• Intersection Density: The map shows the number of intersections per square mite lor each census trad. Data is from the City of 
Los Angelas for 2012.

• Block Size: The map shows average block size in the City of Los Angeles Data is from the 2010 U.S. Census.

• Population Density on Blocks Smaller Wan 8.26 Acres: The map shows the population density of blocks that are smaller than 
6.26 acres (approximately 600-fool by 600-foot blocks). Oata is from the 2010 U.S. Census.

• Land Use Mix: The map shows a composite score for land use mix wtthin each census tract in the City of Loa Angeles The index 
assesses six different usee: single Tandy residential, multifamily residenUal. retail, entertainment office, and Institutional or 
community-serving Values were normalized between 0 and 1. with 1 representing an oven distribution of the 6 uses within the trad. 
Land use data is denved from 2012 Los Angeles County Office of the Assessor's parcel information.

• Land Use Ofveratty: The map shows the number of diverse uses within aach census (rad The list of d verse uass was derived 
from the LEED tor Neighborhood Development CheckksL The iat includes 19 uses separated into lour categories: food retail, 
community-serving retail, services, civic and community facilities. The 2012 data was derived from Loa Angeles County Office of the 
Assessor's pocef Information and other data sources

• Existing Residential Land Use: The map shows single family, manuladured housing (such as mobile homes) and miHUtemlly 
housing units by parcel for 2012. Dale is denved from Los Angeles County Office ct the Assessor's parcel information.

• Existing Commercial Land Use: the map shows commc'cat -set by parcel. Commercial uses indude stores, department stores, 
supcrna'kets. shopping centers (neighborhood and regional), off ce buildings, hotels and motels, professional buildings, 
restaurants, wholesale ousels, banks, service shops and stations, and auto services The 2012 data is derived from Loa Angefes 
County Office of the Assessor’s parcel Information

• Existing Industrial Land Use: The map shows light and heavy industrial uses by parcel. The 2012 data is derived from Los 
Angeles County Office of the Assessor’s parcel infonnation.

• Park Level of Service (Acres per 1,000 Residents): The map shows the acres ol parks par 1.000 residents lor each community 
plan area. This Includes city and county paries, stale parka, and federal parks, but it does not include features such as cemeteries, 
golf courses, amusement parks, or senior centers. Data Is from the City of Los Angeles and Los Angeles County (or 2012

• Park Access The map shows me population denaHy of census blocks within one-half mile of a park or open space. Distances are 
calculated based on tlw street network. Data is from the 2010 U.S. Census, the City of Los Angeles, and Los Angeles County.

• Employment Density: The map shows the employment denaHy In jobs per square mile for 2010. Data is from the 2010 U.S.
Census LEHD Survey and is displayed at the census block level.

• Trade, Transportation, and Utility Sector Employment Density. The map shows the employment density of uutity. retail trade, 
wholesale trade, and transportation and warehousing jobs. Data is from the 2010 U.S. Census LEHD Survey and is displayed m the 
census block level.

• Goods-Producjng Sector Employment Density: The map shows the employment density ol agriculture, mining, construction, and 
manufacturing jobs. Data ia from the 2010 U.S. Census LEHD Sunny and is displayed ai the census block level.

• Professional and Business Service Sector Employment Density The map shows the employment denaHy of Information, 
professional, scientific ana technical services, management, and administration end support jobs. Oata is from the 2010 U.S.
Census LEHD Survey aid s displayed at the census block level.

• Government Sector Employment Density: The map shows the employment density ot public administration jobs. Data la from the 
20to U.S. Census LEHD Survey and is displayed al the census block level.

• Education and Health Servtcee Sector Employment Density The map shows the employment density of education and health 
care and sobai assistance jobe. Data It from the 2010 U.S Census LEHD Survey and is displayed at the census block level.

• Leisure and Hospitality Sector Employment Density' The map shows the employment density of arts, entertainment, recreation, 
accommodation, and food service jobs. Data is from the 2010 U S Census LEHD Survey and is displayed at the census block

data and information on land use, block size and structure, perks and open space, and employment

Finance, Insurance, end Real Estate Sector Employment Density: The map shows the employment density of finance, 
insurance, and real estate sector jobs. Data is from the 2010 U.S. Census LEHD Survey and is displayed at the census block level

KEY FINDINGS
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WALK ABILITY

Wafting la one of the easiest and least cosily means of maintaining and/or increasing one’s level of physical actvtya-d improving c.ies 
health. Walkable areas provide safe, appealing, and comfortable environments lor pedestrians that encourage Phys:cai aovny and reduce 
pedestrian Injuries. Health benefits include reduced llneas and death associated with heart disease, diabetes, obesrty. and some cancers; 
reduced incidence of respiratory illnesses; and improved traffic safely, 
higher levels of physical activity and positive health benefits.

The Watkability Index is a quantitative tool used to measure the pedestrian environment within a geographic area. The Wettability index is 
based on a modal developed for King County, Washington and Baltimore, Maryland."’ It includes four components; land use mix. 
residential density, retail density, and intersection density. Higher scores represent mote walkable areas. Map 53 shows the Walksbrirty 
Index score for each census trad In Los Angeles. Tracts In the Central City. Westlake. HoNywood, and Venice CPAs have the highest 
relative Index scores.

i» no in Studies have found that more walkable areas facilitate
iu

Figure 28 shows the WsikabUHy index Score tor each CPA. Central City had the highest composite WsIkabSity score (10.3), followed by 
Westlake. Venice, WUshire, and West Los Angeles. Bel Air-Beverty Crest (-4.2) and Sunland-Tujunge-Shadcw HHIs-Lake View Terrace. 
East La Tuna Canyon (-3.8) had the lowest scores.

Figure 28: WalkobiSfy Index Score by Community Plan Area In 2012
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LAND USE MIX

Research shows that a good mix of land uses can Increase walking and outer physical activity. Areas with a greater diversity of land uses 
offer more destinations for non-automobile hips, promoting physical activity and lower risks of chronic diseases for residents and 
employees.

To evaluate the land use mix. a land use dissimilarity Index was created for each census trad and each CPA. The Land use Mix index 
quantifies the area of six different uses including single family residential, muhifamily residential, retaff. entertainment, office, and 
institutional or community-serving, assessing how simitar the land uses are within a given geography. Values were normalized on a scale of 
0 lo 1. with 1 representing an even distribution of the six uses wrihin an area. Figure 29 shows the land use mix for each CPA. The average 
land use mix score tor the CPAs was 0.48. marginally higher than the median value (0.47). The Hollywood (0.61), Westlake (0.59). Wrtshire 
(0.57) and Wrist Los Angelas (0.57) CPAs had the highest land use mix scores (meaning these areas offered more opportunities lor non- 
motorized trips), whereas Central City. Central City North, Bel Air-Beveriy Crest, and Sunland-Tujunga-Shadow Hills-Lake view Terrace- 
East La Tuna Canyon had scores less than 0.4. Map 57 shows the Land Use Index scores tor each census tract

114 Ml

Figure 29: Land Use Mix by Community Plan Area in 2012

IM Edwards, R D. (2008). HMe Transit. Obasty. and Medcaf Coat* Assessing OwMagnlfcidss. PmwntteMsdWn*. 48(1). pp 14-21.
1 ™ Ewing, R„ ScNsber, R.. and Zsgser C, V. (2003). Uibsn Sprawl as a Risk Factor In Motor Vahids Oocupwil and PedotMsn Fatattiee A-rwricvn jomtvi -i 
PliWto Heim. 93(8). pp. 1541-1545

Frank, L D., et. si. (2010). CwboiSoso Footprints: Promoting Haaflh and Ckmslo Stabilization through Active Transportation- preventive Mo-jitine so 
Supplement ppl S99-S105.
111 Handy. S. (2004). Critical Aneaamsnt of the UMrahae on the Rstodonihlpf among Itansportallon. land Use. and Physical AcMty. Prepe-vd ‘or -tic 
Commute on Physical Acftvity, Health. Transportation, and Land Use. Ttansportaior Research Board Specie Report282. Retrieved liwn 
Mtp2lonlnepuba.lib.org/orlinapubalWidiMfdownloadatSr282papeniar282Handy.pdf

Frank. L..SLW. (2008). The Oevstopmeritof a Wafcatary index AppScavonto 8w NeighbortioodOiiehy of Lite Study. &Wsh JcwnetoT SjWrtiMerW*)*. 
44(13). p. 024.
,M Frank L.D..KarrJ.. Sadia J.F.. MHeaR.. and Chapman J (2006) A hierarchy of wxdodemogrepfVG and erMnonmentW correlates of watVJng and obesity 
Praven ttve Meddne. (47); 172-178.

Ceim E.. Leals E.. TottL. Owen N„ and Frank LD. (2007). Dastfeiaborw that-are' asssdacons wUh walking for transport. Heabi Place. <13) 713-724.
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Along with the mix of lend uses, the total number of diverse uses was calculated for each census tract and CPA. The list of tfverse uses 
was derived from ihe LEEO for Neighborhood Development Checklist. The list includes 19 types of uses or amenities. Including 
supermarkets, convenience stores, banks, gyms, department stores, farmer's markets, libraries, and parka. These uses are separated into 
four categories, food retail, community-serving retail, services, civic and community facility.

Figure 30 shows the land use diversify or number of amenities for each CPA. The Southeast Los Angeles. West Adams-Bafdwin Hflls- 
Leimert, Wflshfre. Hollywood, and South Los Angeles CPAs had the greatest number of amenities (greater than 14). With the exception of 
Southeast Los Angeles, these CPAs had land use mix scores above the City average. The Bel AJr-Beveriy Crest and Harbor Gateway 
CPAs had 4 or less amenities. Both CPAs had land use mix scores well below Ihe CHy average. Map 56 shows the Land Use Diversity 
score for each census tract.

Figure 30: Land Use Diversity by Community Plan Area in 2012 (Number of Amenities)
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proximity lo and quantity of paries is associated wtth increased paik usage, physical activity, and better overall health. Improving access to 
paries can increase Ihe amount erf time children exercise, decrease their risk of chronic diseases, and even reduce juvenile delinquency.

Adults who live doser lo paries and green spaces report lower stress end fatigue.'1* improved menial health, and better self-rated 
health

Parle level of service is defined here as the acres erf parkland par 1,000 residents This level of service indicator Indudes State. County, 
regional, and municipal parks, but exdudes restricted open spaces, such aa golf courses. The Quimby Act. a Slate of CsMomla law. allows 
jurisdictions to charge a development impact fee. equivalent to providing a minimum ol 3 acres of patkland par 1,000 residents for new 
development. As a result, this standard is often used to determine park level <rf service.

Figure 31 and Map 62 shows the park level d service for each CPA In Loa Angeles Seventeen CPAs exceeded the target of 3 acres per 
1.000 residents. The Brentwood-Pacific Palisades (199), Sunland-Tujunga (66). Encmo-Tarzana (29.6). Bel Ak-Beverty Crest (25.7), and 
Chatsworth-Porter Ranch (21.1) CPAs had the highest park levels of sendee. Each of these CPAs benefited from its adjacency to large 
federal, stale, and regional open space. Twelve CPAs had 1 acre or leas of open apace and five CPAs had lass than half an acre of open 
space, including Southeast Los Angeles (0.4). WSshtre (0.4), Westlake (0.4), Central City (0.4), and Palms-Mar Vtsla-Oel Ray (0.3).

Figure 31: Park Level of Service by Community Plan Area in 2012
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Along with the quantity of parks. H is essential to understand the proximity of people to parks and open space. Using a straight-fine distance 
along the street network, Ihe percentage of population within a hatl-mile walk to a park was calculated and shown in Figure 32. San Pedro 
had Ihe beat park access, with 97% of residents kving with a had-mke walk lo a park, followed by Boyle Haighta (90%). while Encmo- 
Tarzana (29%) and Westwood (28%) had relatively tow levels of park aoceaa. Map 63 shows the population wllhin one-half mile of a park.

Figure 32: Percentage of Ihe Population within One-Half Mile Walking Distance of a Park by Community Plan Area in 2010

nr Cohen. DA. elsl. (2006). FuMe parks and Physical activity among adolescent girts. PedtaMce 118(5). p. el3C1-1388.
Kahn. E.6. (2002). The affecuimnaaa of ttatvenllcna to ticisaie physical acaiAly.AineilcinJIliurnafrrfPrevenlaWeMsifctne. 22.P.8700 
Metier, C.. Towneend. M-. Pryor. A. Brown. P., end $1 Leger. L (2005). HsMSty nalira healthy people: 'contact with nature’ as in upstream health promotion 

nterventlen terpopuatton*. HeaHi Promotion IrmmHlonH 2i(i), p. 45-SS
'"Vries S..deVerhefl. RA. Gmenewegen. P.P.. and Sproouwenberg p. (2003). Natural envliomients - healthy environment*? An ejptoretory eiulyaie ol me 
nladonahlp between green space and heskh. Ehutanmanr and Fftnaktg 35. p. 1717-1731.

es|



VVMtlKHMt 
Encto krccna

Hralxa
r>*jOoi(M*Krr*t*x>4

fltt

va

Wwhnclir ■ PVjyci rtfr ^ KK
Kcaoda wcr von Kjy* 
vu «/»ui Kiou C««<i>ca» 

vs p» K.f^. mx* Swwrmn om* 
A’O'O POCC'mo 

N^i^-ihJ|V#iKKJ VuicyVifcyu 
COTeoH'c* *inr?tao Wooflorrtlt'-b,., 

Wio 
VWrt'iwAffoalw 

txire fAr^na itexc/ 
(Jhulnw I* • i^tr «r Uuuih

Ml A'r- FWsvMly Owl
vnsw-&

Cfcnlrrf Clip Kta |i 
JWn‘ WtllKl-PtM i «t PlI'silllM 

Si'VTmjnOolu-SlucIti Cfl/*1«liUuUAt- 
Ww'f h| i ■Forwmi'lV-N.vts Hit 

vLntorrd ijutroo -.om vb-,vi«roco ihodewnfr,,, 
teutxK* UncAit^w^ 

i*Mi( irlvfi -FWvhv'hHiM - l*'m*rl 
KarViotiB* UM A£pO*M 

Iky-WKMKl 
HVltu< Cly

&Ivsh l'i.» - Ecfii; M -Sniii Vi
taiitilmAnft***

UefiidOiv

arv.

4Mb

3ft
ji»
rSift

Mb
Mb

US,

frfl*

Oft
71%

I i5»fc

TO
in*
K%

***'tjc»
Vtr'c* 

BOtfcnpfcitvk 
Kji IWt>

'.C*

l(K3SJIR4RXS«n/^snKS, kml 

Percentage el PeputaNen wRhbt 'A Mle WoMng Distance of a Porte
0%

Same: HsM * Aseodstes. (10,i). Pm* fttwMiy An**** for Me CHy ol Lot Angoim.

Overall, there are areas of ihe City of Los Angeles wtlh a high park level of service with ttmUed access to parks (and vice versa). The 
two indicators should be reviewed In tandem, since both relate to positive health outcomes. The Centra) City (82%) and Westlake 
(85%) CPAs had high levels of park access but low park levels of service (0.4). meaning most people lived withm in walking distance 
to parks but there were not enough acres of parkland for the number of residents. Conversely. Ihe Encino-Tarzana (29 6) and 
Granada Hils-Knolhvood (12.2) CPAs had high park levels of service but law park access (29% and 30%. respectively).

EMPLOYMENT

Higher levels of employment density, particularly retail job densities, are associated with more walking trips.1* Higher density employment 
areas allow for more frequent end comprehensive transit service. Denser employment districts which are nch in transit service typically 
result In more walking and transit use, which has positive health benefits (such as lower rates of diabetes and increased physical activity) 
and makes jobs more accessible to all residents.

Figure 33 shows the employment density for each CPA. Employment density was highest in Central City at 80,000 jobs per square mile, 
over four times the employment density than Ihe other relatively high-employment density CPAs: Westwood (17,425) and Westlake 
(16.508). Other high density employment dusters Included West Los Angeles (12.357). Central City North (9.047). Wilshire (8.709). 
Westchester-Raya Del Rey (5.541). and Harbor Gateway (5,541). At the other end of Ihe spectrum, the Bel Alr-Beveriy Crest (256) and 
Sunland-Tujunga-Shadow HBs-Lake View Terrace-Easl La Tuna Canyon (351) CPAs had low employment densities, averaging less than 
one job per acre. Map 64 shows the employment density for census blocks in Los Angeles.

Figure 33: Employment Density by Community Plan Area in 2010

121 122

120 Ewing. R. and Cervero. R. (2010). Travel and ihe Buili Environment. Journal ol Me AmeHon Plamtif AeeocMbn. 76:3, pp 205-294.
Cervero. R. end Guerra. E. (2011). Urban Dentines end Transu A Mum-rkmanilonel PanpecSve (Working paper). m<8luM of Transportation Studies at die 

University ol CaSfomla el Berkeley. Retrieved from hup flwww.us.Mikeiey edufpubfciDona/UCBr20l lA/WPrUCB-ITS-VWP-2011-6 pdr 
'** Frank, Lawrence. Obesity Relationships with Cornmumiy Oes>gn. Physical Activity and Tims Spent in Can. Vol. 27. No. 2. American Journal ol Ptawntfce 
UedtcHe (2004), Page 90.
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Map 54: Intersection Density f2012)
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MOP 55: Block Size (20101
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Moo 56: Population Density on Blocks Smaller ihon 8.26 Acres. 600-Fool Block Length:, (20101
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Moo 63: Port: Access: Poputalion Density of Census Blocks wilh 'A Mile ol a Park or Open Space (20101
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8 | Transportation
Transportation pattern, habit*, and decisions play an important role in the health ol individuals and communities Every day. Angelenos 
use highways, roads, sidewalks, bikeway*, trails, and transit to commute to work, go to school, shop, run errands, and complete numerous 
other daily activities. The automobile-centnc nature oi many communities, however, limits the opportunities tor active transportation options, 
such as walking and biking.

A person's travel behavior ha* both positive and negative effects on health and wetness. An over-reliance on private cars contributes to 
higher rates of air pollution and respiratory illness.Streets that are not butt (or or that do not accommodate psdestnans and cyclists 
encourage higher vehicle speeds.1” which In turn contribute to more severe collisions that cause injuries arid totalities.1” Streets that 
accommodate ell mode* of travel tend to be safer streets, while also encouraging physical activity and reducing air pollution and 
greenhouse gas emissions.

12)

in

MAPS AND INDICATORS
The Transportation Chapter of this Health Adas examines Information on transportation demand, inliasltucture. and safety. The Mowing 
list describes the maps and associated indicators included in this section.

• Percent of Population Driving to Work Atone: The map shows the percentage ol workers age 16 and over who drive alone to 
work. Data is from the 2010 U.S. Census ACS 5-year Estimates.

• Percent of Population Carpooilng to Work: The map shows the percentage of workers age 16 and over who carpool to work. 
Data is f-om the 2010 U.S. Census ACS 5-year Estimates.

• Public Transportation Commuters. The map shows the percentage of workers age IS and over who take public transportation to 
work. Data is tram the 2010 U.S. Census ACS S-year Estimates.

• Bicycle Commuters: The map shows the percentage ol workers age 16 and over who cyde to work Data is from the 2010 U.S. 
Census ACS 5-year Estimates.

• Pedestrian Commuters: The map shows the percentage of workers age 16 and over who walk to work. Data is from the 2010 U S. 
Census ACS 5-year Estimates.

• Zero Vehicle Households: The map shows the percentage of households with no vehicle avalleble. Data is from the 2010 U S. 
Census ACS 5-year Estimates.

• Access to High-Frequency Metro Transit Service: The map shows the population density of census blocks within a half-mile of 
Metro transit stops where the service frequency is 15 minutes or less during peak hours. Data is from the 2010 U.S. Census. Los 
Angeles Metro tor 2012. and the City of Los Angelas lor 2012.

• Motor Vehicle Crashes with Pedestrian* and Bicyclists: The best map shows a gradient of motor vehicle ootllsions with 
pedestrian and bicyclists ranging from low to high between 2001 and 2010. CoUtlon data is from the Statewide Integrated Traffic 
Records System (SW1TRS). which is collected and maintained by the California Highway Patrol and is distributed through the 
Transportation injury Mapping System (TIMS) at U.C. Berkeley.

• Average Annual Rate of Motor Vehicle Crashes with Pedestrians per 10,000 Residents: The map shews the average annual 
rate of motor vehicle crashes with pedestrians per 10,000 residents in a CPA between 2001 and 2010. Collision data is from the 
SWITRS, which is collected and maintained by the California Highway Patrol and is distributed through the TIMS at U.C. Berkeley

• Average Annual Rata of Motor Vehicle Crashes with Bicyclists par 10.000 Residents: The map shows the average annual rate 
of motor vehicle crashes involving cydlsts per 10,000 residents in a CPA between 2001 and 2010 Collision data is from the 
SWITRS. which is collected and maintained by the California Highway Patrol and is distributed through the TIMS at U.C. Berkeley.

• Average An nual Rata of Motor Vehicle Crashes with Pedestrians and Bicyclists Under Age 18 within s Half-Mile of a 
School per 10,000 Residents Under Age 18: The map shows the average annual rata of motor vehicle crashes with pedestrians 
and cydists under age 16 per 10.000 resident* in a CPA between 2001 and 2010. Collision data is from the SWITRS, wti.cn is 
collected and maintained by the Califomia Highway Patrol and is distributed through the TIMS at U.C. Beikeley.

• Average Annual Motor Vehicle Traffic Death Rate per 100,000 Residents: The map shows the rale ol annual motor vehicle 
traffic deaths per 100.000 residents ai me sip code scale between 2000 end 2009. Data is from the Death Statistical Master vile. 
Califomia Department of Health Services. <snd the Center for Hearth Statistics.

< Transportation Index: The Index standardizes transportation demand, transportation infrastructure, and injury variables, and then 
averages them together, yielding a score on a scats of 0-100. Higher values Indicate worse transportation conditions Variables 
indude: percent walk and bika to work (201 o;. ti ansit riders (2010), transit service frequency (2012). bieyde infrastructure <2012). 
intersection density (2012). and bike and pedestrian injuries per 10,000 reektente (average between 2001-2010).

KEY FINDINGS

COMMUTES

Due to the connections between transit use. active transportation, and general hearth and wellness, mode share is an important indicator of 
a community's health. Commute mode*, whether driving alone or riding a bike, affect the region’s air quality, which in turn has implications 
tor risk factors such as smog and poiutkm that have bean shown to contribute to conditions such as chronic respiratory disease. Jung 
cancer, and heart disease among others ■»

■» Eating. R *td Cetvem. R. (2010k Travel ana the Burn Environment Jpomatorrto Atnertow) Pfenning AsxxfaCbn 16' 3. pp. 26S-294.
Kim. J. J.. et at (2004). Traffic-related Air Pohidon near Buey Rotd. The Earn Bay CMkHWt Respiratory Hearth Study. Amarian Journal of ftoaptaory and 

Cririrat Cara Maown* 170(5). pp. 520-526.
,a Dame. J. M and Pears. J B (2010). Harrow Raaidendal Streata: Do Thay Raaly Slow Down Speeds? institute ol Tranaportation Engineer*. Retrieved from 
http:ffeww.lfe.orgArafficf0ocimientarAHA97F46.pdf.
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In 2010.67% oT City of Los Angolas resktents drove alone to work (Map 72). 11% carpooled (Map 73). 11 % used public transportation 
(Map 74). 4% walked (Map 75). less than 1 % hiked (Map 76). 5% worked from home, and 1% traveled by other means. City residents were 
more likely to use transit, walk, bike, or work from home than Ota average County resident

Figure 34 thews the percentage of workers commuting to work by walking, biking, and public transportation for each CPA. The Westlake 
(46%). Central (Sty (37%). and Westwood (32%) CPAs had the highesl proportion of workers commuting by these three active modes. On 
the other hand, residents in the Bel Alr-Beverty Crest, Granada Hlt-Knoawood, Sylmar, and Sunland-Tujunga-Shadow His-Lake View 
Terrace-East La Tuna Canyon CPAs used active transportation options at nates below 5%.

Figure 34: Walk, 6icyde, and Pubic Transportation Commute Mode Share by Community Plan Area in 2010
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The percentage of the population taking public transportation to work was highest in Westlake (40%). followed by Central City. Boyle 
Heights. South Loe Angeles, Wilshire. end Southeast Los Angeles at 19%. Five other CPAs had transit mode shares above the City 
average. The CPAs with the tug heat percentages of workers who walked to work were Westwood (24%) and Central City (16%). By far. the 
Venice CPA had the highest rate of bicycling to work (4%). which was twice as high as the next highest CPA (South Los Angeles at 2%) 
and tour tunas the City average. Venice had about 7 linear mWes of Class I and Class It bicycle faculties, ranking 4 among the top three 
CPAs In linear miles of bike facilities per 10,000 residents. The Bel Air-Beverty Crest CPA had the lowest share of workers commuting to 
work by walking, biking, end using pubic transportation (el less than 1%).

ZERO-VEHICLE HOUSEHOLDS

Zero-vehicle households do not own or have regular access to an automobile Households without access lo a car have more difficulty 
accessing jobs, schools, shopping areas and medical care. This is particularly true in lower density areas, since households must rely on 
transit, walking, biking, or carpooling. The proportion of households without access to a vehicle was 7% for the City and 5% (or the County 
in 2010.

Figure 35 shows the percentage of households without access to a vehicle by CPA. The Westlake (34%) and Cental City (22%) CPAs 
contained the highest proportions of zero-vehicle households, Mowed by Wash ire (14%), Boyle Heights (13%). South Los Angeles (11%), 
Southeast Los Angeles (11%), and Hollywood (10%). The Wilshire CPA had the largest number o( households without access to vehicles 
(over 20.000). Al of these CPAs had relatively high levels of transit service and above average levels of welkablllty. The CPAs with lowest 
proportions ot zero-vehicle households inducted Sytmar. Sunland-Tujunga-Shadow His-Lake View Terrace-East La Tuna Canyon. Bel Air- 
Beverty Crest, and Brerrtwood-Pedflc Palisades (1%). and these CPAs al had lower population and employment densities. Map 77 shows 
the percentage ol households without access lo a vehicle.
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Figure 35: Zero Vehicle Households by Community Plan Areo In 2010
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ACCESS TO TRANSIT

About 75% of the City's residents lived within a haK-mAe of a transit stop along a high frequency Metro transit line in 2010. High frequency 
Unas have transit service every 15 minutes or less during the peak oommute hours. This included nearly 100% of the population tn the 
Central City. Westlake, WH shire, Westwood, and Boyle Heights CPAs and over 90% of residents of the South Los Angeles. Central City 
North. West Adams-Bakfwln Nlls-Leimert. and Southeast Los Angeles CPAs Less than 5% of residents in Bel Air-Beverty Crest. San 
Pedro, and Granada HMs-Knoilwood lived near high frequency transit lines. Map 78 shows the population density ol census blocks with 
one-half mile of a high frequency transit stop.

INJURIES AND FATALITIES FROM COLLISIONS WITH MOTOR VEHICLES

Transportation safety is an important indicator of public health. Automobile collisions result in significant health, economic, and 
transportation burdens for families and in societal costs. In 2010. there were over 219 fatal collisions end 24,780 injury ooNstons recorded 
In the CHy of Los Angeles. These collisions included 2,612 incidents with pedestrians (6.89 collisions per 10,000) that resulted In 100 
fatalities, and 2.076 incidents with bicyclists (5.47 cessions per 10.000) that resulted in 11 fatalities. Vehicle to vehicle collisions resulted in 
108 fatalities in 2010 As shown on Map 79. the dp codes adjacent to the South Los Angeles, Southeast Los Angeles. WSet Adams- 
Baldwin HHfs-Laimeit. Sun Valley-La Tuna Canyon. Sunlsnd-Tujunga-Shedow HBs-Lake View Terrace-East La Tuna Canyon CPAs had 
some of the highest annual motor vehicle cotksion-related mortality rales per 100,000 residents (vehicle to vehicle collisions).

Between 2001 and 2010. the highest number of motor vehicle collisions wHh pedestrians was approximately 2.500 in both the South Los 
Angeles and Southeast Los Angeles CPAs. As shown In Figure 3$ and on Map 60.11 CPAs had average annual rates ol collisions with 
pedestrians that were higher than the citywide figure. The average annual rale of pedestrian collisions per 10.000 residents was highest in 
Central City (36.3). followed by Central CHy North (10.3) and Hollywood (10.4). In general, the CPAs wilh ihe highest average annual 
collision rales also tended to be among the CPAs with the highest share of workers that commute by walking. For example Central City had 
the second highest percentage of workers commuting by walking. Central City North had the third highest share, and Hollywood had the 
fifth largest share. The higher Incidence of pedestrian injuries and fatalities in these communities is likely a reflection ol both Ihe 
infrastructure condiions and the higher rate* of pedestrian activity that increase exposure to collisions.
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Figure 36: Average Annual Rale of Motor Vehicle CoSsions with Pedestrians and Gicycists per 10,000 Resident by 
Community Plan Area between 2001 and 2010

■ Rate ol Molor Vehicle Codslons with Pedeslrians per 1d000 
Residents

<i Role of Motor Vehicle Cofidore wflh Blcycfiti per lOtOOD 
Residents

MAir-tewrtrCieif
Svma

fcjrto-Kl luiunoa-lie* View Iwace-.
daado We * KnoSwood

WwidtolH - ncwa dd Rw
Hcibor Gateway 

Sun ■ Lo Tuno C<nyon
AAla-taeotM 

(banhwoocf■ Pocnc PdtaKto 
Chotaworfi ■ Portw Ranch 

Norihrfdg*
Po*rm. Mar Mfta ■ M 

(Akn Hks ■ PcnorarnoCHy ■ Horh Hit 
Northeast UrtAroefeS 

CanooQ P«k - WtnnefcQ■ woodond Ms...
WMtrtOOd

Stiomiork Oaks • Studo CHy * lobea Lot*...
Re*«0Q ■ w«l vm

SanPadro
Fncrto-Taiaro

North i ic^vood ■ v^*/ vMqqo 
l<*+ ■ tcho Pa*- Onion vaM«v 

wMxFbn • Hortw aiir
Van Nt#n Nor Hi ttwimai Ooh

eovtoHMohb 
wmi Actant. tMs - iMntrt

w««i Lot AngcHri 
Wodot« 

CmM City Narti 
VWsi*«

$oirtf»oart IOj AnpelM 
SOvlhtaiAngolM 

holywood 
Vonk» 

Cortbal CHy

W&Z6

\.9

m

LIS

15

19
L1

t!t£

i
i

■
■
iISSI
■
■

SO3020 400 10 60

Source SWITRS cotakm data «) colociod from TIMS al U.C. Berkeley (20012010). compand lo 20 to U.S. Census data, end anoivxx) Oy fsoimi * Aaaoaam 
in 2012.

Between 2001 and 2010, South Los Angeles. Southeast Lot Angeles, and WHthlre CPAs reported mo™ than 1.100 collisions between 
motor vehicles and bicycles. As shown on Map 01. Ihe average annual rata of collisions with bikes par 10.000 residents was highest in 
Central City (17.6) and Venice (10). By far, the Venice CPAs has the highest proportion of residents that hiked lo work (4%).

Map 82 combines motor vehicle collisions with pedestrian and cyclists into a single heal map. shewing ihe density of collisions across Ihe 
City. The highest concentrations of collisions were In Ihe Wilshire, Westlake, Hollywood, and Central City CPAs.

Children under age 18 accounted for a significant proportion oi injury accidents (27%) in 2010. Figure 37 and Map 82 both show (he 
avenge annual rate of ooKsione with pedestrians and bicyclists under age 18 within a half-mile of a school for each CPA. The CPAs with 
the highest nates were Central City. Venice. Hollywood, and South Los Angeles and Southeast Los Angeles (greater than 18 par 10.000 
residents under age 18). The Bel Air-Beverty Crest (0) and Brentwood-Pedfic Palisades (1.7) CPAs had the lowest rates of cohsions with 
pedestrians and blcycksts under age 18 within a half-mile of a school.
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figure 37: Average Annual Rate of Motor Vehicle CoSslons with Pedestrians and Bicyclsts under Age 18 wllhin V4 Mile of a 
School per t0.000 Residents under Age 18 by Community Plan Area between 2001 and 2010
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in 2012

transportation index

The Transportation Index standardizes transportation demand, transportation infrastructure, and ipjury variables, and then averages them 
together, yielding a score on a scale of 0-100. Higher values indicate worse transportation conditions. Variables Indude:

Non-Auto Commuting: Percentage of workers welldng and biking to work (Map 75 and Map 76).

Transit Ri dershfp: Total daily boardings at Metro transit slops.

Street Con nectlvlty; intersections per square mile (Map 54).

Bicycle Facilities Linear miles of dess I and II bicycle facilities.

High-Frequency Metro But Sendee. Bus stops with transit frequencies less than 15 minutes during peak commute periods.

Collisions' Motor vehicle crashes with pedestrians per 10.000 residents end motor vehicle crashes with bicyclists per 10,000 
rasidenls (Map SO and Map 61).

Collisions near Schools: Motor vehicle crashes with pedestrians and bicyclists within one-half mite of schools where the victim 
was age 18 and under per 10.000 residents (Map 63).

Map 64 shows the Transportation Index score lor each census trad The census tracts with the best scores (doses! to zero) are located 
adjacent to Downtown Los Angeles and along the primary Metro rail corndors. which include tracts in the Westlake, Central City. South Loa 
Angeles. Southeast Los Angelas. Hollywood. WHshirs, Silver Lake-Echo Park-Elypan Valley. North HoSywood-Vailey Village, and Van 
Nuys-Norfh Sherman Oaks CPAs. The census tracts with the lowest Transportation index scores ere dispersed across the Crty. Areas with 
lower scores Indude Ihe Santa Monica Mountains, Granada HHs-Kndlwood. Sylmar, Van Nuys-North Sherman Oaks, and Southeast Los 
Angelas.

»
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Mon 72: Percentage of Commuted Driving Alone lo Wort: <20101
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mop 73: Percentage of Commulers Cofpoolinq lo Wort: 120101
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MOP 74: Pubic Transaoilolion Commuters f20IQI
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MQO 75: Pedeslrion Commuters (2010)
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mod 77: Zero Vehicle Households 120101
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Map 78: Population Density of Census Blocks within I /2 Mile ol Melro Transit Slops Where Service Frequency iil^Mioulet
or Less during PeQK.houra (201 PI
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Moo 79: Average Annual Motor Vehicle Traffic Mortal^ Role pef 100,000 Residenls <2000-2009)
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MOP 80: Average Annuol Role of Motor vehicle Collisions with Pedetlifons pet 10.000 Residents 12001-20)01
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Mao B1: Average Annual Bate of Motor Vehicle CoBstons with Blcvclsls per 10.000 Rtridanli faOQl-20101
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Map 82:.MQtOf Vehicle ColMorg with Pedestrians and Bicvcfets (2001-20101
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MOP 63: AvetQQB Annual Bate of Motor Vehicle CoHisiont with Pedestrians ond Bic vclisls under Aae 18 wilhin W Mile ol o 
School per 10.000 Reactants under Aoe 18(200120101
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Moo 84: Tionsporiolion Index [20101
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9 1 Food Systems
Unheal Illy eating habits are a primary risk factor lor many leading causes of death In Los Angeles. They also contribute to ihe rising 
number of obese and overweight Americans and increasing tales of chronic diseases. It is importsnl to increase access lo nutritious food 
and raise awareness ol Ihe importance ol healthy sating habits in older to combat the nation's obesity epidemic. Creeling a healthy food 
system Is critical 10 reducing the rates of lood-relsleo health issues, such as diabetes and heart disease.

MAPS AND INDICATORS
The Food Systems Chapter incorporates information about the location of healthy and unhealthy food sources, alcohol outlets, and food 
security participants and vendors. The following describee each ol me maps included within this section and the data associated with each
map.

Modified Retail Food Environment Index: The modified Retail Food Environment Index (mRFEl) map measures the number of 
healthy and unhealthy food retailers in an area and presents the percentage that are healthy. Data is from the CDC tor 2011.

Grocery Store Rate per 10,000 Residents and Healthy Food Sources: The map shows the rale of grocery stores per 10.000 
residents by community plan area and the location ol produce stores, farmer's markets, and community gardens In 2011. Data is 
from a variety of source*, including Oun & Brads'/eet, the Califomia Federation of Certified Farmers' Markets, and USC SSI.

Fast Food Restaurant Rata par 10,000 Residents: The map shows the rate of fast food restaurants, inducing sandwich and 
pi2za eslatriishmenis, per 10.000 people m a census tract. Data Is from Dun & Bradslreet lor 2011.

Off-Sale Liquor License Rale par 10,000 Residents: The map shows a listing of ad off-sale liquor licenses through September 
2012. Rales are calculated pet 10,000 residents. Data is from llw Califomia Alcohol Beverage Control.

On-Sale Liquor License Rate per 10,000 Residents: The map shows a Ksting of afi on-sale liquor licenses through September 
2012. Rales ere calculated per 10.000. Data la bom Ihe Califomia Alcohol Beverage Control.

Average Annual Rats of Motor Vahids Crashes Involving Alcohol per 10,000 Residents The map shows the rate of motor 
vehicle crashes frrualvfng alcohol per 10.000 residents in a CPA Collision data is from the SWITRS, which ts collected and 
maintained by the Califomia Highway Patrol and Is distributed through the TIMS at U.C. Berkeley.

CsIFrash Vendors and Participants: The map shows Ihe percentage of households participating in CsIFiesh. formerly known as 
the Food Stamps program, by census tract and Ihe rale of CalFresh vendors per 1,000 households participating in CaiFresh by 
CPA. Data is from the California Department of Public Health and Ihe 2010 U.S. Census ACS 5-year Estimates.

Woman, Infant, and Children Vendor Rate per 10,000 Residents: the map shows Ihe rate of WIC vendors per 10.000 residents 
hi a CPA. Dale la from ihe California Department of Public Health for 2010.

KEY FINDINGS

RETAIL FOOD LOCATIONS

Residents of communities with access to a full service grocery store or supermarket lend lo eat more fruits and vegetables, have lower 
body weights, and lower rates of chronic diseases.
have higher body weights (on average) and suffer from higher rales of premature death and chronic dt
more fast food restaurants and convenience stores than grocery stores experience higher rates of obesity and chronic disease across all 
income groups.

Developed by the CDC. the modHIed Retail Food Environment index (mRFEl) assesses Ihe number of healthy and lass healthy food 
retailers writun a given geographic area. Healthy food retailers are defined as supermarkets, larger grocery atoms, aupercenters, and 
produce stores within census tracts or one-half mile from Ihe trad boundary. North American Industry Classification Codes (NAfCS) were 
used lo define healthy retail food, and included, supermarkets and larger grocery stores (NAICS 445110; supermarkets further defined as 
stones with > = SO annual payroll employees and larger grocery stores defined as stores with 10-49 employees): (nit and vegetable markets 
(NAICS 445230); warehouse clubs (NAICS 452910) Produce markets are defined as establishments (hat sail fruits and vegetables. Fast 
food restaurants, smaff grocery stores, and convenience stores were classified as unhealthy retail food. Fast food store* were defined 
according to NAICS coda 722211(fasl food restaurants). Convenience stores were defined according to NAICS coda 445120 (convenience 
stores) or NAICS code 445110 (small groceries) where Ihe number of employees was three or (ewer.

The mRFEl Is cslculaled for a census trad, and it is calculated as: (healthy retailers) - (healthy retailers + unhealthy retailers). The result It 
expressed as a percentage. Areas with a score of less lhan 5 are considered lo have ‘poor access* to healthy retail food, scores of 5 lo 10 
to have fair access.' scores above 10 lo 25 to have ‘good access.* and scores above 25 have 'high access * Map 85 shows the mRFEl 
score for each census trad.

langni isConversely, those in communities without access to supermarkets generally
IHIU

Itt

These census trad scores ware averaged together lor each CPA as shown in Figure 38. Twenty CPAs had an average score that falls 
within the'good access* category. mRFEl scores were highest in Central City North (23) and Granada Hills (19). Sixteen CPAs had an 
average score that falls within the 'fair access* category The South Los Angeles, Southeast Los Angeles, and West Adams-BakJwin Hits- 
Leimert CPAs all had mRFEl scores at 7.5 or below, while Ihe Bel Air-Beverty Crest CPA had no healthy retail food access according :o t he 
mRFEl.

s Motland. K., Wing. $. and 0>ez. ft A (2002) The Contextual Effect oi the Local Food Environment on Reddenls' Dfata: Tha Atherosceroiis Risk In 
Comm imWee Study American Journal ot Public Health. 92(11) pp. 1761-1787.

ZenK, S N. el et (2009). Ne«gi®oitiood Rated Food Environment and Fn4l end Vegetable Intake In a Mi4Se*inieUi1>enP«pUallon. Amorlcan Journal otHooth
Promotion. 23 (4). pp. 235.264
i» Moore. LV. el ai. (2008). Associations ol mo Local Rood Enwonmenl with Dial Chesty - A Comparison of Assessments Baaed on Surveys end Geographic 
Information Systems Tne MuHf-EUmic Study Ot Aiherosdefosis AmaricanJovalof BpidemKnogy. 167(6). pp. 917-924.

Rose. 0. and fticnartis.R (2004) food Slow Access and Household Frist and Vegetable Uae among Participants In tie US Food Stamp Program. Public 
Heam Nutrition. 7(6). P 1061

Ahem. M. Brown. C and Dukas. S A <20ii) National Study oi ihe Association between Food Eovkonmenu and CouHy-LevalHealthOutcomas The 
Journal ot Rural Heath, p 367.

Ihwerety ol CaHomia Los Angeles. Center (or HeeHh Policy (2008) Oe signed (or Oiseese: Tne Law Between Local Food EnvkoranenU and Oteuty end 
Oeoetei Retrieved Horn trap ranww neaimpoiicy uda eduituDsiPtmicaiion aspx^pubiO-250

CaiJlome Center for Puttie Health Advocacy Q007) Searcrwiptw Heewiy Food Tne food Landscape m CaUnnla CMee and Counties Relieved hum 
hdp.(rivww.pubilehaalthadvocacy crgrsaarcrangtorteaitnykwahlnil.
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Figure 38: Average Modified Retoll Food Index Score by Community Plan Area In 2011
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Along with the mRFEl. healthy retail estabHahmenla were compiled and mapped, and these establishments include grocery stores, produce 
stores, farmers markets, and community gardens. Map 86 shows the note ol grocery stores per 10.000 residents within each CPA and the 
number of healthy food sources. The Westchester-Playa Del Ray, Encino-Tarzane, and West Los Angeles CPAs had the highest rales of 
grocery stores pet 10.000 residents (greater than 1.2), while Ihe West Adams-Baklwin Hfis-Leimert. and Southeast Los Angeles CPAs had 
the lowest rates ot grocery stores per 10,000 residents (less than 0.3). In many communities, smaller produce stores, farmers' markets, and 
community gardens help till the need tor healthy food sources. For example. Figure 39 shows that Southeast Los Angeles had to produce 
stores, two farmers markets, and three community gardens, increasing the number of healthy food sources in the CPA. This data also 
shows that CPAs tike Bel Air-Beverty Crest do have some healthy retail food sources, albeit lew

Figure 39: Neighborhood Food Sources by Community Plon Area in 2011
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Food deserts are neighborhoods without easy access lo fresh, healthy, and affordable food. The U.S. Department of Agriculture classifies a 
cenaus tract as a food deeert if It quafida* as low Income (20% or more of the population m poverty or median family income below 80% of
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the area Income) end low access, where a third of the tract's population lives more than a mile Irom a grocery store. Using this definition, 
the USDA classified 10 bad* as food deserts in Los Angeles. As shown on Map 65. these tracts were located in Ihe Chataworth-Porter 
Ranch. Northrtdge. Sunland-Tujunga-Shadow Hills-Lake View Terrace-East La Tuna Canyon. Weatchesier-Playa Del Rey, West Adav.s- 
Baidwin HHIs-Leimert, and WBmlngton-Hafbor City CPAs. The mRFEl also identified two census tracts as food deserts: one m the 
Chatsworth-Porter Ranch CPA and one in the Sylmar CPA.

In 2011, approximately 90% of Los Angeles County adults age 18 and over reported that accessing fresh produce was very or somewhat 
easy Figure 40 shows the percentage of adutts fall that accessing fresh produce was very or somewhat easy lor each HD. The San 
Fernando. West. West Valley. Northeast, and Central HDa all exceeded the County average. Adults in the South (51 %). Southeast (68%). 
East Valley (73%). and Harbor HDa were ihe most likely to report that accessing produce was tfilfieuit.

Figure 40: Percenl of Adults Who Reported I hat Accessing Fresh Produce (Fruits and Vegetables) was Very or Somewhat 
Eosy by Health District In 2011
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In Los Angelas County, 16% ot the adults age 16 and over reported eating live or more fruits end vegetables during ihe past day. Women 
(20%) ware more Ufcefy than men (13%) to report eating five or more fruits and vegetables each day. Those who identified as White (21%) 
had the highest rate of fruit and vegetable consumption, while African American (12%) and Latino (13%) were below the County average.

Ae shown in Figure 41. the West (22%). Hofiywood (19%) and East Valley (19%) hds had the highest proportions of the population that 
reported eating five or more servings of fruits and vegetables In the past day. The South (6%) and Southwest (11%) HDs had the kwest 
percentages of adults meeting this recommended guideline.

Figure 41: Percenl of Adults (18+ years old) Who Reported Having Eaten five or More Servings of Fruiis or Vegetables in 

the Past Day by Health District in 2011
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FAST FOOD

As naiad aartier. areas with a higher proportion of fast food restaurants and convenience stores tend lo experience higher levels of obesity 
and associated chronic disease. In 2011. the City of Los Angeles had over 2.000 fast food restaurants (which included sandwich and pizza 
establishments), with a citywide rale of 5.6 fast food restaurants per 10.000 people. Figure 42 shows the rale of fast food restaurants per 
10.000 rest Cents for each CPA. The Central City (33) CPA had the highest rate of fast food restaurants per 10.000 residents, mote than 
triple Uta CPAs with Ota next highest rales, while Ihe Bel Air-Beverty Creel (1) and Northeast Los Angeles (1 9) CPAs had the lowest rates 
of fast food establishments. Map 07 shows the rate of last food restaurants par 10,000 residents.

Figure 42: Rote of Fast Food Restaurants per 10,000 Residents by Community Plan Area In 2011
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In 2011,40% of Los Angeles County residents reported eating fast food at least once a week, with key dWerences among demographic 
groups and neighborhoods. Almost 46% of men reported eating fast food ooce a week, compared to 34% ol women. Over half of adults 
age 18 to 24 (56%) reported eating fast food each weak, the highest of any age group. Forty-six percent of Latino and 45% of African 
American respondents ale fast food each weak.1" Figure 43 shews Ihe percentage of adults who reported eating fast food at least once a 
week by HD. The Hotiywood (29%) and West (28%) HDs had the lowest proportions of adults who reported eating fast load each week, 
while 45% or more of the adults in Ihe Southeast, South, and Southwest HDs consumed fast food each week,1"

Figure 43: Percent of Adults (18+ years old) Who Reported Consuming Fast Food al Least Once a Week by Heallh District 
in 2011

Ww

IhSwuud

Iferbor 34*

33*C.*wnei

iffitIfinFumonflo

MKMathura'

3/*Ixal vrduy

41%

44%Vm rtfv. w

46%t.ill'

04%

20* 40* 50* 60*10* .VSOK
Percent ot Adurii(18< yeen o‘d) Mio Reported toting foil food At leaitOaee a Week

Otic* olrtesllh Assessment end Epidemiology. Lot Angeles County Oeperiment of PubHc Heekh (2019). 2011 Los Angeles County HssMh Survey Fest Food 
Consumption [Deis FSe). Retrieved tram http/ipubhchuiir iotouniy gov4u/LACHSO*i*Toi>ies20l 1 Mm.
'*Onceof Hosltn Assessment and EpMsmiologr. Lot Angeles Coonry Department ol Puttie Health. (2013). 2011 Los AnoMet County Heekh Survey Fast Food 
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Somea: g«ceotHatlir>Asteetment end Epidemiology. Lot Angeles County Department cl PuUcHeeth. (Xt3). 2011 Lot Angeles Cowry HeeWi Surrey: Fast 
Food Consumption /Date Filel.

In 2011. apprcudmately 51% of children countywide reported aaling fast food at toast ones a weak. Chid ran who identified as While (40%) 
wen much lees iikety to report eating last food each week, while African American (57%). Latino (54%) and American Indlan/Aiaskan 
Native (63%) wen the most likely to eat fast food.

Figure 44 shows the percentage of children age 0 to 17 that reported eating fast food each week for each HD in the City. Over hail of the 
children in Ihe South (52%) Southeast (64%), and Southwest (65%) HDs reported consuming fast food each week. Children in Ihe West 
(32%) end Central HDa (36%) were the toast likely to report eating fast food.

Figure 44: Percent of Childten (0-17 yean old) Who Consumed Fast Food Al Leosl Once a Week by Health District In 2011

141

142

canal

45%Hrytior

HOlTOKKl 437.

LflB’WCy

43*

AT*Vi'ff-ffivJfi

3* kill

20911 SO*lfflt 3t» 40% HXi 70%0%

FwoerterciMren(0-17 yeasteM) Who Consumed Port food At Least Ooc* a wee*.

Sourco: ghee otHtalttAesearnent end ^Uemloiogy, Loe Angelee County Depennentol Pubic I teePh. (20t3). 2011 Loe Angeles County Heaim Survey ctmj 
Feet Food Consumption /Date Fuel

ALCOHOL CONSUMPTION, ALCOHOL OUTLETS, AND MOTOR VEHICLE COLUSIONS INVOLVING ALCOHOL

Alcohol consumption can have consequences for the health of those who drink and of those around them. While most people who drink do 
It safely, the minority who consume alcohol heavily produce a significant impact. Alcohol is file third leading cause of lifestyle death in ihe 
U.S. with 60,000 annual deaths attributable lo excessive alcohol use. and millions of emergency department and physician office visits are 
due lo excessive drinking. Health risks from alcohol include unintentional injuries, such as motor vehicle coMsions and fads, violence, 
unsafe sexual behavior. Over disease, and cardiovascular disease among others.

In 2011. 52% of Loe Angeles County residents reported drinking alcohol in Ihe past month Almost 62% of men reported drinking alcohol 
during Ihe Iasi month, while only 43% of women reported drinking. Sixty-seven percent of white residents. 67% of residents with college or 
poet graduate degrees, and 67% of residents who exceed the Federal Poverty Level drank alcohol each month, by ter the highest 
proportion of respondents by race/ethnicily. education level, and income. The West HE) (68%) hed the highest portion of reeldenls who 
consumed alcohol each month.

14 J

144

Excessive drinking includes heavy drinking, binge drinking, and any drinking by underage youth and pregnant women 8mge drinking is the 
most common form of excessive alcohol consumption. For women, bmge drinking is defined as having 4 or more drinks on a single 
occasion, and for men. ri is having 5 or more drinks during a single occasion. Fifteen percenl of Loe Angeles County residents reported 
binge drinking dunng the past momn. Matos (22%) and the age groups 16-24 (23%) and 25 to 28 (25%) ware the groups most likely io 
participate in binge drinking. As shown in Figure 45. Ihe Northeast (23%) and Central (21%) HDs had the highest percentages of the 
population who reported binge dunking, while Ihe San Fernando (14%). Southeast (14%), and Harbor (14%) HDs had the lowest 
percentages.Hi

141 Odea of Heettii Assessment and EpktomMogy, Los Anodes County Dapartnsnt ol Public Health (2013). 2011 Los Angeles Couity Heellh Survey: Chid Fait 
Food Comwnpbon |Dats fra) Retrieved Item http^4xXiHSiewliLlecountygoWheAACHSPstaTopica2011 htm
w Oflke of Hesnn Assessment and Epidemiology, Lot Angelos County Department ol Public Health. (2013). 2011 Loe Angatee County Hostth Survey: Child Feet
Food Coneunpiun (Paia me) Reirieved Item http24xX>iicnealth.lecounty.govma/LACHSDettTcipica201l.ht[ii
*" CDC- (2013) Fact Sheets- Alcohol Uoa end rteatdi. Retrieved tram http^/www.cdcgovijicorio44act^heets/eioohoi-use h1m

Office of Health Assessment end Epidemiology. Loe Angeles County Department of Pi**e Health. (2013). 2011 Los Angeles County Heetth Survey: Alcohol 
Consumption |Data File). Retrieved from Mtp://ptjbSeheaim.lecoivW.govrh«fLACH6oatiToplcs20ll.htm.
** Office of Hsellh Assessment and Epidemiology. Los Angsiss County Department or PiMeHssfin. (2013). 2011 Los Angeles County Health Survey: Binge 
□tinting |Dato FIs). Retrieved Irom htyV/ptMcheaHhJaootrty.govrtiaAACHSOaUToplcaaoi i.htm.
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Figure 45: Percent of Adults (18+ years old) Who Reported Binge Drinking in the Past Month by Health District in 2011
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Communities with a high density of liquor stores often suffer Irom a variety of health and safety problems. Communities In Los Angeles 
County with higher concentrations of liquor stores tend to have higher rates of atcohot-reialed harms, such as motor vehicle collisions 
involving alcohol and alcohol-related deaths.1'* Areas with higher concentrations ol liquor stores have also been found lo have higher 
numbers of childhood accidents, assaults, and abuse Injuries;1" and Increased criminal activity, including violent crime.

There are two types of liquor licenses: on-sale and off-sale. On-safe licenses allow alcohol to be sold for consumption on-site, and Include 
outlets such as restaurants and bars. Off-sale licenses allow alcohol to be sold for consumption off-stte Off-sale Koenses are given to 
outlets such as grocery stores, convenience stores, and tquor stores.

In 2012. there were over 10.000 on-sale liquor licenses and over 2.500 off-sale liquor licenses In the CHy of Los Angeles. Cilyvnde. there 
are 48.7 on-sate liquor licenses per 10.000 residents (Map 68) and 6.6 ofl-saie liquor licenses per 10,000 residents (Map 89). As shown in 
Figure 4$. ihe Central City (18.1). Boyle Heights (11). Central City North (9.9). and Venice (9.6) CPAs had the highest off-sale licenses 
rates, while Westwood (2.7). Bel Air-Beverty Creel (2.9), Brentwood-Pacific Palisades (3.2). and Arieta-Pacofma (4.4) had Ihe lowest off- 
sale rales The Southeast Los Angeles (182), Wilshire (176), Northeast Los Angeles (ISO), and South (152) CPAs had the largest total 
number of off-sale licenses.

1W Los Anpslss County PiASc HaaMi Department, Subststoe Abuse Prevan Ion and Control. Office of Health Assessment and Epidemiology (2011. December) 
Reducing Atcohoi-Reloted Harm* In Los Angeles County; A Ctttoe and Corrimtalliee Health Report

nreinltiter 11 r flnunitaell I tThgmdr lanma fTfHID)finfmlnflfrffinimnimintnltinrnpidMlnn tmr- iTrm-inr'nrmlilni) iirmmwrm 
Accident. Aeaau*. and Chid Abuse Injuries Mcohohm: CffirfeafaKf BpertnwdW flanon*. 32(11):p. 1SOT-1975 
' “Stewart K (n.d) How Alcohol Outlets Affect Neighborhood Minima. Panic InatHula for Reaearch and Evaluation. Retrieved tram 
hHp;/AirbsnaiAnots us/Utosiaofoji/Moa/anacranenuitiow aiDohol-outleU-gflecl-nbhd-vtolooce.pdf
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Figure 44: Off-Sale Uquor License Role by Community Plan Area in 2012
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Similar lo off-sale liquor licenses. Cenlral Cily (545.2) and Central Cty North <225) had the highest rates ot on-sale licenses per 10,000 
residents, followed by Wibringion-Harbor CHy (175.6) and Hollywood < 133.6). By far. the Hollywood (2,653). Wilshire (2.26S). and Cenlral 
City (2.054) CPAs had Ihe most establishments with on-sale liquor licenses. The Southeast Las Angelas (4.5) and Arteta-Pacotma (6.8) 
CPAs had the lowest rates of on-sale liquor licensee.

Alcohol consumption is one of the leading causes ol premature death and disability in the County In 2010. there were 2,068 motor vehicle 
collisions Involving alcohol, reselling In 70 fatalities and 168 severs injuries. Figure 47 and Map 90 show the rate of collisions involving 
alcohol par 10.000 residents by CPA. The Central City and Central Cily North CPAs have the highest rales ol collisions Involving alcohol 
(greeter than 10 per 100,000 residents), while Westwood has the lowest rate (2.2). The Cenlral City. Cenlral City North. Sherman Oaks- 
Studio CHy-Toluce Lake-Cahuenga Pass. Boyle Heights, and Hollywood CPAs ail have relatively high rales oI on- and off-sale liquor 
licenses, whls Westwood has a relatively tow number end rate of liquor licenses.

Figure 47: Average Annual Rate of Motor Vehicle Collisions involving Alcohol per 10.000 Residents by Community Plan 
Area between 2001 and 20I0

WMtcinod a
ff 4 r s | * T-4/f Qc» - (UfcN Vhw

P^xlikJgu 
ftrPiH'ta ^ 

WmyTMW Plcr/rt dnr Roy * 
urcr-Mod I’acfcixJ'sodoa ' 

NurllwttlUwAnguM _ 
MfM-AtiVm-ffcVRwy ' 

NCflLttMQdOt .
Wt-6^-lcr«i tutor Ctr 4

fVavvJci HK-JfwJwwJ
.

Car-/tnnPaH: WlrraHoa Wfwrtorvl,' 
VMi« ' 

/Wffcj TncAflio
rAukiilfo IV,wi*ruUily NurRiflli , 

M«lhHciirvHiort-Vi4«(yVHiR)i» ] 
V-AViafca- Fdri Poir*R-/*Vir V-fcy 

uen'cc , 
RuumJjwWw VifiNjjm . 

Fr^na - Trwanfl " 
tfMfoMrt* ro-aHarch .

9gulbv4fthM'rAr?tf*t ]
Wir AAviu ■ Mrtw'r hfli * I *bra- 

Wortafe*
Vrw» - Nnrtti Sh*mnr> (VAft _ 

Hal 7* bo*iCftr crer * 
I lulw Uukiv** " 

fL*i ViJ#f* -luTiirNiriiaij'iii
Hnlrwnncl ‘ 

5«ilfil«/wg&e» "i 
HvyluHuiylib I

ShM r eft Ou t» ■ i • i J v til y • I stou.
Cento u^rNM* I

CVrtu Cftgp I

:iv
IP
44
4,1
4.1

gj

<4
41
47
64

LL
6/
k r
if

/.i
fjk

73
17

1U

106 0 12 140 2 4
Annual tale of Motor Vehicle CoIIsImi* InvolvRrg Alcohol per 10,900 Uridants

Source: SWITRS coBtton data Item TIMS Ml DC. BetMvf (2001-2010) 2010 US. Camus pqpcrMbn dm.

134 |

83764984

4



INCOME AND FOOD ACCESS

'Food security" is defined as having access to enough food for an active, healthy life for all people al ell times '** Food insecurity can lead 
to undernourishment and malnutrition, which coincide with fatigue, stunted child development, and other heelth issues. Undernourished 
pregnant women are more likely lo bear babies with low birth weight, and the babies are then mote likely to experience developmental 
delays that can lead to learning problems.1M Hunger and food insecurity can also accelerate the development of dsease or worsen existing 
diseases. Ironically, food insecurity and obesity co-exist in soma households where people eat foods that are inexpensive while high in fat 
ord sugar, bul low in nutritional quality. Finally, lood insecurity causes anxiety and stress, which weakens Immune systems and decreases 

overall quality of Me.

Households that lack 'food security' are typically low-income households and these households can obtain supplemental assistance from 
government programs, such as the CalFresh program and the Women infants and Children (WIC) program. In 2012. approximately 7% of 

households in the City of Loe Angeles were CalFresh recipients, and Map 9lMap 91 displays the proportion of CalFresh participant and 
vendors. As shown in Figure 48. the highest proportion of CalFresh recipients was in the Southeast Los Angeles CPA, where 23% of 
households participated in the program. In the South Los Angeles and Boyle Height* CPAs, over 15% of the households participated in 
CalFreah. In the Bel Alr-Beverty Crest Westwood. West Los Angeles, and Brentwood-Pacific Palisades CPAs, less then 2% of the 
households participated in the program. The Southeast Los Angeles and South Los Angeles CPAs had tha largest number of CalFresh and 

WIC vendors as shown in Map 92.

Figure 48: Percentage of Households that are CalFresh Recipients by Comm unity Plan Area in 2010
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10 | Crime
Crime can have health, social, and behavior implications lor victims and theii families. Violent crime, such as homiddes. physical assails, 
rapes, and sexual assaults afleci the heaSh outcomes of communities Between 2000 and 2009. an average of approximately 400 people 
died annually from homicides m the City of Los Angeles.'’7 In many communities across the City, homiodea are one of the leadng causes 
of years of life lost (YLL) and disability-adjusted life years (DALYs)<v> Violent physical assaults also have health implications. Between 
2005 and 2010, about 6.000 people in Los Angeles were treated in emergency rocrr.s as a result cf physical assault.IM Direct exposure lo 
physical violence Is associated with a range of negative health consequences, such as depression, anxiety, suicide, post-traumatic stress 
disorder, decreased cognitive functioning, and negative social behaviors 
experience can affect their scholastic achievement,'9* and H can limit their overall success as adults.

Along with direct exposure lo crime, indirect exposure to property crime and violence can have a broad impact on the rest of the 
community Research has documented a spectrum of physical and psychological health Impacts associated with neighborhood crime 
levels. Residents' worries about safety m their neighborhoods can be a causa of chronic stress.Witnessing community violence causes 
longer-term behavioral and emotional problems in youth.'9' Addtionally. fear of crime can modify people's behavior. An individual's 
perception of neighborhood safely can be a disincentive to engage in physical activity outdoors Parents who are afraid of neighborhood 
crime may keep their children indoors, which may limit opportunities to be physically active and to develop support networks.

164 ■!» 14? When children or adolescents are victims of violence, the
i»

is:

MAPS AND INDICATORS
The Crime Chapter of the Health Allas examines information about the physical location of criminal adiuty within the City and lha location 
of victims of spacllic types ct violent crime The following describes each of the maps within this section and the data source associated 
with the map.

Crime Rate for All Part I Offences per 1,000 Residents: The map shows the combined rate of property and violent crimes per 
t .000 residents as reported to the Los Angeles Police Department from April to September 2012. Crimes include aU Part I Crimes: 
homicide, rape, assault, robbery, burglary, theft, grand theft auto, and theft from auto. The map shows a six-month rata by census
tract.

Violent Crime Rato par 1,000 Residents: The map shows the rate of the violent crimes per 1.000 residents as reported to the Los 
Angeles Police Department Iran April lo September 20i2. Crimes include the (blowing Part I Crimes: homicide, rape, assault, and 
robbery. The map shows a six-month rale by census tract.

Property Crime Rate per 1,000 Residents: The map shows the rate of the rate of property crimes per 1,000 residents as reported 
to the Los Angeles Police Department from April to September 2012. Crimes Indude the following Pat I Crimes: burglary, theft, 
grand inef; auto, and theft from auto. The map show* a six-month rate by census trad.

Emergency Department Visits for Assault per 100,000 Residents: The map show* Iraal-end-rdease emergency department 
visit rate cor 100.000 residents for assault injuries. The data is a rale between 2005 and 2010 and is displayed at the 2ip code level. 
Data is derived from Emergency Department Visit Data, CaHfomfa OSHPD

Homicide Rate per 100,000 Residents: The homicide rate per 100.000 residents map shows the homicide monality rale lor 
victims o( a firearm. The date is a rate between 2000 end 2009, and is displayed at me zip code level. Data is from the Death 
Statistical Master File, Caftfomla Department of Health Services, Center (or Health Statistics

Crime Rale Index: The Crime Index was developed to compare crime conditions of one place to another. The Index standardizes 
property crime rales per 1,000 residents and violent enme rales per 1.000 residents, and then averages them together, yielding a 
score on a scale of 0-100. Violent crime was weighted by a factor of two. Higher values indicate a higher Crime Index score.

KEY FINDINGS

CRIME RATES

From April 2012 through September 2012, the six-month crime rale for the City of Los Angeles was 13.5 crimes per 1.000 residents. The 
property crime rata was 11 per 1.000 and the violent crime rate was 2.5 par 1,000. Figure 49 shows the crime rata* fot each CPA. The 
three CPAs with the lowest total crime rates were Westwood. Brentwood-Pacific Palisades, and Bel Atr-Beverty Hills, whicn are all clustered 
together on the western edge of Los Angeles. Three of the next four CPAs with tha lowest crime rates are along the northern edge of the 
City. Eight CPAs had crime rales higher than the citywide average, including Central City North. Sherman Oaks-Studo City-Toluca Lake- 
Cahuenga Pass, West Adams-Bakfwtn Hllfe-Leimert. Southeast Los Angelas. Hollywood. San Pedro. South Los Angeles. Venice, and 
Central City in particular, the six-month crime rate calculated tor Central City (52.1 per 1,000) far exceeds any other CPA (more than twice 
the CPA with the second highest rate) arxfls neatly double the average dtywide crime rate for all of 2011 (27.7 per 1.000). Map 93 shows 
the crime rale per 1,000 residents.

IV CatfomU Dapartment or Hearn SerMeet. Cantor for Health Statistics (20t?) Oaam Statistical Master F4e: Homtctda Deaths iron 2000-200*.
Los Angeles Couity Department or Health Servtcas and the UCLA Center tor Ha aim Policy (2000. January). Tha Burden or Disease m Los Angelas a Sluoy of 

the Patterns or Morbidity wtd Mortality In Corny PopiSatton Retrieved Iran
hup r/heaitnposcy.iica odufocMcaffiin«!DocumsntslPDFmie%208uiaen1s20ot%200isoa8e%20inlL20l.os%20Angelsg*20County.pdf

CeMoma Offee of Statewide Hearth Planning amt Development (2012) Emergency Department Vise Dm: Average Annuel Treat S Release Emergency 
Department Visa* for AsswK Stale*.

Buka, s. 1.. Sttcfhck T. L BMHatle l.. and Earls F. J (2001). Youth Exposure to Violence: Prevalence, Risks. rod Consequences. American Journal ol 
armppSycNMy. 7t(3): pp. 296-310.

Margolin. G , and Gords E. (2000). The Effects Of Family and Community Violence on ChSdmn. Annual Ravhw of ftpehefogy. 51: PP- 445-79.
HSynle. D . Pads, R., Mslmon. M, end Ptquero, A. (2009) Exposure lo Violence in Adolescence end Precocious Pole Exits Journal or Youth and Adbiasosncci 

38(3). pp. 26966.
’“Giew. G.M. Fan. M.. Wayne, KL, and Rfvara. FP. (2006) 6utiymg and School Safety. The Journal of Psdfltrfc* 152, pp. 123-8. Rigby, K. Does Butytng Realy 
Do Harm? AvelatXa from D6pJfamw.ediicalloivunin.tdu aufeuSyxtgihamt nmi.
1,9 U.S. Dapartment ot Justice OSfce of Justice Program* (2002). Overview ol tna Research Literature on Coneequancss of Crtminat VtcSmbalfon. AvellsMe at 
MfoJAaww.n9jis.gotrtilmlfojiitpiyv_2002_2_1ipage1.html
’"Altschuler, A., Somltin. CP- Ader, N.E. (2004). Loot services and amenities, neighborhood social capita!, and heWth. Social Science 6 UetUdna. 50. pp. 
1216-1229.

Perw-Smlth. AM.. Abus. K.E., and WeW M.O. (2001). Exposure to notaries and naiglihoihood aMlMlon among Inner-ety youth. Journal of CMeaf CMP 
Psychology. 30(4). pp. 464-72.
^ Foster. S.. and G*es-Cort. B (2008). Tha BuSI EnvkonmnL Neighborhood Crime, and Constrained Physical AetMty. An Exploration ol tncornletent Findings. 
Pneventfue MsdClna, 47(3). pp. 24(-51.
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Figure 49: Total Crime Rate per 1,000 Residents by Community Planning Area (6-month rate from April 2012 through 
September 2012)
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Figure 50 shows the violent enme rale per 1,000 residents lor each CPA. CPAs on the Westskte of Los Angeles had lho lowest violent 
come rates, including Bel Air-Beveriy Crest Westwood. Bnentwood^acrfic Palisades, and West Los Angeles. The Central City. Southeast 
Los Angles. South Los Angelas, Westlake, and West Adams-Bafdwln Hills-Leimetl CPAs had Ihe highest violent crime rates with rales at or 
above four per 1.000 residents. The Central City CPA had the highest violent crime rate, over two tunes the next highest rale. Map 94
shows the violent crime rate per 1,000 residents.

Figure 50: violent Crime Rote per 1.000 Residents by Community Planning Area (6-month rale from April 2012 through 
September 2012)
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The six-month property crime rate tor the City of Loa Angeles was 11 Crimea par 1,000 residents, and the property enme rale per 1.000 
residents is shown on Map 95. There were 22 CPAs beiow the City average rata. Figure 51 shows the property enme rale per 1,000
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resident* by CPA. Bel Air-Geverly Crest. Westwood, end Brentwood-Pacific Palisades had the three lowest property crime rates. 
Conversely, 13 CPAs exceeded the City average, with the Central City. Venice, Sen Pedro, and Hdywood CPAs as the top area* for 
property crimes.

Figure 51: Property Crime Rale per 1,000 Residents by Community Planning Area (6-monlh rate from April 2012 through 
September 2012)
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NEIGHBORHOOD SAFETY

In 2011.34% of adults countywide reported that they perceived their neighborhood to be safe from crime, but this perception varied 
significantly by Health District. Adults in tha Wrist (98%|. Hollywood (97%). Harbor (96%), San Fernando (96%), and Northeast (92%) had 
higher perceptions of safely from crime. Adults in (he Central (69%). Southwest (66%). and East Vafiey (69%) HD* had tha lowest rale* of 
perceived neighborhood safety.

Figure 52: Percentage of Adults Who Reported They Perceive Their Neighborhood lo be Safe from Crime by Health District 
in 20)1
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Between 2000 and 2009, (he citywide homicide rate per 100,000 was 8.7. As a comparison, the nationwide homicide rale per 100.000 was 
8.1 In 2007.'*' Homicide rales per 100,000 residents are shown on Figure $3 and in Map 97. The Endno-Tarzana, Westwood. Bnsntwood- 
Padfic Palisades. Westchester-Playa Oet Rey, and Bel Air-Beveriy Crest CPAs had an average homidde mortality rale near zero. The 
Boyle Heights (17.1 per 100,000). West Adama-Baldwin His-Leimerl (23). South Los Angeles (26). and Southeast Los Angeles (30) CPAs 
had the highest homicide rates and sit were at least two to (twee times the dtywide everage.

Figure 53: Average Annual Homicide Rote per 100.000 Residents by Community Planning Area between 2000 and 2009
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CRIME RATE INDEX

The Crime Rale Index was developed to assess the crime conditions of one neighborhood to another. The Index standardizes properly 
crime rales per 1,000 residents and violent crime tales per 1.000 residents, and then averages them together, yielding a score on a scale of 
0-100. To account for the significant impacts of violent crime on a neighborhood, the violent crime rale was weighted by a factor ol two. 
Higher values indicate a higher Crime Rate Index score.

As shown on Map 98, zip codes In the Brantwood-Psdlic Palisades, Bel Air-Beverty Crest. Palms-Mar Vista-Del Ray. Canoga Park- 
Wlnnetka-Wbodand Hills-West Hits, and Westwood CPAs had the lowest index scores Zip codes in the Venice. Manchestar-Playa Del 
Rey. West Adama-Baldwin HKts-Letmeri, South Los Angeles, and Southeast Los Angelas, Central City. HoSywood, and Westlake CPAs 
had tha highest Crime Rale index scores.

US Department ol He aim ana Human Services (2012) Herilhr People 2020. Leading ImScaloit Retrieved from 
http rAivww.iMalinypeopie.gouf202Cvi WdefaulL atpx
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mod 94: Violent Crime Role per 1.000 Residents (A-Month Role. April lo September 20121
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Mao 95: Properly Crime Bate per 1.000 Resident lA-Monlh gale. April to September 20121
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Mop 97: Aveioae Annual Mortally Bote ft* Homicide per 100.000 Resident f2000-20091

|153KMMh AIM for Ihe Cl^ or LM Angetot



Mao 98: Crime Role Index (20121

1*1



11 | Housing
A home represents safety, security, shelter, family, and friends. Housing is often the angle largest monthly expenditure for a family. The 
conditions within a home, housing affordability, and the surrounding neighborhood affect the health of families. Substandard and 
inadequate housing can contribute to lead exposure and poisoning: respiratory conditions, including asthma, exposure lo carcinogenic air 
pollutanta. Ike radon and tobacco smoke: injuries resulting from poor construction or maintenance, end othw Inm'th-reiated issues”1 A 
scarcity of affordable housing limits a family’s choice about where to live, often requiring families to move ir-rc naocquaie or substandard 
housing In neighborhoods with higher crime and violence ’® Housing affords bitty also aflects a household's stability and ability to afford 
health insurance and other necessities.1"

MAPS AND INDICATORS
The Housing Chapter includes data and information on housing density, diversity, overcrowding, and cost. The following ksls the maps and 
associated indicators Included in this section

Residential Density' The net residential density map is Ihe ratio ol tha total unils par census tract to the area devoted to residential 
uses Data is from Los Angeles County Office of the Assessor's parcel Information for 2012.

Housing Diversity. The map shows a composite score for tha diversity of housing within each census tract. The scoring 
methodology was derived from the U S Green Bulking Council’s LEED for Neighborhood Development Checklist, and it indudes 
20 combinations of housing type and size. Data is Ifom Los Angelas County Office of tha Assessor’s parcel information for 2012.

Percentage Renter-Occupied Housing Units: Tha map shows the percentage of renter-occupied housing units for each census 
block. Data is from the 2010 U S Census.

Ranter-Occupied Housing Units: The map shows tha census blocks where renter-occupied housing units account for 75% or 
more of Ihe housing uncts. Data «from Ihe 2010 U.S. Census.

Housing Unit* with One Person or More per Room: The map snows the proportion of housing units in a census trad with one 
person or more per room. Data is from the 2010 U.S. Census ACS 5-yaar Estimates.

Housing Untie with Mora than ».5 Persons par Room: The map shows the proportion of housing units in a census trad with 1.5 
persons or more per room Data is from tha 2010 U.S. Census ACS 5-yaar Estimates.

Percentage Of Households Paying Mom than 30% of Income on Housing Coats: Tha map shows ihe percentage of the 
households in a census trad paying more than 30% of monthly income on housing costa. Data is from the 2010 U.S Census ACS 
5-year Estimates.

Subsidized Housing Units' The map shows public housing. Section 236 protects. Sedion 6 new construdion. Low income 
Housing Tax Credits, and other subsidized mulbfamily housing in 2006. Data is from ihe Department of Housing and Urban 
Development

KEY FINDINGS

HOUSING DENSITY AND DIVERSITY

Compact suburban and urban areas can typically support more neighborhood-serving uses, providing goods and services within walking 
and biking distance ol homes: they have more potential customers (neighborhood residents) in a smaller service area. Simtariy, as 
residential density and non-residential intensity increese, transit ndership and walking rates increase, while rates of obesity decline.
in

Net residential density is Ihe ratio of Ihe told units per census trad to the area devoted to residential uses and is shown on Map 99. The 
average residential density of the City of Los Angeles was 12.9 unils per acre. Figure 54 shows the housing density by CPA. Housing 
density is highest in Ihe Central City and Westlake CPAs, when there are 80 and S3 housing unils per acre of residential land, respectively 
The Bel Atr-Beverly Crest (1.6) and Brentwood-Pacific Palisades (4.3) CPAs have Ihe lowest residential density in ihe City.

IW Braveeian. P.. el el. (2011. May). Housing and Heatin Exploring die Soctst Oaieminantt olHsaUt Robert Wood Johnson Foundation Retrieved from 
hllp'frwww.ra4f.orBroontenlMtmA>eb-assetss20i trttSihousing-end-heeith
,a*Bsalh. M.. eL at. (Data unknown) Association batman Neighborhood Conditions and HeaMh Outcomes al Local Laval Santa Clara County Public Health 
Department. Retrieved from rmp/rvnvwsccgov orgmtesfsccptKlran-u*'Panneis/DaUlDocunentifria(ghl90ihoods%20poslef%20c9niMied%20finai.pdf 

Rossi, P„ and Weber, E. (1996). The Social Benefits ol Homeownertlup Empirical Evidence from National Surveys. Housing Policy Donato 7( t).pp 1 35 
Ewtng. R andCarvaro, R. (2010). Travel and the Brett EnWonment. Journal Of the American Harming Association. 76 3, pp 26S-294 
Cervero. R and Guerra, E (2011). Urban Densities and Transit A MiM-dmanaionel Panpedhe (Working paper). Institute of Transportation Sud cs a: ihe 

University of CaHomra al Berkeley. Retrieved from http /avww us oerttetey adutPubHcatlonafUCBBOl 1A/WP/UCB-TTS-VWP-2011-6 pot.
,w Frank, L- (2004) Obesity RetoOonehlps wfth Community Deyg-i. -‘lyuol Activity and Time Spent In Cars. American Journal ol Preventive Mertorw. 2.';:-') p.
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Figure 54: Housing Density by Community Plan Area in 2012
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A diverse housing mix supports housing aftorcabisiiy end a diverse population, in addition, a mix of housing types supports those who 
choose lo age in place in ihe same community :nT>ugrioui their different life sieges. II also facilitates tile transitions, such as renting an 
apartment as a young adult or purchasing a hone as a new family.

To assess housing diversity, a composite score within each census tract and CPA was derived from the LEED for Neighborhood 
Development Checklist. Neighborhood Pal tern and Design Credit 4. The list indudes 20 combinations of housing type and size, inducting 
detached single family ursts less ihan 1.250 square feet, detached single family unis greater than i .250 square feel* duplex units by size, 
and multifamily units by size. The housing diversity score represents Ihe probability that any two randomly selected housing units in a trad 
or CPA wii be of a different type and size. Higher scores denote greater housing diversity. Figure 55 shows the housing diversify score for 
each CPA in Loe Angeles The housing diversity scores are highest in Southeast Los Angeles (0 82) and Venice (0.78). The Bel Air-Beveify 
Crest (0 24) and Granada Hrtis-KnoWwood (0.3) CPAs have the lowest housing diversity scores. Map 100 shows housing diversity by 
census tract.
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hi American AtsodaOnn of Rstksd Psupfs. (2012). HouWng Poticy ScMfore to Support Aging in Place. RenWveoirom 
hUp/hwiw.nhCLontihMMdoctHiwitWlti172*edne-lrH)iare.pdf.
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Figure 55: Housing Diversity by community Plan Area in 2012
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Unsurprisingly. CPAs with higher residential densities and housing diversity tended to have a higher proportion of renter-occupied housing 
units. Figure 56 shows the number and proportion of renter-occupied housing units within each CPA. Westlake (95%) and Central City 
(90%) have Ihe highest percentage of renter-occupied housing units, while Bel Air-Beveriy Crest (13%) and Grenada Httfs-Knolhvood (29%) 
have the lowest. Map 101 shows the proportion of renter-occupied housing units by census block, and Map 102 shows the census blocks 
where over 75% of the housing units ere occupied by renters.

Figire 56: Renter-Occupied Housing Units by Community Plan Area in 2010
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Overcrowded housing directly influences a person's physical and mental health, and can affed the development and educational 
achievements of children. StucKes have found a relationship beiwaen overcrowding and respiratory health, meningitis, ami lubercufosie in 
children. For adults, a relationship exists between overcrowding and respiratory diseases end some forms of cancer.172 Evidence also 
suggests that overcrowding is associated with mental health issues in woman and racial and ethnic minorities. Overcrowding is also 
associated with child mistreatment and domestic violence.,7> in addition, overcrowding can increase noise, which increases overall chronic 
stress and decreases the amount and quality of steep

The US. Census Bureau defines overcrowded housing as housing with more than one person per room, including the living mom in the 
housing unit. Having more than 1.5 parsons per room is considered severe overcrowding. The percentage ot housing uni* with more than 
one person per room in the City of Los Angeles is 14% (Map 103), and it it 80% for housing unils with 1.5 persons per room (Map 104). As 
shown In Figure 57. the Westlake (40%). Southeast Los Angeles (33%). and Boyte Heights (33%) CPAs had the highest proportions ol 
housing units with more than one occupant per room. These three CPAs also had Ihe highest percentages of housing umts wrth more than 
1.5 persona: Westlake (30%). Southeast Los Angeles (17%). end Boyle Heights (15%). The Bel AJr-Beverfy Crest (less than 1%) and 
Brentwood-Pacific Palisades (1%) CPAs had the lowest percentages of overcrowding.

Figure 57: Overcrowded Housing by Community Plan Area in 2010
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HOUSING COST

Housing affordability may lead to bettor health outcomes lor residents. Higher rants or mortgage payments, eapeclaly tor tow- and 
moderate-income famine*, limit the amount that a family can spend on other necessities, such as nutritious food, healing fuels, and health 
care,1™ Families with access to affordable housing are also lesslAeiy to move frequently. Residential stability. in turn, can reduce 
emotional and behavioral problems among children, and lower the risk of pregnancy, drug use. and depression during adolescence.1,7 An 
adequate supply of affordable housing may also -m prove tha health of the elderly and those with dlsabiblies and chronic dseasa. by 
creating a stable platform for health care and services.'™ Scarce affordable housing also limits a household's choice about where they live, 
often forcing a move info inadequate or substandard housing in neighborhoods with higher crime and violence ’7* In addition, high housing 
coals force many with lower incomes to live outside of the County and commute long distances. This contributes lo problems of stress, 
increased levels of baffle congestion on area roadways, and increased levels of air pollution.’”

Housing aftordabiity Is defined as the cost of housing (rent or mortgage) relative to household Income. Housing is considered affordable if it 
costs less than 30% of a household budget Households that pay more than 30% of their monthly income on housing are considered cost- 
burdened.1" In the City of Los Angeles, 53% of the households pay more than 30% of their monthly Income housing and Map 105 displays 
the proportion of households In each census tract that pay more than 30% ol their monthly income on housing. In 3010,56% of renters paid 
more than 30%. while 49% homeowners were cost-burdened. As shown in Figure 58. over 62% ot the population in the South Los Angeles

in Krlsgsr. J.. end Higgs ftt. O.L <2002). Housing end Heakh. Tuns agam tor PitoSc Health Action. American Journal of PubSc HeaSb. 92. pp. 758-768 
Office d the Deputy Prime Mntstor. (2004) The Impact o/Ove'cnwOng on Hum and Educttkm A Flew* o< the Evidence and Lttanture. Retrieved from 

hdpMleraJoeactjW5073/.
Evans. G.. and Marcynyszyn, LA (2004). Environmental Justice. Cumutafive Environmental Risk, and Haem among Low- and lAddie-Income ChSdran In 

Upstate New Voik. American Journal of Pub*: HaaKh. 94. pp. 1042-1044.
,n Cooper. II. (2001). HouUng AriordaUity: AChridnen't Issue. Canattan PoScy Rwsaroft Hahmocs Discussion Psfsor.

Beat*. SA (2002). Home la VMme the Hwm * Inadequate Houaaig as a PubSc Hesnn Crisis American journal of Public I laifili. 92(5). pp. 733-738 
label. J.. Crain. R.. and Cohan. R. (2007). FramtopAetauea-toe FesMw toywnsor AKvdstx* Housing on Hoafrii. Washington, D.C.: Cantor tor Homing 

Pokey.
”* LuMI, J., Crain. R., and Cohan, R. (2007). Framing tea fesusd-Ae ffaaHma Impacts ot MtorOaUa Housing go Health Wauttngton O C Center lor Housing 
Pokey.
"* Baath. M.. el al. (Data vWnai) Association between Neighborhood Condldonsand KsoMi Outcomes at Local Laval Serna Clara County Pubic Haollh 
Department Retrieved from MtpAww.iocgov o<i)MtoificcphdMHrafPa<tnaiifC)atafDDaj(nentiAiatglibortioods%20poste'%20conibineo%2a<toal pdf

Urban Hottest aid Non-Profit Houtong Aaanrtoanii of Hotteam CMtomto. (2012) Moving SWcon Vaiay Fonvard Housing. Transk 4 Tralke at a Croawoedt 
riaa-t *""■ -Wriq ”»gy-^pi*~*4~*igpW""rS '■‘■yfp*
^ U-8. Dapertnent or Housing and Urban Development (2012). Afibrdabre Hounng Retnevedfram 
M|pj|porttl.hudgo«rhudponaUHUD7aicWpibflnni_ollcaatainii)jdannlngMtordablehouahg

in

it*
ITT

158 J



and Southeast Los Angela* CPA* were cost-burdened, which were the highest rates in the City. The Hollywood (S1%) and Wit shine (53%) 
CPAs had lower proportions of households that were cost-burdened but had large numbers of households that paid more than 30% on 
housing, 45.507 and 62.454, respectively.

Figure 55: Households Paying More ihan 30%ol Monlhly Income on Housing Costs by Community Plan Area In 2010
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HOMELESSNESS

Poor health and homelessness am closely related. The rales of chronic and acute diseases are high among ihe homeless population, and 
diseases such as tuberculosis. HIWAlDs, diabetes, hypertension, addiction, and mental dsorders are dlllicdl lo treat when individuals lack 
permanent housing.

Studies have found that homeless people experience id ness and injury three to six times more frequently than housed inctvidueis 
experience and die 30 years earlier.w Homeless Individuals who are mentally iN may use drugs and/or alcohol to ealf-medlcale. placing

With dilllcUty treating hometeaa persona and an increase In health risks, tha cost of 
providing services for Oils subpopulatton is significant. A 2009 study on the cost of housing and homelessness showed consistent findings 
that public costs can be reduced by nearly 50% when homeless individuals are housed and provided with supportive care.Figure 59 
shows that providing supportive housing for homeless persons reduces ihe overai pubic cost

•«

them al risk for communicable and other diseases.

W Nation* Coafihon to* tha Homeless <2006. June) Health Care and Homslsiiossa- NCH Fad Sheet 98. Retrieved Iron 
hltp/Amw natronalhomeieas org/putihcauons/iecU/Hesfth pdl 

' National Health Care tor the Homeiees Cowed (2012) Retrieved from hdpTNiww.iihchC-OfO/.
National Coaueon fo« he Hometeaa. <2006. June) Heaun Care and Hofnalettnset- NCH Fad Sheet #6- Retrieved from 

http://www nauonahomeieas oroftxiWtoeltonsrtacis/Heeitti pdf
'** Los Anpaiea Homeless Services Authoniy. (2000> Where We Sleep Coats when Hemeietaneie and Housed ta Los Angehs pp. t
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Figure 59: Average Monthly Pubic Costs for Persons in Supportive Housing and Comparable Homeless Persons for Los 
Angeles County in 2008
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Some*: Gconomte Houndteble. (SOM}. When We Sleep: Com *hen Hemehee and Housed to Los Angles.

Although homelessness In the City overall has declined by 9% from 2009 to 2011. there were marked increases occurring in specific areas 
throughout Ihe City. The homeless population increased by over half In Counci District 8. over one-third in Council District 5 and over one- 
quarter ir> Council Distrfd 7. Conversely, homelessness in Council District 12 declined by nearly three-quarters, and in Coundr Districts 3 
and 4 k declined ai a rale of 44% and 29%, respectively.,wFigure 60 and Map 108 shows the homeless population by City Council District.

Figure 60: Homeless Populolion by City Council District in 2011
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Some*: Ua Angeles Hanskas Sentoee Authority. (2011. August). 201 r Grow Los Angeles Homeress Count Hrparr.

African Americans accounted for nearly half of the City** homeless population in 2011. Latinos represented nearly one-quarter, and Whites 
accounted for 22%. Asian or Pacific Islander and American Indian end Alaskan Natives represented a small share of Ihe population, 
accounting for 3% and 1%. respectively. Nearly a quarter of Ihe City's homeless population is considered to be chronicaly homeless, an 
especially vulnerable sub population. Skid Row, located In Ihe Central Ciiy CPA. is home to the largest concentration of homeless 
Individuals in the City. Homelessness in Skid Row has Increased by 14% from 2009 to 2011. The highest concentrations of homeless 
people are located In Council Districts 8,9.13 and 14.
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1M Los Angelee Homeless Services Authority. (August 2011). The Gnaw Lot Angsiea Homeless Count Report 
Los Angeles I tomeless Ssrvlc— Authority (August 2011) The Greater Los Angeles Homeless Count Rspon.IV
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Moo 99; Residential Deniilv (20121
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MQP 100: Housing Diversity (20121
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Map 101: Peicenloae Renter-Occupied Housing Unils 12010)
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MOP 102: Renter-Occupied Housing Units (20(01
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Map 103. Percentage of Homing Units with 1 of More than Persons ner Room 120101
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Mod 104: Percentage of Hooting Unlls with l-SorMcrePenore per Room 120101
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mop 105: Percentage of Households Povino More Ihon 30% of Income on Housing Costs <20101
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mqp I Oft: Percentage ol Population Paving More than 35% of Income on Monlhlv Renl 12010)

168 |



Mop IQZlSubacfaed Housing Units fgQOB)

I 160HuHh Alin for mo City o( Lot AngdM



Map 108

Homelessness by City Council District (2011) 168
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12 1 Environmental Health
Environments health covets a wide tange of logics that include the physics. chemical. and biological fedora external to a petson that 
impad overall human health. The subject includes air podullon. the quality of drinking water, exposure to chemicals in bulding and cleaning 
materials, exposure to soils containing toxic substances, and other similar exposures.

Understanding environmental health conditions Is a complex problem. Thera ate tans of thousands of substances In our environment 
Some of these substances may be harmless, while others are highly toxic: some may cause short-tern health issues while exposure to 
others mey cause long-term, chronic health impacts that could lead to death. Indeed, about 8% of all deaths worldwide are due to acute- 
end long-term exposure to environmental hazards. '**

In Ihe Oty of Los Angeles. Ihe cumulative impede of pollution have been found to be high in Los Angeles's eastslde. Southeast Los 
Angelas, Arteta-Pacouna. and Ihe community surrounding the Port of Los Angeles. These tone hot spots' have high levels of pollution 
from stationary and mobile sources that elevate health risks. In dose proximity to these sources of pdubon, these communities have lend 
usee, such as schools, day care facilities, parks, senior housing, and health care Facilities that cater to populations sensitive to potuUon, 
such as children and seniors. i»

MAPS AND INDICATORS
The Environmental Health Chapter indudes Information on a number of exposures to pollution and Ihe burdens that many communities 
lace from different environmental poButants. The following list describes the maps and associated indicators induded within this section

• Population Density of Census Blocks within 500 Feet of Duck Routes: The map shows the population density of census 
blocks within 500 feet of Centals' designated truck network, Inducing National Network, Terminal Access. California Legal 
Network, and California Legal Advisory routes. Truck route data is from Caltrane and population data is from the U S Census for 
2010.

< Population Density of Census Blocks within 500 Feet of Manufacturing, warehousing and Distribution, and Refinery and 
Chemical Plants Lands and the Pott The map shows the population density of census blocks within SOO feet of manufacturing. 
Industrial, and port lands. Land use data is from Office of the Assessor for 2012 and population data is from the U S. Census for 
2010.

• Pollution Exposure The map shows the average percentiles of Ihe six exposures indicators, Induding ozone and PMj > 
concentrations, diesel PM concentrations, pest Id de use. toxic releases from facilities, and traffic density The 2013 data is from 
CaiEPA for the California Communities Environmental Health Screening Toot.

• Environmental Effects: The map shows the average percentiles of lour Environmental Effects indicators, including cleanup sites, 
impaired water bodies, groundwater threats, and solid waste sites and laokties and hazardous waste fedMies. The 2013 data is 
from CaiEPA tar the California Communities Environ menial Health Screening Tod.

• Pollution Burden Score: The map shows the average percentiles of the six exposures indicators, induding ozone and PM; s 
concentrations, diesel PM concentrations, pesticide use, toxic releasee from facilities, and traffic density, and lour Environmental 
Effects indicators, including cleanup sites, impaired water bodies, groundwater threats, and solid waste sites and facilities and 
hazardous waste ladkbes. The 2013 data Is from CaiEPA for I ha California Communllles Environmental Health Screening Tool.

KEY FINDINGS

PROXIMITY TO TRUCK ROUTES AND INDUSTRIAL AND MANUFACTURING LANDS

Air pollution occurs when chemical and biological materials contaminate the air. The most common air pdlutants are csffed 'criteria 
potutants.* The Slate and Federal government use health-based standards to regulate six cnlena air pdlulanls Induding ozone, carbon 
monoxide, nitrogen dioxide, sulfur dioxide, paniculate mailer (PMi0). and fine particulate matter (PM2S). Pariiculala matter is the term tar 
suspended particles found in the air, induding dust, dirt, soot, smoke, and liquid droplets. While alt State and Federal air quality standards 
are baaed on health and medical data and era designed lo protect public health. PM^ poses the moat serious health threat. Because of 
their small size, PMiS particles can lodge deeply Into the lunge'"

The smetesl particles in air poDutants generally pass through the throat and nose and enter Ihe lungs. Once inhaled, these particles can 
cause serious health effects Numerous scientific studies have linked ozone and particle pollution to lung cancer, asthma attacks, heart 
attacks, strokes, and earty death, as wefl as Increased hospitalizations for brealhing problems.

A major source of air poRution Is PM from diesel exhaust, which is concentrated near Ireeways. ports, and other major transportation 
infrastructure. Over 360,000 residents of the City ol Los Angeles live wilhtn SOO feet o( a major truck route (Map 109). As shewn In Figure 
61. the Southeast Los Angeles, South Los Angeles. San Pedro. WJshtre, and Boyle Heights CPAs had Ihe highest number of people 
leaving within 500 feet of a truck route (greater than 20.000). The percentage of population within 500 feel of I ruck routes was highest In Ihe 
San Pedro (31%), Harbor Gateway (26%), and Boyle Heights (25%) CPAs.

»; 1*3 •*• ••*

IM PrOevUstOn. A, Vickers, C.. Haefflger. P. and Bertooirv. R. (2011). Known* and unknowns on Burden of Dieaaae Due to Chemicals: A Systematic Review. 
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Loa Angeles ColtoboreUve for Environmental Haaiui and Justice ROiO. December). Hidden Hazards A Call to Action for Hsalthy, livable Communltlee. 
Retrieved from http://deanupgreenup.IUe*. wordpress comCOttVt I/ikddenhajsrds-iow-res. version pdl

U.S. Errvtrnnmemal Protection Agency. (2912. July) Six Common Ax Poauiant*. PM Frequently Asked Questions. Retrieved from 
MpgAmvw.epe.govf|pmdeslgnettontffeq.hlin
'"BfUMkmef. B.. at. at. (1997). Air PoSudon from Thick Traffic and Lung Fincoon m Cnsdren living HOST Motorways Fpidemio/opy. 6(3). pp. 290-3G3 
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Over 360.000 residents of the City also lived within 500 feet ol the port, manufacturing, warehousing and distribution, and refinery and 
chemical plants (Map no). Figure 62 shows the number of people and the percentage of the population with each CPA that live within 500 
feet of manufadurstg and the port. Approximately 59,000 residents in Ihe Southeast Los Angeles CPA lived adjacent to noxious land uses 
(21% of Ihe CPA's population). The next dosest CPAs in terms of total population were the West Adams-Baldwin Hiils-Leimert. South Los 
Angeles, Hollywood. Westlake, and Northeast Los Angeles CPAs (all above 20,000 residents), but these CPAs had fewer than hall the 
residents adjacent to these lands. The percentage of population within 500 feet of port, manufacturing, warehousing and distribution, and 
refinery and chemical plants was highest in the Central City (49%), Harbor Gateway (26%). Central City North (27%), and WUmington- 
Harbor City (20%) CPAs.

figure 62: Population within 500 Feel of Manufacturing Lands and the Pori by Community Plan Areas in 2010
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Sevan! CPAs had high percentages (greater than 10%) of the population living near major truck routes and port, manufacturing, 
warehousing and distribution, and refinery and chemical plants. These CPAs included Harbor Gateway, Boyle Heights. Silver Lake-Echo 
Park-Etysian Valley, Wilmington-Harbor City. Central City, Centre! City North, and Palms-Mar Vista-Del Rey.

POLLUTION BURDEN

To understand the burden of pollution on communities across California. CaiEPA and Office of Environmental Health Hazard Assessment 
developed a tool to evaluate the relative exposure of residents to environmental pollutants. The CetEnvironScreen Tod includes two 
components that represent 'poffdion burden:* 'exposures’ to pofimams and ’environmental effect*.* Each component combines multiple 
indicators to create a composite score of exposures and environmental effect*. The tool combines six exposure indicators: ozone end PMu 
concentrations, diesel PM concentrations, pesticide use. toxic releases from fscMUes, and traffic density. Map 111 shows the potutkm 
exoosurc score tor each zip coda in Los Angeles. It also indudes lour environmental effects indicators: cleanup shea; Impaired water 
bodies, groundwater threats; and solid waste dies and facilities and hazardous waste facilities. Msp 112 shows Ihe composite score of 
environmental effects for Los Angeles. These two components are then combined Into a single composite figure described as pdution 
burden. PofiuVon burden scores are calculated for each census Irad and range from 0 (tow burden) to 10 (high burden).

Map 113 shows Ihe pollution burden score for zip codas in Los Angeles. Zip cods 90745 (near Ihe CMy of Carson) has the Mg hast pollution 
burden soots (7.7) for zip codes that intersect with the City. This score places (he 90745 zip code in the Mg heat 1% of scores for the state. 
The 90023 (Boyle Heights). 91406 (Van Nuys), 90248 (Gardena). 90810 (near Long Beach and Carson), and 90039 (along the LA River 
near Atwater Vifiage and Silver Lake) zip codes Tail within Ihe highest 2.5% of scores for the state, while an adtfdonal 20 zip codes are In 
the top 10% for the state The zip codas within the top 10% of the slate's pollution burden scores are located in the Port of Los Angelas, 
WRmington-Harbor City. Harbor Galaway. Central City, Central City North. Boyfe Heights, Sfiver Lake-Echo Paik-Elystan Valley, Northeast 
Los Angelas, Hollywood, Arieta-Pacoima, Reseda-West Van Nuys. Suntand-Tujunga-Shadcw HMs-Lefce View Tenace-East La Tuna 
Canyon, Chalsworth-Porter Ranch, and Sylmar CPAs.

its

"*C«#fomla Environmental Protection Agency and Office or Emtrenmental Heath Hazard Aaaaaament (2013. January) Draft California Communities 
Environmental Healti Screening Tool (CotEnviroScreen). Retrieved Iran Mtp^Www.oaMacs.govAt|lpdffCaEnvlroScraen2ndPul)i>cRevrawDraltOt03i3 pm

t

| 173Health Alia for the Cl^ of Loa Anoelea



Map 109: Population Density of Census Blocks within 500 Feel o( Truck Routes (20101
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MOP 110: Population Density o) Census Blocks wiihin 500 Feel of Manufacturing Warehousing ond Dislribulion. and 
Refinetv and Chemical Plants Lands and Ihe Pail (20101
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mop ) 13: Pollution Burden index f20l3)
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13 | Community Health and Equity Index
A community's health and well-being is influenced by a wide variety of complex and inler-relaled rectors, including the sod el. IKestyle. and 
genetic characteristics of individuals: the land use patterns and transportation systems that make up the physical environment: and the 
governmental policies and cultural norms of the social and economtc environment Together, all of these factors help shape the individual 
choices and behaviors that can influence health

To compare and batter understand the inletsedio- cl mJtiple heath factors and health outcomes in Los Angeles, the Community Health 
end Equity Index was developed to examine me spate' relationship between vulnerable populations, social and economic fedora, mortality, 
morbidity, the physical environment, pollution. and enrre. and to identify the areas of the City burdened with the most adverse conditions. 
The Index ranks and scores these variables for -vsighoarhoods acmes Los Angeles. The Community Health and Equity Index applies 
weights to each sat of variables and then averages the variables together. The result is a composite map that can be used to understand 
the areas of the City with the highest vulnarahl tics anc cumulaliw burdens as compared to other portions of the City.

The Community Health and Equity Index uses a norrakve approach to set the variable weights in the Index, using value judgments about 
the tiede-offs between individual variables to identify the areas with the most adverse health conditions. The relative weight of each index 
or variable is shown in Table 2 along with a sub total ol the weights by sector. Health outcomes were given the relative rank ol 25. one 
quarter of the Index lot at. Health outcomes indude a selection of variables lor mortality (Ufa expectancy at birth) and morbidity (childhood 

obesily. low birth weight, and asthma).

Health outcomes are shaped by health factors, such as a community's physical environment, social and economic fedora, access to health 
care, and health behaviors. Social and economic fadors are the largest driver of health outcomes."’ Since social and economic factors 
play an important role in health outcomes, the Economic Hardship Index was given the highest weight (35) and crime was assigned a value 
of 7.5. Health behaviors - including what we eat. whether we are physically active, and how ohen wa see a doctor- also affect our health. 
Access to healthy and unhealthy foods, represented by the modHied Retail Food Environment Index, wa* given the fourth highest rank (10) 
at it relates to health behaviors as wed as the physical environment. Land use patterns, urban design, transportation systems, housing, 
parka, and exposure to pdlullon strongly impact a community's health behaviors and health status. As such, land use, transportation, and 
environmental pollution factors were all given equal weights (7.5).

Table 2: Community Health and Equity Index Components

INDEX OR VARIABLE Topic Weight

Walkabilsty Index (Standardized Index Score for Housing Density. Retail Density. Street 
Connectivity, and Land Use Mix) Ih'.•

Land Use 5

IComplete Communities Index (IhdexScore cl we Duo-sly cl Anient-.tes and Eslabi.s~-ne':U.. Ls-'d Use 2.5

- ■

Tmnsportatcn 7.5

ill

ihe RaJJo ol Health/ to Unhea n/ Poodinvronrvtjn* irdfcx l.’ndex Scoreityoijiiisto Retoi! Fcco 
iT^e:a :ers)

Feed 10
■ :>

C'ineCnnic Rule index <l<e:e of V.deM «?kJ Proper^ Cnrr.o per tC.OCC Res.de.cls, .5

-w. TTii ' T-t.;. t i~

100Total

7.5Subtotal: Crime
V

The Community Health and Equity Index Illustrate the areas of the City in need of the most assistance. The Index could provide guidance 
on the areas of the City to concentrate outreach for Hie Health and Wellness Chapter, to focus staff lima, resource*, and programs, and to 
highlight where policy interventions are most necessary.

,n Los Angeles County Puuie Health Deportment (2013k Social Detetmlnents of Health. Hew Sodel and Economic Foctore Affect Health.
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The Community Health and Equity Index provides a broad illustration ol the vulnerable commumttes, other health factors, and health 
outcomes different area* of Lot Angeles face. The Index combines demographic, sodo-economic. health condition*, land use, 
transportation, food environment, crime, and pollution burden variables, standardizing the variables on a scale of 0 to 100 Lower value* 
indicate better community health and morn equitable conditions. The fallowing table Nets the indfaalor or index used and the weight applied 
to each. For mote information on a specific index or indicator, please visit the earler sections.

Map 114 shows the areas of the City with the best Community Health and Equity Index scores (lowest values) including Ihe Weslstde of 
Los Angeles, the Santa Monica Mountains, and Ihe western San Fernando Valley. Large portions of the Bel Air-Beverty Crest, Brentwood* 
Palisades. Paims-Mar Vista-Del Roy. Venice. Manchesier-Merina Del Rey, and Sherman Oaks-Stucko CHy-Tduca Lake-Cahuenga Pass 
CPAs had Index scores in Ihe bottom 5% of areas within ihe City, meaning that these areas had the best health condition*.

As shown on Map 115. the
in the South Los Angeles, Southeast Los Angeles. WUmmgtcm-Harbor City, San Pedro. West Adams-Beldwin His-Leimert. Boyle Heights, 
Westlake, North Hotiywood-Vailey VMage. Arteta-Pacoima. and Van Nuys-North Sherman Oaks CPAs. The areas with the highest scores 
(97.51ft to 100%) tended to be in Southeast Los Angeles and South Los Angeles, in particular, three Neighborhood Council Districts 
(Community and Neighbors lor Ninth District Unit (CANADU). the Empowerment Congress Southeast Area and Watts) all had Index scores 
between 97.5% and 100%

with the worst health and equity scores (Index scores In the top quintile, 80% to 100%) were concentrated

160 |
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The resettlement of inner-city neighborhoods by a younger, wealthier, better-educated elite is believed 
to represent a threat of displacement to elderly residents. This article analyses mid- and late-1970's 

census tract data from nine cities to assess residential mobility trends. Net inmigralion of professionals 
is found to be more likely in tracts with high proportions of retired households and, especially 

in tracts close to the cities' central business districts, professional inmigration is associated
with outmigration of retired households.

Gentrification and Displacement of the 
Elderly: An Empirical Analysis

Jeffrey R. Henig, PhD1

Reinvestment in the central city has brought rized, more likely than other central city resi-
a new issue to the political agenda of the urban dents to be displaced by the market pressures
aged. The issue involves a phenomenon known gentrification brings to bear; and, once dis-
as “gentrification" — the gradual resettlement placed, they are believed to be more vulnerable
of some inner-city neighborhoods by a younger, than others to the physical ana emotional costs 
wealthier, better educated elite (Clay, 1979; that forced relocation can impose.
Gale, 1976,1978; Upton, 1977; National Urban 
Coalition, 1978; Zietz, 1979). Gentrification, claim that gentrification and displacement are 
to some, represents the successful culmination widespread and significant forces reshaping the 
of two and one-half decades of federal and local cities today, however, has encouraged a counter
policy efforts aimed at attracting upper income thesis to emerge. This counter-thesis suggests 
families into the deteriorating urban core. Some that the gentrification/displacement issue has, 
see in this so-called "back-to-the-city move- in general, been overplayed. It notes, accur- 
ment" the reversal of demographic and fiscal ately, the anecdotal nature of much of the "evi- 
trends that, through the 1940's, 50's, and early denre" summoned to substantiate the existence 
60's, set the stage for the social and financial of the gentrification/displacement threat. It 
problems that afflict many of our cities today points to studies that apparently discredit the 
But, while aspects of this phenomenon are worthy notion that a large scale back-to-the-city move- 
of celebration, gentrification has a darker side, ment is occuring (Gale, 1976, 19/8; Goodman, 
Rising rents, rising property tax assessments, 1978; Nelson, 1978); and cites evidence that 
and the conversion of rental housing into owner- documentabledisplacees represent only a small 
occupied and condominium units — factors proportion of those who move each year (Dept, 
associated with gentrification — threaten to of Housing and Urban Development, 1979; 
displace existing residents unable to compete Grier & Grier, 1978). And it emphatically argues 
in the accelerated housing market.

The elderly, especially those on fixed in
comes, are believed tc be particularly vulnerable adverse impact than gentrification induced 
to gentrification-induced displacement (City of displacement on the quality of life for urban 
Seattle, 1979: Dept, of Housing and Urban residents.
Development, 1979; Crier & Grier, 1978; Hart
man, 1979; James, 1977). The risks of gentrifi- severe a threat does it currently represent to the 
cation-induced displacement are especially urban aged? This article analyzes data based 
worthy of concern because the elderly appear on migration patterns in 967 census tracts across 
to be doubly jeopardized. They are, it is theo- nine cities. The findings provide some new sup

port to the contentions that gentrification does 
exist, that gentrification-induced displacement

The lack of strong empirical backing to the

that neighborhood disinvestment and housing 
abandonment have a more immediate and

How widespread is gentrification, and how

’Asst. Prof., Dept, of Political Science, George Washington Univ., 
Washington, DC 20052.
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displaced elderly persons can be expected to 
incur. An analysis of the impact of displacement 
on the elderly in Denver, for example, found 
that displacement necessitated an average of 
about $ 127 in moving costs; $1 38 in social ser
vice counseling, referral, and assistance; and 
monthly rents an average $38 above those pre
viously paid.

Perhaps because of these factors, the elderly, 
when left to their own devices, generally choose 
not to move. The elderly are about one-half as 
likely to move as is the population at large, and 
about one-fifth as likely to move as the highly 
mobile 20 to 24 year age bracket (Siegel, 1975).

is a threat to the elderly, that the eiderly may 
be more at risk than other groups, and that the 
threat may be increasing over time.

Displacement and the Elderly: The Double 
Threat

The impact of displacement. — Everyone 
needs a certain amount of stability. An unpre
dictable environment robs us of the comforts 
and efficiencies that can derive from convention, 
habit, and routine. While it is, of course, true 
that an unchanging environment can also lower 
the quality of living, swift and erratic change The 1970 U. S. Census found that over 44% cf 
can oe a life-threatening source of physiological all homeowners over 65 had lived in the same 
and psychological stress (Lowenthal, 1964).

The expectation that the elderly person suffers 
more when displaced by gentrification (Besser,
1979; Chadwick, 1979, Hartman, 1979; Hol
man, 1978; Sumka & Cicin-Sain, 1978) is based, 
at least in part, on the presumption that the 
elderly have a more pronounced dependence on 
stable and predictable environments than other 
groups. There are physiological and socio
logical bases for accepting such a presumption.
Physiological changes associated with the aging 
process — diminished visual capacity (Birren 
& Shock, 1950; Bouma, 1947), hearing diffi
culties (Melrose et al., 1963), diminution of 
balance and slowed response time (Exton-Smith,
1977) may make adjustments to environmental 
change more difficult. Changes in the brain 
and nervous system — slowing of blood flow to 
the brain, shrinkage of the brain, progressive relocation can have negative effects on activity 
loss of neurons (Terry, 1978) — while they need levels, mental health, life satisfaction, and mor- 
not be debilitating, may erode some of the tality. The impacts of relocation are especially
elderly person's capacity for adaptation and likely to be harmful when the factors preciptating
may lessen the capacity to absorb stress.

The elderly may be particularly vulnerable, induced displacement 
too, to the social costs of forced relocation. ual's control (Schulz & Brenner, 1977)
Friends and neighbors form an integral part of 
the network of support upon which many elderly
must rely. A network of friends, some evidence to being more vulnerable to the physical and
suggests, can make the difference between psychic costs of displacement, the elderly may
whether or net persons over 70 consider them- be more likely to be displaced by gentrification
selves to be "old” (Blau, 1973). Social isolation n the first place. There are both spatial and
has been hypothesized to be related to mental economic reasons for expecting this to be so. 
depression and is believed to be a factor in The spatial explanation evolves from the obser-
the high rate of suicide among the aged vation that there are high concentrations of the
(Anderson & Davidson, 1975; Batchelor & elderly in the older, deteriorating neighborhoods

near the central business districts (CBD) of the
These physiological and sociological impacts major cities. These are the very neighborhoods 

of forced relocation are likely to be exacerbated, that the younger and wealthier gentry—attracted 
moreover, by additional economic costs that by the areas' convenience, often superior archi-

house since 1949 or before. This need for sta
bility is further evidenced in the consistently 
observed tendency of the elderly to express high 
levels of satisfaction for tneir housing and neigh
borhood conditions, even when independent 
observers have judged them to be poor (Britton, 
1966; Carp, 1976; Lawton et al., 1973; Lycan 
et al., 1978; Winiecke, 1973).

Relocation can pose a significant threat to 
the health and well-being of the elderly, as has 
oeen empirically confirmed (Aldrich & Mend- 
koff, 1963; Blenkner, 1967; Brand & Smith, 
1974, Killian, 1970; L'eberman, 1969; Markus 
et al., 1972; Yawney & Slover, 1973). These 
studies — which focus, for the most part, on the 
correlates of the move into a nursing home, 
moves among nursing homes, or moves from 
one residence to another demonstrate that

relocation are as is the case with gentrification 
outside the individ-

7 he likelihood of displacement — In addition

Napier, 1953).
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tecture, historical significance, and relatively 
low cost — find appealing (Clay, 1979; National 
Urban Coalition, 1978). This spatial factor 
probably works in conjunction with economic 
factors. Many elderly households financially 
overextend themselves, already, simply to hold 
on to the housing that they have. Elderly house
holds are twice as likely as the general population 
to spend over 35% of their income for housing 
(Struyk, 1977). These households are not in 
the position to absorb the increased rents, in
creased taxes, or other expenses that gentrifi
cation can impose. Relocation, for them, may 
be the only feasible response.

There is some empirical evidence to substan
tiate the expectation that these spatial and 
economic factors leave the elderly especially 
likely to be victimized by gentrification-induced 
displacement A study of those displaced by 
condominium conversion in Washington, U. C. 
found that 45% of the displacees were elderly 
(Development Economics Group, 1976). A 
survey of Seattle households found that 34% 
of the elderly households who moved did so 
because they were displaced (City of Seattle, 
1979). And, in one of the few multi-city, multi
neighborhood studies of gentrification, The 
National Urban Coalition surveyed city plan
ners, realtors, housing specialists, and neigh
borhood representatives in 44 cities. "Almost 
80% of the neighborhoods reporting elderly 
residents," according to that study, "indicated 
a decline in their number after rehabilitation" 
(1978). The findings, however, have not been 
unanimous. A study in Portland concluded that 
the elderly m that city were not being displaced 
at especially high rates (City of Portland, 1978).

While suggestive, these studies do not offer a 
firm empirical base from which to estimate the 
extent of gentrification-induced displacement 
among the elderly. First, the single case study 
mode of several of the analyses limits the gen- 
eralizeahility of the conclusions that can legiti
mately be drawn. T his problem is exacerbated 
by the fact that the highly studied cities — 
Washington, Seattle, Portland and a few others — 
are widely regarded as being unusual in the 
degree of gentrification underway. Second, 
because the National Urban Coalition study is 
based so heavily on the subjective impressions 
of the respondents, the results of that compara
tive analysis must be regarded with caution. We 
cannot be sure ot the precision with which the 
various local respondents obtained their esti
mates of the extent of displacement, nor can

we be confident that the criteria and definitions 
applied were explicit and consistent throughout. 
None of the existing analyses, finally, provide 
longitudinal indicators of changes in the rate 
or patterns of gentrification and displacement 
over time

Data and Methods
The research reported here is based primarily 

upon census tract level data collected by the 
R. L Polk & Company, and made available to 
cities that contract for it through the published 
series Profiles of Change, Polk is a private firm 
that has been publishing city directories smce 
1870. Each year the company surveys approxi
mately 27 million housing units and 2 million 
businesses The company claims that its door- 
to-door canvass "general:y results in obtaining 
information from 80 to 95% of the residents" 
of the cities in which they operate. The company 
also claims that "spot comparisons with the 
Bureau of Census surveys made at the same point 
in time show the counts to be very close . . ."

Each Polk Profiles of Change report is based 
on two separate canvasses, usually 1 year 
apart. Reports covering the mid 1970's are 
available through the Dept, of Housing and 
Urban Development, which awarded Polka $1.6 
million contract to compile reports on 318 
cities. Later reports are available only from those 
cities that have continued to contract with Polk 
to develop them for use by their planning and 
development agencies. In July 1979 there were 
10 cities with populations greater than 200,000 
that had received late 1970's Polk reports. This 
study is based on the mid- and late-1970's sur
veys in nine of those 10 cities. The nine cities — 
Cincinnati, Dayton, Louisville, Memphis, 
Milwaukee, Minneapolis, Oklahoma City, 
Rochester, and St. Paul 
being "representative." They are similar in 
racial make-up and income levels to other U. S. 
cities of their size, but their rates of population 
loss from 1960 to 1975 are more severe. Signs 
of gentrification and its impact on the elderly, 
therefore, will probably be less visible in these 
case cities than in others, such as Washington, 
D. C., Seattle, Boston, Atlanta or Manhattan 
where the gentrification phenomenon is likely 
to be more advanced.

Fig. 1 summarizes some of the key Polk indi
cators that are employed in this study. Data for 
each tract are based on four distinct canvasses — 
two, about 1 year apart, in tne mid 1970's, and

have no claim to
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two, about 1 year apart, in the late 1970's.2 Since typographic errors. The 967 tracts that are in
tracts with very small populations might undergo eluded in the analyses contain auproximately 
proportionally extreme changes that could dis- 99% of the households in the nine cities under 
tort some of the analysis, tracts with fewer than review. Two key variables were added to those 
200 households were not considered. A small that the Polk reports provide Information on 
number of additional tracts were dropped either the percent black within each census tract was 
because of boundary changes that made com- obtained from the 1970 U. S. Census Each 
parability over time infeasible or inconsistencies tract, in addition, was coded from 0 to 5 accord- 
in the published data that indicated coding or ing to its distance from the central business

district.
Net in-movement of households headed by 

persons in professional or technical occupations 
provides the operational indicator of gentrifi
cation that wili be employed. While the Polk 
reports do not present information regarding 
the age of outmovers, data on the mobility of 
households headed by a retired person provide 
a rough but satisfactory surrogate. For the pur
pose of this analysis, then, gentrification- 
induced displacement will be assumed to be 
underway in tracts that reveal a net outmigration 
of retired households occuring simultaneously 
with a net increase, due to migration, in profes
sional/technical households. These measures 
provide a rather broad definition of the central 
concepts, so it is worth taking a moment to con 
sider more directly what they do and do not 
include.

The definition of gentrification as the net 
inmigration of professional/technical house
holds does not distinguish tracts in which pro
fessionals move directly into housing units 
theretofore occupied by lower class or older 
residents from tracts in which the so-called gentry 
are moving into previously empty or newly con
structed units. This means that a neighborhood 
that is capable of accommodating increased 
numbers of professionals without dislodging the 
prior residents would still be classified as "gen- 
trifying." The definition of gentrification- 
induced displacement as the net outmigration 
of retired households from gentrifying tracts does 
not distinguish tracts in which the outmigration 
is directly forced by the recycling of units for 
the incoming gentry from tracts in which retired 
households may be moving out voluntarily or 
moving out, for reasons unrelated to the gentri
fication, from units elsewhere in the census tract.
In using this definition, therefore, we risk mis
taking two distinct patterns of neighborhood 
change — "filling in" and "segmented develop
ment" — for gentrification-induced displace
ment, which they may superficially resemble. 
Filling in occurs when professionals gradually 
filter into a neighborhood as units previously

Housing and Commercial Environment
Current year vacancies: units occupied in the 
first of two canvasses but vacant in the second 
or newly added units which are vacant. An 
indicator of housing supply relative to de
mand.
Two canvass vacancies: units found vacant in 
two consecutive canvasses An indicator of
possible dilapidation and/or abandonment 
Renter-occupied housing units.
Percent commercial: commerical street ad
dresses as a percent of residential and com
mercial street addresses.
Vacant commercial units: current year.

Characteristics of Heads of Households
Professional and technical: physicians,
lawyers, engineers, scientists, teacners, 
librarians, etc.
Blue collar and service foremen, skilled and 
semi-skilled workers, unskilled workers, 
operatives, service workers.
Retired normally a significant indicator of 
concentrations of senior citizens (Polk: 
1978).
Female head of household.

Neighborhood dynamics
Net change in total households: number of 
households moving in minus number of 
households moving out between consecutive 
canvasses
Net change in professional /technical house
holds. indicator of gentrification.
Net change in blue-collar, retired, or female
headed households: possible indicators of 
displacement of "vulnerable" populations

Fife 1 Polk indicators utilized.

’The nine cities, with their canvass dates, are: 
Mid 1970's 

1974-75 
1974-75 
1974-75 
1974-75 
1974-75
1973- 74
1974- 75 
1973-75 
1973-74

Late 1970's 
1977-78 
1977-78 
1977-78
1976- 77
1977- 78 
1977-78 
1977-78 
1977-78 
1976-78

Gncinnati, OH 
Dayton, OH 
Louisville, KY 
Memphis, TN 
Milwaukee, Wl 
Minneapolis, MN 
Oklahoma Gty, OK 
Rochester, NY 
St. Paul, Ml
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occupied by the elderly become available due leases or no leases at all. The result can be that, 
to voluntary relocation or death. This process by the time that revitalization begins in earnest, 
results in the socioeconomic upgrading of the forced displacement of the long term residents 
area, but without the trauma and rapidity asso- is no longer necessary to accommodate the 
ciated with gentrification-induced displace- wea^hier inmovers. While this process resembles 
ment. Segmented development occurs when filling in — in both cases the so-called gentry 
unique attributes make reinvestment appealing occupy units that have been standing vacant 
in one small part of a census tract while nearby or have been voluntarily vacated — the under
areas continue to suffer disinvestment and dete- lying dynamic is rooted in the same economic 
rioration. In some cities, for example, luxury and social forces that drive gentrification- 
apahment or condominium development is induced displacement of the more direct sort, 
underway on waterfront or urban renewal areas, Withdrawal of landlord services simply replaces 
while, nearby, conditions cf abandonment, eviction, sharp rent increases, and condo- 
crime, and longstanding neighborhood decline minium conversion as the mechanism of dis- 
are forcing those elderly who can afford to to placement. A more narrowly conceived measure 
flee As with gentrification/displacement and of gentrification-induced displacement might 
filling in, tract level demographic trends will misinterpret this phenomenon. Such a narrow 
reveal, in such instances, net inmigration of measure could also lead the researcher to over
professionals and net outmigration of elderly look links that often exist between new, luxury 
or retired, but those migratory streams will be construction and apparently unrelated deterior- 
causally unrelated and spatially distinct.

The breadth of the measures is imposed by Since new construction alters property values 
the nature of the Polk reports, which provide and potential land uses in surrounding areas, 
no data on patterns of succession (who replaces a spatially limited redevelopment project may 
whom) at the individual housing unit level, and spark anticipatory disinvestment in other parts 
which acquires no survey data regarding house- of the census tract What appears to be seg- 
holds' reasons for moving out. Gentrification mented development, in such cases, may actu- 
and displacement must be inferred from aggre- ally represent gentrification-induced displace- 
gate demographic changes at the census tract ment caught at an early stage, 
level. This represents a constraint on the type 
and forcefulness of the conclusions we will be perimentally employed, the Polk data for inves- 
able to draw.

Although the breadth of the measures imposes the census tract level (Grier & Grier, 1978; 
iome constraints, these should not be crippling Houstoun, 1976; Johnson et al., 1977). It 
Filling in, by its very nature, is a gradual and remains — in spite of the limitations discussed 
evolutionary process of neighborhood change; above (see, also, Henig 1980) — the only exist- 
it can have only a marginal impact on this analy- ing data base that provides comprehensive, 
sis, which limits ?ts focus to rapid demographic cross-city census tract level data for this impor- 
shifts that occur over 1 or 2 year intervals, tant time period With this data, the following 
Neighborhoods that appear, at first, to be under- questions can be probed. Is gentrification 
going processes of filling in or segmented devel- greater in census tracts witn high percentages 
opment, moreover, may actually be experiencing of retired residents? Is the inmigration of pro- 
an indirect form of gentrification/displace- fessional and technical households related to 
ment sparked by the anticipation of future the outmigration of households headed by re
revitalization. Landlords and speculators who tired persons? Are the elderly, in fact, more likely 
forsee the possibility of future revitalization in to be displaced by gentrification than other 
aneignborhood will sometimes allowtheir prop- urban groups? Is the threat of gentrification- 
erties to deteriorate while awaiting the proper induced displacement increasing over t;me? 
time to rehabilitate or sell During this period 
of “anticipatory disinvestment," existing resi Findings 
dents, finding themselves faced with lack of 
services, insufficient heat, and general disrepair, 
may begin an exodus. In some cases their units simple correlations between the inmigration of 
are allowed to lie vacant; in other cases they are professional/lechnical households (gentrifi- 
rented to more transitory residents on short term cation) and selected neighborhood attributes.

ation and outmigration of the elderly nearby.

Several analysts have recommended, or ex-

tigation of gentrification and displacement at

Where Do the Gentry Go' — Table 1 presents
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The correlation coefficients measure the strength time, shying away from tracts with high vacancy
and direction of the relationships between gen- rates and commercial activity. The negative
trification and each of the other census tract correlations indicate that they shied away, too,
characteristics. A positive correlation (as be- from tracts with higher percentages of blue collar
tween gentrification and the percent of existing and service workers, female-headed families,
households that are headed by professional/ and blacks. These professional households,
technical persons) indicates that the two vari- instead, opted for tracts occupied, already, by
ables tend to rise and fall together. A negative households with occupations as prestigious as
correlation suggests that gentrification increases their own.
and decreases in inverse relationship with the
other variable. While most of the correlations shift is evident. That shift is manifested in the

decreasing strength of all but one of the correla
tions. Both the broad decrease and the single 
exception have an interest to us here. The de
creasing strength of the various housing, com
mercial, demographic and location variables 
suggest that those factors may have been be
coming less relevant to professional/technical 
households in their housing searches. While 
the data do not reveal the broad and forceful 
reversal of mobility trends that the more vivid 
accounts of gentrification conjure, they are 
consistent with an increasing readiness of the 
wealthier movers to locate in tracts that, pre
viously, they would more likely have shunned.

The positive and increasing correlation be
tween professional inmigration and the percent 
retired, in addition, is consistent with the thesis 
that gentrification is more likely to occur in tracts 
with sizeable elderly populations. This is so in 
spite of the fact that the distance variable shows 
no indication that professionals are more likely 
to move into close-in tracts than other areas. 
Tracts with higher proportions of retired residents 
are — at least in these nine cities — increasingly 
likely to experience gentrification. If this net 
inmigration of professionals, however, is ab
sorbed by previously vacant units, units emptied 
by the occupant's death, or by normal turnover, 
gentrification need not signal a displacement 
threat. The next section seeks to determine 
whether the inmigration of professionals statis
tically corresponds with the outmigration of 
retired households from the very same tracts.

Between the mid and late 1970's an interesting

presented in Table 1 are weak, the patterns they 
present are informative.

During the mid 1970's, the data suggests, 
net inmigration of professional and technical 
households was most likely to occur in tracts 
exhibiting what we might call more “suburban" 
traits. The trends indicated in column 1, I must 
emphasize, are not strong ones, but they do 
suggest that the so-called gentry were, at that

Table 1. Correlation Between Professional Inmigration 
and Selected Neighborhood Attributes —

Mid 1970's and Late 1970's.*

Mid 1970's Late 1970's

I. Housing & Commercial 
Environment 
% housing units vacant 
two-canvass vacancies 
% renter occupied 
% commercial 
% commercial units 

vacant

-.05-.11
-.08 -.05

-.06-.14
.04 -.01

-.07 .03

II. Demography
% professional/technical 
% blue collar/service 
% retired 
% female-headed 
% black, 1970

+ .20 + .07 
-.07 
+ .12

-.10
+ .02
-.10
-.10

.00

.00

III. Location
distance from central 

business district + .06 + .01

'This table originally appeared in Henig, 1980.

Table 2. Percent of Households Headed by Retired Person, by Distance from CBD, Mid 1970's and Late 1970's.

Distance

CBD 0-1 2-31-2 3-4 4+
miles

(N = 148)
miles 

(n = 247)
miles

(n = 199) (n = 128)
Tracts 

(o = 12)
miles 

(n = 233)
miles All

Tracts

Mid 1970's 
Late 1970's
Difference (percentage points)

33.7 31.3 26.6 26.8 25.3 20.4 25.7
25.2 25.0 23.0 24.1 20.124.4 23.0

6.38.5 3.6 2.4 1.2 0.3 2.7
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Gentrification and displacement. — Table 2 that the professional and retired households were
presents information on the spatial location of tending to move into these tracts in tandem. A
retired households as indicated by the mid and negative correlation, on the other hand, would
(ate 1970's Polk canvasses. As expected, the be consistent with, and supportive of, the thesis
data show' that census tracts closer to the CBD that gentrification exerts pressures that result
have greater percentages of households headed in the Dislocation of retired househc’ds from
by a retired person. More significantly, though, their homes and neighborhoods,
there appears to have been a relative shifting of 
retired households away from CBD cores during erally correlate with the net outmigration of
the second half of the decade. The percentage retired households. This is true for all 440 tracts
of households headed by a retired person de- exoeriencing net inmigration of professional/ 
dined, from the mid to the late 1970's, in tracts fechnical households (r = -.12), but it is espe-
at all distances from the CBD, reflecting a gen- dally true for tracts near the CBD. In the five
eral net outmigration of retired households from CBD tracts undergoing gentrification the rela-
these cities. The decline, however, is progres- tionship to displacement is a strong one. The
sively sharper as one moves toward the city small number of such tracts, of course, makes
center.

Is the observed outward shift of retired house
holds attributable to gentrification-induceo combine the CBD tracts with those within 1 
displacement? Not necessarily. The pattern 
evidenced in Table 2 could reflect, instead, a 
voluntary flight from abandonment and urban 
deterioration on the part of those retired resi
dents with the resources and willingness to escape 
the central city core We need to assess the extent 
to which the inmigration of professionals that 
we noted in the previous section directly corre
sponds to the outmigration witnessed here.

Table 3 presents simple correlations between workers, and female-headed families are also 
the yearly net change in professional/technical believed to be vulnerable to the pressures of 
households, due to migration, and the change gentrification (National Urban Coalition, 1978; 
in retired households. The correlations are Sumka & Cicin-Sain, 1978). Table 4 presents 
presented, according to the distance from the the correlations between professional inmigra- 
CBD, for all tracts that are gaining in profes- tion and the migration of retired, blue-collar/ 
sionals tgentrifying tracts). A strong positive service, and female-headed households for all 
correlation would be inconsistent with the thesis gentrifying tracts. Only in the case of retired 
that the inmovement of professionals usually households is the pattern consistent with that 
sparks an outmovement of retired households.
The positive correlation, instead, would indicate

The data reveal that gentrification does gen-

the generalizeability and reliability of th^t 
coefficient (r = — 90) problematic. When we

mile of the CBD, in order to increase the size 
of the sample, we find the correlation equals 
-.25 — still indicating a gentrification/dis
placement pattern, and still indicating that pat
tern to he strongest in the areas closest to the 
CBD

Are the retired households any more suscep
tible to gentrificat'on-induced displacement 
than other groups? Blue collar and service

Taole 4 Correlations Among M gration trends of Various 
Types of Households in Tracts Experiencing Net Increases 

of Professional Households, Late 1970's.Table 3 Correlations Between Annual Change in 
Professional/Technical Househo.ds, Due to Migration, 

and Annual Change in Retired Households, Due to 
Migration, According to Distance From CBD, Late 1970's 

(Tracts With Net Increases ot Professional Households)

Female- Blue collar/ 
Retired Headed Sendee 

HHs HHs HHs

Annual Prof./
Tech.

Change HHs

Prof./Tech.Pearson's r 121 00 -.12 11HHs
CBD Tracts (n = 5)
0- 1 Miles (n = 69)
1- 2Miies(n= 105)
2- 3 Miles (n = 89)
3- 4 Miles (n = 60)
4- r Miles (n =112) 
All Tracts (n = 440!

-.90 ( Retired
HHs

Female Headed 
HHs

Blue collar/ 
Service HHs

- 25
- 12 1.0C -.06 14
- 01

031.00-.11
+ 10 
+ 06 1.00

N = 440-.12
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we expect gentrification-induced displacement 
to reveal.
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Summary and Conclusions
This study has added some empirical support 

to the increasingly heard assertion that the 
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gentrification was more likely to occur in census 
tracts with higher percentages of retired house
holds. And, especially when it occurred in tracts 
in and near the cities' central cores, this gentri
fication was associated with a simultaneous out
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Others have argued, eloquently, that the 
elderly are important resources for our neighbor
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have prescribed specific strategies to diffuse 
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well advanced as to preempt effective interven
tion if the committment to take action is made.

perhaps based on surveys and
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Black California Dreamin3

Introduction

Ingrid Banks, Gaye Johnson, George Lipsitz> Ula Taylor 
& Daniel Widener

“California Dreainin’,” the 1965 single by The Mamas and the Papas, captured 
a shared nostalgia for California, one that emphasized environmental and social 
warmth as sources of universal longing. The iconic Golden State described by 
the group has indeed figured largely in the collective imagination of African- 
Americans. Yet there is much more beyond the dream of sun, sand, and surf in 
black memories and experiences of California. A black “California Dreamin5” has 
been a critical mixture of promise and adversity, warmth and struggle. Perhaps 
a more fitting depiction of black collective experience of the state can be found 
in Bobby Womack’s 1968 rendition of “California Dreamin,5” which we read as 
a more accurate portrayal of the black relationship to the “California Dream.” 
Womack’s version of the song adds gritty rhythm and blues arrangements and 
conveys black histories and expressions of resolve and resistance in the face of 
strife. The combination of sensibilities captured by Womack is a fitting analogy for 
Professor Clyde Woods’s own dream of assembling a diverse group of academics and 
journalists to consider the meaning of what he opined, “Black California Dreamin’: 
The Crises of California’s African-American Communities.”

After receiving grants from the University of California’s Center for New Racial 
Studies and UC Santa Barbara’s Interdisciplinary Humanities Center to fund the 
“Black California Dreamin’” project, Woods began laying the seeds for what he 
envisioned as a University" of California-wide initiative on California Studies. To 
that end, in July 2010, Woods sent out a call for papers requesting writings on the 
presence of blacks in California and on May, 13, 2011, in the midst ofbattling cancer, 
he hosted the “Black California Dreamin’ Conference” at UC Santa Barbara. 
Tragically, as Woods began to collect papers for the volume, he passed away onjuly 
6, 2011. At the time, he was also engaged in working on an essay for the volume 
that he unfortunately was unable to complete. However, that essay, published here 
as a “work in progress,” concludes his dream of “Black California Dreamin’.”

Black California Dreamin3: The Crises of California’s African-American Communities 
critically examines the multiple challenges facing black communities in California. 
It examines poverty, housing, urban renewal, gentrification, incarceration, violence, 
education, homelessness, and the economic devastation of home foreclosures. Prior
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to the past three decades, African-Americans already led the state with the largest 
high school dropouts, homelessness, incarceration, and mortality. Since the economic 
crisis, blacks have also experienced extreme rates of unemployment and housing 
foreclosure, the elimination of life sustaining social and educational programs, and 
the closure of major organizations, institutions, and cultural programs.

In addition to the problems facing black communities in California, the editors 
of this anthology are also aware of the inequalities that exist within academia. 
Traditional academia pivots on the meta-narrative of a “scholarly canon,” thereby 
rendering forms of knowledge and scholarship that exist outside of said canon as 
non-normative. We understand the importance of beginning a conversation whereby 
new archives and databases can be developed that privilege marginalized narratives. 
Black California Dreamin5 is an important part of this conversation.

From the beginning of the project, Woods envisioned a volume that would bring 
together diverse voices to explain Black California Dreamin5. He imagined social 
scientific, humanistic, artistic, and journalistic discussions existing within the same 
space. Woods was centrally concerned with chronicling both the past and present 
conditions facing California’s African-American communities. To that end, the 
following papers cross disciplines, genres, eras, and locales.

Malik Woods’s eulogy for his father serves as the foreword to Black California 
Dreamin'. “In Memoriam” illustrates both the love and esteem that Malik held for 
his dad, as well as the brilliance of a son and student mentored by an exceptional 
father, thinker, activist and teacher. In his opening remarks, Malik reminds us that 
everyone possesses knowledge and it is imperative that we are open to listening to 
and learning from each other. Malik Woods’s “In Memoriam” stands as an example 
of the kinds of conversations and stories that we embrace in Black California Dreamin5 
and hope to nurture beyond these pages.

In “The Search for Significance in Interstitial Space: San Jose and its Great 
Black Migration 1941-48,” Herbert G. Ruffin II illustrates how community building 
during the Second Great Migration (1941-1970) was linked to the black residents 
of San Jose working together in spite of racial discrimination during the postwar 
period. By focusing on San Jose, Griffin challenges the primacy of large cities in 
discussions about black community building in California. Smaller municipalities 
were equally important and given that black residents were the smallest racial and 
ethnic minority group in locations such as San Jose, Griffin shows how they were 
invested in creating and maintaining a distinctive black community. The importance 
of maintaining community also emerges in the opening essay on gentrifreation in 
San Francisco.

Christina Jackson and Nikki Jones argue that the devastating impact of past 
urban renewal projects shapes how current development projects are viewed by black 
residents in the predominantly black neighborhood Bayview-Hunter’s Point in San 
Francisco. In “Remember the Fillmore: The Lingering Flistory of Urban Renewal 
in Black San Francisco,” the authors present ethnographic data illustrating how

Ingrid Banks et al.
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black residents use memories of the Fillmore as a cautionary tale in pushing back 
against redevelopment projects in their community. The crisis of urban renewal 
and gentrification in the Fillmore and Bayview-Hunter’s Point neighborhoods in 
San Francisco is indeed a crisis of California’s black communities. The perils of 
gentrification continue in relationship to black entrepreneurship in the volume’s 
next essay.

In “‘From Fillmore to No More’: Black-Owned Business in a Transforming 
San Francisco,” Jasmine Johnson and Shaun Ossei-Owusu present a study of black 
independently-owned Marcus Bookstore in San Francisco as a means to show how 
black-owned businesses and black residents have fared under gentrification. In 
grappling with what happens to black businesses when their clientele are pushed 
out of the city, Johnson and Ossei-Owusu provide important insight into how black 
residents attempt to challenge the displacement that comes with gentrification. The 
essay tells a little-known history of one important black business that has important 
ramifications on our understanding of the racialized impact and effects of urban 
renewal and its attendant demographic alterations of the city of San Francisco. 
Along with gentrification and the survival of black businesses, the political nature 
of education is also an issue facing black California in San Francisco as discussed 
in the next essay.

Savannah Shange explains how climate of politically progressive schooling 
does not shield an educational institution from the trappings of neoliberal and state- 
controlled influence. In “‘This is Not a Protest’: Managing Dissent in Racialized 
San Francisco,” Shange presents an interesting contextualization and analysis of 
the June Jordan School for Equity (JJSE) in San Francisco as an example of how 
progressive educational sites work against as well as within powerful state practices. 
This tension should not be read as a “contradiction,” but as representative of the 
very real negotiations that progressive educational institutions must enter. Students, 
staff, and teachers nevertheless work to push back against oppressive state policies 
through protest, even when their efforts are constructed as “not a protest, but a 
peace rally” by one of their own. As a result, particular educational outcomes in 
inner-city schools serving kids of color are Ironically in line with the failings of the 
public school system that a school like JJSE attempts to resist. A discussion of the 
political ramifications of education are also presented in a Southern California 
context, as the following essay takes an historical view in relationship to the Los 
Angeles Unified School District (LAUSD).

In “Criminals, Planters, and Corporate Capitalists: The Case of Public Education 
in Los Angeles,” Damien Schnyder makes a critical connection between corporate- 
backed contemporary punitive policies in the LAUSD and the history of plantation- 
economy education that dominated the post-Reconstruction South. In making this 
connection, Schnyder argues that over the past three decades, California has passed 
legislation to limit the educational access of black (and brown) youth and therefore 
shares a troubling history with state and federal policy that aimed to prevent and



limit the education of blacks during the enslavement and post-enslavement periods. 
Not unlike the historical education-gap that African-Americans have endured in 
California, the wealth-gap has been equally devastating, particularly within the 
context of home-ownership as illustrated in the succeeding essay.

Emily Tumpson Molina argues convincingly that the loss of home-ownership 
among blacks devastates financial security and has consequences that extend to 
the community as a whole, even as the effects arc varied among different black 
neighborhoods. In ‘'Reversed Gains?: African-Americans in Foreclosures in the 
Los Angeles Metropolitan Area, 2008-2009,” Molina documents the prevalence 
of foreclosures in exurban areas in diagnosing w hich black communities have been 
harmed and how the devastation occurred. Traditional housing discrimination 
coupled with disinvestment in urban areas led black mortgage applicants 
disproportionately into exurban areas, making home ownership and suburbanization 
qualitatively different for African-Americans than for previous generations of whites 
leaving urban areas. The essay generates important new questions about the wealth- 
gap in California as it pertains to blacks, particularly in the Inland Empire of Los 
Angeles, where Molina notes that diversity is an important factor to consider in any 
study of the foreclosure crisis. A journalistic discussion of home-ownership along 
with changing neighborhood demographics within Black Los Angeles is presented 
in the following essay.

Erin Aubry Kaplan’s essay “Season of Change” serves as a bridge to politicized 
artistic renderings of “Black California Dreamin’.” Kaplan’s personal and honest 
reflection on the changing demographics in previously predominantly-black 
neighborhoods in Los Angeles is part of a broader discussion of how black and brown 
people negotiate the political and economic landscape that is shaping in-migration 
and out-migration in LA County. In reflecting on the dilemmas of residence, home 
ownership, and the changing demographics of LA, Kaplan show's how broad social 
changes register themselves meaningfully in everyday life in many ways, as does 
the next essay through a reading of artist Betye Saar’s work.

In “Serving Time: Betye Saar’s Cage, the Criminalization of Poverty, and the 
Healing Power of Art in Black California,” George Lipsitz presents artist Betye 
Saar’s exhibition Cage as a foundation to foreground various forms of imprisonment 
(i.e., within and outside of formal incarceration) and explains how Saar’s use of 
discarded objects articulate unique and powerful statements about power, race, and 
humanity in black life. Lipsitz demonstrates how art can be one source of meaningful 
resistance to the shame and immobilization caused by institutionalized racism. The 
essay provides a telling picture of how art functions within a social-cultural-political 
context, as does the performance piece that follows.

Stephanie Batiste’s Stacks of Obits: A Performance Piece serves as an example 
of George Lipsitz’s statement regarding the emotive and political power of art/ 
performance and the kind of interdisciplinary conversation that Clyde Woods 
believed was to be so essential to the Black California Dreamin’project. In the play,
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Batiste “processes” a young woman’s scrapbook to chronicle the obituaries of young 
black people killed with guns in Los Angeles. The obituaries amassed illustrate how 
individuals attempt to maintain a connection to slain loved ones through funeral 
programs, newspaper articles, and photographs. The mourners engage in collecting 
these documents to create a community of memory and sorrow for those whose 
adolescent experience in America includes profound human loss.

In the afterword of the volume, Clyde Woods’s essay ‘“A. Cell is Not a Home’: 
Asset Stripping and Trap Economics in Central City East/Skid Row, Part 2,” 
highlights a number of crises that many black Californians presently face. In 
making regional connections, “Part 1” of Woods’s discussion on asset stripping 
and trap economics examined the disaster of African-American life in pre- and 
post-Hurricane Katrina New Orleans. In “Les Miserables of New Orleans: Trap 
Economics and the Asset Stripping Blues, Part 1,” Woods examines how these 
economics and stripping are part of a complex system that produce and reproduce 
public and private traps. Here, in what we position as “Part 2” of Woods’s discussion 
on asset stripping and trap economics, he maps his earlier treatment onto Black 
Los Angeles. It is a rare pleasure to see, in this unfinished draft, Woods’s mind at 
work. As we read it, we could almost hear him thinking out loud. This was one of 
the final pieces of writing that Woods engaged in before passing away. It captures 
his brilliance, poise, and passion on both the disparities that are yet to be resolved 
and the justice and freedom that we hope to achieve.

Black California Dreamin} 13
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Forward: In Memoriam

Malik Woods

I really loved my dad, both as a father and as a friend, but more so as a teacher. 
He was a passionate teacher and he taught me my whole life. He taught me how to 
think both critically and broadly. And what made him such a great teacher was that 
he had an equally great passion for learning. He was a perpetual student and one 
of the best things that he ever said to me was that “the things you don’t know far 
outweigh the things you do.” This has been a kind of mantra that I’ve adopted to 
remind myself to keep exploring and to keep learning and to respect the knowledge 
that every person possesses, because, at the end of the day, there’s something to be 
learned from everyone and everything.

My dad and I used to have these long, seemingly unending conversations about 
politics, history, music, and religion, even when I was a child. He would go into great 
detail about subjects I had only a passing familiarity with, but he would guide me 
through them in such a way that I felt immediately engrossed by whatever it was 
we were talking about. He always challenged me to work harder and think deeper 
and because of that I have been able to achieve everything I have accomplished 
to date. Clyde Woods was the consummate professor at all times and in all ways. 
Even in his private life.

A few key principals always guided our conversations: respect the subject, seek 
the truth, and be mindful of the implications and ramifications of your conclusions. 
This philosophy was at the core of his success, both as a writer and a professor, 
because he knew that by constantly digging deeper and deeper into an idea or a 
subject you could discover some new facet that had previously gone unexplored. 
That you could perhaps find some new, more powerful truth that warranted the 
attention of others. By passing this philosophy to his countless students, my father 
was able to inspire a generation of critical thinkers all of whom are now deeply 
capable of discovering new truths and articulating them to the rest of the world. 
He inspired them not only to learn, but also to teach.

His success as a professor will be measured not in the number of students who 
passed through his classroom but in the number that went on to become teachers 
and professors themselves. Others have become beacons of intellectualism in their 
communities, many of whom are currently affecting great change in a broad set of
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arenas: business, music, the arts, and especially in community organizing. All of 
his students benefitted from my father’s tutelage and sincere passion for learning.

His students, of which I count myself as one, will stand as his greatest legacy.
And the reason that he was able to bring so much out of his students is that 

he believed that they had as much to teach him as he had to teach them. Clyde 
believed strongly that everyone has a story worth hearing and every once in a while 
those stories are truly inspiring. That was ultimately his greatest gift—his belief 
that important knowledge can be gained just as readily from new experiences with 
real people as it is from academic tomes. The same sort of people that historians 
and political theorists attempt to describe but rarely find themselves interacting 
with were the types of people my father was most interested in meeting. He was 
less concerned about pontificating about a community than he was about being a 
part of that community. He wanted to know how a community really processed an 
experience, and he wanted to hear that in their own voice.

We often hear people talk about those below the poverty line or those who are 
in marginalized communities. But how many of those people have actually had 
someone in that situation over for dinner, or sat in their house, and ate their food? 
Met their children and looked at the art on their walls? Heard their voice and their 
story? And then, how many of them discover that they’re in fact far richer in ways 
that others fail to appreciate?

He believed that with every person he met there was an opportunity for learning. 
That there was some insight to be gained by talking, really talking, to the barber 
at the barbershop. By asking the homeless musician in the French Quarter his 
thoughts on income disparities and gentrification. By engaging with the community 
leader in South Central to see what they need and how he can help. By hearing the 
perspective of a young Haitian child not three months after her world was literally 
turned on its end. By listening to a voice that had thus Hr gone unheard.

For once you looked a little deeper there was a story worth hearing and one 
worth retelling. A compelling narrative of a life that was intrinsically important. 
The original voice carried an inherent honesty that so intrigued my father that he 
travelled the country and the world to hear and record the many voices that formed 
the chorus of a people.

He loved a good story...
Maybe it comes from his days as a self-published journalist or his time spent 

in the Mississippi Delta exploring the black American storytelling tradition. Or 
maybe it was just something that he was destined to do. The story of his life was so 
varied and so complex that it would’ve filled a book. He knew that this story was 
something worth retelling and often used his own experiences to develop common 
ground with his students and with the many people he met. He was happy to draw 
on his own experiences whether good or bad to create a bond with someone.

Even though he had experiences that would make most people distrustful of
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others, he was a friend to so many. And those he didn’t let in may have only saw 
him as a serious man.

But for him, his life and his profession were serious. He was a serious man, 
because he took what he did very seriously. It was more than a job; it was a calling. 
It was an opportunity to shape and form young minds, to give them the tools needed 
to have a profound impact on the future. And it was a chance to uplift communities 
that had been aspersed by our society by giving them a voice in the ivory tower, to 
speak of their own experiences, and to have those experiences sincerely appreciated 
and heard. He brought together people at all levels in our society and blurred the 
lines between the subject and the observer, with disregard for historical notions of 
pedagogy, hegemony, and community.

His goals weren’t simple ones so it is no surprise his achievements, even at his 
relatively young age, were so profound. He really wanted to shake up the world, 
lo make us see it differently. To see it lor what it really is. He wanted us to smell 
it; hear it; listen to it; and, to be a part of it, all at once. And then, after all of that, 
to sit and reflect on it. To learn from it. To take it all in and then pass it along to 
someone else, so that they might learn from it and then be driven to start the cycle 
all over again. His goal was to draw our attention to all these voices that go unheard, 
voices like those he grew up with in West Baltimore, many of which were silenced 
far too young. Voices from his childhood and his community that were swept away 
in the tide of what some call “progress,” but what my father saw for what it was: 
injustice. He wanted to speak for those people, but he also wanted them to have a 
podium to speak for themselves. Because he felt part of that community, of so many 
communities, simultaneously. And as a result he had an appreciation for everyone’s 
background and everyone’s perspective.

I think to some extent he accomplished that. He linked the academic and the 
non-academic and he did so in ways that will be difficult to undo. He opened the 
door to interpreting music as a record of a culture and an historical text, an idea 
that once out of the box is impossible to put back in. Additionally, his work in 
contemporary cultural studies showed that there’s as much to be learned by the 
present conditions of a people as there is to be learned by their history and that the 
two are actually bonded; that a person cannot be separated from her history and 
you cannot study her history and not consider her present circumstances.

Clyde Woods accomplished a great deal in a short amount of time, because he 
believed in what he did and was passionate about it. Wc can all learn something 
from that. That if you find something you love, something you’re willing to die for, 
and focus on that thing, then your potential is limitless. And what you accomplish 
will then be remembered for generations.

I’m thankful for my family, my friends, my father, his friends, and his colleagues. 
They are a collection of great minds and even greater people. They all shaped my 
life in ways I will never forget and for that I am eternally grateful.



Black California Dreamin5

The Search for Significance in Interstitial Space: 
San Jose and its Great Black Migration, 1941-1968

Herbert G. Ruffin II

D uring World War II, Santa Clara County and its county seat, San Jose, were 
dominated by agricultural pursuits. In that geographical region there were not 
many defense industrial employers hiring workers for the war effort; those jobs 
were in Oakland, Richmond, and Sausalito. The few defense industries that could 
have democratized Santa Clara County’s workforce such as Hendy Iron Works, in 
nearby Sunnyvale, did not reach out to black workers as the Kaiser Shipyards did 
in Richmond, over fifty miles away. Instead, African-Americans were drawn to the 
Ray Area to work in the shipyards surrounding San Francisco Bay in unprecedented 
numbers. This part of the Great Migration narrative has been thoroughly examined 
since the early-1990s by historians such as Albert S. Broussard, Marilynn S. Johnson, 
Shirley Anne Wilson Moore, Donna Jean Murch, Gretchen Lemke-Santangelo, and 
Quintard Taylor.1 What has been ignored in earlier accounts of the Great Migration 
and US West historiographies is the study of small black communities in cities that 
have grown into major metropolises after 1950 like San Jose, which since 2005 has 
ranked as the tenth most populated US city, surpassing Detroit.2

This essay examines community building in San Jose in the context of African- 
American migration during the Second Great Migration. It argues that black San 
Jose’s community development can be best understood as residents “working together 
to survive and thrive” amidst institutional and customary racial discriminatory 
barriers in housing, employment, and education. While this form of development 
reflects a national trend of black community development during the postwar period, 
in San Jose, its African-American community formation was unique in several 
ways. Tirst, African-American migration into San Jose occurred after World War 
II, as a part of an intraregional migration from the industrial city to a semi-rural 
area. By 1970, rural parts of the Santa Clara Valley had become suburbs. Second, 
the largest waves of black migrants came to the South Bay for family, familiarity, 
and social justice. Finally, South Bay blacks attempted to cultivate an African- 
American community in a social geography where Mexican-Americans and Asian- 
Amerleans always had been the largest populations of color. This led to a different 
pattern of race relations in the greater San Jose region. None of these elements 
follow the traditional patterns already charted by urban scholars like Joe William



Trotter, James Grossman, and the aforementioned US West historians.3 In their 
studies, black migration is sparked by employment opportunities in manufacturing 
industries located either in Chicago or in other cities that developed rapidly after 
they industrialized for the war effort in the 1940s. In contrast, San Jose did not begin 
to develop into a metropolis until after 1950. Its suburbs were different in that they 
developed manufacturing industries and high-tech industries whose hiring practices 
never encouraged black applicants and thus have never sparked a mass migration 
of African-Americans similar to what occurred in cities with defense industries. 
Finally, unlike nearby San Francisco, Los Angeles, and Seattle, where African- 
Americans were the largest population of color from 1942 to 1980, San Jose blacks 
were always the smallest minority population, which had important ramifications 
for them in establishing and maintaining an identifiable black community in the 
postwar period.

Places that arguably fall into Sanjose’s model of urban growth include Anaheim, 
California; Arlington, Texas; Las Vegas, Nevada; Phoenix, Arizona; and San Diego, 
California, to name a few.4 To outside observers, the African-American communities 
in each of these cities are difficult to identify. And like San Jose, “boomburbs/ 
demographers Robert E. Lang, Patrick A. Simmons, and Jennifer Lefurgy call 
them, surrounded these cities.

Boomburbs represent a new type of urban growth rooted in the recent and 
rapid suburbanization of Sunbelt metropolises that exist mainly in the Southwest.5 
Today, what cities like Mesa, Arizona and Riverside, California have in common 
are populations from 100,000 to 400,000 people, and an essentially suburban and 
multiracial character.6 They also have small downtown cores and vague borders. In 
addition, most of the fifty-three boomburbs cited by Lang and Simmons incorporated 
in the 1950s and 1960s and did not begin to rapidly grow until the 1970s. Although 
the South Bay region has only two boomburbs near San Jose in Santa Clara and 
Fremont (in Alameda County), the region as a whole has taken on the characteristics 
of a boomburb, or a string of edge cities that have grown from 290,547 in 1950 to 
1,497,577 in .1990, and is well on its way to being one of the fastest growing and 
most unaffordable places to live in the US.7 Within this chronology, black Silicon 
Valley growth and community development coincided with the dynamic urban and 
industrial formation of the South Bay region growing from 730 people in 1940 to 
56,211 persons in 1990.8

The Northside and its Black Pioneers

Prior to the 1940s, most African-American communities did not constitute 
population majorities in any community in the West. Instead, they were clustered 
in what often became racially segregated and isolated areas in the postwar era.9 
Like other clustered communities, black Santa Clara Valley, centered in San Jose, 
was a close-knit community formed from necessity to resist their total exclusion 
from the region and to combat defacto racial discrimination. These actions directly
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contradict the common claim by traditional western scholars like Walter Prescott 
Webb who argued in 1957 that black westerners were passive actors in their own 
community development.10 From the late-1870s to the 1950s, most South Bay blacks 
lived in single-family homes on the northern outskirts of Downtown San Jose in a 
semi-rural area called the Northside, a diverse enclave that neighboredJapantown 
and Chinatown.11

Prior to Shelley v. Kraemer{ 1948), most African-Americans, with the exception of 
servants, were limited to living in the Northside because of restrictive covenants, 
real estate practices, and homeowners refusing to sell property to people of color 
out of fear of miscegenation, declining property values, and crime.12 In spite of a 
local myth which denies that restrictive covenants and redlining existed in San 
Jose, deeds within the Santa Clara County Archives show that restrictive covenants 
were widespread and common throughout the county in the early 20lh century. The 
most common racially restrictive deed stated, “No person of any race or nationality 
other than of the Caucasian race shall be allowed to own, lease or occupy any of 
said real property or any part thereof, except servants who may be permitted to 
live upon the premises occupied by the owner or tenants thereof.”13

Moreover, San Jose redlined persons of color and the working poor to encourage 
home ownership on open land that became suburbs.14 Redlining was the practice 
of systematically denying home loans to residential areas considered to be high 
economic risks because they were populated by persons of color, working poor 
people, and had mixed land uses (i.e., housing near businesses).13 Central to this 
suburban policy bias w'as the Federal Housing Authority (FHA) mortgage program. 
Their participation in the postwar housing market profoundly restructured race 
relations by divesting and restricting people of color to central cities, and investing 
and allowing whites-only access into newly developed suburbs. In San Jose, African- 
Americans were redlined in the Northside and in East Sanjose, Mexican-Americans 
were redlined in East Sanjose, andJapanese-Americans were restricted to North 
Sanjose until their internment in 1942.16 For black migrants, non-penetrable 
boundaries included any place west of the Guadalupe River (i.e., West Sanjose) 
and Sanjose’s Southside during sundown. Boundaries marking San Jose’s Southside, 
within the white controlled central business district, included south of Santa Clara 
Street, Naglec Park, and the campus community (Sanjose Normal School/San 
Jose State College). According to early African-American migrant Joyce Ellington, 
the Southside was “considered the fancy side of town.” She elaborated that “lots of 
doctors settled there and they didn’t want houses sold to blacks.”17 Charles Alexander, 
Sanjose’s first African-American probation officer in the 1960s, expanded upon 
Ellington’s comment stating that blacks could walk through the Southside during 
the day, as long as they had a reason to be there and were not involved in activities 
that broke the color line.18 In spite of this resistance to African-American occupancy, 
by 1940 South Bay blacks’ pioneering spirit led them to form several enclaves in 
the northern and eastern half of the Santa Clara Valley in communities like Alum
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Rock in Sanjose, Lakewood in Santa Clara, Mountain View Park, and downtown 
Palo Alto.’9

Demographically, South Bay black pioneers had to work together because their 
population was very small, especially in comparison to other African-American 
populations in urban California, such as Los Angeles, and nearby Oakland and 
San Francisco. What is intriguing about Sanjose’s early black population is that, in 
1890, it was the third largest African-American population in California with 989 
persons—behind San Francisco and Los Angeles which had 1,847 and 1,817 blacks, 
respectively.20 However, by 1900, the South Bay black population was reduced 
to 251 people, primarily due to urban stagnation and young African-Americans 
finding better residential and work opportunities in the rapidly urbanizing and 
industrializing Alameda and Los Angeles counties.21 By 1940, the South Bay black 
population had risen to 730 people.22 This early population encountered a Santa 
Clara Valley that was predominantly a large farming community that fed the nearby 
metropolitan and industrial centers of San Francisco and Oakland—centers that 
in the 1940s experienced huge black population increases of 798 percent and 462 
percent, respectively.23 At the turn of the 20th century, boosters aptly termed Santa 
Clara County, “The Valley of Heart’s Delight,” a direct reference to the South Bay’s 
warm weather, placid valleys, and fruit trees.

Some of the early black families living in Sanjose were the Berrys, Boyers, 
Casseys, Coopers, Ellingtons, Hortons, Jordans, McCalls, Mosses, Overtons, 
Ratliffs, Ribbses, and Turners.25 Similar to the African-American migrants of the 
1940s, many of the early Sanjose blacks came from large farming families and 
resettled in the South Bay because it resembled their communities of origin in the 
South. One such re-settler was Henry Ribbs who came to Sanjose from Shreveport, 
Louisiana, in 1920. Sanjose reminded Henry of northwest Louisiana in that it was 
slower-paced and less sprawling than nearby San Francisco and Oakland. Moreover, 
Sanjose. offered a gentle country-like social atmosphere. In this environment, Henry 
immediately found the Antioch Baptist Church, one of several black churches in 
Northside and East Sanjose that provided African-Americans with a sense of 
empowerment and socioeconomic support.26 Through this network Henry found 
immediate employment as a rancher, and a plumbing apprenticeship under black 
plumber Thomas Moss, which, in 1927, evolved into his becoming an independent 
plumbing and heating contractor.27 Henry was fortunate in that he, like many 
early African-Americans, carne to Sanjose with some trade skills and education. 
However, most of the South Bay’s black pioneers were restricted to earning a living 
by doing jobs similar to those done by their predecessors in the 19th century who 
were “farmers, laborers, gardeners, porters, waiters, barbers and cooks.”23 A small 
percentage of Sanjose blacks worked as entrepreneurs and professionals beyond 
their parallel communities, which was a national phenomenon. Such teas the case 
with Northside’s Mattie Berry, who ran the only concession stand owned by an 
African-American, selling newspapers, cards, and stamps in downtown Sanjose’s St.
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James .Hotel lobby. Berry also had the distinction of being one of the few blacks to 
work at the Hale Brothers department store before the 1960s.29 As for Clyde Ribbs, 
Henry’s older brother, he was the only African-American to own and operate an 
express company-—the Jones Transfer Company.30 Finally, there were a handful 
of black professionals that included physician Milton Combs, caterers Sarah and 
Jacob Overton, Doctor D. W. Boyer, and the clergymen at AME Zion and Antioch 
Baptist churches.35

What partially binds the migration of the pre- and post-1940s is that all black 
migrants were confronted with defacto racial discrimination in housing, employment, 
education, and law enforcement. While this was not legal segregation, it was long- 
lasting and institutionalized. A crucial factor in making African-American pioneers 
feel like second-class citizens was their being constrained to particular communities 
like the Northside and working in positions for which they were overqualified. 
According to Maurice Hardeman, the first African-American Municipal Court 
Judge in Santa Clara County, and Reverend C. W. Washington of the Antioch 
Baptist Church, prior to the 1970s, blacks generally did not work in department 
stores, major grocery stores, banks, hospitals, municipal government, or for the 
telephone and gas companies.32 They were employed either as common laborers 
or domestics, or created alternative paths that fostered economic self-sufficiency.

“Working Together to Survive and Thrive,” 1941-1960
African-Americans nationwide overcame residential and economic racial 

discrimination through “working together to survive and thrive.” for Kenneth 
Blackwell, a Sanjose native, ‘Working together to survive and thrive” was an 
expression rooted in black Southern traditions of self-sufficiency that formed the 
theoretical framework for black Sanjose self-reliance after the 1940s, during a 
period of overt racial restrictions.33 Prior to the 1940s, South Bay blacks were racially 
tolerated because their population made minimal demands on white people and Santa 
Clara County’s system of governance.34 After the 1940s, this treatment noticeably 
changed with the unprecedented growth of the African-American community and 
rapid urbanization. In this period, Santa Clara County’s first significant wave of 
black migrants settled into the region. According to thirty interviews conducted 
by the author, most of these African-Americans who lived in and around San 
Jose migrated from Oklahoma to reconnect with family members who had been 
migrating into the region since the late-1920s and, after World W’ar II, to resettle 
in a reputedly racially tolerant region that reminded them of home.35 Within the 
scope ofpre-1940 black Sanjose, the black Oklahoman contingent did not stand 
out because they were part of a larger movement of African-Americans wrho came 
from towns and farms throughout the South and Southwest in the 1910s and 1920s. 
They began to stand out in the 1940s, when the South Bay black population more 
than doubled, growing from 730 people to 1,718. By 1960, it had grown to 4,187.36 
Consequentially, this meant that during the 1940s, most African-Americans who 
came into the South Bay were instantly plugged into where they could live, work,
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and go to school because they were already part of a community network. For 
Helen Gaffin, an early African-American migrant, this migration felt like “[black] 
Oklahoma took California without bring a shot” because many of its emigrants grew 
up together in Central and East Oklahoma. These migrants had similar experiences 
of racism and poverty, and were determined not to let Sanjose become like the Jim 
Crow Southwest where race discrimination was prescribed by law and custom.

Black Oklahomans like the Andersons, Dollarhydes, and Blackwells came to 
dominate the black migration to Sanjose by telling their relatives back home about 
the Valley’s economic opportunities, social environment, and mild weather. This 
was a stark contrast to Oklahoma still feeling the effects of the Dust Bowl and the 
Great Depression. According to Earlsboro, Oklahoma native Orvella Stubbs, a 
Dollarhyde, the Great Depression was more devastating to her family than the 
Dust Bowl. The Dollarhyde’s Oklahoman roots began in the 1890s when Tom 
Dollarhyde, a former slave, escaped plantation life in Arkansas and resettled in 
Earlsboro, Oklahoma. Of his twelve children, eight resettled in Sanjose in the 
1930s and 1940s. In the 1890s, Oklahoma was still Indian Territory. The African- 
Americans who migrated there were fed up with the sharecropping and Black Codes 
in places like Arkansas and the Carolinas, and looked to Oklahoma as a “Promised 
Land” where they could become yeoman farmers free of white intrusion.38 This 
resulted in black migrants, like Tom Dollarhyde, purchasing 600 acres of land in 
Earlsboro. By the time of the Great Depression, this land had been passed down 
to Orvella Stubbs’s father. During that difficult time, the Dollarhyde farm saved 
the family from starving because they grew their own food, and they were not 
dependent on wages to pay bills, nor on markets for food. Essentially, this group of 
black Oklahomans followed a pattern set by Lenora Sypert-Anderson, and Edna and 
Gertrude Dollarhyde during the Great Depression and Dust Bowl in the late 1920s 
and early 1930s; people brought their families to the South Bay and conveyed the 
region’s prospects through letters, telephone conversations, and at family reunions 
in Oklahoma.39

According to Pat Perkins, who is an Anderson, the Anderson movement to San 
Jose began with Lenora Sypert in the late 1920s. Lenora was an Anderson through 
marriage to Pat’s grandfather, John, son to Forest Anderson, the black millionaire 
who, according to Ebony magazine in 1949, was one of the top 10 richest African- 
Americans in the United States.40 He made most of his money from farming, real 
estate, banking, and from two oil wells from which he sold crude oil to petroleum 
companies. After John’s death, Lenora married “Ernest Sam Gross who worked 
for the railroad, and they and the youngest children [Pal’sj father—Felton and his 
sister Gladys—all came.”41 In 1942, Lenora’s other two children moved to Sanjose. 
Lenora’s brother, Frank and his family, Frank’s sister, Grace Echols and her family 
soon followed. Both the Andersons and Dollarhydes migrated to Sanjose prior 
to the war’s end in 1945. According to Vern Wilson, a Dollarhyde, when many 
of these black Oklahomans came to the Northside, there were very few homes for
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Figure 1. The Anderson Family, 1919. Photograph courtesy of Patricia 
Anderson

them to purchase. Initially, they resolved this by purchasing single family homes in 
adjacentJapantown, vacated during theJapanese-American internment. According 
to historian Quintard Taylor, this phenomenon occurred in almost every city on 
the West Coast.

In employment, the “working together to survive and thrive” ethos was crucial 
for at least fifteen Sanjose blacks getting hired in the Kaiser Shipyards during 
the war years. This ethos was crucial in helping them make the daily hour and a 
half commute to Richmond, fifty-three miles away. To put this into perspective, 
when Great Migration historians examine African-American shipyard workers, they 
primarily focus on workers living in communities close to shipyard factories like 
North Richmond and West Oakland.43 To my knowledge, in none of the black urban 
histories have scholars addressed African-American shipyard workers coming from 
far-away suburban metropolises like Sanjose. With that said, some of the South Bay 
blacks who worked at the Kaiser Shipyards went by first names that included Buster, 
Dale, Gertrude, and Helen. Helen was a welder during swing shift on Liberty Ships. 
During the war years, working, commuting, and sleeping consumed most of her 
time and the time of her family. Their daily trip to Kaiser Shipyard #2 was made 
often in two or three Buicks and Fords. Sometimes Clarence “Buster” Johnson, a 
cousin, drove them in the bus he had brought from Shawmee, Oklahoma. With the 
long commute, they did not have time for union activities. They paid their union 
dues for access to the shop floor, worked, went home, and slept. According to Helen 
Gaffin, none of her cohorts were aware of the labor discrimination restricting blacks
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from the full benefits of union membership in auxiliary units.44 They were also 
unaware of t he California Supreme Court decision James v. Marinship (1944) that 
dismantled the auxiliary structure in California.4;) Black Oklahomans w'ho came 
to California to reunite with family were pleasantly surprised that shipyards were 
hiring African-Americans for well-paid employment. They were also handsomely 
compensated with gas stamps for their long commute up Oakland Road. This 
was almost two decades before the 880 Freeway was completed in 1958, which 
significantly shortened this trip by half an hour.46 Since there were only two ways 
to get back and forth from the Santa Clara Valley to Richmond, many South Bay 
residents made this commute to the shipyards. Helen and her family never relocated 
to Richmond because they considered Sanjose their home.

Most Santa Clara Valley blacks like the Andersons never seriously considered 
working in South Bay factories during the war because most did not have access to 
shop floors. According to Gretchen Lemke-Santangelo, “Between 1941 and 1945 
the federal government invested over $70 billion in California aircraft, shipbuilding, 
food processing, clothing manufacturing, and other war-related industries.”48 In the 
South Bay, those industries included food processing, iron works, and aerospace. 
African-Americans had employment opportunities in food processing, token access 
into the Food Machinery Company (FMG) and the Hendy Iron Works as janitors, 
and very minimal, if any, undocumented access into aerospace at. Moffett Federal 
Air Field and Lockheed Aircraft. The exception to this rule was that a few blacks, 
such as Bill Moody and Lucille Bunch, were hired by FMC as welders after passing 
a very difficult welding test. According to Helen Gaffin, Moody and Bunch were 
exceptionally good, and were part of an elite group of welders.

Employment opportunities were quite different for African-Americans in the 
North and East Bay Area where shipbuilding employment predominated. Four 
major shipbuilders were located in the region: Bethlehem-AIameda in Oakland, 
Kaiser Company in Richmond, Marinship in Sausalito, and Moore Drydock in 
Oakland. Arguably, the most inclusive of these employers was the Kaiser Shipyards 
that had four shipbuilding facilities.50 This unprecedented demand for a diverse 
labor force to fill vacant positions predetermined in wartime defense contracts 
also included women and other people of color. A major barrier blocking access of 
African-Americans and other people of color to indust ries with war contracts were 
lily-white trade unions like the International Brotherhood of Boilermakers (IBB) 
of the exclusionist American Federation of Labor (AFL). In the Bay Area, the IBB 
dominated the shop floor through an unprecedented closed shop agreement with 
shipbuilders that, gave them jurisdiction over 65 percent of the dockworkers on the 
West Coast, excluding Seattle-Tacoma. Within this arrangement, African-Americans 
were restricted to auxiliary unions designed to have them pay full union dues to 
work on the shop floor in temporary low- to semi-skilled jobs for only moderate pay 
and without full union benefits and protections.31 Racial discrimination at industries 
with defense contracts was tempered by federal oversight agencies coming such as
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the War Manpower Commission (WMC) which recruited and placed workers, and 
the Fair Employment Practices Committee (FEPC) which reminded employers that 
they risked losing their lucrative contracts if caught discriminating against people 
of colord2 This legislation in turn politicized black dock and factory workers who 
used the FEPC to investigate discrimination in the defense industry and to build 
cases, such z& James v. Marinship, that w^ere solid enough to carry over to state and 
federal courts.

Contrary to the traditional Great Migration narrative, in South Bay 
manufacturing industries, the FEPC and the trade unions failed to function 
as galvanizing forces for blacks. Some African-Americans like Julia and Daisy 
Dollarhyde of San Jose, for example, attempted to make industrial labor more 
central to the black community. They appealed in waiting to President Franklin D. 
Roosevelt through the FEPC, suggesting that African-Americans could help the wrar 
effort if they were given secure industrial work.54 In the food production industry, 
the FEPC had a minimal presence because, during the war, African-Americans 
were hired on a regular basis to fill labor shortages in stereotypical “person of color” 
employment:—as field workers, cannery workers, and dry packers—day labor jobs, 
which during peacetime preferred Mexican labor over black workers.53 Furthermore, 
union representation in the food production industry was not an issue after the fall 
of Sanjose’s United Cannery, Agricultural, Packinghouse, and Allied Workers of 
America (UCAPAWA) because agricultural workers wore minimally organized. 
The FEPC had no jurisdiction over the work force in the Armed Forces so, unless 
African-American civilians worked at Moffett Field during the war, the FEPC had 
no reason to be involved there. In contrast, only a handful of janitorial positions 
became available to blacks at Lockheed Aircraft, perhaps because of pressures 
applied by the FEPC. Blacks did not work as skilled laborers at Lockheed because 
the aircraft producer preferred to hire white Bay Area residents and white migrants 
who fled the Dust Bowl.

At Hendy Iron Works, a great opportunity to democratize an inclusive South 
Bay industrial workforce beyond food processing was lost. Hendy and food producer 
Libby, McNeil & Libby dominated the economy in Sunnyvale until Westinghouse 
took over Hendy in 1947. Hendy’s presence in Sunnyvale dated back to 3906, 
when it had relocated from San Francisco following the earthquake and fire. This 
fledgling iron works business was saved from bankruptcy by World War 1 which also 
assured its solvency during the intervening period of peace and then enabled it to 
become one of the main employers in the Valley during World War II. As a defense 
contractor, Hendy manufactured ship engines as wHl as iron and steel armaments for 
the Navy.57 There is no mention of the employment of African-Americans at Hendy 
during WWI; however, someone wrho had worked at Hendy during WWII later 
remarked that it was not uncommon to see white working class men and business 
professionals working beside housewives and blacks.58 In most instances only a few 
African-Americans and women worked on Hendy’s assembly lines, while most were

The Search for Significance in Interstitial Space 27

53

56



Herbert G. Ruffin II28

relegated to social segregation and inequitable labor assignments based on racial 
prejudice and old stereotypes in jobs such as cleaning engines and janitorial duties.59

To escape the indignities of working in spaces like Hendy, many South Bay 
blacks survived and thrived as common laborers working for relatives and extended 
kin in small black companies founded during the immediate postwar era. Some of 
these businesses included Mr. Ferguson’s cement and construction business, Emmitt 
Dollarhyde’s steam cleaning business called Dollarhyde House, and Mr. Graham’s 
Shell gas station. According to Kenneth Blackwell, prior to the 1960s “any black 
person could find a job if they were willing to work.”60 In 1946, Blackwell’s father, 
Deelvin, founded the janitorial sendee, Blackwell and Sons, which is still running 
strong. Of the businesses mentioned, the largest employers were Mr. Ferguson’s 
cement and construction business and Blackwell and Sons. According to Kenneth, 
Pat Perkins, and her mother Gloria Anderson, everyone who needed a job worked 
for Deelvin Blackwell.01

Prior to Blackwell and Sons’ founding, very few African-Americans worked 
as janitors in Santa Clara County. Blackwell and Sons’ founder, Deelvin, lived in 
several places in Oklahoma—Brooksville, Shawnee, Earlsboro, and Boley—before 
traveling to the West Coast to resettle. Similar to many men who made this trek, 
Deelvin worked his way to California, temporarily resettling in Arizona before 
migrating to San Jose for economic opportunities. Once he was rooted, his family 
drove twenty hours non-stop to San Jose to relocate. The path they took was Route 
66 and the former route of US 40, which was common for most Oklahomans. In 
San Jose, Deelvin, first worked in agriculture, then he found his niche as a janitor 
under a while man namedjohnson. Deelvin did his job so well thatjohnson let him 
work unsupervised, and increased his responsibilities. The places wherejohnson was 
contracted also recognized Deelvin’s talents and encouraged him to start a janitorial 
business, which became Blackwell and Sons. Other notable African-American 
businesses in this early period include: Flenry Ribbs’s plumbing company; Thomas 
Moss’s plumbing company; beauty shops operating out of private homes; Fisher’s 
barbecue restaurant and several other restaurants; Walter the shoe shine man; and 
juke joints such as Cherry Inn and Hollywood Inn, where a diverse range of people 
danced, drank, and partied into the wee hours of the morning, listening to music 
played by entertainers like Duke Ellington. Helen Gaffin’s mother owned the latter 
club. Together, these businesses were centered on the Northside and in East San 
Jose, providing service t.o anyone that respected their businesses. More importantly, 
the black businesses listed fostered a sense of black community, independence and 
pride. In sura, Pat Perkins described this world of working together best, when she 
said that everyone knew one another, and “supported one another until somebody 
did them wrong.3562



Suitcase Negroes

Similar to blacks nationwide, in the immediate postwar period African- 
Americans in Sanjose worked together to become first class citizens. In employment, 
this began with new African-American migrants who had a larger population than 
the established one. The newer migrants were also more unapologetically Southern, 
younger, relatively more educated, and were not content with racial injustice and 
settling for menial jobs.63 During World War II, most of these blacks migrated to 
California for shipyard employment and lived in central cities. After the war, they 
were the first factory employees to be laid-off along with women, Most of these 
African-Americans remained in the cities of their former shipyard factory employers; 
others migrated intra-regionally from cities like Oakland to cities like nearby San 
Jose, wflich offered the most favorable path toward socioeconomic justice. Many 
established black residents, including Mattie Berry, blamed this new group for the 
South Bay’s abrupt shift toward a more racially hostile social climate. They derided 
this new wave of African-American migrants by calling them “suitcase Negroes.

Among these newcomers were the first African-Americans—black Oklahomans 
to politically agitate for equal opportunities and their civil rights. Local civil rights 
icon, Inez Jackson, came to California as an experienced teacher with a credential 
from Langston University in Oklahoma, and planned on reuniting with her husband 
who worked in the Oakland shipyards in 1944. In 1945, the Jacksons moved to the 
South Bay. Jackson wanted to live in California during the war years because she 
had heard that discrimination did not exist there and that she could teach in an 
integrated setting. She was disheartened when she found out that California was in 
many ways no better than Oklahoma-—a place in which she not only experienced 
poverty during the Dust Bowl, but also where her family was victimized during a 
race riot in the mid-l930s.C:i She was told by San Jose’s school board that “black 
teachers were not hired” and was instead offered a job scrubbing floors.136 Insulted, 
she never pursued teaching again. Moreover, Jackson had a hard time finding 
decent housing and employment compatible with her education. In Sanjose, she 
was forced to pick prunes and work in canneries for several years before she was 
hired as a clerk for the US .Postal Service in 1949. Her experiences looking for 
employment prompted Jackson to critique postwar South Bay in a manner that 
would be echoed by other politically conscious African-Americans when she said, 
“people had always talked about segregation in the South but this was worse.

For Jackson, what was worse about the racism that she and her family were 
experiencing in the Santa Clara Valley was that, it was defacto racial discrimination 
rather than the more familiar Jim Crow segregation. Far subtler than Jim Crow, de 

facto racial discrimination is far more difficult to detect because it consists of people’s 
prejudicial customs. To make the region live up to their expectations, Southern 
black migrants like Jackson worked with settled African-Americans in established 
institutions within Northside, like the Garden City Women’s Club, Antioch Baptist 
Church, Prayer Garden Church of God, and the Afro-American Center. New
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African-American migrants were also the driving force behind making political 
inroads through the founding of the Santa Clara County National Association for 
the Advancement of Colored People (NAACP).

The Santa Clara County NAACP was founded in February 8, 1942 at Anna 
B. McCall’s home,68 Its first president was Antioch minister, J, W. Byers. The Santa 
Clara County NAACP was an organization made up of working people, women, 
and a few professionals. It included maids, domestics, butlers, a few teachers and 
clergymen, and an expressman, chauffeur, machinist, printer, carpenter, and lawyer. 
Needless to say, most members worked as domestics and manual laborers. There 
was no gender and class discrimination except perhaps in leadership during the 
1940s. Representative of this group was Emmitt Dollarhyde, who migrated to the 
South Bay from Earlsboro, Oklahoma, during the Dust Bowl in either 1933 or in 
1940.
Gaffin and Orvella Stubbs, both Dollarhydes, Emmitt was a calm and forthright 
person who differed from his male siblings, who were said to be “hell-raisers. 
Upon arriving in the Valley, Emmitt succeeded quickly. He went from picking 
prunes to becoming the owner of Dollarhyde House/1 In Emmitt’s spare time he 
was a political activist and was nominated as Reverend Byers’s successor as Santa 
Clara County NAACP president.

Under Dollarhyde’s tenure, the Santa Clara County NAACP became very 
active. For example in 1947, Dollarhyde, representing the branch, and Antioch 
Reverend C. W. Washington negotiated with Sanjose Mayor Clark L. Bradley to 
institutionalize San Jose’s Negro History Week during the first week of February.72 
In this same year the Santa Clara County NAACP also created an interracial 
forum to discuss and improve race relations in the South Bay. Successes such as 
these correlated with a rise in NAACP membership.

The Santa Clara County NAACP branch began 1951 overconfident and ended 
the year in a tailspin. The organization made a tactical mistake when it attempted 
to sue the lily-white Elks Club and ban all Elks-sponsored minstrel show's at the 
Sanjose Civic Auditorium/4 The crux of the issue w'as that race-based citizenship 
had existed in the South Bay from 1880 to 1965, and no one had ever protested 
its existence prior to the Santa Clara County NAACP.7:3 Historian Stephen Pitti 
explains the centrality of this presence:

While apparent for a time in the late nineteenth century, anti-Italian and 
anti-Portuguese nativism did not dominate political concerns for long- 
in Santa Clara County, and the widespread acceptance of European 
immigrants and their US-born children as “white Americans” emerged 
hand in hand with more salient hostilities towards those considered to 
be nonwhite. Along with other images of black primitivism, minstrel 
shows shaped a sense of whiteness among local European immigrants 
and their children by the 1920s.

69 Emmitt came to the South Bay in search of farm work. According to Helen
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The Santa Clara County NAACP in this instance wanted minstrel shows banned 
because they contributed to the forging of a local white supremacist identity by 
characterizing African-Americans as “other” and defining them as “lazy, ignorant, 
unfaithful to marriage vows, afraid of ghosts, given to unintelligible jabbering, given 
to razor wielding and chicken stealing, and endowed with other negative traits. 
Defendants of the Elks included Mayor Clark Bradley, City Manager Anthony P. 
Hamann, Auditorium Manager Jay McCabe, and all members of the City Council. 
Some of them, including Mayor Bradley, went on record as being “friends of the 
Negro” when it came to resolving insignificant social issues. However, the NAACP’s 
attack on such a deeply ingrained institution like minstrelsy, turned “friendship” 
and supposed white tolerance of the local black population into white backlash. This 
resulted in the immediate economic devastation of branch president Dollarhyde, 
who immediately lost most of his auto-cleaning customers and was forced to close 
Dollarhyde House temporarily.

Following the minstrelsy protest, the Santa Clara County NAACP split into 
Sanjose and Palo Allo-Stanford branches. They split over political tactics, but both 
branches were overconfident that their memberships would continue to increase. 
Immediately after this arrangement, both branches went into noticeable decline 
as most South Bay blacks lost interest in social movement politics, because, until 
1960, both chapters were ill-prepared to take on larger tasks such as fighting for 
fair employment and fair housing.

Similar to most civil rights movements in the urban North and urban West, 
the Santa Clara County Civil Rights Movement (SCCCRM) was sparked by the 
Greensboro sit-in at Woolworth’s lunch counter on February 1, I960.80 What ensued 
W'"ere sympathy boycotts and demonstrations in downtown Sanjose and downtown 
Palo Alto to apply economic pressure on the local chain stores to effect a change 
in policy at national headquarters regarding the stores hiring policies and legal 
segregation at lunch counters in the South. The original logic behind this tactic 
was that segregation in public accommodations in Sanjose was most pronounced 
in high-end establishments—not in department stores, where discrimination w'as 
subtle and regulated by social custom and individual bias.81 The initial result of this 
thinking was the widespread belief that racism did not exist in the most common 
spaces in the South Bay, until civil rights activists started focusing on the hiring 
practices of local stores like Woolworth and S. H. Kress.

The Sanjose NAACP demonstrations started on April 14, 1960, in downtowm 
Sanjose and continued until 1964. With each succeeding demonstration, civil 
rights participants became more critical of racial inequities in Santa Clara 
County. On September 19, 1960, a local chapter of Congress of Racial Equality 

was established in Sanjose to channel the local youths’ exuberance and 
successfully pressured Sanjose State College into admitting St.John Dixon, who wras 
expelled from Alabama State Teachers College for taking part in a lunch counter 
demonstration.82 In the following year, SCCCRM activists in Sanjose deepened
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their commitment to the freedom struggle in the South and South Bay following 
public lectures and workshops given by Southern civil rights activists Anne Braden 
and the Freedom Riders in 1961.83 The first freedom Rider to arrive was James 
Farmer, national Director of GORE, who officially recognized the SCCCRM as 
an important cog in the national fight for civil rights during a talk and workshop 
at San Jose’s Unitarian church in late May 1961.

In the following year, the SCCCRM battle expanded towards enacting a fair 
housing law in the private market in which Sanjose was almost pressured into 
legislating its own fair housing ordinance.85 That effort was superseded by the 
California Fair Housing Act in 1963, which in-turn was succeeded by California’s 
Proposition 14 in 1965. Proposition 14 legalized racial apartheid housing in 
California’s private market from 1965 to 1967. The law also contributed to the 
massive loss of momentum in the California Civil Rights Movement. Proposition 
14 passed almost two-to-one, by an official count of 4,526,460 to 2,395,747, with 
suburbanites—mostly in Southern California—voting almost three-to-one in 
support of the residential segregation and property rights.86 Within Santa Clara 
County, the Proposition passed 162,029 to 143,689.

Prior to Proposition 14, protests such as San Jose’s St. James Park March 
demonstrated that San Jose’s African-American community was a major player in 
the local Civil Rights Movement. For example, in July 1963, San Jose’s NAACP 
and CORE organized with their coalition partners—a ten thousand person march 
in Sanjose—to maintain the California Fair Housing Act.88 The coalition partners 
that worked with African-Americans throughout 1963 included Assemblyman A1 
Alquist (D - Sanjose); the American Friends Service Committee (AFSC—Quakers); 
the American Jewish Congress; the Anti-Defamation League; the Antioch Baptist 
Church; the Bar Associations in Santa Clara County; the Catholic Interracial 
Council; the Citizens Committee Against CREA; the Community Service 
Organization; the Council for Civic Unity; the County Democratic Council; the 
First Methodist Church of Los Gatos; the Garden City Women’s Club; the Japanese- 
American Citizens League; the Palo Alto, the Sanjose, and Sunnyvale United 
Auto Workers Local 560; the Sanjose Human Relations Commission; the Sanjose 
Women’s International League for Peace and Freedom; the Santa Clara County 
Council of Churches; the Santa Clara Valley Friends of the Student Nonviolent 
Coordinating Committee (Friends of SNCC); the South San Mateo County and the 
Palo Alto NAACPs; the Sunny vale-Cupertino Branch of the American Association 
of University Women; and the 25th Assembly District Council of Democratic Clubs.

One of the coalition’s most successful demonstrations was a thousand person 
silent march through downtown Sanjose in support of the March on Washington 
for Jobs and Freedom that occurred on August 27, 1963. Following the sympathy 
demonstration, three hundred people stayed around for a rally at St. James Park 
that started at 2 p.m. Civil rights demonstrators unprecedentedly listened to several 
local leaders in the African-American and Mexican-American communities, and
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civil rights supporters signed a petition with numerous proposals on how to improve 
race relations in the Santa Clara Valley. These proposals included implementing- 
policy promoting an end to segregation and racial exclusion in employment, job 
training programs, housing, and education. According to Maurice Hardeman, 
the SCCCRM was responsible for “the biggest area of racial change in the [South 
Bay from 1960-1980, which] has been in [unskilled and entry-level] employment 
opportunities for [people of color].

Moreover, in education, marchers demanded an end to “cronyism” in the San 
Jose Unified School District and the hiring of qualified teachers regardless of their 
race. Once signed, the petition was read to Sanjose Mayor Robert Welch at the 
rally by outgoing president of San Jose’s NAACP James E. Blackwell and vice 
president of the Mexican-American Political Association of Sanjose (MAPA), Isaias 
Aguilera. The mayor in turn promised to immediately present the proposals to the 
City Council. He then attempted to mollify the crowd by describing the steps that 
City Hall had taken in eradicating racial discrimination over the past year. The 
majority of the marchers discarded Welch’s statements as double talk, with signs 
reading “Double talk is all at City Hall,” “Mexican-Americans are many-—at City 
Hall few if any,” and “Don’t teach our kids to hate---let them integrate.

As momentous as the SCCCRM was, the relative lack of black and brown 
collaboration on civil rights projects hurt the movement. According to Charles 
Alexander, of all the groups of color, blacks were “probably closer to Mexicans.” 
He added, “We were all they [had] seen. [Politically] they were following [the Black 
Freedom Movement and developing their own struggle]. They were basically work, 
big families, like we were in the South. Like our folk, their goal for their youth was 
to move up [American society] through education.”92 However, prior to March 
1968, when Caesar Chavez fasted for twenty-five days to re dedicate the United Farm 
Workers (IJFW) and its grape boycott to the principles of nonviolence, African- 
Americans and Mexican-Americans approached coalition politics in relation to one 
another more as competitors than as allies. Historian Albert Camarillo explains 
that this was common in California during the 1960s and 1970s.93 The common 
explanation for this was that groups like the United Latin American Counsel of 
Santa Clara County officially declined to get involved in the early civil rights struggle 
because most members either did not understand the Civil Rights Movement or 
saw it as a movement centered on the concerns of African-Americans and only 
marginally considered the concerns of other people of color, who were a much 
larger demographic.94 Such was the case in the battle for fair housing in Sanjose, 
which is what every black, brown, and working poor person wanted; however, for 
having such a small population, South Bay blacks in every civil rights battle prior 
to the UFW movement stood out and emerged as leaders of the various struggles 
for social justice. Moreover, language and cultural barriers were a huge factor in 
both populations having very few meaningful relationships prior to the UFW and 
Chicano movements of the 1960s and 1970s.95
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Santa Clara County Youth and the Postwar Color Line

Most blacks who participated in the UFW and Chicano movements were 
children in the 1940s and 1950s. In this period, African-Americans forged the 
most meaningful relationships with other youth of color. These black activists were 
either born elsewhere and came to the Santa Clara Valley with their parents, or 
were born in the South Bay, or were part of a small group of blacks recruited into 
the region for educational and employment opportunities after 1955. Essential to 
this narrative was an emerging consciousness for social justice among black and 
brown people who lived within close proximity of one another in the mid-1950s. An 
individual sometimes broke the Santa Clara County color line on moral grounds. 
Such was the case of Mattie Briggs.

Briggs’s Great Migration story begins in 1943 with her father resettling her 
family in San Bernardino, California, to work at the Kaiser Shipyards and to leave 
behind Jim Crow segregation, cotton picking, and East Texas. After the war, her 
family moved to Oakland, Indio, and Fresno, California for farm work, before 
settling in Alum Rock in 1948, which wras just beginning to open up to black 
homeowners. Briggs attended James Lick High School and not Sanjose High near 
downtown Sanjose where most African-American students went to high school. 
In 1954, Briggs’s graduating class at James Lick had four black students out of five 
hundred students. At school, she was friends with blacks, whites, and Mexicans. 
Outside of school, she associated only with African-Americans. This was typical 
for race relations among young people in East Sanjose before the mid-1960s, a 
pattern that was mainly driven by the parents.96 The exception to this occurred 
during Briggs’s senior year, when class leaders wanted to throw7 a blackface show 
featuring an A1 Jolson impersonator. Briggs was unaware of the event and did not 
know what “blackface” meant until a white student informed her. She said, “Really? 
What do you mean, a blackface show?” He responded, “They said, they are going to 
have a show7 featuring a person who imitates black people by making fun of them.” 
After speaking of this with her African-American friends, Briggs found herself the 
only person interested in agitating to stop the show7 from happening. In the end, 
the show w7as cancelled because Briggs simply told the dean of Boys, “l don’t want 
it to happen... I don’t think it’s right.” The dean responded, “Mattie, if you do not 
w7ant this to go on, it will not go on.

Prior to 1963, race relations among young people in downlowm Sanjose differed 
only slightly from what Briggs experienced in East Sanjose, where most youth 
interacted with one another in most public places except in the presence of their 
parents. This was also the period in which interracial dating among black and brown 
young people became more noticeable.96 According to elders like Mattie Berry, 
the Northside prior to the 1950s was a racially mixed neighborhood composed of 
“It alians, Chinese, some Negroes and Mexicans—and we had no racial problems. 
Helen Gaffin echoed much of this sentiment without the romanticism because the 
supposed absence of racial problems Berry spoke of coincided with little meaningful
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relationships among the racial groups mentioned. In most instances, people kept to 
their own and broke color lines as customers in local shops, stores, and nightclubs. 
However, after the 1950s, the strain of a rapidly growing population within both the 
newly incorporated white suburbs like Cupertino and the diverse East Sanjose, led 
to the hardening of Santa Clara County’s color line, most readily seen in housing, 
education, racial profiling, and hiring practices by local businesses.

For instance, in 1955 Orvella Stubbs’s family migrated from Earlsboro, 
Oklahoma to Sanjose to live in a familiar setting reunited with the Dollarhydes. 
At that time she was nine years old, and her parents were temporarily separated. 
Her mother, a woman who could pass for white, initially had a hard time finding 
an affordable home to rent in overcrowded downtown Sanjose. She eventually 
found a home to rent in San Jose’s Southside at 9th and Margaret Streets, which was 
off-limits to African-American residents. Everything in the negotiations went fine 
until she brought her brown-complexioned children. Then white adults attempted 
to intimidate the Stubbses to prevent them from moving in, calling them “niggers” 
and other racially charged epithets. The Stubbses’ white neighbors also went so far 
as to interrogate the white woman who owned the home, as to whether or not she 
knew that the Stubbses were black. This was followed by demands that the owner 
make the Stubbses move. The homeowner refused because she was sympathetic 
to Orvella’s mother. Consequently, the Stubbses lived in that residence until 1961, 
when the family reunited with Orvella’s father in Detroit. In the meantime, the 
Stubbses had to endure constant hate from their white neighbors who wanted them 
to leave as soon as possible.

In the Southside, Orvella attended Lowell Elementary School and Roosevelt 
Junior High School, which had far better reputations and far more resources than 
the Northside schools. Both schools were segregated by custom, and Stubbs was one 
of the few children of color to penetrate what essentially was an integrated school 
in a racially segregated community. Similar to the Northside, kids of all cultural 
backgrounds in the downtown area were friends in most public places and walked 
to school together until they “hit the corner [of one’s own block, then] everybody 
had to go their separate ways.”103 The pretense of these children not interacting with 
one another in the same geographical location, under the gaze of their parents, took 
on the most dramatic form on the live televised dance party, Record Hop (1959-64). 
This show aired on KNTV Channel 11 every weekend, from its Sanjose studio 
at 645 Park Avenue. It was patterned on Dick Clark’s American Bandstand, where 
teenagers danced to Rock and Roll and Soul music to win pizzas and drive-in movie 
tickets.102 Television projected the spectacle of an integrated Santa Clara Valley, 
while in actuality it mirrored South Bay society, as blacks, whites, Portuguese, and 
Mexican youth danced on a segregated dance floor. After the show, everybody left 
in separate cars.

Living in a community of customary discrimination was an odd experience 
for Orvella because in Oklahoma she was raised in a “separate and unequal”
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community that was undergoing the process of legal desegregation. In this world, 
she and her African-American friends played with white children at school, and 
then as they were bused to the black side of town, the white children would yell out, 
“niggers, niggers.” The next day, this cycle would start all over again. California was 
different from other states because most communities had theoretically undergone 
legal desegregation in the 1890s, when most racially discriminatory codes were 
written out of the California Constitution.104 However, prior to the Second Great 
Migration, California’s movement towards integration was never fully tested in 
communities with relatively small African-American populations like Sanjose, until 
after 1945. In Stubbs’s world, which was different from Berry’s and Gaffxn’s, the local 
color line of the 1950s was hardening because it was visibly exposed. Established 
residents, both white and black, saw the new African-American migrants as “suitcase 
Negroes.” These unapologetic Southern blacks who migrated to the South Bay were 
blamed for the region’s abrupt shift towards a more racially hostile social climate. 
Although Orvella was surrounded by white neighbors, and interacted with the young 
people away from their block, she never went into their homes except as a house 
cleaner, thus reinforcing the notion that if African-American migrants wanted to get 
ahead they were going to have to do it by “working together to survive and thrive.

Beyond Family, Familiarity, and Social Justice: Opportunity

105
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After the mid-1950s, small groups of African-Americans began migrating to 
the South Bay for educational and employment opportunities. In most instances, 
these black migrants were similar to earlier African-American migrants, except 
that they came for unprecedented educational and employment opportunities. In 
this movement, students and workers worked together out of the necessity to combat 
the de facto racial discriminatory constraints of their times. In education, “The 
Good Brothers” were the first African-Americans recruited into the South Bay for 
opportunities that may have improved their life choices and standard of living. The 
Good Brothers were African-American student-athletes who attended Sanjose State 
College (SJS) in the 1950s. Some of the Good Brothers included Charles Alexander, 
Willie Bronson, Melvin Newton, “Rapid Ray” Norton, and “Bullet Bob” Pointer. 
According to Alexander, who came from a small town in East Texas, most of the 
Good Brothers came from small towns in Central California and were standouts
in football and track and field. AH together, about thirty-five black student-athletes 
were recruited into the region via SJS during the 1950s.107 Collectively, they used 
sports to get a college education. They also saw Sanjose as a place of economic 
opportunity that rapidly transitioned from an agricultural area to make way for 
residential, industrial park, and shopping center construction that went on from 
1950 to 1970. 108 "To this end, Alexander said that they “all ended up graduating 
and being doctors, judges, lawyers, dentists, [and] coaches.”109

Alexander’s premise for the Good Brothers’ success was quite simple: they were 
trying to get out of their small towns and penetrate the established educational and 
economic systems. Their foundation for succeeding was working together, family,



education, and church. Their models on how to achieve their goals were Joe Louis, 
Jackie Robinson, and Dr. Martin Luther King, Jr. As for Alexander, he was given 
the necessary space at SJS to discover that he did not want, to be a medical doctor; 
instead he earned an Administration of Justice degree. Immediately after graduatin 
he worked for San Jose’s Probation Department, and opened doors for additional 
African-American hires such as Blackwell and Son’s Kenneth Blackwell in the late- 
1960s and early-1970s. By 1960, many of the avenues opened to the Good Brothers 
closed on the “Speed City” generation until the 1970s because of the hardening 
of the local color line.Ii0 The Speed City generation of the 1960s included 1968 
Summer Olympic boycott organizers and participants such as Tommie Smith, John 
Carlos, and Professors Harry Edwards and Kenneth Noelf11

Before 1969, one discriminatory issue that was a constant for black student- 
athletes at SJS was unfair housing. None of the Good Brothers could get dormitory 
housing or find homes to rent around the college. So they collectively pressured 
their coach into finding them a home, which became known as the “Good Brothers’ 

on 5th Street and St. John, located in a middle-class white community near 
Sanjose State. They paid the rent during the off-season by working odd jobs and 
then pooling their income. In one instance, the Good Brothers earned their rent 
loading 10,000 chickens at night for a friend of the landlord. Lor Alexander, having 
a strong work ethic made the difference:

You see, I said [to his peers], “'We can’t write home to Momma.” If your 
scholarship runs out, which mine did, you still gotta make it. You’ll 
make it if there’s a job that nobody else wants... Nobody wants to wade 
in chicken shit. But them greenbacks still spend the same.
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Despite being restricted to socializing in the Good Brothers’ Pad, the home was one 
of the few places where people of different racial backgrounds freely intermingled in 
Sanjose before the civil rights struggle of the 1960s. These restrictions went as far 
as SJS boarding 1960 Olympian “Rapid Ray” Norton in an equipment shed on its 
football field in 1956, during his first six weeks at SJS.113 According to Alexander, 
the Good Brothers’ Pad was the unwritten Mecca of SJS’s social scene in the 1950s. 
Its presence frightened many white men around the campus, who thought that these 
talented black student-athletes were going to sexually intermingle with “their” white 
women. In actuality, the Good Brothers had to work together to make up their own 
institutions and after-hour entertainment because they were not accepted into school 
fraternities and SJS’s after-hour social scene—a reality that officially ended after 
November 1, 1.967, with the Speed City generation successfully pressuring SJS into 
radically reforming its fraternity and sorority systems.

Just as the presence of student-athletes at SJS increased, the Ford Motor 
Company resettled between 196-to-350 black United Auto Workers (UAW) from 
Richmond’s declining Ford assembly center to nearby MilpitasJ 
migration was “African-Americans first full inclusion into industrial labor within
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Santa Clara County [which] occurred from 1955 to 1957.”116 The black laborers 
worked at the Sanjose Ford assembly plant because they negotiated that UAW 
Local 560 maintain solidarity along racial lines, which included the creation of an 
interracial cooperative housing complex near the newly built plant in Milpitas called 
the Sunnyhills Cooperative—probably the first planned interracial community in 
the United States.117 In the 1960s, Sunnyhills maintained an African-American 
occupancy of around 15 percent prior to the Fair Housing Act of 3968. At the time 
this percentage was large for black single-family occupancy in most US suburbs, 
and was huge for the South Bay, because from 1950 to 1970, its African-American 
population ranged from 0.6 percent to 1.7 percent of the overall population. 
Essentially, the UAW and Sunnyhills experience politicized most black migrants to 
work together and to work in interracial coalitions. For instance, Benjamin Franklin 
Gross, a Local 560 worker, successfully merged black liberation politics with labor 
movement politics in the Santa Clara Valley. In the early 1950s, as Local 560’s 
housing committee chairman, Gross was responsible for making sure that the local’s 
workers had comfortable and affordable housing near the newly built Ford plant 
in nearly all-white Milpitas. As mentioned, the end result was the development of 
Sunnyhills.

After the 1960s, Gross’s political profile grew when he became a city councilman, 
and then served two terms as mayor of M'ilpitas in the late 1960s.119 Similar to 
Charles Alexander, in San Jose’s Probation Department, Gross opened doors for 
African-Americans needing a job at Sanjose Ford in the 1960s and 1970s—-a period 
in which whites, and to a lesser degree, Mexican-Americans, were the preferred 
hires. In the example of Blackwell and Son’s Kenneth Blackwell, before he became 
a longtime hire in San Jose’s Probation Department, Blackwell actually worked 
at Ford for six months. In an era when you usually needed to know somebody 
to get hired at the Ford assembly plant, the person who gave Blackwell his first 
living wage job was Mayor Gross. While at Ford, Blackwell never hung out with 
the African-Americans in nearby Milpitas, even though he worked with them and 
was involved with black student politics at Sanjose City College.120 Several years 
earlier, a black Local 560 member not hanging out with colleagues in Sunnyhills was 
almost unknown. However, by the late-1960s, African-American autoworkers who 
had resettled from Richmond were retiring, and the South Bay black community 
was rapidly growing and fragmenting into distinctive enclaves as increasingly more 
African-Americans migrated for individual opportunity to the Northside, East San 
Jose, North Milpitas, Palo Alto’s Barron Park neighborhood, East Palo Alto, and in 
nearly all-white suburban communities.121 How did this post-1970 Great Migration 
that exploded to 56,211 residents in 1990 immediately impact the black Silicon 
Valley?122 From 1970 to 1990, most South Bay blacks were arguably better integrated 
spatially and were more prosperous and educated than African-Americans in most 
parts of the US.123 However, even though many Silicon Valley blacks on the surface 
lived the “American Dream” in home ownership, income, and education, most from
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the late-Second Great Migration era did not reach that dream because they lived 
socio-culturally isolated lives while grappling with de facto racial discrimination with 
considerably less of a firm sense of community to work with in order to survive 
and thrive.

The End of an Era

African-Americans fragmenting and scattering throughout the Santa Clara 
Valley became noticeable after the passage of Title VIII of the Civil Rights Act of 
1968, better known as the Fair Housing Act of 1968.124 The immediate result of this 
civil rights law saw7 the South Bay black population spike in 1968-1969, leading it to 
quadruple from 4,187 in 1960 to 18,090 in 1970.125 Shortly before this, most black 
professionals, who became the South Bay’s first beneficiaries of affirmative action, 
were recruited into the region to work at high-tech firms like Lockheed and IBM. 
Most of these professionals initially failed to find housing in West County where 
white recruits lived, such as in Campbell, Santa Clara, and Sanjose’s Willow Glenn 
neighborhood. Ocie Tinsley was one of these early African-American professionals. 
He is married to Mattie Briggs, who in 1954 persuaded her dean to cancel a minstrel 
show' atjames Lick High School. Tinsley, a Kansas City, Missouri native, was one of 
approximately fifty African-American engineers recruited to work in the high-tech 
industry in the mid-1960s. In 1966, he had forgone moving to Florida, Arizona, and 
St. Louis to resettle and work in the Santa Clara Valley at Lockheed in Research 
and Development. He was drawn to this opportunity because the booming National 
Aeronautics and Space Administration fascinated him. At the time, Lockheed was 
building Polaris missiles for the US Navy.

Like many of this new' generation of black emigrants, Tinsley initially failed to 
understand the South Bay’s color line, which was far subtler, and arguably more 
complex than Jim Crow discrimination in Kansas City. When he first came to the 
Santa Clara Valley, he moved to Sunnyvale, like white recruits within his cohort. 
Unlike the white members of his cohort, who immediately found single family 
housing, Tinsley was forced to live in hotels for two months until he figured out 
that most African-Americans lived in the Northside, East Sanjose, North Milpitas, 
and unincorporated East Palo Alto. This early experience of social isolation and 
difficulty adjusting almost convinced Tinsley to leave the Bay Area. He felt estranged 
not only because he wras excluded from most of the South Bay’s housing market but 
also because of the region’s diversity. Tinsley noted that Mexican-Americans and 
Asian-Americans “were not the... people that I... normally [hung] out with. 
These feelings of social isolation subsided only when he came into contact with the 
African-American community in the Northside, and in East Sanjose, which is 
where he bought a home and thrived as a software engineer at Kaiser Electronics. 
This relates to African-Americans migrating into the South Bay for economic and 
educational opportunities because when Tinsley first arrived into the South Bay 
the Great Migration for family, familiarity and social justice had ceased to be the 
dominant reasons why African-Americans migrated to the region. Since integration
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in the 1970s, South Bay’s black community has consisted of fragmentation, social 
isolation, and individualism without a stable sense of community even though the 
African-American community and black institutions were continually developing.128 
After 1980, a declining sense of black community and self were compounded with 
the decline of blue-collar employment that has coincided with the rise of the Silicon 
Valley.

In contrast, since 1.970, the Mexican-American and Asian-American population 
growth within Santa Clara County has been much larger than that of the region’s 
African-American population. By the 1990s, most population growth came from 
Indian or Chinese immigrants who came for high-tech jobs, while black and white 
populations moderately declined and resettled into affordable areas such as Stockton, 
and the boomburbs of Phoenix and Las Vegas. The ramifications of this growth 
pattern have, on the one hand, resulted in Silicon Valley becoming more international 
and sophisticated. Demographic changes altered the character of the Valley, even as 
anti-immigrant sentiment lurks below the surface of natural-born US citizens who 
were increasingly living paycheck-to-paycheck.i29 On the other hand, this growth 
pattern sparked a demand by Mexican-Americans and Asian-Americans for more 
press coverage and more participation in the political and economic processes 
as their populations increased.130 The presence of Latino- and Asian-Americans 
permeates East Santa Clara County in residential communities, and the extensive 
formation ofESL programs, daycare services, after-school programs, senior housing 
and emergency services, and commercial enterprises such as ethnic-themed shopping 
centers like McCarthy Ranch in Milpitas.131 Within this development there is the 
legacy of the Great Migration and the South Bay black community just below the 
surface. Outsiders just have to know where to look, which is in those spaces where 
African-Americans are still working together to survive and thrive in the Northside 
and in East San Jose. For Ocie Tinsley and Mattie Briggs, this legacy lives on 
through Sankofa, or them learning from their black past and publicly disseminating 
that past, through their recent founding of the African-American Heritage House 
at History Park in Sanjose. 132
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Appendix

Table 1. Boomburgs, 2000 

Boomburg Starting
Pop.
3,799

State Metro Area Year
Started
1950

2000 Pop. Change 
(Percent) 
4,548Phoenix 

Phoenix 
Phoenix 
Phoenix 
Phoenix 
Phoenix 
Phoenix 

Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 

Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 

Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
Los Angeles 
San Diego 
San Diego

176,581
109,697
218,812
396,375
108,364
202,705
158,625
328,014
124,966
108,724
128,929
126,003
143,072
118,718
142,381
158,007
128,821
170,358
127,743
255,166
185,401
337,977
151,088
111,351
117,005
173,556
133,559

Chandler 
Gilbert 
Glendale 

Mesa 
Peoria 
Scottsdale 
Tempe 
Anaheim 
Corona City 
Costa Mesa 
l-'ontana 

Fullerton City 

Irvine 
Lancaster 

Moreno Valley 
Ontario 

Orange 
Oxnard 
Rancho Cucamonga CA 
Riverside 
San Bernardino 

Santa Ana 
Santa Clarita 
Simi Valley 
Thousand Oaks 
Chula Vista 
Escondido

AZ
1,819AZ 1980 5,717

8,179
16,790
2.593 
10,026 
7,684 

14,556 
10,223 
37,550 
14,659 
13,958 
62,134
3.594 

118,779 
22,872 
10,027 
21,567 

55,250 
46,764 
63,058 
45,533 
110,642 
56,676 

2,934 
15,927 

6,544.

AZ 1950 2,575
2,261
4,079

1950AZ
AZ 1960

1960 1,922AZ
AZ 1950 1,964

2,153CA 1950
CA 1950 1,122
CA 1960 190
CA 1960 780
CA 1950 803
CA 1980 130
CA 1950 3,203
CA 1990 20
CA 1950 591
CA 1950 1,185
CA 1950 690

1980 131
CA 1950 446
CA 1950 194
CA 1950 642
CA 1990 37

96CA 1970
CA 1960 3,888
CA 1950 990
CA 1950 1,941
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Table 1. Boomburgs, 2000, Continued 

Boomburg State Metro Area Year Starting 2000 Pop. Change 
Started Pop.

1950 12,881 161,029 1,150
1950 15,191 103,621 582

CA San Francisco 1960 43,790 203,413 365
CA San Francisco 1950 17,902 147,595 724
CA San Francisco 1950 9,829 131,760 1,241

1950 11,421 276,393 2,320
1960 19,338 144,126 645
1960 13,850 100,900 629
1980 37,349 117,549 215
1950 19,676 226,419 1,051
1970 15,589 137,427 782
1950 15,581 108,787 598
1950 7,013 128,358 1,730
1950 3,643 175,381 4,714
1950 3,875 115,488 2,880
1950 43,140 136,924 217
1950 7,692 332,969 4,229
1960 4,242 109,576 2,483
1950 10,571 215,768 1,941
1950 14,594 127,427 773
1950 2,621 191,615 7,211
1960 27,526 124,523 352
1960 3,695 222,030 5,909
1980 72,378 108,896 50

(Percent)

CA San Diego 

CA San Francisco
Oceanside
Daly City
Fremont
Santa Rosa
Sunnyvale
Aurora
Lakewood
Westminster
Coral Springs
Hialeah
Pembroke Pines
Clearwater
Naperville
Henderson
North Las Vegas
Salem
Arlington
Carrolton
Garland
Grand Prairie
Irving
Mesquite
Plano
West Valley City

Denver 
Denver 
Denver 
Miami 
Miami 
Miami 
Tampa 

Chicago 
Las Vegas 
Las Vegas 
Portland 
Dallas 
Dallas 
Dallas 
Dallas 
Dallas 
Dallas 
Dallas

Salt Lake 
City

Norfolk
Seattle

CO
CO
CO
FL
FL
FL
FL
IL

NV
NV
OR
TX
TX
TX
TX
TX
TX
TX
UT

VA 1970 89,580
12,809

199,184
109,569

122Chesapeake
Bellevue WA 1960 755

Source: Robert E. Lang and Patrick A Simmons, “‘Boomburbs’: Fast-Growing Suburban 
Cities,” in Bruce Katz and Robert E. Lang (eds.), Redefining Urban and Suburban America: Evidence 

from Census 2000 (Washington, DC: Brookings Institution Press, 2003), 106.
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Figure 2. Traditional Black Community in San Jose, 1860-1970
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Table 2. Black Population in Santa Clara County, 1900-1940

19001890 1910 1920 1930 1940
Black
Population

989 251 335262 536 730

Total
Population

48,005 60,216 83,539 100,676 145,118 174,949

Source: University of Virginia Library. Historical Census Browser: County-Level Results for 1850
1960. (University of Virginia Library: Geospatial and Statistical Data Center, 2011).

Table 3. Black Population in Santa Clara Valley, 1940-1980

1940 1950 1960 1970 1980
Black
Population

730 1,718 4,187 18,090 43,716

Total
Population

174,949 290,547 642,315 1,064,714 1,295,071

Total county black population increase from 1940 to 1980: 98%
Total county population increase from 1940 to 1980: 86%

Sources: US Bureau of the Census, 1950 Census of Population: Volume 11, Characteristics of the 
Population, Part 5, California (Washington, DC: US Government Printing Office, 1952), 5-21; US 
Bureau of the Census, 1970 Census of Housing: Volume 1, Housing Characteristics for States, Cavities, 
and Counties; Part 6#, California (Washington, DC: US Government Printing Office, 1972), 7-10, 
14-15, 453; US Bureau of the Census, US Census of Population and Housing; 1980 Census Tracts 
(Washington, DC: US Government Printing Office, 1983), 215; and University of Virginia 
Library, Historical Census Browser; County-Level Results for 1850-1960 (University of Virginia 
Library: Geospatial and Statistical Data Center, 2005).



Black California Dreamin

Remember the Fillmore: The Lingering History of Urban 
Renewal in Black San Francisco

Christina Jackson & NikkiJones

In the summer of 2008, I moved to San Francisco, California,1 I lived in the 
city for three months. As a researcher, my objective was to learn more about Mayor 
Gavin Newsome’s African-American Out-Migration Task Force. The Task Force 
convened in 2007 and met eight times from August to December. In 2009, the 
Mayor’s office released a final report on the Redevelopment Agency’s website that 
summarized the history of blacks in the city and outlined several recommendations 
for reversing their flight,2 The final report found that the political, economic, and 
social conditions of African-Americans are disproportionately more dire than any 
other group in San Francisco. During our conversations, some task force members 
suggested that this dire condition could be due to the lack of a black middle- 
class, which could act as a “connective tissue” between San Francisco’s poor black 
community and the city’s decision makers. The Task Force reported that although 
blacks had been in San Francisco for decades, many African-Americans, especially 
poor blacks, often felt disconnected from much of the city life. That finding resonated 
with what I heard during my interviews with the middle- to upper-middle class 
African-American members of the Task Force and with my observations of how 
residents and visitors shared public space in the Fillmore neighborhood, one of the 
city’s historically black neighborhoods.

for example, in July 2008, I attended the Fillmore Jazz Festival, an event 
sponsored by the Fillmore District Community Benefit District to commemorate 
the 194-Os and 1950s jazz scene in the neighborhood. The event: was described in 
a local newspaper as a weekend that would feature “the best smooth jazz, soul, 
funk, and downright cool music guaranteed to get you on your feet.” Visitors were 
invited to “enjoy gourmet foods, unique artwork, refreshing beverages, and all the 
charm of the Fillmore District.”3 The event took place on Fillmore Street, a main 
thoroughfare in the neighborhood. The following reflection, which I recorded in my 
field notes an hour after my visit to the event, captures my initial impressions of how 
different groups of attendees participated in the event and how their participation 
appeared to be patterned by race and class:

Field note entry: July 6, 2008
When I turned onto Fillmore Street from Flddy Street, I first noticed
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the crowd of people, one big stage and a string of white tents. A jazz 
band was on stage and a huge crowd of people was camped out on 
a tarp listening and bopping to the music while others listened from 
the sidewalk. The festival’s four stages hosted different jazz artists all 
day. Away from the stages, vendors sold jewelry, energy drinks, foods, 
handbags, and art.
I expected that most of the people who attended the Fillmore Jazz 
Festival—along with the vendors—would be black, but as I walked 
around I noticed white, black, and Asian residents among the crowd.
The scene reminded me of Philadelphia’s West Oak Lane Jazz Festival, 
where the typical audience is predominately black with few other ethnic 
groups in attendance. Here, I was very surprised to see a more diverse 
crowd. Older white men and women danced to the jazz numbers. They 
seemed to take up more space than the black residents who were older 
and more middle-class, but also seemed to enjoy the music as they 
listened while softly bopping their heads. As a young black woman in 
her early 20s, I noticed that I didn’t see many other young black women 
or men like me sitting down to enjoy the music.
The booth that most caught my attention was for the Fillmore Jazz 
Heritage Center. The Jazz Heritage Center is located at the comer of 
Fillmore and Eddy streets, inside the Fillmore Heritage Center, a retail 
and residential complex that opened in 2007. One older white woman, 
a younger black woman in her twenties, and a young white guy were 
working the booth. I asked them if they all worked for the Fillmore Jazz 
Heritage Center and they said yes. The center’s slogan is “lire Rebirth 
of the Cool.” I noticed this slogan at the booth and on flyers around 
Fillmore Street. The vendors offered me several pamphlets about the 
Jazz Heritage Center. They also sold T-shirts that featured images 
of jazz musicians on their front. I was also offered an opportunity 
to enter a raffle to win a dinner for four at Yoshi’s, a jazz club in the 
Center. The Heritage Center’s pamphlet included a quotation from 
Mayor Gavin Newsom: “The Fillmore Heritage Center is a cornerstone 
of my commitment to restore the economic viability and population 
of San Francisco’s African-American community.” There were other 
quotations from the former mayor, Willie Brown—the city’s first black 
mayor—about how the jazz scene “used to be.”
As I take in the scene in front of me, I notice that none of these 
publications or pamphlets speak to the struggling lower-class black 
community that lives in the Fillmore. Issues that were brought up at 
community meetings I attended, like the recent “State of Black San 
Francisco” meeting held in the Lower Fillmore (the area below Geary 
Boulevard), are not part of the new effort to rebrand the neighborhood.
The community forum sought to provide information to concerned 
residents on how to eliminate disparities faced by African-Americans.
I realized that the community forum and this jazz festival represent 
two very different sides of the same neighborhood. On the one 
side, the Fillmore is packaged as a tourist attraction-—a destination 
neighborhood-—that uses jazz history as a way to attract artists and 
music lovers to the community with the hope that these visitors would 
buy property and revitalize the neighborhood. On the other side, local
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activists and residents represent the Fillmore as a neighborhood in major 
conflict with the city over how to meet the needs of struggling blacks 
who don’t see a hopeful future for themselves in the neighborhood.

This reflection illustrates my initial understanding of the two very different sides 
of the Fillmore. Over time, I learned that the Fillmore is represented differently 
depending on the situation and the audience. Different residents also offer different 
understandings of the Fillmore, depending on their stakes in the neighborhood and 
its renewal. For example, the Fillmore Jazz Festival is mostly about buying things. 
In many ways, it represents the commodification of “cool” in the city. The festival 
opens up a space for financially secure whites on Fillmore Street to enjoy black 
culture and especially jazz music. They can dance and enjoy the music. Some 
older black residents may attend the jazz festival as a way to connect to what the 
Fillmore used to be. The Fillmore District Community Benefit District (FDCBD) 
and the Fillmore Jazz Preservation District (IJPD) promote events and retail and 
residential projects that they believe will help to stimulate the neighborhood’s 
economy south of Geary Boulevard, which is something of a dividing line between 
the more white and middle-class population “up the hill” and the poorer African- 
American population in the Lower Fillmore. Yet, many Fillmore residents feel at 
odds with city-funded efforts, and report that they gloss over the real struggles in 
the Fillmore and marginalize the voices of its low- and middle-income residents. A 
common belief among these residents is that city-funded efforts are not beneficial 
to the black residents who have lived in the neighborhood for decades. Instead, they 
argue, these efforts are oriented toward drawing the city’s white community and 
newcomers to the neighborhood. These residents see the Fillmore Jazz festival and 
the African-American Out-Migration Task force as examples of city-supported 
projects that fail to deliver on their promise to improve the social and economic 
situation of San Francisco’s black community. This skepticism is not confined to 
projects that take place in the Fillmore. When similar projects are proposed in other 
parts of the city, like the proposed redevelopment projects in Bayview-Hunter’s 
Point, activists and residents implore city officials and community members to 
“Remember the Fillmore!”

How do memories of past battles shape the experiences of African-Americans 
with redevelopment in San Francisco today? In this essay, we draw on field research 
conducted among members of San Francisco’s black community to describe how the 
history of urban renewal in the Fillmore shapes responses to urban redevelopment 
projects in the city today, especially in historically black neighborhoods such as 
Bayview-Hunter’s Point (BVHP). We draw on ethnographic fieldwork, including 
direct observation, participant observation, and in-depth interviews conducted by 
the first author from 2008 to 2010, to illustrate how residents of Bayview-Hunter’s 
Point draw on memories of the Fillmore to challenge and change the city’s plans 
for redevelopment in their neighborhood.4 We begin this article with a short history 
of African-American migration to San Francisco in the wake of World War II



and the experiences of African-Americans in the city since the end of the war. We 
then describe a common sentiment among a sub-set of African-Americans in the
city—.that urban renewal, like the renewal that changed the Fillmore neighborhood,
leads to the displacement of blacks from the city—and how that sentiment shapes 
understandings of the city’s efforts to redevelop neighborhoods in the city today.
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Figure 1. The Fillmore Jazz Festival, 2006. The crowd at the annual 
Fillmore Jazz Festival. Photograph courtesy of Nikki Jones

A fiiri TO

li
'■fa V

•c-

y.

-y
Figure 2.
sign on this table at San Francisco’s 56th Annual Juneteenth Festival 
warns city residents to “remember the Fillmore.” Activists distribute 
information to passersby and encourage others to sign petitions to 
our neighborhood” and stop redevelopment in Bayview-Hunter’s Point. 
Photograph courtesy of Nikki Jones

iiRemember the Fillmore—Never Again!” 2006. The
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Fillmore Heritage Center, 2005. 
Construction of the Fillmore Heritage Center begins as an African- 
American worker observes through a chain-link fence. Photograph 
courtesy of Nikki Jones

Figure 3. Construction Site

African-American Migration into San Francisco After World War II

For a brief period in the J 94-Os and 1950s, the Fillmore was home to a vibrant 
African-American community that wras often referred to by locals as “the Harlem 
of the West.”3 Black migrants were recruited to work at the shipyard in Bayviewr- 
Hunter’s Point after the introduction of anti-discrimination policies during World 
War II opened up opportunities and training for skilled and semi-skilled black labor, 
including many from the South.6 The influx of migrants helped to create an African- 
American community around the shipyard and in the Fillmore neighborhood. 
For many city residents and Navy officials, however, the influx of black migrants 
represented a social and civic problem for the city. During a conference on Negro 
personnel, a Navy Admiral warned, “We are faced with a problem—a very 
serious problem-—in connection with our naval enlisted personnel and that is the 
introduction into the District of the large numbers of Negro personnel... The order 
has come nowr and it isn’t a question of whether anybody likes it or not.”7 Despite 
Navy officials’ initial reluctance toward integration, in 1943, after Executive Order 
8802 was enacted, 112,000 blacks completed the war training in shipbuilding, 
aircraft repair, and machinery.8 The shipyard and related war industries allowed 
blacks to enter previously restricted fields, which helped migrants to increase their 
social and economic well-being during the war. The war industry also opened up job



opportunities for women. Black residents took pride in their jobs at the shipyard and 
the black community in the city benefited from its connection to the war industry.

Even though the war industry opened up opportunities for black migrants, 
blacks still faced patterns of racism and exclusion in other areas, such as housing. 
The city’s residents were not prepared for the large African-American immigration 
during' the war period.9 During this time, exclusionary housing practices intensified 
and, especially after the war’s end, white flight increased. The threat of a “black 
invasion” stoked the fears of white homeowners and helped to transform inner-city 
neighborhoods such as the Fillmore into what urban historians and geographers 
such as Arnold Hirsch describe as the Second Ghetto.10 In such areas, “government 
policy and decision making, especially public housing location and urban renewal, 
[triggered] racial transitions of formerly white neighborhoods and, subsequently, 
[resulted] in concentrating and containing African-Americans in these newer, 
"second’ ghettos.”11 Racial tensions were also exacerbated by violence, riots, and 
bombings in the city during the 1960s.12 These institutional and interpersonal 
practices and processes maintained racial segregation and limited the choice of 
housing for blacks. These practices helped to turn neighborhoods such as the 
Fillmore into ghettos, a “place in which the involuntary segregated arc housed... 
the spatial representation of a socio-political process of involuntary segregation.

Black residents of the Fillmore responded to patterns of institutional exclusion 
by transforming their neighborhoods into spaces of freedom and culture.14 This 
sort of response is what made the Fillmore the “Harlem of the West.”10 In the years 
following the end of the war, however, the shipyard closed and government officials 
eventually declared portions of the Fillmore neighborhood a slum. Block by block, 
the neighborhood was razed and replaced by housing projects. Some lots remained 
vacant for decades.

Urban Renewal and Negro Removal in San Francisco

During a visit to San Francisco’s Fillmore neighborhood in 1963, the writer 
James Baldwin described the city’s efforts at urban renewal as “Negro removal.
By the time of Baldwin’s visit, the Fillmore area had already been declared a 
slum and was targeted for urban renewal. Two urban redevelopment plans were 
implemented, the “Western Addition A-l”in 1953 and “Western Addition A-2” 
in 1963.These efforts were implemented under the leadership of Justin Herman. 
The agency used eminent domain to take control of land in the Fillmore, which 
led to the displacement of thousands of families. I interviewed one of the city’s well- 
known African-American leaders, Reverend White, who is now sixty-seven years 
old and the head of one of the oldest churches in the Western Addition. As soon as 
we took a seat in his office, he proceeded to tell me the history of his church and 
explained the church’s historic position as an advocate for the black community 
in the city. Like Baldwin, Reverend White used the term “black removal” when 
describing the impact that urban renewal has had on the neighborhood. Reverend
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White’s comments also highlighted the racial politics that characterize the history 
of gentrification and redevelopment in the city:

The Redevelopment Agency, forty years ago, said to the African- 
American community: “We’re gonna tear down these old houses, these 
old Victorians, y’all can rebuild the community... Those of you who 
have businesses and have homes, we’re going to give you a certificate, 
once things that need to be rebuilt are rebuilt, [then] you can come 
back.” That’s what that whole Fillmore area is supposed to have been, 
but the Redevelopment Agency did not keep faith; it did not deliver 
on its promises to black folk. It was not urban renewal. It was black 
removal!

Reverend White also explained the economic consequences of these broken promises 
for blacks in the city: “After forty years... [they] took homes from people and through 
redlining others [we] were forced to sell our Victorian homes. These homes would 
be worth millions today. And who gets the millions of dollars out of the ones that 
they didn’t tear down now? By and large, white folk!” From Reverend White’s 
perspective, it is white people who have profited most from redevelopment and 
the displacement of blacks in the Fillmore. Reverend White’s assertion is partially 
supported by statistics. After urban redevelopment plans were implemented, only 
4 percent of black-owncd businesses returned to the neighborhood.18 Thousands of 
black families, including those who owned homes and businesses, were displaced. 
This displacement interrupted the accumulation of intergenerational wealth that 
could have been gained from these investments. Most importantly, a sense of trust 
and community, along with a sense of “rootedness,” was lost due to urban renewal.19

forty-nine-year-old community organizer and resident of BVF1P, 
described urban renewal in the Fillmore: “They made a way to get you out, and 
once they got you out, they don’t have to worry about you too much.” FYank’s 
comment echoes similar sentiments shared by residents who believe that past and 
present redevelopment projects are thinly veiled efforts to move blacks out of their 
neighborhood in order to make room for more desirable populations.

In the wake of redevelopment, the Fillmore, like other inner-city neighborhoods 
across the country, experienced the various consequences of deindustrialization and 
the erosion of the social safety net, such as an increased concentration of poverty, 
increased crime, rapidly deteriorating schools, and an increase in drug trafficking 
and the violence associated with the drug trade. Brother Ben, who came of age 
when vacant lots dotted much of the neighborhood’s landscape, recalls the struggle 
that characterized growing up in the neighborhood during this time period:

Frank

young age. To a degree that sometimes weI remember struggle at 
didn’t even have nothing to eat. And I can remember that; it stays. I 
mean, I didn’t know why my mother would be going off to herself crying
certain nights and crying herself to sleep. But as I got older I could



realize: it’s that she couldn’t provide for us. And the stress, the ultimate 
toll that took on her is what led her to start using alcohol, drinking...
So that’s what I can remember from an early age.
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Ben’s memory of struggle reflects an understanding of how structural forces like 
redevelopment affected his experience growing up in the Fillmore. The combined 
effects of redevelopment, racism, poverty, unemployment, and addiction shape how 
he thinks about urban renewal efforts today. Residents such as Ben are attuned 
to how plans for neighborhood change can impact people’s lives. Some residents 
see a similar, although less dramatic, pattern in current efforts to profit off of the 
neighborhood’s jazz history.

Today, much of the Fillmore’s black community lives in public housing units 
near Fillmore Street. The area is gentrifying quickly. Young, middle-class, white 
urbanites give the neighborhood a different feel than what many longtime black 
residents remember. Many people who hear about urban redevelopment today 
do not share the history of struggle that Brother Ben describes above. For many 
who are familiar with the city, including the residents of the nearby Lower Pacific 
Heights, Alamo Square and Japantown neighborhoods, areas like the Fillmore or 
BVHP are largely defined as bad neighborhoods marked by poverty, crime, and 
violence. This remains true even as the Fillmore enters a new phase of renewal. 
In recent years, gentrification has extended the boundaries of neighboring Lower 
Pacific Heights deeper into the Lower Fillmore yet clear boundaries remain around 
what is commonly considered some of the most troubled parts of the neighborhood 
by outsiders, especially the federally subsidized housing projects along Eddy Street.

Longtime black city residents remember the time before renewal as a period 
when the Fillmore neighborhood was a cultural hub for the black community, but 
also acknowledge the changes that have occurred over the last several decades. For 
example, Reverend Johnson, a sixty-five-year-old black man and active participant 
in community politics, contrasted the Fillmore in its “heyday” with the Fillmore 
today this way:

I remember what Fillmore was like in its heyday... That’s where my kids 
was raised, that’s where I met my wife, you know' where my church is, 
all of that, that’s where I used to club. I remember how hip it was, party, 
party, party, and so I’m willing to hang in there and wait, but now, you, 
my daughter... you don’t remember anything, because when you came 
along, that was gone. You don’t have that tie [to the neighborhood]. You 
don’t have that memory, and so all Fillmore is to you is where you live 
not very well, and you can’t buy no home... and guess what, now you 
want to start your family and you want your first home. You got your 
degree, you got a job, you work hard, you save money, you deserve it, 
[but] you can’t buy it here and there’s no memory to make you struggle 
and save to stay here [and why] when you can have. You struggle and
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save to stay here, [but why] when you can have more product for one 
half the cost? Instead of $600,000, you can go somewhere, out there in 
Fairfield, [or] Sacramento and get the same house or bigger for three, 
four hundred, c’mon!

Reverend Johnson refers to a time in the Fillmore that doesn’t exist anymore. 
He remembers wFen the Fillmore was a neighborhood that included all of the 
essential components of social life: his family, his place of worship, and places of 
leisure and recreation. Older residents remember the Fillmore as a cultural hub. In 
contemporary meetings about redevelopment, they call on this history to fight for 
control over a process that destroyed the neighborhoods they grew up in. Longtime 
black residents often refer nostalgically to a sense of unity cultivated during their 
participation in protests, union-mobilization efforts, black social clubs, the famous 
black jazz scene and the vibrant cultural hub that was the Fillmore.20 This sense 
of unity helped black people to grow roots in the San Franciscan community. 
Yet, these roots are showing their wear. Today, African-American San Franciscan 
residents under forty-five are three times more likely to leave the city than their 
older African-American counterparts. Those who have not lived in the city for 
twenty years or more are more likely to say they would move writhin three years.2’ 
These findings indicate that younger individuals may not have the same relationship 
to the neighborhood and city as older residents who have lived there when the 
neighborhood was more unified. Many younger blacks are like Reverendjohnson’s 
daughter. The “redeveloped” Fillmore is also too expensive for them.

The new development that has taken root in the neighborhood over the last 
few years was funded by the San Francisco Redevelopment Agency (SFRA), which 
controlled much of the neighborhood for the past sixty years. On January 1, 2009, 
the San Francisco Redevelopment Agency ended its decades-long redevelopment 
project in the Fillmore. The attention of both the agency and the city turned to 
completing the redevelopment and “renewal” of Bayview-Hunter’s .Point (BVHP), 
which started in the 1960s.22 Generations of black families have lived in this part 
of San Francisco since the end of the war, many of them living in poverty. The 
shipyard still holds a great deal of meaning for longtime community members. 
Many are determined to gain control of this space and resist efforts to erase their 
social histories through redevelopment and gentrification. In BVHP, located across 
the city from the Fillmore but still connected through social history and social 
relationships, public battles over space and place play out—as they once did in 
the Fillmore—during regular community meetings. Neighborhood activists who 
are familiar with how redevelopment and false promises of renewal shaped the 
Fillmore’s desperately warn city residents and community members to “remember 
the Fillmore.” The phrase is invoked as a warning of the harm that urban renewal 
projects can do to a neighborhood’s cohesion.
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Figure 4. The Fillmore Center, 200G. The Fillmore Center apartment 
complex opened in the 1980s. It was built during the A-2 phase or 
redevelopment in the Fillmore, which began in 1963. Photograph courtesy 
of Nikki Jones
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Figure 5. Redevelopment and Renewal, 2006. The new Fillmore Heritage 
Center is being built across the street from the Fillmore Center. Photograph 
courtesy of Nikki Jones
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Figure 6. The New Fillmore Heritage Center, 2007. The Fillmore Heritage 
Center opened in 2007. Some of the city’s African-American residents believe 
that the Heritage Center was built to attract more desirable populations to the 
Lower Fillmmore, like those featured here. Photograph courtesy of Nikki Jones
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When we lived in the Fillmore, it was a community of black folks. I mean, we had 
nightclubs and movie theaters, restaurants, and what we call real food. They call it 
soul food here. We call it realfood, okay?

The Past is Always Present: Remembering the Fillmore Today

Angela, 63 year-old African-American community organizer

Angela’s description of the Fillmore, like the descriptions of others noted in this 
essay, harkens back to a Fillmore that was, but is no longer. She describes a time 
when the neighborhood was home to clubs and restaurants and other businesses 
that black people could afford and where black people were welcomed. This sense 
of community and belonging was part of what was lost after the Fillmore was 
destroyed by urban renewal. Angela explains:

In the Fillmore, right there on Fillmore Street, there was a [dry-]cleaners 
there. My family would drop their coats and whatever was dry-clean- 
able there, and I could go back in a couple days and pick it up and 
say [to the owner], “Mora says she’ll take care of you whenever.” The 
owner would say, “Sure, just go. Your mom said she wanted this right 
back.” You know what we do... We were a community... everybody.
He didn’t worry about getting paid, because he knew it was gonna get 
paid. And mom would be here Friday or Dad would be here Friday 
and pay you, whatever. We lost all that.

Angela is one of a number of other residents I interviewed who described the Fillmore 
of their youth as a tightly knit African-American neighborhood characterized by a 
“sense of community.” This is what was lost after urban renewal, they say. Angela’s 
remembrances mirror conversations I shared with other residents who now implored 
others to “remember the Fillmore,” especially during community meetings held by 
the Redevelopment Agency or the Navy about the redevelopment of the shipyard.

In the aftermath of urban renewal in the Fillmore, BVHP residents now view 
the proposed redevelopment of their neighborhood with a degree of skepticism. In 
meetings about the redevelopment of the old Navy shipyard in .BVHP, black residents 
use the phrase as a warning. They use the phrase to snap meeting attendees into 
recalling a shared history of how urban renewal impacted black neighborhoods in 
the past. In neighborhood town hall meetings attended primarily by community 
residents, the phrase is used nostalgically, as a reminder of a time when the city’s 
black community was cohesive and united. It is also used in both settings as a 
reminder of, as Angela says, what was “lost.” The different ways that people use the 
phrase reveal how residents of the city’s black communities remember black space 
in the city. Perhaps the most important lesson underlying this warning is that black 
people have no real place—no roots—in the city. They remain a social problem that 
has been and can still be displaced. Eric, a forty-year-old black resident, illustrates 
this point well:
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Well, definitely the urban renewal that happened in the Western 
Addition, I think that’s the one phenomenon that everyone can point 
to and say that [it] had a tremendously negative effect. I wranted to say a 
word-—even stronger word—than negative, but that had a tremendously 
negative effect on the black communities here m San Francisco because: 
(a) it showed that a city would use eminent domain to destroy, essentially 
destroy, a vibrant, what was a vibrant community, however poor, a 
vibrant community and (b) [it sent] a signal to black people, a long- 
lasting symbol because it’s lasted about forty years now, a long-lasting 
symbol that black folk weren’t really part of this fabric [of the city] and 
we’ll uproot you and move you out and [offer you] great promises to 
move you back in if we have to.

Urban renewal did not remove all blacks from the city, but it did leave many who 
remained with a feeling that they were not part of the fabric of the city. A number of 
the black San Franciscans I spoke with shared a belief that they could be moved and 
shifted around at the whim of the city or the SFRA. Fillmore and BVHP community 
residents often view' current redevelopment projects in their neighborhoods through 
a similar lens. In the wake of redevelopment, they are trying to rebuild a lost sense 
of community. Often, they do this in city meetings by asserting their voices and 
concerns during the public comment period. Their warnings to “remember the 
Fillmore” force people to critically consider the quality of life issues that accompany 
any redevelopment project. They use this rhetorical device to shift the focus of 
formal meetings from larger planning issues to the question of how redevelopment 
will benefit them. By doing so, poor and middle-class black residents stake a claim 
in their neighborhood w'ith the hope that doing so will allow them to maintain their 
physical and symbolic presence in these spaces for years to come.

Lessons from the Fillmore

On July 21, 2010, I met Jason, a forty-four-year-old housing counselor and 
resident of BVHP, at his office on Third Street, a main drag that houses many of 
the neighborhood’s businesses. After talking about urban renewal in the Fillmore, I 
asked for his take on current proposals to redevelop Bay view' Hunter’s Point. Jason 
said he initially supported the redevelopment of the shipyard because the SFRA. 
promised not to repeat the mistakes that were made during the “redevelopment” 
of the f'illmore:

What was interesting is when redevelopment came back around this 
time they promised they would come back with no eminent domain, a 
more piece type of plan, than a wholesale type of plan that took place 
in Fillmore because they just bull[doze|ed those like square blocks [in 
the Fillmore]. I supported [the plan to redevelop BVHP] reluctantly 
[because] it prevented other developers to come in buying up stuff.



These promises of a softer, gentler redevelopment, one that was different from the 
redevelopment of the Fillmore, somewhat swayed Jason to support plans to redevelop 
the shipyard in BVHP. Yet, he is also skeptical. His family was once displaced by 
an urban renewal project in the neighborhood during the 1960s. He remembers 
the difficulties his family endured from displacement. Like other residents, his 
personal experience also informs his level of support for redevelopment in the area. 
In San Francisco, the Fillmore and Bayview-Hunter’s Point neighborhoods share 
a cultural connection. They also share a sense of struggle when it comes to battles 
in their neighborhood. Both neighborhoods became home to a large population of 
black workers after World War II. Yet, no matter where they lived, city residents by 
and large considered the influx of black migrants to be a social and civic problem. 
Racism, urban renewal, redlining, and other exclusionary practices shaped the 
trajectory of San Francisco’s black community.

Today, the Fillmore is a neighborhood that is characterized by conflict and 
change. It has a reputation that is associated with a history of black struggle, but 
it is also a neighborhood that is struggling to establish a sense of unity among 
its residents. Some now think of the Fillmore as a “sterile” place that has lost 
its connection to black culture. Since 2002, the city has tried to repackage the 
Fillmore’s “Harlem of the West” history in an effort to stimulate the economic 
viability of the neighborhood, but few longtime black residents can afford to eat at 
the new restaurants and clubs in the neighborhood. What once was a middle-class 
black area where residents owned their homes and businesses is today a highly 
gentrified space with high-end soul food restaurants and expensive condominiums. 
Some residents still wonder who is benefitting most from the redevelopment of their 
old neighborhood. Residents of both the Fillmore and BVHP can share stories of 
displacement that were associated with urban renewal projects of the past. Members 
of both communities were on the receiving end of broken promises. The memories 
of these past experiences linger and influence community decision-making today.

What lessons should city officials and urban planners learn from the history of 
urban renewal in the Fillmore? Two lessons jump out from my field research. First, 
it is important that residents have a place at the decision-making table at every 
phase of the process, not just in the latter stages when decisions have already been 
made. Second, promises of opportunities such as jobs, local hiring commitments, 
and low-cost housing must be kept. Residents must also be provided with relevant 
information in accessible ways so that they can make informed decisions about the 
plans for their neighborhood. Ultimately, the process should be honest, fair and 
inclusive. The process should heal, not make worse, the historical traumas of the 
past. Residents remember these experiences of exclusion and discrimination, and 
they draw on these memories when evaluating current attempts to renew' their 
neighborhoods.
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Notes
' The “I” here refers to the first author, Christina Jackson. The first author’s collection 

of field notes and interviews forms the foundation of this analysis. Data collection was 
supported by an award from the University of California’s Academic Senate (“Remember 
the Fillmore”: A Study of Place, Change, and Healing in San Francisco, PI: Nikki 

Jones). The second author also conducted field research in San Francisco over a five-year 
period, including 30 months of continuous residence in the Fillmore neighborhood of 
San Francisco. The insights shared in this article are collaborative in nature. All names 
are pseudonyms.

2 Phelan, “Black Exodus.”
3 Repa and Reynolds, “Fillmore Jazz Festival 2008
4 During this time, Jackson took up residence in the Bernal Heights neighborhood that 

lies between Bayview-Hunter’s Point and the Fillmore neighborhoods. 'I’his location was 
a twenty-minute bus ride from the Fillmore and a five-minute bus ride from Bayview- 
Hunter’s Point. She lived there for a total of seven months. She also made frequent visits 
to the city from 2008 to 2010. In addition to conducting formal in-depth interviews with 
twenty-three residents, she also attended town hall meetings, city government meetings, 
and other community meetings. From April to July of 2010, she conducted participant 
observation at an environmental justice organization. This allowed her to closely observe 
how residents understood neighborhood change. For the last year and a half of fieldwork, 
Christina spent most of her time in Bayview-Hunter’s Point.

5 Pepin and Watts, Harlem of the West, 13.
6 Fusfield and Bates, The Political Economy of the Urban Ghetto, 46.
7 See 5:h Naval District Fleadquarters, “Conference with Regard to Negro Personnel.”
8 Fusfield and Bates, The Political Economy of the Urban Ghetto, 48; Collins, “Race, Roosevelt, 

and Wartime Production,” 273.
3 Broussard, Black San Francisco, 142.

Gilfoyle, “Introduction,” 233-234; Hirsch, “Second Thoughts on the Second Ghetto,” 
299; Mohl, “The Second Ghetto Thesis and the Power of History,” 243-244.
Mohl, 243
Fusfield and Bates, The Political Economy of the Urban Ghetto, 28; Massey and Denton, 
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Western Addition is the name of the larger geographical area that includes the Fillmore. 
Public Broadcasting Service, “Fillmore Timeline 1860-2001.”
Fullilove, Root Shock, 17-19.
Jackson, “Black Flight from San Francisco,” 15, 40, 50, 64.

10.

10

12

13

14

lo

16

17

18

10
20



72

On July 28, 201 1, Governor Jerry Brown approved the AB 26 bill, which dissolved 
all redevelopment agencies in the state of California. Effective February I, 2012, the 
San Francisco Redevelopment agency under the California Redevelopment Law was 
abolished and transferred over to the City and Country of San Francisco.

Christina Jackson & Nikki Jones
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Black California Dreamin’

From Fillmore to No More55: Black-Owned Business in a 
Transforming San Francisco

Jasmine Johnson & Shaun Ossei-Owusu

The churches began to lose populations. The black businesses, which were once wonderful 
and productive, were totally destroyed. The entertainment world for Af rican-Americans 
virtually censed to exist in San Francisco. It was a devastating blow to African-Americans in 
San Irani isio, a blow from which we, frankly, have never really recovered. 'There is no true 
African-American community comparable to 'what it was in the Fillmore. 7his great life, that 
was comfxirable to the Flarlem Renaissance, was destroyed by the redevelopment process in 
the Fillmore.

— Willie L. Brown, Jr.1

San Francisco is often celebrated for its liberal cosmopolitanism. For the last 
fifty years, the city has been characterized as a hotbed of progressive consciousness, 
creative expression, rich diversity, and sexual freedom. San Francisco’s reputation 
undoubtedly stems from the city’s anti-Vietnam War demonstrations, LGBTQ 
activism, the 1966 Compton Cafeteria transgender riots (which predated the more 
renowned New York City Stonewall Riots), the 1967 Flaight-Ashbury “Summer of 
Love,” and the attendant rise of the counterculture movement. Also lending the city 
progressive credentials is its close geographic proximity to Oakland, the birthplace 
ol the Black Panther Party, and Berkeley, the home of the Free Speech Movement.2 
Despite its progressive image, San Prancisco is a site of rapid gentriheation and 
social stratification.3 This has particularly effected the city’s African-American 
population, which has dwindled faster than any other major metropolitan area in the 
United States.4 Dominant representations of the city tend to gloss over contemporary 
forms of injustice that manifest through intense stratification, color-blind rhetoric, 
and discrimination in various realms of social policy.5 Delving beneath the city’s 
progressive veneer, this essay sketches the redevelopment and gentrification of the 
city and the racial, cultural, and economic changes that these phenomena have 
encouraged. In doing so, we focus on one independent black business, Marcus 
Books, in order to complicate discussions of San Francisco and gentrification while 
illuminating black business owners’ response to the city’s shifting political, social, 
and economic climate.6

We look to Marcus Books—-the oldest black-owned, black-themed bookstore 
in the country—in order to reveal the challenges that have, over the past fifty



years, stymied the success of black-owned businesses in San Francisco. We pay 
special attention to urban renewal, which, in seeking to transform San Francisco 
into a bustling economic center, restructured entire sections of the city during the 
1960s and early-1970s. In order for the San Francisco Redevelopment Agency to 
capitalize on some of its city’s most profitable properties, it had to first remove 
poor and working-class blacks and Latinos who were already occupying previously 
“undesirable” neighborhoods. Urban renewal, an ambitious economic strategy, 
deeply restructured the city by shuffling (and subsequently removing) many of 
its black and brown inhabitants. For Marcus Books in particular, urban renewal 
reduced the number of the store’s largest and most consistent patrons- 
and spurred five relocations for the store and four for its owners. We argue that 
urban renewal and gentrification continue to be racialized and classed projects 
that deeply affect black businesses. We also argue that black-owned businesses like 
Marcus Books worked against those forces that undermined the vitality of San 
Francisco’s black population.

Success Printing and Marcus Books as Community Institutions

The life trajectory of Drs. Rave and Julian Richardson—the founders of
Marcus Books...-is representative of demographic changes in San Francisco. The
Richardsons were part of a mass migration of African-Americans to the city. When 
they arrived in .1941, there were less than 4,000 African-Americans in San Francisco. 
However, by 1950, there were 50,000; by 1959, there were over 60,000/ These 
demographic changes were largely the result of America’s entry into World War 
II, the same year the Richardsons moved to the city. Wartime industries located in 
the Bay Area offered migrants reliable forms of employment and the internment of 
Japanese-Americans opened up housing space for blacks in the metropolitain area.8 
Due to the availability of these new properties, and restrictive housing covenants in 
effect elsewhere in the city, African-Americans settled in Japantown, its neighboring 
Fillmore district, and other Western Addition enclaves. Despite these restrictions, 
Raye Richardson describes the Fillmore district in the 1940s and 1950s as exuberant 
and cohesive:
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black folks—

It was bustling. It was warm. It was friendly. There was a joy in the 
people, a love of life. And every store had a jukebox. You could start at 
Bush, walking down Fillmore toward Market, say, and there was a song 
that was so popular at that time, and it was called “Tippin In.” So you 
could start at Post and you could walk Fillmore to, say, McAllister, and 
“Tippin In” would be playing, and you never missed a beat.9

Given their demographic growth and the cultural unity expressed by residents, 
African-Americans established a robust and vibrant community in the city’s Western 
Addition throughout the 1940s and 1950s.

The growing African-American population in San Francisco also saw new
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economic opportunities. When Julian returned from World War II in 1944, the 
Fillmore community he encountered was booming—a “Harlem of the West”— 
despite its being pronounced a slum by the San Francisco housing department.10 “A 
whole lot of black people did not want to see the war end.” Raye intoned. “They 
made more money than they ever dreamed of making.”11 Meanwhile, businesses 
that had formally refused black patronage felt increasing pressure to either relocate 
or to open their doors to black customers. “The sit-ins and the shop-ins were 
very innovative and it was an exciting time and an exciting place to be,” Raye 
explains.12 Black boycotts of segregated businesses occurred regularly. They were so 
effective that white businesses, already suffering because of the lack of regular white 
patrons due to the war, moved or dosed. Eager to capitalize on the employment 
opportunities WWII created, early black migrants wanted employment first and 
foremost. As their savings began to accumulate, a desire to live more comfortably 
—■■to be property owners—grew7.13 Black entrepreneurs soon capitalized on the newly 
vacated storefronts.14

Trained as a lithographer at the Tuskegee Institute, Julian Richardson took a job 
as a typesetter at the San Francisco Chronicle and, deciding to open a print shop, slowly 
accumulated the essential equipment.13 In 1947, Julian opened Success Printing while 
Raye worked at the local post office, saving some of her earnings to invest into their 
burgeoning family business.16 The print shop was anchored by the Richardsons’ 
belief in the power of black collectivity to encourage the prosperity, protection, and 
future security of black people in San Francisco. In a 1947 unpublished note “The 
Negro and His Economics,” Julian Richardson writes:

The Negro is not going to get something for nothing in the United 
States; money will speak loud in every state when the Negro has it 
to spend. There is no record in history to show that any race on the 
face of this earth has ever become great that did not develop itself 
economically. Education does not make a race great unless that race 
uses its education to make itself strong and independent by building 
an economic floor to stand upon.17

The belief in the necessity of coupling black entrepreneurship and black self
help was one held by a number of black individuals, leaders, and organizations. 
Richardson belongs to a tradition of activist-intellectuals who encouraged the 
wedding of entrepreneurship and self-help as a tactic toward black equality. This 
philosophy crossed ideological divides. Black nationalists like Marcus Garvey, 
black “separatists” like the Nation of Islam, and black conservatives like Booker 
T. Washington to name a salient few, all espoused, albeit differently, this position. 
Scholars like Juliet K. Walker and John Sibley Butler suggest that black self-help 
has been a powerful impetus for black business owning.18 A belief in literacy as a 
vehicle toward black self-making, organizing, and entrepreneurship also spurred 
Richardson’s interest in printing. He printed fliers for black political meetings,
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protests, events, and celebrations, business cards, and other kinds of ephemera that 
were essential to the success of other black businesses and organizations.

Marcus Books also reflected the large-scale trends that Andrew Shane 
describes in his “sociology of entrepreneurship.” Shane writes, “The sociology of 
entrepreneurship moves the analysis from a complete emphasis on topics such as 
assimilation of prejudice to the development of ethnic enterprises which generates 
economic stability for ethnic groups.”19 In this theory, black entrepreneurs serve as 
“minority middlemen” whose “major purpose is to generate the flow of goods and 
services throughout the economy” as opposed to being “primary producers of goods 
and services.”20 Although Marcus Books did produce goods through their print shop, 
Shane’s work informs an analysis of Marcus Books insofar as its entrepreneurial 
goal was from the outset tied to the presumed needs of the wider black society. As 
owners of a community institution, the Richardsons “recognizfed] that groups 
develop economic stability as a result of entrepreneurship. 3591

Perhaps the most telling resource that evidences the spirit of black entrepreneurship 
in San Francisco is the 1959 publication, The Success Directory, sponsored by the 
Committee for Community Solidarity, Inc. and published byjulian Richardson’s 
commercial print business: Success Printing.22 The publication reveals how black 
populations in San Francisco on the eve of urban renewal were concerned with 
owning property, housing security, and economics. The Success Directory functioned 
as a Rolodex of black-owned businesses in the city.23 Its goal was fourfold: 1) to 
improve the economic status of the black community through the study of economic 
principles and trends; 2) to render more effective the political power and aspirations 
of the community through the study of political principles and problems; 3) to strive 
for improvement in the morals and welfare of the community; and 4) to develop 
and foster moral leadership. The Committee-“-constituted by black male business 
owners—argued that, of all the facets of community life serviced by civic and social
organizations, the plight of the black businessman and property-owner was the most 
neglected. The success or failure of black owners greatly influenced the broader 
communities to which these individuals belonged, and made a substantial impact 
on African-Americans’ future in the city of San Francisco, the committee argued. 
Richardson believed marketing was key to a thriving black business and worked 
to build strong networks between black business owners and service providers. 
“One of the reasons why most Negro businesses remain infinitesimal is their lack of 
advertising,” he wrote. “Most of those in the following pages wfere difficult, to find. 
Our main purpose in presenting this journal is to make their services and locations 
known to all.”24 Success Printing supported black San Franciscan businesses by 
advocating for self-sufficiency, allegiance, and investment, into black services.

In addition to listings and general contact information organized by services 
offered, the directory included brief analyses on the special significance of particular 
industries as they related to the quality of black life; it even offered a tutorial on how 
to start and budget your own business.23 A related publication, The Success Newsletter,
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was printed monthly as the official journal of the Committee for Community 
Solidarity, Inc. It chronicled information of interest to the “Negro Consumer, 
businessman and homeowner.” Although sponsors were welcomed, there was no 
charge for the newsletter. The final column in the publication presents California’s 
black populations organized by city, a list of black business failures in 1958, and 
an outline of “businesses for Negroes to enter.” Apparel, bookstores, banking, 
distributorships, shoe stores, and waste materials constituted this list.

In i960, Success Printing became Success Bookstore, expanding into a storefront 
while continuing its print shop services. Archives and interviews suggest that this 
transition was rooted in practicality. Both Raye andjulian expressed the frustration 
they experienced when friends compromised their personal book collection by 
borrowing and never returning their texts. In an interview Julian said, “I began 
ordering so many black books for Raye and myself and for friends, that I had to 
hire a clerk. Before I knew it, the front of the print shop had been transformed into 
the Success Bookstore.”26

Success Bookstore provided San Francisco and Oakland with a supply of diverse 
texts by and about the black diaspora while functioning as a publishing house. Success 
Bookstore sold texts and promoted authors who were by and large marginalized 
in mainstream bookstores. Its rich coilection of goods including children’s books, 
poetry, nonfiction, novels, calendars, cards, and posters all written by or concerned 
with black people continues to be rare. It should also be noted that, although the 
number of black businesses and services existing in I960 were high in number 
(compared to 2012), very few were actually black-themed. Success reprinted books 
that concerned the culture, history, and politics of African diasporic people that 
the Richardsons found valuable, but which had gone out of print. Success Printing 
republished texts likej. M. Webb’s Black Man: The Father of Civilization (1910), Amy 
Jacques-Garvey’s Marcus Garvey: Philosophy and Opinions (1923), Carter Godwin 
Woodson’s The Miseducation of the Negro (1933), George G. M. James’s Stolen Legacy: 
The Egyptian Origins of Western Civilization (19541. J. A. Rogers’s Five Black Presidents 
(1965), and Martin de Porres Walsh’s The Ancient Black Christians (1969), in addition 
to some twenty poetry books by local authors.

It was Marcus Garvey and his philosophy of black capitalism, self-sufficiency, 
and cooperative business that inspired Julian Richardson to rename the bookshop 
“Marcus Books.” Functioning as both print shop and bookstore, Marcus Books 
continued to support black organizations and individuals by printing and selling 
“books by and about Negroes everywhere” and by defining itself as a space for 
critical discussions on black America and the African Diaspora. Continuing its 
early reputation of supporting and building networks among other black businesses, 
Marcus Books later served as a community institution for individuals and groups 
hungry for a space that would nurture critical conversation on issues facing black 
folks in San Francisco and elsewhere. Marcus Books became a space where organic 
and formal black intellectualism was honed, performed, and called into action



through its author signings, roundtable discussions, reading groups, children’s 
literacy programs, and events. Author signings were especially meaningful events. 
Since its inaugural signing with Claude Brown, author of Manchild in the Promise 
Land (1965), Marcus Books has hosted countless talks, the overwhelming majority 
of which have been open to the public.27 Marcus Books also served as a meeting 
place for the Black Panther Party, for the US Organization, and the Association 
for Black Psychologists.

As an institution of resistance, Marcus Books reflects historical scholarship on 
reading as well as more recent social science literature on bookstores and other 
counterpublic educational spaces. Along with a vibrant historiography on African- 
American education and literacy, the work of Elizabeth McHenry highlights how 
northern, antebellum black literary associations, reading societies, and book clubs 
emblematized African-American resistance, self-empowerment, self-improvement, 
and assertions of civic identities.28 Similar themes are hardwired in the history 
and current operation of Marcus Books in addition to more contemporary social 
science literature on black-owned bookstores. For example, the ethnographic work 
of sociologist Colin Beckles on British and American bookstores (his study includes 
Marcus Books), emphasizes how black bookstores serve as sites of Pan-African 
resistance and as “active, political information centers wherein the archiving, 
production, and distribution of‘Black counter-hegemonic’ information serves as 
the primary dynamic.”20 .Likening black bookstores to the “movement centers” that 
Aldon Morris describes in his classic text on the civil rights movement,00 Beckles 
suggests that these bookstores serve multidimensional purposes “as gathering places, 
debate centers and as alternative education centers for the Black community.”35

The more recent work of education scholar Maisha Fisher explores similar themes. 
She too uses Marcus Books as a site for understanding the political importance of 
this bookstore to the Bay Area’s African-American community. Fisher’s research 
highlights how Marcus Books and bookstores like it serve as both “alternative and 
supplementary knowledge spaces for literacy learning” while helping cultivate 
intergenerational “participatory learning communities” where parents can expose 
their children to the undervalued African-American literary tradition, and where 
adult readers can obtain informal education training that helps individuals become 
more “informed and engaged” members of their communities.32 The research of 
Beckles and Fisher is buoyed by social science and historical work that emphasizes 
the importance of counterpublic spaces (e.g., bookstores, barbershops, salons, and 
churches) which teach political information, intellectual community building, and 
black consciousness.33

The Marcus Saturday School that began in 1974 demonstrates the founders’ 
commitment to black literacy—both the need for black folks to be a literate people 
generally, and the imperative of studying the black experience specifically. A Marcus 
Books customer and student of Raye’s at San Francisco State University explained 
how he and his peers were complaining one day in the store about the Eurocentric
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education their children were receiving in public school. ‘“We’ll do something 
about it,’ Sista Richardson told us. Flat, just like that. ‘Do something. Start a school 
here,’” he recounted.34 Many of the teachers at the Saturday School were Raye’s 
San Francisco State University students. The twelve children that attended over its 
two-year career were all the children of customers between the ages of five and ten. 
The curriculum was based on Pan-Africanist doctrine. In 1976, Marcus Saturday 
School turned into Malcolm X School, which institutionalized a Black Nationalist 
curriculum in a credentialed school setting. “We learned Swahili, different songs 
from the diaspora, we celebrated the first Kwanzaa there; we did math and science 
and learned about nutrition. Self-determination and affirmation was key,” explained 
San Francisco’s Marcus Books manager Tamiko Johnson who attended the school 
between the ages of eight and ten.35 Blanche Richardson, owner of the Oakland 
store, explained further: “Our students had very high levels of achievement. When 
the school closed and our students transferred to public school, they were two to 
three years ahead of their age groups. Some of the families ended up putting their 
children in private schools to keep up the momentum of achievement.

In addition to its school, Marcus Books has worked to suit the specific needs of 
San Francisco’s black population. During the Ethnic Studies strikes of the 1960s, 
for example, Marcus Books, with the recent name-change of the print shop to 
“Richardson Publishing,” printed the fliers and other pertinent information that 
helped spread information about the protests. San Francisco State University refused 
students access to its printing machines; Richardson offered his services for free. 
Furthermore, Raye and Julian put their Fillmore home up for bail when students 
were arrested because of their activism.

The Richardsons’ early experiences in the San Francisco Bay Area reflect trends 
in the history of the city’s black population, especially those of the Fillmore District. 
When situated within a broader context we come to understand how the Richardsons’ 
original relocation to the Bay Area, their inclinations toward entrepreneurship, 
and their multifaceted role in the development of the field of Black Studies as an 
intellectual project indexes the economic, political, and social currents of their time. 
Although the African-American community during wartime was hardly without its 
problems, there did exist an ethos of organization, ownership, and collaboration. 
This black San Franciscan community, within which the Richardsons became 
entrenched, would soon encounter a number of new' threats posed by redevelopment 
and later, gentrification.

Always Moving: Black Intra and Outmigration

Economic imperatives and putatively color-blind housing/development statutes 
impacted black San Franciscans and their businesses. Justin Herman, the official 
and corporate chief architect, spokesman, and operations commander for the 
transformation of entire sections of the city, aggressively promoted urban renewal. 
Resisting the city’s efforts at urban renewal, neither black folks in San Francisco,
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nor Marcus Books, moved willingly. Marcus Books and black people in the Western 
Addition and Hunter’s Point neighborhoods fought the city’s relocation policies and 
exercised a collective political agency. Urban renewal bled into the gentrification of 
the Fillmore district and presented a new set of challenges for the black populations 
existing in its wake.

On the one hand, San Francisco can be considered a peculiar city when discussing 
gentrification. Despite being the thirteenth most populated city in the United States 
with approximately 805,000 residents, it has the second highest population density 
of cities with more than 500,000 residents due to its relatively small geographic 
size. This population density, in addition to the decline in affordable housing, the 
increase of white-collar employment, the influx of global capital via the dot-com 
boom, and the government endorsed “renewal” has had deleterious effects on San 
Francisco’s black population. The numbers are illustrative: the city’s black population 
dwindled from approximately 96,700 people in 1970 to 86,000 in 1980, to 79,000 
in 1990 to 60,500 in 2000 to 48,700 in 2010. Percentage-wise, this equates to a 
decrease from 13.4 percent in 1970 to a mere 6.1 percent in 2010. This ongoing 
forty-year hemorrhage represents one of the biggest decreases in a major city’s black 
population, leading one journalist to sardonically state that San Francisco no longer 
has “enough black residents to fill the seats in Monster Park,” the home stadium of 
the San Francisco 49ers.38 Only two remaining neighborhoods have a semblance 
of a salient black community, the Fillmore and Bayview-Hunlers Point, the former 
standing as the last majority African-American community in the city.

On the other hand, the exodus of black folk out of cities coincides with more 
national trends. In the last four decades of the 20 th century, the number of African- 
Americans residing in the suburbs ballooned to 9 million, which is quite similar to 
the Great Migration of blacks in the early and middle parts of the 20th century.39 
Recent: 2010 Census data shows that cities like Chicago, Oakland, Washington, 
D.C., and St. Louis also experienced losses in their black populations.40 In fact, 
the five counties with the largest black populations—Cook (Chicago), Los Angeles, 
Wayne (Detroit), Kings (Brooklyn), and Philadelphia—all witnessed declining black 
populations.41 Thus, while San Francisco is unique in the intensity and the scale of 
its black outmigration, it is also emblematic of black flight trends that characterize 
many major cities.

As for contemporary black outmigration, available data suggests that cost of 
living determines the demographic configuration of San Francisco. One survey by 
Coldwell Banker showed that in the United States the average home listing price for 
a four-bedroom, two-bathroom property is $353,032; in San Francisco, the average 
listing price was $1.3 million dollars.42 Renting is equally demanding. In 2010, the 
average rent in San Francisco for buildings of fifteen units or more was $1,782 and 
in buildings of fifty or more units rent was $2,282.43 But African-Americans are 
moving out by way of economic coercion and by their own volition, which furthers 
black San Franciscans inability to develop a substantial black population. One
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commentator on African-American outmigration notes, “Typically, middle-class 
African-American families make the same kind of choices that white families have 
made for some time... as soon as kids are school-age, they move to the suburbs. 
Some people are priced out; others leave because different locales prove safer, offer 
their children better schools, and extend more viable home owning opportunities. 
The causes of the decline of the black population in San Francisco also explain 
African-Americans’ reluctance to move into the city, creating a catch-22. The 
prohibitive quality of life and the absence of black institutions and people make 
the city less attractive to African-Americans as a group.

The case of urban renewal in the Western Addition is a prototypical example of 
urban planning, business interests and local government’s unremitting encroachment 
into low-income minority communities.4:1 Estimates report that urban renewal 
replaced approximately 900 businesses and 4,700 homes in the Western Addition.46 
The first City Planning study on urban renewal in 1963 stated that, “San Francisco 
is to the Bay Region what the Island of Manhattan is to the New York region.” As 
for the Western Addition, the report urged redevelopment because “it is close to the 
financial district... and contains slopes on which apartments with fine views can be 
erected.” It continued, “In view of the characteristically low incomes of colored and 
foreign-born families, only a relatively small proportion of them may be expected 
to be in a position to occupy quarters in the new development.”47 This “Negro 
removal,” as many called it, contributed to the sharp decline of San Francisco’s 
black population. Reggie Pettus, owner of New Chicago Barbershop on Fillmore 
Street, describes this process well when he says:

When we first started down here, it was all vacant because redevelopment 
had come through and this whole area was blighted. They tore down 
all the buildings and it was just all empty. After almost fifteen to twenty 
years, they built the Fillmore Center, then Safeway came in. We had 
a big struggle down here lor a long time but we survived due to the 
fact that we had good, faithful customers. A long time ago, it used to 
be years and years back, we used to call it the Fillmore. Now we call 
.it the “No More.”48

»44

The San Francisco government has attempted to make some symbolic apologies 
by establishing the ‘Jazz District” in the neighborhood, which includes 
of fame” of famous celebrities who performed or lived in the neighborhood while 
offering little insight as to how or why the neighborhood changed. This leads to 
a sanitization of the complete history of the Fillmore while privileging certain 
historical features that are less problematic but more profitable, particularly for 
tourists and jazz consumers seeking an “authentic” black experience.

Marcus Books was touched by both urban renewal and later, gentrification. It 
was forced to hop around the city, even while it became an active site of opposition 
to forced black relocation. Julian, lor example, worked to co-found the Fillmore
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Community Development Association and Fillmore Residents, Inc. which were 
organized in the late 1960s to facilitate an organized black opposition to the urban 
renewal project as it concerned the Western Addition area. They proposed, and 
successfully fought for, the “Marcus Garvey Square Project” which continues to 
be a black co-operative meant “to provide on a nonprofit basis, housing for low 
and moderate income families and families displaced from urban renewal areas 
as a result of governmental action.”30 Now called the Martin Luther King-Marcus 
Garvey Square Cooperative Apartments on Eddy Street, it provides 211 affordable 
units for low and moderate-income minority San Franciscans. AH residents are 
shareholders.

The population decline of African-Americans in San Francisco has, 
unsurprisingly, made a significant impact on both the number of new black 
businesses and the vitality of those already established like Marcus Books. Despite 
their efforts to ameliorate the effects of urban renewal, Marcus Books found itself 
relocating in order to remain profitable and accessible to the African-American 
community. Raye remembers, “We moved downtown and went broke, but we kept 
adding to the bookstore. We were always moving ahead of the big ball that razed 
the district under the guise of urban renewal. The area where blacks lived was 
designated a slum. We were far from slum-dwellers.”31 Although the vast majority 
of San Francisco’s black population found it difficult to dodge the obstacles imposed 
by urban renewal, Marcus Books returned to the Fillmore district after a fourteen- 
year tenure, first on Feavenworth, and then on McAllister Street. The store’s ability 
to return to the Fillmore district in the early 1980s cannot be understood entirely 
as evidence of its financial viability. To be sure, Marcus Books’ yearly profits rarely 
eclipsed the sum of its running costs and employee wages. Julian often joked that 
they went from “Success Bookstore” to “Marcus Books” because “we didn’t have 
enough success to maintain that name.”32 FTndoubtedly, the gentrification of the 
Fillmore district, ushered in by urban renewal, deeply affected Marcus Books and 
its sales.33 While the shrinking of African-Americans in the city has effected the 
stores historical patronage, Marcus Books continues to provide what it has since 
its founding—a community of readers of black texts—while working to stretch its 
reach beyond the confines of its brick and mortar store.

Conclusion

More recently, the bookstore has undergone some changes. In 2000, Julian 
Richardson passed away and Raye retired, leaving the business to their two 
daughters, Blanche Richardson and Karen Johnson, who run the Oakland and 
San Francisco stores respectively. Their son, William, continues to run the print 
shop out of the Oakland store. Even today, the success of Marcus Books has proven 
to be interwoven in issues around property-owning and housing. Fligh mortgage 
interest and low sales—coupled with the popularity of online book buying and 
mega bookstores—constitute obstacles for the store. Farge corporations like 
Amazon, Barnes & Noble, and Apple and their technological inventions have
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worked to unmoor the notion of reading from physical books. The ubiquity of 
these corporations dislocates the bookseller from the sale. Such changes make it 
difficult for brick and mortar stores to remain vibrant and jeopardize the role of 
bookstores as community institutions. These broad changes in the book-buying 
market, coupled with the specific gentrification of the Fillmore district have meant 
that Marcus Books’ early community of patrons has since moved elsewhere. San 
Francisco’s selective incorporation of the history of its black population (so that 
that history docs not interfere with its self-described progressivism and diversity) 
works to dull the continued significance of Marcus Books, Yet, the store continues 
its legacy of social communion around the valuation of black literacy. It hosts 
local and renowned authors, book clubs, and community meetings in addition to 
the everyday geniality that has distinguished it. During the increasingly popular 
annual San Francisco Jazz Festival, Marcus Books hosts its own concert in front of 
the store, offering a platform for local black musicians and bands that are by and 
large excluded from the Festival. In these ways it lends itself to a changing Fillmore 
while it remains committed to black issues and themes. Much like its history, the 
future of Marcus Books may reveal much about the demographic, political, and 
economic changes taking place in the City by the Bay.

Interestingly, the decline of black bookstores stymied black participation in the 
literary industry at a time when black authors were beginning to gain attention. 
Professionally, black writers have gained more visibility in the past decade with 
the advent of self-publishing as well as the popularity of black ‘‘self-help” books 
and “street fiction” (or “ghetto pulp fiction”) but they are still underrepresented in 
the black literary world, with one study showing that blacks constituted a mere 2.4 
percent of approximately a thousand editorial employees of six major publishers. 
The predominance of big businesses like Barnes & Noble has the potential to flatten 
the diversity of African-American literature due to their privileging of certain kinds 
of texts seen as most profitable: street fiction and self-help books. “In the race for 
profits, mainstream booksellers usually skip over culturally significant literature 
and go for less than savory titles that sell,” one publisher notes. “The big chains are 
more interested in what’s flashy, what’s up-to-date, what sells the most.””5 In bigger 
stores, books written by black authors are lumped together in the “African-American 
Literature” section with no specificity or care given to the variegation within this 
genre, leading to uneasy conflations of black self-help and commercial fiction and 
black canonical literature. This flattening leads to an obfuscation of black literary 
contributions and reinforces representations of black life as criminal (in the case 
of street lit) and romantically pathological (in the case of black self-help). Finally, 
there are political implications of the decline of black bookstores, as these spaces 
preserve the “annals of black culture” while operating as forums and counter-publics 
where consumers can congregate and discuss literature, history, and the politics of 
the day.”6 By revamping its website through which customers can access the entire 
range of its stock, Marcus Books is building an international community while
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remaining committed locally.
An attention to Marcus Books and its founders, Raye and Julian Richardson, 

reveals how black folks in San Francisco organized and formed alliances around 
issues of land, black autonomy, and business owning through and around black 
print culture. The bookstore also offers insight into the precarious nature of being a 
black-owned and small business, and sheds light on the predicament of black-owned 
businesses in an increasingly changing San Francisco. The impact of gentrification 
on African-American business is difficult to broadly theorize since economic success 
depends on the type of business, the demographic characteristics of clientele and 
incoming populations, how businesses respond to neighborhood changes, and a 
host of other factors. What is unambiguous however, is gentrification’s impact on 
businesses that are committed to serving black populations and consumers of all 
racial/ethnic backgrounds who are invested in supporting black-owned businesses. 
In places like San Francisco where blacks, Marcus Books’ target audience and main 
clientele, are moving and being displaced, the consequences are detrimental on 
professional, economic, and political levels.

The case of Marcus Books is a microcosm of the Black San Franciscan experience. 
The store represents the economic determination of black California migrants in 
the post-war period, their geographic containment and displacement, the salience 
of “black power
1980s in a city with a declining black population. As .illustrated by Marcus Books, 
paying closer attention to the nexus of black-owned institutions and neighborhood 
changes explicates the nuances of local racial politics in the past, present and future.

the resistance and agency of the 1960s and 1970s, and post-*m

Notes
1 KQED, “Willie L. Brown, Jr.”
2 For some instructive takes on San Francisco politics see Deleon, Left Coast City; Hartman, 
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3 For some contemporary takes on inequality in San Francisco see Bourgois and Schonberg, 
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life in the Bay Area. For the purpose of this discussion, we analyze the store more broadly 
and cull specific moments in its career to buttress our readings on black San Francisco 
from the perspective of the black business owner. It must also be said that throughout 
this discussion, in evoking Marcus Books we most often refer to its San Francisco branch.
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7 Daniels, Pioneer Urbanites, 18.
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and Koreans quickly seized the residential and commercial vacancies created by the 
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In I Know Why the Caged Bird Sings (1969), Maya Angelou describes the Japanese internment 
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Raye Richardson, interview with Johnson, July 19, 2010.
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Shepard established The San Francisco Reporter next. The West Coast Star, The Tribune, and 
The Graphic had short publishing life spans. The most enduring of black newspapers 
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Sun Reporter in 1949 and “emerged as the first successful Negro newspaper in California 
outside of Los Angeles,” wrote the Committee for Community Solidarity in the Success 
Directory. “It is highly respected in the Bay Area and quoted all over the country:”

Since opening in 1947, the Richardsons’ print shop underwent multiple name changes. 
“Success Printing” became “Richardson Publishers” which in turn became “Marcus 
Books Printing”

Julian Richardson, unpublished note, San Francisco, 1947.
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The committee for Community Solidarity was constituted by: George A. McQuillister 
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Richardson (Parliamentarian).
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that sought to investigate the life conditions and employment opportunities for the 
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See Stevenson, “Bookstores, Commercial,” 87-90. .

An exhaustive list of Marcus Books’ visitors is too long to list here in its entirety. We offer 
some notable guests: Muhammad Ali, Maya Angelou, James Baldwin, Amiri Baraka, 
Elaine Brown, Willie Brown, Claude Brown, Dave Chappelle, Eldridge Cleaver, Bill 
Cosby, Angela Davis, Ossie Davis, Ron Dcllums, Ruby Dee, Earth Wind & Eire, Ernest 
Gaines, Nikki Giovanni, Danny Glover, Dorothy Height, Kareem Abdul Jabbar, Jesse 
Jackson, Chaka Khan, B. B. King, the Last Poets, Queen Latifah, Barbara Lee, Delroy 
Undo, Taj Mahal, Hugh Masekela, George Moscone, Toni Morrison, Huey Newton, 
Sidney Poirier, Rosa Paries, Della Reese, Randall Robinson, Sonia Sanchez, Wesley Snipes, 
Ice T, Alice Walker, Cornel West, Barry White, August Wilson, Nancy Wilson, Oprah 
Winfrey, and Malcolm X.

See McHenry, Forgotten Readers', for a broader take on African-Americans as it relates 
to education and literacy see Anderson, The Education of Blacks in the South, 1860-1935; 
Belt-Beyan, The Emergence of African American Literacy Traditions', Charron, Freedom’s Teacher, 
and Fairdough, A Class of Their Own; Williams, Self-Taught.

39 Beckles, "Black Bookstores, Black Power, and the FBI,” 64; Beckles, ‘“We Shall Not Be 
Terrorized Out of Existence,

Morris states that a local movement center is a social organization within the community 
of a subordinate group, which mobilizes, organizes, and coordinates collective action 
aimed at attaining the common ends of that subordinate group. A movement center 
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Black California Dreamin3

This is Not a Protest”: Managing Dissent in Racialized San 
Francisco

Savannah Shange

A slim, well-dressed mayoral aide stammered uneasily before the crowd of 
roughly 300 young people who blocked the steps of San Francisco’s City Hall. 
M any of these students wore hastily screen-printed white tee shirts emblazoned with 
“Invest in Prevention: More Police Doesn’t Equal Less Violence.”1 The aide began 
stiffly reading Mayor Gavin Newsom’s condolences to the crowd at the “Rally for 
Peace” organized in response to a series of fatal shootings. “We are acutely aware 
of the violence and we have been working closely, not only with my staff and 
with the police department, but with the community and the schools, parents and 
businesses to help us,” she said. Punctuated by boos and hisses, the aide’s speech 
was winding down when a fiercely teary black woman sidestepped the official and 
grabbed the mic. In a voice pitched high with emotion, she demanded, “Why isn’t 
the ww>where!?” With that, the crowd roared in agreement, with whoops, whistles, 
and drumbeats from a youth-led Afro-Brazilian bateria.

The woman whose grief interrupted the script of bureaucracy in action was 
Kishara Bailey, the older sister of Joshua Cameron, a senior at the June Jordan 
School for Equity (JJSE) who was one of the twoJJSE youth killed within the first 
week of the 2008 school year.2 His death had come on the heels of the murder of 
Jorge “G-One” Hurtado, aJJSE graduate and founding student. The Rally for Peace 
was developed as a collective response to these losses, and as their voices echoed 
against City Hall’s marble faqade in support of Kishara, Josh’s and G-One’s peers 
claimed control of the discursive space. Unlike the acrimony that had marked student 
mobilizations in other San Francisco high schools, this rally was co-organized and 
supported by the staff and families of the high school, resulting in almost the entire 
student body of the small school traveling across the city to the seat of municipal 
power to demand justice.3 In this instance, the grief and rage of students and staff 
were transformed into an organized protest insisting on concessions from the state 
in the form of municipally funded prevention programs instead of increased police 
repression.

While the Rally for Peace emerged from a student.’s comment at an open strategy 
meeting after Josh’s death, it is only one of dozens of public protests and political



actions thatJJSE has thrown its institutional weight behind. Since the 2005 March 
for Immigrant Rights, JJSE staff have regularly subverted their own positions as 
arbiters of state power by facilitating protests against state interests. At times, the 
administrators have even created “field trips” out of the rallies, complete with 
permission slips and school lunches delivered to the protest, while teachers designed 
and implemented a social justice based curriculum that integrated histories of 
resistance and political conscientization into daily lessons. At first glance, the overtly 
anti-racist and academically rigorous pedagogy at JJSE would seem the total inverse 
of the kinds of mind-deadening, punitive, white supremacist spaces that are all too 
common among urban California high schools.4 However, this subversion of the 
state is far from a stable organizational ethos as JJSE’s political practices are subject 
to constant and often painful negotiation. In seeming opposition to the chants heard 
at City Hall, the school building has at other times been the reluctant site of arrests 
and Child Protective Services seizures, student suspensions, and expulsions. Even the 
daily process of grading student work and thus ranking achievement (a battle long 
since lost by a few early radical staff members) is a practice of complicity with the 
surveillance and categorization methods of the state, an execution of disciplinary 
biopower. These tensions reveal a paradox of social justice education: JJSE is a school 
staffed largely by leftist and progressive teachers creating an explicitly politicized 
school environment that is antithetical to the NCLB-era neoliberal move towards 
standardized curriculum and high-stakes assessment tests, but then relying on 
the state-controlled education funds to operate, as well as jockeying for favor in a 
climate of impending school closures and reconstitutions.3 For some in the school 
community, the chameleonic practices of the school signal revolution retracted into 
reform, while others laud the tempered success of JJSE’s delicate balancing acts.

Furthermore, the California state budget functions as an over-dclermining factor 
in defining the constraints within which JJSE can act. While the global recession of 
2008 dealt a huge blow to public funding of basic social services across the United 
States, California had been operating in a chronic budget crisis for almost a decade 
before the market crash. While most urban schools nationally are underfunded, 
California’s uniquely paltry school funding is primarily a result of Proposition 13, a 
1979 ballot referendum that sharply limited the amount of property taxes that could 
be used for public school funding. California’s meager school funding is reflected in 
its lack of welfare services. Indeed, the stale’s counties have not been fully funded lor 
the cost of most of their social services since 2000-2001, resulting in fewer and fewer 
public contracts for community-based organizations, smaller welfare payments, and 
an overall lack of adequate services for working-class communities.6 Thus, while 
the 2008 recession happened before the peak of the Global Financial Crisis, it is 
also a result of a compounded retraction of resources allotted to human services in 
California. As a community response to the kinds of structural vulnerability created 
by chronic crisis, the Rally for Peace is a reflection of the structural resiliency that 
black San Franciscans can draw on in their struggle for a more just and livable city.
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The “Rally for Peace” affords an opportunity to concretely examine both 
the institutional and individual negotiations of this tension. In particular, I would 
like to explore how the explicitly political actions of racialized youth articulate 
with the mechanisms of the neoliberal state and foreground the ways in which the 
spatial, political, and economic context of San Francisco converged to produce the 
Rally for Peace. Furthermore, although JJSE as a school is a prominent target of 
analysis, I am also guided by Philippe Bourgois’s imperative to expand educational 
ethnography beyond the arbitrary convention of curriculum and classroom. In 
the sections that follow, I will first sketch out the relationship between patterns of 
inequity in San Francisco and the practices of JJSE, and then return to the Rally 
for Peace before closing with a theoretical note on the politics of managed dissent. 
By taking an ethnographic approach to the articulation between school and city, I 
hope to demystify the processes at work in the interaction between a grieving sister 
and the personified apparatus of the state.

San Francisco is mythologized as a land of liberal tolerance, progressive politics, 
and picturesque cosmopolitanism. This image is fortified even by scholars of the 
region who, like Robert Self, reductively typecast the city as a “bourgeois utopia” 
in order to clarify its relation to the rest of the Bay Area.7 Howyever, as is true 
of most utopias, San Francisco’s rosy image is attended by dystopic realities for 
those whose presence sullies paradise.8 Glossed over in these laudatory depictions 
is a brutal history of racialized displacement and gentrification that existed even 
before the internment camps of the 1940s. As a “quintessential post-Fordist city,” 
San Francisco has one of the highest per-capita income levels of the nation’s largest 
cities, a feat accomplished by prioritizing the finance and real estate sectors above 
the needs of the city’s poorer residents.9 This dynamic, combined with a dearth of 
manufacturing jobs and skyrocketing housing costs, has made San Francisco one 
of the most unaffordable places to raise a family in the nation. As a result, there is 
a steady stream of working-class and middle-class people emigrating from the city, 
including a drain of up to a thousand children per year from the school district.10 
While San Francisco is one of the nation’s most rapid and extreme cases of racial 
and economic urban displacement, it is only the crest of a wrave of population 
shifts occurring in cities across the United States.I! If San Francisco is a harbinger 
of things to come as the urban renewal plans of the mid-20lh century ripen in this 
season of neoliberal privatization and rollback of state provisions, then the struggle 
of its last poor residents against displacement and disempowerment is a key site for 
understanding the mechanisms by which individual and collective subjects resist, 
negotiate, and transform the macro-level processes that overdetermine life under 
late capital.

It is in this context of raciospatial shift that JJSE can be best understood. At 
a cursory glance, it may be difficult to tell June Jordan apart from the several 
hundred urban “small schools” that have sprung up in the last few decades, spurred 
by frustration with large, dysfunctional comprehensive high schools.12 FFowever,



June Jordan’s formation diverges from many of its peers because it is a community- 
based institution that owes its genesis to faith-based neighborhood organizing in 
black, Latino, and Pacific Islander churches, rather than on the lobbying of a large 
educational management corporation. Its pedagogy weds the tools of progressive 
education with the tradition of ethnic studies and leftist-of-color organizing in the 
San Francisco Bay Area. An urban high school that is a third black may seem 
unremarkable, but in the context of a black population of 6.1 percent, the school’s 
sizeable population of black students is an indicator of its relationship to the larger 
processes of demographic change in the city.13 The primacy of race and place in 
apprehending the school’s work is made evident by JJSE’s institutional profile; in 
the “Demographics” section of the website, a visitor is offered this commentary 
about where their students live:
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[Southeast San Francisco is] working-class and low-income, with some 
of the highest concentrations of families with children in the city. At 
the same time, many of these communities are experiencing rapid 
gentrification, which is forcing long-time residents to leave the city 
and undermining community-based efforts to stem rising crime and 
violence. For example, San Francisco’s black population, concentrated 
in Bayview/Plunters Point, declined from 96,000 in 1970 (13 percent 
of San Francisco residents) to 51,000 (only 7 percent) in 2006. And in 
2007, 25 percent of San Francisco’s homicides took place in the Bayview, 
which has about 5 percent of the city’s population... JJSE serves the 
second highest percentage of African-American students of any non
continuation high school in the city, and a much higher share of Black 
and Latino students than other SFUSD high schools.14

In this excerpt, we see the ways that JJSE’s institutional discourse draws on what 
we might call the racioscapc of San Francisco to contextualize its work.15 By linking 
economic marginalization, displacement, and violence in a narrative of race and 
neighborhood, this statement from JJSE acts as a politicized counterpoint to the 
city’s deraced official discourse.

According to the San Francisco tourist board, the most notable facts about the 
neighborhoods of the Southeast is that “this area, south of the 1-280 freeway, is home 
to the former Flunters Point shipyard where the Point is billed as America’s largest 
artist colony.’”16 Gone are the “long-time residents” and “community efforts” that 
people JJSE’s depiction of the Bayview, not to mention the unhoused addicts who live 
beneath that very freeway, or indeed, any mention of race at ail.1/ Instead the Travel 
Bureau presents a thinly veiled celebration of gentrification, in which a neighborhood 
of black working-class families battling street violence and disinvestment is recast, 
as an “artist colony,” but without a hint of irony about the literal colonial violence 
that founded the city in the first place. Indeed, in a city where around one in twenty 
residents are black, almost half of the residents of public housing projects are black.18 
A significant portion of these public housing residents live in the very same “artist
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colony” of Hunter’s Point, but figuratively disappear in the deraced portrait of the 
city painted for tourists and potential gentrifiers.

This erasure of neighborhood history is not exclusive to the Bay Area, but Sol nit 
and Schwartnenberg make the argument that in San Francisco, increased material 
wealth and amnesia go hand in hand:

The new San Francisco is run for the dot-com workers, multimedia 
executives, and financiers of the new boom, and memory is one of 
the things that is being lost in the rapid turnover and all-out exile of 
tenants, organizations, non-chain businesses, and even communities. 19

The “new boom” at the time was based in the knowledge economy of Silicon Valley, 
a few dozen miles south of San Francisco. Although in the decade since this was 
written the Great Recession has burst California’s speculative real estate bubble, 
the “rapid turnover” has by no means reversed. Instead, economic precarity has 
hastened the exodus of working-class residents from Southeast San Francisco; the 
bulk of those who remain can only stay because they live in government-subsidized 
housing. Alongside this hemorrhage of the dispossessed is a surge in San Francisco’s 
standing as an international city. In the two years after the 2007-08 global recession, 
the city’s ranking among “global cities” edged up three notches to twelfth place 
worldwide because it is a hub of international finance and cultural consumption.

A historical lens shows us that while racialized displacement is an urgent concern 
in contemporary San Francisco, it is by no means a new one. Since the 18th century, 
San Francisco has been marked as a site of racial difference, beginning with the 
enslavement of the indigenous Ohlone population, whose unpaid labor built the 
famous Mission Dolores church, and continuing through racist restrictive labor and 
housing covenants against Chinese communities.21 Indeed, while both black and 
Chinese laborers faced parallel barriers to economic and political participation, 
early San Francisco’s restrictive housing covenants only applied to Chinese residents, 
producing an overcrowded Chinatown in a city that was otherwise white with 
speckles of black residents all over.22 It. was the forced displacement and incarceration 
of yet. another racialized group, Japanese-Americans, along with US militarism that 
spurred the expansion of San Francisco’s landmark black neighborhoods. When 
tens of thousands of San Franciscans of Japanese descent were taken from their 
communities to internment camps in the Northwest, African-Americans, drawn 
to the city by the promise of jobs in the shipyards during WWII, moved in to the 
inexpensive housing ofjapantown.23 In its wake, the Fillmore, affectionately dubbed 
“the Moe,” was born. Across town, the company barracks built for workers at the 
Hunter’s Point shipyard were abandoned at the end of WWII, and eventually bought 
by the city for conversion to public housing. These barracks and the Bayview/ 
Hunter’s Point neighborhood that has grown up around them now house many of 
JJSE’s students and their families, in a sunny peninsula that juts out into the polluted 
waters of the famed San Francisco bay.

20
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II

Kishara’s voice grew shrilJ as she strained to speak over the din of cheering 
youth, “Why isn’t the mayor here? Gan you answer that shit for me? I wanna know 
why the mayor isn’t here and why he’s acutely aware of the violence in his city, but 
he’s not herd” With the last word, shrill became guttural and rage broke through 
its stalemate with pain. “That’s what I would like to know,” Kishara continued, 
gripping the microphone tighter as she landed her final blow. “And I know my brother 
would like to know too. Can you help me understand that!?” While Kishara’s voice 
boomed through the PA system, the mayoral aide had shrunken steadily from the 
podium, and had to recompose herself as she delicately took the. mic that Kishara 
thrust back at her.

The brown-skinned Filipina aide, Hydra Mendoza, began to respond, raising
her voice over the jeers and dismissals of the crowd. “So th e mayor--you guys—if 
the mayor could have been here, he would, he had prior commitments...” Mendoza 
faltered when an impromptu chant began to gather steam among the young people 
crowded onto the steps of City Hall. “Where da mayor at? Where da mayor at?” 
they demanded in the rhythm of a hyphy rap song, the distinctive hard “r” of Bay 
Area hood vernacular grating on the practiced formality of Mendoza’s brand of 
English.24 As she tried to continue, a cal band-response erupted with “He scurred! 
He scurred!”25 In muted frustration, Mendoza pushed forward with, “He has been 
to June Jordan, he understands..faced with the defiant song of the students, she 
shook her head and put down the mic.

Before she could step away, a wholly different, actor stepped up to the podium 
and put his arm around Mendoza, the cofounder and co-director of JJSE, Matt 
Alexander. In a voice attempting to appease, but not patronize, he gave his pitch, 
“I just wanna say, this isn’t about any one politician. And I’ll say to the June Jordan 
students, if you think this is about the mayor, then you’re missing the point, right? 
Hydra here is a school board member; she also works for the mayor. If wHre divided, 
if we make this a political issue, we aren’t gonna get anything done. That doesn’t 
mean we shouldn’t hold our public officials accountable. Of course, we should. But 
we all have to be working together to make this happen.”

Alexander’s improvised diplomacy between impassioned students and an 
intimidated city official is metonymic of the broader practices of JJSE as it negotiates 
the tensions inherent in being a state funded social-justice organization. Indeed, 
this stance is reflected in both the media coverage of the rally and in staff e-mails 
circulated prior to the event. “This is a peace rally, not a protest,” read one e-mail 
chiding staff that had sent out informal organizing messages to their personal and 
political networks. However, the chants of “No justice, no peace / we taking over 
the streets!!” and the classic “Ain’t no power like the power of the youth because 
the power of the youth don’t stop! / Say what!?” seem to belong quite squarely in a 
protest. Thus, one question is whether the intent of these ameliorating moves is to 
actually pull back on the radicalism of student and staff activism, or to simply spin
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the perception of such actions so that a representative of the state does not perceive 
the school as a threat. Perhaps a more pertinent query is whether the latter can 
be achieved without the former. Does the discursive management of working-class 
dissent distort the content of political opposition? Does it matter to our analysis 
of black community mobilization in San Francisco if the co-director was actually 
ecstatic to see young people stand up to the state, while he simply played the role 
of ‘'diplomatic dissuader” to placate those with positional power? More simply, was 
this a protest?

The attempt to manage and control the contours of dissent in the context of 
JJSE underscores the necessity of viewing schools as produced by and producers of a 
larger community and municipal matrices of power, rather than artificially isolated 
sites of “learning” and “achievement.” This lens is sharpened in the realm of higher 
education, where college campuses have been sites of bitter contestation over the 
exercise of power in the US since the first waves of student activism in the 1960s. 
Indeed, one of the main battlegrounds of student-revolt was San Francisco State 
University, where students of color led a strike that culminated in the creation 
of the nation’s only College of Ethnic Studies, within which was one of the first 
departments of Black Studies.26 The history of San Francisco State sets the stage for 
understanding the battles within the San Francisco Unified School District, where 
the Board recently recommended that Ethnic Studies be added to every high school’s 
curriculum after a major organizing push from black, Chicano, and Asian-American 
youth.2/ Importantly, since JJSE’s founding in 2003, Ethnic Studies has been more 
than a mere elective, as it is implemented across the academic curriculum. Rather 
than a place where students battled against the racist and exclusionary practices 
of their educational institutions, JJSE became a staging ground for a whole school 
community to protest the larger spheres of power that wield life and death in the 415. 
When, we examine how both the founding of JJSE and the content of its curriculum 
are the fruit of black student labor a generation earlier, we realize the inadequacy 
of Manichean frames that position schools serving dispossessed urban youth as 
either repressive, dysfunctional institutions that shuttle youth on the school-to-prison 
pipeline on the one hand, or as magical sites of resistance and liberation on the 
other. Instead of choosing between a utopian or dystopic schema for understanding 
JJSE, it may be fruitful to focus on how the practices of the school’s staff, students, 
and families coalesce with the ever-more flexible forms of the neoliberal state.

In order to explain the relationship between an expansive US penal system and 
a withered, distorted social safety net, Lore Wacquant has developed the conceptual 
frame of a carceml-assistential state. Wacquant layers gender onto governmentality 
to declare that the last w^ave of US policies that expand punition “pronounce and 
promote the transition from the kindly ‘nanny state5 of the Ford-Keynesian era 
to the strict ‘daddy state5 of neoliberalism.5528 In the former, the role of the state 
is to control resources in order to ensure the employment and well-being of the 
populace, while in the latter it is reversed: the role of the state is to control the
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populace in order to ensure the well-being of capital. Certainly, for those of us in 
the black community for whom “nanny” is a job, rather than a metaphor, and for 
whom the state has never been kind, YVacquanfs terminology may fall short. Still, 
his articulation of a sea change in US government practices may help shed light on 
how JJSE fits into these macroprocesses. In this frame, we might apprehend JJSE 
as an opportunity to examine how the vestiges of the nanny state negotiate and 
adapt under neoliberalism.

While students, graduates, and pushouts from JJSE shouted down Mendoza as 
an anonymous representative of the city whose disinvestment cost Josh & G-One’s 
lives, Alexander instead foregrounded her role as a school board member and 
elected official in her own right. JJSE as an institution is out of compliance with 
the primary technologies of neoliberal education policy: it has lower test scores than 
the more affluent schools in the district, refuses to purchase corporate curriculum, 
and fought for autonomy within the public school district, rather than becoming 
a charter school and thus contributing to the privatization of education provision. 
Given its perpetual position in a state of exception to bureaucratic norms, the older 
technologies of political patronage and “having friends in high places” could be 
viewed as necessary lubricants for JJSE’s institutional survival.

At the same time, Wacquant’s frame centers on welfare’s articulation with 
hyperincarceration, setting aside other modes of neoliberal regulation. An 
alternative theoretical joining of the “nanny state” with the prison industrial 
complex (PIC) is found in the non-profit industrial complex (NPIC), or “a set of 
symbiotic relationships that link together political and financial technologies of state 
and owning-class proctorship and surveillance over public political intercourse, 
including and especially emergent progressive and leftist movements.”29 For critics 
of the NPIC, it functions to manage the political impulses of the dispossessed in 
direct concert with the overt repression of the PIC. This parsing of management 
and repression is important in engaging JJSE, which has explicitly demilitarized 
the school campus, encouraging the police to park down the hill, rather than in 
the lot, when they have business in the building, and lighting for the ability to hire 
“student advisors” to support school culture rather than contract with the district
wide security force. However, this distance from the “overt repression” typified in 
a “locked down” school-as-prison model does not inure JJSE from the control of 
private interests inimical to any truly just San Francisco.

While the bulk of JJSE’s operating expenses come from California’s paltry per- 
pupil student funding, its original start up costs were covered by the Gates Foundation 
and its budget has been continuously supplemented by private donations.30 Even 
the Small Schools by Design policy that established JJSE’s right to curricular and 
budget autonomy was forged in a public-private partnership between the district, 
the teachers’ union, and local philanthropic interests.31 By examiningJJSE’s location 
at the juncture of putatively separate streams of funding and accountability, we can 
see the ways that the NPIC is not limited to formal 50I(c)3 organizations, but also to
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other institutional forms that serve to “manage and control dissent by incorporating 
it into the state apparatus.

Rather than an imposed academic analysis, a related critique was issued 
organically by the protesters themselves even on the shirts that they wore: “Invest 
in Prevention: More Police Doesn’t Equal Less Violence.” Here, we see a community 
making a demand on the state for the services they need, rather than turning to 
regional giants like Google or Twitter for corporate funding. Given the scraps of 
funding for human services that remain in the California state budget, the centrality 
of untangling our political work from the whims of private capital and the repression 
of public policy becomes increasingly clear. However, all of these theoretical frames 
seem quite distant from the loss of G-One and Josh. Their death marks them among 
the lumpenized excess of San Francisco’s “bourgeois utopia.” Beyond the immediate 
catharsis of expressing grief and rage in a public space, how does the Rally for Peace 
and other events like it reduce the structural vulnerability of racialized. working- 
class urban youth? Furthermore, was JJSE’s institutional role just a pressure release 
valve to protect the ongoing legitimacy of the state, or one of political mobilization 
to challenge the practices of that very state?

By amassing at the seat of power and making demands on behalf of their fallen, 
the Rally for Peace could be seen as part of a global archipelago of disenfranchised 
residents of urban peripheries from favelas skirting Sao Paulo to the banlieue outside 
Paris rising up to claim their “right to the city.”33 James Plolston reminds us that 
for these communities, “their conflicts are clashes of citizenship and not merely 
idiosyncratic or instrumental protest and violence,” refiguring the JJSE youth as 
“insurgent citizens” who are working to redefine who deserves a say in the workings 
of municipal power.34 Furthermore, their critique of the California police state 
signals their refusal to be lulled by the Gramcsian common sense of the penal 
system as the only path to safety and justice. Given that “punitiveness is the flip 
side—the real cultural logic—of neoliberalism,” these young black and brown San 
Franciscans have spoken to the cracks in the consent that undergirds the neoliberal 
project that has tentacles extending into gentrification, defunding of education and 
welfare programs, and the explosive expanse of prison construction.35 By uttering 
dissent to the caging of their bodies and their futures, the JJSE youth conjure “the 
possibilities of nonreformist reform—of changes that at the end of the day, unravel 
rather than widen the net of social control through criminalization.”36 However, 
while the Rally for Peace owes a debt to the historic San Francisco State Strike, and 
has strands of truly transformative analysis, unlike the 1968-69 campus strike, it did 
not result in immediate concessions from the city. Indeed, at the close of the rally, 
youth and teachers filed, orderly and satisfied, onto the school buses that shuttled 
them safely back to the southeast corner of the city, everyone beaming and proud 
of themselves for standing up for Josh and G-One. It is this satiation that blurs the 
line between protest and pacification as the concrete structural demands of youth 
are potentially displaced by the cathartic exhilaration of symbolic collective action.

3)32



Close attention to the mechanisms by which power manages dissent is important, 
but it is also essential to remember that however totalizing, no power is total. Even 
if it does function as a pressure release valve, JJSE’s concessions to the neoliberal 
state can never depressurize black San Francisco. To the contrary, Daniel Crowe 
argues that human service agencies have historically been an organizational training- 
ground for Bay Area radicals of color to learn the basics of community work and 
program management, including the founding leadership of the Black Panther 
Party.37 More than forty years before the rally for Josh and G-One, the same steps 
of San Francisco’s City Hall were filled with black activists from the Hunter’s Point 
Community Action Program, a federally funded War on Poverty program. The 
1966 event was a Rally for Justice, protesting the unjust convictions of community 
activists, and was an antecedent to the group’s collaboration with the Black Panthers, 
flipping what was intended as a liberal appeasement measure into a launching pad 
for a liberation movement. Given this historical lens, perhaps our understanding of 
JJSE’s potential role in mobilizing for justice should be unhinged from the political 
messaging of one person in administrative leadership, and instead refocused on 
the critical expression of the three hundred young San Franciscans. Whether or 
not their collective action is remembered as a “protest,” the demand “where da 
mayor at?” cannot be unshouted, and this group of brilliant young people, their 
critique sharpened by their grief and rage, witnessed a symbol of the state tremble 
before their organized power. Without permission from a teacher, a foundation, 
or a government policy, they called out the mayor and the dysfunctional state he 
represents by his absence from the rally and from their movement, proclaiming 
that “He scurred, he scurred!” He better be.

Savannah Shange102

Notes
1 The depiction of the Rally for Peace in this essay is based on hundreds of photos taken 

by staff students, and myself; press coverage of the rally; document review of stall' e-mails 
sent in the weeks before and after the event, and on my own reconstructed memory as 
a staff member at JJSE and participant in the event. All direct quotes are taken from 
video recordings of the protest made by Shadi Rahimi (2008) for Current T\j rather 
than based on recollection.

2 Because San Francisco is historically and politically central to our understanding of black 
California, no effort has been made to change the name of the city or generalize the 
region, furthermore, following the trend of literature on other nationally significant small 
schools by design like the Central Park East Secondary School, the institutional name 
of JJSE will be used in this study, as well as the names of its founders, key community 
leaders and school district officials. However, the names of staff members, students, 
and their families will be pseudonymized to protect their confidentiality. The exception 
to this is the names of the deceased students, Joshua Cameron and Jorge “G-One” 
Hurtado, whose names are a part of the public record and whose spirits deserve to be 
named in defiance of death. This compromise between confidentiality and specificity is 
an attempt to contribute to the sparse history on social justice schools as loci of youth 
political mobilization, while still protecting research participants from any undue harm.
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3 In one instance a few years earlier, the principal of a nearby high school was trampled 
attempting to stop several hundred students from walking out in support of immigrant 
rights.

4 See Schnyder, “Enclosures Abound,” 350, and “Masculinity Lockdown,” 11, See also 
Seyer, “Smart on the Under, Wise to the Streets.”

3 NCLB is the commonly used acronym for No Child Left Behind (Elementary and 
Secondaiy Education Act}, a regressive set of educational reforms enacted by the Bush 
administration in 2001 and extended by the Obama administration. Its key characteristics 
include increased bureaucratic control of educational practice, frequent high-stakes 
testing and tying school funding to performance on standardized measures of success. 
One way in which California policy reflects the priorities of NCLB is the CAHSEE 
(California High School Exit Exam), which was one of the nation’s first standardized 
tests that had to be passed in order to receive a high school diploma.
California Budget Project, Stretched Thin 2008.
Self, “California’s Industrial Garden,” 159.
Most glaring in terms of social and material exclusion from the city is San Francisco’s 
large and diverse homeless population. For ethnographic research on the survival 
strategies and structural constraints of unhoused people in San Francisco, see Gowan, 
Hobos, Hustlers and Backsliders and Bourgois and Schonberg, Righteous Dopefiend.
Browne et al., Towards Land, Work and Power, 108.
See Knight, “Students Demand Action on Slayings.”
Solnit and Schwartzberg, Hollow City, 35; Browne, 7awards Lxmd, Work and Power, 99. 
Benitez, Davidson, and Flaxtnan, Small Schools, Big Ideas, 8; Meier, In Schools We Trust, 2. 
See US Census Bureau 2011.
See June Jordan School for Equity “Demographics.”
Developed specifically as a way to describe the uneven processes of gentrification in 
New York City, Jackson’s “notion of racioscapes speaks to the inescapably non -flow 
like constancy of racial inequality as an effective analytical template for understanding 
globality; diasporic relations, and transnational interconnections in the past, present, and 
unforeseeable future” (56).
See SF Travel Bureau.

!/ See .Bourgois & Schonberg, Righteous Dopefiend.
See SF Housing Authority 2011.
Solnit and Schwartnenberg, Hollow City, 22.
Hales, King, and Pena, The Urban Elite, 4.
See Shah, Contagious Divides.
See Broussard, Black San Francisco.
Brook et al., Reclaming San Francisco, 4; Browne, et al., Towards Land, Work and Power, 90; 
See also Seyer, “Smart on the Under, Wise to the Streets.”
Hyphy is a genre of hip hop music and dance indigenous to the Bay Area, typified by an 
infectious mid-tempo bass line and full-body, athletic dancing. As a cultural movement 
interweaving both consumer and creative modes, hyphy is “characterized by exaggeration, 
overness, and overall extraness,” and perhaps most relevantly “the need to be seen and
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heard” (Bailey, 143).
Without belaboring the ways in which the young people’s dialect was linguistically 
different from Mendoza’s, “he scurred” is a regionally and racially marked rendition of 
“he’s scared.”
See Orrick, Shut It Down! A College in Crisis. See also Boyle, The Long Walk at San Francisco 
State and Other Essays.
See SF Board of Education.
Wacquant, Punishing the Poor, 90.
Rodriguez, “The Political Logic of the Non-Profit Industrial Complex,” 22.
A neoliberal paragon in its own right, the state of' California has been repeatedly critiqued 
for spending more money on building prisons than universities. For instance, even though 
California has by far the largest population of K-l 2 students in the United States, because 
of its regressive tax code and disinvestment in the “nanny state,” it was ranked 46th in 
per pupil spending in 2010. See California Budget Project.
Tucker, “Board of Education May Enlarge Small-School Program in District”; See also 
SF Board of Education 2007, 4.
Smith, Introduction to The Revolution Will Not Be Funded, 8. This dynamic in which the 
state incorporates the interests of marginalized groups is central to Michael Omi and 
Howard Winant’s conception of the contemporary-' racial rule, which becomes hegemonic 
only through the consent garnered by state concessions to various racialized subordinate 
groups.

1 See Lefebvre, “The Right to the City” and Harvey, “ The Right to the City,” See also 
Lipman, The New Political Economy of Urban Education.
Holston, “Insurgent Citizenship in an Era of Global Urban Peripheries,” 246. 
Lancaster, Preface to New Landscapes of Inequality, xiii.
Gilmore, Golden, Gulag, 242.
It is important to note that Crowe is generally critical of the leftist thrust of the black 
liberation movement, concluding that “the ultimate result of the radicalism of groups 
like the Black Panther Party was to undermine support for the liberal government of 
Lyndon Johnson, derail social reform programs like the War on Poverty, and usher in 
the age of conservative dominance in the White House that began with Richard Nixon 
in 1968” (257). Still, I find his archival research invaluable, and in this instance I read 
Crowe against the grain to highlightJJSE’s positive potential as a space for contemporary 
black radicalism to flourish.

25

26

27

28

29

30

31

32

33

34

35

36

37

Bibliography
Bailey Moya. “The Illest: Disability as Metaphor in Hip Hop Music.” In Blackness and 

Disability: Critical Examinations and Cultured Interventions, edited by Christopher M. Bell, 
141-148. East Lansing, MI: Michigan State University Press, 2011.

Benitez, Mara, Jill Davidson, and Laura Flaxman. Small Schools, Big Ideas: The Essential Guide 
to Successful School Iransformation. San Francisco: Jossey-Bass, 2009.

Board of Education Policy P6400, San Francisco Unified School District, 2006.
Boyle, Kay. The Long Walk at San Francisco State and Other Essays. New York: Grove Press, 1970.



“This is Not a Protest J05

Bourgois, Philippe. “Confronting Anthropology, Education, and Inner City Apartheid.” 
American Anthropologist 98.2 (1996): 249-265.

Bourgois, PhiUippe and Jeff Schonbeig Rigftteous Dopefiend. Berkeley: University of California 
Press, 2010.

Brook, James, Chris Carlsson, and Nancy J. Peters, Eds. Reclaiming San Francisco: History, 
Politics, Culture. San Francisco: City Lights Books, 1998.

Broussard, Albert S. Black San Francisco: The Struggle for Racial Equality in the West, 1900-1954. 
Lawrence: University of Kansas Press, 1993.

Browne, Jaron, Marisa Franco, Jason Negron-Gonzales, and Steve Williams. Towards Land, 
Work and Power. San Francisco: Unite to Fight Press, 2005.

California Budget Project. Stretched Thin 2008: Slate Budget Cuts Undermine California’s Human 
Services Pogroms. Technical Report. Sacramento: California Budget Project, 2008.

----------- . Race to the Bottom? California’s Support for Schools Lags Behind the Nation. Technical
Report. Sacramento: California Budget Project School finance Facts, 2010.

Crowe, Daniel. Prophets of Rage: The Black Freedom Struggle in San Francisco, 1945-1969. New 
York: Routledge, 2000.

Gilmore, Ruth Wilson. Golden Gulag: Prisons, Surplus, Crisis, and Opposition in Globalizing 
California. Berkeley: University of California Press, 2007.

Gowan, Teresa. Hobos, Hustlers and Backsliders: Homeless in San Francisco. Minneapolis: 
University of Minnesota Press, 2010.

Hales, Mike, Samantha King, and Andres Mendoza Pena. The Urban Elite: The ALT Kearney 
Global Cities Index 2010. Chicago: AT Kearney, 2010.

Harvey, David. “The Right to the City.” New Ijtft Review 53 (2008): 23-40.

Holston, James. “Insurgent Citizenship in an Era of Global Urban Peripheries.” City & 
Society 21.2 (2009): 245-267.

Homeland Security Act of 2002, H.R. 5005, 107th Cong. (2002).

Jackson, John L. Real Black: Adventures in Racial Sincerity. Chicago: University of Chicago 
Press, 2005.

June Jordan School for Equity. "Demographics.” June Jordan School for Equity Accessed 
November 30, 2011. http://jjse.org/about/school-profile-2/.

Keeling Brock. “Scenes from Today’s Anti-Violence Protest at City Hall.” SFist. September 
12, 2008. http://sfist.com/2008/09/12/scenes_from_this_afternoons_antivio. 
phpPgallery 12044Pic=2#photo-4.

Knight, Heather. “Students Demand Action on Slayings.” San Francisco Chronicle, September 
13,2008. http://articles.sfgate.com/2008-09-l 3/bay-area/17159939_1 jordan-students- 

j ordan-school-mission-district.

Lancaster, Roger. Preface to New Landscapes of Inequality: NeoUberalism and the Erosion of 
Democracy in America, edited by Jane L. Collins, Micaela di Leonardo, and Brett Williams, 
xi-iv. Santa Fe: School for Advanced Research Press, 2008.

Lefebvre, Henri. “The Right to the City.” Writings on Cities, edited by Eleanor Kofman and 
Elizabeth Lebas, 147-159. Maiden: Blackwell Publishing 1996.

Lipman, Pauline. The New Political Economy of Urban Education: Neoliberalism, Race, and the 
Right to the City. New York: Routledge, 2010.

Meier, Deborah. In Schools We Trust: Creating Communities of Learning in an Era of Testing and 
Standardization. Boston: Beacon Press, 2002.

I

http://jjse.org/about/school-profile-2/
http://sfist.com/2008/09/12/scenes_from_this_afternoons_antivio
http://articles.sfgate.com/2008-09-l


106 Savannah Shange

Morris, Spencer. “High Schoolers Respond to Mission Violence with City Hall Rally.” 
Golden GateXpress, September 15, 2008. http://xpress.sfsu.edu/archives/news/011583. 
html.

Onii, Michael and Howard Winant. Racial Formation in the United States: From the 1960s to 
the 1990s. New York: Routledge, 1 996.

Orrick, William H. Shut It Down! A College in Crisis: San Francisco State College 1968-1969. A 
Report to the National Commission on the Causes and Prevention of Violence. Washington, D.C.: 
United States Government Printing Office, 1969.

Rahimi, Shadi. Students Demand Action in Shootings of Classmates. Current TV’
September 16, 2008. http://current.com/participate/vc2/89307088_students-demand- 
action-in-shootings-of-classmates.htm.

Rodriguez, Dylan. “The Political Logic of the Non-Profit Industrial Complex.” In The 
Revolution Will Not Be Funded: Beyond the Non-Profit Industrial Complex, edited by INCITE! 
Women of Color Against Violence, 21-40. Boston: South End Press, 2005.

San Francisco .Board of Education. “Instruction: Small Schools by Design.” Policy No. 
P6400. Adopted February 27, 2007.

San Francisco Board of Education. “In Support of an Ethnic Studies Program in the 
San Francisco Unified School District.” Resolution No. 101-26A1. Adopted February 
23, 2010.

San Francisco Flousing Authority. “Tenant Demographics Powerpoint, 2011.” Issuu. http:// 
issuu.com/sfha/docs/sfha_demographics?viewMode;;::magazine&mode=embcd.

San Francisco Travel Association. “Bureau. Only in San Francisco: San Francisco Official 
Travel, Hotel & Visitors Guide.” San Francisco Travel, http://www.onlyinsanfrancisco.com.

Schnyder, Damien. “Enclosures Abound: Black Cultural Autonomy, Prison Regime and 
Public Education.” Race\ Ethnicity & Education 13.3 (2010): 349-365.

---------. “Masculinity Lockdown; The Formation of Black Masculinity in a California
Public High School.” Transforming Anthropology 20.1 (2012): 5-16.

Self, Robert O. “California's Industrial Garden: Oakland and the East Bay in the Age 
of Deindustrialization,” In Beyond the Ruins: The Meanings of Deindustrialigiiim, edited by 
Jefferson Gowie and Joseph Fleathcott, 159-180. Ithaca, NY: Cornell University Press, 
2003.

Seyer, Ingrid. “Smart on the Under, Wise to the Streets: Mapping the Landscapes of Urban 
Youth.” Ph.D. diss., School of Education, Stanford University, 2002.

Shah, Nayan. Contagious Divides: Epidemics and Race in San Francisco’s Chinatown. Berkeley: 
University of California Press, 2001.

Smith, Andrea. Introduction to The Revolution Will Not Be Funded: Beyond the Non-Profit 
Industrial Complex, edited by INCITE! Women of Color Against Violence. Boston: South 
End Press, 2005.

Solnit, Rebecca and Susan Schwartzenbcrg. Hollow City: The Siege of San Francisco and the 
Crisis of American Urbanism. F.ondon: Verso, 2000.

Tucker, Jill. “Board of Education May Enlarge Small-School Program in District,” San 
Francisco Chronicle, January 24, 2007.

United States Census Bureau. “State and County QuickFacts,” US Census Bureau. Accessed 
January 31, 2012. http://quickfacts.census.gov/qfd/states/06/06075.htmi.

Wacquant, Loi'c, Punishing the Poor: The Neoliberal Government of Social Insecurity. Ann Arbor: 
University of Michigan Press, 2009.

http://xpress.sfsu.edu/archives/news/011583
http://current.com/participate/vc2/89307088_students-demand-action-in-shootings-of-classmates.htm
http://current.com/participate/vc2/89307088_students-demand-action-in-shootings-of-classmates.htm
http://www.onlyinsanfrancisco.com
http://quickfacts.census.gov/qfd/states/06/06075.htmi


Black California Dreamin’

Criminals, Planters, and Corporate Capitalists: 
The Case of Public Education in Los Angeles

Damien M, Schnyder

Roughly fifteen years ago, my mother and I had a long conversation pertaining 
to education in California. Having taught primarily black students in Los Angeles 
and Los Angeles County, she told me that she had never seen her profession under 
such attack. After describing in detail the strains of ''teaching to the test” and the 
loss of financial resources, she informed me that if the state continued along the 
same path, public education would cease to exist. She explained that it was not by 
chance, rather she was convinced that it was an intentional attempt to undo a system 
that had the potential to counter a nation built upon social, political, and economic 
inequality. Rather than a conspiratorial notion fueled by black paranoia, her insight 
proved to be much more valuable than the litany of academic research that focuses 
on the achievement gap, intellectual ineptitude, and lack of motivation. Specifically, 
her analysis pointed to an active movement that utilized both plantation-based 
and corporate models as the means to undermine and attempt to destroy public 
education.

In Black Reconstruction in America, 1860-1880, W. E. B. Du Bois gives a vast and 
encompassing history of the dialectical relationship between Northern industrialists 
and the Southern plantation bloc. While many histories hold that the US Civil 
War was fought over slavery, Du Bois successfully argues that the true conflict was 
the result of differences between Northern corporate elites, who were dedicated to 
efficiency, and Southern aristocrats, who focused intensely on consumption. Due to 
an economic model that was based on the desire to maintain a lavish lifestyle at the 
expense of black humanity and which had no interest in the science of productivity, 
Southern elites were blindly subsumed in an industrial economy (i.e., pricing of 
raw materials such as cotton, rice, tobacco, which were previously set by plantation 
owners, were now controlled by Northern industrialists).1

Du Bois notes that it was largely out of this tension that the Civil War was fought. 
Key to his analysis was the role of black labor within both of these models of economic, 
political and social development. In a very general sense, Northern industrialists 
did not want to disrupt the violent racial hierarchies that had long dominated the 
foundation of the United States, rather there was a desire to incorporate the racial 
order within the purview of a free labor market system. This entailed the training



of black people for menial labor positions and the distribution of wages according 
to a pay scale that privileged wealthy white men at the expense of black labor. In 
the eyes of many white abolitionists, such a system looked seductively enticing in 
comparison to a Southern plantation model, which in general, forbade the education 
of blacks and was marked by the intense policing and surveillance of black bodies.

The particular histories of the plantation and industrial/corporate models with 
respect to black education are of particular importance as they provide context 
within the current moment. Specifically, while the plantation model has historically 
been conceptualized as physically violent and draconian, the corporate agenda 
has been cast as the logical reformist alternative to a system of fledgling black 
education. The current reality for black youth however is that both systems work 
in tandem, to limit black mobility and attempt to deradicalize the dissemination of 
black forms of knowledge production. In the next two sections, I will detail the daily 
implementation of these two models of education in California and how both are 
guided by the desire to remove public education from the realm of social possibility.
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Hood Rules: Plantation Meets the City

In the late 1980s and early 1990s, California passed a myriad of rules, propositions 
and policy initiatives that ushered in new forms of surveillance, economic restrictions, 
and massive cutbacks in response to black radical organizing and mobilization.2 
Culling through these records, the Abolish Chronic Truancy program (ACT) is 
perhaps the most strident form of legislation that was and continues to be part 
of a structural push to restore a plantation model of public education. Initially 
piloted in schools within a then predominantly black Compton in 1991 by Deputy 
District Attorney Thomas Higgins, ACT brought to the fore an aggressive form of 
criminalization of black youth under the guise of education reform. More than any 
other policy, ACT represented the coalescence of various state agencies (i.e., school 
districts, district attorney, police) working in conjunction to limit the mobility of 
black youth and their families.

The main thrust of ACT was to place the District Attorney’s office directly 
within the schools. Under the terms of the law, the Los Angeles County District 
Attorney can bring misdemeanor charges upon both parents and youth who are 
truant from school.3 In order to fulfill this mandate, Los Angeles Police Department, 
Los Angeles Unified School Police, and Los Angeles County Sheriff officers were 
placed in locations in close proximity to schools in order to issue truancy tickets. 
As a result, students issued these tickets would have to go to court along with their 
family members to face charges of truancy from school. The 
program in Compton led to its expansion in 1995 throughout Los Angeles County 
under then Los Angeles County District Attorney Gill Garcetti. By the year 2000, 
the program was implemented within 36 school districts, had a program budget 
of over $1 million and enlisted the services of twelve staff lawyers dedicated to the

of the ACT'success'



prosecution of youth.4

In a brazen attempt to legitimate the policy, the RAND Corporation was 
commissioned to conduct a study of ACT.3 According to its findings, the program 
“empowered families to reestablish parental authority.”6 However, the reality of 
ACT has been quite the contrary. Upon a first offense a ticket in the amount of 
$250 is issued to the student. Subsequent tickets lead to increased fines and punitive 
damages in excess of $900 that if not paid, follow youth via the Department of 
Motor Vehicles database.7 The Labor Community Strategy Center (LCSC) located 
in Los Angeles has been at the forefront of fighting the continued implementation of 
truancy tickets throughout Los Angeles County. As part of their strategy to counter 
the policy, they have collected narratives of youth who have had to face the financial 
and social consequences of ACT. Lisa Adler, writing with the Community Rights 
Campaign, interviewed one student who faced these consequences:

One young man I spoke to told me that he had gotten several tickets 
when he was fourteen. He was going through a rough time in his life 
and he didn’t make it to court and he didn’t pay the fines. What he 
didn’t know was that his unpaid tickets were forwarded to the DMV.
Five years later, he got himself back on his feet and was going to a 
continuation school, working to get his high school diploma. When 
his class took a day trip to the DMV to help the students get licenses 
(something you need for many jobs), he was painfully rejected and told 
he owed hundreds of dollars because of unpaid truancy tickets! So here 
he is, a young man trying to get his diploma and go to community 
college (with rising tuitions remember), and before he gets in the door 
he already owes hundreds of dollars for tickets he got when he was 
fou r te e n -yea r s - old.8
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Given the progressive nature of the line system associated with ACT, many youth 
find themselves in the unenviable position of trying to figure out how to resolve an 
increasing amount of financial debt. LCSG found that if youth are unable to pay 
the tickets), the only option available is to have lines and charges transferred over 
to a guardian. LCSG reported the case of a young woman named Lanicia who 
was caught in this very dilemma:

Lanicia... has three tickets. Two for being caught ditching and one for being 
late. She has not gone to court because her mom can’t miss work and her 
aunty and grandma (who could go) do not count as her legal guardian. What 
should [Lanicia] do? According to a referee I spoke to (they are the acting 
judges at thejuvenile Traffic Court), she can go to a Pupil Services Counselor 
who can get the LASPD to “make” her mom go to court. So basically, her 
option is to arrest or fine her own mother for not being able to miss her job, 
or pay the tickets with money she does not have.9

Rather than random acts of policing, the break down of the tickets issued has



made it abundantly clear that the policy has a distinct demographic in mind. In 
an assessment, of tickets issued between 2004-2009, it was found that of the more 
than 47,000 truancy tickets issued, 88 percent were handed out to black and Latino 
students within the city of Los Angeles alone.10

In light of these factors, I want to pose the following question: what is the point 
of policies such as ACT? Much of the early arguments made in favor of ACT 
pointed to the correlation between truancy from school and likelihood of being 
incarcerated. The irony is that not much attention was paid to education. The debate 
circulated around issues of gangs, drugs, and violence, but rarely was education 
brought up as a central concern. Perhaps, this is due to the fact that since ACT has 
been in place, the education levels of black youth have diminished dramatically. 
The dropout/pushout rate of black students from high school within Los Angeles 
County between 2000-2009 has never been below 20 percent and is currently at 
its highest level of 30 percent, which is also the highest level of any racial group in 
the county.11 Most startling, rates of literacy among black high school age youth in 
Los Angeles County during this same period have remained abhorrent.12 Yet, even 
more concerning than the aforementioned statistics was the response to the crises 
within the black community: a corporate model of governance that attempted to 
reshape black education.

Top Down Education: Corporate Takeover of Public Education

In a 2009 interview with the New Yorker, Steve Barr who at the time was GEO 
of Green Dot Public Schools, a charter school management company based in Los 
Angeles, described his relationship with the Los Angeles Unified School District 
(LAUSD) as such:

You ever see that movie Man on Fire, with Denzel Washington? There’s a 
scene in the movie where the police chief of Mexico City gets kidnapped 
by Denzel Washington. Pie wakes up, he’s on the hood of his car under 
the underpass, in his boxers, his hands tied. Denzel Washington starts 
asking him questions, he’s not getting the answers he wants, so he walks 
away from him, and leaves a bomb stuck up his ass. I don’t want to 
blow up LAUSD’s ass. But what will it take to get this system to serve 
who they need to serve? It’s going to take that kind of aggressiveness.13
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Casting aside the problematic depiction of the racial savagery and violent masculine 
performance that is propagated in Man on Fire, Steve Barr made these comments 
following the hostile take over of Alain Locke High School in the Watts section of 
Los Angeles by Green Dot Public Schools from LAUSD.14 A school population of 
overwhelmingly black and Latino youth, Alain Locke Pligh School was founded 
upon demands made to LAUSD for better schools by black Angelino’s following 
the 1965 Watts Uprising. Just forty-five years later, under the terms and conditions 
of President George W. Bush’s educational policy, No Child Left Behind (NCLB),



Locke was deemed a failing high school. Pushing forward the Bush policy of test 
mandates and corporatized notions of accountability, Barack Obama’s Secretary 
of Education Arne Duncan championed Steve Barr and Green Dot Public Schools 
for completing the task encouraged by Bush: a corporate style takeover of Alain 
Locke High School.15

On the surface, Green Dot Public Schools appear to be an all-encompassing 
solution to the problem of education within black communities in Los Angeles. 
Yet, with just a little inquiry, the intent behind Green Dot Public Schools begins 
to surface. Green Dot receives it’s funding from two primary sources: private 
corporations and the federal government. Although the bulk of the funding comes 
from the federal government, Green Dot Public Schools is paradigmatic of corporate- 
style public education. This is in large part due to the “corporate leveraging” that 
corporations, under the guise of philanthropic organizations, have with respect to 
public education. In “The Rise of Venture Philanthropy and the Ongoing Neoliberal 
Assault on Public Education,” Kenneth Saltman describes this process:

The key players of venture philanthropy in education—including but 
not. limited to such leaders as Gates, Walton, Fisher, and Broad—are 
able to exercise influence disproportionate to their size and spending 
power through strategic arrangements with chartei—and voucher— 
promoting organizations, think tanks, universities, school districts, 
and schools. The seed money desperately sought by underfunded 
schools allows the venture philanthropists to “leverage” influence 
over educational policy" and planning, curriculum and instructional 
practices, and the very idea of what it means to be an educated person.16
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In the case of Los Angeles, the Eli and Edythe Broad Foundation along with the Bill 
and Melinda Gates Foundation have been two of the biggest philanthropic players 
in the realm of public education of black people in Los Angeles. Eli Broad, a real 
estate mogul who has made billions from investments within California has been a 
key cog in the dismantling of public education and the implementation of a corporate 
model that is devoid of community" influence within education; instead, education 
is conceived of as standardized forms of knowledge that disavow critical thinking 
and can be replicated within any setting across the nation.l/ In addition, Broad and 
Gates have been major supporters of the School Information Partnership and Data 
Partnership. Broad alone has contributed over S25 million to the development of 
the project which at its core is a database that provides parents and schools with 
test score information on students and teachers alike.13 The inherent purpose of this 
database is to create a marketplace where teachers are judged (and consequently 
can be terminated) on the performance of their students test scores and parents/ 
guardians can pick and choose schools based upon test performance. The eventual 
goal is to create a model whereby teachers’ and administrators’ compensation, job 
security as well as curriculum and pedagogy are determined by business models
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entrenched within particular notions of accountability.19

Analyzing Green Dot Public Schools’ funding sources, both the Broad and 
Gates Foundations have been heavy contributors to the maintenance of the 
organization. Between 2005-2009, the Broad Foundation gave nearly $4.5 million 
to Green Dot Public Schools.20 In addition, in 2009, Green Dot Public Schools 
was one of five charter management organizations in Los Angeles that split a $60 
million contribution from the Gates Foundation to further the endeavors of the

21 Further, the Broad Foundation funded the establishment of the Losorganization.
Angeles Parents Union, which attempted to counter Los Angeles chapters of the
Parent Teacher Association, organizations that rejected both the establishment of 
charter schools and the take over of public schools by charter management groups 
such as Green Dot Public Schools.22

With the political influence and backing of the corporate sector and the 
Department of Education, Green Dot Public Schools has been able to open or take 
over eighteen schools within Los Angeles and Los Angeles County. While media 
outlets such as the Los Angeles Times have been flag-bearers of the charter school 
movement, recent studies indicate that the schools have not lived up to the hype of 
closing the “achievement gap.”23 In 2009, the Center for Research on Education 
Outcomes (CREDO) based at Stanford University released a sixteen state study, 
including California, that found that “charter students are not faring as well as 
their [traditional public school] counterparts.”24 In the wake of the backlash of the 
CREDO study, the Bill and Melinda Gates Foundation funded their own study 
implemented by the National Center for Research on Evaluation, Standards, and 
Student Testing (NCRESST) housed at the University of California, Los Angeles. 
While this study attempts to place a positive spin on charter schools, the data 
indicates a difference of a few percentage points in graduation rates between Locke 
Eligh School and other high schools in the area. More troubling however is that 
the dropout/pushout rates for students at Locke between the ninth and tenth grade 
was at 30 percent which adds to the growing concern that charter schools can pick 
and choose their students.26 This is of particular significance given that test scores 
determine a school’s ranking. Because charter schools have the powder to admit, 
or push out students on the basis of test scores, it is easier for them to be “high 
achieving.

Since the passage of NGLB in 2001, the very tests that indicate that black 
schools such as Locke are failing are also utilized to strip the black community 
of control of their schools. A year prior to the implementation of NGLB, Linda 
McNeil from Rice University issued a study of the Texas education policy, which 
NGLB wras modeled after, and proved that such methods of testing had no bearing 
upon core educational areas (i.e., reading, writing, math, history, social sciences). 
NCLB mandates that “failing” schools first lose federal funding, which is then 
follow'ed by the implementation of private control of the school and subsequent 
transformation into a charter.29 As a result, teachers are fired at will, processes of
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collective bargaining cease to exist and importantly, communities no longer have 
input. 30Just as insidious however, is that rather than privatization in the traditional 
sense, private corporations have immense control of public social and economic 
resources without having to front nor bear the risk of their own capital.31

Corporate privatization has dramatically effected predominantly African- 
American schools such as Locke, which have been central to black political and 
cultural mobilizations, ranging from the recruitment sites for the Black Panther 
Party to the production of musicians such as Barry White and Patrice Rushen. 
Cited for having low test scores, John C. Fremont, Manual Arts, and David Starr 
Jordan High School all suffered massive funding cuts during the 2011-2012 school 
year. The Los Angeles ‘Times reported the staggering figures:

Fremont High, the largest of the schools, will lose an estimated $4 
million a year. That school, located south of downtown, reopened in 
July after a “restructuring” that resulted in the displacement of more 
than half the faculty. Jordan High in Watts is supposed to reopen next 
year, with part of the campus run by a nonprofit under the control 
of Los Angeles Mayor Antonio Villaraigosa. Another portion of the 
campus would be under the management of one or more independent 
charter schools. Manual Arts, just south of downtown, has struggled 
with administrative turnover as well as sluggish improvement.

Criminals, Planters, and Corporate Capitalists 113

32

All three schools have been prime targets by Green Dot Public Schools for takeover.
While articulated as a reformation effort to improve public education, the assault 

upon black education has foregrounded the recent attacks upon publically-run 
institutions during the current financial crises. Within Los Angeles, NCLB has 
paved the way for a massive expropriation of financial and cultural resources out of 
the Imnds of black people. Under the guidelines of NGLB, tax revenue is removed 
from the control of the very constituents that pay into the system and placed under 
the stewardship of a private entity that has very little public oversight with respect 
to the development and maintenance of schools.

The plantation and corporate education models that I have described here, must 
be located within the historical struggle between the libratory practices of black folks 
on the one hand and the aim of elites to reinstate rigid hierarchies of racial, political, 
social, and economic relations on the other. Rather than isolated phenomena, ACT 
and NCLB have historic antecedents that have provided a foundation for assaults 
upon black communities. Connecting the present to the past, the following section 
will look at the foundations of both the plantation and corporate models of education 
in order to grasp the breadth of the struggle with regard to the importance of public 
education to projects of black liberation.
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Stono and Nat Turner: The Fuel of the Plantation Model

The education of black folks has a tenuous history marked by distinct moments 
that have shaped the overall movement of public education in the United States. 
Within these processes, black subordination and organized education have had a 
long antagonistic history. Perhaps two of the earliest, moments of this pattern were the 
aftermath of the 1739 Stono Rebellion in South Carolina and the 1831 Nat Turner 
Rebellion in Virginia. Though separated by nearly a century, both of these incidents 
exemplify the strident chords of fear within the Southern planter bloc toward an 
educated black public. In the wake of the Stono Rebellion, both South Carolina 
and Georgia passed laws that targeted the education of black people. While the 
South Carolina legislation, passed in 1740, sought to prevent the assemblage and 
education of black people in any fashion, in 1770 Georgia was less severe in terms 
of penalties, but nevertheless specifically addressed the teaching of black people as 
a major problem regarding the development of a sustainable plantation economy.33 
The policies aimed to stamp out literacy among Southern blacks in order to curb 
resistance to a political, economic, and social structure that attempted to subjugate 
black freedom. Vitally important to this process was the recognition on the part 
of the planter class that the education of black people was in direct opposition to 
their desire to maintain economic profits at the expense of black labor. Carter G. 
Woodson, writing about the reactionary tactics on part of both South Carolina 
and later Georgia stated:

The majority of the people of the South had by this time [1740] come 
to the conclusion that, as intellectual elevation unfits men for servitude 
and renders it impossible to retain them in this condition, it should 
be redirected. In other words, the more you cultivate the minds of 
slaves, the more unserviceable you make them; you give them a higher 
relish for those privileges which they cannot attain and turn what you 
intend for a blessing into a curse. If they are to remain in slavery they 
should be kept in the lowest state of ignorance and degradation, and 
the nearer you bring them to the condition of brutes the better chance 
they have to retain their apathy. It had thus been brought to pass that 
the measures enacted to prevent the education of Negroes had not only 
forbidden association with their fellows for mutual help and closed up 
most colored schools in the South, but had in several States made it a 
crime for a Negro to teach his own children. 34

The laws that governed the “legal” education of black people were strictly 
enforced with the exception of religious education and indoctrination of black people 
to Christianity. Throughout the colonies, various Christian denominational missions 
sought to teach black people the Christian doctrine. While the intent varied from 
patronizing benevolence to a passive, social project, Christian missionaries worked 
with great zeal to convert black souls.33 Not always in agreement with the planter



class, missionaries were able to establish churches and religious schools with the 
intent of proselytizing to black people the goodness of Christianity. Yet, against the 
best intentions of the majority of Christian leaders, black people by and large had 
a vastly different interpretation of the Bible than did white overseers and ministers. 
Such was the case with a young Nathanial Turner of Southampton County, Virginia.

Turner, learning to read during Sunday school classes, became a charismatic 
leader and minister within his community.30 Charged with the responsibility to 
lead black people out of the confines of slavery, Turner led a revolt that shook the 
plantation South to the core. Perhaps even more astoundingin the eyes of the planter 
class was the connection between Turner’s radical Christian philosophical tenants 
and the execution of the revolt. Placed on trial and questioned about the rationale 
for the revolt, Turner stated:

I heard a loud noise in the heavens, and the Spirit instantly appeared 
to rne and said the Serpent was loosened, and Christ had laid down 
the yoke he had borne for the sins of men, and that I should take it on 
and fight against the Serpent, for the time was fast, approaching when 
the first should be last and the last should be first... And by signs in the 
heavens that it would make known to me when 1 should commence the 
great work, and until the first sign appeared I should conceal it from the 
knowledge of men; and on the appearance of the sign... I should arise 
and prepare myself and slay my enemies with their own weapons.
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Turner’s interpretation of the Bible brought swift changes to the position of 
Christianity within the plantation South. The Governor of Virginia was insistent 
that new legislation be drawn up to prevent the assembly of black people throughout 
the state and sought to ban the teaching of Christianity through written texts. In 
regards to the action of the governor, Woodson stated:

He [the Governor of Virginia] believed that these ministers were in 
direct contact with the agents of abolition, who were using colored 
leaders as a means to destroy the institutions of the South... To prevent 
the “enemies” in other States from communicating with the slaves 
of that section he requested that the law's regulating the assembly 
of Negroes be more rigidly enforced and that colored preachers be 
silenced.38

Not confined to Virginia, states both in the North and South, enacted legislation 
to curb the possibility of black revolt via education. Colonial depots and then state 
legislatures from Mississippi to Delaware to Florida all put in place measures that 
severely limited the ability of black people to attain information. While Mississippi 
went, as far as to expel all free blacks from the state, Alabama enacted a law in 
1832 that prevented the education of black people in any fashion and imposed fines 
ranging from $250 to $500 on anybody who sought to teach black people to read. 39



North Carolina, which at the time was a leader in the development of a public 
education system, prevented the attendance of black people within the system and 
banned all forms of public education of black people.

While the legislation passed by specific state assemblies carried harsh penalties, 
the extralegal justice applied by the plantation bloc was vicious. Following 
Turner’s revolt, plantation owners were hell-bent on preventing black Southerners 
from learning how to read. Black oral histories collected by the Work Progress 
Administration recount the intense desire of plantation owners to keep black people 
from learning how to read and write. Henry Nix told the story of his uncle, who 
appropriated a book in order to teach himself. Upon finding out about this action, 
the plantation owner had the plantation doctor cut off Nix’s uncle’s finger in order 
to send a message to the rest of the blacks on the plantation. Lizzie Williams told 
the story of a black woman named Nancy whose fate for knowing how to read and 
write was to be brutally whipped and branded with hot irons all over her body. 
Perhaps the story that best illustrates the savage culture of the plantation system 
is that of Joseph Booker’s father Albert. Albert, who knew how to read and write, 
became an informal teacher on the plantation grounds. Upon this information 
corning to the property owner’s attention, Albert was whipped to death when Joseph 
was three years old.41

Yet in the face of blatant hostility and violence, black Southerners were not 
fazed by the reactionary violence on the part of the plantation bloc. Undeterred in 
their passion to attain freedom, there are countless stories of black people teaching 
themselves and each other how to master literacy skills. Anderson Whitted told the 
story of his father, who lived fourteen miles away, but taught him to read during 
bi-weekly visits to the plantation,42 W. E. Northcross told the incredible story of 
learning how to read and write although he was forewarned that if caught he would 
be lynched. Northcross stated, “I would shut the doors, put one end of a board into 
the fire, and proceed to study; but whenever I heard the dogs barking I would throw 
my book under the bed and peep and listen to see what was up. If no one was near 
I would crawl under the bed, get my book, come out, lie flat on my stomach, and 
proceed to study until the dogs would again disturb me.

It was in the ethos of the sheer desire to learn how to read and write that the 
black population during Reconstruction lobbied for the construction of a nation wide 
public education system. However, probing deeper, a key stratagem within the call 
for public education was to fundamentally alter the social, political, economic, and 
racial relationships throughout the country, and in particular in the South, Writing 
about the origins of a comprehensive public education system, Du Bois stated:

The first great mass movement for public education at the expense 
of the South, came from Negroes. Many leaders before the war had 
advocated general education, but few had been listened to. Schools for 
indigents and paupers were supported, here and there, and more or 
less spasmodically. Some states had elaborate plans, but they were not

Damien M. Schnyder116

40

JV3



Criminals, Planters, and Corporate Capitalists 117

carried out. Public education for all at the public expense was, in the 
South, a Negro idea.44

In a call for a massive redistribution of wealth away from the Southern plantation 
bloc, black representatives of both state and federal governments alike, called for the 
implementation of systems of public education to be financed via systems of taxation. 
A key aspect of the black proposal was to develop a structure that simultaneously 
attacked issues of race and class within the United States. In an astute manner, there 
was recognition of two important facets with respect to the establishment of a new 
system of education. The first was that poor whites had to realign their interests 
to those of black people in order to break free from their own class oppression via 
their “possessive investment in whiteness.Second, the development of a public 
education system through a comprehensive and progressive taxation system, would 
both strip away the economic base of the plantation bloc and foster the development 
of alterative forms of knowledge production that countered the oppressive aspects of 
forced labor inherently tied to the plantation economy. The result would radically 
alter the economic, political, and racial composition of the South, and reallocate 
extracted financial and social resources into the hands of the masses, drastically 
tipping the balance of power away from the planter bloc into the hands of black 
and impoverished white laborers.

The Reconstruction period saw fits and starts of systems of public education 
moving throughout the South. Yet many problems w^ere still clearly present. Issues 
of public financing, segregation, misappropriation of funds and general hostility 
on the part of the white working and planter classes were major obstacles that 
prevented the full development of the system.46 Reporting during the time period of 
1866-1870, the American Freedman’s Commission stated that Negroes’ “attempts 
at education provoked the most intense and bitter hostilities as evincing a desire 
to render themselves equal to whites. Their churches and school houses in many 
places were destroyed by mobs.”47 Central to this violence was an understanding 
by the planter class that an educated black population would fundamentally alter 
the appropriation and importantly, consumption afforded from a skewed economic 
system.48 The violence initiated upon black Southerners opened the door for the 
Northern corporate class to provide a reformist solution to a volatile situation. 
Rather than take into account the demands of blacks for an educative system that 
would challenge power, they offered a system based upon a labor model that would 
further solidify the racial order.

The Takeover: Industrial Education

While the planter bloc took out their anger upon the masses of blacks, they 
could not counter the ability of Northern tycoons to entrench industrial education 
throughout the Southern landscape. Emboldened by their enormous economic 
and political clout, Northern industrialists such as Rockefeller, Carnegie, and 
Peabody ushered in an education system throughout the South that ran counter to



the intentions of black Southerners who lobbied congress during Reconstruction. 
Rather, industrial philanthropists established manual labor programs that focused 
on black schools in order to create a new system whereby “Blacks... [were] to 
learn their ‘place5 in the new industrial order,”49 Furthermore, “Politics was the 
noteworthy feature of educating Blacks [sic] after the Civil War... The new corporate 
hegemonists needed to work toward their political and policy objectives. Among 
those objectives was a stable and orderly South where subservient wage labor and 
debt farming or sharecropping would provide the livelihood for black Americans.

Compounded by the issue of Northern capital now achieving a dominant role in 
the Southern economy, the collapse of Reconstruction brought forth new models of 
dismantling public education on the part, of the Southern plantation bloc. In many 
states, the first act of the post-Reconstruction legislatures was to fire the teaching 
faculty and replace them with a new instructional body that served to undermine 
the objectives of the Reconstruction public education system. Du Bois noted in 
Louisiana, for example, that following Reconstruction “when the Confederates 
returned to domination, the public schools, which had attained a degree of efficiency 
never before reached in the South, were greatly curtailed.” As a result, “one hundred 
and ten of the teachers, many of them native-born, were dismissed at once, and 
their places filled with intolerant Confederates.

Through the combination of a Northern capital influenced economic system and 
the return of an antebellum Southern social structure, public education remained a 
hotly contested issue within the United States. By 1896, a legally segregated social 
system buttressed by the Plessy v. Ferguson decision paved the road for a grossly 
disproportioned imbalance of financial resources given to all white publically-funded 
schools. Additionally, the vast majority of black schools were designed to enforce a 
menial labor-based curriculum, most notably absent was a liberal arts pedagogy that 
would have placed a heavy emphasis on literacy.32 However, even this second-class 
system wras altered once Southern governments realized that white working-class 
labor was losing ground to blacks who were being trained to compete within an 
industrial labor economy. Yet rather than attack the system by forming alliances 
with black people of the same class standing, state leaders “representing55 poor whites 
galvanized the white base behind the veil of white privilege. The Southern strategy 
was once again invoked and black students quickly became further marginalized 
within an already unimpressive system of public education.

In closing, harking back to the insight of Du Bois, it is key to remember that 
similar to the ethos of the planter bloc and the corporate class, the current regime 
is not at all interested in the development of an educated black population, but 
rather control over the ideological and material resources that are provided within 
education. Key to their quest is the attempted destruction of public education. 
Perhaps there is no better way to understand this fact than reiterating Du Bois’s 
commentary upon the relationship between black people and the planter bloc, which 
extends to the corporate class as well: “The very fact that so many of them had
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seen the wealthy slaveholders at close range, and knew the extent of ignorance... 
among them, led to that extraordinary mass demand on the part of the black 
laboring class for education. And it was this demand that was the effective force 
for the establishment of the public school in the South on a permanent basis, for 
all people and all classes.

Invoking Du Bois’s analysis within the current moment, it has to be understood 
that much more than the structure of public education is in peril; rather, it is the 
philosophical ethos of freedom that has undergirded black resistance that is the true 
threat to corporate and plantation forms of governance. Similarly, it is not by chance 
that black Los Angeles has been a primary target of both policy makers and business 
leaders under the guise educational reform; for as previously stated, black Angelino’s 
since the late 20th century have been at the fore of incorporating education to 
develop models of resistance to a variety of means of attempted subjugation. It is 
within this context that it is imperative to further study the case of education within 
black Los Angeles to understand not only current and future policy initiatives, but 
importantly, to understand strategies that have been successful to the longue duree of 
black survival and renewal

Criminals, Planters, and Corporate Capitalists 119

5554

Notes
1 Du Bois notes:

From an economic point of view, this planter class had interest in consumption 
rather than production. They exploited labor in order that they themselves should 
live more grandly and not mainly for the increasingly production. Their taste went 
to elaborate households, well furnished and hospitable; they had much to eat and 
drink; they consumed large quantities of liquor; they gambled and caroused and 
kept up the habit of dueling well down into the nineteenth century. Sexually they 
were lawless, protecting elaborately and flattering the virginity of a small class of 
women of their social class, and keeping at command millions of poor women of 
the two laboring groups of the South. (35)

2 See Kelley, Race Rebels. See also Gilmore, Golden Gulag.
3 See Los Angeles County District Attorney’s Office, “Abolish Chronic Truancy.”
4 See Landsberg, “D.A. Defends Crime Prevention Efforts.”
5 Turner et al., Los Angeles County Juvenile Justice Crime Prevention Act. According to their 

homepage, The RAND Corporation is a “non-profit institution that helps improve 
policy and decision making through research and analysis.” Housed in Santa Monica, 
California, RAND has had a sordid history in the complicity of government surveillance 
both within and outside of the United States. Daniel Ellsberg revealed this fact when he 
released more than 7,000 classified documents that RAND housed and analyzed. These 
papers became known as the Pentagon Papers (see 7he Most Dangerous Man in America). 
In addition to pointing out the role of the United States government in the murders 
of thousands of Cambodian and Vietnamese civilians during the Vietnam War, the 
Pentagon Papers also pointed to the dubious role non-official state agencies (i.e., non



profits) such as RAND have in covering-up and assisting in state violence propagated 
by the United States.

h RAND's report entitled, “Los Angeles County Juvenile Justice Crime Prevention Act, 
Fiscal Year 2004-2005 Report” commented on the praise that ACT was given by state 
agencies. The report states, “Juvenile Accountability Block Grants Program Best Practices 
Series Bulletin cited the ACT Program and presented it as one model of an approach 
and program that holds juvenile offenders accountable for their behavior.” The article 
further states, “The program has experienced a 99 percent success rate in returning 
chronically absent minors to school and has generated enthusiasm within the community 
and the belief that the problem of truancy is not hopeless. Most important, ACT has 
empowered families to reestablish parental authority and improve family life.” Yet, in 
making such a bold claim, the Best Practices Bulletin, which RAND cites, makes no 
mention, nor reference regarding the evidence to back up the 99 percent success claim. 
Rather, it is stated as an “objective” fact.

‘ Upon conducting interviews with youth and court officials, the Labor Community 
Strategy Center commented, 'According to Los Angeles municipal code 45.04, citations 
are ‘not to exceed $250.’ However, we have been made aware by a Referee (the acting 
judges who preside over the truancy cases) that the fines have increased recently to be 
$301 for the second ticket and $985 for the third. This is likely due to increased court 
fees as the municipal code remains at $250” (Adler, par. 22).

8 Adler, “Ticketing Towards Prisons,” par. 14.
9 Ibid., par, 16.

See Hing, “Why Los Angeles Can’t Ticket Students on Their Way to School.”
See California Department of Education, “Homepage.”
Data taken from the California Department of Education from 2002-2010 demonstrates 
that black students rates of literacy as indicated by annual testing have never been 
more than 40 percent proficient throughout the county. See California Department of 
Education, “Homepage.”
McCray, “The Instigator,” 66-67.
See Smith, “Can a Hostile Takeover Help a Desperate Inner City High School?.”
Writing about the relationship between Duncan and Barr, McCray notes:

Barr got a call from the new Secretary of Education, Arne Duncan. He flew to 
Washington, D.C. at the end of March, for what he expected to be a social visit.
At the meeting, Duncan revealed that he was interested in committing several 
billion dollars of the education stimulus package to a Locke-style takeover and 
transformation of the lowest-performing one per cent of schools across the country, 
at least four thousand of them, in the next several years. The Department of 
Education would favor districts that agreed to partner with an outside group, like 
Green Dot. “You seem to have cracked the code,” Duncan told Barr. Duncan 
was interested in the fact that Barr wra$ targeting high schools, not elementary 
or middle schools. “The toughest work in urban education today is what you do 
with large failing high schools,” Duncan told me. These schools get less study and 
less attention from charter groups and education reformers, most of whom feel 
that ninth grade is too late to begin saving kids. “Teach lor America, NewSchools 
Venture Lund, the Broad Foundation—all these folks are doing extraordinary work 
in public education,” Duncan said. “Nobody national is turning around large failing 
high schools.” (68)
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Saltman, “The Rise of Venture Philanthropy and the Ongoing Neoliberal Assault on 
Public Education/1 57.
Saltman writes:

For Broad, public schools, teacher education programs, and educational leadership 
programs are all described as businesses. The description hangs on a metaphor 
of efficient delivery of a standardized product (knowledge) all along the product 
supply chain: The product is alleged to be high quality, neutral, universally valuable 
education. The deliverable, knowledge, is positioned like product. In the case of K-12, 
knowledge, which is presumed to be universal and objective, is to be standardized, 
measured, and tested. Test scores in this view are the ultimate arbiter of educational 
quality and, like units of commodity or money, can allow for the quantification of 
growth and progress. For Broad this is called, “achievement.”(66-67)

Saltman, “T he Rise of Venture Philanthropy and the Ongoing Neoliberal Assault on 
Public Education,” 73-74.
Commenting on the end goal of the Broad model, Saltman notes:

A crucial part of venture philanthropy’s aim to radically transform public schooling 
on the model of the market involves remaking administrator preparation on the 
corporate model. The Eli and Edythe Broad Education Foundation is the most active 
and aggressive Venture Philanthropy with this focus. Broad is funding educational 
leadership training projects to recruit corporate, military, and non-profit leaders 
to public education. The Broad Foundation is also seeking to deregulate teacher 
and administrator preparation programs that will take such programs away from 
the purview' of universities and put them under the control ol private non-profit 
companies that largely embrace corporate ideology. (58)

See the Broad Report, “Connections between Eli Broad, the Parent Union (aka Parent 
Revolution, the creators of the ‘Parent 1 rigger5), and Green Dot.”
See Anderson, “Gates Foundation Gives $335 Million for Teacher Effectiveness.”
McGray reports, “.He [Barr] started a citywide group called the Los Angeles Parents 
Union, an activist alternative to the Parent-Teacher Association, in the hope of mobilizing 
foot soldiers for Green Dot’s escalating war against the district” (70). See also Anderson, 
“Gates Foundation Gives $335 Million for Teacher Effectiveness.”
Since the 2008 takeover of Alain Locke High School by Green Dot Public Schools, the 
Los Angeles Times has consistently lambasted the efforts of the LAUSD while promoting 
the promises offered by Green Dot Public Schools to educate a school populated by 
“students who return to school at various times from juvenile detention facilities” (Blume, 
“Green Dot’s Biggest lest Yet,” par. 22). From the Los Angeles Limes' September 18, 2008 
article, “Transformation of L.A. Unified’s Locke High into a Charter School is Green 
Dot’s Biggest Test Yet,” to the May 14, 2012, article “Students at Charter-run Locke 
Do Better than Nearby Peers,” the Times has attempted to denigrate public education 
in favor of a corporate model through a series of articles over the four-year period.
The Center for Research on Education Outcomes, Multiple Choice, 6.
The study can be found in the bibliography under Herman et al.
See Blume, “Locke High School’s Slow and Steady Turnaround.”
While NGLB initially w'as focused on highlighting the “achievement gap” between non
white groups and whites, data has proven that almost every school in the nation is failing 
according to NCLB standards. Arne Duncan, head of the Department of Education
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122

for President Barack Obama reported in 2009 that an estimated 82 percent of schools 
in the US could fail to meet the education goals set by NGLB.
McNeil, Contradictions of School Reform, 237.
See United States Department of Education, “Duncan Says 82 Percent of America’s 
Schools Gould ‘Fail5 Under the NGLB This Year.”
for more information on NGLB. see McNeil, Contradictions Of School Reform; Ravitch, 
The Death and Life of the Great American School System; Valenzuela et al., “Introduction lo 
The Special Issue”; and Watkins, 7he Assault on Public Education.
Steve Barr illustrates the power of corporate capital in controlling the economic interests 
of public education. Explaining the opening of his first school, he stated, “I told the 
parents, ‘When you come to this school, seven thousand dollars follows you... the rough 
sum that California paid a charter school to educate a child... That’s your money. I will 
treat that like tuition.’” According to McGray, “He promised them a school that was safe, 
local, and accountable. He said he’d need their help. And he gave everyone his home 
phone number and said that they could call him anytime. By the end of the night, he 
had a hundred and forty kids committed to his ninth-grade class. Suddenly, he said, CI 
started shaking. Pm standing in front of these parents, who have no money-—all they 
have is their kids,’ he recalled” (68).
See Blume, “LAUSD Charter Schools.”
Passed in 1740, South Carolina’s policy stated:

And whereas the having of Slaves taught to write or suffering them to be employed 
in writing may be attended with great Inconveniencies; Be it therefore Enacted by 
the Authority aforesaid, That all and every Person and Persons whatsoever, who 
shall hereafter teach or cause any Slave or Slaves to be taught to write, or shall use 
or employ any slave as a Scribe in any Manner of Writing whatsoever, hereafter 
taught to write, every such Person and Persons shall, for every such offense forfeit 
the Sum of One Hundred Pounds current Money. (Palmer, 526)

The Georgia colony founded in 1735, was established by a charter that forbade slavery 
in the colony. The ban on slavery was revoked in 1 753. The Georgia legislation in a 
similar fashion targeted literacy as a key component to preventing Black rebellions. The 
1770 law stated:
And Whereas the having of Slaves taught to write or suffering them to be employed 
in writing may be attended with great Inconveniencys, Be it therefore Enacted by 
the authority aforesaid that all and every person and persons whatsoever who shall 
here-after teach or Cause any Slave or Slaves to be taught to write or shall use or 
employ any Slave as a Scribe in any manner of writing whatsoever hereafter taught 
to write every such person or persons shall for every such Offense forfeit the Sum 
of Fifteen pounds Sterling... that ail and every person and... persons whatsoever, 
who shall here-after teach, or cause any slave or slaves to be taught to write, or 
shall use or employ any slave as a scribe, in any manner of writing whatsoever, 
hereafter taught to write, every such person or persons shall for every such Offense 
forfeit the sum of twenty pounds Sterling. (Palmer, 525-526)

Woodson, The Education Of The Negro Prior lo 1861, 5.
The reasons for the conversion of Africans during the I7lh and 18tn centuries varied. 
While some felt that it was a part of the civilization process that provided opportunity to 
rid slaves of African spiritual practices, designated as heathen, others felt it was necessary 
to pacify blacks against potential revolt and rebellion.
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Woodson writes that Turner was “precocious as a youth he had learned to read so easily 
that he did not remember when he first had that attainment.” Woodson adds:

Given unusual social and intellectual advantages, he developed into a man of 
considerable “mental ability and wide information.” His education was chiefly 
acquired in the Sunday schools in which “the textbooks for the small children 
were the ordinary speller and reader, and that for the older Negroes the Bible.”
He had received instruction also from his parents and his indulgent young master,

J. G. Turner. (64)

Rose, A Documentary History of Slavery in North America, 126.

Woodson, The Education Of The Negro Dior to 1861, 64.

Ibid., 65.

Ibid., 66.

Cornelius, "‘We Slipped and Learned to Read,

Ibid., 177.

Ibid., 180-1.

Du Bois, Black Reconstruction in America, 688.

The phrase has its origins in the works of W. E. B. Du Bois. Du Bois commented on the 
difficulty of the white working class to align their interests with that of black workers. 
Rather than attack the issue of capitalism head on, Du Bois slated:

But the poor whites and their leaders could not for a moment contemplate a fight 
of united white and black labor against the exploiters. Indeed, the natural leaders 
of the poor whites, the small farmer, the merchant, the professional man, the white 
mechanic and slave overseer, were bound to the planters and repelled from the slaves 
and even from the mass of the white laborers in two ways: first, they constituted 
the police patrol who could ride with planters and then exercise unlimited force 
upon recalcitrant or runaway slaves; and then, too, there was always a chance that 
they themselves could also become planters by saving money, by investment, by 
power of good luck; and the only heaven that attracted them was the life of the 
great Southern planter. (27)

Beginning where Du Bois leaves off, George Upsitz argues that “public policy and 
private prejudice work together to create a ‘possessive investment in whiteness’ that 
is responsible for the racialized hierarchies of our society.” Explaining the seductive 
lure of whiteness he states, “I argue that white Americans are encouraged to invest in 
whiteness, to remain true to an identity that provides them with resources, power, and 
opportunity. This whiteness is, of course, a delusion, a scientific and cultural fiction that 
like all racial identities has no valid foundation in biology or anthropology. Whiteness is, 
however, a social fact, an identity created and continued with all-too-real consequences 
for the distribution of wealth, prestige, and opportunity” (vii).

Writing on these issues, Du Bois documented extensive instances of fraud and reactionary 
opposition. He wrote:

It will be noted that in nearly all the Southern states there were continual and well- 
proven charges of peculation and misuse of public school funds. This was not a 
part of the general charge of stealing and graft, but was the fault of local county 
officials. In most cases, the leading white landholders, who took no part in the 
administration of the state, nevertheless kept their hands upon local taxation and 
assessments, and were determined that the impoverished property-holder should
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not be taxed for Negro education... During and after Reconstruction, diversion of 
school funds was common. In North Carolina, If 136,076 was collected for education 
in 1870, but the Department of Education received only $38,931. In Louisiana, 
$1,000,000 worth of bonds for the school fund were used to pay the expenses of 
the legislature in 1872. (662)

Du Bois, Black Reconstruction in America, 645.
Writing about the planter bloc’s understanding of the effect of a public education system, 
Du Bois notes:

The fact of the matter was that in the pre-war South, there were two inseparable 
obstacles to a free public school system. The first was the attitude of the owners 
of property. They did not propose under any circumstances to be taxed for the 
public education of the laboring class. They believed that laborers did not need 
education; that it made their exploitation more difficult; and that if any of them 
were really worth educating, they vyould somehow escape their condition by their 
own efforts. (641)

Watkins, The White Architects of Black Education, 23.
Ibid.
Du Bois, Black Reconstruction in America, 644.
See Anderson, The Education of Blacks in the South. 1860-1935.
The famed industrial school leader Booker T. Washington, noted in 1907, “It is a fact 
that since the idea of industrial or technical education for white people took root within 
the last few years, much more money is spent annually for such education for the whites 
than for the colored people” (cited in Marable and Mullings, 191).

:’4 Du Bois, Black Reconstruction in America, 641.

Damien M. Schnyder124

47

48

+8
50

52

53

Bibliography
Adler, Linda. “Ticketing Towards Prisons: LAUSD’s Truancy Tickets and the Pre-Prisoning 

of our Youth.” Community Rights Campaign, March 19, 2009. http.Y/wxvw.thestrategycenter. 
org/blog/2009/03/19/ticketing-towards-prisons-lausd%E2%80%99s-truancy-tickets- 
and-pre-prisoning-our-youth. .

Anderson, James D. The Education of Blacks in the South, 1860-1935. Chapel Hill: The 
University of North Carolina Press, 1988.

Anderson, Nick. “Gates Foundation Gives $335 Million for Teacher Effectiveness.” The 
Washington Post, November 20, 2009. http://wwmvashingtonpost.com/wp-dyn/content/ 
article/2009/11 /19/AR200911190221 1 .htmi.

Blume, Howard. “Fremont, Jordan and Manual Arts High Schools Will Lose Millions 
in Funding.” Los Angeles 'Times, May 5, 2011. http://latimesblogs.latimes.com/ 
lanow/2011 /05/fremont-jordan-and-manual-arts-high-schools-will-lose-millions-in- 
funding.html.

--------- . “Green Dot’s Biggest Test Yet.” Los Angeles Times, September 28, 2008. http://
articles, latimes. com/2008/sep/18/JocaI/me-locke 18.

--------- . “LAUSD Charter Schools: Locke High School’s Slow and Steady Turnaround.”
Laos Angeles Times, June 26, 2011. http://articles.latimes.com/201I/jun/26/opinion/

http://http.Y/wxvw.thestrategycenter
http://wwmvashingtonpost.com/wp-dyn/content/
http://latimesblogs.latimes.com/
http://articles.latimes.com/201I/jun/26/opinion/


Criminals, Planters, and Corporate Capitalists 

la-ed-locke-20110626.

—......... . “Students at Charter-run Locke Do Better than Nearby Peers.” Los Angeles Tunes, May
14, 2012. http://articles.Iatimes.com/2012/may/14/local/la-me-greendoi-20120514.

The Broad Report. “Connections between Eli Broad, the Parent Union (aka Parent Revolution, 
the creators of the ‘Parent Trigger1), and Green Dot,” Blog entry by Sharon Higgins, 
February 21,2010. http://thebroadreport.blogspot.eom/2010/02/connections-between- 
eli-broad-parent.html.

California Department of Education. “Homepage.” http://www.cde.ca.gov/ds/.

The Center for Research on Education Outcomes. Multiple Choice: Charter School Performance 
in 16 States. Stanford University, 2009. http://credo.stanford.edu.

Cornelius, Janet. “‘We Slipped and Learned to Read’: Slave Accounts of the Literacy 
Process, 1830-1865.” Pkylrn 44.3 (1983): 171-186.

Du Bois, W. E. B. Black Reconstruction in America, 1860-1880. New York: Free Press, 1998.

Ehrlich, Judith and Rick Goldsmith. The Most Dangerous Man in America: Daniel Ellsberg and 
the Pentagon Papers. New York City: First Run Features, 2009.

Gilmore, Ruth Wilson. Golden Gulag: Prisons, Surplus, Crisis, and Opposition in Globalizing 
California. Berkeley: University of California Press, 2007.

Herman, Joan. L., Jia Wang, Jordan Rickies, Vivian Hsu, Scott Monroe, Seth Leon, and 
Rolf Straubhaar. Evaluation of Green Dot’s Locke Tranrformation Project: Findingsfor Cohort I 
and 2 Students. University of California, Los Angeles: National Center for Research on 
Evaluation, Standards, and Student Testing, 2012. http://www.cse.ucla.edu/products/ 
reports.php.

Hing, Julianne. “Why Los Angeles Can't Ticket Students on Their Way to School.” Colorlines: 
Flewsfor Action, Last updated October 24, 2011. http://colorlines.com/archives/2011/10/ 
Ios_angeles_poiicc_cant_ticket_students_on_their_way_to_schooLnew_policy_says.html.

Kelley, Robin D. G. Race Rebels: Culture, Politics, and the Black Working Class. New York: Free 
Press, 1994.

Landsberg, Mitchell. “D.A. Defends Crime Prevention Efforts.” Los Angeles Tunes, April 
20, 2000. http://articles.latimes.com/2000/apr/20/local/me-21620.

Marable, Manning and Leith Mullings, eds. Lei Nobody Turn Us Around: Voices of Resistance, 
Reform, and Renewal: An African American Anthology. Lanham: Rowman & Litdefield, 2000.

Lipsitz, George. Possessive Investment in Whiteness. Philadelphia: Temple University Press, 2006.

Lipton, Eric. "Billionaire Brothers’ Money Plays Role in Wisconsin Dispute.” New 
York Times, February 21, 2011. http://www.nytimes.com/2011/02/22/us/22koch. 
html?pagewanted=all.

Los Angeles County District Attorney’s Office. “Abolish Chronic Truancy.” http:// 
da.lacounty.gov/cr/act.h tm.

McGray, Douglas. “The Instigator.” New Yorker, May 11, 2009, 66-74.

McNeil, Linda. Contradictions of School Rrform: Educational Costs of Standardized Testing. New 
York: Routledge, 2000.

Palmer, R. Roderick. “Colonial Statutes and Present-Day Obstacles Restricting Negro 
Education.” The Journal of Negro Education 26.4 (1957): 525-529.

The RAND Corporation. “Homepage.” Accessed May 20, 2012. http://www.rand.org.

125

http://articles.Iatimes.com/2012/may/14/local/la-me-greendoi-20120514
http://thebroadreport.blogspot.eom/2010/02/connections-between-eli-broad-parent.html
http://thebroadreport.blogspot.eom/2010/02/connections-between-eli-broad-parent.html
http://www.cde.ca.gov/ds/
http://credo.stanford.edu
http://www.cse.ucla.edu/products/
http://colorlines.com/archives/2011/10/
http://articles.latimes.com/2000/apr/20/local/me-21620
http://www.nytimes.com/2011/02/22/us/22koch
http://www.rand.org


Ravitch, Diane. The Death and Life of the Great American School System: How Testing and Choice 
Are Undermining Education. New York: Basic Books, 2010.

Rose, Willie Lee Nichols. A Documentary History of Slavery in North America. Athens: University 
of Georgia Press, 1999.

Saltman, Kenneth. “The Rise of Venture Philanthropy and the Ongoing Neoliberal 
Assault on Public Education: The Eli and Edythe Broad foundation.” In The Assault on 
Public Education: Confronting the Politics of Corporate School Reform, edited by VWlliam Watkins, 
55-78. New York: Teachers College Press, 2011.

Smith, Christal. “Can a Hostile Takeover Help a Desperate Inner City High School?.” 
Huffington Post, November 17, 2011. http://www.huffingtonpost.com/christal-smith/ 
can-a-hostile-takeover-he_b_199672.html.

Turner, Susan, Terry Fain, Amber Sehgal, with Jitahadi Imara, Davida Davies, and Apryl 
Harris. Los Angeles County Juvenile Justice Crime Prevention Act- Fiscal Tear 2004-2005 Report. 
Santa Monica, CA: RAND, 2004-2005. http://www.rand.org/pubs/working_papers/ 
WR218.html.

United States Department of Education. "Duncan Says 82 Percent of America’s Schools 
Could ‘Fail’ Under NCLB This Year,” Edgoo. http://www.ed.gov/news/press-releases/ 
duncan-says-82-percent-americas-schools-could-fail-under-ncIb-year.

Valenzuela, Angela, Linda Prieto, and Madlene P. Hamilton. “Introduction to the Special 
Issue: No Child Left Behind (NCLB) and Minority Youth: What the Qualitative Evidence 
Suggests.” Anthropology & Education Quarterly 38.1 (2007): 1-8.

Watkins, William H. The White Architects of Black Education: Ideology and Power in America, 
1865-1954. New York: Teachers College Press, 2001.

Watkins, William H. The Assault on Public Education; Confronting the Politics of Corporate School 
Reform. New York: Teachers College Press, 2011.

Woodson, C. G. The Education Of The Negro Prior To 1861: A History of the Education of 
the Cobred People of the United Slates from the Beginning of Slavery to the Civil War. Reprint. 
Project Gutenberg, 2004. andromeda.rutgers.edu/.../The_Education_Of_The_NegroJR 
pdf?q=negroes.

Damien M. Schnyder126

http://www.huffingtonpost.com/christal-smith/
http://www.rand.org/pubs/working_papers/
http://www.ed.gov/news/press-releases/


Black California Breamin’

Reversed Gains?: Aerican-Americans and Foreclosures in the 
Los Angeles Metropolitan Area, 2008-2009

Emily Tumpson Molina

By 2010, California had one of the highest rates of foreclosure in the country. 
Twelve percent of the state's housing stock was in foreclsoure.1 The foreclosure 
crisis has seen people thrown out of their homes, their credit ruined, and of course, 
people in much emotional pain. However, the effects of the foreclosure crisis have 
disproportionately affected some communities more than others. The areas hit the
hardest in California were its Central Valley...-especially the cities of Modesto,
Merced, Stockton, and Bakersfield—and the Inland Empire area just east of Los 
Angeles, areas where many blacks and Latinos have settled. Indeed, while the 
median foreclosure rate2 for neighborhoods in Los Angeles and the Inland Empire3 
during the 2008-2009 period stood at 1.3 percent,4 black neighborhoods experienced 
a foreclosure rate of nearly 2 percent.4

While research has documented clear racial disparities in foreclosure rates due 
largely to uneven patterns of subprime lending, it remains unclear whether all 
neighborhoods with sizable black populations have been affected similarly. Have 
urban neighborhoods and suburban neighborhoods experienced comparable 
volumes of foreclosures? Past research suggests that predominantly black urban 
neighborhoods were particularly targeted in early subprime mortgage marketing.6 
Given the high levels of black suburbanization in the Los Angeles area, how have 
these new and diverse communities on the urban fringe been affected? How 
do foreclosure rates in urban Watts, for example, differ from those in exurban 
Moreno Wiley, both of which have large black populations? Given that suburban 
and exurban communities have generally experienced higher foreclosure rates, are 
higher foreclosure rates in Moreno Valley due primarily to its exurban location or 
to its racial composition?7 And why do uneven concentrations of foreclosures matter, 
particularly for suburban communities?

In this essay, I offer a detailed description of patterns of foreclosures at the census 
tract level in metropolitan Los Angeles, paying special attention to the exurban 
Inland Empire of San Bernardino and Riverside counties, where large numbers 
of blacks and Latinos have settled in the last twenty years and where the bulk 
of foreclosures in the region have taken place. I find that rates of foreclosure are 
consistently higher in black neighborhoods regardless if these neighborhoods are
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urban, suburban, or exurban in character. However, the highest levels of foreclosure 
are in black exurban communities, like those found in the Inland Empire. These 
foreclosure patterns continue the long history of housing inequality in California 
and elsewhere and represent a reversal of many of the gains in social mobility made 
by African-Americans since the Civil Rights Era.

Race, Housing, and Lending

Historically, housing has been a “centerpiece of opportunity” in America.8 Home 
ownership has served as a major vehicle of upward mobility in the United States, 
especially in the post-World War II period.9 Persistent residential segregation and 
lending discrimination, however, have prevented African-Americans and Latinos 
from purchasing homes and building home equity at the same rates as whites.10 
Home ownership also has racialized disadvantages: black and Latino homeowners 
often live in lower-income, more dangerous neighborhoods with worse schools and 
lower property values than their white counterparts, regardless of income and 
education.11 These findings are particularly significant given that blacks and Latinos 
tend to have more household wealth tied to home ownership than whites.12

These findings are also significant given the disturbing recent trends in mortgage 
lending, namely, the growth of the “subprime”-- or high-risk—lending industry. 
While blacks and Latinos suffered from redlining in the 1980s, during the last two 
decades, black households have been more likely to receive credit, but at higher 
costs and rates than their white counterparts.13 As a result, black households 
and neighborhoods with more black residents are disproportionately affected by 
foreclosures.14 Thus, the effects of the collapse of the housing market on black wealth 
have been especially severe.13

What remains unclear is whether all black neighborhoods were impacted 
similarly during the height of the foreclosure crisis in 2008 and 2009. Are there 
predominantly black communities that were more highly impacted than others and 
if so, where? There is reason to suspect that older urban and inner-ring suburban 
tracts experienced a foreclosure crisis in the mid-2000s before the national crisis 
occurred beginning in 2007 due to subprime marketing efforts in the 1990s.16 
In addition, subprime mortgage companies concentrated much of their business 
in the newer neighborhoods on the urban fringe in the exurban communities of 
Riverside and San Bernardino counties, putting neighborhoods there at particular 
risk for high rates of foreclosure. Thus, it may be that suburban and exurban 
tracts with large black populations experienced significantly more foreclosures than 
their urban counterparts in 2008 and 2009. Did urban neighborhoods experience 
more of a negative impact from the foreclosure crisis than suburban or newer 
exurban communities due to early patterns of subprime lending? Or have exurban 
communities experienced a higher volume of foreclosures? And why might the 
uneven concentration of foreclosures matter for black neighborhoods in the Los 
Angeles-Inland Empire region?

Emily Tumpson Molina
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Los Angeles and the Inland Empire

A detailed examination of the impact of the foreclosure crisis in the Los Angeles 
metropolitan area-—including the Inland Empire—is lacking, and it is particularly 
important for two major reasons. First, since 2007, California has consistently ranked 
within the top four states with the highest foreclosure rates, along with Nevada, 
Arizona, and Florida. Within California, foreclosures tend to be concentrated in 
the Central Valley and Inland Empire just cast of Los Angeles, consisting of fast
growing exurban San Bernardino and Riverside counties. Thus, a careful analysis 
of how the foreclosure crisis has impacted neighborhoods within the metropolitan 
region is crucial to a comprehensive understanding of the impact of the crisis on 
neighborhoods within California and across the Sunbelt.

Second, the Los Angeles-Inland Empire region is tremendously diverse. Owing 
to the migration of many households of color out of expensive and at times crime- 
ridden parts of Los Angeles County, the exurban Inland Empire is among the most 
diverse regions in the nation, including significant numbers of African-Americans, 
Asians, Latinos, and non-Hispanic whites. In 2000, the region was 40 percent Latino, 
39 percent non-Hispanic white, 10 percent Asian, and 8 percent African-American. 
At the same time, there were 1,644 neighborhoods with higher than average 
proportions of whites, 1,391 neighborhoods with higher than average proportions 
of Latinos, 713 neighborhoods with higher than average proportions of African- 
Americans, and 954 neighborhoods with higher than average proportions of Asians. 
Older, inner-ring suburban bedroom communities in the region are also highly 
diverse, with African-Americans and Latinos in the majority in many older suburban 
neighborhoods. The diversity of the region’s suburban and exurban neighborhoods 
provide an unparalleled opportunity to identify the varying relationships between 
neighborhood characteristics and foreclosures.

Data and Methods

In order to examine potentially disparate rates of foreclosure, I use a unique 
dataset that combines all foreclosures in Los Angeles, Riverside, and San Bernardino 
counties between 2008 and 2009 from DataQuick, Inc. with neighborhood 
demographic data from the 2000 US census. I used two analytic strategies to 
determine the relationship between neighborhood characteristics and foreclosures. 
First, I performed a spatial analysis by mapping foreclosure counts and rates and 
demographic characteristics in the region. Second, I regressed total foreclosures on 
a host of neighborhood characteristics to tease out the overall relationship between 
the proportion of black residents, neighborhood location, and foreclosures in the 
Los Angeles area.
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Variables

The dependent variable of interest was the foreclosure rate, which was logged 
to reduce skew. Based on the existing literature, I examined a total of eight 
neighborhood-level variables and their relationships to neighborhood foreclosure 
rates: neighborhood location (urban, suburban, or exurban), neighborhood racial 
composition, median income, owner-occupancy rate, median property value, and 
the change in median property value between 2005 and 2007.1/ Because this study 
focuses on the major dimensions of spatial inequality in the Los Angeles area, three 
sets of focal independent variables were of particular interest: neighborhood location, 
neighborhood racial composition, and neighborhood class.

Findings

Descriptive statistics

Over the period 2008-2009, neighborhoods in Los Angeles and the Inland 
Empire experienced an average of 54 foreclosures, a foreclosure rate of almost 3 
percent. The median foreclosure rate was about 1 percent less, indicating that some 
tracts in the sample experienced very large numbers of foreclosures. Indeed, one 
tract saw 2,529 foreclosures, a foreclosure rate of 91.2 percent over the two-year 
period. The mean and median foreclosure rates differ strongly by whether the 
neighborhood location was urban, suburban, or exurban. The average foreclosure 
rales for urban and suburban neighborhoods were 1.2 percent and 1.9 percent 
respectively, while the average foreclosure rate for exurban tracts was 5.1 percent. 
Of tracts with foreclosure rates higher than the region’s average, the majority was 
indeed exurban. Forty-two percent are located in Los Angeles County while 58 
percent are located in the Inland Empire, an extreme overrepresentation. The whole 
of tracts with very high foreclosure rates (>25 percent) are exurban. In addition, of 
tracts with higher than average rates of foreclosure, 35 percent have higher than 
average proportions of black residents, while these neighborhoods make up only 25 
percent of the region’s neighborhoods on the whole.

Maps 1 and 2 provide a better look at the distribution of foreclosures in the 
region. Map 1 identifies neighborhoods with larger black populations, which tend 
to be clustered along the 110 and 105 freeways in Los Angeles County, in parts 
of Pasadena, and in the exurban communities of Lancaster and Palmdale. In 
Riverside and San Bernardino, blacks are concentrated in exurban Fontana, Rialto, 
Riverside, and Moreno Valley. Map 2 layers the distribution of foreclosures over 
the proportion of blacks in neighborhoods throughout the region. Foreclosures tend 
to be clustered around the areas with large black populations in all three counties. 
However, foreclosures are also clustered in Los Angeles County’s San Fernando 
Valley, Norwalk, and West Covina, San Bernardino County’s Victorville, Apple 
Valley, and Rancho Cucamonga and in Riverside County’s Hemet and Murrieta, all 
of which have relatively small black populations. In San Bernardino and Riverside
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Table 1. Summary of Foreclosures and Neighborhood Characteristics, Los Angeles-Inland 
Empire Region

Neighborhood
characteristics

SD Median 75%N 25% MinMean Max

0.03Foreclosure
Rate

2608 0 0.03 00.05 0.01 0.91

54Total
Foreclosures

2608 6 50 0123 50 2529

County 2463
Los Angeles 76.5
Riverside 13.8
San Bernardino 9.6

Place 2608
Urban 12.7
Suburban 54.5
Exurban 32.8

% White, 2000 7.9 61.836.1 32.22608 28.4 94.90
8.7% Black, 2000 2608 1.5 8.93.414.1 0 91.1

% Latino, 2000 42.1 64.22608 17 2.328 36.9 98.4
% Asian, 2000 102608 1.9 11.612.9 5.4 81.80
Median 
Household 
Income, 2000

$45,991 $22,941 $30,100 $41,401 $55,441 $200K2608 $6,310

% Owner- 
occupied, 2000

72.350.3 29.3 50.72680 25.5 1000

vledian
Property Value, 
2007

$395K $476K $590K $50K$541,796 $308,434 $45M2563

% Change 
in median 
iroperty value, 
2005-2007

00.1 2.12547 0.07 -0.740.2 3.9
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Map 1. Black Population by Census Tract, 2000
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counties, older neighborhoods in and around the anchoring cities of San Bernardino 
and Riverside have also experienced high densities of foreclosures.

It appears as though foreclosures tend to be concentrated in black communities, 
but many of these communities are also suburban or exurban and have larger Latino 
populations, higher poverty rates, and other varying neighborhood characteristics. It 
may be that foreclosures are concentrated in black communities as a result of these 
neighborhood characteristics rather than racial composition per se. Thus, a more 
detailed multivariate model is needed to tease out the most salient relationships 
between neighborhood characteristics and foreclosure rates.

Multivariate Results

Table 2 presents four Ordinary Least Squares (OLS) models of foreclosure 
rates in the Los Angeles region. I began by estimating the overall effects of the 
control variables—median home sales price in 2007 and the percent change in tract 
housing values between 2005 and 2007-—on foreclosure rates in the region. Model 1 
estimates these effects. Interestingly, only median properly values were significantly 
associated with foreclosure rates, with higher median sales prices associated with 
lower foreclosure rates. However, the changes in median property values between 
2005 and 2007 were not significantly related to foreclosure rates during the 2008
2009 period, as some research using shorter time periods suggests.58

Taking into account these effects, Model 2 estimates the effects of neighborhood 
location, with urban as the omitted category. Surprisingly, suburban location was not 
significant, despite the concentrations of foreclosures in older inner-ring suburban 
communities, especially in Los Angeles County. Exurban location, however, was 
highly significant. Including property value and neighborhood location variables 
accounted for about 24 percent of the variation in tract foreclosure rates in the 
region.

Model 3 estimates the effects of neighborhood racial composition, controlling 
for the effects of location and property values. While the percentage of Latinos was 
not significantly related to foreclosure rates, the percentage of African-Americans 
and Asians were. The insignificant relationship between the percentage of Latinos 
and foreclosure rates is likely due to the omission of neighborhood class variables 
that are included in the following model. After controlling for neighborhood race 
variables, both suburban and exurban effects were highly significant, and the model 
accounted for about 30 percent of the variation in foreclosure rates.

Finally, Model 4 estimates the effects of neighborhood class while controlling 
for property values, location, and neighborhood racial composition. Foreclosure 
rates were significantly higher in neighborhoods with lower median incomes and 
higher owner-occupancy rates. After accounting for the effects of neighborhood 
socioeconomic characteristics, the effects of neighborhood racial composition 
increased and remained highly significant. Foreclosure rates were significantly 
higher in black and Latino neighborhoods and lower in Asian neighborhoods on
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Table 2. OLS Resulis Predicting Tract Foreclosures Rate in Los Angeles Region, 2008
2009

Neighborhood Covarities (3) Race(1) Controls (2) Location (4) Class

Suburban 0.194**0.07 0.114*

(0.064)(0.062) (0.049)
Exurban 0.573*** 0.745*** 0.455***

(0.083)(0.077) (0.067)
% Black, 2000 (increments of 10%) 0.067*** 0.1***

(0.017) (0.014)
% Latino, 2000 (increments of 10%) 0.005 0.082***

(0.012) (0.010)
O' Asian, 2000 (increments of 10%) -0.269*** -0.243***/o

(0.019) (0.014)
Median Household Income, 2000 -0.863***

(0.142)
% Owner-occupied, 2000 0.046***

(0.002)

Median Property Value, 2007 -1.42*** -1.123***-1.554*** -1.037***
(0.076) (0.092)(0.0776) (0.103)

% Change in median property 
value, 2005-2007

-0.0411 0.071 -0.231 0.073

(0.160)(0.160) (0.158) (0.118)
Constant 1.719*** 0.961** -0.111 6.094***

(0.416)(0.300) (0.315) (1.210)
Observations 2,444 2,444 2,444 2,444
R-squared 0.3010.209 0.238 0.628

Robost standard errors in parentheses, p<0.001, *p<0.01, *p<0.05***
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average. They were also significantly higher in suburban and exurban communities. 
Absent measures of the extent of subprime lending, these results are largely reflective 
of patterns of high-cost lending that disproportionately affected blacks and Latinos. 
This full model accounts for about 63 percent of the variation in tract foreclosure 
rates in the Los Angeles-Inland Empire region.

There were significantly more foreclosures in black neighborhoods on the whole 
in the region, but were all black neighborhoods affected similarly? I estimated models 
for urban, suburban, and exurban neighborhoods separately, and the effect of the 
proportion of blacks was consistent across these distinct neighborhood types. That is, 
the effect of the proportion of blacks on foreclosures was similar in urban, suburban, 
and exurban neighborhoods. However, because foreclosure rates in the exurbs were 
so much higher than in urban and older suburban communities in the region, 
exurban neighborhoods with larger black populations generally experienced more 
foreclosures on average than urban neighborhoods with similar black populations.

Conclusions

The analysis presented in this chapter identifies the kinds of neighborhoods 
that have been most impacted by foreclosures during 2008 and 2009 in the Los 
Angeles metropolitan area and explores whether some neighborhoods with larger 
black populations were more heavily impacted by foreclosures than others. Census 
tracts in the region experienced an average 54 foreclosures during 2008 and 2009, 
which resulted in an average tract foreclosure rate of nearly 3 percent. As in some 
other cities in the Sunbelt and elsewhere, foreclosures were concentrated in both 
older suburban and newer exurban communities, in predominantly black and Latino 
communities, and in poorer communities (both in income and in property values.)

While the relationship between the proportion of blacks and neighborhood 
foreclosures was similar across urban, suburban, and exurban neighborhoods, 
practically speaking, there were significantly more foreclosures in older suburban 
and newer exurban neighborhoods than in urban tracts. Specifically, communities in 
and around the older suburban bedroom communities of Inglewood and Compton in 
Los Angeles County, and the exurban communities of Lancaster, Palmdale, .Fontana, 
Rialto, and Moreno Valley were heavily impacted by foreclosures during this period. 
These are largely suburban and exurban communities where more blacks and 
Latinos are concentrated in the region. Many of these exurban communities were 
destinations for black households migrating from Los Angeles County in the 1980s 
and 1990s seeking cheaper, newer housing, safer neighborhoods, and better schools. 
Once destinations for the black middle class, many of these communities are now 
at particular risk for decline.

Concentrated foreclosures within black neighborhoods in the LA region represent 
a reversal of many of the gains in social mobility made since the Civil Rights Era. 
As Jesus Hernandez argues, “The concentration of loans with high foreclosure 
rates brings a social and financial vulnerability to targeted neighborhoods, leaving
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5319 Foreclosures have not onlythem highly unstable in times of economic crisis, 
affected the wealth and well-being of families who have experienced foreclosure
directly, but they are also associated with property value declines for neighbors who 
have not experienced foreclosure, increased neighborhood crime rates, decreased 
neighborhood quality, and accelerated racial transition.20 Such consequences are 
likely to be lasting in a climate of widespread public disinvestment, as neighborhoods 
and cities have fewer resources to draw upon to stave off the negative effects of 
foreclosure.

Indeed, California governments arc especially reliant on revenue from the 
housing and construction sectors. As Swanstrom, Chappie, and Immergluck argue:

Limits on property tax increases via Proposition 13 create a distinctive 
fiscal structure in CA municipalities. Since reassessments only occur 
when properties change hands, a disproportionate share of property tax 
revenue comes from new homebuyers, and cities depend on a hot local 
market. Furthermore, they expect revenue from development impact 
fees to support much of their infrastructure costs and even general 
operating budgets.21

Foreclosures impact local revenue holdings, and the unsustainable reliance on 
the housing market to fuel local budgets in California leaves communities heavily 
impacted by foreclosures especially vulnerable in an economic downturn.

However, foreclosure rates measure only the initial impact of the foreclosure 
crisis. The eventual outcomes of foreclosed properties offer a better picture of how 
foreclosures may have a lasting impact on neighborhoods. While some researchers 
assume that the neighborhoods initially impacted with the highest concentrations of 
foreclosures experience the most lasting negative effects, this may not be the case, 
particularly in the “hot” housing market of Southern California. The long-term 
negative effects of concentrated foreclosures are primarily a result of vacancies from 
foreclosure rather than simply the foreclosures themselves.

Foreclosure rates are highest in suburban and exurban communities, in poorer 
communities, and in communities with more black and Latino residents. But there 
is evidence that foreclosed properties are selling quicker in exurban communities, 
potentially mitigating some of the negative effects of foreclosures, although it is still 
unclear who is buying these properties. Indeed, initial results suggest that foreclosed 
properties are much more likely to remain vacant in black neighborhoods, particularly 
in urban and older inner-ring suburban communities, bringing attendant problems 
with pests, garbage, vandalism, and other environmental hazards that come with 
unattended properties. That the foreclosure crisis has been “experienced primarily 
in racial terms” makes it almost certain that its consequences will fall along racial 
lines as well,23 These consequences are likely to shape the life chances of future 
generations. Identifying the impact of the crisis is not only crucial to ameliorating 
its detrimental effects, but it is also necessary in the effort to uncover how racial

22
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inequality has been maintained-—indeed, potentially strengthened—through the 
current economic crisis.

Notes
1 See Bocian et al., “Dreams Deferred.”
2 The foreclosure rate is derived by dividing the total number of foreclosures in 2008-2009 

by the estimated total number of housing units in 2007.
3 The inland Empire refers to San Bernardino and Riverside counties.
4 Defined as census tracts with larger than the region’s average proportion of black 

residents.
See Bocian et al., “Dreams Deferred.”
See Immergluck, Foreclosed.

' See Immergluck, “Neighborhoods in the Wake of the Debacle.”
8 See Carr and Kutty, Segregation.
3 See Oliver and Shapiro, Black Wealth/White Wealth.

See Alba and Logan, “Assimilation and Stratification in the Homeownership Patterns 
of Racial and Ethnic Groups”; Charles, Won’t You Be My Neighbor, Flippen, “Racial 
and Ethnic Inequality in Homeownership and Housing Equity”; Krivo and Kaufman, 
“Housing and Wealth Inequality.” See also Oliver and Shapiro, Black Wealth/White Wealth.
Flippen, “Racial and Ethnic Inequality in Homeownership and Housing Equity”; Oliver 
and Shapiro, Black Wealth/White Wealth; Patillo-McGoy, Black Picket Fences.
See also Alba and Logan, ‘Assimilation and Stratification in the Homeownership Patterns 
of Racial and Ethnic Groups”; Oliver and Shapiro, Black Wealth/Whiie Wealth.
Calern, Gillen, and Wachter, “The Neighborhood Distribution of Subprime Mortgage 
Lending”; Galem, Hershaf, and Wachter. “Neighborhood Patterns of Subprime 
Lending”; and Immergluck, Foreclosed.
See Bocian et al., “Dreams Deferred”; Goldstein and Urevick-Ackelsberg, “Subprime 
Lending, Mortgage Foreclosures and Race”; Immergluck, Foreclosed; Kingsley, Smith, 
and Price, “The Impacts of Foreclosures on families and Communities”; Rivera et ak, 
“Foreclosed: State of the Dream 2008”; and Rugb and Massey “Racial Segregation and 
the American Foreclosure Crisis.”
See Taylor et al., “Twenty-to-One.”
See Immergluck, Foreclosed.

17 A more detailed explanation of measures used can be found in the Appendix.
See Ong and Pfeiffer, “Spatial Variation in foreclosures in Los Angeles.”
Llernandez, “Redlining Revisited,” 292.
See Baxter and Lauria, “Residential Mortgage Foreclosure and Neighborhood Change”; 
Flarding, Rosenblatt, and Yao, “The Contagion Effect of Foreclosed Properties”; 
Immergluck and Smith, “The External Costs of Foreclosure”; Immergluck and Smith, 
“The Impact of Single Family'- Mortgage Foreclosures on Crime”; Schuetz, Been, and 
Ellen, “Neighborhood Effects of Concentrated Mortgage Foreclosures.”

G

iO

12

13

14

15

16

18

19

20



Emily 'lumpson Molina 

Swanstrom, Chappie, and Immergluck, “Regional Resilience in the Face of Foreclosures,”
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22 See Immergluck and Smith, “The External Costs of Foreclosure.”

See Rugh and Massey, “Racial Segregation and the American Foreclosure Crisis.23
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Appendix: Discussion of Measures

Location

According to recent research by Immergluck and Hanlon on foreclosures and 
on suburban decline, foreclosures are likely to be concentrated in suburban and 
exurban neighborhoods. Following Holliday and Dwyer and others, I began by 
defining suburban neighborhoods as those with more than 50 percent of their 
housing built between 1940 and 1969. I defined exurban neighborhoods as those 
with more than 50 percent of their housing built from 1970 on. Urban tracts were 
those that were not suburban or exurban, but had more than 50 percent of their 
housing built before 1940.

Because housing is newer in the South and West compared to the North and 
Midwest—the median year homes were built in this sample was 1962—using this 
scheme resulted in very few tracts being coded urban (Map 2). As an alternative, 
urban, suburban, and exurban tracts were identified based on the natural breaking 
points of the housing age data for the region. Based on these natural breaking points, 
tracts with a median housing age between 1939 and 1951 were coded urban. Tracts 
with a median housing age between 1952 and 1978 wrere considered suburban. 
Tracts with a median housing age between 1979 and 1999 were exurban. This 
scheme roughly (but not entirely) corresponds to distance to the city center.

In addition to providing a region-specific definition of urban, suburban, and 
exurban, the additional advantage to this definition is that it serves as a proxy for 
housing development through 2000. As a result, some tracts that would be defined 
suburban based on their relative location to a city center arc considered exurban. 
The definitions used here satisfy another goal: to differentiate aging suburbs from 
developing suburbs, regardless of their distance from downtown Los Angeles or 
other anchoring cities in the region.

Race

Due largely to patterns of subprime lending and inequalities in property values, 
neighborhood race variables are likely to be significantly related to foreclosure rates. 
Neighborhood racial composition was measured as percent black, percent Latino, 
and percent Asian at the census tract level (percent white was omitted to avoid 
collinearity issues). Additional models also collapsed percent black and Latino, but 
foreclosure rates in black and Latino neighborhoods differed enough to warrant 
separate measures. Percent black, Latino, and Asian are not highly correlated in 
the Los Angeles-Inland Empire region (Table 1).

Class

Neighborhood “class” was measured by tract median income, poverty rate, 
percent owner-occupied, and percent college educated. Because percent college 
educated was highly correlated with tract income and poverty rates, it was dropped
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for this analysis. Median income and poverty rates were also highly collinear, so 
median income was included to better assess the impact of concentrated foreclosures 
in middle-income and affluent tracts.

Controls

Previous research has noted that property values, particularly the dramatic 
decline in property values in many communities in Southern California, are highly 
correlated with foreclosure rates. Properties in tracts with lower property values and/ 
or a larger decline in values are much more likely to enter foreclosure. As property 
values rose dramatically over the 2000s and fell just as dramatically beginning in 
2007 resulting in the “underwater mortgages,” fueling widespread foreclosures in 
tracts with lower or falling property values. Thus, I included the median sales price 
of properties in 2007 and the percent change in median sales prices between 2005 
and 2007 at the tract level to account for these effects and to belter isolate the effects 
of the neighborhood location, race, and class.



Black California Dreamin1

Season of Change

Erin Aubry Kaplan

One morning in 1999, I was sitting in the kitchen of my upstairs apartment 
in Mid-City LA, having coffee with my downstairs neighbor and longtime friend, 
Bernice. These were relatively good times, before Bush and 9/11, before our most 
recent wars in the Middle East and all the big, seemingly intractable troubles that 
swept in with the new millennium and made racial inequality seem small and 
almost quaint by comparison. That was all a little ways off. In the late 1990s in 
Los Angeles, we were still living in the long aftermath of the 1992 civil unrest, 
the biggest civil disturbance in America during the twentieth century. For all the 
destruction it had wrought, the unrest had thrust the whole issue of black people 
into public consciousness at a critical moment, just as political conservatism was 
shifting into high gear. The unrest had at least given people pause. That morning 
Bernice and I were talking about injustice, as we did almost every time we talked, 
with a mix of easy familiarity and agitation that characterize the talks black people 
routinely have about what still needs to be done and how far we have to go. It's a 
conversation Tve heard all my life. For us, talking about the state of the race is like 
talking about the seasons: things change and stay the same in very predictable wayrs 
at roughly equal rates. But it's never a closed subject. Seasons happen every year, 
but never in the same way twice, and it’s the subtle differences within a cycle of 
sameness on which black folks had come to pin their hopes for justice. We no longer 
expected a revolution or a revolt at the level of the events in 1992; in the modern 
age we had come to believe we could successfully compromise with reality, that 
despite the rising conservatism there was enough fairness left in the atmosphere to 
hammer out the small details that would make all the difference for us. It was just 
a matter of time. It was always a matter of time.

It was spring, and the sky was warm and clear of the gray overhang of fog typical 
of morning. The sun beamed in through my louvered windows that faced west to 
mid-Wilshire, and beyond that, to Beverly Hills. I was feeling more encouraged than 
usual, more confident that the particular inequality on the table today—Bernice 
was telling me about a black co-worker who’cl been repeatedly passed over for 
promotions—would be soon addressed. Surveying the streets warmed by the mild 
weather and limned by sidewalks that looked as if they were waiting for someone 
or something to fill them—like a movie set—I felt genuinely hopeful. Black people 
should, and would, fill this space, I thought. Who else deserved it more?



Bernice said something about a Latino getting the job because her co-worker 
didn’t speak Spanish. I nodded and waited for her to say something encouraging, 
to remind me that she herself spoke passable Spanish and that black folks, including 
her co-worker, would help themselves if they followed suit. Instead she sighed and 
stared out of the louvers, knitting her fingers together. Then she blurted out: “I’m 
tired of Latinos.” She looked immediately troubled by her own words, like she’d 
just been forced into a confession. I was surprised. Bernice was older than me by a 
generation and she had an infallible, almost belligerent brand of optimism forged 
in the 1960s. She was social and loved parties, people, and cultures of all kinds. She 
was a big fan of motivational speakers and firmly believed in the power of positive 
thinking. So the remark about Latinos sounded different to my ears, colored with a 
wistful resignation and regret Ld never heard from her before. Later, I realized that 
what Bernice was telling me that morning was that there was change in the black 
world that we tried eternally to fix over coffee, but it was not the sort of change we 
were comfortable opposing and taking apart, like drugs or bad schools. We could 
not lix or get angry about or even discuss this new trouble. It was only something to 
accept; while not designed to hurt black folks, this change was going to take a toll 
on us nonetheless. By 1999, that toll was well under way, which Bernice recognized 
in a flash as she sat looking out the window contemplating the fate of her co-worker. 
Fm tired ofLatinos. I nodded but didn’t respond; there seemed no need to. After that 
morning we said nothing more about it.

In 2001, Bernice moved out of that Mid-City apartment building and back to 
Leimert Park, the predominantly black middle-class neighborhood where she had 
grown up. Her block on the eastern edge of Leimert that bordered South Central 
was not the same; it was less genteel than It had been forty years earlier, and had 
a lot more Latino families. I got married and bought a home with my husband in 
a virtually all-black gated community in Inglewood that had once been all-white; 
the only Latinos on the premises were those employed to keep up the lush, park-like 
greenery that had drawn us to the community in the first place. The complex was a 
bubble, a cozy bulwark against the black-to-Latino demographic shift in Inglewood 
that sat in the middle of Inglewood Itself. A few years later we bought a house a 
mile away and prepared to move again. I wasn’t very keen on the move—I had 
become pleasantly hypnotized by life in the bubble-—but my husband was convinced 
that owning a real house with a real backyard was a necessary step up, official 
confirmation that he and I were living the American dream on schedule. It was 
also a step out into the world and the elements of demographic change and other 
urban-core realities that I really didn’t have to think about living in the bubble, nor 
in the Mid-City apartment that, while certainly out in the elements, was closer in 
many ways to the affluent and aspirational Westside than to Inglewood.

Our new Inglewood house was fine, but it was right off the main drag, Crenshaw 
Boulevard. Crenshaw had the same issues that touched the whole city, but on my 
end of town it was also a bulwark. Blacks lived almost exclusively in houses east of
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the boulevard, Latinos in smaller houses and apartment buildings west of it. Blacks 
lived on both sides of Crenshaw, but very few Latinos lived east of the boulevard. 
The scenario helped me maintain a certain distance in my mind not simply from 
Latinos, but from what their growing presence meant. I didn’t want to think too 
hard about it. I preferred it that way. I liked the camaraderie on my block amongst 
the black families and retirees and wanted to enjoy it as long as possible; this was 
the world I had grown up in, in South Central many years ago, and though my 
new block wasn’t methodically preserved like a gated community, it was idyllic in 
other ways.

We settled in. A couple of years later we got a dog, then another one. I began 
relaxing and enjoying the house, starting with the fact that I even had one at all. As 
my husband insisted, the house did mean something. The relaxing wasn’t automatic; 
embracing this home was more like lowering myself slowly into a swimming pool 
filled with water that was clear but forbiddingly cold. But the embrace happened. 
On the best days I was as hopeful about my future here as 1 had been about the 
future of the race in my conversations with Bernice across town. Yet that kind 
of hope had been abstract, while this kind was concrete, built up day after day 
of living uneventfully, even happily, in the house east of Crenshaw. It was a self- 
perpetuating hope that was making that subtle but critical difference within the 
perennial sameness of black reality, shifting the compass just enough in the right 
direction to stake out and hold onto a bit of justice. I would take it.
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II

It is 2006. I’ve made friends with my neighbor around the comer, Shelton. On 
my daily walks with the dogs I encounter him outside his house several times a week, 
watering the lawn, and I always pause to chat. Our conversations move from his 
front lawn to the upstairs kitchen in my old apartment, and after exchanging a few 
niceties—how are the dogs, how is your wife—we pick up the running conversation 
on race, which now includes a running conversation about Inglewood itself. Shelton 
has his criticisms of the city, but overall he feels like I feel: that Inglewood is solid 
territory worth defending, that it is ours. And then one morning Shelton tells me he 
is selling his house. He looks a little sheepish. I take the news hard, with a low, hot 
flame of panic and a feeling of loss that threatens to undo in a moment all the good 
feelings about the neighborhood that have been accumulating over the last several 
years. The sense of loss goes wrell beyond the prospect of losing a friend I’ve made 
on my morning rounds with the dogs, someone I had begun to consider inviting 
to dinner. The loss is not about our friendship or me. It is much bigger than that, 
Inglewood needs him.

I didn’t know the city wras in such need until this announcement and I suddenly 
saw his departure like a small hole in a dyke in which all the water will eventually 
run through, empty out. It’s not the size of the hole but what it does, what it allows 
to be done. Shelton is young, in his 30s. And of course he is black, like most of the



rest of us living in this corner of a city—conceived as a suburb that borders both 
hard-luck South Central and the beachy, quintessentially California enclaves of 
South Bay. Shelton and his wife moved here less than two years ago. Their block 
is long and lovely, the one I never tire of walking. It’s gently uphill from my own 
block in the east-of-Crenshaw enclave called Century Heights, which is one of those 
LA real-estate monikers that makes sense in this case. Century Heights has many 
things realtors eagerly describe as “charming”: sculpted lawns that occasionally burst 
into bonsai or tropical themes, homey 1950s architecture, and ample backyards. 
It’s the essence of civility and middle-class pride of ownership that has prevailed 
in Inglewood for decades, ever since its inception in the early 1900s as a bedroom 
community strictly lor whites; it retained that exclusiveness later when it became a 
residential outpost for the aerospace industry that boomed in the South Bay after 
World War IT. When the racial covenants dissolved in the late 1940s, white flight 
steadily followed, but the blacks who moved in kept the spruced-up look of Inglewood, 
perhaps to prove that they had inherited something wonderful, something worth 
keeping rather than something tainted that had to be given up.

They were half successful. Century Heights has endured, but its endurance is 
frankly something of a paradox. Inglewood schools, once a main attraction, have 
deteriorated steadily since the white exodus. Commercial development is spotty and 
mostly uninspired; gang activity has grown. These elements, not Shelton devoutly 
watering his lawn every day, frame Inglewood to the rest of the world and have 
framed it for some time. Century Heights has suffered from the general downward 
drift of black America into a vexing stagnation that encroaches upon the middie 
class and the porous working class, breathing daily down our necks. The fact is, 
the prevailing black reality does not sit well in any kind of “heights,” and Shelton 
and his wife finally decided it was sitting too close for comfort. This was the theme 
of our regular race talk, this lack of comfort that was no longer abstract. It was 
concrete. On his block, along with the manicured iawns, he said he routinely saw 
young black men rolling up in trucks. Sometimes they sat idling in the middle of 
the street, playing music or hanging out. They did nothing wrong, he said. Nothing 
illegal. They were cooperative, even polite, parked their trucks properly on the curb 
when asked. Most of them seemed to have jobs.

But Shelton couldn't help but. conclude, somewhat reluctantly, that these consistent 
congregations of black men meant nothing good or promising or stabilizing for our 
neighborhood, or for our people. He and his wife were worried about not what it 
meant, but what it could mean. Shelton knew better than most; he’d grown up in 
South Central, like me, in a much more precarious part of town than Century 
Heights. He confessed that these guys themselves didn’t threaten him nearly as 
much as they collectively threatened an expectation of blessed predictability and a 
black social order finally free from the worry of gangs, bad schools, all of it. Driving 
home at night, he wanted to turn the corner onto his street and not tense up over 
what he might find, not rage against some blemish that, in the middle of Century
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Heights’ singular loveliness, looked uglier and more cancerous than it probably was. 
No, he couldn’t take that chance. He was sick of his own paranoia and wanted to 
be rid of it. He wanted to consider himself and his fellow lawn-waterers and dog- 
walkers as the controlling force in the neighborhood, not fear. But he says he’s not 
there yet—we’re not there yet—and he can’t wait to be. So he’s moving. He says 
he’ll move somewhere between here and the San Fernando Valley.

That’s a lot of ground. I tell him that sounds awfully pricey; the always crazed 
LA housing market has reached a fever pitch lately, and houses are selling for well 
over half a million in Inglewood. What comparable place could he and his wife 
possibly get north of here? Shelton sighs, nods hard. He shrugs. Such is the price 
of non-progress. I’m distraught, but I understand. People in California are used to 
moving to different terrain, spreading out, moving on. Roots and conscience have 
little to do with it. You set your sights on a place distinctly Western with a covered- 
wagon privilege of mobility and a view of open land as a tabula rasa that, once you 
reach the destination, is yours to shape into whatever modest paradise you want. 
Black people especially are not going to give that up.

At the same time, black Angelinos are giving way. The Latino demographic 
revolution that has been going on for a generation in traditional black strongholds 
like Inglewood and South Central and Compton is nearly complete. Immigration 
is a high tide that is washing away the sands of community that black people were 
always a bit wary of calling home, especially as their own Southern immigrant 
ideals of shiny new opportunity ebbed further into the past; now that a new people 
have moved in and are fleshing out those ideals on their own, unrealized black 
dreams feel ever more displaced, uncertain. I felt the displacement acutely during 
the spring of 2006, when the immigration-rights movement swept the nation and 
LA in particular. I went to one of the massive downtown marches out of curiosity 
and a sense that history might be in the making; 1 wound up in the middle of the 
most impressive voluntary show of humanity that I had ever seen on LA streets. 
Here was a congregation that left no doubt as to who lives here, and what sentiments 
prevail in the places they live. I was inspired, but I felt entirely outside of the whole 
thing. I was unnecessary,

1 spent most of the time pressed up against an enormous, slow-moving river of 
mostly Latino marchers, marveling as much at what wasn’t there as what was. The 
marchers exuded a calm and almost, wordless self-assurance that I had never seen at 
black demonstrations: though fueled by their indignation about immigration laws, 
this event was almost anger-free. People carried the American flag but no animus 
toward what it represented. In fact, they carried something opposite, a small piece 
of paradise carved out of imagination and experience, that covered wagon that was 
not yet at its destination but that was traveling miles every year. They were waving 
the American flag not as a perpetual grievance, as I was used to seeing it waved, 
but as a banner of their own truth and a clear marker of a journey that was too far 
under way to reverse course or stop now. It was done, settled. If the immigration
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laws didn’t change, it wouldn’t matter; the journey would go on, and they would 
continue to claim their home, mile after mile.

Those marchers who wrapped themselves in Old Glory rather than carry it did 
so sincerely, not ironically. To be ironic would be to desecrate the can-do credo 
of American opportunity that the marchers held dear and that they have made 
their own, poor working conditions and low wages notwithstanding. Even the most 
xenophobic and isolationist citizen among us, even those in the black middle class 
who are watching the ground vanish under their feet whether they try and hold 
that ground or relinquish it to its fate as whites did before them, can’t fault that 
idealism. We don’t want to. What’s more inarguably American than hard work? 
By that measure, Latinos have more than earned their membership to the club.

But that’s the rub: “Earning” the right to be a US citizen, and more profoundly, 
an American. Paying your dues, logging your hours. It’s a curious, wholly capitalistic 
approach to belonging that works splendidly for Latinos and other immigrants, but 
that has never worked for us. Sure, slave labor is what got this country built in its 
first 200 years or so; you can’t get more industrious than that. But it was racism, not 
a reputation for industry, that followed black folk after slavery’s end, and it’s because 
of this racism that black employment has never been as noble or resonant a cause 
as that of the immigrant worker—in fact, it’s become its permanent antithesis, a 
long-orphaned cause still looking for someone or something to take it up. Blacks 
who’ve more than earned their Americanness are still trying to make that point 
today, but I realized in the crush of that downtown march that there is literally no 
place for us to make that point in this movement. Not now. It will have to be made 
elsewhere, amongst ourselves, in last-chance neighborhoods like mine and Shelton’s. 
Yet, it will not be Shelton’s much longer.

I drove home from downtown along a South Central main drag that’s quieter 
and emptier than I’d ever seen it. The protests still played out a few miles to the 
south, and the small Latino-owned businesses were shuttered as if on holiday. Their 
patrons had also gone missing, Mexican families who generated not only sales but 
also sidewalk life for the whole area. Blacks milled about in this sudden and profound 
vacuum with their eyes fixed on a middle distance, looking as if they were waking 
up and realizing something for the first time. They looked churlish, not pleased.

On an impulse, I turned off Broadway and headed east to Central Avenue. 
Central is the fabled thoroughfare of black Los Angeles’s past, a one-time Mecca 
of' commerce, civic activity, and entertainment that flourished in what can almost 
unironically be called the golden era of segregation. Every big city had a Mecca, 
and every big city started losing it in the 1950s. The loss of Central Avenue in the 
last big American city that was built on the triumphs of making the improbable 
happen, was particularly painful to African-Americans who’d come from the South 
and Midwest to stake their last claims of a good life here. At 42nd Street, I came upon 
the Dunbar, the hotel that housed a jazz club and that was once the boulevard’s 
crown jewel. The sight of it startled me, partly because the Dunbar is refurbished
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amidst so many buildings that aren’t, but mostly because that day I saw with great 
clarity that it doesn’t belong. It’s a period piece, a museum. In the new Latino 
reality, and in this advanced age of multiculturalism, the Dunbar could be read as 
either a symbol of diversity or of defiance. Or both. On that day the glass looked 
decidedly half-empty.

I turned onto 40Ih Place and went a couple of short blocks to the Ralph Bundle 
House. This is the childhood home of one of Central Avenue’s finest, the United 
Nations diplomat and Nobel Peace Prize laureate who was the first black man to win 
the prize in 1950. Bunche’s house has also been preserved, museum-ized, a jaunty 
yellow California bungalow that actually looks like many other well-kept places on 
the block, iron window bars notwithstanding. The biggest difference is that inside 
it is empty, though brilliant. Sunlight streams uninterrupted through front bay 
windows, along scrubbed wood floors, floods an airy parlor that doubles as a den.

I came to the Bundle House earlier in the year to observe a group of students 
from the Ralph Bunche Youth Leadership Academy, which mostly draws on students 
at Jefferson High School, a short walk from the House. Jefferson is Ralph Bunche’s 
alma mater and the former premier high school in the Central Avenue community; 
the foyer is still lined with photos of celebrity grads like Bunche and film queen 
Dorothy Dandridge. All the students gathered on the lawn at the Bunche House 
that day, ready and eager in their blue Bunche Academy t-shirts, were Latino. The 
black director of the program told me that African-Americans have been members 
of past classes, just not this one. He paused, then admitted that, it’s getting tougher 
to recruit black students; part of the problem is their shrinking numbers at Jefferson, 
part of it is declining commitment—they have other things to do, or they don’t quite 
see the point, or they want it to be something that pays. Mostly they’re not impelled 
by the same assumptions of self-improvement and upward mobility that Bunche and 
his generation had sixty years ago, even in the thick of segregation. It is this same 
faith that, to some degree, impelled the Latino students this day. I decided that Fm 
glad somebody is wearing the shirt; the globalist in Bunche would have approved, 
in theory if not in his heart. He would have had no choice.

My neighbor Shelton does. We all do. Choice is a direct and desired legacy of 
the post-segregation period, and living where you want is an inalienable right in 
California, and yet 1 wonder what Bunche would have to say about this impending 
move. Perhaps the greatest irony in all this is that Shelton agrees with me that he 
should stay. He knows Central Avenue is gone but, like many of us, he believes in 
keeping its spirit alive. He knows perfectly well that what Inglewood needs to thrive 
is what every place needs, a critical mass of concerned citizens who stand their 
ground geographically, metaphorically, who set agendas and can permanently tip 
neighborhoods from questionable to livable.

But this is hard to do when the tipping is strenuous work and when there 
are other, easier options. It’s even harder if you’re black and, like everyone else, 
conditioned to believe that a critical mass of blacks—certainly if they’re young
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and unoccupied, but even if they water lawns and walk dogs—will run down 
neighborhoods rather than raise them up. Shelton and his wife are gone, A single 
Latino man bought their place, with its cheery yellow paint and emerald lawn and 
wind chimes hanging on the front porch. 1 still walk the dogs daily, but I have 
glimpsed the man only once. His shoes sit on the welcome mat.

The lawn has not stayed as bright a green over the months, but I can see it’s taken 
care of, watched over enough. By October, paper Halloween decorations appear 
on the door. I’m encouraged even though the house remains silent, disengaged, not 
Shelton, certainly not Bernice. But I invoke her now as I think to myself, cautiously 
trying on the optimism I admired but never thought of as my own: I am glad 
somebody is wearing the shirt.
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Black California Dreamin3

Serving Time; Bet ye Saar’s Cage, the Criminalization of 
Poverty, and the Healing Power of Art in Black California

George Lipsitz

Los Angeles artist Betye Saar’s 2010 Cage series includes a mixed media 
assemblage with the tide Serving Time. The piece presents three wooden dolls inside 
a birdcage decorated with keys, key rings, and locks. Inside the cage, dolls portray 
sambo-like black men with open mouths and wide eyes, wearing the tuxedos, ties, 
and caps of nineteenth century butlers and waiters. Artifacts of an earlier time, the 
dolls evoke the imagery of the minstrel show with their enormous white teeth framed 
by thick red lips and eyes characterized by black pupils and skin contrasting with 
the absolute white of the irises. As in many of Saar’s pieces, the title of this one is a 
pun. The men work in service jobs. They spend their time serving others. Yet the 
cage, keys, and locks also remind us that the phrase “serving time” refers to prison 
sentences. The brilliance of the piece’s provocation is that it creates a mash-up, 
fusing antiquated and now discredited racist images to the contemporary realities 
of mass incarceration in black communities. The descendants of yesterday’s slaves 
and servants are not free; millions of them are serving time in jails and prisons while 
others are locked into low-wage jobs and locked out of upward mobility.1

Assembling, arranging, and displaying the artifacts featured in Serving Time 
enables Saar to call attention to—and to counter—some of the immiseration that 
flow’s from present-day practices of mass incarceration. As Michelle Alexander’s 
research reveals, there are more black men incarcerated in the United States today 
than at any other point in history,2 Blacks and Latinos make up nearly three-fifths 
of the prison population and constitute 75 percent of those imprisoned on drug 
offenses, even though all racial groups use drugs with nearly the same frequency.3 
If present trends continue, one out of every three black male children will wind up 
in jail. On any given day, one out of every fourteen black American children has a 
parent in prison.4 An estimated 13 percent of African-American men have become 
permanently disenfranchised because of a felony conviction. Yet the black crime 
rate has not increased, either absolutely or in relation to whites.5 The population 
incarcerated in prisons and jails in 1950 w^as 70 percent white and 30 percent non
white. Today the equation has been reversed with 70 percent of the incarcerated 
population nonwhite and 30 percent of prisoners and inmates white. Yet this is not 
because blacks are committing more crimes than whites. There has, in fact, been
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no change in the rates of criminality between racial groups.6 But the past three 
decades have produced policing, prosecuting, and sentencing strategies aimed at 
criminalizing poor people of color.7

Saar’s Cage series was exhibited from June 16 to August 7 in 2011 at the California 
African-American Museum in Exposition Park. This collection of six collages and 
twenty mixed media assemblages featured salvaged objects in antique bird cages 
dramatizing the many containments and confinements that characterize human 
existence, especially in a society like ours where so many people are locked up in jails 
and locked out of opportunities. True to her humanist vision and global concerns, 
Saar’s installation shows us that race is not our only reality and that color is not 
the only cage. Kitchen scales symbolize the confinements of domesticity while a 
mirror reminds us that vanity can also be a cage. Yet these references to multiple 
confinements do not diminish the polemical force of Saar’s argument. A birdcage 
consists of several thin wires, none of which by itself could deter flight. It is the 
accumulated compression of space that comes from their location in proximity to 
one another that enables separate wires to function as a cage. Similarly, in social 
life, any one instance of oppression or exclusion might not be devastating, but 
intersectional oppressions structured in dominance work together to confine us.8

The powerful and provocative Cage exhibition in 2011 constituted a kind of
homecoming for Saar who was born in Los Angeles in 1926. She spent her earliest 
years just a few miles from Exposition Park. As a child she watched in fascination 
as Simon Rodia constructed seventeen towers in Watts out of the debris pieces
of broken glass and pottery, ceramic titles, bed frames, steel pipes, mortar wire 
mesh, and rebar—that littered his working class neighborhood. Saar’s mother, who 
worked a variety ofjobs as a seamstress, house cleaner, and eventually nursery school 
teacher, put her artistic talents and creative imagination to work at home by knitting, 
making jewelry, upholstering furniture, and supplying her children with crayons, 
coloring books, drawing paper, and clay. Saar clipped paper doll cutouts of Tillie 
the Toiler from the Sunday newspaper, and made drawings of dresses of her own 
design. She joined forces with her brother and sister to make costumes for plays they 
staged for each other. When the family moved to Pasadena in the 1930s, publicly 
funded institutions encouraged, nurtured, and developed Saar’s artistic abilities. 
She took craft classes, art classes, and participated in summer theater programs. 
The communities in which she was raised provided Saar with a firm foundation 
and a secure grounding. “I was born in Los Angeles,” she explains, “a child of the 
depression in earthquake territory. I grew up ‘old school’ with strong feelings about 
love of home and family, respect for elders, and to honor my ancestors—known 
and unknown.”9

Saar chooses an unusual way to honor these ancestors in the Cage series, as 
evidenced in one especially striking and important piece. Serving Time. The piece 
proceeds from the practice of turning refuse into art, a practice that Saar learned 
at an early age not only from Rodia’s Watts Towers but also from the women in



her community who made quilts out of discarded fragments of doth. This method 
enables Saar to dramatize the disposability of black people today by representing 
them through discarded objects from the past. The piece resonates with the qualities 
that have characterized Saar’s art throughout her long and distinguished career. 
In 1972, she turned a plastic “mammy” figure positioned for “service” (in the 
form of a memo and pencil holder) into a mixed media assemblage, The Liberation 
of Aunt Jemima. In this piece, Saar transformed a mass produced representation of 
humiliated blackness into a symbol of survival, struggle, and resistance. Instead of 
holding pencils, the Aunt Jemima figure holds a broom in one hand and a gun in 
the other. This pairing warns America that there will be serious consequences if it 
does not make sweeping changes and clean up its act. A portrait of a black mammy 
holding a baby is superimposed on Aunt Jemima’s body, which itself is partially 
obscured by a black fist clenched in the Black Power salute. Saar crafted this image 
not only to pay tribute to the black women who helped their community survive by 
working hard catering to the whims of their white employers, but also to explain how 
sustained subordination leads to rage and rebellion. Like the smiling “sambos” in 
Serving Time, the stereotypical “mammy” of The Liberation of Aunt Jemima transforms 
negative ascription into positive affirmation. A racism so powerful that its imagery 
has a pervasive presence in dolls, pencil holders, pancake mix boxes, and cartoons 
creates a long and seemingly endless chain of symbolic insults and injuries. Saar 
takes these images and confounds their meanings by placing them in new situations.

Pieces like The Liberation of Aunt Jemima and Serving Time enact a kind of guerilla 
warfare beyond enemy lines, reconfiguring instruments of oppression into micro-sites 
of resistance and counter-memory. It is no accident that Saar creates her assemblages 
out of the discarded objects that, she finds at yard sales, flea markets, swap meets, and 
rummage sales. Discarded toys, pencil holders, and birdcages find new life and new 
meaning in her art. “Each item I collect,” she observes, “has a certain energy from 
its previous function that carries over into its new use.”10 Her passion for collecting 
small objects is so intense that her family members sometimes joke that only the 
existence of the world of “art” saves Saar from being the protagonist in a news story 
about a woman “swallowed up by piles of stuff in her house.”11 Yet Saar makes 
extraordinary use of these ordinary objects. She helps us see how things ordinarily 
dismissed as junk can contain beauty, power, and potential if we use them in the right 
way. In her work, discarded objects come to represent discarded people and forgotten 
histories. Saar’s sambos and mammies remind us that black people have been 
discarded and devalued and that we can find beauty where others see only ugliness,
if we train our senses appropriately. Her art references-...and is informed by—a long
history of Afro-diasporic artistry around the world and reflects its powerful local 
manifestations in black Los Angeles as well. African approaches to cosmology and 
epistemology guided the creation of asymmetric textiles in Senegambia. These visual 
syncopations of staggered patterns and colors enacted an Afro-diasporic belief that 
“evil travels in straight lines.”12 This affinity for indirection has permeated diverse
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forms of popular dress, design, speech, and music in black communities around the 
world. Unusual color combinations in clothing disrupt continuous visual lines. Quilts 
feature uneven pieces in staggered patterns. Slang phrases invert, the meanings of 
words and generate new' phrases and metaphors constantly. Syncopated rhythms 
decorate musical pieces and also promote an attitude toward rhythm that influences 
the steps that dancers do and the ways that walkers walk and marchers march. 
Vernacular artists constantly reposition, rearrange, and recontextualize material 
objects. Yard artists decorate trees and porches with bottles. Figurative sculptures, 
fans, and medicinal herbs protect and guard dwellings. Mirrors and shiny metal 
objects on outside walls reflect back envy onto beholders and capture the “flash 
of the spirit” which relays communications from ancestors and cements enduring 
connections with them. Vernacular artists surround plants in their yards with tires 
and wheels. They scatter spinning pinwheels and figurative icons on their lawns. 
For these creators of art who lacked social recognition as artists, such wheels, tires, 
hubcaps, and pimvheels conveyed a desire for movement, a powerful appeal to 
people seemingly trapped in ghettos. These practices function to create alternative 
academies where artistic visions and skills are created, nurtured, sustained, honed, 
and refined. As Saar’s contemporary and fellow’ Los Angeles artist John Outterbridgc 
observes in respect to how community creativity informs his art, “I know' people in 
South Central Los Angeles that look at their front yards as w'orks of art. They’ve 
got the oldest Cadillac in the world stacked up on blocks and they wouldn’t move 
it for anything. If I could take that front yard and transfer it to a. gallery, it would 
be a most successful work of art. We [artists] can only mimic that attitude. The 
person w'ho relishes that yard, he’s the artist. We’re just reacting.

Outterbridge and Saar express great respect for these people who make 
vernacular art even though arts institutions do not recognize them as artists. They 
know' something about the credentialing process of the art w'orld from experience. 
Like most black artists in Los Angeles in the mid-lvventieth century, they encountered 
an arts community dominated by gatekeepers completely resistant to the idea that 
blacks could create meaningful work. Outterbridge labored as a bus driver and 
Saar as a social worker before their artistic talents were recognized by credentialing 
institutions. Saar started her career making crafts and jew'elry from enamel, using 
the garage of her artistic and business partner Curtis Tann as their workshop and 
his living room as their display space for prospective buyers. Some of their first 
exhibits took place in private homes where they had to remove all the furniture 
to the back yard in order to create room to show the art.14 Because her creations 
came from a broad range of arts and crafts practices embedded in the everyday life 
decoration and display of black communities, Saar has a strong internal compass 
about what art is and w'hat its moral obligations are.

Pieces like Serving 7ime fulfill those obligations. They draw' on long traditions of 
community-based art making and art-based community making. They also show' 
the influence of Afro-diasporic practices of conjuring and healing. Saar recognizes
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that the things that can kill us can also cure us if we use them in the correct manner. 
Poison can become medicine. Toys can become tools of struggle. Humiliation can 
be turned into honor. The internal logic of turning hegemony on its head that: 
permeates Afro-diaporic conjuring and healing has long informed African-American 
art. Quilt makers gather scraps of discarded fabric that others might deem useless 
and patch them together to create sources of warmth and sites of beauty. Juan 
Logan uses stereotypical statues of black jockeys often used as lawn decorations 
in his installations to inoculate viewers from the poison of white supremacy by 
exposing them to a controlled dose of it. This artistic imagination is also a political 
imagination. As Barbara Ransby observes in comparing Ella Baker’s organizing 
strategies to quilting, Baker identifies “the value in people who were raggedy, worn, 
and a little bit tattered - people who were seen by some as the scraps, the remnants, 
the discarded ones.” Ransby adds, “In each one, as in each strip of fabric, Ella 
Baker saw enormous beauty and potential.

Discovering and recuperating the dignity of discarded and dispossessed people 
requires recognition of the realities of racist subordination and suppression. “Racism 
cannot be conquered,” Saar explains, “until it is confronted.”16 Serving Time confronts 
the uncritical acceptance of the mass incarceration of people of color that has taken 
place throughout the United States, but which has been especially pronounced in 
California. In a state where less than 7 percent of the total population is black, 
African-Americans comprise 29 percent of the prison population. One third 
of the inmates on death row in the state are black, while 38 percent of inmates 
incarcerated for life because of a Third Strike offense are African-American. 
Even though whites are as likely as blacks to use heroin and are more likely than 
blacks to use cocaine, blacks in Los Angeles are seventeen times more likely than 
whites to be incarcerated for drug use. Three counties in California number in 
the top five nationally for the number of blacks incarcerated for drug offenses.17 
Mass incarceration entails enormous collateral consequences for black people in 
California. Every crime becomes a life sentence because arrest records lead to the 
loss of employment opportunities, homelessness, and the denial of social services. 
Ex-offenders generally lose the right to vote. They are vulnerable to deportation. 
They may be ineligible for military" service, jury duty, educational grants, residency 
in public housing, and direct public assistance. They can be denied handgun licenses, 
professional licenses, and jobs in real estate, nursing, and physical therapy. In some 
states, ex-offenders are barred from public employment and cannot get licenses to 
be bartenders, barbers, cosmetologists, and plumbers. Formerly incarcerated people 
confront punitive parole systems that are more likely to return them to prison than 
ease their re-entry into community life. Because the standards of proof for parole 
violations are much lower than the standards needed for criminal convictions, 
technical parole violations account for a significant percentage of returns to prison 
by ex-offenders. In California, nearly 40 percent of prison returns stem from minor 
parole violations. Released to ghettos and barrios characterized by racial segregation

Serving 'Time 155

5515



and concentrated poverty, ex-offenders are forced to dwell in areas where they are 
more likely to have casual associations with other ex-offenders and to be stopped 
and frisked by police officers.

Shame is an important collateral consequence of mass incarceration. The 
stigma of a criminal conviction in an era of racialized moral panic concerning 
crime makes it difficult for community and family members to contest the causes 
and consequences of incarceration.18 Sewing Time makes its intervention precisely 
on this terrain. By associating contemporary incarceration with historical slavery 
and Jim Grow segregation, Saar renders the cage as evidence of the oppressor’s 
cruelty rather than as a representation of the deserved fate of the oppressed. The 
senescent quality of yesterday’s racism engraved on children’s toys testifies to the 
casual yet monstrous instantiation of white supremacy in the practices of everyday 
life. The minstrel faces painted on the wood dolls constitute material testimony" far 
stronger than any words, an exhibit to be entered as evidence in the case against 
white supremacy. In a way" that photographs of individuals might not achieve, the 
caricatured faces on wooden dolls reveal the collective, cumulative, and continuing 
causes and consequences of racist subordination. They humanize the victims of 
mass incarceration by" revealing the instruments of dehumanization crafted by the 
oppressors. They refuse defensive self-justification to insist that the system defend and 
explain itself. They" deploy ridicule for the purpose that Mikhail Bakhtin describes 
as the laughter that uncrowns power. Sewing Time echoes the tactic Saar deployed 
in The Liberation of Aunt Jemima and many other works of using a deft blend of 
seriousness and humor to allow viewers to have many different points of entry and 
exit, leaving them free to engage with the work at many different levels of attention. 
These pieces are always serious enough to command attention, yet always infused 
with a sufficient amount oflife-affirming humor to create enjoymient. Facing hard 
facts and harsh realities can lead to despair, but. Saar champions self-assertion and 
self-activity instead. “I try to have a promise of hope in my art,” she explains, 
with a controversial theme.

Saar’s strategy of deploying racist images for anti-racist ends is replete with risk. 
In attempting to fool our oppressors we sometimes fool ourselves. The sambos and 
mammies Saar displays may reinforce rather than reduce racial hierarchies for some 
viewers. Mere exposure does not drain them of their capacity" to injure, because the 
entire history of the republic has relied on the white supremacist racial project that 
brought them into existence in the first place. Like the ideas of “scientific racism,” 
these images retain an aura of truth for many people no matter how" thoroughly 
they are discredited and how many times they are disavowed. Yet ignoring them 
will not make them go away. If Saar turns again and again to degraded images 
of the black body, it is because black bodies have been so often offered as “proof” 
that racial strati hcation is natural, necessary, and inevitable. As Saidiyah Hartman 
demonstrates in Scenes of Subjection^ the slave “coffle” compelled the parade of black 
bodies in public as a way of instantiating in social space and historical time the
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abstract project of black enslavement and white supremacy.20 The slave system 
did not require slave owners to shackle humans and march them from slave pens 
to auction blocks for the amusement of white spectators. But these coffles served 
important ideological ends. Degrading parades displaying black powerlessness and 
suffering offered “evidence” of black inferiority to whites. Humans who had been 
seen treated like animals, would not likely be seen again as fully human by their 
intended spectators.21 The widely circulated photographs and postcards celebrating 
lynchings in the late-nineteenth and early-twenticth centuries featured in James 
Allen’s Without Sanctuary and Dora Appel and Shawn Smith’s Lynching Photographs 
provided powerful pleasures to white spectators. In revealing a level of treatment 
that their white skin protected them from enduring, whites secured a kind of floor 
through which they could not fall from these images.22 To this day, these signs, 
symbols, images, and ideas continue to permeate popular perception and to promote 
moral panic about inner city crime, drug use, and sexual impropriety.23

Recognizing the centrality of visual representation in the white imaginary, 
African-Americans like Saar have long struggled to fashion oppositional self
representations. They have created counter-spectacles on and off stage designed to 
challenge the visual regimes used to justify their social subordination.24 Sojourner 
Truth and Frederick Douglass carefully cultivated their public images with 
photographs designed to prove black humanity and protect black dignity. Artistic 
expression loomed large for black Americans because, as Celeste-Marie Bernier 
explains, it enabled them to counter the “finite fixity of physical suffering with the 
infinite possibilities of textual symbolism.

In the Cage exhibit at the African-American Museum in 2011, Betye Saar 
displayed some of what she has learned from the life journey that began in South 
Los Angeles in the 1920s. One of her first “pieces” appeared when she was a child 
sharing a bedroom with her sister and brother in a house in Pasadena. She had been 
ordered never to draw on the walls, but she did so anyway. In 1974 she returned to 
the house, and looked in the bedroom under the windowsill. She found a half-inch 
square drawing that she made some forty years earlier. “Perhaps I became an artist 
when I made that forbidden drawing,” Saar observes.26 Exhibited around the world 
in prestigious art museums and galleries, Saar is no longer forbidden to draw on 
walls. But she knows that others like her are not so lucky. A young black girl placing 
a forbidden drawing on a wall today" might receive a disciplinary suspension from 
her school, be charged with a crime by" the police, or be prescribed psychotropic 
drugs to change her behavior. In Serving Time, as in so many of her other creations, 
Saar sends out a message of hope and solidarity to those who are locked out and 
locked up. She helps us remember that metal rusts, prison bars corrode, and that 
every cage has a door.
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Black California Dreamin’

Stacks of Obits: A Performance Piece1

Stephanie L. Batiste
Literary Dramaturgy by Brian Granger

Dedication

One of the last times I spoke with Clyde Woods before he entered the hospital 
was in late spring of 2011. When it was staged the previous year, Clyde expressed 
much regret that he would miss the performance of Stacks of Obits, my play about 
the urban landscape of Los Angeles serving as a space of death and home. He 
couldn’t believe he would miss it since he’d been waiting to see it. He had read 
the show and given it to students, and commented to me when it was new- to him 
that there were “curse words in it.” I doubted that this was a reflection of his own 
unfamiliarity with certain vocabulary and chuckled internally at the circuitous 
naivete he attributed to me. My communication with Clyde was always marked 
by jokes barely articulated, trades of critical intent unspoken but “word”-ed with 
a nod, head tilts, and chin drops of “exactly what do you mean”//“exactly what 
you do mean”—all suffused with honest, candid irony, I should not have been 
surprised when he arrived early at my informal reading of Stacks of Obits that was 
taking place in a colleague’s classroom. I was happy to see him and thanked him 
for coming. He expressed interest in my unusual outfit, an honest inquiry—and no 
doubt ironic as Clyde could signify with a twitch of his eyes. I told him, “I always 
wear all white linen when I perform the show, and working shoes, to take the spirits 
to the other side.” He dropped his chin... After the reading he told me he’d been 
nervous during the stories... for the children described in them, wondering what 
was going to happen... I nodded. I was silenced by the vulnerability he expressed 
in his feelings in response to performance. Performance always seemed to move 
him forward in understanding and he was able to freely express the change. These 
moments of intent and appreciation surrounding this particular play, interactions 
that took place in hallways and passageways, breathe with tragic irony.

five lost others related to the play whose deaths will resonate in each rendering, 
whose passing through and over it will recount. Not directly mapped on to it, Clyde’s 
passing and his deep consciousness of home, space, of Los Angeles, render his echo 
in its scope of our loss of black men that much more poignant.
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CHARACTERS:

STELLA 
TYITNL

Early 30s. Narrator and older sister of Tylene 
Younger sister of Stella

USHER #1 /MOM/FEMALE MOURNER/DEFENDANT’S MOTHER
USHER #2/DOCTOR
USHER #3/SISTER
USHER #4/VICTIM’S FRIEND
KRUMP DANCER #1 /YOUNG MAN
KRUMP DANCER #2/LARRY/BRENT
KRUMP DANCER #3
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PRODUCTION NOTES

NOTE ON CASTING:

This is a performance with multiple literal and metaphorical “voices.” Characters 
are noted in the text to distinguish voices and actions, but all character “voices” can 
be embodied/played by the actor playing STELLA. In the University of California, 
Santa Barbara production, STELLA and TYLE.NE were played by the same 
actor. In addition, 4 actors serving as USHERS and 3 KRUMP DANCERS also 
portrayed the additional voices.

NOTE ON LANGUAGE:

The pace is fast, with Stella tripping over syllables at rhythms ranging between 
storytelling and spoken word, sometimes slowing lyrically into song-like cadences 
of gospel. At times the language piles up-—pushing ideas into one another—like 
the experiences described, like the violence that drives the piece.

NOTES ON STAGING:

The set consists of 4 main elements—a projection, backdrop that covers the entire 
back wall or screen hanging in the rear of the performance area; various enlarged 
newspaper articles on victims of youth violence in Los Angeles; three distinct playing 
areas on the stage floor that are identified through the use of simple area lighting 
and props; and stacks of obituaries.

Projections: These slides Include images of street signs and street corners where 
deaths have occurred, clear and blurred images of Los Angeles taken through the 
window of a moving car, portraits and family photographs from collected obituaries 
and funeral programs, institutional and commercial locations associated with lives 
or deaths of characters. Two images frequently" recur: a picture of a street corner 
and one of moving traffic. The paths and crossings drawn by the vehicles and routes 
illustrate the shared wanderings of those that remain. They suggest that both the 
tightening connections between survivors, these vital human links, and the lives of 
loved ones are lost as well as the possibility of dispersal in the wake of despair and 
desensitization. Through the interspersion of slides of faces and of intersections, 
the landscape of vehicles in these spaces insists upon a hope that families and 
communities coalesce around them rather than fall apart.

Enlarged newspaper articles: These 4-6 images are taken from the Los 
Angeles Times. Some relate to specific acts of violence described in the piece. All 
images have been enlarged and mounted on foam core board. These images were 
hung with picture wire and duct tape (1 100-foot spool wras used for 4 images) from 
the light rigging in the auditorium, 2 on each side, set on slight angles to keep their 
backings and tape out of audience sight lines. The images were hung high and to 
the side of the projection screen on stage left and right, to keep the images from
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casting shadows or blocking the path of the image projection.

Playing areas: The stage is divided into 3 different areas—-stage left, stage 
right, and stage center—all marked through the use of lighting and props. Stage left 
is a wall memorial in progress, which Stella works on continually throughout the 
piece. This wall is an off-white or sand-colored square of dry wall or construction 
board that has been supported to stand off on stage left at the edge of the proscenium. 
In front of this wall are some Spanish/Catholic candles, some flowers, a low stool, 
and various markers, scissors, tape, push-pins, and colored pieces of paper. This 
wall and its items should be vibrantly colored, representing the love and energy 
with which the departed are remembered, and contrasting with the stark black 
and white of the newspaper articles and images in the space. This stage left space 
tends to represent Stella’s narrative in present time, though all spaces are subject to 
various shifts and transformations throughout the piece. Stage center is empty but 
is created through spotlighting at various moments in the piece. This space tends 
to represent Stella’s reflection as she moves between past and present. Stage right 
is a simple black folding chair.

Stacks of Obits: Surrounding the stage right chair and music stand, the 
stage left wall memorial, and dotting the front edge of the auditorium stage are 
stacks of city newspapers, copied obituaries, funeral programs, newspaper articles, 
family snapshots, and funeral photographs, in neat piles all along the edge of the 
stage. Each stack of newspapers should be at least at knee height, though a few of 
the stacks near the proscenium wall edge should be at least waist high. Each stack 
of individual articles and obituaries is about 250 pages or 2.5 inches thick. Each 
page tells stories of victims of gun violence in Los Angeles. Some of the articles are 
on half a page, while others are BA x 11. Portions of script, particularly the poems 
projected, should be strewn amongst the other remains.

NOTE ON LIGHTING:

The entire production was done utilizing the preset light cues, which consisted of 
a few general washes and 3 spotlight areas (SL, SC, SR). The lighting was arranged 
in such a way that the slides were clearly visible at all times, regardless of the amount 
of light being given to the actual playing space.

ADDITIONAL STAGING NOTE:

The entrance to the auditorium was decorated with yellow police caution tape. 
Ideally this tape would serve as decoration around additional, full-color, enlarged 
images of citizens reacting to the impact of urban violence in their community.
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SCENE:

(Four actors—dressed in semi-formal black attire, representing USHERS at a funeral— 
stand at the auditorium entrance and pass out programs. There are 4 different covers fir these 
programs, and each is a copyfrom a real Los Angelesfuneral servicefor ayoung African-American 
male victim of violence. As audience members enter the auditorium, these USHERS offer their 
condolences in the spirit of a true memorial service.)

(As audience members enter and take their seats, they also hear various “gangsta” rap 
songs over the house speakers, and see various slides being projected: street comers, traffic, newspaper 
articles, obituaries, and pagesfrom variousfuneral programs. These images continue as the house 
lightsfade to black, the USHERS take their seats at the back of die house/auditorium entrances, 
and the sound of the song MGangsta Lean” by Dirty Rotten Scoundrels is heard.)

(SLIDE: A newspaper article image of mourners at a shooting)

(After a verse has played, STELLA enters, dressed casually in white or off-white sweats/ 
jumpsuit suitable for die painting and craftwork she will engage in throughout the piece as she 
constructs her memorial wall. STELLA moves to the wall and assesses it. Sorting througjk some 
of the pictures and clippings at the base of the wall, STELLA picks up two different family” 
pictures and holds both up fir ajudgmentfrom the audience. Without speaking, but through gesture 
and eye contact, STELLA gathers feedback from the audience as to which photo is the better one, 
and proceeds to affix the picture to the wall.)

(STELLA sings along loudly off-key, with fervor and obvious, though indiscernible 
contempt. She gestures, as ifholding a 40-oz bottle of beer, as she sings...)

STELLA
“This is for my Homies. This is for my Ho-O-MEE-EEES. Yeah-EH yeah. See 
you WHEN I get The—ERE...”

(The song begins to fade out)
This song is so ridiculous. Since when is “homies” a song lyric. Raise a Forty? and 
pour out some BEER!

{disbelieving}
That’s not respectful.. ..2

MOM
You don’t know what you’re talking about. Those kids are dying.
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Ask your sister.

{SOUND: Music out) 

(SLIDE: Busy intersection)

STELLA

(Walking SC)

My mother, 42, corrected me. We were driving the maroon Toyota cargo conversion 
along that short stretch of .Fairfax toward La Brea, by the field with all those oil 
pumps. And my grown-asscd Mom made me hip to this ubiquitous death, something 
I tried to push back and away... This was in the early 1990s and I found my sister 
had friends, had tens and tens and tons of friends who been shot to death—with 
guns in the street. It started for her when she was, like, 14.

(Walking SR)

And I was away at Yale running between classes and jobs and auditions for parts 
that apparently wouldn’t sustain a body like mine.

(She sits)

And living back East by myself in a 1-room world of my own drowning among 
more middle class and super rich white folks and black folks than 1 felt like 1 had 
really ever seen in one place in my life.

(She gestures or rolls her head with attitude)

Wondering who the fuck they were and why I was supposed to change. Trying to 
get “A”s—And this was part of HER reality. She, sharing space with our youngest 
sister, Lisa—in an overpriced little LA apartment on the Westside with my Mom 
and stepdad. Running from high school to high school cause she got too involved 
one time in defending this one kid some gang members wanted to jump.

(Throws up hand in a gesture of “OK, fine, Til tell you this storyf and stands...) 
(SLIDE: Stocker Street sign)

The neighborhood was a little hot. An 18-year-old from our side of town had been 
gunned down in a drive-by and the culprits were playing it up, cruising and spray 
painting the neighborhood, messing with people. At the magnet school where’d 
she’d sung herself into a competitive spot at the music academy, a friend of ‘T’s’, 
a young girl gang member, was getting beat up by kids who were supposed to be 
friends with the crew that did the shooting.

(STELLA gestures as if fighting and moves toward SC)

She and her girlfriend jumped in and started pulling dudes off of her—an aggressive 
defensive imprudent intervention... They weren’t going to just let it happen like the 
security guards who just stood there and watched. Who said their job was to clean



up afterwards, not to prevent.

(Walks back to chair SR)
After this she came out to stay with me for a week pretending she had moved out to 
New Haven. You see these same dudes were cruising and calling the house. They 
knew she wasn’t a gang member, but it didn’t matter -—she had put herself in where 
it wasn’t her business. My mom was scared they’d kill her. This was maybe c92...
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‘T’ became a survivor. Quickly. Her growing strength driven by loyalty and a refusal 
to fear. Between committing not to take shit off anybody, to defend her friends, 
and getting rescued from stampedes out of clubs where somebody decided to start 
shooting, by my mom and stepdad driving that same damn maroon van—there 
wasn’t much of a choice.

(Moves to SC)

Got to the point where she used to get tossed out of spots ’cause she had a creative, 
and very smart, mouth. So, then, when people liked to invoke that “trigger” word, 
you know, “Bitch,” in response to her speaking her mind, she would try to fight 
’em; throwing punches of her own. Security guards would throw her out! This girl 
is 5’ 7” and 110 pounds—WET! This was quite the reversal in our family ’cause 
when she was a kid 1 was the thug. I never had to do a thing to scare people who 
wanted to mess with her '- -just show up on her elementary school yard in my blue 
pinstriped private school uniform dress.

(Walking SL toward memorial side of stage)
Used to put that thing on off the floor when I woke up ten minutes before my 
carpool’d arrive and it was always wrinkled. I must’a looked like a reject prison 
guard. “Have you SEEM her sister!?” ‘T’ would have dismissed me, my mother 
would have rolled her eyes...

(Walks SC)

—But I was proud of her “Feminism.”
(SLIDE: Stella and Lylene in “Sylvester” cartoon shirts)

Her friends called her “Toones,” They could still call her “I” for short. My Mom 
said it was ’cause she can sing, like “Tunes,” but it was mainly because she was 
“Looney Toons”—Loco, a lil’ bit. And she liked Sylvester.

(SLIDE: Busy intersection.)

(Walks SR to chair, walking around it over the next two lines...)

Her escape extended 7 days. She slept on an extra mattress on the floor of my 10 
by 12 foot dorm room, its white cinder block walls interrupted by 2 big windows. 
Between arrival and graduation I had 3 family visits. She was the second. I took her 
to my sociology class on inequality taught by a black professor. But we were talking 
about stats that day and she wasn’t feeling it, plus most of the interesting material 
was in the reading. She came to gospel choir rehearsal and refused to sing. Those



pious posers bored her with how seriously they took themselves and how intent they 
were to gather the most attention each onto themselves. She was still finding her 
voice then. We went to a movie, went dancing, walked, she saw the cold drive of 
college life. Wasn’t real interested. Then she went back home. And it wasn’t over. 
When she walked into her new school to register, a black kid was dropping off an 
attendance card-—
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YOUNG MAN
Where you coming from?

TYLENE
Hamilton.

YOUNG MAN
Oh, so you’re the one...

(STELLA walks SC)

(SLIDE: Newspaper article describing crime involving “Three Loung Men.

STELLA
That was a long time ago now... maybe 20 deaths ago...

1 thought myself lucky, you know, to have her alive. So lucky not to have had any 
of the men in my family murdered on the street. Thank God! Cause it seemed 
like because they were black and male this was an expectation—that they were in 
danger from so many different sources. My immediate family was blessed to have at 
least 6, 7 young black men still living. I am disgusted by the sigh of relief 1 breathe 
at their living. If this is my assumption about life, how far is this away from what 
sweet white self-righteous America thinks about everyday.

How deep is a divide defined by a basic difference of mind, 

of emotional structure, 
of love of family, 

of ability to imagine a future?

(STELLA directly addresses the audience over the next 3 lines...)

Something like 45,000 gun-related youth and young adult deaths in 15 years, more
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than 10% in LA alone more victims than US lynching expunged in much less 
time. That’s one person per day everyday for 15 years.3

HOW to sustain such Loss?

And see so many others so unable to fathom
its depths.

She was in junior high school, that’s a normal experience, right? 13, 14, 15, 16, and 
on... and my living was next to hers. Parallel.

(SIELLA claps hands together and looks straight ahead, directly at the audience 
imploringly and with bare despair for the first and only lime in the piece.)

(SLIDE: Stocker Street sign)

STELLA
But there was nothing to do.

But lose and lose... A bus card baby fat virginity a boyfriend 
belief in the safety of youth the solidity of home friends.

(LARRYenters House Left, and casually crosses the house over the next 3 lines, counting 
his money and walking along the front edge of the stage, stopping in front of STELLA who is 
standing SR...)

When she is 15, I’m 20, 21? Graduating from college, engaged to be married and 
moving to D.G. for a really shitty research job, while £T’ gets ready to finish high 
school. There is Larry who’d gone to Sa.mo High with £T’ and strangely enough 
was an intern for a high school partnership in my mother’s office at UCLA. He 
acted like Mom was family.

LARRY

Heeee-yYY Mrs. D.

STELLA

Brought her a big smile and his new ideas all the time.

LARRY
I’m gonna start a business, Pm gon be President.
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STELLA
Larry dressed to the nines and always had money.

(SOUND: Music cue. Heavy slowish base beat of Easy IDs ‘'Ole School Shit" rising 
in background. “199-Muthaphukkin’ E! The ‘muthaphukkirdyear of the real ‘muthaphukkin’ 
Gs and we gonna do this shit like this—Nigger evidently you just don’t know whoyoure juckin 
with, So I suggest you get in your shit and keep truckin bitch. Before I get my gat, your pressure 
case. Blast Blast and leave my gang rag laying on your face. / tattooed Dre name on my chest, 
cross it out just another nigger that I Xed. And you wont see RIP,youll see PND, a ‘punk nigga 
deceased. .d’f

(LARRY exits as music begins.)

He was trying to make it, go to college, and balance the grip of that block in 
Inglewood his grandma’d lived on with the whispers of a new self that didn’t fit in 
his old space.

(SLIDE: poem 1 below)

A barrage of bullets at Slauson and Overland fixed him near 
the beginning of a long line of kids in our lives atta-GK-ed 
CUT-down DEVOURED...

WA-kia, Al-FON-zO, CO-ry, 
TA-lly, ROB-ert,

PhiL-LY MAG,
JO-van,BlaCKey, 

DOM-I-niCK, DarryLLLL, Mi-K -al Deee Williams, 
D-avey, DE-von,Tim Graves, Maaar-CUS,

JOOOOOHHH-LEEeeeee, PAHWr
Sha-K-a ...Ba-KO,

(SOUND: Music stops)

PA A HHWwwww. PAHW PA-hw pow.

hadand we no power
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(SLIDE: Image of Dorsey High School)

Joley went to Dorsey. Cheerleader. Everybody knew who she was since she would 
stand in front of them and jump and dance, clap and shake at every game at the 
beginning of every year. Beautiful, popular.

(Walks to chair on SR and sits)

She’s 17, I’m 22 trying to plan a wedding, filling out grad school applications, and 
keep up with the labor speed-up and stretch-out at my shitty job. Kind of thing I 
thought was reserved for industry.

(SLIDE: Newspaper article featuring image of Joley)

Joley’s English teacher calls her play-sister by her name for a week after Joley is 
found naked face up in an empty duplex near Haas and Century.

Howdidthishappentoher? DidsheKnowthosepeopIe? HadsheTrustedthem?

(SLIDE: Busy intersection)

Her family couldn’t have known them. Mine didn’t know my friends.

Is she alone that day? I am alone all the time.

Does she suspect what is going to happen? How afraid is she? I am afraid.

She is raped. I am raped. Is it one person, does she want to die by the time they 
are done?

(>STELLA drops slowly to her knees, center stage, hands clasped tightly together behind
her back.)

Joley’s hands are tied behind her back; she is shot, 

execution style 
through the forehead.
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(SLIDE: poem. 2 below)

GlitteringSmallSpanishWindowPane reflecting in
its fragments her MO-tion-LLessSSSSSSS

BO-DY
on the floor of that empty room 

in a Sprawling Fetid City in the Richest Country 

on this starving planet 
SHATTERS

with the exPLOdingPRESsure of the PAIN in
her

HEAD.

(SOUND: One single gunshot.)

(STELLA’S body jerks and crumples like she is shot dead; then her eyes open. Lying on 
her side STELLA stares blankly at audience like a corpse or disillusioned person extremely pissed
off)

(SLIDE: Newspaper article image of mourners crying in public)

(SOUND: Music. Ice Cube’s “Dead Homiez” blares full volume into the dead silence. 
“Up early in the morning dressed in black, don’t ask why, ’cause I’m down in a suit and tie. Ey 
killed a homie that I went to school wit, I tell you life aint shit to fool wit. Still hear the screams 

from his mother, while my nigger lay dead in the gutter... so I dedicate this to my dead homies... ”” 
The song plays for dose to a minute until music works its magic and the mood changes, calms 
under the influence of the beat. STELLA flops up to a seated position waiting. Music fades out.)

(SLIDE: Stocker Street sign)

STELLA
(Standing)

T calls and tells me and I’m speechless.
(Walking SC, STELLA gestures, letting her hand become the poem she “reads”)

I write a poem for them, ‘T’ and Rashida J. Loquet, called “Joliefl in my grey 
padded cubicle and 1 drop it into the river on my way home from work.
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(Using her hand, she evokes the falling and rolling of the paper...)

I watch it roll under the surface of the Potomac and float away. 

(Walks to SL)
Dominick is my dad’s baby brother Leland’s son. My first cousin.

(The USHERS enter the aisles during thefollowing line, spacing themselves throughout
the auditorium.)

such a cutie pie, like his Dad, but Uncle Leland was kind of retiring 
and demure—Dominick ‘as determined and somewhat hot-tempered.
Dominick-

fThe USHERS begin singing, to the audience, an a cappella version of the song “Angel 
of Mine” by the R&B singer Monica...)

USHERS

WHEN I FIRST SAW YOU, I ALREADY KNEW 
THERE WAS SOMETHING INSIDE OF YOU 

SOMETHING 1 THOUGHT THAT I’D NEVER FIND 
AN-GEL OF MINE

HOW YOU CHANGED MY WORLD OH YOU’LL NEVER KNOW- 
I’M DIFF’RENT NOW, YOU’VE HELPED ME GROW

YOU GAME INTO MY LIFE, SENT FROM ABOVE 
WHEN I LOST ALL HOPE, YOU SHOWED ME LOVE 

I’M CHECKING FOR YOU AND YOU’RE RIGHT ON TIME
AN-GEL OF MINE6

(The USHERS sing a harmonized rendition of the above first verse, bridge, and chorus 
of the song. They turn, slowly returning to their seats at the back of the house, still singing but 
dropping their volume. The USHERS begin again, singing the first verse, bridge, and chorus of 
the song but this time only on a hum, and al half voice. 'The humming continues until STELLAS 
line “'Dominick is Dead”...)

STELLA

When Dominick and my youngest sister Lisa were about a year old. They were



sitting next to each other on the white-framed trundle bed in Granny’s beauty shop 
at the house. They kept leaning over and kissing each other! ...
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{STELLA moves from left to right mimicking babies’ slobbery kisses-—lean kiss, lean
kiss, lean kiss).

over and over again. All on their own. OH!
So cute.

(lo audience)

They aren’t related, so, you know, it. was OK.

(SLIDE: poem 3)

We took pictures that have since gone to that Place old pictures hide. 
In the closet? —Pushed

DO-WW wwnnnnnn
to the bottom of that wrinkled-old tan corduroy sac with the leather handle, 

surrounded by older yellowed square snap

shots
with those Wwhhh-iTeEvennn

borders

and multiple copies of everybody’s school portraits- 
sta-CK-ed iNVestiges of him piles of

memory.

Dominick at 18 was our collective “luck” run out. It was my birthday when my 
Dad called.

(Walks SR)

(SLIDE: Busy intersection)

I was teaching, dissertating, and divorcing, still unpacking stacked up boxes from 
my recent separation. Remembering that my cousin Nicole’s birthday is the day 
before mine though 10 years after. I thought he’d remembered for once out of 28 
birthdays and was so very impressed—and then when he sounded so broken I knew 
he was going to tell me that my half-blind, crotchety granddaddy had passed. I was 
not prepared for the sharp gasp for breath and tear-filled exhalation of “Dominick 
is Dead.”
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(SOUND: Singing out)

‘T’ is 23 she has a 3 year-old daughter with pink lips and the smallest delicate pink 
hands. I call.

(SLIDE: Blurred steering wheel image)

(STELLA walks to downstage C spotlight. SHE lifts her hand to her face, her pinky 
finger and thumb spread out like a telephone into which she speaks. 'This occurs in nearly all of 
her ‘conversations’ with ‘T)

STELLA

Hi. Did Mom tell you about Dominick? Tylene- 
back from a football game.

he was shot last night on his way

TYLENE
He was what?

STELLA
Shot.

TYLENE
Did he die?

STELLA
Yes.

TYLENE
Dominick is dead?

(SOUND: Singing stops.)

STELLA
Yes. yes.

(STELLA moves SR as KRUMP DANCER #1 enters and begins dancing in silence...)



Dominick and 2 friends were driving back from his coach’s house. They’d watched 
a tape of that night’s football game. He’d done great apparently, running that ball 
all the way down the field multiple times, first game of the season. They drove home 
along fairly empty streets at midnight in Carson listening to music. Getting sleepy 
from being so hyped. And some guys shot at the car.

(Pause)

Dominick was hit twice, one of the bullets ripping straight through his heart. The 
other boys, who weren’t hit at all, drove immediately to Charles Drew.

They lay him down on the emergency room driveway, 
got back in the car,
You see they didn’t feel safe doing the right thing. They were sure they couldn’t 
safely bring a gunshot victim, their teammate, Friend, to the hospital. They were 
right. A police car saw ‘em and blocked the way of their car-—

(KRUMP DANCER exits during this tine)

they ended up sitting in a sheriff’s station all night getting questioned and held while 
Dominick died at the hospital.
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and tried to drive off.

(SLIDE: Newspaper article image of mourners)

(SOUND: Music cue: lylene singing “Memories” ('"“The Way We WereJ(j 
cappella... Music up, no jade.)

('Two main actions occur during this song: #1—the USHERS and KRUMP 
DANCERS, all in semi-formal black attire, enter and walk up on stage. Two people carry black 
folding chairs, one person carries a vase and a stack of articles and obituaries, while the remaining 
people carry Birds of Paradise flowers. The folding chairs are set up in 2 aisles flaring the vase, 
which is downstage C. As the people come near they place their flowers in the vase and either sit in 
one of the 2 chairs or take a standing position somewhere behind the chairs. #2 — STELLA walks 
into the audience once the funeral mourners have cleared the aisle closest to her, and ceremoniously 
hands copies of articles from the LA Times, 2001 that describe Dominick's shooting to a few 
audience members. She walks further into the aisle, and takes in the entire space, looking at the 
enlarged, hanging newspaper articles, reading them while the song finishes. The entire song plays.)

VOICE-OVER (SONG) 

(raspy and staticy—playing like ghosted vinyl)

“Memories light the corners of my mind, 
misty colored memories 

of the ivay we were, ...

water
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Shattered pictures of the smiles we left behind, 
smiles we gave to one another,

that is was all so simple then

or has time rewritten every line, 
if we had the chance to do it all again, Tell me— 

would we,

of the way we were. Could it be

could we.......
Memories may be beautiful and yet 
What’s too painful to remember,

we simply choose to forget...

(The song begins to fade out here. STELLA, still standing in an aisle of the house and 
facing the stage, continues over the remainder of the song...)

VOICE-OVER (SONG) 
“Oo-hh it’s the laughter, we will remember, 
whenever we remember,

the way we were the way we were...

(SLIDE: Steering wheel image)

STELLA
There was a doctor who was the husband of a friend of my older sister who had his 
hands in Dominick’s chest, massaging his heart when he died. Small world.

(Pause)

(MOTE: Al this point in STELLA’S dialogue, the funeral tableau—of chairs, vase, 
and mourners—should be in place.)

STELLA
At the funeral, I sat next to Dominick’s little cousin on his mother’s side who cried 
and then fell asleep against, my side. My brother wrote and recited “A Salute to the 
Young King that was once a Prince Dedicated 2 Dominick Batiste”:

BRENT

A Salute To The King That Was Once A Prince.
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I loved You to death.
You knew life was a test until you reached your final breath.
The story of a prince in the making of a King.
And until the fish stop swimming and the doves don’t sing, but this morning the 

doves cry.
The sky was your limit until you reached the gorgeous high.
The meaning of Life, now I know why and what’s in store, wishing
that before was after and after was before. In time we all have to 
meet up with Satan’s score. But until the end I’m truly convinced,

A salute to Dominick Batiste, the young King that was once a prince.

STELLA

The last line read

BRENT

Love Brent.”8

(The funeral disperses as people remove the chairs and exit the stage, leaving only the 
vase of flowers. A FEMALE MOURNER exits the stage but waits at the foot of the SL steps, 
grieving silently. The SISTER remains onstage as STELLA walks up the steps to join her...)

STELLA

He was so brave up there in front of all the family, all the strangers stuffed into 
the sanctuary. A bright perfect, arrangement of about a hundred Birds of Paradise 
stood in front of the casket like orange and purple wings spread out in an embrace. 
I never appreciated those flowers enough 4til that moment. Now Dad has them 
growing all around his house.

(STELLA and her SISTER walk SL)

Along the long concrete steps in the front of the church there were 5, 6 beautiful 
young ladies in anguished tears being held up by trios of friends. My older sister 
nodded towards them, raised her perfect eyebrows and mumbled,

SISTER

Ummmmm-Hm, Dominick ‘hit’ that. All of 'em;

(The SISTER exits down the stage steps, crossing to strike the vase of flowers as she 
exits to her original USHER position, while the FEMALE MOURNER exits after her.)
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STELLA

I don’t know how my unde survived that day. Or Dominick’s baby sister, Nicole— 
who’d traded her slumber party for a repast. I guess it was fair, right, we sacrifice 
one to streets that are supposed to be home.

(SLIDE: Stocker Street sign)

The corner of Crenshaw and Stocker is this crossroads where each direction you take 
shuttles you to a distinctly different part of the city. The hood, the hills (BALD-win 
Hills), the Westside, downtown... There’s an old liquor store—The Liquor Bank-— 
has been there for as long as I can remember. My mom used to go in there to cash 
checks when I was about 7, £T,’ 2, sat in the car seat next to me in the back of our 
big brown boat of a Cadillac. I was always nervous when she disappeared through 
the dark glass doors, sighed relief when she came out. I bought some Lemonheads 
and a Charms blue sucker in there one time with a quarter. There’s a new shopping 
mall, well, renovated in the 80s, that is shared by the really bougie black folks who 
live in the hills to the west and the proudly ghetto folks who inhabit the flats to the 
east. Before that there was just this long line of shops, one was this old Kirby place 
where the white rep would offer my mom $20 to buy our old vacuum cleaner every 
time she took it in for service. Said he’d put it in a museum.

(SLIDE: poem 4)

The pavement at that corner provides no evidence of so many histories in its insistent 
passing of traffic.

(Walks downstage C)
All the moments speak at once and—not at all, the concrete refusing to carry 
the onus of time, leaving that to memory. Only 1 can recount the landscape of 
corners, intersections signs that you can only stand to pass by holding absolutely 
still—because you know your tires traverse this space where life stopped. A cop car 
creeps by flashing lights no sound.

(Walks SR)
£T’ says in the hood the helicopters are the bass beat— 

thwoothwoothwoothwoo thwoothwoothwoothwoo—

(SOUND: A hip-hop music cue begins)

and the sirens are the melody...

(The beat drops in as 3 KRUMP DANCERS enter to stage center and begin dancing.
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STELLA

cT”d had a birthday party that was underway at about the time Ron G pulled up 
to that corner. It was Valentine’s Day, a Saturday afternoon. She turned 25. I’m 30 
and living back in LA, babysitting nieces, finishing the dissertation and waiting for 
job offers or that torturous ‘you have been ranked second’ call/rejection. I devoted 
my usual Saturday afternoon break to help with the party. It was too windy to get 
the BBQ going. Sunny in February in LA but NOT warm—so the coal wouldn’t 
catch, the wings wouldn’t cook. We left early. ‘T’ got this phone call as soon as 
we got home. I was walking carefully up the stairs to her apartment carrying this 
HUGE double layer heart-shaped cake. The kind my mother, then I, would make 
for her every year since she was 4—real buttercream frosting that she loves—but 
nobody ever got around to eating.

(SLLDE: Image of asphalt)
She got a phone call and she took off. Left me with her kid and no hint of where 
she was going, why or when she’d be back.

Ron G, Ronni G—Byron Gregory, one of the homies who was doing the Hollywood 
thing, working on the set of this UPN show and pulling his acting career together-— 
he was on the table at Cedars Sinai. !T’ and her friends went to the hospital and 
stayed together ‘til late that night. Something seemed to break. There wras no stone
faced staring down the eyes of adversity but a bare desolation that overwhelmed 
them all. I watched my sister who had stoically passed through so many deaths 
just collapse and I was so relieved for her sake that Ron’s death didn’t just flutter 
into the void.

(STELLA moves her hand from above her head towards the ground mimicking the 
movement of the Joley poem)

Unlike all the other cases where there is no suspect and little to no investigation, 
This one was tried. Though it almost went the traditional way, the way Dominick’s 
went. The police refused to take statements from people lined up at the scene waiting 
to talk. Sent ‘em home. The main reason the court case could be a go was because 
the young folks’ scattered street knowledge of events, their tenaciousness, led the 
D.A. to certain sources. And the trial is the only reason we have any information 
about the real sequence of things.

(One of the dancers “falls” and is carried off by the other two during thefollowing line...)
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So we actually know what happened, we know' the when, w'hy, how, and who.

(STELLA drags her folding chair to center stage and becomes “TYLENE” as she does 
this. The chair in the following monologue becomes the driver’s seat in the car TYLENE describes. 
She seats herself in the chair; envisioning Ron’s final moments...)

(SLIDE: Stocker Street sign)

TYLENE

There had been a funeral for this Blood earlier that day and his boys were driving up 
and down Crenshaw' all day banging on-people, red-ragging everybody, and hitting 
people up. That’s wav-ing a rag at people in cars and just an-ta-gon-izing them. 
Ron was stopped at a red light at Stocker and Crenshaw. By himself in his car. In 
the left turn lane. These guys pulled up next to him going in the opposite direction. 
Three dudes got out while one stayed behind the w'heel. They walked to their trunk 
and pulled out a ‘38 caliber revolver and some other kind of semiautomatic and 
walked towards Ron’s car. He saw' them coming.

(SLIDE: poem 5 below)
He tried to go forward but he couldn’t ‘cause there was like a buncha cars. And 
he hit the car in front of him. He tried to go back and he hit the car behind him. 
This Mexican man said he just quit trying, —he threw' up his hands.
And then just fell over to the side.

STELLA

He was young. He was black. He was not someone they knew'. He would suffice.

TYLENE

They unloaded 23 shells, got back in their car, and drove off. A nurse got out of 
her car and gave him CPR ‘til the ambulance got there.

He Bled
Onto the pavem e n

into his car.

t.

o her. . .t o

Two of the bullets hit him, one in his elbow and one in his chest. They can’t figure 
out how' the one in his chest killed him. His heart started beating again, but to 
everybody, you know, he died at that intersection...
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(SLIDE: Stocker Street sign)

(SOUND: Music cue. Tylene’s mournful voice singing a rendition gd“His Eye is on 
the Sparrow”playing softly in the background...)

VOICE-OVER (SONG)
(Same voice and style as The Way We Were.)

uWly should I fed discouraged? 
Why should the shadows come? 
Why should my heart feel lonely 
and long for ‘heavenly’ home?

When Jesus is my portion, 
a constant friend is He, 
His eye is on the sparrow 
and I know he watches, 

he watches me...”9

(The next portion of the text is delivered in subtle call and response with the song until
it stops...)

STELLA
£T5 let me borrow her car to take these slides. As I took shots of the corner from the 
front seat of the car, from the curb, my breath grew short, my throat thick. The 
camera shook snapping stills of the continuous motion over that spot in the street. 
I thought of every person he knew passing through the site of trauma, stopping, 
waiting, praying wordless prayers—opening the soul in mourning at a stoplight. 
Watching oncoming traffic carefully nervous at the lack of distance between vehicles. 

(Standing)

An off-duty sheriff’s deputy parked at the liquor store watched this whole thing 
and drove away.

(SLIDE: Busy intersection)

(STELLA drags her chair from SC back to its original position SR over the next few
lines)

He said he was afraid. The perps or their friends cruised the Gregorys’ house for 
weeks. CT’ and the homies stood out front and just watched 'em pass. Facing the slow



menacing threat with resignation, patience. Hoping their presence would stand in 
for their anger, their solidarity create some kind of protection. These are the folks 
that had hung tough while people around them fell.
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£T’, always so belligerently cool cried, worried, mourned. This is her.
(iGesturing towards singing filling the theatet)

In her life she is very frugal, stingy?, about using her voice and singing in public. 
It’s hard to get her to sing in church, she doesn’t do weddings—But she has come to 
respect death. It has gotten so that she only sings for people at funerals. And I don’t 
think she is singing for the mourners. It was humbling when I would drive her car 
to see Ron G’s photo on her dashboard next to her child’s picture that never gets 
moved. A lot of them did that. To remember not to forget since this one hit So close.

(SOUND: Music swells at “His eye is on the sparrow and I know he watches, he 
watches me,” then Jades out.)

STELLA
(Walking downstage C)

The massive response had to help get the case going. The shooting was covered 
in the paper and on the news. The funeral was incredi... have you ever seen a 
funeral procession that was more than 2 miles long that’s not for, like, a Kennedy, 
or fuckin’ Reagan? There were your Toyotas and Escorts, beat-up hoopdis, bright 
shining mustard Mercedes, silver jags, and SUVs coming out the ass from suzukis 
to suburbans, all with their lights on. Gars were still backed up at West Angeles 
funeral Home when the front of the line was turning left down La Gienega to go to 
the Inglewood Cemetery. Johnny Gill sang at the memorial service, Eddie Murphy 
and one of them Wayans Brothers was there.

The homies started The Byron Gregory Foundation called “Our Brother’s Vision.” 
Sometimes OBV. To give scholarships to good kids, with OK grades, who play' 
sports, like Ron, someone who wants to go to college, very talented, but not your, 
like, valedictorian. They had a T-shirt with Ron’s face and started a long series of 
fundraisers to provide scholarships in his name. I went to the 80s Roller Skating 
party just last July. They do these events together that are really exactly the thing 
that kept everyone in their circle alive all this time. A lot of people come. This kind 
of visibility meant so much for the case. It gave everyone something to do and also 
kept them connected to the issne, to each other.

(STELLA walks to her memorial wall SL)

(SLIDE: Newspaper article image of mourners)
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Two of the shooters came up on charges. ‘T’ and her friends showed up at every 
court date, every hearing, even after a rather confused judge said they didn’t have 
to and implied that, it wouldn’t make a difference. The status of things went back 
and forth with the effectiveness of the questioning and prosecution seemed to be 
asleep. One brave kid sat up on the stand and gave all kinds of details about the 
defendants’ actions on the day of the shooting. Those boys just stared at him with this 
wisened, chilling nod. Some witnesses forgot their testimonies, fudging the details of 
their depositions. If that sheriff’s deputy was afraid, I suppose the witnesses might 
be afraid of the promise of the kind of unrestrained violence they were being asked 
to recount. The homies saw one of the jurors talking to one of the defendants one 
afternoon long into the trial. Somebody found out she taught at his school. They 
reported it and got her dismissed. They were paying attention. Gathering and 
using pivotal information culled through an informal network of outraged peers. 
Knowledge came not from the sources of power, the voices of the system, but from 
vigilant minds behind the veil. CT’ got heated at the “I-wasn’t-there”, “It-wasn’t-me”s, 
the absolute lack of fear in the defendants. The bailiff emphasized staying coooool, 
right?, especially when the verdict came down... Bunch o’ young black people 
at an emotionally charged gang hearing. Me and my mom, everybody’s parents 
were scared for them. Seemed like the bailiff was too.

(SLIDE: Steering wheel image)

(STELLA moves upstage, close to the projection screen)

What if the jury came back with “Not Guilty?” .. .after ALL of this.,.

What would happen once the patience and hope in the justice system wore off 
leaving only vengeance and retaliation?

(The USHERS walk down the aisles into the house, speaking the Letter to the Judge in 
unison. Once they have gathered together at the center front of the stage, they continue reciting the 
Letter, trading most sentences, phrases, and words, and speaking together on others, each speaking 
with their own individual personality, creating a poetic, musically rhythmic expression of this letter 
that simultaneously represents the unique and the collective grief response to this loss. One of the 
USHERS represents the voice of the DOCTOR...)

USHERS
July 30, 2003. Dear Judge, I remember like it was yesterday...
On February 14, 2002,1 learned that bad news has no time limit. Here come the 
doctors.. .all of them. We swarmed around.. .shaking, waiting, praying, preparing,
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listening. He began with

DOCTOR
'Do you want to know about the events of the day?

USHERS

Yes. Ele tells us essentially, what the streets had already told us at this point. I found 
it hard to concentrate on his actual words. I was just waiting lor the final report. 
Trina grabbed my arm tight. Then,

DOCTOR
Despite everything we tried..?

USHERS
That was all I heard. NOOOOOOOOOOOOOOO!

(In pairs, the USHERS turn and walk up the auditorium stage steps, gathering in 
semicircle around an imaginary iibody,\)

They let us in the back in pairs to see him after about 30 minutes. Lena was in there 
when I went in. I reached to give his lifeless body a kiss and was warned, “Don’t 
touch him!” How the hell am I supposed to know? He didn’t look bad enough to 
be dead. He just looked asleep with tubes hanging out of his nose. I was just waiting 
for him to sit up and smile, “What’s up CT’?”

(The USHERS turn and walk back down the steps to the house floor, spacing themselves 
out in front of the edge of the stage,,.)

The initial viewing of the body put actual flesh and blood on the situation. He 
was gone. Nothing we could do would bring him home. The anticipation was gone. 
Now'- we were pissed. Who the hell did this? This doesn’t make any sense. I had just 
talked to Ron a week ago and he was making fun of me.

(Over the next few lines, the USHERS move in toward the stage center, forming a tight 
formation by the end...)

Ron and I weren’t close. I had known him for over 10 years, but we weren’t “close.” 
Nevertheless, he was the homie, my friend, an integral part of the family, and the



last person we would expect... He has a good family, loving parents, life-long friends 
that he never had to worry might kill him one day. Why did they have to take one of 

They have no idea howr much we all love each other, genuinely, whether we 
say it all the time or not; whether we see each other on a regular basis or not. We 
roll deep too, but not because the streets say we’re supposed to. Rather, because by 
the grace of God, we have formed an undying love and loyalty to one another that 
cannot be shattered. We accept each other’s faults. We make jokes about each other. 
Some of us even talk about: each other, but we can’t be touched. We are unique.
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ours??

I have dreams about Byron often. He’s alive in my dreams, laughing, drinking, 
hangin still. That’s all I have to remember him by nows..

STELLA

Still in Mourning, 
Tylene Davis

(The USHERS exit back to their places, but two of the USHERS remain at the edge 
of the stage—one on either side—in order to give the following exchange, and to return with the 
other USHERS when they finish...)

STELLA
Less than a year after the Valentine’s Day murder, J-rock and Skit-zo got 2 consecutive 
sentences each of 25-to-life—and they laughed. Folks who got up to speak before 
the sentencing called the defendant’s animals, inhuman-—

VICTIM’S FRIEND

You are a monster. You will burn in hell.

DEFENDANT’S MOTHER

My son is not a monster. I hope he finds forgiveness.

(The USHERS exit)

STELLA
‘T’ sat in the back of the room frozen by the surreal drama of two laughing boys 
who were losing life by losing freedom. It all felt pointless, like hitting a concrete 
wrall of air, invisible and porous but still slamming into it robs you of balance and 
sense and makes your head spin.
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(SLIDE: Newspaper articles about “Bicyclist” and “3 Young Men”)

STELLA
(Walking downstage C)

Have we had enough? Can you live this?

Ah, but everybody knows somebody, right?
(With an encouraging sarcasm)

What’s your growing up story?
(SLIDE: Stocker Street sign)

(Walking back to wall on SL)

When I was working on this narrative I called home to get some details from £T’ 
and check on whether she’d mailed her collection of obituaries for me to look at. 
She hadn’t --

TYLENE
Because I was thinking I might wait to add one.

STELLA
She had gotten a phone call that day that “Shaka” a 29-year-old man she had gone 
to jr. high school with had been killed the night before in Las Vegas.

(“TYLENE” expels a dry laugh.)

STELLA

Why are you laughing?

TYLENE

’Cause not a year goes by without somebody getting shot.

STELLA
(Picking up a funeral program)

She added his obituary to the collection after his memorial service. She saw our 
cousins’ aunt there. An old family friend. Some women my mother worked with 
15 years ago. The more funerals there are, the more people we seem to know. I 
was watching television once and his funeral program appeared on the screen in
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someone else’s hands.
(Gesturing to the auditorium space)

The web of sisters, mothers, fathers, and friends shrinks tighter and tighter until 
there is no space between us.

(STELLA walks SC)

TYLENE

“Shaka had, has?, three kids. We are feeling so sad for ourselves and then his son 
got up to talk. We all just remembered how awful it is for them. He was 8 and said 
his Dad was his hero. And he was there for his kids. Everybody was crying. He was 
shot 40 times. They emptied their guns, walked away and reloaded, came back and 
shot some more. They Shot him Up.”

(Pause)

“After they left, he got up and walked into the hotel lobby. When he got in there 
he said ‘Em drowning in my own blood but I know I’ll be alright.

(SLIDE: Image from funeral program cover for Shaka)

(SOUND: Music cue. ftThugz Mansion” by Tupac Shakur rises. It plays out in its 
entirety, from beginning to end.)

(STELLA crosses back to memorial wall SL. As SHE, crosses the lights dim except for 
the SL area, and the slide changes to a wedding scene. STELLA, begins to work on the wall, 
adding things to it and assessing her work...)

(SLIDE: Image of wedding party)

STELLA
Some people, like “the critics,” think this is corny.

(LIGHTS: spotlight on STELLA at SL memorial wall)

Hhmph. I like it. This part especially...

(STELLA pauses to listen as the “Thug Mansion33 chorus plays. “Ain’t no place Pd 
rather be, chillin with homies and family in a sky-high, iced out paradise in the skyyyy. Ain’t 
no place Pd rather be, Only place that’s right for me, chromed-out mansion in paradise in the
sbyy-'-’T
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(STELLA holds up two pictures of the rapper Tupac fir feedback from the audience then 
applies one to the wall. She turns away from the audience and surveys the wall pausing to take 
in the slide. She returns to putting the finishing touches on memorial wall, grooving and shaking 
her lhang a bit as the song plays and the last, spotlight on her gently fades.)

(LIGHTS: Black.)

(For die bow, the lights remain off long enough for applause to start. At applause, the 
house and stage lights rise. STELLA moves to SC to bow. 'The other performers enter from die 
SL wings,forming a line on either side and afew steps in back of STELLA. They bow once as a 
group, then step forward to STELLA’S alignment to do a collective bow. The “Thugz Mansion” 
song plays uninterrupted during this bow, and upon its finish "Stella” invites audience members 
to add notes and photos to die memorial wall. A question and answer is announced and begins 
without a curtain falling or "Stella” leaving the stage. As the crowd breaks the sound reverts to 
die pre-show soundtrack of hip-hop gangsta music until the Q&A is ready to commence.)
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1 Anyone interested in performing this piece should first contact the author directly for 

permission at stacksofobits@gmail.com. This script represents the April 2012 performance 
of Stacks of Obits at the University of California, Santa Barbara Multicultural Center. 
I owe special thanks to Brian Granger for directing this staged version of Stack of Obits 
and for his vital role in formatting this production text.

2 Dirty Rotten Scoundrels, “Gangsta Lean,” Gangsta Lean, 1993 Capitol Records.

3 wovw.jointogether.org; wrvw.tf.org/tf/violence/vp/facts/losangelesprofile.shtml; www. 
LAPDonIine.org.

4 Eazy-E, “Ole School S***,” The KWA Legacy 2, compilation 2002 Priority Records 
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Black California DreaminJ

Afterword

“A Cell is Not a Home’5: Asset Stripping and Trap Economics in 
Central City East/Skid Row, Part 2l

Clyde Woods

How can 1feel guilty after all the things they did to me? 
Sweated me, hunted me 

frapped in my own community.

-Tupac Shakur, “Tapped

The campaign to expel low-income residents from Los Angeles’s Central City 
East/Skid Row reflects a global coordinated effort by corporations and governmental 
bodies to reorder urban life. Throughout the nation, historic working-class 
neighborhoods are being transformed into privatized and militarized upper-middle- 
class zones of exclusion. New York, San Francisco, New Orleans, and many other 
cities share this experience and the numerous tragedies associated with it. These 
tendencies bring into relief a series of questions: What is unique about the expulsion 
of residents from Central City East/Skid Row? Is it the diminution of constitutional 
rights? Is it the reemergence of racial segregation? Is it the demonization of the most 
economically and physically vulnerable members of our community? Is this just 
another case of a social experiment being test run on these populations before being 
applied more widely? Or is it the resilience of this community and its determination 
to have its humanity? Can the many different stories of past and present residents, 
their blues, teach us about the challenges we all are facing and how to build new 
sustainable and socially just communities in the face of the naturalization of policies 
that are creating a new system of multigenerational dependency and immiseration?

Beginning in the 1970s, Skid Row became the most visible symbol of the 
failure of a regional urban policy that emphasized social abandonment, the upward 
redistribution of wealth, and the adoption of authoritarian solutions to address 
growing racial, class, and gender inequalities. The downtown redevelopment 
agenda was organized around asset stripping and asset hording. Affordable housing 
was demolished in favor of new corporate centers. Russ Rymer notes that the 
redevelopment plan adopted by the Los Angeles City Council in 1976 included 
the creation of a distinct “containment” zone for displaced residents. In addition 
to preserving the Single Room Occupancy (SRO) hotels in this enclosure, the city

2



concentrated social services, clinics, non-profit hotels, residential hotels, shelters, 
missions, transitional housing, and subsidized housing within the Central City East/ 
Skid Row zone.

This ghettoization policy created a zone that thousands were forced into by the 
multiple crises of the 1980s: factory closures, recession, high rates of unemployment, 
lack of affordable housing, and continuous city, county, state, and federal cutbacks. 
Over 30,000 Los Angeles County residents were homeless by 1982. As the homeless 
population increased, its demographics shifted from transient, white males to recently 
unemployed African-Americans and Latinos, particularly from resource-deprived 
South Central Los Angeles. A highly active political community emerged among 
the homeless to push for services, housing, and employment. Yet, within the Skid 
Row containment area/enclosure/trap, assets were being stripped. By the early 
1980s, despite the housing crisis, ‘'half of the hotels in Central City East had been 
torn down (many for parking lots) or had burned.

By the mid-1980s, Los Angeles was known as the “homeless capitol of America. 
During the 1990s, social services subsidies obtained from companies that benefited 
from the first round of redevelopment were disappearing at the same time local and 
federal institutions were fostering the conditions that encouraged homelessness. The 
prison industrial complex resulted in the demographic collapse of many communities. 
The destruction of affordable housing throughout the city was compounded by the 
lack of investment in new construction and housing discrimination. The five-year 
lifetime time limits embedded in Clinton’s welfare reform policy increased the 
number of homeless families.

In Malign Neglect: Homelessness in the American City (1994), Jennifer WoJch and 
Michael Dear note that during the 1980s and 1990s, the welfare state in California 
was severely undermined by new public polices: Proposition 13 induced social 
program cuts; Republican governors George Deukmcjian and Pete Wilson made 
deep cuts to social spending; and health services were privatized and eliminated. 
Similar cuts in Los Angeles County targeted the previously empowered members 
of the working class.

Political support for economic alternatives was undermined as white liberals and 
the black and Latino middle class became part of the city’s growth coalition. As 
the definition of economic growth shifted from job creation to gentrification, those 
in need of housing and employment were politically and economically abandoned.
A new round of racial enclosure and displacement policies fueled the engine of 
African-American homelessness during the 2000s, The 2007 Greater Los Angeles 
Homeless Count found that there were 73,000 homeless persons in the county on any 
given day and 141,000 individuals who experienced homelessness at some point 
during the year.5 In a county where the African-American population is just 10 
percent, the racial make-up of the homeless population reflected the devastation 
of African-American employment and housing options, and of their communities. 
The homeless population of Los Angeles was 50 percent African-American, 24
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percent Latino, 19 percent white, 2 percent American-Indian or Alaskan Native, 
and 1 percent Asian or Pacific Islander.6 The 2005 Slate of Black Los Angeles report 
found that African-Americans were behind all other racial and ethnic groups in 
every major social and economic category.7 Yet, it also found that blacks exhibited 
the highest rates of civic engagement.

By 2005, there were 13,000 residents in the district, 60 percent of whom were 
African-American. The average income was $8,855 while the official unemployment 
rate stood at 25 percent while another 50 percent of adults were not searching for 
work and were thus not counted in the official unemployment numbers.8 Also, once 
the boundaries and functions of the new' Central City East/Skid Row neighborhood 
w?ere established by the city in the 1970s, the district became a place where many 
jurisdictions, institutions, and agencies from throughout Southern California would 
abandon, make invisible, or erase human beings who needed care by a practice 
known as “dumping.” More than a dozen hospitals, law enforcement agencies, and 
other institutions w'ould abandon homeless persons from other cities, discharged 
hospital patients, the elderly, the disabled, the drug-addicted, the mentally ill, and 
the recently paroled on to the streets of Skid Row. Without resources, many wrere 
trapped by their reliance on social services. Yet, concerned community members 
did rescue many.9

Before 2005, public policy decisions resulted in several forms of assets being 
stripped from the residents of Central City East/Skid Row. High rates of hunger 
and malnutrition forced many residents to choose between paying rent and buying 
food. Additionally, food insecurity was prevalent due to the lack of cooking facilities, 
storage, grocery stores, transportation, nutritious food, and food stamp assistance 
capable of meeting basic needs, despite the distribution of free meals.10 The 
elimination of 1,000 residential hotel rooms between 2001 and 2006 contributed 
to the homelessness within the community.11 Those who were able to find housing 
often had their health, safety, and shelter stripped from them by predatory landlords 
who tried to drive tenants out of buildings by refusing to make repairs, intimidation, 
or by illegally raising rents.52 Other landlords relied on a perpetual asset stripping 
practice. Every twenty-eight days they would evict tenants and seize their possessions 
in order to ensure they did not reach the thirty days necessary to gain rights as 
legal tenants under California law. For instance, the Bristol Hotel’s landlord ordered 
tenants to vacate the building in one hour, ignoring the ninety-day eviction notice 
and relocation assistance laws.

While the city spent hundreds of millions of dollars subsidizing residential and 
commercial development, residents of Central City East/Skid Row were provided 
neither affordable housing nor job opportunities. In addition to employment 
discrimination, new traps w'ere created by the increasing segregation of public 
spaces: racial profiling; massive law enforcement sw'eeps; private security forces; 
video surveillance; declaring streets and park benches off limits; and by creating 
separate and unequal entrances and elevators in mixed-income buildings.13
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Other traps were created by constant law enforcement harassment. A 2000 
lawsuit led to a restraining order preventing the LAPD from “stopping the homeless 
without reasonable suspicion while they are simply standing or walking on public 
streets and sidewalks.”14 In 2001, Alice Callaghan observed “instances when officers 
demanded identification from someone then cited him for littering when he threw his 
cigarette away to get his wallet.”15 Rymer noted that if “the homeless person did not 
make the trek to court, the misdemeanor led to a warrant, turning a luckless man 
into a wanted man.”16 A 2003 suit, Fitzgerald v. City of Los Angeles resulted in a 2008 
ruling that the LAPD was engaged in unlawful stops and searches of those who were 
either sleeping on the street, jaywalking, or ticketed for minor offenses.17 Another 
trap emerged in 2004 as Central City East/Skid Row was targeted by recruiters 
for military contractors promising 360,000 a year jobs in the Middle East.18
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Cruel and Unusual

They spread their poverty and misery 
Creating the biggest catastrophe 

Since Katrina hit K 0.

Our ground zero 
Is found in Skid Row

Gerardo Gomez, “lent Cities”19

Much like we witnessed in the Hurricane Katrina debacle, there is ,N0 plan in 
place that would ensure the well-being of current residents who ‘just happen” to be 
Black. Instead all of the rhetoric we are forced to swallow simply demonizes this 
Black community and paces the path for its permanent removal In'force, trickery, or 
‘ ‘unin tended” con sequences.

-Community Connection20

At the height of the debate over the displacement of African-Americans from 
New Orleans, Los Angeles city officials and business leaders geared up to accelerate 
the final displacement of Skid Row’s homeless residents by creating a newr panic. 
After thirty years of using Central City East/Skid Row as a human dumping 
ground, city officials “suddenly” discovered that other jurisdictions, institutions, 
and agencies throughout Southern California were doing the same thing. The Skid 
Row gentrification coalition led by the Central City East Association complained 
bitterly about how their project was being compromised by the practice.21 While 
social abandonment by the regions’ hospitals and other institutions became a major 
national scandal revealing official callousness, Los Angeles Times columnist Steve 
Lopez chose to contribute to the demonization of the residents in a 2005 series. In 
an article, Lopez recounts howT newly elected Mayor Villagorossa accompanied him
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on his “forays” before giving the Mayor orders to hx the problem:

“I mean, that almost looked like Bombay or something, except with 
more violence,” Villagorossa says of his two trips to skid row last week. 
“There is no place [in the city] where the chaos and the degradation 
are as pronounced. You see a complete breakdown of society.” Yes, and 
it’s utterly unacceptable. Now fix it. 22

By November, the Central City Association was pushing for an anti-camping 
ordinance allowing LAPD to arrest individuals sleeping, lying, or sitting on 
sidewalks. 23 In April 2006, the US 9th Circuit Court of Appeals ruled that the law 
and the practice was cruel and unusual punishment particularly given that 1,500 
homeless persons on any given night were competing for 100 shelter and mission 
beds. Another setback for the city and downtown business leadership -was the slow 
sale of condominiums and the reluctance of New York real estate firms to invest. 
Several blamed the presence of the homeless residents. This setback set off a panic. 
Soon afterwards, in April 2006, the city launched a new $50 million program to 
build housing for homeless and low-income residents while the county dedicated $100 
million to establish live shelters with social services throughout the jurisdiction.

The other response to the panic of slow condominium sales was more 
authoritarian. Despite the April 2006 ruling, in September, the city attorney 
authorized LAPD to enforce a sidewalk-sleeping ban during daylight hours.23 In 
the same month, the Safer Cities Initiative (SCI) was launched. In addition to 
dramatically increasing the number of police officers in the district, multiple sweeps 
and constant harassment followed. Several policies and practices associated with 
these initiatives combined asset-stripping with the creation of social behavioral traps. 
The police removed milk crates, shopping carts, pillows, and blankets from areas 
■where the homeless congregated. At times, the police ticketed and even arrested 
homeless residents for the possession of milk crates.

Gary Blasi and Forrest Stuart found that during the first year of the program 
in the fifty-block area of Central City East, “LAPD made about 9,000 arrests and 
issued about 12,000 citations (primarily for crosswalk violations).”27 According to 
several observers, some of the jaywalking violations were due to the intentional 
shortening of the time allotted to cross the street. The thousands unable to get 
their shopping cart across the street in time were fined twenty-live dollars. This 
fine exploded to $159 once court costs were added. Blasi notes that “to someone 
subsisting on County General Relief, it is equal to nearly three weeks total income.” 
The failure to pay resulted in warrants being issued, arrest, incarceration, all of 
which leads to the further loss of possessions, and deeper impoverishment.28 Blasi 
and Stuart also discovered another trap. While “people were being cited for littering 
(including such offenses as dropping a cigarette ash) in areas with no trash cans, 
the city’s ‘enhancement’ team struggled, but failed, to find the resources for eleven 
trash cans for the area.”29

24

26
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In addition to creating a pipeline to prison, the SCI expulsion campaign resulted 
in many individuals fleeing to Echo Park, Hollywood, Santa Monica, and South 
Central. According to Julie DeRose, director of homeless services for St. Joseph 
Center in Venice, “We’re putting down a solution in skid row that affects everyone 
else.”30

Clyde Woods

aNo More Jim Crow on Skid Row

■Los Angeles Community Action Network (LA CAN) slogan

It is often forgotten that Central City East is a community. One of the costs of 
the multi-billion dollar campaign to redevelop downtown has been the humanity 
of the residents and the humanity of those who have accepted their demoninzation. 
Despite the multiple campaigns to expel this community, residents and their allies 
have launched numerous campaigns to preserve their community and their dignity: 
ending violence against women; preserving affordable hotels; making politicians 
accountable; increasing job opportunities; providing information on available 
services; ending police harassment; limiting hunger; prosecuting landlords; filing 
law suits; creating services for children; registering voters; forming coalitions; and 
holding community events such as talent shows, poetry readings, fashion shows, 
and picnics.

The policies of perpetual asset stripping and social traps have ensured that 
individuals would become homeless, remain homeless longer, and become even 
more dependent upon limited services. The new policy regime is dedicated to using 
these same policies to accelerate the expulsion of residents. The question remains as 
to whether or not this policy will continue during a recession defined by a decrease 
in the demand for upscale apartments and an increase in the demand for Central 
City East/Skid Row’s housing and social services. As the philosophy and polices 
of abandonment, destitution, food insecurity, racial and gender discrimination, 
child endangerment, and expulsion spread throughout Los Angeles, California and 
the nation, there is much to be learned from LA Can, allied activists, and their 
movement to create a new social compact.
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Notes
1 Clyde Woods was working on ‘“A Cell is Not a Home’” when he fell ill. Though he was 

unable to finish the essay, the piece nevertheless illustrates the promise of a thought- 
provoking discussion that proved evident in Clyde’s scholarship over the course of his 
career.

2 2Pac, “Trapped.”
3 Rymer, “The Rules of the Row,” par. 17.
4 Nagourney, “Los Angeles Confronts Homeless Reputation,” par. 7.
5 Los Angeles Homeless Services Authority, 2007 Greater Los Angeles Homeless Count, 17.
6 Ibid., 19.
7 United Way and Los Angeles Urban League, 2005 State of Black Los Angeles, 2.
8 Rymer, “The Rules of the Row”; Los Angeles Community Action Network, Taken for 

Granted, 1.
9 “Film Features IAPD Dumping in Arts District;” Winton and Di Massa, “Police Allege 

5 Patients were Dumped on Skid Row by Hospital,” Al; Blankstein and Winton, 
“Paraplegic Allegedly "Dumped’ on Skid Row,” Bl; DiMassa and Winton, “Four Suburbs 
Said to Have ‘Dumped’ Homeless in LA,” Bl; Ibid., “Dumping of Homeless Suspected 
Downtown,” Al; In 2006, the state legislature was forced to pass a law prohibiting human 
abandonment across city boundaries.
Los Angeles Community Action Network, Taken for (Touted, 7.
See Fine, “Caught in Downtown’s Conversion Crossfire.”

!2 “Sue the Bastards,” 2.
Ibid.; See Nieves, “Skid Row Makeover.”
Rymer, “The Rules of the Row,” par. 45.

13 Ibid., par. 35.
Ibid.

Winton and DiMassa, “IAPD, AGLIJ Agree on Restrictions for Skid Row Searches.” 
i8 “Mission Impossible,” 11.

Gomez, “Tent Cities,
20 “Nervousness Emerges From Central City Association?”, 5.

DiMassa and Winton, “Dumping of Homeless Suspected Downtown,” Al.
Lopez, “Street Conversations With the Broken-Down Brigade,” Al.
AGLU of Southern California, “Criminalizing the Homeless.”
DiMassa, “Pitching LA. to N.Y Pinstripes,” Bl.
Hoffman, “LA Cops Crackdown on Skid Row as Gentrification Looms,” Mew Standard.

26 “Film Features LAPD Dumping in Arts District”; George, “Police Tactic Strips Homeless 
of Comfort.”
Blasi and Stuart, “Research Report,” 2.
See Blasi, “Policing Our Way Out of Homelessness?”.
Blasi and Stuart, “Research Report,” 2.
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30 Khalil and DiMassa, ‘‘Rousting of Skid Row Homeless Puts Strain on Surrounding 
Areas,” Al.
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Praise for Clyde Woods

After a 2010 visit to Haiti, Woods asserted that he saw Haiti and saw the future. 
What Woods observed in Haiti was that people, who did not control capital, 
resources, or canons, could continue to resist against imperialism and a culture of 
exclusion. Haiti proved to Woods something that he had already long understood 
from his work in Los Angeles and other urban environments: that scholarship must 
be geared toward the preservation of the earth’s most precious cargo—its people— 
and it must work to restore wholeness where there has been loss and fragmentation. 
This collection is a tribute to Woods’s teaching and his belief in human possibilities, 
principled alliances, and power of transformation through community engagement, 
ultimately recognizing Woods’s immense legacy as a praise song for urban renewal, 
regeneration, and hope.

Claudine Michel
Assistant Vice-Chancellor, Academic Programs, Division of Student 
Affairs, UCSB & Interim Director, Center for Black Studies Research

Let us do more lhan remember Clyde Woods. Following his example and legacy, 
we must teach, research, and become engaged in our communities with Clyde’s 
singular passion and commitment. Wc can do no less.

Alva Moore Stevenson
Program Coordinator, UCLA Library Special Collections
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ABSTRACT

White Nostalgic Redevelopment:

Race, Class, and Gentrification in Downtown Los Angeles

by

Monica Lomeli

This dissertation research is an urban ethnography of how competing racial-ethnic

and class groups and individuals make meaning for themselves in the context of

gentrification and redevelopment in DTLA (downtown Los Angeles). The 1999 Adaptive

Reuse Ordinance, alongside the Bringing Back Broadway (BBB) redevelopment initiative,

has bestrewed DTLA with loft conversion and development. Specifically in the Historic

Core neighborhood, gentrification has produced a site of racial and class polarities (Soja

1995) given the neighborhood's adjacency to Skid Row. The Historic Core is populated by a

majority-white group of loft residents who are also pet owners, indigenous Skid Row

residents, and old-timer Latino/a businesses. This study asks: how do polarities in racial and

class composition of residents and local businesses converge within neighborhood affairs,

problems and conflicts given recent redevelopment and gentrification? Over a three-year

xi



period (2010-2013), data collection included participant observation as researcher and

resident, 36 in-depth, semi-strnctured interviews, and analysis of mixed media data and

artifacts. White nostalgic redevelopment theorizes the attempt of redevelopment supporters

to whiten and restore DTLA to a zenith-era of upscale name-brand shopping and mainstream

entertainment, much like at the turn of the 20th century. I find that domineering mechanisms

of socio-racial microaggressions, the homeless control complex, and nostalgic narratives

are employed by redevelopment supporters to control subordinate racial and class groups

who are blamed for neighborhood decadence. This analysis is revealed in the examination of

DTLA loft living culture, discussions about pets as a register of neighborhood inequalities,

and the dissolution and evolution of old-timer Latino/a businesses.

Keywords: white nostalgia; racial and ethnic relations; gentrification; loft living; Los

Angeles
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Chapter 1

White Nostalgic Redevelopment

In 2010, I moved in to a 1924 historic building newly converted into residential lofts

in the Historic Core neighborhood of Downtown Los Angeles (DTLA). The building has a

walkway of commercial ground floor space that connects two busy streets, Broadway and

Spring Streets. During my property tour, I took notice that stores on the ground floor were

reminiscent of an indoor swap meet common in working-class Latino/a neighborhoods.

Jacob, the sales agent giving me the tour, took a moment to explain some coming changes to

the stores. He said “European-style” shops such as a “chocolatier” and a wine store would

soon replace the toy, clothing, and electronics stores catering to a majority-Latino/a

patronage. In time, he said, I would see downtown’s “urban renaissance” take place. As I

write in 2014, there are only two small Latino/a businesses still surviving in that space. New

businesses that have opened in this commercial walkway include a mid-level convenience

store and, consistent with Jacob’s valorization of “European-style” establishments, a crepe

restaurant and a gelateria have also opened. Forthcoming are a trendy gourmet taco

restaurant and a pub. Additionally, about half of the store spaces are closed off with opaque

plastic sheets hanging from top to bottom as the smells and sounds of construction workers

welding and hammering emit from the spaces. I was warned by other sales agents during my

loft rental search that “no one wants to live east of Broadway” or in the Historic Core but my

sociological intuition told me this was the place to live. Upon my residency, I began to

comprehend the racial and class implications of living “east of Broadway” on the boundaries

of Black Skid Row, within the Latino/a Broadway shopping corridor, but in a majority-white

gentrifying neighborhood.
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Gentrification connotes the entry of middle- and upper-class individuals to a once

economically disinvested residential neighborhood. Through the process of gentrification, a

slum-like neighborhood is refashioned as aesthetically and structurally attractive. New high-

end boutique shops and name brand stores open while local and tourist dollars flow to

entertainment attractions, in essence, to enable the area to compete in the global market as a

desirable site for investment (Davila 2004). Smith (1996) distinguishes redevelopment from

gentrification, stating that “redevelopment involves not rehabilitation of old structures but

the construction of new buildings on previously developed land” (Lees, Slater and Wyly

2008: 9). When making distinctions and considering the meaning of “gentry-fication” it is

important to understand that in gentrification, the gentry move in to an already established

residential neighborhood—not a new one. Most historical buildings in the Historic Core

were primarily sites for offices abandoned by the westward move of downtown towards

Bunker Hill. The largely vacant buildings became residential following an adaptive reuse

ordinance. However, some of the buildings remained active as low-cost hotels and SRO

hotels prior to this, serving Skid Row residents, the neighborhood’s longstanding

inhabitants. Additionally, newly built loft properties have also added to the influx of new

residents. For these reasons, I use both the terms “redevelopment” and “gentrification” to

describe how my research site became residential.

Gentrification is essential to explaining tensions between indigenous residents and

“powerful players” (Flanagan 1993: 3-4) in the increasingly globalized city. The

classification of Skid Row residents as legitimate “residents” of the Historic Core

neighborhood is hotly debated. Most loft dwellers cite the homeless’ lack of economic

contribution to the local economy and their residency “on the stoops of buildings,” rather

than in the actual buildings, as ways of disqualifying them from consideration as formal
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residents of the area. Yet, the denizens of Skid Row were the only residential group in the

Historic Core prior to loft residents moving in, even if their places of residence were on the

streets, at the missions, or in shelters or SRO hotels. I classify indigenous stakeholders of the

Historic Core to include the homeless living on the streets, the low-income population living

in government-subsidized housing, and operators of the old timer majority-Latino/a

businesses, all of which preceded the gentry. The “powerful players” in my field site include

the loft residents or the “new crowd,” owners and operators of new businesses, redevelopers,

landlords, politicians, and the local government, all of whom benefit from gentrification and

redevelopment.

Gentrification has a negative impact on an indigenous community when the arrival of

the gentry in their neighborhood sets in motion a process whereby they can no longer afford

to stay where they live. This is not the case in the Historic Core neighborhood where a mix

of majority Black homeless and low-income residents live side by side with predominantly

white middle- to upper-class residents. Affordable housing secured for decades to come by

city subsidies and policies and the proliferation of market rate lofts makes this neighborhood

a prime location to study race, class, housing, and social inequalities.

Statement of the Problem

Studies of gentrification generally specify the obvious class differences among

newcomers and indigenous residents but tend to gloss over the importance of race as a

significant component to the process of gentrification. Most studies of gentrification contain

superficial data provided about the numbers of residents who belong to any particular racial

or ethnic group, but ...race as a subject of direct inquiry and serious concern is

conspicuously absent from many investigations...” (Kirkland 2008: 18). Boyd (2008) relates

this absence to the assumption that whites are always the gentry and fight to enter and
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control a residential neighborhood against the people of color who are the ones being

displaced (Kirkland 2008; Bostic and Martin 2003). In the Historic Core, however, I find a

diverse racial-ethnic category of gentrifying residents. Thus, in this study, while I include

gentrifiers from various racial-ethnic groups and class positions, I find that “advantage'

(Boyd 2008) is what binds them together and separates them from Latino/a shopkeepers and

small business owners on Broadway or the Black homeless and low-income population of

Skid Row. Moreover, the entry of majority-white loft residents into a majority-Black

neighborhood as represented by the homeless and poor in the Historic Core shines a

spotlight" on the unusual influx of whites to a majority-Black neighborhood (Lee 1985 as

cited in Freeman 2006). This study troubles the dichotomy of gentrification as a “white

versus Black” battle for neighborhood appropriation and expands it to a triangular one that

includes the fight of indigenous Latino/a business owners and operators who are otherwise

not regarded in gentrification studies. One of the main purposes of this study is to detail the

racial-ethnic experience of those affected by gentrification, a dynamic which has been

labeled “a huge omission' in the gentrification literature (Rivlin 2002: 178 as cited in

Kirkland 2008: 19).

Purpose and Significance of the Research

Current studies research the explosive redevelopment and gentrification of DTLA

through approaches that emphasize economics, housing, and real estate (Harcourt 2005),

parking (Manville 2013), art (Peterson 2012), social control (Marquardt & Fuller 2012),

poverty (Reese, Deverteuil, & Thach 2010), policing (Stuart 2011; Vitale 2010), and

planning and policy (Powe 2010). Top-down approaches such as Harcourf s (2005) study,

are based on interviews with property owners, developers, and homeless advocates but do

not include the voices of those who live in the community. Powe’s (2010) dissertation
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research, also based on interviews, succeeds at telling the qualitative stories of people from

Skid Row and the challenges gentrification brings to their community and livelihoods. My

dual immersion as researcher and resident of the neighborhood brings enhanced perception

and depth to this study. Furthermore, the customary two-sided debate involving “the gentiy

versus indigenous residents” is problematized with the inclusion of the concerns of Latino/a

small business owners and operators. This research responds to the deficiency in research

detailing racial/ethnic relations and class inequalities among loft residents and Skid Row

residents by including their own accounts and perspectives. The interplay among race, class,

and gentrification in the neighborhood is explained through the theoretical framework I

conceptualize in this dissertation as white nostalgic redevelopment. The findings in this

study are significant not only to urban sociology, but also to American studies, Latino/a

sociology, and studies of Black communities.

Research Questions

Employing urban ethnographic and interview methods, this study asks the following

research questions; how do the race- and class-based groups comprised of predominantly

Latino/a small business owners and shopkeepers, majority-white loft dwellers, and the Black

poor and homeless in the Historic Core understand and interpret neighborhood affairs,

problems and conflicts given recent redevelopment and gentrification? Who do they (these

raced and classed groups) hold responsible for neighborhood changes and conflicts? How do

they feel belonging (or not) to the changing and gentrifying landscape? Finally, how do the

competing interests of these race and class-based groups emerge in formal settings such as

public meetings and in informal interactions on the street?
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Gentrification

Generally, the term gentrification is associated with a negative impact on an

indigenous community. In an effort to neutralize the negative connotation of the term,

friendlier gentrification-masking vocabulary is used in its place. Pattillo (2007) explains that

the contemporary lexicon favors words such as ‘renovation’ and ‘rehab,’ when referring to

specific buildings, or ‘revitalization,’ [and] ‘conservation’...” (p. 8). Whereas the larger

process of gentrification may be referred to as an “urban renaissance, aurban regeneration,

urban sustainability.” Lees (2003) argues that these phrases are “neutered terms [that]or

politely avoid the class constitution of the processes involved. It’s hard to be for

‘gentrification,’ but who would oppose ‘urban renaissance, f i urban regeneration,’ and ‘urban

sustainability [?]’” (Lees, Slater and Wyly 2008: xix). Gentrification-masking vocabulary is

often entrenched in political, economic, and social arguments in favor of gentrification and

its effects. Given the resistance to gentrification on the part of indigenous residents and the

economic interest of businesses, developers, and civic government, gentrification is a

controversial subject. At stake on both sides are the possibilities of gaining or losing

housing, the use value of the community, jobs, and profits.

Arguments in favor of gentrification point to putative economic and social benefits

for indigenous residents in the form of social class mixing, job-creation, increased property

values and capital investment in the area. For example, Byrne (2003) argues that

gentrification is good for the working class and those without higher education. The benefit

of containing upper-class and well-educated individuals in a neighborhood is related to the

financial buying power of the upper-classes. They are more apt to purchase local goods and

services from the community, to pay taxes, and be involved with local, state and federal

government processes. Gentrification proponents say that gentrification makes employment
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opportunities more available for the urban poor, improves their social condition and lessens

their isolation, “reduces crime, and increases the educational attainments of the poor” (ibid.,

p. 422-424). Social mixing permits groups of different social classes to utilize each other,

however indirectly so, for their livelihoods. Lees, Slater and Wyly (2008) explain that

supporters of social mixing, as achieved through the process of gentrification, contend that

social and financial impoverishment of the urban poor is ameliorated by the wealth in the

pockets of the gentry who contribute to job creation. This mixture of upper and lower

classes, Byrne (2003) states, creates a social “balance” (p. 406) that is mutually beneficial.

Along the lines of economic improvement, cities and civic leaders are attracted to

gentrification for the promise of economic gains. This is especially important given the

global spectrum of capitalism and competition among cities for tourist dollars, residents, and

investors. More so, gentrification reduces commercial and residential vacancies, develops

new local and aesthetically-pleasing projects, reduces suburbanization, and reinvests in older

housing (Lees, Slater and Wyly 2008). Gentrification signals a “healthy real estate market'

and the market, presumably, is always the ‘''solution” to financial disinvestment of a city

(Harvey 1989, 2000).

At the forefront of anti-gentrification arguments is the concern for displacement of

indigenous residents, who most usually, are working-class and/or racial-ethnic minorities.

Displacement occurs either directly or indirectly through the costs of newly-built

gentrification, higher rents, higher taxes, new zoning requirements and an increase in living

expenses (LeGates and Hartman 1986; Marcuse 1986; Smith 1996; Wyly and Hamrnel 2004;

Lees, Slater and Wyly 2008). The renovation of previously affordable and unappealing realty

comes at a heavy price to indigenous residents for whom, the existing neighborhood may

have been a rare affordable place to live. Adversaries of this displacement theory argue that
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gentrification is not the culprit for unavailability of affordable housing. Instead, a lack of

government funding and programs to secure affordable housing are at the crux of the

problem (Byrne 2003).

The anti-gentrification point of view designates all other groups affiliated with 

gentrification, except indigenous residents, as beneficiaries from the process. Beneficiaries 

include young urban professionals better known as ‘yuppies1’ who dominate cultural and

entertainment facilities, Realtors who exploit the market to make profit from “previously

marginal properties,” and government leaders who are looking to increase volume of

individuals paying local taxes and to decrease spending on social services to the urban poor

(Freeman 2006: 59-60). Freeman (2006) reminds us of the hierarchical and social-

stratification effects gentrification creates in society by stating that gentrification “is a

continuation of the history of marginalized groups being oppressed by the more powerful'

(p. 59).

Class- and race-based arguments against gentrification reference colonialism, the

structured advantages of whiteness, and neoliberalism as frameworks for understanding its

unequal distributions of wealth and power, Atkinson and Bridge (2005) view gentrification

as a new colonialism. They explain that gentrification parallels the monopoly of wealth and

power historically associated with colonialism, which sought to exploit powerless peoples

for economic amalgamation and economic development. More so, the fact that the gentry are

majority white and wealthy, adds another dimension pointing to the social and economic

privileges of whites as contributing to geographical changes in urban space (Shaw 2006;

Lipsitz 2007). The degree to which property values in a neighborhood become “financially

i t ‘Yuppies” is a short term for "young urban professionals" or "young upwardly mobile 
professionals.”
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‘hot’” depends on the willingness of whites to move in (Anderson 1990: 26). But in the long

run, gentrified neighborhoods increase in value only so long as they are virtually empty of

people of color. A new colonialism in combination with whiteness and a neoliberal socio

economic system, “force poor and vulnerable residents to endure gentrification as a process

of colonization by more privileged classes” (Lees, Slater and Wyly 2008: 167).

Theoretical Framework

L.A. School of Urban Studies

This study is theoretically grounded in the postmodernist Los Angeles (L.A.) School

of Urban Studies developed by Edward Soja and Mike Davis, and the new urban sociology

as represented by Sharon Zukin (2010; 1991; 1982; 1980) and Neil Smith (1996). Soja

(1995) theorizes that there are six discourses “aimed at making sense of the whole urban

region, the spatiality and sociality of the urban fabric writ large” (p. 3). These six discourses

are based on a macro level analysis but are to be aligned with “views from below” (p. 3) and

other micro perspectives. He acknowledges that social factors of race and class can easily be

ignored in macro perspectives, but a combination of macro and micro views contributes to

an analysis of race and class. Two of his visions or discourses based on L.A. are important

for the purposes of this study: metropolctrities and carceral archipieiagos.

A popular discourse in urban sociology, metropolctrities refers to the “increasing

social inequalities, widening income gaps, new kinds of social polarization and stratification

that fit uncomfortably within traditional dualisms based on class (capital-labor) or race

(white-Black) as well as conventional upper-middle-lower class models of urban society’

(Soja 1995: 8). This frame looks at the socioeconomic and racial polarities of yuppies,
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■dinks, or the economically upwardly mobile against “the truly disadvantaged” (Wilson

1990) or the underclass (p. 8). This concept is useful to the present study, given the racial

and class differences of the gentry and indigenous populations in DTLA due to

gentrification.

Carceral archipielagos refers to “the rise of fortress cities, surveillance technologies,

and the substitution of police for polls” (Soja 1995: 5). Carceral archipielagos are most

vividly captured in Davis’s book City of Quartz (1990) in which he likens the city of Los

Angeles to a fortress. He argues that L.A. fortifies and polices public and private space in

defense against “people of meager material means” who “threaten to disrupt the normal flow

of commerce and social life” (Flanagan 2010: 272). Security guards, video cameras in public

streets, and “bum-proof’ public benches (Davis 1990: 235) permeate the landscape,

especially in DTLA. This heightened surveillance and policing protects the city’s local and

globalized financial assets from the perceived danger posed by the masses of unemployed or

working class racial-ethnic minorities who may jeopardize it. Gentrification only heightens

class differences among groups living in downtown and brings in new forces, such as the

BID (Business Improvement District) security guards, to isolate and exclude the lower

classes from redevelopment areas.

Moreover, Soja (1995, 1997) explains there is a growing “sociologism” inhibiting the

development of new theory in the postmetropolis (or postmodernist metropolis) and

specifically in metropolarities discourse. He argues that traditional theories and models from

urban sociology are applied to the new and unfamiliar; in essence, new research strays away

from radicalism and from unknown territories of theoretical exploration. A postmetropolis

perspective gives impetus to the development of innovative theories and paradigms that

■a % t
Dinks are defined as “double-income/no kids families” (Soja 1995: 8).
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supersede those of mid-twentieth century sociology. This school of thought seeks to take the

discourses of metropolarilies and carceral archipielagos beyond the sociologism that

traditional sociology offers.

New Urban Sociology

John Walton (3 993) credits Sharon Zukin (1980) with having coined the term “the

new urban sociology” in her Theory and Society article “A Decade of the New Urban

Sociology.” According to Zukin, the new urban sociology “focuses on linkages and

structures that are readily available to empirical observations of urban blight, the flight of

capital, redlining..., government subsidies, and the dual labor market” (p. 583). This new

urban sociology emerged in response to assumptions about the organic development of the

urban economy, populations, and technologies (Smith 1996). The social and racial upheavals

of the 1960s brought about new areas of study for urban scholars, most notably urban

renewal and the urban underclass (Wilson 1980).

Neil Smith (1995) synthesizes the work of Feagin (1988) and Smith and Timberlake

(1992) to highlight five assumptions of the new urban sociology. The first assumption is that

the city is but one part of a global and hierarchical structure. The city’s political economy, on

the scale of globalization, determines how organization in the city based on race, class and

gender develops (Smith 1995). T'he second assumption is that “the world-system is one of

competitive capitalism” in which individuals with political or economic authority at the local

level compete for access to low-priced investments (i.e. labor, resources, capital, etc.) in

return for high pay-outs (p. 440). This concentration of capital shifts populations in the city.

Thirdly, since “capital is easily moved [and] cities are locationally fixed,” companies move

their headquarters to reduce operating costs and as a consequence impact the city by making

’congested” and “overdeveloped” city into one economically abandoned through thea
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process of deindustrialization (p. 440; Bluestone and Harrison 1982). Fourth, “politics and

government matter” because states are administrators of money, deciding which city receives

what money (p. 440). Finally, the fifth assumption of the new urban sociology states that

'people and circumstances differ according to time and place, and these differences matter

(p. 441). This statement is of pivotal importance to the new urban sociology’s

methodological use of case studies which explore differences among cities and within a

singular city.

Taken together, these five assumptions of the new urban sociology integrate local

and regional impacts of fiscal and capital activity while also fitting these activities into the

larger global scale of how cities are developed in accordance with differences for race and

class. The prominent method of ethnographic case studies focuses on the economic interests

of monopoly capital that are responsible for unrestrictive state policies that enable housing

markets to be subjected to consumerism (Zukin 1980). This perspective identifies larger

forces than just personal “taste” that affect an individual’s choice of where to live. The new

urban sociology views the city as a globalized entity influenced by neoliberal policies and

politicians (Mollenkopf 1992) who favor gentrification for the capital that it generates.

Gentrification and redevelopment in the Flistoric Core neighborhood has thus created an

[island] of renewal in seas of [historic] decay” (Logan and Molotch 1988: 18 Iff).

Gentrification as a Global Strategy

The competition of creating and recreating space for capital gain is not just a way to

compete locally, but globally as well. Mitchell (2003) explains that competition at the global

scale allows local policymakers and business and property stakeholders to attract tourism

with massive developments such as: venues, tourist attractions, boutique and high-end

'watering holes,” gourmet restaurants, and cultural attractions (ibid.; Zukin 1995;stores,
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Cox and Mair 1988; Molotch 1976). Smith (2002) calls gentrification a “global urban

strategy” connected to urbanism and globalization. The globalization of gentrification is due

to the deindustrialization of once-leading city economies and their transformation to service-

based industries. Cities at a global scale are now invested in gentrification and in stimulating

their economies with consumption of these services. This is so because the state, now as a

supporter of neoliberalism, is not in control of the market but acts as the market’s mediator.

Given the state’s changing role and change in priorities, the state pursues capitalist

production as oppose to social production or social welfare. Locally and globally,

competition provides justification for the gentrification of city center neighborhoods.

Gans (1962), and to a further extent Smith (2002), reason that gentrification and the

state combine to benefit the private sector but not the social wage of the vast majority of the

population, as I find in this study as well. Neoliberalism is characterized by state

deregulation of policies in a way that benefits the private sector and is meant to allow the

flourishing of a liberal market without government intervention. Critics of neoliberalism

argue the loosening of state regulation is promoted as an innovative ‘hands-off form of

government. However, as anthropologist Arlene Davila (2004) explains, the combination of

neoliberalism and gentrification is known to produce “homelessness, poverty, residential

segregation, and other indexes of inequality... (Fincher and Jacobs 1998; Gregory 1999;

Sassen 1998; Rotenberg and McDonogh 1993; Zukin 1995)” in the city (p. 9). In DTLA, the

combination of metropoloarities (Soja 1997) and neoliberal policies (Zukin 1980) favoring

gentrification/redevelopment, produce what I term white nostalgic redevelopment.
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White Nostalgic Redevelopment

For over a decade, DTLA has seen local policies and ordinances that encourage the

gentrification of a neighborhood in which redevelopers of the 1990s “considered property 

values... irreversibly eroded by the area’s status as the hub of public transportation primarily

used by Black and Mexican poor” (Davis 1992: 158). The pivotal turning point away from

economic disinvestment and dilapidation of DTLA came in 1999 with the Adaptive Reuse

Ordinance issued by the City of Los Angeles. “’Adaptive reuse’ means adapting an existing

economically obsolete building for a new more productive purpose” (City of Los Angeles

2006: 9). The ordinance allows historic buildings built prior to July 1, 1974 to be repurposed

into residential apartments, lofts, condominiums, and Single-Room Occupancy (SRO)

hotels. Specifically, the ordinance expedites the process of property owners applying for

permits and alters code requirements for historic properties which new-build developments

are subjected to. The City of Los Angeles’ Office of Historic Resources states that “The

result has been the creation of several thousand new housing units, with thousands more in

the development pipeline, demonstrating that historic preservation can serve as a powerful

engine for economic revitalization and the creation of new housing supply” (Los Angeles

Department of City Planning 2014). This ordinance continues to enable the conversion of

unused and inhospitable commercial buildings in DTLA, which remained largely vacant 

during the latter decades of the 20th century, to become residential buildings. Thus, a new

residential neighborhood has emerged in the ruins of Skid Row and now grows into the

Latino/a Broadway shopping corridor, the remnant of a once lively Latino/a economy.

A local redevelopment initiative known as Bringing Back Broadway (BBB)

magnifies the gentrification process of the Historic Core and specifically on Broadway. This

initiative is led by Latino city councilmember Jose Huizar from Council District 14. It

14



focuses on revitalizing the Broadway corridor where many Latino/as are employed in a

variety of small stores and restaurants and where others come to do their shopping. On their

website, the BBB characterizes Broadway’s past as having a colorful history as the

birthplace of vaudeville and cinematic entertainment in Los Angeles and was once

considered the retail capital of the United States.” However, BBB does not give importance

to the current use of Broadway as a Latino/a shopping corridor. The ten-year redevelopment

plan which began in 2008 and culminates in 2018, seeks to accomplish the following:

reactivate historic theaters in the area; reactivate vacant and unused upper floors in

buildings; encourage cultural, entertainment, and commercial use of Broadway; bring back a

modem version of a streetcar trolley; and stimulate the economy through job creation. BBB

and its supporters, who are both in the public and private spheres, hope to make DTLA

pedestrian-, resident- and tourist-friendly.

BBB promotes the restoration of buildings by publicizing how developers

successfully create profitable business concepts serving the needs of new residents while

repurposing, instead of demolishing, buildings in which they operate. The Los Angeles

Conservancy is very active in advocating for the preservation of historic buildings,

oftentimes working side-by-side with redevelopers to restore the exterior and interior

historical features of buildings, instead of tearing them down to make room for newly-built

developments. Supporters of BBB and DTLA redevelopment aim to restore and duplicate

the historical qualities of an old Broadway and an old DTLA in the present. The constant

referencing of what used to be on Broadway serves to inspire new commercial businesses

and entertainment venues that serve mid-to-upper income whites who emulate early

twentieth century DTLA shoppers and visitors, but this time as residents of DTLA.
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From my analysis of the BBB initiative and its impact upon the Historic Core, I

conceptualize white nostalgic redevelopment. Much like Smith’s (1996) revanchist notion of

high Parisian socialites taking back the city from those who had allegedly destroyed it, it is

implied in the literature and discourses supporting DTLA gentrification that common

Latino/a shops and the Black homeless who live and roam in downtown, have devastated the

splendor and beauty of DTLA. Run-down businesses, often Latino/a-owned and/or serving

majority-Latino/a clientele, are viewed by new majority-white residents as “rickety shops'

with “shady business practices.” The Black homeless who are perceived as filthy, dirty, and

displaying a steadfast disposition to sleep and defecate in public spaces, are seen as a

problematic nuisance that, as I explain here, ■ruin” public spaces in the neighborhood.

Gentrification under the BBB initiative serves to restore the possessive investment in

whiteness (Lipsitz 2006). 1 theorize white nostalgic redevelopment to be the attempt to

whiten and restore DTLA to a zenith-era of upscale shopping and mainstream entertainment, 

much like in the early 20th century, by relying on the claim that old-timer Latino/a businesses

and indigenous Black Skid Row residents have devastated the splendor and beauty of

downtown Los Angeles.

Given the restructuring and development of new downtown neighborhoods, hundreds

of homeless remain “east of Broadway’ in DTLA along with a majority of Latino/a

businesses. At the same time, middle- and upper-income individuals move in to various

neighborhoods across the DTLA landscape. Due to distinct polarities (Soja 1997) in racial

and class composition of these populations and also the local government’s embrace of

neoliberal policies (Zukin 1980) favoring gentrification, I argue that white nostalgic

redevelopment explains the racial-ethnic tensions brought about by white neighborhood

appropriation. In this study I delineate rather than gloss over (Kirkland 2008) the contours of
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racial-ethnic relations and local racial-ethnic and class discourses that emerge from the

process of gentrification.

Overview of Chapters

The goal of each chapter in this dissertation is to examine race relations among loft

residents, Skid Row residents and activists, and Latino/as from Broadway as well as

understand each group’s perspectives and experiences under gentrification and the BBB

redevelopment initiative. Chapter three titled, “DTLA Loft Living” answers the basic but

complex question of “what it’s like” living in a gentrifying community dominated by loft

dwellers. The aesthetic and sociocultural attraction of loft living (Zukin 1982a) is superseded

by tangible and practical preferences for city living, particularly location near places of

employment, affordability, and centrality and convenience for contemporary loft dwellers.

The extent to which they describe or fail to describe racial-ethnic and class diversity captures

the racialization of space (Lipsitz 2007) in the neighborhood. The arrival of “white hipsters'

to the neighborhood marks the beginning of gentrification in the Historic Core and the

adoption of diversity management mechanisms, such as socio-racial microaggressions, that

take from residents of color their sense of belonging in the neighborhood. I find that

'authenticity” to DTLA loft living is related to loft residents’ protection of white nostalgic

redevelopment.

Chapter four is entitled “Who Let the Dogs Out?: Loft and Skid Row Resident

Relations.” I examine how dogs, as pets belonging to loft residents, are used as an epithet to

express neighborhood inequalities by Skid Row residents. The DTLA dog culture is

embraced by loft residents and analysis reveals how public monies going toward the dog

population are prioritized and preferred over assistance to the Skid Row community. A

homeless control complex sheds light on the interwoven and connected networks in
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downtown that collaborate to police and criminalize the homeless who are a challenge to the

advancement of gentrification and redevelopment. Double standard housing policies reflect

how the social condition of Skid Row residents is vastly unequal to housing privileges

enjoyed by loft resident neighbors.

In chapter five, I examine “The Dissolution and Evolution of Latino/a Broadway.

Broadway served as the main thoroughfare for entertainment and shopping in the first half of

the 20th century. In recent memory, Broadway is considered an iconic shopping corridor

popular with Latino/a and working class clientele. However, Latino/a Broadway is declining

given the downturn of the economy, the departure of the Broadway consumer to other

Latino/a neighborhoods, and recent gentrification. The constant referencing by Bringing

Back Broadway supporters, of what used to be on Broadway serves, to attract new

commercial and entertainment business catering to new residents of DTLA, while

supplanting established Latino/a business and Latino/as’ own nostalgic narratives. The

initiative relies on frames of white nostalgia favoring loft residents whose race and class is 

comparable to early 20 century DTLA visitors. Next, I describe the methodological

approaches and unforeseen advantages of my identity as quashgentrifler conducting research

as both resident and researcher in the neighborhood.
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Chapter 2

Am I a Gentrifler?

Methodological Approaches and Advantages of a Quasi-Gentrifler

Years of data collection for this dissertation brought me to a politically-charged,

socially-stratified, and racially-diverse gentrifying neighborhood not only as researcher, but

as resident. As both researcher and resident of my field site, I engaged in daily life as a

resident while maintaining a researcher’s objectiveness to decipher how gentrification and

redevelopment impacts the policies, practices, and conflicts produced in the neighborhood I

studied. My own racial and class background, along with the new one I developed as a loft

resident, helped me navigate and establish rapport with distinct racial-ethnic and class

groups I observed, interviewed, and studied. I believe these reflexive exercises better

prepared me as a researcher to decipher nuances or ambiguity presented in my interviews or

in the social environment over the span of three years.

Sitting at my dissertation proposal defense with advisors, I was asked if I considered

myself a gentrifler. I thought, “Am / a gentrifler?” This was evidently the situation of an

elephant sitting in the academic comer” (Schlichtman and Patch 2014: 1491) and for me, the

toughest and most difficult question to answer from my defense. I think I might have said

yes given my, pardon the reference, very Black and white understanding then of what a

gentrifler” denotes. In the most literal sense, “gentry-fication” (Lees, Slater and Wyly

2008:5) references the influx of affluent individuals to an economically disinvested

neighborhood, driving up rental prices for old-timers. Given my partner’s ability to afford us

living in such a neighborhood, I defaulted to saying “Yes, I am a gentrifler.” Schlichtman

and Patch argue (2014) that middle-class urbanite researchers are gentrifiers who “have

created an artificial distance in our analysis because we do not examine our own relationship
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to the data” (p. 1491). In this reflexive note, I aim to lessen my “artificial distance” and

relationship to my data by relating how my personal background (Maso 2001) helps explain

reasons why, now in hindsight, I concede of myself as a g-waA-gentrifier. This identity

oftentimes made me both an insider and outsider (Becker 1997, 1970, 1967) and brought

unexpected methodological advantages to my research.

As a Chicana growing up in a working-class neighborhood of South Central Los

Angeles, it was there in the flesh that I first learned about race relations and what it meant to

belong to a neighborhood. In 1989, my Mexican parents co-purchased a home with my aunt

and uncle in this region of L.A. We instantly became the second Latino/a family on the

block. In relation to the gentrification process, my family was engaged in the process of

“Mexification” in South Central L.A. Two long-standing families on the block sold drugs for

a living which attracted loitering, gun battles, low-riders with “gangsta music, and

occasional robberies from the comer liquor store adjacent to our home. The 1992 Los

Angeles riots, which I viewed not on television but out of the windows of my home,

accentuated racial tensions and class struggles for employment among Blacks and Latino/as

and against the Korean petit-bourgeoisie (Marx and Engels 1845 as cited in Tucker 1978)

who dominated ownership of liquor stores in South Central L.A. (Bergesen and Herman

1998). Drugs, guns, violence, and the 1992 L.A. riots brought a lot of non-Hollywood action

and death to a residential block already experiencing racial-ethnic and economic tensions.

Diplomatic tolerance between “them,” the African Americans in our neighborhood,

and “us,” the few Latino/as on the block, was possible given the understanding that if we

were to live side by side, we would have to accept each other’s ways of living. On our

behalf, accepting their way of life meant living by the Japanese three wise monkeys’ proverb

of “see no evil, hear no evil, speak no evil.” On their behalf, it meant enduring my family’s
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Mexican parties, loud music, and our feisty dogs. Sure, disputes were sometimes

unavoidable but needless to say, most were requests for respect of one's property rather than

manifestations of prejudice. Thus, honoring the other group’s “belonging” and ownership in

the neighborhood, figuratively and literally, was essential to racial-ethnic tolerance.

Furthermore, our mutually accepted “belonging” to the neighborhood allowed us to engage

in amicable and neighborly exchanges like paying our respects to grandparents that passed

away and bringing over beer and a plate of food from one of our countless family parties.

Thus, I first learned in the field” of my childhood neighborhood, the sociological

complexity of racial oppression, social stratification, and how neoliberal policies impacted

race relations and daily life in South Central L.A.

In the context of the gentrifying downtown neighborhood I studied and lived in, I felt

that I belonged to a liminal group (van Gennep 1960) “betwixt and between” (Turner 1964)

working class and middle class. My experience conflicts with the formulation by

Schlichtman and Patch (2014) that seems to assume that all gentrifiers belong to the middle

class. Much like Tissot (2014) felt in the South End of Boston mingling among wealthy

professionals, as a resident living in DTLA among well-off individuals, "I did not feel

intimidated but was often shocked by the level of wealth...” (p. 1183). The wealth I

observed in my neighborhood was not per se, distinguishable in peoples’ looks or material

possessions, but related to money spent. This was “disposable income” (see chapter 3) spent

eating and drinking outside the home, attending ticketed events and traveling for leisure. On

occasion, I would spend my modest “disposable income” at local bars and restaurants with

friends but I also experienced strenuous financial circumstances that only a handful of my

interviewees and neighbor-friends ever confided also experiencing at some point. At one

time or another during my years as a loft dweller, I had to financially support my aging
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parents, live off of my husband’s unemployment and my student loans, take on an underpaid

temporary job, and rely on my son’s WIC vouchers for food. My status as a graduate student

meant I could not contribute a steady nor full-time income to my family, whereas my friends

and neighbors appeared to have economic stability for the most part, or at least had parents

they could financially rely on. Essentially, I lived a middle class lifestyle paycheck to

paycheck.

Moving was not a viable alternative given that the low rent we paid in our building

was comparable to rents in other historically more affordable sections of Los Angeles. Also,

what motivated me to work hard to remain in DTLA was the completion of my dissertation,

the centrality of public transportation, the proximity of my husband’s job, and my

attachment to my neighbors and my neighborhood (reasons similar to those that other loft

residents gave me for living in the area). Not only did I feel “betwixt and between” (Turner

1964) in class status but my upbringing in a home where English was the second language,

my sense of moral responsibility for my aging parents and my closeness to family, meant I

also felt culturally (Johnson 1984) different from my loft resident neighbors.

As it turned out, my cultural differences and experiences blending my “on the

ground” sociological learning growing up in South Central L.A. with textbook learning as a

graduate student, afforded me unique advantages in my position as quasi-gentrifler. I spoke

both English and Spanish fluently and was culturally competent at reading and sensing

people’s concerns. For example, initially I had some Latino/a participants shy away from

interviews because they believed the university logo on my consent letter meant I was a

government agent investigating not their opinions, but whether they were in the U.S. legally.

After sharing with my dad and aunt the level of mistrust and skepticism I received from

certain Latino/as on Broadway, they advised that I use my personal story first as an entry to
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earning an interview. My new introduction went something like this: “My name is Monica

and I am working towards my doctorate in sociology. My parents are Mexican immigrants

who made memories on this street when they arrived to L.A., would you care to share your

own memories and experiences working here?” Given my cultural background and

upbringing in a Black and Latino/a neighborhood, I was able to capture, understand, and

interpret insinuations, double meanings, and cultural and verbal nuances that revealed much

about the participant’s understanding and viewpoint of gentrification.

On the other hand, living in the majority-white city of Santa Barbara as a graduate

student as well as TAing and teaching, provided me with experiences I did not have growing

up. I was able to recognize and identify the dominant white perspective from many students

whose stereotyped belief systems about groups in society were turned upside down in many

of the sociology courses where I was a teaching assistant. Without a doubt, some of them

challenged me in the classroom, but others sought help understanding concepts of whiteness

and white privilege for the first time. Paradoxically, I took on the “teacher” role for many of

my neighbor-friends who were genuinely interested in my research but did not imderstand

the “big deal” about gentrification or their own unknowing contributions to this process.

Along with my assumed “teacher” role, I became an intermediary or mediator among

groups in my neighborhood. People came to me to ask specifically for information on what

the “other’s” beliefs were on a certain issue or how to “resolve” social issues like

homelessness and gentrification. Sometimes at the conclusion of my interviews when I gave

the interviewee the opportunity to ask me questions, many loft residents and Skid Row

residents/activists, turned the tables and asked me the same questions I had just asked them,

except that they wanted answers from the perspective of other groups in the neighborhood. I

became a “middlewoman” sought out not only for the perspective of the “other” group but
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also for “resolutions” to such social issues. I always felt uncomfortable when put in this

position to speak as a representative of the “other” group or offer a single solution for social

issues far more complex or widespread than just our neighborhood. I reminded myself and

others that the purpose of my research was to listen, write, and analyze the perspectives of all

the socioeconomic and racial-ethnic groups present in the neighborhood and come to

understand their viewpoints through sociological analysis, which as of yet, I did not have. I

embraced what Wolf (1992) calls ethnographic responsibility to “make sense out of what I

saw, was told, or read—first for myself and then for my readers” (p. 5) or friends and

acquaintances.

Nonetheless, I did what sociologists do best, teaching others to acknowledge our

Skid Row and Latino/a Broadway neighbors as “neighbors” and “residents,” informing them

about how white privilege and economic power playing out in the microcosm of the Historic

Core, disfavors those whose neighborhood we appropriated. A couple of close neighbor-

friends began couponing as a way to purchase and donate food items to homeless people in

our neighborhood. Through a Facebook page for residents from my building, Lily (white,

age 23) asked help from neighbors to donate either money or Sunday newspaper coupons

going toward her and her fiance’s purchase of food for homeless who are regulars around

our building. Though not entirely owing to my “teachings,” many residents became more

empathetic of not only the homeless but also the security guards and cleaning ladies, all of

whom are working class people of color who kept us safe and kept our building clean.

Through my sociological teachings as a loft resident, I did in action what Brown-Saracino

(2009) advocates: forging information and explanations of “our relations with one another

(p. 360) directly with those affected by gentrification. Being a quasi-gentritier had many

benefits that a true gentrifler from a “wellborn and well-bred” family would not have had.
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Despite having spent four years of my life living alongside gentrifiers who possess

the social and economic capital of true gentrifiers, I have difficulty applying this label fully

to myself. Urban researchers from the dominant perspective urge researcher-gentrifiers not

to put “ourselves in the place of ‘victims”’ (Schlichtman and Patch 2014: 1492). Yet for the

quasi-gentrifler who is a racial-ethnic minority and from a working-class background, it is

virtually impossible not to put ourselves in the place of those displaced, disempowered, and

de-legitimized by gentrification. We relate to gentrification’s victims given our own

intersectionality (hooks 1981; Crenshaw 1989; Collins 2000) of gender, racial-ethnic

identity, and economic standing that comprises our own racial and social oppression in the

matrix of domination (Collins 1986). Thus, researcher-gentrifiers of color not from

'wellborn and well-bred” (www.dictionary.com) families cannot place themselves separate

from the experience of gentrification’s victims given our own victimization by race-ethnicity

(Blauner 1972), class (Oliver and Shapiro 2006), and education (Lareau 2011; Solorzano

1998) which comes from society at large (Feagin 2014) and from our own privileged

academic institutions (Delgado Bernal & Vilialpando 2002; Twine 2000; 'fate 1994).

As a quasi-gentrifier, I did not feel guilty or ashamed for putting myself in the place

of gentrification’s victims and viewing my informants “as people with emotions and goals of

their own” (Paredes 1995: 75). I allowed myself to empathize and be saddened by the social

condition and treatment of Skid Row residents who reminded me of the sons and daughters

of drug dealers in my childhood neighborhood, people who took on the “family business'

and abided by the “code of the street” (Anderson 1999). I allowed myself to empathize and

be saddened by the displacement of small Latino/a business owners who reminded me of my

father’s struggling small business and its demise that left him unemployed and broke. Lastly,

as a full-fledged quasi-gentrifier, 1 also allowed myself to enjoy the pleasures of having, and
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sometimes pretending to have, “disposable income” to spend with friends and family at a

number of my favorite DTLA bars and restaurants.

Methods

I theorize about white nostalgic redevelopment from the “ground up” (Glaser and

Strauss 1967; Strauss 1987). I entered the field with a set of general questions about the

metropolarities (Soja 1997) in racial and class composition of the neighborhood. Foremost, I

wanted to understand how different groups interpreted the policies, practices, and conflicts

of gentrification and redevelopment, hi order to accomplish this, I decided early on that my

study would include a sampling of the diverse racial-ethnic and social groups found within

it. This meant, I would include employees and public figures to understand the political and

economic influences of gentrification, Latino/a patrons and small old-timer businesses from

Broadway who were becoming obsolete, loft residents who were new to the landscape but

commanded great power in its change, and Skid Row residents and activists who struggled

between befriending and unfriending the newcomers. Over a three-year period (January 2010

- December 2013), I employed diverse qualitative research methods including participant

observations in the neighborhood as researcher and resident, 36 in-depth interviews, and a

collection of mixed media products and artifacts.

Participant Observation

Data collected from participant observation stems from “conversations held and

conversations overheard” (Wolf 1992: 4). Conversations held about the changes to my

gentrifying community were held in the hallways and entrances of my building with

neighbors, at dog parks, and as a parent with other parents at the playground. Some

overheard conversations on the street, or while at social events with my neighbors contained

in them information not gathered from my own experience as a resident. Given that such
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conversations were not meant for my ears or my person, I heard expressions of attitudes and

beliefs not generated by my prompting as a researcher. Sitting at coffee shops, I was not just

a fly on the wall, but a fly with ears ready to listen and take in what was spoken about living

in DTLA. Lastly, like Sharon Zukin (2010) and Lance Freeman (2006), 1 gathered rich data

by simply being a resident. I shopped, ate, and obtained many services from the same

neighborhood 1 studied. Suffice to say, I did these activities within Latino/a Broadway,

gentrified Spring Street, and in the mixed social scene of Main Street.

My ethnographic observation and participant observation field notes are composed of

observations as a resident in everyday life, attendance at public meetings and community

events, and participation in organized tours. This data includes observation field notes from

my attendance at the following research sites: DLANC (Downtown Los Angeles

Neighborhood Council) meetings; community forums and community events such as

CicLAvia, Fiesta Broadway, theatrical plays, and a Christmas for Skid Row Families event;

BBB (Bringing Back Broadway) events; HSA (Homeless Services Authority) meetings; and

attendance at a CRA-LA (Community Redevelopment Agency- Los Angeles)

Commissioners Meeting.

My data collection also includes field notes from my participation in the following

research activities: monthly Art Walks which bring in upwards of 25,000 visitors to the

Historic Core; Los Angeles Conservancy Walking Tours; BID (Business Improvement

District) Housing Bus Tours; Monthly Tenants Networking Breakfasts; and participation in a

Skid Row Tour. Additionally, many field notes were recorded while on walks or dog walks,

patronizing local businesses and coffee shops, and socializing with neighbors. (See Table A

in the appendix for a listing of ethnographic research activities.)
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Ethnographic Interviews

Thirty six in-person and in-depth interviews (Weiss 1994) lasting between 30 and

120 minutes in duration were audio recorded. Semi-structured question areas asked about the

participants’ experience working or living in the neighborhood, their understanding of recent

neighborhood changes, and their perspectives of the homeless and/or Skid Row residents,

loft residents, and local businesses. All interviews involved snowball sampling and were

voluntary. Some of the participants were my friends or acquaintances I personally knew from

living in the neighborhood (Freeman 2006). The majority of respondents received modest

stipends of $15 for their time funded by the University of California Institute for Mexico and

the United States (UC MEXUS) and UCSB’s Chicano Studies Institute. I recruited interview

participants from each group differently.

White sociology and its researchers who have championed conducting empirical

research on racial-ethnic communities from a place of racial-ethnic neutrality, have

bequeathed a sour legacy in the communities they studied (Hunter 2002). With the

emergence of Black (Ladner 1973) and Latino/a (Mirande 1978) social scientists in the

1970s and onward, the reign of social research by white researchers on communities of color

was overturned, Zinn (1979) ascertained that racial-ethnic minorities were the best

researchers to conduct research in minority communities given their status as “racial

insiders.” As I set out to conduct dissertation interviews with Latino/as from Broadway I felt

confident that being a “racial insider” would serve me as an advantage in obtaining

interviews from business owners and shopkeepers, whom I had either became friendly with

or approached selectively. However, I faced the challenge of also being an “academic

insider” whose relation to the university was associated by some of my informants to be tied

to the government. My perceived social class (Duneier 2000) was an unexpected problem in
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gaining trust with Latino/as from Broadway. The ideal “racial matching” in this case was not

my entryway as I had to earn an interview by proving my legitimacy as a Latina with parents

who were immigrants like participants from Latino/a Broadway. In recruitment for

interviews, I had to highlight ways in which I was or was not like (Becker 1967) other

groups in the neighborhood.

Additionally, in order to increase the likelihood that Latino/a participants would trust

me as one of their own, I took referrals from those I had already interviewed. This method of

'sponsorship” (Weiss 1994: 34) allowed me to introduce myself as someone sharing a

mutual contact. I found that once a participant agreed to interview with me, I had to open up

about myself just as much as they would. At the conclusion of the interview, many of them

provided encouraging words concerning how happy they felt of having met me, a Latina

doctoral candidate interested in what they had to say. While at first difficult to earn,

interviews with Latino/as went smoothly given my fluency in the language, culture, and its

nuances (Paredes 1995). Interviews with Latino/a Broadway respondents were held at their

place of employment or at a local cafe.

Clearly, I was more concerned about the racial mismatch between the Skid Row

residents/activists, loft residents, and some employees and public figures and myself, given

that “in sociology it has long been recognized that the race of the interviewer may affect the

respondents...” (Twine 2000: 6). Recruiting interview participants from these groups

concerned me, but I also needed to assess what was I to expect from our interview? As

Duneier (2000) states: “When one of the differences that separates me from the people I

write about is race, there can be much uncertainty as to whether I am hearing what 1 need to

hear or know what I think I know” (p. 218). My racial mismatch and the fact that my

interview schedule had questions about an individual’s thoughts and opinions about other
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racial-ethnic or class groups in the neighborhood, brought anxiety over exactly how much of

the interviewee’s true thoughts and opinions would be shared with me. Nevertheless, I had

an easier time recruiting respondents from these groups and also smoother interviews,

besides my racial mismatch concerns.

Given my identity as a quasi-gentrifier, I was seen as an “insider” at least on one

level of my status as an educated Latina loft resident originally from South Central L.A.

Many interviewees expressed deep and vehement opinions about other groups in the

neighborhood (see chapters 3-5), and some to the point of my own discomfort. One Skid

Row resident/activist in particular, completely deviated from my interview schedule to

articulate other social ills that people living in Skid Row experience not simply as results of

gentrification. My concern over how my racial mismatch might hinder respondents’ true

thoughts and opinions is fortunately not what transpired, at least when they discussed their

viewpoints of other neighborhood groups. Interviews with Skid Row resident/activist

respondents were held at Skid Row services offices, at a cafe, or in a public space following

a DLANC meeting. Interviews with loft residents, employees, and public figures were held

at their place of employment, at the respondent’s home, my home, or at a bar, restaurant, or

cafe.

Media

My data collection methodology includes a photography collection of day-to-day

living in the Historic Core including images of loft buildings, local businesses, people, and

events such as the monthly Art Walks. Everywhere I went in the field to collect data I

brought with me my audio recorder and digital camera or smartphone for pictures.

Additionally, I collected over 200 print news articles and advertisements from local

newspapers such as the Los Angeles Downtown News, Los Angeles Times, and the internet-
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based blogdowntown. These articles and print media are about current events in the Historic

Core. The qualitative methods of ethnographic participant observation, interviews,

photography, and collection of print news articles and advertisements, allowed me to analyze

my data from a multiple-source perspective.

Analysis

Upon data completion, a grounded theory approach was utilized for the data analysis

(Glaser and Strauss 1967). I recorded all formal interviews and transcribed them onto

ExpressScribe. For Spanish interviews, I transcribed them in Spanish and then translated

them to English, often with the help of research assistants. Fieldnotes and transcripts were

analyzed through analytic memos and open coding (Glaser 1978) using ATLAS, ti software.

At first, I employed open coding to read fieldnotes and transcripts “line-by-line to identify

and formulate any and all ideas, themes, or issues they suggest” (Emerson, Fretz & Shaw

1995: 143). As 1 gained a sense of the direction of my data, I switched to focused coding “to

provide the major topic and themes for the final ethnography” (Emerson, Fretz & Shaw

1995: 143). I created a total of 612 codes including categories ranging from impressions

about redevelopment and gentrification, DTLA living, Bringing Back Broadway, the BID,

DTLA living then and now, and DTLA and Latino/a Broadway businesses. Codes also

included specific attitudes about other neighborhood groups, namely, loft residents, the

homeless, and Skid Row residents. As I combed the data, 1 developed freewrite memos

which contained preliminary theories and analyses that I later backed up with interview data

and further developed into analytic memos (Charmaz 2006).

My analysis of photography and print media was selective. As the top themes

developed for each of my chapters, I went back specifically to find photography and print

news articles that related to each. This analysis is based on content analysis which interprets
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messages and themes contained in cultural artifacts (Reinharz 1992). The local newspaper,

Downtown News and blog, blogdowntown, both products of DTLA, proved the most

relevant cultural artifacts instead of more mainstream papers like the Los Angeles Times. In

what follows, I provide demographic detail of the population and sample included in my

study.

Population and Sample Demographics

In the case of the Historic Core, I classify indigenous residents to include the

homeless living on the streets, the low-income living in SRO housing, and proprietors and

workers in old timer businesses, all of whom preceded the gentry. The “powerful players” 

(Flanagan 1993) in my field site include loft residents or the “new crowd”3, new businesses,

redevelopers, landlords, politicians, and the local government, all of whom benefit from

redevelopment. Slater (2010: 306) “suggests that scholars must cease in giving attention to

‘the consumer preferences of middle class gentrifiers’ and focus on the displaced'

(Schlichtman and Patch 2014: 1493). For this reason I chose not only to interview loft

residents, but also employees and public figures, Latino/as from Broadway, and Skid Row

residents and activists.

As a whole, 44% of my sample is Latino/a (n = 16), 22% African American (n ~ 8),

17% white (n = 6), 5% Asian (n = 2) and 11% are other4 (n =: 4). By gender, 72% (n - 26)

of respondents are male and 28% (n = 10) are female. The age of participants ranges from 21

to 64 years of age with a median age of 38.5 years. Interviewees belonged to one of four

groups: 1) employees or public figures; 2) shopkeepers, patrons, or small business owners

Adam. 2011. Personal interview, October 5, 2011. Downtown Los Angeles, CA.
4 The “other” category includes individuals who identify as “multiracial” or “Middle 

Eastern.”
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from Latino/a Broadway; 3) loft residents; 4) or Skid Row residents and/or activists. I

describe the population and sample demographics for each group next.

Employees & Public Figures

The Downtown Los Angeles Demographic Study (2013) produced by the Downtown

Center BID estimates that there are over 500,000 DTLA employees. By race and ethnicity,

48% are white, 21.6% Latino/a, 16.7% Asian, 8.3% African American, 2,2% Pacific

Islander, and 1.2% Native American. Of the white DTLA employees, 51.7% live and work

in DTLA. The average household income of DTLA employees is $98,020, slightly less than

the average for DTLA residents and a whopping 74.5% more than Los Angeles County

residents. Nearly 54% are employed as executive or senior staff or managers, almost 25% in

business and professional services, and nearly 15% are employed in financial or insurance

services. Sixty-three percent are female and 37% are male. The median age of DTLA

employees is 39.

All public representatives interviewed belong to the Downtown Los Angeles

Neighborhood Council (DLANC). In 2014, there were twenty-six board directors serving in

positions such as business representatives, resident representatives, social service providers,

as well as part of an arts, cultural, and education committee or as part of the executive board.

In the years I attended DLANC meetings for data collection, the representatives were

majority white but there was a good racial-ethnic representation of Blacks, Asians, and

handful of Latino/as on the board.

Employees and public figures constitute 27% (n = 10) of my entire sample. By race

and ethnicity, 40% are Latino/a (n = 4), 30% are other (n =5), 20% are Asian (n = 2), and

one participant was white. By gender, 80% (n = 8) are male and 20% (n - 2) are female. The

age of participants ranges from 21 to 64 years of age with a median age of 33 years. By
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occupation, these individuals work as property managers, security guards, at local

nonprofits, or were representatives for the neighborhood council. A handful of employees

and public figures belong to a second category from the remaining three groups. (Please refer

to Table B in the appendix for demographic profiles of employee and public figure

participants).

Latino/as from Broadway

The majority of workers and shoppers on Broadway are Latino/a immigrants, many

of whom first began to arrive in LA in the 1960s when 80% of L.A. County’s residential

population was white (Association of American Geographers 2013), In the last decades of

the twentieth century, Latino/as and Asians from international countries were the chief

groups immigrating to Los Angeles. Latino/a immigration contributed to the transformation

of a majority-white county, to one of the most diverse in the country. Currently, Latino/as

constitute 48.3% of the population in Los Angeles Comity (United States Census Bureau

2014) and in the City of Los Angeles, 80% of Latino/as are of Mexican descent followed by

Salvadorans and Guatemalans. Mexican communities settled and created their own ethnic

communities (Gottlieb et al. 2005) primarily in East and South Los Angeles.

Much like my sample, most of the Broadway workforce is employed as managers or

shopkeepers of local businesses, while a handful are owners of these quaint and modest

shops. As for patrons, their occupations are mostly blue collar jobs in manual labor such as

clothing manufacturing. The majority are working-class individuals with families. They are

drawn to shopping on Broadway for the bargain prices of refurbished electronics and

discounted clothing. They do not live in DTLA but commute to shop and/or work from other

L.A. neighborhoods, mainly by public transportation.
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In my study, Latino/as from Broadway constitute 27% (n = 5) of my full sample. By

ethnicity, all of them are Latino/as originally from Mexico, except for one participant from

El Salvador. By gender, 62.5% (n = 5) are male and 37.5% (n = 3) are female. The age of

participants ranges from 37 to 62 years of age with a median age of 49 years. This group was

older in age in comparison to other groups in my sample. By occupation, these individuals

are shopkeepers, store managers, small business owners, one was unemployed, and one was

retired. (Please refer to Table C in the appendix for demographic profiles of Latino/a

participants from Broadway.)

Loft Residents

Utilizing demographics from the Downtown Los Angeles Demographic Study (2013)

produced by the Downtown Center BID and the United States Census Bureau’s (2014)

demographics for Los Angeles County, I will provide information on how DTLA residents

are a group truly distinct from average L.A. County residents. There are 52,400 residents

who call DTLA their home. By race and ethnicity, nearly half or 49% of DTLA residents are

white, 21% are Latino/a, nearly 17% are Asian, 8% are African American, a little over 2%

are Pacific Islander, and over 1% are Native American. In comparison, residents in L.A.

County are nearly half or 48% Latino/a, 27% white, 14,6% Asian, 9% African American,

1.5% American Indian and 0.4% Pacific Islander. In DTLA, residents are majority white and

in LA County, residents are majority Latino/a. Fifty-three percent of DTLA residents are

female and 47% male. Their median age is 33.5. Lastly, 42% of DTLA residents own pets;

30% of these pets are dogs.

DTLA residents across downtown neighborhoods are largely middle and upper class

with a median household income of $98,700. This median household income has increased

by 10% since 2011. In comparison, the median household income for Los Angeles County
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residents is $56,241. DTLA households earn over 75% more income than L.A. County

households. However, a minority of loft residents, which excludes SRO residents, are

financially unable to participate in the DTLA resident consumer culture. Also, it is safe to

suggest that given the Historic Core’s affordability appeal, household income is probably

lower in this neighborhood than the rest of downtown.

Many DTLA residents “live, work, and play” in their own neighborhood. Seventy-

one percent of DTLA residents rent their residence and 56% work in DTLA. Of those

residents employed in DTLA, 55% are in top management, 20% in law, accounting and

advertising, and 17% in arts and entertainment. An astonishing 80% of DTLA residents have

a bachelor’s degree or higher, compared to 29.5% in Los Angeles County, making DTLA

residents highly educated. A promotional vehicle for the neighborhood boasts that “the

attributes of this population—young, highly educated, well-employed, high earning—have

remained steady through the good times, the recession, and into the current economic

recovery” (Downtown Center BID 2013: 5), this confirms my own observations of their

economic stability.

In my study, loft residents constituted 27% (n = 10) of my entire sample. By race and

ethnicity, 40% are Latino/a (n = 4), 30%> are white (n =■■ 3), 20% are African American {n

2), and one participant was multiracial. It was important to compensate for the

disproportionate representation of racially-ethnically diverse loft residents given that I

collected and came across data on white residents’ attitudes and viewpoints more easily and

frequently. For example, establishments I patronized regularly and where I gathered field

notes from overheard conversations were majority-white, such as coffee shops, restaurants

and bars. As well, in public meeting spaces, white residents tended to preside over meetings

and also speak more frequently than residents from other racial-ethnic and class groups. By
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gender, 60% (n = 6) are male and 40% {n = 4) are female. The age of participants ranges

from 23 to 39 years of age with a median age of 31 years. This group in my study is

comparatively younger in average age. By occupation, these individuals are lawyers,

designers, and one individual each worked in the following jobs: real estate appraiser,

investor, salesman, student, hospitality industry worker, and one unemployed. (Please refer

to Table D in the appendix for demographic profiles of loft resident participants).

Skid Row Residents/Activists

The Downtown Los Angeles Demographic Study (2013) includes demographic data

for DTLA residents but given the methodology employed, it would be flawed to assume that

Skid Row residents participated in the survey, though I argue they are also DTLA residents.

Survey participation is promoted annually through advertisements in the Downtown News,

on the DowntownLA.com website operated by the Downtown Center BID, and through BID-

sponsored print flyers distributed in the community. The survey is internet-based and

respondents self-select to participate. Hence, it excludes participation from residents who

may not have internet access, such as Skid Row residents and the homeless. Therefore, I

utilize other sources to provide demographics for Skid Row residents and activists in DTLA.

Citywide, the racial-ethnic composition of the homeless is nearly half Black (49.3%)

((LAHSA) Los Angeles Homeless Services Authority 2011). “Skid Row (also known as

Central City East) is home to the largest concentration of homeless individuals ill the City of

Los Angeles” (ibid.). In the year 2011, there were 13,889 people living in Skid Row among

whom in the year 2013, 3,463 individuals were reported to be homeless. Between 2011 and

2013, there was a 20% reduction in the number of homeless living in Skid Row. In chapter

4,1 explain one probable reason for the drop in the Skid Row population. Of these homeless,

most (71%) live in SRO hotels, missions, shelters, or some type of housing in the area. The
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remaining 29% are unsheltered. At 93%, “single adults make up the vast majority of Skid

Row’s homeless population” with the majority (57.7%) being males. Skid Row is dubbed

the “homeless capital” of the city and because of the presence of SRO hotels, Stuart (2011)

suggests it is also die “affordable housing capital”’ (p. 204).

Skid Row residents and/or activists constitute 22% (n = 8) of my complete sample.

By race and ethnicity, 75% are African American (n = 6) and 25% are white (n - 2). By

gender, all but one participant was male. The age of participants ranges from 32 to 63 years

of age with a median age of 46 years. By occupation, most were activists, social service

providers, artists, and a few were also neighborhood council representatives. Most of these

'occupations” are community positions which provide little or no income. Additionally, one

individual worked in clothing manufacturing. (Please refer to Table E in the appendix for

demographic profiles of Skid Row resident and/or activist participants.)

Field Site: The Historic Core Neighborhood

My chief research field site consists of six city blocks in the southern portion of the

Historic Core (see Figure 1 in the appendix). This site is uniquely located on the outskirts of

two socioeconomically distinct areas of DTLA. To the west is Bunker Hill, the financial

powerhouse district where a racially diverse middle- and upper-class workforce commutes to

work in office towers. It is here where a majority of loft residents who are employed locally

also work. To the east we find Skid Row, where a dense homeless population composed

mostly of Black people exists amidst shelters, missions, and social service organizations.

Sandwiched between these two areas is the Historic Core with its very heterogeneous

working and living populations. Crossing the major streets of the Historic Core, you

encounter metropolarities which Soja (1995, 1997) describes (see Figure 2 in the appendix)

as polarities in race and class. For example, walking west to east you move from a majority-
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Latino/a Broadway corridor, to a majority-white Spring Street, and to a majority-Black Main

Street on the boundaries of Skid Row.

Broadway has a mostly Latino/a immigrant shopkeeper population selling clothing,

electronic, luggage, jewelry, eyewear, toy, and other miscellaneous items. Some Latino/as

are business owners of these quaint and modest shops and most patrons are Latino/a.

Sidewalks are usually active with passersby and shoppers on weekends. Signs overwhelm

storefronts luring in bargain customers for items that are “Bueno, bonito, y barato [Good,

nice, and cheap].” Assorted and often unarranged merchandise in one single shop may

include luggage, clothing, and toys, making some of these stores a one-stop shop for the

entire family (see Figure 3 in the appendix). Many of the buildings on Broadway used to

have offices, department stores, theaters, and sewing factories likened to sweatshops. While

at a slower pace than the other two streets in my field site, more and more buildings on

Broadway are becoming loft conversions.

On Spring and Main Streets are where the majority of historic buildings redeveloped

as lofts and condominiums are located. Many of these buildings rested vacant for years or

decades and were magnets for drug dealing, drug abuse, and crime. Now redeveloped, they

house young professionals, artists, students and others who are majority middle- to upper- 

class. On Spring Street, two parklets were installed in early 2013 between 6th and 7th Streets.

Parklets are curbside public plazas taking up a parking space on the street. These two

parklets, along with four coffee shops on the same block and a handful of restaurants and

bars, are magnets for residential and pedestrian activity at all hours of day and night. New

businesses, which cater to loft residents, are present to a greater extent on Spring and Main

Streets and are generally located in ground floor retail space of loft buildings. These
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businesses include bars, restaurants, cafes, galleries, and bookstores (see Figure 4 in the

appendix). Patrons of these businesses are majority white.

During the week, foot traffic is heaviest in the mornings and afternoons, with loft

residents walking their dogs as early as 6 a.m. and as late as midnight. Most nights on Spring

Street look like a weekend night because locals and visitors patronize its bars and restaurants

daily. Weekend nights, and especially warm summer nights, can make a visitor feel as if they

are walking on the Las Vegas strip. Women and men, dressed as hip as they can be, walk

with large groups of friends and converse on their way to hit the latest “new” bar. In this

neighborhood, a bar’s status as “new” is short-lived given the fertile spawning of “new” bars

seemingly every weekend. Locals and non-locals sometimes clash, given loft residents’

perspective that non-locals are loud and disrespectful of the fact that where they come to

party, is an actual residential neighborhood. Many bars have posted signs about “Respecting

Your Neighbors” and minding one’s voice level while on the street. I learned during my

observations at neighborhood council meetings that certain bars are typecast as “bad

operators” because of their inability to control the level of rowdiness from their patrons. Loft

residents whose units face Spring Street, dread the clock striking 2 o’clock when all

partygoers, sober or not, are let out on a scavenger hunt to find their cars in the myriad of

garages of which all have unclear policies about what time they close. While on this hunt for

their cars, loft residents in bed might hear non-local partygoers pick a fight with other 

partygoers and/or converse loudly about who the “DD5” was supposed to be. I often likened 

this scene in the wee hours of the morning to tire “zombie apocalypse” of once “dressed to

impress” partygoers walking to their cars as befuddled and disheveled women and men.
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Most loft and Skid Row residents consider Main Street to be the border that separates 

the Historic Core neighborhood from Skid Row.5 6 Main Street has businesses and loft

buildings where new residents live and a mix of SRO residents who live in the hotels and a

number of Skid Row residents who loiter about the area. SRO hotels are often remodeled

run-down hotels housing the low-income living on government subsidies. These residents

and those loitering on the street are majority Black. It is on Main Street where we find

evidence for the discourse on carceral archipielagos (Soja 1995, 1997). In an era of mass

incarceration, there is policing and hyper-criminalization (Rios 2006) of people of color who

are most often also the homeless (see Figure 5 in the appendix). Private security funded by

the BID is always on alert to escort and “move along” homeless who stray away from the

boundaries of Skid Row and into the Historic Core. This carceral archipelago emerges from

undergoing gentrification that produces the homeless control complex I discuss in chapter

four. Per loft resident requests, and with the support of DLANC, a foot patrol was sent by

LAPD (Los Angeles Police Department) to patrol an intersection where Black homeless, and

presumably SRO residents, congregate on the sidewalk and whose presence threatens female

loft residents, according to DLANC. A second more established foot patrol is on the comer 

of 5th and Broadway. This foot patrol manages 5th Street as the main passageway from Skid

5 “DD” stands for “designated driver.” This person goes out with a friend or a group of 
friends to a bar but refrains from drinking, or at least is supposed to, so that she/he can drive 
others home safely.

6 The boundaries of Skid Row vary by the perspectives of residents, social services 
organizations, and government agencies. For example, the Los Angeles Homeless Services 
Authority (2011) marks the western border of Skid Row at Hill Street. This is three blocks 
west of Main Street.
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Row to the Historic Core since this passageway and intersection are popular with drug

dealers. The police are regularly called in to arrest those who are a public nuisance to

residents or businesses in the general area.

In addition to SRO housing for the poor and low income, a handful of loft properties

allot a number of their units to be “affordable” for tenants that meet income qualifications. I

have seen these “low-income” qualifications set as low as $40,000 and as high as $60,000

based on annual income. Clearly, affordable housing for individuals with an income bracket

between $40k to 60k is unaffordable for those living on government subsidies. Accordingly,

these “affordable” rate lofts likely house individuals like college students who are on their

way to becoming upwardly mobile but who might find parental financial support necessary.

Lastly, it is imperative to state that the homeless of the Historic Core live and sleep in the

neighborhood’s crooks and crannies, following strict guidelines as set by the BID (see

Chapter 4). In sum, given the mixture of Latino/a businesses on Broadway, the loft residents

on Spring, and the homeless and low-income population on Main, my research aims to

understand how each of these racially- and socioeconomically-distinct groups interpret

neighborhood affairs, problems and conflicts given recent gentrification.

In Chapters 3 through 5, I explore the ways in which white nostalgic redevelopment

is produced to the benefit and detriment of neighborhood groups. The following chapter

specifically examines DTLA loft living and residents’ decisions influencing their choice to

live in DTLA and “what it’s like” living in a gentrifying community.
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Chapter 3

DTLA Loft Living

In the gentrified and hipster neighborhoods that have become models of 
urban experience ...authenticity is a consciously chosen lifestyle and a 
performance, and a means of displacement as well (Zukin 2010: 4)

Historically, the creative classes of artists, sculptors, and painters have found loft

living attractive as a hybrid space for living and working in spaces located above ground

level stores. Despite the utility offered by affordable rents in largely non-residential

neighborhoods and the convenience of the loft as both living and working quarters, the loft is

'neither chic nor comfortable” (Zukin 1982b: 58) for the loft dweller. Zukin (1982b)

identifies the political, cultural, and market-driven trajectories of loft living as a utilitarian

form of housing, to a new convergence of art, culture, and capital. Beginning in the 1960s,

loft living transformed from dwellings that were cemented and clammy in obscure

neighborhoods, to a more alluring profile.

Loft living trends in contemporary global cities emulate not only the style of loft

living but also the sociocultural processes generated in Manhattan’s “SoHo Syndrome'

(McGuigan et al., 1998). As Podmore (1998) writes,

Whether they be standardized condominium lofts or rough artists’ live/work studios, 
loft spaces depend on their resemblance to SoHo lofts for their legitimacy as ‘avant- 
garde’ domestic spaces and sites of identity construction (p. 284).

New perceptions among the middle-class about loft living as attractive and new ideals of

consumption led to the reconstruction of lofts as modem and appealing (Zukin 1982b).

Economic restructuring produced a population with high disposable incomes that found loft

living appealing. In the United States, in particular, loft dwellers have a set of contradictory

premises that admire both culture and art and industry and capital (p. 190). Zukin’s study on

43



loft living in the 1980s found non-artist residents and artist residents had ‘‘blurred” class

distinctions that challenged assumptions about loft living as automatically a form of

gentrification. In downtown Los Angeles (DTLA) in the present era, however, loft living is

synonymous with gentrification.

In DTLA, loft living became popular with the adaptation of early twentieth century

office buildings as loft housing in the historic district near Skid Row. Lofts have restored

life, light, and glamour to buildings that sat vacant for decades. The racial and class

composition of the loft dwellers, evidences a classic case of urban gentrification as

professionals with large disposable incomes enter a residential zone formerly belonging to

Skid Row. Yet, what makes the gentrification of the Historic Core truly distinct is the

diversity of the neighborhood that renders longtime residents as illegitimate, racially and

socially. This new system of loft living is far removed from its roots in housing the creative

class in neighborhoods lacking indigenous residents and socioeconomic diversity.

Loft living in Los Angeles revolves around Zukin’s dichotomies between “culture/art

and industry/capital” (Zukin 1982b: 190) but it has added an additional dichotomy of loft

dwellers “loving/hating” (Tissot 2014) diversity. Why is loft living in DTLA, and

specifically in the Historic Core, with all many sociocultural nuances, attractive to residents?

How do the lifestyles, attitudes, and predispositions of loft dwellers converge, work, and

change racial-ethnic and class diversity? What practices do loft residents adopt and learn that

make living in a racially- and socially-complex neighborhood “comfortable”? The study of

loft living and gentrification fuses when loft living produces a social and racial construction

of space and belonging.

In this chapter, I discuss the reasons people give for living in DTLA, what groups

live there from the perspective of loft residents, and what it is like living in a gentrifying
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community. In the microspheres of daily life, loft residents’ limited meaningful interactions

with non-loft residents lead to socio-racial microaggressions that make diversity a problem

to be managed, rather than a resource to be savored. Organized diversity management

emerges when loft residents believe that the future of white nostalgic redevelopment is

endangered.

Why Live in DTLA?

Podmore (1998) states that the loft rental market is dichotomized into two groups:

those who prefer the utility of residential space as also a work site and those who “choose

rental lofts as alternative living spaces” (p. 285). In DTLA, the majority of loft residents’

personal preferences for loft living are not tied to the history of loft utility as a live/work

space, although they are marketed in that sense. Instead, their appeal is more as domestic

quarters in the big city. The aesthetic and sociocultural attraction of loft living (Zukin 1982a)

is superseded by tangible and practical preferences for city living, particularly location near

places of employment, affordability, centrality and convenience.

City Living

Most loft residents tell stories of a past visit to or a living experience in a big city that

inspired their move to DTLA. Justin (multiracial, age 21, property manager) visited Boston

in 2009 which made him “really want to live in the city.” Because he wished to remain in

southern California, Justin and his girlfriend settled in DTLA which was a “win-win” for

both. For Abraham (Latino, age 41), also a property manager but a native Angeleno, his

inspiration for living in DTLA came from a magazine article:

I saw an article in Dwell magazine about downtown. It was about a building that they 
redid in MacArthur Park. I don’t know the name of it but it’s just outside of 
MacArthur Park and it has these Greek symbols on the fagade. The article was about 
this urban lifestyle and how downtown Los Angeles was going to be the future of 
living for Angelenos. 1 became completely inspired by wanting to live in this urban
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environment. So, I'm in property management and I thought, all I have to do is apply 
for jobs in properties that are being developed in downtown. So, three buildings 
came: the Pegasus, Little Tokyo Lofts, and the Los Angeles Village7. They were all 
being developed sort of at the same time. This was like two years before they opened. 
I started asking who the developer was, who the management company was, and how 
I can get in touch. I applied for Los Angeles Village twice before I got it, which was 
on the third time.

Like Justin and Abraham, many other loft residents make DTLA their home because of a

previous experience or inspiration for an urban lifestyle. They come to DTLA as newcomers

who want to live close to where they work and as is the current trend, many loft dwellers

make the move to DTLA first and then apply for jobs in the vicinity.

When prodded about the qualities of “urban living” that entice loft dwellers to

downtown, one prominent theme consistent with Harcourt’s (2005) finding is that they are

attracted to the look and feel of “urban decay.” Adam (multiracial, age 34, lawyer) brought

up the concept of “urban decay” early during our interview as he described the “grungy,

old and tom down” buildings in the neighborhood that make him feel “comfortable” living

there. He likens this urban decay to the one in his former neighborhood in San Francisco:

I don’t like the super-rich areas but there is a middle ground right on Geary Street in 
San Francisco, which is the borderline between wealth and poverty. You find a lot of 
cool shops, bars, restaurants, and artists. There’s this really cool culture that rises up 
in between that. I feel that’s what downtown L.A. is like, at least on our street. It’s 
this dividing line right between Skid Row and then there are the richer areas towards 
Hill Street.

The “urban decay” Adam describes is produced by the mixing of well-off Historic Core and

impoverished Skid Row. The attraction of city living insinuates a magnetism towards

blighted street conditions in an “old and torn down” neighborhood opulent in racial-ethnic

multiplicity. Llarcourt (2005) suggests that both residents and loft developers in the area

enjoy the “Skid Row flavor” that comes with living on the edge of Skid Row. In fact, he

n

Name has been changed to protect anonymity.
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believes that what attracts new residents to the area is “a bit of well-managed homelessness1

(p, 64). This makes residents feel like “urban pioneers” (p. 61) and as I explain further in

detail, it also gives them the right to manage diversity while gaining street credibility. In

addition, the “urban decay” feel of the neighborhood is heightened with the presence of

small mom and pop stores from Broadway and Latino/a patrons who are overlooked by

Harcourt (2005), as also belonging to the neighborhood. Loft residents’ perspectives of

“urban decay” contain in them assumptions that they will come across non-white folks who

authenticate “city living.” However, too often, they are unprepared for what to expect from a

socially-distinct environment.

Hank is a DTLA resident and also the Director of Economic Development for the

Downtown Center Business Improvement District (BID) and a board director for the

Downtown Los Angeles Neighborhood Council (DLANC). Through the Downtown Center

BID, he regularly organizes and leads housing bus tours which are free and open to the

public to promote downtown as a residential anchor. Hank, a white man in his late 50s, gives

himself plentiful credit for bringing investment in the form of retail stores, services, and

residents to DTLA. During a housing bus tour in 2012, about forty people sat in a charter bus

listening to Hank discuss an “unintended consequence” concerning the mixing of Skid Row

residents and homeless with newcomers:

One of the unintended consequences of the new residential [of downtown] is that 
people are now living here and saying, “How are people allowed to kill themselves in 
the public sphere like of the streets?” Now, finally, we’re going to start dealing with 
it but it’s going to take a long time....If you’re considering moving to downtown, I 
want you to come to whatever neighborhood at 10 o’clock at night and walk around. 
If your tummy gets a little squeamish, don’t move there. Listen to your tummy. 
Really, I believe if you are scared, you attract it.

Downtown living, as Hank cautions, is not suitable for individuals fearful of interactions

with a predominantly Black urban underclass (Anderson 1990) or a large Latino/a population
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on Broadway, especially in the Historic Core. Therefore, an “unintended consequence” of

loft living is that residents who seek the racial-ethnic and class diversity of city living , often

do not have experience or are not prepared for living in heterogeneous communities. Loft

residents appreciate the diversity and “urban decay" of the neighborhood, but when faced

with it in awkward social situations, they become distressed.

In anecdotes told to me by friends and neighbors, some sensible souls have had to

thick skin” following a distressing incident in thetoughen up” and develop a

neighborhood. For example, a blonde-haired and blue-eyed neighbor tells me that one day on

her way home, she stood at a comer waiting for the light. She was a half block away when

she saw and felt multiple stares from men on the comer threaten her. Interpreting the

unwanted attention to be sexual in nature, in a panic, she literally “ran home” in fear of what

could happen. Having spent some time living in DTLA and learning more about social

interactions in a diverse environment, in the present, she blames herself for “drawing

attention” by speaking aloud on her Bluetooth and for “overreacting.” As I explain further in

this chapter, the “urban decay” feel of DTLA presents opportunities for encounters with

racially- or socially-dislmct individuals on the street. This makes DTLA living attractive but

also, the inability to interpret social cues or respond well to them, can produce distressing

encounters for loft residents.

Anderson (1990) finds that the homogenous communities that “yuppies” originate

from are “racially less complex” (p. 139). When the gentry live in ....proximity to the

ghetto[, this] brings a variety of social complications and opportunities that may require new

learning and cultural adaptation” (ibid., p. 138). Verified in loft residents’ abilities to

toughen up” and respond without the urge to flee a socially complex situation, learning is a

matter of frequent exposure to such encounters until loft residents eventually begin to feel
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safe (Freeman 2006).

Employment

A majority of loft residents choose to live in DTLA because their place of

employment is in or near downtown. Milgrim, (white, age 25, lawyer) who is originally from

northern California, came to L.A. in general for a job, and specifically, moved to downtown

because “work is right around the comer, so I walk to work,” he says. James (Black, age jj,'l

hospitality industry), originally from the big “windy city” of Chicago, says that he first

landed a job in downtown but continued living in Long Beach. Not until he went on an

;outing” in downtown “to look at the lofts” did he decide to move. He says,

I worked in downtown and coworkers told me they live down here and that it’s 
actually reasonable. And so we went on a little outing in downtown and saw a lot of 
different apartments. When I saw the first apartment I lived in I said, “I’m moving 
here!” I loved it! The neighborhood and everything gave me a good feel and all this 
from my first visit. I looked around, not even fully, and said, “Oh wow, I could live 
here,” and that’s what happened.

What brings many DTLA residents from farther reaches of California, or from out of state, is

employment. These individuals tell stories of taking one look around what was available in

the vicinity of their work, and feeling like DTLA was the place to live. This includes a mix

of small town transplants like Milgrim and big-city folks like James.

By geographic origin, there is a deficiency of bom and bred Angelenos living in

DTLA. One exception is Miguel, a Latino real estate appraiser who was bom in Los

Angeles, went to college in Mexico, and returned to L.A. as a working adult. This is what

Miguel shares about his reasoning for moving to DTLA:

My office is in downtown. I was already living close by in Koreatown. I figured it 
would make more sense for me to move here, than to get in my car and drive five to 
ten minutes and then walk another ten minutes, whereas I could just walk twenty 
minutes to work. Also, the area has a lot of life. There’s a lot of stuff to do, 1 felt 
isolated in Koreatown. It was better for me to move here and be able to walk around. 
Basically, my job brought me here. It was one of my main criteria.
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With the exception of Miguel and a couple other respondents, every interviewee who lived

in DTLA came to live here by way of another city or town, and chose downtown because

simply, it is close to their job. Next, I discuss affordability as a contradictory attraction of

living in DTLA.

Affordability

Affordability is cited as a reason for moving specifically into the Historic Core.

Milgrim says,

So a huge part of why I moved here is the value, the cost of getting a nice apartment. 
[My apartment has] a lot of light, if s on the 10th floor, and if s cheaper because it’s 
still kind of weird. That’s a huge element of a lot of people’s decisions to come. You 
get a sexy loft spending $2,000 in rent.

The “urban decay” sought by loft dwellers brings with it a financial gain in affordable rent.

Historic Core loft residents mind less living adjacent to Skid Row because of the advantage

of affording a “sexy loft.” They recognize that living adjacent to Skid Row is a reason for

affordable rents, but rental prices are set from a number of determinants.

The combination of factors that govern rental prices of loft units in DTLA includes

the following: the neighborhood, square footage, view, floor in which it is located, and

property amenities, if any. 1 learned about these factors from looking at various loft buildings

during my search for a place of my own in 2010. Rent prices in the Historic Core then for a

mid-size and mid-range unit were set at about $1,500. Currently, in 2014, friends and family

looking to move to DTLA grumble that they cannot afford average rents ranging from

$2,000 to $2,500 in the same neighborhood. I learned more about how these factors affect

rental prices from my participation in BID housing bus tours.
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* 8 ’In a 2012 housing bus tour, I visited the Ebony , a historic building converted into

lofts located on Broadway in the Historic Core. Its modest amenities include garage parking 

and a gym. Rental units in this building began at $1,400. The majority of buildings in the 

Historic Core are converted office buildings from the early 20th century and given this,

property amenities remain somewhat modest since original architecture is a challenge to

adding luxury amenities. Amenities in Historic Core properties include: rooftop pools,

rooftop patios or gardens, gyms, parking garages, and dog runs. While on the same bus tour,

I visited the downtown neighborhood of South Park, which is close to the entertainment and

attraction sites of L.A. Live and Staples Center, and draws in visitors and tourists. South

Park has luxury housing and more amenities than properties in the Historic Core. For 

example, the Aqua Tower8 9 has an infinity pool, Jacuzzi, a “meditation garden,” a barbecue 

area, cabanas, a community dining room, a private nightclub, a wine cellar, a private dining

room, and a movie theater. In the same year, rental units at this property began at $2,500 a

month. Hence, modest amenities in historic buildings affect the affordability of the Historic

Core.

Other factors contributing to the affordability of the Historic Core in the DTLA

housing market are brought to light by Miguel (Latino, age 32). Miguel is a loft resident who

happens to be a real estate appraiser. He says,

Bunker Hill has very few rental properties. There are condo buildings there that are 
pretty expensive. I think the affordability of the Historic Core is definitely a big draw 
when compared to South Park, for example. Even the Arts District is starting to be 
really expensive, [These neighborhoods have] more condos and they are pretty much 
the areas where people live. We have the Arts District which is pricey. We have 
Little Tokyo which is also on the pricier side. We have Bunker Hill with not too 
many residential buildings. The Historic Core is definitely where the bulk of the 
buildings are. This is where all the buildings were vacated by the banks. They have

8 Name has been changed to protect anonymity.
9 Name has been changed to protect anonymity.
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the most potential for conversion. Plus, the architecture is great.

Other DTLA neighborhoods cater to the condominium market of homeownership whereas

the Historic Core is largely rental. Not to mention, other neighborhoods have residents who

are more affluent than residents in the Historic Core, and who can afford condominiums.

More alluring neighborhoods, like South Park, are expensive for young professionals and so,

residents are pushed “east of Broadway” to neighborhoods in and around Skid Row that are

somewhat less desirable. Tissot (2014) says, “The middle class, facing increasing difficulties

buying property in the most desirable neighborhoods, learns how to love where it is forced to

live” (p. 1181). Once in the Historic Core, residents learn to love their neighborhood and the

affordability factor overshadows outsiders’ concerns about the area as “grungy.” However,

'affordability” is a relative term and outside of the loft resident circle, DTLA loft living is

understood as a luxury to the non-middle-class. When I asked Latino/a business owners and

shopkeepers if it was affordable to live in DTLA, all of them said “no,” with ghastly

expressions. For this largely working-class group, they recognize that being a downtown

urban dweller comes with a hefty price tag in both rent and parking fees. Latino/as from

Broadway believe that only “ejecutivos [executives]” live in the buildings, which, to a large

extent, is true.

As for what makes the Historic Core affordable for many of my neighbors and me, is

that our property owner is busy converting other properties into lofts, instead of raising our

rents to actual and current market value. Much like Podmore’s (1998) finding about

Montreal’s loft housing, the market in the Historic Core is too “dominated by a large, stable,

unregulated, and, therefore, not legitimized rental market that coexists with a small

condominium market” (p. 284). Many of us will remain living in our building until one of

the following situations take place: 1) we are asked to leave on the principle of not having a
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leasing contract; 2) a leasing contract with an increase in rent makes it no longer affordable;

or, 3) our move is prompted by buying a condominium or home. This makes the loft rental

market unregulated (Podmore 1998). In summary, what makes the Historic Core

“affordable” for residents is the neighborhood’s location near Skid Row, historic properties

architecturally challenging to enhance with luxury amenities, and the large housing stock of

rental properties.

Centrality and Convenience

Along with a preference for city living, living near a site of employment, and the

affordability of living, specifically in the Historic Core, loft residents value centrality and

convenience as a reason to live in DTLA. In her examination of gentrifiers in the South End

of Boston, Tissot (2014) found that residents belong to a walking organization that

“promotes walking for transportation and recreation” (p. 1184). Appreciation of a walkable

neighborhood and accessibility to public transportation is of high value to the DTLA resident

as well.

Lily (white, age 24, clothing manufacturing), who is originally from a suburban town

in the southeastern United States, specifies the advantages of living in downtown and

walking to work:

A lot of people are attracted to downtown because of its vicinity to work and not to 
have to commute. 1 know that a lot of the people we live around, work in downtown. 
They don’t have to commute, drive, or spend half of their morning on the freeway.

Angelenos from the suburbs are accustomed to hour-long commutes on jam-packed

freeways that are trekked daily to get to the central city, which still employs a large

workforce from outside the vicinity. Even the few born and raised Angeleno loft residents

accustomed to driving everywhere, embrace the accessible and walkable lifestyle of

downtown living:
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I love this whole idea of being able to walk everywhere. I was bom and raised in Los 
Angeles. I’ve lived in all parts of Los Angeles, eastside, westside, and Echo Park. 
But this idea of being able to walk and get around is what I’ve always wanted. 
(Abraham, Latino, age 41).

Downtowners who walk or bike to work, as do Lily and Abraham, pass by backed up garage

driveways with distressed drivers who are cutting it close to a late arrival. Hu’s (2014)

statistical analyses reveal that commute time is lessened with greater job site accessibility.

Thus, an hour of commuting time is downsized to a 10- to 15-minute walk or bike ride for

many respondents who live and work in DTLA. Attitudinal differences between DTLA

resident-commuters and non-DTLA residents are observable. For example, several mornings

I walk past Hannah, a friend and neighbor (white, age 31), walking to work in business

attire, wearing a backpack, and listening to her iPod. She walks with chin up in the air and a

smile on her face, in contrast to motorists cursing and hunched over their steering wheel.

According to blogdowntown, a blog specifically for downtowners, the neighborhood

is a “walker’s paradise” that has been ranked nationally as the “most walkable neighborhood

in Los Angeles” (Lopez 2012). Within the Historic Core, residents have a number of

services available to them locally, such as pharmacies, dry cleaners, a plethora of coffee

shops, restaurants, and bars, and public parks. Justin (multiracial, age 21), who lives and

works in downtown says the following:

I think everything is a matter of convenience in downtown. That’s why we moved 
down here, because everything’s close. People don’t want to go too far to eat, drink, 
and relax.

The amount of time saved in commuting is time well-spent at a restaurant, coffee shop, bar,

or out on a leisurely walk or bicycle ride—with or without one’s dog.

During my tenure as a resident, a bright green bicycle lane was put in on Spring

Street. The color of the bicycle lane is best described as a Kermit-the-frog-green which
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annoys the film industry that regularly films on Spring Street and must digitally remove the

bright green lane from films and commercials. Urban et al (2014) find that the decision to

use a bicycle for recreation and commuting purposes is determined by the proximity and

swift accessibility to a local bicycle trail. For residents, the bicycle lane, which runs through

a principal street of loft building properties, is readily accessible outside their doorstep. In

fact, Spring Street and the Historic Core have several times been part of a route for the

popular event, CicLAvia. On a Sunday, every three to four months, streets are shut down to

traffic, and Angelenos are invited to walk or bike a city route. Residents and visitors

appreciate how bicycle-friendly DTLA is becoming and the more bicycle lanes added in the

neighborhood, the more residents will use bicycling for commuting and recreation (ibid.).

A third feature of the centrality and convenience of DTLA living is access to

inexpensive public transportation. Gas prices in Los Angeles are expensive (Bento, Hughes

and Kaffme 2013) and in DTLA, residential parking is both costly and hard to come by

(Manville 2013; Manville and Shoup 2010). Monthly parking fees at local garages cost

approximately $100 to $200 per month. Thus, many loft dwellers have traded in their

automobile in favor of public transportation. Getting to public transit is about a five-minute

walk to a nearby bus or train stop. From there, downtowners can get to virtually anywhere in

L.A. County and beyond. For example, Jody (Canadian, late 30s) who is a friend and

neighbor, shares that her job located in Orange County (about an hour’s drive in good traffic

conditions) is no obstacle to her continued residency in DTLA. She travels to her place of

employment by train and without the added frustration and stress of being behind the wheel

in rush hour.

Commuting and transportation scholars suggest that distance between housing and

one’s employment location impacts one’s ability to use greener transportation choices. Zhou,
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Wang, and Schweitzer (2012) find a positive relationship between workers with a balance of

better jobs/housing and a “greener mode choice” for transportation alternatives that exclude

driving (p. 34). High income levels like those of loft residents’ and their preferable housing

location near their place of employment, or close to public transportation, lead to their

utilization of alternative modes of transportation. I find that loft residents are partial to using

public transit. So much so that a growing number of residents opt to use public transit

exclusively as their only means of transportation. Others use their cars to “get out of the

DTLA bubble” (Pamela, Jewish) on weekends.

A final reason why many loft residents choose to walk, bicycle, or use public transit,

is to lessen negative impacts on the environment. Many loft residents are environmental

advocates who recycle, upcycle, and purposely use alternative modes of transportation to

reduce pollution emissions into the environment. The “green” consciousness of the DTLA

gentrifier is expressed in authentic ways and is often the only way of living. This involves

thrift shopping, donating useful items instead of throwing them out, and using alternative

modes of transportation. Lily (white, age 24, clothing manufacturing) shares that her fiance

made her pass along to another neighbor, all the non-environmentally-friendly cleaning

products in their household. Loft residents support urban sustainability like rooftop gardens,

farmers’ markets, and better assortments of fresh and organic products at grocery stores.

Paradoxically, some of these “green” practices and attitudes produce environmental

gentrification (Pearsall 2012; Curran and Hamilton 2012) which makes the neighborhood

much more unaffordable to indigenous groups. Organic and non-organic foods are sold at

higher prices at farmers’ markets than chain grocery stores, restaurants that utilize fresh and

homegrown” ingredients charge higher menu prices, and shopping locally for loft residents

is limited to gentrified boutiques and stores. Old-time residents from Skid Row hardly shop
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at local farmers’ markets and small Latino/a businesses lose out to gentrified businesses

patronized by loft residents, who refer to these new shops as the only “mom and pop” stores.

The centrality and convenience of living in downtown and the environmentally

green” consciousness unique to DTLA loft residents have been impactful to my own

family. As born and raised Angelenos, my partner and I downsized to one car and I regularly

commute to work by bus. In fact, I have utilized public transportation more living in DTLA

than I ever did growing up. It is rewarding to know the savings in time, money, stress, and

ecological impacts DTLA residents gain from their locational centrality and inclination

toward alternative modes of transportation. In sum, DTLA loft residents move to DTLA or

the Historic Core because they find city living attractive and/or appreciate its “urban decay,

downtown is their place of employment, it is relatively affordable and accessible on foot,

bike, or public transit. Next, I discuss the perspectives of loft residents with regards to

whom, or specifically, what groups live in DTLA.

Who Lives in DTLA?

The focus in this section is specifically race and class diversity, though the term

“diversity” also encompasses gender and sexual diversity (Anderson 2004) (and in actuality,

DTLA is home to a burgeoning gay community as well). As Tissot (2014) notes, “Most

gentrifiers claim to enjoy mixed areas composed of white and non-white, poor and wealthy,

gay and straight populations (Jackson and Benson 2014)” (p. 1181). Providing demographic

information from the perspective of loft residents on the racial-ethnic and class

demographics of who lives in DTLA is telling of the ways gentrifiers racialize space (Lipsitz

2007). In their responses, loft residents qualitatively identify abundant racial-ethnic and class

diversity but this is in contrast to the actual demographic portrait produced by the Downtown
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Center BID (2013). In what follows, I describe the prevalent groups that collectively

compose the area’s complex racial-ethnic and class groups.

Racial-Ethnic Diversity

In interviews, I asked loft residents, “What is the predominant racial-ethnic group

living in downtown?” Few respondents were quick to single out one racial-ethnic group that

dominates the residential arena. For white participants especially, this question brought some

observable discomfort—they took a deep breath, looked up to the ceiling in deep thought,

and responded only after carefully planning their response. In my interview with John

(white, age 23, salesman, loft resident), he answered my question with a question about what

I meant. After carefully explaining what I meant when I asked “What is the predominant

racial-ethnic group in the neighborhood?” he hesitantly replied, “Whites?” He followed this

by saying, “I’ve met a lot of people who live in downtown and there’s a huge range of

different kinds of people that live in downtown. Like John, most white respondents

hesitated or did not say that whites are the majority group, though they certainly account for

nearly 53% of those living in downtown (Downtown Center BID 2013).

Participants of color were more likely to name whites as the dominant resident group

in DTLA but, included in their responses, was a listing of other racial-ethnic groups they

also see in downtown. In my interview with Miguel (Latino, age 32), he names the racial-

ethnic groups he sees in DTLA, but not necessarily which ones live there:

Let me think about it. I think...that’s a hard one. I don’t think it follows the L.A. 
composition of people. There is a heavy Hispanic influence, but for the most part, I 
think it’s more Caucasian. Let’s say 40% Caucasian, 40% Latino/a, and then 10% 
between Asian, African American, and others. That’s how I see it. There is definitely 
a big Caucasian composition.

Though Miguel’s response is about the demographics he “sees” in DTLA, it is important to

note the fact that Latino/a Broadway still attracts a large percentage of Latino/as, but these
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individuals are not necessarily residents. Thus, asking “What predominant racial-ethnic

groups live in DTLA?” is a question difficult to answer because of the diversity of people

which exists in the DTLA landscape, not all of whom are residents. Nevertheless, Miguel

does portray more accurately than white respondents the large proportion of whites living in

DTLA. Adding to this, James, the Black Chicagoan, says, “There’s a mixture. I’ve seen

white. I’ve seen Black. I’ve seen young. I’ve seen old. I’ve seen Latino/a. I’ve seen Asian.

It’s a really good mix. Karla, a Latina loft resident (age 39, student) supports James’

statement by saying DTLA “is not totally white.” True diversity exists in the number of

racial-ethnic groups represented in DTLA but not in the quantity of each group as residents.

Loft residents of color who name the racial-ethnic diversity of the neighborhood demonstrate

that they “acknowledge the dignity of each group” (Tissot 2014: 1188).

I find that gentrifiers have a preference for diversity (Tissot 2014). Loft residents

across races and ethnicities have an inclination to indicate there is more racial-ethnic

diversity than there actually is. In general, respondents acknowledge the presence of whites,

Blacks, Asians, and Latino/as in the neighborhood. Loft residents of color have a tendency to

be more attentive to racial-ethnic diversity as well as overrepresent their own racial-ethnic

group, whereas white residents explain racial-ethnic diversity in vague terms. Anderson’s

(1990) analysis best describes white gentrifiers’ inattention and vagueness in naming the

racial-ethnic composition of the neighborhood:

Whereas the earlier residents might celebrate racial tolerance by inviting a ‘Negro 
friend’ home to lunch or dinner, the newcomers like to think they view race as 
irrelevant. Many try to deemphaslze color and ethnicity in their social relations. In a 
word, they pretend to be color-blind, conveniently forgetting, ignoring, or 
downplaying the long history of discrimination toward Blacks (p. 143).

White loft residents, unable to name themselves as the dominant group, also refer to the

diversity of the neighborhood in vague terms, revealing their inclination toward a colorblind
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perspective. In sum, racial-ethnic diversity is found in DTLA but it is not represented in

significant numbers. Next, class-based diversity of the neighborhood is more elaborately

discussed by all residents.

Class Diversity

While white respondents were less interested in discussing racial-ethnic diversity,

they were more comfortable talking about class-based diversity of the neighborhood. Class-

based diversity is linked to a range of mixed housing in the neighborhood, which Adam, a

Jewish and Latino lawyer explains:

We have Section 8 type housing. I think that’s part of what the city did for rezoning 
certain buildings to be open to people with low-incomes. For example, at the 
Alexandria, to qualify you can’t make more than a certain amount. When I first got 
here 1 walked around and looked at buildings. They ask, “How much do you make a 
year?” in order to qualify. The city zoned it to be like that. There’s no uniformity to 
the residents here.

The presence of SROs and low-income and affordable housing means that loft residents

come across others of diverse class backgrounds, although they hardly interact with them.

Adam continues his observations on class groups in the neighborhood by saying,

I’ve been exposed to people who work the shops and the cafes, but they obviously 
don’t live down here. The people who I know live downtown are students, artists, 
musicians, graphic designers, and professionals. I haven’t met anyone from the lower 
class or Black residents. I think that’s the function of our building. For example, at 
the Alexandria, you have to say the maximum amount that you made that year-. I 
haven’t met that many people in terms of a range of diversity. I’ve only met 
professionals who are out pricing artists.

Although people on the street appear to represent a wide range of racial-ethnic and class

diversity, what Adam says is that loft buildings contain less diversity because only people

who are able to afford to live in those buildings, like professionals or “ejecutivos

[executives]”, are the type of people he has actually “met.” Lily (white, clothing

manufacturing, age 24) also suggests this in saying that those who live in DTLA are the
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young with “disposable incomes” who can afford to eat, drink, and play frequently.

Some loft residents perceive financial power as a true determinant of belonging as a

resident in the neighborhood. For example, Milgrim, the white lawyer and loft resident, says

the following:

In a sense what makes a neighborhood a neighborhood is... a social-legal right that is 
within these boundaries. If you have a lease in this neighborhood, if you buy stuff at 
the shops, if you are participating in this society, then you are part of the society. And 
that’s how homeless people are not. They are not legal residents of this city. They 
don’t spend money for the most part. Obviously, it’s a difficult subject.

Financial buying power and capacity to afford rent in DTLA makes a hue DTLA resident,

according to some loft residents’ perspectives. Along these lines, it is thought that the

homeless do not possess “social-legal rights” in society, given their lack of economic

participation in the form of employment or consumer power (Wilson 1987). Given these

assumptions, some loft residents do not interact with people of distinct socioeconomic

backgrounds (Anderson 3 990).

Lack of interaction across class groups is not the rule, however. There are a few

homeless or low-income residents who have won over the hearts of loft residents. In fact,

10 u‘the pirate,” are local celebrities. Fernando, a Latino investor and loftsome, like Ritchie

resident, says the following:

I’ve met [people] from the bottom to the top. I mean, some of the homeless are 
famous here. Ritchie the pirate, this cat walks around like he owns downtown. Yet, 
nobody knows anything about him. He’s like a mystery. I love his personality.

Fernando describes Ritchie as a “homeless” individual but Ritchie is actually a resident

living in an SRO. The assumption of his status as “homeless” may derive from the fact that

Ritchie is a Black man. He resides in an apartment in the Historic Core and often sells

10 Name has been changed to protect anonymity.
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autographed pictures of himself wearing his infamous pirate hat to loft residents for some

income. He amuses residents with his “Arrrgh!” pirate greeting and often gets a smile in

return or is approached by loft residents who happily buy autographed photographs from 

him. His local celebrity status and legacy after his passing11, earned him a portrait painting

on an electrical box outside of a well-patronized cafe, painted by a famous DTLA artist

resident. The glamor of Ritchie’s celebrity status as a low-income resident, however, reveals

in truth that relationships across class groups in the neighborhood remain rather superficial.

Anderson (1990) states this is so because gentrifiers “... are an expression of an upwardly

mobile group... [and] feel tremendous tension around anyone they think is from the

underclass” (p. 144-145). In the neighborhood, loft residents do not enjoy dinner or coffee

with people like Ritchie or other low-income residents as they do with loft neighbors and

friends.

In addition to the aforementioned class groups, there are also other occupational

groups who make the Historic Core their home. Loft residents identify others living in

DTLA as bankers, lawyers, bartenders, and people in the entertainment, fashion, and service

industries. There are a great number of artists in the neighborhood: musicians, painters,

sculptors, and gallery owners. The neighborhood’s “affordability” also makes it a reasonable

place to live for students from surrounding colleges and universities, such as the University

of Southern California (USC); the Fashion Institute of Design and Merchandising (FIDM);

Southern California Institute of Architecture (SCI-Arc); and the University of California at

Los Angeles (UCLA). Interestingly, not one of the respondents acknowledged or knew the

n Unfortunately, as I write this chapter in June 2014, I have read news stories and 
Facebook posts confirming the passing of “Ritchie the Pirate.” On Facebook, local 
businesses put up his picture and residents have left a plethora of comments concerning his 
happy disposition and the local celebrity status he held.
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occupational categories of low-income residents in the neighborhood. Matthew (age 21), a

Middle Eastern security guard and loft resident, sums up the class groups living in DTLA by

saying, “It’s a diverse community, we have the rich power players making money, and we

have the extremely poor.

Tissot (2014) characterizes gentrifiers in the South End of Boston as “diversity

entrepreneurs” involved in social philanthropy. In DTLA, the lack of interaction with the

underclass and lack of involvement in social philanthropy makes gentrifiers “diversity

admirers.” Loft residents most often do not meddle in the affairs of the impoverished or

those affected by gentrification. They express an affinity for diversity, but this affinity is

more for the racial-ethnic diversity of loft dwellers. Anderson (1990) states that the agenda

of gentrifiers in the Village-Northton “...is not cultural diversity),] but class homogeneity

(p. 145). Thus, loft residents seek to manage racial-ethnic groups who are perceived to

belong to the underclasses and admire the diversity of the neighborhood from a superficial

standpoint. In the next section, I write about the race and class relations that emerge from

living in a gentrifying community.

What Is It Like?” Living in a Gentrifying Community

What is it like living in downtown LA?” is the most common question DTLA loft

residents are asked after sharing with someone that they live in DTLA. Friends, family, and

acquaintances who are in the know about recent neighborhood changes, but have not

necessarily spent time in this gentrifying neighborhood, always want to know “what it’s

like.” This section addresses what it is like living in a racially and socially mixed gentrifying

neighborhood.
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The Gentrification of Hipsters

In addition to identifying racial-ethnic and class groups that live in DTLA, nearly all

respondents indicated that “hipsters” also live in DTLA. Who exactly are “hipsters” and

what constitutes them as hip? I asked this question to most participants in the study and

while on the outset, everyone says it is difficult to pinpoint who or what makes a hipster,

there are a few key, albeit ambiguous, characteristics. Marco (multiracial, age 22) is a

security guard and former loft resident of the neighborhood. He says you can identify

hipsters because they are “super casual, live day-by-day being cool, and go to coffee shops

and bars to hang out.” According to Marco, hipsters can be found hanging out at all times of

day or night, at coffee shops or bars, in the vicinity with a cool and relaxed attitude.

Other than attitude, dress and physical appearance also distinguish hipsters from non

hipsters. Milgrim (white, lawyer) describes hipsters in the following way:

I think the first thing [about hipsters] is that they have meticulous attention to 
appearance. That’s like a very important part. Even if you might not necessary look 
really put together, it took a lot of time and thought to put together the way you look. 
And then, it’s the classic thing that everyone says, like a checkered shirt, the flannel 
shirt, and tight jeans.

I follow Milgrim’s description of the hipster look with my asking, “Do you consider yourself

a hipster?” “Me? No!” he says laughing. “I mean, but nobody ever considers themselves a

hipster.” The last piece to identifying a hipster is a tricky one because a hipster, while putting

great effort into their appearance, might actually not consider themselves to be a hipster.

Cowen (2006) best describes the ambiguous, contradictory, and iconic representation

of “hipster urbanism” in the following way:

They struggle for good design against evil, for public spaces for the well-dressed 
though slightly scruffy. Theirs is a struggle for the freedom of designer glasses, 
cutting edge hairstyles, and yoga for all. 1’heir justice is not just for people; they 
demand ‘doga’ for their canine loved-ones. By unspoken but practiced decree, 
hipsters must all be individual, different, or else membership may be revoked (p. 22).
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From my observations in the neighborhood, those most often labeled as “hipster” tend to be

middle-class young whites who wear thrift finds or cultural, but fashionable, clothing. They

wear vintage clothes and those flannel shirts Milgrim describes. Hipsters in Los Angeles

appear to be an outcrop of gentrification not only in downtown but also from other L.A.

neighborhoods, such as Echo Park, Silver Lake, and Highland Park. These individuals are

raced as white and in DTLA, classed as loft residents, and are perceived by old-timers to be

responsible for gentrification.

Two informants central to unearthing the process of gentrification by “white

hipsters” as well as key practices of diversity management in the neighborhood, were two

socio-politically urbane Latina sisters, Karla and Nayeli Gomez. Karla is a 39-year-old

struggling student and loft resident who has lived in the neighborhood for thirteen years,

since the year 2000. She is part of a very small percentage of residents who are old-time loft

residents before the boom in loft properties made loft living near Skid Row “sexy” (Milgrim,

white, loft resident). I met Karla and her sister in an interesting and unexpected way. In an

interview with Walter, a 62-year-old Skid Row social service provider, he invited Karla to

monitor and facilitate our interview. According to Walter, Karla was present as his advocate

in defense of people, some from Hollywood, who set their sights on Skid Row residents like

Walter, for stories to turn into profits or transgressions against the community. I took my

time to explain the scope of my research and the purpose for the interview, which after, both

Walter and Karla agreed to interview with me. I found that Karla had spent a lot of her time

also researching Skid Row for undergraduate papers and grew close to Walter in this

manner. Sometime later, Karla introduced me to her sister Nayeli, who interviewed with me

as well.
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Nayeli is a 35-year-old unemployed Latina who bunked in with her sister after her

marriage failed, long after Karla first moved to DTLA. During our interview', we sat in a

coffee shop popular with loft residents who come in to do computer work or study during the

day, and at night, hang out with friends over dessert. Her candid opinions about white

newcomers were strong enough to progress from whispers at the beginning of the interview.

up to a normal speaking voice level in the middle of the interview. The louder her voice

became, the more she expressed her frustration at the newcomers and the changes they

brought to the neighborhood. She says the following of the newcomers:

New residents coming in are white people. Seeing them in downtown is something 
new. It’s young hipsters. We don’t really care for them but at the same time, they’re 
changing all the stores. They’re changing from Mexican or Latino/a-owned 
businesses to high-end, trendy, expensive boutiques owned by the hipsters and white 
people who are gentrifying L.A. It’s not my style. I wouldn’t go to those boutiques 
and buy anything. It’s bringing business to downtown, which is great, and giving a 
new purpose to old abandoned storefronts. I don’t feel like I would come in here or 
other businesses to hang out. It’s not my crowd.

At that point in the interview, she becomes indifferent to the fact that we were in an

establishment with mostly white “hipster” patrons. Her whispers are overridden with an

opportunity to confide in me the struggles of a changing neighborhood as well as her

inability to “hang out” in establishments frequented by loft residents because she cannot

afford to. Nayeli’s observation of white “hipsters” taking over a Latino/a-patronized

neighborhood is something she condemns. Yet, at the same time, she recognizes the benefit

of gentrification bringing life into “abandoned storefronts.” Nayeli addresses people who are

gentrifying DTLA as “white” and “hipster,” synonymously.

In his study of a gentrified neighborhood, Freeman (2006) finds that an influx of

white residents brings about well received and much needed improvements and services to a

community. This is explained as having do with whites being “...more affluent, politically
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savvy, and more demanding of better goods and services” as well as “...whites viewed as a

group that will not tolerate inferior services (p. 99). Likewise, Nayeli’s frustration identifies

the racial component of goods and services being brought to the neighborhood only after the

influx of white hipster residents. For old-timers and the underclass in the neighborhood, this

is a reminder that whites have good relationships with government and city officials and

economic power to produce change (Lipsitz 2007; Freeman 2006).

Nayeli tells the story of her sister Karla subletting her apartment some time in 2007

or 2008 due to her job sending her out of state. Karla’s return to DTLA one evening

coincided with Art Walk. Art Walk is a night when visitors in the upwards of 25,000 at a

time, visit the Historic Core to enjoy the art galleries, vendors, restaurants, and more

famously, the bars. Karla witnessed her once unpopular neighborhood near Skid Row

become flooded with white hipsters. She was not able to recognize the neighborhood she left

not too long ago. Nayeli says her sister grew defensive of her neighborhood from gentrifying

hipsters: “She was like ‘everyone, get out of my neighborhood!’ She feels that if you didn’t

live here when she first moved in, and put your nose down on downtown, you shouldn’t live

here.” Both Gomez sisters think it is ironic that a neighborhood which many put their nose

down on,” given the presence of homeless and Skid Row residents and Latino/a patrons,

instantly became “hip” and “cool” to not only visit during Art Walk, but to live in.

Shaw and Sullivan (2011) find that art festivals in a gentrifying district of Portland

racially exclude Black residents whose taste in art is not the exclusionary factor. Rather, the

sense of being out of place is too uncomfortable for racial-ethnic minority residents to

participate in what are called “white nights” (ibid.). 'The second Thursday of each month in

the Historic Core draws the attendance of local and non-local artists, vendors, and visitors

who crowd the neighborhood. Adding to Shaw and Sullivan’s finding, the appropriation of a
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neighborhood through art (Deutsche and Ryan 1984) excludes racial-ethnic old-timers not

only given the “sense” of racial-ethnic exclusion, but also the inability to afford food, drink,

and artwork. The crowds and vendors are racially-ethnically diverse but the “disposable

incomes” of loft residents govern purchases. Hae (2011) refers to this as the gentrification of

nightlife in urban cities. Thus, those engaged in Art Walk “window shopping” tend to be

racial-ethnic minorities who come only “to look. In such “white nights,” the gentry

appropriate entire communities in the name of creative expression, while figuratively and

literally, exhibiting their inherent cultural (Zukin 2010) and economic (Flanagan 1993)

powers.

Karla says of the new white loft residents moving ill,

If you have the money and ability to move down here, it’s the new hip and happening 
place to move to. It’s great to be adjacent to Skid Row because that’s some kind of 
street credit you can talk about. There’s no actual interaction between the 
communities.

Karla, like other loft residents stated, believes that living adjacent to Skid Row’s “urban

decay” gives the neighborhood an edge that makes it racially-ethnically and socially distinct.

Karla’s viewpoint is that this gives white hipster loft residents “street credit” of being rogue

enough to live near Skid Row. However close in proximity these communities live or walk

by each other on the sidewalk, she is quick to point to the fact that “there’s no actual

interaction between the communities.

Hage (2000) theorizes that the fantasy of white supremacy in a multicultural society

lies in whites’ willingness to include diversity for the advantages it brings to whites. For

example, in this study, it brings whites notions and labels of “open-mindedness”,

'progressive thinking,” and “street credit” from other downtowners and Angelenos who

believe that living “east of Broadway,” and near Skid Row, is not for everyone. Yet, this
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credit loft residents receive as urban trailblazers for living in, what is considered unchartered

territory, is founded on an avoidance of interactions, or management of diversity in the

neighborhood. For racial-ethnic minorities whose body and culture is exploited for the credit

it brings to whites, their “will is excluded” (p. 137) in governance and politics in the

neighborhood. This fantasy of white supremacy brings the white DTLA loft resident “street

credit” at the cost of social and political exclusion of Skid Row residents (see Chapter 4) and

small Latino/a businesses (see Chapter 5).

Diversity Management

In my first month of living in the neighborhood back in August 2010,1 immediately

took note of the metropo lari ties (Soja 1995, 1997) in race and class that change from one

block to the next. For example, walking west to east, Broadway is majority Latino/a working

class, Spring is majority white middle class, and Main and Los Angeles Streets have a mix

of Latino/a patrons and impoverished Skid Row residents. The “urban decay” and racial-

class diversity in an edgy neighborhood attracts “pioneering” loft residents (Harcourt 2005)

and also awards them “street credit” In this section, I discuss how socio-racial

microaggressions are utilized to manage racial and class diversity in the Flistoric Core

through loft residents’ policing of the socioeconomic and racial-ethnic groups they believe to

be non-loft residents.

Karla, who is a dark-skinned, dark-haired, and round Latina, tells me how she is

often perceived as a non-resident in her own neighborhood. Tills is how she thinks

predominantly white loft residents perceive her:

Do I feel that the rest of the community sees me as a resident? Probably not. I find 
myself walking through the streets and wondering, “Do people think 1 belong here?” 
You have to have a key to my building, and people will see me walk up and my 
assumption is that they’re surprised that I go into the building. No, you don’t see a lot 
of people like me living in these buildings. You see a lot of people like me waiting at
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the bus stops and coming down to shop on Los Angeles, Main, and other streets, but 
not going into the buildings.

Karla identifies her phenotype as more fitting with other Latina patrons shopping in the

small Latino/a businesses of the Historic Core. It is this group of Latino/a patrons who visit

DTLA with the sole purpose of bargain shopping, that she feels white loft residents

pigeonhole her in. Karla’s sense of belonging in the community is managed by loft residents’

assumptions of who belongs and who does not. People who look like the brown-skinned

folks from Broadway are certainly not expected to live in the neighborhood they patronize

daily.

Karla’s sister, Nayeli, also tells of her experience feeling like an outsider in her own

neighborhood because of her perceived race and class:

I think I get stared at a lot in my building. Maybe it’s just me being paranoid because 
I’m Mexican and I don’t look like your typical downtown resident. Both Karla and I 
have said that when we see a white person in the elevator, we feel that they’re 
looking at us like we came to clean someone’s apartment. They don’t expect us to be 
a resident in the building. 1 feel like I look like I could work in one of these jewelry 
stores. 1 get looks all the time. 1 think it’s because I am this short Mexican Latina that 
people think I don’t live in this building...I think when I walk down the street in my 
neighborhood people think I’m just coming out from working in one of these little 
mom and pop shops or a warehouse. I get those looks all the time. In a way it bugs 
me, and in a way it doesn’t. I just laugh it off. I’m not the typical white hipster 
resident.

Neighborhood loft residents who move to DTLA for its “urban decay” that make them urban

pioneers” (Harcourt 2005) police and manage those they perceive as non-residents, based

on stigmas of race and class. They do so through their utilization of socio-racial

microaggressions that are founded on the study of “racial microaggressions. Racial

microaggressions are difficult-to~discern racist dispositions of dominant groups acted out

against racial-ethnic minority groups (Pierce et al. 1977; Delgado and Stefanic 1992:

Solorzano 1998). They are too subtle to be labeled outright as racist predispositions.
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although, for the person of color, who has over time built sensitivity to these “mini assaults’3

(ibid.), she or he is most knowledgeable in identifying them and their racist undertones.

Racial microaggressions are thus perceived most often only by the victimized person of

color and others like her. Analysis of racial microaggressions in urban studies is novel. 1

extend their study to include socio-racial microaggressions that look at micro-processes of

gentrification and “mini assaults” (ibid.) based on the combined factors of race and class.

Given that in the Historic Core loft residents tend to disregard others not of their

class status, I argue that socio-racial microaggressions account for the racial and class

insults suffered by non-white loft residents, whether expressed verbally or non-verbally. The

questioning of whether a person of color in the neighborhood lives there is prevalent given

that Nayeli, Karla, my Latino husband, and myself as a Latina, have been asked this on

separate occasions by white loft residents. Questions and lofty stares that ask, “Do you live

here?” are tainted not only with racial-ethnic assumptions about us not belonging in the

neighborhood, but are also class-based. Socio-racial microaggressions relegate people of

color as phenotypically and socioeconomically inferior in a gentrifying neighborhood.

Due to their financial circumstances, inability to afford the neighborhood any longer,

and perhaps also given a level of social isolation that comes with not fitting in with the white

hipster mold, the Gomez sisters find themselves on the verge of leaving a neighborhood they

feel used to belong to them. Those who do not fit the mold because of phenotype or class

status, and are Black and homeless or brown and a working-class patron, are ostracized as

such with socio-racial microaggressions on the part of white loft residents. The progressive

escalation of managed diversity in the neighborhood grows with the influx of more residents

and their claim to the neighborhood (Tissot 2014). Thus, there is a level of protection and

looking out for one’s “kind” that is exhibited by loft dwellers to protect themselves from
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perceived threats by other groups. Next, I discuss how loft residents’ inclinations for

protecting white nostalgic redevelopment, both by white and non-white loft residents, is

prompted when neighborhood appropriation is vulnerable.

Protecting White Nostalgic Redevelopment

On a Sunday morning in April 2012, I attended a monthly tenants networking

breakfast hosted by a loft resident named Kathy. All tenants from buildings under the same

ownership were invited to “network” and get to know their neighbors. Monthly networking

breakfasts took place consecutively for three or four months that year before they stopped

being organized. This one in particular was held at a convenience store that just opened on

the ground floor of a loft building. When I arrived, there was a table set up in the patio with

chocolate Krispy Kreme donuts, coffee, and egg and tuna sandwiches. Already there were

some of the regulars to these meetings: Kathy, the host, who is a tall and large-framed Latina

woman who runs a home business; Pamela, a Jewish woman who is the president of the

neighborhood council and is retired; James, the Black Chicagoan who works in the

I 9hospitality industry; Miguel, a Latino who is a real estate appraiser; Luther , a large Black

and wheelchair-bound local blues musician and singer; and his wife, Leila, a white large

woman with long blonde hair who makes a living caring for Luther’s health and managing

his career. There were also a few that Miguel mentioned to me, who were “just coming and

going” to pick up breakfast without staying to socialize. This sampling of residents

demonstrates the racial-ethnic diversity of loft residents who are bound by class.

At around 11:30am, Kathy introduced Pamela as the DLANC President, and people

clapped approvingly with enthusiasm. Smiling, Pamela asked everyone to gather from both

sides of the patio in a close circle around her. It was evident in her tone that the subject
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matter was serious. People quieted down to listen to what she had to say. Pamela said she

was informing us of a very serious matter concerning us all, and about which four L,A. Times

articles had already been written. Pamela explained that there is a judge intent on signing a

law that right now only affects Skid Row, but if the law goes into effect, the law will become

city-wide in all of Los Angeles. She said this especially affects the Historic Core because of

how close the Historic Core is to Skid Row.

We learn from Pamela that a current injunction in Skid Row prevents trash from

being collected off public sidewalks because what seemingly looks like trash, can actually be

personal possessions of the homeless. She gave the example that those involved in the

current legal battle of this pending law spent three weeks discussing whether “a plastic bag

of human poop” was a personal possession. Pamela said that trash is accumulating and

becoming a health hazard with “rampant staph infections” and “bed bugs spreading rapidly.

A few service officers like firemen have contracted infections already. Pamela continued

explaining that a woman who lives in Santa Monica is suing the city so that an injunction

against removing people’s belongings on the sidewalk can become widespread in the city of

Los Angeles.

Pamela said that if we do nothing, there will be trash in front of our building. In fact,

a particular Skid Row activist organization is planning deliberately to place trash in front of

residential buildings “to drive us out.” She said that they think Spring Street is still part of

Skid Row but the last time she checked, Spring Street was not Skid Row. Kathy interrupted

Pamela to make a point about the severity of the law, should it pass. She gave the example

that if someone were to pile trash in front of our building, no one would be able to remove it

12 Luther unfortunately passed away from health complications in 2013.
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because it would be considered “personal property.” Pamela said, “I know this sounds like a

conspiracy theory. I can guarantee you I’m not into conspiracies. I’m a Democrat. I’m so far

to the left,” she said laughing. The residents listened attentively to Pamela, some nodding,

some with wrinkled foreheads, concerned expressions and nervous looks. Pamela was

successful at instilling a sense of fear in residents and I could see it in their faces. The

progressive and liberal political background of loft residents, which Pamela alludes to,

becomes conservative politics when it impacts their comfortable living.

Pamela concluded her speech with a call to action. She asked every resident to help

with a protest in the coming weeks. “If you cannot make it in the morning, come to the

evening part of it or any part that you can,” she said. Having a large number of residents

would make their voices “heard loud. She said she will be attending Homeowner

Association meetings in condominium buildings to organize more residents, but she wanted

to start here today “because this is my building,” she said. People smiled appreciatively at

the kind gesture of informing her own neighbors first.

Pamela said that the protest and demonstration will occur in two parts. The morning

part will include a walk to City Hall where trash will be “dumped” at the footsteps of City

Hall to demonstrate how trash in front of one’s doorstep has a negative impact. Then, she

encouraged residents to fill out speaker cards for the public comment section of a meeting

which will happen before the law goes into effect. She said that a second protest will include

a vigil at night in City Hall, probably with candles. She was not specific as to what the vigil

would symbolize or why there was a need for a candlelight vigil. Kathy said that if we had

questions we could talk to Pamela directly or email her. Pamela left a stack of business cards

at the food table. People broke out into smaller groups, some immediately to ask questions to

Pamela, and others to discuss the matter in hushed tones with those sitting near them.
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Pamela’s message and call to action against Skid Row residents brought a dark cloud of

anxiety to what are otherwise cheery networking breakfasts.

I asked Pamela directly, “How serious is the intent from the Skid Row organization

to carry their plan through?” They are already planning things through, she said, “They are

very organized but we have political influence. I was in a meeting and I was like at the

bottom of the totem pole.” Pamela gave me the impression that there is a lot of organizing

on the part of the Skid Row organization to carry out threats of dumping trash into our

neighborhood. She urged that we, as new residents, need to be just as organized. I asked her

when she expects the protest to take place, she said “in the next two to three weeks. But we

want to do everything legally, so we are getting permits to be able to dump trash in front of

City Hall.

This was the first time I witnessed loft residents publicly organize in defense of their

neighborhood against Skid Row. Pamela spoke with great suspicion about Skid Row

residents, plotting to deposit trash in front of loft buildings as a way to “drive us out.” Much

of this discourse concerning the neighborhood battle with Skid Row is subdued in my

interviews with loft residents perhaps because they feel that homeless and Skid Row

residents, while well-organized, do not have political prowess to “drive out” loft residents. In

her book, Naked City (2010), Sharon Zukin relates the appropriation of a neighborhood by

gentrifiers to give the neighborhood “authenticity.” She says,

Though few city dwellers want to return to those years of abandoned houses and 
dangerous streets, reclaiming our origins in the small scale of old buildings, the low 
rents of working-class neighborhoods, and fewer corporate names would take us a 
long way toward regaining that era’s strong sense of authenticity...Authenticity is 
nearly always used as a lever of cultural power for a group to claim space and take it 
away from others without direct confrontation, with the help of the state and elected 
officials and the persuasion of the media and consumer culture (p. 246).
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In interviews with loft residents, their inattention to the presence of racial-ethnic groups in

the neighborhood rests on a colorblind philosophy that “[obscures] power issues related to

the coexistence of racially and socially distinct populations” (Tissot 2014: 1185). However,

when push comes to shove, they emit a fire that makes neighborhood appropriation

“authentic.” Needless to say, there was an overturning of the injunction and loft residents did

not hit the streets and use their political power and connections that would have surely

favored their position for the future of white nostalgic redevelopment.

Conclusion

Loft residents are diverse in race and ethnicity, but bound by class status and their

inclination for managing other types of diversity in the neighborhood. They are attracted to

living on the boundaries of Skid Row and within a Latino/a shopping corridor for many

reasons including the “urban decay” feel of the neighborhood, nearby employment,

affordability; centrality and convenience. Loft residents are “diversity admirers” who discuss

the representation of race-ethnicity in a colorblind perspective and highlight their differences

with other groups from a class standpoint. The gentrification of majority-white hipster

residents, who are middle class, brings about racial and class inequalities in the

neighborhood over belonging. Authenticity' of and legitimacy to live in a neighborhood is not

based on who resided there first (Tissot 2014), but based on institutionalized white privilege

(Lipsitz 2006) and attitudes of supremacy over the racial-ethnic minority (Ilage 2000)

working-class and poor. In this study, I find that “authenticity” to DTLA loft living is related

to loft residents’ protection of white nostalgic redevelopment which aims to restore the

historic beauty of a once lively entertainment district. Loft residents achieve this through

socio-racial microaggressions, active organizing against threats from a Skid Row takeover,
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and a web of political networks and systems used as weapons against politically

sophisticated Skid Row residents and a dissolving Latino/a shopping corridor.
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Chapter 4

Who Let the Dogs Out?13: Loft and Skid Row Resident Relations

By condensing the mass of the desperate and helpless together in such a small space, 
and denying adequate housing, official policy has transformed Skid Row into 
probably the most dangerous ten square blocks in the world—ruled by a grisly 
succession of ‘Slashers,’ ‘Night Stalkers’ and more ordinary predators. Every night 
on Skid Row is Friday the 13th, and, unsurprisingly, many of the homeless seek no 
escape the ‘Nickle’ during the night at all costs, searching safer niches in other parts 
of Downtown (Davis 1992:232-233).

Mike Davis (1992) characterizes Skid Row of the 1990s as a wasteland of still

breathing human bodies contained in “the most dangerous ten square blocks in the world'

(p. 232). At nightfall, the homeless fight for survival in their own real-life production of a

Hollywood “slasher” film. Inculcated American audiences are well acquainted with

“slasher” films, which follow the sequential slaughtering of actors, beginning first with the

least socially desirable, and ending with the most socially desirable. Ordered hierarchically

based on racist and social stigmas, Blacks and other minorities are the first to go, the good

looking but “dumb blonde” female is next, and she is followed by the elimination of the

jock. In the isolated and homogenous Black community that Skid Row was, this slasher

genre would have been a bust. Fast forward twenty years, add a mix of socially desirable

neighbors and an ever growing dog population to the plot, and Davis would instead describe

a film about humanity, propriety, and dignity (Rios 2011)—far removed from Hollywood

slasher films. The juxtaposition of whiteness and wealth against Blackness and poverty near

Skid Row disrupts intra-community struggles in Skid Row to spotlight deep-rooted social

inequalities in stigmas, housing, and access to public funds (Lipsitz 2007) vested in the

13 Who Let the Dogs Out? is a song made popular by Baha Men in the year 2000. A kind 
thanks to George Lipsitz for having made the amusing, yet ironic, connection between this 
song and my research.
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historical legacies of slavery, discrimination, segregation, and development. The

gentrification of the Historic Core neighborhood by loft residents, and their pets, brings to

center stage discussions about the preferential treatment and prioritization of dogs over the

homeless.

Downtown Los Angeles is home to approximately 52,400 residents.14 In the 2013

Downtown Los Angeles Demographic Study by the Los Angeles Downtown Center Business 

Improvement District (BID), nearly 30% of residents15 reported owning at least one dog.

From this, we can estimate that there are at least 15,720 dogs living in a neighborhood of 

only 5.84 square miles16. There is at least one dog for every three to four people in the

neighborhood. What makes these numbers further impressive is the ubiquitous public

presence of dogs, whose presence fashions a unique downtown Los Angeles (DTLA) dog

17culture embraced by loft residents in the “up and coming' neighborhood of the Historic

Core. This DTLA dog culture resonates differently with neighboring indigenous Skid Row

residents who utilize “the dog” as an epithet by which to express social and neighborhood

inequalities produced by gentrification.

Thus, I ask, how is “the dog” a symbol of class status belonging to loft residents?

How do loft and Skid Row resident perspectives on the dog population represent racial,

class, and housing inequalities produced by gentrification? In this chapter I discuss: 1) the

14 This approximation is reported in the 2013 Downtown Los Angeles Demographic 
Study by the Los Angeles Downtown Center Business Improvement District.

This survey accounts for 3,708 downtown Los Angeles residents who responded to 
the internet-based survey.

As a neighborhood of Los Angeles, downtown, consists of 5.84 square miles (LA

15

16

Times 2013).
17 Lily. 2013. Research interview, June 12, 2013. Downtown Los Angeles, CA.
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finding that the DTLA dog culture advances gentrification by excluding Skid Row residents

from certain businesses, facilities, and community events; 2) the preferential treatment and

prioritization dogs are given over Skid Row residents; and 3) the existence of double

standard housing policies which negatively impact Skid Row residents. Raced and classed

narratives concerning neighborhood inequalities are exposed in discourses concerning “the

dog.

DTLA Dog Culture

Research on dog ownership reports a diversity of health and psychological benefits

related to owning a dog as an animal companion (Corson, Corson & Gwynne 1975;

Friedmann, Katcher, Lynch, & Thomas 1980). Directly, dog owners benefit from the social

interactions produced among strangers on the street who may compliment or ask to pet their

dog (Gardner 1980). Human socializing as facilitated by “the dog” is a common occurrence

on the sidewalk and at dog-friendly facilities. Conversations are sustained over the

commonality of dog ownership and assumed appreciation for dogs, in general. Messent

(1983) found that conversations among strangers are prolonged and more frequent in the

company of dogs. Likewise, Robins, Sanders and Cahill (1991) state that “Dogs facilitate

contact, confidence, conversation, and confederation among previously unacquainted

persons who might otherwise remained] that way” (p. 23). These are social benefits dog

owners possess, presumably even people of varying social backgrounds.

The importance of pets to the homeless population is investigated by Irvine (2013)

who, in her research dealing with redemption narratives of homeless dog owners, found

three ways dogs are presumed to improve the quality of life of homeless people. First, dogs

are a responsibility to their owners, and provide a reason to be accountable to the dog, at
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least. Second, “the perceived unconditional love from animals rewards the caregiving with a

sense of mattering” (p. 21). Lastly, animals are mere observers who do not place judgment

on their owners. For these reasons, homeless dog owners credit their dogs for having turned

their lives around from addiction or despair. If these factors of addiction or despair are what

enabled homelessness, the dog may provide incentive to improve the quality of life for the

homeless person. However, given that the homeless are often forced to abandon their pets in

order to find housing, I argue that benefits to owning a dog are regulated by class, as is

evidenced in the case of DTLA.

Coming to DTLA can be “...a little bit jarring on the senses,” says Milgrim (white

age 25, lawyer, loft resident). “The sidewalks are really narrow and there is a lot going on:

screaming homeless people, drug users, and dogs.” Dogs are an ever-present sight on the

streets of DTLA, for alongside nearly every loft resident, is the company of a dog. The

ubiquitous presence of dogs in DTLA creates a unique dog culture where, if no sign is

posted, dog owners assume it is acceptable for dogs to come along. On a typical day, you see

loft residents with their dogs doing just about everything in the neighborhood. Pet owners

take their dogs to dine or lounge in the patio seating of restaurants, coffee shops, and bars, to

shop at the local boutique stores, pick up dry cleaning, while at the pharmacy, or simply,

while on a dog walk. If dogs are not allowed in certain establishments, like a grocery store or

restaurant, they are tied down near the entrance to wait for their owners. “If you have a dog,

then more than likely you’re a downtown resident,” says Raven (Black, age 32, designer, loft

resident). Dog ownership is what distinguishes loft residents from Skid Row or homeless

residents who, as Milgrim alludes to, also belong to the DTLA landscape.

Tissot (2011) finds that in the last decade, the popularity of dogs in certain

neighborhoods spawns a consumption culture of pet specialty stores as well as neighborhood
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amenities for dogs. The Historic Core neighborhood is particularly welcoming of dogs as

there are businesses, facilities, and community events specifically for them. Three pet shops

in the area offer dog grooming, day care, boarding, and pet food combined. Also in the

neighborhood is a veterinary clinic that opened in 2013 in response to the demand for its

services among residents. Informally, some loft residents offer dog walking and boarding

services for barter or for a fee, to friends and neighbors. Justin (multiracial, age 21, building

manager, loft resident) says that “People realize how many dogs are down here and they

want to use it to their advantage.” These formal and informal businesses are thriving, given

the large pet owner demographic in the neighborhood and because DTLA residents prefer

patronizing local businesses.

While many pet owners complain that there are not enough “green spaces” in the

neighborhood, there are a number of dog-friendly facilities. This includes loft buildings in

the area that incorporate spaces where dogs may relieve themselves and/or open spaces for

dogs to roam and play within the premises. In the community, the park grounds of the Los

Angeles Police Department (LAPD) Headquarters serves as the neighborhood’s unofficial

dog park. The park is an ungated, grassy, rectangular space the length of half a city block. It

is here where loft dwellers come before or after work, to let their dogs off leash so they may

play and interact with other dogs. Posted rules and regulations clearly indicate that letting

your dog off leash at this park is prohibited. The majority of LAPD officers who work in or

about the headquarters do not pay much attention to the activities of the park. A minority

walks by and smiles in appreciation of the dogs and their owners. In the four years I have

lived in this community, I have never observed LAPD officers intervene and/or disrupt the

activities of the park. I have heard of Los Angeles Department of Animal Control issuing

citations only once during this time period.

82



Activities and occurrences are moderated by pet owners at the LAPD Headquarters

dog park. These activities include dogs running into the street or onto incoming traffic, dog

fights, and disputes among owners or with the few homeless who visit the park. One late

afternoon, I observed an incident take place between a homeless man and a dog roaming off-

leash at the dog park. There was a white homeless man with disheveled, chin length, dark

blonde hair. He was wrapped in a sleeping bag sitting on a bench at the back of the park. He

got up, still wrapped in the sleeping bag, and began walking away. The Shiba Inu near the

man noticed him and immediately went over to bark at him from very close proximity. The

homeless man, perhaps afraid that the dog was going to attack him, kicked the dog with his

foot. The dog owner, reacting to what he just saw, called out to the dog, but the dog failed to

listen. So, the owner got up and picked up the dog. The homeless man yelled “Fuck you!

and walked away turning back eveiy so often, still cursing under his breath. This was my

first and only observation of a homeless person in the neighborhood reacting aggressively

towards a dog.

As for other homeless who visit the dog park, they mostly observe dogs playing from

a distant sitting area. Whenever a dog takes notice of them and barks at him or her, they

ignore the dog or wait for the owner to call out for the dog. Thus, the park and what happens

on the grounds is regulated by pet owners (Robins et al. 1991), more so than by local animal

control or law enforcement, including LAPD. As Tissot (2011) notes, an absence of police

presence at dog parks and the normality of “small talk and occasional barking” (p, 267),

makes the dog park a social laboratory in which to observe how belonging in a public space

is contested and negotiated among loft dwellers and the occasional homeless who visit.
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18„Community events geared towards “dogs and their owners are organized by the

Downtown Center BID and local businesses. Most popular is the annual Dog Day Afternoon

at the Cathedral of our Lady of the Angels, specifically for DTLA dogs who are “well

socialized.” The event consists of pet-related vendors, a live band playing dog-themed songs,

and “Dodger dogs' hot dogs with elongated Farmer John franks as sold at the Los Angeles

Dodger stadium—for humans. In addition, some of the aforementioned local businesses host

seasonal and regular dog events for residents, such as a Halloween pet costume contest, and

combined social'mixers for dogs and pet owners. Justin, a dog owner himself, says that “If

buildings keep allowing dogs and there are these dog parks, dog pooping areas, and

everything for dogs, I think eventually everyone is going to have one. Dogs and humans

living as one, that would be okay.

Socialization Facilitated by Pets

Owning a dog in DTLA adds a social dimension to urban living. Rather than being

confined to the four walls and concrete floor of a loft, dog walking is an opportune time to

socialize with other dog owners, on the street or at the dog park. During a Housing Bus Tour

by the Downtown Center BID, Hank (white, Director of Economic Development for the

Downtown Center BID, loft resident) says that “The reason why Spring Street as a

residential area has worked so well is because people talk to each other about their dogs on

the street.” This in fact is true, so much so that when socializing with other pet owners,

people often ask for the name of your dog before asking for your own name, if they ask at

all. Assuming this was the case, while walking my dog, I met Penelope on the sidewalk. She

was a very slender European-looking woman with short brunette hair who was with her

is Quoted from the 2011 “Dog Day at the Cathedral” flyer sponsored by the Downtown
Center BID.
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playful Black Labrador, Porsche. Penelope said she owns a gallery in the neighborhood and

that sometimes her dog’s “girlfriends and boyfriends come play.” She invited me to bring my

dog so our dogs could play together. I said “I live in the building over and yeah, I’ve seen

dogs play there.” I asked her for her name and she said it was “Porsche.” I said I was

Monica. Then, she corrected herself stating that the dog is Portia and she was Penelope.

Dogs are a frame of reference. Residents identify other residents based on their dog

and their dog’s name, Robins et al (1991) suggest that addressing the dog, instead of the

person, enables social interaction among strangers who do not know each other or are not

prepared to get to know each other. In fact, on one occasion I ran into my dog’s “friend' on

the street who was being walked by a partner or friend of the owner’s. In order to greet

Cream Puff,” I introduced myself to this new person. If it were not for Cream Puffs

presence, my obtrusiveness as a stranger and willingness to meet a fellow downtowner on

the sidewalk might have presented itself as an unordinary means of socializing. Thus,

socializing facilitated by the dog in DTLA is part of an effervescent dog culture.

Walking a dog in DTLA comes with a set of civic and courteous, but not lawful or

mandatory, responsibilities. Responsible dog owners always carry a small plastic bag,

doggy bag,” with them to pick up their dog’s feces. Pet owners eitherreferred to as a

purchase these bags themselves or get them from the unofficial LAPD Headquarters dog

park, Pershing Square Park, or doggy bag dispensers in front of a couple of loft buildings.

While dogs most often urinate or defecate on the sidewalk, extra courteous dog owners curb

their dog(s) off the sidewalk. The pet owner’s responsibility of carrying a doggy bag to clean

up after their dog is represented sarcastically in a play at a local theater:

One of the scenes took a comical jab at what you typically see on DTLA sidewalks: 
residents walking their dogs with doggy bags in hand, ready to collect their dog’s 
droppings. Three female actresses played the role of dog owners “walking” their
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leashed “dogs” who were really three male actors on all fours walking on the floor of 
the set. The human “dogs” panted, rubbed the legs of their owners, and asked for 
affection. The female dog owners spoke to their dogs in high-pitched affectionate 
voices and pleaded with them to “poop.” The women pulled out regular-sized plastic 
grocery bags from their pants’ back pockets, swung them open in the air, and 
collected the imaginary droppings of their dogs. Then, they rewarded their dogs’ 
good behavior by patting their heads and telling them “good dog.” The audience 
particularly roared in laughter at the dramatic presentation of the large plastic grocery 
bags, since doggy bags are much smaller.

The boisterous laughter of the audience at this scene of the play reflects the accurate

portrayal of DTLA dog owners who, not only carry with them these well-known doggy bags,

but also the responsibility of cleaning up after their dogs.

Tissot (2011) upholds that gentrifiers with pets utilize retail stores and public spaces

such as parks and sidewalks to create social boundaries” that exclude the socially

undesirable (p. 265). Given the reasons I describe further in this chapter as to why it is very

difficult for Skid Row residents and the homeless to own dogs, I find that dog-related

businesses, facilities, community events, and dog-facilitated socializing on the sidewalk

exclude unwanted neighbors from Skid Row. However, it is not these public spaces that are

demarcated as exclusionary to Skid Row residents, but it is the “DTLA dog,” that serves as a

visual and living representation of class status pertaining to loft residents. Internationally,

dogs in neighborhoods of growing affluence represent the significance of a consumption

culture that utilizes the dog as a symbol of having “made it” to financial prosperity (Tomba

2004).

When walking on the street and pushing my son in his stroller, as a Latina mom, I

look no different than other downtown patrons. However, when I push my son in his stroller

alongside our dog, the friendly smiles and greetings from other loft residents and the

sideway glances from panhandlers and Latino/a patrons, give evidence to a class status made

evident with the presence of my “DTLA dog”. Tissot’s (2011) observation that 'canine
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ownership serves as a mark of distinction” (p. 268) is supported in my findings and to this I

add that not only does the dog make public spaces exclusionary, but the presence of a dog

also limits interactions with others of diversified backgrounds. This is in contrast to

Bueker’s (2013) finding that dogs “facilitate the diversification of social networks” (p. 211).

The mere presence of a DTLA dog, and not only the public spaces where they follow their

owners, creates boundaries that exclude socially undesirable Skid Row residents, the

homeless, and others. Drawn to the flavor of “managed diversity' in a gentrifying

neighborhood (Jacobs 1961), pets serve as a protective shield from interactions with socially

undesirable individuals in DTLA. Utilizing the dog as a lens by which to observe race and

class inequalities in a gentrifying neighborhood, next I discuss the preferential treatment and

prioritization of dogs over Skid Row residents.

Preferential Treatment of Dogs

In 2011, I attended an event titled Christmas for Skid Row Families in which select

Skid Row families, received toys and clothing from residents of a loft building. At this

event, I met Bentley, a middle-aged Black man with graying hair and a goatee. Me is

resident of Skid Row and a founding member of the Skid Row Photography Club. Bentley

first presented to me the idea that the growing number of dogs as pets belonging to loft

residents, and the new businesses catering to these pets, symbolize society’s and loft

residents’ beliefs that dogs are superior to the homeless and low-income who live in the

neighborhood. When I introduced myself to him and told him what my research agenda was,

he delivered a speech both negating and diminishing the importance of gentrification while

bringing up the idea that dogs are given preferential treatment over Skid Row residents.

Bentley continued on what was essentially a monologue, with me nodding, smiling, and

agreeing here and there, but not interrupting. While he talked, a male and female loft
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resident of the property walked past with their dogs. Bentley took notice and rhetorically

asked me to “Ask people if dogs get treated better than people?” Looking at a small

cemented square platform of fake green grass near the end of the courtyard, he said that they

had to build that “pit stop” for the dogs. Just as I turned to see what he was talking about,

another woman took her dog to this spot to urinate. “Everything they’re doing is for the

dogs,” he said. He mentioned that there is a “Skid Row movement” of people who believe

that dogs are treated better than people. “People get criminalized but we need a dog park,

he said.

According to Bentley, everything they build is designed for the benefit of loft

residents’ dogs. In fact, as of 2014, a handful of small patches of grass on public sidewalks

have sprung up on Spring Street and Main Street, specifically for the purpose of dogs to

utilize as a “pit stop.” In comparison, I later explain how homeless described as “trespassers1

are a common “annoyance” on the sidewalks for BID security guards, loft residents and

business owners, and who must follow guidelines for sitting, eating, or sleeping on the

sidewalk. The claim, to space is crucial to analyze as it concerns control, domination, and

power of one group over another (Lefebvre 1991). The dominant group assigns the

utilization of a space and dictates who is bestowed with the privilege of occupying it.

Bentley’s rhetorical questioning exemplifies how in terms of housing and public facilities,

accommodations for pets are preferential over accommodations for the homeless and Skid

Row residents.

Are dogs treated belter than Skid Row residents in the neighborhood? I thought this

was an important question to pose to residents. I asked Justin (multiracial, age 21, property

manager, loft resident) during our interview this question and this is what he said:
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I wouldn’t say it’s far from the truth. I would say it’s pretty true. The reason is 
because you trust and love your dog because you know that they’re there for you. It’s 
your dog. You pretty much rule their lives... As far as the homeless, if all of them are 
asking for money and sleeping in front of your building, 1 don’t think that people will 
treat them well. If they were asking for food and a blanket to sleep somewhere else, I 
think that would be a different story. They would get a lot more that way. A lot of 
them don’t want to be helped. It’s kind of messed up....It’s definitely true. Dogs get 
treated better than the homeless.

Justin, a racially mixed white, Filipino, and Spanish loft resident who is also a dog owner,

agrees with Bentley’s perspective that dogs in the neighborhood get treated better than the

homeless. I posed the same question to Lily (white, age 24, clothing manufacturing, loft

resident) during our interview. Lily is a white female loft resident who owns two cats. I

asked her, “Are dogs treated better than Skid Row residents in the neighborhood?” She

replied enthusiastically, “Yeah, because it’s somebody’s dog! It’s like their kid, in a way.”

The majority of loft residents I spoke with share Justin and Lily’s perspective that loft

residents treat their dogs better than the homeless because of a familial bond they share with

their pets. This reasoning is aligned with treating your pet well because she or he belongs to

you. It is a matter of association. The homeless who ask for food or money do not have an

immediate association with those they pass on the street. Bueker (2013) denotes that the

level of caretaking and interaction humans provide for their pets puts dogs “in a liminal

space of ‘almost’ human” (p. 211). With the exception of a couple of interviewees from the

study, both loft residents and Skid Row residents agree that dogs are given preferential

treatment over the homeless in the neighborhood. However, the reason Skid Row residents

and activists agree with this view is vastly different from the reasoning of loft residents.

The Homeless Control Complex

In the quest of interviewing loft residents and Skid Row residents to find answers as

to why the homeless are treated poorly compared to the preferences extended to dogs in the
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neighborhood, the simplest and most telling response comes from an unsuspecting

interviewee named Mark. Mark is a Skid Row activist, neighborhood council representative,

and a white man. He tells me he made the conscious decision to become homeless after

college as a way to diverge from society’s conventions of normalcy. His selected status as a

homeless person is the antithesis of the majority-Black Skid Row population who become

homeless not by the deliberate preference for social deviancy. Nevertheless, Mark sums up

the perspective that “The homeless are discriminated against by police and pretty much

everybody” and so that is why they are treated inferior to dogs. Thus, according to Mark, loft

residents’ predispositions of treating dogs better than people are sanctioned and modeled by

the over-policing and criminalization of Skid Row residents by police (Stuart 2011; Vitale

2010) “and pretty much everybody” in the neighborhood.

Beginning in 2006, the City of Los Angeles funded an initiative known as the Safer

Cities Initiative (SCI) which added over 50 beat cops to police 15 square blocks in Skid

Row. By 2009, there was an approximate 10% reduction of people living in and around Skid

Row (Vitale 2010) as well as a minor reduction of crime (Blasi & Stuart 2008). Scholars and

Skid Row advocates point to the reduction of crime through policing and prosecution, to be

a textbook example of “broken windows” policing (Stuart 2011; Harcourt & Ludwig 2006;

Wilson & Kelling 1982). Broken windows theory suggests that a figurative or symbolic

“broken window” in a neighborhood leads to an escalation of crime. In terms of

homelessness in DTLA, this theory is applied to the assumption that homelessness, as a

social condition, leads to criminal behavior. One solution is to dissolve the homeless, but not

the social condition of homelessness (Mitchell 2003). Likewise, SCI lessens the number of

homeless on the streets and adjacent neighborhoods by sending people to jails and prisons,

rather than ending homelessness (Vitale 2010). Vitale (2010) questions whether the intention
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of SCI is to reduce crime, as policymakers suggest, or if it is a policy favoring gentrification

and the displacement of the homeless in and around Skid Row.

Also policing the homeless who stray from the boundaries of Skid Row are BID

security guards. Zukin (2010) traces the origins of BIDs to the 1980s when partnerships

among wealthy patrons, local businesses, and property owners consummated the mutual

interest in bringing “civility” (p. 127) and renovation to downtowns. A critical perspective

against privatized security in the city is that it places micromanagerial power at the hands of

security guards to exclude and “move along” social undesirables who are accused of

blocking, sitting, or loitering in or around public and private property. In DTLA, BID guards

survey the downtown area on bike, Segway, and on foot as privately-funded security guards

protecting businesses, property owners, and loft residents. Their main responsibility is to

move along” the homeless who are considered “trespassers” in businesses and sidewalks.

Early in my data collection I met two BID security guards who initially agreed to an

interview with me but upon reading my university consent letter, decided it would be too

risky to talk with me about the specifics of their job. They explained that their contract with

the BID states that talking to “reporters” would be basis for termination of employment. I

clarified that our interview would be confidential and for research purposes. However, there

was no convincing them to change their minds. I tried meeting and establishing rapport with

other BID guards with no luck, until the final stages of data collection when an acquaintance

from the neighborhood I grew up in, shared with me that he was a BID guard in downtown.

After thoroughly explaining the purpose of my research and stating that confidentiality and

anonymity would not put his job on the line, he happily obliged.

Henry shared many insights into the demands of the job and especially about his

interactions with the homeless, which are on a daily basis. He was hired under the
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presumption of doing “security work” but one of his major responsibilities is daily check-ins

and wake-up calls with “trespassers.” He says,

When I go to work I already know what I’m going to do—panhandlers and 
trespassers—especially when it rains, we get a lot of trespassers. A lot of businesses 
call us to say, “Hey, this guy is inside my business. He smells, he stinks, and he’s 
asking for money.” Sometimes they’ll ask for money from people who are eating, 
and they stink and smell and people get bothered because they’re eating.

Henry compares his interactions and surveillance of the homeless as job duties aligned with

those of beat cops who have regular interactions with criminals on the street. He mentions

that a lot of homeless do get bothered, especially at 5:00 a.m. when he has to start waking

some up from the streets.

Trespassers” are regarded by loft residents and business owners as a common

annoyance on the sidewalks. They are allowed on the street, during non-business hours, but

must follow guidelines for sitting, eating, or sleeping on the sidewalk. Henry says.

They have to be three feet away from a building. So, if the panhandler is sleeping on 
the building, you have to tell them they have to be three feet away from a building. 
Then, they move three feet, and now they’re blocking the sidewalk pedestrians walk 
through. That’s why many of them move closer to the area where lire hydrants are.

Thus, the homeless can eat, sleep, and sit in areas surrounding Skid Row for minutes at a

time before a BID security guard approaches them to “move along,” if they are not adhering

to the strict measurements of where they are allowed on the sidewalk, and within specified

times. Realizing that BID security makes it difficult for the homeless to remain on the street

for a lengthy period of time, I ask Henry, “What do you think happens to people who are

moved away from downtown?” He replies with deep and concentrated effort, “I don’t know.

I really don’t know what happens to them. In fact, Henry’s empathy for excessive

surveillance and displacement of the homeless by BID guards makes him consider that the
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BID should diminish the rate of interactions with the homeless from daily, to every other

day.

DeVerteuil, Marr & Snow (2009) studied four methods of homeless resistance tactics

which includes exit, adaptation, resistance, and voice. At the low-end of homeless resistance

they found that complying with requests to “move along” “had ‘gotten worse’ for homeless

people in terms of being watched, harassed, and displaced” in Los Angeles County (p. 642).

The Downtown Center BID tactics of daily check-ins with “trespassers” is described by

Henry to be a redundant and annoying procedure for homeless to undergo daily, as well as

for BID guards. Homeless who wander past the boundaries of Skid Row decide to exit this

community due to the harassment and policing they regularly experience (Ibid.) both from

BID security and law enforcement.

Marquardt and Fuller (2012) find that in addition to LAPD, BIDs and their security

guards play significant roles in “moving along” socially undesirable people away from the

downtown landscape to encourage gentrification. In Los Angeles, Blacks account for nearly

half of the homeless population (LAHSA 2011) and a large proportion live in Skid Row.

The high visibility of the homeless “marked by the color of their skin as ‘out of place’

among the loft dwellers and wealthy new gentry of downtown” (Stuart 2011: 209-210), yield

easy targets for those who police them. The “hyper-criminalization” of Blacks and other

racial-ethnic minorities has been documented by Rios (2006) who finds a “youth control

complex” ingrained in social and public institutions that criminalize and police Black and

Latino youth. In DTLA, I find a similar complex, the homeless control complex, which

borrowing Rios’s terminology, deploys “racialized criminalization and punishment” (p. 40)

from various individuals and networks in downtown (i.e. loft residents, business and

property owners, the BID, and LAPD) to control and contain Skid Row residents and the
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homeless within Skid Row. In this manner, BID guards, protecting downtown investment,

and the police, fulfilling SCI duties, hyper-criminalize the homeless to “reduce” crime

through the eradication of Black homeless. Over 20% of citations to the homeless and/or

Skid Row residents were issued in areas neighboring Skid Row (Stuart 2011), such as the

Historic Core, home to an ever-growing number of well-to-do loft residents. This homeless

control complex protects white investment (Lipsitz 2006) and white nostalgic

redevelopment.

Mark’s response during our interview is characterized by an analysis of racial and

class inequalities that extend outside of the scope of loft residents’ individual assessments of

whether dogs or the homeless are more valuable in the neighborhood. The discrimination

against the homeless by loft residents, business and property owners, the BID, and LAPD

alike, reiterate Bentley’s view that dog facilities and the criminalization of the homeless,

take center stage over dealing with issues of poverty and homelessness in the neighborhood.

The preferential treatment of dogs over the homeless produces neighborhood inequalities

favoring the gentry and their animal companions.

Prioritization of Dogs over the Homeless

An omnipresent preoccupation with the dog population is manifested in other spaces

outside the loft building, street, or dog park. For example, Hank, from the Downtown Center

BID and Downtown Los Angeles Neighborhood Council (DLANC) representative, has taken

it upon himself to buy doggy bags out of pocket for the LAPD Headquarters’ unofficial dog

park. In a DLANC Board of Directors’ meeting in 2011, board members’ efforts to

reimburse Hank for the cost of these doggy bags, which are used by residents to pick up after

their dogs, is contested by a board member from Skid Row. Sean, the neighborhood

council’s treasurer, went up to the microphone to go over a financial statement only the
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board had copies of. A Black man on the board with a gray and black fedora questioned the

amount spent reimbursing Hank for the doggy bags. Hank, almost in an outburst, defended

himself and his doggy bags. He said that he does it out of his own will, and that even if the

board does not reimburse him, he will continue doing it although he knows “it may not be a

popular idea with everyone.” He said that it is one way to keep the streets clean from dog

feces. General Jeff (Black, DLANC Representative, Skid Row resident and activist) speaks

up in support of Hank saying, “why not spend the nearly $1,500 on the cost of ‘poop bags’ if

nearly $13,000 of unspent money went back to the city last year?” The man with the gray

and black fedora backs off in a friendly manner and says, as a side funny comment,

something to the effect of “Shit, Fmma get me a dog,” and people on the board and audience

laugh. At this meeting, public funds going toward doggy bags is contested by the questioning

from a DLANC member who is from Skid Row. General Jeff, a Skid Row resident-activist,

speaks in support of the doggy bags given the large amount of unspent funds returned to the

city In the previous year.

I first noted DLANC was reimbursing Hank for the expense of purchasing doggy

bags during a DLANC meeting I attended a year before. While it was another board

director’s motion to reimburse Hank for his donation of doggy bags, it is probable that

DLANC funded Hank’s reimbursement for the duration of one year before a board member

questioned the expense. Clearly, the issue of whether to serve the dog population with public

funds in the form of doggy bags is something some board directors take issue with,

especially those who live or work in Skid Row, as does the board director with the gray and

black fedora.

From observation during these monthly DLANC meetings, I foimd that proposals to

fund Skid Row-related projects were administratively delayed or thoughtfully questioned.
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For example, in the following transcription from a DLANC meeting, Latrice, a Black Skid

Row community member, got up from her seat in the audience to question DLANC

President, Pamela (Jewish, 64), as to why her repeated attempts to request funds for a Skid

Row project had been repeatedly stalled:

Latrice: Excuse me! What is the issue now?! Lm tired of this. I need to know 
something now. Are you not getting the information, Pamela, which 
you are supposed to be getting or what?

Pamela: The committee was supposed to give it to me to put it on the agenda, 
and 1 never received it.

Latrice: Okay, now this is the second time. Now, I can forget about a third 
time because the 24th is right around the corner. I did everything I had 
to do. Tve been praying to God on this. Last year, 1 went through the 
same issue. You never got the information. Nothing ever passed. 
When you finally got back to me, it was “No, we don’t have the 
funds.” I gave Ashley and Mr. Smith all the information you asked me 
to give and they were to give it to you. From there? I don’t know. 
Right now, 1 know that 1 have 150 kids that are expecting something 
on the 24th. If 1 can’t get any funding from you all, that means my 
jewelry will go to the pawn shop, cause I’ll be damned if those kids 
are not going to have what they want!

Latrice got up and left in disbelief that this was the second time DLANC had failed to place

her funding request on the meeting agenda. As she made her way to the exit, she continued

to speak about how the same issue occurred with a fund request related to a park in Skid

Row.

Latrice’s frustration at attempting to request funds from DLANC to benefit the Skid

Row community is also expressed during my interview with Skid Row Activist and DLANC

Skid Row Resident Representative, General Jeff. He tells me that along with other Skid Row

residents, he began the Skid Row Photography Club as a way to give residents “something

positive to do.” The club approached DLANC for funds to buy cameras and this is what

General Jeff says occurred:
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We didn’t have cameras, so we asked, ‘‘Can you guys buy us some digital cameras 
with two-hundred bucks? They take still photography and video. It shoots both.” 
They said, “All they are going to do is sell them for crack!” That was in a 
neighborhood council meeting. That’s a true story. I’m on this board and this is what 
you are coming to us with? So we had to literally almost flip over tables and chairs 
and come to blows. How dare you? Even to this day, I have my camera and they still 
have all their cameras. Every camera is accounted for.

General Jeff spotlights the concern from some board members over the Skid Row’s

community supposed misuse of public funds, which can instead go towards the purchase of

illegal substances. Under the homeless control complex, Black individuals from Skid Row

are rendered as potential criminals given their social status.

1 have observed that requests for funds for doggy bags are more favorably received

than requests for funds of programs that benefit the Skid Row community. The gentry in the

Historic Core strongly support neighborhood projects that they deem for the “public good'

and to keep “feces off the streets” without consideration for remedying treacherous social ills

that plague the vicinity. Under this premise, doggy bags are at the forefront of neighborhood

issues supported by board directors, but community projects benefiting Skid Row, are a far

lesser priority. Living without publically-funded doggy bags would be by no means an

economic burden for loft residents. But, for Skid Row advocates, money requests that get

stuck in the pipeline or fail to be presented to the neighborhood council, are a reminder of

the minute power, influence, and wealth, they possess. These social and financial

disadvantages in their minds justify the proposal that the wealthy should relinquish some of

their property to independently support a venture, for the good of the community, and in this

case, taking Skid Row children on a day trip. Lipsitz (2007) describes the white “ privileged

moral geography” as invested in the procurement of public services that enhance or better

the livelihoods of the group “while passing on the costs of remedying complex social

problems onto a less powerful and less wealthy population” (p. 15). Skid Row homeless,
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residents, and advocates not only carry the burden of their social condition, but also the

financial burden to improve it.

During my interview with DLANC President, Pamela, I asked her what top three

issues the neighborhood council was working on addressing and she replied.

Green space and dealing with the dog urine, although that’s probably something that 
is related to a lack of green space.. .It used to be that the streets stank of human urine, 
but now if s just dog urine. Green space is really important for people, especially 
because Pershing Square is not really a park, but where the homeless sleep.

Addressing the need for green space for dogs appears to take priority over addressing the

need for housing the homeless who sleep at Pershing Square Park. The opening of a new

park in the neighborhood in 2013 was anticipated with conflict over belonging and space

among residents. Through a Facebook page and website created for the park, pet owners

hailed the availability of green space for their dogs to use as a restroom, steps away from

their buildings. The two-block walk to the LAPD Headquarters dog park was mentioned as

an inconvenience by some pet owners. Meanwhile, a growing handful of loft resident

families with children were thrilled to have a playground and green space for children to

play. The nearest playground is located in the South Park neighborhood, nearly a mile away.

Loft residents could not agree as to whether the new park would be a children’s play

land or a “giant restroom” for dogs. However, there was one group that loft residents from

all sides could agree to exclude: the homeless. Residents contended that the homeless would

take over the new park, like they have Pershing Square Park, and thereby “ruin” the park;

that the homeless would set up sleeping encampments throughout the new park making it

unpleasant to visit; and perhaps the most ill-disposed comments proclaimed that

neighborhood residents should cease worrying about dogs using the park as a restroom,

because the homeless would be the first to do so. Evidently, the presence of dogs at this park
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was preferred over the presence of the homeless. The open and candid dialogue concerning

space and belonging in the neighborhood was edited off the park’s website and Facebook

page, soon after its opening.

Neighborhood inequalities concerning facilities and access to public spaces emerge

from conflicting ideals about who should utilize what public space (Zukin 2003). An

idealized vision of space utilization “encourages well-off communities to hoard amenities

and resources, exclude allegedly undesirable populations, and maximize property values in

competition with other communities” (Lipsitz 2007: 12). For too long, Los Angeles has

lagged behind other large U.S. cities in downtown tourist attractions. Competition, wealth.

and development are creating a distinct downtown that is pushing the homeless

“undesirables” away, as well as maximizing property values by restoring and rehabilitating

once blighted spaces. Funding for and attention to issues concerning the dog population are

readily financed, prioritized, and validated. When it comes to a local governing body such as

a neighborhood coimcil whose priority is to address issues affecting the quality of living for

residents, there are delays or barriers preventing proposals funding Skid Row projects.

Along with the homeless control complex, double standard housing policies make

neighborhood inequalities pervasive.

Double Standard Housing Policies

What is sometimes perceived as a dislike for the dog population by Skid Row

residents and the homeless has been explained to me as really a frustration with a “double

standard” in terms of housing policies for residents. Mario, a Black Skid Row activist

explains this to me during our interview. He says:

Well, old time residents see it as a double standard. Whereas the new residents can 
have pets, the SROs don't allow long-time residents to have any pets. One has a pet, 
they can't get housing within Skid Row, so many choose to continue to be homeless
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.in order to keep their pets, dogs mainly. But, we don't blame the newcomers, just the 
system we have been forced to live with.

While SRO housing is governed by distinct rules and regulations from private housing, Skid

Row residents and activists like Mario, believe SRO pet policies should be equal to those of

loft residents hi the area.

What Mario shares with me regarding Skid Row residents having to give up their

dogs for housing, is verified during my interview with Creative, a Black Skid Row activist

(age 34). We met at a Skid Row services office where I was greeted by Tricia, the 

receptionist, and “Lady,” a friendly pit bull that roams about the office. During my interview

with Creative, I took notice of a Black man in his 20s or 30s opening a door in the rear of the

office. Inside, I could see two large lams dog food bags and a large dog crate. The man

called and motioned for Lady to go into her crate. Lady hesitated and did not appear

enthusiastic about entering her crate. Nearing 6 o’clock and the time the office closes, this

may be the place where Lady stays for the night, I thought. On my way out, I waited for

Creative in the small reception area at the front of the office. I asked Tricia if the dog in the

office stays there. She said yes because “Lady belongs to a resident who cannot keep her in

the SRO hotel where she lives.” Lady has a place to stay at this particular Skid Row sendees

office yet, this is perhaps the only community space receptive to keeping residents’ pets

when they cannot bring them to live with them at the nearby missions or hotels. Those with

dogs are forced to give them up because SROs and mission shelters do not allow pets.

In addition to parting with their dogs, many Skid Row residents housed in missions,

shelters, or SRO housing must also part from significant others. SRO housing is strictly for

single adults so many families are separated into different types of housing. Mario explains
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that a double standard in pet policies is also related to other housing privileges loft residents

enjoy. He tells me this during our interview:

Another issue that you didn't ask about is the double standard of relationships, 
couples, visitors, and children. The newcomers can develop relationships with 
girlfriends and boyfriends, can have visitors come and go as they please, and even 
have children. While long time Skid Row residents are not allowed to have these 
intimate relationships in a normal sense. Visitors have to sign in, pay guest fees to 
spend the night, and no children are allowed. While if you live west of Main Street, 
there is another standard.

Mario’s sentiment is echoed by many Skid Row residents who observe how loft residents are

able to live freely with whom they choose, have as many pets as the want in some buildings.

and have children if they wish. General Jeff expresses the same opinion during our

interview:

In Skid Row, we are disappointed because in our units, we can’t have kids. We can’t 
have couples living in the same building. We can’t have pets. But, right across the 
street, where the loft people are, across Main Street, they have babies, families, pets, 
and dog walking. This is a double standard that doesn’t make sense.

This double standard concerning dogs and housing is also expressed by Roderick (Black, age

45, Skid Row activist) who says that wanting to have a dog is a clear extension of how Skid

Row residents also desire to live as a family unit with their spouses, children, and pets. The

adjacency and mix of Skid Row and loft housing augments the stark differences in

residential privileges one class group enjoys, which the other longs for.

At the other extreme of homeless resistance, and the least prevalent, is voicing and

advocating for one’s condition and/or treatment (DeVerteuil et al. 2009). While the effects

of gentrification are vastly negative, Skid Row residents and activists say they are “making

gentrification as a plus;” that is, they are looking at the benefits of gentrification to find the

connections they need to “beautify Skid Row.” Boyd (2008) relates how Black elites enact

'defensive development” characterized by “community building and economic revitalization
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strategies designed to protect their neighborhoods from control by white residents, city elites,

and developers” (p. 752). Skid Row activists, empowered by protecting their community

from the takeover of white gentry employ defensive development in their efforts to beautify

Skid Row and access some of the same monies loft residents utilize to benefit their

community. Boyd’s concept which she applies to the Black middle class can also be applied

to disadvantaged Blacks who do this in less credited ways. Using “gentrification as a plus'

represents using the “master’s tools” (ibid., p. 771) to form alliances and partnerships that

benefit Skid Row.

All Skid Row activists I interviewed advocate for their community in politically

sophisticated ways. In the public sphere of DLANC meetings, it is evident that loft and Skid

Row resident alliances are plentiful. Board Members remain largely amicable, or tolerant, of

each other’s perspectives, except for the few instances which General Jeff recounts and I

observed. In fact, Amy, a white female loft resident residing on the boundaries of Skid Row,

is regarded with high respect and admiration in the male-dominated Skid Row activist circle.

During my interview with Mario, Skid Row’s most senior and well-respected activist, he

praises Amy for sweeping and cleaning the streets of Skid Row alongside others in the early

hours of the morning. Though the homeless may continue being pushed back into or out of

Skid Row, those working or living in the heart of Skid Row most definitely exemplify

prowess in advocacy and voice for their community’s treatment and conditions as below

what is humanly acceptable. The Black spatial imaginary pursues public funds available for

the public good and when met with challenges tapping into public monies, they “have

emerged as the most fervent advocates for fair and affordable housing” (Lipsitz 2007: 14).

Given their advocacy, Skid Row residents and activists adamantly voice that dogs in the

neighborhood are treated better and prioritized above them.
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Conclusion

For loft residents, the dog is a symbol of class status. The loft resident pet owner is

able to attend dog-related community events, can spend time meeting other downtown

residents as facilitated by the dog, and she or he has the financial ability to patronize

specialty dog stores in the community. For both Skid Row and loft residents, the dog

represents a family unit and a meaningful relationship (Irvine 2013) which, for Skid Row

residents their social status inhibits them to possess given double standard housing policies.

As a homeless or low-income resident, denizens of Skid Row are made to separate from

family, a significant other, or their dog, in order to be housed at an SRO hotel or mission

shelter. The presumed aversion Skid Row residents have for loft residents’ dogs is not

directed at the animals, but towards the double standard housing policies which enables loft

residents to live with their dogs and significant others, while having access to neighborhood

establishments and facilities.

The preferential treatment of dogs and prioritization of dog-related issues as pressing

and needed to be handled more immediately, over projects benefiting Skid Row residents, is

conceivably more aligned with redevelopment goals of the Historic Core, and downtown Los

Angeles more generally. Years before the influx of loft residents to the area, the mentioning

of “downtown Los Angeles” created a mental association of the homeless who overtook a

deserted downtown on nights and weekends. Therefore, tackling issues related, to tire living

quality of dogs in the area as a priority means disassociating Skid Row residents from the

neighborhood and future of downtown. Needing to address the lack of green space for dogs.

instead of the homeless resorting to sleeping in public parks, demonstrates the influence the

DTLA dog culture has over the further gentrification of DTLA. That dogs and their quality

of living are prioritized as a major concern for the neighborhood, over the quality of living
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for Skid Row residents, speaks to the fact that dogs are viewed as a valuable asset to

gentrification. Propelling this process is the policing and hyper-criminalization (Rios 2006)

of homeless by LAPD and BID security guards. These individuals and social institutions

produce the homeless control complex that favors white nostalgic redevelopment. In sum,

Skid Row residents who are majority Black, homeless, and low-income are exempt from

pet- and family-friendly housing policies, the allocation of community amenities and

resources, and fair treatment as residents of the Historic Core neighborhood. Given the

indifference for the quality of living of the homeless by new residents, the neighborhood

council, business and property owners, the BID, and even LAPD, dogs get treated better than

people from Skid Row.
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Chapter 5

The Dissolution and Evolution of Latino/a Broadway

Throughout the 20th century, Broadway in downtown Los Angeles (DTLA) served as 

a shopping and entertainment corridor that changed according to the racial-ethnic 

demographics of Los Angeles. In the first half of the 20th century, largely white and middle- 

class consumers flocked to DTLA as a hotspot for entertainment and shopping. Crowds

attended vaudeville performances in architecturally splendid theaters meant to represent

palaces. Sometime later, the big business and glamour of Hollywood stars on the big screen

pulled in viewers to see favorite celebrities in black and white films. Broadway, at the time,

also emerged as a shopping destination because of department store flagship locations lining

its streets. Local and suburban Angelenos commuted via an extensive streetcar system

regarded worldwide as one of the most advanced transportation systems (Klein 2008).

Complete with accessible public transportation, Broadway was the shopping and

entertainment destination for middle-class and white Angelenos, tourists, and celebrities.

Despite downtown’s adaptations, however, racial and class segregation persisted in the city’s

historic center. Gottlieb, Vallianatos, Freer, and Dreier (2005) characterize 1920s Los

Angeles “as a period of reaction” engulfed with “overt racism against Asians and Mexicans,

the triumph of the big studios in Hollywood, the oil boom and the environmental

degradation that went with it, and the consolidation of business’s plan to decimate the labor

movement and make Los Angeles a bastion of cheap labor” (p. 17). Racial tension virtually

excluded minorities from downtown (Klein 2008).

By 1950, downtown still retained some of the swankiest stores and twelve theaters

showing first-run movies (Klein 2008) and the streets were busy, but not bustling. For white

Angelenos who lived in neighborhoods near and around downtown, seeking medical, legal,
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and other important services in downtown was still the norm. From the 1950s to 1980s,

however, decentralization of downtown became apparent as large companies and offices

migrated west of Broadway. Under the direction of Mayor Tom Bradley (Saito 2012),

downtown migrated westward to Bunker Ilill. By then, many buildings in the historic core

were already emptied, and other shopping destinations were favored among Angelenos.

Beginning in the 1970s, an increasingly growing number of Latino/as and especially

Mexicans, arrived and began working downtown. Grace, a nonprofit professional who works

to conserve historic buildings downtown, recalls the Latino/a immigrant influx:

A lot of the upper floors in these buildings were used for clothing 
manufacturing...That was the rise of the Latino/a shopping core along Broadway in 
the 60s and until the 90s which catered to a lot of the workers who were in 
downtown, particularly in the manufacturing sector, and were working in the upper 
floors of the historic buildings that were once offices.

During the week, Broadway was a place of employment, and on the weekends, Broadway

became the shopping and entertainment destination of this Latino/a immigrant workforce.

The Latino/a Broadway economy sustained itself on bargain stores and entertainment.

Offering cheap labor to the booming garment industry, the Latino/a immigrant consumer

population grew along what was then a largely vacated Broadway. Ample vacated space 

gave potency for the expansion of Latino/a Broadway.

Throughout the last decades of the 20th century, Latino/a Broadway was largely

segregated from the rest of downtown and from the middle-class workforce of Bunker Hill.

Hill Street acted as “a local Berlin Wall” (Davis 1992) separating outmoded and repurposed

Latino/a Broadway from extravagantly modern Bunker Hill. As Broadway ran north and

south along the length of downtown, its three dimensional sounds, sights, and smells of

Latino/a culture were impenetrable by non-Latino/as. Latino/as transformed Broadway into

their shopping and entertainment corridor. In turn, they hardly traversed “the Gucci precincts
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above Hill Street” (ibid. p. 231). As of 2014, Broadway remains largely Latino/a, but it is not 

the economic power house of the late 20th century. In some ways, Latino/a Broadway is

becoming obsolete although a few businesses have devised new strategies to attract the new

white loft residents and consumers.

This chapter analyzes relations among loft residents and Latino/a Broadway business

owners, employees, and patrons in the context of the Bringing Back Broadway (BBB)

redevelopment initiative and recent gentrification of the Historic Core neighborhood.

Nostalgia and nostalgic narratives produced by Latino/a Broadway participants, loft

residents, and BBB, construct a “rosy” (Klein 2008: 11) idyllic view of eras past which they

yearn to recreate. Secondly, this chapter examines how the impact of loft resident

inhabitation on Broadway, hand in hand with their negative perceptions and lack of

patronage of Latino/a businesses, contributes to the demise of said businesses. Lastly, the

chapter discusses the current dissolution and transformation of Latino/a businesses in the

neighborhood. At the intersection of urban studies, gentrification, and nostalgia, this chapter

seeks to interpret how the past shapes future Broadway with the weight and influence of

Latino/a Broadway, loft residents, and the local redevelopment initiative.

Nostalgic Narratives

Nostalgia has been studied from medical (Hofer 1934), psychoanalytic (Freud 1906

cited in Daniels 1985), psychological (Sedikides et al. 2008), and sociological (Davisas

1977; 1979) perspectives. “Nostalgia is from the Greek nostos, to return home, and algia, a

painful condition—thus, a painful yearning to return home” (Davis 1979:1). The word was

first coined and studied as a condition by Swiss physician Johannes Hofer (1934) to describe

patients inflicted with a littering of unpleasant emotional symptoms ranging from
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melancholia to suicidal tendencies. The preponderance of nostalgia studies aim to explain

the features of nostalgic narratives as well as interpret why they occur.

Nostalgia for a Broadway of the past is a theme prevalent in interviews with Latino/a

Broadway business owners, employees, and patrons as well as with loft residents and the

redevelopment initiative known as Bringing Back Broadway (BBB). Fred Davis (1977), a

prominent scholar in sociological studies of nostalgia, states that a personal experience from

the past informs nostalgia rather than nostalgia harnessed from secondary sources. I define a

nostalgic narrative as the recounting of the past, which evokes in the narrator emotions and

memories attached to this past. It is a remembrance from experience of a bygone, but

yearned for era. Many of the individuals 1 spoke with from Latino/a Broadway shared their

own experiences of working and/or visiting on Broadway. Although most loft residents do

not have personal memories of Broadway, I found that they also have nostalgic narratives.

The narratives of loft residents are constructed nostalgic narratives, based on fact or fiction,

and conceived from the built-environment, commercial establishments, and BBB’s

marketing campaign. As such, their narratives are not from personal experience.

Nostalgic Narratives of Latino/a Broadway

The grandest distinction between Latino/a Broadway and loft residents’ nostalgic

narratives is the time period for which they express nostalgia. The nostalgic narratives of

Latino/a Broadway business owners, employees, and patrons, coincide with the surge of

Latino/a immigrants to Los Angeles beginning in the 1970s. Thus, they most often express

nostalgia for the last half of the 20 century, and specifically for the 1970s. Carlos is a tall,

59-year-old Mexican with salt and pepper hair who has worked on Broadway for over 40

years as an electronics store manager. He says the following about Broadway in the 1970s:
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Yo llegue a trabajar en la Broadway en el ano 1971. Eran muy bonitos iiempos. 
Habia negocio y avistaban los cines en la Broadway. Tu podlas caminar a las dos, 
ires, o cuatro de la mananay habia gente. Eran muy bonitos iiempos. Lo mejorpara 
ml que yo he vivido en la Broadway fueron los setentas. [I started working on 
Broadway in 1971. It was a beautiful time. There was business and there were shows 
in the theaters. You could walk at two, three, or four in the morning and there were 
people. It was a beautiful time. For me, the best time I lived on Broadway was during 
the seventies].

Most often referenced by individuals from Latino/a Broadway is the “beauty” of Broadway

in the form of its safe daytime and nighttime vibrancy, clean streets, and the urban

architecture which was astounding to rural immigrants. In reference to the street, Broadway

is regarded by Spanish speakers as “la Broadway’’ instead of “el Broadway.'” It is through

this gendered assignation of Broadway as female, that participants attribute qualities of

feminine beauty by those who enjoyed working and/or visiting “la Broadway.

Antonio is a retired Mexican patron of Broadway who, like Carlos, also associates

the best memories of his life on Broadway back to the 1970s. At 62 years old, his droopy,

aged eyes widen and glow when he recalls plentiful romantic memories of his life on

Broadway, as a recently arrived Mexican immigrant in his early 20s. He tells me that on

occasions when he was “single and ready to mingle,” he and his brothers visited the busy

streets of Broadway “a buscar muchachas [to look for ladies].” While in a relationship with

a particular “muchacha [lady],” Antonio remembers walking up and down Broadway, and in

particular, shopping for vinyl records:

Habia gente caminando todo el tiempo. Habia muchas tiendas de ropa, sobre todo, 
muchas tiendas de musica de discos. La mayorla de genie se iba a las discotecas a 
buscar discos o mirar o a escucharlos. Muchas discotecas tenlan casetas en donde 
se encerraba uno a escuchar discos. Y si le gustaba a uno, lo compraba. No se 
porque quiiaron eso. Era muy bonito. Se llevaba uno la noviay nos metiamos los dos 
a escuchar musica. [There were always people walking. There were many clothing 
stores, but even more, record stores. The majority of people would go to the record 
store to look for or listen to records. Many record stores had booths where one could 
go in and listen to a record. If you liked the record, you would buy it. I don’t know
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why they got rid of that. It was really beautiful. One would take the girlfriend and get 
inside the booth with her to listen to music],

Antonio gleefully admits inviting his girlfriend inside the booth to listen to records. Having

spent his early adulthood looking for or spending time with “muchachas [ladies] on

Broadway, Antonio considers the 1970s as the best moments he spent “en la Broadway [on

Broadway].” Overall, Antonio says going to Broadway was a “tradition [tradition]” and that

the mere invitation from a friend, brother, or cousin to visit wrought excitement in

anticipation. The majority of individuals from Latino/a Broadway, as well as other

immigrants during the 1970s, thought of visiting Broadway as a momentous occasion worthy

of dressing up (Klein 2008).

Many individuals from Latino/a Broadway remember walking up and down the 

corridor beginning from about 3rd Street where the Million Dollar Theater is, all the way to 

Olympic Boulevard where the United Artists Theater is. These two theater's represented the

’anchors” (Jessica, Executive Director of BBB) of a much treaded walking path of about 1.6

miles roundtrip. The handful of functioning theaters at that time catered to the racially-mixed

patrons of Broadway and specifically to the Latino/a population, with Spanish-language

performances and films which are referred by interviewees as “variedades [varieties].

Olivia, an unemployed Mexican patron (age 59) of Broadway, explains that “una ‘variedad’

era cuando traian rnuchos artistas, regularmente cantantes y principalmente de Mexico, a

los teatros [a ‘variety’ was when they would bring many artists, usually singers and

predominantly from Mexico, to the theaters]. She specifically remembers going to a

variedad in 1979 where lines outside of the Million Dollar Theater wrapped around the

building. Olivia describes the Million Dollar Theater as what energized the “motor Latino

[Latino/a engine]” on Broadway.
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In the nostalgic narratives of participants, I heard repeatedly how the Million Dollar

Theater is a significant cultural site that drew the Mexican immigrant population to

Broadway. Jonathan, a Latino nonprofit professional focused on the conservation of the built

environment in Los Angeles, remembers “knowing a man who would go dancing at the

Million Dollar Theater. There’s a connection with these venues in the Latino community,'

he says. This connection is drawn from the lived memories of Latino/as who made lifelong

memories there. The extent of Latino/a entertainment on Broadway in the 1970s included

Spanish nightclubs and dance halls, where well-known Mexican bands performed. Also, “La

Alejandria [the Alexandria Hotel]” which is not on Broadway, but on neighboring Spring

Street, was a hotspot for live performances and dances from “Los Babys, “Los Freddys,

and “Banda el Recodo. ” In the early1 Los Bnkis, ” “Sonora Sant oner a,"Los Solitarios,

1980s, when the Million Dollar Theater closed its doors, Olivia says that downtown began to

take a turn for the worse from the perspective of Latinos/as.

Every nostalgic narrative shared of shopping and visiting Broadway and attending a

variedad or a dance, was like reliving a great moment of the past. The excitement, romance,

and reverie of business owners, employees and patrons from Latino/a Broadway for the

1970s was evident in their animated voices and eyes that nearly swelled with tears.

Oftentimes, in moments of remembered joy and happiness during the interview, it was

difficult for me to discern whether these emotions were coming from a yearning to relive

their young adulthood, or perhaps, as Antonio told me, he was glad someone took interest in

his nostalgic narratives of Broadway. For the Latino/a Broadway business owner, employee, 

and patron, Broadway of the late 20th century was not only where they went for shopping and

entertainment, but it was also where they worked, where they found love, and where they

created lifelong memories.
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Nostalgic Narratives of Loft Residents

Loft residents are part of the recent residentialization of the Historic Core and many

of them are newcomers to the city. Compared to individuals from Latino/a Broadway, they

are young, which means they have very little or no personal history on Broadway, or in

DTLA, in general. Nevertheless, I find that they share their own nostalgic narratives which

may be influenced more by art than by personal experience. Davis (1979) explains how

aesthetics can be powerful in forming associations, moods, and feelings, or in this case, even

narratives of a bygone era:

We need only reflect on the character of our aesthetic experience, on how often the 
poem, the story, the song, the picture ‘reminds us of or ‘captures exactly’ the way 
we felt then or ‘makes us feel sad for some lovely time and place we shall never see 
again.’ So frequently and uniformly does nostalgic sentiment seems to infuse our 
aesthetic experience that we can rightly begin to suspect that nostalgia is not only a 
feeling or mood that is somehow magically evoked by the art object but also a 
distinctive aesthetic modality in its own right, a kind of code or patterning of 
symbolic elements, which by some obscure mimetic isomorphism comes, much as in 
language itself, to serve as a substitute for the feeling or mood it aims to arouse (p. 
73).

If art can summon nostalgic “feelings” and “moods,” historic buildings time stamped with 

the breath and smell of early 20th century Los Angeles can invoke loft residents’ narratives

of what it felt like to visit downtown or even what it was like for the middle-aged

businessman who once worked from the office that is now a converted loft. Zukin (1982b)

refers to this connection of space as a “Zeitgeist manifested by the loft dweller’s inhabitance

of an archaic space that connects tire dweller to the history of the space and its utilization.

Preservation work builds off the premise that, if we rehabilitate and restore the theaters on

Broadway, they will invoke in visitors the same “feelings” they did decades or nearly a

century ago. This is also a business concept under which many popular Historic Core
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restaurants and bars operate. For loft residents, the built environment in a historic district

informs constructed nostalgic narratives.

In these constructed nostalgic narratives, loft residents most often express nostalgia 

for the first half of the 20th century. Adam is a 34-year-old Jewish and Latino lawyer and loft

resident who states that “We are living in the rains of 1920s Los Angeles. This area was the

center of Los Angeles during a golden age that got lost. Based off of the architecture, you

can tell that the people who lived here in the 1920s had great pride in their city. They really

felt it was an important city. The built environment and the “ruins” of an earlier “golden

age” in which they live are fragments of history that loft residents interpret to recreate and 

retell what early 20th century DTLA was like. Many read historical documents and dig up on

the internet old photographs of their building’s heyday to share with friends and neighbors.

Oftentimes, conversation over facts and trivia about a particular building become informal

forums to share and show off their historical knowledge of the neighborhood. Thus, loft

residents tell how the Art Deco and Beaux Art architectural traditions in which many

buildings in the Historic Core were built, remind them of the “entrepreneurial spirit

(Fernando, Latino, age 34, investor) that developed and built downtown during the 1920s

and 1930s. Schlichtman and Patch (2014) suggest that gentrifiers are attracted to live in

gentrifying neighborhoods through a “symbolic pull” often attached to the history of the

neighborhood. As such, “They desire to ‘save’ a neighborhood and return it to its heyday”

(p. 1494-1495).

Loft residents’ nostalgic narratives concerning the decades of the 1920s and 1930s

are also informed by the local restaurants and bars that recreate the Prohibition Era. The

Edison is one of the area’s most successful bars. It evokes the speakeasy bar and the

'entrepreneurial spirit” of that time. The Edison’s website invites visitors to “celebrate an

113



era of invention and imagination—the blending of science, art, and industry” (Edison 2014).

The restaurant-bar is located in the underground floor of what was .Los Angeles’ first private

power plant owned by the Edison Company. While visiting this establishment in 2013, I

witnessed how regularly programmed burlesque performances by flappers in short wigs in a

dim setting, buries deeper in the minds of loft residents and visitors nostalgia for this era.

Guests are encouraged to role play by dressing up as flappers and about a dozen female

patrons wore sequined or fringed dresses, styles popular in the 1920s. The experience of

being taken back in time to the Prohibition Era is brought to life while sipping a hefty-priced

$14 “Edison Signature Innovation.”

Other local establishments recreating the Prohibition Era and from which loft

residents may construct their nostalgic narratives include the Varnish, Cole’s, and the

Association. The Varnish is secretively hidden behind the back door of the popular French-

dip restaurant, Cole’s. For first-time diners, it comes as a surprise to see guests dressed up

for the evening going in or out of an unadorned door in the dining area that resembles an

employee kitchen door. Inside the Varnish, the small speakeasy bar is dark, cozy and

decoratively austere and bare. There are small four-person booths along three walls and the

bar runs the entire length of a fourth wall. Cole’s was established in 1908 and has been

opened continuously since then. On the other hand, the Varnish, established in 2009, is a 21 

century recreation of the early 20th century.

Next door to Cole’s is The Association, which invites visitors to open a large door

enameled in glossy black paint and on which, is mounted a golden lion door knocker. At this

bar, the unwelcoming shut door emulates for patrons the secret knowledge of which door

leads to a speakeasy. Additionally, a handful of banks and bank vaults located in the Old

Bank District and also within the Historic Core, are converted into speakeasy-type bars
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serving early 20th century cocktails such as Sidecars, Mint Juleps, and Tuxedos. Secret bars

and entrances in the Historic Core permit locals and connoisseurs to role play as patrons of

speakeasies during the Prohibition Era.

Loft residents, developers, and restaurateurs in the Historic Core represent this era as

a popular time with drinkers of spirits in the said decades, but such “history” may be more

illusion than fact. Daniel Okrent (2010) makes only a few inconsequential references to Los

Angeles in his book titled, Last Call: The Rise and Fall of Prohibition. He states early in the

book that, on the eve of prohibition going into effect in 1920, the streets in Los Angeles

were empty given Angelenos’ preference for drinking at home, rather than in saloons. New

Yorkers, on the other hand, frantically drank up the last drops of alcohol in saloons and

stockpiled barrels and bottles of liquor before the inevitable drinker’s doomsday. Key

bootleggers and speakeasy operators ran their operations out of New York City; the

speakeasy institution in Los Angeles was not as extensive or ostensible. What is drawn from

the Prohibition Era for loft residents, developers, and restaurateurs is more a general mode —

the growing importance of leisure and consumption” (Gottlieb 2013: 170) in a gentrifying

middle-class and consumer-driven neighborhood.

In addition to “ruins” in the built and recreated environment of the Historic Core,

there is also the importance of BBB’s marketing campaign that redevelopment boosters,

thsuch as loft residents, implement in their constructed nostalgic narratives of the early 20 

century. For example, John is a 23-year-old white salesman and loft resident who compares 

the rich theatrical history and shopping of early 20th century Los Angeles’ Broadway to New

York’s Broadway. He says:

Downtown had a beautiful historic image back in the day and now it’s filled with one 
dollar shops and storage in these beautiful buildings. I can only imagine that they are 
trying to bring it back to the status that it once was. On Broadway, you could go see
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movies or plays at the theaters. You had stores that made you think that you were on 
Broadway in New York. It had the same feeling. It was special in a way.

John’s nostalgic narrative is invigorated with his portrayal of how DTLA’s Broadway had

the “same feeling” as New York’s Broadway. The narrative is rich in sensory knowledge of

what being in DTLA’s Broadway felt like for the visitor, but John is too young to have

collected such memories on Broadway. This example brings to center stage the most

prominent feature of loft residents’ nostalgic narratives: that they are constructed.

According to Davis (1977), we would presume loft residents’ narratives are devoid

of sentimental qualities in their remembrance of the past because they do not have personal

memories to draw from. However, loft residents build, collect, and merge narratives with

facts from the built environment, speakeasy restaurants and bars, and the marketing of BBB,

The sense of nostalgia can evoke similar feelings of yearning as they do among Latino/a

Broadway participants by creating visions of what a certain era not only looked like, but felt

like. Loft residents’ narratives are nostalgic because they are “infused with sentiments of

past beauty, pleasure, joy, satisfaction, goodness, happiness, love, etc...” (Davis 1977: 418)

but they are, indeed, created. We can also examine the narratives of the BBB redevelopment

initiative to understand how they inform loft residents’ knowledge of the past and, in this

way help to create their nostalgic narratives.

Nostalgic Narratives of Bringing Back Broadway

As conveyed by its name, “bringing back” an old Broadway is the ambition of the

local redevelopment initiative known as Bringing Back Broadway (BBB). BBB summons a

nostalgic and lively depiction of the entertainment and shopping destination that Broadway 

once was in the early 20lh century. BBB staff and supporters reference prominent department

stores opening their doors during this time period and also frequently utilize old photographs
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of this time period on their website and print materials. BBB’s use of nostalgic narratives

accomplishes two things: 1) it informs loft residents’ constructed nostalgic narratives; and 2)

it utilizes nostalgia as a method of commercial gentrification that disfavors current Latino/a

Broadway businesses. Ocejo (2011) defines “commercial gentrification as new

establishments with particular goods and services—such as clothing boutiques, art galleries,

cafes, restaurants, and bars—that open to satisfy the needs of middle-class gentrifiers

(Deener 2007; Levy and Cybriwsky 1980; Lloyd 2006; Patch 2008; Zukin et al. 2009)” (p.

285). Commercial gentrification pulls in residents to a neighborhood not only for the

purpose of living there, but for a specific consumer culture of eating, drinkin and

entertaining in the local scene. New businesses erase a neighborhood’s culture and “feel” to

favor predilections of affluent gentrifiers (Zukin 2010). In such a manner, old-time patrons

and/or residents no longer afford shopping and/or entertaining in the same streets, or do not

feel comfortable doing so.

In 2011, BBB sponsored a forum entitled “The Future of Your Downtown” for

DTLA residents and stakeholders at the Orpheum Theater on Broadway. In attendance was

Jessica Wethington McLean, the Executive Director of BBB. She is a tall, heavyset white

woman in her late 30s with wavy red hair. While at the podium, she told an audience of 500

attendees that Broadway “is the birthplace of vaudeville. It’s the place that we all used to

come and shop. Bullock’s was born on Broadway. May Company was born on Broadway.

Jessica evokes in the minds of attendees the nostalgic exclusivity of a Broadway which once

boasted multi-level department stores and theaters with live vaudeville performances. This

description of high-end shopping is similar to loft resident John’s comparison of DTLA’s

Broadway to New York’s Broadway. Saying that “we all used to come here” erases the

exclusion of Blacks, Latina/os and Asian Americans from these venues.
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In 2012, BBB sponsored a press conference to unveil the original historical fagade of

Clifton’s Cafeteria. Clifton’s was a cafeteria-style restaurant with a forest-inspired theme

established in 1935. Metal grates that had been installed on the exterior of the building in the

1970s covered up the original fagade of tire building. Clifton’s was a well-known restaurant 

among Angelenos all throughout the 20th century and Into the late decades when it became a

popular restaurant for Latino/as on Broadway. It continued operating until late 2011 when it

was closed for extensive renovation.

Andrew Meieran, Creative Director of Clifton’s Cafeteria and also The Edison,

spoke from a podium in front of the restaurant. He addressed the press and audience of about

100 people who gathered on the sidewalk in the middle of a sunny and bustling February day

on Broadway. Ide said that his grandfather, the original owner

...built this place in the middle of the depression from 1932 to 1935...He saw this as 
a chance for people to step away from the realities of life, which might be harsh, and 
create a community that was building forward for fantasy, imagination, and the 
future. That’s what Bringing Back Broadway is all about. The golden era of 
Broadway is of adventure, exploration, and imagination.

Andrew, like loft residents, captures “the golden era” and “entrepreneurial spirit” of the early 

20th century as a feature of what Broadway once was and which was essential for

entrepreneurs given the onset of the Great Depression in 1929. Unlike the current

characterization of Broadway, as discussed later in this chapter, loft residents and BBB are in 

agreement that a Broadway of the early 20th century was infused with swank luxury,

sophistication, and elegance mixed with ingenuity and an “entrepreneurial spirit.”

A handful of businesses established early in the 20lh century, like Clifton’s Cafeteria, 

Bullock’s, and May Company, remained on Broadway into the late 20th century when

thLatino/as also began patronizing them. However, only narratives concerning early 20

century Broadway are promoted by loft residents and BBB. In my interview with Jonathan,
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the Latino nonprofit professional, he acknowledges one of the chief challenges preservation

work encounters:

With preservation, one of the big questions you ask is, “what period do you 
preserve?” What’s important? That’s always a key question. Are you going to 
preserve at the turn of the century when maybe there weren’t Latinos there? Are you 
going to preserve the 30s, 40s, or 60s? What era do you preserve? When you’re 
doing preservation and restoration, you want it to look a certain way. Is that inclusive 
of everybody or the people that are here now? Are you excluding someone from the 
past?

Within the context of historical Broadway, these are noteworthy questions to consider 

because the answers will determine the look and feel of a shopping and entertainment 

corridor popular not only with working-class Latina/os in the late 20th century, but also 

popular with largely middle-class and white Angelenos in the early 20th century.

Havlena and Holak (1991) find nostalgia in marketing and advertising is used to

target a specific audience with memories of their adolescence or early adulthood. They

provide the example of baby boomers being attracted by marketing of the 1960s as a

nostalgic era. In contrast to this finding, the nostalgic time period targeted by BBB of the

early 1920s and 1930s, does not fit with the age group of loft residents, most of whom are in

their early 30s (Downtown Center BID 2013). Simply put, loft residents do not have 

personal recollections of an early 20th century Broadway because they were not born yet. 

They are attracted by BBB’s nostalgic marketing from a time period which is not personally

relevant to them. This says much about the powerful positive affect that nostalgia can create

(Sedikides, Wildschut, Arndt & Routledge 2008; Wildschut, Sedikides, Arndt & Routledge

2006; Kaplan 1987) when a narrator is placed as the protagonist of their own narrative

(Wildschut et al. 2006). What is more, nostalgia positions loft residents as inheritors of a 

white tradition as connected by race and place to the white shoppers of the early 20th century,

but not the Latino/a shoppers from the second half of the same century.
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In addition to affect, Stephan, Wildschut, Sedikides, Routledge, and Arndt (2008)

suggest that “nostalgia may boost optimism, spark inspiration, and foster creativity” (as cited

in Sedikides et al. 2008: 306). Andrew Meieran does this successfully in his nostalgic

narrative by depicting his grandfather as a trailblazer who built his cafeteria in the middle of

the Great Depression. The nostalgic narratives the BBB and its boosters utilize as a

marketing strategy in their press conferences and forums, develop feel-good emotions that

'as a ‘rosy’ container for the anxieties of the present” (Klein 2008: 11; Davis 1977).serve

Latino/a Broadway shops are an obstacle and major concern for redevelopment supporters. 

Bringing back the early 20th century in a current downtown is the aim of the BBB

redevelopment initiative. The constant referencing of what used to be on Broadway serves to

inspire new commercial business and entertainment venues catering to mid-to-upper income

residents of DTLA. Thus, this brings us to a discussion surrounding how Latino/a Broadway

individuals and loft residents perceive each other in the present.

Rickety Shops” and the “Americano” Residents

In the late 20th century, a handful of theaters hosted “variedades” and showed

Spanish language films while other theaters were repurposed as swap meets. The interiors

were gutted and poured concrete leveled out lobbies and mezzanines. Latino/a Broadway

respondents share that some theaters even became churches, and, as of today, one church

continues operating in a Broadway theater. Latino/as reinvented and sustained a shopping 

and entertainment corridor on Broadway that set it apart from its early 20th century origins,

with an emphasis on utility, instead of aesthetics and property value important to the “white

spatial imaginary” (Lipsitz 2007). While the vibrancy of a Broadway bursting with Latino/as 

shoppers on the weekends as in the last couple decades of the 20th century is but a glimmer,

current Broadway nonetheless remains largely patronized and operated by Latino/as.
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Loft Resident Perceptions of Latino/a Broadway

Japonica Brown-Saracino (2009) suggests that some gentrifiers are “social

preservationists” who support small “mom and pop” stores as a way to lessen the effects of

gentrification in a neighborhood. In the Historic Core, I find that aesthetic qualities and

perceptions of poor business practices prevent gentrifiers from shopping in Latino/a small

businesses and embodying the identity of social preservationists. The products sold by

Latina/o small businesses, their overuse of signage, and their idm your face” marketing

tactics to attract customers make them not pleasant or attractive in the eyes of new residents.

Respondents I have interviewed and talked with say the products in these businesses are not

to their “taste” or liking (Lily, white, age 24, clothing manufacturing); they are not attracted

by the marketing tactics or displays of “mannequins with big booties” (Adam, multiracial,

34, lawyer); and describe the stores as rickety shops,” (James, African American, 33,

hospitality industry) alluding to their “cheap products” and alleged “shady” business

practices. In the globalized city, Zukin (2010) finds that the creation of “discreetly

manicured spaces” by the Business Improvement District (BID) produces nostalgia for an

earlier time period associated with values, morals, and “civility.” These idealized views of

the past render what are the presently perceived “rickety shops” of Broadway operated by

shady” business owners who are characterized as corrupt and perhaps “uncivil.

Many of the shops along Broadway sell refurbished electronics and pirated name

brand apparel and footwear which may or may not be revealed to the shopper. For example,

in my interview with Matthew (age 21), a Middle Eastern security guard and loft resident in

the Historic Core, he explains why he has never shopped from a small business on

Broadway:
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I haven’t [shopped from small businesses on Broadway]. It would be nice to see them 
bloom and get better service and more clientele into them. I would hope that some of 
them would stop...For instance, there was one store I walked into and they were 
selling fake Nike shoes. The reason I knew they were fake was that the checkmark 
was going backwards on the shoe. He was trying to sell it to me retail price. I was 
like,
Broadway.

“I’m not buying this.” Honestly, I’m hoping for more honest shops on

Honesty in the quality of merchandise is of importance for the loft resident consumer. The

shady” business practices loft residents mention include not revealing the true quality of

merchandise and selling them at comparable price to name-brand merchandise. Additionally,

refund and exchange policies are restricted or non-existent as another interviewee, James,

reports.

In one conversation with a neighbor about the small businesses on the ground floor

of our building, John (white, age 22, salesman) says he cannot wait until “there are legit

shops down there” and that way, we can go down there and “get what we really need.” I

joked with him saying, “You mean you don’t need toys and Spanish movies?” He laughed

and said that those plastic toys would not last a couple of days, “if it lasts longer than that,

then you really got your money’s worth.” Loft resident consumer values are ingrained in

quality over quantity, whereas the inverse is true for working-class Latmo/a patrons on

Broadway. An overabundance of signs in any number of Broadway shops inform patrons of

various bargain prices, including the bundling method where, for example, three bundles of

socks are sold for ten dollars and individual bundles of socks are more expensive when

purchased alone.

In addition to disreputable business practices and low quality merchandise, loft

residents also suggest that marketing tactics Latino/a Broadway shops employ are oftentimes

abrasive in nature. For example, in February 2012,1 made note of my experience walking on

Broadway to the BBB-sponsored press conference unveiling the Clifton’s Cafeteria fafade. I
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walked out of my building and made a left onto Broadway. The sidewalks were busy with

mostly Latina/os shopping or making their way on foot to a destination. Male salesmen from

the jewelry stores I passed near 6th Street were in the middle of the sidewalk holding signs

and shouting in Spanish to lure customers into their stores. I passed a Latina saleswoman in

her 30s wearing a red top. She stood in the middle of the sidewalk in front of the store she

worked in. Next to her was a stand-alone framed sign that indicated her store buys gold. In 

front of the jewelry store on the comer of 6th Street, a Latino salesman in his 30s held a 

yellow sign with red lettering that read 'LC'ompro oro [I buy gold].” As I passed him, he

yelled into my ear in Spanish something about buying gold in time for Valentine’s Day. As I

waited for the light, he kept shouting into the crowd that he buys gold at a good price.

There is another long-standing marketing technique I witnessed performed many

times during my residency in the neighborhood. This is the practice of shopkeepers grabbing

passersby from the arm to offer plastic bracelets, that they say, are free upon the passerby’s

entrance into their shop, simply to “look. On one occasion, I witnessed a young Latina

shopkeeper grab the ann of an older Latino man who walked in front of his wife. Once the

wife caught up with her husband, she reproached the young shopkeeper for having physically

touched her husband. Thus, the abrasive and “in your face” marketing tactics are also

disliked by some Latino/a patrons.

Latino/a Broadway Perceptions of Loft Residents

From the perspective of Latino/a shopkeepers and small business owners on

Broadway, there is a general apprehension towards redevelopment which generalizes to

anxiety about the loft residents themselves. Some believe that, as the corridor is redeveloped,

their small “mom and pop” stores will be displaced in favor of upscale shopping suiting new

residents. Maria (Latina, 47) is the owner of a bakery on Broadway. She tells me during our
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interview that her business has lost to the residentiaiization of buildings on Broadway.

Pointing to a building across the street, she says that when that building and others on

Broadway had offices and factories, there were about 500 people employed in any given

building. Now that buildings have lofts, she estimates that, if in each apartment one or two

people live there, a total of 72 people live in the entire building. She further states, “S/ a mi

me compran quinientas personas im pan, son quinientos dolares. Si setentay dos personas

me compran, son setenta y dos dolares. [If 500 people buy a piece of bread from me, that

[equals to] $500. If 72 people buy [a piece of bread], that’s $72.” Maria, along with other

Latino/a business owners and shopkeepers, feel they are losing Latino/a customers with

residentiaiization of loft residents and newcomer businesses catering to loft residents. For

instance, loft residents may have no interest in buying from a Mexican bakery or purchasing

other Latino/a cultural products from such stores. Therefore, Maria says that loft residents

are people “que no generan negocio [who don’t generate business].

Of the Latino/a business owners, shopkeepers, and patrons of Broadway that I

interviewed, only one spoke very highly of the new “Americano [American]” residents in the

area. Though the store he worked for was on Spring Street, a highly gentrified street, Carlos

(Latino, store manager, age 59) credited new residents for the economic uplift they brought

to downtown and to his store “porque ellos si compran [because they do buy].” He had an

extremely positive outlook on the future of DTLA saying that he expects a drastic economic

improvement for the electronics store he manages, given the arrival and buying power of the

Americano residents. Unfortunately, a year later in 2013, the store he managed was pushed

out from its prime location on Spring Street and onto Latino/a Broadway. The store relocated

to make room for a trendy taco restaur-ant that has other locations in East Los Angeles and

Echo Park. A couple of b aimers installed in front of the store informed patrons of their
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relocation, one in English and one in Spanish. The English one proclaimed their relocation

to be “due to changes coming to the neighborhood.”

The Dissolution and Evolution of Latino/a Broadway

In the late 20th century and in recent memory, Broadway is considered an iconic

shopping corridor popular with Latino/a working class clientele. Many Latina/os are still

employed in a variety of small stores and some also come to shop on Broadway. However,

Latino/a Broadway business owners, employees, and patrons report that Latino/a Broadway

is declining for the following reasons: the downturn of the economy in the late 2000s; the

departure of the Broadway consumer to other Latino/a neighborhoods; and gentrification. I

turn to discuss the gentrification of Latino/a Broadway and its impact on Latino/a businesses

which are closing and a few that are “evolving” with the changing consumer demographic of

Broadway.

Dissolution of Latino/a Broadway Businesses

By far, old-timer Latino/a-serving businesses on Broadway are closing their doors as

reputable chain and well-recognized stores open in rehabilitated stores. In my interview with

Maria, the owner of the bakery located on Broadway for over a decade, I ask her to name

people she knows who have operated a business on Broadway for as long as she has. She

responded, “Pues, estd la casa de empeno y la senora de al lado pero no mas tienen como

diez ahos. No hay nadie ya de hace muchos ahos. Fa queda muy poquita genie" [Well,

there’s the pawn shop and the lady next to me, but they have only been there for about ten

years. There’s no one who has as many years. There’s hardly anyone left].” It is difficult for

Maria to name other nearby businesses that have been around for as long as she has. The

slow thinking process stops her in her tracks at the realization that “ya queda muy poquita

gente [there is hardly anyone left].” Other respondents reported that many of these stores
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were “iiendas de ropa, tiendas de electronica, pero la mayorla eran de ropa” [clothing

stores, electronics stores, but the majority was clothing stores]” (Rafael, Latino, age 36,

manager/cook). These businesses are simply going out of business or relocating to the city of

Huntington Park, a hub of Latino/a shoppers, or to out-of-state cities like Las Vegas, Nevada

(Marlon, Latino, age 42).

When I asked about the reasons businesses close, Marlon, a store manager of a bridal

store explained that the cost of doing business in DTLA is increasingly high. For employees,

affording a lunch meal in the vicinity is cumbersome. Marlon says,

Expensive stuff [is making Broadway disappear]. Back in the days, I used to get 
lunch for three dollars. There’s no three-dollar lunch anymore. The less that you can 
get lunch is for six dollars. I’m not talking about two tacos. You know what I mean? 
I’m talking about a real lunch.

All Latino/a Broadway participants say they eat from restaurants on Broadway because they

know restaurants elsewhere, say on Spring Street, are double or triple the cost of a

comparable meal on Broadway. Elsewhere, restaurants satisfy the pockets and dining tastes

of loft residents and the Bunker Hill workforce. Additionally, Latino/a patrons and

employees who drive to Broadway to shop or work, pay substantial parking fees equivalent

to, or more than, Marlon’s lunch costs. DTLA parking in general, as loft residents also

report, is scarce and fees are expensive. This is another obstacle small businesses face in

terms of the dwindling of Latino/a patrons.

The area’s upscale and expensive taste is also a burden on business owners who pay

high rents for trifling profits. Marlon stated that the property owner and business owner of

the store he manages were able to come to an agreement where the rent was decreased when

the economy went sour in the 2000s. Marlon and other Latino/a Broadway interviewees
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reported that sympathetic landlords decreased rent costs by a percentage during the

economic downturn. However, this is not the current trend, as Marlon explains:

The landlord has to help you someway, somehow, so you can stay. I had the 
opportunity to talk to one on behalf of people I know that own a small business. I am 
not going to say where exactly, but the landlord said that he was planning to have a 
rooftop swimming pool and gym in his building and that Latinos were not going to 
be able to afford to pay for the street level storefronts.. .He was fixing everything and 
it was going to cost like $20 million so that he could have a white people 
establishment in his building....And I was like “wow” because he was saying it 
straight out, “You guys are not going to be able to afford my building when I fix it.”

The racist remarks of a property owner against a Latino/a small business owner gave Marlon

evidence for what he and other small business owners on Broadway already perceived as

happening—that Latino/a small businesses are being pushed out both by high rents and

deliberate attempts are being made by property owners to dislocate such businesses. This is

occurring in favor of upscale establishments that match the tastes, wallets, and, as Marlon

indicates, the racial composition of loft residents.

Marlon is a bilingual and college-educated Salvadoran immigrant who settled for

being a bridal and quinceanera store manager given the difficulty he experienced as a third-

world immigrant whose foreign university diploma was not well-received in the U.S. With

his ability to speak both English and Spanish, and his aptitude for negotiation and

communication, Marlon became an important informant of this study and a representative of

the petit bourgeoisie (Marx and Engels 1845 as cited in Tucker 1978). The increasing

expense that the Latino/a Broadway consumer, employee, and small business owner incurs is

one explanation for the dissolution of Latino/a Broadway. On the other hand, Marlon and

other interviewees firmly believe there is also a deliberate effort to displace small Latino/a

businesses. This appears to be a conspiracy, but they are uncertain about who or what groups

are responsible. Though the future of Latino/a businesses would not do well if this alleged
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conspiracy transpires, there is an even split of participants who suggest that the future is

hopeful for Latino/a businesses on Broadway. One half agrees with Marlon, that “Latina/os

are going to disappear” from DTLA. The other half are hopeful that with a few changes and

upgrades to their business, they will be able to compete in the future economy driven by loft

dwellers.

Evolution of Latino/a Broadway Businesses

There are a handful of old-timer Latino/a businesses both on Broadway and on

Spring Street that are “evolving” (Abraham, Latino, age 41, property manager), or changing

the way they do business to attract loft residents. One example is Maria’s bakery on

Broadway. She publicizes her bakery as “gourmet” and pays for advertising in the downtown

newspaper that is widely read by loft residents. Many neighbors in my building rave about

the deliciousness and quality of her cakes and pastries. While at social gatherings, I enjoyed

delicious cake slices of strawberry, coffee, and tres leches from friends who purchased them

from Maria’s bakery. Maria confides in me that her loft resident clients know that the $1

they pay for a croissant in her bakery is $3 in a cafe on Spring Street. Another example is an

old-time Mexican restaurant on Spring Street that Rafael, the manager and cook, agrees has

also been “evolving” with loft residents’ tastes. To please their alcoholic consumption

habits, tire restaurant retrieved a full liquor license and installed a grand bar that proudly

displays an array of “lieor fuerte [hard liquor].” This is something that Rafael says loft

resident patrons heavily demanded. The restaurant holds a regular happy hour with discounts

on Mexican imported beer and also hosts parties and banquets from a largely non-Mexican

customer base.

One trend apparent in the minority of Latino/a-serving businesses that are adapting is

that the business owner is more knowledgeable of the local changes and policies, such as
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BBB, which are affecting the changing demographics of Broadway. They see change as a

welcoming challenge and not as a harbinger of their demise. They are rather urbane.

articulate, and understanding of the influxes and changes of economies. They have learned

of these economic patterns on their own and through the support of loft residents. Abraham,

a 41 -year-old Latino property manager of a luxury apartment building and resident of DTLA,

said the following:

As the demographic changes these businesses need to change with that. I’ll give you 
an example. At Los Angeles Village19 we have a food court with seven restaurants. 
One of them was a Mexican restaurant. I used to tell them, “You have two clients. 
Not just one. If you want to cater to one you have to decide which one you’re going 
to cater to. The day crowd is the people who shop here and want the “three for ten” 
deals and that love to shop at the yard sales. The night crowd is more sophisticated, 
shops at Trader Joe’s, is vegan, educated, and knows about the environment. Those 
are all the things you have to consider.” The businesses on Broadway need to evolve 
like any business. If you’re selling donuts, tires, speakers, change up the way you do 
business according to the resident demographic.

Thus, loft residents of various racial-ethnic backgrounds, support Latino/a small businesses

as long as they make adequate changes to reflect the needs and tastes of loft residents.

Some businesses are beginning to understand that “Spanish language movies and

toys” are obsolete in the loft-resident-driven DTLA shopping economy. In turn, loft residents

have responded well to businesses that adapt to their needs. In fact, a renovation of the

look” of these businesses and upgrades are also a welcoming transformation for Latino/a

patrons. Olivia says that allowing Latino/a businesses to stay on Broadway is a good idea,

but even better is if they remain LLcon mejoramientos y hasta con negocios nuevos pero,

igual para los Latinos y todas las otras razas tambien ” [with improvements and even new

businesses but just the same, for Latino/as and all other races]” (Latino/a, age 59, Broadway

patron).

19 Name has been changed to protect anonymity.
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Bringing Back Broadway and Latino/a Broadway

As of early 2014, Broadway is a menagerie of urban and hip clothing stores and

restaurants scattered about a persisting collection of Latino/a shops and blighted retail spaces

whose proprietors went out of business. New and name brand stores include Ross Dress for

Less which opened in the original location of the long defunct Woolworth’s “five-and-dime'

department store that dates back to 1920 (blogdowntown 2012). Ross offers affordable

prices for name-brand merchandise and attracts a large Latino/a demographic from

Broadway, as well as loft residents. In mid-to-upper affordability is an Urban Outfitters now

located in the re-purposed 1917 Rialto Theater. This store attracts middle class patrons,

mostly loft residents, and the occasional crowd of young and hip second generation Latino/as

who come to peruse. At the high-end of affordability is the new and largest flagship location

of the Swedish boutique known as Acne, which opened in late 2013. A modern and

minimalist store interior is transparent from the windows that encase the boutique. Clean-cut

male security guards in perfectly pressed and tailored suits deceive passersby who only

slowly come to realize that the nearly motionless men are not mannequins. Furthermore, new

restaurants, ranging from mid-levels of affordability to expensive include: Two Boots Pizza,

the Los Angeles Brewing Company, Umami Burger, and Les Noces du Figaro. All of these

developments were brought to the neighborhood under the suppoit of the BBB

redevelopment initiative.

Global cities enact commercial gentrification to change up the way they do business

and to attract revenue from tourists, visitors, and residents. Dilapidated and disinvested

downtowns suffering economic misfortunes from the manufacturing industry’s move

overseas are redeveloped as 'modern centers of high-end office buildings, hotels,

commercial enterprises, and residences (Hill 1983)” (as cited in Saito 2012: 135).
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Commercial gentrification brings in new businesses at the expense of displacing cultural and

ethnic ones and their corresponding old-timer patrons. As Zukin (2010) finds in New York

City, I find in DTLA that the BBB emits messages that favor .mixed use for mixed racial-

ethnic and social diversity, but supportive mechanisms for the continued operation of small

Latino/a businesses are absent.

The gentrification of Broadway is pricing out Latino/a business owners, employees,

and patrons, but BBB representatives and supporters are apprehensive about labeling and

acknowledging this process. During the 2011 BBB forum, “The Future of Your Downtown,

Jessica (the Executive Director of BBB) said that, in 2009, BBB developed an entertainment

overlay and design guide that, along with the city’s Adaptive Reuse Ordinance from 1999

aided stakeholders in their redevelopment of DTLA. She then delivered a PowerPoint

presentation of what the Community Design Overlay (CDO) is achieving. In one slide, she

showed a picture of a small vacant building next to the Orpheum Theater that had recently

been “revitalized” and Jessica said that the CDO “helps us turn buildings like this into this.

This phrase set the tone for the rest of her visually-aided presentation. Jessica went through

slides of pictures showing dilapidated storefronts and buildings that had been “rehabilitated'

while repeating that the CDO turns “this into this.” The “before” pictures of storefronts,

whose photographs were showcased to the 500 attendees, were clearly those of Latino/a

small businesses that were arguably pushed out to make them 'into this. The

transformation photographs depicted airy, open spaces with less signage than the average

Latino/a Broadway shop. One included a small store converted into a bright and open lobby

of a loft building.

The last twenty minutes of this forum was dedicated to a question and answer period.

Audience members filled out question cards. Responding to questions was Councilmember
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Huizar and panelists who worked for the city or for private companies committed to BBB’s

mission. Volunteers on the floor collected the question cards from the audience and took

them backstage. The councilmember received a plump stack of question cards. While

panelists continued answering a few preselected questions, Councilmember Huizar flipped

through the question cards and arranged them in a specific order. Jessica, the Director of

BBB who sat next to Huizar, eyed the question cards Huizar held through the comer of her

eyes. Huizar announced that panelists would now be taking audience questions from the

cards.

Councilmember Huizar read out loud the first question card from the audience. It

read: “Broadway is now a Latino/a shopping corridor. What is Bringing Back Broadway

doing about the small businesses which are patronized by the Latino/a community? Is there

an effort to provide them with financial incentives to help with the Broadway

revitalization?” This was my question card. Councilmember Huizar provided an extensive

response to my question, one about commercial gentrification (Ocejo 2011), in the following

manner:

You know, this question comes up quite a bit. People mention the gentrification of 
Broadway being gentrified from a largely Latino/a shopping district to, uh, to 
something else. And my answer to that is that really, Broadway is going to provide 
something for everyone.

If you go to New York right now, some quarters there you see people from all 
different ethnicities and income levels coming to a particular area for different 
reasons. And I think that is what Broadway will be. There will be Latino/a 
shops...there will be people who come to see a concert here at the Orpheum Theater. 
There’s going to be people coming to hopefully have some creative office space in 
some of the upper floors. The idea is that as we are planning for the next decades of 
Broadway so that we may have a mixture of people from different ethnicities and 
different income levels.

Right now, the Latino/a shopping district is active during the day, and 
perhaps on the weekends somewhat, but Broadway shuts down at night. But if we 
create more entertainment venues, here on Broadway, you’ll have people from 
different walks of life. You look at Art Walk, right? People come down for that from 
different parts of the town, a different mixture, and we envision Broadway to be like
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that as well. So, in terms of the Latino/a businesses that are there now, we do have 
programs within the city that make funding available to them. A component is that, 
as we see some of the other pieces of Bringing Back Broadway moving forward, we 
know that, at some time, we will need to implement some type of more active 
support system for some of the local shops. We’re working with the community 
development department to make that possible right now to provide some small 
business assistance for small shops.

The audienee applauds, satisfied with his response. Jessica follows up by saying that “as we

are working veiy, very hard to bring in businesses to fill the vacancies, we’re also working

very, very hard to help the businesses that are there. In sum, the message emitted by

Councilmember Huizar and BBB representatives is that they are an entity supportive of all

the stores and shops already in existence on Broadway. They simply seek to diversify both

the commercial aspects of Broadway and the demographics of those who visit.

However, the alleged support and partnership among BBB, including the BID, and

current Broadway small businesses is not corroborated in my interviews with Latino/a

shopkeepers and business owners. None of the Latino/a shopkeepers or small business

owners I spoke with had direct relationships with BBB or the BID. Additionally, when I

asked what the BID does for their business, the top three responses are that the BID “clean

up the street and the homeless” and “provide security.” None of them mentioned small

business support programs for their business, as Jessica, the Director of the BBB, said are

available to them. Evidently, the quaintness of Latina/o small businesses on the Broadway

corridor is not aligned with BBB’s and redevelopment supporters’ visions for the future of

Broadway. We can deduce that there is an ideal type of business which these local entities

target in order to bring back the former upscale and big business “spirit of Broadway.” When

Councilmember Huizar said, in his response to my question that, in the future, some of the

small businesses will need a “more active support system,” I found this to be a small

admission of the deficient support for current Latino/a small businesses on Broadway.
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Conclusion

th century nostalgic narratives of Latino/a Broadway business owners,Late 20

employees, and patrons are much more emotionally and physically tied to Broadway because

their narratives are from personal experience of working and/or visiting Broadway. The early 

20th century constructed nostalgic narratives of loft residents are largely informed by the

built environment, commercial establishments, and the BBB redevelopment initiative. Loft

residents5 constructed nostalgic narratives are a fusion of nostalgic popular culture from the

1920s and 1930s and commercial gentrification (Ocejo 2011) which attempts to replicate

this era, however imprecisely. The built historic environment that they live in, the bars and

restaurants that recreate the Prohibition Era, and a redevelopment initiative that feeds and

informs from marketing centered on nostalgia, inform the constructed nostalgic narratives of

loft residents.

Perceived as “rickety shops” by loft residents, many Latino/a Broadway businesses

are going out of business and/or being pushed out given the increasingly high costs of the

neighborhood, the declining Latino/a consumer, and a deliberate attempt of property owners

to make retail spaces unaffordable for Latino/as. For the time being, a minority of Latino/a

businesses are evolving and adapting to the tastes and demands of loft residents. The current

negative portrayal loft residents have for Latino/a Broadway promotes a disregard for the

history of Latino/as on Broadway and the fact that many Latino/a families still conduct their

bargain shopping on Broadway. Lastly, the odds for survival are against Latino/a businesses

because the local redevelopment initiative seeks to attract upscale and name-brand stores,

while offering little or no support for small businesses to compete in the future Broadway.

The importance of racial and class differences between loft residents and individuals

from Latino/a Broadway fuels the calculated strategy among BBB supporters to replicate the
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raced and classed demographics of early 20th century Broadway. Retail and entertainment

options not within financial reach for working class Latino/as are growing exponentially. On 

the other hand, predominantly white Angelenos on Broadway during the early 20th century

had the means to shop in high-end department stores as well as attend entertainment events

in the theaters. Thus, the emergence of majority-white and well-off gentry in present-day

DTLA sets the stage for the following: 1) the resurgence of a white-driven consumer culture;

and 2) disbanding Latino/a Broadway as blighted and to blame for the dilapidation and

disinvestment on the street. “Growth machine” alliances among politicians and developers

seeking “place value” profits from redevelopment (Logan and Molotch 2007), tear apart the

“use value” of physical space marked by nostalgia, culture, and belonging for Latino/as on

Broadway. The white and mid-to-upper class support redevelopment in DTLA while

gripping at their possessive investment in whiteness (Lipsitz 2006) that produces inequalities

for Latino/a Broadway small businesses. In-depth assessment of the Bringing Back

Broadway redevelopment initiative reveals that it appeals to white nostalgia and desire,

accentuating the notion that white property and white vanity are more valuable than brown

community and humanity.

Davis (1979) proposes a very important question to consider regarding nostalgia. He

asks, “what are the consequences of nostalgic experience for society[?]” (p. 97). In addition

to constructing loft residents’ nostalgic narratives, white nostalgic redevelopment occludes

the history of Latino/as on Broadway and, in the name of “bringing back •)'} cca golden era that

got lost,” expunges the labeling of a process otherwise known as “gentrification.” The lived

nostalgic narratives of Latino/a small business owners, employees, and patrons are

marginalized in preference for gaining support from the gentry who are DTLA’s “powerful
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players” (Flanagan 1993). In conclusion, nostalgia is “very big business” (Davis 1979: 118) 

and can be used for political, financial, and social gain in the gentrifying city.

136



Conclusion

In this dissertation, I examined how racial-ethnic and class groups in a gentrifying

neighborhood perceive and interpret neighborhood changes and each other. Given the

importance of Latino/a businesses, loft residents, and the predominantly Black homeless and

low-income population of the Historic Core, my research presented how each of these

racially- and socioeconomically-distinct groups interpret neighborhood affairs, problems and

conflicts given redevelopment and gentrification. I addressed who they (these raced and

classed groups) hold responsible for neighborhood changes and conflicts and how they feel

belonging (or not) to the changing and gentrifying landscape. Finally, I answered the

question of how the competing interests of these race and class-based groups emerge in

formal settings and in informal interactions. The lived experiences of these three social

groups during gentrification have not been investigated sociologically and specifically with

the use of qualitative tools such as interviews and participant observation. Urban

ethnographic research on gentrification as it occurs in “real-time” (Harcourt 2005) is

important to developing new theoretical models of gentrification that are inclusive of a race

(Boyd 2008; Kirkland 2008; Rivlin 2002) and class (Soja 1996, 1995) analysis.

I situated my literature review in discussion with the major debates supporting and

opposing gentrification. The perspective that gentrification is a new type of colonialism

claims comparison based on the social and economic oppressions of people of color by

whites in a gentrifying neighborhood. Theoretically, this dissertation relies on the L.A.

School of Urban Studies developed by Soja (1995) and Davis (1990) who explain how

metropolarilies and carceral archipielagos permeate the Los Angeles landscape in ways

meant to exclude, isolate, and oppress racial-ethnic minorities and the urban underclass. The

New Urban Sociology school of thought as represented by Zukin (1980) and Smith (1995)
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adds that the city is a globalized entity influenced by neoliberal policies and politicians

(Mollenkopf 1992) who favor gentrification for the capital that it generates. The state, as a

supporter of neoliberalism, pursues and encourages capitalist enterprises over social welfare

and social production. In DTLA, loft development and gentrification following the 1999

City of Los Angeles Adaptive Reuse Ordinance and the redevelopment ini dative known as

Bringing Back Broadway (BBB), gives impetus to redevelop once glitzy neighborhood

without consideration for current small businesses and residents. I collected data from a

methodological approach and advantage where I related on at least one level of my personal

background with respondents, given my identity as quasi-gentrifier. My ethnographic data

spanned three years of qualitative data and included thirty-six interviews with employees and

public figures, Latino/as from Broadway, loft residents, and Skid Row residents and

activists. With this data I analyzed the BBB initiative and its ties to white nostalgia.

In Chapter 3,1 answered the basic but multifaceted question of “what it’s like’' living

in DTLA. I found that loft residents are “diversity admirers” who for the most part, stray

from meddling with the affairs of the underclass in the neighborhood. However, if push

comes to shove, they have the capacity to become proactive in their fight to appropriate their

neighborhood, and protect it from the possessive investment in whiteness (Lipsitz 2006).

Loft residents achieve authenticity as belonging in their new neighborhood through socio-

racial microaggressions, active organizing against threats from a Skid Row takeover, and a

web of political networks and systems used as weapons against politically sophisticated Skid

Row residents and a dissolving Latino/a shopping corridor. In Chapter 4,1 discuss how dogs,

as pet companions of loft residents, are used as an epithet to express neighborhood

inequalities. The preferential treatment and prioritization of dogs over the homeless and Skid

Row residents creates double standard housing and neighborhood policies favoring affluent
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loft residents. Boosters of gentrification and redevelopment across neighborhood groups

implement a homeless control complex to control and contain Skid Row residents and the

homeless within Skid Row. In Chapter 5, I detail the dissolution and evolution of Latino/a

Broadway given the downturn of the economy, the departure of the Latino/a shopper, and

recent gentrification. Latino/a small businesses on Broadway serving majority-Latino/a

patrons are viewed as “rickety shops” with “shady business practices” by loft residents who

hardly patronize such businesses. The BBB’s messages of what old Broadway was like 

references the upscale shopping district Broadway was in the early 20th century. In 

conjunction with the influx of white affluent residents to downtown who emulate white

shoppers from this early period, the BBB provides little support for contemporary small

businesses in favor of mid- to -high-end establishments catering to loft residents.

I theorize while nostalgic redevelopment to be the attempt to whiten and restore

DTLA to a zenith-era of upscale shopping and mainstream entertainment, much like in the 

early 20th century, by relying on the assumption that Latino/a Broadway and Skid Row

residents and the homeless have devastated the splendor and beauty of downtown Los

Angeles. The constant referencing of what used to be on Broadway serves to attract new

commercial and entertainment business catering to new residents of DTLA, while

supplanting established Latino/a business and disregarding the social condition of denizens

from Skid Row. Much like Smith’s (1996) revanchist notion of high Parisian socialites

taking back the city from those who allegedly destroyed it, it is inferred that common

Latino/a shops and the Black homeless who live and roam in downtown, have devastated the

grandeur of what it was to visit downtown. Pattillo (2007) states that marginalized and

oppressed racial and social groups are too often “blamed for the decadence and decline of

not only the American city, but of American society more generally” (p. 263-264).
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Essentially, the goal of the BBB initiative is to return the mid-to-upper income Angeleno,

consumer, and tourist to DTLA. The politicized local initiative of BBB produces a white

nostalgic redevelopment which outcasts the residential/working histories and lived

experiences of black Skid Row residents and Latino/a small business owners.

Limitations of this study are due to a snowball sampling of interview participants

rather than a stratified sample, especially for gender, and grouping individuals solely on a

race and class basis that may or may not exclude other social factors determining status as a

gentrifier or indigenous resident. This dissertation rests on the assumption that people of

comparable class status and racial-ethnic grouping, share a similar lived experience

determined by these two salient sociological variables. This is so because understanding the

social realities of the race- and class-based groups who live or work in close proximity to

one another, but yet experience the effects of gentrification differently, is essential to

theoretical models of gentrification that dichotomize the effects of gentrification as solely

■positive” or “negative.” 1 suggest that problematizing this dichotomy is best achieved

through a race and class analysis in agreement with the new urban sociology (Zukin 1980)

perspective.

Structural, economic, and political forces at the core of neighborhood disinvestment

are diminished in the narratives of redevelopment supporters over preference for censuring

socially-subordinate racial and class groups who are blamed for neighborhood dilapidation.

Downtown Los Angeles’ redevelopment plans lack a clear assessment of how old-timer

Latino/a businesses and the indigenous community of Black homeless and low-income fit

into the future of DTLA, if at all. Furthermore, their voices and concerns are not addressed

or heard by new residents, the neighborhood council, and local politicians and policymakers.

Community outreach and planning professionals that listen, collect, and consider input from
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various racial-ethnic and class groups (Lipsitz 2007) in a pre-existing neighborhood produce

neighborhoods that are socially sustainable for new and old residents alike. The findings in

this research are relevant not only to policymakers involved in the redevelopment of

downtowns but also to sociological theorists, urbanists, urban planners, and lastly, beneficial

to the development of new knowledge about redevelopment and gentrification in downtown

Los Angeles. Lastly, my research is significant to policy that seeks to amend housing woes

for the homeless and for Latino/a small businesses from giving way to the ill-effects of

gentrification.

In future research, I would like to undertake a comparative study to further

understand how gentrification and redevelopment is experienced, explained, and confronted

by indigenous racial-ethnic communities banded by class. Urban sociology theory proposes

gentrification to be a two-sided debate involving the gentry versus a homogenous group of

indigenous residents. However, this traditional perspective does not apply if the indigenous

community is centered on class, as I have seen in my dissertation field site, rather than race

or ethnicity alone. Moreover, the collection of oral histories from indigenous residents would

add methodological value to historically trace change in a neighborhood. My goal as a

scholar is to research the relationship from the dichotomy that both attracts and repels whites

to gentrifying communities given their longstanding love/hate relationship with racial-ethnic

America.
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Appendix

Table A: Ethnographic Research Activities

FrequencyResearch Activity
DLANC (Downtown Los Angeles Neighborhood Council) Board of 
Directors Meetings

12

Community Forums and Community Events (i.e., CicLAvia; theatric plays; 
Christmas for Skid Row Families) __________________________________

10

9Art Walks
BBB (Bringing Back Broadway) Events 5

Los Angeles Conservancy Walking Tours 5
LAHSA (Los Angeles Housing Services Authority) Meetings 4
Monthly Tenants Networking Breakfasts 3
BID (Business Improvement District) Housing Bus Tours 
CRA-LA (Community Redevelopment Agency- Los Angeles) 
Commissioners Meeting _________________ __________

2
1

1Skid Row Tour
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Table B: Demographic profiles of Employees & Public Figures (n = 10)
Race/Ethnicity OccupationPseudonym Gender Age

Other: Native American, 
Latino

Security GuardMarco Male 22

Other: White, Filipino, 
Spanish

Justin Male 21 Property Manager

Latino/aAbraham Male 41 Property Manager

Public Representative; 
Retired

Pamela Female 64 Jewish

Jonathan 
(Interview I)

Mid Latino/a Nonprofit professionalMale
30s

Other: Middle Eastern Security Guard & Property 
Manager

Matthew Male 21

Latino/aJonathan 
(Interview IT)

Male Mid Nonprofit Professional
30s

Female Mid Asian Nonprofit ProfessionalGrace
30s

Male Mid Asian Public Representative, 
Architect

Samuel
30s

Latino/a Security GuardMaleHenry 23
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Table C: Demographic profiles of Latino/a participants from 
Broadway (n = 8)

OccupationAge Race/EthnicityPseudonym Gender

ShopkeeperLatino/aMale 50Jose

Business Owner & 
Shopkeeper

Latino/aDelia Female 37

Latino/a Store ManagerMarlon Male 42

Male Latino/a Store ManagerCarlos 59

Business Owner &Latino/aMaria Female 47
Shopkeeper

Latino/a Manager and Cook36Rafael Male

UnemployedLatino/aFemaleOlivia 59

RetiredLatino/aMale 62Antonio

Table D: Demographic profiles of Loft Residents (n = 10)
Gender Age OccupationRace/EthnicityPseudonym

Other: Jewish, 
Latino

LawyerMale 34Adam

White LawyerMilgrim Male 25
DesignerAfrican AmericanFemale 32Raven
Hospitality IndustryAfrican AmericanMale 33James

Latino/a Real Estate AppraiserMaleMiguel 32
SalesmanWhiteJohn Male 23
StudentLatino/aKarla Female 39
UnemployedLatino/aNayeli Female 35
Clothing ManufacturingWhiteLily Female 24

Latino/a InvestorMale 34Fernando
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Table E: Demographic profiles of Skid Row Residents/Activists (n = 8)
OccupationGender Age Race/EthnicityPseudonym

African American Skid Row Activist, 
Public Representative

General Jeff n/aMale

ActivistAfrican AmericanRoderick Male 45
ActivistAfrican AmericanMale n/aMario

African American Activist & ArtistMaleCreative 34
African American Activist & ArtistMaleKarl 63
African American Social Service Provider 

Public Representative,
Walter Male 62

ActivistWhiteMark Male 30s
Clothing ManufacturingWhiteFemale 42Amy
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Figure 2

Spring Street, white male resident walking a 
dog and Black male resident on wheelchair 
(Photo Credit: 2011 Monica Lomeli)
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SUMMARY

Gentriflcation has influenced numerous aspects of urban life, and there has been a wealth

of research that addresses its impact including the social, economic, physical, health, and

political aspects. However, there has been little or no study of the impact of gentriflcation on

Federally Qualified Healthcare Clinics (FQHCs) or Community Health Climes. FQHCs and

CHCs are the prime providers of heath services to the poor in under-served communities across

America. The importance of FQHCs as front-line providers has increased as more and more of

Chicago’s working poor are employed in jobs without health benefits. Since gentriflcation

influences community demographics, lives and social characteristics, it is likely that

gentriflcation has affected the operations and clientele of FQHCs, Nevertheless, how

gentriflcation impacts FQHCs remains unknown.

This study seeks to understand the relationship between gentriflcation and FQHC

operations in communities undergoing gentriflcation. The state of FQHCs in gentrifying and

non-gentrifying communities of Chicago between 1990 and 2003~a period that represented a

gentriflcation peak in Chicago was examined. The analysis was two-fold. The first part

examines utilization rates and the second considers strategic orientation through interviews of

FQHCs’ Chief Executive Officers. The comparison focused on four characteristics of FQHCs:

(1) the socio-economic status (SES) of FQHCs patients and communities, (2) levels of

utilization, (3) provision of services (4) federal funding levels.

Interviews were conducted to determine if and how FQHCs are strategically and

organizationally adapting in light of gentriflcation using the Miles and Snow Typology. Findings

of the quantitative analysis measuring the average utilization in 1996,2000 and 2003 show that

although gentriflcation is increasing in many census tracts and communities across Chicago, the

xm



rates of utilization continues to increase. In addition, interviews reveal that some FQHCs are

fully aware of demographic and socio-economic changes related to gentriflcation and have

consequently taken steps to adapt. Others are aware and do not see any urgency in making plans

regarding gentriflcation. This in part is due to the belief that it is not at their doorstep, nor will it

be for at least a decade or two.
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CHAPTER 1: PLACE MATTERS: GENTRIFICATION AND HEALTH

1.1 Introdaction

Urban America continues to witness a marked growth in its racial and ethnic diversity,

echoing the country’s inception as an immigrant society. This expansion, historically associated

with a limited number of cities, now reaches into virtually all areas of the country. The pluralism

of cities such as Miami, Chicago, New York, and Los Angeles has come to characterize many

other urban and suburban areas as well.

As these racially and ethnically diverse populations have grown, attention to their health

has intensified. A 2002 report by the Institute of Medicine (IOM), Unequal Treatment:

Confronting Racial and Ethnic Disparities in Health Care, documented entrenched health

disparities between groups of Americans. During the 1990s, many federal, state, and local

governments undertook initiatives to reach these frequently underserved populations. At the

same time, significant demographic changes affected new areas, requiring an adjustment in their

health care priorities. The phenomenon of gentriflcation is one cause of these demographic

shifts that are affecting health care. As many gentriflcation studies indicate, there can be a

substantial backlash of negative effects from gentriflcation. This research posits that social

services such as community health clinics will feel an immediate impact as wealthier residents

move into neighborhoods populated by poorer individuals. As poorer populations are displaced,

health care organizations are forced to examine service strategies. The need for community-

based clinics may disappear or the services may be diminished because new residents are not in

need of these services.

1
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The purpose of this paper is to examine how Federally Qualified Health Clinics

(FQHCs), a government-supported national network of community-based clinics, have

responded to the demographic changes wrought by gentriflcation in a number of communities in

Chicago. The Chicago communities of Uptown, the Near West Side and West Town all have a

number of FQHCs and all have experienced significant gentriflcation. They will serve as case

studies for exploring the impact of gentriflcation on the clinics. Chatham, a mildly declining

community on the South Side of Chicago, will serve as a comparison case study community. The

phenomenon of gentriflcation in Chicago, however, must first be understood in the context of the

major economic shifts that took place in the city during the 1990s.

1.2 Starting Point: The City of Chicago

The demographic and economic changes in Chicago during the 1990s led Sylvia Puente

and Garth Taylor (2004) to call this period “the most interesting decade in Chicago since the

roaring twenties.” They note that immigration and gentriflcation drove Chicago away from its

Rust Belt comparison cities and toward America's "global" cities, New York and Los Angeles.

Though Chicago has often been ignored in an American culture focused on its two coasts, the

city is being recognized more and more as a world player (Abu-Lughod, 1999).

One important trend, for instance, is that Chicago has become a preferred site for

Foreign-Directed Investment (FDI), which primarily comes in the form of transnational

corporate branch offices. This infusion of foreign capital has transformed the economic

configurations of the Loop and the adjacent neighborhoods of the central city. Thirty years ago,

Chicago was regarded as a center for banking, manufacturing and transportation with office

space mostly confined to the square-mile Loop and North Michigan Avenue. Today, as the

nation’s largest communication hub and with the fourth-largest concentration of high-tech
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workers in the U.S, office space has spilled over and has spread dramatically into the former

industrial areas and working class neighborhoods of the central area (Goldstein & Kirschbaum,

2000). Population shifts are another indicator of the city’s shifting dynamics. In 1980, only

8,000 people lived in the central area; by 2000 this number swelled to 120,000 people. White-

collar professionals largely replaced blue collar manufacturing workers as the dominant

residential group in the neighborhoods surrounding the Loop.

In the 1970s, like other major U.S. cities in the Northeast and Midwest, Chicago saw

extreme poverty tracts and transitional neighborhoods explode in size and population. During the

1980s, ghettoization rapidly increased in Chicago and other cities (Kasarda, 1993). Between

1980 and 1990, the percentage of Chicago’s population living in extreme poverty census tracts

did not increase a great deal (23.8 to 25.5 percent), yet the physical area of the distressed part of

the city expanded at the second fastest rate in the nation. The number of tracts belonging to

Chicago’s extreme poverty area increased by 36 percent (47 tracts) during the 1980s (Kasarda,

1993). People moved out of the distressed areas in very large numbers, pushed by the

concentration effects of poverty into the middle-class sections of the city, the inner-ring suburbs,

and beyond.

Janet L. Abu-Lughod (2000) points out that Chicago's metropolitan region remains one of

the most, if not the most, segregated places in the country. The extraordinary segregation in

housing underlies the increased poverty and isolation of minorities not only from employment

opportunities but from hope of overcoming the poverty factor.

During the 1990s, many central cities experienced a renaissance of sorts, halting or

reversing the dramatic declines in population that defined central cities in the latter half of the

20th century (Simmons & Lang, 2001). Indeed, in cities that experienced rapid housing price
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increases in the latter half of the decade, gentriflcation seemed as much of a concern as

disinvestment in many inner-city communities (Wyly & Hammel, 1999). The 1990s brought an

unexpectedly strong “third round” of gentriflcation in many cities, including Chicago

(Hackworth, 2001). It is important to note, however, that though Chicago emerged from the

1990s as more populous, diverse and statistically wealthier, its economic development was

radically uneven (Zimmerman, 2003).

1.3 Three-Part Theoretical Framework: Gentrification. Health

Disparities and Organizational Theory

If Chicago forms the setting for this study, there are three other areas of research and

theory that create the framework: gentrification, health disparities and community health, and

organizational change theories. Each of these areas is important in describing the conditions in

which FQHCs currently operate and help to explain how they may be responding

organizationally. In chapter two, the literature in each of these areas will be investigated at

length; here we summarize the key points.

1.3.1 Gentrification

The word “gentriflcation” has become a common term used to describe alterations in land

use patterns and changes in neighborhood composition that are resulting in new social

organizational patterns in inner cities (London & Palen, 1984). There are, however, multiple

points of debate within urban geography as to the precise definition and the causes of

gentrification, as well as its effects.

For some academicians, gentrification means the inner city resettlement by middle

classes, while for others gentrification must include a physical element of housing rehabilitation.

There are also those who would not accept that any gentrification occurred if there was no
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displacement of previous inhabitants, if new inner city residents did not move in from the

suburbs, or if new residents do not show certain cultural attitudes and life values. There are a

variety of views on gentrification, and there are different assumptions behind these views. No

single definition exists.

Smith set the stage for the debate in his 1979 “rent gap” theory of gentrification. He

argued that a rent gap emerges between the ground rent of a deteriorated building and the

potential rent of the land. When this rent gap becomes large enough, the area might become ripe

for gentrification. The causal agents are the developers, landlords and governments.

A variety of other theories have since been debated. London, Lee & Palen (1986)

proposed a set of six theoretical perspectives compiled from the literature to explain the

phenomenon of urban gentrification: demographic, ecological, socio-cultural, political-

economic, community networks and social movements. London, et al., recognized that the

theories were not mutually exclusive and, in fact, asserted that the most accurate definition

would include elements of all six.

The demographic-ecological view sees variables such as population, social organization,

environment, and technology as the primary causative agents for gentrification. Others take a

socio-cuitural approach which focuses not on aggregate or structural units of analysis but on

values, attitudes, ideas, choices, and beliefs as factors for determining human behavior. The

essence of this point of view is the suggestion that no ecological phenomenon, including urban

reinvasion, can be fully understood if the focus of explanation is solely on structural phenomena

to the exclusion of those learned, cultural values that often motivate individual behavior. A

recent discussion adds the dimensions of postmodernism and its preference for cultural
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explanations (Harvey, 1997) and the view that gentrification results from middle-class activism

and creativity (Caulfield, 1989; Smith, 1996).

The political-economic approach can be divided into traditional/classical and neo-

Marxist. The former focuses on competition, supply and demand, and market efficiency. The

latter suggests that American gentrification has been actively planned and publicly funded. This

emphasizes the role of economic interests and political power in guiding neighborhood change.

The fourth general theory in examining the causes of gentrification is the view of the 

community as an interactive social network. London, et al. (1986), hypothesize that upgrading 

neighborhoods evince networks that are relatively extensive, tightly knit, and clustered. It is also

possible that upgrading fosters new mechanisms for creating networks and a sense of

community. The fifth theory attempts to explain gentrification’s causes through “social

Social movements frequently develop over specific issues or resource allocation.movements.

They may be led by a coalition of big land developers, real estate interests, and lending

institutions acting in concert with the federal government.

Smith (1996) and others have organized all theories of gentrification into two groups:

consumption- and production-side explanations. Consumption-side explanations focus on 

consumer demand. They look at factors such as in-movers, individual choice, and consumer 

preferences. Production-side explanations emphasize supply causes such as capital, state policy,

class, investment and disinvestments, and urban restructuring.

It is possible that there is still greater disagreement on the ultimate effects of 

gentrification. Freeman's (2002) studies show that gentrification can be beneficial because it

invigorates the tax base, stimulates mixed income, mixed race communities. Others point out

that it improves housing stock (Lambert & Boddy, 2002) and neighborhood schools (Peterson,
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1985). Gentrification has also been credited with increasing municipal services, bringing better

quality shops and services, and improving neighborhood stability in the form of homeownership.

However, many researchers believe gentrification has a deleterious effect on the poor,

displacing them into further impoverished areas (Wagner, 1995; London & Palen, 1984, Henig,

1980). Similarly, a number of studies look at the displacement of working class communities

(Atkinson, 2000; Smith, 1996; Marcuse, 1986). Race and class dynamics play a critical role in

gentrification’s causes and effects, according to some studies (Anderson, 1990; Betancur, 2002,

Bridge, 1995). Most scholars acknowledge that displacement is an extremely difficult

phenomenon to measure, both in terms of defining what constitutes displacement and in terms of

locating the populations that have been displaced.

1.3.2 Community Health and Geography

Most of the gentrification studies have focused on displacement as the major

consequence of gentrification. However, displacement carries a myriad of secondary effects on

people’s lives and one potential area of impact is access to healthcare. Thus, the second area of

inquiry for this study is community health and the phenomenon of health disparities.

A number of scholars have studied the intersection of gentrification and health, and have

concluded that that gentrification does impact health and wellbeing in some fashion (Allen,

2000; Catell, 2001; and Fullilove, 2002). The documented spatial patterns of health provide a

potentially important clue in understanding why it is that neighborhoods and communities might

matter for health (Kawachi, et al, 1997). For example, if “neighborhood effects” of concentrated

poverty on health actually exist, they presumably stem from social processes that involve

collective attitudes of neighborhood life such as social relationships and pursuing similar and
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specific goals (Sampson, 2003). This raises the question of how healthcare is related to location

and socioeconomic status, particularly when the social fabric of a community is disrupted.

A first step in understanding the relationship between neighborhoods and health is to

examine the existence of health disparities in the United States. The widening gap in health

disparities over the last decade has brought an increase in national attention to the issue 

(Williams, Yu, Jackson & Anderson 1997; U.S. Department of Health and Human Services 

2002; DeLoach, 2003). A vast literature documents the substantial racial/ethnic and

socioeconomic differences in health status, treatment, access to services and health outcomes.

These social differences relative to ethnicity and socioeconomic status in healthcare indicate the

fundamental social nature of health disparities (DeLoach, 2003; Fullilove, 2003).

It has been widely documented that people of color, particularly African Americans and

Latinos, suffer disproportionately with hypertension, cardiovascular disease, diabetes, asthma,

and HIV/AIDS to name a few diseases (AHRQ Fact Sheet, 2000, Giachello, et al. 2003;

Kawachi & Berkman, 2003; Harris, 2001). Despite these health disparities, however, African

Americans and Latinos are less likely to be treated for both medical and mental health issues and

in fact, actively seek treatment less frequently than Caucasians (Mathews & Hughes 2001;

DeLoach, 2003).

The overall health of the American population has improved over the past few decades,

but; all Americans have not shared equally in these improvements. Among nonelderly adults, for

example, 17 percent of Hispanic, and 16 percent of black Americans report they are in only fair 

or poor health, compared with 10 percent of white Americans (AHRQ Fact Sheet, 2004).

Rhoades, J. A. (2004).



9

The widening gulf between rich and poor is mirrored by a growing divergence of

residential environments, such that affluent people are increasingly living and interacting with

other affluent people, while poor people increasingly live and interact with other poor people.

Contrary to the notion that places no longer matter, the trend toward residential segregation as

gentrification intensifies will continue to ensure that neighborhoods and communities remain

relevant to addressing health disparities (Kawachi & Berkman, 2003).

While a large number of factors contribute to racial and ethnic disparities in health status,

health care professionals, researchers, and policymakers have believed for some time that access

to care should be the centerpiece in the elimination of these health disparities (Stevens, 2002;

Cooper, 2002; AHRQ Fact Sheet, 2000). Healthy People 2010 (Center for Disease Control

CDCa), a statement of national public health policy, calls for greater access to high-quality

primary care as an important means to reduce racial and ethnic disparities.

Some efforts have been made to increase access to healthcare in lower-income

communities. Federally Qualified Health Clinics (FQHCs) are a significant component of health

care delivery to the poor in urban America. The Bureau of Primary Health Care (BPHC), a part

of the U.S. Department of Health and Human Services, is the primary funder for these centers. It

is significant to note that these facilities provide affordable healthcare to low-income residents

regardless of age, immigration status or ability to pay. In addition, they serve patients on

Medicare and Medicaid. They are often a deeply rooted part of the neighborhood they serve.

What happens to these clinics when the neighborhood that they serve gentrifies is an unanswered

question; there is currently no research that examines gentrification and its associated impact on

health care facilities.
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1.3.3 Theories of Organizational Change and Adaptation

The third arena for investigation is to analyze how Federally Qualified Health Centers

(FQHCs) in gentrifying communities are adjusting to the demographic changes in their 

surroundings. The literature on organizational change and adaptation provides a number of 

theoretical models for evaluating FQHCs. The Miles and Snow (Miles & Snow, 1978) typology

of organizational strategy (Prospectors, Defenders, Analyzers, Reactors) was chosen as a model 

for measuring the strategic orientations of the clinics under study as they react to changing

demographics. The Miles and Snow (Miles & Snow, 1978) typology is best suited for this study

of FQHCs because its primary focus is on determining how organizations strategically orient

themselves in relation to the external environment, in this case gentrification.

1.4 Significance of the Study

Recent research into the issue of access to health care services has suggested that there

are relationships between health care delivery, gentrification, displacement and other

demographic changes. For example, the Chicago Department of Health Services in a 2002 report

concluded that the increase in immigrant populations requires different, more culturally diverse

and linguistically appropriate health services. Research to date, however, has not explored the

impact that gentrification has on health care delivery systems in lower-income communities. 

Even more specifically, a review of the literature identified a research gap on the impact of

gentrification on Federally Qualified Health Clinics (FQHCs). This study will address this gap

by examining the utilization data of FQHCs in three gentrifying communities in the city of

Chicago.

It is critical to examine the effects of gentrification and displacement on the medical

services being offered in local communities. This is especially important for a city such as
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Chicago where the level of gentrification is one of the highest in the country (Wyly & Hammel, 

1998) and where a large network of FQHCs exists. According to the Gilead Report (2002) these

clinics constitute an invaluable resource for people without health insurance. The importance of

FQHCs to the poor population has increased as more and more of Chicago’s working poor are

employed in jobs without benefits.

There are several ways in which gentrification impacts the services provided by the

FQHCs. For instance, the dispersal of low-income families in lower concentrations throughout

the city requires health service providers to make adjustments either by providing new services

to a changing clientele, improving the coordination of services provided, and/or changing the

location of services. The increase in working poor families will require different types of

services, and services provided at times other than traditional nine-to-five business hours. In

addition, with the rise in costs of commodities and services that occurs through gentrification,

people may lose easy access to community clinics, not only physically but financially as well.

They may also lose the quality, culturally competent services at these sites.

Conducting this study now may illuminate and help ameliorate gaps - or the further

deterioration of current gaps - in healthcare provision to those who may be without viable

alternatives (Fullilove, 2003). Further, the results of this study may help promote awareness

regarding the state of FQHCs in Chicago and help to insure that they are available to a greater

portion of the population in these communities. Since the process of gentrification is something

that appears inevitable, it is important to study and search for solutions that remedy or mitigate 

its potential negative impacts. This study will add to the gentrification literature that documents

the effects of gentrification.
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This research has several potential policy implications. First, FQHCs receive funds from

the federal government to locate in Medically Underserved Areas (MUAs). If the low-income

residents of these communities are replaced with middle- and upper class patients, then this may

affect FQHCs’ eligibility for funds. Therefore, this research will examine patient utilization data

at these clinics to determine whether middle and upper class families or individuals seek out the

clinics’ services. Second, FQHCs have an important mission to serve the poor. If the state of

services is declining or the clientele is changing, then service strategy and policy changes may be

required that will ensure their functionality and continuity of mission.

1.5 Statement of the Problem

This study aims to advance current research on the effects of gentrification by examining

its impact on existing community social services, and specifically on FQHCs (Federally

Qualified Health Clinics) in Chicago. It will do so by examining the level of gentrification in

three Chicago communities and then analyzing patient utilization data at the clinics in these

communities. The general objective of this study is to determine how gentrification affects the

accessibility of these facilities. The study aims to answer the following questions:

In the years 1990 to 2000, what was the level of gentrification in Chicago, and

specifically in the case study communities of Uptown, Near West Side and West Town?

Will FQHCs eligibility to receive funding from the government be affected by the

demographic changes in the targeted communities?

How has gentrification affected the services of FQHCs and how are they responding as

organizations?
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1.6 Hypothesis of the Study

This paper will consider the following hypotheses:

Demand for utilization of services will decrease as gentrification in a community increases.

Demand for utilization by personnel will decrease as gentrification in a community increases.

The number of services demanded will decrease as gentrification in a community increases.

1.7 Limitations of the Study

One limitation of this study is that although there are other types of health clinics that fall

under the FQHC designation (including homeless clinics and migrant workers clinics) only basic

community health clinics are considered for the purposes of this study. The quantitative analysis 

has limitations because the population being studied is 12. Therefore a test for significance is not

meaningful or possible. The researcher is only able to run descriptive statistics such as mean and

standard deviation. A qualitative analyses through interviews of FQHCs’ administrative directors

and case studies of four communities in Chicago were conducted to support the results of the

descriptive statistics. Finally, the study was limited geographically to the city of Chicago in the

state of Illinois.

1.8 Conceptual Framework

This research will make use of census data in Chicago from the years 1990 and 2000 to

determine the level of gentrification in the city, making use of census tracts as the unit of

analysis. Four different Chicago communities (West Town, Near West Side, Uptown and

Chatham) will be studied in detail. The researcher will also locate the FQHCs in these census

tracts for closer inspection of the location and facilities of these clinics, factors that would
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contribute to their accessibility and quality of the services offered, A quantitative analysis will

be used to further assess the state of FQHCs in Chicago.

Theoretically, this study is based on a structuralist political-economic perspective that

sees economic relations and structures underpinning all areas of human activity, including

housing, employment, health and access to health care. This follows Gatrell in his Geographies

of Health (2001), which proposes that the underlying causes of disease and poor health are

embedded in political and economic systems.

The study also incorporates the theory of social capital. "Supply and demand" discourse

does not explain all that is occurring between FQHCs and the communities they serve. For

instance, there are relationships that develop between patients and their providers, and between

FQHCs as organizations and other organizations in the communities that are not dependent on a

particular exchange of goods. The concept of social capital is fast becoming a core concept in

sociology, political science and business. It can be defined variously as an informal norm that

promotes cooperation between two or more individuals (Fukuyama, 1999) or the resources that

result from social structure (Bourdieu & Wocquant, 1992). Social capital has to do with group

solidarity. All groups embodying social capital have a certain “radius of trust' -the circle of

people among whom cooperative norms are operative (Fukuyama, 1999). A modem society may

be thought of as a series of concentric and overlapping radii of tmst. For the communities under

observation, the community health clinic may operate within their own circles of trust. When

people are displaced through gentrification, they lose not only their home; but, also their social

networks, which may include their access to healthcare.
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1.9 Organization of the Dissertation

The dissertation contains seven main sections. Chapter one lays the theoretical and

conceptual framework upon which the research was based and presents the organization of the

dissertation. Chapter two presents the literature review. This section addresses four major areas:

gentrification literature (including causes, effects, displacement and new directions) community

health literature (including health and housing, health disparities, utilization of care, history and

description of community health clinics) background on the four Chicago case study

communities and organizational theory literature.

Chapter three explores the community profiles of the cohorts, providing the reader with

the history and demographics of the areas studied.

Chapter four contains several sections: 1) a description of the methodology used to

operationalize the research questions; 2) a discussion of sources of data used in the analysis; 3) a

discussion of the study population and the criteria for selection; and 4) a discussion of

methodological issues.

Chapter five provides two sections of results. The first is the descriptive statistical

analyses for the Chicago FQHC grantees for the years: 1) 2003 (N-15); 2) 2000 (N=T2); and, the

year 1996 (N=8). The second section is the qualitative analysis resulting from interviews with

11 of the 15 Chief Executive Officers of the FQHCs. The interviewees' responses are organized

by the Miles and Snow (Miles Sc Snow, 1978) typology of organizational strategic orientation.

Chapter five will discuss the significance of the findings and make policy recommendations.

Chapter six will discuss the findings and implications of the research.

Chapter seven will provide policy recommendations and future directions for the

research.



CHAPTER 2. LITERATURE ON GENTRIFICATION, COMMUNITY

HEALTH AND ORGANIZATIONAL CHANGE THEORIES

This chapter reviews the literature in three different arenas of study and introduces the

case study communities. In section one, the current research into gentrification is examined in

detail, noting definitions, theories of causes, documented effects, such as displacement, and

current directions. Section two introduces the health disparities literature, traces the history and

development of community health centers and describes the current political and economic

conditions facing FQHCs. Section three is the description of the four Chicago communities that

serve as case study sites. Finally, section four lays out several important theories of

organizational change and adaptation and presents the Miles and Snow (Miles & Snow, 1978)

typology of organizational strategy as the framework for measuring how FQHCs are responding

strategically to the challenges and changes brought by gentrification.

Section 2.1 Gentrification and What it Means for FQHCs

2.1.1 Introduction to Gentrification

An important issue for the geography of health in urban areas concerns how urban change

arising from gentrification relates to the health of urban populations. The demographic shifts

that occur in communities that are in some stage of gentrification may have important impacts on

health care delivery, and thus it is important that urban planners, urban geographers, medical

geographers and policy analysts look at these impacts.

Gentrification has occurred in periodic waves over the past four decades affecting

neighborhoods within certain urban centers from New York (Smith, 1996, Slater, 2002, 2004) to

California, Canada (Smith, 2004; Caulfield, 1989), Great Britain and Australia. It has taken

many forms, variously described by boosters, developers and real estate agents

16
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redevelopment,” “new communities” (Lambert & Boddy, 2002), andas “new urbanism, a

‘historical preservation” (Listokin, et al., 1998). The process operates in the residential housing

market but impacts the economic and social sectors, including local businesses, churches, social

service agencies and health clinics, and the result is often a complete spatial restructuring of a

neighborhood.

To date, there has been no formal study of gentrification’s impact on the health status of

the original residents or on the community health facilities that serve them. This study will begin

to fill this empirical and theoretical gap in the literature by showing that the social and economic

changes caused by gentrification in some communities have had an impact on community health

clinics, which are commissioned to serve uninsured and underserved populations. Though the

problem of gentrification impacting health service provision by FQHCs is occurring in cities

across the country (including New York, Baltimore, Boston, Miami and Los Angeles), this study

will focus on several communities in the city of Chicago. It will contribute to both planning and

public health policy literature by stimulating further discussion about gentrification and the

impact it has on community health facilities.

This chapter presents a review of definitions of gentrification, the different mechanisms

behind gentrification and displacement, theories about the causes of gentrification, finding

common ground in the gentrification discourse, and what consideration is given to the impact on

health facilities during this process.

2.L2 Gentrification Defined

Researchers have studied gentrification for more than forty years and the result is a vast

literature containing a wide range of viewpoints on the issue. In general, gentrification refers to

the process whereby new residents who are often disproportionately young, white, well-
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educated, salaried, and professional move into urban neighborhoods that are often populated by

people of color who are older and poorer (Atkinson, 2002; Lyons, 1996, Smith, 1996). However,

there is no consensus on an exact definition of gentrification (Glass 1964; Hamnett, 1984;

Anderson, 1990; Smith, 1996; Wyly & Hammel, 1998). Instead, there are groupings of

explanations that are based on certain perspectives. These include: gentrification as production 

(flow of capital) vs. consumption (consumer demands) (Smith 1979, 1986,1987; Hamnett 1992;

Ley, 1987; Betancur, 2002), gentrification as rent-gap (Smith 1979; Hamnett 1992; Clark, 1995),

gentrification as displacement (Freeman, 2002; Vigdor, 2002; Atkinson, 2000; Grier & Grier

1980; Wyly & Hammel, 1999; Wagner, 1995), gentrification as cultural change (Munt, 1987;

Mills, 1988; Zukin, 1982; Castells 1983), gentrification as racial struggle (Betancur, 2002;

Smith, 1996; Wilson, et al. 2004), gentrification as political struggle (Smith, 1996; Betancur

2002, Voorhees, 2001; Wilson, et al 2004), and gentrification as class change (Thrift, 1987;

Smith, 1996; Betancur, 2002). More and more, however, there is an acknowledgement that no

single explanation can capture the complex and multifaceted process of gentrification.

Ruth Glass (1964) originally coined the term “gentrification” to mean the invasion of

working class quarters by middle (upper and lower) classes and the process of turning the “worn,

modest mews and cottages” into elegant, expensive residences. The term described a process

beyond the financial reinvestment and physical rehabilitation of dilapidated neighborhoods;

inherent in the definition was the upgrading of the class status of the neighborhood as well. In

Glass’s definition, the rehabilitation of neighborhoods that originally housed the working class

caused the area to “transform” or upgrade, which attracted the higher classes to the area.

More recent attempts to define gentrification emphasize not only the causes of

gentrification but also its effects on a neighborhood’s economy, demographic composition and
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geography (Lees, 2000; Ley, 1996; Slater, 2002). For instance, Chris Hamnett (1984) defines

gentrification as the simultaneous physical, economic, social and cultural invasion by the middle-

class or higher income groups of previously working-class neighborhoods and the replacement or

displacement of many of the original occupants. Neil Smith (1996) defines it as the process by

which poor and working-class neighborhoods in the inner city are refurbished by an influx of

private capital and middle-class homebuyers and renters. He points out that it is a dramatic yet

unpredicted reversal of what most twentieth-century urban theories had been predicting as the

fate of the central and inner-city. If there is any agreement in academia about gentrification, it is

that there is no simple definition of the term; however, the common thread seems to be a

recognition of the central role of class on urban change (Smith, 2004; Slater, 2003; Wyly &

Hammel, 1998; Kerstein, 1990).

2,1.3 Indicators of Gentrification

If there is controversy over the definition of gentrification, there is also murkiness around

documentation of when gentrification has occurred in a community. A number of researchers

focus on what particular factors indicate the presence of gentrification. Kennedy and Leonard

(2001) provide a helpful framework for distinguishing between “revitalization” and

gentrification.” They define “revitalization” as the process of enhancing the physical,

commercial, and social components of neighborhoods and the future prospects of its residents

through private sector and/or public sector efforts. Physical components include the creation of

viable businesses and services in the community. Social components include increased

employment and reductions in crime. They argue that gentrification only sometimes occurs in

the midst of the revitalization process; a neighborhood can experience revitalization and/or

reinvestment and not experience gentrification. According to Kennedy and Leonard, the



20

following criteria must be met in order to conclude that gentrification has occurred: a

displacement of the original residents; renovations to the neighborhood, especially the housing;

and a complete change in the character and composition of the neighborhood. They also point

out that gentrification can occur in unexpected places. It can happen not only in low-income

neighborhoods, but also in moderate- or middle-income neighborhoods where upper income

residents displace existing renters and/or homeowners.

Because the process of gentrification can vary so much from community to community,

several authors have offered lists of gentrification indicators (Kennedy & Leonard 2001; Rose,

2001; Smith 1979, 1996,1997; London & Palen 1984). The indicators that have been cited in

the literature are:

Income/Education; a disproportionate increase in income or education level

relative to the city as a whole

Change in racial composition; increase in whites

Ethnicity; changes in a neighborhood’s race/ethnicity

Immigration Status; decrease in non-English speaking population

Homeownership/Rental: increase in homeownership and residential rent

Housing stock; changes in single family/multi family

Eviction rates; particularly increases due to owner move-ins

Housing conditions; improvements in housing stock and increase in private

investment in a neighborhood over time

Multiple Listing Service data on changing property values

Status of commercial property; an increase in median sales prices and turnover of

commercial uses
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Mortgage data; an increase in median sales prices of homes

Small Business Administration reports on loans and types of businesses

Population based on age

A decrease in the number of properties in tax arrears, as owners pay off back

taxes and return their properties to the market

An increase in the number of harassment charges brought against landlords (as

they attempt to force out existing tenants)

A high ratio of building permit activity in an area, relative to the amount of total

building square footage in the area

Taken in isolation, none of these indicators is incontrovertible proof of gentrification.

Some changes could have alternative causes—an increase in an area’s median household

income, for instance, could result from local economic development, and not resident

displacement. A combination of indicators must be analyzed to establish the occurrence of 

gentrification. While a change in median household income alone would not necessarily point to 

gentrification, an increase in income, home prices, and educational attainment together could

provide proof beyond reasonable doubt.

2.1,4 Stases of Gentrification

In evaluating the impact of gentrification on community services from a policy

perspective, it is important to establish an understanding, to the extent possible, of the stages in

which gentrification occurs. Knowledge of antecedents to gentrification, as well as its typical

stages, could help policy analysts and medical researchers recognize and anticipate adverse

effects on communities, including community health care facilities. The concept of stages

encompasses some or all of the indicators listed above.
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According to Rose (2001), gentrification in a community is usually preceded by a period

of disinvestment and decay. This often means population loss over the previous two or three

decades due to white and middle class flight, disinvestment, and draining of municipal resources

into suburban developments. Gentrification begins when conditions start to change and long-

awaited improvements arrive whether through the hard work of community builders, targeted

public redevelopment efforts or economic growth that brings new private investment dollars.

Other attributes that make a community vulnerable to gentrification are: a high proportion of

renters, ease of access to job centers (freeways, public transit, reverse commutes, new subway

stations or ferry routes), location in a region with increasing levels of metropolitan congestion,

and comparatively low housing values, particularly for housing stock with architectural merit

(Rose, 2001; DeGiovanni, 1983,1984; Kerstein, 1990; Gale, 1986; Beauregard, 1996).

Kerstein’s model of stages examines characteristics of the gentrifiers, or “in-movers,'

and how certain groups move in over time as a neighborhood evolves. The foundation for his

explanation lies with the in-movers’ attitudes towards the concept of risk. Those who move into

a community early tend to differ in their reasons for doing so than those in later stages. The first

wave of in-movers are called “risk-oblivious” because they are willing to chance their personal

safety and financial investment to move into an area experiencing change. The second wave is

the “risk prone” group. They are aware that the risk-oblivious have already established a

presence and so they ride their coat tails. Those who move in late in the process of gentrification,

in the third wave, are referred to as “risk averse.

Many of the obvious changes in a community come about through the tastes and desires

of this last group. They tend to have higher levels of education and income and are seeking a

‘suburban” inner-city environment, cultural facilities and architecturally interesting

i
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neighborhoods. They take a more vested interest in further changes to their neighborhoods and

are more concerned with public services than the first wave. They will want amenities like

increased police protection, maintained sidewalks, and improved parks. Kerstein (1990)

recommends that more empirical research be conducted to further examine the stage models

proposed and the attitudes and characteristics typical of the various stages in the gentrification

process. One addition to his model might be a group called "risk capitalizes." This terra would

refer to individuals who feed upon the community, who with all due purpose intend to gentrify

the community and benefit from individuals who can no longer afford to pay their property taxes.

Understanding the changing characteristics of people moving into gentrifying areas is one

benefit of stage models in trying to anticipate future directions that a community may be headed.

Community health clinics and other community service providers may be able to engage in

strategic planning for the future based on these types of projections. Beauregard (1996) cautions,

however, that gentrification cannot be explained by one process. He writes that gentrification is

a “chaotic process” that is comprised of varied and diverse processes; no two instances of

gentrification are exactly alike and each instance affects its surroundings in ways that cannot be

explained by one theory. The search for the causes behind gentrification leads in a number of

different directions.

2.1.5 Causes of Gentrification

A great deal of the gentrification research, perhaps the majority, has focused on the

causes of gentrification. The literature is filled with dialogue between researchers and analysts

who view gentrification through one particular lens or the other. However, there is growing

consensus that gentrification is closely tied into larger global economic shifts that are played out

at a local level.
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2.1.6 Backdrop: Changes io the global economy

Although gentrification occurs mainly at a neighborhood level, it is clear that the process

is directly linked to global, national and regional socio-economic forces, as well as citywide

trends and policies. Economic globalization is relevant because, at the broadest level of inquiry,

it provides a framework for understanding shifts in the economic role and structure of cities

under advanced global capitalism (Zimmerman, 2003).

Gentrification in the United States and Britain has received a great deal of attention, but

gentrifying communities in Australia, Germany, Spain, and other developed nations have also

been studied (Castells, 1996). Smith (2004) argues that these international occurrences point to

modem gentrification’s roots in the economic, spatial, and social restructuring of global capital

and the emergence of the new economy.

During the 1970s and 1980s the economies of many cities changed significantly, with

declines in traditional manufacturing industries and growth in service sector activities. Financial

services, banking, investment and insurance companies became significant employment sectors

in the city, along with telecommunications, computing, and research and development (Lambert

& Boddy, 2002). Manuel Castells (1996) states that the new economy is a product of the

‘information technology revolution,” which consists of a global network of production centers.

This network is organized around financial and information capitals such as Hong Kong, Tokyo,

New York, Chicago and London. These nodes coordinate and manage the interwoven activities

of firms and are the control centers of the “e-society” (Smith, 1996). Castells (1996) notes that

while the information technology revolution is a global phenomenon, “black holes” exist. In the

United States, for example, the revolution has passed over poor inner-city neighborhoods. Low-

income residents play a subordinate role in the new economy, despite their adjacency to the

it
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central business district (CBD). Neil Smith (1996) ties Castells’ analysis directly to

gentrification, arguing that the accumulation of capital and white-collar executive jobs in

metropolitan downtowns draws a young, professional, and upwardly-mobile class to the central 

city. While this perspective provides a meta-context for gentrification, other theories seek to

explain why gentrification occurs in some communities and not others.

2,1.7 Six Theoretical Perspectives

There have been a host of explanations put forward to explain the causes of

gentrification. London, Lee and Palen (1986) proposed a set of six theoretical perspectives

compiled from the literature to explain the phenomenon of urban gentrification: demographic,

ecological, socio-cultural, political-economic, community networks and social movements.

London, et al., recognized that the theories were not mutually exclusive and, in fact, asserted that

the most accurate definition would include elements of all six.

The demographic-ecological explanation (these first two are often combined, as they

address similar factors) emphasizes the variables in the ecological complex: population, social

organization, environment, and technology. Demographic factors are also seen to be of primary

importance, such as women marrying at a later age; couples waiting longer to start a family;

increasing numbers of both single and married women entering the labor force; and the rising

number of dual wage-earner families. These factors are not only reciprocally related but, in a

variety of ways, they may also contribute to gentrification. Taken together, they may represent a

decline of the family construct that played such an important part in the postwar flight to the

suburbs. One variation on this theme hypothesizes that recent changes in both population

composition and basic demographic processes have, in the aggregate, contributed to

gentrification, which is another form of migration (Schwirian, 1983). The data is mixed, as
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others have found that gentrification in central cities during the late 1960s and early 1970s had

relatively little impact on population, income, and racial and socioeconomic succession patterns

(Gale, 1986).

The second of the six theories is socio-cultural. This perspective focuses not on

aggregate or structural units of analysis but on values, attitudes, ideas, choices, and beliefs as

factors for determining human behavior. The essence of this point of view is the suggestion that

no ecological phenomenon, including urban reinvasion, can be fully understood if the focus of

explanation is solely on structural phenomena to the exclusion of those learned, cultural values

that often motivate individual behavior. Firey's classic study in 1945 of sentiment and symbolism

as ecological variables illustrates the salience of culture in determining locational choices and

land-use patterns (Schwirian, 1983).

Indeed, a wide variety of specific causes of gentrification fall under this theory. Some of

these emphasize changing values, attitudes, and lifestyles as factors contributing to the new

migration of middle-class and upper-middle-class people to the center city. The suburbs, in this

view, provide a compromise between the rural lifestyle sought and the need to be near

employment and services in the city. London, Lee and Lipton (1986) argue that cultural identity

is what motivates some gentrifiers to move into an area that they perceive as being in vogue or

chic. They suggest that some gentrifiers restore homes, usually historic, in the central city as a

way to express self-identity and symbolize material success. It is possible that greater

proportions of the population are now developing a pro-urban value system, and this may well be

reciprocally related to the demographic changes stressed above. Such changes in values or

lifestyle preferences may contribute to the trend toward urban regeneration.
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Analyses falling under the political-economic theory are divided into traditional/classical

and neo-Marxist approaches (Smith, 2001; Betancur, 2002; Schwirian, 1983). Traditional

political-economic theory tends to emphasize competition, supply and demand, and market

efficiency. It sees the decreasing availability of suburban land, rampant inflation in suburban

housing costs, rising transportation costs, and the relatively low cost of slum shells as factors that

interact to encourage gentrification.

The neo-Marxist approach focuses on inter-group power relationships and the uneven

costs and benefits of neighborhood change (London, Lee & Lipton, 1986, Betancur, 2002).

Betancur supports Smith’s (2004) position in suggesting that American gentrification has been

actively planned and publicly funded. This emphasizes the role of economic interests and

political power in guiding neighborhood change. In Betancur’s (2002) study of gentrification in

the West Town community of Chicago, he points to a close and complex relationship between

the politics and the economics of gentrification around factors of class and race. He argues that a

collaboration between government and the private sector steered gentrification to West Town.

According to Betancur (2002), the gentrification of the West Town community occurred not

through a “free” market model of supply and demand in real estate, but by “extreme forms of

manipulation of the real estate market through racism, abuse of public office, and utilization of

criminal and other ‘nonmarket’ intimidation strategies”. The implication is that powerful interest

groups follow a policy of neglect of the inner city until such time as they become aware that

policy changes could yield tremendous profits. Policies then change accordingly, with little

regard for those powerless inner-city residents who will be displaced from their homes. All of

this is legitimated by reference to the public interest and predictions of the end of the urban

cnsis.
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The fourth general theory in examining the causes of gentrification is the view of the

community as an interactive social network. London, Lee and Palen (1986) hypothesize that

upgrading neighborhoods evince networks that are relatively extensive, tightly knit, and

clustered. It is also possible that upgrading fosters new mechanisms for creating networks and a

sense of community. Such common concerns as local policing and inadequate local services,

housing speculation, and the intrusion of outsiders tend to unify residents and produce a sense of

cmy community.” City government then often serves as a convenient adversary against which an

otherwise apolitical populace can be mobilized.

In this perspective, churches can also be the initiators of neighborhood change. For

example, in New York City, a Central Harlem neighborhood experienced a process of decline

dating back to the 1960s. The socio-demographic fabric of this African American community

was tom as most residents were living under the poverty level and the community had lost a

substantial portion of its housing stock (Fullilove et al., 1999). In 1986, Harlem religious leaders

realized that without revitalization of the area, they would soon have no one left in their

congregations. Religious leaders formed the Harlem Congregations for Community

Improvement Inc., and took the leadership in developing a reconstruction plan that addressed

housing, employment and health.

Similarly, in Chicago, African American churches have established a long history in

affecting neighborhood improvements from providing health care and social services to housing

development. For years, the churches in East and West Garfield Park have shouldered much of

the burden of the communities' woes and have served as their primary anchors. A prime example

of how faith-based institutions have taken a lead in community revitalization is Bethel New Life

Community Development Corporation (BNL) which was bom in 1979 when members of Bethel
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Lutheran Church in West Garfield Park, on the West side of Chicago, decided to fight the

poverty and hopelessness they saw all around them. The riots of the late 1960s and early 1970s

left the community in shambles. Homeowners, landlords, banks, businesses and investors had

fled. In 1979, church members invested their few dollars to buy a three-flat apartment building

and fixed it up. Today BNL remain a faith-based organization employing 348 individuals. They

claim to have brought $110 million in investment into the community and have over 20

programs serving the Westside community and greater Chicago, including employment training,

senior assistance, housing and community development, economic development, childcare, a

community technology center and cultural arts.

Another pair of faith-based organizations in Chicago that have had a major impact on

their community is Lawndale Christian Health Center (LCHC) and Lawndale Christian

Development Corporation (LCDC). Both were established by the nondenominational and

racially diverse Lawndale Community Church (LCC). The health center was established in 1984

when a group of residents from the church spearheaded an effort to address the lack of

affordable, quality health care services in their community. A large number of staff members

live locally, attend LCC or other local churches, and/or are involved in neighborhood activities.

Thus, patients are connected to an institution that is rooted in and significantly invested in the

neighborhood.

In 1987, LCC launched Lawndale Christian Development Corporation, which originally

focused on the development of affordable housing, restoring single family homes and managing

apartment complexes. They have since expanded to include educational programs and

community organizing efforts. The three organizations... Lawndale Christian Health Center,

Lawndale Community Church and LCDC—are located close to one and provide complementary
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services. Each is an independent entity, but they work together to offer holistic revitalization to

the Lawndale neighborhood.

These types of organizations illustrate the extent to which grass-roots, faith-based 

organizations can effect change in a community—but they may also inadvertently feed a

gentrification process as other entities begin to piggyback on their initial revitalization efforts.

London, Lee and Palen’s (1986) fifth theory attempts to explain gentrification’s causes

through social movements. There have been arguments regarding the definition of social

movements, but most analyses suggest that movements are ideologically based, oriented toward

change or improvement, and socially organized, often in terms of leader-follower relationships.

Social movements frequently develop over specific issues or resource allocation. Often based on

an anti-urban ideology, these movements represent a reaction to industrial change and a search

for an alternative. They may also be led by a coalition of big land developers, real estate

interests, and lending institutions acting in concert with the federal government both to boost the

urban ideal, and to provide the financial and technological means to realize that ideal.

In the Wicker Park neighborhood in Chicago’s West Town community, a social

movement of sorts developed around the enterprise of gentrification. Once Wicker Park was

designated an historical district in 1979, the area had the beginnings of an allure for “urban

pioneers.” By the early 1980s an influx of white-collar workers had redeveloped a core area that

began expanding outward as artists, speculators, realtors and developers joined in. The newness

and uncertainty served as a strong bond for these early in-movers and speculators and this bond

enabled them to provide a united front around the enterprise of gentrification (Voorhees Center,

2001). The new residents teamed up with real estate agents to stage festivals and create

advertisements to woo like-minded professionals into their “movement.” They formed groups,
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such as The Old Wicker Park Committee, to exert influence over what was developed in the

neighborhood, which included organized opposition to subsidized housing.

As noted above, these five typologies are not mutually exclusive; they overlap and

connect. The social movements explanation, for example, integrates elements of the other

perspectives in describing the gentrification process through an analysis of ideology, leadership,

participation and control over area resources (London, 1980). The categories do, however,

provide a way to tease out an organizing framework for understanding gentrification.

The category that is most relevant for this dissertation is the political-economic

perspective. This study takes a structuralist political-economic approach to gentrification’s 

impact on community health clinics. Following Gatrell in Geographies of Health (2001), this

theory proposes that economic relations and structures underpin all areas of human activity,

including housing, employment, health and access to health care. The underlying causes of

disease mid poor health are embedded in political and economic systems. Explanations are not

sought at the individual level but rather in the broader social context.

2.1.8 Production Theories vs. Consumption Theories

In addition to the six theories outlined above, the gentrification literature also exhibits a

another fundamental way of categorizing gentrification’s causes. From early on, there has been a

tension between those who see gentrification as either a supply side production phenomenon or a

demand side consumption phenomenon.

Consumption side theories, primarily associated with the work of David Ley (1980,

1987), posit consumer demand and household preferences as instigators of gentrification. They

focus on the characteristics of the gentrifiers and their patterns of consumption within the

broader sphere of urban culture in a “post-industrial” society. Ley (1983) believed that
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gentrification was stimulated by the market power of a growing white collar labor force, which

was a product of changes in the economic and employment structure. Beauregard (1986),

Caulfield (1989) andMunt (1987) also focus on demand side explanations, characterizing

gentrification as conspicuous consumption in which particular amenity packages, such as stylish

restaurants, art galleries and architectural color are stimulators of old neighborhood resettlement.

Castells (1983) argues that cultural factors are a major influence on gentrification, pointing out,

for example, that gay men and women had a strong impact on gentrification in San Francisco.

Similarly, Munt (1987) discusses the influence of baby-boomer and empty nesters migrating

back to cities to seek cultural amenities.

Production side theories, primarily associated with the work of Smith (1996), are

concerned with the relationships between flows of capital and the production of urban space.

They explain gentrification in terms of structural change and see it as part and parcel of the class

dynamics of urban transformation associated with capital investment and disinvestment.

Production side theories have come to be virtually synonymous with “gap” theories. Two

specific elements—market responses to the changing spatial pattern of land values and the

differing market values of housing under different tenures—led to the development of the

concepts of rent gap and value gap.

Smith’s rent gap theory is based on the belief that the proximity of many urban

neighborhoods to the downtown area increases the land’s highest and best use value or potential

ground rent. Smith describes the rent gap as the difference between the actual ground rent

capitalized from the present (depressed) land use and the potential rent that could be capitalized

from the land’s “highest and best use” (Smith, 1979, 1996). Urban professionals who move

closer to the central business district can take advantage of the rent gap. When capital investment
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flows out, such as toward suburban development, the rent gap widens. This in turn increases

disinvestment in the inner-city neighborhoods. Gentrification occurs when the rent gap is wide

enough that investors are able to purchase cheap housing and make a satisfactory profit after the

cost of rehabilitation, financing and selling the unit (Smith, 1979). Rent gap is seen throughout

Chicago and cities across the country.

The concept of value gap attempts to explain the rationale behind tenure conversions

(Hamnett & Randolph, 1986,1988). It arises when a property’s value is greater under owner-

occupation than under rental occupation. This can occur under circumstances such as tax

abatement, low interest rates and rent control. Value gap, as Hamnett and Randolph explain, is

an economic incentive for tenure conversion from rental- to owner-occupation, which often leads

to gentrification.

The two major supply-side explanations, rent gap and value gap, are often seen as

opposed, but as Clark (1992) points out, the two gaps are linked. He argues that where a value

gap exists, capitalized land rent will be lower under rental housing, as owner-occupation will

represent a “higher and better use” i.e. rent gap. Both of these gap theories have been criticized

by Lees (1994) and Ley (1996) as being specific to cities in the U.S where characteristics exist

that make it applicable and that “best use” is difficult to measure.

Other writers acknowledge that supply-side and demand-side explanations must be

considered together. For example, Zukin (1987) refers to gentrification as a multidimensional

cultural practice that is rooted on both sides of these methodological schisms. She sees

gentrification as one aspect of a larger process of urban spatial restructuring. It is an investment

strategy put in place by corporate-sector capital in which spontaneous market forces are largely

illusory. Yet she does not wholly foreclose the role of individual agency, acknowledging that the
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city may have an irresistible social and existential appeal for artists and for more mainstream

resettlers and may offer space for living which reflects real middle class needs and desires.

As the above theories indicate, a significant amount of research has been devoted to

unearthing and analyzing the causes of gentrification. However, some researchers have cited a

concern about too much focus on gentrification’s causes and not enough attention given to

gentrification’s effects. From a policy perspective, this is arguably a more productive line of 

inquiry. In terms of documenting the effects of gentrification on health care delivery in poor

communities, it is important to look closely at what impact gentrification has on a community,

particularly the phenomenon of displacement.

2.1.9 Effects of Gentrification

There are many, including city officials, who celebrate gentrification and point to its

positive effects on the city. They credit gentrification for: reversing urban decay, boosting the

tax base, increasing municipal services, bringing better quality shops and services, improving

neighborhood schools (Peterson, 1985) and improving neighborhood stability in the form of

homeownership. They usually use the term revitalization, which profoundly affects the social

definition of the area, not only in the eyes of its residents, but also in the eyes of local business

and government officials (Vigdor, 2002). For instance, mortgages and home improvement loans

that would have been denied a few years earlier suddenly become more readily available

(Zimmerman, 2003).

On the other hand, many others argue that gentrification has great negative social impact

and has caused the continued displacement of the poor, with little or no net gain to cities and the

wider society (Schill & Nathan, 1983; Lyons, 1996; Marcuse, 1986). Some have argued that

gentrification in Chicago, for instance, favors upscale developers who are offered public
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resources to support their developments at the expense of the public (Betancur, 2002).

Gentrification also causes conflict and resentment in communities as the population changes and

some residents are priced out of their neighborhoods. Betancur (2002) demonstrates how deeply

divided residents and other stakeholders can become in his study of West Town. Linked to this

has been the issue of social displacement in which the voice of the community itself is changed

as the area is gentrified and the old residents are replaced by new residents. Clearly,

gentrification will be seen negatively or positively depending on where the particular stakeholder

stands. For example, rises in property values may be good for some homeowners but bad for

poorer households trying to purchase in the area and bad for poorer homeowners in the area who

may face burdensome property tax increases.

In a review paper, Atkinson (2002) assembled a succinct list of pros and cons of

gentrification. Some of the positive effects of gentrification have been delineated as:

Stabilization of declining areas (Smith & LeFaivre, 1984)1.

Increased property values (Wyly & Hammel, 1998; Sumka, 1979; Slater, 2003)2.

Increased local fiscal revenues (Mayfield, Hellwig & Banks, 1999)3.

Encouragement and increased viability of further development (Wyly &Hammel,4.

1998)

Increased tax revenues (Smith, 1996, Wyly & Hammel, 1998)5.

Reduction of suburban sprawl (Sumka, 1979)6.

Increased social mix (Kennedy & Leonard, 2001; Slater, 2003)7.

Decreased crime (McDonald, 1986)8.

Rehabilitation of property both with and without state sponsorship (Wyly &9.

Hammel, 1998; Hasson & Ley, 1994)
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10. Gentrification as a problem is still small compared to the issue of urban decline

and abandonment of inner cities (Wyly & Hammel, 1998).

On the other hand, some of the negative effects of gentrification have been cited as:

Displacement through rent/price increases (Lyons, 1996; Schill & Nathan, 1983; LeGates1.

& Hartman, 1986; Voorhees, 1995; Wagner, 1995; Smith & LeFaivre, 1984, Smith,

1996, McCrory, 1999)

Secondary psychological costs of displacement (Fullilove, 2003)2.

Community resentment and conflict (Jeffers & Dobos 1984; Marcuse, 1986; Fulton 1996;3.

Voorhees Center, 1995; Betancur, 2002)

Loss of affordable housing (Grier & Grier, 1980; DeGiovanni, 1983; Marcuse, 1986;4.

Wagner, 1995; Voorhees Center, 2001; McCrory, 1999; Betancur, 2002)

Unsustainable speculative property price increases (Voorhees Center, 2001; Betancur,5.

2002; DeGiovanni, 1983,1984)

Homelessness (Marcuse, 1986; Kleppner 1990; Fullilove, 2003)6.

Greater share of local spending through lobbying (Voorhees Center, 1995, 2001)7.

Cost to city increases when areas gentrify because the city has to provide more municipal8.

services (Voorhees Center, 2001; LeGates & Hartman, 1986)

Conversions of row houses from multi-family apartment dwellings to single-family9.

homes means a consequent loss of housing units (McCrory, 1999; Zimmerman, 2003).

10. Conversions of single-family homes occupied by low- and moderate-income households

to multi-unit apartment buildings to be occupied by higher-income households (McCrory

1999; Betancur, 2002; Atkinson, 2002).

11. Conversion of manufacturing buildings to upper-income residential properties and/or
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artists’ lofts and the consequent loss of space for small manufacturing firms and the jobs

they provide (McCrory, 1999).

Increase in socio-economic segregation as concentrations of upper-income households

increase, causing the displacement of those of other income levels, who are in turn limited in

their housing choices to a smaller range of neighborhood markets (McCrory, 1999).

Many researchers have focused on developing methods for measuring the effects of

gentrification, particularly the displacement of moderate and low-income households. However,

measuring the impacts of gentrification is complicated. Each city is unique and is affected by

gentrification differently. Therefore, most research addressing neighborhood impacts has taken a

qualitative approach, such as Brett Williams’s study of the Mt. Pleasant neighborhood in

Washington, D.C. in the late 1980s, The quantitative research that has been done on the impact

of gentrification has failed to yield consensus.

2.1.10 Gentrification as Displacement

A majority of the studies that look at gentrification’s impacts on communities identify

displacement as the most significant effect of gentrification. There is disagreement on the

definition of displacement, but most agree that it is a process whereby a household unwillingly

relocates. The traditional form of displacement involves the direct removal of low-income

families from their homes to make way for a highway or an urban renewal project (Freeman,

2002). However, other types of displacement have been identified.

Displacement can be direct, that is, economically motivated, in that rents or taxes are

raised. It can be physical, as, for example, when the heat is turned off in buildings being readied

for conversion. It can be a result of harassment that eventually wears down tenants, leading

them to move. It might be exclusionary, if a household that could have previously afforded to
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live in a neighborhood can no longer afford to stay and must relocate. Freeman (2002) refers to

this form of displacement as “secondary displacement”. Displacement might also simply reflect

the pressure to sell because of high prices for housing. Alternatively, last resident displacement

refers to those who leave because all their friends and neighbors have gone. All of these

processes are hard to measure and interpret, in part because families may be displaced more than

once as gentrification spreads, and in part because displacement studies over-measure the better

off, more traceable people (Freeman, 2002).

The demographic turnover in a neighborhood is what makes gentrification such a

complex process; not only are the physical structures of an area revitalized but the neighborhood

population experiences a dramatic economic and social transition as well. Displacement is

arguably occurring in many of Chicago’s communities including West Town, Near West Side,

Uptown, and Pilsen. In several of these communities, the total population changed very little

during the 1990s; but, the change in the racial makeup of the population points to large numbers

of old residents (mostly African American) moving out with large numbers of new residents

(mostly white) moving in. This phenomenon of residents being displaced due to development

pressures has been documented in the literature (Voorhees Center, 1995, 2001, Betancur, 2002,

Wilson, et al. 2004).

It is notoriously difficult, however, to measure displacement: Do you measure all types?

Who is forced to move and who chooses willingly to move? How do you track those who have

moved? How do you prove that gentrification was a direct cause? Many studies show strong

evidence that displacement has occurred. Henig (1980) and Kerstein (1990) found that

gentrification-related displacement primarily affects poor white and non-white households, the

elderly, female-headed households and blue collar/working class households. DeGiovanni
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(1983, 1984) has conducted several empirical studies of displacement in New York City and

other communities and writes about the scale and experience of displacement.

LeGates and Hartman (1986) looked at the “anatomy of displacement” using studies

measuring gentrification-caused displacement from sixteen U.S. cities. In addition to describing

the demographic characteristics of both the gentrifiers and researchers, they investigated the fate

of people displaced as a result of gentrification. Data showed that displaced households generally

resettle close to or in the same neighborhood. In one Washington D.C. census tract, 29 percent of

researchers moved to other residences in the same neighborhood (LeGates & Hartman, 1986).

This raised the issue of whether these households are continually threatened with displacement

because of their relocation choices. Also, housing costs generally increased for researcher.

LeGates and Hartman (1986) concluded that displacement from gentrification was more

widespread than previously reported and that displacement caused severe hardships for low-

income households and the elderly.

Marcuse (1986) measured displacement caused by gentrification in New York City. He

categorizes displacement into four groups: last-resident displacement, chain displacement,

exclusionary displacement, and pressure of displacement. There was difficulty in accurately

measuring all groups displaced because the data does not elaborate on the reason people move.

The author estimated that between 77,000 and 150,000 persons were displaced yearly in New

York City during the height of gentrification in the 1980s (Marcuse, 1986). As with

gentrification itself, rates of displacement varied depending on the location and rate of change.

Lyons (1996) found that local household migration is associated with low-status

households, while longer range migration may be associated with those of higher status,

indicating a greater degree of choice for such movers. Similarly, Atkinson (2001) found that
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research moves are predominantly made to locations nearby but to property which is in a worse

condition. Atkinson also notes the effect on services when extensive gentrification in a

neighborhood threatens the sustainability of community networks. This is precisely the problem

faced by FQHCs as service-providers to indigent populations.

Not all studies, however, reinforce the notion that gentrification causes displacement.

Wagner (1995) examined gentrification, reinvestment and displacement in the City of Baltimore.

The author compared 1980 and 1990 census data to compare changes in population, residential

sales, property values, and housing densities in four census tracts in a gentrifying area of the city.

Wagner found that mixed reinvestment by the government and private sector altered the

economic and racial characteristics of the area in ways somewhat inconsistent with earlier

findings from other researchers. Typical characteristics of gentrification, such as new

construction, steeply rising property values, and reduced housing densities, occurred in tandem

with increases in the number of minority residents and in the availability of subsidized housing

not what is typically expected in gentrifying communities. Wagner also points out weaknesses

in some other displacement studies. For example, he critiques London’s and Palen’s study

(1984), saying that emphasis was placed on the disruptive effects of displacement on the people

involved rather than its quantitative dimensions (Wagner, 1995).

Gale (1984) conducted a census tract level analysis of five cities experiencing

neighborhood revitalization between 1970 and 1980. He did not find evidence of a consistent

pattern of outmigration of lower income people from those neighborhoods as a result of

gentrification. He suggested instead that the problem of dislocation is rooted in a fundamental

restructuring of employment opportunities in cities that favor white-collar jobs.
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Freeman (2002) conducted a longitudinal study during the 1990s to study displacement. 

Data from the New York City Housing and Vacancy Survey (VHS) for 1991,1993,1996 and

1999 was collected to estimate how many current residents were displaced from their previous

home during each period. Freeman concluded that gentrification does not cause displacement. In

fact, after controlling for factors such age, race, income, educational attainment and contract rent

among poor households residing in one of seven gentrifying neighborhoods, he found that 20 

percent of residents in gentrifying neighborhoods were less likely to move than poor households

residing elsewhere. Freeman concluded that some low-income households seemed less likely to

move from gentrifying neighborhoods than from other communities because the improvement in

housing stock and neighborhood conditions were viewed as stabilizing elements. These findings

are similar to Vigdor’s (2002) in his study of gentrification in Boston.

Freeman also argues that neighborhood succession is part of the American landscape and

that gentrification is merely one manifestation of the process by which one demographic or

ethnic group succeeds another in an urban neighborhood. Vigdor (2002) and Freeman (2002)

raise controversy. Although their studies do not prove that secondary displacement of the poor

does not occur in gentrifying areas, they suggest that demographic transition is not predicated on

displacement.

The weight of the evidence seems to clearly indicate, however, that displacement is

occurring in many, if not most, gentrifying communities. As a final example, Atkinson (2002)

recently analyzed the extent of displacement in London. Using Marcuse’s (1986) work on

displacement theory and measurement in New York City as a basis, he analyzed the influx of

white-collar professionals and the consequent decline of working-class households in vulnerable

neighborhoods. Atkinson argued that the variable of household employment in the census data
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was the key indicator tying gentrification to displacement. He concluded that gentrification of

low income communities did not solve the social stigmas and concerns associated with low-

income areas; it simply rearranges rather than ameliorates the causes of poverty, neighborhood

decline and environmental decay. Problems are moved rather than solved. While the estimates

were approximate, the study again clearly verified that displacement was an inevitable

consequence of gentrification.

The findings of this dissertation confirm that the displacement resulting from

gentrification is impacting the functioning of community health centers in some neighborhoods.

As residents move further away, FQHCs must conduct more outreach that consumes already

tight resources. In some of these communities, public housing residents are the ones being

displaced and since FQHCs have been key health service providers to this population, there is a

significant impact on their services.

While it has been important to evaluate the literature on gentrification-related

displacement and to establish patterns of displacement over time and in many locations, this

study is particularly concerned about the displacement that occurred in Chicago during the 1990s

and some of the ramifications of those population shifts on FQHCs. Therefore, the next topic to

explore is the particular characteristics of gentrification in this time frame and the most recent

discourses in the gentrification literature.

2.1.11 Postrecession Gentrification (Post 1990s)

As the pace of gentrification came to a screeching halt during the recession of the early

90s, some scholars (e.g., Bourne, 1993a) believed that “degentrification” would then occur.

However, gentrification didn’t reverse - it just lay dormant during the early 1990s and when it

reemerged, it was intensified by the severity of that recession (Smith, 1996).
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Wyly and Hammel (1999) documented the resurgence of gentrification in the mid to late

1990s. They used Home Mortgage Disclosure Act data and HOPE VI plans to measure the extent

of reinvestment and middle-income redevelopment in eight U.S. cities. Their study found that the

urban landscape had shifted since 1985 into “Islands of Decay in Seas of Renewal” where

downtown core and fringe neighborhoods had undergone extensive redevelopment. The only

properties still rundown that existed were public housing projects and abandoned public housing

sites that were in the process of being renovated through the HOPE VI program. This in-depth

study coupled with Smith and DeFilippis’ study (1999) found that the rate of 1990s gentrification

was substantial even though the type of reinvestment only faintly resembled earlier projects.

Although multiple authors have identified changes to gentrification since the early 1990s

there is not yet a composite sketch of the process in its contemporary form. According to

Hackwork (2002) the literature points to four fundamental changes in the way that gentrification

worked after the recession. First, corporate developers became more common initial gentrifiers

than before. Second, the state, at various levels, began to fuel the process more directly than in

the past. Third, anti-gentrification social movements became more marginalized within the urban

political sphere. Finally, the land economics of inner-city investment changed in ways that

accelerated certain types of neighborhood change.

Development policy in the city of Chicago provides an apt illustration of Hackworth’s

observation above about the role of the state in gentrification. Several observers (e.g., Betancur,

2002) have noted the current mayoral administration’s intention to support gentrification. The

tendency to focus solely on the needs of the middle class, to the exclusion of the displacement

issues affecting low income residents, is evidenced in a 2004 interview with the new

Commissioner of Planning and Development, Denise Casalino. When asked about whether the



44

city would help people remain in their communities she replied, “Yes.. ..Definitely property 

taxes are an issue. I was living in Wicker Park for five years and three times had a doubling of

my taxes. It’s painful. It’s the middle class that we want to stay and to use the schools, but they

get hit by the taxes. It’s the key group to focus on, but too often they get left out in the cold....

(McCarron, 2004, August).

A number of recent studies have asked some new questions about gentrification and have

provided some interesting conclusions about the actors driving the gentrification engine. Kathe 

Newman and Philip Ashton (2004) examine the role of neo-liberal urban policy in conjunction 

with private investors and local nonprofit housing actors in a gentrification study focused on

New York City and Newark. They suggest that a neoliberal policy regime focused on revitalizing

cities through deconcentrating poverty and increasing low-income and moderate-income

homeownership has created a new funding and decision-making environment for the

redevelopment of select inner-urban neighborhoods. There is an emerging process of

neighborhood reinvestment marked by land-use and social transformations driven not by rent

seeking private developers but primarily by local political actors and community development

organizations. In particular, Newman and Ashton (2004) show how federal government

initiatives to “deconcentrate” poverty, through the promotion of mixed income development and

the facilitation of homeownership, have filtered down to programs run by the state of New

Jersey, the city of Newark, and community development corporations in neighborhoods.

Wilson, Wouters, and Grammenos (2004) exemplify another new direction in the

literature; they address the surprisingly neglected topic of resistance to gentrification. Their

study focuses on Pilsen, a neighborhood on Chicago’s Lower West Side. The authors point out

that since the mid-1980s Pilsen has been under intense gentrification pressures which must be
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seen in the context of Chicago’s remarkable postindustrial transformation. One of the few

neighborhoods in central Chicago left to gentrify, Pilsen is a prime target for developers seeking

profits from its devalorised streets, and firmly in the radar of civic leaders seeking to brand and

sell Chicago to harness global capital. Through an examination of three competing, colliding

discourses of neighborhood change in Pilsen, (one of developers in favor of gentrification, one

by a community organization wanting to protect Pilsen for existing residents, and one by a

coalition of actors wanting to gentrify the neighborhood along the lines of its ethnic heritage), the

authors present the power of these discourses in shaping both decline and renewal.

Two other broad themes have been recurrent in the literature since the newest wave of

gentrification in the 1990s. They are the revanchist city and the emancipatory city—themes

which reflect two very different discourses in urban studies. Revanchist is a term taken from

French history that refers to middle class nationals taking revenge on lower classes who they

perceived had stolen the city from them. Smith (1996) and others see a parallel in the white

middle classes’ view of the city as a place of danger and menace that is lacking in social norms.

Gentrification, then, is the spatial expression of the revanchist attitude of the white middle-

classes of taking back the city. It is an expression of the class struggle triggered by the

advancement of capital into the inner city.

The emancipatory city thesis (a term coined by Lees (2000)) stands in direct contrast to

the revanchist city thesis. If we take the latter to be a representation of the inner-city as a space of

danger, menace, violence and suffering, the former offers a quite different representation of the

same space as welcoming, inclusive, safe and livable.

While revanchism is usually associated with American cities and the emancipatory view

with Canadian cities, Tom Slater’s (2004) comparative analysis of gentrification in Toronto and
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New York City argues that this is not necessarily true. In the South Parkdale neighborhood of 

Toronto, alliances were forged between local and government groups to force a group of 

deinstitutionalized psychiatric patients out of their neighborhood because the neighborhood was 

redesignated as a space for families and middle-class professionals. On the other hand, in New 

York City, the “revanchist” discussion of a neighborhood in Brooklyn focuses on the efforts of a 

non-profit community organization that was fighting displacement of low-income Hispanic 

residents. The discourse in this instance revealed that the true enemies of the neighborhood were

the realtors, landlords and the policy of rent regulation. Revanchism was less prevalent here

because the middle classes in the neighborhood were concerned about the displacement of their

neighborhoods.

If this is the latest thread of discourse in the gentrification literature, then where do we

now stand? Is it possible to find any common ground and any clear directions for research? This

is the question to which we now turn.

2,1.12 Finding Common Ground in Gentrification Research

While a common theme in gentrification studies is that there is no definitional consensus

and no incontrovertible proof of displacement, it may be possible to identify some areas of

agreement as well as some consensus on important next steps for research.

Some scholars have made great efforts to produce theoretical models that meld several

divergent perspectives together. Zukin (1982) was the first to synthesize both consumption and 

production factors in her classic study of the gentrification of SoHo in New York City entitled

Loft Living. In her book, she describes the fusion of culture and capital as the stage for

gentrification to take place, not one over the other. Other scholars have also integrated divergent

perspectives. Slater (2004) points out, for instance, that scholars increasingly have agreed that
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the demand of potential gentrifiers cannot be excluded from the rent-gap theory, and changes in

the economy cannot be excluded from the formation of the new middle-class gentrifier. Smith

(1986) also acknowledged the wide-range of factors, both production and consumption-based, in

the restructuring of urban space and asserted that these occur at different spatial scales and are

not always mutually exclusive.

Smith and William’s (1986) definitive compilation, Gentrification of the city, addressed

five developments and processes to explain the many aspects of urban restructuring including

suburbanization and the rent-gap, the growth of the service sector economy, the cyclical

movement of capital, and changes in consumption patterns. Yet, they assert that these themes are

not always easily distinguishable from each other—hence—the complexity of the process.

The final section of Smith and Williams’ (1986) book includes an essay on “class-based

aesthetics of gentrification” and on the social alterations as one community replaces another.

This brings us back to the original definition of gentrification, where Glass (1964) emphasized

the pervasive class connotations of the gentrification process. Indeed, there is a substantial

literature on the role of cultural changes in gentrification, and again one can detect an

undercurrent of social class in all the discussions of “taste cultures,” “lifestyles,” and

‘conspicuous consumption.” The identification of class issues as a fundamental component to

gentrification is a thread found throughout the literature. Slater (2004) explains that there are

many different definitions of class in the literature, but at a basic level, gentrification is a process

which brings about change to a neighborhood based on the influx of “different” people to those

there already - a new class of highly educated, highly skilled and highly paid residents who are

different from what and who used to be there.
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If the social dimension of gentrification—class—is the one issue that comes into focus

when the aggregate literature is scanned, then what is needed next is a move away from the

discussion of what is causing gentrification toward one concerned more with tire consequences.

This is precisely what Wyly and Hammel (1999) have achieved. They explore the unhappy

interplay of gentrification, discriminatory mortgage lending, and neoliberal urban policy in

twenty-three large U.S. cities. This expansive study helps to fill two voids in the literature: one

methodological, as they built an extensive database over several years to form sophisticated

models of neighborhoods (Slater, 2004), and the other empirical, by covering a large expanse of

geography. Wyly and Hammel (1999) explore the ways in which gentrification, generally

viewed as an intraurban phenomenon, may have significant interurban similarities and

differences (Slater, 2004). Their study challenges the neoclassical economic view that

competitive urban land markets eliminate discrimination, instead arguing that they actually

exacerbate discrimination, especially in cities which have experienced severe disinvestment

during the 1980s (Slater, 2004). This sort of inquiry into the consequences of gentrification

lends support to policy analysis, such as the present discussion of the intersection of community

health care provision and gentrification.

2,1.13 Synthesis and Conceptual Framework

This study supports Hamnett’s (2003) definition of gentrification, which is the process of

financial reinvestment and the redevelopment of housing stock that causes a change in the

socioeconomic character of the neighborhood as higher-income households replace low-income

and working class residents. It also follows the recent direction in the gentrification literature

toward understanding gentrification as a multidimensional phenomenon; it takes on a divergence

of characteristics in each community, as will be seen in the Chicago case study communities.
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The effects of gentrification cover a wide scope and they may be positive or negative,

depending on the perspective of the stakeholder. Nevertheless, it is a phenomenon that is

presently reshaping the urban landscape and a process that will likely continue for some time. It

is important to understand its causes, effects, processes and stages so that government and

policymakers can respond in ways that preserve the greater good of the public. Theoretically,

this study is based on a structuralist political-economic theory that sees economic relations and

structures underpinning all areas of human activity, including housing, employment, health and

access to health care. This follows Neil Smith’s (1996) work and Gatrell (2001), in his

Geographies of Health, which proposes that the underlying causes of disease and poor health are

embedded in political and economic systems.

Slater (2004) believes that in order to advance the gentrification literature, discussion

contested ground,” and “private/publicshould move towards themes such as “injustice,7? ii

partnership.” Gentrification literature should be less concerned with the “whys” of gentrification

and more concerned with the “hows” which means engaging in more policy-oriented research.

Zimmerman (2003) moves in this direction with his study of the Cabrini Green housing project

in Chicago’s Near West Side. He examines how policies aiming for the “deconcentration” of

poverty actually fueled gentrification.

This section presented the proposed causes and effects of gentrification and analyzed the

literature on displacement, a phenomenon that is widely considered to be difficult to measure. It

recognized the likelihood that both supply and demand factors contribute to gentrification and

that causes and effects will vary by location. Some the latest voices in the gentrification debates

and discussions are calling for more policy-oriented gentrification research and this study will

attempt to address that gap. In chapters four and five it will recommend policies that address the
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needs of citizens who, as a result of displacement, may not have the benefit of the health services

offered by their old neighborhoods.

Section 2. Why do Federally Qualified Health Centers Really Matter?

2,2.1 Introduction to Health Literature

In this section we will examine the literature on health disparities in the United States,

describe the historical development of community health centers and detail the services and

current operating conditions for Federally Qualified Health Centers (FQHCs).

As we have seen, debate, controversy and lack of consensus has been a hallmark of the

gentrification literature. However, most scholars agree that a common thread, from the term’s

original use to the present, has been the inextricable, inherent dimension of class in the

gentrification process. The repercussions of this process, described as “the simultaneous

physical, economic, social and cultural invasion by the middle-class or higher income groups of

previously working-class neighborhoods and the replacement or displacement of many of the

original occupants,” (Hamnett, 1984) has been the focus of much study. While there have been

mixed findings as researchers have attempted to measure displacement, it is clear that in at least

some communities, displacement has disrupted the social fabric of communities significantly.

This has launched research that seeks to document the specific effects of gentrification on groups

of people, including how urban change arising from gentrification relates to the health of urban

populations.

Is living in a relatively poor community bad for your health? Is living in a relatively

affluent community good for your health? Or is it only one’s own socioeconomic position and

availability of resources that matter regardless of where one lives? Guest et al., (1998) point out

that community socioeconomic factors (levels of employment and education) were strongly
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associated with both infant mortality and working-age mortality in Chicago communities

(Robert, 1999).

Though some has been done, a great deal more research needs to be undertaken to assess

the relationship between demographic changes brought by gentrification and health care use,

particularly among poor, racially diverse and underserved residents. More specifically, there is a

need to empirically investigate gentrification’s impact on the utilization of a vital community

resource, known as Community Health Centers (CHC). The city of Chicago is a particularly

relevant city for this kind of analysis. Historically, it is marked by a strong tradition of

segregated neighborhoods and uneven economic development among its communities (Ginzberg

et al., 1993). Its communities also exhibit widely varying health status profiles (Ginzberg et ah,

1993; U. S. General Accounting Office [GAO], 2001; Hadley & Cunningham, 2004) and

significant health disparities (Williams & Collins, 2001). This study proposes to evaluate the

correlation of gentrification on utilization of community health centers in the city of Chicago.

2.2,2 Health Promotion in the City: Current Practice 

No trend has had a more decisive impact on public health in the 21st century than the

urbanization of human populations (Freudenberg, 2000). Cities are both the cradles of infectious

diseases, environmental pollution, and social problems such as addiction, violence, and sedentary 

lifestyles and the source of public health innovations such as water purification systems, public 

sanitation, housing and workplace health and safety standards, and community health outreach

and education. In addition, an ever-increasing share of the population resides in cities. In a

report called “Big Cities Health Report” (2003), it is estimated that close to half of the world’s

population is concentrated in large urban areas, a figure which is expected to reach 60% by 2030.

In 2000, almost a third of the United States population lived in metropolitan areas with at least
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5,000,000 residents. These areas were among the fastest growing, with an 11 % increase from

1990 to 2000. Eight of the ten largest American cities, including Chicago, gaining population

during the 1990s.

In Chicago, the state, county and city health departments have all embarked on a mission

to make Chicago a safer and healthier place by working with community partners to promote

health, prevent disease, reduce environmental hazards and ensure access to health care. Data is

collected annually to identify, analyze, and track health issues to define problems, to guide

public health action, and to provide leadership for public health issues that have citywide

significance. This is extremely important in light of the fact that the number of uninsured

continues to increase. The Gilead report in 2003 places the number of uninsured in the state of

Illinois at 1,757,686 between the ages of 0 and 64. This comprises nearly 15.9 percent of the

total population. In Chicago, the number of uninsured is 527,370, nearly 22.7% of the city’s

population. A significant portion of the uninsured is the employed, including people from every

educational, income and racial and ethnic group. Focusing on this group is important because

lack of employment severely limits the ability to seek and acquire health care in the U.S.

2.2,3 Key Research Themes

Currently, there is an ongoing debate in the literature as to whether changes in housing

and lack of employment are likely to affect health in the affected population (Curtis et al, 2002;

Atkinson, 1999; Allen, 2000), A number of studies have focused on health inequalities and have

shown that disadvantage in areas such as housing (Lowry, 1991; Fullilove 2003, Catell 2001,

Allen, 2000) and employment (Westin, 1990; Osterman, 1991; Gaetz, 1993; Bartley, 1994) are

associated with poor health. Other studies have looked for causes of the differences in health

status between African Americans and whites and have found a key determinant in residential
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racial segregation (Williams & Collins, 2001; Osterman, 1991). Wilson (1987) contributed to the

discourse by putting forth the concept of the “underclass.” This perspective revived the debate

about the culture of poverty in communities that were routinely marginalized or excluded from

participating in programs that supported the housing market, health and social services (Curtis et

al., 2002).

A major area of research concerns health care utilization and health disparities. The

literature is replete with studies on the effects of the changing health care market, racial

residential segregation, poverty, and insurance coverage and other financial barriers to health

care. These studies include the increase in the uninsured (Nolan et al., 2003; GAO, 2000; Hadley

& Cunningham, 2004; Carlson et al., 2001), the introduction and growth of Medicaid and

Medicaid managed care (GAO, 2000 & 2001; McAleamey, 2002; Nolan et al., 2003), physician

recruitment and retention (Bolin & Shulman, 2004; Cochran & Peltier, 2003; DeLeon et al.,

2003), payor mix (GAO, 2000), geographic and financial access (Marquis et al., 2004, Regan et

al., 1999, Hadley & Cunningham, 2004), local and government financing (Marquis et al. 2004,

GAO, 2001) disparities in health prevention and outcomes (Regan et al., 1999, ACP, 2004; Shi et

al., 2004) and racial residential segregation (Williams & Collins, 2001). Some research has

explored language and other cultural barriers to health care (Brach, 2004; Doty, 2003).

2.2,4 Health Disparities

It is well documented across the literature that lack of health insurance and high rates of

disease affect black and Hispanic Americans and foreign-bom residents disproportionately. A

1997 Commonwealth Fund analysis of the Current Population Survey shows that 38 percent of

Hispanics and 24 percent of blacks and Asian Americans are uninsured, compared with only 14
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percent of whites. About one-third of foreign-bom residents do not have health insurance, in

large part because they are ineligible for public insurance programs and often work for

employers that do not provide coverage. Overall, there was a 9.5 percent jump in the number of

uninsured Americans between 2000 and 2002, from 39.8 million to 43,6 million.

Even in spite of increased access to health care in the past 20 years, growing evidence

indicates marked differences in health resources utilization among ethnic populations in the U.S.

Differences by race and ethnicity have attracted increased attention from policymakers, as seen

by recent public policy goals such as Healthy People 2000 Center for Disease Control (CDCa,

1994). and 2010 Center for Disease Control (CDCb, 2000). According to the Healthy People

2000 (CDCa, 1994) report, life expectancy for blacks declined from 69.7 years in 1984 to 69.4

years in the 1990s, even though life expectancy for the general populations has increased.

Information on the actual use of health care indicates that blacks make fewer visits to physicians

than whites {Healthy People 2000, (CDCa, 1994), and are more likely to report worse experience

with their care.

National health care expenditures rose 9.3 percent in 2002, the fastest increase in a

decade. Rising health care costs are a problem for all many Americans, but they weigh especially

heavily on uninsured and “underinsured” individuals, who pay much of the cost of their health

care directly out-of-pocket (Commonwealth Fund, 2003).

Fundamentally, access to medical care depends on who people are (their individual

characteristics) and where they live (community characteristics). Access to medical care for

low-income persons in the United States is considerably less, on average, than for the rest of the

population (Anderson & Davidson, 2001; ACP, 2004). Numerous investigations have noted

large inequalities for low-income and minority populations including: lack of health insurance
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coverage, lack of access to a regular source of care, lack of preventive care, delays in obtaining

needed care, and rates of morbidity, hospitalization, and mortality that could have been avoided

with appropriate access to care (Andersen et al., 2002; Commonwealth Fund, 1995; Institute of

Medicine [IOM], 1993; Rowland et al., 1999). Access barriers have included lack of adequate

physician services (Cooper, et al. 2002), access to relevant prenatal care (Rosenbaum, 2002; Shi

et al., 2004; Yu et ah, 2001), prescriptions to needed medications (Dent et al., 2002) and mental

health (Mathews, 2001).

Of particular concern are those who live in communities of entrenched poverty. A key

issue underlying health disparities has been the concentration effect of poverty. The concept of

an “underclass” suggests that an entire segment of society is isolated from many aspects of

mainstream society, including access to healthcare. Concentrated poverty multiplies the severity

of problems faced by poor individuals and by poor communities. As neighborhoods become

dominated by joblessness, racial segregation and single-parent households, they become isolated

from middle-class society and the private economy. Individuals, particularly children, are

deprived of local successful role models and connections to opportunity outside the

neighborhood (Wilson, 1987; Kasarda, 1993). Studies have found that poor individuals living in

concentrated poverty are far more likely to become pregnant as teenagers, drop out of high

school, and remain jobless than if they lived in socioeconomically mixed neighborhoods

(Wilson, 1987; Anderson, 1990).

The Healthy People 2000 (CDCa, 1994) and 2010 (CDCb, 2000) priority areas contained

three sets of broad goals for the 1990s through 2010: increase the span of healthy life for

Americans; reduce health disparities among Americans; and achieve access to preventive

services for all Americans. Policy makers have reiterated, through the document, that while
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significant improvements have been made in the nation’s health over the past decade, gains have

not been universal.

2.2.5 Barriers in Health Services Utilization

Most studies on health care service utilization have tended to focus on demand-side

factors. That is, research has looked mostly at the factors that have impeded the demand for

health services by race. While some authors think that eliminating barriers such as insurance and

income are key to reducing disparities, others have held the view that a host of factors work

together to create impediments to care, and that merely eliminating the self-evident barriers may

do little to reduce the discrepancies in care (Andrulis,1998). Other major barriers to care that

have been cited in the literature include health status, perceptions by patients, organizational

barriers such as physician preferences and physician bias and geographic and cultural barriers.

2.2.6 Financial Barriers

As noted above, the number of uninsured Americans has continued a slow but steady rise

of almost one million people per year, reaching a total of 43.3 million individuals in 2002. The

Kaiser/Commonwealth 1997 National Survey of Health Insurance (Kaiser/Commonwealth,

1997) found that fully one-third of working-age adults were currently uninsured or had a gap in

coverage in the last two years. Further, low-income working adults often remain uninsured for

relatively long periods of time. The importance of health insurance, especially in the United

States, cannot be overemphasized because being uninsured makes a large difference in the use of

health services and, consequently, significantly impacts health status (Gilead, 2003). Health

insurance protects individuals against the risk of expensive medical events. There is extensive

literature documenting that being uninsured Is significantly correlated with having unmet health

needs, lacking a usual source of care, using fewer health care services, and having poorer health
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outcomes and even increased mortality (Carlson et al., 2001; Hadley & Cunningham, 2004;

Nolan et al, 2003). Several studies have documented that persons lacking health insurance are

less likely to receive cancer screening and other preventive services (Lu et al., 2004; Anderson et

al., 2002).

Access to health insurance has always been considered by many to be a panacea for the

current problem, but recent studies indicate this may not be necessarily true. Weinik et al.,

(2000) reports that approximately half to three-quarters of the disparities observed would remain

even if racial and ethnic disparities in income and health insurance coverage were eliminated.

They concluded that while health insurance may be important for increasing appropriate health

care use for minority populations, non-financial methods such as cultural competency should be

investigated.

Marquis et al., (2004) studied variations in the safety net across communities and over

time to explore the effect of market changes on the nation’s “safety net.” Safety net providers

include FQHCs (e.g., community and migrant health centers), local health department clinics,

and public hospitals, as well as individuals working in underserved, low income areas through

the National Health Service Corps. Safety net providers in many instances have been the sole

providers of health care regardless of whether the patient is insured or able to pay for the service.

Historically, the public safety net, along with faith-based and other charitable organizations, has

assumed responsibility for the provision of health and social services for the indigent and

disadvantaged, under the overarching principle that health care is a right for all. Many of these

programs are legislatively mandated to provide care regardless of an individual’s ability to pay.

The safety net addresses the needs of additionally marginalized or disenfranchised individuals,

immigrants, the homeless, and many of the chronically or mentally ill. Local centers have
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overcome many of the cultural, linguistic, and geographic barriers to access that routinely

prevent the underserved from seeking care or understanding how to navigate the intricacies of

the health system.

The Marquis study examined the safety net in all large U.S. urban communities from

1993 to 1998. Variables that were measured included uncompensated hospital care, local

government spending on health, admissions to safety net hospitals, visits to community health

centers, and demographic and market characteristics of the communities. Marquis and his

colleagues found that the safety net did not erode in urban areas over the study period. Although

there was variation across communities in services provided, the disparity in health status did not

increase over time. Marquis et al. found that managed care penetration and hospital competition

are not significantly related to variations in the safety net.

Another potential financial harrier to health care access is income level. R.G. Wilkinson

(1998) studied the impact of income inequality on health and found the data to be inconclusive;

in evaluating the literature he found at least 33 studies that showed a significant association

between income inequality and at least 12 studies that did not find such an association.

2.2.7 Cultural Barriers

In a position paper by the American College of Physicians (ACP, 2004), culturally

competent care was one of several recommendations for reducing barriers to health care. The

ACP stated that cultural competency by health care providers improves communication with the

patient, increases trust and improves the providers’ ethnic/cultural knowledge native to the

patient which can in turn influence the patient’s behavior, i.e. keeping appointments, following 

instructions and taking medication. Cultural barriers to care are often a problem in linguistically 

diverse communities where persons have difficulty speaking, reading, or understanding the
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English language and, as such, are often unable to communicate their health needs or even access

the health care system. In the city of Chicago, for instance, 21.7 percent of the population is

foreign-bom, 35.5 percent speak a language other than English and 23.3 percent speak Spanish at

home (Andrulis, 2000).

The importance of physician cultural competency was a focus of Brach and

Fraserirector's (2004) study of the health disparities and cultural competency literature in 2000.

They developed a conceptual model of cultural competency and its potential to reduce racial and

ethnic disparities. Techniques cited include interpreter services, training, coordinating with

traditional healers, and immersion into another culture. Unfortunately the model was not

empirically tested which left the researchers to posit that the model “should work” though health

systems have little evidence about which techniques are most effective.

2.2.8 Community Health Centers

In the 1960s, President Johnson established community health centers as part of the war

on poverty. The program was designed to provide increased access to health care services for

people across the U.S. in areas designated by the government as “medically underserved:

(DeLeon et al., 2003). While it has undergone various transformations over the past thirty years,

the program continues into the present.

CHCs are located across the U.S. with a presence in every state. The patient mix is

diversified and varies by location. CHCs provide services to people irrespective of income and

age, though they generally provide services to Medicare, Medicaid, and uninsured patients. They

aim to serve groups who experience geographic, economic, cultural, and other barriers to

accessing health care and preventive services. The CHC program operates under the auspices of

the U.S. Department of Health and Human Services and is administered by the Health Resources
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and Services Agency’s (HRSA) Bureau of Primary Health Care (BPHC). HRSA provides grants

to CHC’s to support the provision of health care and enabling services.

The centers adhere to the following principles: 1) they must be located in areas of highest

need; 2) they must provide services to all people regardless of ability to pay; 3) they must

provide comprehensive services including primary health, mental health, oral health, enabling

services, and health education; and 4) CHCs must be governed by a community board of which

51 percent are patients of the center. These centers have been credited with improving access to

and quality of care for vulnerable populations (Dievler & Giovannini 1998, Politzer et al., 2001).

In fact, some recent research demonstrates that utilization rates are higher among health center

patients than patients of private physicians or hospital outpatients (Commonwealth Fund, 2004).

2,2,9 History of Community Health Centers

The CHC movement began in 1965 when the first health center opened its doors as a

demonstration project in Boston, Massachusetts (Sardell, 1988, DeLeon et al., 2003). Initial

support was provided by the Office of Economic Opportunity as part of President Johnson’s

“War on Poverty” (DeLeon et al., 2003). Initial projects were commonly known as

neighborhood health centers. In total, eight centers were established in 1965 as part of the effort

to diminish poverty in the U.S. By the end of the decade, the health center movement was well

underway.

Expansion continued in the early 1970s with approximately 150 health centers

established—three out of every four were located in urban areas (GAO, 2000). With the

development of the Rural Health Initiative in the early 1970s, health center resources were

directed to rural America where at least half of the countiy’s medically underserved population

resided. After initially viewing the program as just an “urban ghetto program,” rural
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Congressmen became advocates for the federally-based health center program when it expanded

to include the Rural Health Initiative. By 1975, the neighborhood health center program evolved

into the Community Health Center program through congressional action (Dailard, 2001).

In the 1980s, the newly evolving CHC program went through a period of financial

struggles and organizational changes. The Reagan administration of the 1980s attempted to

reduce the role of the federal government in the U.S. health care system and to improve

governance of existing centers. By 1982, funding for 186 health centers was discontinued.

However, as President George H.W. Bush took office, health care access issues and quality

began to surface as areas of primary concern, which turned the political tide back to CHC

development (Dailard, 2001).

2.2.10 Creation of Federally Qualified Health Centers (FOHCs)

Beginning in 1989, health centers realized much larger annual revenues primarily

because of the passage of the Omnibus Budget Reconciliation Act. The Act created the Federally

Qualified Health Center (FQHC) program. All CHCs in operation in 1989 receiving federal grant

money became automatically eligible to be designated as an FQHC—provided they met a short

list of statutory requirements. Those facilities obtaining the FQHC designation became eligible

to receive enhanced reimbursements from Medicaid and Medicare through Section 330 of the

Public Health Service Act. As a result, revenues increased sharply as health centers received

reimbursement for actual costs. Previously, they had received payment from a predetermined,

standard fee schedule. With an improved business model, the health center movement continued

to advance across the U.S.

From 1990 to 2000, the number of FQHC establishments more than doubled from nearly

600 to 1,200, operating over 3,000 delivery sites. These organizations provided services to about
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11 million people per year (GAO-Ol-577), of which 41 percent were uninsured (Dailard, 2001).

Approximately 40 percent of patients are children, 90 percent of whom live at less than 200

percent of poverty level (Commonwealth Fund, 1999). In 2004, the Bureau of Primary Health

Care anticipates that $56 million dollars will be available to support new health center access

points (BPHC).

FQHCs include community health centers, migrant health centers, public housing

programs, healthcare for the homeless, and other centers and clinics. For the purposes of this

study, the term “FQHC” will be used to denote the community health centers and not the other

types of centers which are different types of FQHC designees. FQHCs that are community health

centers vary considerably based on their location, size of their uninsured and Medicaid

populations, revenue mix, market competition, and managed care penetration in the surrounding

area.

2.2,11 Community Health Centers, Gentrification and Patients

Individual health centers face varying degrees of pressure on their viability depending on 

their location. While it is critical to consider the stability of FQHCs in the context of changing

variables in the health care environment, there are other variables that have not been looked at as

closely, such as the impact of community change in race, ethnicity, and socioeconomic status

through gentrification. There are many possibilities for how this could affect FQHCs financially

and administratively.

Recent findings from the Community Tracking Study (2002) further demonstrate that

where an uninsured person lives is a critical determinant of his or her ability to obtain medical

care in the context of the availability of safety net providers. This makes it easy to see why

‘neighborhoods” are so important and why gentrification can change not only the face of a
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neighborhood but also the services available to its residents. Community residents understand the

value of these services while the more upscale residents who move in may not have the need or

see the value in the services. The residents who need it suffer the ramifications of losing the

preventative care they need. Because this is a very real possibility arising from gentrification in

Chicago, there is a need to evaluate the health utilization of FQHCs in some communities and

attempt to understand both the impact on the community members and the impact on the FQHC

as an organization. This has not previously been looked at.

The current study seeks to address this question by looking at several communities in the

city of Chicago. Chicago contains a large number of FQHCs, technically known as Federally

Qualified Health Centers (FQHCs), which constitute an invaluable resource for people without

health insurance. Several of these clinics are located in gentrifying communities such as Near

West Side, Uptown and West Town. There are 39 umbrella organizations in Illinois that

administer 180 health care delivery sites.

Health centers report that overall, their user population is poor or low income, with 65

percent having incomes at or under the federal poverty level. Health centers also serve a

disproportionate number of minorities. Almost one-third of health center patients are Hispanic,

and one quarter are black (GAO, 2000b). As noted above, FQHCs are required by law to locate

in medically underserved areas and to provide services to anyone seeking care, regardless of

insurance status or ability to pay. National data on CHC patients indicate that more than 40

percent are uninsured, 34 percent were enrolled in Medicaid, seven percent received Medicare,

four percent had other public insurance, and 15 percent had private health insurance (GAO,

2001). 85 percent have incomes below 200 percent of the federal poverty level (GAO, 2000b).

In 2000, 61 percent of health center patients were other than white.
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Women and children comprise majority of FCHCs patients. A recent analysis by BPHC

found that female health center patients are more likely to obtain mammography and Pap smear

tests than patients of other facilities. Sixty-three percent of women who use FQHCs regularly

receive a mammogram, compared with 45 percent of women in the general population.

Similarly, 88 percent of female FQHC patients have had a recent Pap smear, versus 75 percent of

all women. A review of DQHC records reveals that health center patients who are diabetic are

twice as likely to have their blood-sugar level tested on schedule.

2.2.12 Services Provided by FQHCs

In order to ensure that centers are responsive to their communities’ health needs, federal

regulations require that the majority of governing-board members be active center clients. This

grassroots organizational structure fosters a culture of ownership and responsibility and

empowers board members to develop creative solutions to serve local needs (McAieamey,

2002).

Research has shown that FQHCs provide patient care that is comparable in cost to that

supplied by private primary care physicians, and they have a reputation within their communities

for providing high quality care (Lewis-Idema et al., 1998; McAieamey, 2002). Community

health centers use a broad definition of health care that allows them to provide a wide range of

medical, preventive, educational, environmental, and social services as part of their basic and

supplemental federally supported activities. These services include basic primary care, prenatal

care, substance abuse and mental health services, laboratory tests, x-rays, pharmacy services,

health education, childcare, nutrition, social support, HIV testing and counseling and enabling

services such as translation and transportation (GAO, 1995). Health centers also play an

important role in outreach and provide links to welfare, Women, Infants and Children (WIC)
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programs, Medicaid, and the state Children’s Health Insurance Program (CHIP) (Rosenbaum,

2002; GAO, 2001).

Despite perpetually limited resources and generally higher proportions of chronically ill

patients than in private practices, FQHCs have demonstrated their effectiveness through

increased use of screening measures, improved chronic disease management, reductions in

avoidable hospitalizations, improved health outcome and high patient satisfaction levels

(Blagrove, 2000).

The Bureau of Primary Health Care has identified several high-risk diseases that afflict

poor people in particular who face barriers to access even under normal circumstances. FQHCs

are encouraged to focus on these diseases which include diabetes, cardiovascular disease and

hypertension, asthma, HIV/AIDS and mental health. FQHCs also place a strong emphasis on

cancer screening, particularly colorectal, cervical and breast cancers. Despite efforts to improve

access in the area of cancer screening, however, evidence from the literature continues to reveal

marked disparities (Blagrove, 2000; Thomson, 1997).

For patients with diabetes, variations in health seeking behavior among blacks, Hispanics

and whites have been well documented (Harris, 2001, Vargas et al. 2004, Giachello, 2003). Early

intervention and screening can play a decided role in decreasing health disparities in diabetes

morbidity and mortality and so FQHCs regularly screen patients and provide education and

outreach in hopes of closing the gap in diabetes health disparities (GAO, 2000).

Another key disease that has been targeted for intervention is cardiovascular disease.

Studies have continued to show that despite policy interventions, blacks are still less likely to

undergo coronary revascularization (Thomson, 1997), bypass graft surgery, and angioplasty 

(Carlisle et al., 1995). In a health care system designed to provide equivalent care to all eligible
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patients, blacks received substantially fewer cardiac procedures after acute myocardial

infarctions than whites (Peterson et al., 1994).

A disease condition emphasized in Healthy People 2000 (CDCa, 1994) and 2010

(CDCb, 2000) is HIV/AIDS. The epidemic of AIDS has been increasingly recognized as a major

health and socioeconomic problem. Notwithstanding the relative efforts made at addressing the

HIV/AIDS epidemic, we still notice significant differences in access to care across races

(Guwani, 2002). Despite great national wealth, the U.S. continues to rank poorly relative to other

industrialized countries on infant mortality and with wide inequities by race/ethnicity. The

elimination of gaps among minority and low-income populations is part of FQHCs’ mission

where women and children comprise the largest number of users (Duchon, 1999). FQHCs care

for one of every six children of low-income families, and serve 1.3 million children under the

age of 6. In 1998, births to health center patients accounted for one of five births to low-income

families, or one of 10 of all births nationally (NACHC, 2004; Rosenbaum et al., 2002).

Shi et al., (2004) examine whether FQHCs reduce racial/ethnic disparities in perinatal

and birth outcomes. Data from HRSA’s Uniform Data System (UDS) is analyzed from 1996

through 2001 for approximately 700 FQHCs per year. Shi et al., (2004) found that across all

years, 60% of expecting mothers received first-trimester prenatal care and more than 70%

received postpartum and newborn care. The highest rates of perinatal users at FQHCs were

Asians followed by Hispanics, blacks and whites.

The disparity of cancer diagnosis and treatment between white and black women is

striking (Peek & Han, 2004). Higher rates of mortality among black women, Hispanic and

women of other nonblack racial categories of all age groups and income levels has been shown

to be due to the late stage diagnoses (Calle et al., 1993, Regan et al., 1999). To combat the



67

disparities, FQHCs are providing access to Pap smear testing, mammography, and clinical breast

examination for women who are at an increased risk of morbidity and mortality associated with

cancers of the cervix and breast.

Another type of cancer screening provided by many FQHCs is colorectal. Christman et

al., (2004) took a sample of eight FQHCs that provided colorectal screening. The medical

records of 1,176 patients were reviewed and the researchers found that 43.8 percent of patients

had undergone screening based on a number of risk factors. Though not an optimal number of 

screenings, the results do represent the growing body of literature showing that, despite serving

disadvantaged populations, FQHCs provide comparable care with health facilities used by the

general population (Shi et al., 2004).

2.1.13 Funding for FQHCs

Funding for community health centers is derived from grants from BPHC and state and

local governments, Medicaid and Medicare programs, private insurance, and patient fees. When

the 1989 Omnibus Budget Reconciliation Act (OBRA) established the “Federally Qualified

Health Center” (FQHC) designation within the regulatory context of the federal community

health centers program, it also established that Medicare and Medicaid would pay FQHCs for

their services and (as a result of OBRA 1990) would reimburse FQHCs for 100 percent of their

reasonable costs. FQHCs include all health centers that receive grants under Section 330 of the

Public Health Service Act.

Over the years, numerous congressional hearings and phase-out legislative proposals ■

have focused on policies that determine the appropriate rate of Medicaid reimbursement for

FQHCs, including the role of managed care and state-requested Medicaid waivers (GAO, 2001).
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In the past, federal grants were the largest source of support for FQHCs. More recently,

however, Medicaid reimbursement has accounted for the greatest share of funding; as of the end

of 1998, 34 percent of CHCs revenues were generated from Medicaid-insured patients, while

only 26 percent were grant-based. FQHCs receive, on average, 25 to 33 percent of their

revenues from Medicaid. From 1996 through 1999, Medicaid dollars per Medicaid patient

increased from $348 to $383, while HRSA grant dollars per uninsured FQHC patient declined

from $228 to $219. In 1998, Medicaid was the largest source of funding for FQHCs (35

percent); followed by support from federal grants (23 percent); state, local, and private grants (13

percent); Medicare (7 percent); private insurance (7 percent); and out-of-pocket payments (7

percent) (GAO, 2000).

2.2.14 Ec onomic Incentives

Providing comprehensive services is a business challenge for CHCs because such a large

majority of patients treated are uninsured. Nevertheless, six strong economic incentives exist to

sustain these health organizations.

Section 330(e) grant funding. Section 330(e) of the Public Health Service Act authorizes funds

to be distributed to health centers. In 2004, communities may receive up to $650,000 in federal

grant dollars to establish and operate health centers. Of these funds, up to $150,000 may be spent

on minor capital expenditures in the first year of service. In the subsequent years, the full amount

is to be spent for operational costs only (BPHC).

Federal Tort Claims Act (FTCA). CHCs may apply to qualify for malpractice insurance under

FTCA. Coverage by the FTCA insures practitioners against malpractice liability by considering

them as federal employees. Thus, any malpractice suits are deemed to be against the federal

government, which assumes financial responsibility for the claims (DeLeon et al., 2003). As a
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result, FTCA coverage provides a strong incentive for physicians to seek employment at health

centers and diminishes the prohibitively expensive malpractice policies many practitioners are

complaining about. The four areas covered by FTCA include: 1) family practice; 2) pediatrics; 3)

internal medicine; and 4) obstetrics and gynecology (GAO, 2000). For center administrators,

FTCA provides them the flexibility to approve highly innovative practice relationships among

center staff. This is important because families can acquire a whole continuum of care from

obstetrics, to pediatrics to family practice by a team of nurses and doctors sharing systems and

information.

340B drug pricing. FQHCs also have access to medicine at a discounted rate through the 340B

Drug Pricing Program, or the Public Health Service Drug Discount Program. Access is available

to health centers through a separate application process. Discounts to Community Health

Centers may be from 19 to 50 percent (BPHC).

Enhanced reimbursements. Medicaid is currently required to pay 100 percent reimbursement of

average reasonable costs to FQHCs; these are an average of actual costs across all health centers,

not allowable costs (BPHC). Additionally, Medicare pays enhanced reimbursements to FQHCs.

State and local funding. On average, FQHCs receive 13 percent of their funding from state and

local sources (GAO, 2000a). Additionally, FQHCs may also receive donations from community

non-profit organizations.

National Health Service Corps (NHSC). The NHSC provides FQHCs with assistance to recruit

staff members (NHSC). The NHSC has several valuable resources including loan repayment and 

scholarship programs for beginning practitioners to practice in Health Professional Shortage

Areas. Many of the practitioners placed through the NHSC become committed to working in

communities where FQHCs are located.
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2.2.15 Eligibility and Regulations

Despite rapid growth, multiple health care service offerings, and strong economic

incentives, FQHCs can only be established in Medically Underserved Areas (MUAs). The

conditions for coverage are specifically listed in the Code of Federal Regulations Title 42,

Chapter IV, Section 491.

To illustrate, an area is assigned an Index of Medical Underservice (IMU) score. The

IMU is a method of quantifying the need in an area based on the percentage of the population

below the federal poverty level, the percentage of the population age 65 and over, the area’s

infant mortality rate, and the ratio of primary care providers per 1,000 people. For example, the

lower the score between 0 and 100 the more underserved the population. An area must have an

IMU score of 62 or less to gain MUA designation.

Beyond location, there are several other requirements including: 1) FQHCs must have a

non-profit status; 2) FQHC boards must have between 9 to 25 members; 3) 51 percent of the

total number of board members must be users of the center; 4) the remaining 49 percent must be

community leaders with skills appropriate for the management of the center; and 5) no member

of the board may be an employee of the center and a member of the board cannot be a family

member of an employee either; 6) no more than half of the non-consumer board representatives

may derive more than 10 percent of their annual income from the health care industry. Finally,

accessibility to health care services does not have to be provided “in-house.” FQHCs can use

contractual arrangements to “out-source” for services to be provided to patients.

For operations, FQHCs are accountable through the Office of the Inspector General.

Organizational information is annually submitted to a national reporting system, the Uniform
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Data System. Each FQHC must apply annually for continued funding, which also improves

quality of care by increasing transparency of operations to federal authorities.

2.2.16 Community Benefits

Community health centers benefit both patients and practitioners. Provided communities

meet eligibility guidelines, the establishment of a FQHC can have several direct and indirect

community benefits. Direct benefits relate to how FQHCs provide quality health services. Users

of FQHCs govern the organization and other leaders FQCHCs take further action to customize

care and meet the unique needs of patients. FQHCs must abide by strict quality standards.

Technical assistance and continuing education are included regularly in FQHC activities, so staff

members can continue to provide communities with quality care. Finally, FQHCs provide one

organizational solution for communities to gain access to vital health services (Commonwealth

Fund, 2004).

FQHCs may also provide indirect benefits to communities as well. Establishment of a

FQHC may save resources at the state level, for example. Michigan and Oklahoma save an

estimated $34.2 and $1.4 million annually in Medicaid expenditures, respectively (NACHS).

Establishment of FQHCs may have another positive impact on local economies: increased access

to affordable health care services may attract retirees and others to communities, all of which

promote economic development through the creation of local jobs (Doeksen, 1997).

2.2.17 Changes in the Health Care Marketplace: Impact on FQHCs

Like other safety net providers such as public hospitals, FQHCs have been affected by

the profound changes in the nation’s health care system. The current health care environment

threatens the financial viability of CHCs. An Institute of Medicine (IOM) report release in 2000

found that CHCs’ ability to fulfill their commitment to serve all patients seeking care, regardless
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of ability to pay, has been affected by three factors: (1) a growing number of uninsured; (2) the

proliferation of Medicaid managed care; and (3) an erosion of subsidies used to cover the cost of

providing charity care. Today, FQHCs face an array of problems that threaten their ability to

provide accessible, high-quality care to their patients.

Especially troubling are new reports that enrollment in Medicaid appears to be declining,

a development that could signal further expansion of the uninsured population and greater

uncompensated treatment costs for health centers. The popularity of Medicaid managed care

among government purse holders also could threaten the financial viability of FQHCs by leaving

these providers and other safety net providers with more uninsured patients, constraining their

revenues and making them less willing to provide charity care (Marquis, 2004, Hadley &

Cunningham, 2004; GAO, 2001). By 1997, managed care accounted for nearly 80 percent of

employer based insurance coverage, nearly 50 percent of Medicaid, and 14 percent of Medicare.

For FQHCs, whose patient populations have traditionally included a substantial share of

Medicaid patients, the shift has major implications. It has been proposed that FQHCs operating

in service areas with Medicaid managed care might experience a decrease in Medicaid users

compared with FQHCs without this exposure because of increased competition. Although the

mean share of Medicaid users did decrease among FQHCs participating in Medicaid managed

care, the actual change was small, one percentage point, over four years, 1996 through 1999.

Also, several studies found inconclusive evidence that Medicaid managed care had any impact

on FQHCs ability to maintain operations. This is probably due to the increased government

financing of FQHCs as well as expansion of resources from private grants.

Reimbursement issues are another potential threat. Beginning in 1989, Medicaid was

required to reimburse FQHCs at 100 percent of their reasonable costs. In September 1999,15
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states had been exempted, under their section 1115 waivers, from the requirement to provide 100

percent cost-based reimbursement for these centers (GAO, 2000b). Another challenge is related

to the reimbursement mechanism under the prospective payment system (PPS) based upon the

average of actual costs reported by health centers for 1999 and 2000. The PPS is a payment

mechanism designed to cover the difference between standard Medicaid reimbursement and

actual costs to the FQHC. However, increases to PPS payments will be based upon the Medical

Economic Index, a conservative inflation index that does not reflect actual cost increases (GAO,

2001). For example, the MEI increased 2.6 percent between 2001 and 2002, whereas actual costs

of providing outpatient care increased by 8.9 percent in 1999 and by 11.3 percent in 2000

(DeLeon et al., 2003).

The good news is that the Bush administration recently recognized the unique role that

community health centers play in the nation’s health care delivery system by proposing a $124

million increase in fiscal year 2002 to finance an expansion of FQHC sites. Additionally, the

Presidential Initiative to Expand Health Centers, FY2002- FY2006, proposes adding 645 new

and 555 expanded health centers thereby increasing the number of health centers in America to

4,400 by 2006 (BPHC). If realized, such expansions would deliver much needed health care

services to more than six million Americans.

2.2.18 Strategies for Survival

In order to compete in the health marketplace, health centers have worked to improve

their business models. Successful centers typically have management teams with strong business

skills and dedication to carrying out the health center mission, as well as boards that actively

perform their policy and oversight roles (GAO, 2000b).
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Increasingly, health centers are trying to compete for patients and improve their

operations by forming partnerships or networks with other health care providers. Networks can

enable centers to share expertise and resources, such as information systems or fiscal operations,

to control costs, or to improve the quality of clinical services (GAO, 2000b). Successful centers

attract a mixed portfolio of payment sources including private and public insurance. These

centers pursue a wide variety of revenue sources such as private donations, foundation grants, or

local government funding to pay for services and facilities.

Many health centers are also seeking accreditation through the Joint Commission on

Accreditation of Healthcare Organizations (JCAHO) believing that this will improve their

competitiveness. HRSA is encouraging all centers to take this action in the belief that preparing 

for and going through the accreditation process (including a series of audits and on-site visits by

JCAHO officials) are valuable experiences. Delivering high quality services and staff

commitment to high standards is one important goal of the accreditation process. Other goals

include gaining recognition from providers and consumers that the center is “accredited” and

may even improve contracts and rates with managed care organizations. Thus far, there is no

empirical evidence to support the impact of accreditation on health centers.

2,2.19 Conceptual Framework

As noted in the introduction, this study is based on a structuralist political-economic

perspective that sees economic relations and structures underpinning all areas of human activity, 

including housing, employment, health and access to health care. This follows Gatrell in his

Geographies of Health (2001), which proposes that the underlying causes of disease and poor

health are embedded in political and economic systems. Explanations are not sought at the
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individual level, for example, the kinds of unhealthy behaviors they adopt. Instead, it is the

broader social context that matters. Furthermore, the economic determines the social; there is no

scope or ability to engage in the human intention of free will. In a capitalist society, the emphasis

is usually on curing ill health, not preventing it; solutions are seen in deconcentrating poverty

rather than reducing or preventing it by seeking the causes and addressing them.

What is unique about the clinics in this study is that they have shifted their intent over the

last ten years to address prevention, not just “cures,” by introducing many screening tools for

diseases as well as outreach and continued education. This stance is very different from the rest

of the health care market where many non-profit hospitals and healthcare facilities have changed

their behaviors to profit-seeking, competitive organizations.

What is happening with FQHCs in their communities also reflects the theory of social

capital. “Supply and demand” discourse does not explain behavior based on relationships. For

instance, there are relationships that develop between patients and their providers, and between

FQHCs as organizations and other organizations in the communities that are not dependent on a

particular exchange of goods. FQHCs are not only a place for underserved populations to go to

but a place they can trust. Patients’ demands on these organizations include acquiring primary

and diagnostic care, WIC support, translation and assistance in finding employment through their

'enabling services.” As this study shows, some patients travel more than twenty miles to see

their provider even after displacement through gentrification because of the relationships they

have developed. This can be understood in terms of social capital; social capital can be defined

variously as an informal norm that promotes cooperation between two or more individuals

(Fukuyama, 1999) or the resources that result from social structure (Bourdieu & Wocquant,

1992). Social capital has to do with group solidarity. All groups embodying social capital have a
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•the circle of people among whom cooperative norms are operativecertain “radius of trust’

(Fukuyama, 1999). A modem society may be thought of as a series of concentric and

overlapping radii of trust. For the communities that are to be studied, the community health

clinic may operate within their own circles of trust.

This section has served to emphasize the importance of geographic place by examining

the literature on health disparities in the U.S. It has also provided a background on the

development of FQHCs as well as described the services they offer, what makes them important

and unique, and the impact of changes in national health policy. Finally, it has grounded this

study in political-economic theory and the theory of social capital.

Section 2.3 Organizational change and adaptation:

How FQHCs are adapting to gentrification

2.3.1 Introduction

This section reviews a number of theoretical models for evaluating organizational

adaptation and makes a case for utilizing the Miles and Snow (Miles & Snow, 1978) typology of

organizational strategy as a model for measuring the strategic orientations of the clinics under

study. As Federally Qualified Health Centers (FQHCs) in gentrifying communities adjust to the

demographic changes in their surroundings, their leadership structures will face decisions about

how they, as organizations, will respond. The impact of gentrification on the clinics will be

measured empirically through utilization data as well as through interviews with the directors. It

is through these interviews that insight is gained into how the organizations are adapting to the

environmental changes they are facing.
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This literature review begins with a brief consideration of political-economic theory as it

relates to the supply and demand influences on organizations. Next, strategic orientation and

strategic change theories are presented to explain what influences organizations, why they are

influenced and how decisions are arrived at. Following this, the review focuses detailed

attention on the Miles and Snow (Miles & Snow, 1978) typology. Finally, recent studies are

reviewed that exemplify how the Miles and Snow typology (Miles & Snow, 1993) has been used

empirically and why it is relevant to this study. In general, this typology provides a proven

method for measuring the strategic orientations of FQHCs as they confront the impact of

gentrification in their communities.

2.3.2 Political-economic Theory

Political-economic theory is foundational for understanding environmental influences on

organizations. Shortell, et al. (1990) takes this perspective in describing two key components in

strategic change: institutional environment and task environment. The institutional environment

frames how organizations function, including societal norms and expectations, industrial policy,

degree of regulation, and related factors. Examples of institutional environment include changes

in tax laws and large-scale demographic shifts in the population. It could be understood as the

'supply side,” involving the decisions made by political entities that affect supply.

The task environment refers to more immediate economic factors that may influence

performance, such as local market structure, degree of competition, resource availability, and the

negotiations between suppliers and buyers. Task environment examples include increases or

decreases in competition and the introduction of new technologies. Any one or a combination of

these factors may cause organizations to change current strategies. For FQHCs in conducting or

updating their strategic plans, it is important to consider their resource availability, the types of
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providers in their geographic service area so as not to impact utilization rates and it is vital that

medical record and billing technologies keep up with the market in order to stay viable. All of

this depends on how FQHCs strategically orient themselves.

2.3.3 Theories of Strategic Orientation and Strategic Change

Strategic adaptation is the process by which an organization abandons its current core

strategies for another set that it believes will provide a better position for continued viability.

Some researchers (Shortell et al. 1990, Kimberly & Zajac 1985) believe that it is often very

difficult to change organizationally because certain static forces tend to preserve the status quo:

investments in current goals, policies, people, technology and structures. In the case of some

organizations, such as FQHCs, “limited resources” could easily be added to this list. Other

researchers counter that, in spite of difficulties, organizations can and do make significant

change in response to their environment and to internal pressures.

Pfeffer and Salancik (2003) posit that organizations usually exhibit one of two broadly

defined contingent adaptive responses: the organization can adapt and change to fit

environmental requirements, or the organization can attempt to alter the environment so that it

fits the organization’s capabilities. In the first case, the organization is conceptualized as an

adapter or responder to the signals provided to it by the consumers and other organizations. The

organization can be characterized as a need taker responding to demands that are implied by the

context in which it operates. Social organizations, such as community health clinics, for

example, assess what the social needs are in their communities and then define the market

segment as some set of those needs that they will attempt to meet. They will respond to external

changes by modifying their organization in some way.
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In one sense, organizations create the environments to which they adapt by selecting the

market segment they will serve, by excluding some elements of the environment and including

others. Within the broad context of how organizations or the environment conform to each other,

there are many possibilities. The organization can adapt its structure, its information technology,

its services, its product, its pattern of management and human relations, its values and norms, or

its definition of the environment.

If the organization and the environment must be mutually compatible, then either the

organization can change or the environment can be changed (Pfeffer & Salancik, 2003). Thus,

the second adaptive response is that the organization attempts to change its environment.

Organizations may use political means to alter the condition of the external economic

environment. In turn, economic power may build political power in the external environment, to

be used at some future time for the organization’s interests in survival and resource acquisition.

As an example, organizations such as FQHCs build relationships with aldermen and city, state

and federal officials in order to influence the availability of resources such as local zoning codes,

state licensing and increases in federal funds. Organizational attempts to alter or adapt the

external political or economic environment are almost limitless. As economic activity has

become increasingly subject to government regulation or intervention, the attempts of formal

organizations to adapt the environment, rather that adapting themselves to the changing

environment, have become more frequent (Pfeffer & Salancik, 2003). For instance, President

Bush’s increase in community health centers in the 2002 budget encouraged FQHCs to seek

additional sites in Chicago. Access health networks increased from 21 in 2002 to more than 40 in

2003.
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Another model for change that has been specifically applied to health care organizations

was developed by Mintzberg (1994). He introduced two models for decision-making, the

discontinuous model and the incremental model. The discontinuous model examines decisions

made in response to one-time events, or changes that had not occurred before, such as

technological innovations, price increases, shifts in consumer attitudes and governmental

legislation. The incremental model, refers to decision-making that is undertaken through

successive, limited and negotiated shifts in order to build consensus (Pettigrew, 1992). Health

care organizations have classically been seen as professionalized bureaucracies (Mintzberg,

1994) where there can be strong resistance to innovation and radical change, given that

organizational structures are designed to deliver programs in stable environments, rather than to

create problem solving structures or to create new programs for unanticipated need. Given these

conditions, it would be expected that health care organizations adopt incremental changes in

decision making. Mintzberg (1994) suggests that strategic changes under this model occur in

brief spurts interspersed with long periods of continuity. FQHCs have been in existence for

approximately fifteen years and their umbrella, community health clinics, have existed two-fold

longer. Change for these organizations occurs incrementally due to the complexity of their

governance, funding stream and mission to serve the underserved.

How organizations react to environmental factors depends on whether those variables are

perceived as threats or opportunities. Several studies have been conducted on community health

clinics and their ability to adapt to environmental threats or opportunities. For instance, McAvoy

et al., (2004) examined how a federally qualified community health center in Milwaukee,

Wisconsin pursued strategies to restore the livability of surrounding neighborhoods, which in

turn had a positive affect on the community’s health.
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2.3,4 Development ofStrategic Type Theories

In 1978, the field of business policy was struggling to move beyond its atheoretical

origins to a practical foundation of insight and research. The field was divided into two camps:

situationalists who believed that no two situations were alike and all products resulted from a

unique set of situations, and universalists who were interested in generalizing theory and

prediction to learn from the successes and failures of firms. While situationalists saw strategies

as ungeneralizable, universalists believed that there were universal laws of strategy around

issues, e.g., market share and product quality (Hambrick, 1983). Miles and Snow (Miles &

Snow, 1978) entered the discourse and took a middle ground to the two camps. They helped to

crystallize the concept of strategic equifinality which is the idea that within a particular industry

or environment, there is more than one way to prosper. However there is not an infinite number

of ways to prosper but a handful of basic patterns for organizations to follow (Hambrick, 1983).

They proposed a set of four strategic types (Prospectors, Defenders, Analyzers, and Reactors) to 

explain the behavior of organizations. It is this typology that forms the framework for analyzing

the strategic orientation of each of the FQHCs in this study.

2.3.5 Miles and Snows Typologies and the Adaptive Cycle

The model of four typologies presented by Miles and Snow (Shortell, et al., 1990)

describes a company’s general strategic orientation. The types emerge out of a company’s

dominant responses to a set of three fundamental problems. These questions—termed the

‘adaptive cycle”—are the entrepreneurial problem; or how to manage their share of their

business market, the engineering problem; or how to operationalize their solutions to their

entrepreneurial problem, and the administrative problem; or how to structure their organization
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to manage these processes. This is important for the study of any industry’s or any organization’s

strategic type because it suggests that different types of decisions can be made in several

domains. For example an organisation may respond as a Defender in the researcher trial domain

and as an Analyzer in the administrative domain. In adapting to the environment by alternating

through cycles, organizations figure out the best strategic “fit.” The adaptive cycle may be best

understood by looking in detail at the characteristics of each type and then evaluating how each

type responds to the three problems.

Miles and Snow (Shortell, et al. 1990) define a prospector as an organization that makes

relatively frequent changes in and additions to its set of services and markets. It consistently

attempts to be first to provide new services and it aggressively develops new markets, even if

some ultimately prove unsuccessful. A prospector responds rapidly to early signals of market

needs or opportunities. Prospectors are companies with fairly broad product lines that focus on

product innovation and market opportunities. This sales orientation makes them somewhat

inefficient. They tend to emphasize creativity over efficiency.

The entrepreneurial problem facing the prospector is how to locate and exploit new

product and market opportunities. Since the prospector is a ‘first to market’ company, and as

such requires a highly developed industry surveillance system to detect opportunities as they

arise. The company embraces change, and may experience non-linear growth patterns as it seeks

to achieve product and market development.

Miles and Snow (Miles & Snow, 1978) identify the avoidance of long-term commitment

to a single technology as the operational problem facing the prospector. This problem is

overcome by flexibility - of technology and of personnel. The solution is closely linked to the
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quality of the Prospectors’ most valuable asset; the people in the operation. The downside of

flexibility is a lack of opportunity to achieve efficient operations.

The administrative problem for the prospector is how to facilitate and coordinate diverse

activities. The flexibility evident elsewhere characterizes the solution in this area; Prospectors

form problem-solving ad hoc groupings to deal with specific situations, and are results oriented.

Tenure within the dominant coalition will not always be lengthy, as fresh ideas and solutions are

sought often from outside the organization. Marketing and research and development experts

would tend to exercise the most influence.

A defender is an organization that offers a relatively stable set of services to defined

markets. It is generally not at the forefront of new service or market development. It tends to

ignore changes that have no direct impact on current areas of operation and concentrates instead

on doing the best job possible in its existing arena. It emphasizes internal technical efficiency.

Defenders are less pro-active, and can be seen as being protection oriented, seeking stability by

maintaining current market positions and defending against encroachment by other firms.

Defenders, unlike Prospectors, engage in little or no new product or market development.

Defenders are companies with a limited product line that focus on improving the efficiency of

their existing operations.

The entrepreneurial problem facing the defender is how it is able to secure a stable niche

market, and then ‘seal off that niche to enable it to command a stable set of products and

customers- The defender is likely to adopt a strategy similar to that identified by Porter as

‘overall cost leadership’ (Porter, 1980, 35) based upon efficiency and excellence of service. The

essence of the behavior of the company is limitation and incrementalism.
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The overwhelming demands of efficiency create the operational problem for the

defender. It will seek to resolve this by the application of cost-efficient technology, and by a

quest for continuous improvement. This may involve a high level of capital investment. Such a

strategy will see concentration upon single core technologies and core business activities,

although such companies will also seek the assurances offered by vertical integration.

The administrative problem facing the defender concerns the achievement of control as a

means of assuring efficiency. Miles and Snow (Miles & Snow, 1978) argue that as a

consequence of this situation, positions within the dominant coalition of the defender will be

filled by financial and production experts. The members of the dominant coalition will see

lengthy tenure, and promotions will occur from within. Centralized control will be enforced by

an intensive planning regime, which follows the traditional “plan, act, evaluate” pattern (Miles &

Snow, 1978). Consequently, the defender will tend to be rigid, bureaucratic, and rarely able to

make rapid internal readjustments. In this respect the defender is very similar to Mintzberg’s

(1979) “machine organization”.

An analyzer is an organization somewhere between Prospectors and Defenders,

balancing the opportunity-seeking nature of Prospectors against the risk aversion of Defenders. It

maintains a relatively stable base of services while at the same time developing selected,

promising new services and markets. The analyzer is seldom first to provide new services or

expand into new markets. However, by carefully monitoring the actions of others, Analyzers

attempt to follow with a more cost-effective or well-conceived service, having identified the key

success factors. Thus, like Prospectors, Analyzers seek to exploit new market opportunities, but

they will also tend to draw most of their revenue from a stable portfolio of products. Analyzers
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are corporations that operate in at least two different product-market areas, one stable and one

variable. In the stable areas, efficiency is emphasized. In the variable areas, innovation is

emphasized. Analyzers are also the most complicated of the strategy types. They are walking a

tightrope trying to be both innovative at the same time they trying to be efficient and reliable.

For the analyzer, the entrepreneurial problem is how to locate and exploit new

opportunities, while at the same time defending their existing base of products and customers.

The analyzer is understood to be a hybrid, with a dual domain, and surveillance mechanisms

concentrating upon the marketing function. Growth would be achieved through market

penetration and both product and market development.

The operational problem for the analyzer arises from the dual need of being efficient in

core business areas and yet flexible in new business activities. The company would achieve this

by operating dual technologies where appropriate, while understanding that some degree of

efficiency is sacrificed in such a situation. The analyzer emphasizes the role of applied research

in achieving a solution to its operational problem.

The administrative problem facing the analyzer is quite complex and concerns the

question of how to differentiate the organization’s structure and processes to accommodate both

the core and the new business areas. This will require extremely complex coordination

mechanisms, and feedback facilities. The objective of the process is to maintain balance, stability

and flexibility. The dominant coalition will reflect the differing priorities of the company, and

will center upon the marketing and applied research functions, but will also include the

production function.

Finally, a Reactors is an organization that does not appear to have a consistent response

to market changes. At times, the Reactors will make no change unless forced to by external
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events; at other times, it will move into new fields only after considerable evidence of potential

success; and at still other times, it will be an early entrant into new fields of opportunity. Overall,

it appears to lack a coherent strategy. While the strategies of Prospectors, Defenders, and

Analyzers are all to some extent proactive, the strategies pursued by Reactors are characterized

by inconsistencies and a reactionary response to environmental change. Thus, the Reactors

strategy is not considered a viable one, and firms pursuing such a strategy would either have to

adopt one of the other three types of strategy or face eventual decline. Reactors are corporations

that lack a consistent strategy-structure-culture relationship. Their (often ineffective) responses

to environmental pressures tend to be piecemeal strategic changes.

The Reactors is a company that is fundamentally unprepared for the challenges that face

it in its operating environment. The company is reactive and inflexible in the face of rapidly

changing situations, and will probably have no defined dominant objectives, above what may be

described as survival. If a strategy is articulated, there may be inadequate capability to see it

through, either in terms of an inappropriate structure, unsophisticated processes or unsuitable

technology.

Another problem which constrains the Reactors is a tendency for management to remain

loyal to a particular strategy-structure relationship even though it is no longer relevant to

environmental conditions. This may be the product of a flawed strategy process, or of loyalty

towards a policy which has proved successful in the past. The overall effect is that the Reactors

will pursue ill-articulated or inappropriate strategies, and will respond to change only when

forced.
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2.3.6 The Miles and Snow Typology in the Literature

In 1980, shortly after Miles and Snow (Miles & Snow, 1978) set forth their strategy

typology, Michael Porter presented his set of generic strategies, cost leadership, differentiation

and focus. This was followed up by several more theorists proposing catchy classification

systems such as Danny Miller with “craftsman, builder, pioneer and salesman.” Of the myriad of

strategy classification systems put forward over the past twenty-five years, the Miles and Snow

typology (Miles & Snow, 1978) has withstood the most scrutiny and has been the most widely

applied in the literature. It has been used and tested extensively in the literature on

organizational strategy (Hambrick, 1983, 2003; Boeker, 1989; Zahra & Pearce, 1990; Shortell &

Zajac, 1989; Shortell et al., 1990; Aragon-Correa 1998; Wellever et al., 2000; and Castle, 2003).

The typology has been subjected to numerous tests of its validity and has been applied in settings

including hospitals, colleges, banking, industrial products, the brewery industry, the airline

industry, and life insurance to name a few. Due to the fact that this typology deals with

fundamental strategic and organizational tradeoffs, it is still widely applied and tested today.

Several examples of current research utilizing the typology will serve to illustrate its relevance

for this study.

Castle (2003) used the Miles and Snow (Miles & Snow, 1978) typology of strategies to

examine the responses of nursing facilities to a changing environment. Nursing facilities operate

in an environment that has become increasingly more challenging with residents being admitted

in sicker conditions and reimbursement for many services coming slowly or below expenditures.

Castle found that these facilities needed to formulate a strategic response in order adapt to the

changing environment. He also measured whether the nursing homes’ performance in quality

outcomes was associated with their strategic responses as Defenders, Analyzers, Reactors or
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Prospectors. Data collection consisted of a questionnaire mailed to the administrators of 470

nursing facilities across five states.

Zahra and Pearce (1990) reviewed previous research on the typology focusing on four

issues: (a) identification and nature of strategic types, (b) testing the typology’s predictions

concerning dimensions of the “adaptive cycle,” (c) the link between strategy and environment,

and (d) performance differences among the strategic types. The four issues are assessed as to

their validity in the research. One critique of the Miles and Snow (Miles & Snow, 1978)

typology is that there is a lack of systematic investigations of its validity due to the difficulties of

empirical replication.

Zajac and Shortell (1989) used the Miles and Snow (Miles & Snow, 1978) typology to

assess the reliability and validity of its various measures. They examined more than 400

hospitals to determine what strategies have been used and to where on the adaptive cycle

continuum they may want to move. The methods used were mail questionnaires supplemented

with secondary data from the American Hospital Association. The studies raised questions

regarding the degree of influence managers have on the strategic orientation of their

organizations.

Thomas and Ramaswamy (1996) used the Miles and Snow (Miles & Snow, 1978)

typology as a theoretical framework to test several hypotheses to explain the performance impact

of top managers. The results showed that organizations that are able to achieve an alignment

between managerial characteristics and strategic direction perform better than firms where such

an alignment is absent. The study also found that the relationship between manager and the

typology category explains a greater proportion of variance in performance than industry

membership, organizational age and firm size. Thomas and Ramaswamy demonstrate that an
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organization’s leaders exert strong influence in shaping performance outcomes and demonstrate

the validity of the administrative dimension of the typology. In looking at the organizational

strategies of FQHCs, it will be important to carefully consider the directors’ outlook as a key to

understanding the decision-making process of these organizations.

In a 1997 paper, Abby and Phillip examine and evaluate the applicability of the Miles

and Snow (Miles & Snow, 1978) organizational strategy model to the electricity distribution and

supply industry of England and Wales (ESI). The authors evaluate several alternative

organizational change models (such as Porter and Mintzberg, 1994) and argue that the Miles and

Snow (Miles & Snow, 1978) typology is the most appropriate research instrument based upon

the approach’s concentration upon investigating the adaptive cycle; its attention to the dynamic

process of adjusting to environmental change and its stated principal objective of investigating

the extent to which organizations within the same industry differ in their strategy, structure and

process.

These examples, among others, illustrate the strong and consistent support for the basic

validity of the typology (Hambrick, 1983) and provide the grounding for the decision to use this

model in evaluating the reaction of FQHCs to environmental change.

2.3.7 Conclusion

The political and economic position of many health care organizations is vulnerable at

the present time. This is true even for organizations that have never before had difficulties

because of increasing health care costs, increases in the uninsured and underinsured and

decreasing revenue streams (Knox & Gharrity, 2002). While the health care industry and

political leaders search for a stable economic plateau, health care organizations have to deal with

a myriad of environmental factors. Governmental changes in health care reimbursement, as well
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as expectations by health insurers and purchasers of health care services that organizations 

provide prudent cost containment and good health outcomes, have compelled providers to adapt 

to a changing environment. Providers like FQHCs are trying to improve operating efficiency, 

reduce duplication, and compete effectively in the health care market. In addition, the FQHCs

that are evaluated in this study face the additional economic condition of a changing

demographic market.

The overall purpose of this study is to evaluate the impact of gentrification on a specific 

type of community health clinic (FQHC) and to analyze how these organizations are adapting to 

the environmental change. This section has put forward a number of propositions and

hypotheses in terms of selecting a framework for discussing organizational adaptation to change.

First, the literature shows that several researchers have empirically tested the Miles and Snow

(Miles & Snow, 1993) typology quite recently and have found it to be valid. Second, this

review maintains that the Miles and Snow (Miles & Snow, 1993) approach is the best available

instrument for mapping FQHC adaptation to changes in community demographics and the health

care market in respect to gentrification. The Miles and Snow (Miles & Snow, 1978) typology is

best suited for this study of FQHCs because its primary focus is on determining how

organizations strategically orient themselves in relation to the external environment, in this case 

gentrification. FQHCs face a complex set of conditions (including the need to increase reserves

in order to maintain uninterrupted service due to lack of or slow reimbursements on the part of

Medicaid and private health insurers) and the Miles and Snow (Miles & Snow, 1978) typology

can assist in measuring how they are responding.

Third, having chosen FQHCs as the unit of analyses, it is proposed that different

individual health centers may adopt different strategic stances. In assessing organization
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adaptation, it is important to keep in mind that organizations do not react similarly to changes in

local market conditions or even national conditions.

The typology will be applied through interviews with FQHC administrative directors and

the results will be discussed in detail in chapter four. Chapter three will move into the actual

techniques and sampling process that will be used for the study. It will discuss the method of

research to be used, the population and sampling techniques, the instruments used, the data

gathering procedure as well as the statistical treatment of data.
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Chapter 3: Chicago Community Profiles:

Near West Side. West Town, Uptown and Chatham

This chapter will present the results in two sections. The first section presents the means

and standard deviation results 110 variables from the Uniform Data Systems database for 1996,

2000 and 2003. The variables are stratified by funding streams, costs of operating FQHCs, full

time employees, and encounters by specialization. The second section presents the results of the 

interview questionnaire of 10 Chief Financial Officers or their designees, the Chief Operating

Officer.

The quantitative analyses measuring the average utilization in 1996,2000 and 2003

shows that although gentrification is increasing in many census tracts and communities across

Chicago, the rates of utilization continue to increase. In addition, interviews shows that some

FQHCs are fully aware of demographic and socio-economic changes related to gentrification and

have consequently taken steps to adapt. Others are aware and see any urgency that gentrification

is a factor in their communities. This is due to the belief that it is not at their doorstep, nor will it

be for at least a decade or two.

3.1 Introduction

There are a number of formulas put forth in the literature for measuring when

gentrification has occurred, using different kinds of data. This study incorporates an index

model that was created and used by researchers at the Nathalie P. Voorhees Center for

Neighborhood Improvement (Voorhees Center) at the University of Illinois at Chicago (2003).

They used an index of 13 variables and scored communities on the degree of change occurring

over time in these categories to come up with a score for each community in Chicago. They then
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created a typology to describe the different types of communities (for example, “stable upper,

gentrifying,” “mild decline,”etc.). They also found that there were particularstable middle,51 tt

indicators, such as race/ethnicity, education, percent of children in the population and the poverty

rate, that were more clearly linked than others to either gentrification or decline as identifying

factors (Voorhees Center, 2003).

Of the four case study communities in this study, three were identified by the Voorhees

study as experiencing gentrification—West Town, the Near West Side and Uptown. All three of

these have experienced drastic change over the past twenty years or so, but particularly in the

90s, although some of the development has been uneven within the communities; they still

contain pockets of significant poverty. The fourth community, Chatham, was chosen for

comparison purposes, as a community that shows some indicators of decline. All of these

communities contain two or more FQHCs.

The health indicators in these communities reflect both the poverty that was present

before gentrification (and remains in some parts of the communities) as well as a trend toward

better health, reflecting the growing income levels of the residents as gentrification has

transformed the demographic makeup of the communities. In 1999, the Chicago Department of

Health’s statistics on mortality rates showed that the community areas with the highest rates of

mortality between 1995 and 1997 cut a swath through Chicago’s West and South sides; ten of the

11 areas posting the highest death rates were at least 90 percent African American. In nine areas,

at least one-third of the population lives below the poverty level (Chicago Reporter, 1999). This

follows the health disparities literature in finding a strong link between geography and health.

The following case studies attempt to provide snapshots of these four communities,

looking at their history, important community organizations that serve them, their population and



94

health characteristics and finally, their housing and property characteristics that indicate either

gentrification or decline.

3.2 Near West Side Community Profile

The Near West Side community area is dominated by the intersection of the Kennedy and

Dan Ryan Expressways, the medical institutions surrounding Cook County Hospital (the nation’s

largest medical district), and the University of Illinois Chicago campus. The medical district

includes Rush-Presbyterian-St. Luke’s and Cook County Hospitals but the incredible expanse of

medical institutions extends much further. The district covers 560 acres and has a daily

population of 80,000 workers and visitors, creating an economic impact of over five billion

dollars a year. The Near West Side also includes the communities of West Gate, Tri-Taylor,

University Village/Little Italy, and West Haven.

3.2.1 History

The community has served as a port of entry for immigrants for more than a century and

has cycled through tremendous demographic changes from its inception to the present. Irish

immigrants first settled in this area, followed by Germans and Scandinavians in the 1860s. In the

following decades, new immigrants from Southern and Eastern Europe displaced earlier

immigrants and settled in what had become a slum—Italians between Polk and Taylor Streets, 

Jews south to 16th Street, and by 1900, Greeks east of Halsted between Polk and Harrison

Streets.

Maxwell Street, which is the most famous street in the Near West Side, was not only a

street; but, a community unto itself and was the center of a mile square ghetto. The economic

and social heart of this community was the Maxwell Street Market, which was formed in 1912

because the pushcart trade in the area had become so crowded (Berkow, 1977). The area was
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home to a very large Jewish community throughout the early part of the century; but, the Jews

began moving out when African-Americans and Mexicans began moving in.

Mario Dovalino, an immigrant from Mexico in the 1960s came to the Near West Side to

try his fortune. Many Mexicans moved into the community during the 1940s to 1960s and then

into the Pilsen community. Dovalino opened up a taco stand, then bought up Gold’s Restaruant,

a famous Jewish establishment at the time. He continued to run the restaurant business when he

took over a Spanish-language paper, Prenza Libre, which means Free Press (Berkow, 1977). He

became a community activist to fight the city when it chose to build the University of Illinois at

Chicago campus on Halsted. “When you start mixing up politics and business and a newspaper, 

you get into trouble...especially in Chicago, if you start writing editorials against the machine”

(Berkow, p. 504). Dovalino could not get license approval to continue the restaurant because

inspectors would come in, measuring tape in hand and give him a citation because the stairs

going down to the basement were no good or the beams were not right. Finally, he, too, moved

on. He sold his business in 1974 and moved to Waukegan with his family, finding a place to live

on a hill overlooking a golf-course.

Today, the only remnants of the once thriving Maxwell Street Market are the name of the

street and Jimmy’s hot-dog stand, The market was uprooted by developers for the University of

Illinois at Chicago’s South Campus development in the late 90s. The cry of merchandise

peddlers who earned their living by selling stolen goods, borrowed goods, and cheap goods, fell

on political deaf ears. In place of the market stands “Barbara’s Book Store,” coffee shops, exotic

restaurants, and high-end townhomes and condos.

The Near West Side of the 1930s and 1940s was a place being left behind. Little private

home construction took place, while numerous public housing projects were built. Urban
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renewal, expressway building, and housing project development accelerated population decline

and increased poverty among residents. The community headed into a serious decline for the

next four or five decades. The first major change came about in the 1950s with urban renewal

projects of the Chicago Land Clearance Commission that left open spaces where homes and

businesses had been. The general intention was to “renew” with light industry and commercial

development, but in many cases that did not happen. The empty stretches of land that remained

spoke of destruction and abandonment rather than renewal. Then, though it was badly needed to

move traffic in the metropolitan area, the construction of the expressway system meant the

demolition of more homes and institutions, arguably, more frequently in the poorer, more

powerless, sections of the city.

A third blow to the community came about in the early 1960s when the Harrison-Halsted

area was chosen as the Chicago site of the University of Illinois campus, and most of the Italian

neighborhood was demolished to make way for it. One writer notes that although few would

deny the need for making higher education convenient and affordable for citizens of Chicago, the

use of power and the manner of choice in the decision-making process regarding this site made

the event searing in the collective consciousness of neighborhood residents (Eastwood, 2002).

Alex Kotlowitz’s acclaimed book, There Are No Children Here (Kotlowitz,1991),

brought national attention to the grim realities of life for children and families in Near West Side

housing projects, hi 1989, the Henry Homer Homes public housing development was among the

country’s 15 poorest areas, with a per capita income of $2,840. During the 1990s, however, some

areas of the community began to change, particularly as large public housing projects were tom

down and redeveloped.
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3.2.2 Public Housing

Public housing development and redevelopment have been major issues in the

community for decades and continue to dominate the social and political life of the community.

In 1998, Henry Homer Homes consisted of seven midrises and four highrises, with 1,570 units

(though many were vacant). However, under the CHA’s “Plan for Transformation,” the 26-acre

site is being redeveloped. In 1997, the Chicago Housing Authority launched its first

redevelopment of its high-rise public housing with the 400-unit “Villages of West Haven”, a

low-rise community of red brick townhouses. Another 90 units have been rehabilitated within

the Homer Annex and 263 scattered site units were also constructed and rehabilitated in the

surrounding neighborhood. This lower density mixed-income housing is one of Chicago’s first

mixed-income experiments and it has caused significant controversy within the community.

The second phase of redevelopment of the Henry Homer Homes, which began in 2004, is

a 760-unit, $185 million project that will include a mix of public housing apartments, affordable

for-sale homes and rental apartments, and market-rate units costing up to $285,000. Phase 2A, a

low-rise rental building includes 155 new rental units (87 of which are public housing units)

offered in three and four story buildings.

These projects and the new affordable housing created by community groups have

become catalysts for the private sector development that is now filling many of the community’s

vacant lots. In West Haven, a bank branch, Walgreen’s and dental office have opened on

Madison Street, a grocery store is planned, and several market-rate condominium and townhouse

developments have been built.
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The second large public housing redevelopment project in the community has been the

ABLA homes, a collection of several previously separate housing developments. This

residential complex straddles Chicago’s near southwest side, which is currently in the midst of a

redevelopment boom, fueled by the resurgent Little Italy neighborhood and the University of

Illinois campus. According to the CHA, ABLA is currently home to about 2,300 residents. 329

units were completed in 2000 as part of a comprehensive rehabilitation of the Brooks Homes.

Controversy and a lawsuit have erupted as some residents believe the redevelopment will

continue to segregate blacks in the area south of Roosevelt Road.

3.2.3 Community Organizations

The Near West Side is home to a number of strong community development

organizations. In 1985, local churches in the West Haven neighborhood formed the Interfaith

Organizing Project to negotiate with developers when the United Center stadium was being built

In 1988, they formed the Near West Side Community Development Corporation, a housing

development agency. They were able to partner with United Center developers and the City of

Chicago to jumpstart new construction that included 20 replacement homes, a park, a boys’ and

girls’ club and a library. The group continues to work with residential developers and the city to

transform abandoned lots (“Variety key”, 2002).

A number of other strong community organizations operate on the Near West Side. In

1985, ten local social service agencies formed a coalition now known as Unity West to

coordinate and improve their services and jointly create solutions to community problems. Unity

West now includes 16 organizations including the Boys and Girls Club, Homer Association for

Men, Chicago Commons (a multi-service social agency) and Mile Square Health Center.
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Another group, the West Side Consortium, a coalition and community network of nonprofits,

service agencies, and community organizations, began with five organizations working together

to represent residents in the face of UIC expansion. Today it consists of 28 organizations. The

Renacer Westside Community Network was established in 1995 and now offers job training,

economic development, housing assistance and development.

3.2.4 Population and Health

Its proximity to the Loop has made the Near West Side desirable to upscale development,

which took place at a rapid pace during the 90s. Although the total population of the Near West

Side remained virtually unchanged from 1990 to 2000 (46,420 in 2000, a 0.4% increase), there

was a marked changed in the demographic makeup. Between 1990 and 2000 the community

area saw a dramatic decrease in African-American residents. 6,346 blacks were displaced from

the Near West Side in the 1990s to the outer edges of the central city. During that same period,

they gained 3,059 whites and 2,883 Asians. This was a 20% decline in the African-American

population and a 35% increase in the number of whites. By comparison, the population of

whites in the city of Chicago as a whole decreased by 14% during the same period. These racial

changes signify a trend for the Near West Side, considering that the current population of 53%

African-Americans is a drop from 66.5% in 1990 and 75% in 1980.

In looking at the geographic location of the population shift, the census tracts in the

eastern and northeastern quadrants of the community area show great population increases while

the southern area, from Roosevelt Road south, particularly around the ABLA homes, show large

population decreases, (see map

http://www.newcommumties.org/crnadocs/WestHavenPopulationChange.pdf.

http://www.newcommumties.org/crnadocs/WestHavenPopulationChange.pdf
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The decline in the number of children on the Near West Side is perhaps more dramatic;

the community experienced a 59% decline in the population of children under age 6 since the

1990 census, including an estimated 27% decline since the 2000 Census (Chapin Hall Center for

Children, University of Chicago, http://cdhs-vcic.chapinhaH.org). Similarly, from 1992-2002,

the number of live births in the Near West Side dropped 58%, while in the city of Chicago, live

births dropped only 19%.

In 1990, the number of residents living under the poverty level was 54.5%. This dropped

to 37.5% in 2000—a significant decrease, yet still significantly above the city average of 19.6%. 

The community is a study in contrasts; despite large areas of poverty, other areas, such as in

West Haven, have property values that are 30% higher than the city average.

The health indicators for the community reveal a divided community as well. When

compared to all 77 of Chicago’s community areas in, the Near West side ranked high in most 

mortality indicators for 1995-1997. For example, in heart disease mortality it ranked 11th, in 

diabetes it ranked 9th and in cancer mortality it ranked 24th. In number of iow-birthweight babies 

it ranked 13 th. However, in the past decade, the overall health status of its residents improved.

For instance, the percentage of women without prenatal care dropped from almost 6% in 1992 to 

1.6% in 2002. In the city as a whole, the rate dropped from 3.6% to 1.7%. The mortality 

figures for 2002 show the Near West Side to have rates that are close to, or even below, the city

averages; for instance, in 2002 the rate of heart disease mortality in the community was 200 vs.

the city average rate of 235 (per 100,000 age adjusted population).

3.2.5 Community Health Centers

The Near West Side has nine community health clinics (FQHCs), the second highest of

any community in the city, and they are run by four different grantees: Mile Square Community

http://cdhs-vcic.chapinhaH.org
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Health Center, Alivio Medical Center, Chicago Health Outreach and Access Community Health

Network. All but one of these are located in the western half of the community.

Alivio Medical Center is a bilingual bicultural non-profit community health center that

serves a primarily Mexican and Latino community. Mile Square operates six primary service 

sites. They are the primary source of medical and social services for the public housing residents

of Rockwell Gardens, ABLA, and Henry Homer Homes. Access Community Health Network is

the. largest network of community health clinics in the country. They operate 43 clinics in 30 

different medically underserved communities. Chicago Health Outreach is based on the north

side of Chicago but has clinics throughout Chicago.

3.2.6 Community Change

In addition to the demographic and health shifts, there are other signs of the changes

being brought about by revitalization and gentrification on the Near West Side. The

Neighborhood Capital Budget Group reports that many of Chicago’s schools are losing

enrollments, particularly those schools in neighborhoods that are losing populations, such as

those undergoing CHA public housing demolition, or even those neighborhoods that are

ndgentrifying and kids are not filling the neighborhood schools. The Near West Side has the 2

highest number of underutilized schools (12) of all Chicago communities. NCBG sees a

connection between the shrinking school enrollments in the community and the double factors of

the CHA public housing “transformation” plan in which demolition and family displacement is 

taking place, and the community being seen as an “up-and-coming” neighborhood experiencing

gentrification.

St. Patrick’s Church, Chicago’s oldest house of worship, is a landmark in the community

that stands as an enduring symbol of immigrant life. In 1983 registered members totaled 4; in
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2003, registered households totaled 3,500. Today the church is very much aware of serving an

expanding population of West Loop residents.

One of the latest changes is the debut of the West Loop Farmers’ Market. Designed

around the busy schedules of downtown commuters, the West Loop farmers’ market will be the

first of its kind in the city to take place in the evening, to connect with people who work

downtown during the day.

3.2.7 Housing and property values

Owner-occupied housing, a commonly cited indicator of gentrification, has been on the

rise on the Near West Side. Steady at 10-11% in 1970 and 1980, it climbed to 26% in 1990 and

leveled to 25% in 2000. The median home price on the Near West Side in the last quarter of

2001 was S251,000, up 7 percent from the year-earlier period, according to the Multiple Listing

Service of Northern Illinois. By the end of2002, however, the median home price dropped 13%,

ending at $220,000. For the decade as a whole, home prices increased by 130%. This compares

to 56% in the city of Chicago as a whole, 44% in Chatham, 200% in West Town and 95% in

Uptown. The vast majority of home sales were attached single family homes. Most, but not all,

of the action is building east of Ashland Avenue. Upscale housing developments are increasing.

For instance, in 2003 Moran Associates Real Estate Consultants completed a 39-story condo on

Halsted called Skybridge, where 237 units are priced from the mid-$200s to more than $1

million. A Dominick’s grocery store is built into the first floor. The condos are marketed as

being in the “Greektown” neighborhood.

While it is not uncommon in gentrifying communities to have census tracts that vary

starkly in median income levels, property values and other measures, this is particularly the case

on the Near West Side and distinguishes this community from the other gentrifying case study
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communities. This is reflected when median income levels are mapped by census tract, and it is

strongly reflected in the building permit data. While the number of new construction permits on

the Near West Side for 1998 to 2003 is half that for West Town in each of these years, the dollar

amounts tell a different story. In this same period, the total dollars for permits in the two

communities were very similar, with the Near West Side even surpassing West Town in 1998,

2001 and 2002. The same is true for demolition permits. While the number of permits issued

on the Near West Side is significantly lower than the numbers issued in Uptown and West Town,

the total dollar amount for those demolitions has far exceeded those other communities from

1996 to the present (except 2002) (Figure 1 ).

The total dollar amount for all permits issued in 2003 on the Near West Side was over

$139 million dollars, the highest amount of the four case study communities. It remains to be

seen whether the influx of capital will benefit the residents of the community or if they will

continue to be displaced by outside power interests.

3.3 West Town Community Profile

West Town is one of the largest community areas in Chicago. It is located on the

northwest comer of the central business district (CBD), west of the Near North community area

(an upper-class community along the lakeffont immediately north of the CBD) and southwest of

Lincoln Park (north of the Near North, also along the lakefront). The West Town community

boundaries are the Kennedy Expressway on the east, Pulaski Avenue on the west, Kinzie Street

on the south, and Fullerton Avenue on the north. The official community area includes the

smaller neighborhoods of Ukrainian Village, East Village and Wicker Park as well as the

southern slice of Bucktown and the eastern edge of Humboldt Park.
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West Town’s strategic location near downtown and the freeway system have made it a

likely target for downtown professionals in search of housing. West Town is ten minutes to the

Loop, near two expressways, and just two miles from Lake Michigan. In the 1990s West Town

began attracting reinvestment, drawing white professionals and higher income households.

Gentrification crept south and westward across the neighborhood. Its adjacency to Logan Square

and Lincoln Park, which underwent gentrification in the early ‘90s, also contributes to the rising

housing costs in the neighborhood. Wicker Park, in West Town’s northeastern comer, was the

first area to experience gentrification in the mid-‘9 Os. Now local housing experts agree that

Wicker Park is in advanced stages of gentrification.

Despite the redevelopment, West Town is still a difficult neighborhood to characterize,

given its diversity; while Wicker Park is increasingly home to young professionals and Ukrainian

Village is mainly a stable working-class community, central West Town remains a relatively

impoverished area. The neighborhood character changes from block to block.

3.3.1 History

After World War II, West Town began to change from a predominantly working class

community inhabited by an ethnic European mosaic in the 1950s and 1960s, to a predominantly

Latino, low-income area of disinvestment in the 1970s and 1980s. By 1970,42% of the city’s

Puerto Rican population lived in West Town. At the same time, “white flight” was evident as

the white population decreased from 98% in 1960 to 55% in 1980. A 1978 survey revealed 42

abandoned or burned out buildings and 245 empty lots (Leroux, C. and Worthington, R. “Arson:

The fears still flicker long after the flames are out” Chicago Tribune, June 5,1978, Section 3,

page 3.) Between 1950 and 1990, West Town lost 30 percent of its housing (Chicago Fact Book

1990).
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The Northwest Community Organization (NCO) was formed in 1962 to stop “white

flight” and community decline. In 1967, they and other groups formed Bickerdike

Redevelopment Corporation as their housing organizing and development arm. In 1973 when

the Chicago 21 Plan came out, NCO worked with other communities impacted by the plan to

force City Hall and CCAC into accepting the development of a neighborhood plan by residents

under NCO’s auspices. Published in 1976, the NCO sponsored plan reiterated the goal of a

working class community that guaranteed that low and moderate income families would not be

forced out as taxes and rents rise due to improvements. Though the plan won endorsements, it

mostly went nowhere (Voorhees Center, 2001).

During this period, government sponsored urban renewal projects were also viewed with

suspicion. Noble Square was the first of an intended chain of urban renewal projects in West

Town. Though the city to promise that displaced residents would have the first chance to move

in, high costs prevented this from happening and in the end, black families looking for decent

housing filled up the units and the community organized in opposition to any further urban

renewal. Some West Town residents talked about Noble Square as “a government-induced racial

‘invasion5 of their neighborhood” (Marciniak, 1977, 22).

The major economic shift in Chicago from blue-collar manufacturing jobs to white collar

professionals and service industry jobs signaled important shifts in West Town from the mid-70s

on (Voorhees Center, 2001). At the same time that many West Town residents were leaving 

good-paying manufacturing jobs for lower-paying and less-stable service jobs, new white collar 

workers were moving in. The economic changes gave speed to the redevelopment process in the 

1980s, beginning in Wicker Park. “Urban pioneers,” artists, speculators, realtors and developers

began to come in waves, ultimately resulting in a contest with existing Latino, Black and white
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working class residents for the ownership and future of West Town. The overlapping processes

of neighborhood disinvestment and reinvestment brought different ethnic, racial and class

conflicts together in the same neighborhood space.

Alter Wicker Park was designated a national historic district in 1979, the redevelopment

pace picked up. Not only did the designation confer tax benefits and low interest loans, but also

the perception of prestige and sophistication. An international arts festival was organized in

Wicker Park in 1990. The artistic concentration drew more brokers, rehabbers and luxury

developers to the area. The community had been effectively marketed, having gained name

recognition locally and nationally as an “up and coming” area which began attracting larger

investors and developers.

3.3.2 Community Organizations

Several community organizations have a strong presence in the area including the

Bickerdike Redevelopment Corporation (BRC), LUCHA, Hispanic Housing and the Near

Northwest Neighborhood Network. For 35 years, Bickerdike has worked to build new homes and

refurbish deteriorating housing. Over this period Bickerdike has developed 919 affordable units,

including 145 affordable single-family homes and owner occupied-flats. They also manage over

800 affordable rental and co-op units. All of these organizations voice a commitment to

improving and developing the area without displacing the current residents. However, this has

not been an easy or non-controversial task. Those who tried to represent resident concerns

experienced the unrelenting force of the gentrification process. In the early 1980s, BRC moved

into development of low income rental housing. This choice put BRC in direct confrontation

with the forces of gentrification; three low-income rental developments in Wicker Park were
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torched during their construction and BRC has weathered intensive opposition to their projects

from well-organized groups representing the interests of the new property owners.

Betancur (2002, p. 790) makes a case for a clear race and class struggle around

gentrification in West Town. He argues that three main factors defined a turning point in West

Town: An economic boom made credit available as never before in the city’s history; a mayor

and local aldermen fully committed to gentrification were elected to office; and last and closely

related, a citywide and local partnership between city hall and real estate developers formed

around redevelopment of the city’s real estate market for the middle class.

3.3.3 Population and Health

A number of demographic changes in the last decade illustrate the progress of

gentrification in the community. The Hispanic population dropped from 62% to 47% while

whites’ share of the population increased from 27.5% to 39%. The black population remained

virtually unchanged at 9%. In other words, at a population of 87,500 in 2000,West Town had

declined only marginally (-0.31%) but gained 10,329 Whites and lost 13,396 Latinos. In the city

of Chicago as a whole, the opposite trend occurred; the Hispanic population increased by 38%

while whites decreased 14%.

In addition, over the last decade, West Town saw a 49% decline in the population of

children under age six since the 1990 census, including an estimated decline of 18% since the

2000 census (Chapin Hall Center for Children, University of Chicago). In keeping with the trend

toward fewer children, the Chicago Health Department reports that live births decreased 30% in

West Town over the last ten years. Additionally, the number of teen births went from slightly 

above the Chicago average to slightly below the Chicago average.
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In terms of poverty and health, the number of households below the poverty line fell from

32% in 1990 to 21% in 2000. The most recent level is close to the city’s average of 19%. The

overall health of the community has been increasing as poorer residents are replaced by more 

affluent residents. However, in the 1995-1997 time period, West Town ranked 19th of the 77

community areas in diabetes mortality. In comparing leading causes of death between West

Town and the city of Chicago in 2002, West Town residents experienced a slightly higher rate of

heart disease (34% vs. 29.5%) diabetes (4.6% 3.1%), and influenza and pneumonia (4.2% vs.

2.6%) than the city but on most other indicators they were fairly closely aligned with city

averages.

3.3.4 Community Health Centers

West Town has seven community health clinics (FQHCs) and they are run by four

different grantees: Chicago Health Outreach, Access Health Community Health Network, West

Town Health Center and Erie Family Health Centers. Erie Family Health Center operates nine

clinics that deliver affordable, accessible primary health care services to the primarily low-

income residents of West Town, Humboldt Park, and Logan Square. They offer primary health

care, health promotion education and counseling services at each of its sites. Erie is the second

largest community health network in the state of Illinois and has the largest WIC program in the

state.

3.3.5 Housing and Property Values

The real estate market further illustrates the movement of gentrification in the

community. West Town’s median value for single family owner-occupied homes increased

211% from 1980 to 1990 and again increased 200% from 1993 to 2002, when it hit a high of
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$428,000. The 4th quarter of2003, however, shows a drop in the median value for single family

homes to $338,000.

From 1993 to 1999, sales of detached single-family homes in West Town rose steadily

from 54 to 153, a 183% increase. In comparison, sales of detached single-family homes

throughout Chicago rose only 42%. The number of attached single-family homes, including lofts

and condos, grew even more rapidly, increasing by 367%. Citywide, the rise was only 100

percent. (Chicago Association of Realtors, 2000/

The median sales price of single-family homes in West Town also increased at a greater

rate in West Town than in Chicago as a whole. The median detached single-family home in West

Town sold for $142,000 in 1993 and $325,000 in 1999. This represents a 128 percent increase. In

comparison, the citywide median sales price only rose by 25 percent. (Chicago Association of

Realtors, 2000/

In looking at the building permit data for the four case study communities, West Town

clearly shows the strongest housing activity level. It leads by significant margins in numbers of

demolition permits since 1997 (close to 100 per year for the past several years) and number of

new construction permits (250 in 2003 compared to 59 on the Near West Side and 54 in

Uptown). While the Near West Side issues permits for significantly higher dollar values, the

quantity of housing permits issued in West Town is remarkable.

Despite this, West Town is still largely mixed—in terms of income and race/nationality.

Subareas such as Wicker Park have become very homogeneous in their middle- to upper-class 

character. The climbing real estate prices of the 1990s ensured that only the wealthy could call it

home; Wicker Park appreciated at a rate three times that of the city average. The western border
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remains predominantly low-income—despite a growing activity in real estate transactions

(Wright, 1991; Department of Planning and Development 2000).

3.4 Uptown Community Profile

The community of Uptown on the north side of Chicago is one of the latest communities

in Chicago to face gentrification. The 2.3-square-mile neighborhood, bounded by Lake

Michigan, Irving Park Road, Clark Street and Montrose, Ravenswood and Foster Avenues, is

very diverse. The three main neighborhoods within the Uptown community area are - from

south to north - Buena Park, Sheridan Park and Margate Park.

3.4.1 History

Uptown, which got its name in the 1920’s from merchants who “borrowed the name from

a fashionable department store” (Pacyga & Skerrett, 1986), was built as a luxury lakeside

summer resort in the 1890s. It soon became one of the nation’s feature film production

headquarters after World War I. Uptown boasted the pioneer film studio known as Essanay on

Argyle Street. Before the movie industry moved to Hollywood, a number of motion pictures

were filmed at Essanay Studios, including Charlie Chaplin’s only Chicago film, “His New Job.

The neighborhood’s most famous showplace, however, was the lavish Aragon Ballroom which

opened in 1926 as a Big Band music hall. It still stands today on 1106 W. Lawrence Ave. as a

concert and theater hall.

The old Edgewater Beach Hotel was known to movies stars of the day, including Cary

Grant and Katherine Hepburn who would stay there when they came to Uptown. It was also

where orchestras such as Jimmy Dorsey and Wayne King would play to a heated nightlife

(Samors & Williams 2003).
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At the turn of the century Uptown was a real estate developer’s dream. Not only were

there acres of vacant land available for building, but the area’s location near the rapid transit line

and the lakefront made it especially attractive. The neighborhood quickly gained a reputation as

a high-class residential district. Uptown contained a small area of single-family dwellings,

which were concentrated in the Sheridan Park subdivision east of Clark between Montrose and

Lawrence. Two Illinois governors, John P. Altgeld and Edward F. Dunne, were among the

well-to-do residents.

Uptown was hit hard by Great Depression economics, however, and many big homes

were divided into rental apartments, priced cheaply. It managed to maintain its distinction as a

retail and entertainment hub until the 50s and 60s when it went into a steep and rapid decline and

became known as the most blighted slum on Chicago’s North Side.

Largely because of its cheap rents, Uptown became a port of entry for thousands of

Appalachian whites and American Indians who moved to Chicago during the 1950s and 1960s,

They were followed by immigrants from Vietnam, Cambodia, Ethiopia, Nigeria, Romania and

Bosnia. No longer the city’s bright-light district, Uptown fell on hard times, and its once trendy 

housing stock continued to deteriorate. In a study conducted in 1962, nearly fifty percent of all

the neighborhood’s housing units were the result of massive conversions (Pacyga & Skerrett,

1986). Unlike Edgewater, the community to the north, Uptown was an unstable community, it’s

immigrant residents temporary and mobile as they eventually moved on to higher quality

neighborhoods elsewhere. Uptown gained a relatively high concentration of government

subsidized affordable housing (Nyden and Adams 1996). According to the Chicago Housing

Authority, in 1984 Uptown included 5,300 federally subsidized housing units, more than the

Robert Taylor or Cabrini-Green housing projects.
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During the past 1970s and 1980s, city planners, welfare workers, community activists,

and sociologists regarded Uptown as a case study in urban blight and poverty. Controversy has

flared over such critical issues as shelter care facilities - Single Room Occupancy hotels, soup

kitchens and homeless shelters, subsidized housing, and education. Further debate arose over

charges that Uptown was the dumping ground for the poor and for mental patients who had been

released from state facilities.

Since the construction of Truman College in the 70s, when several buildings with

affordable rents were destroyed, there has been conflict between the advocates of

gentrification and those who believe in the retention of current residents. Gentrification

proceeded in fits and starts until 1990 when the pace increased: 4,000 property parcels vacant in

1990 have dwindled to 1,000, according to latest census data. Middle-class professionals and

“urban pioneers” have begun to restore single family homes and flat buildings. Commercially, the

community is also changing. Originally a neighborhood of small owner-operated shops and a

vibrant Asian commercial strip, Uptown in now drawing national chains such as Starbucks and

Borders Books.

3.4.2 Population and Health

New census data shows 63,551 residents in Uptown, which is just 0.5% below 1990s

figure. However, like in other gentrifying communities, significant demographic shifts were

occurring. In 1990 the Uptown community was 39% white, 24% black, 23% Hispanic, and 14%

Asian. Over the decade the community lost 1,769 blacks, 1,724 Hispanics and 604 Asians while

they gained 2,041 whites. The percentage of people under the poverty line decreased from 31%

to 25%. The city of Chicago averages for these years were 21 % and 19%, respectively.
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Also during the 90s teen births in Uptown were cut by half (14% to 7%). Uptown’s

population of children under age six decreased 5% between 1990 and 2002. Interestingly,

however, between 2000 and 2002, the population of children in this age group increased 53%.

(Chapin Hall Center for Children, http://cdhs-vcic.chapinhall.org/cap/ycic cap Q3.htmD. One

possible explanation for this is that since Uptown has a large gay community, gentrification has

taken the form of an influx of young professionals with small children. The percent of children

using food stamps declined 57% from 1998 to 2002, among the largest declines of all Chicago

communities. The percentage decline in the city of Chicago as a whole was only 6%.

In terms of health status indicators, when comparing Uptown with the city of Chicago’s

leading causes of death in 2002, Uptown’s residents have a drastically higher rate of HIV

mortality (32% vs. 1.4%) and a slightly higher rate of heart disease (35.5 vs. 29.7%). Looking at 

earlier data from 1995-1997, Uptown ranked 19th in heart disease mortality of the 77 Chicago

community areas. The rate of HIV cases and HIV mortality are the highest in Chicago and point

to the presence of a large gay community in Uptown. Uptown had a much higher rate of

hospitalizations for non-drug and alcohol related mental disorders (22% vs. 9%), likely due to

the presence of a psychiatric hospital in the community (Chicago Department of Health, 2001

estimated).

3.4.3 Health Clinics

Uptown is home to 12 community health clinics (FQHCs), the most of any community in

Chicago. All of them are run by the same grantee, Chicago Health Outreach (CHO). However,

CHO recently partnered with Heartland Alliance, a not-for-profit social service association, to

http://cdhs-vcic.chapinhall.org/cap/ycic_cap_Q3.htmD
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operate many of the clinics. These clinics primarily provide homeless services, HIV services and

refugee counseling.

CHO operates a main clinic site in Uptown and subcontracts with three clinics that serve

the south and west sides. On-site services are provided at 24 homeless shelters throughout

Chicago. CHO offers primary care, mental health and dental services to special populations

from all areas of the city, including homeless persons, persons with HIV/AIDS, and recent

immigrants and refugees. In 1996, CHO served 9,000 patients.

3.4,4 Community Organizations

Uptown is home to a number of strong social service and community development,

organizations, such as Lakeffont Supportive Housing, Organization of the Northeast (ONE) and

Heartland Alliance. Heartland Alliance, which was founded as Travelers Aid in 1888, is an anti

poverty, human rights organization that provides housing, health care, human services and

advocacy—in particular, immigration assistance, deportation defense and asylum representation

for low-income immigrants. They have a large presence in the Uptown community, though they

provide services at 50 programs and sites throughout Chicago. The recent neighborhood

destabilization caused by gentrification concerns Syd Mohn, president of Heartland Alliance. He

reports that since 1996, Heartland’s Uptown client list of 8,000 has dropped 15 to 20 percent

(“The essence,” 2001).

Zimmerman (2003) points out that logically, gentrification in Chicago should have taken 

place in the 2nd wave (1985-1990) in the north side lakefront communities (Rogers Park,

Edgewater and Uptown) but developers avoided it because of organized resistance in these

neighborhoods. ONE, founded in 1974, is one Uptown organization that has been particularly

successful over the past 30 years in mobilizing its diverse institutional members, which include
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congregations, ethnic associations, businesses, and non-profits, in fighting for their community. 

Traditionally involved in issues such as immigration, jobs and land use and housing, community 

members voted in 2004 to target access to affordable healthcare as the most pressing new need

for ONE to address.

The status of Section 8 housing has been a major issue in Uptown, as many of the Section

8 apartment buildings’ lease agreements are expiring. ONE organizers successfully lobbied for a

state policy that allows residents of a Section 8 rental building to purchase their building if the

owner decides to “opt out" of the program. The Carmen Marine Apartments in Uptown was the

first example of a tenant purchased Section 8 building in the nation.

In 2001, ONE joined with the Logan Square Neighborhood Association (LSNA) (and

more than 30 other local community organizations across the city) to coordinate the Balanced

Development Coalition after becoming increasingly alanned with the loss of affordable housing

in the city. They advocated for an ordinance that would call for a 15% set aside of affordable

housing in all new and rehabbed housing developments in Chicago. Though the ordinance had

the support of twenty-one other aldermen, Mayor Daley’s opposition prevented its

implementation. Instead, the mayor was able to pass a weaker version with voluntary, rather

than mandatory, set asides for affordable housing.

3.4.5 Housing and Property Values

The data on housing shows the unmistakably mark of gentrification. In Uptown,

homeownership has been on the rise. In 1970, only 5.5% of all occupied units were owner- 

occupied. Over the next decades the number increased to 13% in 1980, 15% in 1990 and up to

24% in 2000. Vacant units decreased in the last decade from 12% of all units to less than 6% in

2000. While property values have not hit the sky-high levels seen in other gentrifying
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communities, Uptown’s property values have risen at a good clip. The median value of single

family homes in Uptown increased 94 percent from 1993 to 2002. From 1998 to 2002 the

increase was 33 percent. However, in the years 2001-2002, the housing market cooled

somewhat and the median value dropped 25%, ending at a still eye-popping $370,000.

The data on building permits shows that Uptown began to surge in all permit categories

beginning in about 1997. The number of new construction permits issued each year is trending

upward: 21 permits were issued in 2001, 33 in 2002 and 54 in 2003. The latest number is very

similar to the Near West Side (59 in 2003) but still far below West Town with 250 new

construction permits in 2003. Similarly, demolition permits are fairly low but are trending

upward in the last several years. Uptown has relatively higher numbers of general repair and

alterations of existing use permits.

While many property owners are delighted with the huge jumps in property values, the

transformation isn’t being greeted with the same enthusiasm by other long-time residents, such 

as State Rep. Larry McKeon (D-34th). “There’s been little development in the mid-range for

firefighters, social workers and government workers like me,” he says. “There’s been

tremendous displacement of the most vulnerable people - seniors on fixed incomes and welfare-

to-work people, who must live near work when they find jobs. I’m not against development and

gentrification. But, balanced development must be protected” (“The essence,” 2001).

3.5 Chatham

The Chatham community lies between 79th and 87th Streets, with Cottage Grove Avenue 

its eastern and State Street its western boundary. However the name Chatham is often attached

to nearby areas as well. What sets Chatham apart is its location along the northernmost edge of

the “Black Bungalow Belt.” Here, it acts as a bulwark for itself and for all of the communities to
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the south against the forces of deterioration, disinvestment and discrimination that destroyed

many of the neighborhoods to the north. It has been a battle hard fought, as long-time residents

have worked unceasingly against crime, poverty, discrimination, gangs, official neglect and the

myriad other forces that undermine urban communities (“Profile: Chatham,” 1998).

3.5.1 History

The first group to settle Chatham in the early 19th century were Hungarians, who were 

replaced by Swedish and Irish immigrants in the 20s and 30s. The 50s saw the beginnings of a

steady turnover from an immigrant-white to a black population. By 1960,64% of the residents

were black and by 1970, 98% were black.

The experience of growing up black in Chicago was very different from that of whites.

Most were segregated to a small area on the South Side because restrictive covenants prevented

homeowners from selling or renting to blacks. As a result of the waves of black migrations from

the South, there was a large population of blacks in a narrow belt on the South Side that came to

known as the “Black belt.” Also know as Bronzeville, the Black Belt was a city unto itself.

Except for small area around Harrison Street on the Near West Side and in the Cabrini-Green

section on the Near North Side, nearly all of the black population of Chicago was concentrated

within Bronzeville’s borders during the 1940s (Satnors and Williams, 2003).

In the post-World War II era, the restrictive neighborhood covenants that had been used

for decades to keep blacks out of white areas, were ruled unconstitutional by the U.S. Supreme

Court and opened the way for middle class African-American families to escape overcrowded

ghettos. At the same time, many young white families were taking their new prosperity out to

the suburbs. The result was that many neighborhoods changed from all-white to all-black in only

a couple of years. Many of these neighborhoods quickly became slums, however, as original
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black middle-class settlers moved away to formerly white areas, leaving behind large numbers of

the poor and near-poor.

This did not happen, however, in Chatham. Many residents were doctors, lawyers and

schoolteachers which gave Chatham a high degree of worldliness, sawiness and knowledge of

how to get things done. Residents stayed and banded together to address issues that threatened

their community. The neighborhood’s housing, composed of single family homes and two- and

three-bedroom apartment buildings, also contributed to its stability. There was no high-rise

public housing. Indeed, there were no high-rises at all, and few apartment buildings of any sort.

Many of the current Chatham residents are among the original families that settled into the

neighborhood during the 1960s.

Chatham remained a stable community with many active organizations and clubs. In the

50s an organization was created called the Chatham-Avalon Park Community Council, even

though the involvement of Avalon Park, the neighborhood immediately to the east, in the group

lasted only a short time. For the next 40 years, and into the present, the council was Chatham’s

first line of defense against the forces that threatened it.

However, there were some indicators of decline after the 1970s. By 1990, Chatham’s

population had fallen by more than 20,000 people, despite an increase in the number of housing

units. The residential and business community also experienced economic decline over this

period. Many of the block clubs stopped meeting.

Crime, schools and the community’s business strips are current worries. The crime rate,

for example, is nowhere near as high as in the low-income neighborhoods to the north, but it’s

higher than in some other middle-class communities because of Chatham’s proximity to those

poorer areas. Most Chatham houses are equipped with decorative steel entrance doors and bars
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on basement windows. The schools, once a selling point, aren’t bad-as far as Chicago schools

go. McDade Classic, a magnet school, is one of the best in the city, and four of the five other

elementary schools rank in the top 20 percent. But only McDade consistently scores above

statewide averages (“Profile: Chatham”, 1998).

Chatham is divided into seven sub-areas by the Chatham-Avalon Park Community

Council. And each has its committee of block club presidents who meet regularly, trade notes

and decide what they want-and don’t want. Many of the clubs had died out in recent years as

block club leaders grew older and less interested in going out at night for yet another meeting.

Now, the council is trying to reinvigorate the block clubs and the sub-area structure.

3.5.2 Population and Health

The population of Chatham has remained stable over the past decade. It increased 1.3%

from 1990 to 2000 although it has experienced a net loss of 10,000 residents since 1970. The

racial mix has remained virtually unchanged at around 98% African American. Children under

age 14 increased nearly 22% over the last decade. Residents below the poverty level increased

from nearly 15% to nearly 18% in 2000, though this is still slightly below the city’s average rate

of 19.6%. The median household income in 2000 was $32,341, surprisingly close to the income

level in the gentrifying case study communities ($32, 328 in Uptown, $38,915 in West Town and

$29,588 in the Near West Side). One explanation for this is that though Chatham has some

indicators of decline, it has a stable, fairly homogenous population, while the other communities

have a greater demographic discrepancies from one neighborhood to the next and see wide

swings in income levels from one census tract to the next..

Maternal and child health indicators improved in Chatham over the decade, though there

were 12% fewer births. Teen births, low birth weights and infant mortality all declined over the
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decade. Health data from 1995-1997 shows that rates of mortality from heart disease, cancer,

diabetes and stroke are all higher in Chatham than in Chicago as a whole. For example, the rate

of diabetes for the city is 25 vs. 40 for Chatham (per 100,000 age adjusted population). However

the rates of hospitalization for the same conditions are the same as the city.

3.5.3 Community Health Centers

Chatham has two community health centers, the Karibuni House, run by Chicago Health

Outreach, and a Clinic in Altgeld WIC center, a school-based health center. These two sites are

clustered in the northeast comer of the community, near two other clinics, one in the community

of Grand Crossing and one in Avalon Park.

3.5.4 Housing and Property Values

In 1990, the median property value in Chatham was $67,452, lower than the Chicago

median value of $78,700. However, Chatham ranked among the top five neighborhoods on the

South Side in terms of property values. In the period 1993 to 2002, Chatham’s property values 

increased only 44%. This compares to 56% in the city of Chicago as a whole, 133% in the Near

West Side, 200% in West Town and 95% in Uptown. Chatham is a community that is fairly

stable—60% of residents were in the same house they were in five years ago, compared to 41%

on the Near West Side, 47% in West Town and in 40% Uptown—but it is slowly declining.

Chatham is distinct from the other case study communities in a number of ways; one example is

in the level of homeownership. The percentage of owner-occupied units in the community has

remained stable at around 40% for the past 30 years. In the other three communities the level

does not rise above 25%. Vacant housing units, however, have risen, from 3% in 1970 to 10% in

1990 and back down slightly to 7.5% in 2000.
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The data on building permits for Chatham shows that very little new construction or

demolitions are taking place in the community, particularly when compared to the other three

case study communities. There was a brief flurry of building activity in the years 1998-2000 but

this quickly ended (26 new construction permits were issued in 1999, dropping to 13 in 2000 and

down to one each year from 2001 to 2003) (Figure 1, Appendix . This could indicate a declining

community, except for the fact that the number of general repair permits reflects a slight trend

upward. Chatham’s 131 permits in 2003 even surpassed the Near West Side’s 108. This is due

to the community pride Chatham’s residents continue to have, and which can be seen in

observing the neatly kept bungalows along Chathams streets today.

Shifts in Chatham’s residential population, partially due to the aging population,

likely contributed to the fairly robust home sales experienced during the 1990’s. Mortgage-

related financing also generally increased between 1994 and 1999, reaching a trend high in 1999.

Continued home sales and mortgage-related lending has helped the Chatham community

maintain its housing stock and hang on to some neighborhood stability. Homes do not stay on

the market very long in Chatham. Chatham may be past its glory but it is tenacious in hanging

on to the heart and soul of its community life.
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Figure 4: Number of Demolition Permits by Community Near West Side 
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Figure 5: Miscelianeous/Revision Permits by Community

FIGURE 5: Miscellanous/Revision Permits by Community
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Figure 9: General Repair Permits by Community NearWestSide 
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.FIGURE 11: Total Dollars for Permits by Community 

FIGURE 12: Total Permits issued 1993-2003 by Community
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Chapter 4. Methodology

This chapter discusses the method of research to be used, the population and sampling

techniques, the instruments used, the data gathering procedure as well as the statistical treatment

of data. This chapter contains several sections: 1) a description of the methodology used to

operationalize the research questions; 2) a discussion of sources of data used in the analysis; 3) a 

discussion of the study population and the criteria for selection; and 4) a discussion of

methodological issues.

It also examines some basic information about Chicago that will have an impact on this

study. It is important to have a profile of the city. For the purpose of this study, gentrification is

defined as the process of financial reinvestment and the redevelopment of housing stock that

causes a change in the socioeconomic character of the neighborhood as higher-income

households replace low-income and working class residents.

The dependent variable for the study will be “demand for FQHCs.” This will be

measured as Yl- utilization of services, Y2 = utilization by personnel, and Y3 - number of

services demanded.

The hypotheses of the study are as follows:

HI = Demand for utilization of services will decrease as gentrification in a community

increases.

H2 = Demand for utilization by personnel will decrease as gentrification in a community

increases.

H3 = The number of services demanded will decrease as gentrification in a community

increases.

128



129

4.1 Background Information

According to Associate Professor John M. Hagedom, University of Chicago-Illinois,

New York City invested $1 billion in affordable housing from 1988-1997. There was no

comparable investment in housing in Chicago’s West and South sides, whose inner rings were 

developed by commercial real estate enterprises that displaced low-income residents. Some of

the negative outcomes of gentrification are that affordable housing diminishes and indigent

populations are forced away from the vital resources such as social services and health care 

organization. This study aims to evaluate the impact of gentrification on FQHCs through a

quantitative analysis of utilization data from 1990 through 2002. The fact that these facilities 

provide affordable healthcare to low-income residents or residents who have no insurance is

significant to the study. In addition, they serve patients on Medicare and Medicaid. They are

often a deeply rooted part of the neighborhood they serve.

As businesses fail, the community generally begins to do poorly and the economy affects

local hospitals and clinics as people stop coming or move out of the area. Increasing costs,

decreasing funding and fewer patients begin to take their toll on the FQHCs. More and more of

Chicago’s working poor are employed in jobs without benefits. The FQHCs pick up some of the

slack for the hospitals that offer some type of charity program. Preventative healthcare gets lost

in the shuffle as the clinics focus on treating those who come in with illness. These clinics

struggle to remain open when gentrification takes over a neighborhood.

To understand how health centers are operating and to evaluate their overall performance,

HRSA collects administrative, demographic, financial, and utilization data each year from all

grantees through its Uniform Data System (UDS). While UDS gathers some useful information,

it also has weaknesses and limitations, Instructions to centers have not always been clear, data
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editing and cleaning processes have not always worked well, and some centers have failed to

report certain data elements or have reported them very late, even though complete and accurate

reporting is a condition of receiving a HRS A grant (GAO, 2000b).

4.2 Research Methods

The study also makes use of the quantitative method through statistical analyses and

qualitative method through interviews. The study intends to measure the level of gentrification in

Chicago through the comparison of census data from the years 1980, 1990 and 2000 with FCHCs

as the unit of analysis (Tables II, III, IV, Appendix D). Census data downloaded for 1990 and

2000 using American Fact Finder. 1980 data obtained from the CensusCD 1980, published by

Geolytics, Inc using data from US Census Bureau

Maps were created to give a visual aid of gentrification of Chicago at the community and

census tract level in 1980, 1990 and 2000 (Maps I, II, III, Appendix E). Community mapping

provides unique information, effective visual tools, and the ability to understand and share their

own experience in the context of their changing environment.

4.2.1 GFI Index

Hudspeth (2003) created a gentrification factor index of 13 variables. This study uses 12

of the 13 Hudspeth variables. “Percent 65 years or older” was not used in this study and

Population per household” was used instead. The literature indicates that lower income,

indigent populations tend to reside in highly dense household units. For instance, in Uptown and

West Town, many immigrant families lived two and three families to one apartment.

Gentrification scores were created based on Chicago community areas and individual census

tracts. Single year score values were created by comparing against single year city average.

Percent change score values created for individual communities or census tracts by comparing
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against the percent change of the city for all variables, except average HH size, median HH 

income, and median household value, which were created by comparing against the latest single

year city average. For example: 1990 - 2000 percent average income gentrification factor score

for median household income based on comparison to the 2000 city median (Table I, Appendix

D).

4.3 Quantitative Analysis

The first part of the study establishes a background profile of the population around the

clinics sites, through 1980,1990 and 2000 census data, in terms of gender, age, ethnicity,

education, occupation and level of income, aspects which are often related to the impact of or

affected by gentrification. This study likewise aims to determine whether or not these factors

affect the services of FQHC’s.

One factor that is looked at is the change in the number of residents and the increase or

decrease in housing stock in the face of rising property values to indicate whether or not

displacement is occurring. Depending on the size of the incoming household units and the type

of housing stock increase, if population is increasing in a gentrifying area while housing stock

increases, displacement would depend upon the relative change in household size. If population

is decreasing, this would tend to support earlier findings that gentrification is accompanied by

displacement. In addition, if population is decreasing the rate of decrease in comparison with the

citywide rate of decrease may be a reasonable estimate of the effect of gentrification in that area

(Wagner, 1995).

Important questions about health care are often addressed by analyzing health care

utilization data. A finding that people with lower income or who live in certain areas of the city

use fewer services can indicate problems with access to care. If patterns of use are found to vary
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by insurance plan, this may suggest positive or negative properties of Medicaid or managed care. 

For this study, available data from the Health Services Research Agency for three years, 1996, 

2000 and 2003 include the following variables: types and amounts of health services used (e.g.

mental health, matemal/child health, chronic diseases including asthma, hypertension and

diabetes, and diagnostic tests), the medical problems being treated (diagnoses), provider

characteristics (physician training), and revenue sources (third party, grants, Medicaid, self-pay).

The analysis looked at utilization by type of service provided, type of FTE (full-time employee)

providing the service and the number of encounters for 1996,2000 and 2003.

The study utilized mean and standard deviation under the gentrification factors in order

to classify the data as observations falling into categorical scales; gentrifying (G), stable (S) or

declining (D) communities. The communities in Chicago with FQHCs operating within the

boundaries had gentrification factor index (GFI.) applied (Table I, Appendix D). Next all FQHC

grantees and associated sites were geographically identified by address. If the grantee and a

majority of associated sites predominantly fell into gentrifying communities, then the grantee 

was coded as (g). The same technique was applied to the stable and declining categories (Tables

VII and VIII, Appendix D). The base year used for coding was the 2003 UDS grantee and sites

file for a total of 15 grantees and associated satellite sites.

Although the N is small it represents the universe of FQHCs in Chicago. The study is

conducted as “purposeful sampling,” from Michael Patton’s Qualitative Evaluation and

Research Methods, (1990). While quantitative methods typically depend on larger samples and

also depend on selecting truly random and statistically representative sample, qualitative can be

in-depth and as small as one (Patton, 1990). The logic and power of purposeful sampling lies in

selecting “information-rich” cases for study in depth. From the information gathered through my
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methods, my purpose is to illuminate a great deal of previously not thought about information

about issues central to FQHCs, if and how gentrification is affecting them and how they are

adapting. There are several strategies of purposeful sampling, including “extreme or deviant

sampling, typical sampling, homogeneous sampling, maximum variation sampling,...” This study

uses maximum variation sampling whereby the sample, however small it may be, captures the

maximum variations of a characteristic represented. For this study, the maximum variation is

Stable, Declining and Gentrifying categorization of the FQHCs and the communities in which

they operate.

Definitions:

Gentrification: the process of financial reinvestment and the redevelopment of housing

stock that causes a change in the socioeconomic character of the neighborhood as higher-income

households replace low-income and working class residents.

Census tract. Census tracts generally have a population size between 1,500 and 8,000

people, with an optimum size of4,000 people. When first delineated, census tracts were designed

to be homogeneous with respect to population characteristics, economic status, and living

conditions.

Chicago Community. Chicago is comprised of 77 geographic communities. The U.S.

Census Bureau recognizes the communities as legal boundaries by which census data is

attributed to.

Based on the gentrification factor index (GFI), West Town, Uptown and the Near West

Side are experiencing gentrification through redevelopment and displacement. These three
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communities were chosen as case studies for this dissertation. Chatham, which is declining

according to the GFI, was chosen as a comparison case study community.

Public health professionals are now presented with the opportunity to examine key

relationships between the health characteristics of populations and both human and physical

environmental characteristics. Geographic information systems (GIS) and analyses based on GIS

have become widespread and well accepted. GIS is not the complete solution to understanding

the distribution of disease and the problems of public health but is an important way in which to

better illuminate how humans interact with their environment or deter health, hi this study, all

FQHC grantees and associated sites were geocoded and mapped for the years 1996 and 2000.

This was done in the order in which grantees were categorically coded G, D or S.

4.4 GIS Tools to Determine Community and Tract level Changes

One current focus of planning analysis is at the neighborhood or community level

understanding local area phenomena and developing plans and policies to increase the quality of

life at the very local scale. Geographic Information Systems (GIS) add a layer of capacity to such

analysis by making rich, disaggregated datasets accessible in a way (through maps) not possible

previously (Schlossberg 2003).

As these tools are used for small area, neighborhood-oriented analysis and decision

making, it is important for planners to understand how the choices one makes in the most

fundamental parts of GIS-based neighborhood analysis (data scale and spatial analysis

technique) affect subsequent results. The census spatial data (the census outlines or polygons) are

freely available to download in GIS-compatible format. Thus, census tracts and the attribute data
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(population, poverty, housing units, etc.) were extracted to conduct small area socio

demographic analysis for each community in Chicago.

Clinic locations were geocoded for 1996, 2000 and 2003. Each clinic was identified by

an individual location and by its grantee/administrative site. One site was located outside of the

city of Chicago and was not used in the analyses. For 1996 clinic locations all sites were 

geocoded and were inside of the city of Chicago boundary.

For 2000 clinic locations, 3 sites’ addresses could not be located and were left out of the

analyses: 102 clinics of which 1 is outside city and 3 unmatched address (unable to locate)

Hope House at 1201 S Central park, Hope House at 31 East Golf Terrace, and Neopolitan 

Lighthouse at PO Box 24709. There are a total of 98 total in map table (Map 9, Appendix E).

For 2003, here are 104 clinics of which 10 clinics outside of City of Chicago, 5

unmatched address (unable to locate); 245 S Gary Ave. 2307 S. Cicero, 152 Lincoln Hwy

8321 W North Ave, 2655 W Peterson Ave, for a total of 89 total mapped (Map 10, Appendix E.)

4.5 Qualitative Design

The quantitative data collection and analyses is supplemented with qualitative data

collected through an interview questionnaire of the Chief Executive Officers from the 11 of 15

FQHC Grantees. The 15 Grantees are the universe population in Chicago in 2003. The Grantees

are representative of FQHCs nationally because they all must meet minimum Bureau guidelines

of service provision such as providing primary care. Quantitative data can contribute to

understanding only part of a phenomenon; qualitative inquiry is necessary to better understand

issues related to context, meaning, and quality. The goal of the qualitative data collection is to

learn about the local views and perceptions of FQHCs’ administrators regarding the daily
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operations issues and their needs and recommendations. These broad areas of enquiry will be

framed by three principal foci relating to the main objective of the study. These are (1) how are

decisions made (2) who makes the decisions and (3) why were decisions made.

The interview questionnaire was designed to illicit the types of strategies being proposed

and implemented by the FQHCs to determine the characteristics and how they fit into the Miles

and Snow typology. To recap the four types presented in Chapter Two:

Prospectors are pro-active, and pursue an offensive strategy which tends to be more

aggressive in pursuing new market opportunities. Prospectors are willing to take risks. They

maintain an entrepreneurial attitude and explore their competitive environments with the aim of

developing new product and market opportunities. Prospectors are organizations with fairly

broad services lines that focus on innovation and market opportunities. This marketing

orientation makes them somewhat inefficient. They tend to emphasize creativity over efficiency.

Defenders, unlike Prospectors, engage in little or no new service or market development.

Defenders are less pro-active, and can be seen as being protection oriented, seeking stability by

maintaining current market positions and defending against encroachment by other

organizations. Their strategic actions seek to preserve market share by minimizing the impact of

competitor’s initiatives. Defenders are organizations with a limited service line that focus on

improving the efficiency of their existing operations.

Balancing the opportunity-seeking nature of Prospectors against the risk aversion of

Defenders, Analyzers are somewhere between Prospectors and Defenders. Analyzers seek to

maintain their position in the marketplace, waiting for the market’s reaction to new service lines,

piece of legislation, or new entrants into the marketplace for example a new health care facility

operated by the City of Chicago or another FQHC’s associated site. Once the market’s reaction is



137

analyzed, they pursue the opportunity, having identified the key success factors. Thus, like 

Prospectors, Analyzers seek to exploit new market opportunities, but they will also tend to draw

most of their revenue from a stable portfolio of service provision, in this study Medicaid

reimbursement. Analyzers are organizations that operate in at least two different service-market

areas, one stable and one variable. In the stable areas, efficiency is emphasized. In the variable

areas, innovation is emphasized.

Inconsistencies and reactionary responses to environmental change characterize the

strategies pursued by Reactors while the strategies of Prospectors, Defenders, and Analyzers are

to some degree proactive. Reactors do not have a distinct strategy - they merely react to

environmental changes strategic changes are piecemeal. Thus, the Reactors strategy is not

considered a viable one, and organizations pursuing such a strategy would either have to adopt

one of the other three types of strategy or face eventual decline. Reactors are organizations that

lack a consistent strategy-structure-culture relationship.

Since there are limitations on the use of verbal reports in research, the use of a structured

questionnaire is the most suitable method of data collection. A structured questionnaire can be

performed in three ways: by using a written questionnaire, by personal interviews, and by

telephone interviews. As it is known, written questionnaires are the least expensive, followed by

telephone interviews, and face-to-face personal interviews are the most expensive. For this

research, personal interviews were conducted as the method of data collection for three main

reasons: (1) maximum data quality is required in my research, (2) interviewees are

geographically concentrated making costs of conducting interviews reasonable, and (3) there is a

limited numbers of interviewees.
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Personal interviews are the best method for obtaining complete and meaningful data.

They offer important advantages, including the ability of the interviewer to notice and correct the

respondent’s misunderstandings, to probe inadequate or vague responses, and to answer 

questions and allay concerns. The interviewer can control the order in which the respondent 

receives the questions, which is not possible with written questionnaires, and the interviewer can

control the context of the interview, including the possible biasing presence of other people.

Furthermore, personal interviews ensure high quality of data because they allow

attaining the highest response rate of any survey technique (sometimes over 80 percent).

Personal interviews also allow the greatest length in interview schedules. Furthermore, a face-

to-face interview can best establish rapport and motivate the respondent to answer fully and

accurately, again improving the quality of the data.

Other advantages of personal interviews are specific to my research. For example, during

the interviews the researcher was able to utilize visual aids such as maps were utilized to assist in

discussing FQHCs’ spatial and location issues. Although personal interviews are the most

expensive method of collecting data, since the geographic area of the research was small, city of

Chicago; conducting personal interviews was feasible. For a city or limited community, costs for

personal interviews may not greatly exceed those for telephone interviews. Finally, since the

number of Grantee administrators was a limited number of individuals to interview, personal

interviews became a “must” method for obtaining the highest possible quality of data.

The researcher conducted personal interviews of 11 Chief Executive Officers (2 Chief

Operating Officers were designated by the CEO to participate in their place, 1 due to his

responsibilities as the Medical Director and the second was not appropriate for this study due to
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her responsibilities) key individuals who have important information and insight into the state of 

FQHCs in Chicago. These individuals are the chief executive officers of their FQHCs and are

key to the decision making processes in their organizations. The 11 individuals constitute a

representative sample of administrators in charge of FQHCs across the state and nationally for 

they represent a balanced mix of gender, race, ethnic groups, age, socio-economic class, and

neighborhoods. Among the 11 were eight women and four men. Seven are Africa-American,

one is Hispanic, and four are white. All 11 range in age from the early forties to sixties and all

are mainly middle class.

Approximately two hours were spent with each interviewee. In order to maintain a high

quality of data, special effort was made to reduce personal interference and bias on the 

interviewees. The questionnaire instrument was tested on administrators who have worked with

FQHCs or administrators in similar positions and then revised the questionnaire.

The interview responses were divided into two parts, “strategic orientation” and

'organizational structure”. Under the strategic orientation section, multiple questions were asked

in order to determine whether or not the mission was changing, how many strategic priorities

were being pursued in the present and in two years, determined the existence of a strategic plan

and how often it was reviewed and updated, and the impact of the strategic priorities on for

example productivity, costs, competitors, reserves and public image. Then the perceived threat

or opportunity of “gentrification” was measured on the same categories as strategic priorities,

e.g. productivity, costs, competitors, reserves and public image and finally who and what

influences strategic planning processes, i.e. affiliations with outside organizations such as

hospital systems, faith-based institutions, community groups, government regulation. The second

part of the questionnaire measured the number of changes in the organizational structure
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including senior level management, information technology, marketing, financial systems, 

personnel development and recruitment of health care providers.

If the FQHC responded that it had no current or future plans for each of the activities then

on an ordinal scale of 1 to 10, it received a maximum score of 10. The response categories 1 and

2 represented the Defender position; categories 3, 4 and 5 were Analyzer; 6,7 and were

Prospector; and 8 through 10 represented Reactors (Table XXII, Appendix D). This type of

measurement has been validated by Miles and Snow (1990) in their study of more than 400

hospitals in both the 1984 data set and 1987 data set and in later research (Boeker 1989; Zahra

and Pearce, 1990; Shortell & Zajac, 1989,1990; Aragon-Correa 1998; Wellever et al., 2000; and

Castle, 2003). The measurement was based on the number of diversified services offered, the

number of new serves initiated in the most recent 2 years, the number of new serves planned for

the future, and the degree of emphasis given to new service and new market development

strategies (Shortell & Zajac, 1989).

This chapter has provided the foundations for conducting this study from the quantitative

analyses using a gentrification factor index applied to communities and to FQHC grantees, cross

tabulation of service utilization, staffing and encounter data. The quantitative analyses will help

explain the impact of gentrification on FQHCs. The qualitative analyses will help explain in

light of gentrification, how are FQHCs adapting or not adapting to this change in the

environment Chapter Four to follow presents the results.



CHAPTER 5. RESULTS

5.1 Impact Assessment of Gentrification on FQHCs

In testing whether gentrification has an impact on FQHCs, several tasks were undertaken

to determine the answer. This chapter divides the results in two sections. The first section

presents the means and standard deviation results of 69 variables from the Uniform Data Systems

database for three points in time, 1996, 2000 and 2003. The variables are stratified by funding

streams, costs of operating FQHCs, full-time employees, and encounters by specialization. The

second section presents the interview questionnaire results of 11 Chief Executive Officers or

their designees, the Chief Operating Officer (Appendix B).

The quantitative analyses measuring the average utilization in 1996, 2000 and 2003

shows that although gentrification is increasing in many census tracts and communities across

Chicago, the rates of FQHC utilization continue to increase. In addition, interviews show that

some FQHCs are fully aware of demographic and socio-economic changes related to

gentrification and have consequently taken steps to adapt. Others are aware and do not see any

urgency at this time in making plans regarding gentrification. This in part is due to the belief that

it is not at their doorstep, nor will it be for at least a decade. However, the increasing numbers of

the uninsured and underinsured has been and continues to be their primary concern.

Quantitative Results:

Utilization

The utilization encounter rates in 2003 show case managers, dentists, mental health

specialists, and nurses highest among FQHCs in gentrifying communities (Table XIV, Appendix

D). A few FQHCs in gentrifying communities are major State providers of mental health
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services for the homeless, HIV/AID s and immigrant populations may account for some of the

rates. Regarding nurses and dentists, some FQHC Chief Executive Officers indicated that they

have minimal problems in recruiting and keeping nurses and dentists. Other possible 

explanations could be the change is the socio-economic status of some of the in-movers into the

communities.

The health centers in the gentrifying communities are in some cases financially sound,

have a good acumen for acquiring funds through philanthropic organizations and perhaps due to

demand decided to make costly investments in radiology personnel, oral health professionals and

other services deemed important to gaining access either through transportation, counseling, etc.

Among FQHCs in stable communities, utilization encounter rates in 2003 tended to be

highest in nurse midwives, family practitioners, internists, nurse practitioners, and substance

abuse specialists (Table XIV, Appendix D). The total medical services encounters in 2003

increased 230% over 1996 (111,082 vs. 38,807). One possible explanation could be that the

populations in stable communities have higher rates immigrants who did not have as much

access to health care providers as their home countries and take advantage of the resources

available to them. In some instances due to the lack of providers in their former communities,

illnesses tend to be accepted as a part of everyday life. Post migration, the illnesses become acute

and treatment is sought. In addition, residents in these communities do not move frequently and

build long term relationships with their providers. Finally, populations among immigrant

populations tend to be denser than other populations which may attribute to the high utilization

rates.
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One note is that stable communities include communities in poverty and have been for a

long time so they are classified as stable - low income, predominantly Latino and/or African

American based on census data at the community and tract level, xxx which is why some of their

numbers such as maternal child health utilization and encounter rates are so high.

Finally, among FQHCs in declining communities; dental hygienists, education

specialists, psychiatrists and other professional personnel services are highest in 2003 (Table

XIV, Appendix D). FQHCs in declining community may not have the financial resources to

recruit dentists and dental hygienists may fill an immediate need. Educational specialists because

literacy among this population is lowest than other communities. However in 1996 and 2000, 

case managers, dentists, mental health specialists, and total enabling services were higher than 

FQHCs in stable and gentrifying communities (Tables XII, XIII, Appendix D).

Utilization by Full Time Employee

Given the utilization encounters in declining communities, on average there is less than

one full-time specialist providing this service. The rate in declining communities is .8 compared

to 2.2 in gentrifying communities. In addition, the utilization encounters among psychiatrists is

ten times higher than those in gentrifying communities encounters (612 encounters per .2 FTEs

vs 159 encounters vs .6 FTEs) (Table XX, Appendix D). Another seemingly skewed result in

2003 is the mental health specialist FTEs in gentrifying communities vs. declining communities

(22.7 vs. .5) (Table XX, Appendix D). However, the explanation could very well be that the

major provision of mental health to homeless people, international refugees and torture victims is
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in the community in the community of Uptown which is gentrifying and is home to Chicago

Health Outreach, the State’s designee for this type of care.

Results of Interviews for 11 of 15 Chief Executive Officers ofFQHCs

All FQHCs nationwide are under the same supervision and guidance; the Bureau of

Primaiy Health Care and each year file the same utilization and financial report called the

Uniform Data System. Some come from business backgrounds, education backgrounds.

It appears that no two FQHCs are like in appearance, in strategies being pursued or even

in Administrative Director’s persona. The results show that the FQHCs follow several different

types of models. For instance, one type of stratification is ‘loosely affiliated’ and ‘strongly

affiliated.’ There are eight ‘strongly affiliated’ FQHCs, three being faith-based, and three

associated with hospital systems (one with an Academic Medical Centers, the University of

Illinois at Chicago and the University of Chicago and two with large hospital systems, 

Resurrection Hospital Systems and Mt. Sinai Hospital) and two are affiliated with a not-for-

profit organization. Having determined the FQHCs function of the GFI score as those in “S

stable communities, “D” in declining communities and “G” in gentrifying communities and then

analyzing the responses from the questionnaire, the following results were found.

An ordinal scale of 1-10 was devised to measure the Miles and Snow Typology by

strategic planning responses and organizational responses. The strategic planning included

whether or not a strategic plan existed, how often it was reviewed and updated and how many

strategic planning priorities were to be initiated over the course of the next two years and finally

how their affiliations outside entities influenced their strategic planning. Organizationally, the

FQHCs were scored on how many changes were made to the organizational structure and at



145

what level, whether or not a Personnel, Information Technology and Marketing departments

existed, whether or not continuing education and development was offered personnel, and the

difficulty or ease in recruiting health care providers.

Of the 11 CEOs of FQHCs interviewed, there are five loosely affiliated, ‘independent’

health centers with multiple hospital affiliations for inpatient services. Of the “loosely affiliated'

four were found to be Analyzers and one was a strongly affiliated faith-based FQHC. Of the

strongly affiliated: three faith-based FQHCs, one was an Analyzer, one was a Defender and one

was a Reactor. The three hospital affiliated FQHCs, one was a Defender, one was a Prospector

and one was a Reactors.

It was important to differentiate the FQHCs by applying the Miles and Snow Typology in

order to determine what factors are influencing their decisions and in light of gentrification in

many communities, posit how they may react by their orientation. The following section presents

the results of the interviews. (See next page.)
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Organizational
Structure

Score

Strategic
Planning

Score Typology

Analyzer
Analyzer

34Alivio
43Chicago Family 

Clinic in Aligeld n/a n lan/a
Analyzer

Analyzer
Prospectors
Prospector

5 5Erie

55Near North
Uptown
Access
Chicago Health 
Outreach 
Circle Family 
Friend Family 
Lawndale Christian 
Miles Sq 
PCC Wellness 
PrimeCare Community 
Roseland 
New City

6 6
77

Prospectors
Reactors

66
109
n/a n/an/a
5 Analyzer

Reactors
5

g8
n/an/an/a

Defender
Defender

22
22

n/a n/an/a
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The interview results are summarized in the following table.

"rTyry1*Typology i‘;,i\:::S rT^>>*» Hi' *»

• Annually reviewed and will continue to 
review strategic plan

• Conducted Environmental Assessments 
to open new sites

• Decentralized decision-making 
processes

• Aggressively pursued new service lines
• Aggressively pursued government and 

foundation funding
• Viewed as being non-collaborative by 

other FQHC peers
• Robust reserves

Acquired new IT systems 
Acquired new financial system 
Allowed site assistant directors to 
manage daily activities 
Hired senior level management 
within past two years

Prospectors

* Expanding service base
Hired senior level management 
within past two years in IT, 
Finance, Marketing and COO 
Acquired new IT systems 
Acquired new financial system 
Promote continuing education and 
development

Analyzers • Annually reviewed and will continue to 
review strategic plan

• Centralized decision making processes 
with emphasis on including all levels of 
staff in strategic planning process

• Look to other FQHCs to collaborate and 
share resources

* Solid reserve base
• Expanding service base
• Update strategic plan yearly

Defend * Hired senior level management 
within past two years in either IT, 
Finance, Marketing COO

• Acquired new IT systems
• Acquired new financial system
* Promote continuing education and

development ____________

• Annually reviewed and will continue to 
review strategic plan

• Expanding some initiatives in service 
base while contracting others

• Update strategic plan every 2-5 years
• Adequate reserve base

• Annually reviewed and will continue to 
review strategic plan

• Decreasing some services
• Decreasing staff due to funding cuts
• Dire reserve levels
• Difficulty in pursuing new initiatives 

due to lack of resources

• No new hires in seniorReactors
management over the past two 
years and no resources currently do
so.

• Difficulty in recruiting and
retaining professional staff such as 
nurses

Based on the responses and the typology characteristics, it becomes evident that although

FQHCs have many similarities, they also have very defining differences. Chapter Six discusses

the discussion and significance of the findings and Chapter Seven presents policy

recommendations and fUture research.



CHAPTER 6. DISCUSSION AND RECOMMENDATIONS

6.1 Purpose and Importance of the Study

This study has attempted to fill a research gap on the impact that gentrification has on

health care delivery systems in lower-income communities and specifically on Federally

Qualified Health Clinics (FQHCs), a government-supported national network of community-

based clinics. It examines how 15 FQHCs in three different communities have responded to the

demographic changes wrought by gentrification in Chicago.

The study began by reviewing the gentrification literature, presenting evidence for the

uneven costs and benefits of neighborhood change (London, Lee & Lipton 1986, Betancur 2002)

and the role of economic interests and political power in guiding neighborhood change. It

recognized the likelihood that both supply and demand factors contribute to gentrification and

that causes and effects will vary by location. The weight of the evidence seems to indicate that

displacement is occurring in many, if not most, gentrifying communities. However, at this point 

in time, Slater (2004) and others posit that gentrification literature should be less concerned with

the “whys” of gentrification and more concerned with the “hows.” Thus, this study has attempted 

to move toward the policy implications of gentrification and its impact on community health

clinics.

Since a review of health disparities in the U.S. found a number of studies that have shown

a link between health status and geography (e.g. Williams and Collins 2001, Osterman 1991), it

was reasonable to hypothesize that gentrification would cause a decrease in services in

community health clinics that serve a low income clientele. The documented spatial patterns of
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health provides a potentially important clue in understanding why it is that neighborhoods and

communities might matter for health.

Four communities in Chicago were chosen as case studies and were evaluated using a

gentrification index. Three (the Near West Side, West Town and Uptown) were found to have

high gentrification scores. The fourth community, Chatham, was found to be in decline and was

chosen to serve as a comparison site. The study then examined quantitative client utilization data

at 15 FQHCs and qualitative data from interviews with 11 of the directors of these clinics.

The second part of the study involved looking at how FQHCs were responding as

organizations to the environmental changes occurring around them. The location of FQHCs in

their particular communities is important because they need to maintain certain scores for

serving underserved populations based on race, gender, cultural barriers, disease rates or whether

the area has a shortage of health professionals. The importance of FQHCs to the poor population

has increased as more and more of Chicago’s working poor are employed in jobs without

benefits. FQHCs play an important role in health care delivery in the U.S., serving vulnerable

groups who experience geographic, economic, cultural, and other barriers to accessing health

care and preventive services. These centers, which receive federal reimbursement, served 11

million people in 2000,40% of which were children.

Demographic changes in FQHC communities would hypothetically demand changes to

organizational strategy and service delivery. Thus, the literature on organizational change was

reviewed and the Miles and Snow typology of strategic orientation was chosen as model for

measuring FQHCs responses. The clinics were divided into one of the four types: Prospector,

Defender, Analyzer and Reactors according to how they were responding to the environmental

changes of gentrification or decline.
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6.2 Limitations of the Study

Several factors related to the availability of data limited the findings of this study. First,

the small size of the population for analysis (15 clinics) was too small to test for significance in

whether or not gentrification impacts utilization, services and staffing. Second, data was

available only at the grantee level instead of at the site level (one FQHC grantee may operate

clinics in several sites in various communities). The aggregate data was averaged out and did not

allow for a more significant test of association between gentrification and utilization from site to

site. An ability to acquire site specific utilization data would yield richer information about the

relationship between gentrification and the ability of FQHCs to provide services.

Another limitation was the necessity to apply a gentrification factor index at the

community level rather than the census tract level. Because gentrification does not usually affect

communities as a whole but rather occurs block by block, census tract by census tract, and it

occurs over a period of approximately twenty to thirty years, conducting an analysis at the

community level does not give an accurate measurement of gentrification (J. Betancur, personal

communication, January 21, 2005). When developers, speculators and “risk capitalizers” pursue

the gentrification of a block, neighbors on the next block hear of the speculation and in

anticipation increase their sale prices. This in turn may influence others in the neighborhood to

do like-wise. On the other hand, even if good data at the census tract level were available, the

data may not always reflect the impact of gentrification. For example, increasing average

incomes do not necessarily mean gentrification is occurring, since the growth of incomes could

be attributable to the growth in incomes of original residents. Thus, the gentrification factor

index remains a useful tool that utilizes descriptive data (such as increasing average incomes,
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rate of property turnovers, increasing housing values, declining minority populations and

displacement of original residents) to determine what changes are occurring in the socio

economic fabric of the community. Still, a future study would benefit from an ability to conduct

a geographic analysis at a smaller scale coupled with access to site specific data.

In light of the fact that Chicago is in a “turbo stage” of gentrification, it is important to

continue this study. Since eight of the 15 FQHCs will be in the midst of or in the end stage of

their current strategic plans, a follow-up interview with the FQHC administrative directors in two

or three years to measure how the health centers continue to adapt to gentrification would be

useful. One measurement in time is telling but is not enough to plot the continued adaptability of

FQHCs along a trajectory, or to discern whether an organization makes a shift in its strategic

orientation from one type to another (e.g. a change in the Miles and Snow typology from

Analyzer to Reactors or from Defender to Prospector). The researcher has a data use agreement

with HRSA through 2008, at which point there will be approximately five years of site-level

utilization data. It will be important to conduct another study to see a further progression of this

analysis.

6.3 Findings

Despite the study’s limitations, several findings are presented. This study hypothesized

that 1) demand for utilization of services at FQHCs will decrease as gentrification in a

community increases; 2) demand for utilization by personnel will decrease as gentrification in a 

community increases; and 3) the number of services demanded will decrease as gentrification in

a community increases. With the data available, this study could not support the three hypotheses

put forth when the study was initiated.
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The study found the following four conclusions:

1) Many residents continue to seek out their original FQHC providers even after

gentrification has displaced them to other locations.

FQHCs in gentrifying communities are experiencing increased demand, rather than2)

decreased demand, as might be expected.

Despite having the same mandate and modus operandi, the strategic orientations of the3)

clinics varied significantly and were grouped into the Miles and Snow types as follows:

six were Analyzers, two were Prospectors, two were Reactors and one was a Defender.

There is an interesting similarity between the characteristics exhibited by gentrifiers in4)

the stage process of gentrification as identified by Kerstein (1990) and the Miles and

Snow types exhibited by FQHCs decision makers (i.e. Risk oblivious - Reactors, Risk

prone = Defenders, Risk averse ^Analyzers, Risk capitalizers ^Prospectors).

6.4 Finding #1: Many residents continue to seek out

FQHC providers even after displacement

Several of the FQHC administrative directors indicated that though people may be

displaced by gentrification, they continue to travel to maintain continuity with their healthcare

provider. Five of 10 directors stated that, over the last three to four years, approximately 50% of

their patents have a point of origin in the immediate area while the other 50% originate from all

over the city and suburbs. FQHCs in some communities are key places for community members

to congregate not only around their health needs but also to seek counseling, outreach and social

services. Though directors reported on this pattern, it is important to note that the reasons for the

utilization patterns could not be objectively demonstrated due to the study’s limitations; perhaps
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in future work the patient population could be interviewed regarding their choice of health care

providers (or lack thereof).

In general, this study has adopted political economic theory as a framework for

understanding both the mechanics of gentrification and the operation of health care clinics.

Following Gatrell in Geographies of Health (2001), this theory proposes that economic relations

and structures underpin all areas of human activity, including housing, employment, health and

access to health care. The underlying causes of disease and poor health are embedded in political

and economic systems and the existence of extreme health disparities in the U.S. are not

primarily the result of individual behavioral choices but are rooted in the broader social context.

However, political economic theory only takes the discussion part of the way. Supply

and demand theories would indicate that as poor individuals move out of neighborhoods, they

would seek services in their new neighborhood. The clinics in the old neighborhoods would face

a lessening of demand and would be forced to modify services in response. But political-

economic theory does not explain one important finding from this study that emerged in

interviews with FQHC administrative directors: even with gentrification intensifying over the

last decade and displacing many residents, patients who presumably can little afford to travel still

travel several miles in order to seek care from their customary FQHC provider. One explanation

for this lies in the theory of social capital.

6.4.1 Social capital theory

Social capital may be defined as those resources inherent in social relations who

facilitate collective action. Social capital resources include trust, norms, and networks of

association representing any group that gathers consistently for a common purpose. A norm of a

culture high in social capital is reciprocity, which encourages bargaining, compromise, and
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pluralistic politics. Another norm is belief in the equality of citizens, which encourages the

formation of crosscutting groups (Smith 1997). Such mutual support also is associated with self-

reliant economic development without need for government intervention (Putnam 1993,

Fukuyama 2000).

Social capital has to do with group solidarity. All groups embodying social capital have a

certain “radius of trust”—the circle of people among whom cooperative norms are operative

(Fukuyama 1999). A modem society may be thought of as a series of concentric and overlapping

radii of trust. For the communities in this study, the community health clinic may operate within

their own circles of trust.

Putnam (2000) discussed two distinct types of social capital: “bonding” and “bridging.

Bonding social capital results from reciprocity of close-knit groups and reflects the degree of

social connectedness that individuals have with others in their immediate lives, such as friends,

families, neighborhoods, and co-workers. The bonding social capital is disrupted and in many

instances severed when residents are displaced from their homes and communities through

gentrification and demolition of housing projects. Conversely, “bridging” social capital is a

product of individuals' and networks’ connections to other individuals and networks not

immediately in one’s circle and perhaps very far from it. Several FQHCs have been in their

communities for almost two decades and prior to becoming federally qualified, they had been

health centers for several more decades. These FQHCs have become foundations for both

bonding and bridging social capital in their communities. Health centers have become a place for

employment, for counseling and intervention, for outreach to social and family crises and for the

continuum of health provision from one generation to the next.

Interdisciplinary attention to the concept of social capital has resulted from empirical
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findings that communities with high social capital fare better than communities with low social

capital (Carlson & Chamberlain 2003). A recent report from the Institute of Medicine indicated

that the next generation of prevention research should build interventions on the foundation of

social capital (IOM 2003, Carlson & Chamberlain 2003).

6.4.2 Social Capital. Neighborhoods and Health

Since social capital is a relatively new concept, little consensus exists as to whether it is

an attribute of an individual, a network, or a geographic space. People within a geographic area

interact and develop social norms of behavior. Geographic space was of particular interest to

Kawachi et al. (2003) in measuring health outcomes. They note that the variable of trust,

although it has been an attribute of social capital theory, has been neglected as an operational

variable in quantitative studies.

Several empirical studies have suggested that neighborhood characteristics influence

health, with many studies having focused on neighborhood deprivation or aspects of the physical

environment, such as services and amenities. Neighborhoods also matter because of the nature of

their social organizations, their health facilities such as community health centers, libraries,

churches and local community social clubs.

Lochner (2002) suggests that there appears to be distinct features of places that make a

difference to health, as opposed to the characteristics of people. The availability of services such

as health care, and amenities (recreational spaces, commercial stores) can either facilitate or

constrain a person’s ability to engage in healthy behaviors (Altshuler 2004; Madntyre et al.

1997). For instance, in the current study, the CEO of an FQHC in Chicago opened up exercise

facilities within the health center to promote a health lifestyle with exercise. Still, much work
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needs to be carried out before social capital can be widely applied to measure and improve

population health (Lochner et al. 2002).

Public health critics strongly advocate careful analysis of social capital (Pearce & Smith

2003) because of concern that efforts to build social capital in poor or marginalized communities

may create further resentment in the targeted communities, and a blame-the-victim mentality in

the larger society (Carlson & Chamberlain 2003). Coleman’s (1990) theory of social systems

indicated that the intangible resources of social relations affect collective efficacy and quality of

life in a community. He hypothesized that the basic attributes of social capital are the level of

trust and the norms of reciprocity among community members. These attributes help to explain

community behavior (Carlson Sc Chamberlain 2003).

Putnam (1993) conducted an empirical study on Italian civics and found that social trust

and civic engagement were highly correlated with the success or failure of local government. A

study of FQHCs and the relationships formed with their patients may further explain the success

of these organizations in their communities.

6.4.3 Health Disparities. Racism and Community Health Clinics

The community health statistics discussed in the four case studies provides ample

evidence of the existence of health disparities and the importance of addressing community

needs on social, economic, political and ethical levels. Racism is an undercurrent that pervades

any discussion of the radically uneven access to health information and health care in the U.S.

For instance, Walker et al. (2004) point out that many medical studies marginalize the

participation of minorities in clinical trials which limits the generalizability of evidence. For

example, in one study (Murphy 2004), participants in a cardiovascular disease study were almost

exclusively white. Although the study found that parental cardiovascular disease predicted
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future offspring events in middle-aged adults, the generalizability of the evidence to other

racial/ethnic groups is limited.

One finding in Walker’s study is that Latinos in Chicago seek health care as much

and in some communities more than other racial/ethnic groups. Twenty-five percent of the

FQHCs in Chicago provide more health care and resources to this population than any other

group. One FQHC goes so far as to provide almost $1 million in uncompensated care per year to

the Latino population. Walker et al. (2004) points out that Latinos have less health insurance, at

times receive poorer health care nationwide, but have better health than other U.S. groups. He

recommends that policy makers and urban planners pay particular attention to demographic data

in addressing health disparity issues because they often capture many features of social and

economic well-being.

Neighborhoods also matter for the amount of funding that communities receive

for health care. This study found significant funding disparities between FQHCs located in

communities indexed as declining, stable and gentrifying. The FQHCs located in declining

communities received 33% less grant funding from the Bureau than what was received by clinics

in stable communities ($1,864,440 vs. $2,292,836, Table X, Appendix D). FQHCs in declining

communities also have fewer physicians and fewer substance abuse and mental health

specialists. With fewer resources than their sister organizations in stable and gentrifying

communities, these FQHCs are big on demand and short on resources. Access barriers have

included lack of adequate physician services (Cooper et al. 2002), access to relevant prenatal

care (Rosenbaum 2002, Shi et al. 2004, Yu et al. 2001) and access to mental health services

(Mathews 2001). These problems are all well documented in the literature.
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6.4.4 Community Health Care as Social Capital

Community health care is an experience of the community, A group of people is brought

together by a health facility and relationships of trust are developed. Some indigent patients will

not leave a provider even if their doctor leaves, which shows the strength of place-based

attachments. Patients who leave the community come back because they trusted the care they

received and may feel uncomfortable in a new place or location.

Demographic growth or decline usually moves at a slower and more gradual pace in

comparison to political, economic, and technological change and it can be difficult to perceive in

the short term. Thus, communities experiencing gentrification should have time to adjust to

increasing or declining population, particularly if policy makers, health care professionals, and

local government come together in order to analyze the changes and plan appropriately. They

need to plan for the continuity of social services, health provision and housing so as to minimize

the disruption to the social fabric of a community and to maintain the trust residents have in the

services and institutions in their original community. Contracting with FQHCs is one possibility

because many FQHCs have built strong relationships with their communities. Some FQHCs in

Chicago have their own housing development corporations or are associated with one. By

providing adequate funding and resources, the City of Chicago and the Chicago Housing

Authority can help displaced residents and families, particularly where public housing complexes

have been demolished, to stay geographically connected to their communities.

The importance of place has been a recurring theme of this study. Recent findings from

the Community Tracking Study (2002) further demonstrate that where an uninsured person lives

is a critical determinant of his or her ability to obtain medical care in the context of the

availability of safety net providers. This makes it easy to see why “neighborhoods” are so
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important and why gentrification can change not only the face of a neighborhood but also the

services available to its residents. Communities, whether at the city level such as New York or

Chicago or at smaller geographic units such as census tracts, carry particular histories of their

settlement, physical and social character and their relationships to other places however large or

small. The sense of place lives in the realm of memory as a smell, color, or feel that is pushed to

the forefront whenever we experience being in a place.

In planning, decision making should not be done as a cookie-cutting exercise but through

dialogue with people attached to “place.” One example of place-based attachment is the

influence of settlement houses on the lives of many immigrants and poor people across the 

nation during the later part of the 20th and up through the 21st century. The settlement movement

was part of a broad attempt to preserve human values in an urban and industrial age. The idea

was to have university men "settle" in a working-class neighborhood where they would leam

about the real world first hand by helping to relieve poverty and despair in the slums. Jane

Addams, who was influenced by this phenomenon in London, and her classmate, Ellen Starr,

founded Hull-House (soon to be the most famous settlement) in a run-down mansion on the West

Side of Chicago. These settlement houses became melting pots of newly arrived immigrants

from all comers of Europe.

Unfortunately, African Americans were not part of this pot but were allowed only to have

their own homogenous houses much like their segregated neighborhoods in Chicago that, to date,

have not overcome disparities in housing, services and healthcare. These neighborhoods have not

disappeared and the concentration of poverty still exists.

Current urban policies that displace inner-city residents to homogenous neighborhoods

further away from the gentrifying inner core and call it “smart growth” and “deconcentration of
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poverty” neglect to consider the ramifications of removing people from their circles of trust and 

connection. When public housing sites were tom down in Chicago, residents did not just lose

their homes, they also lost their sense of “place” and with it the ability to relive the memory of

that smell, sound and feel of the place that was home. Much like the disappearance of settlement

houses that helped define places and people who came from the neighborhoods they served, the 

disappearance of public housing has left a an indelible mark on the residents across the nation.

6.4.5 Displacement Research

As a brief note, one aspect of the research on displacement may shed further light on the

qualitative evidence found in this study that people choose to travel to their old clinics rather

than find a new one. While it has been found that rates of displacement varied depending on the

location and rate of change, a number of studies documented the fact that residents who are

displaced often move to other residences in the same neighborhood (LeGates & Hartman 1986).

Lyons (1996) found that household migration to local residences is associated with low-status

households, while longer range migration may be associated with those of higher status,

indicating a reduced degree of choice for such poorer movers. Similarly, Atkinson (2001) found

that displacee moves are predominantly made to locations nearby-but to property that is in

worse condition. Atkinson (2002) sums up the conclusion of many researchers in stating that

gentrification of low income communities does not solve the social stigmas and concerns

associated with low-income areas; it simply rearranges the causes of poverty and neighborhood

decline.



161

6.5 Finding #2: FQHCs in gentrifying communities are experiencing increased demand

Interviews with FQHC administrative directors contradicted expectations that FQHC

services would decrease in response to gentrification. The study’s aggregate data actually found

that, in spite of gentrification in some communities, FQHCs are continuing to experience high

demand for their services and are increasing in the number of sites and in utilization rates. In

particular, the demand for primary care, obstetrics and gynecology, outreach, mental health,

counseling and certified mid-wives increased between 1996 through 2003. In 1996 there were

eight FQHC grantees in the city of Chicago. By 2000 this had increased to 12 and in 2003 it

increased to 15. The number of sites associated with those grantees increased as well from 11 in

1996, to 102 in 2000, and to 104 in 2003 (Table V, Appendix D). On the surface, this expansion

indicates the system response for capacity building to the increasing numbers of uninsured and

underinsured across Chicago and its suburbs.

In the interviews, all eleven directors were cognizant of gentrification whether it was

happening across the street from their center or across town. They have some taken measures to

adapt, through beautification efforts, new physical structures, adding new people into the

organizational structure such as marketing and chief operating officers, and using more market

analyses techniques and consultants. While the majority of clinics were remaining open and

increasing services, there were some exceptions. Two of the CEOs stated that three of their sites

were under consideration for closing or moving because of gentrification. One site is under

consideration for closing because the area is gentrifying and the rent has become too high to 

maintain the site. The other two sites will be moved from their current sites primarily “because

the facility is too small and is in need of repair and indirectly because the HPSA score is

becoming harder to justify due the fact that the neighborhood is gentrifying.” (HPSA score is a
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Bureau of Primary Health Care scoring system to determine geographic, physician, special

population need.)

Ten of eleven CEOs interviewed in the study expressed the need to expand services if

financial resources are found. This trend toward growth rather than decline in the face of

gentrification was a surprising result but one that immediately raises policy issues. Some of the

clinics were expanding in place and some were looking to expand into additional locations.

Financial resources were an enormous constraint, and more so for FQHCs in changing

communities. For instance in 2003, FQHCs in stable communities received more funding from

BPHC than FQHCs in gentrifying and declining communities ($2,923,836 vs $1,911,716 and

$1,864,440 respectively) (Table IX, Appendix D). This is a complete reversal in funding from

1996 whereby the FQHCs in stable communities received $1,197,117 vs $2,196,732 in

gentrifying and $ 1,276,065. The difference could be due to a stable demographic base with

predicted disease rates and, if utilization is consistent, the funds are allocated accordingly. Mazur

et al. (2001) explain that FQHCs operate on very tight budgets. Because of the complexity of the

patient population they serve and the significant proportion of non-paying patients, patient visit

revenue generally covers only a portion of the total cost of operating such a center. The

remaining revenue typically is derived from governmental funds or philanthropic grants.

Since 1996, while federal funding and State funding have increased steadily, however

Local government funding has decreased as the City of Chicago continues to deal with revenue

shortfalls in the billions of dollars post the September 11, 2001 attack on the World Trade

Center. For instance, in 1996 FQHCs in gentrifying communities drew in $291,303 from local

government and $ 1.2 million from State government. In 2003, they reported no funding having

been received from local government and $1.7 million from the State. The State appears to be
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recognizing funding needs of FQHCs in declining communities as evidenced by the increases

from $397,040 in 1996, $942,877 in 2000 and $1,843,728 in 2003 (Table XI, Appendix D).

The clinics’ desire and ability to stay or move was also tied to their affiliations and their

orientation to their communities. Two different organizational orientations characterized the

clinics: 1) those who are “loosely affiliated,” meaning the health centers affiliated with several

hospitals for inpatient care and diagnostics and 2) those who are “strongly affiliated,” meaning

they were faith-based organizations or affiliated with a single hospital system.

In addition to their affiliations, many of the FQHCs exhibited other reasons for being

‘place” fixed or place-centric as opposed to being flexible to move. In some cases, a clinic’s

geographic location had become symbolic. These health centers do not want to give up their

sense of “symbolic existence” in the community, particular those FQHCs who have been

associated with their communities for decades. They are well regarded as multi-faceted

caregivers where mutual respect and a sense of trust have been nurtured. These community 

health centers enjoy a “sense of place” (Hanlon 2001). The caregivers know their community,

they sit on many community boards and collaborate with community groups on initiatives from

opening up a new supermarket to housing and development. Because of this “sense of place,'

some FQHCs have made the decision that they will not leave their communities in light of

gentrification. Their mission is to serve the community regardless of whether the patient

population is insured, uninsured or underinsured. As long as there is a need and demand for

health care, they will continue to serve these needs. For example, Erie Family Health has been in

West Town since 1956 and Lawndale Christian Health Center has been in the Lawndale

community for almost two decades. The fact that resources have been put into structural

facilities by rehabbing, expanding upward and outward, or building next door is part of the
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symbolic connection to the communities being served by FQHCs. It ties into their sense of

mission.

Others have a different sense of place. The place is not static but fluid. These FQHCs

rely on data showing pockets of need that are not being served by health care providers and so

set out to create a site in this new place. They prefer to prospect opportunities for growth into

several communities. Though the mission of providing care to an indigent population is present,

there is more of an emphasis on growth potential. They maintain their current sites for the most

part and also create sites with the movement of displaced residents further out from the city core. 

For example, one FQHC grantee increased from 21 sites in 2000 to 43 sites in 2003 with nearly

one-quarter in the surrounding suburbs.

Are increased services a result of supply or demand?

While this study found that the number of services that FQHCs provided increased over

the years 1990-2003, the data does not distinguish between provision of services that are based

on demand and those that are enacted because of special initiatives and are only provided due to

funding from philanthropic sources or special funds that become available from city, state or

federal government. For instance, one FQHC in a stable community was awarded a multi

million dollar grant to provide diabetes and hypertension services. The data at the aggregate

level shows that there was an increase in services provided but the study is unable to conclude

with certainty whether this was due to supply or consumer demand for these services.

6.6 Finding #3: Clinics Varied in Their Strategic Orientations to Change

One of the aims of this study was to evaluate how FQHCs are responding to the

demographic changes in their communities brought by gentrification. The Miles and Snow

typologies of Prospector, Defender, Analyzer and Reactors were used to assess the strategic
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orientations of 11 of the 15 centers under investigation. The clinics were grouped as follows:

six were Analyzers, two were Prospectors, two were Reactors and one was a Defender. Though

all FQHCs are monitored by the BPHC, have the same mandate (to serve the indigent), same

modus operandi (Board of Directors makes and approves decisions), they all have unique

characteristics. No two clinics make the same strategic decisions or adapt to change in the same

way as evidenced by their typology classification.

It was interesting to find that five of the six Analyzer types were “loosely affiliated5

FQHCs. And to state it from a slightly different angle, all of the FQHCs that were termed

loosely affiliated” with hospitals, churches or not-for-profits were Analyzers. Perhaps the fact

that they are not beholden to any one organization for influence allows the FQHC to pursue

decisions and technologies that are best suited for them and to model the financial efficiency

seen in the private market. Or perhaps in its affiliation, the center gains valuable skills in

negotiating with various parties in its environment. The primary challenge facing an Analyzer is

to manage the complexity inherent in attempting to pursue new services and new markets and, at

the same time, protect current services in existing markets from erosion. Analyzers have both a

stable domain and an innovative domain, which produces a dynamic tension in its planning and

management systems, with the need for control on the one hand and flexibility on the other.

Analyzers adapt better to change than Reactors, Defenders and Prospectors. Analyzers maintain

a stable base of services like Defenders while at the same time develop selected promising new

services.

The two successful Prospector clinics recognize the need for a combination of cost-

containment strategies and service differentiation strategies, particularly in staffing and

productivity improvements. When considering diversifying services and activities, Prospectors
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carefully examine their technological and managerial resources and whether they are sufficient

for the existing operations. The two Prospectors in this study are financially sound with a

combined annual budget of $84 millions dollars and hence able to take more risk than the other

FQHCs. Miles and Snow (1990) state that the more unrelated a proposed new venture, the

greater the need to develop new technological and managerial resources, the cost of which must

be careful examined against potential benefits. The major difference between the Prospector and

the Analyzer is that the Analyzers were seldom first to introduce a new service to the market.

The clinic that was oriented as a Defender exhibited less likelihood to adopt cost-

containment strategies than other groups, particularly in efficiency and productivity

improvements. The researcher believes that this was in large part a result of the relative lack of

centralized strategic planning and control. Because health care is delivered locally, it was

important that FQHCs locally control their own destiny. Miles and Snow (2003) recommend

that being a Defender in a resource-constrained environment requires slack resources to

selectively differentiate and diversify the existing service mix. For a Defender, there is a need to

manage costs, to engage in selective differentiation and diversification, and to have some degree

of centralized strategic direction and control.

Two of the 11 FQHCs demonstrated Reactors strategies. Like Prospectors, Reactors need

to understand the difference between related, unrelated, and partially related diversification. The

Reactors’ diversification strategies were somewhat unfocused. Also like Prospectors, Reactors

need to understand the need for constant differentiation of services. The Reactors affiliated with

a large hospital system perhaps follows in step with the hospital’s strategies. Large hospital

systems, particularly academic medical centers, which was the case for one Reactors, are

decentralized and quite bureaucratic (Mazur et al. 2001). But unlike most Prospectors, most
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Reactors did not stick with a given, service long enough to enable a differentiation strategy to

succeed. Like Defenders, Reactors need to manage their costs carefully.

Because Reactors are viewed as not having a coherent strategy, it may seem incongruous

to suggest guidelines for managing the Reactors. However, as the present data and other findings

show, being a Reactors is not automatically associated with poor performance, particularly in

volatile environments. Also, a Reactors orientation may be a transitory strategic state for some

organizations in their search for a more consistent, coherent strategy. Defenders, in their attempt 

to become Analyzers or Prospectors, may first behave more like Reactors. It is appropriate, then,

to suggest strategies for managing the Reactors, either for short-run success in a turbulent

environment or to facilitate transition to a more coherent strategic orientation.

6.7 Finding #4: Characteristics of gentrifiers in stage theory is similar

to Miles and Snow types exhibited by FQHCs

Risk oblivious — Reactors

Risk prone Defenders

Risk averse -Analyzers

Risk capitalizes -Prospectors

The characteristics of the gentrifiers as identified by Kerstein (1990) are very similar to

the characteristics of those exhibited by FQHCs decision makers. For example the Prospector 

organizations exhibited strategies to scan the market, pursue opportunities and because they have

the financial stability can takes risks. Likewise, the “risk capitalizes” scan the market for

housing and development opportunities, take risks where banks and local government may not,

and usually have the financial capital to do so.
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Risk capitalizes are community advocates who negate criticism that gentrification hurts 

current residents. They encourage gentrification but not the unintended consequences and thus

find themselves trying to halt further gentrification by organizing against it. What they intend is

“beautification” of their neighborhoods and communities, acquiring historic preservation status, 

maintaining the architectural fabric of their residences, and decreasing nuisances such as crime

and blight. What they do not intend is the increase in the property tax base which threatens their

ability to stay in the community and changes in facades which they feel changes the look and

feel of their community.



CHAPTER 7. POLICY RECOMMENDATIONS

The findings of this study reveal that FQHCs are operating in an environment of stagnant

or declining resources and growing demand for services. Utilization rates are increasing, even in

communities that are gentrifying. While the reasons for this are not completely clear, it is

imperative that FQHCs develop strategies to survive and thrive so that they can continue to

fulfill their mandate to provide much needed health care to the nation’s most vulnerable

populations. At the same time, federal and state policies dictate, to a large degree, the

opportunities that will be available to the clinics and the constraints that will determine their

ability to respond to increasing demands.

7.1. State Level Tension Between Supply and Demand

FQHCs are a major provider of care to indigent, homeless, HIV/AIDs, child/matemal

health needs in this country. Given this, the ability for FQHCs to acquire funding needs to grow

or to at least remain stable. The demand for the services of FQHCs is outstripping supply. One

way to see this is to look at the number of people on Medicaid in Illinois and compare it with the

number of people currently utilizing FQHCs. In FY2000,1,736,200 people were enrolled in

Medicaid in the state of Illinois, ranking it #6 in the nation. In 2003 the number of Medicaid

enrollees in Illinois decreased to 1,176,200, In 2003 in Illinois there were 31 Grantees (15 of

which were in Chicago) and 213 sites (99 in Chicago). The number of patients served by these

Illinois FQHCs was 636,343. Thus, FQHCs served more than half of all Medicaid recipients in

Illinois. Given this fact, resources should be earmarked accordingly in order to meet this

demand.
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However, even though FQHCs take on more than half the service burden for Medicaid

enrollees, overall funding for programs to serve the health needs of indigent populations in

Illinois will decrease in 2006. In a recent press release, Dr. Eric E. Whitaker, state public health

director, said, “Many of the leading health concerns being faced today impact minorities at a

disproportionate rate. We must recognize that the reasons for health problems in minority

communities are varied and unique and the solutions we offer must be equally varied and

unique.” (Press release, Illinois Public Health Department, Feb. 16, 2005). However, he went on

to say that the Department will have to make do with less, referring to a 4% cut in the overall

budget for the Department

There are some bright spots: Some FQHCs have received special funds (Alivio, which

predominantly serves the Latino community in Chicago, was just awarded $500,000 by Senator

Dick Durbin of Illinois to expand child and maternal health services) and $14 million was

maintained in the budget to help fund the operations of the state’s 95 certified local health

departments. However, the overall trend is for less money going toward addressing the state’s

significant health disparities. Further, FQHCs should not be forced to compete against one

another for grant funding when government initiatives are announced. This usurps Executive

Directors’ time from the task of running the clinics to writing grants. The funds should not have

to be "competed’1 for given that demand outstrips supply. Funding programs need to be

streamlined to reduce the amount of time going into preparing paperwork.

Illinois’ state budget crises will continue to threaten the future of already weakened

human service programs. In addition, the City of Chicago will continue to face an extremely 

tight fiscal budget with few dollars available for new human service initiatives. The City will
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continue to see advancing gentrifi cation, displacement of poverty populations, and continued

entrenchment of historic African American poverty communities.

7.2. Federal Level Policy Environment

The U.S. health care system continues to struggle with reforms needed relative to

universal insurance coverage and medical malpractice. Better chronic illness care and more

prevention programs are essential areas of focus for the future. Decreasing public attention is

being given to the HIV/AIDS epidemic in the U.S. with prospects of decreasing governmental

support. The number of the health-uninsured continues to grow with the bulk being working poor

Latinos, followed by African Americans.

President George Bush and Congress provided funding to increase the number of FQHCs

but there has been no corresponding provision to increase funding for current facilities. Existing

FQHCs are in dire need of aid in order to meet current service demands, to retrofit existing

facilities and to add needed new services. In interviews, clinic directors repeatedly pointed out

that “it is easier for us to get money to build a facility than to fix up what we’ve got. The

funding for new facilities is there. But existing buildings are aging and need renovation.

Current federal funding policies for clinics looks good on paper but the reality is that it is not

helping the functioning of current sites, nor their adequately responding to new health needs and

demands for services.

On the one hand, some politicians recognize the need to continue the provision of care for

indigent populations; however financial constraints on state and federal policies dictate that

funding levels take a back seat to other policies such as funding "bioterrorism” and national

security initiatives for the current administration. Federal deficits and tax cuts pose a serious
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threat to human services and health commitments. Nevertheless, Community Health Centers

have historically enjoyed bipartisan support for modest budget increases even by the Bush

administration.

7.3 FQHCs Must Seek Collaborations to Capitalize on Finite Resources

Social capital development among the FQHCs is important in light of increasing demand

and decreasing supply. FQHCs will need to require appropriate local level alliances, whereby

staff, FQHCs Boards and senior management can think and act strategically using a published

plan. At the Bureau of Primary Health Care’s behest, several FQHCs have forged collaborations

to fulfill 330 grant requirements. Several have participated in joint grant applications, multi

center initiatives to capitalize on federal, state, city and foundation funds in order to pool

resources to combat health disparities. This reflects social capital and political-economic

theories in practice. For purposes of monetary efficiency and decreasing duplication of services,

the federal agency mandated that relationships be forged. Administrative directors have worked

together in mutual relationships of trust (Primecare interview) with the goal of developing new

programs and better equipping staff and facilities. They encourage patients to go to health

centers that care about them and their needs with the result that patients come back for continued

care and in some instances refer family and friends to the health center (Near North interview).

Another example of the importance of collaborations is the Westside Healthy Start

Project. In September 1997, Sinai Family Health Centers was awarded an $8 million grant from

the U.S. Health Resources and Services Administration to combat infant mortality on Chicago’s

Westside over the following four years. In partnership with Mile Square Health Center, Circle

Family Care Health Center, Lawndale Christian Health Center, Haymarket Center, Sinai

Children’s Health Institute, and the Westside Health Authority, the program aimed to serve the
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communities of East Garfield Park, West Garfield Park, North Lawndale, and Austin. The

targeted areas had infant mortality rates several times the state and national average -for the

period 1991-1993 the combined rate for the four areas was 19.22 per 1,000 live births, as

compared to the national infant mortality rate of 8.4 per 1,000 live births in 1993.

The objectives of the program were to build a community-based consortium that focused

on infant mortality and morbidity reduction; to develop integrated systems for patient care,

tracking, and follow-up; to work with Healthy Start partners to increase the number of women

receiving case management services; to provide health education for pregnant women and

parents; and to increase patient satisfaction with prenatal care services. In addition, the project

focused on developing effective ways to work with pregnant substance abusers, who continue to

constitute a relatively large and hard-to-serve group in these areas.

Primecare Community Health, Inc. (formerly Family Practice Community Wellness

Center) has taken the Bureau of Primary Health Care’s requirements seriously. They have asked

FQHCs to form collaborations and linkages between Primecare and other Chicago land CHCs.

Erie Family Health Center helps Primecare provide case management to the community, and

Circle Family Care is working with Primecare to expand the behavioral health services outreach

to their patient population. With Access Community Health Network, Primecare has two

initiatives: providing primary health care services to 5,000 new patients in the Humboldt Park

community and providing access and transportation to comprehensive primary health care for the

elderly in the Humboldt Park and Logan Square neighborhoods. Access is also working with

Primecare to establish a new site, which, will serve over 15,000 additional people in the

community. Primecare and Alivio are jointly exploring the operation of a new pharmacy service.

Other examples of FQHCs combining their resources and skills promote a holistic
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approach to health include Chicago Health Outreach, a subsidiary of Health Outreach)

subcontracting with Circle Family Care and Chicago Family Health Center to offer clinical

services to homeless people. Four FQHCs have pooled their personnel and finances to acquire

an electronic medical records (EMR) system. Any one of the FQHCs deemed it too costly to

acquire the system.

Several FQHCs have opened sites up in local schools around the City of Chicago in order

to promote primary health care to children and families. The idea of opening up sites in schools

was to assist families who would otherwise have to miss work in order to take their sick children

to the health care provider. Instead, the health care provider came to the school. Parents also

benefited particularly in non-English speaking families who relied on their children to translate

for them.

The FQHCs have become quite adept at competing and acquiring funding from federal,

state, local and philanthropic organizations in order to shore up resources to provide care. All

FQHCs interviewed for this study emphasized “quality care.” What was not heard was an

emphasis on outcomes to establish parameters to measure in order to determine how well the

programs are working. For instance, two Grantees received funding from federal agencies to

provide diabetes care to their communities. However, the grantees did not discuss outcome

strategy and how to measure whether or not interventions such as providing exercise facilities,

weekly check-ups and educational programs were having an effect. A University colleague

however confirmed such an analysis was being carried out.
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7.4. FQHCs Must Develop Strategies for Avoiding Resource Dependency

The minimal level of resources allocated to FQHCs forces them to constantly focus on

raising funds rather than focusing on their mission. Given the fact that FQHCs relieve many

urban hospitals of undue usage of emergency room facilities (IOM 2000), which in turn saves the

hospitals millions of dollars a year in uncompensated care, and given continued budget

constraints and the increases in utilization, policy makers need to formulate how to take these

savings and put them back into FQHCs and communities.

FQHCs depend for the most part on Medicaid reimbursement which on average

comprises sixty percent of their revenue base. With new state legislation to decrease the

reimbursable rate from 100% to 80%, some FQHCs already running deficits or at the break even

point may be forced to close their doors. Pfeffer and Salancik (2003) recommend two ways to

diminish single resource dependence: development of substitutable exchanges and

diversification. Developing substitutable resources, such as certified mid-wives for obstetric

doctors, is essentially redefining the capacity to accept other inputs or create other outputs

depending on the current state of knowledge and the flexibility of the organization’s technology.

The other more radical form of dependence avoidance is diversification into different

lines of business or services. This strategy in enhanced to the extent that the FQHC can show that

new services are very different from their current set of activities. As an example, one FQHC

created workout facilities for their patients and community residents. There are no health clubs

in this predominantly poor community so the FQHC created an anomaly in this market. It

succeeds on two fronts: it is a good marketing strategy to draw younger community residents

into the health care facility and it is good for the health of their patients and community because
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it encourages physical activity. Moreover, exercise as a social pursuit encircles the social capital

of the community.

7.5 FQHCs Should be Clear about being People-based or Place-based

The discussion in the previous chapter about the tendency of FQHCs to become “place'

fixed or place-centric raises policy issues. In both situations, FQHCs need to plan for how they

will change and adapt to a changing clientele. The health disparities found in their client

population demand constant attention; as residents are displaced further out from the city’s core,

the distance they need to travel to maintain their continuum of care with their providers becomes

greater. Recent data in the city of Chicago points to a trend toward poor people being displaced

further into communities that lack many resources (such as Englewood, North and South

Lawndale and Chatham). At the same time, public transportation is being scaled back or cut in

these communities. The repercussions on health care could be tremendous; this study has

affirmed the importance of residents’ ability to travel back to their original FQHC healthcare

provider. Elimination of transportation could, in effect, cut the lifeline that people rely upon to

receive healthcare. Individuals who are currently able to travel may be face with more

difficulty. In addition, there is increasing poverty in suburban Chicago areas and several FQHCs

have responded to this by opening up satellites in the suburbs.

So, in adapting, the question for FQHCs becomes, should shorter distances be the goal in

order for patients with hypertension, asthma and diabetes, and maternal and child care patients to

maintain constant monitoring? The answer is yes. As residents are displaced, every effort should

be made to assist them with policies that encourage relocation as locally as possible. The Bureau
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of Primary Health Care needs to weigh the two sides of the scale, people-centric vs. place

centric, and evaluate which strategy is best for the population it aims to serve.

7.6 Future Research: Where To Go From Here

In order to better inform the Bureau and the General Accounting Office, which overseas

funding and accountability for continued funding of FQHCs, further research needs to be

conducted. The recommendation is to further analyze utilization data at the census tract level at

each site as opposed to the grantee aggregate level as was the case in this study. By looking at

census tracts as a smaller geographic unit and the site-specific data, a more accurate picture of

differences or similarities in utilization between gentrifying, stable and declining areas may

emerge. This may help inform whether particular gaps in service provision or in staffing exist.

The Chicago Housing Authority’ dispersion of housing makes this kind of tracking in Chicago

imperative. In addition, the study should broaden to other cities across the nation to determine

trends and external validity.

In addition, data of patient satisfaction can be attained in order to determine whether or

not patients feel the care is adequate, lacking in services, culturally competent, and whether

special needs exist that may not have been identified. The patients’ suggestions are crucial to

strategic planning. The patient population should be included in the strategic planning and

decision making processes. Patient satisfaction is important in light of the fact that the numbers

of grantees and sites are increasing which may cause a competitive market for Medicaid patients.

Additionally, a study of disease rates in these communities and the encounter rates of

FQHCs could be examined to determine whether a service is missed. Finally, the researcher

hopes that UDS data from 2008 and 2010( to coincide with census data) will be studied in order
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to determine whether current trends continue or diverge. As noted above, the researcher has a

data use agreement with HRSA through 2008, at which point there will be approximately five

years of site-level utilization data. It will be important to conduct another study to see a further

progression of this analysis. On the qualitative side, it will be important to reinterview the

FQHC administrative directors and to conduct a patient-level survey. This additional

information would serve to strengthen the base for the social capital theory.
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APPENDIX A

Impact Assessment of Gentrification on Federally Qualified Health Centers

in Chicago: 1990-2003

Thank you so much for agreeing to help me with my research. In the interest of 

saving your valuable time, please review the questions. If you have written materials such as a 

brochure or mission statement that will answer any of the questions, you can give them to me 

when we meet This interview should take no more than an hour. I will ask your permission to 

tape record the interview. No one else will ever hear the recording and it will be destroyed as 

soon as the data is extracted. No identifiers will be used in this research. Thank you again and I 

look forward to meeting you .

If any of the information below is in written reports or brochures, please let me know and 

you can refer to the written material in your response.

I. A. Introduction

1, How long have you been employed by________________________

2. What is your current position ?______________________________

a. How long have you been in your current position ?

b. Could you briefly describe your scope of responsibilities regarding 

the different aspects of the center?

different from other FQHCs ?3. Is

4. Do you have a written strategic plan? Yes NO. What year did you implement it ?

195
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At present, what are the top three strategic priorities of your center ? 

For each of the above, why are you pursuing this strategy ?

Mission

Have any changes been made in your center’s mission statement 

over the past 2 years ?

If yes: Please describe those changes. Why were the changes made ?

a.

b.

c.

d.

e.

Specific Areas of Activity

I would like to ask you about three specific areas of activity in your organization: primary 

care, enabling services, and pharmacy 340B.

B.

What are your plans in the next year or two in regard to each of the above activities ? 

Do you plan to expand, maintain them as they are, or cut back ? In what specific 

areas?

What criteria or guidelines do you use in making this decision ? (for ex. Community 

need, increasing the reserve, market growth potential, available skills, etc.)

Are your plans different in this area from what you have done in the past (e.g. within 

the past two years ) ? Your reasons for doing so ? Does gentrification, defined as the

process of financial reinvestment and the redevelopment of housing stock that 

cause a change in the socioeconomic character of the neighborhood as higher-

income households replace low-income and working class residents..... factor into

this decision ?

1.

2.

3.

Current services:

4. Are there any current services you are planning to de-emphasize or eliminate ?

5. Are there any current services you are planning to expand ?

6. Are there new services you are planning to develop ?

a. Do you anticipate changes in service needs due to a change in the composition of 

the communities you serve ?

b. If yes, how do you plan to cope with the change ?
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If you answer ‘No’ to all three 4, 5 and 6 then skip to C and go to item II.

What impact will your plans in this area have on.Choose one example given above.

other services that your center offers ? 

your competitors ?

the number and types of health professionals you employ ? 

your physicians/nurse practitioners? 

your quality of care ? 

your productivity ?

C.

1.

2.
3.

4.

5.

6.

your costs ?

your operating margin (direct and indirect costs) ? 

your reserves ?

10. public image ?

11. relationship with funders ? (i.e federal government, philanthropy, regulators)

12. Utilization of services ?

13. What factors might constrain your ability to implement your plans ?

14. Do legal barriers, regulatory barriers, lack of capital, shortage in personnel factor in ?.

15. In your opinion, is this affected by gentrification ? Discuss how gentrification has an 

impact on any or all of these.

16. Regarding the center’s utilization rates do you see a trend over the past two to five 

years ? If so, is it increasing, staying stable or declining ? If declining, how do plan 

to deal with it ?

17. (If Center has multiple sites) Is this trend the same for all of your affiliated sites or are 

there differences (give a list of all sites and rank them if there are differences largest 

to smallest).

7.

8.

9.

Choose one example (legal or regulatory barriers, lack of capital, shortage in personnel)

given above.

What impact does this example on:

1. other services you offer ?
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2your competitors ?

the number and types of health professionals you employ ? 

your physicians ? 

your productivity ? 

your costs ?

your operating margin (direct and indirect costs) ? 

your debt/equity ratio ? 

your quality of care ?

Section 2. Strategic Planning Process 

Please describe your strategic planning process in regard to the following issues (probe 

for examples in all cases)

Is there a strategic planning group ? If yes, whose interests are represented ? If no, 

who is most involved in the process ?

How is environmental assessment conducted ? What methods are used and (who gets 

involved) ?

How is competitive analysis conducted ? What methods are used and (who gets 

involved) ?

How are the system’s strengths and weaknesses assessed ? What methods are used 

and who gets involved ?

As a director what are your special strengths and what are the areas you would like to 

improve ?

For multi-site networks ; What role do individual centers play in the strategic 

planning process ? Do they have their own strategic plans and how do these articulate 

with your overall plans ?

Are you affiliated with a heath care system or other health care providers ? If yes, 

does the affiliation have an impact on your strategic planning process ?

Are there changes or improvement you would like to see in your strategic planning 

process ?

For multi-site networks: When changes occur, how are they implemented ?

10. For your center overall, where are your “hot markets” for these services ? Who are 

your main competitors in those markets ?

2.

3.

4.

5.

6.

7.

8.

9.

1.

2.

3.

4.

5.

6.

7.

8.

9.



199

11. What factors might constrain your ability to implement your plans in this area ? (For 

example: legal barriers, regulatory barriers, lack of capital, lack of personnel, change 

in the community, etc.)

12. Do your strategies differ from the hospitals or other care providers you affiliate with ? 

If so, in what ways ? How do they influence your center ?

13. Do your services (primary care, dental, pharmacy, enabling) compete or compliment 

those of your affiliates ? Has this changed over time? Should it be changed ?

Section 3. Organizational Changes

What are the most significant organizational changes (ex. Staffing, information 

technology, etc.) your centers have made over the past two years ?

What organization changes (administrative or structural) are you thinking of making 

within the next year or two ?

If affiliated, what do you think are the major strengths of your system ? If not, your 

centers ?

If affiliated, what do you think are major weaknesses of your system ? If not, your 

centers ?

5.. What do you see as the single biggest threat to your center/network’s success ? 

What do you see as the most significant opportunity available to your center/network? 

Section 4. Special Topics 

1. Physicians/Nurse practitioners 

Are there any clinicians on your Board of Directors ? # of MDs

1.

2.

3.

4.

5.

6.

N.P.?a.
?

In what way are physicians involved in the management of your individual sites ?

If affiliated:

In what ways are these clinicians involved at the regional and divisional levels of 

your system’s activities ?

What changes do you foresee in the nature of the clinicians involvement at the 

regional and divisional levels ?

In what ways are clinicians involved at the corporate level of your system ?

What changes do you foresee in the nature of clinicians involvement at the 

corporate level ?

b.

1.

2.

3.

4.



200

5. Please describe the kind of joint venture activities with which you are currently 

involved with your physicians/nurse practitioners ?

Section 4..1 Information technology/Financial Management

1. Are there any changes you have made over the past 2 years in your system’s financial

management practices and policies (allocation of private grant funds, allocation 

for overhead costs, budgeting, financial targets, etc) ?

2. Why did you make these changes ?

3. Are you satisfied with the capacity of your information technology ?

4. Are there any changes you anticipate making in your system’s financial management

practices and policies within the next year or two ?

Section 4,2 Marketing: How do you get the word out ?

1. Have changes been made over the past two years in your system’s approach to

marketing and the organization of the marketing function (centralization versus 

decentralization of marketing primary and enabling services, process of marketing 

research, marketing of physician practices) ? and what are they ?

2. What changes in your marketing do you foresee making over the next year or two ? 

Section 4.3 Personnel/Staffing

Have you made changes over the past two years in your personnel 

management and practices and the organization of the human resources 

function (recruitment, performance appraisal, management development, 

compensation, etc.) ? If yes, what kinds of changes ?

What program development do you foresee making in your center’s staffing 

area over the next year or two ?

How will the funding that will he available in the next year or two affect 

program development or staffing ?

If I was a representative of BPHC, what 3 things would you want me to know 

to help this clinic meet community demands ?

1.

2.

3.

4.
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Results of Questionnaire

Impact Assessment of Gentrification on Federally 

Qualified Health Centers in Chicago: 1990-2003

The responses below are consolidated analyses to a series of open-ended questions to 

determine how, what and whether FQHCs are strategically planning for gentrification. Eleven 

Chief Executive Officers or their designees, COOs (Chief Operations Officers in 2 cases) were 

interviewed.

A. Background information — This section is brief background information about the 

interviewee and what characteristics make the FQHC “unique. ”

How long have you been employed by (your FQHC)?

On average, CEOs have been with their organization an average of eight years 

with a range of five to twenty years.

Ql:
Rl:

What is your current position?___________________________________.

Nine interviewees were in the position of Chief Executive Officer and two were 

the Chief Operations Officers designated by the CEOs in their place.

Q2.

R2:

Q3. How long have you been in your current position ? 

R4: Same as #1.

Could you briefly describe your scope of responsibilities regarding the different 

aspects of the center?

The CEO’s responsibilities were homogeneous and included overall management, 

personnel and budgeting for the Grantee and all associated sites. The responsibilities 

include strategic planning and presiding over weekly, monthly and quarterly staff 

meetings; manage philanthropic grants, partnership goals, collaboration agreements 

with other health care organizations and forging relationships with various 

community organizations,

Q4:

R4:

201
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different from other FQHCs ?Q5: Is vourFOHC

Responses were all “yes.”

One FQHC predominantly serves a homeless and HIV infected population and focus on 

mental health issues among the homeless;

Q5a. One FQHC almost exclusively serves the Latino community and all employees 

are fluent in Spanish.

Q5b. Two other FQHCs serve a majority population of Latinos in their respective 

communities; with distinguishing itself as following a ‘corporate model with very 

sophisticated financial and billing systems.’

Q5c. Three follow a faith-based mission and serve a predominantly African American 

population. One of three has been contracted by the City of Chicago to provide social 

services to residents displaced from public housing;

One is staffed and run by a hospital focused not only on the patient population but also 

the staffs’ health (engage in monthly seminars to educate the staff on disease, disease 

prevention, etc);

The CEO explained that people come to the clinic because of they “know they will 

get quality service. Patients come here because their parents brought them here when 

they were children, and now they are bring their children here. People across the city 

and even new immigrants have heard about us in Mexico through their relatives who 

were patients.” Many resources go into counseling, contraceptive education and the 

health center runs a “Planned Parenthood” clinic.

One is the only primary care facility in its immediate community 

One is large and follows a decentralized care model, but with centralized 

management.

Interesting that all of the FQHCs distinguish themselves from their sister 

organizations. This distinction is recognized the Bureau of Primary Health Care as 

evidence by the comments of one CEO, “the CEOs attended a meeting with a 

presentation from the Bureau and the opening line was ‘when you’ve seen one 

FQHC, you’ve seen one FQHC.

R5:

1.

2.

3.

4.
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5. Do you have a written strategic plan ? Yes No. What year did you implement it ?

R: All 10 had strategic plans and all were implemented in 2001 or later.

7. At present, what are the top three strategic priorities of your center?

R; A range of responses here categorized as:

1. Clinical services; improving quality and types of services

2. Adding dental and pharmacy services

3. Enabling services; increasing ability to transport patients, increase case 

management

4. Improving service quality “which is a challenge.”

5. Growth; increasing capacity, increasing the number of sites, renovating 

current facilities

6. Financial; viability, diversifying revenue stream to incorporate private 

insurance and increasing Medicaid patients;

7. Improving marketing and outreach;

8. Improving workforce recruitment especially nurses.

8. For each of the above, why are you pursuing this strategy ?

R: Range of responses: part of strategic plan; need to increase visibility and name 

recognition for the center as one that provides consistent quality; positions the 

center for growth in physical capacity and in patient encounters.

One CEO responded: “We are pursuing our strategies to improve quality services 

and to beautify the site and surrounding area.” The center has a housing 

development corporation that has built 300 homes for its residents. The 

community has been stable for the last several decades but stable at the 100% or 

more below the poverty level. “We are not just a healthcare organization, but an 

economic engine.” The same CEO went on to say: “I think because we’re an 

administrative church, our church has a health center, a development corporation 

that operates a number of programs as well, like an alcohol recovery program. 

Also, men recovering from being in prison, with a criminal record. So, when we
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define health, we define it pretty broadly. So, in the health center, we see 

ourselves as only one aspect of community health for our community. We want 

to see our community be a healthy place to live. And that has a whole lot of 

facets to it. Our development corporation, works on quality corporate housing 

and we work on quality corporate healthcare. We think about the community, we 

are not just a healthcare provider, we’re creating reasons for people who live here 

to stay here.. .because we’re providing jobs. We’re also giving reasons for people 

who used to live, who went out and got their MD degree or their RN degree or 

whatever degree, we’re giving them a reason to return here so that they can return 

to the community. Then there are people like me, who live a half a block away, 

it’s given me a reason to re-locate. We’re trying to give people a reason to stay, 

to return, to try and have a community with talented people in it and not a 

brain.. .a... .right term of people.. .basically.. .this is where you’re trying to get 

away from.”

9. Mission

10, Have any changes been made in your center’s mission statement over the past 

2 years?

R: All said no but 2 did express that next year the mission statement will

remove any reference to specific communities as serving specific service areas.

11. If yes: Please describe those changes. Why were the changes made ? 

R: N/A

Specific Areas of Activity (Section B measures specific actions undertaken by the CEOs 

and their Health Centers over the last 2 years).

I would like to ask you about three specific areas of activity in your organization: primary 

care, enabling services, and pharmacy 340B.

c.
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7. What are your plans in the next year or two in regard to each of the above activities ? 

Do you plan to expand, maintain them as they are, or cut back ? In what specific 

areas?

R; Nine said that expansion is a must in the following areas

For instance, one COO responded that expansion of dental services is very 

important, “the fact that we have three chairs and four thousand three hundred visits. 

I’d rather we have 3 chairs and 3,.002 visits. I’m getting more visits out of the 3 

chairs but it doesn’t adequately address the needs of the community. So, I’d like to 

see us have 12 or 15 chairs in our center somewhere in the next several years.”

One CEO explained that due to funding problems, the foster care program run 

from the center will no longer be provided. In the community it is a major issue 

however the inability to maintain adequate funding is the cause.

Behaviorial health, oral health, fitness center,

Regarding pharmacy services, one has pharmacy services staffed and run by 

its hospital affiliate, three use dispensaries which are pharmacy contracts to dispense 

prescriptions at a discounted rate, one has Pharmacy 340B status and three are 

pursuing 340B status, three offer no pharmacy services but hope to.

8. What criteria or guidelines do you use in making this decision ? (for ex. Community 

need, increasing the reserve, market growth potential, available skills, etc.)

R: All responded that community need influences the decisions. In addition, nine said 

market growth is second in importance, and six said increasing the reserve as close third. 

Five responded available skills.

One CEO responded that “each year over the past 5 years, one doctor has been added to 

our staff, we need more Ob/Gyne doctors. We have a four month waiting period for our 

dental services and Ob/Gyne.
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9. Are your plans different in this area from what you have done in the past (e.g., within 

the past two years ) ? Your reasons for doing so ? Does gentrification, defined as “the 

process of financial reinvestment and the redevelopment of housing stock that cause a 

change in the socioeconomic character of the neighborhood as higher-income 

households replace low-income and working class residentsM 

decision ?

As to whether or not gentrification influences their recent decisions regarding 

service provisions, six responded yes and five responded that it does not.

One CEO stated that gentrification is impacting 2 of its sites, one site will have to be 

closed and the services consolidated with another site, 1 site because the rent has become 

too high will be relocated.

A second CEO is concerned about one site which currently serves “teens at risk,” and is 

currently in an area that is gentrifying. The CEO explained that gentrification is not the 

only reason for planning to move the site. The building housing the counseling/health 

facility is too small for their growing utilization rates and the landlord is not keeping the 

building in usable condition. The site will stay at its location until a bigger, more 

structurally sound facility is located.

A third CEO explained that “gentrification is displacing our patient populations so we 

try to figure out where they’ve gone and then direct them to a site that is hopefully close 

to them.”

factor into this

R:

The five who responded that there is no influence is because of the socio-economic 

factors around their sites which are predominantly poor, homogenous and in their opinion 

“unappealing” to gentrifiers due to the lack of amenities that attract gentrifiers. I.e. lack 

of “L” nearby, housing stock is old and not architecturally appeasing, geographically 

dispersed shopping stores, banks, etc. 1

Current services:

10. Are there any current services you are planning to de-emphasize or eliminate ?

R: Only one FQHC responded that foster care, a program associated with the FQHC 

and supported by the State, will no longer be provided due to funding issues.
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11. Are there any current services you are planning to expand ?

R: Three CEOs cited President Bush’s support to increase funding to community health 

centers as a reason to expand. One CEO responded “Over the last several years, Pres. 

Bush has been investing and maybe that will continue. In some sense we’re a cheap 

investment”. Areas several CEOs pointed out were oral health, pharmacy, mental 

health, and matemal/child health. Two CEOs will expand their podiatry and 

optometry services which is not provided by all FQHCs.

12. Are there new services you are planning to develop?

Independent living for seniors, matemal/child health, oral health,R:

7. Do you anticipate changes in service needs due to a change in the composition of the 

communities you serve? If yes, how do you plan to cope with the change?

R: Seven said “yes” that they anticipate some change in service, but three CEOs believe 

there communities will not experience change. If their communities are to experience 

change it is ten to twenty years away so “no point in planning for it now.” The 

changes anticipated include providing more on-site diagnostics such as x-ray and 

mammography, dental services, making changes to the “look of health center so that 

it resembles the privately run facilities. We are trying to build a building next door so 

that we can expand and add new services and change our look

If you answer ‘No’ to all three 4,5 and 6 then skip to C and go to item II.

Choose one example given above (#7). What impact will your plans in this area haveH.

on.

Note: Three CEOs do not anticipate a change in the composition (socio-economic 

changes) in their communities so they did not respond to these questions. 1

1. other services that your center offers ?

R: “we will have to increase and diversify some of our services at sites that will most
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likely undergo changes in their areas.

2. your competitors ?

R: All respondents said there are no competitors because there is more “need” (demand) 

than there is service provision (supply).

3. the number and types of health professionals you employ ?

R; CEOs responses vary from “more doctors, more nurses, dental health professionals to 

culturally/linguistically prepared mental health professionals.”

4. your physicians/nurse practitioners? 

R: same as #3

5. your quality of care ?

R: Two responses were typical: “Quality of care should not suffer just because the 

community changes, my expectation is that it will only improve,” and “the mission of 

FQHCs is to serve all people regardless of their race, ethnicity and ability to pay. Our 

quality should stay consistent and we are always looking to improve.”

6. your productivity ?

R: Two different responses among CEOs, one took the stance that if the community 

changes and there is decline in the socio-economic base then “the demand will probably 

go up, our productivity goes up and hopefully it brings more Medicaid recipients,” and 

the other view was “if the community changes and brings in the gentry, perhaps they may 

not want to come here, though we hope they will, but if they don’t then our productivity 

may decrease slightly.”

7. your costs ?

R: Ten responded yes but one CEO said regardless of the how a community changes 

“costs will always go up.”
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8. your operating margin (direct and indirect costs) ?

R: “Yes” operating margin will be affected if the composition of the community changes 

was the overall response.

9. your reserves ?

R: Nine responded “Yes” and two responded “No'

10. public image ?

R: Eight said “yes,” two said “no,” and one felt it did not apply. The question caused all 

of the CEOs to pause because they had commented that they had not really thought about 

their “public image” in light of a changing community.

11. relationship with funders ? (i.e federal government, philanthropy, regulators)

R: Three CEOs believe that if the more “privately insured” patients come to the health 

centers, the Feds. Would be pleased. Five CEOs commented that philanthropy would be 

more open to providing funds and resources if the perceived image of what an FQHC 

changed to a model of more diversification in payor mix.

12. Utilization of services ?

R: All responded that utilization of services regardless of the change in communities will 

continue to increase because “everyone needs healthcare.” Five of the CEOs stated that 

■ approximately 50% of their patients come from with a small geographic area around the 

health center and the other 50% comes from all over the city and suburbs. .

Section C Environmental changes and barriers measures

In light of environmental changes and barriers, how will CEOs respond on behalf of 

the FQHC.

What factors might constrain your ability to implement your plans ?

A. Do legal barriers, regulatory barriers, lack of capital, shortage in personnel factor in ?.

R: The “1996 Medicaid reform bill, 1996 immigration reform bill, September 11th,
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shortage of nurses, current Medicaid reform discussions such as decreasing the State’s 

reimbursement rate from 100% to 80%,” were most cited barriers. The number 1 cited 

barrier is the current Medicaid discussion of decreasing the reimbursement rates and the 

possibility of completely going to a Medicaid Managed care model. If either happens, 

FQHCs will have an even more difficult time in covering costs and may impact their 

ability to continue to operate because the revenue base will decrease.

In your opinion, is this affected by gentrification ? Discuss how gentrification has an impact on

any or all of these.

R: Four CEOs stated “yes” for the following reasons “If gentrification occurs, and my 

HPSA score changes, then I will have a harder time justifying my site,” 

“gentrification will only exacerbate the situation; gentrification will not in itself affect 

legal or regulatory barriers because these are usually at the federal level; 

gentrification is local. However, if I do not maintain my Medicaid patient base due to 

gentrification, then lack of capital/revenue decrease becomes a problem, 

community gentrifies further, I will have difficult time recruiting Spanish speaking 

staff and nurses because they may have to move away from the community and away 

from here.“ One CEO noted that there may be better qualified staff moving closer to 

the heath center if the community diversifies and more professionals move in.”

if the

Regarding the center’s utilization rates do you see a trend over the past two to five years? If so,

is it increasing, staying stable or declining ? If declining, how do plan to deal with it ?

R: All eleven CEOs stated with or without gentrification all of their sites are increasing 

in utilization.

(If Center has multiple sites) Is this trend the same for all of your affiliated sites or are there

differences (give a list of all sites and rank them if there are differences largest to smallest).

R: Yes, all eleven CEOs sited they have more than 1 health center and that increases in 

utilization continue to increase.
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Choose one example (legal or regulatory barriers, lack of capital, shortage in personnel)

given above.

R: All eleven said choosing one is not realistic because everything is intertwined. Given 

that nine CEOs mentioned lack of capital, seven also said Medicaid reform which is can 

directly impact capital, rive stated shortage in trained personnel from nurses to x-ray 

technicians, one expressed “immigration reform.” Given the various responses, A1-A9 is 

codes as ‘yes.’

A. Does it have an impact on:

1. other services you offer ?

“yesR:

2. your competitors ?

“yes

3. the number and types of health professionals you employ ? 

“yes

R: 77

R: 77

4. your physicians ?

R: U 77yes

5. your productivity ?

R: 77Ciyes

6. your costs ?

R: 77yes

7. your operating margin (direct and indirect costs) ?
77R: £6yes

8. your debt/equity ratio ?

R: 77yes

9. your quality of care ?

R: ti 7fyes

B. Strategic Planning Process
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1. Please describe your strategic planning process in regard to the following issues 

(probe for examples in all cases)

7. Is there a strategic planning group ? If yes, whose interests are represented ? If 

no, who is most involved in the process ?

R: All FQHCs have a strategic planning group that meets quarterly or semiannually. 

The interests of the patients, staff from the bottom up and the community are 

represented. 4 CEOs explained that in the third quarter of every year, the strategic 

plan is reviewed by “senior management which includes the CEO, CFO, CEO, 

members of the Board (of Directors), representatives from our center staff and the 

Medical Director.” The previous and current year are reviewed to determine what 

and how the following year’s goals will be met in order to stay on course in realizing 

the goals of the strategic plan, 1 CEO mentioned that her organization writes a 

strategic plan each year as opposed to the norm of 3-5 years. The reason she 

explained is that “our environment is in constant flux, we need to conduct 

environmental assessments month to month because the service provision is sensitive

8. How is environmental assessment conducted ? What methods are used and (who 

gets involved)?

R: Five FQHCs use consultants to conduct environmental assessments, 3 rely on 

their own data and 2 use a combination of both. 1 CEO explained that 

epidemiological studies, census, market data and community discussions all feeds 

into the organization’s environmental assessments.

9. How is competitive analysis conducted? What methods are used and (who gets 

involved)?

R: Responses varied from CEO to CEO, “meet with local health and mental health

hire a consultant to figure

Our Board meets with senior management at a yearly retreat an we look at

agencies to strategize and figure out funding availability, 

it out, 

our data.

77 tt

77 ii
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10. How are the system’s strengths and weaknesses assessed ? What methods are 

used and who gets involved ?

R: 8 of 10 CEOs have a formal process whereby the strategic plan is evaluated 

yearly. Data gathered from their systems including utilization, financial, community 

data from the Internet, and through the Board of Director’s input, strengths and 

weaknesses are assessed

11. As a director what are your special strengths and what are the areas you would 

like to improve?

R: The CEOs’ responses range from “I’m a good communicator, I know how to get 

people to work together,

12. For multi-site networks : What role do individual centers play in the strategic 

planning process ? Do they have their own strategic plans and how do these 

articulate with your overall plans ?

R: The 10 CEOs interviewed had multiple sites. All expressed that decisions are 

made centrally under one organizational strategic plan at each respective FQHC.

14. Are you affiliated with a heath care system or other health care providers ? If yes, 

does the affiliation have an impact on your strategic planning process ?

R: 10 CEOs explained that their health centers are affiliated with hospitals for patient 

admissions and diagnostic testing. All 9 of 10 CEOs expressed that the hospitals they are 

affiliated with have no influence over the FQHCs strategic plan. 1 CEO expressed that 

the FQHC is part of the hospital’s system whereby the staff of the FQHC are employees 

of the hospital. The Board of Directors and senior management of the FQHC make 

strategic planning decisions in conjunction with representatives from the hospital. The 

clinical providers, doctors and nurses, are also employees of the hospital so it is difficult 

to differentiate where the line is drawn of where the FQHC starts and where the 

hospital’s interests’ end.
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15. Are there changes or improvement you would like to see in your strategic planning 

process ?

R: All 10 CEOs are quite satisfied with their processes and did not offer any 

recommendations for change.

16. For multi-site networks: When changes occur, how are they implemented ?

R: All of the FQHCs have more than one site and responded “ decisions are made 

centrally, staff from the multiple sites meet every week with their managers at the 

Grantee “home” site to review and discuss problems and go over procedural or 

administrative changes.”

17. For your center overall, where are your “hot markets” for these services ? Who are 

your main competitors in those markets ?

R: 6 CEOs cited “matemal/child health,” 2 cited mental health and/or homeless services, 

1 cited dental health and 1 cited HIV.

18. What factors might constrain your ability to implement your plans in this area ? (For 

example: legal barriers, regulatory barriers, lack of capital, lack of personnel, change 

in the community, etc.)

R: All 10 said lack of capital is always an issue, 5 also added that “lack of personnel 

especially nurses is the next factor that constrains their ability to expand.”

19. Do your strategies differ from the hospitals or other care providers you affiliate with ?

If so, in what ways ? How do they influence your center ?

R: “grass roots approach, we are here for the people so let the people decide how they 

want us to provide for them and what they want from from us”

20. Do your services (primary care, dental, pharmacy, enabling) compete or compliment 

those of your affiliates ? Has this changed over time? Should it be changed ?

R: Interestingly enough all 10 said “there are more patients to go around so we don’t 

have to compete.” 5 CEOs explained that they collaborate with each other and with the
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City health clinics. The City clinics refer their patients for mental health, matemal/child 

health, HIV and other special services.

D. Organizational Changes (The following section documents specific strategic actions

taken by the FQHCs).

7. What are the most significant organizational changes (ex. Staffing, information 

technology, etc.) your centers have made over the past 2 years ?

R: 9 of 10 CEOs have implemented organizational changes over the past two years. 3 

have hired Marketing specialists to “get the word out.” Two CEOs have hired Chief 

Operating Officers, 2 hired a Financial director and 4 hired Personnel Directors. 1 

CEO added a personnel director and 2 staff due to growth in personnel over the last 3 

years. Another CEO explained that the health center will be using midwives for most 

deliveries. One unique organizational change by one CEO is “we have implemented 

a call center staffed by 10 people, to take all incoming calls to the health centers. That 

way, the person at the registration desk only has to worry about registration and the 

case manager worries about the patient in front of her.”

What organization changes (administrative or structural) are you thinking of making within

the next year or two ?

R: 2 CEOs will be hiring Chief Operations Officers, 2 will be hiring Chief Financial 

Officers, 1 CEO is adding a Personnel Department. 1 CEO expressed that the “staff 

have been restructured to communicate better with patients, with peers and with 

management.” This was accomplished by training staff to be responsible for their 

units whether it was medical records, patient intake/registration, reception, or nurses. 

Each week, during staff meetings a representative for each unit would present 

problems and recommend solutions. This technique empowered staff at all levels. 

Another CEO explained that the heath center changed the clinical model to mid-wives 

because it was more cost effective and the specific population served preferred it.

1. If affiliated, what do you think are the major strengths of your system ? If not,
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your centers ?

“The community is our strength,” “reputation for quality service, 

a plan,” “organizational effectiveness,”

ability to .achieve99 <£R:

2. If affiliated, what do you think are major weaknesses of your system ? If not, your

centers ?

R: The “finances are weak” “we not sophisticated enough even with our sophisticated 

staff and I.T. systems to figure out finding new areas for new sites,” “managing 

growth because our services are specialized and costly,” (for taxpayers)

5. What do you see as the single biggest threat to your center/network’s success ?

R: 1 CEO expressed, “Attitudes of Americans,” towards immigrants and undocumented 

people, 4 CEOs stated “Medicaid reform,” 2 CEOs are wary of the nation’s economy, 1 

CEO believes a prospective competitor (non-FQHC) planning to open up in the same 

community may have profound effects on its utilization rates.

3. What do you see as the most significant opportunity available to your center/network?

R: “people as a resource,” “Faith,” “our ability to access new dollars from philanthropy 

and funders,”

E. Special Topics

Physicians/Nurse practitioners

c. Are there any clinicians on your Board of Directors ? # of MDs N.P.?
?

NOTE: This question was thrown out because employees of the health center cannot 

be on the Board of Directors.

d. In what way are physicians involved in the management of your individual sites ? 

R: 6 of 10 CEOs stated that the physicians located at individual sites meet with the
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Medical Director of the FQHC weekly to discuss specific issues and to formulate 

possible resolutions

If affiliated;

e. In what ways are these clinicians involved at the regional and divisional levels of 

your system’s activities ?

R: 9 of 10 CEOs responded that affiliated physicians are not involved in regional or 

divisional levels of the health centers’ activities.

f. What changes do you foresee in the nature of the clinicians involvement at the 

regional and divisional levels ?

R: N/A

g. In what ways are clinicians involved at the corporate level of your system ? 

R: N/A

h. What changes do you foresee in the nature of clinicians involvement at the 

corporate level ?

R: All eleven said affiliated clinicians are involved at the corporate level. Clinicians 

who are directly hired by the FQHC on the other hand do get involved in all corporate 

decisions ranging from the hours of operations to hiring nurses and technicians and 

decisions for expansion.

i. Please describe the kind of joint venture activities with which you are currently 

involved with your physicians/nurse practitioners ?

R: All eleven responded there are no joint venture activities with affiliates involving 

physicians and/or nurse practitioners.

2. Information technology/Financial Management
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a. Are there any changes you have made over the past 2 years in your system’s IT./ 

financial management practices and policies (allocation of private grant funds, 

allocation for overhead costs, budgeting, financial targets, etc) ?

R: Six are currently upgrading their financial systems, of which four have formed a 

consortium (consortium because the system is too expensive for each FQHC to 

acquire on its own) to move to EMR, electronic medical records in order to better 

monitor their patients’ data. Three FQHCs have also purchased billing systems to 

capture patient data and improve billing for encounters more efficiently and 

expeditiously. These improvements are very important if the FQHCs hope to capture 

data for billing purposes in order to more promptly acquire reimbursement from the 

State for Medicaid, the federal government for Medicare and from third party payors. 

The upgrades in the systems allow the FQHCs to spend less man hours and less FTEs 

(full-time employees) on theses operations thus perhaps freeing up resources for other 

issues. One FQHC is unable to make an investment at the moment.

For example one FQHC has implemented a business model supported by 

“sophisticated financial system in modernizing the infrastructure, fairly sophisticated 

financial and I.T. systems to support a fairly sophisticated infrastructure in terms of 

people process and system process.” The FQHC has implemented business strategies 

to measure outcomes ofproductivitity. ‘The middle managers are both empowered 

and accountable to meet measureable outcomes” on a monthly basis. The FQHC has 

implemented private industry principles with the stance that “It is your job to achieve 

your performance indicators, that is how to meet quality indicators, that they are 

serving the number of patients, the quality of service is appropriate and employee 

satisfaction levels, managing their budgets and revenue expenses to stay within 

budget.... It is a shift in management principles to position ourself for growth.”

b. Why did you make these changes ?

R: Responses ranged from “improving efficiency and costs to capturing revenue 

streams faster.”
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c. Are you satisfied with the capacity of your information technology ?

R: Six said yes. One does not have enough capital to make improvements and holds 

out hope that the organization might be able to over the next few years. Three 

FQHCs acquires I.T. support in equipment and personnel from an affiliated hospital. 

In turn, the hospitals refer their uninsured and Medicaid patients to the FQHC for 

care.

d. Are there any changes you anticipate making in your system’s financial 

management practices and policies within the next year or two ?

R: Four CEOs mentioned that they have already upgraded their financial systems 

within the last few years; two stated they cannot afford to yet but hope to over the 

course of 2 years, four expressed that they are currently in the process of overhauling 

their systems.

3. Marketing: How do you get the word out ?

a. Have changes been made over the past two years in your system’s approach to 

marketing and the organization of the marketing function (centralization versus 

decentralization of marketing primary and enabling services, process of marketing 

research, marketing of physician practices) ? and what are they ?

R: Local community paper, health fairs, posting flyers, attending other provider’s 

health fairs and setting up booths, posting in local stores and churches, community 

meetings and events.

b. What changes in your marketing do you foresee making over the next year or 

two?

R: “Being more efficient in targeting our patient population for educational purposes 

and follow-up.” Two CEOs responded that they hired Marketing Directors in order to 

respond to local community concerns around health care, advertising events, 

achievement and the FQHC’s services in the community.

4. Personnel/Staffing
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a. Have you made changes over the past two years in your personnel management

and practices and the organization of the human resources function (recruitment,

performance appraisal, management development, compensation, etc.) ? If yes,

what kinds of changes ?

R: Two CEOs expressed that they would like to hire Personnel directors but the 

resources have to utilized for more urgent needs. Four CEOs have hired 

Personnel Directors in order better manage recruitment and retention, training, 

certification, benefits and overall management of staff needs. Two CEOs 

instated performance appraisal measures and one CEO stated that the 

compensation plan should be overhauled in order to compete better in the 

market.

b. What program development do you foresee making in your center’s staffing area

over the next year or two ?

R: Five expressed hiring nurses, qualified nurses is a problem and would like to 

develop incentives to compete in the market. Hiring bi-lingual nurses is an 

issue for three FQHCs. Quality management and review processed ranked 

third and staff development and continuing education ranked fourth as the 

most important program developments for their centers.

c. How will the funding that will be available in the next year or two affect program

development or staffing ?

R: Four responded that funding is not a problem, finding qualified nurses is the 

problem.

5. If I was a representative of BPHC, what three things would you want me to know to help

this clinic meet community demands?

Community health centers are chronic care models focusing on systemR:
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improvement but we need to do more. More with resources. We cannot be expected to 

do more while cutting our resource base.

Invest in clinical quality, provide resources for EMR (electronic medical records) to 

ensure timely and continued quality.

“We need more money.”

“Organize announcements for grants so that deadlines do not overlap and streamline the 

format. The Bureau needs to make better decisions on when we should write grants to 

participate in initiatives and when not. Participating in a health disparities initiative 

should not warrant a grant

Chapter 6 will discuss the results and implications. In Chapter 7, policy 

recommendations and future directions for this study will be discussed.



APPENDIX C: COMMUNITY HEALTH CENTERS IN CHICAGO

Circle Family Care

Circle Family Care serves the communities of Austin, Humboldt Park, East

Garfield communities in Chicago, and Oak Park, Illinois. The Center was founded in 1977 by a

collaboration of health professionals and community churches on the west side of Chicago. This

group met to address the needs of Austin, a health professional shortage area and a low income

community. Circle initially opened as both a counseling center and a health center, which

merged when Circle Family Care was incorporated in 1984. Circle received FQHC designation

in 1990 and secured PHS-330 funding in 1992. Its clinic sites in Austin and Humboldt Park offer

comprehensive primary health care services, including prenatal and obstetrical care, family

planning, health education, mental health counseling, and programs for homeless persons and

persons with HIV/AIDS, In 1996, Circle provided health care for 7,600 patients; 50% received

Medicaid, 10% received Medicare, 30% were uninsured and 10% had commercial insurance.

Circle also offers an array of social and educational services, placing special emphasis on parent

training, family counseling, youth programs and foster care.

Roseland Christian Health Ministries

Roseland Christian Health Ministries was originally founded as Claretian Medical Center

in 1977 through the efforts of community members and Claretian priests. The priests had been

serving the neighborhoods of Chicago’s far southeast side including South Chicago, Roseland,

Pullman, West Pullman, and South Deering since the early 1990s. Steel mill closures and

222
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subsequent economic decline had left the area with a severe shortage of health care providers,

and hence Claretian was established with its mission “to provide low-income residents in a

Its two clinic sites, Roseland’s homelesscommunity with accessible, high quality health care/

outreach team provides health to 17,000 individuals at seven shelters each year. The population 

served by Claretian is approximately 46% Hispanic and 43% African American; 50% receive

Medicaid and Medicare, 11% have private insurance coverage, and 39% are uninsured. Two-

thirds of patients are living at or below the federal poverty level, and the majority of patients are

women and children. Roseland’s services and programs aim to address the health issues faced by

this and other low income-urban communities, including infant mortality, teen pregnancy, lead

poisoning, HIV/AIDS, substance abuse, poor nutrition and respiratory disease.

The Clinic in Altgeld, Inc.

The Clinic in Altgeld serves the community of Riverdale. The Clinic was created

in 1970 in response to a shortage of comprehensive medical care and a lack of adequate

diagnostic facilities for residents of the Altgeld Gardens/Murray Homes public housing

development. The Clinic is located within the development’s low-rise housing units and offers a

range of primary health care services, including pediatrics, obstetrics/gynecology and family

planning, internal medicine and dental care. Also available on-site are the WIC nutrition

program, public aid program, and a licensed outpatient drug, alcohol and substance abuse referral

programs. In 1996, the Clinic served more than 5,000 people: 89% were covered under

Medicaid, 3% were covered under Medicare, 7% had commercial insurance coverage or were

self-paying, and 1 % were uninsured. The majority (93%) of the Clinic’s patients have incomes
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that are at or below or below the federal poverty level and 99.6% are African American. The

clinic was designated an FQHC in 1993.

Daniel Hale Williams Health Center

The Daniel Hale Williams Health Center (DHWHC) was established in the Grand

Boulevard Community by a collaboration of community organizations and as a project of the

Model Cities Program. In 1965, Provident Hospital, which had been one of the earliest black

operated hospitals serving Grand Boulevard community on the south side of Chicago, lost

funding and developed a model health Center, naming it after the respected black surgeon and

founder of Provident Hospital, Dr. Daniel Hale Williams. By 1970, DHWHC was fully

operational, and in 1989 it received FQHC designation. The clinic provides comprehensive

primary care services and also offers an HIV Early Intervention Program and the WIC nutrition

program on-site. In 1996, DHWHC served over 3,500 patients; 85% were covered under

Medicaid, 8% were covered under Medicare, and 7% were uninsured.

Erie Family Health Center

Erie Family Health Center was founded in 1956 as a volunteer program of Erie

Neighborhood House to provide primary health care for elderly residents of the West-Town

community. Erie evolved into full-service family health center and became a separate not-for-

profit corporation in 1976. In 1983, Erie was designated a federally funded community health

center after receiving PHS-330 grant. Erie operates nine clinics that deliver affordable,

accessible primary health care services to the primarily low-income residents of West Town,

Humboldt Park, and Logan Square on Chicago’s northwest side. Erie serves a large number of
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Hispanic patients (87% of their patients). Erie offers primary health care, health promotion

education and counseling services at each of its sites. Erie currently serves 16,000 individuals per

year, of whom more than half are uninsured. Erie is the second largest community health center

in the state of Illinois and has the largest WIC program in the state. Erie is also part of a model

nutrition center and has developed a nationally recognized demonstration model for the

integration of healthcare and substance abuse treatment.

Heartland Alliance/Chicago Health Outreach

Chicago Health Outreach (CHO) was established in 1985 as a collaborative

project of the Mayor’s Task Force of Homelessness with funding from two large foundations

Health Care for the Homeless demonstration program. CHO operates on main clinic site on the

north side of Chicago, which is a federally designated 330 provider, and subcontracts with three

clinics serving the south and west sides. On-site services are provided at 24 homeless shelters

throughout Chicago. CHO offers primary care, mental health and dental services to special

population from all areas of the city, including homeless persons, persons with HIV/AIDS, and

recent immigrants and refugees. CHO is dedicated to providing culturally sensitive care and

thereby works to eliminate the cultural and language barriers often experienced by patients who

are homeless or who speak little or no English. In 1996, CHO served 9000 patients for a total of

20,500 medical visits; all patients were either uninsured (73%) or received Medicaid or Medicare

(27%). CHO is the health care subsidiary of the Heartland Alliance for Human Needs & Human

Rights, one of the city’s most comprehensive non-profit social service agencies. Communities

primarily supported are Uptown, Edgewater, Rogers Park, and Albany.
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Claretian Medical Center

Primarily serving South Chicago, Roseland, Pullman, West Pullman, Bush, South

Deering, East Side communities. Claretian Medical Center was founded in 1977 through the

efforts of community members and Claretian priests who had been serving the neighborhoods of

Chicago’s far southeast side since the early 1900s. Steel mill closures and subsequent economic

decline had left the area with a severe shortage of health care providers, and hence Claretian was

established with its mission “to provide low-income residents ina community with accesible,

Its two clinic sites located in south Chicago and Roseland, serve sixhigh-quality health care;

neighborhoods for 45,000 patient visits annually. Claretian’s homeless outreach team provides

health care to 17,000 individuals at seven shelters each year. The population served by Claretian

is approximately 46% Hispanic and 43% African American; 50% receive Medicaid or Medicare,

11% have private insurance coverage, and 39% are uninsured. Two-thirds of patients are living

at or below the federal poverty level, and the majority of patients are women and children.

Claretian’s services and programs aim to address the health issues faced by this and other low-

income urban communities, including infant mortality, teen pregnancy, lead poisoning,

HIV/AIDS, substance abuse, poor nutrition and respiratory disease.

Family Practice Community Wellness Center

Primarily serving West Town, Wicker Park, Humboldt Park, West Logan Square

communities. The Family Practice Community Wellness Center (FPC) was established in 1992

as two satellite clinics of St. Elizabeth’s Hospital. Located on Chicago’s west side, St.

Elizabeth’s serves the West Town, Wicker Park, Humboldt Park, West Logan Square
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communities. The opening of its “Family Health Centers” allowed St. Elizabeth’s to expand its

services for low-income populations. The clinics received designation in 1994, and three 

additional sites were opened in 1996. In 1996, FPC served 12,000 patients; 65% were enrolled

in managed care plans, 15% were covered under Medicaid, 5% were covered under Medicare,

10% were uninsured and 5% had commercial insurance. Eighty percent of the patients

population is Latino. FPC offers primary care services and is dedicated to addressing health 

problems faced by their communities, including infant mortality, asthma, diabetes, hypertension,

HIV/AIDS and substance abuse.

Lawndale Christian Health Center

Primarily serves South Lawndale, East and West Garfield, Austin communities and 

Cicero and Berwyn, Illinois. Lawndale Christian Health Center (LCHC) is a non-profit

community based health center established in 1984 by a group of North Lawndale residents who

were concerned about the lack of affordable, quality health care services in their community.

LCHC’s mission is to provide primary care services to the community, and especially the

uninsured poor, using a holistic approach focused on health education and promotion. LCHC

operates one clinic site which offers comprehensive primary care services, a wide range of 

outpatient diagnostic services, health education, case management, counseling and social

services. Specialty care is available on-site in several areas such as cardiology, infectious

disease, ophthalmology, and orthopedics. Almost one third of LCHC’s staff, both provider and

support, are bilingual in Spanish, hi 1996, LCHC served over 19,000 patients; 45% received

Medicaid, 5% received Medicare, 6% had commercial insurance coverage, and 44% were self

paying or uninsured.
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Mercy Diagnostic and Treatment Center

Near South, Douglas, Armour Square, Oakland, Grand Boulevard communities. The

Mercy Diagnostic and Treatment Center was founded in 1919 as the Mercy Free Dispensary by

the National War Council to provide care for military personnel and their dependents. The

Sisters of Mercy, who had assumed responsibility for administration of the center in 1921,

incorporated the Dispensary, and outpatient clinic, in 1926. In 1990, the original articles of

incorporation were amended and the name was changed to the Mercy Diagnostic and Treatment

Center. In 1991, the Center received FQHC designation. During the 1995-1996 fiscal year, the

Center served 10,850 patients; 57% received Medicaid, 27% received Medicare, 10% were

uninsured and 6% had third-party insurance coverage. The clinic provides primary care and sub

speciality services, along with case managemetn and outreach programs for women and children

and the elderly. Through its services and special programs, the Center works to address local

health issues, including a high incidence of teen births, high infant mortality, heart disease.

Near North Health Service Corporation

Near North, West Town, Humboldt Park, Grand Boulevard, Kenwood-Oakland

communities. The Near North Health Service Corporation (NNHSC) was established in 1965 as

two separate entities: the Children’s Health Center, supported by Children’s Memorial Hospital,

and the Adult Health Center, supported by Northwestern Memorial Hospital. The two centers

were combined in 1982, when community leaders organized to create a health center that

provided comprehensive services for both children and adults. NNHSC secured PHS funding in

1982 and received FQHC designation in 1990. In addition to providing primary care services,
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NNHSC’s three clinic sites offer nutritional counseling, mental health services, substance abuse

counseling and job development programs. In 1996, NNHSC served 16,000 individuals; 66%

were African American, 33% were Hispanic, and 1% were white. The majority of NNHSCs

patients were covered under Medicaid (52%) or were uninsured (44%).

New City Health Center

The New City Health Center was founded in 1986 by community members and a non

profit organization to provide needed health care services for low-income communities on the

southwest side of Chicago. It serves the communities of New City, Englewood and West

Englewood. New City secured PHS-330 funding in 1987 and received FQHC designation in

1990. In 1996, the clinic served 7,000 individuals, the majority of who were either uninsured

(47%) or covered under Medicaid (45%). The patient population is predominantly African

American (66%) and Hispanics (32%). New City offers comprehensive adult and pediatric

services, as well as perinatal care, nutritional counseling, pharmaceutical services, and special

programs for persons with HIV/AIDS.

Roseland Christian Health Center

Primarily serves the Roseland community. The Roseland Chrisitan Health Ministries was

established in 1992 by Dr. Bill Crevier. Roseland, like many of Chicago’s south side

neighborhoods, experienced a loss of community resources and health care providers during the

1970s and 1980s, Dr. Crevier hoped to build a clinic to serve the health care needs of Roseland,

and through community organizing and fundraising efforts, the health center was opened in

1993. The clinic provides a range of primary care services, including special programs for
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women’s health and for persons with HIV/AIDS. In 1996, Roseland served over 2,800 patients,

of whom 97% were African American. Forty percent of the patient population was uninsured,

21% had Medicaid, 19% had Medicare, 10% had commercial insurance, and 10% was enrolled

in managed care plans.

Sinai Family Health Centers/Access Community Health Networks

Serves Near North, West Side, South Side communities. Sinai Family Health Centers (SFHC)

was founded in 1991 as a community-based network of health centers. Initially a satellite clinic

of the Mount Sinai Hospital Medical center, Sinai Family Health Centers separated in 1991 to

gain its FQHC status and is now governed by a community-controlled board of directors. SFHC

currently has 17 sites-tweive community health cneters, two school-based clinics, and three

special clinics located inside social service agencies. The centers are located on the Near North,

West and South sides of the city of Chicago near many of the major public housing sites (Robert

Taylor Homes, Stateway Gardens, Cabrini Green, Henry Homer and Rockwell Gardens).

Together, these sites handle 125,000 patient visits annually. Eighty percent of the patient

population is African American and 20% is Latino. Eighty percent are women and children,

including over 2,000 pregnant women, half of whom are under the age of 21. About 65% of

patients are Medicaid beneficiaries, 5% are enrolled in Medicare, 15% are commercially insured,

and 15% are uninsured and self-paying on a sliding scale.

Access Community Health Network

Access Community Health Network is Chicagoland's largest, private community health center

organization. It operates 43 health centers in 30 medical underserved areas, servicing nearly
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175,000 patients annually. In 2003 they acquired 17 existing centers (14 from Sinai Health 

Systems) and brought them under the FQHC umbrella. Each site offers comprehensive primary

care services with specialty services offered at various clinics.

Alivio Medical Center

Alivio Medical Center is a bilingual bicultural non-profit community health center serving the

predominantly Mexican, Latino community, the uninsured and underinsured in Pilsen, Little 

Village, Heart of Chicago, Back of the Yards, Lower West and southwest Chicago. It offers 

primary care services as well as nutrition, counseling and case management and WIC. Alivio

began in 1989 and now operates three sites: two community health centers in Pilsen and a

school-based health center in Gladstone Elementary School, a Chicago Public School. 94% of

the clinic’s patients are Mexican and 90% are at or below the 200% poverty level. 35% are

under age 25. 31 % have no insurance; 51 % are on Medicaid for prenatal care and delivery only.

In 2003 the clinic served 16,349 patients.

Mile Square Health Center

Mile Square offers a comprehensive medical and social services, including geriatrics,

family practice, obstetrics and gynecology, pediatric dental and mental health, podiatry, and

nutritional services and a Specialty Clinic dedicated to sexually transmitted diseases. Medical

services are provided on a sliding fee scale for patients who possess limited or no medical

insurance. Patients are seen regardless to their ability to pay. Mile Square currently has six

primary service sites. They are the primary source of medical and social services for the public

housing residents of Rockwell Gardens, ABLA, and Henry Homer Homes.
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Family Practice Community Wellness Center (PrimeCare Community Health)

FPCWC has four health centers: West Town Family Health Center, Northwest Family

Health Center, West Logan Square Health Center, and Wicker Park Family Health Center, all of

which serve the Humboldt Park and Logan Square neighborhoods.
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TABLE I

GENTRIFICATION FACTOR INDEX

GENTRIFICATION FACTORS CENSUS DATA CRITERIANO.
% White £11.

2, % African
Latino Population £13.

Above city medianMedian family income4.
% households/family below poverty £15.
% Population children age 5-19 £16.
Population per household7.
% Adults with college education £18.

9. % White collar workers £1
Above city median10. Median house value

11. % children in private schools 
% Owner occupied housing units

£1
12. £1

% Female headed households with children13. £1

TABLE II

CENSUS DATA FROM 1980

1980 TABLES - BASED ON STF3
Households
Occupied Housing Status
Sex
Race
Hispanic Race Breakdown 
Sex by Age____________
HH Type and Relationship 
Persons in Occupied HY
Median Value Non-Condo HU
Private School Enrollment
Occupation Persons 16+
Median HH Income in 1979
Race by Poverty Status in 1979 Persons
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TABLE Hi

CENSUS DATA FROM 1990

„ 1990 TABLES-STF3A
Hispanic Origin By RaceP012

P013 Age
H008 Tenure

Median ValueH061A
School Enrollment and Type of SchoolP054
Educational AttainmentP057
Median Household Income in 1989P080A
Household Income in 1989P080
Poverty Status in 1989 By AgeP117
Occupation (The following occupations are defined as "white collar'* per 
Bureau of Labor Statistics - Professional, technical, and kindred workers, 
Managers and administrators, except farm, Sales Workers, Clerical and 
kindred workers)

P078

Aggregate Persons By Tenure By Race of Householder 
Household Type and Presence and Age of Children

H014
P19

TABLE IV

CENSUS DATA FROM 2000

2000 TABLES - SF3
Hispanic or Latino By RaceP7

P8 Sex By Age
H7 Tenure

Median Value (Dollars) for all Owner-Occupied Housing UnitsH85
Poverty Status in 1999 By AgeP87
Median Household IncomeP53
Sex By Educational Attainment for the Population 25 Years and Over______
Sex By School Enrollment By Level of School By Type of School for the
Population 3 Years and Over______________________________________
Sex By Occupation for the Employed Civilian Population 16 Years and over
Average Household Size of Occupied Housing Units By Tenure__________
Household Size By Household Type By Presence of Own Children Under 18 
Years

P37
P36

P50
H18
P10
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TABLE V

FQHCS CHANGE IN TOTAL NUMBER OF SITES FROM 1996-2003

FQHC 1996 2000 2003
ALIVIO MEDICAL CENTER 1 4 4
ERIE HEALTH CENTER 6 4 5
PRIMECARE COMMUNITY HEALTH 
(FPCWC)______________________ 0 4 3
PCC COMMUNITY WELLNESS 00 4
ROSELAND CHRISTIAN HEALTH 
MINISTRIES 10 1
NEAR NORTH HEALTH SERVICE CORP. 2 5 4
MILE SQUARE CHC 0 4 6
CHICAGO FAMILY HEALTH CENTER,
INC. 2 2 2
UPTOWN INTERNATIONAL CENTER 0 0 4
LAWNDALE CHRISTIAN HLTH CTR 1 2 3
CLINIC IN ALTGELD, INC. 0 3 3
CIRCLE FAMILY CARE 2 3 4
FRIEND FAMILY HC 0 2 4
ACCESS COMMUNITY HEALTH 
NETWORK 2 21 43
NEW CITY 1 0* 0
CHICAGO HEALTH OUTREACH, INC 0 47 14

TOTALS 17 102 104

*NEW CITY reported under NEAR NORTH HEALTH SERVICE 
Corp. in 2000

CHICAGO HEALTH OUTREACH, INC 
decrease in numbers due to BPHC 
changing reporting rules still has 47 sites in 
2003. This anamoly only pertains to this 
FQHC due to unique mission.
UPTOWN INTERNATIONAL CENTER 
though reports separately is affiliated with 
CHICAGO HEALTH OUTREACH, INC
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TABLE VI

STRATEGIC TORGANIZATIONAL 
PLANNING 

SCORE
STRUCTURE

SCORE
BUSINESS

STRUCTURETYPOLOGY

Analyzer4 3Alivio
Chicago Family 
Clinic in Altgeld 
Erie

Analyzer3 4
n/an/a n/a n/a

Analyzer5 5
AnalyzerNear North 5 5

6 6 Prospectors Not for ProfitUptown
7 7 Prospector HospitalAccess

Chicago Health 
Outreach 6 Prospectors Not for Profit6

ReactorsCircle Family 9 10 Faith based
n/a n/aFriend Family n/a n/a

Lawndale
AnalyzerChristian 5 5 Faith based

Hospital
(AMC)9 ReactorsMiles Sq 8

n/a n/a n/aPCC Wellness n/a
PrimeCare

Defender2Community 2 Hospital
2 DefenderRoseland 2 Faith based

n/a n/aNew City n/a
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TABLE VII

FQHCS' COMMUNITIES BY GFI

GFIGFIGFI
GFI Change Change Change

1980- 1990- 1980- GFI
1990 2000 2000 Code

GFI
Score
2000

GFI Score Score 
1990

Area
ID Community Area 1980

Auburn D-12-4-8-9-5371 Gresham
25 Austin
19 Belmont Cragin
35 Douglas 
68 Englewood
37 Fuller Park
63 Gage Park
56 Garfield Ridge

Grand
38 Boulevard 
55 Hegewisch
23 Humboldt Park
39 Kenwood 

Lincoln Park 
Lincoln Square

22 Logan Square
32 Loop 

Lower West
31 Side

Near North Side
33 Near South Side
28 Near West Side 
61 New City
29 North Lawndale
36 Oakland 
50 Pullman 
54 Riverdale

Rogers Park 
46 South Chicago
30 South Lawndale 

Uptown 
Washington

73 Heights
Washington

40 Park
West Garfield

26 Park___________

D-16-2-14-9-77
D-2 -12-10-1111
D-14-2-12-5-39
S-4 04-11-7-11
S2-24-9-7-11
S-4 48-5-1-9
G1621453-11
S2-24-9-7-11
S2 141253-9
S-4 -40-13-9-9
S0 101011-9
G16412139-37
G4 181495-94
S0 -12-12-7-75
G20416139-7

S0 -6-6-9-9-3
G88013558
G8 4-43-5-1
S-2 02-3-1-3
D-2 -8-6-11-3
D-8-4-4-11-7-3
D-142-16-7-97
D-2 -14-12-9-75
D-16-6-10-11-55
S0 8811-71
D-2 -18-16-11-97
D-160-16-9-97
G124851-73

S4 106-1-5-11
S-2-42-11-7-9

D-20-4-16-11-79
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TABLE Vlil

FQHCs GFI

NAME COMMUNITY GFI
ALIVIO MEDICAL CENTER
Alivio Medical Center

Lower West Side 
Lower West Side
Lower West Side 
Near West Side 
West Town 
Logan Square 
Humboldt Park 
Loop 
Austin
Belmont Cragin 
Not in Chicago

S
s

WIC s
Gladstone School
PR1MECARE COMMUNITY HEALTH, INC.
PrimeCare Fullerton
PrimeCare Northwest
PCC COMMUNITY WELLNESS
PCC Community Wellness/Austin Family H C
Salud Family Health Center
West Suburban Hospital
ROSELAND CHRISTIAN HEALTH
MINISTRIES
NEAR NORTH HEALTH SERVICE CORP.
Komed Health Center 
Louise Landau Health Center

S
G
D
D
G
D
D

n/a

Washington Heights 
Near North Side
Oakland 
Humboldt Park 
Grand Boulevard 
Near West Side 
Near West Side 
Near West Side 
Near West Side 
Near West Side

S
s
D
S

Cottage View
MILES SQUARE HEALTH CENTER
Smyth Joyner School Based Clinic 
Better Care for Youth Clinic/Suder School 
NEAR WEST FAMILY CENTER 
James Jordan Family Life Center 
Young Women’s Leadership Charter School 
Clinic
CHICAGO FAMILY HEALTH CENTER, iNC.
Chicago Family Health Center-Roseland 
UPTOWN INTERNATIONAL CENTER 
Howard Brown Health Center 
Spang Center for Oral Health - North 
Spang Center for Oral Health - Howard Area 
LAWNDALE CHRISTIAN HLTH CTR 
Lawndale Christian Health Center - Farragut 
Lawndale Christian Health Center - Homan 
Square
CLINIC IN ALTGELD dba TCA Health,
Carver Military Academy
CIRCLE FAMILY CARE
Circle Family Care at Parkside
Circle Family Care - CFS
Circle Family Care - BHS
Circle Family Care at Division_______________

S
S
S
s
s
s

Douglas 
South Chicago 
Pullman 
Uptown 
Uptown 
Uptown 
Rogers Park 
North Lawndale 
South Lawndale

D
D
D
G
G
G
S
D
D

North Lawndale
Riverdale
Hegewisch
Austin
Austin
Austin
Humboldt Park 
Austin

D
D
S
D
D
D
S
D
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TABLE VIII fcont.)

FQHCs GFI

COMMUNITY 
“WasHifigton Park

Gage Park 
Fuller Park 
Hew City
North Lawndale
Near West Side 
Garfield Ridge 
South Chicago 
Near South Side 
West Garfield Park 
Lincoln Park 
Grand Boulevard 
North Lawndale 
New City 
Not in Chicago 
Near West Side 
Near North Side 
South Lawndale 
Grand Boulevard 
Near West Side 
Fuller Park 
Rogers Park 
Englewood 
Garfield Ridge 
Humboldt Park 
Not in Chicago 
South Lawndale 
Humboldt Park 
Not in Chicago 
Austin
Not in Chicago 
South Lawndale 
Garfield Ridge 
Not in Chicago 
Not in Chicago 
Logan Square 
Auburn Gresham 
Not in Chicago 
Not in Chicago 
Loop
Not in Chicago 
North Lawndale 
Not in Chicago

NAME GFI
FR1ENDTA1WILYHC ; '
Friend Family Health Center - West 
Access Grand Boulevard 
Access Ashland Health Center
ACCESS COMMUNITY HEALTH 
NETWORK
James West/Haymarket 
Southwest Family Health Center 
Brandon Family Health Center 
Ideal Family Health Center
Madison Family Health Center
Access @ Anixter Center
South State Family Health Center
Westside Family Health Center
Ashland Family Health Center
Cicero Family Health Center
Jackson Family Health Center
Near North Family Health Center
Servicios Medicos La Villita
Taylor Family Health
Warren Family Health Center
Grand Boulevard Family Health Center
Rogers Park Health Center
Booker Family Health Center
Des Plaines Valley Health Center
Humbolt Park Family Health Center
Martin T. Russo Family Health Center
San Rafael Family Health Center
West Division Family Health Center
Access Agarwal Dental Clinic
Austin Family Health Center
Blue Island Medical Center
Centro Medico
Doctors Medical Group
Genesis Center for Health and Empowerment
Hawthorne Family Health Center
Armitage Family Health Center
Aubum-Gresham Family Health Center
Family Health Society
Melrose Park Family Health Center
Alma Family Medical Center
Kedzie Family Health Center
Kling Professional Center
Maywood Family Health Center

5
S
s
D
S

s
G
D
G
D
G
S
D
D

N/A
S
G
S
S
S
s
s
s
G
S

N/A
S
S

N/A
D

N/A
S
G

N/A
N/A
S
D

N/A
N/A
G

N/A
D

N/A
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TABLE VIII fcont.1

FQHCs GFI

COMMUNITYNAME GFI

ACCESS COMMUNITY HEALTH 
NETWORK (cont.)
Near West Family Health Center 
Peterson Family 
Pilsen Family Health Network 
Plaza Family Health Network 
Lawndale Family Health Center

Near West Side 
Not in Chicago 
Lower West Side 
Not in Chicago 
North Lawndale

S
N/A
S

N/A
D

CHICAGO HEALTH OUTREACH, INC
Spang Center for Oral Health - South 
STAIRS
Circle Family Health Care
Spang Center for Oral Health - North
Rafael Center - South
CHO Connection/ACCESS
ACT Residential Program
Pathways Home
Goldie's Place
New City Health Center
Transitional Housing
Spang Center for Oral Health - West

UPTOWN
Englewood 
Lincoln Square 
Austin 
Uptown 
Kenwood 
Uptown 
Uptown 
Uptown 
Edgewater 
New City 
Rogers Park 
West Town

G
S
G
D
G
S
G
G
G
G
D
S
G

ERIE WEST TOWN FAMILY HEALTH 
CENTER
Erie Humboldt Park Family Health center 
Erie-Frazier Elementary School-based H.C 
Erie Westside School-Based H.C.
Erie Teen Health Center

West Town
West Town 
North Lawndale 
Humboldt Park 
West Town

G
G
D
S
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TABLE IX

FQHCS REVENUE STREAMS FOR 1996

N Decline N GentrifyStableN1996

1,276,0651,197,117 4 2,196,732Total BPHC grants: Amount 
NonFederal Grants or contracts: Foundation 
private grants & contracts.amount drawn 
NonFederal Grants or contracts: Local 
Government Grants & Contracts :amount 
drawn
Other Federal Giants: amount 
Other Federal Grants: amount 
NonFederal Grants or contracts: State 
Government Grants & Contracts:Amount 
drawn
Total nonfederal grants & contracts:
Amount drawn
Total Other Federal Grants: Amount 
Other Revenue: amount drawn 
Amount collected: self pay 
Amount collected: Total Medicaid

3 1

61,3183 594,390 4 2,128,0971

309,616 4 281,578
73,370

291,303
228,437
378,176

3 1
43 0 1

14,417 4 03 1

4 397,0403 847,324 1,240,5521

1,410,474
14,417

258,842
113,552

1,564,374

4 739,935
73,370
83,157

234,414
1,426,979

3,659,952
606,613
40,268
309,571

2,490,407

3 1
43 1
43 1
43 1
43 1

TABLE X

FQHCS REVENUE STREAMS FOR 2000

Stable N Decline N GentrifyN

1,546,310 4 1,360,147Total BPHC grants: Amount 
NonFederal Grants or contracts: Foundation 
private grants & contracts:amount drawn 
NonFederal Grants or contracts: Local ' 
Government Grants & Contracts:amount 
drawn
Other Federal Grants: amount 
Other Federal Grants: amount 
NonFederal Grants or contracts: State 
Government Grants & Contracts:Amount 
drawn
Total nonfederal grants & contracts:
Amount drawn
Total Other Federal Grants: Amount 
Other Revenue: amount drawn 
Amount collected: self pay 
Amount collected: Total Medicaid

5 3 1,764,228

4 321,9733 818,489 259,5663

4 315,849
1,937,047

3 514,126
653,349
75,343

338,2603
42 02

0 21 02

4 942,8774 664,874 803,5783

41,275,672
844,397
468,543
183,368

4,516,323

1,650,445
1,004,007
650,210
157,539

1,549,261

1,401,405
86,784

255,132
232,899

2,323,155

5 3
5 3

34 3
45 3
45 3
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TABLE XI

FQHCS REVENUE STREAMS FOR 2003

N Stable N Decline N Gentrify

Total BPHC grants: Amount 
NonFederal Grants or contracts: Foundation 
private grants & contracts:amount drawn 
NonFederal Grants or contracts: Local 
Government Grants & Contracts:amount 
drawn
Other Federal Grants: amount 
Other Federal Grants: amount 
NonFederal Grants or contracts: State 
Government Grants & Contracts: Amount 
drawn
Total nonfederal grants & contracts:
Amount drawn
Total Other Federal Grants: Amount 
Other Revenue: amount drawn 
Amount collected: self pay 
Amount collected: Total Medicaid

6 2,923,836 4 1,864,440 5 1,911,716

402,382 900,289 35 210,783

4 357,216
1,768,039
103,841

1 629,090
163,807
53,374

0
4 3 1 427,132

241,4832 2 1

4 926,224 4 1,843,728 5 1,746,082

1,503,286
2,216,895
688,426
355,704

6,875,877

1,854,996
419,748

5 4 5 1,746,082
663,1374 1 3

5 0 0 0 0
82,906

629,899
6 1 138,464

2,270,233
1

6 2 4
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TABLE XII

ENCOUNTERS BY HEALTH PROVIDER FOR 1996

N Stable N
3 3,516 3
1 7.578 1

Decline N Gentrify
1,238
5,026

9,410 1Staffg & Utilizn- encntrs-case managers
Siaffg & Utiiizn-encntrs-ceriified nurse midwives
Staffg & Utilizn-encntrs-Dental hygienists
Staffg & Utilizn-encntrs-Dentists
Staffg & Utilizn- encntrs-education specialists
Staffg & Utliizn- enctrs-Famlly practitioners
Staffg & Utilizn- encntrs general practitioners
Staffg & Utilizn-encntrs Internists
Staffg & Utilizn- enctrs-Mental hlth specialist svcs
Staffg & Utiilzn-encntrs-nurse
Staffg & Utilizn-encntrs Nurse practitioners/physician
assistants
Staffg & Utilizn-encntrs Ob-Gyn
Staffg & Utiiizn-encntrs-other medical persnnl
Staffg & Utilizn- encntrs-other professni perssni svcs
Staffg & Utilizn-encntrs Other specialist physicians
Staffg & Utilizn-encntrs pediatricians
Staffg & Utilizn-encntrs Psychiatrists
Staffg & Utilizn- encntrs-substance abuse specialist
svcs
Staffg & Utilizn-encntrs-total enabling services 
Staffg & Utilizn-encntrs-Totai med care svcs 
Staffg & Utilizn-FTE's Totai-encntrs 
Staffg & Utilizn- encntrs-Total dental svcs 
Staffg & Utilizn-encntrs Total physicians 
Staffg & Utiiizn-users-Mental hith specialist svcs 
Staffg & Utilizn- users-other professni perssni svcs
Staffg & Utilizn-users-substance abuse specialist 
svcs
Staffg & Utilizn-users-total enabling services
Staffg & Utilizn-users-Totai med care svcs
Staffg & Utilizn-users-Total dental svcs____________

0 1
n/a n/a n/a n/a n/a n/a

4,580
7,300
10,022

0 2 0 0
4183 3 1 853

5,917
1,579

10,041

43 1 6,889
1 854 12 0
4 5,860

1,488
2,739

2 1 7,838
2 276 1 0 0

30 1 5,187

6,496
3,559

3 4 6,981
2,348

1 14,348
2,27743 1

n/an/a n/a n/a n/a n/a
859 2 1,591 02 0
206 12 2,686

7,105
1 9

7,1633 4 1 18,389
1 192 0 1 423

1,529
3,933

33,608
38,807

01 0 0
3 3 16,710

35,254
51,243
4,580
26,219

1 2,091
60,386
62,477

3 4 1
43 1

0 2 0 0
24,5863 4 1 35,825

2 77 2 77 0 0
309 2 3092 0 0

125 1 1251 0 0
2 555 2 555 1 510

11,183 3 11,1833 1 15,628
0 0 0 0 0 0
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TABLE XIII

ENCOUNTERS BY HEALTH PROVIDER FOR 2000

N Stable N Decline N Gentrify
4 4 10,3618,004

6,128
3Staffg & Utiiizn- encntrs-case managers

Staffg & Utilizn-encntrs-certified nurse midwives
Staffg & Utilizn-encntrs-Dental hygienists
Staffg & Utilizn-encntrs-Dentists
Staffg & Utiiizn- encntrs-education specialists
Staffg & Utiiizn- enctrs-Family practitioners
Staffg & Utiiizn- encntrs general practitioners
Staffg & Utilizn-encntrs Internists
Staffg & Utiiizn- enctrs-Mental hlth specialist svcs
Staffg & Utilizn-encntrs-nurse
Staffg & Utilizn-encntrs Nurse practitioners/physician 
assistants
Staffg & Utilizn-encntrs Ob-Gyn
Staffg & Utilizn-encntrs-other medical person!
Staffg & Utiiizn- encntrs-other professnl perssnl svcs 
Staffg & Utilizn-encntrs Other specialist physicians 
Staffg & Utilizn-encntrs pediatricians 
Staffg & Utilizn-encntrs Psychiatrists

9,792
2,4483 3 293 3

n/a
3 3 2,2740 3 1,687

1,140
17,406

3 31,000
30,442
1,417
9,525

620 2
45 8,318 3
23 0 2 0

4 4 6,373
5,754
2,954

3 5,159
3 674 3 3 271

43 1,803 3 3,754

45 8,664
6,425

7,992
1,683

3 6,142
3,39735 3

n/a
3 2 3,044683 3 0
4 21,645

20,143
475 3 273

4 3 6,583 3 7,912
32 366 612 3 159

2Staffg & Utiiizn- encntrs-substance abuse specialist svcs 
Staffg & Utilizn-encntrs-total enabling services 
Staffg & Utilizn-encntrs-Total med care svcs 
Staffg & Utilizn-FTE's Totai-encntrs 
Staffg & Utiiizn- encntrs-Tota! dental svcs 
Staffg & Utilizn-encntrs Total physicians 
Staffg & Utilizn-users-Mental hlth specialist svcs 
Staffg & Utiiizn- users-other professnl perssnl svcs

3 861 1,711
10,826
32,753
52,153
1,883

21,587

3 80
45 7,003

76,337
84,671

3 10,552
46,650
59,240
1,687

34,306

5 4 3
5 4 3
5 40 3
5 62,914 4 3
3 3 150470 3 70

23 109 3,044 3 0

2Staffg & Utiiizn-users-substance abuse specialist svcs 
Staffg & Utilizn-users-total enabling services 
Staffg & Utilizn-users-Total med care svcs 
Staffg & Utilizn-users-Totaf dental svcs_____________

3 277 65 3 14
4 43,816

23,514
2,854
9,973
1,485

3 2,505
13,182
1,197

5 4 3
3 30 3



APPENDIX D-TABLES 245

TABLE XIV

ENCOUNTERS BY HEALTH PROVIDER FOR 2003

Stable N Decline N GentrifyN
8,852
6,275

4 10,228 11,238
4,035

4Staffg & Utiiizn- encntrs-case managers
Staffg & Utilizn-encntrs-certified nurse midwives
Staffg & Utilizn-encntrs-Dental hygienists
Staffg & Utilizn-encntrs-Dentists
Staffg & Utiiizn- encntrs-education specialists
Staffg & Utiiizn- enctrs-Family practitioners
Staffg & Utiiizn- encntrs general practitioners
Staffg & Utilizn-encntrs Internists
Staffg & Utiiizn- enctrs-Mental hith specialist svcs
Staffg & Utilizn-encntrs-nurse
Staffg & Utilizn-encntrs Nurse practitioners/physician
assistants
Staffg & Utiiizn-encntrs Ob-Gyn
Staffg & Utilizn-encntrs-other medical persnnl

Staffg & Utiiizn- encntrs-other professnl perssni svcs
Staffg & Utilizn-encntrs Other specialist physicians
Staffg & Utilizn-encntrs pediatricians
Staffg & Utilizn-encntrs Psychiatrists
Staffg & Utiiizn- encntrs-substance abuse specialist
svcs
Staffg & Utilizn-encntrs-total enabling services 
Staffg & Utilizn-encntrs-Total med care svcs 
Staffg & Utiiizn-FTE’s Totai-encntrs 
Staffg & Utiiizn- encntrs-Total dental svgs 
Staffg & Utilizn-encntrs Total physicians 
Staffg & Utilizn-users-Mental hlth specialist svcs 
Staffg & Utiiizn- users-other professni perssnl svcs 
Staffg & Utilizn-users-substance abuse specialist 
svcs
Staffg & Utilizn-users-total enabling services
Staffg & Utilizn-users-Total med care svcs
Staffg & Utilizn-users-Total dental svcs____________

4
1 9104 3

0 1 I, 174 
4,019 
4,225
II, 981

00 0
715 3 4,330

2,143
22,261

2 2
423 41 2

41,546
5,271

23,885

46 5
0 02 0

4 9,031
8,056
1,346

3,956
9,219
3,127

5 3
940 25 5
681 23 4

8,260
10,285

4 6,283
4,247

6,028
6,336

6 5
45 2

2 4 3 23 3
884 1 8,080

1,141
9,003
2,560

2,0684 1
1,382

21,024
1 4694 3
4 6,929

1,012
5 3

266 22 3

1,223
8,958

103,092
111,082

1 650 1,197
12,310
43,166
65,096
4,330
32,216

2 3
4 14,453

43,010
66,982
4,410
35,827

4 4
46 5
46 5

715 32 2
90,308 46 5

307 2 315 5775 5
211 1 264 3474 1

190 1 54 1412 3
4,800
34,986

4 3,703
13,691
2,346

2,185
15,192
1,051

4 4
46 5

248 32 2
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TABLE XV

COSTS BY SERVICE FOR TYPE 1996

N Stable N Decline N Gentrify

290,192CosbEnabling services: Case management 
CosbEnabling services:Community 
Education
Cost: Mental Health/Substance Abuse 
services-Other mental health/substance 
abuse
CosbEnabling services:Outreach 
CosbEnabling services:Patient Education 
Cost: Mental Health/Substance Abuse 
services-Physicians,psychologists, clinical 
social workers
CosbTotal Enabling services cost 
CosbEnabling
services:Transiation/l nterpretation 
CosbTotal Mental Health/Substance abuse 
services
CosbEnabling services: Transportation

3 196,983 4 521,3055

138,122 3 56,2283 3 215,794

76,246
114,128
50,329

3 40,187
138,877
96,975

0 03
3 5 5 201,744

189,2893 45

3 45,586
935,932

69,415
519,637

3 n/a
3 5 904,8285

3 0 3 27 0 0

4 109,246
9,061

3 85,773 0 0
3 549 3 2 11,477

TABLE XVI

COSTS BY SERVICE TYPE FOR 2000

Stable GentrifyN Decline N

259,334

67,690

4 357,019

16,824

4 4 353,004

58,104CosbEnabling services:Community Education 
Cost: Mental Heafth/Substance Abuse 
services-Other mental health/substance 
abuse
Cost:Enabling services:Outreach 
CosbEnabling services:Patient Education 
Cost: Mental Heaith/Substance Abuse 
services-Physicians,psycholog ists, clinical 
social workers
CosbTotai Enabling services cost 
CosbEnabling
services :T ranslation/l nterpretation 
CosbTotal Mental Heaith/Substance abuse 
services

CosbEnabling services: Transportation_______

4 2 1

4 17,092
74,691
64,927

4 653,441
55,800
134,114

4 4 4 105,725
139,4494 3 4

4 8,884
664,270

2 112,460
504,102

0 0
4 4 4 641,285

4 6,104 01 1 87,395

4 25,976

3,360

4 709,671

45,577

0 0
4 4 2 13,465
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TABLE XVH

COSTS BY SERVICE TYPE FOR 2003

Stable NN Decline N Gentrify
465,

Enabling services: Case management 
Enabling services:Community Education 
Mental Heaith/Substance Abuse services- 
Other mental health/substance abuse 
Enabling services:Outreach 
Enabling services:Patient Education
Mental Heaith/Substance Abuse services- 
Physicians,psychologists, clinical social 
workers
Total Enabling services cost 
Enabling
services.Translation/Interpretation 
Total Mental Heaith/Substance abuse 
services
Enabling services: Transportation________

1 350,004 354,3843 5 523
1 0 01 1 50,238

01 54,300
100,795
191,428

3 0 0
1 43,909 2 3 61,427

62,94601 2 2

1 0 2 246,347
566,845

0 0
1 393,913 3 5 582,327

1 0 1 0 0 0

0 218,5311 3 0 0
01 1 0 2 90,763
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TABLE XVIII

UTILIZATION BY FTE FOR 1996

N Stabie N Decline N Gentrify
Staffg & Utiiizn- FTE's administration staff 
Staffg & Utiiizn- FTE's-case managers 
Staffg & Utiiizn- FTE's-certified nurse midwives 
Staffg & Utiiizn- FTE's-Dental hygienists 
Staffg & Utiiizn- FTE's-Dentists
Staffg & Utiiizn- FTE’s-Dental Assistants,aides 
and technicians
Staffg & Utiiizn- FTE's-education specialists
Staffg & Utiiizn- FTE's-Family practitioners
Staffg & Utiiizn- FTE's facilities staff
Staffg & Utiiizn- FTE's general practitioners
Staffg & Utilizn-FTE's Internists
Staffg & Utiiizn- FTE's-Mental hlth specialist
svcs
Staffg & Utiiizn- FTE’s-nurse
Staffg & Utilizn-FTE's Nurse
Practitioners/physician assistants
Staffg & Utilizn-FTE's Ob-Gyn
Staffg & Utiiizn- FTE's-other medical persnnl
Staffg & Utiiizn- FTE’s-other professnl perssnl
svcs
Staffg & Utilizn-FTE’s Other specialist 
physicians
Staffg & Utiiizn- FTE’s-outreach workers 
Staffg & Utilizn-FTE’s Pediatricians
Staffg & Utiiizn- FTE's-personnel performing
other enabling svc activities
Staffg & Utiiizn- FTE's-pharmacy personn!
Staffg & Utiiizn- FTE's patient services support 
staff
Staffg & Utiiizn-FTE’s Psychiatrists
Staffg & Utiiizn- FTE’s-substance abuse 
specialist svcs
Staffg & Utilizn-FTE's total administration and 
facility
Staffg & Utiiizn- FTE's-total enabling services 
Staffg & Utilize- FTE's-Total med care svcs 
Staffg & Utilizn-FTE's Total- 
Staffg & Utiiizn- FTE’s-Totai dental svcs 
Staffg & Utilizn-FTE's Total physicians 
Staffg & Utiiizn- FTE's-transportation staff 
Staffg & Utiiizn- FTE's-X-ray persnnl___________

9.9 53 16.87 6 34.4
6.333 4 7.34 9.25
n/an/a 0 0 3.94
n/a 3 1 0.10

30 0 1 0.9

0 3 0 1 1.4
13 3 1 2.64

1.75 53 7.23 9.86
2.91 42 2.49 4.85

11 3 0.33 1 2.6
4 2.342.232 5 6.1
31.052 0.82 6 1.4

4.253 5 8.47 6.86

52.533 3.95 6 3.6
3 5 1.871.33 5 4.1

14.3 42 26.83 41.36

0.332 3 0.2 0.74

0.072 4 0.69 0.94
12 33 6.93 3.86

42.053 5.16 5.15

19.052 5 7.82 8.73
3 41 0.38 3.22

53 9.32 18.88 6 20.7
0.11 3 0.16 3 0.2

3 31 1.17 2.02

521.16
32.03
26.88
82.99

3 37.74
18.45
53.91
111.71

6 59.1
3 5 6 17.7

53 79.86
3 5 6 173.1
0 5 0 2 1.2

7.03 53 15.95 23.86
20 0 2 0.4
30.883 0.33 2.52
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TABLE XIX

UTILIZATION BY FTE FOR 2000

N Stable N Decline N Gentrify .
Staffg & Utiiizn- FTE's administration staff 
Staffg & Utiiizn- FTE's-case managers 
Staffg & Utiiizn- FTE’s-certified nurse 
midwives
Staffg & Utiiizn- FTE's-Dentai hygienists 
Staffg & Utiiizn- FTE's-Dentists
Staffg & Utiiizn- FTE's-Dentai 
Assistants.aides and technicians 
Staffg & Utiiizn- FTE's-education 
specialists
Staffg & Utiiizn- FTE’s-Family practitioners
Staffg & Utiiizn- FTE's facilities staff
Staffg & Utiiizn- FTE's general practitioners
Staffg & Utilizn-FTE's Internists
Staffg & Utiiizn- FTE's-Mental hlth
specialist svcs
Staffg & Utiiizn- FTE's-nurse
Staffg & Utilizn-FTE's Nurse 
Practitioners/physician assistants 
Staffg & Utilizn-FTE's Ob-Gyn 
Staffg & Utiiizn- FTE's-other medical 
persnnl
Staffg & Utiiizn- FTE's-other professnl 
perssnl svcs
Staffg & Utilizn-FTE's Other specialist 
physicians
Staffg & Utiiizn- FTE's-outreach workers 
Staffg & Utilizn-FTE's Pediatricians
Staffg & Utiiizn- FTE's-personnel 
performing other enabling svc activities 
Staffg & Utiiizn- FTE’s-pharmacy personnl 
Staffg & Utiiizn- FTE's patient services 
support staff
Staffg & Utilizn-FTE's Psychiatrists
Staffg & Utiiizn- FTE's-substance abuse 
specialist svcs
Staffg & Utilizn-FTE’s total administration 
and facility
Staffg & Utiiizn- FTE's-total enabling 
services
Staffg & Utiiizn- FTE's-Total med care svcs 
Staffg & Utilizn-FTE's Total- 
Staffg & Utiiizn- FTE's-Total dental svcs 
Staffg & Utiiizn-FTE's Total physicians 
Staffg & Utiiizn- FTE’s-transportation staff 
Staffer & Utiiizn- FTE’s-X-ray persnnl________

33.7 3 18.13 24.61 5
1 3 7.4815.4 5 15.2

n/an/a 00 3 2.1
n/an/a 3 0 0.0

3 0.60 2 2.8

3 1.930 2 4.2

1 5.2 3 1.81 3 2,7
4.493 5.41 2 5

4.71 5.883 3.33
0 2 0 0 0.0

3.5 3 1.381 3 1.1
30 0.5 22.75

14.81 3 7.14 8.05

1 9 2.433 2.75
1.41 3 1.04 2 2.0

18.3 10.81 8.11 3 5

0 3 0 1 2.8
0.08G 3 3 0.1

30 1.2 3 4.2
7 3 1.61 3 1.6

0 3.113 2 4.0
0 3 0.53 0 0.0

21.4 3 17.891 5 9.3
1 0.3 0.173 0.63

0.080 33 2.2

1 59.8 41.93 5 35-9

20.6 3 13.61 5 21.4
65.7
146.1

33.05
92.2

31 5 29.9
114.61 3 5

0 2.533 7.02
14.2 8.761 3 5 8.3

0 2 0 1.32
0 0.52 1 1.0



APPENDIX D-TABLES 250

TABLE XX

UTILIZATION BY FTE FOR 2003

N Stable N Decline N Gentrify
33.7 31 24.6Staffg & Utiiizn- FTE’s administration staff

Staffg & Utiiizn- FTE’s-case managers
Staffg & Utiiizn- FTE's-certified nurse midwives
Staffg & Utiiizn- FTE's-Dentai hygienists
Staffg & Utiiizn- FTE's-Dentists
Staffg & Utiiizn- FTE’s-Dentai Assistants,aides and
technicians
Staffg & Utiiizn- FTE's-education specialists
Staffg & Utiiizn- FTE’s-Famiiy practitioners
Staffg & Utiiizn- FTE's facilities staff
Staffg & Utiiizn- FTE's general practitioners
Staffg & Utilizn-FTE's Internists
Staffg & Utiiizn- FTE’s-Mentai hlth specialist svcs
Staffg & Utiiizn- FTE's-nurse
Staffg & Utilizn-FTE's Nurse Practitioners/physician
assistants
Staffg & Utilizn-FTE's Ob-Gyn
Staffg & Utiiizn- FTE's-other medical persnnf

Staffg & Utiiizn- FTE's-other professnl perssnl svcs

Staffg & Utilizn-FTE’s Other specialist physicians
Staffg & Utiiizn- FTE's-outreach workers
Staffg & Utilizn-FTE’s Pediatricians
Staffg & Utiiizn- FTE's-personnei performing other
enabling svc activities
Staffg & Utiiizn- FTE's-pharmacy personnl

Staffg & Utiiizn- FTE's patient services support staff
Staffg & Utilizn-FTE's Psychiatrists
Staffg & Utiiizn- FTE's-substance abuse specialist
svcs
Staffg & Utilizn-FTE’s total administration and 
facility
Staffg & Utiiizn- FTE's-total enabling services
Staffg & Utiiizn- FTE’s-Total med care svcs
Staffg & Utilizn-FTE's Total-
Staffg & Utiiizn- FTE's-Total dental svcs
Staffg & Utilizn-FTE’s Total physicians
Staffg & Utiiizn- FTE’s-transportation staff
Staffg & Utiiizn- FTE's-X-ray persnnl_______________

18.13 5
1 15.4 3 7.48 15.25

n/a 0n/a 30 2.1
n/a 3n/a 0 0.0

30 20.6 2.8

3 1.93 20 4.2
31 5.2 1.81 3 2.7
31 2 4.49 5 5.4

1 4.7 3 5.88 3 3.3
0 2 00 0.0
1 3.5 3 1.38 3 1.1
0 3 0.5 5 22.7

3 7.141 14.6 5 8.0

1 3 2.43 59 2.7
1 1.4 3 1.04 2 2.0
1 3 10.81 518.3 8.1
0 3 0 1 2.8

3 30 0.08 0.1
0 3 1.2 3 4.2

31 7 1.6 3 1.6

0 3 3.11 2 4.0
30 0.53 0 0.0

1 21.4 3 17.89 5 9.3
1 0.3 3 0.17 3 0.6

30 0.08 3 2.2

1 59.8 3 541.9 35,9
1 3 13.620.6 5 21.4
1 65.7 3 33.05 5 29.9
1 3 92.2 5146.1 114.6
0 3 2.53 2 7.0

31 14.2 8.76 5 8.3
0 2 0 2 1.3

2 10 0.5 1.0
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TABLE XX1

FQHCS MILES AND SNOW TYPOLOGY RESULTS

1996 Affiliation
Loose
Loose
Loose
Loose
Loose

Typology Type
Analyzer
Analyzer

20002003
SS sAlivio
DDChicago Family 

Clinic in Altgeld
D

n/a n/a n/a0D
Analyzer
Analyzer
Prospector

Erie G G G
SSNear North s

n/a Strong
Strong

Not for ProfitG n/aUptown
Access
Chicago Health 
Outreach 
Circle Family 
Friend Family 
Lawndale Christian

s
S S Prospector Hospital 

Prospector
S

n/a Strong
Strong
Strong
Strong

Not for Profit 
Reactors Faith based

G G s
DD D

n/an/a n/aS S
Analyzer Faith based 

Hospital
Reactors (AMC)

D D D

n/a Strong
Strong
Strong
Strong

Miles Sq 
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Chatham Community Area 
Gentrification Score Change, 1980 - 2000
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Near West Side Community Area 
Gentrification Score Change, 1980 - 2000
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iUptown Community Area 
Gentrification Score Change, 1980 - 2000
Overall Community Change: 12 I
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West Town Community Area 
Gentrification Score Change, 1980 - 2000
Overall Community Change: -4
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Clinics in
Chicago, 1996
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Abstract
In 2008, California passed Senate Bill 375, requiring metropolitan planning organizations to develop 
Sustainable Communities Strategies as part of their regional transportation planning process. While 
the implementation of these strategies has the potential for environmental and economic benefits, 
there are also potential negative social equity impacts, as rising land costs in infill development areas 
may result in the displacement of low-income residents. This report examines the relationship 
between fixed-rail transit neighborhoods and displacement in Los Angeles and the San Francisco Bay 
Area, modeling patterns of neighborhood change in relation to transit proximity. Overall, we find that 
transit proximity has a significant impact on the stability of the surrounding neighborhood, leading 
to increases in housing costs that change the composition of the area, including the loss of low-income 
households. We found that gentrification and displacement in rail station areas would only be likely 
to cause an increase in auto usage and regional vehicle miles traveled [VMT) when accompanied by 
a significant loss of population near transit. The report also examines the effectiveness of anti
displacement strategies. The results can be adapted into existing regional models [PECAS and 
UrbanSim) to analyze different investment scenarios. The project includes an off-model tool that will 
help practitioners identify the potential risk of displacement.
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Executive Summary
Background

To comply with state climate change legislation, regions across California are pursuing more 
compact, transit-oriented development as a key strategy to achieve greenhouse gas reductions 
through their sustainable communities strategy (SCS). Concern has been raised that such 
development and investment patterns may result in heightened property values and the 
displacement of low income households. This report examines the relationship between fixed-rail 
transit in neighborhoods and gentrification and displacement in California, specifically in the Los 
Angeles and San Francisco metro areas.

Objectives and Methods

This report examines the relationship between fixed-rail transit neighborhoods and displacement 
in California by modeling past patterns of neighborhood change in relation to transit proximity. It 
identifies anti-displacement strategies in use and examines their effectiveness in different 
neighborhood contexts. The report also analyzes the relationship between displacement and travel 
behavior, including mode choice and vehicle miles traveled (VMT). It develops an off-model tool to 
examine gentrification and displacement around rail stations and explores the feasibility of using 
the UrbanSim and PECAS modeling tools to predict likely displacement outcomes around transit.

We use a mixture of quantitative and qualitative data and methods to compensate for the inadequacy 
of existing secondary datasets, supplementing neighborhood-level census data with parcel-level and 
address-based data while also conducting extensive key informant interviews.

Results

Fixed-rail transit has a significant impact on the stability of the surrounding neighborhood. In 
transit neighborhoods, housing costs tend to increase, changing the demographic composition of 
the area and resulting in the loss of low-income households. We find that low-income households 
both near and farther away from rail stations have lower VMT than high-income households, but 
that higher-income households either reduce their driving more in response to being near rail, or 
that there is no difference in VMT impacts between income categories when considered at a 
regional level. Our findings generally confirm earlier research on gentrification and displacement, 
but extend previous work by explicitly linking transit investment to gentrification and 
displacement, and investigating how income and proximity to transit influence VMT.
Implications for board. The study results have implications for how ARB monitors and supports 
affordable housing goals via SB 375.

Conclusions

We find a significant and positive relationship between transit proximity and gentrification, 
particularly in downtown areas and core cities, and in some cases the loss of affordable housing or 
low-income households as well. Yet, the timeframe of impacts, as well as the role of intervening 
variables, is less clear and warrants additional research. We find little evidence that VMT would be 
affected by displacement unless it is accompanied by a loss of population near transit. However, 
more research is needed to understand the dynamic impacts that occur as residents adjust their
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travel behavior in new locations. Finally, the effectiveness of policy solutions varies by context and 
it is unclear whether any of the existing approaches are sufficient to address displacement In the 
core neighborhoods where it is most prevalent. More research is needed to develop responsive 
policy tools, as well as to understand better the trade-offs between anti-displacement and VMT 
reduction goals. Despite these remaining concerns, it is not too soon to begin incorporating these 
results into existing regional models (PECAS and UrbanSim] to analyze different investment 
scenarios and market conditions. We also recommend that practitioners begin to use our off-model 
tool to help identify the potential risk of displacement.
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Introduction
The impetus for this study lies in state climate change legislation. Recognizing the role good 
planning can play in achieving our AB32 goals, California passed Senate Bill 375, requiring the 
California Air Resources Board (ARB] to set regional greenhouse gas reduction targets for 
passenger vehicles. The bill also requires metropolitan planning organizations (MPOs] to develop 
Sustainable Communities Strategies (SCSs] as part of their regional transportation planning process 
to illustrate how integrated land use, transportation, and housing planning will achieve these 
targets. Regions are pursuing more compact, transit-oriented development as a key strategy to 
achieve these reductions.

While the implementation of these strategies has the potential to bring environmental, health, and 
economic benefits, planning for SCSs across the state has raised awareness of the potential social 
equity effects of land-use-based greenhouse gas reduction strategies. Locals are likely to benefit 
from improved mobility, neighborhood revitalization, reduced transportation costs, and other 
amenities that spill over from the new development (Cervero et al. 2004], However, more 
disadvantaged communities may fail to benefit, if the new development does not bring appropriate 
housing and job opportunities, or if there is gentrification that displaces low-income and minority 
residents (Pollack, Bluestone, and Billingham 2010, Chappie 2009). Specifically, there is concern 
that new transit investment and development may increase housing costs, forcing low-income 
communities, often of color, to move to more affordable locations, preventing these communities 
from sharing in the benefits of this type of development. Replacing low-income households in 
transit-oriented developments with higher-income residents more likely to own a car may reshape 
travel behavior, including vehicle-miles traveled (VMT).

This report examines the relationship between fixed-rail transit neighborhoods and displacement 
in California, modeling past patterns of neighborhood change in relation to rail transit proximity.' 
After establishing the relationship between rail transit proximity and displacement, the report 
identifies anti-displacement strategies in use and examines their effectiveness in different 
neighborhood contexts. The report also analyzes the relationship between displacement and travel 
behavior, including mode choice and VMT. We find that low-income households both near and 
farther away from rail stations have lower VMT than high-income households, but that higher- 
income households either reduce their driving more in response to being near rail, or that there is 
no difference in VMT impacts between income categories. When gentrification is accompanied by 
densification, these results imply it will reduce regional VMT on net. However, when displacement 
is significant enough and population density declines, regional VMT is expected to increase.

The results of this analysis form the basis of a predictive model that can be adapted into existing 
regional models (PECAS and UrbanSim) to analyze different investment scenarios and market 
conditions. We also produce an off-model tool that will help practitioners quantify the potential 
magnitude of displacement.

In total, this study produces the strongest evidence to date of the relationship between transit 
proximate neighborhoods and displacement. Surprisingly little research has addressed the 
relationship between transit neighborhoods and social equity, outside of an advocacy literature has 
focused largely on the importance of affordable housing near transit stations to reduce 
transportation cost burdens for low-income households (CTOD 2004; Great Communities 
Collaborative 2007; CHPC 2013). One reason for the relative lack of research on equity issues 
related to transit neighborhoods is the challenge of operationalizing displacement, due to lack of
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appropriate data. Further, most studies neglect to examine the role of private or public investment 
in spurring gentrification, examining it as a purely demographic phenomenon, i.e,, the influx of 
higher-income households into low-income neighborhoods. They also generally fail to examine the 
possibility that rather than rent increases pushing households out, the key displacement 
mechanism is rent increases preventing minority households from moving in. Studies typically 
investigate only a 10-year period; however, given the length of time it takes to plan, fund, and build 
transportation improvements, examining a longer period of time may be more appropriate.

Several innovations distinguish our approach from previous and related work. First, we use a 
mixture of quantitative and qualitative data and methods to compensate for the inadequacy of 
existing secondary datasets, supplementing neighborhood-level census data with parcel-level and 
address-based data on property transactions, building permits, building characteristics, and 
affordable housing subsidies, along with field observations. We develop the neighborhood change 
models in dose collaboration with regional agency officials, with the idea that they will begin to 
integrate displacement effects into their regional models. Second, the report complements the 
neighborhood change analysis with an extensive inventory and key informant interviews to identify 
policies supporting transit neighborhoods and mitigating displacement. Finally, using data from 
household travel surveys, we link neighborhood types and displacement to VMT.

This report focuses on the San Francisco Bay Area and Los Angeles County. Though both regions 
have experienced significant levels of transit investment, they have different development 
trajectories. Much of the Bay Area’s transit development occurred with the development of the 
BART system in the 1970s and 1980s, while Los Angeles developed fixed rail much more recently. 
Moreover, urban form and land markets function very differently in the two places, and the San 
Francisco region remains a stronger real estate market than most of Los Angeles County. As a 
result, in the analysis of neighborhood change, we take slightly different analytic approaches in the 
two regions. While both models analyze gentrification and loss of affordable housing, the San 
Francisco model adds an analysis of the displacement of low-income households. However, the 
newness of transit development in Los Angeles, as well as its weaker housing market (outside of 
Downtown], may make it most comparable to the many other areas of California with new rail 
systems.

The remainder of this report is organized by analytic tasks, as follows. Chapter 1 provides an in
depth review of the literature to date on neighborhood change, gentrification, public investment, 
displacement, urban simulation models, and change assessment tools. Chapter 2 analyzes historic 
patterns of neighborhood change in both regions in both transit and other neighborhoods. Different 
sections describe the construction of the neighborhood and parcel-level databases; the typologies 
of transit neighborhoods and displacement; the models of neighborhood mobility, displacement, 
and change; and the groundtruthing of our findings (through neighborhood observation]. Chapter 3 
describes how the UrbanSim and PECAS models can incorporate displacement, through adding 
anti-displacement policies and incorporating housing affordability into real estate development 
models. It also provides a methodology to assess displacement '‘off-model," i.e., in an Excel tool 
readily accessible by practitioners. Chapter 4 analyzes the VMT and auto ownership impacts of 
displacement; and Chapter 5 examines strategies to minimize displacement from transit investment 
and TOD. A conclusion summarizes the major findings of each task. 1

1 We define transit proximate neighborhoods to be residential areas within a half-mile radius of a fixed-rail transit 
station.
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A significant body of work examines neighborhood change, gentrification, and displacement. This 
chapter assesses this research, beginning with accounts of neighborhood change from the Chicago 
School in the 1920s. After summarizing research that examines trends in economic and racial 
segregation, the chapter turns to the literature on neighborhood decline and ascent, with a focus on 
the state of knowledge about gentrification and the role of public investment. The heart of the 
chapter addresses the literature on displacement, describing the methodologies used to understood 
displacement - and how they fall short. The next section addresses how neighborhood change 
dynamics differ in strong versus weak markets. After an assessment of how urban simulation 
models treat neighborhood change, the chapter concludes with a description of the rise of early 
warning systems for gentrification and displacement.

Chapter 1 Introduction
The ever-changing economies, demographics, and morphologies of the metropolitan areas of the 
United States have fostered opportunity for some and hardship for others. These differential 
experiences "land" in place, and specifically in neighborhoods. Generally, three dynamic processes 
can be identified as important determinants of neighborhood change: movement of people, public 
policies and investments, and flows of private capital. These influences are by no means mutually 
exclusive. In fact, they are very much mutually dependent, and they each are mediated by 
conceptions of race, class, place, and scale. How scholars approach the study of neighborhood 
change and the relative emphasis that they place on these three influences shapes the questions 
asked and attendant interventions proposed.

These catalysts result in a range of transformations—physical, demographic, political, economic— 
along upward, downward, or flat trajectories. In urban studies and policy, scholars have devoted 
volumes to analyzing neighborhood decline and subsequent revitalization at the hands of 
government, market, and individual interventions. One particular category of neighborhood change 
is gentrification, definitions and impacts of which have been debated for at least 50 years. Central to 
these debates is confronting and documenting the differential impacts on incumbent and new 
residents, and questioning who bears the burden and who reaps the benefits of changes. Few 
studies have addressed the role of public investment, and more specifically transit investment, in 
gentrification. Moreover, little has been written about how transit investment may spur 
neighborhood disinvestment and decline. Yet, at a time when so many United States regions are 
considering how best to accommodate future growth via public investment, developing a better 
understanding of its relationship with neighborhood change is critical to crafting more effective 
public policy.

This literature review will document the vast bodies of scholarship that have sought to examine 
these issues. First, we contextualize the concept and study of neighborhood change. Second, we 
delve into the literature on neighborhood decline and ascent (gentrification). The third section 
examines the role of public investment, specifically transit investment, on neighborhood change. 
Next, we examine the range of studies that have tried to define and measure one of gentrification’s 
most pronounced negative impacts: displacement. After describing the evolution of urban 
simulation models and their ability to incorporate racial and income transition, we conclude with 
an examination of gentrification and displacement assessment tools.
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Historical Perspectives on Neighborhoods and Change
eighborhoods have been changing since the beginning of time—people move in and out, buildings 
are built and destroyed, infrastructure and amenities are added and removed, properties are 
transferred, and so on Despite the constancy of change, our current paradigms for understanding 
and studying neighborhoods and change stem from the early 20th century when urban America 
experienced dramatic change due to rapid industrialization, extensive flows of immigrants from 
Europe, and mass migration of African-Americans from the rural south, fn this time of great 
transition, emergent social problems, and heightened middle class anxiety about the ills of urban 
society, new ideas were formulated to understand urban growth, neighborhood change, and 
attendant tensions.

We review these ideas here because they continue to be prominent in today's scholarship and 
current understandings about neighborhoods and change. Three key ideas that took shape were: 1] 
the primacy of neighborhood as the unit of analysis in studying the city; 2) specific concepts of the 
substantive nature of neighborhoods, including: theories of a social ecology, cycles of equilibrium to 
disequilibrium, ideas of social disorganization, and assimilation; and 3) attention to race and 
ethnicity and their association with persistent neighborhood poverty.

While today the notion of the "neighborhood" is one that practitioners, scholars, and laypersons 
alike take for granted, its definitions vary, and not all assign equal importance to its role in social 
processes. The neighborhood has come to be understood as the physical building block of the city 
for both "social and political organization" [Sampson 2011, 53), conflating physical and non
physical attributes. Early scholars hypothesized that cities' physical elements like size and density, 
as well as their heterogeneous demographics, influenced the mechanisms and processes of 
neighborhood change [Park 1936; Park 1925; Wirth 1938). Theorists suggested that there were 
natural areas in the city for specific types of land uses and people, such as the concentric zone 
model with a central business district at the center, transitional zones of light industrial and offices 
next, followed by worker housing, and finally newer housing for the middle class in the outer ring 
[Burgess 1925),

These ideas about neighborhoods and urban morphology presented a deterministic model in which 
neighborhoods were considered a closed ecosystem, and neighborhood change had a natural 
tendency toward social equilibrium. New residents—distinguished by ethnicity and class—would 
enter the ecosystem and disrupt the equilibrium. Competition for space followed, and 
neighborhood succession occurred when less dominant populations were forced to relocate. The 
dominant groups that stayed established a new equilibrium. In these conceptualizations of 
neighborhood change, competition for space drove locational decisions of different groups in a 
natural and inevitable way. Observed deviant behavior was thought to be a natural reaction to 
urbanization; new arrivals to the city fostered social disorganization, which would return to 
equilibrium once the immigrants assimilated [Park 1936; Park 1925; Wirth 1938).

This "ecological'' model also naturalized segregation. New arrivals to the city—specifically the 
"poor, the vicious, the criminal"—would separate themselves from the "dominant moral order” 
[Park 1925, 43) into segregated neighborhoods to live among people with a similar moral code of 
conduct. Like disorganization, this "voluntary segregation would eventually break down as 
acculturation brought assimilation" [Hall 2002, 372). These concepts set the foundation for 
subsequent study and policy premised on notions of marginality in which immigrants, African- 
Americans, and low-income people were assumed to operate based on logics divergent from



mainstream, middle-class society, and of assimilation as a key mechanism to mitigate social 
disorganization.

Although early researchers were most concerned with immigrant influx and increasing ethnic 
diversity among white populations, others—notably black sociologists—observed that 
neighborhoods with burgeoning African-American populations seemed to experience 
neighborhood succession differently than the model of naturalized assimilation would predict, 
Unlike white ethnic immigrant in-movers to Chicago, the African-American population was 
involuntarily contained in specific neighborhoods (DuBois 2003).

These approaches to neighborhoods and neighborhood change have been widely adopted in today's 
policy and research agendas, perhaps understandably, since about half of all United States 
metropolitan areas conform to the concentric zone model (Dwyer 2010). Yet, these early ideas have 
their weaknesses. The deterministic and ecological theories naturalize the transition process and 
leave very little room for politics. The conflation of geographic units (neighborhoods) with social 
and political units masks other processes in cities. Public institutions also remain notably absent in 
these early theories, and these approaches fail to take into account larger city and regional forces 
that influence neighborhood-level change. Subsequent research has improved upon these 
weaknesses by de-naturalizing market phenomena, incorporating the role of public sector actors 
and public policy, and by embedding neighborhood in other macro- and meso-scale processes 
(Goetz 2013; Jargowsky 1997),

Finding: Influential early models of neighborhood change present processes of succession 
and segregation as inevitable, underemphasizing the role of the state.

Trends in Mobility and Neighborhood Segregation
Despite the emphasis that urban models place on change, what is perhaps most startling about this 
literature is how slowly neighborhood change happens. Analysis of change over time suggests that 
neighborhoods are surprisingly stable (Wei and Knox 2014). Over individual decades, the change 
that researchers are discussing amounts to a few percentage points; neighborhood transformation 
takes decades to complete. And, in fact, overall, Americans have become significantly more rooted 
over time; just 12% of United States residents moved in 2008, the lowest rate since 1948 and 
probably long before (C. S. Fischer 2010). Sociologist Claude Fischer credits growing security, as 
well as technology, for the shift, but adds: "Americans as a whole are moving less and less. But 
where the remaining movers—both those forced by poverty and those liberated by affluence—are 
moving is reinforcing the economic and, increasingly, the cultural separations among us" (Fischer 
2013). For many at the lower end of the economic spectrum, stability means imprisonment: even 
though many families have left, researchers estimate that some 70% of families in today’s 
impoverished neighborhoods were living there in the 1970s as well (Sharkey 2012).

Questions of urban morphology and neighborhood change have continued to capture academic and 
popular imagination because of the perceived and real impacts of neighborhoods on residents. 
Scholars writing on the "geographies of opportunity” (Briggs 2005) argue that the spatial 
relationships between high-quality housing, jobs, and schools structure social mobility. Patterns of 
urban development in the United States have resulted in uneven geographies of opportunity, in 
which low-income households and people of color experience limited access to affordable housing, 
high quality schools, and good-paying jobs, A range of studies have found that living in poor 
neighborhoods negatively impacts residents, particularly young people, who are more likely than
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their counterparts in wealthier neighborhoods to participate in and be victims of criminal activity, 
experience teen pregnancy, drop out of high school, and perform poorly in school, among a 
multitude of other negative outcomes [Crane 1991; Ellen and Turner 1997; Galster 2010; P. A. 
Jargowsky 1997; Jencks et al. 1990; Ludwig et al, 2001; Sampson, Morenoff, and Gannon-Rowley 
2002; Sharkey 2013). However, geographic proximity does not affect opportunity in the same way 
for all variables; living next door to a toxic waste site may impact life chances more than living next 
to a major employer [Chappie 2014),

Economic Segregation

Economic segregation has increased steadily since the 1970s, with a brief respite in the 1990s, and 
is related closely to racial segregation [i.e., income segregation is growing more rapidly among 
black families than white) (Fischer et al. 2004; Fry and Taylor 2015; P. Jargowsky 2001; Licbter, 
Parisi, and Taquino 2012; Reardon and Bischoff 2011; Watson 2009; Yang and jargowsky 2006), 
Increases are particularly pronounced in more affluent neighborhoods: between 1980 and 2010, 
the share of upper-income households living in majority upper-income tracts doubled from 9 to 18 
percent, compared to an increase from 23 to 25 percent in segregation of lower-income households 
living in majority lower-income tracts [Fry and Taylor 2012).

The sorting of the rich and poor is even more pronounced between jurisdictions than between 
neighborhoods in the same city [Reardon and Bischoff 2011). Over time, the poor are increasingly 
concentrated in high-poverty places, while the non-poor shift to non-poor cities (Lichter, Parisi, and 
Taquino 2012). Upper-income households in metropolitan areas like Houston or Dallas are much 
more likely to segregate themselves than those in denser older regions like Boston or Philadelphia 

Chicago [Fry and Taylor 2012). This suggests that segregation is related to metropolitan 
structure and suburbanization. The concentric zone model is particularly strongly associated with 
the segregation of the affluent (Dwyer 2010). In other words, in metropolitan areas where the 
affluent are most separated from the poor, they are living on land further from the center,

or

Metropolitan areas that conform to the concentric zone model (for example, places like Chicago, Los 
Angeles, and Philadelphia) tend to be larger and more densely populated, often with a higher 
degree of both affluence and inequality, a larger African-American population, and a greater share 
of population in the suburbs. In the remaining metropolitan areas, there is greater integration 
between the affluent and the poor (Dwyer 2010). In these places, such as Seattle, Charleston, and 
Boulder, the rich concentrate in the urban core, allowing more opportunity for interaction with the 
poor. Growing racial/ethnic diversity may be reshaping some of these areas, with suburban 
immigrant enclaves creating more fragmented, checkerboard patterns of segregation (Coulton et al. 
1996).

Public choice theorists, most prominently Charles Tiebout (1956), have long understood economic 
segregation to result from the preference of consumers for distinct baskets of public goods (e.g., 
schools, parks, and the like); local jurisdictions provide these services at different levels, attracting 
residents of similar economic means (Peterson 1981). However, the causality here is unclear: 
government policies shape free markets and preferences, as well as respond to them. Thus, 
transportation policies favoring the automobile, discrimination and redlining in early federal home 
ownership policies, mortgage interest tax deductions for homeowners, and other urban policies 
have actively shaped or reinforced patterns of racial and economic segregation, while severely 
constraining choices for disadvantaged groups (Dreier, Mollenkopf, and Swanstrom 2004).
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But we also now understand that neighborhood income segregation within metropolitan areas is 
influenced mostly by income inequality, in particular, higher compensation in the top quintile and 
the lack of jobs for the bottom quintile (Reardon and Bischoff 2011; Watson 2009]. Income 
inequality leads to income segregation because higher incomes, supported by housing policy, allow 
certain households to sort themselves according to their preferences - and control local political 
processes that continue exclusion (Reardon and Bischoff 2011). Other explanatory factors include 
disinvestment in urban areas, suburban investment and land use patterns, and the practices 
generally of government and mortgage underwriters (Hirsch 1983; Levy, McDade, and Dumlao 
Bertumen 2011). Nonetheless, were income inequality to stop rising, the number of segregated 
neighborhoods would decline (Reardon and Bischoff 2011, Watson 2009).

Finding: Neighborhoods change slowly, but over time are becoming more segregated by 
income, due in part to macro-level increases in income inequality.

Racial Transition and Succession

In the United States, income segregation is highly correlated with racial/ethnic segregation, which 
has a long history. As many scholars have documented, African-American segregation peaked in 
1960 and 1970, and has declined since then (Logan 2013; Vigdor 2013). The growth of Asian and 
Hispanic populations in the last several decades has led to more diverse, multi-ethnic 
neighborhoods. Ellen and coauthors (2012) find both the increase of previously white 
neighborhoods that became integrated through the growth of non-white populations, as well as a 
smaller but accelerating number of previously non-white neighborhoods that became integrated 
through the growth of white populations. It is important to note two countervailing trends, 
however. First, while the number of integrated neighborhoods increased from 1990 to 2010, the 
large majority of non-integrated neighborhoods remained so over each decade. Furthermore, 
African-American-white segregation has persisted in major metropolitan areas, especially in the 
Northeast and Midwest, and a large share of minorities still live in neighborhoods with virtually no 
white residents (Logan 2013). Second, a significant number of integrated neighborhoods reverted 
to non-integration during each decade, though the stability of integration increased after 2000. 
These findings of increasing integration over time, persistence of non-integration in a majority of 
neighborhoods, and instability of some integrated neighborhoods are corroborated by a number of 
other researchers (Farrell and Lee 2011; Quercia and Galster 2000; Chipman et al. 2012; Sampson 
and Sharkey 2008; Logan and Zhang 2010}.

Looking at the neighborhood and metropolitan correlates of these demographic shifts, Ellen et al. 
(2012) find a number of interesting patterns. Focusing on a case pertinent to the study of 
gentrification - the integration of African-American neighborhoods by white in-movers - the 
authors find that neighborhoods that become integrated start off with lower income and rates of 
homeownership and higher rates of poverty than those that remain non-integrated. Additionally, 
these neighborhoods are more likely to be located in central cities of metropolitan areas with 
growing populations. Looking at rates of transition to integration by racial and ethnic category, the 
researchers contradict previous work (Logan and Zhang 2010; Reibel and Regelson 2011; Lee and 
Wood 1991) by finding that multi-racial or multiethnic neighborhoods integrate with white in
movers at a relatively infrequent rate. This contradiction may be explained, however, by the lack of 
nuance employed by the various authors in categorizing race and ethnicities, as various subgroups 
can display markedly different residential movement patterns (Charles 2003).
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Several main theories have been put forward to account for both the persistence and change of 
neighborhood racial compositions over time. With respect to the integration of formerly white 
neighborhoods, a primary mechanism described by Charles [2003] is that of "spatial assimilation/' 
which argues that as the gap between socioeconomic status of racial and ethnic groups narrows, so 
too does their spatial segregation. While this mechanism may help explain the integration of 
Hispanic and Asian households into previously white neighborhoods, it does not help explain the 
experience of African-American households (Charles 2003). For these groups, a theory of "place 
stratification” is a better fit, incorporating discriminatory institutions that limit residential 
movement of African-Americans into white neighborhoods and factors such as, biased residential 
preferences among non-Hispanic whites and discriminatory practices in the real estate market 
(Charles 2003; Krysan et al. 2009; Turner et al. 2013).

The converse neighborhood process, the transition from integration back to segregation, has been 
explained by economists through theories of neighborhood "tipping," which hold that as the 
neighborhood proportion of non-white racial and ethnic groups increases past a certain threshold, 
a rapid out-migration of other (white) groups will ensue (Schelling 1971; Charles 2000; Bruch and 
Mare 2006). The precise threshold at which neighborhoods "tip” varies according to a number of 
metropolitan-level attributes, and researchers have found that places with small non-white 
populations, high levels of discrimination, large homicide rates, and a history of racial riots tip at 
lower thresholds than other places (Quercia and Galster 2000; Card, Mas, and Rothstein 2008).

A number of other macro-level and institutional influences have been attached to racial transition. 
For instance, rates of macro-level population movement are seen to have a substantial impact on 
neighborhood racial compositions, with the movements of the Great Migration out of the South and 
into metropolitan areas of the Northeast, Midwest, and West leading to greater degrees of black 
segregation in urban neighborhoods (Ottensmann, Good, and Gleeson 1990) and more recent 
movements of immigrants into neighborhoods leading to greater rates of out-migration among 
native-born residents (Crowder, Hall, and Tolnay 2011).

Finally, a number of studies have gone beyond place-level analyses of neighborhood racial change 
to examine the determinants of individual household movements. For instance, (Hipp 2012) has 
found a strong correlation between the race of the prior resident of a housing unit and the race of 
the in-moving resident, a phenomenon that he attributes to a signaling mechanism for 
neighborhood belonging. (Sampson 2012) similarly finds that Hispanic and black residents 
overwhelmingly move to predominantly Hispanic and black neighborhoods of Chicago, 
respectively. Additionally, he finds strong effects of spatial proximity on selection of destination 
neighborhoods, as well as strong associations with similarities in income, perceptions of physical 
disorder, and social network connectedness between origin and destination neighborhoods. These 
findings may help explain results from other researchers that have found limited impact of housing 
policies and programs such as inclusionary zoning and housing choice vouchers to reduce 
neighborhood racial segregation (Glaeser 2003; Kontokosta 2013; Chaskin 2013). The literature on 
gentrification, discussed below, revisits this question of how in-migration patterns reshape 
neighborhoods. For further detail on racial transition and succession studies, see Appendix A.

Finding: Racial segregation persists due to patterns of in-migration, "tipping points," and 
other processes; however, racial integration is increasing, particularly in growing cities.
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Dimensions of Neighborhoods and Change
In general, studies of neighborhood change began with preoccupations about decline and have 
evolved into concerns about the impacts of neighborhood ascent, variously defined. Public 
investment - and disinvestment - has played a role in both types of change.

Neighborhood Decline

The story of neighborhood decline in the United States is oft-told. While early researchers 
naturalized processes of neighborhood transition and decline, the drivers of decline are anything 
but natural and stem from a confluence of factors including: federal policy and investments, 
changes in the economy, demographic and migration shifts, and discriminatory actions. 
Neighborhood conditions and patterns of physical investment (or disinvestment) have been 
conflated with challenges of poverty (Katz 2012). Given this conflation, our review examines not 
only studies concerned with physical change but also research that investigates demographic and 
social dynamics that accompany neighborhood-level transitions.

Between the 1920s and 1950s, the African-American population in northern cities swelled due to 
the mechanization of agricultural production in the South and Jim Crow laws, even as 
deindustrialization started to take hold and jobs began moving out of central cities (Sugrue 2005). 
Simultaneously federal programs, (e.g., the Federal-Aid Highway Program and Home Owners Loan 
Corporation) provided quick automobile access (in the case of the former) and large subsidies for 
home ownership in the suburbs (in the case of the latter). The confluence of government subsidy 
and investment in infrastructure and regulation with private lending practices led to subsidies for 
racial segregation, with restrictive covenants on deeds and lending practices governed by racially 
discriminatory stipulations, i.e., redlining (K. Jackson 1987).

The demographic shifts enabled by these public policies and private actions left cities with a 
severely depleted tax base to support the more disadvantaged communities who did not have 
options to leave the city (Frieden and Sagalyn 1989). Ostensibly to address the persistent poverty 
in cities, urban renewal sought to revive downtown business districts and provide adequate 
housing for all. However, the divergent interests of stakeholders including developers, mayors, and 
affordable housing advocates resulted in a diluted policy that prioritized downtown redevelopment 
at the expense of primarily low-income communities and particularly African-American 
communities, leading many to refer to urban renewal as "Negro Removal/' Meanwhile, public 
housing development served as a tool to physically and socially buffer central business districts 
from neighborhoods of poverty, which were predominantly African-American (Halpern 1995; 
Hirsch 1983). These efforts emphasize the approach of "solving” social, economic, and political 
problems with spatial and physical solutions. In essence, this period conflated urban policy with 
anti-poverty policy, due in part to the real policy challenges of addressing structural poverty 
(O'Connor 2002).

By the late 1980s, inner city poverty and metropolitan inequality were cemented. Wilson (1987), 
drawing on some of the earlier notions of neighborhood succession, argued that the key 
mechanisms driving inner-city poverty were: structural economic shifts; shifting migration flows; 
changes in the age structure; and the out-migration of middle-class blacks as a result of Civil Rights 
gains. These shifts resulted in “concentration effects," leaving residents even more isolated from
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mainstream institutions, labor markets, and politics, which manifested spatially in the creation of 
the black ghetto neighborhood. Beyond Wilson's focus on class, Massey and Denton (1993] argued 
that neighborhood decline is caused by systems of discrimination pervasive in the housing market, 
and that "racial segregation...and the black ghetto - are the key structural factors responsible for 
the perpetuation of black poverty" (Massey and Denton 1993, 9). They suggest a "culture of 
segregation" forms from geographic isolation, resulting in limited political power, less resilience 
available to respond to economic shifts, and little or no access to job opportunities and mainstream 
institutions.

Sociologist Loic Wacquant offers another way of understanding the relationship between race, 
poverty, and space, extending Massey and Denton's focus on residential segregation. For Wacquant 
(1997], racial enclosure is a critical component to understanding urban decline. Analyses and 
proposed interventions focused only on poverty will never mitigate and deconstruct the ghetto, 
since it is, in fact, the racial and ethnic enclosure and control that creates poverty, not the other way 
around. He argues that the shift to class-based segregation at the expense of an analysis of race is a 
"tactical" choice by scholars, given the politics of influencing policy: "[scholars] have diligently 
effaced from their analytical framework the one causal nexus that the American state stubbornly 
refuses to acknowledge, confront, and mitigate when dealing with disparity and destitution: race" 
(1998,149].

Complicating the issue of segregation for policymakers is the need to distinguish between the 
ghetto and the enclave (Marcuse 1997], In contrast to the ghetto, where society segregates 
residents involuntarily in a process of exclusion, the enclave is a spatial cluster where residents 
choose to congregate in order to achieve economic goals (such as Chinatown] or social cohesion 
(such as Hasidic Williamsburg, Brooklyn]. The urban enclave may strengthen social groups or 
subcultures and more effectively provide the resources to prosper than an integrated neighborhood 
does (Fischer 1984],

More recently, scholars using quantitative methods have broadened analyses from the 
neighborhood level to metropolitan, county, and state geographies (Fischer et al. 2004; Massey, 
Rothwell, and Domina 2009; Reardon et al. 2008]. Jargowsky’s (1997] empirical work links ghetto 
poverty with metropolitan economies and finds that changes in economic opportunity at the 
metropolitan level impact the levels of inner city poverty. Further, Jargowsky's work raises 
questions about the concept of neighborhood as a self-contained ecosystem, highlighting 
neighborhoods' interdependency and their dependence on broader metropolitan economies and 
infrastructures. Neighborhood decline and disinvestment may reflect regional economic distress, 
but may also be related to the shift of investment elsewhere in the metropolitan area.

Finding: Neighborhood decline results from the interaction of demographic shifts, public 
policy, and entrenched segregation, and is shaped by metropolitan context.

Neighborhood Ascent and Gentrification

Following decades of public and private initiatives to regenerate the inner city, scholars are 
increasingly paying attention to the causes and consequences of the upward trajectories of 
neighborhoods, also known as neighborhood ascent or upgrading. Much like decline, neighborhood 
ascent exhibits a variety of trajectories, which depend greatly on their starting points. Owens 
(2012], for instance, identified nine different types of neighborhoods that are all experiencing some 
form of upgrading in the United States: minority urban neighborhoods, affluent neighborhoods,
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diverse urban neighborhoods, no population neighborhoods, new white suburbs, upper-middle- 
class white suburbs, booming suburbs, and Hispanic enclave neighborhoods. While different actors 
and catalysts may be at play in these different types of neighborhood ascent, Owens does not 
suggest any causality, and does not investigate the role of investment or public policies on these 
trajectories. In this section we provide an overview of the literature on gentrification, the most 
commonly studied form of neighborhood ascent involving the racial and economic transformation 
of low-income neighborhoods.

The first documented use of the term "gentrification" (Glass 1964] describes the influx of a "gentry" 
in lower-income neighborhoods in London during the 1950s and 60s.1 Today, gentrification is 
generally defined as simultaneously a spatial and social practice that results in "the transformation 
of a working-class or vacant area of the central city into middle-class residential or commercial use" 
(Loretta Lees, Slater, and Wyly 2008, xv].2 Often, gentrification has been understood as a tool of 
revitalization for declining urban neighborhoods, defined primarily by their physical deterioration. 
However, revitalization, as first noted by Clay (1979) can take two forms: incumbent upgrading and 
gentrification. Incumbent upgrading, whereupon existing residents improve the conditions of their 
neighborhood, is catalyzed by the cost of housing, the rise of neighborhood consciousness, 
demographic pressure, and reduced pressures from migrants to the city. Gentrification, on the 
other hand, draws middle-class residents to the city, attracted by job and recreational 
opportunities, low and appreciating housing prices, stabilization of negative social conditions (such 
as crime], and lifestyle or aesthetic considerations. Displacement, a negative outcome of 
gentrification, is not present in incumbent upgrading.

Gentrification literature conceptualizes neighborhoods as terrains not of isolated pockets of decline 
and abandonment, but rather as sites of exploration, potential investment, and emergent identity 
construction that are manifestations of larger city, metropolitan, and global forces. Gentrification is 
not driven by a singular cause. It may emerge when three conditions are present: the existence of a 
potential pool of gentrifiers, a supply of inner-city housing, and a cultural preference for urban 
living (Hamnett 1991], It is arguably a "chaotic" process, which does not lend itself to binary or 
linear analysis (Beauregard 1986; Freeman 2006; L. Lees 1996]. Early debates, however, relied 
strongly on binaries to identify the causes of gentrification. Scholars argued that either macro
forces of capital accumulation or micro-sociological processes of individual preferences drive 
gentrification processes. Today, the overarching debate has generally drawn a line between the 
flows of capital versus flows of people to neighborhoods. This dichotomous narrative has spawned 
many analyses focused on either production and supply-side or consumption and demand-side 
catalysts. Flows of capital focus on profit-seeking and the work of broader economic forces to make 
inner city areas profitable for in-movers. Flows of people refer to individual gentrifiers who enter 
inner city areas, drawn by cultural and aesthetic preferences.

From the production or supply-side perspective, private capital investment, public policies, and 
public investments are the main mechanisms of gentrification. Smith (1979] argues that the return 
of capital from the suburbs to the city drives gentrification; the change in neighborhoods is the 
spatial manifestation of the restructuring of capital through shifting land values and housing 
development Gentrification occurs in disinvested neighborhoods where there is the greatest “rent

5 While Glass offers the first use of the term, the phenomenon predates this naming. For example, Osman (2011) 
documents earlier instances of class-based movement into inner city areas in the United States; his history of 
"brownstoning" in Brooklyn dates gentrifying neighborhood change to the 1940s.
2 An early definition by London and Palen {1984} quoting the Urban Land Institute names gentrification as a 
"private-market non-subsidized housing renovation."
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gap” between the cost of purchasing property and the price at which gentrifiers can rent or sell 
(1979). Smith (1979) sees individual gentrifiers as important, but places a greater emphasis on a 
broader nexus of actors - developers, builders, mortgage lenders, government agencies, real estate 
agents - that make up the full political economy of capital flows into urban areas. His focus goes so 
far as to obscure individual ascriptive characteristics (e.g., race or ethnicity) in favor of a more 
macro analysis of gentrification and urban land markets as a function of the capitalist economy.

Another "supply-side" actor is government - at the local, state, and federal levels - which through 
public subsidy and policy measures sets the conditions for and catalyzes gentrification processes. 
As mentioned previously, Smith (1979; 1996) sees government as part of a larger political economy 
that aims to accumulate capital through land use management and city development, echoing the 
idea of the city as a "growth machine” (Logan and Molotch 1987). Others (Freeman 2006; Wilson 
and Taub 2006; Pattillo 2008; powell and Spencer 2002) have clearly tied gentrification to 
historical patterns of residential segregation. Segregated neighborhoods experience the "double 
insult - a 'one-two' knock” (powell and Spencer 2002, 437) of neglect and white flight in the 1950s 
through 1970s and then the forces of displacement in the 1980s through today. These scholars 
highlight the role of policy in structuring the differential and inequitable spatial distributions of 
risks and resources by race and class across metropolitan areas. Gentrification represents merely 
the latest imprint of these efforts by the state. In subsequent sections we will review the literature 
on the specific role of government investment in infrastructure in housing prices and subsequent 
neighborhood change.

For those who explain gentrification as flows of people (rather than capital), two threads persist, 
both grounded in consumer-driven, demand-side principles. One thread focuses on aesthetic and 
lifestyle preferences of gentrifiers, who desire a gritty, authentically "urban” experience (Caulfield 
1994; Ley 1994; Ley 1996; Zukin 1982), or who see themselves as agents to preserve some 
nostalgic, authentic character of a place (Brown-Saracino 2009). The second thread is embedded in 
neoclassical economics and links land values to housing location choice connected to shifts in the 
labor market (Hamnett 2003).

Ethnographic accounts have examined middle- and upper-class, primarily white, childless in
movers and their motivations to move to inner city neighborhoods. These studies have identified 
political persuasions and identity construction vis-a-vis their housing choices into declining 
neighborhoods as the primary catalysts (Brown-Saracino 2009; Caulfield 1994; Ley 1996; Ley 
2003). Others also consider broader economic forces (Rose 1984; Zukin 1987), which point to the 
connections between the theories on macro flows of capital described above and these more micro- 
sociological processes of individuals.

These earlier studies on in-movers have focused primarily in inter-racial/ethnic gentrification, with 
white in-movers and incumbent communities of color. More recently, scholars have examined cases 
of middle-class black in-movers into predominantly low-income black neighborhoods (Boyd 2005; 
Freeman 2006; Hyra 2008; Moore 2009; Pattillo 2008; Taylor 2002), These studies tie 
neighborhood-specific processes to larger structural issues of residential segregation and exclusion, 
arguing that in some cases black in-movers feel more comfortable relocating to predominantly 
African-American neighborhoods because of a history of housing discrimination in predominantly 
white neighborhoods and the suburbs (Freeman 2006; Moore 2009; Taylor 2002). African- 
American in-movers also become connected to a set of cultural practices and aesthetics that link to 
their racial identities (Freeman 2006). Further, black gentrifiers may see their relocation in inner 
cities as a project of "racial uplift" for their lower-income black counterparts (Boyd 2005).
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Additional work has also shown substantial racial diversity specifically among higher-income 
gentrifying households (Bostic and Martin 2003).

Looking at neighborhood racial transition through the lens of gentrification, existing evidence is 
mixed. Research has found trends of greater white movement into poor, non-white neighborhoods 
(Crowder and South 2005; McKinnish, Walsh, and Kirk White 2010), resulting in shifting racial 
compositions in the face of gentrification. Other research, however, presents a picture of less sharp 
differences in race among households moving into and out of gentrifying and non-gentrifying 
neighborhoods (Ellen and O'Regan 2011). Finally, Hwang and Sampson (2014) recently found that 
Chicago neighborhoods with higher proportions of black and Latino residents gentrified at a slower 
pace than predominantly white neighborhoods, indicating that gentrifiers have less of a taste for 
integrated neighborhoods than previously believed.

Finding: Gentrification results from both flows of capital and people. The extent to which 
gentrification is linked to racial transition differs across neighborhood contexts.

Cultural Strategies and Gentrification

An analysis of the built environment unveils a range of cultural strategies undertaken in many 
cities, from large- to micro-scale, that can be linked to processes of gentrification. In order to stand 
out and take part in inter-urban competition, cities make use of "starchitects," innovative design, 
and "cultural” institutions/developments to give them a competitive edge (Zukin 1995). Flagship 
developments, including entertainment and business-oriented facilities such as festival 
marketplaces and entertainment districts (Boyer 1992; Hannigan 1998), sports arenas (Chapin 
2004; Noll and Zimbalist 1997), convention centers (Sanders 2002), and office complexes 
(Fainstein 2011) play an influential and catalytic role in urban regeneration (Bianchini et al. 1992). 
Many cities have undertaken these types of development strategies as tools for city boosterism and 
economic revitalization.

These cultural strategies are considered essential in attracting the "creative class” (Florida 2002), 
as well as stimulating consumer spending. While certain theorists find that cities with a high level of 
these amenities have grown the fastest and see this as a positive development (Glaeser 2003); 
others argue that these strategies are predominantly aimed at elite and gentrifying areas or those 
seeking to attract tourists and thus promote greater social stratification (Zukin 1995; N. Smith 
1996).

Critics also argue that the cultural economy drives redevelopment strategies toward the production 
of commercialized urban spaces, which are in turn geared primarily toward entertainment and 
tourism (Zukin 1995; Zukin 2009). The consequences of these strategies can be increased property 
values, gentrification, displacement, and inauthentic places.3 Additionally, Zukin believes that 
"culture is [...] a powerful means of controlling cities” (Zukin 1995: 1). Controlling cities in this 
sense refers to deciding who belongs in specific areas of cities and who doesn't. Nevertheless, the 
aesthetic improvements, city marketing, and economic growth that are associated with cultural 
development strategies are often touted as the necessary benefits in successful redevelopment 
projects (Florida 2002; Landry 2008).

Noting the increasing emphasis on the economic benefits of cultural initiatives, scholars have also

3 Susan Fainstein (2001) questions whether "inauthentic" is an appropriate term to criticize new development; 
arguably, if it reflects underlying social forces, as for instance does Disneyland, then it is genuine.
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pointed to the ever-increasing creation of commodified public spaces [Smith 1996; Zukin 1995). 
Zukin sees the production of cultural spaces in cities as a result of an organized effort among real 
estate interests, public-private partnerships, and community organizations. Zukin is implying that 
"middle class tastes” for cultural offerings—artist galleries, ethnic restaurants and shops, historic 
preservation, and mixed uses—are essentially part of a scripted program designed to increase city 
revenues and create spaces where the middle class will want to spend their disposable income, 
perhaps leading to gentrification. The prevalence of ethnic retail has also been shown to catalyze 
gentrification in Los Angeles and Toronto, where ethnic commodification attracted larger city 
audiences and served to revalorize local real estate markets (Loukaitou-Sideris 2002; Hackworth 
and Rekers 2005), Even when the change is ostensibly organic, as in emergent arts districts, 
planners are often working in tandem with artists and others to create economic development 
(Chappie, Jackson, and Martin 2010).

Finding: Cultural strategies can transform places, creating new economic value but at the 
same time displacing existing meanings.

Commercial and Retail Gentrification

Changes in the commercial environment of gentrifying neighborhoods have been seen as both an 
instigator and consequence of residential demographic change (Chappie and Jacobus 2009), 
Researchers have shown that retail and commercial amenities signal to middle-class residents that 
a low-income neighborhood is changing, consequently attracting new residents (Brown-Saracino 
2004). On the other side, the shifting buying power and cultural preferences of new residents in 
gentrifying neighborhoods may influence the mix of retail in nearby commercial corridors (Chappie 
and Jacobus 2009).

At first, residents may have a positive response if new retail and services provide desired goods 
that were previously not available (such as Starbucks, CVS, etc.) and if that provokes only minimal 
displacement of other retail (Sullivan and Shaw 2011; Freeman 2006). However, new commercial 
amenities in gentrifying neighborhoods also imply rising property values, as well as an influx of 
white and middle-class residents, creating conditions for direct displacement through competition 
or rising rent (Zukin 2009). This association seems appropriate as local amenities, such as retail 
businesses, have been found to play an important role in household residential choice (Fischel 
1985; Kolko, 2011).

Generally, commercial gentrification of urban areas involves complex issues of social class, cultural 
capital, and race (Zukin 2009: 48). Besides responding to a different consumer base, changes in the 
retail landscape reflect structural changes in the retail industry. Many scholars believe that 
commercial gentrification results in the disappearance of small, mom-and-pop stores and the 
arrival of national chains, such as CVS, Starbucks, Target (Loretta Lees 2003; Zukin et ai. 2009; 
Fishman 2006; Bloom n.d.). Chains are usually interested in commercial districts at the mature end 
of any revitalization timeline: places with high foot traffic and strong demographics (Bloom, n.d.). 
Overall commercial rents increase because as local retail spending increases, more businesses 
compete to capture it (Kennedy and Leonard 2001; Chappie and Jacobus 2009).

The increase in rents can push out local businesses that are not drawing the same traffic as the 
chain stores and not generating similarly high sales volume. These local businesses may have had 
higher multiplier effects on the area, due to reliance on local suppliers and the recirculation of 
business owner profits (Civic Economics 2012). However, chains can also create their own 
customer traffic and that additional traffic can have positive effects on nearby businesses: as more
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customers come into the commercial district, they encounter other businesses along the way 
(Bloom, n.d.). Moreover, they benefit consumers by offering goods and services at lower prices, 
likely offsetting any losses in the local multiplier. Others suggest that an influx of national chains 
can also indicate the changing corporate views of the commercial viability of the inner city (Porter 
1995). Still, when Walmart or other big-box retailers come to town, there is net job and business 
loss, as well as decreases in retail wages (Dube, Lester, and Eidlin 2007; Ficano 2013; Haltiwanger, 
Jarmin, and Krizan 2010; Neumark, Zhang, and Ciccarella 2008).

Empirical studies on the nature of commercial change in gentrifying neighborhoods are mixed and 
scarce. Koebel (2002) measured the factors influencing changes in the number of neighborhood 
retail and service businesses in six cities, finding little relationship with neighborhood economic 
(e.g., median income) factors. Instead, he found that a substantial amount of the change in 
neighborhood commerce was related to property and location characteristics (such as 
redevelopment or revitalization projects), in contrast, Chappie and Jacobus (2009) found that 
overall retail establishment growth in the San Francisco Bay Area was associated with 
neighborhoods becoming middle- or upper-income rather than those that became bipolar. Meltzer 
and Schuetz (2011) analyzed changes among neighborhood businesses in New York City, finding 
that retail access improved rapidly in low-home-value neighborhoods that experienced upgrading 
or gentrification. The authors suggest that these results indicate that retail is quite sensitive to 
changes in neighborhood economic and demographic characteristics (Meltzer and Schuetz 2011). 
Finally, a study comparing retail change in California found that in gentrifying neighborhoods, new 
businesses grew more (in employment) than existing businesses in the 1990s, but not in the 2000s 
(Plowman 2014). This suggests the importance of extending the timeframe for the analysis of 
neighborhood change.

The relationship between transit-oriented districts and retail gentrification is similarly under
studied. Recently, Schuetz (2014) asked if new rail transit stations in California resulted in changes 
in retail employment, finding little support for such relationships. However, the absence of parking 
was found to be significantly associated with a decline in retail employment. Finally, in then- 
analysis of the effects of TOD investments on small and ethnically owned businesses in Los Angeles 
County, Paul Ong and collaborators found that growth in Asian and small commercial 
establishments in TODs lagged behind the county average, despite the fact that real estate activity 
was higher in the TODs than for the county (Ong, Pech, and Ray 2014).

Finding: Commercial gentrification can also transform a neighborhood’s meaning, but 
research is mixed on whether it is positive or negative for existing residents and businesses.

The Role of Public Investments in Neighborhood Ascent

The vast majority of gentrification literature has focused on private actors and capital. However, the 
public sector plays an important role in neighborhood transformation. While we have detailed the 
study of urban renewal and federal programs as part of the discourse on neighborhood decline, 
government has had a strong hand in neighborhood improvement as well, investing in physical 
infrastructure such as rail transit, schools, parks, and highways, as well as neighborhood-based 
organizations. These initiatives date from at least the 1950s urban renewal and public housing 
development and include more recent interventions like the Empowerment Zones of the 1980s and 
90s, HOPE VI in the 1990s and early 2000s, and today's Choice Neighborhoods and Promise Zones 
programs, among many others.
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As described above, in the 1980s persistent poverty in inner-city areas, particularly among the 
African-American community, led to extensive scholarly inquiry, and federal housing policy 
realigned to focus on the deconcentration of poverty through the development of mixed-income 
housing and housing mobility programs (Goetz 2003), This shift in federal policy "to encourage 
deconcentration is based on the consensus among policy makers and scholars that high 
concentrations of very-low-income households in housing" is detrimental (Popkin et al. 2000, 928). 
Federal programs promoting mixed-income housing development aimed to alleviate poverty, 
however have had mixed results (Joseph 2006).

Recently, critics of these programs have raised concerns that mixed-income developments displace 
those living in poverty rather than supporting their social mobility by catalyzing other upgrades 
and development (Bridge et al. 2012). These critiques have placed government policy and 
programs at the center of longstanding debates about the catalysts and consequences of 
neighborhood ascent, suggesting that certain housing policies represent "state-sponsored 
gentrification" (Bridge, Butler, and Lees 2012).

In addition to federal housing policy, numerous other federal, state, and local government 
investments have the potential to significantly alter the physical and social makeup of low-income 
neighborhoods.

Although few studies have looked at the impact of public investments on neighborhood 
demographic change, there is a significant body of literature on the impact of transit on property 
values, which is intimately tied to the social status of the people who live there. In the next section 
we review the relevant body of literature to begin to relate public investments in infrastructure to 
neighborhood demographic change, with a specific focus on transit.

Rail Transit

Transit and transit-oriented districts (TODs) are viewed as desirable amenities in urban 
neighborhoods due to their accessibility. Scholars have found that areas adjacent to transit stops 
often experience thriving commercial activity with the introduction of shops, restaurants, and other 
businesses that attract commuters and non-commuters (Bluestone, Stevenson, and Williams 2008), 
However, disadvantages also exist from being "too close" to transit, which can result in heightened 
noise, congestion, pollution, and traffic (Cervero 2006; Kilpatrick etal. 2007).

In a review of existing research on the topic, (Giuliano and Agarwal 2010) state that, "the literature 
does not establish unambiguously whether or not rail transit investments get capitalized in 
property values." They attribute inconsistent findings in part to differences in research methods 
and in the local conditions in which transit investments are made. They note that transit systems 
have an appreciable impact on accessibility only where road networks are insufficient for handling 
travel demands (i.e., where congestion is severe). Other researchers, however, argue that the 
accessibility benefits of living near transit outweigh the potential nuisance effects, and that 
proximity to public transit often leads to higher home values and rents (Wardrip 2011).

Most empirical studies on the impact of transportation investments focus on changes in property 
values rather than land use, household, or racial transition. (Landis et al. 1995) suggest this may be 
due to the fact that property value data is more widely available than data such as land use. In 
general, the literature agrees that transport investments (new stations, TODs) have economic 
benefits primarily if they improve access significantly. Households with easy access to public transit
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are able to spend less on transportation and can thus afford to spend more on housing (Kilpatrick et 
al. 2007). Economic theory suggests that the value of decreased travel time should be reflected in 
home prices, as reviewed in Hess and Almeida (2007). Benefits tend to be the highest near, but not 
too near, network access points such as rail stations or freeway ramps.

Several recent literature reviews have summarized research related to the home price premiums 
that come with proximity to transit. These premiums vary significantly. (Cervero and Duncan 2004) 
found that the premium for home prices ranged from 6 percent to 45 percent (2004). Another 
literature review set the range between 3 percent and 40 percent (Diaz 1999). A third review, 
involving heavy and light rail systems only, found a maximum premium of 32 percent, although 
some studies found no effect, while others found negative effects (Hess and Almeida 2007). 
Summarizing the available research is difficult, because as (Duncan 2008, 121) argues, 
generalization is problematic owing to different methodologies and contexts. He concludes: "The 
most that one might safely generalize from the body of literature is that properties near stations 
sell at small to modest premiums (somewhere between 0% and 10%).''

There are two common methods to study the effect of transit proximity on housing costs. One is to 
compare residential prices near transit with similar homes farther away, using a hedonic price 
model to separate out the effects of housing characteristics from the impact of location.4 The other 
method, "Pre/Post studies," which examines prices in an area before and after the initiation of 
transit, represents another, albeit less utilized, method to examine the effect of transit on housing 
costs.

In hedonic price models, the independent variable for modeling the price effects of transit is most 
often the distance from the nearest transit station (Chatman, Tulach, and Kim 2012; Duncan 2008; 
Cervero and Duncan 2002a), measured along streets or in terms of distance rings. Two earlier 
studies from Toronto have utilized weighted travel-time-based measures as an alternative to 
distance travelled (Bajic 1983; Dewees 1976). Hedonic price models may also use monetary 
savings5 as an independent variable, inquiring how travelers respond when faced with a tradeoff 
between time and money, for example, when offered the option to pay extra for a faster trip (Nelson 
1992; Lewis-Workman and Brod 1997; Chen, Rufolo, and Dueker 1998; Gatzlaff and Smith 1993; 
Wardman 2004). "Pre/Post” studies, although less commonly used because they require access to 
longitudinal data (Chatman et al. 2012), are considered "more optimal” because they make it easier 
to establish causal links (Duncan 2010; 5). A summary of the literature using hedonic price models 
and "Pre/Post” studies is included in the Appendix B.

Overall, the impact of transit on home values can vary depending on a number of mediating factors. 
Wardrip (2011) outlines several reasons, which include: housing tenure and type, the extent and 
reliability of the transit system, the strength of the housing market, the nature of the surrounding 
development, and so on. In an area with a strong housing market and a reliable transit system, the 
price premium may be much higher than the average. Additionally, effects may vary for different 
stations within a single market. For instance, averages can hide a lot of variation, and transit

4 The basic premise of the hedonic pricing method is that the price of a marketed good is related to its 
characteristics. In the case of housing, this relates to square footage, number of rooms, amenities, etc. 
(http://www.ecosystemvaiuation.org/hedonic_pricing.htrn}.
5 Total travel time costs are the product of the amount of time (minutes or hours) multiplied by unit costs 
(measured as cents per minute or dollars per hour). Generally, travel time unit costs are calculated relative to 
average wages (Litman, 2011: 4). Personal travel time unit costs are usually estimated at 25-50% of prevailing 
wage rates, with variations due to factors such as age, income, or length of commute (Waters 1992; Litman 2007).

20

http://www.ecosystemvaiuation.org/hedonic_pricing.htrn%7d


stations may have little or no impact on housing prices in some neighborhoods but a significant 
impact in others (Wardrip 2011], Some studies have also found that transit expansion plans may 
drive increases in property values before anything is built [Knaap, Ding, and Hopkins 2001). Finally, 
research suggests that heavy rail systems have a greater impact on property values than light rail 
systems. This is likely due to heavy rail's greater frequency, speed, and scope of service as 
compared to most light rail networks, as reviewed by [Brinckerhoff 2001; Lewis-Workman and 
Brod 1997; Landis etal. 1995),

Rail impacts on Commerciai Land Values

Most studies have focused on the impact of transit investment on residential properties. However, 
a few studies have examined the relationship between transit and commercial property values. A 
study of Northern California’s Santa Clara County light-rail system found that properties within a 
half-mile of stations experienced rent premiums, and those that were a quarter- to a half-mile away 
were worth even more (Weinberger 2001). In another study of Santa Clara, (Cervero and Duncan 
2002b) found that the commercial property land values were higher for commuter rail access than 
for light-rail access, which is the opposite result observed for apartments in the same city (Cervero 
and Duncan 2002c). In a meta-analysis of existing studies, Debrezion, Pels, and Rietveld (2007) 
found that commercial properties within a quarter-mile of the station were 12.2% more expensive 
than residential properties located the same distance away. Farther away from the station, 
residential properties received a higher premium than commercial properties.

Finding; New fixed-rail transit has a generally positive effect on both residential and 
commercial property values, but its impact varies substantially according to context.

Bus and Bus Rapid Transit

Several scholars have described Bus Rapid Transit (BRT) as an attractive modal transit option (R. B. 
Diaz and Schneck 2000; Levinson et al. 2002; Polzin and Baltes 2002; Vuchic 2002). The attributes 
favoring BRT are its lower capital cost relative to other modes (such as fixed rail) (US GAO 2001) as 
well as its flexibility in implementation and operation (Jarzab, Lightbody, and Maeda 2002).

There is limited evidence about the relationship between land values and BRT (Rodriguez and 
Targa 2004; Johnson 2003). Similarly, traditional bus service is rarely considered when discussing 
the impact of transit on housing costs. In their review of the literature, Hess and Almeida (2007, 
1043) explain that “...property values near bus routes have only modest gains, if any, from transit 
proximity, because most bus routes lack the permanence of fixed infrastructure.”

Much attention and research has been focused on Bogota, Colombia’s BRT TransMilenio. What 
makes TransMilenio an interesting case study is that affordable transport was coupled with 
affordable housing initiatives. This has been made possible with an innovative land
banking/poverty-alleviation program, called Metrovivienda, which was introduced in 1999 
(Cervero 2005). Under this program, the city acquires iand and provides public utilities, roads, and 
open space. Afterwards property is sold to developers with the stipulation that average prices be 
kept under a certain price and affordable to families with incomes of US$200 per month. An 
important aspect of the Metrovivienda program is the acquisition of land well in advance of the 
arrival of the BRT services. This has enabled the organization to acquire land before prices become 
inflated by the arrival of the BRT. This is important because, as a recent study found, those residing 
close to TransMilenio stations pay higher monthly rents: on average, housing prices fell between 
6.8 and 9.3 percent for every five minutes' increase in walking time to a station (Cervero 2005).
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Thus, acquiring land in advance has kept prices affordable for low-income households. However, 
more recent work has shown that by failing to leverage development around BRT stations, the 
TransMilenio system has created regional mobility at the expense of accessibility for the poor 
[Cervero 2013].

In North America, the relationship between accessibility to BRT and land values is only examined 
by a handful of studies focusing on bus priority treatments (high-occupancy-vehicle (HOV)-bus 
lanes] and transit ways. In an early study, (Knight and Trygg 1977] examined HOV-bus lanes in 
Washington, D.C.; California; Seattle; and Florida. They relied on previously published reports, 
interviews, aerial photographs, and other secondary sources available at the time to conclude that 
exclusive bus lanes incorporated into highways appear to have no impact on either residential or 
commercial development. A later study by Mullins, Washington, and Stokes (1990] found that the 
BRT in Ottawa, Canada, appeared to have some effect on land development in areas surrounding 
stations, A review of studies from Houston, Pittsburgh, Pennsylvania; and San Francisco conducted 
by Rodriguez and Targa [2004] revealed that bus transit had no impact on either residential or 
commercial development. A hedonic analysis applied to Los Angeles's BRT, one year after its 
initiation, did not detect any evidence of benefits to nearby multi-family parcels (Cervero and 
Duncan 2002aJ. More recent work, however, found that Los Angeles' Orange BRT Line had an effect 
on the neighborhood real estate market. Between 2000 and 2012, areas near the Orange Line saw 
median rent increase by 25% compared to 15% in the control area. Renter occupancy increase by 
9% compared to 0% in the control area, and home value increase by 47% compared to 34% in the 
control area (Brown 2014]. No significant differences in median income or household vehicle 
ownership were found; however, other demographic characteristics (growth, education, and race] 
were found to significantly change.

Rodriguez and Targa [2004] suggest that these mixed results could be partially explained by the 
BRT's lack of fixed guideways, as well as the cross-sectional research design and the newness of the 
service. Indeed, a study of a 25-year-old BRT system in Pittsburgh found a significant price 
premium for homes selling near it (Perk and Catala 2009]. The implication is that where a BRT 
system can bring lasting improvements in accessibility on par with a fixed-rail transit system, 
housing markets may respond accordingly.

Finding: Preliminary evidence suggests that BRT has limited or no effects on local property 
values.

Transit-Induced Gentrification

Although the vast majority of the literature has focused on the impacts of transit investments and 
planning on real estate value, a number of scholars are beginning to investigate the relationship 
between transit investments and the demographic shifts common in gentrifying neighborhoods as 
well (Lin 2002; Chappie 2009; Kahn 2007; Pollack, Bluestone, and Billingham 2010; Dominie 2012; 
see Appendix D for a summary of L.A.-specific TOD studies and policy reports]. Studies have also 
found that the real estate premiums associated with rail investment can alter the demographic 
composition of the surrounding neighborhood (R. Diaz 1999; Cervero and Duncan 2004; Lin 2002],

There are several factors that scholars cite as the likely cause of gentrification near transit. The 
demand-side argument claims that transit is likely to spur gentrification when the new transit 
modes (rail, bus, etc,] provide a viable alternative to the car, thereby attracting higher-income
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households. The reduction in transportation costs for residents is also thought to increase land 
values, attracting higher-value uses and higher-income residents (TCRP 2004).

The supply-side argument claims that transit is likely to cause gentrification when it counters pre
existing patterns of disinvestment. Thus, gentrification around transit investments is likely to occur 
when there is a credible commitment to large-scale investment: reinvestment in a disinvested 
neighborhood is likely when it appears that an actor (a state agency, financial institution, or large 
landowner) demonstrates a commitment to refurbish the physical environment at a scale capable 
of influencing the area's land or housing market (Knaap, Ding, and Hopkins 2001; N. Smith 1979). 
Large transit investments appear to have been used successfully and intentionally to demonstrate 
this type of commitment [Pollack, Bluestone, and Billingham 2010).

Pollack and coauthors (2010) affirm that transit can be a catalyst for neighborhood renewal, and 
that such improvements to neighborhood accessibility could potentially "price out” current 
residents because of rising property values. Despite the connections between improved 
accessibility, higher property values, and gentrification, only a few studies address these issues 
expiicitly, and few look at issues of income and race [Lin 2002; Kahn 2007; Pollack et al. 2010; 
Dominie 2012). Thus, while Lin [2002) and Kahn [2007) develop models to explain the relationship 
between neighborhood gentrification and transit, they do not take into account race and ethnicity. 
See Appendix C for further detail on these studies.

Other Public Investments

Government investment in a wide range of neighborhood infrastructure and services can also have 
significant impacts on property values and neighborhood change, in this section we outline the 
literature on the impact of schools, parks and open spaces, and highways on housing prices.

Schools

The quality of public schools is widely believed to be a key determinant of housing prices [Max 
2004). A number of studies employ hedonic regression models to examine this relationship. In 
1969, Oates documented a positive relationship between school expenditures and housing values in 
53 northern New Jersey municipalities. Following Oates’ work, a number of researchers have 
estimated similar relationships. Most of these studies have produced similar findings. For instance 
Dubin and Goodman (1982) estimated the impact of school performance and crime measures on 
housing prices in Baltimore, finding a significant relationship between real estate value and school 
characteristics such as the pupil-to-staff ratio, average teacher experience, percent of staff with a 
graduate degree, and third and fifth grade test scores. In Minnesota, Reback (2005) identified the 
capitalization effects of a school choice program, finding that the adoption of an inter-district open 
enrollment policy weakened the link between local school quality and property values.

Parks and Open Spaces

Extensive research has tried to value urban parks, forests, and open space through analysis of 
property data and stated preferences. The majority of these studies use hedonic analysis of 
property sales data, finding that home values increase with proximity to a park (Bolitzer and 
Netusil 2000; Acharya and Bennett 2001; Lutzenhiser and Netusil 2001; Troy and Grove 2008; V. K. 
Smith, Poulos, and Kim 2002) looked specifically at the price effects of urban greenways, or linear
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areas of open space along rivers, streams, or abandoned railroad corridors in Austin, finding such 
adjacency resulted in significant increases in property values. Studies often distinguish broadly 
between protected open space, such as public parks and land under conservation easement, and 
developable open space, such as privately owned agricultural land [Irwin and Bockstael 2001; 
Irwin 2002; Geoghegan 2002; Bucholtz, Geoghegan, and Lynch 2003], This difference is relevant 
because studies have found that preserved open space surrounding a home increases home value, 
while developable open space has a lesser, insignificant, or negative effect on home value 
(Anderson and West 2006]. Finally, in a study of Baltimore, Troy and Grove [2008] found that 
crime is a critical factor conditioning how residents perceive parks and how this is reflected in the 
housing market.

Highways

Studies of the impact of highways on nearby land and housing values date to the beginnings of the 
Interstate Highway Program (Adkins 1959; Mohring 1961). Huang (1994) reviewed the hedonic 
price literature, finding that studies from the 1950s and 1960s usually revealed large land price 
increases near major highway projects. Later studies, from the 1.970s and the 1980s, typically 
showed smaller and often statistically insignificant land price effects from highway projects. Both 
Giuliano (1989} and Huang (1994) argued that this happens because as the highway system was 
developed in many urban areas, the value of access to any particular highway was reduced because 
accessibility was then generally good throughout the network. Huang (1994) also noted that for 
residential properties, noise and other disamenities reduce the value of locating close to a highway. 
Finally, using access rather than distance, Voith (1993) found that highway access (measured by 
travel time by highway to downtown) influenced housing prices in the Philadelphia area and that 
the magnitude of that effect increased during the 1980s.

Finding: Proximity to high quality schools and parks, as well as access to highways, increases 
home values.

Understanding Negative Impacts of Gentrification: 
Displacement
Gentrification scholarship has used primarily qualitative research methods to uncover the causes 
and reveal the motivations of individual actors in neighborhoods. Unlike scholarly discourse on 
decline and revitalization in the 1950s and 1960s, the gentrification debates since the 1970s have 
largely neglected the public sector. Attention is shifting today, however, as increasingly, particular 
kinds of federal investments - specifically in mixed-income housing - have raised questions about 
state-sponsored or -catalyzed gentrification. The primary concern of gentrification is one of its 
negative outcomes: displacement6. Given today’s landscape of public investment, advocates and 
scholars are increasingly concerned that public investments may create a situation in which 
incumbent residents have fewer options than they did before and are forced out or cannot move in.

To fully understand this concern, we now turn to review the literature on displacement. This 
literature has dominated much discussion by gentrification scholars since the early 1990s, and 
represents a departure from the methods employed until then. As we will describe, scholars

6 Other negative consequences of gentrification that are not reviewed here include a sense of loss of place and 
belonging and erosion of social networks, community resources, and political power, among others,

24



became increasingly concerned with measuring displacement, assessing its extent, and predicting it 
as a result of first public and then private revitalization efforts.

Consistently activists, residents, and social justice actors identify displacement as the biggest 
impact of concern resulting from neighborhood revitalization and gentrification. Anxieties about 
residential, retail, and job displacement reflect the lived experience of neighborhood change and 
the social memory of displacements past. Yet social science research attempting to quantify the 
scale and nature of residential displacement has come up short. Why the discrepancy?

In this section we review the body of research on residential displacement related to gentrification, 
neighborhood investment, and revitalization. By tracing attempts to define and measure 
displacement, we highlight significant methodological limitations including data availability and 
narrow definitions of displacement and explore specific interpretations of the significance of 
displacement, which potentially mask the impacts on communities.

Defining Residential Displacement

The Federal Urban Renewal program, local redevelopment efforts, and interstate highway 
construction of the 1950s and 60s forcibly displaced communities of color and low-income 
communities in urban neighborhoods en masse. Following these policy efforts, urban activists were 
particularly sensitive to the risks of displacement and the role of government in facilitating 
displacement. However, the nature of this displacement in tire 1970s was no longer solely driven by 
forced removal by public action. Instead, a growing “back to the city" trend perceived to be largely 
driven by private actions and individual preferences, albeit with significant yet perhaps more subtle 
influences from the public sector7, began to dominate the public concerns with neighborhood 
change and residential displacement (Clay 1979].

In 1978 the United States Department of Housing and Urban Development (HUD] sponsored the 
first of a series of reports on revitalization and displacement called "Urban Displacement: A 
Reconnaissance” (Grier and Grier 1978). In this report, authors Eunice and George Grier listed 25 
factors that might lead to the involuntary movement of people from their place of residence (Figure 
1.1]. These factors imply a diverse set of actors: natural disasters; building owners who initiate 
condominium conversion or rent increases; local government conducting proactive code 
enforcement and planning decisions; federal government initiating large-scale urban renewal; and 
banks engaging in redlining practices, to name a few.

7 Although large-scale urban renewal has dominated the social imagination about the ways in which the public 
sector can influence neighborhood change and displacement, myriad public interventions can influence the 
composition of neighborhoods: from tax abatement programs to zoning decisions and pro-active code 
enforcement.
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Figure 1.1 "Some Conditions Resulting in Displacement in Urban Neighborhoods
Source: (Grier and Grier 1978, 2]
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In an effort to provide a definition of displacement that encompasses these various drivers, Grier 
and Grier proposed the following definition, which has been adopted by numerous researchers and 
agencies in subsequent decades;

"Displacement occurs when any household is forced to move from its residence by 
conditions which affect the dwelling or immediate surroundings, and which;

1) are beyond the household’s reasonable ability to control or prevent;
2) occur despite the household’s having met all previously-imposed conditions of 
occupancy; and
3) make continued occupancy by that household impossible, hazardous or unaffordable." 
(Grier and Grier 1978, 8]

Although they use the term "forced" in their definition of displacement, Grier and Grier do not 
equate "forced" with involuntary. In fact, they describe the fact that many who are displaced are 
subject to a variety of actions or inactions that can be frank or subtle, therefore concluding:

“For most residents to move under such conditions is about as 'voluntary' as is swerving 
one’s car to avoid an accident. By the time the landlord issues notices of eviction, or the code 
inspector posts the structure as uninhabitable, few occupants may be left. Therefore we 
cannot define displacement simply in terms of legal or administrative actions - or even draw 
a clear-cut line between ‘voluntary’ and 'involuntary’ movement." (p.3)

Newman and Owen (1982] extend the critique of the false distinction between voluntary and 
involuntary moves to moves driven by economic reasons when stating that "low-income 
households who experience extremely large rent increases may technically 'choose' to move, but 
the likelihood that they had any real alternative is very small” (p.137).

In an effort to categorize the causes of displacement, Grier and Grier distinguish between 
disinvestment displacement, reinvestment displacement, and displacement caused by enhanced 
housing market competition, despite their obvious inter-connections. Disinvestment-related 
displacement describe the conditions under which the value of a property does not justify investing 
in its maintenance, thereby resulting in decay and abandonment. Reinvestment-related 
displacement refers to the case where investments in a neighborhood result in increased rent to a 
point where it's profitable to sell or raise the rent, and tenants are forced to leave. The authors are
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careful to note that "unrelated as they seem, these two conditions of displacement may be 
successive stages in the cycle of neighborhood change" (p.3). Finally, enhanced housing market 
competition referred to broad shifts in the national and regional housing market, which they argue 
have an even larger impact than disinvestment or reinvestment forces, although again 
acknowledging the inter-relationship among the three. As an example they discuss the needs of the 
then-young baby boom generation that were not being met by housing production of mostly single
family suburban homes, thus resulting in pressures on the pre-existing urban housing stock.

The distinctions in these three types of displacement pressures resurfaced eight years later when 
Peter Marcuse analyzed displacement in New York City (Marcuse 1986]. Marcuse argued that when 
looking at the relationship between gentrification and displacement one must first consider the 
disinvestment of urban neighborhoods and subsequent displacement, which makes land ripe for 
investment with gentrification of ''vacant" land. From this perspective gentrification can happen 
long after abandonment-induced displacement. Therefore, he argues, most gentrification-induced 
displacement studies significantly underestimated the magnitude of the problem and therefore 
"chains" of displacement must be considered. He further distinguishes between displacement 
caused by physical reasons (e.g., water is turned off, evictions, rehab, etc.] and economic causes 
(e.g., rising rent]. In addition, Marcuse introduces the concept of exclusionary displacement, 
modifying Grier and Grier's definition of displacement to define exclusionary displacement as:

"Exclusionary displacement from gentrification occurs when any household is not permitted 
to move into a dwelling, by a change in conditions, which affect that dwelling or its 
immediate surroundings, which:

a] is beyond the household's reasonable ability to control or prevent;
b] occur despite the household's being able to meet all previously-imposed conditions of 

occupancy;
c] differs significantly and in a spatially concentrated fashion from changes in the housing 

market as a whole; and
d] makes occupancy by that household impossible, hazardous or unaffordable.” (p. 156]

Although Marcuse's four categories of displacement (e.g., direct/physical, direct/economic, chains 
of displacement, and exclusionary] provide the most comprehensive definition available, he warns 
that to sum across the categories would lead to an over-estimate of displacement as there is 
considerable overlap between them; yet to exclude any source could produce an underestimate.

Despite these early attempts to define displacement and the fact that most authors have formally 
adopted one or the other definition, in operationalizing the term for the means of study, most 
researchers have narrowly defined displacement as evictions or unaffordable price increases. This 
narrow focus stems from two factors. Researchers have access to limited data and are challenged to 
impute the motivation behind household moves. Tracking which exits from a neighborhood are 
displacement-motivated is difficult; measuring displacement is akin to "measuring the invisible" as 
the population under question has moved away from the place of study (Atkinson 2000). Perhaps 
because of this, definitions and operationalization of displacement is often driven by the data 
available. Furthermore, scholars often define displacement based on the scope and sponsor of their 
research agenda. For instance, many of the early HUD-funded studies on displacement were 
specifically concerned with the role of HUD programs in residential displacement and therefore 
narrowly defined it as displacement resulting from public action (US HUD 1979). Another study 
(Schill, Nathan, and Persaud 1983) that focused on revitalization-induced displacement defined 
displacement as that occurring as a result of "neighborhood reinvestment or upgrading" (p.47),
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For the purposes of this literature review we do not adopt a singular definition of displacement. In 
our effort to review and evaluate the disparate literature on residential displacement, however, we 
adopt the framework of Marcuse (1986) and Grier and Grier to classify the types of displacement 
studies analyzed. As each of the studies reviewed below utilizes slightly different definitions of 
displacement in their analysis, we make a point to highlight their operating definitions in addition 
to the methods and results of their study.

Finding: Displacement takes many different forms—direct and indirect, physical or 
economic, and exclusionary—and may result from either investment or disinvestment.

Measuring Residential Displacement

Researchers have varied in their approaches to studying gentrification/revitalization-Induced 
displacement Studies use qualitative and quantitative methods to answer a variety of questions 
ranging from the nature of displacement (e.g., how many and who gets displaced, where they move 
to, who is most vulnerable, and so on) to the causes (e.g., changes in rent, conversions to condos, 
disinvestment, and the like.) and consequences of displacement (e.g., neighborhood destabilization, 
re-segregation, crowding, disparities in rent burdens, satisfaction with new neighborhoods, and so 
on). For most of the studies reviewed, a number of questions are addressed in each, making it 
challenging to categorize studies by the questions they seek to answer. Instead, we review the 
studies on residential displacement chronologically; because of shifts in understanding and 
interests, data availability, and statistical methods, the timing of the study largely coincides with 
methodological approaches.

In the following sections, we review specific studies and then compare across studies to identify 
common methodological challenges, persistent gaps in inquiry, and promising indicators to include 
in our research. We proceed by summarizing relevant studies on displacement along the following 
dimensions: a) the context in which the studies were undertaken and the resultant questions that 
preoccupied them, b) the research approach, c) the source and type of data used, d) their working 
definition of displacement and gentrification/revitalization, e) their results, and f) the strengths and 
shortcomings of the study.

As mentioned above, quantitative studies on displacement found their origins in the late 1970s as 
urban America was witnessing a wave of downtown reinvestment following the urban crises. 
Because of the newness of the phenomenon, many early studies on displacement were concerned 
with quantifying its magnitude to determine if it was a "significant" phenomenon. In the late 1970s, 
for instance, HUD was actively considering the adoption of policies to address displacement 
associated with HUD's programs, in the 1979 "Displacement Report” they reviewed a series of case 
studies and national datasets to evaluate the nature and magnitude of the "displacement problem." 
Although it cited Grier and Grier's definition of displacement, the report mostly focused on 
displacement occurring as a result of eminent domain related to federal, state, or local government 
activity. Emphasis was placed on the results from the nationally representative American Housing 
Survey from which the report estimated that nationally, independent of neighborhood or city of 
residence and independent of the vulnerability of the household (i.e., income or race) over half a 
million households were displaced each year. When evaluated in light of the fact that 20% of all 
United States households move each year and in conjunction with data on the scale of urban 
revitalization the HUD report concluded that "the population and economic trends represented by 
'revitalization' in urban areas are far too small to slow significantly or to reverse the movement to 
the suburbs and the loss of economic activity by central cities” (US HUD 1979, iii). These
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conclusions were reached despite citing evidence from case studies in revitalizing neighborhoods in 
Seattle and Washington, D.C., which showed that nearly 20% of people moving out of revitalizing 
neighborhoods were displaced. This early study and its ambiguous criteria against which it 
evaluated the "significance” of the displacement phenomenon would prove to be a common theme 
in future studies that have displayed a lack of transparency and little consistency in how to assess 
displacement's significance.

One of the outcomes of HUD’s initiative, however, was to invest in a series of research studies to 
better understand and quantify the magnitude and impacts of neighborhood revitalization and 
displacement. Two HUD-funded studies stand out for their methodological rigor. These studies 
identified and surveyed displaced households from revitalizing neighborhoods to find out their 
reasons for moving out The first, a study of "Market Generated Displacement" (NIAS 1981], was 
concerned with the rapid revitalization of San Francisco's Hayes Valley neighborhood and the 
potential impacts on pre-existing residents. The researchers conducted a survey of previous 
residents who left the neighborhood, new residents who moved in, and residents who remained. 
They found that from 1975-1.979, one out of four of the out- and intra-neighborhood movers from 
their sample were displaced, which they defined as any non-voluntary reason for moving except 
lifecycle factors (i.e., divorce, unemployment). They also found that displacees of Hayes Valley were 
more likely to be black, less educated, poor, renters, elderly, and living alone in comparison to in
movers and stayers. Displacees moved out for a variety of reasons, including investment-related 
causes (i.e., rising rent, eviction, condo-conversion), but also disinvestment-related reasons (i.e., 
crime, poor housing quality, poor schools.), calling into question both the nature and timing of 
neighborhood revitalization, disinvestment, and displacement, making it hard to identify a linear 
relationship or a before and after period. They did not, however, explicitly link information on the 
public or private revitalization investments in the neighborhood with displacement, and their study 
lacked any comparison to non-revitalizing neighborhoods, thereby limiting their ability to 
contextualize their results on the displacement impacts of revitalization.

Asking similar questions about the impacts of revitalization on residential displacement, in 1983 
Michael Schill and coauthors published a study on displacement trends in nine revitalizing 
neighborhoods of five cities8 (Schill, Nathan, and Persaud 1983). They surveyed and interviewed 
out-movers from these neighborhoods to better understand the frequency and effects of 
neighborhood reinvestment. From this sample, they found that 23% of out-movers in 1978-80 were 
displaced, which they defined as the following reasons for moving out of their neighborhood: 1) the 
rent was increased too much, 2) they were evicted or 3) the house they were renting was sold. 
Using statistical regression, Schill and coauthors found that crowding, frequency of previous moves, 
unemployment, and marital status predicted displacement. Although they conclude that the 
"advantages of neighborhood reinvestment outweighed its disadvantages" (p.7), their research also 
suffered from data limitations given the potential under-sampling of the most vulnerable and more 
transient households, since they were less likely to be detected by the door-to-door canvass used to 
construct the list of out-movers, as well as the absence of control neighborhoods. Furthermore, 
these authors look only at a two-year timeframe and do not define the stage of revitalization each of 
the neighborhoods were experiencing, thereby potentially missing what Marcuse would describe as 
chains of displacement, in addition to ignoring exclusionary displacement effects of revitalization.

In one of the first studies to try to estimate the national displacement rate associated with urban 
revitalization, Newman and Owens (1.982) used longitudinal data from the Panel Study on Income 
Dynamics to estimate the scale, nature, and impacts of displacement. They considered people to be

Boston, Cincinnati, Richmond, Virginia, Seattle, and Denver
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displaced if they moved out of their previous residence because of: the conditions of the 
house/neighborhood, public action, and eviction by the landlord because of sale or reoccupation. 
Newman and Owens found that the average annual rate of displacement between 1970 and 1977 
was roughly 1 percent, however when calculated as a fraction of all families who moved, the 
proportion was 5 percent and of urban families 8.2 percent. Using this dataset the authors were 
able to follow people over time, yet they lacked information on neighborhood conditions, thereby 
limiting their ability to make inferences about revitalization-induced displacement.

Research on gentrification and displacement waned in the late 1980s and early 1990s. However, in 
many respects the economic boom of the 1990s reinvigorated both the revitalization of downtown 
areas and the study of gentrification-induced displacement Although sharing in some of the 
questions and methodologies of the previous literature, the new wave of displacement studies 
capitalized on larger, more detailed datasets, allowing for the introduction of control 
neighborhoods and the use of more advanced statistical techniques in an attempt tease out the 
independent effects of gentrification on residential displacement. Many of these studies also pay 
much closer attention to the impacts on disadvantaged households rather than studying 
displacement of the general population.

In one of the first attempts to use more detailed, disaggregate data to understand the displacement 
impacts of gentrification, Rowland Atkinson (2000] combined cross-sectional and disaggregate 
longitudinal census data for London. To proxy gentrification, he used increases in the number of 
professionals and managers in the neighborhood and approximated displacement by decreases in 
the number of residents from the following vulnerable groups: working class, unskilled labor, 
renters, unemployed, people of color, elderly and single-parent households. From this analysis he 
found a clear link between the rise in gentrification and displacement of vulnerable groups. 
Atkinson was one of the first to focus on specific vulnerable populations in his operationalized 
definition of displacement. Yet he cautioned that the study at the large ward- and district-scale with 
"noisy" data does little to provide a deeper understanding about the impacts of displacement, for 
which he suggests more qualitative research.

In response to the growing negative perception about the impacts of gentrification, in 2001 Jacob 
Vigdor asked if low-status households were more likely to exit housing units in gentrifying zones 
relative to other parts of the Boston metropolitan area. He analyzed aggregate census data and the 
American Housing Survey data by running a regression of residential stability on location in a 
gentrified zone, which had populations of roughly 100,00-200,000 people. Although he did not limit 
his analysis to this, he generally defined preference-driven gentrification as increased educational 
attainment and income-driven gentrification as increased owner-occupied housing values. In 
addition, he did not specify what constitutes displacement, but rather proxied it as any exit from a 
neighborhood that falls within a general "gentrifying region." Vigdor found that housing turnover 
was greater in gentrifying zones; however, educational attainment, which he used as an indicator of 
poverty, appeared to predict housing stability rather than turnover when interacted with location 
in a gentrified zone. Furthermore, he found that a poor household was more likely to exit poverty 
than to be replaced by a non-poor household. Vigdor’s study emphasized the difficulties in 
characterizing the counterfactual: what would have happened to low-income residents if 
gentrification had not occurred? He chose to compare the moves of iow-status households in 
gentrifying zones to non-gentrifying zones; however, the large size of the zones could significantly 
smooth over neighborhood variability, thereby limiting his ability to answer the question he asked. 
Lance Freeman and Frank Braconi [2004] hailed the potential benefits of affluent households 
moving back to central cities and sought to help governments evaluate the potential negative 
consequences of policies to promote gentrification. Applying similar methodologies as Vigdor for
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New York City, with the distinct advantage of having a higher spatial resolution and disaggregate 
data available from the New York City Housing and Vacancy Survey (NYCHVS], the authors 
compared the exit rates of poor households in gentrifying sub-boroughs (roughly 47,000 
households] to the exit rates of the poor in low-income neighborhoods that did not gentrify. They 
classified a sub-borough as gentrifying based on higher rates of growth in white populations, 
monthly rent, educational attainment, and median income in contrast to other New York City 
neighborhoods. They did not, however, include an operational definition of displacement beyond 
neighborhood exits,

Controlling for life-cycle variables (e.g., age, marital status, children] and housing unit 
characteristics (e.g., rent, tenure, overcrowding in their regression, they found that poor 
households residing in gentrifying neighborhoods were less likely to move than poor households 
residing elsewhere. They do note, however, people moving into gentrifying neighborhoods were of 
a higher socio-economic status than those leaving. Despite these indications of exclusionary 
displacement, however, Freeman and Braconi state "a neighborhood could go from a 30% poverty 
population to 12% in as few as 10 years without any displacement whatsoever, providing that all 
vacated units are rented by non-poor households” (p.50]. The authors also note that their findings 
could be due to the large spatial area and that the lower rates of residential mobility could be due to 
a lack of affordable housing in familiar nearby locations. In their later study, Newman and Wyly 
(2006] critiqued Freeman and Braconi's findings, pointing to the "chain of displacement" 
arguments that the "gentrified'1 neighborhoods had already seen the displacement of poor 
households in decades earlier. Furthermore, they argue, the non-gentrifying poor neighborhood 
control groups included residents of some of the poorest areas of the city with respective high 
turnover rates, creating an artificially high standard to use as a control.

Building off this analysis with a nationally representative sample, in his 2005 analysis of data from 
the Panel Study on Income Dynamics, Freeman compared displacement in poor gentrifying census 
tracts to poor census tracts that did not gentrify. He defined gentrifying census tracts as those 
disinvested, low-income central city tracts that experienced increased investment and educational 
attainment. Freeman considered displacement-motivated moves as those where residents wanted 
to consume less space, pay less rent, were evicted, got divorced, joined the armed forces, or other 
involuntary reasons. Freeman found that rental inflation was a significant predictor of mobility, and 
displacement was higher in gentrifying as opposed to non-gentrifying tracts. He also found that for 
in-movers the poverty rates declined and educational levels increased more sharply in gentrifying 
than in non-gentrifying neighborhoods. Freeman also found that moves originating in gentrifying 
neighborhoods were more likely to end outside of the neighborhood when compared to the 
counterfactual non-gentrifying neighborhoods. He defined this pattern, however, as succession (or 
reverse filtering], rather than exclusionary displacement. Despite his significant findings, Freeman 
concluded that the overall rate of displacement was very small, since the probability of a household 
in a gentrifying neighborhood being displaced was "only" 1.3% (Freeman 2005], Given the fact that 
this data is nationally, not locally representative, the results likely mask a great deal of 
heterogeneity between metropolitan areas and even within Census tracts.

In response to the media's interpretation of the previous studies that gentrification benefits all, 
Newman and Wyly (2006] reanalyzed the NYCHVS data, adding a qualitative component to their 
research. Given the limitations from the dataset, they were only able to look at the sub-borough in 
their quantitative analysis. Narrowing their analysis of displacement to households that moved for 
reasons’ of housing expense, landlord harassment, and displacement by private action (condo 
conversion, for example], they found between 6-10% of ail moves in New York City from 1989 to 
2002 were due to displacement. They argued that this could be a significant underestimate.
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however, due to the inability of the NYCHVS data to capture "doubling up" or staying with relatives, 
which they found from their qualitative analysis to be an important coping strategy. For the 
qualitative component of their study, the authors interviewed 33 key informants to assess the 
catalysts for physical, demographic, political, and economic change. Their interviews revealed 
tremendous displacement pressures resulting in crowding, homelessness, or people moving out of 
the neighborhood or even city. None of these dynamics, the authors note, were captured in the 
NYCHVS. Despite the significance of their modeled results, the authors emphasize the low 
predictive power of the model, which they attribute to deficiencies in the dataset. Furthermore, and 
similar to the limitations of previous studies, their spatial unit of the sub-borough was too large to 
fully understand neighborhood dynamics.

In a more recent analysis, McKinnish et al. (2010] analyzed the confidential national Census Long 
Form data from 1990 and 2000 to understand who moves into and out of gentrifying 
neighborhoods, which they defined as low-income tracts in 1990 where the average household 
income increased by more than $10,000. They did not explicitly define displacement, although they 
did look at exit rates of specific vulnerable population groups. The authors found that migrants into 
gentrifying tracts were more likely to be higher-income, college-educated, younger, white, and 
black, and less likely to be Hispanic, have children, and be immigrants when compared to non- 
gentrifying low-income tracts. McKinnish and coauthors also found that 33% of the income gains in 
gentrifying neighborhoods were due to the in-migration of middle-income black households. They 
found little difference in the in-migration rates of non-college-educated black households between 
gentrifying and non-gentrifying neighborhoods, leading them to conclude that exclusionary 
displacement was not occurring. They also found "modestly’' high exit of low-education and 
retention of high-education households in gentrifying neighborhoods. Although this study 
improved upon previous studies with its access to household-level data, it suffered from 
methodological limitations of the Census sample size (one in six] that could differ from the census 
tract populations, the narrow definition of gentrification (including an influx of higher-income 
residents but not capital, i.e., higher property values], the possibility that neighborhood change may 
occur at a smaller geography than the census tract, and the masking of geographical variability (e.g., 
differences between strong- versus weak-market cities].

Wyly and coauthors (2010] updated their 2006 study using more recent NYCHVS data (2002
2008], asking if recent changes in housing assistance and rent regulations altered the choices 
available to displaced renters. Using slightly modified methods, the authors compared the number 
of people moving out of a neighborhood to the number of people moving into a neighborhood as a 
means of analyzing displacement pressures, maintaining their definitions of gentrification and 
displacement from their previous study. The authors found that annualized displacement rates 
ranged from a minimum of about 10,000-20,000 households per year; however, they emphasized 
the considerable uncertainty in these estimates. When comparing their results to local eviction 
data, the authors estimate that the NYCHVS misses 12 out of 13 displacements. Wyly and coauthors 
also ran a regression model finding that poor households with high rent burden were nearly twice 
as likely to have been displaced in comparison to other groups. While their statistical analysis did 
not find any significant relationship between household composition (for example, race] and 
displacement, the authors note that "the interwoven relations of urban life should not be obscured 
by the illusory cleanliness of a multivariate test.... Insignificant estimates do not mean that race, 
gender, or family structure are irrelevant just that they are inextricably bound up with other 
circumstances" (pg. 2615]. Furthermore, they explained that household composition is determined 
partly by how people and families cope with high housing costs and displacement; that is, the 
variable is endogenous. Despite certain innovations, this study suffered from some of the same
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methodological limitations as their previous study, namely those relating to the geographic 
resolution of their dataset.

Finally, Ellen and O'Regan (2011) used a nationwide dataset from the American Housing Survey to 
compare characteristics of households that moved into or out of gentrifying neighborhoods to 
better understand how and why neighborhoods experience income gains. The longitudinal nature 
of this dataset, which follows housing units over time, allowed for the researchers to identify the 
characteristics of households that moved both out of and into gentrifying neighborhoods, which 
they defined as neighborhoods experiencing a 5% gain in income relative to the metropolitan area, 
For displacement rates they calculated 2-year exit rates and modeled them as a function of 
neighborhood income gains controlling for a series of household life-cycle characteristics. They 
found that neighborhood income gains did not predict household exit rates, even among vulnerable 
groups. Age, renter, and minority status did predict exit rates for the overall sample, including 
gentrifying and non-gentrifying tracts. As opposed to other authors (e.g., Newman et al.), Ellen and 
O'Regan make no mention of the low predictive power of their models (R2 of 0.122). Instead they 
take their results to indicate that there is "no evidence that original residents - even renters and 
poor households - exited these communities at elevated rates" (p.94). The authors suggested that 
selective entry and exit among homeowners were key drivers of neighborhood change. To some, 
however, such selective entry would be an indicator of displacement. The most significant 
shortcomings of this study were the narrow definitions of gentrification (not including private 
investment), the lack of information about reasons for moving, as well as the masking of geographic 
variability.

Although varied in their approaches, questions, and results, one consistent finding across these 
studies is that in-movers to gentrifying neighborhoods are wealthier, whiter, and of higher 
educational attainment, and out~movers are more likely to be renters, poorer, and people of color. 
The research also consistently shows that rent appreciation predicts displacement. A number of the 
above studies also found that government intervention in the housing market through rent 
stabilization and public housing programs are protective factors limiting the displacement effects of 
gentrification. However, the studies are not consistent in their finding that gentrification induces 
displacement. Why the discrepancy? One possible explanation for the unexpected residential 
stability is that in neighborhoods that are gaining new amenities (along with new residents), the 
normal neighborhood transition process slows; residents try harder to stay in the neighborhood, 
even if it means paying more rent in exchange (Chappie 2014). Yet, these higher rent burdens are 
unlikely to be sustainable over the long term, resulting in displacement in a longer term framework 
than is typically measured. In the following section we review some of the methodological 
limitations discussed above as a means to consolidate and advance future research directions,

Finding: Despite severe data and analytic challenges in measuring the extent of 
displacement, most studies agree that gentrification at a minimum leads to exclusionary 
displacement and may push out some renters as well.

Challenges to Understanding Displacement

Most studies reviewed here suffer from significant data limitations and consequently limited 
advances in understanding what drives displacement and how to predict it. In this section we 
review the most common methodological limitations contributing to the conflicting and ambiguous 
understanding about the relationship between revitalization/gentrification and residential 
displacement. Among other limitations, we review the following four below; 1) inconsistent 
definitions and operationalization of the terms gentrification and displacement, 2) differences in
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the definitions of a comparison group and controls to calculate and compare displacement rates', 3) 
the time-scale of analysis that may not capture the full processes of neighborhood change, 4) 
ambiguous criteria against which to determine the significance and meaning of research results. 
Together, these challenges limit the ability of researchers to adequately capture the full magnitude 
and impact of gentrification and displacement.

Each of the above reviewed studies defined and operationalized the concepts of gentrification and 
displacement in slightly different ways, not only making it difficult to compare across studies, but 
also significantly impacting the results achieved. For some, displacement only encompasses 
evictions, whereas others include such concepts as exclusionary displacement and even chains of 
displacement (i.e., Millard et al. not reviewed here). The vast majority of studies narrowly define 
displacement under what Marcuse would classify as physical or economic displacement, but ignore 
or dismiss exclusionary displacement as simply succession and replacement. This limitation results 
not only from data and methodological limitations, but also normative understandings of what 
constitutes forced displacement. Where one study may claim to find evidence of displacement (at 
least of the exclusionary kind) because in-movers are becoming whiter and more affluent, other 
authors may define such phenomena as merely succession or replacement. How we define the 
phenomenon matters for how we interpret the results. Furthermore, the definition and 
operationalization of gentrification is highly varied, and very few authors attempted to 
systematically capture the many dimensions of gentrification. In almost all of these studies (with 
the exception of Freeman), gentrification is proxied for by income change rather than private or 
public investment. However, an influx of capital into a neighborhood might have much stronger 
impacts on resident stability than simply higher-income households moving next door. 
Furthermore, the link between what predicts gentrification and subsequently displacement has not 
been made. It is important to not oniy understand if gentrification predicts displacement, but what 
dimensions of gentrification and what factors spurring gentrification also cause displacement.

Another key limitation is a lack of a consistent and clear identification of a comparison group. While 
some argue we should be comparing displacement from poor gentrifying neighborhoods to poor 
non-gentrifying neighborhoods (i.e., Freeman 2005 and Vigdor 2001), others believe we should be 
comparing to city-wide averages or more stable neighborhoods in general (i.e., Newman and Wyly 
2006). Furthermore, some studies calculate displacement as a percentage of ail movers or as a 
percentage of all households, either citywide or by neighborhood. These comparison groups are 
important because they not oniy provide a context against which to evaluate results, but also reveal 
belief systems about our normative understandings of how neighborhoods should function. More 
and more, researchers are becoming more transparent about the reference population and control 
groups, which is a trend that needs to continue.

Further obscuring the relationship between gentrification and displacement are the issues of 
timing. Neighborhood change is a long process, and many of the studies examined above only look 
at relatively short time periods. In its early phases, gentrification may not result in displacement, 
but over time, in the absence of protections, tenants may be forced to move. As a result, the 
principal barrier to studying the relationship is the Sack of appropriate panel data to determine the 
extent of mobility and displacement Furthermore, if one is to consider the full chains of 
displacement, as suggested by Marcuse, it would be important to extend our analysis to the period 
prior to gentrification to carefully consider disinvestment-related displacement as part of the 
gentrification-displacement phenomenon.

Finally, the review of this literature highlights the lack of any consistent measure or criteria against 
which to interpret study results. Whereas some studies highlight the low predictive power and
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limited interpretability of their modeling results (i.e., Wyly et al. 2010] others barely even report on 
the statistical significance of their results or, when statistically significant (i.e., Vigdor 2001], 
minimize the relevance of findings based on the statistical magnitude of the effect. These 
inconsistencies are not unique to studies of gentrification and displacement, but rather social 
scientific inquiry in general. This likely highlights the underlying subjective nature of belief systems 
of social science research. For instance, some authors interpret their statistically significant results 
of the higher rates of displacement in gentrifying neighborhoods to be too small to be of concern 
(Freeman 2005). But for other researchers, such results are of concern because they significantly 
impact real people in real neighborhoods. Whether the impact is large or small is a relative 
interpretation that lies in the eyes of the beholder. This limitation, which mirrors the differences in 
the definition of the reference population and control groups, should be carefully examined, made 
transparent, and its implications should be discussed in any study that has the potential to impact 
real lives.

Much of the methodological limitations discussed above are ultimately data-driven. Where more 
detailed disaggregate data exist, it lacks information about households' reasons for moving (i.e., 
Panel Survey of Income Dynamics (PSID] or the Census long form] and does not have sufficient 
spatial resolution or coverage to contribute to local knowledge (i.e., National Household Survey], 
Where local data is available, it may not contain information about where displaced households are 
displaced from (i.e., NYHVS]. Without panel data, it is not possible to understand the nature of 
turnover in a neighborhood (i.e., whether neighborhood household income changes are occurring 
to existing residents or newcomers]. But even when datasets such as the American Housing Survey 
(the confidential panel version) or the PSID allow tracking of individual households, their responses 
to questions about reasons for moving are not precise enough to measure displacement (e.g., there 
is no answer option for "the landlord raised the rent"]. For this reason it is important to not only 
compare and combine datasets as much as possible but to carefully understand and explore the 
implications of the data limitations as much as possible.

Finding: Previous studies have failed to build a cumulative understanding of displacement 
because they have utilized different definitions, compared different populations, and 
adopted a relatively short timeframe; there is not even agreement on what constitutes a 
significant effect.

Indicators for Analyzing Residential Displacement

As is evidenced from the above review, researchers have used myriad indicators and sources of 
data for characterizing residential displacement, each with its own set of advantages and 
disadvantages, in this section we summarize the types of indicators and data used to analyze such 
indicators, highlighting the typical sources of such data. Table 1.1 summarizes quantitative data 
sources only. As discussed above, data on many of the drivers and impacts of gentrification and 
displacement are not regularly gathered or are hard to quantify. It is therefore important to 
consider qualitative sources of information to better understand the drivers and impacts of 
neighborhood change.
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Table 1.1 Indicators and Data Sources for Analyzing Gentriflcation and Displacement
Indicators Data sourcesIndicator Type 

Change in property 
values and rents

County tax assessor's office. Department of 
finance, data aggregator_______________

Sales value, property value

Data aggregators, apartment operating 
licenses, craigslist_________________

Rent

Changes in availability of restricted 
affordable housing____________

HUD, housing departments

Jurisdiction's building or planning 
departments

Building permits, housing starts, 
renovation permits, absentee 
ownership_________________

Investment in the 
neighborhood

HMDA and assessor dataMortgage lending and characteristics 
Sales (voiume and price County assessor's office, data aggregators

Assessor office, housing department, 
department of public works_______

Condo conversions

Chamber of commerce, NETS, neighborhood 
or local business associations, etc.

Change in community and business 
orgs (#, membership, nature of 
activities, etc.)________________

Public works departments, transit agencies, 
parks and rec, etc.____________________

Public investments (transit, streets, 
parks, etc.)___________________

Surveys, Census, maps, building departments, 
utility shut-offs, fire department

Building conditions, tenant complaints, 
vacancies, fires, building 
condemnation,___________________

Disinvestment

Department of Education, Police 
Departments/crime maps, Census, Bureau of 
Labor Statistics

School quality, crime, employment 
rates, neighborhood opportunity

Neighborhood quality Local Surveys

Building department, assessor's office, censusTenure type, change in tenancy 
Evictions

Change in tenure and 
demographic changes Rent board, superior court

HUD, proprietary data sourcesForeclosure
Census, voter registration, real estateDemographics data on in- vs. out-
directories, surveys, American Housing Survey, 
DMV

movers (race, ethnicity, age, income, 
employment, educational 
achievement, marital status, etc.)
Neighborhood and building 
characteristics (e.g., age and square 
footage, Improvement-to-land ratio)

Tax assessor. Census, Deeds, etc.Investment potential

Surveys of residents, realtors, lenders, 
neighborhood businesses, Newspapers, TV, 
blogs, etc.__________________________

Neighborhood perceptions

Surveys of in- and out- movers, HCD housing 
discrimination complaints database.______

Reason for moveReasons that people 
move In/out of 'hood

Crowding/doubling up Census, utility bills, building footprintCoping strategies/ 
displacement impacts Increased travel distance and time Census

Implications for Strong versus Weak Markets
The intensity of gentriflcation, as well as how it is experienced by local residents, will differ 
according to market context Where economic growth is above average and demand for land is 
strong, new private and public investment can accelerate neighborhood change and push up
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property values. This process likely transforms neighborhood meanings and crowds out existing 
residents. Where the economy is more tepid, the new investment will also transform 
neighborhoods, but may not have the same displacement effects. The Center for Transit-Oriented 
Development (2013) has illustrated this market variation: new fixed-rail investments have 
transformed some neighborhoods while leaving others essentially unchanged.

Yet, the existing literature on gentrification and displacement fails to acknowledge these market 
differences. Many studies examine strong market cities such as New York, San Francisco, and 
London, with findings that may not be at all applicable to weaker market regions or even 
neighboring cities. Although these case studies provide some of the most methodologically rigorous 
analyses of neighborhood change processes, they do not provide systematic comparisons across 
market types. Where studies do look across market types, they typically try to predict change 
across many different metropolitan areas without controlling for local economies. As a result, these 
more systematic models likely have poor predictive value for individual metros. This in turn raises 
questions of the utility of these analyses for local policymakers.

Finding: Existing studies rarely account or proxy for regional market strength, which 
undermines their relevance to particular contexts.

Urban Simulation Models and Neighborhood Change
In recent years, a number of computational models have sought to simulate aspects of 
neighborhood change associated with gentrification. The models discussed here fall into two broad 
categories: those that address the phenomenon of gentrification explicitly, and those that focus 
primarily on processes of residential choice and residential segregation, patterned after Schelling's 
early model of neighborhood "tipping” along racial lines (Schelling 1971), Roughly following the 
same division, the simulation models in the literature can also be grouped according to their 
structure. Models focusing on representing the movement of individuals and households into 
spatial patterns of settlement tend to be specified through "agent-based models," also referred to in 
the literature as "multi-agent systems," while models that focus on capturing inter-related patterns 
of change among spatially fixed entities (such as housing units or entire neighborhoods) tend to be 
specified through cellular automata (Torrens and Nara 2007). Additionally, a number of hybrid 
model specifications contain both spatially fixed automata and spatially mobile agents (Torrens and 
Nara 2007; Diappi and Bolchi 2013), The integrated land use and transportation models utilized by 
metropolitan planning organizations (e.g., UrbanSim and PECAS) simulate the individual decisions 
and interactions of agents (e.g., households, businesses), fixed physical characteristics of urban 
environments (e.g., buildings and transit), as well as larger structural constraints (e.g., land use 
regulations') (Johnston and McCoy 2006).

Despite their compatibility with the study of residential spatial dynamics, relatively few simulation 
models have been specified to focus explicitly on gentrification. One explanation for this paucity is 
the difficulty of adequately incorporating the breadth of social theory needed to account for the 
range of gentrifying mechanisms (Torrens and Nara 2007). Here we analyze four studies that 
attempt to simulate neighborhood economic and racial change. In developing the first widely 
published work on gentrification-based computational models, O'Sullivan (2002) relies heavily on 
Smith's rent gap theory for specifying the structure of his cellular automata model of gentrification 
in a region of East London. Specifically, O'Sullivan sets out to model the role of neighborhood status 
in determining the "gap" in a given parcel's potential and capitalized rents and the gap's impact on 
states of "for sale,” "owner-occupied," "for rent,” and "rented" (O’Sullivan 2002; p. 260). In assessing
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the performance of the model, O'Sullivan suggests to nest the neighborhood within a broader urban 
structure, allowing neighborhood status to better reflect position within a wider city hierarchy.

Diappi and Bolchi (2013) model gentrification in Milan through a specification of “active agents," 
including real estate investors, housing owners and housing tenants; and “passive agents,” which 
they specify as individual buildings. Within this general structure, investor agents choose to 
develop housing based on citywide assessments of rent gaps, housing owner agents make housing 
upkeep decisions based on localized market conditions, and tenant agents sort themselves into 
different housing units based on housing conditions, rents, and their (heterogeneous income” 
based) ability to pay. Additionally, potential rents are shaped by local amenities and proximity to 
the city center. Finally, the amount of capital that investor agents have to spend is shaped by 
exogenous business cycles (Diappi and Bolchi 2013; 89-90).

Similarly, Torrens and Nara, in a simulation of gentrifying change in Salt Lake City, specify 
properties and aggregations of properties as "fixed automata" and residential households as 
"mobile automata,” which they liken to agents. Torrens and Nara (2007) reference the importance 
of capital-driven, supply-based approaches to modeling gentrification and include demand-based 
drivers of gentrification. Within this general framework, they generate nested patterns of behavior 
between household agents, large neighborhood markets that they chose to either enter or stay in, 
and specific housing properties within the market of choice. A number of variables drive the 
dynamics of these moves including spatial amenities and economic prosperity at the market level; 
price, housing quality, and spatial amenities at the property level; and economic status, amenity 
preferences, and moving thresholds at the household level. Notably, ethnicity (Latino or non
Latino) is also included as a state variable for both households and properties.

Finally, Jackson and coauthors (2008) utilize an agent-based model to study gentrifying patterns in 
Boston. While the structure of their model is similar to those of Diappi and Bolchi (2013) and 
Torrens and Nara, they operationalize gentrifying change as being driven by demand-side 
consumer decisions, rather than by supply-side development decisions, justifying this approach by 
pointing to the absence of an observed relationship between large-scale neighborhood investment 
projects and changes in nearby rents in Boston between 2003 and 2007, The residential dynamics 
simulated by Jackson et al. are driven by the interactions of four classes of agents: professionals, 
students, non-professionals, and elderly, each of whom are motivated by varying abilities to pay 
and preferences for neighborhood composition and amenity access.

The above four models (see Appendix E for further details), while exemplars of computational 
modeling approaches to gentrification, all suffer from a related set of limitations. First, each of the 
above models is constrained in its ability to theoretically ground mechanisms of neighborhood 
change. While the work of O'Sullivan (2002) and Diappi and Bolchi (2013) is well-grounded in 
Smith's rent gap theory, it does not incorporate competing theories of the drivers of gentrification, 
notably those focusing on the housing demand of gentrifying populations and their particular set of 
locational preferences. Similarly, all four models are limited by a lack of important empirical detail, 
both in their specifications of agent attributes (such as agent incomes and baseline parcel rents), as 
well as in their specification of neighborhood choice and parcel change mechanisms. An important 
example of the latter drawback is in the incorporation (or lack thereof) of race and ethnicity in the 
models. Despite empirical work demonstrating the importance of race above and beyond income in 
shaping housing decisions (see Charles 2003; Pais, South, and Crowder 2012), the majority of the 
models covered here do not include any measure of race or ethnicity.
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Looking beyond models that explicitly simulate gentrification, a number of computational models 
examine processes of neighborhood segregation. The seminal model on which much of this work 
draws upon was specified by Schelling (1971) in an attempt to account for the dynamics of 
residential segregation between whites and blacks. In his model of residential movement on a 
simple grid, Schelling demonstrates that when whites and blacks are ascribed thresholds of same- 
race neighborhood preference, they can generate very sharp patterns of segregation, even when 
their preference thresholds are relatively innocuous.

More recent efforts have extended on this model in a number of ways [summarized by Huang et al, 
2013), For instance, various extensions have modified the structure of neighborhood composition 
preferences and attached them to empirical estimates of residential preference [Bruch and Mare 
2006; Xie and Zhou 2012), situated models in realistic and empirically grounded urban 
environments [Crooks 2010; Yin 2009), gone beyond binary racial distinctions to include 
interactions among a greater diversity of agents (Ellis et al. 2012; Clark and Fossett 2008), and 
incorporated competing sets of non-rarial preferences (K. Chen et al. 2005). The range of 
residential choice mechanisms explored in these model extensions hold the potential to help refine 
and improve the incorporation of race in simulations of gentrification.

Finally, researchers are beginning to use integrated land use and transportation models to simulate 
neighborhood composition and gentrification. Using the Simple Integrated Land-Use Orchestrator 
(SILO) model, Dawkins and Moeckel (2014) analyzed the impact of an inclusionary housing 
program and more compact development for Washington, D.C., on neighborhood gentrification. The 
SILO model accounts for household relocation constraints, housing costs, transportation costs, and 
travel times, but not race and ethnicity. No simulation model to date has been used to explicitly 
study residential displacement.

Finding: Urban simulation models are guided by consumer decision-making, rather than the 
development decisions - flows of people rather than capital - and have neglected the role of 
race; thus they may not capture complex gentrification dynamics.

Moving from Research to Praxis: Prediction and Mitigation
A number of researchers have developed models and analyses to aid activists and governments to 
better understand, predict, and plan for neighborhood change. One of the earlier iterations of work 
predicting gentrification is a presentation by researchers from the Urban Institute (Austin Turner 
and Snow 2001), Analyzing data for the Washington, D.C., area, they identified the following five 
leading indicators as predictive of future gentrification (defined as sales prices that are above the 
District's average) as low-priced areas that are: 1) adjacent to higher-priced areas, 2) have good 
Metro access, 3) contain historic architecture, 4) have large housing units, and 5) experience over 
50% appreciation in sales prices between 1994 and 2000. Census tracts were scored for each 
indicator and then ranked according to the sum of indicators with a maximum value of 5. This 
ranking system is one of the first recorded attempts to create a policy-relevant tool to analyze and 
predict gentrification; however, the presentation did not include their methodology nor an 
evaluation of the results.

In a 2001 discussion paper prepared for the Brookings institution and PolicyLink, Kennedy and 
Leonard conducted a literature review, case studies, and stakeholder interviews to determine the
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predictors, impacts, and responses to neighborhood gentrification (Kennedy and Leonard 2001]. 
From this research they identified the following factors to be predictive of gentrification:

h] large rent gap,
i] urban amenities,
j] targeted public sector policies (e.g., tax 
incentives, public housing revitalization, 
construction of transit facilities, 
disposition of city-owned properties, 
code enforcement, etc.],
k] growing preference for urban 
amenities.

a] high rate of renters,
b] ease of access to job centers,
c] high and increasing levels of 
metropolitan congestion,
d] high architectural value,
e] comparatively low housing values,
f] high job growth,
g] constrained housing supply,

In addition, they characterized the following factors as indicative that the process of gentrification 
was already underway: a] shift in tenure, b] increase in down payment and decrease in FHA 
financing, c] influx of households interested in urban living, and d] increase in high-income serving 
amenities such as music clubs, coffee shops, galleries, and the like.

In 2009, sponsored by the Association of Bay Area Governments, Karen Chappie at the Center for 
Community Innovation (CC1) at UC Berkeley conducted an analysis of neighborhood change in the 
San Francisco Bay Area from 1990 to 2000 and used the results of this analysis to predict 
neighborhood susceptibility to gentrification (Chappie 2009]. Chappie adopted Freeman's (2005] 
definition of gentrifying neighborhoods as low-income census tracts in central city locations in 
1990 that by 2000 experienced housing appreciation and increased educational attainment above 
the average of the nine counties in the Bay Area. The author then constructed a multivariate 
statistical model that had gentrification as the dependent variable, and a set of 19 socio-economic, 
locational, and built environment factors for 1990 as independent variables9. Based on the 
outcome of the regression, Chappie determined the direction, significance, and rank of the 
variables. The author assigned a value of 1 if census tracts scored above the regional average for 
each of the 19 predictive variables and summed across the variables. With a maximum score of 19, 
tracts were determined highly susceptible if they scored 16 or higher and of moderate 
susceptibility with scores between 13 and 15. No analysis or prediction of displacement or exit 
rates was included in this study, as neighborhood gentrification and change was the object of 
analysis.

The Dukakis Center for Urban and Regional Policy (2010] conducted an analysis transit oriented 
development and its association with neighborhood gentrification and displacement (Pollack, 
Bluestone, and Billingham 2010]. Analyzing 42 neighborhoods (block groups within a half-mile of a 
transit station] near rail stations in 12 metro areas across the United States, they studied changes 
between 1990 and 2000 for neighborhood socio-economic and housing characteristics (e.g., 
number of units, racial composition, household income, auto ownership, and the like] and 
compared it to the metropolitan area to determine if patterns in transit-oriented neighborhoods 
differed significantly (i.e., over 20%] from non-transit-oriented neighborhoods. They found that 
rail-served neighborhoods were more likely to experience higher rates of growth in population, 
production of housing units, household incomes, housing costs, in-migration, and car ownership

9 % of workers taking transit, density of youth facilities, density of public space, density of small parks, % non
family households, % of dwelling units in buildings with 5+ units, % of dwelling units in buildings with 3-4 units, % 
renter-occupied, Public housing units, income diversity, % of renters paying > 0.35 of income, distance to San Jose, 
% of dwelling units with three or more cars available, density of recreational facilities, % married couples with 
children, % non-Hispanic white, median gross rent, % of owners paying > 0.35 of income, Distance to San Francisco
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when compared to the averages for the respective metropolitan areas. To discern whether 
gentrification occurred more often in neighborhoods with initially high proportions of renters 
rather than homeowners, they looked for a correlation between the rate of homeownership in 1990 
[before the transit station opened) on the one hand and both the percentage change in the non- 
Hispanic white population between 1990 and 2000 and the percentage change in median 
household income between 1990 and 2000 on the other, fn both cases they found that a higher 
initial proportion of renters was correlated with a larger change in racial and ethnic composition 
and larger increases in median household income.

Applying the same methodology he used to study gentrification and displacement in London, in 
2011 Atkinson and coauthors characterized household vulnerability to displacement from 
neighborhoods that gentrified between 2001 and 2006 in the Melbourne and Syndey greater 
metropolitan areas. A vulnerability score [from 1-13) was measured based on tenure, number of 
employed persons per household, and occupation, ranking owner-purchaser, two-income, 
professional households at the least vulnerable end of the scale [1) and working-age private renters 
not in the labor force at the most vulnerable [13). Displacement rates were calculated by dividing 
the number of out-migrants with vulnerability characteristics by the number of households with 
these characteristics exposed to the likelihood of moving in 2001. Gentrified neighborhoods were 
defined by projecting the population for various sub-groups [e.g., low-income) and comparing 
projected to actual populations. Neighborhoods that had higher-than-projected numbers of high- 
income, occupied, and professional populations were designated gentrified.

Building off the same methodology as Chappie [2009), researchers from the Local Initiative 
Support Corporation [LISC) constructed a model predicting gentrification in neighborhoods of 
Houston (Winston and Walker 2012). They created a narrower definition of gentrifying 
neighborhoods by restricting the label to those that experience increases in a neighborhood's 
median incomes, median housing values, and educational attainment that are at least 10 percent 
higher than for all Houston neighborhoods. They began with the same list of independent variables 
(excluding the locational and income diversity ones), and added several others such as percent 
poverty, vacancy rates as well as dis-amenity variables such as industrial land uses for 1990. In 
addition, they included in the regression changes in the variables between 1990 and 2000. From 
this original list of 32 only seven variables10 were significantly associated with gentrification rates 
and were included in the susceptibility model. Rather than scoring tracts like CCI, the LISC 
researchers used the regression coefficients and continuous independent variables in predicting 
the rate of gentrification, resulting in higher predictive accuracy. Validating their model using 2007 
(2005-2009) American Community Survey (ACS) data, they found 86% accuracy for highly 
susceptible tracts (i.e. those that the model predicted were 75% likely to gentrify) and 60% 
accuracy for moderate susceptibility (i.e., between 50% and 75% likelihood).

A recent study in Portland by Lisa Bates [2013) set out to predict market changes based on a small 
set of indicators (vulnerability to displacement, demographic changes, and housing market 
conditions}. She defined tracts as vulnerable to displacement in 2010 when they had higher-than- 
average populations of renters, communities of color, a lack of college degrees, and lower incomes. 
For housing market conditions Bates defines neighborhood market typologies as 1) adjacent tracts 
(low/moderate 2010 value, low-moderate appreciation, touch boundary of high value/appreciation 
tract), accelerating tracts (low/moderate in 2010 with high appreciation rates), and appreciated

10 % of non-family households 1990, % of dwelling units in buildings with 5+ units 1990, % of dwelling units with 
three of more cars available 1990, number of youth facilities, Z1 in % of married couples with children 1990 - 2000, 
A in % of non-family households 1990 - 2000, A in % of renter-occupied units 1990 - 2000
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tracts (low or moderate 1990 values, high 2010 value, high 1990-2010 appreciation). Combining 
this information with demographic shifts for vulnerability factors (see above) between 2000 and 
2010, she identified the following neighborhood typologies:

1. Susceptible tracts: are near high-value and/or high-appreciation tracts, but still have low or 
moderate home values and appreciation rates. They have vulnerable populations and are 
not yet experiencing demographic change indicative of gentrification.

2. Early: Type 1 tracts experienced high appreciation rates over the last decade, but still have 
low or moderate home values. Their populations are vulnerable but no gentrification- 
related demographic change has occurred.

3. Early: Type 2 tracts are near high-value and/or high-appreciation tracts but still have low 
or moderate home values and appreciation rates. They have vulnerable populations and 
have experienced demographic change indicative of gentrification.

4. Dynamic tracts experienced high appreciation rates over the last decade but still have low 
or moderate home values. They exhibit demographic change indicative of displacement but 
still have vulnerable populations.

5. Late tracts had low or moderate median home values in 1990, but experienced high 
appreciation over the last two decades and are now high-value tracts. They have 
experienced gentrification-related demographic change, but still have populations that are 
vulnerable.

6. Continued loss tracts are also high-value areas that experienced high appreciation over the 
last two decades starting from low or moderate 1990 values. They no longer have above
average levels of vulnerable populations, but exhibited high levels of demographic change 
over the previous period, and remaining vulnerable households may be in a precarious 
situation.

Bates then uses these typologies to recommend how to tailor policy approaches to the specific 
characteristics and needs of neighborhoods.

Finally, the Puget Sound Regional Council (PSRC) together with the Center for Transit Oriented 
Development created a typology of neighborhoods as part of their "Growing Transit Communities" 
Strategy (PSRC 2013). They constructed a "people profile" and "place profile" matrix and aligned 
policy responses according to neighborhood typology. The people profile consisted of a social 
infrastructure/access-to-opportunity axis comprised of a composite indicator of education, 
economic health, housing and neighborhood quality, mobility and transportation, and health and 
environment. The other axis - change/displacement - measured risk of displacement due to recent 
neighborhood change, current community risk factors, and current and future market pressure. 
Data used to quantify these factors relate to income, education, race and ethnicity, household type, 
housing tenure, and residential market strength measured at the block group level and were 
categorized into low, potential, and immediate risk. Low-risk communities tend to be moderate- to 
higher-income communities and/or communities with lower market pressures. Immediate-risk 
communities tend to have indications that displacement of lower-income populations has begun, 
higher current market strength, and/or high number of community risk factors. Potential-risk 
communities are those that have a weak market strength and therefore do not face imminent 
displacement risk; however, they also exhibit numerous community risk factors that suggest needs 
for community stabilization efforts to avoid future displacement risk should market forces change.

The place profile also consisted of two dimensions: the degree to which a transit community's 
physical form and activity support a dense and walkable transit community (the physical 
form+activity/transit orientation axis) and the likelihood that the community will change due to 
real estate market strength (the change/market strength axis). The physical form+activity/transit
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orientation axis measures the degree to which a community's place characteristics are transit- 
oriented—with a form and activity level that support a dense and walkable community served by 
high-capacity transit. The composite index includes five sub-measures: pedestrian infrastructure, 
transit performance, physical form, population, and proximity of a mix of uses. The change/market 
strength axis measures the strength of the residential transit-oriented development market, which 
was intended to evaluate the potential demand for residential transit-oriented development, 
includes measures related to the real estate market, employment patterns, density, and household 
income and size. Combining the people and place typologies, they identify eight general typologies, 
for each of which they identified implementation and policy approaches.

Finding: Many different descriptive toolkits offer typologies of neighborhood change, but 
few have analyzed the causality behind it, limiting the usefulness of such tools to predict and 
mitigate change.

Chapter 1 Conclusions
Scholarly interest in the relationship between investment and displacement dates back to the 
1970s, in the aftermath of displacement related to urban renewal. More recently, a new wave of 
scholarship examines gentrification, primarily in strong-market cities, and its relationship to public 
investment, particularly in transit. The results of these studies are mixed, due in part to 
methodological shortcomings. However, the following findings emerge across the literature:

• Influential early models of neighborhood change present processes of succession and 
segregation as inevitable, underemphasizing the role of the state.

• Neighborhoods change slowly, but over time are becoming more segregated by income, due 
in part to macro-level increases in income inequality.

• Racial segregation harms life chances and persists due to patterns of in-migration, "tipping 
points," and other processes; however, racial integration is increasing, particularly in 
growing cities.

• Neighborhood decline results from the interaction of demographic shifts, public policy, and 
entrenched segregation, and is shaped by metropolitan context.

* Gentrification results from both flows of capital and people. The extent to which 
gentrification is linked to racial transition differs across neighborhood contexts.

• Cultural strategies can transform places, creating new economic value but at the same time 
displacing existing meanings.

• Commercial gentrification can also transform a neighborhood's meaning, but research is 
mixed on whether it is positive or negative for existing residents and businesses.

* New fixed-rail transit has a generally positive effect on both residential and commercial 
property values, but its impact varies substantially according to context.

• Preliminary evidence suggests that BRT has limited or no effects on local property values.

43



Proximity to high-quality schools and parks, as well as access to highways, increases home 
values.

Displacement takes many different forms—direct and indirect, physical or economic, and 
exclusionary—and may result from either investment or disinvestment

Despite severe data and analytic challenges in measuring the extent of displacement, most 
studies agree that gentrification at a minimum leads to exclusionary displacement and may 
push out some renters as we!!.

Previous studies have failed to build a cumulative understanding of displacement because 
they have utilized different definitions, compared different populations, and adopted a 
relatively short timeframe; there is not even agreement on what constitutes a significant 
effect.

Existing studies rarely account or proxy for regional market strength, which undermines 
their relevance to particular contexts.

Urban simulation models are guided by consumer decision-making, rather than 
development decisions - flows of people rather than capital - and have neglected the role of 
race; thus they may not capture complex gentrification dynamics.

Many different descriptive toolkits offer typologies of neighborhood change, but few have 
analyzed the causality behind it, limiting the usefulness of such tools to predict and mitigate 
change.

In sum, previous work on neighborhood change has showed that income segregation is generally 
increasing. Gentrification, or the influx of capital and higher-income, higher-educated residents into 
working-class neighborhoods, is transforming some areas. Displacement, which includes moves out 
of neighborhood that are for reasons beyond a households control [e.g., rent increase] as well as 
exclusion or the prevention of households from moving into neighborhoods where they could have 
previously afforded to live, may result from disinvestment as well as investment in neighborhoods. 
The impacts of gentrification are mixed, at a minimum leading to exclusionary displacement and 
most likely pushing out some renters as well, New fixed-rail transit, inasmuch as it has a positive 
effect on residential and commercial property values, may also affect neighborhood stability and 
composition.
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Acronyms Used in This Chapter

ACS [American Community Survey - U.S. Census}
AIN (Assessor Identification Number)
APN (Assessor Plat Number)
CASP (Cornfield Arroyo Seco Specific Plan)
CBO (Community-Based Organization)
CTCAC (California Tax Credit Allocation Commission)
HCD (California Department of Housing and Community Development) 
HUD (U.S. Department of Housing and Urban Development)
JD (Joint Development - Los Angeles Metro)
LIHTC (Low-Income Housing Tax Credits - HUD)
LTDB (Longitudinal Tract Data Base)
NCDB (Neighborhood Change Database)
OLS (Ordinary Least Squares)
PUMA (Public Use Microdata Area)
PUMS (Public Use Microdata Sample)
SEACA (Southeast Asian Community Alliance)
SUR (Seemingly Unrelated Regressions)
SNAP (Station Neighborhood Area Plan)
TOD (Transit-Oriented District)1
VTA (Santa Clara Valley Transportation Authority)

1 In all other report chapters TOD refers to transit oriented developments. In this chapter we use TOD to refer to 
census tracts that intersect with the half mile buffer around rail transit stations and is used as a shorthand in our 
tables and figures only.
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Chapter 2 Introduction
In Chapter 2, we present a series of quantitative and qualitative analyses to examine if key 
characteristics associated with gentrification and displacement are driving neighborhood change in 
fixed-rai! transit neighborhoods in Los Angeles County and the San Francisco Bay Area. The sections 
in this chapter provide the following: 1) a summary of steps taken to construct the quantitative 
databases for each area, which are used to model neighborhood change; 2] a description of the 
typologies of transit neighborhoods we encounter in these regions; 3] a series of multivariate 
regression models on mobility, displacement, and neighborhood change; 4) sensitivity analyses of 
the models; and 5) the methods and findings used to ground-truth our quantitative models through 
an extensive inventory of neighborhood observations and interviews with key informants.

We find that gentrification in Los Angeles and the Bay Area transit neighborhoods cannot be 
attributed to new development, as both areas experienced relatively little residential development 
during the period of observation. We also find that transit neighborhoods in both areas are 
experiencing similar demographic shifts, including new residents with higher-income in Los 
Angeles and new residents with higher levels of educational attainment in the Bay Area. Further, we 
see an increase in the use of housing development tax credits as well as an increase in eviction rates 
near fixed-rail transit in both regions. Spatial variations within the two areas exist in terms of race 
and measures of affordable housing. The findings of the field observations were generally consistent 
with the secondary data; however, observations and interviews also reflected processes currently 
underway that have the potential for displacement but are not captured in our neighborhood change 
databases. We conclude that proximity to a rail station impacts neighborhood change patterns 
associated with gentrification and displacement.

Section 2A: Development of a Neighborhood Database
This section summarizes the data sources and general methods used to construct a customized 
database for Los Angeles and the Bay Area at the neighborhood level. We use Census tracts as a 
proxy for neighborhoods2. For Los Angeles we analyze all tracts within Los Angeles County. For the 
Bay Area we analyze all tracts within the 9-county region as defined by the Metropolitan 
Transportation Commission: Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa 
Clara, Solano and Sonoma counties. The database is used to model neighborhood change from 1990
2013 at the Census tract level. While we strived to ensure consistency in the variables and indicators 
used in both regions, each site had access to varying data sources; however, the database for each 
region is consistent in use of key demographic, socioeconomic, and housing variables. Detailed 
information on methods used, and challenges faced when processing the datasets for the two 
regions can be found in Appendix F and Appendix G.

2A.1. Census-Tract Datasets
The primary datasets used to construct the databases for each region are derived from the Census 
Bureau's decennial Census and American Community Survey (ACS). The ACS is conducted annually 
but only the 5-year estimates provide data at small geographies such as the tract. In addition to

2 There is much debate and research into the definitions and analytical proxies for neighborhoods that is beyond 
the scope of this research. Due to data availability, we use the Census tract as a proxy for neighborhood scale for 
the purposes of this Study.
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Census datasets, a wide variety of other data were collected and analyzed for exploratory purposes. 
Table 2A.1 shows the common datasets and variables collected for both regional databases.

Decennial Census and ACS data were used to derive information on demographics of the population, 
socioeconomic status of households and individuals, and housing characteristics. These data are 
from the 1990 and 2000 decennial Censuses, and the 2009-2013 ACS 5-year estimates. Due to 
shifting Census tract boundaries, it is necessary to harmonize tract-level data to the same tract 
boundaries to be able to compare them over time. We analyzed two datasets that harmonize tract 
boundaries, Geolytics' 2010 Neighborhood Change Database and Brown University's Longitudinal 
Tract Data Base (LTDB), and compared them to our own population estimates. We determined that 
the LTDB was the most accurate of the two datasets we assessed. As such, most of the Census-based 
variables were derived from Brown University's LTDB or downloaded from the U.S. Census and 
converted to 2010 Census geography using LTDB free conversion scripts. Detailed information on 
the assessment, methods used, and challenges faced when processing the datasets for the two 
regions can be found in Appendix F.

Table 2A.1: Common Neighborhood-level Datasets Collected for Both Regions
Variables Data SourceDataset

Demographic, housing, 
and socioeconomic 
characteristics

Decennial Census 
and ACS

Brown University 
Census' American 
Fact Finder

Movement in/out of 
neighborhood (with race, 
income, education)_____

Census' American 
Fact Finder

PUMS

HUD Picture of 
Subsidized Housing

# Section 8 voucher 
recipients
# public housing units

HUD

2A.2. Address-Level Datasets
When we encountered address-level data, we geocoded these data to the corresponding Census 
tracts and spatially joined them to the 2010 Census tract data to calculate tract-level indicators 
which were then added to the neighborhood database. Table 2A.2 shows the common datasets and 
variables collected for both regional databases at the address level.

Table 2A.2: Common Address-level Datasets Collected for Both Regions
Variables Data SourceDataset

# housing units constructedLow-Income 
Housing Tax Credit 
(LIHTC) _______

HUD

ffjobs, establishments, 
sales

Waiis & AssociatesNETS

if fault/no-fault evictions 
(SF), # Ellis Act evictions

SF Rent Board, 
HCIDLA

Evictions

(LA)
Presence of rail station Various; respective 

metropolitan 
transportation 
agencies________

Transit Stations

Section 2B: Development of a Parcel-Level Database
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In an attempt to build a finer grain understanding of neighborhood change in the Bay Area and Los 
Angeles County, various indicators of changes to the residential housing stock were constructed at 
the parcel-level. Parcel-level data provide information on the changes associated with a plot of land, 
including transaction history, land-use changes, new construction of a residential structure in a 
parcel, major renovations of existing structures, and conversions of apartments to condos. These data 
allowed us to develop proxies to assess different types of displacement (economic, physical, and 
exclusionary). The parcel datasets were purchased from Dataquick, a lead provider of county 
assessor data (Dataquick has since been acquired by CoreLogic). Data was also acquired directly from 
the county assessor for the Los Angeles database. The parcel-level data were then aggregated to the 
tract-level and integrated to the neighborhood database. The methods used and challenges faced 
when processing the parcel-level datasets for the two regions can be found in Appendix G.

Section 2C: Developing Typologies of Transit 
Neighborhoods
In this section we analyze neighborhood-type clusters to answer questions related to transit- 
proximate neighborhoods, gentrification, and displacement. Specifically, we created transit 
neighborhood (Census tracts that intersect within a half-mile station buffer) typologies based on new 
development and transit investment types, where data is available. We used cluster analysis to group 
transit neighborhoods based on their shared characteristics. For the analysis in this section, new 
development includes data on new residential units, renovations of single-family homes, condo 
conversions, and the change in the number of low-income housing tax credit (LIHTC) units for Los 
Angeles County. As data for renovations and condominium conversions were only available for San 
Francisco, the analysis for the entire Bay Area is limited to new market-rate housing development, 
new and rehabbed subsidized housing units, and new transit stations. For further discussion of data 
and variable construction for the above, please see Appendices F and G.

New residential units, renovations, and condo conversions all represent private investments, while 
LIHTC is a combination of both public and private investment. Data on transit investment for Los 
Angeles include the number of Metro Joint Development (JD) projects in a tract. JD represents a 
public-private partnership and occurs when a transit agency collaborates with a private developer 
to develop property that is owned by the transit agency and located near a transit station, No such 
data was available for the entire Bay Area. Four main cluster types emerged from this analysis for 
Los Angeles and three for the Bay Area.

As of 2014, the Los Angeles Metro Rail system was comprised of 80 transit stations. Using the half
mile definition, 387 Census tracts were classified as transit neighborhood tracts. Figure 2C.1 below 
displays all 387 transit neighborhood tracts in Los Angeles.
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Figure 2C.1: Map of 2010 Transit Neighborhood Tracts, Los Angeles

As of 2014, there were 548 Census tracts that Intersected with the half-mile buffers around rail 
stations (Figure 2C.2). In 2000 there were only 422 rail stations, and their half-mile buffers 
intersected with 488 Census tracts, and in 1991 there were 302 rail stations, covering 418 Census 
tracts. Thus, while the number of rail stations has more than doubled since 1990, they have clustered 
in heavily populated areas, and the Census tract coverage has only increased by 31%.
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Figure 2C.2: Transit Neighborhood Tracts in the Bay Area

The following describes the four main cluster types for Los Angeles and Table 2C.1 reports their 
summary statistics:

1. Private-driven - On average, have a greater number of new residential units and condo 
conversions.

2. Mixed without joint Metro development - Generally have more newly constructed residential 
units, an increase in LIHTC units, and condo conversions, but on average, no joint 
development and no renovations to single-family homes.

3. Mixed with joint Metro development - Characterized by a combination of newly constructed 
residential units, an increase in LIHTC units, condo conversions, joint development, and 
renovations to single-family homes.

4. Subsidy-driven - On average, have experienced an increase in the number of LIHTC units.
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Table 2C.1: Summary Statistics for Transit Neighborhood Types in Los Angeles [Means]
Mixed w/ Joint 

Metro
Development

Mixed w/o Joint
Subsidized-

Driven
Private- 
Driven

Metro
Development

New Residential Units, 2005-12 
SFH Renovations, 2007-13 
Condo Conversions, 2003-13 
A LIHTC Units, 2000-13 
Joint Development, 2014______

538.5 64.81,237.5 450.2
0.0 2.0 13.22.5

483.5 58.0 35.0 36.6
0.0 782.3224.5 149,5

1.00.0 1.21.0
2 42 13n

Source: 2000 Decennial Census, 2009-13 ACS, LA County Assessor, TCAC

Figure 2C.1 displays the typologies alongside tracts that have gentrified between 2000 and 2013. 
Broadly speaking, gentrified neighborhoods are defined as socioeconomically disadvantaged tracts 
that are at risk of displacement due to influx of higher income, better educated, increasing rent and 
loss of affordable rental housing. For further discussion of the methodology used to calculate 
gentrification, see Section 2E.

When we compare the two maps side by side for Los Angeles [Figure 2C.3J, we see the existence of 
both development-driven gentrification and gentrification without extensive development. For 
example, if a place suddenly becomes attractive, it can attract more affluent, higher educated, and 
non-Hispanic whites who might just use the existing built environment. Gentrification can also 
overlap with high levels of development as we see in the two maps. For example, there seems to be a 
lot of overlap in the areas around Downtown, particularly around the Staples Center and Arts District. 
Both of these areas have gentrified or are in the process of gentrifying, and both are experiencing 
high levels of development, but the types of development occurring are different. The area around 
the Staples Center is experiencing more mixed development (with and without Metro's joint 
development], and the Arts District is being driven primarily by private development. We also see 
tracts that are adjacent to development and gentrified tracts experiencing changes, indicating some 
sort of spillover effect.
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Figure 2C.3; Development Tracts in LA County (L) and Gentrified Tracts in LA County (R)

The tracts that experienced extensive development but did not cross the threshold of gentrification 
are also interesting. The southern part of Long Beach provides an example. The tract gentrified in the 
1990s to the extent where it is no longer eligible (i.e,, it no longer housed sufficient low income or 
other vulnerable population per the criteria listed in section 2E.1) to be included in our assessment 
in the 2000s. The gentrification that occurred in the 1990s seems to have precipitated a wave of 
development in the following decade. Table 2C.2 provides a breakdown of all 387 transit 
neighborhood tracts by whether or not they gentrified and whether it was with or without housing 
development.

Table 2C.2: Transit Neighborhood Tracts, Gentrified With/Without Development for Los
Angeles County

# of transit neighborhood 
Tracts

Gentrified w/ Development 
Gentrified w/o Development 
Development Only 
Not Gentrified/No Development

11
20

7
349

Source: 2000 Decennial Census, 2009-13 ACS
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For the Bay Area, the three typologies that emerged [Table 2C.3 J were:
Private-driven - On average, have a greater number of new market rate residential units and1.
more new transit stations.
Little development - Characterized by few new market-rate or subsidized residential 
developments with some new transit
Subsidy-driven - On average, have experienced an increase in the number of LIHTC units with 
little new transit.

Z

3.

Table 2C.3: Summary Statistics for Transit Neighborhood Types in the Bay Area

LittlePrivate-Driven Subsidy-Driven 
Development Development

1997.6
Development

Average Number of New Market Rate 
Units, '00-13
Average Number of New and Rehabbed 
Subsidized Units, '00-14 
Average Number of New Transit Stations 
'00-14
n [# of tracts)______________________

65.8 109.1

417.9 20.8 150.3

0.3 0.8 2.3

24 510 14
Source; 2000 Decennial Census, 2009-13 ACS, TCAC, MTC, HUD

In the Bay Area, we see a similar mix of non-development-driven gentrification and some 
development-driven gentrification of different types [Table 2C.4 and Figure 2C.4). Of the 125 Census 
tracts that gentrified between 2000 and 2013, half (63) were in transit neighborhoods areas. Yet, the 
vast majority of these transit neighborhoods [58) that gentrified did not experience much 
development. Only five of these tracts experienced housing development, including two subsidy- 
driven neighborhoods. One of these gentrifying tracts that witnessed a significant amount of 
subsidized residential development is in San Francisco's South of Market neighborhood, where 438 
units were developed in five different projects between 2002 and 2013. The other is in Downtown 
Oakland, where 313 subsidized units [along with 400 market-rate units) were developed in three 
different projects. The three transit neighborhoods that experienced privately driven development 
and gentrified between 2000 and 2013 were: 1) the Jack London Square neighborhood of Oakland 
where 1,301 market-rate units were developed as well as 103 subsidized units, 2) Milpitas near the 
Santa Clara Valley Transportation Authority [VTA) Great Mall Station where 2,904 new market-rate 
units were developed and no subsidized housing was built, and 3) the Midtown neighborhood in San 
Jose near the VTA light-rail stations, where 1,087 market-rate units were developed and no 
subsidized housing was built.

While many transit neighborhoods experienced housing development, they did not undergo 
gentrification either because they were not low-income to begin with, or because there was not 
sufficient demographic change during the time period analyzed.
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Table 2C.4: Number or tracts that gentrified and did not gentrify in the 9-County Bay Area, 
Categorized by Transit Neighborhood Typology

Gentrified Did not Gentrify 
00-'13 '00--13

Subsidized 
Housing Driven 
Development 
Little
Development 

j Private 
.Development 
w/New Transit

i

22,2

45258
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Figure 2C.4: Development Tracts in the Bay Area (L) and Gentrified Tracts in the Bay Area (R)

The relationship between gentrification and development is complex. The analysis depends on 
creating mutually exclusive categories, which may over-simplify complex phenomena (such as the 
changes in and around Downtown Long Beach, described on page 54). However, we find in general 
that the vast majority of tracts experienced relatively little development during the time period of 
analysis. In the Bay Area, most development occurred in tracts that did not gentrify. In contrast, in 
Los Angeles, development occurred in both gentrifying and non-gentrilying areas — but with most 
gentrification occurring in the absence of development
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Section 2D: Modeling Neighborhood Mobility
To assess neighborhood mobility patterns and the effects of proximity to rail transit stations, we 
developed models controlling for demographic characteristics, income, housing price appreciation, 
and other covariates. Our analysis of neighborhood mobility is done in two parts. The first part 
models both in-migration and out-migration rates for overall movers who reported moving within 
the last year. Part two examines the demographic and socioeconomic characteristics of in-movers. 
We attempted to estimate the numbers out-movers and examine their demographic and 
socioeconomic characteristics but it did not produce any robust results. Our main finding is that 
higher-income and better-educated persons make up a higher share of in-movers in transit 
neighborhoods for both the Bay Area and Los Angeles. Additionally, non-Hispanic whites also make 
up a higher share of in-movers to transit neighborhoods adjusting for all other factors for both 
regions. These findings are consistent with the gentrification thesis: that is, transit neighborhoods 
are associated with demographic and socioeconomic change.

For the dependent variable of household mobility, we relied on the American Community Survey's 
[ACS] tract-level data. The five-year ACS now includes information on in-migration by race/ethnicity 
and income levels.

2D.1. In-/Out- Migration

This section examines both the in- and out-migration rates using data from the 2009-13 five-year 
ACS estimate. We use ordinary least squares (OLS) regressions to model residential mobility. The 
dependent variables are the calculated in- and out-migration rates. We include a series of 
independent variables related to socioeconomic, demographic, and housing characteristics. 
Additionally, variables related to residential mobility choice (e.g., proximity to amenities, housing 
cost burden, and the like] are included. The key variables of interest are the downtown and non
downtown transit neighborhood variables, which were included to measure whether or not transit 
proximity had an impact on the likelihood of people moving into or out of a neighborhood.

For Los Angeles, transit neighborhoods are grouped into two separate categories: transit 
neighborhoods that are located in Downtown Los Angeles ("Downtown TOD"3) and transit 
neighborhoods that are located elsewhere ("Other TODs”]. In recent decades, Downtown has gone 
through a major revitalization process with a surge in private investments and new developments. 
While it is important to control for these effects, the problem lies with the fact that all of the 
Downtown Los Angeles tracts are also transit neighborhood tracts, making it difficult to tease out the 
individual effects. The Downtown variable can only be interpreted as a subset of transit 
neighborhoods that just happens to be in Downtown. In the Bay Area, there is no such obvious 
"downtown." However, we did separate out transit neighborhoods in the three largest cities 
Francisco, Oakland and San Jose
dynamics are at play in the region's major cities in contrast to other transit neighborhoods.

San
and labeled them as "downtown” to determine if different

In order to calculate in-migration rates, we first calculated the number of in-movers. This was done 
by subtracting the number of non-movers or "stayers" (lived in the same house 1 year ago) from the 
total number of persons in that tract. We then divided this number by the tract's total population in

3 TOD here refers to transit oriented districts as proxied by census tracts that intersect with the half mile buffer 
around rail transit stations.
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the previous year, in this case 2012, and multiplied this by 100. We relied on the 2008-2012 ACS for 
the total population counts in the previous year, since it is the only available source of information to 
include population counts in 2012 at the tract level. To calculate the out-movers, we subtracted the 
total population in the previous year (2012} and total number of estimated in-movers from the total 
population in 2013. The numerator of the rate is the number of out-movers, while the denominator 
is the population in the previous year. Figure 2D.1 provides the formulas utilized in calculating 
migration rates.

in-movers = total number of persons - lived in same house 1 year ago 

Out-movers = Total P0P2013 - Total Pop2oiz - In-Movers
Number of in-Movers to Tract X in 2013In-Migration Rate = [

Total Population in Tract X in 2012 

Number of Out-Movers to Tract X in 2013Out-Migration Rate = (
Total Population in Tract X in 2012

Figure 2D.1: In- and Out-Migration Rates Calculations

We begin with a simple bivariate analysis of the relationship between transit neighborhoods and in
/out- migration rates. Figures 2D.2 and 2D.3 compare the rates for transit neighborhoods and non
transit neighborhoods. From the bivariate analysis, we do observe that transit neighborhoods have 
higher rates of in- and out-migration than non-transit neighborhoods in Los Angeles. This is 
consistent with the literature that transit proximity has an impact on residential mobility. Proximity 
to rail transit can make a neighborhood more desirable and attractive to those who want to be closer 
to transit, leading to in-migration. Conversely, the neighborhood's proximity to transit can also lead 
to price escalation, pricing out those who can no longer afford to live in the neighborhood, and thus 
exiting.

The effect is less dramatic in the Bay Area, where transit neighborhoods have in- and out-migration 
rates that are only slightly higher than non-transit neighborhoods. The bivariate analysis, however, 
does not account for other neighborhood characteristics that may influence in- and out-migration. 
For example, low-income and renter households generally have higher mobility rates. A transit 
neighborhood with a larger share of low-income or renter households might exhibit higher rates of 
in- and out-migration because of other factors in the neighborhood, not due to transit proximity per 
se. We used multivariate regression models to determine if this relationship holds after controlling 
for all other factors related to the neighborhood’s characteristics.
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We initially ran regressions for both in- and out-migration that included an extensive list of control 
variables, many of which were collinear, producing problems of multi-collinearity and endogeneity. 
The results are presented in Appendix R. To reduce multi-collinearity, we ran more parsimonious 
models to include a more limited set of key variables. The key independent variables are lagged [that 
is, from the previous period), thus reducing endogeneity. Data for the independent variables come 
from the 2006-2010 five-year ACS, the earliest available in which the tract boundary is consistent 
with the 2009-2013 five-year ACS [the previous five-year ACS uses the 2000 boundary). We 
acknowledge that this method is not perfect since the 2009-2013 and 2006-2010 five-year ACS both 
include the 2009 and 2010 individual ACS.

Results for the parsimonious migration models are presented in Table 2D.1 In Los Angeles, with the 
exception of Downtown transit neighborhoods, we do not see transit proximity having any effect on 
mobility in Los Angeles. In comparison, proximity to rail outside of the three major cities in the Bay 
Area [San Francisco, Oakland, and San Jose) is positively associated with in-migration, and negatively 
associated with out-migration, in the three main cities of the Bay Area, the pattern is reverse, with 
higher out-migration rates and lower in-migration rates.

In Los Angeles, transit neighborhoods seem to accelerate change in locations that are going through 
transitions. The transit system going through Downtown Los Angeles was meant to bring people in 
and out of Downtown. It contributes to making Downtown more accessible and more susceptible to 
neighborhood change and development. The other changes occurring in Downtown [e.g. Grand 
Avenue project, Staples Center) are not the consequence of transit proximity; instead, transit may 
help serve them.

For the Bay Area, the variability in transit proximity and mobility seems to be too great to draw any 
general conclusions. For instance, when including a variable for transit neighborhoods, without 
differentiating between those in the major cities, we find positive, but not significant association for 
both in- and out-migration. When we differentiate between transit neighborhoods in the three major 
cities versus other transit neighborhoods, we find greater in-migration and less out-migration in non
central transit neighborhoods, and the reverse in central transit neighborhoods. This non-intuitive 
relationship may result from the wide variability in land use types among the transit neighborhoods 
in the three major cities: some actually have more suburban land use characteristics [e.g., low 
density), despite being in a major city. This could also result from the timing of construction, which 
we don't control for - if the "Other TODs" are built more recently than the "Downtown TODs", and 
construction is a nuisance, out-migration rates may temporarily be higher than in-migration.
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Table 2D.1: In-Out Migration, Parsimonious Multivariate Regressions
In-Migration

Los Angeles Bay Area Los Angeles Bay Area
Out-Migration

0.0348 * 
0.0115 

-0,0005 
-0.0001 
-0.0004 
-0.0009 
0.0558 

-0.0043 
0.0018

* **0.0909
0.0061

-0.0003
-0.0002
-0.0007
-0.0011
0.1219

-0.0046
0.0016

0.1122
-0.0033
0.00014

0.037
-0.0278
-0.0579
-0.0107
0.0129

0.18276

-0.1123
0.005996
-0.00026

-0.0015
0.023764
0.065866
0.015904
-0.01239
-0.19257

** *Constant
Median Household Income (/10,000) 
Income Squared 
% non-Hispanic black 
% Asian 
% Hispanic 
Downtown TOD 
Other TOD 
% Renters

***
** *** *

* *
* * * ** ** **

* *** ** * * * * * *
*** *

*** **
**** * *

Adj R-Squared 0.3411
2,315

0.3256 0.2576
2,315

0.268
1578 1578n

p<.0S, *p<.10 
Source: 2006-10, 2009-13 ACS
Tabulations by C.Pech & P. Ong, May 2015, M. Zuk Aug 2015

*** P<.01,

2D.2. Composition of In-Movers

Our second analysis of residential mobility looks at the composition of the in-movers by income and 
demographic characteristics. Specifically, we focus on the share of in-movers who are low-income, 
high-income, non-Hispanic white, individuals with less than a high school diploma, and persons with 
a bachelor's degree or higher. In part due to differences in the income distributions between the two 
regions (and high intra-region variability in the Bay Area], we use slightly different categories for low 
and high income. For Los Angeles we define low-income as persons who move with less than $10,000 
annual income, and for the Bay Area we use the Census calculated incomes below the Federal Poverty 
level (-$11,500 for a one-person household in 2013). For high income in Los Angeles, we use $65,000 
annual individual income as the cutoff and for the Bay Area we use 120% of each county's median 
per capita income for that year (between -$35,000 and $68,000) and rounded to the closest Census 
income category.

We attempted to estimate the number of out-movers by subgroup using the method presented in 
Figure 2D.1, but the small sample size of the ACS resulted in uncertain estimates that made the 
models unreliable. We therefore only report results for in-movers by subgroup. We use the following 
equations to estimate the share of in-movers for each sub-population (example shown for low- 
income):

— (Total Persons Age 15+“ Non-MoVei'S ]ow-income)
= (# In-Movers low-income

# In-Movers 
% In-Movers )ow

low-income
/ Total In-Movers) *100-income

Table 2D.2 contains the bivariate analysis by subgroup. The bivariate analysis shows mixed results 
for the gentrification hypothesis. Data for both transit and non-transit neighborhoods show that in
movers are lower income than stayers (A = % in-movers - % stayers). This, however, may be 
confounded by the Great Recession which depressed overall income. Figure 2D.4 shows the decline 
in per-capita income (adjusted to 2013 dollars) following the Great Recession. The changes in transit 
neighborhoods by educational levels in Los Angeles show an increase at the two extremes; that is, in
movers are more likely to have less than a high school diploma and more likely to have at least a
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bachelor's degree. In the Bay Area, while in-movers to transit neighborhoods are more likely to have 
bachelor’s degrees, they are less likely to have less than a high school diploma. The analysis for non- 
Hispanic white is unambiguous in Los Angeles. In-movers in transit neighborhoods are more likely 
to be of that group than stayers. This is also true for the Bay Area, except for transit neighborhoods 
outside of the three major cities, where in-movers are less likely to be non-Hispanic white.

Table 2D.2: Bivariate Analysis by Subgroups, LA County and the Bay Area, 2009-2013

Los Angeles 

Down

town 

TOD

Bay Area 

Down-
AllMot All 

TOD TOD

other

TOD

Not Other

TOD
town

TOD
TOD TOD

Low Income (LT 10 K)1

Stayers {% Below 10K) 
In-Movers (54 Below 10K) 
A (% ln-Movers-?4 Stayers) 
A A (ATOD-A Non-TOD)

1S.S 17.7 
18.4 19.3

21.2 17.5 9.3 12 14.8 9.2
15,8 18.8 22.121.9 19.2 15.5

0.62.7 1.7 6.5 6.7. 7.21.7 6.3
-2.0 0 4.00 -1.0 -0.9 4.5 3.6

High Income (65K+)2

Stayers (94 Above 65K) 
In-Movers (% Above 65K) 
A (54 ln-Movers-% Stayers) 
A A (ATOD-A Non-TOD)

14.7 9.315.8 9.5 22 21.2 20.5 21.9
12.7 15.8 8.89.1 4 5.1 5 5.3

-18 -16.1-3.1 -0.5 1.1 -0.5 -15.5
-12.4

-16.6
-13.54.2 0 -13.0O 2.6 2.6

non-Hispanic white

Stayers (54 non-Hispanic White) 
In-Movers {% non-Hispanic White) 28.4 
A (% ln-Movers-% Stayers)
A A (ATOD-A Non-TOD)

30.8 25.9 16.7 34.517.1 46.6 38.7 42.8
43.219.4 28.4 19.0 39.239.5 39.7
-3.5-2.3 2.3 2.4 2.3 50.9 -3.1

4.8 0 3.20 4.6 4.6 7.3 -0.8
Less than High School

Stayers (94 w/ LTH5) 
In-Movers (%w/LTHS)
A (54 ln-Movers-% Stayers) 
A A (ATOD-A Non-TOD)

Bachelor's Degree or Higher

Stayers (% w/ BA+) 
In-Movers (94 w/ BA+)
A (% ln-Movers-% Stayers) 

_________ A A (ATOD-A Non-TOD)

23.5 28.6 
20.9 35.2 
-2.6 6.6 

0 9.2

29.3 35.5 34.329.9 32.1 29.9
25.0 28.8 28.8 27.9 28 27.8
-4.3 -1 -4.1-6.7 -6.4 -1.8

0 -1.5-1.7 -4.1 -3.8 0.8

32.728.8 22.0 
32.0 28.4 

3.3 6.4
0 3.1

41.6 43.2 42.1 44.321,6
40.3 44 49.1 48.2 49,928.0

7.7 6.4 6.32.3 5.9 5.5
04.4 3.1 3.02.6 2.2

1,960 387 j 15 372 1,029 551 276 275
1 In the Bay Area, people in poverty that moved in or stayed was used for this category
3 Because of the higher incomes in the Bay Area, this category was calculated as in-movers and stayers that had 
incomes greater than 120% of the county median income 
Source: 2009-13 ACS
Tabulations by C.Pech & P. Ong, May2015, M. Zuk, Aug 201S

n
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Figure 2D.4; Per-Capita Income, LA County and 9-County Bay Area (adjusted to 2013 dollars)

Bay Area

We ran also multivariate regressions to see whether or not we find the same results even after 
controlling for neighborhood demographics. Tables 2D.3 and 2D.4 report the results of the OLS 
regressions for each of the subgroups. After accounting for the demographic and socioeconomic 
characteristic (race/ethnicity and income), Downtown location, and tenure, we find that low-income 
and !ess-educated persons make up a lower share of in-movers in transit neighborhoods than in non
transit neighborhoods for Los Angeles. In the Bay Area, individuals in poverty actually make up a 
higher share of in-movers into downtown transit neighborhoods, but not into non-downtown transit 
neighborhoods. This may be related to the location of subsidized housing opportunities for very-low- 
income households. Conversely, higher-income and better-educated persons make up a higher share 
of in-movers in transit neighborhoods for both the Bay Area and Los Angeles. Finally, non-Hispanic 
whites make up a higher share of in-movers to transit neighborhoods after adjusting for all other 
factors for both regions. The multivariate results are consistent with the gentrification thesis: that is, 
transit neighborhoods are associated with the a priori hypothesis of demographic and socioeconomic 
change.

Table 2D.3: Modeling Share ofln-Movers by Subgroups, Multivariate Regressions for Los
Angeles County, 2009-2013

Bachelor 
Degree or 

Higher

Low-Income 
(<10K)

High-Income
(65K+)

Less than 
High School

non-Hispanic
white

Constant
Median Household Income 
Income Squared 
% non-Hispanic black 
% Asian 
% Hispanic 
Downtown TOD 
OtherTQD 
% Renters

19.233 
-1.642 *** 
a064 
0.020 

-0.033 
0.005 

-0.316 
-1.59 S 
-0.024 *

2.561 
0.633 ** 
0.011 

-0.041 *' 
-D.04S
-a 076
4.225 * 
1.315 
0.030

5.992 * 
-0.677 
0.024 
0.073 +** 

-0.016 
0.130 
2.970 

-1.175 
-0.060 ***

0.744 
1.472 *** 

-0.052 *** 
-0.114 
0.007 
’0*101 
2.700 
2.798 
0.105 ***

51.633 
0.002 
0.256 

-0.560 
-0.551 
-0.S46 
4.821 
1.440 * 
0.066

***
*

**
$ ** ***

*•* +

**.#

2,307
0.1206

2,307
0.5915

2,307
0.5698

2,307
0.677

2,307
0.7639

n
Adj.R-Squared

*** pc.QS, *p<.10 

Source: 2009-13 ACS

Tabulations by C.PeCh & P. Ong, May 2015

Pc.Ol,
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Table 2D.4; Modeling Share of In-Movers by Subgroups, Multivariate Regressions for the Bay
Area, 2009 2013

High-Income 
{> 120% 

County Median 
Income)

Bachelor 
Degree or 

Higher

non-
Hispanic

white

Less than 
High School

In Poverty

* * * ** * 0.07S * 
0.0S5 

-0.001 
-0.345 
-0.043 * 
-0.671 
0.045 
0.048 
0.410

* **0.412 -0.055 
0.013 
0.000 

-0.013 
-0.014 
-0.048 
0.004 * 
0.008 
0.091

0.496
-0.051
0.001
0.198
0.132
0.684

-0.024
-0.015
-0.258

0.898
-0.001
0.000

-0.794
-0.933
-0.959
0.048
0.002
0.066

Constant 
Median Household Income -0.053 ** * * * ** **

* * * * * *Income 5quared 
% non-Hispanic black 
% Asian 
% Hispanic 
Downtown TOD 
Other TOD 
% Renters

0.002
0.171
0.016
0.077
0.019

-0.014
0.020

* * **** * ***

* # * * ** * *
* * ** ¥

** *
***** * * * * * **

1,575
0.5685

1,575
0.579

1,578 
I 0.3922

1,576
0.7169

1,575
0.328

n
Adj. R-Squared 

Pc.01,
Source: 2009-13 ACS 
Tabulations by M. Zuk, Aug 2015

*** ** p<.05, *p<.10

Section 2E: Modeling Neighborhood Displacement
To better understand the relationship between transit neighborhoods, gentrification, and 
displacement, we develop dichotomous and multinomial logit models. We conduct two primary 
analyses, one on gentrification and the other on changes affordable rental housing. We first construct 
gentrification measures, which can include both direct and exclusionary displacement, for both Los 
Angeles and the Bay Area. Due to the unique conditions of each region and access to different data 
sources, gentrification is defined differently for each region. The second analysis focuses on a more 
direct measure of displacement, the loss of affordable housing which includes changes in affordable 
rental units, condo conversion, Section 8 housing, Low-Income Housing Tax Credit units, and 
evictions. For the San Francisco Bay Area we also explore the decline in low-income households, an 
indicator of displacement that is particularly salient in the region due to rising income inequality. Our 
main findings are that there is evidence of neighborhood change and gentrification in transit 
neighborhoods. The magnitude of change varies by the type of transit neighborhoods. Additionally, 
we find that relative to non- transit proximate neighborhoods, transit neighborhoods are 
experiencing greater losses in affordable rental housing.

2E.1. Gentrification

The method used to develop the gentrification index for this study incorporates several methods of 
gentrification from previous studies. These include the work done by Lance Freeman [2005] for the 
U.S., Lisa Bates for Portland [2013], the Bay Area (CJJC 2014; Haas Institute 2015], and the recent 
analysts of the largest 50 cities in the United States by Governing Magazine [Maciag 2015). We made 
some modifications to reflect the unique conditions of Los Angeles. We use the following criteria to 
define a neighborhood [Census tract) as having gentrified between years 1 and 2.
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For Los Angeles, a tract was vulnerable to gentrification (or eligible to gentrify) if it met all of the 
following criteria:

1, The tract had a population of at least 500 residents in year 1
2. Vulnerable, meeting 3 out of 4 of the following indicators:

a. % low-income households (household income below 80% of the county median] > 
county median

b. % college educated < county median
c. % renters > county median
d. % nonwhite > county median

A tract is said to be gentrified or gentrifying if it meets eligibility and all of the following criteria:
1. Demographic change between years 1 and 2

o Change in % college educated > county (percentage points) 
o Change in % non-Hispanic white > county (percentage points) 
o Change in median household income > county (absolute value)

2. Change in Median Gross Rent > Change County Median Gross Rent (absolute value)

For Los Angeles, two major modifications were made to the index that makes it different from the 
previous work on gentrification. One, instead of focusing on homeowners and property values (e.g,, 
change in home values), we focused on the rental housing market Renters are more susceptible to 
gentrification and displacement due to increase in rent (e.g., generally, homeowners benefit from 
rising property values). Second, we included change in non-Hispanic whites into the demographic 
change criteria. As noted in the literature review, gentrification involves racial changes, particularly 
the replacement of minority population with the dominant social group. In Los Angeles, the dominant 
social group, in terms of political power and socioeconomic status, are non-Hispanic whites.

For Los Angeles, we were unable to estimate the number of changes in market and non-market units 
(e.g., affordable, below market rate, subsidized) because we did not have information on affordable 
units that were negotiated with private developers in exchange for concession. Table 2E.1 reports 
the county averages and changes for the three decades in Los Angeles.

Table 2E.li Gentrification Criteria for Los Angeles, County Averages
a 1990-20001990 2000 2013 a 2000-2013

% non-Hispanic white 
% with bachelor's degree or higher 
Median Household income {2013 dollars) 
Median Gross Rent (2013 dollars)

10%41% 31% 28% -4%
25% 30% 3%22% 5%

-$4,441
-$130

$63,423 $58,982
$1,082 $952

$55,909
$1,204

-$3,073
$252

Source: 1990 and 2000 Decennial Census, 2009-2013 five-yr ACS

Using the above definition for Los Angeles, we find that 81 tracts gentrified between 1990 and 2000, 
and 82 tracts gentrified between the years 2000 and 2013. Of these 82 tracts that gentrified between 
2000 and 2013, eight also gentrified in the previous decade. We estimate that a total of 155 tracts 
gentrified between 1990 and 2013 in Los Angeles. The tracts that gentrified are displayed in Figure 
2E.1, It includes tracts that gentrified in each of the time period and those that gentrified in both time 
periods. Additionally, vulnerable tracts (see above criteria) are also displayed, regardless of the time 
period of when they were vulnerable.
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Figure 2E.1: Gentrified/Gentrifying Census Tracts, LA County 1990-2013

For the Bay Area, this index was modified slightly to reflect the conditions of the region. First, all 
measures were compared to the regional median that includes nine counties. Second, we did not use 
change in non-Hispanic white in the demographic change criteria, as considerable research has 
emerged on the nature of black- and Asian-driven gentrification in strong markets like the Bay Area. 
Finally, because of the role of the influx of global capital into the housing market, we used a 
combination of housing price increases and new market-rate units for the second criteria of change.

For the Bay Area, a tract was vulnerable to gentrification if it met all of the following criteria:

1. The tract had a population of at least 500 residents in year 1
2. Vulnerable, meeting 3 out of 4 of the following indicators:

a. % low-income households (household income below 80% of the county median) > 
regional median

b. % college educated < regional median
c. % renters > regional median
d. % nonwhite > regional median

A tract is said to be gentrified or gentrifying if it meets eligibility and all of the following criteria:
1. Demographic change between years 1 and 2

a. Change in % college educated > region
b. Change in median household income > region
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2. investment between years 1 and 2:
a, % market rate units built > regional median
b. Growth in of the following

■ % increase of single-family sales price per square foot > regional median
■ % increase of multi-family sales price per square foot > regional median
* % increase of home value > regional median (where sales value is unavailable

= 57 tracts]

Table 2E.2 reports the regional medians used for the Bay Area.

Table 2E.2: Gentrification Criteria, Medians for the 9-County Bay Area
1990 2000 2013 A 1990-2000 A 2000-2013

0%37% 37%

27% 35%
39%% low-income

% with bachelor's degree or higher 
% renter 
% non-white
A with bachelor’s degree or higher 
A in median household income 
% of market-rate units built
% increase in single-family sales price per square foot 
% increase multi-family sales price per square foot 
% increase home value for owner-occupied units

2%
41% 8% 6%

-1%38% 37% 41% 4%
46% 57% 13% 11%33%

6% 5%
$9,925 $5,719
3% 3%
22% 8%
23% 5%
2% 15%

Source: 1990 and 2000 Decennial Census, 2009-2013 five-yr ACS, and Dataquick (2014)

Using the above criteria for the Bay Area, we find that 83 tracts gentrified between 1990 and 2000 
and 85 tracts gentrified between the years 2000 and 2013 (Figure 2E.2). Of these 83 that gentrified 
between 2000 and 2013, 19 were tracts that gentrified between 1990 and 2000 as well. In total we 
estimate that 149 tracts gentrified between 1990 and 2013. The fact that a tract has gentrified 
between two years does not preclude them from continued change. In fact, of the 149 tracts that we 
estimate to have gentrified between 1990 and 2013, 71 had lower rates of growth of low-income 
households than the rest of the region, 105 lost naturally occurring affordable housing, and 100 had 
lower rates of in-migration of low-income residents in 2013 than they did in 2009. Furthermore, 88 
of the gentrified tracts continue to have higher proportions of low-income households than the 
region (39%}.
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Figure 2E.2; Gen trifled/Gentrifying Census Tracts, SF Bay Area 1990-2013

Our Finding that tracts that gentrified in the first decade from 1990-2000 had a higher risk of 
gentrifying again from 2000-2013 is also shown with a simple bivariate analysis. In the Bay Area, the 
probability to continue gentrifying from 1990-2000 to 2000-2013 were over twice as likely as newly 
gentrifying areas from 2000-2013 (23% vs. 11%). In Los Angeles, a neighborhood that gentrified in 
the previous time period was over three times as likely to gentrify again in the following decade (10% 
vs. 3%). To test whether or not the findings hold true after controlling for the characteristics of the 
neighborhood, we ran a logit model for the 2000-2013 period to include a variable indicating 
whether the tract was gentrifying in the previous decade (1990-2000). After controlling for the 
characteristics of the neighborhood, we did not find any independent significance for Los Angeles; 
however, the relationship in the Bay Area was highly significant after controlling for neighborhood 
characteristics. The results for Los Angeles are likely due to the fact that the same variables that 
compelled the neighborhood to gentrify in the first period are compelling it to gentrify again, making 
it difficult to capture the independent effects. If a tract gentrifies in the first time period, it has much 
the same chance of gentrifying again, because the neighborhood has the same characteristics that led 
it to gentrify.

Although the chance ofa tract potentially gentrifying again may be small, the fact ofhigher risk means 
that we should give additional consideration to these tracts relative or other potentially eligible 
tracts. Moreover, it is expected that changes that lead to gentrification would slow in the second 
decade, in part because some of the changes are reaching a "ceiling.*' What is worth noting is that 
another half of these tracts continued to change in the second decade in a direction that is partially 
related to gentrification.
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Overall, we see that, if a tract started gentrifying, it will have a much higher risk of continuing down 
the path of gentrifying and/or upscaling. In some ways, if we project this forward, starting with the 
tracts that gentrified between 2000 and 2013, we can expect that a majority of these tracts will either 
continue to gentrify or upscale, thus putting them at a higher risk, in some ways, the methodology 
used to construct the gentrification index obscures some of the upscaling that continues to go on in 
some of these neighborhoods. Additionally, we need to look at other key factors that make an area 
gentrify. The next section uses logit and multinomial logit regression models to examine this.

Logit Regressions

Gentrification can include both direct displacement [socially and economically disadvantaged 
residents who are forced out] and exclusionary displacement [barriers that make it difficult for 
disadvantaged residents to move in]. It is difficult to separate these two elements in the regression 
model. In this section, we begin by modeling gentrification for two individual time periods: 1990
2000 and 2000-2013.

For Los Angeles and the Bay Area, we use a logit regression model with two types of regression 
results [Tables 2E.3 and 2E.4], The first two models [I & II] only look at tracts that are eligible to 
gentrify, whereas the second set of models looks at all tracts [III & IV]. The dependent variable is a 
dichotomous variable indicating whether or not a tract has gentrified. The independent variables 
include key factors related to gentrification [race and income], a tenure variable [percent renters), 
and two place variables [transit neighborhoods and Downtown transit neighborhoods, labeled TOD 
and Downtown TOD). In this analysis, we separated transit neighborhoods into three categories 
depending on the year the transit station opened: transit neighborhoods 1990s [opened in the 
1990s), transit neighborhoods 2000s [rail station opened in the 2000s), and transit neighborhoods 
Recent [rail station opened in 2012 or later for LA only, since there has been a lot of recent station 
development in LA compared to the Bay Area). Additionally, we include a built environment variable 
[percent of housing units in pre- WW11 buildings, defined as those constructed before 1950) and an 
accessibility variable [# jobs/square mile). The baseline year data for the independent variables are 
either 1990 or 2000 depending on the period examined.

For Los Angeles, we find that when a station opens, there is a measurable statistical impact. In the 
first model, the transit stations that opened in the 1990s are associated with a significant positive 
impact on the tract gentrifying in that decade [Model 1), but not in the following decade [Model II). 
Furthermore, for stations that opened in the 2000s, they negatively predict gentrification in that 
decade [Model II), and for stations that opened after 2012, they had a significant positive impact on 
the gentrification outcome. Downtown transit neighborhoods positively predicted gentrification in 
all models. For the Bay Area, while new stations appear to influence gentrification positively between 
1990 and 2000, they do not seem to have an impact on gentrification from 2000 to 2013. Transit 
neighborhoods in the three major cities [Oakland, San Francisco, and San Jose, labeled downtown) 
were more likely to gentrify than transit neighborhoods in other cities for both time periods, however 
only downtown transit neighborhoods were significant for the more recent model.

The role of race remains significant, but its impact changes from one decade to the next. For Los 
Angeles, the first model tells us that gentrification is occurring in minority areas. Model I [which 
covers 1990-2000) indicates that neighborhoods with a higher share of non-white population were 
more likely to gentrify, while Model II [which covers 2000-2013) implies the opposite, in other 
words, gentrification was initially concentrated in minority areas and then shifted to others. This may 
be due in part to the possibility that some areas continued to gentrify even after losing much of their 
minority population. When comparing the eligible and non-eligible models for Los Angeles, we see a
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flip in the signs on the race variables, particularly for the 1990-2000 models (Model 1 and Model III). 
This would indicate that while gentrification is occurring more in predominantly minority 
neighborhoods, overall upscaling is more likely to occur in predominantly white neighborhoods. The 
changes in the estimated coefficients indicate that some patterns of gentrification/upscaling are 
time- and location-specific, perhaps due to changes in unobserved factors that alter the relative 
attractiveness for development. In the Bay Area, African-American neighborhoods were more likely 
to experience gentrification during the later time period (2000-2013), but not the earlier (1990
2000), possibly reflecting shifts in neighborhood preferences or housing availability.

With respect to non-demographic drivers of gentrification, in Los Angeles, the percent of all units that 
were built prewar is statistically significant, indicating that neighborhoods with a higher share of 
older units are more likely to experience gentrification. The same was true for the Bay Area model 
from 2000-2013, again potentially reflecting shifts in neighborhood and housing preferences. While 
the impact of the access variable (job density) was positive and significant in all of the Los Angeles 
models, it was only significant and positive in the Bay Area in the 2000-2013 model when including 
all of the Census tracts, possibly indicating that accessible neighborhoods have become more 
attractive to gentrifiers over time.

Table 2E.3: Logit Regressions of Gentrification, 1990-2000 and 2000-2013, Los Angeles

Eligible Tracts Ail Tracts
Model HI LA
1990-2000

Modelll LA
2000-2013

Model I LA
1990-2000

Model IV LA
2000-2013

-3.2807
-0.2130
0.0208
0.0065
0.0273
0.0126
-0.0065
0.5736
0.1327

2.6899
-0.8161
0.0852
-0.0756
-0.0296
-0.0538
0.0026
0.4838
-0.0381
-0.2962
1.0297
0.0345
0.0006

-5.7477
0.4623
-0.0111
-0.0069
-0.0157
-0.0106
0.0214
0.7406
0.3575

-4.5411
0.2741
-0.0240
-0.0124
0.0015
-0.0160
0.0247
0.6822
-0.0193
-0.2677
0.3971
0.0309
0.0002

Intercept
Median Household Income (/10000) 

Income Squared 
% non-Hispanic black 

% Asian 
% Hispanic 
% Renters 

Downtown TOD 
TOD 1990s 
TOD 2000s 
TOD Recent

% of Housing Units Prewar (<1950} 
Employment Density (# jobs / square mile}

* * * * * *
* * * ** *

* * * * ** *
***

** ** * *
***

** *
* * *
* * * * *

+ * * * *
0.0259
0.0001

0.0178
0.0001

* * *
** * ***

N 2,273
7822.79

937 929 2,306
6436.391Likelihood Ratio * * *493.110 sfc Jfc S£ 2157.547 *

***<.01 **<.05 *<.10
Source: 1990 and2000 Decennial Censuses, 2009-13 S-yearACS, NETS (1990,2000) 

Tabulations by C.Pech & P. Ong, July 2015

Table 2E,4: Logit Regressions of Gentrification, 1990-2000 and 2000-2013, Bay Area
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Eligible Tracts All Tracts
Model I BA Model II BA

2000-2013
Model III BA

1990-2000
Mode! IV BA

2000-20131990-2000
*** * **Intercept

Median Household Income (/1000G) 
Income Squared 

% non-Hlspanic black 
% Aslan 

% Hispani c 
% Renters 

Downtown TOD 
Non-Downtown TOD

..................... TOD 1990s
TOD 2000s

% of Housing Units Prewar (<1950) 
Employment Density (#jobs /square mile)

-6.690 
0.692 

-0.032 
0.012 

-0.890. 
-IS./II 

2.3/3 
1.906: 
0.84! 
0.823

-8.060 
0765 

-0.0 59 
1.383 
0.256 
1.800 
3.524 
1.363 
1.058 
0.883

-4.861 
0.332 

-0.011 
2.030 
0.362 

-0.242 
0.598 
0.782 

-0.269 
-0.465 
0.354 
1.783. *** 
0.000

» *#.-7.191 
0.693 ** 

-0.057 '* 
3.772 *" 
1.385 
2.216 
1.412 * 
0.366 
0.087 

-0.179 
0.372 
1.039 * 
0.000 *

t *

*

• **
***

* * *

0.438
0.000

-0.143
0.000

640 1576N 626 :. 1579 
266.7Likelihood Ratio 262.5229.9 , ***219.9

<.01 **<.05 *<.10

Source: 1990 and 2000 Decennial Censuses: 2009-13 5-year ACS 
Tabulations byM. ZukAug 2015

2E.2. Changes in Affordable Housing

In this section, we look at the loss of affordable housing, which serves as proxy for displacement. This 
is measured by the change in affordable rental units, condo conversions (cities of Los Angeles and 
San Francisco only), Housing Choice Vouchers (Section 8), Low-Income Housing Tax Credit (LIHTC) 
units, Ellis Act evictions (city of Los Angeles only) and fault/no fault evictions (city of San Francisco 
only).

In Los Angeles, we define affordable rental units as units with median gross rent of less than 80% of 
the county median. For the Bay Area, we define these units as those where low-income households 
are paying less than 30% of their income on rent and we subtract out subsidized units. Detaiis on 
data sources and definitions can be found in Appendix I.

Table 2E.5 presents the results for each of the regression models for Los Angeles. We begin by first 
examining the change in affordable rental units and condo conversions, which is presented in the 
first two columns. The market as a whole is facing some losses of affordable rental units and of 
apartments converted to condos, particularly in Downtown. Transit neighborhoods outside of 
Downtown are also experiencing loss in affordable rental units and conversions from apartments to 
condos. The next two columns - changes in Section 8 and LIHTC units - look specifically at subsidized 
housing. While Los Angeles county overall has seen an increase in the number of Section 8 units 
within the last decade, transit neighborhoods are not experiencing increases in Section 8 units, and 
transit neighborhoods outside of Downtown are actually losing them. LIHTC seems to help offset 
some of the loss because there is an increase of them in both transit neighborhoods, much more so 
for the Downtown. The increase in LIHTC in transit neighborhoods, however, has not been large 
enough to offset the total loss of affordable rental units that are occurring in the area. The final model 
looks at Ellis Act evictions, which are only available for the City of Los Angeles. Because of these data 
limitations, the results should be interpreted cautiously. They indicate that there are not many Ellis 
Act evictions occurring in transit neighborhoods. The negative coefficient on the Downtown transit 
neighborhoods variable (TOD) indicates that Ellis Act evictions are occurring less in the Downtown
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area. Other types of evictions, which are not Ellis Act, can be occurring in transit neighborhoods, but 
because this data is unavailable, it is hard to capture this.

Table 2E.5: Changes in Affordable Housing* Linear Regressions (Los Angeles)

Model IIModel I Model 111 Model IV Model V
A Affordable 
Rental Units 
(00-13]_______

Condo 
Conversions 
(03-13)___

Ellis ActA Section 8 
(00-13)

LIHTCA Evictions
(07-14)(00-13)

* * *** SfS * *-2353
0.634
-0.028
0.027
0.021
0.008
-18.966
-2.551

3.284
-0.494
0.017
0.013
-0.008
-0.005
-0.678
-0.365

4.071
-0.664
0.023
0.003
-0.002
0.001
12.945
0.392

Intercept
Median Household Income (/10000) 
Income Squared 
% non-Hispanic black 
% Hispanic 
% Asian
Downtown TOD 
Other TOD

1.556
-0.055
-0.001
-0.010
-0.015
-0.008
4.486
0.341

1.137
-0.100
0.002
-0.008
-0.008
-0.003
-0.290
0.050

* *
=M- :* **

* * *
*

* * * ** *
*** *

Adj. r-squared 0.091
2,316

0.112
2,316

0.147
2,316

0.052 
I 2,317

0.0704
N 993
***<.01 **<.05 *<.10

Ellis Act Evictions Data Are Only for LA City, All Other Data are for the County 
Source: 2000 Decennial Census, 2006-10 & 2009-13 5-year ACS, 2000 & 2013 HUD's Picture of Subsidized Households, CTCAC, 

Housing Authority of the City of Los Angeles, Tabulations by C.Pech & P. Ong, July 2015

For the Bay Area (Table 2E.6), we find that being in a transit proximity predicts the loss of non- 
subsidized affordable housing and use of Section 8 vouchers; however, the effect is not significant. 
Similar to Los Angeles, we find that being in a transit neighborhood in one of the Bay Area's three 
major cities - San Francisco, Oakland, and San Jose - positively predicts the addition of federally 
subsidized housing (LIHTC). However, being in a transit neighborhood outside of these three cities 
predicts fewer new subsidized units. For the entire region, an increase in affordable housing is 
predicted for minority neighborhoods through both naturally occurring rental units and the use of 
housing choice vouchers; however, only Hispanic neighborhoods see new federally subsidized units.

4 We ran an analysis looking at the change in public housing units in transit neighborhoods and non-transit 
neighborhoods and found that changes in transit neighborhoods are essentially the same as in non-transit 
neighborhoods (the difference in proportion is not statistically different). From 2000 to 2013, transit 
neighborhoods lost 5.8% of their public housing units, whereas non-transit neighborhoods lost 6%.
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Table 2E.6: Changes in Affordable Housing, Linear Regressions (Bay Area)

Model if Model MlModel I

A Federally 
Subsidized 

(00-14)

A Affordable 
Rental Units 

(00-13)

A Section 8 
(00-13)

Intercept
Median Household Income, 2000 
Income Squared, 2000 
% Asian, 2000 
% non-Hispanic Black, 2000 
% Hispanic, 2000 
% Renter, 2000

*** ** + * * *34.043 
-3.880 
0.086 * 

36.249 
14.739 
16.762 
-0.453 
-0,964 
-2,744

36.232
-14.105
0.4716
3.703

-18.857
43.516
11.843
21,084

-23.961

-142.541 
14.112 *** 
-0.365 
40.256 
92.624 
95.357 

-119.277 
-2.973 
-6,507

**** * *
* *****

******
*
** ***

* **
Downtown TOD, 2000 
Non-downtown TOD, 2000 * *
adjusted ft squared 0.184

1,579
0.082
1,579

0.189
1,579n

** <.05 *<.10
Source: 2000 Decennial Census, 2006-10 & 2009-13 5-year ACS, 2000 & 2013 HUDcs 
Picture of Subsidized Households, CHPC

***<.01

Taking advantage of the unique datasets available for San Francisco, we ran linear regressions on the 
rates of evictions (both fault and no-fault) as well as condominium conversions at the finer geography 
of the Census block group. Data on condominium conversions, building renovation permits, and code 
violations were all derived from San Francisco departmental data (Planning, Buildings, and the Rent 
Control Board). For these models, transit neighborhoods are defined as Census block groups that 
intersect with a quarter-mile buffer of a rail-transit station.

In Table 2E.7, we show that Hispanic neighborhoods were more likely to experience higher eviction 
rates than other neighborhoods, whereas Asian neighborhoods were less likely to experience fault 
evictions. Location near rail transit appears to increase fault evictions rates, but not no-fault rates. 
Condominium conversions, on the other hand, appear to be less likely to occur in minority 
neighborhoods, and the impact of transit proximity is not significant.

Table 2E.7: Evictions and Condominium Conversions, Linear Regressions, San Francisco*

Condo
Conversion Rate, 
10-15

No Fault Evictions 
Rate, '10-'15

All Evictions Rate, 
'10-:15

Fault Evictions 
Rate, 'lO-'IS

0.018
-1.8E-04
-2.9E-05
-0,006
-0.014
0.027

0.004

* % ***Intercept
Median Household Income, 2010 
Income Squared, 2010 
% non-Hispanic black, 2010 

% Asian, 2010 
% Hispanic, 2010 
TOD

0.002
1.0E-03
-4.5E-05
-0.003
-0.002
0.018
0.001

0.021
8.3E-04

0.029
1.9E-03
-8.5E-05
-0.042
-0.058

-0.009
-0.001

-7.4E-05
-0.009

-■ V r-0.016
0.045
0.005

* ** * *
*

Adj. r-squared 0.071 0.043 0.2870.001
576 576576 578n

*Note: This analysis differs from previous analyses in that TOD neighborhoods are defined as Census block groups,
rather than Census tracts and we look at the quarter mile buffer around the rail station rather than half mile...
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2E.3. Loss of Low-income Households

Another approach to estimating displacement is to use the loss of low-income households as a proxy. 
For the Bay Area, we take this approach as another way to model displacement effects of transit 
proximity. Researchers have found that neighborhood composition in the United States is 
considerably stable (Wei and Knox 2014; Landis 2015). In fact, on average, Bay Area Census tracts' 
low-income population grew by 59 households between 2000 and 2013. Therefore, we may assume 
that any neighborhood that experienced a net loss of low-income households while stable in overall 
population is a result of displacement pressures. Although the change in low-income households 
could be due to income mobility (e.g., low-income households moving into middle- or upper-income 
categories, or vice versa), from our analysis of data from the Panel Study on Income Dynamics we 
estimate that the Great Recession would have caused a net increase in low-income households in 
most places. In Table 2E.8, we find that transit neighborhoods outside of the three major cities had 
an increase in the likelihood of losing low-income households, which is consistent with the lower 
rates of low-income in-migration and higher rates of higher-income in-migration found in Section 
2D. In transit neighborhoods in the three major cities, we found an increase in the likelihood of 
gaining iow-income households, which may be related to the growth in subsidized housing found in 
these neighborhoods (see table 2E.6).

Neighborhoods with a high proportion of renters were more likely to lose low-income households, 
whereas minority neighborhoods were more likely to gain. In an alternative scenario we consider 
characteristics related to the built environment such as the percent of housing units in prewar 
buildings, and find that neighborhoods with a high proportion of historic, pre-war housing stock 
were more likely to lose low-income households, whereas development of any kind, both market- 
rate and subsidized, predicted a gain in low-income households. Finally, neighborhoods that had a 
high proportion of housing stock in public housing were more likely to gain low-income households, 
whereas neighborhoods where low-income residents were living in naturally affordable rental units 
were more likely to lose low-income households.
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Table 2E.8: Change of Low-Income Households, Linear Regressions (Bay Area)

Change in Low Income 
Households, 2000

2013

Change in Low 
Income Households, 

2000-2013 ALT

Intercept
Median Household Income (/10000), 2000 
Income Squared, 2000 
% Asian, 2000
% non-Hispanic Black, 2000 
% Hispanic, 2000 
% Renters, 2000 
Donwtown TOD, 2000 
IMon-Downtown TOD, 2000 
% of housing units prewar (<1950), 2000 
Employment Density (/1000), 2000
% increase in property sales value per sq uare foot, 1990-2000
% increase in rent paid, 1990-2000
New market rate units, 1990-2000
New subsidized units, 1990-2000
% of housing units in Public Housing, 2000
% of low income households paying less than 30% in rent in
non-subsidized units, 2000______________________________

***-33.829 
9.850 * 

-0.326 * 
108.805 

14.670 
234.995 
-74.772 
17.886 

-44.087

96.519

* * *

* * ¥

** *48.539 
-73.647 

-140.675 
0.000 

-15.782. 
-6.58 2' 
0.052 
0.378 

167.638 *

***

***

**-67.788
Adj. r-squared 0.065 0.105

15241569n

Section 2F: Modeling Neighborhood Change
Given the shortcomings of the data available to analyze mobility and displacement, we conducted a 
third set of analyses to look at changes in neighborhood composition by income classes, income 
inequality, racial/ethnic groups, racial diversity, and rent burden. First we present the findings for 
Los Angeles County, followed by those for the Bay Area.

2F.1. Neighborhood Change in Los Angeles County

Our analysis of neighborhood change is broken into two parts, We begin with a simple bivariate 
analysis, comparing the changes in neighborhood characteristics between transit neighborhoods and 
non- transit neighborhoods using the characteristics previously described pertaining to income, race, 
education, and tenure. Transit neighborhoods are grouped into two separate categories: transit 
neighborhoods that are located in Downtown Los Angeles ("Downtown TOD”) and transit 
neighborhoods that are located elsewhere ("Other TODs").

Table 2F.1 reports the average (both mean and median) tract level changes for transit neighborhoods 
and non- transit neighborhoods. Our analysis looks specifically at the changes in: 1) population with 
less than a high school diploma; 2) population with a bachelor's degree or higher; 3) non-Hispanic 
white; 4) rent burden (paying 30 percent or more of income on rent); 5) low-income households 
(households with less than $10K); 6) high income-households (households with $125K or more); 7)
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median household income (adjusted to 2013 dollars); and 8) gross rent (adjusted to 2013 dollars). 
With the exception of the change in median household income and gross rent (which are absolute 
changes), all changes represent percentage point change.

It is evident from the table that transit neighborhoods tracts are changing more in the direction of 
gentrification than non- transit neighborhoods. In terms of demographic and socioeconomic changes, 
transit neighborhoods, on average, experienced greater increase in white, college-educated, and 
higher-income households. While the county overall experienced declines in median household 
income from 2000 to 2013 (-$3,460), largely a result of the recent recession, the impact on transit 
neighborhoods areas was smaller. Surprisingly, Downtown transit neighborhoods on average saw a 
gain in median household income during this period (+$1,405). Increases in gross rent are also higher 
in transit neighborhoods than non- transit neighborhoods.

Table 2F.1; Changes in Neighborhood Characteristics, LA County, 2000-2013*

Other TOD
Median Mean Median Mean

Downtown TOD
Mean

non-TOD
Median

A Less than High School 
A Bachelor’s Degree or Higher 
A non-Hispanic white 
A Rent Burden
A Low-Income Households (<10K)
A High Income Households (125K+) 
A Gross Rent
A Median Household Income 
% Asian, 2000 
% non-Hispanic black, 2000 
% Hispanic, 2000
% Renter, 2000________________

-10.816.41
16.98
12.37

-10.27 -6.98-16.6
15.97
13.04

-5.59
4.17 4.95.77 4.3

0.21 -0.1 -4.76
11.64

-3.56
12.558.29 7.37 12.7 13.36

-0.23 -0.01
-0.57 -0,99

$246.95 $226.39 
$327.72 -$824.07

-0.42 1.00-4.74 0.89
3.85 -2.13.25 -2.06 

$223.87 $233.34
$4,110.56 -$3,460.36

$358.75 $247.98
$8,864.43 $1,405.51 

32.23 10.7 7.03 13.0135.08
15.02
35.47
92.87

8.21
14.62
56.47
70.78

8.57 6.82 8.92 3.45
26.61
93.66

57.83
72.99

41.78
48.46

36.81
48.9

1,884367
Data Source: 2000 Census, 2009-2013 5-year ACS 

*With the exception of change in gross rent and median household income, al! changes represent percentage point change. 
Values for gross rent and median household income are adjusted to 2013 dollars.

12n

While the patterns seem to be consistent with the literature on gentrification, we ran multivariate 
models to test whether the relative changes for transit neighborhoods hold after accounting for other 
neighborhood characteristics that can also influence change (Table 2F.2). The dependent variables 
(in column headings) include the change in: population with less than a high school diploma (LTHS), 
those with a bachelor’s degree or higher (BA+), non-Hispanic white (NHW), rent burden, low-income 
households, high-income households, median household income, and gross rent. The control 
variables are the 2000 baseline data presented in each row.
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Table 2F.2: Neighborhood Change Multivariate Regressions, LA County, 2000-2013*

A High 

Income HHs

A Low- 

Income HHs
A Median HH 

Income

A Median 

Gross Rent

A Renter 

Burden
ALTHS ANHWA BA+

(12SK+)(<10K)

3.230 * 
0,137 

-0.003 
0.021 

-0.036 
■0.055 
9.028 
0.897 
0.045 
0.005

*** 2.938 *Constant
Median Household Income f/10,000) 1.212
Median Household Income Squared 
% Asian 
% NHBLK 
% Hispanic 
Downtown TOD 
OtherTOD 
% Renters 
A Gross Rent

-5.544 -4.181 
1.333 

-0.049 
0,024 
0.055 
0.120 

-3.361 
-1.186 
0.057 
0.006 ***

-19.657 
0.106 
0.030 
0.078 
0.116 
0,087 *** 

11.312 
1.422 
0.131 
0,002

2.129 6,007 * 
-410.652 
-75.4SS 
-40,271 ** 
-88.725 *** 
-95.379 *** 

7,703 
2,679 
0.671 
9.520

266.135 *
28,163 
-2.745 
-1.875 
-1.246 
-1.240 *** 

166.895 
17.775 
0.184

*** ** -0.841 
0.016 
0.001 

-0.038 
-0.044 
1.591 
0,611 * 
0.017 ** 
0.004

0.366
-0.022
-0.039
-0.024

*** * * * **-0.049 
-0.034 
-0,006 
-0.108 
-4.975 
-0.440 
-0.023 
-0.003 ***

** *** ***
**4

*** * + * -0.011 *
*** -4 596 

-0.696 ** 
-0.008 
-0.003

***
***

** **#• ***

Adjusted R-Squared 0.071
2,224

0.359
2,224

0.133
2,224

0.258
2,224

0.144
j 2,224

0.279
2,224

0.055
2,224

0.156
2,224n

***<.01 * X<.05 *<10
Data Source: 2000 Census, 2009-2013 5-year ACS

*With the exception of change in gross rent and median household income, ail other changes represent percentage point 
changes. Values for gross rent and median household income are in 2013 dollars.

Not surprisingly, we find similar results to what was discussed in the previous sections. Relative to 
non- transit neighborhoods, transit neighborhoods are changing more into the direction of 
gentrification. Focusing specifically on Downtown and Other neighborhoods, we see that relative to 
non- transit neighborhoods, transit neighborhoods are more likely to see a decline in people with 
less than a high school diploma [significant only for Downtown transit neighborhoods] and low- 
income households. Conversely, transit neighborhoods are more likely to see an increase in the share 
of people with a bachelor’s degree or higher, a gain in non-Hispanic white population, a gain in 
higher-income households (significant only for Other transit neighborhoods], an increase in median 
household income, and a rise in gross rent relative to non- transit neighborhoods. The multivariate 
results are consistent with the gentrification thesis, that is, transit neighborhoods are associated with 
the a priori hypothesis of demographic and socioeconomic change.

We found no significance in terms of rent burden, although the negative coefficients do indicate that 
relative to non- transit neighborhoods, transit neighborhoods are more likely to see a drop in burden 
households. One explanation for this could be the increase in higher-income households, in early 
gentrifying neighborhoods, rents are cheaper and, according to existing literature on gentrification, 
they often attract higher-income and educated young professionals. Hoping to take advantage of the 
cheaper rent (cheaper relative to their income], these newcomers might displace lower-income 
families who can no longer afford to live in the neighborhood. The low-income family’s higher 
housing burden status is now replaced with the new higher-income households for whom the rent is 
not a burden (i.e., they pay less than 3 0% of their income on housing). Although declining rent burden 
is not proof of gentrification, it certainly is consistent with what is known about early stages of 
gentrification.

2F.2. Neighborhood Change in San Francisco Bay Area

Using similar datasets and procedures as in Los Angeles County, Table 2F.3 reports the average (both 
mean and median) tract-level changes for transit neighborhoods and non- transit neighborhoods for
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indicators in the San Francisco Bay Area. For rent burden, we only look at low-income households 
that are rent burdened, defined as households earning less than 80% of the county median income 
that spend more than 30% of their household income on rent. Because of the high variability in 
incomes across the region, we define low-income households as those earning less than 80% of the 
county median income and high-income households as those earning more than 120% of the county 
median income.

It is evident from the table that transit neighborhoods in the Bay Area are changing more in the 
direction of gentrification than non- transit neighborhoods. In terms of demographic and 
socioeconomic changes, transit neighborhoods, on average, lost fewer non-Hispanic whites and 
adults with less than a high school education than non- transit neighborhoods. In contrast, transit 
neighborhoods experienced greater increases in college-educated and higher-income households. 
While the region overall experienced declines in median household income from 2000 to 2013, 
largely a result of the recent recession, the impact on transit neighborhoods was abouthalf as much 
as on non- transit neighborhoods. While the patterns seem to be consistent with the literature on 
gentrification, we ran multivariate models to test whether the relative changes for transit 
neighborhoods hold after accounting for other neighborhood characteristics that can also influence 
change.

Table 2F.3; Changes in Neighborhood Characteristics, SF Bay Area, 2000-2013 *

Non-TOD Downtown TOD • Non-Downtown TOD:
Mean Medan , Mean MedianMedianMean

-4.66A Less than High School 

A Bachelor's Degree or Higher 
A non-Hispanic white 
A Rent Burden
A Low Income Households (<80% 
County median Income)
A High Income Households (>120% 
County Median Income)
A Median Rent 
A Median Household Income 
% Asian, 2000 
% non-Hispanic Biack, 2000 
% Hispanic, 2000 
% Renter, 2000

-6.29;-3.40 -3.28 -3.23 -3.55

8.02-5.29 4.72 7.14 5.84 5.54
-8.51; -8.09 ■2.43 -2,64 -8.53

-10.54
-9.11

-11.71■8.02 -3.87■6.45' 5,39

2.31; 2.41 1.80 1.88 -0.02 •0.29

0.02 -0.16
$170.95

0.831 0.51 2.61 2.65
$145.61 

-$6,688.40 -$6,946.20 
13.14

$192.97
-$1,986.81,-$4,124.38 

28.41 
12.05 
21.74 
56.80

$194.15 $133.25 $144.82 
-$2,460.94 -$3,033.15

18.73' 22.97 23.10 19.76
3.007.97; 4.83 7.03 3.12

17.09:
35.32

12.41
31.90

15.92
59.65

20.32
47.99,

15.92
46.04

Data Source: 2000 Census, 2009-2013 5-year ACS
*Wlth the exception of change in gross rent and median household income, all other changes represent percentage point 

changes. Values for gross rent and median household income are in 2013 dollars.

Focusing specifically on the one transit neighborhoods variable for the Bay Area (Table 2F.4}, we see 
that relative to non- transit neighborhoods, transit neighborhoods are more likely to see a decline in 
those with less than a high school diploma and low-income households. Conversely, transit 
neighborhoods tracts are more likely to see an increase in the share of those with a bachelor's degree 
or higher, a gain in non-Hispanic white population, more higher-income households, and an increase 
in median household income and median gross rent relative to non- transit neighborhoods areas. The 
multivariate results are consistent with the gentrification thesis, that is, transit neighborhoods are 
associated with the a priori hypothesis of demographic and socioeconomic change.
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Table 2F.4: Neighborhood Change Multivariate Regressions, SF Bay Area, 2000-2013*

A Rent

Burden of [A Low income 

Low Income Households 

Households

A Bachelor 

Degree or 

Higher

A non- 

Hispanic 

White

A Median 

Household 

Income

A Less than 

High School

A High Income 

Households
A Median 

Gross Rent

-0.14 *** -0.07 ***0.01 0.07 *Constant
Median Househofrf 
Income
IncomeSquared 
% Asian
% non-HJspanic black 
% Hispanic 
% Renters 
TOD
A Median Gross Rent

-0.03 0.01 959.01 493.59 ***

* * * -0 01 ***0.00 0.00 -0.02 0.010.00 -30.20 
-30.87 

-1 J314.17 
6834.32 ' 

-28243+6S 
4813.04 *• 
4416.09 

11.00

1.58
0.00 0.00 0.00 ** 0.00 ** 0000.00 -2 IS '** 

-204.25 *•* 
110.26 • 

-106.73 
-269.02 *** 

26.48 ‘

0.02 0 08-0.01 0.02 0.08 0.08
-0.05 *** 0 13 •" 0.060.03 0.20 -0.08

-0 11t 0.03 0.06-0.02 0.05 0.14 * r *

•0.03 0.04 0.08 -0 04 ***

. ,'0-01 
-5.SE-05

0 03-0.02 •'
*** 0 02 ***-0.01 * * 0.000.02 0.01 *

-3.4E-05 **' 4.096-05 *** 4.28E-05 **3.33E-Q5 *“ 5.336-05
1,575

0.0633
1,575

0.0414
1,575

0.1765
3,567

0.1436
1.567 

0 1301
1,546
0.028

1,574
0.146

1,575
0.2109

n
Adj. R-5quared

p<.01. " d< 05. *o<. 10
Data Source: 2000 Census, 2009-2013 5-year ACS

*With the exception of change in gross rent and median household income, all other changes represent percentage point 
changes. Values for gross rent and median household income are in 2013 dollars.

Section 2G. Sensitivity Analyses
For Sections 2D, 2E, and 2F, we report the results for the regression models that are both 
conceptually sound and empirically reasonable. There are two different methods of comparing the 
model results for the sensitivity analyses. One is a pure statistical comparison. We look at the 
estimated parameters to see if they are statistically different from or similar to each other across 
models. This includes conducting a simple t-test of the coefficients. The second is a more qualitative 
comparison of the outcomes. For example, are the directions of the impacts in the same (e.g., positive 
coefficients in all models], and are they roughly of the same relative magnitude?

The sensitivity analyses to test the robustness and reliability of our models can be grouped into four 
broad categories: 1] alternative specifications; 2] alternative data construction; 3] identifying 
outliers; and 4} other types of robustness testing.

Alternative Specifications

This essentially consists of purposely running a number of alternative specifications to determine 
whether particular results are robust to a change in specification. For example, while we ran mostly 
ordinary least square regressions [OLS), we also explored other types of regression models. For the 
research task described in section 2D, we ran both OLS and seemingly unrelated regressions [SUR) 
to model neighborhood mobility. SUR accounts for possible correlation of the error terms across 
equations. We ran the model using both techniques and found them to produce similar results, which 
confirmed our original conclusion derived from the OLS model. Other modeling techniques employed 
include logit models, both binary and multinomial, which we used to model neighborhood 
displacement in Section 2E, and censored regression models, specifically Tobit models, which we
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used to deal with datasets with a high number of zero values. On the whole, they produced similar 
results.

In addition to the type of regressions adopted, we also made modifications to the method itself. For 
example, we had to decide whether or not to apply weights to the models. We acknowledge that they 
generally do not produce the same results, but conceptually, we know that the greatest inaccuracies 
he within tracts with very small numbers or sample sizes. These tracts often overly influence the 
regression results because they often have extreme values. By applying weights to the models, we 
could counteract this undue influence. Changes were also made to the sets of independent variables. 
This process involved using different types of independent variables by adding or swapping out 
individual variables that either have or do not have a major impact on the estimated equation.

Alternative Data Construction

Another sensitivity analysis employed includes the construction of the same variables using different 
types of methods or definitions. In the analysis presented in Section 2F, for example, we ran a series 
of linear regressions to measure housing affordability using different definitions of rent burden. The 
most widely accepted definition is that a household should spend no more than 30 percent of their 
income towards housing costs. As part of our sensitivity analysis, we also model households paying 
35 percent or more. Additionally, we ran models to include, as the dependent variable, all households 
(both homeowners and renters], and separately, homeowners and renters who are paying at these 
different levels.

Another alternative data construction test involved varying our estimates of the number of 
residential units. While we relied on the assessor's parcel data for information about individual 
properties, the parcel data had incomplete information on the number of residential units in a given 
parcel, as noted earlier. For properties classified as "Five or More Units", for example, we estimated 
the number of units in the structure by dividing the property's square footage by 900 square feet, the 
average size for a multi-family unit in Los Angeles County. We compared our estimated numbers to 
those reported by DataQuick, the Bureau of Census's 2010 Decennial Census, and the 2009-2013 
American Community Survey (ACS], DataQuick reports the number of units for each property but has 
some missing information, which is why we decided to develop a methodology to estimate the 
number of units for each individual parcel for Los Angeles. The Bureau of Census does not report the 
number of units at the individual parcel level but does report it at the Census block (contain in the 
Decennial Census] and at the block group level (contained in the ACS]. We compared each of these 
data sources for the number units within the half-mile radius of a transit station. The results are 
displayed in Figure 2G.1, Estimated Number of Housing Units for LA County. Our estimated numbers 
of units are similar to those reported by the other two sources, which allows us to have some 
confidence in our developed methodology and data construction. However, we do see some 
discrepancy, particularly in the station areas with the greatest number of housing units. One reason 
maybe temporal, that is inconsistencies in year for the various datasets. The County Assessor's parcel 
data are for 2012, DataQuick is for 2014, Census block data is for 2010, and the ACS data is the 
average for years 2009-2013. We also use an average size of a unit across all areas to estimate the 
number of units for a given parcel; however, certain neighborhoods may have homes with 
significantly greater or smaller area footprints.

Identifying and Addressing Outliers

Outliers can distort the regression results. When an outlier is included in the analysis, it puiis the 
regression line towards itself. This can result in a solution that is more accurate for the outlier, but

80



less accurate for all of the other cases in the dataset Prior to removing them, we first had to make the 
decision about what would be considered unreasonable outliers. First, those identified as being too 
extreme on either end were removed, We determined this by looking at the distribution of the 
variable. Next, we looked at how changing the parameters might affect the sample size and regression 
results. For example, as described in Section 2F "'Modeling Neighborhood Change”, we ran our 
regressions using three different cutoffs to eliminate outliers. Table 2G.1 reports the results for Los 
Angeles and only includes the coefficients for the variables of interest 
neighborhoods and Other transit neighborhoods - and the sample size for each. The patterns are 
fairly consistent, but the level of significance for specific variables and overall sample sizes changes 
when different parameters are applied. For example, by applying a higher cutoff, the coefficient for 
the change in less than high school education becomes significant for Downtown transit 
neighborhoods, and we are able to get a larger sample size for the Downtown area.

Downtown transit

Table 2G.1: Regression Results for Los Angeles County

flHigh 
Income HH 

{<125K)

A Low- 
Income HH 

(<10K)

A Median HH 
Income

A Renter 
Burden

Sample Size 
w/ Cutoffs

Sample Size 
w/o Cutoffs

ALTHSParameters A BA+ A NHW

Downtown TOD 
OtherTOD

7.81 -3.31 ** 
■0.81

0.64-3.07
-0.52

9.57 -3,81
-0.96

6,677.86 

2,842.51
11 15

30 pp, 300% Change
0.66 *1.02 1.46 352 387

-5.16 *-* 
-0.76

Downtown TOD 
OtherTOD

11.61 9,232.68 
2,854.13

-5,42
-0.47

10.17 2,33-2.45
-1.11

12 15
40 pp, 300% Change **1.04 1.46 0.69 365 387

12.19 2.81 4Downtown TOD 
OtherTOD

*** *■**12.09 -2.03
-1.11

10,460.00 

2j848.70

-6.60

-0.46
-8.36 13 1540 pp, 350% Change

1.46 -0,74 3651.04 0 69 387

Percentage points (PP) difference forthe following variables: ITHS, NHW, Rent Burden, and Low-Income HHs 
Percent change forthe following variables: Gross Rent (2013 dollars), and Median HH Income

**p<.05, "p<.10
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Figure 2G.1: Estimated Number of Housing Units for LA County
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Section 2H: Ground-Truthing Secondary Data
The above analyses rely on secondary datasets (e.g. Census], some of which are derived from samples 
rather than full inventories of the population in question [e.g., people, housing units, jobs, etc.). 
Because of this as well as delays in data collection, reporting, etc., secondary data may not accurately 
depict what is currently observed on the ground. We conducted a ground -truthing exercises to assess 
the level of consistency between real-world observations and secondary datasets. Interviews and 
visual observation provide a way to verify secondary data. These methods also allow us to garner 
more firsthand knowledge about the processes at work in gentrification and displacement We use 
these ground-truthing methods in three case studies in the SF Bay Area (East Palo Alto, Marin City, 
and the Mission District of San Francisco) and three case study neighborhoods in Los Angeles 
(Chinatown, 103rd St/Watts Tower, and Hollywood/Western).

We developed similar visual inspection tools for the two regions with some variation to account for 
regional differences. Both methodologies involve walking on sample blocks and, using a written 
checklist, noting signs of investment, disinvestment, and other features of each building on the street. 
For example, we note the number of units a building appears to have (by counting doorbells, 
mailboxes, electric boxes, and so on), the apparent use of the building (single-family, multi-family, 
commercial, and the like), whether the building is well-maintained (through indicators like whether 
it is recently painted), and how stable or transient the population appears (through indicators like 
whether curtains/drapes are permanent or temporaiy). These results are compared on a parcel-by
parcel basis to secondary parcel data, and on an aggregate block-by-block level to Census and other 
secondary data.

Besides this visual inspection, we also conducted interviews with stakeholders (primarily non-profit 
advocates) who are familiar with the history and ongoing patterns of change of the case study areas. 
In some cases, they accompanied us on our biock-walking. This insider knowledge helped us to make 
sense of ambiguous visual indicators. These stakeholders also helped us "ground-truth’' our overall 
understanding of how the area is changing.

2H.X. Bay Area Ground-Truthing
The ground-truthing exercise conducted on sample blocks in East Palo Alto, Marin City, and the 
Mission District of San Francisco showed us that, broadly speaking, secondary data and on-the- 
ground visual observation tell the same story of neighborhood change. We find, however, that there 
is greater divergence between the stories emerging from the secondary data analysis and the 
stakeholders' perceptions of change, than there is between the secondary data and the neighborhood 
observation.

This process reveals the relative strengths of different datasets: secondary data provides rich 
descriptions of demographic change, sales turnover, and changes in home values (based on assessed 
versus sales values). However, unlike secondary data, ground-truthing reveals perceived safety, 
levels of maintenance (a proxy for investment), and newer trends in investment and change not 
reflected in secondary data. Finally, stakeholder interviews reveal resident concerns and 
perceptions, historical context, and also trends too recent for secondary data to capture.

83



In genera], the "broad" stoiy of a block’s change as told by primary data is about the same as that told 
by secondary data. Though there are some discrepancies in parcels' land use and numbers of units 
between the datasets, these are not significant enough to change the story.

In East Palo Alto, the datasets are generally aligned, and there is minimal variation among the blocks 
surveyed. However, stakeholders viewed the city as undergoing more displacement than our 
secondary data analysis indicated.

In Marin City, the same dynamic was at play: while our secondary data analysis would lead us to 
believe that the neighborhood was not losing low-income households, stakeholders are very 
concerned about gentrification and displacement. The visual observation generally aligned with 
secondary data here. A challenge to the methodology on one block was that almost all the homes 
were identical in design, upkeep, security signage, and more. Assessing the level of investment and 
perceiving any nuance here was difficult.

In the Mission District, the number of units per building varied considerably from the secondary 
datasets. The Mission has experienced significant condominium conversion and general turnover. 
This is a concern for modeling displacement in areas that are rapidly changing: the secondary 
datasets we often rely on miss a great deal of the changes happening especially in the recent past. 
This underscores the importance of stakeholder engagement and on-the-ground observation to 
ascertain the extent of development.

There is a range of accuracy in parcel data’s land use and number of units (Table 2H.1). However, 
even with these discrepancies, the overall stoiy from visual observation was the same as secondary 
data.

Table 2H.1: Comparisons of Secondary Data and Ground-truthing Data 
in Three Case Study Areas

Land Use Match 
Percentages for Blocks

Unit Number Match 
Percentages for Blocks

Discrepancy in Total 
number of Units on 

Blocks

Case

East Palo Alto 94% -100%87% -100% 5-60 units
65% -100%74%-97% 1-28 unitsMarin City

Mission District 71% - 96% 32% - 44% 0-46 units

In Appendix J, we outline the basic methodology and the visual survey tools used, followed by a basic 
overview of each case study’s history and recent changes, secondary and visual observation data for 
each case, and a comparison of the results of our quantitative models with stakeholder perceptions. 
Overall we find alignment between the secondary data analysis and the observations on the ground. 
Interviews, however, reveal perceptions of change or anticipation and anxiety about gentrification 
and displacement in response to more subtle observations on the ground and in surrounding 
neighborhoods.

2H.2. Los Angeles Ground-Truthing
There are 80 Metro rail stations in Los Angeles County. Metro also operates buses. Our analysis, 
however, focuses on three Metro station areas: Chinatown, Hollywood/Western, and 103rd St./Watts 
Towers. These areas were selected with input from our Southern California Advisory Board, and each
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is on a different Metro rail line. Diversity of station-area conditions also influenced the selection of 
the three case studies, as each of the case studies represents a different typology, as described below.

(1) Chinatown is a mixed-use, ethnic neighborhood at risk of gentrification with few formal 
transit-specific planning efforts to mitigate the changes taking place;

(2} Hollywood/Western is a mixed-use, regional destination at risk of gentrification but 
mediated by formal planning efforts; and

(3) 103rd St./Watts Towers is a residential commuter neighborhood that is not gentrifying.

We focus on the area within a half-mile radius of each station. When possible, we present secondary 
data for the 80 stations as an aggregate group. Our analysis is done in two parts. Using results from 
field observations, Part 1 examines the validity of underlying Census and assessor data that was used 
to model gentrification and displacement as described in Section 2E. Part II compares the results of 
models in 2E with information gathered from interviews with community-based organizations 
(CBOs) and public agencies.

Part I: Assessment of Data Ground-Truthing in Los Angeles

The team selected parcels for observation based on land use and recent sale transactions or activity 
requiring a permit. A total of 123 residential and commercial parcels were observed in the three case 
study areas (See Table 2H.2). Detailed description of the methodology can be found in Appendix L.

Table 2H.2; Count of Parcels and Blocks Surveyed in Specific Los Angeles Neighborhoods

103rd/WattsHolly wood/WesternChinatown
48Total Parcels

Residential
Commercial

26 49
46 4619
27 3
20 31Total Block Segments 21

Source: Tabulated by authors from observational data collected between March and August 2015,

Model Results for All Three Case Studies in Los Angeles

Figure 2H.1 presents the results of our gentrification model at the Census tract level from 1990 to 
2013. Tracts were classified as either eligible or not eligible for gentrification based on population 
size and indicators of vulnerability (income, educational attainment, rentership rate and rent costs, 
race]. The eligible tracts where then classified into one of four categories: (1) experiencing 
gentrification between 1990 and 2000; (2] experiencing gentrification between 2000 and 2013; (3) 
experiencing gentrification in both decades (1990-2000, and 2000-2013]; or (4) eligible 
(disadvantaged communities) but not gentrifying. For more information on the model and tract 
classification, see Section 2E.

As shown in Figure 2H.1, the 103rd St./Watts area is "eligible" for gentrification as defined in section 
2E.1. However, while the area is a disadvantaged community, not much development has occurred. 
For Chinatown and Hollywood/Western, our model indicates that the areas have undergone 
significant changes in the past decade. Most of the change in Chinatown can be seen along the 
outskirts of the half-mile buffer. On the other hand, change in the Hollywood/Western transit 
neighborhood has occurred in close proximity to the transit station.
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Figure 2H.1: Gentrifying and Gentrified Census Tracts, Los Angeles County, 1990-2013

Assessment Results

Table 2H.3 ranks the three case studies along four composite indicators of neighborhood change: 1. 
sociodemographic changes, 2. job changes, 3. physical signs of residential change, and 4. physical 
signs of commercial change. The ranking allows us to compare the results of the gentrification model 
to what is happening on the ground. For the most part, we find moderate consistency when 
comparing the secondary data, field observations, and model results, particularly in areas where 
there is little development.
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The sociodemographic indicators are derived from readily available Census data used in the model 
discussed in Section 2E. They measure greater-than-expected change [or z-score)5 in each case study 
area relative to all transit neighborhoods in Los Angeles County.6 The higher and more positive the 
z-score for an individual station, the higher the signs of gentrification. Three variables are used for 
this indicator: average household income, average rent, and number of non-Hispanic whites. For each 
station, we examined the change for each variable from 1990 to 2013. Greater changes in income, 
rent, and number of non-Hispanic whites correlate with more signs of development.

Table 2H,3: Comparison of Indicators of Neighborhood Change in Los Angeles Case Studies

TTiank (from most change to least) 
A Sociodemographic

Station
A ResidentialA Jobs A Commercial

Chinatown 3 21 2
Hollywood/Western 2 2 1 1
103rd St/Watts Towers 3 1 3 3
Source: Tabulated by authors from 1990 decennial Census data and 2013 ACS; LEND 2002-2012; and observational data

collected in March and June, 2015.

For Chinatown, the z-score total is -0.247, while for Hollywood/Western it is -0.437 and for 103rd 
St./Watts Towers -0.561.The negative scores indicate that the three case study areas are gentrifying 
less than all transit neighborhoods as a whole, with the Watts station showing the least indication of 
gentrification of the study areas.

We use job growth to measure changes in economic activity and commercial gentrification.7 
Chinatown had a 12.3% increase in jobs from 2002-2012, Hollywood/Western a 115.1% increase, 
and 103rd St/Watts a 194.4% increase. While Watts ranks first, its base is the lowest of the case study 
areas, having started in 2002 with only 484 jobs. In absolute numbers, Watts and Chinatown

5 A z-score is essentially a standardized score that indicates how many standard deviations an observation or a 
data point is from the mean.
6 To compare a specific station's change in each variable relative to all TOD stations, we compute a z-score for each 
of the three variables (income, rent, and race) to see how much it deviates from the average of ail stations. This z- 
score is calculated by taking the specific station's change (in household income, for example), subtracting it by the 
mean change for all TOD stations, and dividing it by the standard deviation of change for all TOD stations. After 
finding the z-score for each of income, rent, and race, we add these z-scores to create a composite z-score.

Where
zscore composite = zinc + zrent -f zrace

A incomeforspecificstation-meanAincomeofailTODstations
zinc

standarddeviationinAincomeof all TODstations

Arentforspecificstation — meanArentof allTO D stations
zrent = standarddeviationinArentof allTO Dstations

Anhw * /orspecificstation — meanAnhwforallTODstations
zrace = standarddeviationinAnhwf or allTO Dstations

*nhw = non-Hispanic whites
7 The percent change in jobs is from the 2002 - 2012 Longitudinal Employer-Household Dynamics (LEHD) survey 
for "ail jobs" in blocks within 'A mile of the TOD station.
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experienced similar growth in jobs while the increase in Hollywood/Western was more than four 
times that of the other two areas (an increase of 941,995, and 4,292 jobs, respectively].

The data on residential and commercial gentrification is based on observed signs of''upscaling" and 
physical signs of gentrification collected as part of ground-truthing.8 Upscaling includes extensive 
renovations, changes in building characteristics, as well as a building appearance that looks more 
"upscale” and dissimilar to the surrounding parcels. Ground-truthing observations indicate that 
Hollywood/Western has undergone the most residential and commercial upscaling, followed by 
Chinatown, with 103ldSt./Watts last.

For the most part, we find moderate consistency amongst the four indicators, particularly in areas 
where there is little development. However, there are mixed results in areas undergoing 
development. For example, while the observations rank Hollywood/Western as having the most 
physical changes, Chinatown has experienced the greatest sociodemographic shift.

Assessed land-use vs. observed fat parcel level!

Land use designations between assessor data and ground-truth observations are for the most part 
consistent: about a 90% match for residential uses (See Table 2H.4], Chinatown had the highest 
consistency at 95%. The only large discrepancy is in the single-family units in the 
Hollywood/Western transit neighborhood area.9

One limitation of the land-use comparison is that it is not possible to visually distinguish whether a 
unit Is a condo or part of a larger apartment complex. Additionally, commercial parcel matches were 
not noted because commercial properties comprised less than 10% of the surveyed parcels.

Table 2H.4: Percent land use matched in Los Angeles Case Study Areas

Hollywood/WesternChinatown 103rd St/Watts Towers
Single Family
Condo
Multi-family

89% 100%

None surveyed 
95%

50%
100%

100%

100%

88%
Total Residential 89%95% 93%

Source: Tabulated by authors from County Assessor's data; and observations collected in March and 
June, 2015.

Local Roll Housing Unit Counts vs. Census Counts

We compare housing units estimated from the County Assessor’s data (See Appendix L for 
methodology] with the total housing units reported in the 2009-2013 five-year ACS. We focused on 
parcels with a residential land-use for this comparison.

8 For residential, we used questions 4, 6, and 7 from survey instruments (shown in Appendix M). For commercial, 
we used questions 5, 7, and 8.
9 As part of the 2015 UCLA Master's in Urban and Regional Planning Capstone project, observations in three other 
case studies also took place. Of the 193 total residential parcels surveyed in all 6 areas, 165 of the parcels (or about 
85%) matched with the assessor data. See Appendix J.
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Table 2H.5 shows some differences in housing units between assessor and Census data. The 
difference between the two datasets in Chinatown is about 600 units. For 103rd St./Watts, the 
difference is about 400 housing units. The greatest discrepancy appears in the housing unit counts 
between the datasets for Hollywood/Western. The Census estimates more than 2,000 units more 
than the assessor data does.

Table 2H.5: Estimated Housing Units from Assessor and Census Data in Los Angeles Study
Areas

ACS 2009-2013 DataAssessor Data

Total Total 
Other

Parcels Residential Units

Total 
Residential SF 
Parcels

Estimated
Residential

Total
Housing
Units

Total
Parcels

Total
Households

Chinatown 
Hollywood / Western 
103rd St / Watts Towers

50S1,498
1,515
2,129

644 139 2,337
8,656
2,828

2,965
10,818
3,269

2,700
9,937
2,894

1,262
1,946

591 671
1,468 478

Total 5,142 3,852 2,198 1,654 13,821 17,052 15,531

Source.' Tabulated by authors from ACS 2009 - 2013 and County Assessor's data

Reported Recent Major Improvements vs. Observed Major Investments

A "major improvement" in our field observations was defined as an improvement where extensive 
renovation was apparent, which would have likely required a building permit; for instance, a 
structural improvement.10 Reported improvements are those reported to the County Assessor.11 We 
focused on residential parcels for the comparison.

Table 2H.6 shows that the percent of major improvements is similar to each other in the two datasets. 
For Chinatown and 103rd St./Watts Towers, the percentages only differ by about 1%. The greater 
discrepancy is for Hollywood/Western, where the observations found only about 2% (51 parcels out 
of 591) with major improvements while the assessor data indicates about 9%,

Table 2H.6: Percent of Major improvements for Observed and Assessor Parcels In Los 
____________________________ Angeles Study Areas____________________________

Observed Parcels Assessor Data for All Parcels in Area
% Reported 

Improvements 
[2007 - 2012]

Median
% with Major 

Improvements Improvement 
Value, 2013$

$64,291Chinatown 0.0% 1%
$238,742Hollywood / Western 2.2% 9%
$93,398103rd Street / Watts Towers 2.2% 3%

Source: Tabulated by authors from County Assessor's data; and observations collected in March and June, 2015.
Note: Data are for single family parcels

For our observations, this refers to Question 6 on the Residential Parcel Observations form (See Appendix M for 
instrument). Percentages for % major improvements for each study area were calculated by taking the total 
numbers of parcels marked with "extensive" recent renovations and dividing it by the total number of observed 
parcels.

Extensive rehabilitation work may involve "substantial changes to the plumbing system, electrical system, 
framing, orfoundation and can extend the usable life of a building." Only when a building becomes "substantially 
equivalent to new" does it become categorized as new construction. See http://assessor.iacounty.gov/bwi-faq/.
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Reported Recent Constructions vs. Observed Construction fat parcel level!

Table 2H.7 shows the match between reported and observed construction for single-family parcels. 
Within both datasets, there is consistency in the Hollywood/Western station, whereby there is no 
reported or observed new constructions for single-family homes. There appears to be a larger 
inconsistency in Chinatown (31.6% observed new construction compared to 4% in secondary data], 
but this inconsistency is likely due to tire methodology of selecting areas with above-average 
transaction activity. More importantly, we looked at matches between our observed data and the 
assessor data in terms of new construction. Of the parcels that we selected to observe, all that were 
marked as having new construction were also reported similarly in the assessor data.

12

Table 2H.7: Percent of Constructions for Observed and Assessor Parcels in Los Angeles Study
Areas

Observed Parcels Assessor Data for All SFH Parcels in Area
% Reported New SF 
Construction

%NewSF
Construction

Observed vs. 
Reported Match

Chinatown 31.6% 4% 100%

Hollywood / Western 0.0% 0% 100%

103rd Street / Watts Towers 13.0% 5% 100%
Source: Tabulated by authors from County Assessor's data; and observations collected in March and June, 2015.

Part II: Comparison of Model, Street and Observations, and Interviews

Research on neighborhood change often relies on quantitative demographic and real estate data to 
evaluate trends and the trajectory of neighborhoods. However, subtle changes that may point to 
gentrification are rarely captured by quantitative data. Often times, it is the local community-based 
organizations and groups that notice the small changes that are difficult to quantify and track. The 
following compares the results of the models described in Section 2E with information gathered 
through street observations as well as interviews with representatives from CBOs and public 
agencies.

Overview of Street Observation Method

A similar method of ground-truthing as the one reported in Part I was also employed to observe 
physical changes of gentrification at the Census block/street segment level. We selected Census 
blocks that were directly adjacent to (or within a quarter-mile radius of] the rail station regardless 
of their land use. We also chose blocks within a half- mile radius that had above-average transaction 
activity even if these were not directly adjacent to the rail station. The boundaries for most Census

12 New constructions are defined for the assessor data as any new structures; area added to existing structures; 
new items added to an existing structure such as bathroom or fireplace; physical changes that result in a change in 
use; "rehabilitation, renovation, or modernization that converts an improvement to the substantial equivalent of a 
new improvement"; or land development. See assessor.co.la.ca.us/extranet/iist/faqFuii.aspx. The percentage of 
new construction is calculated by taking the number of reported single family home constructions and dividing it 
by the total number of observed parcels for each station. New constructions are based on Question 1 (if "new 
constructed") and Question 5 (if "new construction") from the Residential ground-truthing form (See Appendix M). 
For the percent of reported new construction based off of assessor data, we take the number of reported of single 
family new constructions & divide it by the total number of single family parcels for each station.

90



blocks coincided with street block segments. A total of 72 block segments were observed in the three 
case study neighborhoods. Detailed description of the methodology can be found in Appendix L.

A semi-structured interview approach was used to guide a series of interviews with representatives 
of various CBOs and public agencies. Organizations and agencies were selected because of their 
location and activity in a study area or their previous experience with other aspects of transit 
neighborhoods in Los Angeles. We identified and contacted planners, elected officials, and CBO staff. 
More information on the interview protocol can be found in Appendix N and detailed results 
comparing the street observation method with interviews and secondary data analysis can be found 
in Appendix 0,

Los Angeles Ground-Truthing Conclusions

In general, we found a higher consistency among data sources in areas that have not experienced 
major changes such as in 103rd St./Watts Towers, and a lower consistency in areas experiencing more 
changes such as in Hoilywood/Western.

This assessment indicated that the quantitative models reported in other sections of this report do 
not capture all the complexities and nuances of neighborhood change. At the same time, the 
quantitative models do identify factors and patterns that cannot be observed through primary 
fieldwork. Researchers and analysts should not assume, however, that secondary data are precise, 
ideally, secondary data should be carefully evaluated for anomalies and other problems (e.g., 
discrepancies in housing unit counts] before being incorporated into models.

There are clear discrepancies in indicators and beliefs about the nature and extent of neighborhood 
change. This can be due in part to differences in the sources of information. Those on the ground may 
see patterns not captured by secondary data. Data from observations and interviews are also 
subjective and may reflect some of the biases, priorities, and broader concerns of the observer, 
interviewer, and interviewees. For all the above reasons, the utilization of multiple data sources that 
involve both secondary data as well as empirical work such as direct field observations and 
stakeholder interviews complement each other and give a more complete picture of neighborhood 
change.

Chapter 2 Conclusions
This chapter developed a series of analyses that examine gentrification and displacement in fixed- 
rail transit neighborhoods. Gentrification in Los Angeles and the Bay Area transit neighborhoods 
cannot be attributed to new residential development, as the vast majority of transit neighborhoods 
in both Los Angeles and the Bay Area experienced relatively little residential development from 2000 
to 2013. In the Bay Area, over half of market rate residential development occurred in tracts that did 
not gentrify.

Analyzing household moves into and out of neighborhoods, we find that transit neighborhoods in Los 
Angeles have higher rates of high income in-movers and lower rates of low income in-movers, 
consistent with previous findings on the relationship between proximity to transit and higher 
housing prices. A similar relationship is found when analyzing the education level of in-movers to 
transit neighborhoods in the Bay Area, who are more likely to have a bachelor s degree or higher and 
less likely to have less than a high school diploma. Yet, in the Bay Area, people in poverty were more 
likely to move into transit neighborhoods in the core cities [San Francisco, Oakland, and San Jose),
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but not in other cities. For Los Angeles, in-movers to transit neighborhoods were more likely to be 
non-Hispanic white, which is only true in the Bay Area for transit neighborhoods located in the core 
cities.

Our models of neighborhood gentrification suggest that proximity to transit matters in both regions, 
but effects vary across time periods. In Los Angeles, proximity to transit is most clearly associated 
with gentrification in Downtown, and proximity to recently opened transit stations seems to have 
the most significant effect. The Bay Area results also indicate that proximity to fixed rail transit 
stations has a significant impact on gentrification.

When we look at less aggregate demographic measures and zoom in specifically on affordable 
housing, we find a much stronger effect of proximity to rail transit. For Los Angeles we find that 
proximity to rail transit significantly predicts a loss of affordable rental units and an increase in 
condominium conversions. For the downtown rail transit neighborhoods, we also find a significant 
Increase in Ellis Act evictions and for transit neighborhoods outside of the downtown we find a 
significant decline in Section 8 vouchers. There was, however, an increase in subsidized units using 
the Low-Income Housing Tax Credit [L1HTC] program for transit neighborhoods both in and outside 
of Downtown Los Angeles. For the Bay Area, the impact of rail transit neighborhoods was not 
significant for the change in affordable rental units and Section 8 vouchers. Similar to Los Angeles, 
however, rail transit neighborhoods were more likely to increase the number of LIHTC units in the 
Bay Area's core cities, but less likely in other Bay Area cities. Rail transit neighborhoods outside of 
the core cities were more likely to lose low-income households. In San Francisco, proximity to rail 
transit was positively related to increased eviction rates.

Another set of analyses looks at changes in neighborhood composition by income classes, 
racial/ethnic groups, and rent burden. Confirming the analysis of gentrification, the results for both 
Los Angeles and the Bay Area showed a decline in the share of low-income residents and residents 
with a bachelor’s degree were higher in transit neighborhoods.

To verify the secondary data analyzed in our models and to learn more about the process of change, 
we used visual observation in the field as well as in-depth interviews with key informants. The 
findings of the field observations were generally consistent with the secondary data, except that there 
was often a discrepancy between the number of housing units found in the County Assessor's 
database and those observed in the field. Often, local observers pointed to displacement processes 
currently underway that are not reflected in the secondary data. At the same time, interviews 
occasionally suggested a level of anxiety about displacement that is not supported by empirical data.
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Acronyms Used in This Chapter
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• ABAG (Association of Bay Area Governments]
• ACS (American Community Survey, U.S. Census]
• ARB (California Air Resources Board]
• AMI (Area Median Income]
• BMR (Below Market Rate]
• CSA (Community Statistical Area]
• FAR (Floor Area Ratio]
• ED (Economic/Demographic]
• EIR (Environment Impact Report)
• GIS (Geographic Information System)
• GHG (Greenhouse Gas)
• BCD (California Department of Housing and Community Development)
• HUD U.S. Department of Housing and Urban Development)
• LIHTC (Low-Income Housing Tax Credit)
• MNL (Multinomial Logit)
• MPO (Metropolitan Planning Organization)
• MTC (Metropolitan Transportation Commission)
• NPH (Non-Profit Housing Association of Northern California)
• PECAS (Production Exchange Consumption Allocation System)
• PUMS (Public Use Microdata Sample, U.S. Census)
• RHNA (Regional Housing Needs Allocation)
• ROI (Return on Investment)
• RTP (Regional Transportation Plan)
• SCAG (Southern California Association of Governments)
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• TR (Transportation)
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Chapter 3 Introduction
In Chapter 3, we first present our analysis on what we believe are requirements for regional models 
to represent displacement, and we use this information along with findings presented in previous 
chapters to evaluate the suitability of the integrated land use and transportation models used by 
the metropolitan planning organizations (MPOs) in the Bay Area (the Metropolitan Transportation 
Commission, MTC) and Los Angeles (the Southern California Association of Governments, SCAG) to 
address displacement. To adapt the urban simulation model used in the Bay Area—UrbanSim— 
researchers analyzed the role of race, income, household size, rent, and rent burden on household 
location decisions and made adjustments to it. Researchers are working with MTC to integrate 
these modifications into their modeling for the next sustainable communities strategy (SCS), After 
analyzing how the integrated land use and transportation model used in Los Angeles—PECAS— 
could analyze displacement, researchers concluded that the current version is not capable of 
analyzing displacement issues at the desired level of detail.

In an effort to provide more streamlined and less resource-intensive modeling options, we present 
several different approaches to an off-model displacement assessment methodology. The off-model 
approaches build on the modeling results found in Chapter 2. All of the models are able to predict 
gentrification with results ranging from 50% to 86% accuracy.

Effects of Transit Investments and Upzoning on Prices and Rents

There is growing concern that there may be unwanted side effects of well-intentioned planning 
efforts to intensify development around transit stations, often referred to as transit-oriented 
development (TOD), The added transit accessibility from new stations, lines, and improved levels- 
of-service represents a local amenity that is of value to households and firms that are able to locate 
in dose proximity to those amenities. In fact, accessibility is one of the primary influences on land 
values, and consequently on housing prices and rents, as well as on rents and prices of non- 
residential buildings.

The reason accessibility translates to higher property values is that amenities such as accessibility- 
translate to higher wiilingness-to-pay for locations with such amenities. In short, increased transit 
accessibility increases demand for locations whose accessibility has increased as a result of public 
investment, and this increased demand is capitalized into iand and property values. This is both 
intuitively obvious, and backed by a large empirical and theoretical literature.

if the real estate market were able to respond to increases in demand for those locations with new 
construction, one might expect that it could offset this increase in demand, pushing prices 
downward at least partially. Several factors tend to prevent that from happening. First, local 
governments may not zone for high enough intensity of development to enable developers to 
profitably build sufficient new housing and non-residential space to offset the demand effect. This is 
often due to community resistance to increased density, which pressures the municipality to keep 
zoning constrained considerably, compared to what the market would support in high-demand 
locations.

A further consideration on the supply side of the market is that higher-density development, at 
certain thresholds, increases construction cost substantially. Once developers move from a frame- 
on-podium construction appropriate for low-rise construction of two to three stories to higher
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densities, it may precipitate numerous changes in construction technology, such as structure 
parking, steel frame construction, and elevators, all of which increase costs considerably. The end 
result is that, in order to realize sufficient profit to attract investment capital for construction loans, 
developers have to target a higher price segment of consumers, by moving to higher-quality 
materials and amenities. The result of these changes can be reasonably expected to put upward 
pressure on prices and rents.

A third factor that can contribute to both a diminished supply response to increased demand is that 
any upzoning done by the local jurisdiction to enable higher-density development might in fact 
drive up development costs for developers by increasing the reservation prices of current property 
owners. This arises because the zoning on each parcel confers an entitlement to the property owner 
to develop the parcel up to the limits imposed by the zoning. When the city upzones selected 
parcels around transit, the current property owners essentially receive a windfall of increased 
entitlement value. Assuming that these property owners are aware of this change in zoning, they 
are likely to demand a higher price for their property when a developer seeks to acquire it for 
development, since they fully appreciate that the developer could build to a higher intensity based 
on the change in zoning. Some jurisdictions have implemented value capture or community benefits 
policies to attempt to redirect some of this entitlement windfall from the public investment in 
transit towards public objectives, But most jurisdictions have not implemented such policies, which 
means that the full entitlement value gain is transferred to current property owners and translates 
to a higher cost for developers in these locations.

Effects of Increased Prices and Rents on Displacement

Through a combination of increased demand, constrained supply, and increased development costs, 
it is not unreasonable to anticipate upward pressure on prices and rents associated with transit 
investments and localized upzoning intended to stimulate TOD around these investments. The next 
issue to consider is how these pressures translate to risks of displacement and a consideration of 
who is at risk of such displacement.

The first, essential distinction to consider when considering the issue of displacement is how 
households in different circumstances might be affected. Households fortunate enough to own 
property, whether still paying a mortgage or owning it in full, will derive a windfall benefit of 
increased property values. Equity in housing is one of the main sources of wealth accumulation by 
households, notwithstanding the devastating effects of the global housing recession that began in 
2007 and the large number of foreclosures that ensued. Still, on the whole, any amenity value that is 
generated by public investments such as transit, or any increases in entitlement value generated by 
increases in zoned development capacity, translate to increases in equity value for current property 
owners. As a result, the current project does not need to be concerned about any harmful effects of 
transit investments on the current property owners in those locations receiving additional transit 
service, or being upzoned to increase denser development.

These price pressures raise concerns about the potential impacts on renter households. For these 
households, price pressure could result in increased rents and therefore increases in the rental cost 
burden or potential eviction if building owners decide to convert apartments to condominiums. We 
would refer to these two circumstances as involuntary displacement, though the term involuntary 
might be subject to interpretation in the event that a household's rent increases to the point of 
being intolerable, and they "voluntarily" decide to relocate to a lower-cost location. We still 
consider this to be a hardship, and relevant to consider, so will use the term involuntary to include
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those who would have preferred to stay, but either were evicted or chose to move out due to an 
excessive cost burden.

Another relevant population who could be harmed are low-income renters who might be able to 
consider moving into these locations before the transit investment or upzoning, but whose income 
constraints prevent them from locating there once rents increase. We could refer to this 
circumstance as exclusionary displacement. It is more nuanced, in the sense that we cannot directly 
observe which households would have considered specific neighborhoods before and after a 
change in rents. Nevertheless, the combination of exclusionary and involuntary displacement could 
combine to rapidly change the composition of transit-oriented neighborhoods toward the 
elimination of low-income households.

Requirements for Regional Models to Represent Displacement

Models used by MPOs were initially designed almost exclusively to address the evaluation of 
alternative packages of transportation projects, in order to develop a regional transportation plan 
(RTP) under assumptions that land use patterns should be considered as fixed, exogenous inputs. 
Later, these models evolved to evaluate the of potential induced demand effects that could arise 
from transportation projects influencing real estate markets 
advantaged by increased accessibility, and increased supply in response to the demand and price 
effects, and subsequent increases in household and firm travel resulting from new development 
and new household and firm locations. UrbanSim is one of the model innovations that emerged to 
address this induced demand effect (Waddell 2011).

increasing demand for locations

Concerns about housing affordability have only recently begun to intersect the regional 
transportation planning process. In particular, SB375 is one of the first legal tools to require 
coordination of the regional housing needs allocation (RNHA) process with the transportation and 
land use plans in the SCS planning process. The current project extends the consideration of 
housing affordability to more directly address the question of displacement associated with transit 
investments.

From the foregoing discussion, several requirements can be identified for making regional models 
responsive to displacement-related concerns.

Representation of Renter and Owner Markets Separately

As discussed above, displacement is a concern for low-income households who rent, rather than 
own, their homes. While homeowners receive a windfall from increasing property values, renters 
receive a higher rent bill, or worse, an eviction notice. Regional land use models have often used a 
simplification of the housing market to generalize over, or abstract away, this difference between 
renter and owner housing markets, often relying on a rule-of-thumb "cap rate" (capitalization rate) 
conversion between rents and prices, to enable a representation in the models of only one tenure 
type. For purposes of analyzing displacement risks, it is a fundamental requirement that rental and 
owner markets be treated separately. Without this distinction, it would be meaningless to attempt 
to discuss impacts of any market or policy change on displacement.

So the first and most essential requirement for regional models is to represent the housing stock as 
two fundamental market types: rental and owner. Building types, such as multi-family and single
family, townhouse, duplex, and the like, are useful in understanding the market, but do not
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substitute for the tenure distinction. Single-family houses can be in the rental or the owner market, 
and the outcomes will be very different for the occupants when prices and rents increase.

Representation of the Influence of Rent Burdens on Moving Out

A second fundamental requirement for these models to be useful for analyzing displacement is the 
representation of the cost burden for renters in a model component reflecting the probability that a 
household will move out of their current unit. As already mentioned, this is less relevant for owner- 
occupants since they generally acquire a mortgage to finance their home purchase, thus payments 
are not influenced by market pressures on prices.

Some land use models do not attempt to represent the probability that a household will move. 
These models do not represent the way cities evolve over time through annual changes in the 
movement of households and firms and the construction of new buildings.. While a static 
equilibrium approach like that used in PECAS is plausible for some kinds of questions, it is not 
particularly well-suited to address dynamic questions such as how transit investments and 
upzoning might conspire to increase rents, and induce low-income renters to move out. 
Representing the renter market as a distinct market is a prerequisite, as is a representation of the 
decision to move out during a specific time frame such as over the following year.

Representation of the Influence of Rent Burdens on Moving In

A third requirement relates to the rent burdens of households who might be able to consider a 
neighborhood prior to increased transit services or upzoning, but are unable to afford the location 
after such changes. This is the exclusionary displacement circumstance.

This is a challenging issue to address since it requires making assumptions about how binding 
budget constraints are in households' choices of a residence. As we explore in a subsequent section, 
the empirical data on rent burdens suggests that this is not as simple as assuming that housing 
units above a specific rent burden would never be an option for locating households, since in fact, 
we observe large numbers of low-income households in units that impose an extremely high cost- 
burden.

Representation of Parcel-Level Demand and Supply

TOD involves increasing the zoning capacity for higher-density and often more mixed-use 
development in locations within close proximity (usually walking distance, e.g., one-quarter to one- 
half mile), of transit stations. The zoning changes are generally implemented in a special area plan 
that applies upzoning on a parcel-by-parcel level of detail, based on proximity and connectivity to 
the transit station. Models cannot capture the effects of these policies if they are not working at a 
parcel level of detail to represent, in a consistent way, both the demand side and the supply side of 
the models.

Some modeling approaches abstract the demand side considerably and use very large zones or 
districts, much larger than walking scale, to simulate market demand. They may or may not 
represent the supply side of the model at a parcel level or at a more aggregate level, but often 
encounter internal inconsistencies if the models are not structured to work consistently at the same 
scale and in close coordination. In order to capture localized policies and the micro-scale effects of 
walk access to transit, models need a consistent representation of both demand and supply at the 
parcel level of geography.
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Representation of Affordable Housing Development Feasibility

Representing the influences of market demand on rents, and the interaction of these with zoning 
constraints and other policies [such as inclusionary housing}, can be best represented using a 
financial model that mimics the decision analysis used by real estate developers. This model 
enables a parcel-level assessment of how increased rents, increased prices, and changes in 
development costs influence return on investment (ROl) as a result of the following;

• zoning constraints,
« the building program on a site,
• building technology, and
• the effects of policies such as inclusionary housing, which require developers to incorporate 

some fraction of affordable units into a project on site, or pay an in-lieu fee to the city to 
support the construction of affordable housing elsewhere in the city.

Representation of Individual Households and Housing Units

To analyze the impacts of housing affordability challenges on households, it is important to 
distinguish between many characteristics of households, including their income, household size, 
and stage of life. For example, a small unit may be inappropriate for a large family, even if the rent 
appears to be affordable. Our assessment is that it is necessary to represent not only individual 
households in the model, but also individual housing units, so that the characteristics of both can be 
used to analyze how households with different characteristics choose housing units with different 
characteristics.

Moving toward full-scale microsimulation on both the household and the housing supply sides of 
the model also makes the model much more transparent and reflective of the real world.

Representation of Income and Race/Ethnicity

Housing markets are heavily segregated by income, race and ethnicity, and other forms of 
clustering characteristics like household size and stage of life. Models tend to suppress 
consideration of race and ethnicity, in spite of a large body of theoretical and empirical research 
that documents how important these dimensions are to understanding the nature of housing 
markets. Common sense and experience generally confirm the magnitude of these influences in 
large, diverse metropolitan areas such as the San Francisco Bay Area. Further, federal and local 
environmental justice and equity policy mandates motivate the need to at least assess how 
displacement pressures might disproportionately impact low-income households and households 
containing black or Hispanic individuals.

Based on prior research and the need to be sensitive to equity concerns, it is therefore a final 
requirement that models reflect the influences of race and ethnicity on location outcomes of 
households.

100



Section 3A: Addressing Displacement in the Bay Area 
UrbanSim Application

3A.1. Introduction
In this section we explore the potential of the UrbanSim model system to better address 
displacement concerns and to provide new capacity for MPOs to consider these effects and policies 
to mitigate them, as part of their operational planning process. We begin by describing the prior 
application of UrbanSim [Waddell 2011) in the San Francisco Bay Area, as a foundation for the 
current project. Following this is a discussion of the requirements for adapting UrbanSim to 
effectively meet the research objectives of the current project to address displacement concerns 
related to transit investments, and a discussion of the overall strategy for making these adaptations 
in UrbanSim. We turn next to a more detailed discussion of the design and implementation of 
UrbanSim and to the changes in model structure, data, and model specification and estimation to 
address the current research objectives. We close with an assessment of the status of these 
innovations and a summary of next steps. For a detailed description of the models used in the Bay 
Area application of UrbanSim that were modified for this project, see Appendix P.

Prior Use of UrbanSim in Plan Bay Area

This effort builds on the prior development and application of UrbanSim in the San Francisco Bay 
Area, and its deployment and operational use by MTC and the Association of Bay Area Governments 
(ABAC). UrbanSim was used in coordination with the MTC activity-based travel model system to 
analyze the Environmental Impact Report (EIR) alternatives for the Plan Bay Area Sustainable 
Communities Strategy planning process, which ended in 2013 and is now being updated for use in 
the next SCS planning process.

UrbanSim is designed to support analysis of tire potential effects of land use policies and 
infrastructure investments on the development and character of cities and regions. Its application 
in the Bay Area was used to update land use forecasts under alternative EIR scenarios, with 
differing assumptions such as aggregate economic growth targets, transportation system 
investments and policies, and local land use plans and policies to focus development around transit. 
UrbanSim was adapted to run at a parcel level and to interface with the MTC travel model. 
UrbanSim is designed to run as a microsimulation, at the individual household and person level of 
detail, so that it consistently represents choices of individuals and housing market and local land 
use policies at the building and parcel levels.

3A.2. Overview of UrbanSim

Design Objectives and Key Features

UrbanSim is an urban simulation system developed over the past several years to better inform 
deliberation on public choices with long-term, significant effects.1 A key motivation for developing 
such a model system is that the complexity of the urban environment makes it is infeasible to

’This chapter draws in part on reference (Waddell et al. 2008).
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anticipate the cause-and-effect interactions that could have both intended and possibly unintended 
consequences.

UrbanSim was designed to reflect the interdependencies in dynamic urban systems, focusing on the 
real estate market and the transportation system, initially, and on the effects of individual 
interventions, and combinations of them, on patterns of development, travel demand, and 
household and firm location. The basic features of the UrbanSim model and software 
implementation are highlighted in Table 3A.1. The model is unique in that it departs from prior 
operational land use models based on cross-sectional, equilibrium, aggregate approaches to adopt 
an approach that models individual households, jobs, buildings, and parcels (or gridcells], and their 
changes from one year to the next as a consequence of economic changes, policy interventions, and 
market interactions,

Table 3A.1: Key Features of UrbanSim
Key Features of the 
UrbanSim Model System

The model simulates the key decision makers and choices impacting urban 
development; in particular, the mobility and location choices of households 
and businesses, and the development choices of developers 
The model explicitly accounts for land, structures (houses and commercial 
buildings), and occupants (households and businesses)
The model simulates urban development as a dynamic process over time and 
space, as opposed to a cross-sectional or equilibrium approach 
The model simulates the land market as the interaction of demand (locational 
preferences of businesses and households) and supply (existing vacant space, 
new construction, and redevelopment), with prices adjusting to dear market 
The model incorporates governmental policy assumptions explicitly, and 
evaluates policy impacts by modeling market responses
The model is based on random utility theory and uses logit models for the 
implementation of key demand components
The model is designed for high levels of spatial and activity disaggregation, with 
a zonal system identical to travel model zones
The model presently addresses both new development and redevelopment, 
using parcel-level detail

Key Features of the 
UrbanSim Software 
Implementation

The model and user interface is currently compatible with Windows, Linux,
Apple OS X, and other platforms supporting Python
The software is implemented in the Open Platform for Urban Simulation
The software is open-source, using the GPL license
The system is downloadable from the web at www.urbansim.org
The user interface focuses on configuring the model system, managing data,
running, and evaluating scenarios
The model is implemented using object-oriented programming to maximize 
software flexibility
The model inputs and results can be displayed using ArcGiS or other GIS 
software such as PostGIS
Model results are written to binary files, but can be exported to database 
management systems, text files, or geodatabases_____________________

Model System Design

The overall architecture of the UrbanSim model system is depicted in Figures 3A.1, 3A.2, and 3A.3. 
Most of the early applications of UrbanSim used gridcells of 150 by 150 meters in resolution as the
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basic unit of spatial analysis. More recent applications have adopted the use of parcels and 
buildings, but the overall logic remains intact. What differs is the configuration of specific models.

The models used in the parcel version of UrbanSim differ in some obvious respects from the earlier 
gridcell versions, and these differences are summarized in Table 3A.2. In addition to the 
substitution of parcels for gridcells as the unit of analysis, the real estate development model was 
completely restructured to take advantage of the availability of parcel geography in representing 
actual development projects, which do vary in size and shape in the real world, in ways that are 
difficult to reconcile with gridcell geography. The explicit use of buildings is also fairly new in 
UrbanSim, and allows a dear mapping of occupants to buildings and buildings to parcels.

Table 3A.2: Specification of UrbanSim Model Components Using Parcel Data Structure
Model Dependent VariableAgent Functional Form
Household Location 
Choice

Household {New or Moving} Residential Building With 
Vacant Space__________

Multinomial Logit

Employment Location 
Choice

Establishment (New or 
Moving)____________

Non-residential Building 
With Vacant Space

Multinomial Logit

Building Location Choice Building Parcel (With Vacant Land) Multinomial Logit
Real Estate Price Parcel Price Multiple Regression

UrbanSim simulates the real-world actions of agents in the urban system. Developers construct new 
buildings or redevelop existing ones. Buildings are located on land parcels that have particular 
characteristics such as value, land use, slope, and other environmental characteristics. 
Governments set policies that regulate the use of land, through the imposition of land use plans, 
urban growth boundaries, and environmental regulations, or through pricing policies such as 
development impact fees. Governments also build infrastructure, including transportation 
infrastructure, which interacts with the distribution of activities to generate patterns of 
accessibility at different locations that in turn influence the attractiveness of these sites for different 
consumers. Households have particular characteristics that may influence their preferences and 
demands for housing of different types at different locations. Businesses also have preferences that 
vary by industry and size of business (number of employees} for alternative building types and 
locations.

The model system contains a large number of components, so in order to make the illustrations 
clearer, there are three "views" of the system. In Figure 3A.1, the focus is on the flow of information 
related to jobs. Figure 3A.2 provides a household-centric view of the model system. Finally, Figure 
3A.3 provides a view with a focus on real estate. '
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UrbanSim predicts the evolution of these entities (employment, households, and real estate] and 
their characteristics over time, using annual steps to predict the movement and location choices of 
businesses and households, the development activities of developers, and the impacts of 
governmental policies and infrastructure choices. The land use model is interfaced with a 
metropolitan travel model system (e.g., an MPO's travel demand model] to deal with the 
interactions of land use and transportation. Access to opportunities, such as employment or 
shopping, are measured by travel time or cost of accessing these opportunities via all available 
modes of travel.

The data inputs and outputs for operating the UrbanSim model are shown in Table 3A.3. 
Developing the input database is challenging, owing to its detailed data requirements. A 
geographical information system (CIS) is typically used to manage and combine these data into a 
form usable by the model, and can also be used to visualize the model results. Fortunately, freely 
available open-source CIS tools such as Quantum G1S and PostGIS are now generally robust enough 
to handle these needs. Once the database is compiled, the model equations must be calibrated and 
entered into the model. A final step before actual use of the model is a validation process that tests 
the operation of the model over time and makes adjustments to the dynamic components of the 
model. The steps of data preparation, model estimation, calibration, and validation will be 
addressed in later sections. In the balance of this chapter the design and specification of UrbanSim, 
using a parcel-based approach adapted for use in the Bay Area, is presented in more detail.

Policy Scenarios

UrbanSim is designed to simulate and evaluate the potential effects of multiple scenarios. We use 
the term "scenario" in the context of UrbanSim in a very specific way; a scenario is a combination of 
input data and assumptions to the model system, including macroeconomic assumptions regarding
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the growth of population and employment in the study area, the configuration of the transportation 
system assumed to be in place in specific future years, and general plans of local jurisdictions that 
will regulate the types of development allowed at each location.

In order to facilitate comparative analysis, a model user such as an MPO will generally adopt a 
specific scenario as a base of comparison for all other scenarios. This base scenario is generally 
referred to as the 'baseline” scenario, and this is usually based on the adopted or most likely to be 
adopted regional transportation plan, accompanied by the most likely assumptions regarding 
economic growth and land use policies. Table 3A.3 summarizes both the inputs and the outputs of 
UrbanSim.

Table 3A.3: Data Inputs and Outputs of UrbanSim

UrbanSim Inputs • Employment data, usually in the form of geocoded business establishments, 
but alternatively from zonal employment by sector 
Household data, merged from multiple census sources 
Parcel database, with acreage, land use, housing units, non-residential square 
footage, year built, land value, improvement value, city and county 
City and County General Plans and zoning
GIS overlays for environmental features such as wetlands, floodways, steep 
slopes, or other sensitive or regulated lands 
Traffic Analysis Zones
GIS overlays for any other planning boundaries 
Travel model outputs 
Development costs 
Real estate transactions

UrbanSim Outputs (by 
Building, Parcel or 
Gridcell), Generally 
Summarized by Zone

Households by income, age, size, and presence of children
Employment by industry and land use type
Acreage by land use
Dwelling units by type
Square feet of nonresidential space by type
Real estate prices_________________________________

Travel Model Outputs 
(Zone-to-Zone) Used in 
UrbanSim

Travel time by mode, by time of day, by purpose 
Trips by mode, by time of day, by purpose 
Composite utility of travel using all modes by purpose 
Generalized costs (time + time equivalent of tolls) by purpose

Discrete Choice Models

UrbanSim makes extensive use of models of individual choice. A path breaking approach to 
modeling individual actions using discrete choice models emerged in the 1970s, with the 
pioneering work of McFadden on Random Utility Maximization theory [McFadden 1974, 1981}. 
This approach derives a model of the probability of choosing among a set of available alternatives 
based on the characteristics of the chooser and the attributes of the alternative, and proportional to 
the relative utility that the alternatives generate for the chooser. Maximum likelihood and 
simulated maximum likelihood methods have been developed to estimate the parameters of these 
choice models from data on revealed or stated preferences, using a wide range of structural 
specifications [see Train 2003]. Early applications of these models were principally in the 
transportation field, but also included work on residential location choices (Quigley 1976; Lerman 
1977; McFadden 1978], and on residential mobility (Clark and Lierop 1986].
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Choice models are implemented in UrbanSim in a modular way, to allow flexible specification of 
models to reflect a wide variety of choice situations. Figure 3A.4 shows the process both in the form 
of the equations to be computed, and from the perspective of the tasks implemented as methods in 
software.

For each model component within the UrbanSim model system, the choice process proceeds as 
shown in Figure 3A.4. The first steps of the model read the relevant model specifications and data. 
Then a choice set is constructed for each chooser. Currently this is done using random sampling of 
alternatives, which has been shown to generate consistent, though not efficient, estimates of model 
parameters [Ben-Akiva and Lerman 1987).

The choice step in this algorithm warrants further explanation. Choice models predict choice 
probabilities, not choices. In order to predict choices given the predicted probabilities, we require 
an algorithm to select a specific choice outcome. A tempting approach would be to select the 
alternative with the maximum probability, but unfortunately this strategy would have the effect of 
selecting only the dominant outcome, and less frequent alternatives would be completely 
eliminated. In a mode choice model, for illustration, the transit mode would disappear, since the 
probability of choosing an auto mode is almost always higher than that of choosing transit. Clearly 
this is not a desirable or realistic outcome. In order to address this problem, the choice algorithm 
used for choice models uses a sampling approach. As illustrated in Figure 3A.4, a choice outcome 
can be selected by sampling a random number from the uniform distribution in the range 0 to 1, 
and comparing this random draw to the cumulative probabilities of the alternatives. Whichever 
alternative the sampled random number falls within is the alternative that is selected as the 
"chosen" one. This algorithm has the property that it preserves in the distribution of choice 
outcomes a close approximation of the original probability distribution, especially as the sample 
size of choosers becomes larger.
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Dimensions for Submodel k: N Choosers xJ Alternatives xl Variables

Figure 3AA: Computation Process in UrbanSim Choice Models

3A.3. Adapting UrbanSim to Address Displacement

Representation of Individual Households and Housing Units

A prerequisite for many of the enhancements to UrbanSim required for this project was to 
represent individual households and individual housing units. While UrbanSim already used 
individual households [and persons] in the previous implementation for the Bay Area, it used 
parcels and buildings as the smallest representations of housing supply. In this project, we have 
extended the data schema to represent each residential unit in the region, in addition to buildings 
and parcels. The combination of microsimulating households and residential units simplifies the 
accounting of which units are for rent [and which households are renting] as well as enabling more 
detailed tracking of households of different incomes, household structures, and racial and ethnic 
composition, which are found to be important in exploring the core questions in this research 
project.

Representation of Renter and Owner Markets Separately

In order to separately represent renter and owner housing markets, several changes have been 
implemented in data structures and model specifications.
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Model structures were modified in the foil owing ways:
• Household relocation models were modified to separately model the move-out probabilities 

of renters and owners
• Hedonic regression models were modified to separately predict owner-occupied housing 

sales prices and rental rates for rental housing
» Household location choice models were modified to separate renters from owners, with 

renters only choosing from vacant rental units, and owners only choosing from among 
vacant owner units

• Supply-demand price adjustment models were adapted to separately treat the adjustment 
of rents and prices in the respective components of the housing market

• The real estate development model was modified to evaluate pro forma return on 
investment for both rental and owner options for relevant housing types, using prices and 
rents from the relevant hedonic regressions

Data structures were changed in the following ways:
• A housing-unit-level table was added, disaggregating from parcels and buildings, 

representing each individual housing unit in the region
• Tenure status (rent or own) was imputed for each housing unit from census-block-level 

tenure composition
• Tenure status was added to each household record in the synthetic population, from the 

relevant Public Use Microdata Sample (PUMS) record

These changes to models and data structures capture the most essential changes to address the 
requirement of separately representing the owner and renter markets.

We used rental listings from Craigslist to estimate the rental hedonic model presented in Table 
3A.4, using the log of monthly asking rent per square foot as the dependent variable. Housing rents 
were collected by scraping rental listings from the Bay Area Craigslist website over a period of 
several months. Only records that were sufficiently complete, and included a geocoded location, 
were used.

Figure 3A.5 shows the distribution of rent per square foot for the collected listings. We tested a 
combination of structural, neighborhood, and accessibility variables as independent variables in the 
model. Neighborhood variables were computed as queries of parcels that were within a half
kilometer along the local street network, to better reflect the localized nature of neighborhood 
effects. The accessibility variables are from the MTC Travel Model, and reflect composite utilities 
(logsums) that are intended to capture the full set of influences on accessibility to specific modes, 
across destinations. The estimation results for the rental hedonic model reflect that not only do 
standard structural characteristics such as square footage and structure type influence rents per 
square foot, but so too do socioeconomic characteristics of the neighborhood around the units, 
including their income and racial composition, as well as broader accessibility from the location by 
auto and transit.
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Table 3A.4: Hedonic Regression Estimation Results for Rental Listings
Dependent Variable: Log of Price Per Sq. Ft. coef std err P>|z|z

6.6031
-0.3266
-0.0406
0.0473
-0.5245
-0.0068
-0.0028
0.0057
0.0009
-0.0718
-0.5061
0.0166
0.2103
0.0279
0.1467

84.012
-148.469
-34.985
32.935
-39.223
-71.538
-27.751
58.724
5.159
-79.909
-36.533
30.635
14.046
41.777
82.811

Intercept
Log of average sq. ft. per unit 
Average lot size per unit 
Average income 
Poverty rate 
% Black 
% Hispanic 
% Asian 
% Renters
Single family dwelling unit 
Auto Peak Total Accessibility 
Transit Peak Total Accessibility 
Auto Off Peak Retail Accessibility 
Total non-residential units 
Total residential units

0.079
0.002
0.001
0.001
0.013
9.46e-05
0.000
9.77e-05
0.000
0.001
0.014
0.001
0.015
0.001
0.002

0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0,000
0.000
0.000
0.000

Observations 
Adj R-squared.:
Data Sources: Bay Area UrbanSim Synthetic Population fderived from BUMS), 

MTC Travel Model, Craigslist

Note: Neighborhood variables are averages within 0.5 to 3 km

73,134
0.562

6000 T T TT T T

5000 -

4000 -

3000 -

2000 -

1000 -

0
30 1 2 5 6 7 84
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Figure 3A.5; Rent per Square Foot from Craigslist Rental Listings

Size of units is of course relevant to housing affordability, and the size distribution of the rental 
listings is shown in Figure 3A.6.
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Figure 3A.6: Square Footage per Unit from Craigslist Rental Listings

Representation of Income and Race/Ethnicity

Income, racial and ethnic composition of households was incorporated into the data and several 
models. It was added to the hedonic regression models as shown above in Table 3A.4, in addition to 
the move-out models and the location choice models. Results were mainly significant in the location 
choice models [housing demand), and not surprisingly, therefore also in the hedonic models of 
housing rents and prices. Income and race/ethnicity were not generally found to be significant in 
the decision to move out

Representation of the Influence of Rent Burdens on Moving Out

UrbanSim's household relocation choice model prior to this project was a rate-based model in 
which the probability that a household moves out of its residence in a given year (independent of 
housing tenure) depended on the age of the head of the household and household income. This 
model was modified to a binary logit model, with the probability of moving as the outcome variable.

The hedonic regression for rents was used to predict rents for all units. For renters in the synthetic 
population, the rental cost burden was calculated as the annualized rent divided by household 
income, and used as an independent variable and presented in Figure 3A.7.
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Figure 3A.7: Rent Burdens for Bay Area Households

These estimation results in Table 3A.5 show that there is a systematic change in the coefficients on 
rent burden as the income of the household increases, with higher coefficients for higher-income 
households. While this might initially appear counter-intuitive, it is entirely consistent with the 
observed data: households with lower incomes are forced to spend a higher fraction of their 
incomes on housing. We also test for any impacts of race of household on move-out propensity, but 
find these to be largely insignificant, with only Asian households having a measurable difference in 
their propensity to move. The lack of race effects on move-out behavior is also consistent with the 
hypothesis that the move-out decision is mostly driven by the economics of rent burdens and other 
factors such as age, household size, and the presence of children.
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Table 3A.5; Relocation Choice Model Estimation Results for Renters

Dependent. Variable: Moved During Last Year coef std err P>|ziz

0.3159
0.0121
0.0114
0.0176
0.0257
0.0379
0.0432
0.0566
0.0582
0.0803
0.0976
0.1607
0.0003
-0.0429
-0.2380
0.1953
-0.0927
0.0337
0.1312
-0.0087
-0.8309

0.134
0.001
0.001
0.002
0.003
0.003
0.004
0.005
0.006
0.008
0.012
0.029
0.001
0.002
0.020
0.081
0.072
0.094
0.064
0.030
0.073

2.365
8.707
7.679
9.873
9.593
11.099
10.253
11.064
9.545
10.575
8.317
5.553
0.442
-23.155
-11.727
2.424
-1.294
0.357
2.047
-0.288
-11.458

Intercept
Rent Burden ($10,000 income bracket) 
Rent Burden ($20,000 income bracket) 
Rent Burden ($40,000 income bracket) 
Rent Burden ($60,000 income bracket) 
Rent Burden ($80,000 income bracket) 
Rent Burden ($100,000 income bracket) 
Rent Burden ($120,000 income bracket) 
Rent Burden ($150,000 income bracket) 
Rent Burden ($200,000 income bracket) 
Rent Burden ($300,000 income bracket) 
Rent Burden (top income bracket) 
lncome\($ thousands)
Age of householder 
Persons in household 
Presence of Young Child 
Hispanic householder 
Black householder 
Asian householder
Public assistance income ($ thousands) 
San Francisco householder

0.018
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.659
0.000
0.000
0.015
0.196
0.721
0.041
0.774
0.000

Observations 
Pseudo R-squared:
Data Source: American Community Survey 2013

10,014
0.09712

Representation of the Influence of Rent Burdens on Moving In

The effects of rent burdens on households considering a location to move into are captured in the 
household location choice models in UrbanSim. These have been structured for this project to 
segment households by income quartile, with separate model estimation for each income quartile, 
from 1 (lowest) to 4 (highest)2. The models are estimated using PUMS. The models are also 
segmented by owner and renter households. Table 3A.6 displays the results are for renters in 
income Quartile 1.

These estimation results still require further calibration in order to adjust for the potential 
influence of variables not measured in the model. In particular, we do not observe numerous 
internal quality characteristics of housing units, and as a result of this omission, the coefficients on 
rent are positive rather than negative, though this must be interpreted in the context of other 
variables such as income, which is a powerful variable in these location choice models. Note that 
the coefficient for average nearby income increases from -1.45 for quartile 1 (Table 3A.6), to -0.839 
for quartile 2 (Table 3A.7), -0.155 for quartile 3 (Table 3A.8), and finally to 1.197 for quartile 4 
(Table 3A.9). Rents and average incomes are of course correlated, so in this case the income 
coefficient for renters is negative for low income renters since they cannot afford to locate in higher 
income neighborhoods. As incomes for renters increase, this negative correlation is reduced, and

2 Quartile 1: $0-$30,000, Quartile 2: $30,OQ0-$60,0Q0, Quartile 3: $60,OQO-$100,000, Quartile 4: $100,000 +
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Table 3A.6: Location Choice Model Estimation Results for Renters in income Quartile 1

Coefficient Std. Error Z-ScoreDep. Var: Location Choice
Log of rent
Log of nearby sq. ft. per unit 
Log of nearby lot size per unit 
Average nearby income 
Log(persons * avg. household size) 
White * Log{l + % White)
Black * Log(l + % Black)
Hispanic * Log(l + % Hispanic) 
Asian * Log{l + % Asian)
Nearby Jobs
Auto Peak Total Accessibility 
Transit Peak Total Accessibility 
Auto Off Peak Retail Accessibility

0.076
0.024
0.117
0.032
0.020
0.007
0.009
0.006
0.008
0.008
0.054
0.006
0.059

0.488
0.084
1.063
-1.454
0.198
9.169
5.386
6.267
5.374
0.022
0.463
0.048
-0.437

6.396
3.554
9.059
-46.069
9.965
1318.078
619.337
1001.648
641.331
2.685
8.634
8.139
-7.425

Pseudo R-squared:
Data Sources: Bay Area UrbanSim Synthetic Population (derived from 

PUMS), MTC Travel Mode!

Note: Neighborhood variables are averages within 0.5 to 3 km

0.077

The comparison of the rent coefficients across income quartiles reveals that it drops slightly from 
0,488 for quartile 1 (Table 3A.6], to 0.174 for quartile 2 (Table 3A.7), before climbing to 0.768 for 
quartile 3 (Table 3A.8), and to 1.011 for quartile 4 (Table 3A.9). Taken as relative measures, this 
indicates that from quartile 2-4, there is declining sensitivity to rents, which is consistent with 
households at higher incomes being more willing and able to pay for amenities and higher-quality 
finishes. Why the lowest income quartile is slightly less sensitive to rents than the second income 
quartile is less obvious, but most likely is due to an inability to escape higher rent burdens due to 
the absence of lower-cost housing options.

Aside from control variables for accessibility and neighborhood job density, the interaction of 
household characteristics with the socioeconomic characteristics of neighborhoods also appears to 
be very important in understanding spatial segregation patterns. We find very significant clustering 
effects when interacting the characteristics of households making a location choice with the 
fraction of households in a neighborhood that share the same characteristic. This applies for 
household size, with larger households preferring locations in which other households are also 
larger (more children, generally]. It also applies to the racial and ethnic composition of households 
independent of the income effect. Clustering of whites, blacks, Hispanics, and Asians is clearly 
evident in the coefficients for these location choice models. One intriguing pattern emerges when 
comparing across income quartiles: the coefficient on same-race interaction decreases markedly 
from the lowest to higher income quartiles for blacks, and declines somewhat less for Hispanics, 
whereas it does not decline much at all for whites or Asian renter households. This suggests that as 
their income increases, blacks and Hispanics are more likely to move into more integrated 
neighborhoods.
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Table 3A.7; Location Choice Model Estimation Results for Renters in Income Quartile 2
Dep. Var: Location Choice Coefficient Std. Error Z-Score
Log of rent
Log of nearby sq. ft. per unit 
Log of nearby lot size per unit 
Average nearby income 
Logfpersons * avg. household size) 
White * Log(l + % White)
Black * Log(l + % Black)
Hispanic * Log{l + % Hispanic) 
Asian * Logfl + % Asian)
Nearby Jobs
Auto Peak Total Accessibility 
Transit Peak Total Accessibifity 
Auto Off Peak Retail Accessibility

0.174
-0.017
0.202
-0,839
0.474
9.244
3.924
5.820
4.598
-0.000
0.459
0.015
-0.359

0.076
0.024
0.106
0.032
0.019
0.006
0.009
0.006
0.008
0.008
0.054
0.006
0.059

2.276
-0.721
1.908
-26.212
24.471
1464.798
448.839
965.782
587.814
-0.037
8.422
2.794
-6.067

Pseudo R-squared:
Data Sources: Bay Area UrbanSim Synthetic Population (derived from 

PUMS), MTC Travel Model

Note: Neighborhood variables are averages within 0.5 to 3 km

0.041

Table 3A.8: Location Choice Model Estimation Results for Renters in Income Quartile 3

Coefficient Std. Error Z-ScoreDep. Var: Location Choice

Log of rent
Log of nearby sq. ft. per unit 
Log of nearby lot size per unit 
Average nearby income 
Logfpersons * avg. household size) 
White * Logfl + % White)
Black * Logfl + % Black)
Hispanic * Logfl + % Hispanic) 
Asian * Logfl + % Asian)
Nearby Jobs
Auto Peak Total Accessibility 
Transit Peak Total Accessibility 
Auto Off Peak Retail Accessibility

0.768
0.130
-0.758
-0.155
0.940
8.908
3.636
5.094
4.854
-0.027
0.934
-0.019
-0.617

0.082
0.025
0,111
0.039
0.020
0.008
0.010
0.007
0.009
0.008
0.058
0.005
0.063

9.404
5.222
-6.846
-4.005
47.245
1182.424
349.770
762.927
565.542
-3.506
16.201
-3.657
-9.762

Pseudo R-squared:
Data Sources: Bay Area UrbanSim Synthetic Population (derived from 

PUMS), MTC Travel Model

Note: Neighborhood variables are averages within 0.5 to 3 km

0.032
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Table 3A.9: Location Choice Model Estimation Results for Renters in Income Quartile 4
Dep. Var: Location Choice Coefficient Std. Error Z-Score
Log of rent
Log of nearby sq. ft. per unit 
Log of nearby lot size per unit 
Average nearby income 
Log(persons * avg. household size) 
White * Logfl + % White)
Black * Logfl + % Black)
Hispanic * Logfl + % Hispanic) 
Asian * Logfl + % Asian)
Nearby Jobs
Auto Peak Total Accessibility 
Transit Peak Total Accessibility 
Auto Off Peak Retail Accessibility

1.011
0.175
-1.132
1.197
0.030
8.032
3.253
3.792
4.310
-0.028
1.622
-0.008
-1.268

0.075
0.024
0.109
0.036
0.020
0.009
0.013
0.008
0.010
0.007
0.061
0.005
0.069

13.517
7.451
-10.389
33.641
1.448
928.342
258.123
486.235
449.356
-3.917
26.596
-1.673
-18.390

Pseudo R-squared:
Data Sources: Bay Area UrbanSim Synthetic Population (derived from 

PUMS), MTC Travel Model

Note: Neighborhood variables are averages within 0.5 to 3 km

0.06

Representation of Parcel-Level Demand and Supply

As noted in the above section, "Requirements for Regional Models to Represent Displacement,1' the 
need to reflect detailed zoning and walk-scale access to transit imposes a requirement that parcel- 
and building-level representation be used to capture these effects. In this application of UrbanSim, 
we have exploited the use of local street network-based accessibility, and moved to a 
representation not only of parcels, but of individual residential units within buildings. This enables 
appropriate measurement of localized policies and amenity effects in the location choice models 
(demand), real estate development models (supply), and hedonic models (prices).

Representation of Affordable Housing Development Feasibility

We have explored alternative strategies to address affordable housing construction in the real 
estate development model using pro forma analysis. The affordable housing component is made up 
of two subcomponents, inclusionary housing development and multi-family housing built with 
assistance from the Low-Income Housing Tax Credit (LIHTC) program, which we believe will 
capture a majority of all new subsidized affordable housing developed in the coming decades. We 
have developed a working add-on to the developer model to simulate inclusionary housing 
development, using San Francisco as a prototype. This can be expanded to the rest of the Bay Area 
with some data collection about the particular aspects of different jurisdictions' inclusionary 
housing ordinances. After pursuing several options of how to operationalize a model of LIHTC- 
assisted developments, we have developed a potential blueprint for how to address this in the 
UrbanSim developer model.

Inclusionary Housing

For the past 10 years or so, recognizing the difficulty of providing housing at prices affordable to 
low and moderate-income households, the City and County of San Francisco, among other
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jurisdictions in the Bay Area, have required developers of market-rate housing to provide housing 
affordable to low-income households. The developer can choose to:

• Provide affordable housing on site;
• Provide affordable housing off site;
• Pay an in-lieu fee on a per-unit basis, providing funds the Mayor's Office of Housing can use 

to support affordable housing development.

The program applies to all housing development above 10 units, which is the vast majority of 
development projects (counted in terms of units provided) in San Francisco.
Affordability levels:

• Per Planning Code Sections 415.6 (c) and 415.7 (d), initial rental below market rate (BMR) 
Rental Units will be priced to be Affordable to Qualifying Households at 55% of area median 
income (AMI).

• Per Planning Code Section 415.6 (c), initial sale BMR Ownership Units that are provided on 
the site of the Principal Project will be priced to be Affordable to Qualifying Households 
90% of AMI on average.

• Off-site BMR Ownership Units must be affordable to Qualifying Households earning no more 
than 70 percent of AMI.

• Off-site BMR Rental Units must be affordable to Qualifying Households earning no more 
than 55 percent of AMI.

UrbanSim has a ROI-type developer model which is separated into the following; a) a feasibility 
calculation for all parcels for a number of building types, and b) a model selecting the most 
promising projects. The feasibility model returns a list of parcels where projects could pencil out. 
When the simulation is actually run, development is randomly chosen among such feasible projects, 
weighted by profitability, favoring financially stronger projects.

We incorporate inclusionary housing into the developer model on the feasibility side, such that 
jurisdictions whose planning codes contain inclusionary housing would be, all other things being 
equal, more expensive places in which to develop, assuming some portion of the cost for renting or 
selling units at less than their market value is carried by the developer. The implication from a 
policy perspective would be that the geography of development would, all other things equal, be 
impacted by the presence or absence of inclusionary ordinances, allowing for somewhat explicit 
testing of the effect of their introduction, and the provisions they contain. From a modeling 
perspective, adjusting the feasibility calculation is a quite direct and explicit way of achieving this 
end.

An important component in the feasibility calculation is the revenue side of potential development 
projects, which, compared with the cost estimate, make up the basics of the feasibility. Potential 
revenues come from an aggregation of hedonic sales prices for nearby or similar projects. The basic 
idea behind the implementation of inclusionary housing is to enter the calculation where expected 
sales prices are calculated. This takes place In the variable function known as "parcel-average- 
price." Instead of relying strictly on zone-level hedonic quantiles for expected sale price, the parcel- 
average-price function now performs a county-level lookup of a U.S. Department of Housing and 
Urban Development (HUD)-derived table on low-income limits, which is used to calculate upper 
threshold values for how much housing can cost and remain affordable to households earning 50% 
of the AMI. The developer must be able to break even, while providing these units at these much 
lower levels of revenue.
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The following lists assumptions made to simulate inclusionary housing development in UrbanSim 
for the San Francisco prototype:

• We assume inclusionary units are built for this target income level, which is true for the San 
Francisco program but not necessarily for other jurisdictions.

• We assume inclusionary units are only built in jurisdictions with actual ordinances on the 
hooks, ignoring any voluntary arrangements.

• Placeholder values exist at the jurisdiction level (city-id), assuming 12% for all jurisdictions 
with an inclusionary ordinance.

• We also assumed a two-person household for the purpose of determining the target rent 
level, which is the closest integer to the average San Francisco household size. It may be 
advisable to parameterize this choice as a constant, or allow it to vary geographically to 
better fit actual local variations.

• We have set aside for now the complexities of off-site provision, as well as in-lieu fees.
• Concretely, this would mean that while a hedonic model may provide $600 per square foot 

as a revenue assumption, 12 percent of the units now come with a much smaller, around 
$200-per-square-foot assumption. The overall project revenue is then the weighted sum of 
the two.

• A significant deficiency here is that no accounting is done of BMR units produced pursuant 
to the program. Ideally, there would be explicit accounting of any BMR units produced, over 
time changing the geography of affordable housing as the simulation progresses. The reason 
for this is mainly because of a pending migration of the unit of analysis to individual housing 
units away from the current square footage representation of built space. Once that is in 
effect, individual units should be flagged as deed-restricted units, and, importantly, the 
household location choice model should be segmented to select BMR vs non-BMR units. 
This would entail schema changes as well as model changes.

LIHTC-Assisted Projects

We have explored several possibilities for modeling 100% affordable multi-family units, which 
make up a majority of all income-restricted housing units in the Bay Area, developing rough 
conceptual models for each, and discussing their plausibility with specialists from the San Francisco 
Mayor's Office of Housing, ABAG, the San Francisco-based Non-Profit Housing Association of 
Northern California (NPH), and Mercy Housing California (a large statewide developer of non-profit 
housing).

The initial concept was a "layering” approach, whereby affordable housing projects would compete 
with market-rate development for land in the developer model. Their ability to compete would be 
based on layers of subsidies from various public sources (L1HTC, remaining redevelopment funds, 
and other sources) as well as streamlined entitlement processes that would reduce friction and 
allow these projects to be completed in less time. Housing practitioners acknowledged that 
affordable housing would be developed in this manner in an ideal world, but in reality, land in San 
Francisco has become so expensive that it only gets set aside for affordable developments if it is 
dedicated by public agencies, donated by developers through one-off agreements with elected 
officials, or is made available through other types of arrangements that would be impossible to 
model.

The next iteration was based on an assumption that the vast majority of 100% affordable multi
family developments would receive LIHTCs, which is supported by our interviews with housing 
experts. Based on this assumption, if we could model the location of LIHTC-assisted projects (in
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addition to the inclusionary housing units] we could approximate locations of the new income- 
restricted units that will be built in the region. Although we have a dataset of all of the 
developments built in past years with tax credits, our goal was to use the locational criteria 
established by the California Tax Credit Allocation Committee to forecast where future 
developments might go. Unfortunately, this approach proved infeasible as locational criteria have a 
relatively small effect on the likelihood that a proposed project will receive 9% L1HTC, which are 
competitively allocated by the California Tax Credit Allocation Committee. The official 2015 
regulations for assessing 9% L1HTC applications, for example, provide applicants with a maximum 
of 15 points for neighborhood amenities, a small percentage of the total possible score of over 120 
points.2

We have, however, come up with a filtering mechanism that may allow us to narrow the range of 
total possible parcels to one in which affordable housing developments may be located. 
Municipalities are required to submit their housing elements to the California Department of 
Housing and Community Development (HCD). Housing elements must include a listing of parcels 
already entitled for residential development that will allow cities to meet their Regional Housing 
Needs Allocation (RHNA). ABAG intends to compile this list of suitable housing sites from all Bay 
Area jurisdictions in the near future. We believe that the combination of sites deemed suitable 
through the housing elements (which will have already cleared the political hurdles of public 
hearings and entitlement process] and the locational criteria of LiHTC may give a reasonable 
approximation of where 100% affordable multi-family housing developments are likely to occur.

Summary of Status and Next Steps

This project has explored strategies for addressing questions around displacement related to 
transit investment and has made substantial progress in first, identifying requirements for making 
such adjustments in the modeling, and second, implementing these requirements. Significant 
changes have been made in the data structures and models to address the challenges of modeling 
displacement and modeling the impacts of alternative policies intended to mitigate these problems. 
We have not fully incorporated these changes into the operational models at MTC and ABAG, 
though most are in a condition that they could be easily incorporated at this point. This should be 
the case for the changes in data structures, household relocation model, hedonic models, and 
household location choice models. Estimation for these models has been completed.

What remains before full implementation and operational use is the following:

• Completion of proposed changes to the real estate supply model to simulate alternative 
policies designed to address affordable housing supply

• Testing and calibration of the combined changes to ensure reasonable predictions with the 
fully integrated model system

• Sensitivity testing of the updated, calibrated model system
• Running alternative scenarios with the calibrated model system to compare the effects of 

alternative policy strategies on displacement outcomes

As of early 2017, MTC has begun integrating most of the research innovations added to UrbanSim 
as part of this project and through a separate project funded by the MacArthur Foundation into 
their operational version of UrbanSim. The UrbanSim modeling methodology and platform has also 
recently been adopted for operational use by SANDAG, and efforts are now underway to generalize

2 See http://www.treasurer.ca.gov/ctcac/programreg/regulations.asp for details on the regulations.
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these changes to make them readily usable by any metropololitan area without extensive 
customization.

Section 3B: Addressing Displacement in the SCAG 
PECAS Model

3B.X. Introduction
In this section we present enhancements to the land use model used in the Los Angeles by the 
Southern California Association of Governments [SCAG] known as the PECAS Land Use Model. First, 
we review the types of displacement categorized by previous research [Chappie, Chatman, and 
Waddell 2014] and assess how to implement the causality within PECAS;s general equilibrium 
framework (Hunt and Abraham 2005). Second, given empirical findings concerning the 
displacement near TOD areas outlined in Chapter 2, the SCAG PECAS model was updated to 
incorporate incomes and rents. This update allows the analysis of the regional economic benefit of 
TOD that took place in Los Angeles County, which is presented in the Appendix Q. Lastly, it provides 
possible options for further enhancement

The SCAG PECAS model is designed as a sketch tool to provide an overview of the impact of 
planning alternatives for the SCAG region, which consists of six counties with over 5 million 
households and 18 million people. The SCAG PECAS model was developed from 2008-2010 via a 
cooperative arrangement with the UC Davis Team charged with developing the statewide PECAS 
version.. The SCAG region was "carved" out from the statewide database as a sub-regional model. 
Then, the model was recalibrated with available data for the SCAG region at that time, including 
travel skim matrices and land use inventory. Its relevancy was somewhat compromised by not fully 
being calibrated with genuine SCAG regional data. However, by taking such an expedited 
development path, SCAG was able to operate the model internally to produce cursory impact 
analyses for the 2012 RTP/SCS.

In its core, PECAS estimates the amount of goods, services, labor, and building floor space produced 
and consumed. As an output, it generates snapshots of household and job allocation in the region at 
302 zones defined by Community Statistical Areas [CSA], While PECAS estimates land use transition 
for 4.5 million individual parcels in the SCAG region in its space development [SD] model 
(described in more detail in Section 3B.2], the model's main focus is to summarize regional 
economic performance of various policy assumptions at a manageable scale.

Given this modeling framework, the SCAG PECAS model is equipped to answer the question, "how 
does the region look when TOD is implemented compared to when TOD is not implemented?" It is 
not, however, equipped to answer the question, "what are the characteristics of the residents or 
households that move into or out of the TOD area?” This is because the sketch model searches for a 
spatial equilibrium state and uses relatively coarse geographic units of analysis (the CSA zone] and 
simplified stratification of economic agents (e.g., categories of households, not individual 
households]. This simple model specification allows SCAG to review various planning alternatives 
in a relatively short analysis period and on a small budget.
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The SCAG PECAS models is only partially adequate to explain the dynamic and disaggregated nature 
of displacement presented in the discussions in previous chapters and sections of this report. The 
SCAG PECAS model is a quasi-dynamic model in which a momentary state depends on the previous 
state, and it calculates the "changes" by comparing the two states at different times. Thus, it 
presents the net changes instead of identifying individual effects separately. The current SCAG 
PECAS model is without a mechanism that associates individual agents (e.g., households) to 
residential units at parcel level. Thus, the current SCAG PECAS model is not capable of analyzing 
potential displacement at the level of detail desired for this project.

Without major investment planned for the foreseeable future, this project gives SCAG an 
opportunity to review the new requirements for modeling potential displacement and to consider 
how these requirements compare to the SCAG PECAS model's current capabilities. It also gives 
SCAG the opportunity to evaluate methods that could be used in the future to incorporate 
additional information and to marginally update the model with the latest statistical findings 
related to TOD investment.

Modification of modeling dimensions, like reclassification of households/industrial sectors or 
changing zone systems, is considered a major update, in the general equilibrium states on which 
the PECAS is formulated, every variable is inter-related. Changing the model's dimension means 
almost all model coefficients should be re-estimated for the new structure. The current project does 
not aim for such a major update. The updating process summarized in the following sections 
demonstrates a possible method for enhancing existing PECAS-like land use models that represent 
economic actors and activities in aggregated form with very limited resources.

The following discussion consists of three sections: 1) an overview of the SCAG PECAS model, 2) a 
review of how it can be updated to model the types of displacement under consideration by 
recalibrating the zonal utility constant [but without radically re-framing the model structure) and 
applied to show the impact of TOD, and 3) a summary and recommendation with options for 
further enhancement, including major updates.

3B.2. PECAS and SCAG PECAS Model Overview
PECAS (Hunt and Abraham 2005) is a land use forecasting and policy analysis system used for 
comprehensive planning and transportation planning. It is a time-series (year-by-year) simulation 
of the evolution of the spatial form and the contribution of the transportation system to the future 
development of the economy and spatial patterns.

It consists of two internal modules—activity allocation (AA) and space development (SD)—and two 
external modules—economic/demographic (ED) and transportation (TR) (J.E. Abraham and Hunt 
2007).

The AA module represents two elements: (1) the relationships between the people of the region— 
their interaction with businesses and other establishments in the region (and in the world) through 
markets for labor, goods, and services and (2) the relationships between businesses and 
establishments. The module allocates the region's households and production (employment) 
(called "activities") to the region's buildings (and other land improvements). It uses the region's 
travel demand models (TDM) to allocate "activities" according land uses and "skims" the TDM for 
travel conditions between transportation analysis zones (TAZs). The word "PECAS" is an acronym 
for "Production Exchange Consumption Allocation System," since AA represents the production of
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goods, services, and labor (collectively called "commodities"] in one location, and the exchange (and 
transportation] of these items to consuming entities in other locations, with a spatial price search 
mechanism at the point of exchange in order to clear the markets for each commodity in each short
term equilibrium time period (each year of the simulation).

PECAS' AA module estimates the production and consumption of commodities and building floor 
space, with consideration of three types of equilibrium states: 1) given the regional control of 
households and jobs, the estimated regional production is identical to consumption, and there is a 
set of market clearing prices in zones; 2) each type of household and business has a set of 
substitution technology, which determines the amount of input and output to maximize their gain 
at a given set of commodity prices according to the technology; 3) given the transportation system 
(and its capacity) as supply for transportation activity, the zone-to-zone travel demand for 
exchange of commodities from the produced zone to the finally consumed zone determines travel 
time and travel cost. The market clearing commodity price includes this endogenously determined 
travel cost.

The SD module represents developers (private or public) as they change the built form of the region 
(Hunt et al. 2007; Hunt and Abraham 2009). SD represents the land and buildings in the region via a 
parcel database; development conditions are represented via construction costs, zoning 
regulations, fees, servicing costs, etc. SD also represents the detailed appropriateness of specific 
parcels for specific uses through proximity functions, and is thus able to respond to the price 
signals (received from AA) indicating neighborhood demand/supply in a way that respects and 
responds to the specific arrangement of developable land, roads, buildings, transit stations, etc. SD 
inputs are largely CIS files that describe the land and parameters that represent developer behavior 
and ROI functions.

An aggregate version of SD is often developed in complex regions with missing or inconsistent data. 
This aggregate version contains a simplified inventory of the quantity of developed and vacant land 
in each land use zone, categorized by current development and zoning category. The aggregate 
version of SD converts quantities of vacant land into quantities of developed land in each TAZ in 
each year of the simulation, in response to the price signals from the AA module (higher rents 
indicating unsatisfied demand), and other demand signals that are region specific. In the SCAG 
region, there is both an aggregate SD model and a disaggregate SD model, with the disaggregate SD 
model not yet fully calibrated.

AA and SD work together with a spatial economic forecasting model of ED and TR to represent the 
state of a spatial economy over time.

Figure 3B.1 depicts the flow of information in the PECAS system. The system runs year-by-year. 
The ED module forecasts the size of the total economy given outputs from the AA module. Note that 
AA allocates by TAZ based on transportation system performance and the inventory of buildings 
and other space. Within the SD module, the inventory of buildings and space is modified per AA’s 
price signals. The TR model develops measures of transportation system performance given the 
locations of business and household activity from AA.
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Figure 3B.1: Information flows in the PECAS framework

In the SCAG region, the PECAS model is currently operational with a simplified TR model, which 
relies on the skim matrices (average zone-to-zone travel time and distance by all modes including 
bus and rail transit, weighted by the ridership) produced by the regional travel demand model. The 
ED model is represented by forecasts, guided by a group of experts’ economic outlook. The 
feedback process from PECAS to ED has not yet been established since, in SCAG’s practice, the 
regional forecast is considered to be fixed during an RTP cycle.

3B.3. Modeling TOD and Displacement in PECAS

Rent in Modeling TOD using PECAS

In the context of TOD, it is generally expected that the lower-density and older uses will be replaced 
by newer, higher-density uses. Each of the housing categories shown in Table 3B.1 represents a 
range of densities, with the upper (and lower) value of floor area ratio constrained by both 1) the 
definition of the category, and 2} the zoning regulations that prohibit or allow specific ranges of 
densities.

Real estate developers modeled in the PECAS SD module are motivated by future profit, and thus 
are blind to specific social issues (e.g., race and ethnicity) and spatial issues (e.g., proximity to 
transit), unless those factors are included in the calculation of rent or construction costs. Such issues 
are more directly related to households’ decision process and housing demand, which is modeled in 
the AA module. Within PECAS’s general framework, TOD should directly impact rent in two ways: 
(1) in the AA module, via the estimation of the zonal average rent as the equilibrium market
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clearing price, and [2) via the SD module, whereby parcel-specific rents are determined within a 
zone, depending on the local condition where the parcel is located.

Table 3B.1: Dwelling type categories in the SCAG PECAS Model

Dwelling Type Description

Very low-density {acreage style homes, high value)ResTypel-VL Luxury
Very low-density (acreage style homes, low value), includes rural mobile 
homesResType2-VL Economy

Low-density (subdivision style homes), high value 

Low-density (subdivision style homes), low value

ResType3-L Luxury

ResType4-L Economy

Duplexes, attached single-family, townhomesResTypeS-MD Separate Entrance

Re$Type6-MD Shared Entrance 3,4,5 or 6 units per structure

ResType7-Higher Density More than 6 units per structure, but not high rise

More than 6 units per structure, high riseResType8-Highrise

Mobile home in an urban areaResType9-Urban MH

Zonal Rent Impacts

The zonal average rent for each of the space types in each zone is calculated in the PECAS AA 
module (J. Abraham and Hunt 2007], based on the ability of people to depart from (or arrive to] the 
zone to exchange labor, goods, services, or other items of tangible or intangible value. The travel 
attributes are calculated in the SCAG transportation demand model and are used by PECAS to 
represent "how travel on the transportation system fulfills economic needs," such as travel to work 
to sell labor, travel to schools to obtain an education, and so on.

The zonal rent is established through a supply/demand relationship in the housing market, with 
households in the PECAS categories making location and housing choices to optimize their access to 
the labor markets (to sell their labor as a product of the household] and to goods, services, and 
other PECAS commodities (to buy and to consume], based on their chosen economic interactions. In 
their choice process, the "zonal attractiveness factor" is considered as representing a base 
attractiveness of a zone to the household based on the zone's categorization. This factor includes 
both economic and non-economic terms, but the existing SCAG PECAS model does not include any 
non-economic attractiveness term at this time. Typical economic terms—which are included in the 
SCAG PECAS model—are price of goods and services, travel impedance, and amount and variety of 
available commodities including transit services.

The economic terms for the PECAS's "zonal attractiveness factor" have been developed using two 
key data sources: (1] economic input-output tables, which show household consumption 
relationships, (2] and Census micro-sample data, which show labor force participation and housing 
choices in terms of dwelling size and type. It is not expected that an analysis of displacement data 
and literature will significantly contradict the spatial economic interactions that drive spatial 
behavior in the SCAG PECAS model. Therefore, further analysis of displacement data is not expected 
to add much value to improve rent estimation frojn an economic aspect. Of course, recalibration of 
the model upon the availability of better and more recent data should enhance the model.
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However, as new data and information emerges, model updates may be warranted to reflect non
economic aspects of household choice behavior, particularly if these new findings might affect 
PECAS’s rent model, in PECAS, the "zonal attractiveness factor" represents how certain types of 
households are drawn to certain neighborhoods independent of the housing and the accessibility 
provided by the transportation system, which is considered part of economic attractiveness. Social 
proximity effects, wherey households more attracted to neighborhoods with matching or desirable 
attributes of current residents, can be represented in these factors.

In the current SCAG PECAS model, household categories—denoted by income range and household 
are shown in the Table 3B.2. The empirical findings could be included as a zone-by-zonesize

modifier to the zonal attractiveness measures to target households with certain characteristics as 
long the findings are in a form of specific quantitative metrics about how neighborhood 
attractiveness changes for households as a function of household attributes and neighborhood 
attributes.

Table 3B.2: Household Categories in the SCAG PECAS Model

Household Category Household SizeIncome Range
Less than $10KINC0010 2 or less 2 or less
Less than $10KINC0010 3 or more 3 or more
$10K~$25K 2 or lessINC1025 2 or less
$10K~$25KINC1025 3 or more 3 or more
$25K~$50K 2 or lessINC2550 2 or less
$25K~$50K(NC2550 3 or more 3 or more
$50K ~$75K 2 or lessINC5075 2 or (ess
$50K ~ $75K1NC5075 3 or more 3 or more
$75K~$100KINC7S100 2 or less 2 or less
$75K~$100KINC75100 3 or more 3 or more
$100K~$150KINC100150 2 or less 2 or less
$100K ~$150K(NC100150 3 or more 3 or more
$150K or moreINCISOm 2 or less 2 or less
$150K or moreINC150m 3 or more 3 or more

In the PECAS model, neighborhood attractiveness influences would have to be treated as average 
amounts for each of the above household categories, either model-wide or zone-by-zone. The 
method of aggregation could make use of the relationship between PECAS household categories 
and household attributes in the measured relationships. There are few data options to support the 
method. The census PUMS data provides the information to enable an aggregation based on 
regional relationships, or the synthetic population representation could be used to aggregate within 
specific TOD zones. Individual households and population were synthesized based on the controls 
of household size/income/housing type distributions, as well as population age/race/worker 
status at 11,268 TAZs for the base and planning years (2012, 2020, 2035 and 2040) of the 2016 
RTP/SCS in various land use scenarios.

The most important aspect of using observed neighborhood attractiveness in the PECAS model is 
the monetization of attractiveness into an annual willingness-to-pay measure, since zonal 
attractiveness households in PECAS are currently measured dollars of annual expenditure. 
Statistical estimations in location choice models should include, as a variable, a measure of housing
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cost as annual rent Otherwise, the units will be ambiguous and not translatable into the PECAS 
context. There is currently no explicit representation of race or ethnicity in the SCAG PECAS model, 
and a statistically sound relationship of race/ethnicity composition to the annual willingness-to-pay 
as rent has not yet been established.

The SCAG PECAS model is being developed using an "agile and incremental" development approach 
(Beck et at 2001], This means that SCAG is continuously interested in potential improvements to 
the PECAS model. Recommendations regarding adjustments or enhancements to the system of 
categorization of households in Table 3B.2 could result from the displacement study described 
throughout this report, especially as quantifiable measures of neighborhood desirability are a 
produced. A microsimulation version of the PECAS AA module is also planned, allowing additional 
socioeconomic variables or location variables to be included in utility functions, removing the need 
for zonal based variables. The study could recommend that SCAG adopt this PECAS enhancement.

Within-Zone Parcel Rent Adjustments (Local Level Effects)

Within each zone, certain parcels are more desirable for certain uses. PECAS uses a two-level 
hedonic model to modify parcel-level expected rents by development type to account for the 
characteristics of each parcel. This allows PECAS to represent particular parcel-specific 
development probabilities.

An example in the statewide model (as well as in the SCAG PECAS model] is the rent modifier that 
considers the distance to the nearest transit station. The average zonal rent estimated in the AA 
module based on economic and non-economic terms of attractiveness is further modified for each 
parcel and each space type, based on the distance to a major transit stop by multiplying factors 
from the shifted exponential function shown in Figure 3B.2,

Using the same distance to the transit station example, the distance to the transit service would 
have both positive and negative influences on rent, when all other factors are controlled. With ease 
of access to the transit service, the shorter distance from a residential parcel should be a positive 
impact on rent But if the distance is too far, its influence diminishes. On the other hand, due to 
nuisance factors such as noise from train operation, shorter distance could negatively affect rent, 
but this negative influence also diminishes with distance. The adjustment factor to a parcel is 1 
when the rent of the parcel is exactly the same as the zonal average, and its distance from the 
station is the "reference distance value" for local effect of g, RefDVaIueg. The local effect factors are 
then modeled as increasing functions for positive influences and decreasing functions for negative 
influences of observable measures, such as distance to certain amenity or age of property (DValueg] 
with one known point on the Figure 3B.2 of (RefDValueg, 1], Negative values for 0g in the 
exponential function result in values of LEFacgrh that decrease from 1 as DValueg decreases from 
RefDValueg to 0. Thus, rents decrease down from the zonal-level value as the effect gets closer to 
the parcel.
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Figure 3B.2: Shifted Exponential Function used in Transit Local Rent Modifier

LEFac^h : Factor adjusting proportional change in rent for space type h as a function of values on 
dimension relevant for local-level effect g

DValueg : Values on dimension relevant for local-level effect g. Typically this represents the distance from 
the parcel to the source of the local-level effect, the local-level density for the parcel, or the age 
of the space on the parcel

RefDValueg : Reference value on dimension relevant for local-level effect g 
0g : Parameter for function calculating values for LEFacgt, 
g: Index of local-level effects on rent

In the SCAG PECAS model, the coefficients were estimated locally, using Orange County data. Table 
3B.3 shows the empirically estimated rent modifier function coefficient by household categories, 
Higher-density housing shows increased value within the zone when it is located closer than one 
mile from a major transit stop, while non-residential uses increase even more substantially. Within 
the single-family housing categories, the nuisance effects of proximity to major transit [noise, litter, 
traffic] at the sub-zone level causes rents to decrease [although rents could still increase in total 
due to the zonal average impact). See [Wang et al. 2011) for details regarding the technique and the 
estimations that were performed using 58,000 residential parcels, and statewide [California) GIS 
representations.

These local rent coefficients could be updated based on the findings from the literature review and 
analysis of this project that provides additional information about the localized impact on the 
desirability of developments (separate from the neighborhood effect). Any analysis of changing rent 
patterns that occur due to major transit development should be careful to separate neighborhood 
uplift effects from parcel-specific effects, and should attempt to classify rental properties using the 
above categorical definitions. In this way, the displacement study could provide a major 
enhancement to the SCAG PECAS model, by improving this representation of rental proximity 
effects, and hence improving the representation of housing demolition and reconstruction. In
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general, the a priori expectation is as follows, and these hypotheses should be tested and confirmed 
with a rigorous statistical analysis.

Table 3B.3: Rent Modifier Coefficients in the SCAG PECAS Model for Distance to a
Transit Station

RefDValueSpace type 0
ResTypel-VL Luxury 5280 -0.116
ResType2-VL Economy 5280 -0.116
ResType3-L Luxury 5280 -0.116
ResType4-L Economy 5280 0.116
ResType5-MD Separate Entrance 5280 -0.116
ResType6-MD Shared Entrance 5280 0.056
ResType7-Higher Density 5280 0.056
ResTypeS-Highrise 5280 0.056
ResType9-Urban MH 5280 0.056
Manufacturing space 1320 0.993
Commercial High space 5280 0.713

J Commercial Low space 2640 0.252

• Multi-family residents are protected from nuisance effects by the structure type [they may 
live on higher stories, do not have to maintain a yard, and can secure the outside entrance to 
the building in addition to the entrance to their own residential unit) and have already 
chosen housing that causes them to interact with others as they come and go from their 
residence. Thus, the households bidding for multi-family housing will place a much higher 
value on the reduced walking time to transit, over the privacy and nuisance effects of transit 
stations and multi-family dwellings near transit will have an increased value.

• Single-family residents are more affected by the nuisance effects of transit, yet still value the 
reduced walk time of the closer locations, so the effect of major transit station proximity on 
rent could be positive or negative depending on which element is stronger.

• Users of commercial space value the visibility and access to pedestrian and change-mode 
(park-n-ride, bus transfers) users, and, all other things being equal, should bid the rents in 
the closest locations higher.

The other local effect modifiers in the current SCAG PECAS model are:

• Distance from schools
• Distance from coastline
• Distance from major roads
• Distance from freeway link (negative effect primarily due to noise)
• Distance from freeway access ramp (positive effect, especially for commercial uses, due to 

access)
• Distance from parks (positive effect for residential uses)

Analysis of parcel-specific rents or parcel-specific desirability for specific uses should attempt to 
include (or control for) the proximity effects of these other variables. For instance, if a major transit 
facility is built on an existing road right-of-way, turning a former major road into a local road,
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commercial rents along the right-of-way could decrease, as the positive impact of the transit stop 
could be more than offset by the negative impact of the loss of a major road.

Analysis of parcel-specific rents or desirability could also suggest additional proximity measures 
affecting rents, for eventual inclusion in an enhanced PECAS model Adding or changing these local- 
level effect modifiers in the PECAS SD module is a potential stand-alone enhancement that could 
have high modeling value for a potentially reasonable cost.

Modeling of Displacement in PECAS

This section reviews types of displacement in focusing on the possible methods to incorporate in 
PECAS model. According to the previous research referenced in the project scope (Chappie, 
Chatman, and Waddell 2014]:

"Transit investment and TOD may result in either direct displacement, when residents are forced to 
move when new development replaces their housing units, or indirect displacement, which may 
occur as property values in the area increase due to its new desirability. Indirect displacement may 
be voluntary, if property owners elect to sell their residences (typically for a profit], or involuntary, 
occurring in any of three forms: (1J economic, in which housing becomes prohibitively costly 
(because of high rent or, outside of California, property tax increases]; (2} physical, in which the 
landlord evicts the tenant or induces departure through harassment or persuasion; and (3) 
exclusionary, in which iow-income and/or minority households no longer have the opportunity to 
move into the neighborhood,"

This categorization of displacement provides the organizational framework for this section, 
explaining how the PECAS model in Southern California can represent displacement.

Direct Displacement

Direct displacement is defined as "when residents are forced to move when new development 
replaces their housing units.” In PECAS, this category represents the demolition of existing housing 
units, potentially for two reasons: government demolition and private demolition.

Direct Displacement due to Government Demolition

Housing could be purchased for civic use and demolished by government authority. For example, 
housing can be demolished so the land can be used as a right-of-way for transit, for new access 
roads to transit stations, for park-n-ride transit lots, or for a new school provided together with 
new transit.

Since PECAS is designed to represent how the spatial economic and social economic system 
responds to government policy, the impact of forced displacement by direct government policy 
should be understood directly, analyzed outside of PECAS, Instead of letting the model decide 
future land use of the parcels in the TOD area, it is directly edited into the database for the SD 
module. In this situation, PECAS could be used to help understand how the system may adapt by the 
externally given land use change through second-order effects.

Direct Displacement due to Private Demolition

Housing can be demolished and replaced by private developers, who are pursuing the Highest and 
Best Use of existing land. The PECAS model for SCAG provides a direct representation of this
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phenomenon, especially if the microsimulation SD module is calibrated and used. It contains a 
parcel-by-parcel representation of developer decisions, with developers motivated by expected 
future rent streams by type, age, and intensity of development The space types in the SCAG PECAS 
model, representing types of development, are the same as in the California statewide PECAS 
model, and as Table 3B.1 shows. Within each category, the cost of constructing new space is 
calculated based on a commercial construction costing model, adjusted for zip code and for the 
slope of land (Circella etal. 2011).

Voluntary Indirect Displacement

Voluntary indirect displacement occurs if property owners elect to sell their residences. This 
category involves owner-occupied residences being sold for the benefit of the owner. The 
representation of this phenomenon in PECAS relates to the specific representation of rents, as 
already discussed in the previous section, direct displacement due to private demolition. The 
opportunities discussed in the section to better understand the TOD-related rent impacts in the 
context of demolition and redevelopment also apply to the understanding of voluntary 
displacement.

The PECAS model represents housing value as a rent stream regardless of whether housing is 
owner- or tenant-occupied, representing the direct rent paid by tenants and the opportunity cost of 
not renting forgone by owners. Typically, tenant vs owner analysis in PECAS has relied on the 
segregation by household income (Table 3B.2). Given the strong tendency of higher-income 
households to own their own homes, prior analysis along this dimension has been appropriately 
successful. Analysis of data for this category of displacement should attempt to understand the 
characteristics of households choosing to sell their homes to take advantage of upward rent 
pressures, to help assess the appropriateness of the existing income- and size-based classification 
system.

Owners usually have a longer-term mortgage with payments set based on purchase price. This 
allows them to make longer-term decisions, but they are less mobile in searching for a new 
residence than renters. The opportunity of increased revenue due to selling (or renting out) a 
residence with increased desirability may not be something that households are initially aware of, 
or initially consider, and because it represents an increase in value (rather than an increase in costs 
subject to a budget constraint), it does not force immediate lifestyle changes, or immediate 
decisions in a general equilibrium state of the economic system. The PECAS model has terms (called 
"inertia terms”) that serve to adjust the rate of locational response, if it is shown through the 
displacement research that households who own their dwellings respond more slowly to increased 
housing value, the PECAS inertia terms could be adjusted.

Analysis of displacement data could support this household categorization, as long as the rates of 
response are highly correlated with income or household size in the manner represented in the 
current SCAG PECAS model. Or it could suggest a more detailed categorization, or supplementary 
variables to be included in a future microsimulation version of PECAS AA, when the rates of 
response are highly correlated with many different variables, which are not part of the current 
SCAG PECAS household classification variables. Statistical analysis presented in Chapter 2 show 
that race/ethnicity and housing tenure are important variables in the explanation of demographic 
changes near TOD areas of Los Angeles County. Unfortunately, the current SCAG PECAS model does 
not include those variables to represent households explicitly.
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Involuntary Displacement due to Rent Impacts

This category of displacement is economically similar to the category above, "Voluntary Indirect 
Displacement,1' with the difference being that the residents of the household are not the owners of 
the residence. It is implied in the literature that this displacement is less desirable than voluntary 
displacement, because the displaced households do not themselves receive the benefit of property 
uplift.

In the current SCAG PECAS model, no tenure distinction is included. The location choice and space 
consumption behavior is mainly modeled by rent or rent-related accessibility, assuming the 
household mobility is already incorporated implicitly in the model by the income category as a 
proxy, owing to the high correlation between the proportions of renters and income category (from 
ACS PUMS 2007-2011 in SCAG region, it is 0.995]. Such an assumption might be reasonable for the 
purpose of the current SCAG PECAS model, in which specificities are aggregated into totals or 
averages. But, if the model should be revised in a way to maintain the individual specificities, it 
would be desirable to expand the household classification given by Table 3B.2.

Involuntary Displacement due to Physical Evictions/Harassment/ Persuasion

This category of displacement refers to non-market-based representations of displacement, with 
some person or entity forcing people out of the home. The general assumption is that landlords 
would be the ones trying to force out existing tenants, so that they can increase rents on new 
tenants or redevelop the property to a higher-profit use. From an economic theory perspective, this 
implies one of following:

• an "economic agent" who, by definition, acts on profit motivation, would simply increase the 
rent on existing tenants, and let them decide whether to leave or stay,

• an attempt by monopolistic landlords (or a landlord cartel) to change the character of the 
neighborhood due to perceived benefits (and eventual higher rents) associated with a 
dominant socioeconomic characteristic, or

• an undesirable tenant, whether due to landlord discrimination or tenant behavior.

The empirical research should explore, or potentially identify, situations where individuals felt 
compelled to leave. In the case when the compeller was a landlord, the research could explore why 
the landlord didn't simply raise rents. As this category of displacement is identified as a common 
one, different possible constrained choice frameworks should be investigated for future inclusion in 
an enhanced PECAS model. It can only be represented in the current SCAG PECAS model in a 
calculation (for calibration) of adjusted zonal specific constants, as discussed In the context of 
neighborhood rent in the section on Zonal Rent Impacts. This could be adequate to represent the 
non-economic attractiveness, but may not be adequate to represent the non-free-market 
motivations of this category of displacement.

Exclusionary Displacement

"Exclusionary Displacement" refers to situations where households no longer have opportunities to 
move into the neighborhood. This could be due to overly high rents as already discussed in 
previous sections, or characteristics of the neighborhood that make it less desirable to future 
residents. If this is not related to high rent, then the observed rent does not explain the composition 
of household characteristics in a certain community. Thus, the mechanisms for neighborhood 
desirability and exclusivity should be explored and quantified in terms of willingness-to-pay to
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convert the effect of non-economic terms to economic, Any measures of willingness-to-pay in 
equivalent annual rent can be included in the PECAS zone specific attractiveness measures. For 
example, if an exclusionary characteristic of a zone causes low-income households to avoid the zone 
to the same degree as a $500 higher annual rent, this can be represented in PECAS directly for 
zones that acquire the characteristic, through a modification of the zonal attractiveness variable for 
low-income households by -$500.

Representing Displacement Mitigation Measures in PECAS

There are policies that can be undertaken to mitigate displacement by allowing existing residents 
(or new residents matching the income, ethnicity, or other characteristics of existing residents] to 
live in areas that are affected by improved transit service. Some examples are listed in this section, 
but other possibilities should be further identified to determine how they can be best represented 
in the PECAS model.

Low-Income Housing Tax Credit (LIHTC)

SCAG may consider a future enhancement to PECAS that adjusts the housing types in the model 
(Table 3B.1] to separate LIHTC properties from other properties. In general, space types in PECAS 
represent physically different types of space, but the LIHTC works through the investment and 
capital formation phases of development. Since abandoning LIHTC status in favor of renting to 
higher-income households affects developer profitability as represented through the corporation or 
investor syndicate, this program is also best represented in PECAS's SD module.

Any program under consideration that impacts developers' costs In a conditional-use way, so that 
the housing is classified and its use or tenancy is restricted in the future based on the payments or 
fees at the time of development, are best represented as enhancements to the housing 
categorization in the SD module. However, this must be balanced against the availability of data to 
accurately represent such housing.

Changes to Rent Stabilization Ordinance, Ellis Act, and the like

Rent controls in a city affect the ability of landlords to increase rents. This limits the response of the 
market to changes in desirability induced by the improved transit services. The Ellis Act allows 
building owners to evict tenants if they wish to demolish their building or change its use. Any 
proposed changes to these or similar ordinances could be analyzed with the existing PECAS model 
as they are targeted towards housing types in Table 3B.1 or household types in Table 3B.2.

Future enhancements to PECAS's household categorizations (Table 3B.2] should be necessary as 
housing is built that restricts particular households from occupancy. For instance, if a program of 
providing housing without any on-site parking in the vicinity of major transit stops is being 
considered, further household category segmentation based on auto ownership should be included. 
Programs based on racial or ethnic characteristics are unlikely to be proposed due to anti
discrimination laws, so housing supply policies are unlikely to suggest further segmentation of 
household categories based on race and ethnicity variables. Despite this, however, the effectiveness 
of the policy may not be diminished due to the certain existing conditions. To better analyze impact 
of policy, future versions of the SCAG PECAS model need to be flexible enough to incorporate 
various household types.
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Enhancements to housing type categories (Table 3B.1) could reflect any revealed market 
segmentation variables that cause differences in rents and opportunity costs. For example, 
dwellings that can freely and easily be converted from owner-occupied to tenant-occupied 
dwellings could continue to share a category (since owner-occupiers are clearly foregoing a rent 
stream through their occupation) while dwellings that are required, through agreement or 
legislation, to remain tenant-occupied, could be Included in a separate categorization.

3B.4. Representation of Empirical Research Findings in PECAS
This section describes the use of the model to represent displacement in the SCAG region, in the 
context of the empirical research findings. The method presented in this section demonstrates the 
possibility of further calibration of the SCAG PECAS model to better represent the impact of TODs 
on displacement when new findings are available without requiring a major re-framing of the 
model.

Findings Reported

The PECAS modeling team was tasked with incorporating the empirical results from Chapter 2 into 
the existing regional forecasting and policy analysis models. It was also tasked with considering 
adjustments and enhancements for future model versions.

For the Southern California region, the primary empirical research made available to the PECAS 
modeling team took the form of a regression equation relating the changes in 2,224 census tract- 
level attributes in Los Angeles County between the years 2000 and 2013, to census tract attributes 
from the year 2000. These results are shown in Table 2F.2. We present them again in Table 3B.4 
below, since the remainder of this section relies heavily on the regression coefficients presented. 
Table 3B.5 defines terms shown in Table 3B.4.

Table 3B,4: Effects of neighborhood characteristics on neighborhood change
fl High 

Income HH 
(<125KJ

A Low- 
Income HH 

(<1GK)

A Median HH 
facome

A Renter 
Burden

A Gross 
Rent

a 1THS A NI1W

-5.544 ***
1.212 '*** 

-0.049 *** 
-0.034 *** 
-0.006 
-0.108 *** 
-4.975 
-0.440 
-0.023 
-0.003 ***

19.66 2.938 
-0.841 *** 
0.016 ** 
0.001 

-0.038 
-0.044 *** 
1.591 
0.611 * 
0.017 ** 
0.004 ***

266.135 *** 
28.163 *** 
-2.745 
-1.875 
-1.246 
-1.240 *** 

166.895 *** 
17.775 
0.184
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Median Household Income 5quared 
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Other TOD 
% Renters 
A Gross Rent
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0.137 

-0.003 
0.021 

-0.036 *** 
-0.055 *** 
9.028 *** 
0.S97 ** 
0.045 *** 
0.005 ***

2.129 
0.366 **

-0.022 
-0.039 
-0.024 
-0.011 
-4.59S *** 
-0.696 ** 
-0.008 
-0.003

6006.842 * 
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-40.27] **

-4.181
1.333 *** 

■0.049 *** 
0.024 
0.055 *** 
0.120 *** 

-3.361 
-1.186 
0.057 *** 
0.006 ***

0.11
0.03 *** 
0.08 ***

:* ** *
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0.12 -88.725 *
-95.379 *** 

7703.347 ** 
2679.065 *** 
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9.520 ***

0.09
*11.31 ** 

1.42 ** 
0.13 ** 
0.00
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0.055
2,224

0.279
2,224

0.359
2,224

0.071
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0.156
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* + *<.01 **<.05 *<10
Parameters with a pwalue of > = .10 are not denoted with asterisks
With the exception of change in gross rent and median household income, all other changes represent percentage point changes 
Values for gross rent and median household income are in 2013 dollars 
Data Source: 2000 Census, 2009-2013 5-year ACS 
Tabulations by P. Ong & C.Pech
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Table 3B.5: Legend of measured effects from Table 3B.4

Effect Meaning

A LTHS Change of proportion in individuals with less than high school education

A BA+ Change in percent non-Hispanic black

ANHW Change in percent non-Hispanic white

A Renter Burden See Chapter 2 Sections E and F for the definition

Change in percent low-income households, adjusted to inflation to less 
$10,000/year 2013 dollars income________________ _____A Low-Income HH (<10K)

Change in percent high-income househoids, adjusted to inflation to more 
than $125,000/year 2013 dollars income * ________

A High-Income HH (>125K)

A Median HH Income Change in median household income, inflation-adjusted to 2013 dollars

Change in average gross rent paid per month, inflation-adjusted to 2013 
dollars

A Gross Rent

The regressions controlled for accessibility via a variable that measured location within a transit 
station area. However, they did not analyze changes in accessibility provided by the transportation 
network operations over time, and so have a limited ability to explain how transportation 
infrastructure and services impact the socioeconomic arrangement of households in the region. 
Also, PECAS would benefit from information on real estate development for recalibration of the SD. 
Overall, however, the very strong statistical significance of some of the coefficients shows 
correlations that could be represented in regional land use models, in particular, as the causal 
nature of the correlations can be explained through further investigation.

Implications of Findings on PECAS Model Scenarios

For modeling TOD and possible subsequent displacement in the SCAG PECAS model, it was 
anticipated that the fine representation of the detailed development pattern would focus on the 
PECAS SD module, representing developers' attempt to provide appropriate housing types and 
densities in desirable locations, within the constraints of zoning, to maximize profits [J.E. Abraham 
et ai. 2015b). However, the empirical analysis presented in Table 3B.4 is more focused on 
neighborhood-level changes over 13 years. As a result, the PECAS AA module is more appropriate 
to be updated.

Households are represented in the PECAS model using an aggregate categorical system, as shown in 
Table 3B.2. Categorizing households in this way—by income and size—makes it possible to link 
them to economic information via economic input-output tables, which is why this categorization 
method was chosen for both the SCAG PECAS model and the statewide version of PECAS. The 
division into income categories is based on the earnings and expenditure patterns of households, as 
well as their participation in different labor markets according to the predominant wages paid in 
different occupational categories. The partition into size categories is done specifically to represent 
the consumption of different housing types/rates in the real estate model, the differing trip rates 
per household in the travel model, and to further support the spending and consumption patterns 
on a per-capita (rather than per-household) basis.
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Mechanism for Representing Displacement in PECAS

We stated above that the quantitative metrics about how neighborhood attractiveness changes for 
households is a function of household attributes and neighborhood attributes and could be included 
as a zone-by-zone modifier to the zonal attractiveness measures in the PECAS AA module.

Instead of the empirical results that are presented as zonal attractiveness measures, it showed the 
changes in the rent and income distribution around TOD zones (separated into Downtown and 
Other TOD zones], controlling for other influences, and thus Implying that the TOD nature of the 
zone caused such changes. Changes in zone-by-zone modifiers for each household category were 
planned to best reproduce the reported shift in neighborhood characteristics.

Scenario Development and Calibration

Parameter Change Methodology

The overall approach was to develop a small set of parameters for the SCAG PECAS model that 
represent the effect of TOD on housing location choice in a simple but realistic way. This was done 
using linear relationships that modify the utility constants on each zone for each household type 
(distinguished by income level and household size]. These parameters were then calibrated so that 
they reproduced the currently representable findings from the empirical research.

The pool of parameters to calibrate was based on the following conceptual relationships:
• TOD makes neighborhoods more attractive in general because of the improved accessibility.
• TOD has a greater attractive effect on higher-income households when expressed as a 

monetary value because money is less valuable to them. They are willing to pay more for 
amenity value because they can afford it, e.g., they have a higher value of time in 
transportation.

• In addition, households with fewer members could be more or less attracted to TOD than 
those with more members, due, for example, to differing preferences for housing types and 
different labor force participation rates.

To represent these relationships, three types of parameters were examined:
* a constant utility adjustment applied to all household types equally,
* an income-sensitive utility adjustment applied to each household type in proportion to its 

income, and
* a "small household” utility adjustment that applied only to household types with one or two 

members.

Each of these parameter types had one variant for downtown TOD and another for non-downtown 
TOD, for a total of six parameters.

Thirteen model scenarios were formulated with different combinations of these parameters to test 
their ability to help match the correlations in the metrics from Table 3B.4. Based on the results of 
these test runs, the "small household” utility adjustments were dropped because they had a 
minimal impact on the metrics, while the income adjustments were coalesced into one parameter 
for both downtown and non-downtown TOD areas. This left three parameters to calibrate: •

• a downtown TOD constant for all household types,
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* a non-downtown TOD constant for all household types, and
• a household income TOD adjustment.

Once the values of the three parameters are chosen, the following formula produced the changes in 
the utility constants for each zone needed to represent the effect in the SCAG PECAS input files:

Pdt/Mdt + Pnoz^nd + (Pdtz + PNDz)ihSK-zh

where Kzh is the value added to the zonal utility constant for household type h in zone z;

Pdtz the percentage of zone z that is in a downtown TOD area, while pNDz is the 
percentage that is in a non-downtown TOD area, to translate census tract TOD binary 
categorical variables into portions of PECAS LUZ Zones; 

ih is the midpoint of the income range represented by household category h\

and s are the downtown constant, non-downtown constant, and incomekDTi kND>

adjustment.

The calibration runs were then made and the differences in various metrics from the base condition 
were calculated. Table 3B.6 shows the metrics used in the calibration process.

Table 3B.6: Metrics used to calibrate TOD scenario

Metric Description
Change in the percentage of the households that are low-income in 
the downtown TODsDT % low-income

Change in the percentage of the households that are high-income in 
the downtown TODsDT % high-income

Change in the median income of households in the downtown TODsDT median income
Change in annual rent in the downtown TODsDT average rent
Change in the percentage of the households that are low-income in 
the other TODsND % low-income

Change in the percentage of the households that are high-income in 
the other TODsND % high-income

Change in the median income of households in the other TODsND median income
Change in annual rent in the other TODsND average rent

The differences in these metrics were compared to the changes found by the empirical research. By 
changing one parameter at a time, the approximate effect of each parameter on the metrics could be 
calculated. A least-squares optimization was then solved for the best set of parameter values to use. 
Each metric was weighted according to its statistical significance in Table 3B.4. The metrics with a 
correlation significant at p < 0.01 were given the highest weight, while those at p > 0,1 were given 
the lowest weight. In addition, the "average rent” metrics were given lesser weights than their 
significance would imply, since a price investigation revealed unreasonably high residential space 
prices for some uncommon space types in many zones of the SCAG PECAS model. Insisting on an 
accurate match on the rent metrics would distract from matching the more reliable income-based 
metrics.

Description of Calibration Scenarios

Six of the 13 calibration scenarios are described here. They are the ones that were relevant to 
finding the final set of parameter values. The scenarios are:
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• The constrained base scenario. This scenario was done in the way that is normal for the 
base year in a SCAG PECAS time series run: the number of households in each zone was 
constrained to be equal to the observed amounts to establish the zonal constants. It 
represents the control case that does not account for TOD and its effects on the 
neighborhood income mix.

• "SDBU", the unconstrained base scenario. This model run was designed to reproduce 
identical results to the constrained base scenario, but without the option to constrain the 
allocation to the controis. Instead, the zonal constants found in the constrained base 
scenario were given to the SCAG PECAS model as a direct input, to open up the possibility of 
changing these constants in future scenarios. Since no adjustments were made to the zonal 
constants in this run, it represented the case where all three parameters were zero (kDT - 
0, /CjvD = 0, s = 0].

* Test scenario 1: downtown TOD constant. This run was the same as the unconstrained 
base scenario, but with a constant of $10,000 added to each zone containing the downtown 
TOD, in proportion to the fraction of the zone that is located in the downtown TOD. This 
constant would make all households willing to spend an extra $10,000 per year on living 
expenses in order to gain the accessibility benefits of locating in a downtown TOD 
neighborhood. The choice of this number was somewhat arbitrary, since it served only for 
exploration purposes and was not intended to be realistic. The other two parameters were 
zero (kDT = 10,000, kND = 0,s = 0).

• Test scenario 2: non-downtown TOD constant. This scenario had a constant of $10,000 
added to zones containing non-downtown TOD zones, in proportion to the fraction of the 
zone located in the non-downtown TOD. The other two parameters were zero (kDT = 0, 
kfjQ = 10,000, s — 0).

• Test scenario 3; income adjustment. This scenario had an income adjustment of 0.2, 
representing each household being willing to pay an extra 20% of its income to locate in a 
TOD neighborhood. The other two parameters were zero [kDT = 0, kND = 0, s — 0.2],

• “SD10"; Scenario with optimal parameters. This scenario used the parameter values
found from the least-squares optimization; as discussed below, these values were k 
-3,110, kND = 2,530, and s = 0.0176.

DT

Parameter Exploration

For each of the above scenarios, the eight metrics were calculated, with the differences between the 
metrics for each test scenario and those for the unconstrained base scenario. Table 3B.6 defines the 
metrics for the unconstrained base scenario and the test scenario. Table 3B.7 shows the changes 
caused by the parameter values in the test scenarios, i.e., the difference between the metric in the 
test scenario and that in the base scenario. With the addition of $10,000 to downtown TOD zones. 
Test Scenario 1 shows an increase of high-income households to 6.56% from 4.93% in the same 
zones. Interestingly, this additional utility in the downtown TOD area also affects the proportion of 
high-income households and median income, as well as the average rent in the non-downtown TOD 
zones. On the other hand, the SCAG PECAS model responded very little to the additional utility in 
the non-downtown TOD zones of Test Scenario 2.
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These differences are compared to the empirical values, which are derived from Table 3B.4. Since 
all of the scenarios were run for one year, while the targets were calculated from changes between 
2000 and 2013, the targets were divided by 13 for the comparisons. It would be desirable to extend 
this approach to a run over time, so that the parameters could be increased in each successive year 
to simulate the long-term effects captured by the empirical findings.

Table 3B.7: Results of the parameter test scenarios
Test Scenario 1:
Downtown
constant

Test Scenario 2: 
Non-downtown 
constant

Test Scenario 3: 
Income adjustment

Metric Unconstrained base

DT % low-income 32.69% 30.22% 32.86% 32.71%

DT % high-income 6.56% 4.69%4.93% 4.89%

$14,780$15,003 $18,049 $15,007DT median income

$4,149 $4,408 $4,232 $4,170DT average rent

ND % low-income 13.45%14.29% 14.29% 14.39%

ND % high-income 14.16% 15.85% 14.15% 13.79%

$41,704 $44,844 $42,217 $41,986ND median income

$5,237 $5,502 $5,239 $5,329ND average rent

The size of the effects from Table 3B.8 provides an estimate of the derivative [or marginal 
differences) of each metric with respect to each parameter. From these results, a set of optimal 
parameters were derived using a least-squares optimization. In this optimization process, the 
targets were given tolerances [desired closeness of match) based on the statistical significance of 
the correlation found between that outcome and the presence of TOD.

Table 3B.8: Effect of parameter changes compared to the empirical targets
Test Scenario 1:
Downtown
constant

Test Scenario 2: 
Non-downtown 
constant

Test Scenario 3: 
Income adjustment

Unconstrained baseMetric

DT % fow-income -2,48% +0,17% +0.01% -0.35%

DT % high-income +1.63% -0.24% -0.03% +0.12%

+$3,046 -$223 +$3 +$593DT median income

+$259 +$84 +$21 +$13DT average rent

ND % low-income +0.09%-0.84% -0.01% -0.05%

ND % high-income +1.69% -0.00% -0.36% +0.05%

+$3,139 +$513 +$282 +$206ND median income

+$265 +$2 +$93 +$1ND average rent

The approach for the weights was to assume that the parameter effect was a Gaussian random 
variable with a mean equal to the target and a standard deviation equal to the tolerance. A 
tolerance was chosen so that the chance of this random variable reaching zero [and therefore the 
correlation does not actually exist) was equal to the stated p value. For example, at the p < 0.01 
statistical significance level of the empirical study, the tolerance was set to about 43% of the
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absolute value of the target, since at that standard deviation, the probability of the target reaching 
zero was about 1%. The targets that showed no statistical significance were assumed to have a p 
value of 0.3.

In addition, the tolerances on the rent targets were multiplied by 15, since the rents produced by 
the current SCAG PECAS model were not believed to be reliable. The resulting tolerances are shown 
in Table 3B.9.

Table 3B.9: Change resulting from the optimal parameters

Metric Empirical target Tolerance Actual change

DT % low-income -0.35% 0.15% -0.27%
DT % high-income +0.12% 0.23% +0.21%

+$593 $360 +$338DT median income
$83 +$2+$13DT average rent

ND % low-income -0.05% 0.03% -0.05%
ND % high-income +0.05% 0.04% +0.06%

+$206 $125 +$188ND median income
+$1 $39 +$46ND average rent

The actual changes in the metrics produced by these parameters are also shown in Table 3B.9. As 
expected, the changes of rent were not close to the targets, although they had the correct sign. 
However, the other metrics showed a good match to the targets. Therefore, the method outlined in 
this section is a viable way to reproduce the empirical effects of TOD on neighborhood change.

The optimal parameters derived from this approach were: kDT = -3,110, kND - 2,530, and s = 
0.0176. Households, in general, were willing to spend $2,530 per year to locate in a non-downtown 
TOD, $3,110 to avoid a downtown TOD, and 1,7% of their income to locate in any TOD.

The parameters in the PECAS AA model inputs are constants by zone type [TOD, Downtown TOD), 
which are then modified in an alternative scenario based on the optimal "meta parameters” 
discussed above. The changes in the PECAS model inputs are shown in Table 3B.10.

Table 3B.10: Changes in Zone Constants

Household Category DTTOD Mod Other TOD Mod
INC0010 2 or less -3,019.27 2,616.29

2,616.29INC0010 3 or more -3,019.27
INC1025 2 or less 2,836.29-2,799.27

2,836.29INC1025 3 or more -2,799.27
INC2550 2 or less -2,447.28 3,188.28

3,188.28INC2550 3 or more -2,447.28
INC5075 2 or less -2,007.29 3,628.27
INC5075 3 or more -2,007.29 3,628.27
INC75100 2 or less 4,068.26-1,567.30

4,068.26INC75100 3 or more -1,567.30
INC100150 2 or less -907.32 4,728.24
INC100150 3 or more -907.32 4,728.24
INCISOm 2 or less 5,608.22-27.34
INCISOm 3 or more -27.34 5,608.22
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In this section, a set of parameters was estimated for the SCAG PECAS mode! to best reproduce the 
empirical findings on changes of households by income category, median household income and 
gross rent in downtown TOD and non-downtown TOD areas. For the zones identified as TOD zones, 
the zonal accessibility factors in the AA module were updated during its run with the parameters in 
Table 3B.10 for each household category. For downtown TOD zones, the annual changes of low and 
high-income households are -0.3% and +0.2%, respectively. For non-downtown TOD area, the 
annual changes of low and high-income households are -0.05% and +0.06% respectively, as 
Table 3B.9 shows.

This study did not attempt to incorporate the existing conditions, such as proportion of Asian or 
black, or proportion of renters. It could be possible to calculate the willingness-to-pay rent 
depending on the zonal conditions with racial/ethnic proportion in year 2000, just as demonstrated 
in this section. However, it would be more desirable to be able to update such conditions with 
endogenous variables and express displacement through the relationship between variables, rather 
than keep referring to a fixed set of input data. To make this possible, fine-scaled 
household/population segmentation is required.

In spite of the limitation of being incapable of dealing with existing conditions, the updated SCAG 
PECAS model with the optimized parameters still gives an opportunity to examine system-wide 
changes. Although the SCAG PECAS model is not able to pinpoint the origin of the 0.2% high-income 
households who relocate in the downtown TOD area, it shows changes of households by 
income/size categories and cascading effects from all of the zones in the region. The following 
section briefly summarizes the zonal differences created by inclusion of the TOD-reiated 
parameters. Appendix Q summarizes the region-wide impact of TOD by household types’, industries, 
and housing types.

Displacement Impact

This section analyzes the region-wide zonal changes of household location and rent estimated by 
the updated SCAG PECAS model with and without the TOD-related parameters. The model run with 
this optimized set of parameters is labeled "SD10." The equilibrium state estimated by the SD10 
scenario is compared to the unconstrained base scenario, called "SDBU." The difference of the two 
states is caused by the parameters estimated from the empirical findings of Table 3B.4, which 
shows the displacement as the changes of household proportion by income group.

Location Changes

The calibration of model behavioral constants described in the previous section was able to 
reproduce the change in income that occurred in the TOD zones. Average incomes in TODs went up 
compared to the model run SDBU, without TOD consideration, and the percentage of people in 
TODs who are low-income went down, as Table 3B.9 shows in the "Actual Change" column. 
However, Table 3B.4 also shows that the absolute number of low-income households in TODs 
generally went up, even though the percentage went down, with the exception of the low- to 
middie-income groups (0 to $75K). They are being reduced in the downtown TOD zone, as Figure 
3B.4 shows. It is also shown that the reduction in the downtown TOD zone is severe [colored by 
dark red) for households with less than $10K income and of small size, and $10K-$25K income and 
of large size.
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Note that SDBU, the "without" TOD version of the SCAG PECAS model, is also calibrated to the zonal 
household statistics by income and size categories. In the calibrated "with" TOD version (SDIO in 
the previous section), the estimated household location deviates from the target statistics. Two 
separate attempts were made to get the SCAG PECAS model to calibrate, one with targeting of a 
snapshot of household location in the region, and another one to match the marginal changes in the 
TOD zones. And the latter one contradicts the former effort In the ideal situation, the introduction 
of the TOD-related parameters should maintain the previously calibrated household location, and 
still should be able to show the marginal changes over simulation time. Along with an "agile and 
incremental" approach, a comprehensive strategy should be devised to calibrate the model to 
reproduce not only a static snapshot, but also marginal changes.

Spatial Changes in Rent

The spatial changes in rent for the "L Luxury" category (ResType3) and "L Economy1 (ResType4) 
are shown in Figures 3B.5 and 3B.6. There are increases in rent in most of the TOD zones, but 
decreases in rent in the non-TOD zones.
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The shift in the demand for location towards TOD zones allows for an overall decrease in housing 
prices in the region with a corresponding benefit to residents and loss to landowners. However, the 
increase in some TOD zones is much larger than the decreases elsewhere, and hence much more 
likely to be measureable and noticed. When TODs are envisioned and developed, the region-wide 
impacts on rent must also be considered, since they mitigate the TOD-specific changes in rent, and 
may be larger in aggregate to the region but smaller in each location.
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3B.5. Findings and Conclusions

SCAG PECAS Update and Findings from TOD Scenario

This work explored possibilities for representing TOD and displacement in the SCAG PECAS model, 
and it proved challenging. The current model design could best represent the real estate 
development nature relating to TOD as developers demolish, convert, and build housing [or non- 
residential space) near major transit stations. PECAS, then, represents displacement as the 
difference of states estimated from with and without TOD-related parameters. Further empirical 
research on real estate development, especially with a behavioral framework analysis of developer 
profit motive, could lead to a very rich representation of displacement in the SCAG region in terms 
of physical changes anticipated in planned TOD areas.

The SCAG PECAS model was modified to best represent the empirical findings regarding 
displacement around TOD zones that occurred between 2000 and 2013. The attractiveness of the 
TOD zones was changed for households, with a search process determining the optimum set of 
parameter shift strategies to represent observed changes (divided by 13 to annualize) in TOD zones 
in the percentage of low-income households, percentage of high-income households, median 
household income, and gross (and then) average rent. This scenario was compared to the base 
scenario to determine the impacts on the spatial economy.

A shift in the desirability of TOD zones brings about changes in the distribution of households in the 
region. As Figures 3B.5 and 3B.6 show, rent outside of TOD zone decreases as the demand for 
housing in TOD zones is generally increased. The increase of rent in TOD zones and the decrease in 
non-TOD zones result in positive net change in rent; in other words, regional net rent increases. In 
the updated model, the TOD-related parameters work as an increasing factor of rent in the TOD. 
Within the closed economic system (aka, the input-output analysis framework) that characterizes 
the SCAG PECAS model, the rent increase in TOD zones is interpreted as a positive direct impact 
without any leakage to outside the region. Also, its multiplied impact (again, as of Input-Output 
framework) cascades to every household in the region. Analysis of aggregated economic impact has 
been traditionally used as one of the most important measures in evaluation of various facility or 
land use plans. The current SCAG PECAS model shows that TOD in Los Angeles County is 
economically desirable to every household in the region.

However, this may be an overly simplified assertion in the modeling of displacement. Even at the 
zonal aggregated level, households of certain types are moving out from the downtown TOD zone, 
and the resulting rent of certain type of residence decreases as modeled with fixed real estate 
inventory. Although the total of their surplus or composite utility might be increased, this is not the 
case for a small group of households, and the degree of negative impact to them might be very 
acute. Parting from its initial design specification, the SCAG PECAS model might need a radical 
update so that it can scrutinize the difference in susceptibility to policy at the micro level.

Caveats and Cautions in Interpreting the TOD Scenario

The scenarios developed here do not include a representation of shifts in developer behavior. The 
magnitude of observed change in the empirical study was reproduced in the cross sectional portion 
of the SCAG PECAS model through attractiveness measures to draw households into TOD zones. 
Without the enabling effect of shifts in development, the attractiveness measures would be too
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high. Thus, the total benefit measures calculated may be too high, and the absolute magnitude of 
those benefits may be overstated.

The proper consideration of transport costs requires a time-series scenario run with full 
integration with one of the SCAG travel models. This study approximated the improved desirability 
of TOD zones through a constant neighborhood effect, but the direct travel improvements from 
transit services would be better represented in changes in the "skims'' calculated from the travel 
demand model. The suggestion in the scenarios that TOD development could lead to higher travel 
costs for obtaining household services is based on location [home and destination] changes only; a 
travel model is the appropriate tool for further investigating this concern.

Consideration for Next Steps

The monitoring and future empirical analysis of TOD in the SCAG region should be expanded to 
incorporate the motivating factors of developers: notably the costs and profitability of different 
types of buildings on land with different conditions such as land classified by spatial regulations, 
fees, and physical geography effects influencing construction costs. Housing desirability, and hence 
developer profitability, of different building options vary with the exact location. The analysis 
should include a numerically specific representation of the impact on rent (or willingness pay for 
housing] of proximity to transit station entrances, transit infrastructure noise effects, and other 
statistically important effects such as proximity to freeways, parks, beaches, and major arterial 
roadways. The specific approaches described in (Wang et al. 2011], where California statewide data 
was used, should be expanded into a time-series analysis with a focus (or oversampling] on changes 
in the vicinity of transit stations.

The model scenarios developed here show that the undesirable displacement of low-income people 
from around TOD stations could be the result of changes that are beneficial at the aggregate level to 
other households. Wealthy people have more freedom and economic power, and so they can take 
advantage of changes in situations more easily. Their shifts in behavior, however, may open up 
other opportunities, which low-income people who are sensitive to price changes may be able to 
take advantage of. Displacement of people of certain ethnic groups could not be analyzed with the 
current SCAG PECAS model.

The empirical research and the model categorize households by their income. It was found that 
TODs tend to be associated with higher incomes in the future. This modeling result could happen 
due to higher-income households moving into TODs, lower income households moving out, or 
upward mobility. Future empirical research in the SCAG region should attempt to address these 
possibilities, through panel analysis of TOD residents, or through retrospective surveys of current 
residents. Time-series census tract data is not generally adequate to identify these possibilities 
(although the ACS geographic mobility question has proven somewhat useful).

The household-level categorization in the SCAG PECAS model should be refined to add 
representation of race and ethnicity. The empirical findings showed correlations between race and 
ethnicity variables over time, and causal hypotheses could be explored using a PECAS model that 
includes race/ethnicity and housing tenure. Even though current empirical study suggests adding 
these variables, a more vital improvement would be focusing on making the SCAG PECAS model 
more flexible. Its tight theoretical structure and use of input-output (and social accounting] matrix 
makes it hard to expand PECAS to include non-economic variables. Enhancing the flexibility of
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PECAS requires fundamental change in the model structure, which would require considerable time 
and resources.

A few options for expanding the household classification could be explored, including options to 
incorporate the variables suggested by the empirical study, and options for restructuring the 
model. Table 3B.11 summarizes the pros and cons to be considered.

The first option is to expand the dimension of household classification in the SCAG PECAS model to 
three or more from the current 2 dimensions of [7 income group]-by- [2 size group]. In addition to 
4 to 7 groups for race/ethnic variables, 2 housing tenure groups (owner/renter] can be considered. 
Although this is one explicit way to incorporate the empirical findings' variables, the model’s 
flexibility is not improved. In the case when a new finding points to another important variable, the 
same discussion should be repeated. In the incorporation of the variables mentioned above, the 
model should he recalibrated for at least 112 (=7*2*4* 2] household types; the scope of that task 
would be virtually identical to a fresh development of PECAS for the region. Another aspect to be 
considered is that a change in household classification from the current version also means that the 
SCAG version would diverge from the statewide one, and there would be no more direct 
cooperative relationship in its development

A microsimulation version of the PECAS AA module is the one of the options, respecting the same 
PECAS utility function, to enable specific coefficient modifiers in the PECAS utility functions for 
different races and ethnicities, without drastically expanding the number of categories represented 
in the model. However, adopting microsimulation without caution and respect for the type of 
analysis undertaken here, and the economic foundations of PECAS, could weaken the ability to 
show comprehensive distributions of benefit measures by type of household, interaction, location, 
housing type, etc. Since this option radically changes the model structure as well as the software 
implementation, existing microsimulation tools should be considered with an open mind. Even 
though the model structure would be different from the existing one, a new microsimulation model 
could use data similar to what is already collected for PECAS. Therefore, instead of developing new 
software with an updated model formulation of PECAS, a fresh start with an existing tool might a 
way to increase the chance of success.

Recalibration of the hedonic price model and complete development of the disaggregated version of 
the SCAG PECAS SD module is another option. Since the current SD module includes the zone ID as a 
dummy variable to capture unexplained price factors, it is also possible to include other 
neighborhood variables, such as ethnicity. This is not performed in this project, because the 
empirical finding does not include sufficient evidence to support recalibrating the hedonic model. 
However, this might be the most feasible among the options examined as additional parcel-level 
real estate data, including price, becomes available.

Another option in modeling ethnic change is to apply a household joint distribution of income, size, 
and ethnic composition to the current SCAG PECAS output of household by income and size. This 
approach assumes that the current ethnic composition is determined by income and size 
composition at the TAZ level and the relationship is fixed. However, that method just matches the 
empirical findings without making much economic sense. The ethnic proportion is just calculated 
without dear causality with TOD and displacement.

As the method demonstrated in the previous section of the recalibration of SCAG PECAS based on 
the empirical finding, the last option is to recalibrate the zonal utility constant with ethnic variables 
and the proportion of owners. It could be possible to match more coefficients provided from the
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empirical findings shown in Table 3B.4. However, this option still does not improve the flexibility of 
the ultimate model.

Table 3B.11: SCAG PECAS Enhancement Options
Option Description Pro Con

Currently household is in [7 income group] 
X [2 size].
Expand to [7 income group] X (2 size] X (4 
to 7 ethnic group]

Explicit modeling of 
the household by 
ethnic group

Divert from the State-wide 
PECAS model

Expand household 
classification for AA

Requires significant resources 
and time for data compilation 
and recalibration.Re-estimate model within general 

equilibrium framework.
- Consumption (commodity and housing 

by location) pattern for each 
household type

- Labor supply (occupation) pattern for
each type of household.___________

Model is still inflexible to add 
other important/significant 
variables that are found.

Individual 
representation of 
economic entities 
allows flexible model 
expansion

Details are in discussion. Hard 
to make a decision to go with it 
without further estimation of 
development time and budget.

Current model structure is in matrix- 
represented aggregated form, and 
calculates the market clearing prices in a 
closed mathematic way.

Microscopic version 
of AA

Restructuring It into simulation based 
model with representation of individual 
households and business, model resulted
from random drawings______________
Current model uses ZONE ID as dummy 
variable to compensate for all of the 
unexplained price factors.

Need more concrete evidence 
of ‘success" to choose this 
option

Technically feasible to 
incorporate additional 
zonal level variables 
to price estimation.

Space development is partially 
calibrated for the SCAG land

Ethnic composition as 
neighborhood 
condition for SD 
(Hedonic price model)

use.

Use the ethnic composition in the price 
model along with the ZONE ID dummy.

It can be incorporated when 
the SD is fully calibrated with 
the proper value data.

It was has to be done in separate study for 
the empirical study in this project does
not provide the necessary parameters

Technically feasible 
with relatively small 
budget and resources.

Using joint distribution of household 
[income] X [size] X (ethnic composition], 
calculating the difference in the ethnic 
composition before and after the 
calibration (with TOD variables).

Ad-hoc application of TOD 
variables to estimate ethnic 
composition as DV, not IV.

Ethnic composition 
comparison before- 
and-after the 
calibration with TOD 
binary variables

Further adjust the model to match the 
estimated parameter (changes of NHW at 
TOD area)________________________

Model is still inflexible to add 
other important/significant 
variables that are found.

Technically feasible 
with relatively small 
budget and resources

Adjust AA model further to incorporate 
ethnic variable as neighborhood 
condition, as the method described in this 
chapter.

Ethnic composition as 
neighborhood 
condition for AA

Model will depend on 2000 
ethnic composition. Then why 
not the time period out of 
recession?

Given estimated parameters, adjust the 
location choice constant to match the 
gross rent change by proportion of Aslan# 
NHBLK and Hispanic________________
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Section 3C: Development of an Off-Model Displacement 
Assessment Methodology
In this section we identify neighborhood indicators that significantly predict types of neighborhood 
change associated with displacement in the models developed in Chapter 2 as related to transit 
investment. We construct neighborhood indicators from readily available, tract-level ACS data in 
order to facilitate assessment of displacement risk by city or regional agency staff in a simple 
spreadsheet analysis. For the Bay Area and Los Angeles cases, we will calibrate these indicators to 
the extent possible with the findings of the UrbanSim and PECAS models.

The following presents several different approaches to an off-model displacement assessment 
methodology, reflecting in part the differences between the model structure and results for the Bay 
Area and Los Angeles. The Los Angeles model builds on the logit regression of gentrification in 
Chapter 2, section 2E, adding variables to represent change in rent and density. The tool assesses 
risk by totaling the significant coefficients using data from each tract; to assess future risk, SCAG 
will need to provide additional inputs that project rent and density. For the Bay Area, we provide 
two models; one to assess gentrification risk based on risk factors from the built environment and 
the second to predict displacement specifically (since it is occurring in all types of neighborhoods, 
not just gentrifying neighborhoods]. The tool identifies whether a tract is at risk for each factor, and 
totals the risk factors to determine the level of risk. All of the variables used can be predicted by 
UrbanSim in order to assess future risk. All of the models demonstrate a robust ability to predict 
gentrification and/or displacement, with results ranging from 50% to 86% accuracy.

Defining a Predictive Model

A predictive model should have the ability to predict future outcomes, and a quantitative predictive 
model uses a set of observed or anticipated indicators (variables) that influence the projected 
results. For this task, the objective is to identify neighborhoods (defined as tracts) that will be at 
risk of gentrification and displacement in the future so that the relevant governments (e.g. counties 
and cities) and their agencies (e.g. MPOs, housing, transportation, and environmental departments) 
can take appropriate action to offset negative effects. A predictive model can be based on causal or 
descriptive models of past patterns and dynamics. A causal model uses causal independent 
variables or factors, while a descriptive model may also include independent variables that are not 
necessarily causal but nonetheless correlated with the variable (outcome) of interest For 
predictive purposes, we do not necessarily require knowing causal relationships since correlated 
indicators may be sufficient to forecast the outcome. (An example is the canary in the coal mine, 
where the bird does not cause poisonous gases but merely serves as an early warning.)

Specifications of the Off-Mode! Tool for Los Angeles

The key challenge of creating a predictive model is the availability of input data for the future time 
period of analysis. We explored whether SCAG’s PECAS model can help fill in some of the required 
projected variables. We focused on three key variables from SCAG’s previous efforts, which include: 
(1) household by income by size, (2) housing types, and (3) land prices. In terms of household by 
income by size, for Los Angeles, we find that SCAG's projected patterns are not consistent with 
recent trends. For example, SCAG projects growth of low-income households on the Westside of Los 
Angeles County, an area of moderate to higher income. We examined the changes in the spatial 
patterns of low-income households in the past decade using 2000 and 2013 data and find
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inconsistencies with SCAG's trajectory of low-income households in the future. We believe that part 
of the discrepancy is the way SCAG models the spatial distribution of future changes in total 
housing units and households, and then translates into household by income by size. Unfortunately, 
we do not have enough information to understand their modeling approach.

The second variable that we examined is SCAG's housing type category. The challenge is that it does 
not correspond to available ACS information. Perhaps the biggest issue is the fact that the housing 
type variable does not differentiate between renters and homeowners. This is a severe limitation 
because displacement mainly affects renters, and renters comprise an overwhelming majority of 
households around transit stations. We recommend that SCAG should have projections by tenure. 
This includes building a bridge between housing type and tenure. A related issue is the lack of 
information on households by race and ethnicity, which is a key element in the debate regarding 
gentrification and displacement. Our analyses reported in Chapter 2 show that race and ethnicity 
have an independent effect and could not be captured by mere differences.

The third variable that we assessed is land prices. Land price is the value of the land per square 
foot. The idea behind looking at land value is that changes in land price, whether historical or 
projected, can help us understand changes in rent level, which is highly related to displacement and 
gentrification. SCAG has stated that it has done very preliminary work on land prices in the 
previous RTP. This work has only been done at the TAZ level, which makes it problematic if we are 
to focus on smaller-level geographies such as TOD neighborhoods. As part of our assessment of 
SCAG's land-price data, we did our own estimate of baseline land prices using the county assessor's 
parcel data. Here, we find discrepancy with the land price data that SCAG provided to us. Upon 
further investigation and inquiry with SCAG, SCAG responded that they did not estimate land prices 
but instead were estimating improvement prices (built structure price per square feet). In our 
opinion, improvement prices are not an adequate proxy for land prices, and thus have limited 
usefulness in projecting future rent changes.

We also examined what SCAG is planning to do with land prices in their current PECAS model. They 
stated that they will use different techniques (e.g. hedonic pricing) to estimate land prices and that 
they will use micro simulation of the market to project market-clearing land prices in the future. 
SCAG uses an equilibrium approach rather than a marginal change approach. An equilibrium 
approach maybe appropriate if the time period is very long, but for shorter time periods, a partial 
adjustment model is more appropriate. Because this effort is ongoing, SCAG has been reluctant to 
share any preliminary numbers with us, and we did not receive any of the information for our 
assessment. As such, we cannot assess its current work. We do believe, however, that if it is able to 
estimate land prices for the base year and adequately project land prices in the future, then there 
also needs to be a serious effort to determine how land prices are related to rent levels, and how 
changes to land prices are related to changes in rent levels.

A possible feasible alternative is an off-model module to identify potential areas at risk of 
gentrifying. The key missing values (e.g., projected changes in rent) can be filled in later when SCAG 
finalizes its PECAS land price model and estimates how changes in land prices affect rent levels.
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Off-Model Module: Identifying Potential Areas at Risk of Gentrification

As previously mentioned, a predictive model should have the ability to predict future outcomes, and 
a quantitative predictive model uses a set of observed or anticipated indicators that influence the 
projected results. Below is a basic predictive model that forecast for outcome "0" into the future 
(time = t +1} from today (time = t).

0(t+l)= a + b*X(t-l) +c*Y(t) + d*Z(t,t+l) + g*V(t4-lJ + error

In this model, a, b, c, d, and g are vectors of parameters (usually based on some cause or descriptive 
model or models). X is a vector of past factors that have persistent influences on the future (For 
example, major features of the built environment inherited from the past, which are not likely to 
change over time). Y is a vector of current factors, Z is a vector of factors that will materialize 
between today and tomorrow, and V is a vector of factors that will be present in the future. The 
error term denotes the degree of uncertainty in the prediction. Z can only contain factors that 
themselves can be predicted over the projection period. This can include policy decisions or major 
actions within the control of an agency, such as major investments in new infrastructure. Z can also 
contain variables that have been predicted through other means. For example, some regional 
economic models use national economic projections as drivers (e.g., the projected growth in GDP). 
Similarly, V can only contain factors that are predicted at the end of the projection period.

We calibrated the model by examining observed recent trajectory. This is based on analyses 
reported in Tasks 2D, 2E and 2F. Below is a stylized example model, where t is the current period 
and t-1 is the previous (baseline) period. The model parallels the above predictive model:

0(t)= a + b*X(t-2) +c*Y(t-l) + d*Z(t-l,t) + g*V(t) + error

For example, we estimated whether a neighborhood (tract) was defined as gentrified or gentrifying 
by 2009-13 (the most recent period with ACS data at the tract level). The baseline year is 2000. X(t- 
2) includes whether the tract was gentrifying in an earlier period and whether it had pre-existing 
transit stations (e.g., during the 1990s, prior to the 2000 baseline year). Y(t-l) includes variables 
for the demographic (race/ethnicity), socioeconomic (income), and housing (tenure) 
characteristics during the baseline year (2000). Z(t-l,t) also includes the opening of transit stations 
after 2000. It is important to note that we do not include variables denoting changes in the 
population between t-1 and t. We exclude them because they are potentially endogenous and 
because we cannot predict their values in the future. The model does not include V(t). Which 
factors are important is determined empirically (i.e., the variables that are statistically significant).

We use the empirical results to develop the off-model module, which predicts the risk of 
gentrifying. Gentrifying includes both direct displacement (socially and economically disadvantaged 
residents who are forced out) and exclusionary displacement (barriers that make it difficult for 
disadvantaged residents to move in). Our goal is to identify tracks at risk of being gentrified in the 
future (roughly 10 years from the base year since our analysis of past trends is roughly by decades). 
We aim to use only data that are readily available to the public and MPOs (ACS) and outputs from 
PECAS. In our analysis and spreadsheet, we do the following:

We determine which tracts are eligible for possible gentrification in 2000 (baseline), and 
which have gentrified/gentrifying (G/G) by 2013 (future).
We develop a list of variables (based on the data restrictions described above) that can be 
used to model the odds of gentrifying during the 2000-13 period. This is not a causal model.

1.

2.
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but a descriptive one including changes (possibly endogenous] during the period. We also 
include TOD by type to capture its effects.
We estimate the influence/association of the right-hand side variables on the probability of 
gentrifying using a logit regression with available data. We use only eligible tracts. We only 
use statistically significant right-hand side variables, determined interactively by 
eliminating insignificant variables.
We then run some basic robustness and efficacy analysis on predicted odds of gentrifying, 
looking at consistency of actual versus predicted G/G. We have decided on three categories: 
(1] high predicted odds [predicted>.666]; (2J moderate predicted odds; and low predicted 
odds [predicted<.333]. We examine the absolute and relative numbers of false positives and 
false negatives.
We incorporate the logit regression model results into a spreadsheet that can be used to 
calculate the predicted odds and the three categories. We do not know if the estimated 
coefficients are applicable outside of Los Angeles. If not, then each region would need to run 
a logit model. The values in the spreadsheet can be replaced with new baseline and 
predicted data from SCAG when these become available.

3.

4.

5.

Limitations

The accuracy of a predictive model varies with a number of factors. For example, the predictive 
power can be low if the model relies on a causal or descriptive model with little explanatory power 
(e.g., a multivariate linear model with a low adjusted R-square). The prediction may also be 
systematically biased if there are fundamental changes in circumstances not captured by the 
causal/descriptive/predictive models. The accuracy of a predictive model also diminishes when 
examining detailed outcomes or outcomes further into the future. Because of the inherent variance 
around a prediction, there will be false positives and false negatives, whose prevalence increases 
with decreases in predictive accuracy.

Very few models accurately capture the variance and precisely estimate outcomes that are 
consistent with the actual world. For example, many causal multivariate models have very low r- 
square which is roughly the percent of the variance explained by the model. Quite often we find r- 
squares between .10 and .30 which means we are only explaining 10 to 30% of the variance, leaving 
70-90% of the variance unexplained. The same is true with a dichotomous model which predicts 
something happening or not happening. In other words, it can predict false positives and false 
negatives even if the model overall is statistically significant. For example, our model as a whole is 
significant but we still have a fair number of false positives and false negatives. Therefore, we 
should be very cautious on how to use these models. The model, nonetheless, is the best that can be 
done within the scope of the work that is being funded.

Table 3C.1 displays the crosstabs between the actual and predicted tracts that gentrified or are in 
the process of gentrifying. Overall, the model is able to predict roughly 93% (867 of the 932] of 
eligible tracts into their actual category (either did not gentrify or actually gentrified and were 
predicted as having moderate to high risk). Forty tracts fall into the "false negative” category, that 
is, these tracts actually gentrified but the model predicts them having a low risk of gentrifying. 
Fifteen tracts would be considered "false positives,” tracts that did not actually gentrify but the 
model predicts that they did. In terms of predicting tracts that are at risk of gentrifying, the model 
has about a 50/50 percent chance of doing so.
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Table 3C.1: Actual versus Predicted Gentrification in Los Angeles Tracts

Predicted
Actual,

GG 2000-13

Low Moderate High 
(<-33) (.33- 66) (.66+)

Total

No 825 18 8507
Yes 40 22 20 82

865 40 93227

Organization of Off-Model Module Spreadsheet

The off-model module includes four different spreadsheets where data can be inputted. The 
purpose of the first ("County Avg") and second ("Gentrification Calcs"] spreadsheets is to identify 
tracts that are susceptible to gentrifying and tracts that actually gentrified between 2000 and 2013. 
For the first spreadsheet, county-level data are inputted and for the second spreadsheet, individual 
tract data are inputted. The following definitions from Tas’k 2E are used to define eligible and 
gentrified/gentrifying tracts:

A tract was eligible if it met all of the following criteria:
1. The tract had a population of at least 500 residents in Year 1
2. Vulnerable (eligible] in year 1 (at least 3 out of 4 of the following indicators}:

o % low-income households (household income below 80% of the county median] is 
above the county median

o % college-educated (bachelor's degree or higher] below county median 
o % renters above county median 
o % nonwhite above county median

A tract is said to be gentrified or gentrifying if it meets eligibility and all of the follow criteria:
1. Demographic change between years 1 and 2

o Change in % college-educated > county (percentage points] 
o Change in % non-Hispanic white > county (percentage points] 
o Change in median household income > county (absolute value]

2. Change in median gross rent > change county median gross rent (absolute value]

The third ("Risk Factors"] and fourth ("Predicted Value") spreadsheets are used to predict areas 
that are at risk of gentrifying. Only tracts that are eligible (determined from the two previous- 
spreadsheets] are included in the calculations. The current spreadsheets use 2000 data as the 
starting point and the 2009-2013 ACS as the endpoint. Once the necessary data becomes available 
from SCAG, the values can be replaced with new baseline and projected data. The following 
variables are to be inputted into the "Risk Factors" spreadsheet:

® Median Household Income (2013)
• % non-Hispanic black (2013)
• % Hispanic or Latino (2013)
• % Asian (2013)
• % Renters (2013)
• Em ploym en t Density (2013)
• Downtown TOD (Dummy variable)
• Pre-2000 TODs (Dummy Variable)

• Post-2000 TODs Including any Future Transit Stations (Dummy Variable)
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• Change in Median Gross Rent (to be projected based on SCAG’s predicted changes in land 
prices)

• Change in Household Density (to be projected based on SCAG's allocation of new housing 
units and households)

Projected data are needed to calculate the change in gross rent and household density. Once all data 
are inputted, the last spreadsheet, "predicted value," calculates and categorizes eligible tracts into 
one of the three categories: (1] high predicted odds [predicted>,666]; (2} moderate predicted odds; 
and low predicted odds [predicted<.333].

Concluding Remarks

Given the current state of SCAG's regional models (still in development], future work will be needed 
to develop, test, and refine an off-model predictive module that identifies neighborhoods at risk of 
gentrification and displacement in the near future. It is important to incorporate insights and 
understandings based on empirical evidence. This includes explicitly modeling the dynamics as 
they relate to economic class, tenure status, and race and ethnicity, both for recent developments 
and future projections. SCAG can benefit by seeking outside advice from those with expertise on 
these topics.

Specifications of the Off-Model Tool for the Bay Area

The Bay Area Off-Model tool uses the variables that we found to be significant in predicting 
gentrification and displacement in the Bay Area. Instead of using the coefficients from the 
regressions of Section 2E, however, we construct risk indices similar to the gentrification index 
used in that section. Again, we focus on variables that the regional model (UrbanSim) can predict, 
and give an example of calculating risk for present-day (2013) data, although we believe such data 
can easily be replaced with future projections from the models. We develop two different models, 
one to assess gentrification and the second to assess displacement, specifically, the loss of low- 
income households. We separate the two, as our ongoing research has shown that low-income 
households can be displaced from many different types of neighborhoods, not just poor, gentrifying 
ones.

Gentrification and Displacement Risk

Recall from Section 2E, the gentrification index was assessed using the following index, which was 
used in models to determine what kinds of neighborhood characteristics predicted gentrification.

1. Tracts with atleast 500 people in year 1 and less than 25% of their population in college 
(college towns)

2. Vulnerable in year 1 (at least 3 out of 4 of the following indicators):
o % low-income households > regional median 
o % college-educated < regional median 
o % renters > regional median 
o % nonwhite > regional median

3. Demographic change between years 1 and 2:
o Growth in % college-educated > region 
o Growth in median household income > region

4. Investment between years 1 and 2:
o % market-rate units built between year 1 and 2 > regional median
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o Growth in either:
* Single-family sales price per square foot> regional median
* Multi-family sales price per square foot > regional median
■ Home value > regional median (where sales data is unavailable]

Using the results from the logit models in Section 2, we then assessed future risk of gentrification 
by first determining if a tract was eligible (criteria 1 and 2 above], and then assess risk based on the 
presence of the following risk factors:

1. Within a half-mile of a rail transit station
2. % of units in buildings built pre-1950 > regional median
3. Employment density (# jobs/square mile] > regional median

Eligible tracts that had only 1 out of the 3 risk factors above were given a risk level of low. Tracts 
with a composite score of 2 were assigned a risk level of moderate, and tracts with all 4 risk factors 
were assigned a high level of risk.

We then applied the same method to data from 2000 and the previous decade to compare predicted 
risk values to the actual gentrification index for the period of 2000-2013. These are summarized in 
Table 3C.2.

Table 3C.2; Actual versus Predicted Gentrification in Bay Area Tracts

Predicted
Actual,
2000-13

Low Moderate High Total

353No 109 50 512
Yes 12 57 8516

121 419 59766

Thus, for the gentrification model, the Bay Area tool predicts moderate or high risk of gentrification 
for 73 of the 85 tracts that actually gentrified (86%). However, it also predicts a moderate or high 
risk for 383 of 512 tracts (75%) that did not actually gentrify.

A similar procedure was used to assess displacement risk, except most tracts were deemed eligible 
to experience displacement if they were home to more than 100 low-income households, had over 
500 people living in them and less than 25% of the population in college. Based on the results from 
section 2E, we added prewar neighborhoods, TODs outside of the three largest cities and 
percentage of low-income households living in naturally occurring affordable units as risk factors 
for displacement. Tracts with a composite score of 2 or 3, were assigned a risk level of high, and 
tracts with a score of 1 were considered moderate.

As shown in Table 3C.3, the displacement prediction tool predicts moderate or high risk of 
displacement for 470 of the 537 tracts that experienced a loss of low-income households (88%).
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Table 3C.3: Actual versus Predicted Loss of Low-income Households in Bay Area Tracts

Predicted
Actual,
2000-13

Moderate High TotalLow

240 472 297 1009No
67 259 211 537Yes

731 508307 1546

Chapter 3 Conclusions
In this chapter, we explain our findings' that the integrated transportation land use and 
transportation models used by the state's MPOs have varying ability to address displacement. 
Researchers successfully adapted UrbanSim to address how race, income, household size, rent, and 
rent burden shape household location decisions and thus displacement. These modifications will 
ultimately be integrated into MTC's Sustainable Communities Strategy, However, PECAS, the model 
used by SCAG, could not be adapted to analyze displacement.

We also present several different approaches to an off-model displacement assessment 
methodology, designed for use by practitioners. All of the models are able to predict gentrification 
with results ranging from 50% to 86% accuracy.
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Acronyms Used in This Chapter

ACE (Altamont Corridor Express)
ACS (American Community Survey)
BART (Bay Area Rapid Transit)
CHTS (California Household Travel Survey)
CNT (Center for Neighborhood Technology)
GHG (Greenhouse Gases)
GPS (Geographic Positioning System)
NUTS (National Household Travel Survey (NHTS)
OLS (Ordinary Least Square)
ORNL (Oak Ridge National Laboratory)
TOD (Transit-Oriented Development)
TSDC (Transportation Security Data Center)
VMT (Vehicle-Miles Traveled)
VTA (Santa Clara Valley Regional Transportation Authority)
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This chapter addresses the question of whether gentrification and displacement affect regional auto 
use, and greenhouse gas emissions. We use travel survey data for metropolitan areas within 
California, focusing on the 9-county Bay Area region1 and the 5-county Los Angeles region1 2, to 
analyze whether low-income households reduce their auto use more than high-income households 
when locating near transit, as measured by their vehicle miles traveled (VMT). We find that low- 
income households both near and farther away from rail stations have lower VMT than high- 
income households, but that higher income households either reduce their driving more in 
response to being near rail, or that there is no difference in VMT impacts across income categories. 
When gentrification is accompanied by densification, these results imply it will reduce regional 
VMT on net. However, when displacement is significant enough and population density declines, 
regional VMT is expected to increase.

Chapter 4 Introduction

Transit-oriented development (TOD) policies are intended to reduce auto use by increasing dense, 
mixed-use development near high-frequency transit stations. But there is a growing concern that 
TOD policies or new transit investments may cause gentrification and displacement. In addition to 
disrupting the lives of displaced households, gentrification and displacement might also increase 
driving and associated problems such as greenhouse gas (GHG) emissions.

Depending on the neighborhood context and the details of implementation, TOD policies could 
certainly result in rent hikes and increases in home sales prices. This could cause poorer, transit
using households to seek lower-cost housing elsewhere while being replaced by wealthier 
households more likely to own cars and to drive. Under these circumstances, auto use in the rail 
station area would surely go up. But if such a displacement scenario were to occur, would regional 
auto use increase? And do actual patterns of population change in gentrifying neighborhoods near 
rail stations suggest that gentrification contributes to regional increases in auto use?

Previous research on this topic has neglected to explicitly take a regional perspective. It has focused 
instead on the fact that household VMT is likely to increase in station areas when gentrification 
occurs, without attempting to estimate travel patterns of displaced households, or what travel 
patterns would have been if planners and policy makers succeeded in forestalling gentrification. 
in this study we analyzed how household auto use, as measured by VMT, is correlated with access to 
rail stations, household income, and the interaction of income and rail access, and we explicitly 
accounted for spatial population shifts using a simple method described below. We used multiple 
data sources and carried out a variety of regression models. We used data from the California 
subsample of the confidential version of the National Household Travel Survey of 2009, and from 
the California Household Travel Survey of 2010-12, merging these household-level travel data with 
spatial information on the location of rail stations across the state. We then used regression analysis 
to estimate how rail access reduces VMT differentially according to different levels of income when 
controlling for variations in household size and other factors. Finally, we used these estimates to 
simulate hypothetical displacement of poorer by richer households, as well as to model the VMT 
impacts of observed population changes in a set of four census tracts located near rail stations in

1 We define the 9-county Bay Area region as Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa 
Clara, Solano, and Sonoma counties
2 We define the 5-county Los Angeles region as Los Angeles, Orange, Riverside, San Bernadino, and Ventura 
counties.
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California that experienced gentrification between 1990 and 2013, as defined elsewhere in this 
report.

Our estimates are based on calculating differences in VMT between households of different income 
levels located near and far from rail. Similar to all previous analysis on this topic, we relied on cross
sectional data. Longitudinal surveys, following the same households over time and repeatedly 
collecting data on VMT and spatial characteristics, as respondents move into or out of rail station 
areas, are unavailable and would require significant new resources for survey data collection. 
Without longitudinal data we must make reasonable assumptions in our scenarios, such as 
assuming that the average displaced low-income household moves to an average location in the 
region outside a rail station area.

We found little evidence that gentrification and displacement in rail station areas would cause auto 
use to increase, across multiple data sources and model specifications. This is for two reasons. First, 
rail access is associated with either a greater VMT difference for high-income than for low-income 
households, or no difference in VMT comparing high- and low-income households, in uncontrolled 
and controlled results. An average high-income household living within a rail station area has much 
lower VMT than an average high-income household living outside a rail station area. The difference 
in VMT for low-income households is substantially smaller when comparing those living within and 
outside rail station areas. This fact is largely robust to controlling for other factors including 
household size. However, we also find that in some controlled models, moderate-income 
households have a smaller VMT reduction associated with rail than do either low-income or high- 
income households. This latter finding, though not consistent across data sources, does complicate 
matters because it implies that the specific pattern of household turnover could influence whether 
gentrification increases auto use regionally, decreases it, or has no effect.

Second, in most census tracts located near rail stations that experienced gentrification (as defined 
elsewhere in this report], there was either no loss of low-income households or there was an 
increase in higher-income households exceeding that loss, so that the total number of households in 
most gentrifying station-area census tracts has increased. In fact, in many gentrifying tracts over the 
study period there was a quite significant increase in population density. Under our assumptions, 
this feature of gentrification means that more households were able to live near rail rather than far 
away, with concomitant VMT reduction benefits. Based on our analysis, the most plausible scenario 
in which gentrification and displacement in any particular neighborhood would cause VMT 
increases regionally would be one in which displaced low-income households were replaced by a 
smaller number of moderate- or higher-income households. A relatively small number of census 
tracts appears to fit this criterion. For example, based on our analysis of the census tract data 
described elsewhere in this report, between the years 2000 and 2013 there were 87 newly 
gentrifying tracts in the Bay Area. Of the 87, just two tracts had both a reduction in the number of 
low-income households and a net decline in the number of households as a whole.

Thus, in our simulated gentrification scenarios (described below), regional VMT declines or is not 
statistically significantly affected, except in a stylized scenario in which 1,000 low-income 
households are replaced by 500 high-income households; in this case, one estimate method 
suggests an increase in regional VMT, One can easily imagine additional but less common scenarios 
for which our analysis implies Increases in regional VMT - mainly neighborhoods where 
gentrification is accompanied by significant displacement of poor households without a 
simultaneous increase in local population density.

Our results vary depending on the region and the data used, but they generally imply the following;
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If higher-income households [making more than $100,000 per year) displace moderate- 
income households (with income in the range of $25,000 to $75,000) on a one-to-one 
basis, regional VMT will decrease.

Regional VMT will likely increase if gentrification results in a reduction of the 
population living near rail and if those rail station areas have good transit service, high 
density, and other well-known features of supportive TOD.

Regional VMT may increase (the results are not consistent) if lower-income households 
are displaced by households of moderate income, and if population density remains the 
same or falls.

Study Motivation
How would regional auto use and GHG emissions be affected if transit investments or TOD 
programs displaced core transit users with higher-income, car-owning residents? Regional 
reductions in auto use that are assumed to be achieved through the pursuit of smart growth, transit- 
focused development, and similar urban planning strategies are called into question if such 
displacement occurs. Urban planners would benefit from a better understanding of how transit 
investments, and policies to intensify development near rail, may affect the net auto use of 
households in a region if they also induce spatial population shifts.

Gentrification can cause substantial disruption and harm to lower-income households. It also has 
the potential to provide benefits to low-income households who are able to remain in gentrifying 
areas. This study does not address those issues. Rather, we explore whether, if gentrification or 
displacement does occur, this would result in a global (regional) increase in auto use, as measured 
by VMT.

If a TOD strategy leads to the displacement of lower-income households near transit stops, 
replacing those households with those of higher income, the effects on VMT are theoretically 
uncertain. They partly depend on the nature of residential choice by different household types, 
which in turn is likely to be influenced heavily by the particular policies adopted to encourage TOD, 
and they partly depend on whether and how housing supply is constrained, including by policies 
influencing housing production or renovation elsewhere in the region, as well as physical and 
environmental conditions affecting the cost of housing production (Chatman 2014, Cao and 
Chatman 2016). Households seeking new housing are strongly influenced by its spatial distribution 
and price.

On the one hand, there is reason to believe that displacement caused by TOD would increase auto 
use. Lower-income households are more likely than higher-income households to take advantage of 
transit services, and using transit services may decrease auto use. Under such assumptions, regional 
travel modeling for the San Francisco Bay Area resulted in projections of more net auto use when 
income increased near transit stops (Kanner and Niemeyer 2012). But the opposite is also possible: 
the auto use of lower-income households may not be highly dependent on proximity to rail or bus 
service. Public transit is by no means the only alternative to driving alone. There are alternative 
modes like walking and bicycling. Since more than three-quarters of auto mileage in U.S. urban 
areas is for non-work purposes, much daily travel can be thought of as discretionary. Lower-income
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households are more likely than those of higher income to travel less, to rely on alternative modes 
more, and to own and use autos less, regardless of where they live (Chatman 2009]. But whether 
people of different income groups respond differently to transit accessibility and the built 
environment is a question that has rarely been studied in the literature.

Literature Review
If TOD leads to the displacement of low-income households, we may expect a change in travel 
behavior of households living near rail stations. The mobility of richer households is far more likely 
to depend on automobiles than that of poorer households. Minorities and low-income households 
also account for a large share of the nation’s transit riders (Pucher and Renee 2003}. Therefore, if 
TOD programs caused gentrification, transit ridership might be expected to fall due to the 
displacement of low-income households, and in turn, auto use might be expected to increase.

Previous research has argued that the travel patterns of households living in TODs are primarily 
affected by two factors: accessibility and income (Danyluk and Ley 2007, Lund et al. 2004}. It has 
also been argued that increased transit accessibility (such as a new rail line) might not increase 
transit ridership very much if it is associated with an influx of high-income households into the 
newly transit-served area accompanied by a loss of lower-income households who were frequent 
transit users (Lund et al. 2004, Dominic 2012, Pollack et al. 2010). One Canadian study showed that 
although households living in gentrified districts often cycled to work, they used public 
transportation less and automobile commuting more than those in non-gentrified districts (Danyluk 
and Ley 2007), A study of 42 neighborhoods and 12 metropolitan areas in the U.S. in which one or 
more transit lines were developed between 1990 and 2000 showed that transit development was 
associated with increased rent burden and an influx of automobile-owning households (Pollack et al. 
2010).

However, such studies have failed to consider regional VMT, Almost by definition, gentrifying rail 
station areas experience an increase of high-income households who are more likely to drive cars 
and use transit less. From a regional perspective, the outcome of such an influx, whether 
accompanied by displacement or not, is unclear. Understanding the regional VMT impact of 
gentrification and displacement requires explicitly accounting for any change in auto use by higher- 
income households moving into the station area, along with any change in auto use by displaced, 
lower-income households.

Understanding the regional VMT impact of displacement ideally also relies on a better 
understanding of travel behavior before and after a move for households of these types. Previous 
evidence on this question has not shown that transit mode choice increased significantly among 
TOD residents' compared to their travel patterns in their previous neighborhoods. Respondents to 
one California survey reported small increases in transit trips that were not large enough to be 
statistically significant (Lund et al. 2004. Those who had changed both work location and 
residential location indicated a variety of mode changes; 11.5% switched from automobile to rail 
transit, but an almost equal number switched from transit to automobile. The researchers 
concluded that the pattern of mode change that occurs when a resident move to a TOD is complex, 
because TODs provide good accessibility of all kinds, not just rail transit. Another study found that 
the VMT produced by more affluent, newly moved-in households (defined as income 25% above 
regional median, and living in their current home for less than 10 years) decreased over time, and 
residents who had been in their current location for less than a year had the highest auto VMT
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(Kushto and Shofer], This suggests that recent movers may be less indicative of equilibrium VMT 
patterns.

One fundamental question, implicit in understanding the net VMT and GHG effects of any 
displacement coincident with transit investments or development near transit, is how households 
of different income levels respond to transit availability or the built environment The combined 
effect of built environment and income has rarely been studied. One study of residential location 
choice and activities found no significant difference in the effect of transit access on activity 
participation among those of differing income (Pinjari et al. 2009], A recent report by the Center for 
Neighborhood Technology (CNT] investigated whether transit and employment density had 
different effects on households of different income levels, using different methods and measures 
than those used here, and similarly found no statistically significant differences in transit 
responsiveness among low- and high-income households (Newmark and Haas 2015]3. The same 
report argued that large GHG reductions can be achieved by preserving low-income housing in TOD 
areas because low-income households emit less VMT when living in TOD areas than high-income 
households do. But by focusing only on households living in TODs, this conclusion neglects to 
consider the impacts of TOD on auto use regionally.

Data and Methodology
We focused on household travel in the major California metropolitan areas—-the San Francisco Bay 
Area, the Los Angeles region, Sacramento, and San Diego—and also estimated separate models for 
the Bay Area and the Los Angeles region. We relied on two sources of confidential, spatially precise 
microdata. The first was the National Household Travel Survey (NHTS] of 2009, with 16,575 
households residing in California metropolitan areas. The second was the California Household 
Travel Survey (CHTS) of 2010-2012, with 25,246 metro area households.4 The NHTS 2009 
confidential data were obtained with approvals from the NHTS committee of the U.S. Federal 
Highway Administration. We accessed the CRTS data through a remote system maintained by the 
Transportation Secure Data Center (TSDC), with approval from the National Renewable Energy 
Laboratory.5

Our dependent variable in the analysis was average daily VMT, Due to differences in surveying 
methods between the two datasets, we used a different calculation to arrive at this figure for the 
CHTS and the NHTS, The CHTS dataset contains detailed travel behavior information using two data 
collection methods: self-reported trips and GPS tracking. For trip reports, respondents reported the 
locations they visited over a 24-hour period using an online travel diary, and the travel distance for

3 The CNT report used data from the California Household Travel Survey and calculated average VMT estimates for 
five different income groups of households throughout California living within a quarter-mile of TOD areas 
(including rail, ferry and high-frequency buses), within a half-mile of these areas, and households beyond these 
thresholds (non-TOD households). The built environment factors used were whether the household was in a major 
metropolitan region, small city, or rural setting; residential and job density; and commute distance. Demographic 
control variables included the number of adult students, workers, preschoolers, school children, adults, and seniors, 
as well as whether any member of the household had a disability, and whether the travel diary day was a Saturday, 
Sunday, or holiday.
4 We used NHTS 2001 as well but do not share the results in this paper since the sample size was too small.
5 The application and approval process for access to confidential CHTS data took several weeks. Additionally, since 
confidential data cannot be moved or copied from TSDC's servers, we connected remotely in order to access and 
work with the data on their servers. In doing so we were limited to the software programs available to TSDC, which 
were QGIS and R statistical package.
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each trip was calculated by the system as the shortest network distance between origin and 
destination for each trip. Since trips are represented at the person-level in the CRTS, we calculated 
a corrected estimate of VMT for each trip taken by the household by dividing the trip distance in 
miles by the number of occupants in the vehicle [including both household and non-household 
members). We then summed the VMT per trip over all trips taken on the travel day for each unique 
household.

The NHTS dataset includes an odometer reading for each household vehicle, as reported by survey 
respondents. For the 2009 version of the NHTS, only one odometer reading was collected. Annual 
mileage per household vehicle was estimated from the total odometer reading, as follows. Using the 
NHTS 2001 data, which showed a negative correlation between vehicle age and the annual 
odometer VMT calculation, the Oak Ridge National Laboratory (ORNL) developed regression 
models for three vehicle types (new vehicles, used vehicles, and used/new status unknown) to 
estimate the most recent year's VMT based on total VMT and vehicle age (ORNL 2001). We summed 
this estimate for all household vehicles, and then divided by 365 to get the average daily VMT per 
household.

The VMT calculation for each dataset has its advantages and drawbacks. Odometer estimates 
represent aggregated VMT for an entire year, which is less sensitive to noise from atypical travel 
behavior on the survey day. But odometer estimates neglect any auto trips taken without using 
household vehicles, such as borrowed vehicles or rental cars. The relatively accurate trip distance 
calculations in the CHTS dataset include all trips, such as auto trips taken without a household- 
owned vehicle. But for most respondents these distances are calculated under assumptions about 
least-path, rather than being directly measured. And the fact that they are measured only for a 
survey day means there will be much more statistical noise in the CHTS estimate.

The spatial specificity of the two datasets also varied somewhat. The confidential version of the 
NHTS provides the location of the census block group, allowing us to join the household spatial 
data, represented here at the block group centroid, to accurate spatial data on rail station locations 
that we created from a variety of sources (mainly from previous research projects of the first 
author). The confidential CHTS data included the latitude and longitude of each household, allowing 
us to calculate a more precise rail proximity measure than for the NHTS data. The CHTS dataset also 
provides information on each household's most recent move, and the zip code and city of the 
previous address, if the move was within five years of the survey date. As described below, we 
investigated these data but did not find statistically significant results due to small sample sizes of 
households living near rail.

Transit accessibility is represented in this study as being located within a half-mile of a rail station, 
which is highly predictive of rail ridership (Guerra et al. 2012). Transit access of all kinds, including 
bus service, tends to be highest near rail stations. Rail-station areas are also where most TOD 
programs are focused. In California, TOD is defined as being within a half-mile of transit stations 
with transit services having a headway of not more than 15 minutes (SB 375 2008). The rail 
stations included are those from the San Diego Trolley, North County Transit District, Metrolink 
(Orange County), LA Metro, Caltrain, Santa Clara Valley Transportation Authority (VTA), Altamont 
Corridor Express (ACE) Train, Bay Area Rapid Transit (BART), San Francisco Muni, and Sacramento 
light rail. This yields a total of 765 rail stations. Of the 16,575 households in the metropolitan areas 
in the California NHTS 2009 data, 847 are within a half-mile of a rail station. Of the 25,246 
metropolitan households in the CHTS data, 2,263 households are within a half-mile of a rail station. 
For each dataset, we estimated a Tobit model of average daily household VMT as a function of rail 
station access, income, the interaction between rail proximity and income, and control variables.
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The Tobit model is a more appropriate model than ordinary least squares (OLS] because it accounts 
for the fact that, in the case of the CHTS, a substantial fraction of respondent households did not 
drive on the survey day [either because they did not have access to a vehicle, or for some other 
reason], or, in the case of the NHTS, did not own household vehicles and therefore did not report a 
yearly odometer reading. The Tobit model allows for the auto ownership effect of transit access to 
be incorporated into the model, providing an appropriate functional form for the left-truncated 
distribution of the dependent variable. (We also estimated OLS models and did not find large 
differences such as changes in sign.] We considered other functional forms including count models 
(Poisson, negative binomial] and zero-inflated count models, but the Tobit is more appropriate for a 
continuously distributed variable like VMT. The use of sample selection models is another option 
that we did not test, and in future research plan to do so. However, we strongly suspect that the 
results will be consistent with the Tobit model results.

Results

Descriptive analysis

Table 4.1 shows summaries of average daily household VMT by income categories and rail access 
using the NHTS and CHTS data. Figures 4.1 and 4.2 show a graphical representation of the data. In 
order to ensure comparability between the two datasets, which have somewhat different income 
category reporting, we used four categories of income for the descriptive analysis: less than $50,000 
per year, between $50,000 and $75,000, between $75,000 and $100,000, and over $100,000 per 
year per household. Household income of $100,000 is not considered particularly high-income in 
most parts of metropolitan areas in California, but this is the highest income category in the NHTS 
data.

In both datasets, households of different income categories living near a rail station have lower VMT 
than those living farther away (aithough in the NHTS dataset, there is no statistically significant 
difference for the $50,000 to $75,000 range of household income]. In the NHTS data, the percent 
and absolute VMT difference is higher for the $75,000-$100,000 and $100,000+ income groups 
than the less-than-$50,000 group. In the CHTS data, although the VMT difference is higher in 
percentage for the lowest-income group, the absolute value of the VMT difference is higher for 
households with income exceeding $75,000, while the middle-income groups have smaller 
differences in VMT.

We conducted the same descriptive analysis for the entire state of California, for the San Francisco 
Bay Area only, and for the Los Angeles region only (see appendix S, Tables S.l to S.3 and Figures S,1 
to S.6], The statewide California descriptive statistics are similar to those for metropolitan areas 
within California. Comparing average VMT by income category within the Bay Area and Los Angeles 
region reduces the sample size considerably, which in the NHTS data results in low sample sizes 
(less than 100 respondents] for households in middle-income categories living near station areas, 
and reduces statistical reliability (see Appendix, upper half of Tables S2 and S3].
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Table 4.1: Average Daily Household VMT by Income Category and Rail Access, metropolitan 
____________________ areas only, NHTS 2009, and CHTS 2010-2012____________________

National Household Travel Survey (NHTS) 2009

Outside rail station 
area

VMT differenceIn rail station area

t-testIncome
categories

Absolute
difference

Percent
differenceNVMT VMT N

<$50k 37.84 6,220 17.86% 6.7631.08 444 2.8

$50k~$75k 140 2,571 12.24% 6.8449.03 55.87 2.02

$75k-$100k 71.24 2,207 30.25%104 21.5549.69 5.44

>$100k 159 4,730 23.79% 1960.86 79.86 5.79

Total 41.86 57.89 15,728 27.69%847 16.03 9.71

California Household Travel Survey (CHTS), 2010-2012

Away RailNear Rail VMT difference

Income
categories

t-testAbsolute
VMT

difference

% of VMT 
differenceVMTVMT N N

<$50k 6,855 36.97%846 26.67 9.8616.81 7.55

$50k-$75k 39.0228.09 386 28.01% 10.933,923 3.48

$75k-$100k 45.93 3,66129.77 323 35.18% 16.16 5.53

>$100k 55.64 20.4735.17 708 36.79%8,544 11.34

Total 43.65 22,98325.61 2,263 41.33% 18.04 15.85

1 This difference is not statistically significant
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In the NHTS data for the San Francisco Bay Area, the decrease in VMT is larger for each successively 
higher income category, while in the CHTS data the VMT difference is smallest for the $50,000 to 
$75,000 income range (and not highly statistically significant), somewhat larger for households 
with less than $50,000 in income, and largest for the $75,000 to $100,000 and "$100,000 or more" 
income ranges. In NHTS data for the Los Angeles region, partly due to small sample sizes of 
households living near rail stations in the Los Angeles region sample, we found no statistically 
significant differences in VMT by rail access (see Appendix S; Table S.3). In the CHTS data for Los 
Angeles, we found that only among the lowest-income households was there a VMT difference 
associated with rail access. Differences in the other income categories were large but not 
statistically significant due to the small number of households in the sample who live near rail 
stations.

Thus in both the CHTS and the NHTS data, uncontrolled descriptive differences tend to suggest that 
displacement might not increase auto use, but might instead have no effect on regional VMT, or even 
decrease it. The statistically significant evidence suggests the absolute difference in VMT associated 
with rail access is either larger for higher-income households or there is no difference by income.
We also looked at data about recent movers in the CHTS, although unfortunately the number of 
respondents is small. Data about households moving near to and away from TOD areas would be a 
better way than cross-sectional data to determine how rail access influences VMT in a gentrification 
and displacement scenario, because moving households are likely different from those that stay in 
place, particularly if travel habits from the previous location influence their travel in their 
subsequent neighborhood. In the CHTS dataset, the respondent's previous zip code or city is 
provided when the respondent moved within five years of the survey date. We used data for the 
entire state of California (not just metro areas), which has 8,426 households that moved recently. 
Then we excluded households that only reported a city and no zip code, leaving 6,922 households. 
Of these, 5,878 households had moved within California and were retained for this analysis. We 
determined the transit accessibility of the respondent’s previous address by checking whether the 
respondent's previous zip code had at least one rail station. We subdivided the movers into three 
income categories: $0 to $49,999, $50,000 to $99,999, and $100,000 or more, and then we 
categorized these recent movers into one of four mover profiles, based on whether the household 
moved as follows:

From a zip code with no rail access to an address within a half-mile of a rail station 
("away to near");
From a zip code with no rail access to an address farther than a half-mile from a rail 
station (“away to away"),
From a zip code with a rail station to an address within a half-mile of a rail station ("near 
to near"); or
From a zip code with a rail station to an address farther than a half-mile from a rail 
station ("near to away").

Within each mover profile, higher-income respondents had higher VMT, as expected. Unlike the 
cross-sectional descriptive analysis just described, the difference in VMT associated with rail access 
was smaller for high-income than for low-income respondents among those who had moved into or 
out of zip codes with rail stations. But most differences were not statistically significant, since as 
few as 18 respondents are found in the subgroups (see Appendix, Table S.4). Thus while the mover 
data might appear to suggest that low-income households increase their VMT when moving out of a 
station area to a degree exceeding the reduction in VMT by high-income households moving into a 
station area, this pattern is not statistically reliable. Without a larger set of longitudinal data, we can 
only work in controlled analysis with the relatively robust set of cross-sectional data available to us,
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which is the analysis we turn to next.

Controlled analysis

While the cross-sectional data show that VMT differences associated with rail access in the major 
metropolitan areas in California tend to be larger for higher-income households; factors other than 
rail access may play a role. Household size, age, sex, race/ethnicity, and other observed factors also 
influence auto use, and those factors may be correlated with both rail access and income. For 
example, higher-income households who live near rail may also have smaller household sizes and 
may be less likely to have children in the household than lower-income households living near rail. 
Larger households with children tend to travel more.

Regression analysis that includes control variables is therefore helpful in establishing whether the 
differences we observe in VMT levels near and far from rail access are actually attributable to rail 
access. We conducted regression analyses controlling for household size, whether the household 
has one adult, whether the household has children, and if the home is rented. We also controlled for 
census tract population density and employment density. These variables have been found to be 
highly significant determinants for VMT in previous studies (e.g., Chatman 2003). We also carried 
out models with additional control variables [including the number of drivers, as well as an 
endogenous variable, the number of household vehicles); results were consistent with the more 
parsimonious models presented here, which are also more statistically reliable given small sample 
sizes in certain income categories near rail. We were not able to include additional variables such as 
parking availability or workplace characteristics in this analysis. Parking availability is likely quite 
important but not available in the NHTS or CHTS data. Workplace characteristics were not available 
in the data that we had confidential access to even though they exist in the confidential, data held by 
data steward agencies that may be made available under confidentiality agreements to us or other 
researchers in the future.

A relatively large percentage of respondents did not report household income (7.1% in the NHTS 
and 8,6% in the CHTS). We tested three different approaches to address this problem: we excluded 
households that did not report their income; we included them in the analysis by adding a dummy 
missing income variable; and we estimated their income using an imputation technique applied 
with non-missing data on demographics, using the multiple imputation E'outine in R. The estimation 
results for the three different outputs were very similar, so we only present models using imputed 
income.

Table 4.2 shows a first set of estimation results for all California metropolitan areas, as well as the 
San Francisco Bay Area only, and the Los Angeles region only, using both NHTS and CHTS data. This 
set of models uses household income represented with two variables: as a continuous (numeric) 
variable, and as the square of that variable. Representing income as a continuous variable using 
NHTS or CHTS data requires re-coding categories of income as the midpoint value for the category 
(e.g., the “$0 to $10,000” income category is recoded as "5” to represent $5,000). For the top-coded 
income category we arbitrarily assigned a value of $110,000 for the NHTS “$100,000 or more" 
category, and a value of $250,000 for the CHTS "$200,000 or more" category, consistent with other 
studies. As noted previously, the other independent variables include rail proximity (a dummy 
variable representing whether there is a rail station within a half-mile of the residence), and the 
interactions between rail proximity and income. These interactions between rail proximity and 
income are of most interest because they help answer whether households in different income 
categories are more or less likely to reduce their driving in response to living near a rail station.
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Significant coefficients on these variables imply that people of different income levels are more or 
less responsive to rail access in terms of their auto use, and therefore, that displacement would 
influence regional VMT in some way.

Table 4.2: Household daily VMT regressed on rail proximity, numeric income, income 
squared, interaction of income and rail proximity, and demographic controls

SF Bay Area
NHTS

• Metropolitan areas LA Region
NHTS CHTS CHTS NHTS CHTS

Household VMT per day 
(Constant)

Near rail

(1) (2) (4) (5)(3) (6)

** '-2.16 i -7.90 

-11.89**
0.69* *

-5.36 -3.03 -4.11 < -12.55** ;
-7.91** 
0.47** :

-15,43 
0.38**

* * -25.28**-5.14 -4.66 ; 
0.53** |Income (1000s) 0.66 * * 0.76* *

Income (1000s) + near rail 0.03 -0.03 0.09 0.08
Income2 {100 millions) -0.12** : -0.15** ‘-0.23 * * i *0.26 -0.10 -0.25
Income2 (100 millions) + near rail . ' *$34** s -0.03 -0.02 -0.05 -0.03

: Census tract housing, density 
; {1000 /sq mi)

Census tract pop. density (1000 
• /sq mi)
' Household size 

: One-adult household

-1.00** ; -1.20 -0.43 t-0.35 : -0.97** 0.51 ;

* *
-0.68** : -0.72**-0.22 -0.04 -0.27* -0.93** I

t * + *9.23“ 13.39**12.62 9.91 12.49** 9.79** i

-9.03“-10.63** -9.25 -10.01**
* 4 -9.93** -6.89**

Household with children 
Rental house

7.62 * * -3.20*
■5.05“

4.13**
-9.13**

-1.76 
-5.48* *

1.69 4.11**
■6.06“-9.37 * + 9.14 * *

3,986 9,251 6,616 12,869

4.18 ■
; -8,835 1 -11800 . -19,670 -39160 -32,940 , -55120 ;

Note: ***: 99% significant: **: 95% significant; 590% signfii ant

16,575 25,246N
3.8 : 4.124.16 3.76 3.86Log (scale) 

Log-likelihood

j

The first relevant finding from the models shown in Table 4.2 is that rail proximity is not always 
associated with a reduction in daily VMT controlling for other factors. In the metropolitan area 
models (columns 1-2), the rail proximity indicators are statistically significant; being near a rail 
station is associated with 11.89 fewer VMT per day in the model using NHTS data, and 7.91 fewer 
VMT in the model using CHTS data. But there is inconsistency in the models restricted to 
respondent households living in the San Francisco Bay Area and Los Angeles region (Table 4.2, 
columns 3 to 6). Rail proximity is not significantly associated with VMT in the Bay Area-specific 
model when using NHTS data, but it is significant and large when using CHTS data, implying a 
reduction of 15.43 miles per day (Table 4.2, columns 3-4). Apparently this is not merely a function 
of the different dataset characteristics, because the finding reverses between data sources for 
household respondents in the Los Angeles region. Rail proximity is significant and large when using 
NHTS data (rail access is associated with a reduction of 25 VMT per day), but the relationship is 
statistically insignificant with CHTS data (Table 4.2, columns 5-6). Note that we control for both 
population and housing density in these models, and our other published research has argued that 
rail access by itself may be less important than such factors as those, which may be correlated with 
rail access (Chatman 2013). Thus this finding is not new or particularly surprising, but its 
inconsistency is somewhat remarkable.
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Both numeric income and income squared are statistically significant in the expected direction in all 
models. That is, across income categories, while there is increasing VMT with income, the effect 
decreases at higher levels of Income. But the focus of this analysis is on the interaction of rail access 
and income, which provides evidence to help answer the question of whether higher-income 
households are different from lower-income households in how they reduce their vehicle use when 
near a rail station. The models show significant relationships only with the NHTS data, and when 
looking at all metropolitan areas and at Los Angeles (Table 4.2, columns 1 and 5), but not in the San 
Francisco Bay Area. In other words, four of the six models (Table 4.2, columns 2-4 and 6) imply that 
rail access has the same effect on VMT regardless of income level, and therefore that a one-to-one 
displacement of poorer by richer households has no effect on regional VMT.

In the other two models (Table 4.2, columns 1 and 5], the results imply that higher-income 
households and lower-income households decrease their VMT in response to rail access more than 
middle-income households do. For all metropolitan areas, there is a positive statistically significant 
coefficient on the interaction of rail access and income of 0.38, and a negative coefficient on the 
interaction of rail access and income squared of -0.34. For Los Angeles, the coefficients are 0.86 and 
-0.7. These coefficients are somewhat difficult to interpret in numerical form so we have graphed 
them (Figure 4.3, below). Within rail proximity areas in both regions, higher income is associated 
with higher VMT, but the incremental effect of income decreases when income is higher. Controlling 
for other factors, in Los Angeles specifically and in the major metro areas in the state, the VMT 
reduction associated with rail access in the NHTS data declines steadily in the income range from $0 
to $60,000 and increases again at higher levels of income until becoming largest at levels of 
household income exceeding $100,000 per year (Figure 4,3, below). In other words, in the models 
using NHTS data, the highest-income households have the largest VMT reduction associated with 
rail access; households with incomes less than $25,000 are not far behind; and households in the 
$50,000 to $75,000 range have the smallest VMT reduction (in fact, the NHTS model for Los Angeles 
implies that rail access leads to a small VMT increase for the middle range of income; however, as 
noted previously, the number of middle-income households living near rail in the Los Angeles 
subsample of the NHTS data is quite small so the results are somewhat suspect). It is important to 
reiterate here that the preponderance of evidence, from the larger and more recent CHTS dataset, 
implies there is no difference by household income in how much VMT declines in response to rail 
access. In fact, in two of the models, there is no evidence that rail is associated with VMT levels at all.
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A more flexible and potentially more accurate way to represent how VMT is affected by household 
income and rail access is to specify the income variables and their interactions with rail access as 
threshold variables for successively higher levels of income (Table 4.3, below), along with a linear 
coefficient for the effect of income represented numerically (with category midpoints). Using 
income thresholds is complicated by the relatively small sample sizes for income categories, 
particularly in the NHTS data as we elaborate upon below, but it is nevertheless instructive to 
compare this way of representing income effects, and we therefore do so.

In these models, each income threshold is represented by a dummy variable. For instance, the 
variable "Income > $10,000" equals 1 if household income is above $10,000, and zero otherwise. 
The remaining variables are specified the same way, so that the coefficient on each threshold 
variable measures the marginal difference in VMT associated with that additional household 
income increment. We removed those variables representing the interaction of rail proximity and 
income categories when they were not statistically significant, which accounts for the blanks in 
Table 4.3. Calculating the net effects for each income category requires summing the coefficient for 
"near rail," the product of the midpoint of the income category and the coefficient for "Income 
(1000s) + near rail," and, where present, the coefficient for the "Income > + [income threshold] + 
rail" variable. Since interpretation of Table 3 results is therefore complex, we also represent the 
results graphically (Figure 4, below). The figure uses dashed lines to represent NHTS model results 
(reflecting their lower sample size and therefore lower reliability), and uses solid lines to represent 
CHTS model results.

These models again find some evidence that rail proximity has different effects for households with 
different income levels, but again, not in the San Francisco Bay Area. In NHTS data for the major 
metros, the regression model finds a monotonic increase in VMT associated with rail access as 
household income increases (a reduction of 0.38 VMT per $1,000 in income), hut with positive VMT 
increments associated with exceeding $10,000 in income and exceeding $35,000 in income (Table 3, 
column 1; Figure 4.4, dashed orange line). In this model, households with income between $35,000 
and $50,000 increase their VMT when near a rail station. But with the CHTS data, though the shape
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of the function is similar, there are no positive VMT effects of rail access. The CHTS model results 
imply that the reduction of rail access on VMT increases modestly with household income though 
there is a narrowing of the VMT reduction when income exceeds $25,000 (Table 3, column 2; Figure 
4, solid orange line).

The San Francisco models with NHTS and CHTS data are completely consistent with the models 
shown in Table 4.2 in that there is no statistical significance of income interactions with rail (Table 
4.3, columns 3 and 4; not represented in Figure 4.4). Thus we find no evidence in controlled models 
that the VMT impacts of TOD have different effects depending on household income in the San 
Francisco Bay Area.

Finally, we turn to the models for Los Angeles, where results vary based on the data being used. We 
begin with the model that uses NHTS data (Table 4.3, column 5; Figure 4.4, dashed blue line). At the 
lowest level of income, rail access is associated with a reduction of 19,77 VMT (see coefficient on 
"near rail"), but each additional $1,000 in income beyond that increases VMT by 0.42 miles (see 
coefficient on "Income (1000s) + near rail”) until, when income exceeds $75,000, there is a 
reduction of an additional 19.67 VMT associated with rail access (see coefficient on 
''Income>$75,000 + near rail"). The additive effects of these coefficients means that between about 
$45,000 and about $70,000 in income, this model predicts an increase in VMT associated with rail 
access, and that the income category having with the biggest VMT reduction due to rail access is 
households earning between about $70,000 and $80,000. However, as noted previously, we view the 
NHTS results with some skepticism due to the veiy small number of households living near rail in 
each of the income categories, particularly since above $50,000 in income there are a total of only 
51 such households.

The model using CHTS data for the Los Angeles region had reasonable numbers of households in 
the different income categories, with 276 households living near rail with household income 
exceeding $50,000 per year. This model shows no independent significance of rail access on VMT 
(the “Near rail" coefficient is small and statistically insignificant) and no significant continuous 
relationship between income and rail access (the coefficient on "Income (1000s) + near rail” is also 
small and statistically insignificant). But one variable, the interaction between having income 
exceeding $75,000 and living near rail, is large and statistically significant, implying that, controlling 
for other factors, households earning more than $75,000 per year, and living near rail, have fewer 
VMT per day than households in the same income category who live far from rail (Table 4.3, column 
6; Figure 4,4, solid blue line).

Across the metro California and Los Angeles region models, the VMT reduction associated with rail 
access is greater for high-income households than for moderate-income households; moderate- 
income households have a smaller VMT reduction than the lowest-income households; and high- 
income households tend to have the same VMT reduction associated with rail access as the lowest 
income category for the CHTS data, while for the NHTS, which has lower reliability due to sample 
size issues, high-income households have a smaller VMT reduction associated with rail than lower- 
income households.
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Table 4.3: Household daily VMT regressed on rail proximity, numeric income, income 
thresholds, interaction of numeric income and income thresholds with rail proximity; and

demographic controls (NHTS and CHTS data)

Metropolitan areas SF Bay Area LA Region

CHTS CHTSNHTS NHTS NHTS CHTS

(Constant)
-1.62 -7.45-5.63 -1.12

14.61** 19.33**
Near Rail

-4.67 -4.47

Income (1000s) 0.41** 0.07** 0.25 0.05** 0.55** 0.04*
Income (1000s) + near rail -0.03-0.06 0.14
Income > $10,000 9.41**2.95 7.64 0.58 -0.86 13.15**
Income > $25,000 7.04** 7.75** 11.79**4.51 4.79 7.17**
Income > $35,000 10.25**-3.11* 7.65** -0.41 7.12**-4.34
Income > $50,000 -0.29 5.33** 0.88 -0.081.17 7.52**
Income > $75,000 0.99 2.38 6.35 2.94 -2.12 2.69
Income > $100,000 -4.43** 3.08* 2.91 -7.64**-5.98 5.62**
income>l0,000 + near rail
income>25,000 + near rail
income>35,000 + near rail
income>50,000 + near rail
rncome>75,000 + near rail

income>100,000 + near rail
Census tract housing, density (1000 
/sq mi)_________________________

-1.00** -1.18**9.20** -0.99**-0.45 0.35

Census tract pop. density (1000 /sq
-0.22** -0.70**-9.16** ■0.26**-0.05 -0.88**

Household size 12.59** 13.44** 9.93** ** 9.76**-1.44 12.45
One-adult household -10.81** -9.38**-4.78** -9.95** -9.97** -7.09**
Household with children 4.20** 7.95** 4.11**-0.45 -1.42 -2.82
Rental house -9.14** -9.53** -5.58**-0.63** -9.19** -4.56**

N 16,575 25,246 3,986 9,251 6,616 12,869
Log(scaie) 3.8 4.16 3.76 4.12 3.86 4.18
Loglikelihood

-88350 -19640 -43330 -32920 -60540118600
Note: ***;99% significant; **: 95% significant; *:90% significant
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Figure 4.4. Net effect of rail proximity on household daily VMT, by income categoiy -
threshold models

Hypotheticalgentrification and displacement illustrations

What seems likely to happen to regional VMT when a neighborhood gentrifies, given these findings? 
We begin our discussion of hypothetical gentrification and displacement scenarios with two simple 
illustrations and end with data on population change by income for four actual census tracts near 
rail stations in California that experienced an increase in the share of higher-income households.

For the sake of our first simple illustration, let us assume that there is an influx of 1,000 high- 
income households with an income level exceeding $100,000, who previously lived away from rail. 
Let us assume that they displace the same number of low-income households, with an income level 
below $50,000, from TODs to somewhere away from rail. What is the net impact on VMT of the 
richer households moving near rail, and the poorer households moving farther away? We used two 
different methods for the two data sets, thus calculating four results:

1. Compare the near-station and outside-station average VMT figures from Table 4.1 for the 
lowest- and highest-income household categories. This method does not control for other 
features of households that vary between households living inside and outside station areas. 
This uncontrolled method is arguably appropriate if self-selection is at work and if households 
require both motive and opportunity to reduce VMT, so that their self-selection, including their 
different demographic characteristics, is part of what enables a reduction in auto use [Chatman 
2014).

2. Use the Tobit estimation results shown in Table 4,2 (using the model for metropolitan 
areas) to predict net VMT change controlling for other factors. We set the average income 
for low-income households at $25,000 (the midpoint of the lowest income group), and for high-
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income households at $125,000. Note that the control variables do not need to be fixed at any 
particular value because the Tobit model is linear in parameters. In other words, there is no 
need to assume anything about household size or other characteristics of movers, given die 
model form.

With these assumptions and methods, we estimate the impact of displacement on regional VMT to 
range between zero effect (using a Tobit model on the CHTS data) and a reduction of 22% (using a 
Tobit model on the NHTS data) (see Appendix S, Table S.5). These results illustrate that a 
displacement of this type (of an equal number of higher income households moving in, and poorer 
households moving out] would not result in an increase in VMT regionally if the model results are 
generalizable.

However, note that a different kind of displacement in which a smaller number of high-income 
households displaced a larger number of low-income households, could in fact increase VMT on net 
simply by decreasing the total number of households with access to rail. This could happen if 
higher-income households took more space in new developments that consolidated or replaced 
denser housing near a rail station. Thus in a second stylized scenario, we assume that 1,000 low- 
income households are displaced by 500 high-income households (Appendix S, Table S.6). In this 
case the net regional VMT impact estimate ranges from a reduction of 7% to an increase of 23%. 
Clearly, the actual pattern of displacement will play a potentially large role in whether gentrification 
leads to a decrease or increase in regional VMT. In the next section we consider four additional 
scenarios of neighborhood change using census data to illustrate this point more explicitly.

Gentrification/displacement scenarios based on census data

We applied the same method to four census tracts near rail stations, three in the Bay Area and one 
in Los Angeles, Instead of using the continuous income models shown in Table 4.2, we used the 
threshold income models shown in Table 4.3, because these models had greater statistical 
significance for Los Angeles and because we wanted to apply region-specific estimates to carry out 
the scenarios. We identified the four census tracts using an online tool created as part of this 
research project (and described elsewhere in this report] which enabled us to find examples of 
census tracts with rail stations that experienced increases in the share of higher-income households 
between 1990 and 2013.

For the purpose of this next set of estimates we used numeric income midpoint values to generate 
average VMT. "Low-income households" are defined as those earning below 80% of the county 
median household income, according to 1990 Decennial census data and the 2009-2013 American 
Community Survey (ACS] (see Appendix S, Table S.7], We defined the income of this group of 
people as the midpoint between $0 and the dollar amount representing 80% of median household 
income (this midpoint was about $20,000 in both metro areas). We defined higher-income (or 
"non-low-income'’) households as having income equal to 50% above the 2013 county median 
adjusted to 2010 dollars (which was about $80,000 in both metro areas). For the San Francisco Bay 
Area estimates, however, the household income assumption is irrelevant because in the Bay Area 
models we did not find any evidence of any difference in the VMT impact of rail access according to 
household income. Butfor Los Angeles the assumptions matter, since as we showed above, the VMT 
impacts of changes in population in the Los Angeles model results are partly dependent on the 
particular income levels of the population shifted in and out of rail station areas.

For our scenario analysis, we made the simplifying assumption that the added households in a tract 
moved from a location far from rail to a location close to rail, and that any reduction in the number
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of households in the tract moved to a location far from rail. In other words, changes in the number 
of households by income category are considered moves into or out of a rail-proximate area, rather 
than as changes in Income among resident households. We estimated regional changes in VMT 
between 1990 and 2013 assuming that 1990 travel patterns are consistent with findings from the 
contemporary CHTS and NHTS data. Because in actual fact vehicle use was substantially lower in 
1990, our estimates could arguably be better understood as likely region-wide VMT impacts that 
would be caused by rapid gentrification in such a census tract in the region between, for example, 
2008 and 2013.

Our first example is the census tract adjacent to the Hollywood/Western metro station, census tract 
1905.10, in Los Angeles County [Table 4.4, part 1). The share of low-income households in the tract 
decreased between 1990 and 2013, from 78% to 69%, with an absolute reduction of 48 low-income 
households and an increase of 172 higher-income households. This neighborhood is a mixed-use 
area and had median household income below the county average in 2013, but a greater share of 
non-Hispanic whites and fewer households with children compared to county-wide shares. Table 5 
shows the rough estimated change in aggregate VMT between 1990 and 2013 using the 
assumptions described above, and this change ranges from a VMT decrease of between 16% and 
33%.

Our second example is census tract 5019 in San Jose, which has experienced increased densification 
around a transit station, for both low-income and higher-income households. San Jose has 
experienced an all-time high for housing costs while wages for low-income workers remain 
stagnant. New residents are more likely to be single or not have children, be highly educated, and 
earn higher salaries, but the tract has not experienced displacement, which is sometimes attributed 
to San Jose’s anti-displacement policies and rent-stabilized units, From 1990 to 2013, this 
gentrifying tract gained 411 low-income households and 931 higher-income households. The VMT 
scenario estimates range from a reduction of 30%to a reduction of 36%, with one estimated 
reduction of 16.3% being statistically insignificant.

Our third example is a census tract (5003), also located in San Jose, which lost 190 low-income 
households and gained 447 higher-income households. Table 4.4 suggests that regional VMT would 
decrease about 19% to 25% overall after such displacement [with one estimated decrease of 
10.32% being statistically insignificant). An increase in VMT due to lower-income households 
moving away from the rail station is more than made up for the decreases in VMT by higher-income 
households moving near rail. Note that in the case of San Jose specifically, given the low level of rail 
service available here, it is possible that VMT may not be much affected by rail access. But our 
sample sizes with these data do not allow us to estimate VMT impacts below the metropolitan area 
level.

Our final example is census tract 20,1. located in San Francisco's Mission District, a neighborhood 
that is often used as the face of gentrification. Despite the decreasing share of low-income groups 
between 1990 and 2013, over that period of time the tract gained low-income households, as well 
as higher-income households. Like the densification story of our second example (tract 5019), this 
example results in an estimated decrease in regional VMT ranging from 31% to 41% , with one 
reduction of 15.4% being statistically insignificant.
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Table 4.4; Example scenarios showing estimated change in VMT in selected gentrifying
census tracts

Census Tract 1905.10, Los Angeles County, California
Change in Low-Income Households Near Transit (1990-2013) 
Change in Non-Low-Income Households Near Transit (1990-2013)

-48
172

Tobit Models1Uncontrolled Analysis 
CHTSAggregate VMT NHTSNHTS CHTS

14,136.80
10,470.08
-25.94%

1990
2013

% VMT changes

8,824.36
7,366.20
-16.52%

12,097.56
8,652.68
-28.48%

6,454.07
4,262.90
-33.95%

Census Tract 5019, Santa Clara County, California
Change in Low-Income Households Near Transit (1990-2013) 
Change in Non-Low-Income Households Near Transit (1990-2013)

411
931

Uncontrolled Analysis 
CHTS

Tobit Models
CHTSAggregate VMT NHTS NHTS

81,712.99
56,446.20
-30.92%

82,369.33
68,927.32
-16.32%

1990
2013

% VMT changes

62,762.21
39,652.18
-36.82%

47,167.75
29,958.65
-36.48%

Census Tract 5003, Santa Clara County, California
Change in Low-Income Households Near Transit (1990-2013) 
Change in Non-Low-income Households Near Transit (1990-2013)

-190
447

Tobit ModelsUncontrolled Analysis 
NHTS CHTS CHTSAggregate VMT NHTS

28,064.98
20,788.29
-25.93%

1990
2013

% VMT changes

36,816.18
29,088.84
-20.99%

37,974.69
34,054.04
-10.32%

20,438.55
16,378.64
-19.86%

Census Tract 201, San Francisco County, California
Change in Low-Income Households NearTransit (1990-2013) 
Change in Non-Low-Income Households Near Transit (1990-2013)

600
440

Uncontrolled Analysis 
NHTS

Tobit Models
Aggregate VMT NHTS CHTSCHTS

52,799.60
36,244.80
-31.35%

54,341.95
45,980.12
-15.39%

29,769.24
17,599.44
-40.88%

1990 40,483.60
25,560.80
-36.86%

2013
% VMT changes

1 VMT estimates come from income category regression coefficients by the household income values and rail proximity, 
holding other independent variables at mean values (see article textf Note that the difference ir? values drives the net effect 
of each scenario. Since the regression models are linear in parameters, this difference does not depend on values of the other 
independent variables in the model.

These stylized displacement scenarios certainly fail to account for more complex real-world 
phenomena. For example, perhaps displaced households drive more after they move, at least for a 
while, in order to maintain social ties and participate in activities in their previous neighborhoods. 
And the dynamics of displacement go beyond income and include other factors that we cannot 
easily control for here. But we know of no strong reason to know whether such phenomena lead to 
either underestimation or overestimation of likely VMT impacts of gentrification and displacement. 
The direction of error is uncertain.
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Chapter 4 Discussion and Conclusions

The central question of this chapter was to determine whether the presence of rail reduced VMT 
more or less for lower-income households than for higher-income households, and to provide an 
informed discussion of how neighborhood gentrification and displacement might therefore 
influence regional VMT. The limited amount of previous research on this question had not found 
much evidence that households of different income levels were more or less responsive to transit 
access. Such evidence would provide a new reason to fear gentrification and displacement, because 
it would imply that the intended environmental benefits of TOD programs are precarious. But our 
results suggest this fear is largely unwarranted, though further research would be helpful.

We used two different data sources and looked at pooled data for the major metropolitan areas in 
California as well as looking at the 9-county San Francisco Bay Area and the 5-county Los Angeles 
metropolitan area separately. Almost all results suggest that rail access affects VMT about the same 
regardless of income, if it affects VMT at all. In about half of the models, using mainly the less- 
reliable of the two datasets, we find a differential effect of rail access by income. Regardless of 
dataset or region, the results suggest that one-to-one displacement of middle-income households 
(between $25,000 and $75,000 in income] by high-income households (those earning more than 
$100,000] will either reduce VMT or have no significant effect on VMT. We also found some 
evidence that very-low-income households (below $25,000 in income] reduce their VMT in 
response to rail access more than middle-income households do, but this evidence is from the NHTS 
dataset which has small numbers of middle-income households living near rail. Finally, it is 
important to note that some of our model results implied that rail access has no independent 
impact on VMT, and therefore that gentrification and displacement near rail stations will have no 
impact on GHG reduction.

We note that concerns about TOD-caused gentrification may be over a much more spatially-specific 
and policy-specific phenomenon than simply rail proximity, our focus here- But the policy landscape 
in California and elsewhere does privilege proximity to rail or other high-quality transit, making 
these results clearly policy-relevant. Any more-narrowly tailored research question is also of 
smaller potential magnitude and importance than the question we have focused on here, and more 
difficult to empirically investigate because of sample size problems with existing data.

The second focus of the paper was to construct plausible scenarios of VMT changes associated with 
neighborhood change and displacement in specific rail-proximate census tracts between 1990 and 
2013. In all of these scenarios, we found reductions in regional VMT, for two reasons. First, as 
already noted, most of the data analysis suggests that higher-income households reduce their VMT 
more in response to rail proximity than do lower-income households. Second, census tracts near 
rail stations that underwent gentrification in California between 1990 and 2013 also typically 
increased in population. Any increase in the number of households having proximity to rail will 
tend to reduce regional VMT, in cases where rail access is substantial enough to reduce household 
reliance on auto use, or in TOD areas that have low parking levels, high density, and other 
characteristics that support good transit access. Thus, we do not find evidence that most kinds of 
gentrification and displacement around rail stations would increase VMT regionally, even if it does 
increase local VMT generation within rail station areas.

As noted, the analysis also provides some evidence that some kinds of neighborhood change could 
cause regional VMT to increase. For example, in Los Angeles, a pattern of one-to-one displacement 
of low-income households (those making less than $25,000 per year] by moderate-income
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households [those making between $25,000 and $75,000 per year) could increase VMT. These 
statistical results, found in NHTS data only, are our most questionable due to a small sample size for 
moderate-income households living near rail stations. But the result is intuitively reasonable due to 
the built form and land use policies in the Los Angeles region. In particular, there has until recently 
been very little relaxation of parking standards in Los Angeles for either new development or 
redevelopment near rail stations, suggesting that proximity to rail may have little effect on auto use 
among households who can afford to own autos.

In some cases, anti-displacement policies may have helped rail station areas [particularly, areas 
with high transit accessibility and high driving costs] to retain lower-income households, or to 
density rather than displacing households, without dampening housing production there. Our 
analysis suggests that such policies would have clear regional VMT benefits. However, given the 
likely household income profile in California urban areas, our analysis also suggests that a policy 
that reduced market-rate housing development in locations that encourage lower auto use, even if 
the policy reduced displacement and preserved affordable housing, would likely result in a net 
regional increase in VMT compared to a policy that increased the production of [dense] housing 
near transit.

Finally, the regional VMT impacts of population changes near rail stations critically depend on 
whether rail-proximate neighborhoods have low parking, high density, and other built environment 
factors that we were not able to control for in these data [Chatman 2013). Regardless of household 
income level, rail access is likely not the most critical factor in determining how much households 
reduce their auto use when they move into and out of rail station areas.

Future refinements to this analysis, which were not possible for us to complete given the scope and 
timeline of the larger research project for the California Air Resources Board, could include several 
tasks. First, It would be helpful to investigate a larger number of neighborhood -change scenarios to 
give a more context-specific sense of the conditions under which gentrification is likely to lead to 
regional increases in VMT, and even to estimate in what share of tracts statewide these results 
would predict VMT increases to occur. Second, our models allowed for an interaction of income and 
rail proximity but did not similarly investigate other interactions. Specifically, we did not investigate 
whether the effect of rail access varies according to household size, whether rail access effects are 
influenced by neighborhood population and employment density levels, or whether effects vary by 
rail service type. [We expect that some of these analyses would yield statistically insignificant 
results due to small subsample size.] Third, the use of “sample selection” models in addition to the 
Tobit and OLS estimates we carried out would provide an additional technical robustness check on 
the validity of these results. However, we expect such models to yield very similar results.
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Acronyms Used in This Chapter

• ABAG (Association of Bay Area Governments)
• ACE (Altamont Commuter Express)
• ACS (American Community Survey, U.S. Census)
• ACTC (Alameda County Transportation Commission)
• AMI (Area Median Income)
• GASP (Cornfield Arroyo Seco Specific Plan)
• CBA (Community Benefit Agreement)
• CBO (Community-Based Organization)
• CCDC (Chinatown Community Development Corporation)
• CHPC (California Housing Partnership Corporation)
• CMA (Community Management Association)
• CPIO (Community Plan Implementation Overlay)
• EIR (Environmental Impact Review)
• HCD (California Department of Housing and Community Development)
• HUD (U.S. Department of Housing and Urban Development)
• LAANE (Los Angeles Alliance for a New Economy)
• MTC (Metropolitan Transportation Commission)
• OBAG (One Bay Area Grant)
• PDA (Priority Development Area)
® RHNA (Regional Housing Needs Assessment)
• SCS (Sustainable Communities Strategies)
• SDC (System Development Charges)
• SEACA (Southeast Asian Community Association)
® SNAP (Station Neighborhood Area Plan)
• SRO (Single-Room Occupancy)
• Thai CDC (Thai Community Development Corporation)
• TIP (Tax Increment Financing)
• TLC (Transit for Livable Cities)
• TOD (Transit-Oriented Development
® UNIDAD (United Neighbors in Defense Against Displacement)
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Many different anti-displacement and affordable housing policies exist at the city, regional, and 
state level. This chapter first summarizes the policies and programs available to combat 
displacement and then assesses which Bay Area and Los Angeles cities offer them. It then examines 
the potential of regional planning, specifically, station area planning and incentive programs related 
to the Sustainable Communities Strategies, to mitigate displacement. The chapter concludes that 
although some mechanisms exist to mitigate displacement, little is known about their effectiveness 
and in any case, implementation is weak.

Chapter 5 Introduction and Methodology

Many different policies and programs can mitigate the displacement impacts of transit investment- 
induced gentrification. The following presents a discussion of different housing affordability and 
anti-displacement policies, as well as an inventory of the policies that exist in the 89 jurisdictions of 
Los Angeles County and the 109 jurisdictions of the 9 county Bay Area. The purpose of the 
inventory is to highlight and better understand the policies that can promote affordability or 
mitigate displacement of vulnerable populations in gentrifying neighborhoods. Where possible, we 
highlight policies that have been effective specifically in transit neighborhoods. We describe the 
most common housing affordability and anti-displacement policies and analyze, as well as compare, 
the policies of both regions.

In what follows, we first offer an overview of the multitude of anti-displacement policies 
encountered in cities across the country and a review of the literature on anti-displacement 
policies, as a way of introducing the policies and discussing how other scholars and practitioners 
write about them. Next, we provide an overview of anti-displacement policies in two metropolitan 
regions: the San Francisco Bay Area and Los Angeles. Given the potential for displacement around 
fixed-rail transit stations, we next include a section on anti-displacement policies specific to transit- 
oriented development (TOD), before turning our attention to specific policies that, while benefitting 
transit regions, are not explicitly targeted towards them.

We discuss four specific policies: inclusionary zoning and condominium conversion ordinances, 
because of their prevalence in Los Angeles and the Bay Area; rent control, because of its importance 
in the anti-displacement discourse, effectiveness, but lack of prevalence and state-imposed 
limitations; and mobile-home rent control ordinances, because of their prevalence in the Los 
Angeles region.

To understand how such strategies work at a finer grain, we provide six case studies of specific 
neighborhoods that, in most cases, have experienced gentrification pressures but less gentrification 
than expected (as determined by our analysis in Chapter 2)—three in each region. In the Bay Area, 
we disxuss neighborhoods in Chinatown in San Francisco, East Palo Alto, and San Jose. In Los 
Angeles, we discuss Chinatown, Hollywood/Western, and 103rd St./Watts Towers. Our conclusions 
appear in the last section.

In terms of methods, this report relied on literature review and secondary data analysis, as well as 
primary data from surveys and stakeholder interviews. We reviewed both academic and 
practitioner literature on anti-displacement strategies. For secondary data, we used Decennial 
Census and American Community Survey (ACS) data from the U.S. Census as well as various other 
datasets. A survey on the effectiveness of anti-displacement strategies was sent to staff at all of the 
planning departments in the Bay Area as well as housing-related community-based organizations

184



(CBOs); we refer to responses from this survey as "stakeholder” comments. Finally, we conducted 
interviews with many stakeholders, including community advocates, staff of community 
organizations, and individuals involved with local, regional, and state policy.

Anti-Displacement and Housing Affordability Policies: 
Literature Review

The emphasis of this literature review is on residential anti-displacement and housing affordability 
policies.1 While the existing literature does not provide a systematic assessment of the effectiveness 
of anti-displacement policies, the metrics, conditions needed for success, and methods of evaluation 
used in the various studies are useful to our analysis.

Research Methodologies

In general, the literature on anti-displacement policies can be classified into three categories of 
research methodologies: 1] policy toolkits; 2) case studies; and 3) analysis and evaluation of a 
specific policy.

The policy toolkit is a particularly popular format among practitioners, in which authors outline an 
array of policies that cities could implement, describing how they work and giving brief examples of 
their implementation in various neighborhoods or cities. [Allbee et al. with ChangeLabSolutions 
2015; Great Communities Collaborative 2007; Policy Link 2008a). These inventories group certain 
policies together, often distinguishing between policies that preserve existing affordable housing 
[subsidized or market-rate affordable) and those that produce new affordable housing. Discussion 
around the different strategies considers how they are financed, what challenges they face, and 
where they are most appropriately applied.

A second category of research presents detailed case studies of cities or geographic contexts from 
which lessons can be drawn. Some focus on just one study area, providing a comprehensive list of 
anti-displacement policies that have been implemented there or highlighting one of its programs 
that was particularly successful. Another variation of the case study compares and contrasts 
policies in two or more places. Comparative studies may assess the performance of similar policies 
in two cities and pinpoint unique factors that affected their respective success rates. Other studies 
consider multiple neighborhoods experiencing gentrification pressures and draw conclusions about 
policy implementation more generally.

Finally, a third category of studies focuses on a specific policy. These studies tend to focus on places 
where the policy was implemented, and seek to provide a critical analysis of the effectiveness of the 
policy. This category is most useful in outlining the strengths and weaknesses of policies or sets of 
policies used in tandem.

1 This literature review is focused on residential displacement; a separate suite of policies is available to address 
commercial displacement. While a wealth of studies have focused on residential gentrification and displacement, 
very few scholars have examined commercial gentrification. As a result, the literature on policies addressing 
commercial gentrification and displacement is largely nonexistent.
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Gaps in the Literature

Gaps in the literature include the relative absence of discussion of unsuccessful policies (negative 
case studies] or examples of policy limitations or misapplications. This is probably due to the fact 
that most of the anti-displacement literature is action-oriented, and often written by policy centers 
to help policy makers with future implementation. Therefore, studies are often written 
prospectively—they diagnose an ongoing problem and propose solutions moving forward (for 
example, Pollack et al. 2010], as opposed to retrospectively, giving a critical analysis of a problem, 
the solutions put forward, and their effectiveness at addressing the problem.

Approaches to Evaluation

A number of quantitative metrics, or indicators, emerge from the literature that can be used to 
evaluate the effectiveness of certain policies. We discuss three here.

A common measure is the number of housing units preserved or developed, and is most useful for 
evaluating preservation and production strategies. Studies that present the numbers of units 
preserved or created as a proportion of the larger housing stock show the relative contribution of a 
specific policy given the scope of the problem. However, authors frequently present such data.

A second metric is the level of affordability of housing units. Different anti-displacement policies are 
targeted toward or end up benefitting households at different income levels; therefore, this metric 
estimates the number proportions or residents of different income levels benefitting from a specific 
policy. This is most useful for evaluating production strategies.

Other studies focus on qualitative approaches. Authors use qualitative sources, such as government 
records, focus groups, and interviews, to identify contributors and barriers to success and to detail 
recommendations for a particular study area. This is a good approach for improving a policy that 
has already been implemented, or has widespread support

Lastly, several studies take a historical approach, tracing the impact of a certain set of policies, 
usually in a specific place (Calavita et al. 1997; Furman Center for Real Estate and Urban Policy 
2006].These studies provide greater insight into the potential trajectory of certain policies over an 
extended period of time, distinguishing between short-term and long-term solutions.

Discussion of Policies in the Literature

Anti-displacement policies found in the literature can be grouped roughly into four categories: 
those that produce new affordable housing, those that preserve existing affordable housing, those 
that protect tenants, and those that build the assets of low-income residents (Table 5.1].
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Table 5.1: Affordable Ho using a ndA n ti-Displacement Strategies
___________________ Affordable Housing Production Strategies___________________

Fiscol Strategies
Affordable housing impact fees
Jobs-houslng balance or commercial impact fees
Community benefits agreements
Housing production trust funds
________________________________Taxing Powers
Tax exemptions for non-profit affordable housing 
Levying parcel taxes, tax-increment financing districts
Bonds

Land Use Controls
Expedited permitting processes for affordable housing
Reduced parking requirements for affordable housing
Indusionary housing/zoning
Density bonus in exchange for building affordable units
Accessory dwelling units

Assets and Investments
Public land dedicated to affordable housing
Land banking

Preservation Strategies
Rent stabilization/control
Condominium conversion ordinances
No-net-loss, one-for-one replacement strategies
Single-room occupancy hotels rent and conversion controls
Mobile home rent controls

Tenant protections and support
Rental assistance
Tenant counseling
Proactive code enforcement
Just-Cause eviction policy____
Tenant right to purch.-<,<? laws

Asset Building and Local Economic Development
Minimum wage __________
Wage theft protections ____________
Local or first source hiring ordinances
Individual development accounts
Homeowner assistance programs 
Housing rehabilitation funds

Affordable Housing Production Strategies

Restricting the production of affordable housing are several factors. High land costs, exacerbated by 
competition among developers (market-rate and affordable), further drive up production costs. 
Infill development, while incentivized through state programs, is more expensive, and can be 
difficult in terms of navigating regulations. Further, according to a non-profit developer, staffing is 
"inelastic:" it's hard to compete with market-rate developers with more money.

Cities have a number of tools at their disposal to influence the quantity of affordable housing in 
their neighborhoods, including fiscal strategies to generate resources for development, land use
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policies to incentivize or prioritize certain types of developments, and public investments that can 
be tied to affordability requirements.

Fiscal Strategies

Numerous jurisdictions have used development fees and transaction fees to generate funds from 
the private housing market as a means to creating affordable housing. Examples of these include 
affordable housing impact fees, jobs-housing balance or commercial impact fees, community 
benefits agreements, and housing trust funds.

One Oakland expert sees impact fees as a policy that is "starting to catch on" given legal limitations 
on inclusionary zoning; impact fees provide an alternative way to generate affordable housing at a 
cost to market-rate developers. While less common, commercial impact fees are also emerging. One 
development fee program that has enjoyed notable success is Bostons commercial linkage fee 
program (Kim 2011). This program raises about $5-$7 million a year for housing, funding the 
creation or preservation of more than 8,500 units of affordable housing in projects throughout 
Boston from 1983 to 2011 (Kim 2011). The strength of the program is attributed in part to its 
"breadth of coverage.” Tied to all private commercial development, "everything from university 
projects to hospital expansions trigger the linkage ordinance,” so the City of Boston has a steady 
revenue stream each year (Kim 2011 p. 42).

When impact fees are in place, jurisdictions can further facilitate production by granting developers 
an exemption from affordable housing projects. For example, the City of Portland requires that 
developers pay system development charges (SDCs) to help offset a project's impact on the city's 
parks and recreation facilities, storm water and sanitary sewer systems, water systems, and street 
infrastructure (Kim 2011). They offer exemptions to SDCs for affordable housing projects, and the 
cost savings can add up to hundreds of thousands of dollars. As of 2011, the exemption had 
"reduced development costs for more than 2,225 units of affordable housing” (Kim 2011 p.27).

Another key tool for affordable housing production are housing trust funds. These funds are 
created by local or state governments as a pool of fees and taxes derived from real estate 
development (or other sources) that can be drawn upon to provide gap financing for the 
preservation or new construction of affordable housing (Calavita and Grimes 1992), One of their 
useful features is that, once established with their criteria for distributing monies, new sources of 
revenue into the fund can be approved—and the resulting funds distributed—without a whole new 
advocacy push around what to spend the funds on.

The importance of a housing trust fund was underscored by an expert interviewed, who believes 
that, in terms of revenue-generating policies (like commercial impact fees), "it's very rare that any 
of those fees or policies by themselves can really stimulate production. What you need is a trust 
fund that has multiple sources that feed into it."

Taxing Powers

A city’s taxing powers can also be used to create an affordable housing fund or incentivize 
development, such as providing property tax exemptions for non-profit owners of affordable 
housing, levying a parcel tax or floating bonds to generate funding for affordable housing, or
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creating tax increment financing (TIF) districts2 to generate revitalization funds by borrowing 
against future improvements in land value.

One study looks at New York City’s "Ten Year Plan” launched in 1985, which called for the building 
and rehabilitation of 100,000 units of affordable housing by non-profit and private developers, 
funded through bonds, the city's capital budget, and other state and federal sources (Furman Center 
for Real Estate and Urban Policy 2006). It was largely successful: by 2003, the city "had created 
over 34,000 affordable units through new construction, had restored nearly 49,000 affordable units 
through the gut rehabilitation of formerly vacant buildings, and had provided renovation subsidies 
to another 125,000 units of distressed and occupied buildings" (Furman Center for Real Estate and 
Urban Policy 2006 p.6). The authors find several factors to have enabled the plan's success: “the 
income mix of households; the focus on preservation and neighborhood revitalization; the 
cooperation with local institutions; and the overall level of public commitment” (Furman Center for 
Real Estate and Urban Policy 2006 p.8).

The City of Portland has also made significant gains by implementing TIF districts, which allocate 
30% of funds to the city’s designated urban renewal areas for the development and rehabilitation of 
affordable housing (ChangeLabSolutions et al. 2015, Kim 2011), The TIF funds have income 
guidelines that prioritize the city's most economically vulnerable populations. In the 2012-2013 
fiscal year alone, the Portland Housing Bureau was able to use $28 million of TIF funds in order to 
create or preserve 959 units throughout the city (ChangeLabSolutions et al. 2015).

Land Use Controls

Cities' land use control and zoning powers are often used to incentivize the production of affordable 
housing by reducing costs through expediting permitting processes, reducing parking ratios, and 
easing other requirements that increase development costs. Land use controls can also be used to 
create inclusionary housing requirements on market-rate developers, requiring that a certain 
fraction of the units they develop be affordable.

Our literature search using the key words "anti-displacement strategies” and other related terms 
turned up multiple studies on inclusionary housing—far more than for any other policy (Schuetz et 
al. with Furman Center for Real Estate and Urban Policy 2007; Hickey 2014; Non-Profit Housing 
Association of Northern California 2007; Hickey et al. 2014).This could indicate the effectiveness or 
ubiquity of inclusionary housing in light of the lack of other financing mechanisms for the 
production of affordable housing. However, it more likely indicates how intricately the policy is tied 
to anti-displacement work; municipalities tend to implement inclusionary housing in a real estate 
market experiencing significant growth and development, where households are at risk for 
displacement.

The Furman Center for Real Estate and Urban Policy (2007) has looked at inclusionary zoning 
policies across the United States and found that specific factors can predict the adoption of 
inclusionary zoning policies: “larger, more highly educated jurisdictions and those surrounded by 
neighbors with inclusionary zoning are more likely to adopt such policies." They find that the 
policies that produce the most units are those that have been in place the longest (Furman Center

2 While the elimination of redevelopment agencies has made this strategy impossible to utilize in California, a 
recent law signed by Governor Brown enables localities to establish "community revitalization investment 
authorities" {Young 2015). These will allow tax increment financing districts, albeit in a more limited capacity than 
were allowed under the former redevelopment agencies.
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for Real Estate and Urban Policy 2007, p.4). In some California cities, state legislation is the primary 
motivation for the adoption of inclusionary housing policies. For example, a survey by Calavita and 
Grimes (1998) found that eight jurisdictions in San Diego County implemented inclusionary 
housing programs to avoid actual or perceived threats of litigation due to noncompliance with the 
state's Housing Element Law.

Advocates of inclusionary housing often cite California as a success story because so many cities 
have adopted ordinances, but the data shows that the number of below-market units actually built 
resulting from the policy is modest in comparison to regional housing needs (Powell and Stringham 
2006). For example, Powell and Stringham point out that the Association of Bay Area Governments 
estimated the need for 133,195 affordable units in the San Francisco Bay Area during the 2001
2006 period, but in the 30-plus years of inclusionary zoning leading up to 2006, the policy had 
resulted in the production of only 6,836 affordable units. Thus, much of the literature asserts that 
inclusionary housing should continue to be part of an overall affordable housing strategy but not 
necessarily the core of it (Calavita et al. 1997, Powell and Stringham 2006).

As opposed to requiring affordable units (either directly or through in-lieu fees), some cities choose 
to incentivize them through density bonuses. California's Density Bonus Law requires that 
municipalities allow developers to build at higher density in exchange for affordable units (APA 
2006). Density bonuses act as a cost off-set and can increase the number of inclusionary units in 
new developments, specifically in cities where there is significant market interest in developing 
taller buildings (ChangeLabSolutions et al. 2015). For example, New York City rezoned a number of 
locations to allow for higher density and provided a strong density bonus for developers that 
agreed to meet specified affordability targets. The program generated about 2,700 permanently 
affordable rental units between 2005 and 2013 (ChangeLabSolutions etal. 2015).

However, without the proper market, incentives alone may not be enough to produce affordable 
units (Schwartz et al. 2012). For example, the City of Cambridge, Massachusetts, had a voluntary 
inclusionary zoning program that offered density bonuses, and over the course of a decade, the 
program failed to produce a single unit. In 1998, the program was made mandatory, and as a result, 
it produced 385 affordable rental and for-sale homes by 2010 (Schwartz et al, 2012).

For built-out areas that may lack sufficient developable land for new units, jurisdictions may 
consider allowing homeowners to create accessory dwelling units on their property, as enabled by 
the state Second Unit Law (AB 1866). Chappie et al. (2012) discuss how the creation of secondary 
units (known as "in-law” or “granny” units) helps increase the stock of very-low- and low-income 
housing units without dramatic increases in parking demand and with no government investment 
required. This in turn, "could help to free up such scarce (and dwindling) monies for the 
subsidization of the lowest-income affordable developments” (p. 12). Through a qualitative review 
of planning and zoning restrictions, they found that the regulatory environment, with its onerous 
parking requirements, is the most significant barrier to secondary unit development.

Assets and Investments

Finally, cities can use their assets and investments to generate new affordable housing. Affordable 
housing advocates are beginning to push jurisdictions to dedicate land they own for affordable 
housing (Hickey and Sturtevant 2015a; Lane and Seifel 2015). Cities can also invest in land that 
they later open up for affordable housing development, a process known as land banking. In 
addition to owning a lot of land, cities continually invest in infrastructure and operate other 
programs that can be leveraged to create affordable housing.
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For example, Hickey and Sturtevant (2015b] discuss policies to use public lands for the 
development of affordable housing in the Washington, D.C., region. They find that the "strongest" 
policies have much community engagement and are conscious of the limits of the policy, namely 
that other subsidies will be necessary for affordable housing to be built beyond just providing the 
land. They offer recommendations of how to maximize policies' effectiveness, admonishing 
policymakers to understand the “relationship between land values and the affordability gap” so that 
they are aware exactly what kind of difference the land donation would make for developers of 
affordable housing (Hickey and Sturtevant 2015b, p.l].

In another study prepared for HUD, Sage Computing (2009} discusses the successful use of land 
banks to simultaneously revitalize abandoned properties and provide affordable housing. The 
study describes the work of the Fulton County/City of Atlanta Land Banking Authority, which 
prioritizes the transfer of land for affordable housing development, enabling community 
development corporations and other affordable housing developers to acquire tax-delinquent 
properties with insurable title at below-market prices for affordable development. The authority 
facilitates the transfer of 50-100 properties per year, and as of 2009, affordable housing groups had 
identified over 140 parcels to bank for future development. The land bank is also part of the Atlanta 
TOD Collaborative, a 13-member partnership of local non-profits, developers, banks and 
government agencies aimed at promoting equitable TOD in the Atlanta region (“Atlanta TOD 
Collaborative," n.d.]. The group was established in 2011 to leverage their joint resources to create 
affordable homes for low-income residents near transit, and it has conducted strategic planning, 
market, and feasibility studies since then to guide their future development efforts (“Atlanta TOD 
Collaborative," n.d.}.

One expert interviewed saw a connection between community land trusts and the "tiny home” 
movement: holding land in a community trust and allowing the construction of cottages on that 
land could provide an "eco village” of affordable homes.

Recognizing that the boom period will likely be followed by a downturn, several stakeholders have 
said that cities should be ready to strike quickly when that downturn comes, buying up land for 
later development, or getting anti-displacement policies in place when the political temperature 
isn't so high.

Preservation Strategies

In many built-out neighborhoods experiencing gentrification pressures, there maybe little room for 
new developments. Therefore, strategies for preserving both deed-restricted affordable units and 
naturally occurring affordable rental units are needed to counteract displacement forces in these 
communities. Rent stabilization is perhaps the most well-known strategy used to control the price 
of non-subsidized rental units, often tying it to inflation rates. Other strategies used in high-demand 
markets are controls for condominium conversions, adopting no-net-loss or one-for-one 
replacement policies to ensure that the quantity of affordable units are maintained, and laws that 
aim to preserve single-room occupancy hotels and mobile homes.

Of the policies discussed in this report, rent control has yielded the most literature with critical 
analysis. Writing primarily from an economics framework, numerous scholars have undertaken 
analyses of rent control, generally concluding that it reduces the quality and quantity of rental 
housing (Keating et al. 1998}. They argue that when landlords cannot earn a competitive return on
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rents, they under-maintain their units and look for more profitable uses, exacerbating the rental 
housing shortage (Keating et al. 1998). The less rental housing and the greater the rent gap 
between regulated and unregulated units, the less mobility renters have (Freeman and Braconi 
2004; Munch and Svarer 2002; Keating et al. 1998; Gyourko and Linneman 1989).

However, other scholars point out that the benefits of rent control may outweigh the cost of market 
distortions in the context of gentrification and displacement. Freeman and Braconi (2004) posit 
that the limited mobility caused by rent control may be a logical trade-off in gentrifying areas 
because it allows vulnerable residents to stay in their neighborhoods by moderating their rent 
burdens. For example, rents for unregulated units in gentrifying neighborhoods of New York 
between 1996 and 1999 increased by an average of 43.2%, while rents for regulated units 
increased by only 11.4% (Freeman and Braconi 2004). Ellen and O'Flaherty (2013) also suggest 
that rent control can contribute to population stability and security of tenure in the face of 
displacement pressures. For example, 35.2% of renting households in New York stayed in the same 
unit from 1990 to 2000, while nationally, 13.6% stayed in the same unit (Ellen and O’Flaherty 
2013). Minton (1996) prospectively evaluates the potential of targeted rent control to limit 
displacement in soon-to-gentrify neighborhoods, finding that rent control, in the short run, would 
have winners and losers: helping low-income renters to afford to stay in their neighborhood while 
distorting the housing market, which in turn creates an incentive for landlords to use unsavory 
methods to remove tenants and win a higher return. He also considers the long-term effects, which 
range from halting gentrification entirely to full gentrification, when the policy fails to preserve a 
low-income community in a neighborhood.

Barton's (1998) historical account of strong rent control in Berkeley concludes that its undoing was 
less economic than political. The policy was established at a time of rapid rent increases in the Bay 
Area, and while Berkeley also suffered a decline in low-rent units, its decline was half the rate of the 
Bay Area as a whole and half the rate of Alameda County (Barton 1998). The initial strong policy 
successfully increased community stability and tenure for low-income households. However, 
Barton also takes note of its limitations: 70% of the lowest-income residents still shouldered rent 
burdens greater than 30% of their income, insufficient staff hindered efficient implementation, and 
controls were gradually loosened over time because of strong landlord resistance at the local and 
state levels.

The effectiveness of rent control laws depends significantly on the specifics of the policy and the 
market. For example, ordinances that include vacancy decontrol provisions "reduce the number of 
affordable units over time” because each time a tenant moves out, the rent can increase to the 
market rate (Levyetal, 2006, p.17).

In California, due to the Costa-Hawkins act, passed in 1995, all rent control ordinances must allow 
for vacancy decontrol. This gives landlords an "incentive to push out tenants, which can lead to 
unjust, or no-fault evictions” (Great Communities Collaborative 2007, p.4). The law also makes it 
impossible for jurisdictions to pass rent controls on any units built after 1995, on single-family 
homes, and on condominium units (Portman and Brown 2013).
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Tenant Protections and Support

Another important tool to stabilize gentrifying communities is sufficient protections for tenants and 
homeowners to be able to stay in their homes. These can run the gamut from providing rental 
assistance and tenant counseling to proactive code enforcement and requiring landlords to have a 
"just cause" when trying to evict tenants.

The Harrison Institute for Public Law [2006) studied Washington, D.C.'s tenant purchase law, 
coming out generally in support of the policy: it has "been the catalyst for preserving thousands of 
affordable homes in Washington, D.C., often in neighborhoods that have been undergoing 
gentrification", “has preserved hundreds of units" of low-rent housing, and has allowed "low- 
income residents to purchase homes" [p, 2). The authors also offer a detailed critique of the law's 
shortcomings and a set of recommendations. Through qualitative research, they identify "areas of 
concern", including poor data management, lack of resident familiarity with the policy, the 
availability of technical assistance, and availability of funding.

Winstead (2006) discusses barriers to the tenant protection movement in Richmond, CA. He 
concludes' that the lack of hard evidence of a tightening in the rental market and the difficulty of 
obtaining evidence of unjust evictions pose the greatest obstacles. Because of the evidence gaps, 
there is no public sense of "crisis” around rental housing in Richmond, which makes it difficult to 
garner political support for greater tenant protections. Winstead argues that advocates should 
focus on the implementation of a well-written just-cause ordinance that would include record
keeping provisions to make further action to protect tenants much easier. He also notes that a 
tenant protection campaign in Richmond centered on just cause would receive less opposition from 
landlords and property owners than one pushing for rent control (Winstead 2006). In general, 
experts argue that without a just-cause evictions policy in place, other preservation strategies will 
not work, because landlords can remove tenants very easily. It is very difficult to win against 
landlords in places without these policies, because any challenge to the landlord could result in 
eviction—forced or through raised rent—'and it is hard to prove retaliation.

Asset Building and Local Economic Development

In addition to working on maintaining a sufficient affordable housing stock, jurisdictions can also 
support their residents by increasing their capacity to obtain housing. A diverse array of asset 
building and local economic and workforce development programs have been implemented around 
the country. These include the ever-growing movement to increase the minimum wage, 
implementing strong wage theft protections, and local or first-source hire ordinances that require a 
certain percentage of workers to be from the local disadvantaged community (PolicyLink 2015). 
Other asset-building strategies such as individual development accounts, homeowner assistance 
programs, and housing rehabilitation funds, among many others, are necessary elements to a 
comprehensive community stabilization strategy.

Minimum wage as an asset-building strategy has many ends: improving personal well-being, 
enhancing economic security, increasing civic behavior, and more (Page-Adams and Sherraden 
1997). As such, the literature on minimum wage and similar strategies is not explicitly focused on 
addressing displacement, but scholars writing inventories of anti-displacement policies frequently 
include minimum wage in their lists because it may allow residents to build sufficient assets to be 
able to stay in an ascending neighborhood. However, minimum-wage policies have also received 
scrutiny. For example, there are many studies that evaluate the effects of minimum-wage laws on
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levels of employment (Doucouliagos and Stanley 2009], and others on the number of hours worked 
(Couch and Wittenburg 2001].

Lester’s [2009] study challenges this criticism, finding that a living-wage law is unlikely to harm a 
city's economic development prospects and is the only tool that individual jurisdictions can 
effectively use to address rising income inequality. He finds that living-wage laws not only provide 
direct wage increases for workers, but they may also help raise wage standards across’ the sector 
due to competition among firms for workers. In San Francisco, living-wage advocates explicitly 
linked wages and with ongoing debates around land use and displacement. Pitching their argument 
in terms of the high cost of living in the city contributed to their success in passing 
legislation(Lester 2009].

Whatever the efficacy of income- and wealth-building strategies, stakeholders interviewed 
emphasized that they must be linked to anti-displacement policies that target housing costs in 
order to address the affordability crisis effectively.

General Conditions for Implementation and Effectiveness in TOD 
Neighborhoods

The conditions for policy effectiveness and implementation are an important component of policy 
analysis that several authors have undertaken. Levy (2006] discussed tactical barriers to policy 
implementation, such as the requirement that they be enacted by legislation, market 
considerations, like the importance of a strong housing market for certain policies, and barriers to 
effectiveness once implemented, like what, level of affordability a policy creates. She provides a 
good precedent for analysis, as she first outlines the policy, describes “anticipated outcomes,” 
“implementation challenges,” and also includes “timing considerations” that focus on which policies 
are best suited to which market conditions and which gentrification phases.

In interviews, stakeholders pointed out that the context of the city matters tremendously in terms 
of which policies work best. For example, a production strategy in San Francisco with little available 
land for development will look different from one in San Jose that has more land available for 
development; renter protection policies are only useful in places with many renters; the 
effectiveness of a density bonus will depend on the density limits currently in place, as well as 
market demand in the locality. One stakeholder put it this way:

I think the more you try to drill down the more context-specific it gets. So in general terms rent 
control and tenant protection and condo controls, all those things make sense. But, well, what's the 
right condo policy to have? Or how exactly should you write your rent control ordinance? What 
Richmond just adopted is very different from what Oakland has, for example.

Most of the literature reviewed does not include a discussion of political barriers or a policy's 
likelihood of being implemented based on how liberal or conservative a city and its elected officials 
are. Ellen and O'Flaherty [2013] examined whether New York's progressive housing policies may 
be due to the city's more liberal electorate, but rejected that hypothesis on the basis that other 
similarly liberal cities are lacking similar policies. Levy (2006] also considered the political barriers 
to implementing various strategies, but more generally and less along a "liberal-conservative” 
spectrum.
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Others, like Marcuse [2004), considered political forces broadly, discussing ideological barriers to 
reforming housing policy, such as a "tendency to focus on the market and ignore non-market 
participants' concerns” (p. 3). Goetz [1994) finds that non-traditional economic development 
policies and progressive housing policies [defined as those that are not directly in line with 
business interests) are more widespread than previously believed, and are in place not only in 
strong market cities, but often "in an environment of uneven development. Cities that are 
characterized by the existence of both wealth and poverty are engaging in progressive policy" 
[Goetz 1994, p. 103), Political culture and community mobilization are also "positively associated 
with alternative development policy" (Goetz 1994, p. 100). These variables, plus a good bond rating, 
are correlated with progressive housing policies as well (Goetz 1994).

At the same time, an ideology that favors real estate interests may obstruct anti-displacement 
policies in many cities: as one stakeholder argued in an interview, "... people think that people 
should be able to make as much money as they want,” Besides this pervasive ideology, stakeholders 
described the “real money" of developers as an obstacle to winning more anti-displacement 
protections. Given the often-changing cast of elected officials, politicians are less likely to remember 
to enforce an old agreement than they are to focus on the next big campaign issue ("political 
memories are short"); slowing development is viewed unfavorably to say the least; and many of 
these policies invoke the specter of anti-capitalist intentions, which inflame the opposition.

Incentives (like density bonuses) are easier than requirements (like inclusionary zoning) to get 
through the political process. While some stakeholders believe that housing preservation policies 
(like rent control) are easier to pass because they require minimal public outlay of funds, others 
think it is easier to come out in favor of housing production strategies, since doing so does not 
challenge property rights and is not seen as anti-development like preservation strategies 
sometimes are.

Stakeholders agreed that some of the barriers to local anti-displacement policy implementation can 
only be resolved with a state-level legislative fix. Examples include the Ellis Act, vacancy decontrol, 
and inclusionary housing, the latter two of which we discuss in more detail later in this chapter.

Behind the policies and strategies listed above often lie an informed and organized resident base 
and a robust community engaged decision-making process. For example, Howell highlights the 
importance of a strong, engaged non-governmental sector in a case study of neighborhood change 
in the Washington, D.C. neighborhood of Columbia Heights (2013). Her results indicate that 
planners "seemingly nailed the punch list for redevelopment”—including ensuring that new 
housing included low-income units, helping tenants purchase their homes, preserving existing 
affordable housing, and more—ail of which worked to some extent (Howell 2013, p. 11-12). 
However, even with the city's many interventions, displacement has still occurred and "low income 
residents' sense of community, political power, and access to amenities changed significantly" 
(Howell 2013, p. 11-12). Findings indicated that it was "the work of tenant organizers, affordable 
housing developers, policy advocates" and the like that have "driven the effort to preserve 
neighborhoods” (Howell 2013, p, 16). Another case study of Vancouver goes over several 
neighborhoods that should have experienced gentrification but did not because strong community 
resistance held off the market and “[denied] the opportunity for gentrification to occur on these 
development sites” (Ley and Dobson 2008, p.2484).

Anti-displacement efforts in the context of transit neighborhoods have a particular set of 
challenges. Although some housing production policies target the areas around transit stations, for 
instance by requiring inclusionary housing or purchasing land, it is rare to find targeted
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preservation policies. One challenge specific to TOD is the way in which transit agencies interpret 
the Federal Transit Administration's requirement that federal fund be used for the "highest and 
best transit use"(PolicyLink 2008). The common approach is to pursue development that generates 
the most revenue. However, advocates can make the case that low-income residents use transit 
more than high-income residents, so location affordable housing near transit can increase 
ridership, another element of the "highest and best" use (PolicyLink 2008). Also important is 
community engagement during all phases of the TOD planning process and the introduction of anti
displacement efforts early on before land prices around transit rise (Ibid.). Community 
development corporations can proactively lead TOD partnerships and develop projects of their 
own. For example, in Chicago, the community development organization Bethel New Life launched 
a series of development projects around the Lake Pulaski transit stop in partnership with the 
Chicago Transit authority, producing SO homes for low- and moderate-income residents and 
planning for 66 more in the future (PolicyLink 2008). Community benefit agreements can also be 
used to achieve anti-displacement and affordable housing protection around TOD projects (Ibid.). 
For instance, the Ballpark Community Benefits Agreement (CBA) in San Diego includes a provision 
that requires and funds studies of how the development will impact land prices and low-income 
residents (Ibid.).

Statewide Affordability and Anti-Displacement Policies

Before discussing local policies, we provide an overview of the relevant statewide affordability and 
anti-displacement policies. The primary role the state plays in anti-displacement policy is in 
funding affordable housing and providing the policy backdrop against which local governments are 
able to act.

State Affordable Housing Funding

On the production side, the significant expense of building or rehabilitating a single unit of 
affordable housing means that it is very difficult to fund projects solely from local dollars. Instead, 
developers rely on state and federal low-income housing tax credits, which are both administered 
by the state. Wegmann estimates that "63% of the average affordable rental housing project" in an 
array of projects in the Bay Area he analyzed "is financed by state and federal sources, with the 
remainder coming from local, rent-supported, and philanthropic financing" (see Table 5.2; 
Wegmann 2012, p.8).

California has a variety of programs that fund affordable housing, including the Multifamily Housing 
Program (through the state's Housing and Community Development department), the new 
Affordable Housing and Sustainable Communities funding (through the Strategic Growth Council), 
the Affordable Housing Program (through the Federal Home Loan Bank) and several other 
programs. In addition, it administers the federal Low-Income Housing Tax Credit Program—usually 
the largest source of funds in a project—through the Tax Credit Allocation Committee. Localities 
administer HUD programs, like Community Development Block Grants and HOME funds. A detailed 
discussion of these programs is beyond the scope of this chapter.
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Table 5.2; Federal and State Funding Available for Affordable Rental 
_____________ Housing Development in the Bay Area___________

2010
Estimated 
9-county Bay 
Area share (mm)

Federal - off balance sheet

$1634% Low Income Housing Tax Credits (includes CA state tax credits)

$1769% Low Income Housing Tax Credits (includes CA state tax credits)

$14Federaf Home Loan Bank Affordable Housing Program (AHP)

Federal - appropriations

$114Project-based Housing Choice Vouchers (HCV)

$19HUD Section 202 capital expansion

$6HUD Section 811 (Capital Advance and PRAC)

$37CDBG

$64HOME

State

$15Multifamily Housing Program (MHP) from Prop 1C
Infill/Infrastructure program from Prop 1C $55

$9MHSA

$1CALReUSE

$673Total
Source: (Wegmann 2012)

The competitive 9% tax credit program (see Table 5.2 above] receives requests double the amount 
of funding available (Schwartz 2015], This means that, even if local governments dramatically 
increased their funding of affordable housing, more projects would not get built, since they rely so 
much on the tax credit funds.

The state's investment in affordable housing has been decreasing steadily in recent years, even as 
the state faces a shortage of 1.5 million homes affordable to very- and extremely-low-income 
households (California Housing Partnership Corporation 2015],

As Figure 5.1 shows, the most dramatic change was the elimination of state funding for 
redevelopment agencies. These agencies managed redevelopment areas in which they were able to 
retain new property taxes generated as an area was revitalized, and use these funds to support 
affordable housing and other investments (Taggart 2012], The agencies were eliminated in 2012 
after a legislative act and court decision. Almost every stakeholder we have spoken with has cited 
the loss of redevelopment as a major barrier to local cities' funding affordable housing; of a sample 
of 27 projects in the Bay Area, "about 26% of the [non-state and federal] funds 
contributed...originated from redevelopment" (Wegmann 2012].
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Figure 5.1: State and Federal Investment in Affordable Housing (from the California Housing
Partnership Corporation (CHPC))

Source;(CHPC 201S)

One example of the interplay between state and local governments in financing affordable housing 
is with the way tax credits are allocated. According to a long-time employee of state housing 
agencies, the City of Los Angeles is considered its own region and receives its own allocation of tax 
credits (interview with authors). This was motivated by the city's construction of new transit stops, 
and its interest in targeting its affordable housing dollars towards those areas. The city and state 
tax credit agency worked together to create the new region (with “Balance of Los Angeles County" a 
region for the rest of the county besides the city). This arrangement allows the city to effectively 
control which projects its tax credit funds will flow to (through its control of the flow of 
predevelopment financing, which is essential for developers to have in order to be able to apply for 
tax credits). The decision was and is controversial, but could be effective as another tool to address 
transit-related displacement. Making decisions about the location of such developments and how 
those projects are integrated within the community is typically considered an appropriate role for 
localities.

The chief challenge at the state level, according to several experts, is the opposition of the 
incumbent governor, Jerry Brown, who has taken several steps in recent years to dismantle 
affordable housing programs, like the redevelopment agencies and an indusionaiy zoning "fix” bill.

Ideas for state-level policy changes are numerous and beyond the scope of this project to detail. 
However, the CHPC suggests the following (2015, p.8):
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• Create an "ongoing, predictable revenue source for the state housing trust fund with a $75 
document recording fee on real-estate transactions [excluding commercial and residential 
home sales).”

• Expand the state's Low Income Housing Tax Credit by $300 million per year and make it 
easier to use.

• Invest in the existing Multifamily Housing Program from the general fund.

These policies would not specifically target transit-oriented development areas, but they would 
help affordable housing developers who are attempting to develop affordable housing near transit; 
development in these areas is encouraged by other state affordable housing programs, like tax 
credits and the new Affordable Housing and Sustainable Communities program. Therefore, 
expanding these complementary programs indirectly helps produce affordable housing near 
transit.

State Laws That Enable or Limit Localities' Anti-Displacement Policies

in terms of encouraging anti-displacement planning, the state requires that all local governments 
compose Housing Elements that include plans to address affordable housing needs. They must also 
report on prior progress towards reaching goals.

One aspect of these plans must be how the locality plans to preserve housing that is at-risk of 
conversion from affordable to market-rate—a major concern for the state (California Department 
of Housing and Community Development 2014).

On the other hand, several other aspects of state law limit localities’ ability to mitigate 
displacement. The Costa-Hawkins bill, passed in 1995, limits the scope of local governments' rent 
control and inclusionary zoning policies; the effects of this bill on local anti-displacement policies 
are discussed more below (Great Communities Collaborative 2007).

Other barriers at the state levei include changing voter thresholds for communities that want to 
raise their own funds. Currently, housing bonds must clear 67% of the vote. Since this is challenging 
for many cities, experts suggest reducing the threshold to 55%, the level required for school facility 
bond measures. However, this change has not yet succeeded at winning approval of the legislature 
(interview with authors).

To address the loss of subsidized housing to the market, the tax credit state agency is currently 
considering including a right of first refusal for the state in their regulatory agreements with 
owners of tax credit-funded projects. This would allow the state to have the first right to buy the 
property (at set prices, like the remaining debt on the project plus taxes owed) if ever the 
partnership that owns it wants to sell. That right would be assignable, allowing the state to allow a 
non-profit developer, for example, to step in and buy it to keep it affordable. According to a long
time state housing agency employee, this would allow the state to purchase the property at a 
reasonable price and then preserve the affordability of the housing in the future (interview with 
authors).

The federal Department of Housing and Urban Development (HUD) recently released a new rule on 
affirmatively furthering fair housing, which the state of California and local jurisdictions will have 
to comply with as they distribute affordable housing financing (Fluit 2015). Cities will have to 
submit detailed reports on their plans to, and progress in, addressing segregation and access to
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high-quality affordable housing for low-income households (Semuels 2015). This has several 
implications for anti-displacement work. It could force localities to focus more on ensuring low- 
income households can stay in, or move to, moderate- and high-income areas. In terms of transit 
areas, if an affordable developer is proposing a new development before the area has gentrified, the 
new rules could make it more difficult for the city to grant that funding, since those funds would be 
going to build housing in a low-opportunity area. However, cities may be able to show how they 
expect the area to gentrify in coming years, and invest proactively to retain low-income households 
in the midst of that change. In sum, this rule change will probably encourage agencies that 
distribute HUD funds to focus their efforts in places that are experiencing displacement, either 
already high-income or gentrifying.

Housing Affordability and Anti-Displacement Policies in the 
Bay Area and in Los Angeles County

To construct an inventory of anti-displacement policies in the Bay Area and Los Angeles, we first 
reviewed anti-displacement toolkits and policy documents to generate a comprehensive list of 
strategies, considered by advocates, researchers, and policy makers as efforts to mitigate 
displacement (see Appendix T for sources). From an initial list of about 50 policies, we applied the 
following criteria to select policies to inventory:

1. Policies that are applied uniformly to the jurisdiction as a whole (i.e,, not only restricted to 
specific neighborhoods).

2. Policies that have been implemented in at least two jurisdictions, but not all.3
3. Policies that have "teeth” and are being implemented.

A list of 14 anti-displacement policies was generated (Table 5.3)4. Researchers then analyzed 
municipal codes and housing elements for each of the jurisdictions in the Bay Area and Los Angeles 
County, which was complemented in the Bay Area with data from a survey of housing policies 
completed by the Association of Bay Area Governments (ABAC) (2015). Note that policies specific 
to transit-oriented development areas are discussed in a later section; these policies are citywide.

3 Policies that are required by all jurisdictions, such as the Density Bonus or Secondary Units, were not included 
because we wanted to focus on policies that went over and above the state law.
4 Neither the UC Berkeley nor ABAG inventories included Affordable Housing Trust Funds; an alternative data 
source was found to inventory these policies in the Bay Area and Los Angeles [Center for Community Change 2015; 
Center for Community Change 2013).
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Table 5.3: Anti-Displacement Policies in the Bay Area and Los Angeles County
Percent of 
Bay Area 
Cities/ 

Counties 
(Total - 

109)

Number of
Number of Bay 

Area Cities/ 
Counties with 

Policy

Percent of 
LA Cities/ 
Counties 

(Total=89)

Los
Angeles 
Cities/ 

Counties 
with Policy

Policy

Just-Cause Eviction OrdinancePreservation
Strategies

l 6% 5 6%

Rent Stabilization or Rent Control 9 8% 4 4%
Rent Review/Mediation Boards 13% 214 2%

Preservation of Mobile Homes 
(Rent Stabilization Ordinance)

34 31% 16 18%

SRO Preservation Ordinance 28 26% 4 4%
Condominium Conversion regulations 67% 2473 27%
Foreclosure Assistance 45 41% 1 1%

Housing Development impact Fee 
(or Jobs-Housing linkage Fee)

Affordable
Housing
Production
Strategies

22% 324 3%

Commercial Linkage Fee/Program 27 25% 3 3%
Affordable Housing Trust Fund 14% 815 9%
Indusioriary Zoning/Housing 78 72% 16 18%
Local Density Bonus Ordinance 
(above state requirements) 17% 719 8%

Community Land Trusts 24% 126 1%

Asset
Building and 
Local

First Source Hiring Ordinances 17 16% 1 1%
Economic
Development
Strategies
Source: UC Berkeley and UCLA Internal Analysis; Association of Bay Area Governments 2015; Center for Community Change

2015; Center for Community Change 2013

Bay Area

Anti-displacement policies are found in roughly equal measure across the nine counties, with the 
exception of Solano and Sonoma Counties. Indusionary zoning and regulation of condominium 
conversions are the most prevalent policies in the Bay Area. Most of these policies were adopted in 
the early 2000s, with some adopted in the 1980s and 1990s. On the other hand, rent control can be 
found in only nine jurisdictions in the Bay Area, which were ail adopted in the early 1980s.5

One indicator of the extent of anti-displacement policies is the number of policies per city (Table 
5.4). Alameda rises to the top as the county with the most policies per city, at six, after San 
Francisco (where the sole City of San Francisco has implemented 12 of the 14 policies). Besides San 
Francisco, the cities with the most policies in place are Berkeley and East Palo Alto (11 policies 
each), Oakland (10), Cupertino, Hayward, and Petaluma (nine each), and Alameda and San Jose 
(eight each).

5 The city of Richmond passed a rent control ordinance in August 2015 (loffee 2015).
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Table 5.4: Anti-Displacement Polides/Programs by County
' # Policies - Total Average # Policies

per city (Total
___________________ Policies/ # Cities)

County H Cities in County

San Francisco 1 12 12
Alameda 8715 6
Sonoma 10 48 5
Santa Clara 16 74 5

6 24Napa 4
Contra Costa 20 62 3
San Mateo 21 63 3
Marin 12 33 3
Solano 8 15 2

Source: UC Berkeley internal analysis. Note that policies in unincorporated parts of each 
county are also included in these figures.

Geographically, the cities with the most anti-displacement strategies cluster together: San 
Francisco, Berkeley, Oakland, Alameda, Hayward, and San Leandro, with two exceptions: Petaluma 
(7 policies) and East Palo Alto (12 policies) (Figure 5.2).
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Nearly all these cities have BART stations. In terms of specific policies, most do not display a 
geographic pattern, with a few exceptions. There is a concentration of the following two policies in 
the South Bay: Community Land Trusts and Affordable Housing Impact Fees (or jobs-housing fees]. 
Few peninsula cities have mobile home rent control policies in place, despite a need for them there, 
according to stakeholders.

Past and Future Affordable Housing Production

Using housing production figures that cities must report as part of their Regional Housing Needs 
Allocation (RHNA) requirements, it is possible to see how different cities perform based on whether 
they have each of the production policies considered here6. In terms of the production of very low- 
income (30-50% area median income (AMI]] housing, we found that, of Bay Area cities, those with 
each of the production strategies produce more total units (on average, and per capita] than those 
without each strategy (except for community land trusts] (Table 5.5], This could mean that cities 
that build more are then more likely to adopt production strategies, or that the causation is the 
reverse: cities with the strategies produce more affordable housing because the policies are 
working.

Table 5.5: Annual Average Housing Unit Construction per 10,000 People, Bay Area Cities, by
Affordable Housing Production Strategy 

(Average of Constructed Units 2007-2013 / Population in 2010 * lJTJMHl
Commercial Affordable (Inclusionary Local

Linkage Housing [ Zoning/
Fee/ Trust Fund Housing 

Program

T
Community ] 
Land Trusts i

Housing 
Development 
Impact Fee 
{or Jobs- 
Housing 

Linkage Fee)

Density 
Bonus 

Ordinance 
(above 

state reps} 
10.61Without

Policy _
With Policy

Without 
Policy___ _ 
With Policy

9.78 9.17 11.50 10.19 11.97Very Low 
Income

19.17 19.90 15.21 12.42 18.80 11.39

7.51 8.389.02 8.49 8.30 8.56Low
income

8.51 7.425.43 7.48 7.64 7.29

Moderate
Income

Without 
Policy 
With Policy

Without 
Policy _ 
With Policy

10.33 9.40 9.69 3.98 9.32 10.26

7.99 11.10 11.16 11.95 12.66 8.48

47.04 27.98 55.52Above
Moderate
Income

54.80 61.17 56.00

105.01

Numbers in bold are where cities with the policy have, on average, higher production. Source: Internal policy inventory, 
combined with Regional Housing Needs Assessment progress from Bay Area Legal Aid, EBHO, and NPH.

91.84 111.00 80.29 75.60 83.77
_L

6 The Regional Housing Needs Allocation is a "state-mandated process to identify the total number of housing units 
{by affordability level) that each jurisdiction must accommodate in its Housing Element" (Association of Bay Area 
Governments 2015). The state tells the Bay Area regional planning agencies how many units of housing at each 
income level they need to produce in an eight-year period. These agencies then distribute those units among the 
various jurisdictions, who are in turn required to modify their Housing Elements to be in compliance with these 
allocations.
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Interestingly, the same pattern does not apply to low-income (50-80% AMI] housing; except for 
inclusionary zoning, cities without the policy produce more low-income housing than cities with 
the policy.

Finally, it appears that moderate (80-120% AMI] and above-moderate income production is 
dramatically higher in places with each policy than in places without them. One hypothesis for this 
finding is that cities that have the hottest real estate markets, where developing market-rate homes 
affordable to low-income people is difficult, are also the cities most likely to implement production 
policies. Further research is needed to investigate this, and also to examine to what extent the 
adopted policies arc also being implemented.

A projection of affordable housing supply and demand found large gaps between housing needed 
and likely to be supplied by current programs (Wegmann 2012). About 70% of the demand will not 
be met by the projected supply—a striking conclusion.

Table 5.6 summarizes the analysis, and provides insight into the relative housing production 
potential of the suite of financing programs and inclusionary zoning: 27% of the projected units 
would be built through affordable housing finance, while 11% would be constructed through 
inclusionary zoning. The number of units represented by these figures would probably be lower 
now, with decreases in affordable housing funding and the legal conscription of inclusionary zoning 
(discussed below). However, even so, this analysis provides evidence that inclusionary zoning, in 
general, is likely to produce fewer units than affordable housing finance.

Table 5.6: Projected housing demand, supply, and shortfall for the nine-county 
________________________ Bay Area region__________ ____

Very Low income Low Income Moderate
affordability metric dwelling units dwelling units dweliing units
Increase in region-wide housing demand, 
2010-2040

231,142 164,216 115,286

Demand absorbed by:

Affordable rental housing production, 
2010-2040

{23,359) (16,829)

Inclusionary Zoning housing production, 
2010-2040

{4,620) {7,712) (3,366)

(1,799}Habitatfor Humanity housing 
production, 2010-2040

(1,799)

(24,938)Foreclosed inventory, 2010-2020 (9,707) (23,345)

Increase in tenant-based Housing Choice 
Vouchers, 2010-2040

(30,458) (1,078)

Housing demand not met by supply 111,859 dwelling units 88,576 dwelling units161,200 dwelling units

j As %of total 70% 68% 77%
Source: Wegmann 2012. Wegmann’s report includes detailed methodology for arriving at each of these figures.

As observed in Table 5.3, few jurisdictions have anti-displacement policies and strategies in Los 
Angeles County, and the vast majority of the 14 policies have only been adopted by a handful of 
cities. The most prevalent policies in Los Angeles County are condo conversion ordinances (27% of
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cities have adopted them], mobile home preservation ordinances (18%), and inclusionary zoning 
ordinances (18%).7 Condo conversion ordinances first appeared in the Los Angeles region in the 
late 1970s and early 1980s (the City of Los Angeles adopted such an ordinance in 1980), and 
continued to be adopted throughout the 2000s, with the most recent adoption in 2014 by La 
Canada Flintridge. Eleven out of the 24 jurisdictions that have condominium conversion ordinances 
adopted them after 2000.

Sixteen out of the 89 Los Angeles County municipalities (18%) have a mobile home preservation 
ordinance, but only four municipalities (4%) have a rent control ordinance and only two 
municipalities (2%) have rent mediation boards. The four cities that have rent control ordinances 
are Los Angeles, Beverly Hills, Santa Monica (adopting its ordinance in the mid-1970s), and West 
Hollywood (adopting its ordinance in the mid-1980s). Cities with a rent mediation ordinance are 
Gardena and Culver City (both adopting their ordinances in 1987).

Table 5.7 shows which cities have the highest number of anti-displacement policies (three or 
more), The cities with the highest proportion of anti-displacement policies are: Los Angeles that has 
adopted nine out of the 14 policies (64%), Santa Monica and West Hollywood (50%), as well as 
Calabasas and Pasadena that have adopted six out of 14 policies (43%). See Appendix U for a list of 
the policies adopted by each of Los Angeles County's 89 municipalities.

Table 5.7: LA County Cities that have instigated 3 or more Anti-Displacement and Housing 
_______________Affordability Policies_______________

# Total Policies % of Policies 
Adopted

City

Los Angeles City 9 64%
50%Santa Monica 7

West Hollywood 50%7
Calabasas 6 43%
Pasadena 6 43%
Beverly Hills 36%5
Glendale 36%5
Huntington Beach 29%4

29%La Verne 4

Long Beach 29%4
Malibu 29%4
Agoura Hills 3 21%

3 21%Claremont
Hermosa Beach 3 21%

Los Angeles County 21%3
Rancho Palos Verdes 21%3

Source: UCLA Internal Analysis

Comparison between Bay Area and Los Angeles

In comparison with the Bay Area, fewer Los Angeles cities have anti-displacement or affordable 
housing policies (Figure 5.3). The policy differences between the two regions can be explained by 
several other differences between these regions: the two regions are politically different, and

716 Cities (18%) have Inclusionary Zoning and/or In-Lieu Fees. However, La Verne only has Inclusionary Zoning in 
its Old Town Community Plan, while Malibu only has In-Lieu Fees (Ordinance 375), but not Inclusionary Zoning.
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progressive policies are more easily adopted in the Bay Area, due in part to pressures from 
affordable housing advocates in the Bay Area. Also, geography matters: the supply of land is more 
limited in the Bay Area; therefore, the development of housing is more constricted and the 
magnitude of the affordable housing problem is greater compared to Los Angeles (interview with 
authors).

Another reason cited is that, although Los Angeles is extremely expensive, San Francisco has been 
the “ground zero" for affordability issues (with rents only rivaled by those in Manhattan). However, 
given lower incomes in Los Angeles, it is actually relatively less affordable than the Bay Area at this 
time. Therefore, it is not a simple issue of greater need in the Bay Area. An expert in the Bay Area 
explained the discrepancy thus:

"...I think the existence of so much progressive housing and urban policy here is the legacy of 
volunteers...it was San Francisco and Berkeley that had really strong tenant movements in the 60s 
and early 70S...I think cities tend to look at their neighbors and see what their adopting and when 
you get to some sort of critical mass, you know half the city is in the county, half these policies. Now 
you're not sticking your neck out you're just doing what everyone else does."

lust Cause eviction 

Rent Stabilization 

Rem Mediation or Review Boards 
Preservation of Mcorie Homes 

SRO Preservation Ord nance 
Condominium Conversion 

I enclosure Assistance 

Housing Development Impact tee 

Commercial Development Impact Fee 

Affordable Housing Trust Fund 
Incicsionary Zoning/ ir.-Ueu Fees 

Local Density Bonus Ordinance 
First Source Hiring Ord nance 

Community Land Trust

• Bay Area 

•Los Angeles

m

+

OK 1DK 2 OK 30% 40% 50% 60% 70% 80%
Figure 5.3: Comparison of the Proportion of Bay Area and Los Angeles Cities with Anti

Displacement Policies
Source: UC Berkeley and UCIA Internal Analysis: Association of Bay Area Governments 2015; Center far Community Change

2015: Center for Community Change 2013

Addressing Displacement in Transit-Oriented Development
Transit oriented development is defined as "a planning and design trend that seeks to create 
compact, mixed-use, pedestrian-oriented communities located around new or existing public 
transit stations" (PolicyLink 2008, p.l). A CHPC working paper dearly explains why there should be 
a focus on affordability near TODs (CHPC 2013).

1. Low-income people own fewer cars and use transit more.
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a. People with lower incomes are more likely to be transit riders, with households that 
earn less than $20,000 per year using transit more than four times as much as higher- 
income groups.

b. Nationally, 48,5% of transit riders do not own a car, compared to the national average of 
only 6,1% of all American households that are earless, and low-income households are 
far less likely to own a car.

Proximity to transit is linked to increasing property values and rents, typically 10-20% above 
similar rental buildings that are further from transit.
New transit stations tend to attract new residents with higher incomes and higher car 
ownership.
Evaluations of smart growth plans that emphasize TOD and other infill development have found 
reduced affordability and loss of lower income households in TOD areas.

2.

3.

4,

A common idea is to impose targeted policies in areas around transit stations. One expert is 
skeptical of this approach, however, unless the funds going to transit investments have anti
displacement provisions:

"Of course, then the question is what’s the radius that you want to define...I mean everybody let’s say 
oh within a mile or within a half-mile [of] the transit, and really the effects of our transit—it’s not a 
circle. It’s kind of,..a snake that swallowed a rope with [a] big bulge and yon go out along ail the 
arterials that eat into the station. But however it gets defined, that could be one of the problems. 
Frankly, I think all of the money that's tied into investments in transportation and dose to transit 
stations needs to have strings attached to it that call for both some kind of anti-displacement policy 
(however those are defined) as well as some requirement for affordable housing (Interview with 
authors),"

Planning for Transit Oriented Development in the Bay Area

The San Francisco Bay Area has a long history of developing policies to incentivize smart growth 
and TODs, some of which have explicitly addressed affordable housing and displacement. In this 
section we review some of these policies and how affordable housing and displacement risk have 
been incorporated into planning and project review, both at the local and regional level.

Background on Regional Smart Growth Planning in the Bay Area

Beginning in 1997, the Metropolitan Transportation Commission started the Transit for Livable 
Communities (TLC) program. TLC provided planning and capital grants for local transportation 
projects in downtowns, corridors, transit areas, and other activity centers, when they planned for 
higher-density housing and mixed-use development around transit. Since its inception, TLC has 
awarded over $250 million in funds to better link land use and transportation decisions made by 
the region's cities and transit operators (CTOD, CD+A, and Nelson Nygaard 2014).

In the early 2000s, ABAC, the Metropolitan Transportation Commission (MTC) and other regional 
agencies began to work together to formulate a regional Smart Growth strategy and developed the 
FOCUS program that promotes linkages between land use and transportation by encouraging 
development in key locations (CTOD, CD+A, and Nelson Nygaard 2014). In 2007, the regional 
agencies asked cities to select areas that they wished to prioritize for infrastructure grant funding, 
such as a downtown or a corridor, to promote infill development as part of the FOCUS program, 
which were called Priority Development Areas (PDAs). The criteria for identifying PDAs were that 
they be located in existing communities, where housing growth was expected, and near transit.
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These areas, where cities had largely already planned future growth, then became eligible for 
planning grants, capital improvements, technical assistance, and other resources to support local 
governments and encourage TOD.

In 2008 California passed SB 375, directing regions to coordinate land use and transportation 
planning through the development of sustainable communities strategies [SCS) as part of its 
periodic Regional Transportation Plan. The SCS must also be consistent with state-mandated plans 
for ensuring that localities provide adequate housing for all income levels under the RHNA process. 
Grant funding and litigation provide the primary "carrots” and "sticks” for implementing these state 
goals.

When the Bay Area's regional agencies set out to develop their SCS, known as Plan Bay Area and 
adopted in 2013, they used the pre-established PDAs as the guiding geography. Seventy-eight 
percent of future growth was directed towards PDAs. Although the implementation of the plan 
involves allocating transportation funding to projects consistent with the plan, they are largely 
coordinated through the county-level congestion management agencies that produce county 
transportation plans every two years and distribute funds to local jurisdictions (ABAC and MTC
2013).

Station Area Plans

Through MTC's Station Area Planning program [which later became the Priority Development Area 
Planning), over 50 projects have been funded that include station area planning, funding for 
Environment Impact Reviews [EIRs] of plans, and in certain circumstances gap financing.

MTC began a station area planning program in 2005 in conjunction with the passage of the TOD 
policy that would apply to nine transit expansion projects covered under the Regional Transit 
Expansion Program, also known as Resolution 3434 of 2001 [MTC 2005). The TOD policy required 
that these plans include a minimum number of housing developments within a half-mile of the 
station along the corridors to ensure future growth in transit ridership, to make the investments 
cost-effective and to ease the Bay Area's chronic housing shortage, among other goals. These 
housing thresholds were determined through a study of existing and potential levels of 
development in the corridors [CTOD, CD+A, and Nelson Nygaard 2014). If the corridors did not 
meet the thresholds [out of the nine, five projects did not meet them), they were required to 
conduct station area plans. Below-market-rate8 units were rewarded by receiving 50% bonus 
points toward the threshold minima. To be counted toward the threshold, planned land uses had to 
be adopted through general plans accompanied by the appropriate implementation processes, such 
as zoning codes.

In an evaluation of the TOD policy, consultants found through a stakeholder survey that despite the 
bonus points allocated to affordable housing "survey respondents did not feel that the Policy was 
effective in encouraging the inclusion of affordable housing opportunities within station areas. Most 
jurisdictions relied on their citywide affordable housing policies rather than making a specific effort 
to provide affordable housing within the station area plans” [CTOD, CD+A, and Nelson Nygaard
2014). In fact, the consultant team found that "Some jurisdictions feel that their citywide 
inclusionary ordinances are already near the tipping point of making housing development 
infeasible and imposing higher requirements for affordable housing in station areas would make 
transit-oriented housing infeasible. The City of San jose actually exempted downtown areas from its

Defined in the policy as affordable to 60% AJV1I for rentals and 100% AMI for owner-occupied units.
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citywide inclusionary housing ordinance, which had the effect of stimulating market-rate housing 
production around transit stations" (p.19).

In 2008, the station area planning program was expanded to allow areas participating in the FOCUS 
program to compete for funding. The FOCUS program was established by MTC and ABAG in 2007 to 
promote land use and transportation linkages by encouraging development in PDAs, which were 
defined by local jurisdictions as areas near transit that provided opportunities for future growth. At 
the same time MTC commissioned a Station Area Planning Manual from Reconnecting America in 
2007 (Reconnecting America 20073- The manual identified different place types (e.g., city center 
and transit neighborhood) and attached suggested total housing unit targets for the half-mile radius 
around a station in each type of place, ranging from a low of 1,500 units for transit neighborhoods 
to 30,000 units for regional centers. According to stakeholders, these targets were very easy to 
reach as they were written very liberally to encompass a wide range of places. Also within the 
manual were suggestions for how to create opportunities for "affordable & accessible living” 
including a) the setting of affordable housing goals, b) consideration of inclusionary requirements, 
c] providing a range of housing options, and d) minimizing displacement of existing residents by 
analyzing and adopting policies where "appropriate and feasible” (p. 24). In addition, jurisdictions 
were encouraged to consider affordable housing financing mechanisms, including the targeting of 
existing programs to station areas.

The Station Area Planning program was later converted into the Priority Development Area 
program in 2012. Although MTC staff evaluated applicants based on the housing policies they 
required, it was not until 2012 that formal guidelines were distributed, which encompassed 
"Planning Elements" that MTC encouraged grant recipients to include (MTC 2012a), These 
elements included a section on "Affordable Housing and Anti-Displacement Strategy” (p.7-8), which 
involved the quantification of the affordable housing needs and identification of an affordable 
housing goal. In the identification of goals, jurisdictions were encouraged to consider "No net loss of 
affordability in the plan area", to identify quantitative targets of affordable units, and to 
demonstrate consistency with RHNA numbers. Among the policies jurisdictions were encouraged to 
consider were: a) inclusionary housing, b) housing trust fund, c) reduced parking standards, d) 
rehabilitation programs, e) land trusts, f) foreclosure mitigation. To avoid displacing existing 
residents, the Plan Elements suggests the engagement of communities likely to be displaced, local 
economic development, and enhancement of community centers and facilities.

Of the 37 completed plans that were reviewed, 31 (84%) had quantified total housing unit targets, 
while 16 (43%) had quantitative affordable housing targets, usually in the form of a percentage of 
the total. In addition 14 (38%) plans mentioned displacement, some of which outlined potential 
efforts to mitigate it. The vast majority of plans, 31 (84%) included language on reduced or 
unbundled parking, either as a way to reduce costs, or increase transit ridership or non-motorized 
transit. In stakeholder interviews, MTC staff noted that although the plan elements were suggested 
to all grant recipients, they didn't necessarily apply universally as some jurisdictions already 
covered many affordable housing policies through citywide policies or other plans. In addition, 
some of the funding went only to EIRs or partial grants for incomplete elements to pre-existing 
projects, making it difficult to modify plans that were already farther along.

Scoring Incentives through One Bay Area Grants

The One Bay Area Grant (OBAG) was the new funding approach to integrate the region's federal 
transportation program with SB 375 to encourage land use and housing policies that support the 
production of housing with supportive transportation investments. In 2012, MTC established
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criteria guidelines for how to allocate federal transportation money to the nine-county Congestion 
Management Associations (CMAs) (MTC 2012b). For FY2015-16, $320 million was allocated to 
CMAs through the OBAG program, approximately 40% of total federal transportation funds that 
MTC distributed. With the guiding principle of "using transportation dollars to reward jurisdictions 
that accept housing allocation through the RHNA process and produce housing as well as 
promoting investments in PDAs” (MTC 2012d, p.2) the formula used to distribute OBAG funding to 
the counties takes into consideration the following factors weighted according to the percentages in 
parentheses-, population (50%), past housing production (12,5%), future housing commitments as 
determined by the ABAG RHNA (12.5%) and added weighting to acknowledge very-low- and low- 
income housing production (12.5%) and future commitments (12,5%).

Each county CMA is then required to prepare a "PDA Growth and Investment Strategy" that 
includes selection criteria for OBAG grants. The purpose of the strategy is to ensure that CMAs have 
a transportation project priority-setting process for OBAG funding that supports and encourages 
development in the region's PDAs. CMAs in larger counties were directed to spend at least 70% of 
their OBAG investments in PDAs or on projects connected to PDAs. In addition, jurisdictions were 
required to have an adopted and certified Housing Element to be eligible for OBAG grants, in 
developing their local funding guidelines for the competitive grants (accounting for approximately 
50-75% of the OBAG grant money, which varied by county), MTC encouraged the CMAs to 
emphasize housing growth in PDAs, "favorably consider" projects located in Communities of 
Concern and in PDAs with "affordable housing preservation and creation strategies” (MTC 2012c, 
p.2). In a footnote, examples of such policies included: inclusionary housing requirements, city- 
sponsored land-banking for affordable housing production, just-cause eviction policies, policies or 
investments that preserve existing deed-restricted or "naturally” affordable housing, condo 
conversion ordinances that support stability and preserve affordable housing, and the like. (MTC 
2012c, p.l)

Some CMAs used these suggestions from MTC directly when constructing their evaluation criteria 
for OBAG grants. For instance the Alameda County Transportation Commission (ACTC)'s first 
Investment and Growth Strategy of 2013 outlined a two-tier evaluation process, First projects were 
evaluated based on planning and development readiness, followed by a 100-point OBAG scoring 
and selection criteria. Projects could potentially receive nine out of 100 points for "Affordable 
Housing Preservation and Creation Strategies" such as "inclusionary zoning ordinance or in-lieu fee, 
land banking, housing trust fund, fast-track permitting for affordable housing, reduced deferred or 
waived fees for affordable housing, condo conversion ordinance regulating the conversion of 
apartments to condos, SRO conversion ordinance, demolition of residential structures ordinance, 
rent control, just cause eviction ordinance, or others" (ACTC 2013, pp. 3-13). In contrast the CMA of 
San Mateo awarded up to two out of 103 possible points for projects located in or near an 
"affordable housing PDA" (C/CAG 2014, p.46). Santa Clara County's Santa Clara Valley 
Transportation Authority (VTA), on the other hand did not award any points for affordable housing 
(VTA 2014).

In a recent analysis of the first round of OBAG funding by the Great Communities Collaborative 
(Montojo 2015), researchers found that 61% of cities were allocated less funding than what was 
determined by their MTC formula share. Furthermore, Montojo found that on average, 51% of 
projects funded with OBAG grants were within a quarter-mile of affordable housing and only 21% 
were within a half-mile of both transit and affordable housing. According to tire Great Communities 
Collaborative inventory of funding allocation and the number of anti-displacement policies we 
inventoried in each jurisdiction, the relationship appears weak at best. The jurisdiction with the 
highest number of anti-displacement policies (San Francisco) also received the largest amount of
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Number of Anti-Displacement Policies

Figure 5.4: Per-Capita Opportunity Bay Area Grant Funding By Number of Anti-Displacement
Policies, Bay Area Cities

Source: UC Berkeley Interna! Analysis

Los Angeles Station Neighborhood Area and Planning Guidelines

The City of Los Angeles has created TODs or Station Neighborhood Area Plans [SNAPs) as a means’ 
of guiding development near existing or new transit stations. Various city documents have also 
incorporated transit sections into planning documents, including community plans and specific 
plans. The following section outlines how these types of plans address issues of affordability, and 
whether they mention the topics of gentrification or displacement. The emphasis of this section is 
not on the types of plans that have been created, rather how these documents propose 
development near transit and how/if they referred to affordability, displacement, or gentrification.

Before delving into these station area plans, consider a requirement of Los Angeles County 
Metropolitan Transportation Authority (LA Metro) when it enters into joint development 
agreements for construction on its land: the fifth listed goal is affordable housing9. The guidelines 
call for "35% of the total housing units in the Metro joint development portfolio [to be] affordable 
for residents earning 60% or less of the Area Median Income" (LA Metro 2015). One mechanism for 
achieving this is a policy of land discounting, whereby LA Metro may ''discount joint development 
ground leases” by no more than 30% of fair market value. This is a promising addition (as of July
2015) to the guidelines, and is likely to help address displacement in transit neighborhoods by 
providing more affordable housing.

The planning documents are official statements of the local planning departments reflecting the 
government policy regarding the physical development of a community. However, the documents 
are not legally binding, but are instead a list of recommendations for interpreting those values into

9 Prior to the 2015, joint development agreements often included affordable housing requirements. The 2015 
guidelines, however, institutionalized the 35% affordable housing requirement and also introduced the 30% 
discount limit on joint development ground leases.
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OBAG grants. However, looking at the grant funding on a per-capita basis, there appears to be no 
correlation between the number of policies and funding received (Figure 5.4).
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future land use and development policies and decisions. The plans aim to be comprehensive in 
addressing how physical aspects of the community affect social, economic, and environmental 
issues. The plans can help shape future neighborhood plans, corridor plans, and other community 
improvements, but they do not guarantee a specific outcome. As with SNAPs, specific plans usually 
cover smaller geographical areas than the Community Plan. The goal of Specific Plans is to restrict 
development through regulatory controls and incentives that promote systematic and incremental 
neighborhood change to ensure orderly development and appropriate capacity off public 
facilities.10 Community Plans provide specific, neighborhood-level strategies necessary to 
achieve the General Plan objectives.

Table 5.8 lists the existing Los Angeles plans with TOD sections. None of the TOD plans11 explicitly 
use the words gentrification or displacement, but there are references to the creation and 
preservation of affordable housing. The Northeast Los Angeles Community Plan mentions issues of 
displacement several times. The West Adams, Baldwin Hills, and Leimert Community Plan implies 
that gentrification is a concern and discusses preventing displacement.

There are 12 future Los Angeles County and City TOD plans. These future plans include five 
stations along the Crenshaw line, with additional five stations along the Exposition Line. Two future 
Los Angeles County TOD plans include Willowbrook and East Los Angeles 3rd St. Specific Plan.

10 A detailed description on community plans and specific plans can be found on the City of Los Angeles Planning 
website: http://www.lacitv.org/3fl-service-categorv/policv-planning
11 The three Los Angeles SNAP plans include 1) Vermont/Western 2) Avenue 57, and 3) Warner Center 2035 Plan. 
The five plans that include TOD sections include: 1) the Northeast Los Angeles Community Plan, 2) the West 
Adams, Baldwin Hills, Leimert Community Plan, 3) Cornfield Arroyo Seco Specific Plan, 4) Southeast L.A. 
Community Plan Implementation Overlay Zone, and 5) the South Community Rian Implementation Overlay Zone. 
There is also one report that is outlined in this summary that relates to the Vermont/Western Transit Plan — 
Surveying East Hollywood: A Profile and Needs Assessment of the Business Community.
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Table 5.8: Existing Los Angeles Plans with TOD sections
Type of 
Document

Year
Adopted

Metro Line Mention of 
Displacement

Affordability Policies 
Mentioned

Name

or
Gentrification

Vermont/
Western

SNAP/TOD Hollywood/Western, 
Vermont/Beverly, 
Vermont/Santa Monica, 
Vermont/Sunset (Red 
Line)

2001 No Mixed-Use 
Developments, 
Community Benefits, 
Homeownership, 
Exemptions from Park 
Fees

SNAP/TOD Highland Park Station 
(Gold Line)

Avenue 57 2002 No Homeownership support, 
Mixed-Use Development 
Mixed-Use Development, 
Affordable Housing 
Requirement, Workforce 
Housing, Living Wage, 
Local Hiring, Exemptions 
from Development Fees.

SNAP/TODWarner 
Center 2035

2013 Warner Center Station 
(Orange Line)

No

Northeast 
Los Angeles

Highland Park Station 
(Gold Line)

Community 
Plan w/ 
TOD

1999 Yes,
displacement
concerns

Higher density near 
transit, Mixed-Use 
Development, Maximize 
opportunities for 
affordable housing 
adjacent to rail stations

2007 Exposition (Phase I) and 
North-South 
Crenshaw/LAX

West
Adams,
Baldwin
Hills,
Leimert

Community 
Plan w/ 
TOD

Yes,
gentrification 
& displacement

Increase
Homeownership, 
Affordable Housing 
Options, Accessory 
Dwelling Units, Infill 
Development, Parking 
Reductions, Condo 
Conversions.

Cornfield 
Arroyo Seco

Specific 
Plan w/ 
TOD

Affordable Housing 
Density Bonus, 
Unbundled Parking 
Exemption________

2013 Chinatown and 
Lincoln/Cypress Metro 
(Gold Line)

No

Holiywood/Western, 
Vermont/Beverly, 
Vermont/Santa Monica, 
Vermont/Sunset (Red 
Line)

Surveying
East
Hollywood

Report on 
Vermont/ 
Western

2002 Local Job Incentives, 
Lower Parking Standards, 
Love/Work Spaces

Yes,
displacement of 
businesses

Source: UCLA Internal Analysis

The Los Angeles SNAP, Specific, and TOD Community pians vary in terms of if and how they 
mention gentrification and displacement, and how they propose to preserve or develop affordable 
housing. The older plans such as Vermont/Western or Avenue 57 do not directly speak to issues of 
displacement, but do refer to the need for housing affordability. The plans focus on maintaining the 
existing scale of the neighborhoods, as well as the need to promote homeownership. The plan 
encourages mixed-use and live-work spaces. Planners consider the development of mixed-use 
housing as an opportunity to provide affordable housing units. The Metro Joint Development 
Program: Policies and Processes, updated in 2016, states that "Metro will define affordable housing
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as housing for residents earning 60% or less than AMI, and will prioritize units with even deeper 
affordability levels for very-low-income and extremely-low-income residents” (p. 7]. There are also 
exemptions from standard parking requirements. The Vermont/Western Plan also mandates 
community benefit agreements. Although the Northeast Los Angeles Community Plan refers to 
displacement concerns, the Avenue 57 SNAP for the area does not speak to this issue directly.

The Warner Center Plan, which was adopted in 2013, speaks to a range of affordability policies such 
as workforce and affordable housing. Additionally the plan promotes anti-displacement policies 
such as living wage and local hiring. The Warner Center Plan does not directly refer to displacement 
or gentrification, but has an extensive list of policies that encourage both affordability and job 
opportunities for locals.

The West Adams, Baldwin Hills, Leimert Community Plan does refer to gentrification and 
displacement as a concern and provides numerous proposals to promote affordability. Numerous 
policies speak to affordable homeownership opportunities, the need to provide more affordable 
housing options built at the same scale as the neighborhood, the need to promote co-housing, and 
accessory dwelling units. The plan also promotes middle- and working-class homeownership and 
suggests that this could be done through condominium conversions.

The newest community plans, Cornfield Arroyo Seco (adopted 2013], the South and Southeast Los 
Angeles Plans (draft form], as well as the future Expo Line TOD pians, are more complex in their 
proposals. These pians create specific subareas where tiered zoning is encouraged as a means to 
promote denser development. The zoning scheme that would allow developers to build larger 
buildings if preferred uses, such as affordable housing, are included. These plans also have areas 
where single-family homes are prohibited, since the emphasis is on higher density as a means to 
provide more affordable housing options. The Expo Plan also incorporates public benefits as a part 
of development projects.

There is a significant distinction between the earlier and newer TOD plans. For instance, in the 
Vermont/Western Plan affordability is encouraged, but few incentives or guidelines are provided 
for developers when compared to the newer TOD plans, where a menu of incentives is provided to 
encourage different ways of achieving affordable housing.

Prevalent Policies that Aid in Addressing Transit-related 
Displacement

We will next consider four policies in depth, three production and one preservation. We focus on 
inclusionary housing and condominium conversions, because of their prevalence in the Bay Area 
and Los Angeles County. We then discuss rent control in the Bay Area, because it is a policy 
frequently discussed in the literature and believed to be effective in addressing displacement, yet 
few cities in in the Bay Area have implemented it. Finally, we discuss preservation of mobile homes 
in Los Angeles County since it is one of the more prevalent policies in Los Angeles.

Inclusionary Housing/Zoning

Many cities use inclusionary housing or inclusionary zoning policies to increase the stock of 
affordable housing at a minimal cost to the city and concurrent with development Such policies
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include requirements on developers to devote a certain portion of new development to below- 
market renters or owners or provide an in-lieu fee to develop affordable housing elsewhere. As can 
be expected, inclusionary zoning works best in robust housing markets (Hickey 2014) and 
mandatory policies produce more units than programs that are voluntary (those that have 
guidelines for including below-market rate units in new developments but where development is 
possible without meeting the requirements) (Hickey et al. 2014).

Indusionary zoning programs are widespread—over 500 jurisdictions in 27 states and 
Washington, D.C. have policies in place, though they are particularly concentrated in California and 
New Jersey (Hickeyet al. 2014). In the Bay Area 78 cities have some type of inclusionary zoning 
policy in place, but only 16 cities have inclusionary zoning in Los Angeles County. The policies vary 
considerably, both in their design and implementation and in how much housing they produce 
(Hickey et al. 2014). Overall, "larger, more highly educated jurisdictions, and those surrounded by 
more neighbors with indusionary zoning are more likely to adopt” such policies (Schuetz Meltzer, 
and Been with Furman Center for Real Estate and Urban Policy 2007).

Inclusionary zoning policies have generated a significant number of units of affordable housing. 
Nationally, Mallach and Calavita estimate that between 129,000 and 150,000 units have been 
produced through these programs, mostly in California, Massachusetts, and New Jersey12 (Mallach 
and Calavita 2010). In California, between 1999-2007, indusionary housing programs generated 
29,281 affordable units, or 2% of total units authorized for construction11 (Non-Profit Housing 
Association of Northern California 2007; California Department of Finance 2015).

A data limitation on indusionary housing production figures is that units produced via now- 
shuttered California redevelopment agencies are left out. These redevelopment agencies had 
requirements that "15% of all production inside a project area has to be affordable, under state 
law,” which meant that "every community [using redevelopment dollars] had to have an 
indusionary policy of some kind," according to a policy expert (interview with authors). Therefore, 
other units developed in a similar manner as indusionary zoning have been produced in the state 
and are not captured in these figures.

However, even with these potential data inaccuracies, the policy has only made a small contribution 
towards addressing the affordable housing shortage. A recent report from the CHPC finds a 
statewide need for 1.5 million rental homes affordable to extremely-low- and very-iow-income 
households (CHPC 2015). In the Bay Area, just over 17,000 units of affordable housing (for 
moderate-, low-, and very-iow-income households) are needed annually through 2040 (Wegmann 
2012). Inclusionary zoning, on its own, is not enough to satisfy so large a demand.

12 This estimate includes units produced "in whole or part with [in-lieu] fees/' paid by developers in place of 
building the below-market rate units in their developments.

1,500,213 units of housing were authorized to be constructed in this period.13
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Statewide Characteristics of Inclusionary Housing Policies

In California, inclusionary zoning has been significantly circumscribed. In 2009, two Court of Appeal 
decisions, Building Industry Ass'n of Cent, California v. City of Patterson ("Patterson") and 
Palmer/Sixth Street Properties L.P. v. City of Los Angeles ("Palmer") together upended previous 
understandings about the validity of, and appropriate analysis applied to, inclusionary housing 
ordinances. Palmer found that an existing state law related to rent control precludes jurisdictions 
from forcing developers to include rent-restricted units in their market-rate, rental developments 
(Shigley 2009). More specifically, the two cases, taken together, have the following implications for 
indusionary ordinances:

1. Patterson suggests that indusionary housing ordinances should be viewed as "exactions” 
that must be justified by nexus studies.14

2. Palmer does not allow indusionary housing ordinances to limit rents unless public 
assistance is provided (Palmer does not affect buildings that receive public funds, nor those 
that receive some regulatory incentive, such as a density bonus [21 Elements, Strategic 
Economics, and Vernazza Wolfe Associates, Inc. 2015).

Since these decisions, most California jurisdictions have ceased applying their indusionary policy to 
market-rate rental developments to stay dear of legal trouble (Hickey 2013). This is significant 
because California is home to almost half of the nation’s indusionary policies (Hickey 2013). Others 
have instead required developers to pay fees in lieu of construction inclusionary units, which the 
city can then use for funding separate affordable housing. However, such policies require a nexus 
study to be completed showing that the fee imposed is equal to the contribution the development 
makes to the affordable housing project; therefore, the potential revenue that can be raised is lower 
(Jacobus 2015).

The inability to generate indusionary rental units comes at a time when many California towns and 
cities are seeing rent levels nearing all-time highs, and fiscally strapped state and local governments 
have cut or fully spent public funds that subsidize affordable rental housing. The Palmer decision 
has highlighted the importance of finding new ways to address legal impediments to rental 
indusionary housing; some of the challenges are outlined in Appendix V.

In 2013, a bill to reverse the Palmer decision was passed by the California legislature, but was 
vetoed by Governor Brown (Daniel 2013). Efforts are ongoing to pass a "Palmer fix."

Although the Palmer ruling did not restrict inclusionary zoning policies related to ownership units, 
a subsequent case in San Jose challenged those laws as well (California Building Industry Ass'n 

("BIA") v. City of San Jose). In June 2015, the California Supreme Court ruled that indusionary zoning 
ordinances for ownership units are allowed under jurisdictions' police powers and, importantly, 
"affordable housing ordinances are simply price controls on new homes” and therefore require no

14 Nexus studies must show that the construction of market-rate housing contributes to the need for affordable 
housing. They usually do so by showing the new market-rate housing will increase household spending in a 
community, which will create iow-wage jobs, whose workers will need a place to live. An alternative nexus theory, 
more difficult to quantify, is that market-rate projects use up land that would otherwise be available for affordable 
housing. In a case involving commercial linkage fees, the Ninth Circuit discussed the "indirectness of the 
connection between the creation of new jobs and the need for low-income housing,” but uftimately concluded 
that the fees bore a "rational relationship to a public cost closely associated with" new development. Commercial 
Builders of Northern California v City of SacramentOj 941 F.2d 872, 874-76 (9th Cir. 1991).
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The report also documented that almost none of the housing goes to extremely-Iow-income 
households, a quarter to very-iow-income, nearly half to Jo- income, and 21% to moderate-income 
[Figure 5.6} [NPH 2007,14).
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Source: (NPH 2007,14).
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nexus studies or proof of deleterious impact” to be passed, making their implementation much 
easier (Goldfarb Lipman LLP 2015).

Assessing the effectiveness and importance of inclusionary policies, one expert said: “No one has 
ever claimed that inclusionary is the policy...it’s one more tool in the toolbox...maybe between 
inclusionary and impact fees and this and that, you can cobble together enough" to create some 
level of affordable housing [interview with authors).

A different expert commented that inclusionary zoning might be so widespread because it is, from a 
fiscal standpoint, easy to pass: it requires no new tax funding nor allocation of general fund monies 
[interview with authors).

One of the most significant differences between older and newer programs is in the affordability of 
units produced [NPH 2007). According to the NPH report, newer programs [post-2000s) produce 
more rental housing and more housing for lower-income households, when compared with older 
programs [Figure 5.5).
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Although 81% of programs in California offered payment of fees as an option (CCRH and NPH 
2003], there are not many estimates of the total amount of in-lieu fees generated by inclusionary 
programs. The NPH report (2007] estimates the number of units created as a result of in-lieu fee: 
"nearly one-quarter of all the reported units (4,798)” (NPH 2007, 17). But the authors also claim 
that it is very likely the figure is higher. Such counts are inexact because most jurisdictions mingle 
in-iieu fees with other housing funds and do not track them separately. While most of the cities and 
counties with inclusionary housing allow in-lieu fees, the NPH study found that a smaller 
percentage of developers exercised this option.

Indusionary Housing in the Bay Area

In the Bay Area, 72% of cities have inclusionary zoning policies in place (Figure 5.7). One expert 
thought the policy’s prevalence could be related to how easy the policy is to implement: "it doesn't 
cost them money,” like funding affordable housing directly does. He believes that passing 
inclusionary laws allows cities to say "development is still happening, we're getting housing built, 
and we're still getting some affordable housing, aren't we great. So 1 think at some point if enough 
cities are doing it the rest do it because it just becomes common sense" (interview with authors). 
On the other hand, the expert also speculated that some communities implement inclusionary 
housing as a "growth control measure...[such cities] were really interested in getting no more 
housing at all” as opposed to affordable housing (interview with authors).

Three policies were adopted between 1979 and 1989; 19 in the 1990s; 38 in the 2000s; and 11 
between 2010 and 2014. The policies differ in terms of whether they target rental or ownership 
housing or both, and in regards to the specific proportion of affordable housing they require. Other 
differences include whether developers are allowed to construct their indusionary units off-site 
from their market-rate development, and whether they may pay fees in lieu of providing the 
housing. There is no geographic pattern to which cities have indusionary zoning policies.

Notably, Oakland, which has 10 of the 14 policies in place, does not have an inclusionary policy. A 
longtime advocate in Oakland believed this was because the city council is "just so eager to get 
development of any [kind]" given an "image problem" and a view that "people don’t want to invest 
in Oakland" and so are wary of placing any limitation on that, even negotiating with a developer to 
include community benefits or some affordable housing (interview with authors).

Most policies require developers to designate between 10-15% of their units as affordable, with 
others as high as 20% or as low as 4%. Nearly 70% of policies include an “in-lieu fee" provision that 
allows developers to pay a fee to the city instead of building the affordable units. Most policies 
specify a "minimum” number of units that triggers the law, around four-10.

Several cities include different requirements for different income levels. For example, in Richmond, 
developers must include either 17% of their units affordable to moderate-income households, 15% 
to low-income, 10% to very-iow-income, or 12.5% to a combination of very-iow-income and low- 
income. A plurality of policies explicitly target moderate-, low-, and very-iow-income households 
(nearly 40%), while others focus on only low- and very-iow-income households.

A very common feature of the policies is to include a prescribed breakdown of levels of affordability 
within the required below market-rate (BMR) units: for example, in San Bruno, 15% of units (in 
projects with 10 units or more) must be BMR; for rental buildings, 40% of those units are for very- 
iow-income households, and the rest for low-income, while in ownership buildings, 40% are
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reserved for low-income households and the rest for moderate-income. However, cities vary in 
terms of the income level qualifying for such affordable housing units—many cities also target 
moderate-income households, while other cities only focus on low-income households. 
Stakeholders from several cities in the Bay Area (Sonoma and Concord, for example) suggested 
changing the policies to shift the focus from moderate-income to lower-income households. Several 
other stakeholders suggested raising the in-lieu fees, which they said are currently too low. Many 
respondents also cited the Palmer case and the governor's veto of a “Palmer fix" as challenges to the 
implementation of such policies.
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Source: UC Berkeley Internal Analysis

The experience of two cities in the Bay Area (Colma and Walnut Creek) shows that inclusionary 
zoning does not work in cities without significant new housing investment. In these cities, 
stakeholders report that very few units (less than 10) have been developed as part of the 
ordinances, which were implemented in 2005 in Colma and 2004 in Walnut Creek.

These are both places that have experienced minimal development of any level: in Colma, which is 
comprised in large part of cemeteries, only two units of any kind have been built between 2007 and 
2013, while in Walnut Creek, the figure is 75. However, in Walnut Creek, 47 of those units have
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been for very-iow-income households, even though no or very few units of inclusionary zoning 
have been developed. This indicates that other strategies besides’ inclusionaiy zoning are working 
to provide affordable housing.

Other cities have seen more success: in East Palo Alto, 80 units were developed through the policy 
between 1994-2013; in Sunnyvale, hundreds of units have been constructed since 1980; and in San 
Francisco, 1,214 on-site units and 346 off-site units have been constructed between 1992-2013 
(San Francisco Mayor’s Office of Housing and Community Development 2014]. These statistics are 
the exception to the rule: most cities do not track the numbers of units built through inclusionary 
ordinances, according to a stakeholder.

Inclusionary Housing in Los Angeles

In Los Angeles County, there are 14 cities with inclusionary housing policies. Three cities adopted 
inclusionary zoning In the 1980s, five in the 1990s, and six from 2000 to 2010. La Verne has 
indusionary zoning in its Old Town Community Plan, while Malibu only has in-lieu fees (Ordinance 
375], but not inclusionary zoning. Twelve of the 14 cities with inclusionary housing policies have 
mandatory indusionary zoning, while the remaining two, Long Beach and Monrovia, have voluntary 
programs. Voluntary programs are based on the premise that cost offsets provide sufficient 
incentive for developers to participate in the arrangement (Mukhija et al. 2010, pp. 233-234). On 
the other hand, mandatory programs are likely to be based on the premise that revenue-neutral 
cost offsets are not necessary or that voluntary programs, even if financially neutral, are insufficient 
to motivate developers (Mukhija etal. 2010, pp. 233-234).

There are three recent papers or reports that provide numbers for how many units of affordable 
housing were produced through indusionary zoning policies for some of the 14 Los Angeles cities. 
Although not all the cities are included and the time frames for when the information was collected 
varies, they provide a glimpse of how many affordable units have been produced using inclusionary 
zoning since the late 1990s.

The Non-Profit Housing Association of Northern California (NPH) report discussed above found 
that a total 659 affordable units were created through indusionary zoning in the Los Angeles region 
from 1999 to 2006; however, this only accounts for inventories in six cities (Table 5.9). (NPH 2007, 
p. 7). Artesia is the only jurisdiction in the Los Angeles region that reported that 10% or more of 
the total housing in its jurisdiction was for affordable units as a result of local indusionary housing 
programs (NPH 2007, 8).

Table 5.9: Indusionary Housing Units Produced (1999-2006)
Units Created via In-City Affordable Units 

Completed
Total Units Created

lieu Fees
Not availableArtesia 25 25

Calabasas No response No response 0
Glendale No response No response 0
Pasadena 348 526178
Rancho Palos Verdes No response No response 0
West Hollywood 37 71 108
Total 410 659249

Source: NPH, 2007
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A Lincoln Institute paper that analyzed 20 inclusionary housing programs nationwide included one 
city in Los Angeles, Santa Monica (Hickey 2014). According to this report, up to 2006 Santa Monica 
had produced around 1,000 affordable housing units from inclusionary housing, 998 rental and two 
for-sale units (Hickey 2014, p. 23). These figures do not include affordable units developed by in- 
lieu fees. A more recent study by Mukhija et al. (2010) provides the numbers of affordable units 
created through inclusionary zoning for nine of the 14 Los Angeles cities from 1998 to 2005, as 
seen in Table 
5.10.

Table 5.10: Inclusionary Housing Units Produced (1998-2005)
Affordable Units inCity Affordable Units Units Created via 

In-lieu Fees
Total Units 

CreatedDevelopmentCompleted
Not availableAgoura Hiiis 36 0 36

Calabasas 00 0 0
111Huntington

Beach
78428 617

N/ALong Beach 00 0
N/AMonrovia 00 0

Pasadena 128357346 831
Rancho Palos 
Verdes

90 0 9

Santa Monica 680 72 534 1,286
West Hollywood 5091 224 365
Total 5661581 997 3143

Source: Mukhija et al. 2010

Overall, studies have found that many cities do not have complete and accessible data on the 
number of affordable housing units produced (or the in-lieu fees generated) through inclusionary 
zoning (Mukhija etal. 2010; NPH 2007).

Condominium Conversion

The conversion of multifamily rental housing into condominiums is not a new phenomenon. The 
conversions of condominiums is a well-established trend that typically moves in waves (Chambers 
2005; Pitarre 2005). "[Conversions were] popular in the late 1970s, and then [they] stopped 
completely. A mini wave happened again in the late 1980s, and now we’re seeing another wave" 
(Pitarre 2005 in Chambers 2005, p. 359). Historically, the most dramatic increases in conversions 
have occurred just before the real estate market peaks (LePage 2004 in Chambers 2005). For 
example, between 1970 and 1979, there were 366,000 conversions nationwide; 135,000 of those 
occurred in 1979 alone (Casazza 1982, p. 4).

There are several factors that fuel the condominium conversion trends in California: the lack of 
affordable homeownership options, an insufficient supply of undeveloped land, and developers' 
financial motivation (Chambers 2005). Proponents of conversions emphasize that condos open the 
door to home ownership to people otherwise priced out of the housing market (LePage 2004, p. 
29). Condominiums are typically much more affordable than detached, single-family homes. Thus, 
with affordable housing in California becoming increasingly scarce, "[c]onverted condominiums... 
are the only way for many residents to buy their first home" (Jones 2005a). The economic 
advantages of condominium ownership created a growth in both the demand and development of 
condominiums by the early 1980s (Vandeveer 1980; Judson 1983; Roback 1985).
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The second component underlying the California boom of condominium conversions is the absence 
of available land for development (Hammer 2004). Thus, conversions are undertaken out of lack of 
alternative options. The last major factor fueling condominium conversions is the incentive for 
profit (Vandeveer 1980; Hammer 2004; Chambers 2005). The developer of a converted 
condominium project can realize returns from 15% to 30% in a matter of months (Pitarre 2005). 
Additionally, developers often save time and costs when they convert existing apartments instead 
of building new condominiums (Levy et al. 2006).

Together these incentives enable developers to pay substantial premiums for the apartment 
properties they acquire, often providing a high motivation for apartment building owners to sell 
their buildings (Gose 2004). Overall, this has resulted in a boom of converting existing apartments 
into condominiums in the 1980s and again in the early 2000s (Vandeveer 1980; Judson 1983; 
Roback 1985; Hofmann 2005; Ottens 2013).

While conversions have proven to be economically profitable to some building owners, the 
increasing frequency rate of conversions has sparked housing availability concerns. Jn recent years, 
the increase in conversions has resulted in the decrease of available rental units in many urban 
areas. For instance, by 1980, in California, the conversion of apartments to condominiums had 
doubled every year since 1976 (Vandeveer 1980, p. 467). The condominium surge returned in the 
mid-2000s.

Although no exact figures are available on how many renters are affected, the number of 
apartments sold to condominium redevelopers nationwide rose nearly tenfold from 7,800 in 2002 
to 70,800 in 2004, according to Real Capital Analytics, a Manhattan-based research consulting firm 
(Jones 2005b). The condominium conversions are occurring most rapidly in Southern California, 
Northern Virginia, and the Miami and Las Vegas areas (Jones 2005bJ.

In addition to shrinking the supply of available rental units, condominium conversions also create 
numerous tenant-related problems (Committee on Government Operations, Commerce, Consumer, 
and Monetary Affairs Subcommittee, and U.S. Congres’s 1981). Tenants on fixed income such as the 
elderly, young families, couples, and individuals without operating capital are unable to purchase 
units they live in, or in some cases find replacement rental housing. Relocation becomes necessary 
and substantial moving costs can be incurred.

Condominium conversions are controlled primarily by local government regulations. In California 
as a whole, landowners must follow the Subdivision Map Act to convert rental property to 
condominiums, which includes applying for a tract map, attending a public hearing, and securing a 
public report from the State Department of Real Estate (Portman and Brown 2013). Tenants must 
be given sufficient notice if they are to be evicted, as well as the right to buy their unit (Portman and 
Brown 2013). However, even these provisions do not Impose substantive restrictions on the ability 
of developers to convert (Bakker 2005). In addition, there are a number of ambiguities in state law 
provisions. Therefore, many cities have enacted condominium conversion ordinances that impose 
restrictions on the ability to convert and also deal with some of the ambiguities contained in the 
state law provisions. For example, under the California Subdivision Map Act, localities may establish 
social and economic criteria for regulating conversion in order to "make adequate provision for the 
housing needs of all economic segments of the community” (Cal. Gov Code § 65580(d) (West Supp. 
1982)).
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Local condominium conversion policies limit landlords' ability to turn multi-family rental housing 
into condominiums. These help existing tenants to stay in their housing as well preserving the 
overall stock of rental housing (Allbee, Johnson, and Lubell with ChangeLabSolutions 2015).

Bakker (2005) lists the most typical provisions found in procedural ordinances (ordinances that do 
not impose direct limits on conversions), which include a requirement that the initial notice of 
intention to convert contains a statement of tenant rights, a restriction on increasing rent during 
pendency of conversion process, and a requirement that the converter enters into extended leases 
(that will extend beyond the conversion).

Many local ordinances include provisions that require landlords to offer financial assistance to 
“elderly, disabled, or low-income tenants, and to families with minor children" as well as lifetime 
leases for elderly tenants (Portman and Brown 2013). Policies may also include specific notification 
requirements for tenants (such as 90 days or a year), relocation assistance, or offering residents the 
right to purchase their apartment (Allbee, Johnson, and Lubell with ChangeLabSolutions 2015).

In contrast to procedural ordinances, substantive ordinances typically limit the number of condo 
units that may be converted each year. The criteria for determining whether conversion is 
permitted or not is usually based on one or more of the following:

• Prohibiting conversions unless the city or regional vacancy rate is above a certain fixed 
amount.

• Prohibiting conversions unless the percent of total units rented is equal to or above a 
certain fixed number following the conversion. For example, the city might set its rental 
housing ratio at 30%, and conversions would be approved unless the conversion would 
push the proportion of rental units below 30%.

• Limiting annual conversions to a fixed percentage (such as 5%) of the total rental units in 
the community, or limiting them to a fixed number of units.

Condominium Conversion in the Bay Area

Seventy-three cities in the Bay Area have condominium conversion policies in place (67% of all 
cities/counties, see Figure 5.8), making this policy one of the most widespread of the 14 we 
considered. These policies were passed between 1974 and 2013: 11 in the 1970s, 24 in the 1980s 
(mostly 1980-1983), 12 in the 1990s, and 24 since 2000. Most prohibit conversion unless the 
vacancy rate in the city is above a certain level, usually around 3-5%. A few prohibit conversion of 
small buildings (such as fewer than 21 units in Burlingame). Others limit conversions based on the 
proportion of the housing stock that is rental: in Alameda and Santa Clara, conversion cannot occur 
if the percentage of units that are rented will drop below 40% due to conversion; in San Anselmo, 
the figure is 25%; in Mountain View and San Bruno, there is a floor of rental units as opposed to a 
percentage. Others set an annual limit on the number of units that may convert to condominiums: 
200 in San Francisco, 100 in Fremont, 100 in Berkeley, 5% of units in Sausalito, 7% of units in 
Dublin. In Piedmont, apartments converted to condominiums must be replaced in kind by an equal 
number of equivalently priced rental units, with rents restricted for 55 years.

One stakeholder in Daly City believes “there is no need for the statute. Condominium conversions 
are not the trend in the housing market as they once were in the 1980s-1990s." Several other 
stakeholders around the Bay echoed a similar sentiment: while important at one time, condo 
conversions simply are not happening anymore. Yet many stakeholders around the Bay view these 
policies favorably: one in Sonoma noted “it has been effective;" and in South San Francisco, “no 
condominium conversions have occurred...to that extent, the current policy is very successful at
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preventing the loss of rental units." On the other hand, a stakeholder in San Francisco writes, "There 
are multiple problems with the ordinance. Existing tenants are pressured to accept buy-outs to 
move...[and it] also does not regulate [tenancy-in-common] conversions which would require state 
law reform to cover such conversions" (interviews with authors).
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One policy expert described many loopholes in Oakland's condominium conversion policy that 
make it ineffective. The law's intent is to ensure that any developer who takes rental units off the 
market must replace each one with rental housing someplace else. Developers can do this by 
building those units or buying "credits” from another developer for rental housing that another 
developer owns. However, developers can build a building as a condominium, rent out the units for 
seven years, and, through a provision in the law, that seven-year period generates conversion rights 
which can be sold to another developer. At the end of the seven-year period, the original developer 
can then sell the units, which means "there's no permanent replacement housing." Another 
loophole in the law, according to the expert, is that two- to four-unit buildings outside a certain 
zone in the city are exempt from the policy; most of the "close to 1,000* condo conversions in the 
last 10-15 years were in buildings this size (interview with authors).
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One way developers avoid condominium conversion policies statewide is to evict tenants under the 
Ellis Act (which is by law a statement that they are exiting the rental housing business] and then 
sell the emptied building as condominiums later on, according to an expert (interview with 
authors].
These are but a few examples of how condominium conversion laws—and others, too—may seem 
effective on paper, but play out very differently.

Condominium Conversion in Los Angeles

In 2007, the City of Los Angeles issued 208 permits allowing apartment complexes to be converted 
to condominiums. Before the recession in 2008/2009, it was common for apartments to convert to 
condos when the market was hot. But when the housing bubble burst, the trend slowed down and 
declined every year afterwards. The city issued only 38 permits in 2010 (Ottens 2013], However, a 
2013 Los Angeles Times article stated that, "Apartment building owners in Los Angeles and 
throughout California are once again converting to condos, but not at the torrid pace of 2007, when 
condo conversion peaked before the Great Recession" (Ottens 2013],

The Condominium Conversion Ordinance is the most prevalent anti-displacement policy in the Los 
Angeles region, with 27% of the jurisdictions having implemented it (24 jurisdictions]. The 
majority of the cities in Los Angeles have procedural ordinances. The earliest condominium 
conversion ordinances date back to the late 1970s (two cities] and early 1980s (five cities]. There 
were five cities that implemented condominium conversion ordinances in the 1990s and 12 from 
2000 to the present. One of the cities, Pasadena, has imposed a Condominium Conversion 
Moratorium, which began in 2007. The use of these ordinances by cities may be reflective of 
condominium conversion booms from the 1980s and early to mid-2000s.

Rent Control in the Bay Area

Rent control refers to policies that limit the rent private landlords may charge tenants, either fixing 
it at a certain dollar amount, allowing it to increase by a specific percentage (often tied to the 
official rate of inflation] annually, or having the allowable increase set by a board each year. Some 
policies include restrictions on evictions and specific processes for landlords or tenants to petition 
for higher or lower increases, respectively.

Nationally, rent control was popular in the late 1960s through the early 1980s (Levy et al. 2006]. By 
the late 1970s, 170 municipalities had put rent control laws in place, "mainly in the Northeast and 
California where the rent pressures were most severe and tenant organizations were strongest" 
(Keating and Kahn 2001, p.l]. However, in the 1980s, an "emerging conservative onslaught" put 
tenants "on the defensive” and curtailed additional rent control ordinances, though cities that had 
passed rent control maintained a strong tenant voice (Keating and Kahn 2001], However, in 
Massachusetts and California, rent control was eliminated or limited, respectively, statewide; this is 
consistent with a national trend whereby opponents of rent control turn to the state level if they 
cannot roll back laws at the local level (Keating and Kahn 2001],

Nine cities in the Bay Area have rent stabilization/control policies in place, summarized in Table 
5.11 and displayed in Figure 5.9.
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Table 5.11: Cities in the Bay Area with Rent Stabilization/Control Ordinances
City Year Introduced, Last 

Modified
Allowable Rent Increases Type (according 

to California
Tenants' Rights 
Guide)

Berkeley 65% of the Consumer Price index (CPI). Once 
per year._____________ ___________

1980, 2005 Strict

Campbell 1983, 1998 No binding rule, but allows tenants to contest 
rent increases and includes dispute 
mediation.

N/A

East Palo Alto 80% of the CPI but not exceeding 10%. Once a 
year.________________ ___________

1983, 2010 Strict

Fremont 1997, 2001 No binding rule, but allows tenants to contest 
rent increases and includes dispute 
mediation.

N/A

Hayward 1980, 2003 5% max annual increase. Weak
Los Gatos 1980, 2004 5% max annual increase or 70% of the 

increase in the CPI, whichever is greater. 
Once a year._______ _________

Weak

Oakland 1980, 2014 CPi; more if landlords have "banked" their 
rent increases. Once a year._____________

Weak

San Francisco 1970 60% of CPI, not exceeding 7%. Strict
San Jose 1985 8% increase; 21% if the last increase was 

more than 24 months ago. Once a year.
Weak

Source: UC Berkeley Internal Analysis; (Portman and Brown 2013).

All Che ordinances were passed between 1980-1985 except San Francisco's, which passed in 1970. 
Explaining the reason for the surge in rent control policies in the early 1980s, one stakeholder said 
these policies were in reaction to Prop 13. A policy expert mentioned that many rent control laws 
include a provision that if the vacancy rate is above a certain level (5 or 6%), the law does not 
apply, "because if you’ve got a really soft market it’s harder to argue that there's a public purpose" 
(interviews with authors).

Most policies use the consumer price index, a measure of inflation, as the benchmark for the 
increase—such as East Palo Alto, where allowable rent increases are 80% of the consumer price 
index in that year—while others have a set increase of 5% or 8%. All policies allow only one 
increase per year.

Another way these policies vary is in which units they cover; statewide, no policy covers all rental 
housing (which is circumscribed under state law). For example, in San Francisco, units built after 
1979 are exempt (Portman and Brown 2013). Most of the policies in the Bay Area exempt units 
built after they were passed.

All the cities listed here, with the exception of Los Gatos and San Jose, also have just-cause-for- 
evictions laws in place, which prohibit a landlord from evicting a tenant except for specific reasons. 
Such provisions are essential to make rent control effective because, without them, landlords can 
avoid rent control limits by evicting tenants for no reason, and then using vacancy decontrol to 
raise rent on the next tenant.
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The California Tenants’ Rights guide classifies California cities’ rent control policies into groups: 
"Weak Rent Control" laws allow landlords to raise the rent generously, and even above the fixed 
amount unless a tenant protests to a rent board. These policies do not require landlords to register 
their units with the city. "Moderate-to-Strict Rent Control" laws require the landlord to prove they 
must raise rent beyond the threshold listed in the law, include a just-cause evictions ordinance, and 
require landlords to register units with the city (Portman and Brown 2013).

One stakeholder from San Jose said, "Rent Control has been implemented in San Jose and is in force 
for qualifying units. However, because there is high tenant turnover and no eviction protections, it 
has not been effective in keeping rents down overall." Regarding Oakland’s rent control law, a 
stakeholder there commented that, though "there are weaknesses...at the end of the day, [it] is 
working." One weakness, cited by a different stakeholder, is that the city lacks a registry of rent- 
controlled units, making it difficult to track them and ensure compliance (interview with authors). 
There have been no new rent control ordinances passed in the Bay Area since 1985. However, San 
Mateo County recently appointed a commission to study the policy and then promptly scaled back 
the study to be a request for only "a little" more information (Kinney 2015a; Kinney 2015b). In
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Richmond, a just-cause evictions and rent control ordinance passed a first reading in July 2015, only 
to be voted down at the second reading amidst major pushback, though a revised version was 
ultimately passed (Swan 2015; foffee 2015]. These examples show how difficult it is to pass new 
rent control ordinances. The stakeholder believes the Bay Area may be experiencing another 
"moment'1 where such policies may kick in, "because the crisis is so sharp and happened so quickly” 
(interview with authors).

In terms of directions for improving rent control policies, one expert thinks a key change would be 
shifting the onus of proving a rent increase is legal from tenants to landlords (where applicable): "If 
that were the case, you'd have to change the whole administration and in the long run it'd probably 
increase the registration fee because you'd now be registering units and...there’d be cases all the 
time. So, it would definitely change it” (interview with authors).

Other key components of a rent control policy, according to the expert, include anti-harassment 
provisions, disallowing owners from "effectively constructively [evicting] their tenants...And there 
has to be just-cause, because if you don’t have just-cause then, you know, they’d just give people a 
30-day notice. And if you have just-cause and no rent control, then they’ll just double the person's 
rent, You know, so the two have to go hand in hand" (interview with authors).

Mobile Home Rent Control in los Angeles

Although only a handful of mobile parks are located near transit, mobile home rent control is so 
widespread in the state that it is worth discussion. Most of the mobile home park construction in 
California took piace in the 1960s and 1970s (Baar 2011). From 1960 to 1975, the number of 
mobile home park spaces in the state increased from about 150,000 to about 370,000. No mobile 
home parks have been constructed within the City of Los Angeles since the 1980s (Baar 2011; 
Zheng et al. 2007). A 1984 study commissioned by the city noted that no land was zoned for mobile 
home parks and that they were only permitted under special use permits, in Los Angeles County, 
the supply of mobile home park spaces has declined by about 10% since 1986, from 53,496 to 
47,907 (Baar 2011).

The majority of mobile homes in the City of Los Angeles were manufactured before 1980, and only 
about 20% were manufactured within the last 25 years. By 2011, the City of Los Angeles had 57 
mobile home parks with a total of 6,526 mobile home spaces (Baar 2011). In 2011, the average 
monthly rent of a mobile home park space in the City of Los Angeles was about $615 (Baar 2011, p. 
i). In addition to space rents, most mobile home tenants reimburse park owners or directly pay for 
sewer, water, or trash collection expenses.

The rising housing and land prices in Los Angeles and other California jurisdictions impact the land 
(or pad) rents in many of the state's mobile home parks (Zheng et al. 2007, p. 5). As a consequence, 
renters in many jurisdictions have launched efforts to have mobile home rent controls enacted into 
law. From 1983 to 2003 the number of mobile homes in California subject to rent controls 
increased (Zheng et al. 2007, p. 4). By 2005, over 90 California cities and eight counties had some 
sort of mobile home rent control (City of Banning 2005). In both the Los Angeles and Bay Area 
regions, rent control laws are more commonly adopted for mobile home parks than multi-family 
residential properties.

Mobile home park owners in the City of Los Angeles can increase space rents by only 10% when a 
mobile home is sold in-place to a new owner. This provision is the same in virtually all mobile home
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parks, because mobile homes are sold in-place to incoming tenants, rather than being moved. The 
10% ceiling under the mobile home space rent regulation differs from the regulations of apartment 
rents that permit unlimited rent increases upon a change in tenancy (Baar 2011). in the City of Los 
Angeles, owners may increase the rent by the consumer price index.

Under California state law, spaces covered by leases of one year or more that meet specified 
conditions are exempted from local rent regulations (Civil Code Sections 798-799.2.5). However, 
park owners may not require that current tenants enter into such leases and most local rent 
ordinances, including the City of Los Angeles ordinance, provide that prospective tenants cannot be 
required to enter an exempt lease as a condition for approval to move into the park (Baar 2011, 
40).

Some have speculated that the implementation of rent controls in California jurisdictions may 
explain the declining shipments of mobile homes to the state (Hirsch and Rufolo 1999), However, 
while the decrease in mobile home park construction since the 1980s has been attributed to rent 
controls, it is important to note that since 1992, state law has exempted newly created mobile home 
park spaces from local rent regulations (California Civil Code Sec. 798.45 (1992)),

Case Studies

To better understand how these and other policies have helped avoid displacement in practice, we 
next consider several case studies of places that were vulnerable to but did not experience the 
gentrification or displacement we would have expected.

In the Bay Area, we profile neighborhoods in Chinatown (San Francisco), East Palo Alto, and San 
Jose. These neighborhoods (each occupying one or two census tracts) were chosen from among all 
the tracts that were low-income places at risk of gentrification or displacement15 in 1990-2000, but 
did not experience gentrification16 between 2000 and 2013, shown in Figure 5.10.

'At risk of gentrification" defined as: Population in 2013 over 500; Percent low income (80% or less than 
surrounding county's median income) greater than regional median (39%); Signs of vuinerability to 
gentrification/loss of low-income household (at least 4 out of 7): 1. Has rail station in tract 2. Percent of units in 
prewar buildings greater than regional median, 3. Loss of market-rate units affordable to low-income households 
greater than regional median (1990-2000), 4. Employment density greater than regional median (2000), 5. Rent 
increase greater than regional median (1990-2000), 6. Real estate sales value increase more than regional median 
(1990-2000), 7. Development of market rate-units greater than regional median (1990-2000),

Gentrification defined as: Growth in percent college-educated greater than region; Growth in median household 
income greater than region; Percent market-rate units built between 2000-2013 greater than regional median; At 
least one of the following: Single-family sales price per square foot greater than regional median, Multi-family sales 
price per square foot greater than regional median, Home values greater than regional median.

15

16
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Did Not Experience Gentrification between 2000 and 2013
Source: UC Berkeley Analysis
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In Los Angeles County, there are 80 Metro rail stations. Here, our focus is three Metro station areas: 
Chinatown, Hollywood /Western, and 103rd SL/Watts Towers. Input from our Southern California 
Advisory Board and diversity of station-area conditions influenced the selection of the three case 
studies. The neighborhoods are defined as 2010 census tracts completely or partially within a half
mile radius of the transit station. The Chinatown and Hollywood/Western are mixed-use areas that 
are at risk of gentrification, while 103rd St/Watts Towers is a residential commuter neighborhood 
that is not gentrifying. Specific policies related to transit-oriented development are in place at 
Hollywood/Western to mitigate change, while more general policies linking greenhouse gas 
reduction to land use and transportation have been adopted in Chinatown. Economic and 
community development efforts have been proposed for Watts over the decades.
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Chinatown, San Francisco

Chinatown i$ situated at the center of San Francisco's booming real estate market, with close 
proximity to the Financial District, Downtown, and affluent neighborhoods such as Russian Hili. 
Due to its prime location, it was expected that Chinatown would have succumbed to the pressures 
of development and speculation that have transformed surrounding areas and much of San 
Francisco. However, deliberate anti-displacement zoning policies, widespread rent control, and a 
well-organized community have preserved Chinatown as an Asian-American and low-income 
enclave.
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Figure 5.11: Tract 113, Chinatown, and Greater Chinatown

In this case study, we discuss Chinatown as a whole, but focus specifically on one census tract 
within this area: Tract 113, which closely mirrors the core of Chinatown (Figure 5.11). After 
outlining the history of Chinatown, we provide an overview of its demographic and housing 
characteristics, today and historically, before discussing the anti-displacement policies that have 
preserved the neighborhood.
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History of Chinatown

As one of the oldest ethnic enclaves in the U.S., San Francisco's Chinatown has been a major 
immigrant gateway as well as a cultural, economic, and residential hub for the Bay Area’s Chinese- 
American and Asian-American communities for over 150 years.

Chinatown’s current location was established after the original neighborhood was destroyed in the 
1906 earthquake and fire that razed over 80% of San Francisco. To this day, the official Chinatown 
neighborhood remains a relatively small land area (Figure 5.11). With the rapid growth of the 
Chinese-American population beginning in the 1960s, neighborhoods adjacent to the core area 
became home to many Chinese-American families, and businesses and institutions serving the 
Chinese-American community likewise began establishing themselves beyond the boundaries of 
Chinatown.

Much of Chinatown’s housing was built as single-room occupancy (SRO) residential hotels or small 
rooms in commercial structures or community spaces. Chinese immigrants, who were barred from 
property ownership, were subjected to discriminatory housing practices by absentee landlords 
seeking to maximize profits. Housing was thus poorly maintained and often overcrowded (Yip 
1985).

In the 1960s, the liberalization of U.S. immigration policy led to a population boom and subsequent 
shortage of affordable housing. Chinatown quickly became one of the densest neighborhoods in the 
country, with an overwhelming majority low-income renter population. SROs and other small 
residential units were often overcrowded, in poor condition, and yet still expensive for very low- 
income residents (Tan 2008).

The Chinese community's spatial segregation and social isolation contributed to the development of 
"an impenetrable social, political, and economic wall" between Chinatown and the rest of San 
Francisco (Wang 2007), While the neighborhood's insularity allowed for the formation of strong 
social networks and a self-sufficient system of community institutions, small businesses', and 
cultural activity (Yip 1985), it also reinforced a language barrier that still presents a challenge for 
socioeconomic integration and contributes to persistently high poverty and unemployment rates 
(Wang 2007).

Relative Demographic Stability, 1980-2013

Since the 1960s, Chinatown’s population has included a large percentage of foreign-born, low- 
income Chinese-American and Asian-American families, The population in the tract increased by 
13% between 1980 and 2009-2013 (from 2,840 to 3,204 residents), with a concurrent growth in 
the housing stock from 1,152 units to 1,617 units17.

Asians decreased in their share of the population from 86% in 1980 to 78% in 2009-2013. 
However, the proportion of residents who are foreign-born only decreased slightly in that same 
time frame: from 69% to 67%, Seniors (60 and older) have also consistently made up a significant 
share of the population.

17 Data in this section comes from the U.S. Census for the years 1980,1990, 2000, and 2010, and the Geolytics 
database for 2013.

232



Poverty has increased as incomes have fallen: Che poverty rate rose from 18% in 1980 to 26% in 
2013, while median household income dropped from $45,797 to $23,261 (both in 2010 dollars). 
Today, Greater Chinatown is still primarily renter-occupied, though the share of owner-occupied 
housing units has grown slightly in recent years. With an estimated residential density of 85,000 
people per square mile (Tan 2008), overcrowding and housing affordability remain pressing issues 
for the community: 19% of renter households are overcrowded (more than one person per room). 
Most (88%) housing units are rented, rather than owner-occupied. Median gross rent increased 
only slightly, from $535 in 1980 to $654 in 2013 (both in 2010 dollars). Even with these relatively 
low rents, 54% of renters pay more than 30% of their income on rent

Rental prices have deviated significantly by area. Figure 5.12 shows that in contrast to other areas 
and San Francisco overall, median rent in Chinatown has remained exceptionally stable since 1990. 
This is primarily due to the large number of subsidized and rent-controlled units in Chinatown. This 
is powerful evidence of Chinatown's unlikely preservation as a place affordable to low-income 
people.

s■ SKj

iChfnitown and Surrounding*: 
Change fn Median Rout*
1990 -2013 {In 2013 $)

••>‘50 i

5t;-0 «300 j
MB j
■ ;v • ' :jj

\

Figure 5.12: Change in Median Rent in Chinatown (Tract 113) and Surrounding Tracts

Anti-Displacement Policy in Chinatown

In the face of external pressures of gentrification, a number of key policies and planning efforts 
have uniquely allowed Chinatown to maintain its historic character and accessibility to low-income 
San Franciscans. One of the most influential and comprehensive policy changes took place in 1986, 
with the adoption of the City Planning Department's official Chinatown Rezoning Plan as an 
amendment to the General Plan, which resulted in the designation of Chinatown as a mixed use area 
distinct from Downtown.

The Chinatown Resource Center (predecessor to the currently existing Chinatown Community 
Development Center), led this planning effort with the Chinese Chamber of Commerce and Asian 
Neighborhood Design. In the years prior, Chinatown Resource Center had worked tirelessly to stave
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off infringing developers, many of whom sought to purchase land for office uses (Chinn 2014). From 
the mid-1970s to mid-1980s, approximately 1,700 residential units in Chinatown were converted 
to office use, and at the same time, an influx of capital from Asian firms drove up both commercial 
and residential rents (C. Li 2011), As these factors exacerbated the threat of displacement, the 
Chinatown Resource Center realized the unsustainability of this project-by-project approach and 
switched course toward advocating for structural changes to the neighborhood's land use policy in 
an attempt to slow development (Chinn 2014).

They organized residents behind a proposed set of zoning regulations that were originally 
conceived of as part of a Chinatown community planning process that took place over several years 
prior (Chinn 2014), during which the San Francisco Planning Department had proposed a new 
Downtown Plan, and housing experts across the city sought to limit the proliferation of office 
buildings to preserve affordable housing (C. Li 2011). With the growing threat of speculation and 
encroaching development from Downtown, residents, community-based organizations, and city 
officials all exhibited political will for policy change, agreeing that action must be taken to preserve 
Chinatown's character and culture for its existing residents (Chinn 2014).

The proposal, which specifically addressed the core portion of Chinatown, sought to downzone the 
neighborhood by setting lower height limits that would curb the neighborhood's development 
potential. Previous zoning had set limits at much higher than the prevailing scale of most existing 
buildings. This was due to the fact that Chinatown had originally been zoned as "a creature of 
downtown," resulting in regulations that did not align with the neighborhood's distinct character 
(Chinn 2014). The community's proposal was thus broadly viewed as a necessary, sensible shift 
toward land use policy that was indigenous to Chinatown and "was the single most important 
achievement of Chinatown CDC in its first 35 years," according to its longtime director (Chinn 2014; 
Chin 2015, p. 140).

The 1986 Rezoning Plan's central aim was to protect what the Planning Department acknowledged 
was a "virtually irreplaceable" resource of affordable housing in Chinatown. The plan effectively 
prohibited demolition, allowing it only "if that is the only way to protect public safety or for a 
specific use in which there is a high degree of community need," and furthermore banned 
conversion of residential buildings into different uses (San Francisco Planning Department, n.d.).

Chinatown's large stock of SROs was granted protection by the 1980 citywide Residential Hotel 
Ordinance, which made it very difficult for developers to convert residential hotel rooms to 
commercial use by requiring replacement of lost affordable units and mandating that 80 percent of 
the replacement cost be paid by developers to the City for conversions or demolitions (Fribourg 
2009),

With these requirements in place, approximately 50%of the Chinatown Core's housing stock has 
remained SRO hotels (Tan 2008), and an estimated 92% of units are protected by the 1979 San 
Francisco Rent Control Ordinance (Figure 5.13) (San Francisco Department of Public Health). A 
portion of these were purchased and by CCDC to preserve as low-rent housing (Chin 2015, p, 115).

Figure 5.13 also shows that there has not been a single no-fault eviction in Chinatown. According to 
one expert, "a large majority of these units continue to be owned by individuals that care about 
preserving Chinatown such as ethnic Chinese landlords and family associations"(Eng 2015).
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Thirty years later, the 1986 g®dr%>&B%thu$ be considered to have essentially achieved its policy 
objectives to “preserve the diGtireftSKurban character of Chinatown” and "retain and reinforce 
Chinatown's mutually support^ ,§ifl#$pns as a neighborhood, capital city, and visitor attraction" 
(San Francisco Planning Department, n.d.).

While these policies did effectively preserve existing affordable housing, the construction of new 
affordable housing in Chinatown—desperately needed for San Francisco overall—has been limited; 
the small stock of 342 subsidized and public units has not increased since 1990, despite increasing 
need (CHPC 2014). Thus, the neighborhood's land use policy has given rise to other unresolved 
challenges of supplying sufficient housing in San Francisco. Plus, the housing in Chinatown is aging,
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meaning there is a declining quality of housing as buildings have deteriorated [Chinn 2014). 
According to one stakeholder, the zoning limits in the area limit the ability to rebuild existing 
buildings as affordable housing—“if they fall in an earthquake, we lose that [affordable] housing” 
(interview with authors).

However, constraints surrounding both redevelopment and rehabilitation have made Chinatown 
somewhat less desirable to residential real estate speculators, limiting displacement (Chinn 2014). 
Since many buildings would likely require major rehabilitation and potentially demolition to allow 
for conversion into condos or tenancies in common, a conversion project would be a much more 
difficult and costly undertaking in Chinatown compared to other San Francisco neighborhoods that 
have been systematically impacted by such types of redevelopment. In some senses, then, 
Chinatown has avoided gentrification because other areas were—and continue to be—more 
susceptible to gentrification, or lucrative for speculators seeking to flip residential properties 
(Chinn 2014).

Community Resistance to Displacement

A profound sense of community identity persists among Asian-American residents as well as a 
broader set of Asian-American individuals who live outside the area yet remain deeply connected to 
Chinatown's culture, institutions, and spaces. The driving force behind this sense of cohesion is a 
high rate of civic engagement, which has continued to shape Greater Chinatown’s built environment 
since the 1986 rezoning victory (Fujioka 2014). The presence of many non-profit organizations also 
helps with this community-building (Eng 2015).

Even before these successes, a cohesive Chinese-American community had begun forming in the 
1960s, occurring in the context of the “fight against 'urban renewal'” and through several major 
fights, including over the International Hotel, a playground, and the Mei Yuen Affordable Housing 
Project (Chin 2015),

With affordable housing as an unceasing concern in Greater Chinatown as well as all of the Bay 
Area, the Chinatown Community Development Center (CCDC) and other community-based 
organizations have formed resilient organizing networks with citywide reach. They have also 
brought their resident base into the broader movement around the right to the city. Recent 
campaigns have taken on the uptick in owner-move-in evictions that singled out elderly residents 
as well as Ellis Act evictions. Informed by a commitment to community-based neighborhood 
planning from the ground up, CCDC, together with tenant groups such as the 1,000-member 
Community Tenants Association, have won new eviction protections for seniors and residents with 
disabilities.

In preserving community spaces and connections throughout Chinatown, strong political 
engagement has also preserved tight social networks among Chinese-American residents. These 
social connections have also played a key role in the neighborhood's ability to resist gentrification.

Conclusion

Despite its success, Chinatown faces ongoing challenges, including the opening of a new subway 
station there in 2019 (which could spur new gentrification) and eviction pressures in SRO- 
buildings and elsewhere as young professionals move in (Har 2015; Dineen 2015). While part of the 
broader picture of San Francisco's affordability crisis, the unduplicated factors that shape 
Chinatown’s built form require a locally-tailored approach to preserving the neighborhood’s
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livability and vibrancy. As with the 1986 Rezoning Plan, the neighborhood's effectively mobilized 
resident base allows for potential solutions to new problems to be indigenous to the community. 
Continued organizing efforts by community groups like CCDC will be critical as both the population 
and the neighborhood's infrastructure continue to evolve.

East Palo Alto, San Mateo County

East Palo Alto is located on the San Francisco Peninsula in the heart of Silicon Valley. It is a small 
city with a population of about 29,000, bordered by the affluent cities of Palo Alto and Menlo Park. 
A young city, it was incorporated in 1983 in the face of claims from critics that the city could not 
generate enough revenue to sustain itself. Peninsula Interfaith Action, an advocacy group, notes 
that incorporation was intended to ensure that, as a community of color, the city would be led by 
people of color (SFO/PIA 2014). Incorporation prevailed despite numerous lawsuits from special 
interest groups seeking to frustrate the process, and East Palo Altans have great pride in their rich 
history of community activism and their struggle to achieve self-determination. Strong protections 
for renters and support for affordable housing are crucial aspects of the city's identity. As one 
interviewee active in the incorporation movement put it, "part of our political histoiy is that we 
became a city and the first ordinance was to freeze the rents, [because] in the county there was 
nothing in place [to protect renters]" (interview with authors).

The city has long served as a pocket of affordability for low-income households who might 
otherwise be excluded from the affluent region. In recent years, two census tracts that comprise the 
bulk of the city (6119 and 612019) have experienced less gentrification than would be expected 
(Figure 5.14).
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IS In this case study, we refer to these tracts as "the case study area."
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With a focus on these two tracts, this case study outlines the anti-displacement policies in Hast Palo 
Alto that have helped limit gentrification there. The city has consistently enacted policies in favor of 
affordable housing. Tenant protections, inclusionary zoning, and housing subsidies help explain the 
lack of displacement in East Palo Alto. However, other factors, like a lack of good schools and access 
to amenities, a lingering perception of the city as unsafe, and overcrowding have also probably 
played a significant role in limiting gentrification.

Before discussing these policies and other factors in more detail, we outline the demographic and 
housing characteristics of East Palo Alto, which show how little gentrification has occurred.

Demographic and Housing Characteristics

The case study area's population grew by 22% (from 14,379 residents to 17,492 residents) 
between 1990 and 201319. The area's population growth may be attributed to its access to job 
opportunities as well as the limited affordable housing opportunities in San Mateo County. Many 
residents who have moved to East Palo Alto within the past five to 15 years have done so because 
they get a job nearby, often with Stanford University in neighboring Palo Alto, which employs a 
large number of janitors and food service workers (SFO/PIA 2014). Residents have also arrived in 
the city after being displaced from neighboring jurisdictions, or because the relatively low cost of 
homes provided a home purchase opportunity for families (SFO/PIA 2014).

In this way, Hast Palo Alto has not only avoided the displacement of its existing residents, but has 
welcomed additional low-income households20: their number increased from 2,102 to 2,298 from 
1990 to 2013, when 58% of households were low-income. The vast majority of households in the 
case study area are families: 79% in 2013,

The population growth is largely due to an influx of 5,000 Latino residents between 1990 and 2013, 
who ultimately made up 61% of the population. Concurrently, the city lost much of its historic 
African-American community; their population decreased by 3,773 people—from 43% of the 
population to 14%—between 1990 and 2013. The racial demographics of the case study area are 
notably different from San Mateo County, which has a majority white and Asian/Pacific islander 
population, with 40% of residents foreign-born as of 2013.

According to the California Employment Development Department, the annual income needed in 
San Mateo County to rent a two-bedroom fair-market apartment is $71,800, a significantly higher 
figure than the case study area's estimated $59,341 median income in 201321 (Hepler 2014a). One 
stakeholder believed that there may be some under-reporting of income in this community given 
how many people work in the cash economy in fields such as construction (interview with authors). 
The total number of housing units in the case study area has grown between 1990 and 2013: from 
3,819 to 4,247; the vacancy rate (vacant units divided by total units) also increased from 4% to 7%. 
The case study area is primarily single-family detached homes; these make up 74% of housing 
units; 51% of occupied housing units are rented. The housing stock is in fair condition: a

19 Unless otherwise noted, data in this case study comes from the 1980, 1990, 2000, and 2010 Census, accessed via 
the Geolytics Database, and from the 2009-2013 American Community Survey.

Low-income defined as 80% or lower than the surrounding county's median income.
$59,341 is the average of each tract's median incomes, which were $63,105 in Tract 119 and $55,577 in Tract 

120. All figures in this sentence in 2013 dollars. Note that the median income has stayed about the same since 
1990, when it was $54,586 (in 2013 dollars).
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stakeholder described the community as having about 40% of homes well-maintained by 
homeowners, another 40% experiencing neither deferred maintenance nor much "sprucing up," 
and the rest in poor shape (interview with authors).

Median rent has doubled from 1990 to 2013: from $882 to $1,654 (in 2013 dollars.) These rents 
are still lower than in San Mateo County; East Palo Alto in fact offers some of the most affordable 
rents anywhere in the county.

While housing costs are lower than in San Mateo County and nearby cities, households face 
significant housing cost burdens: 73% of renter households pay more than 30% of their income 
towards rent.

One method East Palo Altans use to cope with high housing costs burdens is by living with family 
members or renting out rooms in their homes, as indicated by the high percentage of overcrowded 
units: 34% of rented units were overcrowded in 2013.22

While presenting a risk for gentrification in the future, the city has remarkably held on to its low- 
income population. How did this happen? We turn to this question in the next sections.

Anti-Displacement Policies in East Palo Alto

The following policies are in place in East Palo Alto (11 ofthe 14 inventoried):
• Just-Cause Eviction Ordinance
• Rent Control

o East Palo Alto is one of just a handful of cities in the Bay Area to have such an 
ordinance, and is the smallest by population of those cities. However, the 
Costa Hawkins state legislation explicitly excluded single-family homes from 
being covered under rent control policies; since 75% of the housing stock in 
the case study area is single-family homes, rent control likely was not the 
main reason for the neighborhood's stability.

• Rent Review/Mediation Boards
• Preservation of Mobile Homes (Rent Stabilization Ordinance)
• Condominium Conversion regulations

o These policies are very strict; one stakeholder believed there had been no 
applications in at least 9 years.

• Foreclosure Assistance
o This is provided by a community development corporation in East Palo Alto 

and funded by the city, according to a stakeholder.
• Housing Development Impact Fee (or Jobs-Housing Linkage Fee)

o The fee is quite substantial: $21 per square foot, according to a stakeholder,
• Inclusionary Zoning/Housing

o In East Palo Alto, the law applies only to ownership housing. While nothing 
has been entitled since 2013, prior to that time 80 below-market-rate homes 
were built through this policy, according to a stakeholder.

• Local Density Bonus Ordinance (above state requirements)
o The ordinance was passed in 2008; since then, there has been "minimal” 

entitlement activity, according to a stakeholder.

22 Overcrowding is defined as having more than one person per room.
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• Community Land Trusts
• First Source Hiring Ordinances

Which of these policies might be contributing to the lack of gentrification in the case study area?

Subsidies and inclusionary Zoning

The city enacted a Below Market Rate Inclusionary Housing Program in 2002, requiring that at least 
20% of residential units in all new buildings be made available to households making between 30% 
and 80% of the area median income. This program was undermined by legal challenges to 
inciusionary housing at the state level, but the City Council has now unanimously endorsed a 
housing impact fee for new market-rate developments in order to fund low-income housing 
[Dremann, 2014].

Subsidies and inclusionary zoning together produced seven affordable housing developments in 
this part of East Palo Alto between 1990 and 2013, according to a stakeholder. The addition of these 
units likely helped preserve the low-income population in the area.

Tust-Cause Evictions

Several stakeholders cited renter protections, such as the just-cause evictions policy—which 
applies to single-family homes (unlike other rent control provisions], which comprise the bulk of 
housing units in the case study area—as a reason for the case study area's stability. A legal services 
provider commented that, while in other areas outside the city there have been many cases of a 
landlord issuing a 60-day notice of eviction on a tenant who has paid rent on time and followed 
other guidelines, in East Palo Alto, this would not be allowed due to the just-cause evictions policy, 
In this way, the city has established a first defense against displacement.

Other Reasons for Stability of Low-Income Population

Besides these anti-displacement policies helping the community to avoid gentrification. several 
other aspects of the neighborhood seem likely to have played a role in limiting the gentrification, 
including low-quality schools and amenities, an (out-of-date) image of the city as unsafe and full 
of crime, and overcrowding.

Schools and Amenities
Last Palo Alto residents attend school in the Ravenswood City School District, which also 
includes portions of Menlo Park and Palo Alto. The district has been “notorious for essentially 
not being able to figure out how to improve” their low scores, even after trying many things, 
according to a stakeholder, who believes that the poor quality of the school district may be 
dissuading higher-income people from moving into the neighborhood (interview with authors).

Furthermore, this part of the city lacks many amenities, including transit, and access to social 
institutions on the west side of the city is made difficult by the difficult-to-cross Highway 101 
and University Avenue that run through the city. This kind of “in-between” place along hard 
urban edges often retains social diversity longer than more homogeneous neighborhoods (Talen 
2006). Much of this part of the city has also lacked sidewalks, though that started changing in the 
late 1990s, according to a stakeholder (interview with authors).
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Image as Unsafe

In the late 1.980s and early 1.990s, there was an “epidemic” of drugs and violence, making East 
Palo Alto infamous as a crime capital, a place where “you could drive into and have a cornucopia 
of drugs laid at your feet,” according to one stakeholder. While task forces and local social 
institutions helped to address these issues by the late 1990s, the reputation has stuck, so much so 
that an outside consultant told the city, as recently as 2011, that the perception of East Palo Alto 
as unsafe was scaring developers off.

Overcrowding

As discussed above, 34% of housing units are overcrowded in the case study area. In the face of 
significantly rising rents in East Palo Alto, such doubling or tripling up of families can help low- 
income families stay in their neighborhood. This is particularly true for single-family homes— 
the bulk of the housing stock here—where families can squeeze into a shed in the back, a garage, 
or more; this is easier to get away with than overcrowding in an apartment. A stakeholder 
recalled seeing “tell-tale signs” of overcrowding: a window in a garage, tape around a garage 
door, etc. This phenomenon helps explain some of the stability in the low-income population 
here: low-income families can hold on to their housing even with rising rents.

Conclusion

East Palo Alto is distinctive for its government's commitment to ensuring the city remains 
affordable to low-income households, and for a strong legacy of community organizing that holds 
the City government accountable to that commitment. The city is home to many low-income 
households already burdened by their housing costs, and vulnerability is compounded for 
undocumented immigrants. Because so little affordable housing is available in surrounding cities, 
the stakes are high for households that leave. Numerous interviewees highlighted that households 
that cannot afford East Palo Alto may be forced to leave the region altogether, and are relocating as 
far away as Tracy, Manteca, and the Central Valley. This is why the city s suite of anti-displacement 
policies is particularly important.

Diridon Station Area, San Jose

Within the Bay Area, San Jose stands out for long providing affordable homes for a wide range of 
incomes, and an ethnically diverse population including many immigrants. By annexing more and 
more land throughout the 20th- Century, San Jose's sprawling housing development has "carried 
the burden of housing for decades" in Silicon Valley, in the words of former Mayor Chuck Reed 
(Hepler 2014b]. It is now the biggest city in the Bay Area, and city leaders have their sights set on 
jobs, with a "jobs first” general plan meant to correct its jobs-housing imbalance.

One major site of attention is Diridon Station, a transit hub on the western edge of downtown San 
Jose, with stops for Caltrain, Amtrak, VTA light rail, Altamont Commuter Express (ACE], and 
multiple bus lines. The station is also a planned stop for BART's extension to San Jose, and for high
speed rail. While there is significant vacant and non-residential land surrounding Diridon, there are 
also surrounding neighborhoods that are home to low- and middle-income residents where
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displacement spurred by rising housing costs is a major concern. Despite San Jose's strong track 
record of building housing, including deed-restricted affordable housing, housing costs in San Jose 
are now at an all-time high, while wages for low-income workers are stagnant

However, one of the census tracts in the area (5019), while vulnerable for gentrification in 2000, 
had not experienced the gentrification expected as of 2013. This area is the focus of this case study 
(Figure 5.15). Housing production—market-rate and affordable—as well as rent stabilization are 
probably responsible for the lack of gentrification here.
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Figure 5.15: San Jose Diridon Station Case Study Area Map (Census Tract 5019)

Neighborhood Overview

The area surrounding Diridon Station is home to a wide range of neighborhoods and land uses, 
including industrial and commercial areas, residential neighborhoods dominated by single-family 
homes, new luxury condominium development, and lower-income renter communities. While 
Diridon Station itself is considered to be in downtown San Jose, Highway 87 creates a barrier 
between the station area and the denser parts of downtown; though one can walk or drive directly 
from the station to downtown, the highway limits high-density development in this area. This may 
be a stabilizing factor for the neighborhood (Talen 2006).

The case study area, called West San Carlos, hosts a commercial corridor surrounded by older 
residential neighborhoods which have experienced varying levels of change. It has been slated as an 
"Urban Village” in the San Jose General Plan. A planner described this commercial corridor as "full 
service, with a gritty character... it is the most practical street in the whole city!... [PJeople think of 
it as pretty funky, and we got push back from the community - we want to keep the funk.”
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Demographic and Housing Changes

Several features of the case study area (Census Tract 5019) indicate it has experienced some 
change consistent with gentrification—population growth, much construction, fewer families, 
increased educational attainment and incomes, declining renter population, and increased rent— 
and some inconsistent with gentrification and displacement—increasing people of color, and, most 
significant, an increase in the number of low-income households.

The case study area showed a steady increase in population throughout the decades: from 2,220 in 
1990 to 3,300 in 2000 to 5,745 in 2013. Enabling this population growth has been a significant 
spurt of construction, particularly in for-sale housing. Between 2000 and 2013, 1,087 new units of 
market-rate housing were built.23 Of these, 589 were for-sale units, which comprise 76% of the 
owner-occupied housing stock in the area.

These new residents have been more likely not to be families, to be highly educated, and to earn 
higher salaries:

Since 1980, the area has had a significantly lower percentage of family households than San 
Jose as a whole. Just under half ofthe households in the area were families in 2013. By way 
of comparison, three-quarters of San Jose's 300,000 households were family households in 
2013.
The case study area has seen major changes in educational attainmentin the past 30 years. 
The percentage of residents with college degrees increased from 22% to 44% between 
2000 and 2013.
Accompanying this shift was an increase in median incomes: from $47,891 to $82,192, both 
in 2013 dollars, from 1990 to 2013.

The study area has been dominated by renter households since 1990, when 81% of occupied 
housing units were rented; in 2000, the figure was roughly the same, 85%. But by 2013, the figure 
had dropped to 67%, indicating an increase in owner-occupied housing units as new condominium 
units were built. However, the share of renter occupied units is still higher than in San Jose as a 
whole, where 42% of occupied housing units are rented.

Rents have been climbing in the study area (from $1,073 in 1990 to $1,404 in 2013, in 2013 
dollars), although historically they have been lower than in the city as a whole. Yet advocates have 
expressed concern that it is really within the last several years that housing costs have 
skyrocketed, and the recently released draft Housing Element confirms that rents in the city at 
large are at an all-time high with the average rent now at $2,169. This average underestimates the 
cost of newly constructed rental housing which can range between $2,200-$2,700 per month for a 
one-bedroom unit and between $3,000-$3,500 for a two-bedroom unit in North San Jose (City of 
San Jose 2014J.

However, even in the face of all these signs of gentrification, the area has expanded its low-income 
population: the number of low-income households24 has increased from 681 in 1990 to 1,092 in 
2013. This change is concurrent with the loss of all the area’s naturally affordable rental housing 
stock, from 184 units to none between 1990 to 2013. To stay in this area, some families are 
squeezing more people into their units to afford rent (17% of rented units were overcrowded in 
2013); low-income households are paying a higher portion of their income to afford rent (49% pay

23 Source: US Census 2000, American Community Survey 2009-2013, CHPC Dataset, 2014. 
Low-income defined as at or below 80% of the county's median income.24
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more than 30% of their income, in 2013); and others live in some of the many new subsidized 
affordable housnig units constructed here (discussed below).

In terms of race/ethnicity, all racial groups have increased their numbers from 2000 to 2013, with 
Asian-Americans increasing the most dramatically (by 837 people—nearly 300%), African* 
Americans by 185%, while whites and Hispanic/Latinos increased at a lesser rate (whites by 36% 
and Hispanics by 21%) (Figure 5.16). Between 1990 and 2013, the percentage of residents who 
were not white increased from 46% to 72%.
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Figure 5.16: Race/Ethnf dty and Population Change, 1990-2013
Source: US Census 1980,1990,2000 (Geo(ytics 2014); American Community Survey2009-2013

Anti-Displacement Policy

The city of San Jose has the following anti-displacement policies in place (of the 14 from our 
inventory):

• Rent Review Board
• Rent Stabilization
• Mobile Home Rent Control
• Housing Impact fee
• Inclusionary Zoning
• Foreclosure Assistance
• Housing Trust Fund

What is responsible for the area’s lack of displacement? We consider three possible contributing 
factors: market-rate housing production, affordable housing production, and rent control.
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Housing-Rr-aduction

Besides these policies, a key to this area's success at not displacing low-income households seems 
to be its high levels of housing production. New, higher-income households could be living in these 
units, which may have taken pressure off the existing housing stock, allowing low-income 
households to stay there, albeit at higher rents, as discussed above.

Affordable Housing Production

Besides this increase in market rate supply, the case study area also gained 322 subsidized housing 
units between 1990 and 2000, including the following developments:

• Parkview Senior Apartments -1998 - 138 units
• Parkview Family Apartments - 1997 - 88 units
• La Fenetre Apartments - 199S - 50 units
• Willow Apartments - 1999 - 46 units 

Overall, about 10% of housing units are subsidized.

Several city policies enable this production of affordable housing. The housing impact fee is too new 
to have funded these units, but the city's use of Federal funds (HOME, CDBG, and others) and its 
Housing Trust Fund have been available as sources for affordable development.

Rent Stabilization

A fair number of units (496) in this area fall under San Jose's rent stabilization ordinance (Figure 
5.17). The protection of these units from dramatic rent increases likely helped low-income people 
continue to afford living in the area.
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Figure 5.17: Rent Stabilized Units in Tract 5019, San Jose 

Source: San Jose's Roster of Rent Controlled Units Through 1979, obtained through personal
correspondence.
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Conclusion

While housing production and rent stabilization seems to have helped this neighborhood retain its 
low-income population, one local expert thought it was reaching its "tipping point” when 
displacement would really kick in. The neighborhood is facing "encroachment" from all sides, with 
already-gentrified neighborhoods all around it. The expert thinks that the gritty and uneven 
character of West San Carlos has perhaps kept the neighborhood from gentrifying as dramatically 
as these surrounding places, but that in time it would, too. The development of more affordable 
housing (using the city's funds from its linkage fees and affordable housing trust fund) could help 
retain the area's low-income population in the face of such changes.

Chinatown, Los Angeles
Chinatown is a mixed-use, ethnic neighborhood at risk of gentrification with few formal transit- 
specific planning efforts to mitigate the changes taking place (See Task 2H). The area is considered 
an Asian-American enclave due to its high concentration of Asian-American residents (Mai, Randy 
& Chen, Bonnie, 2013); however, it also has considerable numbers of Latino residents (See Table 
5,11). The neighborhood is disproportionately composed of renters, and is facing a housing 
affordability problem as the quality and type of its housing stock has changed while incomes have 
remained stagnant

History of Chinatown

Anti-immigration sentiment and racial backlash often forced immigrants to settle in ethnic 
enclaves. In the 1800s, Chinese immigrants in Los Angeles were barred from citizenship and 
owning of property. As a result, many became tenants of major landowners around the El Pueblo 
Plaza area in Downtown Los Angeles. By the 1870s, a notable Los Angeles Chinatown was formed 
(Cheng and Rnok, n.d.). In 1931, however, the construction of Union Station led to the displacement 
of this Chinese community and their relocation to Los Angeles's historical Little Italy neighborhood, 
an area north of the Plaza.

In 1938, Peter Soohoo, a Los Angeles-born Chinese-American proposed the building of New 
Chinatown as a tourist attraction (Cheng and Knok n.d.). What began as an 18-unit commercial 
project soon expanded to more than 60 commercial and apartment units. The most famous 
remnant of these efforts is the East Gate.

By 1960, however, Chinatown had limited resources with few jobs, low wages, and high rents. Many 
residents worked as laborers in the local garment factories. According to the 1960 census, one-third 
of all housing in Chinatown was below required standards (W. Li 2009). By this time, those with 
higher incomes began to migrate to the San Gabriel Valley.

The 1965 immigration law and the end of the Vietnam War brought an influx of Southeast Asian 
refugees to Los Angeles Chinatown; they were poor, low-educated, and predominantly ethnic 
Chinese from Vietnam, Laos, and Cambodia (W. Li 2009). This new influx changed the 
demographics of Chinatown, which can be seen in the multilingual signs that exist today.

Today, Chinatown is typically defined as the area bound by the 110 Pasadena Freeway on the West, 
Cesar Chavez to the South, Alameda Street to the East, and Cottage Home Street to the North
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(“Mapping LA: Chinatown” 2013]. This case study focuses on the census tracts that lie partially or 
completely within a half- mile radius of the Chinatown Metro rail station (See Figure 5.18).
Small businesses and local merchant shops in Los Angeles Chinatown continue to survive not only 
as shopping centers for residents hut also as tourist shops for many visitors, Chinatown’s proximity 
to downtown Los Angeles also attracts many young professionals to the area. These businesses, 
however, have declined from their heyday due to competition from other Chinese establishments in 
the San Gabriel Valley.
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Figure 5.18: Chinatown, LA Study Area by Census Tract (2010 Boundaries)

Chinatown's Demographics

The population in Chinatown has increased steadily since the 1960s (see Table 5.12). Today, the 
area is home to more than 23,000. Over the past three decades, the area has not only become more 
diverse but has also changed (Mai, Randy and Chen, Bonnie 2013). Chinatown is considered an 
Asian-American enclave due to its high concentration of Asians relative to Los Angeles County (Mai, 
Randy and Chen, Bonnie 2013). However, it was not until the 1990s that Asians became the 
majority in the neighborhood (54%). Since then, however, their share has declined to about 42% of 
residents. There is also a considerable Latino population in Chinatown, which has consistently
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accounted for about one-third of residents for the past three decades. Over the years the share of 
Black residents has fluctuated and has been on a steady decline while that of Non-Hispanic whites 
has increased slightly. The share of immigrant residents has also been on a decline.

Table 5.12: Chinatown, LA Demographics 
' 1980 " "1970 1990 20102000 2009-2013

Total Population 20,50917,715 18,166 26,144 23,954 23,120
Race/Ethnicity

Asian
Black
NHW

38%26% 54% 40% 43% 42%
18% 13% 7% 14%17% 12%

6%10% 10% 13%11%

Hispanic 36% 32% 33% 31% 31%
Elderly (60 and oider) 10%10% 14% 13% 16% 16%
Foreign Born 
Poverty Rate

34% 56% 63% 48%48% 47%
39%24% 31% 32% 41% 41%

Total Housing Units 
Vacancy Rate

4,113 4,365 5,136 5,389 6,718 6,724
2.3% 5.2% 4.4%4.1% 6.7% 11.6%

83% 86% 88% 91%% Renters 88% 91%
Multi-Unit Housing_____
Mean HH income (2013$) 
Mean Rent Range (2013$)

74%64% 80% 79% 85% 85%
43,97336,608 40,213 38,267

851606 713 1,017
Source: US2010 Project available at http://wvm.s4.brown.edu/us2010/Researcher/Bridging.htm; and 2009-2013 ACS 

tabulated by authors; data are for 2010 census tracts completely or partially within 1 /2mi of the rail station.

Chinatown has a high prevalence of new construction on residential parcels [See Task 2H), and the 
development of multi-unit housing in the area has also been on the rise, increasing from 65% of the 
housing stock in 1970 to 85% by 2010. Median rents have almost doubled, from about $600 in 
1980 to more than $1,000 by 2013. These trends signal a shift in the housing stock and affordability 
of the area as the quality and type of stock changes. Further, while Los Angeles has always been a 
majority renter metro area, with a percent of renters fluctuating between 51-52% since 1970 (Ray, 
Ong, & Jimenez 2014), residents in Chinatown are disproportionately renters, with the share of 
renters increasing from 81% in 1970 to over 90% by 2010.

Chinatown residents are facing a housing affordability problem. In 2013, more than half of 
Chinatown renters (55%) were burdened by housing costs. The area is also becoming increasingly 
poor, with the mean household income declining since 2000, a likely result of the recession. In 
2013, about four out of 10 residents lived in poverty, double the ratio of 1970. This may be related 
to demographic shifts. For instance, the number of elderly residents in the area has more than 
doubled since the 1970s, and today they account for about 16% of the population.
Further, there is an income disparity. The average household income in Chinatown is less than half 
of the average household income in Los Angeles County (about $38,300 compared to $81,400, 
respectively in 2013). Understanding the housing needs of the poor and elderly is critical as the 
housing affordability and stock of the area changes. Chinatown has had affordable senior housing 
since the 1980s, but many of the affordable units have expired or are set to expire, and some 
affordable senior units are converting into market rate units (Chinatown Community for Equitable 
Development, personal communication, April 15,2015).
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Anti-Displacement Policies

Chinatown is within the boundaries of Los Angeles, and therefore the nine anti-displacement 
policies adopted in the city apply to Chinatown. These include condo conversion regulations, 
policies to encourage the preservation of mobile homes, affordable housing trust funds, local 
density bonuses, SRO preservation, rent stabilization and control, community land trusts, and a first 
source hiring ordinance. There are three plans that will impact development in Chinatown: the 
Central City North Community Plan, the CASP, and the Union Station Master Plan. The Central City 
North Community Plan is currently undergoing revisions and the Union Station Master Plan is 
currently being worked on (SEACA, personal communication, November 16, 2015J. There is limited 
information publicly available on the future contents of these plans; therefore, this section will 
focus on the CASP,

The CASP was adopted in 2013, and is one of the city’s newest community plans. It is also the first 
community plan to include regulatory controls to guide development near transit stations. The 
CASP is designed to serve as a blue print for all future TODs in the City of Los Angeles (SEACA, 
personal communication, November 16, 2015),There are three Gold Line rail stations located in the 
plan area: Chinatown, Heritage Square, and Lincoln/Cypress stations. The plan proposes lower- 
density development but encourages developers to take advantage of the California Affordable 
Housing Density Bonus program. The plan's development standards encourage a variety of housing 
types. Additional value is also added to property through land use/zoning changes, i.e. up-zoning, 
which can be leveraged to provide benefits for the community, including the provision of affordable 
housing, open space, and other community benefits. The CASP also created a unique Super Density 
bonus program from the city's and the state's. The city’s allows up to a 35% density bonus in 
exchange for affordable housing; the CASP provides up to a 100% density bonus and provides 
incentives for extremely low-income housing. This is the first plan in the city to do so. (SEACA, 
personal communication, November 16, 2015].

The zoning section of the plan encourages affordable and mixed-income housing. There are also 
several benefits a developer could gain by providing affordable housing units. One incentive is the 
Floor Area Bonus: project applicants may obtain additional floor area rights by complying with the 
Affordable Housing Bonus Option and/or the Community Benefit Bonus Options.

The plan also outlines several "off-menu" incentives such as additional floor area. One of the 
requirements for qualifying for these additional bonuses mentions the need to show that the extra 
square footage is required to provide affordable units. In order to receive the variety of bonus 
options, the plan also states that developers shall sign and record a covenant that would guarantee 
affordability. Restricted Affordable Units are exempt from Unbundled Parking requirements.

Community Involvement, Response and Resistance to Displacement

Strong relationships between CBOs and public agencies in TOD areas are necessary to develop 
plans and policies to encourage development that provides equitable community benefits. In the 
Chinatown area, this discussion was mostly happening through the CASP.

The CASP was prompted by the development of three infrastructure improvements in the area: the 
development of a regional public park, the Los Angeles River Master Plan, and the extension of the 
Gold Line. These broader development efforts prompted public agencies to seek community 
engagement, including public meetings. While the plan does not mention displacement or 
gentrification explicitly, there is a strong emphasis on incorporating affordable housing in new

249



development through density bonuses. This emphasis is the result of organizing efforts by advocacy 
organization such as SEACA, who pushed for acknowledgement of gentrification and displacement 
in the writing of the plan (SEACA, personal communication November 16, 2015),

Further, while a community coalition was successful in pushing for strong environmental and 
economic justice goals in the revision of the CASP (Henao 2013), currently there is no active formal 
process for CBOs and public agencies to interact. Further, there are no active engagement efforts as 
part of the CASP.

CBOs have expressed concerns about residential and commercial gentrification. One concern is that 
a number of new neighborhood businesses are not catering to the needs of long-term Chinatown 
residents, such as providing culturally appropriate retail that meets the needs of the elderly, 
affordable food and retail, and in some cases, jobs (Mai, Randy & Chen, Bonnie, 2013). 
Representatives from CBOs indicated that new development and incoming retailers like Starbucks 
and Walmart are instead catering to new residents or more affluent commuters (SEACA, personal 
communication February 4, 2015). Flipping of commercial properties was also reported 
(Chinatown Community for Equitable Development, personal communication April 15, 2015). 
Between 2007-2014, at least 14 Ellis Act evictions have occurred in the census tracts within a half
mile of the transit station. One CBO representative reported that tenants are often offered "buyouts 
"and move out of their units (Chinatown Community for Equitable Development, personal 
communication April 15, 2015).

Currently, the major CBOs in Chinatown provide social and health services, and affordable housing, 
along with advocating for tenant rights and a higher minimum wage. Strategies include a mix of 
professional programs and efforts at capacity building for residents and other stakeholders. An 
organization playing an active role in the development of Chinatown is The Chinatown Service 
Center, which has created the Community Planning and Housing Division aimed at sustaining 
affordable housing and services for residents. They have completed two affordable housing 
projects: Casanova Gardens in 1999 and Cesar Chavez Gardens in 2003 ("Affordable Housing 
Services" n.d.). Additionally, the Chinese Chamber of Commerce and the Chinatown Business 
improvement District have played significant roles in fostering business development in Chinatown 
to revitalize the area as a shopping, dining, and visitor destination ("The Organization” n.d.). 
However, there seems to be limited involvement in developing broader policy efforts to address 
displacement.

Holly wood/Western, Los Angeles
The Hollywood/Western Red Line station is a below-grade, subterranean stop located in East 
Hollywood in one of the most densely populated areas of Los Angeles. The neighborhood is notable 
as the home of ethnic enclaves, including Little Armenia and Thai Town. Most residents in the area 
are non-Hispanic white (many of Russian and Armenian descent), Latino, and immigrant. The 
neighborhood is a mixed-use, regional destination at risk of gentrification (See Task 2H). Certain 
formal planning efforts specifically focusing on the transit-oriented nature of new developments 
seek to mediate the risk of gentrification in the area.

History of Hollywood/Western

The Hollywood/Western Metro rail station is located near the intersection of Hollywood and 
Western Bivd. in East Hollywood (See Figure 5.19). East Hollywood was annexed to the City of Los
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Angeles in 1910. Around this time, it was still a predominantly farming village and mostly 
populated by non-Hispanic whites (East Hollywood Neighborhood Council 2015]. After its 
annexation, East Hollywood increasingly served the growing movie industry - which is still present 
in the area today.

During the 1920s, many immigrants around the world came to East Hollywood, including Russians 
escaping the Bolshevik Revolution and Armenians escaping the Armenian genocide. It was during 
the 1950s when most of the area's apartment buildings were built (East Hollywood Neighborhood 
Council 2015], The building of the Hollywood Freeway a few years earlier, however, had led to the 
destruction of many houses and relocation of residents.

Beginning in the 1960s, many immigrant communities from around the world settled in East 
Hollywood: from East Asia, Southeast Asia, Latin America, the former Soviet Union, and the Middle 
East. Each community continues to leave its mark on this neighborhood, including its ethnic 
businesses.

In 1992, East Hollywood was affected in the Los Angeles Riots as many of its businesses were 
looted. Additionally, the area sustained significant damage in the 1994 Northridge earthquake. 
However, the late 1990s saw a period of economic boom and recovery for East Hollywood, and in 
1999 the Hollywood/Western station opened that linked the area to downtown Los Angeles. Part of 
the area's revitalization includes designations of "Thai Town” and "Little Armenia," which 
represents the diversity of East Hollywood today.

Hollywood/Westem Study Area 
2010 Census Tracts
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Figure 5.19: Hollywood/Western Study Area by Census Tract (2010 Boundaries]
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Demographics

The population of the Hollywood/Western neighborhood has increased since the 1960s to more 
than 45,000 by 2013 (Table 5.13). Non-Hispanic whites make up the highest proportion of 
residents in the area at about 48%. While their proportion declined in the 1990s and 2000s, there 
has been a slight increase in the past decade. This group includes those of whites of European, 
American, or Middle Eastern descent (Armenians being the most prevalent in this group). Hispanics 
also make up a large percentage of Hollywood/Western (at 36%), although there has been a small 
decline since 1990 (when they represented 41% of the residents). Over the years, the share of 
Asian-American and black residents has remained steady at about 10% and 5%, respectively. 
Although the share of foreign-born residents has declined since 1990, immigrant residents still 
make up about half of the neighborhood’s population. The number of elderly residents has been on 
the decline.

Table 5.13: Hollywood/Western Demographics
199°

50,128

1980...

41,488

20001970 2010 2009-2013_

45,455Total Population 32,963 48,839 44,739
Race/Ethnicity

Asian
Black
NHW

__ Hispanic______
EIderiy (60 and older)

4% 9% 9% 10% 12% 10%
1% 5% 4% 4% 5% 4%

58% 45% 41% 46% 48%
23% 41% 39% 35% 36%

25% 19% 15% 14% 17% 15%
Foreign Born 30% 53% 64% 61% 53% 50%
Poverty Rate 15% 22% 27% 30% 25% 27%

21,088Total Housing Units 18,884 19,603 20,022 21,100 I19,849
5.6% 4.5%VacancyRate 7.1% 3.5% 9.4% 8.3%
86% 87%% Renter 88% 88% 90% 88%

86% !Multi-Unit Housing 80% 82% 83% 83% 84%
Mean HH income (2013$) 48,982 56,927 55,802 55,705

Mean Rent Range (2013$)
Source: US2010 Project available at http://www.s4.brown.edu/us2010/Researcher/Bridging.htm; and2009-2013 ACS

tabulated by authors.

923 811732 1,035

There are at least 21,000 units in the Hollywood/Western TOD area. The area continues to be 
densely populated with more than 80% of the stock multi-family housing. The mean rent has 
increased by over 40% since 1980 (from about $730 in 1980 to over $1,000 in 2013), which is not 
proportionally matched with the 14% increase in mean household income during the same period. 
The mean household income for those in this neighborhood is slightly over $55,000, about $25,000 
less than the county average. This disproportionate trend becomes significant since 88% of 
residents in Hollywood/Western are renters. Moreover, about 59% are rent burdened, and about 
37% spend half or more of their income on rent. Though less than in Chinatown, the poverty rate of 
residents in Hollywood/Western is still relatively high, with over one-fourth of the resident 
population living below the poverty line. Providing affordable housing in the Hollywood/Western 
neighborhood is important in maintaining the area's ethnic diverse history. Despite the existence of
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some anti-displacement policies and efforts, about 9% of all residential parcels have seen some 
housing improvement which suggests a possible gentrification [see Task 2H],

Anti-Displacement Policies

Because the Hollywood/Western case study area is located within the City of Los Angeles 
boundaries, the city's nine anti-displacement policies apply to this neighborhood.

Aside from the citywide ordinances, the Vermont Western Station Neighborhood Area Plan [SNAP] 
applies to the Hollywood/Western Station. The Vermont Western SNAP was adopted in 2001. It is a 
specific plan created to encourage TOD around the Red Line in East Hollywood, which applies to 
four stations: Hollywood/Western, Vermont/Beverly, Vermont/Santa Monica, and
Vermont/Sunset. The SNAP permits greater heights and densities for mixed-use and residential 
projects, and reduces parking requirements by 15% for projects built within 1,500 feet of a station. 
The specific plan further reduces the cost of building TOD, mixed-use development by eliminating 
the requirement that developers provide additional parking when they change the use of a building.

SNAP regulations for residential areas are intended to conserve the scale of existing neighborhoods. 
In community centers located around Red Line stations the SNAP provides floor area incentives for 
commercial, hospital, and medical uses. Commercial corridors connecting the community centers 
are designated as mixed-use boulevards. The plan mandates equitable development through its 
community benefit elements. For example, the SNAP's childcare facility component requires mixed- 
use or commercial projects with 100,000 square feet or more of nonresidential floor area to include 
childcare facilities to accommodate the needs of employees.
There are three references to low-income and affordable housing within the TOD.

Under the Purpose of the Plan, Section 2 D states that the plan intends to "Improve the quality 
of housing stock in the neighborhood through the construction of affordable housing units 
available for homeownership in Mixed Use buildings along transit corridors."
Section 6F.2b of the plan, states that two types of affordable housing developments are exempt 
from the Park First Program Fees. These include:

Senior Citizen and Student Housing. Residential units with fewer than three habitable 
rooms reserved exclusively for seniors or full-time students and which both [i] qualify 
as low- and very-low-income housing as defined by HUD and [iQ are subsidized with 
public funds and/or federal or state tax credits with affordability,covenants of at least 
30 years are exempt from the Parks First Trust Fund fee.
Low- and Very-Low-Income Housing. All residential units in a project containing low- 
and very-low-income residential units as defined by HUD that are subsidized with 
public funds and/or federal or state tax credits with affordability covenants of at least 
30 years are exempt from the Parks First Trust Fund fee.

o

o

The plan calls for a walkable, transit-friendly urban community, with existing residential 
neighborhoods preserved, future population and commercial growth channeled into mixed-use 
buildings along transit corridors, and unique activity centers at each of the four subway stations. 
Public services, especially parks, childcare, community police stations, libraries, and schools are to 
be expanded and placed in sites among the neighborhoods and along commercial corridors.

One significant component of the plan that should be of interest to small and local businesses is the 
Local Jobs Incentives that are a set of policies and code incentives or exemptions for both small and 
larger businesses to come into and remain in the Plan Area. Live/work spaces, and small assembly
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workshops are allowed to facilitate business start-ups. Existing commercial buildings are allowed 
lower parking standards in order to attract a wider range of tenants.

Community Involvement, Response and Resistance to Displacement

As the station areas become more desirable to live in, existing, long-term residents are at higher 
risk of eviction and displacement. Community-based organizations [CBOs] worry that real estate 
speculation will lead to development that may force out long-term, low-income renters. Stories of 
displacement from rising rents have been noted by neighborhood CBOs in Hollywood. An LA Voice 
organizer estimated that 30% of the Hollywood church congregation the organization serves 
moved to the San Fernando Valley because of rising rents in Hollywood (LA Voice, personal 
communication April 10, 2015).

CBOs in the area have developed valued partnerships with public agencies. In 2003, the Thai 
Community Development Center (Thai CDC) conducted a needs assessment of area (Thai 
Community Development Center 2003). The study related to the Vermont/Western TOD plan and 
found that East Hollywood is a community with especially sizable Latino, Armenian, and Thai 
populations. It is a predominately low-income community with a high density of smaller-than- 
average businesses, and a low rate of property ownership among business owners and local 
residents. Thai CDC worked with the city planning department and Councilmember Jackie Goldberg 
to organize various community stakeholders around the SNAP.

A Thai CDC staff member discussed an evaluation of the SNAP's impact conducted by the 
organization. The evaluation indicated that the specific plan had achieved many of its affordable 
housing and neighborhood preservation goals (Thai CDC, personal communication February 17, 
2015). However, the staff member mentioned that some developers have objected to SNAP's local 
hiring and childcare space requirements. As a result, SNAP's community benefit elements may 
impede neighborhood economic development, if developers cannot obtain a variance from 
requirements. A Council District 13 staff member echoed these sentiments (persona! 
communication April 16, 2015). He stated that the cost of providing community benefits might 
discourage developers from investing in the specific plan area. The staff member believes that TOD 
plans should not regulate development to the extent that they stifle economic growth.

Currently, Thai CDC, East Hollywood Neighborhood Council, and LA Metro are trying to form a 
partnership to create a small-business incubator near the Hollywood/Western Station (personal 
communication March 9, 2015). However, where CBOs are not actively involved in neighborhood 
councils, there is potential that they can be left out of the planning process. Further, limited 
opportunities and resources for community engagement have been identified as challenges to 
successful community planning around TODs by both CBOs and public agencies. CBOs felt the 
common forms of public input, such as public hearings and community plan updates, are ineffective 
at encouraging public participation and capturing the input of all interested parties. According to 
organizers from LA Voice, rigid public hearing agendas have constrained their capacity to advocate 
in formal public forums (LA Voice, personal communication April 10, 2015).

103rd St./Watts Towers, Los Angeles
The 103rd St/Watts Tower station is an at-grade stop on Metro’s Blue Line that is located near the 
intersection of Grandee Avenue and 103rd St.. The station is situated in the heart of the Watts 
Neighborhood in South Los Angeles and is immediately adjacent to the historic Watts Tower Art
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Center, The area gained an African-American majority in the 1940s as a result of the Great 
Migration from the American South. Presently, the area has a Latino majority with African- 
Americans retaining a significant minority. Of the station study areas, this stop, which opened in 
1990, has been in operation the longest. The 103rd St./Watts Towers neighborhood shows some 
signs of residential gentrification, while commercial gentrification appears to be minimal.

History of Watts Neighborhood

Watts was first settled as Rancho La Tajuata in the early 1820s by Spanish Mexican settlers, and its 
economy was primarily based on agriculture until the arrival of the railroad station around the turn 
of the 19th Century. After the establishment of the station, the settlement grew rapidly, and the City 
of Watts was incorporated in 1907 (Watts Neighborhood Council 2015). It was annexed by the City 
of Los Angeles in 1926. '

As a result of the Great Migration of African-Americans from the South for better opportunities, the 
area gained an African-American majority in the 1940s. During World War II, the city built several 
public housing projects for the new industrial workers, but by the 1960s these buildings housed 
almost exclusively African-American residents, since whites had moved out to suburban areas 
(Watts Neighborhood Council 2015).

The neighborhood suffered through the Watts uprisings in 1965, during which 75 people were 
injured and dozens of buildings burned (Queally 2015). Tensions rose due to racial profiling, 
discriminatory treatment, inadequate public services, and the passage in 1964 of Proposition 14, 
which repealed the Rumford Fair Housing Act (Queally 2015)25, In the 1970s, a wave of gang- 
related violence arose that lasted until the early 2000s, but has since subsided (Empower LA 2015). 
Currently, many Latinos have settled in Watts, making up about 74% of the population, with 
African-Americans retaining a significant minority at 25%.

As a largely residential commuter district, the neighborhood is not proximate to the downtown 
central business district or other large employment areas. Unsurprisingly, the station area also has 
a low jobs-housing ratio (UCLA Comprehensive Project 2015). The area is a single-use zoned 
district, with absence of mixed-use development, and serves predominantly commuters, who travel 
to more job-rich employment areas (UCLA Comprehensive Project 2015). Figure 5.20 shows the 
study area boundaries.

25 The Rumford Fair Housing Act of 1963 prohibited discrimination based on race, religion, color, national origin, 
and ancestry in private housing in California.
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103rd St/Watts Towers Study Area 
2010 Census Tracts
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Figure 5.20:103rd St./Watts Towers Study Area by Census Tract [2010 Boundaries)

Demographics

Of all the Los Angles case studies, the 103rd St./Watts area has seen the greatest increase in 
population since the 1980s (Table 5.14). In 2013, Watts was home to more than 45,000 residents, 
which is a 46% increase since the lowest point in 1980. Historically, the area was an African- 
American community; however, by 2000, Latinos had become the majority. The considerable 
increase in the immigrant population coincides with the influx of Latinos.

The African-American community continues to have a considerable presence. About one-quarter of 
residents in the case study area are black, which is almost three-times the share for Los Angeles 
County (24% compared to 8%, respectively in 2013). Non-Hispanic whites and Asians are 
underrepresented in the area, with each accounting for no more than 1% of the population.

The share of the elderly population in the station area has declined since the 1980s and is currently 
at about 7%. The share of the population living below the federal poverty line, which was 51% in
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1980, started declining until 2010, during a period of economic prosperity for the region. However, 
between 2010 and 2013, there was a jump of residents below the poverty line from 37% to 40%. 
The average household in Watts also makes about $38,500, which is significantly below the county 
average.

Table 5.14:103rd St./Watts Towers Demographics 
1970 1980 1990 2000 2010 2009-2013

Total population.

Race/Ethnicity

Asian

Black

NHW

Hispanic______

32,714 30,835 36,567 40,188 45,413 45,122

0% 0% 0% 0% 0% 0%

92% 85% 55% 37% 27% 24%

0% 0% 1% 1% 1%

14% 44% 62% 71% 74%

Elderly (60 and older) 9% 10% 8% 7% 7% 7%

Foreign Born 2% 9% 26% 34% 32% 32%

51% 49%Poverty Rate 47% 47% 37% 40%

~r
Total Housing Units 9,201 8,869 9,475 10,339 11,099 11,271

Vacancy Rate __

% Renter________

Multi-Unit Housing

7.1% 4.7% 4.8% 9.8% 7.3% 9.3%

68%67% 67% 66% 68% 69%

32% 37% 38% 36% 34% 36%

Mean HH Income (2013$) 29,118 33,436 42,042 38,513

Mean Rent Range (2013$)
Source: US2010 Project available at http://www.s4.brown.edu/us2010/Researcher/Bridgmg.htm; and 2009-2013

ACS tabulated by authors.

470 700 667 901

The area has a lower percentage of renters than the other two case study neighborhoods, but the 
renters' share has increased about 3% since 2000. In 2013, 66% of renters were burdened by 
housing costs in 2013, Mean rents have increase by about $300, while mean household income in 
the area has declined by more than $3,500 since 1980.

The vacancy rate in the area is somewhat higher than that of Los Angeles County (9% compared to 
about 6% in 2013, respectively). As with the other case study areas, the number of multi-family 
housing units has increased over the years. The 103rd St./Watts Towers shows some signs of 
residential gentrification, while commercial gentrification in the neighborhood appears to be 
minimal. For instance, observations of the area indicate that Watts has a high rate of property 
turnover, with corresponding indicators of physical renovations to residential properties. Relative 
to the other case study areas, however, there may be a lower perception of gentrification due to a 
low presence of non-Hispanic whites [UCLA Comprehensive Project 2015).

The presence of institutional uses such as churches may also contribute to a difference between 
actual and perceived gentrification; 17% of surveyed land uses in Watts are characterized as 
institutional (UCLA Comprehensive Project 2015). The difficulty in adaptiveiy reusing or 
demolishing these properties prevents significant land use changes. This can contribute to a
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perceived lack of neighborhood change as these properties act as historical and cultural flagships 
(UCLA Comprehensive Project 2015).

Anti-Displacement Policies

The case study station falls within the boundaries of the Southeast L.A. Community Plan 
Implementation Overlay (CPIO) zone, which applies to the wider South Los Angeles area. However, 
it is worth mentioning that the area adjacent to the station is also covered by the South L,A. CPIO. 
Both plans are in draft form and have not been adopted. Both CPIOs have TOD sections and propose 
Floor Area to Ratio (FAR) incentives in order to encourage mixed-income projects.

The TOD section of the Southeast L.A. draft plan outlines the various benefits for 100% affordable, 
as well as mixed-income, housing in the different TOD subareas. Single-family homes are prohibited 
in some TOD subareas, while in other areas only mixed-use projects are permitted (meaning that 
100% residential units are prohibited). Developers may utilize an R4 density for the purpose of 
calculating a baseline residential density when 100% of the dwelling units (minus any required 
manager unit) are set aside for households of moderate, low, very low or extra low income. Mixed- 
income housing projects that qualify for a density bonus may utilize additional incentives; for 
instance reducing the required parking for the entire project by 50% as a third parking option. 
There are also incentives for mixed-income housing (30 units or more).

The Jordan Downs Urban Village Specific Plan aims to create high-quality transit areas, protect 
community resources, and provide equitable economic opportunities. For example, the plan seeks 
to improve connectivity between the aging Jordan Downs public housing project and the 103rd 
St./Watts Towers station located a half-mile to the west. This plan has the potential to transform 
Jordan Downs into a mixed-income development. Importantly, the specific plan calls for a one-to- 
one replacement of existing affordable units. However, the redevelopment effort currently lacks the 
necessary funding (Garrison 2013).

Most of the formal planning efforts in Watts focus on new residential development. South Los 
Angeles CBOs like SAJE have noted many instances of illegal evictions and slum conditions in South 
Los Angeles (personal communication April 16, 2015). CBOs are able to mitigate some of the issues 
associated with displacement around station areas through organizing and education, policy 
research, community control of land, and community benefit agreements.

Community Involvement, Response and Resistance to Displacement

CBO representatives believe that Watts is underserved, and economic and community development 
efforts in the area have been largely unsuccessful. For instance, the area continues to have a need 
for more jobs (See task 2H), and poverty is on the rise (Table 5.143). Los Angeles Alliance for a New 
Economy (LAANE), a Los Angeles-based non-profit, has developed a TOD policy agenda 
encouraging equitable investments that provide good jobs and healthy options in South Los Angeles 
neighborhoods like Watts that have been overlooked (personal communication February 13, 2015).

Organizing has been used to advance community needs in specific developments or educate 
residents on the impacts of TOD. The focus of organizing efforts has ranged from renters' rights to 
technical aspects of city planning. For example, the United Neighbors in Defense Against 
Displacement (UNIDAD) coalition's organizing effort mobilized community members leading to the 
inclusion of affordable housing and community serving retail in the Grand Metropolitan 
development in South Los Angeles (SAJE, personal communication, 2015). It is a new private
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project approved by the City Council in August 2015 that will create affordable housing and local 
jobs and promote economic development in the area. The effort was undertaken in collaboration 
with a number of community organizations, including SAJE and the Esperanza Community Housing 
Corporation with the Public Counsel legal firm negotiating the terms (SAJE personal 
communication, 2015).

Community Benefit Agreements (CBAs) have also been negotiated for a number of developments in 
and around TODs in the wider South LA by SAJE, Esperanza Community Housing, and other South 
Los Angeles CBOs. Included in CBAs are provisions for labor, community resources, and affordable 
housing benefits for low-income residents. These South Los Angeles CBAs are important examples 
of equitable TOD, although they are outside this study's station areas (Esperanza Community 
Housing, personal communication 2015).

Because developers may not incorporate community input when forming plans for a new project, 
CBOs seek other strategies to ensure that community input is prioritized. These efforts can involve 
community land trusts focused on affordable housing. Education is used as a means of uniting and 
empowering community members to ensure that development provides positive community 
outcomes. In South L.A., SAJE has regularly hosted the People's Planning School, an effort to shape 
policy and planning through grassroots community advocacy (UCLA Comprehensive Project 2015).

CBOs with the requisite resources have purchased and developed land for community use and to 
ensure perpetual housing affordability. TRUST South LA, believes that a CBO must own the land so 
that its community is considered a stakeholder by institutional organizations (personal 
communication, Februaiy 20, 2015). As an interviewee stated, the ability to purchase property 
gives CBOs a greater stake in the neighborhood (TRUST South LA, personal communication, 
February 20, 2015). Community-controlled land allows CBOs to better dictate what they and their 
constituents would like to see developed and allows them to have more control over the 
development process.

Chapter 5 Conclusion

The range of anti-displacement and affordable housing policies is wide. Some policies (like 
inciusionary zoning and condo conversions) have been adopted in many places; others (like rent 
control) in only a few. Bay Area cities generally have more policies on the books than cities in Los 
Angeles County, even though the latter is arguably less affordable.

Some policies show clear results, like those that fund affordable housing projects—you can see and 
count the units once they are built. There appears to be a correlation between cities with 
production policies in place and construction of more affordable housing: preliminary evidence that 
these policies may be working as intended. Others are difficult to track, like inciusionary zoning, or 
show their effectiveness only through counter-factuals (e.g., the amount of condo conversions 
would have been higher without laws on the books).

Stakeholders helped us see that political considerations are essential for understanding why some 
policies get implemented and others do not. They also drew our attention to many loopholes in the 
policies, showing the importance of interrogating the laws “on the ground" as compared to “on the 
books.” For example, condominium conversion ordinances can be limited by loopholes that allow 
developers to escape their rental housing replacement requirements and rent control laws can only
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slightly slow the rising rents, given state law that insists on vacancy decontrol. Given these aspects 
of anti-displacement policy, assessing their effectiveness on a systematic basis is difficult, and an 
important direction for future research.

Regional funding for station area plans, at least in the Bay Area, has included requirements around 
affordable housing, and most plans do include goals around displacement and affordability. In Los 
Angeles, plans may not mention gentrification explicitly, but many include provisions around 
displacement and affordability. However, these plans have limited reach; many cities rely on their 
citywide policies to reach their TOD-specific goals; in the Bay Area, more grant funds have not gone 
to cities with more policies; and evaluation of these plans is very difficult.

Across our six case studies, a unifying feature is the key role community organizing plays in 
winning the passage and implementation of anti-displacement strategies. Besides this, the features 
of the neighborhoods vary considerably.

In San Francisco's Chinatown, neighborhood-level zoning and rental housing policies protected this 
area from the displacement occurring around it. In East Palo Alto, citywide tenant protection and 
affordable housing production policies helped limit displacement, but other features of the 
community—poor schools, lack of amenities, and an image of the neighborhood as unsafe— 
probably played a large role in limiting the amount of gentrification in the neighborhood, and in 
keeping displacement pressures at bay. Would the city’s anti-displacement measures have 
prevented displacement if market conditions had encouraged more gentrification?

In San Jose's Diridon Station area, rent stabilization likely limited dramatic rent increases at nearly 
500 units. Also, pro-market-rate housing production policies, while not explicitly anti-displacement, 
seemed to have allowed the scale of development necessary to accommodate the influx of higher- 
income residents without displacing existing residents.

Meanwhile, the Los Angeles case studies focused more on the role of station area plans in 
addressing displacement. While some of these plans indicate the need and desire from the part of 
the planners for more affordable housing, and offer incentives such as density bonuses to 
developers, it is very early to assess their effectiveness. Similar to the Bay Area, CBOs and non
profits in the Los Angeles area case studies are actively advocating against displacement and for 
more affordable housing and living-wage jobs.

From these case studies, it is dear that anti-displacement policies are important. However, they are 
rarely the whole story, and, instead, features of the neighborhood play an equally important role. 
Advocates need to consider the unique features of their place in deciding which policies to organize 
around.

Even with this plethora of policy options, it is not dear that the policies we have developed today, 
as currently implemented, come anywhere close to addressing the displacement occurring around 
transit, nor to filling the enormous gap in affordable housing. Stronger enforcement of existing 
policies, expansion of policies, and more organizing will be necessary to ensure the stability of low- 
income populations going forward.

Of 14 anti-displacement policies inventoried across the two regions, inciusionary zoning and condo 
conversion ordinances are most popular; rent control and Just-cause policies are rarer. Bay Area 
cities generally have more policies on the books than cities in Los Angeles County. Yet, their 
effectiveness is not well-studied, and it remains unclear whether they can successfully scale up to
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address the dire need for affordable housing in California. At present, many station area plans 
include requirements for the production of affordable housing, and often the reduction of 
displacement as well. However, the level of funding to date has been insufficient to produce 
significant amounts of housing and to stabilize the low-income communities living near transit 
Case studies demonstrate the key role community organizing can play in winning the passage and 
implementation of anti-displacement strategies.
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Conclusion
Fixed-rail transit has a significant impact on the stability of the surrounding neighborhood. In 
transit neighborhoods, housing costs tend to increase, changing the demographic composition of 
the area and resulting in the loss of low-income households. We find that low-income households 
both near and farther away from rail stations have lower VMT than high-income households, but 
that higher-income households either reduce their driving more in response to being near rail, or 
that there is no difference in VMT impacts between income categories when considered at a 
regional level.

Our findings generally confirm earlier research on gentrification and displacement, but extend, 
previous work by explicitly linking transit investment to gentrification and displacement, and 
investigating how income and proximity to transit influence VMT.

Via several different models, we find a significant and positive relationship between transit 
proximity and gentrification, and in some cases the loss of affordable housing or low-income 
households as well. In general, transit proximity has a more significant impact in the core cities of 
the SF Bay Area and Downtown Los Angeles. Yet, the timeframe of impacts is less clear. In some 
cases, it seems to take decades, and in others, much less time. Moreover, other variables—such as 
historic housing stock and changes in affordability—compound the effects of transit 
neighborhoods, sometimes with a more significant effect

Proximity to rail is associated with lower VMT for both lower-income households and higher- 
income households. Given the lack of appropriate data, it is hard to predict how households will 
alter their VMT with displacement, for instance as high-income households replace low-income 
households near transit. In general, our study predicts that displacement induced by gentrification 
will either reduce net regional VMT or have no effect. However, increases of VMT may occur to the 
extent that very-low-income households are displaced by those of moderate income, or if 
gentrification results in a reduction of the population living near rail. More research is needed to 
understand the dynamic impacts that occur as residents adjust their travel behavior in new 
locations.

Since fixed-rail transit impacts neighborhood stability, and public investment subsidizes transit in 
California, it is appropriate for policy makers to take action that will reduce displacement. Yet, there 
is no simple recipe for mitigating displacement. The effectiveness of policy solutions varies by 
context, and it is unclear whether any of the existing approaches are sufficient to address 
displacement in the core neighborhoods where it is most prevalent. More research is needed to 
develop responsive policy tools, as well as to understand better the trade-offs between anti
displacement and VMT reduction goals.

Despite these remaining concerns, it is not too soon to begin incorporating these results into 
existing regional models (PECAS and UrbanSim] to analyze different investment scenarios and 
market conditions. We also recommend that practitioners begin to use our off-model tool to help 
identify the potential risk of displacement.
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Appendices
Appendix A. Summary of Racial Transition and Succession 
Studies

Study Methods ConclusionsUnits of AnalysisAuthors Scale

Ilf and. Martin Nationwide Census tract
(SO largest 
metros)

Middle class black homeowners are 
found to be drivers of gentrification 
in the 19 70s, though this finding 
loses significance in the 1980s.

The authors use census data
jfom 1970 through 1990 to 
rtdentffy "gentrifiable" and« C* „ 1 I

■S'
if*?v~

gentrifying tracts. They then 
model,different levels,of,black,..,

jSSjgjgi#'

The authors use census data 
from 1970.1980.1990, and 
2000 to estimate the existence 
of "tipping points" in 
neighborhood racial 
composition, beyond which 
changes in composition change 
more rapidly.

The authors find evidence of 
neighborhood tipping phenomena, 
with tipping points generally 
occurring when neighborhoods reach 
between 5% and 20% non-white. The 
specific point at which tipping occurs 
depends significantly on a variety of 
metro-level variables, including rates 
of violent crime, past incidences of 
riots, and measured racial animus.

Card et at. (2008) Nationwide Census tract

Looking specifically at neighborhood 
attainment, Charles differentiates 
between "spatial assimilation", 
which holds that different population 
groups integrate spatially in

Charles (2003) Literature
Review

Mostly census 
tract and 
individual 
household

Charies reviews extant 
literature on various aspects of 
residential segregation, 
including the prevalence of 
segregation among different 
population groups, theories and accordance with their SES 
empirics of neighborhood 
attainment, and patterns of 
individual neighborhood

attainment, and "place 
stratification", which holds that 
structural factors maintain patterns 
of spatial segregation, SES 
notwithstanding. While Charles finds 
much disagreement within the 
literature, there appears to be 
greater evidence for "place 
stratification" holding among black 
households.

preference.
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Units of Analysis Study Methods ConclusionsAuthors Scale

Across all years of the study, black
headed households are less likely 
than white-headed households to 
move from poor to non-poor tracts 
and more likely to move from non
poor to poor, after controlling for a 
number of factors. The racial 
discrepancy In both of these 
migration rates declined over time, 
however.

Using Panel Study of Income 
Dynamics longitudinal data 
from 1970 through 1997, the 
authors model the likelihood of 
black and white households 
transitioning between poor and 
non-poor tracts.

Crowder and 
South (2005)

Nationwide Family
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There has been a steady increase in 
Integrated neighborhoods, though a 
majority of non-integrated 
neighborhoods have remained so, 
and a substantial number of 
integrated neighborhoods have 
reverted to non-integrated status. 
Correlates of greater rates of 
integration include location in a 
central city and metropolitan 
growth.

Census data from 1970 through 
2010 is used to classify 
neighborhoods by 
race/ethniclty composition and 
to track the transitions 
between classifications.

Nationwide Census tractEllen, Horn, and 
O'Regan (2012)
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Authors Scale Units of Analysis Study Methods Conclusions

Freeman and 
Rohe (2005}

Nationwide Census tract The authors identify tracts that 
received assisted housing 
(including public housing and 
housing units constructed 
under Section 236, Section 8, or 
the LIHTC program) between 
1980 and 1990. The authors 
then use propensity score 
matching to test whether these 
tracts underwent greater racial 
transition than did comparable 
tracts that did not receive 
assisted housing units.

The authors find little evidence that 
the presence of assisted housing led 
to a greater outflow of white 
residents.

Hipp (2011) Multiple Housing unit
cities for
which
violent
crime data
Is available

The author uses American Hipp finds that disparate levels of in-
Houslng Survey data from 1976 and out-migration by race contribute 
through 1999 to estimate 
probabilities of neighborhood 
out-migration and in-migration 
relative to crime rates.

to different exposures to 
neighborhood crime by race and 
ethnicity. Controlling for a variety of 
individual and neighborhood 
characteristics, white households are
more likely to exit neighborhoods 
with high and rising crime rates, 
while black and Latino households 
are more likely to enter into such 
neighborhoods._______________
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ConclusionsStudy MethodsUnits of AnalysisScaleAuthors

Controlling for class, white 
respondents rate neighborhoods 
with black population and mixed 
population representation and less 
desirable than those with white 
population representation. 
Conversely, black respondents rated 
white neighborhoods as less 
desirable than black neighborhoods, 
but rated black neighborhoods as 
less desirable (though not 
statistically significantly) than mixed 
neighborhoods.

Respondents of different races 
are shown videos of 
neighborhoods that vary by 
class signifiers and racial 
composition. The respondents 
were then asked to rate the 
desirability of the 
neighborhood.

Individual survey 
Chicago and respondent (N = 
Oetroit

Krysan et al. 
(2009)

Metro

~1,500)
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While finding evidence for global 
neighborhoods, the authors also find 
that broad patterns of residential 
settlement are largely maintained 
through the avoidance by whites of 
"all-minority" areas, as well as of the 
out-migration of whites from more 
diverse neighborhoods.

The authors track 
neighborhood race and 
ethnicity compositions from 
1980 through 2000, looking to 
examine the role that "global 
neighborhoods" of high Asian 
and Hispanic residence play in 
Integrating previously white 
neighborhoods.

Logan and Zhang Nationwide Census tract 
(2010)

288



ConclusionsStudy MethodsScale Units of AnalysisAuthors

The authors find that the in
migration of black residents is a 
major driver of greater black-white 
segregation.

The authors specify and run a 
set of simulation models to test 
the increase in neighborhood 
concentration of black 
residents between 1980 and 
1990. The authors compare the 
concentration of black 
residents with and without the 
presence of black in-migration 
to the study metro.___

South Bend, TractOttensmann
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The authors find substantial regional 
variation in the prevalence of 
different transition types. Modeling 
this, they find that racially stable 
neighborhoods are more probable In 
the Northeast and South, transition 
from white to Hispanic less probably 
in the South and transition from 
white to black more probable in the 
south. They also find differences in 
transition probabilities based on 
racial/ethnic composition of metros 
(e.g. more "moderate integration" in 
metros with higher Asian population 
percentages) as well as locational 
characteristics of individual tracts 
(e.g. less integration in central cities).

The authors use a duster 
analysis applied to 
neighborhoods based on their 
patterns of racial change 
between 1990 and 2000. They 
then analyze the distribution of 
these clusters, including 
specifying a model to account 
for the probability of a tract 
falling in a given duster.

Nationwide Census tract
(50 largest
metros)

Reibel and 
Regel son (2011)
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Sampson (2012) Chicago Family Sampson uses longitudinal 

family survey data, as well as 
detailed information on the 
characteristics of 
neighborhoods, to model the 
neighborhood attainment of 
moving families.

A number of neighborhoods and 
household factors beyond mere race, 
income, and proximity are 
significantly predictive of where 
moving families end up. Specifically, 
similarities in perceived 
neighborhood disorder and closeness 
of elite and non-elite social network 
ties between origin and destination 
neighborhoods are associated with 
neighborhood destinations.
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Appendix B. Summary of the Impact of Rail Transit Facilities 
on Residential and Commercial Property Values

Location
(Transit
Facility)

Extent of Property Value 
Impact

Methodology
Used

Major ConclusionsRail ModeAuthors
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Hedonic Price Homes located in census 
Models

Proximity to the line 
(within 400 feet) coincided 
with a 20 per cent 
decrease in value, 
suggesting disamenity 
effects caused by frequent 
freight trains.

Commuter BostonArmstrong
(1995) tracts with rail stations 

had 6.7 per cent higher 
selling prices.

Rail
(MBTA
Fitchburg
line)

; -J

Hedonic Price Properties within a
quarter of a mile from a 
station are found to sell 
for 19% less than 
properties beyond three 
miles from a station.
And houses beyond three 
mites from a station sell on 
average for 4.7% more If 
the nearest station has a 
parking lot.

The positive effect of 
access to stations was 
generally greater than the 
negative effects of crime 
or the positive effects of 
retail, although within a 
quarter-mile radius some 
stations appeared to have 
net neutral or negative 
impacts.

AtlantaBowes and
Ihlanfeidt
(2001}

Rapid Rail 
(MARTA) Models

•\U

Apartments near light rail 
stops were more valuable 
than comparison 
properties.

Hedonic Price Large apartments within a 
Models

Santa Clara 
County

Cervero and Light and 
Duncan (2002) Commuter quarter mile of station 

premiums as high as 45 
percent, while land near 
commuter rail had a

Rail

premium of about 20 per 
cent
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Location
(Transit
Facility)

Methodology Extent of Property Value 
Impact Major ConclusionsRail ModeAuthors Used
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The value of accessibility 
to the station generally 
exceeded the nuisance of 
the line.

Hedonic Price Property premium was 
estimated at about 10.5 
per cent.

Light Rail PortlandChenetal.
(1998) Models

•1 I I 14

At most a 5% higher rate 
of appreciation In real 
estate sales value 
compared to the rest of 
the City of Miami.

Residential values were 
only weakly impacted by 
the announcement of the 
new rail system. Higher 
priced neighborhoods 
have experienced greater 
increases in property 
values near Metrorail 
stations while declining 
ones have not

Pre/Post
Study

Gatzlaff and Heavy Rail 
Smith (1993)

Dade County, 
Florida (Miami 
Metrorail)

J1,)'i: kl I- f'■‘J

M. ^ .ll'j ,|h' | 1 lU-N'-i |’ii 4-| • • [I l

"1l;1J k •ii* i.T".i \-L-■\

k -lk
I IA '■ I

$ri'.r.iii .511,f

4'|l I I'
Single-family homes within This study demonstrates 
Yi - mile of a station sold 
for $5,229 more after 
2004 than homes farther 
from the station. The 
premium for multi-family 
properties was $15,755 
after the line opened.

Pre/Post
Study

Goetz et al. 
(2010)

Light Rail
(Hiawatha
Line)

Minneapolis
that completion of the
Hiawatha Line has 
generated value and 
investment activity in the 
Minneapolis housing 
market.
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Location
(Transit
Facility)

Methodology Extent of Property Value 
Used Major ConclusionsAuthors Rail Mode Impact
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Single-family homes within The study found large 
one-quarter mile of the 
planned loop sold at a IS 
to 30 percent premium 
compared to similar 
properties located more 
than two miles away.

Pre/Post
Study

Light Rail 
(Beltline)

AtlantaImmergluck
(2009) increases in premiums for 

homes near the lower- 
income, southern parts of
the Beltline TIF district 
between 2003 and 2005, 
which corresponded to 
initial media coverage of 
the planning process. The 
findings suggest that 
planning for the Beltline 
Induced substantial 
speculation and 
gentrificatlon.

The study find that plans 
for light rail Investments 
have positive effects on 
land values in proposed 
station areas.

Pre/Post
Study

Vacant parcels within one- 
half mile of the planned 
line sold at a 31 percent 
premium In the two years 
after plans were 
announced. The premiums 
for parcels within one mile 
were 10 percent.

PortlandKnapp et al. 
(2001)

Light Rail
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Location
(Transit
facility)

Methodology Extent of Property Value 
Impact Major ConclusionsRail ModeAuthors Used

Single-family homes near 
transit began selling for 
4.2 percent more than 
homes one mile away in 
the 1980s. The premium 
increased to as much as 
19.4 percent between 
1991 and 1996 before 
correcting to just about 10 
percent in later years.

House prices were being 
effected by proximity to 
the stations in the late 
1980s and early 1990s— 
after the plans for the line 
were well known. The 
difference between the 
increase in the value of 
homes within the sample 
area as compared with 
properties farther away 
from the new transit 
stations was 
approximately $216 
million between 1986 and 
1999.

Pre/Post
Study

McMillan and Rapid Transit Chicago 
McDonald Line 
(2004) (Downtown 

Chicago to 
Midway 
Airport)

-i

h-.i
!

The study affirm that 
transit can be a catalyst for 
neighborhood renewal, 
and that such 
improvements to 
neighborhood accessibility 
could potentially 'price 
out' current residents 
because of rising property 
values.

In 29 of the 42 station 
areas, the median home 
value increased by at least 
20% more than in the 
region as a whole. Station 
area median gross rents 
outpaced the region by a 
similar margin In about 40 
percent of cases.

Pre/Post
Study

Pollack et al. Fixed Rail 
(2010)

42 stations

f
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Appendix C. Summary of Studies on TOD and Gentrification
Location of 

Study
Variables & Methods 

Used
Major ConclusionsTime PeriodAuthors

1970-2000 Property values; 
education level; 
proximity to walk-and- 
ride stations; proximity 
to park-and-ride 
stations; and proximity 
to any transit station 
interacted with the 
median household 
Income.

Kahn (2007) • The regression 
showed mixed results 
across the study 
sample - walk-and-ride 
stations having a 
positive effect on 
housing prices, and 
park-and-ride stations 
effecting housing 
prices negatively.

14 cities

Methods: Three model 
structures for statistical 
analysis. Regression 
analysis to estimate the 
changes in housing 
prices at the four study 
periods: 1970,1980, 
1990 and 2000.

• The results were 
inconclusive, and 
varied depending on 
the type of regression 
models used (OLS or 
IV), ultimately 
demonstrating that 
although gentrification 
did occur near some 
walk-and-ride stations, 
It did not appear near 
park-and-ride transit 
stations.
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Variables & Methodslocation of 
Study

Major ConclusionsTime PeriodAuthors Used

Two income variables 
(high- and low-income 
households); changes in 
race/ethnicity; 
occupation; and 
education.

• Areas around transit in 
Los Angeles County, 
for the most part, 
were more likely to 
gentrify,

• Greater increases in
car-owning residents 
than the surrounding 
counties, and 
experienced resultant 
losses in transit 
ridership._____________

1990-2010Los AngelesDominie
(2012)

Method: Six Regression 
Models
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Appendix D. TOD Impacts in Los Angeles
Here we provide a brief overview of recent studies conducted by UCLA students, as well as 
nonprofit and public agencies related to TOD development and its impacts in Los Angeles 
neighborhoods.

UCLA Student Research

A UCLA study entitled TOD Impacts on Businesses in Four Asian American Neighborhoods focused on 
Chinatown, Thai Town, Little Tokyo, and Koreatown. Overall, this study was the first to examine the 
impact of TODs on small and ethnic businesses, thus expanding the way researchers should 
examine the impacts of government infrastructure investments on neighborhood change. Despite 
data limitations, the available information indicated that many local and Asian businesses did not 
proportionately benefit from development. There was considerable heterogeneity among the four 
communities in terms of impacts. From 2001 to 2011, businesses in Chinatown grew at a much 
lower rate relative to businesses in LA County, and the growth rate of Asian businesses showed a 
more drastic decrease in the TOD study area compared to that of LA County as well [Fang and Le, 
2014]. Koreatown only slightly lags behind Los Angeles County for all business and small business 
growth, thus this neighborhood is still very competitive and has potential for future growth (Cha et 
al. 2014], In Little Tokyo, the data implies that the TOD study area and LA County's overall business 
sectors are dynamic, though the study area saw lower rates of business growth and lower turnover 
(Horn, Toscano, and Yang, 2014], Finally, in Thai Town, the data suggests that while the overall 
business sector and small business subsector in the TOD Study Area are flourishing, Asian 
businesses are growing at a dismal rate (Macedo and Nem, 2014). Thus, the results are consistent 
with community concerns about a relative slowing of growth in small and Asian businesses. The 
study suggests that greater attention by government is needed to maintain the cultural 
characteristics of neighborhood and to support small local and ethnic businesses (Ong, Pech, and 
Ray 2014).

A second UCLA project focused on the analysis of transit-oriented development and fair and 
affordable housing, examining four LA neighborhoods: Boyle Heights, Westwood, the neighborhood 
around Sunset/Vermont, and the neighborhood around USC. All these TOD areas had distinctive 
characteristics. •

• In Boyle Heights, racial/ethnic groups within the TOD Service Area earn far less than their 
respective racial/ethnic group in L.A. County at large. This pattern indicates that economic 
conditions have been a major factor driving the racial/ethnic distribution in the TOD 
Service Area, rather than explicit racial/ethnic discriminatory forces. Boyle Heights and the 
TOD Service Area both have a substantially higher proportion of affordable rental units than 
L.A. County at large. In addition to this, the median income in both areas is far lower than 
the county median. Due to these combined factors, the availability of affordable units 
provides residents with a relatively stable supply of housing, in turn lowering the rent 
burden in the area (Beltran et al., 2011).

* Around USC, there does not appear to be significant discrimination in housing on the basis 
of race or ethnicity, as Hispanic and Black/African American households are 
overrepresented in the USC neighborhood. However, an overrepresentation of African 
American and Hispanic households may be indicative of housing discrimination in other 
parts of the city or region. There is a strong supply of low-rent housing, yet a majority of 
households still pay more than 30 percent of income on housing costs (Lopez et al., 2011).
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• In the Sunset/Vermont station area there was no significantly overrepresented or 
underrepresented racial ethnic group. Trends confirm that the area is actually moving 
towards representations more consistent with Los Angeles County, Sunset/Vermont does 
not appear to have a greater need for affordable housing than the County, as it has 
proportionately twice as many low rent units than the County. However, over 50% of 
renters in this neighborhood face rent burden.

• In Westwood, subtle housing discrimination practices seem to exist. The research found 
that Latinos/Hispanics and Blacks are underrepresented in the neighborhood. And the area 
has an inadequate supply of low-rent housing and a high housing burden among renters. 
Indeed, people who want to live and work here cannot afford to be here without paying 
more than 30% of their income on rent (Alien et al., 2011).

Non-Profit Studies

1, Planning to Stay: A Community Created Master Plan for an Improved Transit Village in 
Westlake. February 2010. Central City Neighborhood Partners.

This study focused on the Metro Red Line in Westlake Village in Los Angeles. This area is a low- 
income, immigrant community, predominantly composed of renters, near downtown Los Angeies, 
The proximity to downtown and good transit access has prompted significant development 
interest, which has caused hardship for many residents because of increasing rents. The report 
mentions the replacement of mom-and-pop businesses by chain and upscale establishments.

The report views resident participation as critical to prevent further displacement and maintain 
affordable housing:

Residents' leadership is especially critical in resolving the conundrum of improving 
the neighborhood without gentrifying it. The solution is likely a combination of 
aggressive affordable housing policy and strategic improvements crafted to improve 
the neighborhood more in the eyes of current residents, than in the view of new 
more affluent residents (2010:11)

The report asks the important question: "Are we planning a transit village, or does it already exist?" 
This area is already very transit-friendly, as it is within walking distance of the Metro, Rapid Bus 
and bus lines, it averages 33,594 residents per square mile, more than 4 times the city average. The 
commercial streets are aligned with neighborhood businesses, services and offices in multi-story 
mixed-use buildings with active street facades. The area already has four times more transit use 
than the City of Los Angies and seven times more than Los Angeles County. Consequently, the goal 
of this study is not to plan a transit village, but rather to improve an existing one. Suggestions 
proposed include: •

• A "Transit Investment Based Inclusionary Housing Zone" that would require 25% or greater 
affordable units in all new construction and major renovations within Vz mile of the Red 
Line station. If challenged in court, the authors of the report believe that this policy would 
be affirmed because the value of station-adjacent property is significantly increased by the 
enormous public investment in the station and line, thus creating a constitutional basis for 
requiring developers to provide affordable housing.

* Density bonus programs that provide an additional incentive to build more affordable units. 
Modeled after the City of West Hollywood's successful ordinance, the policy proposal offers 
progressively more density bonus as the developer provides more affordable housing, all
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the way up to a. 100% bonus for 100% affordable housing.
• Implementation of inclusive policies that ensure housing development rather than decrease 

the stock of affordable housing. It is critical to do this first so that if later steps attract 
developer attention, their new projects will be certain to include ample affordable housing,

• Improvement of the neighborhood landscape starting with enhancements that serve 
current population such as a new DASH route [local shuttles), widened sidewalks, etc.

2. Hollywood: A Comeback Story and Lessons Learned. Beth Steckler and Lisa Payne, February 
24,2012.

The introduction of the Metro Red Line subway and three stations along Hollywood 
Boulevard in the heart of the redevelopment project area has served as a catalyst for 
development. The Community Redevelopment Agency (CRA) adopted a "bookend strategy" 
that at first focused investment around the stations with the assumption that it would then 
be easier to attract development to the rest of the project area.

However, by 2009 the demographics of Hollywood’s residents had changed: they owned more cars, 
composed smaller households, and had higher incomes than the previous area residents. Despite all 
the development, the study outlines that the number of people living in central Hollywood fell by 
about 10 percent, while population in the city grew by about 9 percent. Per capita income rose 34 
percent in Hollywood, but only 2 percent citywide. And there was an increase in car ownership 
despite the easy availability of high-quality transit: The area witnessed a 32 percent decrease in 
car-free households, while households with one car increased by 15 percent. This information has 
implications for ridership on the transit system. All the numbers suggest that, despite the city's 
extraordinary efforts to keep housing affordable, Hollywood is gentrifying.

Focusing on the case study of the Hollywood area, the report suggests the following 11 
recommendations for TODs around metro stations in Los Angeles:

• Be bold in addressing big problems
• Get city agencies working together with the community
• Engage communities of interest to help address problems 
« Tackle crime and problem properties
• Deliver on the promise of good jobs for the community
• Capture some of the increased property value
• Devise strategies for making streets and sidewalks clean
• Minimize displacement
• Seize opportunities for moving mission forward
• Get the parking right
• Advocate for local, regional, statewide, and federal policies.

3. Creating Successful Transit-Oriented Districts in Los Angeles: A Citywide Toolkit for 
Achieving Regional Goals. February 2010. Center for Transit-Oriented Development.

The Center for Transit-Oriented Development (CTOD) set out to determine why good TOD is or is 
not occurring around stations, and to strategize about ways that station area performance could be 
improved, CTOD examined the current success of transit-oriented districts through a data-driven 
analysis and a discussion with focus groups from five transit corridors in the city. They created a 
variety of tools measuring current performance including a station typology, station area profiles, 
and a set of regional screen maps that analyze demographic and economic conditions throughout 
the City.
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The CTOD also conducted a case study analysis of five corridors that have clusters of stations, 
including: the Gold Line from Little Tokyo to Indiana; the Red Line from Vermont/Wilshire to 
Vermont/Sunset; the Orange Line from Sepulveda to Warner Center; the Expo Line from USC to 
Crenshaw; and a key portion of the proposed downtown streetcar alignment CTOD invited 
stakeholders from these corridors to talk about the opportunities and challenges of TODs, 
Participants Included staff from several city departments and various agencies including CRA-LA, 
the Planning Department, and LA Metro, as well as community members and organizations, 
institutional property owners and major employers, and planners, developers, and activists.

This report emphasizes that transit investment and transit-oriented districts are keys to enhancing 
affordable living, A 2009 study by the American Public Transportation Association found that 
households that used transit saved an average of $10,000 in Los Angeles (2010: 4], Additionally, 
there is growing support for TOD from business interests. The authors emphasize that achieving 
TOD success requires the involvement of many public and private organizations.

According to the report, the demand for transit-oriented living in the Los Angeles region is strong 
and growing; nearly two-thirds of this demand is likely to come from households earning less than 
the city’s median income (2010: 7}. Already, transit serves many of the city’s existing lower-income 
neighborhoods, offering residents regional access but increasing their vulnerability to displacement 
over time. (2010: 8). Furthermore, 22.4 percent of jobs in Los Angeles County are connected to 
transit (2010: 8).

The report stresses that since contracts on over 20,000 units of affordable housing will expire by 
2014, housing preservation will be a key component of station area planning. Another means of 
protecting affordability is to proactively implement development plans for small parcel sizes near 
some transit stations. The chart below identifies different TOD strategies that relate to several 
topics (for example, Housing Affordability and Economic Development) that came about as a result 
of this project.

4. Preservation in Transit-Oriented Districts: A Study on the Need, Priorities, and Tools in 
Protecting Assisted and Unassisted Housing in the City of Los Angeles. May 2012. Prepared for 
the Los Angeles Housing Department. Prepared by: Reconnecting America.

For this study, four existing transit-oriented districts were selected as areas of focus for 
preservation activities over five years. The areas were chosen based on several factors;

* Median Household Income
• Percent of Renter-Occupied Households
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• Potential Change in Market Strength Resulting from:
o Proximity to Major Job Centers 
o Areas with Lower Transportation Costs 
o Rising Property Values
o Transit Access to Downtown Los Angeles and Westwood Resulting from Measure R 

Investments
o Historic Neighborhood Character (age of buildings)

* Vulnerability of Housing Stock:
o Concentration of Income-Restricted, At-Risk Units
o Concentration of Larger Buildings Subject to the Rent Stabilization Ordinance 
o Concentration of Smaller Buildings Subject to the Rent Stabilization Ordinance

The station area dusters chosen were along the Red Line, Purple Line, Venice Blvd. Central L.A 
Rapid Bus corridor (North of 1-10), and Expo Line. The areas chosen exhibited a high confluence of 
vulnerability factors.

The study suggests that if transit investments manage to reduce congestion to major transit- 
oriented job centers like Downtown Los Angeles or Westwood, then workers in these places must 
be able to reach them by transit Thus, the report proposes a comprehensive TOD strategy that 
might include the following:

• Affordable housing preservation;
• Coordinated land use regulations that leverage new transit-oriented development (both 

market rate and affordable);
• Provision of other amenities such as parks, quality schools, fresh food, etc.;
• Making last mile connections and investing in supportive pedestrian, bicycle, parking 

improvements and land use planning efforts; and
• Coordinated workforce and economic development strategy that considers both business 

attraction and job training near transit.
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Appendix E. Summary of Simulation Models of Gentrification
Model

Structure1
Model
Setting FindingsMechanismsAuthors

pi .in exploratory analysis, 
Joptcomos are shown for a

........................
spatial instantiation of '!'<= "rent gap" | 
theory of gentrification. Facli iteration 
of the model consists ot spatially linked ; | 
properties (the "celts' ot the model) 
passing among states of "not for sale,"
"for sale," "seeking tenants," and 
"rented." The rent gap is 
operationalized as the amount by which ' f!| 
the "condition" value of a given 
property is less than the aveiagc 
condition of spatially linked properties.
This gap helps determine the

idfhmammaertUM w.

POO?) automata
stud-

v;
,gj

■J1jew SJH

ivm

sale prim, rent price and.: v 
."neighborhoodstatus," • ..sXKmBi 
The interactive units in this model are 
of three types: spatially fixed markets 
and properties, and spatially mobile 
residents. Residents choose among 
markets (large aggregations of 
properties) and then choose among 
nested properties. The decision 
whether or not to move, and 
subsequently where to move, is based 
on the preferences and economic 
statuses of residents, as well as of 
properties of both broader markets and 
individual properties. Real estate prices 
are subsequently adjusted based on 
location-specific vacancy rates.

______ iiS
The authors track five primary market-Cellular 

automata 
and agent- 
based hybrid

Salt LakeTorrens and 
Nara (2007) level outcomes In their model: totalCity

household population, average 
property values, the average 
economic status of residents, 
residential turnover, and resident 
ethnic profile. These outcomes are 
presented for four different model 
runs: a status quo scenario; a demand- 
based gentrification scenario, in which 
additional high-income households 
are exogenously input to the model; a 
supply-based gentrification scenario, 
in which additional high-value 
properties are exogenously input; and 
a scenario combining demand and 
supply gentrifying pressures. The 
model, specified in an exploratory 
way, is able to produce varying 
gentrification dynamics under these 
different scenarios.

1 Mode structure is split into three broad types. "Cellular automata" models consist of spatially fixed units. The 
characteristics of these units (or automata) evolve according to the attributes of other, neighboring automata. The 
potential states of the automata, their updating rules, and their geometries of influence are all potentially 
complex. "Agent-based" models, on the other hand, consist of spatially mobile agents situated within a fixed or 
evolving environment. The agents move according to decision procedures that can be based on both 
characteristics of the environment and of other agents. Characteristics of agents themselves may be static or may 
change over time, and their movement may alter relevant aspects of the environment. Finally, hybrid models 
contain elements of both cellular automata and agent-based models. These models contain spatially mobile 
agents, but they also contain spatially fixed cells that evolve according to the actions of mobile agents, as well as in 
response to the characteristics of other spatially fixed cells.
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Model
Structure1

Model
Setting Mechanisms FindingsAuthors

hi

hi

I

The work presented by the authors is 
meant only to lay out the foundation 
for a gentrification simulation. Thus, 
the authors have no concrete results. 
They do, however, explicitly describe 
the process by which model results 
are to be compared with empirical 
observations to validate the model's 
structure, behavior, and policy 
implications.

Abstract The authors posit a model that 
incorporates both a real estate market 
that governs the price of simulated 
plots of land, as well as a preference 
mechanism the governs the location 
decisions of residential agents. While 
the specifics of both of these 
mechanisms are left vague, the authors 
specify that residential agents are to be 
heterogeneous with respect to both 
income and race, and that these two 
dimensions of "socioeconomic status" 
are to drive the gentrifying dynamics.

Eckerd and 
Reames 
(2012)

Cellular 
automata 
and agent- 
based hybrid

grid
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Appendix F: Census Tract Datasets
Two census tract-based time series were developed with data on housing and demographic 
characteristics of non-transit and transit neighborhoods (areas within a half-mile radius of a fixed- 
rail transit station). As discussed below, we intended to use the Neighborhood Change Database 
(2010) to reconcile tract boundaries from 1980 to 2010; however, significant errors were found, 
and we instead went with the Brown Longitudinal Tract Database. Below we discuss some of the 
methods used and challenges faced when processing the datasets for the two regions.

While the team's original plan was to use Geolytics Neighborhood Change Database (2010) (NCDB) 
for this task, a major problem was encountered with the reported population counts in the NCDB. 
The problem that the team noticed from the onset is that Geolytics data revealed dramatic 
population changes for a number of census tracts in Los Angeles County and in the Bay Area that 
appeared to be anomalous. Populations were allocated to census tracts that generally do not have 
population or very few people. Table F.l lists the tracts where the team spotted errors in the 
misallocation for Los Angeles. These were mainly the 9800 and 9990 tracts. The Bureau of Census 
provides the following definition for the tracts with code range in 9800s and 9900s:

The code range in the 9800s is new for 2010 and is used to specifically identify special land- 
use census tracts; that is, census tracts defined to encompass a large area with little or no 
residential population with special characteristics, such as large parks or employment areas. 
The range of census tracts in the 9900s represents census tracts delineated specifically to 
cover large bodies of water. This is different from Census 2000 when water-only census 
tracts were assigned codes of all zeroes (000000); 000000 is no longer used as a census tract 
code for the 2010 Census (https://www.census.gov/geo/reference/gtc/gtc cthtml).

Because of some of the inaccuracies in the NTDB, the team decided to use Brown University's 
Longitudinal Tract Data Base (LTDB) and its crosswalks to reconcile the changes in tract 
boundaries from earlier time period. The Longitudinal Tract Data Base provides a crosswalk that 
allows one to normalize census tract data from previous years (1970-2000) to 2010 census tract 
boundaries to maximize comparability across the study period. In addition, the LTDB also includes 
both a selection of short- (Full Count) and long-form (Sample Count) variables from the 1970-2000 
Censuses that are already normalized to 2010 boundaries. For any additional variables not 
provided by the LTDB, we downloaded the original raw data (through FactFinder2 or Social 
Explorer) and used LTDB's crosswalk normalize to 2010 boundaries. The census tract data in the 
database were obtained from five sources: the Longitudinal Tract Data Base, the 1990 U.S. 
Decennial Census, the 2000 U.S. Decennial Census, the 2010 U.S. Decennial Census, and the 2009
2013 American Community Survey (ACS).
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Table F.l: Total Population Counts

Decennial
Census

Geolytics

20101990 2000Census Tract 1980

1,879
3,195

6037980001
6037980002
6037980003
6037980004
6037980005
6037980006
6037980007
6037980008
6037980009
6037980010
6037980013
6037980014
6037980015
6037930018
6037980019
6037980020
6037980021
6037930022
6037930023
5037930024
6037980025
6037980026
6037980G28
6037980030
6037980031
6037930033
5037990100
6037990200
6037990300

1,308
2,695

1,702
3,251

0
0

668 2619 805
616 169365 637

3,327 3,434 3,490 0
277 343 112 0
904 794 01,221

2,489
9,035
4,831

2,723
8,875
4,634

1,746
8,659
4,453

145
14

164
16 5912 13

3,494
4,858

4,097
5,956

3,957
5,191

239
554

70 91 189
7,667
2,393
5,273
3,642
2,315
5,151
2,639
4,019
2,380

7,801
2,072
3,366
3,815
1,753
5,167
2,614
3,957
2,029

8,128
2,372
6,025
3,622
2,592
5,253
2,837
5,214
2,198

173
0

33
4

186
0

20
4

2 2 02
1,2627,719 9,220

4,704
7,850

81,046
33,523

8,894
138 24 61

7,]41
81,334
28,450

8,698
78,104
30,442

0
0
0

While we did our best to include variables that are consistent across all three time periods, we did 
encounter some inconsistencies in some key variables. One example is the data on mobility. For our 
analysis on neighborhood mobility, we relied on the 2009-13 ACS data on "Geographical Mobility 
by Selected Characteristics in the United States” to examine the demographic characteristics and 
socioeconomic status of those moving into TOD areas. The information is available for persons who 
moved within one year. Unfortunately, there are no comparable datasets in the 1990 and 2000 
Decennial Censuses. What is available from the two Censuses is a table on "Year Householder 
Moved into Unit". The universe, which is the householder, is different from the ACS mobility table, 
which reports estimates for persons. Another difference between the two tables is the reported 
mobility period. The ACS table provides estimates for those who moved within the last year, while 
the 1990 and 2000 dataset on "Year Householder Moved into Unit” reports estimates for those who 
moved within a year and three months. Additionally, the "Year Householder Moved into Unit" 
variable does not provide in details key characteristics of the mover that are important to this 
research. This includes information on the mover’s income, race, and education attainment level. 
The ACS 1-year mobility data provides this information.

Another major problem that we encountered was the household income brackets that were not 
inflation adjusted across data sets, thus creating "artificial'' shifts in distribution by income. We 
were able to partially address this by using Social Explorer, which allowed us to adjust the income 
brackets for inflation, but we do not know the reasonableness of their estimated reallocation.

The team observed inaccuracies with the Geolytics NCDB data in the Bay Area similar to those in 
Los Angeles County. For certain tracts, especially those near water bodies, significant discrepancies
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existed for population counts in the NCDB. For instance, in a census tract in the northern county of 
Marin that underwent changing tract boundaries between 2000 and 2010, the Geolytics database 
indicated a population spike from 281 in 2000 to 7809 in 2010 [Figure F.l]. Through our 
interviews and contact with our partner CBO, we learned that few if any new units were added to 
the area during that decade, and barring the building of an entirely new community, a population 
growth of 2679% in an existing community seemed unbelievable.

After contacting Geolytics in search of an explanation or data fix and receiving little of either, we 
sought an alternative source of data in Brown University's Longitudinal Tract Database [LTDB]. 
Despite using seemingly similar methods, LTDB showed a gradual population growth from 1980. 
We therefore contacted Brown University to better understand the source of this difference, and 
they suggested that Geolytics used a less robust methodology, involving analysis of the street grid 
among other, less transparent methods. Although the LTDB appeared more robust for this single 
tract, we began to question the reliability of either dataset. Following UCLA's methodology [Ong et 
al. 2014], we prepared a third dataset using block data from 1990 and 2000 and assigning it to 
2010 tract boundaries - a methodology similar to those used by both Brown University and 
Geolytics.

j 9000

8000
/

7000 /

6000 /
/

5000 /

4000
/

Brofun f SH; booo
■CCS Clock ftearsah/sis 

Seoiytits NCDB2000

1000

O
20001990 20101980

Figure F.l: Differences between Geolytics NCDB, Brown LTDB, and census block analysis for
census Tract 1122.01, Marin County

When we compare the results from our analysis of block level population data, we find that Brown 
University's LTDB aligns well with our results for 2000, but not for 1990. In contrast, Geolytic's 
NCDB aligns better than Brown in 1990, but significantly worse in 2000 [Table F.2]. As much of our 
analysis focuses on change since 2000, we chose to utilize the Brown LTDB dataset for the purposes 
of this research.
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Table F.2: Correlation coefficients between Geolytics NCDB, Brown LTDB, and census block 
______________ analysis for Bay Area tracts______________

1990 Census 
Block Analysis

2000 Census 
Block Analysis

0.6961990 Brown LTDB

1990 Geolytics NCDB 0.826

0.9932000 Brown LTDB

0.5992000 Geolytics NCDB

307



Appendix G: Parcel-Level Datasets
In an attempt to build a finer grain understanding of neighborhood change in the Bay Area and Los 
Angeles County, we set out to acquire datasets available at the parcel, rather than census tract, 
level. This involved purchasing Assessor and transaction data from Dataquick as well as acquiring 
data on subsidized housing from the U.S. Department of Housing and Urban Development [HUD) 
and the California Department of Housing and Community Development [HCD], and other data 
where available. One of the biggest limitations of this task was the uneven collection of data at the 
municipality level. Thus, while some cities have an abundance of fine-grain data [e.g., San 
Francisco), others collect very little or data is only available at the citywide level. Although this task 
originally envisioned acquiring housing discrimination complaints from the California Department 
of Fair Employment and Housing and with HUD, such data available to the public are only reported 
at the aggregated level (county or state), and the frequency is very low, limiting usefulness for this 
study. In addition to the assessor and subsidized housing data, we sought to acquire permits data, 
code violation data, and condo-conversion data to develop proxies for different types of 
displacement, as summarized in Table G.l, included in our original scope of work. Unfortunately, 
much of this data [especially permit and evictions data) was not actually available at the parcel 
level for our areas of analysis. The below sections detail the kind of data we were able to acquire, 
specifically paying attention to the assessor and transaction data.

________________ _________  Table G.3: Types of Displacement__________ ________________
Code
violation

Rent-Own
conversion

Condo
conversion

Permit Permit Subsidize 
d housing

EvictionSale Permits-
New

Displaceme 
ntType s- s- ss Rehab Demo s ss

NANAXEconomic x
NANAPhysical NAX x XX

NANA NAExclusionary X xx
NA = Indicates what is not available

G.l Parcel Database for Los Angeles

The UCLA research team made several adjustments to Task 2H due to the unavailability of datasets 
in Los Angeles County, Numerous requests were made to obtain city data on building permits, 
demolitions, and code violations but the team was unsuccessful in acquiring these datasets. The 
fragmentation of Los Angeles County, which consists of a total of 89 different jurisdictions, made it 
difficult for the research team to track down all of the datasets.

Instead, the UCLA team had to rely on existing parcel datasets, which the team already has access to 
from other research projects. The UCLA team had access to a rich set of parcel data which goes as 
far back as 1999 and up to 2013. The parcel data was purchased from the Los Angeles County 
Assessor's office, which records data on parcel and structure characteristics as well as transaction 
information, including sale price and date of sale. Only the 2000, 2007 and 2013 parcel data were 
used for this project. Although not perfect, the Los Angeles County Assessor's parcel data was 
sufficiently complete to enable the team to leverage it in order to estimate the number of new 
construction projects, condo conversions, and properties that have gone through major 
renovations. Property sales data were derived from DataQuick (see description in Bay Area section 
below).
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List of Substitutions
Permits-New r* Newly constructed building imputed from LA County Assessor dataset 
Permits-Rehab Major renovations for single-family homes imputed from LA County Assessor 
dataset

Major Renovation/Improved Units

Our analysis of major renovations only looks at single-owner properties that were renovated 
between 2007 and 2012, The recording year was used as a proxy for the year the property was 
sold. We limit our sample to include properties that were sold in 2007 but remained with the same 
owner during the six-year period (2007-2012). To determine if the property was renovated, we 
looked at the changes in the property's improvement value between these two years. California's 
Prop 13 caps property taxes at 1% of the assessed value of a home at the time of purchase and 
prevents taxes from increasing more than 2% a year or more than the rate of inflation, whichever is 
less, unless there is a sale or major renovation. Anything beyond this would indicate some real 
improvement or renovation to the property.

For this study, a home is said to have been improved or experienced major renovation if it met the 
following criteria:

1. The percentage change in improvement value is greater than 10,7% (this is the rate of 
inflation between 2007 and 2012}

2. The amount in real dollar improvement is greater than or equal to $5,000 (improved value 
in 2012 less improved value in 2007 times 1.107)

We aggregated all properties that were identified as being improved or that experienced major 
renovation, up to the census tract level.

New Construction of Residential Units

The 2013 County Assessor Parcel data was used to estimate the number of new residential units. 
Parcels with the first character of the use code either zero or with use code ranging from 01 to 09 
are classified as residential properties. Table G.2 provides a breakdown of the types of residential 
property and their use codes.

Table G.4: County Assessor Use Codes and Corresponding Residential Property Types
Use Code Description

single-family residence (one unit)01
02 two units

three units03
four unitsoi-

os five or more units
modular home06
mobile home07
rooming house08
mobile home park09

Using the “Year Built” variable, we define units that were constructed between 2005 and 2013 as 
“new". Since the parcel data does not include a “number of total units” variable for multi-family 
properties, we had to estimate the number of units for each parcel classified as "Five or More 
Units”. We did this by dividing the property’s square footage by 900, The 900 square feet is the
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average size for a multi-family unit in Los Angeles County. Table G.3 gives an example of our 
calculation. We aggregated all "new residential units" up to the tract level.

Table G.5: Estimating the Number of Units for Parcels Classified as 5 Units or More
Use Code Yr. Built TractlO BG10 SQ.FT Est. Units 

265510 1
AIN

2005 77,329 85XXXXXXXXXX 0501

Estimated # of Units = Building sq. ft / 900 
77,329/900 = 85 units

Condo Conversion

Our analysis of condo conversions identified apartment units that were converted to condos 
between 2003 and 2013. Since the parcel data does not contain a variable denoting when the 
property was converted, we had to estimate this by merging together the 2003 and 2013 parcel 
datasets using the property's Assessor Identification Number (AIN]. Only parcels with the use code 
10E (condo conversion) were kept in the dataset, [f a parcel existed in 2013 hut not in 2003 then 
we can assume that the conversion occurred between 2000 and 2013. If the parcel existed in both 
the 2000 and 2013 datasets then it is most likely that the conversion took place before the 2003 
period. When a unit is converted from apartment to condo, it is given a new AIN. Prior to the 
conversion, the unit would not have had its own AIN, but instead the whole apartment structure 
itself would have had one unique AIN for the property.
Table G.4 provides a simple cross-tab between the 2007 and 2013 parcels. There were 47,919 
parcels that were identified as condo conversion in 2007 and 52,890 in 2013. A total of 47,115 
existed in both 2007 and 2013 parcel datasets which would indicate that the conversion took place 
prior to 2007. It is estimated that 4,971 units were converted between 2007 and 2013 (AIN 
contained in 2013 but not in 2007). The number of condo-converted units were aggregated up to 
the tract level.

Table G,6: Simple Cross-Tab of 2007 and 2013 Condo Conversion Data
Totalfn_2013

0 (No) 1 (Yes)In 2007

4,971

47,919
0 (No)

1 (Yes)

0 4,971 

804 47,115

G.2 Parcel Database for the Bay Area

No consistent parcel level data was available for all Bay Area counties; therefore, the UC Berkeley 
team relied on the parcel data purchased from Dataquick for the construction of the database. A 
significant amount of data processing and cleaning was necessary to extract relevant indicators 
from this dataset. Data was purchased for current assessor data (equivalent to 2013), historical 
assessor data, which dates back to 2004, as well as transaction data, which dates back to 1988. 
From these datasets we intended to extract data on the frequency of sales and sales price of 
residential properties, land use changes including condominium conversions, new construction, 
and major renovations. Of this list, we were only able to extract the first two datasets, as the 
remaining indicators proved to be unreliable.
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Transaction Data

After following the data cleaning procedures described in the Appendix to remove duplicates, 
outliers, non-monetary transactions, public agency sales (which could distort the calculation of 
sales values) among other cleaning procedures, we calculated residential sales price per square foot 
and then estimated the median sales price (and number of sales) per census tract. This data allows 
us to better understand the turnover and value appreciation by neighborhood.

Land Use Changes

For land use changes, we looked at the change in land use codes for each property between 2004 
and 2013. The major limitation of this was that we were only able to match properties that did not 
change parcel numbers; this is a limitation because it is very common for parcel numbers to change, 
especially if any subdivision or parcel assembly has happened. In addition, Dataquick could not 
provide us with an algorithm for the changes in assessor numbers to match between years, as they 
argued that each County uses its own numbering system, which can change over time. Thus the 
land use change (including condominium conversions) was determined to be significantly 
underestimated from this technique. As an example, Table G.5 displays the counts of the total 
conversions between 2006 and 2011 (the last year for which we had reliable land use data). As a 
point of reference, there are approximately 2,206,509 parcels in the nine-county Bay Area. If this 
method of comparison were correct, land use changes would have only occurred on less than 2,5% 
of all parcels over a five-year period, which seems a bit low. Furthermore, when aggregating at the 
tract level for the purposes of modeling, these land use changes become virtually insignificant.

Table G.7; Land Use Changes between 2004 and 2013 

Agricultural Commercial Industrial Residential Miscellaneous Vacant
To

From
Agricultural
Commercial
Industrial
Residential
Miscellaneous
Vacant

125689 38371 37X
568 12,504

1,117
408 6012 X
154567 X 31036

2,851
1,248

335 1,175
6,279

X78 641
214 1,839

21,298
X282
565105 237 X734-

Similar results were found for condo conversions: according to this method only 6,143 parcels 
converted from other types of residential uses to condominiums. Based on the layouts of the 
current assessor data, we know that each condominium has a unique Assessor Parcel Number 
(APN), thus it is highly unlikely that this method of matching parcel numbers will give us an 
accurate portrayal of the total number of condominium conversions in the Bay Area.

New Construction

One method for calculating new construction from the parcel data is to use the field for "Year Built” 
by building and the number of residential units on site. However, the units in many cases are 
counted many times, especially in buildings of condominiums where each condominium has a 
unique parcel number. Thus when summed, for instance in a condo building of 20 units, the total 
would equal 400 units because total number of units is replicated each time. Number of units 
appears to be inaccurate even for non-condo buildings. For instance, in San Francisco, according to 
the Dataquick Assessor tables, there were 2,298 units developed over the period 2007-2013;
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however, the City claims to have permitted 3,697 units, 1,606 were reported as having been built 
during that same time period in their Housing Element Annual Reports to HCD. When comparing 
data for San Francisco, where we have access to additional assessor data and land use data, the 
Dataquick assessor data claims that only 2,156 units were built during the 2007-2013-time period, 
whereas it appears that they permitted 16,826 units, and when we looked at assessor data that San 
Francisco Planning department cleaned, it appears that 7,545 residential units were developed 
during that time period. Because of these large discrepancies, we decided to abandon Dataquick as 
a source of data for new construction and instead rely on census data to estimate new units.

Major Renovations

Similar to the analysis described for the Los Angeles Region, the UC Berkeley team set out to 
analyze land-to-improvement values as a proxy for major renovations. Upon calculating and 
mapping these ratios for the Bay Area, however, it appeared that several counties applied a 
constant ratio for calculating improvement values. As illustrated in Error! Reference source not 
found., virtually all of Alameda, Solano, and Sonoma counties have the same median improvement- 
to-land value for 2013 when estimated at the tract level. This led us to assume that the 
improvement value was not worth 1 tiding in the analysis at the regional level.
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Analysis by Sam Maurer, Oct 3,2014

Figure G.l: Improvement to Land Value Ratio for 2013 in the Bay Area
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Affordable Housing

We were able to obtain a detailed dataset on subsidized housing from the non-profit California 
Housing Partnership Corporation. This data was primarily derived from the U.S. Department of 
Housing and Urban Development Low-Income Housing Tax Credits [HUD LIHTC) datasets, but also 
contains buildings developed with other federal funding sources as well. This dataset allows us to 
calculate the number of subsidized housing units constructed by year and location, although it does 
exclude any units developed exclusively with funding (e.g., local redevelopment agency projects).

Parcel Data for San Francisco

Given the limited availability of parcel-level data at the regional scale, we sought to obtain more 
detailed data for the one county in the Bay Area that collects and makes public very detailed 
datasets: San Francisco County. For this county we were able to obtain the following datasets at the 
parcel/address level:

Fault and no-fault evictions since 1997
Below Market Rate units built under the City's Inclusionary Housing program since 1992 
Housing permits for condominium conversions and for renovations since 1990 
New housing construction from the local assessor/land use tables since 1990 
Housing code violations since 2008

1.
2.

3.
4.
5.

313



Appendix H. Data cleaning Protocol for DataQuick Assessor 
and Transaction Data

PART 1 - GENERAL FILTERS

Final criteria (SQL syntax)Analysisissue

mm_fips___muni_code IN 
(1,13,41,55,75,81,85,95,97)

Remove transactions from 
outside the 9-county San 
Francisco Bay Area

1.

(s.sr_date__transfer/10000) >= 1988Remove transactions from 
prior to 1988 since the 
dataset is supposed to 
only go back_to 1988 safes_

2.

Remove non-residential 3. SUBSTRING(a.use__code_std FROM 1 
FOR 1)= 'R'

• These represent less than 10% of state-wide 
transactions provided by Dataquick, and only 
2.2% after applying the other data filters

transactions

PART 2 - LINKING TRANSACTIONS TO ASSESSOR DATA

Final criteria (SQL syntax)AnalysisIssue

Basic identifiers have to 
be present in order for us 
to link transactions to 
census tracts

Census tracts are listed in the assessor table 
but not in the transactions table, so we 
match transactions to assessor records using 
the property id
8% of transactions have a missing or 0 
property id, and 0.3% of current assessor 
records are missing a census tract 
These transactions will disappear 
automatically from the final statistics, but it's 
probably best to explicitly remove them so 
they don't affect bow we're judging the 
other data cleaning filters 
There don't seem to be any zero values for 
the census tract

sr_property_id IS NOT null 
sr.„propertyJd > 0 
sa_census tract != "

1.
2.

3.

(varying syntax due to integer vs. 
character data fields)

Historical assessor data is 
sporadically incomplete, 
so it's probably best to 
pull square footage and 
use codes from the 
current assessor table, 
even though they could 
have changed or the 
property may no longer 
exist

sales.sr_propertyJd = 
assessor.sa jropertyjd

Historical assessor data is missing for several 
entire counties in 2011 and 2012 
in general, the historical tables are also less 
complete than the current assessor table 
When we match transactions to the next- 
year assessor tables, 1%-I0%are missing, 
but when we match them to the current 
table, only < 1% are missing

1.

for matching the square footage and 
use codes

1. sa_sqft iS NOT null
2. sa_sqft > 0
3. use_code„std != "

Square footage and use 
codes have to be present 
in order to calculate final 
statistics

• After implementing the primary filters (arms- 
iength, positive transfer value, property 
match in the assessor table), 3.5% of the Bay 
Area transactions have missing or zero 
square footage and < 1% are missing a use 
code

• We'll proactively remove these from the 
"clean" data tables
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PART 3 - PROPERTIES OF INDIVIDUAL TRANSACTIONS

Final criteria (SQL syntax)AnalysisIssue

sr _armsjength_flag = 'V 
sr.„vaLtransfer IS NOT null 
sr_val_transfer > 0

Dataqulck's arms-length 
flag may not be accurate, 
because it includes 
transactions with a 
transfer value of 0 and 
excludes some with a 
transfer value > 0

Cross-tabulation of transfer value and arms- 
length flag:
(A) 38% - value > 0 and arms-length
(B) 48% - value = 0 and non-arms-length
(C) 12% - value > 0 and non-arms-length
(D) 2% - value = 0 and arms-length 
Group D in particular calls Dataquick's 
methodology into question, but examples 
from Group C look ok (sales to trusts and 
other things we should be filtering out)
All in all, it seems best to remove 
transactions Dataquick classifies as non- 
arms-length rather than trying to catch all of 
them using other filters
We have to remove transactions with 
missing or 0 transfer values anyway, in order 
to calculate meaningful price statistics

1,
2.

3.

sr_tranj:ype = 'R'
OR sr_tran_type = 'S'

Only include resale and 
subdivision transaction 
types

1,For transactions with value > 0: 
89% = R (resale)
10% = S (subdivision)
0.5% = C (construction)
0,5% = T (timeshare) 
none refinance, none missing

1. NONEPossibly should filter by 
transaction document 
type

• For transactions with value > 0:
46% = G (grant deed)
6% = U (trustees deed)
1% = Q (quitclaim) 
negligible H, W, T 
47% missing

• Too many missing values to use this field

1. NONEOnly include transactions 
representing full sale 
amount

* For transactions with value > 0:
79% = F (full)
3% = P (partial, excluding iiens etc.)
4% other (C, U)
14% missing (data dictionary indicates 
missing = assumed full)

• Overall, the data in this field doesn't seem 
reliable enough to use

1. sr_buyer NOT I LIKE '% trust%'
2. sr seller NOT ILIKE'%trust%'

Remove trust transactions 
that Dataquick 
misclassified as arms- 
length

» Pulled a sample of matching records and the 
filter works as expected *

(case-insensitive pattern matching 
where % matches any string of zero or 
more characters) ____

1. As above, with "county," "city,' 
"agency," "redevelopment"

* Filter works as expected, with > 90% of the 
matches being public agencies

* The false positives are entities with names
like "First National Bank Daly City," but there 
doesn't seem be to any easy way to improve 
the pattern matching____________________

Remove public agency 
transactions because 
they're often not at 
market prices
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PART 4 - SETS OF RELATED TRANSACTIONS

Final criteria {SQL syntax)AnalysisIssue
After applying all the prior filters, group 
remaining transactions by 
sr_property_Jd and sr_date_tran$fer 
Remove all these transactions

After applying all the prior filters, these 
duplicates represent about 1,0% of the 
remaining transactions (0.6% same price, 
0.4% differing prices)
The same-price duplicates are mostly 
transactions involving intermediaries, and 
the differing-price duplicates are mostly 
multi-part transactions, but the patterns 
aren't consistent enough for us to get 
reliable prices from these records

1.Sets of transactions 
involving the same 
property id on the same 
day often represent 
different parts of a single 
sale (refinance, multiple 
loans, trust tra nsactions, 
one to many owners or 
vice versa, etc.)

2.

After applying ali the prior filters, group 
remaining residential transactions by 
mm_fips_muni__code, sr_doc_nbr_fmt, 
and sr_date_transfer 
If the dollar amounts match, only keep 
one of the transactions, and calculate 
price per square foot as transaction 
price / total square footage 
if the dollar amounts differ, calculate 
the price per square foot normally

Sets of residential 
transactions on a single 
day with the same 
document number but 
differing property id's 
represent subdivision or 
condo building sales, 
which often have 
incorrect price or square 
footage data

1.After applying all the prior filters, these 
duplicates represent about 1.2% of the 
remaining transactions 
(We have to group transactions by county 
here because document numbers can repeat 
across jurisdictions)
Dataquick reps informed us that for 
residential condo and subdivision 
transactions involving multiple property id’s, 
they record the total transaction price 
separately for each unit 
This looks correct based on the data, but it’s 
hard to be certain

2.

3.

PART5-PRICE OUTLIERS

Final criteria (SQL syntax)Analysisissue

After applying ail prior filters, adjust the 
remaining prices for CPI inflation 
Remove the top 0.1% of transactions by 
price per square foot, separately for 
each county

We adjust prices to 2010 dollars using 
national headline CPI for the calendar year of 
the transaction3
The residential price cutoffs work out to 
$1054 for Alameda, $794 for Contra Costa, 
$1788 for Marin, $1577 for Napa, $2014 for 
San Francisco, $1773 for San Mateo, $1354 
for Santa Clara, $729 for Solano, and $1260 
for Sonoma, in 2010 dollars

Identify and filter out 
significant outliers in price 
per square foot, because 
these are likely to be 
errors that would bias 
aggregate calculations

2 http://www.bis.gov/data/inflation_calculator.htm
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Appendix I. Sources and Definitions of Affordable Housing 
Data for Section 2E.2

In Los Angeles, we define affordable rental units as units with median gross rent of less than 80% of 
the county median; data comes from the 2000 Decennial census and the 2009-13 five-year ACS. For 
the Bay Area, we define these units as those where low-income households are paying less than 
30% of their income on rent. Condo conversions include apartment units that have been converted 
to condos between 2003 and 2013. Data for Los Angeles comes from the Los Angeles County 
Assessor's office. Data on Section 8 units is derived from the U.S. Department of Housing and Urban 
Development’s [HUD] Picture of Subsidized Households for years 2000 and 2013. Section 8 data 
from 2000 was adjusted to 2010 boundaries using Brown University's Longitudinal Tract Data 
Base's (LTDB] crosswalk. For Los Angeles, the LIHTC data comes from the California Tax Credit 
Allocation Committee (CTCAC). In the Bay Area, this data is derived from the California Housing 
Partnership Corporation that verified HUD and state Housing and Community Development (HCD) 
data and includes some non-LIHTC federally and state subsidized housing units [e.g., project-based 
Section 8). The placed-in-service variable was used to identify units constructed up to 2000 and 
2014. Ellis Act evictions data, which primarily includes tenants evicted due to the conversion of ■ 
rental units to condos, comes from the Los Angeles Housing Department and is only available for 
the City of Los Angeles. All units are normalized as fraction of the housing stock (divided by total 
housing units]. The change represents the proportion after minus the proportion before.
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Appendix J. Ground-Truthing Methodology for the SF Bay 
Area
Demographic and housing indicators associated with processes of residential displacement, and/or 
thought to influence susceptibility to such processes [Chappie 2009) were collected to each case 
study area. In addition to the secondary datasets, we used qualitative data that included archival 
research of newspaper articles, planning documents, and academic literature and interviews with 
community stakeholders based on questions regarding demographic, housing, and commercial 
change.

Blocks for the "groundtruthing" visual survey were selected by analyzing census Block data from 
2000 and 2010 for demographic change, as well as data on sales, price increases, and new 
developments from 2010-2015 to determine property turnover and change. Eligible blocks were 
vetted with local stakeholders to narrow the candidates down to three to five that had experienced 
significant change over the past five to 10 years. The data gathered through this groundtruthing 
observation tool was subsequently compared to census figures and sales data from the county 
Assessor's Office to verify, at a high level, the stories the secondary data and stakeholder 
interviews are telling about change in these areas.

We next present the observation tool developed for this groundtruthing exercise followed by 
detailed descriptions of each case study groundtruthing neighborhood and the results from 
comparing field observations with secondary data and interviews.
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WORKSHEET: Visual Demonstration of Neighborhood Change
ins ructions: Physically walk predetermined neighborhood blocks and note evidence of deterioration or improvement using Set non 
One. Parcel or building specific information should be collected In Section Two. £ach block should named according to its main 
corridor Iindicated on your map os the street with parcels on both sides}. Bring a camera to tote o photograph of each bvddiivj 
‘One whole worksheet should he Completed for each Hock section

Observer.Block Name:
Physical Observation date and time; Start__ :__ AM/PM End___:__ AM/PM'___t.

SECTION ONE: Block Overview and Initial Impressions

1. The primary land use for the block face is: 
Residential 

o Commercial
Instil utional (school, hospital, churches): 

i. Industrial
Other:_____________________________

4. The It of signs discouraging disorder such as 
neighborhood watch, anti-littering/loitering/drug 
use/vandalism/gratfiti:_______

5. Physical disorder such as garbage, litter, graffiti, or 
vandalism by degree of observations:

52 3 4O cea&uiyO' o oAeCKMbta mostly v**4«tdm v*n4«1c*d
«f|«fiM

tfbordtr

6. Please describe indicators of international or 
immigrant presence (note ethnicity, signs in a 
foreign language, or locally-owned foreign/ethnic 
business).

2. Public Investment + existing public Infrastructure: 
c transit stops 
c municipal street lighting 
g on street residential permit parking
□ street furniture (including paiklets)
Lj bike racks
n public trash cans 
c parking pay machines 
o newly paved streets
□ Other:______________________________ 7. Additional notes on block overview;

3. Describe any visible people, noting race or 
ethnicity, age, number, and activities they rnighl 
be engaged in:_________________________ SECTION TWO: Block/Parcel Data

located cn the following pages

Using your preprinted porcvl mop, carefully walk the block and 
record your oteervalfortj /breach bonding. Allow for ^1,5 bouts 
of field time. Be sure to take o photograph of each building for 
comparison with post year data later, fw
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Street AddressAPN/Parcel W

6. Other building/occupant characteristics: 
ij Abandoned 
D ForSaless'gn 
l For Rent iigr*
c Blinds or turla fns ■ perma ratni 
c Blinds or curtains - temporary 
c Cracked windows 
& Bars on windows 
a Boarded windows 
l- Dirty windows 
o Metal security door 
d Vegetable garden 
u New addition

1, Does the building appear to be well-maintained?

52 3 41 O O ooo b*Jau/
Strife

above 
aveiag#

2. The# of units the structure appears to have:
The# mailbcaes...........
The # doorbells_____

poor average new

3* The # vehicles off-street vehicles present 
□ no off-street parking 
a existing driveway or parking ftA 
a existing garage

4. Notes on visible people, building, and outdoorspace; inch 
implied information about household si2e and composition:

□ New or maintained paint 
n New or updated front door 
d Ongoing feriovati'on/construction 
p Fencing (check oil that oppfy): 

New For safety___ ForaesthetfesOld.

p Security alarm signage
□ CCTV/Security cameras
□ Children/toys visible
□ Peefmg/fadsng paint 
c. Spraypaint/graffiri' 
c utter or debris
□ Beware of Dog, Private, /Vo Trespassing signs 
u Signs of ethnicity

5. Building type and units:
a Multi-family-apartment building 
a Multi-family^ house 
□ Single family - attached 
n Single family ■ detached 
a Mixed use
a Public or subsidized project housing 
a U nknown, or other____________

1F

East Palo Aito

East Palo Alto is a small city in San Mateo County located about halfway between San Jose and San 
Francisco. With a population of about 29,000, East Palo Alto is bordered by the affluent cities of 
Palo Alto and Menlo Park. A young city, it was incorporated in 1983.

From 1980-2010, the case study area3 experienced several demographic changes:
• Population increased by 22%.
• Latinos increased from 14% to 63% of residents, while African-Americans decreased from 

55% to 16% of residents.
• Housing cost burdens increased, from 25% of renters and 17% of owners being cost- 

burdened, to 51% and 49%, respectively.
« Overcrowding is a problem: 29% of housing units have more than one person per room.

East Palo Alto Ground- Truthing Results

On November, 14, 2014, two researchers from the UC Berkeley surveyed three blocks in the area: 
2018, 4002, and 4003. On January 10, 2015, one of the same researchers, along with three 
community members, surveyed blocks 2002 and 5010.

At the parcel level, land use and number of units were very well-matched between assessor data 
and visual observation. The datasets also aligned in terms of level of investment and stability. One 3

3 Defined as census tracts 6118, 6119, 6120, and 6121, which cover the city in its entirety and encompass a small 
area outside it, as well.
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thing not captured by secondary data but clear from visual inspection was a perceived lack of safety 
on most of the blocks.

There is not much variance among the blocks. Most have some sign of change—either high percent 
have sold, high percent have changed tenure, or property values appear to be rising—and also have 
signs of potential stability such as permanent curtains in the windows or children's toys in the yard 
in addition to some signs of safety concerns.

Tables J.1-J.6 summarize secondary and ground-truthing data for the blocks; this data is analyzed 
below in the block-by-block comparisons.

Table ].l: Total Ground-Truthed Parcels for East Palo Alto
# Parcels 
Ground-truthed

Block and Tract

Block 2002, Tract 6119 38
Block 2018, Tract 6120 23
Block 4002, Tract 6121 8
Block 4003, Tract 6121 9

21Block 5010, Tract 6121

Table J.2: Sales History and Assessed Value of Residential Parcels for East Palo Alto
MedianPercent Sold 

2010-2014
Assessed 
Value Per 
Square Foot 
(2013)

Median 
Sale Price

Block Median 
Year of 
Construct

Median 
Year of 
Last Sale

Sale Price 
Per
Square
Foot

ion

$162.00 $185.00243,0001954 2006 28%2002
$179.00 $176.0033% 155,0002018 1950 1999
$318.00 $276.001,130,5412010 88%4002 1949
$375.00 $241.0082% 777,0414003 1952 2010
$360.00 $363.001,890,3675010 20101961 68%

San Mateo 
County

$168$449,000 $2201958 2001 16%4
Source: Dataquick, 2014. These figures refer to all parcels in the area, including non-residential uses.

Table J.3: Assessor Data for East Palo Alto
% Change Owner 
Occupancy (Rent 
to Own or Own to

# Matched Parcels 
(2004-2014)

Average Change in 
Improvement to 
Land Ratio (2004
2014)

Block Average 
Change in Sq,
ft.

(2004-2014)Rent,
2004-2014)
17.9%-11.7% 1.8%Block 2002 39

4.2% 21.7%Block 2018 -2.2%23
0.0% 1.7%8 -30.3%Block 4002

2.4%-49.1% 22.2%Block 4003 9
-36.7% 9.5%Block 5010 2.4%21

Source: Dataquick, 2014. These figures refer to all parcels in the area, including non-residential uses.

4 Percent Sold 2010-2013.
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Table 1.4: Census Data 2000 - 2010, East Palo Alto
Percent 
Change In 
Percent 
Family 
Households

Percent
Change

Block Population
Growth

Percent 
Change in 
Percent 
Black

Percent
Change

Average
Household
Size

Percent
Change

in inin(%
change) Percent

Hispanic
Percent
Renta)
Units

(% Percent
Whitechange)

-9.0% -0.3% 8.6%7.6%East Palo 39.% -8.5%
Alto

-5% -20%Block 2002 -12% 14%26.1% 0% 5%
Source: Census, 2000-2010. Note: the missing blocks did not have consistent borders

Table |.5: Census 2010 Demographics, East Palo Alto
Percent
White

Percent
Family
Households

Percent
Rental
Units

Block Population Percent
Black

Percent
Hispanic

Average 
Household 
Size_____

82% 26%18% 61%147 4.58 36%2002
82% 90% 67%19% 6%2018 142 4.73

59% 88% 73% 100%4.29 8%4002 277
62% 100%5% 85%273 49%4003 3.07

68% 55% 100%36% 12%5010 1434 2.92
Sdurce: Census, 2010.

______ Table 1.7: Summary of Pared Matches and Primary Land Use, East Palo Alto
| Primai^talnd '
: Use, based on

Ground-tru thing 
data

i Percent of ParcelsTotal Number of Units onBlock Percent 
Land Use 
Matched

whose Number of 
UniLs match between 

Assessor Data and 
Visual Observation

Block
Visual■ Assessor 

Data- 
Dataqulck

Observation
Ground-
truthing

.Single-family
residential

Single-family
residential

Multi-family
residential

100% 44 100%392002

34 96%282018 87%

94%15588% 2004002 &
4003

517 95%.90% 4575010 Multi-family
residential

Note: Percent Land Use Matched and Percent Units Matched take as their denominator only those parcels for which a land 
use or number of units wus indicated by both assessor data and ground-truth data.

Comparison of Bast PatoAlto Data Analysis with Stakeholder Interviews

Aall of the case study tracts in East Palo Alto were lower-income; two were not losing low-income 
households, while two were had characteristic that were associated with gentrification and 
displacement outcomes identified in sections 2D and 2E, leading us to classify them as being at risk 
of gentrification and displacement

Stakeholder interviews paint a slightly different picture. Of the three tracts east of Highway 101 
(6118,6119, 6120), stakeholder feedback indicates a greater risk than the secondary data presents 
of gentrification and displacement There is concern, even with East Palo Alto's strong renter 
protections, that the foreclosure crisis—which affected the many single-family owner-occupied
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homes—and pressures in the surrounding areas could lead to gentrification or displacement in 
these areas. Plus, these renter protections are weakened in these areas since much of the housing is 
single-family homes, to which rent control does not apply.

In terms of the tract west of Highway 101 (6121), stakeholders described many issues that make 
them view this area as undergoing displacement, in contrast to what the secondary data may lead 
us to believe. This neighborhood is known as the Westside. Figure J.l shows that the area contains 
the majority of the city's multi-family rental housing stock. Over half of the city’s rent-controlled 
units are located on the Westside, the majority of which are owned by a single landlord, Equity 
Residential (EQR). In recent years, conflicts between tenant protections and landlord interests on 
the Westside have been the focus of major attention from the city, and led to significant instability 
for Westside residents. In 2008, Page Mill Properties, the former owner of the multi-family housing 
stock now owned by EQR, was involved in approximately 11 lawsuits with the city.
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Just a year after Page Mill Properties began purchasing buildings in the Westside in 2006, tenants 
began complaining of harassment and steep rent hikes (Berstein-Wax 2010). In 2007 the company 
evicted 71 people. In 2008 another 99 people were evicted, an eviction rate 7.5 times greater than 
that of the rest of San Mateo County (Berstein-Wax 2009). When Page Mill defaulted on its loans 
and went into foreclosure in 2009, Wells Fargo took over the properties. The bank then sold the 
foreclosed portfolio to EQR, the largest publicly traded landlord in the United States, in December of 
2011. After this acquisition, EQR now owns about half of the city's apartments, and two-thirds of its 
rent-controlled apartments and 15% of the total low-rent apartments in the County. The company 
issued 706 three-day eviction notices in the first six months of managing the apartments (LeVine 
2014). Tenant organizers saw the excessive use of three-day notices as a form of harassment. It is
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unclear however, how many of the eviction notices issued actually led to households leaving their 
apartments, and available sources of data are limited in this regard.

Direct evictions are also not the only pressure that residents of EQR apartments experience. The 
City of East Palo Alto was notified in 2013 that EQR was illegally painting curbs red in an effort to 
reduce parking around their buildings (Green 2013a). Advocates see this manipulation of parking 
supply, a precious commodity in East Palo Alto, as another form of harassment.

These issues in the Westside are not well-captured by secondaiy data. In this way, the ground- 
truthing exercise helps to illuminate other issues—either more recent than available data or just 
not captured in secondary data—that could be leading to displacement

Conclusion

East Palo Alto is distinctive for its government's commitment to ensuring the city remains 
affordable to low-income households, and for a strong legacy of community organizing that holds 
the city accountable to that commitment. While demographic data on its own shows few signs of 
gentriflcation and displacement, the experience of residents, activists, and city staff on the ground, 
show that housing pressure is very real here. The city is home to many low-income households 
already burdened by their housing costs, a vulnerability that is compounded for the large number 
of undocumented immigrants believe to have established households here. With much of the city's 
rental housing owned by a single landlord, there are few alternatives for tenants facing evictions.
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Figure J.2: Marin City Case Study Area (CensusTract 1290) in Green, with Vicinity Map

324



Marin City, located north of San Francisco in Marin County, is a small, historically African-American 
suburban community. It is a bounded by the affluent cities of Sausalito to the south and Mill Valley 
to the north, Highway 101 to the east and the hills of Marin County to the west [Figure j.2). The 
entire area is quite small—it is only 1.2 miles across. It hosts high-rise public housing, townhouses, 
single-family homes, and a shopping center, all with a suburban feel and views of the Bay. The area 
is also host to older homes occupied by a diverse population in the hills and a significant stock of 
subsidized housing—604 units. Nearly half of these are in a collection of high-rise buildings called 
Golden Gate Village, which feature great views out on to Richardson Bay, a small inlet of the San 
Francisco Bay.

Over the last 30 years, Marin City has experienced gradual change: population has grown, the 
proportion of African-Americans has decreased, and median income and educational attainment 
have increased. Yet even with these changes, other aspects of the community—like 
homeownership—have remained stable. While the area has been stable in its housing stock overall, 
it has experienced significant commercial displacement: for instance, a popular weekly flea market 
was discontinued in 1996 when a large shopping center was developed.

Marin City Ground-Truthing Results

On November 11, a researcher from UC Berkely performed the ground-truthing analysis in Marin 
City (see selected blocks, Figures J.3). The researcher walked the blocks there with a lifelong 
resident, and a former resident who directs a community organization.

The secondary data sets and ground-truthing data tell the same basic stories for each block. Parcels 
generally matched in terms of land uses and number of units, and the total number of units was 
fairly consistent across three data sources (Table J.7).

Finally, the quality and age of buildings were comparable between secondary sources and ground- 
truthing methods; however, safety perception and public investment cannot be ascertained from 
the secondary data sources; only from ground-truthing. Tables J.7-J.10 summarize the secondary 
and ground-truthing data that are used below in block-by-block comparisons.
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Table J.7: Parcel Mismatch among Datasets for Mar
block

nCity
# ground-truth 

parcels 
matched to

ti assessor' parcels
matched to ground- 

truth parcels, of 
total assessor assessor

parcels, of total 
ground-truth 

parcels

parcels

31/54 32/331000

38/50 38/491004
33/34 34/341005

Table |.8: Sales History and Assessed Value of Residential Parcels In Marin City
Median 

Sale Price
Percent Sold 
2010-2013

Median 
Sale Price

AssessedBlock Median 
Year of 

Constructio

Median 
Year of 

Last Sale
Value Per 

Square Foot 
(2013)

Per
Square

Foot
n

$396,000 $286 $2191000 1965 2005.5 30%
$163$245,750 $1952001.5 20%1004 1997
$154 $197$229,0001996 2000.5 26%1005

Marin $207 $193$287,5002002.5 21%1979City
Marin $307 $258$552,0001973 2003 22%County

Source: Dataquick, 2014

326 .



Table J.9: Indicators of Marin City Neighborhood Change: Census Data/Demographics, 2000
____ 2010 ________ ________________________

| Change | Change in 
Percent 

Percent Hispanic 
White*

Change Change in 
Percent 
Family 
Households

ChangeBlock Population
Change
(Percentage
Change)

Average
Household 1 In 
Size
(Percentage 
Change)

in in
Percent
Black

Percent
Rental
Units

-11%-33% -5%-24% 55% 1085%1%1000
21% -15%62.6% 407% 1715%33% -71%1004
3%16% -74%-85.7% -15% -55% -11%1005

NotMarin 11%-25% 17%-6% 88%
AvailableCity

Marin
County 1%-7% 3%2% -7% 40%1%

Note: Mu rin City is defined as Marin County Census Tract 1290. Source: US Decennial Census2000,2010

Table J.10 Summary of Parcel Matches and Primary Land Use in Marin City
” Percent ofParceTl

whose Number of 
Units match 

between Assessor 
Data and Visual 

Observation

Total Number of Units on BlockBlock ! Primary Land 
; Use, based on

Percent 
Land Use 
Matched Visual 

Observatio 
n Ground- 
truthing

Census 

Data: Total 
Housing 
Units - 
2010

Assessor 
Data - 

Dataquic 
k

Ground - 
truthing data

1000 Single-family
residential

71 8781 65%74%

1004
igUHamily

iidential
105 133 95%97% 104

1005
3332 100%34

Note: Percent Land Use Matched and Percent Units Matched take as their denominator only those parcels for which a land 
use or number of units was indicated by both assessor data and ground-truth data.

Comparison of Marin City Data Analysis with Stakeholder Interviews

Marin City is a low-income tract that is not losing low-income households, nor does it have many 
risk factors for gentrification or displacement The area's ability to preserve its low-income 
population is likely related to the significant public housing stock in the city, host to nearly a third 
of the city's residents, plus several other subsidized housing projects that bring the total number of 
subsidized units to 604—over half of the rental stock (Department of Housing and Urban 
Development, 2014a).

s Note: For the blocks, this figure refers to all whites of one race, including those that are Hispanic. For the Marin 
City and Marin County figures, It refers to Non-Hispanic whites. The "Percent Change" figures all compare 
percentages over time; for example, in Marin City, the percent Non-Hispanic white in 2000 was 34%, which 
decreased to 25% in 2010—a -25% change.
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However, stakeholder interviews paint a different picture of the neighborhood. Residents are very 
concerned that the public housing, situated on a hill with views of Richardson Bay, will be 
demolished in favor of private development, according to a long-time community organizer in the 
neighborhood. Other residents, interviewed on the street in front of their homes, commented that 
the population has been remarkably stable in the last 10-15 years.

Conclusion

While there is some variation among the secondary datasets, ground-truthing, and stakeholder 
interviews, these data sources tell very similar stories about the neighborhood overall. Even where 
they diverge the most the two can be reconciled by saying that the neighborhood, though stable in 
recent years is vulnerable to displacement (captured in residents' concerns about losing public 
housing units).

The Mission District

The Mission District is located in the southeastern region of San Francisco and is home to almost 
52,000 of San Francisco's approximately 818,000 residents. Since the 1950s, the neighborhood has 
been San Francisco's Latino enclave. From 1980 to 2013, a period that has included two tech 
booms, the cost of living and of housing has risen dramatically in the Mission, which led to the 
displacement of long-time residents. During this time, the Mission District lost much of its industrial 
sector (Casique 2013).

Since 1980, the area has seen significant shifts in racial composition (a decrease in Latinos and 
increase in whites), proportion of family households (decreased), educational attainment (toward 
more highly educated people), median income (increasing), and rents (increasing)—all indicative of 
gentrification.

New residents were—and are still—attracted to the amenities provided by higher density, the 
cultural richness of the neighborhood, and transit access. Multiple bus lines as well as two BART 
stations (16th Street and 24th Street Mission Station) service the neighborhood for an easy 
commute to the financial district. The neighborhood is also close to the freeway and Caltrain, which 
provide accessibility to the greater region, including Silicon Valley.

Mission District Ground-Truthing Results

On November 14, 2014, a researcher from UC Berkeley Center, a community organizer, and a 
consultant with deep knowledge of the area walked four blocks in the Mission District (Figure 
2H.8). Tables J.ll and J. 12 describe the blocks using census data: Blocks 3003 and 1004 stand out 
in terms of real estate transactions and sales prices, while Block 1007 has seen rapid gains in the 
white population, and all of the blocks have experienced declines in average block size.

Of the sample blocks' 193 parcels recorded in the assessor dataset, field researchers were able to 
match 73% of these parcels on the ground. Of parcels for which the land use was indicated in 
assessor data and verifiable through ground-truthing, 87% matched. The total number of units on 
the four blocks ranged from 319 according to assessor data, to 421 according to ground-truthing, 
to 431 according to the Census.
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Table J.ll Sales History and Assessed Value of Residential Parcels in the Mission District
Percent Sold Median Median Assessed 
2010-2014 Safe Price Sale Price Value Per

Per Square Square Foot 
__________________________ Foot________f2013)

Block Median 
Year of 
Constructio

Median 
Year of 
Last Sate

n
$578,500 $491 $4651985 2005 29%3003
$697,500 $256 $2052000 1903 1999 19%
$925,000 $216 $1611933 20041007 23%

$221$785,000 $3662007.51004* 1904.5 42%
$314 $235$585,0001912 2004 20%Mission

$277$337$520,00021%1932 2003SF
Source: Dataquick 2014. These figures refer to all parcels In the area, Including non-residential uses

6 Assessed value would likely be higher if the assessor data included new condominium buildings on the block.
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Table J.12 Indicators of Neighborhood Change: Census Data/Demographics in the Mission 
District (Percentage Change From 2000-2010) ________ ___________
White
Population

Asian Population Hispanic
Population

Average
Household
Size

Family
Households

Block Population

-11% -13% -12%-5% 14% -22%3003
-25% -19% -12%-7% -9% -12%2000

1 to 8 residents -28% -46% 7%81% 111%1007
-3 5%21% -30% -26%1004 -11% 19%

-21% Not available 40%-5% 16% 7%Mission
-2%-2% 12% 11% 4%SF 4%

Source: Decennial Census2000 and2010, accessed through NHGIS.

For each block, the total number of units based on three different datasets vary widely, as do the 
listed number of units for each parcel. Land uses, on the other hand, match fairly well on each block. 
These results suggest that some error may exist in either the census or assessor's reported count 
of housing units and unit type, likely due to rapid or un-permitted changes to parcels. However, 
even with these discrepancies, the ground-truthing exercise confirmed the overall story of this 
neighborhood as one that has experienced and is still undergoing major gentrification and 
displacement

Broadly, the secondary datasets and ground-truthing data paint similar pictures of change on these 
four blocks. Where the assessor data is ambiguous or reveals a mix of forces, as with Block 1004, so 
does the ground-truthing data. On one block [3003], the data sets align in terms of the broad story, 
but the ground-truthing takes the narrative deeper and reveals significant public investment and 
continued concerns about safety.

Block 1007 provides a cautionary example. On this block, the assessor dataset was missing a large 
number of parcels, most of them in two new condominium buildings. Without ground-truthing the 
block, we would have missed the major impact these buildings have on the feel of the street, and 
their implications for gentrification in the area. The block is a good example of a place in transition: 
running through its center is a relic of the area's former industrial character, in the form of a 
warehouse and some older, poorly-maintained buildings; yet, at the same time, there are several 
better-maintained homes, two new high-priced condominium buildings, and a new, well-used and 
well-maintained park.

In terms of comparing datasets, unmatched parcels were a concern for three of four blocks; the 
number of units recorded per parcel usually did not match (Table J.13J. This could be related to the 
high incidence of condominiums, and the rapid change in the area. On the other hand, when it came 
to land uses, there were consistent matches between ground-truthing and assessor data.

Table J.13: Parcel Mismatch among Datasets in the Mission District
# assessor parcels 
matched to ground- 
truth parcels, of total 
assessor parcels

# ground-truth parcels 
matched to assessor parcels, 
of total ground-truth parcels

Biock and CensusTract

66/7065/81Block 3003, Tract 228.01
28/31Block 2000, Tract 208 26/55

12 / 16 12/87Block 1007, Tract 228.03
37/41 39/39Block 1004, Tract 228.03
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Most of the mismatch is not significant enough to skew results; however, three areas of discrepancy 
are significant. On Block 3003,15 of the parcels in the assessor data did not appear in the ground- 
truthing geographic dataset On Block 2000,29 of the 55 parcels in the assessor data did not appear 
in the geographic data set. Finally, on Block 1007, almost all of the parcels from the geographic 
dataset did not appear in the assessor data. This is primarily the result of the Dataquick data 
missing over 40 parcels for one building (3000 23'd St). Although it has many parcels, Dataquick 
lists it as having only one, with the use listed as an apartment building. Likewise for another 
building (2652 Harrison St.), while it has 20 parcels/units (condominiums, in this case), according 
to the geographic ground-truthing data, Dataquick lists it as a single parcel. This is almost definitely 
a glitch in the data or possibly a condo-conversion process that happened after 2013.

For two variables—land use and number of units—comparisons are made on a parcel-by-parcel 
basis; only parcels that appear in both datasets are used for this comparison (Table J.14).

Table J.14: Summary ol Parcel Matches ami Primary Land Use in the Mission District 
’ Total Number of Units on Block 1Bloc Primary Land Percent 

Use, based on land Use 
Matched 
between 
observation

Percent 
Parcels whose 
Number of Units

of
k

Visual 
Observatio 
n Ground- 
truthing

Census
Data:
Total
Housing
Units-
2010

Assessor 
Data - 
Dataquic

Observations
match between 
Assessor Data 
and
Observation*

k Visual& Assessor

3003 Residen tial: 5 0 % 
condo, , 
-multi-family

134 121 44%07% 81
21%

^Residential: 42% 38%96% 100 1212000 85
.inulti-family,'rest 
condo and single-. 
family - ■

32ldenti.il: 96 78 38%
(denominator is

71%
(deiiominato

1007
multilb,

m
32%1061004 111106

•Note: Percent Land Use Matched and Percent Units Matched take as their denominator only those parcels for which a land 
use or number of units was Indicated by both assessor data and ground-truth data.

The uses on the blocks vary: former industrial sites share the block with new condominium 
developments; unmaintained townhouses sit next to recently-renovated townhouses with 
expensive improvements; expensive cafes and grocery stores have opened next to long-time, low- 
cost diners.

All four blocks are mostly residential, with a mix of single-family homes, multi-family rental 
buildings, and condominium buildings, which are usually newer. There are a few non-residential 
uses on each block, including some light industry, stores, offices, and one church. Most structures 
are older, though there are some very new buildings. The neighborhood is diverse in terms of 
socioeconomic status (judging by the range of businesses) and race (judging by the signs in Spanish 
posted in a laundromat and observations of pedestrians).

331



Conclusion

Stakeholder interviews, secondary data sources, and visual observations of the Mission are all 
aligned in telling the same story of a neighborhood experiencing ongoing change of gentrification 
that began nearly two decades ago. Advocates in the community dis'cussed the historical and 
ongoing influx of new residents and displacement of low-income people, as well as extensive 
community organizing and resistance in the face of such changes. Where the datasets diverge is in 
the number of units in each parcel and on each block [though land uses match well between visual 
observation and assessor data); even this divergence is consistent with what we know about the 
Mission: it has experienced rapid change that secondary data has not picked up yet.
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Appendix K. Los Angeles Ground-Truthing Neighborhoods
Table K.l provides a profile of the three case study areas, and how they compare with the TOD and 
County averages.

Table K.1: Profiles of Case Study Areas in Los Angeles Ground-Truthing 
, 1 103 rd/Watts All TOD

Towers
County
averageHollywood/WesternChinatown average

45,600 40,376Income (2013} 34,088 51,471 81,416

-5%-10% 13%Change in income 90-2013 -14% 9%

-1% -9% 7%Change in income 00-2013 -6%-13%

-9% 24% 2% 1%Change in income 90-00 -1%
WhiteLargest race/ethnic group Hispanic Hispanic HispanicAsian

15%Not Hispanic White (NHW] 48% 1% 28%9%

% point change in NHW -1% 0% -3% -13%1%
N/A4,3292,700 9,937 2,894# HH

19% 56%% HH with Child 30%29% 37%

94% 63% 53%93% 81%% Renter

% Moderately Burdened 
(30%-50%J 25% 27%22% 26%26%

Severely Burdened% 31%37% 42% 30%27%(50%+)___________________
Ellis Act Evictions 2007-2014 116 04

0 44Condo Conversions 0 11
3.45 3,76jobs/Housing Balance 0,78 0.53

1,5361,338 266# Businesses 1,101
# Churches 19 28 2018

13 11# HS Nonprofits 1313
Yearly Station Traffic Volume 
(All Boardings and
Alightingsl________________
SNAP

3,327,704 1,178,9181,119,344 2,723,794

DraftYesYes
Source: Tabulated by authors from the 1990 and 2000 Decennial Censuses and the 2009-2013 American Community Survey; 
NCCS database on non-profits; Longitudinal Employment-Household Dynamics (LEHD) datasets; and data on ridership from 
Metro.

Chinatown (Gold Line)

The Chinatown Metro rail station is an elevated light-rail stop located at North Spring Street and 
College Street in the Chinatown neighborhood of downtown Los Angeles. The station opened in 
2003 as an eastern extension of the Gold Line, connecting Pasadena, Downtown Los Angeles, and 
East Los Angeles. The Chinatown neighborhood is the result of the construction of the nearby Union 
Station in the 1930s, which forced residents to migrate north from what was originally considered 
Old Chinatown to the current location of New Chinatown. Confined in an ethnic enclave by 
legislation and racial backlash, many Chinese merchants developed family-owned, self-sustaining
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"mom and pap" stores to survive within their community. Today, many small businesses and local 
merchant shops in Los Angeles Chinatown continue to thrive catering to the shopping needs of local 
residents but also as tourist destinations for many visitors.

Although Chinatown today is characterized as a multiethnic neighborhood, it is still majority Asian. 
Other ethnic groups whose members live there include Latinos, blacks, and whites. Nearly all the 
households (93%) are renters, with about 53% experiencing rent burden. The median household 
income in 2013 was a little more than $34,000.

Our model identifies this area as having a high potential for gentrification. In addition, community 
groups believe that the area is at "high risk” of gentrification as they see the neighborhood 
experiencing a wider transformation, including the loss of traditional businesses7, and the offering 
of new housing options, public services, and activities that are inconsistent with the historical 
identity of this neighborhood. While the area is changing, it is not clear if the TOD is driving the 
changes. So far, there are few formal venues for CBOs to directly influence TOD planning and efforts 
in Chinatown.

Hollywood Blvd./Western Blvd. (Red Line)

The Hollywood Blvd./Western Blvd. Metro rail station is a heavy-rail subway station located in East 
Hollywood situated below grade. It opened in 1999. it is the only heavy-rail line in the case study 
areas and the one with the highest ridership. Hollywood/Western has one ground level 
entrance/exit with two subterranean levels. The station does not offer parking. The 
Hollywood/Western neighborhood is one of the most densely populated areas in the city and is 
located in the central region of Los Angeles. Beginning in the 1960s, many immigrants from around 
the world —East Asia, Latin America, the former Soviet Union, and the Middle East—settled there 
and formed communities. Each community continues to leave its mark on this neighborhood. 
Whites still make the largest racial group in the study neighborhood. East Hollywood was affected 
by the 1992 Los Angeles Riots and also sustained significant damage in the 1994 Northridge 
earthquake.0.

Ninety-four percent of the residents here are renters in multi-family buildings. A high percentage of 
renters (about 59%) are burdened by the cost of housing, with renters spending at least 30% of 
their income on rent. The median household income in 2013 was $45,600, about 55% of the 
county's average.

The area is also known for the Barnsdall Art Park and Los Angeles Community College, and is 
considered one of Los Angeles' largest hospital districts. Model results indicate that this area has a 
high potential for gentrification. The Hollywood/Western TOD is also part of the Vermont/Western 
Transit Oriented District Specific Plan (SNAP), implemented two years after the station opened. The 
SNAP offers a formal mechanism for community engagement and a means for CBOs to influence 
development.

103rd SL/Watts Tower (Blue Line)

7 The 2013 State of Los Angeles Chinatown report provides insight into job concerns and is available at
http://www.aasc.ucla.edu/research/pdfs/statect.pdf. Numerous news articles also document changes in the area; 
for instance, see: http://www.iadowntownnews.com/news/with-jia-chinatown-gets-a-million-apartment-
complex/article_9fc95a96-a0d4-lle3-b308-0019bb2963f4.htmi
8 East Hollywood Neighborhood Council. (2015). The history of East Hollywood. Retrieved May 3, 2015, from 
http: / / www.eastholiy wo od.net/history.
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The 103rd St./Watts Tower Metro rail station is a light-rail station located at grade level at the 
intersection of 103rd St and Grandee Ave. in Watts in South Los Angeles. The station opened in 1990 
and is the oldest of the case studies. The Watts area is a largely-residential commuter district, about 
13 miles south of the downtown central business district and away from other large employment 
areas. Annexed by the City of Los Angeles in 1926, the area gained an African-American majority in 
the 1940s as a result of the Great Migration. The neighborhood suffered through the Watts 
uprisings in 1965, and a wave of gang-related violence arose in the following decade that lasted 
until the early 2000s, but has since subsided (Empower LA 2015]. Presently, the area has a Latino 
majority (74%), with African-Americans retaining a significant minority at 25%.

Though the area has the lowest percentage of renters relative to the other case studies (at about 
63%), it also has the greatest share of burdened renters (at 67%). The median income was $40,376 
in 2013, less than half of the county average (at $81,416). Additionally, 103rd St/Watts has a low 
job-to-housing balance at only 0.53 jobs per resident employees. This means that residents in Watts 
commute outside of Watts to work, and that the area is more residential than commercial.

For years a disinvested and poor African-American neighborhood, Watts has experienced 
significant demographic transition in the last decades and is now predominately Latino. The 
gentrification model shows this area as undergoing little change. There has been an ongoing desire 
to promote local economic development by the public and private sector in the wider South Los 
Angeles area.9

9 The 2014 Watts Community Studio report provides insight into priorities of residents and public officials. See 
htto;//wattscommunitvstudio.files.wordpress.com/2014/01/wcs-final-report.pdf. Talks of private investment 
include the opening of local eateries, among other activities. For instance, see: 
http://la.eater.eom/2015/l/20/7S61851/rov-choi-locoi-opening-watts-south-ia-twitter
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Appendix L. Detailed Ground-Truthing Methodology for Los 
Angeles

Street and Census Blocks

Census blocks were selected by their proximity to the rail station regardless of land use or 
transaction activity. The boundaries for most census blocks coincided with street block segments. 
The groundtruthing exercise involved walking through the case study neighborhoods and 
documenting visual observations on each block. Researchers photographed each block and parcel 
of interest to supplement the findings.

Block-level evaluations aimed to capture indicators of gentrification on the street blocks 
surrounding the Metro rail stations. Surveyors assessed each block for:
Observable land use (e.g., single-family residential, commercial retail, institutional)
Visible public infrastructure [e.g., pedestrian lighting, bus shelters, bike infrastructure) 
Characteristics of individuals and the observed level of diversity present on the block [e.g., age, 
race, gender)

• Physical disorder [e.g., graffiti, litter, neighborhood watch signs)
• Indicators of ethnic commercial presence [e.g., signs, goods, businesses)
• Signs of commercial gentrification (e.g., upscale coffee shops, yoga studios and other 

upscale recreational facilities, recent renovations)
• Signs of residential gentrification [e.g., new construction, recent renovations, upscale 

landscaping)

Indicators of commercial gentrification surveyed included specialty, high-end, or boutique stores 
and restaurants. Signs of residential gentrification included new construction, conspicuous or 
recent renovation of buildings [such as new paint, doors, windows, or patios), upscale landscaping 
or xeriscaping, and the presence of luxury or ''green” vehicles parked in the driveway or on the 
street. The team selected these indicators after consulting with the UCLA research team and UC 
Berkeley research team that completed prior groundtruthing at San Francisco Bay Area transit 
stations.

Parcels

We identified parcels located on blocks with high rates of property activity compared to the nearby 
blocks. Using County Assessor data from DataQuick, we mapped parcels with new construction, 
renovation, or sales to single-family homes, multifamily buildings, and commercial properties 
between 2008 and 2013. We then identified the average number of parcels per block that 
experienced transactions during the five-year period. Any block within a half-mile radius of the 
station that exhibited a higher-than-average rate of property activity was included in the sample. 
For example, if the average number of parcels experiencing change in a station area was 15%, then 
any block in which more than 15% of parcels experienced change and which are fully within the 
half-mile boundary were included in the groundtruthing sample. Within each selected block, we 
visited parcels which met the described criteria to perform parcel-level inventory of building 
characteristics. This visual analysis included descriptions of: *

* Building type (e.g., single-family, multi-family, strip mall)
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• Building signs and markings (e.g., for sale, for rent, eviction notices)
• Occupancy status [e.g., occupied, not occupied, unable to judge)
• Building characteristics [e.g., newly constructed, older building and renovated, older 

building and not renovated)
• Overall building appearance [e.g. below average, average, above average)
• Physical appearance relative to its surroundings [e.g., roughly consistent, out of place and 

higher-end, out of place and lower-end)
• Physical signs of residential/commercial gentrification [e.g., new construction, recent 

renovations, upscale landscaping)

The instrument also accounted for signs of commercial gentrification, which include new 
construction, notable renovation, upscale landscaping, and upscale store frontage. Photographs 
supplemented these written observations. The instruments are included in Appendix II. The 
following survey documents are found in the appendices:

• Groundtruthing instruction sheet
• Block groundtruthing form
• Residential parcel groundtruthing form
• Commercial parcel groundtruthing form
• UCLA consent letter

Challenges

The research team experienced a number of challenges, including surveyor subjectivity, 
inconsistent numbers of cases between study areas, and sampling limitations. While in the field, it 
was difficult to consistently evaluate whether or not a building or parcel condition could be 
objectively considered as average, slightly below average, or slightly above average. Furthermore, 
working with a team of researchers increases the chance of discrepancy. To overcome this 
challenge, we beta-tested the instrument and at least two researchers groundtruthed each 
neighborhood to ensure consistency and to identify inconsistencies, in designing the survey, the 
research team expected observations of residents to be useful in observing changes to the 
neighborhood; however, the researchers observed very few residents, particularly in residential 
neighborhoods. For this reason, this study is complemented by Census data and surveys of transit 
and business users.

In conducting parcel-level analysis, researchers visited parcels that had been sold or substantially 
rehabilitated in the past five years, as determined by sales records, permits, and visual observations 
during fieldwork. The number of property sales varied dramatically between case study 
neighborhoods. In areas with relatively few transactions the research team selected any parcel that 
met the parcel selection criteria. Nonetheless, at least fifteen parcels are included for each station 
area, providing a sufficient sample to evaluate trends.
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Estimated Units

Another challenge is that the Assessor's parcel data has incomplete information on the number of 
units in a given parcel. We complemented the Assessor information by using the land-use code to 
estimate the number of units. A single family residence was counted as one unit. We then identified 
condo units and constructed the number units for these using the second character of the property 
use code. We followed a similar process for multi-family units as we did for condos. We also 
estimated the number of estimate the number of units for parcels with use code 05 (five or more 
units] by dividing the building's square foot by 900 (900 is the average square feet per unit in LA). 
We compared the estimated numbers to those reported by DataQuick, which also has missing 
information on unit counts. The results are similar. See Figure L.l below.

As the number of housing units in a TOD area increase, so does the discrepancy between census 
housing units and parcel estimates. One reason may be temporal, that is inconsistencies in year for 
the various datasets. We also use an average size of a unit across all areas to estimate the number of 
units for a given parcel; however, certain neighborhoods may have homes with significantly greater 
or smaller area footprint.

Estimated Number of Residential Units
12,000

Estimated Units
*

&10,000

8,000 //*rvf *
$

6,000 44
f /
i,4,000

2,000

0
Hollywood / Western103rd Street/Watts Towers Chinatown

Figure L.l: Comparison of Estimated Units with Different Data Sources
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Appendix M. Survey Instruments in Los Angeles

Groundtruthing Instruction Sheet

UCLA TOD Project*
Visual Observations of Neighborhood Change and Gentrification

INSTRUCTIONS:MATERIALS:
Camera
Smartphone with a compass 
UCLA informational letter 
Clipboard and pen(s)
Name badge with UCLA logo
Parcel map with directions on where to survey

Physically walk predetermined neighborhood blocks 
and note evidence of gentrification and 
improvement relative to other uses using Section 
One, Parcel or building specific information should 
be collected in 
named according to its main corridor (indicated on 
your map as the street with parcels on both sides).

[. Each block should be

DRESS CODE; Please dress appropriately for 
conductingfietdwork as you are representing UCLA.

UCLA gear (no headgear including beanies, hats,
visors, etc.) Is optional
No shorts or short skirts
No offensive graphics or words
Comfortable shoes for long periods of walking and
standing

INTRODUCTION: The purpose of this 
"groundtruthing" instrument is to gauge whether 

there are visual signs of neighborhood change that 
indicate gentrification. Some of the observations are 
subjective; therefore, it is important to go through 
training prior to conducting fieldwork.

Bring a camera (could use your smart phone camera 
if it produces decent images). Code each block and 
each parcel on the map with its own unique number, 
and include these numbers on the worksheets that 
you fill out. Using compass on smartphone, stand 
perpendicular to street segment and note the 
direction of the street (north, south, east or west).

One whole worksheet should be completed for each 
block section

Allow for ^1.5 hours of Reid time.

SECTION ONE: STREET SEGMENT OBSERVATIONS
The purpose of the street segment observations is to 
assess the characteristics and appearances of street 
segments. If possible, take photographs relevantto 
gentrification (e.g., images of older and more 
established buildings, businesses, and residents; 
images of newer buildings, businesses, and 
residents); list addresses for possible later 
comparison with historical images from Google 
Street View.

Provide the following information to any person who 
asks about your observation activity:

"I am a graduate student in UCLA's Urban Planning 
program. I am conductinga visual inventory of this 
neighborhood as a part of a project to study changes 
and development around transit stations. The 
information will be used to inform public agencies, 
community groups and other interested parties 
about these changes with the goal of enhancing 
neighborhood quality and ensuring that all 

stakeholders benefit."

SECTION TWO: PARCH. OBSERVATIONS
The purpose of the parcel observations is to assess 
the characteristics and appearances of parcels. Using 
your pre-printed parcel map, carefully walk the block 
and record your observations for each assigned 
parcel and building. Use the appropriate from 
(residential and commercial). Be sure to take a 
photograph of the assigned buildings.

Please note that there are three distinct forms to 
note your observations (street segments, and 
residential parcels and commercial parcels).

* Developefl b# PiurDng WEtnSiivi* jfmsrtez, Anarml* tCLkj rtau-Sai* ns. KjroilM Seriia &r4 scuStrtts ftemtfta 2C15 UrtRiAFlifinifii Cs.nprttier^jye for the saiCi 'ttevsiophty 3
JYf iv (,M trad oSegy fot Aj o VJ e'a! Oapaz* nant'
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Block Groundtruthing Form

Parcel Number:Block Name/Number: location:Direction:.

Start Time____ :____ AM/PM End Time____ :____ AW/PMPhysical Observation Date;.Observer:.

SECTION ONE: STREET SEGMENT OBSERVATIONS
7. Describe indicators of ethnic commercial presence:
G Non-English language signs 
D Signs of ethnic business 
d Signs of ethnic goods
□ Signs of ethnic institutions (school, hospital, churches): 
o Other:__________ :___________________________

1. Rough proportion of block face is (10% increments);
□ Single Family Residential 
0 Multifamily Residential 
a Retail
o Commercial (Office Building) 
o Institutional (school, hospital, religious): 
q Industrial
□ Mixed use
a Vacancies:, , ______________________
Other:________________________________

%
%
%

#__%
# % Prevalence: after© □ Few n Noticeable

g. Signs of commercial gentrification (trendy, 
high-end or upscale, boutique)
□ Specialty coffee shops, bars, restaurants 
q Boutique stores
t3 Yoga studios and similar recreational facilities
□ High-end grocery stores (e.g.. Whole Foods, TJ)
□ Artsy spaces:
c Other;__________________________________

%
%

2. Existing public infrastructure:
□ Bus stop shelter
□ Pedestrian street lights
d On-street residential permit parking
□ Street furniture (e.g. benches, parklets)
C Bike Infrastructure (racks, lanes, etc)
c Public trash cans 
Ej Parking meters
□ Newly paved streets and sidewalks, traffic calming
□ Other: _______________________________

Prevalence: n Rare u Few o Noticeable

9. Diversity of commercial activities
□ Predominantly older, well-established stores
G Small majority of older, well-established stores
□ about an equal number of older and newer stores
□ Small majority of newer stores catering to gentrlflers
D Predomin antly newer stores catering to gentrifiers 
Comments:___________  _________________

3. Describe any visible people
c How busy_______ _
D Dominant activity_________
D Dominant ethnicity________
n Dominant age group_______ ,
□ Dominant gender_________
G Dominant life styie _____
□ Other;___________________

10. Physical signs of residential gentrification
D New construction 
D Recent renovation to unit(s)

3 41 2
O-o o

Extensive 
(e.gv structural)

Minor 
Coifnetk

c Upscale landscaping (e.g., fencing)
□ Upscale /luxury and "green” vehicles 

c Other:.............. ........ ..............._............

Net visible Moderate
4. Extent of visual social diversity (low, medium, high)
□ Race/ethnicity_____ _____________________________
r:; Socioeconomic class_________________
□ Age________________________________
□ Gender _________________________________
d Social grouping (family, couples, friends, alone)

Prevalence: o Rare g Few a Noticeable

ll. Physical signs of commercial gentrification
□ New construction
□ Recent renovation to imit(s]

□ Other:

5. Physical disorder such as garbage, litter, gTaffiti, or 
vandalism by degree of observations (circle 1-5):

2 3 41
O o■o-

ModerateM/nor 
Cosmetic

D Upscale/trendy landscaping (e.g., patio furniture, plant type) 
G Upscale/trendy store front 
□ Upscale/trendy signage, ads, displays 
d Other:__________________________________

Mot visible extensive 
(e.g., structural)542 31

O OO O
Completely 

Vandalized or 
littered

Mostly 
Vandalized 
or littered

Very fev/ Noticea&Ee 
Disorder signs of Vandalism 

disorder

No

Prevalence: c Rare a Few a Noticeable6. Signage discouraging/controlling disorder 
o Neighborhood watch 

Anti-lrttering/graffiti 
O AntMoitering/drug use/vandalism 
d Anti-trespassing
O Other:__________________________________

12. Describe public art and aesthetics:.

14. Additional notes on block overview (e.g., small dogs, dog 
waster bags): _________________________________________ _

Prevalence: □ Rare □ Few u Noticeable
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Residential Parcel Groundtruthing Form

StartTime____ ;____ AM/PM Station;.Physical observation Date;Observer;.

SECTION TWO: RESIDENTIAL PARCEL OBSERVATIONS

APN/Parcei # Street AddressAPN/Parcel # Street Address.

1, Building type and units: 
P Single family
□ Non-residential
□ Unable to judge:

1. Bu ild ing type and units: 
□ Single family 
O Non-residential 
P Unable to judge:

D 2-4 muHifamily 
□ 5 or more multifamily

□ 2-4 multifamily 
D 5 or more multifamily

2, Occupancy status 
O Occupied
P Partially occupied: , , ,
□ Not occupied:

Signs of abandoned: O Yes O No
□ Unable to judge:____________________

2. Occupancy status 
P Occupied
□ Partially occupied:___________________
□ Not occupied:

Signs of abandoned: D Yes D No
D Unable to Judge:__________ _____

3. Building signs and markings
□ For sale signs:_______
□ For rent signs:_______
D Eviction notices:_____
P Other [explain 1:

3. Building signs and markings 
P For sale signs:,
D For rent signs:.
D Eviction notices:,
□ Other (explain):,

4. Building characteristics 
P Newly constructed 
□ Older building:

□ Renovated □ Not renovated
□ Ongoing renovation

4. Building characteristics 
O Newly constructed 
O Older building;

□ Renovated □ Not renovated
□ Ongoing renovation

5. Overall building appearanceS. Overall building appearance
1 A2 3 51 4 52 3 o •oooo £esw»

SdffMgi:
Sverigf

i-.t'SEE
avri-SST

6- Physical Signs of Residential Gentrification 
P New construction 
P Recent renovation to unlt(s)

6. Physical Signs of Residential Gentrification 
O New construction 
□ Recent renovation to unitjs)

2 3 4i42 31 -a •oa •o-■o. -o oo*
Moderate Extensive 

(e.g., iS'jctural)
Minor 

Cosmetic

□ Upscale/ trendy landscaping (e,g., fencing, plant type} 
O Upscale/luxury and "green" vehicles
□ Other:________________________________
Prevalence; O Rare □ Few □ Noticeable

NotExtensive 
(e.g.y Liras!

□ Upscale/trendy landscaping (e.g., fencing, plant types)
□ Upscale/luxury and "green" vehicles
□ Other: ___________________________
Prevalence: P Rare P Few P Noticeable

ModerateNot visible Minor 
Cosmetic visible

7* Building appearance relative to surroundings 
D Roughly consistent 
Q Out of place, higher-end
□ Out of place, lower-end
□ Unable to judge:______________________

7. Building appearance relative to surroundings 
P Roughly consistent 
O Out of place, higher-end
□ Out of place, lower-end
□ Unable to judge:______ , ,,,

8, Notes on building and outdoor space:.Notes on building and outdoor space:.8,

9, Photo number(s) or range:.9. Photo number(s) or range:.
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Commercial Parcel Groundtruthing Form

AM/PM Station:.Start TimePhysical Observation Date:Observer:

SECTION TWO; COMMERCIAL PARCEL OBSERVATIONS

APN/Parcel # Street Address^Street AddressAPN/Parcei

1, Building type and units: 
□ Multi-story _ 
O Stand-alone 
O Strip maH 
D Unable to judge:___

1. Building type and units:
□ Multi-story _
□ Stand-alone
□ Strip mall
□ Unable to fudge:

# stories# stories

2. Building Use (e.g., office, retail, minimart}:.2. Building Use (e.g,, office, retail, minimart):.

3. Occupancy status 
D Occupied
D Partially occupied: __________ ___
□ Not occupied:

Signs of abandoned: O Yes D No
□ Unable to judge:____________________

3. Occupancy status 
P Occupied
D Partially occupied:__
D Not occupied:

Signs of abandoned: 
□ Unabie to judge:____

□ Yes □ No

4. Building signs and markings
□ property "For sale" signs:________
□ Property "For rent" signs:
□ Eviction notices:_____
□ Upsca! e/trendy signage, ads, displays
□ Other (explain):___________________

4. Building signs and markings
□ Property "Far sale" signs:.
D Property "For rent" signs:________
P Eviction notices:_____
□ Upscale/trendy signage, ads, displays
□ Other (explain):____________ „

5. Building characteristics 
□ Newly constructed 
O Older building:

□ Renovated D Not renovated
□ Ongoing renovation

5. Building characteristics
□ Newly constructed
□ Older building:

D Renovated D Not renovated 
□ Ongoing renovation

6. Overall building appearance6. Overall building appearance
i 3 AI -4 o o o oo0 oo- iwpoofT/Crt-'

average

1. Physical Signs of Commercial Gentrification

□ New construction
□ Recent renovation to unit(s)

7. Physical Signs of Commercial Gentrification

□ New construction
□ Recent renovation to unit(s) 3 A1 2A2 a2 ■o.•o* ■oo-o■o. oo Moderate Extensive 

(#,§•_, structural)
Not visible Minor 

Cosmetic
□ Upscale/trendy landscaping (e.g„ patio furniture, plant 
types)
□ Upscale/trendy store front
□ Other:______________________________

Prevalence: O Rare □ Few □ Noticeable

Not visible Minor Moderate 
Cosmetic

□ Upscale/trendy landscaping {e.g., patio furniture, plant 
types)
□ Upscale/trendy store front
P Other:_____________________________ _

Prevalence: □ Rare □ Few O Noticeable

Extefssivfl 
(e.g., structural}

Building appearance relative to surroundings
□ Roughly consistent
□ Out of piace, higher-end 
O Out of place, lower-end
O Unabie to judge:______________ __________

Building appearance relative to surroundings 
O Roughly consistent
□ Out of place, higher-end 
D Out of place, lower-end
□ Unable to judge:_______________

S.8.

9, Notes on building and outdoor space:.9, Notes on building and outdoor space:.

10. Photo number(s) or range:.10, Photo number(s) or range:.
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UCLA Consent Letter

UNIVERSITY OF CALIFORNIA, LOS ANGELES UCLA
■jW

r~|a.Ii1'
<>(.■urnmrr . gins • mm . ixb isuricr • mvntsloF • MMCt ■ unnuiuni MYnnamR.i ■ muni;'.*1/

cftim fosiMSiavo* mouuty
IUWN JCHOOlC! Fueuc AfRKS 

lOSilSU
loswomuiraiMAMKms

15 March 2015

To Whom It May Concent,

Students at the UCLA Center for the Study of Inequality are conducting a visual Inventory of this neighborhood as 
part of their Urban Planning Master's Program comprehensive research project. This project examines changes 
and developments around transit stations in the Los Angeles area. The information wilt be used to inform pubic 
agencies, community groups and other interested parties about these changes and developments. The goal of the 
study is to enhance neighborhood quality and ensure that all stakeholders benefit from transit development

If you have questions about the credentials of the student, please contact die UCLA Department of Urban Planning 
at the Lusfcir School of Public Affairs at: 3250 Public Affairs Building, Box 951656, Los Angeles, CA90095. Or 
altemat ively, questions can be answered over the phone at (310) 825-4025.

If you have questions a bout the project, please contact meat 818-270-0497.

Thank you.

Sincerely yours.

Silvia Jimenez 
Assistant Director,
Center for the Study of inequality

Department of Urban Planning 
Luskin School of Public Affairs 
University of California Los Angeles 
32SO Public Affairs Building 
Bo*9516S6
Los Angeles, CA 90095-1656 
Phone; (310)825-4025
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Table M.l: Block Segment Observations for Case Study Areas

103rd Street /
Watts Towers

Hollywood/ WesternChinatown

Total Block Segments 2021 31
Land Uses

Single Family
Multifamily
Retail
Commercial
Institutional
Industrial
Mixed-Use
Vacant
Other (e.g-, park) 
Total

1% 4% 40%
51% 31%6%

30% 12% 8%

4% 2% 1%

2%13% 13%
3% 0% 0%

21% 9% 0%

12%21% 6%

0%0% 9%

101% 100%100%

Public infrastructure

Bus Stop Shelter 
Fed, Street Lights 
Residential permit parking 
Street Furniture 
Bike Infra 
Public Trash Cans

5%5% 16%
48% 20% 23%

0% 0%10%

10%43% 16%
5% 25% 19%

15% 10%43%
38% 50% 0%Parking Meters 

Street Improvements 14% 15% 42%
Visible People

Busy
Moderately busy 
Not busy 
Ethnicity

10%

35%
50%

White, Latino, 
Black, Asian

0% 6%

38% 16%
62% 61%

Asian, Latino, White Black, Latino

Physical Disorder

Overall Rating 
Neighborhood watch 
Anti-littering/graffiti 
Anti-ioitering/drug use 
Anti-trespassing 
Other Signage 
Other Notes

2.28 2.05 2.25
0% 5% 6%

5%0% 16%
0% 10% 3%
10% 30% 39%

30% 42%19%

Ethnic Commercial Presence

Non-English signs 
Ethnic businesses 
Ethnic goods 
Ethnic Institutions

25%67% 10%

52% 25% 10%

15%48% 0%

5%14% 0%
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103rd Street /
Watts Towers

Hollywood/ WesternChinatown

Commercial Gentrification

Specialty food shops
Boutique stores
Yoga studios
High end grocery stores
Artsy spaces
Other Notes
Diversity of Commercial Activity

5% 5% 0%

0% 0% 0%
5%0% 0%

0% 0% 0%

0% 0% 0%
N/A

2.41.4 1.7
Physical Signs of Commercial 

Gentrification

New Construction 
Recent Renovation to Units 

Scale 1-4
Upscale Landscaping 
Upscaie/Green Vehicles

5% 15% 6%

81% 15% 6%

2.3 1.81.3
5% 5% 32%
10% 0% 13%

Physical Signs of Residential 

Gentrification

20%New Construction 
Recent Renovation to Units 

Scale 1-4

S% 9%
40%57% 84%

1.3 2.5 1,8
Upscale Landscaping 
Upscale/Green Vehicles

50%5% 43%
10% 35% 17%

Public Art/Aesthetics Chinese themed decor, 
plazas and pedestrian 
street (blocked off to 

cars}

Poster billboards, 
mural on warehouse, 
Armenian genocide 

mural

Nice mural on corner or 
Wilmington& 103rd, 
public murals, trees
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Table M.2: Commercial Parcels Observations for Case Study Areas
103rd Street /
Watts TowersHollywood/ WesternChinatown

7 2Commercial Parcels 3
Building Density

Multistory Buildings 
Number of Stories 
Standalone Building 
Strip mail 
Unable to Judge

42.86% 100.00% 0.00%

N/A N/A2
14.29%
0.00%

14.29%

0.00%

0.00%

0.00%

100.00%
0.00%

0.00%

N/A N/A N/ABuilding Use

Occupancy Status

Occupied 
Partially Occupied 
Not Occupied 
Unabie to Judge

85.71%
0.00%

14.29%
0.00%

100.00%

0.00%

0.00%

0.00%

33.33%
0.00%

33.33%
33.33%

Signage Presence

Forsaie signs 
For rent signs 
Eviction Notices 
Upscale signage 
Other

0.00%

0.00%
0.00%

0.00%

0.00%

0.00%

0.00%

50.00%

0.00%

0.00%

0.00%

0.00%

N/AN/A N/A
Building Improvements

Newly Constructed 
Older Building 
Renovated 
Not Renovated 
Ongoing Renovations

100.00%

0.00%

0.00%

0.00%

28.57%
0.714285714

0.00%

100.00%
0,00%

100.00%

0
0.714285714

N/A N/A N/A
Exterior Appearance

Overall Appearance 
Recent Renovations (1-4) 
Upscale Landscaping 
Upscale Vehicles______

3.26 2.003.17
27 1

100.00%

50.00%
0%0.00%

0.00% 0%

Appearance in Neighborhood Context

Out of place, higher 
Out of place, lower 
Roughly the same
Unabie to Judge_________________

14.29%
0.00%

71.43%
14.29%

100.00%

0.00%

0.00%

0.00%

0.00%

33.33%
66.67%
0.00%
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Table M.3: Residential Parcels Observations for Case Study Areas
103rd Street /
Watts TowersHollywood/ WesternChinatown

23Residential Parcels 17 46
Land Use

Single Family 
2-4 MF 
5+ MF 
Vacant Lot

9%47% 72%
0%29% 28%

87%24% 0%

4%0% 0%

100% 100%100%

Occupancy Status

Occupied 
Partially Occupied 
Not Occupied 
Unable to Judge

87% 96%94%
9%0% 2%

4% 2%0%

0%6% 0%
100%100% 100%

Signage Presence

For sale 
For rent
Eviction Notices 
Newly constructed 
Other Signs

0% 0% 2%

4%0% 7%
0%0% 0%

0% 0% 0%

0%0% 0%

Building Improvements

Newly Constructed 
Older Building 
Renovated 
Not Renovated 
Ongoing Renovations

65% 9% 24%
87% 76%35%
57%24% 30%
26%12% 46%

0% 4% 0%

100%100% 100%

Exterior Appearance

Overall Appearance 
Recent Renovations (1-4) 
Upscale Landscaping 
Upscale Vehicles

3.260869565
1.913043478

3.647058824
1.235294118

3.413043478
1.5

43%24% 11%

0% 4% 0%

Appearance in Neighborhood 

Context

Out of place, higher
Out of place, lower
Roughly the same
Unable to Judge_____________

6% 26% 22%

0% 9% 4%
61% 74%88%

0% 0% 0%
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Appendix N. Interview Protocol for Los Angeles
The following section outlines the key questions used for this study, an outline to the interview 
approach, and information about the interviewed organizations and agencies, The research team 
also identified best practices for collaboration between CBOs and government agencies to minimize 
negative externalities. Results are presented as part of the 2015 UCLA Master's in Urban and 
Regional Planning Comprehensive Project. 10

Our intended interviewee for each CBO was the executive director or a CBO employee with specific 
experience or insight in the TOD process. The interviewees had to have worked for the CBO for a 
significant length of time or participated in multiple organizing campaigns. Table N.l includes more 
information about the organizations that were interviewed.

Public agencies were the second group of organizations selected for this research study. For the 
purposes of our study, we limited the selection to public agencies that are involved in local or 
regional land use and transportation planning in Los Angeles. Additionally, the public agencies must 
have worked on projects related to TOD, from development planning to construction of the actual 
transit infrastructure. We excluded the Los Angeles Department of Transportation (LADOT) 
because our secondary research found that it has not been active in TOD, despite providing other 
transit services for much of the study area. Table N.2 identifies the 4 public agencies that were 
identified for interviews specifically in the study areas. Since these agencies are large organizations 
that have various missions across the LA region, we selected interviewees from multiple 
departments to collect insight from different perspectives.

Table N.l: Interviewed CBOs

Area Served Approx. Annual ExpendituresOrganization Year Est.

$900,000 (2013}Strategic Action for a Just 
Economy (SAJE)

South Los Angeles 1996

N/AChinatown/Lincoln HeightsSoutheast Asian Community 
Alliance (SEACA)

2002

N/AChinatown Community for 
Equitable Development (CCED)

Chinatown 2012

$635,000 (2012)Thai Town / East Hollywood 1994Thai Community Dev. Center

Watts / South Los Angeles N/AWatts Community Studio 2011

$141 Million (2013)Greater Los Angeles Area/ 
National

Trust for Public Land 1972

N/AGreater Los Angeles AreaLA Voice 2000

The 2015 Comprehensive Project, "Oriented for Whom? The Impacts of TOD on Six Los Angeles Neighborhoods, 
is available online at: http://iuskin.ucla.edu/content/comprehensive-project
10
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Table N.2: Public Agency Interviews 

No. of IntervieweesDivision Interviewed Area ServedAgency

Development County of Los AngelesLos Angeles County
Metropolitan Transit
Authority (LA Metro)

joint
Program

1

Department of planning City of Los AngelesCity of Los Angeles 5

City of Los AngelesCity of Los Angeles City Councii District 13 1

Neighborhood Councils City of Los AngelesCity of Los Angeles 2

Strategic Actions for a Just Economy (SAJE)

SAJE is a community organizing and advocacy organization working on behalf of the current 
residents of South LA, particularly in the Figueroa Corridor. SAJE provides legal support to 
distressed renters, helps establish land trusts, and works to find positive solutions to conflicts 
between institutions and low-income city residents. SAJE works in partnership with other 
organizations to ensure that the fate of city neighborhoods is decided by those who live there, and 
accomplishes this in ways that are replicable and sustainable (Strategic Actions For a Just Economy 
2015).

South East Asian Community Alliance (SEACA)

Launched in 2002, SEACA was founded on the principle of inclusion, and from the beginning, has 
been guided by a belief that individuals can improve and build power in their own communities. 
The organization was started due to a lack of resources targeting the needs of Southeast Asians. 
SEACA began as a youth leadership program and over the years have expanded programs to include 
youth organizing, creative arts and self-expression, and most recently, health and community 
building through food and gardening (SEACA 2015).

Thai Community Development Center (Thai CDC)

Thai CDC was established to begin addressing the health and human service needs of the Thai 
population living in Los Angeles, Thai CDC offers a broad range of services, including health and 
human services, legal services, senior services, and youth services. Since its establishment in 1994, 
Thai CDC has addressed the multifaceted needs of Thai immigrants in the Southern California 
region, who, at an estimated population of 100,000 are considered the largest number of Thais 
living abroad (Thai CDC, 2015).

Watts Community Studio

The Watts Community Studio is a research project supported by the City of Los Angeles' Council 
District 15 Office of Joe Buscaino. The project goal is to inform local planning and economic 
development policy by surveying the business owners and residents of Watts in order to find out 
what problems most concern the community and determine how the Council District can support 
positive change. In addition to surveys, WCS also aims to increase collaboration and organization 
between small businesses, community-based organizations and faith-based organizations by 
conducting focus groups (WCS 2015).
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Chinatown Community for Equitable Development (CCED)

Chinatown Community for Equitable Development (CCED) is a multiethnic coalition that was 
founded in May 2012 (Nguyen 2014). CCED was founded to advocate for Chinatown’s small 
businesses whose tenure and survival was threatened by the development of the Chinatown Wal- 
Mart. The organization's larger goals include preserving the cultural integrity and character of the 
neighborhood and advocating for the rights of long term residents to live and work in the area. 
While Chinatown has changed due to light rail expansion and the increased development interest it 
prompted, residents can be assured that CCED will provide them a voice in the development 
process.

Trust for Public Land

Trust for Public Land works to create greenspace in cities across the nation. The organization's Los 
Angeles office recently worked with the City and Watts community residents to transform an 
abandoned lot near the Metro Blue Line into community serving park space (Trust for Public Land, 
personal communication April 6, 2015). Development Interest spurred by TOD can provide 
increased community amenities like greenspace in urban neighborhoods. The Trust for Public 
Land's efforts show that community driven advocacy can create these improvements in 
underinvested neighborhoods that need them most.

LA Voice

LA Voice was founded in the year 2000 and organizes to increase leadership capacity in Los Angeles 
working class communities (LA Voice). The organization is involved in a number of issues including 
housing and workers rights in rapidly changing Los Angeles neighborhoods (LA Voice, personal 
communication, April 10, 2015). The organization has also conducted community visioning 
exercises around Metro owned properties near the Metro Red Line. The organization’s advocacy 
work has amplified the voices of low income residents so development and neighborhood 
improvements benefit all residents.

Key Interview Questions
How has Transit Oriented Development (TODf impacted the study areas?

We asked questions about how TOD had impacted the study areas in question. Before proceeding to 
other interview questions, it was important to understand what changes due to TOD that the 
interviewees identified. This line of question provides an opportunity to better understand 
community experience through the eyes of those who live and work in the area. Assessing the 
perceived impacts on each study area enabled the team to compare the effects of TOD across 
geographic areas.
How effective have local communities been in controlling the outcomes of TOD?

The next set of questions pertains to how CBOs and agencies have influenced the outcomes of TOD 
in a geographic area. Our interview team was looking for both concrete examples of successful and 
unsuccessful campaigns or strategies to influence the results of TOD, as well as general issues that 
had arisen in specific areas that were experiencing TOD growth. In the end, the responses to this 
line of questioning form the basis for a set of recommendations to address ongoing concerns in the 
TOD process.
What is the relationship between CBOs and governmental agencies in the TOD process?
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A key focus of study for the project is the amount of community input in the development of Metro’s 
rail system. Ideally, there would be a high level of collaboration and coordination between the 
governmental agencies overseeing the construction of transit lines [and the subsequent urban 
growth patterns) and the local communities that experience these impacts. The research team was 
interested in understanding the degree of coordination [if any) between government agencies 
charged with the development of transit and the communities that they are ostensibly there to 
serve.
What more can be done to allow station area residents and community groups to influence the TOD 
process from conception, design, and realization?

Finally, our team was interested in what were the internal and external factors, such as staff 
availability or professional relationships that limited the effectiveness of CBOs and governmental 
agencies in impacting the TOD process. Governmental agencies are primarily responsible for the 
design and implementation of a transit system; CBOs can work through the public process or 
informal channels to minimize undesirable outcomes in the development.
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Appendix O. Detailed Assessments for LA Ground-Truthing 
Case Studies

Chinatown Detailed Assessment

For the Chinatown case study, we surveyed 21 street block segments along the streets of Hill, 
Broadway, Spring, Alameda, Alpine, College, Llewellyn, Gin Ling, Mei Ling, and Sun Mun within the 
quarter-mile buffer from the station, and Grand and Cesar Chavez within the half-mile buffer [See 
Figure 0,1). Additionally, we sampled 19 residential parcels and seven commercial parcels. Parcels 
observed included parcels on Stadium, Coronel, Bernard, Hill, Broadway, Yale, and Alpine (See 
Figure 0.2). As mentioned above, our observed parcels had a 95% match with the assessor data in 
residential land use.

Our observations captured relatively little commercial change and only very early signs of 
residential gentrification. Most of the blocks surveyed were predominantly commercial, many 
[about 30%) with retail or mixed-use (about 21%). There was no new commercial construction 
visible in the surveyed blocks. About 80% of the commercial blocks had recent renovations; 
however, most of the renovations were minor. Only two blocks had signs of upscale landscaping, 
while we noticed "green” or upscale vehicles only in one block. We only observed one commercial 
"For Lease” sign. Similarly, in the seven commercial parcels surveyed, the buildings appeared as 
"average" while five parcels did not show any renovation, although two had newly constructed 
properties.

Chinatown, additionally, had the highest concentration of ethnic commercial presence of all the 
case study areas. About 50% of the blocks had indicators showing ethnic business and goods, and 
over 65% of commercial blocks (or 14 blocks) had non-English signs. Chinatown's commercial 
presence was comprised of primarily older, established businesses with very few indications of 
commercial gentrification [no new boutique stores, yoga studios, high-end grocery stores, artsy 
spaces, or the like). Over 70% of the commercial parcels surveyed appeared roughly the same in 
appearance to the surrounding neighborhood context, and none had upscale signage that looked 
out of place (e.g., appeals to a certain lifestyle or type of shopper). However, the area had the 
highest presence of specialty food shops of the case study areas, possibly targeting visitors and 
tourists.

Our observations differ from those of representatives from CBOs, who expressed concerns that a 
growing number of new neighborhood businesses are not catering to the needs of long-term 
Chinatown residents, such as culturally appropriate retail that meets the needs of the elderly, 
affordable food and retail, and in some cases, jobs. Representatives from CBOs indicated that new 
development and incoming retailers like Starbucks and Walmart are instead catering to new 
residents or more affluent commuters (Southeast Asian Community Alliance, SEACA, personal 
communication, February 4, 2015).

According to CBO representatives interviewed, business turnover and displacement has also led 
some long-term residents to leave their homes because they no longer feel a cultural and economic 
connection to Chinatown (SEACA, personal communication, February 4, 2015). With the increase in 
new development, the businesses that provide goods, services, and even jobs are getting displaced 
(SEACA, personal communication, February 4,2015).
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Our observations did capture some signs of residential gentrification, which coincided with CBO 
concerns and the findings of our gentrification model. We observed one block with new residential 
construction, one block that had properties with upscale landscaping, and two blocks that had 
upscale or green vehicles parked on the street (See Table A1.2 in Appendix I). About 57% of the 
surveyed blocks had residential renovations, which were mostly minor. These low numbers and 
percentages, however, are due to the fact that most blocks surveyed were commercial rather than 
residential - with the residential blocks surveyed being mostly along Grand and Cesar Chavez - 
since residential land uses were uncommon in the areas immediately adjacent to the Metro rail 
station.
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Figure 0.1: Blocks Surveyed for Chinatown Study Area

Of the residential parcels surveyed, eight were single-family, five were multi-family with less than 
five units, and four were multi-family with five or more unite. Chinatown also had the highest 
prevalence of new construction on residential parcels. About 65% of the surveyed residential 
parcels appeared to have new construction, over twice the percentage for Watte and seven times 
the percentage for Hollywood, which may be attributed to Chinatown's proximity to Downtown. 
This may indicate a quickly growing residential segment of the Chinatown area. Additionally, about 
one-fourth of residential parcels surveyed had upscale landscaping and one-fourth were newly 
renovated.
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Figure 0.2: Parcels Surveyed for Chinatown Study Area

A total of eight blocks had parking meters, two had residential permit parking, while three blocks 
had street or sidewalk improvements. Bus stop shelters and bike infrastructure were present on 
one bock. Additionally, way finding signage and Chinatown banners were common. Chinese 
architecture, arches, and street art were also present. Although over 60% of the blocks observed 
did not have much pedestrian traffic, our observations captured a diverse population in the area, 
which included not only Asians but also Latinos and non-Hispanic whites.

In the recent decades, Chinatown has experienced change along the outskirts of the half-mile radius 
around the station, but not close to the station where most of the commercial parcels exist. Our 
observations captured some of the residential changes that have occurred along the outskirts. 
However, due to limited parcel sampling and the fact that some new developments are only 
forthcoming, we failed to pick up some of the changes that many community groups see and fear - 
such as the Grand Plaza development on Cesar Chavez Avenue or the newly proposed College 
Station development. Given the high number of renters in the area, CBOs worry that real estate 
speculation may force long-term, low-income renters out of the neighborhood.

Some affordable housing units are also threatened; Chinatown has had affordable senior housing 
since the 1980s but many of the affordable units have expired or are set to expire (Chinatown 
Community for Equitable Development, personal communication, April 15, 2015). As a result, 
according to CBO representatives, some affordable senior units are converting into market-rate 
units. This conversion is often initiated by landlords, who turn over the building and ask for higher 
rents when the affordability requirements expire. CBOs are concerned with how the conversion of 
affordable units into market-rate units may displace Chinatown's long-term residents. They believe 
that real estate developers see an opportunity to attract higher returns on their developments,
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which may have negative effects for a neighborhood like Chinatown that has many low-income 
residents.

Strong relationships between CBOs and public agencies in TOD areas are necessary to develop 
plans and polices to encourage development that provides community benefits through equity 
provisions. In the Chinatown area, this discussion is mostly happening through the city planning 
department's Cornfield Arroyo Seco Specific Plan (CASP), which includes density bonuses to 
encourage the development of affordable housing units.

Holtywood/Westem Detailed Assessment

For the Hollywood/Western area, we surveyed 20 block segments, which included blocks along 
Hollywood, Western, Saint Andrews, Serrano, Carlton, Russell, and Harvard within the quarter-mile 
buffer from the station, and streets such as Sunset Kingsley, and Winona within the half-mile buffer 
(See Figure 0.3). Additionally, we sampled 46 residential parcels and two commercial parcels. 
Parcels observed were on Hobart, Sunset, Loma Linda, Serrano, Carlton, Harold, Harvard, Garfield, 
Oxford, Gramercy, and Western (See Figure 0.4). Our observed parcels in this neighborhood had a 
93% match with assessor data in residential land use.

Our gentrification model shows that only the area southwest of the Metro station appears to have 
gentrified in the last decade, while the area to the southeast has undergone little development or 
change. Further, no tracts north of the Metro station appear to be eligible for gentrification. Our 
ground-truthing observations, however, capture more signs of gentrification than those shown in 
the model.
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Figure 0.3: Blocks Surveyed for Hollywood/Western Study Area
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Assesor Parcels
□ mi and 1/4 mi Buffers

hoi[ywood_W&$l«m_20l3sat$CbOfl 
Hew Construction 
MFH Sale®

. SFH Sales

Conune/crai Sales (none)
Con oo Conversions

I
1I

jL

I m*\
\ii \

Ea
^=1 IlfT

K■\
/-t

S£|I iI
I-■ r-- Sw*»r

f 1 A0125 0 25 Wilfis
L

a. Jime/iM. Aug 20151 Shapeie. Hgwtne 2010

Figure 0.4: Parcels Surveyed for Hollywood/Western Study Area

Hollywood/Western showed clear signs of late-stage commercial and residential gentrification. 
Surrounding the station itself are primarily commercial businesses, mostly retail or mixed-use. 
Although Hollywood/Western is still dominated by small, older, well-established stores, it also has 
indications of commercial gentrification. This area had the highest percentage of new construction 
in the commercial block surveyed - about 15%. About 15% of the surveyed blocks had minor or 
moderate renovations, while only one block had properties with some upscale landscaping (patio 
furniture, plants, and decorative fencing].

The two commercial parcels observed had both multi-story new constructions, making them out of 
context from the surrounding parcels. Additionally, one block had a yoga studio and one a special 
food shop, and one multi-story use building housed a Starbucks, a Crossfit specialty gym, and many 
brand-named retail stores, indicating some stereotypical signs of gentrification. One-fourth of the 
blocks surveyed having some non-English signs and ethnic businesses. These included mostly signs 
in Thai, which is expected, given the presence of Thai Town. Yet, upon one visit, the Thai 
restaurants seemed to cater towards a diverse and younger crowd. One block also housed an ethnic 
institution (a Korean church). Block segment observations also indicated signs of ethnic presence 
such as posters, a painted utility box, and a mural commemorating the Armenian genocide.

Additionally, Hollywood/Western showed multiple signs of residential gentrification. About 20% of 
the blocks surveyed had new construction, which is the highest amongst the case study areas, and 
about 40% showed signs of moderate renovation. Half of the blocks observed had upscale 
landscaping, the most amongst the case studies, and 35% had upscale or green vehicles. Moreover, 
many blocks had signs indicating territoriality - six blocks had anti-trespassing signs, while six
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other blocks had other signage such as "Property dosed to the public", "Security camera", or 
"Reserved parking."

Of the residential buildings, 9% were new, 27% renovated, and 36% with ongoing renovations. The 
vast majority were ranked as average (61%), or above average (22%). Only two (9%) buildings 
were lower end and out of place relative to the neighborhood scale and character. Many of the 
residential blocks also had "for rent" signs, including one that "Welcomed Section 8."

Hollywood/Western has less public infrastructure than Chinatown, but the highest percentage for 
bike infrastructure (25% or 4 blocks). Hollywood/Western had more pedestrian activity than the 
other case-study neighborhoods. About 10% of blocks were perceived as busy in terms of 
pedestrian traffic, while 35% were moderately busy. Whites, Latinos, blacks, and Asians were all 
observed walking or biking in the area.

Representatives of community-based groups interviewed noted the residential gentrification that 
the area is experiencing. One organizer estimated that 30 percent of a Hollywood church 
congregation has moved to San Fernando Valley because of rising rents in Hollywood (LA Voice, 
personal communication, April 10, 2015).

The Hoilywood/Western TOD area has a high potential for gentrification. However, the 
gentrification impact may be moderated by community and CBO intervention and the 
implementation of the Vermont/Western Transit Oriented District SNAP adopted in 2001. The plan 
mandates equitable development through its community benefit elements. For example, SNAP's 
child care facility component requires mixed-use or commercial projects with 100,000 square feet 
or more of nonresidentia! floor area to include childcare facilities to accommodate the needs of 
employees.

Thai Community Development Center (Thai CDC) and East Hollywood Neighborhood Council, along 
with Metro are trying to form a partnership to create a small business incubator near the 
Hollywood/Western Station (personal communication, March 9, 2015). However, where CBOs are 
not actively involved in neighborhood councils, there is potential that they may be left out of the 
planning process.

103 rd St./ Watts Towers Detailed Assessment

For 103rd St/Watts Towers, we surveyed about 31 block segments, which included blocks on 
Century, 103rd St,104til, 105th, Compton, Grandee, Graham, Beach, Holmes, Kimberly, Bandera, 
Wilmington, Anzac, Grape, and Hickory (Figure 0.5). Additionally, we sampled 46 residential 
parcels and three commercial parcels (Figure 0.6). The observed parcels had 89% match with 
assessor data in residential land use.
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Figure 0.5: Blocks Surveyed for 103rd St/Watts Towers Study Area

Figure 0.6: Parcels Surveyed for 103 rd St/Watts Towers Study Area
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Our model of gentrification shows that although 103rd St/Watts is eligible for gentrification in that 
it is a disadvantaged disinvested neighborhood, the area has little signs of development in the last 
decades. Our ground-truthing observations are consistent with this finding.

Although the oldest of the Metro rail stations in our study, it showed very few signs of commercial 
gentrification. Only about 6% of the surveyed block segments showed signs of new commercial 
construction with mostly minor, cosmetic renovations. The few newly constructed commercial 
properties housed mostly small mom-and-pop stores. There was only one block dominated by 
commercial and retail uses, the Martin Luther King Shopping Center; most of the businesses there 
appeared to cater to a lower-income demographic. Examples of retail establishments include Food 4 
Less, Popeye’s, Burger King, and small hair salons. Only one block had upscale landscaping or green 
vehicles (See Table AI.l in Appendix I).

While commercial land uses were infrequently observed in Watts; we noticed a significant 
institutional presence, making up about 13% of the total observed land uses in the surveyed blocks. 
The largest institution is the Watts Health Center. Additionally, the surveyed area included the St. 
Lawrence of Brindisi Elementary School and St. Lawrence of Brindisi Church.

Residential development, on the other hand, did show some moderate signs of gentrification. A 
large proportion of the blocks surveyed were residential, about 40% single-family and 31% multi
family. About 9% of the blocks appeared to have new residential construction, mostly along 
Wilmington. Renovated homes were present on about 84% of the surveyed blocks. However, many 
renovations seemed to be minor and solely cosmetic. While there appears to have recently been a 
high amount of transactional activity in residential parcels, a change in ownership has only 
occasionally resulted in the improvement of a parcel’s appearance.

Of the residential parcels, about 71% were single-family and the rest were multi-family containing 
between two and four units. In total, approximately a quarter of the residential units appeared to be 
newly constructed, and more than a third were either in the process of renovation or appeared to 
have been recently renovated. Additionally, roughly a fifth of the units appeared to be significantly 
more upscale than their surrounding units, while only two units were significantly downscale 
compared to their neighbors.

The 103rdSt./Watts Station had the most security signage compared to the other case study areas. 
Of the 31 blocks, two had neighborhood watch signs’, five had anti-littering or graffiti signage, 12 
had anti-trespassing signage, and 13 had other types of signs, such as “no parking," "security 
surveillance,'1 and "beware of dog.” Several houses also had bars on the windows, while the majority 
of houses had high fences or gates. The prominence of these characteristics indicated the need or 
desire for more safety in the area.

In regards to public infrastructure, seven blocks had pedestrian streetlights, six blocks had bike 
infrastructures, five blocks had bus stop shelters and street infrastructure, and three blocks had 
public trashcans. Thirteen of the blocks surveyed (42%) had sidewalk improvements. Trees and 
public murals were also present. However, the neighborhood also had signs of disorder such as 
alleyways and vacant lands serving as dumping grounds.

Our observations and model results echo the experience of community groups in the Watts 
neighborhood - confirming the lack of noticeable changes near the 103rd St./Watts Towers metro 
station. Not captured by the physical observations of the community or by the gentrification model,
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however, is the day-to-day experience of some Watts residents. South Los Angeles CBOs have 
discussed many instances of illegal evictions and slum conditions in South Los Angeles [personal 
communication, April 16, 2015).

Since the area is gentrification-eligible but does not yet show major evidence of gentrification, 
proactive community-public partnerships, if formed early, may help prevent future displacement 
and achieve a more equitable development model. As TOD plans are developed for the area, 
community benefits should also be put in place through equity provisions. For example, one tool for 
potential collaboration is the Jordan Downs Urban Village Specific Plan, which has the goal to create 
high-quality transit areas, protect community resources, and provide equitable economic 
opportunities.13 The Jordan Downs Urban Village Specific Plan aims to improve connectivity for the 
aging Jordan Downs public housing project, which is located a half-mile west of the rail station. This 
plan has the potential to transform Jordan Downs into a mixed-income development (City of Los 
Angeles, 2012).

The specific plan is available online at: http://cityplanning.lacity.org/staffrpt/initialrpts/CPC-2010-31.pdf11

360

http://cityplanning.lacity.org/staffrpt/initialrpts/CPC-2010-31.pdf


Appendix P. Bay Area UrbanSim Models as Used in Plan Bay 
Area
This Appendix describes each of the models used in the Bay Area application of UrbanSim for the 
PlanBayArea project, and is intended as a more detailed reference for the base implementation for 
the current project. The changes in the preceding sections were applied to an updated version of 
the models as described below.

The sequence of the presentation of the models is organized approximately in the order of their 
execution within each simulated year, but in some cases they are grouped for clarity of exposition. 
All of the models operate as microsimulation models that update the state of individual agents and 
objects: households, businesses, parcels and buildings. The state of the simulation is updated by 
each model, and results are stored in annual steps from the base year of 2010 that the model uses 
as its initial conditions, to the end year of 2040 for each scenario that is simulated.

Business Transition Model

Objective

The Business Transition Model predicts new establishments being created within or moved to the 
region by businesses, or the loss of establishments in the region - either through closure of a 
business or relocation out of the region.

Employment is classified by the user into employment sectors based on aggregations of Standard 
Industrial Classification [SIC] codes, or more recently, North American Industry Classification 
(NAICS) codes. Typically sectors are defined based on the local economic structure. Aggregate 
forecasts of economic activity and sectoral employment are exogenous to UrbanSim, and are used 
as inputs to the model. The base year UrbanSim employment data for the MTC application were 
obtained from ABAC, The employment sectors adopted for this application are shown in Table AL.l. 
The Business Transition Model integrates exogenous forecasts of aggregate employment by sector 
with the UrbanSim database by computing the sectoral growth or decline from the preceding year, 
and either removing establishments from the database in sectors that are declining, or queuing 
establishments to be placed in the Business Location Choice Model for sectors that experience 
growth. If the user supplies only total employment control totals, rather than totals by sector, the 
sectoral distribution is assumed consistent with the current sectoral distribution. In cases of 
employment loss, the probability that an establishment will be removed is assumed proportional to 
the spatial distribution of establishments in the sector. The establishments that are removed vacate 
the space they were occupying, and this space becomes available to the pool of vacant space for 
other establishments to occupy in the location component of the model. This procedure keeps the 
accounting of land, structures, and occupants up to date. New establishments are not immediately 
assigned a location. Instead, new establishments are added to the database and assigned a null 
location, to be resolved by the Business Location Choice Model.

Algorithm

The model compares the total number of jobs by sector in the establishments table at the beginning 
of a simulation year, to the total number of jobs by sector specified by the user in the annual 
employment control totals for that year. If the control total value is higher, the model adds the
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necessary number of establishments to the establishments table by sampling existing 
establishments of the same sector and duplicating them until enough jobs have been added. If the 
control totals indicate a declining job count for a sector then the appropriate number of 
establishments in the data are selected at random and removed. The role of this mode) is to keep 
the number of jobs in the establishments data in the simulation synchronized with aggregate 
expectations of employment in the region. In most current applications, control totals are 
separately specified for each sector and split by a proportion that is assumed to be home-based 
employment vs non-home-based employment. These two are handled by different model groups in 
the establishment location choice model.

Table P.l: Employment Sectors

Sector DescriptionSector ID

Professional services
Finance, insurance, and
real estate
Business services
Agriculture
Natural resources
Arts and recreation
Government
Other education
Logistics
Haling and drinking 
Regional retail 
Social sen ices 
Leasing
Heavy manufacturing
Health
Local retail
Transportation
Higher education
Utilities
Construction
Biotechnology
Light manufacturing
Information
Hotel
Tech manufacturing 
Persona] services 
K-12 education 
Unclassified

I
■y

3
4
5
6
7
8
9
10
II
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
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Configuration

The configuration of the Business Transition Model in the parcel model system is summarized in 
the following table:

Table P,2: Configuration of Business Transition Model

Element Setting

Establishments 
Establishments 
Rule Based

Agent
Dataset
Model Structure

Data

The following tables are used in the Business Transition Model in the parcel version of UrbanSim.

Table P.3: Data Used by Business Transition Model

Table Name Brief Description

Annual aggregate control totals for employment by sector 
jobs (synthesized from ABAG zonal employment by sector)

annual_buxiness„coiitrol_totals
jobs

Household Transition Model

Objective

The Household Transition Model (HIM) predicts new households migrating into the region, or the 
loss of households emigrating from the region.

The Household Transition Model accounts for changes in the distribution of households by type 
over time, using an algorithm analogous to that used in the Business Transition Model. In reality, 
these changes result from a complex set of social and demographic changes that include aging, 
household formation, divorce and household dissolution, mortality, birth of children, migration into 
and from the region, changes in household size, and changes in income, among others. The data 
(and theory) required to represent all of these components and their interactions adequately are 
complex, and although these behaviors have been recently implemented in UrbanSim they were not 
available for use within the time constraints of this project. In this application, the Household 
Transition Model, like the Business Transition Model described above, uses external control totals 
of population and households by type (the latter only if available) to provide a mechanism for the 
user to approximate the net results of these changes. Analysis by the user of local demographic 
trends may inform the construction of control totals with distributions of household size, age of 
head, and income. If only total population is provided in the control totals, the model assumes that 
the distribution of households by type remains static.

As in the business transition case, newly created households are added to a list of movers that will 
be located to submarkets by the Household Location Choice Model. Household removals, on the 
other hand, are accounted for by this model by removing those households from the housing stock.
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and by properly accounting for the vacancies created by their departure. The household transition 
model is analogous in form to the business transition model described above. The primary 
household attributes stored on the household table in the database are shown in Table P.4. Income 
and persons are the most commonly used attributes to include in the control totals in order to be 
able to set household targets for income and household size distribution in future years.

Table P.4: Household Attributes

DescriptionCharacteristic

Rent or Own
Single Family Detached, Single Family Duplex, Apartment,
Townhouse, Group Quarters
Annual Household Income
Total Persons in Household
Number of Children (under 18) in Household
Race of Head of Household
Number or Workers in Household
Number of Vehicles

Tenure
Building Type

Income
Persons
Children
Race
Workers
Vehicles

Algorithm

The model compares the total number of households [by type] in the households table at the 
beginning of a simulation year, to the total number of households [by type] specified by the user in 
the annual household control totals for that year. If the control total value is higher, the model adds 
the necessary number of households to the household table by sampling existing households (of the 
same type] and duplicating them. If the control totals indicate a declining household count (by 
type] then the appropriate number of households in the data are selected at random and removed. 
The role of this model is to keep the household data in the simulation synchronized with aggregate 
expectations of population and households. Note that the model can be configured by the user’s 
choice of specification of the annual control totals, Jf no household characteristics are included in 
the control totals, then the synchronization is done for the total number of households. Otherwise it 
is done by the categories present in the control totals.

Configuration

The configuration of the HTM in the parcel model system is summarized in the following table:

Table P.5: Configuration of Household Transition Model

SettingElement

Agent
Dataset
Model Structure-

Household 
Household 
Rule Based
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Data

The following tables are used by the Household Transition Model in the parcel version of UrbanSim.

Table P.6: Data Used by Household Transition Model

Brief DescriptionTable Marne

Annual aggregate control totals for house
holds, optionally by type 
Synthesized households 
Synthesized persons

annual house ho!d_controLtotals

households
persons

Business Relocation Model

Objective

The Business Relocation Model predicts the relocation of establishments within the region each 
simulation year.

Employment relocation and location choices are made by firms. In the current version of UrbanSim, 
we use establishments as the units of analysis (specific sites/branches of a firm]. The Business 
Relocation Model predicts the probability that establishments of each type will move from their 
current location or stay during a particular year. Similar to the economic transition model when 
handling job losses in declining sectors, the model assumes that the probability of moving varies by 
sector but not spatial characteristics. All placement of establishments is managed through the 
business location choice model.

As in the case of job losses predicted in the economic transition component, the application of this 
model requires subtracting jobs by sector from the buildings they currently occupy, and the 
updating of the accounting to make this space available as vacant space. These counts will be added 
to the unallocated new jobs by sector calculated in the economic transition model. The combination 
of new and moving jobs serve as a pool to be located in the employment location choice model. 
Vacancy of nonresidential space will be updated, making space available for allocation in the 
employment location choice model.

Since it is possible that the relative attractiveness of commercial space in other locations when 
compared with an establishment's current location may influence its decision to move, an 
alternative structure for the mobility model could use the marginal choice in a nested logit model 
with a conditional choice of location. In this way, the model would use information about the 
relative utility of alternative locations compared to the utility of the current location in predicting 
whether jobs will move. While this might be more theoretically appealing than the specification 
given, it is generally not supported by the data available for calibration. Instead, the mobility 
decision is treated as an independent choice, and the probabilities estimated by annual mobility 
rates directly observed over a recent period for each sector.
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Algorithm

The Business Relocation Model is implemented as a cross-classification rate-based model, with a 
probability of moving by employment sector applied to each establishment, each simulation year. 
For example, if an establishment is in the retail sector, their probability of moving would be looked 
up by finding the retail sector entry in the annuai_business„reIocation_rates table. Let's assume the 
rate in the table is .25. This means there is a 25% chance the job will move in any given year, and 
75% chance they will not move in that year. The model uses Monte Carlo Sampling to determine the 
outcome. It works by drawing a random number [from the uniform distribution, between 0 and 1), 
and comparing that random draw to the probability of moving for each household, So with our 
example establishment's probability of 0.75 that they will stay, if we draw a random number with a 
value higher than 0.75, we will predict that the job will move in that year.

The outcome of the model is implemented as follows. If an establishment is determined to be a 
mover because the random draw is greater than (1 - their move probability), then they are moved 
out of their current location. In practical terms, their buildingjd, which identifies where they are 
located, is simply reset to a null value. They remain in the jobs table but temporarily have no 
assignment to a location.

In the current application of the model in the Bay Area, the relocation rates for establishments was 
assumed to be zero, due to a combination of data limitations and time constraints to calibrate the 
model with non-zero relocation rates. This makes the location choices of businesses fixed once the 
establishment is assigned to a location.

Configuration

The configuration of the BRM is summarized in the following table:

Table P.7: Configuration of Business Relocation Model

Element Setting

Agent
Dataset
Model Structure

Establishment
Establishment
Cross-classification rate-based Model

Data

The following tables are used in the Business Relocation Choice model:

Table P.8: Data Used by Employment Relocation Model

Brief DescriptionTable Name-

Annual relocation rates for establishments by 
sector
establishments

anmial_business_relocation_rates

establishments
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Household Relocation Model

Objective

The Household Relocation Model predicts the relocation of households within the region each 
simulation year.

The Household Relocation Model is similar in form to the Employment Relocation Model described 
above. The same algorithm is used, but with rates or coefficients applicable to each household type. 
For households, mobility probabilities are based on the synthetic population from the MTC Travel 
Model. This reflects differential mobility rates for renters and owners, and households at different 
life stages.

Application of the Household Relocation Model requires subtracting mover households by type 
from the housing stock by building, and adding them to the pool of new households by type 
estimated in the Demographic Transition Model. The combination of new and moving households 
serves as a population of households to be located by the Household Location Choice Model. 
Housing vacancy is updated as movers are subtracted, making the housing available for occupation 
in the household location and housing type choice model.

An alternative approach configuration is to structure this as a choice model, and specify and 
estimate it using a combination of household and location characteristics. This could be linked with 
the location choice model, as a nested logit model. This was not possible to implement in this 
application due to limitations in the available household travel survey, which did not contain 
information on relocation of households from their previous residence to their current location.

Algorithm

The Household Relocation Model is implemented as a cross-classification rate-based model, with a 
probability of moving by age and income category applied to each household in the synthetic 
population, each simulation year. For example, if a household has head of age 31 and an income of 
47,500, their probability of moving would be looked up by finding the interval within the age and 
income classes in the annual_household„relocation„rates table. Let’s assume the rate in the table is 
.25. This means there is a 25% chance the household will move in any given year, and 75% chance 
they will not move in that year. The model uses Monte Carlo Sampling to determine the outcome. It 
works by drawing a random number (from the uniform distribution, between 0 and 1), and 
comparing that random draw to the probability of moving for each household. So with our example 
household's probability of 0.75 that they will stay, if we draw a random number with a value higher 
than 0.75, we will predict that the household will move in that year. The outcome of the model is 
implemented as follows. If a household is determined to be a mover because the random draw is 
greater than (1 - their move probability), then they are moved out of their current location. In 
practical terms, their buildingjd, which identifies where they are located, is simply reset to a null 
value. They remain in the household table but do not have a location.
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Configuration

The configuration of the HRM is summarized in the following table:

Table P.9: Configuration of Household Relocation Model

SettingElement

Household
Household
Cross-classtlication rate-based Model

Agent
Dataset
Mode] Structure

Data

The following tables are used in this model.

Table P.10: Data Used by Household Relocation Model

Brief DescriptionTable Name

Annual relocation rates for households by type 
Synthesized households

annual_household_ie local! on_rates 
households

Household Tenure Choice Model

Objective

The Household Tenure Choice Model predicts whether each household chooses to rent or own a 
housing unit each simulation year.

Algorithm

The Household Tenure Choice Model is structured as a choice model using a binary logit 
specification, and uses a combination of household characteristics to predict the relative probability 
of owning vs renting. A tenure outcome is predicted using Monte Carlo sampling as described 
previously, comparing a value drawn randomly from a uniform distribution to the probability of 
owning predicted by the binary logit model in order to assign a tenure status. Once a tenure is 
assigned, the household is active only in that side of the housing market: if they are determined to 
be a renter, then in the Household Location Choice Model they only consider rental housing units to 
locate in. Similarly for owner households, they only look at properties that are available for sale as 
owner-occupied units.

Configuration

The configuration of the HTCM is summarized in the following table:
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Table P.ll: Configuration of Household Tenure Choice Model

SettingElement

Agent
Dataset
Model Structure

Household 
Household 
Binaty Logit Modci

Data

The following tables are used in this model.

Table P.12: Data Used by Household Tenure Choice Model

Table Name Brief Description

Synthesized householdshouseholds

Business Location Choice Model

Objective

The Business Location Choice Model predicts the location choices of new or relocating 
establishments.

In this model, we predict the probability that an establishment that is either new (from the 
Business Transition Model), or has moved within the region (from the Business Relocation Model), 
will be located in a particular employment submarket. Submarkets are used as the basic geographic 
unit of analysis in the current model implementation. Each business has an attribute of space it 
needs based on the employment within the establishment, and this provides a simple accounting 
framework for space utilization within submarkets, The number of locations available for an 
establishment to locate within a submarket will depend mainly on the total square footage of 
nonresidential floorspace in buildings within the submarket, and on the density of the use of space 
(square feet per employee).

The model is specified as a multinomial logit model, with separate equations estimated for each 
employment sector. For both the business location and household location models, we take the 
stock of available space as fixed in the short run of the intra-year period of the simulation, and 
assume that locators are price takers. That is, a single locating establishment or household does not 
have enough market power to influence the transaction price, and must accept the current market 
price as given. However, the price is iteratively adjusted to account for market equilibrating 
tendencies as the aggregated demand across all agents increases in some submarkets and 
decreases in others. This topic is described in a later section on market price equilibration,

The variables included in the business location choice model are drawn from the literature in urban 
economics. We expect that accessibility to population, particularly high-income population, 
increases bids for retail and service businesses. We also expect that two forms of agglomeration 
economies influence location choices: localization economies and inter-industry linkages.
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Localization economies represent positive externalities associated with locations that have other 
firms in the same industry nearby. The basis for the attraction may be some combination of a 
shared skilled labor pooh comparison shopping in the case of retail, co-location at a site with highly 
desirable characteristics, or other factors that cause the costs of production to decline as greater 
concentration of businesses in the industry occurs. The classic example of localization economies is 
Silicon Valley. Inter-industry linkages refer to agglomeration economies associated with location at 
a site that has greater access to businesses in strategically related, but different, industries. 
Examples include manufacturers locating near concentrations of suppliers in different industries, 
or distribution companies locating where they can readily service retail outlets.

One complication in measuring localization economies and inter-industry linkages is determining 
the relevant distance for agglomeration economies to influence location choices. At one level, 
agglomeration economies are likely to affect business location choices between states, or between 
metropolitan areas within a state. Within a single metropolitan area, we are concerned more with 
agglomeration economies at a scale relevant to the formation of employment centers. The influence 
of proximity to related employment may be measured using two scales: a regional scale effect using 
zone-to-zone accessibilities from the travel model, or highly localized accessibilities using queries 
of the area immediately around the given parcel. Most of the spatial queries used in the model are 
of the latter type, because the regional accessibility variables tend to be very highly correlated, and 
because agglomerations are expected to be very localized.

Age of buildings is included in the model to estimate the influence of age depreciation of 
commercial buildings, with the expectation that businesses prefer newer buildings and discount 
their bids for older ones. This reflects the deterioration of older buildings, changing architecture, 
and preferences, as is the case in residential housing. There is tire possibility that significant 
renovation will make the actual year built less relevant, and we would expect that this would 
dampen the coefficient for age depreciation. We do not at this point attempt to model maintenance 
and renovation investments and the quality of buildings.

Density, the inverse of lot size, is included in the location choice model. We expect businesses, like 
households, to reveal different preferences for land based on their production functions and the 
role of amenities such as green space and parking area. As manufacturing production continues to 
shift to more horizontal, land-intensive technology, we expect the discounting for density to be 
relatively high. Retail, with its concentration in shopping strips and malls, still requires substantial 
surface land for parking, and is likely to discount bids less for density. We expect service firms to 
discount for density the least, since in the traditional urban economics models of bid-rent, service 
firms generally outbid other firms for sites with higher accessibility, land cost, and density.

We might expect that certain sectors, particularly retail, show some preference for locations near a 
major highway, and are willing to bid higher for those locations. Distance to a highway is measured 
in meters, using grid spatial queries. We also test for the residual influence of the classic 
monocentric model, measured by travel time to the CBD, after controlling for population access and 
agglomeration economies. We expect that, for most regions, the CBD accessibility influence will be 
insignificant or the reverse of that in the traditional monocentric model, after accounting for these 
other effects.

Estimation of the parameters of the model is based on a geocoded establishment file (matched to 
the parcel file to link employment by type to land use by type). A sample of geocoded 
establishments in each sector is used to estimate the coefficients of the location choice model. As
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with the Household Location Choice Model, the application of the model produces demand by each 
employment type for building locations.

The independent variables used in the business location choice model can be grouped into the 
categories of real estate characteristics, regional accessibility, and urban-design scale effects as 
shown below:

• Real Estate Characteristics
o Prices
o Development type (land use mix, density}

• Regional accessibility
o Access to population 
o Travel time to CBD, airport

• Urban design-scale
o Proximity to highway, arterials

• Local agglomeration economies within and between sectors: center formation

Algorithm

Jobs to be located by this model are those that were added by the EmpioymentTransitionModel or 
predicted to move by the EmploymentRelocationModel. The model selects all those jobs with no 
location, and identifies all available, vacant nonresidential space within the simulation year. Since 
the choice sets are generally too large, normally random sampling of alternatives is used to 
construct plausible sized choice sets. It then uses a Multinomial Logit Model structure to generate 
location choice probabilities across the choice set for each locating job. The location probabilities 
are used with Monte Carlo Sampling to make a determination for each job regarding which of the 
available locations they will choose. Once a job has chosen a location, that location is committed to 
the job [like a lease or purchase contract} and the space becomes unavailable for any other locating 
jobs, until such time as the occupying job is predicted to move.
In the current application, the Business Location Choice Model is run iteratively with a price 
adjustment component, to reflect a short-term price equilibration process.

Configuration

The configuration of the BLCM in the parcel model system is summarized in the following table:

Table P.13: Configuration of Employment Location Choice Model

SettingElement

Agent
Localioji Set

Establishment
Employment submarkets - which are defined by jurisdiction, 
building type, and transit proximity.
Location of each establishment: empIoyment_submarket_id 
Multinomial Logit Model 
Maximum Likelihood
Sector - separate models are specified for groups of jobs by em
ployment sector
Attributes of submarkets: Price, density, accessibility, composi
tion of households and employment

Dependent Variable 
Model Type 
Estimation Method 
Submodels

Independent Variables
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Data

The following tables are used by the Business Location Choice Model:

Table P.14: Data Used by Business Location Choice Model

Brief DescriptionTable Name

establishment 
employ menUseetors

Establishments table with an inventory of employ mem 
Employment sectors, defined using NA1CS or SIC 
classifications of industry'
Buildings from which available non-residential sqft 
are evaluated for location
Zones ate used to compute density, social composition, 
and accessibility variables
Skims from the travel model are used to compute ac
cessibility variables

buildings

zones

travel_data

Household Location Choice Model

Objective

The Household Location Choice Model (HLCM) predicts the location choices of new or relocating 
renter and owner households.

In this model, as in the employment location model, we predict the probability that a household 
that is either new (from the transition component), or has decided to move within the region (from 
the household relocation model) and has determined whether to rent or own a unit (from the 
household tenure choice model), will choose a particular location defined by a residential 
submarket. As before, the form of the model is specified as multinomial logit, with random sampling 
of alternatives from the universe of submarkets with vacant housing.

For both the household location and business location models, we take the stock of available space 
as fixed in the short run of the intra-year period of the simulation, and assume that locators are 
price takers. That is, a single locating household does not have enough market power to influence 
the transaction price (or rent), and must accept the current market price as given. However, the 
price (or rent) is iteratively adjusted to account for market equilibrating tendencies as the 
aggregated demand across all agents increases in some submarkets and decreases in others. This 
topic is described in a later section on market price equilibration.

The model architecture allows location choice models to be estimated for households stratified by 
income level, the presence or absence of children, and other life cycle characteristics. Alternatively, 
these effects can be included in a single model estimation through interactions of the household 
characteristics with the characteristics of the alternative locations. The current implementation is 
based on the latter but is general enough to accommodate stratified estimation, for example by 
household income,

For the Bay Area application of the model, households are stratified by 4 income categories cross- 
classified with house- hold size of 1, 2, 3 or more. Income and household size provide a strong basis
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for differentiating among consumers with substantially different preferences and trade-offs in 
location choices.

We further differentiate households by their tenure choice, given the importance of this distinction 
for understanding the impacts of housing prices and rents on location choices. Predictions of tenure 
for each household are made by the Household Tenure Choice Model, discussed in Section 4.5.

The variables used in the model are drawn from the literature in urban economics, urban 
geography, and urban sociology. An initial feature of the model specification is the incorporation of 
the classical urban economic trade-off between transportation and land cost This has been 
generalized to account not only for travel time to the classical monocentric center, the CBD, but also 
to more generalized access to employment opportunities and to shopping. These accessibilities to 
work and shopping are measured by weighting the opportunities at each destination zone with a 
composite utility of travel across all modes to the destination, based on the logsum from the mode 
choice travel model.

These measures of accessibility should negate the traditional pull of the CBD, and, for some 
population segments, potentially reverse it In addition to these accessibility variables, we include 
in the model a net building density, to measure the input-substitution effect of land and capital. To 
the extent that land near high accessibility locations is bid up in price, we should expect that 
builders will substitute capital for land and build at higher densities. Consumers for whom land is a 
more important amenity will choose larger lot housing with less accessibility, and the converse 
should hold for households that value accessibility more than land, such as higher income childless 
households.

The age of housing is considered for two reasons. First, we should expect that housing depreciates 
with age, since the expected life of a building is finite, and a consistent stream of maintenance 
investments are required to slow the deterioration of the structure once it is built. Second, due to 
changing architectural styles, amenities, and tastes, we should expect that the wealthiest 
households prefer newer housing, all else being equal. The exception to this pattern is likely to be 
older, architecturally interesting, high quality housing in historically wealthy neighborhoods. The 
preference for these alternatives are accommodated through a combination of nonlinear or dummy 
variable treatment for this type of housing and neighborhood.

A related hypothesis from urban economics is that, since housing is considered a normal good, it 
has a positive income elasticity of demand. This implies that as incomes rise, households will spend 
a portion of the gains in income to purchase housing that is more expensive, and that provides 
more amenities (structural and neighborhood] than their prior dwelling. A similar hypothesis is 
articulated in urban sociology in which upward social mobility is associated with spatial proximity 
to higher status households. Both of these hypotheses predict that households of any given income 
level prefer, all else being equal, to locate in neighborhoods that have higher average incomes. 
(UrbanSim does not attempt to operationalize the concepts of social status or social assimilation, 
but does consider income in the location choice.]

The age hypothesis and the two income-related hypotheses are consistent with the housing filtering 
model, which explains the dynamic of new housing construction for wealthy households that sets in 
motion a chain of vacancies. The vacancy chain causes households to move into higher status 
neighborhoods than the ones they leave, and housing units to be successively occupied by lower 
and lower status occupants. At the end of the vacancy chain, in the least desirable housing stock and 
the least desirable neighborhoods, there can be insufficient demand to sustain the housing stock
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and vacancies go unsatisfied, leading ultimately to housing abandonment. We include in the model 
an age depreciation variable, along with a neighborhood income composition set of variables, to 
collectively test the housing filtering and related hypotheses.

One of the features that households prefer is a compatible land use mix within the neighborhood. It 
is likely that residential land use, as a proxy for land uses that are compatible with residential use, 
positively influences housing bids. On the other hand, industrial land use, as a proxy for less 
desirable land use characteristics, would lower bids.

The model parameters are estimated using a random sample of alternative locations, which has 
been shown to provide consistent estimates of the coefficients. In application for forecasting, each 
locating household is modeled individually, and a sample of alternative cell locations is generated in 
proportion to the available (vacant) housing. Monte carlo simulation is used to select the specific 
alternative to be assigned to the household, and vacant and occupied housing units are updated in 
the cell.

The independent variables can be organized into the three categories of housing characteristics, 
regional accessibility, and urban-design scale effects as shown below.

• Housing Characteristics
o Prices (interacted with income) 
o Development types (density, land use mix) 
o Housing age

• Regional accessibility
o Job accessibility by auto-ownership group 
o Travel time to CBD and airport

• Urban design-scale (local accessibility)
o Neighborhood land use mix and density 
o Neighborhood Employment

Algorithm

Households to be located by this model are those that were added by the HouseholdTransition- 
Model or predicted to move by the HouseholdRelocationModel. The model selects all those 
households of a specified tenure status (renter or owner) that need to find a housing unit, and 
identifies all available, vacant housing units within the simulation year that are of the appropriate 
tenure. Since the choice sets are generally too large, normally random sampling of alternatives is 
used to construct plausible sized choice sets. It then uses a Multinomial Logit Model structure to 
generate location choice probabilities across the choice set for each household. The location 
probabilities are used with Monte Carlo Sampling to make a determination for each household 
regarding which of the available locations they will choose. Once a household has chosen a location, 
that location is committed to the household (like a rental contract or closing on a purchase of a 
house) and the residential unit becomes unavailable for any other households, until such time as 
the occupying household is predicted to move.

Configuration

The configuration of the Household Location Choice Model is summarized in the following table:
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Table P.15: Configuration of Household Location Choice Model

SettingElement

jobAgent
Location Set Residential submarkets - which are defined by building type.

school district, tenure, and transit proximity
Location of each household: submarketjd
Multinomial Logit Model
Maximum Likelihood
Separate models can be specified for groups of households 
Attributes of households interacted with attributes of submarkets

Dependent Variable 
Model Type 
Estimation Method 
Submodels
Independent Variables

Data

The following tables are used by the Household Location Choice Model.

Table P.16: Data Used by Household Location Choice Model

Table Name Brief Description

Synthetic households table
Buildings from which available residential units are 
evaluated for location
Zones arc used to compute density, social composition, 
and accessibility variables
Skims from the travel model arc used to compute ac
cessibility variables

households
buildings

zones

travel data

Real Estate Price Model

Objective

The Real Estate Price Model (REPM) predicts the price per unit of each building. For residential 
units, the sale price is estimated for owner units, and the rent is estimated for rental units.
UrbanSim uses real estate prices as the indicator of the match between demand and supply of land 
at different locations and with different land use types, and of the relative market valuations for 
attributes of housing, nonresidential space, and location. This role is important to the rationing of 
land and buildings to consumers based on preferences and ability to pay, as a reflection of the 
operation of actual real estate markets. Since prices enter the location choice utility functions for 
jobs and households, an adjustment in prices will alter location preferences. All else being equal, 
this will in turn cause higher price alternatives to become more likely to be chosen by occupants 
who have lower price elasticity of demand. Similarly, any adjustment in land prices alters the 
preferences of developers to build new construction by type of space, and the density of the 
construction.
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We make the following assumptions:
1. Households, businesses, and developers are all price-takers individually, and market 

adjustments are made by the market in response to aggregate demand and supply 
relationships.

2. Location preferences and demand-supply imbalances are capitalized into land values. 
Building value reflects building replacement costs only, and can include variations in 
development costs due to terrain, environmental constraints or development policy.

Following on these assumptions and the best available theory regarding real estate price formation, 
we begin with a reduced-form hedonic regression model to establish the initial price and rent 
estimates based on structural and locational attributes, and combine this with a second step that 
incorporates short-term [within a year) market equilibrating tendencies.

Hedonic Price Regression

Real estate prices are modeled using a hedonic regression of the log-transformed property value 
per square foot on attributes of the parcel and its environment, including land use mix, density of 
development, proximity of highways and other infrastructure, land use plan or zoning constraints, 
and neighborhood effects. The hedonic regression may be estimated from sales transactions if there 
are sufficient transactions on all property types, and if there is sufficient information on the lot and 
its location. An alternative is to use tax assessor records on land values, which are part of the 
database typically assembled to implement the model. Although assessor records may contain 
biases in their assessment, they do provide virtually complete coverage of the land [with notable 
exceptions and gaps for exempt or publicly owned property).

The hedonic regression equation encapsulates interactions between market demand and supply, 
revealing an envelope of implicit valuations for location and structural characteristics. Prices are 
updated by UrbanSim annually, after all construction and market activity is completed. These end 
of year prices are then used as the values of reference for market activities in the subsequent year. 
The independent variables influencing land prices can be organized into site characteristics, 
regional accessibility, and urban-design scale effects, as shown below:

• Site characteristics Development type
o Land use plan 
o Environmental constraints

• Regional accessibility
o Access to population and employment

• Urban design-scale
o Land use mix and density 
o Proximity to highway and arterials

Algorithm

The Real Estate Price Model uses a hedonic regression structure, which is a multiple regression, 
estimated using Ordinary Least Squares [OLS), normally with the price specified as a log of price.

Configuration

The configuration of the REPM in the parcel model system is summarized in the following table:
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Table P.17: Configuration of Real Estate Price Model

SettingElement

Dataset
Dependent Variable

Buildings
Log of Race Per Unit (per housing unit for residential, per square 
foot for non-residential buildings)
Regression
Separate models are specified for each type of building 
Constant, and attributes of building: density, accessibility, zonal 
composition of households and employment

Model Type 
Submodels 
Independent Variables

Data

These tables are used by the Real Estate Price Model:

Table P.18: Data Used by Real Estate Price Model

Table Name Brief Description

Individual buildings located on parcels (can be many per parcel) 
Individual residential units located within a building 
Zones used in the travel model, for accessibility and density' variables 
Zone-to-zone skims from the travel model, for accessibility variables 
Household data, for socioeconomic and density variables 
Employment data, for accessibility and density variables

buildings
residentialjmits
zones
traveLdaia
households
jobs

Market Price Equilibration

Once initial market prices are estimated within a simulation year...

Real Estate Developer Model

Objective

The Real Estate Developer Model simulates the location, type and density of real estate 
development, conversion and re-development events at the level of specific parcels. The design 
draws partly on the parcel-level real estate development model created for the Puget Sound, which 
generates development proposals based on pre-defined templates. It generalizes the concept of 
templates to allow the developer model to configure multiple parameters of development projects 
in order to maximize profitability of development outcomes, subject to local physical, regulatory 
and market contexts.

Algorithm

This model is a process for evaluating a proforma for each building type allowed by zoning which 
should indicate the profitability of a development given a set of inputs which specify the context 
described above.
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The proforma can be conceptualized as a spreadsheet implemented in Python code which performs 
cash flow analysis with standard financial discounting of cash flows, in this case, the developer 
model optimizes the building form so that it creates the building type and size which result in the 
greatest profitability (NPV) for each parcel.
The term developer model usually refers to this "outer loop" which optimizes the building form 
while the "pro forma" actually computes profitability based on cash flows given a specific set of 
inputs.

The code for the developer model is found in urbansim_parcel/proposal. developerjnodel.py is the 
controlling func- tion for this module - bform.py stores the building form currently used, 
profroma.py does the cash flow accounting, and devmdl_optimize.py performs the optimization.

Below is the complete set of inputs - the first section is the set of modeled inputs [i.e, output from 
another model] and the second section are exogenous inputs which are basic attributes of the 
parcel. The output of the model is simple: a single net present value and the building type and size 
of the building which results in the specified optimized NPV.

For this application, the developer model runs each simulated year on all empty parcels, on all 
parcels within a PDA, on parcels within 800m of Cal train and BART, and a sampled portion of the 
other parcels to capture redevelopment of parcels.

For redevelopment, demolition cost is computed through one of the following: the value of 
residential owner housing, a simple multiplier for residential rental housing, the price estimated for 
nonresidential sqft, and a land price based on the value of nearby building prices.

Policies enter the developer model by the zoning [primarily by allowed FAR and building types), 
and also with a parcel subsidy/fee that is specified for each parcel.

The Role of Accessibility

Accessibility is a very important influence in urban space, and it similarly plays an important role in 
UrbanSim. Almost all models in UrbanSim consider the effects of accessibility. But unlike the 
monocentric or spatial interaction models, in which the choice of workplace is exogenous and 
residential locations are chosen principally on the basis of commute to the city center or to a 
predetermined workplace, we deal with accessibility in a more general framework. Accessibility is 
considered a normal good, like other positive attributes of housing, which consumers place a 
positive economic value on. We therefore expect that consumers value access to workplaces and 
shopping opportunities, among the many other attributes they consider in their housing 
preferences. However, not all households respond to accessibility in the same way. Retired persons 
would be less influenced by accessibility to job opportunities than would working age households, 
for instance.

We operationalize the concept of accessibility for a given location as the distribution of 
opportunities weighted by the travel impedance, or alternatively the utility of travel to those 
destinations. A number of alternative accessibility measures have been developed in UrbanSim. The 
utility of travel is measured as the composite utility across all modes of travel for each zone pair, 
obtained as the logsum of the mode choice for each origin-destination pair. We will evaluate 
alternative accessibility measures during model estimation and make a final derision on which 
measures to use based on those results.
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The accessibility model reads the logsum matrix from the travel model and the land use 
distribution for a given year, and creates accessibility indices for use in the household and business 
location choice models. The general framework is to summarize the accessibility from each zone to 
various activities for which accessibility is considered important in household or business location 
choice.

Since UrbanSim operates annually, but travel model updates are likely to be executed for two to 
three of the years within the forecasting horizon, travel utilities remain constant from one travel 
model run until they are replaced by the next travel model result Although travel utilities remain 
constant the activity distribution in these accessibility indices is updated annually, so that the 
accessibility indices change from one year to the next to reflect the evolving spatial distribution of 
activities.

Table P.19: Data Used by Real Estate Developer Model

Variable Name Brief Description

PRICKS 
single family 
multi family 
rent single family 
rent multi family 
office 
retail 
industrial 
ABSORPTION 
sales absorption 
sales vacancy 
rent absorption

Price estimate for single-family housing 
Price estimate for multi-family housing 
Rent estimate for single-family housing 
Rent estimate for multi-family housing 
Rent estimate for the office building type 
Rent estimate for the retail building type 
Rent estimate for the industrial building type

The absorption rate for sales units by building type 
The vacancy rate for sales units by building type 
The absorption rate for rental units by building type 
The vacancy rate for rental units by building typerent vacancy rates

SIZES
overage lot size 
sf unit size 
nif unit size 
ZONING

Typical lot size in tlie zone for this parcel
Typical single-family unit size in the zone for this parcel
Ty pical multi-family unit size in the zone for this parcel

building types Allowable building types for this parcel 
Floor area ratio allowed for this parcel 
Height limits for this parcel 
Max dwelling units for this parcel

FAR
height
max_dua
POLICIES
ISR Whether to apply indirect source rule. ISR subsidies are user-specilied 

User-specified per-unit subsidies
User-specified per-unit subsidies for non-residenlial square feel

unit subsidy 
per sqft subsidy
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User-Specified Events

Given our current understanding, no model will be able to simulate accurately the timing, location 
and nature of major events such as a major corporate relocation into or out of a metropolitan area, 
or a major development project such as a regional shopping mall. In addition, major policy events, 
such as a change in the land use plan or in an Urban Growth Boundary, are outside the range of 
predictions of our simulation. (At least in its current form, UrbanSim is intended as a tool to aid 
planning and civic deliberation, not as a tool to model the behavior of voters or governments. We 
want it to be used to say "if you adopt the following policy, here are the likely consequences," but 
not to say "UrbanSim predicts that in 5 years the county will adopt the following policy,")

However, planners and decision-makers often have information about precisely these kinds of 
major events, and there is a need to integrate such information into the use of the model system. It 
is useful, for example, to explore the potential effects of a planned corporate relocation by 
introducing user-specified events to reflect the construction of the corporate building, and the 
relocation into the region (and to the specific site) of a substantial number of jobs, and examine the 
cumulative or secondary effects of the relocation on further residential and employment location 
and real estate development choices. Inability to represent such events, in the presence of 
knowledge about developments that may be 'in the pipeline,' amounts to less than full use of the 
available information about the future, and could undermine the validity and credibility of the 
planning process. For these reasons, support for three kinds of events has been incorporated into 
the system: development events, employment events, and policy events.
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SCAG PECAS Estimated Aggregated TODAppendix Q. 
Impacts

Overall Consumer Surplus Measures

The integration of economic modelling with random utility modelling in the PECAS formulation 
allows the calculation of composite utility measures that are consistent with Consumer Surplus 
[Producer Surplus} measures, which is the difference of the willingness to pay to the actual price 
paid for commodities. If a household pays $1000 per month for their housing, while it is affordable 
and willing to pay $1500, the household gains a surplus of $500. These measures take into account 
households’ and industries' tradeoffs between transportation, space/housing, technology/lifestyle, 
with error terms representing the advantages of variety and choice options [the raison d'etre of 
large cities], with endogenous prices serving to balance supply and demand spatially.

In many modelling frameworks, the competing metrics of transportation services, land 
affordability, access to services and labor force mobility must be tabulated separately, and 
combined with care not to double-count into a measure of overall scenario performance. The 
PECAS AA module is designed to contain a complete representation of the spatial economy within a 
consistent theoretical framework, and, therefore, the relative tradeoffs between different elements 
of travel, location, land use, etc., are included in PECAS. This ability to combine the analysis is 
relevant in this study since gains in one dimension (e.g. better transit service] can be analyzed 
together with losses in other dimensions [e.g. less affordable housing}. See (J.E. Abraham and Hunt 
2007] for a detailed description of the comprehensive presentation of the economic system and its 
use for scenario comparison.

Benefits are calculated by comparing the SCAG PECAS version of “with" the estimated TOD-related 
parameters, SD10, against the SDBU, the version “without” parameters. The gains in consumer 
surplus due to the calibrated change in TOD desirability are shown in Table Q.l. The observed 
target displacement of low income households, changes in median income, and changes in rent in 
around TOD zones was achieved through changes in TOD attractiveness that caused a general 
increase in welfare of all types of households in the model. This is further investigated spatially in 
the following sections.

Net Rent Change

The AA module in PECAS is comprehensive in that it represents all of the transactions that occur in 
the economy, with both parties of a transaction - buyer and seller - represented. However, the 
landlords [and other property owners], and developers, are not represented in the AA module since 
they are normally modelled behaviorally in the SD module. When rents increase, there is a dis- 
benefit to the payers of rent [tenants], but it is a benefit to the receivers of rent [landlords or profits 
for developers].

The benefit to landlords/developers is calculated separately, as the net change in rent received, and 
is shown in Table Q.l and Figure Q.l, separated into the housing types in the model. A decrease in 
the total rent charged for low density (single family] housing is apparent, and there is an increase in 
the rent charged for high-rise space.
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The total benefit is $1,647 billion, and it does not include any rent leakage to absentee landlords. In 
other words, the owner-occupied dwellings are represented as if they are rented to the owner 
household, so increases in owner-occupied home value are included as a mitigating dis-benefit in 
the consumer surplus measures of Table Q.l, and a corresponding benefit.

Table Q.l: Annual Gains and Losses due to Displacement
Activity Consumer surplus change Benefit per Household

Households $184.9 M $260INC0010 2 or less
$39.8 M $3421NC0010 3 or more

$131.6 M $272INC1025 2 or less
$110.1 M $307INC1025 3 or more
$220.4 MINC2550 2 or less $285
$236.1 M $300INC2550 3 or more
$135.2 MIINC5075 2 or less $321
$177.8 M $341INC5075 3 or more
$72.7 M1NC75100 2 or less $372

$119.0 M $387INC75100 3 or more
$69.5 M $306INC100150 2 or less

$115.2 M $352INC100150 3 or more
$67.4 M $272INC150m 2 or less
$81.7 M $286INCISOm 3 or more

Business $1.4 IVIOffice
$9.5 MOther

$20.5 MGoods
$30.4 MServices
-$0.2 MExporters

-$27.8 MImporters

Table Q. 2: Aggregate Rent Change
Rent ChangeSpace types

VL Luxury -6.6 M
VL Economy -1.5 M

-111.2 ML Luxury
L Economy -78.5 M
MD Separate Entrance -1.3 M
MD Shared Entrance -0.5 M
Higher Density -0.8 M
High-rise 41,3 M
Urban MH 11.1 M
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Figure Q.l: Aggregate Rent Change {visual representation of previous table) 

Benefits Categorized by Commodity

A portion of the consumer surplus measures from the previous section is due to the changes of 
interaction between buyers and sellers. In the PECAS AA, the most frequently updated choice in its 
calculation process is the economic interactions between buyers and sellers, with one party usually 
travelling [e.g. to work, to school) and paying the transport cost. Figure Q shows the benefits and 
dis-benefits due to transactions. It is shown that much of the benefit is due to lower prices paid for 
low density single family dwellings [ResType3 and ResType4).

Notably, there are dis-benefits due to the transport costs of acquiring some household services 
including Retail, Restaurant, Personal Services, Education and Amusements. It is worth noting that 
the zone-to-zone costs of transportation were not changed in this analysis, and the same zone-to- 
zone travel time and cost matrix was used, while the attractiveness of TODs was instead simulated 
via a change in zonal attractiveness. Therefore, increases in transportation costs in Figure Q 
represent further distances travelled to certain types of personal services when households duster 
closer to TODs. The current availability of retail service type space in TOD zones does not seem to 
be adequate to allow services to also cluster in TODs. It is important to allow for the development 
of non-residential space in adequate quantity to allow services to follow changes in household 
locations.

Spatial Benefit Measures

The impact of displacement on low income groups can better be understood through spatial maps. 
Figure Q.2 shows the benefit measures for the lowest income households. The outline color of the 
zone shows the downtown TOD and non-downtown TOD zones, while the interior coloring of the 
zones shows the estimated aggregate benefits for the household category.

Low income households are seen to be receiving benefits in the non-downtown TODs, with a 
substantially smaller negative impact in the downtown TODs. Outside of the TODs, low income 
households are receiving a small benefit.
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Figure Q.4 shows the aggregate benefits to households in the 100-150k income group of size 3 or 
more. The aggregate benefits are smaller relative to that of the low income group and much of the 
benefit occurs in suburban zones. Even though the portion of wealthy people increases in the TOD 
zones in the scenario, these larger households (many with children) in the second highest income 
category are not generating most of their benefits from TOD zones. Rather, their benefits are 
predominantly due to effects in non-TOD zones, for instance slightly lower rents in the rest of the 
region could be benefiting these wealthier suburban households.
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Housing Consumption Changes

The PECAS model represents housing choices, with flexibility in choice of dwelling type, the 
quantity of housing (measured in square feet] and the location of housing. Figure shows the 
changes in the amount of housing in square feet consumed by each household category with the 
scenario, in the TOD zones. There is an increase in space use associated with higher numbers of 
households in the TOD zones, with most of the increased use occurring in the Low Density Economy 
category (ResType4). ,

■ ResType2-VL Economy
■ ResType4-L Economy
8 ResType6-MD Shared Entrance
■ ResTypeS-Highrise

■ ResTypel-VL Luxury 
g ResType3-L Luxury
■ ResTypeS-MD Separate Entrance
■ ResType7-Higher Density

Figure Q.5: Change in Consumption of Housing in TOD zones (sq. ft]

Figure shows the region-wide change in housing consumption. The lower income categories of 
households end up using less space overall, since they squeeze into the single family dwelling space 
dominant around the TOD zones. The higher income households use more space overall. The 
pattern of changes in high-rise space consumption indicates a displacement, with higher income 
households consuming more high-rise space, and thus lower income households consuming less 
space per household.

Figure shows the number of households in each space type in the TOD zones in each scenario, and 
Figure shows its changes. Households are moving predominantly into low density economy space 
and high-rise dwellings in these zones. This is a partial reflection of the existing housing stock in 
these zones. Households who prefer to move into TOD zones in the SD10 scenario will consume the 
existing types of space in TOD zones, which are predominantly low density (single family] 
"economy" dwellings.
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Figure Q.8: Shift in housing type in TOD zones

Figure shows the changes in the number of households in different types of space in the entire 
region. When households move to TOD zones in this scenario, most households choose the same 
type of housing that they were choosing in their former zones. A dominant shift is the move away 
from "luxury" single family dwellings (representing the larger dwellings] into high-rise and 
"economy" single family dwellings, representing the more modest single family dwellings that 
dominate the current stock of housing in the TOD zones.
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Appendix R. In- and Out- Migration Regression Results
We initially ran regressions for both in and out migration rates including an extensive list of control 
variables. Table R.l presents the regression results for both regions. The model shows that once we 
control for all other observed factors, TODs, specifically Downtown TOD, seem to dampen out
migration [a negative coefficient) in Los Angeles. This indicates that fewer people are moving out. 
Although the direction of the coefficient is the same for the Bay Area, the relationship was not 
significant. This may have to do with how Downtown TOD was defined, as being any TOD within the 
city boundaries of San Francisco, San Jose, and Oakland, which encompassed nearly half of all TODs 
in the region. While the model does produce a positive coefficient on in-migration (indicating that 
people are moving in), for both TOD variables the value is not statistically significant in Los Angeles. 
In the Bay Area, in-migration was positively correlated with Downtown TODs, although it was not 
statistically significant. On the other hand, TODs appear to dampen in-migration outside of the 
three main cities. One of the problems with this larger model is that many of the variables are 
collinear, producing problems of multi-collinearity and endogeneity.
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Table R.1: In- and Out-Migration, Multivariate Regressions, 
LA County and SF Bay Area 2009-13

In-Migration Out-Migration 
Los Angeles Bay AreaLos Angeles Bay Area

2.930051 
-0.00339 
-0.00065 
0.000842 
0.000166 
0.000789 
-0.00006 
0.000191 * 
-0.00062 

0.001105 
0.000951 **• 

0.00032 
0.000213 
-0.00018 
0.00021

4**Intercept 
Median Age
Percentage of the Population Who are Female
Percentage of Population Bet ween 25 and 35
Percentage of the Population 65 Years & Over
Percent Currently Enrolled in College
Percent non-Hlspanlc black
Percent Asian
Percent Hispanic or Latino
Percent of the Population in Poverty
Percent Renters
Percent Vacancy
Percent of Renters That are Housing Burdened 
Percent of Households With Children 
Percent Female Headed Households 
Median Household Income (/10.000)
Median Household Income Squared 
20/80 Ratio (Household Income)1 
Percent of Population Who are Foreign-Born 
Percent of Available Section 8 Units 
Percentage of LIHTC Units 
Percentage of Public Housing Units 
Jobs to Household Ratio (LEHD, 2011)
Percent of the Population in Group Quarters
Percent of Residential Structures With 20 or More Units
Percent of Residential Buildings Built Pre 1950
Tracts Within a Mile of the Beach
Tracts Located on Hilly Areas
Percent of Affordable Rental Units
Area With Rent Regulation
Percent Open Space1
Tracts In North LA County
CalEnviro Pollution Score
Change in Median Gross Rent (06-10 - 09-13)
Change In Median Home Value (06-10 - 09-13)
Joint Development Project 
Downtown TOD1

2.120327 •*
0.00237 

-0.00019 
0.000678 
-0.00105 

0.000713 
-0.00015 

0.000294 *
-0.00049 

0.000875 
0000876 
0.00086 

0.000164 
■0.00076 

-0.0001 
0.000461 
0.000011 
-0.01853 
-0.00103 
-0.000S2 
■0.00032 
-0.00131 
0.000261 
0.002332 
0.000619 

-0.0001 
0.0038%
0.004643 
-0.00033 
0.00727 *

•0.00001 
0.001999 
0.00021 
■0.03363 
1.908278 *
-0.01318 
-0.07127 »** -0.00666 
-0.00104

0.0894008 * 
•0.0030345 
0.0139567 
0.1274436 
0.0580711 * 
0.1834657 
0.0057104 
-0.0119541 
-0.053071 
0.0892205 
0.112S0S3 •** 
0.0047989 
0.0331735 
0.0032998

•0.11876 * 
0.00323 

-0.08772 * 
-0.10029 •* 
-0.00527 
•0.11993 
0.01332 
0.01703 
0.06869 

-0.08032 
-0.09859 
-0.06506 
-001575 
0.05627 *

• ***** ***
• *

***
• *
*** *•*

******
**«*** **»

* * w **
**

0.0002876 
0.0001503 * 
0.0763761 
-0.0818435 
0.0669784 

-0.0336884 * 
■0.0948952 
0.0004233 
0.3606687 
0.10032% 
-0.0171072

'I.COS448 *’
-oenur •*
-0.01486

0.0047 
-0.00032 
-0.08849 
0.04187 
-0.0436 

0.05858 ** 
0.1004 

-0.00028 
■0.38737 
-0.08144 
0.02137

*** 444

444444-0.00095 
-0.0005 

-0.00003 
-0.00037 
0.000992 
0.00264 ”■ 

0.000866 
-0.00006 
0.013456 
0.007143 * 
-0.00038 
•0.00635 
-0.00003 

0.010927 * 
0.000017 
-0.01203 
2.731555 
-0.01821 
0.012943 

0.000033

44*444 44

4 4

444444 444

444444 444444

444 44

444

44444 -0.0018706
-0.0034646

-6.15E-07

0.01037
0.00345

8.94E-07

44

444-0,0030420
-0.0197218

0.014
0.03138

*»■
*****

***

0.0033894
•0.006383Other TOD Neighborhood 44 0.0073

Adjusted R-Squared 0.38797
2,224

0.56236
2,224

0.S939 
1545 |

0.4317
1545n

p<.0$, *p<-10pc.01,
lThe entropy index was used for the Bey Area, which measures the decree of income inequality

••

’Open spare density (per 1,000 population) was used for (he Bay Area
1 For the Bay Area, Downtown TODs were consdered any TOOs (within <1/2 mile of a rail station) in Sf, San jose, and Oakland

Source: 2006-10, 2009-13 ACS

Tabulations by CPech & P. Ong, May 2015, M, Zuk Aug 201$
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Appendix S. Average Daily VMT by Income and Rail Access
Table S.1: Statewide average daily household VMT by income and rail access, NHTS 2009,

and CHTS 2010-2012

NHTS 2009

VMT differenceNear Rail Away Rail

t-testAbsolute
VMT

difference

Income
categories

% of VMT 
differenceVMT NVMT N

<$50k 7,958 7.9232.6 411 40.5 19.57% 3.08

$50k-$75k 10.9560.4 3,116 18.14% 3.0449.4 115

$75k-$100k 24,5334.10%90 71.9 2,577 5.7647.4

>$100k 24.69% 19.8580.4 5,244 5.9760.5 159

1,483Did not report 72

16.18Total 20,378 27.88%847 58.0 9.8441.9

CHTS 2010-2012

VMT differenceAway RailNear Rail

Absolute
VMT

difference

Income
categories

t-test% of VMT 
differenceVMT VMT NN

<$50k 28.6 13,481 42.08% 12.0416.6 9.75882

$50k-$75k 34.41% 15.3629.3 358 44.6 6,544 4.66

$75k-$100k 20.81287 50.4 5,581 41.31%29.6 6.63

>$100k 10,964 23.7840.23%35.3 693 59.1 13.06

3,444Did not report 197

40.11% 17.46Total 26.1 40,014 18.162,417 43.5
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Figure S.1: Statewide average daily household VMT by income and rail access (NHTS 2009
data)
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Figure S.2: Statewide average daily household VMT by income and rail access (CHTS data)
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Table S.2 Average daily household VMT by income category and rail access, San Francisco 
_______________ Bay Area only, NHTS 2009, and CHTS 2010-2012_______________

NHTS 2009

VMT differenceNear Rail Away Rail

t-testAbsolute
VMT

difference

Income
categories

% of VMT 
differenceNVMT N VMT

<$50k 32.53% 11.3723.58 147 34.95 1,134 4.12

$50k-$75k 22.72% 11.4839.04 63 50.52 636 3.07

$75k-$100k 33.39% 22.8945.67 58 68.56 538 4.18

>$100k 30.58% 22.12 6.5950.22 99 72.34 1,311

Total 3619 34.36% 19.32 10.0436.91 367 56.23

CHTS 2010-2012

VMT differenceNear Rail Away Rail

Absolute
VMT

difference

Income
categories

t-test% of VMT 
differenceVMT NVMT N

<$50k 47.09% 12.6114.17 391 26.78 1,716 7.13

$50k-$75k 1,234 38.12% 13.98 3.4422.69 244 36.67

$75k-$100k 44.09 1,240 45.16% 19.91 6.8124.18 227

>$100k 22.5754.42 3,635 41.47% 11.5631.85 564

39.02% 14.95 15.64Total 23.36 1,426 38.31 7,825

1 This is insignificant.
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Table S.3: Average daily household VMT by income category and rail access, Los Angeles 
_________________ region only, NHTS 2009, and CHTS 2010-2012_________________

NHTS2009

VMT differenceNear Rail Away Rail

t-testAbsolute
VMT

difference

Income
categories % of VMT 

differenceVMT N VMT N

<$S0k 10.4738.S3 27.17%28.06 2,677 2.71117

(-0.44)1$50k-$75k 58.8 -8.35% -4.9163.71 26 1,186

$75k-$100k 925 32.60% 24.2450.12 10 74.36 2.05

>$100k 17.0982.38 20.75%65.29 1,660 2.3215

20.646,448 35.17% 5.85Total 38.05 168 59

CHTS 2010-2012

VMT differenceNear Rail Away Rail

Absolute
VMT

difference

Income
categories

t-test% of VMT 
differenceN VMTVMT N

<$50k 9.11355 27.15 4,188 33.55%18.04 4.75

$50k-$75k (0.23)12,130 3.77%38.28 105 39.78 1.5

$75k-$100k 23.82% 11.02 2.6235.25 74 46.27 1,951

i>$100k 9.07 (1.44)56.22 3,969 16.13%47.15 97

23.16% 8.01Total 26.57 7.23631 34.58 12,238

This is insignificant3
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Figure S.5: Average daily household VMT by income and rail access, LA Region only (NHTS
data)
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Figure S.6: Average daily household VMT by income and rail access, LA region only (CHTS 
data)
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Table S.4: Average VMT for different mover's profiles, by income category

$50,000 to 
$99,999$0 to $49,999 $100,000+ NARecent mover (last 

5 years) VMf by 
mover profile and 
income .

Avg Average
VMTAvg VMT1 Total N3N Avg VMTAvg VMT N VMTN N

1,050 30 697 54 15346 703 2,603Away to Near2 33 41

1,122 32 53 61 162892 680 2,85641 46Away to Away

121 13 108 120 3226 35 36415 24Near to Near

22 28 24 1812 43 3 66 55 34Near to Away

2,315 1,709 1,521 333 5,878Total

1 Daily VMT aggregated to the household level, "complete households" only:
Previous residential location defined at the zip code level.

"Near" is defined as having a rail station in the home zip code area.
316% of households in the CUTS data moved in the previous five years. Previous address locations outside of California are

excluded.

z

Table S.5: Predicted change in VMT for a stylized one-to-one displacement scenario
Change of low-income households in TOD area -1000
Change of high-income households in TOD area 1000

Uncontrolled Descriptive 
______ analysis_______ Tobit1'2

NHTS CRTS CHTSNHTS
Before
displacement

Average VMT for 
low-income 

households living 
near rail2

34.61 15.61 2.522.7

Average VMT for 
high-income 

households living 
away from rail

79.92 51.36 68.6121.2

66,970.0Aggregate 114,530.0 143,900.0 71,100.0
After
displacement

Average VMT for 
low-income 

households living 
away from rail

39.09 23.86 42.6 19.5

Average VMT for 
high-income 

households living 
near rail

67.75 34.21 69.4 51.6

Aggregate 106,840.0 58,070.0 112,000.0 71,100.0
% changes of aggregated VMT -6.71% -13.29% -22.17% 0.00%

1 Each VMT estimate comes from multiplying regression coefficients by the household income value along with average 
values for all other dependent variables included in the model.
2 Some of the values predicted by the Tobit model could be small, due to this prediction is based on the average number for 
each parameter and is only for hypothetical scenarios. Therefore only the differences in VMT between before and after 
displacement is essential in explaining the net VMT impact of displacement.
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Table S,6: Predicted VMT change for a stylized one-to-two displacement scenario
Change of low-income households in TOD area -1000

Change of high-income households in TOD area 500
Uncontrolled Descriptive 
______ analysis_______ Tobit

CHTS NHTSNHTS CHTS
Before
displacement

Average VMT for 
low-income 

households living 
near rail2

34,61 15.61 22.7 2,5

Average VMT for 
high-income 

households living 
away from rail

79.92 51.36 121.2 68.6

41,290.0 83,300.0Aggregate 74,570.0 36,800.0
After
displacement

Average VMT for 
low-income 

households living 
away from rail

23.86 42.639.09 19.5

Average VMT for 
high-income 

households living 
near rail

67.75 69.434.21 51.6

40,965.0 77,300.0Aggregate 72,965.0 45,300.0
% changes of aggregated VMT -0.79% -7.20%-2.15% 23.10%

Table S.7: County median incomes and low-income threshold definitions

20001990 2013
Median Household Income (2013 dollars) 
Los Angeles 
Santa Clara 
San Francisco

$63,423
$90,456
$62,818

$58,982
$100,352

$74,548

$55,909
$91,702
$75,604

20001990 2013
Median Household Income {2010 dollars) 
Los Angeles 
Santa Clara 
San Francisco

$55,443
$94,331
$70,075

$59,618
$85,029
$59,049

$52,554
$86,200
$71,068

80% of Median Household income (2010 
dollars)
Los Angeles 
Santa Clara

20001990 2013

$47,694
$68,023

$44,354
$75,465

$42,044
$68,960

$47,239 $56,060 $56,854San Francisco
Source: ACS 2009-2013; http://data.bls.gov/cgi-bin/cpicalc.pl to adjust2013 dollars to 2010 dollars.
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Appendix T. Anti-Dispiacement Strategies and Sources

Displacement Protection Policies

Just Cause Eviction: Just cause eviction statutes are laws that protect tenants from eviction for 
an improper reason. Cities or states that have just cause eviction statutes allow landlords or 
owners to evict a tenant only for certain reasons, such as failure to pay rent or for violation of 
the lease terms.
Rent Stabilization [or rent control] [RSO]: The purpose of Rent Stabilization ordinances is to 
protect tenants from excessive rent increases, while at the same time allowing landlords a 
reasonable return on their investments (Los Angeles Municipal Code, Chapter XV], Such 
ordinances regulate the percentage of annual rent increase, but may allow rent to be reset at 
market-rate upon vacancy. Residential rental units covered by the RSO exclude single-family 
dwellings and exempt affordable housing units (ex. Section 8], RSO applies to the properties 
within the jurisdiction that were built prior to the policy implementation. In the City of Los 
Angeles for example the RSO applies to properties built prior to October 1,1978.
Rent Mediation (or rent review boards): Mediation helps the tenant and landlord reach a 
voluntary agreement on how to settle issues related to rent increases. The mediator normally 
does not make a binding decision in the case. In some jurisdictions all rent increases must also 
include a notice to the tenant of their right to mediation, and a tenant can file a mediation 
petition with the jurisdiction.
Preservation of Mobile Homes, part of the Rent Stabilization Ordinance: Rent stabilization 
ordinances applicable to mobile homes, which are viewed as a source of affordable housing. 
Single Room Occupancy (SRO] Preservation Ordinance: Rent stabilization ordinances applicable 
to properties designated as "single room occupancy.”
Condominium Conversion Ordinance: Many cities have enacted condominium conversion 
ordinances that impose substantive restrictions on the ability to convert apartment units into 
condominiums, such as prohibiting conversions unless the city or regional vacancy rate is above 
a certain fixed amount or requiring that a certain number of units must be sold to persons of 
very low, low and moderate incomes. The purpose of such ordinances is to protect the supply 
of rental housing.
Foreclosure Assistance: local programs that assist residents with foreclosure.
First Source Hiring Ordinances: Such ordinances ensure that city residents are given priority for 
new jobs created by municipal financing and development programs.

Affordable Housing Policies

• Housing Development Impact Fee (or Jobs-Housing Linkage Fee): A per square foot or per unit 
development fee levied on market rate residential development that is used to develop or 
preserve affordable housing. In-lieu fees are different from impact fees and are not as flexible 
because they relate only to required dedications where they can be appropriately used. Impact 
fees can be applied before new development is started or completed, which may allow costs to 
be transferred to future residents in the area. Finally, impact fees can be implemented earlier 
than in lieu fees so that the capital need matches the need for services (Juergensmeyer and 
Roberts 2013), A jobs-housing linkage is assessed on developments that will create low-wage 
jobs and require affordable housing for those workers.

• Commercial Development Impact (or Linkage) Fee: A per square foot development fee levied on 
non-residential development that is used to develop or preserve affordable housing.
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• Affordable Housing Trust Fund: creates affordable rental housing for low and very low-income 
households by making long-term loans for new construction or for the rehabilitation of existing 
residential structures through a competitive process [LA. Housing and Community Investment 
Department 2014}.

• Inclusionary Zoning/Below Market Rate Housing: When a jurisdiction requires a certain 
percentage of housing units in market-rate developments to be affordably priced to income- 
specified households. In-Lieu Fees allow a developer to "buy out" of an inciusionary housing 
obligation. This may seem to defeat the purpose of inclusionary zoning, but the revenue from 
these fees is used to develop affordable units off-site.

• Local Density Bonus Ordinance: Additional density allowance given in return for affordable 
housing. The local density bonus is in addition to mandated State requirements.

• Community Land Trusts: Community land trusts are nonprofit, community-based organizations 
whose mission is to provide affordable housing in perpetuity by owning land and leasing it to 
those who live in houses built on that land.

Sources used to create the list of anti-displacement strategies

ABAC (2014). Affordable Housing Funding Gap Analysis.
Bates, LK. (2013). Gentrification and Displacement Study: Implementing an Equitable Inclusive

Development Strategy in the Context of Gentrification. Commissioned by City of Portland, 
Bureau of Planning and Sustainability, www.portlandoregon.gov/bps/article/454027 

Caustajusta :: Just Cause (2014). Development without Displacement: Resisting Gentrification in the 
Bay Area, http://www.cjjc.org/images/development-without-dispiacementpdf 

Chappie K. (2009). Mapping Susceptibility to Gentrification: The Early Warning Toolkit University of 
California Center for Community Innovation.
http://communit3nnnovation.berkeley.edu/reports/Gentrification-Reportpdf 

Cravens M, et al. (2009). Development Without Displacement, Development with Diversity.
Association of Bay Area Governments, www.bayareavision.org/initiatives/dwd-final.pdf 

Damewood R, Young-Laing B. (2011). Strategies to Prevent Displacement of Residents and Businesses 
in Pittsburgh's Hill District. www.prrac.org/pdf/HiILD istrict_Anti-Displacement_Strategies- 
final.pdf.

Great Communities Collaborative. [2007). "Preventing Displacement Policy Fact Sheet."
www.mapc.org/sites/default/fiIes/Preventing%20DispIacement%20Policy%20Fact%20Sh
eet.pdf

Figueroa Corridor Coalition for Economic Justice and Los Angeles Coalition to End Hunger and
Homelessness. [2002). Share the Wealth: A Policy Strategy for Fair Redevelopment in LA.'s 
City Center. A Policy Paper Submitted to the Community Redevelopment Agency and the Los 
Angeles City Council. www.saje.net/atf/cf/%7B493B2790-DD4E- 
4ED08F4EC78E8F3A7561%7D/shareweaIth2.pdf 

Levy DK, Comey J, Padilla S. [2006). Keeping the Neighborhood Affordable: A Handbook of Housing 
Strategies for Gentrifying Areas. The Urban Institute, Metropolitan Housing and 
Communities Policy Center. www.urban.org/upIoadedPDF/411295_gentrifying_areas.pdf

Mallach A. [2008). Managing Neighborhood Change: A Framework for Sustainable and Equitable 
Revitalization. Prepared for The National Housing Institute.

■ www.nhi.org/pdf/ManagingNeighborhoodChange.pdf
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Appendix U. Policies Adopted by each Los Angeles County 
City

JurisdictionsPolicy # %

Agoura Hills, Beverly Hills, Burbank, Calabasas, Culver City, Diamond Bar, 
Glendale, Hermosa Beach, Huntington Beach, Inglewood, La Canada 

Flintridge, La Mirada, La Verne, Lakewood, Lawndale, Long Beach, LA City, 
Manhattan Beach, Pasadena, San Gabriel, Santa Monica, Sierra Madre, 

_______________ West Hollywood ___________

Condo Conversion 
Regulations

24 27%

Azusa, Calabasas, Carson, Gardena, Hawthorne, La Verne, Lakewood, LA 
City, LA County, Malibu, Palmdale, Paramount, Pomona, Santa Clarita, 

Santa Monica, West Covina

Preservation of Mobile 
Homes

18%16

Inclusionary Zoning/ 
In-Lieu Fees

Agoura Hills, Artesia, Calabasas, Claremont, Duarte, Glendale, Huntington 
Beach, La Verne, Long Beach, Malibu, Monrovia, Pasadena, Rancho Palos 

_______ Verdes, San Fernando, Santa Monica, West Hollywood

16 18%

Affordable 
Trust Fund

Housing 8% Calabasas, L.A. City, L.A. County, Long Beach, Pasadena, Santa Monica, 
West Hollywood

7

Alhambra, Arcadia, Beverly Hills, Downey, LA City, South Pasadena, West
Covina

8%Local Density Bonus 7

Beverly Hills, Glendale, LA City, Santa Monica, West HollywoodS 6%Just Cause
Beverly Hills, LA City, Santa Monica, West Hollywood4 4%Rent

Stabilization/Control
Cudahy, Huntington Beach, LA City, PasadenaSRO Preservation 4%4

Calabasas, LA City (certain areas), West HollywoodCommercial 
Development 
Impact Fee

3 3%

La Verne, Pasadena, Rancho Palos VerdesHousing Development 
Impact Fee__________

3%3

Culver City, GardenaRent Mediation 2 2%

Foreclosure Assistance 1% Lancaster, L.A, County2
Land City of Los Angeles1%Community

Trusts
1

City of Los AngelesFirst Source Hiring 
Ordinance

1 1%
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A second challenge is that in-lieu fees are sometimes set too low to produce an equal number of 
affordable units elsewhere in the community — regardless of the setting (Hickey 2013,12).

A third issue is that some communities lack local, affordable housing developers with the 
capacity to use fee revenues to produce new affordable homes.
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100-year-old San Francisco woman dies one month 
after losing eviction battle
Iris Canada’s she had lived in for more than 50 years became a symbol of the city’s 
housing crisis

Sam Levin in San Francisco
Tue 28 Mar 2017 19.22 EDT

Iris Canada, a 100-year-old woman whose eviction became a symbol of San Francisco’s 
housing crisis, died on Saturday, one month after she lost her home.

Canada, who died after a stroke, has struggled with serious health complications since the 
San Francisco sheriff’s office evicted her on 10 February, according to housing activists and 
Canada’s family.

https://www.theguardian.com/us-news/2017/mar/28/san-francisco-100-year-oId-eviction-iris-canada-dies 1/3
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I OO-year-old San Francisco woman dies one month after losing eviction battle i US news I The Guardian6/4/2018

Iris Canada was betrayed by all the systems that were supposed to protect her ” Iris 
Merrknms, Canada’s niece, told the Guardian on Tuesday. “She would have lived longer had 
she not had to suffer so much. It was such a long, arduous fight.”

The death of the centenarian marks the end of a protracted battle that received 
international attention as a representation of gentrifrcation and income inequality in San 
Francisco amid California’s growing housing shortage.

Canada’s fight to stay in her first -floor two-bedroom apartment - her home of mere than 50 
years - began in 2014 when the owners first sought an eviction. Carolyn Radisch; her 
husband, Peter Owens; and his brother Stephen Owens had purchased the six-unit property 
in 2002 and granted Canada a “life estate” agreement, allowing her to remain until she died 
at a fixed rate of $700 a month.

The owners claimed that Canada eventually stopped living in her unit and failed to 
maintain the property, but Canada and her family vehemently denied the accusations and 
said she wanted to remain in the unit until her death.

u

The lengthy court fight - which included a judge granting more than ten requests for an 
eviction delay - came to a close when a court recently ruled in the owners’ favor and 
ordered the San Francisco sheriff’s office to proceed with the eviction.

Officers subsequently changed the locks on Canada’s door, prompting intense protests at 
the office of Sheriff Vicki Hennessy, who told activists that she was acting at the direction of 
the court.

Canada’s health worsened after the eviction, and she spent most of her time in recent 
weeks at the hospital, according to Meriiouns. “Tier heart rate never returned to noimal.
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Iris Canada in the bedioom of the home in San Francisco where 
she lived more than half her life. Photcg-aph: Josh Fdolson for 
the Guardian

4

By many measures, San Francisco is one of the most expensive cities in the country, and 
low-income renters, particularly longtime residents of color, have struggled to stay in the 
region as the technology industry has continued to exacerbate wealth disparities

213https://www.theguardian.com/us-r.ews-/20r7/mar/28/san-francisco-l00-year-old-eviction-iris-canada-clies
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It was dear all along that this woman was not going to survive this eviction ,” said Tommi 
Avicolli Mecca, director of counseling programs with the Housing Rights Committee, a local 
advocacy gioup. “Something needs to be done to stop our seniors from being evicted. 
There’s a lot of frustration, a lot of anger and a lot of sadness.”

Merriouns was in tears recounting her final conversations with her aunt, trying to explain to 
her why she was unable to go back home,

She just felt kind of thrown away,” said Merriouns. “She was a person of dignity and pride, 
and she was not yelling and screaming. She was just simply saying, T want to remain in my 
home.’”

100-year-old San Francisco woman dies one month after losing eviction battle I US news I The Guardian
u

cc

In an interview with the Guardian at her home last October, Canada said: “I love my house. 
This is my place. This is my furniture. Everything here is mine,” adding, “All of this is killing 
me.”

Mark Chernev, an attorney for the property owner, said in an email on Tuesday: “The 
owners were saddened to hear of Iris Canada’s passing - she lived a remarkable life and will 
be remembered fondly.

Reached by phone, Eileen Hirst, chief of staff for the San Francisco sheriff’s office, said:
We are very sorry to learn that Iris Canada has passed away.” She did not: comment further.

Evictions have detrimental affects on your health,” Mecca said, adding that for some 
people “it is absolutely deadly”.
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>eath by gentrification: the killing that 
tiamed San Francisco
Alejandro Nieto was killed by police in the neighbourhood where he spent his 
whole life. Did he die because a few white newcomers saw him as a menacing 
outsider?

by
Mon 21 Mar 2016 13.38 EDT

n 4 March, on what would have been his 30th birthday, Alejandro Nieto's 
parents left a packed courtroom in San Francisco, shortly before pictures 
from their son’s autopsy were shown to a jury. The photographs showed what 
happens when 14 bullets rip through a person’s head and body. Refugio and 
Elvira Nieto spent much of the rest of the day sitting on a bench in the 
windowless hall of the federal building where their civil lawsuit for their 

son’s wrongful death was being heard.

Alex Nieto was 28 years old when he was killed, in the neighbourhood where he had spent 
his whole life. He died in a barrage of bullets hred at him by four San Francisco policemen. 
There are a few things about his death that everyone agrees on: he was in a hilltop park 
eating a burrito and tortilla chips, wearing the Taser he carried for his job as a bouncer at a 
nightclub, when someone called 911 on him a little after 7pm on the evening of 21 March 
2014. When police officers arrived a few minutes later, they claim Nieto defiantly pointed 
the Taser at them, and that they mistook its red laser light for the laser sights of a gun, and 
shot him in self defence. However, the stories of the four officers contradict each other, and 
some of the evidence.

O

On the road that curves around the green hilltop of Bernal Heights Park there is an 
unofficial memorial to Nieto. People walking dogs or running or taking a stroll stop to read 
the banner, which is pinned by stones to the slope of the hill and surrounded by fresh and 
artificial flowers. Alex’s father Refugio still visits the memorial at least once a day, walking 
up from his small apartment on the south side of Bernal Hill. Alex Nieto had been walking 
on the hill since he was a child: that evening his parents, joined by friends and supporters, 
went up there in the dark to bring a birthday cake up to the memorial.

https://wwvv.theguardian.com/us-news/2016/mar/2l/death-by-gentrification-the-killmg that-shamed-san-francisco 1/12
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Refugio and Elvira Nieto are reserved people, straight-backed but careworn, who speak 
eloquently in Spanish and hardly at all in English. They had known each other as poor 
children in a little town in central Mexico and emigrated separately to the Bay Area in the 
1970s, where they met again and married in 1984 They have lived in the same building on 
the south slope of Bernal Hill ever since. She worked for decades as a housekeeper in San 
Francisco’s downtown hotels and is now retired. He had worked on the side, but mostly 
stayed at home as the principal caregiver of Alex and his younger brother Hector. In the 
courtroom, Hector, handsome, sombre, with glossy black hair pulled back neatly, sat with 
his parents most days, not far from the three white and one Asian policemen who killed his 
brother. That there was a trial at all was a triumph. The city had withheld from family and 
supporters the full autopsy report and the names of the officers who shot Nieto, and it was 
months before the key witness overcame his fear of the police to come forward.

Nieto died because a series of white men saw him as a menacing intruder in the place he 
had spent his whole life. They thought he was possibly a gang member because he was 
wearing a red jacket. Many Latino boys and men in San Francisco avoid wearing red and 
blue because they are the colours of two gangs, the Nortenos and Surenos - but the colours 
of San Francisco’s football team, the 49ers, are red and gold. Wearing a 49ers jacket in San 
Francisco is as ordinary as wearing a Saints jersey in New Orleans. That evening, Nieto, who 
had thick black eyebrows and a closely cropped goatee, was wearing a new-looking 49ers 
jacket, a black 49ers cap, a white T-shirt, black trousers, and carried the Taser in a holster 
on his belt, under his jacket. (Tasers shoot out wires that deliver an electrical shock, briefly 
paralysing their target; they are shaped roughly like a gun, but more bulbous; Nieto’s had 
bright yellow markings over much of its surface and a 15-foot range.)

Nieto had first been licensed by the state as a security guard in 2007 and had worked in that 
held since. He had never been arrested and had no police record, an achievement in a 
neighbourhood where Latino kids can get picked up just for hanging out. He was a 
Buddhist: a Latino son of immigrants who practised Buddhism is the kind of hybrid San 
Francisco used to be good at. As a teen he had worked as a youth counsellor for almost five 
years at the Bernal Heights Neighborhood Center; he was outgoing and participated in 
political campaigns, street fairs and community events.

He had graduated from community college with a focus on criminal justice, and hoped to 
help young people as a probation officer. He had an internship with the city’s juvenile 
probation department not long before his death, according to former city probation officer 
Carlos Gonzalez, who became a friend. Gonzalez said Nieto knew how criminal justice 
worked in the city. No one has ever provided a convincing motive for why he would point a 
gun-shaped object at the police when he knew that it would probably be a fatal act.
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Elvira and Refugio Nieto want justice for their dead son Alex.
Photograph: GabnelLe Lube for the Guardian

n the evening of 21 March 2014, Evan Snow, a thirtysomething “user 
experience design professional”, according to his Linkedln profile, who had 
moved to the neighbourhood about six months earlier (and who has since 
departed for a more suburban environment), took his young Siberian husky 
for a walk on Bernal Hill.O

As Snow was leaving the park, Nieto was coming up one of the little dirt trails that leads to 
the park’s ring road, eating chips. In a deposition prior to the trial, Snow said that with his 
knowledge of the attire of gang members, he “put Nieto in that category of people that I 
would not mess around with”.

His dog put Nieto in the category of people carrying food, and went after him. Snow never 
seemed to recognise that his out-of-control dog was the aggressor: “So Luna was, I think, 
looking to move around the benches or behind me to run up happily to get a chip from Mr 
Nieto. Mr Nieto became further - what’s the right word? - distr essed, moving very quickly 
and rapidly left to right, trying to keep his chips away from Luna. He ran down to these 
benches and jumped up on the benches, my dog following. She was at that point vocalising, 
barking, or kind of howling.”

The dog had Nieto cornered on the bench while its inattentive owner was 40 feet away - in 
his deposition for the case, under oath, his exact words were that he was distracted by a 
female “jogger’s butt”. “I can imagine that somebody would - could assume the dog was 
being aggressive at that point,” Snow said. The dog did not come when he called, but kept 
barking. Nieto, Snow says, then pulled back his jacket and took his Taser out, briefly 
pointing at the distant dog-owner before he pointed it at the dog baying at his feet. The two 
men yelled at each other, and Snow apparently used a racial slur, but would not later give 
the precise word. As he left the park, he texted a friend about the incident. His text, 
according to his testimony, said, “in another state like Florida, I would have been justified 
in shooting Mr Nieto that night” - a reference to that state’s infamous “stand your ground 
law, which removes the obligation to retreat before using force in self-defence. In other 
words, he apparently wished he could have done what George Zimmerman did to Trayvon 
Martin: execute him without consequences.
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Soon after, a couple passed by Nieto. Tim Isgitt, a recent arrival in the area, is the 
communications director of a nonprofit organisation founded by tech billionaires. He now 
lives in suburban Marin County, as does his partner Justin Fritz, a self-described “email 
marketing manager” who had lived in San F rancisco about a year. In a picture one of them 
posted on social media, they are chestnut-haired, clean-cut white men posing with their 
dogs, a springer spaniel and an old bulldog. They were walking those dogs when they 
passed Nieto at a distance.

Fritz did not notice anything unusual but Isgitt saw Nieto moving “nervously” and putting 
his hand on the Taser in its holster. Snow was gone, so Isgitt had no idea that Nieto had just 
had an ugly altercation and had reason to be disturbed. Isgitt began telling people he 
encountered to avoid the area. (One witness who did see Nieto shortly after Isgitt and Fritz, 
longtime Bernal Heights resident Robin Bullard who was walking his own dog in the park, 
testified that there was nothing alarming about him. “He was just sitting there,” Bullard 
said.)

Death by gentrification: the Idllmg that shamed San Francisco I Rebecca Solnit I US news I The Guardian

At the trial, Fritz testified that he had not seen anything alarming about Nieto. He said that 
he called 911 because Isgitt urged him to. At about 7.11pm he began talking to the 911 
dispatcher, telling her that there was a man with a black handgun. What race, asked the 
dispatcher, “black, Hispanic?” “Hispanic,” replied Fritz. Later, the dispatcher asked him if 
the man in question was doing “anything violent”, and Fritz answered, “just pacing, it 
looks like he might be eating chips or sunflowers, but he’s resting a hand kind of on the 
gun”. Alex Nieto had about five more minutes to live

an Francisco was never anti-newcomer: until recently, it had always been a place 
where new people arrived to reinvent themselves. When they arrive in a trickle, 
they integrate and contribute to the ongoing transformation. When they arrive 
in a flood, as they have during economic booms since the 19th-century gold 
rush, including the dotcom surge of the late 1990s and the current tech tsunami, 
they scour out what was there before. By 2012 the incursion of tech workers had 

gone from steady stream to deluge, and more and more people and institutions - 
bookstores, churches, social services, bars, small businesses - began to be evicted.

San Francisco had been a place where some people came out of idealism or stayed to realize 
an ideal: to work for social justice or teach the disabled, to write poetry or practise 
alternative medicine - to be part of something larger than themselves that was not a 
corporation, to live for something more than money. That was becoming less and less 
possible as rent and sale prices for homes sprralled upward. What the old-timers were afraid 
of losing, many of the newcomers seemed unable to recognise. The tech culture seemed in 
small and large ways to be a culture of disconnection and withdrawal. And it was very 
white, very male and pretty young, which is why I started to call my hometown “Fratistan”. 
(As of 2014, Google’s Silicon Valley employees, for example, were 2% black, 3% Latino, and 
70% male.)
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Tech companies created billionaires whose influence warped local politics, pushing for 
policies that served the new industry and their employees at the expense of the rest of the 
population. None of the money sloshing around the city trickled down to preserve the 
centre for homeless youth that closed in 2013, or the oldest black-owned black-focused 
bookstore in the country, which closed in 2014, or San Francisco’s last lesbian bar, which 
folded in 2015, or the African Orthodox Church of St John Coltrane, which is now facing 
eviction from the home it found after an earlier eviction during the late-] 990s dotcom 
boom. Resentments rose. And cultures clashed.

Death by gentrification: the killing that shamed San Francisco I Rebecca Solnit I US news 1 The Guardian
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17.12pm on the evening of 21 March, the police dispatcher who had spoken 
to Fritz put out a call. Lieutenant Jason Sawyer and officer Richard Schiff, a 
rookie who had been in the job for less than three months, responded and 
headed for Bernal Heights Park. They tried first to enter it in their patrol car 
from the south side, the side where Alex’s parents lived, then turned around 
and drove in from the north side, going around the barrier that keeps vehicles 

out and heading up the road that is often full of runners, walkers and dogs at that time of 
day. They moved rapidly, but without lights or sirens; they were not heading into an 
emergency. At 7.17:40pm Aleiandro Nieto came walking downhill around a bend in the 
road, according to the 911 conversation with Fritz. At 7.18:08pm, another policeman in the 
park, but not at the scene, broadcast: “Got a guy in a red shirt coming toward you.” Schiff 
testified in court, “Red could be related to a gang involvement. Red is a Norteho colour.”

Schiff testified that from about 90ft away he shouted “Show me youi hands” and that Nieto 
had replied, “No, show me your hands”, then drew his Taser, assuming a fighting stance, 
holding the weapon in both hands pointed at the police. The officers claim that the Taser 
projected a red light, which they assumed was the laser sight of a handgun, and feared for 
their lives. At 7.18:43pm, Schiff and Sawyer began barraging Nieto with .40-calibre bullets.

At 7.18:55pm, Schiff shouted “red”, a police code word for out of ammunition. He had 
emptied a whole clip at Nieto. He reloaded, and began shooting again, firing 23 bullets in 
all. Sawyer was also blazing away. He fired 20 bullets. Their aim appears to have been 
sloppy, because Fritz, who had taken refuge in a grove of eucalyptus trees below the road,

A
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can be heard shouting “Help! Help!” on his call to the 911 operator, as bullets fired by the 
police were “hitting the trees above me, breaking things and just coming at me”.

Sawyer said: “Once I realised there was no reaction, none at all after being shot, I picked up 
my sights and aimed for the head.” Nieto was hit just above the lip by a bullet that shattered 
his right upper jaw and teeth, another ripped through both bones of his lower right leg. 
Though the officers testify that he remained facing them, that latter bullet went in the side 
of his leg, as though he had turned away. It is unlikely that a person could stand on a leg 
injured like that.

1'wo more officers, Roger Morse and Nate Chew, drove up to the first patrol car, got out and 
drew' their guns. There was no pian, no communications, no strategy to contain the suspect 
or capture him alive if he proved to be a menace, to avoid a potentially dangerous 
confrontation in a popular park where bystanders could be hit. Morse testified in court: 
“When I first arrived I saw what appeared to be muzzle flash. I aimed at him and began 
shooting.” Tasers produce nothing that resembles muzzle flash. Chew testified that Nieto 
was already on the ground when they arrived. He fired five shots at the man on the ground. 
He told the court he stopped when “I saw the suspect’s head fall down to the pavement”.

Several more bullets hit Nieto while he was on the ground- at least 14 struck him, according 
to the city autopsy report. One went into his left temple and tore through his head toward 
his neck. Several hit him in the back, chest, and shoulders. One more went into the small of 
his back, severing the spinal cord.

The officers approached Nieto at 7.l9:2Gprn, less than two minutes after it had all begun. 
Moise was the first to get there; he says that Nieto’s eyes were open and that he was gasping 
and gurgling. He says that he kicked the Taser out of the dying man’s hands. Schiff says he 
“handcuffed him, rolled him over, and said, ‘Sarge, he’s got a pulse.’” By the time the 
ambulance arrived, Alejandro Nieto was dead.

Deatti by gentrification: the killing that snamed San Francisco I Rebecca Solntt I US news I The Guardian

ieto’s funeral, on l April 2014, packed the little church in Bernal Heights that 
his mother had taken him to as a child. I went with my friend Adriana 
Camarena, a gregarious lawyer from Mexico City who lives in the Mission 
District, the neighbourhood on Bernal’s north flank. She had met Alex briefly; 
I never had. We sat near a trio of African-American women who had lost their 
own sons in police killings and routinely attend the funerals of other such 

victims. Adriana had become close to Refugio and Elvira Nieto. Their son had been their 
ambassador to the English-speaking world, and gradually Adriana was drawn into their 
grief and their need. She stepped in as an interpreter, advocate, counsel and friend. 
Benjamin Bac Sierra, a former marine who teaches writing at San Francisco’s community 
coll ege, was a devoted friend of and mentor to Alex. He has become the other leader of a 
small coalition named Justice for Alex Nieto.

N
In that springrime of Nieto’s death, I had begun to feel that what was tearing my city apart 
was not only a conflict pitting long -term tenants against affluent newcomers and the
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landlords, estate agents, house-flippers, and developers seeking to open up room for them 
by shoving everyone else out. It was a conflict between two diffeient visions of the city.

What I felt strongly at the funeral was the vital force of real community: people who 
experienced where they lived as a fabric woven from memory, ritual and habit, affection 
and love. This was a measure of place that had nothing to do with money and ownership 
and everything to do with connection. Adriana and I turned around in our pew and met 
Oscar Salinas, a big man who was native to the Mission. He told us that when someone in 
the community is hurt, the Mission comes together. “We take care of each other.” To him, 
the Mission meant the people who shared Latino identity and a commitment to a set of 
values, and to each other, all held together by place.

The sense of community people were trying to hang on to was about the things that money 
cannot buy. It was about home as a whole neighbourhood and the neighbours in it, not just 
the real estate you held title to or paid rent on. It was not only the treasure of Latinos; 
white, black, Asian and Native American residents of San Francisco had long-term 
relationships with people, institutions, traditions, particular locations. “Disruptive” has 
been a favourite word of the new tech economy, but old-timers saw communities, 
traditions, and relationships being disrupted. Many of the people being evicted and priced 
out were the people who held us all together: teachers, nurses, counsellors, social workers, 
carpenters and mechanics, volunteers and activists. When, for example, someone who 
worked with gang kids got driven out, those kids were abandoned. How many threads 
could you pull out before the social fabric disintegrated.'’

Two months before the funeral, the real-estate website Redfin looked at the statistics and 
concluded that 83% of California's homes, and 100% of San Francisco’s, were unaffordable 
on a teacher’s salary. What happens to a place when the most vital workers cannot afford to 
live in it? Displacement has contributed to deaths, particularly of the elderly. In the two 
years since Nieto’s death, there have been multiple stories of seniors who died during or 
immediately after their eviction. Gentrification can be fatal.

It also brings newcomers to neighbourhoods with nonwhite populations, sometimes with 
atrocious consequences. Local newspaper The East Bay Express recently reported that in 
Oakland, recently arrived white people sometimes regard “people of color who are walking, 
driving, hanging out, or living in the neighborhood” as “criminal suspects.” Some use the 
website Nextdoor.com to post comments “labeling Black people as suspects simply for 
walking down the street, driving a car, or knocking on a door.” The same thing happens in 
the Mission, where people post things on Nextdoor such as “I called the police a few times 
when is more then three kids standing like soldiers in the corner.” What’s clear in the case 
of Nieto’s death is that a series of white men perceived him as more dangerous than he was 
and that he died of it.

Death by gentrification: the killing that shamed San Francisco I Rebecca Solnit I US news I The Guardian
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Benjamin Bac Sierra, one of Alex Nieto's best friends and co
leader of the Justice for Alex Nieto campaign. Photograph: 
Gabrielle l urie for the Guardian

n l March 2016, the day the trial began, hundreds of students at San 
Francisco public schools walked out of class to protest against Nieto’s killing. 
A big demonstration was held in front of the federal cour thouse, with 
drummers, Aztec dancers in feathered regalia, people holding signs, and a TV 
stat ion interviewing Nieto’s friend Benjamin Bac Sierra. Nieto’s face on 
posters, banners, T-shirts and murals had become a familiar sight in the 

Mission; a few videos about the case had been made, demonstrations and memorials had 
been held. For some, Nieto stood for victims of police brutality and for a Latino community 
that felt imperilled by gentrification, by the wave of evictions and the people who regarded 
them as menaces and intruders in their own neighbourhood. Many people who cared about 
the Nietos came to the trial each day, and the courtroom was usually nearly full.

Trials are theatre, and this one had its dramas. Adante Pointer, a black lawyer with the 
Oakland firm of John Burris, which handles a lot of local police-killing lawsuits, represented 
Refugio and Elvira Nieto, the plaintiffs. Their star witness, Antonio Theodore, had come 
forward months after the killing. Theodore is an immigrant from Trinidad, a musician in 
the band Afiolicious, and a resident of the Bernal area. An elegant man with neat shoulder- 
length dreads who came to court in a suit, he said he had been on a trail above the road, 
walking a dog, and that he had seen the whole series of events unfold. He testified that 
Nieto’s hands were in his pockets - that he had not pointed his Taser at the officers, there 
was no red laser light; the officers had just shouted “stop” and then opened fire.

When Pointer asked him why he had not come forward earlier, he replied: “Just think: it 
would be hard to tell an officer that I just saw fellow officers shooting up somebody I didn’t 
trust the police.” Theodore testified cogently under questioning from Pointer. But the next 
morning, when city attorney Margaret Baumgartner, an imposing white woman with a 
resentful air, questioned him, he fell apart. He contradicted his earlier testimony about 
where he had been and where the shooting took place, then declared that he was an 
alcoholic with memory problems. He seemed to be trying to make himself safe by making 
himself useless. Pointer questioned him again, and he said: “I don’t care to be here right 
now. I feel threatened.”

O
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The details of what had happened were hotly debated and often contradictory, especially 
with regard to the Taser. The police had testified as though Nieto had been a superhuman 
or inhuman opponent, facing them off even as they fired again and again, then dropping to 
a “tactical sniper posture” on the ground, still holding the Taser with its red laser pointing 
at them. The city lawyers brought in a Taser expert whose official testimony seemed to 
favour them, but when he was asked by Pointer to look at the ciime-scene photos, he said 
the Taser was off and that it was not something easily or accidentally turned on or off. The 
light is only on when the Taser is on. Officer Morse had testified that when he arrived to 
kick it out of Nieto’s hands there was no red light or wires coming from it. The Taser wires 
are, however, visible in the police photographs documenting the scene.

One piece of evidence produced was a fragment of bone found in the pocket of Nieto’s 
jacket. Some thought this proved that his hands had been in his pockets, as Theodore said. 
Dr Amy Hart, the city coroner, said in the trial on Friday, 4 March, that there were no 
photographs of his red 49ers jacket, which must have been full of bullet holes. The 
following Monday, an expert witness for the city mentioned the photographs cf the jacket 
that the city had supplied him. The ]urors were shown photographs of Nieto’s hat, which 
had a bullet hole in it that corresponded to the hole in his temple, and of his broken 
sunglasses lying next to a puddle of blood. The coroner testified to abrasions on Nieto’s face 
consistent with Nieto wearing glasses. Before this evidence was shown, Officer Richard 
Schiff had testified under oath that he made eye contact with Nieto and saw his forehead 
pucker up in a frown. If the dead man had been wearing a hat and glasses, then Schiff was 
mistaken that he saw those things.

When Elvira Nieto testified about her devastation at the death of her son, Pointer asked her 
about her husband’s feelings as well. “Objection,” shouted Baumgartner, as though what a 
wife said about her husband’s grief should be disqualified as hearsay. The judge overruled 
her. At another point, Justin Fritz apologised to the Nietos for the outcome of his 911 call 
and seemed distressed. Refugio Nieto allowed Fritz to hug him; his wife did not. “Refugio 
later said that at that moment he was reminded of Alex’s words,” Adriana told me, “that 
even with the people that we have conflict with, we need to take the higher ground and 
show the best of ourselves.”

Adriana sat with the Nietos every day of the trial, translating for them when the court- 
appointed translator was off duty. Bac Sierra, in an impeccable suit and tie, was right 
behind them every day, in t he first of three rows of benches usually full of friends and 
supporters. Nieto’s uncle often attended, as did Ely Flores, another young Latino who was 
Nieto’s best friend and a fellow Buddhist.
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Elvira and Refugio Nieto taire part in a protest march.
Photograph: Steve Rhodes/Demotix/Corbis

It was a civil trial, so the standard was not “beyond a reasonable doubt”, just the 
“preponderance of evidence”. No one was facing prison, but if the city and officers were 
found liable, there could be a large financial settlement and it could affect the careers of the 
policemen. The trial was covered by several local media outlets. On Thursday 10 March, 
after an afternoon and morning of deliberations, the eight jurors - five white, one Asian 
woman and two Asian men - unanimously ruled in favour of the police on all counts.

Flores wept in the hallway. The American Civil Liberties Union of Northern California 
published a response to the verdict headlined, “Would Alex Nieto Still Be Alive if He Were 
White?” Police are now investigating claims that Officer Morse posted a sneering attack on 
Nieto on a friend’s Facebook page that night.

an Francisco is now a cruel place and a divided one. A month before the trial, the 
city’s mayor, Ed Lee, decided to sweep the homeless off the streets for the Super 
Bowl, even though the game was played 40 miles away, at the new 49ers 
stadium in Silicon Valley. Online rants about the city’s homeless population have 
become symptomatic of the city’s culture clash. The open letter to the mayor 
published in mid-February by Justin Keller, founder of a not very successful 

startup, was typical in tone: “I know people are frustrated about gentrification happening 
in the city, but the reality is, we live in a free market society. The wealttry working people 
have earned their right to live in the city. They went out, got an education, work hard, and 
earned it. I shouldn’t have to worry about being accosted. I shouldn’t have to see the pain, 
struggle, and despair of homeless people to and from my way to work every day.” And like 
Evan Snow, who wanted to blow away Alejandro Nieto after their encounter, Keller got his 
wish in a way. Pushed out of other areas, hundreds of homeless people began to set up 
tents under the freeway overpass around Division Street on the edge of the Mission, a gritty 
industrial area with few residences. The mayor destroyed this rainy-season refuge too: city 
workers threw" tents and belongings into dump trucks and hounded the newly propertyless 
onward. One of the purges came before dawm the morning the Nieto trial began.

When the trial ended wuth a verdict in favour of the police, 150 or so people gathered inside 
at the Mission Cultural Center and outside on rainy Mission Street. People wrere composed,
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resolute, disappointed, but far from shocked. It was clear that most of them had never 
counted on confirmation from the authorities that what happened to Alex Nieto was wrong. 
They did not need that validation. Their sense of principle and history was not going to be 
swayed by this veidict, even if they were saddened or angered by it. Bac Sierra, out of his 
courtroom suits and in a T-shirt and cap, spoke passionately, as did Oscar Salinas, who had 
just posted on Facebook the words: “Alex you will never be forgotten, your parents will 
always be taken care of by us, the community. As Tve always said, the unspoken word of La 
Mision is when someone is hurting, needs help, or passes we come together as a family and 
take care of them”

Death by gentrification: the killing that shamed San Francisco I Rebecca Solnit I US news I The Guardian

The Nietos spoke, with Adriana translating for those who did not understand Spanish. And 
Adriana spoke on her own behalf: “One of the most important changes in my path being 
involved in the Alex Nieto case has been to learn more about restorative practices, because 
as someone trained in legal systems, I know that the pain and fear that we are not safe from 
police in our communities will not go away until there is personal accountability by those 
who harm us.”

Adriana, her historian husband, and their friends - including an Aids activist and a 
choreographer - who live nearby in a ramshackle old building, had faced their own eviction 
battle last year, and won it. But the community that came together that night was still 
vulnerable to the economic forces tearing the city apart. Many of these people may have to 
move on soon, some already have.

The death of Alex Nieto is a story of one young man torn apart by bullets, and of a 
community coming together to remember him. They pursued more than justice, as the case 
became a cause, as the expressions became an artistic outpouiing in videos, posters, and 
memorials, and as friendships and alliances were forged and strengthened. Adriana 
Camarena told the crowd: “Our victory, as the Nietos said yesterday, is that we are still 
together.”

Main photograph: Gabrielle Lurie for the Guardian

Follow the Long Read on Twitter at @gdnlongread, or sign up to the long read weekly email 
here.

• This article was amended on 29 March 2016. An earlier version said incorrectly that 
Justin Fritz had described Nieto to a 911 dispatcher as “probably foreign”. That was based 
on a mishearing of a recording of the call. In fact Fritz was describing Nieto’s height and 
said he was “probably six-one”. We apologise for the error.
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Alexander Haagen, a mall developer who has received millions in public funds to build shopping centers 
in financially risky areas, has cut the city of Los Angeles out of what it sees as its share in the Baldwin 
Hills Crenshaw Plaza.

The plaza, the first major U.S. mall built in a predominantly African American community, was 
constructed under a 1984 agreement between Haagen and the Community Redevelopment Agency in 
which the city was to receive half of any profits.

FROM THE ARCHIVES But Haagen angered CRA commissioners by selling the mall to a real estate investment trust that he 
controls and pulling the plug on his 10-year partnership with the city.Major makeover is in store for Baldwin Hills Crenshaw 

Plaza
May 14,2010

The city has spent $50 million in developing the gleaming, art deco shopping center. But because the 
mall was sold at a loss, Haagen company officials contend, there were no net proceeds to share with the 
city.Magic's Name on the Marquee : Movies: Community 

leaders...

June 29,1995
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May 25,1995
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Haagen officials say the sale, conducted as part of a public stock offering, does not violate their 
agreement with the CRA They insist that the city has already' benefited from taxes, new jobs and 
increased economic activity in the Crenshaw community.

The mall has been losing money since it opened in 1988, but it is expected to begin turning a profit when 
a $i2-million theater deal is completed with former Laker Earvin (Magic) Johnson.

City officials say Haagen used the sale as a way of maneuvering around his agreement with the city.

"It's very troubling," said Shelby Jean Kaplan Sloan, a CRA commissioner. "We put in so much money 
and now we are just stripped. It's very distasteful."

Councilman Mark Ridley-Thomas, whose district includes the mall, said the matter will have to be 
negotiated with Haagen. "They can say what they wish, but the final word has not been delivered on this," 
he said. 'The city's interest will be protected without killing any projects, for example, the theater deal."

The dispute revolves around interpretation of the agreement between the CRA and Haagen, a Manhattan 
Beach developer.

"It's our position that what occurred was a legal sale," said Fred Bruning, a vice president of the new- 
Alexander Haagen Properties Inc. "If you look at the documents, it says in event of a sale, the city has no 
ongoing interest."
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Since the developer went public in late December, the CRA has been scrambling to determine how to 
interpret the move, which may eventually be settled in court.

LA. Says Developer Has Cut It Out of Share in Mall . Business: City expected eventual profits from Baldwin Hills Crenshaw Plaza. But firm ..

"We are looking at it now to see if those rights (to the mall) can be transferred to a new entity," Sloan 
said. "We're trying to determine legally what our rights are.... This isn't the end of this."

Ironically, at the same time that Haagen was ending the partnership, he was also urging the CRA to 
approve a $i.5-million loan for Johnson's 12-screen theater deal. The Johnson project would create the 
largest black-owned cinema in the nation.

But because of the dispute with Haagen, the agency has put the theater deal on hold. "Now why should 
the city invest in the theater if we no longer have a stake in the mall?" asked a CRA official who did not 
want to be named.

The theater deal is a separate arrangement, Bruning said. The city's loan would be backed by an $8- 
million investment from Haagen and $2 million from Johnson. The project would include a multiplex 
theater and a parking garage. 'Without the loan from the city," Bruning said, "the deal is too thin to 
work."

Before the 1984 deal was struck, then-Mayor Tom Bradley had to personally lobby the Broadway and May 
Co. not to close their Crenshaw stores, which were the anchors of the old Crenshaw Shopping Center, the 
nation's first regional mall. Haagen, who has built three successful inner-city shopping centers in the Los 
Angeles area, was the only bidder to emerge after a national search for a developer of a larger, enclosed 
mall. In addition to keeping the May Co. and Broadway committed to the project, the developer brought in 
Sears, a Lucky supermarket and other stores and restaurants.

Both Haagen and the city invested millions in the project in an effort to assure its success. But the profits 
have yet to come.

When the shopping center opened, the developers were still seeking to attract tenants. National retailers 
were skittish at first about putting stores in a largely black, middle-class community.

In the last few years, the recession has been an added strain on Haagen, who like many shopping center 
developers has become burdened with debt and strapped for cash. Haagen refinanced his operation by 
selling the mall and most of his other holdings to a newly formed real estate investment trust, a publicly 
traded company that he controls.

At its initial public offering, Alexander Haagen Properties offered 10.8 million common shares at $18 a 
share. The trust is listed on the Ameiican Stock Exchange.
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Since the turn of the twentieth century, there have been two prominent 
black centers in Los Angeles: the Central Avenue community from ap
proximately 1900 to 1950, and the Crenshaw/Leimert Park Village com
munity from approximately i960 to the present Central Avenue and 
Crenshaw Boulevard, respectively, form the main commercial spines of 
each center and are spatially connected by a seven-mile stretch of Martin 
Luther King Jr. Boulevard, which moves from the west at Rodeo Road to 
the east and terminates at Central Avenue.

One of the main elements that defined these two geographic areas as 
black centers in their respective time periods was their thriving commer
cial districts. Both areas were populated by black entrepreneurs who em 
ployed people of African descent and provided goods and services that 
catered to the black population. Central Avenues heyday was during the 
Jim Crow era, which produced de jure racialized ghettos marked by the 
black entrepreneurship and homeownership clustered around the major 
thoroughfare. The Crenshaw/Leimert Park District emerged later, after 
the outlawing of restrictive housing covenants by the U.S Supreme Court 
spurred an out migration of blacks from the Central Avenue community. 
Although blacks had fanned out to other parts of Los Angeles County 
—including the West Adams District, Inglewood, Pico/LaBrea, Pacoima, 
and Watts—by the end of the first decade of the 2000s, the Crenshaw/ 
Leimert Park Village community was the largest resettlement community 
of African Americans in Los Angeles.

The process of placemaking by black Angelenos provides a window 
on understanding the spatial impact of black entrepreneurship, politics,
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From Central Avenue tc Leimert Park 61

homeownership, and cultural ways. “Placemaking” refers to the history 
of landscape, how places are planned, designed, built, inhabited, appro
priated, celebrated, and discarded.1 This conception intertwines cultural 
identity, social history, and urban design with the production of space; 
it describes a process that begins the moment residents relocate to a new 
landscape.2 Such has been the case with black Angelenos. This chapter fo
cuses on the movement of Black Los Angeles’s center of gravity from 1880 
to the present. It examines the push and pull factors that have shaped the 
production and decline of black space in the city.

Historic Central Avenue and the Creation of the 
Business District

Central Avenue was the first large settlement community for blacks mi 
grating to Los Angeles in search of better housing, employment, and an 
improved quality of life during the post-Reconstruction Era. Ihe lure of 
available real estate pulled black migrants into Los Angeles, eventually 
making Los Angeles the city with the highest black homeownership pop
ulation in the nation. But Jim Crow laws kept early migrants squeezed 
within a relatively tight area (see chap, 1), which was bounded by First 
Street to the north and Main Street to the west. Early on, the area beyond 
Main Street was known as the “Westside,” while the area east of Main 
Street was known as the “Eastside.”

The formation of a distinct black district along Central Avenue may be 
traced to the years just prior to the turn of the twentieth century, when 
blacks expanded from their settlements of the 1890s, and whites sold their 
homes and abandoned the area. During the early 1900s, white residents 
on Central Avenue endeavored to restrict blacks at Seventh Street. One of 
the black families to settle south of that street was threatened by a mob. A 
decade later, one of the first blacks to settle on Eighteenth Street and Cen
tral had her house sacked by a white mob. Despite such occasional efforts 
at intimidation, blacks continued to obtain houses along Central Avenue.3 
Some blacks were able to move tc the Westside, west of San Pedro, if they 
had the resources, but they were often met with white resentment and 
hostility.

The Central Avenue commercial district had three distinct hub loca
tions, each associated with a different period: the 1890s Brick Block on 
San Pedro between First Street and Second Street; the 1900-1920S Negro
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62 REGINALD CHAPPLE

District on Central Avenue between Sixth Street and Washington Boule 
yard; and the late 1920s-1950 Historic Core between Forty-second Street 
and Central Avenue, The black businesses that comprised these locations 
were known and advertised as “Race Enterprises,” with the idea driving 
these businesses being a simple one: take care of your own.4 The unfortu
nate reality was that black businesses of the day were usually unsuccess
ful in their attempts to compete with white businesses—businesses that 
typically were better capitalized and could cut prices in order to eliminate 
black businesses as competitors. Race Enterprises ushered in a new type 
of black entrepreneur that catered to black people exclusively. These en 
terprises were made possible by the increased quality of life, economic 
mobility, and disposable mcome blacks in Los Angeles enjoyed compared 
to their counterparts in other parts of the country. The other dynamic 
that made the Race Enterprises of Black Los Angeles thrive was a result of 
increased racism and Jim Crow laws, a spatial dynamic that contained the 
growth of Black Los Angeles and resulted in what may be described as a 
black ghetto.

Although Central Avenue between Sixth Street and Washington be
came the new hub of Race Enterprise, black businesses were not alone 
on Central Avenue. They had competition from white businesses. George 
Beavers Jr., one of the founders of Golden State Mutual Life Insurance 
Company, recalled that this competition was typical for the period;

The Jewish people and the Caucasians going into the Negro community 
to benefit from their trade. . . . They wanted Negio trade. They were not 
interested in developing any Negroes to be their competitors, naturally

J. J. Neimores California Eagle was located next to Fred Roberts’s New 
Age race paper on Central Avenue. Roberts would later become the first 
black State Assemblymember from the Central Avenue district, Both the 
Eagle and the New Age were promoters of Race Enterprises and encour
aged black Angelenos to support black businesses during this shift of cen
ter in Black Los Angeles. In 1915 Fred Roberts reported that the Chinese 
people of California were boycotting Japanese produce because Japanese 
merchants were discriminating against Chinese buyers. Roberts approved 
of this tactic and added that any white retailers who discriminated against 
blacks should be boycotted as well.

In an effort to promote the cause of supporting Race Enterprises, Rob
erts, Joe Bass, and other middle-class leaders formed a local branch of the
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National Negro Business League. Ihe national organization had been es
tablished in 1900 by Booker T. Washington in Boston, Massachusetts, and 
later incorporated in New York. With 320 chapters nationwide, its mission 
was 'to promote the commercial and financial development of the Negro.” 
The Los Angeles chapter was, in part, oiganized to fight against a prevail
ing belief amongst black buyers that white services were ±n some way su
perior to those of Race Enterprises.

As Darnell Hunt notes in. the Introduction (p. 11), W. E. B. Du Bois 
visited Los Angeles for the first time in 1913. While there, he was struck by 
the Race Enterprises and the entrepreneurial mind-set of the black busi
ness owners and heralded the snap and ambition” of Los Angeles’s “new 
blood.” In a photo taken during his visit, Du Bois can be seen standing 
next to a tall John A. Somerville, who would co-found the Hotel Somer
ville (Dunbar Hotel) with his wife, Vada, in 1928 and birth the local 
NAACP in their living room. It should be noted that the photo was taken 
in front of the Colored YMCA and Fred Roberts’s New Age office on San 
Pedro Street.

In 1916 Sidney P. Dones, one of the most celebrated Black Los Angeles 
business owners and a promoter of Race Enterprises, opened the Booker 
T. Washington Building at Tenth and Central Avenue. The opening of this 
building announced the official birth of the Central Avenue Business Dis
trict. Located two blocks south of the Eagle’s office, the building was a 
handsome three-story affair, with shops on the sidewalk level and offices 
and apartments above.6 This “mixed-use” style would come to character
ize the Black Los Angeles business district. Joe Bass touted the building 
in the Eagle with a booming headline that read: central avenue as 

SUMES GIGANTIC PROPORTION OF BUSINESS SECTION FOR COLORED 

men. He called it the “Largest and Best Appointed Edifice on Central 
Avenue.”7 His exclamations set the building and Race Enterprise apart 
from the other white, Jewish, Japanese, Chinese, and Mexican businesses 
that competed with black business along Central Avenue. The diversity of 
races within Black Los Angeles’s core district was amplified by the crowd 
present at Du Bois’s speech duiing his 1913 visit. Du Bois reported that 
the hall was “filled with 2,300 people from the white, yellow, and black 
laces.

Central Avenue, affectionately known as “the Avenue” by black An 
gelenos, soon acquired other entrepreneurial landmarks. These included 
Ida Wells’s Southern Hotel on Central Avenue, between Twelfth and Pico, 
which opened in February 1916 A month later, F A. 'Williams and a San
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Diego-based business partner purchased the Angelus Theater at 932 Cen
tral Avenue, a “moving picture and vaudeville” house,9 Although the Race 
papers simply advertised the location of the theater as “Central Avenue, 
Between 9th and 12th,” Black Los Angeles knew the exact location.

The Eagles Joe Bass called Central Avenue between bighth and Twenti 
eth Streets “one of the most remarkable Negro business sections anywhere 
in the country” Sidney Dones was given much of the credit for develop
ments along the Avenue because of his real estate, insurance, and financ
ing acumen, Dones, wrote Bass, “has said by his action no obstacle is too 
great for me to surmount on my way to success.”11 Bass also gave his Eagle 
credit for promoting Race Enterprises in the Central Avenue District.

By 1916 seventeen black churches were located in Los Angeles, and all 
of them congregated in or around the Central Avenue business district. 
The earliest black church in Los Angeles, First African Methodist Epis
copal Chuich (First AME), was located at Eighth and Towne in the Ne
gro business district.12 Second Baptist Church —its name distinguishing 
it from the all-white First Baptist Church—was located nearby The re 
maining fifteen churches were also in the district and clustered within one 
square mile, creating a hub of sacred urban space between Main Street 
and Alameda Street.

Amid the rapid growth of the district, the Progressive Business League 
of Los Angeles (PBL) replaced the Negro Business League. What remained 
unchanged was the boosting of Race Enterprises. In 1919 the PBL published 
its 185- member list and insisted that readers “get in the habit of spending 
money with your own people.”13 This echoed what the Weekly Observer and 
othei booster Race papers had said thirty years earlier.14 The key change in 
the Central Avenue district was the heightened level of Black Los Angeles’s 
economic power and the plethora of black owned enterprises on the Av 
enue within the Seventy fourth Assembly District—representing the po
litical power that would elect Fred Roberts to the State Assembly and pave 
the way for Augustus Hawkins to be elected to Congress. Indeed, a quarter 
of the black businesses were located on Central Avenue with other black- 
owned businesses within a few blocks of the Avenue.

During the 1920s, black owned insurance companies emerged as the 
most successful black economic development venture because they pro
vided blacks with a vital service 15 Black Los Angeles gave birth to the 
largest black-owned insurance company west of the Mississippi, the 
Golden State Mutual Life Insurance Company, which was founded by Wil
liam Nickerson Jr., Norman Oliver Houston, and George Allen Beavers Jr.
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These three men would become dominant voices in the social and politi
cal scene of Central Avenue.

The PBL business roster showed a small clustering of businesses south 
of Washington Boulevard on Central Avenue, outside of the Seventy- 
fourth District. For example, at Thirty-seventh and Central, a Race man 
had opened a real estate office. This location would foreshadow the future 
movement of Black Los Angeles farther down the Avenue to the south. 
This area would become the new hub of black entrepreneurship and the 
center of the historic Jazz Era in Los Angeles from the 1930s to the 1950s. 
The jewel of Central Avenue was the Hotel Somerville, later renamed the 
Dunbar Hotel. One of the most important landmarks in Los Angeles, it 
was more than just a resort for weary travelers of color. The lobby, res
taurant, and conference room became a central meeting place for black 
Angelenos, hosting a wide range of social and community events. It was 
truly the symbol of black achievement in the city.17 In 1933 the first office 
of the Los Angeles Sentinel—still the largest black newspaper in the West 
in the early 2000s—would open nearby.

Race Enterprises surged in Los Angeles at the same time Jim Crow sen
timents were on the rise, and the two trends were related. As white prej
udice increased, the idea of a group economy sounded better to blacks. 
And the same black population that sparked white discrimination also 
provided black entrepreneurs with a large pool of customers. Because the 
rising number of black businesses on Central Avenue made whites in the 
district uncomfortable, white flight ensued. Black Los Angeles took advan
tage of this abandonment and staked its homeownership claim on Central 
Avenue. The complex dance of race, space, and place was ever present and 
would continue as the black center shifted along Central Avenue.

16

18

West Adams District

In the 1950s Black Los Angeles experienced another major geographical 
shift, when black Angelenos who could, moved to the West Adams Dis
trict. It was mostly middle-class black Angelenos who moved out of the 
Central Avenue District to the previously forbidden Westside (see chap. 
1). The Supreme Courts outlawing of restrictive housing covenants that 
had previously kept Black Los Angeles hemmed into the Eastside made 
this possible, but blacks had been integrating unrestricted blocks in the 
area since 1900. This expanded area of black settlement became a broader
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Figure 2.1. Golden State Mutual Life Building in West Adams. Photo 
courtesy of Darnell Hunt.

northern and western extension of the West Jefferson neighborhood, ra
diating out from Jefferson and Adams Boulevards from Central Avenue

West Adams did not have an easily identifiable “center 
no Dunbar Hotel, no concentration of jazz clubs and theaters or society
meeting places like those on Central Avenue, The new community land 
mark was the Golden State Mutual Life Insurance Company building, 
designed by Paul R. Williams in 1948. Located at 1999 West Adams Bou
levard (northeast corner of Western Avenue and Adams Boulevard) (see 
fig. 2.1), it was built furthest west of any other major Black Los Angeles 
institution and encouraged a relocation of Race Enterprises along Western 
Avenue. Williams also designed the new home of First AME Church (see 
fig. 2.2) located in the residential core near Golden State Mutual.20 The 
two institutions were so close to one another that overflow congregants 
from First AME routinely parked their cars in the Golden State parking 
lot on Sundays.

West Adams qualifies as one of the oldest neighborhoods in Los An 
geles. Oil barons, vintners, railroad magnates, and real estate develop 
ers hired top architects of the day to create West Adams mansions in a
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From Central Avenue to Leimert Park 67

variety of styles. rlhe districts wealthy residents of the 1920s included law
yers, doctors, oil baron Edward L. Doheny, Port of Los Angeles developer 
Randolph Huntington Minor, and a host of other prominent Los Ange
les citizens. Included in this list is Thomas J. Furlong, whose father and 
siblings founded the industrial city of Vernon on the eastern border of 
the Central Avenue District. Thomas’s son James Furlong is remembered 
in Los Angeles history as one of the first landowners in the city to sell 
land and homes to black families. The land was in the Central Avenue 
District closer to Slauson Avenue and worked to pull the black Central 
Avenue district to its southern edge around the Dunbar Hotel.21 Many of 
the black families that James Furlong helped get started in Los Angeles 
would eventually become wealthy enough to join him on the Westside in 
the West Adams District.

Located to the south of downtown Los Angeles, West Adams’s bound
aries were Figueroa Street to the east, West Boulevard to the west, Pico 
Boulevard to the north, and Jefferson Boulevard to the south. Adams
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Figure 2.2. First AME Church in West Adams. Photo courtesy of 
Darnell Hunt.
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Boulevard is the main street of the District. Ihe area along Adams Bou
levard between Figueroa and Crenshaw became known as the Boulevard 
of Churches because of the numerous denominations that lined the thor
oughfare. The area is filled with classic examples of the elaborate architec
tural styles of the times, including Victorian, Queen Anne, Stick/Eastlake, 
Shingle, Mission, Transitional Arts and Crafts, Beaux Arts and the Revival 
Styles, and Craftsman. These styles were in stark contrast to the small, 
wood, California bungalow-type homes that had come to characterize the 
Lastside It was not long before well-off black Angelenos who could af
ford to move out of the Central Avenue District began looking west to the 
West Adams District for other housing opportunities

Affluent blacks especially were drawn to the northeast corner of West 
Adams known as the Heights, because the area was slightly elevated above 
the rest of West Adams. Blacks would eventually dub the area “Sugar HilP 
because it contained numerous stately, turn-of the-century Victorian 
homes originally targeted for well-to-do whites. As early as 1935, black 
Angelenos were finding ways to purchase homes on nonrestricted blocks 
in West Adams. But they had only penetrated within a mile of Sugar Hill 
Norman Houston, co-founder of Golden State Mutual Life Insurance 
Company, would break this trend in 1938 and purchase a home in the 
heart of Sugar Hill, even though he didn’t move into it right away. He 
didn’t want to subject himself to the racial hoscility and slurs that were 
inflicted on blacks who integrated the city’s neighborhoods, which could 
include cross burnings, bombings, and letters from neighbors warning 
blacks to vacate “or else.” So Houston rented his home to a white tenant 
instead Houston eventually moved his family into the home in 1941, de 
spite opposition from the West Adams Heights Improvement Association, 
a local white homeowner’s organization that would be at the center of the 
Supreme Court’s restrictive housing covenant case.

By 1944 more wealthy black Angelenos were moving to Sugar Hill. It 
is perhaps best remembered as the place where Hattie McDaniel, the first 
African American to win an Academy Award, purchased her mansion. 
Other prominent black Angelenos who purchased homes in the area in 
eluded actress Louise Beavers, entertainer Pearl Bailey, John and Vada 
Somerville, who built the Hotel Somerville (Dunbar Hotel) and founded 
the Los Angeles Chapter of the NAACP, Horace Clark, owner of the Clark 
Hotel, one of the most famous hotels and cultural centers on Central Av
enue, and Courtland G. Mitchell, the first black to run for city council. 
These and other wealthy blacks began a process of pulling other black
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From Central Avenue to Leimert Park 69

Angelenos toward West Adams, thus pushing whites to other parts of the 
city, including Beverly Hills, Hollywood, and the new Westside communi
ties closer to the ocean. Despite black gains in the early years, Sugar Hill 
would remain majority white.

The process of integrating Sugar Hill took a sharp legal turn in 1945, 
when the West Adams Heights Improvement Association filed a lawsuit 
in the California Superior Court. Its main argument was that by selling 
homes to blacks, white Sugar Hill homeowners had violated racially re
strictive housing covenants that supposedly covered those properties until 
the year 2035 24 Judge Thurman Clark ruled the covenants as unenforce
able and threw out the case saying:

It is time that members of the Negro race are accorded, without reserva 
tions or evasions, the full rights guaranteed them under the 14th Amend 
ment to the Federal Constitution Judges have been avoiding the real is 
sue too long.25

West Adams Heights improvement Association appealed the decision to 
the California Supreme Court. Loren Miller, the fiery, former journalist 
with the Los Angeles Sentinel who had become an NAACP attorney, rep
resented the defendants. Reminiscing on why he had led the crusade to 
desegregate Black Los Angeles and ultimately urban America, be noted:

Negro newcomers and old residents alike were hemmed in, penned up in 
racial ghettos —those sprawling black belts lying in the residentially least 
desirable heartlands of Americas great cities. 26

The best and brightest of Black Los Angeles attended the California Su
preme Court hearing, dressed in their finest in order to create an atmo 
sphere of black sophistication that would support Millers dynamic presen
tation. Miller argued that the homeowners' requirement that residents be 
of the ‘ pure white race” was absurd. Miller won the case and carried this 
message to the U.S. Supreme Court with Thurgood Marshall and a team 
of NAACP lawyers.27 Above a large picture of Hattie McDaniel’s Sugar 
Hill home, the Los Angeles Sentinel’s front page splashed the declaration, 
“California Negroes Can Now Live Anywhere! . . Homes Like These No 
Longer Out of Bounds.”28 However, one loophole remained: rather than 
abolish racially restrictive housing covenants, the U.S. Supreme Court had 
just rendered them unenforceable There would be one more court battle
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surrounding the matter, and Thurgood Marshall and Loren Miller would 
be the legal team to argue on behalf of blacks before the Court. The case 
was based on a white woman, Leola Jackson, who had decided to sell her 
property to blacks in Los Angeles. Olive Barrows, another covenanter, 
sued her for violation of the racially restrictive covenant associated with 
the property. In Barrows v. Jackson, the Court ruled that allowing cov
enanters to sue for damages would be a direct violation of the 1948 Shelley 
v. Kraemer ruling. The Sugar Hill defendants had finally won, but racial 
desegregation would prove to be a slow process throughout Los Angeles.

Racially restrictive housing covenants were not the only political battle 
that black West Adams residents had to fight. Early in 1954, West Adams 
residents began fighting their most determined battle against the proposed 
route for the Santa Monica (I-10) Freeway. The California State Highway 
Commission had selected a freeway route that cut a swath through what 
the California Eagle proudly described as the “most prosperous, best kept 
secret and most beautiful Negro owned property in the country, including 
Sugar Hill.”29 In response to this threat, a group of West Adams residents 
formed the Adams-Washington Freeway Committee and chose a delega
tion to present their grievances to the California State Highway Commis
sion in Sacramento, 'lheir main argument was that the selection of the 
route was at best insensitive and at worst racially motivated.

Composed of Floyd Covington, the former Urban League director and 
a Sugar Hill homeowner, and two other West Adams residents, including a 
Japanese American man, the delegation presented its case on February 18, 
1954. Covington and the other delegates pleaded with the commission to 
reroute the freeway to the Washington Boulevard side, which was north of 
the proposed route and a mostly white neighborhood. One of their main 
arguments was that Wrest Adamss non-wrhite residents would not read
ily pick up and relocate to another neighborhood like their white coun
terparts. Black Angelenos from the City of Santa Monica also protested 
because the proposed freeway route bisected the city’s small, 200-member 
black community at the Ink Well Beach.30 The delegation got a temporary 
reprieve from the commission while it deliberated on their protest. But 
ultimately the commission insisted that the proposed route was the best, 
citing transit convenience and cost effectiveness as its rationale.

The Santa Monica (I-10) Freeway development was one of the key ele
ments that prompted the decline of the black middle-class center of West 
Adams. In addition to West Adams, the freeway development snaked its 
way through the old San Pedro and Negro Districts on the old Eastside,
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Figure 2.3. Leimert Park Village, Photo courtesy of Darnell Hunt.
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taking out much of the physical fabric that might remind Black Los Ange
les of its historical geography, as well as the social, political, economic, and 
cultural ways that it developed in these early black centers. Even the home 
of John and Vada Somerville, where W. E. B. Du Bois had stayed during 
his historic visit to Los Angeles in 1913, was in the path of the freeway.

The Leimert Park/Crenshaw District

Throughout the 1950s, well-employed black Angelenos continued moving 
west, pushed in part by the development of the I 10/Santa Monica Free
way out of West Adams and pulled by the lure of better housing, schools, 
and quality of life. By the late 1950s and early 1960s, Black Los Angeles 
moved west and south of West Adams into Leimert Park and the exclu
sive area of Baldwin Hills. These areas are part of the Crenshaw District, 
which became the new Black Los Angeles center in the wake of the 1965 
Watts riots. Leimert Park Village (see fig. 2.3) became the social, cultural 
and political heart of this new Black Los Angeles center.
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Walter H. “Tim' Leimert developed Leimert Park, beginning in 1928. 
It was designed by the Olmsted Brothers firm, with principals Frederick 
L. Olmsted Jr. and John C. Olmsted at the helm. The firm was started by 
their father, Frederick L. Olmstead Sr., who is most noted for designing 
Central Park in New York City and other great urban parks Leimert Park 
was one of the first comprehensively planned communities in Southern 
California designed for moderate-income families. As early as 1930, the 
area was advertised as being highly controlled:

Leimert Park is admirably equipped with school facilities, but even more 
important is the system of safety streets and walks so planned that chil
dren going to and from school cross streets with very little traffic. 31

In 1938, Life magazine sponsored the building of eight houses in vari 
ous communities throughout the United States and selected Leimert Park 
Village, which was considered a model of urban planning, as the site for 
Life’s colonial-style home. Leimert Parks circulation patterns limited traf
fic near churches and schools. Utility wires were buried or hidden from 
view in alleys, which allowed for the dense planting of trees down the 
community’s main streets. The trees gave the area a setting reminiscent of 
the Olmsted Brothers firm’s other parklike residential developments.

The Olmstead Brothers designed the centerpiece park at Forty third 
Place and Degnan Boulevard as the anchor for the area. The park was 
bounded by a commercial district on Forty-third Street, Degnan, and 
Leimert Boulevards. Small-scale apartment developments immediately ra
diated out from the main street commercial core known as Leimert Park 
Village, with its southern edge at Vernon Avenue. Beyond the apartments 
were low scale, single-family homes that crossed Santa Barbara Boulevard 
(now King Boulevard) and terminated at Jefferson Boulevard. These bou
levard boundaries to the north and south are the same ones that hemmed 
the historic Central Avenue District around the Dunbar Hotel. Ironically, 
Leimert Park was being developed around the same time that the Dunbar 
Hotel, Hudson-Liddell, and Golden State Mutual Life Insurance Company 
buildings were opening on Central Avenue and pulling the Black Los 
Angeles population farther south on Central Avenue below Washington 
Boulevard. Although Leimert Park was developed as a white family" cn 
clave, it would later become a pull community that the black middle class 
was drawn to after the relaxation of restrictive housing covenants in 1950.
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Leimert Park also pulled the last wave of the Second Great Migration of 
blacks to Los Angeles in the late 1950s.

Genethia Hudley Hayes, former school board president and executive 
director of the Southern Chiistian Leadership Conference, migrated to 
Los Angeles with her family in 1958 from the west side of Chicago Her 
family was one of the first families to integrate their block. ‘We believed 
that this was the most progressive venue for us,” she said. “L.A. was akin 
to Hollywood or Disneyland—no racism, no playing field that couldn’t be 
leveled.”32

The Hayes family purchased a single ■ family home in Leimert Park, 
sight unseen, from Ctiicago. “I believe that my dad’s real estate agent re
ally stuck his neck out when he decided to sell the home to our family,” 
Hayes recalled. Our last name, Hayes, didn’t sound black or white and 
didn’t send up any red flags in the process.” But when the Hayeses arrived 
to see their house for the first time and move in, there was no welcom 
mg wagon. “I remember I used to come outside with my mother to get in 
the car in the morning and our while neighbor would be outside going to 
work. I would say good morning to her and she would just look at me. I’d 
say to my mom, Gosh she’s not very friendly.’ Finally, I learned that the 
neighbors werent pleased that we had moved in, which was something I 
could not comprehend at that age.”

The Hayes family was accustomed to living m mixed communities m 
Chicago^ but Leimert Park was a different experience. The large lawns, 
vibrant colors, and diverse array of stucco Spanish-style architecture of 
the neighborhood houses contributed to the general aura of middle- class 
well-being that pervaded the community. While Hayes believed that 
class lines in Chicago’s black communities were not as deeply defined, 
the burgeoning middle-class black presence in Leimert Park was begin
ning to exhibit elitism that characterized the city’s Eastside Westside 
schism.

According to the U.S, Census, Leimert Park had a population of 4,262 
residents in 2000, of which 80.7 percent was African American. It was 
part of the larger Crenshaw District (fig. 2.4), which had a population 
that was 74 percent African American. These population numbers have 
enabled the communities to elect political leaders of African descent to 
the Los Angeles City Council, as well as provide heavy voting support for 
Mayoral, State Assembly, State Senate, and Los Angeles Unified School 
District races.

33
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Figure 2.4. Baldwin Hills Crenshaw Plaza. Photo courtesy of Darnell Hunt.

5/ac/c Politics of Space in Leimert Park Village

Leimert Park Village emerged as the new center of Black Los Angeles fol 
lowing the 1992 civil unrest in Los Angeles. Like the 1965 Watts riots, the 
1992 Los Angeles rebellion involved ill-feelings between police and the 
black community—this time following a not-guilty verdict for police offi
cers who were caught on videotape brutally beating Rodney King, a black 
suspect they had pulled over for a moving violation. Lor Black Los An 
geles, the verdicts reinforced the political and economic divide that had 
grown between white and Black Los Angeles since 1965, reminding many 
of the injustices endured by blacks from the Eastside to West Adams Un
like Watts, the 1992 uprisings were not contained to a central, largely black 
community. The entire city seemed to erupt in displeasure, with violence 
happening in Watts, the old Central Avenue district—by then 72 percent 
Latino — West Adams, the Crenshaw District, Inglewood, East Los Ange
les, and beyond.

In 1992, Black Los Angeles was without an identified center for the 
first time since the earliest black settlements took shape around Central 
Avenue in the 1880s and 1890s. The 1965 Watts riots had divorced many

34
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black Angelenos from affiliation with the F.astside. Black Angelenos were 
in need of a public meeting place and a way to demonstrate support for 
each other economically anti politically. Ihey also needed to celebrate and 
reassert their social, cultural, and political identities. Leimert Paik Village 
created a space for all of these things to occur. But while the Village took 
on the role of black center post 1992, it had been a center of black cultural 
and artistic activity since the late 1960s (see chap. 10). Made possible by 
an artist collective, the Village art center ran counter to the city’s other 
black centers in terms of organization. The Brick Block, Central Avenue, 
and West Adams centers had been organized by the interplay of entrepre
neurial activity and high homeownership rates in contained districts. The 
Leimert Park/Crenshaw area, by contrast, had a renter-occupied rate of 
64 percent and a homeownership rate of just 29 percent, compared to a 
homeownership rate of 36 percent in the Central Avenue corridor.

Nevertheless, we should not underestimate the influence of the artists 
who led the charge in Leimert Park, as many were entrepreneurs and ac
tivists in their own right. Moreover, many of them played a significant 
role 21 different social justice movements throughout Los Angeles. To be 
sure, some of these black Leimert Park merchants came fiom families that 
have been entrenched in the creation of the early Black Los Angeles cen
ters on the Eastside. This last point was illuminated for me in 2005, when 
I attended the ninety second birthday of William Nickerson Jr., the son 
of William Nickerson, co-founder of Golden State Mutual. I learned that 
the Nickerson family counted sisters Mary and Jackie—who owned the 
Zambezi Bazaar gift shop in Leimert Park Village—as part of a long line 
of family member s who were merchants and advocates in the community. 
Both had been active participants in the Village Merchants Association 
and vocal about a city council member’s alleged abuse of political power. 
Their advocacy for due process in Leimert Park Village made perfect 
sense, as they had come from a lineage of Black Los Angeles entrepre
neurs and advocates. Their pioneering position in Leimert Park Village 
had maintained continuity with their family’s long-standing role in creat
ing black spaces in Los Angeles.

Leimert Park as Contested Black Space

Despite the rise of Leimert Park as a post-1992 black center, a 1996 public 
debate over the installation of meters into the main parking area of the
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Village illustrates that it was also contested black space. The main actors 
in this conflict were the Leimert Park Merchants Association and Coun
cilman Mark Ridley-Thomas. Each group had its own “imagined” ideal of 
what Leimert Park should and could be. The issue: parking meters.

The Merchants Association believed that Councilman Ridley-Thomas 
made a unilateral decision to turn two unmetered parking lots into me
tered lots without the input of local black merchants. Rjdley-Thomas 
claimed that the lots were underutilized, arriving at this conclusion after 
commissioning a parking meter study for the area. The report concluded 
that meters could generate over $500,000 in revenue that could be re
turned to the community for improvements. But the councilman didn’t 
pitch the meter idea to the merchant stakeholders as a revenue generator 
that could improve Leimert Parks infrastructure. His failure to do so cre
ated significant friction, as the merchants group felt they were being left 
out of the policic al process.

The Merchants Association viewed the Village parking lots as a free 
amenity (rare in Los Angeles) that would puli patrons into the district for 
Jong periods of shopping. They also contended that the free parking was 
what enticed residents from other parts of the city to come and par ticipate 
in the numerous black cultural festivals hosted in the Village throughout 
the year—including the LA/LA,35 Kwanzaa, and Juneteenth celebrations, 
blues festivals, and Martin Luther King Day Parade.

In a meeting with Ridley-Thomas, the Merchants Association threat
ened to oust him if he didn’t comply with their wishes and drop his plan 
to install meters. The councilman rebutted the threat by saying, "1 under 
stand politics and I understand black people.” The merchants never asked 
what he meant by the statement. But when later asked what they thought 
he meant, they interpreted his statement to mean, “1 control these re
sources for this area and I know that you 'will never organize yourself 
enough to do anything.’’^6

This conflict suggested that there had been a shift of sorts in the po
litical position occupied by black merchants, pariicularly compared to 
what was common in earlier black centers. In the Eastside Central Av
enue District of the early twentieth century, it was the merchanis who 
drove the progress and development of the community with input and 
support from figures like Assemblymember Fred Roberts of the Seventy- 
fourth District. The community seemed to move as a whole on these 
types of issues. But in post 1992 Leimert Park Village, the input of the 
entrepreneurial community was subordinated to the development agenda
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of a single councilman. Ultimately, the meters were installed in Leimert 
Park.

While the new center community of Leimert Park Village served as an 
outward signifier of African American pride and culture, an inward strug 
gle over identity power, and resistance was being waged in the late 1990s 
to the present. The struggle could be seen in how merchants protested 
against the broad array of festivals that came into the village throughout 
the year. Wnile it might seem at first glance that the festivals would be 
a benefit to local foot traffic, some merchants complained that festival 
booths blocked access to their stores. They also charged that many of the 
festival merchants sold the same items as local merchants, thus creating 
direct and unwanted competition. Eventually, merchants found ways to 
compromise with festival producers in the operation of the festivals, to 
limit competition and business disruptions, and to focus on promotion of 
Leimert Park Village as an important center for Black Los Angeles.

During this same period, other struggles over land ownership and in 
creasing rent prompted several of the founding merchants and artists to 
move out of the village. The artist Harnesses left Leimert Park Village in 
2002 after Jack Sidney, who owned the land on which nine Village busi
nesses sat, fell into ill-health and had to sell his storefronts on the eastside 
of Degnan Boulevard, between an alley and Forty- third Street. For years, 
Sidney had purposely kept the rents below market rates in order to nur 
ture the arts and cultural activities that were taking root in Leimert Park. 
He sold the property to Russell Associates, a Sherman Oaks -based com
pany that immediately began notifying the merchants of rent increases in 
August 2002, shortly after it completed the purchase. The Leimert Park 
Merchants Association president maintained that, “the new owners are 
not interested in anything other than receiving rent We wrote a letter to 
them to let them know they didn’t just invest in a building, they invested 
in a community that is proud and moving forward.”38

Collectively, these developments demonstrate the tenuous nature of 
arts, culture, and entrepreneurship in Leimert Park Village—just as it was 
establishing itself as the black center in early twenty-first-century Los An 
geles. The Jim Crow-era entrepreneurship stories of Golden State Mutual, 
the Dunbar Hotel, and Booker T. Washington Building along Central Av
enue should have taught Black Los Angeles that in order to firmly anchor 
a black center, the black community must control the land.

In the early 2000s, the Crenshaw District had all of the necessary ele
ments to establish its position as the center of Black Los Angeles: high
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homeownership raies; majority black population; black entrepreneurship; 
black political representation at the city county state, and federal levels; 
and black Angelenos yearning for a place to call their own—whether they 
lived there or not. Black Los Angeles was at a key point in its develop 
ment, when it could have learned much from its bittersweet Eastside leg 
acy of struggle, power, and progress. To be sure, the gain of placemaking 
that was largely erased by the I-io Freeway development in West Adams 
was a poignant lesson about the need to be united as a community and 
in control of political processes. This lesson—along with lessons from 
the expansion and later decline of the Central Avenue District—needs 
to be fixed in the collective memory of Black Los Angeles, carried for
ward, understood, and applied by future generations seeking to solidify 
the position of Crenshaw/Leimert Park Village as the center of Black Los 
Angeles.
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Threatens Area’s Identity,” Los Angeles Times, December 26, 2002, B2.
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SPECIAL REPORT: LACK OF AFFORDABLE HOUSING 
DRIVING MORE LOS ANGELENOS INTO POVERTY

KEY FINDINGS26% OF LOS ANGELENOS LIVE IN POVERTY DUE
LARGELY TO HIGH HOUSING COSTS A renter household needs to earn 4 times the state 

minimum wage in order to afford average asking rents 
m Los Angeles County

inflation-adjusted median rents in Los Angeles County 
increased 27% from 2000 to 2013, while inflation- 
adjusted median renter household income declined 7%.

Los Angeles County needs 527,722 additional atfordable 
rental homes to meet the needs of its extremely low- 
income (ELI) and very low-income (VLI) renters.

The vast maiority of Los Angeles County’s low-income 
renters spend more than 50% of income on rent, leaving 
little left for food, transportation, health expenses, ana 
other needs.

When housing costs are considered, Los Angeles 
County has one of the highest poverty rates in the 
country at 26%, or one in four households.

Overcrowding for low-income renters In Los Angeles 
County is three times greater than the national average, 
contributing significantly to poor health and academic 
achievement among low-income children.

Reductions in federal and state funds and elimination 
of redevelopment have reduced Los Angeles County’s 
affordable housing funding by over $466 million since 
2008, a 65% reduction.

Adjusting for Housing Costs 
and Social Programs:Official Poverty Measure:

18.9% 26.1%
Source The Stanford Center on Poverty and Ineouality with the Public Policy 

Institute of California. California Poverty by County 2012

RENTERS NEED TO EARN 4X MINIMUM WAGE 
TO AFFORD AVERAGE ASKING RENTS

Average Asking 
Rent

$2,016

Monthly income 
at state min 
wage*

Max income for 
3-person VL.I 
Household

income needed 
to afford average 
asking rent

$9.00/hr$1,560

$17.96/hr$3,113

$6,720
$38 77/hr

o°° 4-'

o o oo o°oS8 o 0 oo0° 0 o oo
4■'4'

Source: 2015 Real Answers average apartment rent data, HUD 
2015 County Section 8 Program Income Limits.

NOTE: The minimum wage in Los Angeles City and County will 
increase over the next five years to $15 per hour by 2020.a

California
Housing
Partnership
Corporation



INFLATION ADJUSTED MEDIAN RENT HAS INCREASED 27% SINCE 2000 
WHILE MEDIAN RENTER INCOME HAS DECLINED 7%

RENTS ARE UP. INCOMES 

ARE DOWN. AS A RESULT,

LOW-INCOME FAMILIES
35.0% ■ Median Monthly 

Rent (f $255)
ARE FORCED TO SPEND Ao 30.0% o'o
GROWING PROPORTION OFo 25.0%CM

Median Monthly 
Income (4 $235)

CL
THEIR INCOME ON RENT, 

LEAVING LITTLE FOR OTHER

20.0%oc
CO 15.0%NP *

10.0%c TOTAL DECLINE 
IN MONTHLY 
PURCHASING 
POWER: $490

BASIC NECESSITIES. LOS>
5.0%

ANGELES COUNTY NEEDSD
0% -jE rfR ’’S* ..cj5 fti q\ ^ c? 5N> <v> Y \d v-!E AN ADDITIONAL 527,722 

AFFORDABLE HOMES TO

-5.0%3u
-10.0%

MEET THE NEEDS OF THESE
Source. US Census 2000 and Annual ACS Data 2005-2013. Median rents and incomes from 2001-2004 are

estimated trends, as are 2014 and 2015 FAMILIES.

LOS ANGELES NEEDS 527,722 ADDITIONAL 
AFFORDABLE RENTAL HOMES

81% of ELI AND 56% of VLI HOUSEHOLDS PAY
MORE THAN HALF THEIR INCOME ON RENT

527,722 90%700.000 -

600.000 -

500.000 ■ 

400,000

300,000

200.000 
100,000 -

81%

I

r ■ i
p n 
k j Deficit

| | 

II i

80% IB Severe’y Rent Burdened
70%

60%
■ VLI 50%

40%

M 30%
■ ELI

20% 6%0
10% 1%Affordable & 

Available Rental 
Homes

ELI & VLI Renter 
Households 0

Above ModModVLI LowELI

SOURCr■ NlIHC Analysis of 2013 ACS RUMS.SOURCE: NLIHC Analysis of 2013 ACS RUMS



OVERCROWDING FOR LOS ANGELES’ LOWER-INCOME 
RENTERS IS THREE TIMES THE NATIONAL AVERAGE

WHO IS BEING LEFT OUT OF THE
LOS ANGELES RENTAL MARKET?

Average Asking Rent: $2,016 Hours/week of 
work needed to 
afford average 

asking rent

50%
S LA County Mean Hourly 

Wage25% Job Category

LUl
■ u.s.

20%

$16.47

$16.12

$16.00

$13.07

$12.89

$11.81

Medical Assistants 9415%
Preschool Teachers 

EMTs & Paramedics
96

10%
97

5% Janitors & Cleaners 119
Retail Salespersons 

Waiters & Waitresses

0 120
LowELI VLI 80-100% >100%

131
SOURCE: CHPC analysis of 2007-2011 CHAS data SO JRCt: CHPC Ana.ysis of 2014 Bureau of _abor statistics and 2015

Real Answers average rent data

A LOSS OF $466 MILLION FOR AFFORDABLE 
HOUSING IN LOS ANGELES

FROM FY 2008-09 TO FY 2013-14 LOS ANGELES
LOST 65% OF STATE AND FEDERAL FUNDING

FY 2008/2009 FY 2013/2014 % CHANGEFUNDING SOURCE $800,000

$700,000

$600,000

$500,000

$400,000

$300,000

$200,000

$100,000

Redevelopment

$260,516,144

$167,197,962

$19,304,213

$274,787,841

$176,180,592

$72,988,250

$6,043,371

HUD

HCD (Prop 46 & Prop 1C) 

MHSA

Redevelopment

-32%

-56% | MHSA
-69%

$0 -100% HCD (Props 46 
& 1C)

ITOTAL $/2l,806,160 $255,212,213 ■ 65%

■ HUD
$0SOURCE. CHPC tabulations of Redevelopment Housing Activities Report and HUD's 

CPD program formula allocations. Stale hous.ng bond funding from Propositions 46 
and 1C provided by HCD. MHSA program funding provided by CalHFA.

FY 2008-09 FY 2013-14

SOURCE: CHPC tabulations of Redevelopment housing Activities 
Report and HUD’s CPD program formula allocations. State housing 

bond funding from Propositions 46 and 1C provided by HCD. MHSA
program funding provided by CalHFA



I LOCAL RECOMMENDATIONS 
FOR LOS ANGELES COUNTY

Alleviate poverty, activate California's economy, and increase the supply of 
affordable homes in California by passing:

• Dedicate a majority of the residual tax increment 
funds that the County and cities receive from the 
dissolution of the redevelopment agencies to create 
affordable homes.• AB 1335 (Atkins), the Building Homes and Jobs Act, which would

generate up to $500 million annually for affordable homes and create up 
to 29,000 well paying jobs. • Make any upzoning part of a strategy to build better 

communities. Capture the value of new building 
incentives by awarding them to developers that 
build affordable homes as part of the development. 
In addition, structure the upzoning program so 
that it is not available to developers who remove 
rent-controlled or other affordable homes from the 
market without replacing them on a one-for-one 
basis.

• AB 35 (Chiu), which would increase the California Low Income Housing 
Tax Credit by $300 million per year to replace diminished state housing 
funds and leverage $600 million in new federal resources

• SB 377 (Beall), which would increase the value of the California Low 
Income Housing Tax Credit by 40% by allowing credits to be sold 
separately from an interest in the underlying property at no additional 
cost to the State Treasury

• Expand the supply of permanent supportive housing 
for homeless individuals and families byGive local governments the tools they need to meet their SB 375 obligations 

to create and preserve affordable homes by:
a) implementing ’Pay-for-Success” financing for 
supportive housing, and• Lowering the required voter threshold for local funding measures

from two-thirds to 55 percent (the same as it is for local school bonds) 
to help communities raise revenues to fund the development of basic 
infrastructure including transportation, housing, and parks.

b) providing the homes and services called for by the 
United Ways Home for Good plan to end chronic and 
veteran homelessness in Los Angeles County.

• Requiring the inclusion of a percentage of homes affordable to low and 
moderate-income households in new housing developments by passing 
into law a successor to AB 1229.

a For more information about tne California housing Partnership's 
policy initiatives, please contact our Policy Director, Megan 
Kirkeby, at mk'rkeby@chpc.net, (916) 287-9855.

Local policy 
recommendations 
provided by. SCANPHCalifornia

Housing
Partnership
Corporation
California's Experts on Affordable 
Housing Finance; Advocacy & Policy

Southern. California Assoc,ation of Nonprofit Housing

AUGUST 2015 | www.chpc.net

mailto:rkeby@chpc.net
http://www.chpc.net


I )

Urban Studies
46(8) 1725-1747, July 2009

Large Redevelopment Initiatives, 
Housing Values and Gentrification: 
The Case of the Atlanta Beltline
Dan Immergluck

[Paper first received, October 2007; in final form, June 2008]

Abstract

This paper examines the announcement effects on property values of a large, 
multipurpose development initiative in Atlanta, Georgia called the “Beltline” which 
has received substantial public attention. The project involves the redevelopment of an 
abandoned rail line that encircles the central area of Atlanta. The 6500-acre project will 
be funded by tax increment financing bonds and will include the development of light 
rail, gieenspace and real estate projects. By examining home sales from 2000 to 2006, 
the paper identifies changes in price premiums for locations in various geographical 
buffers around the Beltline and compares the timing of such changes with coverage in 
the local newspaper. It is found that there ate large increases in premiums for homes 
near the lower-income, southside parts of the Beltline TIF district between 2003 and 
2005, which corresponds to the initial media coverage of the planning process. The 
findings suggest that planning for the Beltline induced substantial speculation and 
gentrification.

Introduction of increased tax revenue from developed 
property, which can pay the debt service on 
the bonds issued to cover the costs of these 
initial public investments ... In Adanta, my 
firm proposed just such a set of public realm 
improvements in the form of the Beltline 
Emerald Necklace, a 23-mile trail and light 
rail loop connecting over 2000 acres of new 
parkland. Thanks to the active support of 
Mayor Shirley Fianklm, within one year the 
city approved the financing to implement the

It is time to set things right and start planning 
for growth once again. ... above all, it means 
investing in an attractive public realm frame
work that will provide open space for old 
citizens and new, and that will lure better 
development ... How does one pay for these 
improvements? The simple answer is that 
these are not expenditures but investments, 
and the dividend they yield comes In the form

Dan Immergluck is in the College of City and Regional Planning, Georgia Institute of technology, 
Atlanta, Georgia, 30332-0155, USA. E-mail: dan.immergluck@coa.gatech.edu.
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1726 DAN IMMERGLUCK

This paper examines the impacts on resi- 
a property that will become the city’s largest dential property values of municipal-led 
public park. The Beltline gained the wide- planning for a large, multiuse land develop- 
spread support of Atlantans because it offered 
growth with a high quality of life—growth 
that will make a better city (Alexander Garvin,
2006, chief designer of the Atlanta Beltline).

recommendations and has already acquired

ment project called the Atlanta Beltline, in 
Georgia, USA. This involves the production, 
over a 25-year period, of a wide array of green 
space, light rail transit and related privately 
owned real estate developments. The paper 
considers the impacts on homes within the 
target development area as well as in nearby 
locations, with a particular emphasis on the

Our taxes have jumped. .. No building had 
happened there for years. Then this Belthne 
came out and all these speculative builders 
came in here (Clarence Mackie, Atlanta
resident who lives near the Beltline; quoted m portion of the Beltline adjacent to substan

tial low-income populations. Unlike many 
analyses of state-led development initiatives, 

A number of observers have argued that, the analysis here focuses on impacts that 
since the 1990s, many cities have experienced occur as a result of the early planning for the 
a type of ‘third-wave’ gentrification that in- ultimate project—and the public knowledge 
volves more government leadership than the of such planning—rather than on impacts 
second-wave gentrification of the late 1970s that follow formal state intervention or 
and 1980s (Hackworth, 2007; Hackworth and actual physical redevelopment. Given the 
Smith, 2001; Lees et al, 2007; Smith, 2002; long timelines involved in large projects, 
Wyly and Hammei, 1999). In particular, many and the possibility that land speculators and 
of these observers argue that, in this era of others may drive up land values well before 
third wave gentrification, local governments the formal adoption of state subsidies or the 
have become much more actively involved in breaking of ground on actual redevelop- 
promoting urban redevelopment in lower- ment projects, it is important to analyse price 
income neighbourhoods in part due to the changes from the point of initial public and 
fall of 20th-century American liberalism, or investor awareness, 
what some have called Keynesianism, recal
ling the federal interventionist policies of the for properties within one-quarter of a mile 
New Deal and the Great Society programmes of the proposed target development area ap

preciated at substantially higher rates than 
Some have also argued that there has been those of otherwise similar properties in the 

a renewed use of large redevelopment pro- City of Atlanta. Moreover, the period of rapid
jects initiated and led by local government, appreciation matches quire well with the early, 
or by government-business coalitions or initial coverage of the planning process in 
regimes (Harding et al, 2000; Swyngedouw local media From 2002 to when the formal 
et al, 2002). While beyond the scope of this policy oftax increment financing was adopted 
particular study, these large projects can in late 2005, values within a quarter of a mile 
serve not only tc restructure real estate mar- of the Beltline area had appreciated as much
kets but also to provide new models of gov- as 30 per cent more than otherwise-similar
ernance aimed at solving urban ‘problems' properties just a mile from the Beliline area, 
of various sorts, often having to do with the and this differential gain occurred over just a 
perceived quality of life as it affects desirable two- to three-year period, 
new residents, especially those with more dis
posable income and spending power.

McWhirtei, 2007).

In short, I find that residential property values

(Hackworth and Smith, 2001).

The Atlanta Beltline project involves the 
development of a 6500-acre ring of parks,
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RtOEVELOpMfcNT AND HOUSING VALUES 1 727

open spate, light rah transit and mixed- discussion of the Beltline project began in 
use development along an existing 22-mile 2003, the TIF was not formally adopted until 
industrial rail line that circles the Atlanta November of 2005.
central business district and the greater core A broader goal of this paper is to develop a 
of the city. The project will be funded in part sti onger approach to measuring the gentrify- 
by a tax increment financing (TIF) district ing impacts of a major state-led development 
expected to provide as much as US$1./billion project on lower income neighbourhoods 
in funding.1 The Beltline is Atlanta’s sixth in a major US city. Much of the literature 
TIF, although it is far largei than any of the on property value impact modelling has not 
previous five TIFs, and is a major initiative in been closely linked to the broader gentrifica- 
the Atlanta region. From 2003 through 2005, tion literature. In fact, much work on property 
the major principal daily paper, the Atlanta value modelling has assumed that higher 
Journal Constitution ran more than 130 stories property values are desired policy outcomes, 
that mentioned the project, with more than with little regard for adverse consequences in 
100 of these appearing in 2005 alone.

Because of the size and nature of the little work has examined the potential gen- 
Beltline, as well as the large amount of press trification and displacement effects of tax 
and public discussion that has focused on the increment financing, which has become a key 
project, the impacts of the project on nearby tool for redevelopment in US cities, 
property values may be expected to far exceed A good deal of research has examined the
those of the smaller, more targeted TIFs in role of spatially targeted state-led redevelop- 
Atlanta or elsewhere. Moreover, while some of ment projects m engendering, fuelling and 
the existing research on the effects of TIFs has shaping gentrification. Smith’s (1996) classic 
focused on impacts on properties and activity descriptions of first-wave gentrification in 
within the TIFs after the TIF’s adoption or im- places like Philadelphia’s Society Hill provide 
plementation, the focus here is primarily on prime examples. More recently Goetz (2003), 
the effect on residential property and residents Hackworth (2007) and Keating (2000) have 
near the Beltline TIF before development—or documented the role of public housing ‘trans
even the formal adoption of the TIF—occurs, formations’ in places such as Minneapo'is, 
The focus on spillover impacts on housing Chicago and Atlanta in facilitating localised 
values is expected partly because the Beltline displacement and gentrification. While 
TIF area itself currently contains relatively funded and supported by the federal HOPE 
few residential units, but more importantly, VI programme, these projects have been lo- 
because the TIF may have substantial impacts cally driven and controlled, typically by local

housing authorities closely allied with mum
The primary empirical objective of this cipal administrations. State-led gentrifica- 

paper is to identify whether and to what extent tion is of course not solely a US phenomenon, 
the announcement of, and publicity around, Davidson and Lees (2005), for example, 
the proposed Beltline TIF and associated re- document the ‘dramatic transformation’ of 
development resulted in a bidding-up of resi- London’s riverside as a result of intervention 
dential property values even before the TIF by the Greater London Authority; Slater 
was adopted and well before any develop- (2004) exposes how the City of Toronto 
ment occurred. The tool for doing this is the facilitated gentrification in South Parkdale 
modelling of sales prices of single-family by prohibiting certain multifamiiy housing 
homes in the City of Atlanta over the 2000 arrangements; and Wong (2006) describes 
to 2006 period.2 While planning and public the highly orchestrated redevelopment of

the form of displacement. More specifically,

on nearby neighbourhoods.
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1 728 DAN IMMERGLUCK

Singapore’s Waterfront organised by its Urban 
Redevelopment Authority. Swyngedouw erty values in neighbourhoods surrounding 
etal. (2002) examine a set of 13 large urban the TIF may be desired by development officials 
development projects in 12 European counties and TIF proponents. Moreover, if a TIF can 
and find that they accentuate socioeconomic generate additional property tax revenues in 
polaiisation’ and cause displacement of lower areas outside the TIF district, these revenues

may offset the effective diversion of future 
Despite the substantial literature linking tax revenues in the TIF away from general

Of course, the stimulation of higher prop-

income and marginalised groups.

spatially targeted development and gentrifi- revenue budgets for local governments and 
cation, and despite the fact that TIFs are school systems. However, if the gains in tax 
often the primary financing tool available to revenues in nearby neighbourhoods come 
local government in the US for subsidising at the expense of lower-income residents 
redevelopment projects, there has been rela- in these neighbourhoods, then this raises 
lively little discussion of the effects of TIFs serious concerns about issues of tax equity 
on property values in lower-income commu- and po tential displacement, 
nities or on gentrification mere specifically.
Some exceptions include Quigley (2007) and Tax Increment Financing and
Weber (2003), although these papers provide Thi, d_wave/ State-led Gentrification 
no empirical evidence on the issue. One paper
that does attempt to measure TIF-induced Tax increment financing (TIF) is a develop- 
effects on nearby property values is Weber ment finance tool authorised by state-level 
et al. (2007), in which the authors find that government in the US that has generally been 
proximity to TIFs focused on industrial de- promoted as an economic development tool 
velopment actually led to reduced residential designed to sp ur job creati on and the ‘revital- 
property values in Chicago, but that TIFs isation of underdeveloped or blighted areas, 
involving a mix of residential and commer- TIF is not a new development finance tool, 
cial property led to higher values in nearby It dates back to at least 1952, when California 
neighbourhoods. However, the size of indi- adopted it as a way to match federal grants 
vidual TIFs in Chicago is very small compared (Dye and Merriman, 2006). However, until 
with the very large, mul tipurpose TIF that has the 1 ate 1980s, it was not a widely used public 
been adopted for the Atlanta Beltline. Thus, financing scheme. In the US, beginning in 
the size of the impacts might be expected to the Carter and especially the Reagan ad- 
be substantially larger in the Beltline case. ministrations, federal intervention in urban 

In the local Atlanta media, concerns about development— part of a broader Keynesian 
gentrification and displacement have been liberal policy system—was generally dis- 
raised around the Beltline project specifically, mantled in favour of a minimalist or laissez 
particularly by groups advocating on bealf faire federal approach to cities. In addition to 
of lower-income residents in neighbour- the earlier dismantling of direct grant pro
hoods in and around the southern and wes- grammes like the Urban Development Action 
tern parts of the Beltline TIF (Karson, 2007; Grants, the 1986 Tax Reform Act placed severe 
Shaihoup, 2007). There have been anecdotal restrictions on the use of industrial revenue 
discussions that the Beltline had already bonds, which had been widely used to spur 
spurred property value increases in nearby central-city revitalisation, 
neighbourhoods even before the November In this era of ‘second wave’ gentrification

(Hackworth ana Smith, 2001),redevelopment2005 adoption of the TIF.
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REDEVELOPMENT AND HOUSING VALUES 1 729

often was of a small, 'mom and pop' nature, involve other financing schemes. For example, 
at least compared with the larger, state-led, the City of Chicago frequently uses a‘pay as you 
third-wave type. State and local government go' approach to front-funding TIF projects, 
solutions often relied on ‘getting out of the in which private developers obtain their own 
way’of private capital via concepts like enter- financing (typically bank loans), using the

promise of future TIF proceeds later on to
During and after a recession-induced pause obtain the loans (Weber, 2003) The lenders 

in gentrification in the late 1960s and early require warrants from the City as part of 
1990s (Hackworth and Smith, 2001), local the developer's loan package. The City has 
government found itself needing to play a done this in part to limit its overall debt ex- 
stronger role in prompting and leading re- posure and to place more risk on the backs 
development initiatives. Deregulatory moves of developers rather than on the city or bond 
by themselves proved insufficient for lur- investors, 
ing investors into central cities in sufficient 
numbers. Local governments began deploy- and financial scales. Cities have frequently 
mg their own sources of project-specific designed TIFs that are relatively small—of 
subsidy for spurring capital investment, with the order of a few adjacent neighbourhoods 
an eye towards priming their overall tax- or smaller. For example, Chicago’s 136 TIFs 
bases. In many cities in the US, TIFs became a together only account for 26 per cent of the 
principal—if not the principal—development city’s land area (Ouigley, 2007), while the 
finance tool that could be controlled and Beltline TIF alone accounts for 8 per cent of 
utilised by local government.

Today, all but two states allow for some than 60 per cent of the City of Chicago’s, but 
form of tax increment financing, although the average TIF in Chicago is less than 280 
the use of TIFs varies widely across states, acres, with many much smaller than this. 
Minnesota, for example, has more than 2000 
TIF districts. The city pet haps best known for redevelopment local government’s perspective 
the widespread use of TIFs is Chicago, which is twofold. First, although broadly authorised 
as of 2005 had 136 TIF districts (Quigley, at the state level, it is essentially controlled by
2007). Cook County as a whole, in which local government. The approval of a TIF is 
Chicago sits, had 373 TIFs at this time.

Tax increment financing involves the des
ignation of a geographical area (commonly means municipal and county government 
referred to as a TIF district) in which the tax- and the local school system). Because political 
able value ofreal estate (and sometimes other control of these three governmental bodies 
taxes) is frozen at pre-development levels, is often held by political allies (or appointees 
so that increases in property taxes that follow in the cases of many urban school systems) 
the development (commonly referred to as the of municipal government, the urban power 
‘increment’) are dedicated to financing devel- structure controls the allocation of TIF re- 
opment in the TIF district. In one common sources. The second major advantage of TIF 
approach, the increment is used to amortise funding is its ‘flexibility’; there are relatively 
a revenue bond that funds capital investment few bureaucratic restrictions imposed by 
in the district. This might include infrastruc- higher levels of government regaiding what 
ture, but also might include subsidies for the funds can be used for. This contrasts to the 
privately owned commer cial or residential real generally elaborate qualificatron and control 
estate or other property. However, TIFs can schemes employed in the federal transfer of

prise or foreign trade zones.

TIF financing is used at a variety of spatial

Atlanta’s. Of course, Atlanta’s land area is less

The beauty of the TIF tool from the pro-

generally accomplished by approval of local 
taxing bodies (in the US, this principally
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1730 DAN IMMERGLUCK

monies to dues in the US, such as Commu- neighbouring property trends. The causation 
nity Development Block Grants, Low Income hypothesis, in which the TIF is viewed as 
Housing Tax Credits and New Ma rkets Tax the cause of changes in property values, is

consistent with the TIF boundaries being 
exogenous to property value trends. The em 
pirical research on causation versus capture 
is equivocal at this point. Dye and Mernman 
(2000), for example, find that the adoption 

If a TIF brings positive amenities to residents of TIFs has a negative effect on municipal 
of an area—for example, by eliminating property tax revenue, giving support to the 
blight 01 increasing urban amenities such as capture hypothesis, while Byrne (2003) finds 
retail stores, parks and transit services—then that TIFs are not used to capture or divert 
residential values within and near the TIF revenue from pre-existing uses, 
may be expected to increase. In general, iden- There are at least two reasons why the lo- 
tifying the extent to which TIFs affect cation of the Beltline TIF is treated here as 
nearby property values is difficult because exogenous to housing price trends, so that 
it is possible that planners will attempt to housing price changes are attributed to the 
designate TIFs in areas where property TIF designation and not the other way 
values are expected to glow even without around. The first is the research method used 
the designation of the TIF, thereby capturing here, which looks at changes in property 
anticipated, increased revenue streams that values after serious public planning about the 
can be diverted to development purposes and Beltline began, and compares such changes 
away from conventional uses, such as schools near the Beltline with changes in places far- 
and basic public services (Quigley, 2007). thei from the Beltline. Of course, if officials 
Due to the spatial correlation of housing were able to anticipate the geographical pat- 
price trends, this means that TIFs might be terns of future property value trends, then 
designated in areas where they are likely to this method may remain insufficient to assert 
be surrounded by appreciating neighbour- exogeneity. The second, and more theoretic- 
hoods. In analytical terms, this means that ally compelling, reason to treat the Beltline 
the geographical parameters of the TIF are location as exogenous is the fact that the lo- 
possibly endogenous, and not exogenous, to cation of the Beltline was not simply chosen 
neighbouring property val ue trends. by development officials from a wide variety

Weber (2003) discusses the question of the of potential locations for a large TIF, but was 
endogeneity of TIF designation and location determined pi imarily by the location of the 
as one of two competing hypotheses: ‘pure chain of pre-existing railroad rights of way 
attribution’ versus ‘pure capture’. The former and the large parcels of land surrounding 
hypothesis assumes that the TIF causes all them. While officials could influence the 
changes in values associated with the TIF. precise boundaries of the TIF, the constraints 
The latter assumes that all changes m values of the original rights of way used to assemble 
would have occurred without the TIF and that the TIF significantly constrained their ability 
the TIF is a device to capture revenues going to to define the general parameters of the TIF 
other purposes and to redirect them towards district. Thus, the Beltline TIF presents an 
subsidising the development project. If this excellent case study with which to test the 
is the case, then the geographical param- anticipatory impacts of property values of a 
eters of the TIF are likely to be endogenous to large multipurpose TIF-funded project

Credits.

Proximity to TIFs and Housing 
Prices: Causation or Capture?
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Anticipating Housing Price 
Impacts: The Announcement 
Effect of Planning a Major 
Redevelopment Project

of the rent gap. Therefore, property values 
may not begin reflecting the widespread 
initiation of speculation until more public 
discussion and planning occur over a sus
tained period.

A good deal of research has addressed 
questions regarding the extent to which ex
ternalities, both positive and negative, of 
public-sector investment or subsidy projects 
are capitalised into land and property values 
in surrounding or adjacent areas or neigh
bourhoods. The empirical literature suggests 
that these externalities—either positive or 
negative—are at least partially capitalised into 
land and property values, and that this capital
isation can begin to occur well before the 
project is physically initiated or completed.

For example, Knaap etal. (2001) specifically 
seek to estimate whether the information 
contained in transport plans is capitalised 
into land values near prospective transit sta
tions. They find that the impact of light rail 
investments on land values in Washington 
County, Oregon, closely followed the an
nouncement of the new stations’ locations. 
Dehringetal. (2006) find that the announce
ment of a major sports stadium has a positive 
impact on local housing prices in Dallas. 
Colwell etal. (2000) examine the announce 
ment effects of group homes on housing 
prices and find negative effects following the 
announcement of a group home Jud and 
Winkler (2006) estimate the announcement 
effect of an airport expansion on housing 
prices in the Winston Salem area, and Gatzlaff 
and Smith (1993) measure the impact of the 
announcement of a new rail system on home 
prices in Miami. Both studies find significant 
announcement effects.

In general, however, this literature utilises 
a before-announcement/after-announcement 
dichotomous variable to classify the timing of 
property sales and so constrains the pricing 
effect to occur at a particular point in time. As 
will be descr ibed later in the description of the 
methodology, in this analysis I track changes

From the period of initial conceptualisation 
and discussion to the period of formal adop
tion and implementation, the planning pro
cess for a large redevelopment project such 
as the Atlanta Beltline can extend for several, 
if net many, years. Moreover, such large 
projects may be expected by the typical real 
estate investor to have much greater impact 
on long-term property value trajectories 
than smaller, mcremental public interven
tions. Therefore, any model that is designed 
to ascertain the effects of ‘a project’ should 
actually be designed to measure the impact 
of a somewhat drawn-out planning process. 
This raises two issues from a methodological 
perspective. First, any effect on property values 
in or near the target redevelopment area may 
be spurred more by the announcement of the 
intended project rather than its formal adop
tion or its implementation. For this reason, 
a good deal of research on the impacts of 
large development projects has focused on 
changes before and after the announcement 
of the project.

Secondly, in some cases, there is no clear, 
singular ‘announcement’ point. Rather, pro
jects often begj n with various broad conceptual 
ideas, often with quite limited likelihood of 
materialising. As the planning process be 
comes more serious, public discussion and 
media attention are likely to begin and grow. 
By this point, and perhaps earlier, we would 
expect investors to become more interested 
in the potential revalorisation of land in 
and near the proposed target area and per
haps begin investing accordingly in nearby 
properties. However, at these early stages, there 
may be a substantial amount of uncertainty 
over the eventual implementation of the pro
ject and thus investors, in turn, may have a 
good deal of uncertainty over the magnitude
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1732 DAN IMMERGLUCK

in the trajectories of regression-adjusted related site preparation, and open space, 
property values over time and compare these with some set-aside of funds for affordable 
changes with public discussion of the Beltline ‘workforce’ housing as well as for streetscape 
as measured by coverage in the local media, improvements and local economic develop 
This allows for a more detailed comparison ment projects in lower-income neighbour - 
of property value trajectories for various dis- hoods. Although the majority of the dollars 
tances from the Beltline with the time-line of coming from this TIF are ostensibly to be 
early and later media coverage of the project. used for more public purposes, such as parks

and transit, if these amenities have value to 
local residents and businesses, then we shouldThe Beltline TIF and Housing 

Price Trends in the City of Atlanta expect that a good deal of the added value 
of these services will spillover to the values of 

The Atlanta Development Authority, the nearby residential propeities, as people will be 
quasipublic development agency that planned willing to pay rents and land prices to locate 
and designated the Beltline TIF, has pro- near these improved amenities, 
jected that the TIF will eventually generate 
sufficient mcrementai tax revenue to fund the basic housing demography of the City 
approximately $1.3-1.7 billion in tax exempt of Atlanta vis-a-vis the Beltline TIF district, 
bonds over 25 years and that these bonds The TIF district encircles the central business 
will provide from 50 to 70 per cent of the district and is approximately 4 miles west to 
development costs of the Beltline project east and six miles north to south. The left- 
(Atlanta Development Authority, 2005). The side map shows that tracts on the north and 
remaining funds will come from traditional north-east sides of the city generally had 1999 
bank financing of developer projects, other median family incomes roughly at or above 
public monies for parks and infrastructure the metropolitan median ($59 313 in 1999), 
and, potentially, some private investment with many tracts quite a bit higher than this, 
funds. TIF bonds will be used to pay for cap- especially on the far north part of the city 
ital costs for transit, trails and parks, but some generally known as Buckhead. The north- 
funds are to be made available for

Figure 1 provides two maps that describe

east neighbourhoods of Ansley Park and 
Morningside are also relatively affluent. At the 
other end of the socioeconomic spectrum are 
neighbourhoods on the south and west sides 
of the city, including such areas as Pittsburgh, 
Peoplestown, the West End and Oakland

workforce housing, quality development in 
underseivcd communities, environmental 
clean-up and transportation connectivity (in
cluding street, sidewalk and streetscape im 
provements) in neighborhoods close to the _
Beltline (Atlanta Development Authority, City. Most of these tracts had median family

incomes below $40 000 in 1999, with many 
having medians below $25 000. Many tracts 

Atlanta has typically employed its TIFs to jn the hub of the somewhat circular TIF

2005, p. 8).

stimulate private development—both com
mercial and residential—by using proceeds 
from TIF bonds as direct subsidies in private

district also have quite low median incomes.
Figure 1 also shows the housing unit den

sity of the city vis-a-vis the TIF district. It illus- 
economic and real estate development pro- trates that most neighbourhoods near the TIF 
jects. However, the proposal for the Beltime have comparatively intensive residential use, 
TIF is somewhat different in that the bulk of although the actual parcels in the TIF itself are 
funds are intended to go towards uses such predominantly non- residential. The north- 
as public transit, infrastructure, parks and west portion of the TIF is substantially less
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The City of Atlanta and the Beltline Tax Increment Financing District, by census tractFigure 1.
Left Median family income, 1999; right: Housing unit density, 2000
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1734 DAN IMMERGLUCK

residentially intensive, with a good deal of 
industrial and low-intensity commercial land 
use. Thus, the northern arc’ of the TIF, as it is 
sometimes called, is predominantly adjacent 
to either higher-income neighbourhoods or 
ones that are mostly industrial or commercial. 
Conversely, the southern arc of the Bcltline 
predominantly touches on lower-income

residential neighbourhoods, many of which 
are predominantly minority. The poverty 
rates in these southern ti acts are typically very 
high, frequently exceeding 20-30 pei cent of 
residents the poverty level.

Figure 2 illustrates a series of buffers that lie 
at different distances from the TIF, including 
an eighth of a mile, a quarter of a mile, half a
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Table 1. Median prices and counts for single family home sales, 2000-06 by proximity to the Beltiine TIF, City of Atlanta, Fulton County 
sales only

Percentage Average 
annual 

median price percentage 
increase

increase in

2000 2001 2003 2004 2005 20062002 2000-06

In the Beltiine ($) 
Sales (n)
Within 1/8 mile ($) 
Sales (n)
1/8 to 1/4 mile ($) 
Sales (n)
1/4 to 1/2 mile ($) 
Sales (n)
1/2 to 1 mile ($) 
Sales (n)
1 to 1.5 miles 
Sales (n)
1.5 to 2 miles ($) 
Sales (n)
2 or more miles ($) 
Sales (n)
City Total 
Sales (n)

155 000 180 000 230 000103 000 135 000 152 500 240 000 133.0 15.1
201 270203 184 166 284 264

167 000 176 000 
2 353 

186 000

215 000 
2 513 

220 000

95 000 
1 946 

123 500

120 000 
1 797 

137 0C0

150 000 
1 809 

149 900

220 000 
2 134 

225 250

131.6 15.0
1 613

173 304 82.4 10.5
635 841699 679 706 982 869

95 500 134 000 130 000 159 900 175 500 205 00C 218 000 128.3 14.7
730 681 690 679 834 945 848

80 000 85 000 131 000 136 949 150 000103 400 155 000 93.8 11.7
560549 570 604 713 772 773

88 500 98 950 107 000 140 000 141 000 142 000 155 000 9.875.1
396 366 477 445 554 600 636

130 000 132 50088 314 120 000 133 620 142 000 145 000 64.2 8.6
400 409 457 532425 575 578

110 000 119 000 123 600 139 000 
1 147 

160 000 
7 244

116 955 146 900 
1 313 

181 584 
7 984

145 000 
1 332 

194 014 
7 434

4.731.8
934 815 788 901

150 000 
5 491

96 000 
5 857

116 500 
5 501

134 000 
5 665

102.1 12.4
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Figure 3. Average annual increase in singie-family home prices, 2000 -06, by 
neighbourhood planning unit, City cf Atlanta, Fulton County sales

mile, one mile and two miles. These buffers different distances from the Beltiine TIF. If 
will be used to identify price trends and pre- the TIF affects surrounding property values, 
miums for single-family homes iocaxed at we should expect this impact to be stronger
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REDEVELOPMENT AND HOUSING VALUES 1737

for properties that are very close (less than a Data and Melhods for Measuring 
quarter of am ue, for example) to the TIF rhan the Announcement Effects of the 
for those farther from it. This figure also illus- Beltiine Project 
trates parts of the buffers that arc north or 
south of the CBD (‘northside’ vs ‘southside’).
This will be important because we may expect 
different sorts of impacts in southside parts 
of the buffers vs those on the northside, given 
the initially lower residential property values 
on the southside.

Since 2000, the city of Atlanta has generally 
seen substantial increases in single-family 
property values, with median price increasing 
by 12.4 per cent annually from 2000 through 
2006. Figure 3 illustrates the average annual 
increase in median sales prices of single
family homes by neighbourhood planning 
unit (NPU) in the city of Atlanta for the 2000 
to 2006 period. These data represent all sales 
of single-family, detached properties with a 
sale price of at least $5000, with some types 
of sales excluded in which the nature of the 
transaction would be expected to have very 
large impacts on price.3 Median prices gen 
erally increased the most in NPUs on the 
south and west sides of the city As shown in 
the figure, the Beltiine TIF runs through or 
near many of these neighbourhoods.

Table 1 shows that median sales price in the 
Beltiine and within one-eighth of a mile of 
the Beltiine increased by more than 130 per 
cent (or about 15 per cent annually) over 
the six year period. The median sale price of 
pro perties in the buffer from one quarter where, p, is the price of home z'; Pis the square 
to one-half a mile also increased at about footage of the home z; I, is the square footage 
15per cent (14 7per cent) annually. The of land area for the lot for home z; Q, is a set 
median price for properties in the eighth- of dummy variables indicating the quality/ 
to-quarter-mile buffer increased at almost condition of the property (ranging from 
11 per cent (10.5 per cent) annually, while ‘excellent’ to ‘unsound’); G,: is the age of the 
the median for homes in the 1 to 1.5 miles property in years at the time of sale; S, is a set 
buffer rose by 9.8 per cent annually and the of transaction dummies that describe special 
median for the 1.5 to 2 mile buffer rose at conditions of the sale (involves a nonprofit, 
an 8.6 per cent annual rate. The median for etc.); T, is a time variable implemented by 
homes outside the 2 mile buffer, but still in the a set of quarterly dummy variables; R, is a 
city, rose at only a 4.7 per cent annual rate. vector of variables describing physical

The announcement and planning of a large 
project such as the Beltiine maybe as much a 
process as an event. That is, the precise date at 
which one might call the project 'announced’ 
is unclear. Initial concepts for the Beltiine, for 
example, have been attributed to a master’s 
student in city and regional planning at 
Georgia Tech doing his major paper on the 
concept m late 1999. However, there was no 
public discussion of the Beltiine plan or a sig
nificant proposal by a public official for ap
proximately three years after this. Even when 
discu ssion of the project began in the media, its 
size and scope were not completely defined, 

As a result, rather than attempting to identify 
dearly delineated pre- and post-announcement 
periods by which to classify home sales, I do 
not constrain the appreciation trends but 
rather compare these trends and their spatial 
variations with the timing of public discussion 
of the Beltiine project, as measured by coverage 
in the major daily print media in Atlanta, the 
Atlanta Journal Constitution (AJC)

I begin with a fairly standard pricing model

ln(p,.) = a + f) In Ff + % In L,. + yQ;

+gGt + 0G,2 + dS; + rT; + gR; (1) 

+hE, + cpDi + KNi + sj
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1 735 DAN IMMERGLUCK

attributes of the property such as the number Table 2. Buffer segments used to categorise 
of bathrooms, bedrooms and storeys, as well single family home safes 
as exterior construction type and foundation 
type; JB; is a vector of variables descrbing the 
socioeconomic characteristics of the census

Northside 
In the TIF
From TIF to 1/8 mile from TIF 

block group in which the property is located; From 1/8 to Vi mile from TIF 
D, indicates the distance of the property from From Vi to lh mile from TIF 
the central business district; and N,- indicates From V6 to 1 mile from TIF 
how far north of the CBD the property lies 
(N is negative if the property lies south of 
the CBD).

From 1 to 1.5 miles from TIF 
From 1.5 to 2 miles from TIF
Southside 
In the TIF
From TIF to 1/8 mile from TIF 
From 1/8 to Vi mile from TIF 
From Vi to Vi mile from TIF 
From V2 to 1 mile from TIF 
From 1 to 1.5 miles from TIF 
From 1.5 to 2 miles from TIF
More than 2 miles from TIF

In order to expand the model to identify the 
effect of proximity to the Beltiine TIF on pi ice 
over time, the specification in equation (1) 
is expanded to incorporate additional spatial 
variables that indicate the location of the
property relative the Beltiine TIF. These vari
ables are then interacted with the year of the 
sale. This approach, sometimes referred to as 
a switching regression, effectively allows the 
relationship between the spatial phenom- including: the northside of the TIF, the south- 
enon (including proximity to the north or side of the TIF, one of the six northside TIF 
south sides of the TIF) and housing prices to buffers, one of the six southside TIF buffers, 
change over time, providing a fine-grained or the part of the city that is more than 
analysis of spatial variations in appreciation 2 miles from the TIF. Therefore, B, is a set of 
(McMillan and McDonald, 2004). The new 14 dummy variables, with the area more than

two miles from the TIF being the omitted, 
fifteenth category.

Estimating equation (2) enables us to iden
tify the change in prices each year in each 
buffer segment. By examining the coefficients 

(2) of the interaction terms, we can identify 
whether properties close to the Beltiine ex
perienced a boost in sales more or less than 
farther properties and compare these patterns 

where, B, is a set of dummy variables indi- with the timing of the press and discussion 
eating the buffer segment that property i lies of the Beltiine.
within; and A, is year of sale, operationalised The data used to estimate equation (2) come 
by dummy variables for years 2001 through primarily from two principal Fulton County 
2006 (2000 is the omitted year). In addition to datasets, as well as decennial census data. First 
interacting the buffer location dummies with is a parcel-level dataset that includes build- 
the year of sale, the distance from the CBD mg attributes for every parcel in the county, 
and distance north of the CBD arc interacted Second is a series of records describing real

estate sales in Fulton County from 2000 to 
To operationalise Breach sale is allocated to 2006 provided by the Fulton County Tax 

one of the 15 buffer categories listed in Table 2, Assessor. These two datasets were merged by

model is as follows

ln(pi) = a 4 In Ft 4 % In Lf + vQ,

+ cGi + 0G,2 + 5S, + pi) + yR, 
+ pE; 4 (pDt 4 kN{ 4 qB; 

+Q>D*Ai + '¥Ni*A;

-r A.B. * A, 4 £,

with a year of sale.
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Figure 4. Coverage of the Beltiine proposal/project in the Atlanta Journal Constitution 
Source: Lexis-Nexis.
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parcel identification number and checked for 
accuracy. Parcels with detached single-family 
buildings were used in the analysis. After 
this, a variety of sales were excluded from the 
data used in the estimation, including those 
with prices of less than $5000 or transac
tions or properties considered fundamentally 
distinct from conventional individual-to- 
individual property transactions. These in
clude transactions involving one or moie of 
the following: reiatives, divorce, or related 
companies; legal difficulties or foreclosure; a 
bank as seller/buyer; land contracts or a quit 
claim deed or that did not include clear title; 
a person or persons with adjoining property; 
property that was burned or razed after the 
sale; a deed of gift; burned or razed property 
after sale; trades of property; portfolio sales; 
partial interests; life estates; or multiple par
cels that were sold together for an overall piice 
(so that a per-unit price was unavailable). 
These operations resulted in a dataset of moie 
than 25 000 sales for 2000 to 2006.

To determine whether the public discus
sion and planning surrounding the Beltiine 
affected prices of homes near the Beltiine com
pared with prices of similar homes farther 
from the Beltiine, I examine the coverage of 
the Beltiine project in the local press in Atlanta 
and then compare the growth of this cover
age with changes in sales price premiums for 
properties close to the Beltiine. Even modest 
amounts of press coverage could initiate 
speculation or anticipation around potential 
valuation shifts in areas near the Beltiine, 
especially when the plans involve a very large 
project.

Figure 4 indicates the number of articles in 
the Atlanta Journal Constitution (A/C), the 
major Atlanta daily paper, mentioning the 
Beltiine proposal or pioject from 2001 through 
2005. (The Beltiine TIF was formerly adopted 
in November 2005.) There were no articles on 
the Beldine concept or project in the AjC until 
December 2002. In early 2003, a few more 
articles appeared and, by mid to late 2004,
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1 740 CAN IMMERGLUCK

coverage became more frequent. Thus, in 
examining changes in price trends for different predating, roughly followed the trajectory of 
buffer segments in the results of estimating properties located outside the two mile TIF 
equation (2), we will be looking particularly buffer (both on the north and south sides).

On the northside, most of the statistically 
significant differences in appreciation were 
actually ones in which areas near the TIF 
appreciated more slowly than the outer area. 

Table 3 provides summary statistics for the Of the TIF buffers on the northside that were
variables used in the estimation of equation (2) within a mile of the TIF, only the quarter- 
and, for the sake of conserving presentation to-half mile buffer saw significantly higher 
space, Table 4 provides the detailed regression levels of appreciation over the 2000 to 2006 
coefficients and statistics only for the buffer- period, and this was just in 2006. These find
time interaction terms that are statistically ings suggest that the impacts of the TIF on 
significant at less than 0.01. (Full regression nearby property values occurred primarily in 
results are available from the author.) Due lower-value and lower-income buffer areas, 
to the geographical structure of the data, the which aie located primarily on the city’s 
OLS results exhibit some heteroscedasticity, southside. This is consistent with a notion of 
so a heteroscedastic-robust standard error the Beltiine project spurring speculation and 
is measured and used to determine signifi- gentrification in lower-income areas very 
cance.4 In addition to standard error and close to the TIF district.

Northside TIF buffer segments, while ap

at the period from 2003 to 2005.

Estimation Results

t-statistics, Table 4 provides an adjusted To focus more on southside pricing effects, 
exponentiated transform of the coefficient, Figure 7 illustrates the sales price premiums 
following Kennedy (1981). This transform for 2000 through 2006 due to being located 
allows for easier interpretation of the pro- in each of the southside TIF buffers compared 
portional impact on the dependent variable with being located more than two miles from 
that is expected from a one unit change in the the TIF. Those premiums whose magnitudes 
independent variable. The model achieves a are labelled are statistically significant at less 
relatively good overall fit (R2 = 0.78) and the than p = 0.10. (Precise levels of significance 
coefficients foi most independent variables can be found in Table 4.) It shows that pro- 
for structural and neighbourhood charac- perties sold in or within a quarter-mile of the 
teristics (not shown in Table 4) come in sig- TIF on the south side generally sold for con- 
nificant and with the expected sign. siderably higher prices than properties far-

The variables of interest here are those theraway in 2004,2005 and 2006. (The price 
involving the buffer dummies and the inter- premium for properties in the eighth-mile 
action terms, in which the buffer dummies buffer was also significant in 2003.) These pre 
are inteiacted with the year of sale (2000 is miums were substantial, with properties m 
the omitted year). Figures 5 and 6 illustrate 2004 within a quarter-mile of the TIF selling 
the key results for these variables for the ex- for 29-31 per cent higher than otherwise- 
panded pricing model. These figures indi- similar outer-area properties. Importantly, 
cate the impact of being in different buffer such differences were much smaller, and not 
segments—for both the north and south statistically significant, for 2001 and 2002 and 
sides—on cumulative appreciation relative only partly significant for 2003. 
to 2000. Thus, these graphs represent the Price premiums for proximity to the Beltlme 
change in appreciation due to location vis- on the southside fall off after one-half mile. 
a-vis the Beltiine TIF, with other property Moreover, premiums for the quarter-to-half 
characteristics held constant. mile buffer are not substantially higher
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REDEVELOPMENT AND HOUSING VALUES 1741

Table 3. Descriptive statistics (N = 25 999)

Variable Mean S.D.

Log of price
Log of building square feet 
Log of square feet of land 
Number of bedrooms 
Number of bathrooms 
Quality = excellent 
Quality = very good 
Quality = good 
Quality = average/fair 
Quality = poor 
Quality = very poor 
Quality = unsound 
Age of house 
More than 1 storey 
Brick exterior 
Full basement
Trans = public/non-profit involved
Trans = remodelled
Trans = additional property
Trans = not typical of local
Trans = incomplete
Trans = split parcel
Block group, proportion Black
Block group, proportion Hispanic
Block group, proportion poor
Block group, proportion owner- occupied
Block group, median household income
Distance to CBD in miles
Distance north (south <0) of C3D in miles
Northside—in the TIF
Northside—from TIF to 1/8 mile from TIF
Northside—from 1/8 to V* mile from TIF
Northside—from V* to V2 mile from TIF
Northside—from V2 to 1 mile from TIF
Northside—from 1 to 1.5 miles from TIF
Northside—from 1.5 to 2 miles from TIF
Southside—in the TIF
Southside—from TIF to 1/8 mile from TIF
Southside— from 1/8 to V* mile from TIF
Southside—from V4 to V2 mile from TIF
Southside—from ¥2 to 1 mile from TIF
Southside—from 1 to 1.5 miles from TIF
Southside—from 1.5 to 2 miles from TIF

12.253
7.374
9.285
2.923
1.864
0.184
0.276
0.203
0.323
0.011
0.0C2
0.002

0.874
0.503
0.668
0.900
1.044
0.388
0.447
0.402
0,468
0.102
0.043
0.040

52.5 25.0
0.157 
0.369 
0.225 
0.019 
0.023 
0.001 
0.155 
0.004 
0.000 
0.579 
0.037 
0.204 
0.548 

48 316 
4.310 
0.598 
0.013 
0.109 
0.061 
0.068 
0.058 
0.049 
0.049 
0.020 
0.182 
0.059 
0.053 
0.043 
0.027 
0.028

0.364 
0.483 
0.418 
0.136 
0.149 
0033 
0.362 
0.067 
0.009 
0.413 
0.059 
0.154 
0.230 

37 583 
2.043 
3.659 
0.111 
0.312 
0.239 
0.252 
0.233 
0.217 
0.216 
0.139 
0.386 
0.236 
0.224 
0.203 
0.163 
0.166
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Table 4. Heteroscedastic-robust results of expanded model, coefficients for buffer*time 
interactions (only those statistically significant at below 0.10 shown here) (N = 25 599)

Effect of unit
Robust change in IV on 

price!Explanatory variable Coefficient T-statisticS.E.

Northside—from 1/8 to V* mile from 
TIF * 2002

Northside—from 1/8 to 14 mile from 
TIF * 2003

Northside—from 1/8 to V* mile from 
TIF * 2004

Northside—from 1/8 to lA mile from 
TIF * 2005

Northside—from Vi to Vi mile from 
TIF * 2006

Northside—from V2 to 1 mile from 
TIF * 2001

Northside—from V2 to 1 mile from 
TIF * 2004

Northside—from V2 to 1 mile from 
TIF * 2005

Northside—from 1.5 to 2 miles from 
TIF * 2001

Northside—from 1.5 to 2 miles from 
TIF * 2003

Northside—from 1.5 to 2 miles from 
TIF * 2005

Southside—in the TIF * 2005
Southside—in the TIF * 2006
Southside—from TIF to 1/8 mile 

from TIF * 2003
Southside—from TIF to 1/8 mile 

from TIF * 2004
Southside—from TIF to 1/8 mile 

from TIF * 2005
Southside—from TIF to 1/8 mile 

from TIF * 2006
Southside—from 1/8 to V* mile from 

TIF * 2004
Southside—from 1/8 to 14 mile from 

TIF * 2005
Southside—from 1/8 to Vi mile from 

TIF * 2006
Southside—from lA to V2 mile from 

TIF * 2001
Southside—from 'A to V2 mile from 

TIF * 2002

-0.149 0.057 -0.140 -2.61

-1.96*-0.115 0.059 -0.110

-0.121 0.052 -0.116 -2.32

***-0.165 0.052 -0.153 -3.18

1.80*0.099 0.055 0.102

-1.71*-0.113 0.066 -0.108

-1.93*-0.115 0.060 -0.110

-2.27*-0.128 0.056 -0.121

**0.171 0.184 2 420.071

1.75*0.131 0.075 0.138

0.152 0.064 0.162 2.36

**0.228 
0.167 
0 125

2.590.088
0.090
0.048

0.252
0.178
0.132

1.86*
***2.60

0.181 0.048 0.198 3.81

**<-0.239 0.047 0.269 5.12

st-0.292 0.047 0.338 6.16

3.07***0.196 0.064 0.214

3.84***0.236 0.061 0.264

***3.810.236 0.062 0.265

3.07***0.221 0.072 0.245

**0.162 0.073 0.174 2.22

(Continued)
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(Table 4 Continued)

Effect of unit
Robust change in IV on 

pricefCoefficientExplanatory variable T-statisticS.E.

Southside—from Vi to Vi mile from 
TIF * 2003

Southside—from V4 to Vi mile from 
TIF * 2004

Southside—from Vi to Vi mile from 
TIF * 2005

Southside—from Vi to Vi mile from 
TIF * 2006

Southside—from Vi to 1 mile from 
TIF * 2006

Southside—from 1 to 1.5 miles from 
TIF * 2004

R2 0.777

0.198 0.069 0.217 2.89

0.224 0.067 0.249 3.35

0.200 0.067 0.220 3.00

0.3180.278 0.066 4.21

0.127 0.053 0.133 2.38

0.1110.108 0.063 1.72

Notes: Dependent variable = natural log of price. Property and neighbourhood characteristic 
variables, quarterly dummies and distance to/north of CBD not shown. Only statistically significant 
buffer-time dummies are shown for presentation purposes. See Figures 5 and 6 for interpreting all 
buffer-time dummy magnitudes. Complete results available from author. ***significant at less than
0.01; ’‘'"'significant at less than 0.05; "significant at less than 0.10/
a This estimate is equal to exp(fc- 1/2*seg) - 1. See Kennedy (1981) for more information.

matches the timing of the initial public dis
cussion of the Beltiine. More specifically, 
the analysis suggests that, beginning as early 
as 2003, homes located very close to the 
southern part of the Beltiine TIF experienced 
substantial increases in locational price pre
miums. The increases in price premiums for 
being located within a quarter-mile of the 
TIF on the southside generally increased by 
approximatelt 15-30 percentage points over 
the 2002-05 period.

Given the mortgage and housing market 
problems in the US that have been revealed 
since 2006, and the fact that sub-prime lending 
activities in southside Atlanta neighbour
hoods were very high, it is possible that the 
very fast appreciation rates in some of the im
pacted areas studied here will reverse them
selves. Moreover, given the lag between market 
prices and property tax assessments, if values 
do slow or decline, homeowners in these 
communities may simultaneously experience

after public discussion of the Beltiine than 
before such discussion. However, within one- 
quarter of a mile of the TIF—an area with very 
high single-family density—the differences in 
premiums from before to after the Beltiine 
proposal was made public are very large and 
of the order of a 10 20 percentage point in
crease within a year. Moreover, the premiums 
generally continued to increase in 2005. In 
2006, the premiums generally flattened off, 
except in the case of properties within an 
eighth of a mile of the TIF, where the premium 
continued to grow.

Conclusions
The results presented here show that the plan
ning and public discussion of the Beltiine TIF 
had positive effects on housing prices very 
close to the TIF on the city’s southside, with 
impacts falling off sharply after approximately 
a quarter-mile. The timing of these increases
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Figure 6. Property value trajectories for Beltiine TIF buffer areas: southside buffers compared 
with more than two miles from TIF district
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Premiums with value labels are statistically significant, at < 0.10

-20%
In Beltiine Within 1/8 1/8 to 1/4 l/4tol/2

mile
1/2 to 1 1 to 1.5 

miles
I to 2 miles

mile mile mile

Southside Buffer Location (Distance from Beltiine TIF)

□ 2000 □ 2001 □ 2002 □ 2C03 ■ 2004 ■20C5 ■ 2006

Figure 7. Southside price premiums for being located near the Beltiine T1 F; compared with 
being more than two miles from TIF, 2000-06

rising property taxes and falling property 
values, resulting in a substantial increase in 
their true, effective rate of taxation. Also, 
credit market troubles will make it difficult 
for homeowners with limited resources to 
access any sort of short-term credit that might 
enable them to weather such burdens.

These findings have implications foi plan
ning and policy concerning large TIFs and 
other large, spatially targeted development 
projects m lower-income areas. First, the 
findings suggest that projects of this size and 
nature have positive spillovers on residential 
property values. While this may please the 
designers cf such initiatives, these sorts of 
effects may not always please lower-income 
residents of affected communities. While 
some—especially those who own property and 
can afford higher taxes—may welcome higher 
property values, others—including some 
lower-income owners—may not, particularly 
if they desire to remain in the area and will 
have difficulty affording higher taxes. Lower- 
income renters, whose new leases are likely

to reflect higher tax assessments and higher 
property values, will almost certainly experi
ence some pressure towards displacement.

The impacts here have been significant in 
magnitude for lower-mcome owner-occupiers 
as welJ as renters. Many lower-income home
owners, foi example, near the TIF have seen 
their taxes increase substantially in recent 
years. Given current residential tax rates and 
homestead exemption levels in Atlanta, a 
somewhat typical homeowner with a house 
worth $100 000 in 2001 and located within 
an eighth of a mile of the TIF would see her 
property taxes increase from approximately 
$540 in 2001 to over $1400 by 2006. A prop
erty owner with a similar $100 000 house 
but located just a little farther away from the 
TIF—1 mile—would see her taxes go up as 
well, but only to approximately $950. This 
is an increase in property taxes of 160 per 
cent over five years instead of an increase of 
74 per cent. Given the very laige population 
of low-mcome homeowners, this is a sizeable 
increase in housing costs, one that is very
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likely to result in significant displacement of Atlanta Development Authority (2005) Atlanta 
incumbent residents.

This analysis suggests that the impacts on 
residential land values from large, state-led 
development or redevelopment projects may 
be substantial, particularly in lower-income 
neighbourhoods. Moreover, these impacts 
may occur well before formal policies are 
adopted or ground is broken. If such initiat
ives are intended to help the incumbent resi
dents of the surrounding areas and/or there 
is a desire to maintain a supply of affordable 
housing in these areas, then substantial plan
ning and policy attention is warranted early in 
the process to mitigate potential gentrification 
and displacement.

Beltiine redevelopment plan. November.
Beltiine Steering Committee (2005) Atlanta 

Beltiine tax allocation district feasibility study. 
March.

Byrne, P. (2005) Strategic interaction and adoption 
of tax incremental financing, Regional Science 
and Urban Economics, 35, pp. 279-303.

Colwell, P., Dehring, C. and Lash, N. (2000) The 
effect of group homes on neighborhood prop
erty values, Land Economics, 76, pp. 615-636.

Davidson, M. and Lees, L. (2005) New-build 
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sance, Environment and Planning A, 37, 
pp. 1165-1190.

Dehring, C., Depken, C. and Ward, R. (2006) The 
impact of stadium announcements on residential 
property values: evidence from a natural experi
ment in Dallas-Fort Worth. Working Paper 
No. 06-16, International Association of SportsNotes
Economists, September.

1. In Georgia, tax increment financing districts Dye, R. and Merriman, D. (2000) Does tax 
are called ‘tax allocation districts’. increment financing discourage economic 

development?, Journal of Urban Economics,2. Because Fulton County property records were 
used to conduct this analysis, the very small 
portion of the city lying in DeKalb County is Dye, R. and Merriman, D. (2006) Tax increment 
not included in the price analysis.
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contracts or a quit claim deed or deed that did 
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or razed after the sale; a deed of gift; burned or 
razed property after sale; trades of property; 
portfolio sales; partial interests; life estates; or 
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an overall price (so that a per unit price was 
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47, pp. 306-328.

financing: a tool for local economic develop
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Garvin, A. (2006) How to house the middle 
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www.nysun.com/article/38313; accessed 
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University Press.
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were very similar, with the standard errors 
affecting significance for only a few variables. 
Moreover, the effect on significance was gen
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References
Atlanta City Council (2005) Ordinance 05-0-1733 

Creating Beltiine Redevelopment Area and Tax 
Allocation District #6- Beltiine Plus Adopt Sub 
Amend. 7 November.

1725-1747 USJ_105500-indd 1746 4/22/2009 2:32:51 PM
Process Black

http://www.nysun.com/article/38313


REDEVELOPMENT AND HOUSING VALUES 1 747

Slater, T. (2004) Municipally-managed gentrifi
cation in South Parkdale, Toronto, The Canadian 
Geographer, 48, pp. 303-325

Smith, N. (1996) The New Urban Frontier: Gen
trification and the Revanchist City. London: 
Routledge.

Smith, N. (2002) New globalism, new urbanism: 
gentrification as global urban strategy, in: 
N. Brenner and N. Theodore (Eds) Spaces of 
Neoliberalism, pp. 80-1C3. Oxford: Blackwell.

Swyngedouw, E., Moulaert, F. and Rodriguez, A. 
(2002) Neoliberal urbanization in Europe- large- 
scale urban development projects and the new 
urban policy, Antipode, 34, pp. 542-577.

Weber, R. (2003) Can tax increment financing 
reverse urban decline? Working Paper 
No. WP03RW1, Lincoln Institute of Land 
Policy, Cambridge, MA.

Weber, R., Bhatta, S. D. and Merriman, D. (2007) 
Spillovers from tax increment financing dis
tricts: implications for housing price appre
ciation, Regional Science and Urban Economics, 
37, pp. 259-228.

Wong, T. (2006) Revitalising Singapore’s central 
city through gentrification: the role of water
front housing, Urban Policy and Research, 24, 
pp. 181-199.

Wyly, E. and Hammcl, D. (1999) Islands of decay in 
seas of renewal: urban policy and the resurgence 
of gentrification, Housing Policy Debate, 10, 
pp. 711-771.

Jud, G. D. and Winkler, D. (2006) The announce
ment effect of an airport expansion on housing 
prices, Journal of Real Estate Finance and 
Economics, 33, pp. 91-103.

Karson, T. (2007) Atlanta: local initiative combines 
with national support, WorkingUSA, 10(1), 
pp. 27-45.

Keating, L. (2000) Redeveioping public hous
ing: relearning urban renewal’s immutable 
lessons, Journal of the Aunerican Planning 
Association, 66, pp. 384-396.

Kennedy, P. (1981) Estimations with correctly in
terpreted dummy variables in semilogarithmic 
equations, American Economic Review, 71,
p. 801.

Knaap, G., Ding, C. and Hopkins, L. (2001) Do 
plans matter? The effects of light rail plans on 
land values in station areas, Journal of Plan
ning Education and Research, 21, pp. 32-39.

Lees, L., Slater, T. and Wyly, E. (2007) Gentrifica
tion. London: Routledge.

McMillen, D. and McDonald, J. (2004) Reaction 
of house prices to a new rapid transit line: 
Chicago’s midway line 1983-1999, Real Estate 
Economics, 32, pp. 463-486

McWhirter, C. (2007) Beltiine property taxes afire, 
Atlanta Journal Constitution, 16 September, 
section C, p. 1.

Quigley, M. (2007) A tale of two cities: reinventing 
tax increment financing. Mike Quigley, Cook 
County Commissioner, 10th District, Chicago, 
IL (http://www.commissionerquigley.com/ 
library/taleofrwocities.pdf).

Shalhoup, M. (2007) Could the Beltiine make it 
harder to find cheap digs?, 30 March (http:// 
blogs.creativeloafing.com/freshloaf/tag/ 
beltiine/; accessed 9 August 2007).

4/22/2009 2:32:51 PM1 725-1747 USJ. .105500.inda 1747
Process Black

http://www.commissionerquigley.com/


I
4/22/2009 2:32:51 PM1725-1747 USJ_105500.indd 1748

Process Black



* Qheck f.or updates
Article

Journal of Planning Literature 
1-14
© The Author(s) 2017 
Reprints and permission: 
sagepub.com/journalsPermissions.nav 
DOI: 10.1 177/0885412217716439 
journals.sagepub.com/home/jpl

Gentrification, Displacement, and the Role 
of Public Investment

(DSAGEMiriam Zuk1, Ariel H. Bierbaum2, Karen Chappie1, 
Karolina Gorska3 and Anastasia Loukaitou-Sideris4

Abstract
Scholarly interest in the relationship between public investments and residential displacement dates back to the 1970s and the 
aftermath of displacement related to urban renewal. A new wave of scholarship examines the relationship of gentrification and 
displacement to public investment in transit infrastructure. Scholarship has generally conflated gentrification and displacement; 
however, this review argues for a clearer analytical distinction between the two. Although the displacement discussion in the 
United States began with the role of the public sector and now has returned to the same focus, it will be necessary to overcome 
methodological shortcomings to arrive at more definitive conclusions about the relationship.
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In the United States, the ever-changing economies, demo
graphics, and physical forms of metropolitan areas have fostered 
opportunity for some and hardship for others. These differential 
experiences “land” in place and specifically in neighborhoods. 
Scholars have devoted volumes to analyzing neighborhood 
decline, subsequent revitalization, and gentrification as a result 
of government, market, and individual interventions. Today, 
with increasing attention to millennial and baby boomer migra
tion to central city neighborhoods, popular and scholarly con
versations about gentrification have returned to the fore.

The definitions and impacts of gentrification have been 
debated for at least fifty years. Central to these debates are the 
differential impacts on incumbent and new residents and ques
tions of who bears the burden and who reaps the benefits of 
change. Consistently, activists, residents, and community 
groups identify displacement as a pressing concern. Anxieties 
about residential, cultural, and job displacement reflect the 
lived experiences of neighborhood change and the social mem
ory of displacements past. These changes stem not just from 
individual action and market forces but also government inter
vention. The public sector makes investments to stimulate and 
respond to renewed interest in urban living; these investments 
put government at risk of becoming an agent of gentrification 
and displacement. However, the extent to which public invest
ments catalyze residential displacement is not well-defined or 
quantified in the social science research.

In this article, we review the body of research on residential 
displacement related to gentrification and public investment. 
Public investment encompasses a wide array of direct activities 
(e.g., urban redevelopment, open space revitalization, and con
struction of infrastructure) and indirect policy actions (e.g.,

land assembly, subsidies, and zoning). In this article, we nar
row the focus to investments in transportation infrastructure, 
specifically rail transit. In recent years, public spending in 
transit has grown, while other public spending has stagnated.1 
By tracing attempts to define and measure residential displace
ment, we highlight significant methodological limitations 
including data availability and the timing of displacement, 
which potentially mask the impacts of public investments on 
communities.

Given renewed public investment in the urban core, and in 
particular the great popularity of transit-oriented development 
as a municipal smart growth strategy, the time is ripe to review 
the concepts and literature to inform policy and practice sur
rounding gentrification, residential displacement, and the role 
of public transportation investments. This literature review 
brings together extensive bodies of scholarship that have 
sought to examine these issues. First, we review definitions 
and approaches to studying gentrification and residential dis
placement. We argue that residential displacement is often a 
key characteristic of gentrification, yet is also analytically dis
tinct. Second, we examine the range of studies that have tried to 
measure the magnitude of gentrification and residential
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displacement. Then, we examine the role of public investments 
in transportation infrastructure on neighborhood change. We 
conclude with a series of questions to guide future research.

The gentrification process also requires in-movers whom 
scholars generally describe as those with higher incomes andI 
or educational attainment levels than incumbent residents 
(Hamnett 1991). To attract m-movers, neighborhoods need to 
offer job or recreational opportunities and low or appreciating 
housing prices (Lees, Slater, and Wyly 2008), stabilized nega
tive social conditions (Ellen, Horn, and Reed 2016), and some 
lifestyle or aesthetic appeal (Brown-Saracino 2009). Some gen 
trifiers express a lifestyle preference for gritty, authentically 
“urban” experiences (Ley 1996; Zukin 1982) even acting as 
agents to preserve some nostalgic, authentic charactei of a 
place (Brown-Saracino 2009). Some also identify political 
positions for class or racial and ethnic integration as a motiva
tion (Biown-Saracino 2009; Ley 1996).

The motivations of gentrifiers, driven by a combination of 
cultural preferences, political orientations, and economic 
needs, vary. Seme scholars argue that gentrification occurs in 
“waves,” in which the first in-movers—often referred to as 
“pioneers”—are lower-income people with higher levels of 
educational attainment, such as artists. Their housing location 
choices are often driven by affordability considerations as well 
as aesthetic preferences and higher tolerance or desire for 
racial, ethnic, and/or class diversity (Lees, Slater, and Wyly 
2008). The chiving economic needs of first-wave gentrifiers 
thus are closely tied to land values, housing location, and indi
viduals’ position within the labor market (Hamnett 2003). Sec
ond- and third-wave gentrifiers may be higher-income 
professionals, who arrive after the first wave has helped stabi
lize and sanitize the neighborhood.

Regardless of their motivations, in-movers’ presence can 
improve the physical environment. These physical upgrades 
are a result of both individual actions and state-sponsored 
investments in housing and infrastructure and improved ser
vices and maintenance (Davidson and Lees 2005, Bridge, But
ler, and Lees 2012; Lipman 2008; Freeman 2006). Cost of 
living in the neighborhood increases, and this may contribute 
to displacement (Hamnett 1984).

Gentrification is a particular kind of neighborhood revitali
zation, distinct because of its possible displacement effects. 
Under an alternative kind of revitalization—incumbent upgrad
ing- -the rise of neighborhood consciousness and advocacy to 
improve local conditions catalyzes existing residents to make 
improvements (Clay 1979). Incumbent residents stay and reap 
the benefits of neighborhood improvements, whereas in gentri
fication, they can be displaced as the social and economic 
environment of neighborhoods shift, a nd the public sector does 
not take action to protect long-term residents.

Gentrification scholarship has focused on interracial or— 
ethnic dynamics of neighborhood change, particularly where 
white in-movers arrive in neighborhoods with predominantly 
residents of color. Recent studies on the prevalence of white in
movement are mixed, however. Some studies find trends of 
greater white in-migrat'on into poor, nonwhite neighborhoods 
(Crowder and South 2005, McKinnish, Walsh, and Kirk White 
2010), resulting in shifting racial compositions in gentrifymg 
neighborhoods and assumed displacement of nonwhite

Defining Residential Gentrification
The first documented use of the term “gentrification” (Glass 
1964) describes the influx of a “gentry” to lower-income neigh 
borhoods in London during the 1950s and 1960s Osman 
(2011) documents even earlier instances of class-based move
ment into inner-city areas, specifically the history of 
“brownstoning” in Brooklyn in the 1940s. Yet, Glass’s effort 
generally benchmarks the start of gentrification as a field of 
study. Since her identification of the phenomenon, scholars 
have attempted to define the complex process of gentrification, 
studying it through a range of methodological approaches and 
with little unanimity.

Depending on the time and place, gentrification has been 
seen as a tool, goal, outcome, or unintended consequence of 
revitalization processes in declining urban neighborhoods, 
which are defined by their physical deterioration, concentra
tions of poverty, and racial segregation of people of color. 
Scholars have sought nuanced descriptions and explanations 
of gentrification, identifying the spatial, physical, demo
graphic, and economic dimensions of this kind of neighbor
hood change.

Gentrification is tied to historical patterns of residential 
segregation; segregated neighborhoods experience the “double 
insult —a ‘one-two’ knockout” of neglect and white flight m 
the 1950s through 1970s followed by the forces of gentrifying 
revitalization since the 1980s (Powell and Spencer 2002,437). 
Government and policy have played a key role in creating these 
patterns by directing public and private capital in ways that 
advantage some and disadvantage other neighborhoods (Rose 
1984; Harvey 2001; Smith 1982). This link to neighborhood 
disinvestment and subsequent decline suggests that gentrifica
tion occurs in lower-income inner-city neighborhoods (Lees, 
Slater, and Wyly 2008; Hamnett 1991; Lees 2000). However, 
others also identify gentrification in middle- or higher-income 
urban neighborhoods (Lees 2003), suburban neighborhoods 
(Charles 2011), and rural areas (Oberg and Nelson 20)0; 
Phillips 2004; Ghose 2004). Regardless of specific geographic 
location, gentrification occurs in places with relatively afford
able housing stock and often results in physical renovation of 
deteriorated housing and infrastructure (Hamnett 1984; Lees, 
Slater, and Wyly 2008).

Smith (1996) emphasizes a nexus of actors that facilitate the 
gentrification process- - developers, builders, mortgage lenders, 
government agencies, and real estate agents. Government—at 
the local, state, and federal levels— sets the conditions for and 
catalyzes gentrification processes through public subsidy and 
policy. Government working in conjunction with private actors 
makes up the larger political economy that aims to accumulate 
capital through land use management and city development, 
echoing the idea of the city as a “growth machine” (Logan and 
Molotch 1987; Smith 1996).
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incumbent residents. Other research, however, suggests few Educational attainment, owner occupancy, and high percentage 
differences by race among households moving into and out of multiunit buildings significantly predict renovation, whereas 
of gentrifying and nongentrifying neighborhoods (Ellen and the presence of public housing negatively predicts it.
O'Regan 2011) and that concentrations of African American Galster and Peacock (1986) ask whether the operational 
residents may actually deter gentrification (Hwang and Samp- definition of gentrification impacted the extent, location, and

causal factors associated with the phenomenon. The authors 
Some scholars further complicate the understanding of these identify a census tract’s eligibility to gentnfy based on its 

demographic shifts. Using qualitative methods, these studies aggregate socioeconomic status in 1970 (i.e., income, home 
look at cases of black in-movers into predominantly low- value, educational attainment, and percentage of white). They 
income black neighborhoods (Boyd 2005; Moore 2009; Pattillo analyze socioeconomic and real estate change from 1970 to 
2008). These studies tie neighborhood-specific processes to 1980 in Philadelphia, PA, for (a) proportion of black, (b) pro- 
larger structural issues of residential segregation and exclusion portion of college educated, (c) household incomes, and (d) 
They argue that black in-movers feel more comfortable relo- property values. The only potential measures cf public invest- 
catmg to predominantly black neighborhoods because of a his- ment are proxies for proximity to parks and universities. Vary- 
tory of housing discrimination in predominantly white ing the stringency of each of the four gentrification indicators, 
neighborhoods and the suburbs. Further, black gentrifiers may their sensitivity analysis indicates a wide variation in the num- 
see their relocation in inner cities as a project of‘Facial uplift” ber and location of gentrified tracts, finding that as few as 6 
for their lower-income black counterparts (Boyd 2005). percent ar.d as many as 82 percent of eligible tracts have gen

trified during the time period. They test twelve predictive char
acteristics on each of these definitions, finding little 
relationship and wide variability.

The complexity in defining and documenting gentrification Melchert and Naroff (1987) use block-level census data 
qualitatively has yielded similarly complicated efforts at to construct a predictive model of gentrification in Boston, 
quantitatively measuring and predicting gentrification. While MA In their construction of a gentrification index, the 
researchers who use qualitative methods focus on the nuances authors rely heavily on Clay’s (1979) definition. They look 
of how gentrification unfolds over time, most quantitative at central city locations and combine forty-one variables 
analyses treat gentrification as an outcome rather than a pro- that characterize the block’s amenities (e.g., parks), social 
cess. Despite the fact that scholars have focused on the role of composition (e.g., percentage of white), economic status 
government, policy, and public investment in spurring gentri- (e.g., median income), and housing conditions (e.g., per- 
fication since the 1970s, attempts to predict gentrification centage of units without plumbing). The only indicator of 
have largely faded to incorporate any measures of public- public investment is open space. The authors identify four

phases of gentrification, defined by the gentrifiers and the 
A number of efforts aim to assess the past and current extent percentage of the housing stock gentrified. Yet, when mod-

of gentrification and also to develop a set of predictive models eling the phenomenon, they characterize gentrification as a 
for where gentrification may occur in the future. Scholars dichotomous variable, having either happened or not. Ulti- 
mcorporate a diversity of metrics based on what data are avail- mately ending up with six predictive variables, they defer
able. Some combine indicators to capture the multiple dimen- mine that the gentry in Boston preferred: an older housing 
sions of the phenomenon using data on income, race, stock; proximity to open space of six to ten acres; to live 
educational attainment, housing values, rent, and various near downtown, though not too close; and neighborhoods 
proxies for investment or disinvestment. Others use simple with depressed housing values.
metrics of relative income growth for ease of analysis and Freeman (2005) defines gentrifying neighborhoods as 
comparison. Many studies quantify gentrification by census being: (1) central city neighborhoods, (2) initially populated 
tract based on changes over time that exceed either absolute by low-income households, that had (3) experienced disinvest- 
thresholds or benchmarked changes at the metropolitan or ment (i.e, mostly older housing stock), which subsequently 
regional level.

In one of the earliest quantifications of neighborhood gen- 
tnfication, Bradway Laska, Seaman, and McSeveney (1982) 
look at New Orleans census tracts that were “eligible” to be 
gentrified based on the renovation potential of the housing eligible tracts in the United States gentrified in the 1990s. 
stock (i.e., age and median value). Analyzing property trans- Updating these data for Governing Magazine’s analysis of the 
action data, they estimate the amount of neighborhood renova- country’s fifty largest metropolitan areas, Maciag (2015) finds 
tion as a proxy for gentrification and conduct a regression that nearly 2G percent of eligible neighborhoods gentrified 
analysis to determine which of a set of nineteen independent since 2000. Yet, some cities had much higher rates of ger.tri- 
locational, social, and housing stock variables significantly fication with over 50 percent of eligible tracts in Minneapolis, 
predicted renovation. Locational variables are the only proxy Seattle, Washington, DC, and Portland gentrifying between 
for public investment (in the form of parks and public housing). 2000 and 2013.

son 2014).

Measuring and Predicting Residential Gentrification

sector action.

experienced, (4) an influx of the relatively affluent (i.e., 
increased educational attainment), and (5) an increase in pri
vate investment (i.e., housing price appreciation). He includes 
no public investment variable. Freeman finds that 31 percent of
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Finally, in his analysis of neighborhood socioeconomic 
change between 1990 and 2010, Landis (2015) attempts to 
come up with consistent indicators across seventy metropolitan 
areas. He defines gentrifying tracts as those with low median 
incomes in 1990 that grew by more than two deciles over the 
time period. Using this income-only definition, he found that 
21 percent of eligible tracts gentrified in the 1990s and 2000s. 
Tracts with higher proportions of white residents, college- 
educated residents, and pre-World War II housing were more 
likely to have gentrified. Yet his predictive model only predicts 
4 percent of gentrifying tracts. Despite incorporating variables 
measuring public policy related to growth management, the 
study does not include any measures of public investment.

Displacement occurs when any household is forced to move from 
its residence by conditions which affect the dwelling or immediate 
surroundings, and which:

1) are beyond the household’s reasonable ability to control or 
prevent;

2) occur despite the household’s having met all previously 
imposed conditions of occupar.cy; and

3) make continued occupancy by that household impossible, 
hazardous or unaffordable.

Although they use the term “forced” in their definition of 
displacement, Grier and Griei do not equate forced with invo
luntary displacement. In fact, they describe the fact that many 
who are displaced are subject to a variety of actions or inactions 
that can be explicit or implicit. They (1978, 3) conclude.

Defining Residential Displacement For most residents to move under such conditions is about as 
“voluntary” as is swerving one’s car to avoid an accident. By the 
time the landlord issues notices of eviction, or the code inspector 
posts the structure as uninhabitable, few occupants may be left. 
Therefore, we cannot define displacement simply in terras of legal 
or administrative actions—or even draw a clear-cut line between 
“voluntary” and “involuntary” movement. '

Displacement is a central concern of gentrification. However, 
we argue that it is also a distinct phenomenon that can occur 
even in the absence of gentrification.

Scholarly interest in defining, measuring, and predicting 
residential displacement dates to the mid-twentieth century, 
when the federal urban renewal program, local redevelopment 
efforts, and interstate highway construction forcibly displaced 
communities of color and low-income communities in urban Newman and Owen (1982) concur that the distinction between 
neighborhoods en masse. Following these policy efforts, urban voluntary and involuntary moves is false' “low-income house- 
activists were particularly sensitive to the risks of and the role holds who experience extremely large rent increases may tech- 
of government in facilitating displacement (Hartman and nically ‘choose’ to move, but the likelihood that they had any

real alternative is very small” (p. 137).
In an effort to categorize the causes of displacement, 

longer solely driven by forced removal through public action. Grier and Grier (1978) distinguish between disinvestment 
Instead, a growing “back to the city” trend perceived to be displacement, reinvestment displacement, and displacement 
largely driven by private actions and individual preferences caused by enhanced housing market competition Disinvest- 
(albeit with significant yet perhaps more subtle influences from ment displacement occurs when the value of a property does 
the public sector) began to dominate public concern about not justify investing in its maintenance, thereby resulting in 
neighborhood change and residential displacement (Clay decay and abandonment. Reinvestment displacement refers 
1979). Today’s landscape of downtown revitalization and to the case where investments in a neighborhood result in 
migration of both millennials and retiring baby boomers to increased rents to a point where it is profitable to sell or 
central cities (Ehrenhalt 2012) has renewed interest not only raise the rent forcing tenants to leave. The authors were 
in private actions and individual preferences but aiso in the role careful to note rhat “unrelated as they seem, these two con- 
that government and public investments may spin residential ditions of displacement may be successive stages in the 
displacement.

In 1928, the US Department of Housing and Urban Devel-

National Housing Law Pioject 1981).
However, in the 1970s, the nature of displacement was no

cycle of neighborhood change” (Grier and Grier 1978, 3). 
For example, disinvestment displacement may make way for 

opment sponsored the first of a series of reports on revitaliza- new in-movers to purchase inexpensive housing, resulting in 
tion and displacement called “Urban Displacement: A reinvestment and subsequent displacement. Finally, they 
Reconnaissance” (Grier and Grier 1978) In this report, the argue that enhanced housing market competition, reflecting 
authors list twenty-five factors that might lead to the involun- broad shifts in the national and regional housing market,
fary movement of people from their place of residence. These may have an even larger impact than disinvestment or rein
factors imply a diverse set of actors: building owners who vestment forces, 
initiate condominium conversion or rent increases, local gov
ernment conducting proactive code enforcement and planning sures (disinvestment, reinvestment, and enhanced market corn- 
decisions, and banks engaging in redlining practices, to name a petition) resurfaced when Marcuse (1985, 1986) analyzed 
few. In an effort to provide a definition of displacement that displacement in New York City. Marcuse argues that when 
encompasses these various drivers, Grier and Grier (1978, 8) looking at the relationship between gentrification and displace- 
propose the following, which numerous researchers and agen- ment, one must first consider the disinvestment of urban neigh

borhoods and subsequent displacement, which creates “vacant”

The distinctions in these three types of displacement pres-

cies have adopted subsequently:
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land ripe for investment through gentrification. From this per
spective, gentrification can happen long after displacement 
occurs. Therefore, most gentrification-induced displacement 
studies significantly underestimate the magnitude of the prob
lem by only looking at “last resident displacement.” Instead, he 
argues that “chains” of displacement must be considered. He 
further distinguishes between displacement due to physical 
reasons (e.g., water is turned off, evictions, rehabilitation, etc.) 
versus those due to economic causes (e.g., rising rent). In addi
tion, Marcuse introduces the concept of “exclusionary dis
placement” to encompass situations when a household is not 
permitted to move into a neighborhood based on conditions 
that are beyond their control (e.g., price increases).

Marcuse also suggests that displacement affects many more 
than those physically displaced at any moment:

Table I. Categories of Displacement.

Forced Responsive

Direct or 
physical 
causes

• Formal eviction
• Informal eviction (e g , 

landlord harassment)
• Landlord foreclosure
• Eminent domain
• Natural disaster
• Building condemnation

• Deterioration 
in housing 
quality

• Neighborhood 
violence or 
disinvestment

• Removing 
parking, utilities, 
and so on.

Indirect or • Foreclosure
• Condo conversion

• Rent increase
• Increased taxes
• Loss of social 

networks or 
cultural
significance of a 
place

economic
causes

When a family sees its neighborhood changing dramatically, when 
all their friends are leaving, when stores are going out of business 
and new stoies for other clientele are taking their places (or none Exclusionary 
are replacing them), when changes in public facilities, transporta
tion patterns, support services, are all clearly making the area less 
livable, then the pressure for displacement is already severe. (Mar
cuse 1986, 57).

• Section 8 
discrimination

• Zoning policies 
(restriction on density, 
unit size, etc.)

• NIMBY resistance to 
development

• Unaffordable 
housing

• Cultural 
dissonance

• Lack of social 
networks

causes

Davidson (2009) expands on this idea; for him, the overempha
sis on spatial dislocation in displacement literature ignores the 
social meaning and practices attached to the lived experiences 
of neighborhoods and place. Thus, “it is impossible to draw the 
conclusion of displacement purely from the identification 
movement of people between locations. People can be displaced— 
unable to (re)construct place—without spatial dislocation”
(Davidson 2009, 228).

Finally, with their focus on evictions, Desmond and Shcl- 
lenberger (2015) remind researchers that forced displacement 
is endemic to poor communities and not confined to gentrifying 
neighborhoods. The authors focus on forced displacement 
through both formal evictions processed through the court sys
tem and informal evictions, which are often “less expensive 
and more efficient than formal evictions” (Desmond and Measuring residential displacement is challenging, akin to

responsive causes and further differentiate between direct 
physical, indirect economic, and exclusionary causes.

As illustrated, the reasons for displacement may or may not 
result from gentrification. While displacement may be a defin
ing characteristic and outcome of gentrification, this categor
ization clarifies how displacement can occur in the absence of 
gentrification, and that scholarship requires advanced tools to 
define and measure these analytically distinct phenomena.

Measuring Residential Displacement

Shollenberger 2015, 1754). In their analysis of survey data “measuring the invisible” as the population under question has 
on the reasons for people’s moves in Milwaukee, they clarify moved away from the place of study (Atkinson 2000). Scholars
the overly simplified dichotomy of involuutary/voluntary use a variety of qualitative and quantitative methods to answer
moves by reclassifying some seemingly voluntary reasons as questions across scales that address who and how many people
responsive to outside forces. They define these responsive are displaced, what causes displacement, and what are some 
moves as “motivated by housing or neighborhood conditions, consequences of displacement. These studies stem from an 
These include rent hikes, a deterioration in housing quality, interest in neighborhood investment and disinvestment by both 
escalating violence in the neighborhood, domestic violence” private and public sectors.
(Desmond and Shollenberger 2015, 1758). When taking into Newman and Owen (1982) offer perhaps one of the first 
account the magnitude and impacts of forced and responsive comprehensive analyses of displacement. They use longi- 
displacement in poor black neighborhoods, Desmond (2012) tudinal data from the panel study on income dynamics to esti- 
argues that “eviction is to women what incarceiation is to men: mate the scale, nature, and impacts of displacement. They
a typical but severely consequential occurrence contributing to categorize moves as displacement related when people move 
the reproduction of urban poverty” (p. 88).

Based on this review of the literature, we categorize 
the various catalysts for displacement from housing units 
and neighborhoods (see Table 1). We identify forced and displacement (i.e., eminent domain), they do not explicitly

because of the conditions of the house or neighborhood, 
eminent domain, and eviction by the landlord because of sale 
or reoccupation. While they include public action as a cause for
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look at the impacts of public investment. Newman and Owens 
find that the average annual rate of displacement between 1970 
and 1977 was roughly 5 percent of all families that moved.

In measuring various forms of displacement in New York 
City in the 1970s, Marcuse (1986) examines disinvestment- 
related displacement from abandonment by looking at census 
data on the loss of units. He argues that the actual loss under
estimates the displacement from abandonment due to the spil
lover effects from vacant property on neighborhood livability 
conditions. In addition to abandonment, he quantifies displace
ment from rehabilitation of multifamily units, the loss of single 
room occupancy units, changes in rent, condominium conver
sions, and landlord harassment. Despite potential duplication 
between the various categories, he estimates a range of 40,000 
to 100,000 annual displacement-related household moves in 
the 1970s, roughly 8 percent to 21 percent of the estimated 
476,011 total moves in New York City in 1979.

In a series of quantitative and qualitative analyses for New 
York City, Newman and Wyly classify displacement as 
households that move for reasons of housing expense, land
lord harassment, and displacement by private action (i.e., 
condo conversion). Looking at unique survey data from the 
New York City Housing and Vacancy Survey, they find that 
between 6 percent and 10 percent of all moves in New York 
City from 1989 to 2002 were due to displacement. They argue 
that this number could be a significant underestimate due to 
the inability of survey data to capture “doubling up,” home
lessness, or moves out of the region Furthermore, they find 
that neighborhood context mattered; for instance, more than 
15 percent of all renters moving into the Williamsburg/Green- 
point neighborhood in Brooklyn were displaced from their 
previous homes, whereas less than 4 percent of arrivals in the 
Flatlands/Canarsie section of Brooklyn were displaced. In a 
subsequent analysis, Wyly et al. (2010) again look at New 
York housing survey data, and when comparing their results 
to local eviction data, estimate that the survey misses twelve 
of the thirteen displacees. They also find that poor households 
were nearly twice as likely to be displaced as nonpoor 
households.

Finally, in their survey of renters in Milwaukee, WI, Des
mond and Shollenberger (2015) find that more than one in eight 
Milwaukee renters experienced at least one forced move (for
mal or informal eviction, landlord foreclosure, or building con
demnation) over a two-year time period. The rates differed by 
race/ethnicity; they found that 8 percent of white renters, 15 
percent of black renters, and 29 percent of Hispanic renters 
experienced forced moves. Nearly half of all forced moves 
were informal evictions. Formal evictions, on the other hand, 
were less common, constituting less than one-quarter of forced 
moves. Out of all moves in the previous year, they find that 
roughly 11 percent were due to displacement. In contrast, the 
American Housing Survey (AHS) of 2009 estimates between 2 
percent and 5 percent of moves were due to displacement. 
Desmond and Shollenberger argue that the AHS underesti
mates displacement due to open-ended questions that do not 
adequately capture informal evictions.

Together, these studies demonstrate the complexity of ade
quately quantifying the scale of the displacement phenomenon. 
Nevertheless, researchers find that roughly between 5 percent 
and 10 percent of moves are due to reasons beyond a house
hold’s control, which can vary substantially between neighbor
hoods and socioeconomic groups.

Gentrification-induced Residential 
Displacement
The vast majority of research on displacement has focused on 
displacement as an outcome of neighborhood revitalization, 
upgrading, and/or gentrification. Both the methods and the 
definitions of gentrification and displacement in these studies 
range as widely as those identified above. Here, we review this 
set of studies, with an aim to understand their differences and 
inability to conclusively establish the relationship between 
gentrification and displacement.

Early on, researchers focus on surveying people who moved 
into and out of revitalizing neighborhoods, examining neigh
borhoods experiencing increased private and/or public invest
ment. In a 1981 survey of current and former residents 
(National Institute for Advanced Studies 1981) of the rapidly 
revitalizing Hayes Valley neighborhood of San Francisco, 
researchers find that from 1975 to 1979, one out of four movers 
(both out- and intramovers) from their sample were displaced. 
Displacees were more likely to be African American, less edu
cated, poor, renters, elderly, and living alone in comparison to 
in-movers and residents who stay. Researchers also find that 
displacees moved out for a variety of reasons including 
investment-related causes (e.g., rising rent) but also 
disinvestment-related reasons (e.g., poor housing quality), call
ing into question both the direction and timing of the relation
ships between neighborhood revitalization, disinvestment, and 
displacement. In a related study, Schill, Nathan, and Persaud 
(1983) surveyed out-movers from nine revitalizing neighbor
hoods in five cities. They find that 23 percent of out-movers 
from 1978 to 1980 were displaced. Overcrowding, frequency 
of previous moves, unemployment, and marital status predicted 
displacement. Despite the high rates of displacement, the authors 
acknowledge the potential for undersampling of the most vul
nerable and more transient households.

In London, Atkinson (2000) defines gentrification by 
increases in professionalization in the city’s boroughs without 
regard to private or public investment. Using synthetic 
cohorts of census data, he finds clear links between the rise 
in gentrification and displacement of vulnerable groups in 
London. Analyzing similarly large areas for Boston, Vigdor, 
Massey, and Rivlin (2002) ask whether low-status households 
were more likely to exit housing units in gentrifying areas 
relative to other parts of the Boston metropolitan area. Com
bining data from the AHS with aggregate data from the cen
sus, they ran a regression of residential stability on location in 
gentrified zones (defined by demographic characteristics of 
the residents, and not private or public investment flows). 
They find that housing turnover was greater in gentrifying
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zones; however, low educational attainment appears to pre
dict housing stability rather than turnover, when interacting 
with location in a gentrified zone.

between different stages of gentrification, the authors find that 
low-score residents were slightly more likely to move out of 
neighborhoods that had been gentrifying for an extended period 

Freeman andBraconi (2004) use New York City survey data of tune (i.e., two decades or more). In addition, they find that 
to compare exit rates of poor households in gentrifying subbor- in-movers to the gentrifying neighborhoods were more likely 10 

oughs to the exit rates of the poor in nongentrifying low- be of higher-income levels, suggesting that exclusionary dis- 
income neighborhoods from 1991 to 1999. They find that poor placement is occurring. This study only captures moves by 
households residing in gentrifying neighborhoods were less residents with a credit score and thus may be missing displace- 
likely to move than poor households residing elsewhere. How- ment for the lowest income residents and many renters. In a 
ever, people moving into gentrifying neighborhoods were of a subsequent study of Philadelphia, Chizeck (2016) finds that 
higher socioeconomic status than those leaving, indicating pos- gentrifying neighborhoods lost low-cost housing at five times 
sible exclusionary displacement. They do not analyze the the rates of nongentrifying neighborhoods, 
effects of public investment. Newman and Wyly (2006) argue Finally, in analyzing evictions cases in Los Angeles in 
that the “gentrified" neighborhoods of New York in Freeman the i990s, Sims (2016) finds that gentrification explains 
and Braconi’s study had already seen the displacement of poor only one of the four “displacement geographies,” while the 
households in earlier decades and that the nongentrifying poor other three are nongentrifying or pregentrifying contexts 
neighborhood control groups included residents of some of the related to capital accumulation facilitated by public and 
poorest areas of the city with respective high turnover rates, private institutions. Sims argues that abnormally high rates 
creating an artificially high standard to use as a control. and concentrations of evictions can thus represent restruc

Other studies have looked nationally to try to identify the timing housing and labor markets, and possibly even the 
factors resulting in displacement, capitalizing on different data strategic action of landlords, rather than simply the individ- 
sets. Freeman (2005) analyzes the panel study on income ual behavior of tenants.
dynamics data and compares displacement in poor gentrifying Although varied in their approaches and results, one consis- 
census tracts (defined by both demographic shifts and private tent finding across these studies is that in-movers to gentrifying 
investment) to poor census tracts that did not gentrify. He finds neighborhoods are wea’thier, whiter, and of higher educational 
that rental inflation was a significant predictor of mobility, and attainment than incumbent residents, and out-movers are more 
displacement was higher in gentrifying as opposed to nongen- likely to be renters, poorer, and people of color than in-mowers 
trifying tracts. Although positive and statistically significant, (see Table 2) The research also consistently shows that rent 
Freeman dismisses the relationship between gentrification and appreciation predicts displacement.

However, the studies are not consistent in their findings 
that gentrification induces displacement. Why the discre- 

McKinnish, Walsh, and Kirk White (2010) analyze the con- pancy? One possible explanation for the unexpected residen- 
fidential national census long form data from 1990 to 2000 to tial stability is that the normal neighborhood turnover process 
understand who moves into and out of gentrifying neighbor- slows in neighborhoods that are gaining new amenities (along 
hoods (defined by demographic characteristics). The authors with new residents); residents try harder to stay in the neigh- 
find that migrants into gentrifying tracts were more likely to be borhood, even if it means paying more rent or doubling up 
higher income, college educated, younger and less likely to (Chappie 2014; Freeman 2006). Yet, these higher rent bur- 
have children and be immigrants when compared to nongen- dens are unlikely to be sustainable over the long term, result- 
trifying low-income tracts. They also find statistically signifi- ing in displacement in a longer-term framework than is 
cant higher exit rates of low-education black and Latino typically measured, 
residents from gentrifying neighborhoods.

Finally, Ellen and O’Regan (2011) use the AHS to compare between gentrification and displacement include definitional 
characteristics of households that moved into or out of gentri- and methodological shortcomings of the research. For 
fying neighborhoods (defined by median household income instance, quantitative analyses have systematically failed to 
gains). They find that neighborhood income gains did not pre- characterize the various stages of gentrification that a neigh- 
dict two-year household exit rates, even among vulnerable borhood may be experiencing, choosmg instead to categorize 
groups. Neither McKinnish, Walsh, and Kirk White nor Ellen gentrification as a static outcome. This dichotomy also leaves 
and O’Regan explore the role of private or public investment in out the potential for gentrification-related displacement to

precede gentrification, especially when property owners 
Using a uruque individual-level data set on credit scores, attempt to vacate units in anticipation of rising rents and 

Ding, Hwang, and Divringi (2016) largely confirm Ellen and neighborhood change. Furthermore, the vast majority of stud- 
O’Regan’s (2011) study, finding that low-credit score residents ies narrowly defines displacement under what Marcuse (1985) 
of gentrifying neighborhoods (defined by home values) were would classify as physical or economic displacement but 
no more likely to move out than similar residents of nongen- ignores or dismisses exclusionary displacement as simply 
trifying neighborhoods They were, however, more likely to succession and replacement. How we define the phenomenon 
move to lower-income neighborhoods. When differentiating matters for how we interpret the results.

displacement as small. The analysis does not include indepen
dent variables measuring public investment.

Other reasons fur the inconclusive evidence on the links

their analyses.
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Table 2. Quantitative Studies on the Relationship between Gentrification and Displacement.

Operationalization of 
Author (Year) Displacement Operationalization of Gentrification Key Findings

N/ANational 
Institute for 
Advanced 
Studies

Any nonvoluntary reason for 
moving except life cycle 
factors (i.e.. divorce)

One of four of the out- and intra-neighborhood 
movers were displaced. Displaced residents 
were more likely to be African American, less 
educated, poor, renters, elderly and living alone 
in comparison to in-movers and stayers 

Twenty-three percent of out-movers from 1978 
to 1980 were displaced. Crowding, frequency 
of previous moves, unemployment, and marital 
status predicted displacement 

Increases in the number of professionals Larger outflow than inflow of the working class 
and managers in the area

(1981)
N/ASchill, Nathan, Displaced residents because 

and Persaud rent was increased, were
(1983) evicted or landlord sold the 

house
Atkinson

(2000)

Loss of vulnerable populations 
(e.g.. working class, renters, 
and nonwhite)

into gentrifying areas

Vigdor,
Massey, and 
Rivlin (2002)

Any exit from a gentrifying zone Increases in educational attainment and
owner-occupied housing values

Housing turnover was greater in gentrifying 
zones. Low educational attainment predicts 
housing stability rather than turnover when 
interacted with location in a gentrified zone 

Poor households residing in gentrifying
neighborhoods were less likely to move than 
poor households residing elsewhere. People 
moving into gentrifying neighborhoods were of 
a higher socioeconomic status than those 
leaving

Rental inflation was a predictor of mobility, and 
displacement was higher in gentrifying as 
opposed to nongentrifying tracts. Poverty rates 
declined and educational levels increased for in
movers into gentrifying neighborhoods. Moves 
originating in gentrifying neighborhoods were 
more likely to end outside of the neighborhood 

Exit rates vary from 20 percent to 30 percent and do 
not differ significantly between gaining and 
nongaining neighborhoods. Entrance of higher- 
income homeowners and exit of low-income 
renters were an important source of income gains 

Higher exit of low education and retention of 
high-education households in gentrifying 
neighborhoods. In-movers into gentrifying 
tracts were more likely to be higher income, 
college educated, younger when compared to 
nongentrifying low-income tracts 

Low-income residents in gentrifying
neighborhoods were not disproportionately 
likely to move out. When less advantaged 
residents do move, they are more likely to 
move to lower income neighborhoods. In
movers to the gentrifying neighborhoods are 
likely to be of higher-income levels 

Gentrification explained only one of the four 
displacement geographies, while the other 
three were nongentrifying or pregentrifying 
contexts

over a three- to four-year 
period.

Freeman and 
Braconi 
(2004)

Exit rates of poor households Growth in white populations, rent, 
educational attainment, and median 
income in contrast to other New 
York City neighborhoods

Displaced residents for reasons Disinvested (less new housing stock), 
including downsizing, rent 
increase, eviction, divorce, or 
joining the arm forces

Freeman
(2005) low-income, central city tracts that 

experienced increased investment 
(housing price appreciation) and 
educational attainment

Neighborhoods experiencing a 5
percent gain in income relative to the 
metropolitan area

Ellen and 
O’Regan 
(201 I)

Two-year household exit rate

McKinnish, 
Walsh, and 
Kirk White 
(2010)

Exit rates of vulnerable 
population groups

Low-income tracts in 1990 where the 
average household income had 
increased by over US$10,000 in 2000

Ding, Hwang, 
and Divringi 
(2016)

Lower household income, growth in 
rent or home value, and increase in 
share of college-educated residents

Exit rates of low credit score 
residents

Sims (2016) Eviction rates Not quantified, eviction hot spot 
neighborhoods were contextualized 
and analyzed through literature

Note: N/A — not applicable.

Another key limitation is the lack of a consistent and clearly nongentrifying neighborhoods (i.e., Freeman 2005), others 
identified comparison group. While some argue for the com- believe displacement rates should be compared to more stable 
parison of poor gentrifying neighborhoods to poor neighborhoods (i.e., Newman and Wyly 2006). These
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comparison groups are important because they not only provide nuisance effects, and that proximity to public transit often leads 
a context against which to evaluate results but also reveal belief to higher home values and rents (Wardrip 2011).

Several literature reviews summarize research related to the 
home price premiums that come with proximity to transit. 
These premiums vary significantly. Cervero and Duncan 
(2004) find that the premium for home pnees ranged from 6 
percent to 45 percent. Diaz (1999) sets the range between 3 
percent and 40 percent. Meanwhile, Hess and Almeida (2007) 
find a maximum premium of 32 percent, although noting that 
some studies found no effect, while others found negative 
effects.

In a review of existing research on the topic, Giuliano and 
Agarwal (20 i0, 228) argue that “the literature does not estab
lish unambiguously whether or not rail transit investments get 
capitalized in property values.” They attribute inconsistent 
findings in part to differences in research methods and :n the 
local conditions. They note that transit systems have an appre
ciable impact on accessibility only where road networks are 
insufficient for handling travel demands (i.e., where congestion 
is severe).

Overall, the impact of transit on home values can vary 
depending on a number of mediating factors such as housing 
tenure and type, the extent and reliability of the transit system, 
the strength of the housing market, and the nature of the sur
rounding development (Wardrip 2011). In an area with a strong 
housing market and a reliable transit system, the price premium 
may be much higher than the average. Additionally, effects 
may vary for different stations within a single market. For 
instance, transit stations may have little or no impact on hous
ing prices in some neighborhoods but a significant impact in 
others (Wardrip 2011). Effects may also vary dependmg on the 
type of housing (single family or multifamily; Zhong and Li 
2016). Some studies have also found that transit expansion 
plans may drive increases in property values before any
thing is built (Knaap, Ding, and Hopkins 2001). Research 
suggests that heavy rail systems have a greater impact on 
property values than light rail systems. This is likely due to 
heavy rail’s greater frequency, speed, and scope of service 
as compared to most light rail networks (Brinckerhoff 2001; 
Landis et al. 1995).

systems about our understanding of how neighborhoods should 
function.

Finally, and perhaps due to the inherent difficulty of quan
tification, we found no quantitative studies that attempt to ana
lyze the scale of what Davidson (2009) might call “nonspatial 
displacement,” namely, the loss of social meaning, cultural 
practices, and social networks associated with gentrifying 
neighborhoods. Notably, we also found little or no attempt to 
identify the role of public investment in gentrification or 
displacement.

The Role of Publicly Financed Transit 
Infrastructure in Spurring Gentrification 
and Residential Displacement
The vast majority of research on the drivers of gentrification 
and displacement has focused on private actors and capital. 
However, the public sector can play an important role in neigh
borhood transformation through a number of avenues: invest
ing in physical infrastructure, structuring land use decisions, 
and incentivizing business location, to name a few.

This review does not include the impacts of all urban public 
investment ty pes, which can range from large-scale redevelop
ment projects to smaller-scale streetscape interventions. Nor do 
we look at the impacts of land use decisions (e.g., zoning) or 
other government interventions (e.g., tax abatements) that can 
shape the urban environment. Although important, such rela
tionships are currently understudied and therefore lack an exist
ing evidence base for us to review.

Instead, we review the existing literature on one type of 
public investment that has received increased attention: pub
licly financed rail transit. Just as urban renewal spurred gentri- 
fication and displacement in earlier decades, new transit 
investments in built-up urban neighborhoods have the potential 
to shape neighborhood change. Studies of the relationship 
between rail transit and neighborhood change take two forms. 
One set of studies takes advantage of readily available data on 
housing sales, housing values, new development, or renova
tions to quantify real estate appreciation. Another group of 
studies describe the relationship between transit and various 
indicators of gentrifying neighborhoods.

Rail Transit, Gentrification, and Displacement
Although the vast majority of the literature focuses on the 
impacts of transit on real estate value, a number of scholars 
are beginning to investigate the relationship between transit 
investments and gentrification, with an implied relationship 
to residential displacement. Even as these new studies are able 
to identify a connection between transit investment or transit 
proximity and gentrification, results conflict due to methodo
logical flaws and the failure to examine different forms of 
displacement (Rayle 2014). As Revington (2015) points out, 
even as this literature has begun to connect transit with neigh
borhood change, it often fails to operationalize gentrification 
fully. Viewed according to Smith (1982), a nexus of actors is 
coordinating transit investment to facilitate the movement of

Rail Transit and Real Estate Appreciation
Transit is a desirable neighborhood amenity because it can 
improve accessibility to jobs and other destinations. However, 
disamenity effects also exist from being “too close” to transit, 
including heightened noise, congestion, pollution, and traffic 
(Kilpatrick et al. 2007). Largely due to data availability, most 
empirical studies on the impact of transportation investments 
focus on changes o property values rather than land use, house
holds, racial transition, or cultural meaning (Landis et al. 
1995). Consensus across the literature suggests that the acces
sibility benefits of living near transit outweigh the potential
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capital and capture the profits as the value is capitalized into 
land. New transit systems become ammunition for cities mar
keting themselves in the global competition for capital. Yet, 
most of the studies to date have examined only one aspect of 
gentrification such as home price increases.

Much of the research relating transit investments and gen- 
tnfication stems from efforts to aid activists and governments 
to better understand, predict, and plan for neighborhood 
change. One of the earlier iterations of work predicting gentri
fication is a presentation by researchers from the Urban Insti
tute (Turner and Snow 2001). Analyzing data for the 
Washington, DC, area, they identify the five leading indicators 
as predictive of future gentrification (defined as sales prices 
that are above the district’s average) of low-income areas, 
including good metro access. In a Dukakis Center for Urban 
and Regional Policy report, Pollack, Bluestone, and Billingham 
(2011) affirm that transit can be a catalyst for neighborhood 
renewal, noting that such accessibility improvements could 
potentially “price out” current residents because of rising prop
erty values and rents. They find increases in rents, household 
incomes, and vehicle ownership near transit in twelve US cit
ies. Similarly, Kahn (2007) looks at fourteen US cities with 
transit systems that expanded from 1970 to 1990 and finds that 
transit-adjacent census tracts experienced disproportionate 
increases in property values and educational attainment. Focus
ing on changes in median household income, Barton and Gib
bons (2017) show that nearby subway stops are a significant 
predictor for income growth but are secondary to many other 
factors Deka (2016) analyzes changes in home values, rent, 
and race/ethnicity near rail transit in New Jersey, finding sig
nificant positive impacts only on home values. A qualitative 
analysis of a new transit line in suburban Vancouver finds that 
the state support of densifying neighborhoods near transit 
threatened the housing stability of disadvantaged residents 
(Jones and Ley 2016).

Other studies adopt more complex definitions of gentrifica
tion. In an analysis of two Swiss cities, Rerat and Lees (2011) 
look specifically at “new build gentrifiers” who live in new 
developments near transit, finding that they disproportionately 
value the proximity and connectivity in their new neighbor
hoods In a study for the Association of Bay Area Govern
ments, Chappie (2009) adopted Freeman’s (2005) definition 
of gentrifying neighborhoods. She shows that a number of 
socioeconomic, locational, and built environment variables, 
including proximity to rail transit, predicted gentrification.

Increasingly, researchers are not just looking at a neighbor
hood's proximity to transit but pinpointing the timing of the 
transit investment and analyzing subsequent neighborhood 
changes. Thus, using a survival analysis, Grube-Cavers and 
Patterson (2015) show that proximity to rail transit is positively 
and significantly related to the onset of gentrification in 
Toronto and Montreal, but not Vancouver, perhaps because 
gentrification in that city was already advanced.

Over time, gentrification is spreading away from down
towns. A recent study of Los Angeles and San Francisco ana
lyzes gentrification and displacement separately, finding that

transit proximity plays a significant role but depending on 
when it is implemented and its location within the metropolitan 
region (Chappie et al. 2016). This study is the first to analyze 
different dimensions of displacement, including the loss of 
low-income residents, the loss of affordable housing, and the 
exclusion of low-income in-movers, in relation to transit.

Conclusions: Toward a Research Agenda 
on Gentrification, Displacement, and Public 
Investment
Scholarly interest in the relationship between investment and 
displacement dates back to the 1970s, in the aftermath of urban 
renewal. More recently, a new wave of scholarship examines 
gentrification, primarily in strong market cities, and its rela
tionship to public investment, particularly in transit. The results 
cf these studies are mixed due, in part, to methodological 
shortcomings.

Despite the US context of growing income segregation, 
residential and commercial gentrification is occurring in 
lower-income neighborhoods, transforming the meaning of 
the neighborhood. Although researchers experience severe 
data and analytic challenges in measuring the extent of 
displacement, most studies agree that gentrification at a 
minimum leads to exclusionary displacement and may push 
out some renters as well, while others manage to stay. 
Although early research on neighborhood change tended 
to underemphasize the role of the state, more recent work 
has identified an impact of public investment in the form of 
fixed-rail transit

To better address the needs of policy makers, community 
activists, and researchers alike, there is an urgent need to 
improve the body of research related to public investments, 
gentrification, and displacement. In some cases, this will 
require new data sets and methods, whereas in other cases, it 
will involve more qualitative methods and consistent measures. 
Here, we outline some questions to guide future research.

(1) How do different types of public investments influence 
not oniy neighborhood change but also residential and 
commercial displacement?

Does the type or quantity of investment matter? 
What are the displacement impacts of different 
forms of public investment and action, not only 
fixed-rail transit but also streetscape improve
ments and rezoning, among others?
How does timing matter from early planning 
phases to investment and implementation?
What is the impact of market rate versus subsi
dized housing production at the neighborhood 
and regional scale?

How do public investments impact commercial change, 
specifically related to small businesses, employment 
patterns, affordability of goods and services, and change 
in clientele? How does this relate to residential change?

(a)
(b)

(c)

(d)

(2)
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(3) What are the social, economic, and health impacts of 
gentrification and residential displacement?

(4) What can planners and policy makers do to mitigate 
residential displacement? Which types of antidisplace
ment strategies are most effective?

As this article highlights, drawing the analytical distinction 
between gentrification and displacement is critical to advan
cing methodological and theoretical approaches. Until the 
methodological challenges and these additional research ques
tions are addressed, empirical research on gentrification and 
displacement will only have limited application in policy mak
ing and urban planning efforts to stabilize neighborhoods and 
prevent residential displacement.
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displacement belong to upper-income groups, 
particularly the one percent. Where uneven 
development previously spread profit across 
residents of different income levels, now the 
gains accrue mostly to the few who supply lux
ury housing to a high-income niche.

In the less affluent areas of U.S. cities, when 
neighborhoods revitalize, observers have long 
chalked it up to gentrification. The popular 
image is of an influx of “gentry”—solidly mid
dle class and especially upper-middle class— 
which has transformed a poor or working-class 
area of the central city into a middle-class 
enclave. The losers of the process are the dis
placed, while the winners include those who 
benefit from the new profitability of these 
areas: some new residents and some existing 
residents, but most of all those who stand to 
benefit from the accumulation of capital in 
entire neighborhoods—large financial institu
tions and the cities themselves.7

How might we characterize this phenomenon 
in the twenty-first century, when a weakened 
middle class lacks the wherewithal to spur 
wholesale transformation, and in any case, the 
central city no longer has many working-class 
neighborhoods left to gentrify? In the past, gen
trification was clearly related to the dynamic of 
uneven development—the devaluation of capi
tal and the subsequent shift of accumulation 
processes into devalued neighborhoods. But 
now, even this uneven development process 
seems less pronounced at first glance, as the ini
tial “rent gap” has long since been recaptured.3

Thirty years ago, theorists had already 
pointed out that gentrification is a “chaotic con
ception” that masks complex multiple pro
cesses; gentrifiers are a diverse set, often 
including households that look quite similar to 
the displaced.4 Yet arguably, there is increasing 
coalescence now around one particular pattern: 
The only households truly insulated from

While the dynamic of uneven 
development pressures policy 

makers to prioritize new 
construction, policies focused on 

labor and income ... might be more 
effective.

At the core of this displacement crisis is 
income inequality driven by declining real 
wages—in other words, a labor question brought 
on by the reorganization of work. What is widely 
viewed as a housing crisis, then, is actually an 
income crisis.5 Framing it as a housing crisis 
leads to building more housing supply in the 
central city to alleviate market pressures. This 
approach well suits the financial and develop
ment industry, as overbuilding in the suburbs in 
the 2000s, and the subsequent foreclosure crisis, 
has made it challenging to realize significant 
profit in the suburbs. It may not, however, miti
gate the displacement pressures on central city 
neighborhoods.6 While the dynamic of uneven 
development pressures policy makers to priori
tize new construction, policies focused on labor
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and income—including buman capital develop
ment, wage subsidies, targeted business assis
tance, and/or preservation of industrial 
land—might be more effective.

much the causes of gentrification but whether it 
led to displacement. Most of this research has 
found that exclusionary displacement is occur 
ring in gentrifying neighborhoods: in -movers 

A case in point is that of the San Francisco are wealthier, whiter, and of higher educational 
Bay Area. San Francisco has experienced an attainment and out-movers are more likely to be 
extremely tight housing market in recent years renters, poorer, and people of color.9 This 
due to strong job growth in the tech industry research also consistently shows that rent 
and changing housing preferences, among other appreciation and high-rent burden (relative to 
factors. The patterns in the San Francisco income) predict displacement, but that gentrifi- 
housing market are generally similar to those in cation per se does not. Instead, a number of 
other strong market regions such as New York, studies have shown that various types of dis- 
Boston, Denver, and Washington, D.C., except placement pressures, such as landlord liarass- 
that the peaks and troughs of its real esiate ment ana uncertainty associated with the 
cycles make it an extreme case. planning of new public infrastructure, as well 

as the variety of displaced households, are not 
captured well by census and housing survey 
data.

Revisiting the Debates: 
Gentrification and Displacement

1C

Insightful as this research is, by focusing 
The long-standing debate over the causes of only on gentrification, it offers a narrow lens 
gentrification offers lessons that are still rele- that misses the bigger displacement crisis. Only 
vant today.8 The demand-side school, repre- by shifting the focus fiom certain neighbor- 
sented mostly by geographers and sociologists, hoods to the nature of advanced capitalism 
claimed that gentnfication was caused by itself does the full crisis of displacement come
demographic factors that drove increased into view. As urban studies professor Damaris
demand for urban residences, a changing eco- Rose highlighted some thirty years ago: “The 
nomic base that created a large number of social and spatial restructuring of labour pro
white-collar jobs in the city center, and the cesses are shaping and changing the ways that
mainstreaming of an urban aesthetic pioneered people and labour power are reproduced in cit- 
first by artists and alternative households. The ies.”11 She identified a transformation that was 
supply-side school, represented largely by characterized by the loss of manufacturing jobs, 
Marxist geographers, in contrast, held that gen- decline of labor unions, and reduced ]ob secu- 
trification is dnven by capitalist interests, espc- rity, and that continues today with stagnant or 
daily property owners and the real estate and declining wages in both the private and public 
financial industries, profiting from a cycle cf sectors and declining upward mobility. At the 
disinvestment and reinvestment in land and same time, this transformation is producing dif- 
property and capitalizing on the rent gap ferent kinds of gentrifiers. A new division of 
Facilitated not just by private capital invest- labor produces high-end workers with new 
ment, but also by public policy and investment, demand for urban housing, while the rise of 
the return of capital from the suburbs to the city low-wage and informal work, self-employment, 
chives gentrification, the change in neighbor- contingent work, and unconventional career 
hoods is the spatial manifestation of the restruc- ladders helps foster the rise of alternative 
fining of capital accumulation, in a process of households and non-nuclear families, 
uneven development. Interestingly, this initial 
debate generally equated gentrification with themselves excluded from traditional middle- 
displacement, without interrogating the rela- class housing markets. Householders with multi

ple jobs or employed women with children 
It was not until the twenty-first century that looking for a central location end up becoming 

the economists and urban planners began displacers themselves, either because they are 
weighing in. For most, the key issue was not so priced out of their previous urban neighborhoods

Many of these service economy workers find

tionship further.
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or because work-life complications make conven- need for affordable housing. Yet, even as the
tional suburban hfe impossible. In other words, need grows, the amount decreases, as high-
rather than resulting from lifestyle choices, or income households occupy the older housing 
even housing market dynamics, gentrification stock that used to trickle down. And the income 
serves as a coping strategy for the social problems inequality of today—made worse by the eco
incumbent in advanced capitalism: the challenges nomic “recovery” from the Great Recession— 
of making daily schedules and budgets work is reshaping the map of displacement, as the
despite poor job quality and city transportation case of the San Francisco Bay Area illustrates, 
systems designed for a commute by a sole bread
winner head of household. Twenty-First Century 

Displacement in the San 
Francisco Bay Area
The San Francisco Bay Area illustrates the 
breadth of the displacement crisis, the role of 
increasing income inequality, and the push for 
new housing supply as the solution. The Urban 
Displacement Project provides a typology anal
ysis that characxcrizes Bay Area neighborhoods 

Gentrification, then, is just one symptom of a (census tracts) according to their experience of 
much larger crisis. From the onset of the gentrifi- gentrification and risk of displacement.14 This is
cation studies, researchers failed to examine a based upon a gentrificaiion index (defined as a 
wide array of causes—of both gentrification and vulnerable neighborhood with disproportionate 
displacement—and looked only at short time growth in above-median-income, college-edu- 
trames that could not capture the entirety of cated households, as well as disproportionate
change. That story is told elsewhere, here, it will investment in the form of housing pnee appre-
suffice to point out that how the crisis is framed— ciafion, and/or market-rate construction),
narrowly or broadly, short or long term -matters However, it looks at not just gentrification but
because it leads to different policy implications.1' also displacement, which is measiired by three 
If the issue is that there is not enough central city different proxies: the loss of low-income house
housing to accommodate demand, then the solu- holds, the loss of naturally occurring affordable 
tion is to ouild more housing in those neighbor- housing, and/or the declining in-migration of 
hoods But if it is that low- and moderate-income low-income residents.15 The Uiban Displacement 
households are not able to find and stay in housing Project divides the Bay Area region into iow- 
anywhere, then it is an income crisis, necessitat- income and moderate-high income census tracts 
ing intervention in the labor market. On one hand, to capture the displacement pressures not just in 
this means ensuring that workers are earning a gentrifying neighborhoods, but also in non-gen- 
“housmg wage,” enough to cover rent without trifying neighborhoods that are also losing or 
spending m ore than 30 percent of their income on excluding low-income households. The analysis 
housing costs.13 On the other hand, it means safe- shows that displacement risk is not just in low- 
guarding the middle-wage, low-skill jobs left in income neighborhoods, but in moderate- to 
the city—those paying a living wage for workers high-income neighborhoods as well (Figure 1). 
without a college degree—whether through Overall, just over 10 percent of Bay Area 
strengthening unionization, providing targeted households (a total of more than 265,000) live 
business assistance, or protecting industrial land. in neighborhoods that are undergoing gentrifi- 

For the typical worker, wages in real terms cation or have gentrified already. From 2000 to 
are now below what they were in the late 1970s, 2013, the nine-county region has lost almost
when many of these studies were taking place. 105,900 naturally occurring affordable housing 
Arguably, the working class of today includes units—but just 12 percent of these were located 
the middle class, putting further pressure on the in gentrifying neighborhoods, such as those

... Rather than resulting from 
lifestyle choices, or even housing 
market dynamics, gentrification 
serves as a coping strategy for 

the social problems incumbent in 
advanced capitalism ...
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Figure I. Distribution of displacement/gentrification types—San Francisco Bay Area. 
Source. Calculations by the author.
Note. MKI = moderate- to high-income neighborhood; LI = low-income neighborhood.

near downtown San Francisco and Oakland. 
Overall, the region lost 49,000 low income 
households, but just 13 percent were displaced 
from gentrified neighborhoods. In fact, though 
53 percent of low-income households lived in 
neighborhoods at risk of or already experienc
ing displacement pressures, more than half of 
those neighborhoods are moderate-to-high 
income areas. In other words, due to price 
increases either low-income households can no 
longer afford to live in these areas, or they aie 
excluded from moving in when units formerly 
inhabited by low-income households become 
available. This phenomenon is occurring par
ticularly among communities of color, espe
cially Latinos.

high-income households moved in (Figure 2). 
However, the entire region experienced a net 
loss of moderate-income households (a total of 
3 6,000). At the same time, rent burden increased, 
not only for low-income households but house
holds in general, especially in gentrified neigh
borhoods (Figure 3). Meanwhile, much of the 
region saw middle-class households replaced by 
lower- and upper-class households (Figure 4). 
Taken together, these patterns suggest the 
breadth of displacement processes and the 
impact of the loss of the middle class.

Particularly in the Bay .Area then, one would 
expect the policy response to the displacement 
crisis to be multipronged, with interventions to 
improve incomes, preserve housing affordability, 
and build new supply.7 Instead, there has been a 
steady drumbeat of demands to increase housing 
supply, encapsulated ably in the title of a 2016 
New York Times article: “In Cramped and Costly 
Bay Area, Cries to Build, Baby, Build, 
arguments come not just from pro-growth groups 
like the San Francisco Bay Area Renter’s 
Federation and San Francisco Planning and 
Urban Research, but also reach up to the state, 
where the Legislative Analyst’s Office has 
released several reports advocatmg dramatic 
increases in housing supply to ease price pres
sures, and the governor has suggested allowing 
more housing development by right, that is, 
without requiring approval for individual

... [T]he income inequality 
of today—made worse by the 
economic “recovery” from the 

Great Recession—is reshaping the 
map of displacement...

„18 The

Not only is displacement occurring in all 
types of neighborhoods, but it occurs dispropor
tionately to moderate-income households. 
Overall, the region gamed in both high- and 
low-income households from 2000 to 2013; 
though gentrified neighborhoods gained both 
income groups, a disproportionate share of
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Figure 2. Change in households, gentrified versus all neighborhoods, 2000 to 2013—San Francisco Bay 
Area.
Source. Calculations by the author.
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Figure 3. All rent-burdened and low-income rent-burdened households, gentrified versus all 
neighborhoods, 20C0 and 2013—San Francisco Bay Area.
Source. Calculations by the author.

proj ects.19 Blocking more development are a w ell- 
established set of barriers: NlMBYism, the envi
ronmental review process, restrictive zoning reg
ulations, and slew permitting processes. The 
pro-development point of view dominates the 
national conversation as well. A quick search of 
the top twenty-two urban blogs in the United 
States and United Kingdom yields thirty-eight 
articles focused exclusively on the housing 
affordability crisis; of these, twenty-nine mention 
housing production as the solution, while twenty- 
two focus on preservation (sixteen mention

both).lJ Even the White House’s recent Housing 
Development Toolkit calls for eliminating the 
barriers to housing production—without provid
ing any evidence of a shortage in supply.

Yet, we might ask whether there is actually a 
widespread shortage of housing. In fact, in the 
aggregate, housing construction nationwide is 
well aligned with household growth, due in part 
to slow household formation in recent years. 
Just under ten years ago, when the housing 
market collapsed, there was actually a glut of 
vacant homes: both rental and homeowner

2!

22
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Figure 4. Decline of the middle class—Sar> Francisco Bay Area sub-regions. 
Source. Adapted from California Budget and Policy Center, 2016. 6

vacancy rates hit historic highs. In the decade 
of the 2000s in the Bay Area, developers built 
almost twice as many units than were needed 
for new households (Figure 5)—albeit mostly 
in the wrong places, outlying suburbs. In the 
future, surpluses may return, as aging baby 
boomers leave their single-family homes for 
more efficient living arrangements.7' In the 
long run, do we really need market-rate housing 
produced at a faster rate? Perhaps, instead, we 
need to revisit the rules of the game, once again, 
to ensure that the core areas where we need 
housing most remain affordable in the face of 
rising income inequality.

35.000
30.000Wl

~ 25,000
M ™,000
~ 15,000 
o 10,000

5,000

■ Household 
growth 

Actual 
production

- -

a0
1980s 1990s 2000s

Figure 5. Household growth and actual housing 
production by decade—San Francisco Bay Area. 
Source. Calculations by the author.

we currently have a glut of ultra-luxuiy apart
ments/1 This new construction will take genera
tions to filter down to those in need of affordable 
housing, and in any case, massive amounts of 
construction would be needed to have any level
ing effect on housing prices.

It is precisely because of the high land costs in 
the urban core that developers increasiug’y are 
pressuring cities to rezone industrial land for resi
dential use Ironically, in many cities, this land 
houses the most significant concentrations of 
middle-wage jobs. A study of industrial land in 
the Bay Area I conducted for the Association of 
Bay Area Governments found that in 2011, mid
dle-wage jobs (paying $18 to $30 per hour, and 
employing workers without a college degree) 
counted for a near majority (44 percent of jobs on 
industrial land, compared with just 27 percent of

• • • fWJe need to ... ensure that the 
core areas where we need housing 
most remain affordable in the face 

of rising income inequality. 26

There is little question that major cities such as 
San Francisco, New York, and London have not 
built enough housing to meet demand for central 
city living. But this does not necessarily mean that 
these cities can build their way out of the problem 
today.24 The cost—of a minimum of $500,000 for 
an eight hundred square foot unit in a city like San 
Francisco, with land costs accounting for just one 
fourth of the total—means that in the absence of 
subsidy, it is only profitable for developers to 
build for the high end of the market, which is why

i
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Figure 6. Wage distribution of jobs on industrial land in 2011 and 2040, compared with the wage 
distribution for all jobs—San Francisco Bay Area, 2010.
Source. Calculations by the author.

all jobs in the region; Figure 6). Projections to 
2040 suggest that this regional concentration will 
remain stable—unless the land is converted to 
residential. Ironically, the pressure to build more 
housing may actually result in the conversion of 
the land with the greatest concentrations of jobs 
paying a “housing wage.

Viewing the crisis through the lens of uneven 
development helps explain the continued push to 
build. Changes in how the country’s major finan
cial institutions underwrote mortgages facilitated 
capital accumulation m the suburbs, leading to 
overbuilding. With diminishing returns, develop
ers returned to the city, where they found profit
ability in the market for luxury apartments. If 
current patterns—land costs, construction costs, 
and so on—do not change significantly, building 
central city housing for the working and middle 
class will never be profitable. Thus, relying exclu
sively, or even mostly, on a supply strategy is nei
ther viable nor necessary.

Housing prices have risen much faster than 
incomes, particularly in strong market regions 
such as New York, and m regions with high- 
income inequality, low-income households find 
housing less affordable.29 Had incomes kept up, 
the crisis would have been significantly (though 
not fully) mitigated. Yet thrs perspective is largely 
absent from the debate on the housing crisis Of 
the above-mentioned thirty-eight national blogs 
focused on the housing crisis, just thirteen framed 
it as an income crisis, and only one mentioned 
intervening in the labor market (e.g., tc improve 
wages) as a solution. Of those that mentioned 
income, mest highlighted the plight of low- 
income households and millennials trying to enter

28

the housing market; there was little mention of the 
challenges faced by the middle class.

It makes little sense to dedicate 
resources to saving housing without 
also ensuring the buying power of 

workers.
„27

It is time to start thinking more creatively 
about policy. The hottest neighborhoods are 
losing naturally affordable housing units—and 
their low- and moderate-income occupants— 
much faster than they can build replacement 
housing. Many creative approaches to housing 
preservation are emerging, and offer potential 
to house more households at lower cost than 
new housing production.30 But why not con
sider how to preserve residents' incomes at the 
same time? It makes little sense to dedicate 
resources to saving housing without also ensur
ing the buying power of workers.

It is not hard also to envision how the 
$500,000 that builds a new housiug unit might 
be more fruitfully employed in strategies that 
enhance resident income: frill college scholar
ships for five students, wage subsidies to bring 
thirty minimum wage workers up to living 
wage for a year, wages and benefits for five 
elementary school teachers, finance capital for 
five minority-owned start-ups, or industrial 
space for a handful of expanding businesses. 
Only when we start to think more holistically 
about our housing crises will we be able to pro
tect our communities from the inequality that is 
displacing us.
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The Income Needed to Pay Rent in the Largest U S. Cities - 
2017 Edition
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Living in a big city can be fun. But almost everything in a big city tends to be more expensive, from meals 

out to groceries to morning coffee. And housing is often the most expensive part of living in a city. Below 

we look at data on rents in 15 major U.S cities and estimate how much you would need to earn in order to 

afford a two-bedroom apartment.
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In order to determine now much income you need to earn to pay rent, SmartAsset analyzed average rent 

data ana compared it to the Department of Housing and Urban Development’s affordability threshold. To 

see where we got our data and how we put it together, read our our data and methodology section below.

5 Question Quiz Matches You with Financial Advisor
This quiz matches you with the right financial advisor in your area in minutes.

St

Key Findings
• Costly California - According to our data, there are 15 cities in the U.S where you need to earn at 

least $100,000 in order to comfortably afford the average two bedroom apartment, fen of these cities 

are in California, with the Bay Area leading the way.

• Affordable Midwest - In some cities, especially in the Midwest, you don’t need to make a ton to live 

alone in a spacious abode. In Toledo, Ohio, for example, we found that in order to afford the average 

two-bedroom dwelling you need to earn just under $29,000 per year. This may be within reach for 

many residents as Census Bureau data shows the median individual in Toledo is slightly below 

$22,000.

This is SmartAsset’s third annual study on the income needed to pay rent. Read the 2016 version here.

https.//snMrtassel.com/financial-advisor/the-safe-and-easy-way-to-find-the-nglU-rinancial advisor 2/15
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NCOME NEEDED TO PAY RENT
Hi

,

CITY INCOME

© SAN FRANCISCO. CA $ 179,529 

@ NEW YORK, NY 

© BOSTON, MA 

@ LOS ANGELES CA 

© WASHINGTON, DC

$ 164,614 

$ 135686 

$ 109.543 

$ 103.543 

$ 96.600 

% 86,786 

$ 73.800 

$ 67,371 

$ 61.329 

$ 53.914 

$ 51,600 

$ 46,629 

$ 46,586 

$ 41,057

© CHICAGOJL 

(t) SEATTLE, WA Q
%© MIAMI. FL

© PHILADELPHIA, PA 

® RIVERSIDE. CA 

® ATLANTA. GA 

® DALLAS, TX 

© HOUSTON, TX 

© DETROIT, Ml 

(§) PHOENIX, AZ

w

‘Incomes are based on the average fair market rent for an available two-bedroom apartment In each city, 
assuming a 28% rent-to-lncome ratio.

San Francisco, California - $179,529

San Franciscans are familiar with paying high rents According to our data, in order to comfortably afford 

rent on the average two-bedroom apartment in San Francisco you need to earn $179,529. That’s $15,000 

more than the income you’d need in New York City. Only 31% of SF households make more than $150,000 

per year.

New York, New York - $164,614

https://smartasset.com/financial-advisor/the-safe-and-easy-way-to-lind-the-righi-financial-advisor 3/15
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apartment, you will need to bring home $164,614 annually. Of course, rent is not the only thing that’s 

expensive in New York, so saving as much as you can on housing is important.

Boston, Massachusetts - $135,686

To comfortably afford the rent on the average two-bedroom apartment in New York’s Northeast rival 

Boston, you will need to have a spare $3,166 per month. But you can’t spend ah your money on rent, so in 

order to pay for that apartment and live comfortably, you’ll need to earn around $11,307.14 per month, or 

$135,686 per year.

Los Angeles, California - $109,543

Angelenos looking to afford a two-bedroom apartment will also need to earn in the six figures. According to 

our calculations, they need to earn around $109,543 per year to pay for tne average two-bedroom 

apartment in L.A. without being housing cost-burdenea.

Washington, D C. - $103,543

Washington, D C is the last big city on our list where you’ll need to earn at least $100,000 to rent a couple 

of rooms If you enjoy living near the capital but $103,000 is too rich for your blood, consider looking to rent 

in Alexandria. Rent for the average two-bedroom there is $1,788 per month, meaning you wili need to earn 

around $76,000 to comfortably afford it.

Chicago, Illinois - $96,600

Rents in the Windy City could blow you away. To comfortably pay for the average two-bedroom apartment 

in Chicago, you will need to earn at least $96,600 per year. If you can’t afford that or don’t have buddies in 

the local area to split it with, consider moving out to Naperville. To afford the rent on tne average two- 

bedroom apartment in the suburb of Chicago, you will only need to earn $63,857.

Looking to calculate your potential monthly mortgage payment? Check out our mortgage calculator.

Seattle, Washington - $86,786

If you’re thinking about moving to Seattle, you’re not the only one. From 2000 to 2015 Seattle's population 

grew by 100,000. AN this growth may have created a competitive rental market. In order to comfortably

https://smartasset.com/financial-advisor/the-safe-and-easy-way-to-find-the-right financial-advisor 4/15
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But once you live in Seattle, or anywhere in Washington state, you’ll get a bit of a break on your taxes, as 

Washington does not have any income tax.

Miami, Florida - $73,800

Our tour of the rental housing market goes from rainy Seattle to sunny Miami. Residents here can get their 

hands on the average two-bedroom apartment while earning $73,8C0. This makes Miami the most 

expensive city to rent in Florida.

If you like the Miami vibe but not the Miami rent prices, you could consider getting a roommate. If not, 

Hialeah, Florida could be a good option. We estimate you would need to earn around $13,000 less to live in 

a two-bedroom in Hialeah than you would in Miami.

Philadelphia, Pennsylvania - $67,371

Philadelphia Is known for a being a relatively affordable big city. For example, if the average Philadeiphia 

resident wanted to save for a down payment on the average nome it would only taxe them 3.8 years of 

saving. That compares very favorably to other cities like New York or Los Angeles, where saving up for a 

down payment on the average home would take over nine years

Our data suggests that if you want to comfortably afford the average two bedroom apartment in the City of 

Brotherly Love, you’d need to bring home $67,371 per year.

Riverside, California - $61,329

At an estimated annual income of $61,329, Riverside is one of the more affordaole options for renting In 

California. You would need to earn $40,000 less to rent the average two-bedroom here than you wouid in 

los Angeles, which is a mere 50 miles to the west.

Atlanta, Georgia - $53,914

Rent is very reasonable in Atlanta. A two-bedroom apartment will only set you back just over $1,200 a 

month on average. In older to comfortable afford that, we suggest an annual income of around $54,000 

per year.

nttps.7/smartassei.com/financiai-advisor/the-safe-and-easy-way-to-find-the-right-financial-advisor 5/15
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need to earn $54,857 per year. That’s roughly $1,000 more than you would need to earn In Atlanta,

Dallas, Texas - $51,600

Rent is generally affordable in Texas and Dallas is no exception. According to our data, a person earning 

$51,600 per year may be able to comfortably afford the average two-bedroom apartment. So if you’re 

earning more than that in Dallas, maybe you can squirrel away some additional funds into your 401x or IRA.

Houston, Texas - $46,629

Housing in Houston is slightly less expensive than it is in Dallas. In order to comfodably afford the average 

two-bedroom apartment in the Magnolia City, we recommend earning about $47,000 per year. However the 

average two-bedroom apartment may be unaffordable for the typical Houston earner. U.S. Census Bureau 

snows that the average Houston resident earns just under $26,000 per year.

Detroit, Michigan - $46,586

Detroit has some of the lowest rent prices among the nation’s largest cities The average two-bedroom 

apartment in Motor City will only set you back $1,087 per month. In order to afford that and not be housing 

cost-burdened, you will need to earn just over $46,000

Phoenix, Arizona - $41,057

Phoenix rounds out our list. Real estate in the Phoenix area is quite afforaable, at least compared to some 

other big cities. In a past study we found that Phoenix had one of the lowest incomes needed to afford 

mortgage payments.

In terms of rent, we see that once again Phoenix is one of the more affordaole big cities In the country, To 

afford the average two oedroom apartment in the Valley of the Bun, you need to earn just over $41,000.

https://smartaiSet.com/financial-advisor/the-safe and-easy-way-to-find the right financial-advisor 6/15
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BY THE (1-2 3 , NUMBERS

INCOME NEEDED TO PAY RENT
IN AMERICA'S LARGEST CITIES

City Average 2-Bedroom Rent Income Needed

$ 4,189San Francisco, CA $ 179,529

$ 3,841New York, NY $ 164,614

$ 3.166 $ 135,686Boston, MA

$ 2,556 $ 109,543Los Angeles, CA

$ 2.416Washington, DC $ 103,543

$2,254Chicago. IL $ 96,600

$2,025 $ 86,786Seattle, WA

$ 1,722Miami, FL $ 73,800

$ 1,572Philadelphia, PA $ 67,371

$ 1,431 $ 61,329Riverside, CA

$ 1,258 $ 53,914Atlanta, GA

$ 1,204Dallas, TX $ 51,600

$ 1,088 $ 46.629Houston, TX

$ 1,087 $ 46.586Detroit, Ml

$ 958Phoenix, AZ $ 41.057

"Incomes are based on the average fair market rent for an available two-bedroom apartment in each city, 
assuming a 28% rent-to-income ratio,

Data and Methodology
nttps://sraartasset.com/financ':al-advisor/the-safe-and-casy-way-to-find-the-righi-financial-advisor 7/15
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housing cost-burdened. We decided that in order to comfortably afford rent, residents should spend no 

more than 28% of their income on housing.

We then gathered data on average rent prices for a two-bedroom apartment in 242 cities across the 

country'. To come up with our final income number we calculated how much someone would need to earn 

in each city in order to pay only 28% of their income on rent for the average two-bedroom apartment. Fern 

the purposes of this article we focused on 15 of the largest cities in the country.

Data on two bedroom rents comes from Rentcafe.com and is from January 2017.

Questions about our study? Contact us at press@smartasset.com.

Photo credit: ©iStock.com/monkeybusinessimages

DEREK MILLER, CEPF®

Derex Mi'ler is a graduate of the University of Edinburgh where he studied economics He is passionate about using data to 
help people make better financial decisions. Derek is a Certified Educator in Personal Finance® (CEPF®) and a memoer of tne 
Sodety of American Business Editors and Writers. He is a data journalist whose expertise is in finding the stores within the 
numbers. Derek's writing has been featured on Yahoo, AOL, and Huffington Post. He believes the biggest financial mistake 
people make is waiting too late to save for retirement and missing out on the wonders of compounding interest. Derek lives 
in Bmoklyn.
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Investing is never easy, and trying to figure everything out on your own can be incredibly stressful. That's 

why many people hire a professional financial advisor who understands the market and can make smart 

investment choices for you. But the tough part is finding someone you actually trust, that understands your 

long term financial goals. SmartAsset has built a way to address this problem, making it easier than ever to 

find the right financial advisor who understands the market and can help you achieve your financial goals. 

Of course, it’s easy to be skeptical about finding a financial advisor online, so here’s everything personal
https://smartasset.com/financial-advisor/the-safe-and-easy-way-to-find-the-right-financial-advisor 10/15
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investors need to know about our SmartAdvisor matching program.

5 Question Quiz Matches You with Financial Advisor
Tnis quiz matches you with the right financial advisor in your area in minutes

St

How does SmartAsset find the right advisor?
When you visit the SmartAsset site, you’re invited to answer a series of questions. The questionnaire only 

takes a few minutes, and helos provide a better idea of when you want to retire and how comfortable you 

feel with investing. You’ll be asked about your current assets and income, so you can be confident you’ll 

find an advisor who can give you the right guidance.

After completing the survey, you’ll provide an email address and phone number. You’ll be matched with up 

to 3 recommended advisors based on your oortfolio and investing needs, and you’ll gain access to a short 

bio of each potential advisor. Before you make your choice, you’ll even be able to talk with each advisor by 

phone, to make sure you feel confident they’re the right choice fo.K you. If you don’t feci any o( the options

tittp3://s:nartasset.com/financial-advisor/the-safe-and-easy-way to-find-the-right-financiai-advisor 11/15
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informed decision.

Is my information secure?
SmartAsset is careful to keep all information secure. You’ll only be asked for your name, phone number, and 

email so you can be out in touch with potential advisors. This gives you the chance to screen each potential 

advisor individually and establish the relationship on your terms. There is no fee to connect with the advisor 

and no credit cards or credit checks are required.

What types of investments will I be able to get advice on?
The SmartAdvisor network is a diverse group of financial advisors that can help with everything from 

investing in standard ETFs and large cap stocks, to more complicated proaucts and less recognizable 

equities. Whatever your preferred investment style is, the SmartAdvisor service can find someone with the 

right experience to heip you pian for a more comfortable retirement.

How do I know I’m getting an experienced advisor?
SmartAsset carefully vets the SmartAdviso1' network to ensure each advisor is properly registered and 

meets strict criteria for responsible client service. All registered investment advisors in SmartAsset’s 

network are fiduciaries, so you know they’re putting your best interests first. This is key to finding an advisor 

you can trust. The primary goal of all advisors witmn the SmartAdvisor network is to ensure you get reliable 

advice from an experienced professional.

Whether you’re saving for your child’s college tuition, for your own retirement, or to take the family on a 

vacation to Europe, finding the right advisor with SmadAsset’s SmartAavisor matching service will help you 

achieve your goals through expert guidance Maraging money can be a challenge, but we’re making the 

process of finding the right advisor easy and safe.

Find your financial advisor.

DEREK SILVA, CEPF®

Derek Silva is determined to make personal finance accessible to everyone. He writes on a variety of personal finance topics 
for SmartAsset, serving as a retirement and credit card expert. Derek is a member of the Society of American Business 
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Many downtown luxury apartments sit empty
Paul Davidson. USA TODAY Published 1:32 p.m. ET Aug. 15,20161 Updated 10:39 a.m. ET Aug. 16, 2016

■ m t
Apartment building owners are struggling to rent many of the luxury units that have flooded downtowns across 
the country in recent years even as a relative shortage of multifamily homes in the suburbs has driven up rents.

!l!
Since 2012, the nation's supply of apartments has swelled 16.6% in central business districts and 13.5% in 
“secondary core” areas surrounding the downtowns, but just 5.5% for mid-priced suburban units, according to 
real estate research firm CoStar.

The downtown building frenzy has been well-publicized as developers cater to Millennials, among other age 
groups, who have streamed into revitalized cities to be closer to amenities, nightlife and a car-free lifestyle. The 

CoStar data, however, shows that builders may be putting up too many apartments — most of which are at the high end of the market— in the urban 
hubs and not enough in outlying areas.

(Photo: JUSTIN LANE, EPA)

Over the past four years, the vacancy rate in downtowns and adjacent districts has climbed from 3.4% to about 5.5%, CoStar figures show. 
Rent still soaring but should moderate soon

(https://www.usatodav.com/storv/monev/business/2016/Q6/29/rent-hou.sing-
apartment-realpage-realestate/86033324/f

Although new apartment complexes typically take some time to lease up, many units have been sitting empty longer than normal. Nationally, new 
apartments had an average 52% vacancy rate when they opened in the first quarter of 2013, and the rate for those dwe'lings fell to about 11% within 18 
months.
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By contrast, new units opening in the first quarter of 2015 had a 72% vacancy rate that declined to 18% over a similar period. The higher vacancies were 
driven by luxury buildings in central business districts, says CoStar Chief Economist Flans Nordby.

“These new flashy, splashy downtown buildings — they have a vacancy problem,” Nordby says. “They are too expensive to rent” and there are too many 
of them. At the same time, he says, “There's not much supply of new apartments in the suburbs.”

As a result, since 2012, average rents have risen 12.3% in downtowns and 18% for mid-level suburban apartments, CoStar says.

The city-suburb split is playing out in metro areas across the country but it's particularly acute in large cities such as Los Angeles, Washington and 
Chicago. In Los Angeles, about 5,500 apartments have opened downtown the past 3 'A years, with typical rents of about $6,500 a month, and the 
district's overall vacancy rate has climbed from 4.5% to 9.9%, according to CoStar data.

No let-up seen in rent hikes this year
nttps://www.usatoaay.com/story/money/zuib/us/l3/many-aowntown-luxury-apanmems-SLt-empty/S8bZ 1434/ t/z

https://www.usatodav.com/storv/monev/business/2016/Q6/29/rent-hou.sin
http://www.usatoaay.com/story/money/zuib/us/l3/many-aowntown-luxury-apanmems-SLt-empty/S8bZ
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NiKo Deleon, owner of Niko i_A Leasing in Los Angeles, says most high-end downtown buildings ha\/e been forced to offer amenities such as free rent for 
up tc six weexs.

In the suburbs just 1,90C mid-tier units have been addec s.nce 201? and vacancy has fallen to 2.8% from 3.7%. In suburbs such as Santa Monica many 
landlords are requiring minimum credit scores of 70C and are willing to hold apartments with a security deposit for just several days, compared to a 
typica' few weeks, says Jessica Sande's, client relations specialist for Pacific Listings a website for apartment hunters.

A shift may be underway. In recent years, moie apartment complexes have gone up in the suburbs of cities such as Philadelphia, Washington and 
Charlotte as iiivestcs maxe more financing available and Iccai offic.als become more willing to build infrastructure, says Stockton Wiliams, heaa of the 
Urban Land Institute’s Terwiliigar Centerfor Housing

“Things are starting to change,* he says.

SyRPDLUS OF LUXURY APARTMENTS 
Vacancies in luxury apartments outpace 
ava'lability in lower price and miatier units 
Apartment vacancy rates for:

l-2star #3 star 4-5 star (luxury units)

O/
'o 7.7%

6.8% 6.7%
6%

4%
3„7%

2%

JUNEMARCH
20162007

SOURCE CoStar Portfolio Strategy 
George Petros, USA TODAY USA TODAY

Read or Share this story: http://usat.ly/2bknT0i

hrtps://www.usatoday.com/story/money/2016/08/15/man> downtown luxury apartments sn empty/88621454/ 2/2
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Downtown LA vacancy rate hits 17-year high - Curbed LA6/4/2018

[cS^Ep]
LOS ANGELES

43,DOWNTOWN LOS ANGELES RENTAL MARKET

Downtown LA vacancy rate hits 17-year 
high
Landlords are giving out free parking—and free rent
By Bianca Barragan | Sep 15, 2017, 4:27pm PDT
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Waves of new fancy apartments in Downtown LA have helped bring the 
neighborhood’s vacancy rate to its highest level in nearly two decades. It’s now 12 
percent—the highest recorded by real estate data firm CoStar since 2000, KPPC 
reported today.

With so many available units, building owners are offering lavish perks, from six 
months of free rent to one year of free parking to try to lure tenants. The median

1/3https://la.curbed .com/2017/9/15/16316040/downtown-la-hi gh-vacancy-rate-rent

https://la.curbed


price of a one-bedroom in DTLA is about $2,500 per month, according to rental 
website Zumper.

6/4/2018 Downtown LA vacancy rate hits 17-year high - Curbed LA

“The stuff that’s being built right now is really targeting the very top of the renter’s 
pool," CoStar senior market analyst Steve Basham told KPCC. "The majority of the 
renters in L.A. are not going to be able to afford that."

These freebies indicate to some that luxury rentals aren’t the best use of 
Downtown’s space.

"This is not the kind of project we need Downtown, especially considering the 
vacancy rate is so high," Thelmy Perez of Los Angeles Community Action Network, 
a group that has spoken out most recently against a luxury apartment building at 
Seventh Street and Maple.

These “concessions” essentially equate to lowered rent if considered in aggregate, 
Paul Habibi, a real estate professor at UCLA’s Ziman Center For Real Estate and an 
apartment building owner, tells Curbed.

Why offer them instead of a lower monthly rate?

Habibi says high “contract rents” represent a high earning potential for a building 
if a owner decides to sell. Of course, when the lease period is up, the days of free 
rent are up, too.

Meanwhile, however, in the rest of the city, the vacancy rate is much lower at 4 
percent, reports KPCC.

A low vacancy rate indicates that available apartments are in short supply, and 
when vacancy rates are low, rents tend to be high. Policy experts say that a vacancy 
rate below 5 percent signifies an area needs more rental units.

• As DTLA vacancies rise, landlords increase breaks on rent, parking |_KPCC]

• High-end Downtown apartments competing to attract tenants [Curbed LA]

https://Ia.curbed.com/2017/9/15/16716040/downtown-la-high-vacancy-rate-rent 2/3
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I. Introduction

People spend more time in their homes than in any other location. As a 
result, the majority of allergen, irritant, and toxic substance exposure occurs in 
the home.1 2 3 4 5 6 Substandard housing conditions disproportionately unpact low- 
income, minority tenants who are confined to areas where the housing stock is 
poorly maintained." For tenants with publicly-available eviction records, it is 
nearly impossible to obtain safe, decent, and affordable housing; this threatens 
not only the tenant, but also her family members’ ability to achieve their full 
potential.

Eviction proceedings are a routine occurrence in courtrooms across the 
country. The large volume of eviction filings threatens the due process rights of 
tenants, particularly those that are pro se.’ For example, in Chicago, the average 
duration of a hearing is under two minutes, and landlords are seldom required to 
establish the elements of a prima facie case entitling them to an order of 
possession.' Additionally, whether to place an eviction court file under seal is 
discretionary in nearly all jurisdictions. In practice, because the due process 
rights of pro se tenants are commonly violated, eviction court files are rarely 
placed under seal.' Consequently, nearly all tenants named in detainer actions 
have a publicly available record linking them to an eviction, regardless of fault 
and regardless of whether a judgment was entered h In a digital age in which 
personal information is easily accessed and aggregated, court records result in 
automatic damage to an individual’s renting prospects. These records are culled 
by tenant-screening companies and sold to prospective landlords, thereby 
creating a “tenant blacklist.”7 As a result, any tenant who has been named in an 
eviction proceeding is effectively barred from obtaining safe, decent, and healthy 
housing.

Following a court-ordered eviction, tenants struggle to find replacement 
housing that is both affordable and habitable. Consequently, eviction almost

1. See Saniiya A. Bashir, Home Is Where the Harm Is: Inadequate Housing as a Public Health 
Crisis. 92 AM. J. PUB. HUM. Ill 73?, 733 (2002).

2. Id
3. See Karen Doran rrr ai... Lawyers' Comm, ior Better Hoot.. No Timi for Justice: A 

Study of Chicago's Eviction Court 6 (2003), htip:/Avww.)ebh.org/sitcs/,deIault/nics/re.sources/2003- 
lcbh-chicago-cviciion-coiirt-sludy.pdf.

4. Id
5. Id.
6. Id.
1. Julio Satow, On the List and Sot in a Good Way: .1 Tenant Blacklist. Culled from Tedium, N.Y. 

TIMES (Oct. 16. 2014), http Jtawv.nytimc3.com/2014/10'19/nyregion/a-tenant-blacklist-culled-from- 
tcdium.luml.
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always results in a “downward move: a relocation to a disadvantaged 
neighborhood and/or substandard housing.”8 9 10 11 12 13 Because many landlords will not 
rent to tenants with a record of eviction proceedings, these individuals often must 
accept conditions worse than their previous housing. Compounding this issue, 
there is a well-documented, clear connection between housing quality and 
residents’ health outcomes." For example, research demonstrates the harmful 
relationship between health outcomes—such as asthma, malnutrition, accidents, 
lead poisoning, and injury—and household conditions—such as vermin and pest 
infestation, lead paint, aging appliances, and building code violations.

Overcrow'dirig and substandard housing are also associated with poor mental 
health and developmental delays.1 Because tenants with records of eviction 
proceedings are typically relegated to the bottom of the housing market, they are 
particularly vulnerable to negative health outcomes that result from substandard 
housing conditions.1'Current remedies, such as sealing the record, permitting 
disclosure only in certain circumstances, and imposing time limits, do not 
provide adequate protection for vulnerable tenants, who are predominately low- 
income and minority individuals.

Health equity is concerned with the capability of an individual to achieve her 
full health potential.14 When health equity is achieved, no one is disadvantaged 
from reaching her full health potential by social determinants such as 
socioeconomic status, gender, nationality, race, or eviction history. Tenants w ith 
eviction records do not have this luxury. This is not die result of a personal 
decision, but rather, from forces outside of the tenants’ control, beginning with a 
dearth of attorneys to uphold the rights of tenants in eviction court and 
culminating in substandard housing stock. Evicted tenants and their families 
often do not have the opportunity to prioritize good health. These families largely 
have no choice but to live in unsafe, substandard housing and do not have 
additional resources to dev ote to preventative or corrective health. Using a health 
equity lens to evaluate eviction processes and policies will help eliminate barriers

10

13

8. Matthew Desmond, Eviction and the Reproduction of Urban Poverty, I IS AM. J. S(X". SS. 119
(2012).

9. See Bashir, supra noic I. at 733; Andrew F. Heck et al.. Identifying and Treating a Substandard 
Housing Cluster Using a Medical-Legal Partnership, 130 PEDIATRICS S31. S34 (2012).

10. See Bashir, supra note 1. al 733 (noting lhal there is a “harmful association of asthma, 
neurological damage, malnutrition, stunted growth, accidents, and injury with household triggers like 
poor insulation, combustion appliances, cockroach and rodent infestation, dust mites, hyper- and 
hypothermia, unaffordable rent, and dangerous levels of lead in soil and household paint”).

11. See HEALTH JUSTICE PROJECT, BARRIER TO HEALTH; LEAD, htip://luc.edu/media'lucodu.'’Iaw' 
centersdiealthlaw7pdfs/hjp/p»licy barriers_Iead poisoning.pdf (last visited Nov. 4. 2016) (discussing 
how lead poisoning damages the developing brain and nervous system, which results in teaming 
disabilities, behavioral problems, developmental delay, seizure, coma, and other serious health 
complications).

12. See Desmond, Eviction and the Reproduction of Urban Poverty, supra note 8. at IIS.
13. David I) Fukuzavva & Fred Kamas, Reconnecting Health and Homing: Philanthropy's New 

Opportunity, 8 FNVTL. JUJT. 86. 89 (2015), lutp://online.liebcrtpub.eom/doi/pdfifl0.10S9/env.20lf.0006.
14. See A m arty a Sen. I Thy Health Equity?. 11 HEALTH OCON. 659. 659-63 (2002).



62 The Georgetown Journal on Poverty Law & Policy [Vol. XXIV

tenants face in obtaining habitable housing and positively affect residents’ 
opportunities.

This Article analyzes the relationship between the eviction court process, 
including unlawful detainer law and eviction court procedure, and health 
outcomes for tenants. Because eviction records are publicly accessible in nearly 
all jurisdictions,15 tenants named In those records are excluded from healthy 
housing.16 * * 19 20 21 22 This Article proposes using a health equity approach to eviction court 
that protects tenants from dangerous health consequences. Part II examines the 
current state of eviction court proceedings. Part III discusses how records of 
eviction proceedings threaten the health and well-being of tenants. Part IV 
analyzes how current law fails to adequately protect tenants from the negative 
health consequences of eviction proceedings. Part V uses a health equity analysis 
to advocate for policies that contemplate the health of tenant-defendants.

II. Overview of i hf. Eviction Process

“/Eviction court] reminded me of the Scarlet Letter, like a shaming mechanism 
for people who haven V paid their rent. " —Health Justice Project Studentr

isEviction hearings are commonplace in courtrooms around the country. 
Baltimore City courtrooms evict between six and seven thousand households 
each year. In New York Cby, three to tour hundred housing court judgments 
are entered on a tvpical day.-1 In Chicago more than 31,000 eviction cases are 
Hied every year.- Over 16,000 adults and children are evicted in Milwaukee 
yearly.-- Eviction is the process by which a landlord dispossesses a tenant from a

15. See generally 1 Ion. T. S. Ellis. Ill, Sealing. Judicial Transparency and Judicial Independence, 
53 Vill. L. Rev. 939.941 (2008).

16. As discussed In Part III, landlords have access to eviction records when evaluating prospective 
rental applications. Because landlords control access to a limited commodity, tenants who have been 
named in an eviction proceeding are effectively blackballed from affordable healthy housing.

17. Health Justice Project Student I. Reflection on Eviction Court (Spring 2016) (on file with
author).

IS. Eviction proceedings were developed to eliminate self-help evictions, in which a landlord
unilaterally dispossesses a tenant from the propern. See DORAN hr At... supra note 3, at 6. Self-help
ev iciions often result in wrongful dispossession and may result in a violent confrontation between the
landlord and tenants. See id.

19. Pun. JUSTICE CTR., JUSTIC1 DIVERTED: HOW RENTERS ARI PROCESSED IN HIE BALTIMORE 
CITY Rent Court iv (2015), http://w-ww.publiejusiicc.org/uploads/file/pdf/JUSTICEjDIVERTED PJC 
_DF.C15.pdf.

20. Julie Satow, supra note 7 In 2015, there were 246,834 evictions filed. STATISTICAL REPORTOE 
activity of L & T Clerk's office. Civil Court of hie City of New York, ? (Feb. 23 2016). 
http://cwtlhc.org/wp-content /uploads,'2009/06/Housing-Court-0ase-'Filings-2015. pdf.

21. Mark Swariz i f al.. Lawyers’ Comm, for better llous., Three Year Impact 
Assessment - apartment Bun ding Foreclosures and the Depletion of Rental Housing in 
Chicago 11 (2012), Vlip://lcbh.0rg/$ites/defeHli/files/resources/2OI l-I.CBII-I'oreclosiire-Report-Full- 
Rcport.pdf.

22. Matthew Desmond. Unaffordable America: Poverty. Housing, and Eviction, FAST FOCUS (Mar. 
2015). http://vvvwv.irp.vvisc.edu/pubiiEiTtions/fasifocus/pdfs/FF22-20I5.pdf. Similarly, in Los Angeles, 
56,354 evictions were filed in fiscal year 2013—14. L.A. Superior Court, Annual Report' 2015 22

http://w-ww.publiejusiicc.org/uploads/file/pdf/JUSTICEjDIVERTED
http://cwtlhc.org/wp-content
http://vvvwv.irp.vvisc.edu/pubiiEiTtions/fasifocus/pdfs/FF22-20I5.pdf
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property. A landlord may initiate an eviction if the tenant has failed to pay rent, 
violated the lease, engaged in a prohibited use of the property, or remained in the 
property following the expiration of the tenancy. The high volume of cases 
produces several due process violations.

In nearly all jurisdictions, once the landlord files, the case is searchable on 
the clerk of court’s online electronic docket search."'The digital record of 
eviction proceedings has supported a lucrati\e market for tenant-screening 
companies, which easily access records and sell litem to landlords. This allows 
landlords to be highly selective when reviewing rental applications. As a result, 
any involvement in an eviction action stigmatizes tenants, preventing them from 
renting healthy housing. This stigma disproportionately affects women of color, 
who are overrepresented in tenant-defendant cohorts.24 1 he shortage of 
affordable housing compounds the stigma, pushing these tenants, predominately 
low-income minority renters, further down-market into substandard housing.

A. High Volume, Short Hearing

Once he files, a landlord must prove five things in order to prevail in an 
eviction action: (I) he has the right to possession; (2) the tenant is in possession; 
(3) the tenant is unlawfully occupying the premises; (4) he served the tenant with 
proper notice; and, if applicable, (5) the amount of rent due.25 However, a study 
by the Lawyers’ Committee for Better Housing (LCBH), a nonprofit Chicago law 
firm that serves low- and moderate-income renters, found that landlords are 
seldom required to establish the elements of the prim* facie case entitling them to 
an order of possession. *'

The tenant has the right to present relevant defenses." However, in practice, 
tenants are seldom asked if they have a defense to the eviction._!t In Chicago, 
tenants are asked in only 27% of cases.'1' It" the landlord prevails, the judge will 
grant an order of possession, which is the eviction. The order states the date by 
which the tenant must vacate the property. If the tenant remains after that time.

(Apr 2015). Imps: 'www.lacourt.org'new'smcdia'uploads 2015LASCAnnualReport.pdf. In Washington, 
DC. 32,500 eases for possession were Filed in I andlord & Tenant Court in 2015 DIS TRICT OF COLUMBIA 
Courts, Statistical Summary 2015 4 (2015). http://wAvw.decourts.gov/intemet/documcnt9/2015- 
Statistical-Summary pdf.

23. For example, in Chicago, anyone can visit the www.eookcounlyeterkotcoutt.org and conduct an 
electronic lull case docket search, which allows the user to search by either the tenant or the landlord’s 
name and access records as soon as the case is tiled,

24 PUD. JUSTICE CTR...vm/wi note 19, at 13.
25. I larold J. Krent et al.. Eviction Court and a Judicial Dul\ of Inquiry, 24 J. Al FORDABIT. Hot s 

& CMTY. Dl V. L. 547.549 (2016).
26. DORAN IIT ai... supra note 3, at 16.
27. In Illinois, for example, this is governed by the gemtanencss doctrine. See 735 It f. COMP. STAT. 

ANN. 5/9-106 (West 199S) (stating, in part, -‘[N|o matters not germane to the distinctive purpose of the 
proceeding shall be introduced by joinder, counterclaim or otherw ise”).

28. Doran it al., supra note 3, at 16.
29. Lloyd T. Wilson, Jr., The Beloved Community, The Influence and Legacy of Personalism in the 

Quest for Housing and Tenants' Rights, 40 J. MARSHALL L. Rf.V. 513, 528 30 (2007).
30. Krent ct al., supra note 25. at 54S.

http://wAvw.decourts.gov/intemet/documcnt9/2015-Statistical-Summary
http://wAvw.decourts.gov/intemet/documcnt9/2015-Statistical-Summary
http://www.eookcounlyeterkotcoutt.org
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the landlord can file the order with the sheriffs department, which will 
physically remove the tenant and her belongings from the property and, unless 
she has made arrangements, leave them by the curb.

To those unacquainted, the reality of the eviction process can he shocking. 
Each semester, students enrolled in the Health Justice Project’1 clinic are 
assigned to observe eviction proceedings at Chicago's Daley Center. Without 
fail, students walk away frustrated questioning the “justice” they witnessed. As 
one student noted. “Cases were called and heard dizzyingly quickly. . . over in a 
matter of minutes.”32 The average duration of eviction proceedings in Chicago is 
one minute and forty-four seconds—shorter if the landlord is represented and the 
tenant is pro se.’'The brevity of these cases produces repeated procedural and 
substantive law failures.

Exacerbating the difficulties experienced by tenants, the vast majority of 
tenant-defendants are pro se. The LCBH study found that only 5% of tenants 
were represented, while over half of landlords had an attorney/5 For pro se 
tenants, unfamiliar with the process, the system can be difficult to navigate, 
which results in harmful outcomes. Unrepresented tenants are often unable to 
articulate a legally-recogni/ed defense. To be clear, this is not because the tenant 
does not have a defense, but rather, she lacks the expertise to present the facts in 
the “legalese” required by the court. Furthermore, the rate of erroneous rulings, 
those unsupported by underlying facts or applicable law, is higher for cases in 
which the tenant is pro se.’ Feeling pressured, many tenants enter into agreed

34

31. Health Justice Project, L.OYOI.A UNIV. 01 Cm.. http: Vwww. Iuc.edu. law/centersiheallhlaw/ 
hjp/index.html (Iasi visited No\. 4. 2016). the Health Justice Project is an award-winning medical-legal 
partnership between Loyola University Chicago School of Law. I Al: Chicago, and Lric I-'amily Health 
Center, a Federally Qualified Health Center that serves nearly 70,000 low-income patients annually, who 
are predominately Hispanic and Spanish-speaking, at thirteen Chicagoland locations. Erie Family 
Health center, https://www eriefamilyhealth.org (last visited Nov. 4, 2016). Health Justice Project 
students of law, public health, social work, and medicine collaborate to address the social and legal issues 
underlying poor health for low-income individuals. Health Justice Project, LOYOLA UNIV. OF ClII.. 
http:/,w'w'w.luc.cdu'law/centcrs,'healihlawbjp'index-luml (last visited Nov. 4, 2016) In addition, the 
interprofessional team engages in medical-legal partnership (Ml P) policy advocacy to overcome 
systemic barriers to health. Id

32. Health Justice Project Student 2, Reflection on Eviction Court, Spring 2016 (on file with 33 34 35 36 37
author).

33. DORAN ft AL., supra note 3, al 4
34. Id.
35. Id. at 13 (finding that 53% of landlords are represented). Moreover, this number docs not reflect 

that many landlords are sophisticated, repeat players in eviction proceedings and theretbre may not 
require counsel to successfully navigate the dispossessory process.

36. New Settlement Apartments’ Cmty. Act ion i or Safe Apar i ments & C.mty. Dev. Ctr.
at the Urban Justice Ctr., Tipping rut Scales: A Report of Tenant Experiences in Bronx 
Hot sSINO COURT 13 (Mar. 2013), https:/ cdp.urbanjusticc.org/siles.'dcfauli/filcs'CDP.\VEB.doc_Rcport_ 
CASA-TippingScalcs-full_201303.pdf (citing Paris Baldacci, Assuring Access to Justice: The Role of the 
Judge in Assisting Pro Se Litigants in Litigating Their Cases in New York City's Housing Court, 3 
Carixj/o PUB. L. Pol’Y & ETHICS J. 659, 665 (Jan. 2006)) (“even when tenants have the substantive 
law on their side, they lose in Housing Court with 'stunning regularity,’ in part due to their inability to 
articulate their claims and defenses in the cryptic rules of the adversarial court system,").

37. Id. at 9.

https://www
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orders to vacate. s not realizing this results in an eviction on their record Many 
judges routinely rubber-stamp these agreements without reviewing the terms of 
the order with the tenant.38 39 40 41 42 43 While others may review with the tenant the basic 
terms of the order, such as the move out date, they do not discuss rights the 
tenant has forfeited by signing or the effect of the order on the tenant's credit 
report or future renting prospects.4 At one hearing, Health Justice Project faculty 
witnessed a tenant ask the judge directly if the agreed order would affect her 
credit. ’ The judge told her it was not a credit issue and made no mention at all of 
how the order would appear on a tenant screening report. Sealing the record is 
rarely, if ever, raised.

The consequences of eviction proceedings fall disproportionately on women 
of color. Research on eviction demographics in Baltimore reveal that most 
tenant-defendants are black women living on $2,000 or less per mouth.4’ This is 
striking; black women comprise only 34% of Baltimore’s population, yet 79% of 
defendants.44 45 * * * * Baltimore is not an outlier. Eviction researcher Matthew Desmond 
found that black women were disproportionately represented in Milwaukee 
eviction court as well; while black women make up only 9.6% of Milwaukee’s 
population, they account for 30% of court-ordered evictions. -15

38. An agreed order functions as a settlement between the landlord and the tenant. Often these are 
hastily reached after a landlord's attorney offers to forgive unpaid rent if the tenant v acates immediately 
Tenants rarely have time to consult with an attorney or raise any defenses to the eviction.

39. Krent el al., supra note 25, at 563.
40. hi at 551 (noting that in the author’s study of eviction court in Cook County, Illinois, “more 

than a quarter of all eviction cases in Cook County are resolved through the agreed-order process. Nearly 
[75%| of agreed orders are pul together and placed before a judge within minutes of the tenant meeting 
the landlord's attorney. allowing the tenant very little time to obtain counsel or carefully reason through a 
decision. And. judges explained the terms of the agreed orders in barely [27.5° o| of the cases.").

41. hi at 552 (noting that when tenants sign away important rights, tudges do not make sure that 
they understand what they are giving up).

42. Health Justice Project Faculty Observation. Fall 2013 (on Tile with author).
43. PUB. JUSTICE Cir., supra note 19, at 12 (Public Justice Center (PJC) is a nonprofit legal 

advocacy organization in Maryland that focuses on systemic change for people who live in poverty. PJC 
conducted a yearlong study of Baltimore rent court. ).

44. hi at 13 (stating that “|s]imilarlv, African Americans compose [65%] of city renters but [94%J 
of those surveyed at court.”).

45. See MATTHEW DI SMONI), MACARTHUR FOUND., POOR BLACK WOMEN ARE EVICTED AT
Ai arming Rati s, Setting Oi i a Chain or hardship I (2014), https://www.macfound.org/mcdia2
ftles/HHM_Research Brief__Poor_Black \Vomcn_Are Evicted_at Alarming Rates.pdl,
me also Minneapolis Innovat ion ti am, Evictions in Minneapolis, 2 (2016). http://
www.housinglink.org/d0cs/default-soiircc/iV1ainLibraryAvictioosinminneapttlis2Ol 6.pdHsfvrsn=2 
( finding, "Evictions are a major issue facing renters in low income and minority neighborhoods, alfecting 
nearly half of renter households in North Minneapolis. When comparing the number of eviction filing's to 
the number of estimated renter households, between 45 -48% of renter households in two Minneapolis 
ZIP codes, 55411 and 55412, experienced a tiling in the past [three] years.”).

https://www.macfound.org/mcdia2
http://www.housinglink.org/d0cs/default-soiircc/iV1ainLibraryAvictioosinminneapttlis2Ol
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B. Eviction in the Digital Age

“Our landlord tenant screening services . . make your job as a landlord or 
property manager so much easier. Our credit and background check services 
allow you to make sure that you line up responsible tenants for your rental 
properties. ” — TenantBackgroundSearch.com■16

One of the greatest, most debilitating consequences of a record of an eviction 
proceeding is the inability to secure decent, affordable housing.1 In nearly all 
jurisdictions,48 after a landlord files for eviction, a searchable record is created in 
the court’s online docketing system. 9 Private companies collect this information 
and sell reports to members, including landlords and property managers.50 51 When 
a tenant applies for a rental unit, a landlord procures a “tenant screening report 
that includes “a rental applicant's complete residential history, credit report, 
criminal record, civil litigation background” and more. Tenant screening reports 
provide minimal information about eviction cases and do not include any 
defenses raised by the tenant, reduction or rent abatement found by the court, or 
the reason for any dismissal or discontinuance of the case.52 * These reports inform 
landlords of any time a prospective tenant has been named as a defendant in an 
eviction action, 1 regardless of whether there is any degree of fault.'" This readily 
accessible information allows landlords to be highly selective when identifying a 
"good tenant.”55 Landlords do not advertise their unwillingness to rent to tenants 
who have previously been involved in litigation.56As a result, a tenant's

19

46. Tenant Background Si-arch, https://www.tenantbackgroundsearch.com (last visited Nov. 4,
2016),

47. See Desmond, Eviction and the Reproduction of Urban Poverty, supra note S, at IIS.
4S. For a discussion on sealing the record, see Part IV.
49. See generally lillis, supra note 15, at 939, 941 ("Fleet runic filing and paperless docketing have 

transformed the way the courts do business and the way in which the public interacts with the courts. No 
longer is it necessary' for a citizen to go to the clerk’s office at the courthouse to review' court records .. .

50. Satow, supra note 7. See generally Erequenth Asked Questions about Tenant Screening, 
SCRIIMNCi WORKS, http://www.screeningworks.com (last visited Nov. 4, 2016) (advertising resident 
screening made simple, offering landlords “a variety of different product package combinations 
consisting of: multi-stale eviction, multi-state criminal, credit evaluation, address search, national sex 
offender registry, social security number fraud check, and OFAC - US Treasury Dept. Database Watch" 
for $29.95 or less. Applicant screens arc processed in under ninety seconds (emphasis added)).

51, l-.ric Dunn & Marina Grabchuk, Background Checks and Social Effects: Contemporary
Residential Tenant-Screening Problems in Washington State 9 SKATH.K J. I OR SOC. JUST. 319, 320
(2010).

52. James B. Fishman. Remarks at the 2013 I lousing Justice Neiw ork Meeting (Oct. 16,2013).
53. Dunn & Grabchuk, supra note 51, at 326.
54. Dennis I levesi. When the Credit Check is Only the Start, N.Y. TlMliS (Oct. 12. 2003), 

hltp:/Avww.nyt»nes.com/2003/l0/l2/realcstaie/when-the-criMlit-check-is-only-the-sian.himl.
55. Dunn <fc Grabchuk, supra note 51, at 322.
56. I.ior Jacob Strahilevitz, Reputation Nation Law in an Era of Ubiquitous Personal Information, 

102 NW. U. L. Rl V. 1667, I6S0 (2IJ0S).

https://www.tenantbackgroundsearch.com
http://www.screeningworks.com
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apartment search can be very expensive with tenants continually paying rental 
application fees until they can secure replacement housing.

In practice, landlords are not concerned with the outcome of a tenant’s case. If 
a tenant prevailed, she is a troublemaker who will assert her rights.' If an order 
of possession was entered, the landlord assumes the tenant will not pay her future 
rent, even though past evictions may not accurately correlate with future need for 
a dispossessory action. Even an agreed order does not protect a tenant from a 
tenant screening report '9 As the founder of a tenant screening company told the 
New York Times, “It is the policy of 99 percent of our customers in New York to 
flat out reject anybody with a landlord-tenant record, no matter what the reason is 
and no matter what the outcome is, because if their dispute has escalated to going 
to court, an owner will view them as a pain.

The ubiquity and affordability of these reports stigmatizes any involvement in 
an eviction action, including tenants who lawfully withhold rent to compel a 
landlord to make repairs/1 This unfairly increases the strength of landlord 
remedies, disturbing the balance of power between landlords and tenants. Many 
landlords, and nearly all who own well-maintained housing, simply will not rent 
to a tenant w'ith a record of eviction proceedings.6' Consequently, tenants are 
discouraged from exercising the very rights enacted to protect them from abusive 
and irresponsible landlords.

The stigmatization of court involvement chills tenant action e\en when 
essential services are disrupted Recently the Health Justice Project consulted 
with a tenant whose running water and plumbing services were discontinued after 
a pipe burst, leaving her without access to a shower or toilet. Further threatening 
her health, the water, which flooded her bathroom and damaged her personal 
property, caused mold to grow in the apartment. Despite the landlord’s failure to 57 58 59 60 61 62 63 * *

57

„M)

57. To decrease housing search expenses. Washington Slate amended its Residential Landlord- • 
Tenant Act to include a definition for a “comprehensive reusable tenant screening report." a “tenant 
screening report prepared by a consumer reporting agency at the direction of and paid for by the 
prospective tenant and made available directly to a prospective landlord al no charge, which contains all 
of the following: (a) A consumer credit report prepared by a consumer reporting agency within the past 
thirty days; (b) the prospective tenant's criminal history" (c) the prospective tenant's eviction history; (d) 
an employment verification; and (e) the prospective tenant’s address and rental history." Wash. Rltv. 
Com; Ann § 59.18.030 (West 2016). Unlike tenant screening reports, ordered by the landlord, the 
comprehensive reusable tenant screening report is portable, allowing the tenant to share it with 
prospective landlords without incurring multiple fees for duplicative information. In addition to financial 
savings to the tenant, the comprehensive reusable tenant screening report is also easier on the tenant’s 
FIDO score, since the tenant's credit history is only pulled one time.

58. See generally Tcri Karush Rogers, Only the Strongest Sun-ive, N.Y. TIMES (Nov. 26, 2006), 
hrtp://www.nyiimci.com/2006/1 F/26/realestate 26cov.html?pagewanted=all (noting landlords’ reluctance 
to rent to prospective tenants who had any history' with housing court).

59. Sec Joe Lamport, Blacklisting Tenants, GOTHAM CAZLTIT (Feb. S, 2006), http:- www.gotham 
gazette.com/index.plip/devclopment/3152-blacklisting-tenants.

60. Sec Rogers, supra note 58.
61. See Satovv, supra note 7.
62. See Lamport, supra note 59.
63. While there is variation across jurisdictions, an essential service typically includes “heat,

running water, hot water, electricity, gas or plumbing." CHICAGO, ll.l... MUN. Com § 5-12- 110(0
(2007).

http://www.nyiimci.com/2006/1
http://www.gotham
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adequately address the emergency, and the tenant’s concern that the mold was 
causing her headaches and respiratory issues, she was reluctant to take action for 
fear of harming her future rental prospects. Describing her hesitation, the tenant 
noted, “My landlord has a very bad reputation. He will sue you for anything. I 
don’t want to do anything if it means I won’t be able to find a good place to live 
after this.m64

C. Eviction and the Affordable Housing Shortage

Barriers to renting for tenants with a record of eviction court involvement are 
exacerbated by the dearth of affordable housing options. The housing market has 
experienced dramatic changes in the past ten years. After the boom period that 
produced high levels of home ownership and inflated property values, the 
ultimate collapse of the housing market led to increased levels of distress in 
many communities as well as growing rental demand.

Little has been done to meet this growing demand. As of 2015, new home 
construction remained near historic lows. ' At the same time, the number of cost- 
burdened rental households has risen significantly, with 21.3 million households 
paving more than 30% of income for housing, and 11.4 million paying more than 
50% of income for housing." In light of the affordable housing shortage, renters 
with a record of eviction court involvement have an even more difficult time 
securing replacement housing Because landlords have control over a severely 
limited commodity, tenants with a record of eviction proceedings are effectively 
barred from accessing safe and healthy housing. In light of the affordable 
housing shortage, many tenants apply for admission to federal housing programs 
such as Public Housing and Section 8. However, a housing authority may use the 
eviction as a basis to reject a tenant's application, thereby denying affordable 
housing to families who need it the most.

65

6S

64. Health Justice Project Tenant Consultation. Aug. 2016 (on file with author).
65. See INST. POR HOUS. Sit DIPS AT Dl-PAUL LlNIV., THE STATl OP RENTAL HOUSING IN COOK 

COUNTY 1, 21 (2011), http://w'vvw.housingstudies.org'mcdiaTiler.,2012/05/22,cookcountyhousing20l 1. 
pdf (examining rental housing specifically in Cook County, Illinois); INST. POR HoiJS. STUDIES AT 
DePaui. Univ.. Overview or tup. Chicago Housing Market 17 (2013), http://vwvw.housing 
studies.org/mcdia-'filer jiublic;2013/10/01 /ihs .2013 _ov erv iew of_chieago Jtousing inarkei.pdf.

66. Joint Ctr. i or Horn. S iijdies oi Harvard Univ., The StaT e op the Nation’s Housing 1
http://wvw.jchs.han ard.edu/sjtcs/jchs.harv ard.edu filcs'jchs 2016 _stiite_of_the_nalions_ 68(2016), 

housing_lowres.pdf. 
67. id. at 4.
68. Desmond. MacARTHUR Found., supra note 45. at 2 (“Many landlords will not rent to persons 

who have been evicted, and an eviction can also ban a person from affordable housing programs.”). 
Further, pursuant to the Department of Housing and Urban Development Housing Choice Voucher 
(HCV) Guidebook, an application for admission to the HCV program includes **[i]nformation on 
prev ious evictions from federally assisted housing.” U.S. Di-p’t op HOUS. & URBAN Dl-v., HOUSING 
Choice Voucher Program Guidebook 4—15 (2001), http://portal.hud.gov/hudportal documents/ 
huddoe?id-=DOC I l74S.pdf. Under the HCV program, tenants use a government issued voucher to rent 
private housing managed by individual landlords. In the event that a participating landlord chooses to 
pursue a detainer action, he will do so tindct local eviction law. 24 C.F.R. § 247.6.

http://w'vvw.housingstudies.org'mcdiaTiler.,2012/05/22,cookcountyhousing20l
http://vwvw.housing
http://wvw.jchs.han
http://portal.hud.gov/hudportal
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As a result, eviction nearly always results irt “increased residential instability 
and homelessness, as well as to a downward move: a relocation to a 
disadvantaged neighborhood and/or substandard housing.”69 70 * 72 73 Many tenants with 
eviction records are forced to search for housing for months before securing a
place to stay, 0 and when tenants do find housing, they often must accept 
conditions far worse than those of their previous housing. In fact, eviction often 
causes two moves: “A forced move into degrading and sometimes dangerous 
housing and an intentional move out of it. But the second move could be a while 

Landlords’ rejections of applicants with a record of eviction72coming.
proceedings pushes these tenants “to the very bottom of the rental market” often 
forcing them “to move into run-down properties in dangerous neighborhoods. 
For other tenants, it is simply impossible to secure housing following an eviction 
proceeding and they are forced into homelessness.74 An estimated 47% of all

73

families in New York City homeless shelters arc homeless as a result of 
eviction 75 * * * * These consequences can adversely affect the tenant’s ability to secure 
and maintain employment or attend school, exacerbating the negative economic 
and social penalties of being named in an eviction proceeding. In light of the 
disproportionate representation of black women as defendants in dispossessory 
proceedings, eviction records cluster low-income renters of color in run-down, 
unhealthy neighborhoods, perpetuating segregation, which in turn compounds

76pov erty.

69. Desmond. Eviction and the Reproduction of Urban Poverty, supra note S, at 119
70. In addition, if a renter has negative inlornialion relating to an order of possession on her record 

the record can not only "make securing replacement housing difficult, but also can adversely affect the 
tenant's ability to secure employment, insurance, or other business opportunities." Mary Speelor. Tenant 
Stones: Obstacles and Challenges Pacing Tenants Today, -40 J. .VI AKM I.M.I. I REV. 407. 416 (2007).

71 Desmond. Eviction and the Reproduction of Urban Poverty, supra note S, at 1 IS.
72. Matthew Desmond, Evicted: poverty and profit in the American City 69 (2016) 

(citing Desmond et al.. Forced Relocation and Residential Instability Among Urban Renters S9 SOC 
SI RvTrev. 227 (2015ft.

73. Desmond, Eviction and the Reproduction of Urban Poverty, supra note 8, at I IS.
74. Ibis includes living on the street, in the shelter system, or doubled up with other families 

“Eviction is a leading cause of homclcssnesai" Desmond. Unaffordable America: Poverty, Housing, and 
Eviction, supra note 22. at 4; see also. Providing Legal Counsel for Low-Income Eligible Tenants tVho 
are Subject to Eviction, Ejection or Foreclosure Proceedings: Hearing on BUI 214-a Before the Courts & 
Legal Sen Comm.. 2016 Leg. Sess. 15-19 (N.Y.C. 2016) (statement of New York City Councilmembcr 
Vanessa Gibson), lntp://lcgistar.eouncil. n_ve.gov A'iew.ash.Y?M=E&II>*47J| 727&GUID-660697C6- 
5ICI;.-4f4l ■•BF5B-9I99I29AFECA (“Many studies have shown that a tenant with legal counsel will 
increase their change of w inning their case in I lousing Court, of staying in their home, and staying out of 
the expensive shelter system.") (emphasis added).

75. Stout Rushes Ross, Inc., The financial Cost and benefits of Establishing a Right to

Counsel in Eviction Proceedings Under Intro 214 A 3-4 (2016), http://wwiw3.nycbar.org/pdf/
report/uploads/SRR_Report_ Financial Cosl_and_Benefits_of Establishing a ..Right _io_Co«n»el_in_Ev i
ction Proceedings.pdl (citing Mousing Help Program: Homelessness Prevention Pilot Final Report (June
2010ft.

I

76. See Douglas S. Massey & Nancy A. Denton, Hypersegregation in U.S. Metropolitan Areas. 
Black and Hispanic Segregation Along Five Dimensions. 26 DEMOGRAPHY 373, 373-74 (1989). The 
authors note. “A high level of segregation on any one of these dimensions [evenness, exposure, 
clustering, ccntrali/.ation, and concentration] is problematic because it isolates a minority group from 
amenities, opportunities, and resources that affect social and economic well-being ... As high levels of

http://wwiw3.nycbar.org/pdf/
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III. Eviction and tup; Health and Well-Being of Tenants

"The connection between the health anil dwelling of the population is the most 
important one that exists. ” —Florence Nightingale 77

There is a well-documented, clear connection between the quality of the 
home environment and residents’ health outcomes. 11 The majority of Americans 
spend nearly 90% of their time indoors. 9 For young children, whose 
underdeveloped nervous systems, immune systems, and overall bodies make 
them particularly vulnerable to environmental health hazards,sn the percentage of 
time spent in the home is even greater.M For this reason, conditions within the 
home arc of critical importance.

A. Physical Health Outcomes

Inadequate housing is a public health crisis.82 Substandard housing contains 
indoor health hazards, such as dust (lead, particulate matter, mold, pet and pest 
allergens, insects), gas (cigarette smoke, radon, carbon monoxide), water 
(moisture and polluted sources), and structural deficiencies.83 These hazards 
contribute to a variety of poor health conditions, including asthma, lead 
poisoning, elevated blood pressure, developmental delays, heart disease, and 
exposure to communicable diseases.84 Lead poisoning and respiratory illness

segregation accumulate across dimensions, the deleterious effects of segregation multiply because 
isolation intensifies.” Id. at 373.

77. Letter from Florence Nightingale to Robert Lowe (May 10, 1860). in 5 Till-: COLLECTED 
Works oi Florence Nightingale.. Florence Nightingale on society and politics. 
Philosophy, Science, Education and literature: 96,98 (Lynn McDonald cd.. 2003).

7S. See Bashir, supra note I. at 733: Beck et al., supra note 9. at 834.
79. ROBERT WOOD JOHNSON FOUND., HOUSING AND III.At III, EXPLORING SOC. DETERMINANTS 

Health I (May 2011).
so. health Justice: Project. The; Problem oi Indoor Environmental Health Hazards l 

(2014), http://luc.edu/media/lucedu/law/centers/healthlaw'pdls'lijp/The%20Problem%20ol%20Indoor% 
20Environmental%20Hazards%20HJP%20_%20HH!ICI%20FTNAI..pdf 
Environmental Health Hazards],

81. Id.
52. See Bashir, supra note 1: Hf.ai.tii Justice Project. Barrier to Health: Asthma, 

http://luc.edu/mcdia/lucedu/law/centers healthlaw'pdl's/hjp/policy barriers asthma.pdf (last \isited Nov. 
4, 2016) (discussing how asthma is caused and exacerbated by the presence of dust mites, bacteria, 
animal dander, cockroaches, rodents, and mold results in oxygen depletion and how oxygen depletion has 
long-term negative effects on child development behavior and academic achievement); see also Health 
Justice Project, Barrier to Health: Lead, http://luc.edu/mcdia/Iucedu/law/centers/healthlaw/pdfs/ 
hjp/poliey_barriers_lead_poisoning.pdf (last visited Nov. 4, 2016) (discussing how lead poisoning 
damages the developing brain and nervous system, which results in learning disabilities, behavioral 
problems, developmental delay, seizure, coma, and death).

53, health Justice project, inixjor Environmental i ii ai.tii liazards, supra note so, at l- 84

[ hereinafter Indoor

•>
84. See Bashir, supra note 1. at 733 (noting that there is a "harmful association of asthma, 

neurological damage, malnutrition, stunted growth, accidents, and injury with household triggers like 
poor insulation, combustion appliances, cockroach and rodent infestation, dust mites, hyper- and 
hypothermia, unaffordable rent, and dangerous levels of lead in soil and household paint"); Beck ct al..

http://luc.edu/media/lucedu/law/centers/healthlaw'pdls'lijp/The%20Problem%20ol%20Indoor%25
http://luc.edu/mcdia/lucedu/law/centers
http://luc.edu/mcdia/Iucedu/law/centers/healthlaw/pdfs/
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illustrate the profound adverse consequences of exposure to these hazards for 
residents.

Exposure to Iead-comammated paint, water, soil, and lead dust causes lead 
poisoning, which results in negative consequences on most major bodily systems, 
including the cardiovascular, reproductive, immune, nervous, digestive, kidney, 
and renal systems.85 This biological and neurological damage affects cognition, 
behavior, bodily functions, growth, and development. Even low levels of 
exposure to lead hazards can cause brain damage, reduced IQ, diminished 
intellectual anil academic abilities, academic failure, juvenile delinquency, 
developmental delay, and learning disabilities. The Centers for Disease Control 
and Prevention (CDC) estimates that each blood lead level increase of one 
microgram/deciliter results in a loss in lifetime productivity ranging from S3,000 
to nearly $8,000.8 At high levels, lead exposure can result in coma and even 
death. ss

Poor housing conditions also affect respiratory health. The growth and spread 
of allergens is affected by “water leaks, poor ventilation, dirty carpets and pest 
infestation."''1 These conditions lead to the proliferation of mold and mites within 
the home, which, in turn, cause and exacerbate asthma. " The prevalence of 
substandard housing conditions is so severe that 44.4% of all diagnoses of 
asthma among older children and adolescents are attributable to residential risk 
factors.91

supra nuic 9; sue also Diana Decker Culls el al., US Housing Insecurity and the Health of Very Young 
Children, 101 AM J. PUB. HF.AI.TU 1508. 1508(2011).

85. Nat’i. Toxicology Program. Health 1-eeects oi Low-Level Lead xviii-sJx (2012), 
https://ntp Hichs.aih.gov/pubhealtli/hai/nomfi1ead/iiMlM.htnil.

86. Bruce P. l.anphear et al.. Cognitive Deficits Associated u ith Hiood Lead Concentrations < 10 
pg/dL in US Children and Adolescents, 115 PlJB. Ml-AI.TII REP. 521 526-28 (2000); Bruce P. l.anphear 
et al., Low-Level Environmental Lead Exposure and Children's Intellectual Function: An International 
Pooled Analysis, 11.3 I NVTL. HEALTH PERSP. S94, S97-9S (2005); Letter from Shccla Sathyanarayana, 
Chair, Children’s Health Prot. Advisory Comm , to Gina McCarthy, Administrator, Envl’l Prot. Agency 
(Jan. 8. 2015), https:/A\tvw.epa.gov/sites production files !2015-01.documents naaqs fur lead_letter.pdf 
(noting that at a blood lead level of 0.1 pg/dL, lead poisoning was associated with a one-point IQ loss, as 
well as other neurological and health and developmental harms).

87. Ctr. lor disease Coniroi & Prevention, CDC’s Healthy Homes/I.ead Poisoning 
Prevention Program 1 (Feb. 4, 2013), UKpjc/Avtvw.cdc.gov/nceh/infomuition/provram_fiiclslieets/ 
lead program overvicw.pdf (stating that “[i|n 2010, more than [twelve] million IJ.S. children had levels 
abo\e this threshold, and it is estimated that they will suffer a S45 to $99 billion loss in lifetime 
productivity associated with this exposure.”).

88. AGENCY FOR TOXIC SUBSTANCES & DISEASE REGISTRY, ED-324-135, Till NATURE AM) 
F.X LENT OP LEAD POISONING IN CHILDREN IN Till UNITED STATES: A REPORT TO CONGRESS 1 (1988), 
https://stacks.cdc, gov/view/cdc/13238.

89. Robert Wood Johnson Found., Where We Live Matters i or Our Health: The. Links 
Bi t when Housing and Health 2 (Sept. 2008), http://uwvv.cominissiononhealih.org/PDF/e6244e9e- 
f630-4285-9ad7-16016dd7c4931ssue%20Briol%202%20Sepl%2008%20%20Housmg%20and%20
I leallh.pdf.

90. Id.
91. Bruce l.anphear et al., Contribution of Residential Exposures to Asthma in US Children and 

Adolescents, 107 PEDIATRICS I, 1 (2001). htip:/'pediatrics.aappublieaiioris.org/contenLpediatrics/107/6/ 
c98.full.pdf.

https://ntp
https://stacks.cdc
http://uwvv.cominissiononhealih.org/PDF/e6244e9e-f630-4285-9ad7-16016dd7c4931ssue%20Briol%202%20Sepl%2008%20%20Housmg%20and%20
http://uwvv.cominissiononhealih.org/PDF/e6244e9e-f630-4285-9ad7-16016dd7c4931ssue%20Briol%202%20Sepl%2008%20%20Housmg%20and%20
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In addition to mold and mites, radon and asbestos negatively affect 
respiratory health. It is estimated that “one in [fifteen] homes has elevated radon 
levels,” which are associated with lung cancer.92 93 94 Exposure to certain organic 
compounds and asbestos is associated with poor respiratory health and certain 
cancers.93

Examining the relationship between substandard housing and negative health 
outcomes, such as lead poisoning and respiratory illness, reveals that the burden 
of unhealthy housing falls disproportionately on low-income people of color 
and exacerbates health disparities. Compared to their white peers, black children 
are three times more likely to have elevated blood lead levels.95 * According to the 
U.S. Department of Health and Human Services Office of Minority Health, the 
rate of asthma-related deaths is significantly higher among black Americans than 
their white peers; between 2012 and 2014, the asthma-related mortalit) rate 
among black children was leu times higher than non-Hispanie white children.

Individuals and families without other options are forced to enter the shelter 
system or live on the streets. I.ike poor housing quality, the negative health 
effects of homelessness are particularly severe for children. Those whose 
mothers were homeless during pregnancy but who were housed after birth were 
20% more likely to have been hospitalized compared to children who were never 
homeless.97 98 99 100 Those who experienced homelessness during infancy or toddler years 
were 22% more likely to be hospitalized compared to children who were never 
homeless. )s Finally, those whose mothers were homeless during pregnancy and 
who experienced homelessness after birth were 41% more likely to be 
hospitalized compared to children who were never homeless.

The consequences of exposure to substandard housing conditions are far- 
reaching,1'10 linked to negative health outcomes later in life. Longitudinal studies 
have found that inadequate housing during childhood is connected to disability

94

96

99

92. Robert Wood Johnson Found., supra note S9. at 2
93. Id.
94. See Fukuzawa & Kamas, supra note 13.
95. C i r. i or Disease Control & Preveni ion. supra note S7, at I
96 Asthma amt African Americans. U.S. DhP’I OF HEALTH & HUM. SERV. OFF. OF MINORITY 

Health (May 9, 2016), hup://minorityhealtliJjii*.gov/omh/br»vse.asp.\?lvl=4&lvlid=l5 (emphasis 
added). Research also shows that “(b)lack children are [Four] times more likely to be admitted to the 
hospital tor asthma, as compared to non-Hispanie white children.” Id

97. Megan Sandel et al.. Housing as a Health Care Investment: Affordable Housing Supports 
Children e Health 1 (2016). lutp:/\vww.childrenshealtlnvatch.org.'wp-contenL uploads'Housing-as-a- 
Heallh-Care-lnvcsBPcnt.pdf.

98. Id
99. Id
100. See generally CLAUDIA COULTON hi Al... LEVERAGING INTEGRATED DATA SYSTEMS TO 

Examine the Effect of housing and Neighborhood Conditions on Kindergarten Readiness 
(2016).
Integrated Data.pdf (finding that poor housing conditions negatively affect children’s educational 
outcomes).

http://povcrtyccntcr.case.edu/wp-coiHenl/upIoads/2016/04/Coulton_et_all_2016_Leveraging_

http://povcrtyccntcr.case.edu/wp-coiHenl/upIoads/2016/04/Coulton_et_all_2016_Leveraging_
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ioi -fhcse negative health outcomes, in turn,development and increased mortality, 
affect an individual’s ability to learn, work, and participate fully in society.

B. Behavioral Health Outcomes

The consequences of poor housing conditions are not limited to physical 
health outcomes: they affect behavioral and emotional health as well. Among 
various housing characteristics, “poor housing quality [is] the most consistent 
and strongest predictor of emotional and behavioral problems in low-income 
children and youth.
behavioral health issues such as depression, anger, anxiety, and ADHD, 
are not immune to the behavioral health consequences of poor housing 
conditions. Housing problems, such as inadequate heat, dampness, noise, and 
disrepair, are associated with increased anxiety and depression.

Furthermore, unstable housing, a reality for tenants stigmatized by 
involvement in eviction proceedings, leads to depression, anxiety, and, in 
children, diminished functioning. To avoid entering the shelter system or living 
on the street, many families must “double up,” wherein multiple families occupy 
a space meant for fewer people. Overcrowding negatively affects children’s 
ability to cope with stress, maintain healthy social relationships, and sleep. 
The stress of inadequate housing can cause permanent, harmful changes in brain 
function, which are linked to chronic conditions later in life.

,,102 For example, childhood lead poisoning can result in
Adults1(53

104

106

107

IV. Existing Law and the Negative Heal th Outcomes of Eviction

Chronic illness forced Ms. Jones to quit her job and apply for Social Security 
Disability Income (SSDI). li’liile waiting for her SSDI to be approved, Ms. Jones 101 102 103 104 105 106 107

101. James Krieger & Donna I . Higgins. Housing anti ftculllr Time Again for Public Health 
Ariivin. 02 AM. ). PUB. Hfai.TII 75S, 759 (2(102), https:Jfivww.nebi.nliji-nih.gov/pmc/artieles/PMC' 
1447157/.

102. Rl HI-.KAM LltVINI COM V I T Al... MACAKTIIUR FOUND.. PlXJR Ql/AI ITY HOUSING lS I II O ID 
CHILDREN'S EMOTIONAI AND Bl IIAVIORAI PROMJ MS I (2015). https://www.macroimcl.org/iiicdia/ 
tiles HUM Policy Research Brief_-_Sept_20J3.pdf. Further. “Children exposed to homes with leaking 
roofs, broken windows, rodents, nonfunctioning healers or stoves, peeling paint, exposed wiring, or 
unsafe or unclean environments experienced greater emotional and behavioral problems.” hi at 2.

103. Lead in Kids' Blood Linked with Behavioral and Emotional Problems, NaT'I. INST. OF 
MliAl. ru (June 30 2014).
https: "ww\v.nih.go\news-e\ents'news-releases/lead-kids-blood-linked-bchavioral-cinotional-problems. 
see also cir. FOR Disi \si Comroi & Pri vi niion. Educational Inti rvhntions i or Ciiii.dri -n 
Am.c i i:o uy U AD 4-5 (2015),
https://ww3v.cdc.gov/nceh/lcad/publicatlons/ediicnliQital interventions children_affected_byjead.pdf.

104. Matt Bames, et al.. People Living in Bad Housing - Xumhers anti Health Impacts, NatCI N
(Aug. 2013) S, https://england.shelier.org.uk/profcssional resourccs/policy and research/policy library/
poticyjibrary folder'peoplejiving in bad housings numbers and health impacts.

105. Id.
106. Cults et al., supra note 154.
107. See Mhgan Sandix i;t ai.., MacArtiiur Found., compounding Stress: Tiif. Timing and 

Duration Efi i CIS of Ho.vn i.i-ssness ON Clill.DRi N's HEALTH 1 (2015), http://media.wix.com/ugd/ 
19cfbe_Q7b 13c8e56a 14337a316e2e991 aa0bl7.pdf.

https://www.macroimcl.org/iiicdia/
https://ww3v.cdc.gov/nceh/lcad/publicatlons/ediicnliQital
https://england.shelier.org.uk/profcssional
http://media.wix.com/ugd/
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fell behind on rent and was evicted from her home. With an eviction on her 
record, the only housing Ms. Jones could secure for herself and her young son 
was in a dilapidated neighborhood. After moving into the home, Ms. Jones's 
vibrant son became despondent and stopped meeting developmental milestones. 
Testing revealed he was severely poisoned from exposure to lead paint in the 
home. Her son’s blood lead level was so high that he required chelation 
treatment. ( Jtild Protective Services intervened and secured a Section 8 voucher 
for the family. However, despite the steady rental income provided by SSDI and 
the Section S voucher. Ms. Jones's eviction record prevented her from securing 
healthy replacement housing. Her son was exposed to lead at four more homes, 
spiking his blood lead levels and causing permanent neurological damage and 
developmental delay.m

Existing legal remedies are insufficient to protect tenants from the negative 
health consequences of having an eviction record. Current law must be 
understood within the context of the First Amendment, which governs 
information contained in, and distributed through, tenant screening reports. The 
First Amendment promotes judicial openness. However, open access may be 
tempered by compelling privacy interests. Within this framework, current 
protections include limiting initial disclosure of eviction proceedings, sealing 
eviction records, promoting accuracy of information as well as limiting the time 
frame of disclosure under the Fair Credit Reporting Act, and regulating the 
information landlords may consider when evaluating prospective tenants. These 
protections fail to adequately safeguard tenants, and prevent individuals with a 
record of eviction proceedings from achieving health equity. Instead, tenants are 
relegated to unhealthy housing and denied entry to programs created to help the 
very people w ho are excluded. 109

A. First Amendment Considerations: Judicial Openness and Compelling Privacy
Interests

Access to, and dissemination of, tenant screening reports raises two 
considerations under the First Amendment. The first inquiry regards access and 
the right of third parties, such as tenant-screening companies, to obtain 
information regarding eviction proceedings. The courts have repeatedly iterated 
that, pursuant to the First Amendment, there is a presumption of judicial 
openness in criminal court proceedings.0 * * * * 110 While the Supreme Court has not

I0S. Health Justice Project Client Interview (Jan. 2016) (on file with author).
109. Section S of the Housing Act of 1937 was created to proside rental assistance to low-income

tenants. 42 U.S.C. 5 t437f(a) (West 2013). Local housing authorities, which administer the Section S
program using HUD funds, mas dens applications if the tenant has an eviction on her record. See 
generally. Housing Authority \ Lamothe, 627 A.2d 367, 371 (Conn. 1993) (stating that an eviction 
judgment “could have [a] lasting negative impact upon (a tenant's] ability to the eligible for loss income
subsidised housing.’’).

110. Lllis, 111, supra note 15, at 945 (suggesting that “although the Supreme Court has not 
specifically extended this First Amendment right of public access to civil proceedings, a number of
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directly extended this right to civil proceedings, several circuit courts have done 
so. This openness has two components: (I) “the right of access to trials 
themselves" and (2) “the right of access to judicial documents for inspection and 
copying.”"' Public access to judicial documents is entrenched in the American 
legal system, predating even the Constitution.1 Courts have articulated several 
grounds in support of this presumption, including assuring fair proceedings, 
protecting informed criticism of government affairs and officials, enhancing the 
public’s understanding of, and confidence in, the legal system, and serving as a 
cheek on the judicial process.

'I'he second inquiry concerns the right to free speech raised by the 
distribution of information gathered from judicial records, which is directly 
implicated by the sale of tenant screening reports. The California legislature 
encountered this issue when it passed a law in 1982 preventing consumer credit 
reporting agencies from disseminating reports that included information about 
[uInlawful detainer actions, where the person against whom the action was filed 

w'as adjudged the prevailing party,” when the report concerned the rental of a 
dwelling unit under one thousand dollars a month. In a 1995 case finding the 
law unconstitutional, the California Court of Appeals stated that a concern for 
tenants “does not justify a ban on publication by credit reporting agencies of 
lawfully obtained truthful information contained in court records open to the 
perusal of everyone.

In determining that the First Amendment protects the public’s right to search 
and access filed records, the California Court of Appeals stated “[l]he 
information is in the custody of the slate. If the state is concerned about 
dissemination of this information, it has the power to control its initial release.
In making this recommendation, the court relied on the Supreme Court’s 
reasoning in The Florida Star v. B.J.F., ,v which stated that the government may 
classify certain information to prevent its release; doing so does not violate the 
First Amendment.

114

..

1165,

,.117

circuit courts have done so.”); see also Globe Newspaper Co. »\ Superior Court for Norfolk County. 457 
U.S 596, 596 (I9S2) (staling. "The right to access to criminal trials in particular is proper!} alTorded 
protection b\ the First Amendment both because such trials have historically been open to the process 
and public and because such right of access plays a particular!} significant role in the functioning of the 
judicial process and the government as a whole.").

111. Mils. III. supra note 15. at 944 (noting that several circuit courts have found "that the same 
considerations of experiences and logic apply equally in the civil and criminal contexts”).

112. Amanda Conic}1 el al , Smiainittg Privac} and Open Justice in the Transition to Online Court 
Records: A Multidisciplinary Imptiry, 71 Mo. L. REV. 772, 785 (2012).

113. Id at 785-86.
114. Peter W. Martin, Online Access to Court Records -From Documents to Data. Particulars to 

Patterns. 53 Vll.l.. L. REV. 855, 857 58 (2008).
115. S.B. 1406. 1981- 82 Leg., Reg. Sess., eh. 1127, g 4 (Cal. 1982) (codified as amended at Cal 

Civ. Code g 1785.13(a)(4) (1982)), invalidated by U.D. Registry. Inc. v. State. 40 Cal. Rptr. 2d 228 (Cal. 
Ct. App. 1995).

116. U.D. Registry, Inc., 40 Cal. Rptr. 2d at 232.
117. Id.
118.491 U.S. 524 (I9S9).
119. Id. at 534.
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More recently, in March 2016, the Washington legislature passed a law 
gi\ing courts the ability to limit dissemination of unlawful detainer actions. 
Under the law, the court may enter an order preventing dissemination if (1) “the 
court finds that the plaintiff’s case was sufficiently without basis in fact or law”; 
(2) “the tenancy was reinstated”; or (3) "other good cause exists for limiting” 
access to “the unlaw ful detainer action.”'"' When such an order is entered, a 
tenant screening company may not disclose the existence of the eviction action in 
a tenant screening report or use the eviction action as a factor in determining any 
score or recommendation of a tenant’s fitness.120 121 Signed by the governor on 
March 29, 2016, the law went into effect on June 9, 2016.122 123 124

Washington’s law' is similar to the California law deemed unconstitutional in 
1995. Both laws limit the dissemination of lawfully obtained, truthful 
information, gathered from court records. The legislative history of the 
Washington law does not include a discussion of First Amendment issues.1'’ It 
remains to be seen w'hether credit reporting agencies will challenge the validity 
of the law and, if so, whether a Washington court w ill reach the same conclusion 
as its California counterpart.

Although courts have emphasized the importance of First Amendment rights 
with regard to judicial records, such rights are not absolute.125 Access to judicial 
records is tempered by compelling privacy interests.126 127 128 Scholars and courts alike 
note this tension between transparency and privacy. While there is a 
presumption of judicial access, courts recognize that, in certain cases, privacy 
interests are paramount. For example, cases involving minor children, divorce 
proceedings, and judicial by pass are commonly restricted f rom public access. 128

120. S.B 6413. 64th Leg.. Reg. Sess. (Wash 2016). hup://lawlllese\l.Ieg.wa.gov/bicnniunv20l5- 
16 PdfBills'Session%20Laws Senate/6413.SL.pdf.

121. /</.
122. Id.
123. Id Like California, Washington's statute does not expressly prevent tenant screening 

companies from accessing information. Rather, it prohibits dissemination of the information.
124. Concerns about the proposed language were limited to the definition of tenant screening report 

(‘This bill defines screening report so precisely that no screening report will qualify. Many credit reports 
are structured as pass/fail as opposed to containing detailed information.”) S. 64 6413. Reg. Sess., at 3 
(Wash. 2016). http;//lawfilese.\t, lcg.wa.gov/bicraMnm/301516/l*df/Bill%20Reports/Sen#te/6413%20SBA 
%20FI%20l6.pdf.

125. Nixon v. Warner Commc'ns, Inc., 435 U.S. 5S9, 590 (197S).
126. See U.D. Registry, Inc. v State, 40 Cal Rptr. 2d 228, 232 (Cal. Ct. App. 1995).
127. See. e.g., U.D. Registry. Inc., 40 Cal. Rptr 2d at 229 (finding that “(tjhc tension here is 

between the First Amendment right to free speech and the Legislature's desire to protect prospective 
tenants by limiting the information a credit agency may report regarding a tenant's involvement in 
unlaw ful delainet actions.”). See generally Daniel J. Solove, Access and Aggregation: Public Records. 
Privacy and the Constitution. 86 VtlN'N. L. Rl V. 1137 (2002).

128. See generally Peter A. Winn, Judicial Information Management in an Electronic Age: Old 
Standards. New Challenges. 3 Fi t). CT. L. RLV. 158, (2009) (“In December 2007, to address general 
concerns about privacy and confidentiality of information in the context of the new system of electronic 
court records, the Judicial Conference adopted amendments to the Federal Rules of Procedure. The new 
rules establish general prohibitions on of filing certain ty pes of sensitive information in court records, 
such as social security numbers, taxpayer identification numbers, birth dates, names of minor children, 
and financial account numbers "),
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B. Limiting, Initial Disclosure: California's Second Approach

In 1991 California passed another law regulating information contained in 
tenant screening reports.' 9 Similar to the court’s future recommendation in U.D. 
Registry, policymakers sought to delay initial disclosure of eviction records. 
Under the 1991 law, eviction records were not publicly available ‘‘until [thirty] 
days following the date the complaint [was] filed.
to extend the non-disclosure period to sixty days.1 1 and to permanently prohibit 
third-party access if the defendant “prevailed] in the action within [sixty] days of 
the filing of the complaint.

While California’s law limiting initial disclosure was an important step, it 
was insufficient to protect innocent tenants from the negative health 
consequences of an eviction record. By placing the burden of prevailing on the 
tenant, rather than the landlord, the law created a chilling effect on the pursuit of 
justice; it disincentivizcd tenants from pursuing meritorious defenses for fear that 
it may take more than sixty days to prevail. A tenant was similarly penalized if 
court delays caused the eviction to require more than sixty days to complete. The 
law also failed to protect tenants from “zombie lawsuits” that resulted when a 
landlord and tenant resolved the underlying issue but the landlord failed to 
dismiss the case. As discussed below1, the California legislature amended the law- 
in 2016 to address these issues.

,,130 The law w-as later amended

132

C. Limiting Access After Entry of Judgment Sealing and Expunging Eviction
Records

In an effort to limit the dissemination of court records, many jurisdictions 
have processes to seal or expunge eviction records. When a record is sealed, it is 
“unavailable to the public.”1’1 Some eviction courts are “afforded the power to
seal their records when interests of privacy outweigh the public’s right to 
know--.’ ,nt Unlike sealing, when a record is expunged, it is eliminated from the 
record; it is as if it never existed. 135

129. S.H. 892. 1991-92 I .eg., Reg. Sess., cli. 1007 (Cal. 1991) (codified as amended al Cal. Civ. 
Proc. Code § 1161.2 (1992)).

130. lit.
131. See S.B. 236,1993-94 Leg., Reg. Sess., eh 1191, $3 (Cat. 1993).
132. S.R. 345, 2003 04 1 eg.. Reg. Sess., eh. 787. § 2 (Cal. 2003). See also Rudy Kleysteuber, 

Tenant Screening Thirty Yearn Later: A Statutory Proposal to Protect Public Records, 116 YAU- L.J. 
1344, 1366-67(2007).

133. Nicola J. Pnngoilis. Criminal Records. Seating and Expungement, in MASS. CONTINUING
Legal Educ.. Crime and Consequences: the collateral Effects of Criminal conduct § 
18.2.1 (2013).

134. In re Knoxville News-Sentinel Co., Inc.. 723 F.2d 470, 474 (6th Cir. 1983) (citing Drown & 
Williamson Tobacco Corp. v. I'TC, 710 F.2d 1165. 1179 (6lh Cir. 1983); see also In Re Malkin. 598 F.2d 
176, 190-92 (D C. Cir. 1979), overruled by F.E.O.C v. Nat‘l Children’s Ctr.. Inc.. 98 F.3d 1406 (D C. 
Cir. 1996); Qttaway Newspapers. Inc. v. Appeals Court. 362 N.F..2d 1189, 1196 n.16 (Mass. 1977).

135. Pangonis, supra note 133.



78 The Georgetown Journal on Poverty Law & Policy |Vnl. XXIV

Certain Jurisdictions, for example, prevent access to eviction records brought 
in connection to a foreclosure proceeding. In Illinois, eviction actions brought 
against a tenant pursuant to a foreclosure are mandatorily placed under seal. 
Likewise, in Minnesota, the court must expunge eviction records “filed by the 
foreclosing mortgagee or contract for deed canceling vendor if the court finds 
that the defendant vacated before commencement of the eviction action, or a did 
not receive a proper lease termination notice, 
automatically placed under seal or expunged demonstrates policymakers’ 
awareness of the threat eviction records pose to tenants’ ability to secure safe 
housing.

136

137 That these evictions are

However, more commonly, courts merely have discretion, rather than a 
mandate, to limit access to an eviction action unrelated to a foreclosure. For 
example, a court may decide to place the case under seal if the landlord’s action 
is without basis in law or fact, placing the seal under file is clearly within the 
interests of justice, and those interests are not outweighed by the public’s interest 
in accessing the record. ’* In other jurisdictions, courts use the same criteria to 
decide whether to expunge eviction records.

The court’s powers to seal or expunge fail to adequately protect tenants in 
eviction proceedings. By their very nature, sealing and expunging the record 
occur after a case has been filed. In Chicago, for example, where eviction is a 
summary proceeding, an eviction case may take weeks before a judgment is 
entered, and longer if a tenant exercises her right to hire or consult an attorney, 
elects to have a jury trial, or files any pre-trial motions. ' This means that tenant 
screening companies have ample opportunity to collect data about the tenant 
while the case is pending. Even if the tenant prevails and the court grants her 
motion to seal the record, it is too late. She is already “in the system,” and will 
face the aforementioned challenges in renting an apartment. This leads to a 
second inadequacy. Perversely, this system creates a disincentive for tenants to 
exercise their rights: belter for a tenant to resolve the case quickly and hope the 
judge will grant a motion to seal or expunge than to vindicate her rights and risk 
a company collecting her information.

In practice, judges do not raise the issue of sealing or expunging the record 
when a tenant prevails. Attorneys may move to limit access to the record, but the 136 137 138 139 140

139

136. 735 III.. Cavil*. S'l’AT. ANN. 5/9-12 1(c) (West 2013); 735 ILL. COMP.STAT. ANN. 5/15- 
1701(h)(6) (West 2013).

137. LAWRENCE McDONOUC.il, RESIDENT!At EVICTION Dl l CNSI-: IN MINNESOTA 31S (Sept. 2015). 
http://povertylaw.honiestead.com/flles/Readiiig/ResideMtial l£viction_Defense_in Minnesota.pdf.

138. Sec generally 735 Id.. COMI*. Si Al'. ANN. 5'9- 121(b) (West 2013) (Illinois' statute exemplifies 
the approach to discrctiomu) sealing taken by some jurisdictions.).

139. See generally MINN. SCAT. ANN. $ 484,014 Suhdiv. 2 (2015).
140. In Chicago eviction court, tenants always have the option to proceed to trial the first day the 

day the case is called. However, if a tenant elects to exercise various rights, the trial will he delayed. For 
example, under 735 III. COMP. Si AT. ANN. 5/9-108 (West 2013), a tenant may demand a trial by jury. In 
practice, once this motion is granted, the case will be transferred to a different courtroom, thereby 
extending the duration of the ev ietion action. Similarly, if the tenant makes a motion to quash sen ices of 
summons under 735 II I.. Comp. STAT. Ann. 5/2-301 (West 2013), the court will proceed by first holding 
a hearing on the motion. If the motion fails, then the court will move fonvard on the eviction hearing. Id.

http://povertylaw.honiestead.com/flles/Readiiig/ResideMtial
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motions are not always granted. However, even if motions to seal or expunge 
were granted in all cases in which a tenant prevailed, tt would not be enough to 
protect tenants from the negative health consequences of eviction. Tenant 
screening companies collect information about eviction tilings on a daily basis. If 
the record is sealed or expunged after the fact, the tenant is likely already 
blacklisted and will incur attendant health consequences. Therefore, legislatures 
must consider alternative policy measures to protect the health interests of 
tenants named in ev iction proceedings.

D. Regulating Tenant Screening Companies: Federal and State Approaches

Federal and state laws regulate information collection and reporting by tenant 
screening companies. The federal Fair Credit Reporting Act (FCRA)1' governs 
"the collection, assembly, and use of consumer information and provides the 
framework for credit reporting in the United States.'’14' FRCA was enacted to 
accomplish three goals: “(1) prevent the misuse of sensitive consumer 
information by limiting recipients to those who have a legitimate need for it; (2) 
improve the accuracy and integrity of consumer reports; and (3) promote the 
efficiency of the nation’s banking and consumer credit systems.

Tenant screening reports utilized by landlords to evaluate a rental application 
are governed by the FCRA.141 142 143 144 145 * 147 The FCRA permits the use of tenant screening 
reports,11 but it requires that landlords who take an ‘’adverse action” (i.e. deny a 
rental application) provide a notice to the tenant that includes information about 
the credit screening agency that supplied the consumer information, a statement 
that the agency supplying the information did not make the decision to deny the 
tenant's rental application, and notice of the tenant’s right to dispute accuracy 
and/or completeness of information provided by the tenant-screening company, 
as well as the tenant’s right to a free report.14" Under the FCRA, civil suits, such 
as dispossessory actions, may be reported for up to “seven years or until the 
governing statute of limitations has expired, whichever is the longer period.

„!4.i

»>U7

141. l air Credit Reporting Act, 15 U.S.C. § I6SI (2012).
142. Tkvdi: Comm’n, 40 Years or Experience with rut Fair Credit Reporting act i

(2011).
luips:4Airtvw. ftc.gov/sites/dersult/filcs/documenls/repQfliWO-years-expcriencc-fair-credit-reparting-act- 
fie-stafT-report-sumniary-interpreiationS''l 10720fcrareport.pdf.

143. Id.
144. See FED. TRADE COMM’N. USING CONSUMER REPORTS: WllAT LANDLORDS Nl ED TO KNOW 

(2001), Iutps://www.fte.gov/sy9tcm/files/,documents/plain-language/bus49-using-coruumer-reports-\vhat- 
landlords-necd-know.pdf.

145. Fair Credit Repotting Act, 15 U.S.C. § l6Slb(a)(3)(F)(i) (“[A]ny consumer reporting agency 
may furnish a consumer report under the following circumstances and no other: . . . otherwise has a 
legitimate business need for the information ... in connection with a business transaction that is initialed 
by the consumer"). See also FED. TRADE COMM’N, supra note 142, at 48 ("A landlord has a permissible 
purpose to obtain a consumer report on a consumer who applies to rent an apartment”).

140. Fed. I kadi; Comm’n, supra note 142, at 2.
147. Fair Credit Reporting Act, 15 U.S.C. § I681e(a)(2).

http://www.fte.gov/sy9tcm/files/,documents/plain-language/bus49-using-coruumer-reports-/vhat-landlords-necd-know.pdf
http://www.fte.gov/sy9tcm/files/,documents/plain-language/bus49-using-coruumer-reports-/vhat-landlords-necd-know.pdf
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Like other jurisdictions. Minnesota incorporates elements of the FCRA into 
state law. Under Minnesota law, a tenant may request information directly from a 
tenant screening company, at which point the company must disclose “the nature 
and substance of all information in its files on the individual at the time of the 
request; and... the sources of the information, 
tenant report has been used within the past 30 days to deny the rental or increase 
the security deposit or rent” of that individual, then the tenant screening company 
must prov ide this disclosure free of charge, 
law requires tenant screening companies to investigate and correct inaccurate 
information identified by the tenant.

While federal and state law provide some relief for tenants whose credit 
reports contain erroneous information, it is not enough to protect tenants from the 
downward spiral sparked by an eviction record. First, much like pro se 
defendants, who experience the greatest degree of due process violations during 
an eviction hearing, low-income tenants are the least equipped to navigate the 
process of correcting a credit or tenant screening report. Thus, the tenants most 
vulnerable to erroneous information are the most likely to be harmed by it. 
Information contained in a disclosure can be confusing and omit key information 
such as rental scores and recommendations.1*' In addition, even if a tenant is able 
to successfully engage in the process, correcting her report may take months or 
even years. During the interim, the tenant will be blacklisted with few options 
other than dangerous and unhealthy housing. In an effort to protect against this,

MS If “information in a residential■

149 Like federal law, the Minnesota

150

151

148. Minn. Stat. ANN. § 504B.24I Subdiv. 1(a) (2015).
140. Id § 504B.241 Subdiv. Kb).
150. Id § 504B.24I Subdiv. 2. I-f reinvestigation by the lenant screening company does not lead to 

resolution, the company must allow the individual to “explain any eviction report or any disputed item 
not resolved by rcinvestigation in a residential tenant report." /</. § 504B 241 Subdiv. 3.

151. Kleysleuber. supra note 132. al 1366 -67 (2007) (“But even if the FERA’s provisions were 
universally understood and followed, the Act would still fall short as a solution to the problems posed by 
tenant-screening reports. First, the FCRA’s approach is inefficient because errors are corrected on an ex 
post, ilem-by-item basis. Tenant-screening agencies have little or no incentive to avoid accurate but 
misleading items because enforcement is rare and punitive damages are largely unavailable. Furthermore, 
many tenants—especially poorer tenants —may lack the time, skills, documentation, or other resources 
needed to correct their files, suggesting that these tenant-screening reports would contain an above- 
optimal level of error, concentrated in the population that stands to stiller the most as a result. Second, the 
accuracy remedy does nothing to solve (he problem of abuse; a landlord can still .strong-arm a tenant into 
submission simply by filing a (frivolous) lawsuit, branding someone a ‘problem tenant’ without any 
evidence.”) (citations omitted). Cf. Bobby Allyn, How the Careless Errors of Credit Reporting Agencies 
nre Ruining People’s Lives. WASH. Post (Sepl. 8. 2016),
lHtps://w\vw. vvashingtonpost.com/postevery tiling. wp^OUvOIFOSliow-the-careless-errors-nf-eredit- 
reporting-ageneies-are-ruining-peoples-lives/?utm tcrm~.ca4211736385 (wherein the author recounts his 
own experience with incorrect information on his credit report affecting his ability to enter into a rental 
agreement. As the author notes, "A ease of mistaken identity, I thought, should be easy to dear up. I was 
wrong. It took more than a dozen phone calls, the handiwork of a county court clerk and six weeks to 
solve the problem. And that was only after I contacted the company’s communications department as a 
journalist.”),

152. A superior court in King County, Washington, however, recently ruled that a tenant screening 
company must “disclose rental scores, recommendations, and related information in consumer files upon 
request.” Handlin v. On-Site Manager, Inc., No. 13-2-39897-4 KNT, 2016 WL 4702599, at *4 (Wash. 
Super., Aug. 31, 2016).
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Minnesota recently updated its Supreme Court Rules to require agencies that 
purchase hulk data from their courts, such as tenant screening companies, to 
regularly update their databases.

Finally, for tenants with properly entered orders of possession, the FCRA’s 
seven-year time frame for reports can lead to seven years of substandard housing 
conditions and their attendant negative health consequences. In contrast, some 
jurisdictions allow convictions for certain felonies, including theft, forgery, and 
possession of controlled substances, among others, to be sealed three years after 
the most recent sentence, provided there has been no contact with the criminal 
justice system during that time. ’ That certain felony convictions are eligible to 
be sealed in less than half the time of eviction court records is a failure of the law 
to adequately protect tenants from harm. This discrepancy also demonstrates how 
the FCRA fails to contemplate that the circumstances of tenants may have 
changed during the seven-year period; an eviction for non-payment of rent in 
year one does not by itself accurately predict whether the tenant will be 
delinquent on rental payments in a future year.

153

E. Regulating Landlords: The Oregon Approach

While many jurisdictions focus on access to, and dissemination of, eviction 
records, others approach the issue by directly regulating landlords. To limit the 
negative ramifications of a record of eviction proceedings on a tenant’s future 
rental prospects, Oregon law' expressly limits what information a landlord may 
use when evaluating a prospective tenant. Oregon landlords may not consider an 
eviction action if the tenant prevailed or if judgment was entered five or more 
years before the tenant applies for housing.

Oregon’s limitation of what a landlord can use in a rental evaluation provides 
important protections for tenants. However, the statute raises questions about 
enforcement and the ability of landlords to legally circumvent the purpose of the 
law. Oregon law iterates several lawful reasons a landlord may reject a 
prospective tenant. These include justifications based on rental information, such 
as negative reports from references or an unacceptable or insufficient rental 
history, financial information, such as insufficient income or negative credit 
history, and failure to meet other written criteria, 
into eviction court is likely to have negative or incomplete references. If the 
tenant provides the name of the landlord who initiated the eviction action, the 
landlord will likely provide an unfavorable reference. If the tenant omits that 153 154 155 156

155

156 A tenant who has been haled

153. Minn. R. Pub. Access Records Judicial Branch 8(3)(b) (requiring "periodic updating of 
die recipient’s data no less often than the state court administrator’s office updates its bulk records").

154. For a detailed overview of felony convictions eligible to be sealed in Illinois, see Ol 11C I OF
ini-; Statu appellate Defender. Expungement and Sealing: a Record Overview (2016), 
https:/Avww.illinoii,gov/osad/n.\pungejncnl/Documems/Crinniinal%20Exp%20Guide/E.\pungcmcntSeaI  
ingOverview.pdf.

155. OR. REV. STAT. § 90.303( I).
156. Or. Rev. Stat. § 90.304(2).
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landlord, the tenant's application may be viewed as Insufficient. If the eviction 
action resulted in a money judgment against the tenant, she may have negative 
information on her credit report. In each of these scenarios, the landlord could 
lawfully deny a tenant’s application and rebut an allegation by the tenant that the 
denial is based solely on the eviction record, thereby undermining the purpose of 
the law.

v. A Health equity Approach to Eviction Records

"Health is among the most important conditions of human life and a critically 
significant constituent of human capabilities which we have reason to value. " 
—Amartya Sen IS7

Health is central to well-being. Without health, an individual cannot 
completely participate in society—exercise her rights, generate wealth, contribute 
to her community—or reach her lull potential. Health equity is achieved when 
everyone has the opportunity to attain their highest level of health.”158 To 

achieve health equity ‘‘requires valuing everyone equally with focused and 
ongoing societal efforts to address avoidable inequalities, historical and 
contemporary injustices, and the elimination of health and health care 
disparities.”159 Elimination of disparities “cannot be accomplished without 
seriously addressing the underlying social determinants of health,”160 “the 
conditions in which individuals are born, grow, work, live, and age, and the 
wider set of forces and systems shaping the conditions of daily life.”161 Negative 
social determinants of health are responsible for societal inequities and inability 
ofeertain individuals to flourish. is:

15 7. See Sen, Win Health Equity?, supra noie 14, at 659, 663
158. This framework is rooted in Amartya Sen's capabilities approach, which advocates that 

systems should he evaluated to ensure that people arc “free to do and achieve in pursuit of whatever goals 
or values he or she regards as important.” Amartya Sen, Well-Being. Agency' and Freedom: The Dewey 
Lectures 1984. Presented al Columbia University (Sept. 17-19), ht 82 J. OF PHIL. 169, 203 (1985). In 
contrast, Martha Nussbaum's capabilities to function framework articulates a specific list of capabilities. 
Martha Nussbaum. The Tanner Lectures on Human Values: Bey ond the Social Contract: Towards Cdobal 
Justice (Nov 12 & 13,2002, Mar. 5 & 6, 2003).
http://tannerleetures.utah.edu'_dociiments/a-to-z/n/nussbaum 2003.pdf.

159. AM. PltB. Ill At.Til ASS’N, BETTER Hi:'.AI.TII TllROlKill EQUITY: CAST SlT'DIFS IN REFRAMING 
Public Hi ai.tii Work ii (2015) (quoting dkp't of Health and Human Sfrvs., National 
Stakeholder Strategy for Achieving Health Equity: Si ct ion 1.1,9 (2005). 
http://minorityhealth.hhs.gov /npa/filcs Plans'NSS NSS 05 Section I .pdf).

160. /d
161. Comm'n on sue. Determinants of Hi ai hi. Wori o heai hi organi/aiion, CT using 

tiih Gap in a generation: Health Equity through action on the Social Determinants of 
HEALTH (2008),
hllp://apps.w ho. inv iris 'bitstream,110665/43943/1/9789241563703 eng.pdf.

162. See generally itl. (outlining a comprehensive proposal to address social determinants of health 
and achieve health equity, thereby closing the health gap in a generation; doing so is predicated on three 
principles of action: (I) improve the conditions of daily life; (2) tackle the inequitable distribution of 
power, money, and resources; and (3) use empirical assessment to expand the knowledge base, develop a

http://tannerleetures.utah.edu'_dociiments/a-to-z/n/nussbaum
http://minorityhealth.hhs.gov
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The legal system affects nearly every aspect of life, and as such, has an 
enormous impact on an individual’s health. Eviction threatens the health 
outcomes of tenants who are predominantly low-income minorities. Because the 
current system is not concerned with health outcomes, it functions to condemn 
tenants to substandard housing conditions where poor health is the inevitable 
result. To make matters worse, because many tenants are low-income, they lack 
resources to access primary or corrective healthcare. This creates a cycle of 
poverty for the tenant and her family: Eviction begets poor housing conditions, 
which cause poor health, affecting an individual’s ability to work,16-’ resulting in 
outstanding rent due to her alrcady-low-income status, and ultimately leading the 
tenant and her family to faee another eviction and a new downward spiral. In 
light of the demographics of tenant-defendants, the long-term negative 
consequences of eviction disproportionately affect black women and their 
families.

It is clear that current dispossessory proceedings do not consider health 
equity implications. Tenants with a record of eviction proceedings are robbed of 
the ability to meaningfully search for alternative housing. Instead, they are 
confined to the worst, most dangerous housing stock, jeopardizing both their 
immediate and future opportunities. This outcome is particularly egregious for 
tenants who prevailed in eviction actions.

A system that allows innocent tenants and their families to be blackballed 
from affordable healthy housing is antithetical to justice and contributes to the 
reproduction of segregation and poverty. To prevent this, policymakers should 
adopt a health equity approach that contemplates how the system will affect an 
individual’s ability to achieve good health.I(" A health equity approach assesses 
the effect of a policy on population health with particular consideration for 
vulnerable individuals. This approach also encourages policymakers to seek 
feedback from experts in a variety of fields, such as public health, medicine, and 
the sciences, to understand the potential health consequences of proposed 
legislation. Lawmakers already engage these disciplines on issues with a clear 
connection to health, e.g., healthcare reform. To achieve health equity, and in 
recognition of the fact that the law is a social determinant, decision makers 
should contemplate the health consequences of all policies, including those

SM

workforce that is trained in the social determinants of health, and raise public awareness of the social 
determinants of health).

163. This could be because her health is suflering or she must lake care of a familv member, such as 
a sick child. See. e.g., Desmond, Eviction and the Reproduction of Urban Poverty, supra note S, at 105 - 
10 (noting the constraints women face regarding work and child care).

164. See PUB. JUSTICE Cl R., supra note 19. at 13 (finding that the typical Baltimore rent court 
defendant was a black woman who had at least one child).

165. This approach applies the Health Justice framework developed by Emily A. Benler in Health 
Justice: A Framework (and Call to Action) for the Elimination of Health Inequity & Social Injustice, 65 
AM. U. L. Ri.V. 275, 337 (2015) (outlining a health justice tramework that "requires a regulatory and 
jurisprudential approach that consistently and reliably considers the health ramifications of judicial and 
legislative decision making").
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lt>6without an overt health nexus, 
opportunity to participate fully in their communities. The following 
recommendations exemplify an approach to eviction that contemplates health 
equity.

Doing so will afford individuals the

A. Leveling the Playing Field: Representation for Tenant-Defendants

A health equity oriented approach includes measures to ensure representation 
lor all tenant-defendants. Unlike criminal defendants, tenant-defendants are not 
entitled to representation in an eviction action. Given the dearth of attorneys 
available to take on these cases, the majority of tenants arc unable to secure an 
advocate. This contributes to increased due process violations and tenants 
pressured into signing agreed orders they may not fully understand.

A study by the Chicago Bar Association and Illinois State Bar Association 
found that housing was the second most common type of legal problem 
experienced by surveyed low-income households in Illinois.166 167 168 However, despite 
the prevalence of these issues, these households only had legal representation for 
an estimated 16.4% of their legal problems.IWi When the study applied these 
findings to the population of Illinois as a whole, they concluded that low-income 
individuals in Illinois lacked legal assistance lor more than 1.1 million legal 
issues each year.169 170 In light of the rampant due process violations during eviction 
hearings discussed above, tenant-defendants require legal representation in order 
to avoid the health consequences of being named in an eviction action.

Recognizing tenant-defendant need for representation in eviction proceedings, 
the American Bar Association adopted a resolution urging “federal, state, and 
territorial governments to pro\ide legal counsel as a matter of right at public 
expense to [low-income] persons in those categories of adversarial proceedings 
where basic human needs are at stake, such as those involving shelter,” among 
others.'7" A study commissioned by the New York City Bar Association found

166. For an example of this approach in action, see VIl-GAN SAND! I I T At.., NAT'l. CTR TOR 
MEDICAL-LEGAL P’SIIIP, Till- HlAI.ru I Ml* A Cl ASSI SSMI-NT (HI A) OF Till- COMMONWEALTH EDISON 
advanced Metering Infrastructure Deployment (Apr. 2012),
https://skyvisionsolutions.files.wordpress.wm/20l5/09/healih-impncl-hia-of-ami.pdf. This was a 2012 
health impact assessment of utility company Commonwealth Edison's (ComF.d) Advanced Metering 
Infrastructure (AMI). Under AMI. ComEd can remotely connect or disconnect service and "obtain 
detailed customer usage on a 247 basis often in increments as small as 15 minutes." Among the 
assessment's findings was a determination that AMI would result in unintentional injuries and premature 
deaths from disconnected sen ice.

167. Mark Marquardt et ai... Chicago Bar ass’n. The Legal Aid Sait ty Net: A Report 
on the Needs oi Low income Illinoisans d eb. 2005).
http://ltf.org/wp-content/uploads 2013 '020eg.tlneeds.pdf (estimating that 20.2% of Illinois households 
had housing issues).

168. hi.
169. hi
170. am. Bar. ass’n Task Force: on access to Civil Justice, et ai... House of Delegates 

Resolution 112A 1 (Aug. 7.2006)
http://www.americanbar.org/conteM/dam/aba/adnitolttrative/legal. aid indigent defendunts/ls sclaid 06 
AI l2A.authcheckdam.pdf (emphasis added).

https://skyvisionsolutions.files.wordpress.wm/20l5/09/healih-impncl-hia-of-ami.pdf
http://ltf.org/wp-content/uploads
http://www.americanbar.org/conteM/dam/aba/adnitolttrative/legal
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that providing counsel to tenant-defendants would enable the city to realize a 
benefit ofS320 million in reduced homeless shelter costs, affordable housing cost 
savings, and unsheltered homeless cost savings.1 Implementing this program 
would alleviate some of the due process issues that lead to avoidable orders of 
judgment against tenant-defendants. For example, the New York City Council is 
currently reviewing a bill, which, consistent with the study, would create a right 
to legal counsel for “low-income tenants who are subject to eviction, ejectment 
or foreclosure proceedings.”1'" Should it pass, this landmark law will be the first 
of its kind. Taken with other health equity approaches to eviction, availability of 
counsel would help to circumvent the stigma of involvement in an eviction action 
and negative health outcomes for low-income and minority tenants.

B. Protecting Innocent Tenants: Disclosure Contingent Upon Judgment for the
Landlord-Plaintiff

Employing a health equity approach to eviction records requires courts to 
limit access to dispossessory court records. Tenants who prevail must be 
protected from the negative health consequences of a publicly accessible eviction 
record. Currently California is the only jurisdiction that limits initial disclosure of 
eviction proceedings.

Until September 2016, California law permitted disclosure within sixty days 
of filing unless the tenant-defendant prevailed.174 Recognizing the burden on 
tenants, California recently enacted legislation amending its laws. The recent 
amendment instead requires the landlord-plaintiff to prevail in sixty days before a 
third party, such as a tenant screening company, can access eviction case 
records.'7'The amendment was introduced in light of California’s affordable 
housing crisis and the difficulty tenants with a record of eviction proceedings 
experience in obtaining housing 6 While the law does not expressly consider 
health consequences of eviction records, there is no doubt that it will positively 
affect tenants’ ability to achieve health equity.

173

171. S rou i RlSIOS Ross. Inc., supra note 75, at 3.
172 N.Y. City Council, Proposed Introduction No. 2I4-A (N.Y. 2016), 

http://legistar.council.nyc.gov/LegislationDetail.nspx?II> l687978&OUID:-29A4594B-9h8A-4C5K- 
A797-96BDC4F64F80. As of publication, legislation is still pending. On September 26, 2016, the bill 
was the subject of a hearing held by the Committee on Courts and Legal Sen ices. Sec Jessica Silver 
Greenberg, For Tenants Facing Eviction, A'en York May Guarantee a Lawyer, N.Y. TIMES (Sept. 26, 
2016).
http: 7wvwv.nytimes.com/2016/09'27/nyrcgionlegal-aid-tonants-in-ncvv-york-housing-coun.html?_r=0

173. See Assemb. B. 2819, 2015-16 Leg., Reg. Scss. (Cal. 2016).
174. Cal. Civ. Proc. Cool: § 1161.2 (West 2013).
175. See Assemb. B. 2819, 2015-16 Leg.. Reg. Sess. (Cal. 2016). Assembly Bill 2819 was 

introduced in the California Assembly by Rep. David Chiu on Feb. 19, 2016. Gov. Jerry Brown signed it 
into law on Sept. 13, 2016.

176. Press Release. Rep. David Chui. Governor Brown Signs Tenant Protection Measure (Sept 13, 
2016), http://asmdc.org 'members/al7/nevvs-room/prcss-releases/govcmor-brown-signs-tcnant-protoction- 
mcasurc ("Governor Brown’s signature will help protect innocent tenants in California. Tenants who 
prevail in eviction lawsuits should not be placed wrongfully on tenant blacklists, which jeopardize their 
credit and undermine their chances of finding new housing.")

http://legistar.council.nyc.gov/LegislationDetail.nspx?II
http://asmdc.org
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Other jurisdictions must follow California’s lead. Rather than placing the 
burden, and attendant health harms, on the tenant-defendant, eviction laws must 
instead require the fandlqrd-plaint iff to prevail within sixty days in order to make 
eviction records publicly available. This shift is consistent with reasoning 
underlying the existing burden of proof, which requires the landlord to establish a 
prima facie case for eviction.17’ If other stales adopt this approach, innocent 
tenants will be protected from the harmful consequences of an eviction record.

C. Protections for All: Shorten Time Limits for Reporting Eviction Records

The ability of landlords to rely upon seven-year-old information unfairly 
penalizes tenants for their involvement in an unlawful detainer action, 
minimum, eviction records should not be available for a greater period of time 
than certain felony convictions. This is particularly troubling in light of the fact 
that many agreed orders, which include an order of possession for the landlord, 
are entered without a complete understanding by the tenant.

Reducing time limits would also give tenants a meaningful opportunity to 
demonstrate to prospective landlords their ability to be successful renters. 
Landlords fear that eliminating information about previous eviction cases will 
hamper their ability to make good decisions about rental applications. How-ever, 
decreasing time periods will do nothing to affect a landlord’s ability to review a 
potential tenant’s sources of income, which are a much stronger predictor for a 
successful tenancy than prior eviction court involvement.

178 At a

179

VI. Conclusion

The rental housing market penalizes tenants for any involvement in the 
judicial eviction system, creating a negative feedback loop in which the tenant’s 
health continually deteriorates. To break this cycle and achieve health equity, 
policymakers must address representation for tenant defendants and third party 
access to eviction records. To avoid due process violations, tenants should have 
access to legal counsel. Tenant screening companies must not be able to collect 
information about eviction proceedings unless and until a landlord prevails and

177. Furthermore, withholding narrowly tailored information that would otherwise unfairly 
sligmati/.c persons involved, as in the case of involvement in eviction proceedings, is already deemed a 
necessary safeguard in other areas of law. For example, “Ban the Box" laws adopted by jurisdictions 
around the country eliminate questions of con\ ietion history' on job applications. See MiCltn CH 
Natividad Rqdkigui-:/ and Beth Avery, Nat’l Emp’i Law Project, Ban hie Box I (Oct. 2016), 
littpyAvww.nelp.org/contcnt/uploads,Ban-the-Bo\-Fair-Chance-Stale-and-Local-Guidc.pdf.

178. In some jurisdictions, this time period may be even greater than seven years. While the FCRA 
prohibits tenant screening companies from reporting evictions more than seven years old, individuals are 
not limited. For example, in Chicago, a search by name of defendant “John Smith" on 
www.cookcountyclerkofcourg.org will produce records that are decades old. There is nothing to prevent 
an individual landlord from navigating to the website, conducting an electronic full case docket search, 
running the names of all prospective tenants, and using decades-old information to reject an applicant.

179. Allowing access to old ev iction records is more prejudicial than probative. This approach does 
not prohibit from making informed decisions when evaluating a prospective tenant.

http://www.cookcountyclerkofcourg.org
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an order of possession is entered. Finally, there must be reasonable lime limits on 
access to records.

Policymakers must consider how eviction is a social determinant that affects 
a tenant’s ability to achieve her highest level of health. Failing to understand the 
health Implications of laws perpetuates cycles of poverty and segregation, 
placing vulnerable populations, such as low-income, minority tenants, at risk of 
harm. By evaluating policies using a health equity lens, policymakers can 
positively affect individuals’ opportunities, thereby decreasing poverty and 
improving community outcomes.
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Los Angeles Chinatown:
Tourism, Gentrification, and the Rise 

of an Ethnic Growth Machine

Jan Lin

Early Chinatown: A Conspiracy of Interests
"Forget it Jake. It's Chinatown."

An associate chides detective Jake Gittes, at end of the 1974 
him Chinatown, urging him Lo drop the case and let the Chinese 
take care of business themselves. Clunatown is the scene of the 
movie's last crime, and a metaphor for the sm and corruption at 
the heart of the metropolis. The incestuous power broker, Noah 
Cross, eludes apprehension with his daughter / granddaughter in 
his clutches, and slips into the night. In Robert Townc's screen
play, Cross represents William Mulholland, the founder of the 
Los Angeles Department of Water and Power (DWP). There was 
a conspiracy of interests in early twentieth-century Los Angeles 
that could be described as an urban "growth machine" which 
included the DWP, the Los Angeles Times, and the Los Angeles 
Chamber of Commerce.1 As the film depicts, the power brokers 
misled the public into believing there was a water shortage to 
gain public support for a bond issue to build an aqueduct from 
the Owens River valley to Los Angeles, generating windfall prof
its especially for land speculators with holdings in the San Fer
nando Valley where the aqueduct entered Los Angeles.2

Films such as Roman Polanski's Chinatown contribute to the 
popular perception of Chinatown as a deviant and disordered 
ban place During the early twentieth century, Los Angeles Chi
natown was in fact publicly viewed as a "slum" plagued by vice, 
moral decay, and poor sanitation. It was slated in 1931 for con-

ur-

Jan Lin is an Associate Professor of Sociology at Occidental College, He 
is the author of Reconstructing Chinatown: Ethnic Enclave, Global Change 
(University of Minnesota Press, 1998) and co-editor of The Urban Sociol
ogy Reader (Routledge, 20C5).
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demnation and removal to make way for the construction of the 
city's new railway terminus, Union Station, which was completed 
in 1939. In 1938, two construction projects rebuilt Chinatown north 
of the original site as tourist enclaves, China City and the New 
Chinatown. Heritage tourism was already becoming established 
downtown at the old city plaza, where Christine Sterling led the 
preservation of the Spanish-Mexican past with a picturesque mar
ketplace at Olvera Street and associated sites from early Los Ange
les in the days of "El Pueblo." The 1930s and 1940s were a period 
of political rapprochement between China and the U.S., which be
came diplomatic allies against the growing Japanese military threat 
in East Asia. In the 1940s, the New Chinatown grew prosperous by 
catering to the Amencan public's interest in Chinese food, curios, 
and ail lure. By the 1950s, however, this interest started to decline 
with the onset of the "red scare" and the social conformism of the 
McCarthy period, as well as the movement of people out of down
town Los Angeles to the suburbs. The construction of the freeway 
system that enabled the suburbs in the 1940s and 1950s also in
volved the destruction of many central-city neighborhoods. The 
Hollywood Freeway (1-101), for example, which runs right through 
downtown Los Angeles, became a concrete bamer contributing to 
the isolation of Chinatown from the rest of downtown Los Angeles. 
Chinat own went through a period of decline.

Labor and Capital Globalizes Chinatown 
Since the 1963s, a revival was underway in Los Angeles China
town, with new flows of immigrant labor and capital into the 
region. This globalization process is the outcome of liberalizing 
of U.S. immigration and investment controls and growing com
modity trade with other world regions. Los Angeles Chinatown 
has expanded both demographically and economically in the 
global era, with the original Cantonese colony now augmented 
by immigrants from other provinces of southern China as well as 
ethnic Chinese lrom Vietnam and other areas of Southeast Asia. 
Several new local Chinese and overseas Chinese banks have es
tablished branch offices in the 1960s. These banks were closely 
involved with the development of several new shopping plazas 
in the 1970s. The original Central Plaza of the Los Angeles Chi
natown, which dates back to the New Chinatown of 1938, began 
a decline in the 1970s because of competition from the new shop
ping plazas, as well as with steady growth of the new "suburban 
Chinatown" in Monterey Park.
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1990s: Emergence of Gentrification
Since rhe 1990s, however, a new bohemian arts and entertainment 
scene began to emerge along the Chung King Road ard the old 
Central Plaza, with the traditional mom-and-pop Chinese Ameri
can curie shops and restaurants being displaced and making way 
for art galleries, bars and nightclubs, ana upscale gift shops. Chi
natown is undergoing gentrification and redevelopment.

Chinatown is entering an era of new possibilities, as ethnic 
places are increasingly a factor rather than a barrier to urban re
newal. In global cities like Los Angeles, ethnic sites are linked to 
strategies attracting global investment capital and immigrant labor. 
After years of decline, downtown Los Angeles has been the focus of 
recurring attempts at renewal by public officials, downtown boost
ers, and the Community Redevelopment Agency (CRA) As Mike 
Davis documented in his article, "Chinatown, Part 2? The 'Interna
tionalization' of Downtown Los Angeles," the CRA is playing the 
role of the DWP of William Mulholland in the earlier period of the 
Los Angeles growth machine. In his book, City of Quartz, he docu
ments how there was a land rush of investment capital beginning 
in the 1970s (especially from overseas European, Middle Eastern, 
and Japanese sources) in the construction of downtown skyscrap
ers that did much to signify the ascendance of Los Angeles in the 
global economy. Saskia Sassen3 describes Los Angeles as a "global 
city," an advanced financial services and corporate management 
complex for transnational capitalism. The CRA has been princi
pal overseer to the emergence of an associated elite arts and civic 
center complex on Bunker Hill, especially along Grand Avenue, 
which includes the Music Center, California Plaza, the Museum 
of Contemporary Art (MOCA) and the Walt Disney Concert Hall 
(designed by internationally known architect Prank Gehry) just 
completed in 2003. Culture is increasingly perceived as a compo
nent of production in urban economic development.4

High Culture, Popular Culture, Ethnic Culture?
Tourism, the arts, and cultural affairs are increasing features of the 
urban economy. Planners and public officials typically focus on 
high culture through the construction of major hotels and conven
tion centers, symphony halls, theaters, and museums. Popular 
culture and ethnic culture are also increasingly promoted, with 
the recognition that hip, bohemian neighborhoods and. ethnic en
claves can attract tourists and become focal points for gentrifica
tion and urban redevelopment.5 As discussed bv Kyeyoung Park
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and Jessica Kim,6 Los Angeles Koreatown is a district undergoing 
similar bohemianization and gentrification. Little Tokyo has also 
acquired an appeal as a hip and bohemian neighborhood. There 
has been considerable sociological interest for two decades on the 
ethnic enclave economy as a factor in the incorporation of im
migrants into the U.S. society and economy7 and as a feature of 
the global economy.8 There is growing interest in exploring the 
cultural and touristic dimensions of ethnic enclaves. Russell C. 
Leong describes these ethnic enclaves, such as Koreatown, Thai 
Town, and Little Tokyo as "ethnohubs" of commercial as well 
as cultural activities. Jerome Krase describes the contemporary 
ethnic enclave of Little Italy as an "ethnic theme park.

The completion of the Gold Line Metro station in 2003 has 
spurred tourism and urban redevelopment, bringing tangible ben
efits to Chinatown in the form of jobs, economic growth, and tax 
revenues, Economic growth has also caused displacement. Inde
pendent small Chinese American businesses and low-income resi
dents are being evicted or displaced by rising commercial and res
idential property prices and rents. The new bohemian arts scene 
and the residential gentrification of Chinatown through the con
struction of mixed-use residential condominium projects is bring
ing a new population of white middle-to- upper class professionals 
and artists to compete with the established working- and middle- 
class Chinese American population. Chinatown is a neighborhood 
undergoing racial / ethnic and socioeconomic class transition.

Race, Space, and Power Dynamics
In this paper, I examine how Los Angeles Chinatown is situated 
within the new economic and social dynamics of race, space, 
and power in the global city. As a participant observer in Los 
Angeles Chinatown activities, I have given as well as attended 
public lectures and through volunteering with the Chinese His
torical Society of Southern California and the Chinese American 
Museum of Los Angeles. Working with the historical museums, I 
directed students of Occidental College in conducting oral histo
ries of people in Chinatown.10 I also conducted several interviews 
with art gallery owners and staff of the cultural preservation and 
heritage organizations in Los Angeles Chinatown on the new art 
scene, gentrification, and redevelopmental trends in Chinatown.

The Growth Machine and the Redevelopment of Chinatown
An ethnic growth machine has emerged in Los Angeles China
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town since the 1960s that has brought new investment and rede
velopment. A number of new local Chinese American and over
seas Chinese banks have established branch offices. The Cathay 
Bank was established in 1962, the first Chinese American bank 
in Southern California, The East West Bank, established in 1973, 
is also Chinese American. There are several overseas Chinese 
banks operating in Chinatown, including Far East Bank, Bank, of 
Canton of California, Bank of China, Bank of Taiwan, and Chang 
Hwa Commercial Bank. These banks have been involved in the 
development of a number of new shopping plazas in Chinatown 
since the 1970s. Mandarin Plaza, completed in the early 1970s, 
was the first to be built, and is across Broadway from the East 
Gate of the Chinatown Central Plaza.’1 Bamboo Plaza, just north 
of the Central Plaza was completed in 1989. In the blocks to the 
south along lower Broadway and Hill Street, heading toward the 
central city, there have emerged several other new plazas, includ
ing Dragon Plaza, Saigon Plaza, Chinatown Plaza, Dynasty Cen
ter, Par East Plaza, BC Plaza, and Asian Center. The Chinatown 
Central Plaza began a decline in the 1970s with the suburbaniza
tion of the Chinese population, as well as the market competition 
caused by the plethora of new malls. By 1984, Vietnamese Chi
nese owned half of Chinatown's estimated 1,400 businesses.

The Vietnam War and its political and economic dislocations 
caused an influx of ethnic Cliinese, especially of ethnic Chinese 
from Vietnam, Cambodia, and other areas of Southeast Asia. 
Members of the Chinese Consolidated Benevolent Association 
(CCBA) traveled to a Vietnamese refugee settlement in Camp 
Pendleton to encourage them to settle in Los Angeles China
town. Quite visible is a colony of Teo Chew (also Chao Zhou) 
Chinese. The Tew Chew Association is a transnational network 
with centers in Southeast Asia, Europe, and North America. The 
Teo Chew Chinese in Los Angeles Chinatown came from South
east Asia, but the diaspora originated in the Chao Zhou region of 
China. The members speak the Chao Zhou dialect or Cantonese. 
The Teo Chew Chinese spearheaded the Chinatown Gateway 
Project with a community pledge drive combined with public 
funds to complete the $500,000 structure in 1989. This sixteen- 
foot bridge stretches over the North Broadway entrance to Chi
natown at Cesar Chavez Avenue, with neon lighting and pagoda 
crown, and acts as a strong visual statement for visitors to Chi
natown entering from the south. The business style of the more 
assimilated, established Cantonese origin merchant community
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clashes with the plucky entrepreneurialism of the Teo Chew and 
other Southeast Asian Chinese, who operate sidewalk tables and 
open-air stalls, and are willing to bargain on prices and eschew 
sales tax. Language acts as a divide, as the Teo Chew Chinese are 
only just beginning to become members of such organisations as 
the CC3A cr the Chinese Chamber of Commerce of Los Angeles, 
which hold their meetings in English.

Language, culture, and regional origins thus differenti
ate the mass of Chinese immigrants to the United States. These 
ethnic subcultural differences reflect tire breadth and diversity 
of China as a nation of cultural, geographic and sociohistorical 
complexmes. While the traditional leadership organizations, the 
CCBA (founded in 1907) and the Chinese Chamber of Commerce 
(founded in 1955) work to integrate the new immigrants into a 
new pan-ethnic Los Angeles Chinatown, new organizations have 
emerged to broket economic and political relationships with non- 
Chinese developers and public officials in Los Angeles. The Los 
Angeles Chinatown Business Council was thus created in 1999, 
with a more explicit focus on coordinating infrastructure and land 
market redevelopment than the Chamber of Commerce, which 
retains a more boosterish role by taking charge of annual events 
such as the Cliinese New Year Festival and Auto Show, the Miss 
Chinatown pageant, and the Autumn Moon Festival events.

Chinatown Business Improvement District (BID)
An significant creation of the Chinatown Business Council was the 
Chinatown Business Improvement District (BID) in August 2000, 
when a majority of Chinatown property owners voted 56 to 43 
in favor of the BID, creating a special assessment to be levied on 
property owners. The money is used to pay for graffiti removal, 
private security patrols, sidewalk sweeping, tree and shrubbery 
planning to lure visitors to Chinatown and improve the area. Suc
cessful BID projects have been implemented in Santa Monica, Old 
Town Pasadena, and Hollywood. The Los Angeles Chinatown 
Business Council is the management entity for the BID.

BID president Kim Benjamin is also president of Manhattan 
Beach-based Laeroc Partners, Inc., a real estate development com
pany that also owns prominent parcels in Chinatown. He and 
other non-Chinese members of the BID board of directors mark a 
growing trend of extra-ethnic, or outside investor and developer 
interest in Chinatown. The investment and redevelopmental boom 
began to accelerate with the opening of the Gold Line Metro station
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on Alameda Street in 2003, with investors converting old shopping 
malls and undertaking new construction in several condominium 
and commercial mixed-use development projects. Blossom Plaza, 
for instance, is a $150 million mixed-use project that includes two 
residential condominium towers as well as a cultural plaza, with 
retail and commercial uses. The City of Los Angeles provided 
$36 million m funding, negotiated by City Councilmember Ed P. 
Reyes, announced in January 2007. In April 2007, the Community 
Redevelopment Agency (CRA) approved a five-story mixed-used 
project called Chinatown Gateway that converts previously com
mercial space to 280 residential condominiums with pool and 
landscaped plaza along with retail uses.

The property owners of the Ciiinatown BID have created an 
urban growth machine that includes a coalition of Chinese develop
ers, white developers, the City of Los Angeles, and the CRA., While 
many among the population of Chinese American residents, busi
ness owners, and community stakeholders recognize the benefits of 
economic redevelopment, there is also apprehension about displace
ment of the established businesses and residents in the neighbor
hood through commercial and residential gentrification also raising 
questions about cultural ownership and community identity.

Cultural heritage stakeholders in Chinatown are at a cross
roads with the growth of tourism in the local economy. The Chi
nese Historical Society of Southern California was founded in 
1975 to pursue, preserve, and communicate knowledge of Chinese 
American history m the state. In 1995, the Society moved into two 
Victorian houses on Bernard Street, built in 1886 and 1888 by Phil
ip Fritz, an emigrant from Alsace (on the German/’French border), 
when the area was still Frenchtown. The site is now the location of 
the Chinatown Flerifage and Visitors Center. In 1988, the Friends 
of the Museum of Chinese American History formed with repre
sentatives from El Pueblo, the Chinese Historical Society of South
ern California, and many local community members. This group 
worked for the next decade to raise public and private funds to 
establish a museum in the Gamier Building, which opened as the 
Chinese American Museum of Los Angeles (CAMLA) in 2003. 
The Chinese American Museum is equipped with spacious exhi
bition spaces and attracts many visitors entering the community 
from the Olvera Street and old City Plaza area. The Chinatown 
Heritage and Visitors Center offers a significant archive and li
brary, and is frequented by visitors entering Chinatown from the 
north who are visiting the Chinatown Central Plaza.
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The New Bohemian Art Scene
In the late 1990s, the Chinatown art scene emerged as a part of a 
wider cultural phenomenon known as the Los Angeles East Side 
art scene that encompassed the adjoining communities of Echo 
Park, Boyle Heights, Highland Park, and Eagle Rock. The avail
ability of low commercial rents and property values and the ap
peal of an eclectic or "edgy" neighborhood quality drew many 
artists and investors to ope: i studios, galleries, and shops in these 
locales. A succession of reporters has covered the hipster scene 
for the Los Angeles Times since 2000. The bohemian Chinatown 
art scene also drew reportage from The New York Times and com
parisons to Manhattan's East Village.

The Chinatown art scene is centered in Chung Kmg Road, a 
quiet pedestrian alley that forms a west wing to the Chinatown 
Central Plaza on upper Broadway. Sleepy Chinese art and curio 
shops proliferated among first floor business spaces before the 
gallery influx, while the second floor spaces are still actively in 
use as residential apartments. UCLA painting professor Roger 
Herman and his associate Hubert Schmalix were the pioneers, 
buying the Black Dragon kung fu studio in 1998 and transform
ing it into the district's first modern art gallery. Jorge Pardo 
established a studio space in the main Chinatown plaza and 
eventually transformed if mto the Mountain Bar with partners 
Steve Hanson, an artist, and Mark McManus, an architect. Other 
nightspots in the Central Plaza include the kitschy pagoda-style 
bar at I lop Louie restaurant, as well as the popular Grand Star 
]azz cafe and the Firecracker dance club upstairs.

Said Pardo in an interview with Kimberly Cutter, "Its used 
to be that the people who went to Cal Arts and Art Center would 
move to New York the minute they graduated because it was 
difficult to have an art career here, but increasingly, that is no 
longer die case."15 In the same article, artisi Pae White comment
ed, "What's nice about the Chinatown galleries is that they're 
very organized. They're in the same part of town that the artists 
themselves actually live in and hang out in, so there's this sense 
of a whole community orbiting around them."

In an interview with Alexandria Abramian-Mott (2003), Mark 
McManus, an investor in the Mountain Bar opined, "The normal 
cycle is that artists come, rents gc up, artists leave. That's not 
going to happen here. The community here is about a reputation 
economy, not a money economy." Richard Liu, an architect who 
grew up in Chinatown, purchased an abandoned restaurant in
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Visitors on Churig King Road. The JadeTree gift and antique store has been a fixture 
since 1947. The Black Dragon kung fu studio was converted to an art gallery in 
1998, then sold to the Jancar Gallery in 2008.

Photograph by Jan Lin

2002 and converted into a gift shop called Realm. He comment
ed to Abramian-Mott, "I want the area to have unified lighting, 
benches, and planters, as well as later business hours. But I want 
to avoid gentrification. It's all about the balance."

An article by Frances Anderton for the New York Times,16 
however, suggests that the gentrification is already in progress. 
Anderton quotes Sherwood Lee, who played on Chung King 
Road as a child, and whose mother rents space to China Art Ob
jects, "This [scene] is very positive, but the only drawback is that 
Chinatown may lose its flavor through all these other businesses 
coming in." In the same article, Roger Herman, the owner of 
Black Dragon Society gallery, felt very wary of gentrification: "It 
was nice and quiet three years ago, but we are killing the goose, 
the charm has gone."

The new Chinatown arts scene has received the blessing of 
many property owners and business interests, but it is quite ap
parent that the gentrification process is underway There is a rath
er uncertain balance between art scene and the traditional world 
of Chinatown. The two social worlds do not really mix. Majority
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Cindy Suriyani, owner of Bamboo Lane gallery, at a March 2005 art opening.

Photograph by Jan Lin

of the art galleries are owned by white investors. Two notable ex
ceptions are LMAN Gallery (run by Lawrence Man, an immigrant 
from Hong Kong) and Bamboo Lane (run by Cindy Suriyani, an 
immigrant Indonesian-C’hinese). There have been some efforts 
to bridge the generational and cultural divides, such as public 
art installations in 2004, that partnered Cindy Suriyani and L.A. 
Commons, a public arts community development organization, 
together with Chinese American seniors and youth artists.

Cindy Suriyani says in a December 2005 interview, that some 
galleries are beginning to become truly profitable in Chinatown, 
with some artists selling pieces regularly for thousands of dollars, 
to very wealthy transnational buyers who are increasingly com
ing from other places such as New York City and Europe.' The 
growing success of the art scene has contributed to a speculative 
property market in Los Angeles Chinatown that may ultimately 
threaten the existing Chinese American pioperty ownership pat
tern in Chinatown.

Ethnic Tourism, Chineses Heritage, and Community Identity 
With the completion of the new Metro Gold Line transit stations 
at Chinatown and Union Station in 2003, a new era in cultural
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tourism has come to Los Angeles Chinatown. What this new 
ethnic tourism means in terms of cultural ownership and the 
commercialization of Chinese culture is a serious question in the 
current environment. Eugene Moy, who is with the Chinese His
torical Society of Southern California and also a volunteer with 
the Chinatown Heritage and Visitors Center, states:

1 think that people still come here but perhaps now with more 
of a strong interest in the arts, culture, and traditions of Chinatown. 
There is a lot more serious interest now in learning about the art 
and culture of China and Chinese Americans. I also meet families 
that are non-Chinese parents who have adopted children from Chi
na, who want to learn about classical Chinese history and culture 
so they can pass that on to their Chinese adopted children.

This is a 150-year-old Chinese community that has made 
tremendous contributions to the commercial and community 
development of Los Angeles and has contributed to the diverse 
economy. We have families who have been here for four, five, six 
generations. We have Chinese coming from affluent suburbs like 
South Pasadena. Their second-generation children who are col
lege students are coming in searching out the history of Chinese 
in America.

Suellen Cheng, Interim Executive Director of the Chinese 
American Museum of Los Angeles (CAMLA) is similarly opti
mistic about the prospects for cultural tourism in Chinatown:

This is a new cultural tourism, not the earlier days of curiosity 
of cultural stereotypes. If there were more cultural institutions 
that people can understand, like classes in kung fu,. tai chi, 
painting and art classes, even more people would be drawn to 
Chinatown, and to the museum.

The impact of gentrification on the elderly, the low-income 
residential community, and small businesses is a serious Ques
tion in the current economic environment. Residents in China
town are generally poorer, less educated, less acculturated, and 
more recent immigrants than the Chinese as a whole in Southern 
California. The demand for housing in Chinatown outstrips the 
available supply, and many immigrants have moved into nearby 
areas such as Echo Park or across the Los Angeles River in Lin
coln Heights.17 The elderly population is especially challenged by 
the lack of affordable housing. When the CRA-subsidized Cathay 
Manor opened in the mid 1980s, there were ten times more appli
cants than units available. Low-income immigrants, the elderly,
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and small Chinese mom-and-pop businesses are threatened with 
displacement by gentrification in Los Angeles Chinatown.

Cultures and Classes Clash: The Future of Chinatown 
The challenge that confronts Los Angeles Chinatown in the con
temporary era is how to refashion itself to the opportunities as
sociated with the postindustrial city in the new global economy. 
Culture has become a growing sector of growth in our urban econ
omies, replacing some of the losses associated with the decline of 
manufacturing. We have seen the growth of "symbolic" or "cre
ative" economy activities such as tourism, entertainment, and the 
arts.18 The transition of the declining industrial district of Soho in 
New York City to an arts studio and gallery district that popular
ized the phenomenon of "loft living" is a well-known example of 
the value of culture in the postindustrial city.19 In the declining 
manufacturing and warehousing districts of downtown Los An
geles, we see the intersecting of two economic sectors, namely the 
ethnic enclave economies of Chinatown and Little Tokyo, and the 
growth of arts studio and gallery districts. The completion of the 
Gold Line mass transit stations at Chinatown and Union Station 
has brought new opportunities to boost tourism in the ethnic en
clave economies of Chi natown, Olvera Street, and Little Tokyo.

The coming of the Gold Line Metro to Cmnatown and Union 
Station in the new millennium is a marked contrast to the destruc
tive episode of "ethnic removal" that beset old Chinatown several 
decades ago with the completion of the original Union Station rail
road depot. An ethnic growth machine has emerged in Los Angeles 
Chinatown through the coalition of ethnic entrepreneurs as well as 
non-ethnic entrepreneurs. Rather than being victims of a conspira
cy of i nterests as in the days of early Los Angeles, Chinato wn is now 
part of the conspiracy of urban growth machine interests.

Globalization has brought opportunities as well as risks to 
Los Angeles Chinatown, as we find a delicate partnership be
tween old Cantonese American businesses, the new Southeast 
Asian Clunese businesses, and a new bohemian arts economy 
working with the Metropolitan Transport Authority (MTA), the 
Community Redevelopment Agency (CRA) and other city agen
cies to link Chinatown with emerging culture and tourism strate
gies. How it accomplishes renewal and growth while sustaining 
the social institutions and cultural integrity of its low-income 
and elderly residential community will be a continuing question 
as Chinatown moves into the future.
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The current economic scenario in Los Angeles Chinatown 
is different from the stark socioeconomic polarization seen by 
Mike Davis21 between the high-security citadel of the transna
tional power elite and the homeless and dispossessed minorities 
of postindustrial Los Angeles. Since the 1960s, a new fortress 
city of transnational bank and corporate office towers, hotels, 
museums, and elite cultural facilities has risen downtown and 
on Bunker I fill. Class polarization and spatial segregation can be 
seen also in Los Angeles Koreatown22 where overseas capital has 
financed a landscape of hotels, department stores and bank tow
ers in a rortress environment. A similar class polarization can be 
seen in between the low-income elderly residential community 
of Little Tokyo and the hotels, banks, and department stores fi
nanced by transnational Japanese banks since the 1970s. Class 
polarization in Los Angeles Chinatown may very well increase, 
however, if gentrification and redevelopment accelerates to the 
point of disrupting community stability. In the new "gold rush 
to capitalize on the economic benefits brought by the Gold Line 
transit station, Los Angeles Chinatown may mortgage the future 
of its low-income residential and small business community if it 
moves too quickly to reap the benefits of redevelopment, gentri
fication, and cultural tourism in the new global economy
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And so it begins: ground is broken for 8.5-mile Crenshaw/LAX Line

Tuesday January 14, 2014

Construction began Tuesday morning on the Crenshaw/LAX Transit Project, an 8.5-mile, $2.058-biNion light-rail line that 
will run between the Metro Expo and Green lines and is expected to open in 2019. The project will also bring Metro Rail 
closer to Los Angeles International Airport.

The groundbreaKing bought together top officials from federal, state arid local government, including U.S. Transportation 
Secretary Anthony Foxx and California Senator Barbara Boxer.

. _~One of the old Yeilow Cars at Crenshaw &. 54th in 1954. Photo by Alan Weeks via Metro Transportation Library and 
Archive.
(http://wv»"w.fliCkr.com/photos/metrolibraryarcnive/4968246i26/in/photolist-822ytY-ohfMvY-qhfMgt;-qbfLEb-Q''icDyX 
qqKCPV-qqNGDa-dTRiZe-dwk4V3-dw;rvw dvvCdSs-qqPSdo-qqNfqs-qqNeBA qqNeOO-aNiHxR aN iHua-oqPt;E7- 
qqKHq4-a7eziM-a7eyZT-a7eYhi-a7hOBL-a7czi: aNi hD6-aNiHs2-s7eYc2-a ;eYfH-a7hOBs-aNiHKe-a7eYfa-aNiHBp- 
aN HFX-a7hODU-a7eYer.-dwqsUK-a7eYhK-a7hOyU-a7hOFI-a7hOEN-a7eYmH-qCBzmr-QhfNnL-qCEoh' a7hOvN-a7hOtL- 
qhfM2w-8Lt7cx-8Lwbeo-qkZdMs-qkZdBu/)

One of the old Yellow Cars at Crenshaw & 54tn in 1954. Photo by Alan Weeks via Metro Transportation Library and 
Archive

The event was held ax the intersection of Crenshaw and Exposition boulevards, where the first of tne project s three 
underground stations will be built. Demolition of some existing structures will be among the first work done, with neavy 
construction expected to begin this spring.

"1 housands of hard working families and seniors living in Crenshaw depend on public transportation every day to get to 
work, to school, and to obtain medical care," said Secretary Foxx. 'Bringing light rail to this community will create jobs, 
spur local economic development and make it easier than ever for residents to access downtown Los Angeles and 
beyond.'

Tne new Crenshaw/LAX Transit Project will be the frst rail line to serve Crenshaw Boulevard and the city oFlnglewood 
since the streetcars offihe Los Angeles Pail Line (known as the "Yellow Cars") stopped running in 1955. In some places 
the new light rail line will use the old alignment for the streetcars.

"The Crenshaw Line is a top priority for me because it will provide a crucial transportation link, create over 18,000 jobs, 
help connect communities, reduce air pollution, and provide economic development and economic opportunities," said 
Senator Barbara Boxer (D-CA), Chairman of the Senate Environment and Public Works Committee.

The new light-rail line will serve the Crensnaw Corridor, Inglewood, Westchester and the area around Los Angeles 
International Airport with eight stations, a maintenance facility and park-and-ride iots.

SruCrensnaw map (http:// ametthe50urce.files.wordpress.com/20~4/01/crensnaw-map.jpg)

"Los Ange!es Metro s Crenshaw/LAX Transit Project is about maxing a long-term investment in South Los Angeies 
infrastructure that wII benefit Angelinos For generations tc come," said Congresswoman Karen Bass. "This project is 
about generating over 18,000 jobs over the next six years for the Southern California eoonomy as we work to climb out of



the Great Recession. This project is about providing real work now to people who need it, with over half of the current 
jobs being filed by economically disadvantaged workers, and many of tnese jobs are currently being filed by African 
American workers. And this project is about time. For years we nave promised a real charge that will ease congestion on 
L.A. s streets and Dut real dol'ars into South Los Angeles that allow people who live, work and play hem a real choice to 
get around our great city, and tne Crenshaw/LAX Project puts shovels where our rhetoric had been

"A worid class Los Angeles needs a world ciass trarsit system that reduces traffic and connects cur neighborhoods," said 
Los Angeles Mayor and Metro Board Vice Chair Eric Garcetti. "The Crenshaw/LAX Corridor light rail will be a vital link in 
our •■eg'onal transportation network and will sen/e thousands of residents in Crenshaw, Ingiewood and Westchester and 
people traveling to and from LAX."

'Today we celeorate the beginning of construction of a new 8.5-mile light raii project along the Crenshaw corriGor that 
connects the Expo Line with the Metro Green Line completing a vita1 north/south piece of the LA County Metro Rail 
system," said Metro board Chair Diane DuBois. "Not only will this project improve mobility but it will deliver economic 
opportunity to communities that have been passed by progress enjoyed elsewhere.

In a separate project, planners at both Metro and Los Angeles World Airports officials are working together on the Airport 
Metre Connector that will link the Crenshaw/LAX Line to the LAX terminals via light rail, a people mover or a combination 
of the two.

This day has been a long time coming, said Los Angeles County Supervisor Mark Rldley-Thomas. "The Crenshaw/LAX 
Transit Project not only will provide much needed transportation to our airport, but it will create thousands of jobs over 
the course of construction and iink the Crensnaw District to the rest Los Angeles. That's something to celebrate."

The e.ght new stations will be Seated at Expo/Crenshaw (underground), Crenshaw/Martin Luther King (unaerground) 
Crenshaw/Vernon in Leimert Park (underground), Crenshaw/Slauson, Florence/West, Florence/La B-ea (downtown 
Inglewood), Florence/Hindry and Aviation/Century (LAX).

The Crenshaw/LAX Transit Project is one of 12 major transit projects funded by Measure R, the half-cent sales tax 
approved by 68 percent of Los Angeles County voters in 2008. The project is also receiving other state and local funds.

The federal Transportation Infrastructure Finance and Innovation Act (TIFIA) program, which provides credit assistance 
for infrastructure projects and is overseen by the U.S. Department of Transportation, provided a $545.9-million loan 
toward the Crershaw/LAX Line The project also is expected to receive approximately $130 million ir other fu^ds from the 
USDOT and the Federal Transit Administration.

The new light-rail line will be built Dy Walsh/Shea Corridor Constructors, a joint venture between Walsh Construction and 
J.F. Shea Company (WSCC). WSCC expects to first begin construction of the Crenshaw/Exposition underground station, 
where the Tunnel Boring Machines will be lowered into tne ground and then begin working south to 48th street, where 
the tracks will rise to street level.

About 55 percent of the Crenshaw/LAX Line will be separated from roadways with the tracks either in a tunnel, in a trench 
or an aeria1 structure. That's far more than tracks serving the existing Blue Line, Expo Line and Gold Line The g-eat 
majority of those rail lines run at street level.

For more information on the Crenshaw/LAX Transit Project visit metro.net/crenshaw or by email 
to crenshawcorrcior@metro.net. by phone at (213) 922.2736 or follow the project at facebook.com/crensnawrail 
(http://www.facebook.com/crenshawra:l). ortwltter.com/crenshawrail (nttp://thesojrce.meti'o.riet/20i,d/oi/2;/aru-so *t 
oegms;ground-is-brnken for 8-5-mile-crenshawlax-line/https//www.twitter.com/crenshawrail).

Stay Connected
Receive email alerts when this 11 To changes

mailto:rrcior@metro.ne
http://www.facebook.com/crenshawra:l
http://www.twitter.com/crenshaw
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ABSTRACT
Gentrification has changed in ways that are related to larger economic and political re 
structuring. Among these changes is the return of heavy state intervention in the process. This 
paper explores heightened state involvement in gentrification hy examining the process in three 
New York City neighbourhoods: Clinton, l ong Island City, and DUMBO (Down Under the 
Manhattan Bridge Overpass). We argue that state intervention has returned for three key 
reasons. First, continued devolution of federal states has placed even more pressure on local 
states to actively pursue redevelopment and gentrification as ways of generating tax revenue. 
Second, the diffusion of gentrification into more remote portions of the urban landscape poses 
profit risks that are beyond the capacity of individual capitalists to manage. Third, the larger 
shift towards post-Keynesian governance has unhinged the state from the project of social 
reproduction and as such, measures to protect the working class are more easily contested.

Key words: Gentrification, New York City, governance, neighbourhood change, state restruc
turing, economic restructuring

INTRODUCTION why, asked public officials, should tax dollars 
be used to support it?

Recently, the city changed its stance towards 
Walentas’ plan. Not only was he given the 
planning permission that he coveted for the 
waterfront, but he was also given important 
zoning concessions as well. This occurred 
despite the fact that neighbourhood residents 
were unified against the plan (Ennen 1999). 
While this case could be simply discarded as 
another example of the Giuliani Adminis
tration repaying campaign contributors, other 
(very different) examples of recently in
creased state involvement in gentrification 
imply that something larger is afoot. Several 
years earlier, for example, the Federal Hous
ing Administration awarded MO Associates - a 
firm trying to gentrify Long Island City (L1C) 
- unprecedented mortgage insurance foi a 
luxury condominium project in Queens. Not 
long before this, the city’s department of 
Housing Preservation and Development (HPD)

Late in 1998, real estate developer David 
Walentas was given permission by the city 
of New York to redevelop a portion of the 
northern Brooklyn waterfront next to the 
neighbourhood of DUMBO (Down Under 
the Manhattan Bridge Overpass). Walentas 
has been trying to gentrify DUMBO since the 
early 1980s, and has been seeking permission 
to do so for almost as long. Turning the water
front into a commercial arcade, not unlike 
South Street Seaport, directly across the East 
River, is an important component of his bid to 
bring the gentry to DUMBO Yet for most of 
the 1980s and early 1990s Walentas encoun
tered nothing but resistance from City Hall 
and Albany (the state capital). He lacked the 
experience and funding, they said, to be given 
permission to redevelop the site (Ennen 1999). 
If the private market did not have enough 
faith to back Walentas with lending capital,
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THE CHANGING STATE OF GENTRIFICATION 465

all but eliminated its anti-gentrification en
forcement in the neighbourhood of Clinton. 
After years of laissez-faire politics regarding 
gentrification - i.e. to encourage it only if the 
private market has proven it viable and in 
some cases, even help in its resistance - local 
governments, state level agencies, and federal 
administrations are assisting gentrification 
moie assertively chan during the 1980s. In 
the USA, some of this shift has been formal
ised into urban policy, but much of this 
change has been played out less formally, 
m the form of increased local government 
assistance to gentrifiers, relaxed zoning, and 
reduced protection of affordable housing. 
Why is this the case? This essay explores the 
reasons for the return of state intervention by 
examining the nature of recent gentrification 
in three New York neighbourhoods: Clinton, 
Long Island City, and DUMBO (Figure 1).

Each avoided a major bout of gentrification 
during the 1980s but all are presently the 
focus of reinvestment, largely though not ex
clusively because of recent state intervention. 
^As such they represent useful case studies for 
exploring why - in an epoch of continual 
deregulation - the state is suddenly more 
involved in the process.

In order to address this question, a short 
history of gentrification is chronicled. Follow
ing this, explicit atiention is focused on why 
the state’s role in gentrification has increased, 
by drawing on the available literature and 
exploring the process in the aforementioned 
neighbourhoods.

WAVES OF GENTRIFICATION

While most gentrification researchers would 
agree with Loretta Lees (2000, p. 16) when
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Figure 1. Case study neighbourhoods in New York City.
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she explains that, ‘gentrification today is quite 
different to gentrification in the eaily 1970s, 
late 1980s, even the early 1990s’, little explicit 
attempt has been made thus far to chronicling, 
much less theorising, these changes In order 
to understand the changing role of tire state m 
gentrification, it is first necessary to under
stand (at a minimum) the context for changes 
to the process as a whole.

Systematic gentrification dates back only to 
the 1950s but has evolved enough to assemble 
a periodised history of the process. Figure 2 
is a schematic summary of this history. Each 
phase of gentrification in the diagram is de
marcated by a particular constellation of political 
and economic conditions nested at larger geo
graphical scales. Though the timeline draws 
heavily from the experience of gentrification 
in New York City it has wider applicability 
insofar as studies from other cities were used 
to assemble it. Specific dates for these phases 
will undoubtedly vary from place to place, but 
not so significantly as to diminish the influ
ence of broader scale political economic events 
on the local experience of gentrification.

ing markets, its effects on gentrification were 
more ambiguous. The recession was triggered 
by the international oil embargo but provoked 
at a deeper level by various developments: 
falling profit rates in the productive sectors 
of the economy; increasing giobal competi
tion and integration as Germany and Japan 
emerged as industrial powers; competition 
from the cheap labour of newly industrialising 
countries; and crises in the financial sector 
(Harvey 1989a). Despite the severity of that 
recession, rhere is little evidence that gentri
fication was radically circumscribed in the mid 
1970s, though disinvestment intensified in 
certain US cities (Sternlieb & Hughes 1983). 
This was certainly the case in New York City 
where landlord abandonment and arson rose 
to an all-time high in the 1970s. At a more 
general level, the economic downturn also 
encouraged the shift of capital from unpro
ductive to productive sectors, setting the stage 
for a reinvestment in central city office, 
recreation, retail and residential activities 
(Harvey 1985).

Second-wave gentrification: expansion and re
sistance - When depressed markets began to 
revive in the late 1970s, gentrification surged 
as never before. New neighbourhoods were 
converted into real estate ‘frontiers’, and cities 
that had not previously experienced gentrifi- 
cation implemented far-reaching strategies to 
attract this form of investment. Most local 
state efforts, however, focused on prodding 
the private market rather than directly orches
trating gentrification. Federal programmes 
like block grants and enterprise zones encour
aged this relatively laissez-faire role. Despite 
slow economic growth between 1979 and 
1983, gentrification activity remained largely 
unaffected (see Ley 1992 for the case of 
Canadian cities). In New York, sales prices in 
gentrifying neighbourhoods like Harlem did 
drop somewhat in 1982-83, apparently in 
response to the recession, but rebounded 
sharply thereafter (Schaeffer & Smith 1986). 
Less systematic evidence from other neigh
bourhoods in the city suggests that the 
recession was similarly mild throughout the 
inner city.

The second-wave, lasting almost to the end 
of the 1980s, was characterised by the inte-

First-wave gentrification: sporadic and state- 
led - Prior to the economic recession that 
settled through the global economy in late 
1973, gentrification was sporadic if wide
spread. Disinvested inner-city housing within 
the older north eastern cities of the USA, 
Western Europe and Australia became a target 
for reinvestment. While highly localised, these 
instances of gentrification were often signifi
cantly funded by the public sector (Hamnett 
1973; Williams 1976; Smith 1979), as local and 
national governments sought to counteract 
the private-market economic decline of central 
city neighbourhoods. Governments were ag
gressive in helping gentrification because the 
prospect of inner-city investment (without 
state insurance of some form) was still very 
risky. While state involvement was often justi
fied through the discourse of ameliorating 
urban decline, the effect was of course highly 
class specific. Conditions generally worsened 
for the urban working class as a result of such 
intervention (Smith 1996).

If the global economic recession that af
fected various national economies between 
1973 and 1977 also depressed national hous

© 2001 by the Royal Dutch Geographical Society KNAG



Gentrification returns: Prophesies of 
degentrification appear to have been overstated 
as many neighbourhoods continue to gentrify 
while others, further from the city centre 
begin to experience the process for the first, time. 
Post-recession gentrification seems to be more 
linked to large-scale capita.! than ever, as large 
developers rework entire neighbourhoods, often 
with state support.

Gentrification slows: The recession constricts 
the flow of capital into gentrifying and 
gentrified neighbourhoods, prompting some to 
proclaim that a degentrification’ or reversal 
of the process was afoot.

The anchoring of gentrification: The process 
becomes implanted in hitherto disinvested 
central city neighbourhoods. In contrast to the 
pre-1973 experience of gentrification, the process 
becomes common in smaller, non-global cities 
during the 1980s. In New York City, the presence 
of the arts community was often a key correlate of 
residential gentrification, serving to smooth 
tiie flow of capital into neighbourhoods like 
SoHo, Tribeca, and the Lower East Side.
Intense political struggles occur during this 
period over the displacement of the poorest 
residents.

Gcntrifiers buy property: In New York and 
other cities, developers and investors used the 
downturn in property values to consume large 
portions of devalorised neighbourhoods, thus 
setting the stage for 1980s gentrification

Sporadic gentrification; Prior to 1973, the 
process is mainly isolated in small 
neighbourhoods in the north eastern USA 
and Western Europe.

Figure 2. Schematic history of gentrification (recessions m grey).

© 2001 by the Royal Dutch Geographical Society KNAG
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JASON HACKWORTH & Nb'lL SMITH468

of gentrification, while growth in the suburbs 
has been slower to recover. The recession 
appears in retrospect to have been a transition 
period to the third-wave more than the advent 
of degentrification or any curtailment of 
inner-city reinvestment.

Post-recession gentrification - the third- 
wave of the process - is a purer expression of 
the economic conditions and processes that 
make reinvestment in disinvested inner-urban 
areas so alluring for investors (Smith & 
Defilippis 1999). Overall, economic forces 
driving gentrification seem to have eclipsed 
cultural factors as the scale of investment is 
greater and the level of corporate, as opposed 
to smaller-scale capital, has grown. In particu
lar, third-wave gentrification is distinct from 
earlier phases in at least four ways.

First, gentrification is expanding both within 
the inner-city neighbourhoods that it affected 
daring earlier waves and to more remote 
neighbourhoods beyond the immediate core. 
Second, restructuring and globalisation in the 
real estate industry has set a context for larger 
developers becoming involved in gentrifying 
neighbourhoods (Logan 1993; Coakley 1994; 
Ball 1994). While such developers used to be 
common in the process only after the neigh
bourhood had been ‘tamed’ (Zukin 1982; Ley 
1996), they are now increasingly the first to 
orchestrate reinvestment. Third, effective re
sistance to gentrification has declined as the 
working class is continually displaced from the 
inner city, and as the most militant anti- 
gentrification groups of the 1980s morph into 
housing service providers. Fourth, and of most 
relevance to this paper, the state is now moi e 
involved in the process than the second-wave. 
The remainder of this paper focuses on the 
possible reasons for the latter change to 
gentrification.

gration of gentrification into a wider range of 
economic and cultural processes at the global 
and national scales. Nowhere was this more 
true than in New York, where the city’s 
emergence as a world city, the inflation of 
the real estate market, and the burgeoning 
of an internationally recognised ‘alternative’ 
art scene in So Ho and the Lower East Side 
went hand-in-hand with powerful and at times 
ruthless gentrification (Zukin 1982, 1987; 
Deutsche & Ryan 1984). Although celebrated 
by some (Gaufield 1994), gentrification was 
also challenged in and around places like 
New York’s Tompkins Square Park, where 
homelessness, eviction and the increasing 
vulnerability of poor residents was directly 
connected to gentrification (Smith 1989, 
1996). To the north, in Clinton, activists used 
the apparatus of local government to fight 
gentrification, but like the resistance in the 
Lower East Side, their efforts struggled to 
offset the overwhelming advance of the pro
cess in these neighbourhoods by the decade’s 
end.

Third-wave gentrification: recessional pause 
and subsequent expansion - The stock market 
crash of 1987 provided the first warning signs 
of another imminent recession, but it was not 
until 1989 that inner-city residential land 
markets crashed along with the rest of the 
US economy. Unlike previous recessions in 
which gentrification slowed very little, duung 
the recession of the eaiiy 1990s, gentrification 
came ro a halt in some neighbourhoods and 
was severely curtailed in others. The effects 
of the recession certainly varied, but it was 
sufficiently severe to lead some critics to 
speculate that the 1990s were witnessing ‘de
gentrification’ (Bagli 1991). Bourne (1993), 
for example, predicted the 'demise of gentri
fication’ due to an ageing of the baby boom, 
declining real incomes, and a relative reduc
tion in the supply of inner-city housing. Since 
1993, however, the expectation of degentrifi
cation has evaporated as reinvestment has 
again taken hold and a third-wave begun. In 
New York, all of the key inner-city housing 
market indicators - housing unit sale prices, 
rent levels, tax arrears, mortgage levels - have 
reversed themselves (from the recessional 
downturn) with the onset of the third-wave

THE CHANGING STATE OF 
GENTRIFICATION

After a curious departure from direct involve
ment in gentrification during the second-wave, 
the state has become more interventionist 
in the third-wave. There are several salient 
aspects to this history. First, the private market 
expansion of gentrification in most cities has 
generally exhausted itself. In classic first-wave

© 2001 by the Royal Dutch Geographical Society KNAG
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neighbourhoods, like Society Hill in Phila
delphia and SoHo in New York City, the state 
(mosdy at city and federal level) had a very 
direct role in organising and encouraging 
gentrification (Smith 1979; Zukin 1982). Inner- 
city reinvestment was still very risky (during 
the 1960s), so land assembly, tax incentives, 
and property condemnation were all orches
trated by the state, as were more informal 
attempts to convince conservative lenders and 
patrician families to move to such neighbour
hoods (Smith 1979). After initial footholds in 
neighbourhoods like Society Hill and SoHo, 
gentrification radiated outward without such a 
direct need for the state because inner-city 
real estate investment was becoming less risky. 
During the 1980s, a private-market gentrifica
tion congealed into a reinvested core close to 
the central business district (CBD) of many 
cities (Hackworth 2001). But alter almost two 
decades of this type of expansion, most of the 
easily gentrified (i.e. high amenity, close to 
the CBD) neighbourhoods have already been 
fully reinvested By necessity, gentrificrs and 
outside investors have begun to roam into 
economically risky neighbourhoods - e.g. 
mixed-use neighbourhoods, remote locations, 
protected parcels like public housing - which 
are difficult for individual gentrifiers to make 
profitable without state assistance. The private- 
market expansion of gentrification has gen
erally exhausted itself; state assistance (or 
some other form of assistance) is increasingly 
necessary for the process to swallow ‘under
developed’ parcels further from the CBD.

But the return of state intervention is more 
than tiie product of gentrification’s spatial 
expansion. It is also encouraged by the secular 
tendency away from the maintenance of mass 
consumption - Keynesian governance. While 
Keynesian governance was certainly on the 
ebb by the mid 1970s, it would be a mistake to 
conclude that it had summarily expired with 
the election of Ronald Reagan and Margaret 
Thatcher. State attempts to encourage gentri- 
frcation during the second-wave were still 
partially impeded by internal vestiges of the 
Keynesian state - in the USA, the Department 
of Housing and Urban Development (HUD) 
is the best example. By the late 1960s, social 
movements had forced the creation of the 
cabinet level housing agency (HUD), which,

in part, restricted the private market pursuits 
of local government by redirecting public 
funding to affordable housing. As Feldman 
and Florida (1990) note, the effect of this 
change in the USA was swift and prohibitory 
for pro-business local states. Removing public 
housing - long seen as anathema to gentri- 
tication - was, for example, made practically 
impossible by HUD, and affordable housing 
construction dramatically increased between 
1968 and 1973. Though the Reagan and 
Thatcher administrations actively assaulted 
such regulatory obstacles during the 1980s, 
their work was only partially completed by the 
time both left office.

The assault took the form of funding 
reductions for welfare and affordable hous
ing, but more subtly it also encouraged non- 
Keynesian modes of local governance (Gaffikin 
& Warf 1993). The latter typically involved the 
encouragement of the ‘entrepreneurial local 
state’ (Harvey 1989b) through programmes 
that prodded the private market (‘enterprise 
zones’, for example) rather than direct sub
sidy. Direct intervention by the local state was, 
however, still constrained by agencies like 
HUD, which forced cities to address afford
able housing issues if a gentrification plan was 
unveiled (Hackworth 2000) In the USA, many 
of these constraints were dissolved in 1994, 
with the swift devolution of much of the 
regulatory capacity (over the affordable hous
ing sector) that was still nested in the federal 
state (Staeheli et al. 1997). HUD was disem
boweled - ‘reinvented’ to use die euphemistic 
parlance used to justify it - and significantly 
restricted from offsetting gentrification at the 
local level Their HOPE VI programme, for 
example, now allows municipal governments 
to remove public housing units for the pur
pose of redevelopment without one-for-one 
replacement (Wyly & Hammel 1999). The few 
remaining obstacles (within the federal state) 
to gentrification (which partially restricted 
state involvement in the second-wave) have 
largely been removed since the onset of the 
third-wave.

Paralleling heightened deregulation in the 
third-wave is a reduction in federal redistri
bution to localities. With a decline in federal 
redistribution during the 1990s, some of the 
pressures that originally encouraged the for
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mation of ihe entrepreneurial local state 
(Mclotch 1976; Harvey 1989b; Leitner 1990) 
have been ratcheted up even further. The 
imperative to generate tax dollars has, for 
example, become even more pressing for 
localities because federal funds are now more 
scarce. As such, many cities have embarked on 
a partnership with capital that exceeds even 
the pro-business 1980s (Smith 1999). Com
pounding the necessity to generate tax dollars 
is the need for cities to appear business 
friendly in order to maintain their credit 
rating (Gaffikin & Warf 1993, p. 78; Sassen 
1996, pp. 15-16; Sinclair 1994). Ever since the 
well-publicised bankruptcies of several large 
cities in the 1970s (Tabb 1982; Lichten 1986), 
the lending community has become more 
demanding of municipalities to maintain a 
businesslike ledger sheet. Losing a good credit 
rating can be devastating for an urban regime 
that has leveraged the future of a given city on 
the redevelopment of its downtown or the 
gentrification of a given neighbourhood. With 
the decline in federal outlays to cities, the 
need to borrow iunds for redevelopment has 
increased during the third-wave. In order to 
retain the fiscal viability necessary to keep 
receiving such loans, many cities have, more 
unabashedly than in the past, turned to the 
attraction and retention of the middle class to 
increase tax revenue (Varacty & Raffel 1995).

Altogether, the state shift towards a more 
openly supportive role in gentrification has 
helped facilitate a rapid expansion of the 
process during the third-wave. Yet while the 
larger reasons for this shift are common, its 
local articulation is more varied.

urban renewal plans that were directed at the 
neighbourhood. In 1968, the CPC became 
prominent with its opposition of the newly 
wntten New York City Master Plan, which 
identified Clinton as the ideal location for 
several large renewal projects. The Plan called 
for the construction of 3,000 hotel rooms, 
7.5 million square metres of office space, and 
25,000 new apartments in the neighbourhood 
(Sclar 1993). Clinton residents felt that the 
plan would eventually lead to their displace
ment and began to organise thiough the CPC. 
By 1972, this opposition to development 
coalesced into the ‘Save Clinton Committee’, 
which wrote an alternative ‘People’s Plan’, 
and dedicated itself to the specific task of 
resisting the siting of a proposed convention 
centre in the neighbourhood (HKNA 1999; 
Sclar 1993). The opposition movement at
tracted the attention of Congresswoman Bella 
Abzug who pressured city leaders to explore 
other neighbourhoods for the proposed centre. 
In response to pressure from Abzug and 
others, City Planning Commissioner John 
Zuccotti proposed special district status for 
Clinton, so that residents could more effec
tively oppose the project. In November 1973, 
the proposal was formalised into a one-year 
interim special district for Clinton (Sclar 1993). 
The interim district emboldened popular 
support for the neighbourhood’s efforts so 
local elected officials began to warm to a more 
permanent designation. Shortly thereafter, 
Manhattan Borough President Percy Sutton 
took the bold step of conditioning his support 
of the convention centre on the establish
ment of a permanent district for the neigh
bourhood (Sclar 1993). In October 1974, 
the New York City Planning Commission, 
under increasing pressure, acquiesced, and 
voted to create a permanent special district for 
Clinton.

The goals of the permanent Special Clinton 
District were fairly straightforward. The Dis
trict was established to protect against wide
spread development that might displace 
existing residents. The goal was to maximise 
the number of affordable, family-sized units 
within the neighbourhood to counterbalance 
mounting development pressure. The most 
restrictive clause of the district designation 
prohibited demolition of any structurally

Clinton - In Clinton, for example, the most 
notable shift in state involvement during the 
third-wave is the departure from Keynesian 
regulation, manifest through the Special 
Clinton District (SCD). The SCD was the 
result of community organising during the 
1960s. It restricted the power of property 
owners to gentrify their holdings in the neigh
bourhood, and was enforced (somewhat effec
tively) by the city until the 1990s.

The genesis of the Special Clinton District is 
embedded in the history of the Clinton 
Planning Council (CPC). The CPC was estab
lished in the mid 1960s to organise against
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sound building and prohibited any alteration 
permit where a history of tenant harassment 
could be found. Harassment violations were 
determined by the HPD working in conjunc
tion with the Clinton Neighborhood Preserva
tion Office. If the proposed development took 
place at a site free of past tenant harassment, 
a certificate of non-harassment was issued by 
the HPD, and construction was permitted 
Predominant focus was placed on a portion of 
the neighbourhood deemed ‘the preservation 
area’, where building heights were kept at 
no more than 19.8 metres (or seven stories, 
whichever was lower) Special variance permits 
could be sought for new construction, alter
ation, or demolition within the SCD, but only 
after a hearing with the city’s HPD.

Yet while provisions were made for those 
wishing to build in the neighbourhood, most 
developers abhorred the District’s power It 
created an obsfacle that many felt was excess
ively punitive. In 1986, BACO Fifty-Fourth 
Street Corporation formalised this sentiment 
by suing the city and the neighbourhood 
preservation office for establishing an un
constitutional barrier to development (HKNA 
1999). BACO argued that the SCD was un
constitutional because it shackled current 
builders to the harassment of past owners. 
Tenant harassment was tied geographically to 
a particular plot of land rathei than to a given 
developer so there was no way for current 
owners to remediate the wrongs of the past. 
The clause was originally created because 
New York developers and landlords have a 
long-established record of shifting properties 
between one another to conceal ownership, 
thus making it difficult, if not impossible, to 
trace tenant abuse (Deutsche 1996) BACO 
argued that, regardless of its intent, the clause 
was unconstitutional because landlords were 
unable to ‘cure’ the harassment of previous 
owners. In 1987, a federal courtjudge partially 
agreed with the company by stating that while 
it is entirely constitutional for the neighbour
hood to define the future of development, a 
‘cure clause’ must be added to the existing 
SCD that would enable developers to ‘exon
erate’ properties from harassment committed 
in the past (Dunlap 1989).

More trouble for the SCD and its advocates 
came in 1990 when the New Yor k State Senior

Citizen Foundation (NYSF) tried to build a 
retirement home in Clinton. The proposal 
violated the 19.8-metre height limit and the 
anti-demolition clause of the SCD and as such, 
deeply divided the community between those 
who wanted to protect the sanctity of the SCD 
and those who thought that senior citizen 
housing was too important to limit because 
of District regulations (Dunlap 1988; HKNA 
2000). HPD eventually made an exception for 
this case but because developers would now 
have a legal precedent to resist the SCD, city 
officials were forced to modify the District’s 
regulations more geneially. Later in 1990, the 
terms of the SCD were renegotiated by the 
City Planning Commission to accommodate 
the court order and the NYSF controversy 
(Sclar 1993). First, developers were given 
permission to ‘exonerate’ their properties in 
order to obtain a demolition or alteration 
permit if they agreed to devote 28% of their 
new structure to affordable housing units. 
Additionally, demolition of sound structures 
would be allowed if: a) the project was not 
eligible for subsidised rehabilitation funds; 
b) affordable housing was included in the 
overall project; and/or c) substantial preserva
tion was required (over 20% of the residential 
floor area) to improve the structure (Sclar 
1993). The ostensibly benign technical modi
fications to the SCD and the palpably less 
enthusiastic enforcement by the HPD (Gwertz- 
mann 1997; Lobbia 1998) have been effective 
at lowering developer aversion to the neigh
bourhood, The local real estate press lauded 
the neighbourhood as one of the trendiest 
gentrifying districts in the city during the 
1990s (Lobbia 1998, Cawley 1995; Deutsch 
1996; Finotti 1995). As each of these reports 
have also pointed out, however, the previous 
ability of the SCD to retain affordable housing 
has slipped away Much of this is because the 
new regulations are so hard to enforce, 
particularly determining whether 28% of the 
units are affordable. Community activists have 
also noted that HPD under the Giuliani 
Administration is much quicker to deliver a 
requested permit than earlier administrations 
(Gwertzmann 1997). Paraphrasing one long
time housing activist, reporter J. Lobbia 
(1998) explains, ‘the Department of Buildings 
readily gives permits to owners who, for a
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number of reasons, should not have them, or 
allows those with permits to do construction 
and demolition work well beyond what the 
permit allows’ (p. 49). As housing becomes 
less affordable in Clinton, progressive neigh
bourhood activists are leaving, along with the 
working class residents whose housing is no 
longer protected (Gwertzmann 1997). As Bob 
Kalin, another long-time activist in Lhe neigh
bourhood, explains, ‘There will always be 
an element of poor people in this community 
but it will be smaller and smaller and we 
[activists] will end up organizing in more 
and more buildings where the tenants have 
enough money to access attorneys’ (Gwertz
mann 1997). Overall, the recent experience 
of Clinton provides a useful example of how 
the (few) internal (to the state) obstacles to 
gentrification during the second-wave have 
eroded to such a point as to be ineffectual 
during the third.

The goal of state power to resist gentrifica
tion was partially achieved with the creation of 
the SCD. But within the context of political 
deregulation, devolution of the federal state, 
and growth of the reinvested core, pressures 
to gentrify Clinton intensified and percolated 
through the local state to dissolve the SCD. 
Removing the power of the SCD was crucial 
for gentrification to expand in Clinton, but 
the impetus and backing to do so have only 
recently coalesced.

holds a crucial role in offsetting the high risk 
that even corporate gentrifiers face when the 
‘frontier’ diffuses into such (relatively) remote 
locales.1

The key piece of LIC’s state-facilitated 
genlxification is the Queens West Project - a 
massive plan to uring luxury residential, office 
and commercial space to the neighbourhood. 
After years of planning, the city’s Economic 
Development Corporation (EDC) and the 
Port Authority of New York and New Jersey 
(PA) unveiled a $2.3-billion plan in the mid 
1980s, which called for the construction of
6,385 residential units, 600,000 square metres 
of office space, a 350-room hotel, 67,500 
square metres of retail space, 12,000 square 
metres of community facility space, and off- 
street parking for 5,331 cars (HPCC 1996, Port 
Authority 1999). The project was to be com
pleted in three phases.

Tipped off by public officials that the water
front area of Hunter’s Point in Queens was 
being considered for redevelopment, William 
Zeckendorf Jr. and several other major devel
opers, investment bankers and real estate 
brokers, began acquiring property in the 
neighbourhood (Moss 1990) The entry of 
major real estate capital into the neighbour
hood, inspired a reinvestment in the housing 
market and emboldened City Hall to offer tax 
breaks to Queens West. The Koch Adminis
tration offered a 16 year tax abatement and 
$30 million in city money to assist the project 
(Moss 1990; Fainstein 8c Fainstein 1987). 
Despite such support, Queens West was still 
risky, but City Hall was unable or unwilling to 
ameliorate this risk by offering more. Other 
obstacles existed: community opposition to 
the project was beginning to coalesce by the 
early 1990s, and the residential portion of the 
project would need some form of mortgage 
insurance to become reality.

Local opposition became an obstacle with

Long Island City - Recent state involvement 
with gentrification has also intensified in Long 
Island City, albeit in a form different than 
Clinton. Though local government has been 
trying to assist luxuiy residential development 
in LIC since the early 1980s, it is only since 
the onset of the third-wave that the political 
environment changed sufficiently for this 
activity to intensify without effective resistance.
Banks have been squeamish about lending 
in Long Island City for many years, largely the formation of the Hunter’s Point Gom- 
because it is a mixed-use neighbourhood, ivith 
many active warehouses, factories, and working- 
class apartment buildings. Because so much 
of the neighbourhood is zoned commercial, jobs and working-class residents (particularly 
property is expensive enough to all but rule the elderly) would be protected (HPCC 1996). 
out the involvement of small-scale gentrifiers, Not long after the local opposition material- 
who tend to be more dependent on tradi- ised, the New York State Urban Development 
tional lorms of lending capital. The state Corporation (UDC) entered the Queens West

munity Coalition (HPCC) in 1990. The HPCC 
did not want the bulky project built in its 
neighbourhood without some guarantee thai
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development team (Moss 1990). The resultant 
behemoth (which already included the EDC 
and PA) was deemed ‘the Queens West Devel
opment Corporation’ (QWDC). The entry of 
the UDC substantially undermined the ability 
of the HPCC to resist the project and its im
pact. Originally established to site low-income 
housing complexes, the UDC has the power to 
override local opposition to development pro
posals (Gutfreund 1995). The UDC’s partici
pation satisfied a crucial requirement for the 
completion of Queens West - a way to over
come neighbourhood opposition.

By 1995, the QWDC had begun making 
formal plans for the first phase of the project 
which involved a small community park and 
the Citylights Building - a 42-storey, 522-unit 
apartment building. Though the building was 
slated as the project ‘loss leader’ (apartments 
were to be sold at under market value), the 
building was still viewed as a risky prospect 
(Passell 1996). Convincing banks to invest 
luxury housing dollars into Tong Island City’s 
mixed-use landscape would require further 
state intervention - namely mortgage insur
ance. The needed support arrived in 1996 
when the Federal Housing Administration 
(FHA) awarded the Citylights builder, Man
hattan Overlook (MO) Associates, mortgage 
insurance for the first residential structure 
(Passell 1996). Though the FHA was originally 
established to provide home loans for work
ing-class buyers, it backed the mortgage here 
even though there was an openly stated goal 
to make the project semi-luxurious. FHA 
involvement was reportedly motivated by the 
‘pioneer’ hyperbole that the local real estate 
press used to frame the project (Passell 1996). 
Said one FHA official, ‘One of the FHA’s 
primary roles is to help the pioneers’ (Passell 
1996, p. 6). But given its long history of 
aversion to such projects, there are likely less 
capricious reasons for the Administration’s in
volvement. It is perhaps more usefully framed 
within the gradual reorientation of such 
agencies away from Keynesianism.

Whatever the reason, the effect was unam
biguous. After the insurance was in place, the 
AFL-CIO Housing Investment Trust provided 
the $85.6 million in mortgage capital to MO 
Associates and construction began (Passell 
1996). Citylights was completed in 1997, and

though some relatively inexpensive units were 
set aside, the majority of its apartments now 
command luxury rents (Oser 1998). Though 
construction of the first Queens West building 
has not translated into an immediate gentri
fication of the surrounding neighbourhood, the 
intense effort of government (manifest through 
the QWDC) to actuate this goal provides a 
useful window into the nature of the state- 
gentrification nexus in the third-wave.

The involvement of the state as profit 
protector in this instance is not only part of 
a larger return of the state to gentrification 
in the thud-wave but also evidence that this 
return is not limited to the local state. As 
gentrification moves further from the CBD, 
and becomes more risky for individual in
vestors, the state becomes more necessary to 
rationalise the conditions for profit. During 
the second-wave (when the development 
process for Queens West began), the federal 
state was not as likely to guarantee mortgages 
for luxury housing, primarily because of 
Keynesian relics in the federal state which 
directed attention to affordable rental hous
ing rather than risky attempts to bring affluent 
living to mixed-use neighbourhoods like 
LIC. The Queens West case also reveals how 
agencies of redistribution (like FHA and 
UDC) are being morphed into powerful 
progenitors of gentrification as their regu
latory capacities get removed through state 
restructuring.

DUMBO - Like Long Island City, DUMBO is a 
difficult neighbourhood to gentrify The small 
loft district in northern Brooklyn is relatively 
isolated, zoned non-residential, and still home 
to competing industrial land users. As de
scribed earlier, the gentrification of DUMBO 
is being largely orchestrated by one real estate 
developer, David Walentas. But despite his 
power as a developer, he was until recently 
unable to begin implementing his plan for the 
neighbourhood.

Walentas first purchased property in the 
neighbourhood - nine turn-of-the-century in
dustrial loft buildings at a cost of $16.5 million 
- in 1982 (Dunlap 1998). His plan was to 
transform the neighbourhood into an upscale 
office and residential enclave. Shortly after 
purchasing the buildings, Walentas was tenta
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tively selected by the city - eager to bring some 
(any) productive activity to the derelict land
scape - to redevelop the waterfront of 
DUMBO. Redeveloping it would be crucial if 
gentrification m DUMBO were to work, so 
Walentas was pleased with the nod from the 
city. But before he could even assemble a 
formal plan for the site, the city summarily 
removed Walentas after anti-abatement (and 
anti-Walenias) council member Ruth Mes- 
singer and deputy mayor Kenneth Lipper 
publicly objected to the support (Ennen 
1999). The deputy mayor justified the removal 
by arguing that Walentas’ Two Trees Com
pany had neither the experience nor the 
financing to pull off such an extravagant plan 
To compound his difficulty, he also failed to 
procure the zoning concessions necessary 
to turn DUMBO into a residential enclave 
(Tierney 1997). Walentas had apparently 
failed the private-market litmus test that the 
local state often employed during the second- 
wave.

Yet while Walentas encountered difficulty in 
garnering support for his original plan, he did 
receive important support of another form. In 
1986, the state of New York agreed to move its 
Department of Labor into one of Walentas’ 
buildings for ten years (Ennen 1999). This 
provided him with the stability of a long-term 
renter and time to attract the necessary 
support from both City Hall and the lending 
community for his original plan. During the 
period 1987-97 (while the Department of 
Labor was present), Walentas focused on 
‘taming’ the neighbourhood for the type of 
investors he was seeking. Primarily, he offered 
rent concessions to artists to relocate in 
DUMBO By 1997, Walentas had successfully 
attracted three ground-floor art galleries and 
numerous working artists to his portion of the 
neighbourhood alone DUMBO had not only 
been ‘tamed’ but it had actually become one 
of the city’s trendiest art enclaves by the mid 
1999s (Trebay 1999). A yearly arts festival and 
several boosterish articles by the local press 
(for example, Dunlap 1998; Garbarine 1998) 
fuelled this perception and lowered investor 
reluctance.

When the state’s labour department left 
the Clocktower Building in 1997, Walentas 
acted quickly to convert the structure into

an up-scale residential apartment complex. In 
March of 1998, Two Trees was able to procure 
a construction loan - $30 million from the 
Emmes Asset Management Company - after 
being rejected by several (more traditional) 
commercial institutions (Garbarine 1998). He 
used the loan along with $3 million of his own 
money to convert the structure in just under 
one year. Demand for Clocktower units was 
astonishing. By May of 1999, all but one of the 
building’s 124 units had been sold or were 
under contract. Two Trees was even able to 
raise asking prices several times during the 
sales process (Ennen 1999). With demand 
proven, Two Trees is currently renovating 
several nearby loft buildings to create 1,000 
more housing units.

While Walentas has done much indepen
dently to gentrify DUMBO, his effort, power, 
and influence would have been insufficient 
without the support of the local state. In 
addition Lo finally receiving the zoning con
cessions necessary to convert the Clocktower 
Building, Walentas was re-appointed as devel
oper of the nearby waterfront just as Clock
tower units were coming on the market 
despite community opposition The decision 
by the city played no small part in fuelling and 
stabilising demand for the luxury units, and 
for the larger project of gentrifying the 
neighbourhood.

This case highlights yet another aspect of an 
interventionist state in gentrification. As large 
corporate developers become more involved 
in gentrification, the contours of the process 
begin to change. Such development actors are 
more able to hold their property until support 
from the lending community and state materi
alise. Walentas had difficulty in getting the 
state to support his project during the 1980s, 
but has found support at several levels during 
the third-wave. The state has made important 
zoning decisions and given him uncontested 
approval to redevelop the waterfront despite 
public opposition (Sengupta 1999; Finder 
1999) and ambivalence from the lending com
munity. By removing these obstacles, City Hall 
has removed much of the risk associated with 
gentrifying DUMBO, and to this extent has 
mirrored a larger shift towards increased state 
involvement in gentrification during the third- 
wave.
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CONCLUSION

While heightened state involvement has very 
real consequences for localities, it is important 
to frame it within the broader shift that is 
fueling the third-wave of gentrification. This 
shift has translated into an expansion of re
investment from pockets created during the 
first and second-waves. It has translated into 
larger, more corporate developers involved 
in the early stages of gentrification, and a 
palpable decline of community opposition. 
These changes are mutually reinforcing in 
complex ways and worthy of another paper in 
their own right.

This paper is an attempt to understand only 
one aspect of this larger shift - namely how, in 
an environment of privatisation, the state has 
become more direct in its encouragement of 
gentrification. In each of the cases described 
above, the state was deeply implicated during 
both the second and third-wave of gentrifica
tion, but it was only in the latter context that 
such support overwhelmed community oppo
sition, land-use obstacles, and Keynesian relics 
designed to offset the process. Though work 
remains to be done on how the restructuring 
state is affecting other aspects of capitalist 
urbanisation, it is evident at this point that a 
systemic change in the way that the state 
relates to capital is afoot.

Note
I. Although only a kilometre (across the East 

River) from the most expensive neighbourhood 
in NYC (the Upper East Side of Manhattan), LIC 
is still considered ‘remote’ by the real estate 
community because it is in Queens.
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Since moving to Los Angeles from Guatemala in 
1991, Sergio Barrientos and his family have relo
cated four times, each time to an apartment near 
the University of Southern California (USC) cam
pus. They did not move to get a nicer or bigger 
apartment, but because die rents kept going up 
beyond what Barrientos, a bread baker, can afford.

In his previous apartment building, the land
lord raised the rent to evict the mostly Latino 
families and replace them with USC students. 
The forty-two-year-old Barrientos, his wife Doris 
(a low-wage housekeeper), and their teenage son 
now live in a tiny apartment on Flower Street, 
right across from the new Expo rapid transit sta
tion near the USC campus, that they rent for $610 
a month. But they are worried that the landlord is 
trying to push them out to squeeze higher paying 
students into the thirty-three-unit building. 
Barrientos has complained about having no hot 
water in the kitchen, chipping paint, and a carpet 
full of holes and tears, but the landlord has 
ignored his pleas. When the landlord refused to 
replace the broken refrigerator, Barrientos pur
chased a new one out of his own pocket.

Of the thirty-three apartments, which once 
housed working-class families, only fifteen 
families remain. The other units, which the 
landlord has upgraded, are now occupied by 
students. Theodore Snyder, who owns 
Symphony Development, recently purchased 
the building with intentions to demolish it and 
build ninety luxury student-housing units.

This time, however, Barrientos pledged not to 
leave without a fight. In August, he attended a 
hearing at Los Angeles City Hall and spoke out on 
behalf of his family and others in his building.

“Families that live in my building have been 
there for thirty-two, thirty, twenty, and fifteen 
years,” he told members of the Planning and 
Land Use Management (PLUM) committee. 
“We want to be able to stay in our building.”

Barrientos is part of the UNIDAD coalition 
(United Neighbors in Defense against Displace
ment), which in late October celebrated a victory 
in its ongoing battle with USC, which was seek
ing approval from the City Council to add as 
much as five million square feet of development, 
including office and classroom space, a hotel, 
restaurants, shops, and student housing over the 
next twenty years. After four years of grassroots 
organizing and negotiations, UNIDAD got USC 
to agree to provide $20 million for affordable 
housing to help stem the tide of gentrification 
triggered by the university's expansion. The bat
tle over housing funds was a major stumbling 
block in a protracted battle that involved com
munity activists, USC, and City Hall.

Battles between “town” and “gown” are a 
staple of urban politics, as universities seek to 
expand into low-income neighborhoods adjacent 
to their campuses. In Los Angeles, the battle over 
land in the heart of the city heated up in 2011 as 
USC began rolling out expansion plans. Led by 
Strategic Actions for a Just Economy (SAJE), a 
local community organizing group with a 
venerable track record of confronting the city’s 
major developers, opponents in the UNIDAD
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coalition mobilized to bring USC to the bargain
ing table to negotiate a better development agree
ment—to provide jobs, small-business support 
for local residents, and affordable housing—as a 
quid pro quo for the city’s rubber stamp.

When multinational oil companies and agr; ■ 
business corporations gobble up valuable land 
in Latm America or Asia, pushing out peasant 
farmers and workers from their homes, sociolo
gists call it “predatory capitalism.” But when 
the giant USC invades the surrounding South 
Los Angeles community to expand its campus, 
raising rents and potentially displacing thou
sands of low-income residents, city officials 
call it “master planning ”

month, much more than a working-class family 
can afford.

As a result, the community near USC has 
been devastated, witnessing a dramatic decline 
in low-rent housing and row-income families. 
Between 2000 and 2010, zip code 9C007 (sur
rounding the USC campus) experienced a sig
nificant population loss, especially families. 
The number of Hispanic residents fell substan
tially, a sharp contrast to the growing Hispanic 
population in the surrounding area and city
wide, whereas the number of black residents 
fell more than twice as much as in the city of 
Los Angeles as a whole.

Developers have purchased many private 
homes with an eye to converting them to housing 
for USC students. A 2008 community survey of 
housing units in the Estrella Avenue neighbor
hood, just north of USC, found that one-third of 
the area’s residential buildings experienced a 
complete turnover from community residents to 
USC students. In some areas near USC, students 
constitute as many as 90 percent of the residents 
of private rental housing.

USC’s new master plan anticipates increas
ing the student body by another 5,000 students 
and adding close to $1 billion of new construc
tion, including 2.5 million square feet of class
room and office space, 350,000 square feet of 
retail and commercial uses, a 150-room hotel 
and conference center (including restaurants 
and swimming pools), and 2.1 million square 
feet of student and faculty housing. The plan 
requires a minimum net increase of 1,000 stu
dent beds, and allows a net increase of up to 
4,200 student beds. But with an unmet student
housing demand of almost 11,000 beds (docu
mented in aUSC-commissioned study in 2008), 
the new student housing to be produced by the 
master plan will not come anywhere near the 
amount needed to maintain a stable neighbor
hood for existing residents.

Even with the additional student beds, at 
least 70 percent of USC students will not have 
access to university-owned housing, putting 
additional pressures on private rental housing in 
the area, displacing families, and skyrocketing 
rents.

When USC invades the surrounding 
community to expand its campus, 

raising rents and potentially 
displacing thousands of low-income 

residents, city officials call it 
"master planning. ►

Once a commuter school with many students 
living at home, USC has increasingly become a 
residential university. Since 2000, USC has 
increased its student enrollment from about 
27,000 to 38,000 students, but without building 
enough dorm rooms to accommodate the 
increase. The growth in students was accompa
nied by a huge expansion of its facilities— 
classroom buildings, offices, dorms, and venues 
like the 10,000-seat Galen Center, completed in 
2006 thanks to a $50 million gift from Louis 
Galen, a banker and longtime Trojan fan. Now 
home to the USC basketball and volleyball 
teams as well as a concert venue, the arena was 
once the site of local homes and businesses.

USC’s expansion has removed many residen
tial units in the surrounding area. Meanwhile, the 
university has encouraged its burgeoning student 
body to live close to campus. Recognizing this 
gold mine, local landlords and developers have 
raised rents, evicted many low-income families, 
and replaced them with USC’s students, squeez
ing four students into a two-bedroom apartment 
and charging each cf them $750 to $1,000 a
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Thanks to local nonprofit groups like the 
Esperanza Community Housing Corporation, 
the nearby neighborhood has a small inventory 
of subsidized housing for low-income families 
as well as apartments whose elderly and work
ing-class tenants are protected by the city’s rela
tively weak rent control law. But, according to a 
city-sponsored report, both types of affordable 
housing are threatened in the near future by the 
drop in federal low-rent housing subsidies and 
aggressive efforts by landlords to evict tenants 
(like the Barrientos family) living in rent-con
trolled apartment so they can raise rents

USC also wants the city’s help in transform
ing the campus and the surrounding area into a 
more USC-friendly community, with upscale 
shops and landscaping, which will encourage 
gentrification. So will the addition of a new high
speed light-rail Expo Line, originally slated to be 
constructed several blocks from campus, that, 
thanks to USC lobbying, will now be built on 
Flower Street closer to the campus, along with an 
extra station (Trousdale) that will be built near 
the campus as well. These will connect USC to 
downtown, Culver City, Santa Monica, and other 
areas—and will exacerbate gentrification as 
developers create expensive housing while the 
price of the area’s historic homes skyrocket.

“We’re not opposed to the university expand
ing to meet its needs, but we are opposed to an 
expansion that exacerbates the displacement of 
low-income Latino and African-American resi
dents from this area,” said SAJE executive 
director Paulina Gonzalez, a former organizer 
with the hotel workers union. “The original 
expansion plan had no significant provision to 
mitigate the impact of gentrification.”

Although USC is a nonprofit institution, it 
acts like any corporate behemoth or aggressive 
developer when it comes to getting its way. As 
Los Angeles no longer has any Fortune 500 cor
porations headquartered here, USC is the larg
est private employer in the city. Many of USC’s 
top administrators have close ties—as both for
mer staffers and significant campaign contribu
tors—to local, state, and national politicians. 
Equally important, USC's board of trustees 
reads like a Who’s Who of Southern California’s 
business power brokers. They include big-time

developers Alan Casden, Edward Roski, and 
mayoral wannabe Rick Caruso, former 
Congresswoman Jane Harman, Occidental 
Petroleum chair Ray Irani, former Goldman 
Sachs vice chair Suzanne Nora Johnson, Wallis 
Annenberg (CEO of the Annenberg F oundation), 
La Opinion publisher Monica C. Lozano, John 
Mork (CEO of Energy Corporation of America), 
filmmaker Steven Spielberg, and Ronald D. 
Sugar (chairman emeritus, Northrop Grumman 
Corporation).

These big donors are used to wielding politi
cal influence with campaign contributions and 
other enticements. And they have not been shy 
about pushing USC’s expansion plans with 
Mayor Antonio Villaraigosa and the City 
Council.

USC claims that its proposed expansion will 
generate 12,000 jobs, about 8,000 construction 
jobs and about 4,000 permanent jobs (although 
the project’s environmental impact report pre
dicts thousands fewer jobs or. both counts).

USC claims that its proposed 
expansion will generate 12,000 jobs, 

although the project's 
environmental impact report 

predicts thousands fewer.

Using their clout at City Hall, the building 
trades unions got USC to agree to a “project 
labor agreement” that guarantees that the uni
versity will use union workers on the construc
tion projects. USC also reluctantly agreed to a 
demand from the feisty hotel workers union 
(UNITE HERE, Local 11) to allow the employ
ees of the proposed hotel to vote on whether to 
unionize without interference from the hotel 
management.

But most of the other permanent jobs will be 
low-wage retail and restaurant jobs, without 
benefits, unless USC agrees to a living-wage 
requirement for a portion of the jobs, as 
UNIDAD is urging. And even most union work
ers cannot afford the skyrocketing rents and 
high home prices near the USC campus.

The UNIDAD coalition urged the City Council 
to require USC to balance its expansion plans
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with the sort of local investments that would 
enable several thousand local families, not just a 
few lucky exceptions, to stay in their homes. The 
activist groups and their allies pushed city offi
cials to negotiate a development agreement with 
USC that includes a robust mix of affordable 
housing funds, local hiring and job training, and 
support for local Mom and Pop businesses.

The approach UNIDAD has been advocat
ing—balanced growth or growth-with-equity— 
is already well seasoned in the city, including 
SAJE’s own successful campaign to get the 
developer of the nearby Staples Center, home to 
the Los Angeles Lakers, to agree to a 50 percent 
local-hire program, as well as affordable hous
ing, new park space, and other community 
benefits.

Lor three years, the UNIDAD coalition 
mounted a bottom-up organizing campaign to 
draw attention to the displacement problem and 
to push city officials to get USC to incorporate 
the community benefits into their expansion 
plan. The coalition brought local residents to 
community meetings to voice their concerns, 
sponsored reports quantifying the devastating 
social, economic, and health impacts of rising 
housing prices on longtime renters and home
owners, generated close to 1,000 letters to USC 
and public officials, and forged alliances with 
local clergy and other civic leaders to support 
UNIDAD’s demands.

different landmarks—including several USC 
buildings where homes were once located—to 
raise awareness of the problem. The walking 
tour with religious overtones generated substan
tial media attention. UNIDAD brought hun
dreds of community residents to City Hall for 
several public hearings, which triggered another 
wave of negative publicity for USC.

USC initially agreed to contribute $2 million 
to an affordable housing fund and refused to 
meet with the UNIDAD coalition. But 
UNIDAD’s persistence and prodding from 
Mayor Villaraigosa and several City Council 
members—especially Ed Reyes and Jan 
Perry- -forced the university to up the figure to 
$20 million, close to what the neighborhood 
activists had demanded.

SAJE’s Gonzalez was elated when she got 
word of USC’s decision from a City Hall staffer. 
‘USC’s expansion plan will define the future for 
thousands of families living in the area” she said. 
“We just want USC to be a responsible neighbor.”

“We asked our city officials to take their 
responsibility seriously and ensure that Los 
Angeles’ most vulnerable families are protected 
and do not become the collateral damage of this 
$1 billion dollar development,” Gonzalez 
explained. “Our voices were heard. That’s what 
grassroots organizing is all about.”
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UNIDAD mounted a bottom-up 
organizing campaign to push city 

officials to get USC to incorporate 
community benefits into their 
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The coalition sponsored a procession through 
the neighborhood—called a “posada,” a Latin- 
American Christmas tradition that recalls the 
story of Mary and Joseph’s search for shelter— 
to dramatize the community’s need for afford
able housing. Hundreds of residents walked to
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Given documented links between individual socioeconomic status (SES) and health, it is likely that—in 
addition to its impacts on individuals' wallets and bank accounts—the Great Recession also took a toll on 
individuals' disease and mortality risk. Exploiting a quasi-natural experiment design, this study utilizes 
nationally representative, longitudinal data from the National Social Life, Health, and Aging Project 
(NSHAP) (2005—2011) (N = 930) and individual fixed effects models to examine how household-level 
wealth shocks experienced during the Great Recession relate to changes in biophysiological func
tioning in older adults. Results indicate that wealth shocks significantly predicted changes in physio
logical functioning, such that losses in net worth from the pre-to the post-Recession period were 
associated with increases in systolic blood pressure and C-reactive protein over the six year period. 
Further, while the association between wealth shocks and changes in blond pressure was unattenuated 
with the inclusion of other indicators of SES, psychosocial well-being, and health behaviors in analytic 
models, we document some evidence of mediation in the association between changes in wealth and 
changes in C-reactive protein, which suggests specificity in the social and biophysiological mechanisms 
relating wealth shocks and health at older ages. Linking macro-level conditions, meso-level household 
environments, and micro-level biological processes, this study provides new insights into the mecha
nisms through which economic inequality contributes to disease and mortality risk in late life.

© 2015 Elsevier Ltd. All rights reserved.
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1. Introduction While the Great Recession had a profound effect on earnings 
and employment rates, its effect on household wealth levels is of 
particular concern to population heath researchers. Considered a 
holistic measure of financial well-being by many social scientists 
and public health researchers interested in socioeconomic 
inequality (Keister and Moller, 2000; Oliver and Shapiro, 1995; 
Pollack et al„ 2007; Robert and House, 1996; Spilerman, 2000), 
wealth reflects ownership of assets such as equity in homes, 
retirement accounts, stocks, and bonds, and it also accounts for 
debts and liabilities. Several studies have found that, net of other 
measures of SES, wealth has a significant relationship with health 
(Hajat et al„ 2010, 2011; Robeit and House, 1996). Further, research 
suggests that the relationship between wealth and health may be 
strongest at older ages, as individuals exit the labor market and 
turn increasingly to their accumulated assets to support themselves 
and their families (Robert and House, 1996). Accordingly, the Great 
Recession's effect on the retirement accounts, investments, and 
housing values of older adults likely had a tremendous impact on 
their physiological health and well-being.

The Great Recession of 2007—2009 was the worst economic 
downturn in the United States since the Great Depression. During 
the two years at the height of Recession, the net worth of Amer
ican households declined drastically, with the average household 
losing approximately $50,000 in wealth (Pfeffer et al„ 2013). 
Further, the economic recovery from the Recession has been 
among the slowest in history. As of 2011, the net worth of the 
typical American household was approximately 50 percent of its 
2003 value (Pfeffer et al., 2013) Given documented links between 
individual socioeconomic status (SES) and health, it is likely 
that—in addition to its impacts on individuals' wallets and bank 
accounts—the Great Recession also took a toll on individuals' 
disease and mortality risk.
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To date, research on the health effects of the Great Recession has 
produced inconsistent results (Stuckler et al., 2015), and critical 
gaps in the literature linking rr.acro-level economic conditions and 
health remain. Utilizing nationally representative. longitudinal data 
from the National Social Life, Health, and Aging Project (NSHAP) 
and individual fixed effects models, this study examines how 
household-level wealth shocks experienced during the Great 
Recession relate to changes in biophysiological functioning in older 
adults. The period of the NSHAP cata collection entompassea tne 
Recession, with Wave 1 collected in the two years immediately 
preceding the Recession (2005—06) and Wave 2 collected in the 
two years following the height of the Recession (2010-11). This 
unique design provides a quasi-naturai experiment that allows for 
the direct observation of individual changes in both socioeconomic 
well-being ana health during the Recession period. By linking 
changes in household wealth status to changes in inflammatory 
response and cardiovascular function from the pre-to post-Reces
sion period while controlling for stable individual characteristics, 
this study provides convincing evidence of a causal association 
between wealth shocks and physiological well-being. Further, this 
study assesses the possible psychosoc al and behaviorai mecha
nisms relating househola wealth shocics to individual health 
changes. Linking macro-level conditions, meso-levei household 
environments, ana micro-level biological processes, this study 
provides new insights into the mechanisms through which eco
nomic inequality contributes to disease ana mortality risk in late

2.2. Economic shocks and health

Across the life course, movement down the socioeconomic 
ladder is associated with increased morbidity and mortality (Smith, 
2004; Willson et al., 2007). There is no single mechanism linking 
SES and health, but rather them are numerous interconnected 
pathways whereby SES shapes individuals’ exposure to risks and 
access to health promoting resources tc ultimately affect health and 
weil-Demg (Elo and Preston, 199S; Eio, 2009; Krieger et al., 1997, 
Link and Phelan, 1995; Marmot et al., 1998; Williams and Collins, 
1995). A wide body of reseaich links economic shocks—including 
involuntary job loss (Brand et al.. 2008; Burgard et al., 2007; Coile 
et al., 2012; Gallo et al., 2C00; Sullivan and Von Wachter, 2009; 
Turner, 1995) and losses in material goods such as food and hous
ing (Alley et al., 2009; McLaughlin et al., 2012)—to poorer health 
and elevated mortality risk. While much of this research has 
focused on unemployment and job less, a growing body of litera
ture focuses on the relationship between wealth and health (Hajat 
et al., 2010, 2011; Pollack et al., 2007). In older adult samples, 
household wealth levels have been linked to markers of physio
logical functioning including C-reactive protein (M.cDade et al., 
2011). Among younger adults, financial debt has been linked to 
higher perce:ved stress and depression, worse self-rated health, 
and higher blood pressure (Sweet et al., 2013).

Research on the health effects of economic shocks generally 
proposes three possible mechanisms through which changes in 
financial well-being impact health and mortality risk. First, much of 
the literature identifies stress as the mediating mechanism. The 
stress process model (Pearlin et al., 1981) suggests several path
ways through which wealth shocks may relate to physical health 
and functioning A wealth snock can act as a direct stressor, 
whereby the loss in financial resources activates physiological 
stress response in the short term. In addition to the acute stress 
associated with a recent loss in financial well- being, wealth shocks 
may a:so give rise to increases in chronic stress related to ongoing 
difficulties paying bills, securing a place to live, and finding new 
employment (Burgard etal., 200/). In response to environmental or 
social stressors—such as a significant loss of financial 
assets—activity of both the sympathetic nervous system (SNS) and 
hypothalamic-pituitary-adrenocortical (HPA) systems increases 
(Seyle, 1974). While temporary activation of the SNS and HPA sys
tems in response to acute injuries and pathogens is necessary for 
maintaining healthy physiological functioning, longer-term acti
vation of these systems resulting from chronic stress exposure has 
been associated with physiological dysregulation, including higher 
levels of chronic inflammation (Cohen et al., 2012; Miller et al., 
2002; Miller et a!., 2009) and metabolic dysfunction (Hawkley 
et al., 2006; McEwen, 1998; Rozanski et al., 1999). Further, wealth 
losses may have indirect effects on physical health and functioning 
through stress-related psychosocial, emotional, and cognitive pro
cesses by eroding one's sense of mastery and coping abilities and 
increasing one s sense of hopelessness, frustration, and anxiety 
(Drentea and Reynolds, 2014). Studies have documented a link 
between socioeconomic status and cognrtive, emotional, and psy
chosocial factors such as personal control perceived stress, hostil
ity, anc anger, and evidence suggests that these factors also impact 
individual health outcomes (Cohen et al 1999 Gump et al., 1999; 
Levenstein and Kaplan, 1998), In this way. psychosocial processes 
and resources may mediate the association between SES and health 
and provide an indirect, stress-related pathway through which SES 
affects health (Dientea and Reynolds, 2014; Gallo and Matthews, 
2003).

life.

2. Background

2.1. Older adults and the Great Recession

The Great Recession resulted in unprecedented financial losses 
for many American households. Between 2007 and 2009, average 
housing prices in the largest metropolitan areas in the US dropped 
by nearly one-third. Stock prices also collapsed, with the Dow Jones 
Index losing approximately half of its value during the period 
(Pfeffer et al., 2013). Unemployment soared, jumping from 5.0 
pe-cent in December 2007 to 10.0 percent in October 2009 (U.S. 
Buieau of Labor Statistics, (2012)). In terms of relative losses, 
financial declines were generally greatest for less socially advan
taged groups as measured by race and ethnicity, education, and 
pre recession income and wealth levels (Pfeffer et al., 2013). As a 
result, economic disparities, particularly wealth disparities, 
widened during the Recession.

While older adults generally far ed better than younger adults in 
terms of their financial losses during this period (Pew Research 
Cencer, 2011), the Great Recession was nevertheless a challenging 
experience for many older Americans. Between 2007 and 2011, 
more than 1.5 million olaer adults lost their homes, and the fore
closure rate for older adults in 2011 was eight times higher than 
pre-recession rates (Trawinski, 2C12). With home ownership being 
the greatest source of household wealth in the US, the declines in 
housing values and rise in foreclosure had a tremenaous impact on 
the financial stability of older adults. The median family net worth 
of household heads aged 55-64 years fell by nearly one-third be
tween 200/ and 2010, and the median net worth of household 
heads aged 65—74 years declined by approximately 18 percent 
(Ackerman et al„ 2012). Among retirees, median household net 
worth declined from approximately $136,000 in 2007 to $93,000 in 
2010 (Ackerman et al., 2012). Nearly one in four adults over 50 years 
reported that they exhausted their savings to weather the financial 
challenges posed by the Recession, and approximately one in five 
said that they fell behind on payments and accumulated more debt 
during the Recession (Rix, 2011).

Second, changes in health behaviors and nealth related 
spending in response to economic downturns may also provide a 
link between economic shocks ana health, such that the financial
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instability associated with economic downturns may change be
haviors in ways that affect health (Burgard et al., 2013). As house
hold budgets tighten in response to economic challenges, 
individuals and families may reduce spending on health care, 
groceries, and other health-related goods and resources. A number 
of studies document that consumption of medical and dental care 
declines during economic downturns (Lusardi et al., 2010; Wall 
et al., 2012). Foi example, using recent data from the Medical Ex
penditures Panei Survey, Mortensen and Chen (2013) found that 
physician visits, prescription drug fills, and inpatient visits were 
lower during the Great Recession than in the pre-recession period. 
Studies also show that fruit and vegetable consumption declines 
when unemployment rises and fast food and snack consumption 
increases (Dave and Kelly, 2012). In addition to cutting costs related 
to health promoting behaviors and activities, economic shocks can 
also result in increased spending on harmful roping behaviors. 
Research suggests that spending cn behaviors such as smoking and 
alcohol use rises during times of increased financial instability 
(Black et al., 2012: Catalano et al., 2011). which can harm health in 
both the short- and long-term.

Finally, changes in time use may also mediate the association 
between economic downturns and health (Burgard et al., 2013, 
Catalano et al., 2011; Mani et al., 2013). Individuals and house 
holds have limited time and energy, and economic shocks force 
individuals to invest time and energy into dealing with the shock. 
This means that individuals may use some of the rime, physical 
energy, and cognitive resources usually allocated to othei activities 
(e.g., physical activity, visiting with family or friends, medical care, 
etc.) to deal with the challenges and responsibilities associated 
with a loss in household financial well-being and stability, 
including finding a new job, conducting a home search, and man
aging household budgets (Mani et al., 2013). This swap in time use 
resulting from the shock can have both negative (in the case of 
physical activity and socially supportive behavior for example) and 
positive (in the case of engaging in risky social behavior or stressful 
work situations) health effects.

foreclosures and hospital ana emergency room visits from four 
states that were among the hardest hit by the recent foreclosure 
crisis, Currie and Tekin (2011) found that living in a neighborhood 
with a spike in foreclosures was associated with significant in
creases in urgent unscheduled hospital visits. The inconsistent 
findings from these aggregate-level studies suggest that additional 
research using individual-level data may provide more nuanced 
understanding of the impact of macro-level economic downturns 
and household-level economic shocks on individual-level 
outcomes.

Second, of the studies that do examine individual-level asso
ciations between economic downturns and health, most rely on 
cross-sectional data, which raises concerns about health selec
tion and omitted variable bias (Burgard et al., 2007). A major 
concern in studies of socioeconomic status and health is health 
selection, where individuals who are less healthy may have a 
greater likelihood of experiencing an economic shock such as a 
job loss or a loss in wealth (McDonough and Amick, 2001). 
Similarly, with omitted variable bias confounding factors not 
included in analytic models may put individuals at risk for both a 
health decline and an economic loss (Burgard et al., 2007). By 
failing to account for these confounders, studies may find 
spurious associations between economic shocks and health. 
Whereas cross-sectional analyses are subject to concerns about 
reverse causality and omitted variable bias, intra-individual ex
aminations of how changes in SES correspond to subsequent 
changes in disease risk provide more convincing evidence of tne 
impact of economic shocks on health. Longitudinal analyses, 
including those utilizing individual fixed effects, are better able 
to model change in both socioeconomic factors and health over 
time while controlling for stable individual characteristics 
(Burgard et al., 2013).

Finally, the biophysiological pathways underlying the link be
tween economic shocks and health remain largely unspecified and 
untested. Many studies, particularly those using aggregate data, 
focus on mortality, but recession impacts may be underestimated 
if physical health changes not resulting in (immediate) death are 
not considered (Burgard et al., 2013). Several studies on economic 
downturns and health use general indicators of health such as 
self-rated health (Burgard et al., 2007), physical functioning (Galio 
et al., 2000), hospital visits (Currie and Tekin, 2011), and self
reports of illness (Turner, 199b). Other studies use markers of 
mentai health, such as depressive symptoms (Brand et al., 2008; 
Cagney et al., 2014, houle, 2014). Given that the literature 
deems stress a critical mechanism driving the association between 
economic downturns and health, more research on the relation
ship between economic forces and biomarkers of physiological 
functioning is needed to improve understanding of how recessions 
and economic shocks “get under the skin" to affect disease and 
mortality risk.

This study addresses these gaps in the literature by using 
longitudinal data and individual fixed effects models to examine 
how changes in household wealth from the pre-Recession to the 
post-Recession period relate to individual changes in two bic- 
markeis of physiological function: systolic blood pressure and C- 
reactive procein. Further, this study also examines potential 
behavioral and psychosocial mechanisms through which house
hold wealth shocks associated with the Great Recession induce 
changes in physiological functioning to affect health and disease 
risk. By modeling changes in two essential markers of physiolog
ical well-being as a function of changes in household wealth and 
interrogating the mechanisms underlying the association between 
wealth and health, this study provides new insights into the 
relationship between macro-economic shifts and individual bio
logical processes.

2.3. Gaps in the literature

While a body of research linxs economic shocks to health, to 
date, research on the health effects of the Great Recession has 
produced largely inconsistent results (Stuckler et al., 2015), and 
critical gaps in the literature linking macro-level economic con
ditions and individual health remain. First, most studies on the 
health effects of the Great Recession rely on aggregate population 
data by examining, foi example, the relationship between popu
lation unemployment rates and death rates. While recessions are 
indeed macro-level events, many individuals do not directly suffer 
the economic shocks associated with recessions (Burgard et al., 
2013). Examining the relationships between macro-level eco
nomic conditions and health using aggregate data may, then, 
underestimate the effects of economic shocks on individuals and 
lead to inconsistent findings. Using aggregate population data, 
studies find evidence of both positive and negative associations 
between economic downturns and health. Perhaps counterintui
tively, some studies find that economic downturns arc associated 
with decreases in morbidity and mortality from several major 
causes (Neumayer, 2004; Ruhm, 2005a, 2005b; Tapia Granados, 
2008). These studies offer a number of explanations for the 
“procyclical” or negative association between economic down
turns in health, including decreased workplace accidents, less 
traffic and air pollution, and increased leisure and rest. On the 
other hand, mere recent studies offer evidence of “countercyclical” 
or positive associations between macro-level economic downturns 
and health and mortality risk. For example, using data on
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with higher rates of coronary heart disease, stroke, and mortality 
(Emerging Risk Factors Collaboration, 2010; Harris et al., 1999; 
Ridker et al., 2000). To assess levels of high-sensitivity CRP 
(hsCRP), NSHAP collected dried blood spots from respondents at 
both Waves 1 anc 2. While clinicians typically use serum or plasma 
samples to assay CRP, the use of dried blood spots offers a conve
nient alternative for collecting blood samples, particularly in large 
population-based studies where the use of trained phlebotomists 
ana the careful and immediate storage of samples may not be 
feasible (Nallanathan et al., 2008). A validation study by McDade 
et al. (2004) found a high correlation between dried blood spots 
and serum CRP. NSHAP collected dried blood spots by finger-stick. 
Interviewers used a disposable lancet and applied filter paper to 
store the samples (Nallanathan et al., 2008). As markers of physi 
oiogical function, both SBP and CRF have been linked to the 
increased activity of the sympatnetic nervous system (SNS) and 
hypothalamic-pituitaiy-adrenocortical (HPA) systems that results 
from exposure to social and environmental stressors (Black and 
Garbutt, 2002; Cohen et al,, 2012; McDade et al., 2006; McEwen, 
1998; Owen et al, 2CC3; Yang et al, 2013a; Yang et al, 2013b). 
Both measures are included as continuous variables in analyses. To 
adjust for skewedness, both measures are log transformed.

3. Data and methods

3.7. Data

Data for the present study are from the National Social Life, 
Health and Aging Project (NSHAP), a nationally-representative 
longitudinal study of community-dwelling older adults aged 
57—85 years in 2005—2006 (Wave 1) and followed up in 
2010—2011 (Wave 2) in the U.S. Of the original Wave 1 respondents, 
75 percent were re-interviewed at Wave 2. African-Americans, 
Latinos, men and the oldest-old (75-84 years at the time of 
screening) were over-sampled. The NSHAP collected extensive in
formation on respondents' socioeconomic well-being, physicai and 
mental health, and health behaviors, primarily thorough in—home 
interviews. The NSHAP also includes several biomarkers measured 
at Waves 1 and 2 for a subset of the sample. The NSHAP data pio- 
vide a unique opportunity for examining the healtn effects of 
wealth shocks experienced during the time period of the Great 
Recession, as Wave 1 data was collected in the two years immedi
ately preceding the downturn (2005—06), and Wave 2 data 
collection was conducted in the years immediately following the 
height of the Recession (2010—11).

Analyses include separate samples for the two biomarker out
comes (C-reactive protein: N = 648; systolic blood pressure: 
N = 930). The analytic samples include all respondents who have 
complete data on the variables used in the analyses. 2261 re
spondents who were interviewed at both Waves 1 and 2 were 
eligible for inclusion in the analytic samples. The greatest sources of 
missing data included missing data on the outcomes at Waves 1 
and/or 2, as well as missing wealth data at Waves 1 and/or 2. For the 
C-reactive protein analyses, 874 respondents were excluded from 
the sample because of missing data on the outcome, and an addi
tional 656 respondents were excluded because of missing wealth 
data. For the systolic blood pressure analyses, 110 respondents were 
excluded because of missing data on the outcome, and 1088 were 
excluded because of missing wealth data. For both outcomes, those 
excluded from the analytic sample were more likely than those 
included in the analytic sampie to be black, older age, less educated, 
and female (p < 0.001) To the extent that the demographic char
acteristics of excluded respondents are, in general, negatively 
associated with wealth (Pfeffer et al, 2013; Spilerman, 2000), the 
lesults can be interpreted as conservative.

3.3. Covariates

The key independent variable in the analyses is household 
wealth, which is also available at both Waves 1 and 2. Research 
documents the critical importance of wealth for the health and 
financial security of older adults, in particular, who increasingly re'y 
to their accumulated assets for consumption and stability after 
exiting the labor market (Robert and House, 1996). At both waves, 
wealth was measured during the in-person interview using the 
following question: “Now I'd like you to think about all of the assets 
of your household. These are things like your house (if you own it), 
your cars, other rental properties and Dusinesses you own, and 
financial assets like savings accounts, stocks bonds, mutual funds, 
and pensions. Altogether how much would you say that amounted 
to, approximately, after accounting for the loans you might have to 
pay off?” The measure of household wealth then, is defined as 
household net worth (total assets net of debts) and is included in 
models as a continuous variabie measured in hundreds of thou
sands of dollars.

In addition to wealth, we include several other measures of 
social status in order to assess whether it is a wealth shock, or 
changes in other inciictors of social and financial well-being, tnat 
induces physiological changes. Otner measures of social status 
include household income (measured in tens of thousands of dol
lars), employment status (1 = unemployed), and marital status 
(1 = married or cohabiting). In order to better understand the 
potential mechanisms underlying the link between wealth shocks 
and b.ornarker outcomes, we include several psycnosocial, 
emotional, and health-related indicators. Measures of psychosocial 
and emotional well-being include depressive symptoms (a contin
uous measure indicated by CES-D symptoms), perceived social stress 
(a continuous measure using a subset of measures from Cohen's 
Perceived Stress Scale), and anxiety (a continuous measure indi
cated by the Hospital Anxiety and Depression scale). Potential 
health behavior mechanisms include smoking (1 = ever smoked) 
and drinking (number of drinks per week). We also control for 
changes in waist circumference (centimeters) using a continuous 
measure. To better account for the possibility of health selection, 
where changes in health status induce changes in household 
wealth and the individual biomarkers, we control for health status 
using a count index of health conditions that includes stroke, dia
betes, cancer, heart disease, dementia, and arthritis (range = 0 -6).

3.2. Outcomes

The dependent variables for this study include two biomarker 
outcomes that have been linked to physiological stress iesponse: 
systolic blood pressure (SBP) and C-reactive protein (CRP). SBP, a 
marker of carciovascular function, is a strong predictor of chronic 
disease and mortality across the life course (Yang and Kozloski, 
2012). While younger individuals arc more prone to high diastolic 
blood pressure, SBP is affected by increased arterial stiffness, 
contributing to a high prevalence of systolic Hypertension in old age 
(Franklin et al., 1997). Unlike diastolic blood pressure, which has 
been found to remain constant or decline after age 50—60 years, 
SBP continues to increase in late life (Burt et al., 1995; Franklin et al., 
1997), making it a critical marker of cardiovascular function for 
older adults. As part of the biomai ker collection process, NSHAP 
respondents completed two or three seated blood pressure mea
sures on their left arms at both Waves 1 and 2. Consistent with prior 
studies utilizing this measure (Cornwell and Waite, 2012), we used 
the mean of each respondent's SBP readings. CRP is an acute phase 
protein whose elevated circulating levels indicates inflammation 
(Finch, 2010). Studies document a relationship between inflam
mation and health risk, including prospective associations of CRP
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Table 1
Descriptive statistics, NSHAP 2005—2011 (N = 930).

Wave 1 (2005-2006) Wave 2 (2010-2011)

Mean/Prop.Mean/Prop. SDSD

Outcomes
SBP (log)
SBP (not log-transformed)
CRP (log CRP 4- 1)
CRP (not log transformed)

Social Status
Household wealth (hundreds of thousands of dollars) 
Household income (tens of thousands of dollars) 
Employment (1 = unemployed)
Marital status (1 = married or cohabiting) 

Demographics 
Age (years)
Gender (1 = female)

Race

4.90 4.91 0.140.13
136.57135.24 18.21 19.86

0.96 1.28 0.750.61
5.142.36 3.20 15.96

7.09 18.16 7.04 16.26
10.066.50 7.65 6.65

0.02 0.03
0.67 0.59

71.4966.32 6.88 6.89
0.43

White
Black
Hispanic
Other

Psychosocial well-being
Depressive symptoms (CES-D) (range = 0-30)
Perceived social stress (range = 0-12)
Anxiety (Hospital Anxiety and Depression scale) (range = 0-21) 

Health behaviors and conditions 
Smoking (1 = ever smoked)
Drinking (number of drinks per week)
Health conditions (number of health problems)
Waist circumference (centimeters)

Subjective social status 
Relative household income 

Far below average 
Below average 
Average 
Above average 
Far above average

0.84
0.07
0.07
0.02

4.24 4.16 3.854.01
1.45 2.02 2.52 2.54
3.10 3.90 3.423.05

0.60 0.64
3.593.92 6.91 7.11
1.071.07 1.040.94

98.56 101.66 15.114.32

0.08 0.07
0.260.19

0.38 0.41
0.28 0.21

0.050.07

Notes: Because they are time-invariant measures, gender and race are not included in analytic models; these measures are included in descriptive statistics for informational 
purposes only. Sample size based on systolic blood pressure analytic sample. Given high levels of overlap between the CRP and SBP samples, descriptive statistics were largely 
similar across the samples, with two exceptions: compared to the SBP sample, the CRP sample experienced greater wealth and income losses from Wave 1 to Wave 2. 
Descriptive statistics are weighted to account for survey design effects and attrition.

Finally, we also include a measure of subjective social status, which 
indicates how respondents rate their household income relative to 
other American households (1 = far below average, 2 = below 
average, 3 = average, 4 = above average, 5 = far above average). 
Other covariates include age, gender, and race. All covariates are 
measured at both Waves 1 and 2.

(i)y,i — “i + fa Wealthy + feXn + @3% + ®ii

(2)yt 2 = “2 + @1 Wealth, 2 + 02^n + feZ,- + ei2

In Equations (1) and (2), Wealthy and Wealthy represent 
household wealth at times 1 and 2. Xq and Xi2 represent vectors of 
time-varying covariates measured at times 1 and 2, and Z; repre
sents vectors of time-constant variables, both measured and un
measured. The difference equation can be specified by subtracting 
Equation (1) from Equation (2):

3.4. Analytic methods

To examine the associations between wealth shocks and 
changes in biomarker outcomes, we first assess the bivariate as
sociations between change in household wealth levels and change 
in log SBP and log CRP using two-way line plots. We then employ 
multivariate first difference models, which are numerically 
equivalent to fixed effects models for two-wave panel data. In the 
first difference models, changes in the log SBP and log CRP are 
modeled as a function of change in the independent variables, 
including household wealth. Time-invariant predictors, such as 
gender and race, are "differenced away" and omitted from model 
estimates, which provides a solution to the problem of unmea
sured heterogeneity and omitted variable bias (Allison, 1990; 
Gunasekara et al., 2014; Liker et al., 1985). Assuming that house
hold wealth has an impact on the biomarker outcomes and that 
the model is measured at two time points, we can specify the 
model as:

0,2 - y/i) = (“2 - «i) + ft (Wealths - Wealthn) + 02 O2

“ X/i) + (e,'2 - )

Note that, in Equation (3), the vector of Z variables are differ
enced out of the first difference model on the assumption that the 
effects of Z are time-constant. Hausman tests confirmed that the 
preferred model is the fixed effects or first difference model, rather 
than a random effects model (p < 0.001).

We run models for log SBP and log CRP separately in a stepwise 
fashion. For each outcome, Model 1 models the biomarkers as a 
function of household wealth and age. Models 2—6 build on Model 
1 and include additional controls and potential mediators. In 
addition to household wealth and age. Model 2 includes the other 
social status controls, including household income, employment

(3)



T T
-1,000,000 -500,000 0 500,000 1,000,000

Change in household wealth (dollars)

95% Cl Fitted values

B. Change Household Wealth and Change in log CRP, 2005-2011

226 C. Boen, Y.C. Yang / Social Science & Medicine 150 (2016) 221—230

status, and marital status. Model 3 extends Model 1 by including 
the psychosocial measures ana assesses the extent to which the 
relationship between change in wealth and changes in the bio
markers is mediated by psychosocial factors, including depressive 
symptoms, perceived stress, and anxiety. Model 4 includes the 
health-related covariates. In addition to controlling for changes in 
health conditions to minimize possible health selection effects, 
Model 4 also assesses whether the relationship between changes in 
wealth and the biomarkers is mediated by changes in health be
haviors and health status over the period. Model 5 includes the 
measure of subjective social status to examine whether the effect of 
wealth shocks on the biomarkers is mediated by respondents' 
assessment of their financial standing. Finally, Model 6 is the full 
model that includes all covariates. As explained earlier, because 
race ana gender are time-constant measures, they are excluded 
from these fixed effects models.

All models are weighted to adjust for attrition and survey design 
effects. Analyses were conducted in Stata 13.

4. Results

Table 1 presents the descriptive statistics for all variables 
included in the analyses. The mean wealth loss in the analytic 
sample was approximately $5100. While this average loss is sub
stantially lower than the losses described by Ackerman et al. (2012), 
as described earlier, those excluded from our analytic sample were 
more likely than those included in the analytic sample to be black, 
older age, less educated, and female—all characteristics that are 
negatively associatec with wealth. Fig. 1 displays the bivariate as
sociations between change in household wealth and change in the 
biomarkers. As seen in Fig. 1, there is a negative relationship be
tween change in wealth between 2005—06 and 2010—11 and 
change in the biomarker outcomes, where individuals experiencing 
the greatest wealth declines have the greatest increases in ;og SEP 
(Fig. 1A) and log CRP (Fig. IB).

Tables 2 and 3 present the results of the first difference models 
for log SBP and log CRP, respectively. Model 1 of Table 2 reveals a

A. Change in Household Wealth and Change in log SBP. 2005-2011
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Fig. 1. Bivariate Associations between Change in Wealth and Change in log SBP and log CRP, NSHAP (2005-2011).
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Table 2
First difference models for log systolic blood pressure, NSHAP 2005-2011 (N = 930).

Model 1 Model 3 Model 5Model 2 Model 4 Model 6

Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE)

A Household wealth (hundreds of 
thousands of dollars)

A Age (years)
A Household income (tens of thousands 

of dollars)
A Employment (1 = unemployed)
A Marital status (1 = married 

or cohabiting)
A Depressive symptoms 
A Perceived social stress 
A Anxiety
A Smoking (1 - ever smoked)
A Drinking (number of drinks per week) 
A Health conditions (number of health 

problems)
A Waist circumference 
A Subjective social status 
Intercept

-0.0006** (0.0002) -0.0007** (0.0002) -0.0007*** (0.0002) -0.0006** (0.0002) -0.0007*** (0.0002) -0.0008*** (0.0002)

0.024| (0.012) 0.023 (0.012) 0.026f (0.013)0.025* (0.012) 
0.0003 (0.0005)

0.0211 (0.011) 0.0221(0.011)
C 0004 (0.0007)

-0.021 (0.029) 
-0.026 (0.019)

-0 027 (0.029) 
-0.019(0.024)

-0.001 (0.002) 
0.002 (0.002) 
-0.001 (0.001)

-0.002 (0.002) 
0.002 (0.003) 
-0.003 (0.002) 
0.007 (0.015) 
0.0021 (0.001) 

0.005 (0.005)

0.005 (0.014) 
0.002** (0.001) 
0.001 (0.005)

0.001 (0.001) 0.001 (0.001) 

-0.003 (0.009) 
-0.1061 (0.061)

-0.001 (0.010)
-0.1261 (0.069)-0.1181(0.063) -0.1231 (0.062) -0.1121(0.065) -0.1031(0.057)

'p < 0.01, *p< 0.05, tp<0.1.***p <0.001,
Note: Results from first difference models: coefficient estimates indicate how changes in the independent variables ("A x") correspond to changes in log SBP ("A y”). All models 
adjust for survey design effects and attrition using sampling weights.

Table 3
First difference models for log C-Reactive protein, NSHAP 2005-2011 (N = 648).

Model 3Model 1 Model 2 Model 4 Model 5 Model 6

Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE) Coeff. (SE)

A Household wealth (hundreds of thousands of dollars) -0.003* (0.001) 
A Age (years)
A Household income (tens of thousands of dollars)
A Employment (1 = unemployed)
A Marital status (1 = married or cohabiting)
A Depressive symptoms 
A Perceived social stress 
A Anxiety
A Smoking (1 = ever smoked)
A Drinking (number of drinks per week)
A Health conditions (number of health problems)
A Waist circumference 
A Subjective social status 
Intercept

-0.003* (0.001) 
-0.110(0.083) 
-0.001 (0.004) 
0.165 (0.343) 
-0.210 (0.274)

-0.003* (0.001) 
-0.154(0.096)

-0.003* (0.001) 
-0.094 (0.076)

-0.002f (0.001) 
-0.107 (0.095)

-0.002(0.001) 
-0.139 (0.087) 
-0.002 (0.004) 
0.187 (0.399) 
0.096 (0.120) 
0.021* (0.010) 
-0.010(0.013) 
-0.012(0.013) 
-0.134 (0.217) 
-0.003 (0.006) 
-0.009 (0.031) 
0.009* (0.004) 
0.092* (0.037) 
1.033* (0.453)

-0.116(0.090)

0.021** (0.007) 
-0.002 (0.010) 
-0.005 (0.011)

-0.168 (0.178) 
-0.005 (0.005) 
-0.018 (0.027) 
0,007f (0.004)

0.085* (0.038) 
0.857j (0.476)0.870* (0.427) 1.121* (0.502) 0.769| (0.394)0.922 (0.469)

***p < 0.001, **p < 0.01, *p < 0.05, fp < 0.1.
Note: Results from first difference models: coefficient estimates indicate how changes in the independent variables ("Ax") correspond to changes in logCRP(“Ay"). All models 
adjust for survey design effects and attrition using sampling weights.

strong, negative impact of changes in household wealth on 
changes in log SBP (3 = -0.0006, p = 0.005), such that those 
experiencing the greatest wealth losses also experience the 
greatest increases in log SBP from the pre-to the post-Recession 
period. Model 2 includes additional social status measures, none 
of which have a significant association with log SBP. These results 
suggest that changes in wealth are negatively associated with 
changes in log SBP, net of other indicators of social status. Model 3 
adjusts for changes in psychosocial well-being and reveals that 
these indicators do not mediate the relationship between wealth 
and log SBP. Model 4 adjusts for changes in health status as well as 
changes in health behaviors. Changes in health conditions have no 
relationship with changes in log SBP, suggesting that health se
lection or reverse causality is likely not affecting the results. In 
Model 4 we find that changes in drinking behavior have a positive 
association with changes in log SBP (3 = 0.002, p = 0.005), but 
adjusting for health behaviors and conditions in Model 4 does not 
attenuate the effect of household wealth change on change in log 
SBP over Model 1. In Model 5 we adjust for changes in subjective 
social status, which has no effect on log SBP. Finally, in Model 6,

changes in household wealth continues to have a negative impact 
on changes in log SBP (3 = -0.0008, p < 0.001), net of all the other 
covariates. There is no evidence that any of the covariates in Model 
6 mediate the association between changes in household wealth 
and changes in log SBP In fact, in terms of coefficient magnitude 
and statistical significance, the relationship between changes in 
wealth and changes in log SBP is strongest in Model 6, the fully 
adjusted model.

Table 3 presents the results from the log CRP first difference 
models. Similar to the log SBP models and consistent with the 
bivariate association presented in Fig. IB, Model 1 reveals a 
negative impact of changes in household wealth on changes in 
log CRP (3 = -0.003, p = 0.014), such that individuals with the 
greatest losses in household wealth over the period experience 
the greatest increases in log CRP from Wave 1 to Wave 2 Model 2 
includes additional social status measures, none of which have a 
significant association with changes in log CRP. Consistent with 
the log SBP results, Model 2 indicates that changes in household 
wealth are significantly associated with changes in log CRP, net of 
other socioeconomic indicators. Model 3 adjusts for changes in
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psychosocial well-being and reveals that increases in depressive 
symptoms are associated with increases in log CRP (6 = 0.021, 
p = 0.C02), but adjusting for changes in psychosocial well-being 
dees not attenuate the effect of changes in household wealth on 
changes in log CRP (P = -0.003, p = 0.031). Model 4 adjusts for 
changes in health status and changes in health behaviors. 
Consistent with the log SBP models, changes in health conditions 
have no relationship with changes in log CRP, again minimizing 
concerns about health selection or reverse causality. Further, 
changes in smoking and drinking behavior between the pre- and 
post-Recession periods do not significantly impact changes in log 
CRP. Changes in waist circumference are positively associated 
with changes in log CRP (3 = 0.007. p = 0.090), but controlling for 
changes in waist circumference and the other health-related in
dicators in Model 4 does not attenuate the effect of household 
wealth change on change in log CRP. Model 5 adjusts for changes 
in subjective social status, which, counter to expectations, has a 
positive association with log CRP (0 = 0.083, p = 0.032). The 
coefficient for subjective social status indicates that, as in
dividuals' subjective ratings of their relative social status in
creases, their log CRP also increases. Finally, Model 6 adjusts for 
all covariates and reveals an attenuation of the impact of 
household wealth changes on changes in log CRP (p = -0.C02, 
p = 0.109) over Model 1. In the final model, changes in depressive 
symptoms, waist circumference, and relative social status all have 
significant associations with changes in log CRP and, together 
may mediate the association between changes in household 
wealth and changes in log CRP.

This study revealed that household level wealth shocks expe
rienced during the Great Recession took a toll on the physiological 
well-being of older adults, net of other indicators of social status. 
While a number of studies have documented the economic impacts 
of recessions on older adults (Pfeffer et al., 2013; Rix, 2011; 
Trawinski, 2012), this study demonstrates that macro-level eco 
nomic downturns also pose significant health risks for older 
Americans. In both the bivariate analyses presented in Fig. 1 and the 
multivariate first difference models presented in Tables 2 and 3, we 
consistently document a significant, negative relationship between 
changes in household wealth and changes in log SBP and log CRP, 
such that individuals who suffered the greatest wealth losses from 
the pre-Recession to the post-Recession period also experienced 
the greatest increases in markers of physiological stress response 
In Model 6 of Table 2, we find that a wealth loss of $100,000 from 
Wave 1 to Wave 2 corresponded to a 0.998 mmHg increase in SBF. 
In Models 1—4 of Table 3, we found that, for every wealth loss of 
$100,000 respondents, on average, experienced a 0 993 mg/L in
crease in CRP. While these effect sizes are moderate, it is notable 
that we observed these changes in physiological function in an 
older adult sample over a short, six year time frame.

The relationship between changes in wealth and changes in SBP 
and CRP remained unattenuated with the inclusion of other 
markers of socioeconomic well-being, suggesting that wealth 
shocks, in particular, pose as significant threats to the health of 
older adults. Several studies document a cross-sectional relation
ship between wealth and health among older adults (McDade et al., 
2011; Robert and House, 1996; Spilerman, 2000). The current study 
advances this body of research by using longitudinal data to 
document a strong, consistent relationship between changes in 
wealth and changes in objective markers of health at older ages

In addition to examining the impact of household wealth shocks 
on changes in cardiovascular function and inflammatory response, 
this study also attempted to identify the possible mechanisms 
linking changes in household wealth to changes in individual 
physiology Results in Table 2 showed that changes in drinking 
behavior significantly predicted changes in SBP, but this change in 
health Dehavior did not mediate the effect of wealth changes on SB? 
changes over the period. In fact, Model 6, which adjusts for al! of the 
psychosocial and behavioral covariates, reveals tne greatest impact 
of wealth changes on SBP changes in terms of coefficient magnitude 
and statistical significance. The results of the log CRP models in 
Tabie 3 show some evidence of possible mediation. In Model 6, the 
full model, changes in depressive symptoms waist circumference, 
and subjective social status all significantly impacted changes in 
CRP, and the effect of changes in household wealth on log CRP was 
no longer significant. These results speak to the specificity of the 
social and biophysiological mechanisms linking wealth shocks to 
health in late life. Results from the SBP analyses showed that 
household wealth shocks exper ienced during the Great Recession 
acted as direct stressors by increasing physiological stress response 
and inducing changes in cardiovascular function. The SBP findings 
indicate that the depreciation or loss of assets and accumulation of 
new debts that occurred during the Great Recession acted as daily 
or “quotidian" stressors (Pearlin, 1989) that served to increase 
blood pressure and promote physiological dysregulation in older 
adults. Rather than impacting SBP indirectly through changes m 
health behaviors or psychosocial well-being, our resuits demon
strate that wealth shocks acted as direct stressors to impact car
diovascular function. Alternatively, results from the CRP analysis 
revealed that changes in depressive symptoms, waist circumfer
ence and subjective social status may mediate the association be
tween changes in wealth and changes in CRP. Whereas SBP may be 
more of a long-term, stable indicator of physiological status, our 
results suggest that CRP is more responsive to changes in these

5. Discussion and conclusion

Despite a surge in studies on the nealth effects of the Great 
Recession in recent years, the literature in this area is largely 
inconsistent, and critical gaps in our understanding of the link
ages between macro-economic downturns and health and dis
ease risk remain. As noted, most studies on the health effects of 
the Great Recession rely on aggregate population data, which can 
underestimate the effects of economic shocks on intra-individual 
health change. Of the studies that do examine individual-level 
associations between economic downturns and health, most 
rely on cross-sectional data, which raises concerns about health 
selection and omitted variable bias. Finally, the physiological 
processes underlying the relationship between economic shocks 
and health remain largely unexplored, leaving questions about 
biological plausibility unanswered. Utilizing longitudinal, na
tionally representative data, the current study attempts to 
improve understanding of the relationship between macro-level 
economic inequality and population health by examining how 
wealth shocks “get under the skin” to affect health and disease 
risk in late life.

The NSHAP provided us a unique opportunity to examine the 
health effects of the Great Recession, given the timing of the study's 
data collection. The quasi-natural experiment design made it 
possible for us to examine the impact of intra-individual changes in 
wealth from the pre-to the post-Recession period on changes in 
objective markers of cardiovascular function and inf.ammatory 
response. Another key methodological strength of this study is its 
use of longitudinal first difference models, which allowed us to 
model intra-individual change over time while controlling for 
stable individual characteristics that can pose as confounders in 
cross-sectional analyses. By modeling change in two biomarker 
outcomes as a function of change in household wealth from the 
pre-to post-Recession period, our study provides stronger evidence 
of a causal link between economic shocks and disease risk than 
previous stud'es.
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proximal mediators in the short term. Across tne two outcomes, 
this study demonstrates that individuals who experienced a direct 
wealth shock during the economic downturn experienced the 
greatest increase in physiological dysregulation from the pre-to the 
post-Recession period.

While this study contributes new knowledge of the health ef
fects of the Great Recession, it is not without limitations. For one, 
because of data limitations, we were unable to investigate the role 
other potential mediators, such as changes in time use or spending, 
which could underlie the relationship between wealth shocks and 
changes in the biomarkers. While our use of longitudinal first dif
ference monels eliminates the bias introduced by unmeasured 
time-invariant factors such as the stable characteristics of in
dividuals, there are possibly other unmeasured time-varying fac
tors, such as changes in medication use. which could serve as 
mediators or sources of unmeasured confounding. Also, because 
the NSHAP only includes a single measure of household net worth, 
we are unable to determine how changes in different sources of 
wealth (e.g., stocks, housing, retirement accounts) relate to changes 
in the biomarkers. Additionally, the use cf a single measure of 
wealth may result in measurement error. Future studies should 
consider using multidimensional indicators of household net worth 
to improve measurement and to examine how various sources of 
wealth and debt contribute to health inequality. Third, because of 
relatively small sample sizes we were unable to run stratified, 
models by race, socioeconomic status, or gender, which could 
provide additional insights into the processes through which the 
Great Recession affected population health disparities. Fourth, in 
our CRP analyses, we were unable to determine if respondents had 
an active infection at the time of the biomarker collection at Wave 
2, which may have contributed to increases in CRP Supplementary 
analyses that excluded participants with elevated CRP (>10 mg/L) 
suffered from power issues, so we do not show them here. Future 
research with larger samples should include sensitivity analyses 
excluding respondents with acutely high elevations in CRP and 
further consider whether the development of infections is a 
possible biological mechanism linking wealth shocks to biomarkers 
of health. Finally, while we utilize two waves of longitudinal data, 
the release of the third wave of the NSHAP will allow researchers to 
further examine how economic changes impacted disease risk in 
the post-Recession iecoveiy period

While recessions are, indeed, macro-level societal events, as 
demonstrated in this study, they also impact micro-level biological 
processes. Findings from this study suggest that economic policies 
and interventions aimed at reducing the financial insecurity of 
older adults can impact public health during times of economic 
downturn. Policies targeting predatory lending practices and in
terventions designed to prevent foreclosure, for example, can 
reduce population health risk by decreasing the physiological stress 
associated with financial insecurity. Future research on the health 
impacts of recessions and other environmental shocks can help to 
further specify mechanisms and identify the vulnerable sub
populations to target with public health intervention.

Our study also suggests the importance of including multiple 
dimensions of SES in assessing nealth of older adults from a life 
course perspective. Unlike shorter-term measures of SES such as 
annual income, indicators of household wealth uniquely capture 
the life-long accumulation process of economic status that 
buffers against unpredictable stressors as one ages. Results from 
this study point to the distinctive effects of wealth on biomarkers 
of health, net of other indictors of SES and speak to the need for 
incorporating measures of wealth into studies of health 
inequality, particularly in studies of aging populations. The 
findings presented here also suggest that it is especially impor
tant to aid in building the wealth and financial security of

individuals early on in the adult life course to protect health ana 
well-being later in life.

Though older adults experienced fewer financial losses than 
their younger counterparts during the Great Recession, their reli
ance on their accumulated assets and their relative biological frailty 
may have made older adults particularly susceptible to the wealth 
shocks and physiological stress associated with this most recent 
recession. As job numbers, housing values, and stock prices 
continue to improve, it remains to be seen whether the bodies of 
those who experienced financial losses will also recover
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Summary. This paper explores the effects of gentrification on industrial displacement. Although 
urban manufacturing centres are not as central to the urban economy as they once were, they still 
house a vibrant and varied manufacturing sector that serves urban niche markets and provides 
employment for a less-educated and largely immigrant and minority workforce. As urban 
neighbourhoods gentrify, these manufacturers are faced with displacement because their space 
has become attractive to developers who convert lofts into residences. This paper looks at the 
process of gentrification and the experience of industrial displacement in ihe Williamsburg 
neighbourhood of Brooklyn, New York, in order to challenge existing theories on the impacts of 
gentrification and thus help to make dear the processes and interests at work. Through buy
outs, lease refusals, zoning changes and increasing rents, small manufacturers are being actively 
displaced, endangering the diversity of the economy and the employment outcomes of unskilled 
and immigrant workers.

Introduction

Marcuse defines gentrification as

the movement into a previously working - 
class area by upper-income households, gen
erally professionals, managers, technicians, 
the new gentry, resulting in the displacement 
of the former lower-income residents 
(Marcuse, 1999, pp. 790-791).

As this definition recognises, displacement is 
central to gentrification. Work on displace
ment has focused on residential displacement 
and the shift of neighbourhoods from working 
class to upper class (Atkinson, 2000; Lyons, 
1996; Marcuse, 1986; Meligrana and 
Skaburskis, 2005; Smith, 1996). Just as the

Chicago School conceptualised tne urban 
landscape as the product of residential compe
tition (Park et al, 1925; Warf, 1990), gentrifi
cation theorists have focused almost 
exclusively on the competition over space in 
residential landscapes. Recent research on 
gentrification has moved away from the 
discussion of displacement and has down
played its extent and effect (Freeman, 2005; 
Freeman and Braconi, 2004; Hamnett, 2003; 
see Slater, 2006, for an excellent discussion). 
Here, I want to expand our definition and 
exploration of displacement. In this paper, 
I explore the effects of gentrification on 
industrial displacement. Many of the
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neighbourhoods targeted for gentrification are 
industrial neighbourhoods. Although these 
manufacturing centres are not as central to 
the urban economy as they once were, they 
still house a vibrant and varied manufacturing 
sector that serves important urban niche 
markets and provides employment for a 
less-educated and largely immigrant and min
ority workforce. As urban neighbourhoods 
gentrify, these manufacturers are faced with 
displacement because their space has 
become attractive to developers who convert 
lofts into residences, often illegally. The 
industrial displacement occurring m urban 
neighbourhoods is far from an inevitable 
outcome of global competition; it is the 
result of speculative real estate pressure that 
is tied directly to gentrification (Giloth and 
Betancur, 1988; Rast, 2001; Zukin, 1989). In 
other words, industrial displacement is not 
simply an unfortunate consequence of the 
revitalisation of the inner city. Displacement 
is an active process undertaken by real estate 
developers, city planners, policy-makers, 
landlords and even individual gentrifiers 
(Curran and Hanson, 20C5; Zukin, 1989) As 
Zukin (1989) details in her study of Solio, 
city policies are central to accomplishing 
deindustrialisation and this deindustrialisation 
is a prerequisite for profit for those with 
capital to invest in physical infrastructure. 
While Zukin examines in depth the policies 
that facilitate industrial displacement, she 
did not detail the experience of those who 
were displaced. No study of gentrification 
can be complete without a fuller understand
ing of what is being displaced and the 
effects this displacement has on the whole 
urban community and the urban economy. 
Zukin (1989) saw the displacement of 
largely lower-middle-class business owners 
employing a relatively unskilled workforce. 
Close to 30 years after the research done for 
Zukin’s study, this cycle of industrial displa
cement and residential conversion continues. 
While urban economies have experienced a 
fundamental restructuring resulting in 
widespread deindustrialisation, the rise of 
the service economy and increasing polaris
ation of the labour force, small manufacturers

continue to serve niche markets in urban areas. 
Not all urban manufacturing is obsolete and, 
mdeed, certain sectors continue to thrive 
because they serve particular urbanisation 
economies. This paper looks at the process of 
gentrification and the experience of industrial 
displacement in the Williamsburg neighbour
hood of Brooklyn, New York, in order to chal
lenge existing theories on the impacts of 
gentrification and thus help to make clear the 
processes and interests at work. It provides 
an anatomy of industrial displacement, 
showing the contested nature of this far from 
inevitable process. The businesses discussed 
here are threatened not by international com
petition or increasing labour costs, but by 
soaring real estate costs as industrial space 
has become attractive for residential conver
sion. Industrial space in certain urban areas 
serves as an illustration of the rent gap 
(Smith, 1996); the actual rents paid by indus
trial users are far below the potential rents of 
converted residential space. While I concen
trate here on the experience of a neighbour
hood in a global city with a particularly 
heated real estate market, the process of resi
dential conversion of industrial space is occur
ring in locales as varied as Chicago (Cuiran, 
2006; Giloth and Betancur, 1988; Rast, 
2001), San Francisco (Solnit, 2000; Cohen, 
1998), Montreal (Podmore, 1998), Sydney 
(Watson, 1991) and suburban Maryland 
(Niedt, 2006). As gentrification has become 
more generalised (Smith, 2002), the frontier 
of profitability has extended tc industiial 
areas with space appropriate for redevelop
ment. The displacement of small businesses 
and those they employ is remaking economies 
in a variety of settings, endangering the 
diversity of the economy and the employment 
outcomes of unskilled and immigrant workers.

The Still-industrial City

Advocating the recognition of the importance 
of urban manufacturers does not mean 
denying the much larger process of dein
dustrialisation. Most cities in the industrial
ised world experienced massive industrial 
decline throughout the 1970s and beyond.
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The economic restructuring that moved pro
duction overseas and led to the rise of the 
service sector led to an increasing polarisation 
of the labour force and deskilling of labour. 
Urban economies have been remade by this 
process, so that we see a dual nature to the 
city, with employment concentrated at the 
very high and very low ends of skill and pay 
scale (Castells, 1989; Sassen, 1991).

Yet, this process has been far from com
plete. Small urban manufacturers need urban 
locations for access to customers, suppliers 
and labour markets. Those businesses that 
could, left the city long ago; those that 
remain are the ones that need tc be there and 
have a business advantage because of their 
urban location. I therefore distinguish 
between deindustrialisation, the result of 
global economic restructuring, and industrial 
displacement, the result of real estate 
speculation and local urban policies (see 
Curran and Hanson, 2005). Despite deindus
trialisation, some manufacturers remain in 
urban locations. In those neighbourhoods 
experiencing gentrification, these manufac
turers are at risk of displacement not because 
of global economic dictates but because of 
changes in the local real estate market. This 
then negatively affects an urban economic 
sector that is still valuable, even though it is 
far smallei than it used to be.

Cohen and Zysman (1987) aigue that an 
economy cannot be strong without a strong 
manufacturing sector, which is necessary to 
sustain economic diversity and to insulate 
the economy from fluctuations in other 
sectors. Phillips-Fein (1998) demonstrates 
that economies with a mixed base that 
includes manufacturing are better able to 
withstand downturns and that manufacturing 
workers are far better off than those in the 
service sector because they generally are 
paid mere and are more likely to be unionised, 
have health insurance and participate in 
pension plans. Manufacturing is still an 
important sector of urban economies 
(Phillips-Fciu, 1998; Rast, 2001; Scott, 
1988). Indeed, Hardt and Negri (2000) argue 
that the ‘post-modem’ economy actually rede
fines and rejuvenates the manufacturing

sector, encouraging manufacturers tc 
become more specialised and service- 
oriented, as are most small urban manufac
turers. Yet, the process of gentrification is 
threatening the viability of these specialised 
and service-oriented manufacturers. Vibrant 
manufacturers remain in urban locations and, 
indeed, rely on urban locations for their 
success. These manufacturers often serve the 
needs of the gentrifying population. Their 
existence is threatened not by global compe
tition or a lack of market share, but by 
speculative real estate pressure for industrial 
space. As one garment manufacturer states

Real estate speculation is more an enemy to 
me than off-shore production. Overseas 
workrooms want to produce 30 000 $1 
items. We produce one $30 000 item 
(quoted in Zimmer, 2006).

It is the very history of industrialism, and the 
architecture that accompanied it, that makes 
entire urban neighbourhoods attractive for 
the conversion of such landscapes into resi
dential spaces for ‘loft living’ (Zukin, 1989).

Manufacturing still employs 250,000 people 
in New York (PICCED, 2001). The manufac
turers that remain serve niche markets. Manu
facturers in New York tend to be small, with 
an average of 43 employees. The firms that 
remain are “flexible, resourceful, and able to 
respond quickly to consumer markets” 
(PICCED. 2001, pp. 17-18). Many are linked 
to designers, engineers and other knowledge- 
and creative-based sectors. Manufacturers are 
tied in with the retail, distribution and service 
sectors of the economy. Although many are 
tied to the New York market, there is also a 
large export industry for certain manufacturers 
(PICCED, 2001). The jobs provided by manu
facturing also provide an important multiplier 
effect of 1.77. In practice, this means that 
every 1000 manufacturing jobs provide 777 
jobs in other sectors of the economy. This is 
far laiger than the 1.41 multiplier effect of 
business services or the 1.2 multiplier effect 
of retail (PICCED, 2001, p. 19). Thus, when 
manufacturing jobs are lost through displace
ment, the economic impact is much greater 
than just the finite number of jobs at one
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particular company The loss of one company 
affects suppliers, customers, workers and the 
businesses they patronise. Displacement threa
tens the fabric of a business community based 
on face-to-face interaction and shaied contacts 
(Amin and Thrift, 1994). The loss of small 
manufacturers threatens the ability of other 
businesses to remain in business. A critical 
threshold in terms of the number of businesses 
leaving is threatening the localisation economy 
of the neighbourhood.

Those manufacturers who are still located in 
New York want to stay. A New York Industrial 
Retention Network (NYIRN) report (1999), 
based on surveys of manufacturing business 
owners, found that 80 per cent of businesses 
planned to invest in equipment and machinery, 
and 36 per cent planned to invest in land and 
buildings. This commitment to expand in 
place was in spite of the fact that 58 per cent 
of respondents reported that their real estate 
situation had worsened over the previous 
year. This demonstrates Adam Friedman’s 
(NYIRN’s executive director) contention that

The smokestack industries are gone and 
what’s left are the companies that can 
survive in New York’s high-cost environ
ment (Cardwell, 2003. p. Bl).

In a neighbourhood in which gentrification 
has taken off, however, the ability of manufac
turers to remain is severely compromised. As 
Jonathan Bowles, the research director for the 
Centre for an Urban Future testified before a 
City Council hearing

The high cost of real estate, mostly due to 
speculative owners looking to convert 
factories into more housing, is the number 
one, two and three issue facing manufac
turers today (Bowles, 2003).

Study Area and Methodology

The Williamsburg neighbourhood of 
Brooklyn, NY, (see Figure 1) serves as the 
study area, as it is one of the two most 
industrial areas of New York City, with an 
incredibly varied manufacturing base with
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the largest concentration of jobs in the food 
sector, apparel and fabricated metals 
(PICCED, 2001). It is also the neighbourhood 
which the Utne Reader named the third 
‘hippest’ place in America to live (Walljasper 
and Kraker, 1997). Hence, it embodies both 
the devalorised physical landscape necessary 
for realisation of the rent gap (Smith, 1996) as 
well as the geographical advantages and 
amenities sought by the new middle class 
(Ley. 1996) that together serve to explain the 
complexities of gentrification (Hamnett, 1991).

Williamsburg is a neighbourhood of incred
ible diversity in terms of race, ethnicity, 
religion and class. Although originally 
conceived as an upper-class residential neigh
bourhood, land speculators quickly turned the 
area into an industrial enclave (Danforth, 
1978). People came to Williamsburg for one 
reason: jobs (Brooklyn Historical Society, 
2000, p. 5). Breweries, oil refineries, sugar 
refineries and apparel manufacturing were 
just some of die industries that made 
Williamsburg an industrial powerhouse 
Originally a recipient of Irish and German 
immigrants, by the turn of the 20th century, 
the area experienced an influx of eastern 
European Jews and Italians. After World 
War II, the Satmar sect of Hasidic Jews 
made Williamsburg home. They were 
followed in the 1950s and 1960s by a large 
number of Puerto Rican immigrants. 
Today’s immigrants are largely Mexican and 
Central American, with a strong Polish 
enclave in the nor diem section of the neigh
bourhood. The area’s Latino and Hasidic 
populations are in frequent conflict over the 
area’s now-limited supply of affordable 
housing as the neighbourhood’s population 
continues to grow, with a current population 
of more than 120 000 people. The 2000 
census shows the neighbourhood to be 41 
per cent White, 43.6 per cent Hispanic and 
5.7 per cent African American.

Williamsburg has become an attractive 
locale for gentrification for many of the same 
reasons it became an industrial centre: easy 
access to Manhattan, a waterfront location 
and industrial architecture. Williamsburg has 
been targeted for gentrification specifically

because of its stock of industrial loft space, a 
necessary component of the loft-lrving habitus 
(Podmore, 1998; Zukin, 1989). While the tran
sition from industrial to residential use started 
with illegal conversions by artists in the 
1970s, the conversion of industrial space has 
become more widespread and more systematic 
and thus is putting manufacturers at risk of 
displacement. This conversion has taken two 
forms; the conversion of lofts to apartments, 
or simply razing industrial buildings and repla
cing them with high-rise condominiums.

In order to measure industrial displacement 
in the neighbourhood, I created a database of 
businesses that have either moved from 
Williamsburg or closed altogether during the 
period 1998 to 2002. This time-period was 
chosen because key informants identified 
this as the time-frame with the most intense 
mdustnal displacement.

The businesses included in the database are 
those involved in manufacturing (SIC codes 
20-3999) and wholesale trade (SIC codes 50 
to 5999). SIC codes classify an entire 
company and thus may not accurately rep
resent the distribution of jobs within a 
company. Every manufacturing company has 
a certain number of white-collar jobs, for 
example. There may also be inconsistencies 
in how businesses classify themselves, as in 
the case of food producers, many of whom 
are classified under distribution services. 
This is one of the reasons I included wnolesale 
trade in the industrial jobs I measure. As 
industrial space has become more expensive 
in New York, many companies have moved 
production space out of the city, but have 
maintained distribution space in neighbour
hoods like Williamsburg for access to the 
New York market. Over time, wholesale 
trade has become an increasingly important 
consumer of urban industrial space Although 
businesses in wholesale trade tend to employ 
fewer people than traditional manufacturers, 
it is an important component of the industrial 
economy.

Despite shortcomings, SIC codes are a con
sistent, longitudinal way to categorise 
businesses. SIC codes are used by the Dun 
and Bradstreet (D&B) Regional Business
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happening and the effects this had on 
businesses remaining in the area. My focus 
here is on the experiences of displacement, 
the piocesses through which displacement of 
businesses is enacted and the ways in which 
businesses are subject to policy and real 
estate decisions beyond their control.

Directory—New York Metropolitan Area 
which I used to compile my database of dis
placed businesses. I compared the list of exist
ing businesses in the 1998 directory with the 
appropriate SIC codes in the zip codes 
which cover Williamsburg—all of 11211 
and parts of 11206 and 11237—with those 
in the 2002 directory. I found the D&B direc
tory to be the most extensive of die business 
directories available, although it is far from 
exhaustive and tends to miss small businesses 
and recent start-ups (Reynolds and White, 
1997). The D&B measures the largest 
businesses, although within Williamsburg 
there were listings of businesses with as few 
as two employees. The database that resulted 
from the comparison of 1998 and 2002 D&B 
listings includes 84 businesses that had 
moved or had closed, out of an original 
group of 160.

Businesses in the garment industry were the 
most numerous victims of displacement. This 
is the particular result of the recent conversion 
of specific industrial buildings to residential 
use that had previously housed garment man
ufacturers. While there were a number of 
food manufacturers who were displaced, 
food was also a growth industry, with a 
number of small businesses having opened 
or expanded

Using the database of displaced businesses, 
I attempted to locate those that were still in 
business. Using the Reference USA electronic 
database, I did a nation-wide search for the 
business names in my displaced business data
base to see where businesses had moved, 
whether within the city, to suburban areas or 
out of the region altogether. In this way, 29 
of the displaced businesses were located. It 
is assumed that the others went out of business 
or are in business under a different business 
name.

From the business database, I interviewed 
current and former business owners, those 
who had been displaced and who were 
facing displacement. I also interviewed 
community activists, labour leaders, workers, 
planners and representatives of elected 
officials in order tc evaluate the extent of 
displacement, how displacement was

Displaced Where?

Current and displaced business owners with 
whom I spoke agreed that Williamsburg was 
a good place to do business, with good 
access to customers in Manhattan and 
enough public transport to allow workers to 
get to work. Of the displaced businesses, 
all but one business owner would have 
preferred to remain in their original locations 
in Williamsburg. All but one business owner 
cited issues related to real estate as their 
primary concern or reason for moving. 
While the industrial climate for sectors such 
as garment manufacturing would seem to 
dictate displacement from a high-cost 
business environment like New York, no 
business owner cited global competition or 
larger economic trends as the reason for 
theu displacement. All commented, in one 
way or another, on the rising costs of real 
estate, lack of appropriate space, changes in 
the neighbourhood and policy decisions 
specific to the gentrification of Williamsburg 
as their reasons for moving or closing. When 
looking for new space, owners wanted to 
stay in Williamsburg. If that was not possible, 
they expanded their search area to all of 
Brooklyn. Beyond that, they preferred to 
stay in New York City. This is consistent 
with Hanson and Pratt’s (1992) and Romo 
and Schwartz’ (1995) findings on the import
ance of place to small business owners. New 
Jersey was generally an option only for the 
largei businesses, to whom localities in New 
Jersey offered relocation incentives. Of the 
29 displaced businesses I identified that 
had relocated, 21 had moved within Brooklyn, 
with 8 businesses finding space within 
Williamsburg itself, generally on the fringes 
of the neighbourhood, away from the more 
residential areas. One business relocated to
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Queens and one to the Bronx. Two businesses 
found space in Manhattan. Four businesses 
moved to New Jersey. In previous years, the 
number of businesses moving to New Jersey 
would have been larger, but by this point, 
those businesses large enough to be courted 
by New Jersey have already left. Anecdotal 
evidence indicates that other businesses have 
moved to Long Island, Westchester, 
Pennsylvania and North Carolina. Most of 
the businesses that remain in Williamsburg 
are small, with fewer than 30 employees, 
and because of their small size, are courted 
by neither the city nor any other locality. 
The lack of appropriate industrial space 
severely constrains manufacturers’ choices. 
Virtually no new industrial space has been 
developed in New York City in decades. 
What new industrial space has been created 
has long waiting-lists (Rezoned, 2006). The 
gentrification that affects Williamsburg has 
also driven up real estate prices in surrounding 
neighbourhoods, thus making the real estate 
crunch a regional problem. Even when 
appropriate space is available, moving is 
disruptive and expensive. As one business 
owner commented, “For a manufacturer, 
moving is hell” (quoted in Zimmer, 2006).

occupying the space. These first illegal 
residential tenants invest in renovating the 
industrial space to make it appropriate for 
habitation. Residential users may become 
long-term tenants. However, as the real 
estate market in Williamsburg has become 
more and more competitive, their tenure is 
far less secure. Once illegal tenants have 
invested in renovation of their space and 
have proved to the landlord that a residential 
market exists for industrial space, they may 
be evicted as landlords seek to make the con
version to residential use legal through a 
zoning variance. These properties become 
even more profitable.

It Worked Out for Everyone: Being Bought
Out

The conversion of industrial space to residen
tial use is so profitable that landlords have 
been buying out pre-existing industrial 
tenants. Perhaps the best outcome is that 
described to me by the owner of a candle man
ufacturer who relocated from Williamsburg to 
Queens. His landlord in Williamsburg was 
converting the building to residential lofts. 
The landlord was so anxious to empty the 
building that he paid the business owner to 
leave. The landlord helped the business 
owner to find his new space, paid the 
moving costs and was paying for the first 
year of rent at the new location. The rent at 
the new space was higher than at the previous 
location, but that was not yet an issue since the 
old landlord was still paying the rent. While 
the company experienced a brief period of 
business disruption during the move because 
of changing phone numbers and some con
fusion over business deliveries, the new 
location added only about 10 minutes to the 
commute of the company’s 10 workers, who 
were residents of Williamsburg. Overall, 
said the owner, the move “worked out for 
everyone”.

The Experience of Displacement

The experience of industrial development is as 
varied as the types of business displaced. For 
some, the transition is not very difficult, but 
for others the experience is devastating, 
resulting ultimately in the closure of the 
business. The breadth of the experiences 
demonstrates the complicated interplay 
between policy, place, history and economy 
in this industrial, immigrant, working-class 
community.

It is estimated that, on the Brooklyn water
front, 20 000 people live in buildings zoned 
for industrial or commercial use (Arnow, 
2006). Illegal residential conversion is often 
the first step in switching a building from 
industrial to residential use. Illegal residential 
tenants, often artists, sign commercial leases, 
so that the landlords can later claim that they 
had no knowledge that residential users were

No Room to Grow

A lack of room to expand was cited as the 
primary reason for moving for close to half
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of the business owners I interviewed. “We 
needed more space” more than one business 
owner told me. Although these businesses 
are frequently small, they still need room to 
grow. A plastics manufacturer, a paper distri
butor, a chocolate manufacturer and a belt 
manufacturer were among the businesses I 
spoke with that had to move in order to 
grow. They vary in size from 3 employees to 
90. None had the option of expanding within 
their existing locations, either because of the 
limitations of the facilities or the unwilling
ness of landlords to allow for expansion 
within their buildings.

A manager of a kosher wineiv that had 
moved from Williamsburg to Bayonne, New 
Jersey, about an hour’s diive away, explained 
his company’s situation. The company had 
owned its Williamsburg site and for years 
had been looking to expand onto a city- 
owned site next to it. Negotiations went on 
for years before the Giuliani administration 
announced that it wanted housing on the 
site. This site, itself a former brewery, is 
extremely polluted with asbestos and other 
hazardous materials. The winery had wanted 
assistance in cleaning the site, but the city 
would not agree. The site has since been 
sold to a non-profit Hasidic organisation that 
is building market-rate housing with some 
affordable units on the site.

The winery had been in Brooklyn since 
1978, although the business itself has been 
around for close to 50 years. As the manager 
explained to me

process that is both local, regional and, 
indeed, global.

While New York City was preventing the 
winery from expanding, New Jersey was 
actively courting the business. The move to 
New Jersey allows the business to save on 
the city’s 8.85 per cent income tax rate. 
They were able to buy twice the land for 
half the price and have the option to expand. 
Their new site allows adequate facilities for 
the loading and unloading of trucks, some
thing that had been a constant cause of 
concern in their Williamsburg location, 
where neighbours would often complain 
about 18-wheelers blocking street traffic

As a Hasidic company, the winery has 
maintained a commitment to its workers, 
some of whom have been with the business 
for 25 to 30 years. Of its 90 workers, 80 per 
cent moved with the company to Bayonne. 
The company organised vans and car pools 
for employees from Williamsburg and even 
leased cars for employees. They have also 
hired auditional employees since moving to 
New Jersey and plan to expand and create 
even more jobs in the future. The lack of 
appropriate space in which to grow within 
the city means that New York and its 
working class has missed the opportunity for 
stable manufacturing jobs in the heart of the 
city and has only continued the suburbanisa
tion of employment that so undermined 
urban economics in the 1970s and 1980s.

While the size of the winery made it an 
attractive catch for New Jersey, smaller man
ufacturers do not have the luxury of being 
courted Py other municipalities. The over
heated real estate market restricts the options 
available to these small manufacturers. The 
owner of a paper distribution business 
reported that part of her decision to expand 
was the availability of space within her build
ing. When she inquired, however, the landlord 
refused to lease the space to her. This is a 
common tactic for owners of industrial 
space. Space becomes empty because land
lords refuse to renew leases or to grant long
term leases. Landlords also routinely inflate 
the price for the property, so that the building 
will stay empty, and they can therefoie claim

We wanted to stay in New York, bur not for 
the price available .. The city wants it to 
go residential, so it will go residential. ... 
Eventually, all of this area will be residen
tial. It’s part of a natural progression. 
First, you had a run-down commercial 
area. Then, we help make the area a more 
vibrant commercial area. Then it becomes 
residential (emphasis added).

The way in which this manager saw the tran
sition as natural reflects the powerlessness 
felt by many businesses when faced with 
gentrification and industrial displacement, a
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financial hardship, one of the cnteria that must 
be met in order for a zoning variance to be 
considered. (One displaced business owner 
who was looking for new space reported to 
me that at one space at which he had 
expressed interest, the landlord tripled the 
buying price within the course of a month.) 
Thus began this paper distributor’s search 
for other appropriate space. She was able 
to relocate within Brooklyn and all her 13 
employees stayed with the business.

The search for appropriate space can take 
months and, in one case, over a year. Those 
searching for space come up against ever- 
increasing rents or the determination of the 
landlord that their business is not right for the 
space. Virtually every industrial site has the 
potential for residential conversion and land
lords are keeping their options open. Even 
when appropriate space is found, landlords 
may be reluctant to give the long-term leases 
that businesses require to ensure stability .

These businesses are thus threatened by their 
very success. They are models of the service- 
oriented manufacturers Hardt and Negri 
(2000) celebrate. They have access to suppliers, 
growing markets and a reliable workforce. They 
are competitive in the urban marketplace. 
However, they cannot compete with residential 
rents, which are at least three times as high as 
industrial rents. This competition over space is 
occurring not just in Williamsburg, but across 
the entire regional landscape. Speculative 
pressure on industrial space in Williamsburg 
atfects the market for industrial space through
out the city and the metropolitan region. Indus
trial displacement is an issue not just in 
Williamsburg, but in other Brooklyn neigh
bourhoods (for example, DUMBO), the Bronx 
and even Jersey City.

The possibility of zoning variances has led 
to a speculative market in industrial space. 
Buildings are bought with the intention of 
being kept empty for a time until the landlord 
can apply for a variance. One application at a 
community board meeting illustrates the 
point. The owner has requested a variance to 
turn a 2-storey warehouse into an 11-storey 
building with 70 residential units. The owner 
claims to have acti vely marketed the property

for industrial use to no avail. He also claims 
that the building is unsuitable for most indus
trial uses because of structural deterioration 
and the lack of a loading dock. This prompted 
someone to ask how long the owner had 
owned the building. The property was a 
recent acquisition. The purchase price was 
$2.3 million. This led the community board 
to question why a supposedly useless indus
trial building had been bought for so high a 
price. The purpose was obviously speculative 
If 70 residential units are required to make the 
building profitable, then $2.3 million was 
obviously not a reasonable asking price.

The volume of zoning variances has led to a 
de facto rezoning of much of the neighbour
hood. The applications for variances are far 
from random and are rarely instigated by 
‘mom-and-pop’ businesses. In discussing 
these issues, one community activist pointed 
to an area on a map of tne Southside of 
Williamsburg

There is a city block. Now it’s all residential. 
There is one manufacturing building, [point
ing to the map] In ‘96 they got variances for 
6 lots, in ‘97, for these lots. These are 2000, 
2001. That’s four sets of variances. The 
buildings are all the same design and 
concept. You know who it’s for, There is a 
comprehensive plan. They knew how to 
use the system. Four times they went to the 
BSA [the Bureau of Standards and Appeals 
that grants zoning variances]. That’s a 
plan. That’s organisation. That’s now a 
whole city block that was manufacturing. 
And that’s what industry is up against.

‘From the Frying Pan to the Oven ’

Often, the experience of displacement is not a 
one-time occurrence. A number of business 
owners interviewed reported multiple displa
cements, from one manufacturing area to 
anotner, as real estate costs become higher 
and higher as industrial areas are ‘discovered’ 
by residential users.

One such example is that of a small fabric 
wholesaler whose main business is supplying 
material to the lampshade and framing
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industries, although she has also provided 
material to the Metropolitan Opera for cos
tumes. The business has been operational 
since 1923 and the current owner has owned 
it since 1979. She describes the multiple dis
placements the business has experienced

This area has always been our hope for the 
small business people.... We used to be ... 
5 blocks from the World Trade Center; we 
were there for 10 years. And then we 
moved ... we were there for 10 years, 10 
blocks over from the World Trade Center 
... We were pushed out. ... I wanted to 
get out anyway because the rents were so 
high. They didn’t extend the lease, but the 
landlord gave you enough time to try and 
find a place. We went from the frying pan 
into the oven. Basically, you know what 
happened was, I knew the people who 
were vacating [in Williamsburg], this 
friend, they had the whole floor. We 
didn’t take it all; we needed a smaller 
area. But when I looked out the window 
and saw the beautiful view [of the 
Manhattan skyline], I just fell in love with 
it. It was too easy. 1 didn’t have to look 
for space; it was here and the guy gave 
me a free lease when I wanted it, I had a 
right to renew and that was the biggest 
mistake I made. ... I was thinking I could 
influence them to extend it, because at the 
time I moved in, there were a group of 
three new owners, they put up enough 
money. I believe he bought this building 
for $2 million. They were taking every 
floor and making it into studios. And I 
thought in my mind that well, if they were 
going tc put all this money into modernis
ing, they’ll be able to get a tax write-off 
through the government, that they were 
going to stay. I didn’t realise they were 
doing it so they could convert it over. I 
mean, it was the farthest thing fiom my 
mind because we’re old-fashioned people. 
... I’m not used to moving every 2 years; 
we’re too old. ... I haven’t even paid off 
tne expense from the last move.

Williamsburg, an area that was once a refuge 
for businesses displaced from other parts of

the city, is now just as hot, indeed even 
hotter, a real esiate market as the places 
from which businesses had previously been 
displaced.

Displaced and Downsized

While some businesses move because of a 
need to grow, others who have been forced 
to move must downsize the business in order 
to survive. Smaller businesses are particularly 
vulnerable to the costs of moving and have 
few of the financial or the human resources 
necessary to facilitate a move. A wholesaler 
of corrugated cardboard products was forced 
to downsize the business when he was dis
placed. His landlord sold the building and 
the new owners wanted to occupy the build
ing, so he was forced out. He was lucky 
enough to find space on the same street, but 
the space is smaller

I moved to a smaller space, so I had to 
downgrade the business. 1 used to have 
two union guys. Now, it’s just me and an 
outside delivery guy when I need it.

He has been in business for over 60 years.

Permanently Displaced

For many, the prospect of displacement was 
crucial in the decision to close. I spoke with, 
and was told about, multiple business 
owners who, when faced with the prospect 
of relocation, decided to close instead. This 
occurred primarily with businesses whose 
owners were older and who decided that it 
was not worth it to move. One wholesaler of 
electronic components told me

My stuff is relatively cheap and it takes up 
too much space. ... The business is dying. 
I’m toe old for this. I have heait problems. 
So I don’t know that I’ll move, even if I 
could find something.

For others, the move itself can be the decisive 
factor in closing the business. I spoke with the 
owner of a manufacturer of sample books for 
the garment industry. He had recently bought 
the business from the previous owner, who
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had moved the business from Williamsburg to 
Jersey City when the landlord converted the 
old location to residential use, The previous 
owner had been actively courted by Jersey 
City. When he relocated, his almost 100 
employees were unabie to move with the 
business. Once in Jersey City, he discovered 
that he was unable to find appropriately 
skilled labour. Faced with the debts of the 
move and the inability to function at previous 
levels, he sold the business to the current 
owner, who then moved the business to 
Paterson, New Jersey, where inexpensive 
labour is more plentiful. The previous owner 
retired.

profits as more than adequate to justify shut
ting down the business and selling the prop
erty, or becoming developers themselves 
Some of the most ardent advocates for rezon
ing and variances and opponents of manufac
turing districts are business owners who own 
real estate in the affected areas.

One owner of a textile recycling business 
argued at a rezoning task force meeting that 
there is no real manufacturing left in the 
area and that the area could not support man
ufacturing. The building he owns is m the area 
to be rezoned and he has an interest in seeing 
his building value go as high as possible. He 
said that in die long run, he does not see 
himself still in his building. Numerous 
business owners I interviewed were able to 
point out buildings that surrounded theirs in 
which the owner had sold the building for con
version to residential use and shut down their 
manufacturing businesses. The owner of one 
sweater manufacturing company insisted that 
“Manufacturing is down the drain”. Once 
again, a business owner considers industrial 
decline inevitable and the fight against it 
hopeless. In this case, that assumption was a 
profitable one. He converted his building to 
30 residential lofts and a ground-floor retail 
mall (Croghan, 1999, p. 23).

A community board member expressed his 
frustration with industrial business owners 
because they would often not act in the inter
est of the preservation of manufacturing. After 
extensive meeiings with business owners, this 
community board member thought there was 
an agreement between a group of manufactur
ing business owners and the community board 
to argue in favour of preserving manufactur
ing districts. Yet, within the year, two of the 
business owners had closed their businesses 
and were applying for variances.

Indirect Displacement

Gentrification affects industrial businesses 
that rely on other industrial businesses to 
survive. The volume of industrial displace
ment is putting businesses at risk even if 
they themselves are not threatened with 
immediate physical displacement. As one 
community activist reported to me

It’s getting to the point where other busines
ses are threatened because so many busi
nesses, their customers, are moving away.

The owner of an industrial supply and hard
ware store explained that his business was 
down 80 per cent because of all the industrial 
displacement the area had experienced. His 
family had run this business since 1904 and 
it has been located in Williamsburg since 
1935. The knitting mills that used to define 
the area were his customers. Now, he sees 
them moving or closing down altogether. 
His choice is either to “go retail or go out of 
business”. He is now trying to cater to the 
small hardware needs of local residents.

Self-displacement

For many business owners, displacement is 
not the unfortunate consequence of the 
market, but something to be voluntarily 
embraced. These business owners own the 
buildings in which their businesses are 
located and see the potential real estate

Gentrifying Businesses

A cohort of the business owner interviews 
included owners of businesses that serve the 
gentrifiers, such as the retail stores and restau
rants that have popped up all over the neigh 
bourhood. One such interview brought me to 
a clothing store, where the owner described
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the evolution of his business, which is quintes
sential Williamsburg. It is a clothing store that 
evokes Williamsburg’s industrial past, at 
prices few industrial workers could afford 
The owner explained to me

Williamsburg is the next East Village, but 
hipper. ... Factories are cool. That’s the 
whole vibe we were trying to get at. The 
theme.

He now owns three retail stores in the area. 
When he first opened, the clothing was 
designed and manufactured in a factory a 
few blocks from the first retail store. Ironi
cally, the factory was displaced owing to 
rising rents and has since moved to upstate 
New York.

bakery, “Of course, I’m like three steps 
away from being homeless right now. 
There’s always this tension on work, jobs 
and money, always major money tension”. 
This affects a labour force that is largely 
immigrant and relatively low-skilled Accord
ing to New York’s Central labour Council, 64 
per cent of the industrial workforce are immi
grants and 78 per cent are people of colour 
(Zimmer, 2006) One woman, displaced 
from her job assembling photo albums and 
worried about her ability to maintain her 
apartment once her unemployment benefits 
ran out, reported “Me, if I lose the apartment, 
I will go back to the Dominican Republic”.

The city recently has recognised the import
ance of manufacturing displacement in Wil
liamsburg and has responded with a $4 
million fund to aid businesses facing displace
ment. The funds will be used to assist in the 
relocation of some businesses and the reten
tion of others (Thompson, 2006). Yet, this 
fund emerges in a contradictory policy 
climate in which many of the businesses to 
be displaced are facing displacement 
because of the rezonmg of Williamsburg for 
which Mayor Bloomberg so forcefully advo
cated. The rezoning of the Hudson Yards in 
Manhattan’s garment district provides 
another example of the uphill battle faced by 
urban manufacturers. Even in the Special 
Garment District Centre, any unused manu
facturing space can be converted to residential 
use if it has not been used for manufacturing 
for three years. This provides a powerful 
incentive for landlords to keep space empty 
or convert illegally (Adams, 2006). The 
inconsistent policy attitude of the city 
towards manufacturers makes for an uncertain 
business climate that further endangers small 
manufacturers.

Community Effects and Policy Response

The displacement of the business owners 
interviewed for this research resulted in the 
loss of jobs for labour forces ranging from 1 
to over 100. While Williamsburg has been a 
walk-to-work community since its develop
ment in the 1840s when the neighbourhood 
had more people per square mile than the 
city of Brooklyn (Brooklyn Historical 
Society, 2000), those employed in 
Williamsburg live throughout New York 
City (although according to the 2000 census, 
18 per cent of Williamsburg residents 
continue to walk to work). The effects of 
these job losses, then, will be city-wide, not 
just localised to the neighbourhood The 
wide-ranging nature of this displacement 
also makes it difficult to measure the effects. 
Interviews with workers displaced from jobs 
and community organisers indicate that 
those displaced from industrial jobs suffer 
long periods of unemployment and lower 
pay and fewer benefits in the jobs they do 
find. According to workers, negative conse
quences ranged from less personal time, 
“Fell. Too long a commute. Less time with 
the grandkids” reported by one 25-year 
veteran of a company that was displaced 
from Williamsburg to New Jersey, to dire 
economic circumstances like those reported 
by a man who lost his job at a wholesale

Summary and Conclusion

While it is gentrification’s effect on residential 
use that has received most of the theoretical 
and empirical attention in the gentrification lit
erature, tins research emphasises that home and 
work are equally important aspects of commu
nity. Displacement is central to the process of
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gentrification. Despite a move away from the 
exploration of displacement in recent academic 
research, this paper has shown that we need to 
expand our understanding of who and what is 
displaced in the process of gentrification. In 
working-class urban neighbourhoods near the 
city centre with historical stocks of industrial 
loft space, industrial displacement resulting 
from gentrification is remaking urban land
scapes. Manufacturing is still an active sector 
in the economy of a global city like 
New York. Yet, as loft living has become a 
hallmark of high-end urban living, manufac
turers are being displaced by the conversion 
of industrial space to residential use. As a 
result, businesses face multiple displacements, 
downsizing or closure. Those businesses that 
are most successful lack room in which to 
grow. This competition over industrial space 
affects not only the ability of current businesses 
to move and expand, but the ability of potential 
entrepreneurs to locate in New York City. The 
changes wrought by gentrification-induced 
industrial displacement affect not just one 
neighbourhood, but the entire economic and 
social structure of the city (Sassen, 1991; 
Smith, 1996, 2002; Zukin, 1989). The 
displacement of active manufacturers from 
Williamsburg has led to the loss of blue- 
collar jobs that will have an effect on the 
economy of the neighbourhood and city as a 
whole. The fight over land use in Williamsburg 
is a fight over the direction of the city and wider 
patterns of development and livelihood. It is a 
battle faced by any area that has seen the fron
tier of profitability extend to previously indus
trial areas, from global cities to industrial 
suburbs.

References
Adams, T (2006) Fashion victims: new loophole 

could ease conversion of garment factories, 
City Limits Weekly, 517, 9 January (www.cityli- 
mits.org; accessed 11 January 2006).

Amin, A. and Thrift, N. (1994) Living in the 
global, in- A. Amin and N. Thrift (Eds) Globa
lization, Institutions and Regional Development 
in Europe, pp. 1-22. Oxford: Oxford University 
Press.

http://www.gotham-gazette.com
http://www.gotham-gazette.com
http://www.nycfuture.com
http://www.cityli-mits.org
http://www.cityli-mits.org


1440 WINIFRED CURRAN

labor markets, Economic Geography, 68(4), 
pp. 373-406.

Hardt, M. and Negri, A. (2000) Empire. 
Cambridge, MA: Harvard University Press.

Ley, D. (1996) The New Middle Class and the 
Remaking of the Central City. Oxford: Oxford 
University Press.

Lyons, M. (1996) Gentrification, socioeconomic 
change, and the geography of displacement, 
Journal of Urban Affairs, 18(1), pp. 39-62.

Marcuse, P. (1986) Abandonment, gentrification, 
and displacement: the linkages in New York 
City, in: N. Smith and P. Williams (Eds) Gen
trification of the City, pp. 153-177. London: 
Unwin Hyman.

Marcuse, P. (1999) Comment of Elvin K. Wyly 
and Daniel J. Hammel’s ‘Islands of decay in 
seas of renewal: housing policy and the resur
gence of gentrification’, Housing Policy 
Debate, 10(4), pp. 789-797.

Meligrana, J. and Skaburskis, A. (2005) 
Extent, location and profiles of continuing 
gentrification in Canadian metropolitan 
areas, 1981-2001, Urban Studies, 42(9), 
pp. 1569-1592.

Niedt, C. (2006) Gentrification and the grassroots: 
popular support in the revanchist suburb, 
Journal of Urban Affairs, 28(2), pp. 99-120.

NYIRN (New York Industrial Retention 
Network) (1999) The little manufacturer that 
could: opportunities and challenges for manu
facturing in New York City. May.

Park, R. E., Burgess, E. W. and mcKenzie, R. D. 
(1925) The City. Chicago, IL: University of 
Chicago Press.

Phillips-Fein, K. (1998) The still-industrial city: 
why cities shouldn’t just let manufacturing 
go, The American Prospect, 40(September/ 
October), pp. 28-36.

PICCED (Pratt Institute Center for Commu
nity and Environmental Development for 
the Municipal Art Society) (2001) Making it 
in New York: the manufacturing land use and 
zoning initiative. June.

Podmore, J. (1998) (Re)reading the ‘loft living’ 
habitus in Montreal’s inner city, International 
Journal of Urban and Regional Research, 22, 
pp. 283-302.

Rast, J. (2001) Manufacturing industrial decline: 
the politics of economic change in Chicago, 
1955-1998, Journal of Urban Affairs, 23(2), 
pp. 175-190.

Reynolds, P. D. and White, S. B. (1997) The 
Entrepreneurial Process: Economic Growth, 
Men, Women, and Minorities. Westport, CT: 
Quorum Press.

Rezoned (2006) Manufactured in. Shelter from the 
storm: views from the Greenpoint Manufactur
ing and Design Center, (http://www.rezo- 
ned2006.com/manufacturedin.html; accessed 
17 October, 2006).

Romo, F. P. and Schwartz, M. (1995) The struc
tural embeddedness of business decisions: the 
migration of manufacturing plants in 
New York State, 1960 to 1985, American Socio
logical Review, 60(6), pp. 874-907.

Sassen, S. (1991) The Global City: New York, 
London, Tokyo. Princeton, NJ: Princeton
University Press.

Scott, A. (1988) Metropolis: From the Division of 
Labor to Urban Form. New York: Russell Sage 
Foundation.

Slater, T. (2006) The eviction of critical perspec
tive from gentrification discourse. International 
Journal of Urban and Regional Research, 
30(4), pp. 737-757.

Smith, N. (1996) The New Urban Frontier: 
Gentrification and the Revanchist City 
London: Routledge.

Smith, N. (2002) New globalism, new urbanism, 
gentrification as global urban strategy. Antipode, 
34(3), pp. 427-449.

Solnit, R. (2000) Hollow City: Gentrification and 
the Eviction of Urban Culture. London: Verso.

Thompson, G. (2006) Industrial lifeline, City 
Limits Weekly, 525, 7 March (http://www.city- 
limits.org/content/articles/newsletter/newslet- 
ter525.htm; accessed 7 March 2006).

Walljasper, J. and Kraker, D. (1997) Hip hot 
spots, U'tne Reader, November/December, 
pp. 57-59.

Warf, B. (1990) The reconstruction of social 
ecology and neighborhood change in Brooklyn, 
Environment and Planning D, 8, pp. 73-96.

Watson, S. (1991) Gilding the smokestacks: the 
new symbolic representations of deindustria
lized regions, Environment and Planning D, 9, 
pp. 59-70.

Zimmer, A. (2006) Real estate fears spread 
through industrial sector, Metro New York, 20 
September.

Zukin, S. (1989) Loft Living: Culture and Capital 
in Urban Change. New Brunswick, NJ: Rutgers 
University Press.

http://www.rezo-ned2006.com/manufacturedin.html
http://www.rezo-ned2006.com/manufacturedin.html
http://www.city-limits.org/content/articles/newsletter/newslet-ter525.htm
http://www.city-limits.org/content/articles/newsletter/newslet-ter525.htm
http://www.city-limits.org/content/articles/newsletter/newslet-ter525.htm


International Journal of Psychology, 2013
Vol. 48, No. 4, 437-468, http://dx.doi.org/10.1080/00207594.2013.804190

H Routledge
Taylor & Francis Group

The physical environment and child development:
An international review

Kim T. Ferguson1, Rochelle C. Cassells2, Jack W. MacAllister1, and Gary W. Evans2,3

Psychology Faculty Group, Sarah Lawrence College, Bronxville, NY, USA 
department of Human Development, Cornell University, Ithaca, NY, USA 
department of Design and Environmental Analysis, and Bronfenbrenner Center for Translational 
Research, Cornell University, Ithaca, NY, USA

i

A growing body of research in the United States and Western Europe documents significant effects of the physical 
environment (toxins, pollutants, noise, crowding, chaos, and housing, school and neighborhood quality) on 

children and adolescents’ cognitive and socioemotional development. Much less is known about these relations in other 
contexts, particularly the global South. We thus briefly review the evidence for relations between child development and 
the physical environment in Western contexts, and discuss some of the known mechanisms behind these relations. We 
then provide a more extensive review of the research to date outside of Western contexts, with a specific emphasis on 
research in the global South. Where the research is limited, we highlight relevant data documenting the physical 
environment conditions experienced by children, and make recommendations for future work. In these 
recommendations, we highlight the limitations of employing research methodologies developed in Western contexts 
(Ferguson & Lee, 2013). Finally, we propose a holistic, multidisciplinary, and multilevel approach based on 
Bionfenbrenner’s (1979) bioecological model to better understand and reduce the aversive effects of multiple 
environmental risk factors on the cognitive and socioemotional development of children across the globe.
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n corpus grandissant de recherches aux Etats-Unis et en Europe de l’Ouest documente les effets significatifs de 
l’environnement (toxines, polluants, bruit, surpopulation, chaos, qualite des logements, des ecoles et du voisinage) 

sur le developpement cognitif et socio-emotionnel des enfants et des adolescents. On en connait toutefois beaucoup 
moins a ce sujet dans d’autres contextes, particulierement dans les pays du Sud, en general. Nous avons done d’abord 
brievement revu les relations entre le developpement de 1’enfant et l'environnement physique dans le contexte occidental 
et discute des mecanismes connus derrieres ces relations. Ensuite, nous avons procede a une recension extensive des 
recherches entreprises jusqu’a maintenant en dehors du contexte occidental, avec une emphase specifique sur les 
recherches entreprises dans le Sud. Aux endroits ou la recherche est plutot limitee, nous avons fait ressortir les donnees 
significatives portant sur les conditions de l’environnement physique vecues par les enfants et avons fait des 
recommandations pour des recherches futures. Parmi ces recommandations, nous avons insiste sur les limites de 
l’utilisation des methodologies de recherche employees dans les contextes occidentaux (Ferguson & Lee, 2013). Enfin, 
nous proposons une approche holistique, multidisciplinaire et multipartite basee sur le modele bio-ecologique de 
Bronfenbrenner (1979) pour mieux comprendre et reduire les effets nocifs des multiples facteurs environnementaux de 
risque sur le developpement cognitif et socio-emotionnel des enfants a travers le globe.

u

n curnulo creciente de investigation en Estados Unidos y Europa occidental documenta los efectos significativos 
del ambiente ffsico (toxinas, contaminantes, ruido, densidad poblacional, caos, calidad de la vivienda, la escuela y 

el vecindario) sobre el desarrollo cognitivo y socioemocional de ninos y adolescentes. Se sabe mucho menos acerca de 
estas relaciones en otros contextos, en particular en la parte sur del globo. En consecuencia, revisamos de manera breve 
la evidencia que apoya las relaciones entre el desarrollo infantil y el ambiente fisico en los contextos occidentales, y

u
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discutimos algunos de los mecanismos conocidos detras de estas relaciones. Luego, proporcionamos una revision mas 
extensa de la investigacion a la fecha fuera de los contextos occidentales, con un enfasis espectfico en la investigacion en 
el sur del globo. Donde la investigacion es limitada, destacamos los datos relevantes que documentan las condiciones del 
ambiente fi'sico que han vivido los ninos, y hacemos recomendaciones para el trabajo futuro. En estas recomcndaciones 
destacamos las limitaciones de emplear metodos de investigacion desarrollados en los contextos occidentales (Ferguson 
& Lee, 2013). Por ultimo, proponemos una aproximacion hoh'stica, multidisciplinaria y multinivel basada en el modelo 
bioecologico de Bronfenbrenner (1979) para entender mejor y reducir los efectos adversos de machos factores de riesgo 
sobre el desarrollo cognitivo y socioemocional de los ninos por todo el globo.

The majority of the world’s children live in the 
global South (countries with a low to medium 
Human Development Index score, including Africa, 
Central and Latin America, and most of Asia), yet 
nearly all of the research on relations between the 
physical environments experienced by children and 
their cognitive and socioemotional development has 
taken place within North America and Western 
Europe. The purpose of this review is to call 
attention to this important gap in the literature and 
to introduce readers to emerging scholarship on 
children’s environments in the global South. We do 
not cover work on the physical environment and 
children’s physical health because this literature is 
extensive (cf. Wigle, 2003). We do, however, 
discuss physiological indicators of stress in 
explaining relations between components of the 
physical environment (e.g., crowding, noise) and 
children’s development.

We organize our review into a discussion of the 
impacts of toxins and pollutants (heavy metals, 
pesticides, and air and water pollution), noise, 
crowding, chaos, housing quality, school and child
care quality, and neighborhood quality on the 
cognitive and socioemotional development of chil
dren and adolescents across the globe. For each of 
these commonly studied physical environment 
factors, we briefly review what is currently known 
in Western (North American and Western European) 
contexts and, where appropriate, discuss some of the 
known mechanisms linking each factor and children’s 
development. We also identify when the evidence is 
especially strong for particular influences. We provide 
a more extensive review of the research tc date 
outside of Western contexts, with a specific emphasis 
on research in the global South. As we do so, we 
discuss the strength of the evidence for each 
influencing factor and, where there are gaps in the 
extant research, we briefly discuss what we do know 
(including available statistics) and make recommen
dations for future work. In these recommendations, 
we pay particular attention to the limitations of 
employing the same research methodologies and 
predicting similar results in previously understudied 
contexts (Ferguson & Lee, 2013; Nsamenang, 1992,

2004). We close with a call for a holistic, multi
disciplinary, and multilevel approach to investigate 
the impacts of the physical environment on child and 
adolescent development that employs an extension of 
Bronfenbrenner’s bioecological model (Bronfen
brenner, 1979; Bronfenbrenner & Evans, 2000; 
Ferguson, Kim, Dunn, & Evans, 2009; Ferguson & 
Lee, 2013) as a theoretical framework.

TOXINS AND POLLUTANTS

Lead

Needleman et al. (1979) documented the impacts of 
lead exposure on young (grade school) children’s 
intelligence quotient (IQ) and externalizing beha
viors. Since then, many studies have shown that lead 
significantly impacts the cognitive functioning of 
children and adolescents in the United States and 
Western Europe, even when controlling for socio
economic status (SES) and other confounding factors 
(Evans, 2006, Hubbs-Tait, Nation, Krebs, & Bellin
ger, 2005; Koger, Schetteler, & Weiss, 2005; Surkan 
et al., 2007; Wigle, 2003). A significant body of 
research has documented the effects of prenatal and 
childhood exposure to lead on children’s current and 
prospective developmental functioning in middle- 
income, newly industrial countries such as China 
(Shen, Yan, & Guo, 1998; Tang et al,, 2008; Wang, 
Xu, Zhang, & Wang, 1989), India (Ahamed, Singh, 
Behari, Kumar. & Siddiqui, 2007; Patel, Maintani, 
Thakre, & Kuikami, 2006), the Philippines (Solon 
et al., 2008) and Malaysia (Zailina, Junidah, 
Josephine, & Jamal, 2008). Similar impacts have 
been documented in Egypt (Mostafa, El-Shahawi, & 
Mokhtar, 2009), Mexico (Acosta-Saavedra et al, 
2011; Hu et al., 2006; Kordas et al., 2006), Peru 
(Vega-Dienstmaier et al., 2006), and Bolivia (Ruiz 
Castell et al., 2012). Importantly, lead levels in these 
and other countries in the global South are still high 
and largely unregulated (Karrari, Mehrpour, & 
Abdollahi, 2012; Shen et al., 1998; Tong, von 
Schirnding, & Prapamontol, 2000; Walker et al.,
2007). In fact, it is estimated that around 40% of 
children living in economically developing countries



t

time, and visual-motor integration among elemen
tary school aged children (Chiodo, Jacobson, & 
Jacobson, 2004).

Estimates of developmental impacts of toxins such 
as lead may underestimate effects because of genetic 
differences in vulneraoility. As an illustration, Nigg 
et al. (2008) showed that blood lead levels among 8- 
to 17-year-old American children were weakly 
associated overall with hyperactivity and impuisivity, 
However, these symptoms were Significantly more 
accentuated in the subset of youth with abnormalities 
in a catecholamine receptor gene.

In the global South, most of the work ro date has 
considered the impacts of lead on general cognitive 
functioning. Mostafa et al. (2009) showed that nearly 
half (43%) of a middle-class sample of 6- to 12-year- 
olds in Cairo had blood lead levels at or above the US 
Centers for Disease Control and Prevention limit of 
10 p.g/dl A large proportion (37%) of these children 
were diagnosed with cognitive dysfunction. The most 
significant independent predictor of cognitive dys
function was a blood lead level at or above 10 p.g/dl. 
Similar to research in other contexts, a 1 p,g/dl 
increase in blood lead level was associated with a 
two-point decline in IQ. Similarly, in a study of 6.5- to 
8.5-year-old urban Malaysian children, Zailina et al. 
(2008) found that blood lead levels, statistically 
controlling for parents’ education, household income, 
and other family demographic factors, predicted 
children’s cognitive functioning Studies in China 
across a wide age range have documented similar 
effects (Shen et al., 1998; Tang et al., 2012), as have 
recent studies of 6- to 8 5-year-old children in Peru 
(Vega-Dienstmaier et al., 2C06) and Ecuador 
(Counter, Buchanan, & Ortega, 2008).

The evidence for long-term effects of lead on 
children’s cognitive functioning following prenatal 
exposure is equally strong. Most recently, Yorifuji, 
Debes, Weihe, and Grandjean (2011) found that, after 
controlling for SES and other potential covariates, f- 
and 14- year-old children living in the Faroe Islands 
exposed to high levels of lead prenatally had deficits 
in short-term memory and attention compared to 
children exposed to lower levels of lead Hu et al. 
(2006) found that maternal blocd lead levels in the 
first trimester, but not in the second or third trimester, 
predicted 12- and 24-month-old Mexican infants’ 
general cognitive functioning (Mental Development 
Index, MDI). These effects were large: A 1 SD 
increase in first-trimester maternal plasma lead level 
was associated with a 3.5 point decrease on the MDI 
Shen et al. (1998) similarly found that, after 
confounding factors such as iamily SES and parental 
exposure to lead at work were statistically controlled 
for, 3-, 6-, and 12-month-old Shanghai infants with 
high umbilical cord lead levels received significantly
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have elevated blood lead levels (Walker et al., 2007). 
In addition, some of the most recent work across the 
globe has found that even very low levels of lead 
exposure can be toxic to infants and young children 
(Canfield et al., 2003; Lanphear, Dietrich, Auinger, & 
Cox, 2000; Lanphear et al., 2005, Patel et al., 2006; 
Ruiz-Castell et al., 2012, Zailina et al., 2008).

An important characteristic of many toxins is 
that even after emissions are eliminated (e.g,, 
removal of lead from gasoline and paint, the 
banning of the pesticide dichlorodiphenyltrichloro- 
ethane [DDTJ in North America), they remain in 
the ecosystem for a very long time (Meyer, Brown, 
& Falk, 2008). There are seveial pathways that 
enable this to occur. Heavy metals settle into the 
ground, and so lead is still found in the soil and in 
older houses that were painted prior to the banning 
of lead over three decades ago in the US. Lead 
used to be incorporated in plumbing (e.g., sodder) 
and thus can potentially ieach into water supplies. 
Many toys and other common household products 
used to be made with lead, a practice that 
unfortunately continues today in China, for 
example (Meyer et al., 2008). Another pathway 
that is perhaps more insidious is the crossgenera- 
tional transmission of toxins. Some toxins are 
lipophilic, which means they can be stored in body 
fat. Thus prior exposure to some toxins, even 
preconception, can eventually affect the developing 
organism (Hubbs-Tait et al., 2005; Roger et al.,
2005). Finally, even when children themselves are 
not exposed to toxins, they may be susceptible to 
indirect exposure via parental exposures (Bouchard 
et al., 2011). A common example of this is from 
agricultural workers who absorb pesticides into 
their skin and/or their clothes (Roger et al., 2005). 
Tragically, child laborers in many parts of the 
world remain in direct contact with toxins in 
agricultural, construction, and manufacturing 
sectors.

Numerous studies in North America document a 
dose-response function between body lead level 
burdens and IQ reductions. These findings have been 
replicated and demonstrated in prospective research 
designs, and hold true even when statistical controls 
rule out alternative explanations such as social class 
(Evans, 2006; Hubbs-Tait et al., 2005; Roger et al., 
2005). For example, Canfield et al (2003) found that, 
after controlling for SES and other demographic 
variables, 3- to 5-year-olds’ blood lead levels were 
significantly negatively associated with IQ, even at 
levels of exposure below the US-regulated 10 p-g/dl 
level. Teachers also report more attentional problems 
among children who have been exposed to lead 
(Evans, 2006), and at least one North American study 
uncovered lead-related deficits in attention, reaction



lower MDI scores than those with lower lead levels. 
Current blood lead levels were not associated with 
MDI scores. In contrast, Solon et al. (2008) found that 
6- to 30-month old Filipino infants’ current blood 
lead levels significantly predicted their MDI scores. 
And Patel and colleagues (2006) found that the cord 
blood lead levels of neonates living in Nagpur, India 
significantly predicted autonomic stability and abnor
mal reflexes. In addition, among infants with cord 
blood lead levels of 5-10 |xg/dl, lead levels 
significantly predicted arousal state regulation, 
motor functioning, and autonomic stability. These 
findings suggest that lead exposure has important 
effects on early motor functioning, even at very low 
levels.

Much less work on behavioral toxins has examined 
potential adverse socioemotional consequences. 
However, in Needleman et al.’s (1979) classic Boston 
school children study of lead and IQ, teachers, blind to 
the pupils’ lead dentine levels, rated children with 
higher lead burdens with more overt classroom 
behaviors indicative of behavioral problems such as 
inhibitory control. Eleven years later, these same 
children had higher rates of juvenile delinquency 
(Needleman, Schell, Bellinger, Leviton, & Allred, 
1990) Several other studies have shown linkages 
between early lead exposure and impulsivity, aggres
sion, and hyperactivity in children (Chandramouli, 
Steer, Ellis, & Emond, 2009; Chiodo et al., 2004; 
Evans, 2006, Hubbs-Tah et al., 2005).

The research on associations between lead exposure 
and children’s socioemotional functioning outside of 
tne 'Western world is even more limited However, in 
an early study of the impacts of prenatal lead exposure 
on both cognitive and socioemotional functioning at 
ages 2, 4, and 7 years in Kosovo, Factor-Litvak, 
Wasserman, Kline, and Graziano (1999) found that 
children’s behavior problems were associated with 
blood lead levels. Similarly, Bao et ai (2009) found 
that levels of lead and zinc in 7- to 16-year-old Chinese 
children’s hair samples predicted their behavioral 
functioning. And. in an intervention study in which 6- 
to 8-year-old children living close to a metal foundry in 
Torreon, Mexico were given iron, zinc, both, or 
placebo nutrition supplements over a period of 6 
months, Kordas et al. (2006) found that blood lead 
levels were positively associated with passive off-task 
behaviors within classroom settings and negatively 
associated with activity levels during recess.
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& Neims, 1983) and 6-year old children’s IQ scores 
and language development (Kjellstrom, Kennedy, 
Wallis, & Mantell, 1989). In. addition, high-level 
maternal mercury exposure in Japan (Matsumoto, 
Koya, & Takeuchi, 1965, Takeuchi, 1968) and Iraq 
(Cox et al., 1989; Cox, Marsh, Myers, & Claikson, 
1995; Marsh et al., 1980) has been reported to 
adversely affect prenatal and neonatal cognitive and 
physical development. Two major longitudinal 
projects, one in the Seychelles (e.g., Myers et al., 
2009; Stokes-Riner et ah, 2011) and one in the Faroe 
Islands (e g., Debes, Budtz-J0rgenser, Weihe, White, 
& Grandjean, 2006), have documented the adverse 
impacts of prenatal exposure to mercury from 
maternal consumption of seafood on young children’s 
cognitive functioning. Little work has documented 
impacts on socioemotional functioning, suggesting 
that further work in this area is needed.

In the Seychelles Child Development Study, 
maternal and child methylmercury (MeHg) levels, 
children’s cognitive and behavioral development, and 
various demographic factors have been assessed at the 
ages of 6, 19, 29, 66 and 107 months (Myers et al., 
2009) following an assessment of prenatal MeHg 
exposure. In the Faroe Islands study, postnatal MeHg 
exposure and children’s cognitive and behavioral 
functioning have been measured at ages 1, 7 and 14 
years (Debes et al., 2006), following an assessment of 
prenatal levels. In both studies, significant relations 
beiween prenatal and current MeHg and children’s 
early motor development and later cognitive function
ing have been found, although the results are more 
consistent in the Faroe Islands study (Myers et al, 
2009; Stokes-Riner et al., 2011). These differences 
may have resulted from differential sources of MeHg 
(primarily fish in the Seychelles; primarily pilot whale 
meat in the Faroe Islands), as well as lower levels of 
aquatic food consumption in the Seychelles. Never
theless, together these projects suggest that young 
children’s motor and cognitive development, and 
language, attention and memory in particular, are 
compromised following prenatal exposure to 
methylmercury.

Polychlorinated biphenyis (PCBs)

Prenatal exposure to polychlorinated biphenyls 
(PCBs), which are used in the manufacture of vinyl 
and other plastic compounds, has been linked with 
children’s cognitive and socioemononal functioning 
(Evans, 2006; Lai et al., 2002; Ribas-Fito, Sala, 
Kogevinas, & Sunyer, 2001; Williams & Ross, 2007). 
In contrast, postnatal exposure appears to have few 
effects, except in the case of severe poisoning (Ribas- 
Fito et al., 2001). These compounds have been banned 
in most high-ir.come countries, but they continue to

Mercury
The impacts of exposure to mercury on children’s 
cognitive functioning are weil documented. Low- 
level maternal mercury exposure damages infant 
sensorimotor functioning (Mckeown-Eyssen, Ruedy,



Pesticides

Research on the developmental impacts of direct 
residential pesticide exposure or indirect prenatal or 
occupational exposure (on the skin or clothing of 
exposed caregivers) is somewhat limited. However, 
there is an extensive research literature document
ing severe impacts of pesticide exposure on both 
rats and in vitro models of the mammalian brain 
(see, e.g., Aldridge, Meyer, Seidler, & Slotkin, 
2005; Jameson, Seidler, & Slotkin, 2007). Since 
pesticides are neurotoxic agents, they may well 
have serious effects on the developing brain. 
Indeed, in a recent review, Jurewicz and Hanke 
(2008) conclude that there is good evidence for the 
impact of various pesticides on motor functioning 
(abnormal reflexes) in the newborn human and both 
motor and cognitive functioning (particularly 
reaction times, attention, and short term memory) 
in children. We also know that the developing fetus 
and young children have lower levels of the 
detoxifying enzymes that may deactivate organo- 
phosphate compounds m adults (Furlong et al.,
2006). This suggests that the effects of agricultural 
pesticides on children may be particularly 
problematic.

DDT and related organochlorine compounds used 
as pesticides have been largely phased out in the 
US and Europe (Rohlman et al., 2005). Thus their 
impacts on children’s developmental functioning in 
these contexts are understudied. However, a 
longitudinal study in the early 1990s in the United 
States found that prenatal dichlorodiphenyldichlor- 
oethylenc (DDE) exposure impacted motor func
tioning at 18 and 24 months, but did not impact 
cognitive development at ages 3, 4, and 5 years 
(Jurewicz & Hanke, 2008). Two more recent 
studies in Spain (Ribas-Fito et al., 2003, 2006) and 
one m the United States (Eskenazi et al., 2006), 
however, using similar assessment tools, did find 
significant relationships between cord blood and 
maternal serum levels of DDE, DDT, and related 
compounds on the cognitive and psychomotor 
functioning of both infants and young children.

More contemporary organophosphate pesticides 
may similarly impact reflexes in infants (Jurewicz & 
Hanke, 2008), reaction times in early childhood 
(Rohlman et al., 2005), and infant and early childhood 
psychomocor development (Jurewicz & Hanke, 2008; 
Rauh et al., 2006; Ruckart, Kakolewski, Bove, & 
Kaye, 2004). There is also some evidence for effects 
on specific cognitive skills, particularly short-term 
memory and attention (Jurewicz & Hanke, 2008; 
Lizardi, O'Rourke, & Morris, 2008; Rauh et al., 2006; 
Ruckart et al., 2004). In addition, these effects appear 
to persist over time: Rauh et al. (2006) found that low-
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persist in environments across the globe, particularly 
as they tend to bioaccumulate in fish and other 
animals (Faroon, Keith, Smith-Simon, & De Rosa, 
2003: WHO, 2010),

A series of studies at two different American 
sites indicate that prenatal PCB exposure due to 
fish ingestion from polluted lakes has consistent 
adverse effects on neonatal developmental status 
(especially hyporesponsiveness) and memory 
among preschool and elementary school aged 
children (Evans, 2006). In a more recent set of 
studies among Native American adolescents, New
man and colleagues (2006, 2009) found that PCB 
body burden was associated with memory impair
ments and poorer comprehension/reasoning. This 
replicates some prior work with preadolescents 
(Evans, 20C6). An important and sobering aspect of 
these recent data is that, although indigenous 
populations in both the global North and South are 
frequently exposed to higher levels of toxins than 
are other populations, the Native American youths’ 
levels of PCBs were well within the “normal” 
range found in American children. Most research 
on PCBs and development has focused on highly 
exposed populations.

No known research has investigated the impacts of 
PCB exposure on the cognitive functioning of 
children living in the global South, and in fact levels 
of exposure are also largely unknown (Faroon et al., 
2003; WHO, 2010). However, presumably the effects 
would be consistent with those reported in other 
contexts. This was found to be the case in a 
longitudinal study assessing Taiwanese children’s 
cognitive and behavioral development every year 
through age 12 following prenatal exposure to PCBs 
in contaminated cooking oil (Lai et a)., 2002). In 
comparison to matched unexposed children, children 
exposed to PCBs had long-term deficits in IQ.

Much less is known about PCB exposure and 
various aspects of socioemotional development. 
There may be problems with executive functioning 
such as attentional control (Evans, 2006; Hubbs-Tait 
et ah, 2005; Koger et ah, 2005). And Lai et al. (2002) 
found that Taiwanese children exposed to high levels 
of PCBs prenatally exhibited a greater number of 
externalizing and internalizing symptoms than did 
matched unexposed children.

One other developmental aspect of loxin exposure 
and children’s maturation worth mentioning is that 
lower SES contexts appear to accentuate the harmful 
impacts of toxins on children’s development (Evans, 
2006). This might occur for several reasons, including 
chronic stress, levels of cognitive stimulation in the 
home, co-occurrence of other toxin exposures, co
occurrence of other risk factors, and, for older 
children, poorer quality school environments



income, urban minority children in New York City 
who were exposed to high levels of the insecticide 
chlorpyrifos were more likely than other children to 
have delays in their overall cognitive and motor 
development at 12, 24, and 36 months, and were also 
more likely to exhibit attention problems.

DDT and DDE are currently commonly used in 
the global South (Jurewicz & Hanke, 2008; Mishra 
& Sharma, 2011), yet there is almost no research 
documenting the impacts of these compounds on 
children’s developmental functioning. However, a 
longitudinal study of infant cognitive and psycho- 
motoi functioning following prenatal exposure to 
DDE in Mexico found that maternal serum levels 
during the first trimester were negatively associated 
with infants’ motor development at 1, 3, 6 and 12 
months of age (Torres-Sanchez et al., 2007). 
Similarly, Grandjean, Harari, Barr, and Debes 
(2006) and Harari et al. (2010) found that prenatal 
exposure to pesticides adversely impacted Ecuador
ian children’s cognitive functioning at ages 6-9 
years. Children’s current exposure was negatively 
associated with reaction times, but not with other 
cognitive measures. Likewise, Guillette, Meza, 
Aquilar, Soto, and Garcia (1998) found that Mexican 
4- and 5 year olds’ prenatal and current exposure to 
pesticides delayed their motor development and 
some aspects of cognitive functioning. In a study 
using a similar design, comparing children living in 
rural areas with high pesticide use to those residing 
m low pesticide use areas, 4- to 5-year-old Indian 
children showed a similar profile (Kuruganti, 2005). 
And Rodriguez (2012) found that 7- to 9-year-old 
children of Nicaraguan agricultural workers who 
were exposed to a variety of pesticides prenatally 
had deficits in working memory, verbal comprehen
sion, and overall IQ Eckerman el al. (2007) 
demonstrated similar impacts on 10- to 18-year-old 
Brazilian children’s memory and attention resulting 
from current exposure. Thus there is some evidence 
that prenatal exposure may De particularly proble
matic, but that later exposure may also impact some 
aspects of children’s cognitive development. In 
addition, there is good evidence for high levels of 
prenatal and childhood exposure to both organo- 
chlorine and organophosphate compounds in low- 
and middle-income countries, including India 
(Mathews, Reis, & Iacopino, 2003; Mishra & 
Sharma, 2011), Kazakhstan (Zetterstrom, 2003), 
Ghana (Mull & Kirkhom, 2005), Nigeria (Okafor, 
2010) and Egypt (Kishk, Gaber, & Abd-Allah, 
2004). In Ecuador, Corriols & Aragon (2010) 
estimated that there have been 18,516 cases of 
acute pesticide poisonings between 1995 and 2006 
among children aged 5-14 years, based on the 2069 
reported cases. Many cf these were due to
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occupational exposure, which is in fact a primary 
mode of exposure for young children working in 
agricultural settings in the global South (Doiman,
2008).

The research documenting effects of pesticide 
exposure on children’s socioemotional development 
is limited, and the findings are mixed (Ruckart et al., 
2004). Rodriguez (2012), however, found that ADHD 
symptoms were more common among pesticide- 
exposed girls, but not boys, in a sample of 7- to 9- 
year-old Nicaraguan children. These findings make 
sense, given other results documenting tne impacts of 
pesticide exposure on children’s attention processes. 
Clearly, more research on the impacts of pesticide 
exposure on the socioemotional functioning of young 
children is warranted.

Air pollution

With ongoing rapid industrialization and urban 
growth, poor air quality is a serious concern in 
much of the global South, as well as in newly 
industrial countries in general (Bartlett, Hart, 
Satterthwaite, de la Barra, & Missair, 1999). Here 
we discuss work in both the global North and South 
documenting the impacts of exposure to air pollution, 
primarily resulting from proximity to industrial plants 
and to air and road traffic, on children’s cognitive and 
socioemotional development

Among the most common pollutants to be studied 
for its effect on cognition is nitrogen dioxide (N02), a 
toxicant produced by fossil fuel combustion and thus 
closely linked to road traffic as well as gas stoves. In 
Quanzhou, China, exposure to traffic-related pollution 
was found to be associated with poor performance on 
neurobehavioral tests (Wang et al., 2009). Similarly, 
Dutch children exposed to high levels of N02 at home 
were found to score lower on memory evaluations, 
while no similar correlation was found between N02 
exposure at school and cognitive outcomes (van 
Kempen et al., 2012). A related study of children 
living near London’s Heathrow airport, however, 
found no association between exposure to N02 and 
cognitive performance in 9- to 10-year-oids (Clark 
et al., 2012).

In other work on air pollution, prenatal exposure to 
environmental tobacco smoke was negatively associ
ated with cognitive performance at age two in African 
American and Dominican children in New York City 
(Rauh et al., 2004). Within the same populations, 
exposure to high levels of airborne polycyclic 
aromatic hydrocarbons (PAHs) (largely from road 
traffic fuel combustion) was associated witn lower 
cognitive scores and moderate developmental delay at 
age three (Perera et al., 2006), and lower IQ scores at 
age five (Perera et al., 2009). Similarly, exposure to
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PAHs was significantly associated with lower 
nonverbal IQ scores among 5-year-olds in Poland 
(Edwards et al., 2010). In China, children living in 
proximity to a coal-fueled power plant were found to 
have higher cord PAH levels than those in both the 
New York City and Poland studies, and these levels 
were associated with a greater risk of delay in motor 
development and language abilities at age two (Tang 
et al., 2008). There are also potentially prolonged 
consequences of overexposure to PAHs. Noting that 
children highly exposed to PAHs were 2.89 times 
more likely to have lower MDI scores than unexposed 
children at the age of three, Perera et al. (2006) 
suggested that greater exposure to such high levels of 
pollution could adversely affect language, reading, 
and math abilities later on.

Changes in brain structure as a result of 
exposure to high levels of air pollution have been 
proposed as a possible explanation for resulting 
cognitive defects. In Mexico City, urban ait 
pollution was found to be associated with 
prefrontal white matter hyperintense lesions in 
both children and dogs; these lesions are believed 
to be associated with poor cognitive outcomes 
(Calderon- Garciduenas et al., 2008). Calderon 
Garciduenas and colleagues found that 56.5% of 
children living in highly polluted Mexico City 
possessed such lesions, in comparison to just 7.6% 
of children living in Polotiilan, an area with lower 
levels of pollution. The former also performed 
more poorly on psychometric tests. However, 7- 
and 8-year-olds in Mexico City exposed to high 
pollution levels generally scored lower in evalu
ations of short-term memory, attention, and 
learning ability than those in Polotitlan, whether 
they possessed such lesions or not (Calderon- 
Garciduenas et al., 2G11). Thus, as Calderon- 
Garciduer.as and Torres-Jardon (2012) note, 
exposure to high levels of air pollution is just 
one aspect of the environmental inequalities 
experienced by children from lower socioeconomic 
backgrounds in both the global North and South 
(Evans, 2004).

Against the backdrop of such settings as New York 
City, Mexico City, and the rapidly growing cities of 
China, most of the literature on the subject seems to 
suggest that the relation between air pollution and 
developmental outcomes is one largely tied to 
industrialization and urbanization. A notable excep
tion is Munroe and Gauvain’s (2012) investigation of 
the association between indoor open-fire cooking—a 
common practice in the global South—and cognition 
in four communities; Garifuna in Belize, Logoli in 
Kenya, Newar in Nepal, and Samoans in American 
Samoa. A moderate negative correlation between 
indoor open-fire cooking and block-building perform

ance, memory, pattern recognition, and structured 
play was found.

Water pollution, sanitation, and access

Many families in the global South have limited access 
to clean water and sanitation facilities (Bartlett, 1999; 
Bartlett et al., 1999; Walker et al., 2007). This section 
will outline the effects of water quality (specifically 
pollution and sanitation) on children’s cognitive and 
socioemotional development in the global North and 
South.

The most common water pollutant studied in 
relation to children’s development is arsenic. Rosado 
et al. (2007) found that among 6- to 8-year-old 
children attending school near a smelter complex in 
Toireon, Mexico, those with higher concentrations of 
urinary arsenic performed worse on several measures 
of cognitive and language development than did 
children with lower concentrations. This relationship 
was not impacted by lead exposure, demographics, or 
nutritional factors, although lower SES children had 
higher levels of urinary arsenic. Likewise Tsai et al. 
(2003) found that young Taiwanese adolescents 
exposed to arsenic in well water had lower scores 
than unexposed adolescents on cognitive assessments 
of memory and attention switching, even after 
controlling for education and gender. And in a study 
of 9 5- to 10 5-year-old children using tubewells in 
Bangladesh, Wasserman et al. (2004) found that water 
arsenic levels were associated with poorer cognitive 
functioning. Asadullah & Chaudhury (2011) similarly 
found that eighth-grade children exposed to arsenic- 
contaminated tubewells in rural Bangladesh had 
lower mathematics scores than those not exposed, 
even when controlling for schooling history, pnor 
arsenic exposure, and parental factors. Wang et al. 
(2007) likewise found that rural Chinese 8- to 12- 
year-olds living close to wells with high levels of 
arsenic received lower IQ scores than those who did 
not, although it should be noted that this relationship 
was only documented for children with high levels of 
exposure, and sociodemographic factors were not 
controlled for.

High manganese levels in the punlic water system 
may also impact children’s behavior, as documented 
by Bouchard et al. (2007) in a study of 6- to 15-year- 
old children’s behavioral functioning in Canada. After 
controlling for potential confounding variables (age, 
sex and income), they found that hair manganese was 
significantly associated with hyperactivity and oppo
sitional behavior, as measured by teachers’ report. 
Interestingly, the positive relationship between hair 
manganese and hyperactivity was greater for older 
children (above 11 years old).



Research suggests that a lack of proper water 
sanitation and waste management exposes many 
children to water-borne diseases. For example, 
Copeland et al. (2009) found that 30% of households 
in Brazilian shantytowns had fecal contaminated 
drinking water. Besides their health effects, water
borne diseases also have adverse developmental 
consequences for children. Guerrant and colleagues 
(1999) exploied the relationshm between diarrheal 
illness (a common water-borne disease) early in 
childhood and the cognitive functioning of 6 5- to 9- 
year-old children living in a Brazilian shantytown. 
A significant negative correlation was found between 
children’s cognitive functioning and early childhood 
diarrhea (see Niehaus et ah, 2002 for similar results). 
And Lima et al. (2004) lound that the availability of 
garbage collection and access to a toilet partially 
explained differences m cognitive and psychomotor 
performance of low-income 12-month-olds living in 
northeast Brazil. Likewise, in an investigation of the 
environmental conditions (including poor access to 
drinking water, an inconsistent electricity supply and 
inadequate sewage drains) impacting 7- to 8-year-oid 
children's cognitive development in war-torn Bagh
dad City, Ghazi and colleagues (2012) found that 
below-average water quality (as reported by parents) 
was associated with lower IQ scores, and that access 
to services (including water quality, electricity supply 
and access to grocery stores) independently predicted 
IQ, after adjusting for parent education and income.

In addition to direct impacts on cognitive 
functioning, diarrhea and intestinal parasites resulting 
from bacteria-contaminated water (often from sew
age) contribute to malnutrition and stunting, both of 
which impact children’s IQ and school performance, 
and may also contribute to behavioral problems 
(Bartlett, 2003). These associations may result as 
early malnutrition and exposure to environmental 
toxins and stress can alter both brain structure and 
function, thus leading to long-term changes in 
cognitive and socioemotional functioning (Gran- 
tham-McGregor et al., 2007). In addition, both illness 
and malnutrition may lead to increased absences rrom 
school and attention problems when in school. 
Further, access tc water may impact school 
attendance directly, particularly for girls in the global 
South, who frequently have to walk long distances to 
collect clean water (Bartlett, 2003). Finally, it is worth 
noting that global climate change is likely to affect 
access to clean water for millions of low-income 
families in the global South, particularly in Africa and 
parts of Asia, in the next 20 years (Bartlett, 2008).

A recent article suggests that contaminated 
dnnking water in childhood may have lasting effects. 
Aschengrau et al. (2011) conducted a retrospective 
study of children from eight towns in the US who
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were exposed to water contaminated with tetrachlor- 
oethane (PCE. a solvent used in dry cleaning) during 
the prenatal period and/or eariy childhood. They 
found that, after controlling for parental SES and 
other potential covariates, highly exposed individuals 
had higher rates of cigarette, alcohol, and other drug 
use m adolescence and early adulthood.

NOISE

Numerous studies in high-income countries reveal 
that chronic noise exposure early in childhood 
interferes with reading acquisition (Evans, 2006). 
Although most studies are cross-sectional with 
statistical controls for SES, several studies have 
demonstrated a dose-response function. Adverse 
impacts on reading have also been replicated in 
prospective longitudinal studies with the introduction 
of a new major noise source such as an airport, as well 
as in experiments with noise attenuation interven
tions. Children in higher elementary school grades 
suffer greater adverse reading outcomes; this has been 
attributed to longer duration of exposure (Evans & 
Hygge, 2007) but might also reflect greater awareness 
of noise (Dockrell & Shield, 2004). Some studies have 
shown worse reading outcomes for children exposed 
to noise at home and school, bolstering the duration of 
exposure explanation. Children with poorer cognitive 
skills appear more vulnerable to the induction of 
reading deficits from noise exposure (Evans, 2006; 
Dockrell & Shield, 2006).

Several cognitive deficits reliably associated with 
noise exposure are candidate mechanisms for the 
well-documented noise-reading link. Long-term 
memory is adversely affected by noise, and 
attentional strategies are altered by noise exposure 
(Evans, 2006) Interestingly, a few studies have also 
shown linkages between chronic noise exposure and 
deficits in auditory discrimination (e.g., phoneme 
perception), a critical aspect of speech perception 
(Evans, 2006; Evans & Hygge, 2007). Speech 
perception is a major building block of reading 
acquisition. Finally, emerging work in neuroscience 
indicates potentially detrimental noise effects on brain 
speech function and structure (Kujala & Brattico,
2009).

Chronic noise exposure, similar to many of the 
environmental conditions described herein, is not only 
aversive but also uncontrollable and sometimes 
unpredictable. Repeated exposures to uncontrollable 
as well as unpredictable events can undermine human 
motivation (Cohen, Evans, Stokols & Krantz, 1986), 
thus impacting the persistence and effort needed 
(among other things) for academic achievement. The 
first human studies of learned helplessness employed



exposure is stressful, creating irritation and annoy
ance and elevating cardiovascular indicators of stress 
such as blood pressure and neuroendocrine stress 
hormones (e.g., cortisol) (Evans, 2006; Paunovic, 
Stansfeld, Clark, & Belojevic, 2011), In most of these 
studies, resting physiological stress measures were 
taken under quiet conditions. Thus the indications of 
elevated stress are m relation to chronic noise 
exposure. There are more studies of aircraft relative 
to street traffic noise, with evidence for the former 
having stronger physiological impacts than the latter 
(Evans, 2006). However, Babisch, Neuhauser, 
Thamm, and Seiwert (2009) found that a nationally 
representative sample of 8- to 14-year-old German 
children whose bedrooms faced a high-traffic street 
had higher blood pressure than those with a bedroom 
facing a low-traffic street. These relations were 
independent of various sociodemographic factors.

Studies in Slovakia (Regecova & Kellcrova, L995) 
and Serbia (Belojevic, Jakovljevic, Stojanov, Pauno
vic, & Ilic, 2008; Paunovic et al., 2009) also revealed 
adverse impacts of road traffic noise on children’s 
blood pressure, even after statistically controlling for 
variables such as maternal education. Nine- to 
13-year-old children residing near airports in Russia 
in the mid-1960s had higher blood pressure than their 
peers in quiet areas (Karagodina, Soldatkin, Vinokur, 
& Klimukhin, 1969) In a study also conducted m the 
mid-1960s in former East Germany, Karsdorf and 
Klappach (1968) found that secondary school children 
attending urban schools located proximate to busier 
streets with higher noise levels had significantly 
higher resting oiood pressure. Finally, Wu, Chiang, 
Huang, and Chang (1993) found that, among 7- to 12- 
year-oid Taiwanese children attending schools in high 
road traffic noise areas of Taipei, those with typical 
hearing had significantly higher blood pressure than 
those who were deaf.

Data are mixed on chronic noise exposure and 
children’s socioemotional development. Prospective, 
longitudinal data show that German elementary school 
children report lower levels of psychological well
being with increases in noise exposure from aircraft 
(Bullinger, Hygge, Evans, Meis, &Mackensen, 1999). 
A cross-sectionai Austrian study of traffic noise 
reported a dose-response function between noise 
levels and teacher ratings of psychological wellbeing 
among elementary school children if the child had 
biological risk factors such as prematurity or low birth 
weight (Lercher, Evans, Meis, & Roller, 2002). Two 
different cross-sectional studies of European school 
children have uncovered relations between aircraft 
noise exposure and elevated symptoms of hyperactiv
ity (Haines et al., 2001a; Stansfeld et al., 2009; but see 
Haines, Stansfeld, Job, Berglund, & Head, 2001b). 
None of these European studies found a link between
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uncontrollable noise as the induction stimulus 
(Hiroto, 1974; Krantz, Glass, & Snyder, 1974). 
Since then, many studies have shown that uncontrol
lable noise exposure can cause learned helplessness 
(Evans & Stecker, 2004).

The bioecological perspective (Bronfenbrenner & 
Morris, 1998) suggests a complementary set of 
processes that might also be related to noise and 
reading acquisition. Noise might alter caregiving 
behaviors salient to reading acquisition. We know, for 
example, that teachers in high noise impact schools 
alter their teaching methods and also complain about 
interruption and fatigue (Evans, 2006). It is 
conceivable that parents might talk less to their 
children, be less responsive to children’s verbaliza
tions, and not read aloud as much to their children in 
high noise settings.

Research on the relation between noise and 
children’s cognitive development outside of the 
United States and Europe is extremely limited. 
However, what evidence there is suggests that noise 
levels impact children in varying contexts similarly. 
Seabi, Goldschagg, and Cockcroft (2012) found that 
9- to 13-year-old South African children attending a 
public school in a high aircraft noise area had poorer 
reading comprehension and reduced visual attention 
in comparison to a matched group of children 
attending a public school with typical levels of noise 
exposure. No differences in working memoiy were 
found, however. Clearly, further woik in the global 
South is desperately needed, particularly as there is 
some evidence to suggest that noise levels might be 
significantly higher than in higher-income countries. 
For example, in a recent comparison of quiet versus 
noisy public schools in urban India, Lepore, Sbejwal, 
Kim and Evans (2010) recorded a decibel level of 85 
dB A. Since decibels are a logarithmic scale, and about 
45 dBA is considered appropriate, this is very loud.

Outside of the global South, Hiramatsu and 
colleagues (2004) found deficits in long-term but 
not short-term memory among 8- to 11-year-olds 
residing proximate to a large air force base in 
Okinawa, Japan compared tc their peers living in 
quiet areas. Similarly, Karsdorf and Klappach (1968) 
found that secondary school aged children attending 
noisy schools (proximate to road traffic) in HaJle, 
former East Germany, had more focused attention 
problems compared to their peers in relatively quiet 
secondary schools. Finally, recent work in Belgrade, 
Serbia indicates that chronic residential noise 
exposure from road traffic can interfere with 
executive functioning, but only among elementary 
school aged boys (Belojevic, Evans, Paunovic, & 
Jakovljevic, 2012).

Evidence from both laboratory and field studies in 
North Ameuca and Western Europe shows that noise



noise levels and general, overall indices of psycho
logical wellbeing. Finally, Ristovska, Gjorgjev, and 
Jordanova (2004) compared several measures of 
mental health among 4th grade children in Macedonian 
schools varying in traffic noise exposure. Children in 
the noisier schools had decreased social skills and 
more oppositional behaviors but were similar in levels 
of anxiety compared to their peers attending quieter 
schools. Recall also that, as indicated above, several 
studies have shown a link between chronic noise 
exposure and elevated learned helplessness among 
children (Evans, 2006).
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Crowding in educational environments has also 
been linked to more off-task time (Kantrowitz & 
Evans, 2004; Krantz, 1974). For example, Liddell and 
Kruger (1987) found that levels of ciowding within a 
crowded urban South African childcare center were 
negatively associated with 32- to 64-month-old 
children’s levels of cooperative play and positively 
associated with the percentage of time spent 
unoccupied. In a follow-up study, they found that 
children from more crowded homes spent less time 
engaged in play with objects, more time unoccupied, 
and more time as onlookers (Liddell & Kruger, 1989). 
Similarly, in an investigation of relationships between 
the home environment and Egyptian toddlers’ 
adaptive behavior, Wachs et al. (1993) found that 
24- to 29-month-olds’ simultaneous involvement with 
persons and objects in their environment was 
negatively correlated with density

Residential crowding can also disrupt parent-child 
interactions (Evans, 2006; Wachs & Corapci, 2003). 
In more crowded homes, parents tall less with their 
infants and toddlers (Wachs et al., 1993) and use less 
complicated vocabulary and sentence structures with 
their toddlers (Evans, Maxwell, & Hart, 1999). Not 
suipiisingly, in an investigation of the influences of 
parental SES on South African children’s outcomes, 
Goduka, Poole, and Aotaki-Phenice (1992) found that 
crowding predicted 5- to 6-year-olds’ vocabulary 
scores. Children’s physical development and quanti
tative skills were also adversely associated with 
household crowding.

Evans et al. (1998) showed that some of the adverse 
effects of residential crowding, statistically control
ling for SES, on Indian elementary school children’s 
academic achievement were mediated by heightened 
family conflict. Another variable that may help 
account for the link between household crowding and 
diminished academic achievement is inadequate 
space to do homework. In a study of low-income 
families living in apartments in Singapore, Hassan 
(1977) found an inverse relationship between apart
ment square footage and school performance among 
children- More crowded apartments also had 
inadequate privacy for students to study. The latter 
relation was also reported among secondary school 
pupils living in apartments in Hong Kong (Mitchell, 
1971). These effects of crowding or. children’s 
cognitive functioning have similarly been reported 
in North America and Western Europe (Evans, 2006;, 
with consistent differences found for standardized 
achievement scores in grade school children. More 
over, the adverse associations uncovered between 
residential density and diminished academic achieve
ment continue through secondary school, independent 
of family SES (Evans, 2006). In addition, in an 
instrumental variable analysis of national data in

CROWDING

The most consistent crowding metric with human 
consequences is people per room. Indices of external 
density such as people per census tract typically yield 
no associations with human behavior (Evans, 2006). 
Studies that have teased apart residential density from 
family size find the former rather than the latter to be 
the more critical variable. Although many believe 
there are differences in tolerance for crowding across 
different cultural contexts, the cognitive and beha
vioral development of children living in contexts as 
diverse as the United States, India, Thailand, Egypt, 
Hong Kong, South Africa, and Jamaica indicates 
similar developmental correlates of crowding in both 
residential and school settings (Evans, 2006; Liddell 
& Kruger, 1987, 1989; Wachs & Corapci, 2003).

It is important to note that children in the global 
South, relative to North America and Western Europe, 
tend to live in more crowded home environments. For 
example, Evans, Lepore, Shejwal, and Palsane (1998) 
found that densities among primarily working-class 
Indian families ranged from .67 to 5 persons/room, 
with a mean of 1.81. The US Census considers > 1 
person/room to be crowded.

Significant research across multiple contexts 
aocuments the impacts of crowding on general school 
achievement and IQ, reading comprehension, and 
object spatial relations (Evans, 2006). In a study of 
low-SES rural Eygptian 3- to 6 month-olds, Rahma- 
nifar et al. (1993) found that infants in more crowded 
households were more lethargic and drowsy, con
ditions associated with delayed development. In their 
examination of 12 month-old children of recent 
Haitian immigrants to the US, Widmayer and 
colleagues (1990) found similarly that residential 
crowding was linked to delays in psychomotor, but 
not cognitive, development. These associations may 
result from disruptions of children’s exploration, play, 
and engagement with both objects and people in their 
immediate environments (Heft, 1979; Liddell & 
Kruger, 1987, 1989).



One of the ways in which crowded family members 
appear to cope with crowding is to socially withdraw 
from one another, which can have the unintended 
consequence of diminishing socially supportive 
relationships (Evans, Saltzman, & Couperman, 
2001b) A number of studies, including some with 
random assignment, have shown that crowded 
children tend to be more socially withdrawn (Evans, 
2006). Parents in more crowded homes are also 
typically less responsive to their children (Evans, 
2006).

Given greater social withdrawal among children in 
high-density homes and lower levels of parental 
responsiveness in similar situations, some investi
gators have explored whether crowding might also be 
linked to psychological distress among children. As 
indicated above, there is already evidence of elevated 
rates of aggression, withdrawal, and behavioral 
conduct disorders such as juvenile delinquency. 
A small number of studies in North America and 
Europe have shown that children in more crowded 
hemes have higher levels of psychological distress 
(Evans, 2006). They are also more susceptible to 
learned helplessness (Evans, 2006; Evans & Stecker,
2004). This effect has been produced in a laboratory 
experiment on crowding and persistence on puzzles, 
and at least two field studies showed a dose-response 
function between residential density and learned 
helplessness (Evans, 2006).

In a study of 10- to 12-year-old Indian children, 
Evans et al. (1998) showed that residential density 
was inversely related to teacher ratings of behavioral 
adjustment at school, and elevated conflict and lower 
levels of social support within the family. SES was 
included as a statistical control. For girls but not boys, 
density was also related to learned helplessness. 
Family conflict partially mediated these relationships. 
The authors also found that resting blood pressure was 
elevated among more crowded boys, but not girls. 
This matches several studies indicating elevated 
indices of physiological stress among children living 
in more crowded homes or attending more crowded 
schools/childcare (Evans, 2006).
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France, Goux and Maurin (2005) showed that the 
probability of having to repeat a grade among 15- 
year-olds was strongly linked to overcrowding in the 
household.

Crowded home and school environments signifi
cantly impact the behavior and socioemotional 
functioning of both children and their parents 
(Evans, 2006; Wachs & Corapci, 2003). For example, 
Ani and Grantham-McGregor (1998) found that 
crowding independently predicted Nigerian elemen
tary school boys’ levels of aggressive behavior in 
school. Parental perceptions of residential crowding 
were inversely associated with positive social 
behavior among 3- to 35-month-ola Burundian 
refugee children living in the United States (McAteer, 
2012). Interestingly, in a study of feeding practices in 
Jamaican primary schools, Grantham-McGregor, 
Chang, Walker, and Powell (1998) found that the 
negative impacts of classroom crowding on children’s 
behavior were exacerbated by poor nutrition.

One of the effects of high-density living may be 
greater difficulty monitoring and regulating children’s 
behaviors. Less parental monitoring is a well- 
documented predictor of behavioral conduct dis
orders, including juvenile delinquency. Parents in 
both Singapore (Hassan, 1977) and Hong Kong 
(Mitchell, 1971) noted greater difficulties monitoring 
their children as a function of household crowding, 
and in the former case this appeared to contribute to 
greater juvenile delinquency rates.

Greater family conflict and tension have been 
reported among crowded Indian and Thai families 
(Evans et al., 1998; Fuller, Edwards, Vorakitphoka- 
tom, & Sermsri, 1993), and a number of studies in 
low-income countries have documented positive 
associations between household crowding and physi
cal punishment of children (Afifi, El-Lawindi, 
Ahmed, & Easily, 2003; Gage & Silvestre, 2010; 
Sumba & Bwibo, 1993; Vega-Lopez et al., 2008; 
Youssef, Attia, & Kamel, 1998). In a survey of 
parenting values conducted in 34 low- and middle- 
income countries around the globe, Cappa and Khan 
(2011) documented a relatively consistent link 
between household crowding and maternal endorse
ment of the need for physical punishment in child 
rearing.

In high-income countries both children and parents 
report more strained, negative familial interactions in 
high-density homes (Evans, 2006), as well as 
instances of elevated punitive parenting practices. 
Children in more crowded preschools and elementary 
schools also evidence moie aggressive behaviors 
towards their classmates (Evans, 2006). One of the 
factors believed to drive part of the crowding- 
aggression link is conflict over scarce resources such 
as toys (Evans, 2006).

CHAOS

Household chaos
Research on children’s environments focuses on the 
intensity of exposures, largely ignoring temporal 
issues such as duration and stochasticity. The paucity 
of research on duration of exposure is unfortunate, 
particularly in thinking about the maturation of 
developing processes over time. This section brings 
attention to another largely unexamined property of 
children’s environments—their degree of structure



and predictability. One of Urie Bronfenbrenner’s 
fundamental contributions to child development was 
the insight that proximal processes, the exchanges of 
energy between the developing child and the persons 
and objects in their immediate settings, need to occur 
on a regular, sustained basis in order to be effective 
(Bronfenbrenner & Morris, 1998). Bronfenbrenner 
also argued that proximal processes need to be 
reciprocal between the child and her surroundings and 
become progressively more complex as she matures. 
Settings that are unpredictable and unstructured may 
destabilize children’s development because they 
interfere with effective proximal processes (Bronfen
brenner & Evans, 2900; Bronfenbrenner & Morris, 
1998). This thinking has led to emerging interest in 
chaos and children’s development (Evans & Wachs, 
2010; Fiese, 2006), Most studies use parental or 
observer ratings of levels of structures and routines 
coupled with indications of noise, crowding, and 
various other interruptions of household activities to 
evaluate levels of chaos. Evans and Wachs (2010), in 
a recent volume on chaos and child development, 
provide an in-depth discussion of the measurement of 
chaos.

Chaos has been linked, primarily in cross
sectional studies in North America, to academic 
achievement and socioemotional development, 
including behavioral conduct difficulties and 
symptoms of internalization (e.g.% depression, 
anxiety) (Ackerman & Brown, 2010; Fiese & 
Winter, 2010). Chaos has also been linked to 
learned helplessness and deficits in self-regulation 
(Brody, Flor, & Gibson, 1999, Evans, Gonnella, 
Marcynyszyn, Gentile, & Salpekar, 2005) and to 
difficulties comprehending social cues (Dumas 
et al., 2005).

Although most of the work on chaos and child 
development has been conducted in Western contexts 
(Wachs & Corapci, 2003; Weisner, 2010), a recent 
study by Shamama-tus-Sabah, Giiani, and Wachs 
(2011) found tnat levels of chaos in the homes of 8- to 
11-year-old Pakistani children uniquely predicted 
internalizing and externalizing behavioral problems 
and lower levels of adaptive behavior, as rated by both 
mothers and teachers. No relations between chaos and 
cognitive development were found. Using the same 
data set, Shamama-tus-Sabah and Giiani (2010) also 
found that home chaos predicted children’s conduct 
problems. Clearly, further work in low-income 
countries is warranted, particularly as at least some 
components of chaotic environments (specifically the 
interruption of daily routines, and thus children’s 
pioximal piocesses) likely impact children growing 
up in the global South in similar ways to their 
American and European counterparts (Wachs & 
Corapci, 2003; Weisner, 2010).
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Residential mobility

Poverty, substandard housing, and slum dwellings 
without security of legal tenure often lead to excessive 
residential mobility. Reliable housing is critical for 
children’s security and stability, and is essential if 
families are to establish daily routines (Bartlett et al., 
1999). High levels of residential mobility in North 
America are associated with poorer psychological 
adjustment, less socially supportive peer relation
ships, and deficits in academic achievement (Adam, 
2004; Jelleyman & Spencer, 2008: Oishi, 2010). In 
addition, students and teachers in classes with high 
levels of mobility face considerable challenges 
because of the instability of their members Early 
childhood residential instability can also influence 
developmental trajectories. Adolescents with more 
frequent moves tend to have diminished social 
networks and hold comparatively less central 
positions therein (South & Ilaynie, 2004), and are 
vulnerable to earlier onset of sexual activity (South, 
Haynie, & Bose, 2005). Bures (2003), using a 
nationally representative sample of middle-aged 
American adults, found that more frequent moves 
during childhood were associated with poorer mental 
health and more strained social relationships in 
midlife, independent of race, income, and education.

In the global South, residential mobility is high, 
particularly for low-income families living in urban 
areas (Bartlett et al., 1999), who frequently face 
forced evictions (Chatteijee, 2007). Although little 
work in the global South has directly evaluated the 
impacts of high residential mobility on children’s 
cognitive and socioemotional functioning, it is likely 
that high mobility disrupts proximal processes 
(Bronfenbrenner & Evans, 2000). Further, children 
whose families are evicted from their homes in a 
violent manner may experience trauma. For example, 
Dizon anu Quijano (1997) have documented the 
impact of violent forced evictions in Manila on young 
children’s emotional functioning, noting that many 
children report recurring nightmares and/or become 
withdrawn.

HOUSING

An extensive body of international research, much of 
it employing adapted versions of the HOME scale 
(Bradley 8c Caldwell, 1980), has documented the 
impacts of the quality of the home environment on 
children’s cognitive and socioemotional development 
(Bradley & Corwyn, 2005; Evans, Wells, & Moch, 
2003, Utus, 2007). The HOME scaie and its variants, 
however, primarily consist of indices of parent-child 
interactions, with fewer items focused on the physical 
environment. Furthermore, most studies with the



addition, altnough children’s outcomes were not 
measured, Levi, Ekblad, Changhui, and Yueqin 
(1991) found that parents living in high-rise 
apartments in Beijing showed anxiety regarding the 
lack of easily monitored play spaces for children. In a 
study of families living in high- versus low-rise 
apartments in Israel, Churchman and Ginsberg (1984) 
similarly found that the outdoor play behavior of 4- to 
5-year-old children living in high-rises was more 
restricted than that of other children, although it 
should be noted that these effects were not found at 
other ages (within the range of 2-13 years).

In the global South, housing type is inextricably 
connected to housing quality. There is little research 
investigating the impacts of housing type alone. 
Further, the variations in housing type are somewhat 
different from those in the global North, with high 
nse dwellings being uncommon However, there is 
some evidence that a high percentage of families, 
particularly low-income families in urban areas, live 
in informal housing, and that such housing often lacks 
basic amenities such as access to clean water (Bartlett 
et al., 1999; Hall & Lobina, 2006). The implications 
of an unclean water supply have been discussed 
above In addition, informal housing is typically 
unstable, and children living in such areas frequently 
face eviction and therefore frequent residential, 
mobility (Bartlett et al., 1999), the implications of 
which have already been discussed. Children living in 
informal housing may be more vulnerable to injury, 
and are more likely to be exposed to toxins from 
industrial waste. And children who are homeless or 
who live in informal housing may be less likely to 
attend school, as they lack a formal address (Wegelin 
& Borgman, 1995). For example, a recent survey in 
Delhi found that only 54.5% of children in slums 
enrolled in school, as compared to 90% across the city 
as a whole (Aggarwal & Chugh, 2003). For those in 
school, homelessness has significant impacts on 
school performance and socioemotional wellbeing 
(Hicks-Coolick, Bumside-Eaton, & Peters, 2003, Neil 
& Fopp, 1992). There is also some evidence that 
children’s self-esteem is negatively impacted by 
residence in slum dwellings and other informal 
settlements (Kruger, 2002).

In addition to direct effects, housing type may 
interact with other physical characteristics of 
children’s early environments to influence human 
development. Delays in cognitive development 
associated with residential density among preschool 
children are attenuated if children have access to a 
room where they can spend time alone (Wachs & 
Gruen, 1982). Negative self- and teacher-ratings of 
Austrian primary school children’s psychological 
wellbeing in more crowded homes are exacerbated by 
residence in multifamily complexes in comparison to
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HOME do not look at the impacts of individual 
physical environment items on children’s develop
mental outcomes. Wachs and colleagues’ Purdue 
Home Stimulation Inventory (PHSI; Wachs, Francis, 
& McQuiston, 1979) provides more detailed infor
mation about the quality of the physical environment 
experienced by children, but it has not been employed 
as widely. In addition, although the HOME has been 
widely used in various cultural contexts, the scale as a 
whole, and the physical environment items in 
paiticular, may not adequately assess the full range 
of physical affordances offered by housing for 
children, particularly in the global South (Hayes, 
1997; Iltus, 2C07; Ngorosho, 2010). In this section, we 
focus on what is currently known regarding the effects 
of housing type, physical housing quality, and the 
availability of resources for children, such as books 
and toys in the home.

Housing type

Research on housing type in more affluent countries 
has focused primarily on the potential developmental 
implications of high-rise housing. There is a long 
history of popular discourse about the allegedly 
harmful effects of living on the upper floors of large 
buildings on children’s development. These concerns 
are rooted in the association of large, multistory 
housing blocks with crime in public housing in the 
US, and with well-documented associations between 
building scale and crime (Newman, 1972; Taylor & 
Harrell, 1996). However, although a few studies in 
high-inco.me countries have shown an association 
between children’s academic achievement and 
residence in high-rise compared to low-rise buildings, 
there are also several nonreplications of these 
relations (Evans, 2006; Evans et al., 2003). One 
study showed that the effects held only for boys, 
which could also explain the mixed set of findings 
since most studies have not investigated gender 
differences in response to high-rise housing (Saegert, 
1982).

Several studies in high-income countries have 
found that children and youth in high-rise buildings 
manifest greater levels of behavioral conduct 
disorders (e.g., delinquency, aggression) (Evans, 
2006; Evans et al,, 2003). In an investigation of 
relationships between high-rise dwelling and Japa
nese childien’s behavior, Oda, Taniguchi, Wen, and 
Higurashi (1989) found that infants living on lower 
floors received higher scores on independent beha
viors (such as greeting and potty training) than did 
those living on higher floors. However, these 
differences were not significant for kindergartners. 
These findings largely mirror those in Western 
contexts (Evans, 2006; Evans et al., 2003). In
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living in either single family or small-row family 
housing units (Evans, Lercher, & Roller, 2002).

the housing found in the global South. Note that, 
unlike the potential problem of unaccounted for 
confounds in cross-sectional research that might lead 
us to overestimate the impacts of housing quality on 
children’s development, the truncated range in 
housing quality leads to the opposite estimation bias.

A high percentage of children growing up in the 
global South live in substandard housing (Biadley & 
Putnick, 2012; Go vender, Barnes, & Pieper, 2011) 
constructed with inferior building materials, leaking 
pipes, and cracks or holes in the walls and ceilings 
(Chaudhuri, 2004). In 2002 it was estimated that more 
than half the housing units in Zimbabwe. 52.6%, were 
considered semipermanent dwellings (United Nations 
Statistics Division, 2012). In 2010, 30.6% of the 
housing units in Mexico did not possess basic 
amenities such as bathrooms, kitchens, and piped 
water within the household.

Substandard living conditions lead to higher levels 
of exposure to lead and other toxins, air pollutants, 
and pests (Govender et al., 2011). In addition, poor- 
quality housing, and particularly unsafe dwellings, 
place additional stress on low-income parents already 
facing multiple stressors (Evans & English, 2002). 
This may result in parental fatigue and thus reduce 
caregivers’ capacity tc be warm and responsive 
(Bartlett et al., 1999; Bradley & Putnick, 2012; Evans 
et al., 2003; Leventhal & Newman, 2010). Further
more, in unsafe home environments parents and other 
caregivers may constrain children’s play and other 
activities, so as to reduce the risk of injury (Bartlett 
et al., 1999; Bradley & Putnick, 2012; Evans et al, 
2003; Ferguson, 2008). Such constraints are not 
unfounded: Dal Santo, Goodman. Glik, and Jackson 
(2004) found that preschoolers’ estimated risk of 
unintentional injury is almost four times greater for a 
child living in a household needing repair. In rural 
sub-Saharan African contexts, limited space renders 
household items such as kerosene easily accessible for 
children, and open fires for heating and cooking pose 
a serious injury risk (Munro. Van Niekerk, & Seedat, 
2006). Play constraints in particular likely have 
important implications for children’s cognitive and 
socioemotional development, given the importance of 
play for healthy development (Bartlett, 1999; Milteer 
et al., 2012). *

Research on direct impacts of housing quality on 
children’s cognitive and socioemotional development 
in the global South is very limited. However, in one 
study Ferguson (2008) found that the quality of 
Malawian orphanages appears to be associated with 
infants’ cognitive functioning. Space and furnishings 
(e g., room arrangement, displays for children) 
predicted children’s cognitive outcomes. This effect 
may partially be explained by the fact that the 
provision of separate, soft, cozy areas for children

Housing quality

With ongoing urbanization, the number of families 
living in substandata housing in the global South is 
only likely to increase (Chawla, 2002; Meng & Hall, 
2006). In addition, there is some evidence that 
indigenous populations in Australia, for example, are 
disproportionately exposed to substandard housing 
(Dockery et al., 2010). Yet most research to date on 
housing quality and children’s development has been 
conducted in the US and Europe (Bradley & Putnick, 
2012; Evans. 2006; Leventhal & Newman, 2010). 
There is a desperate need for further work in this area.

A small number of studies in North Ametica and 
Europe have examined housing quality and cognitive 
development. A few, including a large national British 
cohort, reveal that, independent of SES, children 
living in substandard housing have lower academic 
competency (Evans, 2006; Evans et al., 2003). These 
effects are amplified by duration of exposure to 
substandard housing (Douglas, 1964), and one study 
showed that when families moved into better housing, 
elementary school performance improved (Wilner, 
Walkley, Pinkerton, & Tayoack, 1962). Dunifon, 
Duncan and Brooks-Gunn (2004), using a US national 
data set, also showed that residential clutter during 
chiidnood predicted adult educational attainment.

A number of cross-sectional studies m North 
America and Europe show that children living in 
substandard housing suffer from greater psychologi
cal distress (Evans, 2006; Evans et al., 2003). Nearly 
all of these studies incorporate statistical controls for 
SES, and the effects replicate in longitudinal studies 
examining changes in housing quality (cf Blackman 
& Harvey, 2001). Learned helplessness is also greater 
among children living in substandard housing, with 
statistical controls for SES (Evans et al., 2001b), and 
two studies reveal elevated physiological stress 
among low-income children inhabiting poorer quality 
housing. In a cross-sectional study, low income 
primary school children living in substandard housing 
coupled with noise and crowding had higher levels of 
overnight stress hormones (e.g., cortisol) (Evans & 
Marcynyszyn, 2004). In a second, longitudinal study, 
low-SF,S children residing in lower quality housing 
had elevated cortisol over their first four years of life 
(Blair et al., 2011). Differences were already present 
at 7 months of age.

An important conceptual limitation of North 
American and European research is the rather limited 
range of variation in housing quality. Because of 
building codes and general levels of affluence, “bad” 
housing in these contexts is a lot better than most of



A retrospective evaluation of developmental 
impacts of the availability of learning materials and 
material resources associated with modernity (writing 
tablets, books, electricity, piped water, a radio, a 
television, and a transportation vehicle) on children’s 
cognitive development at ages 3, 5, 7 and 9 years in 
Belize, Kenya, Nepal, and American Samoa was 
conducted by Gauvain and Munroe (2009). Access to 
these resources was positively correlated with 
children’s general cognitive functioning, perspective 
taking, and levels of exploratory play. Similarly, 
Hamadani et al. (2010) found that, after controlling 
for socioeconomic variables, the variety of play 
materials and the availability of magazines and 
newspapers in rural Bangladeshi homes indepen
dently predicted 18-month-olds’ cognitive develop
ment. And, in Ferguson’s (2008) investigation of 
relations between the quality of the physical 
environments of Malawian institutions and infants’ 
developmental functioning, access to learning 
materials independently predicted infants’ language 
and socioemotional development.
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may both offer comfort and help regulate social 
interaction. Such processes may help counter some of 
the negative effects of crowding and institutionaliza
tion on children. In addition, separate, enclosed areas 
with comfortable furnishings provide a more 
“homey,” and less institutional, setting for young 
children (Evans, 2006, Greenman, 1988; Olds, 2001; 
Sanoff, 1995).

Given the limited work directly linking housing 
quality to children’s developmental outcomes in the 
global South, further research in this area is 
desperately needed. One useful data source may be 
the Multiple Ind'cator Cluster Survey (MICS), an 
international household survey that has been 
implemented across a large number of countries in 
the global South.

Resources for children

Another aspect of the physical environment that may 
influence young children’s development is the 
availability of learning materials (Bradley & Corwyn, 
2005; Bradley & Putnick, 2012). However, the 
availability of such materials is seldom disentangled 
from parent-child interactions in the literature. 
Nevertheless, there is a strong relation between 
income and the provision of both stimulating 
materials and experiences for young children from 
birth through adolescence (e.g., Bradley, Burchinal, & 
Casey, 2001; Evans, 2004; McLoyd, 1998). Several 
studies have shown that cognitive enrichment in the 
home mediates much of the covariation between 
parental income and child cognitive development 
(Duncan, Brooks-Gunn, & Klebanov, 1994; Linver, 
Brooks-Gunn, & Koben, 2002; Smith, Brooks-Gunn, 
& Klebanov, 1997). Access to other material 
resources such as electricity, a radio, a television, a 
telephone, and transportation may also impact 
children’s cognitive development in particular 
(Bradley & Putnick, 2012).

There is much debate over what constitutes 
appropriate learning materials in the home, particu
larly cross-cult.urally (Bomstein et ah, 2012; Bradley 
& Putnick, 2012; Ferguson, 2008). Nevertheless, the 
UNICEF-developed MJCS, which has been adopted 
for use in evaluating factors contributing to the 
wellbeing of women and children by a large number 
of governments worldwide, includes items evaluating 
the number of books, the number of children’s books, 
and the availability of various types of homemade and 
store-bought toys and other play materials. There is 
some evidence that such materials are raiely available 
in the global South and in rural areas of newly 
industrial countries such as India, Thailand, and China 
(Bradley & Putnick, 2012). The availability of other 
material resources in the home is likewise limited.

SCHOOLS AND CHILDCARE

Unfortunately, continual innovation in the design of 
schools and classrooms throughout the world is 
typically not based on evidence, instead reflecting 
current trends in architecture and design (Lackney,
2005). Much of instructional facility innovation at 
present is driven by the infusion of information 
technology into learning environments. Although this 
practice has some potential benefits, we simply do not 
know how to train teachers and designers in the use 
and configuration of learning environments to take 
advantage of the affordances offered by information 
technology in schools. This explosion of learning 
technologies in the West inevitably will be trans
ported to the global South. Yet evidence to date from 
low-income countries indicates no clear impacts of 
exposure to computers and related technologies on 
children’s academic achievement (Glewwe, 
Hanushek, Humpage, & Ravina, 2011; Riddell, 
2008).

There is a significant body of research investigating 
the impacts of school quality on children’s school 
achievement (Evans, 2006; Glewwe et al., 2011; 
Irwin, Siddiqi, & Hertzman, 2007; Riddell, 2008). 
However, as is true for the work on home 
environments, little research has specifically investi
gated the impacts of the physical environment of 
schools on children’s developmental outcomes, 
particularly in the global South. Most research in 
the US and Europe on the physical characteristics of 
educational settings has focused on open versus



traditional plan configurations (Evans, 2006). 
Because this issue has tangential relevance at best to 
children throughout most of the world, we focus here 
instead or. school and classroom size; the quality of 
building infrastructure (structural quality, lighting, 
and indoor climate, and access to electricity, water, 
and sanitation); and access to basic resources 
(ciassroom furniture, blackboards, books, computers, 
laboratories, and libraries), as these have the clearest 
documented impact on children’s school achievement 
in the global South (Glewwe et al.. 2011; Riddell, 
2008).
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household size and density shows that the critical 
variable is density, not family size (Evans, 2006). 
Insufficient work exists to tease apart school/class size 
from crowding.

Physical quality

A surprisingly large number of school spaces for 
American children are in disrepair, In a 2000 survey 
of school principals in 32 countries in both the global 
North and South, nearly 30% of US principals noted 
that the quality of their school’s buildings and 
grounds impacted student learning, and almost 40% 
noted the same for available instructional space (von 
Ahlefeld, 2007). Estimates were much higher for the 
majority of other participating countries, including 
the United Kingdom, Norway, Turkey, Uruguay, and 
the Slovak Republic. In the global South, the majority 
of rural schools in particular have inadequate building 
facilities, including a lack of finished flooring 
(Glewwe et al., 2011; Riddell, 2008). In many 
countries, half to two thirds of schools lack electricity, 
water, and basic sanitation facilities (UNICEF, 2010). 
For example, the 2005 UNESCO EFA Global 
Monitoring Report found that just 39% of classrooms 
in Senegal had sanitation facilities, and even fewer 
(33%) had access to drinking water.

One important limitation in most work on 
educational settings and student achievement, how
ever, is over-reliance on school professionals’ ratings 
of building quality. Since teachers and administrators 
are well aware of children’s achievement profiles in 
their own schools and are themselves likely affected 
by building quality, the potential for spurious 
associations in this measurement approach is 
considerable. However, assessments of building 
quality conducted by independent raters (e.g., 
structural engineers) have also been consistently 
associated with standardized test scores (Evans,
2006). Further strengthening these conclusions are 
several studies comparing performance before and 
after building improvements (Evans, 2G06). In two 
recent studies utilizing the New York City school 
facilities building quality database, Duran-Narucki 
(2008) showed that the significant association 
between these expert rating measures of school 
building quality and academic achievement in 
elementary school children was largely mediated by 
attendance. Moreover, children in New York City 
primary schools with higher rates of student mobility 
suffer even worse achievement outcomes as a 
function of substandard school facilities (Evans, 
Yoo, & Sipple, 2010b).

Given that nearly all of the research on school 
facility quality and student performance emanates 
from wealthy countries where the range of school

School and classroom size

There is a large body of research on school and 
classroom size. Because nearly all of this work has 
been conducted within the US and Western Europe, 
we do not know what happens when much larger scale 
schools or bigger classrooms occur. Although there is 
some variation across regions, primary school pupil- 
teacher ratios (PTRs) in the global South are typically 
much higher than those in the global North. For 
example, compare PTRs of 81:1 (Central African 
Republic), 76:1 (Malawi), 61:1 (Chad) and 58:1 
(Rwanda) to 18 1 (UK), 14:1 (US) and 13:1 
(Germany) (World Bank, 2012). Notably, though, 
PTRs in East Asia and the Pacific (average: 17.9:1) 
and Latin America (22:1) are much lower than in 
South Asia (40:1) ana sub-Saharan Africa (42.5:1).

Students in smaller schools in the US and Western 
Europe perform slightly better on standardized tests 
and feel more connected to their school (Evans, 
2006). There is some evidence that the benefits of 
smaller senool size are greater for low-income 
children, and for children in lower grades (Woess- 
mann & West, 2006). Similarly, classroom size 
research yields a relatively consistent picture of small, 
adverse effects on children in both high- and low- 
income countries with increasing size (Blatchford, 
2003; Ehrenberg, Brewer, Gamoran, & Willms, 2001; 
Woessmann & West, 2006). For example, in an 
investigation of linkages between school physical 
quality and rural Kenyan first grade children’s 
cognitive functioning and behavior, Daley et al. 
(2005) found that the number of students per 
classroom predicted levels of off-task behavior and 
teachers’ ratings of general behavioral functioning. 
There is also some evidence that smaller classiooms 
support more student- as opposed to teacher-directed 
learning and, similar to school size, are associated 
with more socially supportive settings (Blatchford, 
2003; NICHD Early Child Care Research Network, 
2004).

It is worth noting that both school and classroom 
size are confounded with crowding. Work on
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quality is truncated, this is an area of particular 
importance to examine in the global South where the 
range of quality is considerably broader. And, in fact, 
improvements in the physical structure of schools in 
the global South do appear to positively impact 
students’ test scores (Glewwe et al ,2011) However, 
the research to date in this area is very tentative, and 
typically the schools being compared nave multiple 
factors that differ in quality, making it difficult to 
clearly identify individual influences on children’s 
outcomes.

In a recent meta-analysis of the research to date on 
the impact of school quality, including both physical 
and psychosocial factors, on children’s school 
achievement in low-income countries, Glewwe et al. 
(2011) found that there appears to be good evidence 
for the impact of access to electricity on children’s 
educational outcomes. And, in their investigation of 
the relations between school physical quality and rural 
Kenyan first-grade children’s cognitive functioning 
and behavior, Daley et al. (2005) found that the 
availability of natural light (in schools without 
electricity) predicted students’ test scores, In high- 
income countries, where lighting is typically suffi
cient, research has focused more on potential benefits 
of exposure to natural light. Although the work on 
natural light exposure and children’s health and 
performance is limited, some rigorous work 
suggesting the potential importance of natural light 
for young children has been conducted in Sweden 
(Kiiller & Lindsten, 1992). These investigators found 
evidence for the importance of sufficient natural light 
exposure for primary school children’s wellbeing 
during periods of the year when daylight hours are 
limited.

In North America, upper respiratory infections, 
asthma and allergies are the most common cause of 
primary school absenteeism and have been routinely 
linked to exposure to mold and other allergens as well 
as ambient pollutants inside both schools and 
children’s homes (United States Environmental 
Protection Agency, 2003). Poorly maintained heating 
and ventilation systems as well as low levels of 
indoor-outdoor air exchange exacerbate these 
adverse indoor climate impacts on children (Evans, 
2006). Although work in this area in the global South 
is limited, similar impacts of poor quality ventilation 
and heating would be expected.

Consistent with the bioecological perspective 
(Bronfenbrenner & Morris, 1998), in addition to 
focusing on the direct effects of school setting 
physical conditions on children themselves, it is 
impoitant to keep in mind that substandard working 
conditions influence labor satisfaction and retention, 
and the same holds true for teachers. Several 
studies have shown that poor-quality school

physical conditions adversely influence teacher 
satisfaction and retention (Buckley, Schneider, & 
Shang, 2004).

Resources

In the global South, there is some evidence that access 
to basic resources in school environments, such as a 
sufficient number of desks, tables and chairs; access to 
blackboards; access to textbooks and other books; and 
the availability of a school library all impact 
children’s school achievement (Glewwe et al., 2011; 
Riddell, 2008). However, frequently these physical 
environment factors are correlated with each other 
and with other physical and psychosocial factors such 
as class size, building quality and teacher training, and 
so it can be difficult to clearly identify key factors 
impacting child outcomes. In addition, the mechanism 
explaining learning outcomes is somewhat unclear; 
perhaps the availability of these resources partly 
signals a commitment on the part of the school 
administration and relevant local and national 
government agencies to quality education (Glewwe 
et al., 2011). Nevertheless, a number of carefully 
controlled studies across multiple contexts document 
the importance of having a desk, chair, and textbook 
per student. For example, in their investigation of the 
relations between school physical quality and rural 
Kenyan first-graue children’s cognitive functioning 
and behavior, Daley et al. (2005) found that the 
number of books per student independently predicted 
standardized test scores.

In preschool and childcare settings across the 
global South, there is a growing interest in improving 
the quality of both physical and psychosocial 
environments for children (Engle et al., 2007; Hyde 
& Kabiru, 2003; Itwin et al., 2007; Myers, 1992; Van 
der Gaag & Tan, 1998). And, indeed, the most 
commonly used assessment of the quality of childcare 
environments, the Early Childhood Environment 
Rating Scale (ECERS; Harms, Clifford, & Cryer, 
1998), includes two rating scales that assess children’s 
interactions with the physical environment: Space and 
Furnishings, and Activities (which includes both the 
availability of learning materials and their use). 
However, although a significant body of research in 
the United States indicates an association between 
childcare quality and children’s cognitive and socio
emotional outcomes (e.g., Sylva et al., 2006), there is 
little research that considers the impact of the physical 
environment directly.

There is almost no work documenting the impact of 
the quality of childcare environments on children’s 
developmental outcomes in the global South. 
However, as part of a preschool intervention program 
in rural Bangladesh, Moore, Akhter, and Aboud



(2008) implemented a senes of changes, including 
increasing the availability of learning materials for 
reading and mathematical problem-solving. They 
found that preschool scores on the Activities 
subsection of the ECERS-R increased, and that 
children’s cognitive outcomes and school readiness 
improved. However, it should be noted that the 
Activities subscale does not separate the availability 
of learning materials from their use. In addition, many 
researchers in the global South debate the applica
bility of the ECERS-R in evaluating childcare and 
preschool quality in non-Westem contexts (Aboud, 
2006; Moore et al.. 2008).
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UNESCO’s Growing Up in Cities (Chawla, 2002) 
provides some interesting insights into children’s 
experiences in neighborhood environments in Argen
tina (Cosco & Moore, 2002), India (Bannerjee & 
Driskell, 2002), and South Africa (Kruger, 2002). In 
all three contexts, children aged 10-15 years reporied 
a keen awareness of the physical quality of their 
neighborhood environments, noting specific aspects 
of these environments (e.g, high traffic, litter, poor 
sanitation, a lack of open green spaces) that limited 
play opportunities Similar data have been found 
among Australian primary school children (Homel & 
Bums, 1989). Perhaps most salient in children’s 
narratives across these and the other contexts studied 
(Australia, the United Kingdom, the United States, 
Norway, Poland, South Africa) was the importance of 
access to green play spaces. Other work in low- 
income countiies has similarly documented the 
importance of play spaces and access to natural 
settings for childien (e.g., Bartlett et ah, 1999). 
However, little work has specifically investigated the 
impacts of natural settings on the cognitive and 
socioemotional development of children in the global 
South.

NEIGHBORHOOD QUALITY

Sadly, most children growing up in the global South 
live in neighborhoods of poor physical quality 
(Bartlett, 1999; Chawla, 2002; Hardoy, Mitlin, & 
Satterthwaite, 2001). Physical characteristics of these 
environments include high levels of air and water 
pollutants; nonexistent or inadequate collection of 
household waste; poor drainage; poor sanitation; 
proximity to busy street traffic; and limited or absent 
access to childhood resources such as open green 
space, grocery stores, schools and hospitals, and play 
space (e.g., Bartlett, 1999; Bartlett et ah, 1999; 
Chawla, 2002; Hardoy et al., 2001; Kruger & Chawla, 
2002). Many of vhese neighborhoods are also unsale 
because of high traffic volumes and limited street 
lighting (e.g, Bartlett et al., 1999; Kruger, 2002; 
Kruger & Chawla, 2002). However, the research 
linking childien’s cognitive and socioemotional 
development to neighborhood physical conditions, 
beyond those already discussed (exposure to toxins, 
air and water pollution, sanitation, and high mobility) 
is very limited. The situation is similar in high-income 
countries. There is a large literature on neighborhood 
quality and human health and wellbeing (Diez Roux 
& Mair, 2010) and more specifically child develop
ment (Leventhal & Brooks-Gunn, 200C), but this 
work is bereft of considerations of the physical 
environment of neighborhoods. In nearly all of the 
extant research, neighborhood quality is defined by 
the socioeconomic profile of the population. Two 
areas of neighborhood physical environment that are 
receiving considerable attention because of the 
obesity epidemic are access to places for physical 
activity and proximity to healthy food sources. This 
work, although still in its early stages, indicates that 
both of these neighborhood characteristics are related 
to obesity in children and are much more likely to be 
wanting in low-SES neighborhoods (Diez Roux & 
Mair, 2010; Evans, Wells, & Schambetg, 2010a).

Neighborhood physical quality
Parents rated their 9- to 12-year-oid children in two 
Canadian cities as higher in psychological distress if 
the neighborhood was rated by trained observers as 
lower in physical quality (Gifford & Lacombe, 2006). 
Both longitudinal and cross-sectional studies (Diez 
Roux & Mair, 2010) show that neighborhood upkeep 
influences adults’ psychological distress. To illustrate 
the potential power of neighborhood physical quality 
on adult mental health, adjusting lor income, race, and 
neighborhood poverty, New York City adults living in 
poor-quality neighborhoods were more than 30% 
more likely to suffer from depression in the past six 
months compared to adults residing in better physical 
quality neighborhoods (Galea, Ahem, Rudenstine, 
Wallace, & Vlanov, 2006). Psychological distress in 
adults is a central risk factor for healthy parenting.

Close proximity to street traffic caused Zurich 
parents to restrict children’s outdoor play activities, 
which in turn was associated with diminished social 
and motor skills among preschoolers (Hiittenmoser, 
1995). High levels of street traffic have also oeen 
associated with less social interaction among 
neighbors in San Francisco neighborhoods (Apple- 
yard & Lintell, 1972).

Natural settings

As has been discussed above, most research on the 
impacts of access io the natural environment on
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CONCLUSIONS AND FUTURE DIRECTIONSchildren’s wellbeing has taken place in the US and 
Europe. Parallel to findings in North America and 
Western Europe (Evans, 2006), children across the 
global South prefer natural areas and engage in more 
complex levels of play in such settings (Bannerjee & 
Driskell, 2002; Bartlett, 1999; Bartlett et al, 1999; 
Chawla, 2002; Cosco & Moore, 2002; Kruger, 2002, 
Kruger & Chawla, 2002). Given the potential for 
access to natural play spaces to mitigate some of the 
impacts of poor-quality physical environments on 
low-income children’s cognitive and socioemotional 
development, further work in this area is warranted. 
A few North American studies suggest that 
children’s executive functioning may be enhanced 
by access to nearby natural outdoor play spaces 
(Evans, 2006), and a meta-analysis revealed that the 
greening of school yards across multiple sites in 
North America and Western Europe has been 
associated with improved academic performance 
and better psychological wellbeing among pupils 
(Bell & Dymeni, 2008).

Evaluations of outdoor nature experiences such 
as Outward Bound in high-income countries reveal 
consistent, positive associations with psychological 
wellbeing (Hattie, Marsh, Neill, & Richards, 1997) 
Part of the apparent psychological benefits of 
access to outdoor play areas is likely related to 
enhanced physical activity, which has been 
consistently linked in both children and adults to 
proximate, outdoor recreational spaces (Evans 
et al., 2010a). In a recent WHO study of 
approximately 1200 6- to 18-year-olds residing in 
eight European cities, the well-documented inverse 
relation between household income and childhood 
obesity was explained, in part, by proximity to 
open green space. Children from wealthier house
holds had greater access to open green spaces, 
which in turn was linked lo higher levels of 
physical activity. The latter largely accounted for 
the inverse household income BMI correlation 
(Evans, Jones-R.ounds, Belojevic, & Vermeylen, 
2012).

Adults living in Los Angeles neighborhoods with 
more parks, independent of SES characteristics, 
perceived greater collective efficacy, an index 
reflecting greater social cohesion and social control 
(Cohen, Inagami, & Finch, 2008). There are also 
several studies showing that adults’ physiological 
stress responses to aversive stimuli are attenuated by 
natural surroundings (Evans, 2003). Thus some of the 
benefits of nearby nature for children may also 
operate via their parents. One study also revealed that 
children’s psychological reactions to stressful life 
events were attenuated by proximity to outdoor nature 
(Wells & Evans, 2003).

As can be seen on reviewing the current state of the 
evidence on the physical environment and child 
development, very little work has documented the 
impacts of environmental conditions on the develop
ment of children growing up in the global South and 
other low-income countries. This is unfortunate for 
many reasons. Foremost, the majority of the world’s 
children grow up outside of the affluent countries 
where most of the work has transpired. In fact, 
Bomstein and colleagues (2012) argue that less than 
10% of developmental science research has studied 
communities that account for 90% of the world’s 
population.

What we do know suggests that the physical 
environment experienced by children impacts their 
cognitive and socioemotional development across the 
lifespan, from the prenatal period through adulthood. 
The development of interventions to improve the 
physical environments experienced by children across 
the globe ;s thus warranted. Interventions would also 
offer tremendous research opportunities to examine 
how environmental improvements can change devel
opmental trajectories. This would help address 
perhaps the major methodological weakness in most 
work on children and the physical environment: 
potential selection bias. Comparisons between chil
dren living in different environmental conditions 
nearly always face the alternative explanation that 
some individual characteristic rather than environ
mental conditions might be the root cause of 
developmental changes. Another critical reason for 
studying children in the global South and elsewhere 
outside of high-income countries is the severely 
restricted range of environmental conditions typically 
monitored in research on child settings in North 
America and Western Europe. Essentially every 
single environmental factor reviewed herein exists 
in a substantially greater range in low-income 
countries. Thus not only is 90% of the research on 
children and the environment from samples of less 
than 10% of children, but the same goes for the 
environmental side of the equation. We know a 
reasonable amount about how variability within the 
top 10% or 20% of conditions matters. We know 
almost nothing about how variability from the top to 
the bottom 10% of environmental conditions affects 
children.

With these caveats in mind, the evidence to date 
documents adverse impacts of individual environ
mental risk factors, particularly environmental toxins 
and pollutants, on children’s cognitive development. 
However, the impacts on socioemotional functioning 
are less certain In addition, the documented evidence 
for impacts of noise, crowding, and chaos on the



cognitive and socioemotional development of chil
dren growing up in the global South is tentative at 
best. And, across the gloDe, the impacts of individual 
aspects of the physical environment of housing, 
schools and neighborhoods are unclear, primarily 
because multiple factors tend to be correlated. This is 
especially true for low-income famibes, underfunded 
schools and poor neighborhoods in troth the global 
North and South, where poverty is frequently 
associated with multiple environmental risks (Evans, 
2004; Ferguson et al., 2009). It is also important to 
recognize that when cumulative environmental insults 
have been studied, they typically reveal worse 
outcomes than singular environmental risks (De Fur 
et al, 2007; Evans, Li, & Whipple, in press). 
Furthermore, for low-income children, the confluence 
of deteriorating physical conditions along with 
inadequate psychosocial conditions is a primary, 
underlying pathway that helps account for the ill 
effects of poverty on child development (Evans & 
Kim, 2013).

In order to better understand the effects of multiple 
environmental risk factors on children’s cognitive and 
socioemotional development, a holistic, multidisci
plinary, and multilevel approach that encompasses the 
complex interactions between biological, physical, 
and psychosocial factors impacting children’s devel
opmental outcomes is needed. Such an understanding 
will allow us to more effectively intervene in 
children’s actual lived environments. In other work 
(Ferguson & Lee, 2013), we have proposed a 
bioecocultural framework that integrates key com
ponents of Bronfenbrenner’s bioecological mode; 
(Bronfenbrenner & Evans, 2000; Bronfenbrenner & 
Morris, 1998) with Nsamenang and colleagues’ 
ecocultural approach (e.g,, Nsamenang, 1992; Nsa
menang & Dawes, 1998), and Li’s (2003) cross-level 
dynamic biocultural coconstructivist paradigm (see 
also Boivin & Giordani, 2009). We thus focus here on 
outlining key steps involved in utilizing this frame 
work to better understand and address the impacts of 
the physical environment on the cognitive and 
socioemotional development of children living in 
multiple contexts.
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same time considering when the methodologies 
employed in related work are appropriate for filling 
in the gaps in the research literature, and when they 
are not. Wnen they are not, it is important to identify 
what is currently known in a particular context, for 
example identifying relevant country-level statistics 
and databases. In addition, new tools for assessing 
children’s development in varying cultural contexts 
might be needed (Ferguson & Lee, 2013; Nsamenang, 
1992). Second, key factors—what public health 
researchers call “leverage points”—influencing chil
dren’s developmental outcomes should be identified 
(see Ferguson et al., 2009). Where possible, those 
leverage points most susceptible to change should be 
noted. Third, all of this information can be 
incorporated into an overarching bioecocultural 
framework, as outlined above, that identifies all 
known and hypothesized factors influencing a 
particular developmental outcome (e.g., literacy), 
key leverage points, known interacting influences 
between factors and, when possible, the mechanisms 
behind the relations between each factor and 
children’s development. Once this is done, inter
disciplinary, international research teams should 
develop and implement a collaborative research 
program to test the model, with a specific focus on 
filling in the gaps in the research literature in 
understudied contexts, namely the global South. In 
doing this work, the intimate involvement of 
individuals, communities, local and national govern
mental agencies, and researchers living in each 
context studied is essential (Dawes & Donald, 2000, 
Weisner, 2010). In fact, ideally relevant individuals 
and communities should be involved in every stage 
outlined above. This will ensure that similarities and 
differences between contexts are adequately con
sidered. Finally, in collaboration with all of these 
important constituents, key leverage points can be 
confirmed and leveraged in implementing a holistic 
program of reform that will effectively address 
current environmental inequalities, so as to ensure 
healthy developmental outcomes for all children.

Phase 1: Identifying influencing factors

Conceptually, given their direct impact on children’s 
biological systems, it is likely that environmental 
toxins and pollutants (specifically lead, mercury, 
PCBs, various pesticides, N02, PAHs, environmental 
tobacco smoke, arsenic, manganese, and tetracblor- 
oethane) impact the cognitive and socioemotional 
development of children living in different contexts 
similarly. The limited evidence to date indicates that 
this is the case. Further work on factors impacting 
socioemotional development is warranted, however, 
especially in the global South. Similarly, despite

Developing and implementing a 
bioecocultural framework
The first step in developing and implementing a 
bioecocultural framework is to identify what is known 
and what is not yet known about the impacts of 
individual and intersecting environmental factors on 
children’s development. The present review, in 
conjunction with Evans’ (2006) earlier review that 
focused on Western contexts, does just that We 
summarize the evidence to date below, while at the



to provide a good test for the effectiveness of these 
methodologies in each context (Ferguson. 2008; 
Ferguson & Lee, 2013; Nsamenang, 1992). The 
questionnaires developed for the MICS, an inter
national household survey, may be a useful beginning. 
The involvement of key stakeholders living within 
each context studied will also be essential in this 
process. UNESCO’s Growing up in Cities project 
(Chawla, 2002) provides a nice illustration of a 
participatory process in which research questions and 
assessment tools were developed jointly by research
ers and community stakeholders.
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differences in adults’ perceptions of crowding and 
chaos, the evidence we have reviewed here suggests 
that factors contributing to chaos, including noise and 
crowding, likely impact children and adults across the 
globe in similar ways. However, given the limited 
work in this area, particularly in considering socio- 
emotional development, these predictions need to be 
tested more thoroughly in low-income countries.

In terms of home and school environments, 
adequate building quality seems essential, but 
determining what this should entail in diffcnng 
contexts is challenging. Home, classroom and school 
designs that reduce chaos may be particularly 
important. In addition, adequate lighting and comfor
table climatic conditions (temperature, indoor air 
quality) are important for effective learning in school 
environments. Finally, the availability of key material 
and learning resources in both home and school 
environments appears to be particularly important for 
cognitive development, but the specific resources 
needed in differing contexts is unclear. Further work 
in this area is needed, Likewise, although it is clear 
that children growing up in low-income neighbor
hoods in both the global North and South encounter 
numerous disadvantages that impact their cognitive 
and socioemotional development, little is currently 
known regarding the specific components of the 
physical environment of neighborhoods impacting 
these developmental outcomes. Neighborhood physi
cal quality is the most understudied aspect of the 
environmental characteristics discussed herein.

An important caveat at this point is that most of the 
work discussed in this review, with a few notable 
exceptions (discussed throughout), employs environ
mental and outcome measures developed in the West. 
Yet the specific components of the physical 
environment impacting child development in the 
global South may differ from those in the global 
North, as we have noted throughout. In addition, 
different cultural contexts, values, and beliefs in the 
global South may mean that although, for example, 
there are documented impacts of lead on Egyptian 
children’s IQ scores, this aspect of children’s 
development may be less important than socio
emotional competency in this context. Thus a 
consideration of what engenders competence within 
particular cultural contexts is essential (Ferguson & 
Lee, 2013; Weisner, 2010).

The development of culturally appropriate assess
ments of both environmental quality and children’s 
developmental outcomes in the global South is sorely 
needed. This could, and should, go hand in hand with 
an evaluation of the effectiveness of a larger 
bioecocultural model in capturing the multiple 
environmental factors impacting children’s specific 
developmental outcomes in particular contexts, so as

Phase 2: Identifying leverage points and 
mechanisms

Bronfenbrenner noted that proximal processes, the 
exchanges of energy between the developing child 
and the persons and objects in her immediate settings, 
are the “engines of development” (Bronfenbrenner & 
Morris, 1998; Bronfenbrenner & Evans, 2000). In 
order for these processes to be effective, they need to 
occur on a regular, sustained basis and become 
increasingly complex as the child matures. Given this, 
a starting point for identifying key leverage points is 
the identification of environmental factors that clearly 
interrupt proximal processes for children. Factors that 
contribute to chaos, including noise, crowding, and 
residential mobility (partially instantiated by informal 
housing facilities), are likely candidates here, as they 
are likely to interfere with effective proximal 
processes (Bronfenbrenner & Evans, 2000; Evans & 
Wachs, 2010). As we have discussed above, housing 
and school design may also contribute to chaos, 
particularly when a large number of people live or 
study in a small number of open-plan rooms. In 
addition, schools and neighborhoods characterized by 
high residential instability may contribute to chaos at 
the macro level.

We have noted above that one of the unintended 
consequences of various coping strategies for dealing 
with crowding, noise, and chaos may be deteriorations 
in socially supportive relationships and less respon
sive parenting. The design of spaces, not simply the 
presence of stressors like chaos, can also influence 
inteipersonal relationships, thus affording or inhibit
ing ease of interpersonal interactions. For example, 
are typical travel routes likely to lead to unplanned, 
impromptu interactions? Are there spaces that people 
rnel comfortable spending time in such as cafes and 
common facilities (e.g., a communal laundry area, 
community play spaces)?

In addition to proximal processes such as parent- 
child interactions (e.g., responsiveness, monitoring), 
several other candidate mechanisms are worthy of 
further examination in both the global North and



South. One of the common qualities of many of the 
suboptimal physical settings children encounter is 
their uncontrollability. We need more examination of 
mastery, self-efficacy and other control-related 
processes in relation to the environment and 
children’s development Some of the ways in which 
physical settings can influence mastery are: 
uncontrollable stressors such as noise and crowding; 
highly unpredictable and variable conditions such as 
chaos; the degree of inflexibility and regimentation of 
settings such as school; the scale and manipulability 
of settings for children; and design and planning 
features that afford crime, such as undifferentiated 
spaces lacking in ownership and defensibility.

Considerable work shows that time spent in nature 
and other restorative spaces can help counteract 
cognitive fatigue and stress engendered by the fast
paced, multitasking demands of modem life, increas
ingly common throughout the world, regardless of 
economic development (Kaplan & Kaplan, 1989) 
Fascination or the experience of involuntary attention 
(e.g., curiosity) is not the sole purview of natural 
elements but can include human-made objects and 
spaces that attract and hold attention effortlessly (e.g., 
people-watching in a plaza, gazing at a fountain, 
meandering through a museum or good bookstore, or 
enjoying street entertainment).

Stressors such as crowding, noise, traffic, and chaos 
can directly strain physical and psychological 
systems, but they also have the ability to alter 
regulatory processes such as coping and executive 
functioning (Evans & Kim, 2013). Thus another area 
worthy of further scrutiny in considering children’s 
environments is the role of coping and self-regulatory 
processes. When children and their parents encounter 
various suboptimal environments, they often adapt 
strategies, be they behavioral, cognitive, or both, to 
right the balance between environmental demands 
and human comfort and wellbeing. These adjustments 
and adaptations to the environment, in and of 
themselves, can lead to developmental changes. For 
example, parents who cope with loo much unwanted 
social interaction by withdrawing from their children 
are likely to be less responsive.

The impact of the environment on adult caregivers 
is a particularly important underlying process to 
consider. Parents in crowded homes are typically less 
responsive and less patient (Evans et al., 2001b). 
Teachers in noisy schools report more fatigue and 
frustration, and observations of noisy schools show 
substantial ieductions in teaching time (Evans & 
Hvgge, 2007). The stress and anxiety engendered by 
knowledge of toxic exposures or parental struggles 
with substandard housing are Dound to translate into 
less than ideal parent-child interactions. Interest
ingly, such parent-child interactions may in fact
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modify children's gene expression without altering 
the nucleotide sequence, as recent work in epigenetics 
has demonstrated (Meaney, 2010).

Phase 3: Identifying and addressing key 
inequalities and opportunities
As we have discussed above, the final step involves 
interdisciplinary, international research teams both 
filling in the gaps in the research literature in 
understudied contexts and implementing interven
tions to improve children’s developmental function
ing One key leverage point for both cognitive and 
socioemotional development that might be further 
studied and then addressed is chaos. Implementing 
interventions within children’s home, school and 
neighborhood environments that reduce chaos and/or 
moderate its impacts on children may be a particularly 
effective way to improve children’s developmental 
outcomes. Interventions could include building sound 
barriers to block out aircraft and traffic noise, 
relocating homes and schools further from busy 
highways and aiiports, and redesigning open-plan 
homes and classrooms to include quiet, secluded 
spaces for children.

One of the ways in which chaos has a particularly 
insidious effect is in its interruption of play, a key 
proximal process for young children’s cognitive and 
socioemotional development (Bartlett, 1999; Milteer 
et al.. 2012). Unsafe housing, school and neighbor
hood settings also disrupt play, as was coherently 
argued by the children living in such diverse contexts 
as Argentina, India, South Africa, Australia, the 
United Kingdom, the United States, Norway, and 
Poland involved in UNESCO’s Growing Up in Cities 
project (Chawla, 2002). Low-income urban children 
may be at particular risk for interruption of play 
processes (Chawla, 2002; Milteer et al., 2012), and 
these same children frequently encounter multiple 
environmental risk factors in their home, school, and 
neighborhood environments (Bartlett et al., 1999, 
Evans, 2004). Thus building safe, green play spaces 
for low-income and other children across the global 
North and South will likely have a particularly 
positive impact on their cognitive and socioemotional 
development. In addition, the implementation of 
Community Adventure Play Experiences (Child 
Development Institute, 2012)—-that is, temporary 
play spaces within children’s own communities that 
engage them in interactive play with recycled 
materials—may be a particularly low-cost and 
sustainable approach to increasing opportunities for 
child play in low-resourcc settings. In low-income 
and highly mobile communities, these may provide a 
good alternative to constructing new playgrounds, and 
have the added advantage that they can take place
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both indoors and outdoors. Such spaces may also 
provide common ground for community members to 
have greater social interaction, forming networks of 
relationships.

The physical environments experienced by children 
have important impacts on their cognitive and 
socioemotional development. Yet the work to date 
documenting these impacts in the global South is 
limited. We thus call for the development of a holistic, 
multidisciplinary, and multilevel approach, based on 
Bronfenbrenner’s bioecological model, to the inves
tigation of the impacts of the physical environment on 
child and adolescent development. Such work should 
be led by an interdisciplinary, international team of 
researchers in collaboration with local and national 
government agencies and community members, 
including the children themselves. This approach 
will allow us 10 more effectively intervene in the 
actual lived environments of both high- and low- 
income children across the globe.
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Commentary
Gentrification and the Rent Gap

In less than a decade scholarly analyses of gen
trification, once curious, are now commonplace 
as many working-class neighborhoods in cities 
throughout the advanced capitalist world have been 
transformed into middle-class reserves. Two dis
tinct approaches have tended to dominate the lit
erature on gentrification: first, there has been a 
highly empirical approach, at times verging on the 
empiricist, that emphasizes the collection of de
scriptive information about specific cases of gen
trification and occasionally the comparison of results 
from different studies; second, and partly in re
sponse to the empirical approach, there has been 
a more theoretical approach concerned with ex
plaining underlying causes of gentrification rather 
than describing its instances. A number of re
searchers have stressed the need to bridge the gap 
between empirical and theoretical approaches 
(Hamnett 1984; Rose 1984; Williams 1984; Smith 
and Williams 1986), and so we should applaud 
Ley’s (1986) recent attempt to confront a series 
of theoretical propositions—both his own and those 
of others—with empirical evidence from the Ca
nadian censuses of 1971 and 1981.

Ley hypothesizes four types of explanation for 
gentrification: demographic change, housing mar
ket dynamics, urban amenities, and changes in the 
economic base. He subjects each of these hy
potheses to simple correlation procedures and 
principal components analysis that concludes that 
the “economic hypothesis” has “the strongest re
lationship with gentrification” (p. 529). He finds 
empirical evidence for rejecting widely assumed 
demographic explanations (such as the maturation 
of the baby boom and decreased household size), 
and he also rejects housing market dynamics 
(somehow separated from economic questions) as 
particularly relevant for explaining gentrification. 
He affirms the importance of urban amenities and 
extrapolates from these overall results a restate
ment of the familiar “postindustrial city” thesis.

On examination, however, Ley’s statistical ex

ercise does more to question his hypotheses than 
to confirm them. Concerning the larger conclu
sion, severe limitations to the doctrine of postin
dustrial cities have already been demonstrated 
(Walker and Greenberg 1982) although they are 
unacknowledged here by Ley (but see Ley 1982). 
The point of this reply however is not to rehearse 
this larger debate but rather to question a specific 
section of Ley’s analysis. I want to focus on the 
question of the rent gap, Ley’s understanding of 
it, and its role in gentrification. In Ley’s schema, 
the rent gap is a component of the second hypoth
esis, namely housing market dynamics; more pre
cisely, the rent gap is defined as the gap between 
the actual capitalized ground rent (land value) of 
a plot of land given its present use and the poten
tial ground rent that might be gleaned under a 
“higher and better” use. The latter might be 
brought about through the rehabilitation of exist
ing structures on the land, complete redevelop
ment, or other transformations of existing uses and 
structures. Gentrification, briefly defined as the 
transformation of inner-city working-class and other 
neighborhoods to middle-and upper-middle-class 
residential, recreational, and other uses, is clearly 
one means by which the rent gap can be closed, 
wholly or partially.

Ley is adamant in dismissing the concept of a 
rent gap: “Evidence is entirely lacking in Cana
dian cities for the rent gap thesis” (p. 531). In 
fact, the problem lies first and foremost not with 
the rent gap thesis nor with Canadian cities but 
with Ley’s comprehension and operationalization 
of the concepts of gentrification and rent gap. We 
shall examine each of these in turn.

First, Ley conceives gentrification as simply a 
“change in household social status” quite “in
dependent of the housing stock involved” (p. 526). 
Thus he resorts to a simple index combining 
changes in occupation and education in inner-city 
census tracts as the sole indicator of gentrification. 
This measure is so coarse that it would actually

Annals of the Association of American Geographers, 77(3), 1987, pp. 462-478 
© Copyright 1987 by Association of American Geographers

462

This content downloaded from 198.188.4.57 on Wed, 27 Dec 2017 22:14:19 UTC
All use subject to http://about.jstor.org/terms

http://about.jstor.org/terms


I,

463Commentary

bmation of income and rent indicators is a much 
more satisfactory one in fact. Census tracts with 
significant increases in both measures are clearly 
targets of gentrification (Schaffer and Smith 19S6). 
Use of both measures enables us to screen out 
speculation since the economic rise in the housing 
market is paralleled by exceptional social changes 
indicated by higher-tban-average income in 
creases. Similarly, with parallel changes in the 
housing market, significant income increases are 
unlikely to result simply from the in situ enrich
ment of the existing population.

The second major problem lies in Ley’s con
ceptualization of the rent gap. The problem here 
is similar but more drastic. In its original formu
lation, to which Ley refers, the rent gap was de
fined as ‘'the disparity between the potential ground 
rent level and the actual ground rent capitalized 
under the present land use” (Smith 1979, 545). If 
we leave aside the crucial distinction between value 
and price, two aspects of this definition are par
ticularly important. First, it refers to the value of 
land separate from any structures or improvements 
built on it. The value of land is appropriated in 
economic transactions as ground rent; hence the 
notion of the ‘‘rent” gap. House value is concep
tually separate from land value, even if the actual 
selling price of a structure usually incorporates the 
value of the building and the land in a single dollar 
figure. The second important feature of the defi
nition is that the rent gap refers to an economic 
gap Detween actual and potential land values in a 
given location; it is also a historical gap in that it 
results from a complex pattern of investment and 
disinvestment in the built environment and can be 
closed through gentrification (among other 
processes).

Ley’s conceptual definition of the rent gap is se
verely distorted from the start. He redefines it as a 
feature of ‘‘housing market dynamics” with no di
rect reference to the land market, and he divorces 
it from the broader economic processes (investment 
and disinvestment in specific places and sectors of 
the built environment) in which the rent gap is 
embedded and out of which it develops As a result, 
the indicator Ley actually attempts to correlate with 
his gentrification index has at best an accidental con
ceptual and empirical resemblance to the rent gap 
Thus he defines two ratios, purportedly a price gap 
and a rent gap respectively: (1) the ratio of inner- 
city to metropolitan-wice house values in 1971, and 
(2) the ratio of inner-city to metropolitan-wide rental 
costs in 19/1. The clumsiness of this translation 
from concept to operational variable is astonishing:

identify many areas of suburban expansion as in
stances of gentrification par excellence, were its 
application not geographically restricted to the in
ner city. In fact census tracts experiencing in
creases in education and employment status may 
do so for a host of reasons quite unconnected with 
gentrification, and conversely tracts that are ex
periencing rapid gentrification may not register 
exceptional increases in these indicators, To give 
just one concrete example, in recent research on 
Harlem and the Lower East Side, educational and 
occupational measures were discarded as indica
tors of gentrification because there seemed to be 
an erratic correlation with rehabilitation, redevel
opment, and the immigration of “higher-status 
groups (Schaffer and Smith 1986).

The crucial point about gentrification is that it 
involves not only a social change but also, at the 
neighborhood scale, a physical change in the 
housing stock and an economic change in the land 
and housing markets. It is this combination of so
cial, physical, and economic change that distin
guishes gentrification as an identifiable process or 
set of processes. Upper-middle-class immigrants 
to a run down neighborhood do not move into 
slums; they fix them up oi they move into build
ings already fixed up or newly built, and this inev
itably involves substantial capital investment in 
gentrifying neighborhoods along with social change.

The most obvious result of the conceptual re- 
ductionism in Ley’s analysis is that it encourages 
a self fulfilling hypothesis. With economic and 
physical changes in the housing stock defined away, 
the poor correlation of these variables with gen
trification is hardly surprising. Ley may only be 
interested in the social aspects of gentrification, 
but unless the full extent and breadth of the process 
is conceded at least in the beginning, it is difficult 
to retain confidence in the meaningfulness of the 
results.

By definition, indicators are always only ap
proximations to the meaning of a concept, but in 
the case of gentrification we can get more accurate 
approximations. Ley is correct that there are the
oretical problems attendant or using income, es
pecially if income is seen as a surrogate for class, 
but these are hardly less severe than occupation 
and education level. In their comprehensive re
view of the gentrification literature, LeGates and 
Hartman (1981) have consistently found marked 
income differentials between gentrifiers and the 
displaced. To capture changes in the housing mar
ket, some measure of house prices and/or rental 
levels is also important (Marcuse 1986). The com-
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require an equally historical approach and a com
parable sensitivity to the constitution of place. Not 
all neighborhoods experiencing the rent gap may 
experience gentrification or redevelopment; some 
economic opportunities remain unexploited and 
specific local conditions may discourage the 
process. Areas with the deepest rent gap may not 
be the first to experience the process; despite the 
perception of large rent gaps in some black neigh
borhoods, for example, the process has often been 
relatively slow because of a mixture of fear and 
racism among both individual whites and the in
stitutions of the land and housing markets.

In testing the rent gap theory, data will be more 
readily available in some localities and nations than 
in others. And it is by no means clear in advance 
how the theory will fare. But only after this work 
will we be able to test whether there is or has been 
evidence of the rent gap in Canada. Ley’s con
ceptualization of the rent gap is too clumsy for the 
question of differential national experiences even 
to be asked, In fact, it would not be surprising if 
the rent gap were less extreme in many Canadian 
cities than in the U.S. where the state is less in
volved in the land and housing markets and where 
racial and ethnic differences would seem to be 
more deeply rooted and more pervasive as markers 
of social territory. Without the data this is spec
ulative, but Australia may represent the other ex
treme. There it has been suggested that though it 
certainly existed, the rent gap was never too deep 
and may now largely have been filled in through 
gentrification and the related restructuring of the 
cities (Horvarth and Engels 1985).

Whatever the shortcomings of the analysis, Ley 
is surely correct about one thing: there is “no sin
gle dominant explanation” of gentrification in 
Canada or elsewhere (p. 527). If the early litera
ture tended narrowly to emphasize either con
sumption-side or production-side explanations (such 
as the rent gap), it should now be evident that the 
relationship between consumption and production 
is crucial to explaining gentrification. The restruc
turing of the city, of which gentrification is only 
a part, involves a social and economic, spatial and 
political transformation. Our understanding of these 
changes will be served best by trying to forge the 
links between the different aspects of change. The 
multifaceted changes in women’s roles in society 
and the growing recognition of the role of women 
in gentrification may provide a fulcrum over which 
these contrasting aspects of change can be bal
anced (Rose 1984; Stimpson et al. 1981).

nothing remains of the concept. First, these ratios 
refer not to land values at all, but to house/apartment 
rents and sale prices. Second, instead of a gap be
tween actual and potential ground rent, these ratios 
measure the gap between inner-city and metropoli
tan housing costs, a geographical gap of some in
terest, to be sure, but no proxy for the rent gap at 
given locations. The metropolitan gradient is em
phatically not the rent gap. In short, this indicator 
does not refer to rent, nor does it even postulate an 
economic gap in the central city. Both ingrediants 
are missing in a two-ingredient recipe. Ley is un
troubled by the emptiness of his bowl, however, 
merely assuring us that the postulated ratios do rep
resent “one valid measure of the rent gap” (p. 533) 
and that the “definition of the rent gap adopted does 
seem consistent” with the original formulation (p. 
527).

The whole point of the rent gap theory is not 
that gentrification occurs in some deterministic 
fashion where housing costs are lowest, as Ley is 
proposing, but that it is most likely to occur in 
areas experiencing a sufficiently large gap be
tween actual and potential land values. This is a 
fundamental distinction. Areas such as the central
and inner city where the rent gap may be greatest 
may also experience very high land values and 
housing costs despite disinvestment from the built 
environment and the consequent rent gap. Thus 
instead of testing whether a rent gap was a con 
dition for gentrification, Ley has tested the hy
pothesis that a relative increase in educational and 
occupational status is geographically correlated with 
inner cities where housing costs are higher than 
average. He is strangely surprised to find that in 
fact higher-status residents are clustering in areas 
with relatively higner housing costs.

Attempts to operationalize the rent gap theory 
have to be taken seriously. They will require ex
tensive and complex data collection and manipu
lation rather than simple statistical exercises and 
the rigorous conceptual distinction between land 
values and house values. This is the central prob
lem and a forboding one, namely to acquire or 
create a historical series of data that traces changes 
in the value of land parcels separate from the 
structures on them. Assessed values for tax pur
poses are much too rough and arbitrary to be use
ful. Thus it is no accident that part of the original 
formulation of the rent gap thesis derived from the 
empirical work of the late Homer Hoyt (1933), 
who compiled a remarkable data set on land values 
in Chicago. Testing the rent gap thesis today will
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Reply: The Rent Gap Revisited

the commentary for discarding education and oc
cupation and favoring income and rent. This is an 
arbitrary fiat iepresenting a minority voice in a 
larger literature that uses any and all of the three 
indicators of social status.

My own use of education and occupation rather 
than income or rent was predicated on three 
grounds. First, there is some empirical data in 
Canada indicating that income differentials are not 
as sensitive as education and occupational distinc
tions in separating out social classes in the city 
(Ley and Mercer 1980); for example, empty nes- 
ters who may have a relatively low income (but 
considerable equity) are a major group buying into 
condominiums in gentrifying districts. Second, in 
a gentrifying neighborhood use of tents alone may 
be tracing a residual population and missing recent 
arrivals who are home owners or apartment own
ers. Third, there is an important theoretical argu
ment around the role of education as the cultural 
capital of the “new class” of professional and 
administrative workers (Gouldner 1979). The pa
per’s interest in social class change targeted edu-

Professor Smith has one substantial argument 
in his commentary, a defense of his rent gap thesis 
of gentrification. Before I discuss this, however, 
it is necessary to deal briefly with several asser
tions, which indicate a none too-careful reading 
of my article.

(1) The commentary objects to the use of edu
cation and occupation as ndicators of gentrifica
tion, instead of income and rent levels. Occupation 
and education are challenged because they might 
equally show status increases in the suburbs. It is 
not clear what a study of inner-city gentrification 
would be looking for in the suburbs, but the im
portant point here of course is that income or rent 
data share precisely the same weakness (or 
strength?). Moreover, all three measures of social 
status are highly correlated anyway. As reported 
in my paper, validity tests across 462 mner-city 
tracts show a high correlation of 0.77 between 
monthly rents and a social status index derived 
from occupation and education, and a correlation 
of 0.63 between income and the index (Ley 1986, 
Note 10). No theoretical justification is given in
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Abstract

The gentrification that has transformed high-poverty neighbourhoods in US cities since 
the mid 1990s has been characterised by high levels of state reinvestment. Prominent 
among public-sector interventions has been the demolition of public housing and 
in some cases muitimiilion dollar redevelopment efforts. In this paper, the racial 
dimension of state- supported gentrification in large US cities is examined by looking 
at the direct and indirect displacement induced by public housing transformation. 
The data show a dear tendency towards the demolition of public housing projects 
with disproportionately high African American occupancy. The pattern of indirect 
displacement is more varied; public housing transformation has produced a number 
of paths of neighbourhood change. The most common, however, involve significant 
reductions in poverty, sometimes associated with Black to White racial turnover and 
sometimes not. The findings underscore the central importance of race in understanding 
the dynamics of gentrification in US cities.

Cities in the United States up and down the 
urban hierarchy have experienced significant 
levels of gentrification1 since the national econ
omy emerged from the recession of the 1990s 
(Wyly and Hammel, 2004). This period has 
differed from previous waves of gentr ification 
in the degree of public-sector investment that 
has driven neighbourhood transformations 
(Hackworth and Smith, 2001). Prominent 
among these state interventions has been the 
demolition of public housing, in some cases

as part of multimillion dollar redevelopment 
projects. This form of state-supported genrri- 
fication has displaced hundieds of thousands 
of low-income families, most of them African 
American. In this analysis, I examine the racial 
dimension of the direct and indirect displace
ment induced by public housing demolition.

The more prominent role of public invest
ment in recent gentrification efforts reflects 
the fact that neighbourhoods reached by this 
‘third wave’ are more physically remote from
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traditional centres of capital and seen as too 
risky and challenging for speculative private 
investment (Hackworth, 2002). In many cases, 
the gentrifying neighbourhoods have been the 
home to older public housing communities 
that have suffered from disinvestment and 
neglect for decades. The neighbourhoods 
are not only forbidding to private inves
tors because of the scale of deprivation and 
the accompanying problems of crime and 
disinvestment, they are also dominated by 
the super-blocks that typify public housing 
estates and thus lack the type of housing typi
cally exploited by gentrifiers. The demolition 
of large public housing estates clears away 
significant concentrations of poverty from 
these areas and allows for the conversion to 
a housing stock and land use pattern more 
accommodating of private-sector investment.

In the US, the centrepiece of state-led efforts 
to deconcentrate poverty and transform 
inner-city neighbourhoods is the HOPE 
VI progiamme. This progi amine has been 
used in dozens of cities to demolish public 
housing developments and to create new 
mixed-income communities in their place. 
The programme thus redefines public hous
ing policy and serves as the main vehicle 
through which the state has triggered inner- 
city revitalisation (Newman, 2004; Wyly and 
Hammel, 1999). The major transformation of 
public housing, in fact, reflects several dimen
sions of neo-liberal urban policy in the US 
over the past 20 years. While the elimination 
of the physical structures of public housing 
eliminates visual references to New Deal and 
welfare state policies no longer dominant, 
the removal of concentrations of very-low- 
income people of colour allows a reimaging 
of urban spaces critical to the national and 
international competition for piivate invest
ment (Newman and Ashton, 2004). Further, 
the policy prescriptions imposed upon former 
public housing residents, both relocation to 
private-sector housing through the use of 
Housing Choice Vouchers and the increased

behavioural monitoring and screening 
techniques employed at the mixed-income 
communities, reflect newfound emphases on 
choice, individualism and market discipline 
that are central to the neo-liberal governance 
paradigm (Jones and Popke, 2010)

The dismantling of public housing is 
not limited to HOPE VI projects, however. 
PHAs in cities like Atlanta, Memphis and 
Las Vegas have plans to demolish most or all 
of their public housing Chicago’s Plan for 
Transformation calls for the demolition of 
more than 20000 units and a net reduction 
of 13 000, while in post -Katrina New Orleans, 
the local housing authority has demolished 
thousands of units that were kept vacant 
after the hurricane and flood. In these ways, 
housing policy and, more specifically, public 
housing demolition and dispersal have been 
employed as economic development strate
gies by local governments intent on finding 
and forcing new paths of neighbourhood 
change and gentrification (Newman, 2004). 
Cities in which market pressures for gentri
fication have been the strongest, for example, 
have been the most aggressive in tearing down 
public housing (Goetz, forthcoming). Public 
housing pro ects such as Earle Village in 
Charlotte, NC, Techwood Homes in Atlanta, 
Allen Parkway Village in Houston, St Thomas 
in New Orleans, Cabrini-Green in Chicago 
and Ellen Wilson in Washington, DC, have all 
been demolished to make way for new devel
opment that has ignited significant private- 
sector investment in housing and commercial 
markets nearby (Kingsley et al., 2003; Jones 
and Popke, 2010; Keating and Flores, 2000; 
McGhee, 2004; Fosburg et al., 1996; Bennett 
and Reed, 1999).

In fact, HUD has emphasised the potential 
for additional investment and neighbourhood 
change when evaluating FIOPE VI propos
als, looking for projects that could catalyse 
significant neighbourhood transformation 
(Zielenbach, 2002). The emphasis on leverag
ing private capital is in practice an incentive
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for projects located in neighbourhoods ripe of segregation and exclusion in the local 
for private investment. By fiscal year 2002, housing market, and to some extent upon 
local housing authorities were required to the identification of‘historically Black com- 
demonstrate how their proposed HOPE munities’ to which gentrifiers can lay claim 
VI redevelopment would “result in outside According to Hyra 
investment in the surrounding community”
(US GAO, 2003, p. 9). Thus, IIUD has targeted 
projects they felt had the greatest potential to 
spur additional public and private investment 
in the form of new or rehabilitated hous
ing, commercial investment, new jobs and 
improved public infi astructure

the black middle class fiercely wants to ‘restore’ 
these communities to safe, prosperous, and 
tranquil places (Hyra, 2008, p. 130).

These gentrifiers find themselves investing 
in communities with high concentrations of 
public housing and poverty They contend 
that their potential for wealth generation 
is limited by public policy decisions that 
concentrate subsidised housing in minor
ity neighbourhoods. They argue for a ‘fair

Race and Gentrification
Although gentrification has typically been seen 
as “class-based colonization of urban land”, it share’ approach to public housing that would

locate fewer subsidised units in Black neigh
bourhoods and more in middle-class White

has a clear racial dimension as well (Moore,
2009, p. 138). Demographic transforma
tions produced by gentrification are nearly as neighbor! rhoods that are largely free of such 
frequently racial as they are class- based. The housing. Thus, members of the Black middle 
predominant racial reality of gentrification has class support the demolition of public hous- 
been one of White gentrifiers displacing low- ing as a necessary step in creating livable corn- 
income Black incumbents. This is certainly an munities (Patilio, 2007). On the other hand, 
element of third wave gentrification, just as it displacees see themselves as members of the 
was in previous waves. However, the extended same community that the Black middle class 
reach of current gentrification efforts, and the is investing in. In many cases, Black public 
contemporaneous efforts to extend homeown- housing residents have been in the commu- 
ership, have increased the prevalence of ‘ Black nity longer than members of the Black middle 
gentrification’ (Moore, 2009). Recent ethno- class who might be more recent residents. To 
graphic research has explored the dynamics public housing residents forced out of their 
occurring in Harlem, Chicago’s southside neighbourhoods, Black gentrification is no 
Bronzeville neighbourhood, and Philadelphia better than White gentrification. Indeed, in 
in winch the gentrifiers are Black middle-class many ways, Black gentrification is seen as a 
homeowners and the class conflicts produced greater betrayal (Patilio, 2007). 
are experienced entirely within the Black com
munity (see Boyd, 2008; Patilio, 2007, Hyra, transform public housing will primarily affect

low-income Black families. Public housing 
Moore (2009) argues that the dynamics in the US is disproportionately occupied 

of Black gentrification are distinctive. The by people of colour, predominantly African 
phenomenon itself, she argues, is conditioned Americans, and it is disproportionately located 
by larger patterns of racial segregation and in minority neighbourhoods (Newman and 
exclusion, and the constrained mobility of Schnare, 1997). In 2000, 48 per cent of the 
the Black middle class. Hence, Black gentri- residents in public housing nation-wide were 
fication depends upon the size of the Black African American, despite the fact that Blacks 
middle class within a city, prevailing patterns make up less than 15 per cent of the national

The current campaign to demolish and

2008, Moore, 2009).
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population. In larger cities (having more than (lower left), neighbourhoods can be said to 
5000 units of public housing), 66 per cent of be experiencing White gentrification. When 
public housing residents were Black. In some povertyis significantly reduced without racial 
cities, notably Birmingham, Detroit, Memphis, change (upper left), Black gentrification has
New Orleans and Washington, DC, HUD data occurred. Neighbourhoods that continue to 
show that figure to be 99 per cent. Given these segregate and concentrate poverty are located 
residency patterns, any action taken on public in the upper right quadrant, 
housing will have a disproportionate impact 
on Afric an Americans. Furthermore, the con- The Record of Displacement in 

Public Housing Demolition and 
Redevelopment
Studies of households displaced from public 

It is possible then to conceptualise the housing show a distinct pattern of reloca- 
neighbourhood change generated by public tion (see the review in Goetz and Chappie, 
housing displacement as taking place along 2010). The evidence on HOPE VI and other 
two continuums (see Figure 1). In neigh- instances of forced displacement from public 
bourhoods with little or no change in the housing suggests that displaced residents typi- 
poverty rate and in racial piofile (the area cally move nearby and remain in the central 
near the intersection of the two axes), the city (see Comey, 2007; Goetz, 2003, Gibson, 
neighbourhood remains largely static despite 2007; Clampet-Lundquist, 2004; Varady and 
the public housing demolition. Where racial Walker, 2003; Trudeau, 2006). Furthermore, 
turnover (Black to White) has taken place, displaced residents typically move to other 
without a change in poverty (lower right disadvantaged neighbourhoods, with poverty 
quadrant), the neighbourhood has deseg- rates considerably above city-wide aver- 
regated but remained poor. In practice, this ages (Buron et al, 2002; Goetz, 2003, 2010; 
has remained a largely hypothetical outcome. Clampet-Lundquist, 2004; Boston, 2005; 
When both racial turnover occurs and a Oakley and Burchfield, 2009). Very few dis- 
significant ieduction in poverty takes place placed public housing residents return to

centration of public housing in heavily Black 
neighbourhoods means that indirect displace
ment, should it occur, will also have a dispro
portionate impact on African Americans.

Continued 
segregation 
and decline

Black
gentrificationIncrease

Change in size 
of African 
American 
population

Status
quo

White
gentrificationDecline Desegregation

Decline 

Change in extent of poverty
Increase

Figure 1. Neighbourhood change in predominantly Black public housing communities.
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live in the mixed-income redevelopments moves are within the same, underperform - 
sometimes built to replace their public ho us- ing urban school systems (Popkin, 2006).
ing communities. Estimates from national Children in households relocated due to 
studies indicate that the percentage of original HOPE VI or similar public housing redevel- 
residents who return to the redeveloped site opment show no educational improvements 
generally ranges from 14 per cent to 25 per relative to control group members on a range 
cent (Marquis and Ghosh, 2008). The rate of academic achievement measures (Jacob, 
of return is low for a number of reasons: the 2004; see also, Gallagher and Baiaj, 2007). 
redeveloped sites often have fewer public The evidence is clear and consistent in 
housing units than the projects they replace; showing that displacement from distressed 
new management standards make it dif- public housing projects has had no demon- 
ficult for previous residents to pass tenant strable positive effect on employment, earn- 
screening criteria; and the long time-span ings or income of individuals. The lack of 
between displacement and the completion any effect on economic self-sufficiency is 
of redevelopment means that many previ- repeated across all studies of public housing 
ous residents have resettled into new com- displacement (see Turney et at, 2006; Levy 
munities and dc not wish the disruption of and Woolley, 2007; Clampet-Lundquist, 2004; 
moving again (Wilen and Nayak, 2006; Jones Goetz, 2003, 2010; Curley, 2009). In fact, the

finding is repeated for all forms of dispersal 
The benefits of being moved away from (for example, Kling et at, 2007; US HUD, 

public housing communities subject to demo- 2004; Vigdor, 2007).
lition are strongest in residents’ perception of The impact of displacement on social capi-
reduced crime in their new communities and tal is especially problematic. Movers repot t 
in their increased satisfaction with the quality difficulty in establishing new social ties, they 
of their housing post-move (see, for example, miss their social milieu from the old neigh- 
Petit, 2004; Gibson, 2007; Goetz, 2003,2010). bourhood and worry about isolation in their 
Improvements in housing and neighbour- new places (Curley, 2009; Greenbaum et at, 
hood characteristics are also consistently 2008; Trudeau, 2006; Clampet-Lundquist, 
reported by displaced public housing families 
(see, for example, Popkin, 2006; Bur on et at 
2002; Comey, 2007; Brooks etat, 2005; Goetz,
2003), though exceptions 
some cases (Gibson, 2007; Manzo etat, 2008). their own Jives. Two-thirds of the displaced 

Less positive results are reported in the areas families in their study felt the original public 
of health and children’s school experiences, housing project was a good place to live (see 
and in residents’ economic self-sufficiency, also Gibson, 2007, for similar findings from 
Manjarrez et at (2007) report no significant Portland Oregon). These ties to place and to 
or consistent improvements in health for 
families displaced by HOPE VI. Similarly, 
children of HOPE VI families showed no housing projects that are unsafe, crime-ridden 
health improvements over a five-year period and physically deteriorated—i.e. extremely 
(Gallagher and Bajaj, 2007) School achieve- dysfunctional and dangerous places that are 
ment among children relocated by HOPE VI themselves argued to undermine the social, 
has shown the same pattern. Children’s new emotional and financial well-being of their 
schools remain racially and economically inhabitants (see for example, Popkin et at, 
segregated, in part because many HOPE VI 2000; Venkatesh, 2000).

and Popke, 2010).

2004, 2007; Gibson, 2007; Kleit, 2001). 
Manzo et at (2008) find that public housing 
residents value their communities and regard 

are reported in them as having had a positive impact on

a social network are disrupted by displace
ment, even when demolition removes public
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Data and Methods 69 per cent of households at Bernal Heights 
were African American and thus 133 African 
American households (193 * 0.69) were dis
placed by the Bernal Heights demolition. In 
cases of partial demolition (for example, a 
project with three high-rise towers in which 
only one is demolished), I assume that the 
racial breakdown of tenants in the demolished

The analysis proceeds in two parts. The first 
is an examination of direct displacement 
induced by public housing redevelopment 
and demolition between 1996 and 2007 in 
the 139 largest US central cities.2 The second 
part is an analysis of indirect displacement 
triggered in neighbourhoods surrounding 
HOPE VI redevelopment projects begun 
during the 1990s.

building is identical to that of the overall 
development.

There are several potential standards against 
which to judge whether public housing demo
lition has had a disproportionate impact on 
Blacks, each one corresponding to a more 

sarv to know the number and characteristics restricted spatial scale. To judge the displace- 
of residents who lived in public housing ment of Blacks from public housing against 
projects prior to demolition. A list or public the representation of Blacks in the national 
housing projects that have been demolished population would show tremendous dis- 
since 1990 was obtained from HUD. The

Direct Displacement
To analyse direct displacement, it is neces-

parity owing to the over-representation of 
agency has no data on the families directly Blacks in public housing. A second possible 
displaced by public housing demolition and standard is the proportion of Blacks in public 
redevelopment projects. As a result, projects housing across the nation (49 per cent). This 
on the demolition list were matched with the too would produce a conclusion of highly 
resident data contained in HUD’s Picture of disparate impact. Yet, this is also a less than 
Subsidized Households databases that provide adequate standaid because we know that
details about the residents of public housing public housing demolition is concentrated 
projects across the country. I estimate the 
racial impact of displacement by looking at make up a higher percentage of public hous- 
the racial breakdown of public housing units 
prior to their demolition. HUD’s database is 
available for the years 1996, 1997, 1998 and 
2000. In general, I use the dataset that corre
sponds to the year prior to the demolition of a given city’s public housing stock as the 
a given project. Thus, for projects demolished reference for demolitions that took place in 
in 1997, the 1996 database provides informa- rhat city. That is, if 69 per cent of the public 
tion on the resident mix. No resident infor- housing stock in San Francisco was occupied 
mation is available for projects demolished by Blacks (i.e. the same as the Bernal Heights 
prior to 1997. For all projects demolished development described earlier), then the 
after 2000,1 use the most recently available 3ernal Heights demolition would be judged

not to have had a disproportionate impact 
For example, the Bernal Heights Dwellings on African Americans. HUD’s 1996 database 

in San Francisco were demolished in 1997. indicates, however, that city-wide, public 
HUD’s 1996 Picture of Subsidized Households housing in San Francisco was only 49 per 
database indicates that in 1996 the 208 units cent Black in 1996. Thus, I conclude that the 
in the Bernal Heights Dwellings were 93 per Bernal Heights Dwellings demolition did 
cent occupied (193 households). In 1996, have a disproportionate impact on African

in larger cities, places where Blacks typically

ing residents. Restricting the referent standard 
to large cities would produce a more targeted 
comparison, but in this analysis I go beyond 
that to use the overall racial distribution of

database, the 2000 version.
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Americans. For each demolition in the four developments had 3600 apartments in 
database, a disparity ratio is computed with a single contiguous location. For this study, 
the numerator being the proportion of the ABLA, which received eight separate HOPE 
demolished project occupied by Blacks and VI grants, is considered a single project, 
the denominator being rhe city-wide percent- Neighborhood is defined as the census block
age of public housing occupied by Blacks, groups whose centroids are within a half-mile 
This analysis is repeated and aggregated for radius of the FIOPE VI project address.5 These 
all public housing projects for which data trapezoidal areas were truncated wherever 
are available.3 This standard allows one to significant man-made or natural boundaries 
establish, at the level of an individual public occurred, such as rivers or major highways, 
housing authority, whether public housing Once the relevant block groups were identi- 
demolition is disproportionately affecting fied, the Geolytics Neighborhood Census 
African Americans. database was used to collect social, physical 

and economic characteristics for 1990 and
Indirect Displacement 2000. The Geolytics database standardises 
The analysis of indirect displacement employs census boundaries across the two census 
a different sample of projects and a different years, allowing for comparison of identical 
database. The analysis is based on the author’s spatial areas,
assembled data on HOPE VI redevelopment In the analysis to follow, I examine the 
projects/ The projects were geo-coded and degree to which public housing demolition 
census data from the 1990 and 2000 censuses and redevelopment have triggered the dis- 
were collected for the areas surrounding the placement of low-income households and 
projects. The analysis is therefore based on African Americans in the surrounding neigh- 
changes taking place between 1990 and 2000 bourhoods. Displacement is given as a decline 
in these project neighbourhoods.

A HOPE VI project is defined as the full households and the African American popu- 
set of redevelopment-related activities that lation) at a rate greater than occurring in the 
take place at public housing developments. A city at large. A simple measure of the relative 
single HOPE VI project may receive multiple change in the African American population, 
HOPE VI grants (several have). The most for example, is computed as follows 
common pairing of grants is one grant for 
demolition and a second, later grant for rede

in the neighbourhood population (poverty

CCB2K - CB90) - (NB2K - NB90)
velopment. In other cases, as the demolition
and redevelopment of large public housing where, CB2K and CB90 - percentage of city- 
developments has proceeded in stages over wide population that is Black in 2000 and 1990 
a long period of time, successive stages have respectively; and NB2KandNB90- percentage

of neighbourhood population that is Black inreceived separate HOPE VI grants.
Different public housing developments 2000 and 1990 respectively.

This produces a difference-in-diffcrencesharing physical space are deemed to be a 
single project for the purposes of this analysis score in which a positive value indicates greater
Sc, for example, the ABLA projects in Chicago decline in the Black population at the neigh- 
are four separate public housing develop- bourhood level than at the city wide scale, 
ments, the Jane Addams Homes built in 1938
the Robert Brooks Homes completed in 1943, Timing the Intervention 
Loomis Courts constructed in 1951 and the A HOPE VI redevelopment project con- 
Grace Abbot Homes built in 1955. In all, the sists of many events, including relocation,
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demolition and project completion. One 
challenge of this analysis is determ ming how 
much redevelopment activity is necessary 
to trigger neighbourhood change. Seme 
of these projects ate located in neighbour
hoods poised to gentrify and thus change 
will occur quickly. Other neighbourhoods 
with different conditions may need more 
dramatic efforts before change occurs. 
Because of this, we test for three different 
intervention points.

A HOPE VI project is typically announced 
with much fanfare as local officials herald a 
multimillion dollar reinvestment effort. It is 
possible that private investors waiting for a sig
nal to trigger neighbourhood change will take 
the grant announcement as the time to act. In 
the analysis to follow, I examine the neighbour
hood change for projects funded before 2000. 
There are 176 revitalisation grants in that group.

The first visual evidence of change taking 
place, however, is the relocation of the project 
residents. This event may potentially serve as 
the critical ‘intervention’ point in the process, 
triggering changes throughout the neigh
bourhood. Thus, I examine HOPE VI projects 
in which relocation occurred before 2000, 
a total of 100 projects (a subset of the 176 
projects in the first sample). Finally, the most 
dramatic visible sign of redevelopment may 
be the demolition of the old public housing 
structures and commencement of construc
tion. Taking this as the intervention point 
leads to a smaller sub-sample of 64 projects.

information for 313 cases, or 87 251 house
holds. The average size of the projects in the 
database is 397 units, although the median is 
293. The mean is skewed upward by a relatively 
few large projects; one-quarter of the projects 
had more than 515 units prior to demolition. 
The number of people displaced in the 313 
projects for which resident information is 
available is estimated at 2,39 844 people.6 T his is 
an underest imate of the total number of people 
displaced because it excludes 83 projects for 
which HUD reports no resident information, 
despite the fact that they were at least paitially 
occupied the year before demolition.

The majority of cases in the database are 
HOPE VI projects (228, or 73 per cent of the 
projects for which we have resident informa
tion). While HOPE VI projects are on aver
age larger than other projects that have been 
demolished (a mean of 421 units compared 
with 327; p < 0.05), the data show that the 
HOPE VI projects and other demolitions 
were statistically identical in terms of resident 
demographics. On seven indicators (percentage 
of residents earning less than $5000, percentage 
with wage incomes, with welfare income, per
centage seniors, disabled, minority and Afr ican 
American) there was no statistical difference 
between the HOPE VI and the other demoli
tions (data not shown). Thus, all demolitions 
in these cities are analysed as a single group.

The overwhelming majority of house
holds directly displaced by public housing 
demolitions across the country are African 
American. Of the 87 251 displaced house
holds for whom demographic information is 
known, 71 373 (82 per cent) households (or 
more than 192 000 residents, given average 
household size in these projects) were African 
American. The average demolition displaced 
229 African American households (or 641 
African American residents). In half of the 
demolished projects, African Americans were 
95 per cent or more of the households. Are 
these figures higher than one would expect to 
find in these cities during these years? Table 1

Analysis
Direct Displacement
There were 394 public housing projects 
demolished in the 139 largest US central cit
ies between 1995 and 2007. These projects 
accounted for 163 393 units of public housing 
(an average of 415 units per project). Of these 
units, 110227 (67 per cent) were occupied dur
ing the year for which we have occupancy data. 
The HUD data contain resident demographic



Table 1. Demographic characteristics of demolished public housing, 1996-2007

Percentage Percentage Percentage Percentage earning Percentage with Percentage Percentage of female- Percentage Percentage
wages 

(n= 296)
Black less than $5000 with welfare headed households 

(n- 305)
Hispanic 
(n = 306)

Minority 
(n = 306)

of seniors 
(n= 304)

disabled
(n = 296) (n = 296)(n = 305) (n = 304)

Demolished
projects
Other public
housing
projects
Significance

24.9 28.6 82.8 16.979.5 11.5 94.2 32.2 15.4

78.511.2 25.2 22.2 21.5 25.9 20.273.2 87.5

*** *** *** *** *** *** *** ***

***Note. p< 0.001.
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compares demolished projects with the rest 
of the public housing stock in the same cities.

The data suggest a disparate racial impact 
of public housing demolition across more 
than 300 demolitions in these large American 
cities. The average project demolished was
79.5 per cent African American, while other 
projects in the same cities were on average 
73.2 per cent African American. For Hispanic 
residents, however, there was no disparate 
impact; the average demolished project was
11.5 per cent Hispanic compared with 11.2 
per cent city-wide.

The data in Table 1 also provide evidence 
of other statistically significant differences 
between projects that have been demolished 
and other public housing. In the average 
demolished project, 32.2 per cent of residents 
had incomes less than $5000, compared with 
only 25.2 of residents in comparison projects. 
Conversely, demolished projects had higher 
relative populations of wage-earners and resi
dents with welfare income. This is likely to be 
due to the fact that demolished projects also 
had significantly fewer seniors and disabled 
households than public housing that was not 
demolished.

These averages mask a wide range of out
comes across projects. Disparity ratios were 
derived by dividing the percentage Black in a

given project by percentage Black in the rest 
of the city’s public housing. For example, the 
Christopher Columbus Homes in Paterson, 
New Jersey, demolished in 2000, were 97 per 
cent Black-occupied in 1999. The rest of the 
public housing stock in Paterson in 1999 was 
70 per cent Black. This produces a dispar
ity ratio of 1.39 (97/70). The ratios range 
from 0 (in projects that displaced no African 
American households) to 5.08. A disparity 
ratio of 1.0 signals that a demolished project 
exactly matched the racial profile of the rest 
of the public housing stock in the same city 
for the same year. Table 2 shows projects with 
the highest disparity ratios.

The highest ratios occurred in cities in 
which African Americans made up half 
or fewer of all public housing households. 
Demolitions in those cities, nevertheless, 
affected some projects with very large pro
portions of African American residents. The 
unweighted average disparity ratio for the 
305 projects for which all data are available is 
1.096, indicating that the average public hous
ing project demolished had 9.6 per cent more 
African American households as a percentage 
of all households than other public housing 
in the same cities in the same year. Twenty- 
two per cent of the demolished projects had 
ratios of less than 1.0, meaning that there were

Table 2. Ten projects with highest disparity ratios

Percentage Black

Project, City Disparity ratio Other public housingRank Project

Springview Apts, San Antonio 
Iris Court, Portland, OR 
DN Leathers II, Corpus Christi 
320 - 23rd St, Denver 
Arapahoe Cts, Denver 
Curtis Park Homes, Denver 
Arrowhead Apts, Denver 
Mulford Gardens, Yonkers 
College Hill Homes, Knoxville 
Lonsdale Homes, Knoxville

5.08 61 121
2.76 58 212
2.67 32 123
2.63 71 274
2.60 65 255
2.44 61 256
2.41 65 277
1.92 96 508
1.91 909 47
1.88 90 4810



1591GENTRIFICATION IN BLACK AND WHITE

fewex African American households in those 
projects compared with other public housing 
in the cities studied. Thirty-seven per cent of 
the projects had disparity ratios between 1.0 
and 1.10, one-quarter (24.6 per cent) had 
disparities from 1.10 to 1.25 and the rest (16.7 
per cent) had disparity ratios of 1.25 or more.

The overall disparity ratio is determined by 
dividing the total number of Black households 
displaced in all 305 projects by the expected 
number displaced, where the expected num
ber is simply the city-wide percentage Black 
applied to each project. In the Christopher 
Columbus Homes example, in Paterson, New 
Jersey, if there had been no disparate impact 
on Blacks, one would expect that 70 per cent 
of the 314 households in that pxeject would 
have been Black (matching the rest of the 
city’s public housing stock in 1999). This 
means that 220 African American households 
would have been displaced. In fact, 97 per cent 
of the project was African American, ox 305 
households. Thus, this project displaced 85 
more African American households (or 39 per 
cent more) than would have been expected 
given a noxx-disparate outcome. Summing this 
calculation across all 305 projects produces 
a weighted disparity ratio of 1.077; in the 
aggi egate, projects that have been demolished 
xn these cities have displaced 7.7 per cent more 
African Amei xcans than would have been the 
case had there been no disparate impact. The 
weighted ratio is less than the unweighted 
average because of large projects in cities such 
as Chxcago, Detroit and Baltimore, where 
vii tually all public housing residents are Black 
and therefore the individual-project disparity 
ratios are close to 1.0.

Dispaiity ratios are bounded on the uppex 
end by the initial over- x epresentation of Blacks 
in public housing in most of the large cities 
in this sample. Tn cities like Washington, DC, 
Memphxs and Detroit, where 98 per cent or 
xnore of public housing residents are African 
American, there is essentially no possibility 
of a disparate racial outcome as defined here.

Since both the numerator and the denomi
nator in the disparity ratio have maximum 
values of ICO, as the denominator approaches 
100, the possibility of a ratio above 1.0 dimin
ishes. Thirteen per cent of the demolitions 
in the sample (or 40 projects) took place in 
cities m which Blacks make up 99 per cent of 
all public housing households. In one-third 
of the demolitions (more than 100 projects), 
Blacks make up more than 90 per cent of all 
public housing households city-wide.

Figure 2 shows how the disparity ratio is 
related to the percentage of city-wide public 
housing occupied by African Americans. 
When all cases are included in the analysis, 
the unweighted dispariy ratio is near 1.096. 
When cases are eliminated at the upper end— 
i.e. cases are removed where the percentage 
of city- wide public housing is 98 per cent or 
above, the average dispariy ratio increases. 
The avexage disparity ratio tops out at 1.18 
when t he analysis is restricted to cases in which 
the city-wide public housing population that 
is African American is 75 per cent or less. The 
othei’ line in the figure indicates the number 
of cases that remain in the analysis as cases 
are removed. The disparity ratio becomes 
less stable as the number of cases declines. 
In fact, there is a precipitous decline in the 
number of cases as one moves to the right in 
the graph, a reflection of the fact that most of 
the public housing projects demolished are in 
cities where a large majoriy of public housing 
residents are African American.7

Several cities have sizeable disparities in the 
racial make-up of demolished public housing 
projects compared with their overall public 
housing profiles. Table 3 lists cities with a 
disproportionately high or low percentage 
of African American residents in demolished 
projects. In Corpus Christi, Texas, the public 
housing that was demolished had 2.96 times 
as many African American households (as a 
percentage of all households) than did the 
rest of the city’s public housing stock. The 
tenth-ranked city on the list, Denver, has
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Figure 2. Disparity ratio as a function of percentage Black in city-wide public housing.

Angeles, CA, where public housing demolition 
has affected projects with higher Hispanic 
populations. Cities in the west and south-west 
account for seven of the 10 cities with the 
lowest disparity ratios for African Americans. 
This suggests that disparity ratios might be an 
artifact of region and perhaps dependent on 
whether Blacks make up a small percentage 
of city-wide units. However, the bivariate

torn down public housing that had 51 per 
cent more African American households as a 
percentage of all households than the rest of 
its public housing stock.

Other cities had fewer African American 
households in demolished projects than 
would be expected given the overall racial 
make-up of public housing in the city. Two 
examples of this are El Paso, Texas, and Los

Cities with disparate displacement impact on African American householdsTable 3.

Cities with greatest disparities Cities with lowest disparities

Rank Rank Disparity ratioCity Disparity ratio City

Corpus Christi 
Yonkers 
Lubbock 
Portland, OR 
Ft Wayne 
Syracuse 
Knoxville 
Miami
St Petersburgh 
Denver

El Paso
Los Angeles
Topeka
Sacramento
Hartford
Boston
San Antonio
Oakland
Tucson
Tacoma

2.96 1 0.171
2 2.52 2 0.22
3 2.36 3 0.61

2.03 4 0.614
1.74 5 0.695

66 1.70 0.70
0.761.65 77

8 1.62 8 0.82
99 1.58 0.85

10 0.8710 1.51
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correlation between disparity ratio and 
percentage of the total public housing stock 
that is occupied by African Americans is small 
and statistically insignificant (r = -0.063).

There are two possible alternative explana
tions for the racial disparities found in the 
preceding analysis. First, the disparate racial 
impact of demolition may be an artifact of 
the fact that ‘family’ public housing is demol
ished at a greater rate than projects that house 
seniors, and that senior public housing is 
less racially segregated. The second counter
explanation for disparate racial impact is that 
demolition has been targeted to the most 
dysfunctional public housing developments 
and that these are disproportionately occu
pied by African Americans. The assumptions 
behind these alternative explanations are only 
moderately supported by the data. The pro
portion of a project’s population that is Black 
is moderately correlated with the percentage 
that is below the age of 62 and with vacancy 
rate (a measure of building quality) (r = 0.28 
and 0.23 respectively). A logistic regression 
analysis of all public housing projects in the 
139 cities of this sample demonstrates that, 
even when controlling for building quality

and for the presence of seniors, developments 
that were predominantly (more than two- 
thirds) Black were 71 per cent more likely to 
be demolished than projects that were not 
mostly Black (see Table 4).

The analysis shows that building quality (as 
measured by percentage of units occupied) 
is an important predictor of whether or not 
a public housing project was demolished. 
Additionally, senior buildings (defined here as 
projects in which more than half of the resi
dents were older than 62) were significantly 
less likely to be demolished than other proj
ects. Yet, even accounting for those factors, 
public housing developments that were pre
dominantly occupied by African Americans 
were significantly more likely to come down 
than projects with a more integrated profile. 
The data in Table 4 show that all three of these 
explanations are accurate in distinguishing 
demolished public housing from the projects 
left standing.

Indirect Displacement
The analysis of indirect displacement 
caused by HOPE VI is based on the expec
tation that neighbourhoods surrounding

Table 4. Importance of race, controlling for building quality and senior occupancy: binary 
logistic regression (dependent variable: demolition; N= 1926)

PCharacteristics of public housing development SignificanceExp (P)

Number of units 
Percentage units occupied 
Median rent
Percentage incomes less than $5000 
Percentage with wages 
Percentage under 25 years old 
Senior building2 
Predominantly Blackb 
Percentage units with 3 + bedrooms
Log likelihood 1102.15 
Percentage predicted correctly 88.6.

***0.000
-0.036
-0.017

0.000
-0.003

0.001
-1.693

0.539
0.002

1.000
0.964
0.983
0.999
0.994
1.001
0.184
1.714
1.002

***

***

***
**

2 50 per cent or more of the occupants are 62 years of age or more. 
b 66 per cent or more of the occupants are African American. 
Notes: ***** p< 0.001; p<0.01.
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Table 5. HOPE VI project characteristics

First grant in 
1990s 

(n = 176)

Relocation in 
1990s 

(n = 100)

Demolition in 
1990s 

(n = 64)Neighbourhood characteristics

Mean population, 1990
Mean percentage Black, 1990
Mean percentage Hispanic, 1990
Mean percentage Poverty, 1990
Mean percentage owner-occupied housing
Mean percentage vacant housing

5701 6246 6857
59.7 61.1 60.3
11.9 12.3 14.1
45.0 45.0 45.6
28.4 25.6 24.3
14.9 14.9 14.7

above that threshold when the 1990s began. 
By 2000, the 100 neighbourhoods that had 
already experienced HOPE VI relocation 
averaged 36.1 per cent poverty, a reduc
tion of more than eight percentage points. 
The average decline in poverty relative to 
changes taking place at the city level was 7.6 
percentage points. That is, the average HOPE 
VI neighbourhood saw a decline in poverty 
that was 7.6 percentage points greater than 
their respective city-wide changes during 
the 1990s.

Most neighbourhoods saw a decline in 
poverty rate that was significantly greater 
than the secular trends taking place city-wide 
(see Table 6). Looking at the projects that 
moved to relocation during the 1990s (the 
middle column in the data table), one sees 
that poverty declined faster city-wide than in 
the HOPE VI neighbourhood in 25 projects 
(25 per cent). In 15 cases, the neighbourhood 
reduction in poverty was slightly greater 
(less than five percentage points) than what 
was experienced city-wide. In close to one- 
half of the cases (46 per cent), however, the 
neighbourhoods saw a reduction in poverty 
that was at least 10 percentage points greater 
than what was happening city-wide. Table 6 
indicates that projects that were farther along 
(i.e. had moved to demolition by 2000) were 
even more likely to show significant poverty 
reduction (52 per cent declined in poverty 
at a rate at least 10 percentage points more 
than the city).

HOPE VI projects will change due to the 
redevelopment that occurs on the public 
housing site. The focus here is on the degree 
of racial change and poverty reduction in 
HOPE VI neighbourhoods. In order to 
control for racial and poverty changes tak
ing place more broadly in the local housing 
market, neighbourhood change is calculated 
relative to city-wide change.

The average population in these HOPE VI 
neighbourhoods was 5701 for the 176 that 
received their funding prior to 2000,6246 for 
neighbourhoods that began relocation during 
the 1990s and 6857 for the neighbourhoods 
of projects that had been demolished (see 
Table 5). These neighbourhoods were 60 per 
cent African American on average and 12-14 
per cent Hispanic. The HOPE VI neighbour
hoods were characterised by a high poverty rate 
(45 per cent), low levels of owner-occupancy 
(24-28 per cent) and vacancy rates of close 
to 15 per cent. Because the basic patterns of 
neighbourhood change are the same across 
these three nested sub-samples, the focus is 
on projects that relocated residents prior to 
the 2000 census (n = 100).

Poverty Reduction in HOPE VI 
Neighbourhoods
The commonly accepted threshold for ‘con
centrated poverty’ is an area in which more 
than 40 per cent of the population is below 
the poverty line (Jargowsky, 1996). Thus, 
on average, HOPE VI neighbourhoods were



GENTRIFICATION IN BLACK AND WHITE 1595

Table 6. Changes in poverty and in African American population in HOPE VI 
neighbourhoods relative to changes taking place city-wide, 1990-2000

Projects that received Projects that relocated Projects that were 
grant in 1990s 

(n = 175)
families in 1990s 

(n = 100)
demolished in 1990s

(n = 64)

African AfricanAfrican
Poverty American Poverty American Poverty American

Neighbourhood reduction that 
trailed the city-wide rate of 
reduction
Decline that exceeded the 
city-wide rate by less than 5 
percentage points 
Decline from 5-10 percentage 
points greater than city-wide 
decline
Decline of more than 10 
percentage points greater than 
city-wide

51 (29) 25 (25) 25 (25) 12(19) 15(23)44 (25)

49 (28) 15 (15) 25 (25) 12 (19) 19 (30)29 (17)

28 (16) 43 (25) 13 (13) 27 (27) 7(10) 15 (23)

33 (52) 15 (23)74 (42) 32 (18) 46 (46) 23(23)

Note: percentages are shown in parentheses.

Racial Turnover
Only one-quarter of the HOPE VI neighbour
hoods saw a reduction in Black population 
more than 10 percentage points greater than 
the city-wide rate of change. In comparison 
with poverty reduction, the impact of HOPE 
VI on the Black population is more moder
ate (i.e. relatively more cases in which the 
reduction in Black population outpaced the 
city-wide trend by 5-10 percentage points).

Table 7 summarises the displacement effect 
for African Americans across all of the HOPE 
VI projects begun in the 1990s. The data show 
that HOPE VI redevelopment projects that 
received funding in the 1990s were, on aver
age, located in cities that were experiencing 
a relative decline in their African American 
populations and the projects were located in 
neighbourhoods that lost population over 
the decade. Thus, although the neighbour
hoods saw sizeable reductions in their Black 
populations, one would have expected some 
reduction given overall city trends during 
this decade. For projects that received their

first grant before 2000, their neighbour
hoods were 59.7 per cent Black in 1990 and 
55.9 per cent Black in 2000, a decline in the 
Black population that is an average of 3.17 
percentage points greater than what occurred 
at the city scale. The per project displacement 
effect is 159; the average project displaced 159 
more African Americans from the neighbour
hood than would have been expected given 
city-wide trends. The displacement effects 
increase in projects that went to the reloca
tion or demolition stages during the 1990s. 
For projects that saw relocation, the average 
neighbourhood went from 61.1 percent Black 
to 56.1 per cent; for projects in which demoli
tion took place in the 1990s, the neighbour
hoods fell from 60.3 per cent Black to 55 per 
cent Black. Among both groups of projects, 
the reduction in Black population in these 
neighbourhoods was greater, on average, than 
what took place in the rest of the city.

Some portion of the neighbourhood-wide 
reduction in Black population is due to the 
relocation/demolition of the public housing
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Table 7. Indirect displacement of African Americans in HOPE VI neighbourhoods

Relocation in 
1990s 

(n= 100)

Demolition in 
1990s 

(n=64)

First grant in 
1990s 

(n= 176)Neighbourhood characteristics

Mean Black population, 1990
Mean percentage Black, 1990
Mean Black population, 2000
Mean percentage Black, 2000
Mean expected reduction in Black population2
Mean reduction in Black population
Per-project displacement effectb
Excessive reduction in Black population2

3422 3671 3953
59.7 61.1 60.3

2594 2643 2763
55.9 56.1 55.0
670 810 942
828 1028 1190
159 248217

27 902 15 88921 767

a The reduction in the neighbourhood Black population if the neighbourhood change had matched 
the overall city change.
b Actual reduction in neighbourhood Black population minus the expected reduction. 
c Sum of per-project displacement effects.

Gardens project saw a 50 percentage point 
decrease in the proportion of its population 
that is African American. Thus, the city-wide 
trend and the neighbourhood trend diverged 
by 44.86 percentage points. In the cases of the 
Schuylkill Falls project in Philadelphia and 
the Commodore Perry project in Buffalo, the 
cities actually gained Black population while 
the HOPE VI neighbourhoods lost Blacks; thus 
the displacement estimate is greater than the 
actual level of decline in the neighbourhoods. 
This pattern applies to seven of the 10 cases 
shown in Table 8.

At the same time, there are a number of 
HOPE VI projects that produced opposite 
effects or no racial effects at all. For example, 
the three HOPE VI projects in Albany, NY, a 
city that experienced a decline in the African 
American population of 6.25 percentage points 
between 1990 and 2000, all saw increases in the 
Black population in the neighbourhoods sur
rounding the project site. The Fairfield Homes 
project area in Baltimore saw an increase in the 
Black population of 4.12 percentage points, 
while the Black population declined in the city 
as a whole by 4.88 percentage points. Similar 
patterns were seen in Hartford, CT, and in 
single projects in Pittsburgh and Milwaukee.

site, while the rest is the spillover, or indirect 
displacement effect. The relative size of the 
direct and indirect is impossible to determine 
because some of those displaced from the 
demolished public housing project may have 
moved elsewhere within the neighbourhood. 
The previous analysis indicated that the aver
age public housing demolition removed over 
200 African American families. Using this as 
a guide, it appears that on average, HOPE VI 
redevelopment projects have overall gener
ated little indirect displacement of African 
Americans at the neighbourhood level.

These national averages, however, obscure 
significant variation across cities and across 
projects. Table 8 shows the 10 most extreme 
cases of indirect displacement of African 
Americans in HOPE VI projects begun in 
the 1990s. The table lists the change in Black 
population in the neighbourhood as well as 
the estimate of displacement, which is the 
difference between the rate of racial change in 
the neighbourhood and what took place in the 
city as a whole during the decade. The most 
extr eme case is the McGuire Gardens project in 
Camden, NJ, a city that saw a 5 percentage point 
decline in the Black population between 1990 
and 2000. The neighbourhood of the McGuire
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Table 8. Indirect displacement of African Americans for projects begun before 2000: ten 
highest levels of indirect displacement

Neighbourhood change 
in percentage Black, 

1990-200C

Indirect 
displacement, 
1990-2000-City Project

Camden
Philadelphia
Buffalo
Tulsa
Stamford
New Haven
Chicago
Charlotte
Birmingham
Portsmouth

McGuire Gardens
Schuylkill Falls
Commodore Perry
Osage Hills / Countr y Club Gardens
Southfield Village
Elm Haven
Cabrini Green
Earle Village / First Ward
Metropolitan Gardens
Ida Barbour Homes

-49.34
-27.95
-23.57
-26.06
-24.56
-21.10
-22.84
-18.89
-8.86

-14.25

44.86
30.88
29.67
27.98
21.98 
21.30 
20.41 
19.54 
18.74 
17.32

a Calculated as the difference between the reduction in percentage Black in the neighbourhood and 
the city-wide reduction in percentage Black.

Black, many of which are south-western cit
ies with large Hispanic populations. In these 
neighbourhoods, HOPE VI projects may have 
little to no impact on the Black population, 
which in any case, is not a large por tion of the 
neighbourhood.

HOPE VI Displacement Patterns in 
Predominantly Black Neighbourhoods
By limiting the analysis to HOPE VI rede
velopments taking place in predominantly 
(50 per cent-i-) Black neighbourhoods, it is 
possible to focus more directly on the issue 
of Black displacement. Sixty-two per cent of 
the neighbourhoods in our overall sample can 
be classified as predominantly Black in 1990. 
Table 9 summarises the displacement infor
mation for projects in these neighbourhoods.

The data indicate that, in HOPE VI neigh
bourhoods in which Blacks were the largest 
racial group, they constituted on average 84 
per cent of the population in 1990. For all 
projects that began in the 199Cs, the Black 
population declined four percentage points 
(84.0 to 79.9). For projects that went as fai 
as demolition, the decline was six percentage 
points (84.7 to 78.8). In absolute numbers, the 
average reduction in Black population over the

Taken together, the data presented in this 
section suggest that, while significant sec
ondary displacement of African Americans 
occurs in some cases, there are offsetting 
examples where no such indirect displace
ment has occurred or where African American 
populations have actually increased in the 
neighbourhood. HOPE VI projects seem to 
generate a range of racial outcomes not easily 
summarised.

Figure 3 arrays HOPE VI projects along two 
dimensions; change in poverty and change 
in African American population, relative to 
changes taking place in the city as a whole.8 
The most populated quadrant is the lower left 
which contains neighbourhoods experiencing 
White gentrification. These are neighbour
hoods that saw a relative and sizeable reduc
tion in poverty and a relative and sizeable 
reduction in African American population. 
A smaller number of neighbourhoods saw a 
reduction in poverty with little to no change 
in race, or even an increase in the Black popu
lation. These neighbourhoods could be said 
to be undergoing Black gentrification.

The full national sample of HOPE VI proj
ects includes a number of projects located in 
neighbourhoods that are not predominantly
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Figure 3. Relative changes in race and poverty in HOPE VI neighbourhoods, for projects that 
relocated residents prior to 2000 (n = 100).

Indirect displacement of African Americans in predominantly Black HOPE VITable 9.
neighbourhoods

First grant in 
1990s 

(n = 108)

Relocation in 
1990s 

(n = 62)

Demolition in 
1990s 

(n = 39)Neighbourhood characteristics

Mean Black population, 1990
Mean percentage Black, 1990
Mean Black population, 2000
Mean percentage Black, 2000
Mean expected reduction in Black population3
Mean reduction in Black population
Per-project displacement effectb
Excessive reduction in Black population3

4824 4927 5232
84.0 84.784.2

3643 3486 3539
79.9 78.7 78.8
1005 1175 1372
1180 1441 1694

175 256 322
19 974 11155 12 524

3 The reduction in the neighbourhood Black population if the neighbourhood change had matched 
the overall city change.
b Actual reduction in neighbourhood Black population minus the expected reduction. 
c Sum of per-project displacement effects.
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decade was 1005 persons foi projects begun 
in the 1990s. For projects that completed 
relocation, the reduction was 1175 and, for 
projects that moved to demolition, the aver
age reduction in Black population was 1372. 
The per-proiect displacement impact isolates 
the reduction in Black population above 
(or below) what is expected given city-wide 
trends. Predominantly Black neighbourhoods 
with HOPE VI projects initiated in the 1990s 
saw a reduction in the Black population of 175 
more than expected given city-wide trends. 
For projects that went to relocation, the dis
placement effect was 256 and it was 322 for 
projects that saw demolition du ring the 1990s.

Once again, ihe national averages hide a 
great deal of variation. Figure 4 provides a look 
at projects that took place in African American

neighbourhoods. The predominance of White 
gentrification is more pronounced m this 
sample of projects. Twenty-seven HOPE VI 
neighbourhoods (44 per cent of this sample) 
saw a significant decline in both poverty and 
African American population.

Black gentrification characterises 18 per 
cent of the HOPE VI neighbourhoods that 
began the 1990s with a predominantly Black 
population. These neighbourhoods are 
highlighted in the rectangle within Figure 4. 
While Chicago’s Bronzevilie neighbourhood 
surrounding ihe Robert Taylor Homes is 
included in this group, the data reveal that 
Black gentrification is also occurring in HOPE 
VI neighbourhoods in Pittsburgh, Charlotte, 
Columbus (Ohio), Louisville and Wilmington 
(North Carolina), among other places.
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Figure 4. Relative changes in race and poverty in predominantly Black HOPE VI 
neighbourhoods, for projects that were demolished prior to 2000 (n = 62).
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Neighborhoods that are near the intersection an update of the urban renewal experience of 
of the two axes have not experienced signifi - the 1950s and 1960s. 
cant change in either poverty or racial pro
file. In these neighbourhoods, the HOPE VT can be distinguished from the urban renewal 
project has seemingly not triggered any larger story in one important way—the degree of 
neighbourhood change Finally, the smallest neighbourhood change that it has induced, 
number of neighbourhoods see a sizeable The data presented heie indicate that public 
decline in African American residents but no housing demolition and redevelopment are 
change m poverty (desegregating neighbour- generating a wide range of neighbourhood 
hoods) or see an increase in poverty with little outcomes, the most common of which are

patterns of Black or White gentrification. 
While urban renewal often cleared land that 
remained fallow for years because of the lax 
land investment markets that characterised

The current surge in demolition, however,

racial change.

Discussion
central cities in the 1950s and 1960s, publicPublic housing demolition is playing a signifi

cant role in current patterns of gentrification housing demolition from the mid 1990s 
in the US. Local officials have energetically through 2007 took place in the context of

highly active real estate markets in many cities.pursued demolition of older public hous
ing projects in many cities to clear away the Furthermore, agencies often targeted public 
physical and social impediments to renewed housing in neighbourhoods where the poten- 
private-sector investment in inner-city neigh- tial tor spillover effects were greatest (Wyly 
bourhoods. These efforts have displaced and Hammell, 1999) and, in fact, were asked

to do so by HUD. In the aggregate, redevelop
ment projects that begau in the 1990s were

hundreds of thousands of very-low-income 
families since the 1980s and have had a dis

not associated with a significant amount of 
neighbourhood racial turnover. Public hous- 
;ng transformation has in some cities led to

proportionate impact on African Americans.
The disparate impact, furthermore, is not 
merely the result of the fact that Blacks are 
over-represented in public housing. Faced gentrification that entails significant racial 
with a range of public housing projects to turnover as well as changes in the income pro
sweep away, local housing authorities have file of the neighbourhood. This pattern was 
systematically chosen projects that, even by found in close to half of the HOPE VI projects 
the standards of their own city, are dispropor- in predominantly Black neighbourhoods. The
tionately inh abited by Black fam ilies. data also show that one in five predominantly

The racial dimension of gentrification has African American communities with a HOPE 
been, according to Moore (2009), under- VI project experience Black gentrification— 
theorised. Recent evidence of Black gen- i.e. a significant reduction in poverty without 
trification has led to closer scrutiny of race racial change. HOPE VI triggered significant 
in gentrifying neighbourhoods. The data poverty reduction in most neighbourhoods, 
presented here indicate that, in third wave but was associated with racial turnover in a 
gentrification—in which the state often takes smaller number of places, 
the lead with high-profile redevelopment The neighbourhood change analysis pre
investments—race-based displacement is a sented in these pages must be regarded as 
prominent characteristic. The current prac- preliminary given three important consider- 
tice of tearing down public housing and the ations. First, although the data reveal exam • 
massive displacement of low-income, African pies of Black gentrification as well as other 
Americans that has ensued is, in many ways, paths of neighbourhood change triggered by
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public housing transformation, the analysis 
cannot shed light on why neighbourhoods 
move down one of these paths or another. 
Additional reseaich is needed to identify the 
circumstances that produce, for example, 
Black gentrification as opposed to White 
gentrification, or the conditions under which 
public housing transformation is not able to 
generate any larger neighbourhood changes.

Sec ondly, the amount of indirect displace
ment is probably underestimated because 
very few of the HOPE VI piojects that form 
the basis of this analysis had completed the 
redevelopment process. As a result, the analy
sis more closely reflects the initial population 
changes associated with demolition and 
displacement. It is possible, indeed probable, 
that some if not most neighbourhood cnange 
dynamics would begin or accelerate after rede
velopment is complete, producing subsequent 
settlement patterns that could reflect changes 
greater than those discovered by this analysis.

Finally, the neighbourhood data measure 
change over a 10-year period- The public 
housing redevelopment is only one event, 
albeit a major event, in that 10-year period. 
Although the analysis controls for broader 
market changes within the local economy, it 
is difficult to say, for any given neighbour
hood, whether public housing redevelopment 
produced the neighbourhood change seen, or 
was simply a part of a trend that began before 
demolition. Whether public housing demoli
tion was the cause of neighbourhood change 
or followed neighbourhood change requires 
more fine-grained data and analysis. The 
analysis confirms, however, the observations 
of previous studies that identify the central 
importance of public housing transforma
tion to patterns of gentrification in US cities.

environment combined with the displacement 
of lo w-income residents in favour of higher 
socioeconomic groups (see for example, 
Marcuse, 1985; and Smith and LeFaivre, 1984).

2. The sample was created by combining the lists 
ofthe 150 largest US cities in 1990 and in 2000. 
This produced a list of 169 places, of which 30 
were suburban communities. Given the lack of 
publi c housing in these suburban communities, 
they were removed from the analysis.

3. It should be noted at this juncture that the 
HUD database is dependent on the reporting 
by local housing authorities. For some cities 
in some years, no racial occupancy data are 
reported for any units.

4. Information on project characteristics was 
obtained from various sources, including 
IIUD and local housing authorities. Address 
information was obtained from HUD and 
verified through direct observation, on-line 
sources and from local housing authorities.

5. The definition of neighbourhood is a difficult 
issue in large- n research. Jargowsky (1995} used 
census tracts, arguing that they are ‘the only 
realistic choice’ for national studies. Zielenbach 
(2002) defined neighbourhood to include 
the tracts that contained HOPE VI projects 
and all other tracts that abutted but did not 
include the site. Tracts were weighted by the 
percentage of the projects’ units within each 
tract, with abutting tracts counted as 5 per' cent 
of the weighted average. The US GAO (2003) 
defined HOPE VI neighbourhoods as the set 
of census block groups adjacent to the block 
group containing the HOPE VI site. Fosburg 
etal. (1996) allow local research associates to 
define neighbourhood according to local usage.

6. The number of residents displaced is estimated 
by multiplying the average household size in 
each project by the number of occupied units.

7. This suggests another standard against which 
to judge whether a disparate impact has 
occurred—-the proportion of public housing 
residents who are African American in the 
average large US city. In the average large 
city in the US in 1996,59.7 per cent of public 
housing residents were African American. By 
this standard, there is very large disparate 
impact, since the average demolished project 
was 79.7 per cent African American Thus, 
demolished projects contained 33 per cent

Notes
1. The definition of gentrification used here is 

the convenuonal one that highlights physical 
upgrading of the housing stock and built
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Comey, J. (2007) HOPE VI’d and on the move. Brief 
No. 1, Metropolitan Housing and Communities 
Center, The Urban Institute, Washington, DC.

more (7S.7/59.7 = 1.33) African Americans 
as a proportion of all residents than would 
have been expected had demolitions occurred 
in projects that were representative of public Curley, A. M. (2009) Draining or gaining? The 
housing in all cities in the sample.

8. The data are shown only for those projects 
that moved to relocation during the 1990s.
The distribution of projects along these two Fosburg, L. B., Popkin, S. T. and Locke, G. (1996) 
dimensions is similar for projects that only 
received their funding in the 1990s and for 
those projects that moved to demolition in

social networks of public housing movers 
in Boston, Journal of Social and Personal 
Relationships, 26(2/3), pp. 227-247.

An historical and baseline assessment of HOPE 
VI. VolumeI: cross-site report. US Department of 
Housing and Urban Development, Washington, 
DC.1990s.

Gallagher, M. and Ba;aj, B. (2007) Moving on: 
assessing the benefits and challenges of HOPE 
VI for children. Policy Brief No. 4, The Ui ban 
Institute, Washington, DC. 

urban renewal: the Near North redevelopment Gibson, K. J. (2007) The relocation of the
initiative and the Cabrini-Green neighbor 
hood, in: A. Reed Jr (Ed.) Without Justice for 
All: The New Liberalism and Our Retreat from 
Racial Equality, pp. 175-211. Boulder, CO:
Westview Press.

Boston, T. D. (2005) The effects of mixed-income 
revitalization and residential mobility on public 
housing residents, a case study of the Atlanta 
housing authority, Journal of the American 
Planning Association, 71(4), pp. 1-19.

Boyd,M. (2008) Jim Crow Nostalgia: Reconstructing 
Race in Bronzeville. Minneapolis, MN: University 
of Minnesota Press.
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he financial impacts of gentrification on Black and Latino homeowners 
have important consequences for racial inequality in household wealth, 

but this link has not been extensively studied (but see Bostic and Martin 
2003; Freeman 2006). It is well established that, twentieth-century U.S. real 
estate institutions created a racialized geography of homeownership that 
financially disadvantages Black and Latino households into the present 
(Oliver and Shapiro 1995; Gotham 2002; Conley 1999). Increased gentrifi
cation at the beginning of the twenty-first century disrupts the dominant
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racialized geography of the past, as capital flows to neighborhoods previ
ously neglected by real estate institutions that primarily served White, sub
urban homeowners (Smith 1996; Wyly, Atia, and Hammel 2004; Stuart 
2003; Hackworth 2002). By definition, gentrification includes not just rein
vestment in the built environment but some degree of population transition 
from lower to higher-class residents (Smith 1979). There are fears that pop
ulation transfers because of gentrification further undermine the position of 
Black and Latino homeowners and result in a new geography of homeown
ership where opportunity for wealth creation is as unequal as in the past 
(Wyly and Hammel 2004; Shaeffer and Smith 1986; but see Freeman 
2006). For the relative effect of gentrification to be better understood, fur
ther research needs to determine how many Black and Latino homeowners 
are affected by gentrification, how many maintain assets in gentrifying 
areas over time, and the extent to which it might enhance their equity build
ing experience relative to elsewhere.

This article presents an initial exploration of how gentrification is restruc
turing racial disparity in home equity building across several U.S. metropoli
tan statistical areas (MSA1. I find and subsequently analyze gentrification 
occurring in seven metropolitan areas: Denver, Miami, New Orleans, 
Oklahoma City, Phoenix, Portland, and Seattle. Within these MSA, the effects 
of gentrification on racial inequality vary considerably, but one predominant 
trajectory can be identified in four of the seven. These gentrifying areas have 
relatively high concentrations of Black or Latino homeowners at the onset, and 
levels of home equity for the median Black or Latino homeowner generally 
mcrease as gentrification proceeds. However, it must be noted that these 
homeowners are a select group who are more economically fortunale relative 
to oilier owners and, of course, renters. Although Black and Latino homeown
ership is generally increasing, gentrifying areas are home to a declining share 
of homeowners over time and offer less ownership opportunities for younger 
Black and Latino households.

Linking Gentrification and Home Equity Building

According to Freeman (2006, 60): “That homeowners would stand to 
benefit from gentrification is an obvious if sometimes overlooked result of 
gentrification.” The gentrification of a homeowner’s surrounding neighbor
hood can increase access to financial capital, and provide financial gains 
through increased property values (Filion 1991; Hammel 1999). However, 
social constructions of race structure both lending markets and the conditions
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determining land values, so the benefit of these neighborhood effects is 
likely to be uneven with respect to the race of the homeowner and/or 
dependent upon racial transition of the neighborhood (Wyly and Hammel 
2004; Stuart 2003). Freeman (2006) demonstrates that particular Black 
homeowners do benefit financially from gentrification, but the overall 
effect of gentrification on the equity building of Black and Latino house
holds has not yet been fully described.

Capital markets provide uneven access to home mortgage credit accord
ing to neighborhood and race with important consequences for home equity 
growth (Listokin and Wyly 2000; Ross and Yinger 2002). Across U.S. 
urban areas, lenders disproportionately channel Black and Latino house
holds to subprime lending products, to some extent because of differences 
in savings and credit histories (Stuart 2003; Wyly and Holloway 2002; 
Belsky and Calder 2005). Subprime loans may simply involve a higher 
interest rate, but those labeled “predatory” often include unfavorable and 
deceptive terms such as large penalties and ballooning payments (Lord 
2005; Collins, Belsky, and Case 2005). Higher interest rates alone might 
not prevent positive equity growth, especially where gentrification 
enhances property value appreciation (see below). On the other hand, truly 
predatory loans can impose a financial burden that leads to debt and fore
closure even where property value appreciation is strong (Lord 2005).

Although gentrification may not directly contribute to predatory lending, 
the two are likely to coincide because both tend to occur in areas previously 
underserved by mainstream financial institutions (Wyly, Atia, and Hammel 
2004). Even as capital flows to gentrifying neighborhoods from prime 
lenders increase, outside groups with better connections to financial insti
tutions can enjoy better access to the most lucrative financing than estab
lished residents (Knopp 1991). Homeowners who purchased homes before 
the onset of gentrification may not have previous experience with main
stream lenders, especially if they are Black or Latino, and this type of 
homeowner is commonly targeted by predatory lenders (Lord 2005; Wyly 
and Holloway 2002; Collins, Belsky, and Case 2005). There is therefore a 
danger that predatory lenders will dispossess established Black and Latino 
homeowners of home equity gained during gentrification.

Gentrification is commonly thought to benefit homeowners through 
increases in property values, and this value can be produced through improve
ments to a property’s use value or increases in land value (Smith 1979; 
Hammel 1999). Sweat equity, or homeowners’ personal efforts to add value to 
their property, can help begin the gentrification process (Caulfield 1994; Ley 
1996) but becomes less important as gentrification becomes more capital
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intensive (Filion 1991; Hackworth 2002). The rent gap theory of gentrification 
theory emphasizes that gains in property value are not exclusively achieved 
though value added to buildings but by increased ground rents, or what is com
monly know as land value (Hammel 1999; Smith 1979).

The racialization of neighborhoods has historically depressed ground rents, 
and thereby property values, for homeowners in Black, Latino, and racially 
mixed neighborhoods (Gotham 2002). Across the United States, there is evi
dence that Black and Latino households continue to experience lower levels of 
home value appreciation than White households, even when controlling for a 
range of factors like income (Cervero and Duncan 2004; Collins and Margo 
2003; Flippen 2004). Additional research indicates that real estate marketing 
continues to be guided by social constructions of race that devalue neighbor
hoods populated by, or associated with, Black and Latino households (Johnson 
and Shapiro 2003; EJlcn 2000; Galster and Godfrey 2005). Although wealth
ier Black homeowners have contributed to gentrification in particular neigh
borhoods (Freeman 2006; Bostic and Martin 2003), the marketing of 
gentrification can include strategies to raise local land value by rendering 
pooler Black and Latino residents less visible (Wilson and Giammenos 2005).

In summary, there are several reasons to believe that social constructions of 
race are important in positioning homeowners amongst either the victims or 
beneficiaries of gentrification. Although Black and Latino homeowners can
not be considered as part of a displaced population a priori ( Bostic and Martin 
2003; Freeman 2006), White privilege does seem important in securing the 
financial benefits of gentrification, as it has been in other forms of uneven res
idential development (Gotham 2002; Self 2003). Thus far, however, studies of 
gentrification have not attempted to measure changes in home equity among 
different types of households. The empirical component of this article explores 
three general hypotheses about how gentrification affects racialized geogra
phies of equhy building with data from several U.S. metropolitan areas.

Measuring Gentrification and Wealth

The following analysis seeks evidence for the following hypotheses, 
developed from the literature reviewed above. First, gentrification occurs in 
areas where racially marginalized homeowners ate concentrated at the 
onset. Second, gentrification enhances equity building unevenly with White 
households benefiting most. Finally, gentrification results in negative net 
migration of Black and Latino homeowners by decreasing stability and 
increasing barriers to entry.
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I use the American Housing Survey’s (AHS) Metropolitan Sample to 
explore the effects of gentrification and racialization on home equity build
ing in 26 major U.S. MSA between 1994 and 2004 (U.S. Dept, of 
Commerce 1994, 1995, 1996, 2002, 2004). The AHS includes alongitudi 
nal sample of approximately 5,000 housing units in most of the major MSA 
across the country. This analysis takes advantage of all of the MSA for 
which detailed AHS data is available in this time period, resulting in a 
diverse, contemporary sample including some lesser studied cities. I ana
lyze each MSA at two survey periods and relate changes in nomeowners’ 
surroundings to changes in equity building outcomes.

Gentrification is measured by class change within a metropolitan sub
area, or zone.1 The class of households defined here as potential gentrifiers 
includes those whose household income exceeds the MSA median and 
where the head of household is a college graduate. Potentially gentrifying 
zones have a below average concentration of this group at the first survey 
period and lie completely within the 1990 Urbanized Area. This excludes 
areas that are already elite or not fully built up. Using the longitudinal fea
tures of the AHS, I separate households who are present at both survey peri
ods from those who move in or out of housing units between surveys. In 
each potentially gentrifying zone, I conduct a chr square test (95% confi
dence level) of the hypothesis that residents moving in are significantly 
more likely to be high-income and college educated than residents moving 
out7 Gentrification, classically the rehabilitation of the existing housing 
stock, here may include a mix of infill, new construction, demolition, 
and/or succession. These processes may all combine to change the charac
ter and valuation of a neighborhood and can therefore have a common 
effect on existing homeowners (Davidson and Lees 2005; Smith 2002). 
This broader definition is useful when considering the overall impact of 
reinvestment and class change on cites but loses some of the richness and 
specificity of the classic definition (Boddy 2007).

Table 1 shows the classification of zones in each MSA according to the 
potential for gentrification and the observation of gentrification. Zones not 
eligible for gentrification include “Edge Growth” zones that lie outside the 
1990 Urbanized Area, and “Elite” zones where an above average concentra
tion of wealthy, college-educated households already exists at the initial sur
vey. Potentially gentrifying zones include “Not Gentrifying” zones that do 
not have a significant influx of wealthy college-educated households, and 
“Gentrifying” zones where households moving in ate significantly more 
likely to be wealthy and college-educated than households moving out 
between surveys. Gentrification is observed in seven MSA, which are
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subsequently the focus of further analysis. The nonobservation of gentrifica
tion in any other MSA should not be taken as evidence that no gentrification 
is occurring in these cities, because it may exist at smaller scales or other 
scales not captured by the boundaries of the AHS zones. These instances of 
gentrification would need to be studied using an alternate data source.

For further analysis, the owner-occupied households in each MSA with 
gentrification are stratified by exposure to gentrification in their zone of res
idence and also by race. Table 2 presents the sample size, weighted popula
tion count, the percentage who are Black or Latino, and the percentage of 
homeowners residing in gentrifying zones, all observed at the first survey 
period. Table 3 describes the homeowner characteristics at the second survey 
period. Research on the social construction of race has established that race 
has no objective basis to be measured, but the measurement of race is impor
tant here in explaining how this social construct produces mateiial differences 
across households (Holloway 2000). Current housing research suggests that 
racialization in home equity building exerts the greatest disadvantage on 
Black or Latino homeowners and advantages White homeowners (Flippen 
2004; Krivo and Kaufman 2004). 1 operationalize households racialized 
Black as those with a household head self-identifying as Black, solely or in 
combination with other races. Similarly, Latino households are those identi
fying as Hispanic or Latino in any combination with race. For White house
holds, the head identifies as White alone and not Latino.

I measure the exposure of a particular- group of homeowners to gcntrifi- 
cation by the percentage residing in a gentrifying zone at each survey 
period. The first survey indicates initial exposure to gentrification while the 
second survey indicates how the distribution of homeowners changes as 
gentrification proceeds. Subsequently, the equity outcomes of Black ana 
Latino homeowners in gentrifying zones arc compared to both White 
homeowners in those zones and homeowners elsewhere in the MSA.3 
Equity is measured by the market value of the housing unit, including land, 
minus the outstanding balance of all mortgages,4 as it has been measured in 
other research using this survey (Lam and Kaul 2003). I consider how gen
trification enhances equity building by comparing median equuy among 
homeowners stratified by race and exposure to gentrification.

Gentrification in Seven MSA

Within the seven MSA with evidence of gentrification, I identify a 
common trajectory describing the effect gentrification on Black and Latino
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Table 1
Number of AHS Zones Meeting Criteria for Gentrification by MSA

Potentially Gentrifying 
ZonesIneligible Zones

Edge Growth Not Gentrifying GentrifyingMSA Elite

Anaheim
Atlanta
Buffalo
Charlotte, North Carolina
Cleveland
Columbus, Ohio
Dallas
Denver
Fort Worth
Hartford
Indianapolis
Kansas City
Memphis
Miami
Milwaukee
New Orleans
Oklahoma City
Phoenix
Pittsburgh
Portland, Oregon
Sacramento
Saint Louis
San Antonio
San Bernardino
San Diego
Seattle

4 3 5
6 6 5
3 2 5
5 1 3

53 9
2 2 5
3 3 9

12 3 2
2 2 2
3 1 3
4 2 3
3 3 4
2 1 4
4 1 8 1

63 1
2 4 12
2 1 12
5 13 3

5 64
2 2 3
4 3 3
5 5 7
3 3 5
3 3 3
3 2 5

62 3 2

Note: AHS = American Housing Survey; MSA = metropolitan statistical areas.

homeowners. Figures 1-7 depict the extent to which the gentrifying zone of 
each MSA exhibits (1) a high concentration of Black and Latino residents 
at the onset, (2) greater, but racially uneven rates of equity growth, and (3) 
a decreasing presence of Black and Latino homeowners over time. The left 
section of each figure shows the percentage of homeowners who reside 
in a gentrifying zone at the first survey period and the percentage residing 
in the same zone at the next survey period. The right section shows median 
home equity levels in the successive survey periods for homeowners within
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Table 2
Characteristics of Homeowners at Initial Survey

Weighted
Count

Black / 
Latino (%)

Gentrifying 
Zone(%)Metropolitan Area Year N

1995 2,531
2,068
2,057
2,465
2,174
2,313
2,586

459,756
740,745
282,028
238,828
528,588
388,277
517,288

11.4 5.3Denver 
Miami 
New Orleans 
Oklahoma City 
Phoenix
Portland, Oregon 
Seattle

1995 43.0 3.3
1995 27.5 2.7
1996 9.410.4
1994 13.2 2.5

2.8 12.81995
1996 4.4 9.9

Table 3
Characteristics of Homeowners at Second Survey

Weighted
Count

Black / 
Latino (%)

Gentrifying 
Zone (%)Metropolitan Area Year N

568,542
890,891
302,888
262,011
739,135
458,998
596,535

2004 2,826
2,464
2,171
2,518
2,439
2,145
2,592

16.1 4.3Denver 
Miami 
New Orleans 
Oklahoma City 
Phoenix
Portland, Oregon 
Seattle

2002 51.2 3.0
2004 2.532.4
2004 8.011.7

2.02002 18.9
2002 4.0 11.2
2004 5.9 9.3

and outside the gentrifying zones. All figures compare the experience of 
Black or Latino homeowners with White homeowners.

The most common trajectory involves a relatively high concentration of 
Black and Latino homeowners at the onset of gentrification, increased 
median levels of home equity for these homeowners as gentrification pro
ceeds, and a relatively high attrition to other parts of the metropolitan area. 
This trajectory can be observed in Denver, New Orleans, Seattle, and 
Phoenix (figures 1-4). In Denver (figure 1), 1995,11% of Black and Latino 
homeowners reside in zones that will gentrify. As gentrification proceeds, 
median home equity increases substantially (250%) relative to both Black 
and Latino homeowners elsewhere and White homeowners. By 2004, the 
zone only accounts for 6% of Black and Latino homeowners, while its 
prominence for White homeowners has been more stable. As in most cities, 
gentrifying zones become less prominent over time for both groups of 
homeowners because they tend to grow at a lower rate than the MSA as a
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Figure 1
Exposure to Gentrification and Home Equity by Race, Denver MSA
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Exposure to Gentrification and Home Equity by Race, Miami MSA
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Figure 4
Exposure to Gentrification and Home Equity by Race, Phoenix MSA
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whole. New Orleans (figure 2) similarly has 7% of Black and Latino home
owners present at the onset of gentrification, a relatively high increase in 
median equity (68%) for these homeowners during gentrification, along
side a greater net migration away from this zone over time. In Seattle 
(figure 3), fully 35% of Black or Latino homeowners reside in a gentrify
ing zone at the onset, but this figure decreases to 19% eight years later 
while this zone comes to be an increasingly common place of residence for 
White homeowners. The median home equity of Black and Latino home
owners increases dramatically (99%) during gentrification.

Phoenix (figure 4) presents a similar tiajectory, although the deconcen
tration effect of gentrification is less clear. The percentage of homeowners 
residing in the gentrifying zone decreases from 6 to 4% for Black and 
Latino versus 2 to 1% for White homeowners, because both groups increas
ingly reside in other areas. Increase in median home equity is again highest 
among Black and Latino homeowners in the gentrifying zone at 94%.

Miami (figure 5) differs in that there is no greater niitial concentration of 
Black and Latino homeowners in the gentrifying zone. Just 3% of both White 
and Black or Latmo homeowners reside in the gentrifying zone at the onset, 
but after seven years, this declines to 2% for Black and Latino versus 4% for 
White homeowners. As in the four cities discussed above, Black and Latino 
homeowners who remain have substantial growth in median equity (114%).

Oklahoma City and Portland are the only two cities where gentrification 
does not increase home equity levels of Black and Latino household over 
time. In Oklahoma City (figure 6), Black and Latino homeowners are con
centrated in the gentrifying zone at the onset (28%) and remain so eight years 
later (22%). During this time, median equity levels actually decrease (-17%), 
while all other groups experience increases. In Portland (figure 7), Black and
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Figure 7
Exposure to Gentrification and Home Equity by Race, Portland MSA
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Latino homeowners are present in very small numbers at the onset, which 
makes it difficult to evaluate any effects of gentrification. The percentage 
residing in the zone does increases throughout the period from 7 to 12%.

Revisiting Hypotheses on Gentrification and Wealth

This is one of the first studies to measure how gentrification affects 
home equity levels among a diverse group of homeowners. However, there 
are several limitations to the empirical analysis presented in this article. The 
measurement of gentrification succeeds in providing several areas for 
investigation, but, although diverse, these are not representative of gentrify
ing areas nationwide. They are large aggregations not designed to capture 
gentrification that likely mix homeowners with varying exposures to gen
trification within their more immediate neighborhood. The associations 
between race, gentrification, and equity building presented here state 
median differences and do not capture variation within groups. I explore 
race as one important source of variation in gentrifying neighborhoods, but 
the difference presented may be confounded by a range of factors known to 
be important in the equity building process, such as age and household 
structure (Krivo and Kauffman 2004).

A brief look at age distribution reveals that Black and Latino homeown
ers in gentrifying zones are older than elsewhere, as table 4 depicts. The 
higher equity levels observed in gentrifying areas may partially result from 
higher age, because equity generally increases with age (Nothaft and Chang 
2005; Krivo and Kaufman 2004). Younger homeowners appear to be locat
ing elsewhere, and therefore gentrification affects particular cohorts of 
Black and Latino homeowners in particular ways. Unfortunately, the small 
sample size in any given zone prohibits a fuller consideration of the effects 
of gentrification on different age cohorts.

In spite of the limitations of this empirical study, I offer the following 
interpretations of three hypotheses, based on the evidence from Denver, 
New Orleans, Seattle, and Phoenix.

First, gentrification does seem to be occurring in areas where Black or 
Latino homeowners are concentrated. Although the sample considered is 
not representative, it provides evidence that gentrification is affecting 
racialized equity building patterns in several cities that are not usually con
sidered in gentrification research. Secondly, gentrification does seem to 
enhance equity building relative to other parts of metropolitan areas. The 
median experience for Black and Latino homeowners appears positive
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Table 4
Median age of Black and Latino Homeowners by Zone

Median Age: 
Gentrifying Zone

Median Age: 
Rest of AreaMSA Year

46Denver 
Miami 
New Orleans 
Oklahoma City 
Phoenix
Portland, Oregon 
Seattle

2004 53
542002 48
672004 53

2004 49 45
422002 41

2002 38 39
2004 53 44

Note: MSA = metropolitan statistical areas.

among those able to remain in the zone over the years. Finally, gentrifica
tion does seem to encourage the reconcentration of Black and Latino home
owners elsewhere in the metropolitan area.

These findings correspond to the initial hypotheses except for the fact 
that equity gains are generally not higher among White homeowners in gen
trifying areas. Although the median experience suggests Black or Latino 
homeowners benefit from gentrification, it is important to consider the 
extent to which this group of homeowners has become diminished and 
more selective as gentrification proceeds. Patterns of net migration prevent 
a more optimistic interpretation of gentrification’s effect on equity growth 
among Black and Latino homeowners.

The alternate trajectories observed in Portland and Oklahoma City lend 
further support to the notion that greater selectivity is behind the large gains 
in median home equity seen in the other MSA. In both of these cities, the 
gentrifying zone retains a large share of Black and Latino homeowners, but 
there is no increase in equity among them. Instead, only White homeown
ers seem to benefit from gentrification in these cases. In no case, therefore, 
does gentrification appear to be an unqualified benefit to Black and Latino 
homeowners. On the other hand, the financial benefit of gentrification 
found in five of the seven MSA does warrant further study. Some Black and 
Latino homeowners appear well positioned to translate the increased prop
erty values associated with gentrification into household wealth. This finding 
is important in light of the low rates of appreciation that have inhibited wealth 
creation for even middle-class Black and Latino homeowners under the 
racialized geographies of the past (Krivo and Kaufman 2004; Flippen 2004). 
For gentrification to have a more widespread affect on wealth creation, the
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increased cost of existing homes would have to be offset by new homeown
ership opportunities for households that are not already wealthy, included 
those who currently rent.

This article provides theoretical and empirical justification for the claim 
that gentrification is having significant effects on distribution of home equity 
wealth. Further research should continue to explore these hypotheses in ways 
that are sensitive to metropolitan level contingencies as well as to smaller scale 
variability within gentrifying areas. Future study should also account for con
founding factors like length of tenuie and household type to better estimate the 
interacting effects of gentrification and racializatian on home equity.

Notes
1. In the AHS, zones are relatively compact and contiguous reporting areas with a mini

mum population of 100,000 residents.
2. Although there is a general trend for the college educaled middle class to increase in 

number over time, this expansion has historically been absorbed by suburbanization, and the 
movement of this group to different neighborhoods within the existing urbanized area is char
acteristic of gentrification (Ley 1996).

3. Stratification is based on residence at the time of survey and is not longitudinal. It is 
therefore possible that Black or Latino homeowners are new comers to gentrifying areas.

4. Mortgage debt accounts for refinances or second mortgages between surveys, but home 
equity lines of credit arc not included.
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- HEALTHY FOOD STORES, GREENLINING AND 
FOOD GENTRIFICATION: Contesting New Forms 
of Privilege, Displacement and Locally Unwanted Land 
Uses in Racially Mixed Neighborhoods

ISABELLE ANGUELOVSKI

Abstract
Local activists engaged in contemporary environmental justice struggles not only 

fight against traditional forms ofhazardous locally unwanted land uses (LULUs), they also 
organize to make their neighborhoods livable and green. However; urban environmental 
justice activism is at a crossroads: as marginalized neighborhoods become revitalizedout
side investors start to value them again and they themselves invest in green amenities. Yet 
vulnerable residents are now raising concerns about the risk of displacement from their 
neighborhoods in consequence of environmental gentrification processes. Their fear is 
linked to environmental amenities such as new parks or remodeled waterfronts, as well as 
(most recently) healthy food stores. Using the case of a conflict around a new Whole Foods 
supermarket in Boston, MA, I examine how food venues and stores labeled as healthy and 
natural can create socio-spatial inequality together with privilege, exclusion and displace
ment in racially diverse neighborhoods. I analyze how high-end supermarket chains target 
inner-city neighborhoods for their growth and profit potential, and demonstrate that their 
arrival contributes to what I call ‘supermarket greenlining’. This greenlining illustrates the 
process of food gentrification, and the manipulation of health and sustainability discourses 
about food by healthy and natural food investors and their supporters The opening of high- 
end supermarkets thus converts such stores into new LULUs for historically marginalized 
groups.

Introduction
For 40 years, Pli-Lo Foods in Jamaica Plain, Boston was a neighborhood insti

tution. This was much more than a supermarket: it was a traditional Latino venue 
where customers would spend hours browsing through thousands of products, spices 
and herbs from all over Latin America and sharing life stories with one another Some 
would sit on milk crates outside the store to play dominos. Even if many white middle- 
class residents saw the store as untidy and poorly managed, for Latino residents and 
customers Hi-Lo represented a community, a neighborhood and a safe haven. It was 
a thriving business. Yet, on 14 January 2011, when Knapp Foods Inc. (owner of Hi-Lo) 
announced that the supermarket would close (offering no justification for the decision), 
it declared that the new management, Whole Foods Inc , would convert the store into 
a Whole Foods Market. Within a few days, a long-running conflict began between sup
porters of the new store and activists opposingthe opening of a Whole Foods Market in 
the traditionally Latino area of Hyde Square

Traditional environmental justice (F,J) struggles were centered around toxic 
waste sites and contaminating facilities and industries, traditionally known as locally 
unwanted land uses (LULUs) (Bullard, 1990; Bryant and Mohai, 1992; Lerner, 2005; Sze, 
2007; Downey and Hawkins, 2008; Moha: et al., 2009). Over time, however’, the urban 
E J agenda has become more diversified, targeting neighborhood blight and degradation 
so that historically marginalized neighborhoods may benefit from improved environ
mental conditions and become more green and livable (Agyeman et ah, 2003; Fellow 
and Brulle, 2005; Gottlieb, 2009; Fitzgerald, 2010; Checker, 2011; Gould and Lewis,
© 2 0 ^ 6 LR6AN RESEARCH PUB2'CAT|ONS LiMITFD
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2012; Anguelovski, 2013a; 2014). Examples include the growth of urban farming and 
community gardening in Boston around foreclosed abandoned houses or on vacant 
dirty lots; the regeneration of rivers and parks in Los Angeles; or the retrofitting of 
low-income housing in Baltimore

Yet EJ activism in cities seems to be at crossroads: as neighborhoods become 
revitalized, private investors start to value them again. After decades of disinvestment, 
municipalities are cleaningup dirty waterfronts and restoringparks; private developers 
are buying dilapidated buildings and transforming them into luxury condominiums 
with adjacent community gardens; and subsequently residents from higher economic 
backgrounds are moving in and enjoying new amenities such as parks and other green 
spaces. Neighborhood environmental transformation is slowly triggering the displace
ment of low-income residents and people of color. This process, generally studied 
through municipal sustainability planning and projects, illustrates what is now called 

‘green gentrification’ or ‘ecological gentrification’ (Dooling, 2009; Checker, 2011; Gould 
and Lewis, 2012). Environmental gentrification trends complicate the task of environ
mental justice groups and the residents they support, with activists at risk of suffering 
a backlash manifested as co-optation of much of their long-term work towards more 
green, livable and sustainable neighborhoods (Checker, 2011).

As a result, environmental gentrification has met with protest—most recently 
directed not only at municipal plans for neighborhood greening: conflicts are also emerg
ing focused on new stores offering fresh, natural and organic produce. This has been the 
case with the corporate supermarket chain Whole Foods and its acknowledged ‘Whole 
Poods effect’ (i.e. the increase in property prices in the vicinity of a new Whole Foods 
Market and the related socio-demographic changes this process entails) (Goss, 2006). 
News reports proliferate concerning this trend (Doig, 2012; Donato-Wcinstein, 2014). A 
November 2014 Google search using ‘Whole Foods’ and ‘gentrification’ generated more 
than 58,900 results. Greater scholarly attention thus needs to be paid to environmental 
gentrification in the form of healthy food stores, rhe symbolism and significance they 
carry for a neighborhood, and the multiple experiences of displacement that arise from 
them. In this article, I use qualitative data obtained through fieldwork during and after 
a conflict over the opening of a Whole Foods Market in Jamaica Plain, Boston to exam
ine the production of healthy food stores as undesirable places in the multiracial neigh
borhood. This article is emplaced in the environmental justice and environmental 
gentrification literature. Even though some of the concerns of activists are related 
to the alternative food movement and threats to food justice, I choose here to focus 
my analysis using a different framework that emphasizes new forms and processes of 
(environmental) gentrification.1

Data analysis shows that environmental goods in the forms of‘natural’ healthy 
food stores are perceived by activists as new incarnations of environmental gentrifica
tion and ‘environmental privilege’ (Park and Pcllow, 2011), that is the exclusive access 
that whiter and wealthier residents have to prime environmental amenities (parks, 
woodland, etc.) and to exclusive green neighborhoods—triggering heightened feelings 
of erasure and displacement. They are the reverse manifestation of supermarket redlin
ing (Eisenhauer, 2001) in the 1970s, when supermarket chains left declining inner-city 
neighborhoods in search of higher profits and new customers in the suburbs (even 
though both processes of redlining and greenlining result in the decreased availability 
of affordable food for vulnerable residents, while more affluent and whiter communi
ties are assured that access). Today, high-end supermarket chains identify inner-city 
neighborhoods as desirable for growth and profit potential, and their arrival contrib-

I examine the conflict in the context of the alternahve fooo movement and food justice literatures in a separate 
article (Anguelovski, 2015).

1
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utes to the multifaceted transformation of neighborhoods. 1 call this trend ‘super
market greenlining’, encompassing both act (i.e. targeting certain neighborhoods for 

‘healthy’ supermarket development) and outcome (i.e. decreased access to multiple 
resources—reasonably priced food and cultural safe havens—for minority and low 
income communities).

I thus argue that when supermarket greenlining occurs, it produces new socio- 
spatial patterns and experiences of environmental inequality and exclusion, transform
ing these amenities into new locally unwanted land uses (LULUs) for vulnerable 
residents. LULUs comprise not only toxic sites and industries, as highlighted by much 
of the traditional EJ literature, but can also include green amenities Protests against 
current urban redevelopment dynamics highlight the multiple forms of exclusion and 
displacement produced by food gentrification, and by the manipulation of health and 
sustainability discourses about food. While such trends are now increasingly frequent 
in revitalizing US metropolises, they also are present in European and Canadian cities 
where large health food chains are opening stores in changing neighborhoods and 
where there is much talk about ‘food gentrification’.

Neighborhood revitalization, environmental gentrification and recent 
environmental justice activism
In neighborhoods undergoing gentrification, developers, investors and higher- 

income individuals purchase properties and redevelop them for richer residents (Smith, 
1986; Anderson, 1990) Profits are made through the exploitation of rent gaps, with 
canny investors buying up dilapidated and abandoned houses and plots (Smith, 1987). 
Today, neighborhoods like Harlem (New York), Bronzeville (Chicago) and Treme (New 
Orleans) are seeing a fomi of‘new urban renewal’ as their land is appropriated afresh 
and speculated upon. Municipal decision-makers rebrand neighborhoods previously 
portrayed as blighted, declaring them to be new cultural artifacts and sites of revital
ization and tourism development, which investors then colonize for their own devel
opment projects (Davila, 2004; Boyd, 2008; Hyra, 2008, Brand, 2015). Over the last few 
years, these multi- tier dynamics have come to include another dimension: neighborhood 
greening through public and private investments. Urban environmental improvements 
are intertwined with processes of inequality (re)formation and gentrification.

Recent studies have unveiled correlations between urban land clean-up; invest
ment in green or open space creation or rehabilitation, waterfront redevelopment, 
ecological/green design or ecological restoration; and changes in demographic patterns 
and property values. For instance, as contaminated Superfund sites are cleaned up, hous- 
ingvalues appreciate by up to 18% within a 1 km radius (Gamper-Rabindran et ah, 2011).2 
When sites are removed from the Superfund list, mean household income tends to 
increase by 26% and the share of college graduates by 31% (Gamper-Rabindran and 
Timmins, 2011). In other words, the reduction of contamination and redevelopment of 
brownfield sites do not seem to work for the benefit of those residents originally 
exposed to environmental toxins, but rather for wealthier and more educated groups 
who choose to move into the neighborhood.

This process of combined greening and marginalization has been called eco 
logical gentrification, that is ‘the implementation of an environmental planning agenda 
related to public green spaces that leads to the displacement or exclusion of the most 
economically vulnerable ttuman population white espousing an environmental ethic’ 
(Dooling, 2009:630).‘Gentrification’highlights the faetthatnewor restored environmen
tal goods tend to be followed by rising property values, which in turn attracts the higher

The US Environmental Protection Agency's Superfund program is responsible for cleaning up some of the country's 
most contaminated land and responding to environmental emergencies, oil spills and natural disasters.

2
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social classes, while creating a greater gap with poorer neighborhoods where the lower 
socio-economic classes are forced to move because these are the only places they can 
afford (Gould ana Lewis, 2012).

A variety of social actors—public officials, private investors and homebuyers 
themselves—participate in and produce patterns of neighborhood gteening and eco
logical gentrification. Political leaders advance urban sustainable development and 
livability plans designed to increase urban density and create compact and green devel
opment (Rosol, 2013). For instance, m the context of urban development and sustain
ability planning, the City of Toronto recently sold public waterfront land and offered 
financial and educational incentives, such as LEED (greenbuildingcertification) training, 
to real estate developers (Bunce, 2009). In turn, real estate developers use discourses 
highlighting the value of their environmental projects, while for the most part defend
ing their corporate interests. In Vancouver, for example, developers are encouraging 
people’s engagement in gardens adjacent to new high-end housing, pointing to the 
importance of such engagement in enhancing residents’ quality of life and promoting 
community wellbeing (Quastel, 2009). New residents also play a role in environmental 
gentrification: they purchase houses in revitalized neighborhoods, use new amenities 
and even shape rules and norms for the use of amenities such as parks (Checker, 
2011). Poorer people are removed from their former residences and kept away from 
environmental transformations and the spaces where they lived (and would like to 
continue living). In some cases, wealthier and white groups even enjoy natural areas 
thanks to the invisible dedication of marginalized workers, while at the same time 
accusing them of damaging pristine natural spaces and excluding them from spaces of 

■environmental privilege’ (Park and Pellow, 2011). In sum, elites control and manipulate 
urban environments for their own interest, and do so at the expense of fragile groups 
(Heynen et ah, 2006; Bryson, 2013).

The process of environmental gentrification holds the promise of multiple eco
nomic benefits. Green spaces and infrastructure have been shown to foster economic 
growth and regeneration through new business development (De Sousa, 2003, Low 
eta/., 2005; Dool ing, 2009; Quastel, 2009). Cities enhance their competitiveness and stra
tegic growth as they encourage new green investments and proj ects (Tretter, 2013). Today, 
the economic success of cities seems to depend on good quality of life and an attractive 
environment, making the manipulation of this environment a critical factor in enhanc
ing the competitive landscapes of cities (Gibbs and Krueger, 2007). In a neoliberal urban 
agenda, cities capture mobile capital and compete for urban green transformations that 
can make them more attractive to investors. Sustainability agendas reflect a logic of 
competitive and entrepreneurial urbanism in which real estate development occupies a 
key role. Rather than being an obstacle to capital accumulation, sustainability planning 
and implementation are actually constituent parts of it and enable its survival (Gibbs 
and Krueger, 2007; Keil, 2007).

Today, ‘sustainability’ also embodies a post-political, post-democratic and acon- 
flictual turn, in which neolibeial governance regimes promote greening projects in 
cities while putting an end to real politics of the environment and debates about the 
goals and impacts of such projects (Swyngedouw, 2007; 2009). It has become a rather 
technical question, pushing aside core urban issues at the intersection of racial inequali
ties, social hierarchies and environmental privilege Many green urban redevelopment 
projects promoted on the grounds of their sustain ability-enhancing potential fail in 
reality to consider the existing conditions of the area, including social vulnerabilities 
(Pearsall and Pierce, 2010; Rcsan, 2012). For instance, in New York City, elderly residents, 
people in rent-stabilized units and families receiving government assistance seem to 
be particularly vulnerable to sustainability planning and brownfield redevelopment 
sponsored by PlaNYC (New York’s sustainability plan), and often have no choice other
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than moving out because of the lack of existing policies to support them (Pearsall, 2008; 
Checker, 2011).

In many ways, green gentrification is the logical follow-up and extension of 
what urban renewal critics such as Don Parson (1982), Mindy Fullilove (2001) and John 
Berancur (2002) called ‘Negro removal’ or ‘Latino removal’: displacement is followed by 

‘green and white arrival’ In other words, the racial aspect of whiteness is in some ways 
invisibilized by words such as ‘green’. As new luxury housing developments accompany 
greening, developers and real estate agents often point to the diversity and ‘authentic’ 
black experiences of residents for newcomers who might move into places such as 
Harlem, ultimately reshaping and sacrificing the sites where local identity was best 
represented. As they benefit from the gt eening of the neighborhood, they also physically 
and symbolically whiten it.

Environmental gentrification is increasingly being met with civic protest. As resi
dents fight against the replacement of their community space and gardens by housing 
complexes and other developments, they express concern about government projects to 
maximize exchange value while making the city more beautiful and sanitized (Tretter, 
2013). Most recently, activists have also contested the transfoi mation of streets into 
motors of gentrification. In Portland, municipal plans created in the context of the 
Complete Streets movement and meant to improve biking safety along North Williams 
Avenue have met with resistance from locals, who argue that safety seems to have only 
become a concern since white residents started movingto the neighborhood (Agyernan, 
2013).

Today, the greatest conundrum for EJ groups and organizations is seeing their 
longstanding demands for urban sustainability backfiring on them. For instance, in 
NYC during the 2000s, the EJ organization WEACT had the opportunity to influence 
and shape the city’s green agenda as developed in PlaNYC. However, the renovation 
of parks such as Marcus Garvey Park showed how much sustainability initiatives in 
the city underestimated social and political considerations, with the restoration being 
accompanied by the construction of expensive condominiums ranging in price frcm US 
$500,000 to US $2 million and the enforcement of new park rules outlawing cultural 
practices by traditional users (e.g. drummers) (Checker, 2011). As this example suggests, 
municipal sustainability planning is often couched in the successes of the EJ movement, 
and at times seems to use its discourses, but to the actual detriment of the principles 
and values espoused by EJ groups. Public authorities can co-opt EJ discourses to foster 
redevelopment that will benefit high-income residents while displacing fragile groups.

As a result, EJ organizations are adjustingtheir organizingand advocacy strategy 
to include projects that might generate environmental gentrification. In 2006, the 
National Environmental Justice Advisory Council released a report entitled ‘Unintended 
Impacts of Redevelopment and Revitalization Efforts in Five Environmental Justice 
Communities’. Traditional EJ activism has suggested that residents are fixed in their 
neighborhoods and cannot move away from toxic industries or waste sites. Conversely, 
recent EJ activism related to gentrification is about fighting displacement Taking into 
consideration the piocess of (green) gentrification, organizations associate the pursuit 
of environmental justice with affordable homes and neighborhoods and place identity 
(Anguelovski, 2013b). For instance, in Brooklyn, longstanding residents of Newtown 
Creek together with business owners advance the idea of a ‘just green enough’ strategy, 
which translates into protecting the industrial history of their neighborhood (Curran 
and Hamilton, 2012). In Boston, the EJ organization ACE has recently included 
affordable housing or rent stabilization within its advocacy strategy (Anguelovski, 
2014). In other cases, vulnerable groups ally themselves with middle-class residents 
who support their advocacy and invigorate their environmental activism (Curran and 
Hamilton, 2012; Hamilton and Curran, 2013).
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Creen gentrification activism does not only concern the sustainability plans 
sponsored by municipalities and the subsequent waterfront redevelopment or park 
creation projects. Much media attention has been paid to the arrival of new food 
stores and venues that seem to indicate the readiness of a revitalizing neighborhood 
to be more broadly redeveloped. Iligh-end supermarkets’ branding stresses that their 
produce is sourced from organic food systems, with attendant environmental and 
health benefits (Hartman Group, 2002; Whole Foods Market, 2004), but their social 
and racial impact is starting to become more obvious. Nascent scholarly research has 
started to highlight the transformation of neighborhoods from ‘food deserts’—areas 
with fewer grocery stores and poorer access to healthy food (Guy et ah, 2004; Neil et ah, 
2004; Smoyer-Tomic et ah, 2006; Kaja et ah, 200S; Beaulac et ah, 2009; Walker et ah, 
2010)—to ‘food mirages’ (Sullivan, 2014). In food mirages, grocery stores abound, but 
they are unaffordable for lower-income residents (Breyer and Voss-Andreae, 2013). 
Such grocery stores are the traditional shopping places of higher-income and whiter 
residents, who see them as destination stores because of their aesthetically pleasing, 
relaxing and calm atmosphere (Slocum, 2007; Johnston and Szabo, 2011). As they 
describe their shopping experience, their language reflects a higher-class social status 
and image which they wish to preserve (Johnston, 2008; Johnston and Szabo, 2011).

In other words, pricing and poverty are the crucial elements determining the 
real access to food for historically marginalized groups. The increased presence of 
grocery stores is not sufficient to produce healthier diets (Boone-Heinonen et ah, 2011) 
or an increase in daily fruit and vegetable consumption (Cummins et ah, 2014). This 
is the context in which recent protests, such as the one against a Trader Joe’s grocery 
store in the black district of Northeast Portland, have erupted against new food stores 
and venues that seemingly accelerate the transformation of formerly undesirable neigh
borhoods into foci of gentrification (Parks, 2014).

Yet this most recent aspect of environmental lustice mobilization and conflicts— 
as the defense of the right to place and territory, to stay and enjoy new green ameni
ties without being displaced, and to remain protected from waves of uncontrolled green 
investment, land grabbing, speculation and disinvestment—is understudied. Further
more, the environmental gentrification literature has not yet examined the role of urban 
food systems (and especially new food stores and venues) in triggering or accelerating 
experienced or perceived displacement. Few studies qualitatively consider the role that 
factors such as healthy foodscapes play as tools and resources used by city planners, real 
estate agents, homeowners, private businesses and developers to produce or accelerate 
gentrification. Yet such places are often appealing to or promoted by gentrifiers, espe
cially those involved in alternative food systems, because they enhance local access to 
fresh food while making these neighborhoods more desirable.

This article examines environmental gentrification in the form of ‘natural’ 
healthy food stores, and the symbolism and meanings they carry for neighborhoods’ long
standing residents through the following research questions:

• Why and how have ‘natural’ healthy food stores become the site of passionate 
and organized resistance?

• How do such places establish new forms of neighborhood privilege and come to 
be perceived as new locally unwanted land uses?

The article emphasizes how long-established environmental goods and 
resources ‘owned’ by minorities—not only housing prices and changes in demographics 
(the traditional units of analysis examined in much of the gentrification literature)— 
are affected by socio-spatial changes and urban redevelopment at the neighborhood 
scale. It responds to the call for more critical analyses of gentr ification and its new
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dimensions related to the loss of key resources and services for vulnerable groups 
(Slater, 2006; 2008). It also addresses the scholarly neglect towards more ‘mundane 
and chronic forms of injustice’ in the urban environment (Bickerstaff et al., 2009. 594)— 
as opposed to toxins, dangerous contamination and the effects of major environmental 
hazards on urban residents.

Methods
This article is based on an emblematic and critical case study of a conflict around 

a ‘natural’ healthy food store, Whole Foods Market, which opened in October 2011 in 
Hyde Square, the Latino area of Jamaica Plain (JP) in Boston. From the start of the 
conflict in 2011 to the end of my field work in 2014,1 collected data from local newspapers 
(The Boston Globe, Boston Herald, Boston Phoenix, JP Gazette, JP Patch), radio stations 
(WBUR) and community organizations (i.e. Jamaica Plain Neighborhood Council, Hyde 
Square Task Force, Jamaica Plain Neighborhood Development Corporation) in the form 
of articles, reports, video clips, comments and blog entries from supporters and oppo
nents of Whole Foods. My objective was to better understand the context in which the 
controversy took place, the development of the conflict, the stakeholders involved, and 
the perceptions and interpretations of the supporters and opponents of Hi-Lo’s closing 
and Whole Foods opening. The data collected was particularly vast and rich, reflecting 
the level of activism for and against Whole Foods and the use of social media by both 
sides. Every few days, I checked the main sources listed above online for new comments, 
blog entries and articles. I also collected statistical information on neighborhood demo
graphic and real estate changes, and on local business trends (e.g. opening of stores, real 
estate advertising) in tiie neighborhood.

My fieldwork consisted of regular visits to the neighborhood between 2011 and 
2014, during which I conducted various rounds cf observation and semi-structured 
interviews. During observations, I paid particular attention to neighborhood business 
and development changes, the opening a nd closing of different stores, the way that adver
tising promoting the neighborhood and its assets evolved over three and a half years, 
and the community events that took place during and after the conflict. I attended 
several of these, including meetings of the Jamaica Plain Neighborhood Council. In 
2012 and 2013,1 also conducted 19 interviews in JP with members of the Whose Foods/ 
Whose Community coalition who organized to protest against Whole Foods, members 
of the JP for All coalition who voiced their support of Whole Foods, members of the JP 
Neighborhood Council (and members of the Whole Foods Ad-Hoc Committee), the JP 
Neighborhood Development Corporation, the Latin American Family Culture Network, 
the Hyde Jackson Square Business Associat ion, Hyde Square Task Force, Whole Foods 
employees, the former manager of Hi-Lo, local food business owners, and members of 
local groups and organizations working on community farming. The first interviews 
I conducted were with the core leaders of the pro- and anti-Whole Foods coalitions. 
From there, I used snowball sampling to cover a diversity of activism, perceptions, 
experiences and opinions. From the press articles and online blogs, as well as from 
talking to key informants, I was also able to identify the main community organizations 
and groups whose engagement shaped the development of the neighborhood and the 
mobilization of residents, and I interviewed their relevant members. My questions were 
related to each interviewee’s perception of Whole Foods opening, his/her involvement 
in the conflict and motivation behind this, the broader perceived impact of Whole 
Foods on community life and affordability, arid finally his/her understanding and 
experiences of gentrification processes. I analyzed my data using process tracing and 
analytical narrative techniques, which helped me understand the evolution of activ
ists’ engagement in the neighborhood, the construction and transformation of their 
individual and collective identities and experiences, and unravel their perception of
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neighborhood gentrification and the role that they perceived Whole Foods to play in 
this process.

A green conflict in a gentrifying multi-racial neighborhood: community
resistance to Whole Foods in Jamaica Plain, Boston
Jamaica Plain has traditionally been a multiracial neignborhood, with a high 

proportion of Latinos,, especially around Hyde Square, and with many African-American 
families living in Jackson Square (which borders Hyde Square). In the 1960s, many of 
the numerous Cubans who settled in JP opened restaurants or construction businesses, 
which by the end of the 1970s made JP the biggest Latino neighborhood in Boston. At 
that time, however, the neighborhood was blighted by dilapidated and abandoned prop
erties, arson incidents, boarded-up storefronts and declining industries (Douglas, 2013)

Gentrification in Jamaica Plain is a phenomenon dating back to the late 1980s, 
when many members of the LGBT community, artists and musicians, together with 
progressive white baby boomers, moved to the neighborhood in search of affordable 
houses and attracted by JP’s pleasant green spaces and its proximity to downtown 
(ITirsch, 1998). Many residents also moved in to counter white flight and rebuild the 
community, after 700 homes and 300 businesses were obliterated to make way for 
the extension of the 1-95 highway. By the 1990s, their activism transformed JP in a 
welcoming, affordable, livable and vibrant community, well connected to downtown 
Boston thanks to the creation in 1987 of the MBTA Subway Orange Line (Jamaica Plain 
Neighborhood Council, 2011). Additionally, individual property owners and real estate 
professionals restored much of the housing stock for market-rate sales and rentals, 
benefiting also from rent-control elimination in 1994 (Douglas, 2013). As a result of this, 
average rents in JP increased by 64% between 1994 and 1999 (Boston Tenant Coalition 
and City Life/Vida Urbana, n.d.).

During the 2000s, the transformation of the neighborhood and its renewed 
attractiveness accelerated gentrification. High property prices held steady despite the 
economic downturn (Swenson, 2011) and JP’s demographics changed drastically Accord
ing to 2011 US census data, between 2000 and 2010 Jamaica Plain lost 1,041 Hispanic/ 
Latino residents (almost a 10% decline) and 862 African- American residents (a 14.6% 
decline), while the white population grew by 5.4%. Median house prices increased 
from US $241,750 in 2000 to US $375,000 in 2011. Today this is higher than the Boston 
average (US $362,500) (Department of Neighborhood Development, 2011). While the 
median rent in Jamaica Plain was less than US $1,000 per month in 1999, by 2009 it 
had reached over US $1,700 per month (Bureau of Labor Statistic*, 2009). This surge 
is particularly worrisome from a displacement standpoint; as of 2009, 53% of Jamaica 
Plain’s housing units were rental units and 64% of Hyde Square’s housing units were 
rental units (Jamaica Plain Neighborhood Development Corporation, 2009). Finally, 
median income rose from US $48,000 in 2000 to US $73,000 in 2009, as indicated by 
the US Census Bureau.

Along with gentrification trends, patterns of anti-poor and anti-homeless behav
ior have recently become apparent. In 2012, some groups in JP protested against plans 
to build 20 housing units for sick and homeless residents because they saw such pro
jects as detrimental 1 o the ‘local quality of life’ (Walker, 2012). Despite the fact that the 
expression ‘two JPs’ (used by many residents and community organizations during 
interviews) oversimplifies social and ethnic lines of belonging and overlooks the 
complexities of residents’ experiences, recent developments in JP reflect the presence 
of two opposing sides within one neighborhood: a JP with higher income, better 
housing, greater access to green space, whiter, with people shopping at the trendy art 
stores and galleries along Center Street; and a lower-income J P, with str uggling families, 
many of them Latinos or blacks, living in subsidized housing such as Bromley Heath 
and resorting to dollar stores or fast-food restaurants.
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This is the broader context within which the news broke in January 2011 that 
almost 50 workers from the Hi-Lo Foods supermarket operating in Hyde Square 
would be laid off because of the business closing down. At the exact same time, Whole 
Foods announced that it would open a new store in Hyde Square. This piece of news 
generated an unprecedented and passionate conflict in the neighborhood. No further 
details were provided about the business decision. Whole Foods vision was to ‘provide 
access to the freshest and healthiest local, natural and organic products at an affordable 
price’ (Whole Foods Market, n.d.), including meat, seafood and fresh bakery products 
It was replacing a Latino institution and core business—Hi-Lo—which had been a JP 
landmark for 47 years, seen as the biggest and best Latino market in Massachusetts 
(indeed, some say, in all New England). Even though Hi-Lo had grown as a successful 
and active food business, the offer made by Whole Foods was too attractive to turn 
down (Helms, 2011). Knapp Foods (which ran Hi-Lo and owned the building itself) 
granted a 20-year lease to Whole Foods.

A few days later, protestors started hanging anti-Whole Foods banners in Hyde 
Square and objecting to the new store in newspaper articles, online forums and street 
events. Those protestors were members of a newly created Whose Foods/Whose Com
munity’ coalition. The coalition itself, which spontaneously formed upon the news of 
Hi-Lo closing and Whole Foods opening, included longstanding active Latino female 
leaders in JP, Latino and white workers from community organizations, white residents 
who moved to JP in the 1990s or early 2000s and who were committed to preserving 
the diversity and affordability of Hyde Square, and students from local colleges. The 
Latino leaders knew each othei from their longstanding organization of and partici
pation in community cultural and political events or from their engagement in the 
JP Neighborhood Council. During the mobilization, the students and other younger 
residents produced four videos, gathered 400 Facebook fans and created a website. 
The work of the coalition demonstrated traditional and modern activism strategies and 
tactics coming together to produce a broad and efficient campaign. During the conflict, 
this coalition opposed the JP for All coalition, which brought together JP residents 
who supported Whole Foods’ arrival. It was composed primarily of white middle-class 
property owners, many of them committed to alternative food practices. Outside this 
coalition, but still in support of Whole Foods, were some business owners who were 
eager to attract the former Hi-Lo clientele

During most of February and March 2011, Whole Foods opening remained at 
the center of much of local media and blog activity. The Jamaica Plain Neighborhood 
Council (JPNC) quickly became the focus of people’s anger or excitement, prompting 
its members to organize a vote on Whole Foods on 8 March, in which Whole Foods was 
declared as ‘not a good fit for Hyde Square’. During the spring of 2011, Boston politicians 
intervened in an attempt to acknowledge community suffering while also trying to 
mollify both sides. For instance, on 28 April, Councilor-at-large Felix Arroyo and State 
Senator Sonia Chang-Diaz published letters about the conflict. Arroyo emphasized the 
divisions in JP, the opportunities and risks in the arrival of Whole Foods, and provided 
recommendations on local hiring, neighborhood small businesses and Latino products. 
He also encouraged Whole Foods to support issues of affordable housing and youth 
development and training. Raising similar concerns, Chang-Diaz’s letter urged Whole 
Foods to focus on local hiring and endow a community preservation fund.

In the following weeks, JPNC worked on a 70 - page Whole Foods impact report, 
pleading for affordable, healthy and culturally appropriate food, and analyzing gentrifi
cation in JP. Among other issues, the report (released in June 2011) examined food 
affordabihty in JP by producing a ‘supermarket comparison’ of items such as fruit, 
vegetables, meat, Latino products and other basic items. After the report was released 
and protestors realized rhat Whole Foods was going to open no matter what in the 
autumn of 2011 (it had received approval from the city authorities and the transaction
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was a legal deal between two corporations), activists fought to establish a community- 
benefits agreement, which would include funding to support affordable housing and 
local organizations working to prevent foreclosure (Rccheleau, 2011). However, their 
attempt failed because Whole Foods refused to set a precedent that would oblige the 
company to sign similar agreements in other neighborhoods.

For many more months that followed, opponents remained active on a variety 
of fronts (including a campaign to obtain permits authorizing locals to continue sitting 
outside Whole Foods), but slowly the fight began to lose momentum. Four years later, 
the community remains divided and scarred. Why did differences between resi
dents become so entrenched in a place that prided itself in being inclusive, open and 
solidary? The next section analyzes the data obtained through fieldwork. I use quotes 
throughoutto illustrate my findings. Much ofthe analysis is centered on the experiences 
of activists, and their interpretation of exclusion and privilege in Jamaica Plain

The politics of exclusion through new 'green' locally unwanted land uses 
and supermarket greenlining

- Food gentrification and aggravated environmental privilege
Today, accelerated environmental privilege in JP is embodied by vulnerable 

Latino residents’ loss of precious environmental resources and goods, and the access 
that higher classes are gaining to new and existing environmental goods and resources. 
The closing of H_ Lo in 2011 and the arrival of Whole Foods in Jamaica Plain symbolizes 
the difference between proximity and access, between convenience and access, as well 
as between proximity and affordability of food. With Hi-Lo’s closure, Latino residents 
saw the reliability of affordable food disappear. During the conflict, anti Whole Foods 
protestors denounced the absence of any debate about pricing As many activists 
explained, lower-income residents buy what they can afford in order to make a large 
meal that can fulfill the needs of their families The owner of the restaurant El Oriental 
de Cuba summarized this reality:

Whole Foods is whole paycheck. One pepper is US $1.50. At Hi-Lo, people 
used to fill a shopping cart for US $45, now you have a small shopping bag 
for US $100. If I wanted to go out and spent US $100, I'd go eat at Legal Sea 
Foods.3

In 2011, a supermarket comparison study conducted by JPNC exposed that, 
among 13 staple items, Whole Foods prices were 39% higher than Hi-Lo’s, while 
prices at Stop & Shop (another local supermarket) were 12% higher than Hi-Lo’s. The 
total price difference between Hi-Lo and Whole Foods was US $15. This difference 
is significant in a neighborhood where 65% of Latino residents earn less than US 
$35,000 per year (Jamaica Plain Neighborhood Council, 2011). Such a price difference 
discourages lower-income residents from shopping at Whole Foods. Coupled with this 
new reality of a food mirage, the remaining stores offering Latino products in JP- -many 
of them corner stores owned by Latinos—sell them at higher prices than Hi-Lo.

Yet, during the 2011 conflict, even with Whole Foods’ arrival set to eliminate 
sources of affordable food options in JP (including fresh fruit and vegetables), some 
Whole Foods enthusiasts described Hyde Square as a ‘food desert’. This strategic choice 
of phrase reveals that the discourse of‘food desert’, used in order tc justify Whole Foods 
opening, does not always show a comnrtment to enhancing environmental justice. This 
new discourse appropriates and co-opts EJ claims for the benefits of higher classes

Legal Sea Foods is an upscale seafood restaurant chain operating across New England, especially in the greater 
Boston area.

3
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who defend their own environmental and food privileges, and their desire to make 
their food shopping more convenient—by having a local Whole Foods within walking 
distance—and more part of the urban experience of shopping on foot and enjoying 
spending time in food stores. Their own right to the neighborhood and high-end 
customer preferences are to the detriment of Latinos’ (and others’) ability to purchase 
the diverse foods they were hitherto able to afford. The expression ‘food desert’ also 
homogenizes and flattens the variety of local food ‘ecosystems’ and diversity of food 
options that Hyde Square offered when Hi-Lo was in business.

The misuse of the term ‘food desert’ was accompanied by a socio-cultural 
imposition of what defines healthy food and healthy eating. Discourses about food from 
Whole Foods supporters were at times condescending, presuming that Latinos do not 
eat well and eat processed food. Many white middle-class residents accused Latinos 
of buying ‘dirty and smelly foods’ and ‘coming from third-world countries’. These 
discourses shocked many Latino activists, because they came from residents portraying 
themselves as liberal and progressive citizens. Many of the statements from Whole 
Foods supporters— for instance about finally having healthy food in JP and being able 
to walk to the store to get it—reflect a form of metaprivilege (Flagg, 2005): ignorance of 
one’s privilege and whitened cultural histories and lack of reflection upon them. Even 
though many of these residents said that they moved to JP for its diversity, history and 
vibrancy, their ability to shape what is green and healthy food accelerates the whitening 
of the neighborhood.

Coupled with this privileged positioning, Whole Foods supporters and consu
mers seemed to invisibilize sustainable JP Latino food practices and traditions. As one 
Latina female activist explained:

If you buy organic products from Whole Foods but fry them all, that's not going 
to result in a healthy meal. On the other hand, I could shop at Hi-Lo and buy 
chicken breast, some vegetables and herbs, and make something pretty healthy 
... I know a good number of Latinos from JP wno shop and cook this way, using 
fresh affordable ing-edients. IVany privileged food activists do not like to 
acknowledge this.

Members of the Whose Foods/Whose Community coalit;on also point to the 
appropriation of traditional staples of Latino culinary culture, such as quinoa or yerba 
mate, by Whole Foods enthusiasts and Whole Foods itself. Such grains and plants are 
now popular whole foods, praised for their health benefits. Whole Foods docs indeed 
seem to be appropriating traditional vegetables associated with the working class or 
people of color and selling them at higher prices than minority supermarkets. News 
articles and blog entries (Brones, 2014; Ho, 2014) have commented on this appropriation, 
reflecting on Whole Foods Market’s (2014) advertising that ‘collards are the new kale’. 
Such ads recommend the consumption of ‘superfoods’ like collard greens for their 
health benefits, but fail to emplace these recommendations within the cultural tradi
tions of black or Brazilian residents, or to recognize the healthy habits of groups gener
ally portrayed as unhealthy consumers. At the same time, these ads popularize such 
staples among foodies who suddenly ‘discover’ them.

Here, the gentrification dimension also comes from the price inflation that 
tends to affect such items on account of increase in demand, fitting into the strategy 
of corporations such as Whole Foods (Ho, 2014; Loftis, 2014). Twitter users l:ke black 
feminist writer Mikki Kendall (2014) have named this process ‘#food gentrification’, 
that is, the increase in price of traditional working-class or minority staples resulting 
from mainstream demand for them, thereby excluding groups who have traditionally 
bought them. This is reflected in the current pricing strategies of Whole Foods in
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JP. As of October 2014, collard greens were priced at US $2.99 a pound (compared to 
US $0.99 a pound ar Tropical Foods, a store many former Hi-Lo customers have 
resorted to, despite having to travel to neighboring Roxbury to shop there), plantains 
at 3 for US $2 (3 for US $1 at Tropical Foods), pineapples at US $4.99 each (US $4.99 
for two at Tropical Foods) and mangos at US $2.49 each (US $1.49 each at Tropical 
Foods).

In contrast to Whole Foods, Hi-Lo was a place owned and shaped over dec- 
adesby the Latino community, with customers advising the manager on the purchase 
at best price of an immense variety of products from across Latin America such as 
camote, yucca, mate and recao. Hi-Lo’s former manager recalled the populariry of the
store:

Hi-Lo was an anchor business .n the community. We filled a void in 
the community with products from everywhere. The TV and radio 
would come to the store. People would write to me about new 
products.

Such a statement highlights the wealth of products offered by Hi-Lo and the broader 
attraction that the store had beyond its usual customers. Hi-Lo was considered to be 
one of the best Latino supermarkets in New Fmgland and its prices were even lower 
than at Tropical Foods (the store located in the neighboring area of Roxbury).

Additionally, the arrival of Whole Foods is particularly poignant for many 
Whose Foods/Whose Community activists because they sec it as another manifestation 
of environmental privilege, the latest in a series of losses of existing environmental 
goods formerly accessible to JP’s vulnerable residents. In the 1980s and 1990s, many JP 
residents had engaged in sustainability projects to restore JP’s green space while rebuild
ing the neighborhood for marginaLzed residents. For instance, they targeted an eight- 
mile strip of empty land with a view to developing new public transport links, green- 
space infrastructure and affordable housing. In addition, they opened a Latino food 
co -op, created community gardens (such as the Paul Gore or the Mozart Street gardens), 
helped clean up the land and also eliminated food-desert conditions by bringing in new 
supermarkets such as Stop and Shop (a 30,000-square-foot supermarket on Center 
Street). These were the first EJ fights in JP. Yet today, the Latino co-op has disappeared 
because of organizational challenges and weaknesses. Gardens such as Paul Gore and 
Beecher Street, which were considered Latino gardens, are today mostly cultivated 
by white young professionals. There are fewer Latino gardeners in JP and those who 
remain explain that they now feel out of place As workers from the Boston Natural Areas 
Network (which supports many community gardens in Boston) highlight, the irony is 
that the wealthier families are the ones now wot king in the gardens and benefiting 
from growing their own vegetables. In this case as well, neighborhood greening is 
accompanied by garden whitening.

Lastly, the desirability of JP as a green and livable neighborhood and the arrival 
of whiter and wealthier residents in search of green amenities and stores show that 
long-term EJ strategies in the neighborhood are backfiring on the activists. They are 
seeing a process of green gentrification through a new ‘natural’ healthy food store 
accelerating the exclusion of JP’s traditional residents—who are slowly being deprived 
of the natural beauty, healthy e nvironment and safety that they helped restore, as their 
neighborhood gradually becomes less and less affordable. The fear of displacement was 
illustrated by John, a staff member in a local neighborhood organization:

People are afraid that they will have to leave. There is a strong pressure for 
disp'acement. Even business owners feel this way. People take control ever the
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neighborhood. As a result, residents feel they are paying the price of making 
the neighborhood safer.

This statement points to a new structural disincentive for lower-income people to work 
towards the environmental improvement of their neighborhood and explains how 

‘natural’ food stores might be perceived as locally unwanted land uses.
If residents become displaced, those who will be able to enjoy environmental 

enhancements in JP (i.e. gardens, supermarkets) as well as its natural beauty (Jamaica 
Pond and the Jamaica Way) are likely to he newcomers who can afford higher prices. 
Ben, a longstanding neighborhood resident and activist, explained this green exclusion:

Rich people are taking over the natural beauty of JP. This beauty is less and less 
accessib'e to lower-ir.come residents. The new condo developments on South 
Huntington will have a beautiful view on the pond.

Jamaica Plain has undergone wholesale change since the days when the neighborhood 
had stores such as Hi-Lo, diverse community gardens and more affordable properties 
close to desirable green space. It has been gradually transformed into a potentially 
environmentally unjust place. Anti-Whole Foods activists perceive that JP is becoming 
an ecologically sacrificed zone In other words, the arrival of Whole Foods is a case 
of regressive environmental justice; previous achievements are wiped away by the 
presence of WTiole Foods and through its role in accelerating displacement.

- An accelerated economic displacement of Latinos and low-income residents
through 'supermarket greenlinmg'
According to supporters of Whose Foods/Whose Community, Whole Foods 

sends out a signal about neighborhood changes and triggers real estate investment. 
Its arrival is perceived as an aggressive socio-economic claim on the neighborhood, a 
trend towards greater community economic, racial and class homogeneity and stand
ardization. Latino residents, lower-income JP residents more generally and several 
longstanding Latino business owners are afraid that they will be unable to withstand 
these displacement pressures. Such fears were embodied by the marketing of Whole 
Foods’ arrival in JP by transnational high-end real estate groups such as Sotheby’s 
(2012):

Live in the neart of JP ... Close to the 'T', Brewery Distiict, cafes, and Whole 
Foods Maiket... make this home the perfect setting for a vibrant Urban lifestyle.

Norma, one of the Whose Foods/Whose Community leaders, summarized her 
fears about neighborhood changes:

There is a well-documented evidence about Whole Foods effect on rent, we got 
discredited left and right about this. But now I see community space gone, rent 
going up.

Real estate groups, financial analysts and policy analysts alike have commented 
on and exposed the socio-economic and demographic impact of Whole Foods on urban 
neighborhoods. Alter a Whole Foods store opens, reports have shown that real estate 
prices tend to increase. In Portland, for instance, the price premium for living next to a 
specialty grocer has been estimated to range between 5.8% and 29.3% (Johnson Gardner, 
2007). This is the ‘Whole Foods effect’. In 2006, Citigroup analyst Greg Badishkanian 
(whose job entailed tracking Whole Foods investments) explained:
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When Whole Foods opens up a store in a particular market, ali of the real estate 
in the area gets a nice uplift. It could be a few percent to 10,15, 20 percent in 
terms of the real estate value.

Today in JP, as Whole Foods has moved in, displacement is directly experienced 
through the accelerated condoization of triple-decker houses, reduced availability of 
rental units (especially the few remaining affordable ones) and higher house prices. For 
instance, between January 2013 and January 2014, home values in JP increased by 
9.1% (Zillow, n.d.). After the opening of Whole Foods, luxury developments by Boston 
Residential Group such as Olmsted Place were announced, just a few blocks away on 
South Huntington Avenue. Studio rental prices were initially advertised at US $2,000 
per month.

Economic displacement in Hyde Square ',s also felt by local Latino cultural cen
ters in the shape of increased prices and reduction in audience numbers. For instance, 
La Pinata, a program offering performing arts training for young people, has suffered 
from lower attendance. Its coordinator fears that the higher rent for spaces used by 
cultural associations such as hers will price them out of the neighborhood. The com
position of JP’s residents since the opening of Whole Foods is clearly changing towards 
whiter and more economically privileged groups who can afford higher property 
prices. As mentioned earlier, the 2011 US census data had already revealed that, between 
2000 and 2010, Jamaica Plain lost 1,041 Hispanic/Latino residents (10% decline) and 
862 African-American residents (14.6% decline), while the white population increased 
by 5.4%.

Many media reports, press releases and blogs have written about the expansion 
of Whole Foods into gentrifyingneighborhoods across the US and Canada. Cases range 
from a Whole Foods Market in the Glebe area of Ottawa, a highly ‘desirable, if somew hat 
patchy, and eminently walkable neighborhood’ (Thomas, 2014), to a Whole Foods Mar
ket m post-industrial environmentally remediating Gowanus in Brooklyn in 2013, which 
was accompanied by the development of a new 700-unit condominium building As a 
December 2013 article in The New Yorker highlighted, Whole Foods embodies ‘a hip, 
eclectic sort of vibe that feels like a Berkeley revival with no credit limit’ (Greenspan, 
2013). Both developments in Brooklyn provoked much protest against investments that 
might not be sustainable or inclusive for all residents.

Several Whole Foods testimonies, some relating directly to their JP store, reveal 
that part of the company’s strategy is indeed to invest in changing neighborhoods that 
are ripe for greater socio-economic and demographic transformation likely to attract a 
higher concentration of white college graduates. This trend is what I call ‘supermarket 
greenlining’; the socio-demographic and physical transformation of a neighborhood 
through the strategic opening of so called healthy, natural, organic stores in racially 
mixed neighborhoods. A community liaison officer for a Whole Foods Market on P 
Street in Washington, DG recognized the role played by Whole Foods in accelerating 
gentrification:

How do I see our store as part of the gentrification? The newer residents 
wanted us to come, so we came and we catered to the newer residents ... 
While we didn’t cause it, it was already happening before we got here ... it 
was well on its way by the time we showed up, but I guess we sort of helped 
the process along (Public Radio Exchange, Gentrification on Logan Circle,
19 November 201 O').

Another quote, from Whole Foods CEO John Makey (in an interview with CNNMoney 
in 2007)—‘The joke is that we could have made a lot more monejr just buying up real 
estate around our stores and developing it than we could make selling groceries’—



HEALTHY FOOD STORES, GREENLINING AND FOOD GENTRIFICATION 1223

acknowledged the company’s ability tc target changing neighborhoods and stimulate 
gentrification trends.

Consequently, in order to tackle increases in rent or sale prices in JP, Jamaica 
Plain Neighborhood Council, together with concerned residents (both Latino residents 
and social preservationists), is monitoring zoning relief and licensing to developers (as 
requests have tc obtain JPNC approval before going to the city authorities). It is also 
working with developers to meet minimum requirements for JP in respect of affordable 
housing (25% of units). In October 2013, JPNC won a lawsuit obliging the Boston 
Residential Group to rent 32 units at reduced rates to people earning 70-90% of AMI 
(area median income). Anti-Whole Foods organizing has thus had spillover effects into 
a different form of organizing— affordable housing. It is what some activists, such as 
Helen Matthews, call the Jamaica Plain effect’:

The Jamaica Plain effect—the impact of a powerful, ioving, grassroots 
community taking ownership of itself.

In the end, then, opposition to Whole Foods is also a class conflict and a con
flict about social status. It signals the presence of a gentrifying middle class, seeing 
itself as progressive and liberal, but in fact supporting a large corporation embodying 
higher-class choices and transformations. As a member of the Whose Foods/Whose 
Community coalition, Jen, explained:

Whole Foods is a class marker: healthy food. It represents affluent lifestyles. 
Whole Foods represents 'my healthy body' community versus people who focus 
more on public interest.

Yet the support of Whole Foods shown by white middle-class residents seems 
to represent a cultural dissonance and reflects the challenges of the ‘citizen-customer 
hybrid’ (Johnston, 2008). Those against Whole Foods sec their opponents’ support of 
the business as a betrayal of the prmciples guidmgthose who had chosen to move to JP 
in support of class diversity and multiculturalism, as JPNC member Jesse highlighted:

It is a contradiction because Whole Foods is going to speed up the 
process against what you supposedly came for when you moved to JP 
There was no wider debate within Whole Foods consumers and pro-Whole 
Foods about the wider impact of the store beyond the impact on the 
customeis.

Rather than behaving as ‘social home steaders’ (Brown-Saracino, 2010)—people 
who vow to only cautiously and carefully alter a neighborhood—as their discourse 
would suggest, many Whole Foods enthusiasts are apparently unrepentant ‘urban pio
neers’ (Brown-Saracino, 2010), that is people who have moved into a neighborhood 
without showing (at least today) much concern for its social urban fabric, and who 
weaken and whiten it through their presence and differentiated ‘green’ consumption 
habits. During interviews, most of them did not acknowledge their position of environ 
mental, economic and social privilege, and did not question the behavior of Whole 
Foods as a large corporation. As one of them explained-

People are misinformed about Whole Foods when actually it was Hi-Lo who did 
those bad things. On the other hand, Whole Foods employees are treated fairly 
and are offered decent jobs. Neighborhoods are always changing, they are 
dynamic not static. The mobile US society has to be protected and saved (white 
female activist, JP for All coalition).
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Pro-Whole Foods voices defended their position by emphasizing the fact that 
gentrification was already well underway in JP and that change had to be accepted. 
This position was also at times taken by Latino property owners:

Gentrification was already happening and there were other factors. I don't pay 
attention to the other side who says that the L.atino culture is dissolving. Now 
there will be more businesses and restaurants for everybody and more diversity 
in all classes

During interviews, many Whole Foods defenders also expressed concerns about 
empty storefronts and a declining neighborhood if no new business were to replace 
Hi-Lo. By defending Whole Foods, they claimed that they also had a right to define and 
shape the neighborhood: they had a right to it.

- Increasing evidence of Latino political exclusion and cultural erosion
Feelings of displacement in JP were experienced not only in economic terms, 

but politically and culturally too. Anti-Whole Foods activists were adamantly against 
the opening of the store because they perceived it to be a broader sign and accelerator 
of erosion of Latino cultural community and political power in JP. According to them, 
their role was thus to protect Latino presence and culture, and its broader political 
influence in the neighborhood and city. Part of the activists’ evidence of growing politi
cal exclusion is that Latino officials representing JP and some executive directors of 
Latino non-profit organizations failed to defend what activists call the ‘Latino identity’ 
in JP. Officials did not offer backing for the opening of a new Latino supermarket, nor 
did they assess feasible business plans for a Latino alternative to the Whole Foods store. 
In their criticism, protesters pointed to local officials’ and community leaders’ ‘mayoral 
loyalty ’. One organizer explained the delicate position of one non-profit organization’s 
Latino director:

Raul partnered with the ma>or and the mayor got him wnere he is. He had 
nothing to say. Latino officials have a very strong loyalty towards the mayor; 
they worked for him. It is about [Mayor] Menino's political machine and loyalty 
and dictatorship.

In this context, the political weight and clout of new Latino leaders—especially 
new female leaders—with regard to neighborhood developments was minimal in com
parison with the ‘old guard’, comprising more experienced male figures close to Mayor 
Menino. The conflict around Whole Foods disintegrated and disoriented community 
and political organizing in the neighborhood. Overall, JP Latinos seem to have lost 
much political power and clout, and appear unable to influence municipal decisions in 
favor of Latino businesses.

Whose Foods/Whose Community activists do not just feel betrayed by the 
Latino leaders close to the mayor and by former supporters in the c:ty authorities, they 
also regret that those same people use the neighborhood for their own goals. They 
criticize the use of neighborhood cultural features, such as festivals and art venues, in 
ways that benefit newcomers and nvestors. Their perception is that the mayor’s office 
and the municipal department s in charge of c ommunity development have transformed 
JP into a Latino theme park (calling it and advertising it as Boston’s ‘Latin quarter’), 
without considering the rights of Latinos to their city and neighborhood, while giving 
in to the demands of wealthier and whiter newcomers for revitalization and for the 
opening of upscale stores, supermarkets and restaurants. They are accused of banking 
on the neighborhood’s identity for their own electoral purposes while endangering the



HEALTHY FOOD STORES, GREENLINING AND FOOD GENTRIFICATION 1225

roots of that very same identity. Their neighborhood and its cultural character are being 
commoditized as an attraction and destination for outsiders and newcomers. Yet, many 
longstanding residents refuse to be branded as part of a Latin quarter. An organizer 
within the community organization City Life summarized the situation as follows:

The City of Boston makes the Latino business district a theme park, a 'Latin 
quarter', a destination but it is not actually related to the clientele of the 
neighborhood.

In the words of activists, this branding just serves the vision of a few within City Hall, of 
developers and real estate agents, and of Whole Foods itself.

Broader cultural losses for the Latino community and ether longstanding resi
dents have resulted from the opening of Whole Foods. First, interviews and observations 
reveal that Latino restaurants and food venues in Jamaica Plain have lost much of 
their clientele since Hi-Lo closed. Hi-Lo clients used to go to places such as Tacos el 
Charro or the Miami Restaurant, but such food venues are now struggling and open 
fewer hours duringthe week on account of the drop in clientele. One JP Neighborhood 
Council member described the new competition that Whole Foods is creating for 
Latino businesses:

Whole Foods bypassed the JP Neighborhood Council for its outdoor seating 
application and went directly to the City. Whole Foods should remain more 
a supermarket than a restaurant, or it will otherwise compete with Latino 
businesses or restaurants such as the Oriental.

At the same time, new high-end restaurants such as Canary Square, Tres Gatos or Ten 
Tables have seen an influx of (gentrifyirg) clientele.

Many interviewees also regret the loss of Hi-Lo as a cultural safe haven offering 
customers and residents a sense of place in Jamaica Plain. Over 40 years, the store 
had allowed immigr ants to re-territorialize their traditions around comida and their 
socio-cultural food practices, with dozens of coffee bearrs and rice va* ieties, Caribbean 
fruit, Guatemalan sauces and Peruvian spices on sale. Hi-Lo was a meeting point where 
people would nurture social relations, share life experiences or just converse about 
family and the Latino community. As Kyle, a member of a community organization, 
recalled:

Everyone would go by van, out now they get ihings delivered to their home 
There is a loss of place. It was a haven for Latino people even if it was portrayed 
differently. People felt comfortable and it was also the same language. People 
gravitated towards this.

Yet many Whole Foods supporters, as ‘urban pioneer’ gentrifiers (Brown- 
Saracino, 2010), seem to overlook the cultural and social significance of food and forget 
that Hi-Lo was a central hangout and gathering place for JP Latinos:

Hi-Lo was for the Hispanic community, but it was sad, run down, smelled, 
never clean, and it had Dad-quality food (white female Whole Foods 
supporter).

Other Whole Foods supporters, such as several small bodega owners hoping to capture 
new business from Hi-Lo’s closing, also underplay the importance of safe haven and 
refuge for lower-mcome and longstanding Latino residents:
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Now, people can go to Dudley and to businesses who say they welcome 
Hi-Lo customers. Bodegas can also sell more products. Whole Foods has 
also brought more people tc the community and people can stop in other 
places

T he extent of cultural loss was highlighted by the many white residents who 
joined anti-Whole Foods protests. Many of them also felt a loss of sense of place 
when Hi-Lo closed and objected to the neighborhood being remade for them with a 
new Whole Foods store. They were conscious that Whole Foods’ arrival sent a direct 
message to them as ‘progressive’ nature-conscious white middle-class residents, but 
many, such as Jen, a PhD graduate and member of the Whose Foods/Whose Community 
coalition, resented that message: ‘white supporters in Whose Foods saw something 
marketed for them, but they did not like it’. Most people who participated in the anti- 
WThole Foods coalition built strong ties in the neighborhood and felt a well-established 
sense of belonging towards JP and its traditional identity. They refused to see their 
neighborhood become an enclave for white yuppies. For many Whose Food/Whose 
Community coalition members, including higher-income white residents, the core of 
the conflict was ultimately about place and community identity, as Dave, a business 
owner emphasized:

The whole battle was also about place. F.verything was place Building 
community through service, being open to friendly discussions. Lots of people 
cared about the same things as us

Such resident activists are defined as ‘social preservationists’ by Brown- 
Saracino (2010), people who cherish their neighborhood culture and traditions. As in 
other environmental gentrification fights (Curran and Hamilton, 2012; Hamilton and 
Curran, 2013), they ally themselves with Latino residents, invigorate their activism and 
participate in local causes to protect the ‘authenticity’ of the place against new forms 
of privilege

Conclusions
This research into the experiences and perceptions of vulnerable residents 

affected by the loss of environmental goods and resources in a racially mixed neigh
borhood offers a timely critical analysis of gentrification and its new dimensions (Slater, 
2006; 2008). In this article, I have argued that when a process such as ‘supermarket 
greenlining’ takes place, it produces new socio spatial patterns and experiences of 
environmental inequality and exclusion, transforming amenities for vulnerable tradi 
tional residents into new forms of locally unwanted land uses (LULUs), As so-called 
natural food corporations and their supporters shape what is green and healthy food, 
they accelerate the whitening of multiracial neighborhoods.

The accounrs and experiences of those protesting against the arrival of a high- 
end healthy-food chain in Jamaica Plain illustrate that environmental gentrification 
activism is more than simply being skeptical about new green spaces, green buildings 
and waterfront promenades promoted by municipalities (Pearsall, 2008; Dooling, 2009; 
Checker, 20U; Curran and Hamilton, 2012; Gould and Lewis, 2012). Residents are also 
apprehensive about the impact of so-called healthy food stores moving into the neigh
borhood, Environmental gentrification through healthy food stores has pernicious 
effects revealingthe instrumentalizari on of green discourses, environmental goods and 

‘natural’ food for the benefit of higher and whiter classes. Data analysis highlights how 
gentrification erodes community resources—such as environmental goods —for histori
cally marginalized groups. Such goods and resources are affected by international cor
porations exploiting and shaping socio-spatial changes at the neighborhood scale.
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Green gentrification in the form of high-end healthy food stores creates new 
forms of environmental inequities, with, sources of affordable food vanishing. In the 
JP conflict, white middle-class supporters of Whole Foods manipulated the concept of 
food desert, using it in a regressive way against the interests of lower-income residents 
As they benefited from the ‘greening’ of the neighborhood (and encouraged it), they 
also physically and symbolically contributed to whiten it. Whole Foods has also appro
priated items traditionally used in Latino cuisine while pricing them higher, a process 
illustrating food gentrification. Thus, the conflict in JP reveals that anti-Whole Foods 
activists are still fighting the collective imaginary that green equals white and middle 
class. This equation is reinforced by the way the urban political economy is structured 
and by the fact that discourses of urban sustainability, environmentalism and alterna
tive food are rarely critical of the inequalities underpinning them.

Additionally, new environmental amenities such as a Whole Foods Market 
indeed indicate to developers, real estate agents and outsiders that a neighborhood is 

‘ready’ to be further changed. Increases in house prices jeopardize vulnerable residents’ 
access to other environmental amenities such as green space, water features and commu
nity gardens Whole Foods’ arrival is a form of supermarket greenlining, exemplifying 
corporations’ selection cf store locations on the basis of potential to attract residents— 
who can in turn become customers—from higher socio-economic backgrounds. Super
market greenlining encompasses both act (i.e. identifying certain neighborhoods as 
ripe for opening healthy food stores) and outcome (i.e. decreased access to multiple 
resources—reasonably priced food and cultural safe havens—for vulnerable residents). 
The JP conflict also shows that such stores herald the end of traditional foodways, 
foodscapes and related cultural practices for minority and more vulnerable groups, 
highlighting and reinforcing the waning of their cultural and political power. In sum, 
multiple forms of exclusion and displacement are illustrated in the JP environmental 
gentrification conflict: environmental, socio-economic, cultural and political exclusion 
and displacement.

The protests against Whole Foods thus expose the transformation of LULUs 
in EJ struggles. Traditional ‘brown’ LULUs continue to blight the environment and 
health of historically marginalized groups. Yet, today the creation of new environmen
tal amenities in cities have transformed parks, revitalized waterfronts, healthy food 
stores and other new or improved environmental amenities into LULUs, against which 
vulnerable residents and their supporters mobilize. People fight against these ‘green’ 
LULUs because they contribute not only to the loss of their own environmental goods 
(i.e. Latino food stores) but also to new socio-sparial inequalities. Indeed, theii impact 
might be more acute in terms of community stability and resilience tha n toxic waste sites, 
as longstanding residents might be forced to move, unable to remain in the neighbor
hood and access environmental goods—including traditional food supplies in demand 
among people of color—and unable to maintain existing social and spatial capital.

These struggles reveal the importance of questioning ongoing research, and 
redefining what it means to be green in the city and fight for urban sustainability. They 
also call for more research on the different dimensions that gentrification is taking in the 
city and the different conflicts it is producing. Scholars and practitioners must rethink 
urban sustainability in ways that address environmental gentrification, encroachment, 
affordability and greening as the new urban frontier in a revanchist city. Can only 
middle-class and white residents be green in the long term? If being green means 
having sustained access to new environmental goods, then this might well be the case. 
Such a reality requires a more critical examination of discourses and practices of urban 
environmentalism. It also means accepting that, while the term ‘green gentrification’ 
is powerful, it is just another way of understanding environmental injustices in cities 
and does not represent a fundamentally new process in terms of the underlying polit
ical economy and urban geography dynamics. Traditional ‘brown’ concerns of the EJ
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movement criticized dominant institutions for treating marginalized groups as if they 
did not deserve to live in healthy neighborhoods, and for allowing the siting of waste 
sites and orher LULUs where they lived. Green gentrification is the flipside of that 
process, through which the urban poor and people of color are only allowed to live 
in less healthy and livable neighborhoods, because they are pushed away politically, 
physically, economically and culturally from their neighborhoods

Isabelle Anguelovski, Institute of Environmental Science and Technology (ICTA), 
Universitat Autonoma de Barcelona, Befaterra, Barcelona 08193, Spain, 
lsabelle.Anguelovski@uab.cat
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Executive Summary

neighborhoods. To the extent that undesirable patterns of 
neighborhood change were found, we also wanted to under
stand the underlying mechanisms in order to propose policy 
tools that could be used to shape equitable neighborhood 
change in both old and new TRNs.

Our research found that transit investment frequently 
changes the surrounding neighborhood. While patterns of 
neighborhood change vary, the most predominant pattern 
is one in which housing becomes more expensive, neigh
borhood residents become wealthier and vehicle ownership 
becomes more common. And in some of the newly transit- 
rich neighborhoods, the research reveals how a new transit 
station can set in motion a cycle of unintended consequences 
in which core transit users—such as renters and low income 
households—are priced out in favor of higher-income, car
owning residents who are less likely to use public transit for 
commuting. We believe that the risk that transit investment 
could catalyze undesirable neighborhood change is substan
tial enough that it needs to be managed whenever transit 
investments or improvements are being planned. We therefore 
present a toolkit of policy tools for shaping equitable neigh
borhood change in TRNs, tools that are increasingly available 
and in use across the country.

■i

V j
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More than 3,000 transit-rich neighborhoods (TRNs) 
in U.S. metropolitan areas have fixed-guideway transit 
stations and hundreds more such neighborhoods could 
be created over the next decade if current plans for new 
transit systems and stations are realized. Americans 
are increasingly using transit and showing more interest in 
living in transit-rich neighborhoods. For neighborhood and 
equity advocates from Atlanta to Seattle and Minneapolis to 
Houston, however, this good news is tempered by a growing 
concern about gentrification and displacement. Will current 
neighborhood residents, many of them low income and/or 
people of color, benefit from planned transit stations? Or will 
they be displaced by wealthier and less diverse residents lured 
not only by transit but also by the other amenities that come 
with transit-induced neighborhood revitalization?

This report is divided into four parts. The first chapter 
documents the diversity of the transit-served metropoli
tan areas and TRNs in the United States and explores the 
symbiotic relationship between diverse neighborhoods and 
successful transit. The second chapter reviews the most 
recent literature on neighborhood change, gentrification and 
displacement, both in general and in TRNs, and highlights 
the different ways in which gentrification can occur and 
the importance of understanding who moves into gentrify- 
ing neighborhoods. The third chapter presents the results of 
our new research on patterns of neighborhood change in 42 
neighborhoods in 12 metropolitan areas first served by rail 
transit between 1950 and 2000, and draws conclusions about 
the likely mechanisms underlying the observed patterns of 
change in those neighborhoods The final chapter summa

Planners and policymakers would appear to face a Hobsons 
choice if transit investment and expansion inevitably lead 
to gentrification and displacement: either make the transit 
investment and accept loss of neighborhood diversity as col
lateral damage, or avoid transit expansion projects serving 
diverse, lower-income neighborhoods and leave those 
residents with poor public transit or none at all.

This report is based on research that was designed to address 
this dilemma. We wanted io understand whether gentrifica
tion and displacement are actually occurring in transit-rich

MAINTAINING OIVERSI1 Y 'N AMERICA'S T RANSIT-RlCh NEIGHBORHOODS 1



rizes a new web-based Policy Toolkit for Equitable Transit- 
Rich Neighborhoods designed to directly address the most 
likely drivers of undesirable neighborhood change in TRNs 
in order to help planners, policymakers and advocates shape 
equitable neighborhood change and ensure that the many 
benefits of transit investment are shared by ail.

neighbors who will regularly use the system. There is a 
symbiotic relationship between diverse neighborhoods and 
successful transit: transit systems benefit from and depend on 
the racial and economic diversity of the neighborhoods that 
they serve, just as low-income households and people of color 
depend on and benefit from living in neighborhoods served 
by transit.

Why Diversity Matters: Transit and 
Neighborhood Diversity
Concerns about gentrification and displacement associated 
with transit have traditional ly been framed as issues of equity 
will neighborhood change in TRNs adversely affect people of 
color and lower-income residents? These equity concerns 
emanate from the fact that transit rich neighborhoods, and 
the larger metiopolitan areas in which they are located, 
are extraordinarily diverse and home to a disproportionate 
share of lower-income households and people of color.

Neighborhood Change and Transit:
What We Know
Neighboi hoods change over time, in ways that both benefit 
and harm those who have been living there. Researchers, 
policymakers and advocates have long been concerned about 
pat terns of neighborhood change that reduce the racial and 'or 
economic diversity of neighborhoods. The second chapter of 
this report explores prior studies that can help us understand 
how the presence of new or improved transit can change the 
surrounding neighborhood.

In 2010, there were 36 transit systems in the United States 
providing what transportation planners call fixed-guideway 
(rail rather than bus) transit, with one additional such system 
scheduled to open in 2011. These 37 regional transit systems 
serve a total of 41 Metropolitan Statistical Areas (MSAs) 
as defined by the U.S. Census. Using 2000 Census data, we 
calculate that nearly half of all Americans and more than two 
thirds of all U.S. workers live in those 41 transit-served metros, 
as do over half of all blacks, 60 percent of all Hispanics and 70 
percent of all immigrants in the United States. In addition, 
slightly more than half of all U.S. rental housing is located in 
transit-served metros

While the terms gentrification and displacement are fre
quently used interchangeably, recent research highlights 
the importance of distinguishing between these two related 
patterns of neighborhood change. Gentrification is a pattern 
of neighborhood change in which a previously low-income 
neighborhood experiences reinvestment and revitalization, 
accompanied by increasing home values and/or rents. Gen
trification, while frequently controversial, can be either good 
or bad for a neighborhood, depending on who benefits from 
the reinvestment and revitalization.

Gentrification may or may not be associated with displace
ment, a pattern of change in which current residents are invol
untarily forced to move out because they cannot afford to stay 
in the gentrified neighborhood. Recent studies indicate that 
displacement may not be the sole mechanism driving change 
in gentrifying neighborhoods. The demographic composi
tion of gentrifying neighborhoods can be altered through 
a process of succession or replacement driven by acceler
ated turnover of the housing stock. This housing turnover 
is marked both by unequal retention of existing residents 
(with wealthier and/or better-educated residents more likely 
to remain) and in-migration of wealthier, better-educated 
residents. Ihis pattern of change, while differing from the 
traditional model of involuntary displacement, nevertheless 
raises serious equity concerns as the result is much the same: 
the resulting neighborhood is more expensive and populated 
by higher-income residents.

People of color, low-income households and renters share 
two related characteristics that may explain their concentra
tion in transit- served metropolitan areas. First, in a country 
where over 95 percent of all households own at least one 
car, these three groups are disproportionately likely to live 
in households without vehicles. In addition, people of color, 
low-income households and renters are all more likely to 
use transit than the average American. These three groups 
represent the majority of what we refer to as core transit 
riders, those most likely to regularly use transit.

Even as they work to attract a broader range of riders, transit 
systems need to maintain their core ridership to ensure that 
total ridership continues to grow. Transit planners frequently 
speak of the need for transit-oriented development to support 
ridership, but what transit stations need is transit-oriented
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Few studies have been done on gentrification in TRNs and 
those report varying results: in some cases new transit is put 
in place with little neighborhood change, while other TRNs 
experience extensive gentrification. Wnen this literature 
is supplemented with studies of changing travel behavior 
in specific transit-oriented development projects in those 
neighborhoods, however, important insights emerge. Certain 
demographic groups—including core transit riders who 
traditionally use transit, and also potential riders who may 
choose to use transit—are attracted to well-pianned TRNs in 
a self-selection process that may contribute to the process of 
replacement recently observed in gentrifying neighborhoods. 
Understanding neighborhood change in TRNs therefore 
requires a detailed understanding of both who lived in those 
neighborhoods before the transit was built and who lives 
there afterward.

i

expensive, neighborhood residents wealthier and vehicle 
ownership more common, We found evidence of gentrifica
tion in the majority of newly transit-served neighborhoods, if 
gentrificauon is defined as a pattern of neighborhood change 
marked by rising housing costs and incomes.

Neighborhood Change and Transit:
What We Learned
To better understand patterns of neighborhood change in 
newly transit-rich neighborhoods, the third chapter of the 
report analyzes socioeconomic changes in 42 neighborhoods 
in 12 metropolitan areas first served by rail transit between 
1990 and 2000, Because prior research on gentrification and 
TRNs had looked at only a few characteristics, we explore 
a broad range of population, housing and transportation 
characteristics. For each of the 42 neighborhoods analyzed, 
we studied changes between 1990 and 2000 in population, 
racial and ethnic composition, and in-migration: the number 
of housing units, tenure, housing value and rent; household 
income; and the use of public transit for commuting purposes 
and automobile ownership. We then compared the neighbor
hood level changes to those in each neighborhoods corre
sponding metropolitan area to see if patterns of neighborhood 
change in the TRNs differed from corresponding changes in 
the region.

Our research also provides support for the conclusion that 
neighborhoods with a large number of renters are more sus
ceptible to gentrification. Indeed, when we specifically looked 
at the neighborhoods where the new stations were light rail 
—neighborhoods which, in our study, were more likely to be 
dominated pre-transit by low-income, renter households than 
those in the heavy rail and commuter rail neighborhoods— 
almost every aspect of neighborhood change was magnified: 
rents rose faster and owner occupied units became more 
prevalent.

Our research did not, however, find that a new transit station 
automatically leads to fundamental change in a neighbor
hood's racial composition. Perhaps, as other recent studies 
of gentrification have found, the relatively higher retention of 
higher-income black and Hispanic households and/or the in
migration of racially mixed, higher income lesidents results in 
a wealthier neighborhood but one with a racial composition 
similar to that of the pre-transit neighborhood

Gentrification can be a positive form of neighborhood change 
but can also have adverse consequences. Our analysis found 
evidence of at least two gentrification-related concerns. Even 
if no displacement can be proven to occur in TRNs, rapidly 
increasing lents mean that those tenter households who 
choose to remain and take advantage of the new transit will 
experience higher housing cost burdens. In addition, neigh
borhood revitalization sometimes attracts not only higher- 
income residents but also car-owning residents.

As in prior studies, we found that patterns of neighborhood 
change varied across the transit-rich neighborhoods we inves
tigated. Many of rhe TRNs changed in ways that were roughly 
similar to the underlying pattern of change in their larger 
metro areas. We focused, however, on those TRNs where 
changes were more pronounced than those m the surround
ing metropolitan area In these neighborhoods, a predomi
nant pattern of neighborhood change could be discerned: 
with the addition of transit, housing stock became more
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Breaking the Cycle of Unintended Consequences in Transit-Rich Neighborhoods
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In some of the neighborhoods studied, the new transit 
station seems to have set in motion a cycle of unintended 
consequences that reduced neighborhood residency by those 
groups most likely to use transit in favor of groups more likely 
to drive. Utilization of public transit for commuting in this 
problematic subset of newly transit-served neighborhoods 
actually rose more slowly (or, in some cases, declined faster) 
than in the corresponding metropolitan area as a whole. 
Whether by displacement or replacement, or a combination 
of the two, in some transit-rich neighborhoods the pattern 
of change is working against the goal of attracting transit 
oriented neighbors: the most likely potential transit riders 
are being crowded out by car owners less likely to be regular 
users of transit. This cycle, illustrated above, raises concerns 
about both equity, because core transit riders are predomi
nantly people of color and/or low income, and about the 
success of new transit investments in attracting desired levels 
of ridership.

of the report summarizes a new web-based Policy Toolkit for 
Equitable Transit-Rich Neighborhoods which describes three 
types of policy tools, as illustrated above.

PLANNING TOOLS: Because neighborhood change 
happen quickly, particularly in neighborhoods dominated by 
rental housing, policymakers need to get ahead of potential 
problems by using coordinated and community responsive 
planning tools that begin at the same time as transit planning, 
explicitly consider the risks of gentrification and include 
everyone with a stake in the neighborhood’s future.

can

HOUSING MARKET TOOLS. Because one of the most 
noticeable and damaging signs of transit-induced gentrifica
tion is rapidly rising rents and housing values, policies that 
address housing are critical. The Toolkit focuses on three cat
egories of housing market tools:

• Funding for land and property acquisition,

• Preservation of existing affordable rental housing; and

• Affordable housing production.A Toolkit for Equitable Neighborhood 
Change in Transit-Rich Neighborhoods
Our research reveals that transit investment can sometimes 
lead to undesirable forms of neighborhood change. Under
standing the mechanisms behind such neighborhood change 
can, however, allow policymakers, planners and advocates to 
implement policies and programs designed to produce more 
equitable patterns of neighborhood change. The final chapter

TRANSPORTATION MANAGEMENT TOOLS: Because one 
characteristic cf gentrifying TRNs is an increase in wealthier 
households who are also more likely to own and use private 
vehicles and less likely to use transit for commuting, policies 
must be designed to attract core and potential transit riders to 
transit-rich neighborhoods, particularly non-vehicle owning 
households
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Why Diversity Matters:
Transit and Neighborhood Diversity

\ lines and extensions to existing systems began operation 
between 2003 and 2007 (CTOD, 2009a) and 175 new fixed
guideway transit lines entered the New Starts Program, the 
federal funding source for transit, between 1998 and 2008. 
More than 80 cities and regions throughout the country are 
currently planning more than $250 billion in transit projects 
(Belzer 8c Poticha, 2009). This public investment in transit 
infrastructure has, in turn, catalyzed billions of dollars in 
private investment in housing and commercial development 
near new transit stations and, in some cases, near decades- 
old existing stations (CTOD, 2008).

V-
£

-f.'

Good News or Bad?
For neighborhood and equity advocates from Atlanta to 
Seattle and Minneapolis to Houston, however, this good 
news is tempered by a growing concern about gentrifica
tion and displacement. Will current neighborhood residents, 
many of them low income and/or people of color, benefit 
from planned transit stations? Or will they be displaced by 
wealthier and less di verse residents lured not only by transit 
but also by the other amenities that come with transit- 
induced neighborhood revitalization?

Americans are increasingly using transit and showing 
more interest in living near transit, in what we call transit- 
rich neighborhoods (TRNs). After decades of flat growth 
alternating with declines, transit ridership in the United 
States began rising in 1995 and has been growing steadily 
for more than a decade Public transportation ridership grew 
36 percent between 1995 and 2008, almost three times the 
14 percent growth rate of the U.S. population. In 2008, U.S. 
transit systems carried passengers on 10.5 billion trips, the 
largest number of trips taken on transit since 1956. Despite a 
recession-induced ridership drop of 3.8 percent in 2009, the 
year closed out as the fourth year in a row in which ridership 
exceeded 10 billion trips (American Public Transportation 
Association [APTA], 2010).

Planners and policymakers would appear to face a Hobsons 
choice if transit investment and expansion inevitably lead 
to gentrification and displacement: either make the transit 
investment and accept loss of neighborhood diversity as 
collateral damage, or avoid transit expansion projects serving 
diverse, lower-income neighborhoods and leave those 
residents with poor public transit or none at all.

Transit systems—not just transit ridership—are also growing, 
with new stations and even entire systems being planned 
and built. There are already more than 3,300 fixed-guide
way transit stations in the United States, according to the 
Center for Transit-Oriented Development (CTOD, 2006)1, 
and hundreds more transit-rich neighborhoods could be 
created over the next decade if current plans for new transit 
systems and stations are realized. Two dozen new light rail

This report is based on research that was designed to address 
this dilemma. We wanted to understand whether gentrifica
tion and displacement is actually occurring in transit rich 
neighborhoods. And, to the extent that undesirable patterns 
of neighborhood change were found, we wanted to under
stand the underlying mechanisms in order to propose policy

CTOD defines fixed-guideway transit as including light rail, heavy rail (subways), commuter rail, streetcars, trolley buses, bus rapid transit and cable cars. 
Buses, although an important type of transit, do not operate on fixed guideways (CTOD, 2006). We define a transit-rich neighborhood as one that is served 
by such fixed guideway transit.
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tools that could be used to shape equitable neighborhood 
change in both old and new TRNs. Before presenting this 
new research and an accompanying Policy Toolkit, however, 
we provide some context by documenting the extraordinary 
reservoir' of diversity currently found in Americas transit- 
served metropolitan areas and transit-rich neighborhoods, 
and exploring the symbiotic relationship that exists between 
those diverse neighborhoods and successful transit.

that the United States is a metropolitan nation, with its met
ropolitan areas containing 83 percent of the U.S. population 
and 85 percent of the nations jobs.2

The relatively small number of metropolitan areas which 
have fixed-guideway transit comprise a large proportion of 
the nations largest and most economically important regions. 
As illustrated in Figure 1.1 and Table 1.1, all but three of the 
25 most populous metropolitan areas in the United States had 
rail transit systems in 2005. Phoenix subsequently opened 
its first transit line in 2008; Detroit, the largest metro area 
without a rail transit system, is currently working to begin 
construction of its first light rail fine, the M-1. Cincinnati, the 
only other top-25 metro area without rail transit, has plans 
to build both streetcar and light rail systems. In addition, 16 
of the other 25 metro areas ranked in the country’s top 50 by 
population either had transit systems in 2005 or have built 
systems since then. Table 1.1 categorizes each transit system 
by size following the system used by the Center for Transit

Where Is the Transit?
Transit rich neighborhoods are concentrated in the nations 
largest and most economically important metropolitan areas. 
As defined by the federal Office of Management and Budget, a 
metropolitan area is a region with “at least one urbanized area 
of 50,000 or more population, plus adjacent territory that has 
a high degree of social and economic integration with the core 
as measured by commuting ties.” The United States currently 
has 366 metropolitan statistical areas (MSAs). The Brookings 
Institutions Metropolitan Policy Program has demonstrated

FIGURE 1.1 Transit-Served Metropolitan Areas

Transit System Category

■ Legacy B Evolving 

| Modest 

B Emerging

§ Stations selected 
for analysisSeattle-Tacoma- 

Bellevue, WA

Denver-Aurora- 
Broomfield, CO

Chicago-Naperville- 
Joliet IL-IN-WI

Eugene- 
Springfield, OR ■

Minneapolis-St. Paul- 
Bloomington, MN-WI

\

^ I

Syracuse, NYI

i i Boss an-Cambridge 
Quincy, MA NHI Pittsburgh, PA

Sacramento- 
Arden-Arcade- 
Roseville, CA Salt Lake City, UT

New York-Northern 
New Jersey-Long Island, 

NY-NJ-PA

Kansas City, 
MO-KS siSan Francisco- 

Oakland- 
Fremont, CA St. Louis, 

MO-ILt Washington-Arlington- 
Alexandria, DC-VA-MD-WV

• -. s. Memphis, TN-MS-AR Virginia Beach-Norfolk- 
Newport News, VA-NClA ^ .Riverside-San 

Bernadino- 
Ontario, CA a /

Atlanta-Sandy Springs- 
Marietta, GA

/ w/
/Phoenix-Mesa- 

Scottsdale, AZ *Albuquerque, / *4 % Jacksonville, FL
NM

i Miami-Fort Lauderdale- 
Pompano Beach, FL1Da Has-Fort Worth- 

Arlington, TX Houston-Sugar Land- 
Baytown, TX

2 The web site of the Metropolitan Policy Program can be found at http://www.brookings.edu/metro/About-Us.aspx.
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TABLE 1.1 Transit in America's Largest Metropolitan Areas

Rank by Population I Metropolitan Statistical Area Population 200S Transit System 2005
New York Northern New Jersey-Long Island, NY-Nj-PA

Los Angeies-Long Beach-Santa Ana, CA

Chicago-NaDerville-Joliet, IL-IN-WI

Philadelph'a-Camdan-Wi'mington, PA-Nj-DE-MD

Dallas-Fort Worth-Arlingtor, TX

Miami-Fort Laudernale-Miami Beach, FL

Houston-Baytown-Sugar Land, TX

Washington-Arlington-Alexandria DC-VA-MD-WV

Atlanta-Sandy Springs-Manetta, GA

Detroit-Warren-Livonia, Ml

Boston-Cambridge-Quincy, MA-NH

San Francisco-Oakland-Fremont, CA

Riverside San Bernardino-Ontario, CA

Phoenix-Mesa-Scottsdale, AZ

Seattle-Tacoma-Believue, WA

Minneapolis-St. Paul-Bloomington, MN Wl

San Diego-Carlsbad San Marcos, CA

St. Louis, MO-IL

Baltimore-Towson, MD

Tampa-St Petersburg-Clearwater, FL

Pittsburgh, PA

Denver-Aurora, CO

Clevelard-Elyria-Mentcr, OH

Portland-Vancouver-Beaverton, OR-WA

Cincinnati-Middletown, OH-KY-'N

Sacramento■ -Arden-Arcade--Roseville, CA

Kansas City, MO-KS

Orlando- FL

San Antonio, TX

San Jose-Sunnyvale-Santa Clara CA 

Las Vegas-Daradise, NV 

Columbus, UH

Virginia Beach-Norfolk-Newport News, VA-NC 

Indianapolis, IN

Provraence-New Bed£ord-Fal| River, RI-MA 

Charlotte-Gastonia-Concord, NC-SC 

Milwaukee-Waukesha-West Allis, Wl 

Austin Round Rock, TX 

Nashville-Davidson-Murfreesboro, TN 

New Orleans-Metairie-Kenner LA 

Memohis, TN-MS-AR 

Jacksonville, FL 

Louisville, KY-IN

Hartford-West Hartford-East Hartford, CT

Richmond, VA

Oklahoma City, OK

Buffalo Niagara Falls, NY

Birmingham-Hoover, AL

Rochester, NY

Salt Lake City, UT

1 18,747,320 

12 923,547 

9,443,356 

5,823 233 

5,819,475 

5,422,200

5.280.077 

5,214,666 

4,917,717 

4,488,335 

4,411,835 

4,152,688 

3,909,954

3.865.077 

3,203,314 

3,142,7/9 

2,933,462 

2,7/8,518 

2,655,675 

2,647,658 

2,386,074 

2,359,994 

2,126,318 

2,095,861 

2,070,441 

2,042,283 

1,947,694 

1,933,255 

1,889,797 

1,754,988 

1,710,551 

1,708,625 

1,647,346 

1,640,591 

1,622,520 

1,521,278 

1,512,855 

1,452,529 

1,422,544 

1,319,367 

1,260,905 

1,248,371 

1,208,452 

1,188,241 

1175,654 

1,156,812 

1,147,711 

1.090,126 

1,039,028 

1,034,484

Extensive

Large

Extensive

Extersive

Medium

Medium

Small

Large

Medium

Nore (In Planning) 

Extensive 

Extensive 

Large (part of LA)

Tn open in 2008

Medium

Small

Medium

Medium

Medium

Small

Medium

Small

Medium

Large

None (In Planning)

Medium

Small

None (In Planning)

None

Extensive (part of SF) 

Small (private)

None

To open in 201i 

None

Extensive (part ot Boston)

Small

None

To open in 2010

To open in 2006

Small

Small

Small

None

None (In Planning)

None

None

Small

None

None

Medium

2
3

4

5

6

7

8

9

10

11
12
13

14

15

16

17

18

19

20
21

22
23

24

25

26

27

28

29
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31
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35
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39
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41
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43
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account for more than two thirds of all transit-rich neigh
borhoods in the nation. But a large and growing number 
of TRNs are located beyond these five legacy systems. A 
second group of 14 metros—including Atlanta, Los Angeles 
and Washington, D.C.—was categorized as having evolving 
transit systems because both the metro areas and tiieir transit 
systems (originally constructed starting in the 1970s, through 
the 1590s) are generally growing at a more rapid pace than 
those in the legacy systems. A third set of metros was cat
egorized as having emerging transit systems because none 
had rail transit until after 2000 and all have plans to grow 
their new transit system to at least medium size (25 or more 
stations) by 2030; these include many fast-growing Sun Belt 
metros such as Phoenix, Houston and Albuquerque. Finally, 
a handful of modest transit systems exist in smaller metros 
with limited or no plans to grow their transit systems; most 
(with the exception of Jacksonville) expect little iob or popu 
lation growth over the next two decades.

The geographic distribution of transit in the 
United States has changed in recent decades as 
new transit systems nave begun service and 
older ones have expanaed.

Oriented Development: extensive systems are those that have 
201 or more stations, large systems have 70-200 stations, 
medium systems have 25-69 stations and small systems have 
24 or fewer stations.

As of 2010, there were 36 fixed-guideway transit systems in 
the United States, with one moie (in the Virginia Beach- 
Norfolk-Newport News, Virginia, metropolitan area) under 
construction and scheduled to open in 2011.3 These 37 fixed
guideway transit systems serve a total of 41 Metropolitan Sta
tistical Areas (MSAs), as shown in Figure 1.1 and Table 1.2. 
While most of the transit-served metropolitan areas are coin
cident with a single MSA, in three cases we combine several 
MSAs in order to define a transit-served metropolitan area 
that is geographically matched to the regions transit system.4

To better understand these different transit-served metropol
itan areas and their economic importance and socioeconomic 
composition, we aggregated data from the 2000 Census to 
create a composite profile of transit-served metropolitan 
areas in the United States.

The geographic distribution of transit in the United States 
has changed in recent decades as new transit systems have 
begun service and older ones have expanded. In order to 
understand and assess the different types of transit-served 
metropolitan areas in the country, we grouped the transit- 
served metros into four categories based on (1) the transit 
systems age, (2) its size and transit expansion plans, (3) 
the surrounding metro area's projected population growth 
rate and (4) the projected employment-growth rate for the 
area. As shewn in Table 1.2, we have divided U.S. transit 
systems and the metropolitan areas they serve into four 
categories: legacy, evolving, emerging and modest systems. 
Hie legacy transit systems are the five oldest and largest 
transit systems in the United States: Boston, Chicago, New 
York, Philadelphia and San Francisco. All have transit systems 
that are more than a century old and these five systems alone

V

Vt
W '
V

J Two transit systems included in the Center for Transit Oriented Development’s database of transit systems and stations are not included in our calculations. 
Island Transit in Galveston, Texas, has been omitted both because Galveston is included in the Houston MSA and because the six-mile trolley service 
originally opened in 1988 has been suspended since being severely damaged by Hurricane Ike in 2005. has Vegas has only a privately owned transit service, 
a monora.l, with seven stops but no fixed-guideway public transit as yet.

4 The Boston metropolitan area combines three MSAs which are served by the Massachusetts Bay Transportation Authority’s commuter rail network; 
the San Francisco metropolitan area combines the San Trancisco and San Jose MSAs, which are linked by the Cahrain commuter rail system; and the 
Los Angeles metropolitan area combines the I.os Angeles and Riverside MSAs, which are linked by the Metrolink commuter rail system.
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TABLE 1.2 Categories of Transit-Served Metropolitan Areas

Transit System I Anticipated Transit 
Size in 2005 I System Size in 2030*

Metropolitan Statistical Area(s)Year of Initial 
Operation

Transit-Served Metro Areas

5 Legacy Systems

Boston-Cambridge-Quincy MA-NH 
Worcester MA
Providence-New Bedford-Fall River Ri MA 
Providence New Bedfo'd-Fall River RI-MA

Extensive^3oston MA 1897 Extensive

Chicago-NaperviHe-Joliet IL-IN-WI

New York-Northern New Jersey-Lorg Island
NV-NJ-PA

Philadelphia Camden-Wilmington PA-NJ-DE MD

Chicago IL 

New York NY

1893 Extensive Extensive+

Extensive+1904 Extensive

Philadelphia PA Extensive Extensive+1907

San Erancisco-Oakland-Fremunt CA 
San Jose-Sunnyvale-Santa Clara CA

San Francisco CA 1878 Extensive Extens've+

14 Evolving Systems 

Atlanta GA 

Baltimore MD 

Dallas-Fort Worth TX 

Denver CO 

Los Angeles CA

Atlanta-Sandy Springs-Marietta Ga 

Balt'more-Towson MD 

Dallas-Fort Worth-Arlington TX 

Denver-Aurora Brcomfield CC 

Los Angeles-Long Beach-Santa Ana CA 
Riverside-San Bernardino-Ontario CA

Medium

Medium

Medium

Large

Large

Large

La'-ge

Extensive

1979

1983

1996

Small1994

1990 Large

Memphis TN-AR-MS

Miami-Fort l audeidale-Pompano Beacn FL 

New Orleans-Metamie-Kenner LA 

Portland-Vancouver-Beaverton OR-WA 

Sacramento—A-den-Arcade—Roseville CA 

Salt l.ake City UT

San Diego- Carlsbad San Marcos CA 

Seattle -Tacoma Bellevue WA 

Washington-Arlington-Alexandria DC-VA-MD-WV

Small Medium

Large

Medium

Memphis TN 

Miami FL 

New Orleans LA 

Portland OR 

Sacramento CA 

Salt Lake City UT 

San Diego CA 

Seattle WA 

Washington DC 

12 Emerging Systems 

Albuquerque NM 

Austin TX 

Charlotte NC 

Eugene OR 

Houston TX 

Kansas City MO-KS 

I ittle Rock AK 

Minreapolis-St- Paul MN 

Nashville TN 

Norfolk VA

1993

Medium1984

Small1835

1986 Large

Medium

Medium

Medium

Medium

Large

Extensive

Large

Large

Large

Large

Extensive

1987

1999

1995

1982

19/6

Albuquerque NM

Austin-Round Rock TX

Charlotte Gastonia-Concord NC-SC

Eugerie-Springfleld OR

Houston -Sugar Land-Baytown TX

Kansas City MO-KS

Little Rock-North Jttle Rcck-C.onway AR 

Minneapolis-St. Paul-Bioomington MN-Wi 

Nashville Davidson—Murfreesboro—Franklin TN 

Virginia Beanh-Norfolk-Newport News VA-NC

Small

Small

Small

Medium

Medium

Large

Medium

Medium

Medium

Medium

Medium

Medium

Medium

2006

2010
2007

Small2007

Small2004

Small

Small

Small

Small

2005

2004

2004

2006

Under
construction

2011

Small

Small

Medium

Medium

Phoenix-Mesa-Scottsdaie AZ 

Tampa-St. Petei sbuig-Clearwater FL

Phoenix AZ 

Tampa FL

6 Modest Systems 

Buffalo NY 

Cleveland OH 

Jacksonville FL 

Pittsburgh PA 

St. Louis MO 

Syracuse NY

2008

2002

Small Buffalo N:agara Falls NY 

Cleveland- Elyria-Mentor OH 

Jacksonville FL 

Pittsburgh DA 

St. Louis MO-IL 

Syracuse NY

SmallI984

Medium

Unknown

Medium

Medium

Medium1913

Small197i

Medium

Medium

1897

1993

Small Small1970

'Based on projections by the Center for Transit-Oriented Development, 200b.
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■ Principal Cities
■ Metro Areas

0
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2CCC
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2000

FIGURE 1.2
Economic Importance of Transit-Served 
Metropolitan Areas
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0
Housing

Units
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Occupied

Housing Type

Renter
Occupied

transit-served metropolitan areas are home to half of the 
black population, over 6C percent of the Hispanic population, 
and over 70 percent of the nation’s immigrants. About two- 
thirds of the blacks and one-half of the Hispamcs in the U.S 
live in the principal cities of these metros.

Finally, transit-served metropolitan areas include a dispro
portionate share of U.S. rental housing. In 2000, as shown in 
Figure 1.4, transit-served metro areas accounted for slightly 
more than half of the nations rental housing; the principal 
cities of these 41 metro areas alone accounted for nearly 30

FIGURE 1.4
Housing in Transit-Served Metropolitan Areas

■ Principal Cit'es
■ Metro Areas
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FIGURE 1.3
Diversity in Transit-Served 
Metropolitan Areas ■ Principal Cities

■ Metro Areas
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Diversity in Transit-Rich Metropolitan 
Areas and Neighborhoods
In compiling data from the 2000 Census for the 41 MSAs 
served by fixed-guideway transit, we created two aggregate 
data sets, one for the principal cities in each of the transit- 
served metro areas and one for the metropolitan areas as a 
whole. Transit systems tend to be constructed in a spoke-and- 
hub pattern designed to move trips to the central business 
district in the principal city of a metropolitan area; transit 
stations tend to be concentrated in or near the principal city 
rather than spread throughout entire MSA Because regional 
transit systems serve principal cities more intensively than the 
region as a whole, transit use for commuting, as reported on 
the American Community Survey, is more than 11 percent
age points higher in the principal cities than in the suburban 
portions of America’s metropolitan areas (Istrate, Puentes & 
Tomer, 2010). For this reason, we looked at both the MSAs as 
a whole and at their principal cities.

Constituting just over 10 percent of all U.S. metropolitan areas, 
transit-served metros are economically important and extraor
dinarily diverse. As of 2000, as shown in Figure 1.2, transit- 
served metropolitan areas were home to nearly half of the 
country’s residents and over 70 percent of its workforce. The 
principal cities in these metro areas alone contained 19 percent 
of the nation’s population and 29 percent of its workforce.

Transit-served metropolitan areas are also places of concen
trated racial and ethnic diversity. As shown in Figure 1.3,
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FIGURE 1.6
Diversity in Different Types of Transit- 
Served Metropolitan Areas—Hispanics
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These are among the groups that neighborhood and equity 
advocates are concerned about when they worry about gen
trification and displacement in transit-rich neighborhoods. 
But is equity the only concern if neighborhood diversity is 
put at risk by transit? Should transit planners and supporters 
be concerned as well?

FIGURE 1.5
Diversity in Different Types of Transit- 
Served Metropolitan Areas—Blacks

H Principal Cities 
H Metro Areas

percent of all rental units. Rental housing is even more con
centrated in those portions of transit-served metropolitan 
areas closest to transit stations: an analysis of 2000 Census 
data found that renters made up nearly two-thirds of those 
living in the 3,300 transit zones (areas within a one-half mile 
radius of fixed guideway transit stations) in the Center for 
Transit Oriented Development’s database (CTOD, 2006). 
Similarly, a recent analysis of federally subsidized affordable 
rental apartments in 20 metropolitan areas identified nearly 
200,000 such units within one-quarter mile of transit stations 
(Harrell, Brooks & Nedwick, 2009).

These high concentrations of people of color, immigrants 
and renters could be attributed to the inclusion of a handful 
of particularly large and diverse regions among the transit- 
served metropolitan areas. Our analysis did find that the met
ropolitan areas served by the five large legacy transit systems 
(Boston, Chicago, New York, Philadelphia and San Francisco) 
are home to one in five blacks and Hispanics in the United 
States. But, as shown in Figures 1.5 and 1.6, the 14 evolving 
transit systems are also diverse, with nearly one-third of all 
the nations Hispanics and one-fifth of all U.S. blacks living 
in these faster-growing metros, including Atlanta, Dallas, 
Miami, Salt Lake City and Washington, D.C. These metros 
are also home to over one-third of all foreign-born residents; 
another 30 percent of immigrants live in the five metros 
served by legacy systems. Metro areas served by the dozen 
evolving systems also have significant populations of black, 
Hispanic and immigrant residents.

Our findings about the diversity of transit-served metro
politan areas are consistent with other analyses of diversity 
in TRNs. The Center for Transit-Oriented Development, 
for example, analyzed the demographics of more than 3,300 
transit zones (similar but not identical to our TRNs) and 
found that 86 percent were either more economically diverse, 
more racially diverse, or both, than the average census tract in 
the same metropolitan area. Nearly 60 percent of those living 
in the transit zones were non-white and 65 percent were 
renters (CTOD, 2007).

Transit-rich neighborhoods and the larger metropolitan 
areas in which they are located are extraordinarily diverse 
places and are home to a disproportionate share of people 
of color, immigrants and renters in the United States.
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Our review of the literature identified three demographic 
groups who are more likely to use transit and more likely to 
live near transit than other Americans: people of color, low- 
income households and renters, In a country where over 95 
percent of all households own at least one car, these three 
groups are also disproportionately likely to live in house
holds without vehicles. Vehicle ownership—or, rather, lack 
of ownership—is a strong predictor of transit use. While 
only 4.3 percent of U.S. households lack a car, according to 
2006-2008 American Community Survey data, 36 percent of 
all workers 16 years and older who report that they commute 
to work using public transportation live in households 
without a vehicle available. The APTA on-board survey data 
(2007) similarly found that only 45 percent of transit riders 
had a vehicle available to them to make the trip for which 
they chose transit. Residents of households without vehicles 
use transit for 19.1 percent of trips, while the addition of even 
a single vehicle to a household drops transit use to 2.7 percent 
of all trips. Many households “abandon public transportation 
as soon as they own their first car” (Pucher & Reone, 2C03 
at 57). Transit users are far less likely to own cars then other 
Americans—and those without cars are far more likely to 
use transit.

Transit and Neighborhood Diversity
Putting issues of equity aside, there are reasons to be 
concerned if transit-rich neighborhoods gentrify and their 
diversity is reduced One potential concern is that neigh
borhood change could affect transit ridership, since nearby 
neighborhoods would seem to be vital sources of transit pas
sengers.5 Changing neighborhoods, and changing neighbors, 
could affect ti ansit use and thus the very reason for the transit 
investment.

In order to evaluate the importance of neighborhood 
diversity to transit success, we reviewed the available data 
and literature on the demographics of transit users and on 
the travel behavior of diverse populations. One important 
source of data was published in 2007 by the American Public 
Transportation Association in its report A Profile of Public 
Transportation Passenger Demographics and Travel Charac
teristics Reported in On-Board Surveys. That report compiled 
information from questionnaires completed by over 496,000 
public transit riders sampled between 2000 and 2005 by 
transit systems that carry 60 percent of all transit trips. These 
data present the most complete picture to date of the demo
graphics and travel behavior of the people who use transit in 
the United States (APTA, 2007). Anolher key source of data is 
the 2001 National Household Travel Survey (NUTS)6, a U.S. 
Department of Transportation effort sponsored by the Bureau 
of Transportation Statistics and the Federal Highway Admin
istration to collect data on long-distance and local travel by 
the American public. NHTS survey data are collected from 
a sample of households and expanded to provide national 
estimates of trips and miles by travel mode, trip purpose 
and a host of household attributes. The data allow analysis 
of daily travel by all modes, including characteristics of the 
people traveling, their household and their vehicles. While 
the decennial Census and American Community Survey data 
include information only on commuting trips, which consti
tute less than one-fifth of all trips, the NHTS provides more 
comprehensive data on trips made for all purposes (Pucher 
& Renne, 2003).

People of color follow this pattern of owning fewer motor 
vehicles and using more transit. Blacks, Hispanics and Asians 
all rely more heavily on transit than whites, even after con
trolling for income (Blumenberg et al., 2007). Blacks are 
almost six times as likely as whites to travel by public transit; 
Hispanics use transit less than blacks but still about three times 
more than whites (Pucher & Renne, 2003) Other analyses 
have similarly found that minorities are several times more 
likely to use public transit than whites (Lin & Long, 2008). 
The APTA data from on-board surveys (2007) found that the 
majority of transit riders in America are non-white, as shown 
in Figure 1.7. An analysis of the 2001 NHTS data found that 
blacks and Hispanics comprise 54 percent of all transit users 
(Pucher & Renne, 2003). Similarly, the 2006-2008 American 
Community Survey data indicates that, of all those who 
report using public transportation to commute to work, only 
40 percent are non-Hispanic whites.

5 Since nearly 60 percent of transit riders walk to transit (APTA, 2007), they are presumably coming from locations relatively close to the transit station.

° Initial data from the 2009 version of the National Household Travel Survey (NHTS) was released in January 2010. Shortly afterwards, however, the Federal 
Highway Administration announced that it would be releasing enhanced data later in 2010, in part due to conflicting data on transit utilization in the NHTS 
as compared to the Federal Transit Administration’s National Transit Database. Given these concerns specifically about transit-related data, and the in- depth 
analyses of the 2001 NHTS data already undertaken, this report relies on the 2001 rather than 2009 NH I'S data. The web site for the 2001 and 2009 National 
Household Travel Surveys and previous Nationwide Personal Transportation Surveys can be found at http://nhts.ornl.gov/index.shtml.
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Like people of color, lower-income households are also more 
likely to use transit, more likely to live near transit and less 
likely to own a car. While transit is used by Americans of all 
incomes, those from iower income and working-class house
holds use transit far more than upper income Americans. The 
APTA transit passenger survey data (2007) found that the 
majority of transit riders live in households with an annual 
income of $50,000 or less, as shown in Figure 1.8. The median 
income of transit passengers (in 2004 dollars) was $39,000, 
about 12 percent lower than the U.S. median income at the 
time the surveys were done between 2000 and 2005.

FIGURE 1.7
Ethnicity of Transit Passengers
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Multi-Ethnic

6.6%.. 33.1%

40.6% Lower-income households are also less likely to own a car, As 
Pucher and Renne (2003 at 55) summarize in their analysis of 
the 2001 NHTS data, “[ijncome is the primary determinant 
of auto ownership, which, in turn, is the main determinant of 
modal choice.” While automobile ownership has become near 
universal in the United States among higher-income house
holds, 26.5 percent of households with incomes less than 
$20,000 do not own a motor vehicle, a figure which drops to 5 
percent foi households with incomes in the $20,000-$39,999 
range and even lower levels for higher-income groups. They 
note that “it is probably unique to the United States that three- 
fourths of even its poorest households own a car. This reflects 
the extent to which the car has become a virtual necessity for 
even the most basic transportation needs in most American 
metropolitan areas” (Pucher and Renne, 2003 at 55).

White/Caucasian

Source: APTA, 2007

People of color also concentrate in transit-rich neighbor
hoods. For example, CTOD has calculated that while blacks 
were only 12 percent of the U.S. population and 14 percent 
of the population in transit-served metro areas in 2000, they 
made up 23 percent of all residents living within one-half 
mile of transit stations in 2000. Similarly, Hispanics made up 
24 percent of all transit zone residents, even though they were 
only 18 percent of residents throughout the transit-served 
metropolitan areas and 13 percent of the U.S. population. 
Asians, representing 4 percent of U.S. residents, were 8 percent 
of the residents of transit zones. As a result, whites were only 
41 percent of transit zone residents even though they made 
up 69 percent of the U.S. population in 2000 (CTOD, 2006).

FIGURE 1.8
Household Income of Transit Passengers

The traditional explanation for increased transit use and 
concentration of people of color in TRNs is that they are 
disproportionately low income and low-income households 
are more likely to use and live near transit. Giuliano (2000), 
however, analyzed the 1995 NHTS data and rejected the con
clusion that racial/ethnic differences can be explained solely 
by income and other household characteristics. She found 
that different racial/ethnic groups exhibit “fundamental dif
ferences in what motivates travel choices.” (Giuliano, 2000 at 
130). Race and ethnicity, she concludes, play a significant and 
complex role in travel behavior independent of income and 
residential location characteristics.
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holds, according to 2006-2008 American Community Survey 
data, 58 percent of those who report that they commute 
to work using public transportation are renters. A recent 
Brookings analysis of this data found that two-thirds of transit 
commuters in the principal cities of the IOC largest U.S met
ropolitan areas, as well as more than 40 percent of those living 
in the suburban portions of those metros, are renters (Istrate, 
Puentes 8c Tomer, 2010). Like members of low-income 
households and people of color, renters are far less likely than 
homeownerstoownacar.lhe2006-2008American Community 
Survey data indicates that while 95 percent of American 
homeowners own one or more motor vehicles, nearly 20 
percent of renter households own no motor vehicle.

4

[

Historically, these three demographic groups—people of 
color, low-income households and renters—have been able to 
find housing in transit-rich neighborhoods. As a result, TRNs 
are more racially diverse, less wealthy and contain a higher 
proportion of rental housing than other neighborhoods. But 
current residents of both existing and new transit-rich neigh
borhoods find themselves increasingly concerned as growing 
numbers of Americans consider whether to take advantage 
of the many benefits of living in transit-rich neighborhoods. 
Demand for housing near transit is expected to far outstrip 
supply over the next two decades (CTOD, 2007). Those groups 
who want to live near transit and benefit from proximity to 
transit stations may not be able to compete successfully for 
the limited supply of housing, especially affordable housing, 
in transit-rich neighborhoods. If these TRN residents are 
displaced from their neighborhoods and replaced by higher- 
income, less diverse residents, the transit systems that rely on 
them may suffer as well.

Historically, these three demographic groups— 
people of color, low-income households and 
renters—have been able to find housing in 

transit-rich neighborhoods. As a result, TRNs 
are more racially diverse, less wealthy and 
contain a higher proportion of rental housing 
than other neighborhoods

Unfortunately, the need for low-income households to own 
a vehicle imposes economic hardship on many of them. The 
average American family spends 19 percent of its monthly 
budget on transportation, the second highest item after 
housing. Using transit can create substantial savings: living 
in location-efficient neighborhoods (with a good mix of uses 
and access to public transportation) can provide a 16 percent 
cost savings compared to living in an automobile-dependent 
exurban neighborhood (CTOD, 2007). A recent Brookings 
Institution analysis similarly found that the working poor 
(these with incomes less than twice the federal poverty 
threshold, with a median income of $20,280 in 2003) spent 
8.4 percent of their income just on commuting to work, if 
they commuted by driving, compared to 5.8 percent if they 
used public transit (Roberto, 2008).

Transit and Diverse Neighborhoods 
Need Each Other
When evaluating how best to maximize future ridership of 
both existing and new transit, planners sometimes distin
guish between two types of transit riders: those who use 
transit by necessity, sometimes disparagingly referred to as 
captive riders, and those who could use a vehicle for their 
trip but nonetheless choose to use transit, often referred to 
as choice riders (Krizek 8c El Geneidy, 2007). Such planners 
often assume that the captive riders will remain transit users 
indefinitely and therefore the key to increasing ridership is to 
attract mote choice riders

A final important group when assessing transit ridership is 
renters With a disproportionate amount of rental housing 
located in transit-served metros and transit-rich neighbor
hoods, it should come as no surprise that renters are dispro
portionately represented among transit riders. While only 29 
percent of all workers 16 years and older live in rental house-
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One of the most important sources of potential transit riders 
is households that do not have—either by choice or by neces
sity—a personal vehicle. Cervero, for example, has found that 
the probability of using rail to commute is highest “when the 
worker lives in a zero-car household. Adding one car results 
in probabilities plummeting” (2007 at 2082) Transit planners 
looking for potential riders could start by looking in zero-car 
households. And, as we have seen, low income households, 
people of color and renters are more likely to live in such 
zero-car households.

Transit planners looking for potential riders 
could start by looking in zero-car households. 
And, as we have seen, low income households, 
people of color and renters are more likely to 
live in such zero-car households.

For total transit ridership to increase, however, transit systems 
need to both keep the riders that they already have and to 
attiact new riders. Rather than dividing transit users into 
captive or choice riders, transit planners should instead focus 
on those we refer to as “core riders”, as well as those who have 
been called “potential riders”. (Krizek & El-Geneidy, 2007).

While diverse neighborhoods and their residents, who are 
disproportionately low-income, people of color and/oi 
renters, benefit from access to transit, transit systems also 
benefit from proximity to economically and racially diverse 
neighborhoods. Low-income households, people of color and 
renters are critical populations for transit systems seeking to 
maintain their core ridership and increase their total ridership. 
These are the people who most need high quality, affordable 
transit—and the ones most likely to use such transit when it 
is provided.

By core riders we mean hose people who are known to be the 
most frequent and regular users of transit. Such regular users 
make the vast majority of transit trips. More than 80 percent 
of transit trips are taken by people who ride three or more 
days per week, and nearly two-thirds by passengers who use 
transit five or more days per week (APTA, 2007).

Planners frequently speak of the need for transit-oriented 
development to support ridership, but what transit stations 
really need is transit-oriented neighbors who will regularly 
use the system. There is a symbiotic relationship between 
diverse neighborhoods and successful transit: transit systems 
benefit from and depend on the racial and economic diversity 
of the neighborhoods that they serve, just as low-income 
households, people of color and renters depend on and benefit 
from living in neighborhoods served by transit. Transit 
agencies and planners should therefore be as concerned as 
equity advocates about any potential displacement of people 
of color, icw-income households or renters from transit-rich 
neighborhoods.

As the data m this chapter demonstrate, transit systems 
rely heavily on three groups for their core ridership: low- 
income households, people of color and renters. Based on 
2001 National Household Travel Survey data, Pucher & 
Renne (2003) calculated that low-income white households 
and people of color together account for a full 63 percent 
of the nations transit riders (Pucher & Renne, 2003). The 
American Public Transportation Associations on-board 
survey data gathered between 2000 and 2005 similarly finds 
that typical transit riders have lower incomes, greater racial 
and ethnic diversity and lower rates of car ownership than 
other Americans (APTA, 2007)

While keeping these core riders is critical, so is attract
ing new transit riders. Krizek and El-Geneidy (2007 at 74) 
coined the term "potential riders” to describe people who 
are “not currently using transit for a variety of reasons and/ 
or concerns but may consider the idea of using transit”. They 
distinguish between such potential riders and those they refer 
to as “auto captives”, who cannot or will not consider using 
transit or live in places where transit is not even available.
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Neighborhood Change and Transit: 
What We Know

business district becomes more attractive as gasoline prices 
rise and traffic congestion worsens.

■ I t.
1

m , i. Hi] If understanding neighborhood change is complicated, then 
understanding neighborhood change in TRNs is very compli
cated. Two sets of literature can, taken together, help us under
stand how the presence of new or improved transit might 
change the surrounding neighborhood. First, we review 
recent studies on neighborhood change, gentrification and 
displacement in general to beLter understand the processes 
that drive neighborhood change. Then, to understand how 
such change plays out in TRNs, we look at studies of changing 
demographic and travel patterns in transit-served neighbor
hoods and transit-oriented developments.

__  J. ■ ■

■
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Neighborhoods change over time, in ways that both 
benefit and harm those who have been living there.
Understanding the process of neighborhood change is always 
challenging.

Patterns of Neighborhood Change: 
Gentrification and Displacement
While the terms gentrification and displacement are fre
quently used interchangeably, recent research highlights 
the importance of distinguishing between these two related 
patterns of neighborhood change.

Researchers, policymakers and advocaies have long been 
concerned about patterns of neighborhood change that 
reduce the racial and/or economic diversity of neighbor
hoods. The good news is that a growing share of U.S. neigh 
borhoods arc becoming more racially and ethnically diverse, 
both because fewer neighborhoods deliberately exclude 
minorities entirely and because recent immigration has made 
the population as a whole more diverse (Turner & Rawlings, 
2009). But progress in creating racially and economically 
diverse neighborhoods has been slow, so forces that threaten 
to bring gentrification and displacement to neighborhoods 
that are currently racially and economically diverse are of 
particular concern.

Gentrification is a neighborhood change process charac
terized by increasing property values and incomes. Some 
researchers include the process of displacement within 
the definition of gentrification, defining gentrification as 
occurring when wealthier residents move into a neighbor
hood. Others define gentrification in economic, rather than 
demographic, terms by focusing on a neighborhood’s revi
talization (Chappie, 2009). Koiko (2007 at 1), for example, 
defines gentrification as “the upgrading of urban neighbor
hoods, especially neighborhoods starting from low average 
income, low housing values, or high poverty rates.” Defined 
in such economic terms, gentrification can be a positive or 
destructive form of neighborhood change, depending on 
who benefits from the reinvestment and revitalization

One set of diverse neighborhoods that appear to be under 
pressure are the more than 3,300 neighborhoods that have 
a fixed-guideway transit station and the hundreds more 
where new transit is being planned. The desirability of these 
transit-rich neighborhoods (TRNs) may change because a 
new transit station is added, because an existing station is 
upgraded or service frequency is increased, or even because 
a decades old transit-rich neighborhood close to the central

Displacement, whether considered as an inevitable part of 
gentrification or not, is a pattern of change in which current 
residents are involuntarily forced to move out because
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they cannot afford to stay in the gentrified neighborhood 
(Freeman, 2005). Displacement may be immediate or occur 
over time, with the prior residents departing as their housing 
cost burden increases due to rising rents and bousing values 
caused by gentrification and they can no longer afford to live 
in their old neighborhood (Chappie, 2009).

recent study, for example, looks at demographic processes 
in gentrifying census tracts between the 1990 and 2000 
Census—an investigation similar to that we describe in the 
next chapter, but with the benefit of confidential data from 
the long form that allowed the researchers to investigate the 
underlying mechanism driving the gentrification. 7he study 
concluded that, during the i990s, the process of gentrifica
tion was distinguished by the disproportionate retention and 
income gains of black high school graduates living in the gen
trifying neighborhoods combined with in-migration by white 
college graduates (McKinnish, Walsh & White, 2008)

Recent studies indicate that displacement, as traditionally 
understood, may not be the sole or even primary mechanism 
driving change in gentrifying neighborhoods. These research
ers distinguish between neighborhood change processes that 
involve the forced departure of lower-income residents and 
those that occur through the normal processes of housing 
turnover and succession. Several recent studies demonstrate 
that the demographic composition of gentrifying neigh
borhoods can be altered through a process of succession or 
replacement driven by accelerated turnover of the housing 
stock. This housing turnover is marked both by unequal 
retention of existing residents (with wealthier and/or better- 
educated residents more likely to remain) and in-migration 
of wealthi er, better educated residents (Freeman, 2005). One

This pattern of change, while differing from the traditional 
model of involuntary displacement, nevertheless raises serious 
equity concerns. Whether caused by displacement or replace
ment or some combination of the two, the result is much the 
same: the gentrified neighborhood is more expensive and 
populated by higher-income residents. Understanding the 
drivers of these changes, however, is important in order to 
shape policy interventions that best address the neighborhood 
change processes associated with gentrification.
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particularly susceptible to gentrification—and potentially 
displacement as well.”Whether caused by displacement or 

replacement or some combination of the two, 
the resuit is much the same: the gentrified 
neighborhood is more expensive and populated 

by higher-income residents,

The studies that nave been done on gentrification and transit- 
rich neighborhoods report varying results. Some TRNs seem 
to experience little change, others gentrify, and some attract 
poorer rather than wealthier residents. One widely cited 
example of transit-driven gentrification is the Davis Square 
transit station in Somerville, Massachusetts, which opened in 
1984 as part of an extension of the M3TA’s Red Line in metro
politan Boston. Before the station was built in 1970, only 8.2 
percent of Davis Square adult residents were college graduates, 
far lower than the 14 7 percent share in metropolitan Boston. 
By 2000,49.7 percent of Davis Squares adult population had a 
college degree, higher than the metro area’s 39.6 percent share 
(Kahn 2007), a classic indicator of gentrification In Chicago, 
Lin (2002) found evidence of gentrification in the form of 
rising property values closer to transit stations between 1975 
and 1980 and again from 1985 to 1991, but concedes that the 
pattern was interrupted between 1980 and 1985.

Transit and Neighborhood Change
In an urban setting, virtually any large public infrastructure 
project is likely to have at least some impact on the demog
raphy of surrounding neighborhoods New transportation 
infrastructure simultaneously creates disamenities, such as 
noise and traffic congestion, and amenities, such as increased 
mobility and accessibility (Kilpatrick et al, 2007).

The interstate highway system provides one example of how 
transportation investment impacts metropolitan demogra
phy. From the 1950s through the 1990s, the extension of the 
U.S. interstate system into die central business districts of 
many cities displaced thousands of households and commer
cial businesses m adjoining neighborhoods while enhancing 
the value of the downtown office towers that were made more 
accessible from the suburbs. The existence of inner-city inter
states made it more convenient for downtown workers to live 
in the suburbs and commute to work, often making it possible 
for middle class families to leave the city (Jackson, 1985).

Although once considered to be a disamenity 
and even a poverty magnet, transit is increas

ingly viewed as a desirable amenity for an urban 
neighborhood.

Although once considered to be a disamenity and even a 
poverty magnet, transit is increasingly viewed as a desirable 
amenity for an urban neighborhood. Households may prefer 
transit-rich neighborhoods because of the added ease of 
commuting or traveling to other parts of the city or metro
politan area. The area adjacent to the new transit stop often 
experiences blossoming commercial activity with the intro 
duction of shops, restaurants and night spots that attract even 
those who do not use public transit for commuting (Bluestone, 
Stevenson 8c Williams, 2008). In recent studies, access to 
transit has increased the value of nearby property, with prop
erties in TRNs experiencing a premium effect compared to 
similar properties without transit access (CTOD, 2008).

Other studies have found different patterns of neighbor
hood change in different transit-rich neighborhoods and 
metropolitan areas. Baum-Snow and Kahn examined transit 
utilization in sixteen metropolitan areas that expanded then- 
transit systems between 1970 and 2000 and, as part of their 
analysis, analyzed mean household income trends Ihey 
found that income in the newly transit-served areas was lower 
than that in other ar eas within the same metro and that this 
income gap widened between 1970 and 2000 m all but two 
of the cities studied. Because the newly transit-served neigh
borhoods became poorer, relative to other areas within their 
regions, after die new transit opened, Baum Snow and Kahn 
concluded that public transit remains a poverty magnet rather 
than a catalyst for gentrification (Baum-Snow 8c Kahn, 20C5 
at 25)

Such an increase in properly values can, of course, trigger 
gentrification. While noting that “In jo research to date has 
explicitly examined the relationship between transit invest
ment and gentrification,” Chappie (2009, at 2) expresses 
concern “that the area around rail transit stations may be

Kahn subsequently analyzed fourteen of the cities in which 
new rail transit was built between 1970 and 2000 specifically 
to better understand gentrification trends. He looked at two
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indications of gentrification—changes in home values and 
the share of community residents with college degrees—in 
census tracts in 14 different metropolitan areas where new 
transit stations were built between 1970 and 2000. He dif
ferentiated between stations with parking and those without, 
hypothesizing that park-and-ride stations would generate 
less gentrification because the parking garage “creates a ‘lose/ 
lose’ for wealthy incumbent members of the tract. They do 
not want to use this rail transit mode and the quality of life in 
their community will fall due to congestion, traffic and rising 
crime exposure” (Kahn, 2007 at 170). But even accounting for 
the two types of transit stations failed to produce a consistent 
pattern of neighborhood change. Kahn found some but not 
all walk-and-ride stations (those without parking) had a sta
tistically significant, positive effect on home prices and were 
associated with a statistically significant increase in the share 
of adults who are college graduates. Neighborhoods close to 
new park and-ride communities, Kahn found, often expe 
rienced increases in poverty. Kann concluded that " [a] cross 
the 14-city sample, new transit’s local impacts differ signifi
cantly” with signs of gentrification around walk-to stations in 
metropolitan areas like Boston and Washington, D.C., but no 
evidence of gentrification around such neighborhoods in Los 
Angeles and Portland (Kahn, 2007 at 181).

One flaw in many of these studies is the 

tendency to look at only a few potential indicia 
of gentrification: housing values but not rents, 
or proportion of college-educated residents but 
not income. With so few variables to analyze, 
researchers are often at a loss to explain the 
different patterns of neighborhood change 
observed in different neighborhoods or over 
different periods of time.

and Renne (2003, at 61) conclude that “[t]he gentrification 
of working class neighborhoods has helped revitalize many 
inner cities and older suburbs, while increasing transit use 
among the affluent. Unfortunately, it has reduced the accessi
bility of low-income households to rail transit.” They support 
this conclusion with data from the 2001 National Household 
Travel Survey, which found a modest increase in transit trips 
made by the highest income group between the 19S5 and 
2001 surveys and a modest decrease in rail transit trips made 
by the lowest income group during the same period.

One flaw in many of these studies is tne tendency to look at 
only a few potential indicia of gentrification: housing values 
but not rents, or proportion of college- educated residents but 
not income. With so few variables to analyze, researchers are 
often at a loss to explain the different patterns of neighborhood 
change observed in different neighborhoods oi over different 
periods of time. The addition of a new transit station—and 
perhaps even the continuing attraction of an older transit 
station—can catalyze a process of neighborhood change 
that produces gentrification and, potentially, displacement 
of prior residents by higher-income and potentially more 
racially homogeneous residents with the ability to pay higher 
rents and buy more expensive homes Such gentrification 
and displacement does occur in some TRNs. But it is equally 
clear that transit does not inevitably lead to gentrification and 
displacement: some neighborhoods see little change, while 
others actually experience increased poverty. More research is 
needed—beginning with that presented in the next chapter— 
to help sort out which TRNs are most likely to experience 
gentrification and displacement.

A recent study of neighborhood change in the Bay Area 
between 1990 and 2000 by the University of California at 
Berkeleys Center for Community Innovation identified only 
102 gentrifying census tracts (7.3 percent of all tracts in the 
Bay Area) Cf these, however, 85 census tracts included transit 
stations, with about half having BART rapid transit (subway) 
stations and others having commuter rail, Muni Metro, and 
even cable car stops. However, some of the tracts that were 
classified as becoming more middle income, becoming lower 
income and becoming “bipolar” (with growth of households 
at both the lowest and highest of income groups) were also 
home to transit stations (Chappie, 2009). In short, in this study 
many but not all gentrifying neighborhoods were transit-rich 
and while some transit-rich neighborhoods were gentrifying, 
others were experiencing very different patterns of change.

Even fewer studies address the issue of displacement in 
transit-rich neighborhoods. Citing thiee studies indicating 
that some neighborhoods around some rail transit stations 
had been attracting increasing numbers of higher income 
households and experiencing rising property values, Pucher
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Perhaps the most useful insights come from the literature on 
the role of self-selection among those living in TODs. Certain 
demographic groups—including low-income and minority 
core transit riders as well as wealthier riders who choose to 
use transit—are disproportionately attracted to well-planned 
transit-oriented developments. Cervero (2007), for example, 
concludes that a combination of a lifestyle preference for 
living near transit and public policies shape travel behavior 
in TODs (and, perhaps, TRNs). The model he developed 
predicts that Asian-American and Hispanics tend to be more 
attracted than whites to live near transit stations, as do lower- 
income households (those making less than $40,000). Perhaps 
most tellingly, his model demonstrates that the most transit- 
oriented neighbors are those from households without cars: 
the probability of using transit for commuting drops sharply 
when one car is added to a zero-car household and sharply 
again for workers from two-car households. Cervero notes 
that this is consistent with his earlier survey work, which 
found that station-area residents from zero-car households 
were 14 times more likely to commute on rail transit than 
those from three-car households.

In transit-rich neighborhoods in particular, one 

obvious indicator of undesirable gentrification 
would seem to be rising automobile ownership 
associated with the increase in incomes that 
accompanies gentrification,

Neighborhood Change and Change in 
Travel Behavior
The limited literature on gentrification and displacement 
m TRNs frequently overlooks one critical characteristic of 
such neighborhoods: whether or not residents are using the 
transit. As discussed in the previous chapter and succinctly 
stated by Pucher and Renne (2003, at 11), “[i]ncome is the 
primary determinant of automobile ownership, which, in 
turn, is the main determinant of whether people drive or 
use transit.” In transit-rich neighborhoods in particular, one 
obvious indicator of undesirable gentrification would seem to 
be rising automobile ownership associated with the increase 
in incomes that accompanies gentrification. Yet 'Studies-, of 
gentrification rarely consider trends in vehicle ownership or 
transit use for commuting, even though such data is included 
in the Census and American Community Survey data so fre
quently used in the studies.

The self-selection process that Cervero and others describe in 
TRNs may contribute to the process of replacement observed 
in recent studies of gentrifying neighborhoods. Freeman 
(2005), for example, notes that to understand gentrification 
requires looking not only at who is moving out of a neigh
borhood but also at who is moving into the neighborhood. 
He concludes (at 487) that researchers overlook “the extent 
to which changes in the characteristics of in-movers could be 
the more important force [than those moving out] in deter
mining the way that neighborhoods change.” Similarly, the 
demographics of those who self-select residence in a TRN 
may influence neighborhood change in TRNs. The types of 
in-movers in gentrifying TRNs are also important to under
stand. If the in-movers own two or more cars, for example, 
they may be far less likely to use the transit available in their 
new neighborhood.

One recent study examined commuting choices in gentrified 
neighborhoods in three Canadian cities. Danyluk and Ley 
(2006) investigated the relationship between gentrification and 
the mode of transportation that the neighborhood's wealthier 
residents chose for commuting trips. They found, unfor
tunately, that neighborhood residents were less likely tp;;use 
transit and slightly more likely to drive (although more likely 
to bicycle) than residents of, similar, non-gentrified districts.

Another tool for understanding how travel behavior changes 
in TRNs, then, is recent studies in the transportation and travel 
behavior literature which examine changing travel patterns 
in TRNs—or at least in specific developments, usually called 
transit-oriented developments (TODs)—in those neighbor
hoods. A review of this literature by the Transit Cooperative 
Research Project, for example, found that “TOD residents are 
generally associated with lower automobile ownership rates” 
and that residents “without access to an automobile are more 
likely to forego travel or to make trips on foot or by transit.” 
(Evans & Pratt, 2007 at 17-18).

Understanding neighborhood change in TRNs therefore 
requires a detailed understanding of both who lived in those 
neighborhoods before the transit was built, who lives there 
afterwards and how any changes came about. In the next 
chapter, we undertake just such an exploration
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Neighborhood Change and Transit: 
What We Learned

surprisingly, the largest number of new stations was found 
in evolving transit systems, the growing transit systems in 
growing metropolitan areas. We identified new stations built 
between 1990 and 1997 in the three largest evolving transit 
systems in Los Angeles, Portland, and Washington, D.C.; in the 
medium-sized evolving systems in Atlanta. Baltimore, Dallas 
and San Diego; and in the small but fast-growing transit system 
in Denver. (The fourth category of transit systems, which we 
call emerging transit systems, are those which first opened 
rail transit stations after 2000 and so could not be included in 
our analysis of neighborhood change that occurred between 
1990 and 2000). We selected a subset of stations that avoided 
data limitations and complications, where the census informa
tion for 1990 and 2000 could be compared to geographies that 
covered roughly the same half-mile radius around each station 
as explained below. We also made certain to include station 
areas with different kinds of rail, stations with and without 
paiking and stations in various types of neighborhoods. The 
resulting set of 42 stations in 12 different metropolitan areas, 
detailed in Appendix B, is sufficiently robust and heteroge
neous to provide important insights into the difficult question 
of whether and how neighborhoods in different metropolitan 
areas change due to the presence of tiansit.
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To better understand patterns of neighborhood change in 

newly transit-rich neighborhoods, this chapter presents 

the results of new research analyzing socioeconomic 

change in 42 neighborhoods in 12 metropolitan areas 

first served by rail transit between 1990 and 2000. 
Because prior research on gentrification and TRNs has 
looked at only a limited number of neighborhood character
istics, we decided to explor e a much broader range of factors 
related to population, housing and transportation across a 
variety of different transit systems. After explaining how the 
research was accomplished and what was learned, we present 
our conclusions about the likely mechanisms underlying the 
observed patterns of change in transit-rich neighborhoods.

Foi each of the new stations identified for consideration, we 
examined census block group maps to construct approxima
tions of the stations surrounding neighborhood. A census 
block group contains a number of census tracts including 
between 600 and 3,000 individuals with an ideal number 
of about 1,500 residents. A block group was included in the 
defined transit-rich neighborhood if the majority of its land 
area was withm a one half mile radius of the station. With 
the proper block groups identified, we collected data from 
Summary Files 1 and 3 of the 1990 and 2000 U.S. Census for 
each selected block group and aggregated the block-group- 
level data into TRN-level data.

Methods and Data
We began this research by identifying 12 metropolitan areas in 
which one or more new heavy, light or commuter rail stations 
had opened between the 1990 Census and the 2000 Census. 
We chose to focus on those that opened by 1997 to allow time 
for demographic changes to emerge before the 2000 Census. 
Having divided U.S. transit systems into four categories based 
on their age and number of stations served as explained in 
Chapter 1, we made certain to include new stations added to the 
oldest and most extensive legacy transit systems (Chicago and 
San Francisco) as well as stations added to smaller and slower- 
growing modest transit systems (Cleveland and St. Louis). Not

Since prior research had frequently looked at only a few 
variables—such as housing values but not rents, or pro
portion of coliegc-educated residents but not household
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income—and often could not explain why some neighbor
hoods gentrified while others did not, we decided to explore 
a broad range of potential factors. For each of the 42 transit 
station areas to be analyzed, we decided to examine changes 
between 1990 and 2000 in population growth, housing units 
(both total number and tenure), racial and ethnic composi
tion, household income (both median income and house 
holds with incomes above $100,000), housing costs (both 
gross rents and home values), in-migration, public transit use 
for commuting and motor vehicle ownership. We collected 
data on the same variables at the level of the metropolitan 
statistical area (MSA) for each of the 12 MSAs where the new 
transit stations were located.

For a more detailed explanation of the methods and data, see 
Appendix A

Initial Analysis and Conclusions
Our first analysis involved determining how much and m 
what direction a particular demographic change in each of the 
42 transit-rich neighborhoods differs from that of each TRN’s 
metropolitan area. The numerical difference between the per
centage cnange on each variable in each TRN and the percent
age change on each variable in the MSA is used to determine 
whether there has been a change that might be due to the 
siting of a transit station.

Population Growth (see Figure 3.1)
For nearly two-thirds (G4 percent) of the 42 transit stations in 
this study, the population grew more quickly between 1990 
and 2000 in the TRN than in its metropolitan area as a whole. 
This disproportionate increase m population was seen in 27 
out of the 42 TRNs.

We analyzed the data in three stages. First, we calculated per
centage changes on each variable for each station and its corre
sponding MSA. For comparison, we measured the 1990-2000 
demographic change in each TRN against lire coriesponding 
change in the surrounding MSA. Researchers frequently use 
the MS A in which a neighborhood is embedded as a reference 
area when studying neighborhood change (Freeman, 20C5). 
This comparison is designed to control for any systemic fixed 
effects, which are changes that occurred throughout the m etro
politan area for reasons presumably unrelated to the siting of a 
new transit station. The numerical difference between the per 
centage change on each variable in each TRN and the percent
age change on each variable in the MSA is used to determine 
whether there has seen a significant change in a demographic 
factor that might be due to the siting of a transit stop.

Housing Units (see Figure 3.2)
Not surprisingly, an increase in population requires a boost 
in housing production. In 55 percent of the TRNs, housing 
production increased more dramatically in the neighbor
hood than in the metropolitan area as a whole. Similarly, in 
the neighborhoods around 62 percent of the stations the pro
portion of owner-occupied units increased more than in the 
surrounding metropolitan area.

Racial and Ethnic Composition (see Figure 3.3)
One measure of gentrification is a change in the racial com
position of a TRN. If an area becomes more attractive because 
of a new station and the amenities it brings, the population 
in the TRN might become more non-Hispanic white with a 
decline in the ranks of black and Hispanic households. But 
this does r.ot always seem to be the case in the 42 TRNs in our 
study. Roughly half of the TRNs experienced an increase in 
the proportion of non-Hispanic white households relative to 
the change for the TRN’s metro area. The other half, however, 
saw their non-Hispanic white population either decline 
between 1990 and 2000 or increase but more slowly than the 
rate of increase In their metro areas.

Second, after examining the raw differences in the rate of 
change between each station area and the surrounding MSA 
m our first analysis, we re-analyzed all of the data using a 
more conservative approach because small differences in the 
results between TRNs and their metro areas may not truly 
reflect real differences due to the small size of the samples. 
This “large differences” approach considered a transit station 
difference from its MSA to be meaningful where the value for 
the 1990-200C percentage change in a station neighborhood 
is 20 percentage points higher or lower than the 1990-2000 
percentage change in the MSA variable.

Third, ro determine whether patterns of neighborhood 
change vary depending on the type of transit built (light rail, 
heavy rail or commuter rail), we divided the 42 stations into 
three groups based on transit types and all of the data were 
re-analyzed for these three categories of TRNs.

Household Income (see Figure 3.4)
While the racial and ethnic composition does not seem to 
have changed in any consistent way within the new TRNs, the 
economic composition of those neighborhoods did. Median 
household income increased more than in the surround-
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Non-Hispanic White Population Growth
(InitioI Analysis)

FIGURE 3.3

Population Growth
(Initial Analysis)
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mg metro area in moie than three fifths (62 percent) of the 
TRNs. The proportion of households with incomes exceeding 
$100,000 a year also rose more sharply than their metro areas 
in 60 percent of the TRNs.

Housing Costs (see Figure 3.5)
The increase in incomes in these neighborhoods is reflected in 
the cost of housing. Median gross rent increased faster than in 
their metro areas in nearly three-quarters (74 percent) of the 
TRNs. The impact on home prices was even more dramatic, 
with nearly nine out of ten (88 percent) TRNs experiencing an 
increase in median housing values greater than the increase 
in home prices in the metro area.

In-Migration (see Figure 3.6)
That new transit stations attract new residents is shown by 
both the increase in population in these neighborhoods and 
by in- migration trends (the rate of people reporting that they 
did not live in their current home five years earlier). Tn more 
than seven out of ten (71 percent of) TRNs, the percentage 
of neighborhood residents who had lived in a different house 
five years earlier exceeded the in-migration rate increase for 
the associated metro area. For most TRNs, this would seem 
to reflect both absolute growth in population and, potentially, 
the substitution of new households for ones that had previ 
ously lived in these neighborhoods.
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Public Transit Use for Commuting (see Figure 3.7)
One would expect that with a new transit station, the propor
tion ofnearbyresidents using public transit for their commutes 
would increase. In fact, this is not always the case. In 17 of 
the 42 TRNs (40 percent), public transit use for commuting 
actually declined relative to the change in transit use in the 
metro area once the new station opened. As discussed in 
chapter 1, to the extent that increased housing costs drive 
out lower income families who are more likely to use public 
transit, a new transit station can reduce the percentage of the 
neighborhood population using public transit. Total transit 
boardings may still increase, however, if the neighborhood 
population rises fast enough or it neighborhood residents use 
transit for trips other than commuting trips.

Motor Vehicle Ownership (see Figure 3.8)
The relative reductionin the proportion oftb e TRN households 
using public transit in 40 percent of the neighborhoods studied 
is consistent with the finding that automobile ownership 
increased faster in nearly three-quarters (71 percent) of these 
neighborhoods, with ownership of two or more autos increas
ing in nearly three in five (57 percent). When upper income 
households move into an area, they are more likely to own 
motor vehicles and to use them for their commute

A number of important conclusions can be drawn from this 
first round of analysis, 'the first is that a new transit station 
frequently catalyzes neighborhood growth and in-migration 
of new neighborhood residents. In two -thirds of the station 
areas, the population grew faster in the TRN than in the

FIGURE 3.5
Median Gross Rent
(initial Analysis)

FIGURE 3.7
Public Transit Use for Commuting
(Initial Analysis)
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metro as a whole. In more than 70 peicent of the TRNs, the 
number of people reporting that they did not live in their 
current home five years earlier is higher in the TRN than in 
the corresponding metro.

While we can confidently say that our analysis found evidence 
of gentrification in the majority of newly transit served 
neighborhoods, it is more difficult to determine whether 
this gentrification was accompanied by involuntary displace
ment of former neighborhood residents. Displacement can be 
difficult to detect and document, even with far more sophis
ticated data than were available for our analysis (Freeman, 
2005; McKinnish, Walsh & White, 2008). In this initial round 
of analysis, the data indicate that a new transit station does 
not automatically lead to a fundamental change in the racial 
or ethnic composition of the TRN. On the other hand, the 
higher in-migration rate and rapid increase in incomes in a 
majority of TRNs suggest that lower income residents may be 
leaving the area.

Newly transit-served neighborhoods not only grow—they 
change. The most predominant pattern of change is that after 
a transit station goes into operation, the typical neighborhood 
resident is wealthier and the housing stock more expensive, 
two indicators of gentrification. In more than 60 percent of 
the TRNs, median household income rose faster than in the 
sunounding metros; in nearly two-thirds of the TRNs, the 
proportion of households with annual incomes exceeding 
$100,000 rose more sharply than in their metro areas. We 
also found a stunningly high incidence of disproportionately 
rising rents and housing values Rents increased faster than 
in their metro areas in nearly three-quarters of the TRNs. The 
impact on home prices was even more dramatic, with nearly 
nine out of ten TRNs experiencing an increase in median 
housing values greater than the increase in home prices in 
their metropolitan area. Hence, gentrification occurred in an 
overwhelming majority of the newly transit-served neigh
borhoods that we studied, if gentrification is defined (as 
discussed in Chapter 2) as a neighborhood change process 
characterized by increasing property values and incomes.

Displacement is not, however, the only problem associated 
with gentrification. Another negative consequence of gentri
fication involves not those neighborhood residents who leave 
but those who remain behind. We found larger increases 
in both rents and home values in the newly transit-served 
neighborhoods than in the corresponding metropolitan areas 
in roughly three-quarters of the TRNs studied. For existing 
homeowners in these TRNs, this was a boon. For existing 
renters, however, this likely caused many to pay a higher pio- 
portion of their income for shelter and could eventually force 
them to seek housing elsewhere. Our findings therefore raise 
the concern that new transit is associated with higher housing 
cost burdens for renters who remain in the neighborhood.

Given these findings, we wanted to explore whether neigh
borhoods that began with a larger number of renters were 
more susceptible to gentrification, as other studies have 
found (Chappie, 2009). To discern whether gentrification 
occurs more often in neighborhoods with initially high pro
portions of renters rather than homeowners, we looked for 
a correlation between the rate of homeownership in 1990 
(before the transit station opened) on the one hand and both 
the percentage change in the non-Hispanic white population 
between 1990 and 2000 and the percentage change in median 
household income between 1990 and 2000 on the other. In 
both cases we found that a higher initial proportion of renters 
was correlated with a larger change in racial and ethnic com
position and larger increases in median household income.1 
This provides plausible evidence that neighborhoods with a 
large number of renters are more susceptible to gentrification

Another troubling finding from the first round of analysis was 
that the placement of a new transit station did not consistently 
increase the number of neighborhood residents reporting that 
they used public transit for their commute. Indeed, in over 
half of the TRNs we studitd, public iransit use for commuting 
by neighborhood residents actually declined relative to the 
change in transit use in the metro area after the new station 
opened. This was perhaps not surprising since automobile 
ownership increased more than in the corresponding metro 
area in nearly three-quarters of these newly transit-served 
neighborhoods, with ownership of two or more autos increas
ing in nearly three in five. Another adverse consequence of 
the gentrification observed in newly transit-served neighbor
hoods is that the higher income households living in the TRN

We ran simple zero-order correlations between the rate of homeownership in 1990 in the TRNs in each city with the percentage change in the non-Hispanic 
white population between 1990 and 2000 and separately with the 1990-2000 percentage change in median household income. Across all 42 TRNs in the 12 
MSAs in the study, there was a negative correlation (-.596) between the initial homeownership rate and racial/ethnic change and a nearly identical negative 
correlation (-.580) with the change in median household income.
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bring and use more vehicles and may therefore undermine 
efforts to shift commuting trips to the newly-built transit.

24 percent) of the new TRNs, the percentage increase m new 
housing units constructed between 1590 and 2G00 exceeded 
the percentage increase in the MSA by at least 20 percent
age points. By contrast, in only one TRN was the increase in 
housing units at least 20 percentage points lower than in the 
surrounding MSA.

Gentrification, as discussed in Chapter 2, can be a positive or 
destructive form of neighborhood change. This initial round 
of analysis found evidence of gentrification and of at least two 
negative consequences of such gentrification in TRNs: higher 
housing cost burdens for renters and an influx of automobile
owning households less likely to use transit for commuting

Changes were also seen in tne tenure of neighborhood housing 
stock. A full third of the TRNs experienced an increase in 
homeownership that was at least 20 percentage points greater 
than the surrounding metro area. In only one case did a TRN 
experience a rise in homeownership rate at least 20 percent 
lower than its MSA.

Large Differences Analysis
The preceding analysis was based on simpLe point estimate dif
ferences in each of the factors under investigation. However, 
the demographic data used in this analysis come from a 5 
percent sample of the U.S. Census of population for 1990 
and 2000. Because of the sample size, small differences in the 
results between TRNs and their metro areas may not truly 
reflect real differences. To provide more confidence in our 
results, we re-analyzed all of the data under the condition that 
a large difference between demographic changes in the TRN 
and those experienced in the metro area as a whole would 
be said to exist only where there was at least a 20 percentage 
point difference between the TRN and its surrounding metro 
area. If we were to discover only a few such cases, we would 
have to conclude that—while there were theoretical reasons 
that new transit has an impact on the surrounding neighbor
hoods demographics—there was not sufficient evidence that 
a new transit station in fact contributes to such neighborhood 
change. If, however, we were to discover many cases in which 
such large differences existed between the changes seen in 
TRNs and those in the corresponding metros, such a finding 
would reinforce the results of our initial analysis.

Racial and Ethnic Composition (see Figure 3.11)
In about half (52 percent) of the TRNs we did not find a dif
ference of 20 percentage points or more between the TKN
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and its metro area in the relative rate of change in the non - 
Hispanic white population Indeed, where the relative change 
was substantial, the non-Hispanic white population in the 
new TRNs was nearly twice as likely (31 percent versus 17 
percent) to experience a much larger decrease in its represen
tation in these new transit-rich neighborhoods (or a much 
lower increase) than the surrounding MSA The results for 
non-Hispanic blacks appear to confirm this finding. Relative 
to their MSAs, the non-Hispanic black populations in the new 
TRNs were actually a bit more likely to experience an increase 
(29 percent) in their ranks than a decrease (19 percent). 
Three-fourths (75 percent) of the TRNs experienced a sub
stantial percentage change in their Hispanic representation, 
but the number experiencing a substantial growth relative to 
their MSAs was about the same as the number experiencing 
a relatively lower growth rate (38 percent versus 36 percent). 
These results are consistent with the findings of the initial 
analysis that, whatever else a new transit station may portend 
for its neighborhood, neighborhood racial and ethnic com
position does not change substantially.

Household Income (see Figure 3,12)
As was true in the initial round of analysis, greater change 
was seen in neighborhood economic composition than in 
racial and ethnic composition. Over half (57 percent) of the 
42 TRNs experienced change in their median household 
income that was within 20 percentage points of the change in 
their respective MSAs. But of the remaining 18 TRNs, 13 (31 
percent) saw incomes rise much faster than their surrounding 
metro areas, while only five (12 percent) experienced incomes 
that increased much slower. Fui ther, 55 percent of the TRNs 
experienced a substantial increase in the proportion of families 
earning at least $100,000 per year; in only about a quarter (26 
percent) of the TRNs did median household income rise by 
substantially less than the surrounding metto area.

Housing Costs (see Figure 3.13)
Nowhere did we find a more pronounced difference between 
TRNs and their metro areas than in the data on increasing 
median housing value. In more than two-thirds (29) of the 
42 TRNs, home values increased at least 20 percentage points 
faster between 1990 and 2000 than in their surrounding 
metro areas. In only four did home values increase at a much 
slower rate than their surrounding MSAs.

FIGURE 3.11
Racial and Ethnic Composition
(Large Differences Analysis)
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percentage points more than their surrounding MSAs while 
only one TRN out of the 42 experienced a substantially lower 
increase than its metro area.

In-Migration (see Figure 3.14)
In the initial analysis a substantial majority of TRNs were 
more likely to experience more rapid in-migration (the rate of 
people reporting that they did not live in their current home 
five years earlier) than their surrounding metro areas, but the 
large differences analysis found that in four-fifths of the cases 
the in-migration rate in the TRN was within 20 percentage 
points of the rate in the corresponding MSA. In seven of the 
remaining TRNs (17 percent), the TRN in-migration rate 
exceeded the MSA in-migration rate by at least 20 percent-

Although the evidence for rising rents is not quite so strong as 
for rising home values, more than a third of the TRNs in the 
study experienced median gross rent increases in excess of 20
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Public Transit Use for Commuting
(Large Differences Analysis)

FIGURE 3.15

Housing Costs
(Large Differences Analysis)
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FIGURE 3.14
In-Migration
(Large Differences Analysis)

FIGURE 3.16
Motor Vehicle Ownership
(Large Differences Analysis)
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of public transit rose substantially less than in the MSA or 
fell by more.

age points, and in only one case out of 42 was the TRN in
migration rate at least 20 percentage points lower than the 
overall MSA rate.

Motor Vehicle Ownership (see Figure 3.16)
In 70 percent of the cases, the increase in household car 
ownership is within 20 percentage points of that in the cor
responding MSA. However, motor vehicle ownership rates 
rose substantially faster in the TRN than in the correspond 
ing MSA in more than one-quarter of TRNs (26 percent) and 
rose by substantially less than their surrounding metro areas 
in only one case

Public Transit Use for Commuting (see Figure 3.15)
The results of this more strenuous +2C I-2Q percent test for 
public transit use by commuters found that transit utiliza
tion rates in the TRNs were not substantially different from 
those for the entire metro about half of the time. In about 
one-third (31 percent) of the TRNs, reported use of transit for 
commuting rose substantially faster than in the sui rounding 
metro area, with the new transit station apparently succeed 
ing in attracting residents who were also transit commuters. 
However, in one-fifth (19 percent) of the TRNs the use

As expected, the +20/-20 percent test produces a smaller 
number of TRNs in which substantial demographic shifts are
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observed. For almost all of the factors studied, at least half of 
the time the change in a given variable is within 20 percentage 
points of the same changes seen throughout the metro area. 
But focusing on those cases in which the TRN experiences 
substantially greater change than its metropolitan area, the 
direction of change is consistent with the findings from our 
initial round of analysis, with most of the TRNs experiencing 
the same type of change seen in the initial analysis and only a 
handful of TRNs experiencing a different pattern of change. 
So even this very conservative method of analysis, in which 
change in the newly-transit served area must exceed that in 
the metro area by 20 or more percentage points to be consid
ered meaningful, provides further support for many of our 
initial conclusions.

commuters. However, g.ven the recent investment in new 
transit, the finding that use of public transit for commuting 
in one-fifth of TRNs was substantially less than that in the 
corresponding metro area is troubling.

The large-differences analysis, like the initial analysis, did not 
find clear evidence of involuntary displacement. In-migration 
rates in most of the TRNs were within 2C percentage points 
of those for the corresponding metros And while household 
income rose faster in many of the TRNs, this did not seem 
to correlate with a displacement of non-Hispanic black 
families or Hispanic households. We cannot conclude that 
rising household incomes or rising property values are due to 
wealthy households moving into TRNs and directly displac
ing lower income families. Instead, as other recent studies of 
gentrification have found (McKinmsh, Walsfi & White, 2008), 
the mechanism may be one of succession or replacement 
rather than displacement. Rents rise in the existing rental 
stock and are higher in the new housing stock, more for-sale 
housing is built, and higher income residents join their lower- 
income predecessors in the newly transit-served neighbor
hood. Ihe result, However, is similar: on average, the changed 
neighborhood post-transit is wealthier, rents are higher and 
residents are more likely to own cars.

While cause and effect are always difficult to prove conclu
sively, the large-differences analysis strongly suggests that 
gentrification concerns are well-founded. New transit stations 
are associated with a pattern of neighborhood change marked 
by sizeable increases in population and household income, 
particularly at the high end of the income spectrum, and by 
rising homeownership rates, housing values and residential 
rents. In more than two-thirds of the TRNs, home values 
increased at least 20 percentage points faster between 1990 
and 200G than in their surrounding metro areas. More than a 
third of the TRNs experienced median gross rent increases in 
excess of 20 percentage points more than their surrounding 
MSAs. Three out of every five TRNs saw the proportion of 
families earning at least $100,000 per year grow more than 20 
percentage points faster than in the metro as a whole. In line 
with rising income, a full third of the TRNs experienced an 
increase in homeownership which was at least 20 percentage 
points greater than the surrounding metro area.

Transit Type Analysis
The first two rounds of analysis were designed to evaluate 
whether the construction of new transit stations of any type 
could cause changes in neighborhood demographics including 
gentrification and displacement. But it is possible that certain 
types of transit lead to a much higher potential for both gen
trification and displacement. By separately studying heavy rail, 
commuter rail, and light rail transit stations, we were able to 
dig deeper into the gentrification and displacement phenom
enon. Hence, a third and final round of analysis, in which we 
sorted the 42 TRNs by their types of stations, helps explain 
where gentrification is most likely to occur. The results of this 
transit type analysis demonstrate that neighborhoods sur
rounding new light rail stations experience considerably more 
substantial demographic shifts than those surrounding new 
heavy rail and commuter rail stations.

Population Growth (see Figure 3.17)
Light rail neighborhoods saw their populations increase at a 
rate that exceeded their metro areas by 21 percentage points, 
on average. Meanwhile, heavy rail neighborhoods outpaced

The large-difleicnces analysis also reinforces the concern 
that neighborhood gentrification in too many newly transit- 
served neighborhoods is associated with undesirable changes 
in travel behavior. In more than one-quarter of tbe TRNs, 
automobile ownership rose at a rate more than 20 percentage 
points greater than that in the surrounding metro. Similarly, 
in roughly one -fifth of the TRNs the use of public transit rose 
substantially less than in the MSA or fell by more The good 
news is that reported use of transit for commuting rose sub 
stantially faster than in the surrounding metro area in nearly 
one-third of the TRNs, with the new transit station appar
ently succeeding in attracting residents who were also transit
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Population Growth
(Transit Type Analysis)

FIGURE 3.17

Racial and Ethnic Composition
(Transit Type Analysis)

FIGURE 3.19
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FIGURE 318
Total Housing Units
(Transit Type Analysis)

FIGURE 3.20
Median Household Income
(Transit Type Analysis)
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their MSAs by an average of only five percentage points and 
commuter rail neighborhoods actually lagged their MSAs in 
population growth.

Housing Units (see Figure 3.18)
A similar finding emerged from an analysis of added housing 
units. On average, the growth in housing around light rail 
transit stations exceeded housing construction in surround
ing metro areas by 82 percentage points; the corresponding 
figures for heavy rail and commuter rail neighborhoods were 
i 1 and four percentage points, respectively.

Racial and Ethnic Composition (see Figure 3.19)
In both commuter rail and heavy rail neighborhoods, the growth 
in the white population traded that of the metro area as a whole. 
By contrast, hght rail neighborhoods became slightly whiter, on 
average, than their metro areas. The growth in the black popula
tion in heavy rail neighborhoods substantially exceeded that of 
their surrounding metro areas (although the increase is only 74 
percent when 2 stations are eliminated as outliers). For commuter 
rail neighborhoods, the differential was 18 percentage points. 
By comparison, hght rail neighhoihoods became less nlack, on 
average, than their metro areas between 1990 and 2000.

Median Household Income (see Figure 3.20)
On average, light rail neighborhoods saw their median 
income rise by 77 more percentage points than their metro 
areas; for heavy rail neighborhoods, the difference was IS 
percentage points, and for commuter rail neighborhoods it 
was just two percentage points.

Moreover, owner-occupied units Decame much more 
prevalent in light rail TRNs. Owner occupancy increased at 
a rate that exceeded the surrounding metro areas by 146 per
centage points, on average, where light rail was developed. In 
heavy rail and commuter rail neighborhoods, the differential 
was negligible,
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Housing Costs
(Transit Type Analysis)

FfGURF 3.21

Public Transit Use for Commuting
(Transit Type Analysis)

FIGURE 3-23
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FIGURE 3.24
Motor Vehicle Ownership
(Transit Type Analysis)

FIGURE 3.22 
In-Migration
(Transit Type Analysis)
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increases in in-migration that exceeded rates in their MSAs, 
by 4 percentage points for light rail and more than 15 per
centage points for heavy rail. Commuter rail neighborhoods, 
by contrast, experienced slightly less in-migration than their 
corresponding metro areas.

Public Transit Use for Commuting (see Figure 3.23)
Where heavy rail and commuter rail stations were placed, the 
increase in public transit use exceeded that in their MSAs. 
But use of public transportation for commuting in light rail 
neighborhoods actually declined in 12 of the 16 light rail 
TRNs after the transit station went into operation

Motor Vehicle Ownership (see Figure 3.24)
The percentage of households owning no car fell dramatically 
in the light rail TRNs, while the growth in the percentage of 
households owning two or more cars outpaced the metro 
areas by 52 percentage points, on average. In the heavy rail

Housing Costs (see Figure 3.21)
While the median value of owner-occupied homes rose by 
24 more percentage points in commuter rail neighborhoods 
than in their metro areas, the differential was 217 percent 
age points for heavy rail neighborhoods, and a staggering 500 
percentage points for light rail neighborhoods.

Median rent rose by 50 percentage points more m light rail 
neighborhoods than in their metro areas. By comparison, 
rents in the new heavy rail TRNs exceeded the increase in 
rents in their MSAs by just 30 percentage points, and in 
commuter rail neighborhoods by just 1C percentage points.

In-Migration (see Figure 3.22)
Neighborhoods served by different types of transit experi
enced different patterns of in-migration (the rate of people 
reporting that they did not live in their current home five years 
earlier). Both light rail and commuter rail neighborhoods saw
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TABLE 3.1
Comparison of Means (Light Rail TRNs vs. Heavy Rail and Commuter Rail TRNs)

Total
Population

Total
Housing Units

Percent
White

Median
Household
Income

Percent
Black

Percent
Hispanic

Median 
Gross Rent

Mean S.E. Mean S.E S.E S.E.Mean Mean Mean S.E. S.E. S.E.Mean Mean

AH Others C.022 0.056 0.089 0.08 -0.086 0.0S1 1.91 1.071 0.278 0 211 0.125 0.076 0.237 0 088

Light Rail 0.206 0.066 0.822 0.491 0.083 0.094 -0.156 0.071 0.114 0.249 0 769 0 293 0.503 0 213

t-statistic -2.06 -1.94 -1.71 1.46 0 48 -2.69 -1.35+

+ p<.10 ■ pc.05 **p<.01

Median 
Housing Value

Percent of 
Residents Living in 
a Different House 
5 Years Ago

Percent of Workers 
Taking Public 
Transit to Work

Percent of 
Households with 
OCars

Percent
Owner-Occupied

Percent of 
Households with 
2+ Cars

Mean S.E. S.E.Mean Mean S.E. Mean S.E. Mean S.E. Mean S.E.

All Others 

Light Rail 

t statistic

1.523 1.066 0 057 0.052 0.093 0.039 0.341 0 319 

0.09S -0.177

0.121 0.229 0.076 0.059

4.996 2.147 1.461 0.658 0.042 0.031 0.047 0.C66 0.524 0.524

-1.62 -2.86 0.89 2.19 1.58 -3.39

rpc.ie 'p<.05 ** p<.01

and commuter rail neighborhoods, however, the percent
age of households owning no car increased. rlhe percent
age of households owning two or more cars increased more 
modestly in the heavy rail than in the light rail neighborhoods 
and declined slightly in the commuter rail neighborhoods, 
These changes in the commuter rail and light rail neighbor
hoods may reflect a process of self-selection in which some 
new residents choose to live near transit and reduce theii 
car ownership and/or use (Cervero, 2007). In the light rail 
neighborhoods, car ownership patterns—fewer households 
without a vehicle and more households with two or more— 
may instead reflect the neighborhoods higher income levels

variables compared to neighborhoods with new commuter 
rail or subway stations. The most striking differences included 
greater increases in median income and in the proportion of 
owner-occupied homes, as well as increases in the percentage 
of households with two or more cars.3

These differences in neighborhood change patterns between 
1990 and 2000 likely reflect differences in where light rail, 
heavy rail and commuter rail stations are located. In the light 
rad neighborhoods, nearly three fourths (74 percent) of the 
households were renters and they had an average median 
household income of only $14,028, less than 40 percent 
of the commuter rail station average. Median household 
income in the nine commuter rail station neighborhoods 
averaged $36,825 in 1990 and only 53 percent of the housing 
units in these neighborhoods were renter-occupied. Rental 
occupancy and median household income in the heavy rail 
station neighborhoods fell in between that in light rail and 
commuter rail neighborhoods, but closer to the latter Nearly 
58 percent of the households in heavy rail neighborhoods 
were renters and they averaged $29,791 in median income 
As the light rail neighborhoods were initially dominated by 
lower income renters, the addition of higher income families 
to these neighborhoods apparently magnified patterns of

This final round of analysis revealed significant differences 
in neighborhood change patterns associated with different 
types of transit. A new light rail station (as opposed to heavy 
rail or commuter rail) magnifies almost every aspect of 
neighborhood change. To confirm this finding, we conducted 
additional statistical analyses. We conducted a series of two
tailed t-tests on all of these variables, comparing the neigh
borhood metro area differentials of light rail TRNs to those 
of TRNs surrounding all other types of transit stations. The 
results are displayed in Table 3.1. Light rail neighborhoods 
experienced statistically significant changes in many of the

For the differences between light rail neighborhoods and all others on the change in median income, t=-2.69. For the change in percent owner occupied 
housing, t=-2.86 For the change in the percentage of households with two or more cars, t—-3.39. Tne differences are large enough in many cases that, despite 
the relatively small sample size, they are statistically significant at p<.05.
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neighborhood change and accelerated gentrification and 
some of its adverse consequences.

P">Conclusions
As in prior studies, we found that patterns of neighbor
hood change varied across the transit-rich neighborhoods 
we studied. Many of the TRNs changed in ways that were 
roughly similar to the underlying pattern of change in their 
larger metro areas. Taking into account all of the informa
tion provided in the three sets of analyses, however, we 
conclude that there are substantial shifts in demographic and 
economic characteristics associated with the siting of a new 
public transit station. Focusing particularly on TRNs where 
changes were more pronounced than those in the surround
ing metropolitan area, a predominant pattern of neighbor
hood change could be discerned: with the addition of transit, 
housing became more expensive, neighborhood residents 
wealthier and vehicle ownership more common Many TRNs 
therefore experience gentrification, a pattern of neighbor
hood change marked by rising housing costs and incomes

i

appears to have disproportionately changed the demographic 
structure and substantially increased the risk and pace of 
gentrification

While we can confidently say we found some evidence of 
gentrification in the majority of newly transit-served neigh
borhoods, it is more difficult to determine whether this gen
trification was accompanied by involuntary displacement of 
former neighborhood residents. Our research did not find 
strong evidence of disproportionate changes in the racial/ 
ethnic composition of the newly transit served neighbor
hoods. Despite evidence of gentrification based on housing 
values, rents and incomes, we did not find that new transit 
stations led to a reduction in the proportion of blacks and 
Hispanics or a substantial increase in the proportion of non- 
Hispanic white households in most TRNs. Perhaps the rela
tively higher retention of higher-income black and Hispanic 
households and/or the in-migration of racially mixed, 
higher-income residents results in a wealthier neighborhood, 
but one with a racial composition similar to that of the pre
transit neighborhood.

Oui research also supports the conclusion that neighbor
hoods with a large number of renters are more susceptible 
to gentrification. Indeed, when we specifically looked at 
the neighborhoods where the new stations were light rail— 
neighborhoods which, in our study, were more likely to be 
dominated pre-transit by low-income, renter households 
than those in the heavy rail and commuter rail neighbor
hoods—almost every aspect of neighborhood change was 
magnified: rents rose faster and owner-occupied units 
became more prevalent, for example. In these TRNs, with 
their high population of low- income renters before the light 
rail station opened, in-migration by higher-income families

Displacement is not, however, the only problem associated 
with gentrification. Gentrification can be a positive form of 
neighborhood change, one associated with neighborhood 
revitalization, better amenities for all neighborhood residents 
and rising home values that benefit existing homeowners. 
But gentrification can also have adverse consequences and 
our analysis found evidence of at least two negative conse 
quences of gentrification in transit-rich neighborhoods: 
higher housing cost burdens toi renters and an influx of 
automobile-owning households less likely to use transit for 
commuting.

&
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newly transit-served neighborhoods actually rose slower (or, 
in some cases, declined faster) than in the metropolitan area 
as a whole. Whether by displacement or replacement, or a 
combination of the two, in some transit-rich neighborhoods 
the pattern of change is working against the goal of attracting 
transit-oriented neighbors: the most likely potential transit 
riders are being crowded out by car owners less likely to be 
regular users of transit. This cycle raises concerns both about 
equity, because core transit riders are predominantly people 
of color and/or low income, and about the success cf new 
transit investments in attracting desired levels of ridership. 
But, as illustrated below and detailed in the next chapter, 
policy tools can be deployed tc produce more equitable 
patterns of neighborhood change.

A new transit station may also set in motion a 
cycle of unintended consequences that reduces 
neighborhood residency by those groups most 
likely to use transit in favor of groups more 
likely to drive.

New transit brings with it rising rents and home values, par
ticularly when light rail is located in previously lower-income 
neighborhoods dominated by rental housing. While neigh
borhood incomes also increase, the income of individual 
households will not necessarily change. As landlords raise 
rents, households that cho ose to rema in and take advantage of 
the new transit may suffer from higher housing cost burdens.

A new transit station may also set in motion a cycle of unin
tended consequences that reduces neighborhood residency 
by those groups most likely to use transit in favor of groups 
more likely to drive. In some newly transit-served neigh
borhoods, rising rents and home values attract not only 
higher-income residents but also car-owning residents. Use 
of public transit for commuting in this problematic subset of

Breaking the Cycle of Unintended Consequences in Transit-Rich Neighborhoods
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A ioolkit for Equitable Neighborhood Change 
in Transit-Rich Neighborhoods

Finally, in some newly transit-served neighborhoods rising 
rents and home values attiact not only higher-income 
residents but also car-owning residents. In such TRNs the 
pattern of neighborhood change works against the goal 
of atti acting transit-oriented neighbors: the most likely 
potential transit riders are crowded out by car owners less 
likely to be regular users of transit, This pattern of neighbor
hood change raises concerns both about equity and about the 
success of new transit investments in attracting desired levels 
of ridership. Transportation management tools should work 
to concentrate core transit riders—particularly non-vehicle 
owning households—in TRNs in order to maximize the 
number of neighbors likely to use transit.

Gentrification and its associated adverse consequences 
are not an inevitable consequence of transit invest
ment, but undesirable patterns of neighborhood change 
can and do occur in transit-rich neighborhoods. While 
not every TRN will experience increases in the number of 
higher income residents, rising rents and higher rates of 
car ownership some—perhaps most—will. Our findings, 
however, provide a framework for better understanding the 
mechanisms behind such changes, one which can inform 
efforts by policymakers, planners and advocates to shape 
more equitable patterns of neighborhood change

This policy framework is based on three of the most important 
findings from our research. First, gentrification can happen 
quickly, particularly in neighborhoods initially dominated by 
rental housing and lower income renters. Our research found 
rapid increases in home values and rents within a few years 
after transit stations opened, perhaps in part because transit 
stations are planned and built over many years and so land
owners and landlords begin to anticipate higher values even 
before the new station opens its doors. Planning tools should 
explicitly consider the risks of gentrification and the goals 
of equitable neighborhood development and be designed to 
involve current neighborhood residents and all those with a 
stake in the neighborhoods future.

The good news is that such policy tools that are increasingly 
available and in use across the country. In conjunction with 
this report, the Kitty and Michael Dukakis Center for Urban 
and Regional Policy at Northeastern University has launched 
a web based Policy Toolkit for Equitable Transit-Rich Neigh
borhoods (http://wwwdukakiscenter.org/TRNEquity). The 
remainder of this chapter presents some of the tools included 
in the online toolkit, which includes links to additional infor 
mation about each of the tools and will be updated periodi
cally with new tools

Residents of economically and racially diverse transit-rich 
neighborhoods need and deserve the mobility and other 
benefits that transit brings. With these tools, planners, poli
cymakers and advocates can work together to reduce the 
risks and adverse consequences ol gentrification in transit- 
rich neighborhoods and ensure that the many benefits of 
transit investment are shared by all.

Second, changes in housing markets are key drivers of gentri
fication id transit- rich neighborhoods. Neighborhood change 
appears to involve the rapid turnover of rental properties, 
accompanied by higher rents that in turn attract wealthier 
households to the neighborhood. But while neighborhood 
incomes increase, the income of individual households does 
not necessarily change. Therefore, as landlords raise rents 
those lower- and moderate-income households that choose 
to remain in the neighborhood to take advantage of the new 
transit may suffer from higher housing cost burdens. Housing 
market tools should be used to maximize the amount of 
affordable housing, particularly affordable rental housing, 
near transit stations.
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Planning Tools
Planning for new transit stations and tor ennancements in existing transit-rich ne ghborhooas should be
designed to address the potential for gentrification and to mitigate undesirable forms of neighborhood change
Planning efforts should:

• Begin early: Land values and rents can rise quickly, even before a transit station becomes operational, so the 
planning process for anticipat ng and mitigating undesirable neighborhood change must begin as early as 
possible, preferably at the outset of the transit planning process.

• Be intentional: The risks ot gentrification and displacement and the importance of economic and rae-al 
diversity in transit-rich neighborhoods, will not automatically be considered in conventional transit planning, 
so planning processes need be designed from the outset to address issues of equitable neighborhood change

’ Include all stakeholders: Everyone with a stake in a transit-rich neighborhood's future must have the oppor
tunity to participate, particularly those who have the most at risk but can be difficult to bring to the table, such 
as renters, low-income households, people of color and immigrants.

■ Coordinate across agencies: Comprehensive planning for neighborhood change in TRNs can involve trans
portation, housing and other government agencies at the local regional, state and sometimes federal level 
these agencies’ planning processes should be coordinated latner than disjointed, because multiple overlap' 
ping processes car, dram participants' energy and resources and allow critical issues, such as equity, to tall 
between the cracks.
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■ Be implemented: Planning matters only if the resulting plans are carried out, so implementation steps need to 
be built into all ccmcrehensive and coordinated planning processes for addressing gentrification and neigh 
borhood change in transit-rich neighborhoods
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Policy Tool: Comprehensive Transit-Oriented Development Strategy

<
a.

Example: San Leandro CA Downtown Transit-Oriented Development Strategy

Summary: Communities can develop comprehensive strategies to preserve 
[existing affordable housing and produce additional affordable housing in neigh
borhoods near existing or plannea transit stations and then follow up to ensure 
their implementation.

by developers within the downtown TOD zone under its 
inclusionary zoning ordinance to subsidize affordable housing 
adjacent to the BART rail station. The city has also lowered 
parking ratios for the entire TOD to a maximum of one 
space per unit to make new affordable housing development 
mere feasible. In addition, the plan identifies specific sites for 
future housing development and commits the city to both 
target existing resources to the area near the transit station 
and aggiessively pursue additional resources for affordable 
housing production.

While transit stations are operated by transit agencies, 
land use and economic development planning for the 

neighborhoods around those stations is controlled by the 

municipality. Comprehensive planning for transit-oriented 
development (TOD) therefore requires the active engagement 
of local government.

In 2007, the Bay Area city of San Leandro, California completed 
a Downtown Transit-Oriented Development (TOD) Strategy 
designed to foster transit- oriented development and revitalize 
downtown San Leandro. Grants to support the planning 
process were made by the regional metropolitan planning 
organization, the Metropolitan Transportation Commission, 
and the Alameda County Transportation Improvement 
Authority. The extensive community engagement process 
included a Downtown TOD Citizen Advisory Committee 
appointed by the City Council and community meetings that 
ultimately involved hundreds of residents.

In March 2009, the San Leandro City Council unanimously 
approved the first new for-rent affordable housing project 
under the TOD zone strategy. The 100-unit Alameda will be 
developed by nonprofit Bridge Housing as part of a larger 
project called The Crossings, which will also include 200 
units of market-rate apartments developed by Westlake 
Development. The Alameda will be the first new apartments in 
San Leandro gear ed toward low-income families built in over 
twenty years, 4C percent of the units will have 3 bedrooms to 
accommodate larger families

Almost two thirds of all rental housing in San Leandro 
is located within a half mile of the local Bay Area Rapid 
Transit (BART) station. Residents were concerned that, 
as the properties near transit increase in value, owners 
would increase rents and displace current renters. San 
Leandro’s strategy for mixed-use and mixed-income transit 
oriented development therefore emphasizes rental housing 
preservation and identifies sites for future development of 
as many as 3,000 housing units over the next twenty years, 
including both market-rate and affordable housing.

The San Leandro strategy includes a number of efforts to 
increase affordable housing near the downtown BARI' station. 
Lor example, the city will use dollars from in-lieu fees paid

For additional information: www san.eandro.org/depts/cd/plan/polplanstudies/downtownplan/todoview.asp
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Policy Tool: Community Benefits Agreements
<
a.

Example: Longfellow Station Community Benefits Agreement (Minneapolis, MN)

Summary: When community coalitions negotiate community benefit agreements with developers of transit- 
oriented and other development projects, cities often incorporate tne terms into their development approvals 

and therefore ensure that the deal is lega'ly binding.

8

the city's 20 percent requirement. A mix of unit sizes will be 
provided, with family-size units having access to green space 
(Soursourian, 2010).

As defined by the Partnership for Working Families, a 

community benefit agreement is "a project-specific, 
negotiated agreement between a developer and a broad 

community coalition that outlines the project's contribu
tions to the community and ensures community support 
for the project." CBAs were developed to ensure that devel
opers receiving government benefits, such as tax increment 
financing, could be held accountable to generate the project 
benefits that were promised. Benefits addressed in CBAs may 
include living wages, local hiring and training programs, 
affordable housing, environmental remediation and funds for 
community programs.

The Longfellow CBA is notable for focusing on reducing 
vehicie use and promoting alternative transportation. For 
example, the CBA requires the developer to provide free 
one-month transit passes to residential tenants and offer 
on-site transit fare purchase. The development must also 
include bicycle storage and parking as well as dedicated 
parking for car sharing. The development will have limited 
parking for personal automobiles and those spaces will be 
leased separately from residential units.

Perhaps the best example of a CBA focused on ensuring both 
affordable housing and transit orientation is that negotiated 
by the Longfellow Community Council (a citizen participa 
tion group for the Longfellow, Cooper, Howe and Hiawatha 
neighborhoods) in Minneapolis for a mixed-use complex 
called Longfellow Station. The project’s being developed 
by Capital Growth Real Estate for the abandoned Purina 
Mills site across from the 38th Street light rail station on the 
Hiawatha Line and would consist of 197 housing units and 
10,000 square feet of retail space.
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The Longfellow Station CBA was signed in February 2008 
after two years of negotiations. While the affecLed neighbor
hood is largely middle-class, the portion of the neighborhood 
along the transit corridor is the most economically disadvan
taged part and contains the highest concentration of rental 
units. The CBA requires at least 30 percent of the Longfel
low Station housing units to be affordable, which exceeds

it
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For additional information: www.communitybenefits org/section.php?id=15S 
http://communitybenefits.Dlogspot.com/2008/03/longfellow-cba html
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Policy Tool: Broad-based Community Engagement

<
a.

Example: Great Communities Collaborative (San Francisco Bay Area, CA)

Summary: Community-based organizations and nonprofits can work together to ensure that a broad cross
section of community residents participate effectively in local land use planning efforts around transit stations.

&

planning for transit stations so they can shape future growth. 
As part of its efforts, the Collaborative provides technical assis
tance to local leaders to ensure that residents participate effec
tively in local government processes.

The Great Communities Collaborative was formed in 

response to plans to add up to 100 new public transit 
stations in the San Francisco Bay Area by 2015. The goal 
of this collaboration among local and national non-profit 
organizations is for all people in the Bay Area to live in “great 
communities” by 2030, which are communities with a mix of 
jobs, shops, homes and community services that are affordable 
across all incomes and have access to quality transit.

The Collaborative has also developed the Great Communities 
Toolkit, a free, downloadable compendium of resources to help 
those advocating for sound transit station development. Their 
toolkit helps community groups shape transit-oriented devel
opment opportunities, ensuring affordable homes, local shops, 
access to job centers and improved community service.

The Collaborative works to help citizens better understand, 
participate in and influence plans for transit oriented develop
ment. They want to ensure that people, particularly low-income 
people and people of color, are deeply engaged in local land use

For additional information: http://www.greatcommunities.org/

o
Policy Tool: Broad-based Community EngagementZ

Z<
Example: BeltLine Community Engagement Framework (Atlanta, GA)

Summary: Government agencies can put in place multiple mechanisms to ensure broad-based community 
participation in planning for both transit and future development in neighborhoods along the transit corridor.

a.

S

tions of its many neighborhoods and communities.” There are 
quarterly public briefings for the general public, which are 
recorded and shown on Atlanta’s cable channel. Two advisory 
bodies have been established, one focused on housing and 
one for the 6,500 acre tax allocation district created to help 
finance the project. Five study groups were created to provide 
community input for each of the five geographic sections of 
the BeltLine corridor. Finally, the Community Engagement 
Advocate Office was created to inform the community about 
current BeltLine issues and ensure active and meaningful 
community engagement in BeltLine matters.

The BeltLine Project, an initiative of the Atlanta Develop
ment Authority, is a 25-year, $2.8 billion effort to create a 

network of public parks, multi-use trails and transit along 

a historic 22-mile railroad corridor circling downtown 

Atlanta and connecting 45 neighborhoods directly to each 

other. The BeltLine Project includes green space, affordable 
housing, brownfields remediation, historic preservation and 
public art.

Atlanta BeltLine Inc., an affiliate of the Atlanta Development 
Authority tasked with planning and implementingthe BeltLine 
project, has developed a community engagement framework 
“to keep Atlanta residents informed and actively engaged in 
the BeltLine’s creation so that the BeltLine reflects the aspira

For additional information:
www.beltline.org/Home/tabid/1672/Default.aspx
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Policy Tool: Coordinated Planning by Local Governments and 
Transit Agencies

A Example' Pennsylvania Transit Revitalization Investment Districts

Summary: Planning grant programs can oe structured to require local governments to coordinate their 

planning efforts with those of transit agencies.

Planning grants can provide local governments with the 

resources and incentive to undertake early and coordi
nated planning for development in neighborhoods with 

existing or planned transit stations. And, if structured 
properly, such funding can also ensure planning coordination 
between local governments and transit agencies.

3

■ .15

I "I
In 2004, Pennsylvania enacted the Transit Revitalization 
Investment District (TRID) Act. TRIDs are intended to 
generate mixed-use development, focus community revital 
ization efforts around a public ti ansit station and boost transit 
ridership. New public investments around transit stations fre
quently increase private land values, which in turn generates 
additional tax revenue. The act allows local governments, 
working with transportation agencies and, in some cases, 
school districts, to create value-capture areas near tiansit 
stations in which this additional revenue may be applied 
tc public transportation capital impiovements, related site 
development improvements and maintenance.

x 4
a

One of the first TRID planning grants was made to the Borough 
of Marcus Hook, located along the Southeastern Pennsylvania 
Transportation Authority’s (SEPTA’s) Northeast Corridor rail 
line. The borough and SEPTA are using the planning grant to 
evaluate potential development in the station area, including 
a developers proposal for a 120-unit housing development 
with a mix of rental and for-sale units. The planning grant 
will also allow the borough and SEPTA to form a management 
authority required to administer the TRID.

This program ensures coordination between local govern 
ments and transit agencies by requiring them to collaborate 
before a TRID can be designated. The local government 
must undertake a planning study before a TRID can be des
ignated and implemented. The Pennsylvania Department 
of Community and Economic Development, in coopera
tion with the Pennsylvania Department of Transportation, 
provides local governments with up to $75,000 for these 
required studies. Grants are provided on a ratio of 75 percent 
state share/25 percent local share; the local share can be 
provided as cash or a combination of cash and in-kind pro
fessional services.

In Philadelphia, planning funds were used to develop an 
award-winning TRID master plan for two SEPTA stations, 
46th Street Station on Market Street in West Philadelphia and 
the Temple Regional Rail Station located at 9th and Berks 
streets in North Philadelphia. The planning process was 
designed to develop a collective vision for the future of both 
stations and included public meetings, interviews and focus 
group discussions.

For additional information: www.landuselawinpa,com/Transit_Revitalization_lnvestment_D:strict_Act.pdf
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o
Policy Tool: Transit Corridor PlanningZ

<
Q.

Example: The Fairmount Line CDC Collaborative (Boston, MA)

Summary: Community development corporations (CDCs) can play a critical role in planning for equitable 
transit-oriented development around existing and planned transit stations along a transit corridor and then in 
implementing the planned transit-oriented development,

The Collaborative’s two major goals are to bring transit equity 
to the residents in the distressed neighborhoods along the 
Fairmount line and to spearhead smart-growth, transit-ori
ented development. The collaborative has successfully pushed 
for smart-growth, transit-oriented-development urban villages 
and created a vision document, entitled Bostons Newest Smart 
Growth Corridor, that outlines their urban village concept. 
The four CDCs collectively are working to develop a pipeline 
of 1,500 new and preserved housing units and 780,000 square 
feet of new commercial space in the Fairmount Line corridor.

Planning for transit and accompanying transit-oriented 

development should occur at different scales, for both 

specific station areas but also for entire transit corridors.
In Boston, four community development corporations (CDCs) 
worked together to create their own vision for the Fairmount 
Line, the only commuter rail line entirely within city limits. 
The four share contiguous boundaries along the line and serve 
over 175,000 largely low- and moderate-income and minority 
residents. The Massachusetts Bay Transportation Authority, is 
investing $100 million to expand transit service in the corridor 
by upgrading two existing stations and constructing four addi
tional stations.

For additional information: www.dbedc.org/fairmount.html

o
Policy Tool: Transit Corridor Planning

<
Example: The Corridor Development Initiative (Twin Cities, MN)

Summary: A proactive, facilitated process can be used to bring all interested parties together to shape 
development projects along transit corridors before they are submitted to a municipal agency for approval.

Q.

is submitted to a governing agency. The heart of the program 
is an “interactive block exercise” facilitated by a team of design 
and development experts in which participants develop their 
own housing or mLxed-use development proposals and 
test them for financial viability. The process concludes with 
the preparation of design principles that articulate how the 
community partners would like development to occur in their 
neighborhoods while balancing community values, city goals, 
development realities, and design opportunities.

The Corridor Development Initiative (CDI) fosters a 

partnership among neighborhoods, city government, 
developers and a technical team of development consul
tants, design experts and facilitators to raise the level 
of dialogue around redevelopment opportunities along 

major transit corridors. CDI takes citizens out of the role 
that they usually play—reacting to development proposals 
made by others—and puts them into a proactive role of 
shaping development in their community.

Corridor development initiatives have been conducted in 16 
communities in the Twin Cities metropolitan area since 2002.

A typical initiative lasts six months and is overseen by an 
advisory group. CDI brings together all interested parties to 
learn, discuss, analyze, and grow to understand market realities 
that face a particular development site, all before any proposal

For additional information: www.corridordevelopment.org/aspx
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Housing Market Tools
Changes in housing markets are a key indicator of ne.gnborhood change in transit-rich neignborhoods. In many 
newly transit-served neighborhoods ooth rents and housing i/alues rise sharply and additional market-rate 
ownership housing is built. In order to address the underlying causes of gentrification and undesiraPie patterns 
of neighborhood change in transit-rich neighborhoods, housing market tools should include:

■ Funding for iand and property acquisition: Because transit stations are planned and built over many years, 
lard and property values often begin to rise even before the new station opens its doors. To keep projects 
affordab!e, developers must have access to financing before land and properties become too expensive. Such 
funding is needed both to preserve existing affordable housing and to acquire (and, in some cases, iandbank) 
vacant or commercial land for subsequent housing production.

• Preservation of existing affordable rental housing: Many TRNs are dominated by renters ratner than 
homeowners and one of the mechanisms by which gentrification occurs is through the turnover of rental 
units, accompanied by higher rents that only wealthier households can afford. Existing affordable rental 
housing in neighborhoods where transit is planned should be preserved preferacly well before the transit 
is operational. Preservation strategies should target both subsidized affordable housing (especially that in 
need of rehabilitation or subject to the expiration of affordability restrictions) and unsubsidized housing that 
has historically been affordable for ne’gnborhood residents but is at risk of becoming unaffordable as market 
rents rise.

■ Production of affordable housing: Increased production of affordable and workforce housmg in TRNs can 
help slow tne rate of rising rents and housing prices, Such housing can be built both as stand-alone residential 
projects and as part of mixed-income and mixed-use transit-oriented development projects

Many of the policies in this section of the toolkit can be used for more than one of these purposes (for example 
for either preservation or production) and can be comoined to create comprehensive strategies for maintain
ing housing affordability in transit-rich neighborhoods
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Policy Tool: Transit-Oriented Development Acquisition Funds

Examples: South Corridor Land Acquisition Fund (Charlotte. NC)
Denver Transit Oriented Development Fund (CO)
Bay Area Affordable Transit-Oriented Development Fund (CA)

Summary: Acquisition funds for transit-oriented development can be used to acquire sites near transit for future 
development of affordable housmg or to acquire and preserve existing affordable housing before planned transit 
projects drive up land and property values.

borrower. The Fund’s goal is to create or preserve over 1,200 
affordable housing units by buying property in current and 
future transit corridor (Soursourian, 2010). Early in 2010, the 
Urban Land Conservancy (ULC) used the Fund’s resources to 
purchase and preserve 36 affordable homes in the 50-year-old 
Dahlia Street Apartments.

In 2005 the Charlotte, North Carolina City Council appro
priated $5 million to the South Corridor Land Acquisition 

Fund to purchase land near planned transit stations along 

its South Corridor Light Rail for future transit-oriented 

development (TOD) and specifically development of 
transit-served affordable housing. In 2006, the city began 
a joint development project with the transit authority at the 
Scaleybark Station to establish a flagship mixed-use, mixed- 
income village. Using money from the South Corridor Land 
Acquisition Fund and several other sources, the city eventu
ally purchased 17 acres of land for $9.2 million. The planned 
project will include 80 affordable housing units, which will be 
built by the Charlotte Mecklenburg Housing Partnership, as 
well as 820 market-rate housing units, retail space, a hotel and 
park land (CTOD, 2008b).

A new San Francisco Affordable Transit-Oriented Develop
ment Fund is expected to begin making investments in 2011 
after the Metropolitan Transportation Commission approved 
a commitment of up to $10 million. MTC staff estimate that 
a $40 million TOD Fund could be used to help finance the 
acquisition of at least 20 to 30 acres around the region, which, 
depending on the density of build-out, would support devel
opment of anywhere from 1,100 to 3,800 units of affordable 
housing.

Denver has taken the concept of TOD acquisition funds tc 
a new level with the creation of its Transit Oriented Devel
opment fund as a tool for supporting transit-oriented devel
opment in connection with the region’s ambitious FasTracks 
transit expansion which will ultimately create 70 new rail 
transit stations throughout the region. Initially capitalized 
with $2.5 million in city funding to match a grant from 
the MacArthur Foundation, the fund has grown to $15 
million as other investors have joined the project. Enterprise 
Community Partners serves as the financial manager of the 
fund while the Urban Land Conservancy (ULC), a Denver 
nonprofit, oversees land purchases and acts as the sole

-C

For additional information: www.denvergov.org/DenverOfficeofStrategicPartnerships/Partnerships/DenverTransitOriented
DevelopmentFund/tabid/436574/Default aspx
www.mtc.ca.gov/news/press_releases/rel490.htm
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Policy Tool: Housing Trust Funds and Other Acquisition Funds

Examples: Affordable Housing Trust Fund (Charlotte, NC)
Land Acquisition for Affordable New Deveiopment Initiative (IVIN)

Summary: Housing trust funds and other land acquisition resources not exclusively targeted to transit-oriented 
deveiopment can be used to acquire s,tes for affordable housing developments near existing and planned 
transit stations,

Minnesota recently established a revolving loan fund to 
support the acquisition of land for affordable housing called 
the Land Acquisition for Affordable New Development 
(LAAND) initiative. Sites accorded priority include those 
within one-half mile of a transitway included in the legions 
planned 2030 transitway system or within one half mile of a 
local bus route. The program is funded by Minnesota Housing, 
the Metropolitan Council and the Family Housing Fund. One 
of the four projects awarded IAAND funding in 2008 was the 
Seward Commons mixed-use, transit-oriented development 
project near the Franklin Avenue light rail station on Minne
apolis’ Hiawatha Line. The planned development on this four 
acre site includes 187 units of rental and ownership housing, 
with nearly 30 percent of the housing affordable.

Housing trust funds are distinct funds established by 
city, county or state governments that receive ongoing 
dedicated sources of public funding to support the pres
ervation and production of affordable housing. Currently 
38 states and more than 500 city and counties have housing 
trust funds, which may choose to use some of their resources 
to support preservation of affordable rental housing near 
transit and/or production of such housing.

Charlotte, North Carolina’s City Council established a Housing 
Trust Fund in 2001 with an initial $10 million to provide 
financing for affordable housing. Voters later approved an 
additional $35 million for the HTF. ihe trust fund provides 
public financing to private developers in exchange for afford
able emits, using a competitive bid process. The funding can 
be either a loan or grant and can oe used either for land acqui
sition or for construction.

*

Charlotte has been using its affordable Housing Trust Fund 
at the same time as it has been building and expanding its 
transit system. One HTF-supported transit station project 
is South Oak Crossing. Developed by the Charlotte Meck
lenburg Housing Partnership and completed at the end of 
2007, this was the first mixed-income housing project in the 
South Corridor. Charlotte's recently opened hght rail system. 
The complex is on a 10-acre site within walking distance of 
the Arrowood Station, and includes 100 affordable and 92 
market-rate two- and three-bedroom rental units. The $18 
million project used $4.3 million from the HTF in addition 
to low-income housing tax credits, bonds and other funding.

w

For additional information: www.communitychange.org/our-projects/htf/housing-trust funds
www.charmeck.org/city/charlotte/nbs/housing/Pages/HousingTrustFund.aspx
www.metrocouncil.org/services/LAANDdescription.pdf
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Policy Tool: Low-Income Housing Tax Credits

Examples: California LIHTC allocation 
Georgia LIHTC allocation

Summary: Both preservation and production of affordable housing can De financed in part through the Low- 
Income Housing Tax Credit (LIHTC) program, particularly in states that favor transit accessible projects in their 
qualified allocation plans.

The Enterprise report focused specifically on preservation of 
affordable housing near transit and found that 21 states include 
set-asides for affordable housing preservation and an addi
tional 25 states award points in their scoring criteria for preser
vation. The Georgia Department of Community Affairs’ 2CT0 
plan for awarding LIHTCs reserves a portion of its tax credits 
for preservation and also awards three pomts to projects within 
cne-h alf mile of a rapid transit system and one point to proj ects 
within one mile of transportation and services. Oglethorpe 
Place apartments, located only blocks from the Metropolitan 
Atlanta Rapid Transit Authority’s West End station (and well 
served by bus routes) is one example of a project that benefited 
from an allocation of LIHTCs. A for-profit developer financed 
the preservation of this 144-unit property with tax credits 
in return for reserving 20 percent of the units for families 
earning less than 50 percent of median income; affordability is 
protected through 2027 (Quigley, 2010).

The federal Low-Income Housing Tax Credit (LIHTC) 
program provides tax credits that developers can use 
to raise capital for the acquisition, rehabilitation or con
struction of affordable housing. State housing agencies 
allocate housing tax credits through a competitive process, 
specifying hew they will allocate their LIHTCs in a Qualified 
Allocation Plan and implementing regulations that may 
award “points” for certain kinds of projects, state preferences 
(without awarding points) or set aside a specified portion of 
tax credits for certain kinds of projects.

A recent report on Preserving Affordable Housing Near 
Transit published by Enterprise Community Partners found 
that 32 states (and Washington, D.C.) award points to projects 
near transit in their scoring criteria (Quigley, 201C). Cali
fornia, tor example, has a category of amenities pomts, and 
projects can be awarded up to 15 amenities points. Projects 
near transit can qualify for up to seven of these points, all of 
which are awarded if a project is part of a transit-oriented 
development strategy, is within a quarter-mile of a transit or 
bus station that receives frequent service during peak hours 
and its density exceeds 25 units per acre. Other projects are 
awarded from three to six points depending on the site’s 
proximity to different types of transit services (COTD, 2009b).

For additional information: www.treasurer.ca.gov/ctcac/tax.asp 
www.practitionerresources.org/cache/documents/674/67410.pdf
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Policy Tool: Corridor-Based Tax Increment Financing Districts

Example; Dallas TOD Tax Increment Financing District (TX)

Summary: Instead of conventional Tax Increment Financing districts that apply to a single geographic area 
around one transit station, cities can create corridor-based districts designed to allow revenue sharing among 
neighborhoods in the transit corridor.

Rapid Transit stations. The corridor-based Transit Oriented 
Development TIP will allowfor revenue sharing from more pros 
perous neighborhoods in the northern portion of the corridor 
to less-developed areas in the Lancaster corridor area south of 
the Trinity River. While 40 percent of the new tax dollars from 
the two northern sub-districts around Mockingbird and Lovers 
Lane stations will go back into those districts, 40 percent will 
be allocated to improvements in the Lancaster corridor and 20 
percent to affordable housing development anywhere within 
the TIP district.

Cities use tax increment financi ng (TIF) to finance economic 

development within a targeted geographic area without 
raising taxes. The city or a partner developer makes capital 
improvements in the area which lead to rising property values 
and therefore higher property tax receipts; the incremental tax 
revenue increases over a predetermined base are then captured 
by the TIP district as revenue and used to reimburse the city 
or partner developer for the cost of the initial (and any subse
quent) improvements in the district.

In 2008, after four years of negotiations between the City of 
Dallas, developers and multiple stakeholder groups, the Dallas 
City Council approved a 558-acre Tax: Increment Financing 
district linking the neighborhoods around seven Dallas Area

For additional information:
www.housmgpolicy.o’-g/toolbox/strategy/policies/tif.html
www.clallas-ecodev.org/business/tifs/todTIF.htm

Policy Tool: Corridor-Based Tax Increment Financing Districts

Example: BeltLine Affordable Housing Trust Fund (Atlanta, GA)

Summary: Tax Increment Financing districts can be created on a corridor-wide basis and a portion of the 
revenues generated can be dedicated specifically to the preservation and development of affordable housing 
throughout the corridor.

In addition to financing part of the transit project, the 6,500 
acre TAD will support the development of as many as 5,600 
affordable/workforce housing units through the BeltLine 
Affordable Housing Trust Fund, which receives 15 percent of 
TAD proceeds. The Atlanta City Council has also allocated 
$8.3 million to the trust fund to provide grants to developers 
for acquisition, renovation or construction of single and mul 
tifamily housing affordable to families at or below 60 percent 
of median income.

When public investment leads to rising property values, 
incremental tax revenue increases over a predetermined 

base can be captured and used to further improve the area.

Ihe BeltLine Project will create a network of public parks, 
multi-use trails and transit along a historic 22-mile railroad 
corridor circling downtown Atlanta. The primary mechanism 
for financing this 25-year, $2.8 billion effort a Tax Allocation 
District (TAD). While the TAD was being shaped, Georgia 
STAND-UP, a community think-and-act tank, raised concerns 
about gentrification and the displacement of current residents 
and worked to ensure that the TAD resolution recognized “the 
importance of balanced and equitable development of the city 
in a manner that preserves the dignity of existing residents”.

For additional information:
www housingpolicy.org/toolbox/strategy/policies/tif.html 
www.beltiine.org/Home/tabid/i672/Default.aspx
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Policy Tool: Inclusionary Zoning

Examples: Montgomery County, MD 
Carlsbad. CA

Summary: Communities with transit stations can adopt inclusionary zoning requirements to ensure 
that a modest share of newly-constructed rental and homeownership units in the area around the station 
are affordable.

requires that no less than 15 percent of all residential units 
in any residential subdivision with more than 7 homes must 
be affordable to households below 70 percent of median 
income; rental units must remain income-restricted for at 
least 55 years. As a result of this inclusionary zoning require
ment, the Poinsettia Station transit oriented development in 
Carlsbad provides 92 affordable rental homes within walking 
distance of the commuter train station. Nonprofit developer 
Bridge Housing worked with Benchmark Pacific, developer 
of a larger master-planned community, to create these units 
in order to satisfy affordability requirements.

Inclusionary zoning helps create privately-financed 

affordable housing when communities attract new 

housing construction, as is often the case in newly tran
sit-served communities. Most inclusionary requirements 
are enacted as a zoning ordinance and require that a modest 
proportion (usually between 10 and 25 percent) of units 
in a housing development be affordable. Some inclusion
ary zoning ordinances compensate developers by providing 
density bonuses.

Montgomery County, Maryland adopted its Moderately 
Priced Dwelling Unit Ordinance, the first inclusionary zoning 
requirement in the US, in 1976. The ordinance requires devel
opers of mixed-use projects with 20 or more residential units 
to make 12.5 percent to 15 percent affordable for lower- 
income households in exchange for a 22 percent density 
bonus. To date, this ordinance has resulted in the construction 
of more than 11,800 affordable units. The ordinance applies to 
all deve'opments including diose near Metro transit stations. 
A garden apartment community across the street from the 
Glenmont Metro station in Silver Spring, for example, was 
redeveloped with a mix of 1,550 apartments, condominiums, 
live-work units and townhomes—12.5 percent of which are 
“moderately priced” workforce housing (CTOD, 2009b).
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Many California communities, empowered by state autho
rizing legislation, have adopted inclusionary requirements. 
The Carlsbad, California Inclusionary Housing Ordinance

For additional information: www.mitod.org/inclusionaryzoning.php?tab=1&return=listpos12 
www.housingpolicy.org/toolbox/strategy/policies/inclusionary_zoning.html
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Policy Tool: Incentive Programs for Housing Production

Example: Chapter 40R Smart Growth Housing Districts (MA)

Summary: In order to overcome local resistance to zoning allowing for construction of dense, affordable housing, 
states can create incentive programs which reward local communities that create such zoning near transit.

for direct cash payments. Localities receive a zoning incentive 
payment when they adopt the overlay, plus a density bonus 
payment of $3,000 per unit if and when units are built. A 
related program reimburses the towns increased education 
costs for K-12 students who move into 40R housing.

Adopted in 2004, Massachusetts's Smart Growth Zoning 
and Housing Production Act, known as Chapter 40R, 
rewards municipalities that adopt zoning allowing as-of- 
right construction of housing in smart growth locations, 
including near transit stations. Chapter 40R encourages 
cities and towns to zone for compact residential and mixed-use 
development, creating zones pre-approved for higher-density 
development that will attract developers.

To date, 28 Smart Growth Zoning Districts have been adopted 
by Massachusetts communities allowing as-of-right develop
ment of over 9,800 housing units in smart growth locations. 
The first 40R district was created adjacent to a commuter rail 
station in Plymouth.

The district overlay must allow housing to be built as of right 
at densities of at least eight to 20 units per acre, depending on 
the type of housing. It also must require at least 20 percent of 
the new units to be affordable. If a municipality adopts zoning 
that meets these and other standards, Chapter 40R provides

For additional information:
www.mapc.org/sites/default/files/Chapter_40R_Report.pdf

Policy Tool: Incentive Programs for Housing Production

Example: Housing Incentive Program (San Francisco, CA)

Summary: Federal transportation funds can be used by metropolitan planning organizations to encourage the 
production of dense affordable housing near transit and thereby boost transit ridership.

and market rate bedrooms. Qualifying housing projects must 
be located either within a half mile of a rail station or one-third 
mile of a bus stop, and the transit must be relatively frequent 
(every 15 minutes or less during peak hours). The housing 
project must have a density of at least 30 units per acre.

The metropolitan planning organization in the San 

Francisco Bay Area, the Metropolitan Transportation 

Commission, established the Housing Incentive Program 

(HIP) to fund transportation-related livability infrastruc
ture in qualifying affordable housing projects. The program 
is funded with two types of federal transportation funds, from 
the Congestion Mitigation and Air Quality (CMAQ) program 
and Transportation Enhancements program.

Grant amounts increase to encourage both greater density and 
greater affordability. The grants start at $1,000 per bedroom 
for any housing built at a density of 30 units per acre. The grant 
amount increases to up to $2,000 per bedroom at densities of 
60 units per acre. Grants are increased by $500 per bedroom if 
the unit is affordable.

HIP rewards local governments that build housing near 
transit, thereby helping to establish the residential density and 
ridership markets necessary to support high-quality transit 
service. The maximum grant per jurisdiction is $3 million and 
the exact dollar amount is determined by the density of the 
qualifying housing development and the number of affordable

For additional information:
www.mtc.ca.gov/planning/smart_growth/hip.htm
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IP Policy Tool: Incorporating Affordable Housing in Joint Development
v>3O

Examples: Washington Metropolitan Area Trans;t Authority (DC)
Portland TriMet (OR)
Denver Regional Transit District (CO)

Summary: Transit agencies can leverage the production of affordable housing near transit and increase their 
ridership by adopting joint development and transit-oriented development policies that encourage production 
of affordable housing as part of joint development efforts.

Washington, D.C. adopted an mclusionary zoning ordinance. 
The disposition agreements issued in connection with rede
velopment around the Columbia Heights metro station, for 
example, required that a minimum of 20 percent affordable 
housing Pc included on all seven parcels (Quigley, 2010).

While transit agencies are not generally in the real estate 

development business, they frequently become involved 

in development efforts near their stations if they own 

surplus land. The sale or lease of transit authority property 
for development is called “joint development’1 because the 
process involves a partnership between transit agencies 
and developers. Such joint development may represent an 
excellent opportunity to spur the production of affordable 
housing near transit

In Portland, Oregon,Tri-Met worked in a public-private part
nership to redevelop an odd-shaped parcel formed by a light 
rail alignment that proved unsuitable for mixed-use develop
ment. The Goose Hollow Stadium Station apartment project, 
built in 1998, ended up as a 100 percent affordable, 115-unit 
project with ground floor retail that required only 69 parking 
spaces because so few residents own cars.

Many transit agencies’ joint development policies and 
programs are designed primarily to maximize revenue to the 
transit agency by leveraging real estate assets for the most 
profitable use. But a growing number of transit agencies have 
worked to incorporate affordable housing into their joint 
development projects, spurred in part by the realization that 
the residents of such housing are more likely to ride the transit 
system and generate fare revenue for the agency. A recent 
survey conducted by Denver non-orofit FRESC found that 
at least nine transit agencies have joint development policies 
with provisions designed to spur production of affordable 
housing and six others have practices of including affordable 
units in projects even in the absence of written policy (Kneich 
& Pollack, 2009).

In Denver, the Regional Transit District is In the process 
of adopting a new policy that would require considering 
whether surplus land should be used for affordable housing 
before surplus land is sold or subject to joint development 
(Quigley, 2010).
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The Washington Metropolitan Aiea Transit Authority or 
Metro has long required inclusion of affordable housing for 
joint development projects on land it controls, even before
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For additional information: www.practitionerresources.org/cache/documents/673/67333.pdf
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Transportation Management Tools
< Rising incomes in some gentrifying TRNs may be accompanied by an increase n weann.er houseno.ds who 

are more likely to own and use private vehicles, and less likely to use transit tor commuting, than lower-income 
households. Policy tools can be used to shape travel behavior by residents of transit-rich neighborhoods, 
promoting walking, biking and transit use and discouraging driving. One critical strategy for achieving these 
objectives is ensuring that TRNs are designed to be transit- and Dedestrian friendly. Other transportation man
agement tools should also be adopted, particularly those which will:

• Attract core and potential transit riders to transit-rich neighborhoods and thereby reinforce the self
selection processes by which people predisposed to transit use purposely choose to live near a transit 
station;

Iu

■ Support zero-vehicle households, because if residents can live in transit-rich neighborhoods without 
owning a car they wili be more likely to walk and use transit and will also be able to reduce their transporta
tion expenses, leaving more lesources available for housing and other necessities: and

■ Reduce the availability of parking, although changes to parking requirements and programs will prove con
troversial in many neighborhoods, because policies that reduce the amount or increase the price of parking 
can reduce driving and increase transit use while making housing more affordable by reducing the costs of 
providing parking for residents.
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Policy Tool: Transit Incentives for Housing Developments

Examples; Santa Clara Valley Transportation Authority ECO pass program XCA)
Pilot TOD Pass Programs in Portland, OR and Contra Costa CA

Summary: Transit agencies may be able to increase ridership by residents of transit rich neighborhoods and 
transit-oriented developments by seliing discounted transit passes to housing developers for distribution to 
their residents.

Both Portland, Oregon and Contra Costa, California have 
piloted universal pass programs for transit oriented devel
opment (TOD) residents. When Portland piloted a free pass 
program for residents of new TODs including the Orenco 
project on the Westside light rail line, the percentage of 
residents reporting use of transit increased from 30 percent 
(before passes) to 83 percent (Evans & Pratt, 2007). In a pilot 
project beginning in June 2008, the Metropolitan Transporta 
tion Commission partnered with the Alameda-Contra Costa 
Transit District (AC Transit) to provide free transit passes to 
residents of select transit-oriented developments (TODs) in 
the Easl Bay. Participants received passes providing unlimited 
free access on the AC Transit bus system for six months to one 
year. MTC found that bus ridership increased, participants 
made on average one fewer automobile trip per week and 
one-quarter of the participants continued to use the passes at 
their own expense after the free usage period ended.

While many transit authorities offer monthly or annual 
pass programs to large employers, a few also offer pass 

programs to residential developments such as apart
ments, condominiums or homeowner associations. The
Santa Clara Valley Transportation Authority (VTA) offers 
a residential version of its Eco Pass at a deep discount to 
housing developers in onier to inciease ridership and expose 
people to public transit The residential Eco Pass provides 
unlimited rides on VTA bus and light rail seven days a week.

Any residential community with 25 units or more that is 
defined by a geographical boundary, such as an apartment 
building or condominium complex, may join Residential 
Eco Pass. Eco Passes must be purchased for all residents five 
years of age or older. Discounted pass prices arc based on the 
number of residents and ihe level of VTA services at a given 
residential community.

One residential developer that takes advantage of the Resi 
dertial Eco Pass program is First Community Housing 
(FCH), is a non- profit affordable housing developer. By both 
locating its developments adjacent to transit and providing 
free, annual Lee Passes to all of its tenants, FCH was able to 
reduce the parking requirements at each of its properties. Jeff 
Oberdorfer, Executive Director of FCH, notes that “an urban 
structured parking space can cost from $22,000 to $40,000 
per space. Saving the construction cost of two parking spaces 
pays for our entire Eco Pass program.”
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For additional information: www vta.org/ecopass/ecopass_resi/index.html 
www.firsthousing,com/wp-content/uploads/2009/05/ecopass1.pdf 
www.mtc.ca.gov/plannmg/smart_gl'owth/tod/T4T/T4T summary.pdf
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Policy Tool: Reduced Parking Requirements for Residential Development

Examples: Zoning codes in San Francisco, CA, Portland, OR and Seattle, WA

Summary: Reducing or eliminating off-street parking requirements for housing developments in transit-rich 
neighborhoods both helps reduce vehicie ownership and use and makes housing more affordable.

requirements for all uses in a residential neigtiDorhood (Wein
berger, Kaehny & Rufo, 2010).

Most local zoning codes require residential and other 
developments to include a minimum amount of parking 

for each unit. Such provisions guarantee that all housing will 
have parking readily available, preventing spillover parking 
on neighborhood streets but also encouraging automobile 
ownership and use. Requiring housing developers to provide 
parking increases development costs and makes the resulting 
housing less affordable. In order to reduce vehicle use and 
housing costs, a handful of cities have moved to reduce or 
eliminate off-street parking requirements for housing devel
opment, particularly in locations well-served by transit and 
for affordable housing developments whose residents are less 
likely to own cars.

In Portland, Oregon, parking minimums do not apply to 
developments in the densest commercial neighborhoods, 
including downtown, neighborhood commercial districts 
and central residential districts. As part of its strategy to 
promote transit-oriented development, Portland does not 
apply parking minimums to any sites within 500 feet of a 
transit line that provides service at least every 20 minutes 
during peak hours (EPA, 2005). Portland has also established 
maximum parking requirements at such sites; downtown, for 
example, no more than 0.7 spaces per 1,000 square feet can be 
provided at sites within walking distance of frequent transit 
service (MTC, 2007).According to the Institute for Transportation and Develop 

ment Policy, “San Francisco has evolved over the last half 
century from a municipality that once required one parking 
space for every new dwelling to one of the most innovative 
examples of parking management in the country” (Wein
berger, Kaehny & Rufo, 2010 at 50). The city has eliminated 
zoning requirements for a minimum number of parking spaces 
for residential, commercial or other projects in the downtown. 
In addition, the city established maximum allowable amounts 
of parking; for example, a maximum of one space is permitted 
for every four downtown residential housing units. Outside 
of downtown, neighborhoods can eliminate residential 
minimum parking requirements by adopting neighborhood 
plans; the 1997 Mission Bay Redevelopment Plan eliminated 
parking minimums for housing. More recently, the 2005 
Rincon Hill Plan was the first to eliminate minimum parking

Seattle’s zoning code reduces minimum parking require
ments for affordable housing, senior housing and housing 
for people with disabilities. Parking requirements are also 
reduced for multi-family developments that allow on-site 
parking for car sharing. Parking minimums have been elimi
nated for downtown locations and reduced for mixed-use, 
dense neighborhoods (EPA, 2006)
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For additional information: www.mtc.ca.gov/planning/smart_growth/parking_ seminar/Toolbox-Handbook.pdf 
www.itdp.org/documents/ITDP_US_Psrking__Report pdf

52 DUKAK.S CENTER KJR URBAN AND RFGIONAL POLICY

k

TP
ftN

TP
A

kT
A

Tf
O

N

http://www.mtc.ca.gov/planning/smart_growth/parking_
http://www.itdp.org/documents/ITDP_US_Psrking__Report


Policy Tool: Unbundling the Price of Parking

Examples. San Francisco, CA unoundling requirements
Buckman Heights and BucKman Terrace, Portland OR

Summary: Encouraging or requiring the separate pricing of residential parking, often called unbundling, can 
reduce demand for parking as well as combined housing/transportation costs for residents.

The developer of the Buckman Heights mixed-use develop
ment and Buckman Terrace Apartments in Portland, Oregon 
unbundled the price of parking as part of a comprehensive 
strategy to reduce the number of parking spaces that had to 
be provided. Prendergast & Associates built the development 
on a site adjacent to the central city Lloyd District, nine blocks 
from light rail and near high frequency bus routes. Buckman 
Heights is a 144 unit mixed-income apartment building 
with 58 on-site parking spaces (0.4 spaces,'unit), tenants pay 
$15-30/month for parking. Buckman Terrace is a 122-unit 
apartment building with 70 structured parking spaces (0.57/ 
unit); tenants pay $50/month for parking (as of 2006 when 
this information was collected). The developers also took 
advantage of a Portland zoning provision that allowed them 
to eliminate 14 required on-site parking spaces at Buckman 
Heights apartments and substitute 56 secure, covered bike 
parking spaces (EPA, 2006).

Residential parking is generally provided as an insepara
ble part of housing arrangements: a parking space is part 
of the apartment lease or condominium purchase. The
price of parKing can, however, be separated or “unbundled” 
from that ol the housing either if developers and landlords 
choose to do so or if municipal regulators so require. As 
San Franciscos Metropolitan Transportation Commission 
has explained, “Unbundling parking is an essential first step 
towards getting people to understand the economic cost of 
parking and providing users with the opportunity to opt out 
of parking and make alternative travel decisions. Without 
unbundled parking, tenants experience parking as free, while 
transit costs them money” (MTC, 2007 at 31).

Beginning in 2005, San Francisco began requiring that devel
opers in some neighborhoods unbundle accessory parking 
spaces from the sale of a residential unit. The city 's logic was 
that by including a parking space as part of a residential unit, 
a seller prevents a buyer from deciding whether or not he 
or she needs a parking space. The pilot program began in a 
single neighborhood and was subsequently extended to other 
neighborhoods. In 2008, San Francisco made unbundled 
residential parking a requirement throughout the city (Wein
berger, Kaehny & Rufo, 2010). While this requirement does 
not apply to rental housing, the city has also encouraged the 
unbundling of parking in rentals The 141 unit Symphony 
lowers apartments development was granted a variance and 
allowed to construct only 51 spaces (rather than the 141 that 
would have been required) because of its use of unbundled 
parking (and provision of two car sharing parking spaces) 
(MTC, 2007).

For additional information: www.mtcca.gov/planning/snart_growth/parking_seminar/Toolbox-Handbook.pdf 
www.itdp.org/documer>ts/ITDPJJS_parking_Report.pdf
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Policy Tool: Car Sharing

Example: Boston's Proposed Comprehensive Car Sharing Strategy

Summary: The easy avai'ability of shared cars in transit-rich neighborhoods and transit-oriented 
developments may reduce automobile usage and ownership and aiiow residential developments to be 
built with fewer parking spaces.

units to tenants less likely tc own a car and provision of two 
parking spaces for City CarShare (EPA, 20C6).

Car sharing organizations, which may be non- or for- 
profit, distribute cars around a city or region for the use of 
their members. Members have access to a fleet of vehicles for 
short term use, allowing them to either supplement their own 
vehicles or choose not to own an automobile. Studies show 
that car sharing reduces vehicle travel and ownership. One 
study of San Franciscos City CarShare program found that 
nearly two-third of members lived in zero-vehicle households 
and nearly 29 percent had gotten rid of one or more of their 
cars (Cervero, 2009). Zipcar, the largest car sharing company 
in the US, reports that 90 percent of members drove 5,500 
miles or less per year and that its members repox t a 47 percent 
inci ease in public transit trips after joining.

The City of Boston may soon move forward with a compre
hensive proposal, developed by the mayors Climate Action 
Leadership Committee, to maximize car sharing by Boston 
residents. The goal is to “ensure that every Boston resident 
lives within one-quarter mile of a shared car by 2020.” The 
Boston area is borne to Zipcar, which has more than 18,000 
members and 450 cars in Boston. The committee decided 
that “ensuring citywide access to shared cars is, therefore, a 
potentially powerful way of reducing vehicle miles traveled 
while ensuring that Boston residents have access to cars 
when needed.” The strategy for citywide access to shared cars 
involves actively promoting car sharing through a partner
ship with one or more shared-car companies; working with 
community-based organizations to promoie car sharing, par
ticularly in neighborhoods where market demand may not 
yet exist; revising zoning laws as necessar y to allow for shared 
car parking as of right throughout the city; and creating 
opportunities for placing shared cars on municipal property.

Several transit-served cities encourage provision ot parking 
spaces for car sharing in residential developments and some 
even allow the developer to reduce the required amount of 
parking to be provided for residents. As part of the develop
ment review process in Boston, Massachusetts, for example, the 
number of parking spaces that can be provided in ownership 
developments near transit is frequently restricted and the 
developer is required to provide parking for one or more 
car sharing vehicles to reduce the risk that resident house
holds with more than one vehicle will park on neighborhood 
streets. Seattle’s zoning code grants reductions in minimum 
parking requirements for multi-family developments that 
allow dedicated, on-site parking for the city’s recognized car- 
sharmg operator. Rich Sorro Commons in San Francisco’s 
Mission Bay was permitted to provide only 85 parking spaces 
for its 100 affordable housing units due to a combination of 
its excellent proximity to transit, provision of below-market

For additional information: www.cityofboston.gov/lmages_.Docurnents/BCA_tull_rprt_r5_tcm3-19558.pdf
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Methodology

growing metropolitan areas with transit systems that were 
at least medium-sized in 2005 and growing. The remaining 
stations are from slower-growing metropolitan areas with 
evolving transit systems: Baltimore, Denver, Los Angeles, 
Portland, San Diego, and Washington, D.C. This analysis 
produced a list of 12 transit-served metros with new stations 
that could be included.1

This Appendix provides more detail on the methods and 

data underlying the research presented in Chapter 3 

analyzing neighborhood change in neighborhoods first 
served by rail transit at some time between the 1990 and 

2000 Census.

Identifying the Neighborhoods to 
be Analyzed

Data limitations and complications made it impossible to 
include every new station that opened during the decade in 
each of those 12 metropolitan areas in our analysis. Some 
expansions, for example, involved multiple stations serving 
common census tracts or the addition of a new line to an 
existing station that had previously served other lines. In 
order to provide some time for neighborhood change effects 
to become apparent, we chose to focus primarily on new 
stations that were in operation by 1997 From the station 
expansions in these 12 different metro areas and transit 
systems that occurred between 1990 and 1997, we selected a 
subset of stations that avoided data limitations and compli
cations while ensuring that the station areas to be analyzed 
included

The first task was to identify a set of transit-rich neigh
borhoods for analysis. At the time of the 2000 Census, 26 
metropolitan areas in the United States were served by fixed
guideway transit: light rail (streetcars), heavy rail (subways), 
or commuter rail. Since Salt Lake City’s entire rail transit 
system did not begin operation until 1999, at the very end of 
our study period, it was excluded.

We then researched transit station expansion projects during 
this decade, with a goal of identifying projects involving a 
variety of different transit types (light rail, heavy rail, and 
commuter rail) across a variety of different categories of 
transit systems. Having divided U.S. transit systems into four 
categories (based on age, number of stations served, and the 
extent to which they are or ar e not expanding), the goal was 
to include at least two systems from each category if possible. 
We identified San Francisco’s and Chicago’s transit systems 
as two legacy systems that had added new stations in the 
study time frame. Cleveland’s and St. Louis’s transit systems 
were two modest systems that had added new stations. As 
expected, the largest number of new stations were found to 
be in evolving systems, those that are growing and where 
the findings from this study can most directly impact future 
expansion plans. We wanted to ensure that the analysis 
included some of the country’s fastest growing metropolitan 
areas; unfortunately, many of these have emerging (post- 
20C0) transit systems or systems that are still being planned. 
From the set of evolving systems, we included new stations in 
both Atlanta and Dallas, the only two of the nation’s fastest-

• Heavy (subway), light (streetcar), and commuter 
rail stations;

• Stations with parking (park and ride) and without 
(walk to);

• Stations that represented the terminus of new lines 
and new intermediate stations;

• Stations that served only one transit line and stations that 
represented more than one line or type of transit; and

• Stations in different types of neighborhoods 
(central business district, urban mixed-use, and 
suburban locations).

This produced a list of 49 potential stations for our analysis.

This sel of metros may not represent every U.S. transit system in which a new heavy, light, or commuter rail station was added during this decade.
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local parking, number of parking spaces, and station neighbor ■ 
hood type (urban, suburban, commercial, mixed use).

Constructing Transit Station Geographies
For each of the 49 stations, we examined Census block 
group maps to construct approximations of the stations sur
rounding neighborhood. A block group was included in the 
analysis if the majority of its land area lay within a one half 
mile radius of the station. Following this strategy, we con 
structed neighborhoods for each station according to the 
Census Bureaus block group designations in 1990 and 2000

Collecting Census Data on Transit-Rich 
Neighborhoods
Since prior research frequently found inconstant patterns of 
neighborhood change and often could not explain why some 
neighborhoods gentrified while others did not, we decided 
to explore a broad range of potential explanations. For each 
of the 42 transit station areas tc be analyzed, we decided 
to examine changes between 1990 and 2000 in population 
growth, housing units (both total number and tenure), racial 
and ethnic composition, household income (both median 
income and households with incomes above $100,000), 
housing costs (both gross rents and home values), in-migra
tion, public transit use for commuting, and motor vehicle 
ownership

For the majority of stations, block group boundaries shifted 
between the two decennial censuses. We selected for analysis 
only those stations around which the surrounding block 
groups’ boundaries did not shift, or shifted in a way that 
allowed for identical or near-identical neighborhoods to be 
constructed. We excluded seven transit stations because we 
were unable to construct adequate block group neighbor
hoods for them. Of these seven, five were excluded because 
the boundaries of block groups had shifted so radically that 
approximating the same perimeter for the 1990 and 2000 data 
proved impossible; the other two were excluded because the 
block group that surrounded them was so large the majority 
of land in any block group was not within a half-mile radius 
of the station. Of the 42 remaining transit-rich neighbor
hoods near new stations, 23 had identical boundaries in 1990 
and 2000, while 19 had near-identical boundaries To form 
identical neighborhoods for both years, a few block groups 
were included despite the fact that somewhat less than 30 
percent of their territory lay within a half mile of the station.

We collected this data from Summary Files 1 and 3 of the 
1990 and 2000 U.S. Census for each selected block group, 
and aggregated the block group-level data into data sets for 
each of the 42 transit rich neighborhoods. Simultaneously, 
we collected data on the same variables at the level of the met
ropolitan statistical area (MSA) for each of the twelve MSAs 
where the new transit stations were located. This extensive 
database, with values for these variables for every transit- 
rich neighborhood and its MSA in both 1990 and 2000, is 
available to researchers and others, and can be found online 
at http://www.dukakiscenter.org/TRNEquity

The resulting set of 42 stations in 12 different metropoli
tan areas is robust and heterogeneous enough to provide 
important insights into the difficult question of whether, and, 
if so, how, neighborhoods in different metropolitan areas 
change due to the presence of transit. Of the total number 
of stations, IS serve heavy rail (subway), 15 serve light rail 
(streetcar'), and the remaining nine serve commuter rail lines. 
Thirty of the stations went into operation between 1990 and 
1995 with the remaining 12 between 1996 and 1999.2

The Three Rounds of Analysis
Our analysis of this dalaset proceeded in three stages. First, 
we calculated percentage changes on each variable for each 
station and its corresponding metropolitan statistical area. 
For comparison, we measured the 1990-2000 demographic 
change in each TRN against the same change in the sur
rounding MSA. Researchers frequently use the MSA in 
which a neighborhood is embedded as a reference area when 
studying neighborhood change (Freeman, 2005). This com
parison is designed to control for any systemic fixed effects, 
which are changes that occurred throughout the metropoli
tan area for reasons presumably unrelated to the siting of a 
new transit station. The numerical difference between the

Table A at the end of this Appendix provides data for the 42 
stations in this study on the transit authority, the line oi lines 
involved, the type of transit (heavy, light, or commuter rail), the 
date when the station officially opened, the station type (inter
mediate or terminus), parking status (walk only, park and ride)

2 All but 2 stations in this group opened in 1996 and 1997; two stations in Washington, D.C. whose openings were repeatedly delayed until 1999 were included.
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percentage change on each variable in each TRN and the 
percentage change on each variable in the MSA is used to 
compare transit stations across MSAs. In our initial analysis, 
we only examined raw differences in the rate of change 
between each station area and the surr ounding MSA

In our second analysis, because small differences in the results 
between TRNs and their metro areas may not truly reflect real 
differences due to the small size of the samples, we re ana
lyzed all of the data using a more conservative approach. This 
large differences approach considered a transit station differ 
ence from its MSA to be meaningful only where the value for 
the IS90-2000 percentage change in a station neighborhood 
is 20 percentage points higher or lower than die 1990-2000 
percentage change in the MSA variable.

To determine whether patterns of neighborhood change vary 
depending on the type of transit built (light rail, heavy rail, 
or commuter rail), we conducted a third round of analysis. 
In this round, the 42 stations were divided mto three groups 
based on transit types and all of the data was re-analyzed for 
these three categories of transit rich neighborhoods.
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APPENDIX B
New Transit Stations Selected for Analysis

Transit Authority Line(s) Type of Transit Date OpenedStation Name Station Type
Heavy tailBuckhead Red Line IntermediateMARTA .une-96

Red Line Heavy railDunwoody IntermediateMARTA June-96

Blue Line Heavy ra ■ IIndian Creek Terminus of lineMaRtA June-93

Heavy railBlue Line intermediateKensington MARTA June-93

John Hopkins hospital Maryland Transit 
Administration 

Maryland Transit 
Administration 

Chicago Transit 
Authority 

Chicago Transit 
Authority 

Chicago Transit 
Authority 

Chicago Transit 
Authority 

Chicago Transit 
Authority 

Chicago Transit 
Authority 

Greater Cleveland 
Reg.onal Transit 
Authority 

Greater Cleveland 
Regiona1 Transit 
Authority 

DART

Metro Subway Heavy rail Terminus of lineJune-95

Shot Tower/ Market
Place

35/Archer

Metro Subway heavy rail Intei mediateJune-95

Heavy raril October 93Orange Intermediate (in 
middle)

Intermediate (2d 
closest to Loop) 

Intermediate (closest 
to Loop)

Intermediate (2d from 
terminus) 

Intermediate (1st in 
from terminus) 

Intermediate (3d from 
terminus) 

Intermediate

Heavy rail OctoCer-93Ashland Orange

Heavy rail October-93Haisted Orange

heavy rail October-93Kedzie Orange

heavy rad Octobe-93Pulaski Orange

October-93Heavy railOrangeWestern

Flats East Bank Blue/Green/
Waterfront

Light rail July-96

Red/Blue/ Green/ 
Waterfront

Heavy (Red) and light December-90 Central Business 
District

Tower City
rail

Light rail Terminus of lineLedbetter Blue Line May-97

Red Blue. Green Lines Light rail Intermediate (originally 
terminus)

Pearl DART iune 96

Red Blue, Green Lines Light railSt Paul DART June 96 intei mediate

Light railVA Medical Center Blue Line Intermediate (1st in 
from terminus) 

Terminus of line

DART May 97

Westmoreland Light railRed Line .une-96DART

Regional
Transportation District 

Regional
Transportation District 

Regional
Transportation District 

Regional
Transportation District 

MetrolinK

Red F/Blue H/Greer. D Light rail October-94 Intermediate (paired)16th and California

Red F/Blue H/Green D Light rad October-94 Intermediate (naired)16th and Stout

Red F/Blue H/Green D Light rail October-94 Intermediate (transfer 
station)

Intermediate

18th and Stout

Light rail27th and Welton October-94Green D

Riverside Line (purple) Commuter rail June 93 IntermediateDowntown Pomona

Riverside Line (purple) Commuter railMontebello/Commerce Metrolink Intermediate (1st from 
LA end)

Intermediate

June 93

Metrolink Commuter railMoorpark Ventura County Line 
(yellow)

1992
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Additional Notes# Parking Spaces I Station NeighborhoodParking Status
Wak To Only Suouroan mixed use (retail) Part of 7 mile North Line exoansion from City of Atlanta up to Fulton 

County and QeKalb County

Part of 7-mile North Line expansion from City of Atlanta up to Fulton 
County and DeKalb County

Part of extension of East Line, the first time the rail line went beyond the 
1-285 perimeter.

Part of extension of East Line the first time the rail line went beyond the
1-285 pe-imeter; MARTA owns A acres for future dev't

One of two stops added in 1995 extension; blighted neighborhood being
redeveloped

One of two stops adaed in 1995 extension

0

Park and Ride Commercial/Retail1,048

Park and Ride Suburban residential2,350

Park and Ride Suburban residential1,946

Walk To Only Urban mixed-use0

Urban mixed-useWalk To Only 0

Park and Ride Urban resident'al Part of new Orange 1 ine (7 stations) added to extend service to 
Southwest Side neighborhood, construction began in 1985 

Part of new Orange Line (7 stations) added to extend service to 
Southwest Side neighborhood: construction began in 1985 

Part of new Orange L ne (7 stations) added to extend service to 
Southwest Side neighborhood, construction began in 1985 

Part of new Orange Line (7 stations) added to extend service to 
Southwest Side neighborhood; construction began in 198b 

Part of new Orange Line (7 stat.ons) added to extend service to 
Southwest Side neighborhood, construction oegan in 1985 

Part of new Orange Line (7 stations) adaed to extend service to 
Southwest Side neighbo-hood: construction began in 1985 

Blue/Green light rail extended 2.2 miles from Tower City through Tne 
Fiats to waterfront

70

Urban mixed-useWalk To Only 0

Park and Ride Urban industrial31

Park and Ride Urban mixed use157

Park and Ride Urban mixed-use390

Park and R'de Urban mixed-use200

Walk To Oniy Urban mixed use0

Nearby Paid Parking Central Business District Completely rebuilt station opened inside Tower City Center shopping 
complex in 1990 serving pre-existing but previously separate transit lines, 
4000+ pa.d parking spaces but no free transit parking 

Southern terminus (in South Dallas) of Blue Line, part of which opened in 
1996. extended south to Ledbetter in 199/ and further north in 2001 

Originally the northern terminus when Red and Blue Lines opened in 
1996, w/Red beyond in 1997, Blue extended m 2001 and Green added in 
2009

Part of opening of Red and Blue lines serving CBD in 1996 first 11.2 miles
of 20-mile light rail transit starter system since completed

Blue Line station prior to terminus at Ledbetter with huge VA hospital on
one side and residential neighborhood on other

Southern terminus of Red Line, part of initial segment opened in 1996
(extended further north in 1997 and again in 2007)

Part of original system opened m 1994; one block from i6th/Stout and is 
served only by northbound trains

Part of original system opened in 1994; one block from 16th/California
and s served only by southboundbound t-ains

Part of original system ODened in 1994 one block from 18th/California
and is served only by southboundbound trains

part of original system opened in 1994, farther from CBD than other
stations in study

Station on Riverside Line the fourth Metrolink line added to system in 
June’993

Station on Rivers'de Line, the fourth Metrolink line added to system in 
June 1993

One of original stations on Ventura County (Yellow) Line of Metrolink, 
aiso an Amtrak station, in Moorpark, a suburban "city" in Ventura County, 
with about 38,000 residents

0

Park and Ride Lower density mixed-use368

Walk To Only Central Business District0

Walk To Only Central Business District0

Mixed-use ihospita!/ 
residential)

Lower density mixed-use

Walk To Only 0

Park and R.de 700

Walk To Only Central Business District0

Walk To Only Central Business District0

Central Business DistrictWalk To Only 0

Walk To Only Urban mixed-use0

Urban mixed-usepark and Ride 300

Park and Ride Urban industrial250

Lower density mixed-usePark and Ride 240
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APPENDIX B
continued

Station Name Transit Authority Line(s) Type of Transit Date Opened Station Type
Orange Station Metrolink Orange County Line, 

IEOC Line
Commuter rail March-94 Intermediate

Rialto Metrolink San Bernad.no line Commuter ra.l 1993 Intermediate (1st in 
from terminus) 

IntermediateMetrolink March-94Tustm Station Orange County Line 
'EOC Line

Commuter raii

Mall/Southwest 4th 
Avenue and Mall/ 
Southwest 5th Avenue 
stations 

Encinitas

MAX blue, red Light rail March-90TriMet Intermediate (paired;

North County Transit 
District

North County Transit 
District

North County Transit 
Distr.ct

Bay Area Rapid Transit

Coaster Commuter rail Eebtuary-95 Intermediate

Old Town Transit 
Center 

Solana Beach

Commuter rail February 95Coaster Intermediate (1st from
cerminus)

IntermediateCommuter rail February 95Coaster

Colma Rec and Yellow lines Heavy rail February-96 intermediate (orig.nally 
terminus)

Castro Valley Bay Area Rapid Transit Biue line Heavy rail intermediate (1st from
terminus)

Intermediate

Intermediate

intermediate

May-97

Stti and Pine 

Delmar Station 

Stadium Station

Metrolink

Metrolink

Metrolink

Kail Red, Blue 

Rail Red 

Rail Red, Blue

Light rail 

Light rail 

Light rail

July-93

July-93

July-93

Metrolink Rail Red BlueUnion Station Light rail July-93 intermediate

Columbia heights Washington 
Metropolitan Area 
Transit Authority 

Washington 
Metropolitan Area 
Transit Authority 

Washington 
Metropol'tan Area 
Transit Authority

Green/Yellow heavy rail September-99 intermediate

Georgia Ave-Petworth Green/Yellow Heavy rail September-99 ntermediate

Shaw-Howard U Heavy railGreeri/Yellow May-91 intermediate
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# Parking Spaces I Station Neighborhood Additional NotesParking Status
Orange County Line began as Metrolink's fifth line ir March 1994, Inland 
Empire-Orange County line opened in Oct 1996, Amtrak service added 
2C07

Part of 1993 extension of San Bernaaino Metrolink line f'om Pomona to 
San Bernadino

Orange County Line began as Metrolink's fifth line in March 1994 Inland 
Empire-Orange County line opened Oct 1996, station located in shopping 
plaza adj. to Manne oase

Added to MAX, along transit mall (free transit zone) as part of 
construction of Pionner Place Mall (which does have 200 parxlng spaces)

Park ana Ride 225 Urban mixed-use

Park and Ride Lower density mixed-use165

Park and Ride Mixed use31C

Walk To Only Central Business District0

One of 3 stations on new Ccastei commuter rail service connecting San 
Diego to northern coastal (eg beach) communities opened in 1995 

OTTC opened in mid-1990s and in addition to Coaster serves Amtrak and 
San D'ego Trolley (beg'g in 1996)

One of 8 stations on new Coaster commuter rail service connecting San 
Diego to northern coastal (eg Peach) communities, also serves Amtrak 

Terminus of BART on SF peninsula untii service extended south m 2003 
remote airport pkg, Colma is a town w/pop of 2000 & many cemeteries 
but land for hojsing avail on one side

Built as part of Bay Area Rapid Transit's Dublin/P'easanton extens.on,
and service Began on May 10,1997

Blue Line opened in 2006

Blue L;ne opened in 2006

Blue Line oppned in 2006

Park and Ride Residential7

Park and Ride Urcan mixed-use787

Lower density mixed-usePark and Ride 7

Park and Ride Small town2238

Park and R;de Lowe' density residential1123

Walk To Only 

Park and R'de 

Walk To Only

Central Business District 

Lower density mixed-use 

Jrban commercial (nearby 
stadium)

Urban commercial (nearby 
stadium)

Urban residential

0
362

0

Walk To Only Blue Line opened in 2C060

Walk To Only Green Line (final in Metro) built in pieces, with 19S1 scheduled opening 
repeatedly delayed and last of stations finished in 2001

C

Walk To Only Urban mixed-use Green Line (final in Metro) built in pieces, with 1991 scheduled opening 
repeatedly delayed and last of stations finished in 2001

0

Green Line (final in Metro) built in pieces, with this and 2 stations opened 
in 1991 while others were repeatedly delayed

Walk To Only Urban residential0

MAIN IAiNING DIVLRSI tY N AMtRICA'b TRANSI 1 -RICH NEIGHBORHOODS 61



References

American Public Transportation Association. (2007). A 
profile of public transportation passenger demographics and 
travel characteristics reported in on-board surveys. Washing
ton, D.C : Neff, J. & Pham, L.

Center for Transit Oriented Development. 2007. Realizing 
the potential: Expanding housing opportunities near transit. 
Oakland, CA.

Cervero, R. (2007). Transit-Oriented developments 
ridership bonus: A product of self-selection and public 
policies. Environment and Planning, 39, 2068-2085.

Cervero, R. (2009). TOD and carsharing: A natural 
marriage. Access, 35, 25 29.

Chappie, K. (2009). Mapping susceptibility to gentrification: 
The early warning toolkit Berkeley, CA: University of Cali 
forma Berkeley Center for Community Innovation.

Danyluk, M. & 1 ey, D. (2006). Modalities of the new middle 
class: Ideology and behaviour in the journey to work from 
gentnfied neighbourhoods in Canada. Urban Studies, 44 
(II), 2195-2210.

Environmental Protection Agency. (2006). Parking spaces/ 
Community places: Finding the balance through smart growth 
solutions.

American Public Transportation Association. (2010). 2010 
Public transportation fact book (61st ed,). Washington, DC. 
Dickens, M. & Neff, J.

Baum-Snow, N., 8r Kahn, M. (2005), Effects of urban rail 
transit expansions: Evidence from sixteen cities, 1970-2000. 
Washington, DC: Brookings-Wharton Papers on Urban 
Affairs.

Belzer, D. & Poticha, S. (2009). Understanding ti ansit- 
oriented development: Lessons learned 1999-2009. In 
Fostering equitable and sustainable transit-oriented develop
ment (a briefing paper for a convening held by the Center 
for Transit-Oriented Development, Living Cities and Boston 
College’s Institute for Responsible Investment, available at 
www.livingcities.org/Ieadership/trends/transit).

Blumenberg, E„ Donahue, M., Handy, S., I-ovejoy, K.,
Rodier, C., Shaheen, S. & Volker, J. (2007). Travel of diverse 
populations: Literature review. Berkeley, CA: California 
PATH Program of the University of California.

Bluestone, B., Stevenson M.H.& Williams, R. (2008)
The urban experience: Economics, society, and public policy. 
New York: Oxford University Press.

Center for Transit Oriented Development. (2008a). 
Capturing the value of transit. Oakland, CA: Fogarty, N., 
Eaton, N., Belzer, D. & Ohland, G.

Evans, J.E, & Pratt, R.H. (2007). Traveler response to trans
portation system changes: Transit-oriented development. 
Washington, DC: Transportation Research Board (Transit 
Cooperative Research Progtam Report 95).

Freeman, L. (2005). Displacement or succession? Residential 
mobility in gentrifying neighborhoods. Urban Affairs 
Review 40 (4), 463-491.

Giuliano, G (2000). Residential location differences in 
people of color In Travel patterns of people of color. 
Columbus, OH: Battelle (Prepared for the US Department of 
Transportation, Federal Highway Administration).

Harrell, R., Brooks, A. & Nedwick, T. (2009). Preserving 
affordability and access in livable communities: Subsidized 
housing opportunities near transit and the 50+ population. 
Washington, DC: A ARP Public Policy Institute.

Istrate, E., Puentes, R & Tomer, A. (2010). Commuting.
In State of metropolitan America: On the front lines of 
demographic transformation. Washington, DC: Metropolitan 
Policy Program at Brookings.

Jackson, K. (1985). Cmbgrass Frontier. New York: Oxford 
University Press.

Center for Transit Oriented Development. (2008b). Realizing 
the potential: One year later - Housing opportunities near 
transit in a changing market. Oakland, CA; Ihorne-Lyman, 
A., Nemirow, A., Wood, J. & Hickey, R.

Center for Transit Oriented Development, (2009a). Destina
tions matter: Building transit success. Oakland, CA

Center for Transit Oriented Development. (2009b). Mixed 
Income housing near transit: Increasing affordability with 
location efficiency.

Center for Transit Oriented Development. (2006). Preserving 
and promoting diverse transit-oriented neighborhoods. 
Oakland, CA: Heffernan, K. (ed ).

62 DUKAKIS CENTER FOR URBAN AND REGiONAl POLICY

http://www.livingcities.org/Ieadership/trends/transit


Kahn, M., (2007). Gentrification trends in new transit- 
oriented communities: Evidence from 14 cities that 
expanded and built rail transit systems. Real Estate 
Economics, 35 (2), 155-182.

Metropolitan Transportation Commission. (2007). 
Reforming parking policies to support smart growth. Oakland, 
CA: Metropolitan Transporation Commission.

Pucher, J, & Renne, J. (2003). Socioeconomics of urban 
travel: Evidence from the 2001 NHTS. Transportation 
Quarterly, 57 (3), 49-77.

Quigley, L. (2010). Preserving affordable housing near transit: 
Case studies from Atlanta, Denver, Seattle and Washington, 
D.C.. Columbia, MD: Enterprise Community Partners.

Rooerto, E. (2008). Commuting to opportunity: The working 
poor and commuting in the United States. Washington, DC: 
Metropolitan Policy Program at Brookings.

Soursourian, M (2010). Equipping communities to achieve 
equitable transit-oriented development. Community Invest 
ments, 22 (2), 22-27.

Turner, M. A.& Rawlings, L. (2009). Promoting neighborhood 
diversity: Benefits, barriers and strategies. Washington, D.C.: 
The Urban Institute.

Kilpatrick, J.A., Throupe, R.L., Carruthers, J.I. & Krause, A 
(2007). The impact of transit cor ridors on residential 
property values. Journal of Real Estate Research, 29 (3), 
303-320

Kneicn, R. and Pollack, M.. 2009, Making Affordable Housing 
at Transit a Reality: Best Practices in Transit Agency Joint 
Development. Denver, CO (FRESC).

Kolko, J. (2007). The determinants of gentrification.
San Francisco, CA: Public Policy Institute of California.

Krizek, K. J & El-Ceneidy, A. (2007) Segmenting prefer
ences and habits of transit users and non-users. Journal of 
Public Transportation, 10 (3), 71-94.

Lin, J. (2000). Gentrification and Transit in Northwest 
Chicago. Transportation Research Quarterly, 56 (4), 175 1S1

Lin, J & Liang K. (2008). What neighborhood are you in? 
Empirical findings of relationships between household travel 
and neighborhood characteristics. Transportation, 35,
739 758.

Weinberger, R.. Kaehny, J„ 8c Rufo, M., 2010. U.S. parking 
policies: An overview of management strategies (Institute for 
Transportation and Development Policy).

McKinnish, T, WaJsh, R. & White, K. (2008). Who gentrifies 
low-income neighborhoods? Cambridge, MA: National 
Bureau of Economic Research (Working Paper 14026).

Tne Dukakis Center s Policy Tooikit for Equitable Transit-Rich Neighuorhooas builds on (aria links to) several 
excellent policy resources that have been developed to deal with various aspects of affordable housing, 
transit-oriented development and equitable development. These include:

■ The Center for Housing Policy's Housingpolicy.org Toolbox for Increasing the Availability of Affordable Homes;
www.housingpolicy.org/toolbox/affordability.html

■ The Center for Transit-Oriented Development's Tools section in its Mixed-Income Transit-Oriented 
Development Action Guide; and
www.mitod.org/tools.php

■ PoiicyLink's Transit-Oriented Development section in its Equitable Development Toolkit
www.policylink.org/site/c.lklXLbMNJrE/b.5137373/k.E65E/

R
ES

O
U

R
C

ES

http://www.housingpolicy.org/toolbox/affordability.html
http://www.mitod.org/tools.php
http://www.policylink.org/site/c.lklXLbMNJrE/b.5137373/k.E65E/


Northeastern University
Dukakis Center for Urban 
and Regional Policy

Dukakis Center for Urban and Regional Policy
343 Holmes Hall 
360 Huntington Avenue 
Boston, MA 02115 
www.neu.edu/dukakiscenter

With the generous support of the 
Rockefeller Foundation.

http://www.neu.edu/dukakiscenter


6/5/2018 Costs and delays mount for downtown L.A. subway link

ADVERTISEMENT

L.A. NOW CALIFORNIA

Costs and delays mount for downtown L.A. 
subway link

By LAURA J. NELSON
, NCV 12, 2015 | 2:44 AM * C3 1+

■MiX

*/1 ■SawT J-j
'4% j ' ' 

! .

■ •••jr t‘-j
1

■ ■ I i.f -1 r-cik *■ - ' *:: ’ - p■ >
L7 .

. :
rvj. -

yt--
. ^

L
f?3 £L'c ■ L ■ ,x-

EAT | SEE | HEAR
Enjoy movies, food and musicLA EVENTS GET TICKETS

1/10http, //www.latimes.com/local/1 anow/la-me-regional-connector-20151112-story.html

http://www.latimes.com/local/1


6/5/2018 Costs and delays mount for downtown L.A. subway link

A $i.4-billion downtown subway project designed to seamlessly connect three of Los Angeles 
County's far-reaching rail lines has been hailed as the missing link in Metro's expanding mass transit 
network.

But before tunneling has begun, the Metropolitan Transportation Authority is reporting cost 
overruns and schedule delays on the 1.9-mile Downtown Regional Connector.

ADVERTISEMENT

Complications with the relocation of electricity lines and other underground utilities have eaten 
through about half of the project's $92.7-million reserve for unexpected cost increases, a fund that 
was supposed to last five more years.
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The problems could delay the regional connector's projected late 2020 opening date by at least six 
months, according to a new Metro analysis. The report indicates the estimated $i.42-biliion price tag 
for the subway connection needs to grow by $130 million, or 9%, to cover the added expenses and 
replenish the reserve fund,
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overruns so early in the process do not bode well for the four to five years of heavy construction to 
come on a line that will snake from the 7th Street subway station north of Staples Center to the 
eastern edge of Little Tokyo, near Union Station.

"Frankly, construction authorities have ample experience with this," said James E. Moore II, a USC 
professor who studies engineering and transportation. "There are always unexpected costs 
much so that one could argue, they shouldn't be unexpected."

so

It would probably be wiser for Metro and other agencies to budget larger reserves for unforeseen 
contingencies at the front end of projects, Moore said. '"But there's always pressure to forecast a 
somewhat optimistic cost," he added, "because it makes approving the project more palatable."

The cost overruns come at a sensitive time for Metro, which is in the middle of an unprecedented 
boom in rail construction. Five separate rail projects are in progress, including lines to Santa Monica, 
Inglewood, Azusa and L.A.'s Mid-Wiishire district.

/s

The downtown subway is seen as the linchpin of this network, allowing passengers to seamlessly 
move through downtown without changing trains. Right now, for example, passengers coming from 
Long Beach must get off the Blue Line and transfer to the Red Line, then the Gold Line, to reach 
Pasadena or East L.A.

The revised budget and schedule projections 
for the connector were disclosed as Metro 
considers asking voters to approve another 
half-cent tax increase that could raise an 
additional $120 billion for transportation 
projects.

If you’re digging up streets in 
downtown Los Angeles, be 
prepared for a circus.

Metro officials acknowledge the early 
difficulties on the connector, but point to 
their successful completion of major transit 
projects stretching across the county.

- JIM MOORE, USC PROFESSOR WHO STUDIES 
ENGINEERING AND TRANSpORTATlO

* liShare quote & link
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"These kinds of stumbles that we're having here are very common in construction projects, but 
especially when you're doing it in a huge business area, in a downtown environment," said Metro 
spokeswoman Pauletta Tonilas. "It's not a surprise that we've hit some bumps in the road."

/\

Major transportation projects in Los Angeles, both highway and rail, have tended to go over budget. 
In the 1990s, the $4.7-billic-n Metro Red Line subway from Union Station to North Hollywood was 
plagued with cost overruns and delays, partly caused by a sinkhole in Hollywood.

The Expo Line from downtown to Culver City cost $978 million, about 52% more than its original 
$640-millio:i price tag. And the infamous 405 Freeway widening is facing cost increases beyond its 
current $i.i-billion budget as Metro works to settle claims filed by the contractor.

In the Metro report, staff noted the regional connector's original budget of $1.36 billion was "set very 
early in the process" because the agency was seeking to "expedite" the approval of federal funding.

N/

ADVERTISEMENT

Indeed, early last year, the Federal Transit Administration provided $893 million in grants and low- 
interest loans, covering more than 60% of the project cost. In return, Metro agreed that the regional 
connector would begin carrying passengers by May 29, 2021.

/\

That date gave Metro about five months of wiggle room in the construction schedule for unplanned 
delays.

Now, meeting the May 2021 deadline looks unlikely, the report says. The connector could open 10 
months late, although the proposed $i30-million increase could help reduce delays.
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"We don't anticipate any issues with the FTA funding," Tomlas said in an interview. "The FTA has a 
vested interest in the projects that they fund just as much as we do."

Mentioning the possibility of delayed or revoked funding in the staff report, she said, was "in the 
spirit of full disclosure."

Where the money would come from to fund a $i3omillion cost increase is still uncertain 
Restrictions included in two of the special voter-approved sales taxes used to fund Metro ban use of 
the revenue for subterranean projects Metro staff has recommended cutting funding or delaying a 
future highway or transit project, but has net specified which.

The regional connector will add three new train stations in downtown Los Angeles at 1st Street and 
Central Avenue, 2nd Street and Broadway, and 2nd and Hope streets. Officials say the connector is 
expected to increase rail ridership by 17,000 boardings a day.

Like all such projects, construction began with the relocation of power, gas and telecommunications 
lines to make way for tunneling equipment.

That can be one of the costliest and most unpredictable parts of major public works projects. Crews 
often discover deteriorating wires, old wells and below-ground remnants from long-gone structures.

1 If you're condemning land in a remote area of the Central Valley, the risks of utility problems are 
low," said USC's Moore. "If you're digging up streets in downtown Los Angeles, be prepared for a 
circus."

Crews had planned to leave electrical lines underneath 2nd Street and Broadway rather than move 
them out of the way, Metro staff said. But the deteriorated condition of lines required that they be 
replaced, at an added cost of nearly $27 million.

Since Metro selected a contractor, the agency has made nine changes to the contract, totaling $35.7 
million more, staff said.

In the internal report, Metro staff said they would work with federal officials to conduct a detailed 
risk assessment' of potential future costs and delays for the regional connector.

And by 2018, the report noted, Metr o may need to seek "additional funding resources" for the 
project.

laura.nelson&latirnes.com
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For more transportation news, follow falaura nelson on Twitter.
/\
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INITIATIVE ORDINANCE JJJ

AFFORDABLE HOUSING AND LABOR STANDARDS FOR GENERAL PLAN 
AMENDMENTS AND ZONING CHANGES. INITIATIVE ORDINANCE.

The proposed ordinance would provide that' 1) development projects with 10 or more residential 
units are not eligible for general plan amendments or certain zoning changes unless the project 
(a) includes a component of affordable housing or the developer pays in-lieu fees into the City’s 
Affordable Housing Trust Fund (AHTF), and (b) complies with labor standards regarding using 
licensed contractors, paying prevailing wages and hiring workers from local and disadvantaged 
areas and State-approved apprenticeship programs; 2) nothing in the Municipal Code’s provision 
regarding general plan amendments shall restrict amendments for above-described projects 
located in regional centers, downtown centers, industrial zones or near major transit stops; 3) 
the City assess the impacts of community plan changes on affordable housing and local jobs 
and create and monitor affordable housing inventories within community plan areas; 4) AHTF 
projects comply with the above-described labor standards, and 5) tne City create an affordable 
housing incentive program for developments iocated near major transit stops.

ORDINANCE NO.

THE PEOPLE OFTHE CITY OF LOS ANGELES 
DO ORDAIN AS FOLLOWS:

Section 1. Name. This ordinance initiative shall be known and may be cited as “The Build 
Better LA Initiative,” and shall be referred to herein as “the Build Better LA Initiative” or “this 
Ordinance.”

Sec.2. Findings. The People of Los Angeles hereby find.

The City of Los Angeles nas seen a surge in homeless individuals and families who are 
forced to sleep on our streets, in our parks, and below our bridges. While LA has had the 
unfortunate distinction of being the nation’s homeless capital for quite some time, the current 
situation has Decome so dire that City leaders considered declaring a State of Emergency. At 
last count, nearly 26,000 Angelenos were homeless, including those suffering from various 
medical challenges, people of color, families with children, and individuals who are employed. 
While their backgrounds and stories are as diverse as the population of LA, they share a 
common struggle with the majority of LA residents who are struggling to afford skyrocketing 
rents A recent study from the University of California, Los Angeies shows that Los Angeles, 
which has the highest percentage of renters in the nation, is also now the least affordable 
rental market in the nation Another study from Harvard University states that at least half of all 
households in LA are rent burdened, or spending more than 30% of their monthly income on 
housing, with significant numbers paying more than 50% of their income for housing costs. With 
average rents nearing $2,000 per month, research, has found that an individual must earn over 
$30 per hour to afford the rent for a one bedroom apartment in LA and a working family must 
earn over $88,000 per year to afford the rent for a two-bedroom apartment in LA - amounts that
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are out of reacn for a city where nearly a quarter of its residents are in poverty and the median 
income is less than $28,000 per year

Despite the tremendous need for the construction of new housing, especially for those 
with extremely low, very-low, and low incomes, LA continues tc struggle with capacity. The City 
expects to fall far short of its need for affordable housing - orojecting that it may meet only 26% 
of the housing needed for lower-income households while exceeding the need for wealthier 
households In May 2014, Southern California Association of Nonprofit Housing (SCANPH) 
released a report showing that the LA region had a shortfall of nearly 500,000 units of affordable 
housing available to low and very-low income residents. Southern California Association of 
Governments (SCAG) estimated that LA had a shortage of over 82,000 housing units, which 
according to the City’s calculations, necessitates production of nearly 11,000 units pe*- year, 
half of which would be affordable. Unfortunately, the City only has the funding to build 500 units 
annually and that could drop to 250 in the coming years. In other words, LA does not have the 
available building stock to address the homeless and affordable housing crisis.

The acute shortage of affordable housing available to those who are homeless or low 
income is not a r.ew phenomenon and has many causes. Among the many reasons are a lack 
of public financing for affordable housing and an outdated general plan that does not provide 
incentives to ouild the type of housing we need. Cities like LA have been devastated by the 
dissolution of the Community Redevelopment Agency (CRA). In fiscal year 2009-2010, CRAs 
tnroughout California deposited over $1 billion into accounts for low and moderate income 
housing. With the CRA being dissolved, cities and counties lost their most reliable funding 
source for projects that house residents with low to moderate incomes. The City’s Affordable 
Housing Trust Funa (AHTF) was created in 2000 to fund the construction and preservation of 
affording housing Available funding in the Trust Fund has dipped below $20 million, far below 
the amount needed to meet the current demand. Given losses in funding, maximizing iand use 
strategies and incentives for both producing and preserving affordable housing is crucial.

Unfortunately, LA has an outaated General Plan, based upon cooes that were developed 
in the aftermath of World War II. While the City’s population has doubled from less than 2 million 
to nearly 4 million in 5 decaoes, the rules that govern construction keep LA locked into a small- 
city framework. 60% of LA is covered by a mix of mismatched zoning regulations. We need 
and deserve a General Plan and zoning codes that address our current challenges, while also 
embracing the diverse and dynamic city that LA is today and will continue to be in the future.

Cities across the nation have sought to encourage residential development for all income 
levels around major transit areas and along mixed-use boulevards As we fight to add more 
affordable housing, now units must also be located in strategic locations such as areas near 
major transit stops in order to provide our workers, seniors and students witn affordable and 
convenient travel on a daily basis. By doing so, we also promote healthy, safe, walkable, and 
sustainable spaces at all economic ievels. Current residents of transit-rich neighborhoods in 
the City are three times as likely to use transit, walk, or Dike to work, significantly more lixely to 
be renters, typically make less than $30,000 per year, and are the groups most susceptible to 
displacement when property values rise and trigger higher rents.
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The City’s General Plan encourages prov.sion of sufficient iand use and density to 
accommodate an adequate supply of housing units to meet projected housing needs and 
encourages location of new housing near transit stations and corridors and within high activity 
areas wnile also protecting ano preserving low-density neighborhoods. (See, e.g. Framework 
Element Policy 4.1.1, Objectives 4.2 and 4.3). Tho City’s General Plan Housing Element also 
sets forth a primary goal of creating “[a] City where housing production and preservation result 
in an adequate supply of ownership and rental housing that is safe, healthy and affordable to 
people of all income levels, races, ages, and suitable for their various needs.” Recognizing that 
affordable housing is a matter of statewide concern, the City’s Housing Element encourages 
increasing the supply of affordable and mixed-income housing through land use programs, 
preserving affordable and rent-stabilized housing, particularly along transit corridors (See, e.g., 
Policy 1.2.2 and 1.2.8), and promoting sustainable neighborhoods that have mixed-income 
housing, jobs, amenities, services, and transit, and targeting housing resources, policies, and 
incentives to include affordable housing in residents development, particularly in mixed use 
development, Transit-Oriented C'stricts and designated Centers. Program 8, Objective 2.2, 
Policy 2.5.1. In furtherance of these General Plan policies and programs, a primary purpose of 
this ordinance is to create mixed-income development and encourage on-site affordable housing 
in market rate development projects within Transit-Oriented Districts and designated Centers. 
The development of mixed-income housing increases social and economic integration, and 
creates a healthy jcb and housing balance by locating afforcaole nousing close to employment 
centers

As LA continues to suffer through a homeless and affordable housing crisis, we need a 
General Plan and zoning codes that create incentives for projects that create affordable housing 
and provide local jobs at the income levels needed to pay the rents found throughout the City. In 
a city with widespread poverty, we must build more affordable housing and as result, create the 
local jobs necessary to raise families out of poverty. The City’s General Plan aims to maintain 
the balance of local job creation and housing development. Chapter 7 of the General Plan 
states, “If the jobs/housing ratio deciines, that is, if the number of jobs declines in relationship to 
the number of housing units, then the City’s economic vitality may spiral downward. If the jobs/ 
housing ratio increases, that is, if the number of jobs increases in relationship to the number of 
housing units, the housing shortage and the need for affordable housing would be exacerbated.” 
LA recognizes that increasing housing must also be connected to similar increases in local jobs. 
To ersure affordability, we must also make sure that the jobs created from the construction 
boom pay good, family-supporting wages. Each development which contributes to affordable 
housing and good jobs tnrough the provisions of this Initiative augments the City’s housing 
mix, helps to increase the supply of housing for all economic segments of tne community, and 
supports a balanced community which is beneficial to the public health, safety and welfare of the
City.

Now THEREFORE, based upon these findings the people declare that the City adopt the 
legislation contained herein in order to address our homeless and affordable housing crisis, 
while also creating good jobs with family-supporting wages.
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Sec. 3 Affordable Housing and Good, Local Jobs.

Subdivision B of Section 11.5.6 of Article 1.5 of the Los Angeles Municipal Code is 
amended to read as follows:

SEC. 11.5.6. GENERAL PLAN.

Pursuant to Charter Section 555, tne City's comprehensive General Plan may be 
adopted, and amended from time to time, either as a whole, by complete subject elements, 
by geographic areas or by portions of elements or areas, provided that any area or portion 
of an area has significant social, economic or physical identity.

Amendments. Amendments to the General Plan of the City shall be imtiateo, 
prepared and acted upon in accordance with the procedures set forth in Charter Section 
555 and this section.

A.

Initiation of Plan Amendment. As provided in Charter Section 555, an 
amenament to the General Plan may be initiatea by the Council, the City Planning 
Commission or the Director of Planning, Initiations by the Council or City banning 
Commission shall be by majority vote. If an amenament is initiated by the Council or 
City Planning Commission, then it shall be transmitted to the Director for report and 
recommendation to the City Planning Commission.

B.

Whether initiated by the Director, the Council or the City Planning Commission, the 
Director shall prepare the amendment and a report recommending action by the City 
Planning Commission. The report shall contain an explanation of the reasons for the action 
recommenaea

After the Director prepares a Plan amendment and report, the Director snail transmit 
the file to the City Planning Commission for its action. Nothing in this section shall restrict 
the adoption of a General Plan amendment which permits the development of a project if:

The project (a) is located in an area classified on January 1,2016, 
as a Regional Center, a Downtown Center, in an area zoned as Industrial, or a Major 
Transit Stop including all land within a one-half mile radius of a Major Transit Stop; 
or (b) each, residential unit in the project, exclusive of a manager’s unit or units, is 
affordable to, and occup:ed by, either a Lower or Very Low Income household;

1.

All building and construction work on the project will be performed 
at all tiers by contractors which (a) are licensed by the State of California and the City 
of Los Angeles; (b) shall make a good-faith effort to ensure that at least 30% of ail their 
respective workforces’ construction workers’ hours of Project Work shall be performed

2.
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by permanent residents of the City of Los Angeies of which at least 10% of all their 
respective workforces' construction workers’ hours of Project Work shall be performed 
by Transitional Workers whose primary place of residence is within a 5-rrile radius of 
the covered project; (c) employ only construction workers which possess all licenses 
and certifications required by the State of Calhornia and the C:ty of Los Angeles; (d) 
pay their construction workers performing project work the wages prevailing in the 
project area determined pursuant to California Labcr Code § 1770; and (e) have at 
least 60% of their respective construction workforces on the project from: (1) workers 
who have graduated from a Joint Labor Management apprenticeship training orogram 
approved by the State of California, or have at least as many hours of on-the-job 
experience in the applicable craft which would be required to graduate from such a 
state-approved apprenticeship training program, and (2) registered apprentices in an 
apprenticeship training program approved by the State of California or an out-of-state, 
federally-approved apprenticeship program; and

If the General Plan amendment results in increased allowable 
residential floor area, density or height, or allows a residential use where previously 
not allowed, projects with ten or more residential dwelling units shall also provide 
affordable housing consistent with the provisions of Section 5 of the Build Better LA 
Initiative.

3.

For the purposes of this Section the following terms have the meaning shown:

“Transitional Worker” means an individual who, at the time of commencing work on 
the project, resides in an Economically Disadvantaged Area or Extremely Economically 
Disadvantaged Area and faces at least two of the following barriers to employment- (1) 
be;ng homeless; (2) being a custodial singie parent; (3) receiving public assistance; (4) 
lacking a GED or high school diploma; (5) having a criminal record or other involvement 
with the criminal just'ce system; (6) suffering from chronic unemployment; (7) emancipated 
from the foster care system; (8) being a veteran; or (9) being an apprentice with less than 
15% of the apprenticeship hours required to graduate to journey level in a program.

“Economically Disadvantaged Area” means a zip code that includes a census tract 
or portion thereof in which the median annual household income is less than $40,000 per 
yeai, as measured and reported oy the U.S. Census Bureau in the 2010 U.S. Census and 
as updated by the parties upon the U.S. Census Bureau issuing updated Median Annual 
Househo'd Income data by census tract in the American Community Survey.

“Extremely Economically Disadvantaged Area” means a zip code that includes a 
census tract or portion thereof in which the median annua! household income is less than 
$32,000 per year, as measured and reported by the U.S. Census Bureau in the 2010 U.S 
Census and as updated by the parties upon the U.S. Census Bureau issuing updated 
Median Annual Household Income data by census tract in the American Community 
Survey.
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The Department of Public Works, Bureau of Contract Administration shall bear 
administrative responsibilities for tne labor standards required by this section.

C. Action by City Planning Commission on Proposed Amendments.

Notice and Hearing. Before the City Planning Commission acts 
on a proposed Plan amendment and the Director’s recommendation, the matter shall 
be set for a public hearing. The City Planning Commission may hold the hearing itself 
or may direct the Director to nold the hearing. In either event, notice of the time, place 
and purpose of the hearing shall be given by at 'oast one publication in a newsoaper 
of general circulation in tne City (designated for this purpose by the City Clerk), at 
least ten days prior to the date of the hearing. Not'ce shall also be mailed to any 
person requesting notice of the hearing.

1.

At the time of the hearing, the City Planning Commission or the Director 
shall hear public testimony from anyone wishing to be heard on the matter. The 
City Planning Commission or the Director may continue the hearing to another 
date announced publicly at the hearing being continued; no additional notice of 
the continued hearing need be given If the hearing is conducted by the Director, 
he or she shall submit a report to the City Planning Commission summarizing the 
information received. The report may also contain a recommendation to the City 
Planning Commission regarding its action on the proposed amendment The Director 
shall file his or her report with the City Planning Commission after the close of the 
hearing.

City Planning Commission Action. After receiving the
Director's report, or after the close of a public hearing conducted by the City Planning 
Commission, the City Planning Commission shall recommend to the Mayor and the 
Council that the proposed amendment be approved or disapproved in whole or in part. 
The City Planning Commission’s report to the Mayor and tne Council shall set forth 
the Commission’s reasons for its recommendation.

2.

The City Planning Commission shall act within 90 days after receiving the 
Director’s report pursuant to Subsection B. If the City Planning Commission fails to ao 
so, the City Planning Commission’s failure to act shall be deemed a recommendation 
for approval of the Plan amendment.

If the City Planning Commission recommends approval of any proposed 
Plan amendment or disapproval of either a proposed amendment initiated by the 
Director or the Council, the Commission shall transmit as soon as possible those 
actions to the Mayor for consideration and report to the Council. If the City Planning 
Commission recommends the disapproval of a Plan Amendment initiated by it, the 
City Planning Commission shall report its decision to the Council and Mayor
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Action by the Mayor on Proposed Amendments. Within 30 days atter 
receipt of the City Planning Commission’s recommendation, the Mayor shall make a 
recommendat:on to the Council on the proposed pian amendment. The Mayors report 
to the Council shall set forth the Mayor’s reasons for his or her recommendation. If the 
Mayor does not act within the 30-day period, the Mayor’s inaction shall be deemed a 
recommendation for approval of the Plan amendment.

D.

Action by the Council on Proposed Amendments. After receiving the 
recommendations of the City Planning Commission and the Mayor, or at the expiration 
of ihe 30-day period for the Mayor to act, the Council shall hold a public hearing on the 
proposed Plan amendment.

E.

After the close of the public nearing, the Council may do either of the following:

Approve or disapprove the Plan amendment in whole or in pad in 
accordance with Charter Section 555(e); or

1.

Propose changes to the Plan amendment.2

The Council shall take either of these actions within 75 days after receiving the 
recommendation of the Mayor, or within 75 days after the expiration of the Mayer’s time to 
act if fhe Mayor has not made a timely recommendation. The failure of the Council to act 
within that 75-aay period shall constitute a disapproval of the Plan amendment

In accordance with Charter Section 555(e), if Doth the City Planning Commission 
and the Mayor recommend approval of a proposed amendment, the Council may adopt 
the amendment by a majority vote If either the City Planning Commission or the Mayor 
recommends the disapproval of a proposed amendment, tne Council may adopt the 
amendment only by at least a two-thirds vote. If both the City Planning Commission and 
the Mayor recommend the disapproval of a proposed amendment, the Council may adopt 
the amendment only by at least a three-fourths vote.

Proposed Changes by the Council. It the Council proposes changes to 
the Plan amendment that differ from the amendment as initiated or the recommendation 
of tne City Planning Commission, the matter shall be returned simultaneously to the City 
Planning Commission and the Mayor for their recommendations on the proposed changes. 
In acting on those changes, the City Planning Commission ana the Mayor shall follow 
the procedures set forth above for their initial action. The City P'anning Commission 
shall act within 60 days of receipt of the Council’s proposea change. The Mayor shall 
act within 30 days of the receipt of the City Planning Commission's recommendation on 
the prooosed change, or the expiration of the time for the City Planning Commission to 
act if the Commission fails to maKe a timely recommendation. If either the City Planning 
Commission or the Mayor does not act within the time period, that inaction shall be deemed

F.
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a recommendation of approval of the proposed changes The recommendations of the 
Commission and the Mayor on any changes made by the Council shall affect only those 
changes. The Council shall act to approve or disapprove, in whole or in part, the Plan 
amendment, including the Council’s changes, within 120 days after receiving both the 
City Planning Commission’s and the Mayor’s recommendations on the Council s proposed 
changes, or the expiration of their time to act on those changes.

Sec. 4. Requirement for Plan Updates and Consistency.

Section 11.5.8 of Article 1.5 of the Los Angeles Municipal Code is amended to read as
follows:

SEC. 11.5.8. GENERAL PLAN REVIEW.

Planning Areas. The City is hereoy divided into 37 planning areas. Each 
planning area constitutes an area for which either a community plan, a district plan, or other 
portion of the Lana Use Element of the General Plan has been adopted by the City. The 
boundaries of each planning area shall be those of the applicable adopted community or 
district plan, or other portion of the Land Use Element of the General Plan as they existed 
cn enactment of this section. These boundaries may be only changed by amendment to 
the General Plan pursuant to the procedures set forth in Section 11.5.6 of this Code. No 
amendment to a plan for any of the 37 planning areas, including reduction in the number 
of such areas, cnanges in their respective boundaries, land uses permitted within or at any 
particular locahon in any such area, or any otner material change, may be made until the 
completion of a comprehensive assessment of such proposed changes by the Planning 
Department to ensure that such changes do not:

A.

Reduce the capacity for creation and preservation of affordable1
housing and access to local jobs; or

Undermine California Government Code Section 65915 or any 
other affordable housing incentive program; and

2

The changes must induce a program to create and monitor an inventory of units within 
the Community Plan Area that are: subject to a recorded covenant, ordinance or law that 
restricts rents to levels affordable to persons and families of Lower or Very Low-Income; 
subject to the City Rent Stabilization Ordinance; and/or occupied by Lower-Income or Very 
Low-Income households.

Action on Proposed Amendments. The City Planning Commission 
shall receive the assessment by the Planning Department and shall by vote make a 
recommendation to accept or reject the amendment. The Commission’s recommendation 
will be received by City Council and the Council shall vote to either accept or reject the

B.
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proposed amendment Tne current plans tor the 37 planning areas shall remain in full force 
and effect until or unless the City Council votes to amend them in accordance with this 
section.

Sec. 5. Affordable Housing and Good Jobs,

A. The following section shall be added into the Los Angeles Municipal Coae The 
Los Angeles City Council shall have authority to make non-substantive modifications to the 
language contained within this Initiative solely to conform to the Los Angeles Municipal Code, 
to the extent necessary. Any such non-substantive modifications, including re-numbering, shall 
not be required to go through any further voter approval process

SEC. 11.5.11. AFFORDABLE HOUSING.

Affordable Housing. To be eligible for a discretionary General Plan 
amendment pursuant to Subdivision B of Section 11.5.6 of the Los Angeles Municipal 
Code or otherwise, or any zone change or height-district change that results in increased 
allowable residential floor area, density or height, or allows a residential use where 
previously not allowed, Projects with ten or more residential dwelling units shall meet one 
of the following on-site affordability provisions, or satisfy one of the alternative options in 
subdivision (b) and shall comply with the job standards in subdivision (i).

(a)

Rental Projects shall provide the following:1

No less than the affordability percentage corresponding 
to the level of density increase as provided in California Government Code 
Section 65915(f), inclusive of any Replacement Units; or

(i)

If the General Plan amendment, zone change or height 
district change results in a residential density increase greater than 35%, 
tnen the Project snail provide no less than 5% of the total units at rents 
affordable to Extremely Low Income households, and either 6% of the total 
units at rents affordable to Very Low Income households or 15% of the 
total units at rents affordable to Lower income households, inclusive of any 
Replacement Units; or

(ii)

If the General Plan amendment, zone change or height 
district change allows a residential use where not previously allowed, then 
the Project shall provide no less than 5% of the total units at rents affordable 
to Extremely Low Income households, and either 11% of tne total units at 
rents affordable to Very Low Income households or 20% of the total units at 
rents affordable to Lower Income households, inclusive of any Replacement 
Units

(iii)
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For-sale Projects shall provide the following:2.

(i) No less than the affordability percentage corresponding 
to the level of density increase as provided in California Government Code 
Section 65915(f), inclusive of any Replacement Units; or

If the general plan amendment, zone change or height 
district change results in a residential density increase greater than 35% or 
allows a residential use where not previously allowed, then the Project shall 
provide no less than 11% of the total units at rents affordable to Very Low 
Income households, or 20% of the total units at rents affordable to Lower 
Income households, or 40% of the total units at rents affordable to Moderate 
Income households, inclusive of any Replacement Units.

(ii)

100% affordable. Eacn residential unit in the Project, exclusive 
ot a manager’s unit or units, is affordable to, and occupied by, either a Lower or Very 
Low Income household.

3.

Projects with both for-sale and rental units. When a Project 
includes Doth for-sale and rental dwelling units, the provisions of this Section that 
apply to for-sale residential development shall apply to that portion of the Project 
that consists of for-sale dwelling units, whi.e the provisions of this Section that apply 
to rental dwelling units shall apply to that portion of the development that consists of 
renta, dwelling units.

4.

All Projects qualifying for development bonuses pursuant to this Section shall be 
required to meet any applicable replacement requirements of California Government Code 
Section 65915(c)(3).

A Developer seeking and receiving a density or development bonus under the 
provisions of California Government Code Section 65915 or any other State or local 
program that provides development bonuses shall not be eligible for the development 
bonuses pursuant to this Section. For purposes of this provision, development bonuses 
shall include discretionary General Plan amendments, zone changes, and height district 
changes.

Alternative compliance options. A Project may sat.sfy the affordability 
provisions of this section through the following off-site options in lieu of providing affordable 
units on site

(b)

Off-site Construction. The affordability provisions of this Section 
may be satisfied by constructing off-site affordable units at the following rate:

1.
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No iess than the same number of on-site affordable 
units, at the same or greater mix of unit type and affordability levels as 
provided in paragraph (a), if constructed within one-half mile of the outer 
edge of the Project;

(i)

No less than 1.25 times tne number of on-site affordable 
units, at the same or greater mix of unit type and affordability levels as 
provided in paragraph (a), if constructed within 2 miles of the outer edge of 
the Project;

(ii)

(iii) No less than 1.5 times the number of on-site affordable 
units, at the same or greater mix of unit type and affordability levels as 
provided in paragraph (a), if constructed within 3 miles of the outer edge of 
the Project.

The off-site units created pursuant to tnis paragraph must be on a site 
that is zoned for residential development at a density to accommodate at least the 
number of otherwise required units; is suitable for development of the units in terms 
of configuration, physical characteristics, location, access, adjacent uses and other 
relevant planning and development criteria; and environmental review has been 
completed to the satisfaction of the City prior to acceptance of the site by the City. The 
development of off-site affordable units shall include integration of community space 
and services as required by the Housing and Community Investment Department 
for comparable affordable housing development. The first Certificate of Occupancy 
for the off-site units shall do issued prior to or concurrent with the first Certificate of 
Occupancy for the original Project. In no event shall the Certificate of Occupancy 
for the market rate units for the original project be issued prior to the Certificate of 
Occupancy for the affordable off-site units. Individual affordable units constructed as 
part of an off-s'te project under this Section shall net receive development subsidies 
from any Federal, State or local program establisned for the purpose of providing 
affordable housing, and shall not be counted to satisfy any affordable housing 
requirement for the off-site development. Other units in the same offsite project may 
receive such subsidies, in addition, subsidies may be used, only with the express 
written permission by the Department of Housing and Corrimunity Investment, to 
deepen the affordability of an affordable unit beyond the level of affordability required 
by this Section.

Off-site Acquisition. The affordability provisions of this Section 
may be satisfied by the acquisition of property containing At-Risk Affordable Units and 
converting the units to non-profit, Community Land Trust, and/or tenant ownership 
prior to issuance of the Certificate of Occupancy for the original Project. Prior to 
transferring ownership to a qualified entity, the At-Risk Affordable Units shall achieve a 
minimum of a C2 rating based on the Fannie Mae Uniform Appraisal Dataset Property 
Condition Ratings, as assessed and certified by the Housing and Community

2.
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investment Department (HCID), or as required by HCID to oe completed by the 
Developer and subsequently certified by HCID. Any entity taking ownership of At- 
Risk Affordable Units pursuant to this Section snail record an affordability covenant, 
consistent with the provisions of subsection (d), guaranteeing affordability to Lower or 
Very Low Income Households. The number of At Risk Affordable Units that must be 
acquired and converted to non-profit or tenant ownership uncer this subdivision shall 
be as follows:

No less than the same number of on-site affordable 
units, at the same or greater mix of unit type and affordability levels as 
provided in paragraph (a), if acquired within one-half mile cf the outer edge 
of the Project;

(i)

No less than 1.25 times the numoer of on-site affordable 
units, at the same or greater mix of unit type and affordability levels as 
providec in paragraph (a), if acquired within 1 mile of the outer edge of the 
Project;

(ii)

No less than 1.5 times the number of on-site affordable 
units, and affordabil.ty levels as provided in paragraph at the same or 
greater mix of unit type if acquired within 2 miles of the outer edge of the 
Project

!n-Ueu Fee. The affcrdabmty provisions of this Section may be 
satisfied by the payment of a fee to the City in lieu of constructing the affordable 
units within the Project. The in lieu fee shall be determined by the City based on the 
following:

3.

The number of unns equivalent to 1.1 times the required 
numoer of on-site affordable units pursuant to paragraph (a), in the same 
proportion cf affordability, multiplied by the applicable Affordability Gap, as 
defined herein

(i)

No later than 90 days from the enactment of this 
ordinance, the City shall produce a study identifying the Affordability Gap 
■or rental and ownership units of each bearoom size (studio, 1 bedreom, 2 
bedroom and 3 bedroom) for each required affordability level. For rental 
housing, the study shall collect and determine, by unit type and affordability 
level, the following information from recently completed affordable 
housing projects funded by the City’s Affordable Housing Trust Fund: total 
development costs and operating expenses, The study shall also determine 
the amounts of permanent financing available based on restricted rents and 
prevailing interest rates. The difference between the total development cost

(ii)
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ana permanent financing amount shall be the Affordability Gaps per unit 
by unit type and affordaoility level. For ownership housing, the study shall 
identify the market median sales prices by unit type in the 37 Community 
Plan areas It shall determine the restricted sales prices of for-sale units by 
unit type and affordability level. The difference between the market median 
sales price and the restricted sales price shall be the Affordability Gaps per 
unit by unit type and affordability level.

The City shall adjust the fee every two years, based on 
the results of a new Affordability Gaps study (as defined Section 5(b)(3) 
(ii)). An Affordability Gaps study, tne proposed adjusted Affordability Gaps, 
and the adjusted fees snail oe published within 2 years of the date that the 
original Affordability Gaps study is released, and consecutively thereafter 
by the date that is 2 years after the release of the previous Gaps study.

(iii)

The fee is due and payable to the Affordable Housing Trust Fund at the time 
of and in no event later than issuance of the first building permit, concurrent with and 
proportional to project phases. The Developer shall have an option to defer payment 
of all or a portion of the fee upon agreeing to pay a Deferral Surcharge, with the fee 
and the Deferral Surcharge due and payable at the time of and in no event later than 
issuance of the Certificate of Occupancy. The Deferral Surcharge will be assessed at 
the Wall Street Journal Prime Rate plus 200 basis points at the time such fee is due, 
at the issuance of the building permit. The Deferral Surcnarge fee shall be deposited 
into the Affordable Hous.ng Trust Fund and accounted for and used as provided in 
Section (c).

Use of Funds. All monies contributed pursuant to this Section shall be 
deposited in the City's Afforaab'e Housing Trust Fund. All funds collected under this 
Section shall be used in the following manner:

(c)

Except as provided in Subdivision (2) below, the funds collected 
under this Section shall be used to create and/or preserve housing atfordable to 
Extremely Low-, Very Low-, and Lower-Income households.

1

The City shall designate and separately account for all Deferral 
Surcharge payments that it receives under this Section to support tne creation ana/ 
or preservation ot affordable housing within one-half mile of a Major Transit Stop 
("TOC area”), with priority to TOC Areas where there is a demonstrated decline in 
units affordable to and/or occupied by Extremely Low, Very Low and/or Lower Income 
households. Use of the Deferral Surcharge funds snail include but not be limited to 
the following:

2.
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Acquisition and/or remediation of land, and/or 
acquisition, construction, rehabilitation, and/or financing of housing units 
by a Community Land Trust or non-profit entity which guarantees perpetual 
affordability of these units for Extremely Low, Very Low and/or Lower-Income 
Households or a term of affordability of these units that has a duration of a 
minimum of 55 years.

(i)

Funding for proactive enforcement of the City’s Rent(")
Stabilization Ordinance.

Continuing Affordability/Standards for Affordable Units.(d)

All affordable rental housing units created or acquired pursuant 
to this Section shall be subject to an affordability covenant acceptable to the Housing 
and Community Investment Department, and recorded with the Los Angeles County 
Recorder, guaranteeing continuing affordability to the targeted income group for no 
less than 55 years. In addition, when units are acquired and conveyed pursuant 
to the Off-Site Acquisition option, the Developer and/or entity taking ownership of 
the units shall create and implement a plan to prevent involuntary displacement of 
current tenants. Affordable units provided under this Section shall be comparable 
to the market rate units in the Project (or off-site location in the case of off-site 
affordable units) in terms of unit type, number of bedrooms per unit, quality of exterior 
appearance, energy efficiency, and overall quality of construction.

1.

All for-sale housing units created pursuant to this Section shall 
be subject to an affordability covenant acceptable to the Los Angeles Housing and 
Community Investment Department, and recorded with the Los Angeles County 
Recorder, consistent with the for-sale requirements of California Government Code 
Section 65915(c)(2).

2.

A longer term of affordability may be required if the Project 
receives a subsidy which requires a longer term of affordability. If the duration of 
affordability covenants provided for in this subsection conflicts with any other 
government requirement, the longest duration shall control.

3.

Developer Incentives. In addition to the requested General Plan 
amendments, zone changes and/or height district changes, a Project that provides 
affordable housing consistent with this Section shall also be entitled to three incentives or 
concessions specified in California Government Code Section 65915(k) or the applicable 
Affordable Housing Incentive Program.

(e)

(f) Processing. A Project that provides affordable housing consistent with this 
Section shall be entitled to review and processing by the Expedited Processing Section 
of the Planning Department dedicated solely to processing entitlements for such Projects 
with the goal of expediting such Projects.
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City Council approved adjustments to affordable housing set-asides 
contained herein. The City may, by majority vote of City Council, adjust the affordable 
housing percentages set forth in this Section upon a showing of substantia] evidence 
that sucn adjustments are necessary to maximize affordable housing while ensuring a 
reasonable return on investment for Deveiooers.

(g)

Waiver/Adjustment. Notwithstanding any other provision of tnis Section, 
the requirements of this Section maybe waived or adjusted only if a Project applicant 
shows, based on substantial evidence, that compliance with its requirements would result 
in a deprivation of the applicant’s constitutional rights The applicant shall bear the burden 
of presenting substantial evidence to support the request and set forth in detail the factual 
and legal basis for the claim, including all supporting technical documentation.

(h)

In determining whetner an applicant has presented substantial evidence to support 
the request for waiver/adjustment, if upon legal advice provided by or at the behest of 
the City Attorney, it is determined that applying the requirements of this Section would 
effectuate an unconstitutional taking o( property or otherwise have an unconstitutional 
application to the property, the requirements of this Section shall be adjusted or waived 
only to tne extent necessary to avoid an unconstitutional result. If an adjustment or waiver 
is granted, any change in the use within the project shall invalidate the adjustment or 
waiver. If it is aeterminea that no violation of the United States or California Constitutions 
would occur through application of this Section, the requirements of this Section remain 
fully applicable.

(i) All building and construction work on tne project will be performed at all 
tiers by contractors wnich (a) are licensed by the State of California and the City of Los 
Angeles; (b) shall make a good-faith effort to ensure that at least 30% of all their respective 
workforces’ construction workers’ hours of Project Work shall be performed by permanent 
residents of the City of los Angeles of which at least 10% of all their respective workforces’ 
construction workers’ hours of Project Work shall be performed by Transitional Workers 
whose p-imary place of residence is within a 5-mile radius of the coverea project; (c) employ 
only construction workers which possess all licenses and certifications required by the State 
of California and the City of Los Angeles; (d) pay their construction workers performing 
project work the area standard wages in the project area; and (e) have at leas: 60% of their 
respective construction workforces on the project from: (1) workers who have graduated 
from a Joint Labor Management apprenticesnip training program approved by the State of 
California, or have at least as many hours of on-the job experience in the applicable craft 
which would be required to graduate from such a state approved aoprenticeship training 
program, and (2) registered apprentices in an apprenticeship training program approved by 
the State of California or an out-of-state, federally-approved apprenticeship program The 
Department cf Public Works, Bureau of Contract Administration, shall bear administrative 
responsibilities for the labor standards required by this subsection.
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(j) Definitions.

“At-Risk Affordable Unit” shall mean any residential dwelling unit that receives 
government assistance under prescribed federal, State, and/or local programs, or any 
combination of rental assistance and is eligible to convert to market rate due to termination 
(opt-out) of a rent subsidy contract, prepayment of a subsidized mortgage, or expiration 
of rental restrictions. These assistance programs include, but are not limited to, Housing 
Choice Vouchers [formerly Section 8], project-based rental assistance, subsidized 
mortgage programs (e.g., FHA), or expiring rent/deed restrictions with the use of State or 
local funding programs, including Community Redevelopment Agency Covenants.

“Community Land Trust” shall mean a California nonprofit corporation that: (1) has 
no part of its net earnings inuring to the benefit of any member, founder, contributor, or 
individual; (2) is neither sponsored by, controlled by, nor under the direction of a for-profit 
organization; (3) has a corporate membership of adult residents of a particular geographic 
area as described in the bylaws of the corporation; (4) has a board of directors that: (A) 
includes a majority of members who are elected by the corporate membership; (B) includes 
representation oy persons occupying and/or leasing any structural improvements on the 
land; and (C) includes representation by persons residing within the geographic area 
specified in the bylaws of the corporation who neither lease land from the corporation nor 
occupy structural improvements controlled by the corporation; (5) acquires ana stains 
parcels of land, primarily for conveyance under long-term ground leases; (6) transfers 
ownership of many or all of the structural improvements located on such leased parcels to 
the lessees; and (7) retains a preemptive option to purchase such stiucturai improvements 
at a price determined by formula that is designed to ensure that the improvements remain 
affordable to low and moderate income households in perpetuity.

“Developer” shall mean the owner of the Project and, if different from the owner, any 
person, firm, partnership, association, joint venture, corporation, or any entity or combination 
of entities which develops or causes to be developed the residential housing project and, 
if applicable, provides off-site affordable units, together with their successors and assigns, 
but does not include a lender, any governmental entity or the general contractor working 
for any developer.

“Economically Disadvantaged Area” means a zip code that includes a census tract 
or portion thereof in which the median annual household income is less than $40,000 per 
year, as measured and reported by the U.S. Census Bureau in the 2010 U.S. Census and 
as updated by the parties upon the U.S. Census Bureau issuing updated Median Annual 
Household Income data by census tract in the American Community Survey.

“Extremely Economically Disadvantaged Area” means a zip code thai includes a 
census tract or portion thereof in which the median annual household income is less than 
$32,000 per year, as measured and reported by the U.S. Census Bureau in the 2010 U.S. 
Census and as updated by the parties upon the U.S. Census Bureau issuing updated 
Median Annual Household Income data by census tract in the American Community 
Survey
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“Extremely Low-Income Housenolds” is defined in Section 50106 of the Health and 
Safety Code.

Lower Income Housenolds” is defined in Section 50079.5 of the Health and Safety
Code.

“Project” shall mean the construction, erection, alterat'on of, or addition to a structure. 
The term Project shall not include interior or exterior improvements that do not increase the 
floor area over that of an existing structure, and shall not mean any construction for which 
a building permit or demolition permit is required to comply with an order issued by the 
Department of Building and Safety to repair, remove, or demolish an unsafe or substandard 
condition, or to rebuiia as a result of destruction by fire, earthquake or natural disaster, 
provided that the development is not prohibited by any provision of the Los Angeles 
Municipal Code and the development does not increase the square footage beyond what 
prevously existed on the site

“Replacement Unit” shall mean any unit that would need to be replaced pursuant 
to California Government Code Section 65915(c)(3) if the Project was seeking a density 
bonus.

“Transitional Worker” means an individual who, at the time of commencing work on 
the project, resides in an Economically Disadvantaged Area or Extremely Economically 
Disadvantaged Area and faces at least two of the following barriers to employment: (1) 
being homeless; (2) being a custodial single parent; (3) receiving public assistance; (4) 
lacking a GED or high school diploma; (5) having a criminal record or other involvement 
with the criminal justice system; (6) suffering from chronic unemployment; (7) emancipated 
from the foster care system; (8) being a veteran; or (9) being an apprentice with less than 
15% of the apprenticeship hours required to graduate to journey level in a program.

Very Low-Income Households” is defined in Section 50105 of the Health ana Safety
Code.

Section 5.522 of the Los Angeles Administrative Code is amended to read as follows:B

Sec. 5.522. Creation and Administration of the Affordable Housing Trust Fund.

There is hereby created and established within the Treasury of the City of 
Los Angeles a special fund to be known as the City of Los Angeles Affordable Housing 
Trust Fund (the Fund) for the purposes of receiving and disbursing monies to address 
the affordable housing needs of the City of Los Angeles In addition to the initial deposit 
of funds, the Mayor and City Council may establish additional revenue sources and 
appropriate funds for deposit in the Fund from time to time. An amount equal to 25% of the 
initial and continuing net revenue attributable to the 2001 business tax and payroll expense

(a)
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tax amnesty program and the initial and continuing net revenue attributable to the revenue 
program initiated pursuant to information obtained as a result of the enactment of Revenue 
andTaxation Code Section 1955.1 (AB 63) received in the applicable reporting period shall 
be allocated to the Fund and shall be transferred by the Controller from the General Fund 
to the Fund The Funa shall be administered by the HCID.

(b) The money from the Fund shall only be expended within tne boundaries 
of the City of Los Angeles, pursuant to guidelines (the “Guidelines”) promulgated for this 
purpose by the Housing and Community Investment Department (“HCID”). The Guidelines 
shall authorize expenditures from the Renta! Housing Production Account, as established 
by Chapter I, Article 2.9 of the Los Angeles Municipal Code, and the Municipal Housing 
Finance Fund, Chapter 6, Article 4.5 of the Los Angeles Aaministrat.ve Code The 
Guidelines and any amendments thereto shall be approved by the City Council.

Money in this account shall be used exclusively for the housing needs of the 
City, for the development and preservation of affordable housing and such other housing 
activities as that term shall be defined in the Guidelines. Such activities shall include loans 
and grants, including but not limited to:

(c)

0) Activities by qualified entities to provide affordable housing;

(2) Predevelopment activities, acquisition, development, new 
construction, rehabilitation and/or restoration of rental and/or ownership of affordable 
housing in the City of Los Angeles;

(3) Any other activity that contributes to an increased supp!y of 
decent, safe and sanitary affordable housing in the City of Los Angeles.

(d) All monies in the Fund shall be held separately from all other funds expended 
by the HCID. All monies loaned from the Fund shall be repaid to the Fund in accordance 
with the terms of the loan. The repaid principal and interest shall be placed in the Fund.

Any gifts, contributions or other money received for the stated purposes ot 
the Fund shall be placed in the Fund. All interest earnings accruing on money in the Fund 
shall become part of the Fund. Money in the Fund shall not revert to the Reserve Fund of 
the City.

(e)

The General Manager of HCID or his or her designee shall make 
recommendations to the City Council for expendituies from the Fund. No expenditure may 
be made from the Fund without the prior approval cf the Mayor and the City Council, unless 
otherwise authorized by the Guidelines.

(f)

The provisions of this Section are suspended during the fiscal year from 
July 1,2009 through June 30, 2010.

(g)
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(h) All building and construction work on the project, to extent allowed by the 
law, will be performed at all tiers by contractors which (a) are licensed by the State of 
California and the City of Los Angeles; (b) shall make a good-faith effort to ensure that at 
least 30% of all their respective workforces’ construction workers' hours of Project Work 
snali be performed by permanent residents of the City of Los Angeies of which at least 
10% of all their respective workforces’ construction workers’ hours of Project Work shall be 
performed by Transitional Workers whose primary place of residence is within a 5-mile radius 
of the covered project; (c) employ only construction workers which possess all licenses 
and certifications required by the State of California and the City of Los Angeies; (d) pay 
their construction workers performing project work the wages prevailing in the project area 
determinea pursuant to California Labor Code § 1770, and (e) have at least 60% of their 
respective construction workforces on the project from: (1) workers who have graduated 
from a Joint Labor Management apprenticeship training program approved by the State of 
California, or have at least as many hours of on-the-job excerience in the applicable craft 
which would be required to graduate from such a state approved apprenticeship training 
program, and (2) registered apprentices in an apprenticeship training program approved by 
the State of California or an out-of-state, federally-approved apprenticeship program. For 
the purposes of this subsection the following terms have the meaning shown:

Transitiona: Worker” means an individual who, at the time of commencing work on 
the project, resides in an Economically Disadvantaged Area or Extremely Economically 
Disadvantaged Area and faces at least two of the following barriers to employment: (1) 
being homeless; (2) being a custodial single parent; (3) receiving public assistance; (4) 
lacking a GED or high school diploma; (5) having a criminal record or otner involvement 
with the criminal justice system, (6) suffering from chronic unemployment; (7) emancipated 
from the foster care system; (8) being a veteran; or (9) being an apprentice with less than 
15% of the apprenticeship hours required to graduate to journey level in a program.

“Economically Disadvantaged Area” means a zip code that includes a census tract 
or portion thereof in which the median annual household income is less than $40,000 per 
year, as measured ana reported by the U.S Census Bureau in the 2010 U.S. Census and 
as updated by the parties upon the U.S. Census Bureau issuing updated Median Annual 
Househola Income data by census tract in the American Community Survey.

“Extremely Economically Disadvantaged Area” means a zip code that includes a 
census tract or portion thereof in which the median annual household income is less than 
$32,000 per year, as measured and reported by the U.S. Census Bureau in the 2010 U.S. 
Census and as updated by the parties upon the U.S. Census Bureau issuing updated 
Median Annual Household income data by census tract in the American Community 
Survey.

The Department of Public Works, Bureau of Contract Administration, shall bear 
aaministrative responsibilities for the labor standards required by this subsection. The 
requirements of this subsection, except clause (d) concerning wages, shall not apply to 
affordable housing developments of 25 units or less in which all units in the development

TXT3-19-E 53 November 20^6



except for managers’ units will be affordable to ana occupied by -Lower income households 
(as defined in Section 50079.5 of the Health and Safety Code), The requirements of this 
subsection, except clause (d) concerning wages, shall not apply to developments that have 
oeen issued award letters for siate and/or local funding, which must include City of Los 
Angeles Affordable Housing Trust Fund award letters issued, prior to November 30, 2016

On an annual basis, the Housing and Community Investment Department shall collect 
data, including but not limited to number and size of affordable housing developments 
and number of affordable units produced. The City may, by majority vote of City Council, 
aojust the labor standards required by this subsection, except clause (d) concerning 
wages, for affordable housing developments oetween 26 to 50 units in which all units in 
the development except for managers’ units will oe affordable to and occupied by -Lower 
Income nouseholds (as defined in Section 50079.5 of the Health and Safety Code), if at all, 
during the calendar year beginning on January 1,2020. only upon a showing of substantial 
evicence, which shall include technical documentation and a detailed factual or legal basis, 
that such adjustments are necessary to maximize production of affordable nousing with 
good, construction jobs that pay wages in accordance with clause (d)

Sec. 6 Transit Oriented Communities Affordable Housing Overlay.

Subsection A of Section 12.22 of the Los Angeles Municipal Code is amended py adding 
a new Subdivision 31 to read as follows:

Transit Oriented Communities Affordable Housing Incentive Program31.

Application of TOC Affordable Housing Incentive Program,
This Transit Oriented Communities Affordable Housing Incentive Program, and the 
provisions contained in the TOC Affordable Housing Incentive Program Guidelines, 
shall apply to all Housing Developments that are located within a one-half mile radius 
of a Major Transit Stop, as defined in subdivision (b) of Section 21155 of the California 
Public Resources Code Each one-half mile radius around a Major Transit Stop shall 
constitute a unique Transit Oriented Communities Affordable Housing Incentive Area.

(a)

(b) Preparation and Content of TOC Incentive Guidelines. Within 
90 days of enactment of this Ordinance, the Director of Planning snail prepare TOC 
Affordable Housing Incentive Program Guidelines (“TOC Guidelines”) that provide 
the eligibility standards, incentives, and other necessary components of this TOC 
Incentive Program described herein. Nothing in the TOC Guidelines shall restrict 
any right authorized in the underlying zone or height district. The TOC Guidelines 
shall be drafted consistent with the purposes of this Subdivision and shall include the 
following
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(1) Eligibility for TOC Incentives. A Housing
Development located within a TOC Affordable Housing Incentive Area shall 
be eligible for TOC Incentives if it provides minimum required percentages 
of On-Site Restricted Affordaole Units, meets any applicab-e replacement 
requirements of California Government Code Section 65915(c) (3), and 
is not seeking and receiving a density or development bonus under the 
provisions of California Government Code Section 65915 or any other State 
or local program that provides development bonuses. Minimum required 
percentages of On-Site Restricted Affordable Units shall be determined 
by the Department of City Planning and set forth in the TOC Guidelines 
at rates that meet or exceed 11% of the total number of dwelling units 
affordable to Very Low income households; or 20% of the total number of 
dwelling units affordaole to Lower Income households. The Department 
of City Planning shall aiso establish an option for a Developer to qualify 
for the TOC Incentives by providing a minimum percentage of units for 
Extremely Low Income Households, which shall be set at no less than 7%. 
In calculating the required Restricted Affordable Units, the percentage shall 
be based on the total final project unit count, and any number resulting in 
a fraction shall be rounded up to the next whole number. In creating the 
TOC Guidelines, the Department of City Pianning shall identify incentives 
for projects that adhere to the labor standards required In Section 5 of this 
Ordinance provided, that no such incentives will be created that have the 
effect of undermining the affordaole housing incentives contained herein or 
in Government Code Section 65915.

TOC Incentives. An Eligible Housing Development 
shall oe granted TOC Incentives, as determined by the Department of City 
Planning consistent with the following:

(2)

Residential Density increase. An Eligible 
Housing Development shall be granted increased residential 
density at rates that shall meet or exceed a 35% increase. In 
establishing the density allowances, the Department of City 
Planning may allow adjustments to minimum square feet per 
dwelling unit, floor area ratio, or Doth, and may allow different 
levels of density increase depending on the Project’s base zone 
and density.

(i)

(ii) Parking. An Eligible Housing Development 
shall be granted parking reductions consistent with California 
Government Code Section 65915(p).

Incentives and Concessions An Eligible 
Housing Development may be granted up to either two or three 
incentives or concessions based upon the requirements set forth 
in California Government Code Section 65915(d)(2).

(iii)
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Approval of TOC Guidelines and Incentives. The City Planning 
Commission shall review theTOC Guidelines and shall by vote make a recommendation 
to adopt or reject theTOC Guidelines

(c)

Process for changing TOC Incentives and Eligibility. The
TOC Incentives and the required percentages for On-Site Restricted Affordable Units 
may be adjusted for an individual TOC Affordable Housing incentive Area through a 
Community Plan uoaate, Transit Neighborhood Plan, or Specific Pian, provided that 
the required percentages for On-Site Restricted Affordable Units may not be reduced 
below the percentages set forth in subdivision (b)

(d)

Procedures. Application for the TOC Incentives shall be made on 
a form provided by the Department of City Planning, and shall follow the procedures 
outlined in Los Angeles Municipal Code Section 12.22.A.25(g).

(e)

Covenant. Prior to issuance of a building permit to create a 
Housing Development, the following shall apply:

(f)

Fcr any Housing Development qualifying for a TOC 
Incentive that contains rental housing for Extremely Low, Very Low, or Lower 
Income households, a covenant acceptable to the Los Angeles Housing 
and Community Investment Department shall be recorded with the Los 
Angeles County Recorder, guaranteeing that the affordability criteria will be 
observed for 55 years or longer.

(1)

For any Housing Development qualifying for a TOC 
Incentive that contains for-sale housing, a covenant acceptable to the 
Housing and Community Investment Department ana consistent with the 
for-sale requirements of California Government Code Section 65915(c)(2) 
shall be recorded with the Los Angeles County Recorder.

(2)

if the duration of affordability covenants provided for 
in this subdivision conflicts witn the duration for any other government 
requirement, the iongest duration shall control.

(3)

(g) Definitions.

“Eligible Housing Development” shall mean a Housing Development 
that includes On-Site Restricted Affordable Units at a rate that meets or exceeds 
the minimum requirements to satisfy the TOC Incentives, as determined by the 
Department of City Planning and as set forth in paragraph (b)(1) above.
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“Extremely Low-lnccme Households” is defined in Section 50106 of the 
Health and Safety Code

“Housing Development” shall mean the construction of five or more new 
residential dwellings units, the addition of five or more residential dwelling units to an 
existing building or buildings, the remodeling of a building or buildings containing five 
or more residential dwelling units, or a mixed use development containing residential 
dwelling units

Lower Income Households” is defined in Section 50079.5 of the Health and
Safety Code.

“On-Site Restricted Unit” shall mean a residential unit for which rental or 
mortgage amounts are restricted so as to be affordable to and occupied by Extremely 
Low, Very Low, or Lower income households, as determined by the Housing and 
Community Investment Department.

‘Very Low-Income Households” is defined in Section 50105 of the Health
and Safety Code.

Sec. 7 Enforcement.

Any aggrieved person or res:dent of the City of Los Angeles snail have the right to maintain 
an action for equitable relief to restrain any violation of this Ordinance, or City failure to enforce 
the duties imposed on it by this Ordinance. The provisions of this Act shall be construed 
liberally to effectuate its intent and purposes. A joint labor-management committee establishea 
pursuant to the federal Labor Management Cooperation Act of 1978 (29 U.S.C. Section 175a) 
may bring ar action in any court of competent jurisdiction against an employer that fails to pay 
the prevailing wage to its employees as required by this Ordinance.

Sec. 8. Relationship to Other Laws.

All the provisions of this Ordinance are hereby declared by the people to be in direct and 
irreconcilable conflict with all of the Drovisions of any other initiative measure on the subject 
of development, the General Plan, planning areas, development project approvals, building or 
demolition permits, building moratoria, parking, affordable housing or wages for construction 
work and shall supersede the provisions of any such other initiative, if a majority of the voters 
vote in favor of both measures but this measure receives more votes than the other initiative. 
The people hereby declare that they intend that no other changes to existing laws concerning 
development shall be made by initiative except the ones in this Ordinance. The people do 
hereby expressly declare that any limitation on General Plan amendments, zone changes, or 
height district changes, enacted by ordinance or ballot initiative:

TXT3-23- E 57 November 2016



Shall not preclude the City’s ability to approve a density bonus pursuant 
to Government Code Section 65915 and LAMC 12.22.A.25 and/or the incentives and 
concessions and vehicular parking ratios referenced therein.

(a)

Shall not preclude the City’s ability to approve a Project that meets the 
requirements contained in Section 5 of the Build Better LA Initiative.

(b)

Sec. 9. Adoption Date and Effective Dates.

If the City Council approves this measure, or if a majority ot the voters pass this Ordinance, 
it shall become a valid enactment ot the City, binding on the City Council and all other City 
officials, as of the earliest date allowed by law.

Sec. 10 Future Amendments.

Each provision of this Ordinance shall remain in full force and effect for 10 years from the 
effective date of the Ordinance, uniess amended or repealed by a vote of the people. The City 
Council of the City of Los Angeles may re-enact all of the same provisions, without amendment, 
following the expiration of 10 years from the effective date of this Ordinance for two successive 
periods of five years each but failing such action, all such provisions shall terminate automatically 
and shall thereafter be of no further force or effect provided that any project approved under 
the provisions ot this Ordinance before its expiration shall be allowed to proceed as thereby 
approved.

Sec. 11. Severability.

This Act shall be interpreted so as to be consistent with all federal, state and local laws, rules 
and regulations. If any section, subsection, subdivision, clause, sentence, phrase or portion of 
this Ordinance is declared unconstitutional or invalid by a court of competent jurisdiction, the 
remaining sections, subsections, subdivisions, clauses, sentences, phrases and portions shall 
remain in full force and effect, and to this end the provisions of Ihis Ordinance are severaole. 
The voters thus deciare that they would have passed all sections, subsections, suodivisions, 
clauses, sentences, phrases and portions ot this Ordinance without the section, subsection, 
subdivision, clause, sentence, phrase or portion held unconstitutional or invalid.

Sec. B. The City Clerk is hereby authorized and directed to publish a notice containing the 
proposed ballot measure, specifying the date of November 8, 2016, as the date the measure is 
to be voted upon by the qualified voters of the City of Los Angeles. The notice shall be published 
once in a newspaper of general circulation in the City of Los Angeles, and in each edition tnereof 
during that day of publication The City Clerk is authorized and directed to prepare and keep 
in the City Clerk’s office a sufficient supply of copies of the proposed ballot measure and to 
distribute the proposed ballot measure to any and all persons requesting a copy. Further, the 
City Clerk is authorized and directed to mail copies of the proposed ballot measure to each of 
the qualified voters of the C’ty of Los Angeles.
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Sec. C. The City ClerK is hereby authorized ana directed to cause a notice to be published 
once in a newspaper of general circulation that copies of voter information pamphlets containing 
the proposed ballot measure may be ootained upon request in the City Clerk’s office.

Sec. D. The City ClerK shall file a duly certified copy of this Resolution forthwith with the 
Board of Supervisors and with the Registrar-Recorder of the County cf Los Angeles.
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Life chances differ greatly depending on where people 
are bom and raised. A person who has been born and 
lives in Japan or Sweden can expect to live more than 
80 years; in Brazil, 72 years; India, 63 years; and in several 
African countries, less than 50 years. Within countries, 
the differences in life chances are also great. The poorest 
people have high levels of illness and premature 
mortality—but poor health is not confined to those who 
are worst off. At all levels of income, health and illness 
follow a social gradient: the lower the socioeconomic 
position, the worse the health.

If systematic differences in health for different groups 
of people are avoidable by reasonable action, their 
existence is, quite simply, unfair. We call this imbalance 
health inequity. Social injustice is killing people on a 
grand scale, and the reduction of health inequities, 
between and within countries, is an ethical imperative.

resources to invest in improvement of the lives of their 
populations. But growth by itself, without appropriate sTaylorPhD) 

social policies to ensure reasonable fairness in the way its 
benefits are distributed, brings little benefit to health Prof sir Michael Marmot,
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those who most need it—is one social determinant of
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health. But much of the high burden of illness leading to 
appalling premature loss of life arises because of the 
immediate and structural conditions in which people are 
born, grow, live, work, and age.

Action on the social determinants of health must 
involve the whole of government, civil society, local 
communities, business, and international agencies. 
Policies and programmes must embrace all sectors of 
society, not just the health sector. However, ministries of 
health and their ministers are crucial to the realisation of 
change. Health ministries that champion approaches 
based on social determinants of health can demonstrate 
effectiveness through good practice and support other 
ministries in creating policies that promote health equity. 
WHO must do the same, but on an international scale.

Social determinants of health and health equity
The commission took a holistic view of social determinants 
of health.1 The poor health of pool people, the social 
gradient in health within countries, and the substantial 
health inequities between countries are caused by the 
unequal distribution of power, income, goods, and 
services, globally and nationally, the consequent 
unfairness in the immediate, visible circumstances of 
people’s lives—their access to health care and education, 
their conditions of work and leisure, their homes, 
communities, towns, or cities—and their chances of 
leading a flourishing life. This unequal distribution of 
health-damaging experiences is not in any sense a natural 
phenomenon but is the result of a combination of poor 
social policies and programmes, unfair economic 
arrangements, and bad politics. Together, the structural 
determinants and conditions of daily life constitute the 
social determinants of health and cause much of the 
health inequity between and within countries.

Closing the health gap in a generation
The Commission on Social Determinants of Health calls 
for the closing of the health gap in a generation: this is an 
aspiration not a prediction. Great improvements in 
health, worldwide and within countries, have been made 
in the past 30 years. We are optimistic that the knowledge 
exists to continue to make a huge difference to people’s 
life chances and hence to provide improved health equity. 
We are also realistic and know that action must start 
now.

The commission’s analysis leads to three principles of 
action: improve the conditions of daily life (ie, the 
circumstances in which people are bom, grow, live, work, 
and age); tackle the inequitable distribution of power, 
money, and resources (the structural drivers of those 
conditions of daily life) globally, nationally, and locally; 
and measure the problem, evaluate action, expand the 
knowledge base, develop a workforce that is trained in 
the social determinants of health, and raise public 
awareness about these determinants. These three

A new approach to development
Health and health equity might not be the aim of all 
social and economic policies, but they will be a 
fundamental result. For example, economic growth is, 
without question, important, particularly for poor 
countries, because it gives the opportunity to provide
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child development affects subsequent life chances 
through skills development, education, and occupational 
opportunities;2 it also affects the risks of obesity, 
malnutrition, mental-health problems, heart disease, and 
criminality in later life. At least 200 million children 
worldwide are not achieving their full development 
potential.*

Brain development is highly sensitive to external 
influences in early childhood that can have lifelong 
effects. Good nutrition is crucial and begins before birth 
with adequate nourishment of mothers. Mothers and 
children need a continuum of care from before pregnancy, 
through pregnancy and childbirth, to the early days and 
years of life.4 Children need safe, healthy, supporting, 
nurturing, caring, and responsive living environments. 
Preschool educational programmes and schools, as part 
of the wider environment that contributes to development, 
can play a vital parr in building children's capabilities. 
The com bined effects of good nutrition and psychosocial 
stimulation completely reversed the effects of stunting 
on intellectual development in a randomised controlled 
trial in stunted children.1*

To build equity from the start of life, governments and 
internationa1 agencies need to commit to and implement 
a comprehensive approach to early life, building on 
existing child survival programmes and extending 
interventions in early life to include social-emotional and 
language-cognitive development. This approach will 
require int ei agency mechanisms to provide a 
comprenensive package that extends to all children, 
mothers, and other carers regardless of ability to pay. 
These principles of early child development should extend 
to the education system. Key principles for the education 
system include provision of high-quality compulsory 
primary anci secondary education for all children 
regardless of ability to pay, abolishing fees for primary 
school, and identifying barriers to enrolment in school.

Panel: The Commission on Social Determinants of Health's overarching 
recommendations

Improve daily living conditions
Improve the we:lbeing of girls and women and the circumstances in which their children 
are born, put major emphasis on early child development and education for girls and 
boys, improve living anc working conditions and create social protection policy 
supportive of all, and create conditions for a flourishing older life. Policies to achieve these 
goals will involve civil society, governments, and global institutions.

Tackle the inequitabie distribution of power, money, and resources 
Toadaress health inequities and inequitable conditions of daily living it is necessary to 
address inequities—such as those between men and women—in the way society is 
organised. A strong, committed, capable, and adequately financed public sector is 
needed.To achieve that requires more than strengthened government—it requires 
strengthened governance- legitimacy, space, and support for civil society, for an 
accountable private sector, and for people across society to agree aublic interests and 
reinvest'n the value of collective action. In a globalised world, the need for governance 
dedicated to equity applies equally from the community level to glooai institutions

Measure and understand the problem and assess the results of action 
Acknowledging that there is a problem and ensuring that health inequity is measured— 
within countries and globaliy—are essential for action. National governments and 
international organisations, supported by WHC should set uo national and global 
health-equity surveillance systems for routine monitoring of health inequity and the 
social determinants ot health and should asses the health-equity impact of policy and 
action. Creating the orgamsational space and capaoty to act effectively on health inequity 
requires investment in training of policy makers and health practitioners, public 
understanding of social determinants of health, and a stronger focus on social 
determinants in public health research.

principles of action are embodied in the three overarching 
recommendations (panel). The recommendations have 
to be seen in light of the commission’s global reach. 
Recognition of inequities in health is recognition of the 
plight of people living on US$1 a day in rural Africa, 
urban dwellers in shanty towns in low-income and 
middle income countries, and the social gradient in 
health in high-income countries. Although one set of 
specific recommendations will not apply to all of these 
particular settings, the general principles will. The 
recommendations that follow should be seen as principles 
of action that need to be developed for, and applied in, 
specific national and local contexts. The full list of 
recommendations can be found in the final report of the 
Commission on Social Determinants of Health.1

Healthy places healthy people
In 2007, for the first time, more people worldwide were 
living in urban than in rural settings.6 Almost 1 billion 
people live in slums. The proportion of urban residents 
varies enormously among countries: from less than i0% 
in Uganda to 100%, or close to it, in Singapore and 
Belgium. Policies and investment patterns driven by 
urban needs7 lead to underinvestment in infrastructure 
and amenities for rural communities worldwide, 
including indigenous people,8 creating dispropoitionate 
poverty and poor living conditions for these popu
lations.’10

Infectious diseases and undemutriticn will continue 
to dominate in particular regions and groups around the 
world. However, urbanisation is reshaping population 
health problems, particularly among poor people in 
urban areas, towards non-communicable diseases, 
accidental and violent injuries, and effects of ecological 
disaster.1”2

Improve daily living conditions
Equity from the start
Investment during the early years of life has some of the 
greatest potential to reduce health inequities within a 
generation. Chile survival, rightly, has been a focus of 
worldwide interest. The Commission on Social 
Determinants of Health has gone further and emphasised 
the importance of early child development including not 
onl) physical and cognitive or linguistic development but 
also, crucially, social and emotional development. Early
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Access to good-quality housing and shelter, clean water, 
and sanitation are human rights and basic needs for 
healthy living.13’14 Growing dependence on cars, land-use 
change to facilitate car use, and increased inconvenience 
of non-motorised modes of travel have knock-on effects 
on local air quality, greenhouse-gas emission, and 
physical inactivity.15 The planning and design of urban 
environments has a majoi effect on health equity through 
its influence on behaviour and safety.

The current model of urbanisation poses substantial 
environmental challenges, particularly climate change— 
the effect of which is greater in low-income countries 
and among vulnerable subpopulations.16'17 At present, 
greenhouse-gas emissions are determined mainly by 
consumption patterns in cities in developed countries.

Communities and neighbourhoods that ensure access 
to basic goods, that are socially cohesive, that are designed 
to promote good physical and psychological wellbeing, 
and that are protective of the natural environment are 
essential for health equity. Therefore, health ana health 
equity need to be at the heart of urban governance and 
planning. Upgrading of urban slums should be a priority, 
including provision of water and sanitation, electricity, 
and paved streets for all households regardless of ability 
to pay. Affordable housing must be high on any agenda 
to improve health equity.

Urban planning should promote healthy and safe 
behaviours equitably, through investment in active 
transport, through retail planning to manage access to 
unhealthy foods, and through good environmental 
design and regulatory controls, including control of the 
number of alcohol outlets.

The Commission on Social Determinants of Health 
focused particularly on urban areas, but relief of pressure 
of migration to urban areas and equity between urban 
and rural areas requires sustained investment in rural 
development, addressing the exclusionary policies and 
processes that lead to rural poverty, landlessness, and 
displacement of people from their homes.

Figure 1: Poor mental health among manual workers in Spain by type of 

contract”

Fair employment and decent work
Work is the origin of many important determinants of 
health.18 Work can provide financial security, social status, 
personal development, social relations, and self-esteem 
and protection from physical and psychosocial hazards.
Employment conditions and the nature of work are both 
important to health. A flexible workforce is seen as good 
for economic competitiveness but brings with it effects lacking in many middle-income and low-income
on health.19 Mortality seems to be significantly higher in countries. Stress at work, defined as a combination of
temporary workers than in permanent workers.20 Poor high psychological demands and low control or as an
mental health outcomes are associated with precarious imbalance between effort and reward,23 is associated with
employment (figure l).21-22

Adverse working conditions can expose individuals to a 
range of physical health hazards and cluster in low-status 
occupations. Improved working cond:tions in high- high-income countries, this is not the case worldwide
income countries, which have been hard won over many (figure 2).26 Through fair employment and decent
years of organised action and regulation, are sorely working conditions, government, employers, and

Figure 2; Regional variation In the proportion of people in work living on 

US$2 or less a day
2007 figures are preliminary estimates. Reproduced with permission from the 
Internationa! Labour Organization.26

a 50% excess risk of coronary heart disease24 and other 
indicators of mental and physical ill health.25 

Although work is seen as a route out of poverty in
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Generous universal social protection systems are 
associated with better population health, including lower 
excess mortality among elderly people and lower mortality 
among socially disadvantaged groups. Budgets for social 
protection are typically larger in countries with universal 
protection systems and poverty and income inequality 
tend to be smaller in these countries than in countries 
with systems that specifically target poor people.

Reduction of the health gap in a generation requires 
that governments build systems allowing a healthy 
standard of living below which nobody should fall 
because of circumstances beyond his or her control. 
Social protection should be extended to all people, 
including those in precarious work, informal work, and 
household or care work.

Although limited institutional infrastructure and finan
cial capacity remains an important barrier in many 
countries, social protection systems can be initiated, even 
in low-income countries. Such systems can b e instrumental 
in realising developmental goals rather than being 
dependent on these goals having been reached. Social 
protection systems can reduce poverty, and local economies 

workers can help eradicate poverty, alleviate social can benefit from them. Therefore, the Commission on 
inequities, reduce exposure to physical and psychosocial Social Determinants of Health recommends that 
hazards, and improve opportunities for health and governments establish and strengthen universal com- 
wellbeing. To this end, full and fair employment and prehensive social protection policies that support a level of 
decent work must be a central goal of national and income sufficient for healthy living for all. 
international social and economic policy making, and
should involve strengthened representation of workers Universal health care
in the creation of policy, legislation, and programmes The health-care system is itself a social determinant of 
relating to employment and work. health, influenced by and influencing the effect of other

Employment policy should aim to provide a living social determinants. Gender, education, occupation, 
wage (that takes into account the real cost of healthy income, ethnicity, and place of residence are all closely 
living) and to protect all workers. International agencies linked to access to, experiences of, and benefits from 
should support countries to implement standards of health care (figure 3).29 Leaders in health care have an 
labour for formal and informal workers, to develop important stewardship role across all branches of society 
policies to ensure balance between work-life and to ensure that policies and actions in other sectors 
home-life, and to reduce the negative effects of insecurity improve health equity.
among workers in precarious work arrangements. Health care is a common good, not a market commodity.
Policies that reduce all workers’ exposure to material Nearly all high-income countries organise their health- 
hazards, work-related stress, and health-damaging care systems around the principle of universal coverage; 
behaviours are also needed. this approach requires that everyone within a country

can access the same range of services according to needs 
and preferences, regardless of income, social status, or 

Low living standards are a powerful determinant of residency, and that people are empowered to use these 
health inequity. The fundamental principle of social services.
protection is that all people need support at some point The commission advocates the financing of health-care
in their lives. A feature of all high-income countries is systems through general taxation or mandatory universal 
that society provides, to a greater or lesser extent, for insurance. The evidence is compellingly in favour of 
vulnerable periods and for protection from specific publicly funded health-care systems. In particular, 
factors, such as illness, disability, and loss of income or out-of-pocket spending on health care must be kept to a 
work. However, four in every five people worldwide lack minimum. The policy imposition of user fees for health 
basic social-security coverage.27 Government policies care in low-income and middle-income countries has led 
can make a difference—for example, in Sweden and to an overall reduction in use and worsening of health 
Norway generous transfer payments to socially outcomes. Upwards of 100 million people are pushed 
vulnerable families have been associated with low child into poverty each year through catastrophic household

health costs.

Figure3‘- Use of basic maternal and child health services by lowest and highest economic quintiles 
Data from more than 50 countries. ARI=acute respiratory infection. Reproduced with permission from 
The World Bank”

Social protection throughout life

'■poverty.
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Health care systems have the best health outcomes 
when based in primary health care. The emphasis in the 
best systems is both on locally appropriate action across 
the range of social determinants: where prevention and 
promotion are in balance with investment in curative 
interventions, and on primary care with adequate referral 
to higher levels of care.

In all countries, but most pressingly in the poorest 
and those experiencing brain-drain losses, adequate 
numbers of appropriately skilled health workers at the 
local level are fundamental to extending coverage and 
improving the quality of care. Investment in training 
and retaining hea.th workers is vital to the strengthening 
of health-care systems. This strengthening involves 
global attention to the flows of health personnel as 
much as national and local attention to investment and 
skills development. Medical ana health practitioners— 
from those at WHO to those in loca1 clinics—have 
powerful voices, affecting society s ideas and decisions 
about health, and bear witness to the ethical imperative 
and benefit to efficiency of working more coherently 
through the health-care system to target soda1 causes of strong leade-ship from government ministers of health,

with support from WHO.

Tackle inequity of power, money, and resources Fair financing
Health equity in all policies, systems, and programmes For countries at all levels of economic development, public 
Every feature of government and the economy has the financing of action on the social determinants of health is 
potential to affect health and health equity. Coherent fundamental to welfare and health equity. The socio
action across government—including finance, education economic development of rich countries was strongly 
housing, employment, transport, and health—at all supported by publicly financed infrastructure and 
levels, is essential for improving health equity.30 Traffic progressively universal public services, The emphasis on 
injury, a major public-health issue, is an example of public finance, given the substantial failure of markets to 
where action must come from outside the health sector, suppiy vital goods and services equitably, implies strong 
Legislation for the mandatory wearing of helmets by public-sector leadership and adequate public expenditure, 
cyclists reduced bicyle-related head and other injuries in 
Canada in the 1900s.31

Policy coherence is crucial. For example, trade policy arc employed informally. These countries commonly rely 
that actively encourages the unfettered production, trade, on indirect taxes, such as trade tariffs, for government 
and consumption of foods high in fats and sugars to the income. Economic agreements that require tariff 
detriment of fruit and vegetable production is contra- reduction can reduce domestic revenue in low-income 
diciory to health policy, which recommends low con- countries. Strengthened progressive tax capacity is a 
sumption of high-fat, high-sugar foods and increased necessary prerequisite of any further tariff-cutting 
consumption of fruit and vegetables.32 Intersectoral agreements. At the same time, measures to combat the 
action for health—coordinated policy and action among use of offshore financial centres to reduce unethical 
health and non-health sectors—can be a key strategy to avoidance of national tax regimes could provide resources 
achieve policy coherence.3’ Reaching beyond government for development at least comparable to those made 
to involve civil society and the voluntary and private available through new taxes. As globalisation increases 
sectors is vital for health equity and can help to ensure the interdependence among countries, the argumen t foi: 
fair decision making. global approaches to taxation becomes stronger.

Health, and health equity, should become corporate Aid is important for social development. But the volume 
issues for the whole of government, placing responsibility of aid is appallingly low—absolutely, relative to wealth in 
for action at the highest level and ensuring its coherent donor countries (figure 4),34 and relative to the level of aid 
consideration across all policies. The results of all commitment of about 0-7% of gross domestic product in 
policies and programmes on health equity also need to such countries. Independent of increased aid, the 
be assessed. Although action across government is Commission on Social Determinants of Health urges 
required ministries of health have central roles in greater debt relief for more countries than currently 
stewardship and information. This function requires provided.

Figure 4‘ The growing gap: per capita aid from donor countries relative to per capita wealth, 19 60-2000 

Calculated in US$ at 1998 prices and exchange rates. GNI=gross national income. Reproduced with permission 
from IB0N Books Manila/Zed Books”

poor health.

Many low-income countries have weak direct tax 
institutions and mechanisms and most of their workforce
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incomes to puchase and encouraging overconsumption 
by people who can afford the first units, as was the case 
with water prices in Johannesburg.35 A fairer tarrif 
structure would subsidise the price for poorer consumers 
and have price disincentives for overconsumption.

Also, public-sector leadership is reeded for effective 
national and international regulation of products, 
activities, and conditions that damage health or lead to 
health inequities. Global governance mechanisms—such 
as the Framework Convention on Tobacco Control—are 
required with increasing urgency as marxet integration 
expands and accelerates circulation of and access to 
health-damaging commodities. Processed foods and 
alcohol are two orime candidates for stronger global, 
regional, and national regulatory controls.

Finally, regular health equity impact assessment of all 
policy making and market regulation should be insti 
tutionalised nationally and internationally. In recent 
decades, under globalisation, market integration has 
increased. Some of the effects on employment and 
distribution of goods and services will be beneficial for 
health, some of tnem disastrous. The commiss;on urges 
that caution be applied in the consi aeration of new global, 
regional, and bilateral economic policy commitments. 
Before such commitments aie made, the effect of the 
existing framework of agreements on health, the social 
determinants of health, and health equity must be fully 
understood.

Public-sector leadership does not displace the responsi
bilities and capacities of the private sector. Stakeho'ders 
in the private sector are influential, and have rhe power 
to do much for global health equity. Although, to date, 
initiatives such as those under corporate social 
responsibility have shown limited evidence of real effect. 
Corporate social responsibility may be a valuable way 
forward, but evidence is needed to demonstrate this. 
Corporate accountability may be a stronger basis on 
which to build responsible collaborations between private 
and public interests.

The effect of economic agreements on people’s lives 
should be made obvious. Outcomes of health and health 
equity must be considered in national and international 
economic agreements and policy making. The roles of 
the state as the primary provider of basic services essential 
to health (eg, water and sanitation) and regulator of goods 
and services with a major effect on health (eg, tobacco, 
alcohol, and food) need to be reinforced.

Four countries in the Middle 
East and north Africa 

Six countries in 
east Asia and Pacific

81

22 industrialised countries

I *Ten countries in transition

Eight countries in Latin 
America and the Caribbean 

Four countries in 
sub-Saharan Africa

73

70

60 800 20 40 100
Women's wages as proportion of men's (%)

Figure 5'- Nominal wages for women are significantly lower than for men
For employment not including agriculture. Reproduced with permission from UNICEF.36

The strengthening of public finance to improve social 
determinants ofhealth will entail the building of national 
capacity for progressive taxation and the assessment of 
potential for new national and global public finance 
mechanisms; fair allocation between geographical 
regions and ethnic groups is also necessary.

Increased international finance for health equity and 
increased finance through a social determinants ofhealth 
action framework means that existing commitments to 
increase global aid to the 0-7% of gross domestic product 
must be honoured and the Multilateral Debt Relief 
Initiative expanded. The qual ity of aid must be improved, 
too, focusing on bettei coordination among donors and 
stronger alignment with recipient development plans. 
Poverty reduction planning at the national and local 
levels in recipient countries should adopt a framework 
addressing social determinants of health to create 
coherent, cross-sectoral financing. This framework must 
be transparent and accountable.

Market responsibility
Markets can bring health benefits in the form of new 
technologies, goods, and services and improved standard 
of living. But the marketplace can also generate negative 
conditions for health, including economic inequalities, 
resource depletion, environmental pollution, unnealthy 
working conditions, and the circulation of dangerous 
and unhealthy goods.

Health is not a tradeable commodity. It is a matter of 
rights and a public-sector duty. As such, resources for 
health must be equitable and universal. Experience 
shows that commercialisation of vital social goods, such 
as education and health care, produces health inequity. 
The Commission on Socia1 Determinants of Health 
views certain goods and services as basic human and 
societal needs ■ access to clean water, for example, and 
health care. Such goods and services must De made 
available universally, regardless of ability to pay, with the 
public sector, rather than the market sector, unaerwritmg 
adequate supply and access. The unit price of a 
commodity commonly gets cheaper as consumption 
goes up, making the firs* units difficult for people on low

Gender equity
Gender inequities are pervasive in all societies. Biases in 
power, resources, entitlements, norms and values, and 
the way in which organisations are structured and 
programmes are run damage the health of millions of 
girls and women. The position of women in society is 
also associated with child health and survival. Gender 
inequities influence health through, for example, 
discriminatory feedi ng patterns, viol ence against women,
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lack of decision-making power, and unfair divisions of 
work, leisure, and possibilities of improving one’s life.

Although the position of women has improved 
substantially over the past century in many countries, 
progress has been uneven and many challenges remain. 
Women earn less than men, even for equivalent work 
(figure 5);3'' girls and women lag behind in education and 
employment opportunities. Maternal mortality and mor
bidity remain high in many countries, and reproductive 
health services remain inequitably distributed within and 
between countries. The intergenerational effects of 
inequity between the sexes make the imperative to act 
even stronger.

There are several ways in which governments, donors, 
international organisations, and civil society can promote 
gender equity. First, legislation can promote equity and 
make discrimination on the basis of sex illegal. Second, 
gender equity units within central administration of 
governments and international institutions can strengthen 
assessments of gender implications of planned actions to 
ensure that men and women benefit equitably. Third, 
national accounts can include the economic contribution 
of housework, care work, and voluntary work. Fourth, 
finance policies and programmes can close gaps in 
education and skills and support economic participation 
by women. Finally, investment in sexual and reproductive 
health services and programmes leading to universal 
coverage and rights should be increased.
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Figure6: Dispersion measure of mortality for life expectancy at birth
This method measures the global dispersion of life expectancy, calculated as the average absolute difference in life 
expectancy at birth between each and every pair of countries weighted by population size. Reproduced with 
permission from WHO.39

or communities to the sphere of structural relations 
among economic, social, and political stakeholders and 
institutions. Community or civil society action on health 
inequities cannot be separated from the responsibility of 
the state to guarantee a comprehensive set of rights and 
ensure the fair distribution of essential material and 
social goods among population groups. Top-down and 
bottom-up approaches are equally vital.

All groups in society can be empowered through fair 
representation in decisions about how society operates, 
particularly in relation to health equity by a socially 
inclusive framework for policy making. Such inclusion 
can enable civil society to organise and act in a manner 
that promotes and realises the political and social rights 
affecting health equity.

Political empowerment—inclusion and voice
Empowerment is central to the social determinants of 
health. Material, psychosocial, and political empowerment 
comes from inclusion in society and fulfilment of rights 
to the conditions necessary to achieve the highest 
attainable standard of health. The risk of these rights 
being violated is the result of entrenched structural 
inequities.37 The freedom to participate in economic, 
social, political, and cultural relationships has intrinsic 
value.38 Inclusion, agency, and control are each important 
for social development, health, and wellbeing.

A particularly egregious form of social exclusion is 
seen among indigenous peoples in many countries. But 
social inequity is also manifest across various intersecting 
social categories, such as class, education, gender, age, 
ethnicity, disability, and geography. Exclusion is a sign of 
not simple difference but hierarchy and reflects deep 
inequities in the wealth, power, and prestige of different 
people and communities.

Serious effort to reduce health inequities will involve 
changing of the distribution of power within society and 
global regions and empowerment of individuals and 
groups to represent effectively their needs and interests. 
Such changes will challenge the unfair and graded 
distribution of social resources to which all citizens have 
claims and rights.

Changes in power relationships can take place at 
various levels, from the level of individuals, households,

Good global governance
Great differences in the health and life chances of peoples 
around the world reflect imbalance in the power and 
prosperity of nations. The benefits of globalisation 
remain profoundly unequally distributed. Progress in 
global economic growth and health equity made 
between 1960 and 1980 has been significantly dampened 
since (figure 6),39 as global economic policy hit 
social-sector spending ana social development hard. Also 
associated with the second (post-1980) phase of 
globalisation, the world has seen significant increase in, 
and regularity of, financial crises, proliferating conflicts, 
and forced and voluntary migration.

Through the recognition of common interests and 
interdependent futures, the international community 
must commit to a multilateral system in which all 
countries, rich and poor, engage with an equitable voice. 
Only through such a system of global governance—that 
places fairness in health at the heart of the development 
agenda and genuine equality of influence at the heart of 
its decision making—will coherent attention to global 
health equity be possible. Therefore health equity 
should become a global development goal, and a 
framework of social determinants of health should be
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Evidence is only one part of what swings policy 
decisions—political will and institutional capacity are 
important too. Policy makers need to understand what 
affects population health and how the gradient operates. 
Action on the social determinants ofhealth also requires 
capacity building among practitioners, including the 
incorporation of teaching on social determinants ofhealth 
into the curricula of health and medical personnel. In 
addition, training of policy makers and other stakeholders 
on social determinants ofhealth and investment in public 
awareness are needed.

Routine monitoring systems for health equity and the 
social determinants of health are needed, locally, 
nationally, and internationally. Combined with invest
ment, such systems will enable generation and sharing of 
new evidence on the ways in which social determinants 
influence population health and health equity and on the 
effectiveness of measures to reduce health inequities 
through action on social determinants.

Conclusion
Is closing the gap in a generation possible? This question 
has two clear answers. If we continue as we are, there is 
no chance at all. If there is a genuine desire to change, if 
there is a vision to create a better and fairer world where 
people's life chances and their health will no longer be 
blighted by the accident of where they happen to be born, 
the colour of their skin, or the lack of opportunities 
afforded to their parents, then the answer is: we could go 
a long way towards it.

Action can be, and is being, taken. But coherent action 
must be fashioned across the determinants, rooting out 
structural inequity as much as ensuring more immediate 
wellbeing. In calling to close the gap in a generation, we 
do not imagine that the social gradient in health within 
countries, or the great differences between countries, 
will be abolished in 30 years. But the evidence, produced 
in the final report1 of the Commission on Social 
Determinants of Health, encourages us that significant 
closing of the gap is indeed achievable.

This is a long-term agenda, requiring investment 
starting now, with major changes in social policies, 
economic arrangements, and political action. At the 
centre of this action is empowerment of the people, 
communities, and countries that currently do not have 
their fair share. The knowledge and the means to change 
are at hand. What is needed now is the political will to 
implement these eminently difficult but feasible changes. 
Not to act will be seen, in decades to come, as failure on a 
grand scale to accept the responsibility that rests on all 
our shoulders.
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48147(40%) 
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World 133028
26879Sub-Saharan Africa 

Middle East and north Africa 
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East Asia and Pacific 

Latin America and Caribbean 

CEE, CIS, and Baltic states 

industrialised countries 

Developing countries 

Least developed countries
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27819

Data are number (%). CEE=Central and eastern Europe. CIS=Commonwealth of 
Independent States. Data from UNICEF.41

Table: Unregistered births (1000s) in 2003 by region and level of 
development

adopted to strengthen multilateral action on 
development. The UN, through WHO and the Economic 
and Social Council, should lead and use indicators of 
social determinants of health to monitor progress by 
establishing multilateral working groups on thematic 
social determinants of health. WHO should lead in 
global action by enshrining social determinants of 
health as guiding principles across its departments and 
country programmes.

Understand the problem and evaluate action
Action on the social determinants ofhealth will be more 
effective if basic data systems are in place and there are 
mechanisms to ensure that the data can be understood 
and applied to develop more effective policies, systems, 
and programmes. Education and training in social 
determinants ofhealth are essential.

Lack of data often means that problems are 
unrecognised. Good evidence on levels ofhealth and its 
distribution, and on the social determinants ofhealth, is 
essential for the scale of the problem to be understood, 
the effects of actions assessed, and progress monitored. 
Experience shows that countries without basic data on 
mortality and morbidity stratified by socioeconomic 
indicators have difficulties in moving forward on health 
equity* Countries with the worst health problems have 
the poorest data. Many countries do not even have basic 
systems to register all births and deaths (table)/1

The evidence base on health inequity, the social 
determinants ofhealth, and what works to improve them 
needs further strengthening. Unfortunately, most health 
research funding remains overwhelmingly biomedically 
focused. Also, much research remains gender biased. 
Traditional hierarchies of evidence (which put randomised 
controlled trials and laboratory experiments at the top) 
generally do not work for research on the social 
determinants of health. Rather, evidence needs to be 
judged on fitness for purpose—that is, does it 
convincingly answer the question asked?
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CRENSHAW CORRIDOR SPECIFIC PLAN

Section 1. ESTABLISHMENT OF THE CRENSHAW CORRIDOR SPECIFIC 
PLAN.

A. Authority and Scope

Pursuant to Section 11.5.7 of the Los Angeles MuniciDal Coce 
(LAMC), the City Council hereby establishes the Crenshaw 
Corridor Specific Plan (Specific Plan), whicn shall be aoplicable 
to ail lots located in whole or in pan within that area of the City 
of Los Angeles shown by Map 1 in shaded areas (the Specific 
Plan area). This Specific Plan serves as both a policy and 
regulatory document fcr the development of the Specific Plan 
area

B. Subareas

In order to regu'ate the use of property as provided in tnis 
Specific Plan, the Specific Plan is divided into the following eight 
subareas: Subareas A, B, C, D, E, F, G and H These 
Suba-eas are depicted with heavy lines in Maps 2-4. Portions 
of these Subareas are further described as follows:

f, Pedestrian-Oriented Areas. Trie following areas shall be 
known and intended as Pedestrian-Oriented Areas:

Those areas of Subarea D located between Stocker 
Street and Vernon Avenue as shown on Map 3. This 
area shall be krown as tne Leimert Park Village 
Pedestrian-Oriented Area.

a.

Those areas of Subarea F located oetween 52nd 
Street and 57th Street as shown on Map 4. This area 
shall be known as the Angeles Mesa Pedestrian- 
Oriented Area

b

Those areas of Subarea G located west of Victoria 
Avenue as shown on Map 4 This area shall be 
known as the Hydo Park Pedestrian-Orientea Area

c.

2. Transit-Oriented Development (TOD) Areas. The
following areas shail be known and intended as Transit- 
Oriented Development (TOD) Areas:

11



Those areas of Subarea A iccated between 30tn 
Street arc! Coliseum Street as shown on Mao 2. This 
area shall be known as the txpo/Crensnaw TOD 
Area.

a

Those areas of Subareas S ana D located Detween 
Dr. Martin Luther King. Jr. Bou'evard and Stocker 
Street as shown on Map 3 This area shall be known 
as the Martin Luther King Jr. (MLK) TOD Area.

Those areas of Subarea E located Detween Vernon 
Avenue and 46tn Street as shown on Map 3 This 
area shall be known as the Leimert Park Village TOD 
Area.

D

c.

Those areas of Subareas F, G ana H located between 
57th Street and 60th Street as shown on Map 4. This 
area snail be known as the rlyae Park TOD Area.

d

Section 2. PURPOSES The purposes of this Specific Plan are.

To provide standards for the Specific Plan area whicn will 
promote controlled development wniie encouraging and 
stimulating economic revitalization.

A

B. To assure a balance of commercial land uses in the Specific 
Plan area that will address the needs of the surrounding 
communities and greater regional area.

C. To promote a compatib’e and harmonious relationship between 
resident.al and comrrerc.al development where commercial 
areas are contiguous to residential neighDorhoods

D Tc preserve and enhance community character and aesthetics 
by establishing coordinated and comprehensive standaras for 
s;gns, buffering and setbacks, building and wall height, open 
space and lot coverage, parking and landscaping, as well as 
facade treatment and the conservation and Dreservation of 
existing resources, designated historic or otherwise that snaoe 
the identity of the Crenshaw Corridor.

E. To promote a high level of pedestriar activity in areas identified 
as Pedestrian-0Hen;ed Areas and TOD Areas by promoting 
neighborhood serving uses, wnich encourage pedestrian activity 
and promote reduced traffic generation.

12



F. To promote an attractive pedestrian environment in the areas 
designated as Pedestrian-Oriented Areas and TOD Areas by 
regulating the design and placement of buildings and structures 
which accommodate outdoor dining and other ground level retail 
activity.

G. To promote the continued revitalization of the mstoric Leimert 
Park Village as a pedestrian-oriented cultural destination 
consistent with the guiding principles for design, preservation 
and development as outlined in the West Adams-Baldwin Hills* 
Leimert Community Plan (Community Plan).

To encourage the creation of pedestrian-friendly TOD Areas 
consistent with the goals ana policies of the Community Plan 
that promote health and sustainability by encouraging a mix of 
uses providing jobs, housing, goods and services, as well as 
access to open soace, all within walking distance of the Mid
City/Exposition and Crenshaw/LAX Light Rail Transit Corridor 
stations.

H.

Section 3. RELATIONSHIP TO OTHER PROVISIONS OF THE LOS 
ANGELES MUNICIPAL CODE

A. The regulations of the Specific Plan are in addition to those set 
forth in the planning and zoning provis'ons o* Chapter 1 of the 
Los Angeles Municipal Code (hereinafter, “Code" or “LAMC"), 
as amenced, and any other relevant ordinances, and do not 
convey any rights not otherwise granted under the provisions 
and procedures contained in the LAMC and other relevant 
ordinances except as specifically provided herein.

B. W.nerever this Specific Plan contains provisions establishing 
regulations (including, but not limited to, fleer area ratios (FAR), 
uses, heights parking, setbacks, and sign requirements) 
different from more restrictive, or more permissive than would 
be allowed pursuant to Chapter 1 of the LAMC and the 
provisions of other portions of the LAMC specifically referenced 
below, this Specific Plan shall prevail and supersede the 
applicable regulations of the LAMC unless expressly overridden 
by the LAMC As providea in Section 5, the procedures for 
granting Project Permit Compliance review, adjustments, 
modifications, exceptions, or interpretations to the requirements 
of this Specific Plan, are sot forth in LAMC Section 11 5.7 The 
procedures for granting an Administrative Clearance are 
provided in this Specific P'an.

13



Section 4. DEFINITIONS.

Whenever the following terms a.re useo in this Specific Plan, they 
shall be construed as defined in this Section, whicn definitions shall 
supersede the definitions in the LAMC. Words and pnrases not 
defined herein shall be construed as defined In LAMC Sections 
12 03, 13.07 C, 13.09, 14.4.2, and 12.20.3.B.

Administrative Clearance. A ministerial approval as authorized 
under Section 5.D.

Architectural Feature. An aesthetic element of a building s design 
that is integral to the overail style of architecture, but is not 
considered habitable, or otherwise counted as part of a building’s 
floor area.

Architectural Ledge Sign. A sign with individual channel letters or 
a prefaoricated image attached to a horizontal projection forming a 
narrow shelf on a wall or architectural canopy projection.

Automobile-Related Use A car wash (including, automobile 
laundnes or wash racks) or any ot the following uses, as defined in 
lAMC Section 12.03 automotive use, automobile dismantling yard 
automobile and trailer sales area, automotive repair, and 
automotive fueling and service station. This use does not include 
retail automobile parts sales.

Awning Sign A sign displayed on the valance of a canopy that 
projects over a deck, door, or window of a building.

Building Frontage. Any exterior building wall tnat faces or is 
within 45 degrees of parallel to an adjacent street, right-of-way, or 
public park, plaza courtyard, or open space, which is accessib’e to 
the public

Building Identification Sign. A type of Identification Sign that is 
limited to the name or company logo of the building, the use that 
encompasses the largest amount of floor area of a bunding, or any 
other message allowed on an on-site sign,

Business Identification Sign. A type of Identification Sign tnat is 
located on the ground fioor of a business.

CEQA. The California Environmental Quality Act, Public 
Resources Code Sections 21000, et seq.
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Commercial Uses. Those uses as first permitted in the CR, C1, 
C1 5, C2, C4, or C5 zones, including Community Facilities, guest 
rooms ana hotels.

Community Facilities. Any use whose primary purpose is to 
provide government, non-profit or not-for-profit assistance to the 
general public. Examples include government offices and services 
or privately funded services or charities that are provided to tho 
public at a *ree, subsidized or reduced rate, child care centers, job 
assistance centers, business assistance centers, iiDraries, schools 
adult day care, Health Centers, museums, cultural centers, 
telecommuting centers gyms or recreation centers, restrooms open 
to the general public, and rooms available to the general puolic for 
community meetings. Public parking structures are Community 
Facilities when they include another Community Facility use, such 
as a child care or commumty meeting rooms Community Facilities 
include any related administrative offices.

Convenience Food Store. A retail establishment that offers a 
selection of packaged food and nouseho<d items that may include 
fresh food items, and that occupies less than 10,000 square feet of 
floor area. Tne term convenience food store shall not include 
produce, meat, cheese markets, and delicatessens

Eligible Historic Resource A building, structure, object, site, 
landscape, natural feature, or historic district identified as eligible 
for listing eithei individually or as a contributor to a district under a 
local, state, and/or federal designation program through SurveyLA 
(tne Los Angeles Historic Resources Survey), or another historical 
resource survey completed by a person meeting the Secretary of 
the Interior’s Professional Qualification Standards for Historic 
Preservation and accepted as complete by tne Director, in 
consultation with the Office of Historic Resources. This term does 
not include a non-contributor to an eligible historic district.

Free-Standing Fast-Food Establishment. A type of fast-food 
establishment, as defined in LAMC Section 16.05.B.3, that is 
comprised of a building designed for restaurant use by a single 
tenant, or multiple tenants that share the same kitchen, and which 
stands aione on its own lot or is free-standing within a shopping 
center.

Full-Service Grocery Store, A store of 10,000 square feet or 
more of floor area which offers for sale a selection of packaged, 
fresn food and household items including, meats, produce, dairy

15



products, paper goods, dry goods, frozen goods, sundries and 
other similar products

Ground Floor. Ground floor's the lowest story within tne building 
which is accessible to the street, the floor level which is within three 
feet above or below curb level, which has frontage on or is primarily 
facing any pedestrian-oriented street, and which is at least 20 feet 
in depth or the total depth of the ouiiding, whichever is iess.

Health Center. A facility tnat provides health care and is certified 
by the United States Department cf Health ana Human Services, 
Health Resources and Services Administration (HRSA) as a 
Federally Qualifiea Health Center (FQHC), or FQHC look-alike as 
dehned by HRSA.

Identification Sign. A Sign that may aisplay a company logo, 
generic type of business, or the name of a business, or any other 
message allowed on an on-site sign.

Marquee Sign. A s gn displayed on a roof-like structure that 
projects over tne entrance to a building or structure.

Mixed-Use Project. A Project which combines one or more 
Commercial Uses or Hybrid Industrial Uses and multiple dwelling 
units in a single building or in a Unified Development as defined in 
LAMC Section 13.09.tf3

Monument Sign. A freestanding sign that is erected directly upon 
the existing or artificially created grade, or that is raised no more 
than 12 inches from the existing or artificially created grade to the 
bottom of the s.gn, and that has a horizontal dimension equal to or 
greater than its venical dimension.

Motel. A business primarily designed for the accommodation of 
motorists and which proviaes lodging with limited amenities ana 
features on-site parking that is direct'y accessible ana often visioie 
from each unit. This term does not include hotels as defined in 
LAMC Section 12.03.

Off-Site Alcohol Sales. Any establishment licensed by the 
Department of Alcoholic Beverage Control to sell or otherwise 
dispense alcoholic beverages for consumption off-site of the 
premises.

Pedestrian Amenities Any public or private improvement that 
facilitates direct, safe, attractive, accessible and enjoyable walking.
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This phrase includes outdoor sidewalk cafes, puDiic plazas, retail 
courtyards, water features, kiosks, paseos, arcades, patios, 
covered walkways, or spaces for outdoor dining or seating that are 
located within three feet of tne street level, and that are accessible 
to and available for use by the public.

Pedestrian-Oriented Area. Commercially-zoned areas with 
Pedestrian Amenities tnat encourage people to reguiarly walk, 
shop, dine, and recreate locally

Pedestrian Sign. A smail Projecting Sign, as defined in LAMC 
Section 14 4.2, which is attached to a wail or to the unders.de of an 
awning, marquee, or canopy with one or two sign faces 
perpendicular to the face of the building or structure to which it is 
affixed

Project. Any activity that requires the issuance of any of the 
following permits from the Department of Building and Safety: 
certificate of occupancy, building grading, foundation change of 
use, or sign. Project also includes any activity that requires the 
issuance of a demolition permit for a property witn an Eligible 
Historic Resource.

This term does not include construction that consists solely of 
intenor remodeling, rehabilitation, or repair work unless the work 
would go any of the following: increase the floor area, increase the 
required numoer of parking spaces, or result in an increase in trips, 
as calculated by the LADOT Traffic Study Policies and Procedures.

Projecting Sign (Blade Sign). An Identification Sign, other than a 
wall sign, that is attached to a building and projects outward from 
the building with one or more sign faces approximately 
perpendicular to the face of the building.

Sit-Down Restaurant. For purposes of defining the phrase “Sit- 
Down Restaurant” in the LAMC Section 13.07.C definition of 
'Neighborhood Retail’, a use which dispenses food for consumption 
on the premises or through incidental take-out serv.ee, ar.d which 
has the following characteristics: a varied menu; table service with 
orders taken either at the table or the counter, and food served tc 
tables using dishes and glasses.

Transit-Oriented Development (TOD) Area. A pedestrian- 
friendiy. multi-modal area where a mix of uses providing jobs, 
housing goods and services, as well as access to open space has 
been integrated through transit planning, development, urban
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design, st-eetscape improvements and reinvestment that facilitates 
access and connectivity to and from a fixed guideway station.

Section 5. REVIEW PROCEDURES.

A. Authority. No permit shall be issued by tne Department of 
Building and Safety for any Project unless the Project has been 
reviewed and approved in accordance with this Section 5.

B. Project Permit Compliance Review A Specific Plan Project 
Permit Compliance Review, in accordance with LAMC Section 
11.5,7.C, shall be required for all Projects with the exceotion of 
Projects approved by an Administrative Clearance Projects that 
do not comply witn the Soecif'c P!an snail be reviewed in 
accordance with LAMC Section 11 5.7.E, F, or G. Modifications 
shall be reviewed in accordance with LAMC Section 11.5.7.D 
and interpretations under LAMC Section 11 5 7.H.

1. For all Projects that do not reauire Design Review under 
Suosection 5.C, in addition to any other findings required 
in LAMC Section 11.5.7 C.2, the Director (or the Planning 
Commission on apoeal), shall f;nd in woting that the 
Project substantially complies with the Crenshaw 
Corridor Specific Pian Design Manual (Appendix A).

C. Design Review. Design Review in accordance with LAMC 
Section 16.50 snail be required for all Projects withm those 
areas shown in the snaded areas on Map 5, with the exception 
of Projects aporcved by Administrative Clearance

1. Design Review Cnteria. Tne criteria for the recommendation 
of the Design Rev.ew Beard and the action of the Director 
shall be the following

(a) Projects shall conform to all of the provisions of the 
Specific Plan.

(b) Projects shall substantially comply with the Crensnaw 
Corridor Specific Pian Design Manual (Appendix A).

D. Administrative Clearance. The following Projects qualify for 
an Administrative Clearance, and shall not require a Project 
Permit Compliance Review or Design Review, so long as they 
comply with applicable requirements of this Specific Pian, the
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LAMC, and the applicable Design Requirements in Section IV cf 
the Crenshaw Corridor Specific Plan Des:gn Manual in 
Appendix A:

A use cf land or change of use 
A wall sign 
A window sign.
A Pedestrian Sign 
An Awning Sign.
A minor fagade repair.
A storefront rehabilitation.

Approval of a Project with an Administrative Clearance under 
this Subsection D is not subject to any appeal and is not a 
discretionary approval for purposes of CEQA Guidelines Section 
15060(c)(1)

1.

2
3.
4
5.
6.
7.

E. Eligible Historic Resources. A Project that involves an
Eligible Historic Resource shall comely wth the following review 
procedures.

1. Projects. Not including demolitions ot Eligible Historic 
Resources, no permits shall be issued by the Department 
of Building and Safety for any Projects involving Eligible 
Historic Resources unless one of the following has 
occurred:
(a) The Director, in consultation with the Office ot Historic 

Resources, has determined, based upon substantial 
evidence, that the Eligible Historic Resource is not an 
“historical resource,” as defined by Public Resources 
Code Section 21084.1;

(b) The Drector, in consultation with the Office of Historic 
Resources, has determined, based upon substantial 
evidence, that the Project is consistent with the 
Secretary of Interiors Standards for the Treatment of 
Historic Properties with Guidelines for Preserving, 
Rehabilitating, Restoring, and Reconstructing Historic 
Buildings; or

(c) Environmental review in compliance with CEQA has 
been completed for the Project.

2 Demolitions. No demolition permit shall be issued by
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the Department of Building and Safety for an Eligible 
Historic Resource unless either of the following occurs.
(a) The Director, in consultation with the Office of 

Historic Resources, has determined, based upon 
substantial evidence, the Eligible Historic Resource is 
not a historical resource, as defined by Public 
Resources Code Section 21084.1; or

(b) Environmental review in compliance with CEQA has 
been completed on the demolition, as wel’ as all other 
components of the Project, if any.

3 Exemption. A Project involving an Eligib'e Historic 
Resource that requires only a demolition permit is 
otherwise exemot from a Project Permit Compliance 
Review or Design Review.

4. CEQA Review for Eligible Historic Resources. In
complying with this SuDsection E if at any time the 
Director, in consultation with the Office of Historic 
Resources, determines the Eligible Historic Resource is 
not a “historical resource” as defined by Public 
Resources Code Section 21084.1, issuance of the 
demolition permit snail oe a ministerial approval for 
purposes of CEQA Guide'ines, Section 15268 If the 
Director, in consultation, with the Office of Historic 
Resources, determines the Eligible Historic Resource is a 
“historical resource” as defined by Public Resource Code 
Section 21084.1, approval of the demolition permit shall 
be a discretionary approval ror purposes of CEQA 
Guidelines Section 15060(c)(1). In reviewing and 
approving a Project with a historical resource, the 
D rector and the Office of Historic Resources shall take 
such steps witnin the scope of their powers and duties as 
they determine are necessary for the preservation of the 
historical resource, including but not limited to, consulting 
with the applicant on voluntary options for preservation or 
initiating a formal designation process.

5. Appeals. No determination of the Director in this 
Subsection E is independent'y appealab'o un'ess an 
appeal of an entitlement or CEQA determination is 
otherwise available through the Specific Plan, the LAMC.
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or CEQA

F Abatement Order Exemption, The correction of emergency or 
hazardous conditions where the Department of Building and 
Safety, Housing and Community Investment Department or 
other enforcement agency has determined that emergency or 
hazardous conditions currently exist and the emergency or 
hazardous conditions must be corrected in the interest of the 
public health, safety and welfare is exempt from this Specific 
Plan, When feasible, the Department of Building and Safety 
Housing and Community Investment Department, or other 
enforcement agency should consult with the Director on how to 
correct the nazardous condition, consistent with the purposes cf 
the Specific Plan.

Section 6. LAND USES.

A. Prohibited Uses.

1. The following uses shall oe prohibited in all Suoareas

(a) Gun and/or pawn shops including commercial
inventory storage of guns or pawned items to be sold 
rented or otherwise relocatec for sale.

(b) Indoor and outdoor swap meets

(c) Commercial storage building for household goods 
(e.g. Public Self-Storage)

(d) Moteis.

(e) Bars not attached to dining, dancing and/or 
entertainment related uses

(f) Recycling collection or buyback centers and mobile 
recycling centers, as these terns are defined in 
LAMC Section 12.03. This prohibition does not 
include these facilities that are lawfully permitted 
under state law. 2

2 The following uses shall oe prohibited in Subareas D F, 
and G:
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(a) Drive-through fast-food establishments

(b) Automobile-Related Uses

B. Limited Uses.

1. The following uses snail be limited within the Specific 
Plan area as provided below:

(a) Off-Site Alcohol Sales In addition to compliance witn 
the South Los Angeles Alcohol Sales Sbecific Plan, in 
all Subareas the establishment of any new OT-Site 
Amohcl Sales use shall be limited to a maximum of 
one such use for every 14 mile (2640 foot) radius 
area, exceot for the following-

Ful'-Service Grocery Storesi.

Convenience Food Stores and other Off-Site 
Alcohoi Sales establishments that maintain the 
following dedicated sales floor area 
percentages, enforceable oy a covenant 
prepared and recorded in a form and manner 
approved by the City

No more ihan 5 percent devoted to 
alcoholic beverage products; ana

a.

b More than 20 percent devoted to the sale of 
fresh produce, meat, cheese or other 
perishable food
Sales floor area includes, but is not limited 
to. shelving, refrigerators, and display 
cases.

(b) Automobile-Related Use.

In all Subareas where not prohibited, an 
Autcmobi!e-Re:ated Use shall be limited to a 
maximum of one such use within a % mile 
(2640 foot) radius area, except:

i

Where the use is incidental to an existing use of 
new car sales or

a
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b. Where multiple Automobile-Related Uses or
accessory Automobile-Related Uses are combined 
withm the same lot of an existing Automobile- 
Re'atea Use.

(c) Free-Standing ^ast-Food Establishments.

In all Subareas, Free-Standing Fast-Foca 
Establishments shall be limited to a maximum of one 
establishment within a 14 mile (2640 foot) radius area, 
except for the expansion or replacement of an 
existing Free-Standing Fast-Food Establishment

i.

C. Use Limitations in Pedestrian-Oriented and TOD Areas.

1. In Subareas F and G in Pedestrian-Oriented Areas, 
Ground Floor uses shall be limited to neighborhood retail 
or ne.ghborhood services, as those terms are defined by 
LAMC Section 13.07.C.

2. In Subarea D, in the Pedestrian-Oriented Area, Ground 
Fioor uses shall be limited to neighbornood retaii or 
neighborhood services, as tnose terms are defined by 
LAMC Section 13.07.C, or to the Cultural Overlay uses 
al'owed in Appendix B.

3. In Subareas D, F and G, in TOD Areas Ground Floor uses 
shall be limited to neighborhood retail or neighborhood 
services, as those terms are defined by LAMC Section 
13.07.C.

4 In Subareas D, for properties south of 43rd Street that do 
not front Crenshaw Boulevard, residential uses shall be 
limited to live/work units, as defined in lAMC Section 
12.03. 5

5 No building permit or change of use permit shall oe issued 
for any Project subject to this Section 6 until a covenant 
committing the property owner to maintain the above- 
described use limitations is recorded in a manner approved 
by the City The form of the covenant to be recorded shail 
be reviewed and approved by Planning at the time of 
approval of the administrative clearance or project permit 
compliance.
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D Nonconforming Building and Uses. All nonconforming uses, 
buildings and structures, including signs, shall comply with 
LAMC Section 12.23.

Section 7. DEVELOPMENT STANDARDS FOR PEDESTRIAN-ORIENTED 
AND TOD AREAS. In Subareas D, F, and G, ail Projects in 
Pedestrian-Oriented and TOD Areas shall comp'y with the following 
development standards in addition to others required in this 
Specific Plan:

A. All Projects snail comply with the development standards in 
Subsections 1 ana 7 of LAMC Section 13.07.E. For purposes of 
this Specific Plan, “Peaestrian-Oriented Streets,” as used in 
LAMC Section 13.07.E shall mean all streets in Subarea D, F, 

ana G.

B. All Projects shall have a pedestrian entrance along the street 
frontage of the bui'ding, even when other public entrances are 
provided. The pedestrian entrances on street frontage shall be 
kept ooen during business hours.

MIXED-USE PROJECTS. In Subareas D, F, and G, Mixed-Use 
Projects shall be developed in accordance with tne following:

Section 8

A. The Projects shall contain some combination of the 
neighborhood services/neighborhooa retail uses required in 
Section 3.C on the Ground F'oor with residential uses on the 
floors above.

Parking shall not be permitted between the Duilding and the 
street.

B.

C The Project shall be exempt from LAMC Section 12.22 A 23 
(Mini-Snooping Centers and Comne'cial Corner 
Developments)

Section 9. FLOOR AREA RATIOS AND HEIGHT.

A. In all Subareas, lots zoned commercial or industrial shall be 
permitted a maximum floor area rat'o (FAR) of 1.5:1, except as 
follows

1. In Subareas A and C on a lot designated Height District 2, 
the maximum FAR shall oe
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a 3:1 fcr Mixed-Use Projects;

b. 2:1 for all other Projects

2. In Subareas E F, and H, on a lot designated Height District 2 
that does not directly abut a lot zoned R2 or a more restrictive 
zone, the maximum FAR shall be:

a. 3:1 for Mixed-Use Projects,

b. 2'1 for al! other Projects.

3 In Subarea B ana D on a lot designated Height District 2, 
the maximum FAR shall be.

a. 2 1 for Mixed-Use Projects.

In Subareas E, F, ana H, on a lot designated Heignt District 
2 that directly abuts a lot zoned R2 or a more restrictive 
zone, the maximum FAR shall be:

4.

a 2 1 for Mixed-Use Projects

B. In all Subareas, iots zoned residential shall be permitted a 
maximum FAR of 3:1.

C. Notwithstanding Subsection 9.A, the 3.1 maximum FAR
affordable housing incentive listed in LAMC Section 12.22.A 25 
(f)(4)(ii) regarding Projects located in Height District No 1 shall 
also apply to Projects located in Height D:strict No 2.

D, For a Project with any residential uses in a TOD area, that 
includes the number ot restricted affordable units sufficient to 
qualify for a 35 percent density bonus, pursuant to Section 
12 22.A.25, the maximum permitted FAR may be increased by 
one square foot of floor area for each square foot of podium 
parking area relocated to subterranean levels cn-site, or within 
an off-site shared parking structure or facility, up to a maximum 
of an additional 1 0 FAR. Prior to building permits being issued 
a covenant committing the property owner to provide the 
required parking snail be prepared and recorded in a form and 
manner approved oy the City,.

E. For a Project with no residential uses in a TOD area, the
maximum permitted FAR may be increased by one square foot
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of floo1" area for each square foot of podium parking area 
relocated to subterranean leveis on-site, or within an oT-site 
shared parking structure or facility, up to a maximum of an 
additional 1.0 FAR. Prior to building permits being issued, a 
covenant committing the property owner to provide the required 
parking shall be prepared and recorded in a form and manner 
approved by the City

F, The maximum permitted building neight shall be as indicated on 
Maps 6, 7, and 8. Architectural Featuies may exceed the 
maximum permitted building height up to twenty percent (20%).

Section 10. BUILDING SETBACKS AND OPEN SPACE AREAS.

A. Pedestrian-Oriented Areas (Non-Mixed-Use). Except Mixed- 
Use Projects, in Suoareas D, F, and G, Projects involving new 
construction in Pedestrian-Oriented Areas shall ouild to the 
following setback requirements'

1. For Projects that do not include Pedestrian Amenities 
along the Building Frontage, a zero foot setback of the 
first floor, along any lot line that abuts a pubiic street.

2 For Projects that include Pedestrian Amenities along the 
Building Frontage a setback not to exceed five feet of 
the first floor aiong any lot ime that abuts a public street

B. Pedestrian-Oriented Areas (Mixed-Use). In Subareas D, F, 
and G. Mixed-Use Projects involving new construction in 
Pedestrian-Oriented Areas, shall build to the following setback 
and massing requirements:

1 If no Pedestrian Amenities are provided along the 
Building Frontage, a five foot sotoack, up to 15 feet of 
height, or the height of the first floor, whichever is 
greater, aiong any lot iine that abuts a public street

2. If Peoestrian Amenities are prov;ded, up to a 15 foot 
setback, up to 15 feet of height, or the height ot the first 
floor, wnichever is greater, along any podion of a iot line 
that abuts the amenity.

3 The Building Frontage shall extend at least 65 percent of 
the length of the front lot line
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C. TOD Areas. In all TOD areas, the setbacks and open space 
areas for Projects involving new construction shall be 
developed in accordance with the underlying zone district and 
any applicable orov.sions identified in Appendix A (Design 
Manual).

D Transition from Residential to Non-Residential. In all
Subareas, Projects involving new construction on land zoned 
commercial or industrial that directly abuts or is direcity across 
a street or alley from land zonec residential shall comply with 
the following, and not LAMC Section 1221.1.A. 10'

1 Where the rear or side yard property line is contiguous with 
that of a residential lot, or separated by an alley, the entire 
build.ng shall be setoack or individual floors "stepped back" 
one foot for every one toot in heignt as measured 15 feet 
above grade at the residential property line

2. Projects located opposite the front yard of residential^ 
zoned land along local streets shall not exceed 30 feet in 
height for the first 50 *eet of iot depth as measured from the 
commercial or industrial property line opposite tne 
residentially zoned land.

In all instances, when the highest natural elevation of a 
residentiary zoned property exceeds the grade of an 
adjacent commercial or industrially zoned property by more 
than five feet, the new commercial or industrial building may 
exceed the height specified at the property line by the 
number of feet represented by the difference in grade.

3

E. Ail other setback, yard, stopback, and area requirements not 
provided in this Section 10 shall be as required in the underlying 
zone

SIGNSSection 11.

In all Suoareas, the regulations in L AMC Cnapter 1 Article 4 4, 
s.nall apply except to the extent they are inconsistent witn tnis 
Section 11 The regulations in Section 11 shall apply to all 
Subareas, except Subsection 11. J, which shall only apply to 
Subarea C on lots designated Regional Center Commercial within 
the Community Plan.
A, Prohibited Signs The following are prohibited in the Specific 
Plan area
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1. All signs prohibited in LAMC Section 14.4.4.0

2. Poie signs and roof signs.

Illuminated Architectural Canopy Signs3.

4. In Subarea D, Monument Signs.

B. General Considerations.

1. All signs shall be maintained in good repair.

2. Wall, Projecting, Architectural Ledge, and Building 
Identification signs shall be constructed of individual 
channel letters or logos.

3. Logos, trademarks, insign,as and similar emblems shall 
be considered as signs and includeo when calculating 
the overall sign area

Any ideological, politica' or other noncommercial 
message may be displayed on any sign permitted under 
this Specific Plan.

4

5 The individual letters on any Pedestr.an Sign shall not 
exceed six inches in height.

6 Applications for Bui!d:ng Identification Signs on multi
tenant buildings shall be authorized by the property 
owner or the owner’s authorized agent

C. Number of Signs.

1 No more tnan one wall sign, or other type of Business 
identification Sign shall be constructed, placed, or 
maintained pe^ Building Frontage for each business

(a) Signs that are not visible from the right-of-way or 
adjacent properties (e.g. enclosed within a mall or 
courtyard building) snail not be subject to this 
limitation

One additional Business Identification Sign may be 
placed on a window of a business pursuant to 
Subsection 11.1 below.

2
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One Pedestrian Sign and one Awning Sign snail be 
allowed for each tenant space that has primary access to 
a public sidewalk or other rignt-of way, which may or may 
not be used for a Business Identification Sign.

3.

4. Theaters may have additional wal1 signs, not to exceed a 
total of 100 square feet in sign area Theaters may also 
have Marquee Signs meeting the requirements of LAMC 
Section 91.6213

5. A tenant space witn their pr imary access to a sidewalk or 
other right-of-way located on a street corner may have 
one wall sign, one Awning Sign and one Peaestrian Sign 
on each exterior wall of a business that abuts a street

(a) Alternatively, comer ouildings may provide one 
combined wall or other Business Identification Sign 
instead of one per street. This sign shaii be located 
on the corner of the building visible from both streets 
and shall not exceed twc-thirds the maximum sign 
area permitted under Subsection 11 .D.9 below.

Ground floor occupancies which have an entrance on an 
alley or rear parking iot may have ore additional wall sign 
on the exterior wall that abuts the alley or parking lot

6

One Building Identification Sign shall be permitted for 
each Building Frontage for buildings two stories in heignt 
or greater.

7

D. Sign Area

1. The wall sign of each business is permitted to be 20 
square feet for the first 25 linear feet of Builaing 
Frontage, plus two square feet for every linear foot of 
frontage over 25 feet to the maximum sign area allowed 
pursuant to Subsection 11.D.9 below

The Marquee Sign of a theater shall be permitted three 
and a hali square feet of sign area for each iinear foot of 
Building Frontage.

2

3 The one additional wall sign that is permitted for ground 
floor occupancies with an entrance on an alley, or rear 
parking lot as set forth in Subsection C.6, shall not
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exceed one square foot for each linear fcot of building 
wall to the maximum sign area allowed pursuant to 
Subsection 11 .D.9 below. This wall sign shall be directly 
associated with that business, and must face the alley or 
parking lot.

4 A Monument Sign, as defined in LAMC Section 14 4.2, 
shall not exceed 48 square feet or a height of six feet

5. A Pedestrian Sign shall not exceed four square feet or a 
vedical or horizontal dimension of 30 inches.

Each Building identification Sign shall not exceed one 
percent of the building wall area on which it is placed.

6

Signs located on a window shall be limited to no more 
than ten percent of the w.naow area

7

Projecting (Blade) ana Architectural Ledge Signs shall be 
limited to 15 square feet for the first 25 linear feet of 
Building Frontage plus one square foot for every linear 
fcot of establishment frontage over 25 feet to a maximum 
sign area of 48 square feet.

8

9 Except as expressly allowed in this Section D, no sign 
shall exceed a maximum of 75 square feet with letters 
not to exceed 30 inches in height.

E. Height. The height to the top of any sign shall be limited to a 
maximum ot 25 feet above the elevation of the sidewalk or edge 
of the roadway whichever is nearest the sign, except as follows:

1 A Buildmg Identification Sign may exceed the height 
limitation above provided all of the following:

The Sign is on an Architectural Feature original to 
the building and designee specifically tc 
accommodate signage, such as a tower or finial 
element;

a

b The building was constructea prior to November 
14, 20C4,

The sign is not a pole sign or billboard,c
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d Tne new sign snail be designed to integrate with 
the Architectural Feature, including consistency of 
size and location in relation to the architectural 
style and type of tne building.

e. All other signage on the Architectural Feature that 
is not original to the building or an Eligible Fiistoric 
Resource shall be removed or replaced.

2. Existing horizonta1 extending and vertical projecting 
Marquee Signs may be repaired and or replaced 
pursuant to Subsection 11 E. 1

F. Projection Limits

No wail sign shall project more than 12 inches from tne 
face of the building to which it is attached.

1.

Projecting Signs shall project no more than 3C inches 
from the building wa'I to which it is opposite or attached.

2

3 Architectural Ledge Signs shall be placed atop the 
architectural canopy feature and located flush with the 
outer face of sad feature

G. Location.

Architectural Ledge Signs shall be a minimum of eight 
feet and six inches from grade

Awning Signs shall be subject to the following placement 
conditions'

1.

2

A maximum height along the cornice line of 25 feet 
from grade.

a

One sign on the valance of an awning may be 
permitted in addition to other permitted signs

b.

The length of such sign shall not exceed 25 percent of 
the length of the single awning up to a maximum of 10 
square feet

c.
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d. Signs on continuous awnings snail be placed 
centered on the portion of the awning which 
corresponds to the individual storefront.

A Monument Sign shall be located a maximum of six feet 
in height and located in a planter or a landscaped area

3

4 A Pedestrian S'gn shall be located a minimum of eight 
feet ana six incnes from grade and a maximum of 15 feet 
from grade. Pedestrians Signs shall also be a minimum 
of 15 feet apart.

5. A Projecting Sign shall be iocatea a minimum of eight 
feet and six inches from grade.

6 A Building Identification Sign snail oe placed at the 
paraoet, eave or Architectural Feature, as described in 
Subsection E.1 .a.

7. No Building Identification Sign shah be illuminated when 
directly across the street from a residential use

H. Temporary Signs.

1. Temporary signs are permitted to be erected and 
maintained pursuant to LAMC Sections 14.4.16 and 
91.6216, except that these signs may not be installed on 
any sing:e bui'ding for a cumulative period in excess of 
60 days per calendar year.

(a) Temporary banners shall be limited to a maximum of 
one banner per event, per calendar year

I. Window Signs, Window signs shall be limited as follows

1. Tne address, phene number, hours of operation and 
commercial services are permitted to be d'splayed only 
once, on a door or window

2. Tne maximum size for the numerals within the address 
shall be six inches in height

The maximum size for the numerals and letters within the 
phone number, hours of operation and services snail bo 
two inches in height.

3.
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4. Window sigrs shall consist of individual letters and 
numerals without the use of any background.

Wher tnere is no other Business Identification Sign on 
the Building Frontage, a Business Identification Sign 
located on the w;naow may be up to 2C square feet

5

One "Open/Closed' sign is permitted This sign shall not 
exceed two square feet and the letters shall not exceed 
12 incnes in height

6.

7. In addition to the Business Identification Sign, the 
business name may be repeated. The maximum size of 
the .etters shall net exceed six inches in height The total 
area of these signs shall not exceed 5 percent of the total 
window area.

J. Campus Signage. Projects with a floor area of 50,000 square 
feet or more shall comply with LAMC Cnapter 1, Article 4.4 and 
all of the following

1 A sign program fully delineating the size, number, location, 
color, marehal finish for all exterior signage (including 
identity, retail, parking, etc.) shall be submitted and reviewed 
by the Design Rev;ew Board to make a recommendation 
prior to the Director of Planning issuing an approval. 
Notwithstanding the above the Design Review Boa^a and 
the Director shall not consider tne content of the sign(s) in 
their review or recommendation and approval Content shall 
include color unless it is solely related to the structure of the 
sign (framing, support brackets, edging)

2 The Design Revew Board shall recommend approval of, and 
the Director of P'anning shall approve, al1 sign programs that 
comply with Design Guideline 14 of the Crenshaw Corridor 
Specific Plan Design Manual.

Section 12. PARKING.

A. Requirements. Notwithstanding any provisions of LAMC Section 
12 21 A.4(c) to the contrary, in Subarea D parking shall be as 
follows:

1. For restaurants without outdoor eating areas with total (gross) 
square footage greater than 1000 square feet, one parking
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space shah be required for each 150 square fee* of total floor 
area.

For restaurants without outdoor eating areas witn totai (gross) 
square footage less than 100C square feet, one parking space 
shall be required for each 250 square feet of total floor area.

2.

3 For restaurants with outdoor eating areas provided, one parking 
space shall De required for each 350 square feet of total floor 
area, including the outdoor eating areas

4 Pedestrian Amenities develooed within setbacks indicated in 
Section 10 above shall net be countea as f,oor area for the 
purpose of determining the number of required park’ng spaces

5. For adaptive rehabilitation or reuse of existing theaters and for 
actor equity theaters, at least one parking space shall be 
required for eve'y ton seats. Where there are no fixed seats, 
there shall be at least one parking space for each 50 square 
feet of floor area (exclusive of stage area).

□. A Pn^ect in a TOD area, shall oe allowed a 50 oercent reduction to 
the number of spaces required by the LAMC. Additionally, the 
maximum parking spaces permitted shall not exceed 90 percent of 
the number of spaces required by the LAMC

C In ail Suoareas a Full-Servics Grocery Store shall be allowed to 
reduce the required oarking by 25 percent for the square footage 
devoted to the Full-Service Grocery Store use in acdition to other 
parking reductions.

D. Within Subarea D, no aaditional parking shall be required for any 
change of use within a building existing as of the effective date of 
the last amendment to the Specific Plan, Drovided the new use is a 
permitted use within the Specific Plan and any existing on-site 
parking is maintained is or reduced in accordance witn this Sect’on

E. Notwithstanding any provision in this Section 12, no parking is 
required that is inconsistent with State law that expressly mandates 
a parking incentive or parking reduct:on

F. In Subareas D, F, and G for new construction Projects, no on-site 
parking snail be located in front of buildings) in mini-shopping 
centers.
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Section 13, UNDERGROUND UTILITIES.

To the extent physically feasible, a!l new util'ty lines that directly 
service a Project shall be installed underground. If underground 
service is not currently availaoie, then provisions shall ce made for 
future underground service, as determined appropriate by the 
Department of Water and Power.

Section 14. RIGHT-OF-WAY IMPROVEMENTS AND STREETSCAPE PLANS.

A. Streetscape Requirements. When right-of-way improvements are 
required of any Project in the Specific P'an area, pursuant to LAMC 
Section 12.37 LAMC Chapter 1, Articles 2 or 7, or other City 
ordinance, for a right-of-way with a streetscape plan, the 
improvements shall be consistent with the streetscape plan unless 
the LADOT General Manager or the City Engineer finds either of 
the £oilowing'

Consistency witn the streetscape plan is not feasible or 
oractical,

1

2 The cost of making the improvement consistent with the 
streetscape pian is greatly in excess of the cost to ether 
property owners who are required to make improvements 
consistent with the streetscape plan in the streetscape plan 
area.

B. Non-Conforming Improvements Notwithstanding anything to the 
contrary in LAMC Sect,on 12 37.A 3 or otner adopted City 
ord'nance, improvement requirements shall not be waived or 
excused for a Project on the oasis that the existing improvements 
currently meet existing City standards ana requirements, unless the 
improvement also conforms to any streetscape plan for tne right-of- 
way. If existing improvements do net conform to the streetscape 
plan, they will need to be improved to meet the streetscape plan 
standards unless the City Engineer or Genera, Manager make the 
findings in Subsection A, above, or the improvement requirement is 
otherwise successfully appealed under Sect'on E. below.

C. Streetscape Plan For purposes cf this Section 'streetscape plan1 
shall refer to a plan that has been approved by the Board of Public 
Works, or the City P'anning Commission, or the City Council and is 
consistent with the West Adams-Baldwin Hills-Leimert Community 
Plan ana the Circulation Element of the General Plan, and the 
Transportation Demand Management and Trip Reduction
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Measures of LAMC 12.25 (as determined by LADOT), ana is 
necessary or desirable to improve the aestnetic character of the 
street and encourage the use of transit and active transportation

D. Consistency Determination. Consistency with the streetscape 
plan shall be determined by the LADOT General Manager after 
consultation with the Director of P'anmng and the City Engineer.

E, Appeal. An applicant may appeal any streetscape improvement 
requirement in Sections A and B, including the findings under 
Subsections A. 1. or A.2 , throug.o any appeal process that would be 
available for the impos;tion o( the underlying right-of-way 
improvement requirement. For example if the underlying 
improvement is being imposed under LAMC Section 12.37, the 
reauirement to improve the right-of-way consistent with the 
streetscape plan, may be appealed under lAMC Section 12.37.1. if 
the underlying improvement is being imposed under LAMC Section 
17.08 on a parcel map, the requirement to improve the right-of-way 
consistent with the streetscape plan, may be appealed under LAMC 
17 54.

F. Subsequent Ordinance. If after tne latest update to this Specihc 
Plan the City Council adopts an ordinance to regulate streetscape 
plan improvements and the ordinance is applicable to the Specific 
Pian Area, this Section 14 shall be of no further force and effect.

Section 15. DESIGN REVIEW BOARD

A. Crenshaw Corridor Specific Plan Design Review Board. There 
shall be a Crenshaw Corridor Specific Plan Des gn Review Board 
(Design Review Board).

B. Members and Composition. Except as otherwise provided below 
the provisions of LAMC Section 16.50.D shall control

1. Number of Members. The Design Review Board shall consist 
of five voting members.

Composition of Membership. In addition to the requirements 
of LAMC Section 16 50 D.3(c), the Board shall contain at least 
two memoers appointed from any of the membership categories 
tnat have demonstrated a knowledge of, and interest in, the 
culture, buildings structures, historic architecture, history and 
features of the area encompassed by th.s Specific Plan ana to 
the extent feasib'e shall have experience in historic 
preservation.

2
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Section 16. SEVERABILITY.

If any provisior cf this Specific Plan or the application thereof to any 
person, property: or circumstance is held to be unconstitutional or 
otherwise invalid by any court of competent jurisdiction, such invalidity 
shall not affect the remaining provisions of this Specific plan or the 
application of those provisions to other persons, property, or 
circumstances which can be implemented without the invalid 
provisions and to this end, the provisions of this Specific Plan are 
declared to be severable.
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INTRODUCTION

The Crenshaw Corridor Specific Plan (Specific Plan) was established to ensure 
that land uses and developments in the Crenshaw Corridor occur in a manner which 
improves the functional and aesthetic quality of the Crenshaw Corridor while enhancing 
and complimenting the surrounding community The intent of the Specific Plan is to 
allow the Crenshaw Corridor to function as a vibrant commercial area while providing 
opportunities for guided development oy regulating use, ouilding height and scale, 
landscaping, parking, type and placement of signs, and site design.

This Design Manual was developed to meet the purpose of the Crenshaw 
Corriaor Specific Plan by providing direction on methods to improve the appearance of 
commercial and industrial oevelopment, commercial developments in TODs, and 
residential developments of five units or more. The intent of these guidelines and 
standards in the Design Manual is to provide direction for the design of the Crenshaw 
Corridor, so that new development and alterations to existing strictures make an 
aesthetic contribution to the built environment, provide public amenities and enhance 
neighborhood identity.

Whe^e graphics are used to illustrate des'gn concepts, they should be viewed as 
illustrations of the guidelines or standards to depict their meaning and intent, and are 
not meant to convey exact design requirements. Amendments to the Design Manual 
are subject to approval by the City Planning Commission pursuant to the procedures in 
LAMC Section 13.08(D).

These design guidelines are in addition to any other applicable design guidelines 
including but not limited to the Commercial and Residentia1 Citywide Design Guidelines, 
and the Small Lot Subdivision Design Guidelines Where there is an inconsistency 
between any provision of this Design Manual and other City design guidelines, the 
Design Manual controls Where there is an inconsistency with the Specific Plan, the 
LAMC. or any other ordinance, the ordinance controls.

The Design Manual mciuoes both design requirements and guidelines. Des gn 
requirements typlcaPy use the word “shall”, an active verb (such as, “provide'' or 
“install"), or a ciear directive (“are not permitted,” "are required,” or “is”). Guidelines 
typically use the word ‘should" or “consider.” Projects must comply with design 
requirements and are strongly encouraged to comply with guidelines. In the spirit of 
affcrd'ng maximum creativity, projects that do not adhere to the letter of every provision 
in the Design Manual, but none-the-less demonstrate a clear alternative approach which 
is superior to and achieves all the prominent objectives of the Design Manual will be 
recognized as a valid alternative if found to be in substantial compliance as described 
oeiow Section 5 of the Specific Plan, as well as Design Review under LAMC Section
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16.50, require substantial compliance with the Design Manual. For design 
requirements, the Director or appellate oody may find substantial compliance with the 
Design Manual, and the Design Review Board may recommend substantial compliance, 
when the Project complies with all applicable design requirements. For guidelines; the 
Director may find substantial compliance, and the Design Review Board may 
recommend suDstantial compliance, when the Project meets the intent of the Design 
Manual and the Specific Plan to enhance the functlona1 and aesthetic quality of the plan 
area and the surrounding community, including through the use cf the methods 
identified in the Design Manual, where feasible, or through the use of alternative 
metnods mean: to accomplish the same purpose.

All Projects seeking an Administrative Clearance in Section 5 of the Specific Plan 
shall comply with all applicable design requirements in Section IV of this Design Manual 
and are encouraged, but rot required to substantially comply with the guidelines in 
Sections l-lll.
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SECTION I. GUIDELINES AND STANDARDS FOR COMMERCIAL AND
INDUSTRIAL PROJECTS

The following guidelines apply to all commercial and industrial Projects subject to the 
Specific Plan.

GENERAL DESIGN GUIDELINES

1. Projects should be designed in order to use the site to its’ fullest potential. 
Outdoor open spaces should be well-defined components of the site design, and 
are not to be viewed as left over space.

Attention should be given to compatibility with adjacent buildings, orientation 
toward pedestrian and arterial streets, light/shadow, placement of buffers and 
other elements which promote pedestrian orientation and use.

2.

Buildings should be well maintained and not allowed to deteriorate. Painted 
surfaces should be repainted as often as necessary and graffiti should be 
immediately removed from buildings. Removal of graffiti is the responsibility of 
the building owner and/or lessee.

3.

Consideration should be given to materials that contribute to energy 
conservation.

4.

ARCHITECTURAL & BUILDING DESIGN

GUIDELINE 1. Projects should be designed with articulation, which provides variation 
and visual interest. New development should enhance the street frontage by providing 
continuity while providing views into businesses located along the pedestrian and 
arterial streets. The mass, portion, and scale of all new buildings and remodels should 
be at a pedestrian scale. (Figure B.1)

Guideline 1a. Transparent building elements such as windows and doors 
should occupy a minimum of 50 percent of the exterior wall surface of the ground 
floor facade.

Guideline 1b. Transparent building elements such as windows and doors 
should occupy at least 40 percent of the surface area of the rear elevation of the 
ground floor portion of any building which has surface parking located to the rear 
of the structure.

Guideline 1c. All exterior building walls should provide a break in the plane, or a 
change in material, every 20 feet in horizontal length and every 15 feet in vertical 
length, created by an articulation or architectural detail, such as:
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A change in plane of at least six inches for a distance of not more 
than 20 feet;

1

Recessed entryways, recessed windows, or pop out windows,2

3. Porticoes, building overhangs, projections or cantilevered designs;

4. Other architectural features or building materials that create a 
visual break.

Guideline 1d. For all buildings more than one story in height, a horizontal 
element should be employed for the full length of the exterior building facade that 
distinguishes and provides definition for each floor using such elements as:

1 Horizontal molding;

2. Cornice line;

Raised stucco designs that are raised at least six inches.3.

Guideline 1e. Not more than 30 percent of the total exterior surface area of any 
building facade or of any visible side or rear elevation should be free from 
architectural features or articulation(s).

Guideline 1f. For buildings more than three stories in height, a five foot front 
setback should be provided above 45 feet and at corner lots.

GUIDELINE 2. Promote architectural interest while enhancing existing themes or 
styles.

Guideline 2a. In-fill development should take into consideration, and where 
appropriate, reflect and/or complement existing themes, colors and use of 
adjacent parcels.

Guideline 2b. All buildings should apply at least two types of complementary 
building materials to exterior building facades. Accents such as decorative glass 
block, brick, or tile, are materials that are encouraged as accents.

Guideline 2c. Building materials such as brick, stone, metal, glass, tile or any 
similar material should be employed to provide relief to untreated portions of 
exterior building facades.

Guideline 2d. A variety of paint colors may be used. Color schemes should be 
simple, harmonious and compliment adjacent structures, particularly where
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specific architectural/historica1 themes exist Accent colors are encooraged.

Guideline 2e. Desired colors for large-scale areas/orojects, should include, Put 
are net limitea to, earth-tones such as warm beige and grays.

Guideline 2f, Awnings may be used in moderat'on to create shade and 
architectural interest Awnings should be constructed of high quality, substantial 
materials, and should be maintained in good condition and replaced periodically 
Awning cc’or should complement structure and/or existing architectural/historical 
theme(s).

Guideline 2g. All paint products, awning fabrics, ana other color elements 
should be durable and fade resistant

GUIDELINE 3. Promote a feeling of safety while encouraging anc enhancing 
pedestrian orientation

Guideline 3a. No security banner should be placed on the exterior of any portion 
of any facade of any enclosed buiiding. Any security barrier in place on the 
exterior of the facade of an enclosed building legally permitted prior to the 
adoption of the Specific Plan may remain in place until a new Certificate of 
Occupancy is issued for the structure on which the barrier is located. The 
security barrier shall bo removed within 180 days of the date of issuance of the 
Certificate of Occupancy. Alternative methods such as interior electronic security 
and fire alarm systems are encouraged.

Guideline 3b. Interior Security Barriers All security carriers placed on the 
interiors of the facade of the enclosed buildings should conform to the following 
standards: (Figure B.2)

1. Security barriers should be screened from public view integrated 
into the design of the building and retracted during normal 
ousiness/eperation hours;

Vertical or horizontal folding accordion grills in front of building 
facades are prohibited;

2

3 Rolled down security barriers should aford views into tne 
establishment.

Guideline 3c. Exterior barriers may be permitted if interior barriers, structurally 
cannot be installed. The exterior barrier should meet the interior barrier design 
standards of this Guideline 3b

GUIDELINE 4. Incorporate architectural, ancillary, and open space features into the 
overall design of the project.
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Guideline 4a. All architectural screening devices should be designed as an 
integral part of the building arcnitecture

Guideline 4b. All surface or ground mounted mechanical equipment, including 
transformers, terminal boxes, pull boxes, air conditioner condensers, gas meters 
and electric meter cabinets should be screened from public view and/or treated 
to match the materials and colors of the building which they serve.

Guideline 4c Courtyards and outdoor areas should include seating/eating 
areas, landscaping which provides shade, sculpture and/or wa*er elements and 
should maximize the hours of exposure to the sun to the greatest extent possible

ROOFS AND ROOFTOP EQUIPMENT

GUIDELINE 5. Rooftop equipment and building appurtenances should be screened 
from public view or architecturally integrated into the design of the building.

Guideline 5a. Flat Roofs: Building equipment and ducts on flat roofs should be 
screened from view from any street, puolic right -of-way or adjacent property.
The screening should be solid and match the exterior materials, design, and 
color of the building

Guideline 5b. Pitched Roofs: Building equipment and ducts on pitched roofs 
should be screened from view from any street, public right-of-way or adjacent 
property. The pitched roof should be aesignea and constructed to accommodate 
roof-mounted equipment. A p!atform should be constructed and recessed into 
the roof such that one side of the equipment should be below the pitch of the 
roof. The remainder of the equipment and ducts, which are above the roof pitch 
should be screen from view.

Guideline 5c. Parapet Roof: The parapet roof should be designed and 
constructed to accommodate roof-mounted equipment. Any portion of the 
ecuipment or ducts, which are above the parapet should be screened from view 
from any street, public right-of-way or adjacent property. Tne screening snculd 
be solid and match the exterior building material, design, and color of the 
building.

STORAGE. TRASH AND FADING AREAS

GUIDELINE 6 Loading, storage and trash areas should be attractive, well-definec and 
located where there will be minimal negative :mpact, physical or visual, on pedestrians, 
the flow of traffic, or adjacent uses. (Figure D.1)

Guideline 6a. A trash enclosure is required for all projects. The enclosure 
should be designed in conformance to the following requirements:

1. Trash enclosures should be enclosed by a minimum five foot h.gh
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decorative masonry wall

Each trash area should have a separate, enclosed area for 
recyclable materials.

2

LIGHT AND GLARE

GUIDELINE 7. Minimize glare upon adjacent properties

Guideline 7a, On-site lighting should De installed along all vehicular access 
ways and pedestrian walkways. Such lighting should De directed onto the 
driveways and walkways within the development and away from adjacent 
properties

Guideline 7b. All other on-site lighting should be shielded and directed onto the 
site. No floodlighting shou!d be located so as to shine directly onto any adjacent 
residential property. This condition should not preclude the installation of low- 
level security lighting.

1 All exterior lighting fixtures should be compatible with the 
architectural design of the building.

2 Indirect lignting or "wail washing" and overhead down lignting is 
encouraged.

FREESTANDING WALLS

GUIDELINE 8. Provide landscaping for freestanding walls parallel to puDlic streets

Guideline 8a. Freestanding walls located parallel to ana visible from a public 
street should provide a minimum three-foot wide landscaped buffer for the length 
of the wall adjacent to that public street with a maximum heignt of four feet The 
landscaped buffer should contain clinging vines, oleanoer trees or similar 
vegetation capable of covering or screening the length of such wall, and snculd 
include the installation of an automatic irrigation system. Chain-link, barbed-wire 
and wrought iron are prohibited. (Figure F 1)

REPAIR AND SERVICE SHOPS NOT FULLY ENCLOSED

GUIDELINE 9. All repair and service uses, such as tire shops, auto tune-up car 
washes, appliance repair and other similar uses that are not fully enclosea should be 
screened from adjacent residential uses and from the main commercial street where the 
use is fronting

Guideline 9a. A solid decorative wall, at least six feet in he'ght, should be
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provided along tne rear property line ot any lot that aDuts or is directly across tne 
street or alley from any residential use or R zoned lot. The wall may be gated to 
facilitate access to loading areas. The wall should be designed with treatrrent to 
deter grafTti such as clinging vines, oleander trees or similar vegetation capable 
of covering or screening the length of the wail along any pohion facing the 
residential use or R zoned lot.

Guideline 9b. A three-foot landscaped setbacK should De provided along the 
front property line of all lots. The landscaped setback should include a solid 
three and one-half foot high wall along the property line and the remainder of the 
setback adjacent to the public right-of-way should be fully landscaped with 
ground cover. This setback should contain one 15 gallon tree for every 20 lineal 
feet. The setback area should also contain an automatic irrigation system.

LANCSCAPING

GUIDELINE 10. Landscape features, (which include but are not limited to, piant 
material, signs, walkways, benches and fountains) should be maintained in good 
condition both in structural integrity and cosmetic appearance.

Guideline 10a. Property owners should maintain landscape features located on 
their own private prooerty.

Guideline 10b. All vegetation should be watered, fertilized, trimmed and 
maintained in goed condition

Guideline 10c. Landscaped areas should be planned and designed as an 
integral part of each project.

Guideline 10d. The type, quantity and placement of landscape materials should 
be selected for their structure, texture, color and compatibility with the design of 
the site.

Guideline 10e. All new and rehabilitation projects should include an abundance 
of living plant matehals, which should be used tc create and enhance 
architectural variety and security.

Guideline 10f. Plants should not create inappropriate visual or physical barriers 
for vehicles or pedestrians.

ENTRANCES

GUIDELINE 11. Develop the entrances, side and rear yards, ano surface parking of 
projects with a coordmated landscape and lighting plan, with abundant piant materials
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and features including lighting that enhances aesthetics and safety

Guideline 11a Landscaping which includes grouping of plant materials, 
consisting of small trees, shrubs, planter boxes or tubs of fiowers should oe 
placed at entrances to courtyards ana aiong walkways.

LIGHTING

Guideline 11b. Lignting should not impede upon adjacent properties.

Guideline 11c Lignting should highlight landscape features and enharce 
security/satety a'ong walkways, paths, and open spaces.

SIDE AND HEAR YARDS

Guideline 11 d. Side ard rear yards should be landscaped using plant materials 
similar to those usea in the front yard or entrance of a project Where side and 
rear yards include entrances to buildings or structures, these entrances should 
be subject to all of the lignting and landscaping guidelines in Guideline 11

SURFACE PARKING

Guideline 11e. A minimum of 7 oercent of the total area of a surface parking lot 
is tc be landscaped in accordance with the standards in Subsections f-l of 
Guidelines 11.

Guideline 11f. The landscaped Duffer provided pursuant to this section may De 
'nduded as part of the landscape calculation. Trees provided within the 
landscape buffer may also be applied toward the tree requirements

Guideline 11 g. All surface parking lots should contain one tree tor every four 
parking spaces and such trees should be dispersed evenly throughout the 
parking lot

Guideline 11 h. Wherever a surface parxmg lot aDuts a puDlic street, public 
sidewalk or public alley, a three foot landscaped Duffer should be provided, tnat 
should contain one 15-gallon tree every 20 lineal feet

Guideline 11 i. A three and one-half foot solid decorative wall should be 
provided along the property line facing such public right-of-way

Guideline 11 j. Wherever a surface parking lot abuts, or is directly across an 
alley from any residential use or R zoned lot, a solid decorati ve wall at least six 
feet in height, should be erected aiong the perimeter of the parking area facing 
such residential use or R-zoned lot A minimum three-foot wide landscaped 
buffer should be installed along the residential S'de of this wall and planted with
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ground cover. The wall should be designed w'th graffiti deterring plant covering 
or material.

Guideline 11k. An automatic irrigation system should be installed for all 
landscaped areas.

Guideline 111. Surface parking lots, parkmg structures, garages, and carports 
shall always be to the rear of the buildings.

PAVING/SI DEWALKS

GUIDELINE 12. The use cf paving materials is encouraged to empnasize entries 
pedestrian activities, and special gathering areas.

Guideline 12a. Large continuous areas of unbroken plain concrete are 
prohibited. These areas should be interspersed with other paving materials or 
with plant matehals, which can include the foliowing:

Integrated color cement with salt finish:1

2 Stamped concrete;

Brick and tiles,3

4 Precast pavers; or

5. Murals/ artwork by local artists

PARKING STRUCTURES

GUIDELINE 13.
serves.

Incorporate tne design of parking structures to the building(s) which it

Guideline 13a. The exterior elevations of all parking structures having any 
frontage along any major commercial street should oe designed to match tne 
style, materials and color ot the main building by incorporating all or seme of the 
design elements used for the main facade of the building it serves, such that 
there is no notable Differentiation between the parking and non-parking structure. 
Parking structures fronting on arterial streets should have commercial or other 
non-residential uses, to a minimum depth of 25 feet on the ground floor levei.

Guideline 13b. Along ail other (non-major commercial) street frontages, if a 
parking structure is not architecturally integrated with the design of the main 
building, then the parking structure wall should be screened by a minimum three 
foot wide landscaped setback The ianoscaped buTer should conform to tne 
following:

One 24 inch box tree, not less than 10 feet in he.ght at the tine of1.
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planting, should be planted at a 'atio of one for eve'-y 20 'ineal feet;
or

Vegetation with a minimum height of three feet at maturity should 
be planted over the entire landscaped setDack; or

2

The landscapec setback should contain clinging vines, oleander 
trees or similar vegetation capable of covering or screening the 
length of the adjacent wall up to a height of at least nine feet

3.

Guideline 13c. An automatic irrigation system should be installed within any 
landscaped buffer.

Guideline 13d. Wherever a parKing structure abuts, cr is airectly across an alley 
or public street from any res.dential zone or residential use, the wall facing such 
residential use or zone should conform to the following:

Solid decorative walls or decorative baffles to block light and deflect 
ncse should be installed along the sides of the structure, which 
face residential uses or zones.

1.

2 Solid spandrel panels a minimum of 3-feet-6-inches in height 
should be installed at the ramps of the structure, which are adjacent 
to res^dentia' uses or zones so as to minimize headiignt glare.

Light standards on any uncovered, above-ground level areas of the 
structure should not be higher than the adjacent perimeter walls.

3

Garage floors and ramps should be constructed with textured 
surfaces to minimize tire squea1 noises.

4

5, A landscaped buffer should be provided in conformance to the 
standards set forth in Subsection b of Guideline 13 along tne sides 
of the structure, which face any residential uses or zones

SIGNS

GUIDELINE 14. Signs within the Crenshaw Corridor Specific Plan are intended to 
provide identification of businesses and to assist pedestrians and vehicular traffic, and 
to identify specific communities, events and local monuments. Signs should be 
constructea of high quality materials well maintained and designed to coordinate with 
the design of the building and/or site.

Guideline 14a, Projects and/or ouildings containing multiple entrances and 
frontages should have a planned, coordinated sign program.

Guideline 14b. Materials, colors, design and presentation of signs shoulc be 
easy to see and read.
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Guideline 14c. Signs should not dominate or obscure the architectural elements 
of building facades, roofs or landscaped areas.

Guideline 14d. All signs should be located and screened and buffered so that 
they are structurally safe. Illumination sources for all signs should be hidden from 
view.

Guideline 14e. The illumination of signs adjacent to residential areas should be 
of the lowest possible level that allows for adequate identification and readability 
while emitting minimum glare.

Guideline 14f. All signs, and in particular those associated with a coordinated 
sign program for a campus under Section 11. J of the Specific Plan, should be 
designed to integrate with the architecture, landscaping and other site features 
(e.g. lighting, benches, etc.) and should relate to one another in overall design 
approach.

Guideline 14g. Campus sign programs should be designed so as not to 
overwhelm the larger campus or building.

Guideline 14h. Signs that hold multiple tenant information should be designed 
so that individual tenant information is organized, easy to read, and in character 
with the visual identity of the larger campus or building.

SECTION II. GUIDELINES AND STANDARDS FOR COMMERCIAL PROJECTS
LOCATED WITHIN PEDESTRIAN- AND TRANSIT-ORIENTED AREAS

The following guidelines apply to all commercial projects subject to the Specific Plan in 
Pedestrian-Oriented Areas and TOD Areas, as identified in the Specific Plan.

GROUND FLOOR USES

GUIDELINE 1. Create an environment that promotes pedestrian orientation and use.

Guideline 1a. At least 75 percent of the ground floor frontage of any building, 
including any portion of a building used for parking, should be devoted to retail or 
commercial uses. Notwithstanding the above, in Subareas D, F, and G of the 
Specific Plan, Projects shall comply with Section 6.C. of the Specific Plan.

SITE DESIGN

GUIDELINE 2. Locate structures toward the main commercial street where the parcel 
is located in order to avoid pedestrian/vehicular conflicts.
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Guideline 2a. Primary retail and community-oriented uses shouid be located to 
allow easy access to pedestrians Secondary uses should ce located where they 
do not detract from the pedestrian experience.

Guideline 2b. Ail bu.ldings should provide a pedestrian entrance at the front of 
the building for each business that fronts on a mam commercial street, even 
when rear public entrances are provided Clearly defined pedestrian walkways 
should be provided, and shown on the site pian, to connect building entrances to 
parking areas

Guideline 2c. Pedestrian walkways that are located parallel to, and abutting any 
driveway, should be a minimum of five feet wide and should include a two foot 
'andscaped buffer between the pedestrian walk and the driveway. However, this 
requirement does not apply to any commercial project that provides through 
pedestrian access from the rear of the building to the front entrances of a building 
via an arcade or pedestrian path.

Guideline 2d Wherever a pedestrian walkway and a driveway run parallel for 
more than 50 lineal feet, speed bumps should be provided on the driveway at a 
distance of no more than 50 feet apart.

Guideline 2e. Pedestrian 'drop off” areas located at street level, which ao not 
impede foot traffic or sidewalk width, shall be required.

Guideline 2f. Wherever a project has a street frontage of 250 feet or greater, a 
paseo or through interior pedestrian path should be provided from the rear of the 
building to the front property iin.e of the building.

Guideline 2g. Surface parking should oe located to the rear of all structures if 
vehicular access is availabie to the rear of the parcel either via an alley or a 
public street, cr as set forth in Subsection h cf Guideline 2. below

Guideline 2h. Where no vehicular access is ava.lable from the rear of any lot 
parking snould be provided to the rear of a lot via a "flag" parking 'ay out For 
mid-block lots that do not have through access to an alley or public street at the 
rear, and where creation of a flag parking lot results in a loss of 10 percent or 
more of the building frontage a waiver from the guideline would be supported 
where the applicant submits alternative site plan scenarios with calculations 
showing frontage tnat would be lost and incorporates design mitigation measures 
to ensure the intent of this guideline is not undermined.

Guideline 2i. Wherever a project must taKe its access from a "main commercial 
street," only one curb cut should be permitted for every 150 feet of street frontage 
on the “main commercial street.” Such curb cuts should be a maximum width of
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20 feet unless otherwise required by the Department of Transportation

Guideline 2j. The site pia.n shouid identify and distinguish the locations of all 
ancillary structures or service areas, pedestrian walkways, vehicular paths, 
ioading areas, passenger drop-off areas, trash enclosures and landscapea 
areas

Guideline 2k When new utility service is installed in conjunction with new or 
existing development, ail proposed utilities on a project site should be placed 
underground.

OPEN SPACE AND UNKAGES

GUIDELINE 3, All projects, and in particular those located within Transit-Oriented 
Development areas, should strive to incorporate public open space areas (p'azas, mim- 
oarks, etc.) that are well designed and effectively link pedestrians to services and 
nearby transit stations

Guideline 3a. Projects on a lot size eaua! or greater than 15,000 sauare feet 
should strive to maintain at least 20 percent of its LAMC required open space as 
cublicly accessible where appropriate.

Guideline 3b In addition to the open space requirements of the LAMC, Projects 
on lot sizes less than 15,000 square feet should strive to develop and maintain 
open space areas as usable outdoor space accessible to the general public as 
well as to the residents and employees of a property.

Guideline 3c. Public alleyways, paseos, plazas or new streets tnat are adaed 
to a project site may be considered open space.

Guideline 3a. Paseos should be designed to be at least 20 feet wide or as 
required by LAMC to accommodate fire truck and emergency vehicle access.

Guideline 3e. Open space should be generally located internal to sites and 
should be accessible from corridors via m;d-block passages or paseos and 
should be located no more than three feet above cr beiow the adjacent sidewalk 
grade and should be designea to facilitate linkage from the mass transit station to 
nearby public spaces and Pedestrian Amenities.

Guideline 3f. Projects in Transit-Oriented Development Areas should strive to 
create mid-block connections through the length and width of the block to 
connect the light rail transit to adjacent streets and destinations.

Guideline 3g. Projects should strive to design commercial, retail, or existing 
buildings to incorporate parking above or below the grouna floor in order to 
ensure a pedestrian friendly pub'ic realm at ground level.

Guideline 3h. Projects should strive to prov;de a clear hierarchy of common
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open spaces distinguished by design and function to create a connected public 
realm conducive to both active and passive uses.

Guideline 3i. Planting trees in paseos can emphasize their visual impact. 
Where trees are proposed, a wider paseo should be considered up to 30 feet to 
provide ample light for trees to grow.

SECTION III. GUIDELINES AND STANDARDS FOR NEW RESIDENTIAL PROJECTS
OF FIVE UNITS OR MORE

The following guidelines apply to all residential projects of five units or more subject to 
the Specific Plan.

SITE PLAN

GUIDELINE 1 Create a space around which the building is designed that serves as an 
amenity for residents and increases the quality of the environment.

Guideline 1a. All multiple -family residential developments, not located within a 
mixed use project, should be designed around a landscaped focal point or 
courtyard.

Guideline 1b. A pedestrian entrance should be provided at the front of every 
project. The pedestrian entrance should provide a view to an interior courtyard 
or landscaped open space area. The entrance should be emphasized by 
employing one of the following paving treatments:

1. Brick or Tile; 
Precast Pavers; or 
Stamped Concrete

2.

3.

Guideline 1c. A pedestrian entrance should be provided for every 150 feet of 
building frontage.

OPEN SPACE REQUIREMENTS

GUIDELINE 2. Provide open space within a project that is usable and well designed.

Guideline 2a. All open space provided under Guideline 2 should provide a 
surface, which prevents dust and allows for convenient outdoor activities, 
especially for children. Such surface should be any practicable combination of 
lawn, garden, flagstone, wood planking or other serviceable dust-free surfacing. 
Concrete and asphalt should be permitted subject to the restrictions below:
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1 No portion cf the required open space should have a dimension 
less than 20 feet.

The slope should not exceed 1C percent.2

Off-street parking, loading areas, driveways, and service areas 
shculd rot be counted as open space.

3

Guideline 2b At least 30 percent of the required open space should oe 
landscaped.

Guideline 2c Projects that provide private usable open space, such as 
balconies or patios, with a minimum dimension of fcurfeet for balcories and six 
feet for patios may reduce the required open space directly commensurate with 
the amount of private soace Droviced. However, at no time should common 
open space be less than 350 square feet for projects unoer 10 units or 600 
square feet for projects of 1C units or more.

Guideline 2d An automatic irrigation system, should be installec within all 
landscaped areas prior to the issuance of a Certificate of Occupancy by the 
Department of Building and Safety

DESIGN

GUIDELINE 3. Design all buildings with a quality and character that improves 
community appearance by avciding excessive variety and monotonous repetition To 
achieve this, the volume of all buildings should be composed ct a variety of forms, 
contrasting shapes and should employ attractive and complementary ouilding materials 
and architectural features.

Guideline 3a Piaster or stucco finishes should not occupy more than 60 
percent of the surface area of any exterior on each floor.

Guideline 3b. The exterior finish on all balconies should employ a finish material 
that is different, from the finish material employed on the primary body of the 
building.

Guideline 3c. All building fixtures, awnings, security gates, othei similar type of 
improvements, should complement and be arch tecturally integrated to the 
design of the building.

Guideline 3d. Ah surface or ground mounted mechanical equipment including 
transformers, terminal boxes, pull boxes, air conditioner condensers, gas meters 
and electric meter cabinets should be screened from ouolic view and/or treated 
tc match the materials and colors of the bulding which they serve.

Guideline 3e. All exterior building walls should provide a break in the plane or a
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change in material, every 20 feet in horizontal length and every 15 feet in vertical 
length, created by an articuiation or architectural detail, such as

1. A change in plane of at least 18 inches;

Windows that are recessed at least six inches,

Incorporation of varied window treatments such as multi- pane, 
octagonal, circular, greenhouse or bay windows cr other 
fenestration;

Perforations on the surface of the building plane,

Building overhangs, porticoes, or projections;

Terraces, balconies or cantilevered designs;

Wood accents and wood trim for windows and doors; or

Other architectural features or building materials that create a 
Visual break.

2.

3.

4

5

6.

7.

8

ROOFS AND ROOFTOP EQUIPMENT

GUIDELINE 4, Screen all roof top equipment and building appurtenances Pom view of 
adjacent properties by architecturally integrating them into the design of the building

Guideline 4a Design of a:l rooftop equipment and building appurtenances shall 
comply to the guidelines set forth in Section III, Guideline 3.

Guideline 4b. All roof iines in excess of 40 feet should be broken up through the 
use of gables, dormers, plant-ons, or cutouts.

STORAGE. AND TRASH AREAS

GUIDELINE 5. Design trasn and storage areas which are safe, attractive and secure

Guideline 5a. Trash enclosures should be enclosed by a minimum five-foot 
high, decorative masonry wall.

Guideline 5b. A minimum of one trash area should be proviaed for every ten 
units

Guideline 5c, Trash areas should be located no more than 200 feet from the 
mcst remote unit it serves.

FREESTANDING AND RETAINING WALLS

GUIDELINE 6. Design walls that are architecturally mterest'ng and compliment 
architectural styles and/or themes.
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Guideline 6a. All freestanding walls should provide a break in the plane, or a 
change in material, or an opening in the surface of the wall, every 20 feet in 
horizontal length or by an articulation or architectural detail, such as:

1. A staggered wall;

An indentation in the wall; or2.

A symmetrical spacing of columns.3.

Guideline 6b. All retaining walls should be treated in a similar manner as the 
project's buildings, employing compatible materials, colors and finishes.

PARKING STRUCTURES

GUIDELINE 7. Incorporate the design of parking structures into the building(s), which it 
serves.

Guideline 7a. The exterior elevations of all parking structures should be 
designed to match the style, materials and color of the main building.

Guideline 7b. Wherever above grade parking is provided, architectural 
perforations or other wall openings should be provided to allow sunlight to 
penetrate the interior parking area and to break up the exterior plane of the 
parking wall At least 20 percent of the exterior wall surface should consist of 
openings.

Guideline 7c. Wherever above grade parking abuts any public street, a 
minimum five-foot landscaped setback should be provided along the exterior 
walls of the parking structure in accordance with the following standards:

One 36 inch box tree every 20 feet.1.

Ground cover on 80 percent of the surface area.2.

A raised planter, three feet in height, and two feet in depth (from the 
exterior wall) to soften the parking wall.

Guideline 7d. All surface parking lots should conform to the landscape 
requirements contained in Section I, Guideline 10.

3.

SECTION IV. DESIGN REQUIREMENTS FOR ADMINISTRATIVE CLEARANCE

The following design requirements apply, as applicable, to all Projects seeking an
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administrative clearance under Section 5 D of the Specific Plan

DESIGN REQUIREMENT 1. When a permit is required fcr either a wall or Pedestrian 
Sign, each sign shall comDly with the following design requirements:

Design Requirement 1a. Sign p-ojects involving buildings containing multiple 
entrances or frontages shall comply with the following.

If there is an approved sign program on file with the City for the 
subject property, all signs shall comply with the unified sign 
program.

1.

2 If there is no approved unified sign program for the subject 
property, or the applicant wants to modify their existing approved 
sign program, the applicant shall submit a new sign program as set 
forth in Subsection b of Design Requirement 1.

Design Requirement 1b. Any proposed sign program shall De approved by the 
Director of City Planning if the sign program demonstrates that all signs on the 
subject property will be In compliance with Subsections c-g of Design 
Requirement 1, Article 4.4 of the LAMC and Section 11 of the Specific Plan To 
apply for a sign program, applicants must submit the following to the Department 
of City Planning to demonstrate the size, type, and iocaticn of the property 
signage:

Site plans with dimensions and/or annotations of sign types;1.

2 Elevations,

Color schemes; and3

4 Any other information or documents required by the Department Of 
City Planning

Design Requirement 1c. Signs shall not be placed over distinctive architectural 
elements of building facades or roofs unless the architectural element is intended 
for signage or the property would otherwise be prohibited from having a Business 
Identification Sign allowed under the Specific Plan

Design Requirement 1d. All signs shall be located, screened and buffered so 
that they are structurally safe. Illumination sources for all signs shall be hidden 
from view.

Design Requirement 1e. The illumination of signs adjacent to residential areas 
shall be of the lowest possible level that allows for adequate identification and 
readability while emitting minimum glare.

Design Requirement 1f. The size and scale of signs shall be integrated with the
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architectural elements of tn.e building.

Design Requirement 1g. Signs that nold multiple tenant information shall 
ensure that Individual tenant information is organized and in character with the 
building(s).

DESIGN REQUIREMENT 2 When a building permit is required for a oaintmg project, 
the exterior paint color of the building shall be in conformance with the following:

Design Requirement 2a. Color schemes shall be limited to four or fewer colors 
ard shall be applied as a consistent paint scheme for the entire building and not 
an individua1 tenant space. Accent colors shall be usea on trim.

Design Requirement 2b. The paint used shall be of a type that is generally 
available on the market to be duraole and fade resistant

Design Requirement 2c. If awnings are to be replaced as part of tne Project, 
the awnings shall be of a material generally available and constructed of high- 
quality, substantial materials, that are as fade resistant as are generally available 
on the market. Awning color shall complement the structure and/or existing 
architectural/historical therre(s).

DESIGN REQUIREMENT 3 Minorfagade repair and storefront rehabilitation shall be 
limited to in-kind replacement and/or repair work Section 5.E of the Specific Plan snail 
be compliea with for Eligible Historic Resources.
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APPENDIX B

CULTURAL OVERLAY USES

ARTS AND CULTURAL ACTIVITIES

Cultural center, including inter-generational cultural centers
Dance classes
Library
Microfilm and microfiche studio
Live/ Work Unit, as defined in LAMC Section 12.03
Art/Craft uses, including but not limited to those identified in LAMC Section
13.06D and E(1-4), including ancillary programmed classes

ENTERTAINMENT USES

• Low-cost movie and live performance theatres including, but not limited to: 
o Showcase Theatres, as defined in Section 12.03 
o Comedy lounges
o Jazz lounges with live bands or new artist stage shows

RETAIL

• Game store (examples include, but are not limited to, uses involving the sale of 
board games and electronics).

• Candy and confection store
• Consignment shop, including but not limited to shops that sell online.

BUSINESSES

• Event planner / party rental
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Housing Affordability and Health Among 
Homeowners and Renters

Craig Evan Pollack, MD, MHS, Beth Ann Griffin, PhD, Julia Lynch, PhD
This activity is available for CME credit. See page A3 for information

Background: Although lack of affordable housing is common in the U.S., few studies have exam
ined the association between housing affordability and health.

Purpose: Using quasi-experimental methods, the aim of this study was to examine whether housing 
affordability is linked to a number of important health outcomes, controlling for perceptions of 
neighborhood quality, and determining whether this association differs by housing tenure (renting 
versus owning).

Methods: Data from the 2008 Southeastern Pennsylvania Household Health Survey, a telephone- 
based survey of 10,004 residents of Philadelphia and its four surrounding counties, were analyzed. 
The association between housing affordability and health outcomes was assessed using propensity 
score methods to compare individuals who reported living in unaffordable housing situations to 
similar individuals living in affordable ones.

Results: Overall, 48.4% reported difficulty paying housing costs. People living in unaffordable 
housing had increased odds of poor self-rated health (AOR= 1.75,95% CI=1.33,2.29); hypertension 
(AOR=1.34,95% 0=1.07,1.69); arthritis (AOR=1.92, 95% CI= 1.56,2.35); cost-related healthcare 
nonadherence (AOR=2.94, 95% 0 = 2.04, 4.25); and cost-related prescription nonadherence 
(AOR=2.68, 95% 0=1.95, 3.70). There were no significant associations between housing afford
ability and heart disease, diabetes, asthma, psychiatric conditions, being uninsured, emergency 
department visits in the past year, obesity, and being a current smoker. Renting rather than owning a 
home heightened the association between unaffordable housing and self-rated health (AOR=2.55, 95% 
Cl=1.93,3.37 for renters and not significant among homeowners) and cost-related healthcare nonadher
ence (AOR=4.74,95% 0= 3.05, 7.35 for renters and AOR= 1.99,95% CI= 1.15,3.46 for homeowners).

Conclusions: The financial strain of unaffordable housing is associated with trade-offs that may 
harm health. Programs that target housing affordability for both renters and homeowners may be an 
important means for improving health.
(Am J PrevMed 2010;39(6):515-521) © 2010 American Journal of Preventive Medicine

ing real wages for the lowest earners, combined with high 
housing costs, has led to an insufficient supply of afford
able rental housing units.2 In recent years, the housing 
bubble and lax lending standards have produced high 
levels of both foreclosure and household debt.1

Introduction
he number of households living in unaffordable 
housing—commonly defined as spending more 
than 30% of household income on housing 

expenses—was estimated to be 39.5 million in the U.S. in 
2007.1 The number of households in unaffordable hous
ing had climbed by nearly 6% from 2001 to 2007.1 Declin-

T
High housing costs relative to income, as well as financial 

strain more broadly, may be an important determinant of 
Financial strain has been linked to poor health 

outcomes including all-cause mortality, higher prevalence 
of chronic conditions, and depressive symptoms.
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8-11 Re
ceiving subsidized housing is associated with improvement 
in certain health outcomes,12 for example, in children’s nu
tritional status.4,13,14 High housing-related costs may pose 
health risks through multiple mechanisms, including forc
ing trade-offs between housing costs and paying for other 
health-promoting goods and services (e.g., health insurance,

© 2010 American Journal of Preventive Medicine • Published by Elsevier Inc. Am J Prev Med 2010:39(6)515-521 515

mailto:cpollac2@jhmi.edu


I

Pollack etal/AmJPrev Med 2010;39(6):515- 521516
5-7,15 SES (educational attainment; low income [i.e., size-adjusted house

hold income less than 200% of the federal poverty level]; and an 
indicator of unemployment). Respondents were also categorized as 
either homeowners or renters, and whether individuals lived in 
Philadelphia or cne of the four surrounding counties.

Perceptions of Neighborhood Quality
Our analysis included three self-reported measures of neighbor
hood quality thought to potentially confound the effect of housing 
affo: dability on health outcomes. Some renters and homeowners 
may choose to spend more on housing in order to reside in a 
neighborhood with desirable attributes, such as safe public spaces, 
access to grocery stores, or a strong social environment. In this 
case, the negative effects of unaffordable housing on health may be 
offset by improved neighborhood quality.

The measures addressed whether the respondent felt they lived 
in a safe neighborhood, one with adequate access to grocery stores, 
and a strong social environment. These measures came from ques
tions asking respondents about (1) whether they did or did not go 
someplace during the day because they felt unsafe; (2) the ease or 

difficulty in finding fresh fruits and vegetables; 
(3) the quality of grocery stores in their neigh
borhood; (4) whether people in their neighbor
hood are willing to help neighbors; (5) whether 
people work together to improve the neighbor
hood; (6) whether the respondent feels that he 
or she belongs and is a part of the neighbor
hood; and (7) whether most people in the neigh
borhood can be tiustcd. A dichotomized mea
sure of adequate access to food was created to 
indicate whether the respondent reported either 
difficulty accessing fruits/vegetables or access to 
grocery stores (Questions 2-3) and a dichoto
mized measure of a social environment was cre

ated io indicate whether the respondent had any difficulty with the 
neighborhood social environment (Questions 4-7).

medications, and healthy foods 
stress and emotional strain, 
given people’s emotional attachment to their home17'1', 
through the potential association with housing quality and 
neighborhood features; and as a marker for low SES associ • 
ated with material deprivation across other domains.

The present study uses propensity score methods to 
examine whether unaffordable housing is linked to poor 
health and lower healthcare utilization. The present study 
tests whether the association between housing affordabil
ity and health and healthcare utilization outcomes differs 
for homeowners and renters. People who own their 
homes have been shown to enjoy better health than rent- 

and homeowners tend to have higher levels of
How

ever, it is not known whether homeowners who have 
difficulty affording their housing-related expenses enjoy 
the health benefits linked to homeownership.

j; causing high levels of 
which may be heightened16-18

20

21-26ers,
27,28wealth, which is also associated with health.

Methods
Data Source
The current study draws on data from the Philadel
phia Public Health Management Corporation’s 
2008 Southeastern Pennsylvania Household Health 
Survey,2” which is a biennial survey of residents of 
Philadelphia County and the four surrounding 
counties (Bucks, Chester, Delaware, and Mont
gomery) with h ouseholds selected via random-digit 
dialing to land telephone lines and additional inter
views conducted via cell phone. Respondents were 
eligible if they were aged >18 years and resided in 
one of the five counties. In households with more than one eligible 
adult, the person with the last birthday prior to the interview was 
selected. The survey oversampled people aged &60 years. Inter
views were conducted in English and Spanish When a randomly 
selected adult i espondent was not able to be in terviewed because of 
health impairments or language barriers, the interview was con
ducted with an adult proxy (n=17). The level of response for the 
telephone survey was 25% (AAPOR 3). A total of 10,007 individu 
als were surveyed in the summer of 2008.

See
related

Commentary by 
Fullilove in this 

issue.

Dependent Variables
Multiple measures (13 total) of health status and healthcare utili
zation were used as dependent variables. Self rated health slatus on 
a 4-point Likert-type scale was dichotomized into fair or poor 
versus excellent or good. Respondents were asked about clinician- 
diagnosed chronic conditions. Other items addressed insurance 
status (uninsured versus all others); cost-related healthcare and 
prescription nonadherence (whether the participant had not 
sought medical care/presciiption medications in the past 12 
months because of the cost); emergency department use in the past 
12 months; current smoking status; and obesity (BMI of 30 or 
greater calculated from self-reported height and weight).

Measure of Housing Affordability
Housing affor dability was assessed with a single item: Housing costs 
refer to the money that you and your household spend on utility bills, 
rent, mortgage payments, and property taxes. Overall, how difficult 
was it for you to afford your housing costs during the past year? 
Response options were very difficult, somewhat difficult, not very 
difficult, and not difficult at all. Responses were dichotomized into 
very difficult and somewhat difficult, which are here termed “unaf
fordable housing,” versus not very difficult and not difficult at all, 
which was termed ‘ affordable housing.” This item was developed 
by the authors and pretested among Philadelphia residents.

Statistical Analysis
Propensity scores weights. The analytic app-oach was de
signed to obtain robust estimates of the association between hous
ing affordability and health outcomes. Specifically, propensity 
score weighting was used to address important imbalances that 
existed in the current sample between those who reported living in 
a housing affordable situation and those who did not. Propensity 
score weights give more weight to individuals in the control con
dition (here, affordable housing) who look like individuals in the

Independent Variables
Respondents were classified according to demographic character
istics (age; race/ethnicity [white, black, and other]; and gender) and
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treatment condition (unaffordable housing) and less weight to 
those who do not. In doing so, a computation is being made of the 
Average “Treatment” effect on the “Treated” population, or 
ATT,
spondents like those in the treatment condition (i.e„ those living in 
unaffordable housing situations). The analysis aims to answer the 
policy-relevant question: what would happen to individuals living 
in unaffordable housing situations bad they lived in affordable 
housing situations?

Computing the ATT is a quasi-experimental strategy that re
quires that ar estimation of counterfactuals be made for those in 
the treatment group (e.g., outcomes for the unaffordable housing 
respondents were they living in affordable housing situations). 
This was accomplished with the creation of propensity score 
weights to weight the affordable housing group to look similar to

the unaffordable housing group with respect to the key indepen 
dent variables (age, gender, race, education, unemployment, 
county of residence, housing tenure, poverty indicator, and the 
perception of neighborhood quality variables). Weights were esti
mated using a generalized boosted model, which is a flexible, non- 
parametric estimation technique that adaptively captures the func
tional form of the relationship between the covariates and exposure 
with less bias than traditional approaches such as logistic regres- 

The weight estimation was implemented using the 
“twang” package in R, and balance between the affordable and 
unaffordable housing groups was assessed across a number of 
criteria.

30-33 which makes the current results generalizable to re-

34sion.

35

To show how comparable the unaffordable and affordable hous
ing groups were after applying the propensity score weights, a

calculation was made of 
the pre- and post
weighting standardized 
mean difference for each 
variable used to create 
the weights, and absolute 
standardized differences 
greater than 0.20 are 
considered to be moder
ate effect size differenc
es.All results are ap
propriately adjusted for 
sampling weights.

Table 1. Sociodemograpluc characteristics of people living in unaffordable and affordable 
nousing

Unweighted 
affordable 

housing group 
(/7=5156)

We’ghted 
affordable 

housing group 
=1909)

Unaffordable 
housing group 

(n=4850)Characteristics (n, eighted

50.6aAge (years [M]) 46.2 46.3

21.6aHomeowner (%) 32.5 32.9

48 9aFemale 59.2 59.5
Outcome analyses.
The ATT was estimated 
for each outcome sepa
rately by fitting propen
sity score-weighted lo
gistic regression models 
that controlled for 
whether the respondent 
lived in an unaffordable 
housing situation and 
the eight independent 
variables listed above 
(“doubly robust” estima
tion).37 After estimating 
the main effect of housing 
unaffordability on each 
outcome, weighted logis
tic models were fitted that 
also included an interac
tion term between unaf
fordable housing and the 
indicator for whether or 
not a respondent owned 
his or her home, to assess 
whether the effects of un
affordable housing dif
fered for homeowners 
and rencers.

Missingness in the data 
ranged from 0.1% to 14%, 
with a median of 0.5% and 
a mean of 1.5%. Missing 
data were multiply im-

Race/ethnicity

White 66.2 76.8! 66

B'ack 25.4 25.717.3

Other 8 4 5.9 8.3

Education

College graduate 

Some college 

High schoo' or less

Living in poverty

Unemployed

County

Philadelphia

Bucks

49.9a31.8 32.2

22.2 18.9 21.9

31.2a46.0 45.9

14.5a35.5 35

9.1 4.2 8.8

30.9’42.5 43.3

15.8 16.0 15.8

Chester 11.2 14.1 11.0

Delaware 13.2 15.5 12.9

Montgomery

Perceptions of neighbornood quality 

Lack of neighborhood safety 

Poor secial environment

17 3 23.5 17.0

9.7 4.0 9.5

58.1 49 3 57.7

Difficulty accessing health food 10.4“23.5 23.3

aFtep-esent variables for which the absolute standardized mean difference (SMD) between the unaffordable 
housing group and the unweighted and propensity weighted versions of the affordable housing groups was 
>0 2. In this analysis SMCs were only greater than 0.20 wnen comparing the unaffordaole housing group to 
the unweighted affordable housing group. After propensity weighting, all SMDs were <0.20.
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and health-related behavior
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puted using Stata's ice com
mand.38 Results shown are 
reported across all 10 im
puted data sets.

Sensitivity
yses. To assess the 
sensitivity of the current 
results to the specifica 
tion of the key variable of 
housing affordability, re
sponses to the question 
were reclassified so that 
the unaffordable cate
gory included only those 
respondents who said it 
was very difficult to af
ford housing costs and 
re-ran analyses.

Unweighted 
affordable 

housing group 
(n—5156)

Weighted 
affordable 

housing group 
= 1909)

Unaffordable 
housing group 

(n= 4,850)
anal-

Health measures "weighted

16.4*Fair or poor self-rated health (%) 

Chronic conditions

26.3 13.1*

22.6*30-9 29.7Hypertension 

Heart disease 1C 6 10.3 9.3

8.911.5 9,5*Diabetes

16.5 11.8* 13.5Asthma

20* 13*Arthritis 25.7

13.3* 16.9*Psychiatric conditions

Healthcare utilization

22 6

Results
12.0 4.5* 13.5Uninsured

Overall, 14.0% of the 
sample reported that 
paying housing costs 
was very difficult and 
34.4% reported that it 
was somewhat diffi
cult. Table 1 shows 
the sociodemographic 
characteristics of the 
sample for (1) the 
m affordable housing 
group; (2) the 
weighted affordable 
housing group; and (3) the propensity score-weighted af
fordable housing group. Before weighung, the unaffordable 
housing and affordable housing groups looked different on 
eight of the 11 independent variables included in the pro
pensity score weights. The unaffordable housing group 
was younger, more likely to own a home, more likely to be 
women or minorities, less educated, more likely to be under 
the poverty level or unemployed, more likely to live in Phil
adelphia, and more likely to report having difficulty access
ing health food. A (ter weighting, the two groups look almost 
identical on all observed factors.

Table 2 shows the unadjusted associations between 
housing affordability and the outcome variables as well as 
the propensity score-adjusted associations (the un
weighted and weighted affordable housing columns, re
spectively). Generally, respondents in unaffordable hous
ing situations had a higher prevalence of each negative 
health outcome prior to weighting.

Table 3 reports the AORs from the weighted logistic 
regression models. As shown, housing unaffordability 
was significantly related to increased odds of poor self-

41.6*Emergency department visit in 
past year

Cost-related healthcare 
nonadherence

43.7 34.2*

4.0* 9.1*19.7

6,9*Cost-related prescription 
nonadherence

24 7 11.9*

Health-related behaviors

25.8 15.3* 25.2Current smoker

28.4 22.3* 24.1Obese

*p<0.05 in b-varate analysis compared to unaffordable hojsing groupun

rated health (AOR= 1.75, 95% Ci= 1.33, 2.29); hyperten
sion (AOR=l 34, 95% Cl = 1.07, 1.69); arthritis
(AOR= 1.92,95% Cl-1.56,2.35); cost-related healthcare 
nonadherence (AOR=2.94, 95% 0=2.04, 4.25); and 
cost-related prescription nonadherence (AOR=2.68, 
95% 0 = 1.95, 3.70). There were no significant associa
tions between housing affordability and heart disease, 
diabetes, asthma, psychiatric conditions, being unin
sured, obesity, or being a current smoker.

Only two outcomes, fair or poor self-reported health 
and cost-related healthcare nonadherence, showed sig
nificant interaction effects between housing tenure and 
affordability (r esults not shown). In both cases, the effect 
of housing unaffordability among renters was greater 
than the effect of housing unaffordability among home
owners (for fair or poor self-reported health, AOR=2.55, 
95% 0=1.93, 3.37, among renters and AOR= 1.23, 95% 
0=0.80, 1 90, among homeowners; for cost-related 
healthcare nonadherence, AOR=4.74, 95% 0 = 3.05, 
7.35, among renters and AOR=1.99, 95% 0=1.15, 3.46, 
among homeowners).

www.ajpm-online.net

http://www.ajpm-online.net


Pollack et all Am ) Prev Med 2010;39(6):515 -521 519

Table 3. Effect of housing affordability on each outcome 
in doubly robust propensity score-weighted regression 
models

generally consistent among both homeowners and rent
ers, but with stronger associations found among renters 
with respect to cost-related healthcare nonadherence and 
self-rated health, possibly reflecting lower wealth and 
lower SES among renters.

The strongest associations were found between hous
ing unaffordability and cost-related outcomes, support
ing the mechanism that unaffordable housing is associ
ated with financial trade-offs and reduced discretionary 
spending on health-related expenses. It is possible that, 
over time, these trade-offs may have a deleterious effect 
on health, for example, by reducing one’s ability to suc
cessfully manage chronic conditions or decreasing the 
use of preventive services. Lack of housing affordability 
may be a sensitive marker for other forms of material 
deprivation such as food insecurity. Associations be
tween housing affordability and self-reported health were 
also significant, which may be related to the underlying 
emotional stress of insecure housing.16,17

The finding that housing affordability is associated 
with some chronic conditions (hypertension and arthri-

Health measures OR (95% Cl) 39,40

Fair or poor self-rated health 

Chronic conditions

1.75 (1.33, 2.29)

Hypertension 

Heart disease

1.34(1.07 1.69) 

1.04 (0.73,1.49) 

1.17 (0.86,1.60) 

1.22 (0.94, 1.58) 

1.92(1.56, 2.35) 

1.29 (0.98, 1.70)

Diabetes

Asthma

Arthritis

Psychiatric conditions

Healthcare utilization

Uninsured 1.11 (0.77,1.60) 

1.22 (0.99,1.49)Emergency department visit in past 
year

2.94(2.04, 4.25)Cost-related healthcare 
nonadherence

Cost-related prescription 
nonadherence

2.68 (1.95, 3.70)
Table 4. Effect of housing affordability (very 
unaffordable housing) on each outcome in doubly robust 
propensity score-weighted regression models

Health-related behaviors

Current smoker 1.03 (0.81,1.3) 

1.20 (0.97,1.48) OR (95% Cl)Health measuresObese

Fair or poor self-rated health 

Chronic conditions

1.53 (1.15, 2.05)Note: Weighted models were controlled for age, gender, race, 
education, poverty, unemployment, county of residence and whether 
or not respondent thought neighborhood was safe, had adequate 
access to quality groceries, and a strong social environment. Hypedension 

Heart disease

1.54 (1.17,2.02) 

1.49 (0.99, 2.25) 

1.35 (0-90, 2.01) 

1.17 (0.85, 1.60) 

1.81 (1.36- 2.41) 

1.42 (1.07, 1.89)

In sensitivity analyses using very unaffordable housing 
as the key independent variable, results were similar in 
direction, with very unaffordable housing increasing a 
respondent’s risk of most outcomes (Table 4). In addition 
to the significant associations found above, living in very 
unaffordable housing was significantly associated with 
two more outcomes (psychiatric conditions and current 
smoking). Inferences in these models utilize propensity 
scores that weight those in the comparison condition to 
look like those in very unaffordable housing, so it is not 
appropriate to compare the point estimates directly with 
those m Table 3.

Diabetes

Asthma

Arthritis

Psychiatric conditions

Heaithcaie utilization

Uninsured 1.28 (0.90,1.83) 

1.23 (C 97,1.58)Emergency depar.ment visit in past 
year

Cost-related healthcare 
nonadherence

2.74 (2.03,3.69)

Cost-related prescription 
nonadherence

2.38 (1.81,3.14)
Discussion
People who live in unaffordable housing were more likely 
to report cost-related prescription drug and healthcare 
nonadherence, fair or poor self-reported health, and cer
tain chronic conditions in comparison to similar people 
living in affordable housing. However, many chronic 
conditions, insurance, and health-related behaviors were 
not different between the two groups The results were

Health-related behaviors

Current smoker 1.40 (1.06,1.85) 

1.23 (0.94,1.61)Obese

Note: Weighted models were controlled for age, gender, race, 
education, poverty, unemployment, county of residence, and whether 
or not respondent thought neighborhood was safe, had adequate 
access to quality groceries, and a strong social environment.
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lence of unaffordable housing in the community would 
be higher than the present estimates. Because the sur
vey was cross-sectional, it is not possible to assess 
causal relationships between housing affordability and 
health. Adjustment was made for unemployment to 
mitigate the concern that people with worse health 
may have greater difficulty affording their housing 
because of inability to work. Additional research is 
required to assess to what extent unaffordable housing 
causes ill health, and whether ill health or other corre 
lates of ill health lead people to have difficulty meeting 
their housing costs. Health outcomes were all self- 
repoited. No assessment was made of neighborhood 
change, and it is plausible that neighborhoods could 
have declined or improved at the same time that hous 
ing became more or less unaffordable. Further, this 
survey took place during a time of economic recession, 
which may increase the number of people reporting 
unaffoidable housing, although the impact of reces
sions on population health is controversial.41'42 This 
survey reflects the population of Philadelphia and the 
surrounding counties; findings may not be generaliz- 
able to ether regions of the country where differences 
exist in the structure of the housing and healthcare 
markets. The 2008 homeownership level for the Phila 
delphia metropolitan area (71.8%) is higher than the 
national average for large metropolitan areas (67.8%) 
although Philadelphia is estimated to have a higher 
prevalence of people living in unaffordable housing 
situations compared to other areas.

tis) but not others may reflect differing mechanisms 
based on the particular condition, or residual confound - 
ing. The results aie consistent with prior research'" sug
gesting an association between hypertension and fi 
nancial strain. However, it is not possible to discern 
clear patterns among the types of chronic condition 
that were and were not significant. With people in 
unaffordable housing being more likely to delay or skip 
going to the doctor, it is possible that underdiagnosis 
maybe more common among those living in unafford
able homes. The current findings differ from past stud 
ies showing an association between housing afford
ability and insurance status, 
differences in methodologies, populations studied, 
and/or temporal trends.

People who report unaffordable housing costs were 
also more likely to report worse perceived neighbor 
hood quality This suggests that the respondents were 
not choosing to live in homes with higher costs as a 
means to live in a better neighborhood Instead, the 
problems of poor neighborhood quality and lack of 
access to affordable housing coexist, and the associa
tion between housing affordability and health is robust 
to potential confounding by perceptions of neighbor
hood quality.

Similarly, living in unaffordable housing is unlikely to 
guarantee better housing quality. Approximately one in 
ten households nationally live in poor-quality, inade
quate housing, and nearly half of low-income families 
who live in poor-quality housing spend more than half 
their incomes on housing expenses.1 It was not possible in 
the current study to control for the physical condition of 
the home, which may confound the relationship between 
housing affordability and health.

Well-validated survey measures of housing afford
ability with respect to health outcomes do not exist. 
Previous researchers have used a cut off of spending 
greater than 30% of one’s pre-tax household income as 
living in unaffordable housing. This measure, which 
was unavailable in the current study, has been criti
cized because the same percentage of income may rep
resent different financial burdens depending on in
come. The subjective self-reported measure of housing 
affordability used here mitigates this concern, but may 
also suffer from differential item functioning across 
individuals

This analysis has a number of other limitations. The 
survey was a telephone survey with a low level of re
sponse. It is not known whether nonresponse is corre
lated with housing affordability. If people living in unaf
fordable housing are less likely than those with affordable 
housing to respond to the survey (which may be the case 
if they lack telephone access), then the overall preva

5,15 which may reflect

43

44

Conclusion
Like other forms of financial strain, lack of affordable 
housing is related to poor health outcomes. Tax benefits 
for homeowners and rental subsidies are perhaps the 
most prominent policy programs affecting housing af
fordability, although other programs exist (e.g., Low- 
Income Home Energy Assistance Program, LIHEAP). 
Among homeowners experiencing the threat of home 
foreclosure, current mortgage foreclosure mitigation ef
forts may reduce the financial costs of unaffordable hous
ing. Programs and policies that reduce housing costs and 
promote affordable housing may help lessen the potential 
trade offs that individuals and families make between 
housing and health.
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debated virtually since its inception. Critics question the 
reliance on a relative standard, the ratio value designated 
as "affordable,” and the lack of attention to differences in 
housing quality (e.g., Belsky et al„ 2005; Bogdon and Can, 
1997; Goodman, 2001; Hulchanski, 1995; Stone, 2006).3 
Nonetheless, the fraction of household income devoted to 
housing costs, or housing cost burden, remains the standard 
for defining housing affordability by both government and 
the private sector. The ratio was increased from 25% to 
30% in the early 1980s and has remained there ever since.

Despite the central importance of the housing cost bur
den measure and of housing affordability more generally 
to housing policy, research has not examined the effects 
of affordable housing on residents. The broad policy ques
tion is whether affordable housing is welfare improving by 
moving housing consumption closer to the socially optimal 
level, given that housing creates externalities and is con
sidered a merit good.

In this paper, we begin to address this question by 
focusing on the narrower topic of the role of affordable 
housing in the healthy development of lower-income

1. Introduction

It is well established that affordability is the main hous
ing problem facing lower-income households and a key 
rationale for housing policy (e.g., Quigley 2008; Steffen 
et al., 2011). Deciding what people can afford has been 
based largely on normative judgment.1 In the 1920s, banks 
adopted “a week’s wages for a month’s rent" rule-of-thumb, 
equivalent to a 25% housing cost to income ratio (Feins and 
Lane, 1981). This relative standard was subsequently 
adopted by each of the successive agencies vested with 
responsibility for US housing policy for moderate and low
er-income households: the Housing and Home Finance 
Agency in the 1940s, the Department of Housing and Urban 
Development in the 1960s, and the Federal Housing Admin
istration in the 1970s.2

Given this heuristic approach to defining affordability, it 
is not surprising that the cost burden measure has been

* Corresponding author.
E-mail address: sjn@jhu.edu (S.J. Newman).

1 See Pelletiere (2008) for a succinct history of the housing cost burden 
standard.

2 Although the FHA was created in 1934, it did not adopt the housing cost 
burden approach until 1972. (See Feins and Lane (1981) for a discussion of 
FHA's underwriting practices prior to 1972.)

3 Concern about the lack of attention to housing standards arises because 
poor families may achieve a low housing cost burden by living in low- 
quality units in distressed neighborhoods.
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children. We examine one plausible mechanism through 
which affordability may convey its effects on children's 
outcomes by exploring whether housing affordability leads 
to larger expenditures on children, and particularly child 
enrichment expenditures. At first glance, it might appear 
that providing low-income families with affordable hous
ing would solve the problem of material deprivafion, 
which can have deleterious consequences for a child’s 
healthy development including cognitive social and emo
tional outcomes (e.g., Gershoff et al., 2007). But this would 
only be true if parents spend at least some portion of their 
greater disposable income on the child’s needs and enrich
ment. At present, we do not know if this, in fact, occurs. We 
use the Consumer Expenditure Surveys (CE) to examine 
this pathway.

The next section reviews the literature. We then discuss 
how we measure affordability and review the data, meth
ods, and results. We summarize the results and explore 
their implications in the final section.

on their children, with potentially adverse consequences 
for those at the low end of the income distribution

Consistent with the heterogeneity of preferences and 
future orientation ot families, empirical tests of the eco
nomic theory of family resources and child development 
reveal considerable variation in expenditures on children 
even among families with similar incomes (e.g., Foster, 
2002; Lino, 2008; Omori, 2010). Thus, similarly budget- 
constrained families make different choices about how to 
spend their limited funds. This insight has also been re
ported in considerable detail by scholars from ether disci
plines and methodological traditions, most prominently 
sociologists using qualitative and mixed-methods ap
proaches (eg., Edin and Lein, 1997; Misfry and Lowe, 
2006; Mistry et al., 2008).

Several tests of the parent investment model find that 
material resources are more beneficial for cognitive out
comes than for behavioi and emotional outcomes (Linver 
et al„ 2002; Yeung et al., 2002). The effects of income ap
pear to be nonlinear, being more important for poor chil
dren than the near-poor or non-poor (e.g., Rearing et al„ 
2001) Mayer (1997), however, reports very small effect 
sizes foi income, leading her to conclude that the role of 
family income is mostly spurious. But Mayer’s analysis ex
cludes early childhood, which evidence increasingly sug
gests is a critical developmental period (e.g., Cunha and 
Heckman, 2007; Duncan ec al., forthcoming).

1.1. Literature review

This research is informed primarily by two bodies of lit
erature the literature on the role of income in child devel
opment, and the literature on the role of affordable 
housing in child well-being. In both sets of studies, the 
question of interest for the current paper is whether low 
income and material hardship (which could be caused by 
unaffordable housing) have deleterious effects on chil
dren’s well-being.

1.3. Affordable housing and child development

Only one study we are aware of attempts to examine 
the causal effects of housing affordability on child out
comes (Newman and Holupka, 2013). This paper tests 
three hypotheses about the role of housing affordability 
in child well-being among lower-income families; that 
devoting too great a share of income to housing has delete
rious effects on children; that spending too little on hous
ing jeopardizes child well-being; or that unaffordable 
housing has positive effects on children because house 
prices capitalize such beneficial community features as 
school quality and low crime rates. Child outcomes include 
cognitive achievement, behavior, and health. The analysis 
relies on data from the Panel Study of Income Dynamics 
and its 1997 and 2002 Child Development Supplements, 
applies two quasi-experimental analytic approaches - pro
pensity score matching and instrumental variable model
ing - to address endogeneity and to support causal 
inference, and tests the sensitivity of results to omitted 
variable bias. Results reveal an inverted U-shaped relation
ship between the fraction of income devoted to housing 
and cognitive achievement,4 with the best performance in 
the middle of the housing cost burden distribution and the 
worst performance at both high and low levels of affordabil
ity. The inflection point of approximately 30% supports the 
longstanding rule-of-rhumb definition of affordable housing. 
There is no evidence that housing affordability affects 
behavior problems or health, however.

1.2. Income and child development

Affordable housing acts as an income supplement, free
ing up cash income that can be spent as desired The most 
applicable framework in economics is the economic theory 
of family resources and child development (e.g., Becker, 
1991; Foster, 2002). Like other economic actors, families 
face resource allocation decisions subject to budget con
straints, and are assumed to choose the array of expendi
tures that maximizes their “utility” or satisfaction. 
According to this economic model, decisions about how 
much to spend on children depend, in part, on how much 
parents value their children compared with competing tar - 
gets for family resources Because the benefits to be de
rived from investments in children will not occur until 
some point in the future, parents who are future -oriented 
are expected tc spend more on their children and less on 
current consumption for themselves (Foster, 2002).

The parent investment or material haidship model pro
posed by the child development field complements the 
economic model. The parent investment model states that 
income allows patents to purchase goods, services and 
experiences that benefit child development (Smith et al., 
1997 Yeung et al., 2002). These expenditures include child 
caie, learning materials, enriching activities, and health 
and dental care. Children in low-income families are as
sumed to fare worse because they are less likely to benefit 
from these expenditures and investments by their parents. 
Because housing affordability directly affects disposable 
income, parents in unaffordable housing have less to spend

4 Cognitive achievement is measured by tests of reading and math ability 
from the Woodcock-Johnson Revised Tests of Achievement (W'oodcock and 
Johnson 1990).
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Three additional studies examine the related topic of 
the effects of housing prices on child outcomes. Blau and 
Haurin (2012) use data from the National Longitudinal Sur
veys of Youth to estimate fixed effects instrumental vari
able models (see Arellano and Bond, 1991). They find 
“small or negligible" effects of housing prices on child 
and young adult outcomes. A longitudinal analysis of the 
PS1D-CDS finds that low-income children growing up in 
higher-priced housing markets fared no worse than those 
in lower-priced markets on academic achievement, behav
ior or health outcomes (h'arkness et al, 2909). An earlier 
study, using the 1997 cross-section of the National Survey 
of America’s Families, reports that living in higher-priced 
housing markets was associated with poorer health among 
children ages 6-11 and with poorer health and behavior 
for children ages 12-17 compared with lower-priced mar
kets (Harkness and Newman, 2005). Although housing 
prices are coirelated with housing affordability, rhey are 
not equivalent. Therefore, the results of these three hous 
ing price studies pertain most directly to outcomes in high- 
er-versus lower-priced, markets, not affordability perse.

developmental outcomes if at least some of the money is 
spent cn children, and especially on enriching resources. 
Two hypotheses emanate from these closely related theo
ries. The first is that families with high housing cost bur
dens are unable to spend as much on theii children as 
families spending roughly 30% of income on housing. The 
second hypothesis is that families with low housing cost 
burdens are not making such financial investments in their 
children even though they have greater disposable income 
than those with high or even moderate housing cost bur
dens. This second hypothesis is essentially the opposite 
of the first: families whe spend too little on housing may 
also spend too little on their children. Lower-income fam
ilies spending too little on housing are more likely to live in 
physically inadequate units and distressed neighborhoods 
(e.g., Ccnley 2001 Emrath and Taylor 2012; Grigsby and 
Bourassa 2004), potentially jeopardizing their children’s 
healthy development. Spending too little on children is 
similarly likely to affect them deleteriously.

1.6 Data and samples

1.4. Defining housing affordability The analysis relies on the 2004-2009 Consumer Expen
ditures Surveys (CE) of the Bureau of Labor Statistics. The 
CF, is an annual survey of approximately 7000 households. 
It uses a rotating panel sample aesign, with each sample 
household surveyed for five consecutive quarters 6 The 
questionnaire asks about spending on more than 600 items, 
and also collects basic demographic data on the household 
and its members (Meyer and Sullivan, 2003). CE geocodes 
provide information at the metropolitan area and county le
vel only. We, therefore, enriched the CE data with two mea
sures: MSA or county poveity lates, and HUD’s Fair Market 
Rents (US Department of Housing and Urban Development 
20)1).

Traditionally, affordable housing has been defined as 
spending no more than 30% of income on housing. Adop
tion of this rule of thumb as the conventional wisdom is 
based on substantial external validity because it is the 
standard set by government regulations guiding assisted 
housing programs and by the private financial sector 
including mortgage lenders.5 Despite its widespread accep
tance, simplicity, and intuitive appeal, the housing cost bur
den measure has several weaknesses. Arguably, the most 
important is the analytic problem that the same factors that 
influence parents’ decision to spend a particular fraction of 
family income on housing may also be associated with both 
their children's healthy development and how much they 
spend on their children to ensure their healthy develop
ment, the research question at the heart of this paper. As dis
cussed below under Methods, we use propensity score 
matching in an effort to address this selection problem. 
The propensity method attempts to approximate an experi
mental design in which individual, household and commu
nity characteristics are fixed but housing affordability varies,

Up to four quarters of expenditure data are collected on 
each household in the CE sample. We compute annualized 
expenditures for each household by averaging across quar
ters and multiplying by foui This approach has the advan
tage of including seasonal and infrequent purchases. 
Households must have at least three interviews during a 
12-month cycle during the 2004-2009 time period to be 
included in the analysis sample.7 We further limit the sam
ple to households with a child 12 years old or younger 
whose income falls at or below 200% of the poverty line 
acioss 3-4 waves.8 The final sample includes 3075 
households.

1.5. Hypotheses

Previous research indicates some underreporting of 
expenditures in the CE (Garner et al., 2009; Meyer and Sul
livan, 2008). However, this problem is estimated to be less 
serious for lower-income households who are the focus of 
this analysis (Meyer and Sullivan, 2009). The BLS also aba
ted the CF.’s longstanding problem of nonresponse to

Our recent work on the effects of housing affordability 
on child outcomes produced consistent results across both 
propensity and IV approaches of a U-shaped relationship 
between children’s cognitive achievement and housing 
affordability (Newman and Holupka, 2013). The next ques
tion is how housing affordability conveys its effects. 
Although affordable housing increases the family’s dispos
able income, the economic theory of the family and the 
child development theory of parent investment posit that 
this increased income will only be a conduit to better

6 The first quarter of data collection establishes a baseline on the 
household and is not used for expenditure analyses.

7 More than ha'f (56%) of households meeting the child age and income 
criteria for the analysis sample completed at least three waves of the CE 
during the 12-month cycle in which they were respondents.

8 Households that neithei own nor rent (roughly 1% of the sample) are 
excluded because their housing cost burcen status is indeterminate.

5 Berlinghieri (2010) reports that the maximum back-end ratio for 
conventional mortgage loans in the late 2000s was 36%.
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income questions by imputing income. Imputed data are 
available starting in 2004, the first year of our analysis.9 
While imputation can introduce error (as can respondent re
ports), recent research on a comparable group of households 
to the current analysis - single mothers with theii own chil
dren - produced similar results whether the analysis in
cluded, or excluded, cases with imputed income (Meyer 
and Sullivan, 2008). BLS research also demonstrates that 
the imputed data capture 94% of income and 97% of wages 
and salary reported in the Current Population Survey 
(Garner et al., 2009).

et al., 2011; Stuart, 2010). Therefore, we include a broad ar
ray of controls in the first-stage propensity model (see 
Appendix Table 1 for propensity model results).

Stress testing results is also advisable because it reveals 
how strong the effects of unobservables would need to be 
to invalidate the observed results (Stuart, 2010). Therefore, 
we conduct such sensitivity tests.

Turning to the outcome models of child expenditures, 
because these distributions are skewed and, in the case 
of enrichment expenditures, contain zero values, 
estimate generalized linear models (GLM) (Jones, 2010; 
Manning and Mullahy, 2001) of the form:12

ii we

g{E(y)\ =xfs. yF (3)2. Methods

where g{} is the link function that defines the shape of the 
conditional mean of the outcome, “y”; "x" is a set of covar
iates, which include the propensity score and propensity 
strata classification; “/?” represents the parameter esti
mates associated with each covariate; and "F’ specifies 
the distribution of the error term We estimate the model 
using a log-link with a gamma error, which is the most 
common GIM specification for analysis of cost data 
(Manning and Mullahy, 2001).

Although GLM accommodates zero values, results can 
become less stable as the number of cases with zero in
creases (Deb et al., 2012). Therefore, we also test a two- 
part model in which the first part, a logit model, predicts 
the likelihood of zero enrichment expenditures, and the 
second part, the GLM model, predicts how much spending 
occurs given at least some spending (Buntin and Zaslavsky, 
2003). Marginal probabilities are based on both parts (Deb 
et al., 2012).

2.1. Addressing endogeneity

2.1.1. Propensity score matching
As noted, we use piopensity score matching in an at

tempt to address the endogeneity of housing cost burden. 
This technique simulates an experiment in which the fam
ily’s income and other observed characteristics are fixed so 
the role of these features is removed from observed varia
tions in child expenditures across the distribution cf hous
ing cost burden.

Procedurally, we begin by predicting housing cost bur
den (Z), the measure of affordability, given individual, 
household, and locational characteristics (X):

Z=/(X). (1)

Cases are then matched based on Z (i.e., grouping the 
cases within strata of Z), checking the quality of matcnes 
on each individual, family and locational characteristic 
used in matching to make sure the X’s balance within each 
stratum.10 The propensity score and strata classifications are 
then included as covariates in the outcome analyses. The 
propensity score approach assumes that unmeasured char
acteristics (U) that predict V are independent of housing cost 
burden (Z) after controlling for observed individual, house
hold, and locational characteristics (X):

2.2. Measures

2.2.1. Child expenditures
The-e are no accepted standards for what constitutes 

adequate expenditures on children or for the goods and 
services that constitute the appropriate market basket 
(Bernstein et al., 2000). The same is true for the subcatego • 
ry of child enrichment expenditures. In the absence of sys
tematic evidence on the effects of different market baskets 
on children’s outcomes, most research relies on a common 
sense approach and includes such expenditures as educa
tion, child care, toys and games (e.g., Kausha1 et al., 2011; 
Kornrich and Furstenberg, 2013). The US has nothing 
approaching the Orshansky scale or thrifty food plan for 
child expenditures generally or child enrichment expendi
tures in particular. Although the Australian government 
has adopted a normative "basket of goods” or ‘ budget 
standards" approach to the cost of children (Henman 
et al., 2007; Social Policy Research Centre, 1998), it does 
not single out enrichment expenditures and acknowledges 
the “element of arbitrariness" in any budget approach 
(Gray, 2007, p. 93). Therefore, as is the case with defining 
housing affordability, we, like others, define expenditures

U i ZiX (2)

The main and significant weakness of propensity meth
ods are the exclusion of unobservables. However, there is a 
growing statistical literature demonstrating that the inclu
sion of a rich and extensive set of covariates in the propen
sity model produces results that align with those from 
experimental designs (e.g., Cook et al., 2008, 2009; Steiner

9 Meyer and Sullivan (20081 estimate that 173! of single mothers with 
children are missing data on primary source of income in the 1993-2003 
surveys We estimate that more than 40% of our sample is missing some 
information on some aspect of income, but this consists almost entirely of 
income questions where the correct response is zero, thus overestimating 
the size of the problem. Less than 1% of the sample is missing data on one or 
mere covariates and are excluded from the sample.

Various matching methods can be used with propensity analysis, 
including 1:1, many:l subdassification. weighting, and full matching 
(Stuart, 2013). This analysis uses subdassification, creating groups based 
on similar propensity scores. One advantage of subclassification, along with 
weighting and full matching, is that all cases are used in the analyses 
(Stuart, 2010),

10

n 12% of cases report no enrichment expenditures.
See Jones (2010) fora discussion of the advantages of GLM over logger 

OIS models.
12
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heudstically. We identify three main categories of 
expenditures:

change the fundamental relationship between housing 
affordability and cmld expenditures.

(1) Child necessities: child clothing, percent of food at 
home purchased for children, percent of health 
insurance purchased for children, and percent of 
medical spending for children.

(2) Child enrichment child care (both in-home babysit
ting and nursery/pre-school) school fees, school 
resources, toys, musical instruments and instruction, 
playground equipment, admission costs for movies, 
theater and opera, and reading materials.

(3) Total child expenditures: child necessities and child 
enrichment pius spending on furniture, sports and 
other recreation equipment.

23. Housing cost burden

Our measure of housing costs is the sum of: (1) mort
gage principal, mortgage interest, property taxes and 
homeowners insurance (for owners); (2) rent (for renters); 
and (3) out-of-pocket utility costs (i.e., electricity, fuel, 
water and sewer).is We divide this summary cost measure 
by household income (including imputed values, as de
scribed earlier) to create the housing cost burden measure.

2.4. Other covariates

Drawing on past research on child expenditures, our 
multivariate analyses control for the mothers age, educa
tion, race/ethnicity, receipt of food stamps, and number 
of children by age (2 or less and 3-17) (eg, Kornrich 
and Furstenberg, 2013; Omori, 2010).16 Income and expen
ditures are expressed in 2009 dollars using the CP1-U. We ac
count for geographic price differences for the two 
expenditures for which such indices exist: food and health- 
The food index uses the USDA's Quarterly Food-At-Home 
Price Database (Todd et al., 2010) and is based on a market 
basket of 44 food gioups in each of 35 areas (metro areas, 
combinations of metro areas, or nomneiro areas) across 
the US. For health pnees, we use the Medicare Hospital 
Wage Index, which is based on the average hourly wage rate 
of hospitals in 441 labor markets (Department of Health and 
Human Services, 2007; National Academy of Sciences, 2011). 
Although multiple indices exist to account for the large geo
graphic differences in house prices, housing costs are endog
enous in this analysis, as explained earlier.

Because child care has elements of both necessity and 
enrichment, we test models of child enrichment and of to
tal child expenditures with, and without, child care.

We include a combination of both current consumption 
(e g., clothing) and future investment (e.g , health insur
ance) because both are relevant to a child's well being. 
To estimate expenditures on the child portion of food pur
chased for home use, health insurance, and medical expen 
ditures, we use the USDA formulas based on a child’s age 
(3etson. 2006). A 5-year old, for example, is estimated to 
consume 57% as much food as an adult; in a household 
with two parents and one child, a child is assumed to ac
count for 22% of household food consumption (.57/2.57). 
The child portion of health expenditures is considerably 
higher at 70% of the household’s health expenditures for 
0-5 year olds, and 79% for children 6 and older.

Children’s well-being is also affected by expenditures 
and in-kind contributions from those outside their own 
households. Our side analysis of the 2002 and 2007 Child 
Development Supplements to the Panel Study of Income 
Dynamics suggests that such contributions may underesti
mate expenditures on toys and games (part of our “enrich
ment” category) by about 18%, roughly 12% for clothing (a 
“necessity”), 6% for school supplies (‘ enrichment”), and 6% 
for food (“necessity”). Research suggests that these contri
butions may be particularly important among ethnically 
diverse, immigrant, and lower-mcome families (Lugo-Gil 
and Yoshikawa, 2006). Although the CE collects data on 
expenditures on others outside the sample household, it 
does not track outside contributions to the sample house
hold, nor does it identify immigrant status. Therefore, we 
ate unable to account for outside contributions. Excluding 
these non-household contributions will underestimate 
expenditures. However, what is key is how these expendi
tures are associated with housing cost burden, which is an 
open question. It is possible that the addition of these con
tributions might shift expenditures upwards but not

13

14

3. Results

173.7 Sample description

As shown in Table 1, most spending on children, 
roughly $31100 is for child necessities, with one quarter 
to one-fifth that amount for child enrichment, depending 
on whether child caie is included or excluded. Combining 
necessities and enrichment, households spent somewhat 
more than 54000 per year, on average, on their children 
between 2004 and 2009. Spending on child care averages 
roughly $200 per year. Averages of each expenditure

15 We also include me category "other lodging expenses,' a miscellany of 
expenses (e.g., special security fees in condos and coops) that are relatively 
rare and nominal.

We include a larger numoei of measures in the first-stage propensity 
model but a more parsimonious set in the outcome models. For example, 
despite the volatile economy of the 2004-2009 period, year dummies were 
statistically insignificant in the first-stage and, therefore, were excluded 
from final models Seasons do not need to oe accounted for because sample 
members are observed across seasons, thereby capturing the seasonality of 
some expenditures Household income is excluded both because eligibility 
restrictions on the sample capture a relatively narrow income range and 
because income is the denominator in the affordability indicator, housing 
cost burden.

Data in these descriptive estimates are weighted using tne average of 
the CE’s final quarterly weights for the periods included in the analysis.

16

13 Child care is a necessity for working parents, and an enrichment 
expense because many parents seek “deveiopmentally appropriate educa
tional experiences for preschoolers" whether or not the parents are 
working (Hertz. 1997).

We estimate that roughly 6S, of all expenditures in the 2006 2009 CE 
are imputed by BLS. Most of these pertain to housing expenses. The fraction 
of imputed child expenditures is far smaller, 1% or less.

14

17
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Mothers are about 33 years old, households average four 
persons, roughly 60% are minorities, and most live in large 
metropolitan areas with FMRs averaging $724. Housing cost 
burden is roughly normally distributed, though a larger pro
portion of the sample spends 60% or more of income on 
housing than spends 10% or less. Thus, approximately 3% 
of the sample spends 10% or less of income on housing at 
the low end, roughly 25% spending between 30 and 40% in 
the middle of the distribution, and about 16% spend 60% or 
more. Most mothers have a high school degree or less, and 
about 10% have at least a bachelor’s degree. Household in
come is roughly $25,000, about one-third of households re
ceive food stamps and 9% receive other welfare

Given the transitory nature of low income for many 
households, the restriction of the CE analysis sample to 
households with an average income at or below 200% of pov
erty across the 3-4 waves should provide a conservative test 
of the effects of housing affordability on child expenditures. 
CE households who are experiencing only a temporary de
cline in income may not cut back substantially on spending 
for their children. Even if they do, their expenditures may 
not fall as low as those with persistently low income.

The correlations between housing cost burden and each 
set of expenditures are small, never reaching more than 
.05 (not shown). The essentially flat spending on child neces
sities likely arises because two key components of this 
expenditure category - food and health - are covered by 
safety net programs for the poor and near-poor (i.e., food 
stamps and Medicaid). The only exception is the 3% of house
holds with housing cost burdens below 10%. This group 
spends roughly $500 more per year on necessities than vir 
tually all other households. But this is also the group with 
the highest income in the sample, making it unclear whether 
theii greater expenditures should be attributed to their 
higher income or greater housing affordability

Table 1
Univariate statistics, CE sample.

(S.D.)Mean

Outcomes 
Child necessities
Child enrichment (with child care) 
Child enrichment (w/o child care) 
Total child (with child care)
Totai child (w/o chiid care)

(1779)
(1417)
(962)
(2909)
(2431)

$3150
$895
$552
$4395
$4068

Housing affordability 
Average housing cost burden (HCB) 
HCB Distribution 

<10
>10 lo <20 
20 tc <30 
30 to <40 
40 to <50 
50 to <60

(22.9)40.4

3.3
11.9
21.5
25.1
14.7
7.8

60+ 15.7
Average fair marker rent (231)$ 724

Background 
Head of households

(7.9)34.2Age
Education < high school 
Education = high school 
Education • some college 
Education • college grad 

Average family income 
Receive food stamps 
Receive welfare 
#Chiidren 
#Adults 
#Wage earners 
Single parent 
%White 
%Black 
%Htspanic 
"Other race
Owner occupied housing
Community & metropolitan characteristics
Crime/100,000 population
Natu-al amenities scale
Library expendituies per capita
Park expenditures per capita
%Metropolitar vacant housing units
Metro population density/square mile
Region of country
Northeast
Midwest
West
South
Rural
Metro a ea populcaon 
4 million+
1.2-4 million 
33 1.19 million 
125,000-329,999 
<125,000

(46.2)
(46.9)
(44.9) 
(279) 
(12247) 
(47 8)
(28.9) 
(1.18)
(1 24)

30.8
32.8
27.9
8 5
$ 25332
34.9
92
2.32
1.94

(72)1.36
29.7 (45 7) 

(49.0) 
(40.8)
(47.3)
(21.3) 
(49.2)

40.2
21.1
33.9
4.8
45.0

18
(1750)
(3.38)
(19.7)
(75.6)

4822
1,53
$ 27.7 
$ 99.4 3.2, Multivariate models

(5.2)11.4
If child expenditures- and particularly enrichment 

expenditures, explain at least part of the inverted U 
shaped relationship between housing affordability and 
children’s cognitive achievement, then child expenditures 
should follow a similar nonlinear form. Therefore, we use 
linear, quadratic, and cubed specifications of the lelation- 
ship between housing affordability and expenditures on 
children, and determine the best-fitting functional foim 
with a likelihood ratio rest of the lelative improvement 
in model fit as additional nonlinear terms are added (Sing
er and Willett, 2003; Kleinbaum et al., 1998). A cubic mod
el proves to be the best fit for child enrichment 
expenditures, but neither child necessities nor total child 
spending requires a nonlinear formulation.

Table 2 summarizes the key results from the GLM mod
els using these formulations, and shows parameter esti
mates, standard errors for the policy vaiiable, housing 
cost burden, and Wald tests of statistical significance.

(793)659

(35.2) 
(391)
(42.3) 
(49 6) 
(.30.2)

14.5
18.8
23.3
43.3
10.1

(44.3) 
(40.0) 
(31.5)
(41.4) 
(40.2)

26.7
19.9
11.1
21.9
20.3

Notes:
(1) Weighted estimates. Unweighted N = 3075.
(2) Monetary values expressed in ZC09$.
(3) . FMR = fair market rent set by HUD for each housing market (see text 
for details).

19

category have large standard deviations because they are 
skewed in most cases by a few high values. In the case of 
child enrichment, however, the data are skewed by both 
high values and by the 12% of households with zeio enrich 
ment expenditures.

18 This low housing cost burden group also spends roughly $ 150 more per 
year on "luxuries’’ (e.g., tobacco) than those with 30% cost burdens.

Because the sample is not geographically clustered, there is no need to 
use clustered standard errors.

19



-95% Cl

—Predicted

+95% Cl

-95% Cl

-Predicted

-------+95% Cl

0
5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 

Housing Cost Burden

Fig. IB. Predicted effects, CE spending on child enrichment (without 
child care), with 95% confidence intervals. Notes: 1. Sample limited to 
families with incomes <200% of poverty. 2. Unweighted N = 3075.

tors are race and receipt of food stamps. Being white (rel
ative to another race/ethnicity) is associated with $394 
additional dollars in child enrichment spending, while re
ceipt of food stamps is associated with a $179 decline in 
spending. Housing cost burden is the next most important 
predictor.

o
5 10 15 20 25 30 35 40 45 50 55 60 65 70 75

Housing Cost Burden

Fig. 1A. Predicted effects, CE spending on child enrichment (with child 
care), with 95% confidence intervals. Notes: 1. Sample limited to families 
with incomes <200% of poverty. 2. Unweighted N = 3075.

(Complete results for all covariates are shown in Appendix 
Table 2.) Housing affordability is not a significant predictor 
of spending on child necessities or on total child expendi
tures. As just noted, safety net programs may explain, at 
least in part, the essentially flat expenditure pattern across 
the housing cost burden distribution. The multivariate re
sults suggest that the relationship between affordability 
and these two categories of spending are not affected by 
household characteristics or selectivity bias to any apprecia
ble degree.

By contrast, the relationship between housing afford
ability and child enrichment expenditures is statistically 
significant. Fig. 1A and IB plot the predicted child enrich
ment spending and its 95% confidence interval. The shape, 
again, approximates an inverted U, with expenditures 
increasing until a housing cost to income ratio of 30-35% 
for enrichment spending including child care and a ratio 
of about 25% for enrichment spending without child care. 
Spending on child enrichment then declines as the housing 
cost burden increases.20 The child enrichment expenditure 
curves approximate the concave plot of the relationship be
tween the two measures of children's cognitive achievement 
and affordability estimated in Newman and Holupka (2013), 
although the expenditure curves are shallower.

We assess the size of the association between housing 
affordability and enrichment spending by comparing the 
size of the affordability coefficient to that of other covari
ates in the GLM model. As shown in Table 3, mothers with 
at least a college education spend $1459 more per year on 
child enrichment (including child care) than parents with a 
high school degree or less education. Mother’s education is 
the most important predictor by far, explaining 80-90% of 
the variance in child enrichment spending. Moving beyond 
mother’s education, the next two most important predic-

20 The figure appears to show a slight upturn in the curves at a 75% 
housing cost burden. However, the predicted child enrichment spending at 
this part of the curve is within $9 of spending at a 60% cost burden when 
child care is included and within 90 cents of spending at a 60% cost burden 
when child care is excluded. The differences at 65% and 70% cost burdens 
are less than $10 in both cases.
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Table 2
GLM regression results: housing cost burden on child spending, CE sample.

Child necessities Child enrichment Total child expenditures

With child care Without child care Without child careWith child care

3.140
[1.5841

(•047)
-7.151
[3.393]

(.035)
4.693

.054HCB -.010
[.042]
(.819)

2.391
(1.665)

(.151)
-6.951
[3.567J

(.051)
5.105

[2.207]
(.021)

10.90

.081
[.059]
(.168)

[.051]
(.283)

HCB2

HCB3
[2.097]

(.025)
Wald test 7.33 1.15.05 1.90

.012 .283.820 .062 .168

Notes:
(1) Sample limited to families with incomes <200% of poverty.
(2) Unweighted N = 3075. Unweighted GLM regression.
(3) HCB - housing cost burden.
(4) Standard error in bracket [ ]; p-value in parentheses ().
(5) Wald test of likelihood that HCB - HCB2 = HCB3 = 0 (when HCB2 or HCB3 in model).
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Table 3
Odds ratios from cnild enrichment model, CE sample.

average of the correlation between race and child enrich
ment expenditures, on the one hand, and receipt of food 
stamps ar.d child enrichment expenditures, cn rhe other). 
Results indicate that the marginal effects are $35-$40 lower 
than those reported (roughly two-thirds to three-quarters as 
large). Thus, an increase in housing cost burden from 10% to 
30% would be associated with a predicted increase in spend
ing on child enrichment by $134, while a decrease in hous
ing cost burden from 60% to 30% would be related to a 
predicted increase in spending by $62. These relatively small 
changes in expected spending on child enrichment after 
adjusting for unobserved factors increases confidence in 
the multivariate result demonstrating that housing cost bur
den is associated with child enrichment spending.

Variable Odds
ratio

Difference from 
mean

GLM
coefficient

3s College 
Some college 
Primary parent 

white
Numoer of children 

3-17
Number of infants 
Primary parent age 
Receive food stamps

HCB 10 to 30%
% > College 
%Some college 
%White 

HCB 60 to 30%
% ^College 
%Some college 
%Wmte

$1459.966 2.63
.536 1.71 635
.365 1 44 3S4

.080 1.08 72

.079 1.0S 72
—.013
-.219

.99 -9

.80 179

1.19 170
11.7%
26.8%
42.2%

4. Discussionl.n 98
5.7%
15 4% 
25.0% Despite widespread agreement that affordability is the 

main housing problem facing lower-income families and, 
therefore, an important target for policy, empirical evi
dence on the effects of affordable housing on residents is

Appendix Table 1
Propensity Regression Results.

Notes:
(1) Sample limited to families with incomes <200% of poverty.
(2) Unweighted N - 3075. Unweighted GLM 'egression.
(3) For change in HCB, Odds Ratio = (Marginal at 30% HCB - Marginal at 
10/60% HCB)/(Marginal at 10/60% HCB).
(4) Mean spending on child enrichment = $895 “Difference from mean” is 
the difference in predicted spending on child enrichment oased on one SD 
change In covariate, change in value for dichotomous covariate, or change 
in housing cost burden compared to average spending on child 
enrichment.

Variables Coefficient Ronust SE P-value

Primary parent's
Age -0.0001

-0.0042
-0.0589
-C.0313
-0.0009

0.0068
-0.0289

(0.0005) 
(0.0147) 
(0 01301 
(0 0136) 
(00079) 
(0.0085) 
(0.0128)

0.783
0.773
0.000
0.022
0.914
0.425
0.023

Gender
Education < High school 
Education - High school 
White

Receive food stamps 
Receive welfare

Census region 
Midwest 
South 
West

Rural (BLS-defined)

Area population 
4 million+
1.2-4 million 
.33-1.198million 
125,000-329,999 

Year observed
2004
2005 
2005 
20C7 
2008

#Infants 
♦Children 3 17 
♦Adults
Total family size 
♦Wage earners 
1-parent household 
Own home
Home has air conditioning 
♦Bedrooms 
Single-family home 
Poverty status 
Crime/lOC OOO population 
MSA/county FMR 
Constant 
Observations

The bottom panel of Table 3 presents the relationship 
between moving from a low housing cost burden of 10% 
to the 30% standard (roughly the inflection point for child 
enrichment spending, as shown in Fig. 1), and from a high 
housing cost burden of 60% to the 30% housing cost burden 
standard. The table indicates that moving from a 10% to a 
30% housing cost burden is associated with an increase in 
child enrichment spending by $170. This represents 43% 
of the increased spending associated with being white ver 
sus another race/ethnicity, and 95% of the decreased 
spending associated with receiving food stamps. Moving 
from a 60% to a 30% housing cost burden is associated with 
a $98 inc rease in child enrichment spending. This amount 
is one-quarter of the increased spending associated with 
being white and 55% of the decreased spending associated 
with receipt of food stamps.

(0.0131)
(0.0131)
(0.01257)
(C.0155)

0.0090
-0.0153
-0.0045

-0.0242

0.492
0.245
0.723
0.119

0.0289
0.0352
0.0219
00171

(0.0169)
(0.0153)
(0.0155)
(0.0131)

0.088
0.022
0,161
0.194

(0.0125) 
(0.0126) 
(C.0129) 
(C.012S) 
(0.0129) 
(0.0117) 
(0.0104) 
(0.0110) 

(0.0103) 
(0.0061) 
(0.0105) 
(0 0085) 
(0.0088) 
(0.0046) 
(0.0084) 
(0 0085) 
(0.0250) 
(0.0000) 
(0.0394)

0.048 
0.596 
0.753 
0.805 
0.856 
C.297 
0 247 
0.052 
0.001 
0.000 
0.025 
0.C16 
0 960 
0.000 
0.000 
C.000 
0.893 
0000 
0.000

--0.0247 
-C 0067 
0.0039 
-0.0C32 
0.0023 
0.0122 
0.0120 
0.0213 
-0.0349 
-0.0436 
C.0236 
-0.0207 
-C0004 

0.0304 
0.0660 
-0.2112 
0 0034 
0.0003 
0-6454 
3075

21

3.3. Sensitivity test

As noted, because the key weakness of the propensity 
score matching technique to address selection is that it ac
counts for observables only, we test the sensitivity of these 
results for the plausible effects of unobserved factors 
(VanderWeele and Arah, 2011 ).22 We apply middle-ground 
assumptions: an effect size of 20 (the average of the effect of 
race and receipt of food stamps), and a correlation of .13 (the

21 These analyses are based on samples of owners and renters combined. 
Results do not change when renters and owners are analyzed separately. 
The inverted J-shaped relationship between housing cost burden and child 
enrichment applies to both housing tenure groups.

VanderWeele and Arah (2011) indicate that this technique is not 
restricted ro particular methods or functional forms.

R2 .342
Adjusted R2 .33522

Note/Dependent variaole = housing cost Durden.
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Appendix Table 2
GLM regression results, CE sample.

Child enrich (with child 
care)

Child
necessity

Child enrich (w/o child 
care)

Total (with child 
care)

Total (w/o child 
care)

Housing Cost Burden 
(HCB)

-.010 3.140 .081 .0542.391

(.042)
[.819]

(1.584)
[.047]

(1.665)
[-151]

(.059)
[-168]

(.051)
[.283]

HCB squared -7.151
(3.393)
[.035]

-6.951
(3.567)
[.051]

HCB cubed 4.693
(2.097)
[.025]

5.105
(2.207)
[.021]

Predicted HCB .876 -2.020
(1.653)
[.222]

-3.223
(1.840)
[080]

.245 .313
(.467)
(.061)

(.649)
[.705]

(.557)
[.575]

Propensity stratum 2 -.065
(.053)
[.2171

.042 .158 -.034
(.074)
[.643]

-.036
(.063)
[-573]

(.196)
[.833]

(.211)

[.454]

Propensity stratum 3 -.059
(.063)
1-349]

.094 .061.390 .466
(.231)
[.092]

(.249)
[.062]

(.088)
[.284]

(.076)
[.417]

Propensity stratum 4 -.032
(.072)
[.654]

.512 .090 .077695
(.263)
[052]

(.287)
[-C15]

(.101)
[.369]

(.087)
[.3761

Propensity stratum 5 -.076
(.081)
[.344]

.413 .018.790 .019
(.295)
[.161]

(.113)
[.867]

(.097)
(.847]

(.321)
[.014]

Propensity stratum 6 -.117 .527 .047 .018.763
(.089) (.324)

[.103]
(.124)
[.705]

(.351)
[.030]

(-107)
[.867][.187

Propensity stratum 7 -.094
(.098)
[.336]
-.086
(.108)
[-425]

.316 .017 -.011473
(.136)
[.900]

(.354)
[.373]

(.385)
[.219]

(-117)
[.927]

Propensity stratum 8 .583 .081 .047.841
(.387)
[.131]

(.425)
[.048]

(.150)
[.588]

(-129)
[714]

-.153
(.119)
[.198]

.217 -.081
(.166)
[.625]

-.076
(-142)
[.595]

Propensity stratum 9 .546
(.428)
[.612]

(.467)
[.242]

-.195
(.131)
[.137]

Propensity stratum 10 .452 .837 -.068
(.183)
[.712]

-.076
(.157)
[-630]

(470)
[.336]

(.516)
[.105]

Propensity stratum 11 -.247
(.145)
[058]
-.285
(.161)
[.077]
-.318
(.178)
[.074]
-.307
(.200)

[.126]

.179 .767 -.175
(.202)

[.386]
-.152
(.224)
[■496]
-.172
(.248)
[489]
-.102
(.279)
[.716]

.162
(.518)
[.730]

(.572)
[.180]

(.173)
[■349]
-.155
(.192)
[•420]
-.173
(.213)
[.416]
-.113
(.240)
[.636]

Propensity stratum 12 .480 .971
(.573)
[.402]

(.634)
[.125]

Propensity stratum 13 .352 .856
(.633)
[.578]

(.698)
[.220]

1.371
(.793)
1.084]

Propensity stratum 14 .777
(715)
[-277]

Propensity stratum 15 -.422 .729 -.195 -.1941.578

(continued on next page)
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Appendix Table 2 (continued)

Child enrich (w/o child 
care)

Total (w/o child 
care)

Child
necessity

Child enrich (with child 
care)

Total (with child 
care)

(.944)
[.095]

(.237)
[.075]

(.860)
[.397]
-.013
(.004)
[.002]

(.331)
[.556]
-.004
(.002)

[.006]

(.284)
[.495]
.002

(.001)

[.226]

.001Parent Age .003
(.005)
[.753]

(.001)

[.024]
Parent educ.: HS .572 .204.071 .536 .177

(.074)
[.000]

Child enrich (w/o child 
care)
1.029

(.026)
[.000]

Total (with child 
care)

(.022)

[.000]
Total (w/o child 
care)

(.018)
[.000]

Child
necessity

(.069)
[.000]

Child enrich (with child 
care)

Parent educ.: >High 
school

.147 .966 .382 .349

(.120)

[.000]

-.333
(.073)
[.000]

-.043

(.030)
[.000]

-.093
(.018)
[.000]

(.113)
[.000]

-.219
(.068)
[.001]

(.042)
[.000]

-.103
(.025)
[.000]

(.036)
[.000]

-.108
(.021)
[.000]

Receive food stamps

♦Infants .173 .173.207 .079
(.058)
[.459]

(.020)

[.000]

(.017)
[.000]

(.014)
[.0001

(.055) 
[.1531

♦Children 3-17 .127 .224 .242.300 .080
(.028)
[.000]

(.010)

[.000]

(.009)
[.000]

(.007)
[.000]

(.026)
[.002]

White .549.098 .365 .143 .150
(.078)
[.000]

5.896

(.017)
[.000]

7.016

(.063)
[.000]

6.667
(.397)
[.000]

3075

(.023)
[.000]

7.780
(.137)
[.000]

3075

(.020)

[.000]

7.577
(.118)
[.000]

3075

Constant
(.432)
[.000]

(.100)

[.000]

Observations 30753075

Note:
GLM coefficient, standard error in parentheses, p-value in bracket.

burdens. Consistent with the objective of enrichment 
goods and services, it is plausible that these expenditures 
contribute to the child’s cognitive development.

Beyond contributing to the knowledge base about hous
ing affordability mechanisms, this analysis, when coupled 
with the prior work on the effects of affordability on chil
dren, offers suggestive empirical evidence to support the 
30% rule-of-thumb for defining housing affordability in 
both government and private sector housing policies. Both 
suggest that the inflection point for children’s cognitive 
achievement and child enrichment expenditures occurs 
at roughly 30%.

The estimated effect sizes of this analysis also are suffi
ciently large to be meaningful for policy. Mother’s educa
tion is by far the strongest predictor, accounting for 
nearly 90% of the variance in child enrichment spending. 
Thus, its effect size overwhelms any other measure. The 
mother’s race and the family’s receipt of food stamps are 
the next strongest predictors and roughly in the range of 
housing affordability, so they provide a more level playing 
field for comparing effect sizes. Moving from a very low 
housing cost burden of 10% to the affordability standard 
of 30% is associated with an increase in child enrichment 
spending by an estimated $170. This is somewhat less than 
half the increase associated with race and nearly the same 
as receipt of food stamps (albeit in the opposite direction). 
While not a large amount, it is nonetheless sufficient to 
purchase books and games, and pay for some outings. 
Moving from a 60% housing cost burden to 30% is associ

lacking. This paper begins to address part of this gap with a 
focus on children. We explore expenditures on children as 
one possible mechanism that explains the inverted U- 
shaped relationship between housing affordability and 
children’s cognitive achievement (Newman and Holupka. 
2013). In particular, this earlier analysis finds that chil
dren’s cognitive performance suffers in families with very 
high housing cost burdens, consistent with the conven
tional wisdom. But cognitive outcomes also suffer in fam
ilies with very low housing cost burdens, demonstrating 
that low housing cost burdens are not always “better.” It 
is rarely acknowledged that for low-income families, a 
low housing cost burden warrants concern because of its 
likely association with living in a poor quality housing unit 
and neighborhood (Conley 2001; Emrath and Taylor 2012; 
Grigsby and Bourassa, 2004).

This analysis of child expenditures produces an inverted 
U-shaped relationship between enrichment expenditures 
and housing cost burden, indicating that these expendi
tures are lowest when the fraction of income spent on 
housing is either very high or very low. This approximates 
the pattern observed by Newman and Holupka (2013) be
tween housing cost burden and child cognitive achieve
ment scores in reading and math. Thus, at least part of 
the explanation for the better cognitive outcomes of low- 
income children in the middle range of the housing cost 
burden distribution and worse outcomes at either end 
may be that parents with moderate cost burdens spend 
more on child enrichment than those with high or low cost
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ated with a more modest $98 increase in spending, which 
is about 25% that for race and somewhat more than half 
that of food stamps. But, again, it is sufficient for at least 
some educational purchases.

This analysis further suggests that housing cost burden 
is not simply a reflection of income. If it were, then we 
should see a monotonic decline in enrichment expendi
tures with increases in housing cost burdens because of 
the linear relationship between income and cost burden. 
That is, by definition, if housing cost is held constant, then 
housing cost burden increases as income declines. If the 
relationship between housing cost burden and child 
expenditures were only a function of income, which has 
a linear relationship with expenditures, then we would ex
pect a similar linear relationship with housing cost burden. 
Instead, housing cost burden has a nonlinear relationship 
to expenditures on child enrichment. Still to be determined 
is whether the fraction of income a family devotes to hous
ing reflects the tradeoffs the family makes, the personali
ties or other characteristics of family members, or 
additional features yet to be identified,

These results provide intriguing evidence that one rea
son why housing affordability affects children’s cognitive 
achievement may be the effect of housing affordability 
on family spending on their children, and particularly on 
child enrichment. An important agenda for future research 
is to extend this work to other age groups and outcomes. 
Results for younger and older adults and for a wider range 
of outcomes would substantially strengthen the evidence 
base for future housing policy.
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.-os Angeles tenants increasingly er.gag:ng .n rent strikes amid housing crisis

by Rod Kuznia June 2
LOS ANGELES — A few dozen tenants from a working-class neighborhood here nopped into trier vehicles, creating a 
caravan that would head to affluent Orange County
After the hour-long drive in late May, the group converged on the sidewalk in front of a two- story house with Spanish- 
tile roofing belonging to Gina Kim — their iandlord’s daughter, Chung Suk Kim had purchased the seven-buiiding 
apartment complex in Los Angeies for $8 5 million in September, Eviction notices for all 80 residents — almost all of 
them black or Latino — went up a few weeks later, indicating that the owner wanted to convert the units, located near 
the University of Southern California, into student housing.
"Vulture land'ord, get a real job! Vulture landlord, get a real job!" the tenants shouted. A pair cf oolice earn soon 
arrived
But chanting is nottne only way the tenants are making their feeimgs known. Since the eviction notices were posted 
some eight months ago, they have refused to pay rent.
“I’m not against student housing, don’t get me wrong," said Robert Evans, a 32-year-oid African American security 
guard who makes $14.50 an hour and shares a 51,700 three-bedroom unit with six people in one of Kim’s buildings. 
“But if you want to come in and invest in property, you can’t just put people out on the streets."

In Los Angeles — one of the most expensive rental markets in the country — the nousing crisis is getting so severe that 
tenants are increasingly engaging in rent strikes, a practice from the early 1900s.
Leo by the fledgling L.A. Tenants Union, inhaoitants of multiunit buildings are joining forces and refusing to pay rent 
until their landlords negotiate what they view as fairer rent hikes. Some, such as the tenants in Kim's buildings, also 
are striking to prevent mass evictions,
In the mostly Hispanic neighborhood of Boyle He’ghts, some tenants were hit with rent increases of up to 80 percent 
last year. The building’s 25-plus residents, including about a dozen mariacJni musicians, went on rent strike for nine 
months Defore settling with the landlord early this year. Tne agreement: The landlord would get an immediate 14 
percent rent increase but wou'd increase rents no more than 5 percent each year subsequently.
"As real estate speculators ana Wall Street gamblers flood the market, rents are skyrocketing ana tenants are 
displaced and they can’t keep up,” said Tracy Jeanne Rosenthal, an organizer with the L.A. Tenants Union. “I think 
that s probably why we are seeing tne return of the rent strikes."

Other cities, including Cleveland and San Francisco, also have experienced recent rent strikes, but not as many as iri 
Los Angeles, where there have been approximately a half-dozen strikes since 2016. Organizers in Los Angeies say they 
pian to continue the strikes and protests while also pushing for legislative fixes and protection for renters.
The latter effort hit a snag Thursday, when the California Assembly defeated two bills that wouid have offema 
protections to renters in disputes with landlords; the Assembly passed a more modest bill that requires landlords to 
wait lorger before starting the eviction process. In November, Californians are expected to vote on a ballot initiative to 
enab'e cities to expand rent-ccntro1 iaws. Los Angeles for example, has a rent-contm1 'aw on the books, but it apples 
only to buildings constructed before October 1978.
/Think California politics is on the far-left fringe? Just wait for the next elections.]
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it is not surprising that Los Angeles is the center of renter activism. The city is home to the largest share of renters of 
any major U S. city, with 54 percent of its homes inhabited by renters, according to U.S. Census data. A 2017 study by 
Harvard Univers'ty found the Los Ange'es "entai market to be the nation’s second-most-burdened oy costs, defined by 
the percentage of renters wno pay at least 30 percent of their income on housing.

Los Angeles tenants increasingly engaging in rent strikes amid housing crisis - The Washington Post

In Los Angeles, 57 percent of renters fall into this category, second only to Miami (61.5 percent). Blacks and Latinos in 
Los Angeies are particularly hard-hit: A recent repod; by Ziliow found tnat these renters are spending, on average, 63 
percent of their incomes on housing.
And Los Angeles rents keep rising. The median pace for a two-bedroom apartment is 31,740 a month, according to 
ApadmentListcom, an apartment-search webs'te Rents rose about 3 percent over the past year — a full percentage 
point higher than the nationwide average — after having spiked by 6 percent in 2015. Los Angeies County's homeless 
population, meanwhi'e, has jumped to 53,195, a nearly 40 percent increase since 2010.
[As gentrification escalates in Calif., people wonder: Where can the homeless go?]
“We don’t know how people oecome homeless, but we can look at the data and Icok at the expiosicn in homelessness 
and draw some pretty firm conclusions," said Micnaei Lens, an associate p-ofessor of urban planning and puolic policy 
at UCLA.

In organizing rent strikes, the L.A. Tenants Union is employing a too1 that dates back to the 'ate 1800s and early 
1900s, but has fallen out cf favor in modern times Housing activists say their reemergence is a sign of just how 
extreme the housing crisis has become in Los Angeles
"We are reaching levels of inequality that we have not seen since the Gilaed Age, and so maybe it’s time to return to 
tactics like the rent strikes that were invented in those years," Rosenthal said.
Paul Lanctot, an orgarizer with the L.A. Tenants Union, said rent strikes and protests a re sometimes necessary to 
prevent unfair rent h'kes or evictions, and to prod landlords to properly maintain tneir buildings. Kim’s buildings, 
Lanctot says, are laae.n with mold ana crawling with cockroaches An elevator nas been broken for six months, he 
adds, even though a disab'ed tenant lives on the tn’rd floor Lanctot also charges that the K’ms want to convert the 
dwellings into student housing because they "just want to rent to a different class ot people and a different race of 
people."
[Hepatitis A outbreak among homeless a byproduct of California’s housing cruncn]
The Kims dispute that tneir buildings are in bad shape and say they are only trying to make smart business aecisions 
invoking private property they lawfully own. Gina Kim wrote in an ema'l that the tenants rejected her father’s offer to 
let them stay in their below-market units until March 2019.
“If in the end it is students who come to rent at the building (and in that area it does make commerc'a1 sense), they will 
be of ail races and colors and nationalities,” Chung Suk K:m said in an email.
While protesters banged on pots ana yelled into a bullhorn during the May 23 protest at Gina Kim’s home, some 
neighbors expressed irritation.
"Ail they care about :s their situation. What about our situation?” said Tae Kim, a 50-year-old restaurant owner who 
sa’d the protest was impeding his son’s efforts to study for the SAT. (Tae Kim is not related to Gina and CnungSuk 
Kim.) "Daytime, I don’t care, but it’s past 8 o’clock."
Gina Kim says she feels aggrieved and not just because of the noise She said in an email that she respects tenants' 
rignt to free speech, but sne takes exception to how they have mentioned her children during the protests. She said 
Demonstrators have shouted through a builhorn that while the noisy demonstration may make it difficult for her kids to 
sleep, she should think about the young children her father is evicting.
"It’s stressful for me because they are targeting my small children and me, ana I am not the final dec s'on maker for 
the landlord," she wrote.
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Dermis Robinson, a 46-year-old African American physical trainer and a tenant.-protester, said he doesn't blame Kim or 
her neighbors for being annoyed He would be annoyed, too
"If I had a nome, I would think the same way,” ne said. “But we don't nave a home "
Correction: An earlier version of this article gave an incorrect title for Tracy Jeanne Rosenthal, wno is an organizer 
with the L.A, Tenants Union. The article has been updated.

Los Angeles tenants increasingly engaging in rent strikes amid housing crisis - The Washington Post

I* 133 Comments

Rob Kuznia is a freelance reporter based in Los Angeles and is a frequent contributor to The 
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2015 Pulitzer Prize for local reporting. # Follow ©RobKuznia

titasljingtan Jtest

The story must be told.
Your subscription supports journalism that matters.

Try 1 month for $1

https://www.washmgtonpost.com/national/los-angeles tenants-mcreasingly-engaging in-rent-strikes-amid-housing-crisis/2018/06/02/6b91c34U-65al'-lle8-a76b-ed043e33f

https://www.washmgtonpost.com/national/los-angeles


Social Science & Medicine 118 (2014) 1-8

Contents lists available at ScienceDirect
SOCIAL
SCIENCE
MfcLMCINfc

Social Science & Medicine
■*

_ii3S OELSEVIER journal homepage: www.elsevier.com/locate/socscimed

☆Mental health in the foreclosure crisis O CrossMark

Jason N. Houle
Dartmouth College. 6104 Silsby Hall, Room 111, Hanover, NH 03755, USA

ARTICLE INFO ABSTRACT

Article history:
Received 22 April 2014 
Received in revised form 
22 July 2014 
Accepted 24 July 2014 
Available online 24 July 2014

Current evidence suggests that the rise in home foreclosures that began in 2007 created feelings of stress, 
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vulnerable communities, raises questions about its potential 
impact on the well-being of the U.S. population.

Recent research shows that foreclosure is a devastating stressful 
life event that undermines mental health. However, little research 
examines whether foreclosures undermine the mental health of all 
community members. In this study, I examine how living in high 
foreclosure localities is associated with residents' mental health. 1 
ask two questions: First, is a rise in the local foreclosure rate 
associated with changes in individual residents' mental health and 
wellbeing? And second, does the foreclosure crisis have the po
tential to exacerbate existing social disparities in well-being? Put 
differently, is the foreclosure-mental health association larger in 
disadvantaged areas than in more advantaged areas?

1. Introduction

In 2007, following decades of financial deregulation and 
increasingly risky borrowing practices, defaults in the subprime 
mortgage market resuited in the worst economic collapse in the 
U.S. since the Great Depression. The housing market crash led to a 
historically unprecedented rise in home foreclosures — from 
650,000 in 2007 to a record 2.9 million homes in 2010, when more 
than 2% of all U.S. homes received a foreclosure notice (RealtyTrac, 
2010). However, there is a great deal of variation in the geographic 
distribution of foreclosures. Some communities escaped relatively 
unscathed by the crisis, while others were devastated. Because the 
foreclosure crisis was concentrated in the subprime mortgage 
market (Immergluck, 2009), low SES and minority communities — 
who primarily had access to loans with poor terms and high in
terest rates — bore the brunt of the foreclosure crisis (National Fair 
Housing Alliance, 2012; Rugh and Massey, 2010). The massive scope 
of the foreclosure crisis, as well as its disproportionate impact on

2. Background

The Great Recession was unique in that it was a three pronged 
crisis. It was a global financial crisis where credit markets dried 
up; it was a traditional unemployment crisis with double-digit 
unemployment rates; and it was the worst housing market 
crisis in the history of the U.S., where millions of people lost their 
homes to foreclosure. Deregulation of the banking industry and 
the rise of subprime and predatory lending are well-documented 
causes of the foreclosure crisis (Been et al., 2011; Fligstein and 
Goldstein, 2011; Gerardi et al., 2009). The foreclosure crisis

* This work was conducted while the author was a Robert Wood Johnson 
Foundation Health & Society Scholar at the University of Wisconsin-Madison. The 
author thanks Bruce Link, Janice McCabe, John Mullahy, Stephanie Robert, and 
Emily Walton for valuable feedback on this manuscript, and the Robert Wood 
Johnson Foundation Health & Society Scholars Program for its financial support. 
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Degan in the subprime mortgage market, but high unemploy
ment rates eventually drove the spread of foreclosures into the 
prime mortgage market, as out of work families struggled to 
keep up with their mortgages (Been et al., 2011). Despite the 
massive scope of the foreclosure crisis, we know relatively little 
about how it is associated With the mental health of the U.S. 
population

Recent research shows an association between foreclosure and 
mental health. Foreclosure and default are associated with wors
ened mental health (Alley et ai., 2011; Currie and Tekin, 2011; 
McLaughlin et al., 2012; Osypuk et al., 2012), in part because fore
closure is a stressful life event that also invokes feelings of shame, 
loss, and regret (Nettleton and Burrows, 1998). This is particularly 
germane to the United States, where homeownership is central to 
identity and losing one s home is seen as a failure to maintain or 
achieve the American Dream (Libman et al., 2012). As such, fore
closure is often conceptualized as a stressful life event that un
dermines the mental health of current and former homeowners 
and their families.

But while prior research provides important insights on how 
foreclosure is linked to mental health, most research conceptual
izes foreclosure as an individual-level stressful life event that im 
pacts the well-being of those who experience it. Foreclosures are 
geographically distributed across communities, and some areas 
have been hit harder than others (Immergluck, 2009; Rugh and 
Massey, 2010). In areas wheie foreclosure is most common there 
is evidence that foreclosures may alter the social fabric of com
munities and affect the mental health and well-being cf all resi
dents, regardless of whether they are homeowners or are going 
through foreclosure.

Research shows that foreclosures can lead tc a decline in stress- 
mitigating community resources and a rise in community stressors in 
the surrounding area. For example, a rise in local-area foreclosures 
are associated with declines in economic resources, such as home 
values, where each additional foreclosure reduces the value of 
nearby properties by 1% (Harding et al., 2009; Immergluck and 
Smith, 2006a). Rising foreclosures also lead local governments to 
scale back on community investments (Kingsley et al., 2009), in 
part due to declining tax revenues (Joint Economic Committee, 
2007) and because foreclosures create expensive administrative 
costs (Kingsley et al., 2009). Foreclosures are also associated with 
declines in social capital, civic engagement (Estrada-Correa and 
Johnson, 2012), and residential instability (Li and Morrow-Jones, 
2010). Such community resources are important social resources 
for mental health and well-being (Araya et al., 2006; Jia et al., 2009; 
Robert, 1999; Yen and Syme, 1999), and thus a reduction in these 
resources due to foreclosures may undermine residents' mental 
health.

Foreclosures are also associated with a rise in community 
stressors. During the crisis, many foreclosed properties became 
abandoned and blighted Qoint Economic Committee, 2007). These 
vacant properties, along with diminished sucial capital, are asso
ciated with elevated crime rates (Anio et al., 2012; Immergluck and 
Smith, 2006b; but see Kirk and Hyra, 2012). Moreover, living in high 
foreclosuie communities creates feelings of insecurity and mistrust 
towards lenders and the government (Ross and Squires, 2011). Such 
community stressors tax residents' mental health (Kim, 2010; 
Latkin and Curry, 2003; Ross, 2000), and an increase in these 
stressors due to rising foreclosures may undermine residents' 
mental health. Although I do not measure these variables, i expect 
that these social costs of rising foreclosures — reductions in com
munity resources and elevated community stressors — are the 
primary mechanisms that link the rise in foreclosures to individual 
resident's mental health. Based on the above literature, I hypoth 
esize the following:

HI. Rising local foreclosure rates will be associated with declines 
in residents' mental health, net of individual characteristics and 
area-level confounders.

2.1. Social inequality, rising foreclosures, and mental health

The foreclosure crisis has profound implications for social 
inequality in the United States (Pfeffer et al„ 2013; Rugh and 
Massey, 201C). Rising foreclosures have disproportionately 
impacted disadvantaged communities, in part because residents of 
these communities had access primarily to risky, high cost sub
prime moitgages (National Fair Housing Alliance, 2012; Rugh and 
Massey, 2010; Williams et al., 20C5). But in addition to facing 
higher rates of foiedosure, there is evidence that low SES and mi
nority communities faced greater social costs — a greater loss of 
community resources and a higher level of community stressors — 
than did more affluent, white communities at equivalent levels of 
foreclosure.

Recent evidence suggests that rising foreclosures could have a 
stronger association with wellbeing in low SES and minority 
communities compared to more advantaged communities, in part 
because these communities face greater social costs to foreclosure. 
For example, foreclosed homes in Low SES and minority areas tend 
to be left vacant for longer periods of time, ana are more likely to 
become abandoned than in moie affluent, white areas (Immergluck 
and Smith, 2006b). Low SES and minority communities aiso 
experienced a greater decline in wealth and property values than 
did more affluent communities during the recession (Immergluck, 
2009; Pfeffer et al., 2013). Moreover, disadvantaged communities 
saw greater increases in crime in the wake of the foreclosure crisis 
than did more affluent areas (Teasdale et al., 2012). Why might this 
be the case? One potential reason for these differences is lender 
neglect. At the height of the foreclosure crisis the National Fair 
Housing Alliance (2012) found massive disparities in lender’s up
keep of foreclosed, Real Estate-Owned (REO) homes. Lenders are 
responsible for maintaining RFO properties, and these homes are 
at-risk of lying vacant and becoming abandoned. REO homes in 
minority and disadvantaged communities were found to be far 
mere likely to be allowed to fall into disrepair, to lack visible for sale 
signs, and have boarded up windows. Contrast this with domes in 
more affluent areas, which were well-maintained, arid in some 
cases security services were hired to protect the lender’s invest
ment. As such, disadvantaged communities experienced greater 
social costs to rising foreclosures than did more affluent commu
nities, which may in turn lead residents of these communities to 
experience more mental health problems as a result of rising 
foreclosures.

The above evidence suggests that the foreclosure crisis in
tersects with existing social inequalities in ways that may exacer
bate disparities in mental heaitn. For example, the above evidence 
suggests that at equivalent levels of foreclosure, disadvantaged 
communities are likely to face greater social costs to foreclosure 
than are more affluent communities. If this is the case, we would 
expect the association between rising foreclosure rates on mental 
health to be stronger in low SES and minority communities than in 
more affluent, white communities. Following this 'ogic, I hypoth
esize the following:

H2a The association between foreclosure and mental health will 
be amplified in lower SES areas compared to higher SES areas.

H2b The association between foreclosure and mental health will 
be amplified in areas with a iarger proportion of minority residents 
compared to those thar have a lower proportion of minority 
residents.
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BRfSS respondents from all 50 states plus Washington, DC, from 
2006 to 2011, representing 1,831,144 person-years clustered within 
2245 counties.

2.2. [he current study

The current study builds on prior research by conceptualizing 
foieclosure not only as an individual-level stressor, but as a 
community-level stressor that is associated with the mental health 
of all residents. Specifically, I examine how changes in county-level 
foreclosure rates from 2006 to 2011 are associated with changes in 
residents' mental health. This study has key strengths and makes 
several contributions. First, nearly all of the prior research on re 
cessions and mental health focuses on the unemployment rate as 
the key indicator of recession (Doo'ey et al., 1996; Tefft, 2011). Little 
is known about how the foreclosure crisis that characterizes the 
Great Recession is related to population mental health, net of other 
economic factors associated with the recession. To address this 
question, I use unique proprietary foreclosure data to longitudinally 
track most foreclosures in the U.S. from 2006 to 2011 (RealtyTrac, 
2010). Second, I use county-by-year fixed effects models to 
examine how within county changes in foreclosure are associated 
with within-county changes in mental health, net of time invariant 
between-county differences and national time trends. This stiategy 
improves on research that uses between-person oi Detween-piace 
research designs. I also employ several unicue falsification tests to 
increase confidence in the findings. Third, I consiaer how rising 
foreclosure rates are associated with disparities in mental health- 
such that residents in Low SES and minority communities may face 
greater mental health consequences to foreclosure than more 
advantaged communities. Thus this is one of the few studies to 
consider how the foreclosure crisis intersects with existing social 
inequalities to influence mental health. Fourth, while a few recent 
studies have considered how living in high foreclosure areas is 
associated with health outcomes (Arcaya et al., 2013, 2014) and 
hospital visits (Currie and Tekin, 2011) — these studies tend to focus 
on single communities ot cities and focus oil physical health. No 
study to my knowledge has examined the mental health conse
quences of rising foreclosures in a nationally representative sample 
of the U.S. population.

3.1. Individual-level mental nealth

My dependent variable is a single-item measure of mental 
health. In each BRFSS survey, respondents are asked “thinking 
about your mental health, which includes stress, depression and 
problems with emotions, for how many days during the past 30 
days was your mental health not good?” This measure is a part of 
the Centers for Disease Control and Prevention's (CDC) “healthy 
days” Health Related Quality of Life (HRQOL) measure (Moriarty 
et al., 2003). It is frequently used as a measure of mental health 
in research that uses BRFSS data (e.g., Moriarty et al., 2009) and has 
similar psychometric properties and a distribution to common 
measures of psychological distress, such as the CES-D. Although the 
BRFSS does include more detailed measures of mental health, such 
questions are asked only m select states and select years, and are 
not asked consistently across the study period Thus, it is not 
possible to conduct an over-time, within-place analysis of change 
using these measures.

3.2. County-level foreclosure rates

The foreclosure process varies widely across states, but typically 
begins with a notice of default (NOD), where homeowners are 
notified that they are delinquent. This if followed by a Lis Penden, a 
legal notice filed by the lender that initiates the process of fore
closure. If the homeowner has not found a way to settle their debts 
to the lender, or short sell their property, the foreclosure results in a 
public auction or sale. If at auction or sale the lender is unable to sell 
the property for at least the remaining value of the loan, the lender 
repossesses the property and it becomes real estate-owned (REO). I 
construct two annual county-level measures of the foreclosure rate 
from RealtyTrac data. The first is the total foreclosure rate, which 
includes all foreclosed properties in any stage of the foreclosure 
process divided by the number of households in the county in a 
given year. The second is the REO foreclosure rate which is the 
number of RFO foreclosures divided by the number of households. 
The REO rate is a measure of severe crisis, as most owners are 
foiced to leave their homes if they reach this stage of the fore
closure orocess, it is up to the lender to upkeep and maintain the 
properties, and many REO homes during the foreclosure crisis were 
at risk of abandonment (National Fair Housing Alliance, 2012). I also 
co nstruct an NOD rate, which reflects the percentage of homes that 
received a notice of default in a given county and year.

3. Data and methods

I draw data from five individual and county-level data sources. 
Individual-level data are from the 2006-2011 surveys of the 
Behavioral Risk Factor Surveillance System (BRFSS). BRFSS is a 
state-based annual, nationally representative repeated cross
section of the health and health behaviors of United States resi
dents (US. Centers for Disease Control and Prevention, 2013). 
Annual county-level foreclosure data from 2006 to 2011 are from 
RealtyTrac. RealtyTrac collects foreclosure data from public records 
in nearly 2250 counties and covers more than 90% of US house
holds. Additional annual county-level data were drawn from the 
American Community Survey (ACS), The Bureau of Labor Statistics 
(BLS), and the Small Area Income and Poverty Estimates (SA1PE). 
The ACS is an annual nationally representative survey of conducted 
by the U.S. Census Bureau to create estimates of social and eco
nomic characteristics of the U.S. population, and has very high 
response rates (2013a). The BI S data (2009) is from the Local Area 
Unemployment Statistics series, which provides the official un
employment measures in the United States. Finally, the SAIPE 
provides model-based estimates of single year sociodemographic 
characteristics of localities in the U.S., based on information from 
administrative records, decennial censuses, and the ACS (U.S. 
Census Bureau, 2013b). County-level SAIPE and ACS data were 
retrieved via Censtats (ce.istals.census.gov).

I linked the individual-level BRFSS data to county-level fore
closure and sociodemographic information using Federal Infor
mation Processing Standards (FIPS) codes. Study coverage includes

3.3. County level sociodemographic characteristics

I include a range of annual county-level sociodemographic 
characteristics that may confound the association between fore
closure and mental health. Unemployment rates were a key ante
cedent of rising foreclosures in the crisis (Been et al., 2011) and are 
also predictive of mental health (Tefft, 2011). Thus, I control for a 
lagged annual measure of the local unemployment rate, drawn 
fiom the BLS. I also control for county-level measures of socio
economic status and racial composition, both of which are associ
ated with rising foieciosures (Rugh and Massey, 2010). These 
include annual measures of the poverty rate (drawn from the 
SAIPE) and the percent of the population that is African American 
(drawn from the ACS). To test hypotheses 2a and 2b. 1 also stratify 
models by race and socioeconomic status using five-year estimates 
of the percent of adults age 25+ who have a college degree or more
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and the percent of the population that is African American from the 
ACS, which I describe below.

county association is moderated by changes in within-county 
changes in sociodemographic composition over the study period. 
I am interested in the former, not the latter. I conduct these analyses 
using the xtreg command in STATA 12.0. All significance tests are 
two-tailed.

I conduct several falsification tests as a robustness check on the 
results. Importantly, a key limitation of this study is that I lack 
individual-level measures of default and foreclosure. Thus, any ef
fect of the foreclosure rate on individual mental health could 
potentially reflect both contextual effects and compositional ef
fects. A significant positive effect of rising foreclosure rates on the 
number of mentally unhealthy days could reflect the effect of living 
in a high foreclosure area (the context effect), or it could reflect that 
individuals in these areas are more likely to experience the stressful 
life event of foreclosure (the compositional effect). I take several 
steps to ensure that any results presented here are not driven by 
compositional effects.

First, I exploit variation in the foreclosure piocess. As noted 
above, the foreclosure process typically begins with an NOD (notice 
of default), then Lis Penden, auction or sale, and some home be
comes REO. I argue that we can use this variation to provide con
fidence that these are indeed context effects. If foreclosures are 
associated with mental health due to its effects on community 
resources and community stressors, then wc might expect RFO or 
total foreclosures to have a greater association with mental health 
than simple notice of default — which is more private, and is un
likely to lead to declining resources and increasing stressors in the 
community in the same way that rising foreclosures might. Indeed, 
experiencing a mortgage default is associated with declines in 
mental health (Alley et al., 2011). Thus, if we were to find relatively 
large effects of NOD it's likely driven by the individual level effects 
of default on mental health. In this sense, the NOD rate is essentially 
the placebo.

Second, in supplementary analyses 1 compare owners and 
renters. Unfortunately BRFSS does not ask questions on home- 
ownership in every state or every year of study, so I am unable to 
include this variable in my main analyses. However, if the effects 
are robust to controls for homeownership, and are significant for 
both owners (who are at the highest risk of home foreclosure) and 
renters, this would provide further evidence that this is indeed a 
context effect.

3.4. Individual level sociodemographic characteristics

I include a vector of individual-level, annual, sociodemographic 
characteristics that may confound the association between fore
closure rates and mental health. These are: age (in years), age 
squared, sex (1 =* female), race/ethnicity (non-hispanic black, his
panic, other, white [reference]) marital status (never married, 
widowed, divorced/separated, married [reference]), full time 
employment status (1 
years).

yes), and educational attainment (in

3.5. Analysis strategy and falsification tests

I use county-by year fixed effects models to estimate the asso
ciation between the foreclosure rate and mental health. A key 
strength of these models, relative to Ordinary Least Squares (OLS) 
Regression, is that they allow the researcher to use each county as 
its own control, and examine how within county changes in fore
closure is associated with within county changes in mental health 
over time. This is an improvement over standard OLS models, 
which would provide between-county comparisons, and are 
plagued by omitted variable bias. Fixed effects models greatly re
duces omitted variable bias and account for all unobserved vari
ables that are stable across counties over time and national time 
trends (Firebaugh, 2008; Johnson, 1995). Thus, any unobserved 
confounders that are stable over time — such as between-county 
differences in socioeconomic status — are accounted for in this 
framework. Moreover, this method is commonly used in research 
that examines the effects of living in states and counties that are 
hard hit during recessions (e.g. have high unemployment rates) on 
health and mental health (Houle and Light, 2014; Ruhm, 2003; 
Tefft, 2011), in part because it provides estimates that are less 
biased than other methods. As such, the fixed effects strategy al
lows a stricter test of the hypotheses under study. The fixed effects 
model is shown below:

Yict — a + @~\Fct + 02^-ct + Vjct + wc + kt + eict

Where Y is the mental health outcome for individual i in county c at 
time t, F is the foreclosure rate in county c at time t, X is a vector of 
county level controls (e.g. the unemployment rate) in county c at 
time t, V is a vector of individual-level controls (e.g. race, marital 
status, age) for individual i in county c at time t. Wc, the county fixed 
effects, account for all observed and unobserved stable traits be
tween counties. I<tn the year fixed effects, account for all observed 
and unobserved secular trends across years that are constant across 
counties (e.g. national trends). E is the error term. In all models, the 
foreclosure rate is lagged one year to ensure the correct temporal 
ordering, and because the impact of foreclosure rates on residents’ 
mental health is unlikely to be immediate. Similarly, the unem
ployment rate is lagged one year prior to when foreclosure is 
measured, because the unemployment rate drives both foreclosure 
and mental health. Standard errors are corrected for clustering 
across counties.

To test whether the association between foreclosure and mental 
health is strongei in low SES and minority counties, I stratify these 
models by percent of residents with a college degree and percent 
African American, derived from five-year estimates from the ACS. I 
stratify models rather than compute an interaction term because I 
seek to test whether this within-county association varies between 
different types of counties. In a county-year fixed effects frame
work, an interaction term would provide a test of whether a within-

4. Results

I present descriptive statistics for the primary independent and 
dependent variables in Table 1. Across the years of study, total 
foreclosure rates increase from .30 in 2006, reach a peak of 1.13 in 
2010, and decline to 87 in 2011. The average foreclosure rate over

Table 1
Mental health and foreclosure rates, 2006-2011.

Foreclosure rates Mentally unhealthy days

Total REO NOD

Year
2006
2007
2008
2009
2010

.30 .09 .05 3.38

.50 .12 .09 3.37

.74 .23 .11 3.43
1.01 .29 .11 3.49
1.13 .39 .10 3.54

2011 .87 .31 .08 3.86

Mean
(Range)

.76 .24 .09 3.52
(0-20.9) (0-5.67) (0-10.09) (0-30)

^counties — 2245] N
Foreclosure and mental health differ significantly across years (ANOVA; p < .001).

= 1,891,144.person-years
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the study period is 76, or 1 in every 133 homes. These figures are 
consistent with national estimates of foreclosure rates (RealtyTrac, 
2010), suggesting that the 2245 counties in this study are repre
sentative of the U.S. The REO rate and NOD rates follow a similar 
trend. Turning to mental health, the mean number of mentally 
unhealthy days reported in the BRFSS is 3.52. I find that mental 
health worsened during the recessionary period — the number of 
mentally unhealthy days reported in the sample increased by about 
one-half of one day from 2006 to 2011. This is consistent with prior 
research that shows mental health declines during recessionary 
periods (Dooley et al., 1996; Tefft, 2011).

To address the first question m this study « are county-level 
foreclosure rates associated with mental health? — I present re
sults from a series of models in Table 2. In Panel A I present results 
where the total foreclosure rate is the independent variable; the 
REO rate in Panel B; and the NOD rate in panel C. Please note that 
these are separate models, and I do not include the foreclosure 
measures in the same models due to multicollinearity. Model 1 of 
Table 2 shows findings from pooled OLS models with no covariates. 
In model 2 I add county fixed effects; county and individual-level 
covariates in model 3; and model 4 includes year fixed effects.

In Table 2, the total foreclosure rate and the REO rate are posi
tively associated with mentally unhealthy days in the pooled OLS 
models, and the association persists after county fixed effects, year 
fixed effects, and confounders are added. In the final models, a one 
percentage point increase in the RFO foreclosure rate is associated 
with a .066 increase in the number of mentally unhealthy days 
reported by residents in a given county across the years of study. 
Similarly a one percentage point increase in the total foreclosure 
rate is associated with a .027 increase in the number of mentally 
unhealthy days. While these may appear to be small effects, recall 
that the number of mentally unhealthy days increases by only one- 
half of a day over the study period and that these changes reflect 
within county changes over a six year period, rather than between 
county-differences. Moreover, the foreclosure effects reported here 
are comparable in size, and actually somewhat larger, to the other 
county-level variables in this study, including the unemployment 
rate and poverty rate. Thus, I find support for hypothesis 1, that a 
within county increase in the foreclosure rate is associated with a 
within-county increase in the number of mentally unhealthy days. 
Note that the NOD rate is not significantly associated with mental 
health after accounting for county fixed effects. As noted above, this 
is consistent with evidence for a context effect.

To address the second question in the study is the association 
between foreclosure and mental health stronger in more disad
vantaged and minority communities? — 1 present a series of models 
in Tables 3 and 4. First, I ask if the association between foreclosure 
and mental health is stronger in low SES compared to high SES 
counties. In Table 3, I show results from stratified models 
comparing the association between foreclosure rates and mental 
health in counties with the lowest quintile of college educated 
adults to counties with the highest quintile of college educated 
adults (based on 5-year estimates from the ACS). Second, I ask if the 
effect of foreclosure on mental health is stronger in counties with a 
high proportion of African American residents compared to 
counties with lower proportions of African American residents. In 
Table 4, I show results from stratified models comparing the as ■ 
sociation between foreclosure and mental health in counties with 
the lowest quintile of African American residents to counties with 
the highest quintile of African American residents. All models 
include county and year fixed effects and all covariates.

In Table 3, I find some evidence that the association between 
foreclosure and mental health is stronger in less educated counties 
than in more educated counties. In Panel A, the coefficient for the 
total foreclosure rate in the least educated counties (.070) is over 
twice the size of the coefficient in the mcst educated counties 
(.032). However, a z-test revealed that these coefficients are not 
significantly different from one another at the p < 05 level, thus it is 
difficult to draw strong conclusions. Turning to Panel B, however, 
the coefficient for the REO rate in the least educated counties (.229) 
is nearly four times the size of the coefficient for the REO rate in the 
most educated counties (.059). These coefficients are significantly 
different at the p < .05 level. Thus, I find support for hypothesis 2a 
that the association between foreclosure and mental health is 
stronger in lower SES than higher SES counties.

In Table 4 I find strong evidence that the association between 
foreclosure and mental health is stronger in counties with the 
highest proportion of African American residents compared to 
counties that have the lowest proportion of African American res
idents. In Panel A, the coefficient for the total foreclosure rate is 
positive and statistically significant in counties with the highest 
proportion of African American residents (b — .068; p < .001), and 
negative and statistically non-significant in counties with the 
lowest proportion of African American residents (6 — - .025). These 
coefficients are significantly different from one another at the 
p < .05 level. Moreover, in Panel B I show that the REO rate coef
ficient is significantly larger in counties with the largest proportion 
of African American residents than in counties with the lowest 
proportion of African American residents (Highest % African 
American counties b = .138, p < .001; Lowest % African AmericanTable 2

OLS, county fixed effects, and county-year fixed effects regressions of respondents' 
mentally unhealthy days on county foreclosure rates.

Table 3
County-year fixed effects regressions of respondents' mentally unhealthy days on 
county foreclosure rates, stratified by the proportion of county residents with a 
college degree or more.

Model 1 Model 2 Model 3 Model 4

Panel A: Total foreclosures 
Foreclosure rate .029 (.006)*** .041 (.007)’ 
Panel B: Real estate-owned

.100 (.026)*
Panel C: Notice of default

.063 (.014Y

.037 (.007)’ .027 (.007)’

.104 (.019)*** .066 (.020)*REO rate .127 (.019)’ Least educated counties Most educated counties

Panel A: Total foreclosures 
Foreclosure rate 
Panel B: Real estate-owned 
REO rate 
N counties

.011 (.016)NOD rate .015 (.015) .016 (.015) .070 (.027)' .032 (.010)’
County fixed 

effects 
Year fixed 

effects 
Covariates

No Yes Yes Yes
.229 (.065)***# .059 (.028)**#

No No No Yes 396 556

*p <.05; **p < .01; ***p < .001.
#Coefficients in low versus high educated counties are significantly different at 
p < .05 level.
^counties = 952; N|
All models include the following covariates; county level: unemployment rate 
(lagged), percent African American, percent in poverty; individual level; sex 
(female = 1) race/ethnicity (NH black, Hispanic, other [NH white — ref]), marital 
status, employment status, educational attainment, age, age squared.

Yesa Yes*No No

*p < .05; **p < .01; ***p < .001.
^counties = 2245; NperS0n-years = 1,891,144; Average N per county: 790.6.

a Models include the following covariates: county level: unemployment rate 
(lagged), percent African American, percent in poverty; individual level: sex 
(female = 1) race/ethnicity (NH black, Hispanic, other [NH white = ref]), marital 
status, employment status, educational attainment, age, age squared.

= 1,152,228; Average N per county: 790.6.person-years
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disadvantaged and minority areas, relative to more advantaged, 
white areas.

Table 4
County-year fixed effects regressions ot respondents' mentally unhealthy days on 
county foreclosure rates, stratified by the proportion of African American residents.

5. DiscussionLowes t% African 
American counties

Highest?. African 
American counties

In this study I add to a large body of literature on recessions, and 
an emerging literature on foreclosure and health, and ask how 
living in high foreclosure areas is associated with residents’ mental 
health during the recessionary period. I expand on prior research 
by conceptualizing foreclosure not only as a stressful life event that 
occurs to homeowners and their families, but as something that has 
unfolded unequally across places over time, and has dis- 
proportionality impacted some places more than others. I develop 
and test three primary hypotheses.

First, I hypothesize that a rise in the local foreclosure rates is 
associated with residents' mental health because it leads to a 
decline in community resources that are protective of mental 
health (e.g. social capital, community investment, wealth/home 
prices) and a rise in community stressors (e.g. crime, abandoned 
homes, insecurity) that are detrimental to mental health. Sup
porting this notion, I find that a rise in local foreclosure rates is 
associated with declines in residents mental health, net of 
observed and unobserved stable characteristics and national time 
trends. In addition, I find that the observed associations are 
stronger for REO foreclosure than the overall foreclosure rate. This 
is perhaps unsurprising, because the REO rate is a more severe 
measure of crisis, and is associated with a greater loss in commu
nity resources and a rise in community stressors. For instance, 
rising REO rates indicate that more homes are being repossessed by 
lenders (which are then up for the lenders to maintain and 
potentially neglect), and are at a high risk for vacancy and aban
donment (Immergluck, 2009; National Fair Housing Alliance, 2012).

Second and third, I hypothesize that the foreclosure-mental 
health association is stronger in a) low SES areas and b) minority 
areas, in part because the social costs of foreclosure are likely to be 
greater in these communities. Supporting these hypotheses I find 
that the association between foreclosure and mental health is 
strongest in the most socioeconomically disadvantaged areas and 
in areas with the highest concentration of African American resi
dents. This raises important questions about the role of the fore
closure crisis iri exacerbating existing disparities in mental health 
and well-being.

A common theme in the emerging literature on foreclosure is 
that the rise in foreclosures has the potential to exacerbate a range 
of existing social inequalities, in part because the places that were 
hit the hardest also tend to be the most disadvantaged (Rugh and 
Massey, 2010). As such, the foreclosure crisis is inextricably linked 
to current systems of inequality Despite this, very little research 
has considered how rising foreclosures may exacerbate disparities 
in well-being. We know, for example, that residents who live in 
areas of concentrated disadvantage tend to have worse mental 
health outcomes than residents who live in more advantaged areas 
(Jia et al., 2009; Kim, 2010; Robert, 1999). And, as I show in this 
study, it was precisely these disadvantaged communities that faced 
the greatest reduction in mental health as foreclosure rates clim
bed. This suggests that these place-based disparities in mental 
health are likely to have increased during the Great Recession as the 
result of foreclosure. Future research should continue to interrogate 
changing disparities in health and mental health during reces
sionary periods.

This study also raises more general questions about the role of 
recessions and economic crises in reproducing or exacerbating 
social disparities in health and mental health. Prior research on 
recessions tends to focus on the “main effects” of state-level 
unemployment rates on levels of mental health (e.g. Tefft,

Panel A: Total foreclosures 
Foreclosure rate 
Panel B: Real estate-owned 
REO rate 
N counties

.068 (.019)***# -.025 (.036)#

.138 (.045)***# -.046 (.086)#
193508

*p < .05; **p < .01;
#Coefficients in low versus high % African American counties are significantly 
different at p < .05 level.
Ncounries = 701; /Vperson-years = 565,410; Average N per county: 790.6.
All models include the following covariates: county level: unemployment rate 
(lagged), percent African American, percent in poverty; individual level: sex 
(female = 1) race/ethnicity (NH black, Hispanic, other [NH white = ref]), marital 
status, employment status, educational attainment, age, age squared.

*p < .001.

.046, nonsignificant). Thus, I find support for hy-counties b =
pothesis 2b that the association between foreclosure and mental 
health is significantly stronger in counties with a high proportion of 
African American residents than in counties that have a smaller
proportion of African American residents.

4.1. Supplementary analyses

I conducted several sensitivity tests to check the robustness of 
the results and ensure that the results presented here are indeed 
context effects, and are not driven by individual-level (composi
tional) effects. First, as noted above, I estimated the association 
between the NOD rate and mental health (see Table 1), with the 
logic that a notice of default is a private event that would not have 
demonstrable effects on community resources and stressors. I find 
no significant association between the NOD rate and mental health, 
but do find a significant association between the total foreclosure, 
REO, and mental health. This provides indirect evidence that the 
effects found in this study are indeed context, and not composi
tional effects.

Second, I also estimated supplementary models accounting for 
homeownership status (1 = owner; 0 — renter). Accounting for 
homeownership status diminished the sample size significantly 
because the homeownership question was asked only in certain 
states and in a limited number of years. However, when controlling 
for homeownership, I find statistically and substantively identical 
results to the results presented here. I also stratified analyses 
separately for owners and renters. I found that the foreclosure- 
mental health association was positive and significant among 
both owners and renters (not shown, available upon request). If the 
associations found in this study were primarily driven by compo
sitional (individual level) effects, we would expect to see much 
larger effects on mental health for owners compared to renters, 
because owners have a much higher risk of foreclosure than do 
renters. Thus, this provides additional indirect evidence that the 
results presented here reflect contextual (place-level) effects.

Finally, I conducted several analyses to ensure the results were 
robust to model specifications, in pait because mental health is 
right skewed (mean; 3.42, median: 0, IQR: 2). These include: logged 
dependent variable, poisson, and logistic regression models pre
dicting a dichotomous measure of mental health (>14 mentally 
unhealthy days) (Moriarty et al., 2009). All of the results were 
substantively and statistically similar to the results presented here.

In sum, I find support for all three study hypotheses. I find that 
within-county increases in foreclosure rates are associated with 
subsequent declines in residents' mental health, net of a range of 
confounders; and, I find that these associations are strongest in
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References2011). I build on this literature in three ways. First, I consider the 
unique contributions of foreclosures to mental health in addition 
to more traditional economic indicators of recession Second. I 
provide a better approximation of the local conditions by 
examining county-level, rather than state-level effects. Third, I 
move beyond a “main effects'’ approach and consider heteroge
neity across different types of places. The results cf this study 
imply that we should consider how recessions intersect with 
social inequalities to contribute to both levels of and disparities 
in, mental health.

This study also has several methodological strengths. Namely, 1 
employ county-by-year fixed effects models to examine the link 
between changes in within-county foreclosure rates and within- 
county changes in residents' mental health. This approach is an 
improvement over traditional OLS estimates and eliminates all 
stable between county and national observed and unobserved 
heterogeneity. In addition, 1 provide Severn! unique falsification 
tests to ensure that the link between rising foreclosure and mental 
health is not driven by compositional (individual-level) effects, or 
other unobserved characteristics.

Despite its strengths, this study is not without limitations. First, 
I am unable to control for individual-level indicators of default or 
foreclosure, despite the fact that 1 provide unique falsification tests 
to detect context versus compositional effects. Second, the single
item measure of mental health likely has more measurement error 
than a scale and is unlikely to capture the full range of mental 
health problems that may result from rising foreclosures. Thus, it's 
possible that these results are conservative estimates, Moreover, 
this study focuses only on mental health, and does not consider 
the potential impact of the foreclosure crisis on physical health. 
However, diminished mental health may be an immediate 
response to the foreclosure crisis, which may over time lead to 
poor physical health outcomes Mental health is a key mechanism 
by which social factors influence pnysical health outcomes over 
the life course (Houle, 2013), and recent research shows that rising 
for eclosures may diminish residents' physical health (Arcaya et al., 
2013, 2014). Future research should continue to examine how the 
foreclosure crisis is linked to population health, broadly defined. 
Third, using the county- level foreclosure rate as a proxy for the 
community's experience of foreclosure may be problematic. We 
may get a more accurate view if we could drill down to a lower 
level of aggregation, such as the census tract. Fourth, although the 
fixed effects models used in this study are an improvement over 
traditional OLS regression models, ultimately 1 can detect only 
correlation, and not causation. Finally, I am unable to measure the 
community-level stressors and resources that I hypothesize are 
the key mechanisms linking foreclosure rates with individual 
mentai health. As the data become available, future research 
should further interrogate the link between foreclosure and 
mental health.

Despite limitations, this study sheds new light on the associa
tion between foreclosure and mental health, and shows that the 
effects are unequally distiibuted across places in ways that may 
reinforce and exacerbate existing disparities in mental health. 
These findings raise impo-tant questions about how we might 
break the link between rising foreclosures and mental health. 
Policies aimed at reducing foreclosures and keeping property 
owners in their homes — such as the HUD Neighborhood Revitali
zation Program, REO to Rental Programs, and loan modification 
programs such as The Home Affordable Modification Program — 
may be able to stem the anguish associated with the foreclosure 
crisis. Future research should continue to examine how recessions 
and the current economic crisis impact overall levels and disparities 
in population health, and explore the programs and policies that 
could break this link.
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INTRODUCTIONABSTRACT

For over a decade beginning in the mid 1990s, 
Toronto, Canada experienced a massive wave 
of condominium development. Women make 
up a high percentage of condominium 
purchasers and condominiums are extensively 
marketed to young, professional urban 
women. In grappling with this phenomenon, 
this paper constructs a gendered social 
geography of reurbanisation and new-build 
gentrification in Toronto, through qualitative 
research into women's experiences as 
downtown condominium owners. Examining 
both the gendered ideologies that have shaped 
Toronto's condominium boom, and the 
narratives of condominium developers and 
owners, this paper illustrates the gendered 
dimensions of city building and everyday life 
in the context of reurbanization. I argue that 
the neoliberal rationality of contemporary 
entreprenuerial city building is constituted, in 
part, by gender. Gender ideologies inform the 
processes of privatisation, commodification, 
and securitisation of urban space and urban 
life in the city's quest for a competitive 
position in the global urban hierarchy. 
Copyright © 2009 John Wiley & Sons, Ltd.

or over a decade, the Toronto metropolitan 
area has experienced a massive wave of 
condominium development. Well past its 

predicted demise, the condominium boom pro
duced over 23,000 new high-rise sales in 2007 
alone, and almost 29,000 condominium units are 
currently under construction in the Greater 
Toronto Area, adding to over 100,000 completed 
in the last 10 years (Wong, 2006; Canada Mort
gage and Housing Corporation, 2008). This boom 
is part of a city-led process of reurbanisation, a 
plan to bring greater population densities down
town and place a higher percentage of that 
population into high-density, high-rise building 
forms. What makes this different from previous 
waves of intensification is that condominiums 
are a form of home ownership, and thus mar
keted to middle-class and elite consumers in a 
process leading to widespread gentrification 
throughout the city.1 Gender is a significant 
dimension of this process, as women make up a 
high percentage of condominium purchasers, 
and condominiums are extensively marketed to 
this demographic group (Cordileone, 2002; Kern, 
2007). Unfortunately, there has been little qualita
tive or quantitative research into women's role in 
new-build gentrification, or into the ways that 
gender, as a social construct and set of social rela
tions, shapes the logic of new-build gentrifica
tion. My purpose in this paper is to construct a 
gendered social geography of reurbanisation and 
new-build gentrification in Toronto, through a 
qualitative exploration of both the gendered ide
ologies shaping this process, and women's expe
riences as downtown condominium owners. This 
paper examines the narratives of condominium 
developers and women condominium owners to 
illustrate gendered dimensions of city building

Copyright © 2009 John Wiley & Sons, Ltd.
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and everyday life in the context of reurbanisa
tion. My argument is that gender plays a role in 
constituting the neoliberai rationality of contem ■ 
porary entrepreneurial city building, wherem 
reurbanisation facilitates the privatisation, com
modification, and securitisation of urban space 
and urban life in the city's quest for a competitive 
position in the global urban hierarchy.

Condominium development and condomin
ium living have often been addiessed under the 
mantle of gentrification (Mills, 1993; Davidson 
and Lees, 2005); they have also been noted in 
literature addressing the privatisation of space, 
community, and governance (Bickford, 2000; 
Townshend, 2006; Atkinson and Blancty, 2007). 
Additionally, some scholars have considered 
condominium development as a cultural phe
nomenon that works to reinvent the culture of 
city living (Latham, 2003; Zukin, 1998). Much of 
this research draws upon the fiamework of neo
liberalism to explain the transformations wrought 
in cities by processes such as condominium 
building. However, few discussions are informed 
by the experiences of condominium residents or 
builders, tracing the ways that neoliberal ideol
ogy may be filtered through gentrification, priva
tisation, or cultural shifts into the daily lives of 
city dwellers.

Although I also analyse new-build gentrifica
tion as an expression of neoliberai urban agendas,
I seek to offer a more nuanced reading of the 
neoliberai city. The economic rationality of neo
liberalism structures the roll out (Peck and Tickell, 
2002) of condominiums as a private, free-market 
solution to the crises facing post-industrial, glo 
balising cities. While this rationality subsumes 
the social domain within the realm of the market, 
and proceeds as if blind to social differences 
(Foucault, 1991; Foucault, 2003; Harvey, 2005), 
gendered ideas about urban space and urban life 
are redefined and rearticulated in complex ways 
within neoliberai agendas. A feminist lens allows 
us to view the ways in which neoliberai urban
ism is constituted through multiple discourses 
and practices (Larner, 2003).

One of the challenges in articulating an analy
sis of new-build gentrification through both the 
frameworks of the neoliberai city and feminist 
urban theory is that the relevant literatures have 
not often engaged with one another in a substan
tive manner. The urban literature that draws on 
a critique and analysis of neoliberai urbanism

Copyright © 20G9 John Wiley & Sons, Ltd.

tends to do so at a relatively high level of abstrac
tion, where the effects of neoliberai political- 
economic policies and practices are not often 
traced through everyday lives (e.g. Brenner and 
Theodore, 2002). Many feminist scholars focus on 
understanding women's everyday experiences in 
the city, around work, family, safety, community 
activism, and other issues (Moore-Milroy and 
Andrew, 1988; Garber and Turner, 1995; Darke, 
1996; Miranne and Young, 2000, Bondi and Rose, 
2003) I suggest in this paper that neoliberai 
urbanism, as a set of policies, piactices, and ide
ologies, can and should be traced through every
day life; simultaneously, feminist urban theory 
can contribute to debates on these city-building 
processes in ways that complicate the neoliberai 
city

THE POLICY CONTEXT. 
REURB ANISING TORONTO

'A successful city is one with a competitive 
advantage over others locally, nationally and 
internationally. It has a quality of life that will 
attract and retain people who have capital, 
skills, knowledge, ingenuity and creativity.' 
(City cf Toronto, 2002: 3).

Like so many other cities seeking an advantage 
in the competition for global capital, knowledge 
workers, and tourist dollars (Short, 1999; 
MacLeod, 2002; Evans, 2003), Toronto has begun 
a revitalisation process that is centred upon prop
erty redevelopment, aestheticisation, and brand- 
ingstrategies(KipferandKeil,2002) Revitalisation 
policies have become commonplace in Western 
cities, with the decline cf manufacturing sectors 
and the rise cf a multi-tiered global economy, in 
which cities function as key nodes in a complex 
network of production, consumption, and 
exchange (Sassen, 1998; Lees, 2000). The cerrtral 
motif of Toronto's new, intensification-focused 
Official Plan (City of Toronto, 2002) is successful 
competition at regional, national, and interna
tional levels. The answer to the question of how 
to successfully compete is found under the label 
of reurbanisation: 'Toronto's future is one of 
growth, of rebuilding, of reurbanising and of 
regenerating the City' (City of Toronto, 2002: 9).

The Plan recognises that Toronto will attract 
over half a million new residents over the next 25

Popul. Space Place 16, 363-379 (7010)
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years (City of Toronto, 2002: 7) Seeking to avoid 
further exurban sprawl, the city wants to encour
age new development in high-density, mixed- 
use zones. A background study for the Official 
Plan (Bourne, 2000) lists the suspected advan
tages of downtown population growth: to 
improve the economic vitality of the core and the 
region, improve the image of the city, contribute 
to the local tax case, support local businesses, 
reduce m-bound commuung, and reduce crime 
levels through the principle of eyes on the street 
(Bourne, 2000: 82).

There are several interconnected discourses 
that have shaped the logic and practice of 
reurbanisation in this context. First, a growing 
anti-sprawl sentiment has prompted a backlash 
against growth through suburbanisation, and 
created a liberal consensus in favour of intensifi
cation as an environmentally sound choice 
(Bunce, 2004). Second, an economic rationale that 
positions intensification as a way to lift the deval- 
orised spaces of deindustri alisation to their osten
sible highest and best use (Blomley, 2004) creates 
support for this policy among landowners, devel
opers, and builders. Third, a narrative of progress 
toward a culture- and knowledge-based economy 
of the future has prompted a social and cultural 
shift in favour of urban living, positioning inten
sification as a natural return to the city move
ment (Florida, 2002). Each of these discourses has 
found expression in provincial and municipal 
policies and legislation that pave the way for 
intensification to form the backbone of T oronto's 
revitalisation strategy (City of Toronto, 2002; 
Government of Ontario, 2005a,b).

In this paper, I am particularly interested in the 
ways that reurbanisation is meant to create neigh
bourhoods, social infrastructure, and lifestyle 
spaces to appeal to the new middle class. Inten 
sification capitalises on the demographic effects 
of urban restructuring, which has produced an 
increasingly polarised labour force (Ley, 1996; 
Bourne and Rose, 2001). While workers in the 
deskilled service sector, many of them recent 
immigrants, are increasingly settling (sometimes 
by choice, sometimes by necessity) in peripheral 
areas (Siemiatycki and Isin, 1997), the profes
sional classes are stimulating demand for new 
housing and services in the city. Recently, Toi onto 
has begun to use the rhetoric of Richard 
Florida's (2002,2008) creative class/creative cities 
theory to legitimise spending on entertainment,

Copyright © 2009 John Wiley & Sons, Ltd.

aesthetics, and redevelopment. The creative class 
is believed to value close proximity of work, 
home, and leisure spaces; th us, intensification is 
a natural solution for a city that fears the loss of 
skilled professionals and creative people to other, 
more desirable locations. The anti-sprawl rheto
ric is interconnected with this discourse, in that 
part of the desire for integrated urban neighbour
hoods is believed to stem from growing public 
distaste for the consumerist and environmental 
excesses of suburban life.

Toronto is certainly not unique in its pursuit of 
success through intensification, and critical geog
raphers have challenged these widespread dis
courses and policies by linkirg them to a wider 
revanchist urban strategy and the neoliberahsa- 
tion of urban governance and urban life (Smith, 
1996,2002; Kipfer and Keil, 2002; MacLeod, 2002; 
Davidson and Lees, 2005; Atkinson, 2006). Jamie 
Peck (2005: 761) argues that the logic of interur- 
ban competition is a 'disciplining and coercive' 
force, within wliich the current return to the city 
rhetoric acts as a thinly veiled justification for 
widespread gentrification. In this context, the 
very qualities - creativity, culture, diversity - that 
are meant to form this movement are neoliberal- 
ised through their commodification. Reurbanisa
tion primes the city for rapid and expanding 
flows of capital investment by opening up what 
Henri Lefebvre (1991) called the second circuit of 
capital - the real estate sector, which sustains 
capital accumulation when the industrial pro
duction sector is in decline. In this process, the 
spaces of the elite and middle classes are 
expanded, poor people and other marginalised 
groups are pushed to the urban periphery, and 
property redevelopment commodifies, priva
tises, and securitises urban space.

In Toronto, the reurbanisation agenda has been 
realised primarily through condominium devel
opment Condominiums are well positioned to 
express the neoliberai rationality running through 
reurbamsation. As a form of private home own
ership, condominiums are sites for capital accu
mulation by investors and homeowners. Their 
built foim and internal governance structure 
mean that condominiums can act as private, 
secure and gated communities within the urban 
fabric As living spaces, they attract the young 
professionals whose presence justifies the gentri
fication of commercial, retail, and leisure spaces 
Young and/or single women are playing a major
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role in Toronto's condominium market The 
industry estimates that single women make up at 
least 40% of purchasers (Cordileone, 2002), and, 
nationwide, single women are the largest group 
of condominium owners (Canada Mortgage and 
Housing Corporation, 2001). There is little schol
arly work, however, addressing either women's 
role in new-build gentrification, or the ways that 
ideas about gender roles and relations shape the 
re urbanisation agenda (Kern, 2007)

of the city as a place of work and industry (Bondi, 
1992; Hayden, 1995; Dubrow and Goodman, 
2003). This can be seen in Toronto's Distillery 
District, where restaurants, art galleries, and con
dominiums thrive on what was one of Toronto's 
largest manufacturing sites, in addition, the insti
tutions of high art and culture, such as the ballet, 
opera house, museum, and art gallery have 
received massive funding for redesign by (male) 
celebrity architects (Kingwell, 2004; Pooley, 2005). 
The fact that these institutions honour male- 
dominated, Eurocentric, and elite canons of 
cultural expression is not questioned.

Revitalisation's focus on the central city as the 
locus of redevelopment efforts also ignores the 
spaces where many women's lives are focused - 
parks and playgrounds, schoolyards, suburban 
landscapes - and the social infrastructure where 
women's paid and unpaid work often occurs 
(Pratt, 1990, Eichler, 1995). Sue Brownill (2000: 
123) notes that in London's Docklands redevel
opment, it was the 'male, macho stuff in the 
docks that grabbed the attention', while women's 
concerns around public space and community 
were trivialised. Where gender biases influence 
notions of the highest and best use of property, 
women's urban histories and experiences 
may be elided by the choices made about 
redevelopment.

Gendered assumptions about work, family, 
home, and lifestyle are also embedded in 
redevelopment strategies. Ruth Fincher's (2004) 
research on high-rise housing developers in 
Melbourne, Australia, unpacks the views of the 
male-dominated property development indus
try, argumg that developers' traditional and 
patriarchal ideas about women's housing choices 
at different stages of the life course have serious 
effects on the kinds of projects produced and the 
accompany tng social infrastructure. For example, 
the oelief that high rise living is only appropriate 
for childless adults or empty nesters leads to 
a lack of infrastructure gcajed to social repro
duction. Feminist research on redevelopment 
therefore needs to pay attention to gendered 
demographic trends in the household and in the 
labour market, and the complex spatial and social 
lmks between reproduction, production, and 
consumption (Rose 1989, 1996; England, 1991; 
Warde, 1991; Bondi, 1999; Karsten, 2C03).

All of these concerns are deeply intertwined 
with issues of class, race, sexuality, ability, and

Popul. Space Place 16, 363-379 (2010)
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GENDERING REURBANISATION

One of my goals here is to articulate a feminist 
perspective on reurbanisation. In this section, I 
discuss several critical elements of this perspec
tive, and highlight the key questions raised by a 
feminist analysis of new-build gentrification.

In the context of entrepreneurial urban restruc
turing, feminists must analyse the gendered 
dimensions of policy and decision making 
through which particular visions of revitalisation 
are imagined and implemented. This means chal
lenging the rise of public-private partnerships, 
the courting of private investment, the 
narrowing of the definition of stakeholder in this 
process, and the resurgence of business and trade 
organisations that seek to influence policy making 
(Abrar et al, 1998; Fainstein, 2001; Kipfer and 
Keil, 2002; Bashevkin, 2006; Kern and Wekerle, 
2008). Tickell and Peck (1996: 611) suggest that 
within entrepreneurial urban regimes, 'the new 
institutions have effectively marginalised and 
excluded women from tne decision-making and 
agenda-setting process' by producing male- 
dominated boards centred on growth and busi
ness agendas, and ghettoising women into the 
'soft' areas of social policy and community build
ing. A feminist perspective must, therefore, chal
lenge both the exclusion of women from 
decision-making bodies, and the feminisation of 
social issues, to ask, how does the implicit gen
dering of particular issues render those issues 
either central or marginal?

This process produces a gendered notion of 
highest and best use, or how and where the 
city should be redeveloped or revitalised. For 
example, the preservation, adaptive reuse, imita
tion, and reconstruction of industrial buildings 
for commercial, cultural, or residential use seems 
to venerate a predominantly masculinised history

Copyright © 2009 John Wiley & Sons, Ltd.
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other forms of exclusion and privilege in the city. 
Feminist research on the gentrification of inner- 
city neighbourhoods points out that the attrac
tion of affluent professional women to central 
residential locations increases the demand for 
gentrified landscapes (Rose, 1989; Bondi, 1994). 
Accordingly, the ability of some women to par
ticipate in reurbarusatior rests cn the disadvan
tage and displacement of other women and other 
marginalised groups (Brownill., 2000). Hubbard 
(2004) and Papayanis (2000) illustrate that crack
downs on prostitution, pornography, and other 
sex trades, for example, are part of the revanchist 
agenda of cleansing and aestheticising the city. 
These studies indicate that a feminist analysis of 
entrepreneurial urban restructuring is necessary 
to identify groups that are actively excluded or 
marginalised through this process, to question 
which women are the desirable subjects of reur
banisation, and to understand how multiple 
systems of oppression operate together to struc
ture the neoliberai urban agenda.

Interestingly, gendered narratives are increas
ingly used to sell revitalisation as good social 
policy. Toronto's Official Plan, while declining to 
specifically mention women at all (Bashevkin, 
2006), suggests that reurbanisation will help to 
create a more accessible and equitable environ
ment for the city's diverse population. Moie 
explicitly, the news media support the notion 
that intensification and a return to the city are 
important sources of emancipation lor women 
(Southworth, 1999; Cordileone, 2002; Prashad, 
2002; Delap, 2006). These sources seem to have 
co-opted a watered-down feminist version of the 
notion that city life can be beneficial for women. 
In early feminist research on women and cities, 
Cerda Wekerle (1984) and others (i.e. Rose, 1984) 
argued that 'women's place is in the city' based 
on the service needs of mothers, particularly low- 
incomc single mothers, who would have greater 
access to publicly funded infrastructures, such as 
transit, affordable housing, and childcare. Eliza
beth Wilson (1991) noted that urban environ 
ments permit a degree of autonomy, anonymity, 
and freedom from traditional gender roles that 
women aie not likely to experience in suburbs or 
small towns. These themes have been recircu
lated in contemporary popular discourse around 
women and city life; however, they are emptied 
of any redistributive or equity concerns in favour 
of an individualised, consumption-oriented

Copyright © 2009 John Wiley & Sons, Ltd.

vision of freedom and gender equality. Feminists 
need to reclaim our visions of urbanity and inter
rogate the superficial linkage of reurbanisation 
with emancipation.

A concern with how a particular vision of 
urban life for women is becoming dominant 
raises a more complex set of questions around 
the ways in which gender itself, as a social con
struct and as ar. aspect of identity, is produced 
and reproduced by the co-evolving discourses 
and practices that constitute neoliberai urbanism. 
In the context of urban revitalisation, it is not just 
important tc ask how women experience the 
social, political, and economic consequences ot 
entrepreneurial policies. It is also necessary to 
look at how the category 'women' is actively pro
duced and mobilised in ways that articulate with 
(or perhaps contradict) a neoliberai objective. 
Wendy Lamer (2003: 511) notes that the notion 
of the neoliberai subject, constituted in a top- 
down manner as an entrepreneurial, self-reliant 
individual, needs to be complicated by 'thinking 
about neoliberalism as involving processes that 
produce spaces, states and subjects in. complex 
and multiple forms' (emphasis in the original). 
As part of the project of deconstructing urban 
revitalisation, a feminist perspective will look at 
the ways in which our understandings of gender 
roles and relations are manipulated and repro
duced to promote reurbanisation agendas.

METHODOLOGY

The analysis in this paper is based upon inter
views conducted with 7 condominium develop
ers and 21 women condominium owners from 
2005 to 2006. Feminist urban research has often 
employed qualitative methods, such as inter
viewing, to understand the relationships between 
gender and urban environments (Bondi and 
Rose, 2003) A central organising principle for 
much feminist research is the notion of starting 
from women's everyday lives and experiences. 
Dorothy Smith's (1988) sociology of the everyday 
provides the methodological entry point for 
investigations that start with lives and experi
ences that have often been made invisible in 
mainstream social research.

Feminist and postmodern scholars have 
struggled to demystify the mode of seeing 
everything from nowhere (Haraway, 1991). By
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acknowledging the personal investments, value 
judgements, and biases that inform all research, 
the invisibility of the author can no longer func
tion as a mechanism of power that ensures the 
domination of certain accounts. On a fairly 
regular basis throughout my work on this topic, 
participants and colleagues have asked me if I 
was indeed a condominium owner myself. 
During the course of this project, I went through 
the process of looking for a condominium, pur
chasing one, waiting through its construction, 
and finally moving into a condominium town
house where I lived with my family for just over 
3 years, before selling the unit and returning to 
renting. I have therefore experienced a similar 
process to the women condominium owners that 
I interview here (except, of course, in returning 
to renting), and I am both a subject and critical 
observer of the processes and ideas put forth by 
the developers with whom I spoke. More broadly 
speaking, I am a city dweller, a lifelong Toronto
nian, and a woman; as such, I have attachments 
to the city and various neighbourhoods within it, 
as well as my own set of everyday, gendered 
experiences that shape my relationship to the 
city. I also embody many salient privileges that 
mark me as belonging in this city and as having 
an unquestioned right to articulate claims for 
space - for comfort, for fun, for work, for what
ever - within it. Furthermore, as a worker in the 
knowledge economy, I am, in many ways, one of 
the desired subjects of the revitalised city.

So how do I problematise the spaces of rede
velopment and new-build gentrification from my 
seat in the new organic cafe in a neighbourhood 
on the cusp of gentrification? There are no easy 
answers. As a critical feminist academic, my 
body and my everyday life contain and express 
the contradictions of these positions. It is point
less to deny the allure of the spectacle, the spaces 
of consumption, the sluny new living quarters, 
the theatre of difference and conflict that combine 
to make up everyday life in the post-industrial 
city. To do so would be to position myself as 
somehow outside of, or above, the very condi 
tions and experiences that my participants 
describe. Instead, I acknowledge that I am very 
much inside these conditions (and contradic
tions), and that this works, in fact, as an entry 
point into my attempt to think critically about 
city building, everyday life, and identity forma
tion in the context of revitalisation. Like most

feminist urban scholars, I seek to open space for 
claims to multiple, alternative urban ways of life, 
opportunity and choice beyond consumerism, 
space to challenge hegemonic gender identities, 
and projects for social justice.

My interviews with women condominium 
owners were semi-structured and lasted an 
average of 45 minutes each. The participants 
ranged in age from 21 to 46, and they were from 
a variety of ethnic backgrounds. All had at least 
some post-secondary education. Two partici
pants were full-time graduate students, and the 
remainder were employed full-time, either as 
professionals in their chosen fields, or as clerical 
and administrative workers. The majority (17) 
lived alone; two were married, two had room
mates, and only one had a child. Nineteen were 
first- time homeowners, and two had previously 
owned other condominiums. Their condomini
ums were located within the city of Toronto. 
Most lived in mid- to liigh- use condominium 
towers; one owned a condominium townhouse.

These interviews explored the meanings of 
condominium ownership and city living by 
asking respondents about the decision to buy a 
condominium, their experiences living there, 
their everyday routines, the decision to live in the 
city, and their intentions regarding how long 
they would like to reside in their condominiums 
and in the city Despite having a semi-structured 
format, all of the interviews covered the same 
major themes, and as such, I found it possible to 
read them in relation to one another.

Overall, this group resembles the target market 
for many condominiums. However, it is not my 
goal to base my interpretations upon the asser
tion that this group is a representative subset of 
a larger group. Rather, I sought an illustrative 
sample, and I thus analyse the narratives pre
sented in relation to one another, and in relation 
to the accounts of city-building agents, seeking 
out nuances, contradictions, and continuities. 
Moreover, I wanted to examine the complexity of 
individual experiences, an approach that is only 
permitted with a smaller cohort.

I also conducted seven interviews with repre
sentatives of condominium development firms 
active in Toronto. The representatives included 
one owner/president, three vice-presidents, one 
marketing specialist, and two market analysts. 
Two of these representatives were women. 
During these interviews, we spoke about their

Popul Space Place 16, 363-379 (7010)
DOI. 10.1002/psp

Copyright © 2009 John Wiley & Sons, Ltd.



Women and New-Build Gentrification in Toronto 369

specific firms' developments and development 
decisions, about the condominium boom in 
Toronto, about consumers and the market, and 
about women in particular as potential buyers. 
While the developer interviews provided a great 
deal of contextual information, I was also inter
ested in the ways that these individuals under
stand their roles in the city-building process, the 
beliefs they hold about city dwellers and condo
minium residents, and their perspectives on city 
life in general. Therefore, I take their accounts not 
as objective representations of city planning and 
condominium development, but as stories told 
about city building, identity, and city life.

Ail of the interviews were digitally recorded 
with the respondents' permission, and tran
scribed by me on an ongoing basis throughout 
the data collection process. The transcripts were 
coded, manually, using both a pre-determined set 
of codes that was based on the questions asked, 
and codes derived from themes that arose in the 
interviews themselves (Hay, 2000; Ramazanoglu 
and Holland, 2002; Letherby, 2003; Charmaz, 
2004). I approached my analysis from the point 
of view that all narratives are socially constr ucted, 
and that they both represent and produce the 
social world.

In analysing the interviews as narratives, then,
I looked to identify the central themes that 
emerged, attempted to denaturalise that which 
was presented as normal, inevitable, and unques
tioned, traced elements that were related to 
gender ideologies and gender relations, ques
tioned the moral undertones, and investigated 
sites where power relations were sustained or 
subverted (Fincher, 2004). This involved the 
process of first decontextualising the data (break
ing the transcripts up by themes), and then recon- 
textuaiismg the material (by reading each theme 
across all of the interviews, including across dif
ferent groups of interview subjects). In this way, 
the narratives and my analysis of them are inter
preted and assigned meaning in relation to one 
another (Reinharz, 1992; DeVault, 1999). My 
presentation of quotations from respondents rep- 
tesents this process of recontextualisation. While 
I have been faithful to their exact words and 
speech habits, the quotes are positioned in rela
tion to other respondents' words. This analytic 
and representational strategy is a deliberate tactic 
designed to illustrate the continuities and contra
dictions across multiple voices.

Copyright © 7009 John Wiley & Sons, Ltd.

HOME OWNERSHIP AND 
NEW-BUILD GENTRIFICATION

The terure dimension of condominiums is central 
to their success as the core of Toronto's reur
banisation strategy. Condominiums draw people 
into the social, moral, political, and economic 
structures of property ownership in the context 
of a North American culture of property that 
values home ownership as a source of freedom, 
autonomy, and responsible citizenship (Wekerle 
et ah, 1980; Choko and Harris, 1990; Harris, 2004). 
Since 1596, condominium development has 
raised the percentage of homeowners in the city 
by over 5% (Statistics Canada, 2008) Condomin
ium developers have not overlooked the growing 
percentages of women becoming homeowners 
through a condominium purchase (Cordileone, 
2002; Wong, 2004), and they actively seek out this 
market for their projects by positioning home 
ownership as a source of financial freedom for 
young women.

Their accounts suggest an awareness of gen
dered demographic trends, but they also evoke 
gender stereotypes to present condominiums as 
a natural, logical choice. The interviews reflect a 
fairly consistent narrative about the natural suit
ability of condominium ownership for young or 
single women.

1 think it's m uch more difficult being a woman 
today than it was, say, thirty years ago. 'Cause 
there's all these mixed issues of, you know, do 
you become a family individual? Do you 
become a professional? There's just so many 
different rifts. The reality is women are getting 
married, or generally people are getting 
married at an older age. By the time someone 
is out of school, say twenty-five, work for three 
years, four years, hitting close to thirty, they're 
ready to buy a place.' (Developer, 21June 2005; 
male; small family-owned firm)

In this description, condominiums seem to 
function as a way of resolving (within a largely 
heteronormative, middle-class range of options) 
the difficulties of being a woman in confusing 
times. Women can get married later, but still 
become homeowners through a condominium 
purchase.

'I'm just sort of hypothesising here. It would 
seem to me that young men would tend to
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rent, and buy when they were in some sort of 
long-term relationship. Whereas I think women 
will buy without waiting for the relationship.' 
(Developer, 18 June 2005; male; mid-sized 
Toronto-based firm)
'It's now accepted that women are just making 
the decision and are financially independent 
enough to go ahead and buy housing, and not 
actually wait for marriage, or have to stay with 
their families, and not venture out on their 
own ... But it is interesting how single women 
do seem to be getting a leg up in terms of 
wealth and equity accumulation over men, 
and I think it might be ... it's a bit biased - but 
I think women think more long term about 
where they're going and preparing for the 
future. And so they think about, "Okay, what 
am 1 doing now? Where am I going to be in ten 
years? I really should start thinking about 
equity and building a nest egg." ... They're 
just prone to thinking about the future more ' 
(Developer, July 19/2005; female; large 
Toronto-based firm)

These developers expressed the idea that women 
were naturally more rational, thoughtful, 
economically savvy, and forward tl linking than 
their male counterparts. The invocation of these 
subject positions suggests that there is a particulai 
subset of gendered stereotypes that are purpose
fully mobilised here - the 30-somelhing, logical, 
stability-seeking young female professional - in 
order to both explain and promote the purchase of 
condominiums by young and/oi single women.

Condominium ownership, in these stories, is 
an expression, of women's economic freedom, a 
way to 'grow up', and an assertion of their libera
tion from the traditional patriarchal confines 
of marriage and family. Developer narratives 
express gender ideologies about women's desire 
for independence and stability in the home, in 
contrast to young men's reticence about commit
ting to home ownership at a young age. However, 
these narratives do not attempt to disrupt notions 
of the natural life course, wherein women will 
eventually marry and have children, moreover, 
they repeatedly emphasise women's supposed 
need for security. Fincher (2004) also found that 
high-rise housing developers conveyed concern 
for women's empowerment, but in ways that 
reinforced gendered stereotypes about work, 
family, and home life.

Copyright © 2009 John Wiley & Sons, Ltd.

For women owners, condominiums provide a 
way to access the social and economic advan
tages of home ownership from which single 
women in particular have often been excluded in 
Canada (Novae, 1995; Wekerle, 1997). In this 
study, women expressed a clear preference for 
owning over renting that was framed primarily 
in economic terms. Condominium ownership 
was set up as a rational investment and form of 
financial independence.

'I thought of moving out, I thought, "I should 
really get, should buy a place here, just as an 
investment." I was thinking 1 could go in with 
my parents, or do something like that. Then I 
thought, "Why am J going to do that? Why 
don't I just live there? 'Cause I want to move 
out anyways. And then if anything happens, if 
I change my mind or want to move around, I 
can always sell it, and make money off it, and 
do it that way." ... I think that would be a 
wiser decision, for me to actually move in, and 
you know, set up my goals, and do that. That 
place is a huge landmark, so even if I sell it in 
two years, I think I'll be fine, yeah.' (Jillian, age 
30, single, marketing specialist)

'WTien you're a young woman spending a hell 
of a lot of money, my concern was, "What if I 
need to sell? What if it's a bad market?" But I 
also knew from having lived there that this 
was a desirable place for investors. It's close to 
the financial district, and also to King West. So 
there's a lot of people who are coming to the 
city for a year or two, that would probably rent 
there.' (Ava, age 32, single, architect/planner)

Jillian and Ava clearly considered the investment 
aspect of the condominium purchase, rationalis
ing the risk by suggesting that there would be 
resale value in their properties. Jillian simultane
ously connects her decision to buy to her 
independence from her parents.

'I didn't buy it because I want to make money 
off of it. It's primarily my home, that's the 
number one reason. The investment side of it 
is important in the sense that it gives me more 
to bring to - like if I evei got into a relationship 
and wanted to bring that, that would be some
thing that I could contribute. It's my own secu
rity blanket for future things.' (Amanda, age 
29, single, project manager)
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'I think it is stability, both long-term invest
ment, and stability. Which I think are kind of 
the same thing, because I mean, no matter 
what happens in my life, I always have my 
home And even if I lose my job, and I end 
a relationship, and I end this and that and 
that, and everything else falls apart, I still have 
my home/ (Naomi, age 29, single, graphic 
designer)

Amanda and Naomi acknowledge the impor
tance of a home as a financial investment in terms 
of long-term security and personal stability. In 
these cases, stability is tied to financial security.

This analysis raises a critical tension. Seeking 
autonomy and independence through home 
ownership conflates women's emancipation with 
capitalist accumulation strategies; however, the 
rise of condominium ownership for young or 
single women seems to fulfil in part the feminist 
goal of encouraging women's independent 
control over assets to mitigate lower lifetime 
earnings While I do not dispute the need for 
women to attain financial independence as part 
of a broader feminist project, my concern nere is 
to highlight the ways that women's need for 
financial independence becomes an effective 
justification for new-build gentrification. Posi
tioning condominium ownership as women's 
emancipation frames reurbanisation as good 
social policy. However, this framing elides the 
ways that condominiums open the city to greater 
flows of capital investment and heighten social 
exclusions along the boundaries of property 
ownersnip. As homeowners are made increas
ingly desirable in the revitalisation agenda 
(Blomley, 2004), other city dwellers are progres
sively stigmatised and marginalised (Slater, 2004; 
Turk, 2004).

that security features are heavily maiketed to 
female consumers.3

In my interviews with condominium develop
ers, the topic of security was raised in the context 
of discussions about the attractive features of 
their condominium developments, and aDOUt 
women as condominium purchasers. Developers 
noted that security had become one of the most 
common features of condominium projects, 
including services such as 24-hour concierge 
service, security guards, key card entry, video 
surveillance, and hand-print door locks.

'To a certain degree twenty-four hour con
cierge has almost become a default. It's actu
ally more the exception not to see it included 
in projects.' (Developer, July 19/2005; female, 
large Toronto-based firm)

It was also suggested that these features are key 
factors in women's decisions around condomin
ium ownership:

'Actually a lot of our projects do have a lot of 
females . .. The majority is, it's the security. I 
can show you a list of our security ... Basically 
this would be standard for all of our buildings. 
From the twenty four-horn concierge, con
cierge always has access ... this would be for 
ail of our suites and buildings.' (Developer, 28 
June 2005; female, large multinational firm)

This representative was insistent about the 
importance of safety features for women buyers. 
She gave me a brochure for one of her firm's 
developments, which listed 12 so-called 'peace of 
mind' features, including uniformed 24 hour 
concierge/security, card access, entry-phone 
system, security cameras, coded suite intrusion 
alarms, and gated underground parking.

Another developer acknowledges that security 
features are designed to target first-time women 
buyers:

'The interesting thing about the building is that 
we had a lot of security features in there. Which 
women really liked. There's one thing they call 
a bio-metric hand reader, so we were the first 
to incorporate this, where you actually have to 
piogram your hand in there, to get access into 
the building. So that was a unique feature that 
really targeted the first-time woman buyer.' 
(Developer, 5 July 2005; male; large national 
firm)

CONDOMINIUM SECURITY

Condominium security represents a clear link 
between gendered ideas about city life and rede
velopment strategies. Although critical urban 
scholars have problematised condominiums as 
gated communities designed to give residents a 
sense of protection from the dangerous (poor, 
racialised) urban 'other' (Atkinson, 2006), the 
gender ideologies that also rationalise residential 
security are less often considered, despite the fact
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It appears that developers tap into stereotypical 
notions about young women and fear in urban 
settings (Valentine, 1989; Pain, 1997; Koskela and 
Pain, 2000). In targeting the first-time woman 
buyer as a demographic group througn the incor
poration of security features, developers assume 
that this woman is insecure as a city dweller and 
in living alone. She requires the reassurance of 
so-called peace of mind features to quell misgiv
ings about living in a high -density project in a 
downtown area.

I spoke with a representative of a large devel
opment firm who was also a condominium 
owner. She drew upon her personal experiences 
to explain women's desire for security services in 
condominiums:

kind of stuff. Double lock on the door, that 
kind of thing. So that was definitely a factor.' 
(Rachel, age 22, single, graduate student)

'Yeah, yeah, oh, for sure, yes. There's con
cierge-access to the building. So that in itself is 
a huge security feature to have. Instead of the 
apartment building where people just need a, 
while you still need a key card to get in, but 
there's also a concierge sitting there twenty- 
four-hours a day, watching. So it feels more 
secure than in a kind of building where it's all 
done by video monitor.' (Amanda, age 30, 
single, project manager)

'Mine has twenty-four-hour security, and they 
don't let anybody in without talking to secu
rity. Residents are not allowed to let anybody 
in, even it you open the doors. So that's impor
tant, yeah. Good lighting. There's no back 
alleys or anything.' (Chios, age 23, single, 
administrative assistant)

These comments illustrate that personal safety is 
still an important issue for some women living in 
the central city, one that they are willing to take 
individual responsibility for by paying, through 
their monthly condominium fees, for security 
personnel and technology. The building's secu
rity features help these women to manage urban 
insecurities. To some extent, the responses here 
might also reflect gendered socialisation proc
esses that teach women that they should feel fear 
in urban spaces (Valentine, 1989; Mehta and 
Bondi, 1999; Day, 2001).

In contrast, there were some participants who 
did not sense a need for enhanced security 
features.

'I've never felt, or so far I've never felt, unsafe, 
in the parking garage, in the front or back 
entrance, in the hallways, nothing. It's just a 
very nice area, nice tenants. I've never felt inse
cure. I wasn't looking specifically for security 
features.' (Caitlin, age 31, single, career coun
sellor )

'Personally speaking .. my particular street is 
very quiet, and so after office hours it gets a bit 
quiet, and there are a couple of clubs in the 
area, that kind of get rowdy at times, and so 
I've been always so glad - even though it 
drives me crazy, my maintenance fees are so 
high - ... but I'm always very glad that there's 
a concierge there. Because whenever I'm 
walking into my building at night, I'm always 
thinking, "Okay, if worse comes to worst I 
can just run to my building and there'll be 
somebody behind the desk who will threaten 
away But l do think that for women, they 
probably would find the concierge aspect very 
important, but there is the cost consideration.' 
(Developer, 19 July 2005; female; large Toronto- 
based firm)

Gendered expectations about fear become part of 
the reurbanisation process. This enshrines these 
expectations into the built environment; it also 
serves to justify the securitisation of urban space 
and the insulation of the middle classes from the 
perceived disorder and deviance of the city 
(Davis, 1991; Atkinson, 2006)

In my discussions with women condominium 
owners, I asked if they considered security to b? 
a factor in their choice of condominium.

'As a single woman living on her own, I think 
the security is a big issue. Especially living 
downtown Toronto, you always hear stories of 
crazy things that happen, so that is definitely 
a big thing ... I like the 24-hour security at the 
front. You have a pass code to get in, all that

Copyright © 2009 John Wiley &• Sons, Ltd.

'Not really. I mean there's a concierge, a 24- 
hour concierge, which is not so much a security 
thing foi me, but more like, you know if a 
package gets delivered - it's more for business 
than it is for security.' (Naomi, age 29, single, 
graphic designer)
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'We have a concierge, a 24-hour concierge. 
And there's usually one person at the desk, 
and at least one person just sort of wandering 
the building patrolling. It seems pretty good. 
Obviously no security is foolproof, but it's 
pretty close All safety is kind of an illusion, 
but it's a better illusion.' (Lynn, age 28, single, 
graphic designer)

These comments suggest that developers may 
overstate the need for security and that women, 
even first-time women buyers, can feel comfort
able and safe in high-rise buildings in urban 
areas. In acknowledging the experiences of 
women who are not particularly concerned with 
safety in the condominium, we can ask, what 
other logics are at work, then, that seem to require 
that this illusion be perpetuated, and positioned 
as an inherent need?

It is here, I argue, that neoliberai agendas artic
ulate most effectively with gender ideologies in 
the process of city building. Areas of the city that 
would otherwise be deemed too risky for invest
ment, because they are assumed to be undesirable 
to key segments of the target market, are opened 
up for redevelopment when security features 
attenuate the ostensible risk. Putting extensive 
security features into these condominiums may 
help to sell women and other consumers on mar
ginal neighbourhoods with few services and bad 
reputations. Gendered ideologies about safety' 
and fear, then, are connected to processes of reur
banisation through the ways in wltich they work 
to facilitate capital accumulation by opening up 
new segments of the housing market (i.e. young 
women buyers) and new spaces of the city.

Developers both draw on, and actively construct, 
ideas about urban living that will appeal tc their 
desired consumers. Jon Caulfield (1994) inter
prets their role as one of capital manipulating the 
genuine desires of potential city dwellers for 
alternatives to modernist planning and suburban 
conformity (see also Davidson, 2007). Sharon 
Zukin (19S2) argues that developers commodify, 
punfy, and neatly repackage urban culture in 
order to facilitate the penetration of capital into 
devalorised spaces, such as industrial buildings. 
I argue that selling urbanity to women is also a 
major component of this process.

I found that developers viewed themselves as 
pioneers leading the public towards a new urban 
lifestyle by bringing the people to the city, and 
by bringing culture and cosmopolitanism to the 
people. These pied pipers of urban living are 
active producers of the very notion of urbanity 
that they seek to capitalise upon. In particular, 
developers promote the integration of work, 
leisure, and home life at the intersection of con
dominium and city living.

'I mean for condo buyers, the two things that 
I have found, that are really irregardless of the 
product, is, like location is number one. How 
does this location work in relation to where 
your employment is? And how does this loca
tion work in terms of your personal network 
of family and friends?' (Developer, 19 July 
2005; female, large Toronto-based firm)

'Well, it's all related to neighbourhood. I think 
that transportation is a key thing. Where do 
they work? Where do they play? We've had a 
tremendous amount of success in the enter
tainment district, 'cause we were able to put all 
of those components together. People worked 
in that area, they liked to visit there, you know 
on evenings and weekends, and so we created 
a home for them.' (Developer, 2 August 2005; 
male; large Toronto-based firm)

One developer explicitly stated that young or 
single women would actively seek out this inter
connected lifestyle, centred on work and leisure

'Definitely [this project] was where a lot of 
single women purchased. They want to be in 
King West, because King West has everything 
from the restaurants, tire clubs, you know the 
whole heart of, gamut of what it means to 
be downtown. They work downtown, in the

Popul Space Place 16,363-379 (2010)
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CITY LIFE

The success of reurbanisation also depends upon 
the reinvigoration of ideals cf urbanity - urban 
ways of life and ways of bemg. Caroline Mills 
(1988: 187) described this ideal with respect to a 
new-build gentrification project in Vancouver:

'Here we have, apparently, "City Living at its 
best," and residents enthusiastically describe 
their experience in these terms. There is pride 
in being "downtown people," condescension 
for "suburbia." This seems to celebrate the 
interpenetration of work with leisure, the i ejec
tion of "separate spheres," the pleasure of 
feeling boundaries melt away.'
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centre. They could easily take TTC [public 
transit] from tne site there.' (Developer, 5 July 
2005; male; large national firm)

At first glance, these developers seem to be 
describing a similar model of urban life to that 
offered by feminist geographers (Wekerle, 1984; 
Hayden, 2002; Wilson, 1991). However, in the 
case of new-build gentrification, the feminist 
vision is commodified, and the notion of social 
justice is supplanted by a focus on consumption. 
Fincher (2004: 335) summarises this situation elo
quently: 'One could be forgiven for thinking that 
the men who run the city building industries 
have taken the opportunity from reduced restric
tions on the lives of more affluent women, to 
identify and justify as "natural", "logical", 
"moral", a whole new housing market niche'. 
Having access to everything, to the centre, is pre
sented as empowerment for women. But in com
modifying access to these amenities, who is 
excluded from the ideal of urbanity?

When asked why they chose city living, or 
what they enjoyed about living downtown, 
women condominium owners emphasised the 
interconnected and tight proximity of work, 
leisure, shopping, and friends. In this context, 
walkability and /or public transit access was also 
important to most women, although three drove 
to work regularly.4

'You just walk, you know it's walking distance. 
A lot of the suburbs . .. it's not really street- 
friendly walking... I really like how down
town it's really integrated together ... You can 
just walk down the street to the grocery store, 
it's not like you're walking down a highway.' 
(Nadia, age 25, single, market researcher)

Nadia contrasts the integrated, pedestrian- 
friendly spaces in the city with the zoned, 
car-oriented suburbs.

most important thing to me. And the fact that 
you can walk to the grocery store, you can 
walk to the dry cleaners, you can walk to a 
pub, or there's so many options of where to eat, 
there's so many options of where to shop, so 
everything is right there. I think those are the 
most important things. And a lot of my clients 
live - not downtown, but at least either east of 
me, west of me, not too far by TTC [public 
transit] or a short bike ride or something.' 
(Naomi, age 29, single, graphic designet-)

For Rose and Naomi, walking, cycling, and taking 
public transit allow them to connect their work, 
school, and social lives without lengthy car 
commutes, a factor that seems important to their 
perceived quality of life. This resonates with 
Wekerle's (1984) account of the ways in which 
cities, in contrast to suburbs, can support women's 
multiple roles. Unlike Wekerle's argument, 
however, which was centred on the city support
ing the needs of low-income women, older 
women, and single mothers, the lifestyles 
described by the women in my study clearly 
reflect their positions as, for the most part, young, 
single, and childless women. Their desires for 
interconnected work, leisure, and home lives 
reflect a relative lack of family or financial con
straints. This interconnectedness was also framed 
in terms of freedom and choice:

'I just like being where things arc happening 
Because I'm still single most of my socialising 
is hanging out with friends and most of my 
friends live downtown. So it's easier to see 
them. And just the fact that you can go out and 
do things and you don't need a car, you don't 
have to drive, you don't have to worry about 
that. I like having access to all of the different 
kinds of culture, and cuisine, and all the differ
ent sort of shops and the arts scene, the music 
scene. It's just nice to live somewhere where 
things happen all the time, and you don't have 
to hunt them down, they're just all around 
you. You can sort of pick and choose.' (Lynn, 
age 28, single, graphic designer)

'I like the energy of it, and that there's always 
stuff going on. It's like Tuesday, and they're all 
out for dinner, and they're all at the bars, it's 
easy for people to get together. I don't know, I 
just find that you can walk to all these places.
I think it's just the sense of diversity. I think
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'I picked this one, because the location, I wanted 
to be close to school. It's right across the street 
from campus. I wanted to be downtown. 'Cause 
I don't drive, and I don't cook so much either, 
so I wanted to be close to a lot of restaurants.' 
(Rose, age 22, single, graduate student)

'I don't like to waste half of my day on 
commuting ... I could never be one of those 
people, so the convenience is probably the
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out in the suburbs, you have to stay in the line 
of how you live, and here, people do whatever 
they please. Sure, we're supposed to be stylish 
or whatever, but there's lots of people - they 
don't care, they just do whatever they want. 
It's creative.' (Samantha, age 33, single, 
marketing specialist)

'I love getting together with friends and trying 
different restaurants. Growing up in a small 
town - the town I grew up in, nine thousand 
people, all white - needless to say there's been 
a lot to learn in Toronto. My first time in an 
Indian restaurant, or eating Thai food I want 
to experience all the city has to offer.' (Colleen, 
age 28, single, call centre supervisor)

Feminist scholars have: certainly emphasised the 
choices offered to women in the city (Darke, 1996, 
Wilson, 1991); however, in the revitalised city, 
choice is focused on consumption and leisure 
activities, and predicated on class privilege. The 
experiences of the women in my study also 
suggest that perhaps condominium living has 
brought Toronto to the promised land in terms 
of creating a culture where people actively prefer 
walking, cycling, and public transit over driving. 
My concern here, though, is that in interpreting 
my participants' experiences as empowerment, 
or as preliminary evidence of a revival of walk- 
able urban environments, I am ignoring critical 
questions about which areas of the city arc havens 
for walkable lifestyles, and about who has the 
privilege to choose, or to live and work in such 
spaces.

In this study, the women were employed in 
professions that dominate the post-industrial 
city: cultural production, law, financial services, 
education, design, and marketing, for example 
Thus, their ability to connect home and work is 
predicated in part on the specific types of work 
that they do. Kim England's (1991: 142) descrip
tion of women geritrifiers is apt: 'Clearly, women 
gentri tiers have chosen to live in central-city 
neighbourhoods. They can enjoy the growing 
"yuppy" social and cultural ambience, as well as 
the proximity to stores and services which help 
them simplify their domestic responsibilities, 
and their central city locations reduces their com
muting time and cost' Lia Karsten (2003) also 
found that women gentrifiers expressed a strong 
relationship between their desire to live in city 
and their need to work in the city, and Tallon and
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Bromley (2004) note that for many central city 
dwellers, convenience and lifestyle are linked 
What is not sufficiently probiematised in these 
accounts, I suggest, is the unevenness in the ways 
that the convenience of city living is distributed 
For women and others whose work is not in one 
of the specialised sectors that are increasingly 
centralised, or who cannot afford the rising costs 
of living in the core, walkability and proximity 
are scarce commodities. These amenities are sold 
to women gentrifiers in ways that legitimise re ur
banisation, but I argue that it is dangerous to 
commodify these essential qualities of urban life. 
If they become benefits available on the private 
market, the city may evade its responsibility to 
provide these qualities to all inhabitants.

CONCLUSIONS

What are the implications of an analysis of reur
banisation and new-build gentrification that is 
attentive to the gendered dimensions of these 
processes? For scholars interested m deconstruct
ing the rationale of reurbanisation and disrupt
ing its potentially negative effects on vulnerable 
populations, a gender analysis illuminates some 
of the subtle ways that reurbanisation is posi
tioned as a natural, logical and beneficial project. 
Home ownership, condominium security, and 
the interconnectivity and freedom of choice 
found in city life are held up as ways for women 
to achieve independence and autonomy. Women's 
freedom in the central city is thus reified as a 
symbol of successful revitalisation, a symbol that 
blinds us to other pressing concerns about ine
quality, poverty, and marginality in the city. My 
analysis points to a potentially profound uneven
ness in access to the benefits of city life. Security 
and the integrated urban realm are increasingly 
available only to those who can afford to live 
downtown. Interconnectivity is tightest in the 
downtown core, which is fast becoming a very 
expensive place to live, while peripheral, working- 
class neighbourhoods wait for better transit, 
more services, and safer, walkable streets. For the 
women in my study, the ability to take advantage 
of urban amenities and condominium ownership 
is connected to sites of privilege, including class 
status, education, family status, and age. Perhaps 
ironically then, the populations who would 
benefit most from better stability of tenure, secu
rity, and interconnectivity may find these quality
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of life features increasingly difficult to obtain, as 
the spaces of revitalisation - condominiums, 
shops, restaurants, parks, ar.d so on- - are designed 
to attract and service the young, mobile, urban 
professional (Khosla, 2003).

For policy makers, then, this analysis high
lights the inadequacies of reurbanisation plans 
that court capital, homeowners, and tourists, 
while failing to address the exclusions that are 
produced by neoliberai redevelopment agendas. 
There are glaring silences around the stigmatisa
tion of rental tenure in the context of tenure shifts 
produced by new-build gentrification (Slater, 
2004; Turk, 2004).5 There are few questions asked 
about who is not protected when security becomes 
a private, individual choice for purchase on the 
free market, nor concern over who is seen as the 
dangerous other, from whom condominium 
dwellers (women in particular) require protec
tion. Moreover, in the push to combat sprawl and 
bring investment downtown, policy makers 
must consider the new geographies of uneven 
development that arise when peripheral urban 
areas are effectively ignored in favour of 
massive reinvestment in the core. Not coinciden
tally, in Toronto, it is these inner suburban 
neighbourhoods that have the highest concentra
tions of poverty and social problems (United 
Way of Greater Toronto and Canadian Council 
on Social Development, 2004).

For geographers and population scholars, a 
gendered social geography of reurbanisation 
helps to illustrate how this process is organised 
ideologically, and how it organises particular 
populations by bringing them into the reurbani
sation project in distinct ways. By focusing on the 
accounts of city builders and the relatively privi
leged subjects of their projects, I also hope to 
make visible the exclusion of those groups that 
require further attention in the context of reur
banisation, including renters and those living 
outside the attention-grabbing central city. In 
Toronto and other cities enduring the transfor
mations of urban revitalisation, feminists can and 
should demand the extension of the benefits of 
reurbanisation outside of the economic logic of 
entrepreneurial urban restructuring, and the pro
vision of walkable, breathable, interconnected, 
mixed-use and safe environments in all city 
neighbourhoods, not just those that constitute 
the attractive face of the city for tourists, inves
tors, and the creative class.
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NOTES

(1) In 2001, the ratio of owner-occupied to rental 
dwellings in the core city tipped in favour of 
owner-occupation (51:49) for the first time in 
decades; in 2006, tliis ratio had shifted even further 
toward owner occupation (54:46) (Statistics 
Canada, 2003, 2008).

(2) Ail cf the women condominium owners were 
assigned pseudonyms. The developers are only 
identified by their date of interview.

(3) In Toronto, feminist research on women's safety in 
urban environments has looked extensively at 
issues around high-rise and other types of residen
tial developments (METRAC, 1991; Whitzman, 
1992,2007; Wekerle and Whitzman, 1995; Andrew, 
2000; Alvi, et ai, 2001; Wekerle, 2003). However, 
critical literature on residential privatisation in 
cities has not problematised the gendered ration
ales that are deployed to market and legitimise 
new-build gentrification.

(4) Only 7 of the 21 interviewees owned cars.
(5) The City of Toronto did, however, pass a by-law 

restricting the conversion and demolition of rental 
buildings, despite pressure from landlord associa
tions seeking to maximise the profitability of their 
buildings by converting them to condominiums 
(City of Toronto, 2007, Federation of Rental
Housing Providers of Ontario, 2005).
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science that moves the fronners.
Headnote
ABSTRACT: Until recently, when anthrax triggered a concern about preparedness in the public health 
infrastructure, U.S health policy and health spending had been dominated by a focus on payment for medical 
treatment. The fact that many of the conditions driving the need for treatment are preventable ought to draw 
attention to policy opportunities for promoting health. Following a brief review of the determinants of population 
health-genetic predispositions, sucial circumstances, environmental conditions, behavioral patterns and medical 
care-this paper explores some of the factors inhibiting oolicy attention and resource commitment to the 
nonmedical determinants of popu'ation health and suggests approaches for sharpening the public policy focus to 
encourage disease prevention and nealth promotion
ONE OF THE MOST-CITED STATISTICS in public health is the imbalance cf social investments in medical care 
compared with prevention activities. Approximately 95 percent of the trillion dollars we spend as a nation on health 
goes to direct medical care services, while just 5 percent is allocated to populationwide aporoaches to health
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improvement 1 However, seme 40 percent of deaths are caused by benavior patterns that coala be modified by 
preventive interventions.2 (Social circumstances and environmental exposure also contribute substantially to 
preventable illness.) It appears, in fact, that a much smaller proportion of preventable mortality in the United 
States, perhaps 10-15 percent, could be avoided by better availability or quality of medical care. Thus one could 
question a funding scheme that places so much emphasis on medical care and not on p-evention 
The fact that medica1 care historically has had limited impact on the health of populations has been known for 
many years. In 1974 Marc Lalonde, tnen the Canadian minister of hea'th and welfare, issued a seventy-six-page 
governmental working document that advanced the idea that government priority is drawn primarily to the 
financing ard delivery of medical ca-e, with scant attention to many other influences on health.3 
This observation and recent initiatives are grounded in science derived from many sources, ranging from research 
sponsored by the U.S. National institutes of Health (NiH) on the etiologies of disease to observations in the late 
196Cs and early 1970s like those of England's Thomas McKeown, who notea that the major contributions to 
improved health in England over the previous 200 years came more from changes in food supplies, sanitary 
conditions, and family size tnan from medical interventions.4 John Bunker, in the United States, estimated that 
since 1950 med'eine has accounted for about three of the total of seven years by which life expectancy has 
increased.5 The balance seems to be due to prevention, Droadly defined
Why have we as a nation allocated so few health dollars to prevention? If we wanted to expand ojr investments in 
promoting population health, perhaps reducing the demand for spending to restore health, what types of public 
policy interventions might work? These are the questions addressed in th's caper In addition, the paper provides 
an overview of what social and behavioral researchers have learned about the nonmedical determinants of nealth. 
What domains influence health prospects? What interventlons within each domain might improve health? How do 
different types of causal factors interact and intersect?
The Leading Determinants Of Health
Our understanding of the factors that shape the health of populations has come from structured efforts to gather 
evidence linking where and how we live to our health futures, in the United States, lessons from William Kannel 
and colleagues in the Framingham Heart Study and from L.ester Breslow and colleagues in tne Alameda County 
study gave us early insights on the impact of behavioral choices on health outcomes,6 Similarly, important 
insights about the influence of social circumstances on health prospects have come from McKeown and, more 
recently, Britain's Michaei Marmot.7
Drawmg on the power of the extensive studies of the past generation, we can now speaK about our healtn 
prospects as being shaped by our experiences in five domains genetic and gestational endowments, social 
circumstances, environmental conditions, behavioral choices and medical care.8 Tne health of populations is the 
product of the intersecting influences from these different domains, influences that are dynamic and that vary in 
their impact depending upon when in the life course they occui and upon the effects of preceding and subsequent 
factors. 9
* Genetics. Our predispositions to health or disease begin to take form at the moment of conception, embedded in 
our genetic blueprint for construction of the proteins that give form to our sizes, shapes, and personalities and 
even to the biolcgic limit of our life expectancies. Under certain circumstances, inborn variants of the code 
occasionally occur that confer disadvantage Changes also can occur in the codes of certain cells as a result of 
exposures during the life cycle. For some cancers or neural tube defects, tor example, environmental triggers can 
alter the genetic coding signals resulting in abnormally regulated cell growth.
Although only about 2 percent of deaths in the Uniteo States may be attributed to purely genetic diseases, perhaps 
60 percent of late-- onset disorders-such as diabetes, cardiovascular disease, and cancer-have some genetic 
component. 1C The apportioning of that component is still uncertain. The BRCAl gene accounts for only about 5-10 
percent of breast cancers in the United States, only 10 percent of colon cancers may be explained by genes, and 
only about one case in twenty of elevated serum cholesterol levels may be explained by familial hyperlipidemia. 11 
Studies of monozygotic (identica1) twins focusing on the occurrence of schizoohrenia and other sim;lar twin
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studies Poking at mental alertness in older people have found that about half of each might oe explained by 
genetic factors 12 About two-thirds of the risk of ooesity may be genetic, but, as with most other predispositions, 
that risk is expressed only with exposure to lifestyle factors that are controllable.! 3
The estimatea 30,000-60,000 genes of the human genome have been sequenced, and our rapidly expanding 
knowledge in this area will lead to possibilities for new interventlons with greater specificity about individual 
vulnerabilities to environmental and behavioral factors and later to alteration of genetic determinants of disease 
and disability. Similarly, we will gain new insights into the impact of exposures during gestation, and the results 
from long-term observational studies now getting under way will help us to assess The consequences of maternal 
social, environmental,, behavioral, ano medicai care factors on the health of offspring.
* Socia1 circumstances. Our first encounter at birth is with the domain of sociai circumstances, about wn:ch a 
great deal has been learned in recent years. Health ;s powerfully influenced by education, employment, income 
disparities, poverty, housing, crime, and socal cohesion. From c-acie to grave, interpersonal linkages matter 
Studies consistently have shown that infant nurturing enhances socialization and survival. Recent research 
reported by David Olds, tor example, demonstrates that nurses' prenatal home visits to at-- risk mothers can reduce 
the likelihood of both risky health benavior and criminal activity some fifteen years hence.l4 Socially isolated 
persons have a death mte two to five times higher than that of those who maintain close ties to friends, family, and 
community.! 5
For the population as a whole, tne most consistent predictor of the likelihood of death in any given year is level ot 
education; persons ages 45-64 in the highest levels of education have death rates 2 5 times lower than those of 
persons in the lowest level.16 Poverty, another strong influence, nas been estimated to account for 6 oercent of 
U.S. mortality.! 7 The observation also has been made that each 1 percent rise in income inequality (the income 
differential between rich and poor) is associated with something on the order of a 4 percent increase in deaths 
among pemons on the low end, which prods us to sert out the pecuniary elements cf deprivation from the 
biological, benavioral, and psychological consequences of place.18
* Environmental conditions. Health status also is affected by physical environments. The places where we live and 
work can present hazaids in the form of toxic agents, microbial agents, and structural hazards. Toxic agents from 
occupational products, environmental pollutants, chemical contaminants of food and water suoplies, and 
components of commercial pioducts have been associated in particular witn skin diseases, cancers, allergies, ana 
other diseases of various ergan systems. Radon occurs as a natural background gas in certain places and 
increases the risk for cancer Elevations of airborne pollutants such as particulates, sulfur dioxide, and carbon 
monoxide have been associated with transient increases in mortality and morbidity rates, in particular from 
pulmonary and cardiovascular conditions. The sum of the lower boundaries of various estimates of the mortality 
burden of toxic agent exposures piaces their contrioution in the range of 60,000 deaths per year.! 9
Infectious disease threats also can be related to environmental conditions. Apart from behavior-assccuted 
diseases such as HIV and hepatitis B, many infectious diseases, sheltered and cultured by environmental 
conditions, are major contributors to death in the United States. This is moie common than might be interred from 
the news reports of Hantavirus, leg.oneliosis, E. coli, and Cryptosporidium and persists despite the fact that 
immunizations and infection control measures may already prevent as many as ! 35 m'llion infections and more 
than 60,000 deaths annually in the United States 20 In all, an estimated 90,000 infectious disease deaths occur 
each year, beyona those infections attributable to sexual oehavioi or use of tobacco, alcohol, or illicit drugs.2! 
Structural hazards in the environment, ranging from roadway design ana lighting to worksite conditions and nome 
nazards, also contribute greatly to the burden of preventable injury morbidity and mortality. Approximately 7,000 
deaths occur annually from motor vehicle crashes, falls, fires, and work-related injuries derivative of structural 
design and safety shortfalls.22
* Behavioral choices. Behavior patterns represent the srngie most prominent domain of influence over health 
prospects iri the United States. The daily choices we make with respect to d'et, physical activity, and sex; the 
substance abuse and addictions tc which we fall orey; our approach to safety and our coping strategies in
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confronting stress are ail important determinants of health.
What we choose to eat and hew we design activity into (or out of) our lives have a great Searing on our health 
prospects. Dietary facto's have Deen associated with coronary heart disease; stioke; cancers of the colon, breast, 
and prostate: and diabetes 23 Physical inactivity has been associated with increased risk for heart disease, coion 
cancer, diabetes, dementia, and osteoporosis.?4 in the face cf imprecise data on individual dietary habits and 
physical activity patterns and the fact that given tne basic laws cf thermodynamics obesity is a common 
intermediary for a fair amount of the burden of each, it is difficult if not impossible to parcel cut the share specific 
to diet or to physical activity. But combii led, the range of the estimates for their contributions spans from 300.000 
to more than 500,000 Deaths annually in the United States.25
Unprotected sexual intercourse is accountable eacn year not only for 1.5 million unintended pregnancies ana 
twelve million new cases of sexually transmitted diseases, but also for deaths from HIV, nepatitis B, and cervical 
cancer and excess infant mortality.26 Together, about 30,000 deaths in 1999 were related to sexual behavior 27 
Substance abuse and addiction inflict a tremendous toll or the health of Americans. Tobacco, at more than 
400,000 deaths, is the ieading single contributor to mortality, ana substance abuse as a whole represents the most 
prominent contributor to the constellation of preventable illness, health costs, and related social problems facing 
U.S families and communities today 28 In 1995 substance abuse accounted for some forty-three million illnesses 
or injuries and more than half a million deaths.29
In all, behavioral choices account for at least 900,030 deaths annually, cf which more than 40 percent (and all of 
them, by definition) are early deaths, ana the burden of associated illness is compelling Thus, taken together, 
behavioral issues represent the greatest single domain of influence on the health of the U.S. population
* Medical care. Improvements in the qual’ty or use of medical care have a relatively limited aoility to reduce deaths 
among Americans. This is not too surprising,, given the fact that we spend 15 percent of our gross domestic 
product (GDP) to treat peooie.30 Over the course of the twentieth century, aoout five of the thirty years of 
increased life expectancy could be attributable to better medical care.31 As noted previously, the relative 
contribution of mecical care to life expectancy rose during the latter part of the century and will likely continue to 
grow as technology is better able to address the health care needs of our aging population. But in terms of the 
practical possibilities of the moment, the potential of medical care is revealed by where it misses the mark where 
problems of access or poor quality of care have done harm. The Institute of Medicine (IOM), for example, suggests 
that medical errors alone may account for 44,000-98,000 deaths annually, or about 2-4 percent of all deaths.32 A 
long-standing estimate by the Centers for Disease Contro1 and Prevention (CDC) piaces the contribution of health 
care system deficiencies to total mortality at about 10 percent,33 Thus, even rf the entire population had timely, 
error-free treatment, the number of eady deaths would not be much reduced.
* Contributions of various domains. On a population basis, using the best available estimates, the impacts of 
various domains on ear'y deaths in the United States distribute roughly as follows: genetic predispositions, about 
30 percent; social circumstances, 15 percent; environmental exposures. 5 percent; behaviomi patterns, 4C percent, 
and shortfalls in medical care, 1C percent But more important than these proportions is the nature of the 
influences in play where the domains intersect. Ultimately, the health fate of each of us is determined by factors 
acting not mostly in isolation but by our experience where domains interconnect. Whether a gene is expressed can 
be determined by environmental exposures or behavioral patterns. The nature and consequences of behavioral 
choices are affected by our social circumstances Our geretic predispositions affect the health care we need, and 
our social circumstances affect the health earn we receive.
The growing knowledge and evidence base in these areas provides important opportunities for targeted action ana 
analysis that will develop tools to prompt and facilitate change, build the capacities of networks ana organizations 
best positioned to use those tools, and strengthen the levers of policy that directly affect the dynamics that shape 
these influences
Why Are So Few Dollars Devoted To Promoting Health?
In the past a dominant hactor slowing investments that address the ncnmedical determinants of health was lack of
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consensus on what could be done to cnange factors such as behavioral choices, social conditions, and the 
physical environment. However, clear evidence is emerging about hearth-promoting interventions that do work, fhe 
recent IOM report, Dromoting Health, documents social, behaviora! and clinical interventions for which there is 
solid empirical evidence about effectiveness in promoting and maintaining health.34 
For example, cniidhooo vaccines are cleady effective at preventing a range of childhood diseases, and 
organizational interventions such as computerized registries have been shown to greatly improve tne use of 
vaccines for children.35 Methods to reduce youth initiation to tobacco use are clear: Raising the tax on cigarettes 
to increase prices greatly reduces initiation, as does enforcing regulations to restrict youth access 36 Behavioral 
interventions by health care providers have been documented to improve the ability of addicted tobacco users to 
stop smekmg. An understanding that many users wili have a chronic prob'em remaining tobacco-free has guided 
the development of effective long-term cessation treatments.37 Moderate amounts of physical activity have been 
shown to greatly reduce the risk of heart attacks, strokes, and diabetes. Also, evidence's emerging about effective 
strategies that communities can use to encourage physical activity and about behavioral interventions that 
providers can use to help people maintain exercise regimens.38
* Cost-effectiveness. The cost-effectiveness cf various interventions to improve poDulation health is less dear In a 
vexing example of double standards, public investments in hea'th promotion seem to require evidence that future 
savings in health and other social costs will offset the investments in prevention Medical treatments do not need 
to measure up to this standard, all that is required here is evidence cf safety ard effectiveness The cost- 
effectiveness challenge often is made tougher by a sense that the benefits need to accrue directly and in the short 
term to the payer making tne investments Neither of these two conditions applies in many interventions for health 
promotion.
* Complexity of interventions. Prevention also requires the targeting of multiple, and often upstream causes of 
disease, whiie medical care often focuses only on a single symptom or manifestation. The treatment of colorectal 
cancer, for example, is based on dear protocols tailored to family history ano the stage of the disease. Prevention 
of this disease, on the other hand, needs to address issues such as genetic predisposition, dietary and physical 
activity patterns access to screening services, and social conditions tnat affect risk. When multiple factors need 
to be addressed to assure prevention, multiple funding streams need to be coordinated and incentives for 
numerous actors need to be addressed through a broad health strategy. Support foi strategies with a smgie 
decision node- such as passage by Congress of Medicare coverage of end-stage renal disease treatment-is both 
easier to achieve and longer lasting than is support for time-limited authorization cf a community-based program 
to reduce the prevalence of high blood pressure through d.etary change, physical activity, and tobacco cessation
* Interest group dynamics. Quite distinct from the issues of evidence and complexity is old-fashioned interest- 
group dynamics. The interest groups that make health their highest priority and thus lobby hard for resources are 
those focused on research and treatment related to specific cnronic diseases. In contrast, the millions of people 
who benefit from health promotion interventions each receive seemingly small benefits-usuaily sometime in the 
distant future
The result is a vacuum of political accountability for maintaining population heaith-in effect, a diffusion of 
responsibility for health.39 Again, in contrast, a well defined set of actors-physicians and other health care 
providers-has responsibility for medical cam. These groups have a strong professional ethic to provide as much 
medical care as needed. Also, providers have strong financial incentives to provide medical care as weil as 
interest-group incentives to lobby for increasingly more medical care resources
Interest-group dynamics, of course, play large roles in considerations of ways to change social conditions ano the 
physical environment Changing social inequalities and even investing tax dollars in social and community 
programs always represent zero-sum activities whei e those with more resources need to share with those witn 
few resources. It takes more than just evidence that social change would improve health to convince the general 
public that such redistributive .nvestments should be undertaken. These choices are very much about ideology 
and social values
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Investments in improving the environment often concentrate costs for these efforts on a small number of 
businesses that have great incentives to argue against such investments. Also, the behavioral issues that together 
account for so many deaths-tobacco alcohol, dietary excess, and sedentary lifestyles-are al1 products in part of 
strong commerc'al forces. Tobacco and alcohol reoresent U.S. industries with annual sales of well over $100 
billior .40 The food industry spends bilhons just on advertising and promotion.
* Bioad policy arena. Many pievenbon initiatives depend upon po'icy changes that are outside the traditional 
health policy world. Excise taxes on tobacco and alcohol products passage and enforcement of nonsmoking laws, 
development and implementation of safety standards for workers and products, zoning approaches to enhance 
recreational opportunities or reduce the density of Dars and liquor stores, establishment and monitoring of 
environmental standards for potential hazards, adoption of community water supply fluoridation, and assurance of 
truth and rehability in the marketing of health-related products are all examples of important orevention efforts 
that not only touch on but are often entirely dependent upon action across a broad spectrum of the political and 
policy political arena
* Soc'al preferences. In comoaring investments in behavioral change to investments in med.cai caie, the added 
issue of lifestyle and habits comes into play. The public cieariy wants medical care when illness occurs; this is a 
well-articulated soc.al preference. However, many people do not want to change their health-- threatening behavior 
even when they are quite aware of the risks they are taking. In these cases, arguments to invest in public programs 
to encourage behav.oral change reed to consider what social factors predispose people to choose health- 
threatening behavior
Often, careful consideration indicates that people are induced to adopt unhealthy behavior in subtle and not so 
subtle ways. Simple examples include eating unhealthy foods because of the absence of supermarkets in low- 
income neighborhoods, adopting sedentary lifestyles because of unsafe neighborhoods or environments that 
make walking dangerous or unappealing, and smoking cigarettes cr overusing alcohol because of the influence of 
advertisements.
Successful Health Promotion Investments
* In the states. While this discussion focuses on barriers impeding investment in health promotion, there are 
important exceptions to the investment shortfall rule that offer support for the case that increased investments 
could be effective at improving population health. Some states (such as California, Florida Arizona, and 
Massachusetts) have developed policy interventions to discourage tobacco use among minors with striking 
success Investments in auto safety have paid off in the form of reduced fatai'ties. Public policy and civic 
initiatives to reduce drunk driving have proved successful, and some ambitious interventions to increase screening 
for diseases such as breast cancer monitoring and paying attention to cholesterol and helping patients to better 
manage asthma nave had positive health promotion outcomes.41
* Healthy People initiative. Evidence of improvements in population health aiso emerges from the Healthy People 
national initiative. Two decades ago, as the U.S Public Health Service beqan looking to the end of the twentieth 
century, it established measurable targets tor health Improvement: for 1990 reduce infant mortality by 35 percent, 
death rates among children by 23 percent, death rates for adolescents and young adults by 20 percent, adult death 
rates by 25 percent and, *oi older adults, sick days by about 20 percent.42 These were targets based on the 
evidence at hand about the controllability of disease and injury at various stages of life and, although ambitious, 
were expected to be accomplished in a decade's time. Despite the size of the gains anticipated the goals were 
'arge’y reached: Infant mortality declined by just unde' 35 percent by decade s end childhood death rates greatly 
exceeded tne target with a decline of about 29 percent, adolescent and young adult deaths feil short of the mark 
with a 9 percent decline, adult death rates declined by 25 percent, and age-adjusted sick days for older adults 
declined by about 14 percent.43 Many of these achievements can be traced to behavioral and social interventions. 
Among the various component targets established, the most glaring shortfalls are related to the access and health 
status gaps that still exist among population subgroups. As a result, when the decision was made to extend the 
initiative to 2010. the Healthy People goals were broadened to issues of functional status and quality of life and
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placed particular empnasis on reducing disparities among groups.44 In tne current Healtny Peopie 2010 initiative, 
quantified targets have been established for twenty-six priority areas designed to promote nealthy behavior, 
promote healthy and safe communities, improve systems foi personal and public health initiatives, and prevent 
and reduce diseases and disorders. The inventory of areas sweeps bmad and deep, ranging from physical activity 
and fitness to foco and consumer product safety, family planning, chronic disease management, and public healtn 
infrastructure
Public Policy Approaches Por Change
Key elements of public poncy for change include leadership that informs and motivates, economic incentives that 
encourage and facilitate change, and science that moves the frontiers. The strongest ailies fcr prevention need to 
be the people wnc penefit from prevention activities. Thus, leadership that encouiages healtn promotion needs to 
first ra:se awareness among tne public about the power of prevention and health promotion to increase longevity 
and Improve the quality of life A focused, engaged public neeas to understand the payoffs to healthier lifestyles 
and improved social conditions that reduce srness and improve well-being. Also, people need to be convinced that 
interventions to change lifestyles and social conditions are available and not too burdensome
* Ro'e of leadership to inform and motivate. Better public communication efforts and adequate funding for such 
efforts are essential Such communications initiatives are now under way to influence youths not to use illegal 
drugs. This is a worthwhile first step, and evaluative research needs to assess the effectiveness ot the 
advertisement-oriented communications campaigns. However, given the epidemiology of disease, there are many 
added behavioral targets on which to focus communication efforts.
Perhaps most importantly our leaders for health-promoting public policies must be comfortable working in 
complex environments, at those intersections of the domains of influence in whicn our lives play out. When 
behavioral patterns are affected by social triggers, environmental surroundings, and even genetic predispositions, 
shaping a focused vector for change is challenging. Lead ng change requires facility in brokering partnerships and 
biending science and community action. These are the skills that must be honed for tne promotion of population 
health and that must be cultivated in our new generation of leaders.
* Incentives to facilitate change. A second prerequisite for change is found in the incentives we build into policy 
initiatives for healthier lifestyles, environments, and social conditions. An array of legal and public policy 
interventions is available to improve population health: economic incentives and disincentives, information 
interventions, direct regulation, indirect regulation through tne tort system, and dereguiation.45 Cf this list, the 
potential of economic incentives and disincentives offers the largest opportunities to make a deference. These 
can take many forms, rarging from taxes to increase the price of tobacco, to advertising the identity of restaurants 
in violation of food-safety protocols, to grants-in a'd to encourage communities to develop bike paths. Over tne 
long run, for example, the initiative of the Surface Transportation Policy Project to set aside Highway Trust Fund 
resources for community initiatives for sidewalks, walking trails, and bike paths could be one of our most 
important steps to better health.
Clearly, the use of incentives has tostered the strong progress mace in the United States against tobacco. 
Sustained increases in excise taxes, constraining advertising and marketing, constricting use in public places, and 
penalizing the sale and distribution to minors have all worked to heip drive cown the use of tooacco. The 
sensitivity of teen tobacco use to these measures nas yielded aggress've and successful campaigns in several 
states.
Fconom.ic incentives also can be used to encourage health care providers to take a oroader perspective when 
consicering how to keep people nealthy Reimbursement rates fcr brief interventions to assist smokers to quit or 
to encourage exercise routines would motivate providers to undertake these Dehavioral interventions Similarly, 
incentives fcr health care purchasers and payers can be structured to provide stronger emphasis on the principles 
of "purchasing population health" or "paying for outcomes."46 Purchasers contract ing with provider groups can 
build in incentives oriented around their successes in the design and delivery of proven health promotion 
interventions to the populations most at risk. On a larger scale, policies could be envisioned that set aside small
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portions of medical care premiums or payments for redeployment fcr communitywide initiatives, with incentives 
for measures such as these related to air quality, design for walking and biking, or zoning to reduce the 
concentration of alconol establishments in vulnerable areas
For these measures to work, pubhc policymakers need to begin thinking in terms of a health agenoa rather than a 
health care agenda or-even more narrowly-a health care financing agenaa. In prioritizing policy initiatives neaith 
care cost savings should not be the only way to rank the importance of interventions Sometimes prevention will 
save money, and sometimes it will not. Instead, quality of life and health status of populations need to be what 
drives priorities in health policy. It is impo-tant that when funding is taken into consideration on matters of health 
ana health care, relative returns of investing in health promotion and health care interventions should play out in 
concert For rational public policy, and for good health, our social investment aecisions that affect nealtn should 
be made with a common calculus and with quality of life foremost in the value equation.
* Improve the science oase. Vital for informed and sustained progress is our commitment to an improved science 
base that will yield new insights, both on the determinants of health and disease and on the relative effectiveness 
of alternative approaches to improving population health. Tms expanded agenda should include more attention to 
undeistanding how social factors and social environments affect health and well-being A research agenda should 
focus on the re'ationships between social factors associated with poor health outcomes and the mechanisms that 
lead to poor health. In behavior, the highest research priority may be to better understand how social marketing 
and behavior change interventions can be designed and implemented to work at the population level. Also, a 
carefully Designed cost-effectiveness research agenda can help to focus specific interventions and develop 
believable economic guidance for decisionmakers. A key research need, as previously noted, is better 
understanding of the factors at play within each of the doma.ns determining healtn anc of the dynamics at their 
intersections. Ultimately, success at engaging health promotion opportunities in our communities will depend on 
the reliability of ins.ghts into the ways these complex interactions shape our lives.
Opportunities For Progress
Formidable as some of these challenges may be, a number of opportunities exist for progress related to the 
various nonmedical influences on health status More innovative science, better ta-geting of social efforts to 
improve health, new models for policy implementation, and stronger leadersnip all can assist such efforts. From 
more innovative science, we may oe Detter able ic understand the nature of those domain intersections and setter 
build the case for the power and course of effective interventions that are not only clinical Put also personal, 
environmental, and cultural.
* Targeting the vulnerable. Some of these scientific advances may help to improve our targeting of vulnerable 
gmups. With a better understanding of what constitutes vulnerability, we may begin to sfrip away the anonymity of 
some of these problems. With better coordination of information from clinical, social, and legal sources, we may 
intervene earlier in the course of cnildren who five in fami'ies under the pall of abuse violence, or dysfunction; 
teens who are estranged, truant, and in trouble with the law; and older persons who are cut off from supportive 
relationships. We also may be able to improve the way persons who, although not so anonymous or invisible to 
society's line o( sight, have issues that are invisible to the normal course of clinical care: sedentary lifestyles, 
weight problems, addiction, or depression.
* New policy models, ingenuity in fashioning new mcaeis for policy develooment and implementation will also 
neip. Medical care payment policy can be Detter structured to induce the provision of behavior-change 
interventions, by fostering linkages with supportive community-based resources and rewarding broad efforts to 
improve the population health and quality of life. Other financial incentives can be imaginatively plied to nurture 
health-promoting behavior and community initiatives on active lifestyles.
* New linkages across sectors. New linkages can De forged between elements of the social services system, which 
work in different and often uncoordinated ways to provide strategic suoport to vulnerable children, families, teens, 
and older people. Also, innovative models for community planning and design might be fashioned in the interest of 
environmental approaches to enhancing tne health and safety of communities, ranging from zoning to reduce the
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concentration of liquor establishments in poor areas to improving streets and parks to encourage physical activity.

AS UNDERSTANDING AND AWARENESS INCREASE about what is possible, broader leadership is necessary to 
muster the will. It is therefore important not only that we use established means of reaching the health policy 
community, but a'so that thought leaders from disciplines far beyond the health sector become engaged in the 
discuss:on, deoate. and !eadership
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The Association of Minority Self-Rated Health 
with Black versus White Gentrification

Joseph Gibbons© and Michael S. Barton

ABSTRACT There exists controversy as to the impact gentrification of cities has on the 
well-being of minorities. Some accuse gentrification of causing health disparities for 
disadvantaged minority populations residing in neighborhoods that are changing as a 
result of these socioeconomic shifts. Past scholarship has suggested that fears of 
displacement and social isolation associated with gentrification lead to poorer minority 
health. However; there is a lack of research that directly links gentrification to minority 
health outcomes. We address this gap with individual data from the 2008 Philadelphia 
Health Management Corporation’s Southeastern Pennsylvania Household Health 
Survey and census tract data from the 2000 Decennial Census and the 2006-2010 
American Community Survey. We implement logistic multilevel models to determine 
whether and how a resident’s self-rated health is affected by gentrification of their 
neighborhoods. We find that while gentrification does have a marginal effect improving 
self-rated health for neighborhood residents overall, it leads to worse health outcomes 
for Blacks. Accounting for racial change, while gentrification leading to increases in 
White population has no measurable effect on minority health, “Black gentrification” 
leads to marginally worse health outcomes for Black respondents. These results 
demonstrate the limitations that improvements of neighborhood socioeconomic 
character have in offsetting minority health disparities.

KEYWORDS Gentrification, Self-rated health, Multilevel modeling, Philadelphia

INTRODUCTION

One of the most controversial areas of debate in contemporary cities concerns the 
impact of gentrification on neighborhoods. Gentrification has a variety of meanings, 
but most agree that it reflects growth in affluence in places that is connected with 
changes in the local infrastructure, housing cost and availability, and the potential 
displacement of long-term residents who were often of lower social status. 
Gentrification has been critiqued for being disruptive to neighborhoods, especially for 
racial and ethnic minorities.5-7 The Center for Disease Control points to a multitude of 
health effects potentially connected to gentrification including issues of mental health 
and physical well-being.8 However, in spite of the controversies surrounding 
gentrification, there is a woeful lack of empirical research not only in terms of linking 
gentrification to health problems but also for how gentrification is operationalized.

The importance of gentrification for health stems from several issues, which 
themselves articulate the convoluted nature of gentrification. Gentrification in 
disadvantaged areas has been recognized to introduce new commerce associated
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with more affluent populations to neighborhoods previously resource-deprived, such 
as better quality food options.5 While the introduction of such resources should 
improve community health issues, concerns arise as to how well the new resources 
benefit long-term residents, who are often lower class and/or racial/ethnic minorities. 
Past research found longstanding minority residents in such places were alienated by 
new businesses.10 What is more, concerns have been raised that gentrification leads 
to residential displacement of minorities from these communities, 
stress due to the fear of being “pushed out” has been found to have adverse effects 
such as increased mortality 1 or preterm births1'’’ in gentrifying places for incumbent 
residents. However, there is a lack of conclusive proof of residential displacement 
from gentrification in existing research.6, 8 What is more, there is a lack of research 
which distinguishes the racial character of gentrification: does the influx of affluent 
non-Hisparic White (henceforth, “White”) residents carry different effects than 
affluent non-Hispanic Black (henceforth, “Black”) residents?

Research on neighborhoods and health has widely employed the hierarchical 
modeling approach to determine the effect of place of residence on individual health 
outcomes.
health, no study tc date has sought to untangle the complex relationships between 
gentrification and health using this method. Through hierarchical modeling, we 
answer the question of how an individual’s race/ethnicity moderates the effects of 
neighborhood gentrification on their health. Do all individuals who live in 
gentrifying places have better health outcomes? Do minorities who live in gentrifying 
places have worse health outcomes than White residents? Does this relation vary 
among racial/ethnic groups? Or, does a minority’s residence in a gentrifying area 
instead predict improved health?

This study addresses the issues above by investigating whether individual 
race/ethnicity could moderate the relationship between gentrification and health. A 
fundamental problem in the existing debate is the inconsistent fashion in which 
gentrified neighborhoods were identified. We draw on a recently developed 
typology which emphasizes the increasing exclusivity of neighborhoods as a result 
of socioeconomic change,4 adding to it the distinction of racial change brought 
about by this gentrification. We use hierarchical linear modeling to determine the 
implications of gentrification for self-rated health (SRH). SRH is a highly useful 
measure that correlates strongly with physical and mental health measures.

3, 5, 6 Heightened

13-16 In spite of the potential ramifications that gentrification carries onto

17-20

BACKGROUND

Research on neighborhood predictors of health has suggested a few reasons why 
neighborhood context is impo'taut for SRH. The individual health effects of living 
in disadvantaged neighborhoods, particularly racially segregated communities, 
have been found to be sweeping due to limited resources like healthy food and 
quality health care.
environmental effects stemming from neighborhood disadvantage that “get under 
the skin.
signs of weakened social control such as 
incivility.
more likely to report lower SRH, reflected in greater rates of psychological stress 
and chronic health problems, 
only at increased risk of exposure to health problems but also in a weak position to 
manage them.

21

22-24 These residents were also more likely to be impacted by

25 A commonly identified form of disadvantage is disorder, observable
vandalism, graffiti, and other evidence of 

Those residing in neighborhoods with high levels of disorder were26, 27

26, 27 Thus, minorities in these communities were not
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Given that prior research suggested that living in a disadvantaged neighborhood 
is harmful to an individual’s health, it would be expected that the reversal of such 
disadvantage would be associated with better health. To this end, urban scholars 
highlighted the importance of gentrification for reversing the fortunes of neighbor
hoods. While the precise definition varied, gentrification was often understood as 
“the process by which higher income households displace lower income [house
holds] of a neighborhood, changing the essential character and flavor of that 
neighborhood.p5> While it is agreed that gentrification represents a return of 
economic stability for disadvantaged neighborhoods, its impact on residents, 
especially low-income minority populations, has been debated.

The primary reason to expect gentrification to be positively associated with SRH 
is because gentrification has been related to increased quality of life, counteracting 
many of the neighborhood ills associated with poor SRH. For example, gentrifica
tion is often heralded for improving access to neighborhood amenities and city 
services due to the growing representation of middle- and upper-class res;dents. 
Further, recent research on the association of gentrification and violent crime found 
that gentrification was negatively associated with violent forms of crime.32, 33 While 
the results of these studies had implications for health research, the direct benefits of 
gentrification for SRII have not been explored.

There is also reason to expect that gentrification negatively affects SRH, 
particularly that of lower class residents who are often racial/ethnic minorities. This 
decline in SRH could result from three processes: residential displacement, cultural 
displacement, or the disruption of local community ties. Discussions of 
gentrification-related displacement traditionally focused on the potential for 
residential displacement, existing low-income residents of a neighborhood pushed 
out due to rising housing costs, 
produced mixed results. Qualitative research documented a few examples of 
gentrification-related residential displacement,
unable to demonstrate that gentrification led to widespread displacement.
Even if gentrification has not been proven to result in residential displacement, the 
fear of displacement has been found to make incumbent residents psychologically 
distressed that they will be displaced, which in turn should be associated with lower 
SRH.6, 29, 32

28-30

29, 31 Empirical research on residential displacement

31-3“ while quantitative studies were
6, 28, 35, 36

Beyond residential displacement, gentrification discussions also highlighted 
concerns among incumbent residents changes in the types of amenities in the 
neighborhood was the result of cultural displacement. Such discussions often 
focused on the replacement of traditional “mom and pop” stores and restaurants 
with chain stores and restaurants.29, 37 Discussions of cultural displacement also 
highlighted the importance of race as several studies point to concerns among long
term residents that the neighborhood was “whitening” as a result of gentrifica
tion. 10, 29, 37 This sense of neighborhood “whitening” was distressful to residents 
who no longer felt at home in their neighborhood because it was associated with 
changes in local establishments. Similar to concerns about residential displacement, 
the conversion of neighborhood amenities was distressful to incumbent residents, 
but such changes were more likely to be distressing for minority residents when they 
perceived class- and race-based changes to local establishments.

Further highlighting the complexity of gentrification, discussions of cultural 
displacement described a similar sense of loss of place when middle-class Blacks 
moved into lower class Black neighborhoods, in other words, “Black gentrifica
tion.”29, 32, 38 The limited research on Black gentrification suggests that it was more
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likely to occur in neighborhoods populated predominantly by Black residents.38 This 
is unique as recent research suggests that gentrification typically takes place in more 
racially mixed communities,4 Incumbent residents of these mostly Black neighbor
hoods were found to be more receptive to Black gentrifiers than White gentrifiers, 
but the Black gentrifiers were still seen as representing a cultural change in the 
neighborhood as they were of a higher socioeconomic status than the incumbent 
residents.32, 38, 39 Given the perception of cultural differences, incumbent residents 
and Black gentrifiers tended to have limited interactions, 
introduction of Black gentrifiers into disadvantaged neighborhoods may be 
associated with increased quality of life overall, it is likely that such improvements 
are still not equally distributed among neighborhood residents, What is mote, the 
health benefits of these improvements may be undercut by the deep patters of 
segregation impacting mostly Black communities compared to other potentially 
gentrifying low-income areas.40 Indeed, research on economically mixed Black 
communities found that segregation effects adversely effect all within these places. 
Whether fear of displacement was associated with race-based or class-based 
neighborhood changes, a common theme was that longer term residents expressed 
anxiety about feeling unwelcome or at least out of place in their neighborhood.

In addition to concerns about residential and cultural displacement, gentrification 
may also be negatively related with SRH because of the potential disruption of social 
networks in gentrifying areas, 
turnover, such as a gentrifying neighborhood, have been found to have weaker 
social connectivity.4 New residents present as a result of gentrification were found 
to be socially isolated from longstanding residents,'52 often having different 
perspectives of what constitutes the local community. 'b Such community disruption 
is potentially important for SRH given the importance ascribed to networks in 
promoting social health, 
being.44 Additionally, the racial differences of the new and old residents could also 
contribute to racial discrimination directed toward longstanding minority popula
tion as the newer White population grows.

Neighborhood context, has clear implications for SRH, but the impact of changes on 
neighborhood context on health is less clear. While there is a strong reason to expect 
health to be lower in neighborhoods characterized by disadvantage and disorder, it is 
less certain how improvements to the neighborhood as a result of gentrification will 
impact health. The current study addresses this debate by exploring the following 
hypotheses. (HI) Improvements in quality of life associated with gentrification will be 
associated with increased self-rated health regardless of race. (H2) Nonwhite minorities 
living in a neighborhood that is gentrifying have poorer health than those residing in a
neighborhood that is not gentrifying. (H3) Non-Hispanic Blacks living in a
neighborhood that is gentrifying have poorer health than those residing in a
neighborhood that is not gentrifying. (H4) Non-Hiipanic Blacks living in a
neighborhood that is experiencing Black gentrification will have similar health 
outcomes to those in neighborhoods experiencing White gentrif cation.

32, 39 Therefore, whiie the

21

6, 29, 36, 39 Neighborhoods with high residential

42, 43 such as neighbors looking after each other’s well-

45

DATA AND METHODS
Data Source. To test our hypotheses, we chose the Philadelphia metropolitan area 
given its long recognition as a gentrifying place, 
individual’s SRH may relate to neighborhood characteristics, we constructed a two- 
level dataset where individuals were embedded in their neighborhoods. Regarding

2, 32, 36 To better understand how an
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the definition of neighborhood, we followed the suggestion by Cutler and 
colleagues 5 to use census tract as a proxy for an individual’s neighborhood. The 
neighborhood census tract data comes from the 2000 census and the 2005-2009 
American Community Survey (ACS).

The individual level data were drawn from the 2008 Philadelphia Health 
Management Corporation’s (PHMC) Southeastern Pennsylvania Household health 
survey, a survey conducted biannually in five counties of the Philadelphia 
metropolitan area. The PHMC survey collects information on individual health 
behaviors, health status, and health care utilization, as well as demographic and 
socioeconomic status. Using a stratified sampling frame and random-digit dialing 
methodology, the PHMC survey is representative of the population within the 
survey area and was found to resemble closely demographic profiles of other data 
sources maintained by federal agencies.47 The PHMC data also provides the 
balancing weights to adjust for the potential sampling errors.48

Measures The dependent variable in this study is self-rated health (SRH). The 
respondents were asked to evaluate their health as poor, fair, good, very good, or 
excellent. Their answers were further dichotomized into poor/fair (coded 1) and 
good/very good/excellent (coded 0), which is a conventional practice. Due to the 
binary nature of the dependent, the logit link function will be used in our 
multivariate analysis.

Other individual covariates include age, gendei, poverty, race/ethnicity, marital 
status, employment status, and education attainment. Respondents reported their 
ages in years, and we treated age as a continuous variable. Males and females were 
coded as 1 and 0 in gender, respectively, and those who lived under the fedeial 
poverty line were coded as 1 in poverty, otherwise 0. For race/ethnicity, the PHMC 
classified respondents into White (reference group), Black, Hispanic, and non 
Hispanic other minorities. Marital status was categorized into four groups: single 
(reference group), married or living with a partner, widowed/divorced/separated 
(WDS), and other marital status. Five employment statuses were reported in the 
PHMC data, namely full-time employed, part-time employed, retired, other 
employment status, and unemployed (reference). Educational attainment was 
treated similarly, with those who did not complete high school treated as the 
reference, and the following four achievements analyzed as dummy variables: high 
school diploma, some college education, college education, and an advanced degree

The analysis also incorporated some social factor measures to account for social 
capital and discrimination one might experience about gentiification. First, we 
include a measure of social cohesion, a composite score used in several studies 
based on the principal component analysis (PCA) of respondents’ answers to the 
following three questions: (1) 'Willingness, “Would you say that most people in your 
neighborhood are always, often, sometimes, rarely, or never willing to help their 
neighbors?” From always to never, we coded from 5 to 1. (2) Belonging, “Do you 
strongly agree, agree, disagree, or strongly disagree that you feel that you belong 
and are part of your neighborhood?” We coded the answers with a four-level Likert- 
type scale where 4 means strongly agree, and 1 indicates strongly disagree (3) Trust, 
“Do you strongly agree, agree, disagree, or strongly disagree with the statement that 
most people in your neighborhood can be trusted?” The coding scheme is also a 
four-level Likert-type scale (4 -strongly agree and 1 = strongly disagree). The PCA 
results suggested that one factor is sufficient to capture over 60 % of the variance 
among these three questions. We used the regression method to obtain the factor

49, 50
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score as our dependent variable (with a mean of 0 and a standard deviation of 1). A 
higher score indicates stronger social cohesion. Next, we asked a pair of 
discrimination variables in line with the potential discrimination associated with 
gentrification. We have questions on Housing discrimination and Medical Discrim
ination, which ask, respectively, if the respondents were asked if they have ever 
experienced discrimination when seeking out housing or medical assistance because 
of their race, ethnicity, or color. Those who perceived discrimination in either case 
were coded 1, otherwise 0.

For the neighborhood measures, we utilized the 2000 Decennial Summary File 1 
census and 2005-2009 ACS data to capture tract level changes over time. Our 
gentrification typology is adapted from Ding/ itself closely modeled on Freeman.3 
Ding and colleagues utilized a “threshold strategy” that examined neighborhood 
socioeconomic change over time. Following this approach, we determined first 
whether neighborhoods were “eligible” for gentrification in 2000 by identifying 
tracts that featured a median household income below that of the city of 
Philadelphia From there, we created five categories used in this study. A 
neighborhood was not gentrifable if it was above the citywide median income in 
2000, thus serving as a crude measure of already advantaged places in the metro. A 
neighborhood was deemed gentrifying if it was determined gentrinable and 
experienced an increase in gross rent or median income above the citywide median 
and an increase in college-educated residents above the citywide median over the 
time span. Within the gentrifying neighborhoods, we build on Ding by 
distinguishing the racial character of gentrification. A neighborhood was experienc
ing White Gentrification if it saw increases in the percent White but decreases in 
percent Black. A neighborhood was experiencing Black Gentrification if it saw 
increases in its Black population. Neighborhoods that “failed” to gentrify, or Not 
Gentrifying, were those deemed gentrifiable but did not meet the criteria of 
gentrifying over the study time. We chose to use citywide medians over the 
metropolitan medians following Ding’s commentary that metropolitan measures 
overestimate levels of gentrification. To be able to control for racial changes in 
neighborhoods, we include change in percent Black over the study period. In 
addition, we incorporate measures of stability consisting of change in the percent of 
residents who moved in the previous 5 years and the change in the percent of 
homeowners in a neighborhood.

Analytic Approach. The first stage of our analytic plan is to obtain descriptive 
statistics for the variables above for a basic understanding of the data and our 
research area. The second stage is to implement multivariate analysis. Given the 
two level data structure and the binary dependent variable, the logistic multilevel 
modeling was employed to examine the hypotneses. The statistical specification of 
the full model can be expressed as

fiy = 1og(0ij/l-0ij) = Yoo + u0j + J2 Toi'Wij + ) . Mijk

where • is the log odds of reporting fair/poor srh for the zth respondent in the /th 
neighborhood, (pt] is the odds of reporting fair/poor srh for the same person, y00 is 
the intercept, and uqj indicates the random effect across neighborhoods. y0l 
represents the association of u>ij (covariate / in the ; 1 neighborhood) with srh, and 
Pkj is the relationship of x^u (feature k of the ich respondent in the /th neighborhood) 
with SRH. We first included only the individual covariates (x’s) into the analysis and
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then added the neighborhood variables (w*s) into the regression model. To better 
understand the mechanism between gentrification and SRH, the cross-level 
interaction between an individual’s race/ethnicity and his/her neighborhood 
typology was considered.

RESULTS

The descriptive statistics are summarized in Table 1. The mean values for the 
dummy variables could be interpreted as the proportions of those who were coded 
1. Overall, 21 % of the PHMC respondents reported poor/fair health, which is

Descriptive statistics for individual level variablesTABLE 1

iIndividual level (n- 19,279) Mean/Proportion

Dependent variable
Self-rated health (poor/fair — 1, otherwise = 0} 

Independent variable
0,21

Age 51.79
Gender (female = 1, male = 0)
Living in poverty (yes = 1, otherwise = 0) 

Race/ethnicity 
Non-Hispanic White (ref.)
Non-Hispanic Black 
Hispanic
Non-Hispanic others 

Marital status 
Single (ref.)
Married/living with partners 
Widow/divorced/separated 
Other marital status 

Employment status 
Unemployed (ref.)
Full time employed 
Part time employed 
Retired
Other employment status 

Educational attainment 
No high school diploma (ref.)
High school education 
Some college education 
College education 
Advanced degree 

Social factors 
Social cohesion 
Housing discrimination 
Medical discrimination

0.67
0 09

0.67
0.22
0.98
0.02

0.27
0.49
0.23
0.01

0.11
0.48
0.12
0.23
0.06

0.09
0.32
0.21
0.23
0.15

0.01
0.04
0.05

City 0.42

i For dummy variables, the mean values represent the percents or proportions of the groups coded 1 
Standard deviations were not included in this table as they may not be interpretable for dummy variables. These 
figures available upon request
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comparable to the number (15 %) reported by the Centers for Diseases Control and 
Prevention.51 The poverty and unemployment rates in the survey area were 9 and 11 %, 
respectively. As for racial composition, the 2008 PHMC survey included 67 % of White, 
22 % of Black, roughly 8 % of Hispanic, and 2 % of non-Hispanic other minority 
groups. These figures closely matched those reported by the Census and ACS. Regarding 
other individual characteristics, 9 % of the respondents did not complete high school. 
Social cohesion is a standardized factor score based on three social variables, and thus, its 
mean and standard deviation were roughly 0 and 1. Only a small proportion of residents 
felt they experienced housing or medical discrimination, 4 and 5 %, respectively. Almost 
half of the surveyed respondents lived in the city of Philadelphia.

At the neighborhood level (Table 2), roughly 80 % of the neighborhoods were 
non-gentrifiable. Only a third of the gentrifiable neighborhoods were found to be 
gentrifying. This finding keeps with past literature which found that gentrification 
occurred in highly selective areas within cities.4 Of the gentrifying neighborhoods, 
31 neighborhoods (44 % of gentrifiable) experienced White gentrification and 29 
neighborhoods (42 % of gentrifiable) experienced Black gentrification, the 
remainder not marked by an apparent racial change. Turning to the other 
predictors, neighborhood characteristics in the metro were broadly stable over the 
decade. Most neighborhoods in the metro were composed of homeowners, with a 
very slight decline. A notable deviation from these previous findings was the 
percentage of those who moved, which dropped by about 20 percentage points.

Table 3 presents results of the multilevel logistic regressions with the odds ratio 
for each covariate reported. An unconditional model (without any covariates) was 
implemented to justify the use of multilevel analysis (available upon request). The 
Chi-square value of the unconditional model was 2368.26 w:th a p value less than
0.001, suggesting that the proportion of those who reported poor/fair SRH was not 
evenly distributed across neighborhoods and neighborhood features like gentrifica
tion may play a role in explaining this phenomenon. Model 1 only included 
individual level covariates and the findings here largely corresponded to the SRH 
literature.18 For example, age was positively associated with the likelihood of 
reporting poor/fair health. Specifically, every 1-year difference in age was related to 
2.4 % increase in the likelihood (1.024-1 = 0.024) of reporting poor/fair SRH. 
Males and residents living in poverty were also positively correlated with poor/fair 
SRH. Individual, marital, and employment statuses were both significantly

TABLE 2 Descriptive statistics for individual and neighborhood level variables

Neighborhood level {n = 968)

Gentrification classification Number

Not gentrifiable 
Not gentrifying (ref.) 
Gentrifying

Black gentrification 
White gentrification 
Other gentrification

782
136
69
29
31
9

Mean/Percent
2000
35.61
67.09

Neighborhood stability 
Moved
Home owner

Change
-19.69

2005-2009
15.9
66.48 -0.6



TABLE 3 Odds ratios for multilevel logistic regression of self-rated health with individual and neighborhood-level covariates

Model 1 Model 3 Model 4 Model 6Variable Model 2 Model 5 Model 7

kkk 0.206*** 0.204*** kkk 0.205*** 0.206*** 0.205***Intercept
Individual level

0.206 0.206

1.024*** 
0.970 
1 295***

1.024***
0.970
1.292**

1 024*** 
0.968 
1.293

1.024*** 
0.971 
1.291

1.024***
0.970
1.290**

kkk 1.024*** 
0.970 
1.291

Age 1.024
0.971
1.291

Gender (male = 1, female = 0)
Living in poverty (yes = 1, otherwise = 0) 

Race/ethnicity (reference: White)
Non-Hispanic Black 
Hispanic
Non-Hispanic others 

Marital status (reference: single)
Married/living with partners 
Widow/divorced/separated 
Other marital status

Employment status (reference: unemployed)
Full time employed 
Part time employed 
Retired
Other employment status

Educational attainment (reference: no high school) 
High school education 
Some college education 
College education 
Advanced degree 

Social factors 
Social cohesion 

Housing discrimination 
Medical discrimination

> ■ ** -■ **

1.209**
1.237

1.254**
1.227
1.296

1.242**
1.226
1.299

1.245**
1.227
1.303

1.248**
1.227
1.299

1.228**
1.245
1.328

1.273
1.238f
1.297 1.311

kkk 0.766***
0.966
0.971

0.767***
0.966
0.977

0.766***
0.968
0.973

0.766***
0.966
0.980

kkk 0.767**
0.970
0.969

0.766
0.966
0.980

0.767
0.967
0.969

. kkk kkk kkk kkk 0.202*** 

0.291 
0.378 
0.266

0.202 
0.292 
0 379***
0.267

0.203 
0.293 
0.379*** 
0.267***

0.203 
0.292 
0 379*** 
0.267***

0.203 
0.293 
0.379 
0.267***

0.203 
0.293 
0.380*** 
0.268***

0.203 
0.292 
0.379 
0.267***

kkk kkk kkk kkk kkk kkk kkk

kkk kkk kkk

kkk kk

kkk kkk 0.589***
0.467***
q 339*** 
0.262

kkk kkk kkkkkk0.587
0.464
0.336
0.259

0.589 
0.466*** 
0.339 
0.261

0.588 
0.466*** 
0.338*** 
0.260***

0.588 
0.466*** 
0.339 
0.262

0.589 
0.466*** 
0.338 
0.261

0.588 
0.466 
0.338*** 
0.260

* k kkk

kkk kkk kkk kkk

kkk kkk kkk kkk kkk kkk

0.860*** 
1.402 
1.564 
1.306***

0.860*** 
1.400 
1.570*** 
1.279***

kkk kkk kkk kkk 0.860*** 
1.409** 
1.558** 
1.280

0.860 
1.407** 
1.568 
1.296***

0.860 
1.403 
1.562*** 
1.273

0.860 
1.404 
1.562*** 
1.282***

0.860
7-rv- kk kk kk kk1.401
kkk kkk 1.568 

1.275***City kkk kkk
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TABLE 3 Continued co

Model 3 Model 4 Model 5Variable Model 1 Model 2 Model 6 Model 7

Neighborhood Level
Gentrification (reference: not gentrifying) 

Gentrifying 
White gentrification 
Black gentrification 
Not gentrifiable 

Neighborhood stability 
Change in percent moved 
Change in percent home owner 

Cross level
Black x gentrifying
Black x White gentrification
Black x Black gentrification
Intercept random effect (variance component)
Log-likelihood

0.806f 0.669
1.015 0.832

0.764t
0.910

*0.632
0.9000.854f0.877 0.947 0.938

1.003 1.004 1.0041.003
1.001

1.004 1.004
0.9991.001 1.001 1.001 1.001

1.732*
1.684

1.740f
0.201
-7690.91

0.198
-7,688.23

0.204
-7694.04

0.204
-7691.09

0.205
-7698.922

0.202
-7694.35

0.202
-7693.96

p < .01; *p < .05; fp<.10p < .001;
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associated with SRH. Regarding race/ethnicity, in contrast, to White, Black residents 
were 27.3 % more likely to report poor/fair health. The likelihood to answer 
poor/fair SRH for Hispanic residents was only marginally significant (p < .10). Even 
for non-Hispanic other minorities, the disadvantage in contrast to White was also 
found. Social cohesion has a positive influence on health. With each unit increase of 
social cohesion, the chance one will report poor/fair SRH declines by 14 %. Not 
surprisingly, both housing and medical discrimination increase the likelihood of 
poor/fair SRH. Finally, living in the city of Philadelphia increases the chance of poor 
SRH.

Neighborhood typology and other changing conditions were included in model 2. 
Comparing with model 1, the associations of individual-level covariates with SRH 
did not change substantively. After accounting for neighborhood gentrification and 
changes in neighborhood race and stability, the Hispanic variable was no longer 
significant. Additionally, gentrifying only had marginally (p < .10) significant 
negative relation to poor/fair SRH. This finding offers some tacit support for HI, 
suggesting some potential for gentrification to improve an individual resident’s 
health.

Model 3 considered the cross-level interactions between being Black and residing 
in a gentrifying neighborhood. Blacks who lived in a gentrifying neighborhood were 
almost 75 % more likely (1.732-1 = 0.732) to report poor/fair SRH than their 
counterparts who lived in other types of neighborhoods. These findings offer 
support to H2 and H3 that living in a gentrifying neighborhood harms minority 
health. In this model, the main effect of gentrifying achieves strong significance 
(p<.01). This suggests that race is suppressing the beneficial health effects of 
gentrification. Put differently, the positive health effects of gentrification for Blacks 
are being offset by factors associated with their race. The individual-level odds ratios 
reported in model 3 were fairly close to those reported in model 2. Given the lack of 
significance for nonblack minorities, we could not find full support for H2.

The potential influence of racial displacement in relation to gentrification was 
explored further in models 4-7. White gentrification odds ratios were not significant 
and had minimal effect on the other results. Black gentrification coefficients offer a 
more nuanced relation. Similar to the main gentrification effect, Black gentrification 
has a marginally significance negative relation to SRH, calling into question H4. The 
inclusion interaction term leads to a notable revelation. Black gentrification gains an 
entirely significant and negative relationship with health, reflecting the effect of base 
gentrification. However, the interaction of individual Black x Black gentrification is 
a marginally significant negative association. In spite of the minimal significance of 
the interaction term, it is caused to suspect that individual Black identity at least 
somewhat offsets the positive effect of Black gentrification.

CONCLUSION

This paper contributes to the urban health literature by assessing the effect of 
neighborhood gentrification on minority SRH, distinguishing the racial character of 
the neighborhood change. Questions are inevitably raised to why this disparity 
exists. As we control for socioeconomic factors, social factors, and neighborhood 
stability, we doubt the poorer health outcomes for Blacks in gentrifying communities 
are a product of residential displacement. Thus, we concur with the argument made 
elsewhere questioning the impact of residential displacement.2 Instead, the 
endurance of poor health outcomes for Blacks in these communities suggests a
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more subtle effect of gentrification, that of a cultural displacement. While the effects 
of cultural displacement are difficult to tease out quantitatively, qualitative research 
makes clear the potential of worst outcomes for low-income minorities as a result of 
more affluent residents, and resources geared to them, entering previously poor 
neighborhoods.

In addition, the racial character of gentrification presents an important 
consideration. Conflicting with the common anecdotal view of gentrification, White 
gentrification had no measurable effect on SRH. The conflicting effects of Black 
gentrification are even more curious. One possibility is that low-income Black 
respondents experience cultural displacement even when upper-income Blacks move 
in.33’ 38

9, 10, 30, 37

Another possibility is that this form of gentrification is simply not 
overcoming the racial/ethnic disadvantage of these communities. The longstanding 
segregation of Black communities could undetcut the positive effect of more affluent 
Blacks residing in these places.

Any study which engages in such a hotly debated concept such as gentrification, 
no matter how rigorous the methodology, will inevitably be subject to scrutiny. 
While this study used an empirically tested measure of gentrification, other measures 
may yield different results.1 Future research should explore the relation of SRH with 
ether gentrification measures. In addition, our analysis should be replicated in other 
regions of the USA, as well as internationally, to determine how the effects of 
gentrification vary based on local character. Finally, while SRH is a versatile 
measure of well-being, correlating with many objective measures of health, future 
studies would benefit from a closer focus on specific health outcomes.

Given our finding on gentrification’s relation to minority health disparities, health 
policies should evaluate new ways known to assist minority populations. While the 
lack of neighborhood resources is a commonly recognized culprit of poor SRI I, care 
is needed in determining how these resources are to be introduced. It is not enough 
for poor disadvantaged communities to have more affluence and resources, even if 
the new resident’s race reflects the community’s racial composition. Based on our 
work, resources associated with gentrification do net boost health outcomes for all 
the inhabitants in these changing neighborhoods, namely Black residents. Thus, as 
selected city neighborhoods continue to experience upswing, policies targeting 
equitable access to neighborhood resources are essential in ensuring the minimiza
tion of minority health disparities.
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Housing Quality, Housing Instability, and Maternal 
Mental Health

Shakira Franco Suglia, Cristiane S. Duarte, 
and Megan T. Sandel

ABSTRACT Poor housing conditions and residential instability have been associated with 
distress among women; however, this association could be the result of other social factors 
related to housing, such as intimate partner violence (IPV) and economic hardship. We 
examined associations of housing conditions and instability with maternal depression and 
generalized anxiety disorder (GAD) while accounting for IPVand economic hardship in the 
Fragile Families and Child Wellbeing Study (N-2,104). In the third study wave, 
interviewers rated indoor housing quality, including housing deterioration (e.g., peeling 
paint and holes in floor) and housing disarray (e.g., dark, crowded, and noisy). Mothers 
reported whether they had moved more than twice in the past two years, an indicator of 
housing instability. A screening for depression and GAD was obtained from questions 
derived from the Composite International Diagnostic Interview-Short Form in the second 
and third study waves. IPV and economic hardship were assessed through questionnaire. 
In this sample, 16% of ivomen were classified as having probable depression and 5% as 
having probable GAD. In adjusted analyses, mothers experiencing housing disarray 
(odds ratio [OR], 1.3 [95% confidence interval (Cl), 1.0, 1.7]) and instability (OR, 1.4 
[95% Cl, 1.2, 2.3]) were more likely to screen positive for depression. In addition, those 
experiencing housing instability were more likely to screen positive for GAD (OR 1.9 
[95% Cl, 1.2, 3.0]) even after adjusting for other social factors. No associations were 
noted between housing deterioration and maternal mental health. Similar associations 
were noted ivhen incident cases of probable depression and GAD ivere examined. 
Housing instability and disarray, but not deterioration, are associated with screening 
positive for depression and generalized anxiety among women regardless of other social 
stressors present in their lives. Housing could potentially present a point of intervention to 
prevent mental health consequences among mothers and possibly their children.

KEYWORDS Housing, Depression, Anxiety, Residential instability, Stress, Housing 
quality

Abbreviations: IPV - Intimate partner violence; GAD - Generalized anxiety disorder

INTRODUCTION
Housing is inextricably linked to health.1 While the physical structure of the 
home provides shelter, housing is more than just a shelter: it provides comfort, 
privacy, and a sense of security, and our home is defines our neighborhood
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environment, both structural and social. At all these levels—structural, psycho
logical, social, and neighborhood-built environment—housing can impact 
health ,2 Inadequate housing conditions are associated with both physical and 
mental illness through direct and indirect pathways. Structural features of the 
home (i.e., mold, pest infestation, and peeling paint) diiectly impact health, while 
location (accessibility to services and facilities), neighborhood-built environment 
(recreation, parks, and walkability), and as social connectedness to a community 
can indirectly impact health.1

Specific structural features of the home have been associated with psychological 
health. For example, living in multiunit dwelling, higher floor level, and housing 
type (high rise vs. low rise) have been associated with distress symptoms and 
depression among women.' Other features of housing quality, such as structural 
deterioration of the home, presence of mold, and pest infestation have also been 
associated with distress.5,6 Furthermore, improvement of housing conditions or 
moving to better quality housing has been demonstrated to improve mental health 
outcomes/’ The link between structural features of the home and mental well-being 
could be due to various factors such as difficulties in dealings with repairs and 
landlords, stigma of living in a deteriorated home, insecurity, and concerns about 
tenure.4,9

Other housing features not related to the structure of the home have also been 
associated with distress symptoms. For example, overcrowding, housing costs, and 
lack of control over housing (i.e., landlord unavailable to fix things) have also been 
associated with distress symptoms and poor mental health, 
can be potentially explained by lack of control over one’s living environment. When 
one loses the ability to cope or to take control over one’s life or environment, we 
perceive stress. Thus, the home environment may be a direct stressor which can 
affect individual health.

Episodes of homelessness have also been associated with poor mental and physical 
health,' Physical and mental health problems can be an antecedent to homelessness 
as they can interfere with one’s ability to work, as well as deplete economic 
resources. In addition, mental health problems can isolate individuals, leaving them 
with less social support and putting them at a greater risk for homelessness. Frequent 
moves, a lower intensity stressor, may also generate psychological distress. In 
longitudinal studies, residential instability, defined as frequently moving or not having 
enough money to pay rent, has been associated with depression among women.
In a study of drug users and their social network members, Davey-Rothwell et al. 
noted that frequent moves in a six month period were associated with higher levels of 
depressive symptoms independent of homelessness in the past six months. Thus, 
while mental health problems can be a precursor for housing instability, instability can 
also be a precursor for mental health problems.

While there is literature documenting evidence of an association between 
housing and mental health, studies have not accounted for other social stressors that 
are likely to co-occur in the lives of those experiencing poor housing conditions. 
Women of low socioeconomic status are more likely to live in poor housing 
conditions in addition to experiencing a number of other social stressors. Housing 
quality is tightly associated with socioeconomic status. Lack of financial resources 
results in fewer housing options that are often of poorer quality as well as frequent 
moves. Financial hardship, not having enough money to pay foi utilities, doctor 
visits, or groceries, is in itself a source of stress known to be correlated with mental 
Health.17,18 Intimate partner violence (IPV) is also more prevalent in low-income

2,10,11 These associations

12

15,16
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urban environments and more likely to occur when couples are under financial 
Women who are victims of IPV are more likely to suffer financial 

hardship, thus hampering their ability to obtam and maintain housing. Pavao and 
colleagues reported that among women participating in a California-population- 
based cohort study, those who reported being victims of IPV had approximately four 
times the odds of reporting housing instability compared with women who did not 
experience IPV.21 Thus, studies that investigate the relationship between housing 
factors and mental health should account for social factors known to be correlated 
with housing and also mental health.

The goal of the current study was to examine the influence oi housing quality 
and instability on mental health (depression and generalized anxiety disorder 
[GAD]), among women participating in the Fragile Families and Child Wellbeing 
study, a population-based study of a disadvantaged urban sample. We examined the 
relationship between housing quality (deterioration and disarray) and instability 
with mental health among women, exploring both prevalent and incident cases, 
while accounting for IPV and financial hardship. We chose these two social factors 
because of their known association w.th housing conditions and with mental health. 
We also consider whether our findings are attributable to homelessness, a more 
extreme case of housing instability.

■ 19 2strain.

MATERIALS AND METHODS

Study Population
Analyses were conducted using public-use data available from the Fragile Families and 
Child Wellbeing Study, a prospective birth cohort study that follows a sample of 
mother-child pairs from 20 large cities in the United States. Nonmarital births were 
over-sampled relative to marital births in a ratio of 3 to 1. The study is a joint effort by 
Princeton University's Center for Research on Child Wellbeing and Center for Health 
and Wellbeing, Columbia University's Social Indicators Survey Center, and The 
National Center for Children and Families (htTp://www.fragilefamilies.princeton.edu). 
Details on the study design can be found in Reichman et al. 2001. In brief, 4,898 
women were recruited from 75 hospitals during the buth of the child in 20 US cities 
with populations over 200,000. Random samples of both married and unmarried 
births were selected until preset quotas were reached based on the percentage of 
nonmarital births in the city that occurred at that hospital in 1996 or 1997. Several 
exclusions were made: mothers who planned to place the child for adoption, families 
in which the father of the baby was not living at the time of the birth, those who did 
not speak either English or Spanish well enough to complete the interview, mothers 
who were too ill to complete the interview or with babies too ill for the mother to 
complete the interview, and those whose baby died before the interview could take 
place. Among eligible mothers, 82% of those married and 87% of those unmarried 
agreed to participate. Mothers completed a baseline interview at delivery and 
participated in follow-up interviews when the children were approximately 12 and 
36 months of age. At the time of the 36-month follow-up, 3,288 families remained in 
the study with 2,119 completing the study at home.22 In addition, 15 participants 
were missing data on other covariates, leaving 2,104 women for the current analyses. 
Those who d:d not participate in the 36-month in-home assessment differed 
significantly from those who responded based on iace/ethmcity (Blacks, 39% 
nonpartic’.pants vs. 54% participants; pc.0001)

htTp://www.fragilefamilies.princeton.edu
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Housing Quality
At the 36-month :n-home follow-up, trained interviewers conducted an assess
ment of indoor housing conditions. A total of 11 items regarding the integrity 
of the physical home environment were completed, including whether the home 
unit contained broken windows or cracked windowpanes, open cracks or holes 
in walls or ceiling, holes in floor, broken plaster or peeling paint, and whether 
any of the following hazardous conditions were observed: frayed electrical 
wires, presence of mice or rats, broken glass, falling piaster, broken stairs, 
peeling paint, and other hazards. Housing deterioratioir was defined as 
responding yes to one or more of the above questions. In addition, six 
interviewer-reported items regarding the organization of the home environment 
(i.e., is inside of home dark or crowded, cluttered or dirty/not reasonably 
cleaned, is house overly noisy—from noise in the house or from noise coming 
from outside the house) made up a second construct, bousing disarray, defined as 
responding yes to one or more of the above items. Housing quality items 
available in the Fragile Families and Child Wellbeing Study are consistent with 
items from previous work on housing conditions demonstrating links to 
psychological distress.1,5,23 We previously reported on the association between 
these housing factors and childhood asthma.

Housing Instability
Mothers were asked whether they had moved two or more times in the past 
two years. Mothers who responded yes to one or more of the above questions were 
categorized as experiencing housing instability.

Mental Health
The Composite International Diagnostic Interview-Short Form (CIDI-SF) 
screening for depression and GAD which is based on one of the most widely 
used structured diagnostic interviews to assess adult psychiatric disorders in 
epidemiological studies. 6 Mothers answered the CIDI-SF during the 12- and the 
36-month assessments. The CIDI-SF was scored consistent with the developer’s 
guidelines
consistent with the Diagnostic and Statistical Manual of Mental Disorders- 
Fourth Edition (DSM-IV; APA, 1994) To ascertain probable depression, 
mothers were initially asked if they experienced dysphoria (depression) or 
anhedonia (lack of enjoyment of what is often experienced as pleasurable) in the 
past year for a specific duration (two weeks or more), and if sc, whether such 
symptoms lasted most of the day and occurred every day. If mothers denied the 
presence or persistence of symptoms, probability of depression was scored as 
zero. If presence and persistence of symptoms were positive, mothers were asked 
about seven other symptoms (1) losing interest, (2) feeling tired, (3) change in 
weight, (4) trouble sleeping, (5) trouble concentrating, (6) feeling worthless, and 
(7) thinking about death. A probable depression score resulted from adding up the 
answer to these seven symptoms plus the first dysphoric symptom, if present, ranging 
therefore from 0 to 8. A score of three or more is considered as a probable case. Also, if a 
mother reported taking medication for depression, she was considered as a probable case. 
To ascertain probably GAD, mothers were first asked if they had a period of 6 months or 
more when they felt worried, tense or anxious. Those denying this experience were 
considered noncases. Mothers who reported having such experience were asked 
questions to ascertain that the experience (A) had a certain level of severity and

25 •is a

27 which generates probable diagnosis of psychiatric disorders
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duration, (B) involved lack of control, and (C) included at least three out of 
seven specific physiological symptoms, therefore addressing DSM-IV criteria A, 
B, and C, respectively.

Soda! Factors
Intimate Partner Violence. Maternal IPV was assessed at baseline and at the 12 and 
36 months follow-up assessments, using previously validated questions which varied 
slightly between baseline and follow-up assessments, 
asked to think about their relationship with the baby’s father and asked how often 
does “he hit or slap you when he is angry?” At the 12 and 36 months, assessment 
mothers were asked to think about their relationship with the baby’s father or 
current partner and were then asked: “How often does he slap or kick you?” “How 
often does he hit you with a fist or object that could hurt you?” “How often does he 
tries to make you have sex or do sexual things you don’t want to?” and “Were you 
ever cut or bruised or seriously hurt in a fight with the baby’s father or current 
partner?” Mothers who responded “often” or “sometimes” as opposed tc “never” 
to either of the first four questions or who responded “yes” to the fifth question 
were categorized as experiencing IPV for the relevant time period. IPV was 
characterized as: (a) never experiencing IPV (b) occurring prior to 12 months only 
(endorsed at baseline and/or 12-month follow-up), (c) occurring between 12 and 
36 months only (endorsed at 36 months only), or (d) occurring both prior to 
12 months and also between 12 and 36 months (chronic exposure).

27,28 At baseline, mothers were

Economic Hardship. At the 36-month follow-up mother’s were asked whether they 
had faced any of the following economic hardships in the past year (yes/no): nor 
having enough money to pay full electricity, gas or oil bill; having to borrow money 
from friends or family; receiving free food or meals; not having enough money tc see 
a doctor; telephone service disconnected; electricity, gas or oil turned off; mother or 
children ever hungry because there was no money to buy food. Economic hardship 
in the past year was characterized as: (a) not experiencing any hardship, (b) 
experiencing only one hardship, and (c) experiencing two or more hardships.

Covariates
The baseline and follow-up questionnaires ascertained information on sociodemo 
graphic factors. Analyses were adjusted for race/ethnicity, categorized as White, Black, 
Hispanic, and other race/ethnicity, education level categorized as less than high school, 
high school graduate, or some college education, age, and marital status.

Statistical Analyses
A series of logistic regression analyses were conducted to estimate the association 
between housing quality, instability, and mental health. First, logistic regression 
models were conducted while adjusting for sociodemographic factors using all 
cases of probable depression and CAD (model 1). A second set of models was 
implemented further adjusting for IPV and economic hardship (model 2). To 
decrease the possibility that pre existing mental health problems would explain 
the results, analyses were repeated excluding women who had probable 
depression and GAD at the 12-month follow-up and who therefore were not 
new cases at the 36-month follow-up, first adjusting for sociodemographic factors 
oniy (model 3) then further adjusting for IPV and economic hardship (model 4). Iwo



1110 SUGLIA ET AL.

additional analyses were conducted: (1) to test the consistency of the findings, women 
who were homeless at some point in the past year were excluded; (2) to examine as to 
what extent specific housing conditions could be a result of maternal mental health, we 
explored how items of the housing disarray scale more clearly under maternal control 
(e.g., clutter and dirt) would be more strongly related to maternal mental health than 
those they could not control (e.g., noise). All analyses were conducted in SA5 version 9.0 
(SAS Institute, Cary, NC).

RESULTS

Among the sample of 2,104 women who completed the 36-month in-home 
assessment, 54% self-identified as Black and 23% as Hispanic; 17% reported IPV 
at any time point; 29% scored 2 or greater in the economic hardship scale; 16% 
were classified as having probable depression, and 5% as having probable GAD at 
the 36-month follow-up (Table 1). Fifteen percent oi women were classified as living 
in deteriorated housing, 28% as living in housing disarray, and 16% as having 
experienced housing instability in the past 2 years.

In analyses adjusted for education, age, race/ethnicity, and marital status, 
housing disarray and instability were both associated with probable depression (OR, 
1.3 [95% Cl, 1.0, 1.8] and 1.7 [95% Cl, 1.3, 2.3], respectively) (Table 2, model 1). 
Housing deterioration was not associated with depression (OR, 0.9 [95% Cl, 0.6, 
1.2]). Further adjustment for IPV and economic hardship (Table 2, model 2) 
decreased the effect estimates previously noted, however housing disarray and 
instability remained statistically significantly associated with higher odds of 
probable depression. In addition, significant associations were noted between 
economic hardship and depression and between IPV and depression. In adjusted 
analyses excluding women who were identified as a probable case of depression at 
the 12-month follow up (N=l,834), housing instability was significantly associated 
with depression (OR, 1.4 [95% Cl, 1.0, 2.0]) at the 36-month follow-up (Table 2, 
model 4). Housing disarray was not statistically significantly associated with 
probable depression (OR, 1.3 [95% Cl, 0.9, 1.8]) at the 36 month follow-up, 
though the magnitude of the effect was similar (Table 2, model 4). Similar to 
previous analyses, housing deterioration was not associated with depression.

Housing instability was also significantly associated with probable GAD (OR, 2.5 
[95% Cl, 1.6, 3.8]) in analyses adjusting for demographics only (Table 3, model 1). 
Housing disarray and housing deterioration were not significantly associated with 
GAD. Further adjusting for IPV and economic hardship decreased the effect estimates 
noted between housing instability and probable GAD; however, the association 
remained statistically significant (Table 3, model 2). In addition, significant 
associations were noted between economic hardship and GAD and between IPV 
and GAD. In adjusted analyses excluding women who were identified as having GAD 
at the 12-month follow-up (N=2,030), housing instability remained associated with 
GAD (OR, 2.1 [95% Cl, 1.3, 3.5]), housing disarray, and deterioration were not 
statistically significantly associated with GAD (Table 3, model 4).

An additional analysis was conducted to determine whether our findings were 
influenced by women who were homeless at some point in the past year, to make sure 
that the association we found was not fully explained by such an extreme experience. 
Women who had stayed in a shelter, car, or abandoned building in the past year (N-47) 
were excluded from the adjusted analysis. The relationships noted between housing 
disarray and instability with probable depression did not change (OR, 1.3 [95% Cl,
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Demographics, Fragile Families, and Child Wellbeing Study (N = 2,104)TABLE 1

Demographics Number Percent Mean SD

Age 24.8 5.9
Race/ethnicity
White
Black
Hispanic/other

Highest education level attained 
Some college 
High school graduate 
Less than high school 

Marital status: married 
Economic hardship (range, 0-8) 
None

471 22.4
1,142 54.3

23.3491

700 33.3
546 26.0
858 40.8
591 28.1

48.01,010
One 481 22.9
Two or more

Intimate partner violence (IPV)a 
No IPV
IPV prior to 12 month follow-up 
IPV between 12 and 36 month follow-up 
IPV chronic 

Mental health
Depression (prevalence at 36 months)
Depression (new cases at 36 months)
Generalized anxiety disorder (prevalence at 36 months) 
Generalized anxiety disorder (new cases at 36 months) 

Housing quality
Housing deterioration (one or more positive items) 
Housing disarray (two or more positive items)
Housing instability

613 29.1

83.01,746
166 7.9

5.4113
3.879

340 16.0
209 9.9
113 5.4
77 3.7

325 15.5
581 27.6
313 14.9

alntimate partner violence defined as physical or sexual abuse

1.0, 1.7] and 1.4 [95% Cl, 1.0, 2.0], respectively). Furthermore, the relationship 
between housing instability and GAD also did not change (OR, 2.0 [95% Cl, 1.2, 3.2]).

Lastly, we explored whether specific items of the housing disarray construct 
would be more strongly associated with maternal mental health. Questions 
regarding whether the home was dirty or dusty were included in our housing 
disarray construct as well as questions in respect to how crowded and noisy the 
house was, factors that are out of the immediate control of the mothers. We divided 
the housing disarray construct into two constructs, housing characteristics that were 
to a certain extent in the control of mothers (clutter, dirty, and dark home) and 
features out of their immediate control (crowded and noisy home). In adjusted 
logistic regression models, living in a noisy and crowded home was associated with 
probable depression (OR, 1.37 [95% Cl, 1.0, 1.8]) while living in a dirty, dark, 
cluttered home was not (OR, 1.10 [95% Cl, 0.8, 1.5]).

DISCUSSION

Our goal was to examine the relationship between housing quality and instability 
and mental health while considering social stressors known to co-occur in urban
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TABLE 2 Housing characteristics, housing instability and probable depression, logistic 
regression analyses

Depression (all cases), N=2,104 Depression (new cases), N= 1,834

OR (95%CI) OR (95%CI)

Model 1 Model 2 Model 3 Model 4

0.99 (1.0, 1.0) 0.99 (1.0, 1.0) 0.98 (1.0, 1.0) 0.98 (1.0, 1.0)Age
Race/Ethnicity
White
Black
Hispanic
Other Race/Ethnicity 

Highest Education Level 
Attained 

Some College 
High School Graduate 
Less than High School 

Marital Status: Married 
Housing Deterioration 
Housing Disarray 
Housing Instability 
Economic Hardship 
None

Reference 
0.97 (0.7, 1.4) 
0.70 (0.5, 1.0) 
1.27 (0.7, 2.4)

Reference 
1.00 (0.7, 1.4) 
0.71 (0.5, 1.1) 
1.24 (0.6, 2.4)

Reference 
0.90 (0.6, 1.4) 
0.67 (0.4, 1.1) 
0.93 (0.4, 2.2)

Reference 
0.93 (0.6, 1.4) 
0.69 (0.4, 1.1) 
0.96 (0.4, 2.3)

Reference 
0.94 (0.7, 1.3) 
1.02 (0.8, 1.4) 
0.62 (0.4, 0.9) 
0.83 (0.6, 1.2) 
1.33 (1.0, 1.8) 
1.72 (1.3, 2.3)

Reference 
0.99 (0.7, 1.4) 
1.01 (0.7, 1.4) 
0.78 (0.6, 1.1) 
0.85 (0.6, 1.2) 
1.25 (1.0, 1.7) 
1.40 (1.0, 1.9)

Reference 
1.02 (0.7, 1.5) 
1.04 (0.7, 1.5) 
0.56 (0.4, 0.8) 
0.82 (0.5, 1.3) 
1.39 (1.0, 1.9) 
1.69 (1.2, 2.4)

Reference 
1.05 (0.7, 1.6) 
1.03 (0.7, 1.5) 
0.66 (0.4, 1.0) 
0.83 (0.5, 1.3) 
1.31 (0.9, 1.8) 
1.41 (1.0, 2.0)

Reference 
1.88 (1.3, 2.6) 
3.55 (2.7, 4.7)

Reference
1.94 (1.3, 2.8)
2.95 (2.1, 4.2)

One
Two or more 

Intimate Partner Violence
(IPV)

Reference 
1.16 (0.8, 1.8) 
1.59 (1.0, 2.5)

Reference 
1.09 (0.6, 1.9) 
1.59 (0.9, 2.7)

No IPV
IPV prior to 12 months 
IPV between 12 and 

36 months 
IPV chronic 1.85 (1.1, 3.2) 1.12(0.5, 2.5)

Models 1 and 3 adjusted for age, race/ethnicity, education, and marital status. Models 2 and 4 adjusted for 
age, race/ethnicity, education, marital status, economic hardship, and IPV

populations. We found housing disarray (characterized by a noisy and crowded 
home) and housing instability (moving frequently in a short period of time) to be 
associated with probable depression among mothers of young children. Further
more, housing instability was associated with probable GAD. We found no 
associations between housing deterioration and maternal mental health. Findings 
were similar between analyses using prevalent or incident cases of probable 
depression and GAD.

The association between the built environment and adult mental health has been 
previously documented.0’2"' In a study conducted in London, Weich et al. reported 
that a higher prevalence of depression was associated with independently rated 
structural features of the built environment.3 Among New York City residents, 
Galea et al.24 reported that, living in a neighborhood characterized by poor quality- 
built environment is associated with greater likelihood of depression even after 
accounting for individual level sociodemographic factors and neighborhood level 
income. We extend this work by analyzing features of the indoor home
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TABLE 3 Housing characteristics, housing instability, and generalized anxiety disorder (GAD); 
logistic regression analyses

GAD (all cases), N=2,104 GAD (new cases), N=2,030

OR (95%CI) OR (95%CI)

Model 1 Model 2 Model 3 Model 4

1.02 (1.0, 1.1) 1.03 (1.0, 1.1) 1.01 (1.0, 1.1) 1.02 (1.0, 1.1)Age
Race/ethnicity
White
Black
Hispanic
Other race/ethnicity 

Highest education level 
attained 

Some college 
High school graduate 
Less than high school 

Marital status: married 
Housing deterioration 
Housing disarray 
Housing instability 
Economic hardship 
None

Reference 
0.47 (0.3, 0.8) 
0.55 (0.3, 1.0) 
1.39 (0.6, 3.2)

Reference 
0.48 (0.3, 0.8) 
0.54 (0.3, 1.0) 
1.36 (0.6, 3.3)

Reference 
0.51 (0.3, 0.9) 
0.57 (0.3, 1.1) 
0.99 (0.3, 3.0)

Reference 
0.51 (0.3, 0.9) 
0.56 (0.3, 1.1) 
0.99 (0.3, 3.1)

Reference 
0.99 (0.6, 1.7) 
1.19 (0.7, 2.0) 
0.47 (0.3, 0.8)
1.46 (0.9, 2.4) 
1.13 (0.7, 1.8)
2.46 (1.6, 3.8)

Reference 
1.05 (0.6, 1.8) 
1.17 (0.7, 2.0) 
0.72 (0.4, 1.3) 
1.46 (0.9, 2.5) 
1.07 (0.7, 1.7) 
1.89 (1.2, 3.0)

Reference 
1.02 (0.5, 2.0) 
1.26 (0.7, 2.3) 
0.52 (0.3, 1.0) 
1.32 (0.7, 2.4) 
1.20 (0.7, 2.0) 
2.76 (1.7, 4.5)

Reference 
1.06 (0.6, 2.0) 
1.23 (0.7, 2.2) 
0.71 (0.4, 1.3) 
1.36 (0.7, 2.5) 
1.12 (0.7, 1.9) 
2.14 (1.3, 3.5)

Reference 
1.94 (1.0, 3.7) 
6.04 (3.5, 10.3)

Reference 
2.50 (1.2, 5.1) 
5.90 (3.2, 11.0)

One
Two or more 

Intimate partner violence
(IPV)

Reference 
2.92 (1.7, 5.0) 
1.49 (0.7, 3.1)

Reference 
1.95 (1.0, 3.8) 
1.37 (0.6, 3.0)

No IPV
IPV prior to 12 months 
IPV between 12 and 

36 months 
IPV chronic 1.38 (0.5, 3.7)2.23 (1.0, 4.8)

Models 1 and 3 adjusted for age, race/ethnicity, education, and marital status. Models 2 and 4 adjusted for 
age, race/ethnicity, education, marital status, economic hardship, and IPV

environment not previously considered and furthermore by accounting for other 
social stressors associated with both mental health and housing.

Similar to other studies, we found housing instability to be associated with 
mental health.15,16,30 There are several pathways through which housing instability 
could affect mental health. Constant moves disturb social networks and can result in 
more isolation, lack of access to support and family and less access to healthcare. 
Instability can also lead to disruption in children’s routines, daycare and school 
arrangements which could lead to more distress among mothers. While residential 
instability is associated with economic status and with IPV, our results show that 
instability affects women’s mental health over and beyond concurrent economic 
hardship and IPV.

Contrary to other studies we found housing deterioration was not associated 
with screening positive for either depression or GAD. One potential explanation is 
that our measure of housing deterioration did not capture specific structural 
components of the house previously shown to be associated with mental health. For
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example, the Fragile Famil.es study d:d not include a measure of presence of mold, 
water leaks, or dampness, previously shown to be associated with depression. 
Future assessments of housing conditions should include questions regarding pest 
infestation, water leaks, and mold. In addition to independently rated measures of 
housing quality, perception of housing quality should also be assessed to provide a 
more comprehensive picture of housing quality as it relates to mental health.

Our findings noted that depression was associated with characteristics of the 
housing environment which most times are not directly created by an individual— 
that is, living in a noisy and crowded home. In contrast, features of the housing 
environment, such as a dirty, dark, cluttered home, which one would expect to result 
from the lack of motivation accompanying depression, were not related to probable 
maternal depression. This pattern supports the notion that housing disarray would 
not merely result from depressive illness.

Our additional analysis shows that our results are not exclusively explained by 
extreme situations, like homelessness, but also reflect lower-intensity stressors 
associated with frequent moves and poor housing quality. Low-intensity chronic 
stressors have been associated with distress, even after accounting for major 
traumatic events. The impact of low-intensity stressors, such as overcrowding, on 
mental health is thought to be partly attributable to the fact that these stressors are 
proximal or immediate, and largely out of one’s control.

Our study has a number of strengths. We used an interviewer-rated measure of 
housing quality that did not rely on the subject completing the depression screening. 
We furthermore accounted for key social factors not previously considered in other 
studies relating housing factors to mental health. There are also a number of 
limitations worth mentioning. First, a screening and not a diagnostic measure was 
used to determine who had mental health problems. Second, due to the longitudinal 
nature of the study, a number of participants were lost to follow-up. While there was 
a difference based on race/ethnicity between those who completed the 36-month 
assessment and those who did not, there were nc differences based on maternal 
depression and GAD at the 12-month follow up and completion of the 36-month 
follow-up assessment, suggesting that this loss to follow-up is nondifferential with 
respect to outcome. Third, as previously mentioned, the housing assessment did not 
include factors such as pest infestation and mold, which have been shown to be 
associated with distress. Furthermore, we do not have a measure of housing 
deterioration or disarray for participants’ previous addresses. Lastly, eeen though 
the Fragile Families Study included longitudinal information, the central study 
hypotheses (association between housing and mental health) was tested cross- 
sectionally due mostly to incomplete data in the subsequent wave which if used, 
would have restricted the sample size even more. While we cannot establish a 
temporal causal relationship, when examining new cases of probable depression and 
GAD, we noted similar associations to previous analyses which included all cases.

6
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CONCLUSIONS AND IMPLICATIONS

Our study shows that specific features of one’s housing are relaced co mental health 
among mothers even after adjusting for IPV and economic strain. Providing 
resources to obtain and maintain adequate housing for young mothers would be 
beneficial to both mother and child as housing conditions have also been shown to 
affect child physical and mental health." In addition to being directly affected by 
housing conditions, children could be indirectly affected by their mother’s mental
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health status. Thus, addressing and eliminating stressors experienced by young 
mothers, such as housing quality, can potentially benefit mothers as well as 
children’s health and well-being.
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UN report lays bare the waste of treating homes as 
commodities
A massive shift of giGbal capital investment has left homes empty and people homeless, argues Leilani Farha, UN special 
rapporteur for housing

Dawn Foster
Tuesday 28 February 2017 10.34 EST

The UN special rapporteur for housing, Leilani Farha, will highlight the devastating human rights impact of 
society’s tendency to view houses as financial commodities rather than homes for people, in her report to the UN 
this week.

Farha, who has been UN special rapporteur for housing and human rights since May 2014, has published a hard 
hitting report [pdf], which she presents to the UN in Geneva on 1 March. It details the shift in recent years that has 
seen massive amounts of global capital invested in housing as a commodity, particularly as security for financial 
instruments that are traded on global markets and as a means of accumulating wealth. As a result, she says, homes 
are often left empty - even in ateas where housing is scarce.

Shops are closing, restaurants are closing,” Farha has told the Guaidian, in an exclusive interview. “You see 
immediately a loss of vibrancy.
0
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Farha wants governments around the world to act. She is calling for them to redefine their relationship with 
private investors and international financial institutions, and reform the governance of financial markets, in order 
to reclaim housing as a social good, “and thus ensure the human right to a place to live in security and dignity”. 
Here are some cf the report’s key findings.

UN report lays bare the waste of treating ncmes as commodities l Housing Network I The Guardian

Building homes to lie empty
The report warns about a rise in “dehumanised housing”: housing built as a high yield commodity rathei than for 
social use. A significant portion of investor- owned homes are simply left empty. In Melbourne, Australia, for 
example, 82,000 (or one fifth) of investor-owned units are unoccupied. In prime locations for wealthy foreign 
investors, such as the affluent boroughs of Chelsea and Kensington in the city of Lon don, the number of vacant 
units increased by 40% between 2013 and 2014.

In such markets, the value of housing is no longer based on its social use. Properties are equally valuable 
regardless of whether they are vacant or occupied, so there is no piessure to ensure properties are lived in. They 
are built with the intention of lying empty and accumulating value, while at the same time, homelessness remains 
a persistent problem.

The average income of local residents or kinds of housing they would like to inhabit is of little concern tc financial 
investors, who cater to the desires of speculative markets. These are likely to replace affordable housing that is 
needed locally with luxury housing that sits vacant because that is how best to turn a profit quickly.

For instance, Kensington & Chelsea is a hotspot for building luxury housing, and yet the borough also has the 
fourth highest number of households in temporary accommodation in UK, as well as the highest rate of out-of
borough placements (meaning wThen people become homeless, they are moved to different boroughs entirely).

Fuelling social and racial inequality
Farha’s report says escalating house prices have bec ome key factors in the increase in wealth inequality. Those 
who own property in prime uiban locations have become richer, while lower-income households become pooler 
Surveys of ultra high net-worth individuals show that over 50% have increased the pioportion of their 
investments allocated to housing. The most common reasons are in order to sell at a later date and provide a safe 
return on investment, thus piotecting wealth. The “economics of inequality” may be explained in large part by the 
inequalities of wealth generated by housing investments.

The impact of private investment has also contributed to spatial segregation and inequality within cities, Farha 
points out. In South Africa, private investment in cities has sustained many of the discriminatory patterns of the 
apartheid area, with wealthier, predominantly white households occupying areas close to the centre and poorer 
black South Africans living on the peripheries. That “spatial mismatch”, relegating poor black households to areas 
where employment opportunities are scarce, has entrenched poverty and cemented inequality.

Similar patterns of racial displacement from urban centres and segregation can be found in large cities in the US.

This also creates gender segregation: in Australia, analysis has shown that average-income single female workers 
can afford to live in only one suburb of Melbourne, and cannot afford to live anywhere in Sydney.

Austerity and global finance
Faina’s report calls for action. She wants governments to provide housing for people affected by economic 
downturns and unemployment, but many have been hampered by austerity measures imposed by creditors. As a 
result, they have agreed to dramatically reduce or eliminate affordable housing programmes, privatise social 
housing and sell off real estate assets to private equity funds.

The report argues that many governments are too deferential to unregulated markets and have failed to protect 
the right to adequate housing. Tax subsidies for homeownership, tax breaks for investors, and bailouts for 
financial institutions have subsidised and encouraged the excessive financialisabon of housing.

Farha concludes that all laws and policies related to foreclosure, indebtedness and housing should be examined to 
ensure the right to adequate housing is paramount, including the obligation to prevent any eviction resulting in
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Sign up for your free Guardian Housing network newsletter with news and analysis sent direct to you on the last 
Friday of the month. Follow us: @GuardianHousing
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Housing Instability Is as 
Strong a Predictor of 
Poor Health Outcomes 
as Level of Danger in an 
Abusive Relationship: Findings 
From the SHARE Study
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Abstract
Advocates, clinicians, policy makers, and survivors frequently cite intimate 
partner violence (IPV) as an immediate cause of or precursor to housing 
problems. Research has indicated an association between homelessness and 
IPV, yet few studies examine IPV and housing instability. Housing instability 
differs from homelessness, in that someone experiencing housing instability 
may currently have a place to live but faces difficulties with maintaining the 
residence. We present baseline findings from a longitudinal cohort study of 
278 female IPV survivors with housing as a primary concern. Our analysis 
indicates the greater the number of housing instability risk factors (e.g., eviction
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notice, problems with landlord, moving multiple times), the more likely the 
abused woman reported symptoms consistent with PTSD (p < .001), de
pression (p < .001), reduced quality of life (p < .001), increased work/school 
absence (OR = I 2.8, p < .004), and increased hospital/emergency department 
use (OR = 1.22, p < .001). These outcomes persist even when controlling 
for the level of danger in the abusive relationship and for survivors’ drug 
and alcohol use. Importantly, both housing instability and danger level had 
stronger associations with negative health outcomes than other factors such 
as age, alcohol, and drug use; both make unique contributions to negative 
health outcomes and could contribute in different ways. Housing instabil
ity is an important and understudied social determinant of health for IPV 
survivors.These findings begin to address the literature gap on the relation
ship between housing instability, IPV, and survivors’ health, employment, and 
utilization of medical care services.

Keywords
domestic violence, mental health and violence, assessment

Introduction and Background

Intimate partner violence (IPV) is a significant public health and human 
rights issue. Annually, IPV results in an estimated 1,200 deaths and 2 million 
injuries among women in the United States (Centers for Disease Control and 
Prevention, 2008). More than 23% of U.S. women report a lifetime history 
of IPV and 40% to 50% of female homicides are attributable to IPV 
(Campbell, Webster, & Glass, 2009; Campbell et ah, 2003; Mercy & 
Saltzman, 1989). IPV is more than physical violence- t is a pattern of abu
sive and coercive behaviors including physical violence, sexual violence, 
threat of physical or sexual violence, psychological abuse, and stalking by a 
spouse, ex-spouse, or current or former intimate partner (Saltzman, Fanslow, 
McMahon, & Shelley, 1999). The health sequelae of IPV are not limited to 
injuries but also to less obvious or chronic health problems (e.g., chronic 
pain, depression, posttraumatic stress disorder [PTSD] that often interfere 
with or limit daily functioning, employment, and quality of life (Bassuk, 
Dawson, & Huntington, 2006; Coker, Weston, Creson, Justice, & Blakeney, 
2005; Eby, 2004; Glass, Ferrin, Campbell, & Soeken, 2007; Gorde, Helfrich, 
& Finlayson, 2004; Stewart et ah, 1989; Weaver & Clum, 1995).

A woman remains in an abusive relationship for complex reasons, ranging 
from fear of reprisal to financial barriers that prevent her from supporting
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herself and her children (Dutton & Goodman, 2005). A lack of income to 
sustain safe housing has been consistently reported as one important barrier 
to women leaving an abusive relationship (Anderson & Sauders, 2003; 
Hardesty & Campbell, 2004; Sheridan, 2001). The perceived and actual 
availability of safe, affordable housing and programs in the community to 
assist survivors of IPV in accessing housing is also linked to women’s deci
sion and ability to safely leave an abusive relationship (Hirst, 2003).

Clinicians, advocates, policy makers, and survivors themselves frequently 
cite IPV as an immediate cause of or precursor to housing problems (Rollins, 
Saris, & Johnston-Robledo, 2001; Tischler, Karim, Rustall, & Vostanis, 
2004). Researchers have found that the need for housing and economic 
resources were the most pressing concerns among abused women who had 
recently left abusers (Anderson & Sauders, 2003; Goodman, Smyth, Borges, 
& Singer, 2009). Furthermore, among U.S. cities surveyed in 2005, 50% 
identified IPV as a primary cause of homelessness in their city (U.S. 
Conference of Mayors-Sodexho, 2005).

Research on the association between homelessness and IPV indicates that 
survivors and their children are at increased risk for negative health and 
social outcomes including revictimization, poor physical and mental health, 
job loss, decline in school performance, and possible fracturing of the family 
unit (Bassuk et al., 1996; Bures, 2003; Culhane, Webb, Grim, & Culhane, 
2003; Gagne & Ferrer, 2006; Rodriguez, 2006; Schanzer, Dominguez, 
Shrout, & Caton, 2007).

Prior research associates homelessness with IPV and poor health and 
social outcomes. Yet there have been few studies examining IPV and its 
effect on housing instability (Baker, Cook, & Norris, 2003; Burman & 
Chantler, 2005). Housing instability is different from homelessness. Someone 
experiencing housing instability may currently have a place to live but faces 
multiple ongoing difficulties, both personal and economic, associated with 
maintaining the residence. Indicators of housing instability include difficulty 
paying rent, mortgage, or utility bills and being denied affordable housing 
because of past credit problems, eviction threats or notices, moving fre
quently, living in overcrowded conditions, or “doubling-up” in a residence 
with family or friends (Kushel, Gupta, Gee, & Haas, 2006; Pavao, Alvarez, 
Baumrind, Induni, & Kimerling, 2007).

Housing instability is typically defined in the literature as a binary 
variable that is scored positive if someone has had a period of homelessness, 
paid more than 50% of income on housing costs, or had difficulty finding 
safe, adequate, and affordable housing (Kushel et al., 2006; Ma, Gee, & 
Kushel, 2008; Reid, Vittinghoff, & Kushel, 2008). A binary measure does not
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capture the complexity of the phenomenon of housing instability among 
abused women, which is often linked to the abusive behavior of the partner. 
For example, the abuser’s behaviors (e.g., destroying property at the home, 
threatening the neighbors or landlord with violence if they intervened on her 
behalf) may have resulted in eviction, therefore making it difficult for her to 
find a landlord willing to rent to her again (Martin & Stem. 2005).

The federal definition of homeless is (a) an individual who lacks a fixed, 
regular, and adequate nighttime residents or (b) an individual who has a pri
mary nighttime lesidence that is (l) a supervised, publicly or privately oper
ated shelter designed to provide temporary living accommodations; (ii) an 
institution that provides temporary residence for individuals intended to be 
institutionalized; or (ill) a public or private place not designed for, or ordinar
ily used as, a regular sleeping accommodation for human being (U.S. 
Department of Housing and Urban Development, n.d.). Women, especially 
women with children, are hesitant to live on the streets or in shelters because 
of safety concerns for themselves and their children and the fear of Child 
Welfare involvement if their children are homeless There is a well-docu
mented lack of capacity in shelters for women or victims of IPV (National 
Network to End Domestic Violence, 2010). Thus, abused women, especially 
women with children, are more likely to “double-up” or to live in highly 
unstable situations.

Research is needed to describe the relationship between housing instabil
ity, IPV, and poor health and social outcomes. To begin to address the gap in 
iesearch, this article presents baseline findings from our quasi-expenmental 
longitudinal study called the SHARE study. The purpose of the SHARE 
study is to evaluate the effectiveness of a permanent housing program on the 
health and well-being of abused women and their children. We hypothesized 
that housing instability is an independent predictor of health outcomes. 
Specifically, among a sample of female IPV survivors with housing instabil
ity, we examined symptoms consistent with PTSD and depression as well as 
their level of danger, absence from work and/or school, self-reported quality 
of life and general health, and utilization of hospital and emergency medical 
care.

Method
Setting and Participants

SHARE was conducted in partnership with four community-based domestic 
violence and housing programs serving the Portland Metropolitan Area of
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Oregon. Participants recruited from our four partner agencies were English- 
or Spanish-speaking adult women aged 18 to 64 who self-reported all of the 
following: (a) physical and/or sexual violence by an intimate or ex-intimate 
partner in the previous 6 months; (b) newly enrolled in services through one 
our partner agencies; (c) had housing stabilization as a primary need; and (d) 
planned to stay in the surrounding metro area for the duration of the study.

Procedures
Direct service staff at partner agencies referred potentially eligible partici
pants to the research team through a signed release of information authoriz
ing staff to provide contact information to research assistants. Participants 
could also self-refer by responding to flyers with the study contact informa
tion posted in the agency or distributed by agency staff. A trained research 
assistant assessed eligibility, described the purpose of the study, answered 
any questions, and performed informed consent prior to beginning the study 
interview. The research assistant then conducted a face-to-face interview at 
a location and time deemed safe and convenient by the participant. The 
human subjects review committees at Johns Hopkins University, Oregon 
Health & Science University, Kaiser Center for Health Research, and the 
Center for Disease Control and Prevention approved the study.

Interview Instruments
Demographics. Age was measured in years. Insurance was measured using 

a single item, “Did you have any type of health insurance for yourself in the 
last 6 months?” Responses were coded 0 (no insurance) or 1 (yes, private 
insurance or Medicaid).

General health. We assessed general health for the past month using a sin
gle item from the SF-8, “In general, would you say your health is: 1 (poor), 2 
(fair) 3 (good), 4 (very good), 5 (excellent)?” The reliability and validity of 
this item have been well established (Ware, Kosinski, Dewey, & Gandek, 
2001).

Danger assessment (DA). The DA was designed to assess abused women’s 
risk of lethal violence (or serious injury) by their intimate partner or ex- 
mtimatc partner. The scale consists of 20 risk-factor items that are scored as 
0 (no) or 1 (yes). Scores are computed using a weighted sum of items and 
have a possible range from 0 to 38, with a higher score indicating a greater 
risk of lethal violence (e.g., 0-7 = variable danger; 8-13 = increased danger; 
14-17 = severe danger; and 18-above = extreme danger). Validation of the
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weighted scoring of the 20-item DA is published elsewhere (Campbell et al., 
2009). Cronbach’s alpha for the unweighted items in this sample was .72.

Housing instability. Based on a review of published literature on homeless
ness and housing instability, we developed the Housing Instability Index 
(Martin & Stem, 2005; Melbin, Sullivan, & Cain, 2003; Menard, 2001; Pavao 
et al., 2007). The index is a count of 10 possible risk factors for housing insta
bility in the past 6 months. Eight items elicit a dichotomous, yes/no response 
and two items were recoded to be dichotomous. The question, “In the past 6 
months, how many times have you moved?” was counted as a risk factor if 
participants reported moving more than twice in the past 6 months. The ques
tion, “How likely is it that you will be able to pay for your housing this 
month?” was recoded so that 0 represented a response of “very likely” or 
“somewhat likely” and 1 represented a response of “unlikely” or “very 
unlikely.” One item, “Do you expect that you will be able to stay in your cur
rent housing for the next 6 months?” was reverse-coded so that a response of 
“no” was counted as a risk factor. Cronbach’s alpha for the 10-item measure 
was .70, and the average item-total correlation was .37. Analysis of variance 
found the measure differentiates between those who can pay their own rent 
and those living in domestic violence shelters and motels (p < .001).

PTSD. Past-month PTSD symptoms was measured using the PTSD Check
list-Civilian version (PCL-C). The scale contains 17-items rated on a 5-point 
scale ranging from 1 (not at all) to 5 (extremely). The total score is computed 
by summing the items and scores. The internal consistency for this sample 
was .91. A score of 30 or higher indicates high likelihood of PTSD for women 
in the general population (Walker, Newman, Dobie, Ciechanowski, & Katon, 
2002).

Depression. Past-week depression symptoms were measured using the 
Center for Epidemiologic Studies Depression Scale (CES-D). The CES-D is 
a widely used 20-item scale rating each item on a scale of 0 (rarely) to 4 
(most or all of the time). The items represent the major components of depres
sion (depressed mood and feelings of worthlessness or hopelessness). Scores 
range from 0 to 60 with higher scores indicating greater depressive symp
toms, and a score of 16 or greater is suggestive of clinically significant 
depression. The internal consistency for this sample was .91.

Quality of life. The nine-item scale was used to assess women’s perceived 
quality of life over the past 6 months using a 7-point scale ranging from 1 
(terrible) to 7 (extremely pleased). A total score is computed by taking the 
mean of the items. Cronbach’s alpha for this sample was .88-
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Alcohol and drug abuse Past-6-month alcohol and drug abuse were mea
sured using the CAGE scale. The scale asks four yes/no questions, each for 
alcohol use behavior and drug use behavior, with each yes response scored as 
1. Based on sensitivity (.78 to .81) and specificity (.76 to .92) analyses a cut
off score of 2 or more is considered the best indicator of substance abuse 
(Leonardson et al., 2005; Soderstrom et al., 1997). Using a cutoff score of 2 
or more, we coded alcohol and drug abuse as 0 (no) or 1 (yes).

Work/school absence. Past-6-month absence was measured using two 
items: “Did you have to take time off from work for which you were getting 
paid?” and “Did you have to take time off from school?” If a participant 
answered yes to one or both of these items, they were coded as 1 (yes). If not, 
they were coded as 0 (no). We also asked how many of these missed days 
were related to IPV. From these items, we computed one or more IPV-related 
days off from work or school that was also coded 1 (yes, one or more IPV- 
related days off) or 0 (none).

Hospital and emergency medical utilization. Past-6-month hospital/emer
gency medical use and reason for use was measured using three items: 
“Received ambulance and/or paramedic care”; “Went to the emergency room 
or some other urgent care facility”; and “Spent the night in a hospital.” If a 
participant indicated that they had received one or more of these services in 
the past 6 months, they were coded as 1 (yes); otherwise, they were coded as 
0 (no). We also asked how many of these incidents were related to IPV. From 
these items, we computed IPV-related hospital/emergency medical use, 
which was also coded 1 (yes, at least one incident was IPV-related) or 0 (no 
IPV-related incidences).

Data Analyses
The analyses examined the relationship of housing instability with victimiza
tion, PTSD, depression, substance use, quality of life, absence from work or 
school in general and due to IPV, and utilization of hospital/emergency 
medical care in general and use related to IPV. Multiple linear regressions 
with all variables entered into the model simultaneously were conducted to 
estimate the unique contribution of housing instability as reflected by the 
standardized regression coefficient in predicting PTSD, depression, and 
quality of life controlling for age, alcohol abuse, illegal drug use, and the 
level of danger in the abusive relationship. The distribution of the dependent 
variables were examined for normality prior to conducting the multiple lin
ear regressions. Similarly, logistic regression was used to estimate the unique 
contribution of housing instability in predicting absence from work/school,



630 Journal of Interpersonal Violence 2 7(4)

use of either hospital/emergency medical care in general and IPV-related use 
of hospital/emergency medical care. When examining the health care utiliza
tion variables, we also controlled for perceived general health and health 
insurance.

Results
Participant Characteristics
Participants were English- or Spanish-speaking women living in dangerous 
and often unstable situations due to IPV (N = 278). Table 1 provides the 
descriptive statistics for the sample. Slightly more than half self-reported 
their race as White (53.69%) followed by African American (26.62%) and 
other race (20.86%). Twenty-five percent of participants self-identified as 
Latina, and the majority then chose to complete the interviews in Spanish. 
Twenty-six percent indicated that they were married. Only 4.04% reported 
currently living with an abusive partner. About one quarter reported less than 
a high school diploma, another 25% had a GED or high school diploma, and 
approximately another 25% had some college. Twenty-nine percent of par
ticipants were employed at the time of the interview. The majority of women 
(67.61%) made US$1,000 or less per month, and the majority had some type 
of health insurance (79.5%), primarily Medicaid. At the time of recruitment, 
31.74% were receiving some type of rent assistance, 22.63% lived in their 
own house or apartment where they paid all of the rent, 14.96% were living 
in the domestic violence shelter, and 10.95% were living in a hotel. The 
remainder of participants was l iving in various situations such as transitional 
housing, their car or the street, or with family or friends. A small percentage 
(26.62%) reported one or more of the following types of homelessness in the 
6 months prior to the survey; 16.55% had lived in a motel/hotel they paid for 
themselves, 2.88% had stayed at a homeless shelter, and 13.67% had lived 
on the street, in their car, or camped out.

On average, women perceived their health as being fair to good health 
(M ~ 2.64, range = 1-5, with score of 5 indicating excellent health). Their 
mean score on the DA was 21.57, indicating extreme danger in the abusive 
relationship. Participants experienced symptoms consistent with PTSD 
(M — 55.65, score of 30 or greater indicates symptoms of PTSD) and 
depression (M = 31.87, score of 16 or greater indicates symptoms of 
depression). The CAGE classified less than 16% of the participants as alco
hol or illegal drug abusers.
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Table I. Characteristics of the Sample

Variables Total N Percentage

Race3
White
African American
American Indian/Alaska Native
Asian
Native Hawaiian/Other Pacific Islander 
Other race 

Hispanic/Latina 
Currently married 

Living with partner 
Living with abusive partner 

Education
Less than high school diploma 
GED/high school diploma 
Some college
Vocational graduate/associate’s degree 
Bachelor’s degree or higher 

Currently employed 
Income

US$0-US$99/month 
US$ 100-US$500/month 
US$501 -US$1,000/month 
US$1,001 -US$1,500/month 
US$1,501-US$2,000/month 
US$2,001-US$4,000/month 

Has health insurance 
Positive for alcohol abuse on CAGE 
Positive for illegal drug abuse on CAGE 
Used hospital/emergency medical service in 

the past 6 months
Had IPV-related hospital/emergency medical 

use in the past 6 months 
Absent I or more days from work or school 

in the past 6 months
Absent I or more days from work or school 

due to IPV

278
53.69
26.62

7.55
1.08
1.08

20.86
25.00
26.00

277
278

5.40278
223 4 04
277

25.99 
23 10 
27.80
16.61
6.50

278 29.00
278

9.71
19.07
38 83
21.22
8.27
2.88

278 79.50
277 15.88
275 13.45
277 53.79

277 27.80

193 71.50

191 65.45

M (SD)

Number of housing instability risk factors 
General health

278 4.83 (2.24) 
2.64 (1.07)278

(continued)
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Table I. (continued)

M (SD)

21.57 (7.27) 
55.65 (14.85) 
31.87 (13.52) 
4.10 (1.20)

Danger assessment 
PLC: PTSD 
CES-D: Depression 
Quality of life

278
278
277
278

a. Participants could select more than one race category.

In the previous 6 months, 54% of participants had accessed hospital 
or emergency medical services, with half reporting that the hospital or 
emergency medical services was needed due to IPV. More than 65% had been 
absent at least 1 day of work or school because of IPV. Out of a possible 10 
risk factors for housing instability, on average, women reported 4.83 risk fac
tors, with a higher number of risk factors indicating greater risk for instabil
ity. The percentage of women experiencing each housing instability risk 
factor is presented in Table 2

Housing Instability, Level of Danger, and Health Outcomes
The relationship between housing instability and PTSD, depression, and 
quality of life controlling for the covariates (age, alcohol and drug use, level 
of danger in relationship) is presented in Table 3. All three variables were 
normally distributed (skewness = -.391 for PTSD, -.216 for depression and 
-.142 for quality of life). Greater housing instability was related to more 
severe PTSD, worse depression, and poorer quality of life. The level of dan
ger as measured by the DA was also significantly associated with symptoms 
consistent with PTSD and higher levels of depression. Older age and screen
ing positive for alcohol abuse were associated with more severe PTSD, 
higher depression, and lower quality of life (see Table 3).

Housing Instability, Level of Danger,Absence From Work/
School and Health Utilization
Housing instability and absence from work/school and hospital/emergency 
medical care utilization was examined controlling for covariates (see Table 4). 
With each additional risk factor for housing instability, the odds of being 
absent from work or school for any reason increased by 28% and absence 
from work or school due to IPV increased by 32%. Likewise, with each
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Table 2. Percentage of Participants Reporting Risk Factors for Housing Instability

Items % Yes

1. In the past 6 months, have you had to live 
somewhere that you did not want to live

2. In the past 6 months, have you had difficulty (or 
were unable to) pay for your housing

3. Have you had trouble getting housing in the past 
6 months

4. Do you expect that you will be able to stay in your 
current housing for the next 6 months (reversed)

5. In the past 6 months, have you had to borrow 
money or ask friends/family or others for money 
to pay your rent/mortgage payment

6. In the past 6 months, how many times have you 
moved (more than twice)

7. Have you had trouble with a landlord in the past 
6 months

8. In the past 6 months, has your landlord threatened 
to evict you

9. In the past 6 months, have you been served an 
eviction notice

10. How likely is it that you will be able to pay for 
your housing (e.g., rent/mortgage) this month 
(unlikely-very unlikely)

278 79.86

276 79.35

278 65.93

265 56.98

276 51.09

278 42.09

278 36.46

275 28.10

276 18.18

212 16.04

Table 3. Multiple Regressions Examining the Relationship Between Housing 
Instability and PTSD, Depression, and Quality of Life Controlling for Covariates

PLC:PTSD 
(N = 275)

CES-D: Depression 
(N = 274)

Quality of Life 
(N = 275)

R2 = .12, p < .001 R2 = .08, p < .001R2 = .23, p < .001

P PP P P P

.18 .001 .12 .040 -.14 .018Age
Alcohol abuse 
Illegal drug abuse 
Level of danger 
Housing instability

.19 <.001 .14 .016 -.15 .013
.237 .02 .703 -.10 .086.06

.29 <.001
<.001

.15 .009 -.05 .367

.22 <.001 -.15.22 .015

Note:AII variables were entered simultaneously.Alcohol abuse and illegal drug abuse were 
coded 0 (no) or I (yes).The Danger Assessment scores ranged from 0 to 38 with higher 
scored indicating greater lethality. Housing instability was a count of the number of risk factors 
ranging from 0 to 10.The PLC ranged from 0 to 85 with higher scores indicating greater PTSD. 
The CES-D ranged from 0 to 60 with higher scores indicating greater depression. Quality of life 
ranged from I (terrible) to 7 (extremely pleased).
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Table 4. Logistic Regressions Examining the Relationship Between Housing 
Instability and Medical Use and Days Off Controlling for Covariates

IPV-Related 
Hospital/ 

Emergency 
Medical Use 
(N = 274)

Hospital/
From Work/ Days Off From Emergency 

Work/School Medical Use 
(N = 189)

IPV-RelatedDays Off

School
(N = 274)(N = 191)

OR p OR p OR pOR P
General health 
Insurance 
Age
Alcohol abuse 
Illegal drug abuse 
Level of danger 
Housing instability 1.28

0.64 .001 0.73 .028
1.88 .063 1.00 .492

1.01 .693 1.01 .656 1.00 .852 1.04 .021
1.23 .696 1.31 .583 0.81 .564 1.49 .289
1.41 .556 0.82 .695 2.01 .107 1.36 .453
1.06 .011 1.06 .020 1.06 .002 1.05 .014

.004 1.32 .001 1.22 .001 l.ll .097

Note: All variables were entered simultaneously. Insurance, alcohol abuse, illegal drug abuse, 
hospital/emergency medical use, IPV-related hospital/emergency medical use, I or more days 
off from work or school, and one or more IPV-related days off from work or school were 
coded 0 (no) or I (yes). General health was coded I (poor), 2 (fair) 3 (good), 4 (very good), and 5 
(excellent).The Danger Assessment ranged from 0 to 38 with higher scored indicating greater 
lethality. Housing instability was a count of the number of risk factors ranging from 0 to 10.

additional housing instability risk factor, the odds of use of hospital/emer
gency medical care for any reason increased by 22%. Housing instability was 
not a significant predictor of the use of hospital/emergency medical care 
related to IPV.

For each additional risk factor on the DA (proxy for severity of IPV), the 
odds of being absent from work or school for any reason increased by 6% and 
the odds of being absent from work or school due IPV increased by 6%. 
Similarly, the odds of hospital/emergency medical use and IPV-related hospi
tal/emergency medical use increased by 6% and 5%, respectively, for each 
additional risk factor identified by participants on the DA. An increase in DA 
score from the “increased” danger (score of 11) to “severe” danger (score of 
14) was associated with a 24% increase in missed days from school/work and 
hospital/emergency medical use. Each additional year of age was associated 
with a 4% increase in the odds of IPV-related hospital/emergency medical 
use. For each additional unit of improvement in general health, the odds of 
hospital/emergency medical use and IPV-related hospital/emergency medical 
use decreased by 36% and 27%, respectively.
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Discussion

The findings highlight the complex interrelated challenges many abused 
women face as they seek safety from an abusive partner. Women reported 
living with extieme violence (mean DA score = 21.57) in their intimate rela
tionships in the past 6 months. Symptoms of PTSD were common, with a 
mean score of 55.65 PCL-C, and scores higher than returning war veterans 
who have repoited mean scores of 50 (Walker et al., 2002). They report high 
levels of depression, with mean score of 31.87 on the C-ESD, where a score 
of 16 or greater is indicative of clinical depression (American Psychiatric 
Association, 2000)

Only 26% report homelessness in the 6 months prior to accessing services 
from which they were recruited for this study. However, almost all partici
pants reported several risk factors for housing instability (M- 4.83, range = 
0-10). In particular, 80% reported having to live somewhere that they did not 
want to live in the past 6 months, 80% reported having difficulty (or were 
unable) to pay for housing in the past 6 months, and 42% reported having to 
move more than two times in the past 6 months. Our findings indicate that the 
greater the number of risk factors for housing instability, the more likely par
ticipants reported symptoms consistent with PTSD, depression, reduced 
quality of life, and increased absence from work and/or school as well as 
hospital and emergency department use These outcomes associated with 
housing instability persist even when controlling for the level of danger in the 
abusive relationship and for drug and alcohol use by the survivor

Importantly, although age and alcohol abuse are significantly related to 
negative outcomes, housing instability and danger level had stronger associa
tions with negative health outcomes. Both housing instability and danger 
level make unique contributions to negative health outcomes and could be 
contributing m different ways. For example, trying to secure housing may 
lead io absence from work/school separately from absence due to an injury or 
the need to obtain a restraining order

Study Limitations
This is a cross-sectional analysis, and therefore we are not able to examine 
cause and effect. The population studied represents a particular and limited 
group of IPV survivors—those who sought services and who needed housing 
support services; thus the findings are not generalizabie to all survivors of 
IPV. As noted above, general health for the past month was assessed using 
only a single item from the SF-8, “In general, would you say your health is:
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1 (poor), 2 (fair) 3 (good), 4 (very good), 5 (excellent)?” However, previous 
research has documented the reliability and validity of this item (Ware et al., 
2001). The Housing Instability Index was developed for the study; therefore, 
additional research will require a validation and potential modification of the 
measure.

Implications for Practice
The findings suggest that IPV, housing instability, and health outcomes are 
clearly linked and that for some survivors of IPV the issues must be 
addressed simultaneously to improve safety and health outcomes. Clinical 
practitioners should include careful assessment for housing and appropriate 
linkage to support services, including housing programs and domestic vio
lence agencies. Clinicians should also be trained to understand and recognize 
housing instability as important in the survivor’s risk for PTSD, depression, 
physical symptoms, and medical care utilization as the severity of IPV.

Health care, victim services, and housing programs need to be aware of 
and provide assistance to survivors in making use of existing federal and state 
employment laws that provide time off from work for victims of violence 
without fear of losing position and other safety accommodations and land
lord-tenant laws that specifically address the issues of perpetrator-caused 
landlord problems, such as the need to break a lease to relocate for safety 
reasons.

Implications for Policy
To address the linkages between housing instability, IPV, and health, existing 
housing policies that address IPV survivors need to be adopted and fully 
implemented and enforced. This must include efforts to boost awareness of 
existing policies (e.g., those put forward in Violence Against Women and 
Department of Justice R.eauthorization Act of 2005; GovTrack.us, n.d.) as 
well as consistent enforcement of and penalties for noncompliance of existing 
protections. Policy makers, clinicians, and advocates can press for an 
expanded definition of homelessness that bettei address the types of housing 
instability that abused women are more likely to face and include risk factors 
identified in the Housing Instability Index (see Table 2). This is important 
because women seeking services report high levels of housing instability 
but often do not meet the federal definition of homelessness. Broadening 
the definition to include risk factors for housing instability and prioritizing 
an increase in funding to support the continuum of community housing,
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advocacy, and health services for IPV survivors, including domestic violence 
shelters, motel vouchers, transitional housing, and rent assistance toward 
permanent housing are critical to the safety and health of abused women.

Implications for Research
One possible reason for the lack of research and advocacy addressing hous
ing instability as opposed to homelessness may be the lack of validated 
measures of housing instability. Therefore, the Housing Instability Index 
developed for this study is a 10-item measure that measures the multiple and 
complex housing issues faced by abused women. A validated measure of 
housing instability is critical to assessment and development of an integra
tion safety plan for IPV survivors for use by clinicians, advocates, and hous
ing program staff Future analyses from the SHARE study will examine 
psychometric properties of the Housing Instability Index.

Conclusions
Housing instability is an important and understudied social determinant of 
health for survivors of IPV. The findings from this study begins to address 
the gap in much needed new information on the relationship between hous
ing instability, IPV, and the effect on survivor’s health, safety, employment, 
and utilization of medical care services. The Housing Instability Index indi
cates that the greater the number of risk factors for housing instability, the 
more likely the abused woman reported symptoms consistent with PTSD, 
depression, reduced quality of life, and increased absence from work and/or 
school as well as hospital and emergency department use. These outcomes 
associated with housing instability persist even when controlling for the level 
of danger in the abusive relationship and for drug and alcohol use.

The findings highlight the need for better understanding, communication, 
and cross-traming among clinicians, housing and domestic violence advo
cates, and programs as well as an increased priority on expanding policies 
and funding for a range of housing resources to meet the complex and inter
related issues of housing instability, IPV, and health.
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Acquiiing a disability in adulthood is associated with a reduction in mental health and access to secure 
and affordable housing is associated with better mental health. We hypothesised that the association 
between acquisition of disability and mental health is modified by housing tenure and affordability. We 
used twelve annual waves of data (2001-2012) (1913 participants, 13,037 observations) from the 
Household, Income and Labour Dynamics in Australia survey. Eligible participants reported at least two 
consecutive waves of disability preceded by two consecutive waves without disability. Effect measure 
modification, on the additive scale, was tested in three fixed-effects linear regression models (which 
remove time-invariant confounding) which included a cross-product term between disability and prior 
housing circumstances: housing tenure by disability; housing affordability by disability and, in a sub
sample (896 participants 5913 observations) with housing costs, tenure/affordability by disability. The 
outcome was the continuous mental component summary (MCS) of SF-36. Models adjusted for time- 
varying cor.founders. There was statistical evidence that prior housing modified the effect of disability 
acquisition on mental health. Our findings suggested that those in affordable housing had a -1.7 point 
deterioration in MCS (95% Cl -2.1, -1.3) following disability acquisition and those in unaffordable housing 
had a -4.2 point reduction (95% Cl -5.2, -1.4). Among people with housing costs, the largest declines in 
MCS were for people with unaffordable mortgages (-5.3, 95% Cl -8.8, -1.9) and private renters in un
affordable housing (-4.0, 95% Cl -6.3, -1.6), compared to a -1.4 reduction (95% Cl -2.1, -0.7) for 
mortgagors in affordable housing. In sum, we used causally-robust fixed-effects regression and showed 
that deterioration in mental health following disability acquisition is modified by prior housing 
circumstance with the largest negative associations found for those in unaffordable housing. Future 
research should test whether providing secure, affordable housing when people acquire a disability 
prevents deterioration in mental health.
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1. Introduction Organization and World Bank Group, 2011). Disabled Australians 
have lower rates of employment, post-secondary education, and 
incomes and are more likely to experience housing-related disad
vantage compared to those without a disability (Beer et al., 2012; 
Beer and Faulkner, 2008; Beer et al., 2011; Kavanagh et al., 2014, 
2013; Parker and Fisher, 2010). They are over-represented in Aus
tralia's housing welfare sector (Dalton and Ong, 2007), are more 
likely to experience homelessness (Beer et al., 2012; Beer and 
Faulkner, 2008) and unaffordable housing (Kavanagh et al., 2014, 
2013) - a situation found in other high-income countries (Kyle

Internationally, people with disabilities — nearly 20% of the 
population — experience significant socio-economic disadvantage 
(Kavanagh et al., 2014; Kavanagh et al„ 2013; World Health
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and Dunn, 2008; Papworth Trust, 2011; Wang, 2005; White et al., 
1994). People with disabilities have poorer physical and mental 
health and some authors have argued that their disadvantaged 
circumstances (including inadequate housing) may play a signifi
cant role in explaining these health inequalities although the evi
dence is primarily limited to adolescents and young adults (E. 
Emerson and Hatton, 2007; E. Emerson, Llewellyn, Honey and 
Kariuki, 2012; Honey et al., 2011). A study of older adults (65 
years and older) found that for those who reported a disability at 
baseline, social support modified the relationship between 
disability and depressive symptoms (Yang, 2006). On average, 
mental health tends to decline after acquisition of disability 
(Mandemakers and Monden, 2010; Turner and Noh, 1988), how
ever this is not universal (Eric Emerson, Kariuki, Honey and 
Llewellyn, 2014; Honey et al„ 2011); one small Australian study 
found that social support and financial stability prior to onset of 
disability protected against deterioration in mental health in young 
adults (Honey et al., 2011). A study of over 2000 Australian adults 
found that although being in the highest tertile of weaith before 
disability acquisition was associated with a small deterioration in 
mental health the deterioration was larger for those in the lowest 
and mid tertile of wealth (Kavanagh et al., 2015). Similar findings 
were found in a a UK study of adultswhere a greater reduction in 
subjective wellbeing was observed for people with below median 
wealth at time of disability acquisition (Smith et al., 2005). Eluci
dation of factors that predict deterioration in mental health with 
disability acquisition is of policy significance because it will enable 
better targeting of health and non-health sector interventions. 
Given housing's known relationship to health and its central role as 
a primary and regular household expenditure, it is an important 
potential modifier of the effect of disability acquisition on mental 
health — the focus of this paper.

7.2. Disability acquisition and economic security

Acquiring a disability in adulthood may lead to concerns about 
future earnings due to difficulty maintaining employment or the 
need to reduce hours or move into lower-skilled jobs. Previous 
Australian research has shown that working-age adults who ac
quire a disability are more likely to become unemployed or under
employed (i.e. employed in jobs for which they are over-educated 
and over-skilled) (M. Jones, Mavromaras, Sloane and Wei, 2014; 
M. K. Jones and Sloane, 2010). In this situation housing tenure and 
affordability may be particularly salient as housing represents the 
largest category of household expenditure and assets for Austra
lians (ABS, 2011, 2015).

1.3. Beyond ‘average effects' of disability acquisition and mental 
health

As Bauer (2014) has argued, population health researchers tend 
to focus on single, or average effects (e.g. disability acquisition and 
mental health) rather than exploring how multiple positions, pro
cesses, and structural factors intersect to produce heterogeneous 
effects (Bauer, 2014). Given that people who acquire a disability 
may have reduced economic security it is conceivable that those 
with less financial and social resources may be particularly 
vulnerable to experiencing negative health consequences. As dis
cussed earlier there is some evidence that social support, financial 
security and wealth may modify the association between disability 
acquisition and health (Honey et al., 2011; Smith et al., 2005). No 
previous studies have examined the whether housing circum
stances prior to disability acquisition modify the association be
tween acquisition and mental health. Housing tenure may provide 
a potential buffer against the mental health effects ot acquiring a 
disability as housing assets may reduce concerns about threats to 
future income and tenure security. Similarly affordable housing 
may be important as even short-term reductions in income will 
make it difficult to meet housing costs with potential flow-through 
effects to mental health.

In this paper we investigate whether housing tenure and 
affordability are effect modifiers of the relationship between 
disability acquisition and mental health. We use data from a sample 
of 1913 people participating in the Household, Income and Labour 
Dynamics in Australia survey (HILDA) — a national population- 
based survey of Australian adults - who acquired a disability in 
adulthood. We conducted fixed-effects longitudinal regression 
analyses to account for time-invariant confounding and present 
estimates of effect measure modification (EMM) on the additive 
scale.

7.7. Housing and health

Housing is an important social determinant of health (Braubach, 
2011; Gibson et al., 2011; Shaw, 2004), characteristics which have 
been linked to health include dwelling quality, location, tenure and 
affordability. There is a strong evidence-base linking structural 
characteristics of housing (e.g. toxins, damp, accessibility) (Evans 
et al., 2000; Free et al., 2010) to health including for people with 
disabilities (Imrie, 2006). Australian housing stock is of relatively 
good quality and because the majority of Australians live around 
the climatically mild coast, the structural aspects of housing are less 
important. Tenure type is strongly related to health, with outright 
owners and mortgagors having better health than people living in 
private rental or public housing (Eliaway and Macintyre. 1998; 
Macintyre et al., 2003; Pollack et al„ 2004); however, whether 
this relationship is causal has been debated (E. Baker, Bentley and 
Mason, 2013). In Australia, an association between housing 
tenure and mental health was not found in causally-robust fixed- 
effects longitudinal regression analyses (E. Baker etal., 2013). In the 
context of rapidly increasing house prices and increasing house
hold debt relative to income (ABS, 2014), Australia currently has 
one of the most unaffordable housing markets in the world 
(Demographia, 2014), making housing affordability an increasingly 
important determinant of health. Two longitudinal studies in the 
United Kingdom and Australia have demonstrated deleterious as
sociations between living in unaffordable housing and mental 
health independent of general financial hardship (R. Bentley, Baker, 
Mason, Subramanian and Kavanagh, 2011; Pevalin et al., 2008). 
However this relationship appears to be modified by tenure type 
with recent research suggesting that this association is stronger for 
private renters than home-owners in Australia (Mason et al., 2013; 
C. Pollack, Griffin and Lynch, 2010).

2. Methods

2.7. Conceptual model

Fig. 1 represents the Directed Acyclic Graph informing this 
analysis. DAGs visually the postulated causal relationships that are 
believed a priori to exist between the variables of interest to the 
research question using unidirectional arrows (Greenland et al., 
1999; Williamson et al., 2014). Variables that have arrows leading 
both to the exposure and the outcome of interest represent prior 
common causes, or confounders. DAGs are invaluable in making the 
assumptions underlying statistical analyses explicit, and guiding 
the selection of variables for inclusion as confounders (Greenland 
et al„ 1999) and mediators in statistical models. In our modified 
DAG, time-varying confounders include age, employment and 
occupation, and income. We represent the effect modifiers (the 
housing variables) by a unidirectional arrow to the pathway
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Time invariant 
confounders-

e.g., childhood SES 
sex, ethnicity, 

personal resilience

■> Disability acquisition > Mental health

Time varying 
confounders:

Age group
Employment/occupation

Income

Effect modification: 
Housing tenure 

Housing affordability

Fig. 1. Directed Acyclic Graph showing the postulated causal relationships between disability and mental health.

Oetween disability acquisition and mental health. did not report a disability for two consecutive waves followed by 
two consecutive v/aves with a reported disability, a definition used 
in previous studies of disability acquisition including studies using 
HILDA data (Burchardt, 2003; Jenkins and Rigg, 2004; Polidano and 
Vu, 2015). We used two waves so as to exclude people with tran- ' 
sient disability (such as an injury from which they recovery or a 
very time-limited condition) and to reduce the potential for mea
surement error because disability status was based on self report. If 
participants reported more than one episode of disability acquisi
tion (according to our definition), only the first episode was 
included. Ail consecutive waves in which individuals did not report 
a disability prior to their first reported disability acquisition and all 
consecutive waves reporting a disability subsequent to disability 
acquisition were included (minimum of four, maximum of 12 
consecutive waves contributed for each person). Supplementary 
Table A shows potential individual disability trajectories and how 
they would be coded.

2.2. Data source

HILDA is a longitudinal nationally representative study of 
Australian households and individuals which includes data on a 
range of life domains including social, demographic, health and 
economic characteristics (Summerfield et al., 2013). HILDA has 
been conducted in annual waves since 2001. The original panel 
included 13,969 individuals from 7682 households, sampled using 
a national probability sample of private dwellings. Data were 
collected on each household member, and face-to-face interviews 
were sought from all household members aged 15 years or above. 
In later waves, survey members included all original participants, 
household members attaining the age of 15 as well as new partic
ipants added as a result of changes in household composition if 
new households were formed by existing survey participants. 
Response rates for the survey have been above 90% for continuing 
participants and 70% for new participants. 2.5. Housing variables

Data on housing variables were collected at eveiy wave of 
HILDA. To represent housing characteristics prior to disability 
acquisition, housing variables were recorded two waves prior to 
disability acquisition. Housing tenure was categorised as outright 
owners, mortgagors, private renters and public renters. A measure 
of unaffordable housing was constructed which identified house
holds with a disposable household income in the lowest 40% of the 
national distribution as defined annually by the Australian Bureau 
of Statistics (ABS) (ABS, 2013), who had housing payments that 
exceeded 30% of their gross household income. This ‘30/40’ 
approach is commonly used to measure housing affordability in 
Australia (Yates et al., 2007). A final housing variable was con
structed which combined housing tenure and housing affordability, 
categorizing housing affordability for each type of housing tenure 
for people who incur housing costs (i.e., mortgagors in affordable 
housing, mortgagors in unaffordable housing, private renters in 
affordable housing, and private renters in unaffordable housing).

2.3. Outcome variable

The Mental Component Summary (MCS) score is derived from 
the Short Form 36 (SF-36) health survey. The SF-36 is a widely used 
self-completion measure of health status that has been validated 
for use in the Australian population, and to detect within-person 
changes in health over time (Butterworth and Crosier, 2004). The 
MCS is comprised of components of the eight subscales, most 
heavily weighted on the mental health, social functioning, vitality 
and role limitations due to emotional problems subscales. The MCS 
captures mental health and wellbeing; it is not designed to capture 
a clinical state such as anxiety and depression. The SF-36 was 
included in every wave of the HILDA survey, and the mean score on 
the MCS across all twelve waves in the total HILDA sample was 48.8 
(standard deviation 10.3).

2.4. Disability measures

Information on long-term health conditions and disabilities was 
collected in all waves using a definition derived from the Interna
tional Classification of Functioning, Disability and Health (ICF) 
framework (World Health Organization, 2002). Participants were 
asked if they had an ‘impairment, long-term health condition or 
disability which restricts their everyday activities that had lasted, 
or was likely to last, for a period of six months or more'.

Participants were defined as having acquired a disability if they

2.6. Other variables

Age was collapsed into four categories: under 30,30 to 44,45 to 
59 and 60 years and above. Information on labour force status and 
occupational skill level was combined into a measure of employ
ment that we have used previously (Milner et al., 2014) with five 
mutually-exclusive categories: unemployed (actively seeking 
employment or currently unable to find work), not in the labour
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force (not actively seeking employment, for various reasons 
including education, retirement, infirmity/disability, or household 
duties), in a low skill job (sales workers, machinery operators and 
drivers, labourers), medium skill job (technicians and trades 
workers; community and persona! service workers; clerical and 
administrative workers) and high skill job (managers; pro
fessionals). Equivalised household disposable income was calcu
lated by summing income components for all adults in the 
household and equivalised using the modified OECD scale 
(Haagenars et al., 1994). The equivalised variable was converted to 
national quintiles using statistics published annually by the ABS 
(ABS, 2013). Approximately 20% of the observations in the sample 
had missing values for household income. Data were imputed by 
the Reserve Bank of Australia using the Little and Su imputation 
method (Little and Su, 1989; Watson, 2004).

variables were time-invariant as they were measured at a single 
time point prior to disability acquisition; therefore within-person 
changes in these variables cannot be estimated. To assess 
whether the association between disability acquisition and mental 
health varied by prior housing circumstances we included a cross
product term between disability acquisition and each housing 
variable, and assessed whether there was statistical evidence of an 
interaction using the P values of the product terms. EMM was 
measured on the additive scale only as the MCS is a continuous 
variable (VanderWeele and Knol, 2014). All analyses were con
ducted in Stata/SE 12 (StataCorp, College Station) (StataCorp, 2011), 
using the xtreg command with fixed-effects estimators and robust 
standard errors to fit regression models and the lincom command 
to compute effect estimates and 95% confidence intervals for each 
category of the housing variables. The data used in this paper were 
extracted from HILDA using the Add-On package PanelWhiz for 
Stata (Hahn & Haisken-DeNew, 2013).2.7. Statistical analysis

2.8. Sensitivity analysesTwelve waves of HILDA data were included in the analysis 
(2001—2012). We described the characteristics of the sample at 
baseline (first wave of participation in HILDA). We presented MCS 
scores by age, sex, employment status and occupation, equivalised 
household income and prior housing variables for people with and 
without disabilities. Comparisons of MCS scores were made within 
individuals; therefore we present the pooled mean (between-per- 
sons) of the within-person mean MCS scores for waves with and 
without disabilities. This was estimated as follows:

We conducted the following sensitivity analyses to test the 
robustness of our findings. These included:

1. Exclusion of people with psychological impairments because 
their MCS scores are on average lower and the relationships 
between disability, housing and mental health may differ for 
this subgroup;

2. Exclusion of people with imputed income data from analyses of 
housing affordability.1. Calculating the mean MCS score for each participant i (y; ac

cording to disability status x^ where d ;= 0 for no disability and 
d = 1 for disability within category j of the covariate z). 3. Results

Given x = d, z = j, for k waves, There were 2112 persons (15,562 observations) who met our 
criteria for disability acquisition. There were complete data avail
able for 91% of people, resulting in a final analytic sample of 1913 
persons (13,037 observations). The mean number of observations 
(contributed annual waves of data) per person was 6.8 observa
tions. Further details of sample selection and missing data are in 
Fig. 2.

where yj is the MCS score for participant i, and k is the number of 
observations for individual i within strata of x = d and z = j 
(Equation 1). Supplementary Table B compares the characteristics of people 

who had missing data with those without missing data based on 
baseline characteristics. Missing data was more common in 
younger and older age groups and people with lower incomes.

2. Calculating the sample pooled mean of within-person means for 
x — d, z = j

Given x = d, z = j, 3.1. Descriptive analyses

y = Evi At baseline entry into the analytic sample, nearly a third were 
aged 60 years or older; 58% were employed; 13% were in the 
highest income quintile while nearly a third were in the lowest 
quintile. In terms of housing tenure, over three quarters of the 
sample were living in their own home (49% outright owners, 28% 
servicing a mortgage), nearly one in five were in private rental and a 
small minority in public housing (4%). Seven percent of the sample 
lived in unaffordable housing (5% of mortgagors, 9% of private 
renters) (Table 1).

Table 2 shows the mean of the pooled within-individual MCS 
scores by disability status for each covariate (see Methods). The 
MCS score was approximately two points lower in waves in which 
disability was reported compared to waves with no disability (47.1 
versus 49.0). In both waves reporting disability and no disability, 
mental health was low in the unemployed and people living in 
unaffordable housing. Owner occupiers had the highest mental 
health of all tenure types. The MCS score was positively associated 
with age and men reported higher MCS than women.

where y, is the mean MCS score for each participant i within strata 
of x = d and z = j (Equation 2).

We used fixed-effects longitudinal linear regression to estimate 
the association between disability acquisition and MCS score. Fixed 
effects models, unlike conventional regression or random effects 
regression models, make comparisons within individuals rather 
than between people, therefore each individual acts as their own 
control thereby controlling for characteristics of the individual 
which do not vary with time (Allison, 2009). Coefficients from the 
models represent within-individual average differences in MCS 
scores between waves in which individuals reported no disability 
and waves in which they reported disability. Fixed-effects models 
remove bias from time-invariant confounding from both measured 
and unobserved variables (Gunasekara et al., 2013).

We included age group, employment and occupation and in
come as time-varying confounders. In this analysis housing
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HILDA sample: 12 waves 2001-2012 
-165,299 obs / 26,965 ppl 
No missing data on age, sex and equivalised 
disposaole household income (21% imputed values)

V
Disability acquisition:
(Eligibility: At least two years with nc disability 
followed ay at least two yearswith a disability] 

15 562 obs/2112 ppl

Employment data- 
Missing data: 1 ob
- 0 ppl missing all obs
- 1 person missing 1 cb 
Complete data: 
-15,561 obs/2112 ppl

Housing affordability data: 
Missing data J94 ob 
-18 ppl missing all obs
- 0 ppl missing some obs 
Complete data.
- 15,413 obs / 2094 ppl

MCS score data:
Missing data: 1699 obs 
-19 ppl missing all obs 
- 812 ppl missing some obs 
Complete data:
-13,863 obs/2093 ppl

Housing tenure data; 
Missing data: 524 obs
- 71 ppl missing al1 obs
- 0 ppi missing some obs 
Complete data:
-15,038obs/204] ppl

Excluded: 241 obs / 93 ppl 
Individuals who no longer had 
data for both waves of no 
disability and disability after 
exclusion of observations with 
missing data

>

X.
Hnal analyticsamcle: 
-13,037 obs/ 1913 ppl

Fig. 2. Flow diagram of sample selection and missing data (MCS = mental component summary; obs = observations; ppl = people).

3.6. Sensitivity analyses3.2. Regression analyses

Results of our main analyses were robust to sensitivity analyses. 
Exclusion of people with psychological impairments attenuated the 
results however the general patterns were similar (Supplementary 
Table C). The results of the complete case analysis related to 
housing affordability (excluding the observations where income 
was imputed) were almost identical to the main analyses 
(Supplementary Table D).

There was statistical evidence of EMM of the association be
tween disability acquisition and mental health by all housing var
iables examined, which supported the inclusion of a cross-product 
term between disability acquisition and housing characteristics.

3.3. Housing tenure

While the mental health of people from all tenure types 
decreased after disability acquisition, the largest difference was for 
those in private rental housing whose mental health was 2.8 points 
lower (95% Cl -3.9, -1.8) in waves reporting disability, compared to 
a difference of -1.6 points for those in outright ownership (95% Cl 
-2.4, -0.1) (Table 3).

4. Discussion

Our results suggest that housing characteristics prior to 
disability acquisition in adulthood modify the effect of disability 
acquisition on mental health. While we observed a small reduction 
in mental health for people who were outright owners or mort
gagors, the effect was largest for those living in private rental. 
Living in unaffordable housing was associated with a four point 
reduction in the mental health score. Unlike previous analyses in 
the general population (Mason et al., 2013) where affordability was 
important for private renters only, we found evidence that both 
mortgagors and renters who were in unaffordable housing had a 
large decline in mental health associated with disability 
acquisition.

We are unaware of any previous studies tnat have examined 
whether housing characteristics are effect modifiers of the rela
tionship between disability acquisition and mental health. A pre
vious study in the United States found a greater decline in 
subjective wellbeing following disability acquisition among those 
with below median wealth however this was a much smaller study

3.4. Housing affordability

Living in unaffordable housing was associated with a 4.2 point 
lower mental health score in waves reporting disability compared 
to no disability (-4.2, 95% Cl -5.2, -1.4), compared to a 1.7 point 
decline for those in affordable housing (-1.7, 95% Cl -2.1, -1.3) 
(Table 3).

3.5. Housing affordability and tenure type

Both mortgagors and private renters in unaffordable housing 
had the largest reductions in mental health following acquisition of 
a disability with reductions of -5.3 (95% Cl -8.8, - 1.9) and -4.0 
(95% Cl -6.3, -1.6) respectively (Table 4).
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Table 1
Characteristics of the analytic sample at baseline (individuals not observations, 
n = 1913).

Table 2
Mean within-person MCS score in waves reporting disability and no disability.

No disability Disability
%N Whole sample 

Age group (years)
49.0 (48.6, 49.4) 47.1 (46.6, 47.6)

Age group (years)
44.8 (43.7, 45.9) 
46.5 (45.7, 473)
48.7 (48.0, 49.4)
52.8 (52.2, 53.3)

41.1 (39.4, 42.7)
43.1 (42.0, 44.1)
46.6 (45.8, 47.4)
50.6 (50.0, 51.2)

<30 305 15.9 <30
30-44
45-60

25.7492 30-44
45-60527 27.6

60+ 589 30.8 60+
Sex Sex

48.3 (47.7, 48.8) 
49.9 (49.3, 50.4)

46.3 (45.6, 46.9) 
48.1 (47.5, 48.8)

Women
Men
Occupation
High skilled 
Medium skilled 
Low skilled
Not in the labour force 
Unemployed 
Income 
Q5 (highest)

1075 56.2 Women
Men
Occupation
High skilled 
Medium skilled 
Low skilled
Not in the labour force 
Unemployed 
Income 
Q5 (highest)

838 43.8

48.7 (48.0, 49.5)
48.0 (47.3, 48.7) 
48.2 (47.3, 49.0)
50.1 (49.5, 50.7) 
43.0 (41.0, 45.0)

47.9 (47.0, 48.8) 
46.2 (45.3,47.1)
45.1 (43.9, 46.4)
47.2 (46.5, 47.9) 
40.1 (37.7, 42.6)

411 21.5
392 20.5
296 15.5
754 39.4

60 3.1

49.4 (48.5, 50.3)
48.4 (47.6, 49.2) 
49.1 (48.4, 49.7) 
48.4(47.7, 49.1) 
49.0 (48.4, 49.7)

47.5 (46.5, 48.6) 
473 (46.4, 48.2) 
46.8 (45.9, 47.6) 
46.7 (45.9, 47.5)
46.5 (45.7, 473)

248 13.0
04 312 16.3 04
03 373 19.5 03
0.2 390 20.4 Q2
Q.1 (lowest)
Housing tenure 
Outright owner 
Servicing a mortgage 
Private renter 
Public renter 
Housing affordability 
Affordable 
Unaffordable
Housing tenure# affordability
Mortgage — affordable 
Mortgage — unaffordable 
Private renter — affordable 
Private renter — unaffordable

01 (lowest)
Housing tenure 
Outright owner 
Servicing a mortgage 
Private renter 
Public renter 
Housing affordability 
Affordable 
Unaffordable
Housing tenure# affordability
Mortgage - affordable 
Mortgage - unaffordable 
Private renter - affordable 
Private renter - unaffordable

590 30.8

50.9 (50.3,51.4)
47.6 (46.8, 48.3)
46.6 (45.7, 47.6) 
46.3 (44.0, 48.6)

493 (48.7, 49.9) 
45.8 (45.0, 46.7) 
43.7 (42.5, 44.9) 
44.5 (41.9, 47.1)

943 493
531 27.8
365 19.1

74 3.9

47.4 (46.9, 47.8) 
433 (41.2, 45.4)

1783 933 49.1 (48.7, 49.5) 
47.0 (45.3, 48.7)130 6.8

47.5 (46.8, 483) 
48.2 (45.1,51.2)
46.4 (45.4, 47.5)
47.4 (45.2, 49.6)

46.1 (45.2, 47.0)
42.8 (38.7, 47.0) 
43.7 (423, 45.0)
43.9 (41.2, 46.6)

489 54.6
4.742

286 31.9
79 8.8

(478 people) with fewer waves of data and did not specifically 
assess housing assets or affordability (Smith et al., 2005).

In this paper we used fixed-effects regression to examine 
within-person change in mental health — an approach we and 
others have used in a number of other studies of psychosocial 
working conditions (Bulterworth and Crosier, 2004), employment 
arrangements (LiMuntagne et al. 2014), housing affordability (R. 
Bentley et al., 2011), and job quality (R Bentley et al., 2015; Milner 
et al., 2015) in HILDA. The effect estimates for other exposures 
have been in the range of 1—2.5 points on the MCS scale. In this 
paper we find larger effect sizes particularly relation to housing 
affordability, highlighting the importance of these findings.

A strength of this study is that it is based on a nationally 
r epresentative study of nearly 2000 people who acquire a disability. 
In addition, fixed-effects longitudinal regression removes con
founding due to time-invariant variables because comparisons are 
made within people (Gunasekara et al., 2013). Limitations include 
the potential for error due to missing data particularly on income 
(20% missing observations) however complete case analysis of the 
housing affordabrlity analysis yielded similar results. Dependent 
misclassification is also a possibility because both disability and 
mental health are self-reported. In theory individual characteristics 
sucn as negative affectivity might result in dependent measure
ment error; however, to the extent that these characteristics are 
stable over time, fixed-effects regression will remove this bias. 
Selection bias due to attrition is a potential limitation however 
retention rates in HILDA are high (>90% at most waves). We 
acknowledge that the ratio based definition of housing unafford
ability (30/40 rule) is somewhat biunr, however it is an accepted 
and widely-used cut-off, and has been tested and applied in 
Australia (E. Baker et al. 2013; Nepal et al., 2010). Because housing

Table 3
Linear fixed-effects regression coefficients for the within-person difference in MCS 
score between waves reporting disability and no disability (n 
observations = 13 037) for categories of housing variables separately*

1913,

Coeff. P Value95% Cl

Housing tenure
Outright owner 
Servicing a mortgage1 
Private renter6 
Public renteri
Housing affordability
Affordable
Unaffordabled

-1.6 -2.1, -1.1 
-2.5. -1.0 
-3.9, -1.8 
-3.9, -0.5

<0.001
<0.001
<0.001

0.012

-1.7
-2.8
-2.2

-1.7 -2.1, -1.3 
-5.2, -1.4

<0.001
<0.001—43

"“Adjusted for age, employment and equivalised household disposable income. 
a Interaction term: mortgage (-03, 95% Cl -1.1, 0.7, p = 0.700). 
b Interaction term: private renter (-1.3, 95% Cl -2.4, -0.1, p = 0.034). 
c Interaction term: public renter (-0.6, 95% Cl -2.4,13, p = 0.492). 
d Interaction term: unaffordable housing (-2.5, 95% Cl -4.4, -0.5, p = 0.015).

characteristics are modelled as time-invariant variables classified 
prior to disability acquisition, we cannot estimate the main effects 
of housing variables although we are able to estimate the values of 
their interaction terms with disability acquisition. People with se
vere disabilities, particularly intellectual and psychological dis
abilities, may be less likely to participate in HILDA and it is possible 
that the relationships between disability, housing and mental 
health are different in this group. While most Australians housing is 
physically sound, recent work (Baker et al, 2016) has highlighted 
that subgroups of the Australian population (e.g. indigenous Aus
tralians) live in housing of poor physical quality are vulnerable to 
the same health problems documented in other countries (Gibson 
et al., 2011; Krieger and Higgins, 2002); we have not investigated
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Table 4
Linear fixed-effects regression coefficients for the difference in MCS score between 
waves reporting disability and no disability according to tenure/affordability 
(n = 896, observations = 5913)*
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demiol. 174 (7), 753—760. http://dx.doi.org/10.1093/Aje/Kwrl61.

Bentley, R„ Krnjacki, L, Kavanagh, A., Lamontagne, A.D., 2015. A longitudinal 
analysis of changes in job control and mental health. Am. J. Epidemiol. 182 (4), 
328-334.

Braubach, M., 2011. Key challenges of housing and health from WHO perspective. 
Int. J. Public Health 56, 579-580.

Burchardt, T.p 2003. Being and becoming: social exclusion and the onset of 
disability. In: Centre for Analysis of Social Exclusion. The London School of 
Economics.,, London.

Butterworth, P., Crosier, T., 2004. The validity of the SF-36 in an Australian National 
Household Survey: demonstrating the applicability of the Household Income 
and Labour Dynamics in Australia (HILDA) survey to examination of health 
inequalities. BMC Public Health 4. http://dx.doi.org/10.1186/1471-2458-4-44.

Dalton, T., Ong, R„ 2007. Welfare to work in Australia; disability income support, 
housing affordability and employment incentives. Int. J. Hous, Policy 7, 
275-297.

Demography, 2014.10th Annual Demography International Housing Affordability 
Survey (2013: 3rd Quarter). Demographia, New York.

Eliaway, A., Macintyre, S., 1998. Does housing tenure predict health in the UK 
because it exposes people to different levels of housing related hazards in the 
home or its surroundings? Health & Place 4 (2), 141—150. http://dx.doi.org/ 
10.1016/S1353-8292(98) 00006-9. Pii S1353-8292(98)00006-9.

Emerson, E., Hatton, C., 2007. Poverty, socio-economic position, social capital and 
the health of children and adolescents with intellectual disabilities in Britain: a 
replication. J. Intellect. Disabil. Res. 51 (11), 866—874. J1R951 [pii] 10. 1111/ 
j.1365—2788.2007.00951.x [doi].

Emerson, E., Kariuki, M., Honey, A., Llewellyn, G., 2014. Becoming disabled: the 
association between disability onset in younger adults and subsequent changes 
in productive engagement, social support, financial hardship and subjective 
wellbeing. Disabil. Health J. 7 (4), 448—456. http://dx.doi.org/10.1016/ 
j.dhjo.2014.03.004.

Emerson, E„ Llewellyn, G., Honey, A., Kariuki, M., 2012. Lower well-being of young 
Australian adults with self-reported disability reflects their poorer living con
ditions rather than health issues. Aust. N. Z. J. Public Health, 36 (2), 176—182. 
http://dx.doi.Org/10.llll/j.1753-6405.2011.00810.x.

Evans, J., Hyndman, S., Stewart-Brown, S., Smith, D., Petersen, S., 2000. An epide
miological study of the relative importance of damp housing in relation to adult 
health. J. Epidemiol. Community Health 54, 677-686.

Free, S., Howden-Chapman, P.f Pierse, N., Viggers, H., the Housing, H. a. H. S. R. T, 
2010. More effective home heating reduces school absences for children with 
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Housing and health inequalities^ synthesis of systematic reviews of in
terventions aimed at different pathways linking housing and health. Health 
Place 17,174-185.

Greenland, S., Pearl, J., Robins, J.M., 1999. Causal diagrams for epidemiologic 
research. Epidemiology 10 (1). 37-48.

Gunasekara, F.I., Richardson, K., Carter, K., Blakely, T., 2013. Fixed effects analysis of 
repeated measures data. Int. J. Epidemiol. 43 (1), 264—269. http://dx.doi.org/ 
10.1093/ije/dyt221.

Haagenars, A., de Vos, I<„ Zaidi, A., 1994. Poverty Statistics in the Late 1980s: 
Research Based on Micro-data. Office for Official Publications of the European 
Communities, Luxemburg.

Hahn, M.H., Haisken-DeNew, J.P., 2013. PanelWhiz and the australian longitudinal 
data infrastructure in economics. Aust. Econ. Rev. 46 (3), 379—386. http:// 
dx.doi.org/10.1 111/j.1467-8462.2013.12010.x.

Honey, A., Emerson, E., Llewellyn, G., 2011. The mental health of young people with 
disabilities: impact of social conditions. Soc. Psychiatry Psychiatr. Epidemiol. 46 
(1). 1-10. http://dx.doi.org/10.1007/s00127-009-0161-y.

Imrie, R., 2006. Accessible Housing: Quality, Disability and Design. Taylor & Francis.
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2015. Mental health following acquisition of disability in adulthood-the impact 
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Coeff. P Value95% Cl

Housing tenure# affordability
Mortgage - affordable 
Mortgage - unaffordable3 
Private renter - affordable6 
Private renter - unaffordablec

-1.4 -2.1, -0.7 
-8.8, -1.9 
-3.6, -1.3 
-6.3, -1.6

<0.001
0.003

<0.001
0.001

-5.3
-2.4
-4.0

‘Adjusted for age, employment and equivalised household disposable income. 
a Interaction term: mortgage - unaffordable (-4.0, 95% Cl -7.5, -0.4, p = 0.030). 
b Interaction term: private renter - affordable (-1.0, 95% Cl -2.4, 0.3, p = 0.144). 
c Interaction term: private renter - unaffordable (-2.6, 95% Cl -5.1, -0.1, 

p = 0.042).

these issues in this study. Although we did include the variables we 
postulated to be the most important time-varying confounders 
(age, employment and occupation, and income) it is possible that 
confounding due to time-varying confounders not included in the 
model remains. Models that additionally tested for household 
structure and education had almost identical results. Ten percent of 
the eligible sample had missing data on one or more of the vari
ables. Young and older age groups and people from the lowest two 
quintiles of income were more likely to have missing data. Selection 
bias is possible if the relationships between housing characteristics, 
disability and mental health varied for those with missing data. 
Finally, the findings of this study may not be generalizable to other 
settings as there are considerable variations between countries 
with respect to home ownership, affordability, tenure and housing 
policies.

In sum, we find evidence to support EMM by housing afford
ability and tenure of the association between disability acquisition 
and mental health. Importantly, the small proportion of people 
living in unaffordable housing at the time of disability acquisition 
(approximately seven percent of our sample), are likely to experi
ence more severe mental health effects with potential conse
quences for ongoing workforce participation and health costs. As 
this study models housing conditions prior to disability acquisition 
the findings suggest that the ideal time to intervene (e.g. with 
financial support) is prior to acquisition which cannot be known in 
advance. It is possible that financial support to meet housing costs 
for those living in unaffordable housing at the time of acquisition 
would also protect against deterioration in mental health however 
that would best be tested in an experimental or quasi-experimental 
study.

Appendix A. Supplementary data

Supplementary data related to this article can be found at http:// 
dx.doi.org/10.1016/j.socscimed.2016.01.010.
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Arc We Worried Sick About the Rent?
CANDACE BUTERA JAN 30, 2018

There's been quite a bit of research linking financial insecurity to poor health outcomes. The connection 
is, on its face, an obvious one, as a depleted checking account can cause stress, which can manifest in our 
bodies and minds. A new study by researchers at Boston Medical Center furthers that unfortunate 
connection: It finds housing instability, including chronically late rent payment, can affect the mental and 
physical health of family members of all ages.
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"People talk a lot about health, education, or jobs, but they don't often pivot back to housing or where 
people live/7 says Megan Sandel, a co-author on the study and a a principal investigator with Boston 
Medical Center's Children's Health Watch program. "A stable home is the foundation to thrive. It is 
important for us to start thinking about creating more of that foundation so people can have a fair shot 
and start getting ahead."

6/4/2018

Over a period of five years in five urban medical centers nationwide, the researchers surveyed and 
interviewed 22,324 low-income families with a series of questions about chronic forms of housing 
Instability, and rated both the caregiver's and child's health.

Thirty-four percent of the families surveyed who had children ages four and below faced at least one 
form of housing instability; 27 percent fell behind on rent at least two times in the past year, 8 percent 
had moved at least twice in the past year, and 12 percent had a history of homelessness.

The study found caregivers of young children in low-income unstable housing are subjected to 
significant negative health effects, becoming two times more likely than those in stable housing to be in 
fair or poor health, and almost three times more likely to report depressive symptoms. Children aged 
four and under in these families had almost a 20 percent increased risk of hospitalization, and over a 25 
percent increased risk of developmental delays.

Sandel says she was surprised both by how many participants reported rent-related housing instability 
and the small number of families experiencing overlap of the three housing instabilities included in the 
study. Two-thirds of these families were behind on rent at least twice in the past year. In addition, only 
14 percent of families reported experiencing more than one form of housing instability—for example, 
being behind on rent and moving homes multiple times. Sandel said this indicates a need to approach 
distinct housing circumstances separately, instead of assessing these issues in one larger group.

The rated health of children in families experiencing trouble meeting rent deadlines looked similar to the 
health of children who had experienced homelessness or multiple moves, Sandel explains.

Taking these findings and the stressors of families’ circumstances, doctors working in areas with these 
high-risk practices can better understand why patients are having certain health conditions. "Doctors 
may want to ask [their patients] about these issues," Sandel says. "And start to think about ways to help 
them with other resources such as food or ways to avoid energy shutoffs to help bolster people's abilities 
to stay in their homes. This is a real wake-up call."

This story originally appeared on Pacific Standard, an editorial partner site. Subscribe to the magazine in print and 
follow Pacific Standard on Twitter to support journalism in the public interest.
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Housing Is Health Care
Mindy Thompson Fullilove, MD

helter is a fundamental resource, necessary for sur
vival. The creation of adequate housing permits hu
man beings to live in a wide range of climates and to 

be safe from stalking predators. The creation of systems 
of shelter form the foundation for community, as in the 
myth of the first house, which was not built singly but as 
one of a collection of houses.1 Housing permits us to 
attend to other goals of life, as per Maslow’s hierarchy of 
needs2 or George Carlin’s riff about home as the place 
that holds our stuff while we go out and get more stuff. 3

That said, in a market economy, housing becomes 
complicated by money, especially if there is no acknowl
edged right to housing that ensures housing for all. In the 
U.S., housing has become confounded thoroughly with 
the creation of wealth, which helped to fuel a massive 
increase in housing costs for owners and renters alike. 
This inflated bubble of housing prices burst in 2005, 
linked to a crisis of subprime lending and precipitating a 
major recession. Another source of the housing bubble is 
a chronic housing famine, started in the 1930s by efforts 
at slum clearance that destroyed but did not replace the 
lowest rung of the housing market. Subsequent policies— 
including urban renewal in the 1950s and 1960s and 
HOPE VI, which has leveled public housing in the 1990s 
and 2000s— have also destroyed low-cost housing with
out replacing it.4 This housing famine puts pressure on all 
segments of the housing market and has been an impor
tant contributor to the housing affordability issues 
around the U.S.

High housing costs might affect health by precipitating 
homelessness, draining resources from other fundamen
tals like food and health care, or creating instability. In 
this issue of the American Journal of Preventive Medicine, 
Pollack and colleagues5 report how they made use 
of the Philadelphia Health Management Corporations 
(PHMC) 2008 Southeastern Pennsylvania Household 
Health Survey to test for an association between percep
tion of strain in paying for housing and self-reports of 
health problems. They found that an important set of 
items was linked significantly with trouble paying for 
housing, including self-reports of poor health, hyperten

sion, arthritis, and deferral of healthcare visits and buying 
medication. The list of negative associations was even 
longer for those under the most strain: They also reported 
psychiatric problems and being current smokers. Inter
estingly, in another publication, Pollack and Lynch6 used 
the PHMC survey as a comparison for a group under 
extreme strain of housing costs— those in foreclosure. By 
comparison, the foreclosure group was more likely to 
meet criteria for major depression, have put off filling 
prescriptions, and have financial troubles because of 
medical costs.

The data in these two studies5,6 suggest that the num
ber and severity of health problems may go up as the 
strain of housing costs increases, confirming the link 
between costs and ill health. There are, however, other 
pathways between housing and health. In that regard, it is 
worth considering a set of findings reported by Wallace 
and colleagues,7 who studied distress among young 
women living in Northern Manhattan. Among study 
subjects, those women who had suffered from material 
deprivation, including strain in meeting housing costs, 
reported very high demoralization scores. The authors 
did a further analysis by neighborhood in which they 
divided Northern Manhattan into five areas that were 
rated for stress using socioeconomic and health indica
tors. The most demoralization was found among women 
living in the middle quintile—neither the worst nor the 
best neighborhoods— but the highest BMIs were found 
among women in the bottom quintiles. An examination 
of rent costs showed that rent varied directly with the 
measure of neighborhood stress, such that women in the 
worst areas had the lowest rents. Thus, although they 
were reporting less distress and they were not strained to 
pay for housing, their weight presaged serious health 
problems. This entirely different pathway features low 
housing costs and ill health.

Pollack and his colleagues5 were not able to carry out 
such a thorough multilevel analysis. They noted, “People 
who report unaffordable housing costs were also more 
likely to report worse perceived neighborhood quality.” 
The perception of neighborhood quality is key here, in 
light of Wallace et al.,' as the people who are unhappiest 
with their situations may not be those living in the worst 
situations, measured by objective data. Pollack and col
leagues5 did not have such objective data to weight 
against the perception of neighborhood quality. Studies 
able to examine multiple levels of scale will be helpful in
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deepening our knowledge of the ways in which various 
pathways from housing to illness contribute to popula
tion-level health.

In the meantime, this study of housing affordability 
appears at a time when much policy effort is directed at 
stabilizing the housing markets. The link Pollack’s team 
has demonstrated between housing and ill health pro
vides support for policies that ensure access to housing. 
Some work has been done to assess the evidence for 
housing interventions that improve health. One such 
study was carried by national, nonfeceral Task Force on 
Community Preventive Services, which recommends

itates effective interaction with others, including 
treatment providers and social support systems, and 
increases adherence to treatment plans including reg
ular meals and keeping appointments. Housing may 
reduce anxiety and consequendy reduce stress-related 
illnesses. In these ways, housing both promotes health 
and prevents the onset of new illnesses.1

As Pollock and colleagues point out, one crucial pro
viso is that the housing has to be affordable. These are 
worthy goals for a society.

No financial disclosures were reported by the author of 
this paper.

tenant-based rental assistance programs on the basis 
of sufficient evidence of reductions in exposure to 
crimes against person and property and decreases in 
neighborhood social disorder

Despite their proven effectiveness, voucher programs 
alone are not enough. Until we resolve the chronic hous
ing famine, the nation will be unable to provide housing 
to all its citizens. Those not housed, precariously housed, 
or paying too much for their housing will suffer worse 
health. The recognition of these facts led a group of AIDS 
activists to proclaim that “housing is healthcare” 
(www.renaldi.com/portfolio/index.html). This concept 
was taken up by the National Health Care for the Home
less Council (NHCHC).9 In a policy brief, NHCHC’s 
executive director John Lozier wrote,

Housing improves health for the same reasons that 
homelessness is deleterious. A clean, dry, secure envi
ronment is fundamental to personal hygiene (includ
ing wound care and dressing changes), medication 
storage (refrigeration of insulin, safe storage of nee
dles), and protection from assault and the elements. 
Private space allows for the establishment of stable 
personal relationships; housing has been shown to 
reduce risky sexual behaviors. A stable residence facil

References
1. Dripps RD. The first house: myth, paradigm and the task of 

architecture. Cambridge MA: MIT Press, 1997.
2. Wikipedia. en.wikipedia.org/wiki/Maslow’s_hierarchy_of_ 

needs.
3. Carlin G. A place for my stuff. Atlantic Records, 1981. 

www.youtube.com/watch?v=MvgN5gCuLac.
4. Fullilove MT. Root shock: how tearing up city neighborhoods 

hurts America and what we can do about it. New York: 
Ballantine Books, 2004.

5. Pollack CE, Griffin BA, Lynch J. Housing affordability and 
health among homeowners and renters. Am J Prev Med 
2010:39(6):515—21.

6. Pollack C, Lynch J. Health status of people undergoing foreclo 
sure in the Philadelphia region. Am J PubIic Health 2009;99( 10): 
1833-9.

7. Wallace D, Wallace R, Rauh V. Community stress, demoraliza
tion, and body mass index: evidence for social signal transduc
tion. Soc Sci Med 2003;56:2767-78.

8. Anderson LM, St. Charles J, Fullilove MT, et al. Providing 
affordable family housing and reducing residential segregation 
by income: a systematic review. Am J Prev Med 2003;24(3S): 
47-67.

9. National Health Care for the Homeless Council. Housing is health 
care. www.nhchc.org/Publications/HousingIsHealthCare.pdf.

www.ajpm-online.net

http://www.renaldi.com/portfolio/index.html
http://www.youtube.com/watch?v=MvgN5gCuLac
http://www.nhchc.org/Publications/HousingIsHealthCare.pdf
http://www.ajpm-online.net


■*»I ■

Social Science & Medicine 75 (2012) 2215-2224

ff ‘'M
£■ 'JSJUs. r 

ELSEVIER

Contents lists available at SciVerse ScienceDirect
SOCIAL
sai-NCi:

in
mi:dk:imSocial Science & Medicine

i__

journal homepage: www.elsevier.com/locate/socscimed

Housing instability and health: Findings from the Michigan recession 
and recovery study
Sarah A. Burgard , Kristin S. Seefeldtb, Sarah Zelnerca,*

* Department of Sociology, University of Michigan, Ann Arbor, Ml 48109-1382, USA 
b School of Social Work, University of Michigan, USA 
c Department of Sociology, University of Pennsylvania, USA

ARTICLE INFO ABSTRACT

Article history;
Available online 1 September 2012

The recession of the late 2000s has increased interest in the consequences of housing instability. Previous 
research has shown poorer health among those experiencing housing instability, but extant studies 
generally have focused on selected populations (e.g., homeowners or renters) or studied only one type of 
housing instability (e.g. homelessness). Using new data from the Michigan Recession and Recovery Study, 
a population-based sample of working-aged adults from Southeastern Michigan, U.S.A., in late 2009 
—early 2010, we found that about one-third of respondents recently experienced some type of 
housing instability. Many, but not all, types of instability were associated with health. Even after 
adjustment for sociodemographic characteristics and earlier health, individuals who had moved for cost 
reasons in the past three years were more likely than those with no housing instability to report a recent 
anxiety attack, while those who experienced homelessness in the past year had a higher likelihood of 
reporting fair/poor self-rated health and of meeting criteria for major or minor depression. Renters 
behind on rental payments were more likely to meet criteria for depression, while mortgage-holders 
behind on their mortgage or in foreclosure had a higher likelihood of reporting fair/poor self-rated 
health or a recent anxiety attack. Among respondents who had ever owned a home, those who 
completed a foreclosure recently were more likely to report major or minor depression or an anxiety 
attack. However, frequent moves were not associated with poorer health, and doubling up and eviction 
were not associated with poorer health after adjustment for characteristics that sort people into different 
housing instability experiences. Our findings suggest the importance of considering multiple types of 
housing instability and using appropriate risk groups and comparison categories.
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Introduction experiencing homelessness (National Center for Homeless 
Education, 2011), individuals buying homes have also faced 
greater risks than in earlier times. Whether due to mortgage 
problems linked to income loss, problems meeting payments for 
loans with adjustable interest rates, or other factors, the number of 
foreclosures increased 127 percent between 2007 and 2009 (Wong, 
2010).

The “Great Recession" that began in 2007 has raised the profile 
of housing instability as an important social issue (Bennett, 
Scharoun-Lee, & Tucker-Seeley, 2009; Pollack & Lynch, 2009; 
Robertson, Egelhof, & Hoke, 2008). Changes in macroeconomic 
conditions and increases in instability in ether domains, most 
notably employment (Kalleberg, 2009), mean that a broader range 
of individuals in the United States may face financial risks (Gosselin, 
2008) that could lead to housing instability. The number of Amer
icans who have lost or otherwise changed their place of residence 
for financial reasons increased dramatically in the last few years, 
and while some of the increases appear to be concentrated among 
those facing serious hardships like families with children

While the potential ramifications of housing instability are 
numerous, one important consideration is its association with 
health. Previous studies considering particular kinds of housing 
instability have shown poorer health among those with varying 
forms from foreclosure (Pevalin, 2009) to homelessness (Shaw, 
2004). However, few studies have been able to consider multiple 
types of housing instability, and there is reason to expect that not 
all housing instability experiences are associated with health. 
Moving frequently because of typical educational, employment, 
and family changes in early adulthood or moving in with others 
because of financial problems could both be considered housing

* Corresponding author. Tel.: +1 734 615 9538; fax: +1 734 763 6887. 
E-mail address: bargards@umich.edu (S.A. Burgard).
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that crowding - a potential consequence of moving in with others 
— is associated with poorer mental health (Evans, Palsane, Lepore, & 
Martin, 1989; Gove, Hughes, & Galle, 1979; Lepore, Evans, & 
Schneider, 1992) and to a lesser degree, physical health (Gove 
et al., 1979).

In the United States, health consequences of foreclosure and the 
threat of foreclosure have not been studied much until recently, 
likely because of their relative rarity until the recent recession 
(Edmiston & Zalneraitis, 2007). As the mortgage crisis has unfolded, 
a newer set of studies has shown a r.egative impact of foreclosure 
on both physical and mental health (Pevalin, 2009). Ross and 
Squires (2011) founa that many homeowners who took out sub
prime loans internalized their foreclosure experience as a reflection 
of personal failure, increasing levels of anxiety and stress. In Britain, 
where foreclosures increased during the 1990s, Nettleton and 
Burrows (1998) found that onset of mortgage problems was asso
ciated with changes in subjective well-being and increased visits to 
general practitioners. In a subsequent qualitative study, they found 
that families who experienced mortgage repossession reported 
psychosocial stress, as weli as unhealthy coping mechanisms, such 
as tobacco and alcohol use (Nettleton & Burrows, 2000).

These past studies suggest that stress associated with a housing 
loss, crowding faced by those who have to share housing to save 
money, or other housing-related changes could link housing 
instability to health or health behaviors. For example, some studies 
suggest that loss of Housing is a risk factor for anxiety and 
depression because it reduces feelings of personal control and 
increases stress (Nettleton & Burrows, 1998; Ross & Squires, 2011). 
Negative health behaviors used to cope with the stress of housing 
instability, such as substance use or unhealthy eating, are related to 
subsequent physical health outcomes, such as cardiovascular 
disease (see Bennett et al., 2009 for further review of health 
conditions that could be associated with housing instability). 
Finally, moving may disrupt important social networks with 
neighbors, friends and kin, making it harder for movers to manage 
responsibilities by reducing instrumental supports, and it may 
mean leaving behind important institutions or resources, such as 
trusted health providers, safe spaces to exercise, or healthy eating 
or shopping options. Moves to less expensive housing may mean 
more hazardous conditions in new residences or neighborhoods.

Fewer studies have examined the well-being of people who 
have not yet lost their housing but are currently behind on housing 
payments or in the process of losing their homes. However, some 
research suggests that those who have problems making mortgage 
payments have worse mental health and overall well-being 
(Nettleton & Burrows, 1998; Pevalin, 2009; Taylor, Pevalin, & 
Todd, 2007). Pollack and Lynch (2009), Pollack, Lynch, Alley, and 
Cannuscio (2010) found that homeowners in default or fore
closure were significantly more likely to report deterioration of 
physical and mental health. Children’s Health Watch researchers 
also have found that households behind on rent were more likely to 
have a mother who experienced depression and parents who gave 
up health care in order to meet basic expenses, compared to the 
stably housed (March et al., 2011).

Even among those who have not moved, then, the stress of being 
behind on payments and threat of imminent housing loss could be 
detrimental. Those with delinquent housing payments may forego 
important inputs to health to save money, such as health care or 
health insurance, a healthy diet, or a gym membership. Nonetheless, 
while being behind on housing payments could increase stress, it 
does not involve some consequences of residential moves. Thus, it 
may be important to consider instability that involved a recent move 
and also that involving the impending threat of a move.

A final limitation of most previous studies of housing instability 
is that they have not examined how preexisting health problems

instability. However, the first scenario probably involves more 
voluntary choices and may be less likely to harm health or to be 
driven by financial hardship.

It has not been possible to assess whether different experiences 
of housing instability are associated with health in the general 
population because many studies (with only a few exceptions, see 
Pevalin, 2009) have focused on selected segments of the housing 
market, such as homeowners (Pollack & Lynch, 2009) or renters 
(e.g., March et al., 2011). Additionally, many prior studies have 
examined only those experiencing one form of housing instability. 
The comparison groups in such studies are people not suffering 
from the focal type of housing instability, but comparison group 
members may have experienced other types of housing insecurity 
that were not measured.

Using new data from the Michigan Recession and Recovery 
Study (MRRS), a sample of working-aged adults drawn from the 
general population, we examine the associations between many 
different types of housing instability and several measures of 
health. Respondents were interviewed a few months after the 
official end of the Great Recession, providing new and timely data 
for the historically long and weak recovery period (Greenstone & 
Looney, 2012) in which housing instability has been substantial. 
We consider instability experiences of individuals from a variety of 
socioeconomic circumstances and housing statuses, and examine 
specific housing problems only for those who are at risk — for 
example, only current renters are at risk of being behind on rent 
payments. For each risk group, we construct a comparison category 
of individuals with no experiences of housing instability on any of 
the other types of housing instability we measure. Finally, we 
explore respondents’ detailed characteristics including their 
human capital and prior housing and health problems, as housing 
instability may be a link on the pathway between these factors and 
subsequent health, rather than a precipitating factor for health 
decline.

Background

Prior research

In previous studies, the term “housing instability” has charac
terized a range of housing problems, from frequent moves or 
difficulty paying rent to being evicted or homeless (Gilman, 
Kawachi, Fitzmaurice, & Buka, 2003; Kushel, Gupta, Gee, & Haas, 
2006; Ma, Gee, & Kushel, 2008; Phinney, Danziger, Pollack, & 
Seefeldt, 2007; Tsemberis, McHugo, Williams, Hanrahan, & 
Stefanic, 2007) Prior to the recent recession, much of the 
research focused on the health consequences of severe forms of 
housing instability among disadvantaged populations. Previous 
studies found that homelessness is associated with poorer physical 
and mental health (Shaw, 2004; Van Laere, De Wit, & Klazinga, 
2009). For instance, Hwang (2001) shows that homeless individ
uals are at increased risk for earlier death and chronic conditions 
such as diabetes, chronic obstructive pulmonary disease, and 
tuberculosis.

However, not all forms of housing instability that are more 
common among disadvantaged groups have been linked consis
tently to poorer health. In studies focused on welfare populations 
(Phinney et al„ 2007; Wood & Rangarajan, 2004), moving in with 
others to save on housing costs, often called “doubling up,” has also 
been considered housing instability, but the evidence for an asso
ciation with health is mixed. Some studies report that it does not 
negatively impact mental health because it is isolation, not 
crowding, that causes individuals to dwell on their internal strug
gles (Fuller, Edwards, Vorakitphokatorn, & Semrsri, 1996; He, 
O'Flaherty, & Rosenheck, 2010). However, other studies suggest



SA. Burgard et ai / Social Science & Medicine 75 (2012) 2215—2224 2217

and other social disadvantages may lead to both housing disrup
tions and subsequent health. While the stress of housing instability 
could lead to poorer subsequent health, it is also possible that 
a health problem may interrupt earnings, and paying for medica
tions or treatments may also drain financial resources, leading to an 
inability to make housing payments. Phinney et al. (2007) found 
that mental and physical health problems, as well as health 
behaviors such as drug use, were significantly associated with 
subsequent homelessness, and research also shows that lower- 
income households are more likely to miss mortgage payments 
or be foreclosed upon (see Quercia & Stegman, 1992 for a review), 
even controlling for characteristics of the loan (Van Order & Zorn, 
2002). We begin to explore the role of these kinds of selection by 
adjusting for retrospectively-reported prior health diagnoses and 
earlier housing problems and other characteristics that may put 
individuals at risk of recent housing instability.

To address the possibility that preexisting health problems 
selected respondents into precarious housing situations and 
subsequent poor health, we generated a measure of chronic health 
problems diagnosed at least three years before the baseline inter
view. Respondents reported whether they had ever been told by 
a doctor or health professional that they had a specific condition, 
and if they answered affirmatively, were asked their age at first 
diagnosis. Conditions included: heart attack; coronary heart 
disease, angina, or congestive heart failure; high blood pressure or 
hypertension; asthma; chronic lung disease such as bronchitis, 
emphysema or chronic obstructive pulmonary disease (COPD); 
diabetes or high blood sugar; arthritis or rheumatism; cancer or 
a malignant tumor; and "any other serious, chronic condition.’’ To 
address selection on the basis of a previous mental health problem, 
we created a parallel indicator of being diagnosed with any 
emotional, nervous, or psychiatric problems at least three years 
ago.

Data
The Michigan Recession and Recovery Study (MRRS) follows 

a stratified random sample of non-institutionalized English
speaking adults aged 19—64 who lived in Southeastern Michigan 
(Macomb, Oakland, and Wayne counties) at the time of initial data 
collection in late fall 2009—spring 2010. This sample excludes 
individuals living in shelters or other institutions. The MRRS over
sampled African Americans and includes mainly African American 
and non-Hispanic white respondents, reflecting the residential 
composition of the area. We use data from the first wave of in
person survey interviews, which lasted approximately 60 min. 
Respondents were paid $40—$120 for participating, and 914 
respondents were interviewed, with a response rate of 82.8%. 
Restricting the sample to those with information on all study 
variables produces an analytic sample of 894 respondents. Some 
housing instability measures were only available for current 
renters (N = 383). renters and those who were not renters or 
owners (N = 453), those who were currently paying a mortgage 
(N = 323), or those who had ever owned a home (N = 548). This 
study was approved by the Health Sciences and Behavioral 
Sciences Institutional Review Board of the University of Michigan.

Housing instability measures

Table 1 describes the eight types of housing instability we 
examined and the risk groups and our coding strategy for each.

All respondents could report on multiple moves — at least three 
moves in the past three years — and having moved for cost reasons 
in the past three years. All respondents also reported whether in 
the past 12 months they had doubled up — moved with others to 
save on costs — or been homeless. Respondents who were renters at 
the time of interview also reported whether they were currently 
behind on their rent. Renters and respondents who were not 
renting and did not own their home or have a mortgage at the time 
of the interview reported whether they had been evicted in the past 
12 months. Respondents currently paying a mortgage reported 
whether they were behind on payment or in the foreclosure 
process at the time of interview. A final group — those who had ever 
or currently owned a home or currently were paying a mortgage — 
reported on whether they had been through a foreclosure in the 
past three years.

For each of these five risk groups, MRRS respondents with no 
recent or current housing instability experiences make up the 
baseline category of no housing instability. We also created 
a measure of prior housing instability that was coded 1 if respon
dents had been foreclosed upon before 2007 or had been evicted 
more than a year ago. This measure of past housing problems was 
generated for all respondents, regardless of their reports of more 
recent housing instability, and is also described in Table 1.

Health measures

We examined four measures of health: self-rated health, 
depression, anxiety attack, and problematic alcohol use. Self-rated 
health is measured with the typical item: “Would you say that your 
health in general is excellent, very good, good, fair, or poor?” We 
collapsed the item using a typical cut point so that poor or fair 
health = 1, while excellent, very good, or good health = 0. 
Depression was measured using the Patient Health Questionnaiie 
(PHQ), a validated nine-item scale based on the diagnostic criteria 
for major depressive disorder in the Diagnostic and Statistical 
Manual Fourth Edition (DSM-IV) and referring to the past two 
weeks (Kroenke & Spitzer, 2002). Respondents were classified as 
meeting symptomatic criteria for major or minor depression 
according to provided guidelines, so that meeting criteria = 1 and 
not meeting criteria = 0. We also measured recent experience of 
serious anxiety with an item that asked: "In the last 4 weeks, have 
you had an anxiety attack — suddenly feeling fear or panic?” This 
item came from the PHQ-brief instrument, a validated scale (Lowe 
et al., 2003). We used the Alcohol Use Disorders Identification Test 
(AUDIT), a validated ten-item scale of recent alcohol use, alcohol 
dependence symptoms, and alcohol related proolems (Barry 8; 
Fleming, 1993). A cut point recommended by the scale’s creators 
was used to distinguish harmful and hazardous use (=1) from less 
use (=0).

Other measures

We also use measures of the respondent’s age in years, gender, 
race (African American versus not African American), partnership 
status (married or cohabiting versus not), and educational attain
ment (at least a Bachelor’s degree versus less education). We use 
a measure combining employment status and employment insta
bility history, with categories for those who a^e: currently 
employed with no employment problems recently; currently 
employed but have experienced a wage reduction, furlough day(s), 
or layoff time in the past 12 months, or less than six months of 
unemployment since January 2007; currently employed but 
experienced six or more months of unemployment since January 
2007; currently unemployed; or not in the labor force. We also 
include a measure of the household’s income-to-needs ratio in 
2008 (income divided by the federal poverty line for a household of 
the size reported by the respondent). Ratios of less than one are 
categorized as "poor,” while those from one to two are “near poor," 
and ratios above two indicate moderate or higher income. We
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Table 1
Description of types of housing instability, groups of respondents asked about each type, and items used to generate measures.

Who was asked Items and coding strategy
Multiple moves All respondents Respondents were asked: "In the past three years, how many places, including this 

house/apartment, have you lived for one week or longer?" Those who lived 3 or more 
places coded as frequent movers.
Respondents were asked: “In the past three years, how many places, including this 
house/apartment, have you lived for one week or longer?” If more than one place, they 
were asked: “Did you move because you could no longer afford that home?" Those who 
answered affirmatively on the second item were coded as having moved for cost.
Respondents were asked: “Have you moved in with anyone in the last 12 months to share 
household expenses?” Those responding affirmatively were coded as having doubled up. 
Respondents were asked: “Have you ever been homeless at any time in the last 12 months? 
Those responding affirmatively were coded as having been homeless.
Those paying rent were asked: “In the last 12 months, have you ever gotten behind on 
your rent?” If yes, they were asked: “Are you currently behind on your rent?” Those who 
responded affirmatively on the second item were denoted as behind on rent.
Those who did not own their home and were not paying a mortgage were asked: “Have you 
been evicted at any time in the last 12 months?" Those responding affirmatively were coded 
as having been evicted.
Those with a mortgage were asked: “Are you paying off this loan ahead of schedule, behind 
schedule, or are your payments about on schedule?" Those behind on their mortgage were 
also asked: “Has your lender or bank started the process of foreclosing on your home?” Those 
who reported being ‘behind schedule’ or reported that the bank had started the foreclosure 
process were coded as currently behind or in foreclosure.
Respondents who currently owned their home or were paying a mortgage were asked: “Have you 
ever had a house foreclosed upon?" and “Have you ever been removed from a home that you 
owned due to delinquent mortgage payments or delinquent taxes? In what year or years 
did this happen?” Those who were not current homeowners but had formerly owned a home 
were asked: “Was your home ever threatened with foreclosure? In what year or years did 
this happen? What happened to your home? Was it foreclosed on, abandoned, did you catch 
up on payments or something else?" Those responding that they had been removed from 
a home in 2007 or later were considered completed foreclosures.
Respondents who currently owned their home or were paying a mortgage were asked:
"Have you ever had a house foreclosed upon?” and “Have you ever been removed from a home 
that you owned due to delinquent mortgage payments or delinquent taxes? In what year or 
years did this happen?" Those who were not current home owners but had formerly owned 
a home were asked: “Was your home ever threatened with foreclosure? In what year or years 
did this happen? What happened to your home? Was it foreclosed on, abandoned, did you 
catch up on payments or something else?” Those responding that they had been removed 
from a home in 2006 or earlier were coded as having former housing instability. All respondents 
who did not \own a home and who had not been evicted in the past year were asked: “Has a 
landlord ever evicted you?" Those responding affirmatively were coded as having experienced 
former housing instability.

All respondentsMoved due to cost 
in past 3 years

Doubled up in past 12 months All respondents

Homeless in past 12 months All respondents

Behind on rent If renting at time of interview

Evicted in past 12 months If did not currently own/was 
not buying a home

Behind on mortgage/currently 
in foreclosure

If currently paying a mortgage 
at time of interview

Foreclosed in 2007 or later If ever owned a home

All respondents'1Former housing instability

a Current homeowners and those paying a mortgage were not asked about evictions, and those who had never owned a home were not asked about foreclosure expe
riences, but all respondents were asked about one or the other of these experiences.

divided respondents with income-to-needs ratios lower than two 
from those with ratios of two or above. Because about 7% of 
respondents did not report sufficient information, we also include 
a separate category for missing on income-to-needs ratio.

tests of difference across the two groups. Multiple logistic regres
sion models were estimated separately for each health outcome 
and for each type of housing instability. Only respondents at risk for 
a particular type of housing instability were considered in a given 
regression model. The key independent variable in each model was 
an indicator of exposure to the focal type of housing instability 
(category B), while each model also included an indicator of 
exposure to some other form of housing instability (category C) to 
ensure that the omitted category represented those who were at 
risk but experienced no recent housing instability (category A). 
Logistic regression models also adjusted for the respondent’s age, 
sex, race, partnership status, educational attainment, income-to- 
needs ratio for 2008, and an indicator of earlier health problems. 
We adjusted for earlier chronic condition diagnosis in fair/poor self
rated health models, and for earlier mental health diagnosis in 
depression, anxiety and alcohol use models. We omitted 72 
respondents with prior housing instability from the sample used 
for the regression models to reduce the influence of people who 
were caught in a long term cycle of housing problems. All analyses 
account for the complex survey design by using survey estimation 
procedures in Stata/SE 11 (StataCorp, 2009) and weights that 
address selection probability and make the sample representative 
of adults 19-64 years old living in the three-county area in 
Southeastern Michigan.

Methods
Our general analytic strategy was to compare respondents with 

no housing instability to those who had a particular type of housing 
instability, considering each type of instability with regard to an 
appropriate risk group. This approach provides a novel view of 
sociodemographic and health correlates associated with different 
types of housing instability in a population-based sample. For each 
comparison, it was necessary to create categories for those who: (A) 
reported no housing instability of any kind — this was the 
comparison group, (B) reported the focal type of instability, 
whether or not they reported any other recent housing instability — 
this was the exposed group, and (C) reported some other kind of 
housing instability, but not the focal kind. To simplify presentation 
we do not present results for this third, residual category, because 
its composition changes for each comparison, making its inter
pretation difficult.

Bivariate comparisons examined differences in the characteris
tics of those with no instability (category A) versus those with the 
focal type (category B). We present p-values for Pearson chi-square
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needs profiles were substantially worse for those reporting 
multiple moves, moves for cost, doubling up, and recent home
lessness. While those who had recently doubled up were more 
likely to report having had a mental health condition diagnosed at 
least three years ago, earlier health and housing instability did not 
otherwise differ for those who experienced these types of housing 
instability, compared to the stably housed.

Among the respondents who reported each type of housing 
instability, we examined the percentage who reported at least one 
other type of instability. As shown at the bottom of Table 2, among 
those who reported multiple moves in the past three years, about 
half also reported some other kind of housing instability. Those 
who had doubled up with others to save on costs or been homeless 
in the past year were even more likely to report multiple problems 
- 76-85% reported at least one other of the forms of housing 
instability we considered.

Table 3 presents a similar set of comparisons for housing 
instability measures specific to different risk subgroups. Focusing 
on the first set of columns, which report on those who were renting 
at the time of the survey, comparison reveals that respondents 
behind on their rent were significantly more likely to have had an 
anxiety attack in the past month, and were also less educated than 
renters without any housing instability. About 48% of those behind 
on their rent also reported some other form of housing instability. 
The second set of columns, which consider the larger risk group 
that includes renters and those who were neither renters or 
owners, shows that the relatively small number of respondents 
who were evicted in the past year were more likely to report 
a recent anxiety attack than their stably housed counterparts. The 
evicted were also much more likely to be female and African 
American and had much worse income-to-needs profiles than 
renters and others who had not experienced recent housing 
instability. Nearly all of those who were evicted recently also 
experienced some additional form of housing instability.

Results

Tables 2 and 3 compare the characteristics of respondents who 
reported each type of housing instability to others who were at risk 
for that type but reported no housing instability. Table 2 considers 
the four types of housing instability measured for all respondents, 
while Table 3 presents findings for the renter-specific, renter-and- 
other-specific, mortgage-holder-specific, and ever-owner-specific 
types of instability. The percentage of respondents in the appro
priate risk group reporting no instability or the focal type of 
housing instability is shown at the bottom of each column. Thirty 
percent of the sample reported some form of instability.

The first four rows of Table 2 show that compared to those 
reporting no housing instability, those who moved multiple times 
recently have similar health profiles. However, individuals who 
moved for cost in the past three years and those who reported 
being homeless in the past 12 months were significantly more 
likely than those with stable housing to report fair or poor self
rated health, to meet criteria for major or minor depression and 
to have recently experienced anxiety attacks. Those who doubled 
up in the past year were also significantly more likely to report 
anxiety attacks. Table 2 also shows that respondents reporting 
multiple moves, moves for cost, doubling up or homelessness were 
significantly younger than those with stable housing and more 
likely to be African American. Respondents who moved for cost 
were less likely to be married or cohabiting than those with no 
housing instability.

Comparison of educational attainment and employment expe
riences reveals differences among those with and without housing 
instability in Table 2. Respondents who moved for cost and those 
who had doubled up recently were less likely to have a bachelor’s 
degree than the stably housed, and those who doubled up or had 
experienced homelessness were more likely to report recent 
employment problems and current unemployment. Income-to-

Table 2
Sample characteristics by housing instability category for sample overall, MRRS respondents.

All respondents

No instability Multiple moves p 
past 3 yrs 
N == 120

Doubled up p 
past 12 mo 
N = 81

Moved for cost p 
past 3 yrs 
N= 118

Homeless p 
past 12 mo 
N = 34

N = 584

SRH health fair/poor 
Major/minor depression 
Anxiety attack 
Harmful alcohol use 
Age in years 
% Female
% African American 
% Married/cohabiting 
% With bachelor’s degree or dore 
Employment status and instability 

Employed, no instability 
Employed, recent employment Problem 
Employed, recent long unemployment 
Currently unemployed 
NILF

Income-to-needs ratio 2008 
2+ (moderate poverty — not poor)
<2 (poor or near poor)
Missing income information 

% Had housing instability in past 
% Had chronic condition 3+ years ago 
% Had mental health condition 3+ years

% Of the at risk sample 
% Reporting 2+ types of housing instability

22.4%
16.4%
29.2%
18.7%
34.2(1.68)
46.8%
46.9%
49.1%
13.6%

13.5%
13.4%
12.5%
16.5%
43.9 (0.89) 
49.3% 
19.6% 
66.1% 

28.5%

16.6%
17.2%
19.7%
15.7%
33.5 (1.06)
47.0%
35.9%
56.6%
35.8%

0.514
0.281
0.144
0.891

<0.001
0.713
0.003
0.193
0.082
0.434

36.9%
29.7%
35.0%
13.2%
36.6 (2.02) 
58.2% 
42.6% 
36.9%

0.010
0.006
0.001
0.588
0.003
0.339

<0.001
0.002

<0.001
0.079

0.085
0.570
0.004
0.690

<0.001
0.791

<0.001
0.079
0.009
0.010

41.9%
40.9%
40.0%
31.9%
35.5 (2.39) 
53.0% 
69.3% 
56.3%

0.001
0.001
0.003
0.106
0.002
0.660

<0.001
0.339
0.106
0.037

7.6% 8.0%

34.4%
21.4%

33.3%
30.5%

14.8%
23.6%

15.0%
28.0%
17.2%
22.7%
17.1%

5.2%
26.3%

7.5% 4.4% 8.2% 9.2%
12.3%
24.4%

11.4%
20.3%

23.3%
30.1%

29.8%
29.6%

<0.001 <0.001 <0.001 <0.001
50.4%
44.4%

21.9%
73.1%

38.4%
58.6%

71.4%
21.3%

15.0%
81.4%

5.3% 3.1%7.4% 4.9% 3.6%
6.2% 14.1%

39.6%
14.5%

0.065
0.475
0.246

10.4%
50.7%
13.0%

0.227
0.527
0.332

7.0% 9.7% 0399
0.507
0.794

0.791
0.216
0.048

35.3%
20.2%

44.4% 49.0%
11.0%9.7%

11.8%

50.1%
7.0%70.4% 10.5%

59.3%
2.1%

75.7%0.0% 85.0%

Note: Figures are weighted except for numbers of cases, and represent percentage or means, with standard deviations in parentheses where appropriate, p-values are 
presented for Pearson chi-square tests of difference across groups (instability versus no instability) that adjust for the survey design. To simplify presentation we do not 
present results for a third category of respondents who experienced some other form of housing instability, but not the focal one under consideration, so totals of the sample at 
risk do not sum to 100% across those with no insecurity and those with the focal type.
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Table 3
Sample characteristics by housing instability category for housing status-specific groups, MRRS respondents.

Renters only Renters and others only Mortgage holders only Ever owners only

No instab. Evicted p 
N = 228 past 12 mo 

N = 18

No instab. 
N = 185

Behind p 
on rent 
N = 49

No instab. Behind p 
N = 250 mortg./in 

fo redos.
N = 47

No instab. Foreclos. p 
N = 405 since 2006 

N = 24

SRH health fair/poor 
Major/minor depression 
Anxiety attack 
Harmful alcohol use 
Age in years

22.0%

21.0%

15.9%
20.0%

37.4%
32.9%
41.5%
25.2%

0.074
0.303
0.018
0.640
0.188

18.8%
16.1%
13.9%
19.7%

29.1%
13.9%
33.8%

8.8% 24.1%
27.7%
34.6%

0.020
0.047
0.002
0.067
0.120

12.3%
12.9%
11.5%
16.0%

39.7%
52.2%
40.2%
26.2%

0.343
0.794
0.035
0.394
0.117

0.035
<0.001
<0.001

0.458
0.097

10.2%

12.2%

14.3%8.7% 4.5%
39.1 35.8 36.0 30.5 45.6 42.5 47.2 43.5

(1.11)
48.6%
36.0%
33.9%
13.6%

(3.44)
82.3%
81.3%
34.7%

(1.64)
52.5%
43.1%
41.4%
10.8%

(2.44)
56.1%
65.3%
40.2%

(1.04)
49.6%
10.8%

84.8%
38.1%

(1.75)
52.6%
28.1%
80.8%
18.5%

(0.62)
48.5%
13.3%
76.6%
33.3%

(2.19)
72.6%
27.4%
64.2%
15.4%

% Female
% African American 
% Married/cohabiting 
% With bachelor's 

degree or more 
Employment status 

and instability 
Employed, no instability 
Employed, recent 
employment problem 
Employed, recent long 
unemployment 

Currently unemployed 
N1LF

Income-to-needs 
ratio 2008 
2+ (moderate 
poverty — not poor)
<2 (poor or near poor) 
Missing income information 

% Had housing 
instability in Past 

% Had chronic condition 
3+ years ago 

% Had mental health 
condition 3+ years

% Of the at risk sample 
% Reporting 2+ types of 

housing instability

0.753
0.087
0.925
0.047

0.007
0.003
0.968
0.228

0.787
0.002
0.430
0.002

0.043
0.032
0.289
0.1202.8% 0.0%

0.709 0.0750.242 0.605

22.0%

26.5%
12.6%

32.5%
21.7%
23.3%

0.0% 42.8%
20.8%

25.6%
21.1%

39.0%
21.7%

32.8%
17.1%23.5%

7.9% 13.8% 5.5%7.8% 4.3% 18.6% 4.8% 7.0%

29.5%
17.6%

19.6%
21.6%

28.5%
42.5%

23.3%
20.3%

9.7% 17.5%
17.3%

9.3% 20.4%
22.7%22.4% 25.3%

0.057 0.001 0.003 0.002

40.4% 20.7% 46.0% 2.6% 69.2% 80.3%88.2% 45.2%

92.4%54.1% 78.3% 47.6% 27.3% 12.0%5.8% 41.4%
13.5%5.5% 1.1% 6.4% 5.0% 6.0% 3.5% 7.7%

0.818 13.4% 3.2%14.8% 16.5% 0.143 3.9% 1.0% 0.192 5.1% 0.0% 0.574

37.8% 49.3% 0.295 38.3% 60.2% 0.227 43.6% 39.1% 0.735 47.2% 46.1% 0.920

12.6% 17.0% 0.624 11.3% 19.1% 0.416 9.6% 13.8% 0.640 9.1% 17.3% 0.257

9.6% 52.7% 3.1%47.1% 79.8% 13.1%
11.6%

77.2% 3.1%
0.0% 47.9% 0.0% 92.3% 0.0% 0.0% 71.7%

Note: Figures are weighted except for numbers of cases, and represent percentage or means, with standard deviations in parentheses where appropriate, p-values are 
presented for Pearson chi-square tests of difference across groups (instability versus no instability) that adjust for the survey design. To simplify presentation we do not 
present results for a third category of respondents who experienced some other form of housing instability, but not the focal one under consideration, so totals of the sample at 
risk do not sum to 100% across those with no insecurity and those with the focal type.

Table 3 also shows that respondents who were behind on their 
mortgage or who were in foreclosure were more likely to report fair/ 
poor self-rated health, to meet criteria for major or minor depres
sion, and to have had a recent anxiety attack than mortgage holders 
without any recent housing instability. Those behind on their 
mortgage or in foreclosure were also more likely to be African 
American and to have income-to-needs ratios below two, and less 
likely to have a bachelor's degree or more than their counterparts 
with no instability. However, only about 12% who were behind on 
their mortgage or in foreclosure reported any other type of housing 
instability. Finally, among those who currently or had ever owned 
a home, those who had experienced a foreclosure in the past three 
years had worse health than ever owners with no housing instability 
on every measure except problematic alcohol use. Those who had 
experienced foreclosure were more likely to be female and African 
American and had worse income profiles than their counterparts 
without housing instability. Almost three-quarters of respondents 
who had been through foreclosure had also experienced another 
form of housing instability recently — not surprising given that they 
had to move to a new residence after losing their home.

We then turned to logistic regression models to explore 
whether associations between housing instability and health were 
fully explained by differences in sociodemographic characteristics 
between the stably housed and those who experienced instability.

Table 4 presents results from logistic regression models predicting 
the four health outcomes, and shows odds ratios and 95% confi
dence intervals for the focal independent variable: the specific type 
of housing instability under consideration.

Results in Table 4 show that individuals who moved for cost had 
odds of a recent anxiety attack about 2.5 times as great as those 
with no recent housing instability, though their greater likelihood 
of reporting fair/poor self-rated health found in bivariate compar
isons (shown in Table 2) was no longer statistically significant after 
we adjusted for their less-advantaged sociodemographic profiles, 
and greater likelihood of meeting criteria for depression was only 
marginally significant (p < .10). Those who experienced home
lessness had higher odds of reporting fair/poor self-rated health 
(OR: 4.0), meeting criteria for depression (OR: 6.1), and reporting 
harmful or hazardous alcohol use (OR: 3.5) than their counterparts 
with no housing instability recently. While the higher likelihood of 
reporting an anxiety attack found among those with recent expe
riences of homelessness in the bivariate analysis was only 
marginally significant after adjustment for their sociodemographic 
characteristics, this adjustment revealed the association with 
harmful alcohol use. Multiple moves were still not associated with 
health in the multivariate analyses, and doubling up was no longer 
associated with a greater likelihood of reporting a recent anxiety 
attack.
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Table 4
Odds ratios from logistic regression models of health outcomes (95% confidence intervals in parentheses), MRRS respondents without recent prior housing instability.

SRH fair/poor Major/minor depression Anxiety attack Harmful alcohol use
All respondents N = 822 

Multiple moves past 3 yrs 
Moved for cost past 3 yrs 
Doubled up past 12 mo 
Homeless past 12 mo 

Renters N = 333 
Behind on rent now 

Renters and others N — 394 
Evicted past 12 mo 

Currently paying a mortgage N = 313 
Behind on mortgage/in foreclosure now 

Ever owned a home N = 517 
Foreclosed since 2006

1.32 (0.48, 3.64) 
2.64 (0.73, 9.54) 
1.93 (0.83, 4.47) 
3.95 (1.17,13.3)

1.35 (0.62, 2.92) 
1.93 (0.93,4.01) 
0.86 (0.39, 1.89) 
6.14(2.47, 15.3)

0.69 (0.23,2.11) 
0.81 (0.25, 2.60) 
0.89 (0.44, 1.82) 
3.45 (1.03, 11.6)

1.25(0.58, 2.69) 
2.47 (1.25, 4.90) 
1.86(0.74, 4.65) 
4.31 (0.97, 19.2)

2.28 (0.74, 7.01) 3.66(1.15, 11.7) 2.99 (0.45, 20.1)3.03 (0.97, 9.42)

1.47 (0.30, 7.16) 0.85(0.16, 4.5) 1.00 (0.09, 11.8)1.54 (0.36, 6.67)

3.09a (1.19, 8.03) 3.13 (0.76, 12.9) 0.22 (0.05, 1.06)3.74(1.08, 13.0)

4.23 (0.56,31.9) 5.76(1.93, 17.2) 1.61 (0.19,13.4)3.47(1.06, 11.3)

Note: Results represent focal odds ratios from 32 separate logistic regression models. All models include the respondent’s age, sex, race, partnership status, educational 
attainment, income-to-needs ratio for 2008, and indicator of earlier health problems. Earlier chronic condition diagnosis used in fair/poor self-rated health model, earlier 
mental health diagnosis used in harmful or hazardous alcohol use, major or minor depression, and anxiety models. 

a p-value for F-test of this logistic regression model is 0.114; p-values for all other models are <0.05.

Table 4 also shows that those behind on their rent had odds of 
meeting criteria for depression about 3.7 times as great as those of 
renters who experienced no instability recently, though they were 
only marginally more likely to report a recent anxiety attack after 
adjustment for their sociodemographic characteristics. While those 
with a recent eviction had been more likely to report a recent anxiety 
attack in the bivariate comparison, adjustment for their socio
demographic characteristics rendered this association insignificant.

Being behind on one’s mortgage or in foreclosure was associated 
with odds of reporting fair/poor self-rated health about 3.1 times as 
great as that for mortgage holders with no recent housing insta
bility and with odds of a recent anxiety attack about 3.7 times 
greater. While those behind on their mortgages or in foreclosure 
showed greater likelihood of meeting criteria for depression in the 
bivariate comparison, this association was no longer significant in 
the regression models. Respondents who had experienced a fore
closure in the past three years had odds of meeting criteria for 
depression 5.8 times as great as those for their stably housed 
counterparts and odds of a recent anxiety attack about 3.5 times as 
great. However, they were no longer more likely to report fair/poor 
self-rated health after adjustment for their less advantaged socio
demographic characteristics.

dichotomous indicator variables coded 1 if the respondent reported 
a particular type of housing instability and 0 if they did not report it or 
were not eligible for it (results shown in Appendix A). Reassuringly, 
the conclusions from the model considering all forms of instability at 
the same time were similar to those from the main analysis with a few 
exceptions. Being behind on one’s mortgage or in foreclosure had 
weaker associations with poor/fair self-rated health and anxiety, and 
a completed foreclosure since 2006 had a weaker association with 
anxiety, so that these associations no longer reached statistical 
significance. The association between being behind on one's rent and 
depression also failed to reach statistical significance in these alter
native models, though the association with anxiety now reached 
statistical significance. Other associations changed slightly but 
conclusions about them were very similar to the ones drawn from our 
main analysis. All of the changes in this alternative specification 
occurred for types of housing instability that not all individuals were 
at risk to experience, and it seems reasonable that such associations 
might be weakened when many individuals not at risk for those 
problems were added to the analytic sample, as we needed to do to 
estimate this alternative, exploratory model.

Discussion

Sensitivity analyses In this study, we used a unique new population-based sample of 
Southeastern Michigan residents surveyed in the wake of the Great 
Recession to measure a wide variety of their housing instability 
experiences that were ongoing in late 2009 or early 2010, or had 
occurred within the past three years. We also assessed the associ
ation between these housing problems and self-rated health, 
depression, anxiety and problematic alcohol use. Our study 
addresses several key limitations of prior studies: we do not rely on 
a sample comprised solely of individuals experiencing housing 
problems, and we can consider how different housing experiences 
are associated with health outcomes. We examine specific types of 
housing instability only among those who are at risk, and for each 
of these risk groups we are able to construct a distinct category of 
individuals with no experiences of housing instability on any of our 
measures. These data were collected very recently and allow us to 
assess the importance of precipitating sociodemographic charac
teristics and earlier health, which could account for the association 
between recent housing instability and health.

While most remained stably housed, our results suggest that 
about 30% of Southeastern Michigan residents experienced at least 
one of the forms of housing instability we measured. This fraction 
was even higher among renters, at about 53%. Even when we do not 
consider those with a history of housing problems and account for

In additional analyses not shown here but available from the 
authors, we included an indicator for owner, renter or other in 
models estimated for all respondents: those for multiple moves, 
moves for cost, doubling up and homelessness. Results were largely 
unchanged, though moves for cost were now significantly associated 
with depression. The pattern of results was also similar in models 
that: (i) only included a prior health or mental health condition if it 
limited the respondent’s functioning, (ii) substituted an indicator of 
having a work limiting condition, and (iii) dropped respondents with 
a preexisting health condition. The joint distribution of employment 
status and instability, income-to-needs ratio category, and the 
detailed housing categories meant that we could not include both 
employment and income variables in the multivariate regressions. 
We included the 2008 income-to-needs ratio because it generally 
temporally preceded recent housing instability experiences, whereas 
the timing of potentially linked employment and housing problems 
was less clear. The pattern of results is similar if we substitute the 
employment variable for the income-to-needs ratio.

Finally, to explore the association between each type of housing 
instability and health "net” of all the other types, we also estimated an 
alternative model pooling all respondents and including
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of time would be useful for untangling the contributions of distinct 
events and strains, as would using longitudinal data and adjust
ments for unmeasured, person-level characteristics. Here we can 
provide evidence from a sample of the general population that 
serious problems like homelessness do not frequently occur in the 
absence of other housing problems.

In light of these possibilities, in models not shown here we 
included an indicator of whether respondents reported more than 
one type of housing instability. With this adjustment, many of the 
associations between specific types of housing problems and health 
were even stronger than those presented above (five new positive 
associations with poor health measures gained statistical signifi
cance), but given the extent of clustering of housing problems for 
some respondents and our small base sample of cases of housing 
instability, confidence intervals for some odds ratios were large, 
and the associations between harmful alcohol use and homeless
ness and between being behind on mortgage or in foreclosure and 
anxiety weakened to non-significance. Further exploration with 
larger samples is needed, as is attention to the process of housing 
instability and cascades of distinct events. A preferable strategy, but 
one precluded by our small numbers of respondents with more 
severe housing problems, would be to decompose our key exposure 
group into two: individuals who had only the focal type of housing 
instability and no other type, and those who had the focal type and 
some other form of housing instability. It will also be important to 
supplement such findings with targeted study of the most housing 
unstable individuals, who are unlikely to appear in a population- 
based survey because they have no stable residential location or 
are using institutional facilities.

Additionally, the cross-sectional data available for these anal
yses make it difficult to convincingly isolate the independent effect 
of housing problems from the negative health consequences of 
employment instability or financial strain that occurred as a related 
chain of events in the recent recession. Using future waves of data 
from this study and data from other studies, it will be important to 
better establish the temporal ordering of events and the ways that 
changes in domains such as work (such as a job loss) and home 
(such as relationship dissolution) influence housing instability 
trajectories. Future research should also consider the duration of 
any given housing problem or the total cascade of housing prob
lems (e.g., getting behind on mortgage payments, entering fore
closure, and subsequently losing one’s home). Longitudinal data 
may also reveal differences in the ways individuals utilize private or 
public sources of help to deal with housing instability and financial 
problems and whether these modify the association between 
housing instability and health. To further explore the threat of 
housing loss — measured here as being behind on rent or mortgage 
or in the foreclosure process — and its association with well being, 
longitudinal data and analyses are needed to assess whether 
housing loss actually occurred or was prevented and whether 
outcomes differ for these divergent trajectories.

These findings should also be interpreted in the context of some 
other limitations. The sample was drawn from Southeast Michigan; 
focusing on a restricted geographic area holds constant local 
housing market conditions and regulations that could affect the 
risk for certain types ofhousing instability. However, this region has 
been particularly hard hit by the recent recession, and our findings 
may not be generalizable. Nonetheless, to the extent that even prior 
to this recession economic insecurity among many Americans was 
increasing (Hacker, Huber, Rehm, Schlesinger, & Valeria, 2010), our 
findings may apply to other communities and groups who will 
continue to experience difficulties in the unusually slow macro
economic recovery that has begun. Even though our data come 
from a single metropolitan area, it is possible that unmeasured 
community level factors could influence both housing instability

the nonrandom distribution of housing instability on the basis of 
sociodemographic characteristics and preexisting health problems, 
we found that several different forms of instability were associated 
with health. Respondents who experienced homelessness and 
those who were behind on their mortgage or in foreclosure had 
a higher likelihood of reporting fair/poor self-rated health. 
Respondents who experienced homelessness, were behind on their 
rent, or went through foreclosure recently were more likely to meet 
criteria for major or minor depression. Those who had recently 
moved for cost, fallen behind on their mortgage or were in the 
foreclosure process, and those who completed a foreclosure 
recently were significantly more likely to report a recent anxiety 
attack. Finally, respondents who had been homeless recently were 
more likely to report harmful or hazardous alcohol use.

As suggested by previous literature, our multiple regression 
results show that preexisting social disadvantages like lower 
education or income, account for some of the associations between 
housing instability and health (Pevalin, 2009; Phinney et al., 2007; 
Robertson & Cousineau, 1986; Shaw, 2004). Nonetheless, our 
results provide new evidence that some forms of housing insta
bility common in the recent recession are associated with poorer 
health, net of other forms of social disadvantage with which they 
are often associated.

Interestingly, we found that frequent moves, doubling up, and 
eviction were not associated with substantially poorer health 
outcomes after adjustment for individuals’ sociodemographic 
profiles and earlier health. Only about half of the individuals who 
made multiple moves recently reported any other type of housing 
instability, and at least some may be engaging in voluntary moves 
that are not health harming. By contrast, those who doubled up or 
went through eviction reported a variety ofhousing problems in the 
recent past, and were very socially disadvantaged compared to their 
stably housed counterparts. Adjustment for their social character
istics helps to explain our findings for those groups. While our data 
do not allow it, future research on housing instability would greatly 
benefit from examining the voluntariness of various kinds of moves 
and acceptability of doubling up or other strategies relative to other 
options when evaluating potential consequences for health.

These findings suggest the value of future research on diverse 
housing instability experiences. However, they should be inter
preted in light of the relatively small number of respondents 
reporting many of the types of housing instability studied here. We 
observe small numbers in some categories because their prevalence 
in the general population is low, but this makes our estimates of 
associations with health outcomes relatively imprecise, with wide 
confidence intervals. Reducing the analytic sample to those with no 
prior housing instability in the logistic regression models reduces 
some of these small numbers further. In analyses not shown, we re
estimated the models but included those with former housing 
instability, and results reassured us that their omission does not 
change our main conclusions. A variety of associations became 
stronger or gained statistical significance, though those behind on 
rent were no longer more likely to meet criteria for depression. 
Sampling from the population as we did has advantages, but future 
research with larger samples or targeted sampling of each of these 
types of housing problems is also needed to verify our findings.

Our bivariate analyses revealed that from 12 to 92% of individ
uals who reported a particular kind of housing instability also re
ported another type within the past three years. Those reporting 
certain types ofhousing instability may be going through a process 
of multiple housing problems, and this or the characteristics that 
put some at risk of cascades of negative events may help to account 
for their health outcomes, rather than the experience of one 
specific type of instability. Obtaining larger samples of people who 
have experienced cascades of housing events over a short window
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and health, and the possibility could be even mere salient in studies 
using national data that cover a broader range of communities and 
contexts. We explored this possibility in models not shown here 
that included indicator variables for sampling strata and found no 
differences in our results, but future studies should consider the 
role of community context. Additionally, our use of self-reported 
health measures and self-reports of housing instability is not 
ideal, but is an approach taken by some other studies. We use 
a variety of self-reported health measures, providing more robust 
support for our contention of important links between certain 
forms of housing instability and health. Nonetheless, other studies 
with more objective health measures are needed.

When considering the potential consequences of housing 
instability for health and ways to intervene, our findings reveal that 
focusing only on those who lose their housing is insufficient. Being 
currently behind on housing payments or actively in the fore
closure process was also associated with poorer health. Two federal 
programs, the Home Affordable Modification Program (HAMP) and 
the Homelessness Prevention and Rapid Re-housing Program are 
designed in part to help prevent foreclosures and evictions. Because 
these programs are new, evidence about their effectiveness is 
limited, although early reports indicated that relatively few 
homeowners were able to secure loan modifications (Chan, 21 July 
2010). However, their potential Dufferir.g effects should be 
considered. Many Americans’ major source of financial assets is 
their home (Bucks, Kennickell, & Moore, 200b), and foreclosure 
may represent a serious loss of wealth or potential wealth. Owners 
who lose their homes and renters who are evicted may also 
experience a damaged credit rating that could make it more diffi
cult to achieve housing stability (Wu et al., 2010).

However, maintaining some individuals in housing situations 
that will be unaffordable in the long term — so that they are 
frequently behind on payments 
ownership for lower-income people or these with unsustainable 
housing payments may even harm health (Taylor et al., 2007). This 
possibility merits further study using samples of housing insecure 
people who experience different subsequent trajectories, including 
financial stabilization, continued chronic payment arrears or fore
closure threat, and a move to different housing or to homelessness. 
More broadly, our results suggest the need for continued explota 
tion of the nature and extent of housing instability, its connections 
with health, and potential ways to intervene and groups to target.
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journeys to work and reduced local opportunity, are incurred (Giles- 
Corti et al., 2012). Hence, urban fringe developments tend to increase 
motor vehicle dependency and are associated with less walking, cycling, 
and public transport use (Badland and Schofield, 2005). In this respect, 
low residential urban fringe locations could be said to be providing 
‘affordable’ housing, but are not necessarily located in ‘liveable’ 
neighbourhoods.

Liveable communities are defined as places that are: ‘safe, attrac
tive, socially cohesive and inclusive, and environmentally sustainable; 
with affordable and diverse housing linked via convenient public 
transport, walking, and cycling infrastructure employment, education, 
public open space, local shops, health and community services, and 
leisure and cultural opportunities’ (Lowe et ah, 2013). Therefore, to 
create healthy liveable communities, housing strategies that support 
access to local amenity are required to accommodate an increasingly 
urbanising population. This includes concentrating new growth in 
areas well served by public transport infrastructure and being able to 
accommodate a mix of housing types, commerce, retail, light industry, 
and recreation. Creating more compact higher density mixed use 
development is desirable as it maximises the use of existing infra-

1. Introduction

More than half of the world's population now live in cities, and this 
is expecting to rise to five billion people by 2030 (United Nations 
Population Fund, 2007), and within high income countries, the vast 
majority of people (-86%) already reside in urban settings (United 
Nations Department of Economic and Social Affairs, 2014). In these 
contexts, often the more desirable parts of the city are frequently 
served with more amenities and public transport (e.g. inner-city 
suburbs), and these are becoming increasingly unaffordable (Currie 
and Delbosc, 2011). To accommodate population growth, a frequently 
employed strategy in North America and Australasia since the 1950's is 
to release new land for development on the urban fringe of cities 
(Currie and Delbosc, 2011). Urban fringe developments offer lower 
cost, more ‘affordable’ housing, particularly when only the cost of the 
house and land package is considered (Currie and Delbosc, 2011). 
However, these new developments tend to be located in sprawling, low 
residential density communities with limited local infrastructure and 
poor access to local employment opportunities, shops and services and 
public transport infrastructure; therefore other costs, such as longer
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structure while minimising service costs and potentially commute 
travel times by providing local employment opportunities (ISO/TC 
268, 2014b Importantly, if high-quality high density housing is made 
proximal to neighbourhood amenities, it has the potential to enable 
local living (Newton and Glackin, 2014b An Australian example from 
Victoria is the ’20 min neighbourhood’. This strategy seeks to enable 
residents to live locally by providing the amenity required for daily 
living within a 20 min journey of home (State Government Victoria, 
2014).

suitability of available housing may be compromised, which can lead to 
living in poorer quality dwellings (Howden-Chapman, 2002) or neigh
bourhoods (e.g. high crime and incivilities), and situations of over
crowding. A large body of literature shows that poorer quality housing 
(e.g. inadequate insulation, lack of heating) and overcrowding are 
associated with reduced housing satisfaction (Giles-Corti et al., 2012), 
poorer mental health, higher rates of contracting infectious diseases, 
respiratory problems, and injuries (Howden-Chapman, 2002; Baker 
et al.. 2013; Krieger and Higgins, 2002). These impacts may be 
exacerbated for those living in unsafe neighbourhoods, who may 
constrain their social and physical activities (Foster and Giles-Corti, 
2008).

Higher residential densities have the potential to benefit health and 
wellbeing, particularly if located in neighbourhoods with accessible, 
frequent public transport services, and a variety of shops and services. 
These types of neighbourhoods have been shown to promote positive 
health behaviours by encouraging walking, cycling, transit use, and 
reduced sitting time, while supporting the provision of local shops and 
services (Giles-Corti et al., 2012). Proximal retail destinations attract 
pedestrians, and produce a range of positive social attributes and 
outcomes (Wood et al., 2008). More peopie on the streets promotes 
natural surveillance, which makes neighbourhoods look and feel safer, 
while also promoting social interactions (helping to create social 
capital) (Leyden, 2003; Rogers et al., 2011). Living in neighbourhoods 
with higher levels of social capital, regardless of neighbourhood 
disadvantage, has been linked to better health (Diez Roux et al., 
2001; Elgar et al., 2011), with this association more pronounced in 
urban settings (Mohnen et al., 2011). However, areas with many 
destinations available tend to attract strangers from outside local 
communities, which may reduce social capital (Wood et al., 2008). 
For example, early studies indicate in areas with high levels of 
pedestrian activity, residents may withdraw into the private realm to 
regulate their exposure to strangers (Baum et al., 1978) and neighbours 
(Appleyard and Lintell, 1972). Hence, residents of denser urban 
environments may select these areas with a tacit acceptance that there 
may be trade-offs to living in more accessible, vibrant neighbourhoods 
(Foster et al., 2014).

In many developed countries home ownership is preferred over 
private rental tenure (Diaz-Serrano, 2009). This ;s often supported by 
government policies that ease the pathway into home ownership 
(Gilbert, 2016). In Australia for example, first homebuyers are offered 
subsidies, which in some states includes reductions in government 
taxes when first homes are purchased or dwellings are purchased off 
plans (e.g. New South Wales First Home Owner Grant schemes, 
Victoria Off-the-Plan Concession scheme). Compared with renting, 
home ownership is thought to yield individual-level social and eco
nomic benefits including financial security, access to credit, wealth 
generation, self-esteem, social status, housing satisfaction, as well as 
community benefits including neighbourhood stability, improved 
property upkeep and area attractiveness, community engagement 
(Huang et al., 2015; Rohe et al., 2001). However, home ownership 
can result in mortgage stress and restricted mobility, particularly when 
ownership constrains residents relocating ‘upwards’ from disadvan
taged or declining neighbourhoods (Rohe et al., 2001) or when their 
housing needs change (e.g. requiring age-friendly housing).

A bi-directional relationship has been shown between housing 
affordability and health, suggesting physical and mental health status 
influences the type of housing one can afford, and vice versa (Baker 
et al., 2014). These effects are most pronounced for more vulnerable 
populations, such as single parent and low income households (Baker 
et al., 2014; Bentley et al., 2011). Indeed, it is likely that housing 
affordability impacts the health and wellbeing of residents in at least 
two ways. First, those with a limited budget and resources may make 
trade-offs between housing affordability and location and access to 
employment, education, and services required for daily living, includ
ing schools, recreation, retail, services, and food availability (Currie 
and Delbosc, 2011). This increases time spent commuting and in 
sedentary activities while reducing opportunities for local physical and 
social activities. Second, for those living within restricted budgets, the

Although this work has been conceptualised from an international 
perspective, it uses Australian data (from metropolitan Melbourne, 
Victoria) to build a case for demonstrating how a suite of housing 
‘liveability" indicators could be developed, applied and monitored in 
future to create communities that support health and wellbeing. 
Australia is one of the most highly urbanised countries in the world, 
and its capital cities are renowned for being unaffordable, particularly 
Sydney and Melbourne (Major Cities Unit, 2013). There is also a high 
rate of home ownership with the majority of the population living in 
suburbs, most of which are low-density (Major Cities Unit, 2013). With 
Australia's population expected to reach 42 million by 2050 (currently 
at 22 million) (Major Cities Unit, 2013), there is pressure to increase 
densities in the inner and middle regions of the city to provide 
affordable housing options to accommodate this rapid growth 
(Department of the Prime Minister and Cabinet, 2016).

This study sought to create and test spatial measures of housing and 
pathways hypothesised to be associated with health and wellbeing. 
From a policy perspective it remains challenging to plan cities that 
equitably provide housing that supports health and wellbeing; and 
spatial data have been rarely used to understand the delivery of 
housing. Working under the umbrella of liveability, this work can help 
build the evidence-base for urban planners and policy-makers to 
support city-shaping activities needed to support health-promoting 
housing across an urban region, and to monitor its delivery over time. 
Accordingly, the aims of this paper were to: 1) conceptualise the range 
of pathways through which housing in urban settings impact health 
and wellbeing behaviours and outcomes; 2) spatially operationalize 
measures that map to these pathways; and 3) test associations for how 
selected housing measures relate to health and well-being in an urban 
context

2. Methods

2.1. Housing conceptual framework development

A housing conceptual framework was developed using a social 
determinants of health lens (Fig. 1) that considered upstream (e.g. 
neighbourhood attributes) and downstream (e.g. perceptions, beha
viours, outcomes) determinants of the health and wellbeing impacts of 
housing within an urban context (Baker et al., 2014; Howden- 
Chapman, 2002; Strategic Review of Health Inequalities in England 
post-2010, 2010; Cervero and Duncan, 2006; Macintyre et al., 2003). 
Three different methods were used to develop the conceptual frame
work: 1) a review of housing-related urban planning and policy 
documents; 2) a review of scientific literature to identify housing 
measures used elsewhere; and 3) an academic assessment of the 
'meaningfulness' of the identified measures from a spatial perspective. 
Once developed, the housing conceptual framework was used to 
identify suitable upstream neighbourhood-level spatial measures asso
ciated with selected housing-related behavioural, intermediate, and 
long-term outcomes.

There were two considerations for selecting the housing measures. 
First, the measures identified needed to be spatially attributable (i.e. 
the unit of measurement had to be within a spatially defined boundary)
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Fig. 1. Conceptual and analytic framework describing how housing neighbourhood attributes relate to behavioural, intermediate, and long-tem outcomes in an urban context. Shaded 
boxes and differing black lines indicate the housing models that were tested.

to facilitate contrast and comparison of diverse neighbourhoods and 
replication over time. Second, the measures had to be conceptualised at 
a fine-grained scale (i.e. available at small area unit data). Finer- 
grained data are regarded as being more appropriate for studying 
neighbourhood effects in an urban context. Small area unit data can be 
aggregated to larger regional administrative units (Kwan, 2012), are 
better predictors of an individual's behaviour (rather than regional- or 
city-level attributes) (Leamihan et al., 2011), and provide the flexibility 
for interrogating localised pockets of advantage or disadvantage.

The lead author conducted a literature search of public health and 
urban design research, and Victorian (state) and selected Australian 
(national) urban policy and planning documents related to potential 
spatial attributes of housing. All measures identified were included at 
this stage. The co-authors then reviewed these measures in relation to 
the following criteria: 1) Does the spatial measure fit within the 
proposed conceptual housing framework? 2) Are spatial data readily 
available at small unit level to create a measure that can be replicated 
over time in an urban context? The full housing conceptual and 
analytical framework is presented in Fig. 1. The shaded boxes and 
three differing black lines indicate attributes that could be tested in this 
study, as we were able to access the appropriate data to populate and 
examine these associations.

Table 1
Housing measures and descriptive profile for SAls in urban metropolitan Melbourne, 
Australia

Housing measure Mean SI)

Ho’ising density
Dwelling density / ha in the SA1 

Housing tenure
Proportion of -ented dwellings ir the SA1 

Housing affordability
Proportion of households <_ 40% of household income 
spending _>_ 30% of household income on mortgage or rent In 
the SA1

16.37 23.43

0.27 0.17

0.34 0 17

Key: ha = hectare; SD = standard deviation SA1= statistical area 1 (--,00 persons/area)

Bureau of Statistics, 2011a). As this research focussed cn urban 
liveability, we applied a combined measure of the Sections of State 
(Australian Bureau of Statistics, 2011b) and Metropolitan Boundary 
(State Government Victoria, 2014) classifications to identify and select 
Victorian SAls that were classified as both ‘urban’ and ‘metropolitan’, 
respectively. The SA1 geographical unit constitutes the neighbourhood- 
level variable used in this study, noting it can be aggregated to larger 
regional administrative units if required (Kwan, 2012).

Quartiles were used in our analysis for two reasons. The first was 
this was an exploratoiy analysis to see if there were ‘thresholds’ in the 
associations between the housing measures and the outcome variables. 
If evident, these could then be used to empirically inform planning 
recommendations. The second reason was because of the analysis used. 
Regression models rely on similar distributions amongst the groups, 
otherwise the confidence intervals can become very wide and lose 
meaning. While the groups could be split based on existing planning 
policies or the data distribution (e.g Jenks natural breaks), the use of 
quartiles was appropriate for our purposes.

2.2. Neighbourhood-level spatial measures

Three neighbourhood-level housing attributes hypothesised to 
influence health and wellbeing were examined: 1) housing density; 2) 
housing tenure; and 3) affordable housing (Fig. 1). For each neigh
bourhood attribute, a spatial measure was identified, developed, and 
applied (see Table 1). All spatial data were derived from the Australian 
census collection undertaken in 2011 by the Australian Bureau of 
Statistics (ABS) (Australian Bureau of Statistics, 2011a), available at 
the SA1 administrative unit. There are 54,805 SAls across Australia; 
they are designed to be within the population range of 200 - 800 
people, and accordingly vaiy substantially in geographical size (i.e. 
rural SAls are largei than suburban and urban SAls) (Australian

2.2.1. Housing density
Dwelling density data were provided by the ABS at the mesh block 

unit. Mesh blocks are the smallest geographical area defined by ABS.

19

U
RB

A
N

 PL
A

N
N

IN
G

 A
N

D
 PO

LI
C

IE
S



H. Badland et al. Health & Place 43 (2017)17-24

Mesh blocks classified as ‘residential' or ‘agricultural’ within the urban 
and metropolitan catchments were included in the dwelling density 
classifications. The relevant mesh blocks within each SA1 were 
aggregated and the number of residential units extracted. The dwelling 
density per hectare measure was calculated by dividing the number cf 
residential units by the size of the SA1 ar.d collapsed into quartiles.

are ycu with feeling part of your community? ’ Possible responses 
ranged from 0= completely dissatisfied to 10= completely satisfied. 
These scores were collapsed and recoded into ‘satisfied’ and ‘dissatis
fied’ (1= satisfied (5 - 10), 2= dissatisfied (0 - 4)).

2.3.3. Long-term outcome
Chronic mental and physical health conditions were assessed 

through a self-rated health item (5-point likert scale; 1= excellent, 5= 
poor). Participants were collapsed and recoded into a binary measure 
of “better’ or ‘poorer’ self-rated health (1= better (very good 4 
excellent), 2= poorer (poor + fair + gcod)).

2.2.2. Housing tenure
Customised data were provided by the ABS identifying the total 

number of owner occupied and rented dwellings within SAls based on 
2011 census data. Dwellings supplied by government (eg. Territory 
Housing Authority) were excluded by the ABS when they customised 
the data. The proportion of rented dwellings in each SA1 was calculated 
by dividing the total number of rented dwellings by the total numbei of 
owner occupied and rented dwellings and collapsed into quartiles.

2.4. Analysis approach

Multivariate multilevel logistic regression models were used to 
compare exposure and outcome measures for the three hypothesised 
pathways identified in Fig. 1. All analyses were adjusted tor sex, age, 
employment status, and household income and composition. Analyses 
were conducted using Stata IC v.13.1, and statistical significance was 
a=0.05.

2.2.3. Housing affordability
The ABS defines an area as having 'affordable’ housing if the lowest 

40% of household incomes in a given area spend < 30% of gross 
income on mortgage or rental payments (Australian Bureau of 
Statistics, 2013). This measure is commonly referred to as the 30/40 
rule (O’Neill, 2008) Accordingly, the ABS generated this customised 
measure as a proportion for each SA1, which was collapsed into 
quartiles.

3. Results

The final analytical sample included 7753 VicHealth survey re
spondents who lived in urban metropolitan areas and reported house
hold income. Table 2 presents the demographic profile of this sample.2.3. Individual-level measures

Ethics approval for the use of the 2011 VicHealth Indicators Survey 
was granted by the (then) Victorian Department of Health and The 
University of Melbourne approved the linking of spatial and health 
data. Informed consent was obtained from all study participants. Data 
were collected in 2011.

Demographic, perception, behaviour, and outcome data were 
sourced from the 2011 VicHealth Indicators Survey. This self-report 
population health survey assessed a range of social determinants of 
health and community wellbeing factors m adults (_>_18 years) residing 
in Victoria, Australia. The survey was conducted across the 79 
Victorian Local Government Authorities (LGA) using computer as
sisted telephone interviews. Overall, there were 25,075 participants 
with residential address data (geo-coded) from across Victoria (overall 
response rate 53.5%)

Those living in non-urban, non-metropolitan areas were excluded 
(n =15,580), as were those with missing household income data (n 
=1,742). This was because income was regarded as an important 
contributor of determining where people could afford to purchase a 
dwelling (Strategic Review of Health Inequalities in England post- 
2010, 2010). Survey respondent residential address geocodes were 
assigned to SAls for those living in urban areas. From this, the “housing 
measures’ described earlier, housing density, housing tenure, ana 
affordable housing, were calculated at the SA1 for each participant 
using ArcGIS 10.2 (ESRI, Redlands) geographic information systems 
(GIS) software.

Three items were used to populate the individual-level behaviour
al’, ‘intermediate ’, and ‘long-term’ outcomes to test components of the 
framework Hypothesised in Fig. 1. Each attribute is described in more 
detail below.

Table 2
Demographic profile of urban metropolitan VicHealth survey respondents.

Demographic variable %n

Sex
Male
Female

3192 41.2
4561 58.8

Age (yearsf
18-34
35-54
55-74

957 12.3
2908 37.4
2920 37.7

>_ 75 960 12.4

Highest education attainment1 
_<_ Secondary 
> Tertiary

3214
4525

41.6
58.5

Employment statusf
Employed
Unemployed / not in the labour force

4373
3377

56.4
43.6

Annual household income (AUD)
< $40,000
$40,000- < $80,000 
$80,000 - < $120,000 
_>_ $120,000

2892 37.3
2150 27.7
1420 18.3
1291 16.7

Children in the household
Yes 3338

4415
43.1

No 56.9

Perceptions of night-time neighbourhood safetya 
Safe 
Unsafe

3980 64.8
2166 35.2

2.3.1. Behavioural outcome
Fear of crime was assessed using the item: ‘How safe do you feel 

walking in your local area alone after dark? ’ This was assessed using a 
five-point likert scale, where 1= very safe, 5= very unsafe. The scale was 
collapsed and recoded into ‘safe’ and ‘unsafe’ (1= safe (safe + very safe), 
2= unsafe (very unsafe + unsafe + neutral)).

Perceptions of community satisfaction‘ 
Satisfied 
Dissatisfied

7078 92.5
571 7.5

Self-rated heatha
Better health 
Poorer health

3736 48.3
4004 51.7

2.3.2. Intermediate outcome
Community satisfaction was assessed by the item: How satisfied

Key: AUD = Australian Dollar. 
a = missing data.
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Table 3
Multivariate multilevel regression models examining direct associations of the odds of feeling unsafe, community dissatisfaction, and poorer self-rated health with housing measures in 
urban metropolitan VicHealth survey respondents.3.

Odds of community dissatisfaction11 Odds of poorer self-rated healthOdds of feeling unsafe1’

p-ualue p-value p-valuePathway OR OROR 95% Cl 95% Cl 95% Cln

Pathway 1: Housing density

Dwelling density / ha
Q1 ( < 9.67) (lowest) 
Q2 (9.67-12.30)
Q3 (12.31-15.80)
Q4 (j>_ 15.81) (highest)

ref1873 1.00
1863 1.11
1928 1.15

1.00 ref 1.00 ref
0.93-1.34
0.95-1.41
0.69-1.11

0.26 1.04 0.80-1.36
0.87-1.49
0.85-1.53

0.77 1.14
1.16

1.00- 1.31
1.00- 1.33
0.97-1.30

<_ 0.05 
<.0.050.16 1.14 0.33

1916 0.26 1.12 0.120.87 1.14 0.39

Pathway 2: Housing tenure

Rental properties (proportion) 
Q1 ( < 0.14) Qowest) 
Q2 (0.14-0.22)
Q3 (0.23-0.35)
Q4 C>_ 0.36) (highest)

ref ref1716
1714
1857

1.00 1.00
1.05 1.19 _<L 0.050.78-1.40

0.98-1.72
1.00-1.79

0.75 1.03- 1.37 
0.94-1.25
1.03- 1.39

1.30 1.080.07 0.23
1954 1.34 <_ 0.05 1.20 _<_ 0.05

Pathway 3: Housing affordability

Unaffordable housing (proportion) 
Q1 (< 0.24) (lowest)
Q2 (0.24-0.32)
Q3 (0.33-0.43)
Q4 (j>_ 0.44) (highest)

ref1894 1.00
1928 1.26
1880 1.30
1908 1.19

1.00 ref 1.00 ref
1.05-1.51
1.08-1.57
0.98-1.44

<_ 0.05 
<_ 0.01

1.01 0.75-1.35
0.86-1.51
1.20-2.05

0.95 1.00 0.87-1.15
0.94-1.25
1.00-1.32

0.99
1.14 0.36 1.08 0.26

0.08 1.57 <_ 0.001 1.15 <_ 0.05

Key: employment status, household income and composition; Cl = confidence interval; ha = hectare; OR = odds ratio; Q = quartile; ref = reference category; bold indicates a < 0.05. 
3 = associations conceptualised in Fig. 1. 
b = adjusted for sex, age.

attributes with selected outcomes. This is important for three reasons. 
First, the conceptual framework hypothesised the complex and various 
pathways through which housing impacts health and wellbeing. In 
future, this framework may facilitate the potential downstream impacts 
of housing-related interventions to be identified, and in turn, could 
help mitigate any unintended consequences. Second, the spatial 
measures we were able to test relied on routinely available census data 
that were generated at the smallest available administrative scale in 
Australia. Using such an approach allows the data to be fairly easily 
sourced and applied, thus enabling future potential for comparing and 
monitoring housing attributes across different areas and over time. 
This information can also be used to advocate for building ‘more 
liveable’ communities, which is important from equity and health and 
wellbeing perspectives. Third, notwithstanding the multitude of actors 
who shape housing, the proposed spatial measures could be used to 
monitor the implementation of urban housing-related policies over 
time to understand how these, in part, impact a range of behaviours 
and outcomes. In brief, using spatial measures of housing we found 
significant associations between dwelling density and poorer self-rated 
health. Living in an area with a higher proportion of rental properties 
was associated with higher levels of community dissatisfaction and 
poorer self-rated health. While those living in areas with less affordable 
housing available tended to perceive the area as more unsafe, reported 
higher levels of community dissatisfaction, and had poorer self-rated 
health.

There were slightly more women (58.8%) than men, the majority were 
aged 35-74 years (75.1%), held a tertiary qualification (58.5%), were 
employed (56.4%), earned less than $80,000 per annum (65.0%), and 
did not have children living with them (56.9%). The majority of 
respondents perceived their neighbourhood to be safe (64.8%) and 
were satisfied with their community (92.5%). Slightly more respon
dents reported poorer (51.7%), rather than better self-rated health.

As per the conceptual framework, data in Table 3 show the 
associations between the spatially derived housing measures and 
outcomes. Dwelling density was not associated with perceived neigh
bourhood safety. The odds of feeling unsafe was higher for residents 
living in areas with less affordable housing available, compared with 
residents living in neighbourhoods with more affordable housing.

When community satisfaction was considered, significant associa
tions were observed with rental properties and housing affordability. 
Compared with those with the fewest rental properties available, the 
odds of community dissatisfaction was around 30% higher in those 
living in areas with 36% or more residential properties assigned as 
rentals. Similarly, the odds of community dissatisfaction were signifi
cantly higher in the least affordable areas compared with the most 
affordable areas (OR =1.57).

Significant associations were shown for some categories of housing 
density, tenure, and affordability with self-rated health. Overall, 
compared with the reference categories, as dwelling density, proportion 
of rental properties, and housing unaffordability increased, the odds of 
reporting poorer self-rated health also increased; however these 
associations did not always reach statistical significance.

Our non-linear associations shown between dwelling density and 
safety perceptions suggest there may be a threshold at which medium- 
high densities influence perceptions of safety. Although not specifically 
examined in this paper, higher levels of dwelling density likely 
stimulate co-location of shops, services and public transport. Urban 
planning and criminology offer competing perspectives on the safest 
neighbourhood designs (Foster et al., 2013). The former advocates for 
diverse neighbourhoods that generate ‘eyes on the street* (Duany et al., 
2000; Jacobs, 1961), whereas the latter emphasises the safest neigh
bourhoods are low density settings that attract few people (Beavon 
et al., 1994; Bowes, 2007). Indeed, both arguments have support.

4. Discussion

Using a liveability lens based on the social determinants of health, 
this paper sought to conceptualise how multiple housing characteristics 
in an urban context are associated with downstream behaviours, and 
intermediate, and long-term outcomes. Through this process we 
identified a suite of potential (and readily available) spatial measures 
that could be operationalized and applied to assess selected housing
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Higher densities generally increase the incidence of crime (Cozens and 
Hillier, 2012), but the presence of other people appears to limit fear of 
crime (Jorgensen et al., 2013; Maruthaveeran and Konijnendijk van 
den Bosch, 2014). Actual crime and fear of crime are distinct but 
related constructs (Schneider and Kitchen, 2007), and both have been 
associated with poorer physical and mental health (Lorenc et al., 2012). 
Fear of crime, however, is far more widespread tnan actual victimisa
tion and can impact populations who have minimal exposure to actual 
crime (Schneider and Kitchen, 2007).

Although non-significant, our density-safety trends support early 
theories that dime is a function of the intensity of land use, and 
balance between potential ‘targets’ and would-be ‘guardians’ (Jacobs, 
1961; Angel, 1968). Angel suggested that most crime occurred in a 
‘critical intensity zone’, where land-use intensity was sufficient to 
attract offenders to an area, but insufficient to ensure there were 
enough guardians to protect against crime. Less crime is likely to occur 
when land-use intensity is either very low (i.e. offenders are not 
attracted to the area), or veiy high (i.e. enough guardians to protect 
against crime) (Angel. 1968). While subsequent environmental crim
inology studies indicate that higher densities generally increase crime 
(Cozens and Hillier, 2012), and that large volumes cf people can serve 
to mask low level offences (Loukaitou-Sideris, 1999), the concept of a 
density ‘threshold’ may nonetheless remain relevant to residents' 
perceptions of, and concerns about, crime. Although the relationships 
did not reach significance, the directions of associations suggest 
dwelling densities of ~ 10 - 15 dwellings / hectare may fall within 
the proposed ‘critical intensity zone’, where there are too few guardians 
to positively impact teeJngs of safety, whereas our top quartile of 
density (> 15 dwellings / hectare) may provide enough ‘eyes on the 
street’ to limit crime occurrences.

Our findings suggest dwelling densities of -10 - 15 dwellings / 
hectare was related to poorer global health, as measured by self-rated 
health. However, the evidence base is mixed when specific markers of 
health are considered. On one hand, higher levels of dwelling density 
have been ’.inked to more walking for transport, reduced rates of 
cardiovascular mortality, and lower risk of pedestrian traffic incidents. 
On the other hand, higher dwelling densities have been associated with 
greater air and noise pollution exposure, and potentially poorer mental 
health. Findings suggest the quality, design, and location of housing, as 
well as the population being investigated, play important roles in the 
strength and direction of these associations (Giles-Corti et al., 2012).

Xotably, we did not find significant associations between dwelling 
density and community satisfaction. We anticipated that our top 
quartile of density (although low by planning standards) would support 
a more liveable community, thereby higher levels of community 
satisfaction, by providing better access to amenities and public trans
port infrastructure (Lowe et al., 2013). Yet, it could be that the density 
categories examined in this study were insufficient to encourage 
appropriate levels of mixed use development. Some of our recent 
analysis in metropolitan Melbourne suggests densities need to be at 
least 20 dwelungs per hectare to generate substantial walking for 
transport behavioural changes (manuscript under review, details 
available upon request). Yet, our present analysis classified dwelling 
densities by quartiles, with the highest stratum being > 15 dwellings 
per hectare. Future work should seek to investigate how higher 
residential density thresholds (i.e. >15 dwellings / ha) are associated 
with a broader range of outcomes, including community satisfaction.

Indeed, there have been attempts to quantify appropriate dwelling 
densities in Australia. A 2006 South Australian planning document 
categorised net dwelling density as: very low (< 17 dwellings / 
hectare), low (17 - 33 dwellings / hectare), medium (34 - 67 dwellings 
/ hectare), and high (> 67 dwellings / hectare) (Building South 
Australia). More recently, the New South Wales Planning & 
Environment Department made subdivision layout and housing type 
recommendations in growth areas for net densities of 15, 20, 25, and 
30 dwellings / hectare (New South Wales Planning & Environment,

2014). The densities tested in this paper are much lower than these 
planning recommendations. This suggests a mismatch between policy 
and delivery. Future research could first, examine if and where the 
recommended densities are being delivered, and second, in areas were 
density recommendations are being met, test for associations with a 
range of outcomes.

Earlier research identified higher numbers of rental properties were 
associated with more transient populations, and therefore decreased 
community satisfaction and poorer health (Rohe et al., 2001). Our 
findings concur with this evidence base. Housing affordability is a 
major, and increasing concern in Australian cities (Infrastructure 
Australia, 2016), and renting from private landlords has traditionally 
been the housing tenure choice of lower income or more disadvantaged 
groups (Gilbert, 2016). Therefore, areas with higher proportions of 
rental properties maybe concentrated in less ‘desiraole’ suburbs (Ruhe 
et al., 2001). More disadvantaged neighbourhoods generally have 
poorer aesthetics and more incivilities present compared with less 
disadvantaged neighbourhoods (Thornton et al., 2016). Furthermore, 
those with poorer self-rated health are more likely to be from 
disadvantaged groups; this can then contribute tc a ‘double disadvan
tage’ when these people are located in deprived neighbourhoods 
(Badland et al., 2013). Following on, in our study, living in less 
affordable areas was associated with greater odds of feeling unsafe 
and being dissatisfied with the community. One potential explanation 
for these associations is that cost limits where people can purchase 
their house, and therefore opportunities for upwards housing mobility 
(Rohe et al., 2001). Consequently, those who are more disadvantaged 
may be forced through the housing market to remain in less desirable 
neighbourhoods. Further work needs to be undertaken to test this 
pathway

Our findings build on the importance of the relationship between 
housing affordability and mental health identified previously (Bentley 
et al., 2011; Infrastructure Australia, 2016; Thornton et al., 2016), 
supported by the significant association shown between living in areas 
with the least affordable housing and poorer self-rated health. A 
measuie of mental health was not available through the VicHealth 
Indicators survey, therefore we tested housing affordability with the 
broader measure of self-rated health (a marker of both physical and 
mental health (Infrastructure Australia, 2016)). Indeed, we suggest 
that the association between housing affordability and self-rated health 
would have been stronger if we were further able to isolate those who 
were experiencing housing affordability stress. That is, we did not 
measure respondents’ direct exposure to housing affordability stress; 
rather we modelled individual outcomes against an area-level expo
sure. In future we recommend that the housing affordability spatial 
measure be tested with more specific outcomes. Alternatively, median 
house and rental prices within ail area could he compared against 
household income to more directly assess the relationship between 
households and housing affordability.

There are limitations of our work. First, the use of the SA1 
administrative unit as a proxy for neighbourhoods is problematic, 
and is known as the uncertain geographic context problem (UGCoP). 
The UGCoP focuses on how ‘contextual’ units differ from ‘geographic’ 
units (Kwan, 2012). In our case an example is the perception of 
neighbourhood safety (context) being compared with housing density 
within the SA1 (geography). As such, it is likely there are discrepancies 
between ‘perceived’ and ‘ administrative’ neighbourhoods, which 
translate to measurement error. For example, people have diverse 
neighbourhood ‘shapes’ depending on their demographic profile and 
the local built environment, and this informs their perceptions (Ivory 
et al., 2015). Future research should seek to quantify the extent of this 
measurement enor, and identify the spatial units (or units) that are 
most appropriate for the outcome variable(s) of interest. Second, we 
have to be mindful of the ecological fallacy when dra wing individual- 
level conclusions based on area-level exposures (Subramanian et al., 
2009). Third, urban planning policies and initiatives that likely
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contribute to housing and location selection were not included in our 
conceptual framework. Examples include: the 20 min city; planning 
controls such as local area planning and zoning laws, and the creation 
and enforcement of urban growth boundaries; provision of planning 
bonuses and concessions for affordable housing developments; use of 
sustainable building materials and energy systems; fast tracking 
planning approvals that provide affordable, adaptable, or diverse 
housing; different lending or repayment structures (Rowley and 
Phibbs, 2012); and rental agreement modifications (e.g. provision of 
long-term leases, lease-hold land). Although these may affect the 
availability, location and quality of housing, these were not included 
in our analysis as they could not be measured and applied spatially. 
Fourth, compared with planning recommendations, dwelling densities 
were low in our sample. Therefore our analysis was comparing across a 
range of low density areas. Fifth, we relied on cross-sectional data from 
a data set with a limited set of outcome measures to explore the 
selected pathways, and in future the housing measures need to be 
tested with longitudinal data and more diverse and specific outcomes to 
determine causality. Other limitations include the reliance on self
report population survey data to test a limited number of components 
in the conceptual framework and potential selection bias in the 
VicHealth survey (non-respondent data were unavailable). 
Accordingly we recommend testing these housing measures with 
another population sample with a more diverse range of outcomes. 
Finally, other than a metropolitan urban setting, we did not consider 
the location of this housing. Future research might consider distance to 
the central business district and other such employment or activity 
clusters as additional housing variables that provide proxies for other 
variables relevant to liveability.
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Evidence about the mental health consequences of unaffordable housing is limited. The authors investigated 
whether people whose housing costs were more than 30% of their household income experienced a deterioration 
in their mental health (using the Short Form 36 Mental Component Summary), over and above other forms of 
financial stress. They hypothesized that associations would be limited to lower income households as high housing 
costs would reduce their capacity to purchase other essential nonhousing needs (e.g., food). Using fixed-effects 
longitudinal regression, the authors analyzed 38,610 responses of 10,047 individuals aged 25-64 years who 
participated in the Household, Income, and Labour Dynamics in Australia (HILDA) Survey (2001-2007). Respon
dents included those who remained in affordable housing over 2 consecutive waves (reference group) or had 
moved from affordable to unaffordable housing over 2 waves (comparison group). For individuals living in low- 
to-moderate income households, entering unaffordable housing was associated with a small decrease in their 
mental health score independent of changes in equivalized household income or having moved house (mean 
change = -1.19, 95% confidence interval: -1.97, —0.41). The authors did not find evidence to support an 
association for higher income households. They found that entering unaffordable housing is detrimental to the 
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Housing is the place where we spend the majority of our 
lives and one of the main settings that affect human health 
(1). Although a relation between housing and health is well 
established and housing is widely regarded as a key deter
minant of health (2), gaps remain in our understanding of 
the multiple potential pathways between housing and health 
(3-5). Existing evidence has focused mainly on more direct 
“pathways” (3) between physical dwelling characteristics, 
such as exposure to toxins (2), poor insulation (4), or damp
ness (6), and physical health outcomes, such as asthma (4, 7), 
skin infections (8), or cardiovascular disease (9). Less is 
known about how the social and economic aspects of hous
ing relate to health, particularly mental health, a finding 
highlighted in recent reviews (10, 11).

The relation between housing affordability and mental 
health has been established in a number of studies (6, 7,

12-14); affordability may influence health via the quality 
(12, 13), location (15), and tenure (14, 16, 17) of dwellings 
that households can access. Furthermore, in extreme cases, 
poor housing affordability can result in homelessness that is 
likely to be both a consequence and a determinant of poor 
mental health (18). Importantly for this current study, recent 
work in the United Kingdom (19) that builds on earlier work 
(10) has indicated that the experience of poor housing af
fordability appears to influence mental health directly, over 
and above general financial hardship. The current analysis 
adds to this body of work to improve understanding of the 
influence of housing affordability on mental health.

In a great majority of countries, including Australia (20), 
the United States (3), and the United Kingdom (21), hous
ing is a principal means for households to create and store 
wealth. For many households, housing costs (mortgage, rent,
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and insurance) are their largest category of expenditure, on 
average accounting for just under 20% of all consumption 
expenditure in Australia and New Zealand, 18% in the 
United Kingdom and the United States, and almost 24% 
in Canada (22) The cost of housing, therefore, has a signifi
cant effect on a household’s ability to access nonshclter re
quirements, such as food, transport, and medical care. This 
is especially the case for low income households as they are 
likely to pay a greater proportion of their income in housing 
costs (23)

A number of recent studies and reviews have highlighted 
the potential of longitudinal studies (10, 22, 24) to explore 
the relation between housing and health. Longitudinal ap
proaches are able to address a number of key limitations of 
cross-sectional studies, such as the direction of causation 
(3, 6, 25, 26) and the role of subjective influences on health, 
such as tlie sense of well-being (10, 24). In addition, pre
vious studies have insufficiently separated housing afford
ability from income, meaning that the effects of housing 
affordability cannot be distinguished from broader financial 
stress. This final point is critical because, if housing afford
ability has an effect on mental health that is distinct from the 
effects of financial stress, then policy interventions to reduce 
housing costs may be effective health interventions.

Our research uses a longitudinal approach that considers 
changes within people over time (comparing individual hous
ing affordability and mental health at 2 time points). We 
account as much as possible for underlying financial stress 
driving observed associations by borh stratifying and adjust
ing for income. In Australia, housing affordability has most 
typically been examined by using a ratio approach, which 
focuses on households in the bottom 40% of the income 
distribution paying more than 30% of their income for hous
ing costs (the “30/40 rule”) (27-30). The usefulness of this 
ratio has been recently reinforced in the analysis by Nepal 
et al. (31), who analyzed the sensitivity of the 3 most widely 
used Australian indicators of poor housing affordability and 
concluded that the 30/40 rule most robustly allowed housing 
affordability to be examined over time. The structure of the 
Australian housing system means that affordability is a means 
by which housing acts as a social determinant of health, 
leading to housing being regarded as a “health promoting 
resource accessed thiough income” (32, p. 25). The research 
and policy focus on housing affordability among lower in
come Australians is grounded in the premise that the costs of 
housing among those with lower incomes result in reduced 
ability to meet other nonhousing basic needs (e.g., food 
or medical). Correspondingly, people from higher income 
households are more likely to have social and material re
sources that would buffer their health from the negative 
consequences associated with having high housing costs 
relative to income (33). Consequently, we hypothesized that 
the effects of poor housing affordability on mental health 
would be limited to lower income households.

In this article, we therefore address 2 research questions:

1. Does self-perceived mental health worsen for people
whose housing becomes unaffordable?

2. Do observed effects differ between low to moderate and
nigh income households?

MATERIALS AND METHODS

Data

The Household, Income, and Labour Dynamics in Australia 
(HU,DA) longitudinal study follows Australian households 
and individuals over time. The HILDA data set is based upon 
a nation-wide probability sample of households and indi
viduals, focused on income, employment, health, and well
being Information is collected from household members 
aged 15 or more years by using face-to-face interviews and 
self-completion questionnaires. All annual waves between 
2001 and 2007 were included in these analyses. The initial 
household response rate at wave 1 was 66%. Retention of 
responding individuals at subsequent waves was 87% at wave 
2 and >90% thereafter (34).

The analysis described in this paper is based upon the 
38,610 responses of 10,047 HILDA participants aged 25-64 
years who met the following criteria:

• Had at least 2 consecutive waves of data on housing afford
ability, mental health, and income, and

• Had spent 2 consecutive waves in affordable housing (ref
erence group) or 1 wave in affordable housing followed by 
1 wave in unaffordable housing (comparison group).

Outcome variable

The Mental Component Summary (MCS) of the Snort Form 
36 (SF-36) measure was used as the primary outcome measure 
for these analyses. The SF-36 is one of the most widely used 
self-completion measures of health status (35), and it has 
been validated for use in the Austialian population (36) and 
to detect within-person change over time (37). The MCS re
lates most directly to 4 subscales generated from the 36 items 
that comprise the SF-36: vitality, social functioning, role lim
itations due to emotional problems (“role-emotional”), and 
mental health. A higher score on this 0-100 scale reflects 
better mental health and well-being.

Predictor variable

“Unaffordable housing” was defined as occurring when 
a household paid more than 30% of gross household income 
in rent or mortgage costs (33, 38, 39). Rent, mortgage, and 
household income were self-reported and refer to the time at 
which the survey was conducted.

Confounders

Potential confounders were identified from existing litera
ture and consideration of the likely relation between each and 
change in housing affordability and change in mental health. 
Models were adjusted for age (centered at the mean), change 
in residence between waves, and equivalized disposable 
household income. Disposable income was based on income, 
investments, and expenditure for the financial year and equiv
alized for each household. Equalization adjusts for the size 
and composition of the household by using the modified equiv
alence method of the Organisation for Economic Co-operation
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and Development (40). The analytical sample was restricted 
to individuals whose housing was affordable in 1 survey 
wave but unaffordable in the next wave and to those who 
remained in affordable housing over 2 consecutive survey 
waves (reference category).

The sampling design of HILDA resulted in more than 
1 individual per household being included in the analysis. 
Therefore, robust standard errors were calculated to account 
for clustering of individuals within households.

We estimated the association between change in housing 
affordability and change in mental health, initially adjusted 
for age (referred to as “unadjusted models”), and then fur
ther adjusted for equivalized disposable household income. 
Because the fixed-effects approach measures within-person 
change over time, by adjusting for an equivalized (by house
hold structure) measure of income, we capture change in 
both disposable income (which might arise from a change 
in job or labor force participation) and household structure 
(an increase or decrease in people in the household).

We also tested the hypothesis that effects would be re
stricted to lower income households by including in the model 
an interaction term between housing affordability and level of 
household income (dichotomized into the lowest 40% and the 
highest 60% of the national income distribution) (41). We 
then stratified models according to household income.

Finally, to test the sensitivity of our findings to the out 
come measure used, we repeated our primary analysis using 
each subscale of the MCS (mental health, role-emotional, 
social functioning, and vitality) as outcomes, stratifying the 
analysis by household income.

Missing data

Of the 64,937 data points recorded in the HILDA data set 
between waves 1 and 7 for people aged 25-64 years. 59.46% 
are included in these analyses. Cases could not be included 
where the MCS score was not available or where there was 
missing information on covariates (reducing the sample to 
43,642). The analysis was restricted to people who had spent 
2 consecutive survey waves in affordable housing or had 
1 wave in affordable housing followed by a wave in unaf
fordable housing (38,610 observations).

Analysis

We calculated summary statistics of the outcome (MCS) 
by age group, sex, if moved house between waves, and equiv
alized disposable income, for both categories of the afford
able housing predictor variable (remained in affordable 
housing/housing became unaffordable) Household income 
and changes in household income between waves are likely 
to be strong confounders of the association between housing 
affordability and mental health. To examine the association 
between household income and housing affordability, we 
used 2007 data to plot the relation between quintiles of equiv
alized income and the proportion of people spending more 
than 30% of income on housing costs, excluding individuals 
who did not have any housing costs.

We used longitudinal linear regression models with fixed- 
effects estimators to estimate the association between unaf
fordable housing and mental health. Analyses were pei formed 
by using STATA, version 11.0, software (StataCorp LP, Col 
lege Station, Texas). Taking account of repeat observation 
of individuals, we used the following models (where i = 
individuals within the sample, and t = time periods):

RESULTS

Overall, people who had not experienced unaffordable 
housing had an average MCS of 49 0 (standard deviation 
(SD) = 9.9), whereas those whose housing had become un
affordable had an average MCS of 46.5 (SD = 11.3) (Tabic 1). 
Across each age, sex, and income group, people whose hous
ing had become unaffordable had worse mental health than 
people whose housing had remained affordable. People who 
had moved from one house to anothei had a lower average 
MCS score than people who had not moved between waves, 
and if their housing had also become unaffordable, their av 
erage MCS score was the lowest observed at 44 (SD = 12.3) 
points (Table 1).

Housing becoming unaffordable was more likely for people 
in the lowest 40% of die income distribution and those who 
had moved. The majority of occunences of housing becom
ing unaffordable were not related to moving from one house 
to another, implying that changes in household structure, 
housing costs, or household income were the main reasons 
for housing becoming unaffordable.

Housing affordability was strongly associated with income. 
In the lowest income quintile, 43% of individuals spent more 
than 30% of their income on housing compared with only 3% 
in the highest income group (Figure 1).

On average, the MCS of people whose housing became 
unaffordable decreased by 0 54 points after age, equivalized 
disposable income, ar.d moving from one house to another 
had been accounted for (95% confidence interval (Cf): —0.95, 
—0.14) (Table 2). Fitting an interaction term in the model 
showed evidence of effect modification by level of house
hold mcorne (P = 0.008). Stratification of models by house
hold income shows that the associations of poor housing 
affordability with mental health appear to be restricted to

MCS;, — Cl T flA -f- V; + C:t.

MCS was modeled as a function of a constant term (a) 
and a set of covariates (X) with associated vector of coeffi
cients ((J), while V,- is an individual-specific error term that 
controls for unobserved individual fixed effects (effects that 
are constant over time), and eit is an error term that varies 
across individuals and over time. Because we want to control 
for omitted variables that differ between individuals but are 
constant over time (including family background, education), 
we used a fixed-effects rather than a random-effects estima
tor in the models. Fixed-effects models remove variability 
between people that is equivalent to including each person in 
the model as a covariate (i.e , a fixed effect). This approach 
removes unobserved heterogeneity (between people). The 
coefficients generated from these models describe changes 
within individuals only and therefore provide an estimate of 
associations that are not confounded by differences between 
people that cannot be accounted for in the models.
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Figure 1. Percentage of adults aged 25-64 years spending more than 30% of their equivalized household income on housing payments, by 
income quintile, Australia, 2007.
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Table 1. Description of Analytical Data Set for Adults Aged 25-64 Years, Australia, 2001-2007

Housing Remained Affordable Housing Became Unaffordable

SF-36 MCS, 
Mean (SD)

No. of
Observations

SF-36 MCS, 
Mean (SD)

No. of
Observations

Age, years 
25-34 
35-44 
45-54 
55-64

48.13 (10.02) 
48.34 (9.91) 
49.17 (9.75) 
50.85 (9.84)

45.42 (11.29) 
47.25 (10.69) 
46.89 (11.24) 
46.74 (12.85)

7,986
10,906
10,150
7,554

691
669
430
224

Sex
49.63 (9.50) 
48.52 (10.26)

47.57 (10 89) 
45.65 (11.52)

Males
Females

Changed residence

17,264
19,332

885
1,129

46.76 (11.16) 
46.00 (11.51)

No 49.24 (9.82) 
47.84 (10.48)

31,576
5,020

1,305
Yes

Weekly equivalized disposable 
household income

Lower 40%
Upper 60%
All observations

709

47.17 (11.11) 
49.56 (9.51) 
49.04 (9.93)

7,853
28,743
36,596

45.08 (11.95) 
48.13 (10.24) 
46.49 (11.29)

1,082
932

2,014

Abbreviations: MCS, Mental Component Summary; SD, standard deviation; SF-36, Short Form 36.

individuals living in low-to-moderate income households 
(mean change = -1.19, 95% Cl: -1.97, -0.41).

Mental health and social functioning worsened in low- 
to-moderate income households when housing became un
affordable (mean change = —1.49, 95% Cl: 
and mean change 
tively) (Table 3). No significant relation with housing af
fordability was observed for the role-emotional or vitality 
subscales of the SF-36. Again, there was no evidence of an 
effect of housing affordability for people in the upper 60% 
of the income distribution.

DISCUSSION

We find evidence to support our hypothesis that poor hous
ing affordability is associated with deterioration in mental 
health in Australia, a finding that is consistent with research 
in other resource-rich countries, including the United Kingdom 
(19). Our findings also suggest that decreases in mental health 
associated with poor housing affordability appear to be 
limited to individuals living in households in the bottom 
40% of the income distribution. We suggest that the con
centration of the effect in low-to-moderate income

2.75, -0.22 
-4.33, 95% CL -6.19, -2.47, respec-
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Table 2. Mental Health Effect of Moving Into Unaffordable Housing, 
Stratified by Household Income, for Adults Aged 25-64 Years, 
Australia, 2001-2007

Table 3. Effect on Mental Health, Role-Emotional, Social 
Functioning, and Vitality of Moving Into Unaffordable Housing, 
Stratified by Household Income, for Adults Aged 25-64 Years, 
Australia, 2001-2007

Mean Change in 
MCS Score3 95% Cl P Value

Mean Change in 
MCS Score3 95% Cl P Value

Unadjusted11
Adjusted0
Lowest 40% of

income distribution
Unadjusted11
Adjusted0

Upper 60% of
income distribution

Unadjusted
Adjusted

-0.99,-0,19 0.004
-0.95,-0,14 0.008

-0.59
Lowest 40% of

income distribution
Mental health

Role-emotional
Social functioning
Vitality

Upper 60% of
income distribution

Mental health
Role-emotional
Social functioning
Vitality

-0.54

-1.49 -2.75, -0.22 
-5.43, 0.31 
-6.19, -2.47 <0.001 
-2.24, 0 22

0.021
-2.56 0.080

-1.22
-1.19

-1.98,-0.46 0.002
-1.97,-0.41 0.003 -4.33

1.01 0.106

-0.69, 0.38 
-0.65, 0.43

-0.15 0.572
0.15 -0.71, 1.01 

-2.04, 1.58 

-1.48, 0.89 
-1.13, 0.73

0.739-0.11 0.694
0.23 0.806

Abbreviations: Cl, confidence interval; MCS, Mental Component 
Summary; SF-36, Short Form 36.

a Regression coefficients representing the mean change in SF-36 
score in individuals whose housing became unaffordable compared 
with those who remained in affordable housing. 

b Unadjusted models were adjusted for age only.
0 Adjusted models were adjusted for age, residential change, and 

equivalized disposable household income.

-0.29 0.625
-0.20 0.673

Abbreviations: Cl, confidence interval; MCS, Mental Component 
Summary; SF-36, Short Form 36.

a Regression coefficients representing the mean change in SF-36 
score in individuals whose housing became unaffordabie compared 
with those who remained in affordable housing, adjusted for age, 
having moved residence since last wave, and equivalized disposable 
household income.

households is due to the dominance of housing as a principal 
life expenditure. Higher housing costs for those with low 
incomes are known to affect the household’s ability to meet 
other essential needs (11,23), for example, to purchase food, 
pay for transport costs (which may limit participation in 
employment and education), pay for utilities (heating, cool
ing), or meet health costs. For many higher income house
holds, high housing costs are likely to be less deleterious to 
mental health because they may be the result of rational and 
voluntary housing investment choices as discussed (42, 43). 
Such choices are beneficial within the Australian taxation 
system (44), which effectively promotes home ownership 
through the tax-free status of the primary residence.

On the basis of our findings, we conclude that interven
tions to improve housing affordability are likely to be most 
effective for low income groups. Interventions to improve 
housing affordability may involve increasing household in
come and/or reducing housing costs. Importantly, these in
terventions targeted to low income groups have the potential 
to reduce inequities in mental health. In particular, interven
tions might be expected, based on our findings, to have 
greatest impact on the social functioning of individuals at 
risk of poor housing affordability.

Future work is required to investigate the degree to which 
these results are further differentiated by age. Such research 
would build upon earlier work by Watkins and Hosier (45) 
who found that the further an individual is from his/her 
expected housing “trajectory” (46), the larger the negative 
effect upon that individual’s mental health. On this basis, we 
speculate that, for younger households, periods of unafford
ability are anticipated and would have a lesser mental health 
effect. Although beyond the scope of the current article, 
evidence on the potential age differentiation of health 
effects from housing affordability would be valuable and

enable the better targeting of interventions on the basis of 
lifecycle stage, as well as income.

The effect sizes estimated in these analyses are modest, 
partly attributable to the conservative modeling approach 
used (fixed effects and adjustment for income). Generally 
in population groups, a change of 2-3 points on this scale is 
considered to be of clinical importance (47); however, as 
argued by Testa (48), determining the magnitude at which 
a within-person change becomes meaningful is not straight
forward and may vary across different people and in dif
ferent contexts. For example, Hopman et al. (49) found an 
age-related, within-person natural progression in MCS over 
time that equated to an average increase of 1.3 over 5 years 
for women aged 45-54 years and of 2.0 for men of the same 
age. Nonsystematic measurement error of income and housing 
costs that combine to form our exposure variable may have 
also attenuated our estimates toward the null. Nonetheless, we 
argue that small effects are still of public health importance 
when experienced by a large proportion of the population. 
For example, in Australia in 2004, there were 1.1 million 
low income households in unaffordable housing (50) and, 
therefore, poor housing affordability has a role in both the 
creation and maintenance of health inequalities.

This study has several important strengths. We have used 
a large and high quality national longitudinal data set, and 
this has allowed us to model change in mental health predicted 
by change in housing affordability and to mount stronger 
causal arguments. The use of fixed-effects regression analy
sis, allowing us to look at individual change in response to 
unaffordable housing, negates the bias generated from un
measured differences between people. Finally, we were able 
to address the limitations of previous research that have not
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taken into account the association between household in
come and housing affordability. As shown in Figure 1, hous
ing affordability is closely related to income. Therefore, it is 
necessary to adopt an analytical approach that reduces the 
possibility that observed associations between housing af
fordability and health are the result of residual confounding 
by low income. The analytical approach used in this article 
does so by focusing on changes within people over time, 
while adjusting for household income. Our income-adjusted 
observations using within-person regression analysis allow 
us to identify a relation between housing affordability and 
mental health that appears to operate above and beyond the 
mental health effect of financial difficulties.

The study also has a number of limitations. First, infor
mation was not available on the number of times between 
annual survey waves that participants had changed housing 
affordability. Additionally, our understanding of the relation 
between unaffordable housing and health might be sharp
ened with more comprehensive measures of poor housing 
affordability (e.g., indicators which take into account mort
gage or rent arrears, generational wealth, tenure, transport 
costs associated with location of housing, and the costs of 
heating and cooling housing). We also note that our analysis 
is based upon a dichotomous exposure measure. Although 
we are mindful of the importance of assessing exposure by 
using a policy-relevant measure, we also note its limitation 
in revealing variation on either side of the 30% cutoff. On 
the basis of our analysis, we do not know the form of the 
association between housing affordability and health, and 
this could be a focus of future research.

We have necessarily made some key assumptions in this 
paper. The first relates to potential reverse causation occur
ring between survey waves. In some cases, a decline in a 
person’s mental health may cause his/her housing to become 
unaffordable, perhaps through job loss or a relationship break
down. If this were to occur between data collection waves 
of HILDA, we have no way of knowing if change in mental 
health preceded a change in housing affordability. We have 
assumed that the strongest pathway is likely to be from housing 
unaffordability to poorer mental health. Second, although the 
first survey wave was, on the whole, highly representative of 
the Australian population and subsequent retention has been 
high (>90% for all but 1 wave), there is a documented attrition 
bias toward people who are of non-English-speaking back
grounds, unemployed, less educated, indigenous, and in lower 
status occupations (51). Over time, the sample has therefore 
become less representative of the population and biased toward 
higher socioeconomic status population groups. In addition to 
this potential attrition bias, missing data on key variables led 
to the exclusion of a large number of survey participants from 
our analytical sample. The large majority of excluded records 
were missing the MSC score at 1 or both years. Individuals 
missing these data were slightly more likely to be in unafford
able housing and slightly more likely to be in low/moderate 
income households (data not shown). It is possible that attrition 
and selection biases may have affected the estimates of the 
strength and significance of the relation between unafford
able housing and health that we have obtained in these 
analyses. If the housing affordability-mental health rela
tion is stronger in very low income groups who also did not

report their income, it is likely that we have underesti
mated the association.

Using data from a national household longitudinal survey, 
we contribute to the emerging evidence on housing and men
tal health. The analysis provides strong evidence to support 
a relation between housing affordability and mental health in 
low income groups. Further, our findings suggest that inter
ventions to improve housing affordability in low income 
groups are likely to reduce inequalities in mental health.
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Gentrification and Preterm Birth in New York City, 
2008-2010

M. Huynh and A. R. Maroko

ABSTRACT Adverse birth outcomes have been linked to neighborhood level 
socioeconomic status. However; little work has examined the influence of social and 
economic change over time (i.e., gentrification) on health. This study aims to assess the 
association between gentrification and preterm birth (PTB) while examining the 
modifying effect of maternal race /ethnicity and educational attainment. New York 
City births, 2008-2010, (n=126,16S) ivere linked to a measure of gentrification at the 
community district level (n=S9). The gentrification measure was calculated using 
percent change in education level, poverty level, and median household income (Mill) 
between the 2005-2009 American Community Survey and the 1990 Census. PTB was 
defined as clinical gestational age less than 37 weeks. Generalized estimating equations 
were utilized to examine the association. Gentrification (i.e., increase in residents with a 
college education, increase in MHI, and decrease in residents living below the poverty 
line) was not associated with PTB. However, among Non-Hispanic Blacks, very high 
gentrification ivas adversely associated with PTB (AOR, 1.16; 95 % Cl, 1.01-1.33) as 
compared to those who lived in a very low gentrified neighborhood. Among non- 
Hispanic Whites, living in a very high gentrified neighborhood was protective as 
compared to living in a very low gentrified neighborhood (AOR, 0.78; 95 % Cl, 0.64- 
0.94). Although there is a need to develop a more nuanced measure of gentrification, 
these results indicate that changes in the economic character of a neighborhood may 
have a significant influence on birth outcomes.

KEYWORDS Gentrification, Preterm birth, Socio-economic status, Urban renewal

BACKGROUND

Over rime, researchers have acknowledged that health is affected by socioeconomic 
status not only at the individual level but also at the neighborhood level. A wide 
variety of health outcomes have been linked to neighborhood level socioeconomic 
status. 1-4 Absolute measures of socioeconomic status, such as deprivation and 
median household income, as well as relative measures, such as income inequality, 
have been found to be associated with health, in particular, adverse birth 

Infant mortality and preterm birth, a primary cause of infant mortality,
9-12

5-8outcomes.
has been linked to both individual and neighborhood socioeconomic status. 
Despite the comprehensive literature of the impact of socioeconomic status on 
preterm birth, little work has focused on the effect of economic change, particularly 
neighborhood economic transitions may have a significant influence on health.
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Neighborhoods are not static but dynamic entities that can experience change 
across a number of dimensions. Economic and social changes that are a result of an 
influx of higher income residents and housing investment are collectively referred to 
as gentrification. It is also characterized by the displacement of lower income 
residents as housing stock values rise, 
and negative consequences on those original residents who remain in the 
neighborhood, as well as the incoming residents, 
ment in housing and resources, as well as a broadening of the tax base, are a few of 
the pos'tive consequences, 
forced displacement of long-term lower-income residents who can no longer afford 
to remain in the neighborhood which results in a change m the character of the 
neighborhood, as well as rendering some social networks obsolete.

The health implications of gentrification have not been explored comprehensively, 
despite the likelihood of its effect on neighborhood socio economic status. As part of 
an analysis examining the effect of neighborhood socioeconomic status, Pickett et al. 
also assessed whether a change in the neighborhood socioeconomic status affected 
preterm birth. The authors utilized an absolute change in the proportion of adult 
male unemployment, black residents, and individuals under the poverty line between 
1980 and 1990 as indicators of economic change; Pickett et al. found that the risk of 
preterm birth increased when there was increased unemployment of adult males.

Because gentrification affects both material resources and psychosocial stress, 
there is likely not one pathway that leads to preterm birth but multiple pathways. 
The neo-material pathway suggests that health inequalities may result from a 
differential access to material resources and opportunities, 
pathway emphasizes that physiological stress resulting from the environment will 
adversely affect pregnancy outcomes.

The current analysis was performed primarily to assess the association between 
gentrification and preterm birth in a population-based sample of births in New York 
City. A preliminary measure of gentrification was developed to characterize 
neighborhood economic change Second, we examined if the association remained 
significant following the inclusion of maternal race/cthnicity and educational 
attainment, a proxy measure for individual socio-economic status.

13,14 These changes may result in both positive

14-17 Revitalization and reinvest-

i 1-16 However, gentrification is often associated with the

15,16

1

4,19 The psychosocial

20-22

MATERIALS AND METHODS

Study Design and Sample
We utilized birth certificate data from the New York City Department of Health and 
Mental Hygiene for 2008-2010 (?z = 348,586). Maternal demographics ii.e., race/ 
ethnicity, age, educational status, and community district) and maternal and infant 
variables /i.e., parity, gestational age, and congenital anomalies) were obtained from 
these vital records. The analysis excluded women aged 19 or less (n=23,031), 
multiple births (n-12,110), multiparas (n= 177,583), infants born with congenital 
anomalies («=4,960), and non-specified other racial/ethnic group («=3,146). 
Women aged less than 20 were excluded to ensure that the women had the 
opportunity to complete high school. Multiple births and those linked with 
congenital anomalies are at greater risk of preterm birth. Multiparas were excluded 
to remove the possibility of a prior adverse birth outcome. Women who were 
categorized as other for race/ethnicity were removed due to small sample size. Any 
records with incorrect community district identifiers [n~ 1,556) or incorrect/missmg
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clinical estimate of gestational age were also excluded from the sample (climcai 
gestational age less than 20 or greater than 45; n-35). The final sample size for the 
analysis was 126,145.

Birth Outcomes
Preterm birth (PTB) was defined as less than 37 weeks based on the clinical estimate 
of gestation recorded on the birth certificate.

Primary Exposure and Selected Covariates
To estimate a change in the economic status for each community district, the authors 
utilized Census data from 1990 and the 2005-2009 5-year estimate of the American 
Community Survey. There are 59 community districts in New York City ranging in 
population between 35,000 and 200,000 and in size between 900 acres and 15,000 
acres. ’ Community districts are governed by a community board whose respon 
sibilities include addressing land use and zoning issues, determining the needs of the 
community and attending to community issues. Three variables were chosen to 
construct the measuie: number of college or more educated adults aged 25 or more, 
number of residents living below the federal poverty line, and the median household 
income (MHI). A percent change was calculated for all three variables between the 
1990 and 2005/2009 estimates. The 1990 MHI was adjusted for inflation utilizing 
the Consumer Price Index prior to calculating the percent change, z-scores were 
calculated for each of the three Census variables and then summed The z score 
ranged from -4.3 to 6.6 where lower z-scores corresponded to less gentrification. A 
five-level variable was constructed using quintiles (very high, high, medium, low, 
and very low). Very high gentrification was designated as those neighborhoods with 
a substantial increase in residents with a college education and Mill and a 
substantial decrease in poverty level. Very low gentrification indicated neighbor
hoods that had a slight increase or decrease in college-educated residents, MHI, and 
poverty level.

Selected Covariates
The covariates of interest, maternal race/ethmcity and educational attainment, were 
obtained from birth certificates. Maternal race/ethmcity was categorized as non- 
Hispanic White, non-Hispanic Black, Hispanic, and non-Hispanic Asian/Pacific 
Islanders (API). Maternal education was measured as years of education attained 
and was categorized as <12 years (less than high school), completing 12 years (high 
school), 13-15 years (some college), and >16 years (college or more).

Other individual level covariates included maternal age, Medicaid status, and 
marital status. In addition, neighborhood level covariates were included in the 
analysis to measure past neighborhood socioeconomic status (MHI in 1990) and 
adjust for population changes between 1990 and 2005/2009 (percent change in total 
population).

Statistical Analyses
The sample was characterized using descriptive statistics. To examine whether 
maternal race/ethnicity or education modified the relationship between gentrification 
and the birth outcome, the trends in the outcomes by quintiles of the gentrification 
measure were evaluated overall and stratified by race/ethnicity and education. To 
determine if there were significant trends we employed the Cochran-Armitage trend 
test. Due to the clustered nature of the data, generalized estimating equation
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modeling was utilized to account for any correlation between observations within 
the community districts. We used the GENMOD procedure and the REPEATED 
option with binomial distribution and log link (SAS version 9.2, Cary, NC). Two
way interaction terms were tested to examine if maternal race/ethnicity and/or 
maternal educational status were acting as effect modifiers.

RESULTS

Maternal demographic and pregnancy characteristics are shown in Table 1 stratified 
by maternal race/ethnicity. Minority births account for almost 70 % of the sample. 
Non Hispanic Black and Hispanic mothers are more likely to be younger and less 
likely to have a college or more education. They are also less likely to be married as 
compared to non-Hispanic White and API mothers. Overall, approximately 18 % of 
the sample resides in a community district designated as very high gentrification. 
Across racial/ethnic groups, non-Hispanic API were less likely to reside in a very 
high gentrified neighborhood.

The distribution of gentrification by community district has been overlaid with 
the prevalence rate of preterm birth for each community district in Fig. 1. The 
community districts identified as very high gentrification using the calculated metric 
correspond to areas that are anecdotally considered to be gentrified, such as East 
and Central Harlem, Park Slope, and the Lower East Side. The higher rates of 
preterm birth to some degree are in the neighborhoods designated as high 
gentrification.

Figures 2 and 3 illustrate the prevalence of preterm birth by gentrification and 
maternal race/ethnicity (Fig. 2) and maternal educational attainment (Fig. 3). In the 
overall sample, the prevalence of preterm birth is 7.3 %. The prevalence of preterm 
birth ranged from 5.1-10.9 % across racial/ethnic groups with non-Hispanic Blacks 
having the highest prevalence and non-Hispanic Whites with the lowest. In Fig. 2, a 
significant trend relationship across gentrification levels is shown for non-Hispanic 
Whites and Hispanics.

In Fig. 3, there is a significant trend across maternal education with the highest 
prevalence of preterm birth for those who did not complete high school (8 %) and 
the lowest prevalence in those with a college or more education (6.1 %). When 
examining the effect of gentrification withm each educational strata, significant 
results are seen in all strata except for those who completed high school. In 
particular, for women with less than a high school education, the prevalence of 
preterm birth increases from 6.8 % in very low gentrification neighborhoods to 8 % 
in very high gentrification neighborhoods.

Crude and adjusted odds ratios for preterm birth are shown in Table 2. The 
interaction between gentrification and maternal race/ethnicity was significant 
allowing stratification. The adjusted model included maternal individual level 
covariates (maternal race/ethnicity, education, age. Medicaid status, and marital 
status) and the neighborhood level covariates (median household income in 1990 
and percent change in the total population between 1990 and 2005/2009). In the 
overall sample, gentrification was not significant. However, when stratified by race/ 
ethnicity, very high gentrification was significant for non-Hispanic Blacks in the fully 
adjusted model (AOR=1.16; 95 % Cl 1.01-1.33). Very high gentrification 
protective for non-Hispanic Whites (AOR=0.78; 95 % Cl 0.64-0.94). Results for 
the analysis stratified by maternal education are not shown. Gentrification was not 
significantly associated with preterm birth in those stratified analysis.

was



TABLE 1 Demographic characteristics by race/ethnicity, New York City births 2008-2010

Total (n = 126,165) NH Black (0 = 26,233) Hispanic (n = 35,471) NH Asian Pacific Islander (o = 22,426)NH White (o=41,835)

Freq Percent FreqFreq Percent Freq Percent Freq Percent Percent

Maternal age 
20-24 
25-29 
30-34

35.2 13,567
12,886
5,809
3,209

38.3 3,069
9,176
6,614
3,567

31,741
42,434
31,912
20,078

25.2 5,823
10,599
14,968
10,445

13.9 9,225
9,712
4,476
2,820

13.7
37.033.6 25.3 36.3 40.9
17.1 16.425.3 35.8 29.5
10.815.9 25.0 9.135+ 15.9

Maternal education 
<12 years 
12 years (HS) 
13-15 years 
16+ years 

Marital status 
Married

Insurance status 
Medicaid 

Gentrification 
Very high 
High 
Medium

14.6 9,068
8,986
11,097

25.619,491
24,780
31,282
50,295

15.5 1,664
5,117
6,817
28,171

4.0 3,806
6,867
9,679
5,757

4,929
3,785
3,641
10,045

22.0
26.319.7 12.3 25.4 16.9

24.9 37.1 31.316.3 16.3
40.0 67.4 22.1 6,261 17.7 44.8

27.171,171 56.4 35,373 84.6 7,102 11,277 31.8 17,326 77.3

51.6 66.5 25,27165,137 9,821 23.5 17,453 71.2 12,488 55.7

22,870
21,770
31,791
26,717
23,017

18.1 7,886
6,257
13,039
10,097
4,556

18.9 6,977
7,847
7,523
4,386
8,738

18.9 4,949
4,993
5,812
7,938
2,541

19.7 3,012
2,633

13.4
19.017.3 15.0 22.1 11.7

25.2 31.2 22.2 21.2 5,371 24.0
24.1 30.321.2 12.4 4,252

7,158
Low 19.0
Very low 18.2 10.9 9.7 24.6 31.9

215
G

EN
TR

IFIC
ATIO

N AN
D PR

ETER
M BIR

TH IN N
EW YO

R
K C

ITY, 2008-2010



HUYNH AND MAROKO21 fa

(c Westchester, NY

L on ftSound:r.c f w —, 1 * N
/ 'Bronx g ®

. M■ 4 %Qufrtftt ■ o
Hk

New Jersey

f® O *BfudWyn

f Slnten 
n- Island iB,

£
O u

\
i!:'Gentrification Index o Long Island, NY8 very high

high
medium

J

»
low
very low

Preterm Birth Rate
4.06 - 5.74 
5.75-7.19 
7.20 - 8.94 
8.95-13.18 
No Data

■ u
*

Sunoundirvg Areas

I / / ./ j l i i (> t c a /;

IVv
Distribution of gentrification and preterm birth by community district, New York City birthsFIG. 1

2C08-2010

DISCUSSION

For the overall sample, gentrification was not associated with preterm birth. 
However, when examined within maternal race/ethnicity, a modest relationship was 
maintained following inclusion of both individual and neighborhood level covari

■ Total 
Very High

□ High
■ Medium 
es Low

Very Low

12

10

8

6

4

2

0
NH White (1) NH Black Hispanic (1) NH APIOverall

1 p<0.05 
2p<0.0001

FIG. 2 Prevalence of preterm birth by gentrification and race/ethnicity, New York City births 
2008-2010
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■ Total 
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7
6
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3
2
1
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Less HS (2) HS Some College (1) Coliege+(1)Overall
1 p<0.05 
2p<0.000l

FIG. 3 Prevalence of preterm birth by gentrification and maternal education, New York City births 
2008-2010

ates. Very high gentrification was adversely associated with preterm birth for non- 
Hispanic Blacks indicating a differential effect of gentrification by race/ethnicity. 
Whereas for non-Hispanic W7hites, very h'gh gentrification was protective in regards 
to preterm birth which may indicate that residing in a gentrifying neighborhood is 
beneficial as compared to a neighborhood that is not changing economically. This 
analysis may provide some evidence that neighborhood level economic transition 
may have a significant effect on preterm birth and its differential effect by maternal 
race/ethnicity.

The neo-material pathway may serve as a framework in understanding the impact 
of gentrification on birth outcomes. Investments by businesses in a gentrifying 
neighborhood can result in a wider range of resources for long-term residents. 
However, over time, these resources may become disproportionately expensive for 
lower income residents. Conversely, the influx of new resources may occur over the 
span of years possibly resulting in fewer resources that new higher income residents 
may be accustomed. Like the neo-material pathway, the psychosocial stress pathway 
may illuminate the role of gentrification in adverse birth outcomes. The displace
ment of long-term residents can result in changes in the character of the 
neighborhood and a disruption of social networks. For new higher-income residents, 
stress can be a consequence of experiencing some level of a lack of social networks 
and of a wide array of resources. Conversely, by residing in a gentrifying 
neighborhood, new residents may be spending iess of their resources on housing 
costs leading to an increase in disposable funds.

The authors iaentified several limitations to this analysis. It is unlikely that 
residents define their community using community district boundaries; however, 
when using Census data, researchers are restricted in their use of administrative 
areas with defined boundaries. However, community districts are used by the New 
York City government to change zoning regulations and designate funding for new 
housing developments. Another limitation was the broad characterization of
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TABLE 2 Crude and adjusted odds ratios for preterm birth by gentrification and stratified by 
race/ethnicity, New York City births 2008-2010

Crude Adjusted model 1

OR 95 % Cl OR 95 % Cl
Overall 

Very high 
High 
Medium

1.09 0.92-1.28
0.89-1.31
0.78-1.18
0.93-1.34

0.96 0.87-1.06
0.85-1.07
0.85-1.06
0.97-1.19

1.08 0.96
0.96 0.95

Low 1.12 1.07
Very low 

NH White 
Very high 
High 
Medium

Ref

0.82 0.70-0.96
0.71-1.00
0.68-0.88
0.75-1.03

0.78 0.64-0.94
0.69-0.98
0.69-0.96
0.76-1.04

0.84 0.82
0.78 0.82
0.88Low 0.89
RefVery low 

NH Black 
Very high 
High 
Medium

1.21 1.06- 1.37 
0.96-1.37 
1.04-1.36
1.06- 1.34

1.16 1.01- 1.33 
0.92-1.28 
0.98-1.27
1.01- 1.30

1.15 1.09
1.19 1.12
1.19Low 1.15

Very low 
Hispanic 
Very high 
High 
Medium

Ref

1.19 1.07- 1.32 
0.92-1.24 
0.97-1.25
1.07- 1.37

1.02 0.91-1.16
0.84-1.12
0.91-1.17
1.07-1.39

1.07 0.97
1.1 1.03

Low 1.21 1.22
RefVery low 

NH API 
Very high 
High 
Medium

0.96 0.73-1.26
0.84-1.35
0.61-1.04
0.81-1.21

0.86 0.68-1.08
0.77-1.22
0.60-1.02
0.78-1.21

1.06 0.97
0.79 0.78

Low 0.99 0.97
Very low Ref

Model adjusts for: maternal education, race/ethnicity, age, marital status, Medicaid status, 1990 MHI, and 
percent change in total population between 1990 and 2005/2009

gentrification as simply the economic and educational change in the population. 
Despite the lack of information on social changes, the community districts identified 
as very high gentrification by this preliminary measure do match anecdotal accounts 
of gentrification in New York City. Lastly, the primary limitation of this analysis is 
the lack of information regarding tenure resulting in an inability to distinguish 
between new and long-term residents. It was not possible to assess if gentrification 
affected new or long-term residents disproportionately. However, we hypothesized 
that both new and long-term residents may be both positively and negatively 
affected by gentrification.

The strengths of this analysis lie in the large and diverse sample size and the 15- 
year span to measure gentrification. We were able to examine the influence of 
gentrification across a number of strata with more than adequate power. In 
addition, the use of Census 1990 and ACS 2005-2009 5-year estimate spanned a 
significant period of time. Although we were unable to utilize Census 2010 data
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(community district level data was not available), the use of the Census 1990 and 
ACS 2005-2009 5-year estimate provided comparable data. The ACS 2005-2009 
5-year estimate data provides robust estimates for small geographical areas. Finally, 
the analysis allowed us to incorporate both individual and neighborhood level 
covariates in the same model and adjusted for any intra-correlation.

Despite the above limitations, these results do indicate an association between 
gentrification and preterm birth and the need to further assess this relationship. In 
future work, other dimensions of gentrification need to be considered; in particular, 
assessing the social influence of gentrification would provide a more nuanced 
characterization of gentrification. Likewise, the incorporation of individual level 
data pertaining to length of tenure would provide a more in-depth assessment of the 
influence of gentrification. In addin on, gentrification should be assessed on 
surrounding neighborhoods to determine if there is a wider effect. Due to the 
growing movement to invest in urban areas, it is vital to understand the possible 
health effects of gentrification.
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have higher rates of emergency department (ED) use,10 inpa
tient hospitalization,1112 and longer hospital stays13 than low- 
income housed persons. They are less likely to use ambulatory 
care and preventive services.

Persons experiencing hunger generate more costs per di
agnostic-related group.17 Diabetics with hunger have in
creased hypoglycemic episodes18 and increased health care 
utilization.19 Individuals at risk for homelessness or hunger 
may prioritize meeting basic needs over seeking health care.

Housing instability and food insecurity represent the less 
severe and more widespread forms of homelessness and hunger. 
Housing instability is variably defined as having difficulty paying 
rent, spending more than 50% of household income on housing, 
having frequent moves, living in overcrowded conditions, or dou
bling up with friends and relatives, 
definition or validated instrument to assess housing instability; 
there are limited data on its prevalence. Differing forms of housing 
instability are potential risk factors for homelessness.

Annually, 39 million persons experience food insecurity.2 
Food insecurity is defined as having limited or uncertain avail
ability of nutritionally adequate and safe foods or ability to ac
quire foods in socially acceptable ways.30 Food insecurity 
exists upon a continuum, with food insecure in between food 
secure and hunger.31 There is a small literature on food inse
curity and health. ED patients who reported prioritizing food 
over medications reported increased visits32 and children with 
food insecurity had higher rates of acute care and worse out
comes than food-secure children.

BACKGROUND: Homelessness and hunger are associated with poor 
health outcomes. Housing instability and food insecurity describe less 
severe problems securing housing and food.

OBJECTIVE: To determine the association between housing instability 
and food insecurity and access to ambulatory health care and rates of 
acute health care utilization.

DESIGN: Secondary data analysis of the National Survey of American 
Families.

11.14-16

20
PARTICIPANTS: 16,651 low-income adults.

MEASUREMENT: Self-reported measures of past-year access: (1) not 
having a usual source of care, (2) postponing needed medical care, or 
(3) postponing medication: and past-year utilization: (1) not having an 
ambulatory care visit, (2) having emergency department (ED) visits, or 
(3) inpatient hospitalization.

RESULTS: 23.6% of subjects had housing instability and 42.7% had 
food insecurity. In multivariate logistic regression models, housing in
stability was independently associated with not having a usual source 
of care (adjusted odds ratio (AOR1 1.31, 95% confidence interval [Cl] 
1.08 to 1.59), postponing needed medical care (AOR 1.84, 95% Cl 1.46 
to 2.31) and postponing medications (AOR 2.16. 95% Cl 1.70 to 2.74), 
increased ED use (AOR: 1.43, 95% Cl 1.20 to 1.70), and hospitaliza
tions (AOR 1.30, 95% Cl 1.01 to 1.67). Food insecurity was independ
ently associated with postponing needed medical care (AOR 1.74, 95% 
Cl 1.38 to 2.21) and postponing medications (AOR 2.15, 95% Cl 1.62 to 
2.85), increased ED use (AOR 1.39, 95% Cl 1.17 to 1.66), and hospi
talizations (AOR 1.42, 95% Cl 1.09 to 1.85).

CONCLUSIONS: Housing instability and food insecurity are associated 
with poor access to ambulatory care and high rates of acute care. These 
competing life demands may lead to delays in seeking care and predis
pose to acute care.

21

16.22,23 There is no standard

24-29

33

Whereas homelessness and hunger are known to be as-
It is not known11,20.32sociated with poor access to health care, 

whether housing instability and food insecurity are. We hy
pothesize that competing demands to acquire food and shelter 
in persons with housing instability and food insecurity are as
sociated with decreased access to ambulatory health care and 
increased use of acute care. We compared barriers to access 
and use of health care for a household-based nationally rep
resentative sample of low-income adults with and without 
housing instability and food insecurity.

KEY WORDS: homelessness: hunger: access to care: disparities. 
DOI: 10.1111/j. 1525-1497.2005.00278.X 
J GEN INTERN MED 2006; 21:71-77.

n the United States, approximately 3 million people expe
rience an episode of homelessness,1 and approximately 9 

million people experience hunger annually.2 Homelessness is 
associated with high rates of morbidity3-5 and mortality. 
Homeless persons face barriers to receiving health care and

I
6-9

METHODS
Subjects and Setting
We conducted a secondary data analysis of factors associated 
with access to health care and utilization of ambulatory, ED,
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and inpatient hospital services among low-income adults who 
participated in the 1999 National Survey of America’s Families 
(NSAF).34 NSAF, a household survey conducted by the Urban 
Institute, was designed to provide a nationally representative 
sample of the civilian, noninstitutionalized U.S. population 
under the age of 65 years.35 Interviews were conducted be
tween February and October 1999. The 1999 public use data 
files provide data on over 100,000 nonelderly persons from 
over 42,000 households sampled from 13 states.36 In order to 
obtain information on the low-income population, researchers 
oversampled families with incomes less than 200% of the fed
eral poverty level. There were 2 sampling frames: random digit 
dialing and area sampling to include households without tel
ephones.35 The study did not include homeless or institution 
alized persons. The overall response rate was approximately 
70%.34 There were no differences in response rates between 
those above and below 200% poverty level.

The institutional review board at University of California, 
San Francisco approved the study.

We selected study subjects from the 1999 NSAF public 
use data files. We included all adults aged 18 to 64 with total 
family incomes less than 200% of the federal poverty level.

We defined race/ethnicity as white non-Latino, black non
Latino, Latino, or other, and marital status as married/part
nered or unmarried/unpartnered. We classified respondents 
as either U.S. or foreign bom, and as U.S. citizen or noncitizen. 
We defined income based on percentage of the federal poverty 
level for the household: <50%, 50% to <100%, 100% to 150%, 
or 150% to 200% of federal poverty level. We defined subjects’ 
health insurance status as either full-year private insurance, 
full-year public insurance, full-year public and private insur
ance, part-year uninsured, or full-year uninsured.

Dependent Variables
For our dependent variables, we used 3 past-year measures of 
access to care: (1) not having a usual source of care, (2) post
poning needed medical care, and (3) postponing needed med
ications, and 3 past-year utilization measures: (1) not having 
ambulatory care use, (2) number of ED visits, and (3) any non- 
matemal hospitalizations. We classified respondents as not 
having a usual source of care if they reported either not having 
a usual place for health care or that the ED was their usual 
source of care. We categorized ED use as 0, 1 to 2, or 3 or more 
ED visits based on the respondent’s self-reported number of 
ED visits fcr physical health care in the prior year. We dicho
tomized ambulatory care use (present or absent) based on the 
respondent’s self-reported number of physician or mid-level 
provider visits for physical health care in the past year, ex
cluding ED or inpatient hospital settings. We dichotomized in
patient hospital use (present or absent) based on the 
respondent’s self-report of any overnight inpatient hospital 
stay for nonpregnancy-related medical care in the past year.

37

MEASURES
Primary Independent Variables

Our primary independent variables were housing instability 
and food insecurity. We defined housing instability as self-re
ported difficulty in paying rent, mortgage, or utility bills in the 
past year. Respondents with housing instability were asked 
whether they had moved in with friends or family because they 
had no other choice; we considered those who had to be dou
bled up. For food insecurity, we defined anyone having any 
positive response to the following 3 questions: in the past year 
did they, or their family, (1) worry that their food would run 
out, (2) have the food that they bought not last and not have 
the money to buy more, and (3) cut the size of meals or skipped 
meals because there was not enough money for food. Respond
ents were asked, for the first 2 questions, whether these were 
often true, sometimes true, or never true, and for the third they 
were asked the frequency with which they cut meals. These 
represent 3 questions from the United States Department of 
Agriculture’s 18-item scale to ascertain food insecurity and 
hunger.

Statistical Analysis
We excluded respondents with missing data for specific vari
ables from models that relied on those data. In all but the ED 
model, this resulted from missing data from independent var
iables and ranged from 0.8% to 1.3% of respondents. For the 
ED model, 2.7% of respondents were missing data on the out
come; there were a total of 3.3% missing. We used binary lo
gistic regression to test for bivariate associations and to 
determine adjusted odds ratios (AORs) in multivariate models 
for all the outcomes except the ED, for which we used ordinal 
logistic regression. In ordinal logistic regression, each category 
is compared with the one previous (we compared those with 
1 to 2 visits with those with no visits, and those with 3 or more 
to those with 1 to 2 visits); the AORs hold for each comparison. 
We constructed stepwise multivariate models. We considered 
as candidates all variables that were associated with the out
come at a<0.15 in the bivariate models. We began construct
ing each model with housing instability and food insecurity, 
and then added, singly and in order, the predisposing, ena
bling, and need factors. We retained the newly added variable if 
its effect was statistically significant at a <0.05. If the new var
iable rendered statistically insignificant any variable already in 
the model (except housing instability and food insecurity), we 
removed the variable rendered insignificant. When no addi
tional candidate variables remained, we retested all variables 
that were removed in a previous step for addition to the model 
at a<0.05. We reperforrr.ed analyses using a 3-level housing 
variable (stable/unstable/doubled up). We present all candi
date variables in Table 1. We present only the AORs for health

31

Independent Covariates
Independent covariates were categorized into predisposing, 
enabling, and need factors after Gelberg and colleagues’ be
havioral model of health care utilization for vulnerable popu
lations.38.39 According to the model, predisposing, enabling, 
and need factors determine patterns of health care utilization. 
Predisposing variables included housing instability, food inse
curity, age, gendei, race/ethnicity, marital status, whether or 
not the subject had children, region of country, immigration 
status, and education. Enabling factors Included income, em
ployment status, receipt of governmental income subsidies, 
and health Insurance. Need factors included current self-re
ported health status, health status compared with 12 months 
back, and having a work-limiting health condition. We did not 
have data on other health indicators or substance use.
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Table 1. Characteristics of Low-Income (<200% Poverty Level)
Respondents to the National Survey of Families

Table 1 (continued)

Housing
Instability*

4,293
(23.6%*)

Total Food
lnsecurityt

7,659
(42.7%*)

Total
16,651

Housing
Instability*

4,293
(23.6%*)

Food
Insecurity*

7,659
(42.7%*)

16,651
(%)*

(%)'

(%)* (%)+t(%)

Health worse than prior year 10.2 
Health condition that limits 22.1 

work
Outcomes
Access measures 

No usual source of care!l 
Postponed needed medical 10.0 
care (past year)
Postponed medication (past 9.1 

year)
Utilization measures 

No ambulatory care visits 
(past year)
Number of emergency department visits (past year) 

73.0 
22.9

16.7
29.6

13.9
Predisposing factors 28.4
Age

21.9
49.8
28.3
56.7

17.8 20.5
54.4

<25 
25 to 44 
45 to 65 

Women 
Race/ethnicity 

White non-Latino 
Black non-Latino 
Latino 
Other 

Region 
Northeast 
Midwest 
South 
West

Birthplace 
U.S. bom 

Education
No HS diploma/GED 
HS diploma/GED 
Any college 

Married (or partnered)
Have children 
Housing instability 
Food insecurity*

Worried whether food would run out 
Often true 
Sometimes true 
Never true

Food bought did not last 
Often true 
Sometimes true 
Never true 

Cut or skipped meals for lack of money 
Never

57.8 
24.4
60.9

25.1 23.9 29.2 27.8
59.2 18.4 14.9

57.1 51.0
25.3
20.4

48.6
23.9

18.8 14.9
18.7
19.9 23.9
4.3 3.3 3.6 31.3 30.4 32.6

16.4 15.7
19.9

14.8
20.6
39.5
23.4

17.1 65.8
27.9

0 62.7
39.4
25.0

42.9
25.3

1 to 2 29.4
>3 7.9 6.34.1

Hospitalizations (past yearf 13.89.8 13.0
82.0 82.7 80.7

* Housing instability dejined as difficulty in paying rent, mortgage, or 
utilities in the prior year.
fFood insecurity dejined as having any 1 of 3 indicators of food insecu
rity: (1) worrying that their food would run out, (2) having the food that 
they bought not last and not having the money to buy more, or (3) having 
cut the size of meals or skipped meals in the past year because there 
was not enough money for food.
* Rates weighted to refect U.S. low-income population.
5Temporary assistance to needy families, general assistance.
11Emergency department not considered usual source of care.
HS, high school, GED, general educational development high school 
equivalency exam.

28.2
40.7

33.2
40.7

35.9
39.8
24.3
50.3 
59.6
42.4

31.1 26.1
54.8
55.2
23.6
42.7

53.6 
62.8

100.0
76.7 100.0

11.5 26.6 27.0
26.5
62.0

44.5
28.9

62.1
10.9

8.2 20.0
43.9

19.3
24.3
67.5

56.9 insurance and the primary independent variables in Tables 2 
and 3.

36.1 23.4

We used the random adult weights provided by NSAF to 
derive nationally representative proportions (for the <200% 
poverty-level population) and regression analyses estimates. 
The weights account for the unequal probability of sampling 
(at both the household and person levels) and include adjust
ments for nonresponse and undercoverage.40 We adjusted for 
clustering of individuals within households. All analyses used 
the survey data modules of Intercooled STATA 8.0 for Windows 
software (Stata Corporation, College Station, TX).

78.6 55.6 49.6
Almost every month 
Some but not every month 8.4 
Only 1 or 2 mo 

Enabling factors 
Family income (% of poverty line)

< 50% of poverty line 
50% to 100% of poverty line 23.2 
100% to 150% of poverty

6.7 16.1 15.6
19.917.7

10.66.3 14.9

17.6 21.4 21.7
26.2
28.5

27.1
29.6 28.1

line
150% to 200% of poverty 29.7 23.4 23.6

line
Employment status 

Not in labor force 
Looking for work 
Working

Public assistance 
No subsidies 
Social security income/ 

SSDI
Other public assistance5 

Insurance status 
Full year private 
Full year public 
Insurance all year public/ 

private
Uninsured, part year 
Uninsured all year 

Need factors 
Current health status

RESULTS33.4 30.1 34.4
8.6 10.0 10.5 Predisposing Factors

58.0 59.9 55.1
There were 16,651 subjects. The median age was 37. The ma
jority of respondents were women (56.7%—Table 1). The ma
jority of respondents were white. Approximately two thirds had 
at least a high school diploma. Slightly more than half were 
married or partnered, and more than half had children.

70.5 59.8 60.5
11.4 11.4 14.0

18.1 28.8 25.5

40.3 24.5 25.6
20.519.013.2 Housing Instability and Food Insecurity3.4 4.3 4.4

One quarter (23.6%) of the respondents noted having had dif
ficulties paying their rent, mortgage, or utilities in the past 
year, thus meeting our definition for housing instability. 
Among the subset of respondents who reported housing insta
bility, 11.0% were doubled up.

20.8
31.4

14.8 18.0
27.3 31.5

23.2 32.0 31.8Fair or poor
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TaDle2. Factors Associated with Health Care Access Among Low-Income Respondents to the NSAF

No Usual Source 
of Care*

Postponed Needed Medical 
Care (Past Year)

Postponed Medications 
(Past Year)

/) = 1,830 (10.0%')n =3,466 (23.9%*) n = 1,662 <9.1%f)

Multivariate 1Multivariate* Multivariate8Bivariate 
Rate (%)f

Bivariate 
Rate (%)f

Bivariate 
Rate (%)*

95% Cl 95% ClOdds
Ratio

Odds
Ratio

95% Cl Odds
Ratio

sHousing instability
No 22.3 1.00 1 00 6.1 1.007.4
Yes

Food insecurity*
29.3 J -31 1.08 to 1.59 1.46 to 2.31 18.8 2.J6 1.70 to 2 7418.4 1.84

No 21.1 - 1.00 6.4 1.00 4.8 1.00
2.15Yes

Insurance status 
Full year private 
Full year public 
Full year public/pnvate 
Uninsured, part year 
Uninsured all year

27.8 1.09 0.92 to 1.29 14.9 1.38 to 2.21 14.9 1.62 to 2.851.74

13.2 1 00 5.7 1.00 5.4 1.00
15 0 1.24 0.91 to 1.71 

1.08 to 2.83 
1.77 to 2 SO 
3 13 to 4.76

0.86 0.61 to 1.22 
0.42 to 1.62 
1.68 to 3.09 
1 93 to 3.42

13.0 0 97 0.69 to 1.36 
C.60 to 2.25 
1.45 to 2 79 
1.17 to 2.24

11.0
21.6 1.75 7.8 0.83 1 1611.1
28.1 2.23 14.6 2.28 13 7 2.01
42 3 3 86 2.57 9.8 1.6213.6

r Includes subjects who reported no usual source of care and subjects who reported regular source of care was the ED.
*Rates weighted to reflect U.S. low-income population.
*Model also adjusted for age, gender, race/ ethnicity, immigration status, education, marital status, children, and family income.
8Model also adjusted for. gender race /ethnicity, marital status, health status, change in health status from prior year, and presence of work-limiting 
condition
l Model also adjusted for: gender, race/ethnicity, marital status, children, health status, change in health status, and work-limiting condition.

11Housing instability defined as difficulty in paying rent, mortgage, or utilities in the prior year.
*Food insecurity defined as having any one of 3 indicators of food insecuhty: (11 worrying that their food would run out, (2] having the food that they 
bought not last and not naving the money to buy more, or (3) having cut the size of meals or skipped meals in the past year because there was not enough 
money for food
NSAF, National Survey of America’s Families: Cl, confidence interval; ED, emergency department

Almost one half (42.7%) of the respondents fulfilled our 
criteria for having food insecurity. Over a third (38.0%) noted 
worrying about whether their food would run out. A third 
(32.5%) noted that the food that they had had not lasted. A 
quarter (21.4%) noted skipping meals for lack of money. 
Among those with housing instability, 76.7% reported food in
security. Among those with food insecurity, 42.4% reported 
housing instability (Table 1).

they did not have a usual source of care or that an ED was their 
usual source; 10.0% of respondents reporting having post
poned needed medical care and 9.1% reported having post
poned needed medications. Almost a third (31.3%) noted not 
having had an ambulatoiy care visit. Over a quarter (27.0%) of 
respondents had at least 1 ED visit, 22.9% had 1 or 2 visits, 
and 4.1% had 3 or more visits. 9.8% had a nonpregnancy- 
re'ated hospitalization (Table 1).

Enabling Factors Factors Associated with Access to Care
Less than one fifth of the respondents reported their household 
income to be less than 50% of the poverty line; the remainder 
was evenly divided between 50% to 100%, 100% to 150%, and 
150% to 200% of the poverty line. Over half of the respondents 
reported working for income. Approximately one third of the 
respondents reported receiving income support.

Over half of the respondents reported being covered by 
insurance for the full year prior to the survey. Over a quarter 
reported being uninsured for the full year , and almost 15% re
ported being uninsured for part of the year (Table 1).

Housing Instability and food insecurity were both associated 
with our predetermined measures of poor access to health care 
(Table 2). In multivariate models, housing instability was as
sociated with all 3 measures: not having a usual source of care 
(AOR 1.31, 95% Cl 1.08 to 1.59), postponing needed health 
care (AOR 1.84, 95% Cl 1.46 to 2.31), and postponing needed 
medications (AOR 2.16, 95% Cl 1.70 to 2.74). Food insecurity 
was associated with both postponing needed health care (AOR 
1.74. 95% Cl 1.38 to 2.2,1) and medications (AOR2.15, 95% Cl 
1,62 to 2.85) but not with having no usual source of care.

Need Factors Health Care Utilizalion
One quarter of the respondents reported fair or poor health, 
and approximately 10% noted that their health had declined in 
the prior year. Almost a quarter had a work-limiting health 
condition (Table 1).

While neither housing instability nor food insecurity were asso
ciated with not having had ambulatory care visits in the pnor 
year, both were associated with increasing numbers of ED visits 
and having had a nonpregnancy-related hospitalization in the 
prior year (Table 3). In the ED model, using an ordinal logistic 
model, comparing those with no ED visits to those with 1 to 2 and 
those with 3 or more ED visits, we found that housing instability 
(AOR' 1.43, 95% Cl 1.20 to 1.70) and food insecurity (AOR 1.40,

Dependent Variables
A quarter of the respondents (23.9%) fulfilled our criteria for 
not having a usual source of health care, either by stating that
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Table 3. Factors Associated with Health Care Utilization Among Low-Income Respondents to the NSAF Continued

Hospitalizations'* (Past Year)No Ambulatory Care 
Visits (Past Year)

ED Visits (Past Year)

n =4,730 (31.3%f) 1 to 2 ED Visits, n=3,841 (22.9%f) 
3 ED Visits, 0 = 1,224 (4.1%')

0 = 1,663 (9.8%')

Multivariate511Bivariate Rate' Multivariate^Multivariate'Bivariate 
Rate (%)f

Bivariate 
Rate (%)'

95% Cl 1 to 2 ED >3 ED Odds
Visits (%) Visits (%) Ratio

Odds
Ratio

95% Cl Odds
Ratio

95% Cl

Housing instability*
31.5
30.5

21.0
29.4

No 1.00 2.9 1.00 8.6 1.00
0.77 to 1.12Yes

Food insecurity
0.92 7.9 1.43 1.20 to 1.70 13.8 1.30 1.01 to 1.67**

30.0
32.6

1.00 19.4 7.5No 2.4 1.00 1.17 to 1.66 1.00
1.05 0.90 to 1.23 27.9Yes

Insurance status 
Full year private 
Full year public 
Full year public/private 
Uninsured, part year 
Uninsured all year

1.39 13.0 1.42 1.09 to 1.856.4

21.2
31.0
33.6
24.4

21.3 1.00 2.3 1.00 9.5 1.00
0.85 to 1.51 
0.69 to 1.74 
1.33 to 2.00 
3.01 to 4.27

18.1 1.13 11.8 1.35 1.04 to 1.74 
0.89 to 1.88 
0.83 to 1.24 
0.62 to 0.92

21.8 0.91 0.64 to 1.31 
0.50 to 1.42 
0.45 to 0.88 
0.32 to 0.62

21.4
31.8
53.8

1.09 0.84
0.63
0.44

7.2 1.30 13.8
1.63 4.8 1.01 7.2
3.59 19.5 2.0 0.76 5.0

* Excludes pregnancy-related hospitalizations.
* Rates weighted to rejlect U.S. low-income population.
* Model also adjusted for: age, race/ethnicity, region of country, immigration status, receipt of public assistance, health status, change in health status 
from prior year, presence of work-limiting condition.
5 Model also adjustedfor: gender, race/ethnicity, education, employment status, health status, change in health status from prior year, presence of work- 
limiting condition.
11 Adjusted OR refer to single category increase (1 to 2 us 0 and 3 or more vs l to 2).
'Model also adjusted for: age, immigration status, receipt of public assistance, health status, change in health compared to prior year, presence of work- 
limiting condition.
*Housing instability defined as difficulty in paying rent, mortgage, or utilities in the prior year.
*"*Food insecurity defined as having any 1 of 3 indicators of food insecurity: (11 worrying that their food would run out, (2) having the food that they 
bought not last and not having the money to buy more, or (31 having cut the size of meals or skipped meals in the past year because there was not enough 
money for food.
NSAF, National Survey of America’s Families: Cl, confidence interval: ED, emergency department.

95% Cl 1.17 to 1.66) were associated with a single category 
increase in ED use. in a multivariate model, housing instability 
(AOR 1.30, 95% Cl 1.01 to 1.67) and food insecurity (AOR 1.42, 
95% Cl 1.09 to 1.85) were both associated with hospitalizations.

tion, and 25% in the homeless population, compared with 19% 
In the unstable housing group in our study.

Both housing instability and food insecurity were inde
pendently associated with having barriers to health care and 
increased use of acute-care services. While being doubled up 
was independently associated with the same outcomes that 
housing instability had, housing instability/not doubled up 
remained significant, suggesting that the problems with hous
ing Instability are not driven by the doubled up. Housing in
stability and food insecurity were not associated with having 
no ambulatory care visits, and food insecurity was not associ
ated with having no usual source of care. This suggests that 
the barriers placed by housing instability and food insecurity 
are not absolute: affected persons had basic access to care, 
but were still more likely to delay care when needed and more 
likely to be seen in the ED or be hospitalized.

Malnutrition has been documented to have adverse af-

10.11.41-44

Use of 3-Level Housing Measure
When we redid the analyses with a 3-level housing variable, 
our results did not change significantly. Housing instability/ 
not doubled up remained significantly associated in all models 
where it previously had been, with similar AOR. Housing in- 
stabiliiy/doubled up was independently associated with all 
things that housing Instability had, with slightly elevated AOR.

DISCUSSION
In this nationally representative sample of low-income adults, 
we found a high prevalence of housing instability and food in
security: 23.6% reported housing instability and 42.7% re
ported food insecurity. Among persons with housing instability 
and food insecurity, we found high rates of poor access to care 
and high rates of acute health care use. These rates were in
termediate between those of homeless persons and of the pov
erty population found in nationally representative surveys. For 
instance, nationally representative studies that examined 
postponing needed medical care found rates of 8% to 12% in 
the overall population, 11% to 12% in the low-income popula-

fects on health: our results demonstrate that food insecurity is 
associated with difficulties receiving health care. This extends 
prior findings of food insecurity being associated with in
creased hypoglycemia among adult diabetics,18 rates of obes
ity in adults,45 ED visits in adults,32 and ED use and 
hospitalizations in infants and toddlers.33 Homelessness has 
been shown to be associated with poor health outcomes, 
decreased access to care,11 and increased use of acute-care

10.12.13.46. -

6-9

; our findings extend these findings to the 
unstably housed population. We posit that these negative ef
fects may be understood through the concept of competing

services
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priorities. This prioritization may act through decisions about 
time and money: people may choose to place limited financial 
resources or time in food or housing before they do so in health 
care. Difficulty in obtaining basic necessities, such as food and 
shelter, has been shown to impair access to health care in REFERENCES
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Closing the gap in a generation: health equity through 
action on the social determinants of health
Michael Marmot, Sharon Friel, Ruth Bell, Tanja A ] Houweling, SebastianTaylor, on behalf of the Commission on Social Determinants of Health

The Commission on Social Determinants of Health, created to marshal the evidence on what can be done to promote lancet 2008; 372' 1661-69 

health equity and to foster a global movement to achieve it, is a global collaboration of policy makers, researchers, and See Editorial page 1607 

civil society, led by commissioners with a unique biend of political, academic, and advocacy experience. The focus of See Perspectives page 1625 

attention is on countries at all levels of income and development. The commission launched its final report on 
August 28, 2008. This paper summarises the key findings and lecommendations; the full list is in the final report.
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Life chances differ greatly depending on where people 
are born and raised. A person who has been born and 
lives in Japan or Sweden can expect to live more than 
80 years; in Brazil, 72 years; India, 63 years; and in several 
African countries, less than 50 years. Within countries, 
the differences in life chances are also great. The poorest 
people have high levels of illness and premature 
mortality—bu* poor health is not confined to those who 
are worst off. At all levels of income, health and illness 
follow a social gradient: the lower the socioeconomic 
position, the worse the health.

If systematic differences in health for different groups 
of people are avoidable by reasonable action, their 
existence is, quite simply, unfair. We call this imbalance 
health inequity. Social injustice is killing ppople on a 
grand scale, and the reduction of health inequities, 
between and within countries, is an ethical imperative.

resources to invest in improvement of the lives of their R Be|[ phDTAJ houwel[ng phD> 
populations. But growth by itself, without appropriate sTayiorphD) 
social policies to ensure reasonable fairness in the way its 
benefits are distributed, brings little benefit to health p-ofsir Michael Marmot,
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equity.
Society nas traditionally looked to the health sector to 

deal with its concerns about health and disease. Certainly, 
maldistribution of health care— ie, not delivering care to 
those who most need it—is one socia1 determinant of
health. But much of the high burden of illness leading to 
appalling premature loss of life arises because of the 
immediate and structural conditions in which people are 
bom, grow, live, work, and age.

Action on the social determinants of health must 
involve the whole of government, civil society, local 
communities, business, and international agencies. 
Policies and programmes must embrace all sectors cf 
society, not just the health sector. However, ministries of 
health and their ministers are crucial to the realisation of 
change. Health ministries that champion approaches 
based on social determinants of health can demonstrate 
effectiveness through good practice and support other 
ministries in creating policies that promote health equity. 
WHO must do the same, but on an international scale.

Social determinants of health and health equity
The commission took a holistic view of social determinants 
of health.1 The poor health of poor people, the social 
gradient in health within countries, and the substantial 
health inequities between countries are caused by the 
unequal distribution of power, income, goods, and 
services, globally and nationally, the consequent 
unfairness in the immediate, visible circumstances of 
people’s lives—-their access to health care and education, 
their conditions of work and leisure, their homes, 
communities, towns, or cities—and their chances of 
leading a flourishing life. This unequal distribution of 
health-damaging experiences is not in any sense a natural 
phenomenon but is the result of a combination of poor 
social policies and programmes, unfair economic 
arrangements, and bad politics Together, the structural 
determinants and conditions of daily life constitute the 
social determinants of health and cause much of the 
health inequity between and within countries

Closing the health gap in a generation
The Commission on Social Determinants of Health calls 
for the closing of the health gap in a generation; this is an 
aspiration not a prediction. Great improvements in 
health, worldwide and within countries, have been made 
in the past 30 years. We are optimistic that the knowledge 
exists to continue to make a huge difference to people’s 
life chances and hence to provide improved health equity. 
We are also realistic and know that action must start 
now.

The commission’s analysis leads to three principles of 
action; improve the conditions of daily life (ie, the 
circumstances in which people are bom, grow, live, work, 
and age); tackle the inequitable distribution of power, 
money, and resources (the structural drivers of tnose 
conditions of daiiy life) globally, nationally, and locally; 
and measure the problem, evaluate action, expand the 
knowledge base, develop a workforce that is trained in 
the social determinants of health, and raise public 
awareness about these determinants. These three

A new approach to development
Health and health equity might not be the aim of all 
social and economic policies, but they will be a 
fundamental result. For example, economic growth is, 
without question, important, particularly for poor 
countries, because it gives the opportunity to provide
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child development affects subsequent life chances 
through skills development, education, and occupational 
opportunities;2 it also affects the risks of obesity, 
malnutrition, mental-health problems, heart disease, and 
criminality in later life. At least 200 million children 
worldwide are not achieving their full development 
potential.3

Brain development is highly sensitive to external 
influences in early childhood that can have lifelong 
effects. Good nutrition is crucial and begins before birth 
with adequate nourishment of mothers. Mothers and 
children need a continuum of care from before pregnancy, 
through pregnancy and childbirth, to the early days and 
years of life.1 Children need safe, healthy, supporting, 
nurturing, caring, and responsive living environments. 
Preschool educational programmes and schools, as part 
of the wider environment that contributes to development, 
can play a vital part in building children’s capabilities. 
The combined effects of good nutrition and psychosocial 
stimulation completely reversed the effects of stunting 
on intellectual development in a randomised controlled 
trial in stunted children.5

Panel: The Commission on Social Determinants of Health's overarching 
recommendations

Improve daily living conditions
Improve the wellbeing of girls and women and the circumstances in which their.children^ 
are born, put major emphasis on early child development and education for girls and 
boys, improve living and working renditions arid create social protection policy 
supportive of all and create conditions for a flourishing older life. Policies to achieve these 
goals will involve civil "society, governments, and global institutions.

tackle the inequitable distribution of power, money, and resources
To address health inequities and inequitable conditions of daily living it is necessay to 
address inequities—such as those between men andwomen—inthe way society is 
organised. A strong, committed, capable, and adequately financed public sector is l ■ 
needed. To achieve that requires more than strengthened government—it requires 
strengthened governance: legitimacy, Space, and support for civii society, for an 
accountable privatesector, andforpeop'e across society to agree public interests and 
reinvest in the value of collective action. In a globalised world, the need for governance 
dedicated to equity applies equally from the community level to global institutions.

Measure and understand the problem and assess the results of action 
Acknowledging that there is a problem and ensuring that health inequity is measured— 
within countrie's and globally—are essential for action. National governments and 
international organisations, supported by WHO, should set up national and global 
health-equity surveillance systems fcr routine monitoring ot health inequity and the 
social determinants of health and should asses the health-equ;ty impact of policy and 
action. Creating the organisational space and capacity to act effectively on hea'th inequity 
requires investment in training of policy makers arid health practitioners, public 
understanding of social determinants of health, and a stronger focus on social 
determinants in public health research

To build equity from the start of life, governments and 
international agencies need to commit to and implement 
a comprehensive approach to early life, building on 
existing child-survival programmes and extending 
interventions in early life to include social-emotional and 
language-cognitive development- This approach will 
require interagency mechanisms to provide a
comprehensive package that extends to all children, 
mothers, and other carers regardless of ability to pay. 

principles of action are embodied in the three overarching These principles of early child development should extend 
recommendations (panel). The recommendations have to the education system. Key principles for the education 
to be seen in light of the commission’s global reach, system include provision of high-quality compulsory 
Recognition of inequities in health is recognition of the primary and second aiy education for all children 
plight of people living on US$1 a day in rural Africa, regardless of ability to pay, abolishing fees for primary 
urban dwellers in shanty towns in low-income and school, and identifying Darriers to enrolment in school, 
middle-income countries, and the social gradient in
health in high-income countries. Although one set of Healthy places healthy people
specific recommendations will not apply to all of these In 200’/, for the first time, more people worldwide were 
particular settings, the general principles will. The living in urban than in rural settings.6 Almost 1 billion 
recommendations that follow should be seen as principles people live in slums. The proportion of urban residents 
of action that need to be developed for, and applied in, varies enormously among countries: from less than 10% 
specific national and local contexts. The full list of in Uganda to 100%, or close to it, in Singapore and 
recommendations can be found in the final report of the Belgium. Policies and investment patterns driven by

urban needs’ lead to underinvestment in infrastructureCommission on Social Determinants of Health.1
and amenities for rural communities worldwide,

Improve daily living conditions
Equity from the start
Investment during the early years of life has some of the lations.9-10 
greatest potential to reduce health inequities within a 
generation. Child survival, rightly, has been a focus of to dominate in particular regions and groups around the 
worldwide interest. The Commission on Social world. However, urbanisation is reshaping population 
Determinants of Health has gone further and emphasised health problems, particularly among poor people in 
the importance of early child development, including not urban areas, towards non-communicable diseases, 
only physical and cognitive or linguistic development but accidental and violent injuries, and effects of ecological 
also, crucially, social and emotional development. Early disaster.

including indigenous people,8 creating disproportionate 
poverty and poor living conditions for these popu-

Infectious diseases and undernutrition will continue

11,12
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Access to good-quality housing and shelter, clean water, 
and sanitation are human rights and basic needs for 
healthy living.13'14 Growing dependence on cars, land-use 
change to facilitate car use, and increased inconvenience 
of non-motorised modes of travel have knock-on effects 
on local air quality, greenhouse-gas emission, and 
physical inactivity.15 The planning and design of urban 
environments has a major effect on health equity through 
its influence on behaviour and safety.

The current model of urbanisation poses substantial 
environmental challenges, particularly climate changi 
the effect of which is greater in low-income countries 
and among vulnerable subpopulations.16,17 At present, 
greenhouse-gas emissions are determined mainly by 
consumption patterns in cities in developed countries.

Communities and neighbourhoods that ensure access 
to basic goods, that are socially cohesive, that are designed 
to promote good physical and psychological wellbeing, 
and that are protective of the natural environment are 
essential for health equity. Therefore, health and health 
equity need to be at the heart of urban governance and 
planning. Upgrading of urban slums should be a priority, 
including provision of water and sanitation, electricity, 
and paved streets for all households regardless of ability 
to pay. Affordable housing must be high on any agenda 
to improve health equity.

Urban planning should promote healthy and safe 
behaviours equitably, through investment in active 
transport, through retail planning to manage access to 
unhealthy foods, and through good environmental 
design and regulatory controls, including control of the 
number of alcohol outlets.

The Commission on Social Determinants of Health 
focused particularly on urban areas, but relief of pressure 
of migration to urban areas and equity between urban 
and rural areas requires sustained investment in rural 
development, addressing the exclusionary policies and 
processes that lead to rural poverty, landlessness, and 
displacement of people from their homes.

Figure 1: Poor mental health among manual workers in Spain by type of 
contract21

Fair employment and decent work
Work is the origin of many important determinants of 
health.18 Work can provide financial security, social status, 
personal development, social relations, and self-esteem 
and protection from physical and psychosocial hazards.
Employment conditions and the nature of work are both 
important to health. A flexible workforce is seen as good 
for economic competitiveness but brings with it effects lacking in many middle-income and low-income 
on health.1’ Mortality seems to be significantly higher in countries. Stress at work, defined as a combination of 
temporary workers than in permanent workers.20 Poor high psychological demands and low control or as an 
mental health outcomes are associated with precarious imbalance between effort and reward,23 is associated with 
employment (figure 1).

Adverse working conditions can expose individuals to a 
range of physical health hazards and cluster in low-status 
occupations. Improved working conditions in high- high-income countries, this is not the case worldwide 
income countries, which have been hard won over many (figure 2).“ Through fair employment and decent 
years of organised action and regulation, are sorely working conditions, government, employers, and

Figure 2: Regional variation in the proportion of people in work living on 
US$2 or less a day
2007 figures are preliminary estimates. Reproduced with permission from the 
International Labour Organization.26

a 50% excess risk of coronary heart disease24 and other 
indicators of mental and physical ill health.25 

Although work is seen as a route out of poverty in
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Generous universal social protection systems are 
associated with better population health, including lower 
excess mortality among elderly people and lower mortality 
among socially disadvantaged groups. Budgets for social 
protection are typically larger in countries with universal 
protection systems and poverty and income inequality 
tend to be smaller in these countries than in countries 
with systems tnat specifically target poor people 

Reduction of the health gap in a generation requires 
that governments build systems allowing a healthy 
standard of living below which nobody should fall 
because of circumstances beyond his or her control. 
Social protection should be extended to all people, 
including those in precarious work, informal work, and 
household or care work.

Although limited institutional Infrastructure and finan
cial capacity remains an important barrier in many 
countries, social protection systems can be initiated, even 
in low-income countries. Such systems canbe instrumental 
in realising developmental goals rather than being 
dependent on these goals having been reached. Social 
protection systems can reduce poverty, and local economies 

workers can help eradicate poverty, alleviate social can Denefit from them. Therefore, the Commission on 
inequities, reduce exposure to physical and psychosocial Social Determinants of Health recommends that 
hazards, and improve opportunities for health and governments establish and strengthen universal coin
wellbeing To this end, full and fair employment and prehensive social protection policies that support a level of 
decent work must be a central goal of national and income sufficient for healthy living for all. 
international social and economic policy making, and
should involve strengthened representation of workers Universal health care
in the creation of policy, legislation, and programmes The health-care system is itself a social determinant of

health, influenced by and influencing the effect of other 
Employment policy should aim to provide a living social determinants. Gender, education, occupation, 

wage (that takes into account the ~eal cost of healthy income, ethnicity, and place of residence are all closely 
living) and to protect all workers. Internanonal agencies linked to access to, experiences of, and benefits from 
should support countries to implement standards of health care (figure 3).M Leaders in health care have an 
labour for formal and informal workers, to develop important stewardship role across all branches of society 
policies to ensure balance between work-life and to ensure that policies and actions in other sectors 
home-life and to reduce the negative effects of msecuticy improve health equity.
among workers in precarious work arrangements. Health care is a common good, not a market commodity.
Policies that reduce all workers’ exposure to material Nearly all high-income countries organise their health- 
hazards, work-related stress, and health-damaging care systems around the principle of universal coverage; 
behaviours are also needed. this approach requires that everyone within a country

car. access the same range of services according to needs 
and preferences, n.gardless of income, social status, or 

Low living standards are a powerful determinant of residency, and that people are empowered to use these 
health inequity. The fundamental principle of social services.
protection is that all people need support at some point The commission advocates the financing ofhealth-cire 
in their lives. A feature of all high-income countries is systems through general taxation or mandatory universal 
that society provides, to a greater or lesser extent, for insurance. The evidence is compellingly in favour of 
vulnerable peiiods and for protection from specific publicly funded health-care systems, ln particular, 
factors, such as illness, disability, and loss of income or out-of-pocket spending on health care must be kept to a 
work. However, four in every five people worldwide lack minimum. The policy imposition of user fees for health 
basic social-security coverage.27 Government policies care in low-income and middle-income countries has led 
can make a difference—for example, in Sweden and to an overall reduction in use and worsening of health 
Norway generous transfer payments to socially outcomes. Upwards of 100 million people are pushed 
vulnerable families have been associated with low child into poverty each year through catastrophic household

health costs.

Figure3‘- Use of basic maternal and child health services by lowest and highest economic quintiles 
Data from more than 50 countries. ARI=acute respiratory infection. Reproduced with permission from 
The World Bank.J?

relating to employment and work.

Social protection throughout life

poverty.'
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Health-care systems have the best health outcomes 
when based in primary health care. The emphasis in the 
best systems is both on locally appropriate action across 
the range of social detemrinants, where prevention and 
promotion are in balance with investment in curative 
interventions, and on primary care with adequa te referral 
to higher levels of care.

In all countries, but most pressingly in the poorest 
and those experiencing brain-drain losses, adequate 
numbers of appropriately skilled health workers at the 
local level are fundamental to extending coverage and 
improving the quality of care. Investment Is training 
and retaining health workers is vital to the strengthening 
of health-care systems. This strengthening involves 
global attention to the flows of health personnel as 
much as national and local attention to investment and 
skills development. Medical and health practitioners— 
from those at WHO to those in local clinics—have 
powerful voices, affecting society’s ideas and decisions 
about health, and bear witness to the ethical imperative 
and benefit to efficiency of working more coherently 
through the health-care system to target social causes of strong leadership from government ministers of health, 
poor health.

Tackle inequity of power, money, and resources Fair financing
Health equity in all policies, systems, and programmes For countries at all levels of economic, development, public 
livery feature of government and the economy has the financing of action on the social determinants of health is 
potential to affect health and health equity. Coherent fundamental to welfare and health equity. The socio
action across government—including finance, education, economic development of rich countries was strongly 
housing, employment, transport, and health' -at all supported by publicly financed infrastructure and 
levels, is essential for improving health equity.30 Traffic progressively universal public services. The emphasis on 
injury, a major public-health issue, is an example of public finance, given the substantial failure of markets to 
where action must come from outside the health sector, supply vital goods and services equitably, implies strong 
Legislation for the mandatory wearing of helmets by public-sector leadership and adequate public expenditure, 
cyclists reduced bicyle-related head and other injuries in 
Canada in the 1990s.3'

Policy coherence is crucial, For example, trade policy are employed informally. These countries commonly rely 
that actively encourages the unfettered production, trade, on indirect taxes, such as trade tariffs, for government 
and consumption of foods high in fats and sugars to the income. Economic agreements that require tariff 
detriment of fruit and vegetaoie production is contra- reduction can reduce domestic revenue in low-income 
dictory to health policy, which recommends low con- countries. Strengthened progressive tax capacity is a 
sumption of high fat, high sugar foods and increased necessary prerequisite of any further tariff-cutting 
consumption of fruit ana vegetables.32 Intersectoral agreements. At the same time, measures to combat the 
action for health—coordinated policy and action among use of offshore financial centres to reduce unethical 
health and non-health sectors—can be a key strategy to avoidance of national tax regimes could provide resources 
achieve policy coherence.33 Reaching beyond government for development at least comparable to those made 
to involve civil society and the voluntary and private available through new taxes. As globalisation increases 
sectors is vital for health equity and can help to ensure the interdependence among countries, the argument for 
fair decision making. global approaches to taxation becomes stronger.

Health, and health equity, should become corporate Aid is irr portar.'. for soc.al development. But the volume
issues for the whole of government, placing responsibility of aid is appallingly low—absolutely, relative to wealth in 
for action at the highest level and ensuring its coherent donor countries (figure 4),34 and relative to the level of aid 
consideration across all policies. The results of all commitment of about 0 • 7% of gross domestic product in 
policies and programmes on health equity also need to such countries. Independent of increased aid, the 
be assessed. Although action across government is Commission on Social Determinants of Health urges 
required, ministries of health have central roles in greater debt relief for more countries than currently 
stewardship and information. This function requires provided.

Figure 4: The growing gap: per capita aid from donor countries relative to per capita wealth, 1960-2000 
Calculated in US$ at 1998 prices and exchange rates. GNI=gross national income. Reproduced with permission 
from IBON Books Manila/Zed Books.34

with support from WHO.

Many low-income countries have weak direct tax 
institutions and mechanisms and most of their workforce
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incomes to puchase and encouraging overconsumption 
by people who can afford the first units, as was the case 
with water prices in Johannesburg.’5 A fairer tarrif 
structure would subsidise the price for poorer consumers 
and have price disincentives for overconsumption.

Also, public-sector leadership is needed for effective 
national and international regulation of products, 
activities, and conditions that damage health or lead to 
health inequities. Globa: governance mechanisms—such 
as the Framework Convention on Tobacco Control—are

Four countries in the Middie 
East and north Africa 

Six countries in 
east Asia and Pacific

J 81

' 80

5 SO22 industrialised countries

S 76Ten countries in transition

Eight countries in Latin 
America and the Caribbean 

Four countries in 
sub-Saharan Africa

] 73

] 70

T
ioo required with increasing urgency as market integration 

expands and accelerates circulation of and access to 
health-damaging commodities. Processed foods and 
alcohol are two piur.e candidates for stronger global, 
regional, and national regulatory controls.

The strengthening of public finance to improve social Finally, regular health equity impact assessment of all 
determinants of health will entail the building of national policy making and market regulation should be insti- 
capacity for progressive taxation and the assessment of tutionalised nationally and internationally. In recent 
potential for new national and global public finance decades, under globalisation, market integration has
mechanisms; fair allocation between geographical increased. Seme of the effects on employment and
regions and ethnic groups is also necessary.

Increased international finance for health equity and health, some of them disastrous. The commission urges
increased finance tnrough a social determinants ofhealth that caution be applied in the consideration of new global,
action framework means that existing commitments to regional, and bilateral economic policy commitments,
increase global aid to the 0-1% of gross domestic product Before such commitments are made, the effect of the
must be honoured and the Multilateral Debt Relief existing framework of agreements on health, the social
Initiative expanded. The quality of aid must be improved, determinants of health, and health equity must be fully
too, focusing on better coordination among donors and understood.
stronger alignment with recipient development olans. Public-sector leadership does not displace the responsi- 
Poverty reduction planning at the national and local bilities and capacities of the private sector. Stakeholders
levels in recipient countries should adopt a framework in the private sector ate influential, and have the power
addressing social determinants of health to create to do much for global health equity. Although, to date,
coherent, cross-sectoral financing. This framework must initiatives such as those under corporate social
be transparent and accountable. responsibility have shown limited evidence of real effect.

Corporate social responsibility may be a valuable way 
forward, but evidence is needed to demonstrate this.

60 3020 40
Women's wages as proportion of men's (%)

F»gure5: Nominal wages for women are significantly lower than for men
For employment not including agriculture. Reproduced with permission from UNICEF.3

distribution of goods and services will be beneficial for

Market responsibility
Markets can bring health benefits in the form of new Corporate accountability may be a stronger basis on 
technologies, goods, and services and improved standard which to build responsible collaborations between private 
of living. But the marketplace can also generate negative and public interests, 
conditions for health, including economic inequalities, 
resource depletion, environmental pollution, unhealthy should be made obvious Outcomes of health and health 
working conditions, and the circulation of dangerous equity must be considered in national and international 
and unhealthy goods.

Health is not a tradeable commodity. Ir is a matter of the state as the primary provider of basic services essential 
rights and a public-sector duty. As such, resources for to health (eg, water and sanitation) and regulator of goods 
health must be equitable and universal. Experience and services with a major effect on health (eg, tobacco, 
shows that commercialisati on of vital social goods, such alcohol, and food) need to be reinforced, 
as education and health care, produces health inequity.
The Commission on Social Determinants of Health Gender equity
views certain goods and services as basic human and Gender inequities are pervasive in all societies Biases in 
societal needs—access to dean water, for example, and power, resources, entitlements, norms and values, and 
health care. Such goods and services must be made the way in which organisations are structured and 
available universally, regardless of ability to pay, with the programmes are run damage the health of millions of 
public sector, rather than the market sector, underwriting girls and women. The position of women in society is 
adequate supply and access. The unit price of a also associated with child health and survival. Gender 
commodity commonly gets cheaper as consumption inequities influence health through, for example, 
goes up, making the first units difficult for people on low discriminatory feeding patterns, violence against women,

’The effect of economic agreements on people’s lives

economic agreements and policy making. Tee roles of
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lack of decision-making power, and unfair divisions of 
work, leisure, and possibilities of improving one's life.

Although the position of women has improved 
substantially over the past century in many countries, 
progress has been uneven and many challenges remain.
Women earn less than men, even for equivalent work 
(figure 5);36 girls and women lag behind in education and 
employment opportunities. Maternal mortality and mor
bidity remain high in many countries, and reproductive 
health services remain inequitably distributed within and 
between countries. The intergenerational effects of 
inequity between the sexes make the imperative to act 
even stronger.

There are several ways in which governments, donors, 
international organisations, and civil society can promote 
gender equity. First, legislation can promote equity and 
make discrimination on the basis of sex illegal. Second, 
gender equity units within central administration of or communities to the sphere of structural relations
governments and international institutions can strengthen among economic, social, and political stakeholders and
assessments of gender implications of planned actions to institutions. Community or civil society action on health
ensure that men and women benefit equitably. Third, inequities cannot be separated from the responsibility of
national accounts can include the economic contribution the state to guarantee a comprehensive set of rights and
of housework, care work, and voluntary work. Fourth, ensure the fair distribution of essential material and
finance policies and programmes can close gaps in social goods among population groups. Top-down and
education and skills and support economic participation bottom-up approaches are equally vital, 
by women. Finally, investment in sexual and reproductive All groups in society can be empowered through fair 
health services and programmes leading to universal representation in decisions about how society operates,

particularly in relation to health equity by a socially 
inclusive framework for policy making. Such inclusion 
can enable civil society to organise and act in a manner 

Empowerment is central to the social determinants of that promotes and realises the political and social rights 
health. Material, psychosocial, and political empowerment affecting health equity, 
comes from inclusion in society and fulfilment of rights
to the conditions necessary to achieve the highest Good global governance
attainable standard of health. The risk of these rights Great differences in the health and life chances of peoples 
being violated is the result of entrenched structural around the world reflect imbalance in the power and 
inequities.37 The freedom to participate in economic, prosperity of nations. The benefits of globalisation 
social, political, and cultural relationships has intrinsic remain profoundly unequally distributed. Progress in 
value.38 Inclusion, agency, and control are each important global economic growth and health equity made

between 1960 and 1980 has been significantly dampened 
since (figure 6),33 as global economic policy hit 

seen among indigenous peoples in many countries. But social-sector spending and social development hard. Also 
social inequity is also manifest across various intersecting associated with the second (post-1980) phase of 
social categories, such as class, education, gender, age, globalisation, the world has seen significant increase in, 
ethnicity, disability, and geography. Exclusion is a sign of and regularity of, financial crises, proliferating conflicts, 
not simple difference but hierarchy and reflects deep and forced and voluntary migration, 
inequities in the wealth, power, and prestige of different Through the recognition of common interests and

interdependent futures, the international community 
must commit to a multilateral system in which all 

changing of the distribution of power within society and countries, rich and poor, engage with an equitable voice, 
global regions and empowerment of individuals and Only through such a system of global governance—that 
groups to represent effectively their needs and interests, places fairness in health at the heart of the development 
Such changes will challenge the unfair and graded agenda and genuine equality of influence at the heart of 
distribution of social resources to which all citizens have its decision making—will coherent attention to global

health equity be possible. Therefore health equity 
Changes in power relationships can take place at should become a global development goal, and a 

various levels, from the level of individuals, households, framework of social determinants of health should be
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Figure 6: Dispersion measure of mortality for life expectancy at birth
This method measures the global dispersion of life expectancy, calculated as the average absolute difference in life 
expectancy at birth between each and every pair of countries weighted by population size. Reproduced with 
permission from WHO.39

coverage and rights should be increased.

Political empowerment—inclusion and voice

for social development, health, and wellbeing.
A particularly egregious form of social exclusion is

people and communities.
Serious effort to reduce health inequities will involve

claims and rights.
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Evidence is only one part of what swings policy 
decisions—political will and institutional capacity are 
important too. Policy makers need to understand what 
affects population health and how the gradient operates. 
Action on the social determinants of health also requires 
capacity building among practitioners, including the 
incorporation of teaching on social determinants of health 
into the curricula of health and medical personnel. In 
addition, training of policy makers and other stakeholders 
on social determinants of health and investment in public 
awareness are needed.

Routine monitoring systems for health equity and the 
social determinants of health are needed, locally, 
nationally, and internationally. Combined with invest
ment, such systems will enable generation and sharing of 
new evidence on the ways in which social determinants 
influence population health and health equity and on the 
effectiveness of measures tc reduce health inequities 

adopted to strengthen multilateral action on through action on social determinants, 
development. The UN, through WHO and the Economic 
and Social Council, should lead and use indicators of Conclusion
social determinants of health to monitor progress by Is closing the gap in a generation possible? This question 
establishing multilateral working groups on thematic has two clear answers. If we continue as we are, there is 
social determinants of health. WHO should lead in no chance at all. If there is a genuine desire to change, if 
global action by enshrining social determinants of there is a vision to create a better and fairer world where 
health as guiding principles across its departments and people’s life chances and their health will no longer be

blighted by the accident of where they happen to be born, 
the colour of their skin, or the lack of opportunities 
afforded to their parents, then the answer is: we could go 
a long way towards it.

Action can be, and is being, taken. But coherent action 
must be fashioned across the determinants, rooting out 

and applied to develop more effective policies, systems, structural inequity as much as ensuring more immediate 
and programmes. Education and training in social wellbeing. In calling to close the gap in a generation, we 
determinants of health are essential. do not imagine that the social gradient in health within

Lack of data often means that problems are countries, or the great differences between countries, 
unrecognised. Good evidence on levels of health and its will be abolished in 30 years. But the evidence, produced 
distribution, and on the social determinants of health, is in the final report' of the Commission on Social 
essential for the scale of the problem to be understood, Determinants of Health, encourages us that significant 
the effects of actions assessed, and progress monitored, closing of the gap is indeed achievable.
Experience shows that countries without basic data on This is a long-term agenda, requiring investment 
mortality and morbidity stratified by socioeconomic starting now, with major changes in social policies, 
indicators have difficulties in moving forward on health economic arrangements, and political action. At the 
equity.40 Countries with the worst health problems have centre of this action is empowerment of the people, 
the poorest data. Many countries do not even have basic communities, and countries that currently do not have 
systems to register all births and deaths (table).41 their fair share. The knowledge and the means to change

The evidence base on health inequity, the social are at hand. What is needed now is the political will to 
determinants of health, and what works to improve them implement these eminently difficult but feasible changes, 
needs further strengthening. Unfortunately, most health Not to act will be seen, in decades to come, as failure on a 
research funding remains overwhelmingly biomedically grand scale to accept the responsibility that rests on all 
focused. Also, much research remains gender biased, our shoulders.
Traditional hierarchies of evidence (which put randomised 
controlled trials and laboratory experiments at the top) 
generally do not work for research on the social 
determinants of health. Rather, evidence needs to be 
judged on fitness for purpose—that is, does it 
convincingly answer the question asked?

Unregistered childrenBirths

World 133028 48276(36%)

26 879 14751 (55%)
9790 1543 (16%)

37099 23395(63%)
31616 5901(19%)

11567 1787(15%)
5250 1218 (23%)

10 827 218 (2%)

119973 48147(40%)

27819 16682(71%)

Sub-Saharan Africa 

Middle East and north Africa 

South Asia 

East Asia and Pacific 

Latin America and Caribbean 

CEE, OS, and Baltic states 

industrialised countries 

Developing countries 

Least developed countries

Data are number (%). CEE=Central and eastern Europe. CIS=Commonwealth of 
Independent States. Data from UNICEF."’1

Table: Unregistered births (1000s) in 2003 by region and level of 
development

country programmes.

Understand the problem and evaluate action
Action on the social determinants of health will be more 
effective if basic data systems are in place and there are 
mechanisms to ensure that the data can be understood
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Abstract
Objectives This study sets out to explore whether being 
forcibly removed from one’s home is related to all-cause 
mortality.
Methods With the help of unique register data covering all 
middle-aged persons registered at the Swedish Enforce
ment Authority with a case closed by an eviction during the 
period 2009-2011 (n = 2092), evictees’ deaths from any 
cause that occurred within 3 years of the date of the 
eviction are compared with the all-cause mortality of a 
random sample of the Swedish population (n = 426,117). 
The analysis is based on penalized maximum likelihood 
logistic regressions.
Results Those who had been evicted from their homes 
were found to be approximately one and a half times more 
likely to die from any cause than those who had not been 
exposed to this expeiience (OR = 1.59), controlling for 
several demographic, socio-economic and health condi
tions prior to the date of the eviction.
Conclusions The results provide support for the notion that 
the experience of losing one’s dwelling place should be 
treated as a major life event in its own right, just like other 
well-established social stressors.

Introduction

The importance of place, and particularly the significance 
of the dwelling place, has been well established in the 
social philosophical literature (Fox 2006). A dwelling is 
more than just bricks and mortar, it is a source of identity 
and meaningfulness, involving a sense of security (usually 
referred to as ontological security) (Fox 2006; Somerville 
1992). This inseparability of persons from the places they 
inhabit has been argued to be so essential that its most 
extreme manifestation may involve illness and death 
resulting from the forcible removal of a person from his/her 
dwelling place (Fox 2006; Malpas 1999). However, 
although a number of small -sample Swedish studies among 
selected groups of evicted people have suggested a 
heightened risk for all-cause mortality within this group, 
the degree to which this increased risk can be attributed to 
the actual loss of the dwelling remains largely unanswered, 
at least from an empirical point of view (cf. Eriksson et al. 
2010; Stenberg 1990).

In fact, despite the prevalence of eviction (millions of 
households across the world are evicted every year), “we 
know next to nothing about its impact on people’s lives” 
(Desmond and Kimbro 2015). Part of the explanation for 
this lack of knowledge is that the differential impact of a 
home eviction can only be assessed if we are able to con
sider the conditions that lead to the actual eviction in the 
first place, which has to date proven very difficult, since 
there are substantial difficulties associated with locating and 
reaching larger groups of individuals who have been sub
jected to this form of severe corrective sanction on the part 
of society (Eriksson et al. 2010). Furthermore, and no less 
importantly, evictions have until recently been neglected as 
a social problem by social scientists and policy makers alike 
(Desmond and Kimbro 2015; Stenberg et al. 2011).
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Evictions in Sweden: a short backgroundIn an attempt to deepen our understanding of the dif
ferential impact of home eviction on all-cause mortality, 
this study makes use of a unique opportunity, offered by 
the Microdata Online Access (MONA) system at Statistics 
Sweden, to follow all middle-aged women and men who 
were registered at the Swedish Enforcement Authority with 
a case closed by an eviction between 2009 and 2011 for a 
3-year period using nationwide register data.

The Swedish Enforcement Authority is the only agency in 
Sweden that is authorized to execute evictions. The main 
cause of home evictions is defaulting on rent payments. 
85% of evictions have been estimated to be due to rent 
arrears. In approximately 5% of evictions, the main cause 
is causing a disturbance. The remainder is evicted due to 
the frequent late payment of rent (Socialstyrelsen 2010). 
There are no official statistics on home eviction. For 
Stockholm, however, it has been estimated that approxi
mately 84% of officially reported evictions correspond to 
evictions from the domicile (SOU 2005:88), which, if 
applied to the whole country, would mean that approxi
mately 1868 (0.84 x 2224) home evictions took place in 
Sweden last year (2015) (Kronofogden 2016).

Evictions are to a large extent a so-called urban phe
nomenon. Resource-weak groups, such as the unemployed 
and recipients of means-tested social welfare, have all been 
found to be considerably overrepresented among those who 
are evicted. This also holds true, but to a lesser extent, for 
individuals with a criminal record. For persons bom abroad, 
the evidence is not as categorical, and suggests only a 
negligible overrepresentation. It has also been shown that 
men and unmarried persons are evicted to a greater extent 
than women and family households and that the mean age of 
those evicted is over 40 (Eriksson et al. 2010). Furthermore, 
suggestions for preventive work among evicted persons note 
the importance of tackling the problem of low levels of 
education within parts of this group (Socialstyrelsen 2008). 
Moreover, those who are evicted have been found to suffer 
from considerably more health problems than other tenants, 
being clearly overrepresented when it comes to in-patient 
care (Eriksson et al. 2010). It is worth noting that practically, 
all these factors are themselves also treated as risk factors 
for all-cause mortality in the literature (e.g., Nieuwbeerta 
and Piquero 2008; Roelfs et al. 2011; Sorlie et al. 1995).

Major life events and all-cause mortality—the role 
of home evictions

The most common operational meaning of stress is a “fife 
change event”, that is, a “discrete and observable event 
representing change and thus requiring some social and/or 
psychological adjustment on the part of the individual” 
(Wheaton et al. 2013). Losing one’s job, getting a divorce, 
being assaulted or robbed and the like are all typical types 
of life change events that have interested social scientists 
exploring the impact of social stressors on health (Thoits 
2010; Wheaton et al. 2013). It is thought that the extensive 
behavioral adjustments (including adverse changes in 
health-related behaviors) that individuals make in response 
to a given major life event overtax their capacity to cope or 
adapt, leaving them more vulnerable to infection, injury or 
disease (Thoits 2010), and ultimately, to all-cause mortality 
(e.g., Roelfs et al. 2011).

If we accept that: (1) a dwelling is a “socio spatial 
system” [that is, simultaneously and indivisibly a spatial 
and a social unit of interaction (Mallett 2004; Saunders 
and Williams 1988)]; (2) our identity is somewhat tied 
to location [that is, a dwelling is both “humanized and 
humanizing” (cf. Karjalainen 1993; Malpas 1999)]; and 
(3) a dwelling is a source of meaningfulness, involving 
a sense of security (Fox 2006; Somerville 1992), it is 
not difficult to arrive at the same conclusion as Des
mond and Kimbro (2015), who in their recent study on 
the fallout of eviction argued that experiencing an 
involuntary loss of housing may result in a “scarring” 
akin to that which workers sometimes experience fol
lowing the involuntary loss of their jobs, and that it may 
thus, in a similar way, also be considered an acutely 
stressful life event. Evictees themselves have described 
this experience as being “as if the plug had been pulled 
on their existence”, “as if the whole world came 
crashing down” (Flyghed and Stenberg 1993; Nilsson 
and Flyghed 2004).

It is on the basis of this understanding, in combination 
with the available evidence on the effect of major life 
change events, such as unemployment, on all- cause mor
tality (see Roelfs et al. 2011), that the current study 
hypothesizes that home evictions and death from any cause 
are detrimentally related to one another.

Aim of the study

This study sets out to explore whether the forcible removal 
of a middle-aged person from his/her dwelling is in itself 
related to all-cause mortality, even when controlling for 
well-established factors that may have led to the eviction in 
the first place.

Method

The study base—an evicted and a comparison group

The exposed group examined in this study includes all 
middle-aged, 30-65 years (at baseline), women and men
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who were registered at the Swedish Enforcement Authority 
(Kronofogden) with a case closed by a home eviction 
during the period 1 January 2009 to 31 December 2011. 
The data from the Swedish Enforcement Authority register 
have, with the help of Statistic Sweden, been linked to 
several other national registers. In this study, I make use of 
the linkages made with (1) the longitudinal integration 
database for health insurance and labor market studies 
(known m Sweden as LISA), the population statistics 
register, and the geography database; (2) the register of 
persons convicted of criminal offences; and (3) the 
National Patient Register and the National Cause of Death 
Register. These registers are administered by Statistics 
Sweden, the Swedish National Council for Crime Preven
tion and the National Board of Health and Welfare, 
respectively

The comparison group consists of all middle-aged 
women and men of a 10% random sample of the Swedish 
population, drawn on December 31, 2008 by Statistics 
Sweden. The data set for the comparison group contains the 
same information from the national registers as the data set 
for the individuals from the Swedish Enforcement 
Authority's register. The individuals in the evicted group 
were removed from the sample population before the 
comparison group was produced.

complete data are available on all the variables included in 
the models.

The relationship between the independent/conti ol vari
ables and all-cause mortality has been estimated using 
penalized maximum likelihood logistic regression (firthlo- 
git). Firthlogit is a technique that is suited to dealing with 
situations in which the event of interest is rare (cf. Rojas 
and Stenberg 2016), which is the case here in the sense that 
the proportion of deaths from any cause in the data is lowei 
than 5% (cf. King and Zeng 2001). Firthlogit is available as 
a subroutine in STATA (Firth 1995; Hilbe 2009; StataCorp 
2015).

Dependent variable

All-cause mortality is defined as death from any cause 
registered in the Swedish Cause of Death Register at any 
point during the follow-up period.

Independent variable

Being forcibly removed from one’s home is defined in 
terms of the date cn which the Swedish Enforcement 
Authority registered that the application for eviction sub
mitted by the landlord had been closed due to eviction. 
This is usually registered by the enforcement officer on the 
same day as the eviction takes place, but registration may 
also occur one or a few days later.

Analytical strategy

The available information on cause of death foi those 
evicted in 2011 is limited to the years 2011-2014, that is, to 
a follow-up period of 3 years As a consequence of this, the 
analysis of the evicted population is restricted to the all
cause mortality occurring within 3 years of an approximate 
eviction date at any point during the period 2009- 2011. In 
addition, the comparison with the random sample of the 
Swedish population is restricted to a 3-year follow-up 
period, more precisely, to death from any cause occurring 
within 3 years after the sample was drawn (from January 1, 
2009). The control variables are measured at baseline for 
both the evicted and the comparison group, that is, during 
the calendar year preceding the start of the follow-up 
period.

The analysis focuses only on the date of the first eviction 
executed during the observation period. It is extremely rare 
for an individual to be evicted more than once in the course 
of a short period of time, since following an eviction, it is 
very difficult to obtain a new dwelling from which one can 
then be formally evicted again (Eriksson et al. 2010). 
Furthermore, personal identification numbers that were 
identified as erroneous have also been excluded, as cases of 
emigration occurred during the study period (emigration 
could only be specified for the period to December 2013). 
Moreover, the analysis only considers persons for whom

Control variables

Tire control variables have been measured in accordance 
with the analytical strategy described above, and are 
defined as follows, large city living in one of the following 
three municipality types: metropolitan, suburban, or larger 
cities. Unemployment being registered as unemployed at 
the relevant authorities for at least one day over the course 
of a 1-year period. Criminal record having been found 
guilty of a criminal offence at least once over a 1-year 
period. Foreign born having been bom outside Sweden. 
Family constellation: single persons/all othei family con
stellations (married families [including civil unions], 
cohabiting families [with common children], and one-par
ent families) Age year of birth. Gender women/men. 
Education pre-upper secondary, upper-secondary and post
upper-secondary education Social welfare recipiency 
having received means-tested social assistance at least once 
over the course of a year. Finally, Ill-health is measured 
using three different indicators: (1) having been recorded in 
the Swedish in-patient care register for any cause at least 
once over a 1-year period and (2) having received sickness 
cash benefit from the Swedish Social Insurance Agency at 
least once (measured in terms of net days) over a 1 year
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period. The principal requisite for being eligible for this 
benefit is that the person has an illness or injury that 
reduces his/her ability to work by at least 25%. To be 
entitled to this benefit, one has to be 16 years or older and 
have had a minimum annual income from work (in 2010, 
the qualifying income for sickness cash benefit was 
approximately 10,200 SEK (1020 EUR) (Mulder, 2011); 
and (3) having received sickness compensation from the 
Swedish Social Insurance Agency at least once over the 
course of a year. Sickness compensation is granted to 
persons aged 30-64 with a long term or permanently 
reduced work capacity (by at least 25%). It can be granted 
to persons with zero earnings. Since July 2008, this benefit 
is only granted to those with a permanently reduced work 
capacity (Lidwall 2013);

Once again, the use of multiplicative terms to check for 
interactions between the new control variables and home 
eviction showed no significant interaction effects.

In the final model, four additional control variables are 
introduced into the analysis (social welfare recipiency, 
unemployment, education, and criminality). The effect of 
eviction decreases once again, culminating in an odds ratio 
of 1.59, but continues to remain significant. In this model 
too, no statistically significant interaction effects weie 
found between being forcibly removed from the home and 
the newly Introduced controls.

In Table 3, the final model is replicated excluding, one 
at a time, the three leading causes of death found among 
the evictees. The objective here is to examine how sensi
tive the final results are to specific causes of death. The 
effect of eviction remains practically the same, both in 
terms of size and statistical significance (cf., Table 3 with 
Model 4 in Table 2).Results

The study base is composed of an evicted and a comparison 
group, comprising a total of 2,092 and 426,117 individuals, 
respectively (see Table 1). A total of 4012 deaths from any 
cause are included in the analysis, of which 73 occurred in 
the evicted group and 3939 in the companson group (see 
Table 1). The proportion that experienced all-cause mor
tality within the evicted group is approximately four times 
as large as the corresponding proportion within the com
parison gioup (see Table 1). Overall, the distributions of 
the control variables differ considerably between the 
evicied group and the control group, although not to the 
same extent as the level of all-cause mortality (with the 
exception of unemployment, social welfare recipiency, 
criminality, and in-patient care), confirming the marginal
ized condition of those who are forcibly removed from 
their homes (see Table 1).

The results from the penalized maximum likelihood 
logistic regression analysis are presented in Table 2. In Model 
1, we see that forcibly removing an individual from his/her 
home is significantly related to all-cause mortality, with a 
corrected OR of 3.90. In other words those who had been 
evicted from their homes were approximately four times as 
likely to die from any cause as those who had not been 
exposed to this experience. As can be seen in Model 2, this 
relationship is somewhat weakened when adjusted for age, 
gender, place of birth, family constellation, and place of res
idence (cf. OR = 3.90 with OR = 3.60). However, the effect 
of eviction does not vary with any of the newly introduced 
variables; none of the multiplicative terms used to check for 
possible interaction effects were statistically significant.

When ill-health (measured using three different indica
tors) is included in the analysis, the effect of eviction on 
all-cause mortality remains significant but decreases in 
strength, from an OR of 3 60 to one of 2 33 (see Model 3).

Discussion

Between the post-war period and the latest global financial 
crisis home evictions have been a hidden social problem 
(Hartman and Robinson 2003; Stenberg et al. 2011). An 
important part of the explanation for this, at least in Sweden, 
is that the steady increase in home evictions, since the mid- 
1960s has come to be explained as an unintended conse
quence of the provision of homes to pcor households and 
families with social problems, le , to individuals who have 
a high eviction risk in the first place. Thus, the difficulties 
and consequences associated with home evictions have 
been viewed as being part of an ongoing process of social 
marginalization rather than as being attributable to the 
involuntary loss of the dwelling itself (cf. Eriksson et al. 
2010; Stenberg et al. 1995, 2011). This notion of a “non 
housing-ready” population, which is also widespread in the 
current debate on pathways into housing (as an argument 
against the “housing first” model) (Tsemberis et al. 2004; 
Waegemakers Schiff and Schiff 2014) tends in other words 
to make the positive aspects of having a dwelling (or 
inversely, the negative aspects of losing it) conditional upon 
individuals ability to maintain their independent housing 
status. Thus, for those who are not members of the “hous
ing-ready” population, the dwelling tends to be reduced to a 
mere question of bricks and mortar.

The results of this study challenge this view. In fact, the 
detrimental effect of eviction on all cause mortality not 
only remains when controlling for a range of factors 
identified in the literature as being crucial to understanding 
the underlying reasons for home evictions, but also appears 
to be additive in nature. In other words, and in accordance 
with the assumptions outlined at the outset of this study,
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of the main obstacles to social workers employing all the 
legal means available to them to help those threatened by 
eviction at an early stage in the process and to thus pre
venting evictions from happening altogether (Kjellbom 
2014).

While it is reasonable to accept that any attempt to 
“guess” the particular meaning of home for an individual 
occupier must be approached with caution, theoreticians in 
the field of housing studies have argued that this particular 
type of environmental intangible can both be identified and 
quantified if one focuses on the impact of losing it; that is, 
the importance of a home can be understood in negative 
terms, since the qualities associated with having a home 
typically emerge when the home is lost (Fox 2006). Hence, 
at least from a theoretical point of view, this study should 
be viewed as an indication that being forcibly removed 
from one’s dwelling constitutes a major life event with far- 
reaching detrimental consequences (cf. Desmond and 
Kimbro 2015; Fowler et al. 2015).

The current study is to the best of my knowledge the first 
to examine the relationship between home evictions and 
all-cause mortality using longitudinal, large-scale register 
data, and including an unprecedented variety of informa
tion, for an entire country (cf. Desmond and Kimbro 2015; 
Eriksson et al. 2010; Fowler et al. 2015). It is, therefore, 
important to be cautious about drawing wide-ranging 
conclusions on the basis of this single study. Having said 
this, the study’s findings are suggestive of two relatively 
straightforward policy implications.

First, the legitimacy of eviction needs, just like any 
other formal societal sanction, to be evaluated in relation to 
its consequences (including the unintended ones) (cf. 
Weiss 1998). Hitherto, home evictions have mainly been 
legitimized on the basis of their underlying intention, 
which is to promote the general payment moral in society 
(Eriksson et al. 2010). It is thought that “if people see that 
unpaid rents, installments or amortizations do not lead to 
any type of sanction, there is a risk that confidence in the 
common economy will disappear” (Weslerberg 1999). 
Given the new information provided by the results of the 
current study, assessments of the legitimacy of the use of 
the evictions measure now need also to include a consid
eration of whether a heightened risk of death from any 
cause may be viewed as a proportionate outcome in rela
tion to achieving the intention described above, particularly 
given that 80% of those evicted in Sweden have been found 
to have rent arrears of less than 2000 EUR (Eriksson et al. 
2010). Second, the inclusionary and compensatory societal 
measures directed at minimizing the negative effects of this 
powerful corrective sanction also need to be re-evaluated in 
terms of their proportionality, given this newly acquired 
knowledge (Flyghed 2000).

Table 1 Distributions of dependent and control variables included in 
the models (Sweden, 2009-2014)

Variables Respondents

Evicted 
group 
(n = 2092)

Comparison
group
(n = 426,117)

Death from any cause% (N) 
Age

Age at baseline M (SD) 
Gender 

Men % (AO 
Place of birth 

Foreign bom % (AO 
Unemployment 

Unemployed % (AO 
Education

Pre-upper-secondary % (AO 
Upper-secondary % (AO 

Place of residence 
Living in a large city % (IV) 

Family constellation 
Single % (AO 

Criminality
Convicted of a criminal 
offence % (AO 

Social welfare recipiency 
Received social 
assistance % (AO 

Ill-health
Received in-patient 
care % (AO

Received sickness cash 
benefit % (AO 

Received sickness 
compensation % (A0

3.5 (73) 0.9 (3939)

45.0 (9.3) 47.6 (10.3)

64.1 (1341) 50.4 (214,563)

24.5 (513) 15.7 (67,030)

37.1 (776) 7.1 (30,359)

32.1 (672) 
57.0 (1193)

16.3 (69,372) 
47.6 (202,786)

54.0 (1130) 62.6 (266,678)

66.6 (1394) 28.3 (120,634)

17.7 (370) 1.1 (4771)

49.4 (1033) 3.5 (14,913)

11.2 (235) 1.0 (4116)

13.5 (283) 10.8 (46,051)

21.8 (456) 12.0 (51,302)

the results suggest that the dwelling plays an independent 
and fundamental role in relation to our wellbeing; that is, 
the negative aspects of forcibly losing one’s dwelling, e.g ., 
the loss of security [a need whose importance is compa 
rable to the need for food and water (Kearns et al. 2000)], 
are not reducible to nor conditioned by the fact that one, 
prior to the eviction, had severe problems of various types.

Another important factor that has made it easy to ignore 
the view that a dwelling might be something more than just 
bricks and mortar for individuals involved in an eviction 
process is the argument that the concept of a “home” is 
ultimately an experiential phenomenon that is difficult to 
measure and articulate (Fox 2006). In fact, the lack of 
consensus on the importance of the dwelling has been one
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Table 2 Penalized maximum likelihood logistic regression of home eviction and short-term all-cause mortality among 30-65 years in Sweden 
2009-2014

Variable Model 1 Crude OR Model 2 Adjusted OR Model 3 Adjusted OR Model 4 Adjusted OR 
(95% Cl) (p) (95% Cl) 0) (95% Cl) (p)(95% Cl) (p)

Home eviction
Forcibly removed from the dwelling 
(reference category: Other)

3.90 (3.08-4.93)
(0.000) *

3.60 (2.83^4.58)
(0.000)*

2.33 (1.81-3.00) 
(0.000)*

1.59 (1.23-2.07) 
(0.000)*

Age
Age at baseline (continuous) 1.10 (1.09-1.10)

(0.000)*
1.09 (1.08-1.09)

(0.000)*
1.09 (1.08-1.09) 

(0.000)*

Gender
Men (reference category: women) 1.58 (1.48-1.69) 

(0.000)*
1.85 (1.73-1.97) 

(0.000)*
1.77 (1.66-1.89) 

(0.000)*
Place of birth

Foreign bom (reference category: bom in 
Sweden)

Family constellation 
Single (reference category: other family 
constellations)

Place of residence
Living in a large city (reference category: 
other)

Ill-health
Received in-patient care (reference category: 
other)

Received sickness cash benefit (reference 
category: other)

Received sickness compensation (reference 
category: other)

Unemployment
Unemployed (reference category: other)

1.05 (0.96-1.15) 
(0.258)

0.94 (0.86-1.03) 
(0.164)

0.87 (0.79-0.96) 
(0.004)

2.10 (1.97-2.24)
(0.000)*

1.72 (1.61-1.84)
(0.000)*

1.67 (1.56-1.78)
(0.000)*

0.97 (0.91-1.03) 
(0.342)

0.93 (0.88-0.996) 
(0.037)*

1.00 (0.94-1.07)
(0.886)

4.38 (3.87-4.96)
(0.000)*

2.47 (2.28-2.66)
(0.000)*

3.07 (2.86-3.28)
(0.000)*

3.80 (3.35-4.31)
(0.000)*

2.49 (2.30-2.69) 
(0.000)*

2.88 (2.68-3.09) 
(0.000)*

0.99 (0.87-1.13) 
(0.861)

Education
Pre-upper-secondary (reference category: 
post-upper-secondary education) 

Upper-secondary (reference category: 
post-upper-secondary education) 

Criminality
Convicted of a criminal offence (reference 
category: other)

Social welfare recipiency 
Received social assistance (reference 
category: other)

Death from any cause 
Total study population (n)

1.52 (1.39-1.67) 
(0.000)*

1.24 (1.14-1.35)
(0.000)*

1.55 (1.28-1.87)
(0.000)*

1.93 (1.70-2.20)
(0.000)*

40124012 4012 4012
n = 428,209 n = 428,209 n = 428,209 n = 428,209

Crude and adjusted odds ratios (OR) with 95% confidence intervals (CIs) and p values (p) 
* Statistically significant (at the 5% level)

Limitations influenced the results (Thygesen and Ersb0ll 2014), e.g., 
self-reported leisure-time physical activity (Pekkanen et al. 
1995). However, capturing representative and sizeable 
groups of evicted individuals by means of traditional sur
veys has to date proven to be very difficult (Eriksson et al. 
2010), which makes register-based studies of the kind

Three main methodological considerations should be borne 
in mind when interpreting the results of this study. First, 
since the study is entirely based on register data, I lack self- 
reported information on confounders that might have
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Table 3 Penalized maximum likelihood logistic regression of home eviction and short-term all-cause mortality among 30-65 years in Sweden 
2009-2014, excluding circulatory disease (IOO-I99) neoplasms (C00-D48) and external causes (V01-Y98) of death, respectively

Variable Sensitivity test 1 (death from all Sensitivity test 2 (death from Sensitivity test 3 (death from all
causes except circulatory disease) all causes except neoplasms) causes except external causes)
Adjusted OR (95% Cl) (p) Adjusted OR (95% Cl) (p) Adjusted OR (95% Cl) (p)

Home eviction
Forcibly removed from the dwelling 1.60 (1.19-2.14) (0.002)* 
(reference category: Other)

1.62 (1.21-2.17) (0.001) * 1.51 (1.12-2.04) (0.008)*

Age
Age at baseline (continuous)

Gender
Men (reference category: women)
Place of birth

Foreign bom (reference category: 
bom in Sweden)

Family constellation 
Single (reference category: other 
family constellations)

Place of residence 
Living in a large city (reference 
category: other)

Ill-health
Received in-patient care (reference 
category: other)

Received sickness cash benefit 
(reference category: other)

Received sickness compensation 
(reference category: other)

Unemployment
Unemployed (reference category: 
other)

Education
Pre-upper-secondary (reference 
categoiy: post-upper-secondary 
education)

Upper-secondary (reference category. 1.19 (1.08-1.30) (0.000)* 
post-upper-secondaiy education)

Criminality
Convicted of a criminal offence 
(reference category: other)

Social welfare recipiency 
Received social assistance (reference 1.90 (1.64-2.21) (0.000)* 
category: other)

Death from any cause 
Total study population (n)

1.08 (1.08-1.09) (0.000)* 1.07 (1.07-1.08) (0.000)* 1.10 (1.10-1.11) (0.000)*

2.43 (2.22-2.66) (0.000)* 1.67 (1.56-1.79) (0.000)*1.55 (1.44-1.67) (0.000)*

0.89 (0.80-0.98) (0.022)* 0.80 (0.71-0.90) (0.000)* 0.88 (0.80-0.97) (0.012)*

1.66 (1.54-1.79) (0.000)* 1.97 (1.81-2.15) (O.OOOf 1.61 (1.50-1.73) (0.000)*

1.03 (0.96-1.11) (0.405) 0.91 (0.83-0.99) (0.024)* 1.03 (0 96-1.11) (0.363)

4.20 (3.66^1.84) (0.000)* 3.47 (3.01-3.99) (0.000)*4.59 (3.97-5.31) (0.000)*

2.82 (2.59-3.07) (0.000)* 1.43 (1.26-1.61) (0.000) * 2.63 (2.43-2.86) (0.000)*

2.70 (2.50-2.92) (0.000)* 4.06 (3.7W.45) (0.000) * 2.91 (2.71-3.13) (O.OOOf

0.93 (0.80-1.08) (0.344) 1.29 (1.10-1.51) (0.002) * 0.94 (0.81-1.08) (0.371)

1.45 (1.31-1.61) (O.OOOf 1.63 (1.44-1.85) (0.000): 1.48 (1.34-1.63) (0.000)*

1.31 (1.17-1.48) (0.000)* 1.20 (1.10-1.32) (0.C00)*

1.62 (1.31-2.00) (0.000)* 1.72 (1.39-2.12) (0.000)* 1.23 (0.98-1.56) (0.076)

1.99 (1.70-2.32) (0.000)* 1.87 (1.62-2.16) (0.000)*

3082 2296 3535
n = 426,078 n = 424,299 n = 427,227

Adjusted odds ratios (OR) with 95% confidence intervals (CIs) and p values (p) 
International Classification of Disease, 10th Revision codes 
* Statistically significant (at the 5% level)

presented here extremely important (Thygesen and Ersbpll 
2014).

Second, the analysis relies on a comparison with the 
general population as opposed to a population specified on

the basis of being in possession of a dwelling. The reason 
for this is that there are no available register data in Swe
den, covering the study period that would make it possible 
to identify this latter group. However, since one of the most
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Open Access This article is distributed under the terms of the 
Creative Commons Attribution 4.0 International License (http:// 
creativecommons.org/licenses/by/4.0/), which permits unrestricted 
use, distribution, and reproduction in any medium, provided you give 
appropriate credit to the original author(s) and the source, provide a 
link to the Creative Commons license, and indicate if changes were 
made.

important limitations associated with the use of the general 
population as a comparison group is the tendency to 
underestimate the real effect of a given exposure (which in 
this case would be the case if a large proportion of the 
comparison group was comprised of people living in 
insecure housing, e.g., renters without a lease), the use of 
this type of comparison group is common in this area of 
research even in cases, where it is possible to make this 
distinction, e.g., using the unemployed vs the employed 
population (cf. Roelfs et al. 2011).

Third, as the eviction date used in this study was inferred 
from the date on which the Swedish Enforcement Authority 
closed the enforcement case in question, the analysis only 
includes cases of home eviction that had no other enforce
ment matters pending at the time of the eviction. Hence, the 
validity of the study’s results is limited to this particular 
population of evictees. Having said this, the evicted popu
lation in Sweden is not characterized by having large or 
long-term debts at the agency (Flyghed 2000).
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Conclusion

Forcibly removing people from their homes has a detri
mental impact on all-cause mortality. This effect is 
statistically independent of other important social stressors 
(e.g., unemployment), health conditions, and behavioral 
and demographic characteristics that are not only well- 
known risk factors for death from any cause, but also 
constitute the main risk factors for home eviction. Thus, the 
experience of losing one’s dwelling should be treated as a 
major life event in its own right; that is, it is neither 
reducible to nor conditioned by the factors that enable 
people to remain in possession of their homes. Having said 
this, further studies are needed to confirm these findings.
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review of States’ policy responses to the 
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I. Introduction: the financialization of housing

The expanding role and unprecedented dominance of financial markets and 
corporations in the housing sector is now generally referred to as the “financialization of 
housing”.1 The term has a number of meanings. In the present report, the “financialization 
of housing” refers to structural changes in housing and financial markets and global 
investment whereby housing is treated as a commodity, a means of accumulating wealth 
and often as security for financial instruments that are traded and sold on global markets. It 
refers to the way capital investment in housing increasingly disconnects housing from its 
social function of providing a place to live in security and dignity and hence undermines the 
realization of housing as a human right. It refers to the way housing and financial markets 
are oblivious to people and communities, ana the role housing plays in their well-being.

Housing and real estate markets have been transformed by corporate finance, 
including banks, insurance and pension funds, hedge funds, private equity firms and other 
kinds of financial intermediaries with massive amounts of capital and excess liquidity. The 
global financial system has grown exponentially and now far outstrips the so-called real 
productive” economy in terns of sheer volumes of wealth, with housing accounting for 

much of that growth.

Housing and commercial real estate have become the “commodity of choice” for 
corporate finance and the pace at which financial corporations and funds are taking over 
housing and real estate in many cities is staggering. The value of global real estate is about 
US$ 217 trillion, nearly 60 per cent of the value of all global assets, with residential real 
estate comprising 75 per cent of the total.2 In the course of one year, from mid-2013 to mid- 
2014, corporate buying of larger properties in the top 100 recipient global cities rose from 
US$ 600 billion to US$ 1 trillion.3 Housing is at the centre of an historic struclural 
transformation in global investment and the economies of the industrialized world with 
profound consequences for those in need of adequate housing.

In “hedge cities”, prime destinations for global capital seeking safe havens for 
investments, housing prices have increased to levels that most residents cannot afford, 
creating huge increases in wealth for property owners in prime locations while excluding 
moderate- and low-income households from access to homeownership or rentals due to 
unaffordability. Those households are pushed to peri-urban areas with scant employment 
and services.

L

2.

3.

4.

Elsewhere, financialization is linked to expanded credit and debt taken on by 
individual households made vulnerable to predatory lending practices and the volatility of 
markets, the result of which is unprecedented housing precarity. Financialized housing 
markets have caused disclacement and evictions at an unparalleled scale: in the United 
States of America over the course of 5 years over 13 million foreclosures resulted in more

5.

See Manuel Aalbers, The Financialization of Housing: A political economy approach (London and 
New York, Rot-Hedge, 2016), and Radhika Balakrishnan, James Heintz and Diane Elson, Rethinking 
Economic Policy for Social Justice: The radical potential of human rights (London and New Y ork, 
Routledge, 2016), p. 85.

2 Saviils World Research, “Around the world in dollars and cents: what price the world? Trends in 
international real estate trading”, 2016, pp. 4-5. Available from
www.savills.co uk/research articles/188297/198669-0.

3 Saskia Sassen, “The global city: enabling economic intermediation and bearing its costs”, City & 
Community, vol. 15, No. 2 (June 2016), p. 105.
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than 9 million households being evicted.4 In Spain, more than half a million foreclosures 
between 2008 and 2013 resulted in over 300,000 evictions.5 There were almost 1 million 
foreclosures between 2009 and 2012 in Hungary.6

In many countries in the global South, where the majority of households are unlikely 
to have access to formal credit, the impact of financialization is experienced differently, but 
with a common theme — the subversion of housing and lard as social goods in favour of 
their value as commodities for the accumulation of wealth, resulting in widespread 
evictions and displacement. Informal settlements are frequently replaced by luxury 
residential and high-end commercial real estate.7

While much has been written about the financialization of housing, it has not often 
been considered from the standpoint of human rights. Decision-making and assessment of 
policies relating to housing and finance are devoid of reference to housing as a human right. 
Issues related to business and human rights have received some attention in recent years. 
However, the housing and real estate sector — the largest business sector with many of the 
most serious impacts on human rights — appears to have been mostly ignored.

A report on the topic is timely as States embark on the implementation of the 
Sustainable Dev elopment Goals. If the commitment in target 11.1 to ensure access for all to 
adequate, safe and affordable housing and basic services is to be achieved by 2030, it is 
essential to consider the role of international finance and financial actors in housing 
systems. That will help to identify and address more effectively patterns of systemic 
exclusion, to ensure more meaningful human rights accountability for issues of 
displacement, evictions, demolitions and homelessness, ana the engagement of all relevant 
actors in the realization of the right to adequate housing.

Constructing human rights accountability within a complex financial system to 
which Governments are themselves accountable, involving trillions of dollars in assets, may 
seem a daunting task. However, the global community cannot affoid to be cowered by the 
complexity of financialization,8 The present report aims to cut through some of the 
complexify and opaqueness of finance in housing to expose the central relevance and 
necessity of the human rights paradigm at multiple levels, from the international to the 
local.

6.

7.

8

9.

The icport builds on important work undertaken by the previous Special Rapporteur 
on the right to housing. In her 2012 report on the impact of finance policies on the right to 
housing of those living in poverty (A/67/286), she warned of emerging trends towards the 
financialization of housing encouraged by States’ abandonment of social housing 
programmes and increased reliance on private market solutions. She documented attempts 
by States to rely on the private market and homeownership, which increases inequality and 
fails to address the housing needs of low-income and marginalized groups. More 
fundamentally, she called for a paradigm shift through which housing would once again be

10.

Saskia Sassen, “Finance as capability: good, bad, dangerous”, 2C14, pp. 5-6. Available from 
http://arcade.Stanford, edu'occasion/finance-capability-good-bad-dangerous.
Observatory of Economic, Social and Cultural Rights and Platform of Mortgage Victims, “Housing 
emergency in Spain: the crisis of foreclosures and evictions from a human rights perspective” 
(December 2013), p. 12. Available from http:/'observatoridesc.org/sites-'default/files/2013-housing- 
emergency-spain-observatory-desc pdf.
Saskia Sassen, Expulsions: Brutality and Complexity in the Global Economy (Cambridge, 
Massachusetts and London, Harvard University Press, 2014), p. 48.
Stanley D. Brunr., Maureen Hays-Mitchell and Donald J. Zeigler eas.. Cities of the world: world 
regional urban development, 5th eu. (Plymouth, Rowman & Littlefield Education, 2012), p 446. 
See Saskia Sassen, Expulsions: Brutality and Complexity in the Global Economy (Cambridge, 
Massachusetts and London, Harvard University Press, 2014).
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recognized as a fundamental human right rather than as a commodity- The present report 
takes up that challenge.

II. Human rights framework

The right to adequate housing is, at its core, the nght to a place to live in dignity and 
security. It is interdependent with other human rights, particularly the right to equality and 
non-discrimination and the right to life (see A/71/310). It is against those core human rights 
values that the actions of States in relation to financial actors and housing systems are to be 
assessed.

11.

International and domestic financial institutions and markets are created and 
sustained by Governments and must be made accountable to States’ human rights 
obligations. Millions of foreclosures, evictions and displacements and more than a billion 
people living in grossly inadequate housing conditions and homelessness worldwide signal, 
among other things, the failure of States and of the international community to manage the 
interaction between financial actors and housing systems in accordance with the right to 
adequate housing. The absence of any effective human rights monitoring or accountability 
in that sphere also signals the underestimation on the part of Governments, international 
and national human rights bodies, domestic courts, lawyers and advocates of the role that 
domestic, regional and international human rights law could play as a framework for both 
regulating financial actors and engaging financial systems in the realization of the right to 
housing.

12.

States’ human rights obligations are commonly categorized on the basis of a 
tripartite division of obligations to respect, protect and fulfil human rights. A State must 
respect the right to housing by refraining from taking any action that would violate that 
right, protect individuals and communities from violations of the right to housing by third 
parties and fulfil the right to adequate housing to the maximum of its available resources, 
with a view to achieving progressively its full realization by all appropriate means, 
including particularly the adoption of legislative measures.9 The obligation to fulfil the right 
to housing includes adopting and implementing, in collaboration with stakeholders, 
strategies for the realization of the right to housing that clarify the responsibilities and roles 
of all levels of government, institutions and private actors, with goals, timelines, 
accountability mechanisms, appropriate budgetary allocations and measures to ensure 
access to justice.

The tripartite obligations of States in relation to the management of financial 
markets and the regulation of private actors are often interpreted too narrowly. Under 
international human rights law, States’ obligations in relation to private investment in 
housing and the governance of financial markets extend well beyond a traditional 
understanding of the duty to simply prevent private actors from actively violating rights. 
The assumption, bolstered by neo-liberalism, that States should simply allow markets to 
work according to their own rules, subject only to the requirement that private actors “do no 
harm’’ and do not violate the rights of others, is simply not in accordance with the important 
obligation to fulfil the right to adequate housing by all appropriate means, including 
legislative measures.

The State must regulate, direct and engage with private market and financial actors, 
not simply to ensure that they do not explicitly violate rights, but also to ensure that the

13.

10

14.

15.

9 See International Covenant on Ecoromic, Social and Cultural Rights, art. 2 (1).
See Committee on Economic, Social and Cultural Rights, general comment No. 4 (1991) on the right 
to adequate housing, paras. 11-15.

10
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rules under which they operate and their actions arc consistent with the realization of the 
right to adequate housing. States are obliged under international human rights to ensure that 
private investors respond to the needs of residents for secure, affordable housing and do not 
cater only to the wealthy or purchase homes simply to leave them empty

State compliance with the right to adequate housing must ultimately be assessed in 
relation to the circumstances of rights-holders. A human rights framework for addressing 
the financialization of housing must challenge the way in which accountability to the needs 
of communities and the human rights obligations of Governments has been replaced with 
accountability to markets and investors. Mechanisms must be established for rights holders 
to be fully heard and engaged in decisions that affect them. Slates must ensure that financial 
institutions and investors are responsive to the needs of marginalized communities, behave 
in a manner that is consistent with the full realization of the right to adequate housing and 
provide complaints procedures and access to effective remedies."

The Committee on Economic, Social and Cultural Rights has suggested that the 
obligation to fulfil incorporates both an obligation to facilitate and an obligation to 
provide.” In the context of the critical relationship between housing and financial markets, 
the articulation of a State’s fulfilment obligation to not only provide housing when needed 
but also to facilitate the implementation of the right to housing is helpful in capturing the 
wide range of States’ obligations to ensure that financial markets and the actions of private 
investors work towards the realization of the right to adequate housing.

In addition to the more obvious requirements within the framework of human 
rights, to ensure that housing developers exercise due diligence, comply with safety 
standards and adopt policies of non-discrimination, for example, States may also be 
required to ensure that investment in housing complies with a rights-based housing strategy 
and with the target of ensuring adequate housing for all by 2030. Private actors may be 
required to take particular steps to ensure access to credit for disadvantaged households and 
to adaress the needs of residents of informal settlements, women, migrants and people with 
disabilities. The obligation of States to facilitate the realization of the right to housing by 
establishing a coherent strategy at both the national and international levels with clearly 
allocated roles and responsibilities is central to the commitments made by States in the 
2030 Agenda for Sustainable Development and the New Urban Agenda.

16.

17.

18

111. Human rights implications of the financialization of housing

A. Historical origins of the financialization of housing

The financialization of housing has its origins in neo-liberalism, the deregulation of 
housing markets, and structural adjustment programmes imposed by financial institutions 
and agreed to by States. It is also tied to the internationalization of trade and investment 
agreements which, as discussed below, make States’ housing policies accountable to 
investors rather than to human rights. The financialization of housing is also the result of 
significant changes in the way credit was provided for housing and more specifically, of the 
advent of “mortgage-backed securities”.

19.

See Committee on Economic, Social and Cultural Rights, communication No. 2/2014,1.D.G. v. 
Spain, Views adopted on 17 June 2015, and general comment No. 9 (1998) on the domestic 
application of the Covenant. See also Balakrishnan, Heintz and Elson, Rethinking Economic Policy 
for Social Justice, pp. 96-97.
See Committee on Economic, Social and Cultural Rights, genera! comments No. 12 (1999) on the 
right, tc adequate food, para. 15, and No. 13 (1999) on the right to education, para. 46.

12
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Prior to the advent of mortgage-backed securities in the 1980s, the provision of 
credit for a housing purchase was generally an individualized contractual relationship 
between a single lender, usually a bank or a savings ana loan institution, and a single 
creditor or homeowner. Mortgage-backed securities were promoted as a means of attracting 
additional lenders into the mortgage market by reducing the reliance on local financial 
institutions. They allowed for portfolios of mortgages to be bundled together, in order to 
distribute the risk more evenly among all of the mortgages, and sold to investors in the form 
of bonds or investment instruments on secondary bond markets. That created new 
conditions for global capital to be invested in housing finance.

The 2008 global financial crisis revealed the fragility, volatility and predatory nature 
of financialized housing markets ana the potential for catastrophic outcomes both for 
individual households and for the global economy. In the United States of America, there 
were an average of 10,000 foreclosures per day in 2008, and as many as 35 million 
individuals were affected by evictions over a five-year period.14 Not only had people lost 
their homes but they faced personal financial ruin.

Many expected that the global financial crisis and its impact on the human rights of 
millions of households would act as an alarm bell, forcing States and international financial 
institutions to reassess the value of unbridled financialization and introduce reforms to 
ensure that the financial system addressed rather than exploited the housing needs of low- 
income households. Unfortunately, it seemed to have the opposite effect. Individuals and 
families who were affected by the crisis were often blamed for taking on too much debt and 
new rules and regulations were put in place to restrict their access to mortgages. Austerity 
measures cut programmes on which they had relied for access to housing options, and the 
march towards the financialization of housing continued. The States that were the most 
severely affected by the crisis assumed responsibility for billions of dollars’ worth of 
distressed debt (high-risk mortgages) and arranged for them to be sold off to private equity 
funds, thereby increasing rather than decreasing the role and power of corporate finance in 
national housing systems.

States have continued to focus on attracting capital and wealthy investors with 
reduced taxes and other benefits. Countries like Cyprus Greece, Portugal and Spain, where 
harsh austerity measures have been implemented, have enacted policies to entice foreign 
investors into their domestic markets.16 One such measure, colloquially known as the 
“golden visa”, allows foreign investors to receive permanent residence or even citizenship 
in exchange for a minimum amount of investment in property €500,000 in Spain and 
Portugal, €300,000 in Cyprus and €250,000 in Greece.17 Australia has a similar programme 
for individual foreign investors who purchase $A 5 million in real estate through a real 
estate investment trust to qualify for an Australian significant investor visa.18 Programmes

20.

13

21.

22.

15

23.

13 See Aalbers, The Financialization of Housing.
Sassen, Expulsions, p. 128.
Debt and Development Coalition Ireland. “From Puerto Rico to the Dublin docklands: vulture funds 
and debt in Ireland and the global South”, 2014, pp. 4-9. Available from 
www.debtireland.org/download/pdf/ddci_vulture funds_report.pdf.
Xiangming Chen and Julia Mardeusz, “China and Europe: ^connecting across a new silk roac”, 
European Financial Review, vol. 2 (February 2015), p. S
See, for example, Spain, Act No. 25/2015, art. 63, Greece, Act No. 4146/2013, art. 6 (2); and 
Portugal, Act No. 23/2007, amended by Act No. 29/2012. See also “Living, buying property and 
doing business in Cyprus”, available at www.cypmsinformation.com/.
See Australia, “Explanatory statement: select legislative instrument No. 102,2015”, attachment D 
(Subclass 188 (Business Innovation and Investment ) visa). See also Dallas Rogers, Chyi Lin Lee and 
Ding "V an, “The politics of foreign investment in Australian housing: Chinese investors, translocal 
sales agents and local resistance”, Housing Studies, vol. 30, No. 5 (2015).

14
15

16

17
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of that nature can contribute to housing affordability problems for local residents without 
providing any evidence of substantial benefits for the broader population.

B. Effects of excess global capital

24. The amount of money involved in the purchase of housing and real estate is almost 
impossible to digest. Cushman and Wakefield, an American global real estate services firm 
engaging ;n S90 billion worth of real estate sales per year, publishes an annual report 
entitled “The Great Wall of Money” which includes a calculation of the amount of capital 
raised each year for trans-border real estate investments. The total in 2015 was a record 
$445 billion, with residential properties representing the largest single share. The report 
notes that “cross border flows will continue to transform real estate investment across the 
globe”.

25. Housing and urban ieal estate have become the commodity of choice for corporate 
finance, a “safety deposit box” for the wealthy, a repository of capital and excess liquidity 
from emerging markets and a convenient place for shell companies to stash their money 
with very little transparency.20 In addition, corporate tax havens that generate massive 
amounts of profit immune from taxation, estimated at 30 per cent of global gross domestic 
product, are particularly attracted to housing and real estate.21 In most countries, residential 
investment provides many tax advantages, so that the housing system itself provides a tax 
haven rbr the rich (see A/67/286, pp. 11-12).

26. Housing prices in so-called “hedge cities” like Hong Kong, London, Munich, 
Stockholm, Sydney and Vancouver have all increased by over 50 per cent since 2011. 
creating vast amounts of increased assets for the wealthy while making housing 
unaffordable for most households not already invested in the market.22 Land prices in the 35 
largest cities in China have incieased almost five-fold in the past decade and prices for 
urban land in the top 100 cities in China have increased on average by 50 per cent in the 
past year. 27

27. Co-porate finance does not only profit from inflated prices in hedge cities, it also 
profits from housing crises. 24 The global financial crisis Cleared unprecedented 
opportunities for buying distressed housing and real estate debt, which was sold off at fire 
sale prices in countries such as Ireland, Spain, the United Kingdom of Great Britain and 
Northern Ireland and the United States of America. The Blackstone Group, the world’s 
largest real estate private equity firm, managing $102 billion w'orth of property, spent $10 
billion to purchase repossessed properties in the United States of America at couithouses 
and in online auctions following the 2008 financial crisis, emerging as the largest iental

19

23

19 Cushman and Wakefield, “The Great Wall of Money”, 2016, p. 5. Available from 
www.cushmanwakefield.com/en'research-ana-msight/2016/great wall-of-money-2016/.
See Rodrigo Fernandez, Annelore Hofman and Manuel Aalbers, “London and New York as a safe 
deposit box for the transnational wealth elite” Environment and Planning A, vol. 48, No. 12 
(December 2016).
Aalbers, The Financialization of Homing, p. 85.
See Sassen, “The global city”.
Edward Gleasan and others, “A real estate boom with Chinese characteristics”, National Bureau of 
Economic Research, Working Paper 22789 (2016), p. 2. Available from 
www.nber.org/papers’w22789.pdf. See also Jacky Wong, “Why China’s developers can’t stop 
overpaying for property", Wall Street Journal, 24 June 2016.
Elvin Wyly and others, “Cartographies of race and class: maoping tne class-monopoly rents of 
American subprime mortgage capital”, International Journal of Urban and Regional Research, vol. 
33, No. 2 (June 2009), p. 333.

20
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landlord in the country.25 Other major institutional players invested $20 billion to purchase 
approximately 200,000 single-family homes in the United States between 2012 and mid- 
2013.26 With the recovery of the United States housing market, Blackstone and other 
private equity firms have sought to take advantage of other buying opportunities in Europe 
and Asia. Cushman and Wakefield estimated that there was over €541 billion of distressed 
real estate debt in Europe in 2015, much of it held by public asset management companies 
such as the National Asset Management Agency in Ireland and the Sociedad de Gestion de 
Activos Procedentes de la Reestructuracion Bancaria (company for the management of 
assets proceeding from the restructuring of the banking system) in Spain. The vast majority 
of that debt is being purchased by giant private equity firms.

Massive investment of capital into housing markets and rising prices should not be 
confused with the production of housing and the benefits that accrue from it. The bulk of 
real estate transactions of that sort do not create needed housing or long-term secure 
employment. When rented homes or mortgages are owned by remote investors, money 
mostly flows out of communities and simply creates greater global concentration of wealth. 
The new corporate interest in developing rental properties from homes sold in foreclosures 
has also raised concerns that there is a greater incentive to pursue foreclosures rather than 
modify a loan agreement to avoid an unnecessary eviction.28 The proliferation of foreign 
and domestic investment in short-term rental properties, such as for Airbnb, in countries 
like Portugal, has contributed to escalating prices of housing and changes to the make-up of 
neighbourhoods, without creating affordable housing or other benefits for the local 
population.

27

28.

What is so stark about the pouring of those vast amounts of money mto housing is 
that hardly any of it is directed towards ameliorating the insufferable housing conditions in 
which millions live. If even a portion of those amounts was directed towards affordable 
housing and access to credit for people in need of it, target 11.1 of the Sustainable 
Development Goals, to ensure adequate housing for all by 2030, would be well within 
reach.29 Financialization under current regimes, however, creates the opposite effect, 
unaccountable markets that do not respond to housing need, and urban centres that become 
the sole preserve of those with wealth.

29.

c. Dehumanized housing; from social use to commodity value

A significant portion of investor-owned homes are simply left empty. In Melbourne, 
Australia, for example, 82,000 or one fifth of investor-owned units lie empty.30 In the
30.

25 Joe Beswick and others, “Speculating on London’s housing future: the rise of glooal corporate 
landlords in ‘post-crisis’ urban landscapes”. City, vol. 20, No. 2 (March 2016), pp. 323-325.
Right to the City Alliance, “Renting from Wall Street: Blackstone’s invitation homes in Los Angeles 
and Riverside”, July 2014, p. 9 Available from http://homes forall.org/wp- 
content/uploads/2014/07/LA-Riverside-Blackstone Report-071514.pdf.
Debt and Development Coalition Ireland, “From Puerto Rico to tne Dublin docklands”, p. 9 
See Sarah Edelman, Juba Gordon and David Sanchez, “When Wall Street buys Main Street: the 
implications of single-family rental bonds for tenants and housing markets” (Washington, D.C,
Centre for American Progress, 2014). Available from www.ameiicanprogress.org/wp- 
content/uploads/2014/02/WallStMainSt_Report.pdf.
Jonathan Woetzel and others, “Tackling the world’s affordable housing challenge” (McKinsey Global 
Institute Report, October 2014), p. 8. Available from www.mckinsey.com/global- 
themes/urbanization/tackhr.g-lhe-worlds-affordable-housing-chadenge
Catherine Cashmotc, “Speculative vacancies 8: the empty properties ignored by statistics" (Prosper 
Australia, 2015), p. 5. Available from www.prosper.org.au/wp- 
content/uploads/2015/12/1 lFiiial_Speculative-Vacancies-2015-l.pdf.
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affluent boroughs of Chelsea and Kensington in the city of London, prime locations for 
wealthy foreign investors, the number of vacant units increased by 40 per cent between 
2013 and 2014.3 In such markets, the value of housing is no longer based on its social use 
The housing is as valuable whether it is vacant or occupied, lived in or devoid of life. 
Homes sit empty while homeless populations burgeon.

31. Financialized housing markets respond to preferences of global investors rather than 
to the needs of communities. The average income of households in the community oi the 
kinds of housing they would like to inhabit is of little concern to financial investors, who 
cater to the needs or desires of speculative markets and are likely to replace affordable 
housing that is needed with luxury housing that sits vacant because that is how best to turn 
a profit quickly. Financialized housing thus precipitates what has been referred to as 
“residential alienation”, the loss of the critical relationship to housing as a dwelling and the 
diverse set of social relationships that give it meaning.32 In financialized housing markets, 
those making decisions about housing — its use, its cost, where it will be built or whether it 
will be demolished — do so from remote board rooms with no engagement with or 
accountability to the communities in which their “assets” are located.

32. Many co: porate owners of housing are nameless. In the first fiscal quarter of2015, 
58 per cent of ail property purchases over $3 million in the United States were made by 
limited liability companies rather than named people, and the majority of tnose purchases 
were in cash, creating a greater level of anonymity.34 More than 36,000 properties in 
London are held by shell companies registered in offshore havens such as Bermuda, the 
British Virgin Islands, the Isle of Man and Jersey.

33. Many residential rental properties are now owned by bondholders or holders of 
public stock with no direct connection to properties It is difficult to know who is 
accountable for human rights when the owner of housing is a multibillion dollar fond, 
bondholders, public stockholders or a nameless corporate shell. Tenants living in housing 
owned by absentee corporate landlords have complained of sharp increases in rent, 
inadequate maintenance and conditions as a result of substandard renovations that have 
been undertaken quickly to flip the home into rentals, and an inability tc hold anyone 
accountable for those conditions.

33

35

31 See Department for Communities and Local Government, “Vacant dwellings”. Available from 
https://data.london.gov.uk/dataset/vacant-dweIlings/resource/c428al8b-9961-4b98-9cfe- 
b7fl?0114141. See also Ed Cumming, “‘It’s like a ghost town’: lights go out as foreign owners desert 
London homes”, Guardian, 25 January 2015, and “Empty Homes in England — data”. Available 
from
https://docs.google.eom/spreadsheets/d/lIgLJr3bfF_63Hvlwl7AkhwqwsPehC6N8q8eriVLuWs8/edil: 
#gid~0.

32 See David Madden and Peter Marcuse, In Defense of Housing: The Politics of Crisis (London and 
New York, Verso, 2016), chap. 2.
Ibid., p. 19.
See Ana Swanson, “How secretive shell companies shape the U S. real estate market”, Washington 
Post, 12 April 2016, and Louise Story and Stephanie Saul, “Stream of foreign wealth flows to elite 
New York real estate”, New York Times, 7 February 2015.
See Transparency International UK, Corruption on your doorstep: how corrupt capital is used to buy 
property in the UK (2015). Available from www.transparency.org.uk/publications/corruption-on- 
your-doorstep/
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I), Creating inequality and exclusion

34. Increased prices of housing and real estate assets have become key drivers in the 
creation of greater wealth inequality. Those who own property in prime urban locations 
have become richer, while lower-income households confronting the escalating costs of 
housing become poorer. Surveys of ultra-high-net-worth individuals show that more than 
half have increased the proportion of their investments allocated to residential properties, 
with the most common reasons being in order to sell at a latei date and to provide a safe 
haven for wealth.36 The economics of inequality”,37 in fact, may be explained in large part 
by the inequalities of wealth gererated by housing and real estate investments.311 Buying a 
heme with a mortgage becomes a speculative investment depending on volatile financial 
markets, which may generate considerable wealth on leveraged equity or, alternatively, 
deprive households of a lifetime of savings.

35. The dominant impact of wealth and private investment has also created and 
perpetuated spatial segregation and inequality in cities. In South Africa, for example, the 
impact of private investment in the urban core of cities has sustained the discriminatory 
patterns of the apartheid area, with wealthier, predominantly white households occupying 
areas close to the centre and poorer black South Africans living on the peripheries of cities. 
That “spatial mismatch”, relegating poor black households to homeownership in peri-urban 
areas where employment opportunities are scarce, rather than rentals in the urban core, for 
example, has entrenched their poverty and cemented inequality.39 Similar patterns of racial 
displacement from urban centres and segregation in evidence in large cities in the United 
States have led to more severe impacts of financialization and the mortgage crisis being 
experienced by African-American households.40 Financialization also creates gender 
segregation. In Australia, analysis has shown that average-income single female workers 
can afford to live in only one suburb of Melbourne and cannot afford to live anywhere in 
Sydney. ■ii

In contemporary Chile, the appropriation of land by large scale investors and 
speculators, accumulating land and luxury properties, has meant that inner-city 
redevelopment has displaced many traditional residents, exemplifying “the intertwined 
roles of the state and assorted holders of economic capital in the production, distribution 
aud representation of urban exclusion and segregation”.42

36.

36 Knight Frank Research, “The Wealth Report 2016: the global perspective on prime property and 
investment”, p. 13. Available from http://content.knightfrank.com/research/83/documents/en/wealth- 
report-2016-3579.pdf.
See Thomas Piketty, The Economics of Inequality (Cambridge, Massachusetts and London, Harvard 
University Press, 2015)
See Matthew Rogn'ie, “Deciphering the fall and rise in the net capital share: accumulation or 
scarcity?” Brookings Papers on Economic Activity (Spring 2015), and Aalbers, The Financialization 
of Housing, p. 83
See Socio-Economic Rights Institute of South Africa, “Edged out: spatial mismatch and spatial justice 
in South Africa’s main urban areas”, November 2016 Available from www.seri- 
sa.org/images/images/SERl_Edged_out_report Final_high_res.pdf.
See Jacob Rugh and Douglas Massey, ‘ Racial segregation and the American foreclosure crisis”, 
American Sociological Review, vol. 75, No. 5 (October 2010).
See Council to Homeless Persons, “Single working women being locked out of rer.ung in 
Melbourne”, 2 October 2016. Availab’e from http: 7chp.org.au/wp-
content/up!oads/2016/10/161002_single-women-tocked-out-of-rental,pdf.  See also Calla Wahlquist, 
“Apartment rent in Sydney and Melbourne beyond reach of many women”, Guardian, 3 October 
2016.
Ernesto Lopez-Morales, “Gentrification in the global South”, City, vol. 19, No. 4 (2015), p. 569.
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Financialized housing markets create and thrive on gentrification and the 
appropriation of public value for private wealth. Improved services, schools or parks in an 
impoverished neighbourhood attract investment, which then drives residents out. The 
transformation of an old railway line in West Chelsea in Manhattan into a public walkway 
and park has attracted wealthy investors to a mixed income neighbourhood, radically 
transforming it with luxury housing units costing in the multimillions, and displacing 
longer term residents.43 In Vancouver, the opening of new public transport facilities in 
Burnaby, one of the few remaining areas of affordable rental housing, has quickly led to the 
development of expensive condominium towers, displacing residents who have not only 
lived there for decades, but also invested in developing their community.

Patterns of inequality a-e often starkest in developing countries. In Africa, if current 
trends continue, the number of households living in informal settlements will continue to 
increase while the number of ultra-high-net-worth individuals is predicted to rise by almost 
50 per cent in the next decade

37

38.

44

E. Relinquished governance and accountability

The financialization of housing has dramatically altered the relationship of States to 
the housing sector and to those to whom they have human rights obligations. Rather than 
being held accountable to residents and their need for housing, States’ housing policies 
have often become accountable to financial institutions and seem to pander to the 
confidence of global credit markets and the preferences of wealthy private investors. Given 
the predominance of housing-related credit in many economies, domestic housing policy 
becomes intertwined with the priorities and strategies of central banks and ;ntemational 
financial institutions, which are themselves rarely held accountable to States’ human rights 
obligations to ensure access to adequate housing and do not meaningfully engage with 
rights-holders.

Accountability to global finance rather than to human rights has beer rigorously 
imposed by the International Monetary Fund and other creditors when Governments have 
faced foreign debt crises. Decisions made by central banks and finance ministers in 
consultation with international financial institutions are rarely informed by input from 
stakeholders or those involved with housing policy and programmes. Processes put in place 
to address the debt crisis in Central, Eastern and South-Eastern Europe Ihrough the “Vienna 
Initiative” for example, brought together “key stakeholders”, identified as national central 
banks and Western European parent banks along with multiple regional and international 
financial institutions. Absent were civil society groups and anyone representing the 
interests of borrowing households, the people most affected by any decisions taken.

In circumstances where Governments should be relying on positive measures and 
resource allocation to provide housing to households affected by economic downturns and 
widespread unemployment, many have been held accountable to austerity measures 
imposed by creditors. They have agreed to dramatically reduce or eliminate housing 
programmes, privatize social housing and sell off massive amounts of housing and real 
estate assets to private equity funds.

39.

45

40.

46

41.

43 Kevin Lougliran, “Parks for profit: the High Line, growth machines and the uneven development of 
urban public spaces”, City & Community, vol. 13, No. 1 (March 2014), pp. 49-68.
Knight Frank Research, "The Wealth Report 2016”, p. 13.
Ray Forrest, “Globalization and the housing asset fich”, Global Social Policy, vol. 8, No. 2 (2008), p.

44

45

168.
46 See Daniela Gabor, Central Banking and Financialization: A Romanian Account of bow Eastern 

Europe became Subprime (New York, Palgrave Macmillan, 2011).
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42. As noted by the Institute for Human Rights and Business, global financial 
institutions wit" representations from central bank governors and ministers of finance, 
“seem generally remote from stakeholder engagement. These institutions are independent 
self-governing bodies with their own rules of procedure and are not directly accountable to 
the public.'’47 Governments relying on the financial system and financialized housing assets 
to service their own debt are not encouraged by global financial institutions to manage 
housing systems for compliance with human rights. They are more likely to be urged to cut 
housing programmes and social protection programmes to comply with the demands and 
economic theories of financial corporations and credit agencies.

Financialization of housing in developing and emerging 
economies

IV.

Research into the financialization of housing has focused on Australia, Europe and 
North America, where access to credit extends to a large portion of the population and 
where the majority of the “global cities” attracting capital in unprecedented quantity are 
located. Caution is needed, therefore, when examining the diverse experiences of 
financialization, in order to avoid generalizations about global patterns based on the 
particular circumstances in those cities.

43.

The housing sector in the global South has not been subject to extensive financing of 
homeownership. Only about 17 per cent of the population in Botswana, Kenya, Namibia 
and Zambia, for example, would be eligible for mortgage finance based on existing 

Low-income, informal and indigenous communities have nevertheless

44.

criteria.
experienced, first- hand, the power of financial corporations to appropriate land and real 
estate and to generate vast disparities in wealth by treating nousing and land as 
commodities. The displacement of Garifuna communities by model cities containing luxury 
developments for tourists and wealthy residents in Honduras is an example of the kinds of 
displacements of communities and forced evictions that are occurring in many countries 
(see A/HRC/33/42/Add,2, para. 56) Many local and national governments looking for 
capital investment have opted to sell land to major developers at the expense of indigenous 
and impoverished communities and those living m precarious housing.

Informal settlements in Southern cities are regularly demolished for luxury housmg 
and commercial development such as shopping malls and other high-end services intended 
for those with expendable incomes. In Lagos, Nigeria, for example, 30,000 residents of the 
Otodo Gbame community were forcibly removed after their waterfront homes were set 
alight, allegedly related to luxury developments. Many were left homeless.49 Elsewhere, 
when informal settlements are upgraded with infrastructure development and the granting 
of formal title and credit, they become subject to speculation and rising costs that force 
existing residents, particularly informal renters, out of the community. The real estate 
market in Mumbai. India, is now actively engaged in promoting speculative investment in

45.

47 See Institute for Human Rights and Business, “Human rights and sustainable finance, exploring the 
relationship”, 11 February 2016. Available from wivw.’hrb.orglfocus-areas/finance'report-human- 
rights-aad-sustainable-finar.ce-exp!oring-the relationship.
See Centre for Affordable Housing Finance in Africa, ‘Housing Microfmance” Available from 
www.housingfmanceaffica org'projects/housing-irjcrofirance
Information on the -elevant communication is to be made public in the joint communications repoit 
for the thirty-fourth session of the Human Rights Council
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informal settlements, where upgraded housing is attracting real estate speculation and price 
increases. : ■

Experiences of financialization in emerging economies demonstrate many 
commonalities with experiences in global cities.51 In Malaysia, for example, the national 
mortgage corporation, Cagamas, originally established to promote access to a Fordable 
housing as a social policy, has been transformed into the single largest issuer of asset- 
backed securities in Malaysia, with more than 50 per cent of the market share, and with the 
goal to establish itself as a “leading securitization house in the region”. It has been at the 
centre of a significant expansion of homeownership modelled on the United States 
institutions, Fannie Mae and Freddie Mac.52

The Republic of Korea experienced a fairly rapid transition to a financialized 
economy after the Asian financial crisis, when the International Monetary Fund bailout of 
Korean banks was made conditional cn a restructuring programme of deregulation and 
privatization. While expanded access to mortgages has increased the rate of 
homeownership, the Republic of Korea now experiences greater inequality between rich 
and poor and has the highest level of household debt for any emerging country.

In Egypt, after Prime Ministerial Decree No. 350/2007 removed restrictions on 
foreign purchases of property, land prices more than doubled in many areas, rising at a rate 
of 148 per cent per year between 2CC7 and 2011.54 Extension of credit for housing has been 
largely restricted to higher income households in Cairo and Giza, and approximately 3 
million homes have been left empty or unfinished by their owners in urban areas. Poverty 
continues to inciease and more than 12 million people live in informal housing.

In Mexico, mortgage securitization and other aspects of financialization have been 
adopted, beginning in 2003, with the active involvement of the World Bank. The housing 
market experienced a boom with increased mortgage lending and a tripling of the amount 
of residential mortgage-backed securities to over US$ 6 billion in 2006. However, the 
benefits of the housing boom and securitized mortgages have not extended to the 
households that are most in need. Measures taken by the Government to stabilize the 
financial sector proved attractive to financial corporations, pension funds and private equity 
firms, which have become more significant actors in the Mexican housing market.

In many developing and emerging economies, the World Bank and other 
international and regional financial institutions continue to actively promote the 
financialization of housing as the dominant strategy for addressing the critical need for 
housing, desp'te evidence that such strategies fail to provide housing options to the

46.

47.

53

48.

3D

49.

-■

50.

50 See Vandana Desai and Alex Loftus, “Speculating on slums: infrastructure fixes in informal housing 
in the global South”, Antipode, vol. 45, No. 4 (2012).
Bruno Bonizzi, “Financialization in developing and emerging countries: a survey”, International 
Journal of Political Economy, vol. 42, No. 4 (2014), p. 91.
Ibid., p. 93.
See Kyung-Hwan Kim and Miseon Park, “Housing policy in the Republic of Korea”, Asian 
Development Bank Institute Working Paper, No. 570 (April 2016). Available from 
www.adb.org/sites/default/files/publication/183281/adbi-wp570.pdf.
See Yahia Shawkat, “Egypt’s deregulated property market: a crisis of affordability”, Middle East 
Institute, 5 May 2015. Available from www.mei.edu/content/at/egypts-deregulated-property-market- 
crisis-affordability.
See World Bank, “Opening up housing to Egypt’s poorest”, 5 May 2015. Available from 
www.worldbank.org/en/news/feature/2015/05/04/opening-up-housmg-to-egypt-s-poorest.
Susanne Soederberg, “Subprime housing goes south: constructing securitized mortgages for the poor 
in Mexico”, Antipode, vol. 47, No. 2 (March 2015), pp. 495-96.
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households that are most in need, and lead to greater socioeconomic inequality.57 World 
Bank development programmes concentrate on what they consider to be the building blocks 
of housing finance such as title registration, foreclosure procedures, lending regulations, 
long-term funding instruments, and improving the liquidity of mortgage assets in order to 
reduce the costs of credit-risk underwiiting for investors.58 Those policies, combined in 
many cases with austerity measures thai reduce social protection and housing programmes, 
have meant that development programmes frequently support the emergence of a 
financialized nousing system that may be at odds with States’ obligations to prioritize the 
needs of those in the most desperate circumstances. 59

V. Lack of access to justice, effective remedies and 
accountability

Financialization is made possible through the legal enforcement of agreements 
between lenders and borrowers. It relies on legal systems governing property rights, zoning 
laws and contracts and also on an increasingly complex system of international and regional 
treaties governing the terms and conditions of investments and government actions that 
may have an impact on profitability.

The excessive financialization of housing is directly related to systemic patterns of 
inequality in investment treaties and in domestic law that fail to recognize the paramountcy 
of human rights over investor interests and deny access to justice for those whose right to 
housing is at stake. Ensuring meaningful accountability of financial institutions and private 
actors to the right to housing will require a significant transformation of current systems of 
law and accountability and new avenues of access to justice at the local, national and 
international levels.

51.

52.

A. Investment treaties

There are currently almost 2,500 bilateral investment treaties in force and almost 
300 treaties with investment provisions 60 Provisions in investment treaties generally 
provide protection for investors from actions by States without imposing obligations on 
them to uphold human rights. Investors are guaranteed fair and equitable treatment, 
protection from direct or indirect expropriation and other protections and have access to an 
investor-State dispute settlement procedure to seek damages for breaches of those 
provisions. The effect of those protections is that investment in housmg and real estate for 
the purposes of speculation and the accumulation of wealth becomes a protected “right”, 
while government measures to regulate investment to protect the right to housing may be 
the basis for claims against States by private investors for massive damage awards.

Claims have recently been brought against the Dominican Republic and Panama, for 
example, on the basis that government decisions to cancel planned luxury developments in

53.

54

57 International Ban/ for Reconstruction and Development and World Bank Group, “World Bans Group 
support for housing finance” (Washington, D.C, 2016), pp. 22-29. Available from 
https://ieg.worldbankgroup.org/Data/reports/housingfinance.pdf.
Loi'c Chiquier and Michael Lea, eds., Housing Finance Policy in Emerging Markets tWasbington,
D C, The International Bank for Reconstruction and Development The World Bank, 2009), p. xliv. 
Sec Padraic Kenna, ed.. Contemporary Housing Issues in a Globalized World (Faruhan, Ashgate 
Publishing, 2014).
See the International Investmems Agreements Navigator. Available from 
http://inveslmentpolicyhub.unctad.orgT I A.
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order to protect indigenous territories or environmental resources violated investors’ rights 
under bilateral investment treaties.61 The Government of Mauritius is currently being taken 
to arbitration by a group of property development companies from the United Kingdom that 
invested in luxury real estate developments in Mauritius and are now seeking damages for a 
decision on the part of the Government to change its planning policy to restrict such 
developments

The mere threat of those kinds of claims can have a directive effect on State housing 
policy. Investment treaty arbitration frequently involves millions of dollars in damages, and 
thus acts as a disincentive for States to enact and enforce any regulatory measures 
restricting the profitability of housing or real estate assets purchased by foreign investors. 
Those whose right to adequate housing may have been infringed by States’ failures to 
regulate the activities and speculative profits of foreign investors, on the other hand, have 
few if any avenues of redress, and certainly r,o ability to seek damages in the amounts 
claimed by private investors. The imbalance in access to remedies creates an imbalance in 
State accountability and priorities.

62

55.

13. Domestic courts

Domestic adjudication in the area of housing and finance has also tended to protect 
investors and has been oriented towards enforcing the comractual relationship between 
lenders and creditors, both with individual households and with States, without considering 
imbalances in power or the implications for human rights of the means used for enforcing 
repayment.63 The right to adequate housing has rarely been referenced in the adjudication of 
foreclosures and subsequent evictions, although it is clearly at issue.

In some instances, courts have played an important iole in holding financial 
institutions liable for predatory and discriminatory lending practices, albeit without 
reference to international human rights obligations. In a recent case, the Eleventh Circuit 
Court of Appeals in the United States ruled in favour of a lawsuit brought by the city of 
Miami against Bank of America and Wells Fargo for discriminatory predatory lending 
practices linked to the mortgage crisis.64 The Constitutional Court of South Africa recently 
considered a case involving a fraudulent scheme by investors and a finance company 
leading to hundreds of homeowners suffering losses of homes and savings. The Court 
rejected a claim by banks that would place responsibility on the homeowner for repayment 
of an unpaid debt due to the bank, holding that there is an obligation on the part of well- 
resourced powerful banking groups to check on the legality of what their clients are buying 
before lending money and earning interest on it.

There is considerable variation and inconsistency, however, m the way mortgage or 
rental default is addressed in domestic law and enforced by courts. In many jurisdictions,

56.

57.

58.

61 See Michael Bailantine and Lisa Ballantine v. Dominican Republic, Notice of arbitration and 
statement of claim, 11 September 2014, and Alvarez and Marin Corporacion SA. and others v. 
Panama (2015), International Centre for the Settlement of Investment Disputes (ICSID) case No 
ARB/15/14.
See Thomas Gosling and others v. Republic of Mauritius (2016), ICSID case No. ARB/16/32 
See Lauren E. Willis, “Introduction: why didn’t the courts stop the mortgage crisis?”, Loyola ofLus 
Angeles Law Review, vol. 43, No. 4 (Janua'y 2010), and Ada Colau ard Adria Aieirany, Mortgaged 
Lives: From the housing bubble to the right to housing (Journal of Aesthetics & Protest Press, Los 
Angeles, Leipzig and Lon, 2014), pp. 165-167.
Set City of Miami v. Bank of America Corp, in The United States Court of Appeals for the Eleventh 
Circuit, case No. 14-14543.
See Absa Bank Limited v. Moore and Another (CCT 03/16), Constitut'onal Coud of South Africa.
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foreclosure is a common practice for arrears in mortgage payments, regardless of the cause 
of the arrears and the consequences of foreclosure. Principles of international human rights 
law requiring, for example, that no eviction take place if it will lead to homelessness, have 
not generally been nroperly applied by domestic courts to evictions linked to defaults on 
mortgages or rent. The Special Rapporteur is concerned that in the area of housing, the 
“remedy” of eviction from homes is routinely applied in the case of unpaid debts, even 
though there are many other options available for courts to enforce repayment or 
restructuring of debts, short of invoking the State power to seize or evict individuals from 
their home, such as imposing repayment plans or garnishing wages. Foreclosures and 
evictions have severe effects on health and well-being and may result in the loss of custody 
of children.66 Those are unacceptable consequences of default on mortgage or rent 
payments when other options are available. They are, moreover, generally contrary to 
international human rights law.

In some jurisdictions, foreclosures for mortgage default are not permitted and 
alternative procedures are limited by statute. Foreclosure was abolished in Ireland 
following the 2008 financial crisis, with an equivalent procedure to foreclosure provided, 
however, to the public asset management company, the National Asset Management 
Agency.67 In Brazil, foreclosures are prohibited by law where residential properties are used 
by their owners for dwelling purposes, although creditors have developed ways of 
circumventing those restrictions.68 In China, there are provisions for many other options for 
collecting outstanding debts, with foreclosure only being permitted when all other options 
have been exhausted.69 In Spain, however, mortgage arrears are not considered to have been 
discharged by a foreclosure, which means indebted homeowners are required to continue to 
make payments on outstanding arrears even after having lost their home.

In the first case to be considered by the Committee on Economic, Social and 
Cultural Rights under the Optional Protocol to the International Covenant on Economic, 
Social and Cultural Rights, I.D.G. v. Spain, the Comm-ttee considered States’ obligations to 
ensure access to justice in the context of mortgage foreclosure. As a result of a domestic 
court's lack of diligence, the author of the communication had not received notification of 
mortgage enforcement proceedings and received no other communication prior to an 
auction order. In those circumstances, the Committee found that the author’s right to access 
to justice to protect the right tc housing had been violated. The Committee found that “such 
notice in respect of a foreclosure application needs to be adequate, m accordance with the 
standards of the Covenant applicable to the right to housing”.71 The Committee clarified 
that Spain should ensure that no eviction takes place without due process guarantees, 
affirming that ' the right to housing should be ensured to all persons irrespective of income 
or access to economic resources”.72

In that case, the author was able to remain in her home and the Committee did not 
address the question of whether foreclosure and eviction from housing, potentially into
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66 Co'.au and Alemany, Mortgaged Lives, pp. 165-167.
See Ireland, Land and Conveyancing Law Reform Act 2009 and National Asset Management Agency 
Act 2009.
Bruno Martins, Eduardo Lundberg and Tony Taiceda. “Housing finance in Brazil: institutional 
improvements and recent developments”, Inter-American Development Bank Working Paper, Nc 
269 (2011), pp. 8-9. Available from www.iadb.org'document.cfm?pubDetail=l&id=36411946.
Tien Foo Sing, Yonglin Wang and Daxuan Zhao, “Impact of foreclosure laws on mortgage loan 
supply and perfoimance”, 10 September 2016. Available from 
https://papers.ssm. com/sol3/papers.cfm?absfract_icl=2837333.
Colau and Alemany, Mortgaged Lives, pp. 165-167.
See Committee on Economic, Social and Cultural Rights, I.D.G. v. Spain, para. 11.1.
See the Committee’s general comment No. 4 (1992) on the right to adequate housing, para. 7.
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homelessness, was a reasonable remedy in the case of mortgage or rent default or whether it 
was consistent with State obligations to respect the right to adequate housing. It is hoped 
that the issue will be subject to consideration and clarification by the Committee and other 
human rights bodies in future cases. In the Special Rapporteur’s view, the ail too common 
practice of depriving people of their homes as a remedy for outstanding mortgage or rental 
arrears should be subject to more rigorous human rights review than it has received to date 
from domestic courts and international human rights bodies.

c. Business and human rights

Emerging norms for business and human rights and increased attention to corporate 
social responsibility offer additional avenues through which to pursue enhanced 
accountability and effective remedies for violations of human rights linked to the 
financialization of housing.

A leading framework for the human rights responsibilities of business enterprises is 
the Guiding Principles on Business and Human Rights: Implementing the United Nations 
“Protect. Respect and Remedy” Framework. It is grounded in three pillars: fa) the 
obligation of States to protect against human rights abuses committed by companies, (b) the 
responsibility of business enterprises to respect human rights, and thus avoid causing or 
contributing to adverse human rights impacts; and (c) the obligation of States to provide 
victims with access to effective remedies when rights are breached. A similar framewoik is 
applied in the ten principles of the United Nations Global Compact, tne first two of which 
commit businesses to support and respect the protection of internationally proclaimed 
human rights and to refrain from complicity in human rights abuses.73 The Principles for 
Responsible Investment, launched in 2006 by the United Nations Environment Programme 
Finance Initiative and the Global Compact, provide a voluntary framework for the 
incorporation of environmental, social and governance issues into decision-making and 
ownership practices. Over 1,200 investment institutions have become signatories, with 
approximately US$ 45 trillion assets under management.

Despite the growing attention to the importance of business and human rights and 
despiie the fact that housing represents the largest global business sector, very little 
attention has been paid to the obligations of business enterprises and financial corporations 
operating in the real estate and nousing sector with respect to the right to adequate housing. 
The “Practical guide to ESG integration for equity investing”, for example, makes no 
reference to human rights in relation to investments in housing and other real estate The 
International Organization of Securities Commissions, whose members regulate more than 
95 per cent of the world’s capital markets, has not addressed the central role that human 
rights in general and the right to housing in particular should play in the regulation of 
capital markets.

Decisions made by global financial corporations, institutions and private equity 
firms regarding access to credit, foreclosures and development priorities have a direct 
impact on homelessness, displacement and access to affordable housing. The adoption of 
progressive policies with respect to corporate social responsibility by investors in housing
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73 See www.unglobalcompact.org what-is-gc'mission/principles'principlel.
See www.unglobalcompact.org/take-action/action/responsible-investment.
See Tajinder Singh, Deputy Secretary General of the International Organization of Securities 
Commission, “IOSCO initiatives and the challenges going forward”, remarks to the Annual General 
Meeting and Conference of the International Council of Securities Associations, Stockholm, 23 May 
2016. Available from www.iosco.org/library/speeches/pdf720160523-Tajinder-Singh.pdf.
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and real estate could play an important role in redirecting investment towards the social use 
of housing and advancing the implementation of the Sustainable Development Goals.

Business and human rights guidelines in the housing sector must recognize the 
responsibility of private investors and the obligations of regulators of capital markets to 
ensure that the needs of vulnerable ana marginalized groups are adequately addressed 
through inclusive investment strategies and to contribute to the realization of the right to 
housing and the implementation of the 2030 Agenda and the New Urban Agenda.

66.

VI. Policy responses to the financialization of housing

Policy responses to the financialization of housing have tended to prioritize support 
for financial institutions over responding to the needs of those whose right to adequate 
housing is at stake. Spending on bailouts of banks and financial institutions after the 2008 
financial crisis far outstripped spending to provide assistance to the victims of the crisis. In 
fact, many national Governments made substantial cuts to their housing programmes. As 
noted above, the World Bank continues to promote “financial liberalization” rather than 
active State intervention m housing provision in emerging economies, despite the evidence 
that financialization generally increases inequality and fails to address the needs of the 
millions of households living in situations of homelessness or grossly inadequate informal 
housing

67.

76

Nonetheless, a number of subnational and national governments have started to 
address the effects of excess capital flows and financialization on affordability and access 
to housing for low-income households. Initiatives have been advanced at both national and 
subnational levels providing a number of tools that can at least curb the excesses of 
financialization and mitigate its effects.

In response to the mortgage crisis in Spain, the autonomous regions of Andalusia 
and Catalonia introduced progressive laws explicitly affirming the social function of 
housing and facilitating temporary expropriation of vacant housing.77 Catalonian legislation 
also prohibited foreclosures and evictions that would result in homelessness.78 Both of those 
regional initiatives were struck down by the Constitutional Court as encroaching on the 
jurisdiction of the national Government and opposing the general economic interests of the 
country.79 In response, at least in the case of Catalonia, the legislation was reintroduced 
with amendments and was passed by the Catalonian parliament.80

A number of States, including Austria, China, the Philippines, Thailand and Viet 
Nam, have instituted restrictions on foreign purchasers of residential real estate. The 
province of British Columbia in Canada has introduced a 15 per cent foreign homeowner
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76 See International Bank for Reconstruction and Development and World Bank Group, “World Bank 
Group support for housing finance”. See also Aalbers, The Financialization of Housing, p. 73.
See Aalbers, The Financialization of Housing, p. 73.
See Autonomous Region of Catalonia, Spain. Le> 24/2015, de 29 de julio, de medidas urgentes para 
afrontar la emergcrcia en el ambito de la vivienda y la pobreza energetica, arts. 2, 3 ard 4, and 
Regional G ovemment of Andalusia, Decreto-Ley 6/2013, de 9 de abril, de medicas para asegurar el 
cumplimiento de la Funcion Social de la Vivienda.
See www.boe.es/diario_boe/txt.php7id -BOE-A-2015-6831 (BOE-A-2015-6831, 19 June 2015), and 
www.boe.es/diario_boe/txt.php7id-BOE-A-2016 5337, (BOE-A-2016-5337, 3 June 2016).
See Clara Blanchar, “Cataluna recupera la ley contra los desahucios que anulo el Constitucional”, El 
Pais, 22 December 2016.
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tax.81 The City of Vancouver recently approved a 1 per cent tax, which would apply to both 
foreign and domestic investors, on vacant homes in order to address the issue of 
approximately 20,000 vacant homes in its overheated speculative housing market. Net 
revenue from those taxes is to be invested in affordable housing initiatives.

Elsewhere, taxes on luxury properties have been instituted. Singapore imposes an 18 
per cent property sales tax83 and an additional buyer stamp duty on wealthy property 
owners and investors, with revenues used to subsidize homeownership of low-income 
individuals.8-1 A number of jurisdictions, including China, Germany and Malaysia, have 
introduced a property speculation tax.82 Tax in China, announced in early 2013 after 
renewed speculative activity in the housing market, involves a straight 20 per cent on 
capital gains,86 and in Taiwan Province of China, residential property owners are taxed 15 
per cent on the sale price of their property if they sell it within one year of purchase and 10 
per cent if sold within two years.

Some Governments have chosen to encourage a more inclusive approach to private 
investment in housing in the form of financial incentives to encourage the development of 
affordable units. The Government of Algeria, for example, finances the development of 
rental housing for households earning less than 1.5 times the minimum wage, on free 
government land. It also provides a lease-to-own programme for households with little 
down-payment capacity.87 Other Governments require that developers include a proportion 
of affordable units. The Mayor of London recently announced that builders will be required 
to ensure that 35 per cent of new homes that are built are genuinely affordable.88

Those types of programmes or agreements must be properly designed and monitored 
in order to be effective. For example, definitions of “affordability” do not always reflect 
actual income levels of those in housing need and accountability mechanisms to ensure that 
developers deliver are rarely in place. Additionally, agreements to include affordable 
housing within developments have sometimes resulted in the stigmatization of tenants 
occupying the affordable units. Referred to as the “poor door” phenomenon, low-income 
tenants are segregated from the more affluent residents, compelled to use separate, less 
attractive entrances and segregated services, such as laundry facilities and waste bins.
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71.

72.

73.

81 British Columbia, Ministry of Finance, “Additional property transfer tax on residential property 
transfers to foreign entities in the Greater Vancouver Regional District: Property Transfer Tax Act” 
(27 July 2016). Available from www2.gov.be.ca/assets/gov/taxes/property-taxes/property-transfer- 
tax/forms-publications/is-006-additional-property-transfer-tax-foreign-entities-vancouver.pdf.
See City of Vancouver, “Empty homes tax”. Available from http://vancouver.ca/home-property- 
development/empty-homes-tax.aspx.
Ibid.
See Sock-Yong Phang and Matthias Helbie, “Housing policies in Singapore”, Asian Development 
Bank Institute Working Papers, No. 559 (Tokyo, Asian Development Bank Institute, 2016). Available 
from www.adb.org/sites/default/files/publication/181599/adbi-wp559.pdf.
Andrew Heyvvood and Paul Hackett, “The case for property tax speculation”, Smith Institute 
discussion paper (Smith Institute, 2013), p. 12. Available from
https://smithinstitutethinktank.files.wordpress.eom/2014/l 1/the-case-for-a-property-speculaticn- 
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A range of initiatives has also been introduced in a number of States and cities to 
provide access to credit for low-income households based on alternative, community 
controlled models of microfinancing. Growing either from non-govemmental organizations 
or microenterprise lenders, microfinance allows low-income households to finance 
construction over time, often in unplanned areas.

74.

VII. Conclusions and recommendations: the way forward

Despite the positive elements of some States’ policy responses, overall responses 
have tended to be sporadic and reactive, addressing overheated markets or providing 
limited initiatives to expand access to credit. The broader systemic issues of 
financialization and commodification of housing remain largely unaddressed. What is 
lacking is for States to reclaim the governance of housing systems from global credit 
markets and, in collaboration with affected communities and with cooperation and 
engagement by central banks and financial institutions, redesign housing finance and 
global investment in housing around the goal of ensuring access to adequate housing 
for all by 2030.

Many States have been too deferential to the dynamics of unregulated markets 
and have failed to take appropriate action to bring private investment into line with 
the right to adequate housing. By providing tax subsidies for homeownership, tax 
breaks for investors, and bailouts for banks and financial institutions, States have 
subsidized the excessive financialization of housing at the expense of programmes for 
those in desperate need of housing. There seems to be a gross imbalance between the 
attention, mechanisms and resources that States have developed to support the 
financialization of housing and the complete deficit of housing for the implementation 
of the right to adequate housing.

The Special Rapporteur suggests that the way forward requires a shift to take 
hold so that States ensure that all investment in housing recognizes its social function 
and States’ human rights obligations in that regard. That requires a transformation of 
the relationship between the State and the financial sector, whereby human rights 
implementation becomes the overriding goal, not a subsidiary or neglected obligation. 
The Special Rapporteur believes that can be achieved with more constructive 
engagement and dialogue between States, human rights actors, international and 
domestic financial regulatory bodies, private equity firms and major investors. In 
order to create those new conversations and achieve that shift, the Special Rapporteur 
recommends the following:

New initiatives should be developed in order to bridge the worlds of 
corporate and government finance, housing, planning and human rights. The Special 
Rapporteur recommends that an international high-level meeting of States, 
international financial institutions, human rights bodies, civil society organizations 
and relevant experts be organized to design a strategy for engaging financial 
regulatory bodies and actors in the realization of the goal of adequate housing for all 
by 2030;

75.

76.

77.

(a)

Strategies developed by States and local governments to achieve target 
11.1 of the Sustainable Development Goals and the New Urban Agenda should include 
a full range of taxation, regulatory and planning measures in order to re-establish 
housing as a social good, promote an inclusive housing system and prevent speculation 
and excessive accumulation of wealth;

Trade and investment treaties should recognize the paramountcy of 
human rights, including the right to housing, and ensure that States are fully

(b)

(c)
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empowered to regulate private investment so as to ensure the realization of the right 
to housing;

Business and human rights guidelines should, on a priority basis, be 
developed specifically for financial actors operating in the housing system;

States should review all laws and policies related to foreclosure, 
indebtedness and housing, to ensure consistency with the right to adequate housing, 
including the obligation to prevent any eviction resulting in homelessness;

States must ensure that courts, tribunals and human rights institutions 
recognize and apply the paramountcy of human rights and interpret and apply 
domestic laws and policies related to housing and housing finance consistently with 
the right to adequate housing;

International, regional and national human rights bodies should devote 
more attention to the issue of financialization and clarify for States, through 
constructive dialogue during periodic reviews and in consideration of individual cases, 
their obligations in relation to the financialization of housing.

(d)

(e)

(f)

(g)
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Association between the Level of 
Housing Instability, Economic Standing and 

Health Care Access: A Meta-Regression
Kristen W. Reid, Ml)

Eric Vittinghoff, PhD, MPH 
Margot B. Kushel, MD

Abstract: Introduction. To determine the relationship between housing instability, economic 
standing, and access to health care and use of acute care services. Methods. We performed 
a meta-i egression using four nationally representative surveys. The independent variable 
was an ordered measure of economic and housing instability: 1) the general population, 
2) low-income population, 3) never homeless users-of-subsistence-services, 4) unstably 
housed, 5) formerly homeless, and 6) the actively homeless. Dependent variables were four 
measures of health care access and three measures of acute health care utilization. Results. 
Worsening housing instability and economic standing was associated with poorer access: 
being uninsured (5.4% per unit increase, 95% Cl 1.7-9.2%, p = .011), postponing needed 
care (3.3%, 95% Cl 1.9-4.7%, p=.001), postponing medications (6.1%, 95% Cl 1.5-10.6%, 
p=.035), and with one measure of acute health care utilization: higher hospitalization rates 
(2.9%, 95% Cl 1.2-4.6%, p=.008). Discussion. Economic and housing instability should 
be considered a graded risk factor for poor access to health care.

Key words: Homelessness, access to health care, housing instability, health care utiliza 
tion.

eople who experience difficulty meeting baste subsistence needs, such as housing 
and food, have poor health care outcomes.1-3 The homeless population has high, 

rates of morbidity and mortality, poor access to health care, high utilization of acute 
health care services, and poor self-rated health.4-11 In addition to sharing risk factors 
such as mental illness and substance use that are associated with poor health care 
access and outcomes, homeless people experience competing demands for limited 
resources. The theory of competing priorities described by Gelberg states that people
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who lack economic security may prioritize their basic necessity for food and shelter 
above access to health care.1

There are varying definitions of homelessness in the medical and social science 
literature. The most common definition, from the Federal governments McKinney 
Act of 1987, defines homelessness as: “lacking a regular nighttime residence or having 
a primary nighttime residence that is a temporary shelter or other place not designed 
for sleeping.”12 Approximately 7% of Americans experience an episode of homelessness 
over a lifetime.5,13 A:i estimated 2.3-3.5 million Americans experience an episode of 
homelessness annually, with 700,000 people homeless nightly.14 People who use subsis
tence services, such as food banks and housing services, are not necessarily homeless, 
but are more economically disadvantaged than the overall poverty population and 
more likely to have experienced homelessness at some point.15 Those who are formerly 
homeless are more disadvantaged and have less social support than those who were 
never homeless.16 Thus, subsistence service users represent a spectrum of disadvantage 
more severe than that which is found in the general poverty populations.

Most homeless people experience a period of housing instability prior to homeless- 
More Americans experience housing instability than literal homelessness, denned 

as living in a homeless shelter or place not meant for sleeping (such as on the street). 
Housing instability is variably defined as difficulty paying rent or mortgage, paying 
more than 50% of the household income on housing costs, or living in overcrowded 
conditions.17 In 2001, 4 9 million low-income people spent more than 50% of their 
household income on rent.18 Domiciled people with housing instability may be more 
likely to have been homeless in the past or to become homeless in the future than the 
general population.16 People with housing instability have poorer access to health care 
and higher rates of acute health care utilization than the general or poverty popula
tions with stable housing.

We sought to investigate whether the degree of economic disadvantage and hous
ing instability is associated with poor access to health care and use of acute health 
care services. Based on the concept of competing priorities, we posit that as economic 
deprivation and housing instability increase, there is a progressive increase in poor 
access to health care and use of acute health care services.

16ness.

17

Methods

Subjects and setting. We performed a meta-regression of the data from four nationally 
representative surveys: the Medical Expenditure Panel Survey (MEPS), the National 
Health Interview Survey (NHIS), the National Survey of America’s Families (NSAF) 
and the National Survey of Homeless Assistance Providers and Clients (NSHAPC). 
Meta-regression extends conventional meta-analysis to assess patterns across studies 
that may arise from differences in the study populations, in this case estimated by our 
housing instability measure. We used published data from four nationally representa
tive surveys: two that focused on the population at large (MEPS and NHIS), one that 
over sampled those living in poverty (NSAF) and one that focused on individuals who 
used homeless services (NSHAPC). Using the data from these surveys, we constructed 
six different economic and housing strata, as defined below. We chose both the MEPS
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and NHIS surveys because they are large, household-based representative surveys 
with information on socioeconomic status and health on the general U.S. population. 
We chose the NSAF survey because it is the only nationally representative household 
survey that gathered data on housing instability and the NSHAPC survey because it 
is the only nationally representative survey of homeless people and people using sub
sistence services. The MEPS, NHIS, and NSAF surveys have been performed several 
times over the past decade, but the NSHAPC was only performed in 1996. We chose 
the data from the MEPS, NHIS and NSAF that were as close to 1996 as possible, for 
purposes of comparison.

Data sources. Medical Expenditure Panel Survey (MEPS). The MEPS is a nationally 
representative panel survey, examining health care access and utilization in the civilian 
non-institutionalized TJ S. population, conducted by the Agency for Flealthcare Research 
and Quality (AHRQ).19-21 We used published data from the housenold based survey 
collected in 1996-1998. The sampling frame is drawn from a subset of the NHIS survey 
participants from the previous year. The MEPS survey did gather data on economic 
status, but did not analyze outcome variables by economic status; therefore, we defined 
the general population as all participants in the MEPS study. The MEPS survey did not 
gather data on housing stability.

National Health Interview Survey (NHIS).The NHIS is a nationally representative 
household survey conducted annually by the National Center for Health Statistics, to 
gather data on the civilian, non-institutionaiized population.22,23 We used tne published 
data from 1998. The NHIS uses a multistage cluster sampling design. The NHIS did 
analyze and publish data separately based on economic standing with the following 
groupings: the poor (under 100% of the federal poverty level), the low-income popu
lation (100-200% of the federal poverty level), those with incomes over 200% of the 
federal poverty level, and all groups together as the general population. We used the 
publisiied data on the general population (all income levels included) and low income 
individuals with household incomes between 100% and 200% of the poverty level. 
We chose not to use the data on those with incomes below 100% of the poverty level 
because of the likely overlap between this group and those with housing instability or 
users of subsistence services.

National Survey of America's Families (NSAF). The NSAF is a household-based sur
vey, conducted by The Urban Institute three times since 1997.18,24,25 We used the data 
collected in 1999, because the 1997 survey did not gather data on housing instability. 
The surveys were conducted in 13 states, chosen to represent a sample of civilian, non- 
institutionalized adults in the U.S. Tire sampling was done using two measures: the first 
and largest sample came from a random digit dial sampling of households with phones, 
with over-sampling of low-income families; the second sample used area samples of 
people without phones. We included only the adults whose household income was less 
than 200% of the federal poverty level. Among individuals with a household income 
less than 200% of the federal poverty level, we defined those who answered yes to the 
question Did you have difficulty paying rent, mortgage or utilities? as having housing 
instability and those who did not as being members of the low-income population.

National Survey of Homeless Assistance Providers and Clients (NSHAPC). The
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NSHAPC was performed in October and November of 1996 by the U.S. Census Bureau 
on behalf of the Interagency Council on the Homeless. The NSHAPC is a nationally 
representative survey of people who use homeless assistance services. Given the imprac- 
ticality of reaching people who are homeless by telephone, subjects were systematically 
sampled from a selection of sites that provided subsistence services to the homeless, 
including soup kitchens, food banks, and homeless shelters. This sampling method has 
been validated to secure a representative sample of homeless individuals.15 Prior studies 
describe the specific NSHAPC sampling methodology.9 We used the NSHAPC surveys 
definition of subjects. Participants were actively homeless if they lacked a usual place to 
stay for the past 7 days. This was defined as: having spent any of the last 7 nights in an 
emergency shelter, transitional housing, motel or hotel paid for by a shelter voucher, 
an abandoned building, a vehicle or anywhere outside; having reported that the last 
time they bad “a place of their own for 30 days or more in the same place” was mot e 
than 7 days ago; or their last period of homelessness ended within the last 7 days; or 
having said they stayed in their own or someone elses place but that they “could not 
sleep there for the next month without being asked to leave.” Subjects were defined 
as formerly homeless if they did not meet the criterion for being actively homeless but 
had had a 30-day period without a usual place to stay during their lifetime Subjects 
were defined as never homeless users-of-subsistence-services, if they were not actively 
homeless and had never had a 30 day period without a usual place to stay, but were 
using homeless services.

Measures. Independent variables. We created an ordered measure of economic and 
housing instability as our primary independent variable. We ranked the data from 
the four surveys into six categories to represent a progressive decline in income and 
housing status. We defined this rank order a priori, based on existing literature on 
homelessness and housing instability.3,26-29 Oui lank order, in descending order of 
economic and housing stability, is: 1) the general population (data from MEPS and 
NHIS adults with all income levels), 2) the low income population (data from NHIS 
adults with household incomes between 100%-200% of the poverty level; and data 
from NSAF adults with household incomes less than 200% of the poverty level with 
stable housing); 3) the users-of-subsistence-services (data from NSHAPC adults using 
services but not actively homeless or formerly homeless); 4) the unstably housed (data 
from NSAF adults with household incomes less than 200% of the poverty level who 
report housing instability); 5) the formerly homeless (data from NSHAPC adults who 
use services and report a history of homelessness); and 6) the actively homeless (data 
from NSHAPC adults who report: being actively homeless) (Table 1).

Dependent variables: measures of access. We analyzed four variables describing access 
to health care in the past year: 1) having no usual source of care, 2) having no health 
insurance, 3) postponing needed medical care, and 4) postponing medications. All 
four surveys collected data on health insurance and postponing needed medical care, 
the NSAF and NSHAPC collected data on postponing medications, and the MEPS and 
NHIS and NSAF collected data on having a usual source of care (see Table 2).

Acute health service utilization. To assess acute health services utilization in the 
past year, we analyzed: 1) having no ambulatory care visits, 2) emergency department



Table 1.
HOUSING INSTABILITY MEASURE BY SURVEY CHARACTERISTICS

Housing
instability
rank

Age
Number of 
surveyed subjects

Income/ 
housing status Survey sampleSurvey Year Sponsor

General Population
(All income levels)

Civilian non-institutionalized 
U.S population

Agency for Healthcare 
Research and Quality and the 
NCHS

All agesMEPSa 1996 262,6541

NHISb 1998 Civilian non-institutionalized 
U.S population w/over 
sampling of Hispanics and 
African Americans

CDC, NCHS (National 
Center for Health Statistics)

Under 
age 65

197,304

NIIIS6 1998Low Income
(100%-200% of federal 
poverty threshold)

2 27,224

(<200% of federal 
poverty threshold, self
report stable housing)

Users of Subsistence 
Services
(Never had a 30 day 
period without a usual 
place to stay, but using 
subsistence services)

Civilian non institutionalized 
U.S population under age 65

The Urban InstituteNSAF6 1999 16,651 18-65

NSHAPC41 1996-1997 U.S. population using 
subsistence services

The Census Bureau Any age 
as long 
as not 
with a 
guardian 

(Continued on p. 1217)
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Table 1. (continued)

Age
Number of 
surveyed subjects

Housing
instability
rank

Income/ 
housing status Survey sampleSurvey Year Sponsor

Unstably Housed
(<200% of federal 
poverty threshold, self
report unstable housing)

Formerly Homeless
(30 day period w/o usual 
place in past, using 
subsistence services)

Actively Homeless
(No usual place to stay 
in past 7 days, using 
subsistence services)

NSAFC 1999 4,2934

NSHAPCd 1996-1997 6885

NSHAPCd 1996-1997 2,9746

“Medical Expenditure Panel Survey. 
bNational Health Interview Survey.
"National Survey of Americas Families.
^National Survey of Homeless Assistance Providers + Clients.
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'ED) visits, and 3) hospitalizations. We analyzed each dichotomously. All four surveys 
collected data on ambulatory care visits and hospitalizations; the NSAF and NSHAPC 
collected data on emergency department visits (see Table 2).

Statistical analysis. For all analyses, we used the published weighted percents and 
standard error for each outcome. We used random effects meta-regression?0 to estimate 
and test for linear trends in the proportions of respondents reporting measures of access 
to care, according to our economic and housing instability measure. The meta-regres
sions were estimated using the metareg program in Stata Version 9;31'32 we obtained 
p-values for the trend using permutation tests, which are more reliable than the default 
model based p-values.33 In sensitivity analyses, we also tested for trend using Kendall’s 
tau, a rank test which treats our housing instability scale as ordinal rather than quan
titative, but does not take advantage of the known standard errors for each summary 
statistic. Given the likely similarity in economic profile between the unstably housed 
group and those housed but using subsistence services, we examined a variant of the 
scale in which the ordering of the unstably housed and users of subsistence services 
groups was reversed. The surveys that did not collect data on certain outcome measures 
were excluded from the meta-regression tor that outcome.

Results

The results of the meta-regression analyses are summarized in Figures 1 and 2. Each 
panel of the figures displays the estimates (with 93% confidence intervals) of the 
populati on percentages reporting a given measure of access to care, plotted against our 
economic and housing instability measure for the population represented. In addition, 
the estimated meta-regression line is drawn across the plot

Measures of access (Figure 1). All four measures of access (having no usual source 
of care, having no health insurance, postponing needed medical care, and postpon
ing medications) showed a trend toward poorer access to care with progression 
towards worsening economic and housing instability; three of these reached statistical 
significance.

Rates of having no usual source of care were 14.1-17.6% in the general population 
(all income levels), and 26.1% in the unstably housed population. There was a statisti
cally non-significant trend between not having a usual source of care (3.4% increase 
for each increase in the measure of housing instability, 95% Cl —2%-8.9%, p=.09) and 
worsening housi ng stability. Rates of being uninsured ranged from 16.6% in the general 
population, to 30.9-36.9% in the low-income population, to 35.6% of the unstably 
housed, to 55.0% in the actively homeless population (Table 2). Meta-regression shows 
a statistically significant increase of 5.4 percentage points (95% Cl l,7%-9.2%) in the 
proportion of the population being uninsured for each increase in the measure of hous
ing instability. The p-value for trend was .011. Rates of postponing medical care ranged 
from 6.5-11.6% of the general population, to 17.4% of the unstably housed population, 
to 24.6% of the actively homeless (Table 3). In the meta-regression, we found a statist! 
cally significant increase of 3.3 percentage points (95% Cl 1.9%-4.7%) for each unit 
increase in the housing measure. The p-value for trend is .001 (Figure 2).

34
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Table 2.
ASCERTAINMENT OF OUTCOMES FROM EACH SURVEY

MEPS NHIS NSAF NSHAPC

Measures of 
Access:
No usual source of No usual place of 
care (last 
12 months)

Uninsured

No usual place No usual place Not asked 
of care, or ED 
is usual place

Uninsured all 
year

of carecare

Anyone without 
Medicare, 
TRICARE, 
Medicaid, other 
public programs 
or private 
insurance during 
year of the 
interview

At least one 
family member 
had difficulty or 
delay in receiving 
needed care

Not asked

Any period 
within last 
12 months 
without any 
insurance

No insurance at 
interview

Needed care 
w/in last 12 mo 
but unable to 
obtain

Postponed 
medical care 
(last 12 months)

Delayed care 
due to cost

Postponed 
needed C\care 
within last 12 
months

Postponed 
medications (last 
12 months)

Health Service 
Utilization
No ambulatory 
care (last 12 
months)

Emergency 
department visits 
(last 12 months)

Hospitalized (last 
12 months)

Not asked Postponed
needed
medications

Unable to take 
medication as 
prescribed

# of Visits1+ Visits 1+ Visits 1+ Visits

Not asked Not asked # Visits 1+ visits

# Overnights
(includes
maternity)

1+ Overnights 1+ Overnights 
(not including 
maternity)

1 +
Overnights 
(not including 
maternity)
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Income
Levels

^ Medical Expenditure Panel Survey

\y National Health Interview Survey

Q National Survey of American Families

□ National Survey of Homeless Assistance 
Providers and Clients

Figure 1. Measures of health care access.

Of the iow-income population, 7.0% reported postponing medications versus 13.9% 
of the unstably housed and 32.2% of the actively homeless (Table 3). We found a sta
tistically significant 6.1% (95% Cl 1.5%-10.6%) increase in the percent of respondents 
postponing medications, with a p-value for trend of .035,

Acute health service utilization (Figure 2). Between 19.1% and 25.1% of the general 
population reported that they did not have an ambulatory care visit within the last 
twelve months, compared with 30.7% of the unstably housed and 37.2% of the actively 
homeless, but this trend was not statistically significant (2.1%, 95% Cl —1.8%-5.9%, 
p=.16). There was also a non-significant trend toward higher ED use, with increasing 
levels of housing instability ranging from 27.4% in the low-income group to 32.2% in 
the actively homeless group (1.7%, 95% Cl -1.5%-5%, p=.19). Among the general 
population, 7.3% to 8.5% reported being hospitalized within the past 12 months,
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b) Emergency Department Visita) No Ambulatory Care Visit

Low Subsistence Unstably Formerly Acovwy
Income Services Housed Homeless Homeless

Users
income
Levels

Figure 2. Measures of health care utilization.

compared with 10.6% of the unstably housed, and 23.6% of the actively homeless 
(Table 3). This was a statistically significant increase of 2.9 percentage points (95% Cl 
1.2%-4.6%, p=.008) in being hospitalized within the last 12 months for each increase 
in the housing score.

In all cases the associations were in the direction we hypothesized a priori: worse 
health care access and higher acute health care utilization with increasing levels of 
economic and housing instability.

Discussion

Examining four nationally representative surveys, we found that having worse economic 
and housing instability was associated with worse access to health care and higher rates 
of hospitalization. While several studies of homeless populations have shown them to 
have poor access to health care 
first study, to our knowledge, to use nationally representative surveys to compare these 
measures across a broad spectrum of economic and housing instability. Our findings 
suggest that poor access and high acute care utilization steadily increase as compet
ing demands increase, even within economically disadvantaged populations. There

7,9,35,36 and high usage of acute care services,4,6,8 ours is the
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Providers and Clients
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Table 3.
RATE OF HEALTH CARE ACCESS AND UTILIZATION BY HOUSING INSTABILITY MEASURE

Housing instability measure (% reporting in the past year)

All Users of 
subsistence 

services (SE)
Unstably 
housed (SE)

Formerly 
homeless (SE)

Actively
homeless (SE) P valued

income 
levels (SE)

Low
income (SE)

Housing Instability Rank 
Measures of Access
No usual source of care

4 62 3 51

(0.4) (0.7)26.8C17.6'
14. lb 19.5b (0.7) (1-1)(0.3) NA 26.lc NA NA .09

Uninsured (0.5) (0.7)17.0“ 36.9C
30.9b 27.5d (3.3) 32.0d (3.1)16.6b (1.2) 55.0d (2.2)(0.3) (0.8) 35.6C .011

(0.4) (0.4)Postponed medical care 11.6' 10.5C
6.5b 11.3b 10.5d 25.7d 24.6d(2.1)(0.1) (0.4) (0.9) (2.9) (2.1)17.4C .001

18.7d5.5d 32.2d(1.5) (0.8)(0.4) (3.0) (3.1)Postponed medications
Health Service Utilization
No ambulatory care

NA 13.9C7.0C .035

(0.4) (0.7)34.8C25.1'
24.2d19.lb 23.2b 20.7d 37.2d(3.3) (1.1) (2.7)(0.3) (0.7) (2.2)30.7C .16

29.0d 38.0d 32.2d(3.6) (1.2) (3.2)(0.6) (2.0)34.3CEmergency Department visit 
Hospitalization

NA 27.4C .19
(0.2) (0.4)9.3C7.3"

8.5b 10.3b (0.3) 19.0d (3.2) 22.1d (2.8) 23.6d (1.9)(0.7)(0.1) 10.6C .008

"Medical Expenditure Panel Survey 
bNational Health Interview Survey 
'National Survey of Americas Families
■National Survey of Homeless Assistance Providers and Clients 
t = p value for trend 
NA = data not available
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is a progressive effect of worsening health access with increased demands on limited 
resources, rather than a threshold effect that begins with literal homelessness.

Prior literature has found differences in health care access by comparing various 
dyads: people with low socioeconomic status have worse health and access to care than 
those with high socioeconomic status;26,27 the homeless population’s health and access 
to care is worse than that of the general or poverty populations;4,9,37-39 homeless people 
have poorer health outcomes and access to care than the housed poor;3,28,29 and those 
with housing instability have worse access to health care and poorer health status than 
the housed poor.1740 Using nationally representative studies, we found that there is a 
linear association between economic and housing instability, and poor access to health 
care across a broad spectrum.

Our results are consistent with the concept of competing priorities: with increasing 
economic and housing distress, people are forced tc make difficult choices between 
their subsistence needs and their health care needs.1,41,42 Under economic stress, people 
may choose to pay for more basic needs, such as housing and food, rather than for the 
direct and hidden costs of medical care, including medication, visit co-pays and trans
portation, child care or lost wages.43 One study of homeless people found that a greater 
degree of subsistence difficulty was associated with going without needed medical care, 
or not having a usual source of care.1 Another study of low-income adults in a public 
clinic found that 25% had delayed seeking needed care due the competing financial 
needs of food, housmg, or clothing.44 While we found a trend toward less ambulatory 
care use and higher ED use among more deprived groups, these results did not reach 
statistical significance. Our dichotomous measurement of any ambulatory care visit 
may be too blunt an instrument to detect differences in access. Poverty and homeless 
populations have greater disease burden and therefore have a greater need for care. 
Our findings suggest that there is still unmet need despite people having some access 
to care. Barriers remain that result in postponing needed care and medications. This 
may result in a late presentation to care and may explain the higher rates of hospital
ization we found.

There are other possibilities for explaining our findings. Lacking insurance is 
associated with poor access to health care.43,45 47 In our study, being uninsured was 
associated with more severe measures of housing instability. Lower socioeconomic 
status is associated with lower rates of health insurance.48 Prior research found poor 
(under 100% of the poverty level) and low-income (100-200% of the poverty level) 
adults lack insurance at a rate three times that of the not poor (more than 200% of 
the poverty level).48 We found that within groups of people with severe economic 
deprivation, those with worse housing instability had higher rates of being uninsured. 
The relationship between housing and health insurance, even when comparing across 
similar income categories, may be bidirectional. Being uninsured or underinsured 
could worsen housing status Several studies have documented the effects of high 
medical bills on the lives of poor families.49"52 Poor people have had to sell personal 
assets, compromise children’s education, and even sell their land to pay for medical 
care.49 Medical expenditures aie the third most common cause of bankruptcy in the 
United States and contribute to impoverishment and, potentially, housing instability. 
Unstable housing may interfere with accessing insurance by creating difficulties in

26
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following up with necessary paperwork. Medicaid, the largest public health insurance 
for the poor, is difficult to apply for and requires frequent renewals (the specific rules 
varying enormously be state).34 One study of homeless veterans found that while 90% 
were eligible for insurance benefits, only 50% were insured, and only half of those were 
insured by the Veterans Administration.9

Poorer access to health care may also be explained by differences in level of need or 
perceived need for care among the sampled participants. Previous studies show that 
homeless people will seek care if they deem their condition to be serious.55 It is possible 
that perceptions of need differ along a gradient of the economically disadvantaged and 
influence decisions to seek or postpone needed medical care and medications.

This study has several limitations. The most recent NSHAPC survey was completed 
In 1996-97. We used data from the other surveys that contained relevant data and was 
collected as close to 1997 as possible, for the purposes of comparison. Our study com
pares four nationally representative surveys because no one survey gathered data on 
all the variants of income and housing status that we compared. Substance use, mental 
illness, and victimization are more prevalent among the homeless than the general 
population,44,56 and are associated with poor access to health care.57 They are also risk 
factors for homelessness.58 It is possible that these shared risk factors foi poor access 
to care mediate the relationship between housing instability and access to health care 
and health service utilization. We were unable to control for these risk factors, as not 
all surveys gathered these data.

An inherent difficulty in studying economically disadvantaged and homeless popu 
lations is the lack of clarity in the existing definitions of homelessness and housing 
instability and the transient nature of these states. It is known that homelessness is 
not a static state and that people move between active homelessness and the experi
ence of “residential instability!’59 Groups may not represent mutually exclusive risk 
profiles, leading to misclassification bias, which would likely diminish our ability 
to find an effect. While there may be some overlap between these groups (e.g., the 
unstably housed may be formerly homeless) we assume that the formerly homeless 
seeking services at homeless service providers are more likely to have been homeless 
at some point in the past year than those who report housing instability. While we 
performed our analysis with an a priori assignment of rank order, we knew from the 
outset that the users- of-subsistence-services and the unstably housed shared similar 
levels of economic deprivation. Because these two groups were captured in different 
surveys, there was no way to identify overlap. To examine this issue, we performed a 
sensitivity analysis with a reverse in the rank order between the unstably housed and 
users-of-subsistence-services. The results showed similar trends, except that postponing 
medications lost statistical significance.

The definition of actively homeless from NSHAPC includes all those without a usual 
place to stay for the past seven days, regardless of the chronicity of homelessness. There 
are likely differences in access to care and use of acute care services between those who 
are chronically homeless and those who are transiently homeless; we were not able to 
address this in our study.

The independent and dependent variables do not share a time frame: it is possible 
that those who had housing instability or former homelessness experienced literal
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homelessness earlier in the year, and it was during this time that their access to care 
suffered. It is also possible that gradients of worse housing status are due to poor health 
status or that health-related expenses contributed to housing instability. The same fac
tors that lead to worsening housing status may have also led to poor health and poor 
access to care Metaregression doesn’t allow us to control for potential confounders or 
to rule out other biases that may arise in ecologic analysis.

This study serves as a re-examination of the dichotomous view of homelessness 
as a risk factor for poor health care access and health service utilization. The linear 
progression of worse access to care and higher use of acute care service with increased 
competing demands on housing and other subsistence needs has important clinical and 
policy implications. Between 21% and 25% of the low-income United States population 
(below 200% of the federal poverty level) and nearly 5% of the general United States 
population have been estimated to meet our definition of housing instability.17,60'61 This 
is a much larger group than both the chronically homeless (approximately 200,000) 
and ihe number of homeless people on any given night (approximately 750,000). While 
the absolute risk of poor health care access and outcomes is lower among the unstably 
housed than among the homeless, because of these absolute numbers, the attributable 
risk for poor outcomes may be larger. While much focus has been placed on the high 
risk chronically homeless,62 our findings suggest that those with less severe deprivations 
may be experiencing significant reductions in their access to care and may therefore 
be an appropriate target for future efforts to improve the health care of underserved 
populations.
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and health policies has been recognized since the Industrial Rev
olution, the recent initiatives by the Obama administration has 
built upon these efforts by adopting a cross-sector initiative to put 
"health in all policies" in housing and community development 
(Bostic et al„ 2012).

The foreclosure crisis, although a unique phenomenon, was not 
an isolated one. At a national level, the U.S. housing crisis preceded 
the Great Recession and contributed in part to the increase in un
employment (Estevao and Tsounta, 2011; Karahan and Rhee, 2013). 
However, the labor market turned downward prior to the housing 
market in more than half of metropolitan areas (Winkler, 2013). The 
tension between the housing and labor markets has defined 
housing affordability; housing claims the largest portion of wages 
for most Americans and contributes to access to the labor market 
(M. Stone, 2010). Studies on recessions have historically focused 
exclusively on the labor market, despite its inexorable linkage with 
the housing market.

This review uncovers gaps in the research agenda in this 
emerging body of literature and offers a theoretical framework to 
explain the direct and spillover effect of foreclosures and unaf
fordable housing on health. The first section of this review provides 
a discussion of the conceptual space and mechanisms linking 
housing and health that are explicitly tested or invoked in the 
literature (Fig. 1), Next, this review offers a schema for summarizing 
the evidence on foreclosures, housing affordability, and health. The

1. Introduction

The housing bubble burst in early 2007 and by 2010, one in 45 
homes in the United States was subject to at least one foreclosure 
filing. The politically charged nature and the magnitude of the 
foreclosure crisis precipitated extensive inquiry on how mortgage 
holders fared in addition to how the crisis affected other, seemingly 
unrelated domains. The effect of the foreclosure crisis on property 
values, crime, and education has been well documented (Bradbury 
et al., 2014; Ellen et al., 2013; Lin et al., 2009). Only recently, an 
emerging body of research has begun to look at the effect of the 
foreclosure crisis on the health of homeowners who lost their 
homes and the spillover effects on health within neighborhoods.

The salience of the foreclosure crisis to public health is manifest 
in its history. The field public health, rooted in medicine, has 
evolved since the early days of Durkheim to take into account the 
social distribution and determinants of health. The distribution of 
the foreclosure crisis was inarguably unequal across race and class; 
neighborhood patterns of subprime lending were heavily concen
trated in minority neighborhoods and resulted in $1.1 trillion 
decline in home equity as a result of spillover from homes in 
foreclosure (Bocian et al„ 2011). Although the link between housing
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Fig. 1. Conceptual model of homeowner distress and health.

schema is then applied to synthesize existing evidence and high
light discrepancies in research findings. It concludes with a dis 
cussion of how these findings align or depart from the existing 
research on the economy and nealth.

2.2. Health outcomes

The literature includes three classifications of health-related 
outcomes: 1) psychological and behavioral morbidities; 2) so
matic morbidities and mortality; and 3) health seivices. Psycho 
logical and behavioral morbidities include psychological outcomes 
(namely distress, mental health, depression, and anxiety), suicide, 
substance abuse, and violent behavior. The second group, somatic 
morbidities and mortality, includes outcomes such as self-reported 
health, cardiovascular events, and other clinical measures of dis
ease. The third group, health services, includes healthcare utiliza
tion and health insurance coverage.

2. Review of the conceptual space

2.1. Level of analysis

The research in this review falls into two lines of inquiry. 
Individual-level, sometimes referred to as "risk-factor,” studies 
explore how differential exposure to a contracting housing markets 
relates to the health of individuals. This research focuses on the 
somatic, psychological, and behavioral health of those who expe
rience foreclosure, mortgage delinquency, or unaffordable housing.

It is difficult to determine the causal direction between fore
closures and health at the indivtdual-level because a homeowner's 
decision to establish a mortgage, refinance, or default implicitly 
reflects Knowledge about current and future expectations of health 
status and economic well-being.

The second type of inquiry, population-level or “net-effects” 
studies, aims to relate health to variation in measures of fore
closures, mortgage delinquency, or unaffordable housing aggre
gated by populations within a spatial or administrative unit of 
analysis. The foreclosure crisis, as a large shock to the well being of 
the population, provices an opportunity to substantiate the fore
closure to health causal direction if there is no evidence of simul
taneous large spike in illness at the population-level. This line of 
inquiry examines, for example, the relationship between health 
and the number of foreclosures per housing units in a given census 
tract. This population-level variable ran be interpreted as a com
posite of effects experienced by the homeowner who has been 
foreclosed upon and the spillover effect of foreclosures on their 
community members.

2.3. Constructs

Three types of discrete constructs or experiences of homeowner 
financial distress dominant in the literature include housing 
affordability, pre-foreclosure, and foieclosure. The predominant 
narrative rests on the supposition that a shared phenomenon of 
homeowner financial distress forms the basis for all three types of 
constructs. Although the homeownership experience has oft been 
described as continuum, each point along the continuum can 
operate to impact health outcomes through a discrete theoretical 
pathway, in orcer to reflect this, the literature for analysis was 
separated by construct in order to best assess the evidence each 
study offers.

Housing affordability captures the relationship between people 
and housing (M. E. Stone, 2006). Few studies have defined ex-ante 
the theoretical basis for how housing affordability impacts on 
nealth. Unaffordable housing is often assessed with a self-report of 
burden or perceived inability to pay a mortgage. This approach 
suggests that households seek to maximize their utility and pay 
what they are able for housing. However, households face different 
constraints and preferences for housing consumption’ households
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at the top of the income distribution have more choice than lower 
income households in how to allocate their resources oetween 
housing and non-housing costs.

The concept of housing affordability rests largely on an ideo
logical perspective, that citizens are entitled to safe nousing 
without serious detriment. Some researchers have focused on 
factors that precipitate unaffordable housing, such as changes in 
payments on mortgage debt, home equity, or nousehold disposable 
income, which are driven by loan, borrower, and property charac
teristics. Housing equity is a principal driver of housing afford
ability because a decline in housing equity relative to the mortgage 
can change affordability of payments and reduce the capacity of a 
homeowner to withdraw equity from their home in order to buffer 
the household from income and wealth shocks. However this 
construct should be interpreted with caution because areas with 
unafforcable housing can have a richer infrastructure of local goods 
and culture that may confer positive benefits.

Pre-foreclosure and foreclosure activities reflect homeowner 
actions presumed to be downstream and in response to unafford
able housing. The decision of borrowers to make payment, prepay 
the mortgage through refinancing or sale of the property (if there is 
enough equity in the home), delay payment (become delinquent), 
or stop payment (default) on a loan, is often predicted by the 
perceived affordability of a mortgage. However, the speed at which 
a homeowner advances from unaffordable housing to experiencing 
a foreclosure on their home is dependent on the amount of liquid 
assets, home equity, state policies, and several psychological factors 
such as inter-temporal choice.

Delinquent mortgage payments and default are events prior to 
foreclosure, referred to here as pre-foreclosure activities. A notice of 
default marks the start of the official foreclosure process, which 
spans anywhere from a few months to several years. Often these 
"foreclosure starts” can be stopped if the mortgage-holder makes a 
payment within an agreed timeframe. The foreclosure event cul
minates the process, when the property deed is transferred from 
the mortgage holder to the new buyer at auction. When the sale is 
unsuccessful, the lender often repossesses the property and lists it 
as real-estate owned (REO)

markets (i.e. increased foreclosures and unaffordable housing) in
creases the incidence and anticipation of stressful events such as 
loss of wealth anc forced relocation. The foreclosure process 
brought on feelings of guilt, anxiety, and shame for many home
owners wno defaulted (Ross and Squires, 2011). Prior studies have 
shown that individuals wno fell behind on their debt experienced 
elevated levels of financial strain and stress (Turunen and Hiilamo, 
2014). The chronicity and severity of tire foreclosure process are 
stressors that likely vary based on the length of the process and the 
sense of agency the homeowner experienced

The procyclical argument is that the financial burden of mort
gage payments, property taxes, insurance, and maintenance can be 
stressful in itself, especially for households with little non-housing 
wealth or unstable employment. Those who experience a fore
closure and transition tc rent a home can be freed of the stressors of 
carrying debt, maintenance and repair.

At the population-ievel, the cumulative and interscctional 
exposure to stressors vary across space. The neighborhood distri
bution of foreclosures was not random- evidence suggests that 
subprime lending and the foreclosure crisis was concentrated in 
areas with a high prevalence of low-income, racial minority 
households (Reid and Laderman, 2009). Communities with high 
concentrations of racial and ethnic minorities experience more 
stressors than predominately non Hispanic White communities; 
minority communities have less access to high quality schools, 
higher rates of poverty, and more exposure to environmental toxins 
(Schulz et al., 2008). which might exacerbate the impact of fore
closures on health.

The countercyclical argument at the population-level states that 
proximate foreclosures act as a chronic stressor for homeowners 
who anticipate a negative spillover to the value of their home, 
higher rates of crime, or social disorganization in their neighbor
hood. This mechanism implies that foreclosures within a neigh
borhood are physically visible to community members. Real estate 
owned (REO) foreclosures are more likely to remain vacant and 
poorly maintained than those sold at an auction.

The procyclical argument posits that when the bousing market 
declines and foreclosures increase, there are fewer stressful events. 
There is less capital available for potentially disruptive construction 
and maintenance. Additionally, booming housing markets can in
crease incidence and anticipation ot stressful events, such as 
displacement and cultural change, that are alleviated in declining 
or stable nousing markets. Finally, the lower barrier to entry to Duy 
a home — ceteris paribus - can eliminate the stressor of navigating 
an uncertain rental market by encouraging renters to transition to 
hemeownership.

2.4. Mechanisms

There are several mechanisms by which foreclosures or housing 
affordability may be associated with health behaviors and out
comes. Few studies explicitly test specific mechanisms, yet most 
imply at least one mechanism is at play. We describe four broad 
mechanisms operating at both the individual and population levels 
— sti ess. effect-budgeting, frustration- aggression, and trust — most 
commonly evoked in the literature. The extent to which each 
mechanism contributes to the total effect of foreclosures oi housing 
affordability on health is an empirical question, yet the r.ascence of 
this field precludes the ability of this review to definitively answer 
it. Thus the discussion of the mechanisms serves to provide context 
for the results, motivate future research to design studies to 
explicitly test the magnitude and direction of each, and encourage 
others to build upon and challenge this framework.

2.4.2. Frustration-aggression hypothesis
The frustration-aggression mechanism is derived from the idea 

that aggression results when individuals are denied an expected 
rewarc* or a goal is blocked (Dollard et al., 1939). Since the Great 
Depression, homeownership has been pegged to the American 
Dream and even portrayed as a political right (Shlay, 2005). The U.S. 
federal government has promoted this ideology through the 
mortgage interest tax deduction and government-sponsored 
enterprises.

The countercyclical argument of the frustration aggression 
mechanism predicts that some individuals become violent while 
others engage in self-destructive behavior like substance abuse 
when ttiey experience a foreclosure or unaffordable housing. Many 
of the borrowers who defaulted or experienced delinquency during 
the foreclosure crisis described feeling a deep violation of the trust 
between themselves and their mortgage broker (Ross and Squires, 
2011). Strategic default, which occurs when individuals can afford 
to pay their mortgage but choose to default, was positively

2.4.1. Stress
The stress mechanism is the most commonly evoked in the 

literature subject to this review. This mechanism works when the 
biological stress-response process causes an increase in hormones 
circulating in the blood stream and risk for disease. Theie are dif 
ferences in biological susceptibility in response to stressors that 
interact with societal ly constructed concepts of self-care (Sapolsky, 
2004).

The countercyclical argument states that declining housing
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associated with homeowner’s anger about the economy following 
the foreclosure crisis (Guiso et al., 2013). It follows that those who 
defaulted are likely to have higher rates of substance abuse, suicide, 
or violent behavior toward others or their families, given their 
higher predicted levels of anger.

The procyclical assertion of this mechanism draws from the 
“inhibition hypothesis," which states that some individuals will 
regulate tneir behavior to avoid punishment m response to frus
tration (Catalano et al., 2002) Individuals who fear foreclosure will 
avoid conflict, drugs, and alcohol to keep their jobs and avoid costly 
hospitalizations in order to continue to make payments on their 
mortgage.

At the population level the countercyclical position argues that 
when individuals see others denied the attainment of a goal, in this 
case homeownership, they will experience higher levels of violence 
and substance abuse. The procyclicai argument stares that in
dividuals will exhibit fewer acts of aggression toward themselves 
and others so they can keen their home or. for future market en
trants (i.e. renters), dream cf homeownership intact. For those who 
believed that borrowers were not at fault for the foreclosure and 
blame the regulatory climate or bank, the effect of frustration- 
aggression is expected to be greater in magnitude than for those 
who thought that their neighbor deserved to default.

the way they had once known the world to operate. This sense of 
trust and confidence in the way the world is ordered (e.g. materi
ally, ideologically, socially) has been referred to as ontological se
curity (Dupuis and Thorns, 1998), Home is a component of 
ontological security in that it creates a constant space where rou
tines are performed without the surveillance of others, which in 
turn sets up a secure base around which homeowners construct an 
identity.

The countercyclical argument states that a foreclosure erodes 
trust and ontological security by removing the safe space and 
destroying the identity of homeowner, which in turn is hypothe
sized to have negative consequences for mental health.

The procyclical argument posits that homeowners who expe
rience a foreclosure or face housing affordability problems will not 
experience a loss in ontological security if it was not secure at 
baseline. Given that the subprime lending allowed more first-time 
homebuyers to enter the market, and there was a higher fore
closure rate among those with subprime loans, many of these new 
homeowners might have not yet assimilated homeownership into a 
broader conception of ontological security due to the short tenure 
of their homeownership experience.

Trust can also be conceptualized as conferred at the population- 
level, as social capital or social cohesion. Both of these terms refer to 
the degree of trust or social organization of the community which is 
thought to confer resources to its residents (Kawachi et al., 2008; 
Macinko and Starfield, 2001). Individuals who live in neighbor
hoods with low social capital have lower levels of mental and 
physical health (Islam et al., 2006).

The countercyclical argument is that individuals who live in 
areas with a higher number of foreclosures might experience a loss 
of social stability, capital, and cohesion. Neighborhoods with high 
foreclosure rates have fewer people who are watching out for 
deviant behavior such as ciime, drug use, and risky drinking. In
ceases in these behaviors are expected to encourage community- 
members to increase time spent indoors, thereby reducing social 
connectedness and physical activity The argument against this is 
that homeowners with short tenure might have been less inte
grated into the community, and therefore the loss of these mem
bers had little effect on neighborhood social capital.

2.4.3. Effect-budgeting
“Effect-budgeting," refers to the fixed amounts of resources, 

time, and energy available to manage an environment that vary 
based on expected costs and benefits (Catalano et al., 2011). A 
foreclosure represents a loss of wealth, time, and energy to a 
household that loses their home. The countercyclical argument 
states that individuals who typically invest in health-promoting 
behaviors, such as exercising, socializing, and eating healthily, 
will experience a decline in health following a foreclosure or loss of 
housing affordability due to a reduction in resources or wealth and 
time to engage in health promoting behaviors.

Housing is the largest source of wealth for many Americans, 
particularly for those close to retirement (Lusardi and Mitchell, 
2007). Unlike income, a change in housing wealth does not 
explicitly change individual utility, but has a small, yet significant 
effect on consumption of goods and services (Buiter, 2008).

Homeowners who default on their mortgage have increased 
time constraints because of the attendant tasks such as filing 
paperwork related to the foreclosure process or searching for a new 
place to iive. Those who report unaffordable housing but have not 
yet defaulted are likely to also face a constraint in time if they are 
searching for a more affordable home or additional sources of 
income.

The procyclical variant of the effect-Dudgeting mechanism as
sumes that substance use and risky behaviors are disposable, and 
that households will cut these items out of their budgets when 
experiencing unaffordable housing or a mongage default

“Effect-budgeting” at the population-level refers to the amount 
of time, energy, and resources a community has to manage the 
environment. A sharp increase in the foreclosure rate of a com
munity can lean to a decline in the tax base (Apgar et al., 2005) — 
several months to several years later - thereby reducing available 
resources to the local governments to invest in health-promoting 
activities and redirecting to the management of bligiit.

3. Methods

The studies included in this review were collected through a 
search for peer-reviewed articles that address an association be
tween foreclosures or housing affordability and health. Next, the 
references from each article were reviewed to identify additional 
peer-reviewed articles that met these criteria. The following data- 
oases were reviewed: PubMed, EconLit, and the National Bureau of 
Economic Research, in addition to all databases available through 
Google Scholar. The search was limited to articles written in En
glish. There was no restriction for publication date or country of 
origin of the research, This search was conducted between 
December 2014 and March 2015.

The following terms were used in the search: “foreclosure," 
“mortgage," “mortgage debt or distress,” “secured debt," “repos
session,” “arrear,” “housing insecurity," “housing wealth," “housing 
equity," "recession," and ‘health," “psychological,” “abuse," 
"violence,” “violent crime,” "depression,” and “anxiety.”

Studies were included for review if they were peer-reviewed, 
applied quantitative methods and estimated a coefficient for 
foreclosure or housing affordability that was either an exposure or 
outcome (not an intermediary variable). Housing affordability 
could be measured either objectively, using a measure such as in
come to mortgage debt, or subjectively, through a self-report 
assessment of perceived financial affordability of housing. This

2.4.4. Trust
Many norr.ecwners who defaulted on their mortgages as a result 

of a subpnme loan believed their trust had been compromised 
(Ross and Squires, 2011). Trust is defined as a belief that someone or 
something is reliable, honest, and good. Some felt betrayed by the 
mortgage broker, while others lost trust or faith in themselves or in
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process yielded a total of 72 studies.
Studies were then excluded from the final set for analysis if they 

focused exclusively on housing tenure (i.e. homeownership 
compared to renter status), evictions, or housing affordability of 
renters. Research on housing instability (frequently moving, resi
dence in a crowded home, or homelessness) was also excluded 
Studies that die net define how each foreclosure or housing 
affordability variable was measured were excluded Additionally, 
studies that included foreclosures as an input for a composite 
measure such as neighborhood instability were excluded. Finally, 
studies on crime were excluded if violent crime was not estimated 
as a discrete outcome of interest. This process yielded 40 studies for 
final inclusion in this review.

Next, the studies were assessed for internal validity, which we 
define a? high if the study design limited threats to validity from 
confounding, measurement, and selection biases. The strongest 
studies used longitudinal data to compare health outcomes before 
and after a foreclosure or changes in a foreclosure rate.

the effect size is small (Yilmazer et al., 2015). Taylor et al. also found 
an association between self-reported unaffordable housing and 
poor psychological healtn (Taylor et al., 2007). In a cross-sectional 
study, Cannuscio et al. observed moderate housing strain was 
associated with increased psychological distress (Cannuscio et a!., 
2012). Riumallo-Herl et al. found housing wealth increased 
depression among adults 50—64 in the U.S. but nc effect was 
observed within the European countries (Riumallo-Herl et al., 
2014). In two studies that controlled for residual confounding, no 
association between unaffordable housing and psychological 
health was found (Leung and Lau, 2014; Mason et al.. 2013).

Only one study on individual-level foreclosures and suicide was 
found; this observational study reported that the number of 
foreclosure-related suicides increased during the foreclosure crisis 
(Fowler et al., 2015).

Two studies on substance abuse and individual-level fore
closures were included in the review. A cross-sectional study found 
that those who were behind on a mortgage or started the fore
closure process had a lower likelihood of alconoi abuse, while those 
who had completed a foreclosure had an increase in alcohol abuse 
(Burgard et al., 2012). The other cross-sectional study found no 
increased risk for alcohol or drug use among those who underwent 
foreclosure (C. Pollack et al., 2011).

4. Results

All studies included in the review are organized by level, 
construct, and outcome in Table 1. A table with descriptions of all 
studies is included as Supplementary Matenal.

4.7.1.1. Summary. There is mostly supportive evidence that expe
riencing a foreclosure is detrimental for psychological health, but 
the evidence is mixed on unaffordable housing. The limited evi
dence on the relation of foreclosures and suicide and substance 
abuse does not converge.

4.7. Individual-level studies

There were 18 unique studies at the individual-level that met 
the criteria for inclusion. Thirteen studies included at least one 
measure of foreclosure or pre-foreclosure, and five focused exclu
sively on housing affordability. Six studies included data from 
outside tne United States, Seven studies were designed to target the 
U,S. foreclosure crisis period. Only two studies did not adjust for job 
loss or household income (Fowler et al., 2015; C. Pollack et al., 2011).

Six studies included more than one construct. The foreclosure 
construct was used in 11 studies, a pre-foreclosure construct in 
seven studies, and the housing affordability construct in eight 
studies.

4.1.2. Somatic morbidity and mortality
There were 12 studies on somatic morbidity and mortality. Four 

studies found homeowner financial distress to be harmful, three 
studies observed no evidence of an association, while five studies 
showed a mix of null and harmful evidence across constructs.

Eight studies found self-reported health declined with at least 
one measure of homeowner financial distress. Two of six studies 
found that experiencing a foreclosure was contemporaneously 
associated with poor self-reported health (Cannuscio et al., 2012; 
Houle and Keene, 2014). The other four studies — which 
controlled for prior health status - found no evidence of an asso
ciation of foreclosure with poor self-reported health (Burgard et al., 
2012, Lindblad and Riley, 2015; C. E. Pollack and Lynch, 2009; 
Yilmazer et al., 2015). Findings from studies on pre-foreclosure 
outcomes were consistent; three cross-sectional studies found an 
association between mortgage delinquency or notice of default and 
poor self-reported health while three longitudinal studies reported 
no association. However, eviaence from longitudinal studies on the 
U.S, foreclosure crisis suggpst that unaffordable housing's associ
ated with self reported poor health (Leung and Lau, 2014; Lindolad 
and Rney, 2015; Yilmazer et al., 2015).

No studies have examined individual-level foreclosure and pre
foreclosure with body mass index (BMI). Two studies on housing 
affordability found no association with BMI (Leung and Lau, 20)4; 
C. E. Pollack et al., 2010).

There were six studies on hypertension control. Two cross
sectional studies (C. Pollack et ai„ 2011; C. E. Pollack and Lynch, 
2009) showed an association between foreclosure and individual, 
however, no relationship was observed in the single longitudinal 
study (Yilmazer et al., 2015). One cross-sectional study found an 
association between increased hypertension and unaffordable 
housing (C. E. Pollack et al., 2010), while two longitudinal studies 
report no association (Leung and lau, 2014, Yilmazer et al., 2015).

The evidence from three cross-sectional studies conducted by 
the same author on the relation of housing affordability and

4.7.7. Psychological and behavioral morbidity
Six out of 15 studies showed individual psychological health, 

suicide and substance abuse (no studies were found on violent 
benavior) suffered from experiencing some type of homeowner 
financial distress. Five studies showed no association. Six studies 
assessed multiple constructs; four of the six showed mixed results 
across constructs The detrimental effect was observed in seven of 
nine of studies on foreclosures, compared to three of four on pre
foreclosures and two of eight studies on housing affordability

In a study using an individual fixed-effects approach with the 
Panel Survey of Income Dynamics, the authors find those who have 
trouble paying the mortgage have higher rates of psychological 
distress and depression, and the magnitude of the effect increases 
when the foreclosure process has started (Yilmazer et al., 2015). All 
of the other studies that reported a harmful relationship between 
foreclosure or pre-foreclosures and psychological health were 
cross-sectional, except for two studies from the United Kingdom. 
Pevalin et al used an individual fixed effects approach and found 
that housing repossession was associated with common mental 
illness (Pevalin, 2009). Taylor et al. used the same data and a similar 
time period and approach; they found a statistically significant 
negative association between late mortgage payments and mental 
well-being (Taylor et al.. 2007).

Evidence on housing affordability and psychological outcomes 
does not conveige. Yilmazer finds that psychological health gets 
worse as the proportion of wealth from housing declines, although



Table 1
Schema of studies by outcome, construct, and level.

Psychological and 
behavioral Morbidity

Somatic Morbidity and Mortality Health services

Substance abusePsychological Suicide Violent behavior Self-rated health BMI, hypertension & 
cardiovascular disease

General Mortality

Individual- 
Level Studies 

Affordability Yilmazer et al., 2015 b; 
Leung and Lau, 2014; 
Pollack et al., 2010; 
Cannuscio et al., 2012

Cannuscio et al., 2012; 
Yilmazer et al., 2015 b; 
Riumallo-Herl 
et a!., 2014 3,b;
Mason et al.. 2013 a-b; 
Pollack et al., 2010;
Lau 2013;
Brown et a!., 2005 
Burgard et al., 2012; 
Alley et al.. 2011; 
Yilmazer et a)., 2015 b; 
Taylor et al.. 2007 J

Pollack et al., 2010; 
Yilmazer et al., 2015 b; 
Leung and Lau, 2014 b

Pollack et al., 2010

a.b

Yilmazer et al., 2015 bBurgard et al., 2012Pre-Foreclosure Burgard et al., 2012;
Houle and Keene, 2014; 
Nettleton and Burrows, 1998 a; 
Alley et al., 2011;
Yilmazer et al., 2015;
Lindblad and Riley, 2015 
Cannuscio et al., 2012;
Houle and Keene, 2014; 
Burgard et al., 2012;
Pollack and Lynch, 2009; 
Yilmazer et al, 2015 b;
Lindblad and Riley, 2015 b

Alley et al., 2011

Foreclosure Burgard et al., 2012; 
Cannuscio et al., 2012; 
McLaughlin et al., 2012; 
Pevalin 2009 a;
Pollack and Lynch, 2009; 
Pollack et al., 2011; 
Taylor et al., 2007 a; 
Yilmazer et al., 2015 b

Fowler et al.. 2015 Burgard et al., 2012; 
Pollack et al., 2011

Pollack and Lynch, 2009; 
Pollack et a!., 2011; 
Yilmazer et al., 2015 b

Pollack and 
Lynch, 2009; 
Pollack et al., 2010; 
Pollack et al., 2011

Population- 
Level Studies 

Affordability 
Pre-Foreclosure

Reeves et a!., 2014 3 Clayton et al., 2015 3
Cagney et al., 2014; 
Houle 2014 b 
Cagney et al., 2014; 
Currie and Tekin 2011 b; 
Houle 2014 b

Houle and Light 2014 b Arnio et ai., 2012 b;
Baumer et al., 2012; 
Brooks-Gunn et al, 2013; 
Cui and Walsh, 2015;
Ellen et al.. 2013 b;
Frioux et al.. 2014 b; 
Coodstein and Lee, 2010 b; 
lmmergluck and 
Smith. 2006;
Katz et al., 2011 b;
Kirk and Hyra, 2012 b; 
Lacooe 2015 b;
Stucky et al., 2012 b;
Wood et al., 2012 b

Arcaya et al., 2013 b, 
Arcaya et al., 2014 b, 
Currie and Tekin 2011 b

Foreclosure Schootman et al.. 2012 Currie and 
Tekin 2011 b

3 Studies contain data from outside the United States.
b Studies have a high degree of internal validity (limited threats to validity from confounding, measurement, and selection biases).
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foreclosures with cardiovascular disease did not converge (C. 
Pollack et al. 2011; C. E. Pollack et al., 2010; C. E. Pollack and Lynch. 
2009). No individual-levei studies of foreclosures and mortality 
were found.

found tnat an increase in the community foreclosure rate from 
2006 to 2011 accounted for a decline of a small magnitude in res
idents’ days in good mental health (Houle, 2014), but no effects 
were observed for notice of default.

There are only two studies on suicide at the population-level. In 
a study of 20 European countries using county and year fixed effects 
from 2002 to 2011, Reeves et al. find no association between un
affordable housing and suicide (Reeves et al., 2014). Houle and Light 
use a state random-effects approach and find an association be
tween the age-adjusted suicide rate and foreclosures (all and REO) 
for adults 46 to 64 in the U.S (Houle and Light, 2014).

Among tne 13 studies of foreclosure and violent behavior, 11 
reported a positive lelationship while two found no association. A 
majority of these studies used crime data from single cities. The 
evidence on violence toward children is mixed; Brooks-Gunn et al. 
found no evidence of foreclosures and maternal spanking while 
Wood et al. found both the foreclosure and mortgage delinquency 
date were associated with child abuse (Brooks-Gunn et al., 2013; 
Wood et al., 2012).

4.12.1. Summary. There was an association between poor self- 
reported health and unaffordable housing, however no relation
ship between somatic health and housing distress was observed for 
studies that took into account health status in a prior period.

4,13. Health services utilization
Four studies look at health services utilization. Pollock et al.

finds a cross-sectional association between having no health in
surance (compared to having any insurance) and experiencing a 
foreclosure, even after controlling for unemployment (C E. Pollack 
and Lynch, 2009). However, no association was observed between 
insurance status and unaffordable housing (C. E. Pollack et al., 
2010)

Unaffordable housing, mortgage delinquency, and foreclosure 
were associated with cost-related non-adherence (Alley et al., 2011; 
C. E. Pollack et al., 201G- C- E. Pollack and Lynch, 2009). Individuals 
who experienced a foreclosure — but not unaffordable housing — 
were more likely to have had an emergency department and 
outpatient visit in the 2 years piior to foreclosure (C. Pollack et al., 
2011; C. E. Pollack et al., 2010).

4.2.1.1 Summary. Evidence mostly supports the association be
tween poor psychological and behavioral morbidities and fore
closures at the population-level.

4.2.2. Somatic morbidity and mortality
Very few have examined the effect of population-levei fore

closures on somatic health. In a cross-sectional study of breast 
cancer survivors, those wno live in census tracts with a high 
number of foreclosures had poorer self-reported health 
(Schootman et al., 2012). However, neighborhoods are not distrib
uted randomly and areas with high foreclosure rates are often 
characterized by other social and economic stressors (Calem et al., 
2004).

4.13.1 Summary. Evidence supports the relationship between 
foreclosures and declining health services utilization, however the 
relationship with unaffordable housing is mostly unsupportive.

4.2. Popuiation-level studies

There were 22 studies at the population-level that met the 
criteria for inclusion. 20 of the 22 incmded a measure of foreclosure 
or pre-foreclosure and were U.S.-based. The other two used a 
measure of housing affordability and focused on several European 
countries; one included a measure of self-reported unaffordable 
housing, while the other used a measure of mortgage debt to 
disposable income. Seven studies temporally identified the fore
closure crisis as an exogenous shock. Nine studies adjusted for the 
unemployment rate; in a majority of these studies, the inclusion of 
this variable explained part, but not all, of the relationship between 
foreclosures and poor health.

Six studies included more than one measure of homeowner 
financial distress. Three studies included a pre- foreclosure 
construct; two stud'es used notice of default and one study used 
the 90-day delinquency rate. A non-specific foreclosure construct 
was used in 17 studies and a measure of real estate owned (REO) 
foreclosures was used in eight studies.

Currie and Tekin find that for adults over 65, an additional 
foreclosure in a zipcode is associated with an additional 0.310 visits 
for heart problems (Currie and Tekin, 2011). Two longitudinal 
studies by Arcaya et al. have looked at the effect of foreclosures on 
changes in systolic blood pressure (SBP) and body mass index (BMI) 
using data on older adults from the Framingham Offspring Cohort 
from 1987 to 2008 (Arcaya et al., 2013, 2014). Arcaya et a!, find that 
each additional real-estate owned (REO) foreclosures within 100 m 
of a participant’s home was associated with a 1.7 mm/hg increase in 
S3F, and no effect was observed on the odds of hypertension 
(Arcaya et al., 2014). Given the low prevalence of foreclosures, this 
limits the mterpretability of magnitude of change (Roux, 2014). The 
other study by Arcaya et al. finds that each additional foreclosure 
within 100 m of a participants home increased BMI by 0.20 units, 
and the odds of being ovei weight was associated with living near a 
foreclosure (Arcaya et al., 2013)

Only a single study examined mortality, which used a housing 
affordability construct and includes data from 17 European coun
tries (Clayton et al., 2015). The authors find mortgage debt as per 
centage of disposable income nas a positive and statistically 
significant effect on premature mortality, with a larger effect size 
among females. However, they found there was no association 
between mortgage debt and life expectancy at birth or at 65.

4.2.1. Psychological ana behavioral morbidity
More than three quarters of studies found that worsened psy

chological and behavioral morbidity was associated with some 
population-level measure of homeowner financial distress, while 
the remaining quarter yielded null results. 80 percent found a 
positive association between foreclosures and poor health.

There is some convergence of findings for studies examining 
population-level foreclosures on poor psychological outcomes. 
Currie and Tekin showed that an additional foreclosure per 100,000 
persons in a zip-code increased the number of mental health visits 
by 0.07 over four quarters (Currie and Tekin, 2011). Cagney et al. 
found that an increase in the notice of default and the REO fore
closure rats (nut not the overall foreclosure rate) at the zip -code 
level was associated with higher odds of depressive symptoms in 
the second wave among older adults (Cagney et al., 2014). Houle

42.2.1. Summary. Foreclosures and unaffordable housing at the 
population-level have been associated with an increase m somatic 
morbidities and mortality.

4.2.3. Health services utilization
There was only one study on population-level foreclosures and 

health utilization. From 2005 to 2009, Currie and Tekin use a zip- 
code and year fixed effects approach to find that an additional
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foreclosure per 100,000 persons in a zip-code increases the number 
of non-eiect:ve health service visits by 1.5 (Currie and Tekin, 2011). 
However, the impact differs by health insurance type; excluding 
those 65+, those with public health insurance primarily account for 
the increase in the number of visits, which the authors argue is not 
due to switching in response to job loss.

published after the Foreclosure Crisis. More studies on substance 
abuse, suicide, and somatic morbidities, particularly those with 
chronic health conditions are needed to fill the gaps in the research
space.

There are several limitations to this review. First, although the 
search process was thorough, some studies mignt have been 
missed. There might be bias due to excluding stucies in languages 
other tnan English. Next, the assessment of the studies based on 
quality was conducted by a single, non-blirded reviewer, which 
may have limited the impartiality of the results. Finally, the paucity 
of studies outside the United States at the population-level and on 
health services utilization limits its generalizability.

The advancement of knowledge on how the foreclosure crisis 
impacted health of homeowners and within communities has 
important policy implications. A number of mortgage demonstra
tion programs, such as the Community Advantage Program (CAP), 
to assist low-income families m purchasing a home have been 
piloted at small-scales. The cost and effectiveness on health of 
scaling-up these programs are still pcoriy undei stood. This 
research also has implications for health policy; as interest in new 
models of delivering care such as accountable care organizations 
has grown following the Affordable Care Act, the prioritization of 
how social, economic, and environmental stressors affect health 
will increase as a means to control costs. And finally, if housing and 
health are fundamental rights, then this research can be considered 
an investigation of social justice.

4.2.3.J. Summary. Foreclosures at the population-level have been 
associated with health services utilization.

5. Discussion

Most studies suggest foreclosures are mostly harmful for health. 
Homeowners who experience a foreclosure or mortgage-delated 
distress (i.e. notice of default) are likely to experience more anxi
ety and depression. However, the experience of unaffordable 
housing does not track with psychological health in the same 
mannen This might be because while unaffordable housing can be 
taxing, the foreclosure process can precipitate loss of trust in one
self, the mortgage- broker, or the government, which in turn can be 
harmful for mental health.

T he evidence base on individual housing distress and behavioral 
morbidities, such as suicide and substance abuse, is tco scant to 
draw conclusions This deficiency is striking, particularly because 
the parallel, yet distinct literature on the Great Recession has pro
duced a burgeoning, robust set of studies demonstrating the un
favorable effects of job loss on substance abuse and suicide 
(Cataiano et al., 2002).

The literature in this review suggests that poor self-reported 
health is related to experiences of unaffordable housing, but not 
to foreclosures. This might be because those with unaffordable 
housing might use all expendable resources to pi event foreclosure 
in lieu of investing in health-promoting activities.

There is some evidence that declines in health services utiliza
tion and housing distress at the individual-level are interrelated. 
More studies with high internal validity are needed to substantiate 
these results following shifts in the health insurance landscape 
after the Foreclosure Crisis.

At the population- level, the evidence is mostly supportive of the 
relationship between foreclosures and both psychological out
comes and violent behavior. The countercyclical explanation of the 
frustration-aggression mechanism is likely to contribute to this 
relationship; those who were outraged by tne Foreclosure Crisis — 
even those not directly influenced by it — were more likely to be 
violence toward themselves and others.

The spillover effect of foreclosures on population-level somatic 
morbidities was observed, although the magnitude of these find
ings appears to be distance-sensitive. There is still little theoretical 
basis for predicting the length of the lag from foreclosure to somatic 
health, particularly because the stress response is highly variable 
within the population.

Finally, there is strong support — albeit scant — for increased 
health services utilization in response tc foreclosures, beyond the 
effect of unemployment. More research is needed to determine 
how these effects vary within populations across time and space.

Appendix A. Supplementary data

Supplementary data related to this article can be found at http:// 
dx.doi.org/10.1016/j.socscimed.2016.06.014
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There is increasing evidence of a direct association between unaffordable housing and poor mental 
health, over and above the effects of general financial hardship. Type of housing tenure may be an 
important factor in determining how individuals experience and respond to housing affordability 
problems. This study investigated whether a relationship exists between unaffordable housing and 
mental health that differs for home purchasers and private renters among low-income households. Data 
from 2001 to 2010 of the longitudinal Household, Income and Labour Dynamics in Australia (HILDA) 
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effect suggests that tenure-differentiated policy responses to poor housing affordability may be 
appropriate.

Keywords:
Australia
Housing affordability 
Housing tenure 
Mental health 
Longitudinal survey

© 2013 Elsevier Ltd. All rights reserved.

Introduction (Braubach, 2011; Commission on Social Determinants of Health, 
2008). Until recently, much of the housing and health research 
has focussed on links between physical characteristics of housing 
(e.g. exposure to toxins, cold, damp) and physical health (Evans 
et al., 2000; Free et al., 2010; Lloyd et al„ 2008). In Australia, 
however, where most of the housing stock is relatively new 
and typically of good quality, and where most of the population 
lives around the more climatically mild coast (Australian Bureau 
of Statistics, 2001), physical aspects of housing and their 
effects on health may be less important than the affordability of 
housing, especially with regard to mental health. In this vein, it has 
been suggested that in Australia, housing may be a “health pro
moting resource accessed through income" (Waters, 2001, 12). 
Housing affordability is therefore a potentially important and

Housing is an important social determinant of health, and the 
link between housing and health is widely acknowledged
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under-recognised mechanism for influencing health, in the 
Australian context at least.

There is strong empirical evidence that poor housing afford
ability is related to poor mental health. A robust longitudinal 
analysis of the British Household Panel Survey found that anxiety 
could be directly attributed to the inability to meet ongoing hous
ing costs (Pevalin et al., 2008). Similarly, in an Australian study it 
was found that lower-income individuals whose housing became 
unaffordable experienced, on average, a small but highly statisti
cally significant decline in their mental health even after contem
poraneous changes in income were accounted for (Bentley et al., 
2011). Importantly, both of these papers indicate that poor hous
ing affordability appears to have an effect oil mental healtn over 
and above the effects of general financial hardship.

There is also a growing evidence base that relates unaffoidable 
housing to more indirect “trade-offs that may harm health” (Pollack 
et al., 2010, 515). Kirkpartrick and Tarasuk (2011), for example, 
found a positive association between unaffordable housing and 
food insecurity. Housing costs are the largest average expenditure 
item for Australian households (Australian Bureau of Statistics, 
2010) and are often paid before other household expenses. 
Higher housing costs can therefore result in difficulty affording 
non-shelter necessities, such as food, transport, or medical care. 
This primacy of housing costs in household budgets is central to 
debates about housing affordability and is well documented 
(Jewkes & Delgadillo, 2010; Stone. 2006).

In this paper the effect of poor housing affordability on the 
mental health of individuals is considered, with particular attention 
paid to whether the relationship between housing affordability and 
mental health might be modified by a second housing-related 
determinant — tenure. There is a substantial evidence base on the 
association between type of housing tenure and health (e.g. Gibson 
et al., 2011; Macintyre et al., 2003) and social welfare policies 
commonly focus on tenure-based assistance (for example by 
providing social tented housing, or private market rent assistance 
to households unable to access home ownership). On the other 
hand, our recently published analysis of the relationship between 
housing tenure and mental health in Australia found that although 
mental health differences were observed between tenure types, 
these differences are most likely attributable to confounding by 
unobserved characteristics of people in different tenure types 
rather than a causal effect of tenure (Baker et al., 2013). In that 
study, we concluded that, unlike poor housing affordability, tenure 
does not have an intrinsic effect on mental health in Australia. What 
remains unclear, however, is how affordability and tenure might be 
interacting to influence health outcomes. While a recent cioss- 
sectional study from the U.S. looked at this intersection in rela
tion to various health outcomes (Pollack et al. 2010), our study is 
the first that we know of to use longitudinal data to explore this 
relationship, and is the first to examine the relationship in an 
Australian setting.

In Australia, a perceived tenure hierarchy exists. Home owner
ship is most highly sought, private rental is widely regarded as a 
tenure of transition towards home ownership, and social housing is 
seen as welfare housing for those unable to own or rent in the 
private market (Beer et al., 2011) Average mental health differs 
clearly across the three main tenure types in Australia, and these 
differences align with the hierarchy described above (Baker et al., 
2013). We suggest that tenure may be an important factor in 
determining how individuals experience and respond to housing 
affordability problems. For example, increased housing costs could 
be more detrimental to the mental health of renters than home 
purchasers, because, unlike mortgage payments, rental payments 
aren’t an investment in an asset. On the othei hand, many private 
renters may find it easier to relocate to a less expensive residence if

their situation changes, while owners and purchasers have less 
flexibility to move. Differences such as these might Oe masked 
when associations are investigated at the level of the broader 
population only, and when interactions between affordability and 
tenure are not examined.

In this paper, data from a longitudinal Australian study are used 
to examine whether there is a relationship between changing 
housing affordability and changing mental health that differs ac
cording to tenure type. Specifically, we investigate whether home 
purchasers and private renters experienced different mental health 
effects when their housing became unaffordable. Such repeated 
measures studies, in the absence of randomised trials, provide a 
strong study design for causal inference of shcrt-run mechanisms. 
As the same people are followed over time to observe wnhin- 
individual change in mental health following change in housing 
affordability, all time-invariant confounding factors (e g. sex, early 
life socioeconomic position, personality, ethnicity) drop out of the 
analysis.

Methods

Data

This study uses data from the Household, Income and Labour 
Dynamics in Australia (HILDA) survey (Summerfield et al„ 2011). 
HILDA is an ongoing panel survey of Australian households and 
individuals, based upon a nation-wide probability sample and 
focussed on income, employment, health and wellbeing. HILDA has 
been conducted annually since 2001. Information is collected from 
household members aged 15 years and over using face to face in 
tei views and self-completion questionnaires. All annual waves 
from 2001 to 2010 were included in these analyses.

The analyses described in this paper are based upon responses 
of HILDA participants aged between 25 and 64 years who experi
enced both affordable and unaffordable housing at some time 
during the study period. We selected for participants aged between 
25 and 64 years so as to focus on working-age people and exclude 
younger adults who may still be living with parents and nor directly 
responsible for housing costs. In the primary analyses, the sample 
was restricted to people living in lower income households, 
because higher income households have greater capacity to absorb 
high housing costs, and any mental health effect of unaffordable 
housing was expected, on the basis on previous work (Bentley et al., 
2011), to be observed only in low income households. Low income 
households are often defined in housing research as those with an 
average equivalised disposable income in the lowest 40% of the 
national distribution (using the national average 40th percentile 
over the 10 years as the cutoff), and a commonly used measure of 
housing affordability (the ‘30/40’ rule, described below) employs 
this definition. In addition to this policy relevant 40% cut-off, we 
explored several alternative definitions of low income (the lowest 
30% and lowest 50%) and we examined households with an income 
between the 30th and 50th percentile of the national distribution 
(which we tefer to as the mid-low income stratum). The various 
subsamples used for each analysis were identical in all respects 
other than the income cut-offs. The sample was also restricted to 
individuals living in households servicing a mortgage (herein 
referred to as home purchasers), and individuals in private renter 
households (herein referred to as private renters). Tenure type was 
free to vary over time. Although we recognise the importance of 
social renters as a group, only around 4% of Australian households 
live in this tenure type (Australian Bureau of Statistics, 2011a), 
meaning there were too few in this dataset to look at in further 
detail. Home owners without a mortgage were excluded because 
their housing is, by definition, affordable.
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associated with living m affordable housing becoming compared 
with unaffordable housing. Because models such as these estimate 
only within person differences, they effectively model change in 
the outcome associated with change in the exposure, allowing us to 
make stronger causal inferences about any observed associations. 
These models use data only from individuals who experience a 
change in exposure over time (i.e. those who experience both 
affordable and unaffordable housing at some point over the course 
of the survey) and utilise all observations from these individuals 
over the ten waves of the survey We used a robust sandwich 
estimator to estimate the variance-covariance matrix and generate 
standard errors, 95% confidence intervals (95% CIs) and P values 
accounting for within-person clustering.

The models were adjusted for other factors associated with 
whether a person’s housing is unaffordable that might also explain 
any observed differences in mental health; namely, age group (25— 
44 and 45—64 years), survey year, and equivalised household in
come. Eecause housing affordability is closely linked to income (i.e. 
when income is lower a household will generally pay a greater 
proportion of that income on housing (Australian Bureau of 
Statistics, 2011b)) it was necessary to adjust for income to ensure 
the effect of housing affordability was separated out from the effect 
of financial hardship more generally. We adjusted for income using 
equivalised disposable household income (centred at year-specific 
sample mean and scaled by $100) because this also indirectly ad
justs for changes m household size and structure, which may affect 
affordability and/or mental health. We also initially included 
change of residence as a covariate in the model but it made no 
difference to the estimates and so was excluded from the final 
model.

As fixed-effects models were used, it was not necessary to adjust 
the model for potential confounders that remain constant over 
time, such as sex, ethnicity or personality. Fixed-effects models also 
overcome the problem of residual confounding by unmeasured 
variables that differ between people.

Including an interaction term for tenure type enabled the esti
mation of changes in mental health associated with unaffordable 
housing for renters and home purchasers separately, using the Stata 
postestimation lincom command to combine coefficients and 
generate appropriate confidence intervals. The P value for the 
interaction term also provided a test of whether the relationship 
between housing affordability and mental health was statistically 
different for renters and home purchasers.

Predictor variable

Annual gross household income and monthly rent or mortgage 
costs were collected as continuous variables in Australian dollars. 
We rescaled both variables to weekly values and then classified 
individuals as being in unaffordable housing if their rent or mort
gage payments exceeded 30% of their gross household income. In 
the analysis where the sample was restricted to the lowest 40% of 
the national income distribution, defining unaffordable housing as 
housing payments exceeding 30% of income is equivalent to the 
widely used ‘30/40’ rule of housing affordability mentioned above. 
The 30/40 approach is perhaps the most widely used means of 
measuring housing affordability in Australia, employed by both 
policy makers and researchers (as well detailed in (Commonwealth 
of Australia, 2008)). While there are acknowledged limitations of 
the 30/40 approach, such as the arbitrariness of the cut off it has 
many advocates across government and the research community as 
it is relatively simple yet robust and well-validated indicator of 
individuals who have poor housing affordability (Nepal et al., 2010). 
Restricting the analysis to low income households addresses a 
major limitation acknowledged in another recent study of housing 
affordability, tenure and health (Pollack et al., 2010), whereby the 
same proportion of income spent on housing may represent 
different financial burdens for households with different incomes. 
An individual's housing was classified as affordable when house
hold rent or mortgage payments were less than or equal to 30% of 
gross household income.

Outcome variable

The Mental Component Summary (MCS) score of the Short Form 
36 measure (SF-36) was used as the outcome measure for these 
analyses. The SF-36 is a widely used self-completion measure of 
health status (Coons et al., 2000), and has been validated for use in 
the Australian population (McCallum, 1995) and to detect within- 
person change over time (Hemingway et al., 1997). The MCS score 
relates most directly to four subscales generated from the 36 items 
that comprise the SF-36: Vitality, Social Functioning, role limita
tions due to emotional problems (Role — Emotional) and Mental 
Health. A higher score on this 0 100 scale reflects better mental 
health and wellbeing.

Interaction with tenure type

Sensitivity analyses of restriction to low income householdsTo examine whether the mental health and wellbeing of people 
in different tenure types was differentially affected by unaffordable 
housing an interaction term for housing tenure and affordability 
was included in the regression model. On the basis of this, we 
calculated tenure-specific estimates of changes in MCS score 
associated with unaffordable housing; that is, measures of the as
sociation between housing affordability and mental health and 
wellbeing were estimated separately for home purchasers and 
private renters.

To examine our assumption that mental health effects of unaf
fordable housing are likely to be restricted to lower income 
households, we repeated the analysis described above on in
dividuals from housenolds in the upper 50% of the national income 
distribution, and on the full sample of individuals, regardless of 
household income.

Results
Statistical analysis

The analytic sample based on the 40% cut-off comprised 2916 
individuals contributing an average of 4.1 observations each, of 
which 4362 observations were horn renters and 7702 observations 
were from home purchasers. Of the total observations in that 
analysis, 909 represented transitions from affordable to unafford
able housing and 773 represented transitions from unaffordable to 
affordable housing. Not all observations represent a transition, as 
analyses utilise all observations from individuals who experienced 
both affordable and unaffordable housing during the survey period. 
The sample for the 50% cut-off comprised 4109 individuals, the

All statistical analyses were performed using Stata 12.0 (Stata- 
Corp., College Station, TX, USA). To describe the analytic sample, 
mean age, household income and MCS scores were calculated for 
renters and home purchasers according to their housing afford
ability category. This descriptive analysis was based on the sub
sample of households in the lower 40% of the national income 
distribution. We then used linear regression models for longitudi
nal or panel data with fixed-effects estimators to estimate the 
average within-person difference in mental health and wellbeing
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sample for the 30% cut-off comprised 1832 individuals and in the 
mid-low income stratum there were 2277 individuals. Each sample 
is further detaiied in Table 2.

Across all samples, the mean MCS score of home purchasers was 
higher than that of private renters, both when their housing was 
affordable and when their housing was unaffordable (see Table 1 
for summary for 40% cut-off sample).

After adjustment for age, survey wave, and equivalised income, 
analysis of the relationship between housing affordability and 
mental health for the different tenure types revealed that lower 
income private renters experienced poorer mental health (about 
20% of one S.D. of the MCS score iower) when their housing was 
unaffordable, whereas lower income home purchasers experi
enced, on average, no difference in mental health score in the time 
when their housing was unaffordable compared to when it was 
affordable (Table 2). Specifically, amongst individuals from house
holds in the lowest 40% of the national income distribution, private 
renters in unaffordable housing experienced a mean MCS score that 
was 1.18 points lower than the mean score when their housing was 
affordable (95% Cl: -1.95 to -0.41, p = 0.003), compared with no 
average difference for home purchasers (mean difference = -0.14; 
95% Cl: -0.92 to 0.63, p = 0.719). These findings were very similar 
across the variously defined low and mid-low income subgroups 
but were not replicated in sensitivity analyses examining higher 
income households (Table 2).

Evidence of effect modification of the affordability-mental 
health relationship by tenure type was sensitive to sample re
striction by household income (Table 2). P values for the interaction 
terms for tenure and affordability ranged from 0.020 to 0.128 across 
low and mid-low income subgroups, overall providing moderate 
evidence against the null hypothesis of no effect modification by 
tenure type amongst households in the bottom half of the national 
income distribution. No evidence of an interaction was observed in 
the higher income strata (p = 0.156), or across the full population 
(p = 0.353) (Table 2).

Whilst there was statistical evidence of an interaction between 
tenure and affordability for most categorisations of low-income 
households, there was no clear association between changing 
from owner to renter and changing MCS, among either the 
affordably housed (0.36, 95% Cl: -0.51—1.23) or the unaffordably 
housed (-0.68, -1.85 to 0.50) in the lowest 40% of the income

distribution (not shown). These results were broadly consistent 
across the different income-defined subsamples. Individuals who 
simultaneously experienced both a change from affordable to un
affordable housing and a change from ownership to rental were 
estimated to experience a decline in mental health, but the confi
dence interval for this change only excluded the null in the analysis 
restricted to the mid-low income stratum (95% Cl: -2.19 to -0.22; 
not shown).

Discussion

This analysis suggests that renters and home purchasers expe
rience unaffordable housing differently in terms of a mental health 
impact. We found a small but statistically significant difference 
(about 20% of one S.D. lower) in the mental health scores of private 
renters when their housing was unaffordable compared to when it 
was affordable. In contrast, the mental health scores of home pur
chasers were, on average, the same regardless of whether or not 
their housing was affordable. Testing for effect modification of the 
relationship between affordability and mental health by tenure 
revealed moderate evidence in support of this difference between 
private renters and home purchasers. Exploring different sub
samples of the population, variously defined according to house
hold income, revealed that tenure differences in the affordability- 
mental health relationship exist only amongst households in the 
lower half of the national income distribution, as hypothesised.

The results of these analyses suggest that private renters in 
households of low and mid to low income may be more vulnerable 
to mental health effects of living in unaffordable housing. Home 
purchasers, on the other hand, appear to be protected against such 
effects. Our findings are consistent with a U.S. study examining a 
similar question, in which Pollack et al. (2010) used a propensity 
score matching approach to adjust for confounding by composi
tional differences between the tenure types, and found that poorer 
health outcomes were more strongly associated with housing 
affordability foi renters than for owners. In explaining the differ
ence we observe between tenure types, we suggest that individuals 
paying off a mortgage might be buffered from some of the negative 
mental health effects of high housing costs in a way that renters are 
not, because of the psychological benefits attached to home 
ownership. Others who have observed an association between

Table 1
Description of analytic sample, adults aged 25-64 years, households in lower 40% of national income distribution, Australia 2001—2010, N = 12064 observations (2916 
individuals).

Affordable (rent/mortgage <30% 
of household income)

Total
observations

% of all 
observations

Unaffordable (rent/mortgage >30% 
of household income)

N observations N observationsMean SF-36 
MCS score (SD)

Mean SF-36 
MCS score (SD)

Age
46.47 (6.07) 
47.29 (6.08)

43.87 (6.28) 
44.44 (5.78)

25—44 years 
45—64 years

6366
5698

52.8 1633
1149

4733
454947.2

Sex
Male
Female

41.5 47.39 (5.78) 
46.49 (6.51)

44.58 (5.83) 
43.80 (6.56)

5001 3902
5380

1099
16837063 58.5

Tenure type
Home purchaser 
Private renter

46.32 (5.37) 
42.69 (6.41)

7702
4362

63.8 47.54 (6.02) 
45.20 (6.23)

10826620
266236.2 1700

Weekly equivalised income3 
Below low-income household medianb 
Above low-income household median15

45.69 (6.38) 
47.90 (6.07)

50.0 42.56 (6.50) 
46.68 (5.89)

6033 4295 1738
10446031 50.0 4987

a Weekly equivalised income averaged over all years of observation. 
b Median based on analytic sample.
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Table 2
Tenure-specific estimates of change in Mental Component Summary (MCS) score associated with housing becoming unaffordable, for various segments of the national income 
distribution.

Income-based 
subsample 
of population

Number of Number of 
individuals observations —

home purchasers/ (affordable to unaffordable/ 
private renters

Number of housing 
affordability transitions

Estimated change in mental component summary 
score associated with housing becoming unaffordableb

P-value for 
affordability x 
tenure

unaffordable to affordable)11 interaction Home purchasers Private renters

Mean (95% Cl)Mean (95% Cl) P P

Low income — 
lowest 40% 

Low income 
lowest 30% 

Low income — 
lowest 50% 

Mid-low income 
(between 30th 
and 50th 
percentile) 

High income — 
upper 50%

All households

7702/4362 909/773 -0.14 (-0.92, 0.63) -1.18 (-1.95, -0.41)0.058 0.719 0.0032916

4403/2642 559/458 0.00 (-1.04, 1.04) -1.11 (-2.12, -0.09)0.128 0.0321832 0.998

-1.22 (-1.85, -0.58)11857/6168 1326/1138 -0.21 (-0.81, 0.39)0.020 0.438 <0.0014109

7454/3526 767/680 0.37 (-1.10, 0.37) -1.44 (-2.23, -0.65)0.045 0.329 <0.0012277

29391/8812 1812/1565 -0.40 (-0.76, -0.45) 0.17 (-0.55, 0.88)0.1567611 0.027 0.649

41248/14980 3138/2703 -0.32 (-0.63, -0.10) -0.58 (-1.05, -0.12)11720 0.353 0.043 0.014

a Number of observations within each subsample that represent transitions in housing affordability, either from affordable to unaffordable or from unaffordable to 
affordable, from one survey wave to the next.

b Overall effects calculated as linear combinations of the relevant main effect and interaction term coefficients from regression model.

tenure and health have similarly suggested that issues of prestige 
and stability are likely to be responsible (Gibson et al., 2011; 
Hiscock et al., 2003). Alternatively, people with a mortgage may 
differ from people in the private rental market in other respects 
that impact on their resiliency to financial shocks (for example 
support from wealthy family members, or higher levels of financial 
literacy — either of which may have enabled them to become home 
purchasers in the first place). In previous work, we found that 
observed mental health differences between renters and owners 
(unrelated to housing affordability) were explained by the 
composition of the different tenure groups, rather than a causal 
effect of tenure (Baker et al., 2013).

This paper provides evidence that the relationship between 
affordability and mental health in 25—64 year olds living in lower 
income households is modified by tenure, and this suggests a 
complex interaction between housing costs and tenure type that 
may be an important part of the story of how housing affordability 
impacts on health, at least in the Australian context. Regardless of 
whether the increased vulnerability of renters to mental health 
effects of unaffordable housing is due to causal effects of tenure or 
to compositional differences between renters and purchasers, if an 
effect of housing affordability does play out differently depending 
on an individual’s housing tenure context, then policy responses to 
housing affordability problems cannot overlook tenure as an 
important factor — and a potential intervention point.

Interestingly, although the tenure-stratified estimates of change 
in mental health associated with change in affordability that we 
observed for individuals living in households in the lowest 30% of 
the income distribution were consistent with the other low income 
subsamples, the interaction term in this model was not statistically 
significant (p = 0.128). This may indicate that home purchasers and 
renters do not experience housing unaffordability differently in 
these lowest income households, or it may simply reflect reduced 
power due to the smaller numbers in this sample.

The magnitude of the observed effects and difference in effect 
size between private renters and home purchasers are relatively 
small (only about 20% of one SD). Two points are important in 
relation to this. First, the differences in mental health modelled in 
this paper are within person and so likely to be smaller than 
population-averaged mental health effects of life events reported 
more broadly in the literature. Second, even small differences 
experienced by large proportions of the population can equate to

substantial increases in the numbers of individuals at risk of clini
cally significant mental health problems (Rose, 1992), and close to a 
million Australian households are estimated to be in unaffordable 
housing (Yates & Milligan, 2007). Furthermore, when effects are 
concentrated in already disadvantaged segments of the population 
(e.g. low income households), health inequalities are potentially 
created and maintained now and in generations to come.

This study utilised a large and robust dataset representative of 
the Australian population to examine a potentially important 
element of the housing and health relationship that is not yet well 
understood. By employing longitudinal analytical methods we have 
been better able to estimate potential causal relationships acting 
over the short-term, and identify evidence of effect modification. 
We have reduced the risk of time-varying confounding by observed 
changes within individuals over time (such as income) through 
model adjustment, and time-invariant confounding by unobserved 
differences between individuals by using a fixed-effects model. We 
focussed our analysis on lower income households as this was the 
context in which we expected housing affordability to be most 
relevant for mental health and wellbeing. Sensitivity analysis to test 
the same model in the higher income stratum revealed the asso
ciation between affordability and mental health was indeed of 
smaller magnitude and there was no evidence of effect modifica
tion by tenure type.

This study and the data used also have some limitations. First, 
the use of fixed-effects regression represents just one modelling 
approach, which — whilst free of time-invariant and well-measured 
time-varying confounding — is prone to statistical imprecision due 
to small numbers of people transitioning between states. Other 
modelling strategies that explore this question in a more flexible 
manner (e.g. marginal structural modelling, structural equation 
modelling) might provide more elucidation, however they would 
do so at the risk of introducing time-invariant confounding. Second, 
the affordability measure used in this study — based on housing 
costs being above or below 30% of household income— may be too 
blunt to detect some important changes. The development of more 
nuanced measures that include additional information about 
transport costs associated with location of housing and the cost of 
heating and cooling housing is an important area for future work. 
We focussed our attention particularly on the 30/40 rule as an in
dicator of poor housing affordability because it is the major 
Australian policy-relevant measure, but although it has been well
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validated for use in the Australian population, we acknowledge that 
it is nonetheless a simple dichotomous measure. Third, because this 
paper focuses on housing becoming unaffordable, we consequently 
ignore the mental health effects of unaffordable housing on people 
for whom high housing costs relative to income have been a 
persistent issue Other studies of chronic disadvantage (Lynch, 
Kaplan, & Shema, 1997) would suggest that sustained housing 
affordability stress may be more detrimental to mental health than 
unaffordable housing that is only transient; although, in a previous 
study (Bentley et al., 2012) we found little evidence to support a 
causal association between a cumulative experience of unafford
able housing and menta1 health, and concluded that other charac
teristics of the population who experience long-term unaffordable 
housing may be a more important explanations for any observed 
associations with health. Nonetheless, consideiation of chronic 
versus transient housing affordability stress is arother important 
area for future research, and may reveal more substantial mental 
effects of unaffordable housing.

We may have unde-estimated the affect of housing affordability 
on mental health by including all adult household members in our 
analyses. We did this because we expected that all household 
members are likely to De affected by high housing costs relative to 
income, regardless of how much responsibility they have over 
household finances.

Attrition bias is another potential limitation of longitudinal 
studies such as this one, but loss to follow-up in HILDA has been 
low each year (<10% in most waves) (Summerfield et al., 2011). 
Furthermore, to ind uce bias of our estimates of association, attrition 
must be related both to future change in affordability and future 
change in mental health. The attrition that has occurred has 
resuited in disproportionate loss of people of younger age, born 
outside Australia, who are unemployed or in low-skilled occupa
tions, but we have no a priori reason to suspect the relationship 
between housing affordability and mental health would vary by 
tenure type amongst these groups.

Finally, the HILDA dataset includes imputed values for house
hold income (using the Little and Su method) (Summerfield et al., 
2011), and we have used these in our analyses as approximately 
20% of observations are otherwise missing income data. A complete 
case sensitivity analysis (not shown) revealed similar tenure- 
specific results To guard against any possible selection bias and 
improve generalisability to the wider Australian population we 
have used the imputed income data in the main analysis, though 
we recognise this introduces the possibility of information bias due 
to measurement error.

While we found no impact of unaffordable housing on people 
servicing a mortgage, studies in the United States have found evi
dence of decline in mental health following mortgage default or 
foreclosure (Alley et at., 2011; Osypuk et al., 2012). Our findings may 
be specific to the Australian housing market, or other similar con 
texts. Alternatively, home purchasers may be better able to weather 
short-term housing unaffordability, but are at risk of mental health 
eff ects when threatened with the loss of their home.

These points highlight a need for more evidence from studies 
that examine this question in a variety of ways, addressing the 
measurement issues described above for affordability and consid
ering potential interventions, to provide a strong evidence base 
upon which policy recommendations might be made about a 
possible tenure-differentiated approach to dealing with the 
connection between housing affordability and mental health.

This paper presents the first piece of empirical evidence from 
the Australian population that the relationship between housing 
affordability and health is modified by housing tenure. It supports 
what many believe about the ontological benefits of home 
ownership — that individuals are buffered from some of the effects

of having unaffordable nousing if they are contributing to a housing 
asset that they will eventually own. Further, this study demon
strates the importance of considering the interplay between mul
tiple characteristics of housing, such as affordability and tenure, in 
assessing how housing ana health are related. These findings of 
tenure difference highlight an avenue of research that needs 
additional exploration, to determine whether policy responses 
should be tailored differently for renters and purchasers.
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1. Introduction debated virtually since its inception. Critics question the 
reliance on a relative standard, the ratio value designated 
as “affordable," and the lack of attention to differences in 
housing quality (e.g., Belsky et al., 2005; Bogdon and Can, 
1997; Goodman, 2001; Hulchanski, 1995; Stone, 2006).3 
Nonetheless, the fraction of household income devoted to 
housing costs, or housing cost burden, remains the standard 
for defining housing affordability by both government and 
the private sector. The ratio was increased from 25% to 
30% in the early 1980s and has remained there ever since.

Despite the central importance of the housing cost bur
den measure and of housing affordability more generally 
to housing policy, research has not examined the effects 
of affordable housing on residents. The broad policy ques
tion is whether affordable housing is welfare improving by 
moving housing consumption closer to the socially optimal 
level, given that housing creates externalities and is con 
sidered a merit good.

In this paper, we begin to address this question by 
focusing on the narrower topic of the role of affordable 
housing in the healthy development of lower-income

It is well established that affordability is the main hous
ing problem facing lower-income households and a key 
rationale for housing policy (e.g., Quigley 2008; Steffen 
et al., 2011). Deciding what people can afford has been 
based largely on normative judgment.1 In the 1920s, banks 
adopted "a week’s wages for a month's rent” rule-of thumb, 
equivalent to a 25% housing cost to income ratio (Feins and 
Lane, 1981). This relative standard was subsequently 
adopted by each of the successive agencies vested with 
responsibility for US housing policy for moderate and low
er-income households: the Housing and Home Finance 
Agency in the 1940s, the Department of Housing and Urban 
Development in the 1960s, and the Federal Housing Admin
istration in the 1970s.2

Given this heuristic approach to defining affordability, it 
is not surprising that the cost burden measure has been

* Corresponding author.
E-mail address: sjn@jhu.edu (S.J. Newman).

1 See Pelletiere (2008) for a succinct history of the housing cost burden 
standard.

2 Although the FHA was created in 1934, it did not adopt the housing cost 
burden approach until 1972. (See Feins and Lane (1981) for a discussion of 
FHA's underwriting practices prior to 1972.)

3 Concern about the lack of attention to housing standards arises because 
poor families may achieve a low housing cost burden by living in low- 
quality units in distressed neighborhoods.
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on their children, with potentially adverse consequences 
for those at the low end of the income distribution.

Consistent with the heterogeneity of preferences and 
future orientation of families, empirical tests of the eco
nomic theory of family resources and child development 
reveal considerable variation in expenditures on children 
even among families with similar incomes (e.g., Foster, 
2002; Lino, 2008; Omori, 2010). Thus, similarly budget- 
constrained families make different choices about how to 
spend their limited funds. This insight has also been re
ported in considerable detail by scholars from other disci
plines and methodological traditions, most prominently 
sociologists using qualitative and mixed-methods ap
proaches (e.g., Edin and Lein, 1997; Mistry and Lowe, 
2006; Mistry et al., 2008).

Several tests of the parent investment model find that 
material resources are more beneficial for cognitive out
comes than for behavior and emotional outcomes (Linver 
et al., 2002; Yeung et al., 2002). The effects of income ap
pear to be nonlinear, being more important for poor chil
dren than the near-poor or non-poor (e.g., Dearing et al., 
2001). Mayer (1997), however, reports very small effect 
sizes for income, leading her to conclude that the role of 
family income is mostly spurious. But Mayer's analysis ex
cludes early childhood, which evidence increasingly sug
gests is a critical developmental period (e.g., Cunha and 
Heckman, 2007; Duncan et al., forthcoming).

children. We examine one plausible mechanism through 
which affordability may convey its effects on children's 
outcomes by exploring whether housing affordability leads 
to larger expenditures on children, and particularly child 
enrichment expenditures. At first glance, it might appear 
that providing low-income families with affordable hous
ing would solve the problem of material deprivation 
which can have deleterious consequences for a child’s 
healthy development including cognitive, social and emo
tional outcomes (e.g., Gershoff et al., 2007). But this would 
only be true if parents spend at least some portion of their 
greater disposable income on the child’s needs and enrich
ment. At present, we do not know if this, in fact, occurs. We 
use the Consumer Expenditure Surveys (CE) to examine 
this pathway.

The next section reviews the literature. We then discuss 
how we measure affordability, and review the data, meth
ods, and results. We summarize the results and explore 
their implications in the final section.

LI. Literature review

This research is informed primarily by two bodies of lit
erature the literature on the role of income in child devel
opment, and the literature on the role of affordable 
housing in child well-being. In both sets of studies, the 
question of interest for the current paper is whether low 
income and material hardship (which could be caused by 
unaffordable housing) have deleterious effects on chil
dren’s well-being.

J.3. Affordable housing and child development

Only one study we are aware of attempts to examine 
the causal effects of housing affordability on child out
comes (Newman and Holupka, 2013). This paper tests 
three hypotheses about the role of housing affordability 
in child well being among lower-income families: that 
devoting too great a share of income to housing has delete
rious effects on children; that spending too little on hous
ing jeopardizes child well-being; or that unaffordable 
housing has positive effects on children because house 
prices capitalize such beneficial community features as 
school quality and low crime rates. Child outcomes include 
cognitive achievement, behavior, and health. The analysis 
relies on data from the Panel Study of Income Dynamics 
and its 1997 and 2002 Child Development Supplements, 
applies two quasi-experimental analytic approaches - pro
pensity score matching and instrumental variable model 
ing - to address endogeneity and to support causal 
inference, and tests the sensitivity of results to omitted 
variable bias. Results reveal an inverted U-shaped relation
ship between the fraction of income devoted to housing 
and cognitive achievement,4 with the best performance in 
the middle of the housing cost burden distribution and the 
worst performance at both high and low levels of affordabil
ity. The inflection point of approximately 30% supports the 
longstanding rule-of-thumb definition of affordable housing. 
There is no evidence that housing affordability affects 
behavior problems or health, however.

1.2. Income and child development

Affordable housing acts as an income supplement, free
ing up cash income that can be spent as desired. The most 
applicable framework in economics is the economic theory 
of family resources and child development (e.g., Becker, 
1991; Foster, 2002). Like other economic actors, families 
face resource allocation decisions subject to budget con
straints, and are assumed to choose the array of expendi
tures that maximizes their “utility” or satisfaction. 
According to this economic model, decisions about how 
much to spend on children depend, in part, on how much 
parents value their children compared with competing tar
gets for family resources. Because the benefits to be de
rived from investments in children will not occur until 
some point in the future, parents who are future-oriented 
are expected to spend more on their children and less on 
current consumption for themselves (Foster, 2002).

The parent investment or material hardship model pro
posed by the child development field complements the 
economic model. The parent investment model states that 
income allows parents to purchase goods, services and 
experiences that benefit child development (Smith et al., 
1997; Yeung et al., 2002). These expenditures include child 
care, learning materials, enriching activities, and health 
and dental care. Children in low-income families are as
sumed to fare worse because they are less likely to benefit 
from these expenditures and investments by their parents. 
Because housing affordability directly affects disposable 
income, parents in unaffordable housing have less to spend

4 Cognitive achievement is measured by tests of reading and math ability 
from the Woodcock-Johnscn Revised Tests of Achievement (Woodcock and 
Johnson 1990).
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Three additional studies examine the related topic of 
the effects of housing prices on child outcomes. Blau and 
Haurin (2012) use data from the National Longitudinal Sur
veys of Youth to estimate fixed effects instrumental vari
able models (see Arellano and Bond, 1991). They find 
“small or negligible” effects of housing prices on child 
and young adult outcomes. A longitudinal analysis of the 
PSID-CDS finds that low-income children growing up in 
higher-priced housing markets fared no worse than those 
in lower-priced markets on academic achievement, behav
ior or health outcomes (Harkness et al., 2009). An eariier 
study, using the 1997 cross-section of the National Survey 
of America’s Families, reports that living in higher -priced 
housing markets was associated with poorer health among 
children ages 6-11 and with poorer health and behavior 
for children ages 12-17 compared with lower-priced mar
kets (Harkness and Newman, 2005). Although housing 
prices are correlated with housing affordability, they are 
not equivalent. Therefore, the results of these three hous
ing price studies pertain most directly to outcomes in high- 
er-versus lower-priced markets, not affordability per se.

developmental outcomes if at least some of the money is 
spent on children, and especially on enriching resources. 
Two hypotheses emanate from these closely related theo
ries. The first is that families with high housing cost bur 
dens are unable to spend as much on their children as 
families spending roughly 30% of income on housing. The 
second hypothesis is that families with low housing cost 
burdens are not making such financial investments in their 
children even though they have greater disposable income 
than those with high or even moderate housing cost bur
dens. This second hypothesis is essentially the opposite 
of the first: families who spend too little on housing may 
also spend too little on their children. Lower-income fam
ilies spending too little on housing are more likely to live in 
physically inadequate units and distressed neighborhoods 
(e.g., Conley 2001; Emrath and Taylor 2012; Grigsby and 
Bourassa 2004), potentially jeopardizing their children’s 
healthy development. Spending too little on children is 
similarly likely to affect them deleteriously.

1.6. Data and samples

1.4. Defining housing affordability The analysis relies on the 2004-2009 Consumer Expen
ditures Suiveys (C.E) of the Bureau of Labor Statistics. The 
CE is an annual survey of approximately 7000 households. 
It uses a rotating panel sample design, with each sample 
household surveyed for five consecutive quarters.6 The 
questionnaire asks about spending on more than 600 items, 
and also collects basic demographic data on the household 
and its members (Meyer and Sullivan, 2003). CE geocodes 
provide information at the metropolitan area and county le
vel only. We, therefore, enriched the CE data with two mea
sures: MSA or county poverty rates, and HUD’s Fair Market 
Rents (US Department of Housing and Urban Development 
2011).

Traditionally, affordable housing has been defined as 
spending no more than 30% of income on housing Adop
tion of this rule-of-thumb as the conventional wisdom is 
based on substantial external validity because it is the 
standard set by government regulations guiding assisted 
housing programs and by the pnvate financial sector 
including mortgage lenders.5 Despite its widespread accep
tance, simplicity, and intuitive appeal, the housing cost bur
den measure has several weaknesses. Arguably, the most 
important is the analytic problem that the same factors that 
influence parents’ decision to spend a particular fraction of 
family income on housing may also be associated with both 
their children's healthy development and how much they 
spend on their children to ensure their healthy develop
ment, the research question at the heart of this paper. As dis
cussed below undei Methods, we use propensity score 
matching in an effort to address this selection problem. 
The propensity method attempts to approximate an experi
mental design in which individual household and commu
nity characteristics are fixed but housing affordability varies.

Up to four quarters of expenditure data are collected on 
each household in the CE sample. We compute annualized 
expenditures for each household by averaging across quar
ters and multiplying by four. This approach has the advan
tage of including seasonal and infrequent purchases. 
Households must have at least three interviews during a 
12-month cycle during the 2004-2009 time period to be 
included in the analysis sample.7 We further limit the sam
ple to households with a child 12 years old or younger 
whose income falls at or below 200% of the poverty line 
across 3-4 waves.8 The final sample includes 3075 
households.

2.5. Hypotheses

Previous research indicates some underreporting of 
expenditures in the CE (Garner et al., 2009; Meyer and Sul
livan, 2008). However, this problem is estimated to be less 
serious for lower-income households who are the focus of 
this analysis (Meyer and Sullivan, 2009). The BLS also aba
ted the CF.’s longstanding problem of nonresponse to

Our recent work on the effects of housing affordability 
on child outcomes produced consistent results across both 
propensity and JV approaches of a U-shaped relationship 
between children’s cognitive achievement and housing 
affordability (Newman and Holupka, 2013). The next ques
tion is how housing affordability conveys its effects. 
Although affordable housing increases the family’s dispos
able income, the economic theory of the family and the 
child development theory of parent investment posit that 
this increased income will only be a conduit to better

6 The hrst quarter of data collection establishes a baseline on the 
household and is not used for expenditure analyses.

7 More than half (56%) of households meeting the child age and income 
criteria for the analysis sample completed at least three waves of the CE 
during the 12-month cycle in which they were respondents.

8 Households that neither own nor rent (roughly 1% of the sample) are 
excluded because them housing cost burden status :s indeterminate.

5 Berlinghieri (20101 reports that the maximum baric-end ratio for
conventional moitgage loans in the late 2000s was 36%
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income questions by imputing income. Imputed data are 
available starting in 2004, the first year of cur analysis.'1 
While imputation can introduce error (as can respondent re
ports), recent research on a comparable group of households 
tc the current analysis - single mothers with their own chil
dren - produced similar results whether the analysis in
cluded, or excluded, cases with imputed income (Meyer 
and Sullivan, 2008). BLS research also demonstrates that 
the imputed data capture 94% of income and 97% of wages 
and salary reported in the Current Population Survey 
(Garner et al., 2009).

et al., 2011; Stuart, 2010). Therefore, we include a broad ar
ray of controls in the first-stage piopensity model (see 
Appendix Table 1 for propensity model results).

Stress testing results is also advisable because it reveals 
how strong the effects of unobservables would need to be 
to invalidate the observed results (Stuart, 2010). Therefore, 
we conduct such sensitivity tests.

Turning to the outcome models of child expenditures, 
because these distributions arc skewed and, in the case 
of enrichment expenditures, contain zero values, 
estimate generalized linear models (GLM) (Jones, 2010; 
Manning and Mullahy, 20C1) of the form;9 * * 12

n we

g{E(y)}=xp, yF (3)2. Methods

where g{} is the link function that defines the shape of the 
conditional mean of the outcome, “y”; “x" is a set of covar
iates, which include the propensity score and propensity 
strata classification; “/?” represents the parameter esti
mates associated with each covariate; and "F” specifies 
the distribution of the error term. We estimate the model 
using a log-link with a gamma error, which is the most 
common GLM specification for analysis of cost data 
(Manning and Mullahy, 2001).

Although GLM accommodates zeio values, results can 
become less stable as the number of cases with zero in
creases (Deb et al., 2012). Therefore, we also test a two- 
part model in which the first part, a logit model, predicts 
the likelihood of zero enrichment expenditures, and the 
second part, the GLM model, predicts how much spending 
occurs given at least some spending (Buntin and Zaslavsky, 
2003). Marginal probabilities are based on both parts (Deb 
et al., 2012).

2.1. Addressing endogeneity

2.1.2. Propensity score marching
As noted, we use propensity score matching in an at

tempt to address the endogeneity of housing cost burden. 
This technique simulates an experiment in which the fam
ily’s income and other observed characteristics are fixed so 
the role of these features is removed from observed varia
tions in child expenditures across the distribution of hous
ing cost burden.

Proceduially, we begin by predicting housing cost bur
den (Z), tne measure of affordability, given individual, 
household, and locational characteristics (X):

Z=/(X) (1)

Cases are then matched based on Z (i.e., grouping the 
cases within strata of Z), checking the quality of matches 
on each individual, family and locational characteristic 
used in matching tc make sure the X’s balance within each 
stratum.10 The propensity score and strata classifications are 
then included as covariates in the outcome analyses. The 
propensity score approach assumes that unmeasured char 
acteristics (Li) that predict Y are independent of housing cost 
burden (Z) after controlling for observed individual, house
hold, and locational characteristics (X)

2.2. Measures

2.2.1 Child expenditures
There are no accepted standards for what constitutes 

adequate expenditures on children or for the goods and 
services that constitute the appropriate market basket 
(Bernstein et al., 2000). The same is true for the subcatego
ry of child enrichment expenditures. In the absence of sys
tematic evidence on the effects of different market baskets 
on children’s outcomes, most research relies on a common 
sense approach and includes such expenditures as educa
tion, child care, toys and games (e.g., Kaushal et al„ 2011; 
Kornrich and Furstenberg, 2013). The US has nothing 
approaching the Orshansky scale oi thrifty food plan for 
child expenditures generally, or child ennehment expendi
tures in particular. Although the Australian government 
has adopted a normative “basket of goods” or “budget 
standards" approach to the cost of children (Henman 
et al., 2007: Social Policy Research Centre, 1998), it does 
not single out enrichment expenditures and acknowledges 
the “element of arbitrariness” in any budget approach 
(Gray, 2007, p. 93). Therefore, as is the case with defining 
housing affordability, we, like others, define expenditures

UJL z\x
The main and significant weakness of propensity meth

ods are the exclusion of unobservables. However, there is a 
growing statistical literature demonstrating that the inclu
sion of a rich and extensive set of covariates in the propen
sity model produces results that align with those from 
experimental designs (e.g., Cook et al., 2008, 2009; Steiner

(2)

9 Meyer and Sulliv an (2008) estimate that 17% of single mothers with
children are missing data on primary source of income in the 1993- 2003
surveys. Wc estimate that more than 40% of our sample is missing some 
information on some aspect of income, but this consists almost entirely of 
income questions where the correct response is zero, thus overestimating 
the size of the problem. Less than 1 % of the sample is missing data on one or 
more covariates and are excluded from the sample.

Various matching methods can be used with propensity analysis, 
including 1:1, many:l subclassification, weighting, and full matching 
(Stuart, 2010). This analysis uses subclassification, creating groups based 
on similar propensity scores. One advantage of subclassification, along with 
weighting and full matching, is that all cases are used in the analyses 
(Stuart, 2010).

10

n 12% of cases report no enrichment expenditures.
See Jones (2010) for a discussion of the advantages of GLM over iogged 

OLS models.

12



S.J. Newman, C.S. Holupka/Journal of Housing Economics 24 (2014) 89-100 93

heuristically. We identify three main categories of 
expenditures:

change the fundamental relationship between housing 
affordability and child expenditures.

(1) Child necessities: child clothing, percent of food at 
home purchased for children, percent of health 
insurance purchased for children, and percent of 
medical spending for children.

(2) Child enrichment: child care (both in-home babysit
ting and nursery/pre-school) school fees, school 
resources, toys, musical instruments and instruction, 
playground equipment, admission costs for movies, 
theater and opera, and reading materials.

(3) Total chila expenditures: child necessities and child 
enrichment plus spending on furniture, sports and 
other recreation equipment.

2.3. Housing cost burden

Our measure of housing costs is the sum of: (1) mort
gage principal, mortgage interest, propeity taxes and 
homeowners insurance (for owners): (2) rent (for renters); 
and (3) out-of-pocket utility costs (i.e., electricity, fuel, 
water and sewer).15 We divide this summary cost measure 
by household income (including imputed values, as de
scribed earlier) to create the housing cost burden measure.

2 4. Other covariates

Drawing on past research on child expenditures, our 
multivariate analyses control for the mother’s age, educa
tion, race/ethnicity, receipt cf food stamps, and number 
of children by age (2 or less, and 3-17) (e.g., Kornrich 
and Furstenberg. 2013; Omori, 2010).1(1 Income and expen
ditures are expressed in 2009 dollars using the CPI-U. We ac 
count for geographic price differences for the two 
expenditures for which sucti indices exist: food and health. 
The food index uses the USDA’s Quarterly Food-At-Home 
Price Database (Todd et al., 2010) and is based on a market 
basket of 44 food groups in each of 35 areas (metro areas, 
combinations of metro areas, or nonmetro areas) across 
the US. For health pnces, we use the Medicare Hospital 
Wage Index, which is based on the average hourly wage rate 
of hospitals in 441 labor markets (Department of Health and 
Human Services, 2007; National Academy of Sciences, 2011). 
Although multiple indices exist to account for the large geo
graphic dif ferences in house prices, housing costs are endog
enous in this analysis, as explained earlier.

Because child care has elements of both necessity and 
enrichment, we test models of child enrichment and of to 
tal child expenditures with, and without, child care.

We include a combination of both current consumption 
(e g., clothing) and future investment (e.g., health insur
ance) because both are relevant to a child’s well-being. 
To estimate expenditures on the child poition of food pur
chased for home use, health insurance, and medical expen
ditures, we use the USDA formulas based on a child’s age 
(Betson, 2006). A 5-year old, for example, is estimated to 
consume 37% as much food as an adult; in a household 
with two parents and one child, a child is assumed to ac
count for 22% of household food consumption (.57/2.57). 
The child portion of health expenditures is considerably 
higher at 70% of the household’s health expenditures for 
0 -5 year olds, and 79% for children 6 and older.

Children’s well-being is also affected by expenditures 
and in-kind contributions from those outside their own 
households. Our side analysis of the 2002 and 2007 Child 
Development Supplements to the Panel Study of Income 
Dynamics suggests that such contributions may underesti
mate expenditures on toys and games (part of our “enrich
ment” category) by about 18%. roughly 12% for clothing (a 
“necessity”), 6% for school supplies (“enrichment”) and 6% 
for food (“necessity"). Research suggests that these contri
butions may be particularly important among ethnically 
diverse, immigrant, and lower-income families (Lugo-Gil 
and Yoshikawa, 2006). Although the CE collects data on 
expenditures on others outside the sample household, it 
does not track outside contributions to the sample house
hold, nor does it identify immigrant status. Therefore, we 
are unable to account for outside contributions. Excluding 
these non-household contributions will underestimate 
expenditures. However, what is key is how these expendi
tures are associated with housing cost burden, which is an 
open question. It is possible that the addition of these con
tributions might shift expenditures upwards but not

13

14

3. Results

173.1. Sample description

As shown in Table 1, most spending on children, 
roughly $3000, is for child necessities, with one-quarter 
to one-fifth that amount for child enrichment, depending 
on whether child care is included or excluded. Combining 
necessities and enrichment, households spent somewhat 
more than $4000 per year, on average, on their children 
between 2004 and 2009. Spending on child care averages 
roughly $200 per year. Averages of each expenditure

15 We also include the category “other lodging expenses,” a miscenany of 
expenses (e.g., special security fees in condos and coops) that are relatively 
rare and nominal.

We include a larger number of measures in the first-stage propensity 
model but a more parsimonious set in the outcome models. For example, 
despite the volatile economy of the 2004 2009 period, year dummies were 
statistically insignificant in the first-stage and, therefore, were excluded 
from final models. Seasons do not need to be accounted for because sample 
members are observed across seasons, thereby capturing the seasonality of 
some expenditures. Household income is excluded both because eligibility 
restrictions on the sample capture a relatively narrow income range and 
because income is the denominator in the affordability indicator, housing 
cost burden.

Data in these descriptive estimates are weighted using the average of 
the CE's final quarterly weights for the periods included in the analysis.

16

13 Child care is a necessity for working parents, and an enrichment 
expense because many parents seek “developmentally appropriate educa
tional experiences for preschoolers" whether or not the parents are 
working (Hertz, 1997).

We estimate that roughly 6% of all expenditures m the 2006-2009 CE 
are imputed by 6LS. Most of these pertain to housing expenses. The fraction 
of imputed child expenditures is far smaller, 1% or less.

14

17
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lable 1
Univariate statistics, CE sample.

Mothers are about 33 years old, households average four 
persons, roughly 60% are minorities, and most live in large 
metropolitan areas with FMRs averaging $724. Housing cost 
burden is roughly normally distributed, though a larger pro
portion of the sample spends 60% or more of income on 
housing than spends 10% or less. Thus, approximately 3% 
of the sample spends 10% or less of income on housing at 
the low end, roughly 26% spending between 30 and 40% in 
the middle of the distribution, and about 16% spend 60% or 
more. Most mothers have a high school degree or less, and 
about 10% have at least a bachelor’s degree. Household in
come is roughly $25,000, about one-third of households re
ceive food stamps and 9% receive other welfare.

Given the transitory natuie of low income for many 
households, the restriction of the CL analysis sample to 
households with an average income at or below 200% of pov
erty across the 3-4 waves should provide a conservative test 
of the effects of housing affordability on child expenditures. 
CE households who are experiencing only a temporary de
cline in income may not cut back substantially on spending 
for their children. Even if they do, their expenditures may 
not fall as lew as those with persistently low income.

The correlations between housing cost burden and each 
set of expenditures are small, never reaching more than 
.05 (not shown). The essentially flat spending on child neces
sities likely arises because two key components of this 
expenditure category - food and health - are covered by 
safety net programs for the poor and near-poor (i.e., food 
stamps and Medicaid). The only exception is the3% of house
holds with housing cost burdens below 10%. This group 
spends roughly $500 more per year on necessities than vir
tually all other households. But this is also the group with 
the highest income in the sample, making it unclear whether 
their greater expenditures should De attributed to their 
higher income or greater housing affordability.

(S.D.)Mean

Outcomes 
Child necessities
Child enrichment (with child care) 
Child enrichment (w/o child care) 
Total child (with child care)
Total child (w/o child care)

$3150 (1779)
(1417)
(962)
(2909)
(2431)

$895
$552
$4395
$4068

housing affordability 
Average housing cost burden (HCB) 
HCB Distribution 

^10
>10 to <20 
20 to <30 
30 to <40 
40 to <50 
50 to <60

(22.9)40.4

3.3
11.9
21.5
25.1
147
7.8

60+ 15 7
$ 724Average fair market rent (231)

Background 
Head of households:

(7.9)Age 34.2
Education < high school 
Education = high school 
Education = some college 
Education * college grad 

Average family income 
Receive food stamps 
Receive welfare 
♦Children 
♦Aamts 
♦Wage earners 
Single parent 
%White 
%Black 
%Hispanic 
mother “ace
Owner occupied housing
Community Sr metropolitan characteristics
Crime/100,000 population
Natural amenities scale
Library expenditures per capita
Park expenditures per capita
SSMetropohtan vacant housing units
Metro population density/square mile
Region of country
Northeast
Midwest
West
South
Rural
Metro area population 
4 million+
1.2-4 million 
33-1.19 million 
125,000-329,999 
<125,000

30,8 (46.2)
(46.9)
(44.9) 
(27 .S) 
(12247)
(47.8)
(28.9) 
(1.18) 
(1.24)

32 8
27.9
8.5
$ 25332
349
9.2
2.32
1.94

(.72)1.36
(45.7) 
(43 0)
(40.8)
(47.3)
(21.3) 
(49,2)

29/7
40.2
21.1
33.9
4.8
45,0

18
(1750) 
(3.38) 
(19.7) 
(76 S)

4822
1.53
$27.7
$99.4

3.2. Multivariate models

(5.2)11.4
If child expenditures, and particularly enrichment 

expenditures, explain at least part of the inverted U- 
shaped relationship between housing affordability and 
children’s cognitive achievement, then child expenditures 
should follow a similar nonlinear form. Therefore, we use 
linear, quadratic, and cubed specifications of the relation
ship between housing affordability and expenditures on 
children, and determine the best-fitting functional form 
with a likelihood ratio test of the relative improvement 
in model fit as additional nonlinear terms are added (Sing
er and Willett, 2003; Kleinbaum et al., 1998). A cubic mod
el proves tc be the best fit for child enrichment 
expenditures, but neither child necessities nor total child 
spending requires a nonlinear formulation.

Table 2 summarizes the key results from the GLM mod
els using these formulations, and shows parameter esti
mates, standard errors for the policy variable, housing 
cost burden, and Wald tests of statistical significance.

(793)659

14.5 (35.2)
(39.1) 
(42 3) 
(49.6)
(30.2)

18.8
23.3
43.3
10.1

(44.3) 
(40.0) 
(31.5)
(41.4) 
(40.2)

26.7
19.9
11.1
21.9
20.3

Notes:
(1) Weighted estimates Unwe’ghted N = 3075.
(2) Monetary values expressed in 2009$.
(3) . FMR - fair market rent set by HUD for each housing market (see text 
for details).

19

category have large standard deviations because they are 
skewed in most cases by a few high values. In the case of 
child enrichment, however, the data are skewed by both 
high values and by the 12% of households with zero enrich
ment expenditures.

18 This low housing cost burden group also spends roughly $150 more per 
year on “luxuries" (e,g., tobacco) than those with 30% cost burdens.

Because the sample is not geographically clustered, there is no need to 
use clustered standard errors.

19



---------95% Cl

Predicted

------- +95% Cl

0
5 10 15 20 25 30 35 40 45 50 55 60 65 70 75 

Housing Cost Burden

Fig. IB. Predicted effects, CE spending on child enrichment (without 
child care), with 95% confidence intervals. Notes: 1. Sample limited to 
families with incomes <200% of poverty. 2. Unweighted N= 3075.

tors are race and receipt of food stamps. Being white (rel
ative to another race/ethnicity) is associated with $394 
additional dollars in child enrichment spending, while re
ceipt of food stamps is associated with a $179 decline in 
spending. Housing cost burden is the next most important 
predictor.
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Housing Cost Burden

Fig. 1A. Predicted effects, CE spending on child enrichment (with child 
care), with 95% confidence intervals. Notes: 1. Sample limited to families 
with incomes <200% of poverty. 2. Unweighted N= 3075.

(Complete results for all covariates are shown in Appendix 
Table 2.) Housing affordability is not a significant predictor 
of spending on child necessities or on total child expendi
tures. As just noted, safety net programs may explain, at 
least in part, the essentially flat expenditure pattern across 
the housing cost burden distribution. The multivariate re
sults suggest that the relationship between affordability 
and these two categories of spending are not affected by 
household characteristics or selectivity bias to any apprecia
ble degree.

By contrast, the relationship between housing afford
ability and child enrichment expenditures is statistically 
significant. Fig. 1A and IB plot the predicted child enrich
ment spending and its 95% confidence interval. The shape, 
again, approximates an inverted U, with expenditures 
increasing until a housing cost to income ratio of 30-35% 
for enrichment spending including child care and a ratio 
of about 25% for enrichment spending without child care. 
Spending on child enrichment then declines as the housing 
cost burden increases.20 The child enrichment expenditure 
curves approximate the concave plot of the relationship be
tween the two measures of children's cognitive achievement 
and affordability estimated in Newman and Holupka (2013), 
although the expenditure curves are shallower.

We assess the size of the association between housing 
affordability and enrichment spending by comparing the 
size of the affordability coefficient to that of other covari
ates in the GLM model. As shown in Table 3, mothers with 
at least a college education spend $1459 more per year on 
child enrichment (including child care) than parents with a 
high school degree or less education. Mother’s education is 
the most important predictor by far, explaining 80-90% of 
the variance in child enrichment spending. Moving beyond 
mother’s education, the next two most important predic-

20 The figure appears to show a slight upturn in the curves at a 75% 
housing cost burden. However, the predicted child enrichment spending at 
this part of the curve is within $9 of spending at a 60% cost burden when 
child care is included and within 90 cents of spending at a 60% cost burden 
when child care is excluded. The differences at 65% and 70% cost burdens 
are less than $10 in both cases.
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Table 2
GLM regression results: housing cost burden on child spending, CE sample.

Child necessities Child enrichment Total child expenditures

Without child careWith child care With child care Without child care

-.010
[.042]
(.819)

2.391
[1.665]

(.151)
-6.951
[3.567]

(.051)
5.105

[2.207]
(.021)

10.90

.081HCB 3.140 
[1.584] 

(.047) 
-7.151 
[3.393] 

(.035) 
4.693 

[2 097] 
(.025)

.054
[059]
(.168)

[.051]
(.283)

HCB*

HCB3

Wald test .05 1.907.33 1.15
.820 .012 .168.062 .283

Notes:
(1) Sample limited to families with incomes ^200% of poverty.
(2) Unweighted N-3075. Unweighted GLM regression.
(3) HCB = housing cost burden.
(4) Standard error in bracket [ ]; p-value in parentheses ().
(5) Wald test of likelihood that HCB = HCB2 = HCB3 = 0 (when HCB2 or HCB3 in model).
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Tahle 3
Odds ratios from child enrichment model, CE sample.

average of the correlation between race and child enrich
ment expenditures, on the one hand, and receipt of food 
stamps and child enrichment expenditures, on the other). 
Results indicate that the marginal effects are $35-$40 lower 
than those reported (roughly two -thirds to three-quarters as 
large). Thus, an increase in housing cost burden from 10% to 
30% would be associated with a predicted increase in spend
ing on child enrichment by $134, while a decrease in hous
ing cost burden from 60% to 30% would be related to a 
predicted increase in spending by $6?. These relatively small 
changes in expected spending or. child enrichment after 
adjusting for unobserved factors increases confidence in 
the multivariate result demonstrating that housing cost bur
den is associated with child enrichment spending.

Variable Odds
ratio

Difference from 
mean

GLM
coefficient

S= College 
Some college 
Primary parent 

white
Number of children 

3-17
Number of infants 
Primary parent age 
Receive food stamps

HCB 10 to 30%
% s= College 
%Some college 
%White 

HCB 60 to 30%
% > College 
%Some college 
%White

.966 2.63 $1459

.536 1 71 635
,365 1.44 394

.080 1.08 72

.079 1.03 72
-.013
-.219

.99 -9

.80 -179

1.19 170
11.7%
26.8%
42.2%

4. Discussionl.n 98
6.7%
15.4% 
25 0% Despite widespread agreement that affordability is the 

main housing problem facing lower-income families and, 
therefore, an important target for policy, empirical evi
dence on the effects of affordable housing on residents is

Appendix Table 1
Propensity Regression Results.

Notes:
(1) Sample limited to families with incomes <200% of poverty.
(2) Unweighted N ■= 3075. Unweightro GLM regression.
(3) For change in HCB. Odds Ratio = (Marginal at 30% HCB - Marginal at 
10/60% HCtJ)/(Marginal at 10/60% HCB).
(4) Mean spending on child enrichment = $895. “Difference from mean" is 
the difference in predicted spending on child enrichment based on ore SD 
change in covariate, change in value for dichotomous covariate, or change 
in housing cost burden compared to average spending on child 
er.ncr.ment

Variables Coefficient Robust SE P-value

Primary parent's
(0,0005)
(0.0147)
(0.0130)
(0.0136)
(0.6079)
(0.0083)
(0.0128)

Age -0.0001 
-0 0042 
-0.0589 
-0.0313 
-0.U009 
0.0068 
-0.0289

0.7 S3 
0.773 
0.000 
0.022 
0.914 
0.425 
0.023

Gencet
Education < High school 
Education • High school 
White

Receive food stamps 
Receive welfaie

Census region 
Midwest 
South 
West

Rural (BLS-defined)

Area population 
4 million+
1.2-4 million 
.33-1.198million 
125,000-329,999 

Year observed
2004
2005 
7005
2007
2008 

#Infants 
#Children 3 -17 
#Adults
Total family size 
#Wagc earners 
1 parent household 
Own Home
Home has air conditioning 
wBedrooms 
Smgle-family heme 
Poverty status 
Crime/100,0C0 population 
MSA/county FMR 
Constant 
Observations

The bottom panel of Table 3 presents the relationship 
between moving from a low housing cost burden of 10% 
to the 30% standard (roughly the inflection point for child 
enrichment spending, as shown in Fig. 1), and from a high 
housing cost burden of 60% to the 30% housing cost burden 
standard. The table indicates that moving from a 10% to a 
30% housing cost burden is associated with an increase in 
child enrichment spending by $170. This represents 43% 
of the increased spending associated with being white ver
sus another iace/ethnicity, and 95% of the decreased 
spending associated with receiving food stamps. Moving 
from a 60% to a 30% housing cost burden is associated with 
a $S8 increase in child enrichment spending. This amount 
is one-quarter of the increased spending associated with 
being white and 55% of the decreased spending associated 
with receipt of food stamps

(0.0131) 
(00131) 
(0.0125 7) 
(0.0155)

0.0090
-0.0153
-0.0045
-0.0742

0.492
0.245
0.723
0.119

(0.0169)
(0.0153)
(0.0155)
(0.0131)

0.0289
0.0352
0.0219
0.0171

0.088
0.022
0.161
0194

(0.G125) 
(0,0126) 
(0.0129) 
(0.0129) 
(0.0129) 
(0.0117) 
(C 0104) 
(0.0110) 
(0.0103) 
(0.0061) 
(0.0105) 
(0.0085) 
(0.0088) 
(0.0046) 
(0,0084) 
(0 0085) 
(0.0250) 
(0.0000) 
(0.0394)

-0.0247 
-0.0067 
0.C039 
-0.0032 
0.0023 
0.017.2 
0.0120 
0.0213 
- 0 0349 
-0 0436 
0.0736 
-0.0207 
-0.0004 
0.0304 
0.0660 
-0 2112 
0.0034 
0.0003 
0.6454 
3C75

0.048 
0.596 
0.763 
0.805 
0.856 
0.297 
0.247 
0.052 
0.001 
0.000 
0.025 
0016 
0.960 
0.000 
0.000 
0.000 
0.893 
0.000 
0 000

21

3.3. Sensitivity test

As noted, because the key weakness of the propensity 
score matching technique to address selection is that it ac
counts for observables only, we test the sensitivity of these 
results for the plausible effects of unobseived factors 
(VanderWeele and Arah, 20W)?1 We apply middle-giound 
assumptions: an effect size of 20 (the average of the effect of 
race and receipt of food stamps), and a correlation of .13 (the

21 These analyses are based on samples of owners and renters combined. 
Results do not change when renters and owners are analyzed separately. 
The inverted U-shaped ielationship between housing cost burden and child 
enrichment applies to both housing tenure groups.

VanderWeele and Arah (2011) indicate that this technique is not 
restricted to particular methods or functional forms.

R2 342
Adjusted R2 .33522

Note.Dependent variab'e = housing cost burden.
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Appendix Table 2
GLM regression results, CE sample.

Child enrich (with child 
care)

Child enrich (w/o child 
care)

Total (with child 
care)

Total (w/o child 
care)

Child
necessity

Housing Cost Burden 
(HCB)

-.010 3.140 2.391 .081 .054

(1.584)
[.047]

(1.665) (.059)
[.168]

(.042)
[.819]

(.051)
[.283][-151]

HCB squared -7.151
(3.393)
[■035]

-6.951
(3.567)
[.051]

HCB cubed 4.693
(2.097)
[.025]

5.105
(2.207)
[.021]

Predicted HCB ,876 -2.020
(1.653)
[.222]

-3.223
(1.84C)
[.080]

.245 .313
(467)
(.061)

(.649)
[.705]

(.557)
[.5751

Propensity stratum 2 -.065
(.053)
[.217]

.042 .158 -.034
(.074)
[.643]

-.036
(.063)
[.573]

(.196)
[.833]

(.211)

[.454]

Propensity stratum 3 -.059
(.063)
[.349]

.390 .466 .094 .061
(.231)
[.092]

(.249)
[.062]

(.088)
[.284]

(.076)
[.417]

Propensity stratum 4 -.032
(.072)
[.654]

.512 .695 .090 .077
(.263)
[.052]

(.287)
[.015]

(.101)

(.369)
(.087)
[.376]

Propensity stratum 5 -.076
(.081)
[.344]

.413 .790 .019 .018
(.295)
[.1611

(.321)
[■014]

(.113)
[.867]

(.097)
[.847]

Propensity stratum 6 .527-.117
(.089)
[.187

.763 .047 .018
(.324)
[.103]

(.351)
[.030]

(.124)
[.705]

(.107)
[.8671

Propensity stratum 7 .316-.094
(.098)
[.336]
-.086
(.108)
[,425|

.473 .017 -.011
(-117)
[.927]

(.354)
[.373]

(.385)
[.219]

(.136)
[.900]

Propensity stratum 8 .583 841 .081 .047
(.387)
[.131]

(.425)
[.048]

(.150)
[.588]

(.129)
[714]

Propensity stratum 9 -.153
(.119)
[.198]

.217 .546 -.081
(.166)
[.625]

-.076
(.142)
[.595]

(.428)
[.612]

(.467)
[.242]

Propensity stratum 10 -.195
(.131)
[-137]

.452 .837 -.068
(.183)
[.712]

-.076
(.157)
[.630]

(.470)
[■336]

(.516)
[.105]

Propensity stratum 11 -.247
(.145)
[.058]
-.285
(.161)
[.077]
-.318
(.178)
[.074]
-.307
(.200)
[.126]

.767.179 -.175
(.202)
[.386]
-.152
(.224)
[.496]
-.172
(.248)
[.489]
-.102
(.279)
[■716]

-.162
(.173)
[-349]
-.155
(.192)
[.420]
-.173
(.213)
[.416]
-.113
(.240)
[.636]

(.518)
[.730]

(.572)
[.1801

Propensity stratum 12 .480 .971
(.573)
[.402]

(.634)
[-125]

Propensity stratum 13 .352 .856
(.633)
[.578]

(.698)
[.220]
1.371
(.793)
[.084]

Propensity stratum 14 .777
(.715)
[.2771

Propensity stratum 15 -.422 .729 1.57S -.195 -.194

(continued on next page)
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Appendix Table 2 (continued)

Total (with child 
care)

Child
necessity

Child enrich (with child 
care)

Child enrich (w/o child 
care)

Total (w/o child 
care)

(.237)
[.075]

(.944)
[.095]

(.331)
[.556]
-.004
(.002)
[.006]

(.860)
[397]
-.013
(.004)
[.002]

(.284)
[.495]
-.002
(.001)
[.226]

Parent Age .003 .001
(.001)
[.024]

(.005)
[.753]

Parent educ.: HS .071 .536 .572 .204 .177
(.018)
[.000]

Child
necessity

(.069)
[.000]

Child enrich (with child 
care)

(.074)
[.000]

Child enrich (w/o child 
care)
1.029

(.026)
[.000]

Total (with child 
care)

(.022)

[.000]

Total (w/o child 
care)

Parent educ.: >High 
school

.147 .382.966 .349

(.030)
[.000]

-.093
(.018)
[.000]

(.120)
[.000]

-.333
(.073)
[,0C0]
-.043
(.058)
[.459]

(.042)
[.000]

-.103
(.025)
(.000)

(.113)
[.000]
-.219
(.068)
[.001]

(.036)
|.000[
-.108
(.021)
[.000]

Receive food stamps

fflnfants .207 .079 .173 .173
(.014)
|.000]

(.055)
[.153]

(.020)

[.000]

(.017)
[.000]

#Children 3-17 .300 .080 .127 .224 .242
(.007)
[.000]

(.026)
[.002]

(.028)
1.000]

(.010)

[.000]

(.009)
[.000]

White .098 .549 .143.365 .150
(.017)
[.000]
7.016
(.100)

[.000]
3075

(.078)
[.000]
5.896
(.432)
[.000]

3075

(.023)
[.000]

7.780
(.137)
[.000]

3075

(.063)
[.000]

6.667
(.397)
[.000]
3075

(.020)
[.000]
7.577
(.118)
[.000]

3075

Constant

Observations

Note:
GLM coefficient, standard error in parentheses, p-value in bracket.

lacking. This paper begins to address part of this gap with a 
focus on children. We explore expenditures on children as 
one possible mechanism that explains the inverted U- 
shaped relationship between housing affordability and 
children’s cognitive achievement (Newman and Holupka, 
2013). In particular, this earlier analysis finds that chil
dren's cognitive performance suffers in families with very 
high housing cost burdens, consistent with the conven
tional wisdom. But cognitive outcomes also suffer in fam
ilies with very low housing cost burdens, demonstrating 
that low housing cost burdens are not always “better.” It 
is rarely acknowledged that for low-income families, a 
low housing cost burden warrants concern because of its 
likely association with living in a poor quality housing unit 
and neighborhood (Conley 2001; Emrath and Taylor 2012; 
Grigsby and Bourassa, 2004).

This analysis of child expenditures produces an inverted 
U-shaped relationship between enrichment expenditures 
and housing cost burden, indicating that these expendi
tures are lowest when the fraction of income spent on 
housing is either very high or very low. This approximates 
the pattern observed by Newman and Holupka (2013) be
tween housing cost burden and child cognitive achieve
ment scores in reading and math. Thus, at least part of 
the explanation for the better cognitive outcomes of low- 
income children in the middle range of the housing cost 
burden distribution and worse outcomes at either end 
may be that parents with moderate cost burdens spend 
more on child enrichment than those with high or low cost

burdens. Consistent with the objective of enrichment 
goods and services, it is plausible that these expenditures 
contribute to the child’s cognitive development.

Beyond contributing to the knowledge base about hous
ing affordability mechanisms, this analysis, when coupled 
with the prior work on the effects of affordability on chil
dren, offers suggestive empirical evidence to support the 
30% rule-of-thumb for defining housing affordability in 
both government and private sector housing policies. Both 
suggest that the inflection point for children’s cognitive 
achievement and child enrichment expenditures occurs 
at roughly 30%.

The estimated effect sizes of this analysis also are suffi
ciently large to be meaningful for policy. Mother’s educa
tion is by far the strongest predictor, accounting for 
nearly 90% of the variance in child enrichment spending. 
Thus, its effect size overwhelms any other measure. The 
mother’s race and the family’s receipt of food stamps are 
the next strongest predictors and roughly in the range of 
housing affordability, so they provide a more level playing 
field for comparing effect sizes. Moving from a very low 
housing cost burden of 10% to the affordability standard 
of 30% is associated with an increase in child enrichment 
spending by an estimated $170. This is somewhat less than 
half the increase associated with race and nearly the same 
as receipt of food stamps (albeit in the opposite direction). 
While not a large amount, it is nonetheless sufficient to 
purchase books and games, and pay for some outings. 
Moving from a 60% housing cost burden to 30% is associ-



S.J. Newman, C.S. Holupka/Journal of Housing Economics 24 (2014) 89-100 99

ated with a more modest $98 increase in spending, which 
is about 25% that for race and somewhat more than half 
that of food stamps. But, again, it is sufficient for at least 
some educational purchases.

This analysis further suggests that housing cost burden 
is not simply a reflection of income. If it were, then we 
should see a monotonic decline in enrichment expendi
tures with increases in housing cost burdens because of 
the linear relationship between income and cost burden. 
That is, by definition, if housing cost is held constant, then 
housing cost burden increases as income declines. If the 
relationship between housing cost burden and child 
expenditures were only a function of income, which has 
a linear relationship with expenditures, then we would ex
pect a similar linear relationship with housing cost burden. 
Instead, housing cost burden has a nonlinear relationship 
to expenditures on child enrichment. Still to be determined 
is whether the fraction of income a family devotes to hous
ing reflects the tradeoffs the family makes, the personali
ties or other characteristics of family members, or 
additional features yet to be identified.

These results provide intriguing evidence that one rea
son why housing affordability affects children’s cognitive 
achievement may be the effect of housing affordability 
on family spending on their children, and particularly on 
child enrichment. An important agenda for future research 
is to extend this work to other age groups and outcomes. 
Results for younger and older adults and foi a wider range 
of outcomes would substantially strengthen the evidence 
base for future housing policy.
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provide a safe haven for criminal activity, and signal that fewer 
eyes on the street are monitoring criminal activity.

Although our analyses do not distinguish precisely between 
these different mechanisms, our detailed data permit a better 
understanding of whether and how foreclosures affect crime. Study 
of the relationship between foreclosures and crime has been pla
gued by endogeneity, with researchers unable to determine if fore
closures actually lead to higher crime rates or whether both are 
driven by underlying neighborhood decline. Our point-specific, 
longitudinal data enable us to sort out causal relationships more 
effectively and shed light on possible mechanisms.

Specifically, our main geographic unit of analysis is the block- 
face, or what is colloquially known as a block - an individual street 
segment including properties on both sides of the street. We com
pare changes in crime levels on blockfaces before and after homes 
on the blockface enter foreclosure to changes on other blockfaces 
in the same neighborhood that did not experience a change in fore
closure activity during the same time period. Given that crime 
trends are likely to be the same on other blockfaces in the same 
neighborhood, such a difference-in-differences model can identify 
if foreclosures lead to higher crime. Further, to bolster our confi
dence in a causal relationship, we also estimate models that con
trol for future foreclosure notices on a blockface. These future 
foreclosure notices will not yet affect crime, but they help to cap
ture differences in unobserved trends between those blockfaces 
where foreclosures tend to occur and those where they do not 
(Schuetz et al„ 2008).

0. Introduction

In the last few years, the mortgage foreclosure crisis has up
rooted millions of households and destabilized myriad communi
ties around the country. News stories have reported growing 
concerns about the effects of these foreclosed homes on surround
ing communities and on crime in particular.1 But we have little 
hard evidence that foreclosures actually lead to increased criminal 
activity. This paper aims to fill this gap by examining whether and 
how elevated rates of foreclosure affect different types of crime in 
the immediately surrounding area, using a unique dataset of point- 
specific, longitudinal crime and foreclosure data from New York City.

Foreclosures might affect crime in several different ways. First, 
they may lead to physical deterioration, which might signal a de
gree of complacency among neighborhood residents about social 
disorder and crime. Second, foreclosures may increase residential 
turnover and social disengagement, which may in turn weaken 
the informal social controls in a neighborhood that prevent crime. 
Finally, foreclosures may lead to prolonged vacancies, which 
change the costs of and payoff from building theft and vandalism,

* Corresponding author at: Robert F. Wagner Graduate School of Public Service 
and the Furman Center for Real Estate and Urban Policy, New York University, 295 
Lafayette Street, Second Floor, New York, NY 10012, United States.

E-mail addresses: ige2@nyu.edu (LG. Ellen), Johanna.Lacoe@nyu.edu (J. Lacoe), 
csharygin@urban.org (C.A. Sharygin).

1 Mummulo and Brubaker. 2008.
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To shed light on mechanisms, we consider different measures of 
foreclosure and explore whether particular types of crime are more 
sensitive to foreclosures. We also explore the diffusion of the effect 
of foreclosures on crime across space, examine whether effects are 
magnified in neighborhoods with high or low levels of baseline 
crime, ar.d consider whether concentrated foreclosure activity on 
a single blockface has a disproportionate impact.

In brief, while much of the association between foreclosures 
and crime is explained by both occurring on similar blockfaces, 
we find that marginal foreclosures on a blockface leac to a small 
number of additional crimes, with strongest effects found on vio
lent crimes. An additional foreclosure leads to around a 1% increase 
in crime on average. As expected, effects are largest for foreclosed 
properties that go all the way through the foreclosure process to an 
auction and either sell at auction oi revert to bank ownership. The 
effects of foreclosure extend to crime on neighboring blockfaces, 
but these effects are attenuated. Our results are robust to both 
OLS and negative binomial estimation. When estimating thresh
old-level models, we find that foreclosures typically have a signif
icant effect on crime only after there are at least three foreclosures 
on the block.

once the property becomes vacant. Our analysis differs in that our 
sample is considerably larger, our data are more detailed and in
clude a larger set of crimes, including non-felony, public order 
crimes, and finally, we use blockfaces rather than rings as the pri
mary geographic unit of analysis. By using rings, she imposes the 
assumption that a foreclosure will have an equal impact on crime 
across blockfaces within the ring. Criminological theories suggest 
that a foreclosure will have a stronger effect on its own blockface 
than on nearby blockfaces.

1.2. The impact of physical disorder and turnover on crime

Related research has investigated the relationship between 
physical disorder (such as litter, graffiti, and structural disrepair) 
and crime. Spelman (1993) studies the link between abandonment 
and crime by comparing crime on blocks with abandoned buildings 
to crime on a matched cohort of blocks without abandoned prop
erties in one neighborhood in Austin, Texas. Brown et al. (2004) 
study the association between physical disorder and police reports 
using cross-sectional data from a surveyor assessment of the phys
ical condition of the housing stock in randomly selected blocks 
within one Salt Lake City neighborhood. These studies find more 
reported crimes on blocks with abandoned buildings or other signs 
of physical disorder. However, neither of the studies addresses the 
endogeneity concern that increased crime may lead to disinvest 
ment, or that both crime and physical deterioration may be caused 
by underlying neighborhood weakness.

Other studies examine whether heightened turnover invites 
crime. For example, Xie and McDowall (2008) use longitudinal data 
to study the effect of residential turnover on household property 
crime victimization and find that neighborhoods with higher turn
over rates have higher rates of victimization.

1. Existing evidence

l.L The impacts of foreclosures on neighborhood crime

Only a few papers have explored whether foreclosures are 
linked to increases in crime. Using data from Chicago, Immergluck 
and Smith (2006b) find that higher foreclosure rates are associated 
with higher levels of violent crime in a given Census tract, but not 
higher levels of property crime. Because theii analysis is limited to 
a single cross-section of Census tract-level data on cnme and fore
closures, however, the authors cannot tell whether foreclosures 
actually lead to higher crime or if they simply tend to occur in 
areas with higher crime.

Clark and Teasdale (2005) find that subprime mortgage foreclo
sures have a significant, positive association with public order 
crime, which they define as the sum of all larceny, burglary, drug, 
and discrdeily conduct crimes. But the authors are unable to infer 
causality given that they examine foreclosures in Census tracts in 
Akron, Ohio during 20U1-2003 and a single cross section of crimes 
in 2003. In a national study of counties, Goodstein and Lee (2009) 
determine that a one percentage point increase in the 1-year 
lagged county Real Estate Owned (REO) rate is associated with a 
3% increase in burglaries per capita, controlling for demographic 
characteristics, macroeconomic conditions, law enforcement, and 
subprime lending. Although their data are longitudinal, counties 
are large, and the time-period they study is short. Thus, it is un
clear whether elevated foreclosures lead to crime or whether some 
changes in unobserved conditions lead to increases in both foreclo
sures and crime. Similarly, Kirk and Hyra (2012) study the connec
tion between foreclosures and crime in community areas in 
Chicago, which are relatively large neighborhoods comprised of 
about 10 Census tracts each. While the relationship between fore
closures and crime dissipates m their fully controlled models, com
munity areas may simply be too large to discern a very localized 
relationship.

Katz et al. (2011) conduct a census block level analysis of the 
impact of bank-owned ptoperties on crime in Glendale, Arizon, be
tween 2003 and 2008. They find that bank owned properties have 
a short term association with crime (approximately 3 months), but 
the direction of causality is again unclear.

In a study of foreclosures in Pittsburgh, Cui (2010) undertakes 
an analysis that is most similar to ours. Using point-specific data 
on foreclosures and crime, Cui finds that the number of violent 
crimes occurring within 250 feet of a foreclosed property increases

1.3. The impact of foreclosures on other community outcomes

While few researchers have studied the impact of foreclosures 
on local crime, several have examined other community outcomes. 
Most notably, a growing number of papers study the impact of 
foreclosures on neighboring home values (Immergluck and Smith, 
2006a; Scliuetz et al., 2008; Harding et al., 2009; Haughwout et al.. 
2009; Lin et ah, 2009; Rogers and Winter, 2009; Hartley. 2010: 
Wassmer, 2010, Campbell et al.. 2011; Gerardi etal.. 2012). The pa
pers vary in their methods but several use statistical techniques to 
demonstrate that foreclosures actually lead to reductions in with 
such reductions.2 However, while these papers persuasively demon
strate causality, few explore the mechanism through which foreclo
sures reduce property values. One exception is Gerardi et al. (2012), 
who find that estimated price effects are highly sensitive to the re
ported condition of the foreclosed property, suggesting that reduced 
home maintenance and investment by owners of properties in fore
closure play a large role in driving price effects.

2. Mechanisms

We model the relationship between foreclosures and crime by 
focusing on the decision-making process of potential offenders, 
borrowing from Becker’s theory of criminal behavior (Becker, 
1968) and the framework of routine activity theory commonly 
used in criminology research (Cohen and Felson, 1979). The 
assumptions of routine activity theory, which are that criminal acts 
require potential offenders, suitable targets, and the abser.ee of

2 Note that several other recent papers have used difference-in-difference regres
sion methods to identify the external effects of property characteristics on 
surrounding property values (Schwartz et al., 2006; Linden and Rockoff, 2008).
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violent crimes (Spelman. 1993).6 Vacant properties may also facili
tate certain types of property crime, such as theft of wires and appli
ances. That said, the payoff from stealing from vacant buildings may 
be lower than that from stealing from occupied buildings, because 
vacant buildings include fewer valuable and marketable items (e.g. 
jewelry, laptop computers, and other electronics). As a result, a lar
ger number of foreclosed properties on a block might actually reduce 
the number of targets or perceived payoff to property crimes and de
crease their number.

"capable guardians" who prevent crime, provide a set of theoreti
cal pathways through which foreclosures may affect crime by 
changing the expected payoffs and costs of committing crime.

The structure of a routine activities model most closely resem
bles search models of economic decision making (e.g. job search 
models oi consumer search models). Specifically, we assume that 
the population of potential offenders moves across blockfaces, with 
each potential offender encountering opportunities to commit 
crime.3 Each opportunity to commit crime presents a new optimiza
tion problem. Potential offenders in this model are rational agents, 
and commit crime if the payoff from the crime minus the cost of 
committing the crime exceeds the payoff from not committing the 
crime. The cost of not committing the crime is normalized to zero, 
and most of the cost of committing a crime is the perceived chance 
of being caught.4

Foreclosures potentially change the benefits and costs of com
mitting a crime on a blockface by affecting both the availability 
of suitable targets for criminal activity and the perceived presence 
(or absence) of "capable guardians" against crime. The foreclosure 
process varies across states, but lenders typically initiate a foreclo
sure (by issuing a notice of foreclosure or /is pendens) after a bor
rower defaults on his or her mortgage, or stops making payments 
for 90 days. Borrowers may default on their mortgages when they 
cannot afford mortgage payments and they cannot sell their home 
for a price that will cover the mortgage amount. Alternatively, 
some borrowers with negative equity may default because they 
recognize that they owe more than the home is worth, and their 
ties to the neighborhood are weak.5

An owner who receives a foreclosure notice from a lender may 
cut back on maintenance of her building or grounds either because 
she needs to save money to pay back arrears or Der.ause she ex
pects she will lose the property and no longer has an incentive to 
keep up its value. The visible deterioration of the property that fol
lows may signal to potential offenders that local residents are less 
invested in the block and less likely to intervene in or report crime, 
which decreases the perceived chances of being caught (Harcourt 
and Ludwig, 2006).

Foreclosures may also reduce the nunibei of‘capaole guardians’ 
01 monitors of public spaces in the neighborhood, as households 
with homes in the foreclosure process withdraw from the neighbor
hood, either due to stress or because they simply care less about the 
neighborhood once their financial investment in it is imperiled. Sim
ilarly, the elevated residential turnover that may result as owners 
sell or lose their homes, or as owner-occupied properties are con
verted to rental units may make it more difficult for local residents 
to recognize outsiders and to maintain the effective social controls 
(such as neighborhood watch associations) that help to cut off 
opportunities for crime (SamDson et al., 1997; Taylor, 1997).

The effects of foreclosures are likely to be magnified for proper 
ties that linger in the foreclosure process, as the problems resulting 
from reduced maintenance will mount. Further, properties that go 
through lengthy foreclosures are more likely to become vacant. 
Vacant properties clearly provide easy targets for vandalism and 
trespassing, and may also provide a safe haven for prostitution 
and drug-related crimes that can potentially lead to more serious,

3. Analysis: Differences-in differences model

3.1. Geographic unit of analysis

Our primary unit of analysis is the blockface, a street segment 
that is bounded by the two closest cross-streets, and which incor
porates buildings on both sides of tne street (see Fig. 1). We believe 
blockfaces are preferable to the more commonly used Census 
blocks (encompassing all buildings on the interior of a square city 
block bordeied by four street segments) because foreclosures are 
more likely to affect behavior and crime just across the street than 
around the comer (or two corners). Groff et al (2010) find that 
crime patterns vary widely across street segments in Seattle, rein
forcing the importance of using small-scale geographies in re
search on crime. We employed New York City street shapefiies 
and G1S analysis to create blockfaces, which are not captured in 
standard mapping shapefiies. These geographic units are very 
small - in New York City, there are over 96.000 olockfaces. We also 
map foreclosures and crimes to police precincts and Census tracts.

3.2. Baseline model and identification strategy

Empirically identifying the causal effect of foreclosures on 
crime is a challenge, as elevated crime on a block might reduce de
mand and prices and potentially trigger defaults and foreclosures 
as some borrowers find themselves in negative equity.7 * But since 
borrowers might need time to adjust their perceptions of block- 
face-level house prices and then to make the decision to stop making 
mortgage payments, and lenders generally must wait for the loan to 
enter formal default status (90 days past due) before issuing a fore
closure notice, this reverse-causal mechanism would likely take 
some time to unfold - so crime would not immediately lead to fore
closures. Perhaps more worrisome is the possibility that very local
ized distress (economic, social, or otherwise) might lead to both 
elevated crime and foreclosure activity.

We take several steps to address concerns about causality. First, 
we lag our foreclosure measures, which means that any confound
ing, iocalized distress would have to have led to elevated crime in 
the current quarter but elevated foreclosures in the prior six quar
ters. Second, we include blockface fixed effects to take into account 
pre-existing, time invariant, blockface-specific contributions to the 
payoffs and costs of committing crime, such as geographic features, 
proximity to commercial areas and transit, and the distribution of 
building and occupancy types.3 Further, we control for the charac
teristics of the neighborhood that change over time (such as house
hold structure, age, income, and other local socioeconomic drivers of 
mobility) by also including neighborhood-specific time trends 
(either police precinct by-quarter, or Census tract-by-quarter, 
depending on the specification) as fixed effects. Through including 
these neighborhood-by-quarter fixed effects, we capture most of 
the localized social and economic trends that might lead to both

3 Potential offenders are assumed to move around the city as a part of their routine 
activities, and so the costs of searching for a criminal opportunity (relative to not 
committing a crime) are zero.

4 This is a common result in the economic literature cp crime deter-ence; see 
Crogger, 1991.

5 Recent research suggests that such strategic cefault behavior is relatively rare 
See Bhutta et al., 2011.

6 Indeed, vacant properties may attract more lucrative or dangerous forms of
criminal activity (for example, a vacant building can house a drug lab, while a street
corner can only provide a ‘ retail" site), which might increase the seriousness of crime 
as well as increasing the amount of crime.

7 White (198S) shows that a failure to lower assessed values can accelerate the 
pace of abandonment.

8 We also estimate models without blockface fixed effects that include these 
measures directly.
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Fig. 1. Blockface geography.

elevated foreclosures and crime. As discussed below. Census tracts 
are quite small in New York City given the city’s high population 
density. The average Census tract in the city covers just 0 14 square 
miles and includes only 14 blocks and 29 blockfaces.

As for trends that are specific to the blockface, we include some 
attributes of blockfaces that change over time, which may reflect 
population and economic shifts, including changes in total unit 
counts, building demolitions and new construction, and new liquor 
licenses. Finally, in some models, we also include future foreclo
sure starts to control for unobserved trends on a blockface that 
might be correlated with both crime and foreclosures. If unob 
served trends in blockface-leve! economic distress or social cohe
sion are causing both foreclosures and crimes, then future 
foreclosure activity also should be correlated with current crime 
(through the effects of the unobserved, persistent trends).

Intuitively, then, our baseline empirical strategy in answering 
this question is to compare changes in crime levels on blockfaces 
experiencing an increase in foreclosure activity to changes in crime 
levels on nearby blockfaces that are not experiencing an increase in 
foreclosures, but are located within the same small neighborhood 
(defined as a police precinct or Census tract). Specifically, we esti
mate the following model:

extent possible ciime reports that were initiated solely by police 
officers.9 Thus, our data are less affected by any monitoring bias.

On the right hand side of the equation, Xj,nt_i is a measure of fore
closure activity in the previous quarter on blockface £>; Zbnt repre
sents our set of time-varying blockface characteristics (including 
total units) to control for other observable changes in the blockface 
over time that might affect the payoffs and costs to comm'tting 
crime; TnC is a vector of fixed effects indicating the quarter for each 
neighborhood n, which controls for crime, policing, and other trends 
in the neighborhood; Bb are blockface fixed effects, which control for 
time-invariant differences between blockfaces with more and less 
foreclosure activity; and ebnt is the random error term.

As noted, we proxy for neighborhoods with both police pre
cincts and Census tracts. While the Census tract-by-quarter vari
ables allow us to control for trends in a smaller geographic area, 
there are also good arguments for using police precincts. First, 
policing .s managed in New York at the precinct level, and thus 
controlling for precinct time trends will capture any differences 
in trends in policing practices or crime reporting across precincts. 
In addition, Census tracts are quite small in New York City given 
the city's high density and thus the comparison group of blockfac
es with a Census tract is limited and potentially affected by a given 
foreclosure too (which may bias our estimated coefficients towards 
zero). Thus, we generally show both sets of results.

Finally, to further test the direction of causality, following Schuetz 
et al. (2008) and Campbell et al. 12011), we estimate the relationship 
Detween past foreclosure starts on the blockface and crime while also 
controlling for future foreclosures on the blockface (a count of the 
number of foreclosure starts in the 18 months following the quarter 
for which wc measure crime). Specifically, we estimate:

ybnt = a + PXbnt-l + ^6nt+1 + jZbnt + Tnt + Bb + Bbnt

Foreclosure notices issued 18 months in the future (Xb„t+i) 
should pick up unobserved trends in the blockface that might be 
correlated with both foreclosures and crime, but not have any di
rect effect on criminal activity today (ybnt)-

Yhnt ~ a + /?Xe„t-l + ytbnt + T„t + 5„ + 8bnt 10

where yint is the level of criminal activity on blockface b in neigh
borhood n and quarter t. We focus primarily on simple counts of 
crimes per quarter, rather than rates, in part because we do not 
have quarterly population estimates for blockfaces, but we control 
for the number of units on a blockface in a given quarter to capture 
any changes in density.

Note that our use of crime counts instead of crimes per capita 
will bias our estimated coefficients towards zero if foreclosures 
lead to reductions in the population, since our estimates will 
understate the tiue impact of foreclosures on victimization risk 
by not accounting for the reduction in population. Similarly, to 
the extent that a smaller population means fewer people available 
to report crime, any reporting bias will also be in the direction of 
not finding an effect. It is possible that policing strategies have 
changed in response to the foreclosure crisis, and that areas with 
high foreclosure activity are more heavily monitored by the police. 
Hov/ever, our dataset of crime reports are those initiated by com
plaints made by crime victims and observers, and excludes to the

3.3. Additional analysis

Our paper addresses five secondary questions as well. First, we 
examine what types of crime are most sensitive to foreclosures by 
re-estimating the above equation separately for violent, property,

9 False or prank calls are not filec as official crime complaints, and are not included 
in cur data. It is possible that some of tne drug crime reports were initiated by police 
officers but they are likely a minority.

10 The full set of results is available from the authors upon request. To estimate 
models with more than one high-dimensional fixed effect we use the Stata command 
“reg2hdfe" developed by Guimaraes and Portugal (2010).



tween 2004 and 2008. 1 This detailed dataset includes the spatial 
coordinates of each reported crime, along with its date, time, and of
fense category (shewn in Table 1). We used GIS procedures to assign 
each crime to various levels of geography, including police precincts, 
Census tracts, and blockfaces.12 Many of the X/Y coordinates of 
crimes are geo-coded to the middle of the street, or literally on the 
border of two Census blocks (and often two Census tracts). These 
crimes do not pose a problem for our analysis, because they clearly 
occur on a single blockface. We assign the 20% of crimes that take 
place at intersections to multiple blockfaces, as they could be af
fected by conditions or. all adjoining blockfaces. We randomly assign 
the 19% of crimes that take place on a blockface on the border of two 
Census tracts to one tract or the other. Although we have the exact 
date of both crimes and foreclosure notices, we aggregate crimes 
to quarters, as sample sizes do not permit shorter time periods for 
blockfaces.
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Fig. 2. Blockface-level crime distribution versus Poisson, negative binomia! 
distributions. 4.2. Mortgage foreclosure data

and public order crimes. As noted above, we expect larger effects 
on public order and violent crimes than on property crimes. Sec
ond, we test whether impacts on crime vary depending on the out
comes of the foreclosures. Specifically, we compare results of 
regressions using several distinct measures of foreclosures ranging 
from a simple count of foreclosure notices issued to properties on 
the blockface in the past 18 months to a count of properties headed 
to foreclosure auctions or in bank ownership. These measures are 
discussed in greater detail below. Third, we explore whether ef
fects of foreclosure extend beyond the blockface on which the fore
closure occurs (blockface i). To do so, in modeling crime on 
blockface j, we include both a variable capturing a count of recent 
foreclosure notices issued on blockface i and a variable capturing 
the number of foreclosure notices recently issued on the blockfaces 
that are contiguous to blockface i. Fourth we explore whether im
pacts depend on the initial level of crime in the neighborhood by 
estimating models separately in the lowest and highest crime 
quartiles of police precincts. Finally, we examine whether there 
is a threshold level of foreclosures that triggers crime by modeling 
foreclosure counts using a set of categorical variables to capture 
the intensity of foreclosure activity.

In New York State, a mortgage foreclosure is initiated when the 
foreclosing party files a legal document, called a lis pendens, in the 
county court.13 We use foreclosure filing data from 2003 to 2010 ob
tained from a private vendor, the Public Data Corporation.14 Note 
that many properties that receive foreclosure notices do not go to 
auction; owners are able to cure those foreclosures through paying 
back arrears, receiving a modification, or selling quickly to a new 
owner. Despite this, most researchers simply use data on foreclosure 
notices, failing to distinguish between foreclosures that are quickly 
resolved and those that are completed. In New York, the foreclosure 
process is lengthy, and some properties that go to auction linger in 
the foreciosure pipeline for months and even years. Thus, we expect 
that properties that go all the way to auction are more likely to expe 
rience disinvestment and periods of vacancy than the properties 
whose owners are able to quickly resolve their foreclosures.

We use data from the New York City Department of Finance’s 
Automated City Register Information System (ACRIS) to try to dis
tinguish among foreclosures that are completed and those that ap
pear not to be, by tracking property transactions that occur 
following the foreclosure filing, including deed transfers such as 
arms-length sales, auction sales, and reversion to lender owner
ship, or Real Estate Owned (REO), status. Fig. 3 shows the overall 
trend in lis pendens over the years in our study period, while 
Fig. 4 shows the distribution of outcomes of those foreclosure no
tices 3 years after issuance. As the total number of lis pendens in
creases over time, so does the share that make it all the way 
through the foreclosure process and go to auction.

We are able to construct and test three different measures of 
foreclosure activity. First, and most simply, because the foreclosure 
process in New York City typically lasted about 18 months during 
our study period, we count the total number of properties on a 
blockface that entered foreclosure in the prior 18 months, or six 
quarters. We call this measure “cumulative foreclosure starts.”

3.4. Negative binomial model

The fine-grained nature of our data presents some potential pit
falls for estimation. Specifically because blockfaces are such small 
geographic units, there are a substantial number with quarters 
when no crimes in our chosen categories occur. As shown in 
Fig. 2, this skews the distribution of crime levels towards zero, vio
lating the normal distribution assumption and making it likely that 
an ordinary least squares regression will be a poor fit for the data, 
especially for models of violent crime. We address this issue by 
estimating the above relationship using a negative binomial model 
(following Sampson et al. (1997), and Osgood (2000) in their stud
ies of neighborhood crime). These models estimate the relationship 
between foreclosure activity and crime using a different distribu
tional assumption for the underlying empirical relationship than 
the standard linear model, and arguably provide a better fit for 
our data (see the Appendix for more detail on estimation.).

11 The NYPD assigns each incident a unique identification number, therefore there 
are not duplicates based on multiple reports of the same incident.

There are 76 police precincts, 2246 census tracts, 36,601 census blocks, and 
96,933 blockfaces in New York City. We limit our sample of blockfaces to those that 
have at least 1 building, and that are able to be matched to the New York City 
Department of Finance’s Real Property Assessment Database (RPAD) data about 
property characteristics, resulting in a sample of approximately 89,000.

Beginning in September 2008, mortgage servicers were required by New York 
State law to issue pre-foreclosure notifications to borrowers with high-cost loans 
90 days in advance of issuing a foreclosure notice. However, this law was not in effect 
for the majority of borrowers during our time period of analysis.

A lis pendens may be filed for many reasons, unrelated to a mortgage foreclosure. 
The Furman Center uses a variety of screening mechanisms to identify lis pendens 
related specifically to mortgage default. Details on the procedures used to identify 
mortgage defaults and REO transfers are available in Armstrong et al. (2010).

2

4. Data sources 1 3

4.1. Crime data
14

Under an agreement with the New York City Police Department, 
we have obtained point-specific data on all crimes initiated by vic
tim or bystander complaints and reported in New York City be-

/.C. Ellen et alf Journal of Urban Economics 74 (2013) 59-70 63

observed proportion 
poisson prob

— neg binom prob

f 
<=>

.6
A

Z
0

Pr
op

or
tio

n



»■

LG. Ellen et al./Journal of Urban Economics 74 (2013) 59-7064

Table 1
Crime categories.

25000

Count(2004- Percent
2000008)

UCR Part I violent crimes 
Felony assault 
Homicide (negligent)
Vehicular homicide (negligent)
Murder and non-negligent manslaughter
Rape3
Robbety
Total violent

UCR Part I property crimes
Arson
Burglary
Grand larceny
Grand larceny of motor vehicle 
Petit larceny
Petit larceny of a motor vehicle 
The ft-fraud 
Total property

Public order crimes 
Assault 3 
Burglar’s tools 
Criminal mischief 
Criminal trespass 
Dangerous drugs 
Dangerous weapons 
Disorderly conduct 
Fraudulent accosting 
Harassment 2 
Loitering
Possession of stolen property 
Prostitution
Other offenses (Penal law, public order, public 

safety)
Total public order

140,480 32.6
484 0.1 15000

0.061
2647
7950

279,518
431,140

0.6
1.8

1000064.8
100.0

500011,092
121,071
359,675
129,595
578,414

1123
30,680

1,231,650

0.9
9.8
29.2
10.5 0
47.0 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
0.1
2.5 Fig. 3. Lis pendens filings in New York City (2000-2010).
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a The geographic locations of sexual crimes such as rape are omitted from our 
data and therefore are not included in the analysis.
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Second, we construct a measure of “active foreclosures,” which 
captures the number of properties that we Deiieve remain in the 
foreclosure process. We assume a piopeity is in the foreclosure 
process if it meets one of three criteria: (a) it has received a fore
closure notice within the last 18 months and has not resold to a 
new owner1J; (b) it received a foreclosure notice more than 
18 months ago but we know that it is still in the foreclosure process, 
as we observe that it will be put up for auction in the future; or (c) it 
is in lender ownership (REO status) after going through a foreclosure 
auction. Note that we use property sales data through 2011 to iden
tify auction sales foi properties receiving foreclosure notices be
tween 2003 and 2008. While this allows for a 3-year lag between 
the notice and an auction, given the lengthy foreclosure process in 
New York, we could potentially be undercounting active foreclosures 
at the end of our time period (by wrongly assuming that some prop
erties may have cured the feredosuie and will never go to auction). 
This undercounting would likely bias us against finding an effect.

Finally, we also separately identify one particular subset of ac
tive foreclosures: those properties that either will go to auction 
or have already gone to auction and have reverted to lender own
ership, or REO status.15 This group of properties are the most likely

Fig. 4. Outcomes of lis pendens, within 3 years of the lis pendens, by year of LP 
filing, through Q.4,2010. (Data through November 30.2011. Historically, many REO 
properties experience dramatic lags belween the transfer date and the recording 
date We expect this number to rise when all the data has been recci ded by the city 
register. Transfer category includes other deed transfer, arms length sale or deed in 
lieu.)

to be vacant and neglected and thus theoretically should have the 
largest impact on crime on the blockface.

4.3. Control variables

As noted, we also control for several, time-varying characteris
tics of blockfaces that may affect the likelihood of both foreclosures 
and crime occurring in that place. These include the total number 
of residential units on a blockface, measures of new construction or 
demolitions (created from permit data from the New York City 
Department of Buildings), and the numbei of active liquor licenses 
for a bar or alcohol purveyor on the blockface in a given quarter 
from the New York State Liquor Authority.

To describe the structural characteristics of blockfaces, we draw 
on time-invariant blockface level variables from the New York City 
Department of Finance's Real Property Assessment Database 
(RPAD)- the number cf religious buildings, store buildings, and 
the number of vacant lots. We also report measures of the compo- 
srtion of the tesidential housing stock from RPAD: the number of 
single family, two-to four family, and multifamily buildings with

17

15 Note that some of these foreclosures could ‘cure’ in less than 18 months through 
means other than arms-length sales, but we unfortunately have no data on loan 
modifications or payment of arrears. We assume here that a foreclosure is ‘cured’ 
after 18 months if we see no auction of the property during our time period (which 
will range from 3 to 8 years depending on when notice is first issued).

This group essentially omits from the active foreclosure group properties that 
received a notice in the last 18 months but that never go to a foreclosure auction (at 
least during the timeframe of our data). The owners of these properties likely find 
some way to cure the foreclosure.

16

17 Our measure excludes liquor licenses granted to grocery stores and drug stores. 
Note that our results are unchanged when we estimate models without liquor 
licenses, new construction, or demolitions.
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Table 2
Average time-invariant characteristics of blockfaces. Source: Real Property Assess
ment Database (RPAD), 2008.

measure of active foreclosures, and Panel C presents results from 
our models using a count of all active foreclosures, and a count 
of the active foreclosure properties that are on the way to auction 
or in REO. The first column in every group shows results control
ling for precinct-by-quarter fixed effects while the second shows 
results from regressions that include Census tract-by-quarter fixed 
effects.

The estimates of the impact of cumulative foreclosure starts on 
total crime, violent crime, and public order crime are statistically 
significant in the models that include precinct-by-quarter fixed ef
fects. Wnen we include Census tract time dummies instead, the 
coefficients on total crime and violent crime retain statistical sig
nificance, while the coefficient on public order crimes falls just be
low the standard of statistical significance (t-statistic = 1.94). Our 
models predicting total and public order crime explain about 75% 
and 87% of the variation in blockface level crime, as compared to 
only between 41% and 47% of violent crimes.18 As noted, these re
sults use standard errors clustered at the police precinct level (when 
we include precinct-by-quarter fixed effects) and at the Census tract 
level (when we include Census tract-by-quarter fixed effects). Note 
also that this weaker result for property crime is consistent with 
our theoretical predictions, as foreclosed properties - especially 
when they sit vacant as they change ownership or go to auction - 
may be less attractive targets for theft.

When we turn to active foreclosures, the results are very similar 
in both significance and magnitude. This lack of difference in re
sults may be driven by the fact that few of the foreclosure starts 
are resolved through sales or other means. Alternatively, foreclo
sure starts themselves may generate residential turnover that 
destabilize communities.

As expected, Panel C suggests that the properties headed to auc
tion are the properties that most affect crime and particularly pub
lic order crimes. Because there ate not many of these properties, it 
is difficult to estimate a precise impact, but the results are instruc
tive. When we include the count of properties on route to auction 
or in REO, the coefficients on the active foreclosure measure fall in 
magnitude and lose significance, and the coefficients on the auc 
tion/REO measure are about two to four times larger than the esti
mated coefficients on active foreclosures in panel B and are 
significantly different from zero in all of the precinct-by-quarter 
models (except for property crimes). When we include Census 
tracr-by-quarter fixed effects, they remain statistically significant 
in the regression of public older crimes. In other words, foreclosure 
filings that go all the way through the process and result in an auc
tion appear to have larger effects on neighborhood crime than fore
closure filings that are resolved in other ways.

As for effect sizes, the OIS results suggest that an additional ac
tive foreclosure in the prior quarter is associated with a 0,7% in
crease in total crime, a 1.4% increase in violent crime, and a 0.7% 
increase in public order crimes.20 The auction results indicate larger 
effects: an additional property headed to a foreclosure auction on a 
blockface leads to a 1.4% increase in total crime, a 2 6% increase in 
violent crimes, and a 2.6% increase in public order crimes.

Average characteristics LP activity (2008)

All0 1 2 Si-
Mean number oc IPs 
Number of buildings 
Share single family 
Share 2-4 family 
Share 5+ family 
Share co-ops 
Share condos 
Share mixed use buildings 
Share residential units 
Share non- residential units 
Number of churches 
Number of store lots 
Number of vacant lots 
Number of blockfaces

0 1 2 5.46 0.82
9.47 15.43 17.90 25.69 12.44
34% 42% 42% 38% 36%
30% 45% 34%42% 52%
11% 6% 5% 5% 9%
2% 0% 0% 2%0%

3% 1% 1% 1% 2%

8% 6% 5% 3% 7%
81% 92% 94% 85%96%
18% 7% 6% 4% 15%
C.07 0.09 0.080.08 0.14
0.30 0.21 0.19 0.19 0,27
0.32 0.48 0390.40 0.75
45,526 7987 4004 6752 64,269

five or more units, the numoei of cor.dos and co-ops, and the share 
of building square footage on the blockface that is of commercial 
use.

4.4 Descriptive statistics 14

Table 2 shows the time-invariant characteristics at the block- 
face level, and compares the characteristics of blockfaces with no 
foreclosure activity during our 5-year period to those that experi
enced one, two, and three or more foreclosure filings. The vast 
majority of blockfaces (71%) did nor experience a foreclosure filing, 
which is perhaps not surprising given the small size of blockfaces. 
On the other hand, 10.5% of the blockfaces experienced three or 
more foreclosure filings

Table 2 reveals distinct differences in the structural characteris
tics of blockfaces that experienced higher levels of foreclosure 
activity. Blockfaces with more foreclosed properties had moie 
buildings overall, a greater proportion of 2-4 family residences, 
and fewer large (5 plus family) and mixed use buildings. Com
pared to the mean across all blockfaces (the last column), blockfac
es with any foreclosures during the period were home to more 
churches fewer stores (a higher share of units were residential), 
and more vacant lots Overall, there seem to be some distinct dif
ferences in the blockfaces that experienced differing levels of fore
closure activity, underscoring the importance of including 
blockface fixed effects in our model.

Table 3 presents the average, time-varying characteristics 
across blockfaces for each yeai in our time frame. On average, 
the mean number of crime complaints decreased over time, while 
foreclosure activity increased as the economic crisis deepened. The 
mean number of cumulative foreclosure starts (in the previous 6 
quarters) increased in 2007 and 2008 after fluctuating between 
2004 and 2006, while the mean number of active foreclosures in
creased starting in 2006 and matched the mean number of cumu
lative foreclosure starts in 2008, indicating that a substantial 
portion of foreclosures initiated in the later years of our time per
iod were headed to auction or had entered REO and had not been 
sold to a new resident or landlord by 2008.

5.2. Future foreclosures

To bolster confidence that our results capture a causal relation
ship between foreclosures and crimes, we run a set of regressions 
that estimate the relationship between past foreclosure starts on

5. Results

5.2. Baseline results
18 Past research finds that patterns of more serious crimes are more difficult to

explain.The results of our baseline regression analyses are found in the 
three panels of Table 4. Panel A presents estimates from models 
using the cumulative count of foreclosure starts in the past 
IS months, Panel B shows the results from our models using our

19 Models estimated on a sample excluding properties in Manhattan yields almost 
identical results to the full five-borough sample.

Effect sizes are calculated as the estimated coefficient divided by the mean 
number of crimes (by type) per blockface-quarter.

20
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Table 3
Average, time-varying characteristics of blockfaces.

Average characteristics Total2004 20062005 2007 2008

Total crime complaints 
Violent crimes 
Property crimes 
Public order crimes 
Cumulative foreclosure starts 
Active foreclosures 
Auctions and REOs 
Total units 
Liquor licenses 
Demolition permits 
New building permits 
Number of blockface-quarters

2.56 2.49 2.47 2.482.47 2.39
0.27 0.27 0.26 024 0.22 0.25
0.79 0.75 0.71 0.720.69 0.68
1.26 1.25 1.27 1.31 1.27 1.27
0.17 0.17 0.220.16 0.24 0.35

0.140.13 0.12 0.21 0.35 0.19
0.03 0.04 0.05 0.060.08 0.11

47.9847.54 4839 48.76 48.77 48.28
0.01 0.04 0.040.03 0.05 0.06
0.01 0.01 0.01 0.010.01 0.00
0.03 0.03 0.03 0.04 0.02 0.03
257,196 257,008 257,184 257,240 1,285,676257,048

Table 4
OLS regression results.

Total crime Violent crimeVariables Property crime Public order crime

0) (2) (3) (4) (5) (6) (7) (8)

A Regression of crime on cumulative foreclosures starts, by crime type 
Cumulative foreclosure starts 0.00383*

(0.00160)

-0.00000453
(0.00000826)

0.0265*' 0.0180“ 0.00539*
(0.00233)

-0.00000266
(0.00000692)

0.0140“
(0.00471)

0.0000455
(0.0000239)

0.00322
(0.00246)

-0.0000235’
(0.0000117)
1,285,636
0.834

0.00112
(0.00222)

-0.0000291
(0.0000191)

0.0100
(0.00516)

0.0000427
(0.0000252)

(0.00811) (0.00687)

Total units 0.0000228
(0.0000136)

0.00000856
(0.0000219)

1,285,636
0.852

1,285,636
0.470

1,285,636
0.849

1,285,636
0.775

N 1,285,636
0.866

1,285,636
0.412

1,285,636
0.750R-squared 

Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

YesYes Yes Yes Yes Yes Yes Yes
Yes No Yes Yes No YesNo No

Yes NoNo No Yes Yes No Yes
PrecinctTract

B. Regression of crime on active foreclosures, by crime type 
0.0276"
(0.00883)
0.0000228 
(0.0000136)

Precinct Precinct Tract PrecinctTract Tract

0.00357*
(0.00182)
-0.00000452
(0.00000826)

0.0163* 0.00560*
(0.00260)
-0.00000266
(0.00000692)

0.0143”
(0.00537)
0.0000455
(0.0000239)

Active foreclosures 0.00335
(0.00272)

-0.0000235’
(0.0000117)

0.000923
(0.00256)
-0.0000291
(0.0000191)

0.00856
(0.00557)

0.0000427
(0.0000252)

(0.00751)

Total units 0.00000858
(0.0000219)

1,285,636
0.852

1,285,636
0.866

1,285,636
0.412

1,285,636
0.470

1,285,636
0.834

1,285,636
0.849

1,285,636
0.775

N 1,285,636
0.750R-squared 

Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

Yes Yes Yes Yes Yes YesYes Yes
No YesYes Yes No No Yes No

No Yes No Yes No Yes No Yes
Precinct PrecinctTract Precinct Tract PrecinctTract Tract

C. Regression of crime on active foreclosures and auctions, by crime type 
Active foreclosures 0.0170 0.00226

(0.00201)
0.00296
(0.00319)

0.00187
(0.00623)

0.00966
(0.00834)

0.00348
(0.00263)

0.000870
(0.00301)

0.00487
(0.00590)(0.0105)

0.0527*
(0.0258)

0.0000228
(0.0000136)

0.0105”
(0.00388)

-0.00000266
(0.00000693)

1,285,636
0.412

0.0468*
(0.0211)

0.0000455
(0.0000239)

0.0336*
(0.0165)

0.0000427
(0.0000252)

Auctions 0.0334
(0.0209)

0.00000861
(0.0000219)

1285636
0.866

0.00658
(0.00453)

-0.00000452
(0.00000826)

0.00196
(0.00711)

-0.0000235’
(0.0000117)

0.000269
(0.00624)

-0.0000291
(0.0000191)

Total units

1285636
0.852

1,285,636
0.470

1,285,636
0.834

1,285,636
0.849

1,285,636
0.775

N 1,285,636
0.750R-squared 

Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

Yes Yes Yes Yes YesYes Yes Yes
Yes NoYes No Yes No Yes No

No Yes No Yes NoNo Yes Yes
Precinct Precinct PrecinctTract Tract PrecinctTract Tract

Models include demolition permits, new building permits, and liquor licenses. Standard errors in parentheses. 
' p < 0.05.

’* p<0.01. 
p< 0.001.

the blockface and crime while also controlling for a count of the 
number of foreclosure starts in the 18 months following the quarter 
for which we measure crime. As presented in Table 5, the coeffi
cient on the number of future foreclosure starts is statistically 
insignificant in all but one model.21 These results provide sugges

tive evidence that the Census tract-by-quarter fixed effects are con
trolling for most of the unobserved trends that affect both 
foreclosure activity and crime (for total, violent, and property 
crimes) over time on the blockface. More importantly, the coeffi
cients on past foreclosure starts retain their magnitude and statisti
cal significance in all models when future foreclosure starts are 
included (the coefficients in property crime models remain insignif
icant). That said, in the public order crime model (the one model in 
which the coefficient on future foreclosure starts is statistically sig-

21 For simplicity, the remaining tables only show results with Census tract-by
quarter fixed effects, but results are the same when we include precinct-by-quarter 
fixed effects instead.
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Table 5
Robustness checks.

DV: Total crime Public orderTotal crime Violent Property

(2) (5) (7)(1) (3) (4) (6) (8)
Reference Reference Reference ReferenceFuture

foreclosures
Future
foreclosures

Future
foreclosures

Future
foreclosures

Impact of future foreclosure starts on total 
Cumulative foreclosure 

starts

crime
0.0190” 0.00340'0.0175' 0.00382* 0.0115*0.00111 0.000738 0.00953

(0.00163)

-0.00201
(0.00146)

-0.000006
(0.00000791)

(0.00227)

-0.00178
(0.00223)

-0.000031
(0.0000200)

(0.00689) (0.00706)

0.00722
(0.00576)

0.000004
(0.0000238)

(0.00160) (0.00222) (0.00517) (0.00529)

0.00937’
(0.00435)

0.000044
(0.0000258)

Future foreclosure starts

Total units 0.000004
(0.0000237)

-0.000006
(0.00000790)

-0.000031
(0.0000200)

0.000044
(0.0000258)

Observations 
R-squared 
Blockface FE 
Tract * Quarter FE 
Clustered SE

1,282,780
0.866

1,282,780
0.470

1,282,780
0.849

1,282,780
0.849

1,282,780
0.775

1,282,780
0.866

1,282,780
0.470

1,282,780 
0.775

Yes Yes YesYes Yes Yes Yes Yes
Yes Yes Yes Yes Yes Yes Yes

Tract
Yes

Tract Tract TractTract Tract Tract Tract

Models include demolition permits, new building permits, and liquor licenses. Standard errors in parentheses. 
’ p < 0.05.

” p<0.01.
*"p< 0.001.

Table 6
Negative binomial regression.nificant), the difference between the coefficients on lagged and fu

ture foreclosure counts is not statistically significant
Variables 0)
Regression of total crime on cumulative foreclosure starts 
Cumulative foreclosure starts 0.0108"'

(0.00124)
0.0000735’"
(0.00000803)
2.326’”
(0.00747)

5.3. Negative binomial results

Total unitsModeling crime at the micro-neighborhood level raises the con
cern that the dependent variable may not be normally distributed 
across geographic units or time. As shown in Fig. 2, the distribution 
of crime across blockfaces follows a non-normal distribution. 
Therefore, we also estimate a negative binomial model to account 
for the concentration of observations on the left tail of the crime 
distribution. Table 6 presents the results of our negative binomial 
models of the impact of cumulative foreclosure starts on total 
crime. All of the models have likelihood ratios well above the crit
ical chi-square values, allowing us to reject the null hypothesis that 
the model is not explaining the variance in crime. The coefficient 
on cumulative foreclosures remains statistically significant. Our re
sults are also robust when we estimate negative binomial versions 
of regressions with alternative foreclosure measures.

Constant

Observations 
Log likelihood 
Blockface FE 
Quarter FE

1,192,144
-1604713.8
Yes
Yes

Model includes demolition permits, new building permits, and liquor licenses. 
Standard errors in parentheses.

’ p < 0.05.
“p<0.01.

*” p< 0.001.

22 5.5. Precinct crime activity and nonlinear results

One might expect that the relationship between foreclosures 
and crime would differ depending on the underlying level of crime 
in a neighborhood. To investigate this question, we divide police 
precincts into quartiles based on their crime rate in 2003, and sep
arately estimate the effect of foreclosure on total crime at the 
blockface level in the highest and lowest crime precincts.23 This 
interaction model, presented in Table 8, provides some evidence that 
effects are larger in precincts with moderate and high levels of crime. 
The coefficient on the interaction between foreclosures and low 
crime precinct is negative and statistically significant, suggesting 
that any effect of foreclosures on crime is smaller in low crime 
neighborhoods relative to the effects in higher crime precincts. Sim
ilarly, we also find that properties on their way to an auction have a 
significantly larger impact on crime in the highest crime precincts 
(not shown).

5.4. Spillover effects on neighboring blockfaces

As noted, we also explore the diffusion of the effect of foreclo
sure on crime by examining the degree to which foreclosures from 
neighboring blockfaces affect crime on a given blockface. Table 7 
presents results showing that a foreclosure start issued on an adja
cent blockface is positively and significantly associated with crime 
on a blockface, but the effect is smaller than that for a foreclosure 
start that is issued to a property on the same blockface. Thus, the 
effects of foreclosures on crime do not appear to simply reflect a 
displacement of crime from neighboring blockfaces to the block- 
face with foreclosure activity. It is still possible of course that fore
closure activity is attracting crime from blockfaces that are further 
away, and that there is no net impact of foreclosure on crime in lar
ger geographic areas. Fully addressing the question of whether 
foreclosures generate or displace crime will require further 
investigation. 23 The mean crime rate in 2003 in the lowest quartile is 18.9 crimes per 1000 

residents, and the mean crime rate in the highest quartile is 82.9 crimes per 1000. 
Population figures are aggregated to the precinct level from weighted Census tract 
population estimates from 2000.

22 For all remaining tables, results for alternative foreclosure measures and all crime 
types are available from authors upon request.
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Table 7
Spillover effects of foreclosures on neighboring blockfaces.

Our analyses thus far assume that foreclosures have a linear ef
fect on crime. As noted, however, there may be threshold effects 
such that one foreclosure occurs with little notice but several 
may signal that the block’s social networks are unraveling. In Ta
ble 9, we estimate models with categorical variables for blockfaces 
with 1, 2, or 3 or more foreclosures in a given quarter by crime 
type. The reference category is zero foreclosures in a given quarter. 
We see some evidence of non-linearity for cumulative foreclosure 
starts. Foreclosure activity only appears to be linked to subsequent 
crime when there have been three or more foreclosure notices is
sued on a blockface. We see little evidence of threshold effects 
when looking at active foreclosures and auctions, however.

(1) (2)

Regression of total crime on cumulative foreclosure starts 
Cumulative foreclosure starts (central 

blockface)
0.0251" 0.0191"

(0.00796)

0.0146"*

(0.00696)

0.00955”Cumulative foreclosure starts (contiguous 
blockfaces)

(0.00381)

0.0000228
(0.0000137)

(0.00332)

0.00000833
(0.0000219)

Total units

Observations 
R-squared 
Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

1285636
0.852

1285636
0.866

Yes Yes 6. Conclusions and policy recommendations
Yes No
No Yes

Using more detailed spatial analysis than previous researchers, 
our results suggest that foreclosures lead to elevated crime on the 
blockfaces where they occur, and have more modest effects on 
crime on neighboring blockfaces as well. Estimated effects are rel
atively small (around a 1% increase in crime for an additional fore
closure on average), but consistent with theoretical predictions, 
they are larger for violent crime than for property crime, and they 
appear to be largest for properties that are in REO or on their way 
to a foreclosure auction. We find that effects of foreclosures are 
greater in higher crime neighborhoods, and effects may be height
ened when foreclosure activity is concentrated.

While our results only cover New York City, we expect that they 
are generalizable to other cities. New York City includes a large and 
diverse set of neighborhoods, and many of them are similar to 
other cities in the country in terms of the nature and quality of 
the housing stock, density, and neighborhood demographics. In
deed, most foreclosures in New York City have taken place in 
neighborhoods outside of Manhattan with high concentrations of 
single-family and two- to four-family homes. If anything, we sus
pect our results may understate the impact of foreclosures in other 
cities that have been harder hit by the foreclosure crisis and where 
fewer of the foreclosures are resolved through arms-length sales or 
other means.

It is worth underscoring that our identification strategy does 
not allow us to determine net increases in overall crime in a city

Precinct Tract

Models include total units, demolition permits, new building permits, and liquor 
licenses. Clustered standard errors in parentheses.

* p < 0.05.
“ p<0.01.

"* p< 0.001.

Table 8
Interaction models (quartiles of precinct crime activity).

(1) (2)

Regression of total crime on cumulative foreclosure starts 
Cumulative foreclosure starts 0.0379'**

(0.0101)
-0.0287*
(0.0134)
-0.0125
(0.0365)

0.0312**
(0.00955)
-0.0277’
(0.0119)
-0.0292
(0.0342)

Cumulative foreclosures * Low Crime Precinct (Ql)

Cumulative Foreclosures * High Crime Precinct (Q4)

Observations 
R-squared 
Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

1285636
0.852

1285636
0.866

Yes Yes
Yes No
No Yes
Precinct Tract

* Quartiles are based on the precinct crime rate per 1000 population in 2003.

Table 9
Blockface threshold models.

Variables Total crime Violent crime Property crime Public order crime
(i) (2) (3) (4)

Regression of crime on cumulative foreclosures starts, by crime type 
1 Cumulative foreclosure (avg. = 1 foreclosure) 0.00356

(0.00978)

0.0267
(0.0178)

0.0715’
(0.0287)
0.00000855
(0.0000219)

0.000436
(0.00250)

0.00671
(0.00499)
0.0147*
(0.00730)
-0.00000453
(0.00000826)

—0.00568
(0.00398)

0.00106
(0.00661)

0.00710
(0.00973)

-0.0000291
(0.0000191)

0.00590
(0.00731)

0.0121
(0.0135)
0.0414
(0.0219)
0.0000427
(0.0000252)

2 Cumulative foreclosures (avg. = 2 foreclosures)

3+ Cumulative Foreclosures (avg. =3.99 foreclosures)

Total units

Observations 
R-squared 
Blockface FE 
Precinct * Quarter FE 
Tract * Quarter FE 
Clustered SE

1,285,636
0.866

1,285,636
0.470

1,285,636
0.849

1,285,636
0.775

Yes Yes Yes Yes
No No No No
Yes Yes Yes Yes
Tract Tract Tract Tract

Models include demolition permits, new building permits, and liquor licenses. 
Standard errors in parentheses.
Omitted category is zero foreclosures.

* p < 0.05.
**p<0.01.

***p< 0.001.
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or metropolitan area. Our results may not suggest a net increase in 
new crimes - the increases in crime on blockfaces that we find to 
be associated with foreclosure activity on that blockface and neigh
boring blockfaces may be roughly matched by corresponding de
creases in crime on surrounding blockfaces. Thus, our results do 
not necessarily imply that cities reeling from the foreclosure crisis 
are at risk of increases in overall crime - but they do suggest that 
police and residents should closely monitor the blocks and neigh
borhoods that were disproportionately affected.

estimating a model which allows for a more flexible specification 
of the variance structure, using a quasi-maximum likelihood 
estimation technique. This model retains the structure of the 
Poisson regression model, but adjjsts the standard errors, which 
are assumed to be proportional to the mean as follows:

Var(Y|x) = <r2E(Y|x)

When a2 = 1, we have the standard variance assumption. When 
o2 > 1, we have overdispersion, and when a2 < 1, we have underdi
spersion (which is less common). It is relatively straightforward to 
compute the estimator for a2:Acknowledgments
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where uf represents the set of estimated residuals.
Finally, the negative binomial model is commonly used as a 

generalized form of the Poisson model that deals effectively with 
the overdispersion problem. Following Gardner et al. (1995) and 
Osgood (2000), the negative binomial distribution is expressed as:

PM =y,) = [r(y, + tp)/y,r(<p)]/[qr$nq> + 2,) <p-y i

where r is the gamma function (a continuous version of the facto
rial function above) and cp is the reciprocal of the residual variance 
of the crime levels. Essentially, the negative binomial adds a ran
dom term to the variance estimator to reflect between-block differ
ences. The negative binomial likelihood function is

ProbfY =y„|xit) = [D(0 +yit)/r(y„ + l)r(0)]rf(1

where 2ir = exp(xjt/3) and rit = Xitj{6 + 2it), and the conditional mean 
function is

£[y,-r l*it] = exp (4/J) = 2it.

In a negative binomial model with fixed effects, the likelihood func
tion is

Appendix A. Nonlinear models

r/t)9,The geographic detail of our analysis presents some potential 
pitfalls when deciding on the ideal functional form. Particularly 
when focusing on subcategories of crime, the use of blockfaces as 
geographic units makes it likely that there will be a substantial 
number of quarters where no violent or property crime occurs. This 
skews the data towards zero, violating the normal distribution 
assumption and making it likely that a least squares regression 
would be a poor fit for the data. Another issue is heteroskedasticity. 
Regardless of the level of geography - blockface, Census tract, or 
police precinct - the variance of errors is likely to be dependent 
on the population size. Given our very small geographic units, zero 
crime counts are also going to be more frequent in the areas with 
small populations.

Criminologists have frequently used Poisson regression models 
to deal with each of these issues (Osgood, 2000; Sampson et al„ 
1997). Poisson models are veiy commonly used in research on 
criminal careers (for example, counts of recidivism events or the 
amount of time to recidivism), but these models are increasingly 
used for the analysis of aggregate crime rates, as in our case. The 
basic Poisson regression model is expressed as:

X[ —

where 2,- is the expected event count and the right-hand side is the 
sum of the products of each explanatory variable. The key distribu
tion assumption is that

P(Y, =y,) = e-^f/y,!
- the probability of any observed outcome follows the Poisson dis
tribution. As in the linear model, we can include blockface and 
time-varying fixed effects as independent variables.

It is also fairly simple to account for group-specific heteroske
dasticity in Poisson regressions, since the underlying model does 
not depend on a homoskedastic variance assumption. However, 
overdispersion may be a problem if the data do not fit the above 
distribution assumption, and the residual variance is greater than 
2,-. Overdispersion can occur when crime events are not indepen
dent of each other. This is likely to be an issue at very small 
geographies, given that the same person could be committing 
several crimes. To address this problem, Osgood (2000) suggests

r,
Prob yn,y,7,--y,7, Yy< =

r=l
Tj Tj

r 1+5> r 1+£2it
c(y,-t + y,-t) 

W +yit)f(xit)'
1=1 [=1 n!1c=ir,- T/

t=1r=i

with conditional mean function

E[Yf|x,'] = 0fcopt0/t - exp(a,<5pt)<j>it = 2ipt = exp(xjt/? + a, + Spt).
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1. Introduction be a reflection of available amenities and economic opportunities. 
Fichera and Gathergood (2016), also using UK data, find that house 
price increases have a positive effect on a homeowner's self- 
assessed general health and non-chronic health conditions. 
Recent related studies have also shown effects of foreclosure and 
mortgage indebtedness on individual health (Currie and Tekin, 
2015; Yilmazer et al., 2015; Clayton et a!., 2015; Downing, 2016).

In this paper, we contribute to the nascent literature on the 
relationship between house prices and health by providing evi
dence from Australia. Our empirical methodology exploits signifi
cant and exogenous variation in house prices in Australia from 2001 
to 2015 to estimate the effect of variation in housing wealth on 
health using fixed effects panel data methods. Our identifying 
assumption is that the geographic variation in the scale and timing 
of house price movements is conditionally exogenous to health.

The available data allow us to explore the changes in individual's 
health-related investments and behaviours and hence examine 
potential mechanisms by which house prices lead to changes in 
health. Moreover, we contribute to the international literature by 
examining the link between health and wealth in the unique 
Australian economic context. The characteristics of the Australian 
housing market and household balance sheets imply that the 
impact of house price changes will be particularly salient to 
Australian households. This is for two main reasons. First, as shown 
in Fig. 1, between 1988 and 2016 household debt, and in particular, 
housing debt, as a proportion of annual household disposable

The precise causal relationship between wealth and health has 
been heavily debated by health economists in the last 20 years. 
Although a positive correlation is well established in the data, there 
is no unanimity on the main direction of causality (see Benzeval 
and Judge, 2001; Meer et al., 2003; Smith, 1999) and some have 
questioned whether there is a causal effect at all (see, for example, 
Adams et al., 2003).

The critical challenge in studying this relationship is identifi
cation: ensuring that the estimated wealth effects are not plagued 
by reverse causality or omitted variables (such as genetics or family 
background). Given this complication, one strategy pursued by 
Lindahl (2005), Gardner and Oswald (2007), Kim and Ruhm (2012), 
and more recently Apouey and Clark (2015), involves the use of 
lottery wins or inheritances as a source of exogenous variation in 
wealth to explore the relationship between wealth and health. A 
related strand of the literature uses the plausibly exogenous vari
ation in house prices to assess the effects of wealth on health 
outcomes. Ratcliffe (2015) shows that increases in local house 
prices in the UK have a positive effect on mental health. However 
this cannot exclusively be attributed to a wealth effect but may also
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https://doi.Org/10.1016/j.socscimed.2017.09.008 
0277-9536/© 2017 Elsevier Ltd. All rights reserved.

http://www.elsevier.com/locate/socscimed
mailto:rebecca.edwards@sydney.edu.au
https://doi.Org/10.1016/j.socscimed.2017.09.008


K. Atalay et al. / Social Science & Medicine 192 (2017) 36-48 37

Household Debt as a proportion of annual household disposable income: 1988-2016
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Fig. 1. Household Debt as a proportion of annual household disposable income: 1988-2016. 
Source: RBA Statistics, Table E02, net HD1 derived from ABS Cat. No. 5206.0

income more than doubled Furthei, while the rate of growth was 
faster in the mid-1990s and early 2000s, household debt has 
continued to rise since the Great Financial Crisis (GFC). Moreover, 
Australian housing debt ratios are relatively high Dy international 
standards (Organisation for Economic Co-operation and Develop
ment OECD, 2012). Australian house prices have experienced a 
prolonged increase over the same period, with only a slowing in the 
rate of growth since the GFC. Indeed, Australia was high on the 
OECD's list of countries with overvalued house prices in the mid- 
2000s (OECD, 2005) and remains so (OFCD, 2017). Second, 
compared to many other developed countries, Australia has a high 
level of home ownership (67% in 2015 - marginally higher than in 
the US and UK) high levels of mortgage debt, and in contrast to the 
US, most mortgages are adjustable rate mortgages (Radarinza et al., 
2016). Australian households also show a higher marginal pro
pensity to consume out of their illiquid assets than households in 
either the US or UK (Aron et al., 2012).

We find that a plausibly exogenous increase in local house prices 
improves the physical health of outright home owners, suggesting a 
positive wealth effect. At the same time, the higher housing prices 
are associated with a decline in the psychological wellbeing of 
renters. Oui results are stronger when we restnct our analysis to 
household heads. This suggests that our results do reflect a true 
wealth effect as household heads are more likely to be impacted by 
the financial implications of the housing price variation while other 
household members are more likely to benefit only from changes in 
local area amenities or economic conditions that may be reflected 
in housing prices Heterogeneous impacts are also observed across 
genders. A positive wealth effect on the physical health of outright 
owners is documented for males but no significant effect is 
oaserved for females. Health improvements are also observed in 
the body mass index (BMI) and appear to be partially driven by 
health-related investments and behaviour. As a result of the posi
tive wealth shock, outright owners appear to spend more time in 
home production and exercise more often.

This paper is organised as follows. Section 2 describes the 
possible links between house prices and health. Section 3 discusses 
the empirical methodology Section 4 describes the data and

presents key summary statistics. The results are presented in Sec
tion 5. Section 6 concludes.

2. House prices and health

While there is a broad consensus about the existence of an as
sociation between house prices, household wealth and individual 
health, there is less agreement about its cause. The literature 
identifies tnree main potential mechanisms by which an increase in 
household wealth due to higher house prices affects individual 
health.

First, an unanticipated increase in wealth may lead directly to an 
increase in consumption (Muellbauer and Murphy, 1990; Campbell 
and Cocco, 2007) or health-related investment and a reduction in 
hours of work (Zhao and Burge, 2016) for homeowners. We expecr 
that this wealth effect on outright owners is larger than that for 
mortgaged owners. For mortgaged owners, the positive wealth 
shock may be offset by larger than anticipated mortgage re
payments if the household plans to upgrade their housing in the 
future. Depending on the size of the repayments, many may be 
forced to make trade offs, such as increasing hours of work, 
reducing leisure and consumption, or compromising on housing 
quality and suitability. Indeed, studies show that homeowners with 
large mortgage debts work longer hours than those without such 
debt (see Fortin (1995), Del Boca and Lusardi (,2003), Bottazzi 
(2004) and Atalay et al. (2016), for studies of homeowners in 
Canada, Italy, UK and Australia, respectively). This suggests that 
collateral constrained mortgagors may not be able to translate the 
wealth gains to health investments. On the contrary, renters may 
feel the downside of positive house price shocks via two channels. 
First, renters will face increased rental payments if there is a high 
correlation between house prices and rental rates Second, if 
renters are seeking to progress up the housing ladder and obtain 
ownership, higher house prices may make this transition to home 
ownership more difficult. Indeed, recent research shows that 
housing affordability and stress has a detrimental effect on the 
financial wellbeing and mental health of Australian renters 
(Bentley et al. 2011; Mason et al., 2013).
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Second, local area amenities and economic prospects are 
important determinants of the correlation between house prices, 
health and wellbeing. House prices may reflect individual valuation 
of the quality of amenities within an area such as the level of 
community involvement, proximity to schools/transport/services, 
and degree of safety. If so, house prices will be positively correlated 
with area amenities and individuals residing in areas with better 
amenities will on average be healthier both physically and psy
chologically. By the same token, prosperous areas with better la
bour market conditions and potential for business growth 
command higher property prices due to positive macroeconomic 
conditions, and residents of those areas benefit from higher income 
expectations and lower income uncertainty. Since individuals of all 
tenure categories within a local area experience the same quality of 
amenities and economic opportunities, the direction of their 
health-related responses will be similar if that is indeed the un
derlying factor. It is important to control foi these local area ame
nities and economic conditions in order to extract the true wealth 
effect of a change in housing prices on health.

Finally, reverse causality occurs if individuals with poorer health 
have lower income-earning capacity and ate forced to relocate to 
areas with lower house prices, either due to an inability to meet 
rental or mortgage payments or are forced to downsize in order to 
consume out of their housing wealth- In contrast, individuals who 
are physically and psychologically healthier on aveiage attain 
higher income and may be more optimistic about future employ
ment opportunities as well as the selling price of their current 
property. Consequently, they may tend ta gravitate towards areas 
with more employment opportunities and higher house prices. As a 
result moving activity may affect the observed correlation between 
hot.se prices and health.

In summary, we expect the impact of housing wealth shocks on 
individuals' health to depend on their tenure status. Homeowners 
experience direct wealth gains and losses from house price ad
justments. If these changes in wealth are perceived (and we next 
discuss evidence to suggest that indeed they are perceived), they 
may cause changes in the consumption or labour supply behaviour 
of homeowners, or in both. Moreover, these wealth changes may 
affect homeowners’ health via their impact on psychological stress 
and behavioural patterns associated with health investment, con
sumption or labour choices. On the other hand, although renters 
experience the same local area economic conditions as home 
owners, the changes in wealth resulting from the housing price 
adjustments are expected to have the opposite impact on renters in 
comparison to homeowners.

In Australia using our main estimation sample, we observe that 
homeowners (both outright and mortgagors) are indeed aware of 
the changes in locai housing prices: for every 1 percent increase in 
local housing prices, owners report higher valuations of their own 
home by 0 74 percent. They are also more likely to report feeling 
financially satisfied and prosperous given their current financial 
needs when they observe house price increases. Similarly, renters 
report higher rental rates by 0.11 percent for every 1 percent in
crease in local house prices and when their rent rises they are less 
likely to report feeling prosperous. These findings indicate that the 
wealth effects of housing price adjustments are salient foi 
Australians

On a related point, the existing evidence on the effect of wealth 
shocks on health also shows neterogeneous impacts on mental and 
physical health. It is straightforward to imagine an association be
tween house price changes and mental health. Accordingly, exog
enous wealth shocks provided by lottery prizes, inheritance oi 
policy changes appear to have a diiect impact on mental wellbeing 
(Gardner and Oswald, 2007; Apouey and Clark, 2015). However, a 
priori there are also reasons to expect that wealth shocks may affect

housenold behaviour and hence an individual's physical health. 
Lindahl (2005) and Van Kippersluis and Galama (2014) find that 
wealth shocks do also have an effect on health investments and 
health related behaviours and hence can have an effect on physical 
and general health. It is elucdating tc consider the mechanisms 
that may be at work here. First of all, recent work in the labour 
literature has shown that variation in house prices has wealth ef
fects on labour supply (Disney and Gathergood, 2014; Atalay et al., 
2016; Klein, 2016; Zhao and Burge, 2016). Changes in labour supply 
and leisure can be expected to have health effects: reduced work 
hours lead to increases in sleep (Biddle and Hamermesh, 1990) 
which is linked to better physical health (Sparks and Cooper, 1997; 
Spivey, 2010). It is also possible that housing wealth changes have 
an impact on health enhancing activities, namely, physical exercise 
and home food production. Regular exercise is clearly linked to 
physical health improvements (Petersen and Pedersen, 2005; 
Williamson and Pahor, 2010). UK findings show that house prices 
affect physical health (Fichera and Gathergood, 2016) but not 
psychological health (Fichera and Gathergood, 2016; Katcliffe, 
2015). Our paper complements this recent literatuie by looking at 
both the physical and mental health measures available in our data 
as well as measures of health-related investments and behaviours.

3. Empirical methodology

Oui econometric model disentangles the pure wealth effect 
from the other mechanisms discussed above by: (i) allowing for 
heterogeneous impacts across different housing tenure status; (ii) 
controlling for macroeconomic shocks using time dummies; (iii) 
including controls for local level economic conditions; and (iv) 
addressing concerns of omitted variable bias and reverse causality 
associated with mobility by using fixed effects for each individual 
interacted with the local area of residence . Accordingly we estimate 
the following equation-

Health,ct — op -F 05 0,ct + + b, HPa x 0,>t + ^HPct x M,cf

+ P3HPct x Rict +Xkty + <5] Unempct 

+ 62AvgIncomect + </>t + pic + eict

(1)

wheie O,-
individual i living in local area c (we use the local government area 
(LGA)) in year t is an outright owner, mortgaged owner or renter 
(either private or public housing renter), respectively. The reference 
group for the tenure status indicator variables is renters, interaction 
terms of house prices with tenure status are included because 
house prices will have differential effects on health depending on 
tenure status as discussed above. It is important to note that the 
effects of tenure status on health (not the house price effects) are 
measured by the combination of the coefficients on the tenure 
status indicator variables (aj. a?) and the interaction terms (bi, dz 
and 03) and the constant (a0 )• HPct represents the log cf the median 
house price in area c (the LGA) in year t. We use the median house 
price at the LGA level as a proxy foi self-reported house prices 
Decause self-reported house prices may be endogenous to indi
vidual health if individuals with better health are more likely to 
choose to renovate or prepare their homes for sale. Further, self- 
reported house prices may suffer from measurement error (see 
Benitez-Silva et al. (2015) for evidence that homeowners over
estimate the value of their houses). The LGA is the smallest 
administrative district and the third and most local tiei of gov
ernment in Australia.

Xic: is a set of time-varying socio-economic characteristics and 
control variables. For our preferred specification we include all

Mia and Rict are indicator variables indicating whetherlet
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demographic controls and individual level income and labour 
market status controls (see the notes to Table 2 for the full list of 
variables). In Section 5.1 below, we explore a series cf different sets 
of contiols before presenting the results for our preferred 
specification.

The identifying assumption in Equation (1) is that local median 
house price variation across EGAs over time is exogenous to indi
vidual health conditional on tne individual-LGA fixed effects, the 
year fixed effects, the vector of time-varying control variables Xkt 
and the local area unemployment rate and average income. Our 
identifying variation is the local variation in housing prices relative 
to national trends. As discussed in Section 2, we expect that re
sponses to changes in housing wealth will vary by housing tenure 
status. Thus, our specification allows the response to differ by 
housing tenure status. We estimate Equation (1) using (within) 
fixed effects estimation and use a linear estimator throughout. 
Standard errors are clustered both at the individual and LGA level.

The two variables Unempa, the unemployment rate, and 
Avglncomea, the area average wage and salary income, control for 
local area labour market conditions in the LGA c in year t. Local 
macroeconomic conditions may move in tandem with local house 
prices and hence it is crucial to control for them. In addition, to 
capture macroeconomic shocks and time effects, year fixed effects, 
0t, are used. pic are individuarLCA fixed effects, also used in Ratcliffe 
(2015). By including these fixed effects we allow for differences in 
the effects of local area amenities and person-specific characteris
tics which are time-constant, such as family background and ge
netics, but also allow for individuals’ health to vary following 
moving. This approach is more appropriate than separately using 
individual and LGA fixed effects as it controls for effects associated 
with individuals’ relocation. Neverthe'ess, our results are robust to 
the use of individual and LGA fixed effects separately (results 
available upon request from authors).

0.3 people per square kilometre respectively. For more than half of 
those LGAs not in our sample, the data ori median house prices is 
also not available in the RP Data historical house price dataset. Very 
few observations (approximately 480 or 0.1% of our potential 
sample) are lost due only to the unavailability of LGA house price 
data and we find that after flexibly controlling for age, there is no 
significant difference between the health of these individuals and 
of those in our estimation sample.

Data on local labour demand sourced from the Australian Bu
reau of Statistics (ABS) National Regional Profile series are also 
matched to our HILDA data by LGA. These data comprise local area 
unemployment rates and average wage and salary earnings at an 
annual frequency by LGA.

HILDA contains rich information regarding individual health. 
Our main health measures are derived from the 36- item Short Form 
Health Survey (SF-36) an internationally tested and widely used 
tool for measuring health (Hemingway et al., 1997). Butterworth 
and Crosier (2004) show that the SF-36 data in HILDA are psy- 
chometrically sound, with high consistency, validity and reliability 
In each wave, HILDA respondents were asked 22 questions con
cerning their physical health and 14 questions regarding their 
mental health in the last four weeks. The physical health measures 
are grouped into four scales (physical functioning, role-physical, 
bodily pain and general health). Similarly, the mental health mea
sures are also divided into four scales (social functioning, role- 
emotional, vitality and mental health). These eight scales are pro
vided in a standardised form in a range between 0 and 100 in the 
HILDA data, with higfier scores indicating better health. We 
generate a physical health measure for each observation by calcu
lating an average of the four physical health scales, and we similarly 
calculate another measuie from the tour mental health scales. The 
Online Appendix provides further details. It is important to note 
that these SF 36 measures, like many other self-assessed health 
measures, are designed to capture health flows rather than an in
dividual's stock of health (for further discussion, see Muliahy, 2016).

In addition, we have measures of seif-assessed health, health 
satisfaction, the number of conditions and the respondent’s BMI. 
We use these variables as additional outcome variables of interest 
to support our main results and to check the robustness of our main 
findings on physical and mental health. More specifically, each 
respondent was asked to report his/her health on a five-point scale 
of excellent, very goon, good, fair and poor. We generate a binary 
indicator for subjective very good health that is equal to one if an 
individuals' self-assessed health is excellent or very good, and equal 
to zero otherwise. Respondents were asked to select a number 
between 0 and 10 to indicate their satisfaction with their health. 
Accordingly, when the respondents were more satisfied, the 
number that they selected was higher. From 2003 HILDA collects 
information on a range of long term pnysical and mental medical 
conditions (full details are in the Online Appendix). From these 
responses we construct a count measure (taking a value 0—17) 
based on the number of long term conditions reported by the 
respondent. Finally, BMI is derived from self-reported height and 
weight and is available from 2006.

Summary statistics are presented in Table 1. Across the sample, 
respondents have an average age of 46 years. Just over 54 percent 
are female. Some 78 percent are married or cohabiting, with an 
average of 0.96 children in the household. The average annual 
household income is $110,000 (in 2015 Australian dollars), 73 
percent of respondents are in the labour force and respondents 
work an average of 27 hours per week. Turning to their housing 
tenure status, across all ages, some 73 percent are owner-occupiers, 
either outright or with a mortgage. The average local area median 
house price is approximately $450,000. The summary statistics of 
the SF-36 health measures show that the average physical health

4. Data and summary statistics

We use data from the Household, Income and Labour Dynamics 
in Australia (HILDA) Survey for our analysis. Beginning in 2001, 
HILDA is a nationally representative household panel survey in 
Australia that annually collects information on economic well
being, labor market dynamics ana family dynamics. We use the 
first fifteen waves (2001—2015) of the unconfidentialised H1I DA 
dataset. We focus on individuals aged between 20 and 75 years in 
the 2001—2015 sampling period. We exclude observations with 
missing information on the core variables of this study. Out final 
sample is an unbalanced panel consisting of 130,000 observations 
for around 19 000 individuals. Ethical approval is not required as 
we conduct secondary analysis on de-identified HILDA data.

Housing-related information such as tenure, the self-reported 
value of resiaentia! properties and mortgage debt held, is 
collected in every wave. As noted above, an important concern is 
measurement error in self-repoi ted property values. We correct for 
this by using LGA-level median house prices in place of the self- 
reported value for the owner-occupied home. Our local area me
dian house price series are constructed from the RP Data historical 
house price dataset. This dataset contains monthly median house 
and unit sale prices at the LGA level across Australia from January 
2000. We convert these monthly price series into quarterly or 
annual series as needed and match this data to HILDA using 
geographic identifiers for the LGA of residence. Fig. 2 illustrates the 
variation in average annual real house price growth at the LGA level 
over our sample period tor Australia. Our sample includes 384 LGAs 
from the 5b5 LGAs across Australia in 2011. The LGAs we do not 
capture in our HILDA sample tend to be more rural and outback 
LGAs and had an average and median population density of 5 and
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Fig. 2. Map of Australian local government area (LGA) level average annualised real house price growth 2001—2015.
Notes: The average annualised real house price growth is calculated from median sales price data sourced from RP Data. There are 565 LGAs in Australia in this period. The RP Data 
provides median prices for 455 of these. This figure shows the annualised real price growth in median prices for these 455 LGAs. The excluded LGAs had too few sales to allow the 
release of the data due to privacy and reliability concerns. Our sample for this paper resides in 384 LGAs. Fig. A2 in the Online Appendix presents the comparable figure for that sub
sample of384 LGAs. From the comparison it is dear that the LGAs we do not capture in our HILDA sample tend to be more rural and remote LGAs, that is, LGAs with low population 
density (the average and median population density are 5 and 0.3 people per square kilometre respectively).

score is slightly higher than that of mental health. Around 49 
percent of respondents report having a very good or excellent 
health status.

In Table Al in the Online Appendix, we provide summary sta
tistics by tenure status. There are naturally differences in the so
cioeconomic characteristics of the various tenure groups. In 
particular, outright owners are older and more likely to be retired. 
However, they are not more educated or higher income earners 
than mortgaged owners. In spite of these differences, there is not 
substantial variation in the health measures across tenure status. 
Mortgagors report slightly better average physical and mental 
health than outright owners. In our empirical specifications, we 
explicitly control for the demographic and labour market charac
teristics that vary across the groups. Furthermore, in our robustness 
checks we assess whether our results may be driven by these dif
ferences. Last, in Fig. Al in the Online Appendix we check for po
tential outlier LGAs in terms of the relationship between average 
annual house price growth and the average annual change in health 
over our sample period. The scatter plots do not suggest that our 
results wouid be affected by outhers.

demographic controls (age, education, and marital status, having 
children) and employment status dummies along with year fixed 
effects. Estimates from this specification establish a strong cor re 
lation between health and housing prices in our data but this 
specification does not reveal a causal relationship due to the 
endogeneity of housing wealth to health. The coefficient on hous
ing prices is positive and statistically significant at the 1% levei in 
both panels.

Part of this significant and positive correlation is driven by local 
economic conditions and time-invariant individual characteristics, 
both of which are likely to impact upon individual health. Thus in 
Column 2, we include individual and LGA fixed effects. These fixed 
effects control for important confounders: namely, the effects of 
time-constant local area amenities and time-constant person- 
specific characteristics, such as family background and genetics 
With the inclusion of fixed effects our interpretation of the 
parameter estimates is naturally slightly different. Now the esti
mated coefficient on housing prices reflects the effect of a change in 
the housing price (in the respondent's LGA of res:dence from its 
time-average in the sample period) on the change in the re
spondent's health. After controlling for these fixed effects, the 
observed correlations in the data disappear.

However, as discussed in Section 2. theoiy predicts that house 
price variation may have heterogeneous impacts on health 
depending on housing tenure status. To examine this, we initially 
include housing tenure dummies in our fixed effect specifications. 
We set the reference group as renters and it is omitted from the 
specification. I lere, the tenure dummies capture the mean differ
ences in health status between renters and homeowners. The re
sults for this specification are in Column 3. In line with Table Al in 
the Online Appendix, we find that after controlling for

5. Results

5.1. The effect of house prices on health

We start Dy showing the correlation between house prices and 
health in our data. Panel A of Table 2 shows the results foi physical 
health and Panel B shows the results for mental health. Both 
measures are constr ucted from SF-36. In the first column of Table 2, 
we use a pooled cross-section model and estimate the effect of 
house prices on health using an OLS specification. We include



K. Atalay et al. / Social Science & Medicine 192 (2017) 36-48 41

Table 1
Summary statistics.

Mean Standard Deviation

Overall Within Person

Demographics
Age (in years)
Married or cohabitating
Years of Schooling
In Labour Force (yes 1, 0 otherwise)
Weekly Work Hours 
Annual Income (1000 AUD)
Housing
Outright Owner (yes 1, 0 otherwise)
Mortgaged (yes 1, 0 otherwise)
Renter (yes 1, 0 otherwise)
LGA level House Price (1000 AUD)
Health Measures 
Physical health (SF-36)

Physical functioning (PF)
Role-physical (RP)
Bodily pain (BP)
General health (GH)

Mental health (SF-36)
Vitality (VT)
Social functioning (SF)
Role-emotional (RE)
Mental health (MH)

Self Reported Very Good Health (yes 1, 0 otherwise)
Satisfied with health (1—10)
Available from 2006: BMI
Available from 2003: No. of Long Term Health Cond (0-17)
Health Behaviour
Take Physical Exercise (yes 1, 0 otherwise)
Physical Exercise at least 3 times/week (yes lt 0 otherwise) 
Available from 2002: Home Production Hours*
Annual Household Private Medical Insurance Spending (AUD)b 
Annual Household Outside Food Consumption (AUD)C

46.83 13.93 3.55
0.190.78 0.42

1234 230 036
0.250.73 0.44

26.79
$110.60

10.96
$52.18

2131
$93.91

0.230.35 0.48
0.280.38 0.49

0.26 0.44 0.21
$110.17$449.07 $244.25

11.17
12.09
23.96
14.64
10.34
11.29
1132
14.95
22.49
10.05

76.80
84.76
80.30
73.21
68.93
75.74
60.35
83.45
84.46 
74.70

20.84 
21.14 
34.99
23.74
20.74 
19.06 
19.63
22.84 
31.72 
16.90

0.47 0320.50
7.26 1.121.90

1.7327.12 5.47
2.28 1.131.86

0.230.90 0.30
0.50 0360.50

9.5221.22
$1354.91
$2973.08

16.33
$1882.31
$3030.01

$1288.93
$2013.54

Number of Individuals (N)
Number of Women 
Number of Household Head 

Number of Observations (N*T)

19.207
10,059
12,049
131,828

Notes: Monetary values are deflated to 2015 values. Detailed summary statistics across tenure groups are presented in Table Al in the Online Appendix. 
a Time spent on household production is the sum of time spent on household errands, house work and outdoor tasks. This data is available from 2002. 
b Private medical insurance expenditure is annual and at the household level. It is available from 2005. See the Online Appendix for a brief description of the Australian 

healthcare system.
c Outside food consumption is annual household expenditure on outside food items. It is available from 2005.

socioeconomic characteristics, average health status does not differ 
significantly across tenure status.

We extend this specification by allowing for differential impacts 
of housing price variation across tenure groups. To do this we 
interact log house prices with the tenure status dummies. As dis
cussed, we expect that increases in housing prices will generate a 
positive wealth shock for homeowners and this may have a positive 
effect on their health. For renters, the increase in housing prices 
may generate a negative wealth shock and thus we might expect a 
negative effect on their health. When we allow for these differential 
impacts, the results supports these predictions. In particular. Col
umn 4 in Panel A shows that the coefficient for outright owners is 
0.857 and the coefficient for renters is -1.257 (both statistically 
significant at 10%). The final rows in each panel show the p-values 
from Wald tests for whether the house price effect on: (i) outright 
owners is equal to the effect on renters; (ii) mortgaged owners is 
equal to the effect on renters; and (iii) outright owners is equal to 
the effect on mortgaged owners. Here we observe that the effect of 
house price variation on both physical and mental health for each 
tenure group is significantly different from that of both other 
tenure groups.

Although we control for fixed local characteristics with the LGA 
fixed effects, there is an established literature that emphasises the

impact of time-varying local conditions, such as local labor market 
conditions on individual health (see Ruhm, 2000, 2003, 2005). 
Therefore we include controls for the LGA level local unemploy
ment rate and LGA level average income in our specification in 
Column 5. It is important to control for these local business cycle 
effects since house prices exhibit pro-cyclicality. Here we observe 
that the health effects of house price variation on homeowners are 
slightly larger (0.993) after controlling for local labour market 
conditions.

In Column 6 we present the results from our preferred specifi
cation. Here we add household disposable income as an additional 
control variable for the specific economic situation of the house
hold. Although this variable might be a mediating variable between 
house prices and health and thus may be endogenous, we observe 
no change in our main estimates. We find that a 1% increase in 
house prices generates a 0.0099 point change in physical health for 
outright owners. This result implies that a 50%, or one standard 
deviation, increase in house prices leads to a 0.497 point increase in 
the physical health score, an increase of 2.4% of a standard devia
tion, or equivalently an increase of 4.4% in within-person standard 
deviation of health. While this change is small, the magnitude of 
the effect is similar to UK findings on physical health (Fichera and 
Gathergood, 2016). For renters, in Column 6 of Panels A and B we
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Table 2
House prices and health -1.

Panel A: Physical Health

(4)(1) (2) (3) (5) (6) (7)

Log(House Prices) (LogHP) 2.879“*
(0.280)

-0.162
(0.402)

-0.159
(0402)

(1) LogHP'Outright Owner 0.857*
(0454)
-0.117
(0435)
-1.272'
(0.516)
-27.52*
(6.308)
-14.81"
(5.771)

0.993**
(0.459)
0.0297
(0.441)
-1.277*
(0.535)
-29.04*
(6.567)
-16.46*
(6 071)

0.994”
(0.460)
0.0307
(0.441)
-1.278*
(0.535)
-29.06*
(6.569)
-1648*
(6.074)

0.997**
(0.459)
0.0231
(0.441)
-1.285*
(0.534)
-29.26*
(6.561)
-16.54*
(6.066)

(2) LogHP*Mortgaged Owner

(3) LogHP*Renter

Whether outright owner -0.167
(0.305)
-0.0329
(0.260)

Whether mortgaged owner

Wald tests: p-values
0) = (2)
(D = (3)
(2) = (3)

0.0025
0.0000
0.0098

0.0027
0.0000
0.0064

0.0027
0.0000
0.0063

0.0024
0.0000
0.0063

Panel B: Mental Health

(4) (7)(1) (2) (3) (5) (6)

Log(House Prices) (LogHP) 1.162“
(0.247)

-0.545
(0371)

-0.556
(0371)

(1) LogHP'Outright Owner 0.129
(0.420)
-0.369
(0.412)
-1.472'
(0.479)
-20.10*

(5.962)
-13.92*
(5.693)

0.0412 
(0.426) 
-0.456 
(0.422) 
-1,605 
(0.502) 
-20.57 
(6 245) 
-14.39 
(6,008)

0.0339
(0.426)
-0.464
(0.422)
-1.602*
(0.502)
-20.45*
(6.247)
-14.27*
(6.008)

0.0458
(0.424)
-0.474
(0.419)
-1.611
(0.500)
-20.86
(6.217)
-14.39
(5.977)

(2) LogHP*Mortgaged Owner

***(3) LogHP*Renter

Whether outright owner 0.439
(0.309)
0.191
(0.276)

Whether mortgaged owner

Wald tests: p-values
(D = (2)
(1) =(3)
(2) = (3)

0.0915
0.0006
0.0127

0.0766
0.0008
0.0163

0.0919
0.0009
0.0157

0.0915
0.0009
0.0168

Demographic Controls
Employment, Hours Worked
Year Fixed Effects
IndividuaPLGA fixed Effects
LGA controls
Income
Satisfaction

Y Y Y Y Y YY
Y Y Y YY Y Y

YY Y Y Y Y Y
YN Y Y Y Y Y

N N N N Y YY
N YN N N N Y

N N N N N YN
+*p < 0.05, *p < 0.1. Standard errors are clustered at the LGA and individual level, and reported in parentheses. The sample includes all individuals, andNotes:

contains movers and non-movers. See Online Appendix B - Table B1 for full results. The included Demographic Controls are: age, age squared, age cubed, marital Status 
(partnered, single, widowed, divorced), education (university graduate, diploma, high school), indicator for having any children, number of toddlers (age < 6), number of other 
children (age > 6), indicator for born in Australia. The employment controls are: log wage, log hours of work, and indicator variables for employed, unemployed, self-employed. 
The LGA Controls are the LGA level unemployment rate, log(LGA level average wage and salary earnings). Income is household income. The Satisfaction variables are: 
satisfaction with the neighbourhood and satisfaction with the local community.

■p<0.01.

observe a negative effect of house price growth on both their 
physical and mental health. Namely, a one standard deviation in
crease in house prices is associated with a 0.639 point decrease in 
physical health and a 0.801 decrease in mental health.

Figs. 3 and 4 illustrate two results that we wish to emphasise. 
Fig. 3 shows the predicted level of physical health (SF-36) by tenure 
status at the means of the variables in our model using the esti
mated coefficients from our preferred specification. As explained in 
Section 3, the small differences in predicted health by tenure status 
result from the combination of the coefficients on the tenure status 
indicator variables and the, interaction variables as well as the 
average level of house prices. As the overlapping confidence in
tervals show, tenure status itself is not associated with significant 
differences in health. This is consistent with the results in Column 3 
and the summary statistics presented in the Online Appendix.

In Fig. 4, we present our main finding: the differential partial 
effects of house prices on health by tenure status. These partial

effects are estimated directly by the coefficients on the interaction 
variables in our model. Consistent with the Wald tests presented in 
Table 2, the effect of house price variation for each tenure group is 
significantly different from that of both other tenure groups. 
Comparable figures for mental health are presented in the Online 
Appendix.

Our final specification adds two indicator variables to the con
trols that are derived from subjective satisfaction questions about 
neighbourhood and local community (see the Online Appendix for 
details on these variables). This specification allows us to better 
control the available amenities in the local areas that might be 
reflected in house prices and correlated with health. Our results for 
this specification and our preferred specification are extremely 
similar.

In Panels A and B of Table 3 we present the results for three 
subgroups: women, men, and household heads. We consider men 
and women separately because a priori, there are reasons to expect



Renter Mortgaged owner 
Tenure status

Outright owner

Fig. 4. Estimated partial effect of house prices on physical health by tenure status.
Notes The figure shows the estimated partial effect of a 1% increase in local area house prices on physical health by tenure status from our preferred specification (#6) from Table 2. 
The grey vertical lines show the 95% confidence interval.

the impact of wealth effects to differ by gender. For example, it is 
well established that men have stronger labour market attachment 
and are more likely to be the primary earner. We also examine 
results for the household head separately as we suspect that 
household heads are more likely to be financial decision makers 
and thus more cognisant of house price variation and its impact on 
household wealth. We identify the household head based on (in 
order of importance) employment status, marital status, disposable 
income and age. Among our household heads, 44% report that they 
always or usually make savings, investment or borrowing decisions,

while a further 50% report that these decisions are shared equally. 
Hence they are likely to be decision makers in the family. Our focus 
is on the effect of changes in wealth (as captured by house price 
variation) on health for each of the three tenure status groups. 
Hence, for all remaining tables we present and discuss only the 
coefficients on the interaction. Full results are available in the 
Online Appendix.

Our results show stronger effects foi males and for household 
heads. Our finding for household heads is consistent with our 
supposition that wealth shocks might be most acutely appreciated

Renter Mortgaged
owner

Tenure status

Outright
owner

Fig. 3. Predicted physical health (SF-36) by tenure status.
Notes: The figure shows the expected (i.e. predicted at the sample means) physical health score (SF-36) by tenure status from our preferred specification (#6) from Tabie 2. The grey 
vertical lines show the 95% confidence interval. The red line shows the average physical health score (SF-36) for the full sample. (For interpretation of the references to colour in this 
figure legend, the reader is referred to the web version of this article.)
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Table 3
House prices and health - II.

Panel A: Physical Health Panel B: Mental Health

All Female Male Head All Female HeadMale
** 1.246**

(0.627)
-0.200
(0,598)
-0.637
(0.667)

(1) LogHP * Outright Owner 0.994
(0.460)
0.0307
(0.441)
-1.278
(0.535)

0.692
(0.665)
0.134
(0.643)
-1.901'
(0.813)

1.257**
(0.558)
-0.000681
(0.533)
-1.484***
(0.570)

0.0339
(0.426)
-0.464
(0.422)
-1.602'
(0.502)

-0.138
(0.611)
-0.697
(0.596)
-2.133'
(0.725)

0.167
(0.530)
-0.393
(0.528)
-2.201***

(0.570)

0.176
(0.588)
-0.265
(0.592)
-1.065
(0.682)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
(1) = (2)
(1) — (3)
(2) = (3)

0.0027
0.0000
0.0063

0.2238
0.0004
0.0034

0.0013
0.0086
0.5009

0.0025
0.0000
0.0080

0.0915
0.0009
0.0168

0.1761
0.0042
0.0332

0.1481
0.0001
0.0017

0.2933
0.0745
0.2289

Panel C: Health Satisfaction Panel D: Self Reported Very Good Health

All Female Male Head All Female HeadMale

(1) LogHP * Outright Owner 0.115*
(0.0589)
0.0235
(0.0582)
0.0730
(0.0729)

0.0900*
(0.0530)
-0.00781
(0.0528)
-0.0591
(0.0623)

0.0201*
(0.0121)
0.00409
(0.0118)
-0.00794
(0.0130)

0.0595
(0.0438)
-0.00621
(0.0429)
-0.0124
(0.0546)

0.00483
(0.0639)
-0.0396
(0.0622)
-0.0937
(0.0797)

0.00542
(0.0169)
-0.0172
(0.0167)
-0.0126
(0.0179)

0.0229
(0.0146)
0.00416
(0.0145)
0.00101
(0.0153)

0.0370**
(0.0172)
0.0286*
(0.0167)
-0.00199
(0.0191)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
0) = (2)
(D = (3)
(2) = (3)

0.0362
0.1833
0.9051

0.3105
0.1982
0.4584

0.0414
0.5792
0.4993

0.0177
0.0212
0.4146

0.4773
0.0396
0.0890

0.0823
0.1503
0.8292

0.0660
0.0296
0.3261

0.0742
0.3069
0.7853

Panel F: Body Mass IndexbPanel E: Number of Long Term Conditions

Male HeadAll Female Head All Female Male

(1) LogHP * Outright Owner 0.0452
(0.118)
0.0528
(0.117)
0.214
(0.138)

0.105
(0.172)
-0.0656
(0.158)
0.0176
(0.181)

-0.00674
(0.157)
0.178
(0.170)
0.431**
(0.212)

-0.0460
(0.140)
0.0298
(0.142)
0.117
(0.154)

-0.355’
(0.135)
-0.229*
(0.127)
-0.286*
(0.152)

-0.241 *’ 
(0.108) 
-0.176* 
(0.104) 
-0.189 
(0.127)

-0.125
(0.161)
-0.125
(0.158)
-0.121
(0.189)

-03711
(0.140)
-0.233*
(0.133)
-0.265
(0.169)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
(t) = (2)
(D = (3)
(2) = (3)

0.9291
0.2570
0.2681

0.1567
0.6673
0.6615

0.1062
0.0426
0.2557

0.5236
0.3474
0.6132

0.2005
0.6889
0.7323

0.3857
0.7055
0.9210

0.9940
0.9858
0.9822

0.1411
0.5581
0.8528

*p < 0.01, **p < 0.05, *p < 0.1. Standard errors are clustered at the LGA and individual level, and reported in parentheses. Each column runs a fixed effect specification 
with control variables as listed in 6th column of Table 2. Our sample includes movers and non-movers. Full results, including the main effects of tenure status, are available in 
Online Appendix B - Table B2. For completeness, in Table B2 results for non-household heads are also presented.

a Details of conditions are reported in the Online Appendix. Data on conditions is available from 2003.
b BMI is available from 2006.

Notes:

positive effects we find on the constituents of physical health are 
most likely the results of behavioural changes, including but not 
limited to, a reduction in working hours, increases in physical ac
tivity and/or changes in behavioural patterns associated with psy
chological stress. We investigate these three potential explanations 
further in Section 5.3.

In the remaining panels of Table 3 (Panels C to F) we present our 
results for the other available self-assessed health measures. Our 
findings are consistent with those for the SF-36 physical and 
mental health measures as reported in Panels A and B. Namely, in 
Panel C we find that the health satisfaction of male homeowners 
and household head homeowners is increasing with house prices. 
In Panel D, an outright homeowner is 1 percentage point more 
likely to report very good or excellent health when house prices 
increase by 50%, or one standard deviation.

In the last two panels of Table 3, we report the effect of house 
prices on long term health conditions (Panel E) and BMI (Panel F). 
Here again our results are consistent with those for the SF-36 
physical and mental health measures. We find a positive impact 
of house prices on the number of health conditions for renters. We 
observe a negative association between house prices and BMI of 
homeowners, indicating an improvement in BMI and hence the 
health of individuals.

by household heads while neighbourhood characteristics might 
have a uniform effect on everyone in the household. Overall these 
results are consistent with the expected wealth effect. In Panel B, 
we observe that higher housing prices significantly and negatively 
affect renters’ mental health and that this result holds for both men 
and women as well as for household heads.

While Tables 2 and 3 show a positive wealth effect for home
owners and a strong negative wealth effect for renters, it is not 
necessarily the case that the effects are uniform for the different 
components of health summarised in the two main measures we 
use. For example, among the four constituents of the SF-36 physical 
health component, ‘Bodily Pain’ measures physical pain directly 
while ’Role Physical’ measures the limitations in work or activities 
caused by physical health problems. Thus we separately estimated 
the effect of house prices on each constituent component of 
physical and mental health. Results are available in Table A2 in the 
Online Appendix. We find that house prices have a detrimental 
impact on all constituent measures other than on ’Role Physical’ for 
renters and have positive effects on owners for three different 
constituents, 'General Health’, ‘Bodily Pain’ and ‘Role Physical’. The 
effects on mental health constituents are found to be uniformly 
negative for renters. However we observe that house prices have a 
positive impact on male outright owners' ‘Mental Health’. The
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total value of sales. In addition, a count of sales where the sale price 
is less than $200k, $200-400k, $400-600k, $600-800k, $800k-lm, 
$1—2m and greater than $2m is also available.

Thus, we consider two additional house price measures. The 
first is the LGA average price constructed from the total sales value 
and the number of properties sold. For the second measure, we 
construct the share of sales in an LGA that attract a relatively high 
price. This is constructed as, for example, the share of total sales 
accounted for by sales in the range $600-800k ($800-1000k) if the 
modal number of sales in the same period is in the range $200- 
400k ($400-600I<). Without access to the maximum sale price or 
the variance of prices, this is a measure of particularly high sales 
prices that we can feasibly construct from the available data.

Panel A of Table A5 shows that when using log average house 
prices instead of the log of median house price, our results are 
consistent with those in our main specification. Just as was the case 
with median house prices, we find a significant positive impact on 
the physical health of outright owners, with the exception of fe
males, and no impact on their mental health. We also again find 
negative effects on renters' health, both physical and mental.

When using the share of high value sales in the LGA (see Panel B 
of Table A5) our findings are consistent with, and if anything more 
striking than, in our baseline using the median housing price. Just 
as was the case with median house prices, we find a significant 
positive impact on the physical health of outright owners and also 
for female outright owners. In addition, we find significant positive 
effects on the mental health of outright owners (with the exception 
of males). For renters, our results are comparable for mental health, 
but we find somewhat weaker effects on their physical health.

We also use postcode level data from RP Data and self-reported 
house values repotted in the HILDA survey data. As expected our 
results are robust to using each of these different house prices 
measures (see Panels C and D of Table A5).

5.2. Robustness checks

In order to examine the robustness of our main results, we 
conduct a series of sensitivity analyses. We relegate the tabulated 
results to the Online Appendix but discuss our findings here.

5.2.1. Varying the reference trend for house price variation
The model specification used to estimate our baseline results 

above identifies the wealth effect of housing price variation using 
local variation in housing prices relative to national trends. A natural 
alternative would compare the local variation in housing prices to 
trends at the state or major statistical region (MSR) level as this 
housing price variation may be more salient to households. To 
assess whether the choice of reference trend (national, state or 
MSR) affects our results, we re-estimate our main specification 
using the local variation in housing prices relative to: (a) the State of 
residence, where the identifying variation is in local house prices 
relative to variation at the state level; and (b) the MSR of residence, 
where the identifying variation is in local house prices relative to 
variation at the capital city of the state if the individual lives in the 
capital city, and relative to the variation in the rest of the state if the 
individual does not live in the capital city.

To do so, we incorporate year*state and year*MSR fixed effects 
into our specification. Table A3 summarises the results We find 
that the signs of the house price effects on health stay the same and 
in many rases we also retain significance. In particular, our findings 
for renters remain very similar to those in the baseline specifica
tion, including our finding of no effect on the mental health of male 
renters. If anything, the effect magnitudes are slightly larger when 
the comparison region is smaller. For homeowners, consistent with 
our baseline, we find no effect on mental health. For physical 
health, both in the baseline and here, we find that housing price 
variation has no effect on female owners’ physical health. Yet here 
the size of the effect for women is smaller than in the baseline and 
as a result, the effect aggregated across gender also shrinks and 
loses significance. The effect for physical health for men is very 
similar to the baseline results, though we lose some statistical 
significance (significant at 10% rather than at 5%).

5.2.4. Further sensitivity analysis
Here we address six additional concerns. First, individuals 

moving house may bias our results. Just over 16% of our sample 
moved house during our observation period. It is plausible that 
health transitions are positively correlated with housing mobility, 
leading to an upward bias in our estimated effect of house prices on 
health. More specifically, if individuals with better (worse) health 
tend to gravitate towards areas with higher (lower) house prices, or 
change their tenure status, our coefficient estimates for the effect of 
housing prices on health will be upwardly biased. For example, 
improving health may allow an individual to take a more 
demanding job in a LGA with stronger local labour market condi
tions and higher house prices, or aiiow a switch from renter status 
to mortgagee status.

To explore whether this is the case, we assessed the probability 
of moving towards high (low) price areas as a result of a positive 
(negative) health transition. Our results suggest that the direction 
of housing mobility (to more or less expensive LGAs) is not posi
tively correlated with health transitions (results are reported in 
Table A6.1). Another way to detect possible endogeneity arising 
from this reverse causality is to restrict the estimation sample to 
non-movers only. Estimates for the full sample are robust to the 
exclusion of movers between waves, which suggest health transi
tions as a result of house price fluctuations are not driven by resi
dential mobility (results are presented in Table A6.2).

Second, as discussed in Section 4 there are differences in de
mographics by tenure. In particular, outright owners are older. Our 
specifications include these socioeconomic controls directly. 
However, there is still the possibility that omitted interaction var
iables might be driving the differential effects of house prices rather 
than tenure status. In order to control for any potential differences,

5.2.2. Are the effects on health long lasting?
Our baseline results are based on models with individual fixed 

effects which exploit transitory changes in house prices and health. 
However, it is also important to consider whether these impacts are 
long lasting. In order to explore this issue we follow Fichera and 
Gathergood (2016) and estimate a long difference panel data 
model. In this specification our dependent variable is the 5, or 10, 
year change in the health outcome and the independent variables 
also enter as 5, or 10, year changes respectively. Models are esti
mated as a 'first-difference' linear panel model and as a result the 
individual unobserved time-invariant component is differenced 
out. The results are presented in Table A4. Although our sample size 
is reduced substantially, the results are qualitatively consistent 
with our baseline results in Table 2. In particular, we find that there 
is a significant negative impact of house prices on renters' physical 
and mental health and a positive, though not statistically signifi
cant, impact on the physical health of outright homeowners.

5.2.3. Are the effects on health robust to other measures of house 
prices?

We have also checked the robustness of our results to the use of 
a range of different and available house price measures. Our main 
specifications use LGA level median house prices. Our external 
source for house price data, RP data, provides a summary of sales 
activity by month, by postcode or by LGA. The available statistics 
are the median sales price, the number of properties sold and the
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we have estimated an additional specification in which we interact 
specific individual characteristics (namely education, age and in
come) with house prices. We then consider whether the main 
tenure and house price interaction differences are affected by these 
extra controls. If including these additional controls eliminates the 
impact of housing prices on health, this suggests that our effects are 
omitted interaction effects. The results, presented in Table A7, show 
that our results are robust tc the inclusion of these interaction 
variables.

Third, we confirm that the inclusion of social renters (of public 
housing) does not affect our results. Social renters do not face 
market rents and so may be somewhat isolated from the impact of 
house price variation. Thus, we might expect that including them in 
our sample may bias our findings for renters towards zero. How
ever, they comprise only around 3% of the sample and Table AS 
shows that our results are unchanged if we exclude this group.

Fourth, the results might be driven by macroeconomic condi
tions including the GFC. In order to check the impact of the GFC, we 
follow Currie and Tekin (2015) and exclude the GFC period from our 
sample. The estimated coefficients on the interaction terms remain 
significant.

Fifth, given that we use an unbalanced panel, we have explored 
the sample attrition from our panel. In particular, we assess 
whether house prices, our main explanatory variable, are corre
lated with sample attrition. If attrition were related to house prices, 
we would be concerned that our estimated effects of housing price 
variation on health may be biased. We find no significant rela
tionship between attrition and LGA median house prices using 
basic demographic controls (which we would expect to be associ
ated with attrition) or using the full set of controls from our main 
specification.

Finally, there may be some concern that, in using conventional 
p-values to assess the degree of statistical significance for individ
ual variables, we are vulnerable to the multiple comparison or 
testing problem. That is, in testing the significance of many co
efficients of interest, we may incorrectly reject a true null hy
pothesis. To consider whether our results are robust to this we use 
the Bonferroni and Sidak tests when testing whether the main 
parameters of interest, that is, the coefficients on housing prices 
interacted with tenure status, are individually statistically signifi
cant. The relevant p-values are presented in Table A9.1. We find that 
the coefficients on our main variables of interest are slightly less 
statistically significant with this correction, but remain significant 
at the 10% level. In addition, there may be a spatial correlation in 
house price variation so that the assumption used in estimating the 
standard errors that observations are independent across LGAs 
might be violated. One way to check the seriousness of this problem 
is by clustering at the levels where it is reasonable to assume in
dependence across clusters and to further adjust the degrees of 
freedom for tests of statistical significance to the number of clusters 
minus the number of regressors that are invariant (or not inde
pendent) within cluster (Cameron and Miller, 2015). In Table A9.2 
we present results when clustering at the Major Statistical Area 
level (with the degrees of freedom adjustment) and when boot
strapping our standard errors and relying on the assumption that 
our sample is representative of Australia. We find that our standard 
errors and the statistical significance of our main parameters of 
interest are close to our baseline specification using either strategy.

activities or a reduction in instances of poor health behaviour. 
Under the Grossman Health Capital Model (1972), healthy diets, 
leisure and physical exercise are inputs into the health production 
process, based on the derived demand for health. In order to un
derstand the mechanisms by which house prices lead to changes in 
the health of individuals, we explore the available information on 
health production in HILDA. Particularly, we focus on four health- 
related behaviours: (i) exercise, (ii) time spent on home produc
tion, (iii) private health insurance spending, and (iv) household 
expenditure for outside food consumption For each behaviour we 
again estimate Equation (1) using (within) fixed effects estimation 
and a linear estimator.

Table 4 shows that outright owners are more likely to do regular 
physical exercise and increase their home production time when 
their house gains value. We also observe that renters are less likely 
to participate in regular physical exercise (at least three times per 
week) when house prices increase. These findings are of note given 
that participation in and intensity of physical activity is well known 
to promote health and prevent disease (Miles, 2007; Williamson 
and Pahor, 2010). Additional support can be found in the labour 
economics literature: Atalay et al. (2016) also show that Australian 
men and women exhibit a reduction in hours of work in response to 
the gain in housing wealth. Combining this with our findings on 
home production indicates that these gains in wealth effectively 
fund time away from work to undertake non-market leisure ac
tivities such as home food production (which may provide 
healthier diets) or enjoy more leisure.

In Panels D and E of Table 4 we examine annual household 
expenditure on private health insurance and meals eaten out. In
formation on these variables is collected at the household level and 
available from 2005 onwards. We find that home owners appear to 
respond to higher home values by increasing expenditure on pri
vate health insurance. In addition, for outright owners, a 10% in
crease in house prices is associated with a $40 AUD increase in the 
value of food consumed outside of home. Although these effects are 
in line with our other results and suggest the existence of a wealth 
effect, we should be cautious in our interpretation of these results 
as these expenditures may not be indicative of a positive health 
input. In particular, outside food consumption and private health 
insurance spending might be driven by an individual's work status 
and lifestyle choices and may not necessarily result in better health.

Finally, we also examine the participation in and frequency of 
smoking and drinking. These risky health behaviours might in 
crease utility directly, but their frequency and severity tend to 
reduce an individual's stock of health capital. We find that an in
crease in house prices leads to an increase in the likelihood and 
frequency of smoking for female outright owners but has no effect 
on drinking (see Table A10 in the Online Appendix). These results 
are consistent with the increase in risky behaviour in the working 
age population associated with economic upturns (Ruhm, 2005) 
and with studies that use lottery wins to explore the relationship 
between wealth and health (Apouey and Clark, 2015).

6. Conclusion

The significant movements in house prices over the last two 
decades in developed countries have undoubtedly generated con
cerns regarding their effect on the wealth distribution, health and 
wellbeing. Using a rich panel of Australian micro-level data, our 
examination of the housing wealth-health relationship across 
housing tenure categories reveals heterogeneous impacts often 
obscured by aggregate studies. We find an increase in house prices 
improves the physical health of outright home owners and worsens 
the psychological and physical health of renters, particularly when 
our analysis is restricted to household heads. Heterogeneous

5.3. The effects of house prices on health-related behaviour and 
health investment

The above analysis reveals a wealth effect associated with house 
prices on physical and mental health. Yet it is unclear whether the 
observed effect is driven by larger investments in health-improving
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Table 4
House prices and health behaviour.

Panel A: Take Physical Exercise Panel B: Regular Exercise (at least 3 times a week)

All Female Male Head All Male HeadFemale

(1) LogHP * Outright Owner 0.0581***
(0.0200)

0.0117
(0.0199)
-0.0289
(0.0214)

0.0123
(0.00852)
0.00984
(0.00810)
-0.00836
(0.00935)

0.0106
(0.0124)
0.00655
(0.0115)
-0.0155
(0.0137)

0.0137
(0.0115)
0.0133
(0.0113)
-0.00095
(0.0125)

0.0149
(0.0103)
0.0142
(0.0101)
-0.00398
(0.0109)

0.0214
(0.0137)
-0.00778
(0.0135)
-0.0243
(0.0149)

-0.0114
(0.0187)
-0.0247
(0.0183)
-0.0208
(0.0207)

0.0334**
(0.0168)
-0.00676
(0.0168)
-0.0328*
(0.0176)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
0) = (2)

(1) = (3)
(2) = (3)

0.6689
0.0251
0.0334

0.6256
0.0488
0.0768

0.9596
0.2479
0.2173

0.9213
0.0895
0.0776

0.0034
0.0018
0.2351

0.3477
0.6458
0.8439

0.0039
0.0000
0.0419

0.0015
0.0002
0.1318

Panel D: Private Medical Insurance Spending (S)°Panel C: Time Spent on Home Production’

All Female Male Head All Male HeadFemale

0.853*
(0.507)
0.295
(0.488)
-0.112
(0.517)

177.9***
(50.78)
165.9***
(50.55)
34.30
(42.19)

(1) LogHP * Outright Owner 0.701*
(0.407)
0.115
(0.390)
-0.212
(0.440)

181.0**
(74.31)
154.7**
(72.13)
67.86
(61.22)

0.508
(0.617)
-0.203
(0.594)
-0.347
(0.696)

1.315'
(0.488)
0.707
(0.463)
-0.213
(0.490)

173.0**
(69.33)
173.4**
(70.96)
-3.667
(57.93)

155.9**
(62.85)
146.9**
(61.48)
35.00
(47.26)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
(1)=(2) 
(D=(3) 
(2)=(3)

0.0490
0.0493
0.4503

0.1246
0.2396
0.8325

0.1211
0.0806
0.4294

0.7825
0.0092
0.0111

0.9937
0.0176
0.0144

0.8685
0.0718
0.0707

0.0952
0.0047
0.0629

0.6759 
0.1645 
0.2411

Panel E: Outside Food Consumption ($)c

All MaleFemale Head

(1) LogHP * Outright Owner 482.1***
(162.6)
197.5
(166.6)
-50.81
(179.5)

305.3**
(149.1)
145.5
(147.3)
-18.82
(142.9)

407.7***
(117.2) 
193.2*
(116.3) 
-6.397
(123.3)

341.5**
(166.6)
182.9
(162.3)
27.78
(168.8)

(2) LogHP * Mortgaged Owner

(3) LogHP * Renter

Wald tests: p-values
0) = (2)
(1) = (3)
(2) =(3)

0.0369
0.0047
0.1603

0.3158
0.1261
0.4308

0.0247
0.0098
0.2243

0.2404
0.0671
0.3419

p < 0.01, **p < 0.05, *p < 0.1. Standard errors are clustered at the LGA and individual level, and reported in parentheses. Each column runs a fixed effect specificationNotes:
with control variables listed in 6th column of Table 2. Our sample includes movers and non-movers. Full results, including the main effects of tenure status, are available in 
Online Appendix B - Table B2.

a Time spent on household production is the sum of time spent on household errands, house work and outdoor tasks. This data is available from 2002. 
b Private medical insurance expenditure is annual and at the household level. It is available from 2005. See the Online Appendix for a brief description of the Australian 

healthcare system.
c Outside food consumption is annual household expenditure on outside food items. It is available from 2005.

impacts are also observed across genders. Health improvements are 
partially driven by health-related investments and behaviour. As a 
result of the positive wealth shock, outright owners exercise more 
often and reduce their weight as well as increase their time in non
market activity. Our findings highlight some of the often over
looked social impacts - both positive and negative - of fluctuations 
in the housing market. Furthermore, impacts on health have po
tential repercussions for retirement decisions and for labour force 
productivity more generally.
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report, however, are those of the authors and should not be 
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HOUSING INSECURITY AND DISPLACEMENT IN THE BAY AREA

The Bay Area is in the midst of an unprecedented period of 
economic growth, adding nearly 200,000 jobs in the past decade.1 
Along with lagging housing production and renewed investment in 
central cities, this growth has fueled dramatic increases in housing 
costs, with rents rising almost 40% between 2010 and 2014.2 Yet, 
over 1 million jobs region-wide pay less than $18 per hour (or 
$36,000 a year for full time work], making it extremely difficult to 
afford housing.3 Indeed 89% of Bay Area renter households 
earning less than $35,000 a year are considered rent-burdened, 
meaning they spend more than 30% of their household budget on 
housing.4 With budgets stretched to the breaking point, households 
experience housing insecurity and are vulnerable to displacement 
from their homes and neighborhoods.

Households may be displaced for many reasons—rising rents, poor 
housing or neighborhood conditions, or (new) development to 
name a few—and all these types of displacement can have health 
impacts. Research indicates that nearly half of Bay Area census tracts are affected by gentnfication, 
displacement and exclusion (22%) or at risk (27%) of these occurring (see Figure 1)5.

While every county and most cities are affected (see Table 
1), displacement risk is concentrated among the 
approximately 350,000 low-income renter households 
within Priority Development Areas.6 In addition to being 
slated for significant transportation investments, many of 
these areas are the focus of our health department’s 
resources, as we work to ensure that residents have access 
to safe environments, good jobs and schools, parks, reliable 
and affordable transportation and other amenities that 
help people live healthy lives and improve a child's chances 
cf success later in life,7 Displacement can mean that 
communities with poor health outcomes fail to benefit from 
public investments in their former neighborhoods.8

At the same time, some outer suburban areas of the Bay 
Area have seen dramatic increases in low income 
households, and people of color.910 As the suburbanization 
of poverty has progressed, fewer low-income people live 
near transit,11 which can provide an essential lifeline to 
jobs, schools and medical appointments. It has also strained 
city budgets, the social safety net, philanthropic giving and 
public health departments—making it difficult to keep 
people healthy

FIGURE 1: Gentrification, Displacement and 
Exclusion
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TABLE 1: Gentrification and Displacement by Tract

UNDERGOING 
& ADVANCED

CO UNTV AT RISK

Alameda 24% 32%
Contra Costa 17% 18%

Marin 13% U%
Napa 15% 25%

San Francisco 25% 64%
San Mateo 28% 28%
Santa Clara 24% 12%

Solano 13% 16%
Sonoma 11% 26%
Region 22% 27%

Source. UC Berkeley REvVS

TABLF 2: Fercent of Households Rent Burdened by 
Income

HOUSEHOLD INCOME % RENT 
BURDENED

89%Less than $35,000
$35-50,000 72%
$50-75.000 39%

Source: UC Berkeley REWS
12,13,14



HEALTH IMPACTS OF HOUSING INSECURITY AND DISPLACEMENT
CREATING hEALTHY HOUSING. 

THE FIVE P'S OF HOUSING 
STABILITY1'

Research shov/s that housing unaffordability, insecurity and 
displacement can impact health in the following ways.

Unhealthy Tradeoffs: When housing costs are high, working 
families have to make difficult choices.
• Households may accept older or poorly maintained housing 

that contains mold or pests which can trigger asthma, or which 
have dangerous appliances, fixtures and chemicals that can lead 
to falls, burns and exposure to toxins such as lead.

• Low-income households that can comfortably afford their 
housing are able to spend almost five times as much on 
healthcare and a third more on food than their severely cost 
burdened peers.17 They're also more likely to go to medical 
appointments and take needed medication 1819

Mental Health Impacts: The emotional toll of displacement and 
living with the threat of displacement is significant, affecting 
mental wellbeing, sense of belonging and community cohesion.
• People experiencing housing insecurity are almost three times 

more likely to be in frequent mental distress than those who 
have secure housing.

• Research shows emotional strain from physical environments 
directly influence the onset and severity of diseases such as 
asthma.21

Effects on Children and Families: The health impacts of housing 
instability are particularly intense for children, causing behavioral 
problems, educational delays, depression, low birth weights, and 
other health conditions such as asthma.22 23,24,25,26

• Children who move frequently had a one year academic delay, 
lower test scores, and a lower likelihood of finishing school, 
displaced children are far more likely to have frequent 
absences from school, 27,28,29soanfj children in crowded 
housing have lower math and reading achievement and 
behavioral problems.

Long Commutes, Air Quality, Congestion and Health: Without 
adequate housing near job centers, many low- and moderate- 
income Bay Area employees must commute long distances to work, 
worsening congestion and air quality for Bay Area communities.
• Long commuting distance is associated with lower rates of 

physical activity, lower caidio-respiratory fitness, and higher 
Body Mass Index, stress and blood pressure.

• Residents who have been displaced often must commute long 
distances and pay higher transportation costs; the benefit of 
lower-cost housing can be greatly diminished if households 
must pay for longer commutes. For every dollar decrease in 
housing costs, households see a 77 cent increase in 
transportation costs.33

PROTECTION of existing residents. 
Protecting residents means 
ensuring renters can remain in 
their homes and don't experience 
the health impacts of housing 
instability or displacement and can 
continue to contribute to a healthy, 
vibrant community.

15 16

PRESERVATION of existing housing 
at all affordability levels 
Preserving housing at ali 
affordability levels means a 
commitment to maintaining 
aftordable units despite changing 
economic conditions, and replacing 
units at the same affordability 
levels for the same residents when 
preserving units is impossible. 
Preservation of housing is 
inexpensive and ensures residents 
can remain active and engaged in 
the communities they call home20

PRODUCTION of new housing units 
at s diversity of affordability levels. 
The region is behind in housing 
production, particularly for units 
affordable to low-income residents. 
Regional entities can make 
balanced nousing production a 
priority through regulations and 
incentives tor developers as well as 
through a commitment to using 
public resources for affordable 
housing.

PARTICIPAf ION of residents and 
community leaders in decision
making processes that impact their 
housing stability. True community 
participation in planning processes 
leads to better outcomes tnal work 
for community members, and when 
residents are engaged and 
invested, health outcomes improve.

31

PLACEMENT ofhousing near 
transit, jobs and amenities. The 
places we live have a huge impact 
on our health. Housing in the Bay 
Area should support residents' 
health in a comprehensive, holistic 
way. This means locating homes by 
transit and healthy food sources 
and away from sources of pollution.

32

Adapted from Get Healthy Son Mateo County
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abstract Residential instability often brings about other forms of instability in 

families, schools, and communities that compromise the life chances of adults and 

children. Social scientists have found that low-income families move frequently 

without fully understanding why. Drawing on novel data of more than 1,000 Mil

waukee renters this article explores the relationship between forced relocation ana 

residential instability. It finds that low incomes are associated with higher rates of 

mobility due to poorer renters' greater exposure to forced displacement. Not only 

do nigher 'ates of cormal and informal eviction, landlord foreclosure, and building 

condemnation directly increase the mobilty of poorer renteis, but forced displace

ment also increases subsequent unforced mobility. A forced move often compels 

renters to acceot substandard housing, which drives them to scon move again. 

This article reveals mechanisms of residential mobility among low-income renters, 

identifies previously undocumentec consequences of forced displacement, and de

velops a more comprehensive model of lesidential instability and urban inequality

INTRODUCTION

Low-income Americans have high rates of residential instability. Between 
2005 and 2010, half of all households below the poverty line moved at least 
once (Ihrke and Faber 2012; see also Phinney 2013). Poor children are al
most twjce as lately to experience acute residential instability than their 
wealthier counterparts, moving more than six times before adulthood 
(Wood et al. 1993). That low-income families move often is well known; 
why they move is a question that remains largely unresolved.

Social Service Review (June 2015). © 2015 by The University of Chicago. All rights reserved. 
0037-796l/2015/8902-0001$10.00
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Identifying the mechanisms of residential mobility among low-income 
families is important because residential stability can reinforce family ed
ucational, and neighborhood stability (Evans 2004). When a family moves, 
children often change schools and must make new friends, adults must 
integrate into new neighborhoods, and both the sending and receiving 
communities must adjust to new arrivals (Been ei al. 2011; Sampson 2012). 
Residential instability has been linked to a wide array of social and health 
disparities (Jelleyman and Spencer 2008; Sharkey and Sampson 2010). 
Understanding why families move would promote our understanding of 
those disparities and could inform policy solutions aimed at stabilizing 
disadvantaged families and communities.

Drawing on novel data of more than 1,000 Milwaukee renters, this article 
explores, through statistical analyses, the relationship between forced relo
cation and residential instability. We examine the degree to which low- 
income renters exhibit higher rates of residential mobility than better-off 
renters because they experience higher rates of forced displacement. This 
study also investigates if forced mobility contributes to higher rates of 
subsequent unforced mobility, as families seek to move quickly from sub
standard housing they were compelled to accept in the hurried aftermath of 
an eviction. Do urban renters whose most recent move was forced live in 
lower-quality housing, compared to those who did not experience forced 
displacement? Are urban renters who experienced a forced move more 
likely to undertake an unforced move soon thereafter, compared to those 
who did not experience forced displacement? Together, these research 
questions explore the link between residential instability, forced displace
ment, and housing quality.

228 | Social Service Review

MOVING FOR ATTAINMENT OR NECESSITY?

If residential instability is a driver of social inequality and health disparities 
(e.g., llaynie and South 2005; Jelleyman and Spencer 2008), then a crucial 
question for social scientists and policy makers is why families move. This 
question is especially pertinent in regard to low-inccme families, who not 
only exhibit high rates of residential instability but also have fewer re
sources that can be marshaled to buffer the negative effects of a move.

Social scientists trying to understand why low-income families move as 
much as they do mainly have built on the residential attainment model, 
which perceives mobility as the result of social climbing (Logan and Alba

This content downloaded from 132.174.255.003 on December 29, 2017 00:12.02 AM
All use subject to University of Chicago Press Terms and Conditions (http://www.joumals.uchicago.edu/t-and-cj.

http://www.joumals.uchicago.edu/t-and-cj


1993; South and Crowder 1997). When people move, they try to move up, 
parlaying economic capital for residential advantage. Spatial location is 
understood to be the outcome of an “individual-level attainment process” 
involving families “upgrading from central city slums to working-class 
neighborhoods to suburbs” (Logan and Alba 1993, 243 -44).

According to the residential attainment perspective, moving typically is 
volitional, beneficial, and associated with upward mobility and residential 
satisfaction. Much of the residential mobility literature bears the imprint of 
this perspective as well as an intentionahty bias, taking for granted that 
relocations arc self-actuated and intentional. To Greg Duncan and Sandra 
Newman (2007, 174-75), for example, “moves are, for the most part, ratio
nal, deliberate, and planned.. . . The sequence begins with a desire to move 
and proceeds to crystallized intentions or plans and finally to the move it
self.” Yet many moves undertaken by low-income families in fact are in
voluntary and harmful, especially in the case of forced displacement. This 
suggests a different perspective on residential mobility, which we call the 
residential instability model.

Peter Rossi’s classic book Why Families Move ([1955] 1980) generally is 
remembered for explaining residential mobdity as the result of life cycle 
changes, but Rossi also writes a fair deal about forced moves. He classifies 
almost 40 percent of fine moves in h is study as forced due to events such as 
eviction, building demolition, or severe income loss. New York City pro
cesses roughly 350,000 housing courts cases a year and most allege non
payment of rent (Brescia 2009). Milwaukee, a city of just 104,720 renter 
households—and the setting of this study- sees 16 court-ordered evictions a 
day, with 1 in 14 renter-occupied households in inner-city black neighbor
hoods evicted annually (Desmond 2012&). Most evictions are attributed to 
nonpayment of rent. A recent survey of tenants in eviction court found that 
one-third devoted at least 80 percent of their household income to rent and 
that 92 percent received an eviction notice for falling behind (Desmond 
et al. 2013). It does not take a majoi life event (i.e., death, divorce) to cause 
severely housing-burdened families to miss a rent payment; pedestrian 
expenses or setbacks such as a reduction in work hours or a public benefits 
sanction can cause families to come up short with the rent.1

Forced Relocation and Residential instability [ 229

1. In recent decades, the incomes of the poor have fallen or flat lined, rents nave soared, 
and housing assistance has not been extended to meet growing need (Schwartz 2010). As a
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Far from being associated with social mobility or prosocial outcomes, 
forced mobility has been linked to downward moves with respect to neigh
borhood quality as well as to a number of adverse individual-level effects 
(DeLuca, Garboden, and Rosenblatt 2013). A recent study finds that renters 
who experienced a forced move relocated to neighborhoods with higher 
poverty and violent-crime rates than the neighborhoods from which they 
were evicted (Desmond and Shollenberger 2013). Eviction and other kinds 
of forced moves also have been linked to material hardship and homeless
ness (Burt 2001; Hartman and Robinson 2003), and the resulting trauma has 
been associated with mental health problems and even suicide (Serby et al. 
2006; Manzo, Kleit, and Couch 2008).
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TOWARD A MORE COMPREHENSIVE MODEL OF RESIDENTIAL

MOBILITY AMONG URBAN RENTERS

The residential attainment and residential instability perspectives present 
complementaiy outlooks on why households move and what moving means 
for their life chances. These perspectives can be combined into a more com
prehensive model of the relationship between residential and financial sta
bility. This model is predicated on the simple but underappreciated recog
nition that some city dwellers move because they are forced to and some 
move because they desire to. We expect the incidence of forced moves to 
decline with income and the incidence of unforced moves to increase with 
income. Combining these two trends into a single model suggests three 
broad types of mobility among urban renters corresponding to their eco
nomic position: forced mobility (e.g., eviction), immobility (staying in the 
same home over time), and unforced mobility (e.g., voluntarily moving to a 
bigger apartment). We expect forced mobility to be more prevalent among 
financially insecure renters, unforced mobility to be more prevalent among 
financially secure renters, and immobility or residential stability to be more 
prevalent among renters who fall in between those two groups in the 
income distribution (Coulton, Theodos, and Turner 2012; Phinney 2013). 
This is illustrated in figure 1.

Our proposed model focuses on the experiences of urban renters. Na
tionwide the majority of low-income families live in rental housing, and 
most receive no federal housing assistance (Retsinas and Belsky 2008). To

result, most poor renting families in America now devote over half of their income to hous
ing costs (Desmond 2015).
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figure 1. Theoretical model of the relationship between residential mobility and economic 
status among urban renter s.

focus on urban renters in the private market then is to focus on the housing 
experience of most low-income families living in cities.2 When we compare 
financially insecure and financially secure renting households, we are com
paring variations of economic standing within an urban rental population. 
The same is true when we posit that unforced mobility increases with 
economic standing. We would expect residential mobility to taper off at 
some point along the life course, as renters arrive at a certain age or financial 
level or transition into homeownership. In most cities, an urban rental 
population is composed of some upper- and middle-class households and 
most of the cities’ low-income households who are excluded both from 
homeownership (owing to poverty or debt) and public housing (owing to 
the number of eligible households far outnumbering the number of subsi
dized units).

The experiences of those who experience forced mov es will most closely 
correspond to the residential instability perspective. These households dis 
proportional ely move because they are forced to move, and moving under 
duress, often with the blemish of eviction on their record, contributes to 
their relocating to substandard housing The experiences of those who

2. Throughout, we keep the focus tightly on the private rental market-where the vast ma
jority of lew-income families live unassisted—and therefore do not engage with the literature 
on (uncommon) mobility interventions.
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undertake unforced moves, on the other hand, will most closely correspond 
to the residential attainment model. These households move because they 
want better housing or better neighborhoods. The experience of the resi 
dentially immobile, those somewhere in between financial insecurity and 
security, are reflected in neither the residential attainment nor the residen
tial instability models, precisely because these families stay put. They are not 
so poor that they frequently experience forced displacement, but neither 
can they move to get ahead by relocadng to a safer block or a better apart
ment. Together, these considerations lead us to hypothesize that, among 
urban renters, those at both tails of the income distribution (the financially 
insecure and secure) will have higher rates of residential mobility than, 
those in the middle of the distribution (hypothesis l).

If the moves of very poor renters often are forced displacements such 
as landlord foreclosures, building condemnations, formal court-mediated 
evictions, or informal evictions in which landlords pressure tenants to 
leave short of taking full legal action (Hartman and Robinson 2003), then 
in the absence of forced moves these families might very well enjoy a de
gree of residential stability. This leads us to our second hypothesis: be
cause forced moves mediate the association between income and mobility, 
income will not be statistically associated with residential mobility after 
controlling for forced relocations (hypothesis 2).
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FORCED MOVES AND SUBSEQUENT

RESIDENTIAL INSTABILITY

If involunt ary displacement results in renters moving into dilapidated hous
ing units, then these renters may be anxious to quickly relocate to more 
desirable units once they get back on their feet. Consider, for example, the 
experiences of the Hinkstons, an African American family an author of this 
study met while conducting fieldwork among low-income tenants and their 
landlords in Milwaukee (Desmond 2012a, 2012b).3 Doreen (44), a single 
mother of four who received disability payments, was the oldest member of 
the Ilinkston household, followed by her two oldest daughters, Patrice (25), 
herself a single mother of three, and Natasha (19). The Hinkstons lived for 
5 years in a five-bedroom house in a low-income and segregated, but fairly

3. All names :n this paragraph are pseudonyms.
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stable, neighborhood. When Doreen spent money to help a sister affected 
by Hurricane Katrina, this unexpected expense led the family to be evicted. 
Eager to avoid a homeless shelter, the Hinkstons moved into a run-down, 
two-bedroom apartment in a high-crime, inner-city neighborhood where a 
landlord was willing to overlook Doreen’s eviction record. “They were 
rushers,” their landlord later explained, acknowledging the poor condition 
of the unit “They moved in on top of roaches.” The apartment was far too 
small for a family of eight—no one’s bed was theirs alone—and toilets and 
sinks would remair stopped up for days, an external door fell off its hinges, 
and there were so many roaches that Doreen planned to leave all the fur
niture in the apartment when they eventually left it. ‘"We took this apart
ment1 because we were desperate,” Doreen said. “But we not gonna be here 
long.” The family soon started looking for better housing. In a year’s time, 
the family was able to voluntarily move to a better apartment. On being 
asked if she looked forward to moving, Doreen’s youngest daughter (13) an
swered, “Of course. I hate this house.”

The Hinkstons likely would not have moved from their five-bedroom 
house had they not been evicted, nor would they have moved from the 
second, roach-infested apartment had it not been so small and run-down. 
Housing dissatisfaction was a key mechanism linking their first, forced 
move to their subsequent, unforced relocation. Based on experiences like 
those of the Hinkstons, we hypothesize that urban renters whose most 
recent move was forced will live in lower-quaiity housing, compared to 
those who did not experience forced mobility (hypothesis 3). We also hy
pothesize that urban renters who experienced a forced move will be more 
likely to undertake an unforced move soon thereafter, compared to those 
who did not experience forced mobility (hypothesis 4).

Taken together, our four hypotheses posit multiple residential trajecto
ries among urban renters. We expect financially secure renters to exhibit 
heightened rates of voluntary mobility aimed at gaining residential advan
tage or improved housing conditions. We expect financially insecure renters 
to exhibit heightened rates of involuntary mobility, moving because they 
must. Involuntary mobility by definition causes residential instability, but 
we expect that in many cases the influence of a forced move on residential 
mobility will last beyond the relocal ion immediately following eviction be
cause those relocating under duress often accept subpar housing but soon 
after look to move to better conditions.
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DATA

Designed to collect new data related to housing, poverty, and urban life, the 
Milwaukee Area Renters Study (MARS) is an in-person survey of 1,086 
households in Milwaukee. One person per household, usually an adult 
leaseholder, was interviewed. The MARS instrument is composed of more 
than 250 unique items and was administered in English and Spanish. The 
University of Wisconsin Survey Center supervised data collection, which 
took place between 2009 and 2011.4

The MARS sample was limited to renters. As in many cities, Milwaukee’s 
renters are poorer than its overall population. Comparing the weighted 
MARS sample to 2010 US Census data, we see that the median annual 
household income among Milwaukee renters is almost $5,500 lower than 
that of the city’s population ($30,398 vs. $35,851),

Milwaukee is a strategic setting in which to investigate the experiences 
of urban renters for at least three reasons. First, the characteristics of Mil
waukee’s residents and rental market are comparable to those of many 
American cities. In racial composition, population size, and unemployment 
rate, Milwaukee is similar to many midsize American cities. Just over half 
of Milwaukee’s housing units (52 percent) are occupied by renters, similar 
to the proportions of Chicago, Houston, Dallas, San Diego, Columbus, and 
Baltimore (National Multi Housing Council 2009). In terms of median rent, 
Milwaukee County falls in the most expensive third of the country, ranking 
1,420th out of 4,763 counties in the United States and Puerto Rico. Cities 
with similar rent distributions include Portland, OR; Charlotte, NC; Gary, 
IN; and Baton Rouge, LA (US Department of Housing and Urban Develop
ment 2009). Second, renter protections in Milwaukee are fairly typical. 
Cities with a stalwart tradition of tenant unionizing and an economically 
diverse rental population such as New York and Boston tend to boast of 
toothier tenant protections than those like Milwaukee, in which most 
middle- and upper-class households own their homes. But most cities’ 
renter protections more closely resemble Milwaukee’s than New York’s or 
Boston’s (Manheim 1989). Third, Milwaukee is one of many understudied 
cities within urban sociology. Data on New York, Chicago, and Los Angeles

4. The MARS survey took place in the wake of the foreclosure crisis. Although foreclosures 
of rental property increased during the crisis (Been and Glashausser 2009), evictions in Mil
waukee actually declined (Desmond 2012&). These opposing trends may somewhat cancel 
out one another.
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are readily available, but there are fewer data on many other cities such 
as Milwaukee, Cincinnati, and Buffalo (Small 2007). Studying Milwaukee 
not only expands data on and knowledge of different urban environ
ments; it also may produce findings that are more applicable tc cities dis
tinct from Ametica’s important yet exceptional global hubs

Households were selected through multistage stratified probability sam
pling. Drawing on census data, all Milwaukee block groups were sorted into 
three strata based on racial composition. No block groups were excluded 
from the sampling frame Block gioups were placed in white, black, or 
Hispanic strata depending on the race of the largest proportion of residents.5 
Then, each of these strata was subdivided into high- and low-poverty 
neighborhoods based on the overall income distribution of each racial or 
ethnic group in the city.6 Blocks from within each of these six strata (which 
were based on block group boundaries, the smallest geographic unit for 
which income data were available) were randomly selected. When a block 
was selected into the sample, interviewers visited every household in the 
selected block, saturating the targeted areas. This sampling strategy resulted 
in renting households from across the city being included in the study, 
including those in low-poverty and racially integrated blocks. The MARS 
study drew from 168 of 591 unique block groups, representing 28 percent of 
Milwaukee neighborhoods. After data collection, the full sample was 
weighted to facilitate estimates generalizable to Milwaukee’s rental popu
lation. We use these custom weights in our descriptive statistics.

According to the American Association for Public Opinion Research 
(AAPOR), the most conservative calculation of a response rate (AAPOR 
response rate 1) places in the numerator only fully completed interviews 
and in the denominator refusals and all cases of unknown eligibility. Accord
ing to this metric, MARS has a response rate of 83.4 percent.

MARS collected a complete 2-year retrospective residential history for 
each respondent. To prime memory, respondents were shown a 2-year cal
endar and asked to provide their birthday and to name "two or three
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5. Some block groups did not have a clear racial majority, but as in many other American 
cities, the racial composition of Milwaukee neighborhoods follows a U-shaped distribution 
with most residents living in highly segregated neighborhoods.

6 Block groups were classified as high-poverty neighborhoods if their poverty rate ex
ceeded 47 percent for predominantly Hispanic neighborhoods, 54 percent for predominantly 
African American neighborhoods, and 19 percent for predominantly white neighborhoods.
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things that have happened in the past two years that really stand out.” Then, 
going back 2 years, interviewers asked respondents to list “all the places 
[they had] lived or stayed for at least a month.” Respondents were asked 
several questions about each residence, including why they moved from one 
place to another. Retrospective data are most rel iable if they have to do with 
salient life events, are limited to a recent recall period, and are collected 
with the aid of a memory prop (Beckett et al. 2001; Sayles, Belli, and Ser
rano 2010). This study’s retrospective data meet all three criteria: they fo
cus on the memorable event of moving, are restricted to a 2-year recall 
period, and were collected with a recent history calendar designed to prime 
memory.

Surveys that simply ask respondents if they have been evicted during a 
certain time period, such as the American Housing Survey, likely result in 
sizable underestimates of the frequency of forced mobility among low 
income families. As one of the authors learned during fieldwork, because 
tenants often have strict understandings of what constitutes eviction, many 
who experienced involuntary removal would not report as much if asked in 
a straightforward way. This is why studies based on court records (Desmond 
2012b) produce much larger estimates of the frequency of eviction than 
those based on self-reports. Informed by ethnographic work among urban 
renters, the MARS survey implemented new techniques designed to collect 
reliable data about renters’ motivations for moving. Interviewers asked each 
respondent a series of ordered yes/no questions, beginning with forced 
removals and ending with unforced moves.
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An eviction is when your landlord forces you to move when you don’t 
want to. Were you, or a person you were staying with, evicted?
Did you, or a person you were staying with, [leave after receivingj an 
eviction notice?
Did you move away from this place because your landlord told you, or 
a person you were staying with, to leave?
Did you move away from this place because yon, or a person you were 
staying with, missed a rent payment and thought that if you didn’t 
move you would be evicted?
Did you move away from this place because the city condemned the 
property and forced you to leave?
Did you move away from this place because (a) the landlord raised the 
rent; (b) the neighborhood was dangerous; (c) the landlord wouldn’t 
fix anything and your place was getting run down; (d) the landlord 
went into foreclosure?

1.

2.

3.

4.

5.

6.
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Respondents who answered no to question 1 were asked question 2, and 
so on. If a respondent answered no to all of these questions, she or he finally 
was asked, “I see that none of these reasons fit your case. Why did you move 
away from this place?” This approach minimized recall bias about the 
motivations for moves. It also allowed us to capture a wide variety of forced 
mobility. To our knowledge, the MARS database offers the most compre
hensive data to date on forced displacement in a representative sample of 
urban renters.

We recorded all residential moves renters undertook 2 years prior to 
being surveyed. A move is considered to be forced if it was initiated by 
landlords or city officials (e.g., code inspectors) and involved situations in 
which tenants had no choice other than to relocate (or thought as much). 
Forced moves include formal evictions (which are processed through the 
court), informal evictions (which are not), landlord foreclosures, and hous
ing being condemned. All other moves we consider unforced. These include 
purely voluntary moves often carried out to gain residential advantage, as 
well as moves responding to deteriorating housing or neighborhood condi
tions (e.g., rent hikes, escalating violence).
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METHOD

MODELING THE NUMBER OF MOVES

We use one set of models to address hypotheses 1 and 2. To explain the 
number of moves renters undertook in the 2 years prior to being surveyed, 
we fit a negative binomial regression model. This model is appropriate for 
count data and allows for overdispersion.7 In the full model, the predicted 
outcome for respondent i, Moves,-, is related to the independent variables 
through the log-link function:

log(moves,) = B0 + if forced move,- + R2 income,- + Ifincome7 
+ R4black renter, + ifHispanic renter,- 
+ JS6other race renter, + R7less than HS degree,
+ Rgsome college, + ft9bachelor’s degree or more,- 
+ Riofemale renter,- + R,, married,
+ Rl2children in household,- + B13age,
+ R14criminal record,- + R15past job loss,- 
+ Rispast breakup,-.

7. Using Poisson or zero-inflated models did not substantively alter our findings.
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To test our first hypothesis (that financially insecure and secure renters 
will have higher rates of residential mobility), we examine the association 
between household income and its quadratic term and the number of moves 
that renters experienced in the previous 2 years. Household income was 
measured at the time of the interview. Owing to validity limitations, retro
spective income data were not collected. This is limiting insofar as income 
may fluctuate over the study period. Our models do account for more stable 
markers of socioeconomic status, such as renters’ highest levels of educa
tion, as well as for two time-varying life events related to household income 
and residential mobility: job loss and the end of a self-defined serious 
relationship. We created dummy variables that indicate whether or not a 
respondent had experienced these shocks 13-24 months prior to being 
interviewed.

Our models also control for a number of other relevant factors. Because 
racial dynamics often influence mobility decisions (South and Crowder 
1997), we control for renters’ race and ethnicity, defined as white, black, 
Hispanic, or other ethnicity. Because residential mobility tends to decrease 
over the life course, we control for age. We also observe renters’ gender, 
marital status, and if they have children under age 18 in the household, as 
these factors have been linked to residential mobility and particularly to 
forced mobility (Desmond et al. 2013). Individuals with criminal records 
may exhibit higher rates of residential instability, either because they rely on 
others for housing or because they are on the run (Western 2006; Goffiman 
2009). Accordingly, we create a dummy variable that indicates whether a 
renter has a criminal record.

To assess our second hypothesis (that income will not be statistically 
associated with residential mobility after controlling for forced relocations), 
we investigate if accounting for forced mobility weakens the statistical as
sociation between income and residential instability in ihe regression model. 
Specifically, we observe if renters experienced a forced move 13-24 months 
prior to being interviewed. Focusing only on forced moves that occurred in 
year 1 of the 2-year retrospective calendar allows for enough time to pass to 
observe an association, should one exist, between forced mobility and the like
lihood that a renter will move again. In models that control for forced moves, 
we do not count the first forced move (during the 13-24 months prior to 
being interviewed) in the outcome variable (total moves). This adjustment 
ensures that in these models the first forced move is represented only on 
the right-hand side of the equation and so is not simply explaining itself.
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MODELING HOUSING QUALITY AND SUBSEQUENT MOBILITY

To assess hypothesis 3, that urban renters whose most recent move was 
forced will live in lower-quality housing than renters whose last move was 
not forced, we estimate the effects of forced mobility on housing quality. In 
these analyses, our outcome is a variable indicating whether renters expe
rienced any of the following problems in the year prior to being interviewed: 
(a) a broken stove or other appliance, (b) a broken window, (c) a broken ex
terior door or lock, (d) mice, rats, or other pests, (e) exposed wires or other 
electrical problems for at least three days, (/) no heat, (g) no running water, 
or (h) stopped-up plumbing for at least 24 hours. We also constructed a count 
variable measuring how many of these housing problems were experi
enced.

To estimate the effect of a forced move on housing quality, we use doubly 
robust logistic regression models. In these models, the predicted probability 
of an event for respondent i, p„ is related to the independent variables 
through the link function:

log[(jpi)/(1 — Pi)} = B0 + .^forced move,- + 52income, + I^incomej*
+ fhblack renter, + BsHispanic renter;
+ Mother race renter, + _B7less than HS degree, 
+ .Bgsome college, + .^bachelor's degree or more, 
+ Tic female renter, + Unmarried,
+ T^children in household; + Buage,
+ Twcriminal record; + Tisrental assistance;
+ Ihepast job loss; + Tnpast breakup,- 

+ Big residential tenure before move,
+ Tismonths in current home;.

Estimates of the effect of a forced move may be biased if those who are 
most likely to experience such a move (because they lack the material or 
social resources to avoid one) also suffer disproportionately large effects 
from forced moves. Matching methods allow us to reduce estimation bias 
due to effect hetereogeneity by creating data sets that have similar multi
variate distributions of covariates (balance) across groups of people who did 
and did not experience forced mobility. Matching achieves balance through 
pruning observations for which there are no good comparisons and weight
ing those that remain, resulting in the weighted distribution of covariates
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being similar in both groups of individuals (Morgan and Winship 2007). The 
doubly robust regression uses weights produced by the matching program 
to adjust for imperfect covariate balance and, in this case, will provide an 
unbiased estimator as long as either the matching model or the regression 
model is correctly specified (Stuart 2010; Iacus, King, and Porro 2012).

To implement the doubly robust regression, we use coarsened exact 
matching. In the logic of matching, every renter who experienced a forced 
move ideally would be matched with a renter with identical covariates who 
did not experience a forced move; however, exact matching is virtually 
impossible when matching on multiple variables or continuous covariates 
Coarsened exact matching compromises by treating continuous variables as 
categorical variables (e.g., a continuous measure of age is transformed into 
10-year intervals) and then assigns observations to strata wherein every ob
servation is an exact match on the full set of coarsened covariates. Coars
ened exact matching then produces weights so that the sample is perfectly 
balanced in terms of these coarsened variables (Blackwell et al. 2009; Iacus 
et al. 2012).

We rely on previous research to select variables across which to improve 
balance. Because family structure and point in the lifecycle are associated 
with likelihood of eviction, we match on respondent’s gender, marital status, 
age, and the presence of children in the household. We also match on re
spondent’s race and ethnicity and on a variable indicating a criminal record, 
which can hamper one’s housing prospects. To account for socioeconomic 
status, we match on income and variables indicating whether the respon
dent has no degree, a high school degree, or some college education. We also 
consider an integer variable measuring the number of months respondents 
lived in the residences from which they were involuntarily removed. If 
respondents did not experience a forced move, this variable measures how 
long they have lived in their current residence. An uninterrupted housing 
spell is an indication that the respondent has a low latent propensity for 
forced moves. And because we focus on housing problems that renters 
experienced in the previous year in their current residence, we add a 
variable to the doubly robust regression that measures how many months 
the respondent was living in the current residence out of the previous 
12 months.8
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8. Roughly 6 percent of households in Milwaukee’s private rental market (and in the 
weighted MARS sample) receive housing assistance (Pabst 2013). Controlling for housing 
assistance had no effect on our main findings.
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We were able to perform exact matches on gender, marital status, the 
presence of children under 18 years of age in the household, race/ethnicity 
(black and Hispanic), criminal record, and education. We coarsened age, 
income, and residential tenure before matching, choosing sample quartiles 
as cut-points. We refined our matching specification with the goal of im
proving either sample size or multivariate balance across the entire set of 
variables discussed above. Multivariate balance is measured by the LI 
statistic (using the Scott method for breaks) with lower values represent
ing more balance (Blackwell et al. 2009). Because achieving the best 
multivariate balance often required sacrificing sample size, we fit each of 
our models on two matched samples: one with a moderate sample size but 
a moderate LI and another with a small sample size but a lower LI.

To estimate the average effect of a forced move through doubly robust 
regression, we regress unforced moves on our set of matched variables in 
addition to other variables related to housing quality. As in our negative 
binomial models, we control for job loss and the end of a serious relationship 
13-24 months prior to being interviewed and prior to the first forced move 
(if any). Finally, we control for household income squared, receipt of rental 
assistance, and “other” ethnicity because respondents were not matched on 
these covariates. In the appendix, we display summary statistics of our key 
variables (table Al).9

Last, to address hypothesis 4, that urban renters who experienced a 
forced move will be more likely to undertake an unforced move soon after, 
we estimate the effect of having experienced a forced move on the likeli
hood of undertaking a subsequent unforced move.10 Analyses estimating the 
effect of forced mobility on subsequent unforced mobility are similar to 
those estimating its effects on housing quality; we use matching to improve 
balance across the same variables considered in the models estimating 
housing quality.11
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9. Owing to space constraints, and because the LI statistic is the best indicator of multivariate 
balance across groups of renters who do and do not experience a forced move, we have 
excluded summary statistics for our matched data, but they are available upon request.

10. As expected, the association of a forced move with making any kind of subsequent 
move (forced or not) is statistically significant and noticeably larger than the estimated 
association of a forced move with making a subsequent unforced move, as in the displayed 
models.

11. The variable “tenure before move” covers a different set of residences in the housing 
quality models than in the moving models. Accordingly, the optimal matching specification 
differs between these models.
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Because we wish to determine if having experienced forced removal 
increases the chances of future unforced mobility, we first observed whether 
respondents experienced a forced move during the first year of our retro
spective calendar (i.e., 13-24 months prior to being interviewed). Respon
dents who did were placed in the forced-move group. We next observed 
whether respondents voluntarily moved in the second year of the retro
spective calendar. We assigned those respondents who moved a 1 on the 
unforced moves variable. This approach guarantees at least 1 full year of 
observation after the forced move.
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12

RESULTS

THE FREQUENCY AND MOTIVATION OF MOVES 

AMONG MILWAUKEE RENTERS

We display in table 1 the number of recent moves undertaken by renters by 
income quartile. In the MARS sample, households with mcomes less than 
$12,204 belong to our first quartile, and those with incomes above $32,400 
fall into the fourth. Because mobility patterns of the renters in the second 
quartile closely resembled those in the third, resembling natural breaks in 
the data, and because our theoretical model postulates three mobility pro
cesses corresponding to one’s income with more renters belonging to the 
middle of the distribution than the tails, we combine the second and third 
income quartiles into a single category. These renters live in households 
with incomes between $12,205 and $32,400.

Table 1 shows that roughly half of Milwaukee’s renters relocated at least 
once in the 2 years prior to being interviewed. Nearly 34 percent moved 
once, and nearly 16 percent moved more than once. Roughly 42 percent 
of the poorest renters in Milwaukee moved in the 2 years prior to being 
interviewed, compared to 56 percent of the city’s most financially secure 12

12. It has the added benefit of conservatively biasing our estimates of the effect of a 
forced removal toward zero by misclassifymg as “forced move without subsequent move” 
(subsequent unforced move = 0) instances in which (a) the forced and subsequent unforced 
move both occur in the first year; or (b) a forced move occurs in the first year but the 
unforced move occurs after the interview. Similarly, we conservatively misclassify cases in 
which the forced move occurs before the start of the retrospective calendar (but the sub
sequent unforced move is observed) as “subsequent move without forced move” (subse
quent voluntary move = 1).
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Residential Relocations by Income Quartile

Forced Relocation and Residential Instability | 243

TABLE i.

Moves in Previous 2 Years

2+0 1
1st quartile
2nd and 3rd quartiles
4th auartile
Total

58.38
51.26

44.24
50.33

25.08
40.83
29.46
33.32

16.54
7.88

26.30
15.85

Note.—Weighted percentages Gisplayeo. Renters in the 1st quar
tiles live in households with annual Incomes less than $12,204. Trose 
in the 2nd and 3rd quartiles liv$ in households with annual incomes 
Detween $12,205 anc' $32,400. Those in the 4th quartile I've in house
holds with incomes above $32400 N = 989 renters.

renters and 49 percent of renters in the middle group. At first glance, 
residential instability among urban renters does not appear to rise the 
further one falls down the economic ladder. That one in six renters moved 
two or more times within a 24-month period implies that a nontrivial 
percentage experience relatively high levels of residential mobility. Among 
Milwaukee renters, those on each tail of the income distribution are more 
likely to have undertaken multiple moves. While less than 8 percent of 
renters in our second and third quartile reported having moved two or 
more times recently, 16.5 percent of renters in the first quartile and 26.3 per
cent of renters in the fourth quartile did.

Table 2 displays the percent of forced and unforced moves by income 
quartile. Roughly 17 percent of the moves Milwaukee renters undertook in 
the 2 years prior to being surveyed were forced. The city’s poorest renters 
were more likely to have experienced forced mobility, with almost one in 
four recent moves undertaken by those in the lowest income quartile be
ing forced. By comparison, a little over 1 in 7 of the recent moves under
taken by renters in rhe highest income quartile were forced. This differ
ence, involving the frequency of forced mobility among renters in the first 
and fourth income quartiles, is statistically significant (p < 05). The fre
quency of forced mobility among renters, even the most financially stable 13

13

13. Comparisons between renters who had not recently moved and those who did revealed 
a statistically significant difference only between the first and fourth income quartiles (p < 
.01). Comparisons between renters who had experienced two or more recent moves and those 
who had not (stayers and one-time movers) revealed statistically significant differences 
between ail three groups, with the biggest differences generated when the second and third 
quartile group was involved in the comparison (p < .001).
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Move Type oy Income QuartileTABLF 2.

Move Type

Forced Unforced

1st quartile
2nd and 3rd quartiles
4th quartile
Total

23.33
16.98

76.67 
83 02 
85 45 
83.33

13.55
16 67

Note.—Weighted percentages displayed. N — 7i0 roves 'n 
the previous 2 years.

in our sample, reinforces the importance of accounting for forced displace
ment when investigating the causes and effects of residential mobility.

Table 3 increases the magnification, displaying the multiple types of 
moves that make up the forced and unforced relocations displayed in 
table 2. The most common type of forced move in our sample (44 percent) 
was informal eviction: landlord-initiated involuntary relocations that occur 
beyond the purview of the court. This implies that estimates of the fre
quency of eviction based on court records, estimates that themselves sug
gest eviction to be commonplace in poor neighborhoods (Desmond 2012b), 
have undershot the mark. Slightly over one in four forced moves was a 
formal eviction (27 percent). Tenants who experienced a formal eviction 
either received a court order to vacate the premises, received an eviction 
notice and moved before going to court (defaulting), or entered into a court- 
supervised agreement with a landlord (a stipulation agreement) that later 
resulted in eviction. An additional 20 percent of forced moves involved the 
foreclosure of rental property, owing to landlords falling behind on their 
mortgage payments (see Been and Glashausser 2009). Twelve cases involved 
the property being condemned by city inspectors as unfit for human habi
tation.14 15 Four cases involved families moving in anticipation of a coming 
eviction notice.

14. As we have shown elsewhere (Desmond and Gershenson 2015), many forced moves, 
especially those among financially secure renters, are attributed not to tenant poverty or 
rent burden but landlord discretion cr neglect, e.g., removing tenants for nonmonetary 
reasons. Virtually all forced moves experienced by the city’s roost financially secure renters 
were informal or formal evictions.

15. It bears amplifying that although researchers have focused significant attention on 
government-initiated forced displacement, such as urban renewal, we find that private market 
evictions outpace government-initiated forced moves by a very wide margin As far as we can 
tell, no forced moves in our sample were executed on the basis of eminent domain.
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table 3. Forced and Unforced Moves in Detail (Weighted)
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N % Subtype % All Moves

Forced moves (N = 177)
Informal eviction
Formal eviction
Landlord forec,oseo
Conaemned propety
Anticipatory eviction
Urforced n raves, resoonsive (N = 217)
Housing problems
Neighbornood danger
Rent hike
Other/muitiple reasons
Landlord d spate
Financial problems
Temporary arrangement
Family breakup or violence
Neighbor problems
Roommate dispute
Unforced moves: vclu itary (N — 316)
Independence
Housing upgrade
Other/multiple reasons
Proximity to kin or friends
Proximity to work or school
Save money
Neighborhood upgrade
Sentimental location
Find work
Approved for rent assistance

73 .44 .11
47 .27 .07
36 20 .05
12 .07 .02
4 .02 01

49 .23 .07
38 .18 .05
21 10 .03

20 09 .03
18 .08 .03
24 .11 .03
17 .08 .02
16 .07 .02
6 .03 .01
8 .04 .01

72 .23 .10
71 22 .10
68 .22 .10
33 .10 .05
29 .09 04
24 .08 03
6 .02 .01
4 .01 .01

.038 01

.001 .00

Note.-—Moves are mutually exclusive. If a respondent .isted multiple 
reasons for moving, we assigned their move to the category that most 
limited their choces and, therefore, was likely the most important driver of 
their move 1 his meant that forced moves were given more explanatory 
pnrracy than unforced responsive or voluntary moves and that responsive 
moves were given more explanatory primacy than voluntary moves.

Subcategories of unforced moves are more numerous than those for 
forced moves. For the sake of parsimony, our analyses pivot on the distinc
tion between forced and unforced mobility. But here, because we seek to 
describe renters’ moves in fine detail, we can further divide unforced moves 
into two types: those that are responsive and those that are voluntary. 
Responsive moves aie motivated by housing or neighborhood conditions 
such as rent hikes, a deterioration in housing quality, escalating violence in 
the neighborhood, domestic violence, and relationship dissolution. Volun
tary moves are intentional and unforced relocations, often carried out to 
gain residential advantage. These include moves to be closer to kin or
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friends, school, or work, as well as to obtain housing and neighborhood 
upgrades.

The most common type of responsive move was that initiated by a 
housing problem (23 percent). Many tenants spoke of the need to leave 
units after their condition deteriorated. Eighteen percent of responsive 
moves were motivated by real or perceived neighborhood danger. Renters 
moved when they felt unsafe, perceived a growing gang presence, or were 
victimized by crime. In the words of one respondent, “Nos robaron. Las 
puertas me rompieron.” (We were robbed. They broke in the doors.) Another 
moved after her car was stolen; still another reported moving because 
“three people got shot three blocks from [her] house, and [she] didn’t want 
to come home late.” Ten percent of responsive moves were initiated after 
a landlord increased the rent; an additional 9 percent were attributed to 
a dispute with a landlord. Tenants cited the owner being “mean” or 
“greedy” or “coming into the house even when [they] were sleeping.” Re
lationship dissolution or domestic violence, situations in which respon
dents wore out their welcome at temporary arrangements, and disputes 
with roommates or neighbors together accounted for roughly a third of re
sponsive moves.

The most common type of voluntary move was motivated by a desire for 
independence (23 percent). These cases involved renters striking out on 
their own, leaving their parents or friends’ places for their own units. As 
one respondent said, “It was time for me to move. Get out of my mom’s 
place. It was time for a change, and I was pregnant, too.” Several simply 
stated the need to have their “own place.” Housing upgrades were the 
second most common reason for voluntary moves (22 percent). While 
responsive moves owing to housing problems were motivated by a negative 
impulse (the need or desire to leave dangerous or degrading conditions), 
voluntary moves seeking housing upgrades were motivated by a positive 
one, namely, desire for residential amenities. While an additional 22 percent 
of voluntary moves were propelled by multiple factors or motivations too 
idiosyncratic to categorize, 10 percent were undertaken out of a desire to be 
closer to friends and kin. An additional 9 percent were meant to put workers 
close to their places of employment or students closer to their schools, and 
8 percent were motivated by a desire to save money. Only 2 percent of 
voluntary moves were explained by an explicit desire to obtain residential 
advantage (again, a positive impulse in contrast to the negative one to leave 
behind dangerous streets) (Wood 2014).
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RESIDENTIAL MOBILITY AND ECONOMIC STATUS

Table 4 reports the results of three negative binomial regression models es
timating the number of moves renters experienced in the previous 2 years. 
Incidence rate ratios (IRRs) and robust standard errors are displayed. 
Model 1 estimates the number of moves renters experienced based on their 
household income and its quadratic term. Figure 2 draws on the estimates of 
all three models shown in table 4 to illustrate the relationship between 
residential mobility and household income among Milwaukee renters.

In model 1 of table 4, the IRR for household income is below 1 and is 
marginally significant (p < .10), but the IRR for its squared term is above 1 and 
is significant (p < .01). This suggests that the likelihood of moving decreases 
as household income increases but that at some point as one climbs the 
economic ladder, the likelihood begins to spring up again. As shown in fig
ure 2, model 1 estimates the likelihood of relocation to be highest among 
very poor renters, generating an estimation line that drops steadily with

Negative Binominal Regression Modeling Number of Moves in Previous 2 Yearstable 4.

(1) (3)(2)
IRR SE IRR SE IRR SE

Annual household income ($10,000s)
Annual household income squared
Black renter
Hispanic renter
Other ethnicity renter
Less than high school
Some college
Bachelor’s degree or more
Female renter
Married
Children in the household

.927 .042
1.011 .004’

.951 .042 .968 .045
1.009
1.089

.004* 1.007
1.043

.004
.100 .103

.958.988 .114 .122
.955 .219 .894 .219

1.237 .1421.157 .124
.924 .093.963 .091

1.148 .1471.124 .137
1.0531.072 .095 .103
.832 .108.847 .100

1.106 .097 1.030 .100
Age .980 .003' .977 .004***
Criminal record
Job loss in previous 13-24 months
Breakup in previous 13-24 months
Forced move in previous 13-24 months
Intercept
Ln alpha
Alpha

1.2021.287 .134* .138
.922 .132 .853 .131

1.239 .147 1.286
1.306
1.463

-2.074

.155*

.173*
.876 .075

-1.659 .342
.190 .065

.277*1.436
-2.269

.257*

.587 .575
.126.103 .061 .072

989 938N 961

Note.—Model 3 adjusts the dependent variable by subtracting one move for respondents who had 
expenenced a forced move in the previous 2 years. IRR — incidence rate ratios. Robust standard errors are 
displayed.

* p < .05.
** p < .01.

p < .001 (two-tailed).
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0 3I 2 4 5
Household Income (SI0.000s)

Ml — M2 M3

f i o u r e 2 Incidence rate ratios estimating the number of moves renters experienced in the 
previous 2 years, drawn from table 4 models 1, 2, and 3.

income gains, bottoms out for households making between $30,000 and 
$35,000, and increases at a shallow pitch for households making more 

In model 1, the relationship between residential mobility and economic 
status is visualized as a downward slope with a slight uptick at the tail 
Including our control variables in model 2 has the effect of reshaping this 
downward slope into a shallow bowl. The squared term for household 
income remains significant in this model, but levels of residential mobility 
no longer appear as heightened among veiy poor renters. In model 2, move 
counts fall until household income reaches $25,000. The line then flattens 
but begins to rise again for renters in households making more than 
$32,000. Model 2 supports our theoretical model postulating the relation
ship between economic status and residential mobility to be curvilinear. 
After controlling for race and ethnicity, education, family structure, criminal 
record, and recent shocks (job loss and relationship dissolution), we find 
support for hypothesis 1: residential mobility is highest among the most 
financially insecure and secure renters in our sample

We also hypothesize that, among urban renters, the curvilinear relation
ship between economic status and residential mobility is driven by in
creased for ced mobility on the lower end of the income distribution and 
increased unforced mobility on the higher end. If this <s true, then low
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-ncome should not be associated with higher levels of resTdential mobility 
once we control for forced moves (hypothesis 2). This is precisely what 
we find. In model 3, which observes if renters experienced a forced move 
13 -24 months prior to being interviewed, the squared term for household 
income is reduced to marginal significance (p < .10), but the coefficient for 
forced moves is statistically significant and substantively large. All else 
equal, renters who experienced a forced move are expected to have a 
moving rate 1.3 times greater than those who avoided involuntary dis
placement. The picture that emerges from model 3 is almost a mirror 
image of the picture presented in model 1 Our full model implies that 
involuntary displacement helps to explain why the poorest renters in our 
sample move more than their better-off counterparts.

We also find that older renters experienced less residential mobility. 
Renters wiih a criminal record experienced more residential mobility, but 
this association becomes insignificant once we control for involuntary dis
placement. And model 3 finds that renters who experienced relationship 
termination 13-24 months prior to being interviewed had a higher moving 
rate, net of other factors.

In figure 2, the lifting of the estimation line for each subsequent model 
represents the estimated effect of income on residential mobility becoming
less acute as more controls are introduced. Note that only in model 3 do we 
see an incidence rate ratio above 1. This suggests that if it were not for forced 
moves, financially secure renters would move more often than financially 
insecure renters.

Tf experiencing a forced move is associated with increased levels of 
residential mobility, there are two ways of interpreting this finding. This 
pattern could reflect the fact that many moves among low-income renters 
are forced and/or that forced mobility itself increases subsequent mobility.
Our findings up to this point support the former interpretation that many 
moves among low-income households are forced. We now turn to matching 
models to test the latter 'nterpreration: that forced moves increase subse
quent mobility.

Forced Relocation and Residential Instability | 249

THE ESTIMATED EFFECT OF FORCED MOBILITY

CN HOUSING QUALITY

Table 5 displays the results of two models estimating the effect of forced 
mobility on housing quality. A regression model fit on the full sample (model 
l) shows that an involuntary move in year 1 significantly increases the
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Logistic Regression Modeling Housing Problems in Unmatched and Matched SamplesTABLE 5-

(1) (2) (3)

Coefficient SE Coefficient SE Coefficient SE

Forced move
Annual household income ($10,000s)
Annual household income squared
8lack renter
Hispanic renter
Other race renter
Less than high school
Some college
Bachelor’s degree or more
Female renter
Married
Children in the household

.902 .404* 3.024
-2.491

1.139’ 2.901
-3.861

1.035
-2.584
-1.676

1.028’
4.399.048 .101 2.595

-.002 .010 .606 .389 .940
.611 .192’ 5.483 5.470

6.925
4.552
4.604.284 .243 7.891

.371 .384

.653 .214’ -2.712
2.107

2.445 -2.115
2.396

2.900
2.084.314 .184 1.153

.054 .258

.410 .170* -.916
-1.544

1.333 -.768 1.380
-.049
-.155
-.015

.210 2.214

.197 •1.191 2.166 -4.404
-.181

-7.020
-2.761

5.237
-.856

2.262
Age .006* -.029

-4.452
.065 .120

Criminal record 
Rental asistance
Job loss in previous 13-24 months 
Breakup in previous 13-24 months 
Tenure before move (months) 
Months in current home 
Constant

.221 .209 1.844*
0.931
1.479

1.878’
-.274 .270 1.453 1.421

.199 .239 2.789 1.241 ***

-.171
-.002

.214 .796 1.401 1.158

.001 .045 .023 .089 .033'
.032 .014* -.245

-2.026
.127 -.457

14.894
.143**

10.663-.269 .379 6.362
N 796 68 54
Pseudo R2 
Sample Ll

050 .530 .680
.982 .655 .600

Note.—The model 1 sample uses the full sampie; models 2 and 3 are fit on matched samples. Some var
iables were dropped from models 2 and 3 due to multicollinearity. Robust standard errors are displayed.

* p<.os.
** p<.01.

p c .ooi (two-tailed).

likelihood that a renter will experience long-term housing problems such 
as broken appliances, exposed wires, or no heat. For ease of interpretation, 
we estimate the average marginal effect of forced removal on unforced 
mobility. To estimate an average marginal effect, the probability of experi
encing housing problems is calculated twice for each respondent: once 
while assuming he or she has experienced a preceding forced move, and 
again while assuming he or she has not. The difference between these two 
estimates is the individual-level marginal effect of involuntary mobility on 
housing problems. The average marginal effect is then calculated by averag
ing the individual-level marginal effect across all respondents (Bartus 2005). 
The estimated average marginal effect here is roughly 20 percentage points. 
Marginal effects are additive, so interpretation of their magnitude is inde
pendent of base rates. For example, in our sample the average renter has a
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50 percent chance of experiencing lasting housing problems. Our findings 
suggest that after experiencing a forced move, the chance that a renter 
will experience housing problems in the next residence mcreases by at 
least 20 percentage points to around 70 percent.

To reduce bias in the estimation of the effect of a forced move, we use 
data balanced with respect to forced moves. Matching creates a sample that 
is suited for estimating the effect of a single variable but not for simulta
neously adjudicating among the importance of multiple variables (Holland 
1986). Accordingly, only the forced move coefficient is substantively mean
ingful in models 2 and 3 of table 5, These models also document a large and 
significant association between forced mobility and housing problems The 
marginal effects for these estimates correspond to involuntarily displaced 
renters being 25-35 percentage points more likely to experience long
term housing problems. When we use linear regression to estimate the as
sociation of forced moves with the number of housing problems, we find that 
renters whose last move was forced reported experiencing around .6 ad
ditional long-term housing problems in the last year, compared to other 
renters (models available upon request). Together, these findings lend 
support to hypothesis 3. Urban renters whose last move was forced live in 
lower-quality housing than urban renters whose last move was unforced

Forced Relocation and Residential Instability | 251

16

THE ESTIMATED EFFECT OB FORCED MOBILITY

ON RESIDENTIAL INSTABILITY

Table 6 displays results from our regression models estimating the effect 
of forced mobility on subsequent unforced mobility. Model 1, a logistic 
regression model applied to the full sample, shows a large and strong pos
itive association between involuntary housing loss and a subsequent un
forced move. For model 1, the estimated average marginal effect of experi
encing a forced move is a 14 percentage point increase in a renter’s chance of 
experiencing an unforced move the followmgyear.That is, while the average 
renter in our sample has around a 26 percent chance of moving in a given 16

16. Like many other American cities, Milwaukee offers little by the way of relocation 
assistance for the involuntarily displaced. This is particularly true for the informally evicted, 
who have no proof of their eviction. Unsurprisingly, then, supplemental analyses found that 
relying on an agency to locate housing (e.g., the Housing Authority, a community-based 
organization) had no effect on the association of forced moves with housing problems.
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table 6. Logistic Regression Modeling Unforced Mobility in Unmatched and Matched Samples

252 | Social Service Review

(2)(1) (3)

Coefficient SE Coefficient SE Coefficient SE

.367**Forced move
Annual household income ($10,000s)
Annual household income squared
Black renter
Hispanic renter
Other race renter
Less than high school
Some coliege
Bachelor's degree or more
Female renter
Married
Children in the household

1.220 2.899
1.978

-.130

1.197*
.876*

2.636
1.959

-.147

1.239*
1.438.048 .149

.013.010 .075 .114

.336-.242
-.674

4.211 2 664 
5.271*

6.651 7.807
.502 11 002

.699 .622
.387' 4.280

-.371
8.644

-7.789
-9.734

2.291
-.046
-.028

2.147*
1.656
4.638
3.534*
4.090*
1.842

1.069
-.119 .346 1.825 3.781

.177 .420

.110 .294 -24.739
-7.912
17.196

6.029'
6.049
2.078’

.399-.030
-.378
-.028

.324
Age .015 .096 .119 .171
Criminal record 
Rental assistance
Job loss in previous 13-24 months 
Breakup in previous 13-24 months 
Tenure before move (months) 
Constant

.532 1.340
1.600

-15.743 2.229’.331
.483 .823.225
.497 .258 .857-.825 -2.140

-1.778
-.161

-7.880

2.494
1.7301.267

.093*
3.748

.631 .351 .110
-.029
-.616

.009’ -.182
-1.953

.148
.648 9.113

N 92679 39
Pseudo R7 
Sample Ll

.482.189 .449
.967 .622 .382

Note.—The model 1 sample uses the full sample; models 2 and 3 are fit on matched samples. Some var
iables were dropped from models 2 and 3 due to multicollinearity. Robust standard errors are displayed.

* p < .05.
** p<.01.

p < .001 (two-tailed).

year, that chance increases 14 percentage points to around 40 percent after 
experiencing a forced move.

Two doubly robust regressions using data processed and weighted by 
coarsened exact matching (models 2 and 3) estimate that an involuntary 
move in year one increases a renter’s chance of experiencing an unforced 
move in the following year by an average marginal effect of 23-26 percent
age points.17 These estimates are statistically significant and substantively 
large despite considerable conservative bias built into our estimates and the 
set of covariates for which we have controlled.

By indicating that renters who experienced a forced move were signif
icantly more likely to undertake an unforced move the following year,

17. The estimated average marginal effect is dependent not just on the size of the 
estimated model coefficients but also on the probability that each respondent experiences 
housing problems. Because each model is fit on a different sample, the probabilities used in 
calculating the estimated average marginal effect differ across models.
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compared to matched renters who avoided involuntary displacement, these 
results lend support to hypothesis 4. We hypothesize that one possible 
mechanism for this relationship has to do with housing quality: namely, that 
many renters who experienced an involuntary move relocated to worse 
housing units. Our analyses presented above support this hypothesis. But 
are those housing problems enough to motivate a subsequent, unforced 
move? To gain some purchase on this question, we examined in detail the 
reasons renters cited for their moves. We focused on two sorts of renters: 
those who voluntarily moved and then voluntarily moved again and those 
who involuntarily moved and then later moved by choice. In a weighted 
sample, we find that 53 percent of renters who experienced a forced move 
followed by an unforced move attributed their latest move to a desire to 
move to a better housing unit or neighborhood, while only 34 percent of 
renters with two consecutive unforced moves reported having done so for 
these reasons. This difference is statistically significant (p = .04). Unforced 
movers whose previous move was involuntary were far more likely to cite 
housing or neighborhood problems as the reason for their relocation than 
unforced movers whose previous move was also unforced. These descrip
tive findings lend support to our argument that housing problems are a 
mechanism that helps explain the link between involuntary displacement 
and residential mobility.

Subgroup analyses (not shown) suggested two important additional 
findings. First, our main results from the logistic regressions appear to be 
driven primarily by families with children. This suggests that households 
with children face unique obstacles when attempting to find subsequent 
housing after experiencing a forced move- from maximum occupancy lim
its and family discrimination to pressure to rehouse minors as quickly as 
possible-- and are particularly compelled to accept substandard condirions.
It further suggests that parents or caretakers feel an extra measure of ur
gency to move their children away from degrading and dangerous hous
ing conditions. Second, analyses applied to a subsample of Hispanic renters 
find the estimated effects of involuntary mobility on our two outcomes to be 
substantially larger than those reported for the full sample. Perhaps owing 
to the condition of the housing stock in Milwaukee’s predominantly His
panic Near South Side, Hispanic renters who experience involuntary dis
placement appear to be more likely to relocate to substandard housing and 
to undertake an unforced move from those conditions soon thereafter, 
compared to white and black renters.
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DISCUSSION

Residential stability begets a kind of psychological stability, which allows 
people to place an emotional investment in their home, social relationships, 
and community and promotes subjective well-being based on empathy and 
reciprocity (Evans 2004; Oishi 2010), begets school stability, which increases 
the chances that children will excel in their studies and graduate (Temple 
and Reynolds 1999), and begets community stability, which increases the 
chances for neighbors to form strong bonds and to invest in their block 
(Sampson 2012). Residential stability is crucial to the life chances of chil
dren, adults, and communities. But many low income families enjoy little of 
it. When it comes to residential instability among poor households, docu
mentation outpaces explanation. High mobility rates among low-income 
households largely have gone unexplained.

This study directly investigat es the patterns and mechanisms of residen
tial mobility among urban renters, among whom the majority of low-income 
city- dwellers count themselves. It finds, first, that involuntary displacement 
drives heightened mobility rates among the most financially insecure rent
ers in Milwaukee. This finding lends support to our conceptual model pos
tulating three archetypes of residential mobility involving the involuntar
ily mobile, financially insecure households who move frequently because 
they are forced to; the purposefully mobile, financially secure households 
who move frequently because they want to; and, in between, the immobile, 
renters who move infrequently, being neither so destitute as to regularly 
experience eviction nor so financially advantaged as to relocate to a nicer 
home or better neighborhood.18 Our emphasis on the immobile recognizes 
that residential stability is not universally optimal, especially for families 
residing in disadvantaged neighborhoods. The lack of affordable housing 
not only contributes to high rates of forced displacement among the in
voluntarily mobile, it also prevents the immobile from leaving resource- 
deprived and dangerous neighborhoods (Sampson 2012; Sharkey 2013).

Once we accounted for involuntary displacement, which is overlooked in 
most research on residential mobility, we find that income was no longer as
sociated with rates of mobility among urban renters. This finding is driven 
by two independent yet reinforcing processes. The first is that the moves of

18. Households that relocate voluntarily on average experience a significant improve
ment in neighborhood quality, but those that experience involuntary dislocation relocate to 
neighborhoods with higher poverty and crime rates (Desmond and Shollenberger 2013)

This content downloaded from 132.174.255.003 on December 29, 2017 00 12.02 AM
All use subject to University of Chicago Press Terms and Conditions (http://wwvv.joumals.uchicago edu/t and c).

http://wwvv.joumals.uchicago


very poor renters are disproportionately forced: almost a quarter of recent 
moves undertaken by Milwaukee’s poorest renters (with household in
comes below $12,204) were involuntary dislocations. The second process 
has to do with heightened levels of unforced mobility that regularly follows 
a forced move. A forced move often compels renters to move into a subpar 
apartment, which in turn compels them soon thereafter to undertake an 
intentional move to find better housing Our study shows that renters who 
recently experienced a forced move were more likely to live in lower-quality 
housing units than matched renters who did not; and it shows that renters 
who were forced from their previous dwellings had a significantly higher 
likelihood of undertaking an unforced move in the period following their 
involuntary displacement than matched renters who were not. Renters who 
recently experienced a forced move followed by an unforced move were 
much more likely to cite housing problems or neighborhood dissatisfaction 
as the motivation for the latter relocation than renters who recently expe
rienced an unforced move followed by another unforced move. These find
ings indicate that forced relocation not only accounts for a significant poi- 
tion of moves experienced by poor renters, but is itself associated with 
heightened residential mobility among low-income renters.

By showing that involuntary displacement is fairly common among low- 
income renters, this study underscores the need for policy makers to ded
icate attention and resources to this issue. Policy makers should recognize 
the importance of informal evictions, found here to be the most common 
type of forced move renters experience. The findings of this study imply that 
any estimate of the prevalence of involuntary displacement that neglects 
informal evictions, be it based on administrative data (e.g., eviction records, 
social sendee files) or conventional surveys (e.g., the American Housing Sur
vey), is a significant underestimate. Although renters who are informally 
evicted are denied due process, initiatives aimed at formalizing displace
ment may increase their hardship because, should those renters be evicted, 
they will be marked with a record. Policy makers should recognize the po 
tential negative consequences of encouraging landlords or tenants to settle 
their disputes in civil court; and if they wish to extend eviction prevention 
assistance to households facing informal eviction, they should reconsider 
the rules of such programs, which typically require households to exhibit a 
court summons or other legal documentation Perhaps most important, law
makers should investigate how open records laws, which allow civil court 
files to be accessed easily, may contribute to the proliferation of informal
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evictions,, as many tenants may know their rights but have good reason not 
to assert them.

In attempting to identify the mechanisms of residential mobility among 
urban renters, this study identifies two previously undocumented conse
quences of involuntary displacement. First, we find that forced relocation is 
associated with increases in residential instability. Residential instability not 
only can adversely affect families, it can also destabilize both sending and 
receiving neighborhoods Since, as we have demonstrated, a forced reloca
tion increases the likelihood of not one but two moves, a single eviction may 
destabilize multiple city blocks: the street from which a fanfily was evicted, 
the street to which the family then temporarily moves, and the street to 
which the family moves again, seeking better conditions. Forced displace
ment can thus contribute to what Jane Jacobs (1961, 271) calls “perpetual 
slums,” or churning environments where people are forever on the go and 
nothing appears nailed down. Perpetual slums are the enemy of civic en
gagement, neighborly trust, and local community and are an incubator of 
crime (Sampson 2012). The relationship between involuntary displacement 
and residential instability is therefore concerning not only fiom the per
spective of low-income renters but also from the perspective of low-income 
communities.

Second, we find that forced relocation increases the chances of renters 
relocating to low-quality housing. Housing has been shown to be a key social 
determinant of health (Wilkinson and Marmot 2003), and inadequate hous
ing has a direct relationship to a myriad of acute problems, from asthma, 
developmental delays, and lead poisoning in children to heart disease and 
poor mental health in adults (Evans and Kanrrowitz 2002; Shaw 2004). It 
cau also bring about broader social ills. For example, overcrowding leaves 
children with limited opportunity to concentrate on homework or enjoy an 
uninterrupted night’s sleep, which can in turn affect their school perfor
mance (Ready, Lee, and Weiner 2004). Although mvoluntarily displaced fam
ilies often subsequently move away from the run-down units they accept 
after experiencing a forced move, it may take them several months to do so. 
It took the Hinkston family a year to move from the indecent and over
crowded apartment they accepted following their eviction. Of the house
holds who experienced a forced move 13-24 months prior to being inter
viewed, 43 percent did not experience an unforced move the following year. 
Moreover, research has shown that even limited exposure to substandard 
housing conditions can have lasting effects, especially on children’s health
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(Morgan et al. 2004). Our findings suggest that if we wish tc understand 
why some low income families live in decidedly worse housing units than 
others and potentially suffer the consequences that come with that, a sig
nificant part of the answer may lie in the reasons they relocated in the first 
place.

These findings suggest that an effective way to decrease residential 
instability among poor families and to prevent them from moving into 
substandard housing would be to lower the incidence of forced displace
ment. Providing indigent tenants in. housing court with free legal counsel is 
an effective way to prevent displacement. Randomized experiments (e.g., 
Seron et al. 2001; Greiner, Pattanayak, and Hennessy 2013) find that tenants 
represented by lawyers are much more likely to avoid eviction, irrespective 
of the merits of their case. However effective legal aid might be, this 
initiative would not benefit families displaced beyond the purview of the 
court (the informally evicted). If most evictions are attributed to nonpay
ment of rent, which itself is largely attributed to the extreme housing bur
den of poor renting households, then the most effective policy intervention 
aimed at decreasing involuntary d-'splacement would involve increasing the 
supply of affordable housing (DiPasquale 2011). This could be accomplished 
by expanding opportunities for low-income home ownership, building more 
public housing, increasing affordable housing requirements for local devel
opers, or encouraging landlords to offer fixed-rent, long-term leases.

When interpreting the findings of this study, it is important to note its 
limitations. First, because this study was restricted to renters’ residential 
histories, we did not observe transitions into homeownership. Some higher- 
income renters in our sample presumably went on to become homeowners. 
If we were able to observe these transitions over an extended time period, 
we likely would have recorded lower rates of residential mobility among 
better-off respondents, as homeownership typically promotes residential 
stability.15 Second, as noted above, we observed household income only at 
the time of the interview. Although our models include additional measures 
of socioeconomic status (e.g., education) and controls for financial shocks 
(e g., job loss), our analysis would have benefited from a reliable income 
variable measured over the entire duration of the study period. This limita-

19. That said, Thomas Boehm and Alan Schlottmann (2004) find that low-income 
minority households have a higher likelihood of transitioning from first-time homeowner
ship to renting than from renting to first-time home ownership.
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tion introduces endogeneity concerns and may have led us to overestimate 
moves among higher-income renters if respondents relocated to achieve 
better wages. As displayed in table 3, only 1 percent of moves in our sample 
(IV = 8) were motivated by a renter’s desire to find work. Nevertheless, the 
constraints of the income measure remain an important limitation of our 
study. Third, while the unique depth of our survey instrument allowed us to 
identify previously unexplored relationships among forced moves, housing 
quality, and subsequent unforced moves in a somewhat typical American 
city, future research also is needed to evaluate the extent to which these 
findings are generalizable to settings beyond Milwaukee.

These limitations notwithstanding, this study improves our understand
ing of why low-income families move as often as they do and empirically 
documents previously overlooked consequences of forced mobility. Concep
tually, the findings of this study contribute to a more comprehensive model 
of residential mobility and urban inequality, one that reconciles the tension 
between the residential attainment and instability perspectives. Our pro
posed model allows for multiple processes driving patterns of mobility (or 
immobility) depending on urban renters’ financial means, stresses the im
portance of moderate but important variations in levels of financial security, 
and emphasizes the need to document critical differences in move types 
(especially between involuntary and purposeful relocations), since forced 
dislocation is a key mechanism of residential instability.
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APPENDIX

Descriptive Statistics for Full, Unweighted SampleTABLE Al.

MinSDMean Max

Unforced move in previous 1-12 months 
Forced move in previous 13-24 months 
Housing problem
Annual household income ($10,000s)
Black renter
Hispanic renter
Other race renter
Less than high school
Some college
Bachelor's degree or more
Female renter
Married
Children in the household

.259 0 1

.073 0 1

.523 0 1
2.506 1.915 0 14

.462 0 1

.183 0 1

.046 0 1

.213 0 1

.306 0 1

.132 0 1

.621 0 1

.161 0 1

.695 0 1
38.499Age 13.748 15 91

Criminal record .174 0 1
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table ai (continued)

MinMean SD Max

Rental assistance
Job loss in previous 13-24 months 
Breakup in previous 13-24 months 
Tenure before move (months) 
Months in current home

.083 0 1

.110 0 1

.121 0 1
52.699
6.505

67.348
5.635

0 623
0 12

Note.—These unweighted summary statistics should be viewed as descriptions of the analytic sample 
used in our models, not estimations of actual demographic and mobility patterns (N = 1,086).
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Summary

The County Health Rankings are based on a model of population health including

• health outcomes—based on an equal weighting of length and quality of life, and

• health factors—weighted scores of four major factors: health behaviors, clinical care, social
and economic factors, and the physical environment.

To calculate the health factors ranks in the County Health Rankings, each of the four components is 
weighted based on an assessment of its relative contribution to the health outcomes described 
above. Since there is no single correct weighting distribution, we arrived at weights drawing on a 
number of different perspectives:

Historical perspective

Review of the literature

Weighting schemes used by other health rankings 

D. Analytic approach

Pragmatic (stakeholder engagement) approach

A.

B.

C.

E.

The following table summarizes the alternate weighting distributions suggested by these five 
perspectives and our recommended weighting scheme for the County Health Rankings-.

Summary of Different Perspectives on Assigning Weights to Determinants of Health
Other Rankings* County

Health
Rankings

Analytic
Approach

Pragmatic
Approach

Literature
Review

WI, KS, NMHistorical
Perspective

AHR
TN

21%
(up to 8x 

clinical care)

57%

Social and 
economic factors 40%40% 40% 55% 25%27%

Increasing
importanceHealth behaviors 25% 30%40% 40% 37%37%

*
Clinical care 14% 20%25%10% 15% 21%27%(up to 50%)
Environmental
factors

25% 10%10% 5% -3%7% 9%

*AHR = America’s Health Rankings; the four other rankings were done within the states of 
Wisconsin, Kansas, Tennessee, and New Mexico
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DIFFERENT PERSPECTIVES
FOR ASSIGNING WEIGHTS TO DETERMINANTS OF HEALTH

Historical Perspective
Over the past century, the leading causes of death and morbidity m the United States have changed 
dramatically.

1930-1950: Sanitary revolution and improvements in environmental health
In the tirst half of the 20“ century in the U.S., the leading causes of disease and death were associated with 
the unhealthy environments in which people lived In 1900, pneumonia, influenza, tuberculosis, diarrhea, 
enteritis, and ulceration of the intestines accounted for nearly one-third of all deaths. These leading health 
problems resulted from poor sanitation (e.g., typhoid), unhealthy food supply (c.g., pellagra and goiter), poor 
prenatal and infant care, and unsafe workplaces or hazardous occupations (CDC 1999b). In response to these 
health problems, public health efforts focused on laws and regulations intended to improve the health of the 
environment, such as motor-vehicle safety regulations, occupational safety laws, and control of infectious 
diseases, safer and healthier foods, and fluoridation of drinking water (CDC 1999a). These policies led to 
dramatic reductions in communicable diseases and maternal and infant mortality.

1.950-1970: Increasing role of health care
By the middle of the 20th century, heart disease and cancer had become the leading causes of death in the 
United States. The focus of interventions began tc shift to health care services, including the delivery of 
“clinical preventive services” such as vaccination for childhood disease, improved maternal and prenatal care, 
and the detection and treatment of high blood pressure. Despite some attention to preventive services, most 
of the attention of the health care system focused on the treatment of diseases. Evans commented that “by 
midcentury the providers of health care had gained an extraordinary institutional and even more intellectual 
dominance, defining both what counted as health and how it was to be pursued.” By the early 1970s, the U.S. 
had developed extensive and expensive systems of health care, underpinned by health insurance systems diat 
covered most—but not all- -children and adults (Evans and Stoddart 1990).

1970-1990: Contribution of health behaviors (smoking/diet/exercise) increases
As heart disease, cancer, stroke, and lung disease became the leading causes of death during the mid-1900s, 
public health researchers began to focus on identifying their causes. Large-scale studies such as the 
“Framingham Heart study”, the “Seven Countries study”, and the “British Doctors study” began to identify 
the leading causes of chronic diseases. These studies began to elucidate the important contributions of 
cigarette smoking, diet, physical inactivity, and high blood pressure to the leading causes of death.

The Lalonde Report was published in 1974 in Canada and has been recognized as the first modern 
government report to state that the emphasis on health care was not sufficient to improve the health of the 
population (Lalonde 1974). The report noted that the generally accepted view at that time was that the level 
of health in a population was equated with the level of “health care.” Instead, it proposed a new “health field’ 
concent that health be broken up into four broad elements: human biology7, environment, lifestyle, and health 
cate organization. The report emphasized individuals' roles in changing their behaviors to improve their 
health (Minkler 1989).

The publication of the now famous paper entitled “Actual Causes of Death" by McGinnis and Foege (1993) 
drew attention to the fact that many deaths were due to preventable causes, such as tobacco use, diet and 
activity patterns, and alcohol use. Later updated by Mokdad (2001), these studies concluded that 
approximately half of ail deaths that occurred in 1990 could be attributed to the factors identified. Although 
no attempt was made to further quantify the impact of these factors on morbidity and quality of life, the 
public health burden they impose is considerable and offers guidance for shaping health policy priorities
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Expert opinion at the time suggested that health behaviors had the largest and most unambiguously 
measurable effect on health. Behaviors such as diet, exercise, substance abuse, were also factors most readily 
portrayed as under the control of individuals

1990-present: Social and economic determinants
By the beginning of the 21st century, research had begun to focus farther “upstream” on those factors that 
increase the risk of not only diseases, but also the predisposing behavioral and other risk factors. According 
to the Institute of Medicine’s report, T he Future of the Public’s Health in the 21S‘ Century, “the greatest advances in 
understanding the factors that shape population health over the last two decades has been the identification 
of social and behavioral conditions that influence morbidity, mortality, and functioning” (Institute of 
Medicine 2002). Research has increasingly demonstrated the important contributions to health of factors 
beyond the physical environment, medical care, and health behaviors, e.g., socioeconomic position, race and 
ethnicity, social retworks and social support, and work conditions, as well as economic inequality and social 
capital (Institute of Medicine 2002).

Research over the last 25 years has increasingly demonstrated the role of the “social determinants” of health 
such as income, education, occupation, and social cohesion as equal contributors to health outcomes. A 
seminal publication calling attention to the role of the social determinants was the book from the Canadian 
Institutes for Advanced research titled “Why Are Some People Health and Others Not? The Determinants of 
Health of Populations” (Evans, Barer,and Marmour, 1994). In this publication the Evans-Stoddart multiple 
determinant field model was advanced, as well as an early chapter explaining some of the neuroendocriine 
stress pathways through which the independent effects cf the social determinats get “under the skin”. Since 
that time, a new academic field of social epidemiology has developed (Berkman and Kawachi 2000), a 
highlight of which is the identification of the social gradient in health, in which it is not only the extremes of 
high and low levels of education and income which have health outcome effects but at most gradations in 
between.

One of the most important investigators in this field is Sir Michael Marmot, a British social epidemiologist, 
whose studies of British civil servants clearly illustrates the gradient effect of social and economic status on 
health (Marmot et al. 1978). The four administrative job categories leflect different education and income 
profiles among British civil servants. Marmot demonstrated there is increased mortality from heart disease at 
each of the four occupational levels (the “social gradient”). In addition, the contributions to this mortality 
from common risk factors such as blood pressure, smoking, and cholesterol, increase with lower occupational 
grade. Even so, the amount of mortality not explained by these standard risk factors, in a British system 
where all have access to medical care, is quite remarkable.

Such relationships have also been shown for income, education, and other components of the social 
determinants of health. While teasing apart the effects of these separate social factors is challenging for 
researchers, the evidence is convincing, for example, that level of education is probably as important as 
medical care and other factors in improving health. A large body of research supports this claim, including the 
fact that people in nations, states, and counties with higher education rates have better health outcomes in 
many categories. For example, in 2005, the age-adjusted mortality rate for adults with some education beyond 
high school was 206 per 103,000 However, it was twice as great for those with only a high school education, 
and three times as great for those with less than high school education (Department of Health and Human 
Services 2008). People with more education also have fewer disabilities and better physical functioning.
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Review of the Literature
Unfortunately, although the literature has clearly established the individual importance of environmental, 
clinical care, health behaviors, and social and economic factors as determinants of health, there is no literature 
that specifically indicates the relative contribution of these four types of determinant to broad health 
outcomes, i.e., morbidity and mortality (how healthy people feel and how long they live).

An oft cited McGinnis et ai (2002) paper states: "...using the best available estimates, the impacts of various 
domains on early deaths in the U.S. distribute roughly as follows: genetic predispositions, about 30%; social 
circumstances, 15%; environmental exposures, 5%; behavioral patterns, 40%, and shortfalls in medical care, 
10%” (5). Since these estimates also include the contribution of genetic factors that are generally considered, at 
least for the moment, to be both non-modifiable and non measurable, we need to adjust these estimates for use 
in determining weights for the County Health Rankings. Removing genetic factors, the revised estimates are:

Social circumstances 
Environmental exposures 
Behavioral patterns 
Medical care

21%
7%

57%
14%

However, some caveats should be noted:
1) The "long standing estimate" of 10% for medical care is actually based on "expert" estimates of the 

contribution of health care system deficiencies to total mortality; (DHHS, 1980);
2) The estimates for medical care represent the contribution of medical care deficiencies to early deaths, 

rather than the positive contributions of medical care to avoiding mortality;
3) The estimates represent contributions to early death and do not address contributions to other impoitant 

health outcomes, such as health-related quality of life; and
4) These estimates do not fully reflect the important interrelationships between the determinant categories.

Some investigators have examined single determinants of mortality; for example, Bunker estimated that 3 of 
the 7.5 years of life expectancy that were gained after 1950 were due to medical care (1994). Others attribute 
much of the gain (58%) in life-years to primary prevention or reductions in population risk factors such as 
smoking, cholesterol, and blood pressure (Unal et al., 2005). More recently, Cutler and others (2006) assigned 
a 50% weight to medical cate, while also carrying out sensitivity analysis from 25% to 75%. Wilper et a). 
(2009) recently updated previous IOM figures, estimating that about 45,000 or 8% of deaths among 18-64 
year olds were due to lack of health insurance 1

Wolff and colleagues (2007) have estimated that correcting disparities in education-associated mortality rates 
would have averted eight times more deaths than those attributable to medical advances between 1996 and 
2002. One of the most precise studies, which controlled for many other possible explanations, showed a 1 
3%reduction in mortality rates for each year of additional schooling (Elo and Preson 1996).

Looking at two determinant categories, using longitudinal data from the Americans’ Changing Lives survey, 
Lantz and colleagues (2001) found that four common health risk behaviors (smoking, physical activity, 
alcohol consumption, and body mass index) had only modest impact in predic ting functional status and self 
rated health in low income populations after controlling for socioeconomic factors; they concluded that “risk 
behaviors are not the dominating mediating mechanism for socioeconomic health differences.” Similar results 
had also been found using mortality as an outcome (Lantz et al 1998).

1 Approximately 1 million deaths under age 75 occurred in 2000. Assuming no deaths in uninsured children and no 
uninsured 65-74 year olds, this means that lack of insurance accounted for a minimum 5% of prema*ure deaths. One 
could assume that lack of insurance might have an equivalent impact on quality of life.
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Weighting Schemes Used by Other Rankings
The othci tank mgs efforts we examined all include measures of mortality and morbidity in their outcomes, 
but there are differences in:

a) How different categories of determinants are defined and 
h) The specific measures used within each category of determinants.

The widely recognized America’s Health Rankings (AHR) combines both outcomes and determinants in its 
weighting scheme: outcomes account for 25% and determinants 75% (6). We reassigned weights for the 
determinant categories in their 2009 report (see Appendix 1), to model the weights that would be given to 
each of their four determinants categories if determinants were weighted separately from outcomes:

• Behaviors 27%
• Community & environment 37%
• Public and health policies 17%
• Clinical care 20%.

Mapping the AHR measures to the specific measures to be included in the County Health Rankings yields the 
following distribution of weights:

Health behaviors (smoking, obesity, binge drinking)
Clinical care (health insurance, primarv care physicians, preventable hospitalizations)
Social and economic factors (high school graduation, children m poverty, violent crime)
Physical environment (air pollution)

37%
27%
27%

9%

The University of Wisconsin Population Health Institute and two other public health institutes (Tennessee 
and Kansas) that have developed county health rankings based on Wisconsin’s model have used the following 
overall weighting scheme for health factors:

Health behaviors 
Health care 
Socioeconomic factors 
Physical environment

40%
10%
40%
10%

However, another state (New Mexico) that developed county health rankings based on the Wisconsin model 
made a slight modification to its weights:

Health behaviors 
Health care 
Socioeconomic factors
Physical environment

40%
15%
40%

5%

The Kentucky Institute of Medicine Task Force that oversaw the preparation of the Health of Kentucky report 
that included rankings of county health based on 25 health measures “decided that each measure would not 
be weighted and that each measure would be given equal value in the county total scores.” The 25 measures 
are listed in Appendix 1. Nine of these measures reflect “health outcomes” and one measure was considered 
non-modifiable (population older than 65). The remaining measures did not include any environmental 
measures but the implicit weighting for the remaining measures can be inferred as follows:

• Behavioral/social factors (9 out of 15 measures) 60%
• Demographics (2 out of 15 measures)
• I lealth access (4 out of 15 measures)

13%
27%
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Analytic Approach
Prior to acquiring the comprehensive national data now being used to compile the County Health Bankings, 
Athens (2008) set out to develop a model using county-level data to represent health outcomes and data 
reflecting three of the four health factors: health behaviors, health care, and social and economic factors 
(environmental factors were not readily available). Using a data set of about 400 of the more heavily 
populated counties in the U.S and after verifying the validity of these thi ee categories using factor analysis, 
Athens regressed measures representing the three categories sets on a health outcome score (premature death 
based on years of potential life lost prior to age 75 and self-reported health status). The resulting coefficients 
were converted to weights:

Empirically Derived 
Weight

49%
39%
12%

Determinant Category

Social and economic factors 
Health behaviors
Health care

A recent similar analysis using the entire 2010 County Health Bankings dataset (including environmental factors) 
yielded the following results (for additional information see Appendix 2):

Empirically Derived 
Weight

21%
27%
55%
-3%

Determinant Category

I Iealth care 
Health behaviors 
Social and economic factors 
Physical environment

One of the issues in analysis such as these is the timing of determinants and outcomes, in the preceding 
analyses, our measures of determinants did not always precede our outcome measures. However, in another 
study where we conducted regression analysis, secondary county-level data were collected on modifiable and 
nonmodifiabk health determinants from 1994-2000 for use as the independent variables, vdth mortality rates 
(under age 75 age adjusted) from 2001-2003 as our dependent variable (Kindig et al, Public Health Reports in 
press). While some time lag between determinants and outcomes was achieved, the lag was probably not long 
enough to fully capture the long term effects of determinants on outcomes. This regression analysis was then 
used to predict state age-adjusted mortality rates, where each state’s “ideal” predicted mortality was 
determined based on the state achieving the best observed level among all states of modifiable determinants. 
The results of the regression analysis are shown in Appendix 3. As with all cross sectional analysis, a major 
limitation of the study was the use of ecologic data to derive associations which might indicate causal 
relationships. However, the model is conservative in that it is limited to the highest level of any modifiable 
variable that any state has already achieved; several such as high school graduation rates and smoking rates are 
likely to reach levels higher than any state has so far in the future.

Given the analytic limitations of the model, it is difficult to draw precise conclusions from the relative 
contributions of each modifiable determinant. The directions of the relationships are all in the expected 
directions based on theory and other empirical work. Of note however is the larger independent association of the 
socioeconomic factors than the behavioral determinants, which is consistent with previous work of Lantz and others 
cited earlier(Lantz et al 2001, Lantz et al 1998); this could be due in part to the greater reliability of 
socioeconomic variables from the census than the multiple years of BRFSS behavior survey data. The
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magnitude of the living alone social determinant variable was surprising, although the direction of the 
association is consistent with previous work (Koskinen, 2007). Both this work and the studies of Lantz give 
credence to the likelihood that social determinants may make a greater contribution to many health outcomes 
than individual behaviors alone when their interrelationships are considered.

The preceding analysis focused solely on mortality but the World Health Organization has been periodically 
estimating the extent of risk factors for both death and quality of life (using the measure of disability-adjusted 
life years, or DALYs). Their most recent report (2009) provides further insights into the percentage of deaths 
and DALYs attributable to a variety of risk factors for the world, low-income, middle-income, and high- 
income countries (see Appendix 4) The 24 risk factors described in this report are responsible for 44% of 
global deaths and 34% of DALYs.

Childhood and maternal unde munition: underweight, iron deficiency, Vitamin A deficiency, Zinc 
deficiency, suboptimal breastfeeding

Other diet-related risk factors and physical inactivity: high blood pressure, high cholesterol, high blood 
glucose, overweight and obesity, low fruit and vegetable intake, physical inactivity 

Addictive substances: tobacco use, alcohol use, illicit drug use 
Sexual and reproductive health: unsafe sex, unmet contraceptive need
Environmental risks: unsafe water, sanitation, hygiene; urban outdoor air pollution, indoor smoke from 

solid fuels, lead exposure, global climate change
Occupational risks: risk factors for injuries, carcinogens, airborne particulates, ergonomic stressors 
Other risks: unsafe health-care injections, child sexual abuse

However, as seen from the list of risk factors examined, since the WHO report focused primarily on only two 
of the four main health factors in the County Health Rankings: health behaviors and the physical environment. 
Drawing on the results for high-income countries suggests the following attribution of cause that can assist us 
in determining relative weights within the behavioral and environmental health factors:

DALYsDeaths and DALYs attributed to selected risk factors in high- 
income countries 2004_______________ ____ ____  __

Deaths

Dirt-related risks and physical inactivity 25% 13%
Alcohol and drug use 2% 9%

18% 11%Tobacco use
Environmental risks (urban outdoor air pollution, unsafe
water/sanitation, and lead exposure)_________________
Source: WHO. Global Health Risky. Mortality and Burden of Disease Attributable to Selected Major Risks. 
World Health Organization 2009, Geneva Switzerland.

3% 1%

7



Pragmatic Approach
The goal of the County Health bankings is to engage multiple sectors in community health improvement. Some 
sectors are likely to be able to exert more influence on some health factors than others, as depicted in the 
graphic below. For example, the health care sector not only can influence measure of health care but can also 
make significant contributions in the area of health behaviors as well.

Sectors
Rankings Metrics Non-profitEducation BusinessHealth care Government

Tobacco use

Diet and exercise

Health behaviors Alcohol use V MV
Sexual behavior

Driving

[ Access to care V VV VClinical care

[ Quality of care

Education

Employment and income
Social and economic 

environm ent VV V VVSocial isolation

Children at risk

Violent crime

V V! Ail and v/ater quality VV
Physical envir onment

Built environment

So, even though research may show that clinical care itself may have a smaller impact on health outcomes 
than health behaviors, the health care sector can influence health behaviors as well as clinical care. Thus, a 
more pragmatic approach to assigning weights that might encourage greater participation across multiple 
sectors in community health improvement might result if the four determinant categories were given equai 
weights, i.e.,

25% for health care 
25% for behaviors
25% for social and economic factors, and 
25% for physical environment.
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Appendix 1: Weighting in Other Rankings

America’s Health Rankings
Name of Measure % of Total Effect on Score

DETERMINANTS
Personal Behaviors
Prevalence of Smoking 
Prevalence of Binge Drinking 
Prevalence of Obesity

7.5 Negative
Negative
Negative

5.0
7.5

Community & Environment
High School Graduation 
Violent Crime 
Occupational Fatalities 
Infections Disease 
Children in Poverty 
Air Pollution

Positive
Negative
Negative
Negative
Negative
Negative

5.0
5.0
2.5
5.0
5.0
5.0

Public & Health Policies
Lack of Health Insurance 
Public Health Funding 
Immunisation Coverage

Negative
Positive
Positive

5.0
2.5
5.0

Clinical Care
Adequacy of Prenatal Care 
Primary Care Physicians 
Preventable Hospitalisations

5.0 Positive
Positive
Negative

5.0
5.0

OUTCOMES
Poor Mental Health Days 
Poor Physical Health Days 
Geographic Di parity 
Infant Mortality 
Cardiovascular Deaths 
Cancer Deaths 
Premature Death 

OVERALL HEALTH RANKING

2.5 Negative
Negative
Negative
Negative
Negative
Negarive
Negative

2.5
5.0
5.0
2.5
2.5
5.0

100.0

Note: Ita Hayed measures were not included in analysis for determining weights ol County Health Rankings 
determinants.
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Health of Kentucky Report

Behavioral/Social Factors
Prevalence of Smoking 
Prevalence of Youth Smoking 
Prevalence of Obesity 
Lack of Physical Activity 
Oral Health
Motor Vehicle Deaths
Violent Crime Offenses (per 100,000 population) 
Drag Arrests (per 100,000 population) 
Occupational Fatalitie s (per 100,000 workers)

Demographics
High School Graduation 
Per Capita Personal Income 
"Population Older Than 65

Health Access
Uninsured Population
Primary Care Physician to Population Ratio (HPSA 1 3,500) 
Adequacy of Prenatal Care 
Immunization Coverage

Health Outcomes
Low Birthweight Infants (percent of 1,000 live births)
Infant Mortality (deaths per 1,000 live births)
Infectious Disease (casesper 100,000population)
Prevalence of Diabetes (percent adults)
Limited Activity Days
Cardiovascular Deaths (per 100,000population)
Cancer Deaths (per 100.000population)
Total Mortality (per 100,000population)
Premature Death (YPLL-75 deaths per 100,000population)

Note: Italiattyd measures were not included in analysis for determining weights of County Health Rankings determinants.
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Appendix 2: Analysis of 2010 County Health Rankings Dataset
We used multivariate linear regression models to determine the relationship between our measure of county 
health outcomes, based on an equal weighting of length and quality of life, and health determina nt measures 
in four categories: clinical care, health behaviors, social and economic factors, and physical environment. The 
specific construchon of the health outcomes score was based on the following weighting; premature death, 
50%; self-reported health status, 10%, average number of physically unhealthy days per month, 10%; average 
number of mentally unhealthy days per month, 10%, and percent of low biilhweight live births, 20%.

We ran six models:

Model 1: All the individual indicators were regressed on the outcome z-score. This approach demonstrates
whether each indicator is significantly associated with the outcome variables. Using composite scores 
for the categories of health factors masks the independent contribution of the indicators on change 
in health outcomes.

Model 2: T he health factors were regressed on the outcome score. The goal of this model was to develop a 
weighting scheme for the categories of health factors in their relationship to the health outcomes 
score. (Each of the measures within a health factor category was weighted equally.)

Models 3-6: We regressed the measures in each of the four determinant categories, to determine the relative 
contribution to health outcomes of the measures within each category, relative only to other 
measures witlnn the same category.

Before running the regression analyses, we converted all measures—-outcomes and determinants-to z-scores. 
Because z-scores are unit-less, they facilitate analysis when using a wide array of measures and allow for the 
creation of composite variables (Allen and Sharpe 2005); the disadvantage is that the coefficients are more 
difficult to interpret. It is also important to note that because the data are ecologic and cross-sectional, it is 
impossible to prove that changes in the health factors in the model actually effect change in health outcomes. 
The purpose of this analysis was not establish causality but to identify potential relative contributions of 
different health factors to the health outcome score upon which the County Health Rankings are based.

The results for Models 1 and 2 follow. Because of missing data for many measures, the sample size for 
Model 1 was reduced from the total number of 3141 counties to 1265 counties where data were available for 
every indicator. For Model 2, the sample size was larger since its construction did not require that data be 
available for every measure.
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REGRESSION MODELS (dependent variaole: health outcomes scoie)

MODEL 1
IJNSTD D SE STD E Pr > [tjVariable

Expected Effect Intercept 0.01 0.000.01 0.26
CLINICAL
CARE % Unisured

General Practice MDs/lOOK Pop 
% Diabetic Medicare Enroliees Rev HbAlcTest 
Discharge rate for Ambulatory Care-Sensitive Conditions 
% Chronically hi Patients Admitted to Hospice in Last 6 Mo. Life

-0.06 <.0001 
-0.03 
-0.03 
0.11 < 0001

-0.06
-0.03
-0.03

0.01+
0.01 0.01
0.01 0.01

0.11 0.014

0.00 0.01 C.01 0.61
HEALTH
BEHAVIORS Adult Smoking Prevalence

Obesity (3MI>=30) Prevalence
Bir.ge Drinxing Prevalence
Chlamydia Rate per 100K
Teen Birth Rate, Ages 15-19/IK
Crude Motor Vehicle-Related Mortality Rate/IOCK

0.18 0.01 0.22 <.0001+
0.01 0.01 0.01 0.304

0.01 -0.18 <.0001
<0001

-0.144

0.09 0.090.024

0.05 0.02 0.07 0.004

0.21 0.02 0.21 <.00014

SOCIAL AND
ECONOMIC
FACTORS

Average high school freshman graduation rate 
% Adults 354 wno graduated college 
Unemployment rate 
% Children in poverty 
Gini Coefficient
Prevalence of Not Getting Social/Emotional Support 
% Single-parent households
Vioient Crime Rate/100K__________________________

-0.07
■0.01
0.02

0.01 -0.08
-0.01
-0.02

<.0001
0.02 0.66

0.200 014

0.18 0.02 0.21 <.0001
<.0001
<.0001

4

0.01 0.100.084

0.05 0.01 0.074

0.02 0.02 C.02 0.194

0.01 0.07 <.00010.044

PHYSICAL
ENVIRONMENT Unhealthy Air Quality Days PM2.5 

Unhealtny Air Quality Days Ozone 
% Z'pcodes in County w/out healthy Food Outlet 
Liquor Stores per 10K population

0.01 0.01 0.02 0 194

0.01 0.01 0.02 0.194

0.01 0.01 0.01 0.354

-0.02 0.01 0.02 0.084

MODEL 1,265N
FITS 0.85ADJ RSQ 

FVALUE 302.70
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p <.0001
MODEL 1
UNSTDB SE STD B Pr > |t|Variable

Expected Effect Intercept C.01 C.01 0.00 0.97
CLINICAL
CARE

0,19 <.00010.06 0.00
% Unisured
General Practice MDs/lOOK Pop 
% Diaoetlc Medicare Fnrollees Rev HbAlclest 
Discharge rate for Ambulatory Care-Sensitive Conditions 
% Chronically lil Patients Admitted to Hospice in Last 6 Mo. Life

4

4

HEALTH
BEHAVIORS

0.07 C.00 C 25 <.0001
Adult Smokmg Prevalence
Obesity (BMI>=30) Preva'.ence
Binge Drinking Preva'ence
Chlamydia Rate per 10CK
Teen Birth Rate, Ages 15-19/IK
C^ude Motor Vehicle Related Mor:al'ty Rate/lOQK

4

4

4

4

4

4

SOCIAL AND
ECONOMIC
FACTORS

0.08 0.00 0.51 <.0001
Average high school freshman graduation rate 
% Aduits 354 who graduated college 
Unemployment rate 
% Childr en in poverty 
Gini Coefficient
Prevalence of Not Getting Sociai/Emotional Support 
% Single parent households 
Vioient Crime Rate/IOOK

4

4

4

4

4

4

PHYSICAL
ENVIRONMENT

000 -0.03 0.00-0.01
Unhealthy Air Quality Days PM2 5 
Unhealthy Air Ouality Days - Ozone 
% Z.ipcodes in County w/out Healthy Food Outlet 
Liquor Stores per 1QK population

4

4

4

4

MODFL 3,093N
9.66FITS ADJ RSQ 

FVALUE 1481.25
<.0001P
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Appendix 3: Results from Kindig et al (in press)
Table 1 shows the results of Kindig et al’s analysis. The final ecologic model predicting counties’ mortality 

rates (#=3,017 counties) had an R2 value of 0.87, indicating a very high level of prediction of county mortality 

with the 25 retained first- and second-order (squared) terms. The second-to-last column shows the change in 

the number of deaths of those younger than 75 years of age per 100,000 population for a 1% prevalence 

increase of each predictor variable (or $1,000 increase in median household income). Note that the 

prevalences had varying ranges (comparing states’ minimum and maximum prevalences among variables), so 

that a 1% increment for employment rate (range: 3.6% to 6.1%) was relatively more pronounced than a 1% 

increment in prevalence of college graduates (range: 15% to 30%).

Table 1. Study results: Regression analysis of modifiable and nonmodifiable variables on county deaths 
_______________________________ per 100,000 population (2001 -2003)_______________________________

Main- 
effect co
efficient 
(deaths

Estimated 
increment (or 
decrement) of 

deaths per 
100,000 for a 
1% increased 
prevalence*

Squared 
term co
efficient 
(deaths 

per
100,000)

States’ States’ States’ 
min.

(% or $) (% or $)
P-valuefmean max.

(% or $) per
100,000)

131Intercept

Nonmodifiable Variables
% native-born 91.8 72.7 3.9 <.000198.6 3.9
% rural 28.3 5.5 61.8 -0.64 -0.64 <.0001
Race %
African American 10.4 0.5 36.6 1.8 1.8 <.0001

<.0001Asian 3.7 0.7 58.1 1.2 1.2
Pacific Islander 0.7 < 00010.0 23.3 -2.2 -2.2
American Indian 2.4 19.1 1.4 <00010.4 1.4
% age 65 and over 12.5 17.6 -2.1 <.00015.7 -2.1

50.8% female 48.3 51.9 2.0 0.0012.0
% Hispanic or 
Latino 7.8 42.1 0.099 -0.012 0.003 <.00010.7

Modifiable Variables
% uninsured 13.4 8.2 -0.26 <.000123.7 11.3 7.8
% high school
graduates_____
Median family 
income ($1000)

81.9 72.8 88.1 -3.9 <.0001-3.9

50.0 37.0 66.3 -3.6 0.033 <0001-1.9

% college graduates 23.8 15.0 33.1 -2.7 <.0001-2.7
5.6% living alone 9.8 11.7 7.2 7.2 <.0001

56.6% inactive 47.1 67.9 2.3 -0.019 0.0011.3
% smokers 13.923.1 30.0 1.7 1.7 <.0001
% unemployed 3.6 2.5 0.72 0.36 <.00016.1 2.0
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% obese 13.018.1 23.0 0.49 0.49 0.003

Appendix 4: Results from World Health Organization
Table 2: Ranking of selected risk factors: 10 leading risk factor causes of DALYs by income group, 2004

(millions} rffeul
DALYs Percentage 

(milioru) of totalRisk factor fiiitfarter

Low-income countries*

1 Childhood underweight

2 Unsafewater, sanitation, hygiene

3 Unsafe sex

World

1 Childhood underweight

2 Unsafe sex

3 Alcohol use

4 Unsafewater, sanitation, hygiene

5 High blood pressure

6 Tobacco use

7 Suboptimal breastfeeding

8 High blood glucose

9 Indoor smoke from solid fuels

10 Overweight and obesity 

MMiemome countries'

1 Alcohol use

2 High blood pressure

3 Tobacco use

4 Overweight and obesity

5 High blood glucose

6 Unsafe sex

7 Physical inactivity

8 High cholesterol

9 Occupational risks

10 Unsafe water, sanitation, hygiene

9.991 5.9 82

70 6J4.6 53

45 52 6 269

41 4 Suboptimal breastfeeding

5 Indoor smote hem solid fuels

6 Vitamin A deficiency

7 High blood pressure

8 Alcohol use

9 High blood glucose

10 Zincdefkiency 

High-income countries"

4.164 34

4.057 3.7 33

3.7 20 2.457

2.9 18 2144

2.7 1141 18

2.7 16 1.941

36 1.721 14

7.6 1 Tobacco use

5.4 2 Alcohol use

5.4 3 Overweight and obesity

3.6 4 High blood pressure

3.4 5 High blood glucose

3.0 6 Physical inactivity

2.7 7 High cholesterol

25 8 Illicit drugs

2.3 9 Occupational risks

20 10 Low fruit and vegetable intake

10.744 13

31 8 6.7

31 65

21 7 61

20 4.96

17 5 4.1

16 4 3.4

14 213

14 152
1111 2

“ Countries grouped by 2004 gross rational income per capita - low income (US5 825 or less;, high income 105510 066 or more).
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Table 4. Deaths and DALYs attributable to six diet related rislts and physical inactivity, 
and to ail six risks combined oy region, 2 DG4

Un»and 
middle income High incomeWorld

Percentage af deaths 

Hi<jh blood pressure 

High b'aodguccse 

Physical inactivity 

Overweight and obesity 

High cholesteric 

Low fruit and vegetatle intake 

All six nsks

16.8118 12.1

5.8 5.6 7.0

775.5 5.1
4.2 6.44.8

5.845 4.3
IS 2.9 25

25.219.1 18.1

Percentage atDALts 

High tiood press jre 

High h ood g [jcose 

Physical inactrsih 

O.rweight a r.d obesity 

High cholesterol 

Low fruit and vegetatle intake 

All six risks

3.8 3.5 6.1

15 492.7
4.12.1 1.9

10 652.4

3.42.0 1.8

1.0 1.31.1

6.5 12.67.0

Table 5: Deaths and DALYs attributable to alcohol, tobacco and illicit drug use, and to all 
three risks together, by region, 2004

Low and
World middle income High incomeIfei

Percentage of deaths

4.0 1.63.6Alcohol use
0.40.4 0.4Illicit drugs 

Tobacco use 
All three risks

7.2 17.98.7

19.612.6 11.5

Percentage of DALYs 

Alcohol use 
Illicit drags 
Tobacco use 
All three risks

4.2 6.74.4

2.10.9 0,8
3.7 3.1 10.7

8.1 19.29.0
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Table 6: Deaths and DALYs attributable to five environmental risks, and to all five risks 
combined by region. 2004.

Low uid
World middle income High incomeRisk

Percentage of deatiis 

Indoor smoke from solid fuels 
Unsafe water, sanitation, hygiene 

Urban outdoor air pollution 
Global climate change 
Lead exposure 

All five risks 
Percentage of DALfs 
Indoor smoke from solid fuels 
Unsafe water sanitation hygiene 

Urban outdoor air pollution 
Global climate change 
Lead exposure 

All five risks

3.3 3.9 0.0
3.2 3.8 01

1.7 1.7 2,1

02 03 0.0
0.2 03 0.0
9.3 10.3 2.6

2.7 IS 00
42 4.6 03

0 5 05 08

04 0.004

0.6 0.6 01

8.8 9.4 1.2

WHO. Global health risks: mortality and burden of disease attributable to selected major nsks.
© World Health Organization 2009, Geneva Switzerland. Accessed November 2, 2009 at 
http://vrww.who.int/healthinfo/Lrlobal burden disease/GlobalHealthRisks report full.pdf
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Introduction
Historical trauma refers to a complex and collective trauma experienced over time and 
across generations by a group of people who share an identity, affiliation, or circumstance 
(Brave Heart & DeBruyn, 1998; Crawford, 2013; Evans-Campbell, 2008; Gone, 2013). 
Although historical trauma was originally introduced to describe the experience of children 
of Holocaust survivors (Kellermann, 2001a), in the past two decades, the term has been 
applied to numerous colonized indigenous groups throughout the world, as well as African 
Americans, Armenian refugees, Japanese American survivors of internment camps, Swedish 
immigrant children whose parents were torture victims, Palestinian youth, the people of 
Cyprus, Belgians, Cambodians, Israelis, Mexicans and Mexican Americans, Russians, and 
many other cultural groups and communities that share a history of oppression, 
victimization, or massive group trauma exposure (Baker & Gippenreiter, 1998, Campbell & 
Evans-Campbell, 2011, Daud, Skoglund, & Rydelius, 2005; Karenian et al., 2011; Sotero, 
2006; Wexler, DiFluvio, & Burke, 2009). Scholars from various disciplines have described 
the generational aspect of historical trauma as transgenerational, intergenerational, multi- 
generational, or cross-generational (Bar-On et al., 1998; Kellermann, 2001b), and have 
introduced concepts, such as soul wound (Duran, 2006; Duran & Duran, 1995) or Post 
Traumatic Slavery Syndrome (Leary, 2005), to capture the collective experience of trauma 
by specific cultural groups across generations.

Despite the multitude of terms, historical trauma can be understood as consisting of three 
primary elements: a “trauma” or wounding; the trauma is shared by a group of people, rather 
than an individually experienced; the trauma spans multiple generations, such that 
contemporary members of the affected group may experience trauma-related symptoms 
without having been present for the past traumatizing event(s). It is distinct from 
intergenerational trauma in that intergenerational trauma refers to the specific experience of 
trauma across familial generations, but does not necessarily imply a shared group trauma. 
Similarly, a collective trauma may not have the generational or historical aspect, though 
over time may develop into historical trauma.

The widespread interest in historical trauma by scholars across many disciplines presents 
two unique challenges for this new and rapidly growing area: 1) how to make sense of a 
diverse empirical literature, and 2) how to integrate that literature with theory so as to 
advance scientific inquiry. In this critical review and integration, we address these 
challenges by providing a conceptual framework for understanding the empirical literature 
on historical trauma, and then specify a theoretical model based on that framework that 
explains how historical trauma affects present-day health among individuals and 
communities.

Trauma as Narrative Representation
Central to our perspective is the view that historical trauma functions as a contemporary 
narrative with personal and public representations in the present. In an influential article 
published in this journal, Stjepan Mestrovic (1985) discussed how early scholarly work on 
stress and trauma emphasized that trauma is a psychological process independent from the
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specific traumatic event, that is, as “representation.” He argued that scientific methods 
should be employed to understand how representations of traumatic experiences impact 
health (Mestrovic, 1985). Subsequent work by medical anthropologist Allan Young further 
demonstrated how psychological trauma relies on two levels of narrative: 1) an internal logic
describing a cause-effect relationship between a past event and present symptoms, and 2) 
memory as a constructed representation of a traumatic event (Young, 1997,2004). Young 
(1997) also showed that trauma varied so dramatically across historical periods and cultures 
that we cannot assume that past generations represented their traumatic experiences in the 
same way we would today. Further, because trauma is a representation as opposed to an 
event, and because we cannot directly know the minds and lives of the past, we cannot 
assume that our way of responding to negative events is valid for prior generations Viewing 
trauma as narrative—representations that contain both personal and public components— 
directs our focus to the development and impact of present-da)- representations and their 
connection to the historic past.

To the extent that historical trauma is a narrative representation, it connects histories of 
group-experienced traumatic events to present day experiences and contexts, including the 
contemporary health of a group or community. Thus, historical trauma operates through a 
layering of narrative turns, including trauma as a concept represented in stories, history as 
socially endorsed memory, and an internal logic linking history to present suffering or 
resilience (Crawford, 2013). A narrative framework for historical trauma offers improved 
conceptual clarity and opportunity for scientific investigation into the relationship between 
trauma and present-day health by considering the ways in which historical traumas are 
represented in contemporary individual and community stories. Further, conceptualizing 
historical trauma as a public narrative avoids problems with projecting contemporary theory 
back in time, while calling on scholars to engage the full, culture-laden complexity of public 
narratives in scientific inquiry.

In subsequent sections, we review the existing research on historical trauma across cultures, 
elaborate on historical trauma as public narrative, and describe the links between 
psychological health and personal and public narratives. Finally, we present a simplified 
theoretical model that specifies how historical trauma as a public narrative influences 
individual and community health.

Existing Research and Theory on Historical Trauma
A number of empirical studies have shown that groups who have histories of trauma are 
more vulnerable to diminished psychological health in later generations. Kellermann’s 
(2001a, 2001b) reviews show that children of Holocaust survivors from Israel to Canada are 
more vulnerable to PTSD, and Barel, Van IJzendoom, Sagi-Schwartz, and Bakermans- 
Kranenburg’s (2010) meta-analysis shows that second and third generation offspring of 
Holocaust survivors display born remarkable resilience and heightened post-traumatic stress 
symptoms. Daoud, Shankardass, O’Campo, Anderson, and Agbaria (2012) documented 
lower self-rated health, poorer socio-economic status, and higher stress among Palestinians 
displaced during the Nakba of 1918 and their descendants in comparison to families who 
were not displaced. Karenian et al. (2011) found elevated post-traumatic stress symptoms
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among descendants of the Armenian genocide that, while persistent, seem to be fading with 
every subsequent generation. Several studies of Canadian First Nations indigenous peoples 
have found that a family history of forced boarding school attendance and removal from 
one’s family and community is associated with a number of subsequent behavioral health 
challenges in later generations, including: increased exposure to sexual violence and 
involvement in child welfare systems (Pearce et al., 2008), injection drug use (Lemstra, 
Rogers, Thompson, Moraros, & Buckingham, 2012), current depressive symptoms and 
increased exposure to trauma (Bombay, Matheson, & Anisman, 2011), and a history of 
abuse associated with suicidal thoughts and attempts (Elias et al., 2012). Among a sample of 
North American Plains Indians, Whitbeck, Adams, et al. (2004) have shown that historical 
trauma affects psychological health through the experience of loss. Their research has 
demonstrated that, among Native Americans, the frequency of thinking about losses 
associated with historical traumas: is associated with distressed feelings (Whitbeck, Adams, 
et al., 2004); mediates the effect of perceived discrimination on alcohol abuse (Whitbeck, 
Chen, Hoyt, & Adams, 2004); is distinct from depression (Whitbeck, Walls, Johnson, 
Morrisseau, & McDougall, 2009); and is a significant source of distress over and above 
other proximate stressors, such as childhood adversity and negative life events (Walls & 
Whitbeck, 2011).

The empirical research on historical trauma has followed the growth of theory that links 
historical trauma to individual and community health. Bar-on et al. (1998) apply attachment 
theory to explain the preponderance of insecure-ambivalent attachment observed among 
children of Holocaust survivors, an observation supported in Kellermann’s (2001a, 2001b) 
reviews of research with this population that showed a predisposition to anxiety-related 
disorders in later generations. Brave Heart and DeBruyn (1998) point out that government 
policies toward the Lakota people disrupted culture-based grieving processes, thus resulting 
in mass unresolved grief. A number of scholars further argue that the violent colonization of 
the indigenous peoples of the Americas disrupted culture-based protective factors, 
community systems, and parenting knowledge, thus leading to increased psychosocial risk, 
inadequate parenting, and health disparities in this population (Campbell & Evans- 
Campbell, 2011; Crawford, 2013; Gone & Trimble, 2012; Kirmayer, Brass, & Tait,2000). 
Walters et al. (2011) also contend that historically experienced traumas may be reflected in 
heritable biological and epigenetic mechanisms of health risk and illness. And finally,
Sotero (2006) argues that, in order for theories of historical trauma to explain the link 
between present-day health outcomes and past trauma experienced by a particular group, 
they must be consistent with three overarching theoretical perspectives: 1) psychosocial 
theory, and specifically, the link between stress and illness; 2) political/economic theory, so 
as to account for structural determinants of health and illness (e.g., power inequities); and 3) 
social/ecological systems theory, thus accounting for multi-level influences on health and 
illness. These extant theories of historical trauma do not explicitly incorporate narrative as a 
central theoretical framework, but nor are they incompatible with such a framework. A 
narrative framework for historical trauma asks us to consider more carefully the nature of 
history.

History is, in part, collective memory, and like memory, is a highly malleable, 
reconstructive process (see Antze & Lambek, 1996; Young, 2004; Zembylas & Bekerman,
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2008). Memories of past traumatic events are constructed within social and cultural 
contexts, which often determine what is remembered and how it is interpreted. As Foucault 
(2003) points out, dominant cultures often silence or diminish the value of other cultural 
groups’ narratives, that is, they disqualify other people’s knowledge and limit w hat may be 
discussed publicly. Such struggles for narrative recognition may be an im portant element of 
a group’s historical trauma narrative, such as with the struggle of Armenians to have the 
massacres of their people by Turks during the Ottoman Empire recognized as genocide. 
Trauma narratives represent an interplay between personal stories and culture and, therefore, 
are cultural constructions of trauma (Kienzler. 2008). Cultural narratives of trauma may be 
especially relevant to health, perhaps more so than the actual occurrence of an event, 
because they frame the psychosocial, political-economic, and social-ecological context 
within which that event is experienced (Young, 2004). This was evident in a recent study on 
collective trauma in the Guinean Languette region that documented a relationship between 
rates of distress and variation in local community narratives of violence and cultural 
decimation or resilience (Abramowitz, 2005).

Historical Trauma as Public Narrative
By conceptualizing historical trauma as a public narrative we are focusing on narrative 
accounts that link past experiences of traumatization by a group or community to health over 
time. Narratives of past traumas and group health over time can be found throughout the 
world and in reference to a wide diversity of mass-experienced trauma, from a single event, 
such as a natural disaster (Cox & Perry, 2011), to a recurrent history of oppression and 
traumatization (Evans-Campbell, 2008). In the latter case, it may be most fruitful to discuss 
historical trauma in terms of repeated and linked injustices and traumas, some of which date 
back centuries and others occurring in the present day. Importantly, historical trauma 
narratives will also vary by person and culture, just as memory and trauma vary across 
people and cultures (Antze & Lambek, 1996; Young, 1997), and be influenced by the 
contexts of both local and dominant cultural rules of discourse (Foucault, 2003). This 
relationship between history, memory, and contemporary contexts highlights the dual nature 
of historical trauma—on the one hand, historical trauma refers to events and experiences 
that many people consider traumatic; on the other hand, these events are carried forward 
through public narratives that not only recount the events but individual and collective 
responses to them (Brave Heart & DeBruyn, 1998; Crawford, 2013; Evans-Campbell, 2008).

Although we view historical trauma as narrative, it is important to recognize that these 
narratives are tied to real injustices or disasters. A narrative conceptualization does not deny 
the veracity of past traumatic events, but rather redirects one’s focus on how those events 
are represented and linked to health outcomes today. In this way, historical trauma consists 
of public narratives that link traumatic events in the historic past to contemporary local 
contexts so that the trauma becomes part of the contemporary cultural narrative. For 
example, whereas the fact of boarding schools existence in the history of Native Americans 
is undisputed, a contemporary narrative explains that the forced removal of children from 
their families caused the loss of traditional parenting practices among many communities 
and families, thereby harming the parenting ability of subsequent generations which 
partially explains behavioral health disparities (Evans-Campbell, Walters, Pearson, &
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Campbell, 2012). Similarly, without disputing the veracity of the Jewish Holocaust or 
Palestinian Nakba, we can identify contemporaiy historical trauma narratives that link these 
past injustices to present-day social and health conditions—each cultural group views the 
Holocaust or the Nakba respectively as a great tragedy to befall their people with continued 
ramifications in contemporary life (Barel et al., 2010, Mass I ha, 2008). The ways in which 
people and cultures represent and respond to past traumas become more central than an 
examination of the facts when we consider historical trauma as narrative.

Understanding historical trauma as a public narrative thus reframes the discussion of 
historical trauma from a search for historical explanation towards recognition of the 
contemporary experience of historical trauma and the ways in which current public 
narratives impact health. A central problem for the scientific study of how the past influence 
present health is that past events are contestable, as outlined in our discussion on memory 
and historical narratives, and fundamentally distal to the more proximate factors that 
influence present health. Whitbeck, Adams, et al. (2004) provide guidance on how one 
might disentangle proximal versus distal causes when examining the effects of historical 
trauma. Since one cannot readily measure the impact of past events, sometimes centuries 
past, on present conditions, they propose examining historical trauma influences on current 
behavior through one’s psychological experience of historical loss (Whitbeck, Adams, et al., 
2004). Specifically, their research has demonstrated empirical links between thinking about 
historical loss and psychological health indicators, thus emphasizing how the public 
narrative of historical loss represents a contemporary stressor that has specific and 
measureable health implications.

Defining Public Narratives
Narratives are stories that string together events to construct meaning and establish 
discourse (Hinyard & Kreuter, 2007; Riessman, 1993). Through shaping past experience 
into coherent stories, narratives are the primary means by which people convey 
contemporary interpretations and aspirations (Bruner, 1991). In particular, people employ 
narratives to express both individual and collective identities (Wertsch, 2008) and to situate 
themselves in their social contexts (Hammack, 2008). Personal narratives are stories told by 
an individual and are unique to that person (Rappaport, 2000), such as a personal account of 
surviving a car accident. Public narratives differ from personal narratives in as much as they 
are expressed within public discourse (Ganz, 2011), are indicative of intersubjective 
understanding (O’Donnell & Tharp, 2012), and are common among a group of people 
(Rappaport, 2000). Public narratives, thus, are the stories that shape collective memory 
through reliance on narrative elements such as characters, actions, places, and time 
(Wertsch, 2008). For example, for one village in the Guinean Languette, the local public 
narrative recounting the collective memory of attacks by Sierra Leonean Liberation forces 
includes details regarding who perpetrated the attacks at what sites and when, as well as the 
armed resistance of village youth, and the period of struggle, poverty, and loss following tfte 
attacks (Abramowitz, 2005). We draw a distinction between personal and public by 
considering whether the story is uniquely told by an individual or whether it exists in a 
broader social and cultural discourse.
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Psychological Health and Public Narratives
A substantial body of research shows a connection between different varieties of narratives 
and individual and community health. Individuals use narratives to understand traumatic 
experiences, and often report that they have changed negatively or positively in the 
aftermath of an experience (McAdams, Reynolds, Lewis, Patten, & Bowman, 2001; Tebes, 
Irish, Puglisi Vasquez, & Perkins, 2004). A common narrative recounts how one has been 
irrevocably injured or tainted by adversity (Degloma, 2009). For some, such an account 
yields a contamination narrative in which positive events are reinterpreted as leading to 
negative outcomes that result in decrements to well-being (McAdams et al., 2001). For 
example, the birth of a child may be interpreted as leading to increased stress and social 
isolation, especially when past trauma experiences are associated with related stressors. For 
others, the aftermath of trauma leads to a narrative of cognitive transformation or 
redemption in which a negative life experience is later viewed in positive terms, often after a 
period of personal struggle (McAdams et al., 2001; Tebes et al., 2004). For example, one 
may see benefit in becoming more self reliant after the death of a parent so as to result in a 
positive reinterpretation of the event’s aftermath, despite the pain caused by the loss. In 
contrast to contamination narratives, redemption and cognitive transformation narratives are 
positively associated with well-being and resilience (McAdams et al., 2001; Tebes ct al., 
2004).

Such personal narratives are contextualized within public narratives that inform how 
adversity is viewed within the broader culture or by a specific cultural group (Pals & 
McAdams, 2004). Public narratives may frame how post-traumatic growth, as one example, 
is even possible within a given socio-cultural context (Tedeschi & Calhoun, 2004) 
Affiliation with group identity and knowledge of the narratives of that group can be a source 
of resilience for marginalized groups. For example, for indigenous youth and sexual 
minority youth, group affiliation can encourage a sense of participation in a political 
struggle evidencing collective strength (Wexler et al., 2009). Resilience in response to 
adversity and trauma is, in this way, a process in negotiation with influential public 
narratives such as those conveying group histories of trauma and survival. Just as 
individuals express resilience through narratives of transformation foilowing traumatic 
events (McAdams et al., 2001; Tebes et al., 2004), so too do groups and communities 
represent group resilience in narratives of historical trauma (Crawford, 2013; Denham,
2008; Wexler et al., 2009). Denham (2008) illustrates this effectively by tracing how 
narrative frames family identity and resilience strategies through four generations of an 
American Indian family. Family and public narratives, hence, influence the formation of 
personal narratives, the interpretation of one’s contexts, and the response to personal and 
collective traumas.

Psychological well-being is related to one’s ability to process narratives and form coherent 
life stories and interpretations (Pals, 2006; Ville & Khlat, 2006). For example, the ability to 
develop autobiographical coherence linking one’s sense of self to the past and future, 
referred to as self-continuity, is predictive of suicide risk (Chandler, 1994). Like self
continuity, Chandler and Lalonde (2009) have shown how cultural-continuity—the degree to 
which a community engages in actions symbolic of their sense of community as a cultural
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group—functions as a protective factor and moderator of behavioral health problems among 
some indigenous Canadian communities. Historical trauma that results from colonization 
may lead to diminished cultural continuity, which may lead to limited collective action to 
preserve and advance a cultural legacy (Chandler & Lalonde, 2009) Conversely, narratives 
of continuity and cultural revitalization promote resiliency (Kirmayer, Dandeneau, Marshall, 
Phillips, & Williamson, 2011).

Strong cultural identity may be emblematic of public resilience in the face of historical 
trauma (Crawford, 2013: Gone, 2013). For example, Taylor and Usbome (2010) argue that 
reconstruction of a strong cultural identity following collective trauma, such as war or 
disaster, is critical in subsequent individual and community well-being. Their research has 
shown that clarity in one’s cultural identity predicts personal well-being and that clarity in 
one’s self-concept mediates this relationship across diverse cultures (Usbome & Tayior, 
2010). Furthermore, cultural identity represents the interaction between public norms and 
self-concept readily expressed in narratives (Gone, Miller, & Rappaport, 1999).
International research demonstrates that, across many cultures, family and community 
narratives contextualize an intergenerational self-concept that serves an important protective 
role, such as for adolescents (Fivush, Habermas, Waters, & Zaman, 2011) or among 
marginalized groups who may face daily discrimination (Wexler et al., 2009). Denham 
(200S) and Crawford (2013) both emphasize how for indigenous people in North America 
family narratives of historical trauma play a central role in how children situate themselves 
with respect to adversity and resilience.

A Narrative Model for Understanding the Impact of Historical Trauma on 
Health

Figure 1 presents a narrative model that specifies how public narratives of historical trauma 
impact health. As shown, the model specifies successive recursive stages beginning with 
public narratives of historical trauma that frame contemporary reminders of past collective 
trauma for a particular group or community. These contemporary reminders influence how 
salient the narrative is to a person or group; conversely, the salience of the narrative to the 
individual is critical in determining whether an experience will be interpreted as a reminder 
of historical trauma(s) or not. Narrative salience also influences whether the narrative will 
have health implications Similarly, health status influences the salience of historical trauma 
narratives; for example, if a person struggles with health outcomes that are attributed to a 
public narrative of historical trauma, then that narrative is more likely to be seen as relevant 
to one’s life. Our narrative model of historical trauma is heuristic in that it emphasizes the 
possible recursive influences between historical trauma narratives, contemporary reminders 
of that trauma, narrative salience of the trauma within personal and public contexts, and 
health impacts. We prov ide a brief description of each component of the model below.

Historical Trauma Narratives
The left side of Figure 1 depicts historical trauma narratives, that is, public narratives that 
are present-day, culturally-constructed accounts for a particular group. These narratives link 
the historical past through meaning-making to contemporary circumstances (Crawford.
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2013; Gone, 2013) as depicted in subsequent stages in the model. Following from Wertsch 
(2008), these stories shape the collective memories ol group traumas in the sense that they 
are stories collectively told, receiv ed, interpreted, and re-told—historical trauma narratives 
are the mechanisms by which memories of historical traumas are shaped and conveyed.

Contemporary Reminders of Historical Trauma
A strict definition of narrative requires a narrator telling the story; however, narratives as 
such are not the only mechanism by which information on historical traumas are 
communicated. For example, photography provides powerful visual representations that can 
serve as reminders of past atrocities (Sontag, 2003). Such contemporary reminders 
contextualize one’s lived-experience and interpretation of historical traumas. Research with 
children in Russia showed that situational reminders of trauma, such as walking past shelled 
buildings or encountering memorials at school, were found to be the greatest source of 
distress for the children (Scrimin et al., 2011). Similarly, Layne et al. (2010) identified 
general trauma reminders, such as the news, as the strongest mediator between war trauma 
exposure and PTSD and functional impairment among Bosnian children. Whitbeck, Adams 
et al.’s (2004) measure of historical loss exemplifies this process within the context of 
historical trauma, whereby contemporary contexts and experiences provide reminders of the 
historical losses. Conversely , reburial ceremonies serve as public symbols that not only 
highlight the past trauma, but may also promote nealing and resilience (Eppel, 2002; 
Honwana, 1997; Pollack, 2003). Similar to Scrimin et al.’s (2011) distinction between 
external (e g., situational and media) and internal (e.g., bodily sensations and affective 
states) reminders, we divide historical trauma reminders into public and personal reminders.

Public reminders are publically available or experienced events, symbols, contexts, systems, 
and structures that serve to remind people of historical trauma narratives, such as a new 
event similar to the past traumatic events, media-portrayed stereotypes, lack of resources, 
contaminated living environments, and pervasive poverty. Aboriginal reservations and 
decaying urban environments are examples of structural and physical contexts that can 
provide daily reminders of historic processes of loss, marginalization, discrimination, and 
trauma: “An empty city lot is not just the rubble of a razed building, but for the people who 
have seen it decay it is haunted by memories of the past” (Simms, 2008, p. 88). Also, 
dominant cultures often perpetuate oppressive public narratives about marginalized groups 
through media and other public communications, acts, and symbols (Rappaport, 2000), such 
as Native American sports mascots (Fryberg, Markus, Oyserman, & Stone, 2008).

Personal reminders are individually experienced and relate to historical trauma through an 
individual’s personal narratives. Examples of personal reminders are perceived 
discrimination, personal life difficulties, personal trauma experiences, and microaggressions 
(Sue et al., 2002). As Sue et al. (2007) have noted: “...microagressions are brief and 
commonplace daily v erbal, behavioral, or environmental indignities, whether intentional or 
unintentional, that communicate hostile, derogatory, or negative racial slights and insults” 
(p. 273). The extensive research on microaggressions provides powerful examples of how 
daily indignities are often embedded in narratives of historical oppression and trauma so as 
to serve as reminders and continuations of past oppression and trauma (Michaels, 2010).
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Narrative Salience
Figure 1 also depicts how historical trauma narratives may be more or less salient to an 
individual or community. Should a person not experience nor perceive any present impact of 
historical trauma, a narrative of trauma will not have as much meaning to them, even if they 
are aware of that history. Present conditions and experiences are what make historical 
trauma narratives relevant to the present and future. Conversely, if a historical trauma 
narrative is highly salient and accessible to an individual, present conditions and daily 
indignities also become more readily apparent as part of the historical trauma narrative. Just 
as dominant cultural narratives serve as reminders of historical traumas, family and 
community narratives of resilience, action, and aspiration can provide a counter-weight to 
oppressive dominant cultural narratives (Rappaport & Simkins, 1991). Symbols of 
marginalization bring to life the traumas in historical trauma narratives (Evans-Campbell, 
2008; Simms, 2008), whereas symbols of resistance and persistence bring to life messages 
of resilience and well-being (Denham, 2008; Fullilove, 1996).

Health Impacts
Finally, the figure also shows how narrative salience influences health impacts. Although 
Brave Heart (2003) emphasizes psychological distress as a common historical trauma 
response, as noted previously, other scholars have identified a range of negative health 
outcomes in response to historical trauma. For example, authors working with diverse 
populations throughout the world link historical traumas to such contemporary sequelae as 
predisposition to PTSD (Karenian et al., 2011; Kellermann, 2001b); symptoms of anxiety 
and depression, with a preponderance of shame and fear (Carolina Lopez, 2011; Evans- 
Campbell, 2008; Whitbeck et al., 2009); and disruptions to family and parent-child 
relationships (Bar-On et al., 1998; Campbell & Evans-Campbell,2011). Similarly, 
numerous authors use historical trauma as an explanatory framework for understanding a 
wide-range of health disparities with psychological, social, and biological mechanisms 
(Crawford, 2013; Daley, 2006; Gone & Trimble, 2012; Sotero, 2006; Walters et al., 2011). 
Despite this range of potential health impacts, Gone (2013) emphasizes that the development 
of the notion of historical trauma originates out of the psychological literature, and therefore 
most discussions of historical trauma preference negative behavioral health impacts. Further, 
as summarized earlier, health impacts may exemplify wound and survival, trauma and 
resilience (Crawford, 2013; Denham, 2008).

Illustrations of the Model
Narratives of loss and resilience—Historical trauma narratives do not always offer a 
clear path to either wounding or resilience, but instead may indicate both of these responses 
simultaneously. For example, among many indigenous groups around the world, the history 
of being colonized forms a common narrative that includes being displaced from traditional 
land and resources, physically and culturally slaughtered, and portrayed by the dominant 
culture as uncivilized and less evolved (Duran, 2006). This narrative presents a history of 
trauma, including disease, warfare, colonization, cultural genocide, and poverty, yet it is also 
a story of ongoing resistance (Campbell & Evans-Campbell, 2011) —it is a history of 
devastation and survival. Native American reservations in the U.S. and the coerced
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resettlement of Inuit into government towns in Canada serve as powerful examples of how 
historical trauma narratives can simultaneously manifest a sense of loss and resilience. This 
history carries a legacy of imprisonment—with reservations and government settlements 
serving as ongoing symbols of confinement and loss (Whitbeck, Adams, et al., 2004). 
Conversely, these communities are also sites of resilience, where indigenous peoples 
maintain traditional family structures and provide rich enculturation (Walters, Simoni. & 
Evans-Campbell, 2002). Thus, reservations and government settlements serve a dual 
function—as reminders of loss as well as places that sustain cultural identity and continuity.

A similar narrative of loss and resilience is found in Abramowitz’s (2005) description of 
how the public narratives of communities in the Guinean Languetle after attacks on their 
villages resulted in vary ing post-traumatic sy mptoms. Those villages that created narratives 
of group trauma that stressed community persistence and the survival of cultural systems 
had lower rates of post-traumatic symptoms; in contrast, villages with public narratives that 
emphasized the destruction of the community’s local moral world exhibited higher post
conflict symptoms (Abramowitz, 2005). This example also illustrates two related 
observations about narratives of loss and resilience: 1) how the wide variation in public 
narratives about trauma may result in markedly varying health impacts, and 2) how varying 
health impacts may be observed despite common traumatic experiences.

Examples of public narratives emblematic of loss and resilience are also evident in the 
experiences of other historically oppressed cultural groups, including descendants of the 
Armenian genocide during the Ottoman Empire, descendants of Stalinist persecution in 
Russian, African Amencan, and aboriginal or indigenous peoples across the world. It is not 
uncommon for these narratives to include experiences of genocide, forced relocation, 
enslavement, and ongoing discrimination and marginalization; often alongside narratives of 
resistance, survival, hope, and resilience (Baker & Gippenreiter, 1998; Evans Campbell, 
2008; Fullilove, 2005; Karenian et al., 2011; Kienzler, 2008; Pollack, 2003; Wexler et al., 
2009).

Historical trauma narratives response to disaster—Although historical trauma has 
mostly been developed io explain the experiences of historically marginalized ethnic groups, 
the construct is also relevant to understanding individual and community health for groups 
who have experienced a natural disaster. As Cox and Perry (2011) note in describing bow a 
large wildfire in British Columbia fundamentally altered the community psyche of the two 
towns most damaged by the fire, place-based traumas also engender public narratives that 
can impact health. Cox and Perry (2011) show how narratives portraying positive outcomes, 
such as strengthened sense of community, as well as negative ones, such as feelings of 
anxiety towards the stability and safery of place, were evident following this disaster. They 
also show how each of these narratives were related to people’s sense of place. In another 
example, Long and Wong (2012) describe how the tension between national and local sense 
of recovery time following the Wenchuan earthquake in China exacerbated a sense of 
communal trauma. Instead of allowing community members to recover from this disaster at 
a pace that accommodated their personal and public narratives, members were deluged with 
national support and public expectations for a speedy recovery that conflicted with these 
narratives, thus increasing negative health impacts following the disaster. Although these
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examples are nol intergenerational, they illustrate how a place based trauma can remain part 
of a community’s cultural identity through a prevailing public narrative of loss or resilience.

Place-based historical trauma narratives can also encode resilience, as is evident by public 
responses to the great Chicago fire of 1871, which decimated the new city but fostered an 
altered public identity for its surviving residents and subsequent generations. Many 
Chicagoans take pride in referring to Chicago as “the second city” because it depicts how 
the city was rebuilt using brick (rather than wood) following the great fire, how it “[rose] 
from [its] ashes, a greater city than before” (Shaw, 1921, p. 177). Not only is the narrative 
one of resilience and thriving, but the mostly brick buildings throughout Chicago sen e as a 
contemporary reminder that heightens the narrative salience of “the second city” and the 
resilience of its inhabitants.

As Pollack (2003) notes based on his research in Bosnia-Herzegovina, mass trauma 
experiences can damage people’s relationships to place, but social acts and symbols that re
narrate the connection between physical and social environments can counteract the negative 
consequences of trauma. Regardless of whether the nast traumas are felt based on place, 
ethnicity, or other social, cultural, or contextual groupings, the public narratives created in 
response to trauma influence one’s sense of identity.

Conclusion
History provides a narrative context within which contemporary social issues are 
interpreted. By incorporating a rich undersianding of community or group history into social 
science research on health, we improve the local relevance and responsiveness of research 
findings and enhance the ability of interventions to leverage community-level and culturally- 
relevant strategies and variables (Tricked: et al., 2011). Should the history contain trauma, 
the questions become in what ways the historical traumas may or may not be present or 
impactful and how we might as people and communities respond to these histories in order 
to promote resilience.

Present-day political forces are increasingly calling for dominant cultures to apologize for 
historical traumas and document the “truth” of the traumas. In theory, truth commissions 
promise to repair damage of past abuses through rhetorical strategies that change the 
dominant cultural narrative to an admission of guilt and wrong doing (Edwards, 2010). Yet, 
research on the impact of truth commissions is mixed. Evidence from the South African 
Truth and Reconciliation Commission suggests that the commission improved general 
knowledge but had little to no impact on participant well-being (Kaminer, Stein, Mbanga, & 
Zungu-Dirwayi,2001; Stein et al., 2008). Miller (2006) argues that for Canadian First 
Nations the social-political forms of these apologies may be incongruous with First Nations 
cultural practices and expectations of reconciliation, thereby limiting their benefit for the 
aggrieved cultures while benefiting (yet again) the dominant culture. The politics of apology 
and recognition are thorny—the “political economy of trauma” may do more to benefit the 
dominant cultures who are apologizing, maintaining their dominance and power, or may 
help usher in a new period of greater equality (James, 2004). We argue that studying
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narratives of historical trauma can help disentangle the ways in which contemporary actions 
perpetrate or repair historical wounds.

Our critical review of historical trauma as a public narrative offers a framework for 
analyzing how historical traumas are relayed and connected to present-day contexts and 
health outcomes. Public narratives of historical trauma interact with contemporary reminders 
of these stories. The reminders serve to make the public narrative more or less salient to 
particular individuals, families, groups, and communiiies. The degree of narrative salience, 
in turn, influences the interpretation of an historical trauma response that manifests as a 
health impact. Importantly, we suggest that these linkages are recursive, that is, they operate 
in both directions such that the historical trauma narratives and health impacts mutually 
influence one another.

At the heart of our review is the conviction that research into historical trauma should 
remain trained on present-day factors. We believe there are two critical reasons for this.
First, we cannot go back in time to document what precisely happened in the past; our 
knowledge of the past is contained in narrative. And second, as Young (i 997) shows, trauma 
is a present day construct based on contemporary modes of representation and interpretation. 
Therefore, since we cannot assume that our notions of trauma can be validly projected back 
through time, our efforts should focus on how the panoply of social science research 
methods can seek to understand and explain how present day historical trauma narratives 
impact health.

We view our proposed narrative model as a heuristic for conducting such research, and 
believe it is relevant to the many social science disciplines currently engaged in studying 
historical trauma. We also believe that narrative methods are essential to documenting the 
processes that link public narratives of historical trauma to health outcomes, including 
experiences of contemporary reminders and the salience given to specific narratives. 
However, we also believe that a range of mixed methods (Tebes, 2012) are essential to 
confirm, elucidate, or alter stages described in the model Research with specific cultural 
groups is also critical to indentify locally relevant reminders that serve as mediators and 
moderators of health outcomes, such a sense of historical loss (Whitbeck, Adams, et al., 
2004). It is also critical to consider historical trauma as a potential source of both distress 
and resilience. Research should seek to disentangle how, for whom, when, and where 
positive sequelae can develop following mass trauma exposure. By studying contemporary 
experiences of mass trauma and the public narratives that communities generate following 
trauma, we can better understand how to address historical trauma narratives to enhance 
community health. In particular, consideration of historical trauma narratives requires 
attention to the social ecology of history , trauma, and identity for a given population. 
Historical trauma narratives most likely vary in individual, family, community, and 
dominant cultural narratives. Disentangling how these differences influence individual and 
community health is crucial to identifying intervention strategies to promote resilience 
within the context of historical trauma.

Finally, we believe the narrative model of historical trauma proposed addresses a number of 
weaknesses of existing historical trauma theories Green and Darity (2010) warn that current
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theories of historical trauma fail to account for the effects of daily indignities and make 
problematic assumptions about marginalized populations. Our proposed model effectively 
addresses these issues through its emphasis on contemporary reminders and its focus on 
personal and public salience. The model also provides a basis for understanding individual 
and community level differences in health outcomes following trauma, since historical 
traumas are represented differently across individuals, families, populations, and contexts. A 
narrative approach addresses this concern by requiring careful consideration of individual 
and collective stories and their integration with contemporary cultural representations and 
contexts.

Appadurai (2004) posits that culture, and by extension cultural identity, not only refers to 
past traditions and present norms, but also to a future-oriented capacity to aspire. Public 
narratives frame how we feel about the world and either inspire action or, as with 
hopelessness, inhibit it (Ganz, 2011). For cultural groups with significant shared histories of 
trauma and who experience present-day marginalization, such as many indigenous peoples 
across the world, a narrative of historical trauma may be a highly salient factor that sustains 
emotional and psychological wounds, thus functioning as a cultural narrative that inhibits 
psychological growth and collective aspiration (Chandler & Lalonde, 2009; Crawford, 2013; 
Gone, 2013). In contrast, historical trauma narratives may also sustain resiliency in response 
to the ongoing oppression or wounding, as evidenced by family histories of survival 
(Denham, 2008). The model proposed here provides a means for examining systematically 
the conditions under which each of these health outcomes are likely to occur; that is, for 
identifying how historical trauma can have lasting and damaging impacts on health but also 
be the nexus of group- or community-wide transformation and resilience.
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Research highlights

Historical trauma is a promising but inadequately conceptualized area of 
research.

A wide variety of research shows the short- and longlterm health impact of 
trauma.

Historical trauma functions a public; narrative for particular groups or 
communities.

We offer a model of historical trauma as present- day narrative that impacts 
health.

Historical trauma narratives are a source of present-da> distress and resilience.
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Figure 1.
Narrative Model of How Historical Trauma Impacts Health: Public narratives connect historical traumas to health impacts 

through public and personal contemporary reminders and the degree of narrative salience. Each stage of the narrative model is
recursively influential of the connecting stages.
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Recent statewide data has revealed that there are on average 
160,000 households facing court eviction in California annually.
Currently, Ca'ifornia law allows landlords to evict tenants without 
providing a reason for eviction. Tenants live in fear of eviction in 
retaliation for repair requests or organizing with their neighbors 
against rent hiKes and displacement. Tnere are 17 million tenants 
across Ca'riornia, The histow, culture, and character of ojr 
communities suffer when residents live wilhout housing security.

The growing crisis of evictions and rising rents in California has 
galvanized grassioots organizing for rent control and “just cause” for 
eviction protections (wh:ch protect tenants from unfair evictions). 
The Cal'fornia State Legislature has started to prioritize policy 
responses to the housing crisis. Now is a cntical time to have a 
statewide understanding of the eviction epidemic’s role in the 
housing crisis. However, there are particular challenges collecting 
data on evictions, including lack of tracking of pre-lifigation notices 
of eviction and limitea access to court records.

Tenants Together obtained previously unreleased statewide data on 
the annual number of evictions from the state Judicial Council,
wh:ch aggregates aata from county courthouses across the state. 
The latest verified data available is from 2014 to 2016. Complete 
data from 2017 should oe available lafer this year. Our main findings 
from analyzing fhe data include. •

• Landlords file an average of 166,337 eviction lawsuits annually 
in California, with a total of 499,010 households facing 
eviction in the three-year period.

• An estimated 1.6 mil'on Californians facea court evicrions 
over the last three years.

• The data also verified our experience that evictions in 
California happen quickly. The Judicial Council reports tha+ 
60% of evicfon cases are resolved within 30 days of filing. For 
the counties that had data available, the median 
percentage for default judgments against tenants was 40% ot 
cases filed. This indicates that many tenants lose evictions 
because They do not file a response as requirea within 5 
calendar days.
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The Anti-Eviction Mapping Project collaborated with Tenants 
Together to map all unlawful detainer evictions from 2014-2016. 
The complete, interactive map can be found here: https:// 
www.antievictionmap.com/uds-in-ca/

HOW ARE TENANTS EVICTED IN CALIFORNIA

It is important to understand how the eviction process works in 
California in order to interpret the data. Landlords first must give 
tenants a notice of eviction, which is not filed with the courts. This 
can be called a notice to quit, a notice to cure or quit, a notice to 
pay or quit, or a notice to terminate tenancy.

We do not know how many of these eviction notices are given 
each year because these notices are not filed or recorded, except 
in a handful of cities where it is required by local law.

The time to comply with an eviction notice varies depending on if a 
landlord is evicting for unpaid rent, claims that a tenant has 
violated the rental agreement, or where the landlord has not 
claimed the tenant is at fault (again, landlords in most cities in 
California do not have to state a reason for eviction).

See the chart on the next page for a breakdown of the eviction 
process.
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BASIC EVICTION PROCESS IN CALIFORNIA
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160,000 HOUSEHOLDS ARE EVICTED ANNUALLY
IN CALIFORNIA

Over the three year period trom 2014-2016 there were an annual 
average of 166,337 Unlawful Detainer lawsuits1 filed annually. With a 
state occupancy average for rental housing of 2.9 people, this is an 
estimated 500,000 people evicted per year. The data also revealed 
a 3-year total of 499,010 Unlawful Detainer lawsuits—an aggregate 
of 1.5 million people evicted over this period.

The data represents the tip of the iceberg when it comes to 
involuntary displacement. Most evictions do not go through the 
court process since landlords give eviction notices prior to the filing 
of unlawful detainer eviction lawsuits. Tenants who are served with 
this notice to terminate tenancy (also known as a notice to quit) 
know that they have limited rights and limited access to legal 
representation. In many cases, landlords serve a notice and tenants 
just move out. For every tenant facing a court filed eviction, there 
are others displaced from their homes who do not show up in court 
data because they moved by the end of the notice period. 
Currently, there is no statewide data on the number of notices to 
terminate tenancy served on tenants because California law does 
not require those notices to be filed with any government agency.2 
Tenants Together is calling for further research on the issue that 
tracks and estimates eviction notices, not just court filings.3 Tenants 
Together expects that such a study will show that over a million 
Californians each year face involuntary displacement from their 
homes.

1 An unlawful detainer lawsuit, commonly referred to as a UD, is a lawsuit seeking 
to evict a tenant. It is a summary proceeding with significantly shorter timelines 
than ordinary civil cases.
2 Some city level rent control laws require the filing of eviction notices.
3 CA needs a statewide eviction registry and a requirement that landlords file 
eviction notices so the data will be known and can inform state policy.
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Unlawful Detainer Filings by County
2014 2015 3 year 

Average
County 2016 3 year 

Total
Alameda 6.000 5,544 4,857 5.467 16.401

18Alpine 18 1 12 37
98 108 107 320Amador 114

955 961Butte 1,012 916 2,383
Calaveras 141 143 122 135 406
Colusa 39 35 3841 115

4,346 3,922 3,928Contra Costa 3,517 11.785
Del Norte 112 117 110 113 339

565 559 1,6/8El Dorado 577 536
Fresno 4,796 4.614 4,492 4.634 13,902
Glenn 83 30 48 54 161

512 522 535 1,604Humboldt 570
Imperial 450 424 359 411 1,233

30 33 37Inyo 47 110
5,098 4,793Kern 4,703 4,865 14,594

Kings 597 515 515 542 1,627
426 404 415Lake 415 1,245
126 104 100 110 330Lassen

Los Angeles 56,354 55,160 51,203 54,239 162,71 7
509 464 1,391Madera 451 431

Marin 452 435 409 432 1.296
Mariposa 44 40 42 12541

323 297 303Mendocino 289 909
1,21 1 1,096 1,006 1,104 3.313Merced

Modoc 17 8 13 13 38
24 13 25 21 62Mono

976Monterey 1,047 960 922 2,929
288 273 269 277 830Napa
221 206 222Nevada 238 665
11,305 11,321Orange 10,816 11,147 33,442

Placer 853 823 740 805 2,416
Plumas 68 52 5751 171

12.530 1 1,577 11,147Riverside 11,751 35,254
Sacramento 10,132 9.395 8,380 9,302 27,907
San Benito 123 138 124 372111
San Bernardino 14,500 13,758 13.023 13,760 41 ,281
San Diego 11,977 11,210 11,281 33,84310,656
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9,8263,2753,0043,5123,310San Francisco
11,1073,7023,5273,7813,799San Joaquin
1,613538455550608San Luis Obispo
4,5481,5161,3961,5621,590San Mateo
3,1811,0601,0221,0851,074Santa Barbara
10,5463,5153,1333,6023,811Santa Clara
1,450483482488480Santa Cruz
2,115705651668796Shasta
186765Sierra
589196214177198Siskiyou
6,9632,3212,1282,4092,426Solano
3,5861,1951,1651,2001,221Sonoma
7,1432,3812,2102,4222,511Stanislaus
1,146382320382444Sutter
997332373294330Tehama
13545504243Trinity
5,5911,8641,7731,9201,898Tulare
608203230170208Tuolumne
7,1292,3762,2782,4452,406Ventura
1,673558533549591Yolo
1,315438361464490Yuba
499,010166,337156,545167,787174,678Total
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EVICTIONS IN CALIFORNIA HAPPEN QUICKLY

The Judicial Council data reveals that eviction court cases move 
through the system at breakneck speed. According to the Judicial 
Council's 2017 Court Statistics Report, nearly 75% of eviction cases 
are resolved within 45 days of filing, and nearly 60% are resolved 
within a month.4 Other civil cases take months or years to resolve. 
This contradicts the consistent landlord narrative that it takes many 
months to evict tenants who violate the terms of their lease.

Figure 19: Unlawful Detainer

100%

75%

50%

25%

Within 4S Days
Within 30 Days

0%
FY07 FY10 FY13 FY16

One reason so many of these evictions are resolved quickly is the 
high number of “default judgments” against the tenant. Through a 
“Clerk Default Judgment," the tenant has failed to respond within 5 
calendar days to their eviction lawsuit or has not filled out the forms 
correctly. There is limited to no help for tenants in responding to 
evictions in this short timeframe. Legal Aid organizations have strict 
eligibility criteria and are overwhelmed with the number of cases. 
Many tenants do not qualify for assistance from Legal Aid.5 Self-help 
centers in the court do not provide legal representation or legal

4 Court Statistics Report, Page 66, Figure 19:
http://www.courts.ca.aov/documents/2017-Court-Statistics-Report.pdf
5 LSC funded legal aid orgs only serve low-income people and cannot serve 
undocumented people.
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advice, often lack multi-lingual capacity, and will simply direct 
tenants to the appropriate form. Courts themselves are often a 
great distance from a resident's home, ana over 50 court closures 
statewide in the past several years have made courts even less 
accessible.6 Every steo of the eviction process is a challenge. 
Defaults occur when tenants fail to file a response to the iawsuit, 
and landlords claim tenants were properly served ana notified of 
the case. Defcult judgments are routinely entered by the court 
clerk. For a snapshot of the breakdown by county In 2016, see tne 
taole below. Note that not ail counties reported data to the state 
on default judgments and further research will oe required.

Default 
Judgment 

hy Court

Total Total UD 
Default evictions 

Judgement filed
Clerk Default 
Judgement

% Default 
judgementCounty

1 407 0 1,407 4,8E>7 29%Alameda
null {database error)Alpine null null null null
null (database erro_r]_ null nullAmador null null

Butte 142 0 142 916 16%
Calaveras 56 0 56 122 46%

8Colusa 0 8 41 20%
Contra Costa 1 305 121 1 426 3,5 l 7 41%

0 0 0 110 0%Del Norte
El Dorado 7 0 7 536 1%

Fresno 2.625 172 2,797 4,492 62%
null (database errorjGlenn null null nullnull

Humboldt 264 2 266 570 47%
165 0 165 359 46%Imperial

Inyo 2 0 2 4%47
2,2.42 2,253Kern 11 4,703 48%

Kings 237 0 237 515 46%
1 73Lake 4 177 415 43%

Lassen 21 0 21 100 21%
null (database error< null null null nullLos Angeles

Madera 203 20 223 431 52%
null |database error) null null null nullMarin

Mariposa 16 C 16 41 39%
Mendocino null (database error/ null null nullnull

6 "Cutbacks in California court system proauce long lines, short tempers, 
htta:/rwww.latimes.com/iocal/la-me-ccurt-cuts-20140511-story.html.
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1,008 52%5220522Merced
23%1333 0Modoc

nullnullnull (database errorj null nullMono
42%922387383 4Monte1 ey
22%60 269b9 1Napa

nullnull nullnull (database error) nullNevada
4,423 10,816 41%5853,843Orange

nullnullnull (database error) nullnullPlacer
51 45%2323 0Plumas

46%5,103 11,1472914,812Riverside
nullnull nullnull (da tabase error) nullSacramento

40%1114443 1San Benito
l 3 023 47%6,0995,779 320San Bernardino

nullnull (database error) null nullnullSan Diego
nullnullnull (database error) null nullSan Francisco

1,480 3.527 42%1,479 1San Joaquin
San Luis 

Obispo 35%161 4556155
nullnullnull (database error) nullnullSan Mateo

29%298 1,0222296Santa Barbara
37%3,1331,1531,146 7Santa Clara

482 32%4 154150Santa Cruz
43%278 6510278Shasta

nullnullnull (database error) nullnullSierra
20%2144343 0Siskiyou

2 128 0%53 2Solano
40%1.165471464 7Sonoma
55%1,220 2,21001,220Stanislaus
13%3204343 0Sutter

373 19%7070 0Tehama
34%501 716 1T rmlty
47%827 1,773819 8Tulare
40%2302 9189Tuolumne
35%792 2,2780792Ventura

533 41%219219 0Yolo
361 40%1460146Yuba

40%Median %
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RESEARCH & POLICY RECOMMENDATIONS

W'th growing housing costs, lack of affordable housing supply, and 
short eviction notices, finding a new place to live after oeing 
evicted can be extremely hard. Families who are evicted can be 
pushed into homelessness or unstaole shelter for months or years 
following eviction. California does not track evictions which occur 
withou1 any court process.

Tenants Together applauds the growing body of research into 
evictions nationally and in California. However, the efforts to aate 
have ;us+ scratched the surface. Structural barriers prevent a better 
undersfanaing of eviction dates:

• First, eviction notices result in displacement and are not 
tracked, except in a handful of cities.

• Second, many eviction lawsuits are shielded from public view, 
which helps to prevent tenant blacklisting, but necessitates 
greater state government involvement to track and release 
relevant data.

Tenants Together proposes a state requirement that a landlord file a 
copy of the eviction notice with a government agency.

The staggering number of evictions also calls for greater tenant 
protections. Our collective goal must be to reduce evictions. They 
ere destabilizing tor communities, traumatic for tenants, and piunge 
tenants further into a cycle of poverty. There are many common 
sense policies that would reduce evictions. Tenants Together 
identities some major steps in the foliowing pages.
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REQUIRE JUST CAUSE FOR EVICTION AND EXPAND RENT
CONTROL

Currently, most California tenants are subject to unregulated rent 
increases and can be evicted without a landlord stating cause for 
eviction. This failure to provide reasonable protections in the rental 
market drives high eviction numbers. Tenants Together advocates 
for local communities experiencing unfair displacement of tenants 
to consider and pass local rent controls and eviction protections. 
The repeal of the Costa-Hawkins Rental Ffousing Act/ a state law 
that severely limits local rent control laws, will allow cities to choose 
to protect more residents with rent control.7 8 Eviction protections for 
all renters are possible now even without the repeal of Costa 
Hawkins. These protections are often known as “just cause for 
eviction” laws.

Pending in the California Assembly at the time of this report is AB 
2925, a measure by Assemblymember Rob Bonta (D - Oakland) 
that would require a landlord to state cause for eviction. The bill 
would establish a state requirement of cause for eviction and 
encourage, but not require, cities to pass local laws specifically 
defining the grounds on which a landlord may evict a tenant. 
Requiring a stated cause for eviction will protect tenants from 
arbitrary, discriminatory or retaliatory evictions. AB 2925 will help 
protect California tenants from living in uncertainty, hoping they are 
not unjustly evicted from one day to the next. Just-cause eviction 
policies protect marginalized communities, such as the elderly, low- 
income residents, people of color, and people with disabilities, 
stabilizing their housing in the midst of a devastating housing crisis. 
As we continue to endure this housing crisis, AB 2925 is another 
necessary ingredient to protect tenants and keep a roof over their 
heads.

7 Signatures have been submitted to place the repeal of Costa Hawkins on tne 
November 2018 statewide ballot.
8 “Communities Thrive with Rent Control” toolkit: 
http://www.tenantstoqether.org/rent-control-toolkit.
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PROVIDE A FAIRER TIMELINE FOR EVICTION

It is a matter of bas;c fairness for tenants to have more time to 
respond to eviction noi'ces. Abusive landlords will often file evic+ion 
lawsuits on a Friday, leaving tenants with only 3 business days to 
access the courts (Known as “holiday evictions”). Three days to pay 
rent or cure a rental agreement violation is not enough time for 
most people to access rental assisiance or make accommodations 
to the landlora. Once the three-day notice nas expired, the tenant 
has no rignt to pay to stay in her home, even if she can come up 
with all the rent on Day 4. This is an unnecessarily ounitive statute 
and is out of step with tenant protections in other states across the 
country. As a practical marter, tenants cannot move in three days. 
They ere forced to litigate evic+ion cases rather than having a 
reasonable amount of time to focus on either coming up with the 
rent money or finding alternative housing.

In 2011, Tenants Together sponsorea AB 265 (Ammiano), the Fair 
Rent Payment Act, which woula have extended the time for 
notices, but tne California Legislature was not ready to make that 
change thanks to rea!-estafe industry influence in the Capitoi. A 
new bill seeks to make this charge at long last. AB 2343 (Chiu) 
would extend the deadline to respond for notices to pay or quit, as 
well as the aeadline to respond to a summons in an unlawful 
detainer action, giving tenants more t:me to respond to eviction 
cases and eliminating “holiday’ evictions.”
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PROVIDE A RIGHT TO COUNSEL

Federal funds for legal aid have been slashed for decades. 90% of 
tenants facing eviction do not have representation from an 
attorney. Unlawful detainers are highly technical and confusing to 
tenants who do not have representation, yet face incredibly high 
stakes.9 Given the lack of eviction defense resources, many tenants 
do not bother asserting defenses to eviction, even where the 
eviction is clearly illegal. Furthermore, tenants are pressured to settle 
cases and move out, in no small part because of the lack of legal 
representation.

California took a step in the right direction with the Shriver Project, a 
5-year pilot project that started in 2011, which infused funds into 
specified regions for civil representation, including unlawful detainer 
defense. A 2017 report on project outcomes highlighted the 
following:10

• Only 6% of Shriver clients were evicted from their homes;
• Only 8% of Shriver clients receiving full representation 

received a Default judgment against the tenant;
• Shriver counsel helped get tenants more time to move out.

A growing national movement seeks to create a right to counsel for 
cases involving critical human needs, including tenants facing loss 
of their homes. New York City became the first city in the country to 
guarantee a right to counsel to tenants facing eviction. At the time 
of this report, San Francisco voters are being asked whether their 
city should become the first city in California, and the second in the 
nation, to extend this protection to tenants. Our Executive Director is 
the author and official proponent of that measure. We will know on 
June 5 if this will become law. Tenants Together urges other cities to 
consider passing right to counsel laws. The state should also 
consider this, as well as immediately increasing funding for legal aid.

9 Sample Unlawful Detainer answer for a tenant to fill out: 
https://actionnetwork.ora/qrouDs/tenants-toqether/files/23572/download.

Free Legal Services Help Settle High Stakes Civil Cases." 
https://newsroom.courts.ca.qov/news/shriver-pilot-report.
10
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DEAN PRESTON IS THE FOUNDER AND EXECUTIVE DIRECTOR OF TENANTS 
TOGETHER, CALIFORNIA'S STATEWIDE ORGANIZATION FOR RENTERS' RIGHTS, 
AND A TENANT ATTORNEY FOR OVER 18 YEARS.

A.IMEE INGLIS IS THE ASSOCIATE DIRECTOR AT TENANTS TOGETHER AND A 
RENTERS’ RIGHTS COUNSELOR AND ADVOCATE FOR 7 YEARS.

TENANTS TOGETHER HAS TRAINED HUNDREDS OF CALIFORNIA ATTORNEYS, 
COUNSELORS AND ORGANIZERS ON TENANT RIGHTS ISSUES AND PROVIDES 
ONGOING TECHNICAL ASSISTANCE TO TENANT ADVOCATES ACROSS THE 
STATE.

Tenants Together is a statewide coalition of local tenant organizations 
aedicated to defending and advancing the rights of California tenants to 
safe, decent and affordable housing. As Californ'a’s only statewide 
renters’ rights organization, Tenants Together works to improve the :ivss of 
California's tenants through education, organizing and advocacy. 
Tenants Togetner seeks 1c support and strengthen the statewide 
movement for renters’ rights.

TENANTS TOGETHER
California’s Statewide Organization 
for Renters’ Rights
www.senanistogether.org
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1 Marcn 2017

Mr. President,
Distinguished delegates,
Representatives from civil society organizations ana networks, UN entit.es and agencies ana 
participants,

I am honoured to address the Human Rights Council in my capacity as Special Rapporteur on 
aaequate housing as a component of the right to an adequate standara of living, and on the right to 
non-discrimination in this context.

On this occasion, I present for your consideration a thematic report on the financialization of housing 
and Its implications for the right to adequate housing, as well as two country reports based on my 
visits to India and Portugal in April and December of last year. I would a'so like to briefly reference the 
New Urban Agenda, the outcome document of the Conference on Housing ana Sustainable Urban 
Development, or Habitat III, which took place in October 2016 ard tr,e impoitance of its 
implementation.

Distinguished delegates, in recent years the housing sector has been transformed by giooal financial 
actors and unprecedented amounts of excess capital. It is nc longer as we once knew it. Housing has 
Peer financiaiized: valued as a commodity rather chan a human dwelling, it is now a means to secure 
and accumulate wealth rather than a place to iive in dignity, to raise a family and thrive within a 
community. Housing has become security for financial instruments - traded and sold on global 
markets. It has lost its currency as a universa1 human right.

The pace and extent to which fnanc.a1 corporations and funds are taking ever housing and real estate 
and causing homelessness, displacement and unaffordability is staggering.

Global real estate represents nearly 60 per cent of the value of all global assets or $USD 217 trillion - 
with res'dential real estate comprising 4USD 163 trillion or 75 per cent. This represents mo~e than 
twice the world's total GDP.

Banks, pension and heoge funds, private equity firms ana other kinas of financial intermediates seek 
out housing in "hedge cities" as a safe haven to park excess capital. Thev often benefit from tax 
shelters and use a lack of transparency to provide cover for anonymous investors and capita' gained 
through corruption.
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This influx of capital has increased housing prices ir. many cities to levels tnat most residents cannot 
afford - in some cities by more than 50% in a 5-year period Housing prices are no longer 
commensurate with household income levels, and instead are driven by demand for housing assets 
among global investors. When housing onces skyrocxet, low and scmet'mes even midcle-income 
'•es'dents are forced cut of their communities by h'gh rent or mortgage costs When housing prices 
plummet, residents face mo'tgage foreclosure and homelessness. In the U.S , in the 5 years following 
the financial crisis, ever 13 miliion foreclosures resuited in more than 9 million households being 
evicted. In Spain, more than half a million fo-eclcsures ^suited in over 300,000 evictions. Evictions of 
this scale surely should give rise to international outrage about violations of the right to housing. 
Instead, because they were caused Dy the failure of relatively affluent states to regulate financial 
markets ana prevent predatory lendmg, they largely escaped human rights accountaoi'ity. State 
responses have favoured the interests of financial institutions over the needs of those who have lost 
their homes.

In developing economies, even informal settlements are subject to speculative investment. Residents 
are displaced and often rendered homeless to make way for luxury housing that often stands vacant

My report identifies a threefold assault on human rights caused by the financialization of housing.

Financialization undermines democratic governance and community accountability.
International financial institutions and other creditors often require that states be heid accountable to 
global finance rather thar to human rights. Governments are more like'y to respond to what credit 
agencies demand than to what human rights require. In financialized housing markets, those making 
decisions about housing — its use, its cost, where it will be built or whether it will be demolished — 
often do so from remote board rooms. Real estate billionaires increasingly assume central roles in 
government and policy making.

Financialization of housing exacerbates inequality and social exclusion. It creates more wealth 
for the wealthv and deprives the poor of housing and communities. It encourages gentrificat'on and 
displaces tne most marginalized, including indigenous peoples, people w'th disabilities, women and 
migrants.

Financialization detaches housing from its connection to communities and to the human 
dignity and security that are at the core of all human rights. When housing is bought and soid 
as a speculative commodity, it becomes dehumanized. The needs of existing residents or the kinds of 
nousing they need is of little concern to giobal financial investors. When housing is bought up by 
nameless corporate entities or a multi-billion dollar fund it is difficult to find anyone to hold 
accountable for human rights.

Establishing Human Rights Accountability

Financial markets and giobal housing investments are not, in fact, beyond the control of states arid 
international organizations I

I have been somewhat heartenea to learn that some States and locai governments have begun to 
develop policy responses to the financialization of housing to at least curb its excesses. A number of 
States have instituted lestrlctions on feregn purchasers of resiGential real estate and others have 
imposed taxes on vacant homes. Taxes on luxury properties have alsc been applied with revenues 
used to subsidize housing for iow-income households A number of jurisdictions have introduced a 
prooerty speculation tax ana others have been successful at requiring developers to include a 
proportion of affordable units, Some local and regional governments have affirmed the social function 
of housing, facilitating temporary expropriation of vacant housing and prohibiting foreclosures and 
evictions that would result in home'essness.
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While these and similar measures can mitigate the effects of the financialization of housing, a more 
fundamental shift is required in order for States to uphold their international human rights obligations.
States must change their relationship with the financial sector to insist that markets serve the social 
function of housing

The obligations of States in relation to the financial sector have often been ignored or interpreted too 
narrowly. The assumption, bolstered by neo-liberalism, that States should simply allow markets to 
work according to their own rules, subject only to the requirement that private actors "do no harm" 
and avoid explicit violations of human rights, is simply not sufficient to meet States' obligation to fulfil 
the right to adequate housing "by all appropriate means, including legislative measures."

The State must regulate, direct and engage with private market and financial actors, to ensure that 
the rules under which they operate and their actions are consistent w'th the realization of the right to 
adequate housing for all sectors of society. States are obliged to ensure that private investors respond 
to the needs of residents for secure, affordable housing and ao not cater only to the wealthy.

What I am suggesting is a significant change - a shift in paradigm away from prioritizing financial 
interests and the commodification of housing in order to retrieve what housing means in terms of 
human dignity and security, as a lived experience, as a HUMAN right.

Concretely what might this look like? What are the opportunities to make such a shift?

The Sustainable Development Goals and the New Urban Agenda provide an important opportunity for 
States to engage financial regulatory bodies and actors in the goal of adequate housing for all by 2030 
as a human rights obligation. Indeed, meeting that goal will require such engagement.

Trade and investment treaties must recognize the paramountcy of human rights and ensure that 
States are fully empowered to regulate and direct private investment so as to ensure the realization of 
the right to housing.

Courts, tribunals and national and local human rights institutions must explicitly recognize and apply 
the paramountcy of human rights and interpret and apply domestic laws and policies related to 
housing and housing finance consistently with the right to adequate housing.

States should review all domestic laws and policies related to foreclosure, indebtedness as well as 
urban planning and housing development, to ensure that no eviction is permitted when there are 
reasonable alternatives, and that housing is built for people who need it to live in, not tor purposes of 
speculation and the accumulation of wealth.

Emerging work in the area of business and human rights has yet to be rigorously applied to the largest 
sphere of global business - the sphere of housing and real estate. Financial institutions and housing 
investors should be encouraged to adopt guidelines that recognize the important role that they must 
play in the realization of the right to housing. If the New Urban Agenda and target in 11.1 of the SDG's 
of adequate housing for all by 2030 is to mean anything, we must insist that human rights obligations 
be recalibrated to address the immense challenges of the financialization of housing and redirect the 
vast resources available toward the realization of the right to adequate housing.

Mr President,

Allow me to now briefly outline my country visit reports. I'd like to start by expressing my deep 
gratitude to the Governments of India and of Portugal, at the national and subnational levels. In both 
countries I was warmly welcomed, provided with exemplary support and information, and I had the 
privilege of engaging in substantive and constructive discussions with officials, without constraint. I 
was also inspired by civil society, and by the testimonies and stories shared by residents who so 
generously invited me into their homes. I learned so much on both visits.

It was an honour to visit India in April 2016. There is no doubt that a mission to India is not an easy 
undertaking: it is a vast country with much regional diversity, of which I saw just a tiny portion. It also
hi ta o ^ r\ I forlor^lirF n/rfom rlorrfnoW !n Fhic
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light.

Soon to be the most populated country in the world with 1.3 billion people, and with its economy 
growing at a hea'thy pace, India is at a critical juncture fo'" the protection of the right tc adequate 
housing. Now is an opportune time to put in place long-term plans to address the country's 
accelerated urbanization and population growth, and to ensure human dignity and rights for millions of 
people. India can and must tackle inequality, poverty and housing exclusion with the same conviction 
it places in its democratic values.

The challenges are daunting: over 58.6 million households do not have access to adequate housing in 
urban and rural India, and there is an extensive need for repair of dilapidated housing stock and the 
provision of essential services such as electricity, water, sanitation and waste management. If the 
critical situation of those who are landless, homeless, inadequately housed and displaced is to be 
taken as a serious human rights priority, there must be a vigorous effort on the part of all levels of 
government to put the right to adequate housing at the centre of the agenda.

India is generally on the right track in this regard with several national programmes in place. For 
example, national government has introduced an ambitious Housing for All Scheme the aim of which is 
to build approximately 20 million houses in urban areas, potentially housing 100 million people by 
2022. The goal is to address the housing needs of many of the urban poor, including those living in 
recognized informal settlements. One of the most progressive elements of the programme is that it is 
based on the recognition that, as far as possible, "slum rehabilitation" should occur in situ. Of course 
with such an ambitious project comes some concerns such as, the viability of homeownership as the 
central model, the size of the units, and barriers to accessing the scheme for some.

I also raised particular concern regarding the practice of forced eviction, a gross violation of human 
rights, which occur commonly and sometimes with violence and without ensuring due process or 
alternative accommodation and compensation.

I am also concerned by the situation of homelessness, a gross violation of the right to adequate 
housing. All homeless people, most of whom are "pavement dwellers", live in indigent conditions, 
enduring extreme weather and exposure to violence, serious and recurrent health conditions, life 
threatening situations and hazards, and discrimination. The Ministry of Housing and Urban Poverty 
Alleviation has also established the National Urban Livelihoods Mission, with the aim of providing 
shelter for the urban homeless. However, even those who access shelters live in the harshest of 
conditions. Though there is much work still to be done, the Supreme Court has provided detailed 
guidelines for states about the number of shelters that must be constructed and the services that must 
be provided.

On the issue of access to justice, I would like to commend India's Supreme Court for its decisions that 
have affirmed the right to housing through the Constitutional provision of the right to life. While the 
courts have taken divergent decisions about the right to housing and have recently sanctioned 
demolitions, the Supreme Court and several High Courts have issued progressive judgments in 
keeping with the right to adequate housing under international human rights law. Unfortunately, 
access to justice for right to housing claims remains elusive for many. Most people who are 
inadequately housed or homeless have relatively little legal knowledge or information, particularly 
about human rights relating to housing and have limited access to legal aid. In addition, a substantial 
backlog of pending cases within the judicial system has rendered access to justice for the poor a 
continuing challenge.

Of the several recommendations I have outlined in my report, I wish to underscore the following five:

1. I encourage India to put in place an overarching national housing law based in human rights that 
addresses growing inequalities and offers a long-term road map.

2. The Government at national and subnational levels must address homelessness as a human rights 
priority with a view to eliminating it by 2030, in keeping with target 11.1 of the Sustainable 
npvplnnmpnt OnsU and in kppninn with rhp Npw Ilrhan Anpnda
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3. A national moratorium on forced evictions and demolitions of homes should be put in place. When 
evictions are required as a result of valid health and safety risks, governments must strictly 
adhere to international human rights norms.

4. All existing informal settlements must be legally recognized and in situ upgrading and 
rehabilitation with secure tenure for all inhabitants, based on meaningful participation should be 
prioritized.

5. In line with the thematic report that I have presented today, it is essential to curb rising prices due 
to speculation in real estate markets, particularly in metropolitan cities.

Distinguished delegates,

My most recent mission took place in December 2016, to Portugal. It was a joint visit with the Special 
Rapporteur on the human rights to water and sanitation, Leo Heller, and as such it provided us an 
opportunity to contribute to a vision of indivisibility of rights that we both share. Mr. Heller will be 
presenting his report before you at the 36th session, in September.

The Portuguese Constitution under Article 65 establishes a strong foundation upon which to base the 
implementation of the right to adequate housing. Despite this Constitutional provision, as well as a 
number of housing laws and programmes, the financial crisis and the measures that have Deen 
implemented to address the crisis, especially the austerity measures, have created difficult housing 
conditions for many.

Austerity measures resuited in an increase in poverty levels, lower social protection Denefits, higher 
rates of homelessness and unaffordable housing, utilities and other public services. The measures 
required the liberalization of the housing sector including the private rental regime. While this has had 
some positive impacts, it has also made it easier for tenants to be evicted or relocated.

Portugal also has in place several programmes and policies aimed, in part, at mitigating the effects of 
austerity measures. These include measures to reduce housing shortages, and rehabilitate rental 
properties. It has also put in place a number of rehabilitation and resettlement programmes (PER) for 
people living in non-conventional dwellings, and has a national housing strategy in place.

Portugal is one of the most unequal countries in Europe. While there are positive signs of economic 
recovery, residents still face serious long terms challenges which are directly linked to housing 
exclusion, lack of affordability, insufficient social housing or subsidies for housing and growth in 
homelessness.

I was particularly concerned with the housing conditions experienced by the Roma (ciganos) and 
people of African Descent, many of whom continue to live in informal settlements, without access to 
basic services including electricity, amidst garbage, and without secure tenure. These are conditions 
that directly threaten a dignified life, which is at the centre of the human right to housing. I was a'so 
concerned to learn of evictions and demolitions. It is important to recognize that regardless of the 
economic conditions in the country, every effort must be made to ensure that the right to adequate 
housing is legally protected and implemented especially for those in vulnerable situations.

Lastly, I had some concern about the impact of touristification, particularly in the city centers of Lisbon 
and Porto, and its impact on affordability and availability of housing. The Golden Visa scheme which 
encourages foreign investment in residential real estate has brought into the country over 2 pillion 
dollars, but has put pressure on housing costs in Lisbon and elsewhere.

Of the several recommendations that I have shared with the Government of Portugal, I would like to 
stress the following:

1. Adopt a National Housing Framework Law fo-mulated in consultation with all relevant staKeholders 
and based in international human rights principles, with a focus on those experiencing the worst 
housing disadvantage such as Roma, people of African descent, women fleeing violence, persons 
with disabilities, children, youth, and all those who are poor or'new poor'.

i. I -
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target 11.1, to ensure adequate, safe and affordable housing and basic services for all, and the 
New IDban Agenda.

3. Housing conditions in all informal settlements must be assessed and addressed on an urgent and 
priority basis including for Roma communities and communities of people of African Descent, and 
in keeping with Portugal's National Housing Strategy goals.

4. Demolitions and evictions that result in homelessness must not take place. Adequate housing 
plans for these communities must be developed and implemented in consultation with the affected 
populations and should include key human rights principles such as: security of tenure, in situ 
relocation, access to basic services including water, sanitation and electricity, affordability and 
dignified living conditions.

6/5/2018

Mr President, 
Distinguished delegates

In closing, let me add that I was honoured to be the first Special Rapporteur on the right to adequate 
housing to take part in a Habitat Conference which took place in Quito, Ecuador in October of 2016.

The New Urban Agenda - the output document Pom Habitat III - combined with the SDGs, especially 
target 11.1, form a solid basis for solving many of the most acute housing problems globally. If States 
take these two documents and the commitments therein seriously, every government will develop a 
national housing strategy based in human rights, every government will commit to ending 
homelessness by 2030; and all States will shift back to a vision of housing as a human right rather 
than a commodity.

Before I end, let me also say, that I very much looking forward to my next confirmed visit, this time to 
Chile at the end of April.

Thank you for your attention and I look forward to our constructive dialogue.
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Eviction's Fallout: Housing, Hardship, and Health
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illions of families across the United States are evicted each year Yet, we know 
next to nothing about the impact eviction has on their lives. Focusing on low- 
income urban mothers, a population at high risk of eviction, this study's among 

the first to examine rigorously the consecuences of involuntary displacement from 
housing. Applying two methods of propensity score analyses to data from a national 
survey, we find that eviction has negative effects on mothers in multiple domains. Com
pared to matched mothers who were not evicted, mothers who were evicted in the 
previous year experienced more material hardship, were more likely to suffer from 
depression, reported worse health forthemselvcs and their children, and reported more 
parenting stress Some evidence suggests that at least two years after their eviction, 
mothers still experienced significantly higher rates of material hardship and depression 
thar peers.

M

Poor renting families are facing the worst affordable housing crisis in several 
generations. Millions of low-income households are devoting the majority of 
their income to housing costs, and millions are estimated to be evicted each year.

Historically, housing was central to the poverty debate. Slum dwelling, over
crowded and filthy housing conditions, and the development and expansion of 
housing programs were predominant in the study of urban life thioughout the 
nineteenth and mid-twentieth century (e.g., Riis 1890; Park 1952; Foley 1980). 
And for much of the twentieth century, housing occupied a focal place in domes
tic policy. Until the 1980s, the Department of Housing and Urban Development’s 
budget was second only to the Department of Defense’s (Schwartz 2010,45). But 
for the past several decades, housing has been relegated to the sidelines. Lyndon 
B. Johnson’s War on Poverty placed the family, especially the black family, in the 
middle of the debate (Rainwater and Yancey 1967). In the wake of deindustrial
ization, the shuttered factory and chronic joblessness—issues raised by Wilson’s 
The Truly Disadvantaged (1987)—took main stage. The poverty debate turned 
toward public assistance in the mid 1990s as President Clinton sought to “end

This study is equally coauthored. The authors thank Jason Houle, Alexandra Killewald, Christine 
Percheski, Christopher Wildeman, Christopher Winship, and three anonymous reviewers for comments 
on earlier drafts. Special thanks to Rose Medeiros for statistical coding virtuosity. Please direct corre
spondence to Matthew Desmond, Department of Sociology, Harvard University, William James Hall, 
33 Kirkland Street, Cambridge, MA 02138; mdestnond@fas.harvard.edu.
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welfare as we know it” (Edin and Lein 1997). More recently, the debate has 
focused on mass incarceration, with books like Western’s Punishment and 
Inequality in America (2006) and Alexander’s The New Jim Crow (2010). No one 
can deny the importance of these topics, but something fundamental is missing 
from the picture.

The poverty debate has not fully appreciated how housing dynamics are deeply 
implicated in creating and deepening poverty in America. Despite an impressive 
literature on inner cities and racial segregation and a rich tradition of community 
studies, research on housing and poverty is far less developed than the literature 
on the relationship between inequality and the family, employment, welfare, and 
the criminal justice system (Pattillo 2013). Yet, housing remains absolutely central 
to the lives of the poor. This is especially clear today, when the majority of poor 
renting families in America now devote over half of their income to housing costs 
(Desmond 2015). Extreme rent burden among low-income households necessarily 
makes them poorer. As households are forced to devote a larger portion of their 
mcome to housing expenses, their budget shares for food, school supplies, medica
tion, transportation, and other necessities shrink (McConnell 2012; Newman and 
Holupka 2014). Owing to a shortage of affordable housing in urban areas, low- 
income families often move into substandard units, and housing problems have 
been linked to a wide array of negative health outcomes (Shaw 2004).

The affordable housing crisis also is a major source of residential instability 
among low-income families. In the absence of residential stability, it is increas
ingly difficult for low-income families to enjoy a kind of psychological stability, 
which allows people to place an emotional investment in their home, social rela
tionships, and community (Oishi 2010); school stability, which increases the 
chances that children will excel in their studies and graduate (Temple and 
Reynolds 1999); or community stability, which increases the chances for neigh
bors to form strong bonds and to invest in their neighborhoods (Sampson 2012). 
As the severe housing burden among low-income households continues to rise, 
the number of households that experience acute residential instability owing to 
involuntary displacement from housing is likely to increase. If forced removal is 
becoming a common moment in the life course of poor Americans (Desmond 
2012; Desmond, Gershenson, and Kiviat 2015), then investigating how eviction 
affects these families is critical to fully understanding the role housing dynamics 
play in driving health and economic disparities. Yet, researchers have neglected to 
identify the consequences of eviction.

This study corrects this oversight. Focusing on a population at heightened risk 
of eviction—low-income urban mothers—we examine the relationship between 
eviction and multiple outcomes by applying to a nationally representative and 
longitudinal data set several stringent statistical analyses. We find that eviction 
has negative effects on mothers in multiple domains. Compared to those not 
evicted, mothers who were evicted in the previous year experienced more mate
rial hardship, were more likely to suffer from depression, reported worse health 
for themselves and their children, and reported more parenting stress. Some evi
dence suggests that at least two years after their eviction, mothers still experi
enced significantly higher rates of material hardship and depression than peers 
Our findings indicate that to fully understand the lives of disadvantaged women,
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we should examine not only events related to work, welfare, and family, but also 
those related to housing, eviction being among the most consequential of them.

The Rise of Extreme Housing Burden among Poor Families
Today’s affordable housing crisis is primarily the result of three factors: housing 
costs have soared, incomes of the poor have fallen or flatlined, and federal assis
tance has failed to bridge the gap.

Median monthly rent for vacant units in the United States was $371 in 1990, 
$483 in 2000, and $633 in 2006 (all in current dollars)—an overall increase of 
70 percent in 16 years (Downs 2008, 6; see also Collmson 2011). From 2001 to 
2010, median rents increased by roughly 21 percent in Midwestern and Western 
regions, by 26 percent in the South, and by fully 37.2 percent in the Northeast. 
These advances far outpaced modest gains In median incomes, which in the 
2000s rose by 6 percent for households headed by people with a ninth-grade 
education or less, 7.3 percent for those headed by high school graduates, and 12 
percent by those headed by college graduates (Desmond 2015; see also Shierholz 
and Gould 2012).

During the years in which more and more renting families were in need of 
housing assistance, fewer and fewer new households were receiving it. Owing to 
cutbacks in budget authority, in recent years a growing portion of federal assis
tance has been dedicated to renewing existing subsidies, rather than to extending 
aid to new households. In an average year between 1981 and 1986, 161,000 
additional households received subsidies; in an average year between 1995 and 
2007, fewer than 3,000 did. As in years past, the vast majority of poor renters 
today do not benefit from federal housing programs (Schwartz 2010).

As a result of these structural changes, the number of families severely rent 
burdened has spiked in recent yeais. At least since the National Housing Act of 
1937, which established America’s public housing system, the public and its pol
icymakers have believed that families should spend no more than 30 percent of 
their income on housing costs (Henderson 2013). Until recently, most renting 
households in the United States met this goal. But times have changed. Today, 
most renting households are nor able to meet what long has been considered the 
standard metric of affordability, and spend more than 30 percent of their income 
on housing costs. At least one in five renter households in America now devotes 
at least half of its income to housing costs (Eggers and Moumen 2010).

Eviction in Poor Neighborhoods
The affordable housing crisis has placed millions of families at risk of eviction. 
New York City’s housing courts process roughly 350,000 cases each year, the vast 
majority of which allege nonpayment of rent (Brescia 2009,192). Research based 
on an analysis of Milwaukee court records found that one in 29 renter-occupied 
households in the city are evicted annually. With one in 14 renter-occupied house
holds evicted through the court system annually, eviction is commonplace in 
Milwaukee’s black neighborhoods (Desmond 2012). These estimates are limited 
to formal, court-ordered evictions. A recent study that captures multiple forms of
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involuntary displacement—formal evictions (which are processed through the 
court) and informal evictions (which are not), landlord foreclosures, and building 
condemnations—found that between 2009 and 2011 one in eight Milwaukee 
renters experienced a forced move sometime in the previous two years (Desmond 
and Shollenberger 2013).

Low-income women—and mothers in particular—are at especially high risk of 
eviction. One of 11 mothers receiving welfare interviewed by Edin and Lein 
(1997, 53) reported having been evicted in the previous two years. “If our num
bers were nationally representative,” the authors write, “1.3 million American 
children whose mothers relied on welfare were evicted over a two-year period... 
during the early 1990s.” Phinney et al. (2007) show that 20 percent of urban 
mothers in Michigan who were receiving cash welfare in February 1997 were 
evicted at some point between then and 2003. Desmond (2012) finds that in Mil
waukee’s predominantly black inner-city neighborhoods, women are more than 
twice as likely to be evicted as men and, drawing on a survey of tenants appearing 
in housing court, also shows that among evicted tenants black women outnum
ber black men by 1.75:1, even after accounting for tenants excluded from the 
lease. One reason behind this discrepancy has to do with the fact that children 
can cause problems for landlords (e.g., noise complaints, lead poisoning). Indeed, 
among tenants who appear in eviction court, the likelihood of receiving an evic
tion judgment is highest for mothers with children, even after accounting for 
arrears (Desmond et al. 2013).

Eviction's Fallout
Despite eviction’s prevalence in the lives ol the urban poor, we know next to noth
ing about its impact on people’s lives. Social scientists and policymakers have all 
but ignored eviction—its antecedents, consequences, and social ramifications— 
rendering it the “hidden housing problem” (Hartman and Robinson 2003). The 
prevalence of eviction in the lives of low-income mothers, one of America’s poor
est demographic groups, makes the lack of attention paid to it by researchers all 
the more troubling. Does eviction affect mothers’ material hardship and poverty? 
Their health? And which of its effects linger long after the event?

Before reviewing our hypotheses, let us provide a bit more detail about the 
eviction process. Evictions are landlord-initiated forced moves from rental prop
erty. (Foreclosures, on the other hand, are lending institution-initiated forced 
moves from owner-occupied property. Evictions tend to affect the urban poor; 
foreclosures, the working and middle class). Most evictions are attributed to non
payment of rent. A recent survey of tenants in eviction court found that one-third 
devoted at least 80 percent of their household income to rent, and that 92 percent 
received an eviction notice for falling behind (Desmond et al. 2013). It does not 
take a major life event (a death, a diagnosis) to cause severely housing burdened 
fami lies to miss a rent payment; pedestrian expenses or setbacks—for example a 
reduction in work hours, or public benefits sanction—can cause families to come 
up short with the rent. When tenants miss a full payment, landlords show consid
erable discretion over whether to move forward with an eviction (Lempert and 
Ikeda 1970), and extra-financial considerations (the presence of children in the
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household, for example) can influence their decision. Given the scope of the 
affordable housing crisis, many more families are in arrears than actually are 
evicted (Desmond 2012). These considerations, along with the frequency of evic
tion in low-income neighborhoods, reveal that many evictions are not necessarily 
the outcome of a drawn-out downward spiral or the result of a “more fundamen
tal” cause having to do with tenants’ behavior or bad luck.

And irrespective of its underlying cause, there are many reasons to believe that 
eviction itself may be a considerably consequential event. For one, events leading 
up to the moment of forced removal—conflict with one’s landlord, multiple court 
appearances, looming uncertainty of the outcome—can consume tenants’ time 
and focus and can cause a good deal of stress (Manzo, Kleit, and Couch 2008). 
The actual moment of forced removal, moreover, also can be taxing. Families 
who receive an eviction judgment often are ordered to vacate in a matter of days; 
if the family is removed by sheriff deputies, its possessions are piled on the curb 
or confiscated by movers; many tenants, lacking legal counsel and confused by 
the eviction process, are caught off-guard when the eviction squad raps on their 
door and orders them to leave; and evicted families must find somewhere else to 
live very quickly and under considerable duress (Desmond 2012; Hartman and 
Robinson 2003). A further consideration is that tenants evicted through the court 
system carry that judgment on their record. Just as the mark of a criminal record 
can greatly affect one’s experiences on the job market (Pager 2007), the blemish 
of eviction can significantly influence one’s experiences on the housing market 
(Greiner, Pattanayak, and Hennessy 2013).

Poverty Effects

We hypothesize the consequences of eviction to be many and multidimensional. 
First, prolonged periods of homelessness may follow eviction (Burt 2001; 
Kleysteuber 2006).1 During these periods, families’ belongings often are left 
behind or locked in storage by moving companies. The energy and resources that 
evicted tenants dedicate to securing subsequent housing and restoring a house
hold often require them to forego other basic necessities, like warm clothing, 
food, or medical care. Additionally, a court-ordered eviction renders some 
voucher holders ineligible for federal housing assistance. And the mark of evic
tion on one’s record not only can prevent one from securing affordable housing 
in a decent neighborhood, it also can tarnish one’s credit rating (Greiner, 
Pattanayak, and Hennessy 2013). For these reasons, we hypothesize that eviction 
will increase mothers’ material hardship.

Additionally, eviction can prolong families’ residential instability, which begets 
economic instability (Desmond, Gershenson, and Kiviat 2015). A mother who 
does not know where she and her children will sleep the next night likely will be 
unable to maintain steady employment. If she is unemployed, securing housing 
after being evicted may take precedence over securing a job. If she is employed, 
the turmoil set off by eviction may affect her work performance and absenteeism, 
causing her to lose her job. Recent research has found the likelihood of being laid 
off to be 11 to 15 percentage points higher for workers who experienced an 
eviction or other involuntary move, compared to matched workers who did not
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(Desmond and Gershenson 2015). These considerations lead us to hypothesize 
that evicted mothers will experience higher levels of poverty.

These proposed mechanisms suggest that the direct effect of eviction on mate
rial hardship will be longer lasting than the effect on poverty. Once a mother is 
able to regain a degree of residential stability post-eviction, she may refocus her 
energies on finding employment, transferring to a better job, or boosting her 
income by some other means. But the proposed factors through which eviction 
may lead to increased levels of material hardship—homelessness, the loss of pos
sessions, and a legal eviction record—leave a deeper mark. Research has shown 
that homelessness has some long-term consequences (Sosin, Piliavin, and 
Westerfelt 2010); many low-income mothers will be unable to quickly replace 
their possessions if they were lost during the eviction; and the mark of an eviction 
will remain on a mother’s record years after the event, with landlords classifying 
as “recent” evictions that happened in the past two to five years (Desmond 2012). 
Accordingly, we hypothesize that the effect of eviction on mothers’ material hard
ship will be resilient, lasting years after the event, while the effect on mother’s 
poverty will be more short lived.

Health Effects

The trauma of eviction and its aftermath also may have significant effects on 
mothers’ health. Although very little is known about the effects of eviction on 
health outcomes, research documenting an association between foreclosure, 
housing instability, and health is beginning to appear (e.g., Burgard, Seefeldt, and 
Johnson 2012; Currie and Tekin 2011). Extended periods of homelessness that 
follow eviction can take a toll on one’s physical health. Although evictions are 
concentrated in disadvantaged neighborhoods, families who are involuntarily 
displaced often relocate to neighborhoods with even higher levels of poverty and 
violent crime (Desmond and Shollenberger 2013). Severely distressed neighbor
hoods can negatively influence adults’ and children’s wellbeing (Sampson, 
Morenoff, and Gannonn-Rowley 2002). What is more, evicted families desperate 
to secure housing often accept substandard living conditions (Desmond, 
Gershenson, and Kiviat 2015), which in turn can bring about significant health 
problems (Shaw 2004). Accordingly, we hypothesize that evicted mothers will 
rate their health and the health of their children more poorly than their peers who 
avoided eviction.

Mothers’ mental health, too, might not be spared by eviction. Qualitative stud
ies have shown that residents involuntarily forced from their homes experience 
psychological distress (Pried 1963; Manzo, Kleit, and Couch 2008). Recent stud
ies have found that women who experienced a recent foreclosure were at signifi
cantly greater risk of depression (Osypuk et al. 2012). Moreover, studies have 
shown that trying events associated with poverty, such as forced displacement, 
can diminish a mother’s capacity for affirming and supportive parenting and 
increase her tendency to act punitively and erratically toward her children 
(Bradley and Corwyn 2002). These considerations lead us to hypothesize that 
mothers who have been evicted will be more likely to suffer from depression and 
will experience higher levels of parental stress.
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The effects of many of the social determinants on health discussed above 
appear to be most durable with respect to mental health outcomes. Shinn et al. 
(2008) found homelessness to have long-term associations with mental health but 
not with mother- or child-reported health. Experiencing involuntary housing loss 
might also result in “economic scarring” akin to what workers sometimes experi
ence after involuntary job loss, scarring that has been linked to persistent depres
sive symptoms (Gallo et al. 2006). A large body of evidence in psychology has 
found that acute stressful life events can cause recurrent episodes of major depres
sion (Kessler 1997). Eviction may be one such episode. For these reasons, we 
hypothesize that the effect of eviction on mental health outcomes—and mothers’ 
depression in particular—will be resilient, lasting years after the event.

Data and Methods
Data and Key Measures

We test our hypotheses by analyzing longitudinal data from the Fragile Families 
and Child Wellbeing Study (FFCWS), a survey that follows a birth cohort of new 
parents and their children. Initial interviews (Wave I) were conducted between 
1998 and 2000 and contain information on 3,712 births to unmarried parents 
and 1,188 births to married parents from 20 US cities. Follow-up interviews were 
conducted at year one (Wave II), year three (Wave III), and year five (Wave IV). 
The survey oversampled unmarried mothers and contains a large sample of 
minority and disadvantaged women. The data include substantial information on 
the resources and relationships of parents and their effects on children.

We examine 2,676 mothers and children who were renting at the baseline 
wave and who persisted in the study through the fourth wave (when the child was 
approximately 5). Mothers who attrit before the fourth wave are less likely to be 
black and more likely to be Hispanic but otherwise are similar to mothers who 
persist on other characteristics and, importantly, are not more likely to have expe
rienced an eviction by the third wave. To address missing data across all waves, 
we use Stata’s ICE command to execute multiple imputation (Royston 2009). 
The fraction of missing data varied across measures but rately exceeded 8 percent. 
We include both treatment and outcome measures in the imputation equation but 
in our analyses do not use imputed outcomes (von ITippel 2007). We estimate 20 
complete data sets for analysis.

At each wave, the FFCWS study asked mothers, “In the past 12 months, were 
you evicted from your home or apartment for not paying the rent or mortgage? 
Because the FFCWS followed the conventions of material hardship surveys by 
simply asking respondents if they had been evicted during a certain time period 
(e.g., Mayer and Jencks 1989), it underestimated (likely drastically) the number of 
respondents who experienced eviction. As previous work has shown (Desmond 
2012), tenants often have misguided perceptions of eviction; many who were 
evicted do not realize (or admit) as much. This is why studies based on court 
records produce larger estimates of the scope of eviction than those based on self
reports. New survey techniques designed to capture the mechanisms driving fam
ilies’ residential relocations—techniques that aim to record formal and informal
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evictions—have found involuntary displacement to be common among low- 
income renters (Desmond and Shollenberger 2013). Because the FFCWS’s eviction 
question likely did not capture all the evictions experienced by mothers in its 
sample, not only because some respondents who were involuntarily displaced 
likely reported otherwise but also because the data do not allow us to observe 
evictions that may have occurred when the child was between the ages of 1 and 2 
and the ages of 3 and 4, other data are better suited to provide an estimate of the 
frequency of eviction among low-income families. However, because the FFCWS 
is a nationally representative, longitudinal data set that includes an item for evic
tion, it is an ideal data source to estimate the effects of an eviction. Our estimates 
of those effects are likely biased in a conservative direction, as some evicted fami
lies (who most likely experienced some of eviction’s ramifications) were catego
rized as nonevicted.

Our event of interest is whether a mother experienced an “early eviction” (when
recent eviction” (when the child was 4-5). We 

examine the effects of recent and early evictions on six outcomes, each assessed 
during the fourth wave of the study (when the focal child was 5). Material hard
ship is a scale (a = .71) composed of 10 dichotomous items that are summed and 
the resulting scale standardized such that higher values represent more hardship. 
The items measure a mother’s ability to obtain basic necessities (e.g., food, cloth
ing, medicine). Income-to-poverty ratio is a continuous ratio of the household’s 
total income to the federal poverty threshold for a household of that size.3 Moth
ers’ and children’s health status was measured with the same question: “In general, 
would you say (your/your child’s) health is...excellent, very good, good, fair, or 
poor?” Because the proportional odds assumption was not met, we dichotomize 
this outcome into “fair/poor” for both mothers and children. We rely on a dichot
omous indicator to measure depressive symptoms in mothers. Mothers were asked 
a series of questions, focused on experiences in the previous 12 months, based on 
the Composite International Diagnostic Interview Short Form (CIDI-SF). Respon
dents were asked whether they had feelings of dysphoria (depression) or anhedo- 
nia (inability to enjoy what is usually pleasurable) in the past year that lasted for 
two weeks or more, and if so, whether the symptoms lasted most of the day and 
occurred every day of the two-week period. If so, they were asked more specific 
questions about: (a) losing interest, (b) feeling tired, (c) change in weight, (d) trou
ble sleeping, (e) trouble concentrating, (f) feeling worthless, and (g) thinking about 
death. Mothers were classified as probable cases of depression if they endorsed 
either dysphoria or anhedonia plus two of the other symptoms in the follow-up 
questions (leading to a CIDI-SF MD score of three or higher) (Kessler et al. 1.998).4 
Finally, parenting stress is an index composed of four questions asking mothers 
about parenting difficulties. To create the index, we summed responses to a scale, 
with higher values representing higher stress (a = .92). Questions used to construct 
the material hardship and parental stress indices are reproduced in the appendix.5

the child was 0-1 or 2-3) or a

Analytical Strategy

Seven percent of the sample experienced an eviction by the time the focal ch’id 
was 5. Five percent experienced an “early eviction” (when the child was 0-1 or
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2-3), and two percent experienced a “recent eviction” (when the child was 4-5). 
As we noted above, these numbers are very conservative estimates of the fre
quency of eviction. Some respondents (N = 23) experienced both early and recent 
evictions. To maximize sample size, all models estimating the effects of a recent 
eviction retained mothers who had experienced a prior eviction. Excluding repeat 
evictees from those models generated nearly identical results.

The effect of eviction on various outcomes is difficult to isolate, owing to a 
number of factors potentially related to both the likelihood of eviction and our 
outcomes. As we emphasized above, eviction is not always a predictable outcome 
of certain behaviors or chained events. Not all tenants who fall behind or break 
their rental agreement are evicted, and not all evictees fell behind or egregiously 
violated their rental agreement. Forced moves may be caused by landlord foreclo
sure, tenant-landlord disputes, building condemnations, and other factors exog
enous to tenant behavior (Desmond and Gershenson 2015). Nevertheless, it is 
important to compare evicted and nonevicted families to determine whether there 
are multiple and meaningful differences between the two groups.

Significant differences between evicted and nonevicted respondents were 
detected along several key measures (see table 1). With respect to our outcome 
variables, mothers who experienced an eviction are more likely to be depressed 
and to experience higher parenting stress; they also report higher material hard
ship, lower mcome-to-poverty ratios, and worse health status for themselves and 
their child. Whether such differences are due to the eviction itself—or to charac
teristics that would predict both poorer outcomes and eviction—is the central 
question we test in our analyses.

Because respondents who have been evicted were found to be observationally 
different from those who have not been, standard regression techniques that esti
mate the average assocanon of two variables across a large group of heteroge
neous respondents would likely produce biased estimates of the effects of eviction, 
irrespective of the numbei of factors for which we controlled. More accurate and 
rigorous estimates of the effects of eviction can be generated by employing prop- 
sensity score analyses. Propensity score estimation techniques apply an experi
mentalist logic to observational data, allowing us to compare mothers matched 
along a multitude of characteristics but who differ by whether they were exposed 
to a treatment (eviction). This study relies on two propensity score techniques: 
propensity score weighting and nearest-neighbor matching. Table 1 presents 
descriptive statistics for all variables mcluded in our models, indicating which 
variables were used to predict propensity scores for both early and recent evic
tions. The goal of propensity score methods is to produce the best estimate of a 
treatment’s effects by comparing a treatment and control group that are as simi
lar as possible, a similarity achieved when covariates across groups are “bal
anced” (Becker and Ichino 2002). Because for each type of eviction we retain the 
maximum number of covariates for matching that satisfied the balancing prop
erty, a significant number of demographic, neighborhood, and city variables were 
used to generate propensity scores (see table 1).

All respondents in our sample received a propensity score, the predicted proba
bility of treatment. Once it was ensured that covariates in the treatment and control 
groups were balanced, the sample was restricted to the region of common support
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Table 1. Descriptive Statistics, Fragile Families and Child Wellbeing Study, Renters at Baseline (N = 2,676)

Full sample Not evicted Recent evictions Early evictionsEvicted

% or mean % or mean % or mean ATT PS ATTPS
Eviction measures

Ever experienced an eviction (N = 193) 0.07
Early eviction (child aged 0-3) (N = 147) 0.05
Midrange eviction (child aged 2-3) (N = 77) 0.03

□ Recent eviction (child aged 4-5) (N = 64) 0.023

«• Outcome measures (child age S)h ----------------------------------------------
Material hardship (standardized) -0.060.00 0.82 * * *H

H
1.59 1.07 1.62Income-to-poverty ratio * * sfr

-cr
Mother’s poor/fair health 0.16 0.27 0.15 «■ * *r+h
Child’s poor/fair health 0.05 0.04***0.11r+

soS- Maternal depression 0.17 0.16***0.34
to 8.83 9.59 8.78Parenting stress * *

■
Ul

7 Shocks (in previous 12 months)
Father incarcerated (since child age 3) 0.22 0.40 0.21 # sf- #otoUl
Mother’s relationship dissolved 0.24 0.35 0.23 * sf-

Mother had an additional child 0.24 0.23 0.24
Sanctioned from welfare/TANF 0.03 0.030.08 * *

Demographics
Race (Ref: White) 0.15 0.17 0.16
Black 0.53 0.56 0.53
Hispanic/other 0.32 0.320.27 x X X X
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Mother is foreign born 0.05 0.18 5h * *0.17
Mother’s age at first birth 19.9 20.9*20.8 x x X X

1.35Mother’s parity - Wave I 1.181.19 x X X X

Socioeconomic status
Household income ($10,000 s) - Wave I 1.95 2.40 * *2.37 x x
Household income ($10,000 s) - Wave III 1.81 2.832.76 * * * X X

c
Mother’s education (Ref: Less than HS) 0.49 0.380.393s

■-
Hi 0.30 0.32HS 0.32 x x X X
ft Some college + 0.21 0.30*0.29H-O
CD Mother employed - Wave I 0.53 0.520.52l X X
T

Mother employed - Wave II 0.49 0.500.50r+h
CD
r Mother employed - Wave III 0.44 0.54*0.53 x XC+

-

Father employed - Wave Iit* 0.71 0.770.77 x x
Father employed - Wave II 0.54 0.68to 0.67 * * *

CD
Ul

Father employed - Wave III 0.680.67 0.57 * * X X-J
-a

•fc.

Family does not have a credit card - Wave II 0.80 0.650.66 * * *oto
Ul

Family does not have a credit card - Wave III 0.830.68 0.67* * *■ x x
Child care cost per week - Wave II 40.9 44.344.1
Child care cost per week - Wave III 32.868.6 71.4 x x
Rent paid - Wave II 453.1416.5 413.9
Rent paid - Wave III 392.4 454.1*450.1 <X X o
Family owns a car - Wave II 0.37 0.410.41 OX X
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Table 1. continued COOnQ)Full sample Not evicted Recent evictions Early evictionsEvicted O
o% or mean % or mean % or mean ATT ATTPS PS CD
c/J
CO

Family characteristics
Grandmother in household - Wave I 0.19 0.15 0.20 x X XX

Number of adults in household - Wave I 2.2 2.22.1 x x X X

Mother’s relationship status
(Ref: Married) - Wave I 0.18 0.08 0.19 x X

Cohabiting - Wave I 0.42 0.54 0.41 * X- X X

Single - Wave I 0.40 0.39 0.40 x x
(Ref: Married) - Wave III 0.27 0.16 0.28 x x
Cohabiting - Wave III 0.33 0.34 0.33 x x
Single - Wave III 0.40 0.390.50 * * X X

Father ever incarcerated - Wave II 0.36 0.350.51 * * *

Father ever incarcerated - Wave III 0.46 0.65 0.45***, x x
Legal paternity established - Wave II 0.74 0.68 0.75* x x
Days per month father sees child - Wave II 22.5 22.7**19.7
Days per month father sees child - Wave III 21.5 18.9 21.7 X- X- X X

Father is sometimes late with child support - Wave II 0.08 0.070.14 * *

Father is sometimes late with child support - Wave III 0.15 0.23 0.14 »• * X X

Father has child support order for another child - Wave II 0.20 0.29 0.19**
Father has child support order for another child - Wave III 0.22 0.210.26 x x
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Mother has health problem that limits work - Wave II 0.08*0.08 0.13
Mother has health problem that limits work - Wave III 0.15 0.09**0.10 x x
Father has health problem that limits work - Wave II 0.10 0.080.08
Father has health problem that limits work - Wave III 0.13 0.08*0.09 x X

Father has a drug or alcohol problem - Wave II 0.18 0.080.09 * * *

Father has a drug or alcohol problem - Wave III 0.18 0.090.10 * * X X

5. Public assistance
Birth paid for with Medicaid - Wave I 0.780.70 0.70* xX

ft 0.100.09 0.09Receives SSI - Wave IK- XX

0.060.04 0.04Receives SSI - Wave II
cr

0.05 0.06Receives SSI - Wave III 0.06rt- X X

Receives housing voucher/assistance - Wave I 0.21 0.190.19r+ X X
KD

Receives housing voucher/assistance - Wave II•c. 0.18 0.200.20
Receives housing voucher/assistance - Wave 111 0.24 0.24NJ 0.24 x XVD

Receives public assistance of any kind - Wave I 
Lives in public housing - Wave I

0.54 0.420.43 * * X X XX
Ln
4S.

0.15 0.160.16•< XXNJ
Ul

Lives in public housing - Wave II 0.20 0.210.21 x X

Lives in public housing - Wave III 0.17 0.14 0.17
Received EITC - Wave II 0.35 0.31 0.35
Received EITC - Wave III 0.44+0.45 0.52 x X

m
Receives assistance from any agency - Wave II 0.89 0.840.85 <O
Receives assistance from any agency - Wave III 0.88 0.780.79 * * OX X oo
Sanctioned from welfare/TANF - Wave II 0.110.05 0.05* *

QJ

O(Continued)
GO
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a < a
O O (D(d Hi a Table 1. continuedi C/3 hh
<D O Hh c or+ 3 Full sample Evicted Not evicted Recent evictions Early evictionsto nr 
o cd nr 
i-1 M r+ 
-4 D rt

% or mean % or mean % or mean PS ATT PS ATTn cnOJ ..H* -v.
Social supportH- \

Hi 0)
o o h
d a
H- CD 0) 3 High instrumental support - Wave II 0.50 0.36 0.52 * * *

High instrumental support - Wave III 0.48 0.29 0.49 * * *c o X XC/3 •
CD OH C Frequency of religious attendance - Wave I 3.15 3.033.03Ti X X

no Frequency of religious attendance - Wave II 3.72 3.573.58s
Cfi

Frequency of religious attendance - Wave III 4.41 4.244.26 x xP)HFt Neighborhood and city characteristicsa
(D Number of years lived in neighborhood - Wave 1 2.822.80 2.53 x X X X2)crU) Neighborhood is unsafe at night - Wave I 0.27 0.19*0.20 xr+ X X X11o Number of moves between birth and age five 2.19 4.01***2.32r+
to

Owner-occupied housing, city 0.480.47 0.47 x x X X

Average household size for renters, city 2.42 2.432.43 x x X XVO
I .-I

Rental housing vacancy rate, city 0.06 0.060.06 x X X X-J
Ln

Median rent, city 608.0 622.2621.2o X X X X
Ul

Median number of rooms per unit, city 4.88 4.844.84 x x X X

Median gross rent as % of household income, city 0.2710.260.27 x x X X

193 2,4832,676N

Note: Chi-squared or f-tests were used to compare evicted and nonevicted families. If a variable was used to calculate propensity scores for the propensity 
weighted models (PS) or the ATT matching models (ATT), it is indicated with an "x." The shocks and residential mobility variables were not included in the 
weighting or matching equations, because only factors that are temporally prior to the treatment can be included in the propensity score model. Rather, they 
are included as adjustments after weighting and matching. 
ip< .1 *p< .05 ** ***pc.01 p < .001
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(which excluded two cases), meaning that the distribution of propensity scores for 
treatment and control cases overlapped. Within each imputed data set, each treated 
respondent was then matched with a control case, using nearest-neighbor matching 
with replacement. Next, we estimated the average treatment effect on the treated 
(ATT), which allows us to estimate the effect of an eviction on our outcomes by 
comparing the averages across treatment and control groups. Additionally, because 
matching is imperfect and differences between treatment and control cases may 
remain, we also present estimates of the ATT after further adjustment for covari
ates (Shafer and King 2008). Adjusting covariates involved estimating the AT i 
after matching and while controlling covariates (Rosenbaum 2002); this helps 
eliminate any residual bias between the two groups, post-matching.

Because we have a small number of treated cases (evictions) in our sample, 
standard matching techniques exclude a large number of respondents. Accord
ingly, we also develop a weighted propensity score model. This method increases 
our efficiency and statistical power by allowing us to retain the full sample and 
allows us to assess the robustness of our findings from propensity score matching. 
Here, we use propensity scores to calculate a weight for each respondent, thereby 
assigning all treated (evicted) cases a value of 1 and weighting all untreated cases 
according to their estimated propensities for eviction (Hirano and Imbens 2001). 
Formally, the weight is calculated as follows:

a>(t,z) = t + (1 -f) * e(z) / (1 - e(z)),

where CO is the weight, t is a dichotomous treatment measure, and e(z) represents 
the propensity score for each respondent. We then estimate linear or logistic 
regression models (depending on the outcome) treating propensity score weights 
as sampling weights. Respondents who were not evicted, but who have the high
est propensities for eviction, are weighted more heavily.

Utilizing propensity score matching and weighting techniques allows us not 
only to present rigorous estimates of the effects of eviction but also to replicate our 
estimates in multiple models, reinforcing confidence in our findings. ATT models 
estimate the effect of an eviction by comparing the averages of the treatment and 
control cases. For linear outcomes, this involves direct comparisons with regres
sion coefficients (as the latter also are averaged ever respondents); for dichoto
mous outcomes, this involves calculating and comparing predicted probabilities 
for evicted and nonevicted respondents (which are more directly comparable to 
the unadjusted ATT estimates). To estimate the matching propensity scores, we 
utilize Stata’s PSMATCH2 (Leuven and Sianesi 2003) command (nearest neighbor 
matching), revising the program to incorporate both correct standard errors for 
multiply imputed data sets as well as the ability to compute the ATT for dichoto
mous outcomes. Identical sets of covariates were used for the propensity score 
matching and weighting models. A number of additional covariates also were 
tested (not shown), and we retained the maximum number of covariates for both 
“early” and “recent” evictions that satisfied the balancing property.

The sets of covariates differ between models evaluating the effects of “early” 
and “recent” evictions because we can include only covariates for matching that
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are temporally prior to the treatment (eviction). For example, we use household 
income at Wave I when calculating propensity scores for early evictions and 
household income at Wave III when calculating propensity scores for recent evic
tions. Also, we could not include residential mobility and life shocks when calcu
lating propensity scores, as these variables are contemporaneous with our 
outcomes and occurred after the observed evictions. Instead, post-weighting and 
post-matching, we control for residential mobility—the number of moves a fam
ily has experienced between birth and age 5—and a set of contemporaneous 
(between child age 4-5) shocks: whether the father was incarcerated, whether the 
mother’s relationship had dissolved, whether the mother had an additional child, 
and whether the mother had been sanctioned from TANF.

Propensity score analyses allow us to address treatment selection conditional 
on observed covariates. To address possible bias introduced by unobserved fac
tors, we employ two additional techniques to further assess the robustness of our 
findings. First, we use placebo regression, predicting our outcomes at Wave III 
instead of Wave IV for recent evictions; that is, the outcome precedes the treat
ment. This allows us to test whether the observed relationships from our propen
sity score models may be spurious. (3ecause our models for early evictions measure 
the effects of an eviction that occurred during the first wave of data collection, we 
were unable to test for bias with placebo regression. When the treatment is mea
sured at Wave I, there is no scenario in which the outcome precedes treatment.) 
Second, to assess whether respondents’ stable but unobserved characteristics are 
influencing our observed relationships, we rely on OLS or logit models with fixed 
effects. These models investigate whether a recent or early eviction is associated 
with a change in our outcome measures between Waves III and IV. We account, 
additionally, for several time-varying factors across Waves III and IV to address 
the possibility of confounding due to time-varying observed characteristics.

Results
Tables 2 and 3 display the estimated effects of recent and early evictions, respec
tively. In both tables, model 1 presents a propensity score-weighted regression 
model without the contemporaneous shocks, and model 2 adds the shocks. 
Model 3 presents estimates from the ATT matching model without shocks, model 
4 adds the shocks, and model 5 presents the same ATT estimates as in model 4 
but further conditioned on a set of relevant covariates.6

Effects of a Recent Eviction

We turn first to results estimating the effect of a recent eviction on the wellbeing 
of mothers and children when the focal child is 5 (see table 2). Across all models, 
there is a large and robust relationship between a recent eviction and material 
hardship. Regardless of the estimation technique, respondents who experienced 
an eviction in the past year report around one standard deviation higher material 
hardship We found eviction to be associated with reductions in the income-to- 
poverty ratio, although this relationship becomes insignificant in ATT models 
3-5. In order to more directly compare the results from the logit models for our
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Table 2. Effects of a Recent Eviction (child age 4-5) on Maternal and Child Wellbeing 
Outcomes at Child Age 5

Propensity score 
weighting (N = 2,676)

Propensity score 
matching (N = 122)

Model 1 Model 2 Model 3 Model 4 Model 5
With

shocks
With

shocks
Regression adjusted, 

with shocks
NoNo

shocks shocks
Coefficient ATTOutcome

Material
hardship

1.03s
(0.16) (0.16) (0.23) (0.24)
0.99 1.06 1.02**

(0.29)
0.96

-0.35*
(0.11)

-0.38
(0.31)

-0.34
(0.31)

-0.35
(0.33)

Poverty
ratio

-0.30**
(0.11)

1.41+
(0.73)

1.42*
(0.64)

1.45*
(0.68)

Parenting
stress

1.19*
(0.39)

l~ aj- 1.18
(0.38)

Difference in predicted 
probabilities, evicted 

vs. not evicted

ATT

Mother’s 
poor health

0.090.14*
(0.07)

0.13* 0.11
(0.06) (0.10) (0.11)

0.10
(0.11)

Child’s poor 
health

0.10+ 0.11
(0.06) (0.07) (0.08)

0.120.10*

(0.05)
0.13

(0.09)
0.21+

(0.11)

Maternal
depression

0.20+

(0.11)

0.22*

(0.07) (0.07) (0.11)
0.21 0.20

Note: Standard errors are in parentheses. All models control for residential mobility. ATT 
estimates represent the average treatment effect on the treated. Weighted models for mother's 
health, child's health, and depression are dichotomous outcomes estimated with logistic 
regression models; the difference in predicted probabilities for evicted and not evicted 
respondents are calculated forthese outcomes to better compare to ATT estimates.
+p < .1 *p< .05 **p < .01 ***p < .001

dichotomous outcomes with the propensity score weighted models, we calculate 
predicted probabilities from models 1 and 2 and assess the average probability 
change for evicted and nonevicted respondents. The weighted logit coefficient 
estimate from model 1 is equivalent to a .14 difference (p < .05) in the probability 
of mother’s poor health, and a .10 difference (p < .05) in the probability of child’s 
poor health, for evicted mothers compared to nonevicted mothers. This means, 
for instance, that for two mothers who are very similar, but only one experiences 
an eviction, the mother who is evicted is more than twice as likely to report that 
her child is in poor health. Adding the shocks in model 2 does not substantively 
change the estimates. These probability difference estimates from models 1 and 2 
are very similar to the ATT estimates in models 3-5, demonstrating that the two 
different estimation techniques result in similar findings. Although the estimates 
are substantively similar, for models 3-5, the difference between evicted and non
evicted mothers on both health measures is not significant, which is likely an 
artifact of the much smaller sample sizes for these models.
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Figure 1. Increase in probability or standard deviations for evicted mothers, estimated effects 
of a recent eviction (models 2,4, and 5 of table 2); t p< .1 * p < 05**/?< .OT *** p < .001

Child's Poor Health (Prob.)
t

Mother's Poor Health (Prob.)

t
Depression (Prob.) t**

Parenting Stress (SD)___

0 ***
Material Hardship (SD)

***

0 0.2 0.4 0.6 0.8 1 1.2

Increase in Probability or Standard Deviations 
for Evicted Mothers

O ATT, Adjusted (M5) ; ATT (M4) ■ Weighted (M2)

Evicted mothers also were far more likely to report depression, equating to a 
predicted probability difference of approximately .21 across model specifica
tions; or from model 1, about twice the likelihood (.47 versus .26). This effect 
drops to marginal significance in models 4 and 5. Finally, models 1 through 4 
report a significant and large effect of an eviction on parenting stress. Mothers 
who experienced a recent eviction score more than one point higher on the par
enting stress scale across specifications.

Figure 1 summarizes the statistically significant findings of models 2,4, and 5. 
For five wellbeing outcomes, the figure graphs the increase in standard deviations 
or the difference in probability (for dichotomous outcomes), comparing mothers 
who experienced a recent eviction to otherwise similar mothers who did not. The 
pronounced effect of a recent eviction on mother’s material hardship should not 
overshadow the fact that the effects on the other outcomes are substantively large 
as well. Evicted mothers report roughly half a standard deviation more parenting 
stress and worse self-reported health, and their probability of suffering from 
depression is approximately .2 higher than their peers.

We do not know the exact timing of the evictions, only that they occurred in 
the 12 months prior to the interview. This is unproblematic for the outcomes 
child’s health status and parenting stress, which are asked about at the time of the 
interview. Ffowever, material hardship, mother’s health status, depression, and 
income-to-poverty are asked about “in the prior 12 months.” Accordingly, it is 
possible that a decline in the outcome would precede the eviction, rather than the 
other way around. To address this issue, we conducted a sensitivity analysis by
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restricting evictions to those between child age 2-3, which we term “midrange 
evictions,” and estimated the exact same models presented in table 2. Doing so 
ensures that the eviction preceded the measurement of our outcome and is an 
especially stringent test given that the eviction took place as much as three years 
before the outcome was assessed. The results for midrange evictions are presented 
in the appendix (table Al) and show that experiencing a midrange eviction is 
associated with all of our outcomes except poor child health. Mothers who expe
rienced a midrange eviction reported half a standard deviation higher material 
hardship between two and three years later, had lower mcome-to-poverty ratios, 
reported that their own health was poorer, were more likely to be depressed, and 
reported higher parenting stress than their nonevicted peers. In fact, the predicted 
probabilities for maternal health and depression show stronger differences than 
did our more recent eviction models. None of the ATT models for midrange evic
tions are significant, which we believe to be an artifact of the even smaller sample 
si7.es used for the matching, as there were only 77 midrange evictions.7

Effects of an Early Eviction

We now turn to results estimating the effect of an early eviction (table 3). Across 
all models, an early eviction is associated with an increase in mothers’ material 
hardship. Each model reports an approximate effect size of one-third of a 
standard deviation higher on the material hardship scale. Models 1 and 2 
(p < .05), and 3 and 5 (p < .1) also indicate that mothers who experienced eviction 
are more likely to report depression several years later. For example, model 2 
estimates the probability of depression for mothers tc be .31 for those who have 
experienced an early eviction and .20 for those who have not, a difference that is 
statistically significant (p < .05).

These analyses suggest, then, that eviction has long-term negative conse
quences for mothers’ material hardship and depression. However, it is important 
to recognize for both outcomes that these effects are reduced to insignificance or 
marginal significance in some of the matching models. With respect to the effect 
of an early eviction on material hardship, models 3 and 4 ATT estimates are mar
ginally significant (p < .1). For maternal depression, models 3 and 5 are marginally 
signibcant and model 4 docs not find significant effects of an early eviction on 
depression. Across all models, the magnitude of the effects of an early eviction on 
material hardship and depression are smaller than those of a recent eviction. This 
suggests (intuitively) that the influence of eviction oil multiple outcomes shrinks 
over time and is felt less acutely—but is still felt—years after forced removal. 
Owing to the relatively small number of eviction cases in our sample, only large 
differences will be detected with significance in the matching models. We believe 
these factors help explain why the effects of an early eviction on material hard
ship and depression are of limited (or non-) significance in models 3-5.

Additional Sensitivity Analyses

Having accounted for dozens of observed covariates, we now ask: What about 
possible spuriousness introduced by unobserved factors? To first test for
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Table 3. Effects of an Early Eviction (child age 0-1 or 2-3) on Maternal and Child Wellbeing 
Outcomes at Child Age 5

Propensity score 
matching (N = 236)

Propensity score 
weighting (N = 2,676)
Model 1 Model 2 Model 3 Model 4 Model 5

With
shocks

Regression adjusted, 
with shocks

With
shocks

No No
shocks shocks

Coefficient ATTOutcome
0.30+

(0.16)
Material
hardship

0.28+
(0.16)

0.33*
(0.16)

0.36 0.31s*
(0.12)

* *

(0.12)

-0.05
(0.16)

-0.09
(0.15)

Poverty
ratio

-0.14
(0.11)

-0.09
(0.10)

-0.09
(0.16)

0.15 0.49 0.45 0.62Parenting
stress

0.05
(0.46) (0.46) (0.46)(0.28) (0.27)

Difference in predicted 
probabilities, evicted 

vs. not evicted

ATT

Mother’s 
poor health

0.08+
(0.05)

0.05 0.070.07 0.06
(0.06) (0.06) (0.06)(0.05)

Child’s poor 
health

0.010.01 0.01 0.01
(0.03) (0.03) (0.04) (0.04)

0.11 +

(0.06)
Maternal
depression

0.10+

(0.06)
0.090.13 0.11*

(0.05) (0.06)(0.05)

Note: Standard errors are in parentheses. All models control for residential mobility. ATT 
estimates represent the average treatment effect on the treated. Weighted models for mother's 
health, child’s health, and depression are dichotomous outcomes estimated with logistic 
regression models; the difference in predicted probabilities for evicted and not evicted 
respondents are calculated forthese outcomes to better compare to ATT estimates. The 
regression-adjusted ATT estimate for poor child health did not converge.
+/?<.! *p< ,05**p< .01

spuriousness on account of omitted-variable bias in our models estimating the 
effect of a recent eviction, we performed a placebo regression sensitivity analysis. 
Rather than predicting outcomes at year five, this sensitivity analysis employs the 
same models to predict outcomes at year three. Because the outcome is prior to 
the treatment, there should be no relationship between the two. Results are pre
sented in table 4. As in tables 2 and 3, the difference in predicted probabilities for 
evicted and nonevicted respondents are presented for the dichotomous outcomes. 
This test found no evidence of spuriousness between our treatment and out
comes, further reinforcing the robustness of the findings.

Finally, to assess whether any stable but unmeasured characteristics of families 
are influencing our estimated effects, we employ fixed-effects models, which hold 
constant respondents’ traits that did not change over the course of the data 
collection. The results are presented in model 3 of table 5. In model 4, we further 
control for time-varying characteristics possibly associated with our outcomes,
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Table 4. Placebo Regressions (/V 2,676)

Outcome
Material hardship 0.42

(0.28)
-0.14
(0.23)

Poverty ratio

Parenting stress 0.33
(0.69)

Mother’s poor health 0.12
(0.08)

Child’s poor health 0.02
(0.09)

Maternal depression 0.06
(0.10)

Note: Standard errors are in parentheses. These models replicate model 4 of table 2 with 
year-three outcomes.

including household income, maternal and paternal employment, father’s incar
ceration, mother’s relationship dissolution, whether the mother had an additional 
child, monthly rent paid, whether the father is sometimes late with child support, 
and whether the mother has been sanctioned from welfare. If unobserved, stable 
characteristics were producing the effects of recent evictions, the fixed-effects 
model would report smaller or insignificant estimates. For material hardship, 
child’s health, and parenting stress, we do observe smaller estimates—but the dif
ference is slight and the substantive interpretation remains the same. In fact, all 
of the significant associations generated from the propensity score analyses are 
replicated in the fixed-effects models, and the size of the estimates is similar. These 
results indicate that our estimates of the effects of a recent eviction are attributed 
neither to stable but unobserved characteristics nor to a number of time-varying, 
observed covariates.

We also use a fixed-effects model to assess whether an early eviction was 
associated with a change between Waves III and IV in mothers’ material hard
ship or depression, the two outcomes our propensity score analyses found to be 
significant. As we expected, given the results of our matching models, we found 
only a marginally significant relationship between an early eviction and mate
rial hardship changes between Waves III and IV. However, both fixed-effects 
models found a significant effect for an early eviction on changes in maternal 
depression, similar in magnitude to those from both propensity score analyses, 
further confirming our finding that eviction may leave a deep impression on 
mothers’ mental health (see models 1 and 2 in table 5).

Finally, one might also ask if the same set of mothers experienced all the 
adverse outcomes or if some experienced one type of consequence while others 
experienced another. To address this point, we created an adverse factors scale, 
which represents the total number of adverse factors, derived from our six 
outcomes, experienced by mothers in the sample. For the continuous measures,
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Table 5. Fixed-Effects Regression Models for an Early and a Recent Eviction's Association 
with Changes in Outcomes between Waves III and IV (effective N= 2,676)

Early eviction Recent eviction
Model 2Model 1 Model 3 Model 4

Outcome
Material hardship 0.15+

(0.08)
0.16+ 0.89 0.87

(0.08) (0.11) (0.11)

-0.36
(0.23)

-0.16
(0.24)

Poverty ratio

1.07**
(0.31)

0.99**
(0.31)

Parenting stress

Mother’s poor health 0.10**

(0.04)
0.10*

(0.04)
Child’s poor health 0.03+

(0.02)

0.03*
(0.02)

Maternal depression 0.15*
(0.03)

0.07 0.07 0.14
(0.02) (0.03)(0.02)

Note: Standard errors in parentheses. Models 2 and 4 include time-varying covariates (between 
Waves III and IV) forhousehold income, maternal and paternal employment,father's 
incarceration, mother's relationship dissolution, whether the mother had an additional child, 
monthly rent paid, whether a father is sometimes late with child support, and whether the 
mother had been sanctioned from welfare. Because mother's health, child's health, and 
depression are dichotomous outcomes, we present the difference in predicted probabilities for 
evicted and not evicted respondents to better compare to our other estimates.
+p < .1 *p < .05 **p < .01 ***p < .001

we dichotomized each one to represent a “high” level relative to the rest of the 
sample. (For example, we characterized mothers reporting in the 75th percentile 
of material hardship as experiencing material hardship.) The adverse factors scale 
ranges from 0 to 6. Next, we assessed whether the pattern of adverse factors dif
fered for evicted and nonevicted respondents; here, we pooled early and recent 
evictions for an “ever evicted” measure. We found that the modal number of 
adverse factors is 0 for nonevicted mothers and 2 for evicted mothers. About 13 
percent of evicted mothers report experiencing three factors; 14 percent report 
experiencing four; 5 percent report experiencing five factors; and 2 percent report 
experiencing all six. Thus, it seems that while adverse experiences for evicted 
mothers most often occur in tandem, the patterning and degree of compounded 
adversity vary.

Discussion
This study yielded two important findings. We found, first, that eviction results in 
multiple and multidimensional negative consequences for mothers. Mothers who 
were evicted the previous year experienced higher levels of material hardship and 
parenting stress and were more likely to suffer from depression and to report their 
health and that of their children as being poor. The effects of a recent eviction on
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multiple outcomes were substantively large, statistically significant across multiple 
specifications, and robust to hidden bias. The year following eviction is incredibly 
trying for low-income mothers. Eviction spares neither their material, physical, nor 
mental wellbeing, thereby undermining efforts of social programs designed to help 
them. The hardship of this difficult hour may in turn lead to additional hardships, 
such as relationship dissolution or selecting into a disadvantaged neighborhood 
(Desmond and Shollenberger 2013). Moreover, because the evictions we observed 
in our sample occurred at a crucial developmental phase in children’s lives, we 
expect them to have a durable impact on children’s wellbeing (Hertzman 2010).

Second, we found that the impact of eviction on some outcomes may be stub
bornly resilient, enduring years after families were forced from their homes. We 
found some evidence that at least two years after their eviction mothers still 
experienced significantly higher rates of material hardship and depression than 
their peers. In our matching models, these effects were found to be marginally (or 
non-) significant. And our fixed-effects models reported a significant effect of an 
early eviction on maternal depression and a marginally significant effect on mate
rial hardship. These results imply that our findings regarding the long-term effects 
of eviction deserve our reserve. However, that the effects of an early eviction on 
material hardship and depression were found to be robust across multiple model 
specifications does suggest that eviction has long-term effects on these outcomes.

On some measures, eviction may not simply drop poor mothers and their chil
dren into a dark valley, a trying yet relatively short section along life’s journey; it 
may fundamentally redirect their way, casting them onto a different, and much 
more difficult, path. If evicted mothers experience higher rates of depression sev
eral years after their forced removal, as our findings indicate, that suggests that 
eviction has lasting effects on mothers’ happiness and quality of life. This in turn 
could affect their relationships with their romantic partners and children, kin and 
neighbors; could cause them to withdraw from social institutions, dampening 
their civic engagement and level of community embeddedness; and could sap their 
energy, preventing them from seeking or keeping gainful employment or partici
pating fully in their children’s development (Karp 1996). We also found some 
evidence that eviction has long-term effects on mothers’ material hardship. Mate
rial hardship is a measure of the lived experience of scarcity. It assesses, say, if 
mothers experienced hunger or sickness because food or medical care was finan
cially out of reach. Accordingly, our finding that evicted households have signifi
cantly higher rates of material hardship years after they were forced to move 
suggests that eviction may itself be a cause, not simply a condition, of poverty.

Our primary analyses incorporated a large number of variables potentially 
related both to eviction and to our outcomes. To isolate as much as possible the 
unique effects of early and recent evictions, we accounted for residential mobility, 
attributes of mothers’ neighborhoods and cities, life shocks, health problems, 
socioeconomic status, social support, and many other family and individual char
acteristics. Doing so decreased the likelihood of spuriousness and increased our 
confidence that we identified the effects of eviction and not the effects, say, of 
residential instability, relationship dissolution, or some other event.

However, this study is not without limitations. Above, we explained the advan
tages of using the FFCWS to assess the effects of eviction, but one limitation of
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this data set is that our findings, while tested across multiple methods for robust
ness, are based on a small number of eviction cases. Second, although the attrition 
rate in the FFCWS is fairly low, a number of mothers interviewed early in the 
study could not be located for subsequent interviews.8 The experiences of these 
mothers necessarily were excluded from our analyses. This is unfortunate since 
there is good reason to suspect that mothers who were not interviewed during 
later waves of the study were precisely those most likely to experience residential 
instability and homelessness, perhaps brought about by eviction. I lowever, expe
riencing an early eviction was not a significant predictor of leaving the study by 
Wave IV.

To the extent that urban sociologists and city planners have focused on invol
untary displacement from housing, they typically have done so by examining 
gentrification (Freeman and Braconi 2004; Newman and Wyly 2006). The act of 
forcing families from their homes, primarily through rent hikes, is central to the 
study of gentrification; and yet, curiously absent from this sweeping literature is 
rigorous empirical research that investigates whether displacement itself results 
in deep and lasting effects on adults and children. This study finds that eviction 
leads to economic hardship and health problems, but a thousand questions 
remain unanswered. Does displacement lead to family dissolution or job loss? By 
forcing families out of neighborhoods, does it sever network ties and the possibil
ity of cultivating vibrant, civically active communities? The importance of docu
menting the fallout of involuntary displacement from housing has significant 
implications for current debates about gentrification. It is one thing if gentrifica
tion changes the character of urban neighborhoods but has little lasting effect ou 
the displaced; it is quite another if forced displacement from housing has durable 
and significant effects on families’ health and wellbeing.

But gentrification remains a narrow perspective through which to study invol
untary displacement and residential instability among the urban poor. Most evic
tions take place in un-gentrifying neighborhoods (Desmond 2012) and are not 
the result of sudden rent hikes owing to neighborhood turnover but to missed 
rental payments, owing to the extreme degree to which many low-income house
holds are rent burdened. Interest in gentrification far overshadows that on afford
able housing; since 1980, for every social-scientific journal article in which 
“affordable housing” appears in the title, there are nearly three others featuring 
“gentrification.” But investigating displacement among poor renters by studying 
gentrification is akin to documenting the causes of mortality by studying rare 
diseases, since in most cities gentrification is responsible for a very small fraction 
of involuntary moves (Kasarda et al. 1997). What is needed, then, is a sociology 
of displacement beyond gentrification, a new body of work that records the 
causes, dynamics, and consequences of forced removal from housing owing to the 
pedestrian workings of the low-income housing market in disadvantaged, segre
gated neighborhoods. By documenting the consequences of eviction, we have 
contributed toward such a project.

Although most low-income families live unassisted in the private market, most 
research on housing dynamics has to do with housing policy and programs. We 
know much more about public housing (which serves less than 2 percent of the 
population) than about inner-city landlords and their properties (which constitute
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the bulk of housing for the ghetto poor) (e.g., Brart, Stone, and Hartman 2006). 
We know much more about the effects of the ‘"Moving to Opportunity” program, 
which served roughly 4,600 households, than the effects of eviction, likely expe
rienced by millions of households each year. Evictions are but one aspect of the 
private rental market deserving of more research. The most direct connection 
between housing and poverty is the pervasiveness of severe rent burden in low- 
income communities. If poor families are spending the majority of their income 
tc rent, what do they go without? Does the shortage of affordable housing affect 
social mobility opportunities or food scarcity, for example? Finally, sociologists 
could begin investigating how dynamics of the low-income housing market con
tribute to neighborhood dynamics. What role does landlord screening play in the 
concentration of disadvantage or criminality in some inner-city areas? What role 
do evictions play in high residential turnover and community destabilization? By 
pursuing questions like these, research focused on the low-income private rental 
market, that cut of the country in which the majority of poor families are found, 
would help pull housing back to the center of the poverty debate, where it 
belongs.

By providing evidence that eviction brings about a variety of negative out
comes, this study underscores the need for policymakers to focus their attention 
on forced removal. If eviction is linked to economic and health disparities, then 
effective eviction-prevention initiatives could go a long way toward addressing 
these enduring problems. Relatedly, because we find that evicted mothers and 
their children were more likely to suffer from health problems, directing eviction- 
prevention aid upstream potentially could lower healthcare costs incurred 
downstream.

Notes
But this is not universally the case. A survey of tenants in housing court who received 
eviction judgments found that 14 percent planned to live with kin or friends, 15 per
cent had found another apartment, 12 percent were planning on staying in a hotel or 
shelter or on the street, and the remaining 53 percent simply aid not know where they 
would stay after their eviction (Desmond 2012). Sometimes eviction results in 
homelessness—itself coming in many different forms: doubling up, living on the 
street, taking refuge in a shelter—and sometimes it does not. Studying the effects of 
eviction is not the same thing as studying the effects of homelessness.
This wording does not allow us to distinguish between tenants who were evicted 
formally (and carry the mark of an eviction on their record) and those who were 
evicted informally (and are spared an eviction record).
Our income-to-poverty measure is based on the federal poverty threshold for the year 
prior to each survey wave.
Our results are robust to varying the cut-point for the depression scale as well as to 
negative binomial models estimating the number of depressive symptoms respondents 
reported.
In supplementary analyses, we constructed fixed-effects models that accounted for the 
Wave III outcomes. Additionally, we replicated our regression models by including 
Wave III outcomes as covariates. Doing so did not significantly alter our main results. 
Because our fixed effects models account for unobserved confounders and assess

1.

2.

3.

4.

5.
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changes in our outcomes between Waves III and IV, we have not displayed those 
results here. They are available upon request.

6. For “early evictions,” model 5 adjusts, post-matching, for race/ethnicity, mother’s 
nativity, whether the father had ever been incarcerated, parity, whether a grandmother 
lived in the household at the time of the birth, how many adults live in the household, 
how long the mother has lived in her neighborhood, whether she receives housing 
assistance, whether she feels safe in her neighborhood, whether she lived in public 
housing at Wave I, maternal and paternal employment status, relationship status at 
Wave I, whether the family received any public assistance at Wave I, whether the fain 
ily received SSI or unemployment at Wave I, mother’s education, whether the family 
paid for the birth with Medicaid, the total household income at Wave I, whether pater
nity had been established, and the mother’s age at her first birth. For “recent evictions,” 
Model 5 adjusts, post-matching, for race/ethnicity, parity, the number of adults in the 
household, whether the father had ever been incarcerated, whether a grandmother 
lived in the household at the time of the birth, maternal and paternal employment 
status, mother’s education, relationship status at Wave III, how long the mother had 
lived in her neighborhood, whether she received housing assistance, whether she feels 
safe in her neighborhood, whether she lived in public housing, whether the family 
received any public assistance at Wave I, whether the family owned a car at Wave II, 
monthly rent paid, monthly chi Idcare costs, whether the father is ever late with child 
support, whether the mother reports high social support, whether the family received 
the EITC, whether the mother or father had any health problems that affected their 
ability to work, total household income at Wave III, how many days per month the 
father sees the child, whether legal paternity had ever been established, the mother’s 
age at first birth, and whether the family has a credit card at Wave III.

7. We also conducted a sensitivity test by restricting evictions to those between child age 
0--1, which we term “very early evictions.” The results (not shown) were similar to the 
results for “midrange evictions,” though the associations were generally smaller in 
magnitude, as would be expected.

8. Eighty-nine percent of the original sample of mothers were re-interviewed in Wave II, 
86 percent in Wave 111, and 85 percent in Wave IV.

Appendix
Material Hardship Scale Items

Mothers were asked if in the past twelve months they did “any of the following 
because there wasn’t enough money.”

1. Did you receive free food or meals?
2. Was (CHILD) ever hungry, but you just couldn’t afford more food?”
3. Were you ever hungry, but didn’t eat because you couldn’t afford enough 

food?*
4. Did you not pay the full amount of a gas, oil, or electricity bill?
5. Was your gas or electric service ever turned off, or the heating oil company did 

not dediver oil, because there wasn’t enough money to pay the bills?
6. Did you borrow money from friends or family to help pay bills?
7. Was there anyone in your household who needed to see a doctor or go to the 

hospital but couldn’t go because of the cost?
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8. Have you cut back on buying clothes for yourself?
9. Have you worked overtime or taken a second job?
10. Was your telephone ever disconnected by the telephone company because 

there wasn’t enough money to pay the bill?
* These items were asked in the Wave IV follow-up only.

Parenting Stress Items

Mothers were asked whether they strongly agreed, somewhat agreed, somewhat 
disagreed, or strongly disagreed with the following statements.

1. Being a parent is harder than I thought it would be.
2.1 feel trapped by my responsibilities as a parent.
3.1 find that taking care of my children is much more work than pleasure.
4.1 often feel tired, worn out, or exhausted from raising a family.

Table A1. Effects of a “Midrange" Eviction (child age 2-3) on Maternal and Child Wellbeing 
Outcomes at Child Age 5

Propensity score 
weighting 

(N = 2,676)

Propensity score 
matching 
{N = 154)

Model 1 Model 2 Model 3 Model 4 Model 5
With

shocks
With

shocks
Regression adjusted, 

with shocks
No No

shocks shocks
CoefficientOutcome ATT

Material
hardship

0.56 0.53 0.33 0.31 0.35
(0.17) (0.17) (0.25) (0.26) (0.29)

-0.281
(0.15)

-0.32*
(0.15)

-0.06
(0.23)

Poverty
ratio

-0.51
(0.40)

-0.43
(0.40)

0.89*
(0.40)

Parenting
stress

0.95*
(0.40)

0.66 0.65 0.56
(0.67) (0.68) (0.79)

Difference in predicted 
probabilities, evicted vs. 

not evicted

ATT

Mother’s 
poor health

0.200.21**

(0.07)
0.13 0.13 0.14

(0.07) (0.09) (0.10) (0.11)

Child’s poor 
health

0.05 0.04
(0.05) (0.05)

Maternal
depression

0.25**
(0.08)

0.24 0.15 0.14 0.16
(0.08) (0.09) (0.09) (0.10)

Note: All models control for residential mobility. ATT estimates represent the average treatment 
effect on the treated. Weighted models for mother's health, child's health, and depression are 
dichotomous outcomes estimated with logistic regression models; the difference in predicted 
probabilities for evicted and not evicted respondents are calculated for these outcomes to 
better compare to ATT estimates. ATT models for child's health would not converge.
Tp < .1 *p < .05 **p < .01 ***p < .001
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PUBLIC HEALTH MATTERS

Housing and Health: Time Again for Public Health Action
| James Krieger, MD, MPH, and Donna L. Higgins, PhD

intrusion by disease vectors (e g, insects and 
rats) and inadequate food storage have long 
been identified as contributing to the spread 
of infectious diseases 
ated with transmission of tuberculosis12 and

13-16

Poor housing conditions are associated with a wide range of health conditions, in
cluding respiratory infections, asthma, lead poisoning, injuries, and mental health. Ad
dressing housing issues offers public health practitioners an opportunity to address an 
important social determinant of health. Public health has long been involved in hous 
ing issues. In the 19th century, health officials targeted poor sanitation, crowding, and 
inadequate ventilation to reduce infectious diseases as well as fire hazards to decrease 
injuries. Today, public heaith departments can employ multiple strategies to improve hous
ing. such as developing ana enforcing housing guidelines and codes, implementing 
“Healthy Homes" programs to improve indoor environmental quality, assessing housing 
conditions, and advocating tor healthy, affordable housing. Now is the time for public 
health to create healthier homes by confronting substandard housing. (Am J Public 
Health. 2002;92:758-768'

9-11 Crowding is associ-

respuatory infections, 
and the overcrowding found in temporary 
housing for the homeless also contribute to 
morbidity from respiiatory infections and ac
tivation of tuberculosis.

Lack of housing

.'-20

Chronic Diseases
In more recent years, epidemiological stud

ies have linked substandard housing with an 
increased risk of chronic illness. Damp, cold, 
and moldy housing is associated with asthma 
and other chronic respiratory symptoms even 
after potentially confounding factors such as 
income, social class, smoking, crowding, and 
unemployment are controlled for. 
intrusion is a major contributor to problems 
with dampness. In 1999, eleven million occu
pied homes in America had interior leaks and 
14 million had exterior leaks.6 Overcrowding 
and inadequate ventilation also increase inte
rior moisture 32 Damp houses provide a nur
turing environment for mites, roaches, respi
ratory viruses, and molds, all of which play a 
role in respiratory disease pathogenesis. 
Cross-sectional epidemiological studies have 
also established associations between damp 
and moldy housing and recurrent headaches, 
fever, nausea and vomiting, and sore 
throats.

Old, dirty carpeting, often found in substan
dard housing, is an important reservoir for 
dust, a'lergens, and toxic chemicals, 
sure to these agents can result in allergic, respi
ratory, neurological, and hematologic illnesses.

Pest infestations, through their association 
with asthma, provide another linkage between 
substandard housing and chronic illness. Cock
roaches can cause allergic sensitization and 
have emerged as an important asthma trigger 
in inner-city neighborhoods. Children with 
asthma who are sensitized and exposed to 
cockroaches are at elevated risk for hospital
ization.43 Mouse allergen also acts as a clini-

Housing is an important determinant of 
health, and substandard housing is a major 
public health issue.1 Each year in the United 
States, 13 5 million nonfatal injuries occur in 
and around the home,2 2900 people die in 
house fires,3 and 2 million people make emer
gency room visits foi asthma4 One million 
young children in the United States have 
blood lead levels high enough to adversely af
fect their intelligence, behavior, and develop
ment'1 Two million Americans occupy homes 
with severe physical problems, and an addi- 
nonal 4.8 million live in homes with moder
ate problems.6

The public health community has grown 
increasingly aware of the importance of social 
determinants of health (including housing) in 
recent years,7 yet defining the role of public 
health practitioners in influencing housing 
conditions has been challenging. Responsibil
ity for social determinants of health is seen as 
lying primarily outside the scope of public 
health.

The quality and accessibility of housing is, 
however, a particularly appropriate area for 
public health involvement An evolving body 
of scientific evidence demonstrates solid rela
tions between housing and health. The public 
health community is developing, testing, and 
implementing effective interventions that 
yield health benefits through improved hous
ing quality. Public health agencies have valu
able expertise and resources to contribute to 
a multisectoral approach to housing concerns. 
Public health has a long (albeit intermittent)

history of involvement in the housing arena, 
and this involvement is generally accepted by 
other bousing stakeholders (e.g., building de
partments, community housing advocates). 
Housing-related health concerns such as lead 
exposure and asthma are highly visible.

The public is also concerned about the 
quality and accessibility of housing as afford
able housing becom es scarcer.8 Elected offi
cials and communities alike recognize that 
substandard housmg is an important social 
justice issue that adversely influences health.

In this article, we describe some of the evi 
dence linking housmg conditions to health, 
place public health's role in addressing hous
ing issues in an historical context, provide ex
amples of contemporary local public health 
activities in the housing arena, and conclude 
with suggestions for public health action in 
the next decade.

21-31 Water

33-39

37 40

HOUSING AS A DETERMINANT 
OF HEALTH

41.42 Expo-
An increasing body of evidence has associ

ated bousing quality with morbidity from in
fectious diseases, chronic illnesses, injuries, 
poor nutrition, and mental disorders. We pre
sent some of this evidence in the following 
section.

Infectious Diseases
Features of substandard housing, including 

lack of safe drinking water, absence of hot 
water for washing, ineffective waste disposal,
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burns and falls.61 Attributes of substandard 
housing that increase the risk of injury in
clude exposed heating sources, unprotected 
upper-stoiy windows and low sill heights, 
slippery surfaces,63 breakable window glass in 
sites with a high likelihood of contact, and 
poorly designed stairs with inadequate light
ing.64 Building design and materials influence 
the risk of injury from fires. These hazards 
are frequently present in temporary accom
modations provided to homeless women and 
young children.

health.71 Crowding was associated with psy
chological distress among women aged 25 to 
45 in London.72 Homelessness and living in 
substandard, temporary housing has been re
lated to behavioral problems among chil
dren.73 Substandard housing conditions may 
lead to social isolation because occupants are 
reluctant to invite guests into their homes. 
High-rise buildings may inhibit social interac
tion because they lack common spaces.

In summary, substandard housing affects 
multiple dimensions of health. There is evi
dence that, in part, poor housing conditions 
contribute to increasing exposure to biological 
(e.g., allergens), chemical (e.g., lead) and phys
ical (e.g., thermal stress) hazards, which di
rectly affect physiological and biochemical 
processes. In addition, concerns about sub
standard housing and fear of homelessness 
are psychosocial stressors that can lead to 
mental health problems. Preliminary research 
has suggested that residents’ perceptions of 
their homes (e.g., pride in and satisfaction 
with their dwelling and concerns about in
door air quality) are associated with self-rated 
health status.75 Stress induced by substandard 
housing may also play a pervasive role in un
dermining health by increasing the allostatic 
load76 on the body; this hypothesis merits fur
ther investigation. For example, excessive 
noise (common in poorly insulated housing 
units) has been associated with sleep depriva
tion that leads to psychological stress and acti
vation of the hypothalamic—pituitary—adrenal 
axis and sympathetic nervous system. These 
factors are major contributors to allostatic 
load (the wear and tear accumulated by an 
organism as a result of physiological re
sponses to environmental stressors).

cally important cause of allergy and asthma 
morbidity.44 Structural defects permit entry of 
cockroaches and rodents; leaking pipes and 
other sources of water provide them with 
water to drink. Inadequate food storage and 
disposal facilities provide them with opportu
nities for obtaining food. Dead spaces in walls 
harbor pests and permit circulation among 
apartments in multiunit dwellings.11

Deviation of indoor temperature beyond a 
relatively narrow range has been associated 
with increased risk of cardiovascular dis-

Living in cold housing has been asso
ciated with lower general health status and 
increased use of health services.46 These 
health concerns have contributed to the de

62

74

20

45ease.
Childhood Development and Nutrition

Recent analyses of longitudinal cohorts of 
children have examined the influence of child
hood housing conditions on the subsequent 
development of chronic diseases. A study con
ducted in Britain demonstrated modest associ
ations of inadequate ventilation with overall 
mortality (respiratory mortality was not specif
ically examined) and type of water supply 
with coronary heart disease mortality, inde
pendent of other measures of deprivation. 
Another cohort study suggestec that recurrent 
periods of housing deprivation during the par
ticipants’ first 33 years of life were associated 
with disability or severe ill health.

Lack of affordable housing has been linked 
to inadequate nutrition, especially among chil
dren. Relatively expensive housing may force 
low-income tenants to use more of their re
sources to obtain shelter, leaving less for other 
necessities such as food.66 Children from low- 
income families receiving housing subsidies 
showed increased growth compared with chil
dren whose families were on a subsidy waiting 
list, an observation consistent with the idea 
that subsidies provide a protective effect 
against childhood undemutrition.67 Tempo
rary housing for homeless children often lacks 
cooking facilities, leading to poor nutrition.

47velopment of standards for thermal comfort.
Exposure to toxic substances found in 

homes can result in chronic health problems. 
The association of passive exposure to indoor
tobacco smoke with respiratory disease is well 
documented.48-50 Poor ventilation may in
crease exposure to smoke.j7 Indoor exposure 
to nitrogen dioxide (from inadequately vented 
or poorly functioning combustion appliances) 
has been associated with asthma symptoms. 
Exposure to volatile organic compounds 
(emitted by particle board and floor cover
ings) may be associated with asthma and sick 
building syndrome.37 Moderately elevated 
levels of carbon monoxide (from poorly func
tioning heating systems) cause headache, 
whereas higher levels result in acute intoxica
tion.51 The relation between lead exposure 
(from leaded paints) and neurodevelopmental 
abnormalities is clearly established, 
additional evidence suggests an association 
with hypertension.54 Asbestos exposure (from 
deteriorating insulation) can cause mesothe
lioma and lung cancer.55 Polyvinyl chloride 
flooring and textile wall materials have been 
associated with bronchial obstruction during 
the first 2 years of life.56 Residential exposure 
to radon, which is increased by structural de
fects in basements, can cause lung cancer.
Old carpeting can contain pesticide residues 
and other compounds such as polycyclic aro
matic hydrocarbons.

65

37

27

52,53 and

77,78

Neighborhood Effects
Beyond the condition of the housing unit 

itself, the site of the home may be a determi
nant of health. Neighborhood-level effects on 
health have been documented; these include 
elevated rates of intentional injury, 
birth outcomes,81 cardiovascular disease, 
HIV,83 gonorrhea,84 tuberculosis,85 depres
sion,36 physical inactivity, 
mortality
economic status, independent of individual- 
level risk factors. Several features of these 
neighborhoods may contribute to poor

20

Mental Health
57 Substandard housing may also adversely 

affect mental health, although the evidence is 
more tentative. Excessive indoor temperature

79,80 poor
82

58,59 has been linked with irritability and social in
tolerance.68,69 87,88Damp, moldy, and cold indoor 
conditions may be associated with anxiety 
and depression.70 A study in Glasgow demon 
strated that dampness was significantly and 
independently associated with poorer mental

and all-cause
89-91 ;Injuries

The importance of designing homes to pre
vent injuries has received long-standing atten
tion,60 especially with regard to reducing

m neighborhoods of low socio-
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health. Air quality may be poor because of 
then- proximity ro sources of vehicle exhaust 
emissions such as major roads bus depots, 
aiiports, and trucking routes.92 These sources 
also create substantial noise exposure, which 
may be associated with a range of adverse 
health effects.93 Sites of improper waste dis
posal can harbor pests, which can then infest 
homes. Yet it is possible to design neighbor
hoods to promote health by considering side
walk and street design, the presence of green 
spaces and recreational sites, and the location 
of schools, work, and shopping within walking 
distance of homes.9' 95 

Social dimensions of neighborhoods also 
affect health. Sampson and colleagues exam
ined the relation between collective efficacy 
(a combination of trust, social cohesion, and 
informal social control) and violence in Chi
cago neighborhoods and concluded that rates 
of neighborhood violence were lower in areas 
with high collective efficacy.79 In addition, 
physical insecurity and violence can cause 
people to stay in their homes,96 thus limiting 
physical activity.

maintaining a healthier workforce, and eco
nomic downturns leading to crises in housing 
availability and quality.107 Thus, interest in 
housing and health increased in the early 
19th century because of concerns regarding 
infectious diseases. Later in the century, the 
sanitary reform movement was spumed by 
urban industrialization and growing class con
flict The depression and social unrest of the 
1930s brought renewed public health atten
tion to housing. During the post-World War 
II period, a lack of affordable housing, exacer
bated by the return of veterans and migration 
from the rural South, increased the promi
nence of the housing issue. In the 1960s 
through the 1980s, activists addressed racial 
disparities in housing, the civil rights move
ment resulted in legislation prohibiting dis
crimination m housing, and indoor lead expo
sure became a major public health concern. 
Although a comprehensive history of public 
health involvement in housing is beyond the 
scope of th's article, we next provide several 
illustrative examples.

In the early 1800s, the relation between

NEIGHBOR’S SMOKING 
COMBINES WITH A 
STRUCTURAL DEFECT

When 5-yearoid Jose and his 3- 
year-old sister Maria suddenly devel
oped breathing problems, their doctor 
was puzzled. The usual medical treat 
ments didn't work, and the symptoms 
persisted even after their mother fol
lowed instructions to rid the aoart- 
ment of rugs, dust, and cockroaches. 
The pediatrician initially disregarded 
the mother's frustration with her 
neighbor's smoking—until she real 
ized that the smoke flowed right into 
Jose and Maria’s apartment through 
a la'ge hole in the living room 
wall.1(p8>

ditionally, occupants often cannot afford to 
pay for the energy needed to make their 
homes comfortable. As housing and energy 
prices continue to climb, low- and moderate- 
income households make tradeoffs between 
having enough food, staying warm, and living 
in adequate housing, with resultant adverse 
effects on health.

housing conditions and health was recognized 
among public health practitioners in the 
United States

Disparities in Housing, Disparities 
in Health

Exposure to substandard housing is not 
evenly distributed across populations. People 
of color and people with low income are dis
proportionately affected. For example, Blacks 
and low-income people are 1.7 times and 2.2 
times more likely, respectively, to occupy 
homes with severe physical problems com
pared with the general population.6 People 
with low income are more likely to live in 
overcrowded homes. Disparities in asthma 
morbidity may be attributable, in part, to dis
proportionate exposure to indoor environ
mental asthma triggers associated with living 
in substandard housing, 
more commonly in low-income households 
because of substandard conditions and a lack 
of resources to repair them. Clutter stemming 
from lack of storage space and hazardous 
cookmg facilities also contribute to increased 
risk of injury from fire." Homes of people 
with low income are more likely to be too 
warm or too coo! because they are less well 
insulated, often have relatively expensive 
forms of heating such as electric baseboards, 
and frequently lack air conditioning.

108-112 113-115and Europe 
to the rise of the sanitary reform movement 
Industrialization caused a rapid growth in 
urban populations that was not matched by a 
sufficient increase in adequate housing. Build
ers, eager to capitalize on the need for hous
ing, built inferior housing in congested areas 
of cities. In 1844, Engels observed, “in a 
word, we must confess that in the working
men’s dwelling of Manchester [England], no 
cleanliness, no convenience, and conse
quently no comfortable family life is possible; 
that in such dwellings only [beings] robbed of 
all humanity, degraded, reduced morally and 
physically to bestiality, could feel comfort
able and at home.

and led

PUBLIC HEALTH AND HOUSING:
A LONG-STANDING RELATIONSHIP

The notion of housing as a public health 
issue is not new. In the middle of the I9th 
century, pathologist Rudolf Virchow advised 
city leaders that poorly maintained crowded 
housing was associated with higher rates of 
infectious disease transmission.102 Engels, in 
his study of the working class in England, 
noted that “There is ample proof that the 
dwellings of the workers who live in the 
slums, combined with other adverse factors, 
give rise to many illnesses, 
ance” and improving the quality of housing 
and sanitation were important components of 
19th- and early-20th-century campaigns to 
control typhus, tuberculosis, and other infec
tious diseases.

Interest m housing as a determinant of 
health has fluctuated in response to housing- 
related infectious disease outbreaks (e.g., chol
era in New York City in the 1830s), social un
rest and class conflict, industrialist interest in

97.98 Injuries occur
-:03 103‘Slum clear- Common characteristics

of the housing of the working poor through
out the 19th century and into the early 20th 
century included insufficient light and air, few 
toilet and bathing facilities, and overcrowding. 
In New York City, windows in many tenement 
rooms opened into an air shaft instead of di
rectly to fresh air and hallways were reported 
to be “pitch-black.”116 It was reported that en
tire families lived in single rooms and that as 
many as 30 people occupied single rooms in

104-106

'CO.lOi Ad-
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lodging houses.117 These conditions were 
graphically documented by Edwin Chad
wick118 in England and by John Griscom 
and Jacob Riis120 in New York City.

The response to this situation established 
the basis of public health action at the local 
and national levels and clearly established the 
link between public health and housing. In 
the United States, the sanitary reform move
ment was carried out by boards of health and 
in some cases by voluntary health associa-

Association.121 Gradually, local bans were im
plemented across the United States. Ulti
mately, the Consumer Product Safety Com
mission prohibited the use of all lead paint 
after 1978.

The American Public Health Association 
(APHA) began its involvement in housing is
sues in 1937 with the formation of its Com
mittee on Hygiene of Housing. In 1941, 
C.E.A. Winslow (president of APHA, editor 
of the Journal, and chair of the Hygiene and 
Public Health Committee) invigorated APHA's 
commitment He observed,

Guidelines, Codes, and Enforcement
The development and enforcement of most 

housing codes are the responsibility of hous
ing and construction departments. Our health 
department like most others, issues and en
forces housing codes that address a limited 
set of concerns (e.g., plumbing, sanitation, oc
cupancy). Local codes are based on national 
uniform codes that set minimal standards for 
new housing construction, fire safety, plumb
ing, and mechanical systems. However, these 
codes consider only a subset of the conditions 
that affect housing quality. For the most part, 
they do not address the maintenance or re
mediation of substandard conditions in exist
ing buildings. Many jurisdictions have promul
gated general health and nuisance codes that 
allow public health to intervene in situations 
in which an immediate threat to health exists, 
although such codes are applied infrequently 
to substandard housing conditions. A major 
limitation on the usefulness of codes is the 
difficulty in implementing them. Resources 
for inspection and enforcement are spread 
across multiple agencies that lack adequate 
staff and do not coordinate efforts. Another 
constraint is the current political climate, 
which favors market-based solutions and indi
vidual legal action rather than public sector 
regulation and enforcement

In 2000, members of APHA’s Joint Hous
ing and Health Committee met with officials 
from the International Code Council and 
NFPA International (formerly the National 
Fire Protection Association) to emphasize the 
need for more involvement from public 
health professionals in the development of na
tional building standards and codes. As a re
sult, APHA is now represented on several key 
NFPA International committees.

At the local level, recent guideline develop
ment has been directed at indoor mold con
tamination. The New York City Department 
of Health has issued Guidelines on Assess
ment and Remediation of Fungi m Indoor En
vironments.132 The California legislature 
passed the Toxic Mold Protection Act of 
2001, which calls for setting standards for 
permissible levels of mold exposure and re
quires disclosure of mold contamination in 
real estate transactions. Some jurisdictions are 
using the more general health codes to ad
dress substantial mold contamination.

:i9

lions consisting of physicians, public officials, 
and other civic-minded citizens. They edu
cated the public on hygiene, lobbied for pol
icy reform, and sought to eliminate “crowded, 
poorly ventilated, and filthy [housing], impure 
water supplies, inadequate sewerage, and un
wholesome food.’

Thirty years ago, our major emphasis was 
transferred from the physical environment to 
the individual. Today, we must shift our gaze 
from the individual back to the environment, 
but in a broader sense...to the whole social 
and economic environment in which the indi 
vidual lives and moves and has his being.

102 In New York City, the 
Council of Hygiene’s report on the sanitary 
conditions of the city resulted m the first 
health and housing laws in the nation (the 
New York Metropolitan Health Act of 1866 
and the New York Tenement House Law of

22

He therefore led the Hygiene and Public 
Health Committee in an examination of the 
components of healthy housing in terms of 
physical, physiological, and psychological 
needs. The committee prepared a report 
called the “Basic Principles of Healthful Hous
ing” and developed an evaluation procedure 
to “appraise existing housing in objective 
quantitative terms.”124 This assessment tool 
was used in many American cities to examine 
housing stock and was incorporated into 
urban planning efforts at the urging of the US 
Public Health Service. APHA has periodically 
updated these guidelines on healthy hous- 

The last version was published in 
1986.126 In 1999 and 2000, APHA released 
policy statements concerning public health’s 
role in codes regulating the design, construc
tion, and use of buildings.

1867). Multiple reports followed, as did legis
lation requiring windows that opened to out
side air in place of air shafts, separate “water 
closets” for each apartment, functional fire es
capes, adequate lighting in hallways, proper 
sewage connections, and regular waste re
moval. These reforms succeeded in control
ling the epidemics of infectious diseases.

The recognition of lead-based paint as a 
health hazard is another important chapter in 
the history of public health involvement in 
housing. As early as 1914, the health conse
quences of lead exposure were discussed in 
the medical literature. By the mid-1920s, 
there was strong evidence that lead poisoned 
those exposed to it and was especially harm
ful to children.121,122 In the early 1930s, the 
Baltimore Health Department responded to 
this threat by educating its constituents. It 
continued an aggressive campaign throughout 
the 20th century, providing free diagnostic 
tests for lead poisoning, inspecting houses, re
quiring the removal of lead by landlords, and 
mandating the inclusion of warning labels for 
lead-based paint.122 Unfortunately, it was not 
until the 1940s and early 1950s that other 
state and local health departments began 
warning their constituents about the dangers 
of lead paint; this delay was due in part to the 
obstructionist actions of the Lead Industries

125-127mg.

129,130
131

PUTTING HEALTH INTO HOUSING— 
WHAT IS PUBLIC HEALTH DOING 
ABOUT IT TODAY?

Current public health efforts to improve 
housing conditions include a continuation of 
these historical activities as well as new strat
egies based on emerging issues such as in
door environmental quality. We now de
scribe some of the activities of Public 
Health—Seattle & King County (PHSKC) and 
of sister agencies ir. iarger American cities.
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Healthy Homes
The emergence of asthma as a major pub 

lie health issue has led to renewed interest in

Additional support for lead control has 
come from the federal government. Congress 
enacted the Residential Lead-Based Paint 
Hazard Reduction Act of 1992 with the goai 
ol eliminating lead-based paint hazard m all 
housing as expeditiously as possible and pre
venting further childhood lead poisoning. 
Federal funds are now provided to state and 
local health departments to determine the ex
tent of childhood lead poisoning, screen chil
dren for elevated blood lead levels, help er. 
sure that lead-poisoned infants and children 
receive medical and environmental follow-up, 
develop neighborhood-based efforts to pre
vent childhood lead poisoning, and safely re
move lead from houses.

OVERCROWDING, LEAKS, AND 
SViOLD LEAD TO ASTHMA

I have a 6-year-old patient who 
presented with severe asthma (no 
previous history; no previous symp 
toms recognized by mom) after mov
ing into a large multifamily dwelling. 
Public Health nurse described mold 
on walls, dripping faucets, one small 
winnow in the whole place, roach in
festation, mom and 3 kids slept in 
one room on a mattress on the 
floor.1<p4)

improving indoor environmental quality and 
in integrating these newer efforts with ongo 
ing work addressing other indoor health haz
ards such as lead and injury risk factors. Our 
department and many other local health juris
dictions (e.g., Boston, Cambridge, Cleveland, 
Detroit, New York, Philadelphia, San Diego, 
San Francisco) have developed “Healthy 
Homes” initiatives as a response. These proj
ects provide education and resources to sup
port household members in taking actions to 
improve the quality and safety of their home 
environments. The Seattle-King County 
Healthy Homes Project

135,136uc.ating household members, asking them to 
take individual actions, and assisting them 
with minor repairs. However, more substan
tial structural remediation is often necessary 
to reduce sources of exposure. For example, 
we found structural deficits permitting water 
intrusion in over 20% of the low-income 
homes included in our Healthy Homes proj
ect. Remediation is often net completed 
given the lack of landlord interest or of re
sources to make the improvements (e.g., in
stallation of ventilation systems, removal of 
water damaged carpet or wallboard. replace
ment of windows).

Several Healthy Homes projects, with sup
port from the Department of Housing and 
Urban Development (HUD), federal home 
loan programs, eneigy assistance grants, and 
other sources, are assessing the benefits of 
more aggressive structural remediation inter
ventions. For example, with HUD support, 
PHSKC is remediating 70 homes at an aver
age cost of $8000 each over the next 3 
years. Examples of remediation activities in
clude removing and replacing extensive 
mold- or water-damaged material, installing 
continuously operating whole-house exhaust 
ventilation systems, repairing plumbing 
leaks, and removing carpeting. We have con
sidered landlord- tenant issues in the devel
opment of this project Owners agree that 
rent will not be increased as a result of re
mediation and that tenants will be guaran
teed the right to remain for at least 24 
months after remediation, unless they violate 
the terms of the initial rental agreement. 
Boston and Cleveland are completing similar 
projects.

133,134 employs com
munity health workers who use a home envi
ronmental checklist to assess exposures, 
knowledge, and actions related to indoor 
asthma niggers and indoor chemical hazards 
The checklist guides the development of a 
specific, computer-generated home environ
mental action plan for each household. The 
community health worker makes 5 visits over 
1 year in which she works with clients to 
carry out the action plan by offering educa
tion and social support, encouraging changes 
in habits (e.g., household cleaning, tobacco 
use), providing materials to reduce exposures 
(e.g., bedding covers, vacuum cleaners, door
mats, cleaning kits, integrated pest manage
ment supplies), helping repair minor deficien
cies (e.g., small holes that allow pests to enter, 
minor leaks), assisting tenants m working with 
their landlords or relocating if needed, and 
providing counseling and referral for other 
household concerns. The project's scope is 
being expanded to include injury hazards, 
and Healthy Homes projects in jurisdictions 
with higher prevalences of lead exposure 
have also integrated lead assessment and 
abatement

Exposure Assessment and Consultation 
for Individuals

Local health departments offer indoor en
vironmental quality assessment of homes 
through visual inspection and, in some cases, 
through quantitative measurement of expo
sure to biological contaminants and toxic 
substances such as pesticides and heavy met
als. They also provide education on reducing 
exposure.

Community Assessment
One barrier to developing effective housing 

policy is the lack of information on housing 
quality at the community level. Although the 
US Census Bureau’s American Housing Sur
vey collects housing quality data for larger 
metropolitan areas every 6 years, smaller- 
area data for most municipalities and neigh 
borhoods are not av.iilable A few municipal 
housing departments collect supplemental 
local data (e.g.. the New York City Depart
ment of Housing Preservation and Develop
ment). We are unaware of any American local 
health jurisdictions that systematically collect 
and analyze local data related to housing and 
health, although some have in the past10 Brit
ish local health districts are more involved in 
housing assessment. More than one-half of 
their annual health reports include a discus
sion of housing issues.137 The City of Glasgow 
conducted a comprehensive survey of hoirs- 
ing conditions in the mid-1980s 10 It re
vealed substantial proportions of homes with 
dampness and mold, deteriorated external 
structural envelopes, and inadequate hearing 
systems.

In addition to community health workers, 
other public health workers promote Healthy 
Homes principles For example, the PHSKC 
Home Health Hazards Project trained public 
health nurses to conduct in-home environ
mental assessments and education to address 
fall hazards, mfant and toddler safety issues, 
and indoor aft quality

Limited resources have restricted the 
scope of most Healthy Homes projects to ed-
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Services far Homeless People
Public health agencies frequently offer 

clinical assessment and management services 
to homeless shelter clients. Some of these 
agencies are responsible for operating shel
ters. Efforts to return the homeless to 
stable housing or to prevent eviction in the 
first place are less common. For example, the 
San Francisco Department of Public Health 
purchases buildings and renovates them for 
supportive housing for homeless or near
homeless people with substance abuse, men
tal health, or other chronic health conditions. 
This activity requires the patching together 
of multiple funding sources from the state 
and local levels. The program has decreased 
the use of hospital-based acute care health 
services.

that improve respuatory health. The health 
authority m Cornwall, England used National 
Health Service funds to install central heat
ing in homes that were damp and inhabited 
by children with asthma. An uncontrolled 
evaluation demonstrated significant reduc
tion in dampness m children’s bedrooms and 
in asthma morbidity.

ological limitations of the studies, it is impos
sible to specify the nature and size of the 
health gain,” even though most studies did 
report benefits.143 Preliminary findings from 
a study in Boston (not included in the afore
mentioned review) indicate that families that 
received a housing subsidy experienced in
creased safety, fewer behavioral problems 
among boys, and improved health among 
heads of households.

138

144Advocacy
Public health workers support individuals 

and communities seeking better housing. For 
example, when public health staff assisted 
Healthy Homes participants in asking their 
landlords to make repairs, the tenants' re
quests were often more adequately addressed 
than when tenants tried on finer own. Home 
visitors from the New York Cify Department 
of Health assist tenants by encouraging land
lords to correct hazardous conditions before 
enforcement action is initiated. Some local 
health departments have successfully advo
cated with local elected officials and agencies 
on behalf of increasing the availability of af 
fordable, healthy housing. Public health work
ers have supported the efforts of community 
organizations fighting for improved housing 
conditions.

Public health advocates can point to evi
dence demonstrating that residents of sub
standard housing who move to improved liv
ing environments enjoy better health 
outcomes. Low-income seniors who moved 
from deteriorated single-room, roach-infested 
apartments with inadequate kitchen and bath 
facilities into a new, well-designed senior 
apartment building with a senior center had 
lower mortality and improved self-reported 
health status after 8 years than a comparison 
group who were eligible to live in the new 
building but did not move.140 Low-income 
families who moved from substandard hous
ing to newly constructed public housing 
made fewer outpatient medical visits than 
did a similar group who did not move.141 A 
small Danish study showed that lung func
tion, symptoms, and medication use im
proved among asthmatic, dust-mite—allergic 
patients who moved to homes with effective 
ventilation systems compared with others 
who did not move.142 However, a recent re 
view of the health effects of housing inter
ventions found that “because of the method

Public Education and Awareness
Public health agencies provide information 

to the public regarding ways to make homes 
healthier and safer. They participate in distri
bution of smoke detectors,145 offer educa
tional resources in print and on Web sites re
garding indoor environmental quality, and 
help with efforts to eliminate hazar dous 
wastes and toxins from homes.Collaboration

Typically public health agencies do not 
build, maintain, or own housing stock; nor 
do they design housing developments or 
issue budding permits. 16 promote healthy 
housing, they must collaborate with other en
tities who are more directly involved m the 
housing sector. Our Healthy Homes Project 
works with the local public housing authority 
to increase its awareness of the impact of 
housing conditions on asthma The housing 
authority moved Healthy Homes clients to 
the top of its waiting list and offered housing 
that met Healthy Homes criteria. For clients 
already living in public housing units, the 
agency immediately repaired unhealthy con
ditions, gave priority to eradication of 
roaches, and moved the tenant to a more 
suitable unit (e.g.. a second-floor unit with 
less dampness) if necessary. The project also 
refers clients to local weatherization pro
grams that have resources to improve venti
lation and energy efficiency. The New York 
City Department of Health is partnering with 
the housing authority to implement a pilot 
integrated pest management project to re
duce exposure to pesticides and cockroach 
antigens. The Boston Healthy Homes Project 
works with a community development corpo
ration tc arrange grants to low-income home 
owners for remediation of conditions with 
adverse health effects. It is developing a deci
sion-making tool to assist housing rehabilita- 
tors in incorporating affordable modifications

WHAT NEXT?

Public health workers continue to build on 
a long tradition of engagement with housing 
and health issues. Many of the efforts we 
have described are yielding benefits, although 
most are small in scale relative to the need 
Expansion of capacity is an important priority 
and is dependent on securing adequate re
sources. We conclude by suggesting what this 
expanded capacity might look like and what it 
might accomplish.

139

Making Housing Codes Healthier
Refinement of housing codes to reflect cur

rent knowledge of healthful housing is ur
gently needed.146 Enhanced national uniform 
codes or guidelines that address factors affect
ing health such as ventilation 
carpeting, molds, injury hazards," exposure 
to toxic substances, privacy, noise, lighting 
and other factors that are applicable to both 
new and existing housing stock would be a 
valuable asset for local public health, agencies 
seeking to upgrade local housing codes.9 As 
noted above, APHA’s Joint Housing and 
Health Committee has established a public 
health “foothold” in national standards and 
code development Continued and exparded 
efforts by the committee will help to include 
public health practitioners in such national 
endeavors. It may also be useful for national

147,148 moisture,
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Public health representatives can partici
pate in local planning processes and offer 
consultation to housing agencies and develop
ers. They can encourage the use of Health 
Impact Assessment 
the health implications of new construction 
and zoning decisions. They can encourage de
velopment of policies and actions that incor
porate the principles of healthy housing into 
housing construction and maintenance. T hey 
can advocate for the design of healthy com
munities that offer opportunities for physical 
activity, social interaction, and community 
building activities.

Public health workers can collaborate 
with community housing advocates by pro
viding them with assessment data, offeimg 
technical assistance (e.g., with program plan
ning, evaluation and fundraising), and en
dorsing their efforts. Working closely with 
advocates and residents, public health work
ers can also develop culturally appropriate 
educational materials that explain healthy 
housing guidelines.

Closer collaboranon with public housing 
agencies will protect the health of the most 
vulnerable populations. Partnering to make 
public housing units safe ana healthy, sup
porting health promotion and community 
budding activities, and developing mecha
nisms to identify children whose health is ad
versely affected by housing conditions and to 
rehouse them promptly are only some of the 
possibilities.

Advocacy
Public health workeis should take the lead 

in advocating for housing policies that ensure 
access to affordable, healthy housing units 
and the elimination or remediation of un
healthy housing stock. Burridge and Oi- 
mandy note:

The deficiencies in the housing stock will rot 
be remedied by the waving of some legislative 
wand. At best, legal jitervenhon can provide 
some normative standards for fiscal or coercive 
action, and a framework for intervention.
Deeper solutions lie in the political arena.
There is a pressing need for a public housing 
policy which embraces tne perspectives of puo- 
lic health and the maintenance of a healthy na
tional housing stock.

Other arenas for advocacy include provid
ing energy assistance for people with low in
come, expanding medical insurance coverage

organizations, expert panels, and local health 
departments to develop guidelines (rather 
than codes).

Revised codes and enhanced guidelines 
can lay the groundwork for an expanded pub
lic health role in housing quality consultation, 
education, and enforcement Local public 
health agencies need guidelines in order to 
respond to concerns about housing qualify 
brought to them by the public, community or
ganizations (e.g., tenant unions and housing 
advocacy groups), and other service provid 
ers. These agencies must have the capacity to 
assess whether units meet standards, to edu 
cate property owners and builders about how 
to implement guidelines, and to impose sanc
tions if standards are not met Some owners 
of substandard property, especially landlords 
who own only a few units, lack the resources 
to improve their properties Public health can 
take the lead in advocating for policies and 
resources to assist them.

FAMILY IN SHELTER TO AVOID 
LEAD EXPOSURE

I just witnessed the reunifica
tion of a young niotner with her 3 
children in a homeless shelter. The 
family had previously lived together 
in an overcrowded apartment with 
other extended family members. 
When the 3 children (ages 2, 5, and 
6) all tested high for lead, the 
mother voluntarily signed the chil 
dren over to custody of the Depart
ment of Social Services so they 
could be placed in a lead-free 
home. The mother then tried and 
failed to find safe and affordable 
apartment for her family; moving to 
a shelter became her only chance 
to live with her children in safety. 
She is now homeless, searenmg for 
affordable housing, with little hope 
for securing a unit. At least her chil
dren have their mother back.
(Boston Medical Center Web site. 
Available at http://www.bmc.org/ 
program/doc4 kids/append, htm. 
Accessed March 1, 2002.)

149,150 methods to consider

Sustaining and Expanding Healthy 
Homes Programs

Evidence is accumulating that Healthy 
Homes programs yield measurable health 
benefits. These programs are popular with the 
public and current capacity cannot meet de
mand. Options for expansion include increas
ing program staffing and incorporating 
Healthy Homes activities into the regular du 
nes of other home visitors (e.g, public health 
nurses, environmental health professionals, 
and community health workers). Advocating 
for payment by health msureis for some of 
these activities (in the context of health as
sessment and education for patients with 
asthma) may help fund this expansion.

For example, the documentation in prose and 
photos by Jacob Riis of tenement conditions 
in New York City in the late 1800s helped in
tensify the tenement reform movement 120

Collaboration and Cross-Sectoral 
Planning

At the Milbank Memorial Fund meeting on 
housing and health in 1950, a participant 
noted that “the knitting together of various 
local [city] departments in an attempt to solve 
a problem of mutual concern [housingl is an 
important and long overdue step forward in 
public administration.’ 
in 2002. A single public health agency can
not achieve the goal of ensuring access to 
healthy housing and building healthy neigh
borhoods. For example, the revision of hous
ing codes and development of guidelines dis
cussed above will require collaboration with 
other government agencies that regulate 
housing construction, tenants, community 
housing advocacy groups, nonprofit housing 
organizations, community development cor
porations, builders, home owners, landlords, 
architects, and urban planners.

124Assessment
Many state and local health depart ments 

produce community health assessment re
ports, yet few include measures of housing 
quality and resident satisfaction with housing. 
Special reports that describe housing status 
in more detail, using qualitative as well as 
quantitative methods and incorporating vi
sual documentation of housing conditions, 
could be powerful tools to focus attention on 
housing issues. Such assessment data could 
be invaluable for housing advocates attempt 
ing to improve housing in their communities.

This still holds true

15'

164 | Public Health Matters | Peer Reviewed | Krieger and Higgins American Journal of Public Health | May 20C2, Voi 92, No. 5

http://www.bmc.org/


PUBLIC HEALTH MATTERS

for items that make homes healthier (e.g., al
lergy-control bedding encasements radiator 
covers, window guards, home assessments), 
and providing subsidies in the form of rental 
vouchers for use in the private housing market.

The extent to which these efforts will actu
ally occur a dependent on the resources and 
organizational capacity of public health agen
cies Staff already working on housing-related 
issues (e.g., in environmental health and 
health assessment units) can form a multidis
ciplinary team to initiate housing and health 
activities. This team can develop a strategic 
plan to address housing issues in collabora
tion with other public health staff and exter
nal partners. Resources to implement local 
public health housing activities will come 
from a combination of local sources, federal 
agencies, and national foundations. An impor
tant challenge is to develop sustainable and 
increased funding. Public health housing ad
vocates may be able to interest the Centers 
for Disease Control and Prevention, other fed
eral agencies, local housing developers, and 
health care payers in supporting their efforts.

Political factors also influence the ability of 
public health to respond to housing issues. 
Substandard housing is an environmental jus
tice issue. The inequitable socioeconomic dis
tribution of substandard housing reflects un
derlying disparities in income, assets, and 
power. Tenants are often powerless to im
prove their housing conditions in the context 
of the low vacancy rates, high rental costs, 
weak tenant protection laws, and politically 
influential landlord associations commonly 
found in American cities. Public health assets 
can help remedy this imbalance in power. Yet 
these circumstances also constrain public 
health practitioners, many of whom are reluc
tant to antagonize powerful local political in
terests and the elected officials who support 
them. The absence of organized community 
advocacy groups that can effectively balance 
landlords’ influence further inhibits public 
health action. The current political climate is 
not supportive of a proactive, regulatory ap
proach to addressing housing issues. Moving 
beyond an advisory, incentive-based ap
proach will require courageous public health 
officials who can ally themselves with sup
portive community organizations and local 
elected officials.

Today, several issues drive the housing and 
health agenda: increased asthma morbid-

unaffordable urban housing, urban 
sprawl, and a renewed interest in social deter
minants of health. This new era of unafford
able housing and the health and social disin
tegration that accompanies it will demand 
further public health attention. Sprawl that 
began almost 50 years ago with “While 
flight” from urban areas is also beginning to 
have deleterious effects on health154 and will 
likely result in an increased public health in
terest in housing housing environments, and 
health. These issues, along with the growing 
interest in the return of public health to its 
roots in addressing social factors affecting 
health, are converging to establish housing as 
a priority public health issue.

We have learned much in the past decade 
about now to make homes healthier places in 
which to live. Public health has a long history 
of promoting healthy housing. In recent years, 
we have been less engaged. It is time for us to 
build on this groundwork and do our share in 
ensuring that everyone nas a safe and healthy 
home. ■
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The importance of adequate housing for the maintenance of health and well-being has long been 
a topic of scientific and public health policy discussion, but the links remain elusive. Here we 
explore the role of the residential environment in the etiology of illness (specifically asthma) and 
the persistence of socioeconomic health disparities. Housing conditions, shaped by social forces, 
affect exposure to physical and chemical “toxicants,” thereby translating social adversities into 
individual illness and population health disparities. We discuss the mediating role of housing in 
determining health outcomes at multiple levels (social - structural, neighborhood, and individual 
family). To date, little attention has been paid by most environmental health scientists to the 
social-structural conditions underlying gross inequities in the distribution of toxic exposures, 
with even less attention to the processes whereby these social conditions may directly affect 
susceptibility to the toxic exposures themselves. This chapter goes beyond traditional medical 
and environmental science models to incorporate a range of social and physical determinants 
of environmental pollutions, illustrating how these conditions result in health and illness. We 
focus here on childhood asthma as an example of a serious public health problem that has been 
associated with low income, minority status, and characteristics of the home environment. We 
end the chapter with a discussion of the environmental justice movement and the role of housing 
as a potential agent of change and focus of interventions aimed to reduce the harmful effects of 
environmental pollutants.

Key words: housing; poverty; environmental toxicants; health

the concept that variations in housing, shaped by so
cial forces, affect exposure to physical and chemical 
“toxicants,” thereby translating social adversities into 
health disparities.

The places we live are held together or torn apart 
by both physical and social infrastructures, and the 
two cannot be understood independently. The phys
ical infrastructure of the communities in which we 
live consists of buildings, roads, transportation, wa
ter, air. light—each component having its own ability 
both to support health and to transmit toxic expo
sures. The “housing” in which wc live embodies many 
elements, including physical/material (e.g., location, 
density, building height, maintenance, air quality, san
itation, pests, hazardous exposures), social (e.g., threats 
to safety, noise, social networks, cost), and psycholog
ical components (e.g., interpersonal conflict, sense of 
permanence)—any one of which can affect health. We 
experience housing at multiple levels (social-structural,

The world we buildfor ourselves has profound, effects on our health, 
so that prevention ofdisease may depend as much on architecture as 
immunization. —Kellet03

Introduction

Poverty; poor housing, and degraded environments 
are linked to increased risks of many diseases, but apart 
from a few well-studied examples, the links among 
poverty; environment, and disease remain elusive.1 In 
this chapter we explore the role of the residential en
vironment in the etiology of illness and in the persis
tence of disparities in health. In particular we explore
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neighborhood, and individual family), and conditions 
at each level can affect conditions at other levels. For ex-

of family disruption as much as from poverty and 
unemployment.4

Residential stability has been identified as one of the
:ven

more important than standard sociological variables, 
such as poverty and racial composition. Residentia1 

mobility often constitutes a barrier to the development 
of informal local friendship networks, kinship bonds, 
and local associations! ties. Housing stability is often 
measured by indices of mobility: (1) the number of 
times that an individual or family has moved or the 
length of time in the present dwelling (individual fam
ily level), (2) the percentage of individuals oi families in 
the community who have lived in their present dwelling 
for a specified period (neighborhood level), and (3) pat
terns of in-out migration in the larger region as a result 
of immigration policies (social-structural level).

The focus of most research in environmental health 
science is to identify and quantify associations between 
toxic physical or chemical exposures and disease out
comes and to do so in relation to one toxic exposure 
at a time. Consistent with a medical model, the in
troduction of biomarkers has moved this agenda for
ward by validating the degree of indiv idual exposure 
and improving the precision of effect size estimates. 
Doing so has in turn led to increased technical and 
programmatic responses to the reduction of environ
mental pollution, including some positive changes in 
public health policy.

However, little attention has been paid to date by 
environmental health scientists to the social-structural

ample, housing quality (neighborhood level) is partly 
determined by public policy (social-structural level), 
as for urban renewal. Inadequate city' code enforce
ment and repair of city properties can lead to the sys
tematic deterioration of the housing stock and, con
sequently, of entire neighborhoods. Neighborhood de
terioration affects the social and physical conditions 
of individual units and hence the well-being of fam
ilies. This process may permit or lead to environ
mental pollution. The physical conditions that affect 
us are not always extreme. They include the chronic 
stresses of overcrowding, inadequate garbage removal, 
location near busy transportation routes, and poor 
ventilation

most important predictors of community health-

onditions that are part of the everyday 
lives of the residents of many' urban communities. As 
a result, both exposure and susceptibility to harmful 
exposures are unevenly distributed in our society, and 
the residential environment plays a large role in such 
inequities.

The social infrastructure that surrounds the places 
in which we live, consisting of services, social networks, 
organizational structures, political forces, and human 
values, can bind communities together or tear them 
apart, again with consequences for human health and 
well-being. Disturbances and hazards in the physical 
system can disrupt the social system and vice versa.2 

The history of urban renewal efforts in this country 
reflects, for the most part, the failure to take the so
cial consequences of these physical changes into con
sideration, with the result that whole communities 
have suffered displacement, ’ fragmentation, and the 
loss of social cohesion.4 One of the negative conse
quences of urban renewal efforts has been the con
centration of the most disadvantaged segments of the 
urban black population in a few areas (as opposed 
to dispersal)—hypersegregation.5 Interneighborhood 
variations in housing costs and crowding are among 
the clearest legacies of segregation in many urban ar
eas and have been associated with adverse health out
comes, such as high rates of low birth weight.6 As a 
result of these historical processes, African Americans 
tend to live in areas that differ markedly from those 
of whites, namely, areas characterized by a concentra
tion of low-income housing projects with high levels of 
crime and social dislocation. Yet Sampson et al. point 
out that rates of violent offenses, even in low-income 
neighborhoods, are strongly influenced by' variations 
in family structure (independent of income, region, 
size, density, age, and racial composition)—specifically, 
family disruption. In public housing projects, for ex
ample, high rates of crime derive from high levels

conditions underlying gross inequities in the distribu
tion of such toxic exposures in the first place, with 
even less attention to the processes whereby these so
cial conditions may directly affect susceptibility to the 
toxic exposures themselves. The continued reliance on 
a limited medical model, coupled with a focus on sin
gular risk associations, may further refine our ability 
to identify factors that increase an individual child’s 
chances of having a particular adverse health out 
come in response to a toxic exposure but will do noth
ing to reduce social and racial disparities in disease 
prevalence.

Table 1 lays out the framework for discussing links 
between housing and health. Of primary interest is 
the role of toxic residential exposures in translating 
physical and social conditions into health problems. 
Table 2 provides examples of residential conditions 
at multiple levels of analysis. We focus here on child
hood asthma as an example of a serious public health 
problem that has been associated with low income, mi
nority status, and characteristics of the home environ
ment.7-10 We end the chapter with a discussion of the
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Lung Function 
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adults (6.7%), females (8.1 %) than males (6.2%), blacks 
(9.2%) than whites (6.9%), those of Puerto Rican de
scent (14.5%) than those of Mexican descent (3.9%), 
those below the federal poverty level (10.3 %) than those 
at or above the federal poverty level (6.4%-7.9%), and 
those residing in the Northeast (8.1%) than those re
siding in other regions (6.7%—7.5%).

Although the rapid increase in prevalence seems to 
have leveled off in recent years, there were in 2001 

approximately 14 million adults and 6 million children 
living with asthma in the United States, costing in ex
cess of $ 12 billion dollars. Similar increases in asthma 
incidence and prevalence have been seen in other in
dustrialized nations worldwide. The causes of these in
creases are not well understood and are much debated. 
Suggested explanations include children’s decreased 
exposure to parasites and other infectious agents in 
early life (the “hygiene hypothesis”), increased levels of 
fine particulate air pollution from motor vehicles, and 
the construction of ever tighter buildings with less and 
less indoor circulation of fresh air.

environmental justice movement and the role of hous
ing as a potential agent of change and focus of inter
ventions aimed to reduce the harmful effects of envi
ronmental pollutants.

Asthma: Illness in Social Context n

Asthma is the most common chronic disease of 
American children and is the leading cause of pedi
atric emergency department visits, pediatric hospital
izations, and school absenteeism. Asthma prevalence 
in the United States increased by 75% between 1980 
and 1994, and increases were observed in all races, 
ethnicities, sexes, and age groups, as well as in all re
gions of the country. From 1980 to 1996, 12-month 
asthma prevalence increased both in counts and rates, 
but no discernible change was identified in asthma 
attack estimates since 1997 or in current asthma preva
lence from 2001 to 2004. During 2001-2003, current 
asthma prevalence was higher in children (8.5%) than
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TABLE 1. Links between environmental exposures and health outcomes mediated by housing
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TABLE 2. Environmental health exposures at different levels of analysis

Environmental health factors

SocialHousing parameters Physical

Social-structural level 
Historical context 
Urban renewal efforts 
Relocation policies 

Community level 
Housing values 
Housing costs (% of income)
Housing type (public, private, subsidized)

Environmental justice issues 
State/local environmental regulations 
Zoning codes

Social justice issues 
Political equality 
Human rights

Outdoor air quality (PAHs, DEP, PM) 
Traffic patterns
Location of bus depots and waste 

transfer stations
Toxic emissions from businesses 
Neighborhood trash removal 
Coal-burning furnaces in schools 
Lead level (soil, built environment) 
Safety of neighborhood playgrounds 
Cleanup efforts
Pest control (community-wide) 
High-quality food sources 
Public transportation

Social cohesion 
Community organizations 
Residential stability 
Safety/violent crime 
Racial segregation 
Social capital 
Human capital 
Crowding
Information channels 
Community health status 
Indicators 
Employment rate

Housing form (cluster; high-rise, etc.) 
Residential stability 
Vacancy rate 
Age of dwellings 
Utility cutoffs 
Homelessness rate 
Housing code violations 
New building permits 
Tax delinquencies 

Individual family level 
Physical condition of

housing unit (roof, leaks, holes) 
Moves/evictions/length of residence

Indoor air quality (NOj, PAHs, PM2 5) 
Air exchange
Home allergens (cockroach, dust mite)
Endotoxins
Lead, mercury
ETS
Use of pesticides

Family relationships 
Sense of permanence 
Self-esteem
Physical/psychological 
Well-being 
Adequate diet 
Job satisfaction

Rent-to-income ratio 
Adequacy of utilities

ban areas, they are exposed to environmental factors 
that contribute to higher asthma prevalence. However, 
a study in Los Angeles found that racial/ethnic dis
parities persisted within an urban center, even after 
adjusting for income and measures of healthcare ac- 

Therefore, it is possible that other measures of 
low socioeconomic status are more important than in
dividual household income in influencing asthma rates 
at the population level. Despite the generally high rates 
of asthma among low-income minority children, most 
disadvantaged African American and Hispanic chil
dren do not develop asthma, suggesting marked vari
ability in either exposures or vulnerabilities, or both, 
of individuals within these populations. The search for 
other sources of variability in low-income urban popu
lations must include the contribution of more proximal 
risk factors, both social and physical, that are poten
tially modifiable.

Public housing may be a particular risk factor for 
asthma.

Asthma incidence, prevalence, and hospitalization 
rates in the United States are disproportionately 
high in poor communities, and the highest rates 
are seen among poor minority children living in 
inner-city communities, where asthma continues to be 
epidemic.
300,000 children and 700,000 adults have been diag
nosed with asthma during their lifetime,13 and approx
imately 260,000 residents have had an asthma episode 
during the past year. Research has shown childhood 
asthma prevalence in certain low-income, minority 
neighborhoods to be as high as 23%, approximately 
four times the national average.14 Diminished envi
ronmental quality (specifically, disproportionately se
vere ambient air pollution) has been associated with 
elevated rates of asthma in poor communities. One of 
the earliest studies showing that air contaminants were 
being released more often in areas in the United States 
where people of low socioeconomic status lived was 
published in 1970.

Urban residence has been suggested as a possible 
explanation for the high asthma prevalence in minori
ties and the poor. It is suggested that because minorities 
and low-income children are more likely to live in Ur-

8, II, 12 16In New York City alone, an estimated cess.

15 17-20 In New York City, for example, within 
communities with high asthma rates, asthmatics were 
five times more likely than nonasthmatics to live in 
public housing.s Also, short-term housing used by 
transient individuals is likely to be characterized by
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poorer-quality management and upkeep, with condi
tions that can trigger asthma symptoms in those with
out permanent homes.

An association of asthma prevalence with low- 
income, inner-city residence has been shown nation
wide,22 yet confounding of socioeconomic disadvan
tage with ethnicity and place of residence has plagued 
the literature.23'25 Several studies have suggested that 
more severe forms of asthma are related to poverty, 
and these findings are generally consistent with the 
hospitalization and mortality studies cited earlier. Data 
from the National Hispanic Health and Nutrition Ex
amination Survey suggest variability in asthma rates 
among Hispanic groups: 5.2% in Cuban American 
children, 2.7% in Mexican American children, and 
11.2% in Puerto Rican children.28 A recent study of 
geographic variations in pediatric asthma rates, sam
pled by ethnicity and soc ioeconomic level, showed con
siderable variation in prevalence of severe asthma (per
sistent wheeze) by ethnicity, socioeconomic level, and 
geography.21. After adjustment for level of community 
disadvantage (percentage values for overcrowding, be
ing unemployed, being without a car, and being over 
65), ethnic differences in prevalence of severe asthma 
disappeared, but some geographic variation remained. 
Although the persistent geographic variation in severe 
asthma rates may be due, in part, to the poor manage
ment of asthma in poorer areas, the authors29 suggest 
that material and behavioral characteristics associated 
with poverty, such as parental smoking, air pollution, 
housing conditions, and allergens, may contribute to 
the disparities. To date, virtually no studies have ap
plied state-of-the-art geographic methods to study the 
structural aspects of the asthma problem.

of Caucasians, live in areas failing to meet two or more 
of the national ambient air quality standards. More 
than 30% ofHispanics and 16% of African Americans 
live in areas that do not meet the standards for partic
ulate matter (PM) 3 Exposures to polycyclic aromatic 
hydrocarbons (PAHs) in particular are high among 
low-income, urban, and minority populations, largely 
because of the uneven distribution of outdoor pollu
tion sources. These same minority populations are also 
more likely than others to experience poverty and a 
range of adversities that accompany poverty, including 
substandard housing, poor nutrition, and inadequate 
health care.

Next we review' common air pollutants, allergens, 
and mold, and we show how disproportionate exposure 
to these toxicants, mediated by residential characteris
tics, can result in adverse health outcomes (childhood 
asthma) at the individual level and health disparities at 
the population lev el.

21

26,27

Particulate Matter, Polycyclic Aromatic 
Hydrocarbons, Diesel Exhaust Particles

Ambient PM levels result from regionwide pollution 
emissions as well as local sources of combustion. Fore
most among the local sources of PM are cars, trucks, 
and buses using the network of highw ays, commercial 
truck, and bus routes. Also, diesel bus depots, waste in
cinerators, and mdustrial operations release substan
tial amounts of airborne particulates in these areas. 
Diesel engines emit 30-100 times more particles than 
are emitted by gasoline engines with contemporary 
emission-control devices. Sources of diesel particulate, 
often located :n the poorest sections of town, include 
diesel bus garages, marine transfer stations, and com
mercial bus terminals. Such sources produce high con
centrations of fine elemental carbon particles in the 
surrounding area, posing a hazard for individuals who 
live nearby.

There is substantial individual variation in expo
sure to PM by location, in part because total indi
vidual exposure to respirable particles (PM of diam
eter < 2.5 pm [PM,.j]) depends on particles encoun
tered both indoors and outdoors. Because nearly all 
our time is spent indoors, exposures that occur indoors, 
especially at home, a re of prime importance. The sin
gle largest indoor source of PM2.5 is cigarette smok
ing. Other important indoor sources include cooking 
fumes; dust from carpets, furniture, and clothes; and 
emissions from stoves and kerosene heaters.33 Not sur
prisingly, emissions are higher from appliances that are 
faulty or in need of repair. Local outdoor PM concen
trations depend both on the PM2.5 background as well 
as on the proximity of local combustion sources, such as

Disproportionate Exposure to Physical 
Environmental Toxicants and Home 

Allergens
32

Inequities in exposure to toxicants have undoubt 
edly contributed to the disturbing picture of disease 
and disability among disadvantaged populations, al
though the precise role of each exposure is not known. 
It is generally agreed that the residents of econom
ically disadvantaged communities are more likely to 
be exposed to pollutants than those who live in more 
advantaged communities, but not all disadvantaged 
communities are alike. Across the LTnited States, Lati
nos and African Americans are disproporiionately ex
posed to many environmental hazards, including air 
pollutants.30 In the United States, 60% ofHispanics 
and 50% of African Americans, compared with 33%



Rauh et ol.: Housing and Health 281

diesel vehicles.32 Physical characteristics of dwellings, 
such as interior volume, window draftiness, and air 
temperature, affect both the buildup of particles gen
erated indoors and the penetration of outdoor par
ticles.34 Again, poor quality or substandard housing 
tends to contain higher exposures to these pollutants.

PAHs are widespread pollutants commonly found 
in air, food, and drinking water.3" Incomplete combus
tion of organic material is the major source of PAHs. 
PAHs are listed among the 189 hazardous air pol
lutants covered under the Glean Air Act. They are 
present in airborne PM mainly from combustion of 
gasoline and diesel fuels, coal and oil for residential 
heating, tobacco products, and other organic mate
rials. In general, emissions from motor vehicles and 
residential heating are the major sources of PAHs in 
outdoor air, whereas secondhand smoke is usually the 
major indoor source. Individual airborne PAH ex
posure varies and depends on lifestyle; season; and 
proximity of residence to roadways, incinerators, and 
industrial sources, as well as indoor sources, such as 
secondhand smoke and indoor heating. As for PM 
and diesel exhaust paiticulates (DEP), concentrations 
of PAHs tend to be higher in deteriorated housing stock 
and lower-income areas.

There is strong epidemiological evidence that lev
els of PM of diameter <10 (im (PMio), and especially 
PM2.5, exacerbate asthma in children, 
exposure to PM 10 has been associated with restricted 
activity, school absences, increased hospital admis
sion for acute respiratory disease, increased respira
tory symptoms, and decreased lung function.
Also, epidemiological and experimental data indicate 
that DEP and fine particles in general can increase the 
allergic 1 esponse co antigens, hence risk of asthma. As
sociations have also been observed between respirable 
particulates and reduced birth weight and other devel
opmental deficits.

nine levels in pregnant women were higher in African 
Americans than in Caucasians, whereas the rate of de
crease in infant birth weight per nanogram of maternal 
cotinine was similar in the two groups.48 These find
ings point to the possibility that cigarette smoking has 
a more deleterious effect on fetal development among 
African Americans than among Caucasians.

ETS is a known risk factor for asthma. 9 ETS may 
also increase the ease of allergic sensitization by alter
ing the integrity of the epithelial barrier.50 Prenatal ex
posure and/or infant postnatal exposure to ETS have 
been associated with childhood asthma.01-53 However, 
the effects of pre- and oostnatal ETS on asthma have 
not been well differentiated., nor is it clear if the ef
fect of prenatal exposure to EST on childhood asthma 
is mediated by low birth weight, which is itself a risk 
factor for childhood asthma.51

48

Ni+rogen Dioxide
Nitrogen dioxide (NO 2) from gas stoves and other 

sources has been implicated as a contributor to asthma 
in some studies, but the epidemiological evidence is 
equivocal.36 Indoor combustion appliances, especially 
gas-burning stoves and ovens, are major sources of 
NO 2, and indoor concentrations can reach levels well 
above the outdoor air quality standard when gas appli
ances are being used. One of the few studies to exam
ine indoor residential NO 2 levels in underprivileged 
neighborhoods found concentrations that were much 
higher than those previously measured in middle-class 
homes.52 The authors speculated that this effect may 
have been due to inadequate maintenance of burn
ers or to the use of gas ovens as supplemental apart
ment heating sources. Again, low-income families wdth 
faulty appliances and inadequate heating as a result of 
substandard housing are disproportionately exposed to 
potentially toxic conditions, and NO2 has been impli
cated in asthma symptoms.

v.;-38 Children’s

3G,39,40

5336,41,42

Environmental Tobacco Smoke
Recent research indicates that exposure to sec

ondhand or environmental tobacco smoke (ETS) 
is more prevalent in low-incomc households and 
among African Americans and Hispanics than in 
Caucasians.43^0 Furthermore, higher levels of coti
nine and a tobacco-specific carcinogenic compound, 
nitrosamine, have been reported in black smokers 
than in Caucasian smokers, after controlling for self- 
reported amount of smoking, 
can children have been reported to have twofold 
higher cotinine levels than Caucasian children as 
a result of exposure to one cigarette per day. 
Similarly, after adjustment for cigarette dose, coti-

Allergens
Goldstein et al,52 have reported levels of airborne 

cockroach allergen in low-income New York City 
apartments that were orders of magnitude higher than 
those seen in other cities. Sarpong et aid found that 
African American race was a predictor of higher al
lergen exposures. Eighty-five percent of the homes of 
inner-city asthmatic children had detectable cockroach 
allergen levels. Although little is known about the role 
of rodent allex gens as triggers of asthma among inner- 
city children, preliminary evidence suggests that sensi
tivity to rodent allergens may be more prevalent among 
low-income children who are frequent emergency de
partment users than among a matched control group.

45,46 African Ameri-

47
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The contribution of indoor allergens to childhood 
asthma has been well documented, 
hood exposure appears to be a risk factor for develop
ment of allergy and asthma symptoms in people who 
are genetically predisposed; and in sensitized individ
uals, continued exposure appears to promote ongoing 
airway inflammation and hypersensitivity to other ir
ritants. Allergic sensitization to cockroaches has been 
related to the level of bedroom allergen exposure in 
children, with higher exposures among African Amer- 

and other low-income urban populations.
Various airborne triggers in the home environ

ment play a large role in the causation and exacerba
tion of asthma."’17 These triggers include secondhand 
cigarette smoke; pesticides; and a variety of allergens, 
most notably dust mites, cats, mice, and cockroach 
antigens.
disproportionately high in poor communities, 
ample, deteriorated housing has been associated with 
high cockroach allergen levels in urban homes.

There is some evidence that the distribution of cock
roach allergens is influenced by characteristics of the 
built environment, such as building design and man - 
agement,64 type of foundation,65 and type of dwelling 
(apartments versus houses).66 Goldstein et al. reported 
extremely high levels of airborne cockroach allergen in 
Harlem apartments, with 85% of the homes of inner- 
city asthmatic children having detectable cockroach 
allergen levels.'12 Although several studies have investi
gated associations between type of housing and cock
roach allergen levels,59,67 none have used a measure of 
housing deterioration.

The significant contribution of indoor allergens to 
asthma has been documented in several studies.0'1'59 

The emerging evidence suggests that indoor aeroaller- 
gens may play at least two roles in allergy and asthma. 
Early childhood exposure appears to be a risk factoi for 
development of allergy and asthma symptoms in peo
ple who are genetically predisposed, and in sensitized 
individuals, continued exposure appears to promote 
ongoing airway inflammation and hypersensitivity to 
other irritants.

The importance of cockroach allergens and their 
relationship with urban housing has emerged over 

The rate of allergic sensitization 
to cockroaches was directly related to the level of bed
room allergen exposure in a group of children studied 
in Maryland.54 Also, Afric an American race was a pre
dictor of higher allergen exposures. The National Co
operative Inner-city Asthma Study found that among 
children who were both exposed and sensitized to 
cockroach allergen, there were statistically significant 
elevations of asthma symptoms, doctor visits, missed

days of school, and other adverse outcomes. These 
results lend weight to the growing concern about in
door allergen exposures to disadvantaged urban resi
dents. Many studies have documented the association 
between increased incidence of asthma and specific 
levels of dust mites in the home70 and specific levels 
of mite allergen, 
common inhalant allergens, including dust mite, cock
roach, and cat allergen, are a risk factor for emergency 
department visits, and dust mite and cockroach aller
gens are the most common allergens in low'-income, 
inner-city populations.

55-59 Early child-

56,71 Immunoglobulin E antibodies to

54 60ican
60

Mold
Mold is an important home-related trigger for 

asthma to which the poor are disproportionately ex
posed. Mold (usually Aspergillus species) tends to grow 
where there is moisture, and therefore the two prime 
locations for mold formation in urban apartments are 
the kitchen and the bathroom.'2 Housing conditions 
that predispose to mold formation, especially in older 
and poorly maintained buildings, are plumbing leaks, 
roof leaks, and inadequate ventilation.10 Mold trig
gers asthma by releasing mycotoxin-containing spores 
into the indoor atmosphere. Once inhaled, this my- 
cotoxin can inflame the pulmonary tissues, triggeiing 
asthma.10'73

20,61,62 Indoor levels of all these triggers are
For ex-63

21

Lead
Lead is probably one of the best-known develop

mental toxicants, with a long and troubled regulatory 
history.71 Although this contaminant is not implicated 
in respiratory health outcomes, such as asthma, we 
include it here because of its close association with 
housing and its important regulatory history. An esti
mated 4.6% of African American children have blood
lead concentrations >25 |Xg/dL, compared with 1.2% 
of white children.70 In New York City, lead poisoning 
is found almost exclusively among African American 
and Hispanic children, 
exposure for American children is lead-based paint in 
housing built before 1978, when lead-based paint was 
banned in the United States.7' The most lead-painted
homes are found in the northeastern and mrdwestern 

78,79

75,76 The major source of lead

52,59,68.69 The major route of children’s exposure to 
lead from paint is via ingestion of lead-contaminated 
dust that forms inside homes from the abrasion, flak
ing, and chipping of lead-based paint. Children be
tween the ages of 1 and 6 years are at highest risk of 
lead exposure because the oral exploratory, hand to 
mouth behavior that is so normal in this age group 
facilitates transfer of lead dust from the environment 
into children’s bodies.

states.many years.
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Even exceedingly low levels of exposure to lead a re 
associated with an increased risk of disability and dis- 

In children and adolescents, diminished intel-

accumalate over time. Also, exposures can occur at 
multiple levels of experience, including the individ
ual and community level. For example, exposure to 
poverty or substandard housing may be experienced 
at the individual level (personal income, number of 
homeless episodes) and the community level (average 
income in the neighborhood, amount of concentrated 
poverty, proportion of imminently dangerous buildings 
in the neighborhood) Furthermore, mechanisms op
erating at the individual level cannot be adequately 
undeistood without reference to group-level data. For 
example, the effect of individual exposure to toxicants 
may depend on or be conditioned by community-level 
conditions and social processes.

A continuing source of debate has been whether 
it is income and market forces or minority status and 
racism that drive the distribution of environmental pol
lution among populations. This question was the focus 
of a longitudinal study in Los Angeles, California, that 
examined the distribution of sources of environmental 
pollution in relation to changes in demography starting 
in the 1970s. The study showed that polluting indus
tries purposely moved into disenfranchised minority 
communities. At the same time, minority communities 
did not move to polluted areas seeking less expensive 
housing.1'3 Other studies have shown that minority eth
nicity or race are stronger predictors of poor health 
disparities and environmental injustice than income 
level.'4 Although more research needs to be conducted 
to disentangle the role of minority status and economic 
level on environmental exposure, the two factors clearly 
interact in complex ways with social and political fac
tors that lead to unfavorable health outcomes in the

79ease
ligence, shortening of attention span, reading prob
lems, attention deficit—hyperactivity disorder, school 
failure, delinquency, and criminal behavior are the con
sequences of exposure to lead. There is no evidence of 
a threshold below which lead does not cause these
effects. Moreover the decrements in intellectual func
tion per unit increase in blood lead concentration are 
greater at blood lead levels < 100 |xg/L (10 (Xg/dL), the 
level considered acceptable by' the World Health Or
ganization. On average, there is an estimated decline 
of two to three IQ_ points for children whose blood 
lead levels rise from 100 to 200|Xg/L (10-20 p,g/dL) 
but a decline of four to seven IQ_ points for children 
whose blood lead levels rise from 10|xg/Lto 100 p,g/L 
(1-10 [Xg/dL).

Much progress against lead poisoning has been 
made in the United States in the past 25 years The 
incidence of childhood lead poisoning has been re
duced by more than 90%, and the mean blood lead 
level has declined by more than 90%. These gains 
have resulted principally from the removal of lead 
from gasoline. Nonetheless, more than 300,000 U.S. 
children still have blood lead levels of 10|xg/dL or 
more Moreover, these elevated blood lead levels occur 
disproportionately in poor children, especially poor 
African American children, living in inner-city com
munities. The consequences of this continuing, dispro
portionately high prevalence of elevated lead levels in 
low-income communities include cognitive deficits and 
delays, leading to poor learning, diminished lifetime 
accomplishment, and perpetuation of poverty.

For families who are poor, the likelihood is high 
that they will be forced to live in substandard, fre
quently older housing,80 despite often paying more 
than 30% of their income for rent.81 The housing in 
which poor people live often has structural damage,
which if not corrected can further increase risk of ex-

81,82

poor.
The co-occurrence of hazardous exposures and so

cial adversities in this society represents a type of envi
ronmental injustice, in which the greatest toxic burden 
is carried by those who can least afford the adverse 
health consequences—a unifying theme in the exam
ples that we describe in this chapter. The term envi
ronmental injustice describes the disproportionate and in
equitable exposure of poor and minority populations to 
hazards in the environment. The concept of environ
mental injustice emerged from community-based re
search undertaken in the American South in the 1980s

posure to home-related environmental hazards.

Burden of Social and Physical 
Toxicants: Environmental Injustice

that documented that a disproportionate number of 
waste sites housing hazardous materials were being 
placed in African American neighborhoods.80,86 This 
concept has become an important tool for analyzing 
connections among poverty, environmental degrada 
tion, and poor health.

Examples of environmental injustice that have 
been well studied in the United States include

The chronic nature and co-occurrence of exposures 
to multiple chemical toxicants as well as socially ad
verse conditions pose methodological challenges for 
risk assessment. In practice, few toxic exposures oc 
cur in isolation, and the unfavorable social conditions 
that underlie pollution typically generate many dif
ferent kinds of environmental hazards, which tend to
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the disproportionate exposure of poor and minority 
communities to lead paint, hazardous waste sites, air 
pollution, substandard housing, dangerous jobs, and 
polluting industries. As illustrated in this chapter, such 
environmental risk factors are disproportionately con
centrated in poor communities and in communities 
inhabited by people of color, 
posures of persons in these communities, especially 
children, to toxic environmental hazards appear to 
contribute significandy to well-documented dispari
ties in the incidence and prevalence of asthma, lead 
poisoning, neurodevelopmental disability, and other 
chronic health problems. Beyond childhood, the dis- 
propoi tionate exposure in early life of children in poor 
communities to environmental toxins sets the stage for 
a lifetime of suboptimal health and thus helps to per
petuate the intergenerational cycle of underachieve
ment and poverty The disproportionate employment 
of poor and minority workers in hazardous jobs is a 
major factor that underlies obsen ed disparities in oc
cupational disease and injury. Environmental injustice 
is highly correlated with other factors that link poverty 
with poor health, including inadequate access to medi
cal and preventive care, lack of availability of heakhful 
foods, lack of safe play spaces for children, absence of 
good jobs, crime, and violence.

Environmental Justice Movement
To this day, the environmental justice movement 

continues to work out of grass-roots organizations, 
sparking important policy actions at the community 
level. Many of the poor communities involved in this 
movement partner with institutions of higher learning 
to gather data documenting environmental injustice. 
Before 1990, there was little potential for legal or reg
ulatory redress for these communities. However, the 
movement spurred the U.S. Environmental Protection 
Agency to produce a report and recommendations for 
addressing the issue of environmental injustices against 
pour and minority communities.49 This report formed 
the basis for the Environmental Justice Executive Or
der 12898 signed by President Clinton in 1991, in 
which it is mandated that federal agencies shall aim to 
achiev e environmental justice as part of their mission 
and shall address, as appropriate, the disproportion
ately high environmental health effects of policies and 
regulations on minority and low-income populations. 
The Environmental Protection Agency remains the 
federal agency charged with addressing most environ
mental justice issues. In the executive order, environ
mental justice is defined as follows:

The fair treatment and meaningful involvement of all
people regardless of race, ethnicity, income, national ori

gin or educational level with respect to the development, 
implementation and enforcement of environmental laws, 
regulations, and policies. Fair treatment means that no 
population, due to policy or economic disempowerment, 
is forced to bear a disproportionate butden of the nega
tive human health or environmental impacts of pollution 
or other environmental consequences resulting from in
dustrial, municipal, and commercial operations or the 
execution of federal., state, local and tribal programs and 
policies.

This concept of environmental justice entails that 
no one community should be targeted to bear the con
sequences of environmental pollution on the basis of 
their socioeconomic or demographic characteristics.

Housing as an Instrument of Change
Gan interventions and policies aimed at redressing 

environmental injustices reduce health disparities? We 
know that many of the factors that influence hous
ing quality can be changed by changes in policy, such 
as decisions about where to build a housing project, 
what materials to use in construction, enforcement of 
municipal codes, rehabilitation of existing residential 
units, and dispersal of the disadvantaged, yet we do 
not know if such interventions will improve health. 
For example, residential management of public hous
ing may increase housing stability, tenant buyouts may 
increase home ownership and commitment, and re
habilitation of existing residential units and strict code 
enforcement may prevent physical deterioration. How
ever, the links among such neighborhood-level inter
ventions, reduction in exposure to toxicants, and real 
health improvements at both the individual and the 
population levels remain to be studied. As advocated 
by former U.S. Surgeon General David Satcher, one of 
the best community-level strategies to reduce the effect 
of hazardous pollutants is the prevention of inappro 
priate and environmentally unjust siting of pollution 
sources (conference sponsored by the Columbia Cen
ter for Children’s Environmental Health, “The Health 
of Our Children in the Urban Environment,” March 
27, 2000).

It is possible to reduce the health disparities as 
sociated with living in poverty and in env ironmen
tally dangerous housing. However, it is difficult for 
the poor alone to implement the changes needed. 
Many low-income tenants usually live in rental prop- 

Tenants have little or no decision-making 
power to fix structural problems (such as chipped 
lead-based paint or leaking pipes) that increase expo
sure to environmental hazards. Also, relocating from a 
home with a hazardous indoor environment to a place 
with a healthier one is economically difficult for the 
poor.

87,88 Disproportionate ex-

72, 90,91erties.

91
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Community groups and government can play a key 
role in helping to reduce home-related environmen
tal exposures among the poor. One strategy is to raise 
awareness about the dangers of environmental haz
ards among low-income tenants. Rothman et al.7B de
scribed an educational campaign initiative to educate 
residents of North Philadelphia, Pennsylvania, about 
the dangers of lead At the end of the 3-year interven
tion, the authors described a 27% reduction in venous 
blood lead levels greater than 14 pg/dL among the in
tervention group. In New York City, mold has become 
a widespread problem. This concern prompted the 
Public Advocate of the City of New York to produce a 
report, Unhealthy Exposure: Mold in New York City Homes. 
The government report, in addition to raising aware
ness, also makes recommendations on how to reduce 
exposure among residents through legislation.

Another example of how community-based orga
nizations and government can help the poor reduce 
their exposure is assisting in offsetting the high ex
pense of relocating once a home-related environmen
tal hazard is discovered. McLainc et al.9 described an 
initiative in Baltimore, Maryland, that provided finan
cial, housing, and social work assistance to low-income 
families affected by lead to help them move to safer 
housing. Lead-poisoned children relocated through the 
program had a significantly lower blood lead level than 
the children who did not move. On the legislative side, 
the state of Maryland passed a law, Lead Risk Reduction in 
Housing, which provides rent subsidies to families with 
lead-poisoned children paid for by the property owner, 
who is also responsible for relocation expenses.
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EXECUTIVE SUMMARY:

Displacement in San Mateo County, California:
Consequences for Housing, Neighborhoods, Quality of Life, and Health

In metropolitan regions across the country, residents 
face constrained, expensive housing markets and rising in
come inequality. Middle- and high-income households are 
beginning to seek more affordable housing in accessible 
neighborhoods with traditionally lower rents and proximity 
to jobs and transportation.1 Many low-income households 
are simply unable to secure affordable rents.2 As neighbor
hoods change and housing demand shifts, landlords are pre
sented with a new set of financial prospects. Displacement 
and evictions are central components of this changing land
scape, altering the geography of race and class across re
gions. Recent studies have found a spike in evictions in San 
Mateo County, disproportionately affecting people of color.3

There is relatively little research on the impacts of dis
placement on households, individuals, and communities. 
Existing research has shown that evictions negatively affect 
the health, quality of life, and economic outlook for house
holds, often with long-term consequences.4 This study con
tributes to this small but growing body of research, with 
results specific to local Bay Area conditions. We assess the 
relationship between displacement and housing costs and 
quality, commutes, neighborhood location and quality, men
tal and physical health, and healthcare access. We completed

in-depth phone surveys with 100 primarily low-income ten
ants who received services from Community Legal Services 
in East Palo Alto (CLSEPA), which serves low-income com
munities in San Mateo County. Survey respondents live in 
and/or were displaced from San Mateo County communi
ties. These surveys provide a window into the consequences 
of displacement for households in the San Francisco Bay 
Area, with implications for researchers and policymakers 
both locally and across the nation.

AboutIGS
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oldest public policy research center. As an Organized 
Research Unit of the University of California, Berkeley, 
IGS expands the understanding of governmental in 
stitutions and the political process through a vigorous 
program of research, education, public service, and 
publishing.
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Key Findings

1. Tenants report that, aside from being formally evicted, 
they were harassed out by landlords, priced out by mar
ket forces, and pushed out by poor housing conditions.

2. After being displaced, survey respondents were forced 
to make difficult and precarious tradeoffs when search
ing for housing (e.g., substandard housing conditions, 
crowding, moving far away, etc.), limited by both mar
ket forces and exclusionary practices.

3. Approximately one in three displaced households re 
ported some period of homelessness or marginal hous
ing5 in the two years following tneir displacement. 
Several of these households remained homeless even 
months after they were displaced

4. After being displaced, only 20 percent of households re
ported staying in the same neighborhood (within one 
mile of their previous home). Thirty-three percent of 
households left San Mateo County, generally moving to 
the Central Valley or eastern communities in the East 
Bay.

5. After being displaced, households moved to neighbor 
hoods with fewer job opportunities on average, leading 
to longer, more costly commutes for households who 
left the county. These new neighborhoods also had more 
environmental and safety concerns as well as fewer 
healthcare resources.

6. Displacement was a significant disruption and trauma 
for respondents and their children. Two out of three 
children in displaced households had to change schools.

For the purposes of this research brief, displacement is 
used to describe a household move caused by a landlord 
action. Such actions include both formal evictions (i.e., 
due to owner move-in, etc.) as well as actions often 
characterized as “soft evictions,” such as an untenable 
raise in rent or landlord harassment.

All names used in this brief are pseudonyms to en
sure confidentiality.

IGS Research Brief, May 2017 Displacement in San Mateo County, California2



Displacement in San Mateo County, 
California:
Consequences for Housing, 
Neighborhoods, Quality of Life, and Health

rupts the stability of a household and a neighborhood. It is 
critical to note, however, that stability is not the absence of 
mobility; mobility is the ability to choose to stay or to move. 
Displacement removes that choice.

Not only is displacement motivated by many factors, but 
these factors are embedded in the complex, layered stories of 
peoples’ lives. This study supports what previous research has 
shown, which is thattenants often describe moves in awaythat 
highlights their own control over their housing situation.17 
For example, a respondent may at first report that she has 
never been displaced or evicted or that she chose to move. 
However, the same respondent may later share that her 
landlord was harassing her for many months and threaten
ing to evict her, eventually creating a hostile living situa
tion that forced her to leave. While she was not evicted, she 
was displaced. Respondents’ stories of displacement, their 
search for housing, and their current living situations reflect 
an effort to preserve and exercise control over their lives de
spite the imbalance of power between landlords and tenants 
and the profoundly exclusive, polarized housing and labor 
markets of the Bay Area.

UC Berkeley researchers surveyed two groups of house
holds, both of whom had received services at Community 
Legal Services in East Palo Alto (CLSEPA). The first group 
(n=58) were displaced from their home in the last two years.18 
These clients are hereafter referred to as having been dis
placed. The second group, which serves as a comparison 
group, included clients who either did not move in the last 
two years or moved by their own choice (n=42). These re
spondents are referred to as households who were not dis
placed. CLSEPA staff connected the UC Berkeley research 
team to potential survey participants. The research team 
then surveyed individuals who agreed to participate. This 
brief compares the experiences of displaced households 
to the experiences of households who were not displaced 
as well as displaced households before and after they were 
displaced. Only findings that were statistically significant 
(p<0.05) were included in this brief.

Introduction

The San Francisco Bay Area housing crisis continues 
to grow, characterized by skyrocketing rents, a constrained 
housing supply, a severe mismatch between housing costs 
and incomes,6 and the displacement of low-income com
munities and communities of color.7 San Mateo County, lo
cated about halfway between San Francisco and San Jose in 
the heart of Silicon Valley, is no exception, despite having 
one of the highest median household incomes in California 
($101,272).8 Between 2000 and 2015, San Mateo County 
lost 44 percent of its “naturally occurring” (nonsubsi- 
dized) affordable housing for low-income households.9 The 
California Housing Partnership Corporation estimates that 
m 2015 San Mateo County had a shortfall of 25,882 afford
able rental homes.10 A recent study of evictions cases in San 
Mateo County found that between 2012 and 2015 there was 
a 59 percent increase in the number of evictions for people 
unable to pay rent on time and a 300 percent increase in the 
number of “no-cause” evictions.11,12 These evictions dispro
portionately affected Latinx13 and African-American house
holds14 and are enabled by the fact that none of the cities 
in San Mateo County, apart from East Palo Alto, have sig
nificant rent control or just cause for evictions protections. 15

How do the region’s housing crisis and displacement epi
demic affect the lives of residents? This study responds to 
both the severity of the crisis as well as the scarcity of re
search examining the consequences of displacement. The 
goal of this study was to assess the impacts of displace
ment on tenants’ housing cost and quality, commute, 
neighborhood, mental and physical health, and health
care access

19

A. The Stories behind Displacement

While the primary goal of this study was to assess the 
impacts of displacement, it painted an important picture of 
the complex, interconnected factors that lead to displace
ment.

The concept of displacement often conjures up images of 
an eviction notice, a tenant and landlord in a courtroom, or 
the sheriff forcibly evicting a family from their home. While 
such an eviction is certainly one scenario, displacement can 
be caused by a variety of factors in addition to evictions.16 
For the purposes of this brief, displacement is used to de
scribe any involuntary household move caused by a land
lord action, which can include such things as unaffordable 
rent increases or landlord harassment. Displacement dis

The survey data illustrate hous ehold and landlord dynam
ics that play out against the backdrop of structural inequal
ities that characterize urban America. Cities across the coun
try, especially in the 3ayArea, are facing constrained, expen
sive housing markets paired with rising income inequality. 
For low-wage workers, incomes are simply not keeping up 
with housing prices.21 Without limits on annual rent in-

20
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creases, many tenants find themselves unable to pay rising 
housing costs. In the mi dst of this housing squeeze, middle- 
and high-income households are seeking more affordable 
housing in neighborhoods with traditionally lower rents 
and proximity to jobs and transportation. These forces of
ten result in even greater housing demand, higher rents, and 
incentives for landlords to bring new, higher paying tenants 
into their properties.

impacting low-income households and households of color 
who tend to live in older, poorly maintained housing stock.23

Several displaced respondents described an eviction 
prompted by their raising a maintenance or pest issue with 
their landlord, despite state law prohibiting such retalia
tion.24,25 For example, one respondent who was displaced 
from Redwood City asked the landlord to change his car
pet, which was in poor condition. He wanted the landlord 
to pay for the new carpet, but the landlord refused. Then, 

the respondent told the landlord that he 
would pay out of pocket for the carpet, 
but the landlord said he did not want to 
rent to him anymore. He sent him an 
eviction notice. Similarly, another re
spondent started to have problems with 
her landlord in Menlo Park when she 
complained about cockroaches. After 
that, the landlord told her to move out 
of her apartment.

KEY FINDING 1. Tenants report that, 
aside from being formally evicted, 
they were harassed out by land
lords, priced out by market forces, 
and pushed out by poor housing 
conditions.

"Then [my landlord] started 
saying he didn't want to 
accept Section 8 anymore.
He wanted to bring in new 
kinds of people. He asked me 
to move. He left a note on the 
door. He said it wasn't working 
out. [... He] said, 'I'm going 
in a different direction.'/ tried 
to fight him on it, [but there 
are] no tenant protections 
in San Mateo [County]."

Property sales, landlord 
and renovations weremove-ins

common causes of tenant dis
placement. About one in five dis
placed respondents cited the sale of 
their rental as a primary motivation 
behind their eviction. One respon
dent described being displaced 
from his home in Menlo Park, “The 
landlord get an unsolicited offer.
Ihey offered him so much money 
he had to sell it. And he couldn’t get 
paid until I got out.” Several respondents shared that their 
landlords evicted them to complete renovations. While re
spondents generally agreed that these renovations were nec
essary, they lamented that they were displaced in the process. 
As one respondent explained, “There were problems with the 
plumbing; mold was an issue in the kitchen and dining worn 
area. The landlord wanted to fix it [. . ]. He did not give my 
family the option to come back after it was done.” 'this respon
dent and his wife lived in their car for three months after

One in seven displaced respon 
dents reported that some type of land
lord harassment or discrimination 
contributed to their displacement. 
Respondents described many differ
ent types of harassment that they felt 
were intended to push them out of their 
home, including verbal harassment and 

threats, tampering with cars or utilities, and withholding 
maintenance. One respondent who was previously working 
as a security guard for Facebook shared, “I had to get to work, 
[and the landlord] told me I was in the wrong parking space. 
[ ... ] My landlord towed my car so 1 couldn’t get to work.” 
His commute was a 10-minute drive from his home in East
Palo Alto but close to 40 minutes by bus. Respondents also 
reported that discrimination played a role in their displace 
ment, noting perceived discrimination by race and physi
cal ability, as well as for using Section 8 housing vouchers. 
This type of discrimination, except for the use of vouchers, 
is prohibited by federal and state law.

they were evicted. Still other tenants expressed skepticism 
about whether their landlords intended to follow through 
on selling or remodeling, or if they were using it as an excuse 
to force out current tenants.

26

Whether they were displaced or not, most respon
dents were struggling financially. Both rent increases and 
late rental payments were common. The housing cost bur
den of respondents is not surprising, given that surveyed 
households were generally very low-income, with a median 
household income of $25,480, compared to the countywide 
median of $101,212. In fact, 87 percent of all low- and mod
erate-income renters in San Mateo County are housing bur
dened, meaning they spend over 30 percent of their income 
on rent.27 Households facing this financial burden often 
must forego other crucial household needs such as healthy 
food, healthcare and medications, or childcare.28,29

Deferred maintenance and pests played an impor
tant role in respondents’ displacement stories. Many 
low-income tenants face extremely poor-quality housing, 
and survey respondents in this study were no different. 
When asked about the conditions of the housing they were 
displaced from, one in three respondents reported pests 
(e.g., cockroaches, rats, etc.), one in three reported mold, 
and one in four reported broken appliances. Poor quality 
housing conditions have serious implications for health. For 
example, pests, mold, and other allergens promote the de
velopment and exacerbation of asthma, disproportionately

22
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Many respondents described multiple factors that con
tributed to their displacement, including issues of payment. 
Forty percent of displaced respondents reported that an 
untenable rent increase was a factor in their displacement, 
and 30 percent said that a late or missed rent payment was a 
factor. For example, one respondent was 
evicted along with her husband and son 
because they were unable keep up with 
the rent after she and her husband lost 
shifts at work. Losing these shifts meant 
a $3,500 loss in income. That is when 
“todo se descontrolo” (everything was out 
of control), and they could not keep up 
with payments. In addition, several re
spondents shared that they were forced 
to leave their residence because longtime 
or new landlords were no longer willing 
to fulfill longstanding, informal arrangements for paying 
rent, such as flexible payment schedules or paying in install
ments.

Households that bad been displaced cite desperation 
and limited choices as the primary reasons for their cur
rent housing situation. Compared to respondents who had 
not been displaced in the last two years,31 displaced respon
dents were significantly more likely to have selected their 

current housing because it was the only avail
able place they could find (74 percent) and/or 
because they had no other option (60 percent) 
(Exhibit 1). As one respondent who moved 
from the city of San Mateo to East Palo Alto 
explained, “I moved where I’m living now be
cause it was the only place I found." In contrast, 
households who had not been displaced were 
significantly more likely to cite affordability (74 
percent) and access to transit (62 percent) as 
reasons they selected their current residence 
These motivations suggest a more substantial 

degree of control and freedom of choice for households who 
were not displaced. This difference in choice may be relat
ed to many factors, including the urgency around finding 
housing following a displacement, the presence of an evic
tion on a households rental history, or a more recent move, 
given that prices have continued to increase dramatically in 
the region.

"Lo que gana 
no es sufic iente 
para rentar."

"With what you 
earn, it's not enough 
to pay the rent"

B. Difficult Tradeoffs to Secure Housing

The difficulties of securing housing in the midst of the 
regions housing crisis are well documented.30 Within this 
unaffordable housing market, low-income households, like 
many of the study respondents, face a desperation and ur
gency in their search for housing. As one respondent ex
plained, “The rents are so high everywhere; there’s just no
where to go"

Respondents described that, in order to secure hous
ing in their same neighborhood or school district, or 
anywhere, they were forced to make difficult tradeoffs, 
including tolerating crowded and poor housing condi
tions. Crowding was a common problem for households. 
Respondents shared that the lower rents of a smaller apart
ment meant limited privacy and strains on relationships 
with family and friends with whom they were sharing a 
home. Studies have shown that crowding can negatively 
impact mental health and increase the risk of exposure to 
respiratory and other infectious diseases.32 In addition, re
searchers have found that children in crowded housing have

KEY FINDING 2. After being displaced, survey respondents 
were forced to make difficult and precarious tradeoffs when 
searching for housing (e.g., substandard housing conditions, 
crowding, moving far away, etc.), limited by both market 
forces and exclusionary practices.

EXHIBIT 1. Displaced respondents were significantly more likely to seiect their current housing because it was the only available place they found and because 
they had no other options.

Why Did You Select Your Current Residence?

74% s Displaced (n=58)
■ Not Displaced (n=42)

60%
>18%

33%

Current housing was only available 
place respondent could find.

There was no otner option
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lower educational achievement and greater incidence of be
havioral problems.33 Displaced households who could stay 
in their neighborhood (i.e„ moved within one mile of their 
previous residence) lived in significantly more crowded 
conditions than displaced households who moved further 
away, averaging 2.S people per bedroom compared to 1.9 
people per bedroom. This disparity reflects the tradeoffs 
households were forced to make. One respondent in East 
Palo Alto articulated this tradeoff, saying, “I love my neigh
borhood, even with this rise of multiple people living in one 
house. [. .. Here you can] get out and talk to each person."

Similarly, respondents described tolerating poor hous

'd// the places around the Bay Area required a credit check," 
which he couldn’t provide. Respondents also cited discrimi
nation when they tried to apply for housing with a Section 
8 voucher or if they had children. One respondent shared, 
“No one would rent to me. If it wasn’t for income not making 
three times the rent it was the hours I worked I didn’t comply 
with what they expected of residents. I’m a single mother with 
young children "

C. Homelessness and Marginal Housing

Homelessness and oftier precarious living situations 
were often part of the stories told by displaced survey re 

spondents. For this study, a respondent 
was considered homeless if they self- 
reported living in a shelter, in an ab an 
doned house, on the streets, or said 
they were “homeless.” A respondent 
was considered marginally housed if 
they self-reported living in a motel or 
hotel, renting a garage, or living with 
family or friends without independent 
space.35 Research has shown that home
less individuals are at greater risk for 
stress, communicable diseases (e.g., tu
berculosis, respiratory infections, etc.), 
malnutrition, violence, and harm
ful weather exposure. Being home
less also makes it more challenging to 
treat common conditions such as high 
blood pressure, diabetes, and asthma 
Marginal housing can pose many of the 
same healt 1 risks and additional health

mg conditions and unresponsive management because their 
home was more affordable or in a pref 
erable location than other available "I'm making that sacrifice 

to be close to my family, to 
have those great doctors.
I know that I'm going to 
have to make a hard choice 
very soon. Basically, moving 
away from my home, the 
place where I grew up, 
so that I can support my 
family solely on my own. 
Without me taking my 
kids away from my uncles, 
aunts, grandmother, 
teachers, schoolmates."

housing options. ’Ihese stories support 
previous research, which has shown 
that when housing costs are very high, 
low-income households may accept 
older or poorly maintained housing. 
These homes are more likely to contain 
lead, mold, or pests, which can trigger 
asthma, as well as dangerous applianc
es and fixtures that can lead to falls and 
burns.34

Several respondents shared that 
their family had to split up to find 
housing after they were displaced. For 
example, after being displaced from 
their home, one respondent moved two 
hours away to a town in California’s 
Central Valley, while her partner con
tinued to live in his office during the 
week, visiting her on the weekends. For another respondent, 
the distance was even further. After their eviction, she and

36

concerns associated with crowding, de
pending on the housing arrangement

most of her family moved out of state, but her eldest son 
stayed in California. “The move was difficult because [we] 
all want to be together in California," she shared. Even for 
families that were not forced to split up, when asked where 
they would go if they had to leave their cur rent home, many 
respondents said their family would likely need to split up.

KEY FINDING 3. Approximately one in three displaced house 
holds reported some period of homelessness or marginal 
housing in the last two years following their displacement. 
Several of these households remained homeless even months 
after they were displaced

Respondents who had been displaced were signifi
cantly more likely to be currently homeless or margin
ally housed compared to those who were not displaced 
Of displaced respondents, 12 percent were currently home
less and 10 percent were marginally housed. In comparison, 
only two percent of households that had not been displaced 
were currently homeless and none were marginally housed 
(Exhibit 2). Most respondents who were currently “doubling 
up” with family or friends (considered marginal housing) 
did not anticipate being able to find a different housing ar
rangement anytime soon.

Practices of exclusion and discrimination exacer
bated housing tradeoffs. Respondents cited a lack of credit 
as a primary barrier to securing housing, limiting their op 
tions. One respondent who was displaced from his home in 
Redwood City but was able to find another house nearby 
explained, “The landlord refuses to fix our apartment, but 
this was the only place where they did not ask for too much 
documentation The other, nicer places needed recommenda
tions and credit!’ Another respondent explained that he had 
to find housing in Modesto, a Central Valley town, because,
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EXHIBIT 2. Displaced respondents were more likely to be homeless or marginally housed.

98%

78% Ell!

■ Displaced (n=58)
■ Not Displaced (n=42)

12% 10%
2% 0%

Marginally HousedHomelessHoused

or marginally housed at any point in the last two years. In 
significant contrast, 33 percent of displaced respondents 
had experienced at least one period of homelessness or 
marginal housing in the last two years (Exhibit 3). Many of 
these respondents anticipated that these periods would be 
temporary, but they often spent weeks or months without 
finding new housing. Several respondents lived for months 
in hotels or motels while they searched for housing. One 
respondent described her family’s search for housing after 
being displaced from their home in Daly City, “During that 
time we moved away, we were staying at hotels every day [...] 
for eight months.”

Latinx households who had been displaced were sig
nificantly less likely to be homeless but more likely to 
be marginally housed and living in crowded conditions. 
Of displaced Latinx respondents, only three percent were 
homeless. However, Latinx households were significantly 
more likely than other survey respondents to be marginally 
housed and living in crowded conditions.

Respondents experiencing homelessness described 
feeling insecure, unsafe, and burdened by the effort re
quired to meet their basic needs. One respondent living 
in his car in San Bruno shared, “Where I’m at [in my car], I 
can’t stay here forever. Police have been by. I’m sure the people 
in this neighborhood don’t appreciate having someone living 
on the street.” Another respondent who was evicted twice 
before being forced to live in his car described his daily rou
tine; “[I] get up at 4:30 in the morning, sponge bath off at 
the gas station, get cleaned up and shave. Nobody knows I’m 
homeless. I try and act like I’m a normal person.”

Respondents described the ways in which the insta
bility and costs associated with these periods of homeless
ness or marginal housing had ripple effects that impacted 
many different aspects of their lives. After being displaced 
from her home in Daly City, one respondent who works at 
San Francisco International Airport explained, “I was frus
trated. Homeless at the time, all I cared about was somewhere 
to sleep and take a shower and go to work. I didn’t want to 
lose my job and be completely homeless.” Another respondent 
and her family lived in motels for four months following her 
displacement, and she ended up using most of her savings.

One in three displaced respondents experienced 
some period of homelessness or marginal housing fol
lowing their displacement. Only two percent of respon
dents who had not been displaced had been homeless and/

EXHIBIT 3. Displaced respondents were more likely to have been homeless and/or marginally housed at least once in the past two years.

Displaced (n=58)

■ Not Displaced (n=42)33%

2%

Homeless and/or Marginally Housed in Last 2 Years
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EXHIBIT 4. Only 1 in 5 displaced respondents live in the same neighborhood (within 1 mile) as before they were displaced. One in four are currently living over 25 
miles from their original neighborhood.

Out of State
3%

5.1-25 MiiesWithin 1 Mile 1.1-5 Miles 25.1 -131 Miles 12%19% 24%21% 21%

Homeless
(n=58)

After her daughter left for college, the respondent went to 
live at a shelter. However, her daughter subsequently left col
lege to work and support the family financially.

outer areas of the region.37 Patterns of displacement and mo
bility can be inferred from these analyses. However, there 
is very little data available that follows specific households 
as they move from one neighborhood or county to another. 
This study allows for this household-level analysis.D. Where Do Households Move?

Much of the existing research on displacement in the 
Bay Area relies on secondary data, which illustrates dramat
ic demographic changes throughout the region, including 
increases in people of color, low-income, and renters in the

KEY FINDING 4. After being displaced, only 21 percent of house
holds reported staying in the same neighborhood (within 1 
mile of their previous home) (Exhibit 4). Thirty-three per
cent of households left San Mateo County, generally moving 
to the Central Valley or eastern communities in the East Bay 
(Exhibit 5).

Robin's Story
E. New Communities, New Challenges

Robin and her husband were evicted from their home. 
She has a disability and currently uses a wheelchair. 
Robin’s landlord told her she needed to leave because 
the landlord wanted to move into her room. Since she 
was displaced in 2014, Robin and her husband have 
been staying with their adult son in his 1-bedroom 
apartment and contributing $200 a month towards the 
rent.

Most households who can secure new housing after be
ing displaced find their new home in a new neighborhood, 
city, or even region. These new neighborhoods can be very 
different than a households previous neighborhood, espe
cially for the one in three displaced households who no lon
ger live in San Mateo County. While these neighborhoods 
offer more affordable housing opportunities on average, 
they lack other types of opportunities and supports.

“I had two choices, my son’s place or the street. ”
KEY FINDING 5. After being displaced, households moved to 
neighborhoods with fewer job opportunities on average, 
leading to longer, more costly commutes for households 
who left the county. These new neighborhoods also had 
more environmental and safety concerns as well as fewer 
healthcare resources.

“If my son had his own room, he’d have a little 
hit of privacy. We ’re all in the same room with 
him. He can't have his life, he told me, ‘You took 
my life. ’I’m trying really hard to get my own 
place so we can live in peace. ”

Displaced households found new homes in communi
ties with more affordable housing but less economic op
portunity. This often translated to longer and more costly 
commutes. Households who were displaced currently live 
in neighborhoods with more affordable housing but access 
to fewer jobs, scoring over 10 points lower on the HUD Job 
Access index (on a 100-point scale) than the neighborhoods 
of households who were not displaced.38 While the change 
in commute time for displaced respondents who found new

Robin seemed pessimistic about their ability to find 
other housing.

"It’s impossible to get a place. I’ve been try
ing for two years to get a place. Now the rent is 
raised so high, I don’t know how we ’re going to 
do it [. . .]. He [Robin s husband] can’t get a job, 
because he has to take care of me. ’’
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EXHIBIT 5. Most displaced households who left San Mateo County moved to the Central Valley (e.g., San Joaquin, Merced, and Stanislaus counties) or eastern 
communities in the East Bay (e.g., Vallejo, Pittsburg, Hayward).

City of Residence, Before Eviction
(n=57)
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oSan Bruno
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San Mateo
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City of Residence, After Eviction
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Q Stockton
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Mountain View
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Belmont 

Menlo Park'

Merced

Los Banos 0
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EXHIBIT 6. Displaced respondents who moved outside of San Mateo County saw significant increases in commute cost and time.

a Stayed in San Mateo County 

■ Moved Outside of San Mateo County
$390

47 Minutes

-2 Minutes-$18

Average Change in One-Way 
Worker Commute Time (n-47)

Average Change in Monthly 
Commute Cost for Primary 
Households Earner (n=34)

well have to move closer.” Another respondent who moved 
to Stockton still works in Richmond, but now she commutes 
two hours each way.

housing elsewhere in San Mateo County was negligible, the 
one-third of displaced workers who moved outside of the 
county saw their commute time increase significantly by an 
average of 47 minutes. Prior research has associated longer 
commutes with lower rates of physical activity and lower 
cardio-respiratory fitness as well as higher stress and blood 
pressure.39 Similarly, average commute cost for displaced re
spondents who stayed in San Mateo County was negligible; 
however, respondents who left the county reported an aver
age increase in commute cost of $390 per month (Exhibit 6). 
Compared to displaced respondents who found new hous
ing within San Mateo County, displaced respondents who 
left the county were also less likely to live within a 10-minute 
walk of public transportation.

Respondents shared how moving far away negatively 
impacted their employment and commute. As one respon
dent who currently works as an Uber driver described, “I’m 
finding it really hard to get a job or to keep a job out here in 
Merced. They’ll hire you, they’ll give you anywhere from 10
12 hours a week. But it’s really hard income-wise. What I’m 
doing right now is I have to actually come to the Bay Area 
and work here and come back to Merced. It’s highly likely that

Respondents who were displaced felt significantly less 
safe in their new neighborhood, but perceptions of 
safety varied depending on where respondents moved. 
When asked about perceived safety in their neighborhood, 
displaced respondents were more likely to report feeling 
safer in the neighborhood from which they were displaced 
than their current neighborhood. Many respondents who 
lived in or near their original neighborhoods in San Mateo 
County shared that their neighborhood was not safe, but 
they did not expect to move to another neighborhood. As 
one respondent living in East Palo Alto explained, “Ifeel 
very safe [in my neighborhood], but it’s not a safe neighbor
hood.” Safety concerns were especially salient for women 
who described feeling limited in where and when they 
could go out in their neighborhood, especially at night.

EXHIBIT 7. Households who had been displaced currently live in neighborhoods with significantly fewer healthcare facilities available for its residents.

2.54

® Displaced (n=56)1.77

■ Not Displaced (n=41)

Healthcare Facilities per 1,000 people within 5 Miles
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Access to healthcare services was diminished for dis
placed households, especially for those who had to leave 
San Mateo County to find housing. Compared to house
holds who were not displaced, displaced households lived 
in neighborhoods with significantly fewer healthcare facili
ties. Displaced households lived in neighborhoods with an 
average of 1.77 healthcare facilities per 1,000 people within 
five miles. In comparison, households who were not dis
placed lived in neighborhoods with 2.54 facilities per 1,000 
people within five miles (Exhibit 7).40 Among displaced 
respondents, those who stayed in San Mateo County were 
significantly more likely to report having a medical home41 
(88 percent), compared to households who moved outside 
of the county (56 percent). Having a medical home is associ
ated with improved quality of care and patient experiences 
as well as redactions in hospital and emergency department 
visits, which are often expensive.42 In addition, respondents 
with chronic health issues shared that the move and distance 
created challenges in accessing healthcare services. As one 
iespondent explained, “[Now] I have to change buses to go to 
my [doctor] appointment Sometimes I miss my appointments 
because I don’t have the money [for the bus ticket].”

Respondents shared how being displaced was a sig
nificant trauma and source of stress for them and their 
children. Survey respondents described how the shock and 
stress of their displacement impacted their health and well
being, both during the displacement process and well into 
the future, One respondent who was displaced and eventu
ally moved out of state explained, “It was like a sock in the 
stomach, it took my breath away. I cannot get over this. Every 
single day has been a black day for me. I just cannot get over 
it. {... ] I am struggling.” Another respondent who lived in 
his Redwood City home for 19 years said the move repre
sented “un daho psicoldgico muy grande” (a great psychologi
cal harm). Respondents also described how their own stress 
impacted their children. “[Our displacement] was very dif
ficult,” one respondent said, “One week I did not eat. I cried a 
lot I stressed; my daughter is also with me. [... ] It lingers. A 
lot of sadness and a lot of stress.”

Respondents also shared how displacement caused 
disruption and trauma for their children and their educa
tion. About two-thirds of children (64 percent) in displaced 
households had to change schools. One in five children had 
to change schools mid-year (Exhibit S) About two thirds of 
parents (61 percent) said that changing schools negatively 
affected their child’s academic performance. For example, 
a respondent explained that the move to Stockton had af
fected his children both academically and emotionally, but 
that they were slowly getting “back on track.” Another re 
spondent said her main concern following their move to 
Richmond was that her two children had to change schools, 
which they did not like. These findings can be considered 
in the context of the broader literature, which has shown 
that children in displaced households have more absences, a 
lower likelihood of finishing school, and a greater risk of ed
ucational delays or behavior problems.47 Changing schools 
may also mean disconnection from other place-based social 
services or resources within a school or district.

In addition to a lack of healthcare faculties, the new 
neighborhoods of displaced households had more envi
ronmental and health risks on average than their previ
ous neighborhoods. For respondents who were displaced, 
their new neighborhoods have significantly pool er air qual 
ity (i.e., concentrations of ozone and particulate matter), 
which may increase the risk of displaced respondents to de
velop adverse health conditions such as heart disease, can
cer, and respiratory illness. In fact, their new neighborhoods 
have significantly higher incidences of cardiovascular dis
ease compared to their previous neighborhoods.

43

44

E The Trauma and Disruption of 
Displacement for Adults and Children

While displacement is tied to many material conse
quences, it is also linked with more personal and psycho
logical disruptions. Previous research has shown that people 
experiencing housing insecurity are almost three times more 
likely to be in frequent mental distress than those who have 
secure housing.45 Research has also shown that evictions are 
associated with increased risks of depression and stress that 
can have impacts for years following the eviction.46 Survey 
respondents shared that their children also suffer from the 
disruption of displacement in school and peer networks as 
well as the reverberations from family stress and trauma.

Conclusions

This study supports the existing literature on the im
pacts of housing instability and evictions as well as the geo
graphic transformation of race and class underway in the 
San Francisco Bay Area. Adding to existing research, this 
study provides nuanced, personal insights into the experi
ences of individuals and families striving to determine their 
own future within one of the most constrained and polar
ized housing and labor markets in the country. While this 
study reflects only a small sample of respondents, the find
ings offer an important window into these household expe
riences. Capitalizing on the inherent power imbalance be
tween landlords and tenants, these market conditions allow 
illegal landlord practices to flourish, such as discrimination

KEY FINDING 6. Displacement was a significant disr uption and 
trauma for respondents and their children. Two out of three 
children in displaced households had to change schools.
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EXHIBIT 8. Two-thirds of displaced children had to change schools; 1 in 5 changed mid-year.

Changed Schools Mid-Year20%

■ New School at Start of Year44%

■ Did Not Change Schools
37%

Percent of School-Aged Children in Displaced Households (n=41)

and retaliation for maintenance requests, and have led to an 
increase in landlord practices that are legal in most cities 
in San Mateo County, such as no-cause evictions where the 
tenant is not at fault. These practices have serious implica
tions for household stability and health.

Displaced households faced a dangerous combination of 
limited opportunity and urgency in their search for housing, 
forcing them to make compromises that could be person
ally painful, socioeconomically limiting, and detrimental 
to their health. Forced to move away from their neighbor
hoods, households faced longer, more costly commutes and 
reduced access to public transit. This can mean more sed
entary time commuting and less physical activity and time 
with families. Forced to pay more for housing, families are 
more likely to forego other household expenses like food, 
medications, or childcare. And when forced to accept poor 
housing conditions, such as overcrowding, mold, or pests, 
households are at greater risk of asthma, respiratory illness, 
communicable diseases, and stress. Homelessness and mar
ginal housing, often considered fringe experiences, were 
startlingly common among displaced households. These liv
ing conditions compromised households’ safety, social net
works, and health. Displacement itself is deeply traumatic, 
compromising the mental health of households both im
mediately and for months or years after a family is forced 
to move. Finally, children bear the impacts of displacement 
through disruption in both their home and educational en
vironments.

This study represents a modest first attempt to docu
ment the individual experiences of displaced households. 
Certainly, further research is needed to examine the experi
ences, causes, and consequences of displacement. This work 
should be expanded to different cities, counties, and regions. 
Even more urgent, however, is a need to implement policies 
and strategies to prevent displacement. Displacement is a 
national problem, a regional phenomenon, and a commu
nity experience. We must similarly seek to identify, evaluate, 
and enact policy change at all levels.
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Appendix moved in the last two years, and nine of whom had volun
tarily moved. The median household income of all respon
dents was $25,480 annually, compared to $101,272 county
wide.48 Sixty percent of respondents were Latinx, 16 percent 
were white, 12 percent were black, and 12 percent were mul
tiracial.

Methods

For this study, the research team surveyed two groups 
of households, both of whom had received services at 
Community Legal Services in East Palo Alto (CLSEPA). The 
first group of clients received limited-scope legal assistance 
from CLSEPA and had settled their eviction cases by agree
ing to move out or were otherwise pushed out of their home 
in the last two years. Throughout the brief, these clients are 
referred to as having been displaced. The second group, 
which serves as a comparison group, included clients who 
either did not move in the last two years or moved by their 
own choice. CLSEPA staff screened clients for basic eligi
bility and asked clients if they would be willing to release 
their contact information to the UC Berkeley research team. 
Forty-three percent of clients screened by CLSEPA agreed 
to be contacted. UC Berkeley research staff then contacted 
these clients to conduct in-depth surveys in English and 
Spanish over the phone.

The survey asked about housing, health, rent, social net
works, neighborhood conditions, work, and school. Seventy 
percent of eligible contacted households (100 respondents) 
completed the survey (Exhibit 9). Fifty-eight respondents 
were displaced in the past two years. Forty-two respondents 
were part of the comparison group, 33 of whom had not

Quantitative data from the surveys was analyzed with 
STATA statistical software, using a combination of descrip
tive statistics as well as chi-square and t-test analyses to as
sess differences between the two groups and between previ
ous and current housing. Only findings that were statistically 
significant (p<0.05) were included in this brief. Qualitative 
data, which included open-ended survey questions, au
dio transcriptions from surveys, and surveyor notes, were 
analyzed using Dedoose and coded thematically based on 
original research questions and preliminary quantitative 
findings.

Recruiting and surveying the individuals in this study 
presented several challenges. The study population includes 
individuals who have experienced and continue to experi
ence profound housing and economic instability. The study 
team often found it challenging to schedule survey phone 
appointments with potential respondents due to work and 
childcare schedules, disconnected phone lines, and respon
dent difficultly finding quiet, private spaces to complete the 
survey. This was especially true for respondents who were 
currently homeless or marginally housed.

EXHIBIT 9. Survey Respondents (n=l00)

A
A
Did Not Move

33 DisplacedNot
Displaced 58

42 1

...

Moved by ^ 
Choice

9
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Since its beginning, the gentrification literature has focused largely on the 
residential aspect of neighborhood change. This has shifted recently, how
ever, as scholars from a range of disciplines have started to examine the retail 
sector. This new focus is vital because, at an instrumental level, retail gentri
fication influences the goods and services available to residents, both long
time and new ones (Byrne 2003; LeVeen 2004). At a cultural level, retail 
gentrification creates quasi-public spaces in which (some) residents feel 
comfortable shopping and hanging out (Patch 2008; Zakin 2008, Zukin ct al. 
2009); it gives them a reason to spend time in the neighborhood.

Most retail gentrification studies take a semiotic approach, focusing on the 
symbolic language of the new businesses (Bridge and Dowling 2001; Zukin 
and Kosta 2004, Deener 2007). They highlight the social class divide that typi
fies gentrification, and some also suggest racial divisions: New retail offers 
goods and services that cater to newcomers, charge prices that correspond to 
professional incomes, and create cultural symbols and spaces that tend to 
attract newcomers but alienate longtime residents (Patch 2008; Zukin 2008; 
Zukin et al. 2009). A few studies include an interpretive account by interview
ing residents, some of whom are longtime. These studies confirm that long
time residents do not find many of the new products and services meeting their 
instrumental needs, they feel culturally uncomfortable shopping in them, and 
they are resentful that new businesses have displaced established ones (e.g., 
Freeman 2006; Maurrasse 2006; Deener 2007). Although by definition there 
are social class differences between longtime and new residents in gentrifying 
neighborhoods and many involve racial change, it is unclear how much race 
plays a factor in longtime residents’ use and opinion of new retail This lack of 
clarity is the result of previous studies not interviewing both Black and White 
longtime residents who live in the same neighborhood.

This study contributes to the retail gentrification research by using an 
interpretive examination of longtime residents in the Alberta neighborhood 
in Portland, Oregon. Portland—like Austin, Minneapolis, Seattle, and others—is 
a midsized city that has gentrifying neighborhoods (including retail sectors), 
is majority White, and has a smaller Black population and less racial segrega
tion than larger cities (Rcnn 2009). Like these other midsized cilies, Portland 
is also recognized by Richard Florida (2002) and other “creative city” advo
cates (e.g., Bulick et al. 2003) as having a significant amount of people 
who are “creative,” “bohemian,” and attracted to “diversity,” which describes 
many recent newcomers to the Alberta neighborhood particularly well. It 
would seem that if new retail were to be used and accepted by longtime resi
dents in any racially mixed, gentrifying neighborhood, then the Alberta 
neighborhood would be a very good candidate since local organizations have
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touted the importance of racial diversity (Portland Bureau of Planning 1993b; 
Art on Alberta 2010), and it has had a substantial amount of both Black and 
White residents since the 1950s. It is this racial diversity among longtime 
residents that gives us a methodological advantage: If we find differences 
between Blacks and Whites, we can affirm with more confidence the salience 
of race.

The Salience of Social Class 
and Race in Retail Gentrification
We argue that residents in any neighborhood are more likely to have a favor
able view of new retail if three conditions are met: (1) new retail provides 
desired goods and services, (2) residents feel comfortable shopping there, 
and (3) there is minimal displacement of established businesses, especially 
ones owned by the racial majority. In gentrifying neighborhoods, there are 
substantial social class differences between longtime lesidents and estab
lished retail, on one hand, and newcomers and new retail, on the other, and 
the three conditions for longtime residents liking new retail are rarely met. 
Studies suggest that race may also affect how longtime residents use and feel 
about new retail.

Instrumental Aspect: Providing Desired Goods and Services
Poor neighborhoods suffer from a lack of retail, including those that supply 
basic goods and services such as banks, drug stores, and groceries (Wacquant 
and Wilson 1989; Alwitt and Donley 1997; Pattillo 2007). Most studies of 
gentrifying neighborhoods, in contrast, find an increase in retail. Some serve 
basic needs (Grogan and Proscio 2000; Kennedy and Leonard 2001), and 
others cater to discretionary tastes. In cases where new retail offers basic 
goods and services at an affordable price, residents are likely to see the ben
efits since it means that they no longer have to shop outside their neighbor
hood (Maly 2005).

The majority of new retail, however, reflects the social class divide within 
gentrifying neighborhoods. Businesses such as art galleries, yoga studios, cloth
ing boutiques, and restaurants appeal to the discretionary tastes and incomes 
of newcomers and nonlocal consumers (Zukin and Kosta 2004; Freeman 
2006; Lloyd 2006); longtime residents are less likely to want or be able to 
afford these goods and services.

The salience of social class, at first glance, is also evidenced by cases of 
Black gentrification. Freeman (2006), Maurrasse (2006), ana Pattillo (2007)
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examine gentrifying neighborhoods in which many new middle-class resi
dents and businesses are Black. When poorer, longtime Black residents com
plain about new retail being too expensive, therefore, it seems that social 
class explains their negative reactions since race is held constant. However, 
Freeman (2006) and Pattillo (2007) admit that, despite demographic data 
painling a picture of largely Black gentrification, some longtime Black resi
dents overestimate the number of Whites moving in and perceive new retail 
as part of a larger trend toward eventual neighborhood Whitening The rela
tive influence of race and social class is unclear, therefore, in explaining 
longtime residents’ perception of neighborhood change.

Cultural Aspect: Comfort Level in New Retail
Most researchers focus on the symbolic language of new businesses, high
lighting how their cultural symbols reflect neighborhood change (Bridge and 
Dowling 2001; Zukin and Kosta 2004; Deener 2007). Some of these cultural 
symbols, such as restaurant tables on sidewalks, cutting-edge music piped 
into the street, and eye-catching awnings and business signs, are located in 
the streets (Patch 2008). Other cultural symbols, such as music, art, and 
products that are prominently displayed, are 'located inside the stores (Katz 
2009). New owners try to create a welcoming space in which newcomers can 
build neighborhood relationships by providing such amenities as coffee and 
couches (Patch 2008; Zukin 2008).

1'hese symbols nor only reflect the personality and tastes of new owners 
and their clientele but also create symbolic boundaries that exclude longtime 
residents since they are not part of that subculture (Deener 2007; Zukin 2008). 
Katz (2009) argues that new retail often has such elaborate decorations and 
symbols that customers feel, upon entering, that they are in a distinctive cul
tural space. They need to act in a culturally competent manner, by how they 
behave and dress, to interact successfully with the staff and to have a satisfy
ing buying experience. Katz argues that this is especially true in bohemian 
stores, where clients are buying not just tangible products but also an attitude 
and lifestyle (see Lloyd 2006). He goes as far as to claim that the failure to act 
subculturally competently can lead to feelings of shame.

It is likely that, given the history of racial mistrust and animosity, longtime 
Black residents feel especially uncomfortable in White businesses. Deener 
(2007), for example, illustrates how new business owners in Venice, California, 
most of whom are White, create and maintain “symbolic ownership” of their 
commercial district, fashioning a “Brand Venice” of small, independent, anti
corporate, art-themed retail. Longtime residents, most of whom are minority
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and lower income, lament the loss of the Black barber shop and teen center 
and feel excluded economically and culturally from the new stores. They 
patronize only the few remaining longtime businesses that are Black owned. 
Unfortunately, none of the Black interviewees state their reasons for avoiding 
new retail, so it is unclear how important race is in comparison to social class 
and length of residence.

Zukin (2008) interviews longtime lower-class Black residents in Brooklyn 
who shop and socialize in the Fulton Street Market. They feel comfortable 
shopping in what Zukin calls a Black public sphere because it is filled with 
Afro-centric signifiers such as Black music piped into the sheet and storefronts 
that display “urbanwear.” Zukin argues that these Black customers feel 
uncomfortable shopping in nearby White upscale retail districts and that White, 
middle-class gentrifiers who live in surrounding neighborhoods feel similarly 
uncomfortable shopping in the Fulton Street Market. Yet despite the Afro-centric 
semiotics and abundance of lower-class Black shoppers, it remains unclear 
whether their main reason for shopping there is racial comfort, social class 
comfort, or the opportunity to buy goods at affordable prices. There is no men
tion of poorer Whites or middle-class Blacks living in the area, and certainly 
none are included in the analysis, and this lack of racial and social class diver
sity makes it difficult to discern the relative importance of race.

Retail Displacement
Longtime residents are more likely to view new businesses favorably if they 
do not displace established ones. Maly (2005, chap. 3), for example, argues 
that the chronic dearth of established businesses in the Chicago neighbor
hood of Uptown resulted in longtime residents from diverse social classes 
and races feeling positive toward new retail. It is reasonable to assume that 
at least some of the neighborhood groups would have felt resentful had new 
businesses displaced established ones. This assumption is supported by stud
ies that find that longtime residents resent new retail in neighborhoods where 
established businesses are displaced (Maly 2005, chap. 4; Deener 2007).

Resentment can be especially strong when it involves racial change. 
Freeman (2006, 69) documents, for example, how some residents lament 
the loss of “mom-and-pop” stores that they associate with proneighborhoed 
qualities: owners living and being involved in the community, more money 
staying in the neighborhood, and hiring local residents. A native of Harlem 
states that “whenever we [a neighborhood organization] had a party or an 
event they would pitch in, soft drinks, a little money, whatever. But now 
you’re seeing all these little boutiques and chains open, but they don’t give
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anything to the community.” It is clear that longtime residents lament the loss 
of established businesses, not only because of the goods and services they 
offered but also because they were considered vital neighborhood institu
tions. What is unclear, however, is whether they needed to be longtime Black 
stores to be considered neighborhood institutions. It is also unclear whether 
new retail is disliked because it is White owned or because many of them are 
retail chains (and hence they are less likely to be involved in neighborhood 
activities).

Although the above example makes it difficult to understand the relative 
importance of race and social class, there are reasons to believe that race has 
some independent influence on understanding longtime Black residents’ neg
ative reactions to new retail. Neckerman, Carter, and Lee (1999), for example, 
detail how Black businesses such as barbershops and salons serve as social 
spaces for Blacks to relax without the strain of interacting with Whites. So in 
neighborhoods where Black businesses are in decline, Black residents may 
feel a loss of community space. Lee (2002) and Boyd (2008), in addition, find 
that Black residents often revere Black-owned businesses because they sym
bolize racial opportunity. So the replacement of Black businesses by those 
owned by othei races may signal to longtime Black residents the loss of 
control and opportunity in their neighborhood. New White-owned businesses 
might even trigger fear of displacement among longtime Black residents 
(Zukin et ah 2009).

To understand more clearly the salience of race in regards to retail gentrifi
cation, our study examines both longtime Black and longtime White residents’ 
use and opinion of ihe new retail on Alberta Street.

Method
Alberta is located in the inner northeast section of Portland, Oregon, and is 
about 30 minutes by bus from the city center. Two researchers interviewed 
39 residents in 2005, most of whom we label as longtime residents (31) because 
they had lived in the neighborhood since before gentrification began around 
1997. To include renters and bohemians in our study, we also interviewed 
some (8) who had moved in more recently. Of the interviewees, 24 had pre
viously participated in a survey of randomly selected households and 15 were 
recruited using snowball sampling. In total, we interviewed 23 Black and 
16 White residents, 28 homeowners and 11 renters. Participants had lived in 
the neighborhood between 4 and 53 years (M= 17 years). Interviewers and 
interviewees were race matched to maximize comfort level and minimize the 
social desirability effect.
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The semistructured interviews included questions about their patronizing 
(current and past) Alberta Street businesses and their opinion about changes 
in the retail sector. We complimented these interviews with primary site con
tent, including newspaper articles, Web site content, and neighborhood 
brochures. To identify themes, we conducted a four-stage analysis of the 
interviews. First, we noted their current and previous use of the retail sector. 
We then put their responses into one of three categories: positive (opinions 
were all positive or only one minor problem was cited), negative (all negative or 
only one minor improvement was cited), and ambivalent (mix of positive and 
negative). After that, we coded the reasons for their positive and negative 
opinions, paying close attention to racial arguments. Finally, we examined 
whether their responses correlated with their race. Three types of opinions 
about the retail sector emerged from this iterative process.

Residential and Retail Gentrification
The Alberta neighborhood, which spans five blocks to the north and south of 
Alberta Street, had been a predominantly poor, majority Black neighborhood 
since the 1950s. Like some neighborhoods in other midsized cities, however, 
it had a substantial amount of longtime White residents and many Black and 
White homeowners. It falls clearly into Nyden, Maly, and Lukehart’s (1997) 
“laissez-faire diverse” category: Diversity has occurred without a concerted, 
explicit campaign to promote and maintain racially stable neighborhoods. 
Although there have been some attempts to promote racial diversity—for 
example, creating multicultural public murals—they have been modest and 
intermittent.

Like most poor neighborhoods with Black residents, it suffered from 
housing discrimination, redlining, and disinvestment (Portland Bureau of 
Planning 1993a). The neighborhood had a high crime rate, especially during 
the crack cocaine epidemic, and heightened gang activity in the 1980s and 
early 1990s (Dawdy 2000). But in the mid to late 1990s the Alberta neighbor
hood began to gentrify. Since then there has been an influx of middle-class 
residents—some who embrace a bohemian lifestyle and others a more main
stream one. Newcomers tend to have more education and income and most 
are White, resulting in a substantial change in the neighborhood’s racial com
position: Alberta went from being majority Black in 1980 to now being 
majority White. There also has been a decline in housing affordability, result
ing in displacement of some longtime residents (Burk 2006).

Alberta Street has 17 blocks of retail. There are still some Black busi
nesses and institutions in operation—for example, several Black barbershops
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and salons, a ladies’ boutique, and social institutions like the Black United Fund 
and several predominantly Black churches to sustain an African-American 
presence (Fitzgibbon 2006), although some have moved out of the neighbor
hood or have ceased to operate. Most cf the new retaii is White owned and 
caters to a largely White clientele. Some have moved into and renovated 
buildings that were previously occupied by Blacks, and others have built on 
vacant lots.

Some stores are geared toward satisfying instramental needs- —for example, 
several car repair businesses, a used-bike store, a laundry mat, and a food 
co-op—but many are not. Most new businesses, which are a mix of upscale 
and bohemian, appeal to the tastes of new residents and nonlocal customers, 
including art galleries, boutique clothing stores, bars, restaurants, and what 
Bridge and Dowling (2001) call “mind and body management” businesses 
(e.g., yoga, day spa, alternative medicine). The number of businesses and 
organizations has more than doubled in the past 15 years, from 45 to 105; 
only industrial businesses have declined. They composed 57% of the busi
nesses and organizations in 1990 but only 11% by 2005 (Rizzari 2005).

The Art on Alberta organization, with help from the city and local busi
nesses, asserts to a large degree “symbolic ownership” (Deener 2007). They 
do not promote racial diversity explicitly or consistently but instead focus 
on constructing and maintaining an “Alberta Arts” neighborhood identity 
through a series of complementary activities: a walking map of art galleries 
and art-inspired businesses, several annual art fairs, a monthly art walk called 
“Last Thursday,” and public art on the new sidewalks, lamp posts, and bus 
stops. Many new businesses, despite not selling art, contribute to the Alberta 
Arts identity by hanging art on their walls, allowing bohemian- and art- 
inspired fliers to fill their bulletins and window displays, and creating origi
nal art on their menu boards and signs.

Residents’ Opinions About the Retail Sector
We interviewed a more racially diverse group of longtime residents than the 
ones interviewed by Freeman (2006), Maunasse (2006), Deener (2007), and 
Zukin (2008), and our interviewees’ responses were more varied. In particu
lar, they express one of three types of reactions: racial exclusion and resent
ment, complete acceptance, and bohemian acceptance--Yuppie scorn. The 
distribution of these reactions illustrates three trends, the clearest of which is 
Black—White differences in opinion that illustrate the significance of race. 
Within each racial category, however, there are differences in opinion: Some 
Blacks fall in the “complete acceptance” category, but others express racial
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resentment and exclusion; all culturally mainstream Whites fall into the 
“complete acceptance” category, but White bohemians embrace only busi
nesses that reflect their subcultural tastes and abhoi the “Yuppie” ones.

Racial Exclusion and Resentment by Some Black Residents
Some longtime Black residents express general feelings of racial resentment 
and exclusion. They mention the increase in White residents and the decrease 
in Blacks and many believe that Black residents have been displaced. One 
resident

like[s] that Alberta has created much business. ... It’s a shame that it 
had to take for them to come here and fix up the streets and . . . prop
erty. . . [WJe’ve been here long before they even got here ...; I don’t 
like that it’s not my people here anymore. . . . Black people can’t get 
back into it, even if they wanted to; there was a time before when all 
the Blacks were right here and now you find them all out there.

Others express two specific concerns: one instrumental and one cultural. 
First, some Black respondents, although patronizing a few new businesses, 
feel that most do not cater to their needs and incomes. One claims that “they 
are coming in and they are transforming Alberta Street . . . into another 
world,” one in which “they don’t have exactly what I’m looking for.” Another 
states that “I don’t go into the shops. ... [I]t’s not the people or anything like 
that. . . just not anything that really attracts me. ... I go into the bike shop 
because ... my kid’s bike has got to be fixed .. but there’s a lot of shops . .. 
that don’t meet what I like.... [Ijt’s cool for’ all the people that it meets their 
needs.” His open-mindedness about the new businesses is tempered later, 
however, when he admits that many are “a little exclusive ”

Second, some Blacks combine their complaint regarding lack of desired, 
affordable goods with feeling culturally uncomfortable and excluded. One 
resident, for example, recounts being discriminated against in restaurants. 
“F ve been in two restaurants on this street and both of them, I just felt uncom
fortable ... so I just don’t go back, ’cuz they gonna make it either with me or 
without me.” Another likes that there are two new grocery stores, but she 
finds faults with them. “I would like to see like what Alberta is right now, 
but... I’d like to see ... Blacks there .. . and... going to New Seasons [a new 
upscale grocery store] is so high [expensive] . . . and the [food co-op], they 
don’t want you to go in there and still feel comfortable.” She believes that 
“it’s just all White shops, and the shops are basically the things that they like,
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like their art work.” For her, an ideal world “would bring Black people back 
into the neighborhood . . . have Black and White art together . . let us get a 
chance to put a business there.”

Although some Blacks express discomfort with an undifferentiated White 
culture (“another culture of people,” “a way out street”), a few cite middle- 
class White businesses as the culprits, refening to them as “uppity” or 
“Yuppie.” One resident, for example, argues that “there’s no place on Alberta 
for Black people to hang out in other than Joe’s Place [a bar patronized 
mostly by Blacks that went out of business after the study].” The new places 
are for Yuppies, who are “people who want to go sit down and drink coffee 
and eat donuts and eat whatever it is that they eat.”

Quite a few others specifically mention bohemian businesses as the prob
lem, referring to them as “punk,” “hippie,” “hand-me-down,” or “organic.” 
In fact, some argue that White, middle-class stores have a positive effect on 
the neighborhood; it is only the bohemian ones that are undesirable. One resi
dent states, “I don’t think they’re billed to longtime residents.... A lot of the 
new businesses are ail galleries that sell... art pieces for two and three thou
sand dollars, and it’s like ‘You’re in a low-income neighborhood!”’ She also 
is uncomfortable with their “hippy” goods.

[T]he newer art galleries, coffee shops, and clothing stores ... it’s like 
hippy stuff, it’s not. . . what people in this community would wear. . .. 
It’s nor the typical jeans and t-shirts.... And I don’t know who’s buy
ing this stuff up but I don’t know anybody that’s wearing it.... [0]nce 
they moved in and got comfortable, you know the long boot shops, the 
crazy paint shops . . . and put in five coffee shops on one comer.

There are some differences among these longtime Black residents- Some feel 
excluded for instrumental reasons and others for cultural reasons; some are 
unsettled by all White retail, while others by only Yuppie or only bohemian 
ones. What is consistent, however, is that these Black residents articulate 
sentiments of resentment and exclusion that are race based, referring to new 
White business owners as “them,” “White shops,” and “not my people” and 
to White customers of the new businesses as not being “longtime residents” 
or not belonging to “this community.”

Complete Acceptance by Some Black Residents
Although some resent and feel excluded from the new retail, other Blacks 
view most retail changes positively, citing both instrumental reasons and
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improved aesthetics. One, for example, likes “just having the different busi
nesses available, the different restaurants, so we don’t have to go outside of 
our area ” Another opines that “As far as the stores and the new businesses 
that are opening up and all, that’s great! [If you] get bored and you want to 
go take a look, I mean you just go walk down the comer and see pretty much 
anything; or wanna eat, they get different restaurants there.”

They also like the improved aesthetics that has resulted from the new busi
nesses replacing vacant buildings and lots. One resident says that “it is more 
of a business area. . . . [YJou used to go there and everything was kind of 
dying out; you had a lot of empty buildings and now they’re filled up.” 
Another states that “boy, they really have fixed Alberta. It’s something they 
should have did years ago, but they finally, finally did it, and it looks really, 
really nice up there ... it just makes the neighborhood so much nicer to live 
in.” Yet another states that he wants Alberta Street to “continue to revital
ize. . . . [I]n these areas where we have these old dilapidated buildings that 
could be tamed into office buildings with some kind of business establish
ments, keep that stuff going.”

It is worth noting that none of the Black interviewees mention cultural 
reasons for liking the retail changes. In contrast to the White respondents in 
the next section, there is no mention of new retail creating comfortable social 
spaces within which to interact with neighbors, nor allusion to attracting 
desirable newcomers to the neighborhood.

Complete Acceptance by Some White Residents
All of the longtime White residents we interviewed who are not bohemians 
like the new retail sector, citing three specific reasons: improving aesthetics, 
enhancing “community,” and attracting desirable newcomers. First, like some 
31ack residents, many feel that the new businesses make the street more beau
tiful, with more new and renovated buildings and fewer vacant lots. One says 
that “the eye appeal is better.... Before everything was boarded up and it was 
dreary and drab looking.” Another compares the new stores to flowers bloom
ing. “[T]he bulbs are poking out now, it’s going to flourish. . . . [A] lot of 
buildings still [are] empty. I foresee in the next five years it’s going to be 
Northwest 23rd [an upscale shopping district in Portland with many boutique 
stores]. There’s so many little niches hidden behind this door and that door, 
and all of a sudden you walk by or drive by and it’s opened up.”

Second, many longtime White residents believe that new businesses 
enhance neighbor relations. One states that the street has gone from being 
“nothing” to a “happening” place. “I really like how Alberta Street has gotten
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cleaned up and businesses moved in and took over, so it’s not like there’s 
nothing there. It’s a little more happening; people congregate down there.” 
Another feels that the new businesses encourage people to walk more in the 
neighborhood, which in turn fosters neighborly relations “I like the sense of 
community, that people know each ether in the neighborhood, that people 
walk to the shops. There’s a real ‘front porch’ element to it. . . . [Y]ou can 
wave to your neighbors.”

Another resident is an enthusiastic supporter of local businesses. “I don’t 
think there’s a restaurant that I haven’t supported on this street.” When asked 
whether she belongs to any neighborhood organizations, she replies that she 
does not but that “I mostly just participate in visiting the local businesses and 
knowing the owners and . . I have two dogs, so I walk them and wave and 
check in with people.” When asked whether she feels she has influence over 
how the neighborhood is changing, she again discusses making a connection 
with business owners and the neighbors who patronize their businesses.

I feel like I am [an influence] by my involvement with the businesses 
on the street. I help to enhance that connection ... to keep it going . . . 
by supporting them, going in and talking to them and getting to know 
them and hanging out there.

She does not mention race or social class, but these new quasi-public spaces 
are largely Wnite owned and cater to a mainly White clientele.

Third, some believe that new businesses not only benefit current residents 
but also attract desirable newcomers. One states that “people are starting to 
fix up their houses and their properties. Certainly the [new retail] has encour
aged people who want to live here.” In fact, she has urged her friends to take 
a fresh look at the neighborhood.

I always encourage people to come look at what’s happening because 
it’s exciting ... to have the galleries and restaurants, the activities that 
go on, Last Thursday. . . . [Tjhey’re taking an older neighborhood and 
developing it into something special.

Another states,

Twenty years ago, had you seen Alberta Street, you would have said, 
“You know, this is a slum.”. . . And people that lived here, they really 
didn’t care, or they did care but they didn’t know how to get the envi
ronment to change. And then when the businesses started moving
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into Alberta, you got a lot of this, “Who’s wasting their time and 
money here? . . . This neighborhood will never support it.” And then 
all of a sudden you saw the residents switch. . . . The older and the 
elderly, they either moved into nursing homes, moved in with kids, 
or they died. And then all of a sudden the houses went up for sale 
because there was a lot of people that lived in the area, they didn’t like 
what they saw as far as Alberta Street, the transition, so they decided 
to move. . . . [T]he area does bring in a lot of people from the outside, 
and it has no where to go but just to grow.

These White residents do not mention race when they discuss former resi
dents “who didn’t care” or who “didn’t like what they saw.” The closest allu
sion to race is made by a resident who says that “I used to feel like I lived in 
the ghetto.” Neither do they refer to race when discussing desirable new
comers. However, the neighborhood’s racial change is clear: The neighbor
hood is Whitening, as most new residents are White It is likely, therefore, 
that longtime White residents associate their dissatisfaction with how the 
neighborhood used to be with Blackness and link their optimism with how 
the neighborhood is changing, including new residents, to Whiteness.

Racial Differences in Instrumental and Cultural Concerns
Even though these White residents are similar to some Blacks in holding 
positive opinions of the new retail, their reasons for liking it are different. 
Whites are less likely to mention that the new retail satisfies their instrumen
tal needs. Instead, they express enthusiasm about the growing retail sector in 
general terms. One White resident, for example, is not picky about what kind 
of stores open up. “[IJt doesn’t matter what it is. I think it’s probably good 
that any business is anywhere for a decent amount of time, rather than just 
block after block of empty storefronts.” Another claims that even people who 
do not patronize the new retail feel that it has improved the neighborhood. 
“[Many residents] have taken a real personal interest in the fact that these 
businesses are there, even though it is something that they wouldn't partici
pate in ... ; but they’re still personally interested in it, the improvement of 
the neighborhood.” Longtime White residents seem to trust that whatever 
kind of business opens—whether they patronize it or not, whether it is main
stream or bohemian—is going to improve the neighborhood. This confi
dence is not shared by their Black counterparts.

Longtime White residents, in contrast to Black residents, also feel that the 
new retail is facilitating positive cultural changes in the neighborhood by
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creating social spaces for neighbors to interact and attracting desirable new
comers. None of these longtime White residents, in addition, express discom
fort or feelings of exclusion or resentment with the new bohemian retail, 
despite not patronizing them or being culturally similar to them. The general 
acceptance of and openness toward new retail is illustrated best by an elderly 
White couple who are so distant from the bohemian lifestyle that they were 
unaware of the monthly art festival that draws thousands of people to Alberta 
Street. The husband admits that he has not checked out the new businesses but 
expresses his openness to the possibility of liking them by saying that “I just need 
to get out more ” His wife agrees; she ends the interview by saying that “it 
sounds like we need to get out more and see more of what’s out there.”

Further Blurring of Racial Boundaries:
Bohemian Acceptance and Yuppie Scorn
Although race is helpful in understanding why some Black residents do not 
like the new retail, despite the increase in goods and services, it is not the 
only salient factor. Some Blacks view most retail changes positively and, 
as this section illustrates, not all White residents are in agreement. In par
ticular, those Whites involved in the neighborhood’s bohemian subculture— 
artists, activists, some students, and others espousing antimainstream lifestyle 
ethos- are ambivalent about the new retail sector. Like Lloyd’s (2006) find
ings, they embrace businesses that reflect their cultural tastes but oppose 
Yuppie ones

One point of contention is that, like some interviewed by Brown-Saracino 
(2004), bohemians feel that many new business owners and developers are 
concerned only about making money. One artist states that “it’s all become 
about capitalism.” An artist, herbalist, and teacher who has lived in the neigh
borhood for 10 years declares that “Alberta Street [is] pretty gross. . . . [I]t’s 
really strange to watch all of the new buildings go up . . . and the people 
who ... just want to make money.” Another who has lived in a neighborhood 
“punk house” for seven and a half years argues that “[the new businesses] 
want things to be fancy ... to draw people from other parts of the city to just 
come here and spend money.” She states that “everything’s money motivated 
and business motivated. ... I want to separate from that and . . . live 
amongst. .. people that are . .. about loving people and not about money.”

Another discusses the Star E. Pose coffeehouse, which is similar to those 
in Wrcker Park (Chicago) in regard to allowing local residents to hang out 
without having to spend a lot of money (Lloyd 2006).
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[I]t’s more like my living room. . .. [I]t’s a unique place in that things 
aren’t really restricted. A lot of kids can hang out there, and we don’t 
have to buy stuff. . . . [S]ometimes businesses aren’t like that.

Another criticism is that many new businesses cater to the tastes and income 
of newer, wealthier residents and nonlocal consumers whom they derisively 
call Yuppies. For one artist, the new restaurants and bars are “not what people 
need” and “feels [that they are] so distant from ... the spirit of people want
ing to know each other.” Another opines that Alberta Street is “going to go 
the way of Northwest 7.3rd Ave. I’ve noticed a lot more little boutiaues.” Yet 
another says that “I don’t really like the ‘chi-chi factor.’. . . Jt’s gonna be a 
little of the Northwest [23rd] ... and I don’t think that that is the true charac
ter of the street.” These bohemians derisively compare retail changes on 
Alberta Street to the expensive, eclectic retail district called Northwest 23rd, 
in contrast to the longtime White resident in the previous section who was 
hopeful that Alberta Street would become more like it.

There are businesses that bohemians support enthusiastically, however, 
such as some coffee houses. One states that “it’s nice to have cafes where 
people can meet and get to know each other.” They provide what Lloyd 
(2006) calls material and symbolic support for bohemians: space for artistic 
activities, cheap food and drink, and ample time to network and share politi
cal and creative ideas. Many were also fond of an affordable restaurant called 
Chez What? which closed down and was replaced by an upscale restaurant, 
Ciao Vito. One bohemian, a punk rock musician, was a cook at the now- 
defunct restaurant and does not feel welcome in the new one.

I went in [Ciao Vdo] . . . and I had dressed up nice . . just to check it 
out . . I told [one of the current workers] that I used to work there 
[Chez What?] for five years, and she was thankful that that place was 
gone. . . . Her attitude was that that was a hornbie place.

Another discusses how comfortable she felt at the old restaurant and how 
uncomfortable she feels at the new one.

I could go [to Chez What?] all the time . . . everybody was really 
nice. . . . [B |ut the new place [Ciao Vito] ... I don’t '.hink I look like 
a Yuppie and my boyfriend, he’s a musician, he definitely doesn’t look 
like a Yuppie. And we were . . . sitting outside on ... a summer day 
drinking. ... I could tell that people who were driving around weren’t
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from the neighborhood ’cause they drive around in their big old 
SUVs.... [A]nd they.. . would glare at us .. . because my boyfriend’s 
hair is all fucked up and my hair probably was too . . . and it’s people 
looking at you like, “What are you doing here?”

Overall, bohemians do not discuss the new retail in terms of satisfying 
instrumental needs. They instead focus on the cultural aspect: those busi
nesses in which they feel comfortable and reflect their lifestyle (“loving 
people,” cheap bohemian coffee shops and restaurants) or those that get in 
the way of positive social relations (“capitalism,” “distant from ... the spirit 
of people wanting to know each other,” unwelcoming staff) Their opinions 
about Yuppie establishments illustrate that not all discomfort is based on 
racial boundaries; social class boundaries are also present, in terms of both 
culture and prices.

Conclusion
How important is race in understanding longtime residents’ views on retail 
gentrification? Previous studies suggest it is important, but its salience remains 
unclear because most studies take a semiotic approach—focusing on the 
symbolic language of new retail—or use an interpretive approach that does 
not include the views of both Black and White longtime residents. The 
Alberta neighborhood’s demographics—which include a mix of Black and 
White longtime residents- - -and our method of interviewing these residents, 
rather than analyzing only the semiotics of new retail, allow us to examine 
more directly the salience of race.

Our findings add to the current knowledge of retail gentrification in two 
ways. First, they provide substantial empirical support for the argument that 
race is key for understanding the varying interpretive frames of longtime resi
dents negotiating neighborhood change. Many Blacks not only express nega
tive opinions but also use explicit racial language when describing how the 
new retail on Alberta Street does not satisfy their instrumental needs and 
make them feel uncomfortable. And those Black residents who hold largely 
positive views cite only instrumental reasons rather than cultural ones. Some 
like the convenience of being able to walk to a few new businesses; however, 
none of them feel that the new retail enhances neighbor relations or facilitates 
integration among the diverse residents.

Their reactions are similar to those of Blacks in previous studies despite 
the fact that the Alberta neighborhood, unlike most gentrifying neighbor
hoods in larger cities, has always been racially mixed. Although in the past it
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was considered by some to be a “Black neighborhood,” it never resembled 
the hypersegregation that rigidly divides Blacks and Whites spatially, econom
ically, and culturally (Massey and Denton 1993). This suggests that the 
sabencc of race is not exclusive to neighborhoods in hypersegregated larger 
cities like Chicago, New York, and Los Angeles; it can be a powerful, divi
sive dynamic also in gentrifying neighborhoods in less segregated, midsized 
cities.

Longtime Black Alberta residents, in addition, hold similar interpretive 
frames to Blacks in previous studies despite the fact that some new retail on 
Alberta Street has been built on vacant lets or in previously abandoned build
ings (i.e., only some new White businesses have directly replaced previous 
Black ones). Retail displacement does not fully explain longtime Black resi
dents’ negative reactions; the substantial increase in White retail, with its 
accompanying efforts to refashion the material and cultural aspects of the 
neighborhood, coupled with the modest decline (at least numerically) in 
Black retail, exacerbates feelings of racial exclusion and resentment.

The salience of race is further illustrated by longtime, mainstream White 
residents’ overwhelming approval of new retail. And unlike Black respon
dents, they largely cite cultural reasons for liking it: creating social spaces for 
neighbors to interact and attracting desirable new residents. They do not even 
harbor resentment toward bohemian businesses that are not geared toward 
their cultural tastes oi toward middle-class retail that is too expensive. Instead, 
they express confidence that whatever investment there is on Alberta Street 
contributes to neighborhood’s general improvement.

Second, although lace is salient, this case study adds nuance to our under
standing of the intersection of race and culture. Among Whites, there is a clear 
divide between longtime, mainstream ones who overwhelmingly accept the 
new retail and those who embrace bohemian businesses but scorn middle-class 
ones, which they label “Yuppie.” Among Blacks, some are resentful of a 
racially undifferentiated “White” retail presence; however, others have a more 
nuanced reaction. A few express resentment specifically toward middle-class 
or “Yuppie” retail, but even more target their resentment only toward bohe
mian ones. In fact, a few Blacks who hold largely negative reactions to the new 
retail admit that they like the new mainstream retail—for example, restaurants, 
ice cream shop, and bike store—but disapprove of the bohemian ones.

These findings do not fit well with the “creative cities” rhetoric that lauds 
cities like Portland for their ability to attract creative talent through an array of 
complementary actions such as piomoting bike riding, public transportation, 
“green” building practices, and a wide range of art festivals (Florida 2002; Bulick 
et al. 2003). Some scholars, such as Peck (2005) and Lloyd (forthcoming),
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criticize officials from a wide array of cities, such as Memphis, Providence, and 
Tampa, who attempt to promote economic development by making their cities 
more attractive to the “creative class”: people who espouse a bohemian flare 
and an attraction to “diversity.” Our study adds to this criticism by including 
the voices of longtime Black and White working-class residents. We find that, 
despite city officials, developers, new business owners, and members of the 
creative class embracing the principle of diversity and an ethos of progressiv- 
ism, their actions privilege White “creative” place entrepreneurs and under
mine racial diversity by excluding longtime Black residents.
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ABSTRACT Keywords: gentrification; new-build 
gentrification; demographic changes; public 
policy; housing market; urban regenerationThis special issue addresses the questions of 

gentrification and new-build gentrification, 
two processes of urban transformation that 
significantly contribute to the reconfiguration 
of the socio-demographic profile of 
populations in contemporary cities. Whereas 
gentrification has long referred to the physical 
and social transformation of central areas 
through rehabilitation of existing housing 
stock and population displacement by more 
affluent households, the concept has recently 
been extended to include new high-status 
developments (regeneration of brownfield 
sites or demolition/reconstruction of existing 
residential areas). Although these new 
developments do not always cause direct 
population displacement, the question of the 
possible indirect consequences has been 
critically raised while the densification of the 
built environment appears as a favourable 
outcome in a context of environmental 
sustainability concerns. The papers collected 
in this issue focus on the emerging debates 
surrounding the new forms of gentrification, 
the increased residential attractiveness of core 
cities, and the actors who are involved or 
affected by these processes. In so doing it 
discusses the geography of gentrification, 
expanding analysis towards a wide range of 
contexts. Copyright © 2009 John Wiley &
Sons, Ltd.

INTRODUCTION TO THE SPECIAL ISSUE

entrification usually describes particular 
socio-demographic transformations in 
urban areas. As such it relates to differ

ent research fields, although writings on gentri
fication have rarely appeared in population 
studies to date (for an exception see Smith, 2002 
and Philips, 2009). Yet urban gentrification 
is very much about population turnover in 
neighbourhoods in central cities. Gentrification 
describes the movements of relatively wealthy 
in-migrants (gentrifiers) and lower-income out- 
migrants (displacees or evicted populations) in 
urban neighbourhoods. These migratory flows 
can be seen as the outcome of public policies 
and/or the strategies of private actors in the 
housing market as well as the result of the chang
ing residential aspirations of affluent households. 
This raises questions about the characteristics 
and motivations of the "urban seeking" popula
tions in comparison with the "urban fleeing" 
populations in a situation where movement to 
the suburbs is still dominant (Hamnett, 1991; 
Butler and Robson, 2003). Gentrification is also 
influenced by broader demographic evolutions 
defined as the 'second demographic transition' 
(Buzar et al, 2005).2 It may also be associated with 
specific stages in the life-course (the typical gen- 
trifier lives alone or in a childless couple). Finally, 
gentrification sheds light on the demographic 
turnaround of core cities and their renewed resi
dential attractiveness, a situation that has been 
observed in a growing number of contexts. In 
considering these population aspects this special

Copyright © 2009 John Wiley & Sons, Ltd.
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issue discusses different forms cf gentrification 
and focuses on 'new-build gentrification'

Following on from AtKinsen and Bridge (2005) 
and Lees and Ley (2008), this special issue also 
seeks to continue the project of expanding geo
graphically the analysis of gentrification. The 
papers3 discuss contexts as diverse as Bologna, 
Brussels, Leipzig, Leon, Ljubljana, London, Mon
treal, Shanghai, Toronto, and Swiss cities. In so 
doing the special issue moves beyond the spaces 
generally covered by Anglo-American urban 
research and investigates a particularly wide 
range of urban contexts. This extension offers a 
better understanding of the multiple dimensions 
of gentrification. It also provides new insights 
into theoretical debates, showing that what are 
often considered to be a series of mutually exclu
sive explanations of a process of urban change, 
when seen in a single context, can become a 
repertoire of possibilities.

exclusion of social groups formerly frequenting 
these spaces. Other authors have studied how 
commerce can be the actor and engine of gentri
fication and not only 'the reflection of previous 
socio-residential transformations' (Van Criekin- 
gen and Fleury, 2006).

The upgrading of public and commercial space 
is complementary to the classic residential gen
trification described by Glass and other pioneers 
of gentrification studies. It points to the impor
tance both of the aesthetics of built form and of 
the socially specific practices embedded in urban 
space.

In parallel, other authors have qualified as 
'new-build gentrification' the construction of 
high-status housing in inner urban areas and 
notably on brownfield sites (Davidson and Lees, 
2005) Such projects are considered as a form of 
gentrification because they share a series of fea
tures with classic gentrification: (i) reinvestment 
of capital in inner cities, (ii) social upgrading of 
locale by incoming high-income groups, (iii) 
landscape changes, and (iv) direct or indirect dis
placement of low-income groups. This last aspect 
is further elaborated on by Davidson and Lees in 
this special issue. As the brownfield areas con
cerned are usually not inhabited, the displace
ment of lower-status populations is mainly 
indirect. This extension of the definition of gentri
fication has been debated recently in a special 
issue of Environment and Planning A (Smith and 
Butler, 2007). Instead some authors prefer to use 
the term reurbanisation and to keep the term gen
trification for processes where direct displace
ment takes place (Boddy, 2007; Buzar et al., 
2007).

REVISITING AND RFVISING THE CONCEPT 
OF GENTRIFICATION

In Glass's (1964) seminal definition, gentrifica
tion corresponds, on the one hand, to a process 
of displacement of working-class residents in 
inner city areas by more affluent social groups 
and, on the other hand, to the physical rehabilita
tion of those areas. Rehabilitation involves the 
transformation of built forms, often buildings 
endow ed with a heritage value, by a cultural and 
economic elite. Since the mid-1960s, however, 
processes of urban change have evolved and so 
too has the definition of gentrification itself in 
order to include other/new forms of social 
upgrading, other/new actors and other /new 
spaces (see, for example, Lees et al, 2008). Actors

The ideal type of the gentrifier has long been 
identified: small and usually childless middle- 
class households, often unmarried, primarily 
under 35 years of age, employed overwhelm
ingly in the advanced services (professional, 
administrative, technical, and managerial occu
pations), highly educated. The members of this 
Neiv Middle Class are considered as driving the 
demand side of the gentrification process (Ley, 
1996).

Other authors have highlighted the increasing 
participation of women in the job market and the 
growing numbers of dual-career couples (Rose,

Popul. Space Place 16, 335-343 (2010)
DOI: 10.1002/psp

Forms
If initially the concept of gentrification was 
restricted to the rehabilitation of existing housing 
stock in inner city areas by more affluent house
holds, several authors have extended its defini
tion to other forms and have looked at the 
upgrading of public spaces and commercial serv
ices too. Zukin (1995), for example, describes the 
transformation of public spaces in New York 
City, showing that street furniture and architec
tural style, as well as explicit and implicit norms 
of use, contribute to social filtering and the

Copyright © 2009 John Wiley & Sons, Ltd.
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affluent groups (Lees, 2003). The implicit thesis in 
this body of work is that these processes of urban 
change do not have a universal character but take 
on different forms in relation to their national, 
regional, or local context of emergence.

Considering the spatiality of gentrification 
means paying attention not only to the con- 
textuality of the phenomenon itself but also to 
the contextuality of the theoretical approaches 
developed to make sense of it. As noted by Lees 
(2000), the main theoretical frames in the gentri
fication literature must be seen, partially at least, 
in relation to the place where they were devel
oped, so that N. Smith's revanchist city theory is 
related not only to his philosophical and political 
positioning (Marxism) but also to the very polar
ised and sometimes brutal character of US cities 
(especially New York City of the 1990s where he 
has done most of his empirical research). The 
cultural approach of authors such as Ley (1996) 
and Caulfield (1989), who write about the life
styles, values, and desires of gentrifiers, are con
textually related to the 'emancipatory' features of 
gentrification processes in Canadian cities (see 
Lees, 2000). Calls for a broader 'geography of 
gentrification' (Ley, 1996; Lees, 2000) were made 
some time ago now, but we are far from having 
reached an understanding of the global complex
ities of this process. Too often still, theoretical 
debates about gentrification are context blind, 
drawing general conclusions from a series of US 
and UK case studies. If, for instance, the discourse 
regarding social mix is generally seen in UK and 
US research as a mere rhetorical clothing for pro- 
gentrification policies (see Lees and Ley, 2008), it 
is generally perceived differently in France where 
it is more related to the introduction of social 
housing into wealthy communities than to high- 
status housing in working-class communities 
(Behar et al., 2004). The contributions to this 
special issue should thus be considered in such a 
global context and be read as an additional step 
in the direction of a more nuanced assessment of 
the mechanisms of change in the population 
geography of contemporary cities.

1984; Warde, 1991), the role of gay households 
(Lauria and Knopp, 1985), the increase of small 
non-family young adult households (Ogden and 
Hall, 2004), the influence of position in life cycle 
(Smith, 2002), or the emergence of a transnational 
or global elite (Rofe, 2003; Butler and Lees, 2006). 
Ley has also shown the role of cultural actors, 
artists in particular, who were, in many cases, the 
forerunners of gentrification, occupying build
ings with a low rent but with a promising loca
tion in the urban landscape. Ley (2003) thus 
underlines how artists and their lifestyle work as 
attractors for members of the New Middle Class.

N. Smith (1984) has insisted on the role of 
investors and real estate agents in the detection 
and exploitation of rent gaps, seeing gentrifica
tion foremost as a reinvestment of capital in inner 
cities. According to his rent gap theory, the origi
nal cause of gentrification lies in the geographical 
mobility of capital and in the historical cycles of 
investment and disinvestment in urban areas. 
The suburban investment which dominated the 
twentieth century and the correlative disinvest
ment in the inner cities paved Ihe way for the 
strategic reinvestment in specific areas of city 
centres - the process of gentrification.

N. Smith (1996) has also studied the role of 
municipal authorities in the US, who, according 
to him, have actively promoted gentrification 
and have led a real war against the poor, block 
by block, in the inner cities. Widening his scope 
to other contexts, N. Smith has argued that gen
trification has moved on from being a local 
anomaly to becoming a generalised, global urban 
strategy. Indeed, the role of public policies, their 
diversity, and their impacts have received new 
attention in the gentrification literature (see Lees 
and Ley, 2008).

Spaces
Finally, if gentrification first affected central 
working-class neighbourhoods 'colonised' by 
more affluent social groups, the spatiality of gen
trification has become much more diversified. 
Studies have looked at the different national con
texts (Atkinson and Bridge, 2005), at different 
levels in the urban hierarchy (Van Weesep, 1994), 
and at the spaces of rural gentrification (Phillips, 
2004), touristic gentrification (Gotham, 2005), and 
gentrified inner city areas that have been super 
gentrified (that is re-gentrified) by even more

Copyright © 2009 John Wiley & Sons, Ltd.

THE PAPERS

The papers gathered in this special issue address 
and pursue different aspects of this discussion 
regarding recent reorientations in the field of 
gentrification studies. They will be introduced

Popul. Space Place 16, 335-343 (2010)
DOI: 10.1002/psp



338 P. Rerat et al.

hereafter with reference, first, to the forms of, 
and, second, to the actors in gentrification and 
more specifically 'new-build gentrification'.

the form of a massive wave of condomin
ium development, whereas in Brussels (Van 
Criekingen, 2009) the dominant process is 
classic gentrification but affecting mainly the 
rental market (rental gentrification).

Another issue raised by the papers is the 
social dimension of urban changes and, in 
Slater's (200b) terms, the eviction of critical per
spectives from gentrification research. Thus, dif
ferent authors criticise the use of class-neutral 
terms such as 'reurbanisation' (Davidson and 
Lees, 2009; He, 2009; Van Criekingen, 2009). On 
the other hand, Haase et al. (2009) point out that 
there is no unified understanding of the concept 
of reurbanisation. Accoiding to them, reurbani
sation has been largely eclipsed by the debate on 
gentrification. In their conceptualisation, reur
banisation is understood, at the macro-level, as a 
process of relative or absolute demographic 
increase of the core city in comparison to its 
surroundings. At the meso-level, it is understood 
as a consolidation of the residential function 
of the inner city receiving a diversified popula
tion in terms of age groups and socio-economic 
backgrounds. They reject the criticism that the 
term reurbanisation is deliberately used to 
remove the social or class issue from urban 
'renaissance' agendas and they assert that reur
banisation and gentrification are qualitatively 
distinct processes.

The Forms of Gentrification
Two papers in this issue, in particular, make a 
plea for the extension of gentrification studies to 
take account of new’ developments. Davidson 
and Lees (2009), who coined the term 'new-build 
gentrification' in 2005, argue that the concept 
should be elastic enough to cover the different 
forms of the class remake of the urban landscape. 
Rerat et al. (2009) point out that an extended def
inition of the concept is heuristically profitable 
because it allows a better articulation between 
studies dealing with the mechanisms through 
which cities are revalorised.

New-build gentrification is used to character
ise two forms of projects. A restrictive definition 
focuses on reclaimed brownfields or on in-fill 
developments on vacant lands (Rerat et al, 2009; 
Rose, 2009), whereas others also include the 
demolition/reconstruction of existing residential 
areas (Davidson and Lees, 2009; He, 2009). There 
are also hybrid forms such as the Aragon lower 
in London, a building that has been totally refur
bished and to which five extra floors of pent
houses have been added, which escape simple 
categorisations (Davidson and Lees, 2009).

As mentioned above, the meaning of new- 
build gentrification differs according to context. 
In London, new-build gentrification is discussed 
by Davidson and Lees (2009) as a means of 
expanding the class remake of inner urban areas 
into marginal, derelict, and industrial sites along 
the 1 hames. It is described as a process through 
which the working class is displaced, be it liter
ally or symbolically, through the loss of a 'sense 
of place'. In Swiss cities (Rerat et al, 2009), the 
classic gentrification processes have not (yet?) 
been a major trend due to the structure of the 
housing market and its legal framework. New- 
build gentrification thus appears as the main 
expression of the renewed residential attractive
ness of core cities for the middle to high classes.

Other forms of gentrification are identified 
and analysed in this special issue. In Montreal, 
Rose (2009) describes an in -fill or 'instant' gentri
fication often taking place in areas scarcely 
touched by classic gentrification. New-build gen
trification in Toronto takes, as Kern (2009) shows,

Copyright © 2009 John Wiley & Sons, Lid.

The Actors in Gentrification
The papers stage four main types of actors: the 
gentrifiers, the displacees, the private actors of 
the housing market, and local authorities Their 
role and characteristics vary according to the case 
studies.

The gentrifiers
Gentrifiers do not correspond to a homogeneous 
demographic and socio-economic category of 
population. Several groups can be distinguished 
not only between but also within different con
texts. Kern (2009), for example, discusses the 
attraction of affluent professional women to 
central residential locations. Adopting a feminist 
perspective, she describes a gendered social 
geography of new-build gentrification in Toronto 
by exploring both the gendered ideologies 
shaping this process and women's experiences as 
downtown condominium owners. This is not a

Popul. Space Place 16, 335- -343 (2010)
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marginal dimension of urban change in Toronto, 
as women make up a high percentage of condo
minium owners and as condominiums are exten
sively marketed to them. The residential choices 
of this clientele are supported by a series of moti
vations: tenure (home ownership as a source of 
autonomy, investment, etc.), personal safety (the 
presence of security guards, CCTVs, etc.), and 
city life (the desire for an interconnection between 
work, leisure, and domestic life).

Van Criekingen (2009) shows that the reinvest
ment of inner city neighbourhoods in Brussels is 
driven to a large extent by an expanding number 
of middie-class young adults living in non-family 
households. He unravels some connections 
between gentrification and population change: 
the growing importance of this specific popula
tion group is explained by the role of the second 
demographic transition and more precisely by 
the changes in the transition to adulthood, The 
process of achieving economic, family, and resi
dential independence is less linear and uniform 
than it once was in post-war decades. The de
synchronisation of the conventional thresholds - 
leaving the parental home, finisliing school, 
starting a career, getting married, and having a 
first child - opens up a new stage in the life 
course during which renting a flat in central areas 
represents a frequent residential project. The 
nature of this phenomenon is, however, not only 
demographic. Van Criekingen underscores the 
uneven socio-spatial implications of changing 
transitions to adulthood, as young adults who 
can afford to live in non-family households in the 
central areas are more likely to hold a higher 
level of education.

Haase et al. (2009) also insist on the role of 
demographic factors - the second demographic 
transition and the growing number and diversity 
of small households - to explain the resurgence 
of the central areas of Bologna, Leipzig, Leon, 
and Ljubljana. The concept of reurbanisation 
sheds light on why these inner cities are becom
ing increasingly attractive. Reurbanisation pro
cesses are driven by households representing a 
variety of social, lifestyle, and income groups 
(and not only gentrifiers): younger households, 
non-traditional households, people who are well 
educated or in the process of acquiring a higher 
education, families, international migrants, as 
well as people with a precarious income situa
tion, an unstable residential situation, or in a

Copyright © 2009 John Wiley & Sons, Ltd.

transitory stage of their life. Their residential 
motivations are more precisely the expression of 
a conviction, a lifestyle, or a pragmatic adapta
tion to the needs and constraints of the individual 
situation and resources. This new diversity of 
private living arrangements has changed the 
demand side of the urban housing market.

The displacees
As Van Criekingen (2009) puls it in his paper, it 
is nevertheless important to 'keep a clear sense 
of who is benefiting from current waves of 
urban changes and who is affected by them'. This 
raises the question of displacement, which is re
theorised by Davidson and Lees (2009) in their 
contribution. Drawing on the humanistic tradi
tion in geography, they argue that gentrification 
transforms places in a multitude of ways and is 
accompanied by several forms of displacement, 
even in the case of new developments. Displace
ment can be direct (as in classic gentrification) 
and indirect ('exclusionary displacement' or price 
shadowing where lower-income groups are 
unable to access property because of the gentri
fication of the neighbouring areas). However, 
displacement is much more than the 'moment of 
spatial dislocation'; it is also the loss of place (loss 
of neighbourhood, community, family, and 
home) in a phenomenological sense. An influx of 
new-build gentrifiers transforms the neighbour
hood's social composition, which in turn shifts 
local politics and planning, generates new com
mercial demands, and, subsequently, stimulates 
wider gentrification

The forms of displacement differ in tem
poral and spatial terms, but what they all share, 
according to Davidson and Lees (2009), is the 
alteration of the class-based nature of the wider 
urban neighbourhood. In a similar vein. Van 
Criekingen (2009) shows that the process of 
gentrification in Brussels results in a rising com
petition for residential space and that young
sters from working-class or immigrant origins 
are increasingly 'locked up' in remaining non- 
gentrified inner neighbourhoods. In Shanghai, 
He (2009) analyses the wide-ranging residential 
displacement - from 50,000 to 100,000 relocated 
households each year between 1995 and 2007 - 
and the profound population changes resulting 
from extensive redevelopments in central areas. 
With surveys carried out in pre-gentrified 
sites and in new buildings, she highlights the

Popul. Space Place 16, 335-343 (2010)
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differences between both populations in terms 
of socio-economic profile, age, and tenure status. 
She also shows that displacement to the outskirts 
not only deprives low-income groups of the 
convenience of urban life but also jeopard) ses 
their socio-economical prospects and household 
livelihoods (fragmented social networks, incon
venient access to public facilities, increase in the 
time and costs of commuting that may result in 
unemployment, etc,).

consensus between different and sometimes 
conflicting requirements (Rerat et ah, 2009; 
Rose, 2009). Here again the geography of gentri
fication is at play and explains these different 
interpretations.

He's (2009) analysis of the role of the state 
in Shanghai addresses some general features of 
state-led gentrification such as the creation of 
optimal conditions for capital circulation or 
the investments in infrastructures and in the 
beautification of residential areas. Her contribu
tion, as well as the papers by Van Criekingen 
(2009), Kern (2009), and Davidson and Lees 
(2009), illustrate what Hackworth and N. 
Smith (2001) have conceptualised as a third 
wave of gentrification,4 where local and national 
states, through major infrastructural investments 
and public-private partnerships, seek to initiate 
large-scale downtown-fringe redevelopments. 
Attracting and retaining middle-class residents 
has indeed become integral to urban entrepre- 
neurialism, though such strategies might be 
'packaged' as the promotion of 'mixed communi
ties' (Davidson and Lees, 2009), urban revitalisa
tion (Van Criekingen, 2009), or a knowledge-based 
economy (Kern, 2009).

Rose's (2009) paper explores the tensions and 
conflicts within the local state apparatus around 
gentrification on the basis of a longitudinal study 
spanning over 20 years on the proactive housing 
policy of the City of Montreal. Its successive poli
cies appear as resulting from tensions between a 
corporate vision of housing (where it is seen as a 
tool of economic development and fiscal stability) 
and a redistributive one (where it is seen as a 
tool of socio-economic redistribution with, for 
example, the inclusion of affordable housing in 
large development sites). So, while Montreal's 
municipal policies have supported new-build 
gentrification, it is, Rose argues, inadequate to 
view its housing policy as a mere servant of local 
business interests or as a transmission belt for 
neoliberal measures imposed from above. The 
need for a more complex conception of the local 
state is also suggested in the paper by Rerat et al. 
(2009) where Swiss cities appear to have diverse 
or ambiguous attitudes. Local authorities in 
Switzerland have taken planning measures to 
ease the construction of dwellings and are inter
ested in attracting new tax payers. Yet their 
wiggle room for developing other policies is 
rather limited Private investors determine the

Popul. Space Place 16, 335-343 (2010)
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The private actors
New-build gentrification can be interpreted as 
gentrification by capital because the size of the 
operations usually requires large corporate 
developers (Warde, 1991). The role, logics, and 
motivations of private actors are therefore of 
prime importance and are addressed in two 
papers on the basis of interviews. Kern (2009) 
focuses on the condominium development firms 
active in Toronto and shews that they actively 
target young professional women. Developer 
narratives express gender ideologies about 
women's desire for independence but also secu
rity, which has become one of the most common 
features of condominium projects. Developers in 
Toronto have, in other words, commodified a 
certain feminist vision of urban life. In the case 
of Swiss cities, Rerat et al. (2009) identify several 
kinds of actors (building companies, real estate 
companies, stock market-listed property funds, 
institutional investors, etc.), each one with a spe
cific rationale as to the building of new high- 
status developments in core cities. The increase 
in property investments is not explained by a 
trade-off favourable to core-city locations and to 
the detriment of suburbs. Rather, the trade off 
operated by developers and investors involves 
choices between investing in dwellings or in 
office spaces and between investing in property 
or on the stock exchange.

The local authorities
The role of local authorities is interpreted in two 
ways in the papers. In some, local authorities are 
portrayed as playing an active part and 'state-led 
gentrification' is considered to be the expression 
of a neoliberal urban agenda (Davidson and 
Lees, 2009; He, 2009; Kern, 2009; Van Criekingen, 
2009). In papers discussing other contexts, a 
more nuanced image is given of the strategies 
of local authorities where they result from the

Copyright © 2009 John Wiley & Sons, Ltd.
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characteristics of new dwellings (size, comfort, 
tenure) except when a project is carried out on 
public land. In this case, some local authorities try 
to regulate new-build gentrification by privileg
ing non-profit organisations such as cooperatives 
or by negotiating shares of social housing with 
the investors. This policy is, however, limited by 
the amount of land owned by local authorities.

NOTES

(1) Many thanks to Loretta Lees, who improved the 
scientific and linguistic quality of a text written by 
non-native speakers.

(2) The second demographic, transition is character
ised by a slowing demographic growth (mainly 
based on migration), a rising life expectancy 
(resulting in an ageing population), and a decreas
ing fertility rate below the threshold of replace
ment (because of the postponement of marriage 
and childbearing, declining marriage and rising 
divorce rates, etc.). Ore of the major consequences 
of the second demographic transition is the 
growing number of small and non-family house
holds (people living alone, childless couples, etc.) 
(Van de Kaa, 1987).

(3) The contributions to this special issue are based on 
papers given at the seminar 'New-Build Gentrifica
tion. Forms, Places and Processes' organised by the 
Institute of Geography, University of Neuchatel, in 
November 2007 The authors are grateful to the 
Swiss National Science Foundation that funded the 
research project 'Back to the City?' (Request 107033; 
research programme 'Sustainable Development of 
the Built Environment') as well as to the Swiss 
Academy of Sciences, the Association of Swiss 
Geographers, and the University of Neuchatel that 
financed the seminar. The authors would also like 
to thank the participants of this seminar for their 
very interesting contributions and debates.

(4) The first phase involves sporadic gentrification 
(where the pioneering households are the main 
protagonists). The second phase involves the 
anchoring of gentrification (here, the main pro
tagonists are piomoters and private investors)

CONCLUSION

Gentrification - and its various forms, places, 
and processes has been under scrutiny for four 
decades now. The present economic crisis that 
began in 2008 may temporarily slow It down but 
is not likely to stop it (see Lees, 2009). The 
question of gentrification is in fact coming 
across with much keenness in regard to the 
demographic evolution and the residential attrac
tiveness of cities. Indeed, the European and North 
American cities discussed in this special issue 
have all experienced a recent demographic 
turnaround after decades of population loss. 
Moreover, a wide literature is providing growing 
evidence concerning the negative impacts of 
urban sprawl (consumption of land and non
renewable resources, automobile dependence, 
costs of urbanisation, social segregation, etc.) and 
on the necessity to achieve a more compact urban 
morphology in order to take into account the 
principles of sustainable development (see, for 
example, Frey, 1939; Newman and Kenworthy, 
1999; Squires, 2002).

The renewed attractiveness of city life, which 
now appeals to a wide range of demographic and 
social groups, and the ever more compelling 
pressure of the sustainability agenda represent 
two elements that are increasingly changing the 
shape of cities. They consequently have to be 
taken into account in research on gentrification 
and in population geography. Further critical 
and constructive research is required to shed 
light on the social groups benefiting and losing 
from these trends, the different migratory flows, 
the evolution of the various urban dynamics 
(notably gentrification, reurbanisation, and 
urban sprawl), and the logics and roles of differ
ent actors from private developers to local 
authorities. This is a necessary task in order to 
identify ways to conciliate the objectives of urban 
renaissance and of the model of the compact city 
with social equity and justice.

Copyright © 2009 John Wiley & Sons, Ltd.
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k®Homelessness 1

The health of homeless people in high-income countries: 
descriptive epidemiology, health consequences, and clinical 
and policy recommendations

CrossMark

Seera Fazeljohn R Geddes, Margot Kushel

In the European Union, more than 400000 individuals are homeless on any one night and more than 600000 are 
homeless in the USA. The causes ofhomelessness are an interaction between individual and structural factors. Individual

Lancet 2014; 384:1829-40 

See Editorial page 1478

factors include poverty, family problems, and mental health and substance misuse problems. The availability of low-cost 
housing is thought to be the most important structural determinant for homelessness. Homeless people have higher 
rates of orcmature mortality than the rest of the population, especially from suicide and unintentional injuries, and an two papers about homelessness 

:ncreased prevalence of a range of infectious diseases, mental disorders, and substance misuse. H'gh rates of Department of Psych!atr>, 

non-communicable diseases have also been described with evidence of accelerated ageing. Although engagement with university otonford, oxford, 

health services and adherence to treatments is often compromised, homeless people typically attend the emergency ' lD|
department more often than non-horneless people. We discuss several recommendations to improve the surveillance of 
morbidity and mortality in homeless people. Programmes focused on high-risk groups, such as individuals leaving san Francisco/San Francisco 

prisons, psychiatric hospitals, and the child welfare system, and the introduction of national and state-wide plans that General hospital, San 

target homeless people are likely to improve outcomes.

See Perspectives page 1495 
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Correspondence to:Introduction
Rates of morbidity and mortality in homeless people are 
high compared with the general population, in both 
relative and absolute terms, in some countries, clinical 
guidelines have identified homeless people as a high-risk 
group who need targeted interventions. We review the 
epidemiology and risk factors for morbidity and mortality 
to guide clinical and policy initiatives regarding 
homelessness. We first present an overview of definitions 
and rates of homelessness in high-income countr.es and 
then survey the scientific literature about the health of 
homeless people, before making policy and clinical 
recommendations.

Typology of Homelessness and Housing Exclusion 
(ETHOS) to facilitate improved research and policy Psychiatry, universityofoxford, 

decision making on homelessness (table 1). ETHOS watneforc Hospitai,Oxford 

defines a person as homeless if they have a deficit in at 
least two of tire pnysical, legal, and social domains—also 
described as being roofless or houseless.4 In Australia, 
homelessness is defined as primary (without regular 
accommodation), secondaiy (living in shelters or 
temporarily with family or friends or boarding homes), or 
tertiary (living in substandard housing--eg, boarding 
homes).5 The UK is the only country with a statutory 
response to homelessness'’ where those who have “no

Prof Seena Faze), Department of

0X3 7JX, UK
seena.fazel@psych.ox.ac.uk

Search strategy and selection criteria

We searched PubMed from Jan 1, 2003, to Dec 31, 2013 to identify papers published .nail 
languages that addressed the epidemiology, risk factors for and outcomes of chronic 
non-communicable diseases, infectious diseases, mental disorders, substance misuse, 
unintentional injuries, geriatric conditions, end-of-iife care, and health service use in 
homeless individuals. We focused our search for articles that discussed nigh-income 
countries, including Europe, Oceania, and North America. We used the search terms 
"homeless*'(5roofless", and "homeless persons" and the following terms: "health status'- 
"geriatric)),-y'clder.";/'elderlySj'end of life", "palliative", "emergency department”, 
"hospital*", "health services utilization", and a series ofterms for medical and psychiatric 
conditions. Additionally, we manually searched the reference lists of selected articles for 
additional articles. For information on definitions otand rates of homelessness, we 
looked for governmental documents and reports using the following search terms .n 
internet search engines: "homeless" and "definition" and "homeless" and "rates" along 
with: "United States", "Europe", "United Kingdom", "Australia", and "New Zealand", and 
read reference lists for further information. For information on patterns of homelessness 
and risk factors for homelessness, we searched Web of Science forjjjhomeless” and 
“patterns", "chronic", and "risk factors", and their bibliographies.

Definitions of homelessness
Definitions of homelessness vary across countries. 
Uniform definitions ofhomelessness have been adopted 
by many hign-income countries in an effort to dctermire 
eligibility for services and to track progress in reduction 
of homelessness, although controversies remain. For 
example, the Homeless Emergency Assistance and Rapid 
Transition to Housing (HEARTH) Act of 2012 in the 
USA builds on previous definitions1 (panel 1), mainly the 
McKinney-Vento Act.1 The HEARTH Act updates 
the McKinney-Vento Act by including people at imminent 
risk of becoming homeless and by providing a formal 
definition of chronic homelessness.

European Union (FU) nations have not agreed on a 
common definition; although all recognise those who are 
sleeping rough (unsheltered), some also recognise those 
who live with family members or who live in transitional 
accommodation as nomeless.3 In 2005, the European 
Observatory' on Homelessness proposed the European

www.thelancet.com Vol 384 October 25, 2014 1529
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Structural factors that promote homelessness include 
the absence of low-cost housing, employment oppor
tunities for low-skilled workers, and income support.7 
Findings from ecological studies show that when 
structural support is not available, individuals with 
fewer individual vulnerabilities become homeless and 
rates of homelessness rise.7 Income inequality itself 
might be a structural factor that promotes homelessness: 
countries with greater levels of income inequality have 
higher rates ofhomelessness.

Panel 1: Homeless Emergency Assistance and Rapid Transition to Housing Act of 2012
inclusion criteria (USA)

• Individuals and families who do not have a fixed, regular, and adequate night-time 
residence, which includes individuals who live in emergency (but not transitional) 
shelters for the homeless and those who live in places not meant for human 
habitation

• Individuals and families who will imminently lose their main night-time residence
• Unaccompanied young people and families with children andyoung people who meet 

other definitions of homelessness
• Individuals and families who are fleeing or attempting to flee domestic violence, 

dating violence, sexual assault, stalking, or other dangerous or life-threatening 
conditions that relate to violence against an individual or family member

zr;

Rates of homelessness
Methodological and definition differences create chall
enges when tracking the number of people who are 
homeless and comparing rates between countries. The 
USA conducts an annual point-in-time count, whereby 
communities across the country must report the number 
of individuals sheltered nightly in a 10-day period in 
January; every other year, each community must also 
count all unsheltered individuals by counting the 
number of homeless individuals without shelter at 
night. Canada collects data about individuals who use 
shelters. EU member states do not have a systematic way 
to count homeless individuals; some collect data for the 
numbers of individuals receiving homeless services in a 
year, whereas others do point-in-time counts in selected 
cities or throughout the country. Point-in-time counts 
overestimate chronic homelessness and underestimate 
short periods ofhomelessness. The most difficult group 
to gather accurate count data for are homeless people 
who live on the streets. Because homelessness is 
dynamic, the differences between point-in-time counts 
and annual counts, which include those with short-term 
homelessness, are important to recognise. The 2010 US 
Interagency Council on Homelessness Federal Strategic 
Plan to Prevent and End Homelessness reported an 
increase during the preceding 30 years in the number of 
people who were homeless, with a substantial increase 
in the number of children and families who were 
homeless.21 The increase in homelessness during the 
past 30 years has been attributed to several factors. In 
the early 1980s, the increase in homelessness was 
attributed to the closing of state psychiatric facilities, 
without a concomitant increase in community mental 
health services, a decrease in affordable housing, 
stagnating wages, changes in welfare policies, and the 
crack cocaine epidemic. Since 2000, unemployment and 
stagnating wages, compounded by increases in housing 
costs and unavailability of subsidised housing, have all 
contributed to homelessness.22 However, the USA had a 
6% overall reduction in homelessness between 2010 and 
2013, despite an ongoing recession. This was achieved 
by large reductions in family homelessness (8%) and 
chronic homelessness (15%) due to specific initiatives 
targeted at these groups. Yet, homelessness in families 
remains problematic. Although there were very few 
homeless children in families in the 1980s in the USA,

Physical domain Legal domain Social domain

Homelessness 

Roofless ness No legal title to a place for No private and safe space 
exclusive possession 

Has a place to live, fit for No legal title to a place for No private and safe space 
exclusive possession

No dwelling
for social relations

Houselessness
habitation for social relations

Housing exclusion 

Insecure and inadequate 
housing

Has a place to live (not No security of title
secure and unfit for
habitation)

Has space for social 
relations

Inadequate housing and Inadequate dwelling
social isolation within a (unfit for habitation) 
legally occupied dwelling 

Inadequate housing 
(secure tenure)

Insecure housing 
(adequate housing)

Social isolation within a Has a place to live
secure and adequate
context

Has legal title or security of No private and safe
personal space for social 
relations

Has legal title or security of Has space for social 
relations

Has space for social 
relations

tenure, or both

Inadequate dwelling 
(unfit for habitation) 

Has a place to live

tenure, or both

No security of title

Has legal title or security of No private and safe 
tenure, or both personal space for social 

relations

Table l:The theoretical domains of homelessness in European Typology on Homelessness and Housing 

Exclusion4

accommodation available for his occupation, in the United 
Kingdom or elsewhere”, should be offered accommodation 
that is “reasonable for him to continue to occupy".

Causes ofhomelessness
The causes of homelessness are complex. Current 
thinking is that homelessness is an interaction 
between individual and structural factors, including 
the presence or absence of a safety net.3-7-8 Individual 
factors include poverty,’ early childhood adverse 
experiences,10 mental health and substance misuse 
problems,’11 personal history of violence,11 and criminal 
justice system association.12 Evidence suggests that 
drug and alcohol misuse have strong associations with 
both the initiation and persistence of homelessness.13 
Primary individual risk factors for homelessness 
in young people (unaccompanied individuals aged 
12-25 years) are family conflict and victimisation, 
non-heterosexual sexual identity,ls-“ and having been 
in the child welfare system.

14

17-19
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during one night-time count of homeless people in 2013, 
23% of homeless individuals were children living in 
families (238110 people in families were homeless). 
Unaccompanied young people (aged 12-25 years) made 
up 8% (or 22700 individuals annually) of the sample.23 
In the USA, black Americans and Native Americans are 
overrepresented in the homeless population. Although 
black Americans make up only 12% of the US population, 
they make up 39% of shelter populations.

In 2012, in one night-time count, there were 2309 rough 
sleepers in England, 24% of whom lived in London 
(panel 2). This number was a notable increase compared 
with 2010, when there were 1768 rough sleepers. More 
than 50% of rough sleepers were not UK nationals, and 
most of them were from other EU countries.2,1 In 2012-13, 
53 540 UK households were eligible for homelessness 
assistance. Of these households, 65% were white 15% 
black, 8% Asian, and 3% mixed race (indicating an 
over-representation of black and Asian people); 64% had 
dependent children.

In the whole of the EU, an estimated 4-1 million people 
have a homeless episode in a year (panel 2).26 Few data 
exist about the characteristics of homeless people.4 
Homelessness seems to have increased in the past 
5 years; only Finland and the Netherlands have reported 
reductions.25 The homeless population in EU states is 
changing from single, middle-aged men to migrants 
from other EU and non-EU countries, younger people, 
women, and families. A rise in housing costs, migration 
within the EU and from outside countries, ageing of the 
population, and changes in family structure might 
explain increased rates of homelessness. Roma gypsies 
and other minorities are over-represented.20 Few epide
miological data exist for family homelessness, although it 
has risen four-fold from 1999 to 2009 in Paris to nearly 
9000 families, according to data from one telephone 
helpline.27 Whether this pattern is common to other cities 
or countries needs further surveillance.

become chronicaliy homeless/1 Risk factors for a person 
becoming chronically homeless include having mental 
health problems, substance misuse, or physical health 
problems, a history of criminal justice system association, 
and older age (44 years and older).21,29 Although 
homelessness negatively affects health outcomes

Panel 2 tstimates of homelessness by country 

Canada
• 14400 people sheltered nightly*
• 150 000 sheltered annually; an estimated 

^150 000-300 000 homeless people per year} I

USA
• 610 042 (one night; both sheltered and unsheltered)*
• 2-5-3 5 million annually!

Australia
• An estimated 105000 people nightly*

EU member states
410 000 per pight*; 4-1 million annually!

Austria: data ava labie from Vienna only
• 7526 individuals used homeless services in 2009T

France: data available from Paris
• 3376 requests for housing one night in 2010*

Germany
• Annual estimates of 248 000 in 2C10t

5

Greece
• An estimated 20 000 individuals in 2011!

Hungary: data availablefrom Budapest
• 6302 in shelters one night in 2011*; 2870 rough sleepers 

that same night*

Ireland
• 3808 sheltered individuals on census night 2012*

Italy
• 47 648 homeless individuafsin 2012!l|l

Patterns of homelessness
Researchers have defined three categories of homeless
ness: chronic homelessness, intermittent homelessness, 
and crisis or transitional homelessness.7,28 Chronic 
homelessness is defined as an episode ofhomelessness 
lasting more than a year, or four episodes ofhomelessness 
in the previous 2 years in an individual who has a 
disabling condition. Individuals who cycle in and out of 
homelessness reoeatedly, with episodes ofhomelessness 
alternating with housing and institutional care (jails, 
hospitals, treatment programmes) are thought to have 
intermittent homelessness. Individuals who are only 
homeless once or twice and for a relatively short period 
of time (less than a year) after an unexpected crisis (job 
loss, divorce, eviction) are thought to have had crisis 
homelessness.

Studies suggest that 20% of individuals in the USA 
who have one episode of homelessness will go on to

Lithuania
• 2142 sheltered individuals in 2010!

Poland
• 42768 received financial support due to homelessness in 

►2010! about 9600 sleeping rough nightly in 2011*

Spain: data from Barcelona only
• 2791 on census night in 2011*

UK
• In England, there were 23C9* rough sleepers in one night 

count
• 185000 homeless people ayea' In 2013!

References for estimates can be found in the appendix *Point-in-time estimate, f Annual 
estimate.

www.theiancet.com V0I384 October 25, 2014 lb31

http://www.theiancet.com


I Series

irrespective of duration, chronically homeless individuals 
have worse clinical outcomes than individuals who 
experience either intermittent cr crisis homelessness. 
Intermittent homelessness is a common pattern 
for families who experience homelessness. Family 
homelessness (defined as adults with minor children) is 
often episodic, and is more prevalent in the USA than in 
EU countries.30 Individuals in homeless families tend to 
have fewer behavioural health or physical health 
problems than do chronically homeless individuals.50 
Crisis or transitional homelessness is often caused by a 
discrete event: either an act of nature or political crisis 
that displaces individuals, an economic disruption 
(severe recession, foreclosure crisis), or a peisonal crisis 
(job loss, illness).28 Although crisis homelessness has 
severe negative effects on health, in general, those who 
experience crisis Homelessness nave better clinical 
outcomes than individuals who experience chronic or 
intermittent homelessness.

evidence that, despite expansion of services, the excess 
mortality has remained similar durng the past 
two decades, although shifts in the cause of death have 
occurred with fewe r deaths from HIV infection and more 
from drug overdose and suostance misuse disorders.'17 In 
homeless families in New York, the overall mortality was 
not higher than that in residents of low-income 
neighbourhoods, although the excess was still present in 
homeless children." Suicide rates have increased, with a 
Danish study reporting a standardised mortality ratio 
of 7 from 1999-2009,42 which may be even higher in 
younger homeless people.46

There are no consistent G,fferences in mortality risks 
between homeless men and women, although most 
studies report that the proportionate excess of mortality in 
women is similar to men.*'4'17 Denmark is the only country 
that reports higher relative risk of mortality for women, 
although the absolute death rate is higher in men than 
women.42 The relative risk compared with age-matched 
comparisons is higher for younger homeless people than 
it is for older people in two North Amencan reports.”-47 
Inis relative excess is not noted in Denmark.42 The pattern 
of deaths by age also differs between North American 
studies and European studies. In the USA, a bimodal 
pattern of mortality is desciibed: younger people die 
disproportionately from external causes of death (suicide, 
accidental overdoses, and homicide) and infectious 
diseases, and there is also a spike in older homeless people. 
Older homeless people die from similar causes to older 
people in the general population, such as cardiovascular 
causes, but 1C-9 5 years earlier.47 This bimodal pattern has 
not been reported in European studies.

Ageing of the homeless population
The homeless population is ageing. In the USA, the 
median age of the homeless population now approaches 
50 years. This suggests a cohort effect: individuals bcm 
between 1954 and 1965 have experienced homelessness 
at a higher rate throughout their lives.31 The changing 
age structure has implications for the health and 
health-care needs of the homeless population. With 
younger populations, the focus for health-care providers 
is to manage and reduce the risk of communicable 
diseases, unintentional injuries, and drug and 
alcohol-related problems. In older individuals, the 
management of chronic diseases, geriatric conditions, 
frailty, and end-of-life issues is more prominent. Those 
with late-life first-time homelessness have fewer mental 
health and substance misuse problems than cider 
homeless adults who have been homeless throughout 
their adult lives.32 Reasons for late-life homelessness 
include housing problems secondary to changes in the 
housing market,33 loss through death or divorce of an 
important relationship, or health crises.

Physical and psychiatric health conditions
Homeless individuals have worse physical and emotional 
health status than the general population, including those 
from deprived neighbourhoods.32,40-51 The reasons for this 
are multifactorial and include risk factors that increase 
individuals’ risk for homelessness and are associated with 
poor health outcomes, such as early life poverty51 and 
mental health and substance misuse disorders.40-53 Mental 
health and substance misuse disorders both increase the 
risk of and are exacerbated by homelessness. Other risk 
factors are secondary to the conditions of homelessness 
itself, such as poor nutrition,54-55 exposure to communicable 
diseases,56 harsh living environments,57-58 high rates of 
victimisation50 and unintentional injuries,57-“ and increased 
rates of tobacco use.61-62 Poor health status is exacerbated by 
poor access to health care63-65 and challenges in adherence 
to medication.66-67

33.34

Mortality
Findings from several studies have shown that mortality 
is substantially increased in homeless people,35j|5 with the 
excess risk most evident in younger people30,46 and in 
some studies, women.35-41-42 Causes of excessive mortality 
include infections (HIV, tuberculosis), ischaemic heart 
disease, substance misuse, and external factors including 
unintentional injuries,40 suicides, homicides,46 and 
poisoning (from medication and illicit substances). Much 
of the excess mortality is probably explained by high 
exposure to risk factors, including alcohol, smoking, 
illicit drug use, and mental disorders,42 which often 
coexist. The standardised mortality ratios reported vary 
between studies and countries but are typically 2-5 times 
tlie age-standardised general population. There is

Infectious diseases
Most of the studies of infectious diseases in homeless 
people have focused cn tuberculosis, hepatitis C, and 
HIV.56 Of these three, the highest absolute rate is for 
hepatitis C (table 2). Despite the wide variations in 
individual study estimates, one review identified that

www.thelancet.com Vol 384 October 25, 20141532

http://www.thelancet.com


ISeries

none of the reported characteristics in the individual 
studies, such as age, sample size, or underlying population 
prevalence, could explain the noted high heterogeneity 
between studies. HIV rates also varied widely with no 
consistent explanations for differences in prevalence 
estimates between studies. The absolute rates of 
tuberculosis (which ranged from 0 ■ 7-7 • 1%) were typically 
lower than for HIV (0 - 3—21 -1%)
(3-9-36-2%), but compared with the general population, 
rates of tuberculosis infection were at least 20 times 
higher, and for USA studies, they were more than 40 times 
higher—a proportionate excess compared with the 
general population and more than other infectious 
diseases studied. Heterogeneity between individual 
tuberculosis studies is partly explained by different 
diagnostic methods (higher rates when chest radiography 
was used vs sputum analysis) and differences in the 
underlying rate in the general population.56 Since a 2012 
systematic review,56 two new studies6”0 of tuberculosis that 
reported a prevalence of between 4% and 8%, and 
one study71 of HIV (from New York City) reporting rates of 
HIV of 1-8% have been published (appendix). Chronic 
infections with scabies, body lice, and the associated 
Bartonella quintana (which causes trench fever) have been 
reported.6”2 Few studies of hepatitis B have been 
published, but they report high rates that are typically 
around 20-30%,and 3% have recent or ongoing 
hepatitis E.7)

Risk factors for infectious diseases are typically similar 
to those in non-homeless people and include intravenous 
drug use and other factors that decrease immunity 
(appendix). Findings are contradictory regarding whether 
young age and ethnicity are risk factors for HIV in 
homeless people, and further clarification is needed. 
Research investigations based on adequately sized 
longitudinal cohorts are urgently needed to address this 
and other uncertainties in the field.

Prevalence range in 
homeless people

General population 
prevalence

0-8%

4-36%

0-21%

17-30%

4-56%

7-22%

2-30%

Tuberculosis56 

Hepatitis C56 

HIV56

Hepatitis B68 

Scabies68 

Body louse68

Bartonella 
quintana68

0-005-0-032% 
0-5-2-0% 
0-l-0-6%

<1%

<1%hepatitis Cor
<1%

<1%

Table 2: Prevalence of infectious diseases in homeless people

in activities of daily living, 53% had had a fall in the
previous year, and 24% had cognitive impairment.32
Thus, homeless people acquire age-related functional
impairments substantially earlier than do members of
the general population. Several possible reasons might
explain the early acquisition of functional impairments,
such as poor control of chronic health conditions and
increased rates of tobacco, alcohol, and illicit substance
misuse. Health care and services directed at homeless see online for append!)

populations should take into account the effect of
functional limitations and anticipate their effects at
younger ages than typically found. Future research should
use longitudinal designs to examine the trajectory of
functional decline and its association with key outcomes.

Cardiovascular and metabolic diseases
Studies of the homeless population have shown high 
rates of morbidity and mortality from cardiovascular 
diseases. In Europe and Canada, compared with the 
general population, homeless people have higher rates of 
smoking, lower rates of obesity and hyperlipidaemia, and 
similar rates of diabetes and hypertension77'81 (table 3). 
Data from the USA are similar, with the exception that 
rates of hypertension in homeless people are higher than 
in the general population, but similar to the non-homeless, 
low-income population.82 Rates of hypertension in the 
USA in both the homeless population and the low-income 
population are higher than those in Europe, probably 
because of the overrepresentation of black people in the 
US homeless population, who have higher underlying 
rates of hypertension.83 In all studies, however, hyper
tension and diabetes in homeless people are more likely 
to be poorly controlled than in the general population.80"2 
Few data exist for rates of myocardial infarction or stroke; 
one study" reports these prevalences using self-report 
data, which is subject to under-reporting secondary to 
homeless individuals’ poor access to care. The increased 
risk of morbidity and mortality from cardiovascular 
disease is probably a result of high rates of behavioural 
risk factors (illicit drug use, tobacco use); poor control of 
hypertension, diabetes, and hyperlipidaemia; and poor 
access to care for early cardiac disease.™-85 Homeless 
people have difficulty accessing medical care and 
adhering to medications because of an absence of medical

Chronic diseases and homelessness 
Age-related conditions in homeless people
With the ageing of the homeless population, the incidence 
of chronic diseases and age-related conditions, such 
as cognitive impairment and functional decline, has 
increased.32-7,1 Researchers have argued that homeless 
people should be considered eligible for services directed 
at older adults at age 50, instead of the general populaion 
cut off of 65.32,75 This definition is consistent with research 
in the USA that has identified that homeless veterans 
are admitted to hospital for medical-surgical conditions 
10-15 years earlier than their housed counterparts.76 
Additionally, homeless individuals aged 50 years and older 
have higher rates of age-related conditions (functional 
impairments, cognitive impairments, falls, and urinary 
incontinence) than a general population comparison that 
is 20 years older.32 In a cohort of older individuals recruited 
from homeless shelters in Boston, USA, with a mean age 
of 56 years, 30% reported at least one functional limitation
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Increased comorbidity between mental illness and 
substance misuse has been reported, and two-thirds of 
homeless people with schizophrenia were misusing 
illegal drugs in one clinical survey of 185 homeless 
people in Copenhagen.” In a study® based in 
three Canadian cities, 58% of homeless people had 
dual diagnosis, with some patterns of comorbidity 
being prominent (including depression co-occurring 
with alcohol, and post-traumatic stress disorder with 
crack cocaine). One uncertainty is whether the absolute 
prevalence of mental disorders differs between men 
and women, with contrasting findings in two large 
studies,,29J although the relative excess compared with 
the general population in women is higher than for 
men. A range of neuropsychiatric problems has also 
been reported in homeless people, including traumatic 
brain injury, and markers of cognitive impairment, 
including low IQ, alcohol-related brain damage,’4 and 
global cognitive deficits.

Several vulnerability factors have also been documented 
in homeless people, particularly histories of several 
forms of abuse. Findings from a study of 500 homeless 
people in three cities in British Columbia, Canada, 
showed that three-quarters of homeless people reported 
one form of abuse, with more than half reporting a 
history of sexual abuse.” Histories of abuse were 
associated with a range of psychiatric outcomes and 
self-harm. The association between childhood and 
adolescent problems, such as abuse, and homelessness 
needs clarification in longitudinal cohorts, which can 
also address factors that predict the persistence and 
desistence ofhomelessness.

Canada8 USA'* Portugal76 France81 Ireland77

50% (stage I and higher) 33-6% (increased 5'2%13S ..
blood pressure)

. 40-5%

Hypertension 35% (stage I 
and II)

46% (obese or 
overweight)

Obesity

6-2% 8%Diabetes 7-9%12%

(RBS>200 mg/dL) 

18-8% (total 
cholesterol>200 mg/dL; 
34-5% (HDL<40 mg/dL) 

34-5% (self-report) 

9% (self-report)

Hyperlipidaemia 8% (high or 
very high)

7-9%

Myocardial infarction .. 

Stroke

RBS=random blood sugar.

Table3: Prevalence estimate for non-communicable diseases in homeless people

insurance, transportation barriers, and the need to attend 
to competing priorities, 
accuracy of self-report data and the incidence and 
prevalence of cardiac events is needed.

Further research on the63,86-88

Psychiatric disorders, and drug and alcohol misuse
More than 30 studies have investigated mental disorders, 
and they typically show a high prevalence of all psychiatric 
diagnoses in homeless people compared with general 
population estimates.8’ A systematic review concluded 
that the most common mental disorders in homeless 
people were drug and alcohol dependence (table 4). This 
review also identified that the prevalence of psychosis 
was typically as high as that of depression, which 
contrasts with results from surveys in community and 
other high-risk populations such as prisoners in which 
depression is at least twice as common.’1 However, there 
was substantial heterogeneity between individual studies 
of psychiatric morbidity, which suggests that local 
surveys will need to be conducted to inform service 
development in particular settings. One consistent 
finding in these psychiatric surveys was that prevalences 
were associated with participation rates, and that future 
research needs to be interpreted taking this into account. 
In reporting of rates of psychosis, lower participation in a 
particular study was associated with lower prevalences, 
presumably because those who had psychiatric disorders 
did not participate because they were unable to consent 
or refused to take part.8’ In depression and personality 
disorder, however, participation rates were associated 
with higher prevalences, emphasising the need 
for careful interpretation of individual studies 
Furthermore, in depression, interviewers with clinical 
training were more likely than non-clinical interviewers 
to report lower prevalences of depression. In relation to 
substance misuse and dependence, this review focused 
on dependence, which for alcohol varied between 8% 
and 58%, and for drug dependence ranged from 5% to 
54%, with very little information about women. For 
alcohol, studies done in more recent decades reported 
higher rates.*’

Unintentional injuries
Unintentional injuries are a major cause of morbidity 
and emergency department use in homeless people” and 
represent around 9% of all admissions to hospital for this 
population; rates are higher than the general or housed 
poor population, although the discrepancy is greatest in 
elderly people.58 Substance misuse is more frequently a 
contributor to injury in the homeless population than in 
the non-homeless population.57'*5 Results from a study in 
Boston, USA, showed that 53% of older homeless adults 
reported having fallen in the previous year, compared 
with 14% of older adults in the USA.*2 Most studies of 
injuries in homeless populations do not provide rates of 
injuries but rather compare reasons for health service use 
(emergency department visits or admissions to hospital) 
between homeless and non-homeless individuals. Results 
from these studies showed that homeless individuals 
(compared with low-income non-homeless individuals) 
are more likely to seek medical care for falls, cold-related 
injury (hypothermia, frostbite), burns, poisonings (from 
medication and illicit substances), assaults, traumatic 
brain injuries, and self-harm and are less likely to seek 
care for transport-related injuries, 
of burn injuries in homeless people are thought to be due

Increased rates32,57,58,60,96
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to individuals' attempts to warm themselves and cook 
food in cold environments, are caused by assaults, or are 
contributed to by comorbid substance misuse.57-56 

Victimisation, including physical and sexual assaults, 
are common in homeless individuals. Findings from 
studies show that between 27% and 52% of homeless

Prevalence range in 
the homeless

Prevalence in the 
general population

Traumatic brain injury6 

Psychosis83 

Depression85 

Personality disorder89 

Alcoholdependence89 

Drug dependence89 

Dual diagnosis30 

Post-traumatic stress 
disorder90

8-53%
3-42%

1%

1%

2-7%

5-10%

4-16%

2-6%

2-71%individuals were physically or sexually assaulted in the 
Although men and women have similar97-99previous year.

overall rates of violent victimisation, homeless women 5-54%
58-65%
38-53%

<1%and transgendered individuals have higher rates of 
sexual assault, with about 10% of homeless women 
every year reporting a sexual assault in the previous 
year.55 Between a third and a half of homeless young 
people have been sexually or physically victimised while 
homeless.” In homeless adults, older age, a history of 
child abuse, current substance misuse, and mental 
health problems increase the risk of victimisation while 
homeless.58”

Traumatic brain injury is an important category of 
unintentional injury in homeless populations.101 Rates of 
traumatic brain injury are increased in homeless people, 
compared with non-homeless poverty populations, with 
rates typically ranging from 38% to 53%.“ Studies of 
homelessness suggest that traumatic brain injury predates 
homelessness102101 and that homeless individuals are more

2-3%

Table4’ Prevalence of neuropsychiatric disorders in homeless people

population,110 suggesting that homeless people are less 
successful at quitting than the general population. Several 
factors impede smoking cessation, including high rates 
of environmental exposure in shelters and other 
congregant living facilities, reduced access to health 
care,111 and competing health needs, which decrease 
health-care providers' opportunities to discuss cessation.

Studies of smoking in the homeless population have 
shown high rates of physical dependence on smoking. 
Despite this, evidence suggests that homeless indivi
duals are motivated to quit for the same reasons as the 
general population, including negative health effects, 
effects of smoking on appearance, and high financial 
cost.107'115 Findings from small studies1'1-114,1'5 of smoking 
cessation in homeless populations have shown that 
homeless individuals are receptive to both behavioural 
and pharmaceutical assistance with smoking cessation. 
Results from one study116 showed that homeless 
individuals were receptive to having smoke-free policies 
in shelters. Elimination of smoking in shelters would 
both help in cessation efforts and decrease exposure to 
second-hand smoke.62

112

likely to report repetitive episodes of traumatic brain 
injury than housed individuals.101 Homeless men are 
more likely to have traumatic brain injury than homeless 
women.60 Traumatic brain injury is thought to be a risk 
factor for both becoming homeless and remaining 
homeless because traumatic brain injury increases the 
risk of cognitive impairment, which impedes social 
functioning. More research on the temporality of 
traumatic brain injury in homelessness is needed.

60,103

Tobacco use
Homeless individuals have high rates of smoking-related 
diseases, including early onset cardiac disease,80 chronic 
obstructive pulmonary disease,104 and smoking-related 
cancers.47 Tobacco use is common in homeless pop
ulations; in the USA, 68-80% of homeless peopie are 
current smokers,61 which is four times the rate of the 
overall US population and 2-5 times that of the 
low-income population.105 Smoking rates in homeless 
populations in Canada, France, and the UI< are similarly 
increased.1010108 Several reasons might explain these high 
rates, including high rates of comorbid mental health and 
substance misuse disorders, poverty, and victimisation, 
which are all associated with smoking. However, 
homelessness is independently associated with smoking.61 
Specific marketing efforts by tobacco companies are 
thought to contribute to these high rates.105 In the USA, 
despite substantial decreases in smoking during the past 
20 years, smoking rates in homeless individuals have not 
decreased.110 In homeless populations, the quit ratio or 
proportion of former smokers among those that have 
ever smoked is substantially lower than in the general

Health service use
Homeless individuals have high rates of acute health-care 
use, including emergency department visits and inpatient 
admissions to hospital; this pattern is seen across many 
countries and health-care systems, including in countries 
with and without universal health-care insurance.45,117"122
Homelessness is an important predictor of being a high 
user of the emergency department, defined as those with 
more than three to five emergency department visits per 

Although homeless people are more likely than123-125year.
non-homeless people to have had any emergency 
department visits or hospital admissions, a small group 
of homeless individuals who use the acute care service
frequently account for most of the acute care use in 
homeless people. Although the proportion varies 
depending on the definition of high user, less than 10% of 
homeless individuals account for more than half of 
emergency department visits made by all homeless 
individuals. Substance misuse and mental health117-119

www.thelancet.com V0I384 October 25, 2014 1535

http://www.thelancet.com


I Series

disorders are risk factors for becoming a high user. 
Homeless individuals not only have higher rates of 
hospital admission but also have longer stays once 
admitted—at least 2 days longer for acute admissions to 
hospital in one study.

In systems historically without universal access to 
health care, such as the USA, homeless people are less 
likely than their housed counterparts to have received 
care in community health sites. In systems with universal

-iealth care, this trend might be reversed with more 
community health treatment, but emergency department 
use and hospital admissions remain increased.

Many reasons explain the increased rates of 
acute health-care use, including high prevalences 
of predisposing conditions, communicable and 
non-communicable diseases, unintentional injuries, 
and comorbid mental health and substance misuse 

However homelessness is an

117,118,123.124

87,117,120,127

2fi

problems.

Panel 3: Health services and research recommendations

The identification and management of infectious diseases 
should be central, with screening combined with annual 
snapshot interventions and first-aid centres in major 
metropolitan areas. 15 of the identified 17 surveys ot 
tuberculosis in homeless people had higher than 0-25% 
prevalence, the threshold set by the UK National Institute tor 
Health and Care Excellence for the cost efiectiveness of 
tuberculosis screening programmes.131Treatment of other 
infections, particularly scabies, body lice, and buse-borne 
infections, needs consideration.

Rates of mental illness vary substantially, and so local 
surveys need to inform mental health service needs. 
Treatment is often complicated by comorbid substance 
misuse and a range of unmet welfare and housing needs are 
often present. Specialist mental health teams tor homeless/ 
people might be best placed to deal with the range and 
complexity of issues involved.

Because drug nvsuse is associated with infectious diseases 
and mental disorders, regular review and research is needed 
to assess integration of different seivices.

Medical providers should integrate smoking cessation into 
substance misuse treatment and include such efforts in 
overall health care. Smoking cessation products should be 
made availaHe to homeless individuals who smoke62

Homeless individuals with hypertension and diabetes might 
benefit from s.mpiified medical regimens with daily dosing 
that do not need to be taken with food. Homeless 
accommodation providers should consider offering 
refrigeration for drugs, especially if insulin is prescribed. 
Because free meal programmes have been shown to be low in 
fibre and micronutrients and high in salt, medical providers 
should be aware of homeiess individuals inability to adhere 
to dietary recommendations.

Heaith-care staff should screen for cognitive impairment, 
mobility impairments, urnary incontinence, and falls in 
homeless adults aged 50 years and older32 and address deficits 
accordingly. Encouragement for completion of advanced 
directives should be considered.23'1

Screening for traumatic brain injury and cognitive 
impairment should be considered because rates are hign. 
Whenever possible, health information shouid be conveyed 
in simple steps with frequent reminders.

Panel 4: Policy recommendations

Improvement of health and care of homeless pooulations
National or state-wide health plans should include targets 
relating to the health of homeiess people, including 
surveillance of infectious diseases, mental illnesses, traumatic 
brain injury, and early cognitive impairment; outreach efforts 
to provide chronic disease management; and the 
establishment of homeless teams in all metropolitan centres. 
Tne costs of such services shouid also be clarified, possibly 
with tlie inclusion of the third sector (voluntary—eg, 
charities, non-profit organisations).

In the European Union, there are wide variations in how 
homeless people are counted and member states respond. 
Consistency is needed in the definition of homelessness (eg. 
usingthe European Typology of Homelessness and Housing 
Exclusion criteria), which should also include policies 
directed at prevention and emergency provision for 
homeless individuals and families. Minimum funding 
allocated as a proportion of gross domestic product towards 
the support of programmes that address homelessness 
should be considered

Accommodation providers should cons.der enforcement of 
smoke-free zones indoors, with designated smoking areas 
outside the facility and away from windows or doorways.

Homeless accommodation providers should mitigate 
functional impairments by preventing falls with measures 
such as adequate lighting and handrails, and ensuring older 
■ndividuals do not have to sleep on the top bunk in bunk beas

argeted prevention efforts in cold weather to provide shelter 
and cooking facilities to prevent the use of open fires could be 
considered.

Preventing homelessness during high-risk periods
ransitional programmes that provide access to housing with 

community support targeted at individuals in these high-risk 
periods (eg, those transitioning out of the criminal justice 
system or psychiatric facilities, individuals ageing out of the 
child welfare system,17 or those fleeing interpersonal violence) 
might be an effective way to reduce homelessness.

In older adu'ts at risk ofhomelessness, medical providers 
shouid screen for risk factors, such as spousal death or 
divorce cognitive imparment, or health crises, and referrals 
should be made for assistance to try to prevent housing loss.

132

133

132
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independent risk factor for hospital admission and 
emergency department attendance after accounting for 
these predisposing factors because of lower hospital 
admission thresholds caused by the complexities of 
management of acute medical crises in homeless 
people, barriers to timely care that might allow health 
problems to deteriorate beyond what can be managed 
safely as an outpatient, and competing demands and 
insufficient knowledge, leading homeless individuals to 
seek care in the emergency department for medical 
conditions that could have been handled in community 
health-care settings.
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10
Recommendations for health services, research, 
and policy
Innovations to health services, new research, and 
public policy initiatives are necessary to improve the 
health of homeless people. Health services need to 
focus on the identification and management of 
infectious diseases, mental illness, and diseases of old

n
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13
age. Health-care providers need to be aware of the 
environmental conditions of homeless people and 
adapt chronic disease management accordingly. Such 
services will need integration across medical specialties, 
particularly with treatment providers for addictions, 
and also to address unmet social and housing needs 
(panel 3). Research is needed into the best models of 

whether screening for common diseases is

14

15

132care;
feasible and effective also needs to be established. 16
Policies to improve the environment of homeless 
people and focus on transitional periods associated 
with high risk of becoming homeless should be 
considered (panel 4). A key policy initiative will be to 
introduce targets relating to the health of homeless 
people in national or state-wide health plans, which 
should include financial targets to support programmes 
addressing homelessness (panel 4).
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No Place to Go
An Audit of the Public Toilet Crisis in Skid Row
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Community Organizer Advocate & Former Downtown 
Women's Action Coalition Co-Chair/Secretary, Louise 
Mbella Sinai” iFrcnchy) states the following...

"How would you like to have to ask a stranger 
for permission every time you use a toilet?
By the time the staff person you are asking 
allows you to use the toilet, your body might 
already have dec:ded -t is too late. Homeless 
individuals suffering from incontinence 
or compromising physical ailments may 
have to urinate or defecate on themselves 
This can be humiliating and inconsistent 
with a person’s right to dignity. Without the 
possibility to take a shower in a ciean and 
safe shower facility, it becomes a health and 
hygiene hazard for the individual, but also a 
public health and sanitation issue.”
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Executive Summary

Executive Summary

The lack ot affordable housmy in Los Angeles has resulted in thousands 
of Skid Row residents being forced to live on its sidewalks. Without 
adequate public toilets to meet basic needs, Skid Row’s homeless 
residents suffer in the midst of a public health crisis

But the problem goes much further than the number of toilets. This Audit 
finds that even those toilets that exist are frequently inoperable, poorly 
maintained and inaccessible. Here are some lowlights:

• 38% of audited toilets were not upending during suoposedly "open 
hours."

• During overnight hours, the City's Automated Public Toilets in Skid Row 
are pcwored-down and inaccessible. When they are powered up, they are 
often obstructed or unsafe to enter. When accessible, tne self-cleaning 
feature does not atways work

• Many public toilets iack stalls, doors or doors that lock. Most public 
toilets are infrequently maintained; mary a-e soiled with fecal matter and 
debris. Many public toilets require the user to request individual sheets 
of toilet paper from a security guard. Most lack sinks for washmg hands, 
soap, paper towels, toilet paper, seat covers and menstrual products. 
Almost ad lack oaby changing tables despite increasing street presence 
of families

• Toilets without attendants or some monitoring have lowest use levels. 
Toilets that were well-monitored (physical presence of an attendant 
but not screening people out] had the highest use levels. Mate security 
guards outside women's restrooms deter women from using the 
restrooms.

• When operating, most toilets were ADA accessible. The exception is 
portable toilets. Of the portable toilets in each Skid Row park only 
two were ADA-accessible, one in each park. However, even for ADA 
accessible-toilets, because they are often poorly maintained, people must 
roll their wheelchairs through fecal matter and then have to touch the 
soiled wneels.

The 2017 Aud't of Public Toilets on Skid Row is conducted by Skid Row 
residents and service providers in an effort to document the current 
availability of public toilets in Skid Row In addition, we seek to see how the 
current availability compares to broadly-accepted standards for how many 
public toilets should be available to homeless residents. As there are no 
local standards applicable to homeless residents, we have used the most 
relevant standaid we could find: The United Nations High Commission for 
Re'ugees (UNHCR) standards for sanitation in long-term refugee camps. 
The UNHCR sanitation standards are used for operating long-term refugee 
camps. These UNHCR standards for toilets state that there should be at 
least one toilet for every twenty persons, and that no person should be 
dwelling further than fifty meters from a toilet.

One would think that Los Angeies, ore of the greatest cities in the world, 
would exceed these minimal standards. However, this Auc.t finds that in 
Skid Row, Los Angeles fails to meet even the standards fora refugee camp

• During overnight hours (9:00 pm to A.00 a.m.], there are only nine 
public toilets available for 1,777 unsheltered homeless peop.e on Skid 
Row, and these toilets are largely inaccessible. Even counting these 
nine public toilets, Skid Row is short of the United Nations sanitation 
standard by 80 toilets

• During daytime hours (6 0C am to y-00 pm], when shelters release 
many of their overnight occupants onto the street, the unsheltered 
population swells. During these hours, Skid Row is short of the 
United Nations sanitation standard by 164 public toilets.
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When people do not have access to puolic toilets, there are personal and 
public health consequences

It doesn't have to be this way Los Angeles could lead by demonstrating ingenuity, compassion 
and devotion to public health and human dignity by providing the right amount and right kind 
of public toilets in Skid Row. Los Angeles could do this by partnering with this auditing team, 
the Los Angeles Central Providers Collaborative (LACPC) and other Skid Row neighborhood 
stakeholders on the following immediate reforms (for details, see "Proposed Solutions (page 
47)"):

• People suffer the humiliation of having to urinate and defecate in the 
street, sidewalk, bucket, or on themselves.

• People do not have e place to wash their hands before eating food
• People avoid taking medication with side ef’ects that cause frecuent 

urination or diarrnea.
• People find it more difficult to get cut of homelessness Decause lack 

of toilet access degrades appearance feelings of self-worth, physical 
and mental health. It is harder to apply for and get a job, housing or 
services.

Establish h.gh quality standards for accessib.e publ'c toilets that address functionality, 
maintenance, public accessibility, safety, privacy and ADA accessib:lity.

• Immediately adding 100 portable toilets (assumes that at ary one time more than 20% of 
toilets will be unusable whi.e undergoing maintenance, cleaning or repair).

-Toilets must he available 24 hours per day, seven days per week.

At least 25% of toilets must meet ADA standards foi accessibility.

-Require maintenance contractor to ensure that at any one time, 80% of portable
toilets must be accessible and adequately maintained at all hours.

-When Locating toilets, use the UN standard that no person should be farther than
50 meters from a toilet.

-Place toilets in existing oarks and in vacant lots and oarking lots.

• Ensure Automated Public Toilets stay puwered up and are accessible overnight, every night, 
Requre maintenance provider to increase and improve maintenance service to ensure that 
the average in sen/ice rate !s 80% rather than the current 20%.

• lncrease the number of service provider restrooms that are open overnight. Fund additional 
providers to open their toilets to the public during additional hours. Ensure that all 
contracted service provider restrooms satisfy standards.

• By Januaiy 1,2018, through a combination of permanent, portable and service provider 
toilets, provide access to suffie'ent public toilets to serve the street population on Skid 
Row, with a goal of meeting the UNHCR standard of one public toilet per 20 peoole living 
on the street. During overnight hours, provide access tc 89 puplic toilets. During daytime 
hours, provide access to 186 public toilets. Permanent and portable public toilets should be 
accompanied by stand-alone structures designated as “At Ynur Service" kiosks.

• Provide portable hand-washing hygiene stations and access tc clean wate~ on at least two 
comers of every block of Skid Row.

10 NOPLACE TOGO. AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017 11 NO PLACE TO GO: AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017
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There were three automated toilets within two blocks, she 
knew two were out-of-o~der but, that the third had recently 
been fixed She didn’t know if it would be clean or safe 
With no other option, she would try it. As Mary approached, 
she saw a man she didn't know standing three feet from the 
entrance. He was looking at his phone. She slowed down to 
read the scene. Would he move aside for her? As she was 
assessing him, the man looked up at her. He put away his 
phone, crossed his arms and leaned against the structure. 
He was not going anywhere.

When There is No Place to Go:
Mary woke up wth a start. It was 2am, 
and she needed to unnate. Waking up on 
the sidewalk at 5th and San Pedro in Skid 
Row left her with no good options. The only 
toilets she felt comfortable going to were 
at the Downtown Women's Center, but their 
restrooms did not open until 6 30am. Maybe 
she could hold it in and fail back asleep.

At 2:30am she was feeling that familiar 
burning sensation and acute pressure.
She remembered last week what the ER 
doctor told her as he handed her another 
antibiotics prescription for her recurring 
urinary tract infections, 'Drink lots of water 
and use the restroom often. You don't want 
to keep getting these infections." Mary 
preferred waiting until morniny, but her 
worsening infection was telling her that 
waiting was no longer an option

Would he let her in?

If he did let her n, would he let her out9

Would he be waiting for her when sne exited?

It was too risky. The automated toilet was 
not an option. Ma^y would find out later that 
all the automated toilets powered down 
after 9pm so even if it were safe, it wasn't 
an option.

NO PUCE TO GO; AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017NO PLACE TO GO: AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017



Can I have some toilet paper " embarrassed 
that she had to ask.

Mary’s pain increased. She couldn't wait any 
longer. There was a nearby shelter that had 
overnight toilets. As she walked the block to 
the shelter, Mary’s head swiveled. She had 
been attacked at night twice before

The security guard looked her up ana down, 
retrieved a roll of toilet paper, unspooled a 
portion around his fingers and handed it to 
her. She wasn't sure if the amount of toilet 
paper he handed her would be enough, but 
she did not want to ask for more He pointed 
tier to the restrooms.

The shelter’s overnight restrooms were in 
its exterior courtyard, separated by a locked 
gate, patrolled by a security guard. She asked 
the guard if she could enter so she could use 
the bathroom. He looked her up and down and 
then opened the gate. Upon entering, she saw 
that the ground of the courtyard was covered 
with sleeping people. She stepped around, 
ana even over them, careful not to wake 
anyone. She approached a second security 
guard standing by the restroom.

Upon entering the restrooms, she 
unintentionally walked in on two women using 
the toilets. The toilet stalls had no doors. 
Mortified, Mary knew that just as there was 
no privacy for them, there would be no privacy 
for her. With the pain from her infection, 
she had no choice but to go in plain view of 
anyone who entered the restroom.

Finished, Mary rushed out, tight-rope walked 
througn the dwellers of the courtyaro, past 
the guard and out on the street to make the 
harrowing walk back to her sleeping Dag.

NO PLACE TO GO: AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017NO PLACE TO GO; AN AUDIT OF PUBLIC TOILETS IN SKID ROW JUNE 2017
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This is not just Mary's story.
Everyone Living on the 
streets of Skid Row has 
traumatizing stories of trying 
to go to the bathroom. That’s 
what happens when on any 
given night there are 1,777 
unsheltered homeless people 
forced to share 9 toilets1.
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■ ISSource for number of homeless and unsheltered people; Los Angeles 
Homeless Service Authority's 2016 Homeless Count for "Skid Row" 
census tracts.
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^ , Recent Efforts to Document Skid Row s Lack of Toilets*i I '#-■K

r ■ L ■
For years, the Skid Row community has reported a lack of accessible 
public toilets. Th'S has been well-documented in both County studies and 
community reports.

lV>
■\ . *■

■A-

is i The Los Angeles County Department of Public Health conducted a public 
health survey of the Skid Row area in 2012. In their list of findings, the 
survey teams reported:

• "[Slmall piles of feces and/or urine on the sidewalks and grass 
areas of the majority of the streets surveyed li.e. 8 of the 10 blocks 
surveyed!."

• "tT]eams observed an accumulation of feces/urine in two storm 
drains.”

• "(N]o soap in one of the City maintained automatic public toilets, and 
trash and debris in another public toilet."

. s m; Pf i ✓l> *Lfty
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V
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*1 The Department of Public Health cited these conditions, along with Skid 
Row's extreme crowding and exposed living conditions, as creating a 
substantial increased risk of communicable disease transmission. The 
report specifically cited an increased risk for the following diseases, 
'Meningitis, respiratory infections, enteric pathogens such as Hepatitis 
A and Salmonella, Staphylococcus Aureus (Staph! skin infections, Tinea 
infections (fungal), Pediculosis infections (Lice], diarrheal disease, 
Tuberculosis, HIV, Hepatitis B and C, and Typhus."

k

l
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Existing Conditions

The 2017 Audit of Public Toilets on Skid Row sets 
out to document the current conditions in Skid 
Row. Specifically, this Audit seeks to assess how 
Skid Row's access to public toilets compares 
to broadly accepted standards for how many 
public toilets should be available to homeless 
residents. As there are no local standards 
applicable to homeless residents, we have used 
the most relevant standard we could find: The 
United Nations High Commission for Refugees 
(UNHCR) standards for sanitation in operating 
its long-term refugee camps. The UNHCR 
uses these standards in setting up its long
term refugee camps such as those in Kenya for 
Somalian refugees, in Jordan for Syrian refugees 
and in Haiti for hurricane refugees. The UNHCR 
standards state that there should be at least 
one toilet for every twenty persons, and that 
no person should be dwelling further than fifty 
meters from a toilet.

To address these conditions, the Department 
of Public Health recommended "additional 
automatic public toilets particularly on San 
Julian, San Pedro and Crocker Streets" and 
increased "access to soap, water, and hand sinks 
to facilitate hand washing and minimize disease 
transmission."2 Skid Row is still waiting for more 
toilets, soap, water and hand sinks.

Subsequently, the Los Angeles Community Action 
Network issued a report, "The Dirty Divide in 
Downtown Los Angeles: A Call for Public Health 
Equity" in 2013, highlighting the lack of toilet and 
hygiene access in Skid Row, citing the failure "to 
providle] accessible and clean public restrooms... 
It is an obvious fact that human beings simply 
must relieve themselves regularly. All residents 
face the need for public restrooms, it's just that 
homeless residents are entirely reliant on public 
options." The report highlighted the even greater 
scarcity of adequate restrooms for women3.

This Audit evaluated the following public toilets 
in Skid Row to determine which were accessible 
to the public and at what hours: five Automated 
PuDlic Toilets, eight portable toilets in Skid 
Row's two public parks, and fifty-six toilets and 
eighteen urinals at various service provider 
locations.

The lack of basic amenities like public toilets 
has gone on for so long that in Skid Row,
the absurd has become the normal.

Finally, based on the findings, the Audit seeks 
to propose solutions to better provide public 
toilet access.

2 3
"Subject: Report of findings-Request from City of Los Angeles to 
address public health issues in the skid row area of downtown Los 
Angeles." 05/21/2012. Jacqueline Taylor, Bureau Director, Region 1. 
County of Los Angeles Public Health.

“The Dirty Divide in Downtown Los Angeles; A Call for Public 
Health Equity." Los Angeles Community Action Network." 
March 2013
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Humanity, Dignity, Fragility, Transparoncy for All To See 
Time for Empowering the Life of A Skid Row Refugee
You want ine tu pull myself up by my bootstraps?! 
Well, how can I when my boots are tied to my back?! 
How can l when the concrete is where I nap?1 
How can i when the streets is where I crap.....

TA
1

A woman is stripped of her oignity.
Her identity equated to that of someone committing burglary, larceny worthy of 
sentencing left to a lifetime label as a petty th.ef.
Mere treason for no other reason. Simply because she needed to use a facility, 
Wnere s the humanity.... %i, I

STILL J
*1Humanity, dignity, fragility, transparency. 

Life as a Skid Row refugee.... t

In Skid Row folks living like they are in a third world nation 
Lack of public sanitation: cr iminalized.
The penalty when you are seen as having no identity. 
Where is the accountability?
Where is the systems humility....

MATTERI

How is one expected to pull themselves up by their boot straps when they lack 
the basics of a place to crap?! Hypocrisy! Damning someone because they lack 
affordability. This is how YOU choose to treat me?! The very country so full of pride 
and dignity...what a travesty.

Where am I to go and bathe, shave or rest so I can prepare for the next day’1 Just 
like you, I need peace to think. Just like you I need to refuel. For ,f I were your mule 
even you would understand the very basics of tranquil. Each day I weep for a place 
to sleep. For a place to bathe, shave so I can get through the next day .

Yet. you expect me to behave be brave 
For ever, I can see. when you hurt me, you hurt thee....for our ties are interweaved 
Ingenuity, accessioility, affordability, responsibility, equals.

like I lay wnere YOU lay.

HUMANITY.

Truly you will see. .if we work together as a commun.ty, 
Thus, allowing residents to help you see,
That people are no longer a commodity.
Blasphemy!
I tell you...this is the 21st century,
Where all men are tree to just be...thee

Simply Suzette
Suzette Shaw; poet / advocate / activist 
Skid Row resident / formerly homeless 
ffnowhoused
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Audit of Public Toilets on Skid Row

During January and February of 2017, a coalition of Skid Row nonprofits, 
advocates, and residents conducted an audit of the public toilets in the 50 square 
blocks of Skid Row. For purposes of tnis audit, a "public toilet" is any toilet known 
to be open to any homeless person living on the street. This included Automated 
Dublic Toilets, portable toilets in public places like parks, and tonets made 
available by Skid Row service providers within their own facilities.

i
Methodology Nine audit teams conducted 86 public toilet site visits, staggering 
visits so as to audit toilets in the morning, afternoon and evening hoursii

n

Mi
The auditors evaluated the toilets based on their accessibility. To be accessible, 
publicly-available toilets needed to meet minimal requirements that anyone would 
need to oe met in o-der to use a public toilet:

-*
-

'i
• Functioning — To lets are working prooerly.

• Maintained — Regularly cleaned and resupphea with toiler paper, soap and 
paper towels.

• Public — There are no entry conditions. People can access toilets regardless 
o' their appearance, sobriety, or participation in particular programs.

• Safe — Using it should not jeopardize one's physical safety, in addition, 
conditions of the toilets must adhere So public health standards so as not to 
endanger hearth of users

• Private — Toilets must provide enough privacy to meet needs for human 
dignity. Where there are multiple toilets in one restroom, toilets should be 
separated by stalls with doors.

In addition to these five factors, the auditors evaluated

• Public signage *o see if the public was adequately informed about the public 
toilets, including locations and hours.

• Approximate wait times.

• Whether menstrual products were available.

• Whether changing tables for families with young child-en were available.

• Whether toilets were ADA accessible.
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Audit of Public Toilets in Skid Row

Summary of Audit Findings

Public toilet access in Skid Row is a public health crisis. Los Angeles is 
critically underserving its Skid Row residents. , ft.NO PUfiLJC 

RESTROOMS -f il

NOPJBufc 
RE STROPS 
AVAILABLE

At any given time, Skid Row meets 10% to 23% of the toilet needs of 
residents, as per the United Nations operational sanitation standard for 
public toilets in long- term refugee camps:

• During overnight hours (0:00 pm to 6:00 a.m.l, Automated Public 
Toilets are powered down and inaccessible

• During overnight hours, oniy one provider offers nine puDlic toiiets tor 
1,777 unsheltered homeless people on Skid Row and these toilets are 
largely inaccessible — users have to step over people sleeping in a 
crowded courtyard to get to the toilets, and once inside, users discover 
that stalls have no doors.

• During overnight hours, Skid Rcw is 80 public toilets short of the 
United Nations sanitation standard.

• During daytime hours [6:00 am to 9.00 pm], when shelters empty and 
the street populat on increases to over 3 600, Skid Row is as many as 
164 public toilets snort of the United Nations sanitation standard.

r
- ' .iJ i

if 5 SORRY NO 

PUBLIC 

RESTROOMS;
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Previous work shows suicide rates increase during economic recessions, but little research has examined 
the extent to which the foreclosure crisis—a unique aspect of the Great Recession—has contributed to 
disparities in rising suicide rates by race and sex. We develop and test two competing hypotheses 
regarding the association between foreclosures and race by sex specific suicide rates. We link foreclosure 
data (RealtyTrac) and suicide data (CDC) from 174 metropolitan areas from 2005 to 2010 (1044 MSA-year 
observations) and find that—net of time invariant unobserved between-metro area differences, national 
time trends, and time-varying confounders—a rise in the foreclosure rate is associated with a marginal 
increase in suicide, but this mam effert masks considerable heterogeneity across groups. The association 
is particularly strong for white males, and weaker or non-existent for other race by sex groups.
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researchers. On the one hand, Black and Hispanic men and wom
en—who had access primarily to high interest predatory loan- 
s—bore the brunt of the foreclosure crisis, and foreclosures were 
disproportionately concentrated among disadvantaged and mi
nority communities (Hall et al„ 2015; Immergluck, 2009; Rugh and 
Massey, 2010). To the extent that absolute levels of economic 
deprivation contributes to suicide risks, it is plausible that fore
closures may have had a larger impact on the suicidal behavior of 
these minority men and women. However, the trends in suicide 
during the recession do not generally align with this view. For 
example, Fig. 1 shows that within U.S. metropolitan areas, racial/ 
ethnic-gender disparities in suicide increased during the reces
sion primarily due to the rise in suicides among white men. For 
nearly all other groups, suicide rates remained stable. Informed by 
theories of relative deprivation, this provides suggestive evidence 
that the increase in foreclosures may be especially consequential 
for groups that traditionally enjoy high status roles (e.g. white men) 
but experience conflict or threats to this high status during the 
recession.

In this paper, we offer the first empirical test of these competing 
hypotheses by examining the links between the U.S. foreclosure 
crisis and changes in sex and race-specific suicide rates from 2005 
to 2010. In doing so, we provide the first test (to our knowledge) of 
the association between changing foreclosure rates and suicide 
rates over time at the metropolitan level. The only macro-level 
analysis of the foreclosure-suicide link has been conducted at the

1. Introduction

The Great Recession and the concomitant foreclosure crisis was 
the worst economic disaster since the Great Depression. Between 
2005 and 2010, over 15 million homes experienced a foreclosure in 
the United States (RealtyTrac, 2015a), with devastating conse
quences for families and communities (Houle, 2014). Given the 
massive scope of the housing crisis, combined with a spike in sui
cide rates in recent years (Reeves etal., 2012), it is unsurprising that 
social scientists have sought to understand the consequences of the 
widespread foreclosures for population health and well-being 
(Houle, 2014; Keene et al„ 2015; Osypuk et al., 2012; Pollack and 
Lynch, 2009).

However, while prior research suggests that the economic 
downturn contributed to rising suicide rates over the recessionary 
period (Phillips and Nugent, 2014; Reeves et al., 2012; Stuckler and 
Basu, 2013), comparatively little work has examined to extent to 
which the strain of wide-spread home foreclosures is associated 
with racial/ethnic and sex-specific suicide rates in recent years.

Investigating variation in the consequences of the housing crisis 
provides an opportunity to examine two puzzling trends for health *

* Corresponding author. Dartmouth College, 6104 Silsby Hall Rm. Ill, Hanover, 
NH 03755, United States.

E-mail address: Jason.Houle@Dartmouth.edu (|.N. Houle).
1 These authors contributed equally to the manuscript.

http://dx.doi.Org/10.l016/j.socscimed.20l7.03.033 
0277-9536/© 2017 Elsevier Ltd. All rights reserved.
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Fig. 1. Suicide rates for race/ethnicity by gender groups, 2005-2010.

state-level (Houle and Light, 2014), thus masking considerable sub
state variation in ways that likely miss important community-level 
links between concentrated foreclosures and suicide. For example, 
the foreclosure rate in the Fort Meyers metropolitan area in 2009 
was nearly 16 peicent, while tne foreclosure rate for the state of 
Florida was only 7.4 percent. By utilizing metropolitan areas as the 
unit of analysis, our approach provides an opportunity for a more 
in-depth examination of the foreclosure-suicide link compared to 
state-level analyses.

one out of every 1000 homes—or nearly 132,000 proper
ties—received a foreclosure filing (RealtyTrac, 2015a). Impor 
tantly, the fallout from the foreclosure crisis has mirrored and 
exacerbated existing social inequalities, disproportionately 
affecting disadvantaged and minority communities and families 
(Hall et al., 2015; Immeigluck, 2009; Rugh and Massey, 2010).

Second, rising foreclosures may be particularly salient for 
suicide given the extensive deleterious consequences of the 
housing crisis at both the individual and contextual level. Our 
analysis measures suicide and foreclosures at the aggregate 
(MSA) level, but these aggregate associations reflect both theo
retically relevant individual and contextual-level effects of fore
closures on well-being For those who lose their home to 
foreclosure, the loss invokes non-material and material stressors. 
It represents a significant loss of wealth (Nettleton and Burrows, 
2000), and invokes feeling of shame, loss, stigma, identity crises, 
and a sense of failure to maintain the American Dream (Keene 
et al„ 2015; Libman et al., 2012; McCormack, 2012). At the 
contextual level, the foreclosure crisis transformed the social 
fabric of many communities in the United States, in ways that are 
germane to both social integration and suicide. A rise in local 
area foreclosures is associated with declines in community re
sources such as home values and family wealth (Harding et al., 
2009; Immerglurk and Smith, 2006a), tax revenue (Joint 
Economic Committee, 2007), community investment (Kingsley 
et al., 2009), social capital (Estrada-Correa and Johnson. 2012), 
and residential stability (Li and Morrow-Jones, 2010). Foreclosure 
rates are also associated with a rise in community stressors, such 
as abandoned properties Qoint Economic Committee, 2007). 
crime (Arnio et al., 2012; Immergluck and Smith, 2006b), and 
feelings of insecurity and mistrust (Ross and Squires, 2011). In 
line with this view, several studies suggest that the experience of 
foreclosure (Cannuscio et al., 2012; McLaughlin et al., 2012; 
Pollack and Lynch, 2009; Pollack et al., 2011) and living in high 
foreclosure areas (Arcaya et al., 2013, 2014; Cagney et al., 2014; 
Currie and Tekin, 2015; Houle, 2014) is associated with poor 
health and mental health outcomes. Taken together, this body of 
work suggests the following hypothesis;

HI. Rising foreclosure rates in metro areas will be associated with a 
rise in the overall suicide rate of that metro area.

2. Background

Decades of social science research suggests that suicide rates 
climb during economic recessions, and decline during economic 
booms. Stack and Haas (1984) theorize high unemployment in
creases suicide rates via an array of mechanisms for both those 
who do and do not personally experience job loss, including low 
self-esteem, shame, anxiety, social isolation, economic troubles 
fear of unemployment, and stress in social relationships. Modern 
social science research on recessions and suicide supports these 
notions and shows that, over time, increases in the local un
employment rate are associated with a rise in the suicide rate 
net of a range of potential confounders (Phillips and Nugent, 
2014; Ruhm, 2003). This is especially the case during the Great 
Recession, when the national unemployment rate exceeded 10% 
and suicide rates increased rapidly (Reeves et a!., 2012), However, 
the vast majority cf this research has neglected the potential 
contributing role of the foreclosure crisis—a defining character
istic of the recession—to the recent suicide trends.

This is an important omission foi two reasons. First, unlike 
prior recessions—which were primarily employment reces
sions—the foreclosure crisis was unprecedented in its scope and 
depth. Spurred by decades of financial deregulation and risky 
borrowing practices bv banks, millions of families lost their 
homes between 2007 and 2010, with more than 2% of all homes 
in foreclosure at the recession's peak. During this time, U.S. 
households lost a great deal of their wealth, as housing values 
and home equity declined sharply (Wolff, 2012). And while many 
consider the Great Recession to be in the rearview mirror, fore
closures in April 2015 increased 9% from one year prior, where

• .
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Only one study to date has directly examined the link between 
foreclosures and suicide. Using state-level data from 2005 to 2010, 
Houle and Light (2014) find that a within-state rise in the fore
closure rate is associated with a within- state increase in suicides, 
net of the unemployment rate and other state- level sociodemo 
graphic characteristics. Notably, they find that the association was 
most pronounced among the middle-aged (age 40—64), suggesting 
that there is substantial variation in the effect of foreclosures on 
suicide across social groups. While the findings from this study are 
informative, their analytical approach masks variation at the sub
state level and ignores potential heterogeneity in the foreclosure- 
suicide relationship by race/ethnicity and sex. Given the substan
tial amount of research on racial/ethnic and sex disparities in sui
cide (Kubrin et al., 2006; Wadsworth and Kubrin, 2007), combined 
with the uneven impact of the foreclosure crisis on minority 
communities (Hall et al., 2015), a more nuanced analysis into the 
foreclosure-suicide nexus is warranted. Below, we present two 
competing hypotheses regarding the potential impact cf the fore
closure crisis on suicide rates by race and sex.

disproportionately impacted suicides among this group. This is 
somewhat puzzling as white men are the most economically and 
socially privileged group in the United States (Ridgeway, 2014). This 
provides suggestive, but not definitive, evidence that the fore
closure crisis may have disproportionately impacted suicide rates 
of white men relative to other social groups. Why might this be the 
case?

One explanation is relative deprivation. Theories of relative 
deprivation emphasize the importance of comparative, rather 
than absolute social status for health and well-being. Although 
many theories cf social disparities in health and well-being focus 
on absolute levels of resources (Link and Phelan, 1995), social 
psychological theories of relative deprivation predict that the 
wider the disparity between what one expects and one receives, 
the greater stress and anxiety they experience (McLeod, 2014). 
Thus, we might expect high status groups who are accustomed to 
their status to experience the greatest increase in anxiety during 
times of economic and social turmoil. The recession and the 
foreclosure crisis may represent a particularly salient form of 
status threat or anxiety for white men, whose traditional high 
status was threatened or at the very least, unstable (Newman, 
1999). Social psychological research and theory on status be
liefs support this notion. While status beliefs in the U.S. generally 
serve to privilege white men (Ridgeway, 2014), these status be 
liefs can create backlash and blame when these men experience 
economic turmoil and fail to fulfill theii expected role as the 
primary breadwinner (Komarovsky, 1940), thus creating role 
conflict. Norris (2016) refers to this phenomenon as “status 
mismatch” where one's privileged identity status as a white man 
(provider; breadwinner) conflicts with their current status 
(foreclosed) and creates distress and a loss of meaning in life. 
According to Norris, in the face of recession, men (particularly 
white men) often feel as if they have lost a significant part of 
their identity and experience threats to their masculine role as 
providers, while women tend to turn to other aspects of their 
identity (such as motherhood) in the face economic hardship. 
Supporting this perspective, Owens (2014) finds that socially 
advantaged (white; middle-class) homeowners experienced the 
foreclosure crisis as an individual failure, blaming themselves 
and “going it alone"; while socially disadvantaged (minority; 
working class) homeowners found solace in “fellow travelers”, 
leaning on friends, family, and fellow foreclosed homeowners to 
help them cope with the crisis. Taken togetuer, this suggests that 
traditionally advantaged groups (white men) may experience 
more shame, stigma, and status anxiety in the foreclosure crisis 
than other groups, and that we might consider these social 
psychological concepts as a collective phenomenon that could 
reflect differences in aggregate suicide rates.

Themes of white male anxiety are common in recent social 
science research. For example, Carlson (2015) shows that white 
male anxiety surrounding perceived threats to their oominant 
status explains high rates of gun ownership among whites 
Kimmel (2006) also demonstrates that the pressure to be 
economically successful, particularly in times of economic un
certainty, is a major source of distress among white men. Indeed, 
the narrative of the erosion of the authority of white men and 
perceived status threats is evident in the formation of the Tea 
Party movement and the rise of “men's rights" groups (Coston 
and Kimmel, 2013; Kimmel, 2013).

Research on health and well-being also supports these no
tions. Case and Deaton (2015) show that suicide rates among 
white males have increased, which they speculate have been 
fueled by hopelessness. In response to this study, Philips hy
pothesized that white men may have experienced greater in
creases in suicide because they were socialized to believe that

2.1. Foreclosure and suicide variation by race and sex

2.1.1. A double disadvantage? suicide among minority men and 
women in the foreclosure crisis

Research on the causes and distribution of the foreclosure 
crisis show that Black and Hispanic communities and families 
experienced higher rates of foreclosures than whites (Hall et al., 
2015; Rugh, 2015), in part because these minority groups were 
segregated, discriminated against, and were disproportionately 
exposed to predatory subprime loans with poor terms, which 
had a high risk of default (Rugh and Massey, 2010; Williams 
et al., 2005). Even at equivalent levels of foreclosure, Black and 
Hispanic communities experienced higher social costs to nome 
foreclosure than white communities, as lenders were more likely 
to allow foreclosed homes in these communities to become 
abandoned and fall into disrepair (Houle, 2014; National Fair 
Housing Alliance, 2012). Supporting this notion, Houle (2014) 
shows that the negative association between rising foreclosure 
rates and individual mental health is stronger in minority com
munities than in whiter, more affluent areas. Moreover, prior 
research shows that social and economic conditions are predic
tive of the suicide rate among Hispanics (Wadsworth and Kubrin, 
2007) and Blacks (Kubrin et al., 2006), which implies that the 
massive social and economic changes in the recession may have a 
larger impact or black and Hispanic suicide rates than white 
suicide rates. Thus, if high foreclosure rates are a risk factor for 
suicide, and blacks and Hispanics were more exposed to the 
community and individual-level stressors that resulted from the 
foreclosure crisis than whites, we might expect these minority 
groups to experience higher suicide rates in response to rising 
foreclosure rates. Based on this logic, we hypothesize the 
following:

H2 Rising foreclosure rates within metro areas will be more strongly 
associated with the suicide rates for (a) black men and women and (b) 
Hispanic men and women rate than white men and women.

2.1.2. A threat to white male privilege? suicide among white men in 
the foreclosure crisis

Understanding the extent to which the association between 
foreclosures and suicide varies across social groups is a particularly 
important area of social inquiry given that suicide ~ates increased 
faster for some demographic groups than others during the 
recession. Notably, suicide rates rose fastest among white men 
(Sullivan et al., 2013), suggesting that the recession may have
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they would experience upward social mobility and economic 
prosperity in a way that racial minority men were not. In other 
words, these men had further to fall when the recession hit and 
foreclosure notices started coming (Singal, 2015).

Taken together, the above theoretical arguments suggest that 
the impact of foreclosures on suicides may vary by sex and race. 
Specifically, this body of work posits that the foreclosure crisis is 
likely to have a larger effect on white male suicides than other race- 
sex groups, as the recession and foreclosure crisis created role 
conflict and insecurity for this traditionally privileged group. Based 
on the a Dove argument and evidence, we hypothesize the 
following:

H3. Rising foreclosure rates within metro areas will be more strongly 
associated with the white male suicide rate than other race by sex 
specific suicide rates.

examine the overall suicide rate, calculated as the number of sui 
cides in each metro-area per 100,000 residents. We then calculate 
race/ethnicity by sex specific suicide rates for each race by sex 
group (e.g. number of white-male suicides per 100,000 white- 
males; number of black-male suicides per 100,000 black-males, 
etc). Suicide deaths are determined by coroners or medical ex
aminers, which raises questions of whether differences in classifi
cations across groups could bias the results. However, most 
research suggests that differences in classification schemes do not 
bias estimates of the social determinants of suicide (Klugman et al., 
2013; Pescosolido and Mendelsohn 1986). Moreover, to the extent 
that there are systematic classification differences, these tend to 
occur across, rather than within jurisdictions (Klugman et al., 2013). 
Thus, if there ate stable classification differences between-cities, 
this would be addressed within our MSA by year fixed effects 
models, and it is unlikely that bias is systematically changing 
within-cities over the course of the recession in a way that would 
affect our results (Harper et al., 2015).3. Data & methods

We test the above hypotheses using three primary data 
sources. We extracted suicide data from restricted geocoded 
suicide deaths provided by the CDC Underlying Cause of Deaths 
files for 2005—2010. which includes all death records in the 
United States. To obtain stable estimates of the suicide rate for 
each sub-group in our study, we chose metropolitan statistical 
areas (MSAs) that had a minimum of 5000 blacks and Hispanics 
in 2005. The results are substantively unchanged when we use 
10,000 as the population cutoff (results available on request). In 
addition to providing a more precise examination of the 
foreclosure-suicide nexus beyond state-level data, metropolitan- 
level analysis is appropriate for several reasons. First, the over
whelming majority of both suicides and foreclosures occur in 
metropolitan areas, and 80% of the U.S. population currently 
reside in metropolitan areas (U.S. Census Bureau, 2015). Second, 
the use of metropolitan areas has considerable precedent in prior 
research on the social determinants of suicide (Burr et al., 1999; 
Denney et al., 2015). Finally, MSAs are particularly apt for un
derstanding the influence of foreclosures because they represent 
reasonable approximations of housing markets (Iceland et al„ 
2002). To ensure geographic comparability of the results over 
time, all measures were aggregated using the Office of Manage
ment and Buaget (2008) MSA definitions for all years.

Foreclosure measures come from proprietary data collected by 
RealtyTrac. RealtyTrac collects information on foreclosures from 
county assessors' offices in 2250 counties, providing coverage for 
over 90% of the U.S. population and nearly all of the real estate 
transactions in these counties during our study period. Finally, data 
on socioeconomic and demographic characteristics of MSA's are 
drawn from the American Community Survey for 2005-2010 
(Ruggles et al., 2010) Combined, these interrelated sources of data 
provide the most comprehensive resource for examining the 
foreclosure-suicide link in metropolitan areas during the Great 
Recession.

Our final sample consists of 1044 MSA-year observations (174 
MSA's x 6 years), and is highly representative of large, racially 
diverse metropolitan areas - accounting for 81%, 92%, and 90% of 
all metropolitan whites, blacks, and Hispanics, respectively, in 
2010. It thus provides an opportunity to explore a wide range of 
metro-areas of varying levels of foreclosures and suicides and 
make generalizable conclusions about the links between the 
foreclosure crisis and group-specific suicide rates.

3.2. MSA-level foreclosure rates

We measure the foreclosure rate with the number of real- 
estate owned (REO) foreclosures divided by the number of 
households in each metropolitan area. We use the RLO, rather 
than total foieclosure rate for several reasons. First, it captures a 
particularly severe measure of the foreclosure rate as it signals 
the repossession of the home by the lender and most owners are 
forced to leave their homes if they reach this stage of the fore
closure process. In addition, this stage is often the first visible 
sign of housing distress, thus signaling neighborhood decline to 
the broader community. Combined, these factors suggest the REO 
foreclosure rate taps several of the theoretical mechanisms 
linking foreclosures to population well-being (Houle, 2014; 
Houle and Light, 2014). Lastly, the use of REO rates provides a 
standard metric across diverse legai and geographic contexts, as 
all states require public filings involving bank repossessions. That 
said in supplemental models using the total foieclosure rate 
(homes in any stage of the foreclosure process), we find that the 
pattern of results is entirely unchanged but the magnitude of the 
foreclosure coefficients are smaller, in line with prior research 
(Houle and Light, 2014).

3.3. Control variables

We include a host of time-varying MSA characteristics that are 
correlated with both rising foreclosures and suicide. These 
include measures that capture other economic conditions asso
ciated with the Great Recession that exacerbated the foreclosure 
crisis, including the poverty rate, unemployment rate, and median 
household income We also control for other potential con- 
founders of the foreclosure-suicide association, including the 
percent of residents who are middle-aged (e.g. Houle and Light, 
2014), percent divorced and percent foreign born. Our results are 
substantively identical when we use alternative operationaliza
tions of these controls, including median age and an index of 
social disadvantage. All variables are measured annually from 
2005 to 2010, and for all analyses we use measures that match 
the population at risk in the dependent variable. For example, 
wnen examining the overall suicide rate, the unemployment rate 
is calculated using the total population. But when investigating 
the white-male suicide rate, the unemployment rate is specific to 
white men (e.g. the number of unemployed white men divided 
by the number of white men In the workforce) Lastly, we include 
measures for the proportion white proportion black, and propor
tion Hispanic to account for changes in the racial/ethnic

3.1. Suicide

We utilize several measures of suicide in our analysis. We first
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composition of MSAs over this period. To ensure multicollinearity 
was not a concern, we calculated variance inflation factors (VlFs) 
for the substantive predictors for each race-gender group (e.g. 
separate calculations for the white-male variables, black-male 
variables, white-female variables, etc.). With the exception of 
the racial/ethnic proportion measures, all VIFs were less than 4, 
well below the recommended cutoff of 10. In supplemental an
alyses, we replicated the models without the racial/ethnic 
composition variables and the foreclosures results were sub
stantively identical, offering little evidence of problematic mul
ticollinearity. The descriptive statistics for each sub-group in the 
analysis are shown in Table 1.

vector of MSA-level controls. The parameter /3, represents the ef
fect of the focal measure in the analysis — home foreclosures — 
which represents a change in the foreclosure rate between 2005 
and 2010. The p,- term represents MSA-specific constants, and thus 
accounts for all observed and unobserved stable traits between 
MSAs. In addition, the at term represents year fixed effects and 
captures all secular trends across years that are constant across 
MSAs. All models are weighted by their respective MSA-year pop
ulations and reported with robust standard errors.

Our analysis unfolds in three stages. First, we investigate the 
relationship between foreclosures and the overall suicide rate. 
We then examine variation in the relationship between fore
closure and race-sex specific suicide rates (white male, white 
female, black male, black female, Hispanic male, Hispanic female) 
Finally, we test the robustness of our findings by considering 
other potential explanations for our main results.

3.4. Analytical strategy

Following recent research on recessions and population well
being (Houle, 2014; Houle and Light, 2014; Ruhrn, 2003; Tefft, 
2011), we use MSA-year fixed effects models to estimate the 
association between foreclosure and suicide. A strength of this 
approach is that we can use each MSA as its own control and 
examine how within-MSA changes in foreclosures are associated 
with within-MSA changes in suicide, net of all stable between- 
MSA differences (MSA fixed effects) and national time trends 
(year fixed effects) (Firebaugh, 2008; Johnson, 1995). Our focus 
on within-place variation therefore allows us to account for all 
observed and unobserved confounders that are stable over time, 
which greatly reduces omitted variable bias and allows for a 
stricter test of the study hypotheses (Allison, 2005).

Formally, our basic fixed-effects model can be expressed as 
follows

4. Results

4.1. Foreclosures and total suicide

Table 2 assesses the relationship between foreclosures and the 
overall suicide rate. Model 1 shows the bivariate association; 
Model 2 adds MSA and year fixed effects, and Model 3 adds all 
measured covariates. Consistent with hypothesis 1, we find a 
strong and significant positive association between foreclosures 
and the suicide rate, where a one percentage point increase in 
the REO rate is associated with 1.12 additional suicides per 
100,000 (b = 1.12; p < 0.001). However, we find that this rela
tionship is substantially attenuated when we account for other 
factors associated with the recessionary period. Turning to our 
final specification (model 3); while the coefficient on the effect of 
foreclosures decreases and is measured with less precision

Yit = an + nn + fa Foreclosure Rate it + y:Xit + %

where Yit is the suicide rate (Y) in MSA i in year t, and Xjt is the

Table 1
Descriptive statistics for race-rthnic by sex groups groups, 2005—2010.

Mean Std. Dev. Std. Dev.Range Mean Range

REO Foreclosure Rate 0.52 0.64 0-5.67

White Women
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Bom 
Unemployment Rate 
Poverty Rate 
% Divorced

White Men
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
% Divorced

23.71
$80,342
49.76

7.99 1.56-70.63
40,000-130,200
26.38-56.98
0-14.11
0.53-25.04
2.26-26.46
3.24-18.28

6.67 0-22.88
37,900-121,800
27.87-54.10
0.15-15.70
1.05-24.29
3.15-34.72
6.04-19.99

2.72
$15,557 $73,865

48.69
$14,424

2.51 2.23
5.11 3.84 5.46 3.98
6.56 2.67 5.9 2
7.14 2.22 8.87 2.49
9.77 1.9 12.47 2.09

Black Women
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
% Divorced

Black Men
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
% Divorced

9.61 4.43 1.93 0-47.85
9000-106,000
22.56-71.81
0-72.14
0-63.40
0-71.45
0-37.77

0-76.95
9000-102,800
16.50-70.44
0-85.57
0-45.62
1.80-74.11
0-40.42

1.76
$10,720$46,926 $10,021$42,576

45.5742.8 2.83 2.64
9.06 9.51 8.84 10.13
15.32
21.84

5.59 12.54 4.09
6.1 25.5 6.78

9.9 2.3 13.51 2.5

Hispaic Female
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
% Divorced

Hispanic Men 
Suicide Rate
Median Household Income 
% Middle-Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
% Divorced

8.2 4.57 0-46.07
20,000-86,300
11.57-62.67
0-73.90
0-59.91
1.60-71.67
0-32.81

0-77.88
21,600-93,955
7.58-61.30
0.79-78.60
0-44.00
0-69.33
0-27.48

1.78 1.6
$7983$52,497

40.56
41.58

$48,566
40.35 
38.66
10.35 
23.53

$7622
3.17 3.51
10.97 10.87

8.58 4 3.67
19.22 5.1 5.62
6.33 2 9.55 2.59

N = 1044 (MSA-years).
Source: National Center for Health Statistics: American Community Survey 2005-2010. The descriptive statistics for the racial composition measures are as follows: % White - 
mean (67.2), std. dev. (14.9); % Black - mean (13.6), std. dev. (10.6); % Hispanic - mean (13.1), std. dev. (13,5).

«
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Table 2
Associations between foreclosures and suicide, 2005—2010.

Model 2 Model 3Model 1

bb Robust SE Robust SE Robust SEb

Focal Measure 
REO Foreclosure Rate 0.23*0.29 0.10 0.23 f1.12‘ 0.12

Controls
Median Household Income ($10,000) 
% Middle Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
Divorce Rate 
% White 
% Black 
% Hispanic 

Constant

Specification and Summary Information 
Year Fixed Effects 
MSA Fixed Effects

-0.23 0.29
0.00 0.09
0.13 0.10
0.05 0.05
-0.07
-0.03
-0.07
-0.20
-0.09
28.32*

0.05
0.09
0.12
0.14
0.14

0.33 18.42’10.42’ 1.68 12.12

YesNo Yes
No Yes Yes

R2 0.910.04 0.91

fp < .10 * p < 0.05 **p<0.01 
N = 1044 MSA-years.

*p < 0.001 (two-tailed tests).

(p < 0.06), the coefficient is substantively larger than many of the 
other covariates in the model and the overall pattern in the data 
is unchanged — increases in foreclosures are associated with 
increased suicides. Interpreted substantively, the point estimate 
in model 3 suggests that a 1 percent increase in the foreclosure 
rate between 2005 and 2010 increased the suicide rate by 0.23 
(per 100,000), net of measured covariates, national time trends, 
and any stable MSA characteristics.

Taken together, the results in Table 2 generally support 
hypothesis 1 and suggest that the housing crisis contributed to 
the rise in suicides in recent years. However, our final specifi
cation (model 3) suggests there is considerable noise surround
ing the foreclosure point estimate. One potential explanation for

this imprecision is that there is variance in the foreclosure- 
suicide relationship across sub-groups. That is, the main effect 
of foreclosures may mask heterogeneity among different race/ 
ethnicity-sex combinations. We explore this possibility in detail 
in Table 3.

4.2. Foreclosures and race/ethnic by sex specific suicide rates

Table 3 shows results from MSA-by-year fixed effects models 
predicting the association between the foreclosure rate and race/ 
ethnic-by-sex-specific suicide rates. Two notable findings stand 
out. First, of the six different racial/ethnic-sex models shown, the 
foreclosure effects are statistically significant at the p < 0.05 level

Table 3
Associations between foreclosures and race/Eth. By sex specific suicide, 2005-2010.

Focal Measure Model 1 Model 2 Model 3 Model 4 Model 5 Model 6

White-Men White-Women Black-Men Black-Women Hispanic-Men Hispanic-Women

b Robust SE b Robust SE b Robust SE b RobustSE b Robust SE b Robust SE

Focal Measure 
REO Foreclosure Rate —0.27wm 0.240.91** 0.29 0.21fwm 0.12 0.69 0.47 0.30wm 0.20 0.12wm 0.10

Controls
Median Household Income ($10,000) 0.18 
% Middle Aged 
% Foreign Born 
Unemployment Rate 
Poverty Rate 
Divorce Rate 
% White 
% Black 
% Hispanic 

Constant

0.10 0.000.52 0.29 -0.33 0.22 0.00 0.23 0.00 0.00 0.00
0.00 0.02 0.080.01 0.16 

0.49f 0.29
0.09 0.01 0.08 0.05 -0.09 -0.01 0.04

0.05 0.13 -0.02 0.08 0.02 0.04 0.07 0.04 0.03 0.02
0.00 0.06 0.00 0.02 0.050.12 0.11 0.00 0.04 0.04 0.01 0.02

-0.06 0.13 
-0.14 0.14 
-0.42 0.30 
-0.29 0.36 
-0.01 0.38 
69.70* 30.46

0.06 0.07 -0.06 0.05 0.00 0.02 0.04 0.04 -0.02
-0.01

0.02
0.05 0.07 0.11 0.07 0.01 0.03 0.08 0.08 0.04

-0.38*
-034f
-0.53*
38.02*

-0.21
-0.08
-0.09
22.31

0.16 -0.13 0.41
-0.95* 0.46

0.18 0.41-0.69t
-1.04*
-0.87f
88.14*

0.06 0.18
0.18 0.19 0.46 -0.10 0.21
0.19 0.16 0.22 0.460.47 0.12 0.18
16.08 17.50 38.4745.85 41.59 -3.45 16.78

Specification and Summary Information 
Year Fixed Effects 
MSA Fixed Effects

Yes YesYes Yes Yes Yes
Yes YesYes Yes Yes Yes

R2 0.88 0.74 0.40 0.29 0.61 0.32

tp < .10 * p < 0.05 **p < 0.01 
N = 1044 MSA-years.

effect significantly different than White-Male model based on z-test (p < 0.05).

*p < 0.001 (two-tailed tests).

wm
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for white men only, and marginally significant for white women. 
For both white men and white women, the rise in home fore
closures corresponced with increased suicides, net of economic 
indicators, population age structure, immigration, divorce rates, 
racial composition, and MSA and yeai fixed effects. These results 
run counter to theoretical expectations that the housing crisis 
had a greater impact on minority suicide rates (hypothesis 2). In 
fact, our results suggest the opposite, consistent with the 
descriptive trends in suicide over the recessionary period (see 
Fig. 1).

Second, amongst whites, the foreclosure effect is more precise 
and far more pronounced for men — on the magnitude of 4 times 
larger (b = 0.91 v b = 0.21; z-tests show effects are significantly 
different). These results align more with expectations rooted in 
theories of relative deprivation amd status threat (hypothesis 3). 
This finding highlights the importance of examining the in
tersections of sex and race/ethnicity. In alternative models wheie 
we examined suicides for men and women (regardless of race/ 
ethnicity), we found no significant differences in the effect of 
foreclosures. From those models we would have drawn the 
inaccurate conclusion that therp were no sex differences in the 
foreclosure-suicide relationship. However, the findings in Table 3 
clearly demonstrate substantial sex differences, but that these 
differences are limited to whites (z-tests confirm that the gender 
differences among blacks and Hispanics are non significant.). 
Moreover, the magnitude of the coefficient for foreclosures on 
white males is consequential, such that a one percentage point 
increase in the REO rate is associated with an additional 0.91 
suicides per 100,000 people. Given that suicide rates increased 
by approximately 4 suicides per 100,000 over the recessionary 
period, the magnitude relative to the change in the suicide rate is 
substantively meaningful. Furthermore, when we calculate 
standardized coefficients in the white male model, we find that 
the foreclosure effect (B = 0.07) is considerably larger than other 
measures that have featured prominently in macro-level suicide 
research, such as unemployment (B = 0.04).

Though the results in Table 3 suggest that the housing crisis 
has disproportionately affected suicide among white men, this 
finding is net entirely unqualified For while tne foreclosure ef
fect in the white-male model is 32 percent larger than in the 
black-male model, these effects are not significantly different 
based on z-tests That said, given the pattern for white men, the 
weight of the evidence is more in line with the relative depri
vation hypothesis than the hypothesis that minority suicide rates 
were disproportionality affected by the foreclosure crisis.

support for this explanation in model 1, Table 4, where we include a 
measure for home ownership (in addition to our full specification 
from Table 3). In this model, net of ownership rates, the effect of 
foreclosures on white-male suicides remains positive and signifi
cant, and the magnitude of this association is unchanged (compare 
to model 1, Table 3).

Next we consider the import of gun availability. Studies show 
significant racial/ethnic and gender differences in gun ownership, 
with white-men having the highest rates of gun possession (Morin, 
2014). Combined with research identifying gun availability as a risk 
factor for suicide (Miller et al., 2002), cur results could be reflecting 
group differences in the pievelance of guns. To account for this, we 
use a proxy for gun ownership, measured as the percentage of 
suicides committed by fiiearm. The use of a proxy is necessitated by 
the fact that longitudinal measures of gun ownership that are 
racial/ethnic-gender specific are not available in surveys or crime 
statistics at the MSA-level. The validity of this measure has been 
empirically vetted in prior research, evidencing significant corre
lations with survey-based measures of gun ownership (Miller et a!., 
2002). The inclusion of this measure in model 2, Table 4, does not 
alter our results, suggesting that the foreclosure-suicide nexus is 
not confounded by the prevelance of guns among white-men.

Drawing from research on the rise of opioid dependence in 
recent years, especially among whites (Case and Deaton, 2015), we 
also consider group differences in drug activity as a porential 
explanation for our results. We use the drug overdose mortality 
rate to measure racial/ethnic-gencer differences in drug activity 
(Light and Ulmer, 2016). Like the gun proxy, measures of drug 
addiction at the MSA-level for different racial/ethnic-gender groups 
are unavailable in crime statistics and surveys, thus necessitating 
the use of an alternative data source. Accounting lor this measure in 
model 3 does not change the main results Indeed, across models 
1—3, the effect of foreclosures on white-male suicides is substan
tively and statistically indistinguishable. This pattern holds even 
when we include all three potential confounders simultaneously in 
model 4, but only for white men. When we introduce these three 
variables for other groups (e.g. white women, black men, etc.), none 
of the foreclosure effects are significant at traditional levels (results 
shown in the Appendix).

Our last set of models addresses a potential timing concern in 
the main analysis. Namely, foreclosures may have a delayed ef
fect on suicidal behavior. We address this concern by replicating 
our robustness models with all of the independent variables 
lagged by one year. Across models 5 -8, the pattern in the uata is 
clear. Even though the lagged measures reduce the sample size 
by one sixth (174 MSA-years), increased foreclosures are signifi
cantly associated with rising suicides for white-men. Taken 
together, the results presented in Table 4 provide further evi
dence that the link between the housing crisis and white-male 
suicides is substantively significant.

4.3. Alternative explanations for rising white male suicides

While our choice of control variables is informed by recent 
theoretical and empirical research, there are otner potential ex
planations for these findings. We consider three key alternative 
explanations, including group differences in (1) home ownership; 
(2) gun availability, and (3) opioid addiction.

Beginning with home ownership, it could simply be that white- 
men were most at risk when the housing bubble burst due to dif
ferences in home ownership rates. Descriptive statistics generally 
confirm this point; in 2005, the homeownership rate among white 
men in our sample of MSAs was 77 percent. For black and Hispanic 
men, the rate cf home ownership was only 47 and 48 percent, 
respectively (comparable figures for white, black, and Hispanic 
women were 76%, 44%, and 51% respectively). Thus, it may not be 
that white-men were more affected by the foreclosure crisis, but 
that they were most exposed to its effects. However, we find no

5. Discussion

The Great Recession and Foreclosure Crisis devastated families 
and communities, which led to diminished population health and 
mental health, and contributed to rising suicide rates (Arcaya et al., 
2014' Houle, 2014: Houle and Light, 2014; Osypuk et al., 2012; 
Pollack et al., 2011). However, little is known about whether and 
how the rise of home foreclosures influenced the suicide rates of 
some social groups but not others. From our analysis into this 
question, three key findings emeiged. First, we find that as fore
closures increased in U.S. metro areas, suicide rates also increased, 
offering evidence that the foreclosure crisis is a unique and
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Table 4
Does home ownership, gun availability, or drug abuse explain the association between foreclosures and white male suicide?

Model 1 Model 4Model 2 Model 3

b Robust SE b Robust SE b Robust SE b Robust SE

Focal Measure 
REO Foreclosure Rate 1.01*'0.96' 0.30 0.96' 0.29 0.93' 0.29 0.30

Confounders 
Home Ownership 
Gun Availability 
Drug Activity

Specification and Summary Information 
Controls
Year Fixed Effects 
MSA Fixed Effects

0.11 0.09 0.09 0.09
-0.04* -0.04*0.02 0.02

0.00 0.010.01 0.00

Yes Yes YesYes
Yes Yes Yes Yes
Yes Yes YesYes

R2 0.88 0.88 0.880.88
N (MSA-years) 1044 10441044 1044

Lagged Independent Measures Model 5 Model 6 Model 7 Model 8

b Robust SE b Robust SE b Robust SE b Robust SE

Focal Measure 
REO Foreclosure Rate 0.72* 0.69* 0.70*0.32 0.69*032 0.32 0.32

Confounders 
Home Ownership 
Gun Availability 
Drug Activity

Specification and Summary Information 
Controls
Year Fixed Effects 
MSA Fixed Effects

0.06 0.10 0.05 0.10
0.01 0.010.02 0.02

0.00 0.00 0.00 0.00

Yes Yes Yes
Yes

Yes
Yes Yes Yes
Yes Yes Yes Yes

R2 0.89 0.89 0.890.89
N (MSA-years) 870 870 870870

*p < 0.05 **p < 0.01
Notes: Models include all MSA-level controls shown in Table 3, in addition to MSA and year fixed effects.

*p < 0.001 (two-tailed tests).

suicidogenic feature of the great recession, though we would note 
that this coefficient was only marginally significant in the final 
model specification. Second, we find that the association between 
foreclosures and suicide was generally strongest among white men, 
providing some support for theories of relative deprivation and the 
perspective that white men experienced status anxiety in the wake 
of the housing crisis. Finally, we find no evidence that rising fore
closures were more strongly associated with suicide rates of black 
and Hispanic men and women, who experienced the brunt of the 
foreclosure crisis.

Overall, the findings of our study align with a growing literature 
that suggests that whites, and white men in particular, are experi
encing worsening health and well-being in a context of economic 
and social change. Theoretically, our findings dovetail with recent 
work by social scientists who find that high status groups—who are 
socialized to believe that they will be successful—experience a 
great deal of shame and self-blame when they experience social 
and economic loss (Newman, 1999; Norris, 2016; Ridgeway, 2014). 
Our results are also consistent with and perhaps provide a partial 
explanation for recent research that shows that whites—and white 
men in particular—have experienced increased morbidity and 
mortality over the past decade relative to other social groups (Case 
and Deaton, 2015).

This study also informs discussions on the recent decline in 
life expectancy among white women (Montez and Zajacova, 
2014). Within this research, factors such as poverty have been 
implicated, but the effect of the recession and foreclosure crisis 
has received limited attention. While our results suggest white 
men were particularly affected by foreclosures, they also

demonstrate that white women did not emerge unscathed from 
the housing crash. Future research should consider how the 
recession and foreclosure crisis may be linked to rising mortality 
rates among this group.

From an empirical standpoint, our findings also demonstrate 
the importance of exploring heterogeneity in the association 
between foreclosures and suicide. Had we examined the link 
between foreclosure and overall suicide rates, we would have 
failed to see that the foreclosure crisis seemingly had larger 
impacts on the suicide rates of some groups, but not others. This 
aligns with a growing theme in the sociological literature that 
the foreclosure crisis is inextricably linked to current systems of 
inequality (Rugh and Massey, 2010), and thus has the potential to 
exacerbate social disparities in well-being (Houle, 2014). Impor
tantly, this finding may help explain why the suicide gap be
tween white men and women increased during the recession in 
places like Las Vegas - from 31.6 in 2005 to 38.6 in 2010-where 
the foreclosure rate increased substantially but employment 
differences between white men and women changed little 
(from -1.2 in 2005 to 0.84 in 2010). Thus, our study provides 
clarifying context to recent descriptive research that shows dis
parities in suicide have changed during the recessionary period 
(Murphy et al., 2013; Sullivan et al., 2013).

While our study makes an original contribution by providing 
the first examination of the association between rising home 
foreclosures and suicide for different sex and racial/ethnic 
groups, it is not without limitations. First, the ecological fallacy is 
a concern (Catalano, 1991). Because we use aggregate data, it is 
not clear from our analysis whether directly experiencing

►
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foreclosure, or living in a high foreclosure area are better pre
dictors of suicide. Theoretically, both processes are likely opera
tive. For example, those who are going through foreclosure may 
experience feelings of failure and blame from themselves and 
others for their loss of status, which may increase their risk of 
poor mental health and suicide. In addition, living in a commu
nity gutted by foreclosures may invoke feelings of status loss and 
insecurity as the local social and economic conditions deterio
rate, and family wealth evaporates because of declining home 
values. To address these issues, future research should employ 
multi-level data in order to better understand the contextual and 
individual-level predictors of suicide (Denney et al„ 2015). A 
related limitation of this study is that we do not directly measure 
our theoretical mechanism (status anxiety/threat) that explains 
why white men are more prone to suicide in the foreclosure 
crisis. Although we can adjust for alternative explanations—such 
as gun ownership, opioid use, and home ownership, at least two 
of these measures (gun ownership and opioid use) are indirect 
proxies.

Second, due to small cell counts at the MSA-level, our mea
sures of group-specific suicide rates do not capture all race/eth
nicities (e.g. Asians), and do not consider heterogeneity within 
groups (such as nativity differences among Hispanics). In addi
tion, our analysis only goes up to 2010, and though the fore
closure crisis peaked in that year (RealtyTrac, 2015b), 
foreclosures remained high after this period. Future research 
should continue to examine the long-term nexus between fore
closures and suicide, as the health consequences of the housing 
crisis are likely to be felt for years to come (Houle, 2014; Suhrcke 
and Stuckler, 2012). Finally, while the longitudinal measures used 
here help us gain leverage on the foreclosure-suicide link, our 
analysis still precludes causal conclusions. We have tried to ad
dresses several alternative explanations, and in supplementary 
models where we include a measure of residential mobility (the 
percentage of householders who moved in the past year), the 
pattern of results is entirely unchanged (available on request). 
Still, other theoretical explanations for these findings are plau
sible. Future research should therefore continue to explore the 
utility of role conflict or status threats for understanding the 
social determinants of, and social disparities in, suicide. For 
example, measures of relative social status (such as relative in
come) may provide more insight into this process than absolute 
measures of social status (McLeod, 2014). It may also be that

aspects of the social environment (such as social cohesion) may 
lessen status threats or relative deprivation experienced by 
advantaged groups. At the very least, our analysis suggests that 
suicide rates of white men rose most in areas of concentrated 
home foreclosures.

Despite these limitations, this study provides new evidence 
on the uneven effects of the foreclosure crisis on suicide across 
race/ethnic and sex groups. Contrary to conventional wis
dom—which would suggest that the most disadvantaged groups 
that were most exposed to the foreclosure crisis would experi
ence the greatest increase in suicides—we find instead that the 
impact of foreclosure on suicide was concentrated among white 
men. This supports the notion that white men—arguably the 
highest status and most privileged group in U.S. society
—experienced status threats as their privileged position began to 
erode during the foreclosure crisis. That is, those at the top had 
the furthest to fall.

Our study answers recent calls for work on mental health and 
suicide to more thoroughly integrate social psychological factors 
(McLeod, 2015; Schnittker and McLeod, 2005), with our findings 
suggesting that status anxiety may be an important driver of 
social disparities in suicide. As social scientists grapple with the 
importance of relative versus absolute social position for well
being (Link et al., 2013; McLeod, 2014), our study suggests that 
relative changes in social position, particularly the precarity of 
privilege, may be an important piece of the puzzle for under
standing social disparities in suicide during times of social and 
economic upheaval.
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Appendix

Associations Between Foreclosures and Race/Eth. by Sex Specific Suicide, 2005-10: Accounting for Home Ownership, Guns, and Drugs.

Model 2 Model 3 Model 4Focal Measure Model 1 Model 5

Black-Men Black-Women Hispanic-Men Hispanic-WomenWhite-Women

b Robust SE Robust SE b Robust SEb Robust SE b b Robust SE

Focal Measure 
REO Foreclosure Rate

Confounders 
Home Ownership 
Gun Availability 
Drug Activity

Specification and Summary Information 
Controls
Year Fused Effects 
MSA Fixed Effects 
N (MSA-years)

0.640.15 0.12 0.47 0.25 0.19 -0.29 025 0.10 0.10

-0.01 0.05 0.04 0.00 -0.01 0.03 0.020.05 0.02 0.01
o.oi 0.000.00 0.01 0.01 0.00 0.00 0.01 0.00 0.00

***0.02*- 0.00 0.00 0.00 0.01 -0.020.00 0.04 0.03 0.01

Yes Yes YesYes
Yes

Yes
Yes Yes Yes Yes
YesYes Yes Yes Yes
1044 1044 10441044 1044

*p < 0.05 **p < 0.01 ***p < 0.001 (two-tailed tests).
Notes: Models include all MSA-level controls shown in Table 3, in addition to MSA and year fixed effects. Due to missing information on gun availability for certain groups,
models are calculated on multiply imputed data using Stata's ICE command (5 total imputations).
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Do Plans Matter?
The Effects of Light Rail Plans on 
Land Values in Station Areas

GerritJ. Knaap, Chengri Ding, & Lewis D. Hopkins

n this article we examine the effects of plans for light rail transportation on vacant 
residential land values in Washington County, Oregon. Our purpose is threefold. 

First, our examination contributes to the small but growing body of literature on the 
effects of light rail plans on urban property values. Previous studies have focused on 
improved property values and found that plans for light rail transit have met with 
mixed reactions. Some welcome the potential increase in accessibility and relief from 
congestion, while others decry the potential for increased density, pedestrian traffic, 
and crime. Our results, which focus on vacant land values, show that in one corridor of 
one metropolitan area participants in the land market view the potential good as out
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of course, using zoning, building codes, tax incentives, or other forms of market inter
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respond to the announcement of plans. Thus, in this article we offer limited support 
for a model in which plans serve as an instrument for local governments to shape 
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values. We then describe the effect the light rail system is 
intended to have or. Washington County development pat
terns and the role that plans can play in facilitating such devel
opment. After describing our methods, we present empirical 
results that show that plans for light rail investments can affect 
land values even before such investments have been made. 
Based on this evidence, we conclude that planning by local 
governments can affect the urban development process by 
changing expectations, increasing land prices, and thus dis
couraging premature, low-density development in future light 
rail transit areas.

announcements will at most prompt a sorting effect, in which 
those who value proximity to light rail transportation outbid 
others for property in the station areas. Without the announce
ment, such sorting will occur, but only after construction 
begins. Plans in these situations are not likely to affect the tim
ing and character of urban development due to the high cost 
of redevelopment. When plans for light rail investments in 
undeveloped areas are announced, however, the timing and 
character of development can be affected. Furthermore, to 
increase ridership and revenues, it behooves the operator of 
the light rail system to announce its plans explicitly for this 
purpose.

In a recent article in this journal, Knaap, Hopkins, and 
Donaghy (1997) presented a formal model of how plans can 
play an influential role in the urban development process 
Based on work by Intriligator and Shcshinski (1986) and 
Spence (1973), plans in their model serve as a means by which 
local governments signal their intended actions to developers. 
In die case of plans for light rail, landowners informed by plans 
anticipate increases in accessibility around light rail stations 
and bid up land values. These increases in land values—which 
occur even before the light rail system is operating—create a 
disincentive to develop at low densities, encourage land own
ers to delay development until the light rail system begins oper
ation, and encourage high-density development. Through 
effects on land values, then, the timely announcement of trans
portation plans can serve as an unobtrusive means of coordi
nating government investments in transportation infrastruc
ture with private investments in urban form. Social welfare in 
their model thus rises through the improved coordination of 
public and private investments.

► Previous Research

Many studies have examined the effects of light rail infra
structure on urban real estate markets (for a recent review, see 
Huang 1996). Most of these studies examine changes in land 
values after a light rail system is in service. A few studies have 
also examined the preservice impacts of light rail plans. All 
used some form of hedonic price estimation Damm et al. 
(1980) examined the preservice impacts of the Washington, 
D.C., Metro on the values of single-family dwellings, multifam
ily building's, and retail establishments from 1969 to 1976. 
They found that property values near Metro station loca
tions—especially retail property values—rose significantly 
even before Metro began operation. Fergusan, Goldberg, and 
Mark (1988) examined the preservice impacts ofVancouver’s 
Advanced Light Rail Transit (ALRT) system on single-family 
pioperty values during the period from 1971 to 1983. They 
found that single-family land values near station locations 
increased approximately three years after the station locations 
were announced and one year before the ALRT system began 
operation. Gatzlaff and Smith (1993) examined the effects of 
Miami’s Metrorail system on single-family property values dur
ing the period from 1971 to 1990 using hedonic price estima
tion and repeat sales methods. Using both methods, they 
found that the Metrorail system had at most weak impacts on 
single-family property values. McDonald and Osuji (1995) 
examined the preservice impacts of Chicago’s Midway line on 
estimated residential land values in 1980 and 1990. They found 
large and significant increases in land v alues three years before 
the Midway line began service.

Though mixed, die research to date generally supports the 
proposition that the announcement of plans for light rail can 
influence the value of developed land. The implication is that 
markets do react to the information content in plans. But die 
announcement of the plans in these situations has no explicit 
purpose. That is, because all previous research has been con
ducted in fully developed areas, the effects of plan

► Context

To examine the effects of plans we use data on land sales in 
Washington County, Oregon, which contains the Western cor
ridor of the Pordand metropolitan area. In this corridor anew 
light rail system began operation in 1998, connecting down
town Hillsboro and Beaverton widi downtown Portland and 
the light rail system east of Pordand.1 Ambitious plans for the 
metropolitan area call for high-density de velopment along the 
light rail corridoi to relieve pressure for expanding the urban 
growth boundary. By focusing our analysis on this corridor of 
the metropolitan area, we seek to evaluate whether the infor
mation in plans is capitalized into land values and thus plays a 
role in altering development patterns. Although preliminary 
plans for die Western segment were developed in the early 
1980s, the location of the far Westside line and stations were 
officially approved by the Tri-Met board of directors, the city of
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Hillsboro, Washington County, and Metro on 28 July 1993
(Tri-Met 1994). We use this as the relevant date of plan

2announcement.
A unique feature of the Westside light rail alignment that 

facilitates and motivates the analysis here is that much of the 
Westside alignment passes through undeveloped greenfields— 
with the explicit intent of facilitating transit-supportive urban 
development. Thus, unlike all previous studies of light rail 
effects, our study examines the preservice impacts on vacant 
land values. Previous research has shown that even when prop
erty values are affected, light rail plans and investments have 
had little impact on urban development patterns (Landis and 
Cervero 1999), perhaps because increases in property values 
have been insufficient to offset die costs of redevelopment. 
Our test for preservice impacts on vacant land values provides 
a test of whether the announcement of plans can be used to 
encourage transit supportive developmentbyaltering the mar
ket conditions that govern the initial pattern of urban develop
ment. This represents the empirical context through which 
plans by local governments can increase land values and social 
welfare.

Exactly when effects on land value are likely to appear is 
also uncertain. As in all major urban transportation projects, 
the planning period for the Westside light rail was long and 
included the development of preliminary plans, the prepara- 
don of environmental impact statements, the announcement 
of preferred station locations, and the final appropriadon of 
funds. Information about the light rail system, the location of 
the stations, and expectations concerning the probability that 
the line will indeed begin operation thus accumulates gradu
ally over time. To examine how land values change over time, 
we present regression results for one year before the station 
locations were announced, the year the locations were 
announced, and two years afterwards. Because we have partic
ular interest in the effects of plans, however, we focus specifi
cally on changes in land values that occurred following the 
announcement of the station locations but before new zoning 
codes and incentive programs were adopted.

To conduct our empirical analysis, we use three forms of a 
hedonic regression equation with the price per acre of land as 
the dependent variable. Equation 1 includes a set of control 
variables, a set of interactive terms that capture the value of 
proximity to planned station locations in each year, and a vari
able used to capture price trends in land values:

► Empirical Approach
(1)+ iXi+ j* (HAU'MI*YEAR})

+ *(ONEMI*YEARj) + *TIME+u,

where P= sales price per acre of land; X = a vector of locational 
attributes; IIALEM]= a dummy variable that equals 1 if the par
cel is located within half of a planned station; ONEMI = a 
dummy variable that equals 1 if the parcel is located within one 
mile of a planned station; YEAR = a dummy variable set to 1 if 
the parcel was sold in 1992, 1993, 1994, or 1995 (in the regres
sion equation YEAR is replaced by 1992, 1993, 1994, or 1995); 
TIME= date of sale indexed by month (1 =January 1992); and 
u = a random error.

The X vector includes standard site and neighborhood 
characteristics and a variety of accessibility (transportation net
work) measures and land use regulations that have been used 
in previous analyses of tire Washington County land market 
(Knaap 1985; Nelson 1988). The interactive variables 
(ONEMI*YEARj) and (HALFMI*YEARj) capture the difference 
in land values between parcels located within one mile or half a 
mile of a planned station in each year. The TIME variable is 
included to capture the effects of inflation.3 The reference 
group, or omitted category, includes those parcels farther than 
one mile from a planned station.

Equation 2 separates the effects of distance to a planned sta
tion into two periods, before and after the station locations 
were announced:

P=

The effects of plans to build a light rail system are likely to 
vary by location and over time. Precisely how these effects will 
vary over time and space are unknown. It is likely that the value 
of proximity to a light rail station diminishes with distance 
from the station; how rapidly is uncertain. Other researchers 
have used two approaches. Damm et al. (1980); Fergusan, 
Goldberg, and Mark (1988); and Gatzlaff and Smith (1993) 
examined the relationship between property values and a con
tinuous measure of distance to a planned station. McDonald 
and Osuji (1995) and Al-Mosaind, Duecker, and Strathman 
(1993) examined whether property values were higher within 
half a mile and 500 meters, respectively, of light rail stations. 
For three reasons we chose to focus on property values within 
one-half and one mile of planned stations. First, we expect that 
the value of proximity to light rail stations is limited to property 
within walking distance, which is probably no further than one 
mile. Second, the proposed light rail line runs through a nar
row urban corridor near the center of Washington County, and 
we are interested in changes in land values within the corridor, 
not changes in the value of land throughout the corridor. 
Finally, Tri-Met and Washington County have focused their 
plans on transportation-oriented development within half a 
mile of the planned stations. Thus, for policy purposes, this is 
the area of greatest interest.
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Table 1.
Variable definitions.

(2)P= 0+ j#,+ (ONEMEkBEIORE)
+ „* (ONEMI*AFTER) + u * (JIALFMI*BEFORE) 
+ a*{IIALFMI*AFlER) + t*TIME+u, Attribute Definition

where BEFORE= a dummy variable set to 1 if the parcel was sold 
before the station locations were announced, and AJr!ER = a 
dummy variable set to 1 if the parcel was sold after the station 
locations were announced.

In Equation 2, the interactive terms ONEMI*BEFORE and 
HALFM1*BEFORE capture the value of proximity to a planned 
rail station before the plan was announced. If the proximity to 
planned stations had no value before the station locations were 
announced, then the coefficient on this variable should be 
insignificant. The interactive terms ON EM I *A FI ER and 
IIALFMI*AFTER capture the value of proximity to a planned 
rail station after the plan was announced. If the proximity to 
planned stations became valuable after the station locations 
were announced, then the coefficient on this variable should 
be positive and significant.

Finally, Equation 3 captures the increment in value of the 
station location announcement:

PRICE
ACRES
SCHEXP

Sale amount of parcel in dollars 
Parcel size in acres
School district expenditures in dollars per pupil 

in 19S3
Student-teacher ratio in 1993STUTEA

FLOOD Dummy variable indicating that a portion of the 
parcel lies within the flood plain (1 = inside) 

Measures allowable density for residential parcels in 
dwelling units per acres

Dummy variable indicating that parcel lies within 
150 feet of a major road (1 = inside)

ONMINRD Dummy variable indicating that parcel lies within 
150 feet of a minor road (1 = inside)

DENSITY

ONMAJRD

MEDHOUS Median household value of the parcel’s census tract 
DPARk Distance in feet to nearest park or open space 

Limited tax rate of parcel
Month parcel sold; continuous variable ranging 

from 1 to 56, where 1 =January 1992 and 
56 = August 1996

Distance in feet from parcel to Portland central 
business district

TAXRAT
TIME

DPRCBD

DBECBD Distance in feet from parcel to Beaverton central 
business district

Distance in feet to nearest sewer line 
Dummy variable indicating parcel is sold before the 

announcement (1 = before)
Dummy variable indicating parcel is sold after the 

announcement (1 = after)
Dummy variable indicating parcel lies within 

half-mile zone to proposed light rail stations 
Dummy variable indicating parcel lies within 

one-mile zone to proposed light rail stations 
Dummy variable indicating a transaction occurred 

in 1992
Dummy variable indicating a transaction occurred 

in 1993
Dummy variable indicating a transaction occurred 

in 1994
Dummy variable indicating a transaction occurred 

in 1995

(3)P= o+ ,A, + f\UALFMf) + * (ONEMI)
+ af(HALl<Ml *AF1ER)
+ „ * (ONEMI*A FTER) + r* TIME + u.

DSEWER
BEFORE

AFTERIn Equation 3, die variables IIALFMI and ONEMI capture 
the value of proximity to the planned station before and after 
the station locations were announced. The interactive terms 
IIALFMI*A1'TER and ONEMI*AI'TER capture any increase in 
the value of proximity that followed the announcement of the 
station locations. If the coefficients on these terms are positive 
and significant, then the announcement of the station loca
tions increase die value of parcels located near die stations.

HALFMI

ONEMI

YEAR92

YEARQ'i

YEAR91

YEAR95
► Data

Our data include all sales transactions of vacant residential 
parcels located within the urban growth boundary from Janu
ary 1992 to August 1996. For each parcel sold we also obtained 
data from various sources on size of the parcel in acres, expen
ditures per student in the pertinent school district, median 
income of the pertinent census tract, property tax rates, dis
tance from the Pordand and Beaverton central business dis
tricts (CBDs), distance to the nearestsewer trunk line, distance 
to major and minor roads, distance to the nearest light rail sta
tion, and location of the parcel relative to the floodplain. Data 
sources include ihe Regional Land Information System devel
oped by Metro, the Washington County Tax Assessor’s files, 
and the Oregon Department of Education. Variable

definitions and descriptive statistics are presented in Tables 1 
and 2, respectively.

As shown in Table 2, the data include 1,537 observations for 
which all attributes could be obtained. The average sale price is 
about $51,400 per acre, while the average lot size is approxi
mately 0 4 acres. Examining the effects of plan announcement 
on vacant land prices has a number of advantages, as discussed 
above; the disadvantage is that the number of sales observa
tions is limited—especially widiin the station areas. Between 
1992 and 1996, there were 25 (or 1.6 percent of the entire sam
ple) vacant lots sold within half a mile of the proposed stations;
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Table 2.
Descriptive statistics.

Table 3.
Price effects of proximity by year 

(dependent variable: PRICE/ACRES).M Maximum Minimum SD
Variable Coefficient t Statistic

PRICE
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
AFTER
HALFMI
ONEMI
YEAR92
YEAR93
YEAR94
YEAR95
YEAR92*ONEMI
YEAR93*ONEMI
YEAR94*ONEMI
YEAR95*ONEMI

51,436.84 
0.397908 
5,685.74 
20.74886 

0.03123 
5.436565 
0.116461 
0.072219 

96,253.94 
2,081.755 
15.67437 
30.11776 

52,291.19 
26,900.2 

844.7936 
0.752115 
0.016265 
0.092388 
0.154847 
0.146389 
0.309044 
0.337671 
0.019519 
0.013663 
0.024073 

0.03123 
HALFMI*BEFORE 0.004554 
HALFMI*AFTER 0.011711 
ONEMI*BEFORE 0.030579 
ONEMI*AFTER 0.061809

833,000
18.33
8,360

38,381.97
1.16286

774.9963
1.982032
0.173994
1.310034
0.320881
0.258934
20,738.14
3,247.368

4.11182
14.12296
17,043.52
14,607.33
2,624.339
0.431926
0.126536
0.289667
0.361877
0.353611

0.46225
0.47307

0.138384
0.116125
0.153325
0.173994
0.067354
0.107617
0.17223

0.240886

1,600
0.0588 9.0781***

-0.6446***
0.3836***
0.1267

-0.1790***
-0.0158
-0.1281***
-0.1465***
0.1923***

-0.0388***
-0.0228

0.1146***
-0.4704***

0.1359***
0.0040

-0.0653
0.0629
0.7066***
0.2134***

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
YEAR92*HALFMI
YEAR93*HALFMI
YEAR94*HALFMI
YEAR95*HALFMI
/{-squared
Adjusted /{-squared

8.28
4,083 -51.84

17.125.5 5.04
1 0 1.16
6 1 -3.94

-0.77
-4.24
-1.96

1 0
1 0

141,200
74,302.06

24.0908

60,800
117.13 3.99

0 -3.37
-1.74
10.03

-10.95

56 1
174,311.2
150,797.6
57,822.19

17,513.39
2,957.361

0.699 4.98
1 0 0.61

01 -0.53
1 0 0.30

01 4.76
1 0 2.42
1 0 0.7250

0.72181 0
01

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
YEAR92*ONEMI
YEAR93*ONEMI
YEAR94*ONEMI
YEAR95*ONEMI
/{-squared
Adjusted /{-squared

7.778.8140***
-0.6407***

0.3968***
0.1327

-0.1852***
-0.0149
-0.1293***
-0.1412***

0.1990***
-0.0404***
-0.0247

0.1149***
-0.4672***

0.1390***
0.0049
0.0508
0.0145
0.1011*
0.0945*

1 0
-51.231 0

5.071 0
1.141 0

-3.97
-0.72
-4.14
-4.75

1 0
1 0
1 0

4.04
-3.43
-1.8518 of those were sold after the announcement. During the 

same period, there were 142 (or 9.2 percent of the entire sam
ple) vacant lots sold within one mile, 95 of which were sold 
after the announcement.

9.71
-10.77

5.03
0.74
0.87
0.21
1.95► Results 2.03

0.7213
0.7180Table 3 presents the regression results. All variables, except 

for the dummy variables, are transformed into log values. Coef
ficients therefore can be interpreted as elasticities.4 The rela
tionships between land values and most of die independent 
variables are highly significant and conform with expectations. 
As in most studies, land values per acre decrease with parcel 
size, reflecting diminishing marginal utility of lot size or econo
mies of scale in the subdivision process (Colwell and Munneke 
1997) . ’ Land values also decrease with distance from a public 
park or open space, the property tax rate, and widi distance 
from downtown Portland. Interestingly, the effects of density 
zoning are insignificant. Land values are lower for parcels

Note: The top set of numbers present the effects of plans on land 
values within one-half mile of the station location, and the bottom 
set of numbers present the effects on land values within one mile of 
the station location.
*p= .10 (two-tailed). p= .01 (two-tailed).

located in a floodplain and for parcels adjoining a major or 
minor road. Land values increase with time, per pupil expendi
ture by the pertinent school district, and the median housing 
value of the pertinent census tract. Finally, land values 
increased on average approximately 11 percent per year.7
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Table 4.
Price effects of proximity before and after plan 

announcement.

The relationships between land values and the variables 
used to capture the effects of transportation plans also are sig
nificant and conform with expectations. As shown by the coef
ficients on the interactive terms YEAR*FIALFM1 in Table 3, 
land values within half a mile of a planned station were not sig
nificantly higher than land values elsewhere in 1992 and 1993, 
but were 71 percent higher in 1994 and 21 percent higher in 
1995. As shown by the coefficients on the interactive terms 
YEARj*ONEMI, land values within one mile of a planned sta
tion were not significantly higher than elsewhere in 1992 and 
1993 but were 10 percent higher in 1994 and 9 percent higher 
in 1995.

As shown by the coefficients on the interactive variables 
ONEMI*BEFOREa.nd HALFMI*BEFOREin Table 4, the value of 
parcels near planned station locations was slightly but not sig
nificantly lower than others in the study area before the station 
locations were announced. But as shown by coefficients on the 
variables ONEMI*AFTER and HALFMI*AFFER, the prices of 
parcels located within half a mile of a planned station were 31 
percent higher than elsewhere in the study area if they were 
sold after the plans were announced and 10 percent higher if 
they were located within one mile of a planned station 
location.

Because of the small number of sales observations close to 
the stations before the station locations were announced, it is 
possible that the coefficient on the variables ONEMI*BEFORE 
and IIALFMI*BEFORE were insignificant because there were 
too few observations. To dismiss this possibility we examined 
whether the value of proximity changed after the station loca
tions were announced. As shown by the coefficients on the vari
ables ONEMI and IIALFMI mile in Table 5, the value of parcels 
located within one mile and half a mile of a planned station 
were not consistently higher titan parcels located elsewhere in 
the study area. As shown by the coefficients on the variables 
ONEMI*AFrFER and HALFMI*AFTER, however, the parcels 
within one mile of a planned station were 9 percent higher 
after the station locations were announced and for parcels 
within half a mile were 36 percent higher after the locations 
were announced. Thus, the evidence strongly suggests that the 
announcement of plans for the construction of light rail sta
tions in Washington County increased the value of land 
located near the planned stations, especially for parcels 
located within half a mile of planned stations.

Whether these effects are strong enough to alter urban 
development patterns significantly, however, remains uncer
tain. Although land values within half a mile were approxi
mately 70 percent higher in the year after the station locations 
were announced, the value of parcels sold two years after the 
announcement were only 20 percent higher than parcels sold 
before the announcement. Perhaps there were a number of

Variable Coefficient t Statistic

9.057801***
-0.644003***

0.388366***
0.123983

-0.181035***
-0.015363
-0.128556***
-0.144696***

0.191428***
-0.0388***
-0.022272

0.113676***
-0.469646***

0.134891***
0.00399

-0.05037
0.310008***

8.246172
-51.67249

5.089455
1.14411

-3.996575
-0.741853
-4.247787
-4.885748

3.960674
-3.364106
-1.699193

9.920048
-10.9092

4.93595
0.612217

-0.441634
4.276899

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
HALFMI*BEFORE 
HALFMI*AFTER 
7?-squared 
Adjusted //-squared

0.72329
0.720377

7.942647
-51.30137

5.117209
1.068854

-3.984789
-0.664556
-4.179561
-4.72899

4.11458
-3.463077
-1.72335
9.530512

-10.84235
5.112538
0.741139
0.222895
2.945462

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
ONEMI*BEFORE
ONEMI*AFTER
/’-squared
Adjusted A-squared

8.846913***
-0.640713***

0.392701***
0.117159

-0.18411***
-0.013829
-0.127873***
-0.140566***

0.203133***
-0.040624***
-0.022849

0.112507***
-0.469072***

0.141465***
0.004855
0.010551
0.102248***

0.721484
0.718552

Note: The top set of numbers present the effects of plans on land 
values within one-half mile of the station location, and the bottom 
set of numbers present the effects on land values within one mile of 
the station location.

p= .01 (two-tailed).

developers waiting to buy and did so immediately after the 
announcement. Whether these price effects will be sustained 
over the long run or represent a speculative bubble remains 
uncertain. Furthermore, even if land values remain 20 percent 
to 70 percent higher in light rail station areas, it is unclear 
whether differences of this magnitude are sufficient to alter 
the density of residential development significantly. If the 
experience of other cities and of the Eastside segment of the
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► Summary and ConclusionTable 5.
Price effects of announcement.

Using data on vacant land sales in Washington County, Ore
gon, we examined whether die reladonships between land val
ues and proximity to planned stations changed after their loca
tions were announced. We found that they did. Our empirical 
results add to the growing body of literature that suggests that 
plans to invest in transportation infrastructure can affect prop
erty values even before the infrastructure is in place. Further
more, we found that plans for light rail investments had posi
tive effects on land values. Based on these findings, we cannot 
assert that similar effects will necessarily result from similar 
announcements in other metropolitan areas or even in other 
corridors of the Portland metropolitan areas.

Because we examined the impact of transportation plans 
on vacant land values, however, our results have broader impli
cations. First, our results suggest that information about light 
rail plans is observed by the development community and capi
talized into land values. Economic theory suggests that such 
capitalization is likely to alter the pattern of urban develop
ment in light rail station areas in two important ways. First, 
higher land values will discourage the development of low- 
density housing in the station areas, thus avoiding potentially 
costly redevelopment in future years. Second, high land values 
will encourage high-density, transportation-oriented develop
ment. Such development can not only relieve congestion and 
development pressure on the urban fringe but also increase 
ridership and transit revenues in the near term. Evidence of 
such effects will require additional research.8 If these effects 
come to pass, they suggest that the timely announcement of 
light rail plans can serve as an intentional and unobtrusive 
means of coordinating transportation and land use invest
ments. Finally, our results provide support for a model in 
which planning is a behavior by a rational local government 
that can be used to alter urban development patterns for the 
purpose of increasing social welfare. To the extent that these 
results hold more generally, these results suggest that plans 
indeed matter.

Variable Coefficient t Statistic

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
HALFMI
HALFMI* AFTER
/{-squared
Adjusted /{-squared

9.057801***
-0.644003***

0.388366***
0.123983

-0.181035***
-0.015363
-0.128556***
-0.144696***

0.191428***
-0.0388***
-0.022272

0.113676***
-0.469646***
0.134891***
0.00399

-0.05037
0.360377**

8.246172
-51.67249

5.089455
1.14411

-3.996575
-0.741853
-4.247787
-4.885748

3.960674
-3.364106
-1.699193

9.920048
-10.9092

4.93595
0.612217

-0.441634
2.713987

0.72329
0.720377

7.942647
-51.30137

5.117209
1.068854

-3.984789
-0.664556
-4.179561
-4.72899

4.11458
-3.463077
-1.72335
9.530512

-10.84235
5.112538
0.741139
0.222895
1.640562

Constant
ACRES
SCHEXP
STUTEA
FLOOD
DENSITY
ONMAJRD
ONMINRD
MEDHOUS
DPARK
TAXRAT
TIME
DPRCBD
DBECBD
DSEWER
ONEMI
ONEMI*AFTER
/{-squared
Adjusted /{-squared

8.846913***
-0.640713***

0.392701***
0.117159

-0.18411***
-0.013829
-0.127873***
-0.140566***

0.203133***
-0.040624***
-0.022849

0.112507***
-0.469072***

0.141465***
0.004855
0.010551
0.091697

0.721484
0.718552

Note: The top set of numbers present the effects of plans on land 
values within one-half mile of the station location, and the bottom 
set of numbers present the effects on land values wi thin one mile of 
the station location.
**p= .05 (two-tailed). ***p= .01 (two-tailed).

► Notes

1. More detail and illustrations on activities and land sales in 
this area is available in Ding, Hopkins, and Knaap (1997), and at 
the following Web sites: http://www.urban.uiuc.edu/projects/ 
portland/portland.html and http://www.tri-met.org/reports/.

2. In using this date we recognize that the market may well have 
anticipated the location of stations long before the final decision 
was announced. Our tests that use this date capture only effects on 
land values that reflect the increased certainty that followed the 
final decision.

MAX line apply to the Westside, then complementary zoning, 
public investments, and perhaps subsidies will still be necessary 
to achieve the desired effects (Huang 1996; Landis and 
Cervero 1999). But because the Westside line runs though a 
largely undeveloped area and the initial market response to 
the station location announcement was favorable, there is rea
son for guarded optimism.

http://www.urban.uiuc.edu/projects/
http://www.tri-met.org/reports/
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3. In this specification, TIME captures the combined effects of 
general price inflation and any specific trend in Washington 
County real estate prices.

4. To variables whose minimum values are zero, 0.5 was added 
before transformation into logs. Multicollinearity and serial 
autocorrelation were dismissed usingstandard regression diagnos
tic tests.

5. The significance of the parcel size variable in part reflects the 
large variation in parcel size—from over 18 acres to less than .06 
acres. This is not unexpected since some of the station locations 
are in greenfield sites and large greenfield sites are clearly priced 
less per acre than smaller improved sites.

6. Though this result is insignificant and counterintuitive, the 
effect is plausible. Planners in the Portland metropolitan area have 
taken significant steps to increase development densities, and in 
some locations have recently adopted minimum density zoning. 
Thus, it is plausible to find maximum density constraints 
nonbinding and a price premium for parcels located in areas pro
tected by large-lot zoning.

7. Not controlling for changes in lot size or quality, lot prices in 
the 100 property tax classification actually grew consistently by an 
average of 15.75 percent during the study period (Center for 
Urban Studies 1996).

8. Research by Hanley and Knaap (1998) and Arrington (1996) 
provide preliminary supporting evidence.
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resources available to pay for health care and healthy 

food, which leads to better health outcomes. High- 

quality housing limits exposure to environmental toxins 

that impact health. Stable and affordable housing also 

supports mental health by limiting stressors related to 

financial burden or frequent moves, or by offering an 

escape from an abusive home environment. Affordable 

homeownership can have mental health benefits by 

offering homeowners control over their environment. 

Affordable housing can also serve as a platform for 

providing supportive services to improve the health of 

vulnerable populations, including the elderly, people 

with disabilities, and homeless individuals and families. 

Safe, decent, and affordable housing in neighborhoods 

of opportunity can also offer health benefits to low- 

income households.

Housing is well understood to be an important social 

determinant of physical and mental health and 

well-being. In the context of ongoing national and 

state efforts to reform health care, it is important for 

policymakers to understand the various pathways 

through which housing affects health. Affordable 

housing alleviates crowding and makes more household

A
V

I
As an update to earlier reviews on the relationship between 

housing and health, the authors examined recent research 

on the various ways in which the production, rehabilitation, 

or other provision of affordable housing may affect health 

outcomes for children, aduits, and older adults.1 This report 

is organized around ten hypotheses on the contribution of 

affordable housing to supporting positive health outcomes. 

Overall, the research supports the critical link 
between stable, decent, and affordable housing 
and positive health outcomes.
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weatherization and energy assistance program that can 
reduce overall housing costs, decreases the likelihood of food 
insecurity and unstable housing situations.4

1. ‘ Affordable Housing Can Improve 
Health Outcomes by Freeing Up 
Family Resources for Nutritious Food 
and Health Care Expenditures Access to affordable housing, therefore, can enable families 

to spend more on food and health care, which can improve 
health outcomes. Researchers have found that children in 
low-income families that receive housing subsidies are mere 
likely to have access to an adequate amount of nutritious 
food and to meet “well child” criteria—including the absence 
of developmental concerns, maintenance of a healthy weight, 
and classification as being in good or excellent healtn-than 
children in similar families on the waiting list for housing 
assistance.5

Families paying excessive amounts of their income for 
housing often have insufficient resources remaining for other 
essential needs, including food, medical insurance, and health 
care. These tradeoffs can threa+en the health of all family 
members, particularly children. An analysis of 2012 household 
expenditures found that low-income households that spent 
more than half their income on housing costs, and are 
therefore severely housing cost burdened, spent less on food 
and health care comparec to similar households spending 30 
percent or less of their income on housing. These differences 
in health care and nutrition spending were particularly large in 
ural areas.2 Another study found that increases in statewide 

average rents are correlated with increased rates of food 
insecurity among families with children.3

The connection between unaffordable housing, strained 
budgets, and health outcomes is not limited to children. For 
example, adults living in unaffordable housing are more 
likely to describe themselves as being in fair or poor health 
compared to similar individuals living in affordable housing. 
Cost burdened adults are also more likely to report failure to 
fill a prescription or adhere to health care treatments as a 
result of cost.6 Similarly, adults undergoing a foreclosure have 
a significantly higher likelihood of failing to fill a prescription 
due to cost and are less likely to have health insurance 
coverage compared to the general population.7

Utility costs are also an important part of total housing 
costs. Programs that lower home utility and energy costs 
to reduce overall housing costs have been shown to impact 
the ability of households to purchase sufficient amounts of 
food. One study found that participation in the Low Income 
Home Energy Assistance Program (LIHEAP), a federal home
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Green and Healthy Homes Initiative: 
A Comprehensive Approach 
to health and Housing

r i
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When afforaaoie housing options are 'imited, households often 
end up living in substandard or poorly maintained housing, 
which can ocse a varlety of heaith risks, improving the safety 
and condition of homes to eliminate harmful environmental 
toxins, such as mold, excessive oust, and rodents, leads to 
better health. The Coalit.on to End Childhood Lead Poisoning 
leads the Green and healthy Homes Initiative (GHHI), which 
functions as a single intake point for low-income households 
seeking assistance grants from a variety of government and 
philanthropic sources to address household remediation needs 
such as lead removal or weatherization. GHHI completes a 
comprehensive health, energy, and safety assessment of 
homes, coordinates funding for tne home remediation work, 
ana educates households on how tc sustain the structural 
investments it helps them maKe in their homes. GHHI measures 
the outcomes of its work and found significant reductions in 
visits to the emergency room for asthma treatment and fewer 
missed school days as a result of asthma after the remediation 
projects were completed. Currently ope-ating at fourteen 
locations across the United States, GHHI helps low-income 
households improve their homes to reduce environmental 
toxins and lead heaithier lives For more information, visit nttp:// 
www.greenandhealthyhomes.org.
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Residential instability and multiple moves among adolescents 
and children have a compounding negative effect upon 
behavior and mental well -being, particulady among families 
without strong social bonds or other mediating factors.'0 
Youth transitioning out of the foster care system are 
particularly at risk of housing instability and negative nealth 
outcomes, including difficulty maintaining access to and 
continuity of care" Children without stable housing were 
more likely to use emergency department serv'ces as a 
lesult of a lack of a regular health care provider.12 Children 
under three years who had moved two or more times in the 
previous year were found to have lower weight tor their age 
when compared to children who were in stable housing, 
ana they were at greater risk of developmental problems. 
Among adolescents, a significant association was found 
between early use of illicit drugs and moving four or more 
times before the age of sixteen years.

2. By Providing Families with Greater 
Residential Stability, Affordable 
Housing Can Reduce Stress 
and Related Adverse Health Outcomes

At the extreme, there is little question that residential 
instability has adverse health impacts. For example, studies 
continually show that homeless children are more vulnerable 
to mental health problems, developmental delays, poor 
cognitive outcomes, and depression than children who 
are stably housed, and that stable housing is strcngly 
associated with improved mental heaith outcomes and 
a reduction in the number of days hosp'talized among 
formerly homeless adults.8 Less extreme housing irstaoility, 
including frequent moves, living in doubled-up housing, 
eviction, and foreclosure, is also related to elevated 
stress levels, depression, and hopelessness. Among both 
adolescents and seniors, researchers have found evidence 
of a connection between the length of tenure in a residential 
building and the likelihood that residents report behavioral 
and mental issues. Longer tenures are associated with lower 
levels of depression among seniors and fewer internalizing 
and externalizing behavioral issues such as anx.ety and 
aggression among adolescents.

I13
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An emerging body of evidence also suggests that even 
less severe manifestations of housing instability, such as 
difficulty keeping up with utility bills, mortgage payments, or 
home repairs, may be linked to lower levels of psychological 
well-being and more intensive uso of medical services, 
particularly among men. 159

http://www.greenandhealthyhomes.org


20and depression, 
by the tendency of many individuals to turn to unhealthy 
coping behaviors when faced with stressful life events.21 In 
a survey of American nomeowners and renters in the four 
states with the highest 2008 foreclosure rates, homeowners 
in foreclosure reported worse health status than renters, 
regardless of whether renters spent more than 30 percent 
of their income on their housing costs.22 Additionally, 
homeowners in foreclosure were thirteen times more likely to 
experience serious psychological distress than homeowners 
who were current on their mortgages and could afford their 
monthly payments.

These problems may De exacerbated

23

4. Well-Constructed and Well-Maintained 
Affordable Housing Can Reduce 
Health Problems Associated 
with Poor-Quality Housing

When families have few affordable housing options, they may 
be forced to live in substandard housing that puts residents at 
risk of lead poisoning, asthma, and accidental injury.27 Unsafe 
conditions in the home can threaten resident well-being and 
increase the risk of accidental burns and injuries.28 Evidence 
suggests that simple measures such as the installation of 
smoke detectors and window guards can have a major impact 
on resident safety and health.29 Code enforcement can also 
be an effective tool for remediating indoor residential health 
hazards such as mold.30

Despite a major public health effort, low-income families 
are more likely to live in homes that have lead-based paint 
hazards than higher-income families.31 Overall, there have 
been improvements in reducing children's exposure to lead. 
Data collected from 1999 through 2004 revealed that the 
number of children with lead levels of 10 micrograms per 
deciliter of blood decreased from 63 children per 1,000 
to 20 children per 1,000 nationwide. Primary household 
sources of lead are windowsill dust, soil, and paint, with an

3. Affordable Homeownership May 
Positively Impact Mental Health; 
However, Unsustainable Forms 
of Homeownership May 
Negatively Impact Health

Many studies have shown that homeowners generally have 
better physical and mental health outcomes than renters. 
Researchers have put forth a variety of possible explanations 
for this phenomenon, suggesting that homeowners experience 
higher levels of self-esteem and an increased sense 
of control, which may be related to improved health. 
Homeowners are more likely to live in higher-cuality 
housing and have more freedom to aaapt their surroundings 
to their needs, reducing stress and leading to greater 
levels of satisfaction.17 The research lacks consensus on 
whether homeowners spending more than 30 percent of 
their income on housing receive all the health benefits of 
homeownership, though more recent research supports this 
idea that even unaffordable homeownership may have more 
positive impacts on health than renting. One study found that 
unlike renters, homeowners' mental health scores remain 
the same regardless of whether or not they spend more 
than 30 percent of their income on their housing.18 Another 
study found owners who had missed a mortgage payment or 
spent more than 30 percent of their income on housing still 
reported better health than renters.

16

19

Recent research does not reveal strong evidence of a 
similar positive relationship between homeownership and 
children's health, although there was also no indication of a 
negative association. A recent study comparing the children 
of low-income homeowners and renters found no difference 
in health or behavioral problems as rated by the child's 
primary caregiver.24 Earlier research found slightly lower 
levels of behavioral problems among children in families 
that own their homes as compared to renters. However, 
researchers have typically been unabie to discern whether 
homeownership has a significant impact on children's health 
due to the many variables related to homeownership that 
also affect child well-being.® For example, individuals who 
choose to become homeowners may share a common 
set of characteristics that, regardless of tenure, influence 
parenting and health and at least partially explain different 
outcomes among renters and owners.26 To the extent that 
homeownership benefits are related to increased stability 
or housing quality, affordable rental programs that promote 
longer-term residents stability and higher housing quality 
may offer benefits similar to homeownership

An unsustainable mortgage, however, can offset many health 
benefits that are associated with homeownership Recent 
research points to linkages between home foreclosures 
and an array of negative physical and psychological health 
problems, including hypertension, heart disease, anxiety, i S

to
ck

Tr

W
L

.

%

[r>
.£

i£
}h

ts
Po

lic
y,

 R
es

ea
rc

h



■
l--! 'll it 1! S’*

.'I
I !.

VMVXV1
Am

\\
■■

r/‘
U'C

y y

/

estimated 35 percent of 106 million housing units with lead- 
based paint in the building, and with 22 percent of homes 
containing one or more lead-based paint hazards.32

5. Stable, Affordable Housing May 
Improve Health Outcomes 
for Individuals With Chronic Illnesses 
by Providing an Efficient Platform 
for Health Care Delivery

Asthma is triggered by a number of environmental factors, 
particularly air quality affected by residential heating sources 
and indoor allergens. Poor quality or poorly maintained 
housing may be overrun with mold, dust mites, cockroaches, 
or rodents—all of which are sources of allergens that cause 
asthma and other respiratory illnesses, as well as fatigue, 
headache, and difficulty concentrating.

A growing body of research suggests that stable and affordable 
housing may help individuals living with chronic diseases such 
as HIV/AIDS, diabetes, and hypertension increase their rates 
of medical care, maintain their treatment regimens, and achieve 
better health outcomes.37 Homeless patients in particular 
may have difficulty properly storing medication and syringes, 
maintaining a recommended diet, and going to follow-up 
appointments when faced with urgent competing demands, 
such as finding a place to stay for the night. The challenges 
posea by homelessness also may increase the likelihood that 
individuals who struggle with drug abuse and addiction will 
engage in risky behavior, such as sharing needles or exchanging 
sexual favors for shelter, further jeopardizing their health.38

33

Lead paint removal and allergen relief may require intense 
interventions such as window and carpet replacement and 
integrated pest management. While these measures may 
carry a higher upfront price tag, research has shown them to 
be both effective and more cost-effective than conventional 
maintenance over time.34 Doth in simulated models and 
in implementation, asthma housing interventions such as 
ventilation fans and integrated pest management, lead to 
dramatic declines in the incidence of serious asthma events. 
Additionally, projects that have implemented healthy housing 
renovations like ventilation, heating, insulation, and accessibility 
modifications have decreased rates of acute hospitalizations 
among children and adults.35 The improvements in clinical 
outcomes and corresponding health care costs are greater 
than the costs of the housing improvements.
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It is easier to access social services in stable housing since an 
address is often required to seek employment and maintain 
continuity of medical care. Women experiencing housing 
instability are less likely to utilize social services because of 
the belief that they need to hide their housing situation in 
order to keep custody of their children.39
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mixed-income communities Some original residents return to 
the redeveloped properties, while others relocate to other public 
housing developments or use vouchee to move to privately 
owned units. Based on a rigorous panel study of residents 
affected by revitalization activities at two Chicago HOPE VI 
sites (those who moved to other public or privately owned 
housing as well as those who stayed in what became a mixed- 
income development), researchers found that eight years a^ter 
baseline data were collected both respondents who "eturnea 
to the redeveloped housing and those who used vouchers 
to move to new neighborhoods lived in safer neighborhoods 
and higher-quality homes While most health prcbtems had 
not improvec ana, in many cases, continued to deteriorate 
from already-poor ratings, panel study participants did report 
significant reductions in anxiety levels43 I-IOPE Vi residents 
also reported an improved sense of safety and deceased tear 
of crime in their new neighborhoods, botn of which can cause 
stress and social isolation.44 As other researchers have also 
found, neighborhood conditions and housing location may have 
a stronger impact on anxiety and depression than the quality of 
the individual housing unit.45

6. Access to Neighborhoods
of Opportunity Can Reduce Stress,
Increase Access to Amenities,
and Lead to Important Health Benefits

Families that can only find affordable housing in a-eas 
with very Hgh poverty levels may oe Drone to greater 
psychological distress and exposure to violent or traumatic 
events. The clustering of concentrated social disadvantage, 
including residential disorder and limited neighborhood 
resources, exacerbates stress, which can have an effect on 
res;dents’ physical health.40

Residents who feel unsafe in their neighborhoods may also be 
less likely to walk ana engage in other phys cal activity although 
findings in this area are mixed.41 The Moving to Opportunity 
program, which targeted residents of distressed public and 
assisted housing in high-povety neighborhooos, provides 
the strongest evidence of health improvements related to 
r.eighborhood-leve1 housing interventions. Among participants 
who received housing vouchers that could be usee only in low- 
poverty areas (the “experimental” group), aduit obesity fell by 11 
percent. Adult women and adolescent girls in the experimental 
group also experienced significant reductions in mental health 
prcolens, including psychological distress, depression, and 
generalized anxiety disorder, and had ower rates of smoking 
and marijuana use than other participants in the study.

Social cohesion in neighborhoods has been shown to be 
strongly correlated with mental weil-being.46 Adults who live 
in neighborhoods that they perceive to have strong cohesion 
are buffered from daiiy stresses and report better physical 
health.47 Studies shew that social cohesion of a community 
is dependent on the quality of a neighborhood, which can 
promote social interactions through public spaces and 
facilities.48 Communities with perceived social disorder have 
been correlated with higher rates of anxiety and depression 
among residents.49

42

The federally funded HOPE VI program provides another 
opportunity to assess ne ghborhood-level housing interventions 
and their impact on health. HOPE VI supports the redeveiopment 
of !arge, troubled public housing aevelopments as lower-density,

Community development strategies that 
improve neighborhood amenities and 
opportunities, including creating waking 
trails and Pike paths to facilitate exercise 
and attracting retail establishments, including 
grocery stores and farmers’ markets, can 
contrinute to increased physical activity and 

, healthier eating.51 Areas near current or 
planned public transit stations represent a 

I particularly favorable opportunity to integrate 
these features as aemard ter transit-oriented 
development rises New or redeveloping 
communities ,n these areas can be designed 
to provide access to an array of retail outlets, 
schools, and cther services within walking 
distance, which may reduce residents' reliance 
on personal vehicles and promote tne many 
health benefits associated with walking, 
including lower cholesterol and biood pressure 
levels, improved mental health, strengthened 

^ social ties, and reduced risk of ooesity, 
| cardiovascular events, and type 2 diabetes.52
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Affordable housing, 
coupled with enforcement 

of fair housing laws, can help 
survivors of domestic 

violence escape the physical 
and mental health trauma 

caused by abuse and avoid 
the health risks associated 

with homelessness.
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returning to their abusers increases during times of reduced 
affordable housing availability.57 Continuing to live with 
an abuser puts both the woman and her children at risk 
While some children display high levels of resilience, many 
children exposed to violence manifest symptoms of physical 
and psychological distress and trauma. Domestic violence 
commonly cc occurs with child abuse, meaning that children, 
along with their mothers, may be at risk of physical injury.

7. By Alleviating Crowding, Affordable 
Housing Can Reduce Exposure 
to Stressors and Infectious Disease

When housing is not affordable, families may be forced to 
double up with others or to otherwise live in overcrowded 
conditions, individuals who live in a crowded setting may have 
limited ability to manage daily stressors and successfully 
maintain supportive relationships, which can lead to increased 
levels of psychological distress, feelings of helplessness, and 
even higher blood pressure.53 Studies have also demonstrated 
that crowding can negatively impact physical health through 
increased exposure to infectious diseases.54 Health and 
behavioral problems for children also increase with the level 
of crowding in home environments.55 Affordable housing 
programs positively impact health outcomes by providing 
alternatives to overcrowding. Tor example, a randomized study 
found that receipt of a housing voucher to subsidize rent costs 
greatly reduced the likelihood of crowding.

58

Simply moving out of a domestic abuse situation may not 
be sufficient if a woman cannot find affordable and stable 
housing. Women who moved multiple times due to domestic 
violence were more likely to report housing and financial 
strain than women exposed to domestic violence who did 
not move.59 Domestic violence can impair women's abilities 
to find alternative housing by limiting their access to financial 
resources, and causing erratic employment histories and poor 
landlord references related to disturbances and property 
damage. In fact, researchers have found that some landlords 
are reluctant to rent to women fleeing domestic violence- 
despite laws that prohibit such discrimination—as they question 
the prospective renter’s ability to pay rent and fear the potential 
for danger posed by the abusive partner.60 Women seeking 
housing often do not meet federal definitions of homelessness, 
despite reporting risk factors for housing instability, making 
them ineligible for some services and left out of estimates of the 
size of the homeless population The need for housing solutions 
for women is broader than just short-term shelters; permanent, 
safe, and affordable housing should be made accessible to 
women experiencing intimate partner violence.61 Affordable 
housing, coupled with enforcement of fair housing laws, can 
help survivors of domestic violence escape the physical and 
mental health trauma caused by abuse and avoid the health 
risks associated with homelessness.

56

8. Access to Affordable Housing Allows 
Survivors of Domestic Violence 
to Escape Abusive Homes,
Which Can Improve Mental Health 
and Physical Safety

H
Domestic violence is one of the leading causes ot 
homelessness for women and children in the United States. 
Incidence of domestic abuse appears to worsen during 
periods of economic downturn. Unable to find affordable 
alternative housing arrangements, many women choose to 
stay in or return to an abusive situation rather than become 
homeless. A recent study has shown that the rate of women
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9. Green Building Strategies 
and Location-Efficient Housing 
Reduce Environmental Pollutants, 
Lower Monthly Energy Costs, 
and Improve Home Comfort 
and Indoor Environmental Quality

The energy used by the buildings in wHch families live accounts 
for neaHy ^0 percent of the nation’s total energy consumption. 
By using green building techniques to increase the energy 
efficiency and environmental susta nability of new or renovaiec 
affordable housing and improving the location efficiency of 
housing in ways that reduce the number and duration of 
recessa7 car trips, the community at large car benefit For 
example, exposure to emissions assooated with burning foss I 
fuels and the negative health impacts linked to smog, acid rain, 
ard air pc!lut:on may be reduced through such approaches.

62

Energy-saving measures can yield diiect health benefits to 
residents within the home. Housing retrofits to improve energy 
efficiency have been shown to impicve general, respiratory, 
ard mental heaith Energy-efficient homes are also associated 
with decreased exposure to nicotine.63 A range of other green 
measures may also yield heaith benefits. For example, green 
building techniques create tighter building envelopes that 
prevent moisture, airborne pollutants, and pests from entering 
the home and limit exposure to toxins.64

10. Affordable and Accessible Housing 
Linked to Supportive Services Enables 
Older Adults and Others with Mobility 
Limitations to Remain in Their Homes

As individuals age they often deve'op mobility impairments 
that make it difficult for them tc safeiy live in their homes. 
The ability of older adults anc people witn a disabil.ty tc stay 
in their own homes depends in large part on the presence of 
residential accessibility features. Being able to age in place is 
associated with better physical and mental well-being.65

Features that make a home accessible include wider coorways, 
lower countertops, and curbless showers. Researchers 
have documented that the current housing stock is ill- 
equipped to accommodate the growing share of older and 
impaired households, indicating an increasing need for Rome 
modifications that aliow for maximum residential mobility as 
nomeowners age.66

Many older adults also experience a growing need for 
supportive health-related services that can be provided 
through programs linking affordable housing with access 
to care and supportive services. Findings from ore aging- 
in-place pilot program for low-income, disabled older adults 
showed that offering a series of home visits focused on 
carrying out home modifica+ions, securing assistive devices, 
and training on safety strategies resulted in increased ease 
in activities of daily living, fewer falls, and improved quality of 
life.67 Ar evaluation of an aging-in-place program for low- 
income older aduits that offered onsite health education, 
medical care coordination, health monitoring, ana discharge 
planning found that receiving the onsite services mace the 
residents feel safer and confident they could stay in thsii 
homes as they aged.68 Affordable home modifications and 
service-enriched housing allow low-income elderly individual 
with disabilities tc access a residential environment that truly 
and effectively addresses their needs and preferences to 
age in piace.

Conclusion
The research summarized m this report exp'ores ten pathways 
througn which afomlabie housing influences the health cf 
people of all ages. This report shows that providing affordable 
housing is a valuable strategy to support and improve well
being. It is important for policymakers to understand that safe, 
adequate, and affordable housing is not just shelter but also 
an investment in good health for low-income households
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Projected Displacement Impacts of Crenshaw Mall Redevelopment Project

We estimate that over 69,617 individuals in rent-burdened households1 are at moderate risk of 
being displaced by the Crenshaw Mall Redevelopment Project, due to the housing price increases 
it would unleash.

o Of these individuals, 65,447 are renters from lower-income households,2 who are at 
higher risk of displacement.

■ About 40,279 of the above renters are highly at-risk because they also live within 
0.5-mile proximity of a rail station.3

Those at-risk of displacement are disproportionately low-income, Black and Latinx, elderly, 
female-headed households, households with children, and non-English speaking residents.4 
The above numbers were derived from calculating the number of rent-burdened households 
within a 2-mile radius of the mall, and multiplying by average renter or overall household size for 
that census tract.

Methodology for Estimating Number of Persons At-Risk of Displacement

To estimate the number of individuals at-risk of displacement by the Crenshaw Mall Redevelopment 
Project, we focused on a 2-mile buffer zone surrounding the mall. Literature on the price impacts of large- 
scale development in urban areas provides evidence that the region within 2 miles of a major project is 
poised to experience increases in housing prices and rents (Immergluck 2009). For instance, property 
values of homes within two miles of the planned Atlanta Beltline rose as this project loomed (Immergluck 
2009). Such price effects tend to be even more dramatic closer to the development, such as at a 0.5-mile 
or 1-mile radius away (Immergluck 2009; Guerrieri, Hartley, and Hurst 2013; Pollack, Bluestone, and 
Billingham 2010; Chappie and Loukaitou-Sideris 2017; Dominie 2012; Weinberger 2001; Debrezion, Pels, 
and Rietveld 2007). For example, neighborhoods within half a mile of a transit station development were 
found to experience significant housing price and rent increases (Immergluck 2009; Pollack et al. 2010); 
loss of affordable units (Chappie and Loukaitou-Sideris 2017); increased share of high-income households 
and decreased share of low-income households (Dominie 2012; Chappie and Loukaitou-Sideris 2017); and 
increased prices of commercial properties (Weinberger 2001; Debrezion et al. 2007). Studies show plans 
for large-scale development can drive up housing costs even before construction begins - due to real 
estate speculation, as the plans become known (Knaap et al. 2001; Immergluck 2009).

A vast literature demonstrates that the financial strain from increased housing costs alone contributes to 
negative health outcomes. For this reason, our study is concerned with all those at risk of increased 
housing cost-burdens due the Crenshaw Mall Redevelopment Project - not only with individuals who are 
directly displaced. Thus, we considered the entire 2-mile buffer zone as our area of analysis. We also

1 'Rent-burdened' households are those spending over 30 percent of their income on rent.
Lower-income' is defined as households with annual household income of less than $50,000.

3 Numerous studies find price effects of transit development most notable within a 0.5-mile radius around rail 
stations (Immergluck 2009; Dominie 2012; Chappie and Loukaitou-Sideris 2017; Weinberger 2001; Debrezion, Pels, 
and Rietveld 2007).
4 According to Census data regarding demographics of rent-burdened households.
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performed an impact assessment on those residing within C.5-mile and 1-mile of the buffer. Finally, due 
to the large amount of literature on the gentrification effects in proximity to transit stations, we 
considered those households which live both within 0.5-mile of an existing or planned station, and within 
the 2-mile zone around the mall.

Those most likely to be negatively impacted by increasing housing prices are renters, especially low 
income renters who are already burdened by housing costs. Using census data, we identified the number 
of cost-burdened5 renter househo'ds residing within each buffer zone, by census tract. For those census 
tracts that crossed the buffer line (only partly falling in a buffer zone), we used GlS to calculate the 
percentage of tract area within the zone, then muitipled this with the tract's overall rent burdened 
household count, to attain a proportional estimate of those within the buffer zone for that tract. After 
identifying the number of cost-burdened renter households witnin each buffer zone by census tract, we 
multiplied this by average renter househoid size for each tract, to attain an estimate of the total number 
of individuals living in rent-burdened households, within each buffer zone.

Additionally, we performed a similar analysis for 'lower-income' renter households, defined as those with 
annual incomes of under $50,000, because of the very high existing rate of rent- burdenedness for these 
households already. We expect that lower-income, rent burdened households would experience the 
most displacement pressures due to rising housing prices

In this way, we attained estimates of: 1) number of individuals belonging to rent-burdened households 
within 2 miles, 1 mile, and 0,5 mile ofthe Crenshaw Mall Redevelopment Project; 2) numberof individuals 
in rent-burdened households within 2 miles of the mail, and within 0.5 mile of an existing or planned 
transit station; 3) number of individuals belonging to lower income, rent-burdened households, living in 
each of the aforementioned zones. These comprised counts of those we consider at risk of suffering 
greater housing unaffordability, and hence, displacement.

Terms

Cost-burdened households: households spending over 30 percent of income on housing

Severely cost-ourdened households: households spending over 50 percent cf income on housing

Rent-burdened households: renter households spending over 30 percent of income on rent

Severely rent-burdened households, renter households spending over 50 percent of income on rent

Cost-burdened homeowners: homeowners spending over 30 percent of income on mortgage and other 
housing costs

Severely cost-burdened homeowners homeowners spending over 50 percent of income on mortgage 
and other housing costs

'Lower-income' households: households with an annual household income of under $50,000.

5 Spending more than 30 percent of ncusehold income on rent.
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Roots I Rakes explores a different sort of 
immigrant integration, the settling of Latinos into a historically 
African-American place. As we will see, the initial Latino wave arrived 
to a neighborhood in crisis, one wracked by deindustrialization, 
a crack epidemic, and militarized police ana gangs. The anti-Black 
prejudices many migrants brought from their home countries were 
reinforced by daily fears and social distance. But their kids—some who 
are now prodding their elders in a more open direction—grew up with 
Black scnoolmates and friends and exhibit much tighter solidarity with 
African Americans. Strikingly, both generations exhibit a special pride in 
being from South lA; much like their Black neighbors, they celebrate a sense 
of resilience in the face of challenges and injustice and are often invested in 
multi-racial coalitions tc bring change.

if there is a constant in South LA, it is change The mega-neighborhood has been 
through transition after transition for more than a century. Once farmland, the 
area became the paradigm for white industrial suburbs in the 1920s and on through 
the post-war period. Black LA, always a presence, grew dramatically in tne war years, 
and Central Avenue flourished, building on its history as a home to Black architecture, 
a renowned jazz scene and more. After racially-restrictive housing covenants fell, the 
Black community moved south and west, providing much needed relief from residential 
overcrowding. The 1965 Watts Rebellion led to "white flight" that effectively opened up new 
territory. By 1970, the area now known as South LA—stretching from the 10 freeway tc the 
north, the Alameda Corriaor to the east, Imperial Highway to the south, and Baldwin Hills to 
the west—was 80 percent African American.

But time—and demographics—did not stand still, in the 1980s, job loss from deindustrialization 
and the combination of high crime and excess policing forced many African Americans to re-consider 
their futures in the area. The 1992 civil unrest gave another push, particularly for middle-class families 
worried that tneir children would be caught up in either gangs or police sweeps. As the Black exodus 
increased, Latinos moved in, pushed from Latin America by economic crises and civil wars, lured to the 
US by changing labor demands in the country, and squeezed out of traditional entry points, like Pico 
Union just west of downtown, that were literally filling up. The multiple drivers are reflected in demographic 
diversity: While Central Americans are 14 percent of the county's Latino population, they comprise 23 percent 
of South LA's Latinos, The long-term result of these various flows: The heart of Black LA—South LA—is now 
nearly two-thirds Latino.
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The demographic 
transition is captured in 
these maps, and they 
maxe clear that this has 
net been a geographically 
even process: The eastern 
part of South LA has 
exDerienced the most 
Latinization. But neither 
tne oata nor the maps can 
capture the full story: the 
way that early conflicts 
have given way to daily 
accommodations by both 
African Americans and 
Latinos, the way in which 
emerging identities are 
rooted in a pride of piace 
as well as in a sense of 
race, the way that a new 
sort of Latino Identity and 
a new sort of immigrant 
integration—both inflected 
by Blackness—are 
developing. In Roots \ Rai'ces 
we try to tell that more 
nuanced story.
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time; we took a few years 
to Oo the r esearch and a 
rather lengthy full report 
reflects that, partly because 
the story is complex. But 
knowing that no reader 
will start down such a 
path without an enticing 
preview, we offer here 
three key punchlines.
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sedimentation. The typical 
narrative of neighborhood 
change is one in which 
an incoming ethnic group 
takes over" and more 

or less wipes away the 
past. Whatever the merit 
of that sort of analysis in 
describing past immigrant 
experiences, it dees 
not capture the shifting 
nature of South LA. The 
experiences of Latinos 
in South LA suggest 
that building on the 
Blackness of the area— 
ethnic sedimentation— 
is a real possibility, 
particularly when tied to 
the community-based 
organizations that are 
innovating around Black 
Latino unity. Such an 
approach also avoids 
triumphalism;" rather 

than groups swapping 
influence, it points to 
building a mere just world 
.iirough the embrace of 
the sort of multiethnic 
model that is needed for 
our majority-minority 
region (and soon, nation).
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Second, in South LA, 
place identity can be 
as important as race 
identity. The palpable 
sense of pride in the 
area may be surpr ising 
r.o outside observers 
but it links people 
together. Both older and 
younger Latino residents 
express a high degree of
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Executive Summary

of the implications for building coalitions but, 
more fundamentally, because South LA is a place 
where the anti-Blackness of a region and a nation 
has played out, has caused decades of systemic 
injustice at a neighborhood level, and remains a 
root cause of ongoing struggles. Finding common 
cause across race is the best way to both win the 
changes neeced for South LA and to model the 
kind of wodd we want.

satisfaction with their community, seeing it as a 
place where they can realize their own version 
of the American Dream. They also feel bonced 
with their neighbors. Said one Latino interviewee 
about interactions with African Americans, "You 
know, we grew up in each other's homes, and 
we grew up together. So to us it's a similarity. 
They're our peoole We smuggle we consider 
tnem our people." So bonding over shared 
space is crucial—but civic leaders also stressed 
the need to not be comforted by this common 
ground and to continue creating conversations 
about race and to embed anti-racist thinking into 
organizational structures.

These three Dig takeaways and the other lessons 
from tnis report are important beyond South LA. 
After all, the neighborhood is emblematic of other 
places in the US ravaged by deindustrialization, 
riven by immigration, and riddled by the rise of 
gangs and the hyper-criminalization of African 
American and Latino residents. Lessons about 
8lack-Brown work are crucial in many of these 
places as weli as for parts of the US South where 
immigrants ana African Americans are finding 
that their closer proximity is the new norm But 
South LA is also important for the future of Los 
Angeies: As gentrification sweeps across the 
city, the multiracial organizing and community 
resilience in South LA may offer a modei of how 
to develop the neighborhood without displacing 
the neighbors.

Third, building Latino voice in South LA will 
require an approach tnat is both independent 
and interdependent. Latinos are dramatically 
underreoresented in leadership positions and 
their political voice, particularly their voting 
power, is limited by a combination of factors: 
immigration status, age. and lackluster registration 
and turnout. While a Latino agenda is clearly 
bound up in the problems facing the whole 
community, certain needs—around immigration, 
working poverty, and language access—are 
more acutely felt by Latino residents. So there 
are good masons for 'eadership training that 
wili generate an independent political presence 
that can articulate particular needs. At the same 
time, interdependence is key, not just because

* l You know, we grew up in 
each other’s homes, and 
we grew up together.

So to us, it’s a similarity. They’re 
our people. We struggle, we consider 
them our people.
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— Latino South LA resident reflecting 
on African-American neighbors
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The Research Project

To undertake a project like this, we had to 
assemble the rignt team and the right data.
The faculty leads. Manuei Pastor and Pierrette 
Hondagneu-Sotelo, have decades of experience 
working with community organizing institutions 
and immigrants. Several members of our initial 
interview team had direct ties to the area, being 
born and rearec in or near it (Waiter Thompson- 
Hernandez, Jessica Medina, and Kristie Valdez- 
Guillen) and one (our then post-doctorate feliow, 
Veronica Montes) is a first-generation immigrant 
who herself arrived in Los Angeles in the era 
of the most raoid growth of Latinos in South 
LA. The professional research staff working 
on this project (Rhonda Ortiz, Vanessa Carter, 
Pamela Stephens, and Alejandro Sanchez-Lopez) 
had a variety of roles, including data analysis, 
interv;ews, writing, and project management, 
but all have multi-year ties with movement-

Rocts\Raices was Pome out of relationships 
with community groups and community leaders 
in South LA. Some of these leaders have been 
stressing the need for a positive assets-based 
story of South LA, particularly one that shows how 
the earlier tensions associated w!th the Latino 
shift have been transformed overtime. Others 
have emphasized their worries that as Latino 
numbers grow, the likelihood of an "it's our turn" 
approach becomes more likeiy and countering 
that with a narrative tnat rejects triumphalism and 
celebrates collaboration seems especially timely. 
Finally, many leaders have been concerned aoout 
the lack of Latino representation and simply 
wanted a historical and social analysis that could 
lift up the Black experience even as it grounded 
the Latino experience in South cA and couid thus 
be part of a curriculum to prepare Latinos for 
multiethnic leadership.
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Tne ether half of the team complemented the 
grassroots work with a more grasstops view: 
they interviewed 18 African American, Latino, 
and other civic leaders, some with aecades of 
leadership but all with significant tenures in the 
area. These interviews were aimed at garnering 
a more historical and analytical perspective 
aoout the evolution of the Latino presence and 
identity ir South LA, uncovering the issues that 
are pressing today, and alsc understanding the 
state of interethnic and neighborhood organizing 
in South LA.

building organizations in South LA, some for 
over a decade. In other words, we are not a 
''disinterested" university research team; we care 
deeply aoout the future of South L A.

Once assembled we went in a bunch of different 
directions. Pameia Stephens led cur demographic 
data work, utilizing the US Census and other 
sources (including environmental, health, and 
green space data) to generate reams of statistical 
profiles. With some assistance from ether analysts 
at our Center, she developed a unique method 
for capturing tne specific boundaries of South LA, 
pioneering a method for neighborhood allocation 
that would become the data backbone for the 
recent successful Promise Zone application for 
South LA Our first quick realization from her 
work: With South LA containing more than 50 
square miles, arouno 800,000 people, and nearly 
30 different neighborhoods, we had to narrow 
down to dig deep. So we choose three different 
sub-neighborhoods—Historical South Central, 
Vermont Square, and Watts—as a way to focus 
our research attention.

; 'J
i'll:

-M

With the neighborhoods in place, each of which 
seemed archetypical of other neighborhoods in 
South LA, our team of interviewers took to the 
streets as quickly as we could get them there. 
Pierrette Hondagneu Sotelo was at the helm as 
five interviewers drew their sample of community 
respondents from our three neighborhoods 
of focus, using a snowoal1 sampling method 
that often started with their own friends and 
acquaintances and radiated out. We askec our 
interviewees about their experiences in South 
LA, their concerns and desires for the future, and 
then we listened carefully. We also conducted 
ethnographic observations at parks and gardens, 
and other public spaces. Over the course of a year 
we contacted, interviewed, transcribed, coded, 
and analyzed interviews with 100 Latino residents.

j

k

Photo by CDTech/Ltroy Hamilton
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a

Latinos in South LA

Tne first part of Roots\Raices explores the reason 
why Latinos moved en masse to South LA. The 
reason is qu'te simple In the 1980s and 1990s 
traditional entry neighborhoods were swelling 
due to a massive influx of migrants and, in 
comparison with otner places in LA, the housing 
stock in South LA was relatively affordable 
Another- background factor: Immigration at this 
time became more female and more family-basea, 
leading to a demand for single-family nomes, a 
housing type that dotted the landscape of many 
South LA neighborhoods.

Decadal Population Growth by Race/Ethniaty, 
South LA, 198G-2010

■ LatinoAfrican American

182,835

100,233 81,215

43.886
-67,526

-81,852

Why were these homes becoming available7 
The figure on the next page shows the exodus 
of African Americans, particularly in the 1990s. 
Note that the Latino growth outpaced the Black 
decline suggesting overcrowding for the new 
Latino migrants, a pattern that shows up in the 
data. Single family homes frequently became 
multi-generational and homeownership rose, 
with Latino homeownership rates rising from 22 
percent in 1980 to 33 percent in 2009-2013, nearly 
closing the gap with Black homeownership (which 
actually held steady through the 1930s and 1990s 
ana then declined slightly because of the recent 
foreclosure crisis).

1980-1990 1990-2000 2000-2010

Source: US Census Bureau, Geolytics, Inc,

immigrants are undocumented in South LA versus 
39 percent in the county—the lack of naturalization 
for those who are eligible is evidence of a rooted 
but disconnected population.

The re'ative lack of civic engagement may be 
a habit developed early on: In the 1980s and 
1990s, newly arriving Latinos sort of "shut in and 
shut out." Part of this was a natural immigrant 
response: Newcomers tend to focus their time on 
work and family, partly because of the scramble to 
make finances work in a new country. But it was 
also due tc lingering anti-Biack racial stereotypes 
from home countries and the reinforcement of 
those views by the anti-Blackness permeating the 
nation into which they arrived, factors that, along 
with linguistic isolation, distanced Latinos from 
their new neighbors. Yet another variable often 
overlooked in the story a challenging external 
environment in which high crime and excess 
policing made sticking Dehind closed doors seem a 
reasonable approach.

The uptick in homeownership—as well as tne 
relative decline in recent arrivals and increase in 
the share of immigrants with more than 20 years 
in the country—signal the process of sinking 
roots. By contrast, other measures of "integration" 
or rootedness have remained low, espedaliy 
measures of civic engagement. For example, 
naturalization rates for immigrants in South LA 
have trailed behind the region: In 2C13, 26 percent 
of immigrants in the area were naturalized citizens 
compared to 47 percent of imm'grants in Los 
Angeles County. While this is partially a function 
of immigration status—48 percent of Latino

!'} ' •
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Tne resulting attitudes that emerged among the 
first genei ation are strikingly compiex. in our 
interviews, older Latinos sometimes evidenced 
racial hostility or, more commonly, simply noted 
relationships with African Americans that were 
polite but not close. But the very same individuals 
would later wax poetic about the African- 
American neighbor who guided them through 
the homeownership process, the Black cop that 
set their errant hijo on the right course, and the 
co-workers with whom they have shared struggles 
and triumphs. This is not a simple story and the 
maces of tension and transformation over time 
shine through the interviews

Blackness"—a term coined byjohn Marquez in 
the Gulf South context. Cn the one hand, that can 
mean adopting cultural aspects of the African- 
American experience in ways that set South LA 
Latinos apart from "Eastside^s"—where, say, a 
more traditional Chicano/a or even immigrant 
identity is more prevalent. For younger Latinos 
in South LA, musical tastes, patterns of speech, 
and styles of interactions are infused with Black 
cultural elements, with one respondent s:mply 
saying "You grow up in the aura of Blackness... 
listening to Vicente Fernandez, but also George 
Clinton and Al Green."

But the fact of being "mixed in" has also nad 
profound political impacts. East LA Latinos may 
encounter the stories of communities tackling 
injustice through 'earning aoout the 1968 Chicane 
"walk-outs;" South LA Latinos grew up in schools 
where stones of the civil rights movement and 
local community rebellions against the police are 
a more vibrant part of their political grounding. 
South LA Latinos are also aware that the area has 
been marginalized because of anti-Black racism— 
and so they find themselves challenging prejudice 
in tneir parents even as they link up with African- 
American organizers and civic leaders to fight for 
better schools, reduced criminalization, and more 
secure employment.

What is dearer is that the children of those first 
movers—the younger I atinos who grew up in 
South LA or arrived at an early age—had different 
experiences. Part of the reason: The second 
generation has shared significant life experiences 
and intimacies with their African-American 
neighbors. They were classmates, teammates, and 
first loves; generally speaking, they see their South 
LA experiences and identity as closely linked with 
African Americans. One intewiew put it this wa^ 
"You are more in tune with the African-American 
community," she described, "you're more mixed 
in." As a result, for younger Latinos, both 
personal and civic identity in South LA has been 
shaped by African Americans and ' foundational

I feel like in South LA you 
get more of the flava... Like 
you’re more in tune with your 

African-American community. Like East 
LA, they’re probably more Americanized, 
but they’re still probably more Mexican 
American and Latino or Salvadorian. You 
know? They’re more tied to their culture. 
But here you’re more mixed in.

agency

' i
■v Hill

'■ E 1

n

— / atino South LA resident
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Learning to Lead

While the younger Latino generation may indeed be 
■'mixed in," learning to lead in that multiracial space 
can be a challenge. Certain'y, Latinos have good 
reasons to struggle alongside African Americans to 
confront the economic, social, and environmental 
challenges facing all South LA residents. For 
example, both Latino and African-American 
household incomes in South tAare much lower 
than that of the average household in Los Angeles 
County, a pattern illustrated in the figure below. But 
a more detailed analysis suggests key differences 
as well: While the two groups are stressed 
economically, Latinos tend to be mere impacted 
by working poverty while tneir African-American 
neighbors tend to experience more joblessness. 
Beth communities also face threats from a carceral 
state—but over-policing and mass incarceration 
play out differently and much more forcefully 
for African Americans while the threats posed 
by immigration law and the current deportation 
regime are key to the Latino experience.

Puuing together a policy package that can address 
multiple issues for multiple communities !s one 
of the challenges of building bodges. But beneath 
that is a more fundamental Issue Becoming a new 
majority can fuel a sort of "Latino triumohalism," 
in which changing demographics trigger a sort 
of "winner takes all, it's our turn" kind of politics 
That temptation to say "it's about the numbers" 
is certainly in the ether: In the general Latino 
milieu of Los Angeles, many Latinos live where 
nearly everyone is Latino (think of East LA) and so 
it may be easier for Latinos citywide to pay less 
heed to the importance of coalition politics. But 
that is now impossible for African Americans, who 
have very few spaces where they are the numeric 
majority, and it is also problematic for Latinos in 
South LA. There, many activists contend, the most 
effective route to challenging racism ana economic 
disparities is a strategy rooted in achieving 
everyday social justice for al1 people.

Such an approach is, of course, 
easier said than done. Focusing 
on collaboration can be criticized 
as misplaced wnen some worry 
that there are no Latino elected 
officials in South LA and there is 
a dearth of Latino 'eaders in civic 
life. Many young and old resiaents 
are clamoring for representation- 
in the exact same institutions 
that were hard won by African 
Americans. This pressure will only 
increase as the share of Latinos 
increases over the next decades 
Navigating an alternative pathway 
is imoerative—one which fosters 
an independent Latino voice even 
as it builds interdependent and 
long lasting coalit'ons that fight 
anti-Blackness.

Black and Latino Median Household Income (2013 dollars), 
South LA (1990-2013)

— Latino - South LABlack ■ South LA LA County

$65,000 $62,217

$57,356
$55,985

$45,000

$35,255 $35,191 $34,227

$32,361$32,270
$29,975

$25,000

1990 2000 2009-2013

Source: US Census Bureau, Geolytics, Inc.
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For example, one community leader suggested 
that any parent outreach without an intentional 
effort to strike a balance is likely to yield an 
overwhelming Latino majority, with Black parents 
feeling left cut of the conversation.

Bringing together groups whiie navigating 
differences is hard work but some civic institutions 
in South LA are succeeding. One common thread 
among those doing Black-Brown unity work is a 
commitment to community organizing: Building 
an authentic base of residents who find common 
ground in working for justice—ano build power to 
shift systems to do so. And residents do not get 
there unless the organizers are intentionally multi
racial in their spirit and approach.

3!ack-Brown unity also requires embedding an 
analysis of race and racism into the structures of 
organizations as well as in the oroader organizing 
infrastructure. This can involve a significant 
amount of internal political education but 
organizers believe that it pays off. For example, 
Strategic Concents in Organizing and Policy 
Education (SCOPF) started its campaign on green 
jobs oy first hosting a session on Black and Brown 
histories in South LA. Jobs are a tough area, partly 
because of the hyped perception of competition 
between Black and immigrant workers.
Research actually suggests complementarity as 
the prevailing trend and politics suggest that 
improving the state of work and economy is a 
better policy focus than targeting a particular 
group for exclusion—but backing up that general 
program with initiatives like the Black Worker 
Center, a group that specifically advocates for 
Black workers, helos build ana balance the overall 
organizational ecosystem.

Understanding history ana sharing stories of 
migration is a critical piece of the coal'tiona1 
puzzle. Arturo Ybarra, a longtime leader in Watts 
explained, "misperceptions started to disappear 
when we and others and the community started 
to explain to African-American leaders the reasons 
these immigrants were coming into tne country 
and the facts. The historical factor helped them to 
understand the situation." On the flioside, many 
Latino leaders in this milieu find it important 
to center the histories of Black migration and 
struggle for civil rights in South LA ana the African 
American community at large when providing 
political education to Latinos in South LA.

Representation matters as well—and not just 
for the emerging Latino populace. Organizers 
ana civic leaders aliice are especially sensitive 
tc the palpable sense of Black loss —because as 
interesting as the Latinization 
may be to outside observers, 
the sense that Black LA is 
being erased is real and can 
feed resentment. Tc counter 
this, some organizations 
deliberately structure 
themselves so that African 
Americans and Latinos have 
equal weight, even though 
the underlying populations 
may be more in the direction 
of one group than another.
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Facing Forward

Latinos who do choose to lead for al! often quietly 
describe the pushback they get. Among broader 
Latino leadership in Los Angeles, their work to 
advocate for African Americans can result in 
marginalization, particularly from those who think 
the primary goal should be to enhance the political 
and institutional representation of Latinos. At the 
same time, ccaiition-minded Latinos can also find 
themselves struggling to gain the trust of African- 
American leaders who wonder if they really can 
lead for both communities. It is a tiring position to 
be in and these leaders neea to be supported as 
they find their way to new and more sustainable 
forms of organizing.

Certainly, strong pipelines for leadership are 
needeo. Fortunately, there is much on which tc 
build Organizations like Community Coalition 
(CoCo), CADRE, Strategic Concepts in Organizing 
and Policy Education (SCOPE), Community 
Development Technologies (CDTech), and other 
multi-racial organizing institutions are turning 
out leaders wno are imbued in this type of 
transformational civic leadership. CoCo is a 
particularly interesting example of leadership 
development and promotion: It was founded 
by Karen Bass and Sylvia Castillo—Black-Brown 
from the start—and recently President ana CEO 
Maraueece Harris-Dawson, an African American 
who is now councilmember for Los Angeles District 
8, has been succeeded by longtime organizer, 
Alberto Retana.

Civic Engagement of Latinos as Share of the Total 
Population in South LA and LA County

i'l LA County Soutn LA

Total Population, 2009 to 2013

4S%
64%

Voting Age Population, 2009 to 2013

44%

59%

Citizen Voting Age Population, 2009 to 2013

35%
41%

Registered to Vote, 2014 General Election

32%

35%

Voted, 2014 General Election

born are naturalized, about half the figure for 
the county. Part of it is age' Latinos are younger 
and this means a smaller share of Latinos are of 
voting age. But even with all that, the registration 
fali-off is sharper in South LA than in the county. 
The data suggest encouraging naturalization and 
voter registration as two imroed'ate intervention 
points—even as leaders fight for the broader 
immigration reform that will give all residents a 
vote, and so. a greater voice.

Even as multiracial work and consciousness 
develops, Latinos neec to enhance their political 
voice. The graph to the right shows the chal'enge: 
Latinos compose 54 percent of South LA but they 
only represented 28 percent of those who voted 
in South LA during the 2014 general election.
As noted earlier, part of this has to do with 
naturalization: Only 26 percent of the foreign
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Outside of official forms of civic participation, there are many 
opportunities to engage Latinos Schools are one strategic piace, 
especially because Latino families see them as key platforms for their 
children's success and thus legitimate places to acvccate for their 
interests. Parks and community gardens may be another venue for 
increasing engagement, particularly for first-generation immigrants wno 
spend their weekends there growing, cultivating, and finding a little piece 
of solace in a bustling city. Darks and gardens are also common ground: 
Relative to the county, South LA ranks low when it comes to green space, 
something that affects all residents. Moreover, when South Central 
Farm was under threat of closure, African-American activists came out in 
support, even though the space was overwhelming Latino. These acts of 
solidarity create new civic lessons for Latinos and such cross-issue and 
mutually supportive advocacy will be required tc build unity.
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Moving Forward, neady all the civic leaders we spo<e with—and some 
of the younger Latinos—lifted up the importance of responding to 
gentrification and resisting displacement when it comes to the future 
of South LA. Being strategic about the economic investments to come 
will oe an opportunity for cross-community engagement as the fault 
lines from gentrification may be not between African Americans and 
L.atinos but rather between homeowners wno might gain and renters 
who are likely to lose. But for both Blacks and Latinos, worries about 
displacement are not just economic; they worry that tne communities 
and neighborhoods that they have fought so nard to build will be erased
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Tak:ng on this challenge will require that South LA step up civic 
engagement in general and Latino civic engagement in particular. 
Drawing from our data as 'veil as previous work in this field, we have five 
recommendations. First, create on-ramps to civic participation, including 
basic activities like beautifying parks and staging community concerts, 
so that all South LA residents can start somewhere Second, increase 
and deepen Latino leadership for muiti-racial coalitions, utilizing the 
sort of frames and activities we have discussed above. Third, strengthen 
Black-Latino alliances and understand how investing in autonomous 
spaces can be part of that. Fourth, build capacity in existing South LA 
organizations—for historically 3lack led organizations who are still 
working to bring the promises of the civil rights movement to fruition, 
for Latino-led institutions that were once advocating for a small and 
new population, as well as for other organizations that tend to be more 
focused on providing services. Fifth, invest in reframing the public 
narrative around South LA, parbcularly in strategic communications tnat 
stress the assets of South LA, chart the transformation of tensions over 
time, and point the way forward to a future together.
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A New Model of Immigrant Integration, 
A New Latino Civic Identity

We had academic ambitions as well. We wanted 
to c.ounter-pcse concepts of ethnic succession 
ana ethnic sedimentation, race identity and place 
identity, political independence and organizing 
interdependence ail the while generating a new 
rheory of immigrant integration. We hope tnat we 
have done all that—ana that we will eventually 
generate a more nuanced and more complete 
book that elaborates on these topics. What we did 
not fully anticipate when we started this journey- 
even though members of our team haa worked 
in and around South LA for years—was that we 
would find ourselves doing just what earlier Black 
migrants as well as our first- and second-generation 
Latino interviewees did before us: fall in love 
with the olace.
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Photo by Community Coalition/Leroy Hamilton

South LA is at once the last remaining stronghold of 
Afr ican Americans in Los Angeles and a place where 
a new sort of immigrant integration is unfolding. As 
the Latino population has grown, its members have 
forged a uniaue, hybrid identity. It is one that learns 
from ana builds on the work of a Black community 
that has historically led the fight for political and 
economic justice and one which is distinctive w:thin 
the i.atino pantheon, set off from the usual Fastside 
frame and story. There is something new and 
important happening here—and it holds as many 
novel lessons for proponents of civic engagement 
as it coes for researchers who will be challengea 
to understand the multi-ethnic civic identity being 
built in South LA.

In the last few years, knocking arouna the 
Twittersphere has been an inspiring hashtag, 
#WeAreSoutb.LA. Meant to evoke a sense of pride 
in a place of struggle, it is frequently connected to 
people fighting for living wages and better schools, 
and against police abuse and racial discrimination. 
If you peruse the tag. you will notice a myriad of 
races, ethnicities, and genders all sharing joy about 
being from an area others have written off. We 
are hopeful that Roots J Rafces captures Dart of that 
community spirit and shares it with the broader 
world We also hope that we can contribute to the 
organizing and civic engagement that will ailow 
residents to achieve not just their own p;ece of 
the American Dream but also their shared goal 
of an economically vibrant, socially inclusive, and 
environmentally healthy South LA.

South LA has many needs but it also has 
tremendous assets New transit lines are bringing 
both new connections to other parts of the region 
and economic development. Organizations are 
building ties between communities and groups 
long portrayed as being at odds. And new and 
creative strategies to realize the promise of South 
lA are emerging, the most recent example being 
the successful multi-year, multi-sector, and multi
racial effort tc secure Promise Zone designation 
for a large swath of South LA. We started cur study 
of Latinos in South LA hoping to uncover some 
interesting statistics, tell some compelling stories, 
and profile some forward-looking civic work.

> Download the full #RootsRaices report 
and learn more at bitly/rootsraices.
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Center for the Study of Immigrant Integration (CSII) 
University of Southern California 

Dornsife College of Letters, Arts and Sciences 
950 West Jefferson Blvd., JEF 102 

Los Angeles, CA 90089 
h ttp://dornsife. use. ed u/CSIl

Facebook-- facebook.com/csii.usc Instagram: USC_PERE_CSIITwitter: @CSII_USC
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Chapter 26

Re-Placing Canadian Cities: The Challenge 
of Landscapes of 'Desire' and 'Despair'

Ute Lehrer
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B Canadian newspapers today abound with articles the downtown condominium boom! All four relate 
about making cities more attractive to inhabitants to housing, one of the basic necessities of cities, 
and visitors alike. Mostly, they centre on improve- Each of these approaches sought to transform old
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ment to the built environment —e.g., on world- 'repellent places and/or to create new attractive 
renowned architects, hired in the hope that designs places within the urban environment, 
for new museums, waterfronts, and office buildings 
will enhance the appearance of places and hopefully 
contribute to attract outside investment. But the
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Tliis chapter further illustrates how social con
struction of place is important since what is attrac
tive and what :s repellent vary from one time to 
another. As in the case of Regent Park, detailed 
below, we have little assurance that an award
winning project will remain an attractive place for 
long. It is probably impossible to avoid entirely 
future landscapes of despair We might nonetheless 
improve on how urban space has been designed, 
developed, and refurbished over the course of the- 
twentieth century. However, if we want to make 
cities better ‘places’, we first need to understand 
how space, place, meaning, and time interrelate.

i■

importance of how cities look has implications that 
reach far beyond appearances and economic devel
opment. Issues relating ro where and how we 
choose to live, what we like, and what we identify 
as ‘good places’ to be in are intricately bound up 
with how we engage in civil society and how we 
impact rhe environment through our daily activi
ties. Moreover, how we interpret urban space is 
informed by dominant ideologies, and is an out
come of political and discursive practices.

This chapter explores the evolution in the per
ception of different types of spaces in the Canadian 
urban environment and how these spaces oscillate 
between being attractive and repellent; between 
being ‘places’ and ‘non-places’, variously referred to 
in the literature as ‘landscapes of desire’,‘landscapes 
of despair’, and ‘landscapes of fear’ (Ellin, 1997; 
Hough, 1990; Lefebvre, 2004; Pocock and Hudson, 
1978; Relph, 1976). To this end, the chapter 
considers four approaches to re-‘placing’ urban 
landscapes—urban renewal, gentrification, new 
urbanism, and neo-liberal urbanism—each discus
sed and illustrated with concrete examples from the 
metropolitan region of Toronto. These include: a 
1950s inner-city public housing project; an inner- 
city neighbourhood; a greenfield development; and
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.1 Space, Place, Meaning, and Time■i i .
I Much lias been written on the meaning of space, 

the images we associate with it, and the importance 
of ideology m interpretation (Goonewaidena, 
2005). The idea that space is socially constructed 
and that our relationship to space is defined through 
social practices has been made repeatedly (e.g., 
Lefebvre, 1991). Along similar lines is the argument 
that a reciprocal relationship exists between indi
viduals and the environment. Yi-Eu Tuan (1973, 
1974, 1979, 1990) helps us to understand the 
importance of cultural positioning that comes with 
the social production of space. The place of an 
individual, both socially and spatially, defines how
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she/he peiceives, conceives, and lives spatial 
£ relations. '

the other hand, is about subjective feelings and 
attachment that human beings develop for the spa
tial environments that surround them. There :s a 
close relationship between space and place. ‘Place
making’ is an activity through which members of 
society make sense of a particular space, their own 
positioning within, and their own relationship to 
that space (Shibley and Schneekloth, 1995). In this 
process, space is turned into place through mean
ing. The meaning created can be on an individual 
or collective level, and it changes within different 
cultural and temporal contexts. Sometimes this 
process is deliberate, for example, when a city sup
ports strategies to bring new meaning into a previ
ously industrial district, as was the case of the 
redevelopment of the former Distillery District in 
Toronto. Other times, place-making may be unin
tentional. Ironically, the best examples of unplanned 
place-making pertain to neighbourhoods in the 
inner city that were abandoned by households seek
ing new and pleasant-looking suburban develop
ments during the 1960s and 1970s. Negligence and 
lack of investment in spaces—-houses, yards, schools, 
streets, industrial areas—in these neighbourhoods 
contributed to their perception as unwanted and 
unattractive, so they became ‘places’ perceived to 
have been left behind.

Depending on one’s expertise and values, a 
given place can evoke positive or negative senti
ments, irrespective of whether this place was the 
outcome of concerted efforts or of an absence of 
such efforts. Moreover, there is no guarantee that 
the message to be conveyed by a place will be per
ceived as such by i idividuals or the public at large 
The urban landscape is strewn with failed attempts 
to use place to transmit messages; these are ignored 
(sites being perceived as meaningless ‘non-places’) 
or misinterpreted, as in the case of structures meant 
to transmit a message of elegance and power that 
are dismissed as unsightly and arrogant.

Like space, place is a physical location, but place 
is also a mental construct. Hence, a place is not 
necessarily the same foi two individuals. Much of 
Yi -Fu Tuan’s work has been about the question of 
how humans develop a relationship to a place—

Socialization influences how we experience the 
environment around us. Thus, individuals brought 
up in a similar social, economic, and cultural envi
ronment read certain urban situations differently 
from those who grew up in another environment. 
This means that the same physical space can be read 

| in very different ways—while for one spectator a 
neighbourhood looks safe and clean, for another it 
feels uncomfortable and watched (e.g., Buck-Morss, 
1991; Hough, 1990: 68—76). For this reason, the 

| | visual interpretation of any particular point in space, 
i or as John Berger (1972) calls it, the ‘different ways

! J- of seeing’, is in relation to our own socialization.
§f Much has been written about how peopie perceive 
% space differently, how human psychology and cul

tural values lead to different interpretation of the 
same space, and how important it is, through both 
design and the discourse about design, to create 
spaces to which people will develop attachment.

Although differing somewhat in the scale at 
which they carry out their reflections, and without 
denying socio-cultural differences, noted urbanists 
such as Jane Jacobs (1961), Kevin Lynch (1960, 
1981), and Christopher Alexander (Alexander et al., 
197V) all argue that fundamental principles of good 
urban form can be learned and practised through 
urban design and planning. They all agree that 
because of a well-designed physical environment, 
some cities oi parts thereof are attractive to almost 
everyone while others have manifest features that 
render them nearly universally shunned. Both pro
fessionals and scholars who engage in and write 
about urban design believe that spatial features of 
the landscape can be manipulated to create areas 
that will be valued by a wide variety of people who 
live in or pass through them.

W

As mentioned above, space is a social construct 
that can have political, economic, social, and cultural 
qualities. The most common understanding of 
space, though, is in relation to its physical material- 
"ty, as a three-dimensional expanse that encompasses 
and separates objects and activities, measured in dis
tance from one point relative to others. Place, on
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referred to as a ‘sense of place’—and about how people, while others find these exact places repel- 
place becomes an important part of individuals’ lent.This brief introduction to issues associated with 
identity Tuan uses the term‘topophilia’ to describe cities as places illustrates that the combination of 
the need humans have of attaching themselves with physical features of our environment, alongside 
a particular place, filling it with emotions and socially constructed realities and individual experi 
meaning, and in this process making a particular ences, shapes the interpretation of place. The chap- 
place an extension of themselves. Tuan (1974) ter now turns to the four case studies, 
laments that this physical and emotional connection 
to a place, which needs time to evolve, seems to be 
diminished in today’s fast-paced cities, where so 
much new development is generic :n design— 
designed primarily with cost savings and ease of 
access in rmnd.

i

a
Case Examples
Urban Renewal: Regent Park■1

Rapid urbanisation dining die nineteenth and early 
Place is often referred to as a space filled with twentieth centuries went hand in hand with 

meaning, it has an identity and a history ‘Non
place’, on the other hand, is the absence of distinct 
meaning. The dominant argument put forward to 
explain the proliferation of‘non-places’ in today’s 
sprawling metropolitan regions is a critique of mod
ernism, maintaining that modern design stripped 
places of their identity, history, and meaning and 
hence that space was turned into generic places.1 
Relph's treatises (1976,1987) on non-places within 
the urban landscape are classic in this regard, while 
Kunstler’s Geography of Nowhere (1993) echoes this 
in a popularized version. Jacobs and Appleyatd 
(1987:114) attribute placelessness to loss of mean- stands, came under pressure. Senior governments, 
ing and roots, ‘cities are becoming meaningless supported by local elites, developed a program— 
places beyond their citizens’ grasp. Wc no longer urban renewal- -that legitimized the bulldozing of 
know the origins of the world around us. We rarely these areas.

Urban renewal purported to integrate those 
parts of society that had been excluded from the 
project of modernity. Improvement of standards of 
housing was seen as a fundamental condition 
needed to transform people living on the edge of 
survival into law-abiding and tax-paying citizens 
Renewal was enthusiastically supported by the 
modernist architects who became obsessed with the

Canada’s increased industrialization and led to con
ditions that included pressures on local housing 
markets through high rates of in-migration, specu
lative development, and low maintenance of exist
ing housing stock, These factors joined with the 
lack of well-paying jobs, resulting in poor housing 
quality and overcrowding. The low-income, ethnic, 
and racial composition of inner-city populations 
added to the perception of these areas by outsiders 
and urban reformers as ‘slums’ Therefore, in the 
post-World War II era, neighbourhoods, such as the 
original community where Regent Park now
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111! • know where the materials and products come from, 
who owns what, who is behind what, what was 
intended.’Whether they are places or non-places, 
some parts of the cityscape seem to defy solution. 
Parks can provide comfort and relief from highly 
engineered built form and high-paced activity, but 
they can also induce fear in some people, particu
larly when the sight is obstructed. And parking lots 
are predominantly perceived as inevitably unstimu- 
lacmg and unattractive piaces despite the fact that 
they occupy a great deal of space in today’s cities; 
after dark, parking lots can become veritable land
scapes of fear.2

Net every place is perceived as attractive or 
repellent at all times. Places can change their mean
ing. Further, certain places appear attractive to some
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belief that new and more efficient building 
techniques in combination with new design 
formulas—the modern style—could redress existing 
inequalities and move towards a more just society. 
At the same time, urban reformers, who often saw 
old, crowded neighbourhoods as breeding grounds 
for social and physical ills, supported the replace
ment of older urban forms with new ones (Relph,
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lack of options foi resident involvement right from 
the beginning 4What little concern might have 
existed for the interests of the neighbourhood’s res
idents, was overshadowed by the paternalistic atti
tudes demonstrated in the planning and design of 
the Park, the preference for abstract design ideas 
over concerns for everyday life, and the establish
ment of management structures that were not 
accountable to the residents’ (Milgrom, 2003:212).

Other reasons for the failure of Regent Park 
include disinvestment and poor maintenance by the 
municipal and provincial governments, which rap
idly caused the development to be perceived as a 
place of despair, repellent to outside viewers. The 
spatial layout of the complex also contributed to 
such perceptions. As Rowe (2004: 20) notes, ‘most 
Torontonians have not seen inside Regent Park.’ 
Because the street layout disallows through-traffic, 
people’s ‘perceptions are principally shaped by its 
less attractive fringes.’ The public's view has been 
mainly shaped by the media, politicians, and 
‘experts’ (the social workers, planners, architects, 
etc.), and not by direct experience of the place. 
However, despite undeniable problems, many of its 
residents have developed a strong sense of commu
nity and attachment to Regent Park as a ‘place’ they 
want to inhabit.

Today, Regent Park is just about to be replaced 
by a new development that promises to do away 
with the mistakes of the past and remove its stigma 
(see Toronto Community Housing, n.d.).The new 
plan, calls for a gradual demolition of Regent Park 
and its replacement by a much higher-density 
mixed-use development. A combination of mid-rise 
apartments as well as townliouses—most of them 
offered at market rents, but with the promise to 
keep enough housing units available for low- 
income groups—has been proposed. In order to 
reintegrate the area with the rest of the city, most 
of the streets will be opened up as thoroughfares. 
Also planned for the area is a large park, as well as 
several smaller ones. Still, nothing is said in the plan 
about providing the new development with a 
community centre, a pool, or a rink- -all of which 
have been on current inhabitants' wish list for a long 
time. In contrast to the heyday of the urban

1987). They, too, assumed that clean urban forms 
would improve the social conduct of the inhabitants 
in areas that had been the object of renewal 
Consequently, a peculiar alliance of architects, plan
ners, urban reformers, and housing activists gave rise 
to urban renewal as a housing program.3 A dark 
side, however, deserves mention Urban renewal in 
general was also about bringing speculative devel
opment to parts of the city where residents lacked 
the power to resist.

In the Toronto case, the city was very con
cerned about its role of providing jobs for rrew sub
urbanites and a place of capital accumulation 
(Goldrick, 1982).The city therefore was primarily 
interested in keeping up the inner city’s appearance 
as a safe location for both employment and capital 
investment.With the HousingAct of 1944,Toronto 
was in a position to go ahead with plans for clear
ing out an area that ‘had long been singled out as a 
nefarious “slum” by urban reformers, the media, 
state officials, and other “slumologists”’ (Purdy, 
2004: 522). Regent Park, as the project that replaced 
almost all of the old and stigmatized neighbour
hood, represented the premier Canadian attempt at 
social transformation based on improving the built 
environment. While not avant-garde in design, 
Regent Park nevertheless tried to follow the para
digm of modern urban design known as ‘city in the 
park’.There were clear setbacks from the street and 
no thoroughfares; density was reached through 
high-rise buildings.4 Once built, Regent Park was 
acclaimed for turning a dilapidated neighbourhood 
into an attractive modern and sanitized housing 
complex. It won the Massey Medal, an architectural 
award for modern design. In 1960, approximately 
10,000 people lived in Regent Park (Rose, 1958). 
Today, the numbers are about 7,500 tenants in 2,000 
rent-geared-to-income units (Toronto Community 
Housing, n.d.) (see Figure 26.1).

The triumphant media reports of the early days 
of Regent Park, calling the development ‘heaven’, 
shifted within a short period; henceforth the proj
ect was described as a ‘hopeless slum’ (Purdy, 2003: 
45). There were a number of reasons why the orig
inal acclaim of Regent Park quickly turned sour 
Milgrom attributes the. failures of this project to the
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A sign announces the redevelopment project that will replace Regent Park. One of Regent Park’s 
original buildings stands in the background. (Photo by Ute Lehrer)
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doing and chat the right balance between private- 
market housing and rent-geared-to-income hous
ing will transform this neighbourhood into an 
attractive place to live close to downtown 
Toronto—a landscape of desirability. Critics of this 
most recent redevelopment scheme, however, point 
to the fact that the mistakes of the past should not 
be corrected by the wrecking ball but instead by 
proactive social policies. To replace Regent Park, 
they argue, is to place, once more, too much empha
sis on the power of the built form.

reformers in the late 1960s and early 1970s, the 
social agenda has now changed: today’s redevelop
ment seems to be more motivated by the city’s con
stant search for new ways to make itself attractive 
to outside investment and to lure highly paid inhab
itants who will contribute positively to tax revenues 
through raised property values. Due to its close 
proximity to downtown, it is a speculative project 
that fits well into the current, entrepreneurial urban 
agenda (see Chapter 4). This, of course, diverges 
from the original ideal of creating democratic places 
for everybody—as, at least in theory, Regent Park 
in its modernist form was trying to achieve.

Today, when the bulldozers are being activated 
again for‘re-placing’, the argument is heard that this 
time the people in charge know what they are
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Gentrification: Parkdalei
■It

A combination of technological progress, specula
tive activities, and rapid demographic and eco-
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nomic growth alongside shifting political ideologies 
led to the massive suburbanization from the 1950s 
on, resulting in disinvestment in many inner-city 
neighbourhoods (see Chapters 11 and 12). Sub
sequently, gentrification became an ideological, 
practical, and political reaction to suburbanization 
(Ley, 1996). Caulfield suggests that, for the Toronto 
case, gentrification can be seen as an emancipatory 
process by a porrion of the middle class and the out
come of its desire to escape from suburbia with its 
‘routine of placeless space and mono-functional 
instrumentality’ (1989: 624).Whereas this interpre
tation casts a positive light on gentrification, others 
see gentrification as primarily a speculative strategy, 
pushing out low-income households from affected 
inner-city neighbourhoods (Smith, 1996b). Either 
way, gentrification has entailed massive and ongo
ing renovation and redevelopment of old inner-city 
neighbourhoods that lead not only to changes in the 
appearance of a place, but also to inflated real estate 
prices as wealthier professionals buy into overheated 
markets. The usual gentrification story is one of a 
once dilapidated neighbourhood of low socio
economic status, with a relatively poor image and 
low attraction value, that becomes transformed—via 
pioneers such as artists and bohemians, followed by 
speculators—into a reasonably homogeneous 
enclave of professionals with high levels of attrac
tion and secure real estate values. Parkdale seems to 
be somewhat different, however.

Gentrification, which has been going on in 
several of Toronto’s neighbourhoods—e.g., Don 
Vale, The Beach, Cabbagetown—has captured the 
interest of a range of urban scholars (Bourne, 1992;
Caulfield, 1994; Pilion, 1991; Ley, 1996; see also (Lyons, 1998, 2000; Weinberg, 2000).
Chapter 1 l).The example of Parkdale, which is cur
rently Toronto’s most studied case of gentrification, 
is interesting from several angles, including what 
constitutes an attractive or a repellent place. Before 
World War II, Parkdale was a wealthy neighbour
hood (Filey, 1996). It offered comfortable Victorian 
and Edwardian houses on large lots, in close prox
imity to the waterfront and with easy access to one 
of the first streetcar lines in Toronto. However, with 
the construction of the Gardiner Expressway, the ical appearance. Currently, it 3s home to a mix of

neighbourhood was cut off from the waterfront and 
a large share of its housing stock fell victim to high- 
rise redevelopment. By the 1960s, Parkdale had lost 
almost all of its former glory. Real estate prices 
plunged,leading to speculative activities by absentee 
landlords and investment firms. Large homes— 
former ‘mansions’—were converted into rooming 
houses or what the media of the day called 'illegal 
bachelorettes’ that were rented to poor peo
ple, including low-income immigrants. The de- 
mstiturionalization of psychiatric patients from the 
Queen Street Centre for Addiction and Mental 
Health in the early 1980s brought more than 1,000 
ex-psychiatric patients into the Parkdale neighbour
hood, which added to its already strong presence of 
single households. Over the 1990s, the media con
veyed the image of a neighbourhood stigmatized by 
crack houses, prostitutes, and mental patients in a ‘lit
tle ghetto of misery’ where ‘children are afraid to play 
outside’ (Slater, 2004: 313).This stigmatization kept 
property values very low for a considerable time.

Since the late 1990s, however, gentrification 
pressures have intensified and Parkdale has become 
a trendy place with hip bars, galleries, and bou
tiques. Redevelopment of the neighbourhood has 
so far been mostly based on the decisions of indi
viduals and not, as in the other places, on large-scale 
redevelopment strategies. Indeed, at the same time 
as the city was encouraging upgrading, a coalition 
of rooming-house landlords and tenants and anti
poverty activists became active, calling what the city 
was doing ‘social cleansing’ and also pointing to the 
fact that zoning and building bylaws were respon
sible for driving poor people out on the streets
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Compared to the rest of the city, this neigh
bourhood is unique—half of the occupied 
dwellings were built before 1946 (for the city, the 
ratio is 1:5), ana there are three times as many ten
ants as owners (for the city, the ratio is close to 1:1). 
In contrast to Other neighbourhoods where the 
gentrification process took off rapidly, Parkdale 
seems to be partially resisting quick transformation 
of its socio-economic conditions as well as its phys-
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- (
to counter the lost sense of place and community 
(Duany et al., 2000).

In the 1990s, the rapidly growing Town of 
Markham, northeast of Toronto, became a site for 
New Urbanist development The most prominent 
project, Cornell, has ‘served as the major New 
Urbanist precedent in Ontario’ (Gordon and 
Tamminga, 2002: 331). Designed by the Miami- 
based architects Andres Duany and Elizabeth Platcr- 
Zyberk, the respected masters of New Urbanism 
and in particular of the so-called traditional neigh
bourhood development approach, this suburban 
development of 980 hectares achieved an increased 
density, up to 80 per cent higher than that of con
ventional suburban developments (Figure 26.2; see 
also Chapter 5).

Cornell and other such communities that fol-

housing types, land uses, and social groups.The area 
includes many low-income residents and, especially, 
single-person households, but also an economically 
vulnerable and socially creative arts community, as 
well as a steady and alarming increase of affluent pro
fessionals. For some, a ‘place’ like Parkdale would 
epitomize the kind of urban setting that attracts the 
‘creative class’ (Florida, 2002) and relies on ‘place’ to 
foster innovation and economic development. 
Market mechanisms (see Chapter 5) would suggest 
that the present mix is not likely to be maintained for 
long and will succumb to competitive real estate 
pressures for increased gentrification. Present obser
vation suggests that the newcomers are winning the 
‘gentrilication war’ by pushing out low-income ten
ants and replacing them with new buildings and 
retailing and services geared towards the middle 
class. In the long run, it remains to be seen whether 
Parkdale's distinctive ‘place’ attributes will be suffi
ciently entrenched to resist complete transformation.
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ii low neo-traditional design (e.g., MacKenzje Town 
in Calgary) try to ‘re-place’ the traditional suburbs 
and create a more ‘urban’ sense of place in the hope 
that this will stimulate lifestyle changes (e.g., pedcs- 
trianism, social tolerance) and ultimately move cities 
towards better development practices. This design 
approach draws on ideas that jane Jacobs (1961) 
addressed a long time ago when talking about the 
‘death and life’ of the American city the need for 
social and economic heterogeneity and good urban 
design that would also provide a certain amount of 
social control, e.g., ‘eyes on the street* New 
Urbanism is further fuelled by the belief that cur
rent forms of sprawl are not just unsustainable 
(Calthorpe, 1993; Calthorpe and Fulton, 2001;Van 
der Ryn and Calthorpe, 1986) hut also create 
unnecessarily non-places (Kunstler, 1993, Relph, 
1976).

.1

;
i.[ : New Urbanism: CornellS I.11IMi

Like gentrification, New Urbanism is in many 
respects a reaction against the modern suburb with 
its homogeneous landscapes comprised primarily of 
large-lot, single-family homes, wide streets (often in 
the form of culs-de-sac and without sidewalks), and 
heavy dependency on automobiles, as well as a dis 
tinct absence of systematic design or ‘place-making’ 
concerns. New Urbanism’s postmodern approach 
uses a different point of reference by going back to 
architectural forms that predate the modernist style 
While forceful in its critique of sprawl and in its 
attempt to overcome the lacunae of modernism by 
creating a sense of place, New Urbanism is mainly 
known for its effort to reintroduce architectural 
forms such as smaller lots, front porches, back lanes 
with garages, mixed land uses and housing types, 
narrow through-streets, picket fences, and so on 
Hence, New Urbanism has to be understood as an 
answer to both modernist inner-city projects, such 
as Regent Park, and monotonous subdivisions 
around today’s cities. One of the key arguments of 
New Urbanists is that cities have to become attrac
tive places again and that design guidelines can help
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1 However, Cornell has noted limitations, the 

same as have been described for other New 
Urbanist developments. Lehrer and Milgrom 
(1996), for example, argue that it perpetuates sprawl 
and, in fact, creates exclusionary and homogeneous 
communities So far, it can be said that Cornell is 
not very' different from other bedroom communi
ties. With the exception of density and design stan
dards, it works much the same. Diversity is reached 
more through architectural ornaments than through 
different ways of life.
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Cornell in Markham illustrates attempts by neo-traditional developments to replicate styles from the past. 
In Cornell, inspiration came from late nineteenth-century Toronto neighbourhoods. (Photo by Pierre Fihon)

Neo-Liberalism:The Downtown 
Condominium Boom

a particular design approach; they are rather about 
the creation of built environments that look attrac
tive as individual buildings but do not adhere to an 
overall design approach. Turner (2002) calls it 
‘privatization of design’. Whose interests are being 
represented by this current phase of urban devel
opment is the question that needs to be addressed. 
Thus, whereas urban renewal was presented as tak
ing care of the basic needs of poor people and fos
tering their integration into mainstream society, the 
condo boom presents itself as the fulfillment of a 
need created by its advertising campaign—the

Toronto’s most recent wave of development 
involves a heavy concentration of condominium
building activity in the downtown area, in parti
cular on former railway yards and along the 
waterfront. While urban renewal and New 
Urbanism can be related to a clear understanding 
of how to design cities, both gentrification and the 
current condominium boom are of very different 
nature. They are not about employing principles of
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sures in the housing market as well as speculative 
activities in the real estate business are the driving 
forces turning former industrial and ‘underused’ 
land into high-density neighbourhoods. Up to now, 
the city has been very supportive of new investment 
in this particular form of housing, expressing hardly 
any concern for social, economic, and cultural 
issues, let alone environmental problems, that this 
spatial transformation will cause in the long run. 
The argument can be made that the condos change 
the morphology of the city in unprecedented ways. 
For one, they form a spatial barrier between the city

desire for an urban lifestyle. It caters to high-end 
markets and fits well into neo-liberal urban entre- 
preneurialism (’jCipfer and Keil, 2002; see also 
Chapter 4).

Over the past five years,Toronto has seen a dra
matic growth of condominium towers all over the 
city (Figure 26.3). From the mid-1990s to 2005 
annual completion of condos quadrupled to more 
than 12,000 new units.These new developments are 
particularly striking in the downtown core, where 
construction was almost non-existent during most 
of the 1990s. This boom is transforming the urban 
landscape in ways that will have a long-term impact and the waterfront. They also alter the social and 
on social and spatial conditions. Continuous pres- cultural composition of downtown residents.
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High-rise condominium developers are selling a lifestyle wherein downtown cultural events and 
physical activity play a major role. (Photo by Ute Lehrer)
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Four Approaches in the Transformation of Toronto's Built Environment, Early Twentieth Century 
to Present

Table 26.1

Impact of Design on Land 
Value and Perception 
of Dangerous Spaces

Landscapes of 
Despair and Desire 
Over Time

Socio-Spatial
Effect

Design
Basis

Time
Frame ExampleApproach

InclusionUrban renewal 1940s- Regent Parle 
50s Toronto

Modernism:
• Democratic 

society

Decreases land value; 
increases perception of 
high crime rate

From landscapes of despair 
to landscapes of desire to 
landscapes of fear/despair 
and perhaps again to 
landscapes of desire?

Increases land value; perception 
that crime rate is reduced 
with improvement of 
built environment

Transformation Rediscovery 
of the city:
• Creative and 

capital-intensive

From landscape of 
despair to landscape 
of desirability?

Gentrification 1980s Parkdale
on

Postmodernism:
• Design guidelines
• Built environment 

as social regulator

Markham
(Cornell)

Exclusion Increases land value; perception 
of low crime rate

New Urbanism 1990s Landscapes of desirability
on

Condominium Polarization
boom in
Toronto

The Creative City: 
• Urban lifestyle

Increases land 
value (for now); decreases 
perception of areas as 
dangerous places

From landscapes of 
despair to landscapes 
of desirability

Neo-liberal 
urbanism 
(or "new 
pragmatism")

From
mid-
1990s
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I minium boom, seems to be all about constructing 

a sellable image of a lifestyle alternative to subur
ban living—but with no co-ordinated concern for 
spatial and design issues, let alone for social and 
environmental matters Finally, in Parkdale we have 
a community where there has been little in the way 
of concerted physical design and no conscious social 
construction of community. Yet in Parkdale alone 
do we sense that real ‘place-making’ has occurred, 
brought about by the political and grassroots strug
gle against the forces of gentrification and by the 
recognition of being a socially and culturally mixed 
community, which sets this community apart from 
many other Toronto inner-city neighbourhoods.

We need also to understand that what consti
tutes a good ‘place’ varies with the times and that, 
as an intangible construct, place is especially vul
nerable to change. As seen in this chapter, places are 
particularly exposed to bulldozers and the dictates 
of the competitive marketplace. What we can con
clude from this study is that‘place’matters; yet there 
are no easy solutions. Likewise, there must always 
be balance—between a well-orchestrated physical 
environment and socially constructed healthy 
communities--but we cannot say exactly what that 
balance will entail or how it should look because it 
will vary greatly from one place to another. Urban 
design is only one important part of why a neigh
bourhood appears to be attractive or not. Just as 
important as the physical appearance, if not even ' 
more so, is the way that attractive or repellent 
images are socially constructed.

While the increase of population, particularly 
its concentration in the downtown core, is helping 
to alleviate some of the pressures on the housing 
market, the condo boom has also created new frag
mentations. Because of their highly speculative 
nature, the condo towers are geared towards a cer
tain clientele singles, or couples without children. 
The billboards and brochures promise an urban 
lifestyle that, by advertising special amenities such 
as spas, gyms, and swimming pools as part of the 
development, is centred on the body, culture, and 
consumption. They thus propose a landscape of 
desire that coalesces with present middle-class val
ues. The boom will also have an impact on the 
socio-economic conditions in which Toronto finds 
itself (see Chapter 25). Indeed, the heavy concen
tration of condominium towers in downtown 
Toronto may well accentuate social and political 
cleavages Jiy creating a large island of wealth in a 
core area that used to be socially diverse (Walks, 
2004a).
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Conclusion:
A.

For purposes of synthesis and conclusion, all four 
case examples discussed in this chapter are summa
rized in Table 26.1. The four chosen examples of 
urban transformation have in common that they 
address housing needs within theii specific time 
period and come up with a different set of policies 
and practices. In the case of both the original 
Regent Park project and Cornell we witness appar
ently good design features with insufficient concern 
for social context.Thus we come to understand that 
a repressive and paternalistic social context has been 
primarily responsible for public perception of 
Regent Park as a landscape of despair. Equally, one 
can worry that in the absence of a strong social 
milieu, places like Cornell or the complex that will 
replace the bulldozed Regent Park will ultimately 
be found wanting as places of distinction, no mat
ter how much they are marketed today as landscapes 
of desire. In contrast, another landscape of desire, the 
result of downtown Toronto’s ongoing condo-
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Notes

A second argument has its origins in neo-Marxist 
reasoning From this point of view, non-places are 
defined as parts of the cityscape that have not been 
recipients of capital (re)investment (Lefebvre, 2003) 
Repulsive reactions to certain spaces have led to the 
application of technical methods such as safety audits 
in cities (Wekerle, 1995).While these don’t provide 
complete solutions, they do go some way towards 
helping us deal with spaces that repel or are per
ceived to elicit despair or fear.
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3. As a new urban policy, this approach had been prac
tised throughout the major industrialized cities in 
the United States (Harris, 2000) While first greeted 
emphatically as the modern way of providing decent 
living conditions to the poor, public housing com
plexes built under urban renewal programs became 
the symbol for what was wrong with modernism. In 
1972, one of the most highly praised public housing 
complexes in North America, Pruitt-Igoe in St 
Louis, Missouri, was dynamited ‘after having been 
flogged to death remorselessly for ten years by crit

ics such as Jane Jacobs’ (Jencks, 1984: 23). This literal 
implosion presented in Jencks’s strong words ‘the 
death of modernism’, which ‘has the fault of an age 
trying to re-invent itself totally on rational grounds’ 
(Jencks, 1984: 24).
This design approach had its foundation in the 
modern movement of architecture, in particular of 
Le Corbusier, who in 1925 suggested having inner 
Paris bulldozed to the ground and then replaced 
with liigh-rise towers, an elaborate highway system, 
and open green spaces.
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Abstract

Tax increment financing (TIF) has been both applauded and castigated for causing rapid appreciation of 
nearby residential properties. We study the spillover effects of TIF on the appreciation of single-family 
Chicago homes that sold multiple times between 1993 and 1999. After controlling for structural 
characteristics of the home, neighborhood conditions, and information about the nature and scale of 
activities within TIF districts, we find that proximity to industrial TIF districts is actually associated with a 
decrease in the rate of appreciation. However, proximity to mixed-use TIF districts that contain both 
commercial and residential parcels increases the appreciation of nearby houses. We discuss some of the 
policy implications of our findings in the conclusion.
© 2006 Elsevier B.V. All rights reserved.

Jel classification: R50
Keywords: Tax increment financing; Gentrification; Economic development; Urban policy

1. Introduction

From the arsenal of contemporary urban development programs, tax increment financing (TIF) 
has been singled out for encouraging the rapid appreciation of property in targeted 
neighborhoods. TIF allows municipalities to designate an area for improvement and then 
earmark growth in property tax revenues resulting from appreciation to finance economic 
development within the district. The original assessed valuation of the properties in the district is
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held constant for the duration of the district’s lifetime (20-plus years in most states), and taxes on 
this “base” are allocated to taxing bodies with jurisdiction over area properties. Meanwhile, taxes 
derived from “incremental” increases in property values are reinvested in the area. TIF funds are 
used to reimburse developers for eligible costs, such as land assembly, site clearance, and 
infrastructure construction, or to service bonds that are issued to finance public improvements 
within the district. When the TIF district expires, taxes on the increment revert to the overlapping 
jurisdictions.

Previous research has shown that the establishment of a TIF district may affect the value of 
parcels within its borders due to the elimination of “blight” and incentives for development 
(Weber et al., 2003). Development stimulated by TIF also may have important spillover effects on 
nearby properties, particularly residential ones. If a TIF district protects incompatible land uses or 
increases noise or pollution, it could have a negative impact on the value of nearby houses. On the 
other hand, residential parcels could appreciate to reflect the enhanced value of TIF-supplied 
amenities, such as new retail development. Even this may have negative consequences: fear of 
rapid residential appreciation and ensuing displacement has prompted popular protest against TIF 
across the country. In one Chicago neighborhood, low-income tenants blamed a nearby TIF 
district for annual rent increases of 20% (Hardy, 1999). Mexican immigrants fought against a 
proposed industrial TIF district in another Chicago neighborhood, fearing they would be priced- 
out of the neighborhood (Lutton, 1997).

TIF has been used extensively in many cities including Minneapolis, Kansas City, and Los 
Angeles, but Chicago has made more extensive use of this form of off-balance sheet financing 
than any other major the city’s. As of June 2002, Chicago was home to 121 TIF districts that 
covered 38,550 acres and 16% of the city’s property tax base (Neighborhood Capital Budget 
Group, 2002). Some of these TIF districts encompass large swaths of the city’s most valuable real 
estate: the incremental value of parcels in these districts generates more revenue than their base 
value. Chicago has used TIF revenues to fund a variety of projects, from the expansion of 
manufacturing facilities to downtown mixed-use (commercial and residential) development and 
beautification efforts.

We use econometric analysis to investigate whether Chicago TIF districts affect housing 
appreciation. Our dataset includes observations on owner-occupied homes within the city of 
Chicago that sold more than once during the period 1993 to 1999. Data have been derived from 
mandatory filings of real estate transfer forms and Multiple Listing Service (MLS) records as well 
as other data sources. After controlling for the characteristics of the TIF district (e.g., commercial 
versus non-commercial), property (e.g., low-value versus high-value housing), and neighborhood 
(e.g., declining versus appreciating), we measure spillovers on nearby residential property values.

Using several alternative specifications of our model, we find that proximity to industrial TIF 
districts suppresses the general rate of appreciation. However, proximity to mixed-use TIF 
districts is associated with an increase in the rate of appreciation. The spillover effects associated 
with TIF, while relatively small, appear to be related to the land use within each district.

2. Background and review of literature

2.1. TIF and residential property appreciation

How might TIF affect residential property appreciation? If potential buyers and sellers of real 
estate foresee future market conditions, initial sale prices will reflect their expectations, and there 
will be no systematic real appreciation (Archer et al., 1996; Case and Shiller, 1989). In contrast,
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the ad hoc and often secretive natuie of public decision-making may lead to unforeseen policies 
that are not capitalized mio initial housing prices. Unanticipated interventions-e.g., the use of 
eminent domain to acquire land for new development or a change in the zoning code-may result 
in abrupt shocks in relative prices and significant variation in appreciation rates across an urban 
area.

TIF has been both applauded and castigated for causing the rapid appreciation of nearby 
residential properties. This is not an unreasonable accusation; the underlying source of financing 
for TIF is the difference between the value of the property in its undeveloped state and the value of 
the same property after it has been redeveloped (i.e., the value differential or “increment”) (Weber 
(2003) provides more detail about the mechanics of TIF) In Illinois and most other states, TIF 
district designation requires that a sufficient number of the properties in the area be “blighted”. If 
vacant land, deteriorated buildings, and abandoned structures are converted to productive uses, 
nearby properties will be favorably influenced (Ellen et al., 2001).

We might expect the infrastructure and financial incentives available from TIF to cause higher 
rates of appreciation of nearby housing if TIF draws jobs and new investment to targeted areas. 
Even if new business activity within the TIF comes at the expense of other areas within the same 
municipality-as Dye and Merriman (2000) suggest-residential properties near the TIF district 
will appreciate more rapidly than those that are more distant from TIF districts. TIF-funded 
investment in infrastructure also can enhance the productivity of businesses already located 
within these enclaves, raising per capita output and income. Previous empirical studies have 
demonstrated a positive relationship between infrastructure (primarily transportation-related), 
local business growth, and housing prices (see Bartik, 1991 for a summary; see also Mills and 
Hamilton, 1994; Boamet, 1998; Voith, J993; McDonald and Osuji, 1995).

Eliminating blight and investing in infrastructure within TIF districts could improve the 
quality-of-life of local households. Households may benefit from increased opportunities for 
leisure, a heightened sense of security, and the aesthetic value of the improvements (Haughwout, 
2002). Moreover, new retail development in a TIF district may have a positive impact on 
residential land values because households are willing to pay for convenience shopping. 
Residential TIF districts may be viewed as more attractive places to live, and houses in the 
surrounding areas will face more competition. From a fiscal perspective, mcreasing municipal 
reliance on TIF may cause public spending in other, non-TIF portions of the municipality to 
decline, leaving them with fewer public goods and making them less attractive.

Finally, even if no new development actually occurs m the TIF district, the market may 
capitalize the potential for future investment into the sale price of the properties within and near 
TIF districts. In such cases, TIF designation acts as a signal, and land prices may be bid up in 
expectation of future development.

Man and Rosenfraub (1998) find evidence that, after an minal period of two years, TIF bad a 
positive effect or the median value of owner- occupied housing of municipalities in Indiana. TIF, 
they argue, was responsible for increasing the median value of owner-occupied housing in their 
sample by 11.4% between 1980 and 1990. Man (1999) also finds statistically significant positive 
relationships between TIF and employment growth across 53 Indiana municipalities, growth that 
should have a positive impact o:i housing values.

If business and employment growth occurs within TIF boundaries, it is also possible that the 
value of nearby properties could be suppressed. By subsidizing new or existing commercial and 
industrial parcels, TIF could precipitate negative externalities associated with incompatible land 
uses. Traffic congestion, pollution, noise, and visual intrusions make living near commercial 
property less desirable than living near other residential properties (Crone, 1983). The positive
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spillovers from TIF districts may be offset by countervailing negative externalities so that the net 
effect of a TIF district on nearby property values is zero or negative. Since it is difficult to predict 
the net effects of TIF, an empirical investigation is necessary to determine whether spillover 
effects exist and whether they are positive or negative.

2.2. Residential appreciation in Chicago

The nominal median sales price of a single-family home in Chicago increased by 56% between 
1993 and 2002 (Chicago Area Realtors, 2004). Although TIF may have had some effect on the 
general rate of appreciation, other factors were certainly at work and therefore should be taken into 
account in any model measuring price effects. Fueled by an increase in population and growing 
household income, the city enjoyed its largest residential construction boom, some say, since the 
aftermath of the Great Chicago Fire of 1871. The surge in new construction was most pronounced 
in areas close to the central business district (CBD), but even in less central neighborhoods, 
thousands of units of infill housing were developed. Many older homes were demolished to make 
way for multi-unit buildings whose high sales prices reflected the increasing desirability of city 
living and the growing value of urban land. Other older homes were rehabilitated, as households 
were helped along by the low interest rates that prevailed during this period.

The number of high-poverty neighborhoods 
dramatically declined during this decade (Jargowsky, 2003). Homeownership rates among low- 
income households, particularly Latinos and African Americans, increased significantly during 
the 1990s (Immergluck and Smith, 2001). Several industrial and commercial corridors were either 
built or improved in the city (Szatan, 2000). Some national chain stores opened their first urban 
branches in Chicago during the 1990s, developing both automobile-oriented strip centers and free 
standing “big boxes” in the heart and the perimeter of the city. Industrial facilities were 
modernized and recmited in portions of the city set-aside for these uses. Much of this new 
development did receive financial assistance through the City’s TIF program.

Wfthin Chicago, however, residential real estate appreciation was not uniform; different kinds 
of housing stock and distinct housing submarkets experienced different rates of appreciation. 
McMillen (2003a,b) finds that, between 1990 and 1996, annual appreciation rates were higher in 
neighborhoods close to the CBD with large minority populations, high concentrations of poverty, 
and many vacant lots in 1990. He posits that increased demand for housing near the city center 
was fueled by the growth in high-paying service sector employment in the CBD in the 1990s.

In Chicago, the lowest income neighborhoods experienced more than twice the rate of

where the poverty rate is 40% or higher-

appreciation of higher income neighborhoods between 1987 and 1998 (Case and Marynchencko, 
2001).2 These differential rates of appreciation may be due to the relative expansion of low- 
income demand often fueled by immigration (Case and Shiller, 1989), a glut of high-end 
housing, or gentrification, i.e., demand for low-priced home and lower-income neighborhoods by 
in-movers of a higher socio-economic status. As we discuss in the following sections, we control 
for factors such as the median household income and initial price of the house in order to isolate 
the effect of TIF on residential appreciation

2 Similarly Li and Rosenblatt (1997) find that older, less expensive areas experienced greater appreciation than other 
areas in California in the early 1990s. However, Quercia et al. (2000) find evidence that appreciation rates are just as high 
although not higher in poor, minority neighborhoods as in wealthier ones. Using American Housing Survey data, 
Pollakowski et al. (1991) find that between 1974and 1983 appreciation rates for lower-valued housing were about equal 
to those for higher-valued housing.
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3. Theoretical framework

The standard economic model of urban spatial structure predicts that the economic 
development caused by a TIF will generate appreciation of homes near the TIF district 
(DiPasquale and Wheaton, 1996; McCann, 2001). We model the present value of a typical 
structure as:

ro + tD — xn T k T 9(n) + O
(1)PVN

i

where i is the interest rate at which future benefits are discounted, rD is the rent paid for land on 
the neighborhood fringe,t is the cost per unit of distance traveled, D is the distance from the 
neighborhood fringe to the neighborhood center, n is the distance from the structure to the 
neighborhood center, k is the value of the services delivered by the structure, d(n) is the value of 
“amenities” at site n, and O is an index of other variables (such as proximity to the CBD) that 
affect the structure’s value.

If the neighborhood center is designated as a TIF district, buyers and sellers may anticipate 
more rapid growth in the value of amenities and may expect more demand for the neighborhood 
so that D will grow. If demand will grow in the future, benefits from owning the land will grow 
and potential buyers will discount those future benefits less heavily. We model the present value 
of a structure when the neighborhood center is declared a TIF (PVTif) as:

B{n)krD O'TKTd
PVtif + V +i — h i — hi i i i

{liTi7))[%D + 0[ll)] (2)= PVW +

where h is the increase in growth in attractiveness of the neighborhood center and amenities in 
surrounding areas as a result of the TIF.

The change in value as a result of a TIF is therefore a function of h (which can be thought of as 
the level of activity because of TIF designation), travel costs (t), activity at the neighborhood 
center without TIF designation, the number of miles from the structure to the TIF (n) and the 
interest rate (i).

In the empirical model, we treat the location of TIF districts as exogenous — i.e. we assume 
that the expected appreciation of the homes in our sample does not affect the probability that a TIF 
district is established in that area. Anderson (1990) argued that municipal governments have an 
incentive to establish TIF districts in areas where they expect rapid appreciation so as to capture 
revenue that otherwise would go to overlying taxing districts (e.g., schools). Thus, Anderson 
argued, a finding that property values grow more rapidly within a TIF district than in similar non- 
TIF areas does not necessarily prove that TIF caused property value growth. Empirical research 
on this question has been mixed. While Anderson (1990) and Man and Rosentraub (1998) find 
evidence of endogenous TIF formation in Michigan and Indiana, neither Dye and Merriman 
(2000) nor Weber et al. (2003) find evidence of endogeneity in Chicago.

We assume that distance to the nearest TIF district is exogenous and believe this assumption is 
justified for several reasons. The endogeneity hypothesized by Anderson and others concerns 
appreciation within the TIF district. Municipalities may have an incentive to declare a TIF district 
in areas where appreciation is expected, but they have no particular reason to locate TIF districts 
adjacent to rapidly (or slowly) appreciating properties. Since none of the properties in our sample
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fall within the boundaries of TIF districts, it seems highly unlikely that their potential for future 
appreciation influenced whether or not an adjacent TIF district was established. Furthermore, 
because we are using data on the appreciation of individual units rather than average values of 
appreciation, our analysis is even less likely to be tainted by endogeneity. The potential 
appreciation of each individual unit in our sample would have essentially no influence on whether 
a TIF district were established even in the unlikely event that the municipality considered the 
appreciation of adjacent areas when deciding whether to establish a TIF district.3 For these 
reasons, we believe that our analyses can appropriately treat distance to TIF district as an 
exogenous variable that helps to determine the appreciation of individual housing units.

4. Empirical implementation

4.1. Description of data and model

Our theoretical discussion implies that the sale price of single-family homes should depend on 
the housing services embodied in the structure, accessibility to amenities, and level of 
neighborhood improvement expected over time. We hypothesize that, all else equal, residential 
appreciation varies with proximity to a TIF district. We test this hypothesis by studying the rate of 
appreciation in different samples of single-family homes in Chicago that sold more than once 
during the period 1993 to 1999.

Our basic empirical model is:

ln(pJ) =/(lnPk, dTIF (3)TIF, SC, NC, k, j, ni)

where P1 is the price of a house at the time of its last observed sale (j), Pk is its price at the first 
observed sale, dTlF is the distance of the z'th structure to the nearest TIF district, TIF is a vector of 
variables describing the type of activities occurring within the TIF district, SC is a vector of 
structural characteristics of the home, NC is a vector of neighborhood characteristics, k and j are 
the years in which the first and last sales of the house take place, and ni is the number of sales 
during intervening years. We use several different regression specificiations to estimate the 
relationship between the dependent and independent variables. Before discussing our empirical 
results, we provide some background on the data.

The Illinois Department of Revenue provided transactions data for single-family home sales in 
the city of Chicago between January 1993 and December 1999. Sales data were obtained from 
affidavits of real property sales and submitted to the county recorder when recording a deed or 
contract for the transfer of real estate.4 We merged this dataset with data from the Office of the

3 Consider the following analogy. Textbooks explain that it is not possible to estimate the elasticity of demand (for 
cigarettes, for example) by regressing aggregate quantity sold on price since one cannot separately identify movements of 
the demand and supply curves. However, if the analyst has individual data on purchases of cigarettes and the price paid 
for those cigarettes (which might vary due to differences in taxes), he or she can estimate a demand curve since each 
individual purchaser has what amounts to no influence over price.

4 Although these datasets are organized according to each house’s unique Property Identification Number (PIN) and 
identify the address of the property owner, they do not provide the address of the actual building. If the PIN and property 
owner address were not located in the same quarter section (a square with an area of a quarter square mile), we assumed 
that the building address was not the same as the owner’s address. We dropped any observation in which the owner did 
not live in the same quarter section as the property. This dataset has been used to great effect in previous research (see, for 
example, McMillen, 2004).
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Cook County Assessor and with Multiple Listing Service data compiled by professional realtors 
to provide additional information about the characteristics of each house.

To generate the samples for our analysis, we first extracted all detached smgle-family 
residences that sold at least twice between 1993 and 1999 (5970 addresses). Although the repeat 
sales approach may be biased toward properties and neighborhoods likely to sell more frequently, 
we believe that transactions data provides an accurate picture of housing value change. We test for 
bias by expanding our sample, as we discuss later in this section.

Our dependent variable is the natural log of the price at last sale for all resales. We include the 
natural log of the price at first sale as a control variable in all regressions. Because of this, we 
interpret coefficients on other variables as the percentage change in appreciation resulting from a 
one-unit change in the independent variable associated with the coefficient.

There is a large literature that uses data on repeat sales to derive housing price indices (see 
Zabel, 1999; Meese and Wallace, 1997; McMillen, 2003a,b; Case and Shiiler, 1989). Our 
purpose here is simply to control for average housing price appreciation while explaining the 
variance across housing units. In order to do this, we must account for appreciation taking 
place in the overall market so that we can isolate any extraordinary appreciation associated 
with nearby TIF districts. The most straightforward control for average housing price appre
ciation is to simply add a variable that measures the elapsed time between the first and last sale. 
If the rate of appreciation is constant over the period studied, this procedure is adequate. 
However, if the rate of appreciation changes over time, more sophisticated controls are re
quired. We improved the fit of our regression specifications (as measured by the adjusted R- 
squared) by including a series of dummy variables to control for both the date of first sale and 
date of last sale (see Case and Shiiler, 1989; Bailey et al., 1963). These dummy variables allow 
for the possibility that the general rate of housing appreciation varied erratically over the time 
period studied.5

We estimate a standard hedonic regression controlling for property features and neighborhood 
amenities to predict appreciation (Rosen, 1974). The novelty in our analysis is that we include 
controls for initial price and for proximity to TIF district. As explained in the previous section, we 
want to allow for the possibility that development within a TIF influences appreciation.

Since we are interested in whether there is greater appreciation in the vicinity of TIF districts, 
we include measures of proximity to TIF in all of our regression specifications. We employ 
variables that measure four dimensions of TIF district characteristics: the distance of each 
property to the closest TIF district, the predominant land use in the TIF district, whether TIF 
designation occurred between the first and final sale, and the magnitude of new investment in the 
TIF district.

We obtained an electronic map of the TIF districts in Chicago from the City’s Department of 
Planning and Development and used mapping software to plot the location of each observation

5 It is theoretically possible to control for within-year variation in general rates of appreciation, but this requires a 
substantial increase in the number of independent variables. For example, to control for year of first sale, we need a 
dummy variable for six of the seven years from 1993 to 1999 and another six dummy variables to control for year of final 
sale. In order to control for month and year of first sale we would need a dummy variable for 83 of the 84 month-year 
combinations between January 1993 and December 1999. We would need 83 additional dummies for the month-year of 
final sale and would thus require a total of 186 dummy variables. Given our large sample sizes and the large number of 
other independent variables, we believe that controls for year of initial and final sale are adequate. In most of our samples, 
no unit sold twice in 1999, so we do not need to include a dummy variable for first sale in 1999 and thus include a total of 
only 11 dummy variables.
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Table 1
Appreciation by 0.5-mile rings measuring distance to closest TIF district for small sample

Distance to 
closest TIF

Percent increase in sale price between first and final sale

MinStd. Dev MaxN Mean

0-.5 mi 
.5-1 mi 
1 — 1.5 mi
1.5- 2 mi 
2-2.5 mi
2.5- 3.0 mi 
>=3 mi

57.24 
34.93 
21.95 
12.36 
14.86
25.24

-12.24
-8.80

-37.25
-10.78
-1.23
-2.71
-2.56

668.29
383.49
192.94
48.98
58.82

114.00
36.31

370 31.58
24.84
19.64
15.95
19.77
19.01
11.71

335
162
46
26
25

9.5427

against the TIF boundaries. The state of Illinois classifies TIF districts according to the dominant 
existing land use and the type of development expected to occur in each district.6 In 1999, 25 of 
the city’s 79 TIF districts were designated “industrial”, 10 were designated “commercial”, and 40 
were “mixed-use”. In our study period, a very small number of residential re-sales fell within TIF 
boundaries, probably because TIF was being used primarily as a tool to stimulate commercial and 
industrial development and because only four residential TIF districts existed at the time. Because 
some residential TIF districts were designated in order to demolish and redevelop deteriorated 
high-rise public housing, development there is not typical of that found in most TIF districts. We, 
therefore, excluded residential TIF districts from our analysis, eliminating the 28 observations for 
which the closest TIF district was residential. We measured the distance of each re-sale address to 
the closest industrial, mixed-use, and commercial TIF districts. A negative and significant 
coefficient on distance to closest TIF would indicate that location near a TIF district raises the 
market value of housing compared to similar properties further away from TIF districts. The 
houses in our full sample were an average distance of three-quarters of a mile from the closest TIF 
district with a standard deviation of about seven-tenths of a mile. They were 3.2 miles from the 
closest commercial TIF district, 1.7 miles from the closest mixed-use TIF district, and 2.2 miles 
from the closest industrial TIF district.

To confirm the robustness of this measure of distance and better isolate any spillover effects, 
we remove the continuous variable, distance to closest TIF, and substitute dummy variables that 
measure whether the closest TIF district fell within discrete rings of 0.5 miles around each 
observation. Table 1 shows that the average rate of appreciation decreases as distance to closest 
TIF increases (for the small sample; samples will discussed later in this section). Houses within 
one-half mile of the closest TIF district appreciated an average of 32%, which is more than the 
20% appreciation of houses where the closest TIF district was between 1-1.5 miles away. Of 
course, we have not corrected this difference in appreciation for other characteristics of the house 
and neighborhood. Hence we can not conclude that the difference was “caused” by proximity to a 
TIF district.

We considered three measures of the amount of development activity in each TIF district. The 
age of the closest TIF district (in months) at the time of the unit’s final sale measures both the 
potential development in the TIF district and the duration of a house’s exposure to TIF. Mixed-use

6 The six classifications are: Industrial, Central Business District, Commercial, Mixed-Use, Housing, and None/ 
Multiple Classifications. There are no Chicago TIF districts classified as Central Business District or None/Multiple 
Classifications.
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Fig. 1. Map of single-family home resales and TIF Districts in Chicago.

TIF districts were relatively old (the closest mixed-use TIF district was, on average, appro
ximately five years old) while commercial and industrial TIF districts had been established more 
recently. Since we expect the aggregate amount of new investment to increase over time, this 
variable is a proxy for economic activity in the TIF district.

If, however, the benefits of TIF status are capitalized as soon as city officials signal that they 
will favor development in the area in the future, land values should rise upon the “shock” of TIF



Table 2
Descriptive statistics for three samples

Large sample (5852 obs) Medium sample (2494 obs) Small sample (990 obs)Variable

Min Max Mean Std. 
Dev.

Min Max Min MaxMean Std. Mean Std.
Dev.Dev.

Natural log of price at last sale divided by natural log of 
price at first sale

Price at first sale (nominal $000s)
Distance to closest TIF (miles)
Distance to closest commercial TIF (miles)
Distance to closest mixed-use TIF (miles)
Distance to closest industrial TIF (miles)
Age of closest TIF at date of last sale (months)
Age of closest mixed-use TIF at date of last sale (months) 
Age of closest commercial TIF at date of last sale (months) 
Age of closest industrial TIF at date of last sale (months) 
EAV of closest TIF (millions of Ss)
EAV of closest mixed-use TIF (millions of $s)
EAV of closest commercial TIF (millions of Ss)
EAV of closest industrial TIF (millions of $s)
Distance to closest TIF (miles) * First sale price (nominal $s) 
Distance to closest mixed-use TIF (miles) * First sale price 

(nominal Ss)
Distance to closest industrial TIF (miles) * First sale price 

(nominal $s)
Distance to closest commercial TIF (miles) * First sale price 

(nominal $s)
Structure age at last sale (years)
Number of square feet of land in the 
Equalized assessed value 1989 in quarter-section 

(millions of $s)
Percent change in equalized assessed value 1989 to 1999 
Industrial equalized assessed value 1989 (millions of Ss)

3.40 0.24 0.22 -1.00 2.04 0.200.29 0.35 -2.77 0.20 -0.47 2.04

2250.00 149.65 110.32 50.00131.51 95.07 3.00 2250.00 162.31 132.46 50.00 2250.00
4.00 0.78 0.69 0.00 3.790.75 0.68 0.00 0.83 0.73 0.00 3.73
18.36 3.06 3.00 0.03 18.21 3.13 3.063.21 3.13 0.00 0.07 18.21

1.686.48 1.21 0.00 6.48 1.761.72 1.23 0.00 1.25 0.03 6.33
9.87 2.22 1.65 0.00 9.872.20 1.67 0.00 2.35 1.72 0.00 9.87
157.00
157.00
121.00 
101.00 
188.04 
1458.07 
53.24 
188.04 
1389.60 
2652.28

49.92
63.21
26.85
33.76
20.54
28.54 
11.06

37.69
45.71

1.00 157.00
157.00
107.00
100.00 
188.04 
1458.07 
53.24 
188.04 
1389.60 
2652.28

49.31 37.51 
45.62 
17.99 
22.45 
24.69
67.52

48.55
65.13
28.94
33.02
20.38
29.25

37.73
45.05
20.63
22.85
24.32
69.10

1.00 1.00 156.00
156.00
107.00
84.00 
188.04 
1458.07 
53.24 
188.04 
1389.60 
2652.28

1.00 1.00 63.82 1.00
1.00 17.65 1.00 26.43 1.00
1.00 22.87

24.43
53.83

1.00 32.95 1.00
0.47 0.47 20.51 0.47

2.780.00 29.38 2.78
8.0911.57 8.95 1.45 1.45 11.41 8.24 1.45

28.51 46.08
121.35
193.31

0.6827.07
98.07 
207.03

42.98
112.72
182.92

0.68 27.04
130.52
260.58

43.78
139.09
222.35

0.68
113.55
229.08

0.060.00 0.06
0.12 0.12 4.50

8812.80 499.18 671.51451.27 606.42 0.00 2.03 8812.80 557.29 782.01 13.81 8812.80

2325.56 335.43 313.17 0.06292.84 294.57 0.06 2325.56 376.75 340.94 0.06 2325.56

132.00
18,204
814.23

67.98 24.8766.72 26.52 0.00 1.00 131.00
15,124
814.23

65.51 25.26 4.00 131.00
15,124
168.91

4049 1188 41263916 1328 585 945 1303 960
26.6025.00 23.54 1.84 26.3223.78 1.84 18.05 1.84

-0.78 319.41 18.41 15.93 -0.78 319.41
31.01

18.4417.47 16.71 15.25 -0.78 97.53
0.00 23.441.622.92 0.00 31.01 2.90 0.001.58 1.55 2.75
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Change in industrial equalized assessed value 1989 to 1999 
(millions of $s)

Commercial equalized assessed value 1989 (millions of $s)
Change in commercial equalized assessed value 1989 to 1999 2.79 

(millions of $s)
Median household income 1989 (thousands of $s)
Percent change in median household income 1989 to 1999 
Percent residents that live in owner-occupied units 1989 
Percent change owner-occupied 1989 to 1999 
Percent black 1990 
Percent change black 1990 to 2000 
Percent Hispanic 1990 
Percent change Hispanic 1990 to 2000 
Distance to nearest CTA station (miles)
Distance to nearest train line (miles)
Distance to nearest highway on ramp (miles)
Distance to central business district (miles)
Distance to lake (miles)
Elapsed months between first and last sale 
Number of sales between first and last sale 
Dummy = 1 if closest TIF created between first and last sale 
Dummy = 1 if closest commercial TIF created between first 

and last sale
Dummy = 1 if closest mixed TIF created between first and last sale 0.34 
Dummy= 1 if closest industrial TIF created between first and 

last sale
Number of rooms 
Number of bedrooms 
Number of bathrooms

0.48 1.21 -14.94 9.62 0.50 1.25 -14.94 9.62 0.49 1.16 1.60 9.26

4.19 9.87 000
5 16 -3.47

476.41
203.49

4.60 1044 0.00 476.41
203.49

4.31 4.77 0.00 59.13
2.99 5.42 -3.47 2.83 3.90 -3.47 31.06

33.26
51.57
62.66

8.73 5.00 76.68
1458.74
97.26
65.96
100.00

34.08
47.57

9.07 76.68
332.00 
97.26 
36.94
100.00 
52,78 
92.58 
57.32

7.75 35.04 
47 03 
65 16

8.38 11.39 65.10
315.24
97.26
36.94
99.87
52.78
90.70
57.32

89.66 -15.61 28,91
22.65

- J 81 28.31
23.21

3 30
22.73 0.94 63.73 0.94 2.50

0 52 5.98 -34.97 0.42 4.22 -16.82 0.54 4.25 -14.68
29.90
10.39

5 16 16.7313 37 0.00 0.00 5.65 17.98 0.00
-47.10 3.643.24 52.78 10.56 

16 59 
17.37

-29.93 3.89 11 04 -23.98
16 08 19.10 0.0C 97 38 

57.32
15.72
13.34

0.00 15.03 16.61 0.00
11 61 16 78 -39.54 -39.54 11.33 16.35 -39.54
1.55 1.14 0.02 6.74 1.48 1.03 0.02 6.41 1.53 1.06 0.02 5.48
0.82 051 0.02 0 83 0.502.93 0.02 2.93 0.80 0.49 0.02 2.93
1.72 1.10 0.02 4.63 1.83 1,17 0 02 4.63 1.79 1.22 0.02 4.63
8.48 2.79 1.03 16.75 8.40 2.42 1.36 16.43 8 56 2.53 2.31 14.56

10.795.40 2.59 0 08 0.83 5.53 2.57 0.08 10.83 5.54 2.63 0.20
38.36 19.04 1.00 82.00 40 14 17.87 3.00 82.00 37.73 17.71 3.00 81 00
0.05 C.23 0.00 0.06 0.262.00 0.00 2.00 0.07 0.26 0.00 2.00
0.47 1.000.50 0.00 0.47 0,50 0.00 1.00 0.47 0.50 0.00 1.00

0.450.73 0.00 1.00 0.78 041 0.00 0.761.00 0.43 0.00 1.00

0 47 0.00 1.00 0.37 0.48 0.00 100 0.36 0.48 0 00 1.00
0.50 0.000.57 1.00 0.58 0.49 0.00 1.00 0.58 0.49 0.00 1.00

6.70 1.65 0 17.00 6.69 1.50 3 15na na na na
3.15 0.92 0 9.00 3.14 0.86na nana na
1.86 0.82 0 10.00 1.94 0.81 1 5na na na na

* Multiplied by.
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designation but should not increase rapidly thereafter. In some specifications, we delete age of 
TIF at date of last sale and substitute a binary variable that measures whether the closest T IF 
district was created between the first and last sale. In specifications not reported here, we also run 
the models with a sample of houses that only includes those units where the closest TIF district 
was created between the initial and final sale.

Because changes in the physical features of the house (e.g., addition or elimination of 
bedrooms) complicate the determinants of appreciation, we divide cur universe of re-sales into 
three samples. The first and most carefully controlled sample (“small”) includes only those homes 
that experienced no change in their main physical characteristics between sales. In order to 
determine whether any kind of modification had taken place, we matched the address and date of 
each repeat sale to housing profiles from the Multiple Listing Service (MLS) and eliminated 
houses with changes in the number of bathrooms, bedrooms, or total rooms. Additionally, the 
elimination of 15 houses with very low initial values (sales prices of under $50,000), eight 
observations located within TIF districts, and one observation with missing data for a key variable 
decreased our sample size to 990 observations.

The second sample (“medium”) includes all re-sales that we matched to the MLS. This sample, 
therefore, is comprised, not only of the homes that were unchanged between sales (i.e., first 
sample), but also includes those that experienced a change in the number of bathrooms, 
bedrooms, or total rooms. The change in structure brought on by renovation activity could be an 
important indicator of TIF spillovers, which is why we retain these observations in this sample 
(Helms, 2003). Omitting the few observations that were located within TIF districts or had very 
low-values reduced this sample to 2494 re-sales.

At 5852 observations, the third sample (“large”) is the largest of the three and the least 
controlled. It contains the entire universe of re-sales that occurred in Chicago during our study 
period and so includes observations from the medium sample in addition to re-sales that could not 
be matched to the MLS. Foregoing the matching requirement has the advantage of eliminating 
potential spatial and income bias; the MLS includes only those homes that were listed and 
ultimately sold by licensed real estate brokers. However, without MLS data we cannot control for 
structural characteristics of the unit. Low-income neighborhoods and low-valued homes, where 
sales may take place through less formal channels, may be underrepresented in the first two 
samples which is why, in this sample, we also retain the very low-value sales.

Fig. 1 is a map of Chicago TIF districts overlaid with observations in our samples. The map 
highlights our smallest sample in dark triangles as a subset of the larger sample (in empty 
triangles). Use of the three samples provides adequate geographic coverage of the city, although it 
is clear from the map that areas on the west and south sides experienced few repeat sales. These 
neighborhoods are either predominantly industrial or have a short supply of owner-occupied 
single-family homes (because of a lack of demand, very low-incomes, or poor housing quality).

Table 2 gives basic descriptive statistics about variables across our three samples. All of the 
first sales of our samples took place after January 1993, and all of the last sales took place before 
December 1999. We expect that those houses that sold more than twice (between first and final 
sales) would appreciate more quickly and therefore control for the total number of sales. Most of 
the units in our large sample (95%) sold only twice. However, a small share (4.8%) sold three 
times, and an even smaller share (.2%) sold more than three times. Regardless of how many times 
a unit sold, we use data from the first sale (as an independent variable) and the last sale for the 
dependent variable. The average time between the first and last sale was 38 months.

Appreciation is the log of the ratio of the final and first sale prices of the unit. The mean 
appreciation in the large sample is 29% with a standard deviation of 35%. Properties in the
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medium and small samples were more expensive at first sale, had longer elapsed time on the 
market, were in neighborhoods with fewer African Americans, and appreciated less between 
sales. However, in most other respects, they were similar to the entire sample.

All of the units in our smallest sub-sample have structural characteristics that are identical at the 
first and last observed sale because we deleted units with changes for this sample. Our analyses of this 
sample nevertheless includes controls for the number of rooms (average of 6.7), bedrooms (average of 
3.1), and bathrooms (average of 1.9) since it is possible that the rate of appreciation varies with 
structure type. We also include the initial numbers of rooms for the medium sample in which structural 
features change between sales. For all the samples, we include the age of the building as of the last sale 
(average of 67 years for the large sample). Despite the boom in new construction in the 1990s, the bulk 
of the housing stock within the city limits was built in the first half of the twentieth century.

We also include an assortment of variables to control for economic, demographic, and 
transportation conditions in the neighborhood of the units we study. We measured equalized 
assessed value (EAV) in 1989 and its rate of change between 1989 and 1997 in the one-half mile 
by one-half mile quarter-section in which the unit is located.7 Since quarter-sections are of a 
uniform size, EAV measures the capital intensity of development.

We linked each house to 1990 Census data to account for the level of relevant census tract 
characteristics. We included economic (median household income and percent owner-occupied 
housing units) and demographic variables (percent black and percent Hispanic) that may affect 
demand for the neighborhood.

Geocoding the parcels allowed us to measure their distance from other geographic features 
likely to influence their value, such as the distance to the central business district (CBD) and Lake 
Michigan, and important transportation interchanges (nearest mass transit stop and highway 
interchange). We define miles to CBD as the distance from the parcel to the intersection of State 
and Madison Streets, the base point for Chicago’s street numbering system. Traditional models of 
urban structure predict that the residential bid-rent function decreases monotonically with 
distance from the CBD. In our full sample, the average house is located about 8.5 miles from the 
CBD. The miles to ramp variable measures the distance to the nearest highway interchange, and 
is inversely associated with commuting costs. However, convenient access to the highway also 
may be associated with negative spillovers, such as noise and pollution. We include the miles to 
train and miles to CTA variables (which measure distances to the nearest commuter rail and 
Chicago Transit Authority stations, respectively) to incorporate the advantages and disadvantages 
of public transit access. We also measure the distance from each unit to Lake Michigan since 
access to the lake is an important amenity for many homebuyers.

4.2. Regression results

Table 3 presents regression estimates based on Eq. (3) using our smallest and most controlled 
sample (i.e., no change in structural characteristics between the first and final sale). We present 
four alternative specifications to allow for the possibility that different types of TIF districts have 
a different impact on residential appreciation. In specification (1) we do not differentiate by the 
type of TIF district. We focus on commercial, mixed-use, and industrial TIF districts, respectively, 
in specifications (2), (3), and (4).

We first discuss results generated by our small sample (Table 3) and then note when results 
from the other two samples do or do not conform. Our qualitative findings are robust across the

7 Property value data by quarter-section were provided by the Office of the Cook County Clerk.
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Table 3
Full regression results for small sample

Dependent variable: Natural log of price at final sale

Commercial TIF Mixed-use Industrial TIFAny TIF

(1) (2) (3) (4)
Number of sales between first and last sale 0.09413 

(4.85) 
0.62907 

(25.24) 
-0.00192 

(-0.25) 
0.06271 

(1.58) 
-0.00373 

(-2.52)* 
-0.00177 

(-3.31) 
0.00725 

(8.27) 
0.00691 

(2.47)* 
-0.01195 

(-1.85) 
0.00056 

(0.34) 
-0.00640 

(-2.88) 
-0.00099 

(-0.17) 
0.00585 

(0.63) 
0.06956 

(7.61) 
-0.00100 

(-4.18) 
0.00002 

(4.02) 
0.00541 

(4.91) 
-0.00284 

(-5.21) 
-0.00148 

(-4.42) 
-0.00044 

(-0.84) 
-0.01229 

(-1.44) 
-0.02598 

(-2.04)* 
0.00015 

(0.03) 
-0.01176 

(-1.99)* 
-0.01260

0.10218 
(5.18) 
0.63271 

(26.17) 
0.03920 

(2.04)* 
-0.20791 

(-2.16)* 
0.01037 

(1.61) 
-0.00167 

(-3.05) 
0.00662 

(7.31) 
0.00499 

(1.73) 
-0.00929 

(-1.40) 
0.00095 

(0.56) 
-0.00718 

(-3.18) 
-0.00078 

(-0.13) 
-0.00208 
(-0.22) 

0.07195 
(7.71) 

-0.00079 
(-3.28) 

0.00002 
(3.52) 
0.00606 

(5.41) 
-0.00382 

(-7.12) 
-0.00176 

(-5.22) 
-0.00085 

(-1.59) 
-0.02240 

(-2.58)* 
-0.01340 

(-0.97) 
-0.01130 

(-2.05)* 
0.00666 

(1.28) 
-0.01850

0.09654 
(4.95) 
0.73393 

(28.63) 
-0.02314 

(-4.92) 
0.12681

(5.58) 
-0.00039 

(-1.02) 
-0.00115 

(-2.14)*
0.00606

(6.64) 
0.00731

(2.58) * 
-0.01710 

(-2.61)
0.00031 

(0.18) 
-0.00657 

(-2.94) 
-0.00048 

(-0.08) 
-0.00107 
(-0.12) 

0.07231 
(7.86) 

-0.00078 
(-3.29) 

0.00002
(3.64) 
0.00624 

(5.70)
-0.00376 

(-7.15) 
-0.00156 

(-4.64) 
-0.00078 

(-1.52) 
-0.02098 

(-2.51)* 
-0.02857 

(-2.18)* 
-0.00861 
(-1.68) 

0.00471 
(0.95)

-0 01396

0.09404 
(4.76) 
0.60952 

(22.02) 

0.03092 
(2.78) 

-0.19385 
(-3.42) 

0.00813 
(2.92) 

-0.00152 
(-2.79) 

0.00708 
(7.67)*** 
0.00564 

(1.99)* 
-0.01065 

(-1.61) 
0.00067 

(0.40) 
-0.00733 

(-3.24) 
-0.00078 

(-0.13) 
-0.00114 
(-0.12) 

0.07093 
(7.62) 

-0.00092 
(-3.79) 

0.00002
(3.58) 
0.00624

(5.60) 
-0.00371 

(-6.94) 
-0.00179 

(-5.40) 
-0.00049 

(-0.94) 
-0.02932 

(-3.49) 
-0.01440 

(-1.11) 
-0.01248 

(-2.41)* 
0.01237

(2.58) 
-0.01780

***
Log of price at first sale

Distance to closest TIF(miles) * Log of first sale price

Distance to closest TIF (miles)

Square of distance to closest TIF (miles)
.

Equalized assessed value 1989 in quarter-section 
(millions of $s)

Change in equalized assessed value 1989 to 1999

**

Industrial equalized assessed value 1989 (millions of Ss)

Change in industrial equalized assessed value 
1989 to 1999 (millions of $s)

Commercial equalized assessed value 1989 (millions of $s)

Change in commercial equalized assessed value 
1989 to 1999 (millions of Ss)

Number of rooms

- • •• ** A*

Number of bedrooms

Number of bathrooms

Structure age at last sale (years)
** ***;■

Number of square feet of land in the parcel

Median household income 1989 (thousands of)

Percent residents that live in owner-occupied units 1989
** *

Percent black 1990

Percent Hispanic 1990

Distance to nearest CTA station (miles)

Distance to nearest train line (miles)

Distance to nearest highway on ramp (miles)

Distance to central business district (miles)
+■

Distance to Lake Michigan (miles)
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Table 3 (continued)

Dependent variable: Natural log of price at final sale

Commercial TIF Mixed-use Industrial TIFAny TIF

(4)(1) (2) (3)
(-3.69) 
-0.00643 

(-0.46) 
-0.01735 

(-1.19) 
-0.02864 

(-1.75) 
-0.06358 

(-3.15) 
-0.04601 

(-1.75) 
-0.14852 

(-0.94) 
-0.08488 

(-0.56) 
-0.06301 

(-0.41) 
-0.01532 

(-0.10) 
0.05695

(-5.45) 
-0.00390 

(- 0.27) 
-0.01587 

(-1.07) 
-0.02428 

(-1.45) 
-0.05648 

(-2.75) 
-0.04549 

(-1.69) 
-0.14819 

(-0.92) 
-0.10943 

(-0.70) 
-0.09692 

(-0.63) 
-0.06071 

(-0.39) 
-0.00598 

(-0.04) 
0.06981 

(0.45) 
0.00013 

(0.78) 
1.97642 

(9.57)

(-4.23) 
-0.00435 

(-0.31) 
-0.02062 

(-1.40) 
-0.02740 

(-1.66) 
-0.05798 

(-2.86) 
-0.04585 

(-1.73) 
-0.14662 

(-0.92) 
-0.12676 

(-0.82) 
-0.10755 

(-0.70) 
-0.05601 

(-0.37) 
0.00482 

(0.03) 
0.08513 

(0.56) 
-0.00060 

(-1.58) 
1.44225 

(7.07)

(-5.11) 
-0.00714 

(-0.50) 
-0.02055 

(-1.38) 
-0.02923 

(-1.75) 
-0.05588 

(-2.73) 
-0.04507 

(-1.68) 
-0.16862 

(-1.05) 
-0.12442 

(-0.80) 
-0.11413 

(-0.74) 
-0.08124 

(-0.53) 
-0.02125 

(-0.14) 
0.04593

First sale occurred 1994

First sale occurred 1995

First sale occurred 1996

First sale occurred 1997
****

First sale occurred 1998

Last sale occurred 1994

Last sale occurred 1995

Last sale occurred 1996

Last sale occurred 1997

Last sale occurred 1998
(0.38) 
0.13300 

(0.88) 
-0.00090 

(-3.08) 
1.91061 

(9.45)

Last sale occurred 1999
(0.30) 
0.00003 

(0.26) 
2.09430 

(9.77)

Age of closest TIF at date of last sale (months)
**

Constant

Number of Cases 
Adjusted 7?-square
F statistic for the hypothesis that coefficient 

on distance to closest TIF=distance to 
closest TIF squared=Distance to closest 

P-value for F statistic above

990 990990 990
0.917 0.920

13.92
0.919 0.918

3.58 11.72 5.54

0.0135 0.00000.0000 0.0009

Value of t statistics in parentheses. 
*Significant at 10%; **significant at 5%; 
See text for data sources and methods.

significant at 1%.

different samples. All of the specifications using the smallest sample explain about 92% of the 
variation in the log of final sale prices although the adjusted /Asquares decrease slightly with the 
larger samples.

The positive coefficient on number of sales implies each additional sale of a unit increases 
appreciation by about ten percentage points. We control for area-wide residential appreciation 
by including a series of dummy variables for the date of first sale and date of last sale using the 
methodology of Bailey et al. (1963). To avoid perfect multicollinearity, we do not include a 
dummy variable indicating 1993 as the year of first or last sale. With minor exceptions, the 
pattern of coefficients on the included dummy variables confirm the intuitive result that, 
conditional on the characteristics of the unit and the date of last sale, the more recent the first
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sale, the less the unit appreciated. Similarly, the more recent the date of the last sale, the more 
the unit appreciated.8

In each specification, many of the structural and neighborhood conditions for which we control 
are statistically significant. We find that houses appreciate more if they are newer, larger, and have 
more bathrooms. We also find that houses in neighborhoods with initially high household 
incomes and smaller shares of African American residents appreciated more rapidly. Moreover, 
proximity to Lake Michigan was associated with increased appreciation. Such findings are not 
typically associated with gentrifying areas, where distressed properties are purchased and 
renovated by in-movers of a higher socio-economic status. On the other hand, the coefficients on 
some of the variables provide evidence of such neighborhood transitions. Houses located in areas 
with initially low levels of owner-occupancy appreciated rapidly. In some specifications, 
appreciation also increased with proximity to public transit (CTA) stations. This could indicate 
that home owners moved into transit-accessible neighborhoods that were previously inhabited by 
renters.

Not surprisingly, units located in neighborhoods that had high levels of growth in property 
values (total EAV) after 1989 and initially low levels of EAV appreciated more rapidly. 
Appreciation also increased with the level of industrial and commercial EAV in the quarter- 
section in 1989 and fell as the rate of growth of industrial and commercial EAV increased. These 
results likely reflect the fact that neighborhoods with high industrial and commercial EAV in 1989 
had the greatest growth potential as land uses were converted to new residential purposes. The 
inclusion of these variables controls for the actual land use mix near each observation so that our 
TIF-related variables will not spuriously reflect the value of similar or dissimilar land uses.

Each of our specifications includes a variable that measures the log of the price at the first sale. 
If we had no other independent variables in our regression, we might expect that a 1% increase in 
initial sale price would cause a 1 % increase in last sale price-resulting in a coefficient of one on 
the log of the price at first sale. However, since we include numerous variables that control for the 
characteristics of neighborhoods and structures, we expect a coefficient of much less than one on 
this variable. A imit that initially sold for an unexpectedly high price, given structural and 
neighborhood conditions, should be expected to appreciate less than a similar unit that initially 
sold for a lower price. Our estimated coefficients indicate that, at the TIF border (i.e., where 
distance to TIF is zero), each 1 % increase in initial sale price causes a one-half to seven-tenths of 
1 % increase in the final sale price, holding all other variables constant. The estimated coefficients 
are generally significantly less than one, as we would expect.

Our key hypothesis is that proximity to a TIF district affects the rate of appreciation. All of our 
specifications include a number of variables to gauge the influence of TIF districts on 
appreciation. These variables include the age of the TIF (in months) at the time of the last sale, the 
distance to the closest TIF district, the square of that distance, and distance to the TIF district 
multiplied by the log of the first sale price of the unit.

We include a variable that measures the age of the TIF at the time of the last sale to proxy for 
the level of economic activity in the TIF district. This variable is statistically significant in the 
specification that measures distance to the closest industrial TIF district, which leads us to 
conclude that the effect of TIF on appreciation depends on the age and predominant land use of

8 In our small sample only one unit had a last sale date of 1993. This was undoubtedly an unusual unit that had a high 
rate of appreciation. As a result, all of the coefficients on the dummy variables for last sale year have a somewhat 
surprising negative sign. However, the pattern of coefficients shows that appreciation increases with year of last sale.
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Fig. 2. Last price of mean-priced house as a function of distance to TIF-continuous distance (small sample).

the district.9 In the case of industrial (and commercial TIF districts using the medium and large 
samples) TIF districts, proximity to older TIF districts resulted in slower appreciation. In the large 
sample, proximity to older mixed-use TIF districts resulted in greater appreciation. In preliminary 
specifications not reported here, we substituted total equalized assessed value (EAV) of properties 
within the closest TIF district for the age of the TIF district.10 In these specifications, we obtained 
results similar to those reported here for the TIF age variable.

As mentioned above, we exploit the timing of the TIF designation in other ways. For example, 
we ran another set of specifications substituting a dummy variable that measured whether the 
closest TIF district was designated between the first and final sales for the age of TIF district 
variable. This specification tested the idea that the shock of an unexpected policy intervention 
such as TIF increases appreciation rates. This dummy variable was not statistically significant 
when we used the smallest sample. In the larger samples, this variable had a positive effect for 
industrial TIF districts and a negative effect for mixed-use TIF districts 
negative correlation with TIF age. We also reran the models using only those repeat sales where 
the closest TIF district was designated between the first and final sales. Such a move did not 
substantially alter the magnitude or significance of any of the coefficients.

The coefficients on variables measuring distance to the closest TIF district and distance to the TIF 
district multiplied by the log of first sale price of the house are statistically significant in specification 
(1), and these variables are jointly statistically significant as shown in the last row of Table 3 (for a 
discussion ofjoint significance tests, see Goldberger, 1991). We conclude that proximity to any TIF 
district does have a statistically significant influence on the rate of appreciation in this sample.

due, in part, to its

9 We used EAV of the closest TIF in 1999 as an alternative measure of TIF size although we lack the data necessary to 
determine what share of the EAV growth took place subsequent to its initial designation. We interpret the coefficient on 
this variable as a measure of development within the TIF (at the time of last sale) on the rate of housing price 
appreciation. The qualitative conclusions reported in the text are essentially unchanged by substituting this alternative 
measure of TIF size.

Industrial and mixed-use TIF districts tend to be relatively large with an average EAV of almost $3 million while 
commercial TIF districts have an average EAV of about $1.2 million. Mixed-use TIF districts in the CBD account for over 
30% of the property value located within TIF districts in Chicago although they comprise less than four-fifths of 1% of 
the total land area with TIF districts (Neighborhood Capital Budget Group, 2002).

10
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Table 4
Selected regression results for medium sample

Dependent variable: Natural log of price at last sale

Any TIF Commercial TIF Mixed-use Industrial TIF

(1) (2) (3) (4)
Log of price at first sale (nominal SOOOs) 0.68244 

(38.14) 
0.03565 

(2.35)* 
-0.18544 

(-2.48)* 
0.00770

0.67821 
(33.86) 

0.01473

0.67984 
(35.60) 
-0.00648 

(-1.04) 
0.08166 

(2.63) 
-0.00317 
(-2.68) 
-0.00112

0.78828
(42.26) 
-0.02601 

(-7.78) 
-0.00038 

(-1.29) 
-0.00038 

(-1.29) 
-0.00089 

(-3.16) 
1.16823 

(5.87)

Distance to closest TIF(miles) * Log of 
first sale price(nominal $)

Distance to closest TIF (miles)
(1.72) 

-0.12097 
(-2.82) 

0.00848 
(4.11) 
0.00005 

(0.60) 
1.72851 

(8.40)

•t 4

Square of distance to closest 
TIF (miles)

Age of closest TIF at date of last sale 
(months)

Constant

(1.55) 
0.00011 

(0.95) 
1.69765 

(8.38)

** (-5.56) 
1.65279 

(8.25)***
Number of cases 
Adjusted 7?-square
F statistic for the hypothesis that coefficient on 

distance to closest TIF=distance to closest 
TIF squared= distance to closest TIF*log of 
first sale price

P-value for F statistic above

2494 2494 2494 2494
0.883 0.887

26.50
0.884 0.887

25.193.57 9.94

0.0135 0.000.00 0.00

Value of t statistics in parentheses.
*Significant at 10%; **significant at 5%;
All regressions also include all of the control variables shown in Table 3. 
See text for data sources and methods.

significant at 1%0.

The distance variables in the commercial and mixed-use TIF specifications (2) and (3) are 
also statistically significant in both regressions. The distance to the closest industrial TIF 
district variable is not significant, although its square is. The distance variables are jointly 
statistically significant in all four regressions. Because our specifications are nonlinear in 
distance to the TIF district, the results are difficult to interpret from the regression coefficients 
alone. In particular, the appreciation of a particular house will depend upon its initial price as 
well as its proximity to TIF. We wish to study the change in appreciation resulting from 
changes in distance to TIF of a typical house. To do this we find the average first price and the 
average last price of houses in the 40th to 60th percentile of the initial price distribution. These 
prices are $132,000 and $157,000 respectively. Fig. 2 plots the estimated relationship between 
the continuous distance to TIF district variable and the predicted last price for a house that had 
characteristics such that it would have appreciated from $132,000 to $157,000 had it been 
located at the border of a TIF. Fig. 2 then illustrates how the last price would have changed had 
we taken such a house and moved it (and all of its neighborhood characteristics) further and 
further away from the TIF border.

Fig. 2 shows that proximity to commercial and industrial TIF districts reduces predicted 
appreciation for our typical house in the small sample. Final sales prices increase with distance 
from these two kinds of TIF districts. Our typical house would have a final price of $157,000 (for 
a capital gain of $25,000 or about 18%) if it were located at the border of an industrial TIF district. 
We predict that a similar house would increase to $162,000 (for a capital gain of $30,000 about
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Fig. 3. Last price of mean-priced house as a function of distance to TIF-distance bands (small sample).
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Table 5
Selected regression results for large sample

Dependent variable: Natural log of price at last sale

Commercial Mixed-use 
TIF

Industrial TIFAny TIF

(1) (4)(2) (3)
Log of price at first sale (nominal $000s) 0.49118 

(45.51) 
0.04635 

(4.17) 
-0.22675 

(-4.31) 
0.00688 

(1.42) 
0.00040

0.53767 
(47.18) 
-0.00789 

(-3.37) 
0.05767 

(5.31) 
-0.00072 

(-2.64) 
-0.00099 

(-4.57) 
2.23076

0.54008 
(44.07) 
-0.01486 

(-2.75) 
0.01711 

(0.65) 
0.00810 

(4.27) 
0.00019 

(2.24)* 
2.23351

0.48285 
(43.66) 

0.00482Distance to closest TIF (miles) * Log first sale price
* (1.34) 

0.04730 
(2.69) 

-0.00427 
(-3.88) 
-0.00130 

(-7.20) 
2.42856 

(20.13)

Distance to closest TIF (miles)
**

Square of distance to closest TIF (miles)
-• =;

Age of closest TIF at date of last sale (months)
(3.90) 
2.45879 

(20.21)

Constant
(18.12)(18.07)

Number of cases 
Adjusted i?-squaie
F statistic for the hypothesis that coefficient on distance to 

closest TIF-distance to closest TIF squared-distance to 
closest TIF*log of first sale price 

P-value for F statistic above

5852 5852 5852 5852
0.794 0.794

14.67
0.795

20.42
0.801

70.919.79

0.00 0.00 0.00 0.00

Value of t statistics in parentheses.
*Significant at 10%; **significant at 5%;
All regressions also include all of the control variables shown in Table 3. 
See text for data sources and methods.

significant at 1 %.

20%) if it were located a half-mile away. The effect of a nearby commercial TIF district is not as 
deleterious, reflected in its less steep slope in Fig. 2. In both cases, however, the effect of TIF 
proximity is small compared to total appreciation.
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For a mixed-use TIF district, in contrast, we do find evidence that proximity to the district 
stimulates appreciation. We again consider a $ 132,000-priced home that would appreciate to $ 157,000 
if it were located at the TIF border. We compare this house with a similar house located a half-mile 
away from the border of the mixed-use TIF. We find that moving the house in this manner causes its 
predicted final price to fall to $ 151,000, resulting in an appreciation rate of only about 13%. The closer 
a typical house is to a mixed-use TIF district, the more we predict that it will appreciate.

We check the robustness cf these results in two ways. First, we re-estimated our regressions 
using the two larger samples discussed above. Recall that in the medium sample, we increase our 
sample size to 2494 by including homes that had changes in structural conditions between sales. 
The size of the large sample increases to 5852 when we include all homes that sold more than 
once, even those that we could not match to the MLS data for information about the homes’ 
structural characteristics. In particular, our findings with respect to the large sample are important, 
since, as noted earlier, the MLS data may underrepresent poor and minority Chicago 
neighborhoods. We report regression results for our key hypothesis variables in Tables 4 and 5.

In both the case of the medium and large samples, the results are consistent with what we found 
usmg the smallest and most controlled sample. In other words, proximity ro commercial or mixed- 
use TIF districts significantly affects appreciation rates in both of the larger samples. This result also 
holds when we do not differentiate by type of district but instead include a variable that measures 
proximity to any TIF district. Plotting the results for both samples yields graphs resembling Fig. 2. In 
the larger two samples, we also find stronger evidence that proximity to industrial TIF districts 
reduces appreciation. While this result holds true for proximity to commercial TIF districts, the 
magnitude of the effect for these districts is much smaller and the slope is nearly flat. In contrast, 
appreciation increases with proximity to mixed-use TIF districts in the medium and large samples.

Our second method for checking robustness is to estimate an alternative specification in which 
we substitute binary variables (whether the closest TIF district was within discrete 0.5-mile rings 
around each observation) for our continuous distance to closest TIF district variables. The 0 5- 
mile size of our rings is relatively arbitrary but should be both laige and small enough to pick up 
local spillover effects for TIF districts that ranged in size from 3 to 1200 acres during our study 
period. We do not include a dummy variable for the closest ring - whether the closest TIF district 
was withm 0.5 miles from the observation - to avoid perfect multicollinearity. "We include dummy 
variables for rings at 5,1,1.5,2,2.5, and over 3 miles in the regression specification. We interpret 
the coefficients on the more distant rings as the relative price differential of a house located within 
that ring compared to the ring most proximate to the TIF district. We also include variables that 
interact the dummy ring variables with the log of the price at first sale.

Again, the coefficients are difficult to interpret since the specification is nonlinear so we plot 
them for a typical house in Fig. 3. We confirm our previous findings with regard to the effect of 
commercial and industrial TIF districts. If the closest commercial or industrial TIF district is 
located in any of the more distant rings (i.e., 0.5-1, 1-1.5, and 1.5-2 miles from the house), 
appreciation is more than it would be rf the closest TIF district were located wrthin 0-0.5 miles. 
The final sales price increases with distance from these kinds of TIF districts.

Using our small sample and this alternative specification, the mixed-use TIF regressions provide 
somewhat weaker support for our previous conclusions. Alihough we find that the average-priced 
house appreciates less in the ring 1.5-2 miles from the closest mixed-use TIF district than it does in the 
ring immediately adjacent to the TIF district, Fig. 3 shows that in the closer two rings, the results are 
reversed: appreciation grows with distance. These contradictory results do not significantly detract 
from the strength of our original findings. First, coefficients on the distance ring variables are not 
significant until the 1.5-2 mile ring Second, running the models with the two larger samples generates
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more consistent and intuitive results: proximity to a mixed-use TIF district inflates final sale prices. 
There is also some evidence that proximity to any kind of TIF district increases appreciation.

5. Concluding analysis

Our central research question is whether TIF has had spillover effects on nearby residential 
properties. As with urban renewal in the 1960s and 1970s, the municipal use of TIF is mired in 
controversy because of its perceived impact on existing residents and neighborhood character. 
Indeed, tire visual signs of new development in and around Chicago’s TIF districts are hard to 
miss: expensive condominiums, large-format retad outlets, and the ubiquitous trendy coffee shops 
in what were previously modest neighborhoods.

Regardless of whether TIF is responsible for the development of amenities that provide real 
economic benefits or whether this public policy merely signals the possibility of new devel
opment, we would expect the effect of this economic development policy to be capitalized into the 
value of nearby properties. Our empirical findings imply that TIF does have a significant 
influence on the appreciation of neighboring houses. However, the nature and magnitude of that 
effect challenges the arguments of both TIF advocates and opponents.

We found that the predominant land use within TIF districts is critical to its effect on residential 
properties in the vicinity. In general, any kind of TIF district has a mild appreciative effect on 
nearby houses. But, when we distinguished between different kinds of TIF districts, results for the 
closest commercial, industrial and mixed-use TIF district were varied in interesting ways. In all 
three samples, houses near commercial and industrial TIF districts appreciated less than those 
further away. These negative spillovers might be explained by the fact that commercial TIF 
districts in Chicago have been favored locations for “big box” retailers (Neighborhood Capital 
Budget Group, 2005). Traffic congestion in and around these areas and their lack of pedestrian 
access may generate negative externalities that are capitalized in housing prices. Industrial TIF 
districts may attract development that is noisy, polluting, aesthetically unappealing, and, like 
commercial development, conflicts with residential land uses. Older TIF districts were presum
ably home to more such development activity, which may explain why the age of the closest 
industrial and commercial TIF districts had a negative effect on appreciation.

In contrast, houses located near mixed-use districts appreciated more than those further away. 
Houses near these TIF districts may benefit from the construction of new high-end residential 
units with ground-floor convenience retail — a form of development that has become prevalent in 
this kind of Chicago TIF district 1 In order to ensure that our regression results reflect the 
spillover effects of this policy tool and not simply the compatibility of land uses (i.e., residential 
development will naturally have a positive effect on residential property values), we controlled for 
the level and rate of change in property devoted to commercial and industrial land uses in the 
neighborhoods surrounding each observation.

The relatively rapid appreciation of existing single- frmily houses in the vicinity of mixed-use TIF 
districts may be justification for policies that protect tenants from higher rents and low-income home 
owners unable to bear the additional tax burden. Mechanisms to discourage residential displacement 
include property tax deferrals or reverse mortgages for long-term owners and low-interest mortgages 
for eligible renters. Reforms to Illinois’ TIF enabling legislation in 1999 require municipalities to 
conduct a “housing impact study” to identify the effect of new TIF districts on existing housing units

1 See, for example, developments within the Howard-Paulina, Chinatown Basin, Lawrence/Broadway, and Lincoln/ 
Belmont/Ashland TIF districts.
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ana to submit a plan for relocating residents directly and negatively affected by new development. 
Such policies may mollify potential community opposition and are justified on the basis that, to some 
extent, it is government action that caused the rapid appreciation in the first place.

Even though our study suggests that mixed-use TIF districts promote the appreciation of 
nearby housing in more active markets and TIF, in general, is an easy target for opponents of 
gentrification, we do not find compelling evidence that TIF has been the leading cause of 
neighborhood transition in Chicago. First, most of the other independent variables that we found 
were associated with housing appreciation are not indicative of the kinds of neighborhood 
transition usually associated with gentrification. These factors include a large number of 
bathrooms, relatively new construction, proximity to Lake Michigan, and an initially high level of 
neighborhood household income. However, we did find that appreciation was greater in areas 
with an initially larger share of renters that were located close to public transit stations. This could 
indicate that buyers paid a premium for urban neighborhoods accessible by public transit and 
where rental units could be converted to owner-occupied condominiums.

Second, the magnitude of the positive spillover effects is relatively small. We expect that the 
degree of housing appreciation necessary to displace large numbers of lower-income households 
would need to be much greater. Even then, the degree to which rapid appreciation of real estate 
values causes displacement depends on the elasticity of housing supply, rates of home ownership 
among the existing residents, moving costs, and the degree to which residents can substitute other 
goods for higher housing costs (Vigdor, 2002).

Third, when TIF districts are designated to encourage industrial, and to a lesser extent commercial, 
uses, they suppress the appreciation rates of nearby homes.

These findings suggest that concerns about TIF causing gentrification ultimately depend on the 
nature of development expected and occurring within each individual district.
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Abstract

Encouraged by government policies to promote city centre living and to increase residential land use on brownfield sites, there has 
been considerable repopulation of the city centre. Through detailed small-area census analysis of Birmingham, Bristol, Cardiff and Swan
sea, supplemented by household surveys and key informant interviews, the research points to a range of population characteristics and 
changes occurring in the British city centre. Certain characteristics such as a high proportion of lone person households, fewer children 
and low car ownership remain fairly consistent. However, substantial population expansion affirms that a large part of the population is 
“new”. Between 1991 and 2001, men came to outnumber women, and each of the city centres saw a relative expansion of its young adult 
population. The new residents have a higher appreciation than longer term residents of proximity to work and leisure facilities, and of the 
stylishness of city centre living. Most of the new residents rent their accommodation, generally in flats, and the predominance of renting is 
associated with a transient attitude to city centre residence among the new population. Socio-economic evidence indicates a striking rise 
in social status or gentrification in all the city centres investigated, especially where high status private housing developments encourage 
the trend. With policies promoting residential development, the city centre is becoming increasingly socially exclusive.
© 2006 Elsevier Ltd. All rights reserved.
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were noted (Bromley and Jones, 1996; Champion, 2001; 
Pacione, 2005). The population losses prompted policies to 
revitalise and repopulate city centres. Cities such as Denver 
and San Diego in the United States successfully combined 
retail regeneration with historic conservation and repopula
tion in the central area. In Britain, also, after decades of dis
investment, the late-20th century saw concerted attempts to 
regenerate and revitalise the city centre, not only by boost
ing retail and other service functions, but also by encourag
ing more people to live there. Policy has specifically 
encouraged the repeopling of the British city centre. How
ever evidence of the extent to which repopulation has 
occurred and of the current characteristics of the city centre 
populations has remained thin. It is only with the recent 
availability of the 2001 census output area statistics that a 
more detailed assessment focusing specifically on the city

1. Introduction

In city centres across the world, new central housing 
schemes are signs of an expanding central population. In 
the UK, just as elsewhere, there has been a marked turn
around from the concerns about loss of population from 
the city centre which had dominated the last few decades of 
the 20th century. Although some European city centres 
managed to retain a substantial residential population, this 
was not the case in most North American cities, and even in 
parts of the developing world city centre population losses
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centre has become possible. This paper not only uses census 
data, but also draws on two household interview surveys to 
investigate the city centre population. By exploring the evi
dence on selected British city centres, the paper may iden
tify common trends likely to be occurring in other British 
cities and in other parts of the world, where similar central 
regeneration policies have been pursued.

The recent change from depopulation to repopulation in 
many city centres corresponds with the later phases of 
urban development conceptualised by van den Berg and 
Klaassen (1987). Thus, after early stages of urbanisation 
and suburbanisation, cities embark on a period of disur- 
banisation involving absolute and then relative decentrali
sation (van den Berg and Klaassen, 1987). This is followed 
by the most recent phase of reurbanisation, characterised 
by relative and then absolute centralisation. Lever (1993) 
outlined some of the first evidence for this late-20th century 
reurbanisation phase within the older industrial cities of 
Western Europe. He drew (amongst other factors) on 
explanations based on the growth of business services in the 
central areas and the cultural attractions of city life to the 
new work force. Using French census data, Ogden and Hall 
(2004) confirmed the trends towards reurbanisation in 
France during the 1990s. They similarly showed how this 
reurbanisation was associated with the emergence of a dis
tinctive population structure for the central areas of French 
cities by the end of the 1990s. However a study of metropol
itan regions in Canada between 1971 and 1996 suggested 
that Vancouver was the only city demonstrating a strong 
recentralisation of its population by the mid-1990s (Bun
ting et al., 2000). Although the trend towards recentralisa
tion and repopulation of the central city in many parts of 
the developed world is widely recognised (Ogden and Hall, 
2000) there remain many variations and uncertainties.

In Britain, evidence of a reversal of the trend of popula
tion loss from the central zones of cities, at least in limited 
areas, began to emerge during the 1990s. Initially, popula
tion growth was restricted to isolated new developments 
and small areas of converted warehousing in cities such as 
London, Manchester or Liverpool. Central accommoda
tion became fashionable, particularly with young profes
sionals, because of its proximity to central office areas, and 
arts and cultural facilities, so avoiding lengthy commuting 
trips (Evans, 1997). In cities such as Manchester, popula
tion in the city centre increased substantially from 200 in 
1993 to over 6000 by 2000 (DETR, 2000c). In Liverpool, 
population growth in the city centre was also marked, 
although in this case the rise was from around 2300 in 1991 
to about 9000 in 1999 (Madden et ah, 2001). By the second 
half of the 1990s the pattern of city centre population 
growth had spread to many regional cities in Britain. This 
population growth can now be identified more precisely by 
careful analysis of the 1991 and 2001 census data.

The recent trend towards repopulation of the British city 
centre has been encouraged by policies which promote city 
centre living, in a context of rising demand for small urban 
dwellings associated with changes in household structure

and significant lifestyle shifts which favour central city liv
ing (Couch, 1999; Hamnett, 2000). The process has been 
facilitated by a ready supply of vacant city centre sites and 
premises for housing, for which more profitable uses did 
not exist. While regeneration of the central city with new 
housing schemes, especially associated with docklands, had 
been a feature prior to the 1990s, a strong national policy 
drive for city centre housing did not take off until the 1990s. 
Planning Policy Guidance (PPG) 6 on town centres (DoE, 
1996) specifically encouraged mixed use developments to 
bring residents back to the city centre by advocating a mix
ture of small businesses, houses and offices in or near to city 
centres and the occupation of flats above shops. The later 
PPG on housing (DETR, 2000a) continued to promote the 
re-use of previously developed land and the conversion of 
non-residential buildings for housing. Policy statements 
from central government throughout the 1990s and in 2000 
(DoE, 1995a,b; DETR, 2000a,b) thus demonstrated an 
emerging emphasis on housing development and repopula
tion of the city centre. The vitality and viability of city cen
tres, which had suffered from the earlier decentralisation of 
retail and office facilities was seen as enhanced by an 
enlarged residential population (URBED, 1994). New resi
dents, as well as workers, were seen as stimulating retail 
activity, restaurants and cafes and thus contributing to the 
vitality of the centre, and improving safety by introducing 
more eyes on the street. This new residential policy for the 
city centre came at a time of rising housing need resulting 
from increasing family fragmentation and declining house
hold size (Oc and Tiesdell, 1997), and coincided with the 
debates about where the additional houses might be pro
vided. An additional 4.4 million households were expected 
to be formed between 1991 and 2016, and it was hoped that 
many might be accommodated in existing urban areas 
which already possessed buildings and land suitable for 
conversion (DoE, 1995a; Allinson, 1999). Better use of 
these urban resources would not only revitalise city centres 
but would also reduce the pressure for new housing on 
greenfield sites. Sustainability concerns were clearly served 
by the policies for city centre housing (Bromley et al.. 2005).

The policy initiatives of the 1990s and 2000 to encourage 
an urban renaissance and a repopulation of the city centre 
would be expected to have an impact on actual population 
changes revealed by the 2001 census. More recent post-cen
sus initiatives indicate a continuance of the pressures, albeit 
indirect, for city centre repopulation, suggesting that any 
identified population trends are likely to continue. The Kate 
Barker (2004) review of housing supply was commissioned 
to explore ways of encouraging the UK housing supply to 
meet the increased housing needs. The government 
responded by proposing a package of measures to reform 
the planning system and to deliver increased investment in 
infrastructure (HM Treasury, 2005a,b). The government 
commitment to achieve 60% of new housing development on 
brownfield land was emphasised (HM Treasury, 2005a) and 
guidance on identifying suitable brownfield sites was pro
vided (ODPM, 2005a). The culmination of these initiatives is
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and other planning and consultant reports analysing ward 
level population changes and mapping the patterns for 
individual cities. Such analysis is fundamental to many 
aspects of the work of local authorities, but it fails to pro
vide a detailed picture of what has been happening to the 
populations of the city centre per se. This is because the city 
centre is a heterogeneous and multifunctional area which 
does not correlate with the ward boundaries used by the 
census. It is an area of the city where marked variations in 
land uses and housing on a street by street basis challenge 
the acquisition of an overall picture of the characteristics 
and trends. Nevertheless it is a recognised and distinctive 
area of the city well worthy of particular investigation, not 
least because of its key role in planning and policy. It is at 
the heart of the urban area and has a role symbolic of the 
prosperity and well-being of the city, far greater than its 
small size would suggest. Even where recent reports refer to 
the population of the city centre, this is usually in general 
rather than specific terms, and comparisons between cities 
are difficult because of different methodologies. In order to 
gain a better understanding of city centre populations and 
recent change it is therefore essential to utilise an appropri
ate boundary for the functional area of the city centre; to 
draw on the small area, rather than ward, statistics from the 
census; and to apply an identical methodology for every 
city centre investigated in the research. These three factors 
are distinctive features of the research on which this paper 
is based and underline its empirical significance.

The paper aims to identify the characteristics and eluci
date the trends of change in the city centre populations 
which have been so strongly targeted by recent policy. The 
areas of investigation at the core of the analysis comprise 
the city centres of four British cities: Birmingham, Bristol, 
Cardiff and Swansea. In each case, particular care is taken 
to investigate the city centre as defined by the local planners 
and to avoid any blurring of the patterns by taking the 
more convenient but less precise ward boundaries. Census 
data for the small enumeration districts or output areas 
provide the main empirical base for all the city centres 
investigated. However for Bristol and Swansea additional 
household interview surveys undertaken shortly before the 
2001 census reveal additional differences between the more 
recent and more long-standing city centre residents, both in 
terms of their socio-economic characteristics and in terms 
of selected aspects of their lifestyle behaviours and atti
tudes. Together these provide key insights into the changes 
occurring in the city centre populations. The data demon
strate the extent to which the conceptualised repopulation 
is actually occurring in the city centre; the extent to which 
this repopulation is associated with entirely new population 
characteristics; and the ways in which some changes may be 
driven by new resident appreciation of city centre life.

evidenced in Planning Policy Statement 3 (ODPM, 2005b) 
and the accompanying update to the Town Centre Policy 
Guidance (ODPM, 2005c). These and the earlier documents, 
whilst not generally specific to the city centre, include an 
emphasis on the development of housing on brownfield sites, 
on the reuse of existing buildings and on sustainability 
aspects, all of which identify the city centre as a place most 
likely to be affected. With a growing body of evidence con
cerning the attractions of city centre living in the early 2000s 
now added to the policy pressures (Tallon and Bromley, 
2004), the continuation of city centre repopulation seems 
highly likely.

Encouraged by government policy support involving the 
improved availability of brownfield sites, and fuelled by the 
growth of potential tenants, there has been enormous 
investment in city centre residential development. The resi
dential research reports of organisations such as Knight 
Frank document the expansion, identifying the ways in 
which individual investors have dominated the UK market, 
alongside syndicate and corporate purchasers (Knight 
Frank, 2005). Thus the developers are selling to a whole 
range of purchasers including private landlords, owner 
occupiers and the large investors. The main drivers of these 
“city living markets” are seen as young professionals, rising 
student numbers and the growth of single person house
holds (Knight Frank, 2006). The new build and conversion 
schemes which comprise this new residential market are rel
atively easy to track. Much more difficult, is the task of 
identifying more precisely who is moving into these new 
developments and who is continuing to live in the ‘tradi
tional’ residential areas nearby, which together comprise 
the housing of the city centre.

Prior to the availability of the 2001 census data, most 
recent research on population and residential change in the 
central areas of cities has focussed on aspects of the pro
cesses of change. Much of this “process” research was on 
London (Butler, 1997; Hamnett, 2003a; Lees, 2000). 
Although, amongst others, there were useful studies on 
Newcastle (Cameron, 1992, 2003), Leeds (Dutton, 2003), 
Liverpool (Tang and Batey, 1 y96; Madden etal., 2001), 
Manchester (Couch, 1999) and Bristol (Lambert and 
Buddy, 2002; Bridge, 2003), the evidence for examining 
change in British cities outside London is particularly defi
cient (Dutton, 2005). In theoretical terms, much of the 
research on residential and population change has focused 
on gentrification, a process initially associated with the 
upgrading of existing properties. Moreover central city 
regeneration has been linked specifically with a different 
form of gentrification in the post-recession era (post 1993
1994), most recently identified as new-build gentrification 
(Slater et al., 2004; Davidson and Lees, 2005). The urban 
renaissance envisaged by the Urban Task Force (1999) and 
which fed into the Urban White Paper (DETR, 2000b) is 
seen as very similar to visions of gentrification (Lees, 2000, 
2003a,b; Wyly and Hammel, 1999).

Since the availability of the 2001 census data from 2003 
onwards, there has been a proliferation of local authority

2. Research methodology

This section briefly considers four aspects fundamental 
to the research methodology: the selection of the case-study
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cities; the definition of the city centre; analysis of the 1991 
and 2001 small area population census data; and lastly, the 
household interview survey. The main data sources of the 
census and household surveys are supplemented by mate
rial from planning documentation and key informant inter
views, which although not discussed in this methodology 
section, help to provide insights into the interpretation.

The four case-study cities of Bristol. Swansea, Birming
ham and Cardiff are located in Central/Western England 
and in South Wales (see Fig, 1). Their selection was guided 
by the aim of focusing on cities which were of a varied size 
and regional status, which were located relatively close to 
each other (all lie within a radius of 70 miles), and on cities 
with which the authors had some research experience. It 
was hoped that any common characteristics or trends iden
tified for these four case study cities might allow some cau
tious generalisations. Birmingham is by far the largest, with 
a 2001 population approaching 1 million (977,087). Bris
tol’s population of 380,615 is a little larger than Cardiff, 
which recorded 305,353 in 2001. Swansea is the smallest city 
at 223,301 (2001 Census). Birmingham is part of the West 
Midlands conurbation, and one of the eight metropolitan 
cities in Britain (Lupton and Power, 2004). The other three 
case study cities can be classified as belonging to the group 
of 14 large non-metropolitan cities in Britain. Although all 
four cities lie outside the most successful region of the Brit
ish economy in London and the South East, all have experi
enced significant regeneration. Birmingham city centre has 
seen considerable redevelopment and is home to the new 
Bullring Shopping Centre (Larkham, 2003; Wood, 1994). 
Bristol is a relatively wealthy city with a buoyant economy. 
It gained from the decentralisation of banking and insur
ance services from London, the dispersal of government 
defence functions, and a vigorous cultural regeneration in 
the 1990s (Griffiths, 1995, 1999; Bassett et al., 2002; Boddy, 
2003: Boddy et al., 2004). Cardiff has benefited from its sta
tus as capital city of Wales with considerable regeneration 
activity at Cardiff Bay and recent investment in the Millen
nium Centre and other waterside facilities such as the 
Assembly Building (Rowley, 1994; Thomas, 1989, 2003; 
Senior et al., 2004) By contrast, Swansea, until the develop
ments in SA1 (the eastern docks redevelopment scheme) of 
the early 2000s, continued to suffer from the adverse effects 
of the deindustrialisation process. None of its city centre 
schemes compares in scale with the large redevelopments in 
Birmingham, Bristol and Cardiff. Nevertheless, there were 
city centre regeneration strategies in the 1990s focused on 
the historic Wind Street which led to the development of a 
lively pub and cafe quarter (Bromley et al., 2000; Tallon 
et al., 2005) Despite differences in the cities’ sizes and afflu
ence, combined with the differing range and quality of facil
ities and attractions, the policy and planning strategies 
show similarities (Bristol CC, 1997, 2005; Birmingham CC, 
1993, 2001; Cardilf CC, 2003; CCS. 2005). All have been 
guided by central government directives on housing and 
urban renaissance to pursue residential development in the 
city centre (DoE, 1996; ODPM, 2005b,c). All can be

described as having show-piece residential projects, includ
ing mixed-use schemes such as Brindley Place in Birming
ham and The Bristol Brewery, Bristol (Knight Frank, 
2004).

As the focus of the research is specifically on the city cen
tre, an appropriate definition of the area was a key first 
step. It was felt that the definition could not be guided by 
adopting convenient boundaries for data availability, but 
-nstead needed to consider the functional reality of the area. 
Thus the authors used the definition of the city centre iden
tified in each city’s local plan (see Fig. 1). The research area 
defined as ‘city centre’ in the local plans embraces the prin
cipal central retail and service activities. It also includes the 
variety of housing types present in the majority of British 
city centres, especially nineteenth century terraced housing, 
mid-20th century local authority blocks of flats, late-20th 
century warehouse conversions and newly built private 
flats. All of the cities embrace some element of the develop
ment of waterfront complexes. Although the planning doc
umentation includes no justification for the precise 
boundaries identified, in every city these were clearly influ
enced by the presence of major roads and rivers which 
formed obvious barriers between different urban areas.

Utilisation of the 2001 census data relied on the release 
of the output area statistics which came several years after 
the census was taken. The methodology involved a compli
cated process of aggregating the small area statistics for the 
area defined as the city centre. Boundaries used by the cen
sus not only changed between 1991 and 2001 but at neither 
date did all the census boundaries coincide with the local 
plan definition of city centre. Different layers recording the 
necessary boundaries downloaded from UK borders (for 
the census data) and obtained from the planning authori
ties (for the city centre boundary), were identified on Digi
tal Ordnance Survey (OS) maps set up within Maplnfo. 
Where 1991 enumeration district (ED) or 2001 output area 
(OA) boundaries straddled the city centre boundary, a 
methodology was developed to assign the population statis
tics appropriately. Using Maplnfo, an appropriate area of 
each of these boundary enumeration districts oi output 
areas was apportioned to the city centre. Every boundary 
area was checked against the OS maps to ascertain whether 
a simple mathematical and area-based apportionment 
needed to be modified because part of the boundary area 
was clearly uninhabited (for example as parkland). In this 
way the statistics for every listed enumeration district and 
output area straddling the city centre boundary were 
divided according to a carefully calculated ratio.

The use of census statistics is far from straightforward, 
and a wide range of uncertainties has to be recognised (see 
Cook, 2004; Martin, 2002. 2004; Rees, 1997). Working on a 
specifically defined area such as the city centre using the 
census small area statistics, inevitably limits the range of 
variables which can be analysed, because some variables 
are unsuitable for aggregation. Moreover, some variables 
are defined differently in 1991 and 2001 making the identifi
cation of a trend in these variables difficult if not impossible.
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Fig. 1. The four city centres of Birmingham, Bristol, Cardiff and Swansea.
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In addition there is the problem of adjustments to the sta
tistics which reduces their reliability, such as the allowances 
for under enumeration in 2001 (see Lupton and Power, 
2004). Most of the statistics used in the paper could have 
been calculated in different ways, and because of this, the 
exact census tables used as a source for the statistics are 
specified in each of the tables in this paper. However it is 
important to recognise, that whatever the method 
employed, it is the same method used in all the compari
sons, whether between city centres or between city centres 
and their urban districts. The urban district (the city as a 
whole) provides a point of reference for the characteristics 
of the city centre.

The household interviews were used to provide a differ
ent dimension to the research; to isolate changes which 
have been occurring since the mid-1990s rather than just 
since 1991; and to gain further insights into the trends by 
drawing on residents’ attitudes and opinions. Overall, the 
household surveys aimed to explore the attractions of city 
centre living, including the work, leisure and shopping 
behaviours of the residents. The surveys were conducted in 
the two city centres of Bristol and Swansea shortly before 
the 2001 population census was taken. Residence of two of 
the authors in those cities facilitated the lengthy process of 
carrying out the household interviews, whether in person or 
by a graduate assistant. A sampling frame of addresses in 
the more central parts of the city centres was drawn up with 
the help of housing managers, the council tax and electoral 
registers. A random sample of 350 households was 
obtained for Bristol city centre and 191 for Swansea. The 
majority of questions were identical for both the Bristol 
and Swansea surveys, while others were specific to local cir
cumstances. After piloting, interviews were conducted face 
to face at the residents’ homes.

Analysis of the household survey evidence was based on 
a division between people who were fairly recent arrivals at 
their city centre homes and those who had been resident for 
rather longer. Examination of the data sets suggested that 
five years residence was an appropriate, if arbitrary, divide 
between the relatively new residents and the relatively long
term residents, as there were sufficiently large numbers of 
respondents in each of these two categories to test the sig
nificance of any differences between the two groups. More
over, this five year divide was located on 1995/1996, which

neatly corresponded with the first major policies for resi
dential development on brownfield sites in the city centre.

3. City centre populations in 2001

Of the four case study cities Birmingham has the largest 
city centre population, with 14,867 people in 2001. Cardiff 
has a city centre with 11,070 people, whereas Bristol, 
although a larger city than Cardiff, has 8642. Swansea, as 
expected, has by far the smallest city centre population with 
a 2001 total of 1274.

In terms of gender split within the city centre popula
tions, it is evident that men outnumber women in each of 
the case study centres. The proportion ranges from 51% 
men in Swansea city centre to 53% in both Cardiff and Bris
tol. This does not reflect a similar gender imbalance in the 
wider urban area, because in every case the percentage of 
men for the district in 2001 is 48-49%. The larger propor
tion of men in the city centre is a particular characteristic of 
this central area.

The age characteristics of the city centre populations are 
especially distinctive (Table 1). In Bristol and Cardiff city 
centres as much as 41% and 39% respectively of the city 
centre populations are aged 20-29 years. These high pro
portions contrast with 18% and 16% respectively in their 
much larger urban district populations. In Birmingham and 
Swansea this younger adult age group is also more strongly 
represented in the city centre. However there are other 
imbalances evident in the age distributions. In every city 
centre there is a far lower proportion of children aged 
under 16 years than in the district population. The same is 
also true of adults in the 45-59 years age bracket. For all 
but the smallest city centre of Swansea, there is also a lower 
proportion in the over 60 years age groups, and a corre
spondingly lower proportion of retired people. Swansea 
city centre displays a higher proportion of adults over 60 
years than in the district, but nevertheless the dominant 
difference, which is the higher proportion of young adults 
aged 20-29 years, is still evident. Fewer children, but many 
young adults, therefore characterise the city centre popula
tions.

A higher proportion of ethnic minorities and lone per
son households are further characteristics of the city cen
tres. The higher proportions of BME (Black and Minority

Table 1
Age distribution of selected British city centre populations, 2001

Age group in years Birmingham city centre (%) Bristol city centre (%) Cardiff city centre (%) Swansea city centre (%)

0-15 18.3 9.2 11.4 7.6
16-19
20-29
30-44
45-59
60-74
75 and over

8.3 7.9 9.9 2.9
22.4 40.6 39.3 17.8
23.1 18.6 17.2 18.2
12.8 12.2 18.3
10.1 7.5 7.7 21.7

5.65.2 3.9 13.5

11,070Total population 14,867 8642 1274

Source: 2001 Census: Standard Area Statistics, Table KS002.
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Table 2
Proportion of students in the economically active and inactive populations of selected British city centres and districts, 2001

City District, 2001City centre, 2001

Economically active students 
as % of economically active 
population3

Economically inactive students 
as % of economically inactive 
population

Economically active students 
as % of economically active 
population3

Economically inactive students 
as % of economically inactive 
population

Birmingham
Bristol
Cardiff
Swansea

6.3 10.4 3.0 7.5
22.9 3.88.7 8.0
29.38.6 4.1 9.7

6.42.4 3.0 6.6

Source: 2001 Census: Standard Area Statistics, Table KS009a.
3 Population aged 16-74 years in part-time or full-time employment.

Ethnic) groups are most evident in Birmingham and Cardiff’ 
city centres where 44% and 22% respectively are BME com
pared with 30% and 8% respectively in the districts as a 
whole. In Bristol and Swansea the proportions are under 
15% for both city centres and districts. Looking at lone per
son households, the city centres are also markedly different 
from the districts. Lone person households, comprised 
between 44% and 59% of households in the four city cen
tres, compared with the much smaller 30-33% in the dis
tricts. The centre-district differences were especially stark 
for lone person households in the age range 18 to 64 years, 
because of the particularly large proportion of these house
holds in the city centre (30-47% cf. under 20% in the dis
tricts).

Exploration of other socio-economic variables collected 
by the 2001 census reveals additional characteristics. Car 
ownership levels are very low in every city centre compared 
with their districts. Such levels range from 42% of house
holds without a car in Bristol city centre to 66% in Birming
ham city centre. By comparison, the district of Bristol as a 
whole has a much smaller proportion of households with
out a car (29%) and the poorer district of Birmingham has 
38% without a car. The opportunities for garaging or park
ing a car are much reduced in the city centre as are the 
needs for car usage, and it is unsurprising that such low lev
els of car ownership are found.

In terms of other socio-economic characteristics of the 
populations, some of the city centres have much higher pro
portions of students and lower proportions of the retired, 
but there is much variation. Whilst the proportion of stu
dent population in both the economically active and inac
tive population is not markedly dissimilar between the city 
centres and the districts for Birmingham and Swansea 
(ranging from 2% to 10%), the differences are marked for 
Bristol and Cardiff (Table 2). For example in Bristol the 
student population comprises 23% of the economically 
inactive population in the city centre compared with 8% in 
the district, and in Cardiff the equivalent proportions are 
29% city centre and 10% district. These two city centres are 
both adjacent to major universities, whereas in Birmingham 
and Swansea, the universities are located on off-centre cam
puses.

Lastly, analysis of the 2001 census data revealed that all 
the city centre populations appear to be of similar, or of

higher, social status than the city districts as a whole. In a 
calculation which excludes the student population, Bristol 
city centre stands out with 48% of its economically active 
population in the Higher Managerial and Professional 
Class1 compared with 33% in its district. The other city cen
tres and districts all have proportions in the range 23-36% 
(see Table 5). In none of the city centres do the aggregate 
statistics suggest any continuing association with the inner 
city lower status characteristics evident in the later 20th 
century.

4. Emergence of a “new” city centre population between 
1991 and 2001

Following this brief discussion of the distinctive charac
teristics of the city centre populations in 2001 it is impor
tant to explore the extent to which these characteristics are 
new or simply a continuation of the pattern evident in 1991. 
If they are new features, this may reflect the impact of city 
centre policies and other socio-economic factors, and be 
indicative of current trends.

A comparison with the 1991 census data can begin with 
an assessment of total population change. All the city cen
tre populations expanded far more than their correspond
ing districts over the 10 year period (Table 3). In 
Birmingham and Swansea city centres the increase is 
between 8% and 13%, compared with a dramatic growth of 
60% in Cardiff city centre and 66% in Bristol. Bristol added 
around 3400 inhabitants to its city centre population 
whereas Cardiff added around 4160.

1 In the 2001 census, the Higher Managerial and Professional (HMP) 
Class comprises Class 1 in the eight class classification or categories LI 
(Employers, large), L2 (Managers, large), and L3 (Professionals) in the full 
classification. For identifying change 1991-2001, the HMP total is related 
to the total economically active population, excluding students and those 
who had never worked. The equivalent Higher Managerial and Profes
sional Class in 1991 is derived from the 10% sample figures for SEG cate
gories 1.1 (Employers in large establishments), 1.2 (Managers in large 
establishments), 3 (Professional workers - self-employed) and 4 (Profes
sional workers - employees) again related to the economically active 
population as defined for that census. Details about using these classifica
tions are available at http://www.statistics.gov.uk/nsbase/methods_quality/ 
ns_sec/ and in Rose and O’Reilly, 1998.

http://www.statistics.gov.uk/nsbase/methods_quality/
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Table 3
Population change in selected British city centres and districts, 1991-2001

City centre, 2001City City centre, 1991 Absolute change 1991-2001 % change 1991-2001
Birmingham
Bristol
Cardiff
Swansea

14,86713,834 1033 7.5
5208 8642 65.93434
6906 11,070 4164 60.3
1124 1274 150 13.4

District, 2001 
977,087 
380,615 
305,353 

178,965“

District, 1991
961,041
376,146
279,055
181,906

Absolute change 1991-2001 
16,046

% change 1991-2001
Birmingham
Bristol
Cardiff
Swansea

4.8
4469 1.2

9.426,298
-2941 -1.6

Note: The population totals include those in households and community establishments.
Source: 1991 Census: Small Area Statistics, Table SAS01; 2001 Census: Standard Area Statistics, Table KS001. 

“ Calculated using the 1991 district border.

Table 4
Percentage of males in the population of selected British city centres and districts, 1991 and 2001

City City centre, 1991 City centre, 2001 District, 2001District, 1991

Birmingham
Bristol
Cardiff
Swansea

52.2 48.447.8 48.3
49.7 52.7 48.2 48.8

52.7 47.750.7 47.8
51.5 48.449.1 47.9

Source: 1991 Census: Small Area Statistics, Table SAS01; 2001 Census: Standard Area Statistics, Table KS001.

Examination of the gender trend shows that the male 
dominance noted in 2001 emerged during the decade, 
rather than earlier (Table 4). In all the city centres except 
Cardiff, the female population had outnumbered the male 
in 1991, but by 2001 the situation was reversed. Even in 
Cardiff where males already comprised 51% of the city cen
tre population in 1991, the proportion grew to 53% in 2001. 
The recency of this gender trend is confirmed by the house
hold survey data from both Bristol and Swansea city cen
tres, where males comprise a larger proportion of the new 
resident respondents (who had lived there less than 5 years) 
compared with the longer-term residents. These household 
survey data affirm that the modest gender imbalance is con 
nected with the “new” incoming population rather than 
with changing characteristics of the longer term residents.

The distinctive young adult characteristics of the city 
centre populations were already evident in 1991 although 
to a much less marked extent. In Bristol and Cardiff where 
the 20-29 age group was between 39% and 41% of the pop
ulation in 2001, it had been much smaller at 26% in 1991. 
Nevertheless, the 1991 proportion had still been higher 
than the urban district figure of 17-18%, so this distinctive 
city centre characteristic was already showing. The house
hold survey data indicate that the growth in the young 
adult dimension of the city centre population has become 
especially pronounced since the mid-1990s. In Bristol 48% 
of the new resident respondents are aged under 30 years 
compared with only 6% of the long-term. In Swansea the 
contrasts are less stark but also highly significant, with 26% 
of the new residents aged under 30 compared with 9% of 
the old. City centre populations, despite the continued 
lower proportion of children, are clearly growing younger.

More importantly, the household surveys reveal that this 
expansion is not exclusively associated with any growth in 
student numbers. The Bristol interview survey is especially 
useful in showing that this young adult dimension also 
existed amongst the employed, non-student population. 
Unfortunately, changes in the enumeration of students 
between 1991 and 2001 censuses prevent any detailed quan
tification of the student dimension. The expansion of higher 
education which has sparked off a process of studentifica- 
tion in some urban areas (Smith, 2005), has almost certainly 
helped to fuel the expansion of the young adult population 
In some city centres, but it is not the only reason for this 
change because other (non-student) young adults are also 
attracted to the city centres.

Changes in the social status of the population are not 
only marked, but raise questions about the ways in which 
city centre policy may be supporting an exclusionary trend. 
First it has to be said that identifying social class change 
between 1991 and 2001 is problematic because the Socio
Economic Classification (SEC) of 2001 does not directly fit 
the Socio-Economic Groups (SEG) system of 1991 (ONS, 
2004). Rose and O’Reilly (1998) document the ways in 
which the two systems can be related, showing the large 
number of groups for which there is at least partial incom
patibility. Given these problems, this research focuses on 
the Higher Managerial and Professional (HMP) Class,1 and 
the indications of change have to be viewed as general 
rather than precise. However, a marked rise in the social 
status of the city centre population relative to that of the 
district is striking (Table 5). While proportions of the HMP 
Class rose from 19-24% to 26-34% in the districts, the com
parable percentages for the city centres suggest a dramatic
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Table 5
The Higher Managerial and Professional Class as a proportion of the economically active population in selected British city centres and districts, 1991— 
2001

Higher Professional and Managerial Class, 2001City Higher Professional and Managerial Class, 1991

% of ecnom. active population No. % of ecnom. active populationNo.
City centre
Birmingham
Bristol
Cardiff
Swansea

160 2.9 2013 23.2
2368377 13.9 47.5

240 8.3 1859 35.7
32 6.7 205 23.2

District
Birmingham
Bristol
Cardiff
Swansea

78,690
40,980
30,250
15,390

143,938
78,417
63,031
36,805

25.618.5
32.622.6

24.2 34.4
20.1 26.0

Note'. Students and those never employed are excluded from the calculations. The social classification system changed between 1991 and 2001 (see text and 
end note 1).
Source: 1991 Census: Small Area Statistics, 10% sample, Table SAS92; 2001 Census: Standard Area Statistics, Table KS014a.

Table 6
Increase in the Higher Managerial and Professional Class (HMP) related to overall increase in the economically active population in selected British city 
centres, 1991-2001

Absolute increase 1991-2001 Increase in HMP class: (H) as % of (T)“City centre No. of people, 1991 No. of people, 2001

Birmingham
HMP
Total ecnom. active

160 2013 1853 (H) 
3121 (T)

59.4%
5560 8681

Bristol
HMP
Total ecnom. active

1991 (H) 
2276 (T)

87.5%2368377
2708 4984

Cardiff
HMP
Total ecnom. active

1859 1619(H) 
2318 (T)

69.8%240
2887 5205

Swansea
HMP
Total ecnom. active

205 173 (H) 
412 (T)

42.0%32
473 885

Note: The classification system changed between 1991 and 2001 (see text and end note 1). The economically active population recorded in the Table 
excludes students and those who have never worked.
Source: 1991 Census: Small Area Statistics, 10% sample, Table SAS92; 2001 Census: Standard Area Statistics, Table KS014a. 

a The increase in HMP (H) expressed as a percentage of the increase in the economically active population (T), 1991-2001.

tified the largest increases in the Class 1 population 1991 
2001 with those Thames boroughs and wards which had 
seen recent new-build developments. The new housing 
developments of the city centre appear to be associated 
with a similar direction of social change. Moreover, the 
Bristol and Swansea household surveys, which have the 
advantage of a consistent classification of social class, pro
vide additional evidence of the rising socio-economic sta
tus of the city centre populations. In Bristol and Swansea 
city centres, there were larger proportions of the new resi
dents in Social Classes I and II than among the longer term 
residents (Table 7). In Bristol, 62% of the new residents are 
in this category compared with 48% of the longer-term res
idents. In Swansea, the proportions are far smaller but 
indicate a similar difference between the new and the 
longer term residents. Here 22% of the new residents are in 
Social Classes I and II compared with a mere 14% of the 
longer-term residents.

rise from between 3% and 14% in 1991 to between 23% and 
48% in 2001. From a situation in which the city centres had 
very low proportions of the HMP Class compared with 
their districts, they were transformed into areas which had 
equivalent or larger proportions of this higher status class. 
A further calculation (Table 6) reveals that for Bristol city 
centre the Higher Managerial and Professional Class 
accounts for as much as 88% of the expansion in the eco
nomically active population (excluding students) between 
1991 and 2001. Similarly for the other city centres, this 
higher status group represents a large proportion of the 
growth in the economically active population, at between 
42% and 70% of the expansion.

The rise in social status or gentrification in the city cen
tre is supported by other research evidence. Madden et al. 
(2001) in Liverpool city centre, found that new residents 
during the 1990s were skewed towards managerial and 
professional occupations. Davidson and Lees (2005) iden
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Table 7
Social class by length of residence: Bristol and Swansea city centres

Social Class Bristol Swansea

Over 5 years residence (%) Under 5 years residence (%) Over 5 years residence (%) Under 5 years residence (%)
I 28.2 6.3 7.835.5
II 26.7 7.5 14.319.7
III 40.2 29.7 52.5 53.2
IV 22.5 23.48.5
V 11.3 1.33.4 0.0

Total 100.0 
n = 117

100.0 100.0 100.0
n = 80n= 172 n = 77

Note: Students and those for whom no occupation information was available, were classified as missing. 
Source'. Household surveys in Bristol and Swansea, 2000.

Various other characteristics of the city centre popula
tions appear to change little or are difficult to identify 
because of the variability of the patterns found or because 
of the way census data were collected and subsequently 
made available. Thus the higher proportion of lone person 
households was equally present at both dates. This charac
teristic of central area populations was noted by Ogden and 
Hall (2000) who identified a rapid increase in one-person 
households in the central areas of French cities during the 
later 1970s and 1980s. Change in the proportion of BME 
groups showed no consistent pattern. While there was some 
increase in Birmingham and Bristol city centres from 1991 
2001, this was not replicated in Cardiff or Swansea. It is 
interesting to note that most increases in Birmingham and 
Bristol were in the peripheral areas of the city centres, the 
established locations of BME populations, rather than in 
the areas of new housing developments. The evidence of 
lower car ownership in the city centre also reveals no over
all trend, a fact corroborated by the household surveys.

the city centre, what they thought about recent changes in 
the city centre and about many aspects of their lifestyles 
such as evening social life as well as patterns of work. On 
the majority of questions, the new city centre residents 
showed no differences from the long term residents. Both 
groups, for example, valued the convenience of city centre 
living, the advantage of being able to walk to the facilities 
of the city centre, and suggested a similar range of nui
sances associated with city centre life. What are most inter
esting of course are the differences and what these suggest 
about the distinctive lifestyles and attitudes of the more 
recent residents. The analysis suggests four sets of variables 
where differences emerge these relate to work; to social life; 
to perceptions of the stylishness of the city centre; and 
lastly to the commitment to living in the current accommo
dation in the city centre. Each contributes to an explana
tion for recent city centre population growth.

In relation to work, a higher proportion of the new resi
dents is likely to be economically active. In both cities there 
is a much larger proportion of lone person households 
where the householder is economically active, amongst 
new residents (18% compared with 8% in Bristol; 32% 
compared with 9% in Swansea). Although the most com
mon household in Swansea is a retired person living alone, 
this is less common amongst new residents than among 
long-term (26% compared with 38%). In Bristol the multi
adult working household is also more common in the new 
resident category (48% compared with 37% for long-term). 
A question relating to proximity to work included in the 
Bristol interviews, revealed that 53% of the new residents in 
Bristol city centre claimed that they chose their city centre 
accommodation because of its convenience for their work. 
This proportion is significantly larger than the 27% of 
long-term residents (in employment) making the same 
claim. Furthermore, evidence on the distance travelled to 
work showed that the new residents in Bristol city centre 
live closer to their work than the long-term residents: 34% 
living within one mile of their work compared with 23% of 
the long-term residents. Convenience for work is clearly 
important to the new residents of the city centre. This com
mitment to more convenient and sustainable urban living 
appears to be a recent feature promoting city centre popu
lation growth.

5. Insights into change: attitudes and behaviours of city 
centre residents

The census data reveal some distinctive characteristics of 
the city centre populations. They show that there has been a 
major growth in these populations 1991-2001 with the 
emergence of a higher proportion of males, and an increase 
in the proportion of younger adults. Moreover the socio
economic status of the residents has been rising. These 
changes are likely to be related to the growing attractions 
of city centre living for certain population groups (Tallon 
and Bromley, 2004; Seo, 2002) and to the changing avail
ability of housing. City centre policy has affected both of 
these dimensions.

While the role of housing will be considered in the next 
section, this section uses the household surveys to explore 
attitudes and behaviours of the city centre residents. In par
ticular by differentiating between the newer and older resi
dents an attempt will be made to pin point the differences 
which might help to explain the changes in the city centre 
populations. The household surveys carried out in Bristol 
and Swansea included an extensive range of questions to 
explore what respondents liked and disliked about living in
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In terms of social life, the analysis revealed a number of 
significant differences in the behaviours and attitudes of 
new and long-term residents in Bristol and Swansea city 
centres. In both city centres the newer residents, in part a 
reflection of their younger age, made more frequent visits to 
the evening and night-time facilities. A much higher pro
portion of new residents than long-term saw proximity to 
pubs and clubs, and a lively nightlife, as an advantage of 
city centre life (Table 8). In the same way they saw greater 
advantage in “having lots going on in the area”. Such find
ings suggest the successful impact of policies to promote a 
vibrant city centre with a 24 hour economy. City centres are 
increasingly seen as places of leisure facilities and cultural 
attractions (Savage et al., 2005). Other research has 
revealed that the pubs and nightclubs of the night-time 
economy are especially frequented by young men (Bromley 
et al., 2005), and that the growth of these activities in the

city centre may be a factor in the growing number of young 
male residents. This would be a positive interpretation of 
the possible reasons behind the already noted gender 
imbalance amongst new residents, rather than a more nega
tive interpretation which might suggest that women were 
not equally attracted to, or were less successful in obtain
ing, recent city centre jobs.

A series of attitude statements designed to explore how 
residents thought of the city centre elicited a similar array 
of responses from new and long-term residents, except on 
two issues. When asked to agree or disagree with the state
ment that the city centre “is more friendly” the new resi
dents showed less agreement than the long term, perhaps 
because their local social networks had yet to develop 
(Table 8). However, with regard to a statement that the 
city centre is stylish” there was significantly more agree

ment from the new residents in Bristol and Swansea. In

cc

Table 8
Views on city centre living by length of residence: Bristol and Swansea city centres

BristolViews on city centre living Swansea
Over 5 years residence Under 5 years residence Under 5 years residenceOver 5 years residence

Lots going on in the area
Advantage
No strong view
Disadvantage
Total

66.7% 
15.9% 
17.4% 

100.0% 
n= 132

79.6%
15.2%

46.8% 
37.7% 
15.6% 

100.0% 
n = 77

63.6%
21.8%
14.5%

100.0%
77=110

5.2%
100.0% 
77 = 211

Being near to pubs 
Advantage 
No strong view 
Disadvantage 
Total

62.9% 
22.0% 
15.2% 

100.0% 
n = 132

80.6%
16.1%

79.1%
15.5%

61.3% 
27.5% 
11.3% 

100.0% 

n = 80

3.3% 5.5%
100.0% 
77 = 211

100.0% 

n= 110

A lively night life 
Advantage 
No strong view 
Disadvantage 
Total

70.3%
26.4%

33.3% 
50.8% 
15.9% 

100.0% 
77= 132

21.5% 
54.4% 
24.1% 

100.0% 
n = 79

49.1% 
35.5% 
15.5% 

100.0% 
77= 110

3.3%
100.0% 

77 = 212

City centre is stylish 
Agree
No strong view
Disagree
Total

33.8% 
35.4% 
30.8% 

100.0% 
77= 130

60.2% 
27.0% 
12.8% 

100.0% 

77 = 211

8.8% 25.5% 
20.9% 
53.6% 

100.0% 
n= 110

38.8% 
52.5% 

100.0% 
/i = 80

City centre is more friendly 
Agree
No strong view
Disagree
Total

43.2% 
31.1% 
25.8% 

100.0% 
n= 132

28.9% 
41.2% 
29.9% 

100.0% 

71 = 211

30.3%
23.9%
45.9%

100.0%

77=109

47.5% 
21.3% 
31.3% 

100.0% 
77 = 80

Chose city centre for convenience for work 
Yes 26.5% 53.0% 

47.0% 
100.0% 

77 = 215

73.5%
100.0%
77=132

No
Total

Note'. Chi Square analysis shows that for each city centre there is a significant difference between the views of the newer and longer-term residents for all 
the variables presented above, at or greater than the 0.05 level.
Source: Household surveys in Bristol and Swansea, 2000.
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Table 9
Expected years of further residence in city centre by length of residence: Bristol and Swansea city centres

Expected further residence Bristol’ Swansea8
Over 5 years residence Under 5 years residence Over 5 years residence Under 5 years residence

% % % %No. No. No. No.
Under 3 years 
3 to 9 years
10 years or more/indefinitely 

Total

8.5 72 50.3 10.3 34 34.37
13.8 16.813 24 4 5.9 10 10.1

73 77.7 47 32.9 83.8 55.657 55

94 100.0 100.0 100.0 100.0143 68 99

Source: Household surveys in Bristol and Swansea, 2000. 
1 Chi Square significant at the 0.001 level.

Bristol, 60% of the new residents agreed compared with 
only 34% of the long-term residents. In Swansea the equiva
lent percentages were 26% compared with 9% (Table 8). 
Even though Swansea residents were far more limited in 
their agreement that the city centre is stylish than the Bris
tol residents, the contrasting views of the two groups of res
idents in Swansea were on a similar scale. Again there are 
clues here as to the success of recent city centre policies to 
promote an urban renaissance and to portray city centre 
living as a stylish option.

The last area of differences identified between the new 
and the long-term residents concerned their expectation of 
remaining in the city centre (Table 9). Among the new resi
dents in Bristol as many as 50% expected to stay living in 
the city centre for less than three years, compared with as 
few as 9% of the long-term residents. The percentages were 
equally contrasting in Swansea (34% compared with 10%). 
While it is expected that the longer you live in a place the 
more settled you are likely to become, the short-term atti
tude of the new residents is striking. Other evidence from 
the household surveys showed that a very large proportion 
of the new residents were private renters, a characteristic 
which also links with their more transitory attitude. Clearly 
the population expansion associated as it is with a young 
adult population is characterised by short-stay residents. 
This links with Allinson’s (2005) work on migration in Brit
ain in the 1990s which found high rates of in- and out
migration in the central areas of the metropolitan cities.

These various attitudes and behaviours of the city centre 
populations have parallels in the findings for other regener
ating or gentrifying urban areas. In terms of the more lively 
social life of the new residents, much has been written about 
the cultural habits of gentrifiers, their urban ethos and the 
desire for a social capital rich environment. Butler and Rob
son’s (2003) study of gentrification in North London found 
that respondents were motivated by gaining the opportu
nity to sample the cultural assets of, in this case, the cosmo
politan city of London. They also valued, as was found in 
Bristol, the scope for minimising the journey time to work.

Here the concern is to examine the housing dimension and 
to briefly point to the ways in which city centre housing 
policy and the investment decisions of developers may have 
influenced the character of the new residents. The com
ments are inevitably tentative because of the complexities 
of the housing market (Pryce, 2004).

The 2001 census shows that purpose built flats are the 
dominant type of housing in the city centre accounting for 
39-69% of household accommodation, compared with only 
11-18% for the districts as a whole (Table 10). In terms of 
tenure, renting is far more important in the city centre than 
it is in the district, and home ownership is correspondingly 
lower. While home ownership is only between 21% and 39% 
in the 2001 city centres, it varies from 60-70% in the 2001 
districts. The low level of home ownership in the city centre 
is more pronounced than it was in 1991, because of the 
increase in renting. As regards the type of renting, in all city 
centres there has been a decrease in renting from the Local 
Authority. In all city centres except Bristol there has been 
an increase in housing association renting 1991 to 2001, and 
in all centres except Swansea there has been an increase in 
private renting. In sum, housing tenure in the city centre 
emerges as dominated by rented flats, with private and 
housing association renting of growing importance.

Further evidence from the household surveys in Bristol 
and Swansea confirms that the new residents are distinct 
from the longer-term, because of the importance of renting 
and of living in flats. Amongst the new Bristol residents 
who had been living at their city centre address for less than 
five years, a substantial 41% rented in the private sector. 
Amongst the longer term residents, only 1% rented pri
vately. In Swansea the newer residents are linked with the 
expansion of housing association property. For those who 
had been living in Swansea city centre for less than five 
years, 78% rented from a housing association, but for the 
longer-term residents the proportion is 50%. In both cities 
the extent of renting is associated with a dominant propor
tion of new residents living in flats: 71% in Bristol and 86% 
in Swansea (compared with 63% and 51% for the longer- 
term residents respectively). The household survey evidence 
therefore emphasises the recency of the trend towards 
increased renting in the city centre, especially of flats. Rent
ing is most likely amongst younger adults rather than older, 
and the small size of most flats provided is linked with the

6. The housing dimension in city centre population change

The availability of particular types of housing is a key 
factor associated with the characteristics of the residents.
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Table 10
Housing type and tenure in selected British city centres and districts, 2001

Type of housing (%)City % households renting"

LA/HAbDetached/semi-detached Terraced Purpose built flats Other flats Private

City centre
Birmingham
Bristol
Cardiff
Swansea

10 14 69 8.47 64.4
5 14 56 24 31.4 31.6

32 30.111 39 18 27.5
325 55 15.7 37.1

District
Birmingham
Bristol
Cardiff
Swansea

46 31 5 7.8 27.7
35 37 15 12.214 21.1
46 34 13 6 10.1 16.9

2858 11 7.2 19.43

Source: 2001 Census: Standard Area Statistics, Table KS0I6 (type of housing) and Table KS018 (housing tenure). 
a % of total households including owner occupiers. 
b Local Authority/Housing Association.

However, experience of housing change in Swansea is 
rather different, as might be expected in a less affluent city 
with a strong industrial past. Here social and affordable 
housing is a major element of recent change, with city cen
tre housing developments during the 1990s dominated by 
those of housing associations. However, even here, there is 
evidence that some of the affordable housing constructed 
by the housing associations was specifically marketed to a 
younger and slightly higher status group than the tradi
tional occupants for such housing, to avoid the city centre 
becoming a low status preserve (Blanch, 2001).

In both case study cities, although supply and demand 
factors are inevitably operating in the style of the new hous
ing developments (see Zukin, 1989, pages 13-17; Maclen- 
nan. 1997), interviews with key informants2 suggest the 
strong social engineering role of the producers: the plan
ners, developers and architects. While it is not appropriate 
here to enter the extensive producer consumer debate (see 
Mills, 1988; Smith, 1996; Zukin, 1989) some comments on 
the role of policy in influencing the characteristics of the 
housing and the new city centre residents can be proffered. 
In both cities the policy for the regeneration of the city cen
tre was based in part on waterside residential development. 
In Bristol the large-scale cultural flagship schemes, includ
ing the recent @Bristol development, helped spark off pri
vate investment in waterfront and other residential 
developments (Griffiths et al., 1999). In Swansea the public 
role has been stronger through the operation of the housing 
associations. In the social housing sector the location of 
demand can to some extent be determined by the decisions 
of suppliers, and can be ‘shifted’ into city centres (Couch, 
1999). The local authority and housing association partner
ship, for example, planned to provide affordable housing in 
the city centre and deliberately began to target people who

high proportion of lone person households. Housing devel
opments are therefore associated with these two key char
acteristics of city centre living.

Most of the growth in rented properties in the city cen
tre is associated with new buildings on non-residential 
land, the conversion of industrial or commercial buildings 
into residential use, and residential infill. The majority of 
those defined as new residents in Bristol city centre live in 
new housing developments, including within this descrip
tion the many warehouse conversions. For example, for the 
215 new residents for which interview data are available in 
Bristol city centre, 122 or 57% live in housing constructed 
since 1990. Among those who had resided in the city centre 
for more than five years, only 19% lived in such new hous
ing.

Evidence on the character of the new housing develop
ments in the city centre helps to explain the social charac
teristics of the new populations. This is highlighted by a 
comparison between Bristol and Swansea. In Bristol city 
centre, the construction of many exclusive, high status 
developments is a feature of the city centre, with high qual
ity and expensive conversions and new build partly reflect
ing a vibrant property market and developer interest since 
the mid-1990s. As Lambert and Boddy (2002) explain, Bris
tol has a number of characteristics which support the tar
geting of new housing development at the affluent 
consumer. The private sector developers in Bristol can be 
seen as creating a ‘new product’ in the form of city centre 
apartments with marketing which concentrates on a fairly 
narrow section of people who tend to be young, profes
sional, affluent and childless. The concentration on the 
affluent new resident has inevitably led to the neglect of the 
poor and has invited criticisms (Punter, 1992) similar to 
those directed at the social exclusivity of the London Dock
lands redevelopment (for example, Brownill, 1999; Ham
nett, 2003b). Before some modest developments from 2003, 
there was very little affordable housing provision anywhere 
in Bristol city centre, and most of that which exists dates 
from the 1950s and 1960s.

2 The key informants interviewed included the directors and officers of 
the housing and planning departments of Bristol and Swansea City Coun
cils; the city centre managers; the chief executives and other officers of sev
eral housing associations.
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lived on peripheral housing estates and had to meet travel 
to work costs in the city centre (Blanch, 2001). Despite the 
emphasis on affordable housing in Swansea, analysis of the 
new residents revealed however, that there was a trend 
towards rising social status, almost certainly assisted by the 
policy of attracting particular tenants. Thus, as the census 
data affirm, even where the emphasis is on affordable hous
ing, a gentrifying trend is apparent in the characteristics 
and views of the new residents. However, in city centres 
such as Bristol, where exclusive and private developments 
are dominating housing supply (Lambert and Boddy, 
2002), the trend towards gentrifying characteristics is par
ticularly strong. The logical generalisation is that it is only 
in the less buoyant city centre, where the stronger role of 
social housing is likely to ameliorate a pronounced trend 
towards gentrification.

(Tallon and Bromley, 2004). Household interviews confirm 
that the newer residents show a far stronger appreciation of 
the city centre leisure facilities, particularly pubs and clubs 
than the long-term residents. They similarly recognise and 
value the stylishness of their city centre environment to a 
greater extent. Other distinctive characteristics of the city 
centre populations such as fewer children, a higher propor
tion of lone person households and of BME groups, either 
changed little or showed no consistent trend between 1991 
and 2001, preventing any generalisation about these partic
ular characteristics.

Theie is, however, marked evidence of a rise in the social 
status of the city centre populations. Although the social 
class data in the censuses are problematic, comparisons 
between the city centres and their districts reveal a signifi
cant increase in the Higher Managerial and Professional 
Class resident in the city centres. The trend is clear in each 
of the city centres, but especially pronounced in Bristol 
where 48% of the economically active population is in this 
class in 2001, compared with a 1991 proportion of only 
around 14%.

Some key characteristics of the new and changing city 
centre populations can be associated with the supply of 
housing. Flats dominate housing in the city centre, in new 
housing developments on former brownfield sites or in con
verted office or warehouse buildings. Most of the new resi
dents rent their accommodation and the predominance of 
renting is associated with the transient attitude of the new 
population. Such transience was also found by Senior et al. 
who conducted interviews of house movers in Cardiff. They 
suggested that “the greater prevalence of private renting on 
short term contracts and the examples given of households 
buying for the short term before moving on to something 
better, may indicate the centra! city housing markets could 
be less robust to economic downturns” (Senior et al., 2004, 
p. 355). The type of housing developments encouraged and 
allowed in the city centre directly influences the type of per
son attracted to live in the developments. Although in the 
buoyant economy of Bristol, the new housing is mainly 
directed at a high status market, in the less favourable eco
nomic circumstances of the smaller city of Swansea, the 
new housing closest to the city centre has been built by the 
housing associations for a lower status market. Only since 
an upturn associated with the new National Waterfront 
Museum opened in 2005 (Tallon et al., 2006), and other ini
tiatives, has the private sector begun to play a larger role.

The role of policy in promoting this city centre popula
tion change has to be recognised and from a policy perspec
tive, is due to the combination of public investment in the 
city centre, central government encouragement of residen
tial land use on brownfield sites, combined with a neglect of 
any stringent controls needed to ensure a social mix. In fact 
this policy-led re-population has resulted in major socio
economic upgrading of the city centre in Bristol. The hous
ing developments are socially exclusive and only if Bristol’s 
affordable housing plans gather stronger momentum will 
this exclusivity be ameliorated. Similarly in Cardiff, new

7. Conclusions

As a result of this research on cities of a varied size and 
regional status, it is possible to offer some generalisations 
about the population in the city centre, bearing in mind 
that every city centre is to some extent distinctive. Through 
detailed small-area census analysis of Birmingham, Bristol, 
Cardiff and Swansea, supplemented by household surveys 
and key informant interviews in two of the cities, the 
research points to a range of population characteristics and 
changes occurring in the British city centre. The period 
investigated was defined by the censuses of 1991 and 2001, 
with change from the mid-1990s explored though the 
household interview surveys. The latter source was ana
lysed to isolate the characteristics and views of the most 
recent city centre residents, those who had lived at their 
current address for less than five years, from those who 
were of long-term (more than five years) residence. In this 
way several striking features of the “new” city centre popu
lations were identified which both confirmed and extended 
the findings from the census analysis. The research reveals 
the extent to which the city centre has acquired a new and 
distinctive population, connected with the new-found 
vibrancy which reflects ‘successful’ urban regeneration ini
tiatives.

Substantial city centre population expansion between 
1991 and 2001, affirms that a large part of the population is 
“new”. Over the ten year period, men in each of the case 
study city centres came to outnumber women, in a trend 
emphasised by the findings on gender from the household 
interviews. Moreover, each of the city centres saw an abso
lute and relative expansion of its young adult population 
between 1991 and 2001, a further trend emphasised by 
interview evidence that new residents are on average con
siderably younger than the long term. Such findings on the 
young adult and male characteristics resonate with evi
dence concerning the particular attractions of city centre 
pub and nightclub activity to young adult males (Bromley 
et al., 2003). Those groups most attracted to visit the night
time city centre are also finding it attractive to reside there
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developments at Cardiff Bay appear to be for the career- 
minded professionals (Senior et al., 2004). In Swansea, 
policy has been concentrating a low to medium status pop
ulation in new social housing in the commercial core, but 
nevertheless a trend towards rising social status is apparent. 
Although the Swansea experience reflects a less buoyant 
economy, the key role of municipal planning and policy in 
influencing the character of the built environment and the 
social composition of the new city centre population is evi
dent and seems likely to continue.

Investigation of the population data from the 1991 and 
2001 censuses and from household interviews indicates 
that the new city centre populations are characterised by 
an increasing proportion of young adults, and the fact that 
men have come to outnumber women. The new residents 
reveal a particular appreciation of the stylishness of city 
centre living and the advantages of proximity to work and 
leisure activities in the revitalised city centres. More signifi
cantly, a marked rise in social status is also occurring, and 
is a process which is very much policy led and dominated 
by new build and the conversion of former industrial or 
commercial property. It can be argued that the higher 
social status characteristics of the new residents in the city 
centre are to a considerable extent the result of a kind of 
social engineering effected through the housing develop
ments. Whilst this paper has not attempted to pursue the 
gentrification arguments, it is appropriate to point out that 
the policy-led transformation of the British city centre 
seems to be attracting the same kinds of people who move 
into the transforming and gentrifying established residen
tial areas of the larger inner cities. The evidence shows the 
extent to which a variety of city centres display this trend 
of rising social status. This does not mean that city centre 
policy has overtly aimed to generate gentrification, because 
the goal of social mix is usually emphasised, but that gen
trification is the inadvertent result of the policy-led residen
tial change. The findings sound a note of caution for the 
likely impact of policies promoting city centre regeneration 
and residential development in all sizes of city in other 
parts of the world. The revitalising city centre is likely to 
attract young adults, more men than women, and with 
redevelopment will become a much more socially exclusive 
part of the city.
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ABSTRACT
Currently, Latin American cities are seeing simultaneous processes 
of reinvestment and redevelopment in their historic central areas. 
These are not just mega-scale interventions like Porto Maravilha in 
Rio or Puerto Madero in Buenos Aires or the luxury renovations 
seen in Santa Fe or Nueva Polanco in Mexico City, they also 
include state-led, piecemeal, high-rise interventions in Santiago, 
Buenos Aires, Rio de Janeiro, Panama and Bogota, all of which are 
causing the displacement of original populations and thus are 
forms of gentrification. Until very recently, these processes have 
been under-conceptualized and little critiqued in Latin America, 
but they deserve careful scrutiny, along with new forms of neigh
bourhood organization, activism and resistance. In this introduc
tion, we begin that task, drawing on the work begun in an Urban 
Studies Foundation-funded workshop on Global Gentrification 
held in Santiago, Chile in 2012. Our aim is not just to understand 
these urban changes and conflicts as gentrification, but to empiri
cally test the applicability of a generic understanding of gentrifica
tion beyond the usual narratives of/from the global North. From 
this investigation, we hope to nurture new critical narratives, to 
engage sensitively with indigenous theoretical narratives and to 
understand the dialectical interplay between state policies, finan
cial markets, local politics and people. The papers in this special 
issue deal with the core issues of state power and urban policies 
(exerted at metropolitan and neighbourhood scales), the enor
mous influx of financial investment in derelict neighbourhoods 
that produces exclusion and segregation, the significant loss of 
urban heritage from rapidly "renewing" neighbourhoods and the 
institutional arrangements that can enable anti-displacement acti
vism and self-managed social housing production.
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Introduction
The central goal of our project was to respond to the post-colonial challenge of 
“decentring the reference points for international scholarship” (Robinson, 2006, 
p. 169) on gentrification. This meant observing how gentrification was being conceived 
(i.e. questioning the usefulness and applicability of the term “gentrification” in the 
global South) and how gentrification research was being conducted in Latin America. 
We believed that this entailed unlearning existing dominant literatures that continue to
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structure how we think about gentrification, its practices and ideologies, and as such, 
we sought to bring new “others” to the global academic fore.

It was also important for us to respond to the need for theoretically guided dialogue 
across national borders to avoid getting locked into the parameters of local and national 
debates and to understand that phenomena like state urban renewal policies, the spec
ulative interests of landed developers, the incoming of new middle classes into derelict 
downtowns, neighbourhood contestation and mobilization are not cut from the same 
cloth across different Latin American contexts. We do this by considering certain path 
similarities with East Asia, sub-Saharan and Arab Africa and the Middle East (Shin, Lees, 
& Lopez-Morales, 2016) and also the usual suspects of the western Northern hemisphere. 
We were aware of differences: we included the varying local and national political and 
socioeconomic conditions of each case, how investors and policymakers behave, where, 
when and how original residents resist, adapt and/or surrender to displacement forces or 
interests and what the roles of the state are in these processes.

Drawing on Lees’s (2012) agenda-setting critique of the idea of global gentrification, 
we were very sensitive to the reification of contextually attached narratives of gentrifica
tion from north Atlantic cases that were (inadvertently?) taken for granted or that 
ignored the regionally distinctive cultural and/or politico-economic aspects of the process. 
As a research team, we wanted to bring both new evidence and theoretical constructions 
from Latin America to the gentrification studies table and not to ignore, but to inform, 
discussions that might very well have been kept trapped in the theses of, for instance, 
policy-led “expansion” of gentrification through neoliberalism (Atkinson & Bridge, 2005) 
and the hegemony of (western) “gentrification waves” (Hackworth & Smith, 2001). For 
us, it seemed misleading to talk about third-wave gentrification in places where the first 
and second ones had yet to occur or were occurring simultaneously. The three of us 
needed something new, something beyond comparative work that had already been done 
in gentrification studies. We were wary of theory extracted from one case and applied to 
another. We sought in our Santiago workshop and subsequently in the deep editorial 
work we did in this special issue with the respective authors, what Robinson (2015) calls 
new “theoretical imaginations”. And, we are pleased that all the authors featured in this 
special issue have refined their own, situated and distinctive theoretical imaginations of 
gentrification processes.

Robinson (2011) and McFarlane and Robinson (2012) claim that as part of the 
“globalization era”, interests in drawing comparisons among different cities have 
escalated, as economic and social activities, as well as governance structures, link cities 
together through spatially extensive and intense networks of communication and flows 
of information. It may be nothing new that countries and metropolises in Latin 
America have shared similar paths of change in governance, import-substitution indus
trialization and post-industrialization, an endemic tendency to dictatorial and/or popu
list national regimes and processes of municipalization, middle-class formation, higher 
dependency of local markets on state-led transportation facilities and so on. All of these 
features provided opportunities for urban reflection and theorizations, which of course 
might be nothing new in of itself if compared to previous powerful intellectual 
narratives from Latin America (e.g. marginality theory and dependency theory) that 
later on were applied to different parts of the world (see Caldeira, 2009; Bano, Ruiz, & 
Ruiz-Tagle, 2008, for recent accounts of these trajectories).
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We adopted a simple and generic gentrification definition to launch our project, 
choosing Eric Clark’s (2005, 2015) elastic but targeted definition in order to frame our 
approach to comparative urbanism. Clark (2005, p. 263) argued that gentrification is

a process involving a change in the population of land-users such that the new users are of 
a higher socioeconomic status than the previous users, together with an associated change 
in the built environment through a reinvestment in fixed capital. The greater the difference 
in socioeconomic status, the more noticeable the process, not least because the more 
powerful the new users are, the more marked will be the concomitant change in the 
built environment. It does not matter where, it does not matter when. Any process of 
change fitting this description is, to my understanding, gentrification.

This was a definition ample enough to recognize contextual differences between cases, 
without losing the relational, class-sensitive perspective that the gentrification lens 
offers. And importantly, we wanted to keep hold of the political power of the term. 
In his more recent work, Clark (2015) has suggested that the powerfully generic nature 
of “gentrification” needs to be understood not through a binary approach to hypothesis 
falsification, but as an ample questioning that brings together renewed aspects of urban 
policy, the class-led reclaiming of urban space, social and cultural differentiation and 
often unseen externalities derived from the privately led, rent-seeking investment in 
derelict areas. This is something that Neil Smith (2002) argued for too and that we 
develop in our discussion of “planetary gentrification” (Lees, Shin, and Lopez-Morales, 
2016). In so doing, we have sought to unveil the socially unjust processes occurring in 
the class-led reurbanization impacting Latin American cities today—a process barely 
understood as gentrification by either Latin American publics or international 
academics.

In refining our project, we looked at the limited arguments of gentrification sceptics 
(e.g. Hamnett, 2009; Maloutas, 2011) who were concerned about excessive stretching of 
the term. We were concerned that it was an overly simplistic assumption that applying 
gentrification theory beyond the usual suspects in the West showed evidence of yet 
another colonial mindset or an Anglo-Saxon intellectual hegemony that wiped out 
other indigenous considerations. Part of the critiques by gentrification sceptics have 
focused on a supposed loss of analytical rigour, seeing gentrification as a term to be 
used exclusively in the Anglophone world. Such a stance does nothing to drive new 
theoretical formulation. More recently, other emerging academics have aligned them
selves with this gentrification scepticism (e.g. Ghertner, 2015) with no consideration of 
the moral and political fallout from such a stance.

Our “comparative gesture” was about transcending earlier cases in order to properly 
contextualize the rise of gentrification in Latin America—in tandem with other urban 
processes, and attuned to local specificities. As the late Neil Smith (1996, pp. 185-186) argued:

I do not think it makes sense to dissolve all these experiences into radically different 
empirical phenomena. It seems to me that it is of primary importance to retain a certain 
scalar tension between, cn the one hand, the individuality of gentrification in specific 
cities, neighbourhoods, even blocks, and on the other hand a general set of conditions and 
causes (not every one of which may always and necessarily be present) which have led to 
the appearance of gentrification across several continents, at approximately the same time.
The power of a more general theoretical stance is augmented by the suppleness that comes 
from a sensitivity to the details of local experience—and vice versa.
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Bat we also wanted to assess how academics from the global North could learn from 
their Latin American counterparts about gentrification. This meant seeing how gentri
fication policies emerge in different countries by repetition (copying), borrowing 
(aspects that suit) or reinvention (for a different context). Was gentrification indigenous 
somehow, responding to long-term paths and continuity experienced in these cities (see 
Shin & Kim, 2016, for a similar argument in South Korea), or was it a totally new 
phenomenon of class-led urban reconfiguration? Could we talk about a “gentrification 
blueprint” (Lees et al., 2016)? Could we develop an account that anticipates the 
geographical and historical specificity of places?

Ensuing discussions raised other important questions In a region largely character
ized by the imbalance between central urban areas with plenty of public infrastructure 
and extended peripheries of deprivation and exclusion, how does gentrification relate to 
the existence and creation of new infrastructure? Did a “new” middle class emerge, and 
is the term “gentry” applicable? And also crucially, how deep is the interaction between 
(local/global) real estate capital and central/local states in the creation of conditions for 
gentrification to occur? In this regard, we were curious about the role of public policy 
instruments such as planning regulations in the cieation of gentrification and what 
particular local, social effects and economic ties were being produced or fractured by 
gentrification, given the existing relations of production and forms of accumulation. 
And, was it possible to learn from those Latin American housing activists struggling 
against the exertion of power embedded in the process of increasingly market-led urban 
reconfiguration? How was gentrification being perceived by local inhabitants?

In achieving this project, we gathered more than 100 people from different Latin 
American countries together for a two-day workshop in Santiago de Chile. There were 
various issues that impacted what we were organizing: very sadly, Professor Hilda 
Herzer, who was also included in our Urban Studies Foundation award team, could 
not attend the Santiago workshop and soon after she passed away. Her input and 
expertise was really missed. In addition, unlike many of the scholars who took part in 
the London workshop on locating gentrification in the global East who had a very good 
command of English, this was not the case amongst our Latin American colleagues. As 
such, much more editorial input has gone into this special issue than would have been 
the norm, but the value cf this was that it created new conversations across and through 
linguistic differences interacting with contrasts in theoretical and empirical discourse. 
The editorial process was indeed a great learning experience that led us to understand 
the similar trajectories of various cases but also the political contingencies separating 
them. This was very important, given that we did not want to “provincialize” gentrifica
tion theory and hoped to see what was/is new about urban redevelopment in Latin 
America. The result is the special issue that stands before us

Overview of the special issue
Drawing on what we might term a geo-economic narrative closest to the radical 
definitions of Smith (1979) and Clark (1987), Lopez Morales (this issue) discusses a 
rapid and enormous concentration of middle-income-oriented, new-build real estate 
built between 2000 and 2012 in Santa Isabel, a residential area of Santiago’s downtown. 
He identifies this as a case of gentrification because developers have imposed a land
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purchase price that leaves around half of the original, low-income owner residents 
without any chance of obtaining replacement accommodation, hence their displace
ment to more distant, affordable areas. He calls this a form of exclusionary displace
ment and shows it to be not just a process inherent to neoliberal redevelopment. 
Gentrification must be understood as the outcome of multiple, intertwined processes: 
increased financialization of the real estate economy, entrepreneurial zoning policies 
that attract reinvestment into “safer” places, societal changes that transform housing 
preferences for an upward emergent middle-income strata, the still weak power that 
neighbourhood activism has in Chile (inherited from a long and fierce right-wing 
dictatorship between 1973 and 1990), and most of all, the transformation of the highly 
densified urban centre into an “object of desire” (Carrion, 2005). Following the case of 
Santiago, Inzulza-Contardo (this issue) explores the emergence of new sociospatial 
environments over the last three decades in Santiago de Chile. Using two neighbour
hoods as case studies, the historic Bellavista and the formerly upper income El Llano, 
Inzulza-Contardo illustrates how high-rise real estate has radically changed the existing 
physical fabric and altered the social nature of these places due to the in migration of 
“young urban professionals” and the subsequent loss of neighbourhood community 
identity.

Delgadillo (this issue) also discusses the relationship between heritage and gentrifi
cation. The data presented in his paper reveals how the City of Mexico’s market- 
oriented, state-led urban development policies are increasing land and housing prices 
and making it hard for original, low-income populations to remain in revalued central 
areas. Since its creation in 1997, the Federal District government (currently renamed 
“City of Mexico”) has promoted policies for recreating an intensive, compact and 
sustainable urban development in certain parts of the historical centre of the city. 
Delgadillo calls this the “selective modernization” of the city’s (now) most profitable 
urban areas. Policy implementation is shown to be contradictory and sometimes even 
corrupt; and the outcomes include the social cleansing of street vendors and panhand
lers from key roads in the centre of Mexico City. Delgadillo’s paper deals with the 
power and financial magnitude of the imposition of gentrification, and the social 
exclusion and disenfranchisement on a scale that can only be fully appreciated by 
those who have lived in this distinctive metropolis.

In Rio de Janeiro, Gaffney (this issue) applies a gentrification lens to see how many 
residential landscapes rapidly went through changes in response to a cycle of global 
mega-events that have accelerated real-estate speculation, triggering the occupation of 
strategic favelas by state military police, and the implementation of state-led urban 
development projects. Gaffney observes an increase in rents across the metropolitan 
region with identifiable processes of gentrification in the Flamengo, Zona Portuaria, 
Vidigal and Barra da Tijuca neighbourhoods and in general a multiplicity of “gentri
fications” within this mega-city.

Rodriguez and Di Virgilio’s paper on Buenos Aires attempts a bottom-up perspective, 
supported by the authors’ involvement in urban activism in Buenos Aires. Their approach 
is similar to that which characterized the Gino Germani research cluster led until 2013 by 
Hilda Herzer, the Argentinean Marxist sociologist who also participated in this project, as 
mentioned earlier. Rodriguez and Di Virgilio focus on the gentrification of the southern 
area of Buenos Aires, acknowledging the limitations of the term “gentrification” for the
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analysis of transformations in Latin American cities. Their paper addresses class-led urban 
change in order to explain why and how local residents and grassroots organizations resist 
gentrification, namely the promotion of neoliberal urban renewal policies vis-a-vis the genesis 
and development of Law 341 and the Programa de Autogestion de La Vivienda (Self-Managed 
Housing Programme) which so far have produced valuable outcomes in terms of people’s 
management of the right to the city.

The paper by Janoschka and Sequera aspired to be a summary piece. Rather than 
presenting new empirical research, it largely relies on their knowledge of Latin America 
and their previous works (see Janoschka, Sequera, & Salinas, 2014) to discuss the decisive role 
played by the public sector and the speed, scale and “ferocity” of new real-estate markets. 
They frame the latter as “symbolic violence”, which is implicit in the reappropriation of 
architectural and cultural heritage (see also Inzulza-Contardo, this issue) and the ways 
formalization impacts highly informal urban systems.

These papers are all sensitive studies that have outlined multiple urban realities in 
Latin American cities. Their analyses help to refine gentrification theory and provide 
new perspectives into ongoing discussions in both the global South and North. In 
subsequent sections, we identify some of the salient aspects of these discussions, linking 
the papers here to wider debates.

Segregation and gentrification
Since we started this project, there has been an interesting growth of new gentrification 
narratives. Across Latin America, the expansion of property-led housing markets has 
continued across the varied political contours of national and local regimes, culminat
ing in the intensive urban restructuring of inner-city areas aimed at middle-income 
groups. Known as the most urbanized and also one of the most unequal regions of the 
world, Latin America’s traditional patterns of urban segregation are seemingly being 
replaced and causing new displacements and exclusions from inner city areas. Whilst in 
the past, private land speculation and the absence of a strong housing sector were 
regarded as the main drivers of segregation (Espinoza, 1988), contemporary urban 
redevelopment policies and the advanced commodification of housing as a financial 
asset are now playing even more decisive roles. In this context, can we talk about 
segregation in Latin America in the same way as before?

It seems a rule of thumb in Latin America, and perhaps the entire spectrum of 
contemporary cities in capitalist developing countries, that the cheapest urban land 
is where the poor are often concentrated—though at times they may also be trapped 
in areas with potentially high-value land that endures the worst environmental 
conditions, inferior infrastructure and reduced access to public goods. Urban seg
regation is also advanced in this, perhaps the most unequal, region in the world. 
Urban segregation multiplies the problems of access to quality education (also 
stratified by price and neighbourhood), ethnic exclusion (Margarit & Bijit, 2014) 
and scarcity of transport and mobility (the poorer segments of society live further 
away and travel longer to work or study). Segregation also involves inferior ame
nities and public goods (health services, green space etc.) that leads to the stigma
tization of “risk areas” defined in terms of poor urban security and largely 
dependent on municipal budgets (Ruiz-Tagle & Lopez-Morales, 2014).
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When Latin American cities started to expand significantly in the early twentieth 
century, this was due to a number of causes but among the most important were import 
substitution industrialization and a growing social housing demand generated by what 
would be the promise of a proto-Keynesian welfare state regime granting universal 
rights to housing. In the meantime, land seizures, favelas, barriadas, callampas, campa- 
mentos and villas miseria spread all over the fringes of rapidly growing cities. 
Governments then faced enormous challenges in disengaging themselves from the 
speculative price increases on the private land that would be necessary for the con
struction of social housing, which undermined the economic state management capa
city to cope with a growing housing deficit and control urban sprawl (Sabatini, 2006). 
Later in the 1970s, and especially the 1980s, the tendency to peripheral segregation 
grew, as highly ideologized public policies saw the market as a more efficient land 
allocator. As national economies deindustrialized, housing provision was privatized and 
the real-estate and construction sectors grew in scale. Currently what many critics 
observe is the proliferation of gated condominiums in former shanty areas (Alvarez- 
Rwadulla, 2007; Roitman, 2013). These do nothing but confirm the absence of social 
integration in these traditionally poor peripheries (Sabatini, Robles, Robles, 8c Rasse, 
2010). But something more important is happening now in the redevelopment of newly 
recentralized areas of Latin American cities.

A particular type of “segregation by mega-project” has been witnessed in Buenos 
Aires, Puerto Madero. The latter is led by private investment in transportation, services 
and housing. The project to attract higher socioeconomic groups was established in 
1989 With the transfer of extensive public land to a newly created, ad hoc, 
public-private partnership. The land subject to this redevelopment was traditionally 
vacant or used by lower income groups, now refashioned to host local and transnational 
elites. But this project cannot simply be seen as a starting point to claim that gentrifica
tion has arrived in the northern part of the city. There are serious financial implications. 
Puerto Madero demonstrates a massive transfer of landed assets (unused infrastructure, 
docks, public spaces) at a cost of roughly US$250 million to private developers. This 
initiative triggered private investment of around US$2.5 billion, and revenues to devel
opers are estimated to reach US$6 billion based on a soft tax scheme, where city 
government collected taxes of only US$158 million from this massive redevelopment 
(Garay, Wainer, Henderson, & Rotbart, 2013). This case epitomizes not only a top- 
down policy of class upgrading by segregating an important part of the city that at the 
time was defined as “derelict-unused” land, and its conversion for the super-rich, but 
also the massive and immoral transfer of public goods which could have been used to 
provide public spaces and housing for lower income groups.

However, as Herzer (2008) argued, in the 1990s and 2000s, the entire southern part of 
the city showed signs of commercial restructuring and tourist-oriented redevelopment. 
Herzer, Di Virgilio 8c Rodriguez (2015) claim that the neighbourhoods of La Boca, Barracas 
and Parque Patricios share historic origins linked to the predominance of working class 
residential uses and industrial and manufacturing activities, and that they have all under
gone processes of gentrification due to state intervention through neoliberal urban-renewal 
land policy and the Law 341—Programa de Autogestion de la Vivienda (PAV). Rodriguez 
and Di Virgilio (this issue) scrutinize these policies and outcomes in great detail. More 
recently, a new round of reinvestment has been ignited by the creation of the “H” Metro
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Line towards the southern inner quarters of Parque Patricios (a traditionally working-class 
/lower middle-class neighbourhood, famous for hosting the Huracan Football Team 
Stadium) and the rebranding of the area by former Mayor Macri (now President of the 
Republic) as the new “Polo Tecnologico” of the city. These initiatives are likely to produce 
further waves of social displacement from this area by excluding and segregating those who 
cannot afford to remain and who are not able to adapt to the rapidly changing, intensified 
local competition (see Apaclaza et al., in press).

In Latin America, as in East Asia (Choi, 2016), new transit infrastructure can make a 
real difference to deprived, relatively isolated quarters of inner city areas. Given the fast 
pace of private sector redevelopment after public sector decisions to invest in certain 
areas, we see in Latin America class-related conflicts around access, competence and 
appropriation of new mobilities (Gutierrez, 2012). This could also be a form of 
segregation by state-led provision of centrality in certain recentralized places, because 
access depends on the differential means of transportation and communication that are 
available in a given space and that makes some spaces more desirable than others. 
Competence refers to the skills of individuals, which can be physical (e.g. the ability to 
cycle), acquired (e.g. having driving licences or subsidies for transport) or organiza
tional (e.g. ability to plan/synchronize activities). Appropriation refers to the strategies, 
motivations, values and practices of individuals. It includes the way individuals act in 
terms of access and competences (be they perceived or real) and how they use their 
potential mobility (Rerat & Lees, 2011). But

if gentrification appears as a strategy for some groups of the middle class to increase 
their spatial capital, it can have the opposite effect on the ‘displaced’ population [...] In 
addition to the loss of their neighbourhood (and therefore of social capital) through 
gentrification, displacement can also result in a loss of spatial capital. (Rerat & Lees, 
2011, p. 129)

Perspectives on segregation from a mobility viewpoint have been developed in Latin 
America by Rodriguez Vignoli (2008) who examined socially differentiated daily commuting 
in Rio de Janeiro, Sao Paulo, Santiago and Mexico City as a result of the spatial mismatch 
between housing and labour markets. Jiron (2010) uses the “mobility turn” to address and 
measure the intangibles of exclusion. She documents a seesaw of confinement/enlargement of 
the social interaction opportunities through mobility, depending on the access capacity of the 
population stratified by socioeconomic position, and a set of negotiations in-between, based 
on the competence and appropriation held by the different income groups in the city. 
Rodriguez and Tovar (2013) show seven other cases of large Latin American cities that 
have implemented Bus Rapid Transit systems in the creation of enormous locational 
advantages that have led to rapid real-estate change in the surrounding areas, yet without 
analysing displacement effects. However, as Lopez-Morales (this issue) shows in certain inner 
neighbourhoods of Santiago, new increased access to mobility is a necessary condition for the 
escalation of potential ground rent. The relationship between spatial capital and gentrification 
is a significant one in Latin America and needs further, in-depth investigation (see Rerat & 
Lees, 2011).

In Mexico, early studies of gentrification focused on heritage designation and 
investment in cultural activities as symbolic appropriation of historic inner areas by 
the upper middle classes (e.g. Hiernaux & Lindon, 2004; Jones & Varley, 1999),

D
ow

nl
oa

de
d 

by
 [U

SC
 U

ni
ve

rs
ity

 o
f S

ou
th

er
n 

Ca
lif

or
ni

a]
 at

 17
:2

6 3
1 D

ec
em

be
r 2

01
7



URBAN GEOGRAPHY © 1099

something that Delgadillo (this issue) confirms and that Janoschka et al. (2014) claim 
to be one of the four strands of gentrification existing in the Ibero-American region. 
Coulomb (2012) carefully analyses three chained processes of devaluation and aban
donment in/from the historic central colonias of Mexico, a whole back-to-the-city 
movement accompanied by revitalization policies and huge investment by private 
actors backed by international funds and agencies like UNESCO, which means rent 
gap formation/exploitation and a whole restructuring of the concept of “centrality” 
(cr. Lees, Shin and Lopez-Morales, 2016). Earlier, Carrion (2005), the famous urbanist 
and past candidate for Mayor of Quito in Ecuador, had defined the historic central 
areas of Latin American cities as “objects of desire”. His views helped reconfigure 
Quito’s downtown through public action in order to respond to the new needs, 
aspirations, and commercial demands from local and international affluent agents 
in the context of Ecuador’s rapidly expanding economy. His prescription was to 
transform, all together, the fiscal, economic, physical and socioeconomic nature of 
those spaces in Latin American cities inhabited by and “wasted” on the lowest income 
stratas. In similar vein to Eduardo, Rojas’s (2004) famous Volver al centro book, which 
compiled a collection of “best policy practices” for soft gentrification, combined with 
a strong belief in the power of private capital to remake space for its rent-seeking 
goals, insofar as the public sector was to invest to secure positive environments for 
financial investment. In the early 1990s, the governments in Chile, Argentina, Mexico 
and Ecuador actively sought to attract higher income populations back to the central 
city. The result was a massive upgrade in the socioeconomic composition of these 
areas, a gentrification effect that very few scholars took into account seriously during 
the 1990s and 2000s. Everybody seemed happy with the positive “repopulation” effects 
achieved.

Domestication by public force
One of the major strategies to promote urban sociospatial restructuring in Latin 
America is the use of force by the state to pacify and domesticate areas that used to 
lie outside formal circuits of urban accumulation. Brazilian cities, especially Rio de 
Janeiro, stand out in this regard. Until very recently in Brazil, there had not been a 
proper discussion of gentrification, as the use of the term was considered to be of little 
relevance to depict undergoing processes of class-led conflicts in urban space. Instead, 
terms like ennobrecimento and others were (and still are) more regularly used by 
Brazilian authors and the media. An earlier exception was Rubino (2005) who used 
the term “gentrification” to describe shifts in the social and physical character of 
historic urban space. Gaffney (this issue) also sees several types of gentrification 
currently underway in Brazil, both in the favelas which are closest to the mass-scale 
redevelopment areas of Zona Portuaria and in the Olympic areas. In fact, deep urban 
changes are happening as Police Pacification Units have been permanently installed in 
select favelas to vanquish drug trafficking networks and to enforce security, an initiative 
that has expanded in scale under the national government’s Growth Acceleration 
Program (Programa de Acelera^ao do Crescimento). The initiative includes new trans
portation infrastructure (e.g. cables that connect favelas with the central area), new 
housing, social services and open spaces within some of the most consolidated favelas.
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The 2010 launch of the US$3.9 billion Morar Carioca programme aims to re-urbanize, 
relocate or cope with all of Rio’s approximately 1,000 irregular settlements, whilst the 
Minha Casa Minha Vida programme has also played a role in the displacement of some 
select neighbourhoods (Gumming, 2013). The class-led symbolic appropriation of the 
favelas of Rio de Janeiro is leading to the prospect of rising land speculation, newcomer 
residents and the eventual socioeconomic exclusivity of gentrification in these places. A 
“favela chic” phenomenon has emerged, namely the elevation of favela culture to global 
circuits of cultural consumption through its associations with cinema, samba and funk 
carioca musical styles (Cumming, 2015).

However, as Queiroz Ribeiro and dos Santos Junior (2007) have observed, the breakdown 
of social and reproductive structures in Rio de Janeiro from the 1990s, which used to serve as 
a support for social reproduction, has transformed the relationship between the poor and the 
rest of urban society. This means weakening their ties with the labour market and increasing 
their spatial and social segmentation, especially among low-skilled workers. Beyond this 
economic dimension, the isolation of the urban poor in cities also occurs because they 
increasingly have limited access to employment services, urban infrastructure and public 
spaces, leading to exclusion and stigmatization. In contrast, highly entrepreneurial gentrifica
tion can be seen as a major factor contributing to the worsening of the livelihoods of the poor 
through mechanisms of state-supported, class-led material and symbolic occupation of the 
space. This happens in areas where informality of property and labour relations are in crisis 
and where the attempts by the state and a growing powerful financial sector to penetrate and 
somehow domesticate the spatiality of urban poverty seem to be evident.

We feel that the above framework could also be applied to Mexico City, which is 
facing the violent expulsion of street vendors from the pedestrianized Regina and 
Madero streets. During the 2000s, public and commercial spaces in the central historic 
colonias of Mexico City were massively transformed, public spaces secured via CCTV 
and the stronger presence of police forces, and every sign of pre-existing poverty wiped 
out. A similar account was also given by Swanson (2007) in relation to Quito, Ecuador; 
the author found ethnic- and class-motivated revanchism exerted by local elites against 
the lowest strata of urban society, more specifically the street vendors, panhandlers and 
poor children who were not so long ago the traditional users of certain central spaces. 
In Mexico City, a growing number of low-income tenants are displaced by realtors in 
association with absentee property owners who aim to increase rents in many central 
colonias. Massive social disfranchisement from public decisions and the exclusionary 
practices of local governments in the central areas of the city worsen the situation for 
low-income tenants. Nevertheless, local residents are not passively waiting for displace
ment. In the case of the “Corredor Cultural Chapultepec”, a mega re-urbanization 
project that would have made possible the construction of 30-storey luxury office blocks 
and commercial and residential buildings next to some of the most traditional quarters 
of the inner city of Mexico City, local people and activist organizations used a 
referendum to block the aspirations of the Chief of City Government, Mr. Mancera. 
Around 65% of voters said no to the “cultural corridor” project. However, there is no 
guarantee that this mega-project might not re-emerge in the future, as the rezoning of 
the project area will have created enormous profits for those developers who have 
already signed contracts with the City Government in the face of the disapproval of 
many citizens, high-ranked politicians and civil society.
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A new gentrification economics in Latin America?
The rent gap remains a theoretical lynchpin in the study of gentrification (e.g. Clark, 
1987; Hammel, 1999; Lees, Shin and Lopez Morales, 2016; Lees, Slater, & Wyly, 2008; 
Lopez Morales, 2011; Shin, 2009; Smith, 1979) but much of our theoretical under
standing is based on limited empirical research conducted well over 20 years ago. At a 
time of heated international urban competition, we are seeing in Latin America 
unprecedented levels of dislocation and displacement from urban space as a conse
quence of (often foreign) speculation in, and capitalization on, land. This speculative 
capitalization takes many forms: mega-events, large construction projects, urban 
“regeneration” schemes, assorted “growth machine” agendas and local/global economic 
crises of accumulation of landed investment. Rent gap theory has proven useful in 
analysing exclusionary displacement, for example, cases where the private capture of 
ground rent has a class-monopoly nature (Lopez Morales, 2015; see also Slater, 2006; 
Marcuse, 1985). More research and reflection is needed on the connections between 
ground rent and the rise of a new gentrification economics.

In Latin America, there is an ongoing, vibrant discussion about land value capture 
(Sandroni, 2011) that clearly needs to include factors like the absorption of the rent gap, 
not only as a form of unequal economic wealth polarization but also as a source of 
financing state policies of housing spatial redistribution and welfare. For all their foibles 
and complexities, Colombian and Brazilian city governments capture important ele
ments of private land and construction valorization, often using the proceeds to finance 
social housing construction and/or public good provisions in deprived areas (Smolka, 
2013).

As Lopez-Morales (this issue) aigues, over the last 25 years, Santiago's low-income 
inner-city neighbourhoods have seen the increasing production of high-rise residential 
condos aimed at middle-income consumers. Inflation-adjusted average housing prices 
have more than doubled in the last 10 years, but it was the real estate developers, not 
land-owners, who mostly benefited from the price increase by appropriating the 
majority of ground rents. This has been possible because of the growing availability 
of financial and real-estate capital and because of the increasingly higher costs of 
intra-urban mobility that are pushing urban residents back to central areas. Other 
factors include the historically central concentration of public goods like good 
schools, health centres and parks; a strategic land up-zoning in certain neighbour
hoods vis-a-vis a discourse of derelict central and inner areas (Lopez- 
Morales, Gasic, & Meza, 2012); considerable public investment in metro and traffic 
infrastructures and, since 1991, a chain of state subsidies provided to the market, 
including vouchers that cover up to 10% of the sales cost of new apartments aimed 
at middle-income purchasers as well as more recent “rental” subsidies, encouraging 
households to rent (as an alternative to buying). The reshaping of Santiago’s inner- 
city neighbourhoods comes at the cost of historic heritage neighbourhoods and the 
loss of their architectural value (Inzulza-Contardo, this issue).

The systematic and unequal appropriation of ground rent by developers leaves small 
landowners, tenants and multi-occupants at their mercy. The rent gap narrative of 
gentrification relies heavily on supply-side processes, facilitated by intensive processes 
of capital concentration in real estate and construction, and it characterizes well the
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varied range of urban economies across the region, from Panama City (Sigler & 
Wachsmuth, 2015) and Bogota (Manrique, 2013) to Rio, Mexico City and Santiago. 
The new property produced is accessible only to an incoming, more affluent middle class, 
while the lower class original residents are displaced. Petty landowners are forced to sell, are 
short-changed for their properties and cannot afford to remain in place. Tenants experi
ence, unilaterally, massive increases in their rent payments and are forced to leave. Casgrain 
(2014) details the highly “entrepreneurial” character of gentrification in Chile and the 
extremely polarized power relations held between those who manage the changes experi
enced in the neighbourhoods (the state and large-scale developers) and those who reside 
within them. Other accounts of powerful, highly speculative urban regimes can also be 
found in Cartagena de Indias, Colombia (Posso, 2015), where “intact” patrimonial facades 
hide the displacement of an array of loci traditionally used by the poor, to be replaced by 
tourist-oriented redevelopment, luxury apartments and hotels, with an enormous amount 
of profit created.

In Mexico City, Delgadillo (2014) and Olivera (2014) have found numerous policies that 
provide state incentives to facilitate property-led, tourist-oriented reshaping of central spaces 
(namely, Bando 2). These have intensified private redevelopment in the metropolitan centre, 
while other aggressive public guidelines are in place to tackle informality in historic central 
areas. Delgadillo (this issue) presents another interesting case in the Santa Fe area, which is 
experiencing redevelopment to create a modern and globalized residential, service and 
business district. In this area, local and federal governments have carried out eviction of 
local populations who were legitimately occupying part of the land (9.5 ha): affected were 510 
houses held by a 3,200-inhabitant community of garbage collectors, a church, a school and a 
small market—all of which were displaced after the metropolitan authority closed the dump 
in 1994, clearing the site and putting in urban services in preparation for the development of a 
mega real-estate project. This project was followed by another luxurious real-estate project 
called “Nueva Polanco”, led by speculative investor Carlos Slim, once ranked by Forbes as the 
richest man in the world. This new real estate was imposed on a pre-existing, very central, 
Granadas low-in come neighbourhood. The project, still in progress, is transforming the area 
into a second Santa Fe complex, responding to the desires of the rich to work and live in more 
central locations. The sociospatial reconfiguration of Mexico City does not respond to the 
needs of the existing population, but rather to the needs of capital and those with the best 
access to capital.

Resistance and territorialized political imaginations
We have discussed elsewhere (Lees et al., 2016) that resistance to gentrification has been 
both significant and successful in several cases in the global South. Although some may 
argue that the “right to the city” is a western European idea, social movements in Latin 
America increasingly use it along with the “gentrification” term for making their claims 
(Janoschka et al., 2014; Rodriguez, 2015). Nevertheless, if we conceptualize gentrifica
tion as defined by capital reinvestment in the built environment accompanying the 
displacement of existing users, the main tenets of the right to the city, which empha
sizes the taking-back of the power to produce space from the state and capital, may still 
hold. How these tenets are to be realized and how to put the right to the city into 
practice in urban strategies remains subject to various questions and interpretations.
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Conflict and resistance need to be contextualized in each locality, critically understood 
in their temporal and spatial dimensions, and also historicized in the ways in which 
rights claims have been exercised.

Resistance can be seen in several forms, from highly organized and effective 
activism to silent forms of adaptation and struggles to stay put. Vainer, 
Bienenstein, Tanaka, De Oliveira and Lobino (2013) offer an interesting point of 
view in terms of implementing the right to the city, not just addressing conflict as 
a research issue but also setting out alternative ways of conflictual planning, an 
approach that sees the city from the viewpoint of its conflicts and therefore offers 
a rich body of knowledge that can inform and support a new type of political 
intervention. If top-down planning is seen as an “efficient” way to prevent, 
mediate and resolve conflicts, it may also be regarded as dysfunctional, expensive 
and threatening to sociocohesion. Instead, conflictual planning addresses and 
unrolls the creative potential of conflict, from which collective subjects emerge 
to rescue the city as a political arena, that is, a space in which citizens are 
confronted, faced and propelled to arbitrate the development of the metropolis 
they live in Rodriguez and Di Virgilio (this issue) speak of the mutual cooperative 
organization of La Boca neighbours in organizing socially oriented real-estate 
companies, enabling them to build inclusive estates. Other strategies have been 
envisaged by Diaz-Parra and Rabasco (2013) in Montevideo.

Indeed, there are many cases that show how new political environments are being 
born in Latin America, rising as self-managed, alternative and increasingly powerful 
spaces for everyday organization and struggle against the conjunction of power between 
capital and a particularly exclusionary and authoritarian governmentality. 
Examples include the increasingly participatory social urban activism in Mexico, 
which has been effective in penetrating and transforming the institutional fringes left 
by a colossal authoritarian state, as the "Corredor Chapultepec” case shows. We can 
also consider Colombia’s neighbourhood protection movements (Betancur, 2014), and 
the case of Ukarnau1 and the social housing complex to be finished by 2017 in down
town Santiago, following the achievements of the Movimientc de Pobladores en Lucha 
(Perez, in press).

Conclusions
In the narratives included in this special issue, we have seen how the critical 
functions of the state in subsidizing upper income demand and “zoning” the rent 
gap are key issues in Mexico and Chile’s local state land regulations. We have also 
observed high-rise, new build gentrification and private investment in derelict his
toric areas, with a massive loss of cultural and architectural heritage m Santiago, 
Bogota and Cartagena, and significant gentrification of Buenos Aires’s waterfront 
and its southern quarters (La Boca, San Telmo, Barracas and more recently Parque 
Patricios). Readers of ihis special issue would notice the important role of powerful, 
large-scale real-estate producers and the marriage of global and local investors that 
openly declare gentrifying goals. Also apparent are the differences in practices of 
capital investment and social reproduction in Mexico, Brazil, Argentina and Chile 
Noticeable is the significantly higher speed of the ground rent capture by a smaller
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number of developers and upper income newcomers and bow those who mono
polize the power to initiate spatial changes are bound together in a complex 
network of various actors: from real-estate producers and traders, central/local 
government officials and political elites to banks and international agencies for 
economic investment and development. The newly emerging, young and profes
sional middle classes have also become part of this network, providing support for 
the rise of gentrification. In all the cases we have witnessed, neoliberal urban 
redevelopment in Latin America seems to have increased the traditional “scale” of 
segregation, the main outcome being the gentrification of large parts of central 
areas, as both formal and indeed informal social housing production is driven to 
urban outskirts in the context of still unregulated urban sprawl. Significantly, we 
have also seen an ample array of powerful activism, movements which are more 
present, loud and successful in counteracting the injustices of landed capitalism than 
movements in East Asia, Europe and North America: these movements turn out to 
be more effective in communicating their claims and networking with other groups. 
Many Latin Americans now see how the extremely polarized extraction of value 
from recentralized urban land needs to be (and can be) counteracted by progressive 
redistributive policies to capture land value.

Academics from the global North can learn from Latin America, and what is 
happening in Latin America also relates to gentrification in the global East (see 
Shin et al., 2016). Of course, not eveiything that is going on can be explained solely 
by gentrification theory, for the material in this special issue constitutes a complex, 
specific and integrated depiction of how neoliberalism unfolds, renews and imposes 
its structures on urban space in the Latin American region. We stand by our post
colonial (or anti-colonial as de Souza in this issue refers to it) calls to deconstruct 
Anglo/Euro-American theoretical structures in order to allow for the emergence of 
new “theoretical imaginations” (Robinson, 2015; Roy, 2009). We think scholars from 
both the global North and the global South need to make a concerted effort to dissolve 
previous preconceptions. And we applaud critical academics in Latin America in 
terms of the growing (and increasingly active) number of interlinkages between 
scholars and social activism. Such a position needs to apply, use, distort and mutate 
useful urban conceptualizations, give meaning to them, and build powerful discourses 
against the everyday construction of inequality in urban space drawing on those 
narratives, thus creating new scenarios for alternative, more inclusive urban develop
ment. Urban activism in Latin America is making effective, political use of the term 
“gentrification”, and this is welcome development from both analytical and strategic 
perspectives.

Since we began our project on gentrification in the global South, the phenom
enon we set out to analyse has changed significantly: there are more and more 
excellent elucidations of processes of gentrification across the global South. And in 
Latin America, gentrification has emerged as one of the most striking and worrying 
outcomes of the post-2008 global crisis, one that is dialectically interacting with the 
emergence of a more sensitive, insurgent and far more theoretically informed 
citizenship than in the past. This special issue provides a key reference point in 
this ongoing work in the Latin American subcontinent.
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Note
1. http://mp-ukamau.blogspot.cl
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Housing Status, Medical Care, and Health Outcomes 
Among People Living With HIV/AIDS:ASystematic Review
Angela A. Aidala, PhD, Michael G. Wilson, PhD, Virginia Shubert, JD, David Gogolishvili, MPH, Jason Globerman, MSc, Sergio Rueda, PhD, 
Anne K. Bozack, MPH, Maria Caban, PhD, MA, and Sean B. Rourke, PhD

Background. Accumulating evdence suggests responses to HIV that 
combine individual-level incen/entions with those that address structural or 
contextual factors that influence risks and health outcomes of infection. 
Housing's such a factor Housing occupies a strategic position as an in
termediate structural factor, linking "upstraam" economic, social, and cul
tural determinants to the more immediate physical and social environments 
in which everyday life is I'ved. The importance of housing status for HIV 
prevention and care has been recognized, but much of this attention has 
focused on nomeless individuals as a special risk group. Analyses have less 
often addressed community housing availability and conditions as factors 
influencing population health or unstable, inadequate, or unaffordable 
housing as a situation or temporary state. A focus on mdividual-level 
characteristics associated with literal homelessness grosses over social, 
economic, and policy drivers operating largely outside any specific in
dividual's control that affect housing and residential environments and the 
neaith resources or risk exposures such contexts provide.

Data collection and analysis. Two ndependent reviewers performed data 
extraction and quality appraisal. We used rhe Cochrane Risk of Bias Tool for ran
domized controlled trials and a modified vensicn of tne Newcasde Ottawa Quality 
Appraisal Tool for nonintervention studies. In our duality appraisal, we focused on 
issues of quafty for observational studies: appropriate methods fo- determining 
exposure and measuring outcomes and methods to control confounding.

Results. Searches yielded 5528 references From which we included 152 
studies, representing 139 757 HIV-positive participants. Most studies were 
conducted in the United States and Canada. Studies examined access and 
utilzation of HIV medical care, adherence tc antiretroviral medications, 
HIV clinical outcomes, other health outcomes, emergency department 
and inpatient utilization, and sex and drug risk behaviors. With rare ex
ceptions, across studies in all domains, wcse housing status was in
dependently associated with worse outcomes, controlling for a range of 
individual patient and care system characteristics.

Objectives. We examined the availaole empirical evidence on the as
sociation between housing status (b'cadly defined), medical care, and 
health outcomes among people with HIV and analyzed results to inform 
future research, program development, and policy implementation.

Conclusions. Lack of staple, secure, adequate housing is a significant 
barrier to consistent and appropriate HIV medical care, access and ad
herence to antiretroviral medications, sustained viral suppression, and risK 
of forward transmission. Studies that examined the history of home
lessness or problematic housirg years befo; e outcome assessment were 
least likely to find negative outcomes, homelessness being a potentially 
modifiable contextual factor. Randomized controlled trrais and cbserva 
tional studies indicate an independent effect of housing assistance on 
improved outcomes for fornerly homeless or inadequately housed people 
with HIV. Housing challenges result from complex interactions between 
individual vulnerabilities ana broader economic, political, and legal 
structural determinants of health. The broad structural processes sus
taining social exclusion and inequality seen beyond the immediate reach 
of HIVinterventions, butchanging housingand residential environments is 
both possible and promising. (The full article Is available online Am JPublic 
Health. 2016;106:95, e1-e23. doi:10.21 C5/AJPH.2015.302905)

Search methods. We searched 8 electronic health ana soeal science 
databases from January 1, 1596, through March 31, 2C14, using search 
terms related to housing, dwelling, and living arrangements and HIV and 
AIDS. We contacted experts for additional literature

Selection criteria. We selected articles if they were quantitative analyses 
published in English, French, or Spanish that inc.uded at least 1 measure of housing 
status as an independent variable and at least 1 Health status, health care, 
treatment adherence, or risk behavior outcome among people w!th HIV in 
high-income countries. We defined housing staLus to include consideration of 
material or social dimensions of housing adequacy, stability, and security of tenure.

PLAIN-LANGUAGE SUMMARY outcome among people with HIV in high -income 
countries. We identified 152 studies: 2 randomized 
controlled trial housing interv entions, 64 cohort or 
case-control studies, and 86 cross-sectional studies. 
Findings demonstrate that unstable or inadequate 
housing and homelessness are associated with 
differential utilization of HIV care, reduced treat
ment effectiveness, and HIV transmission risk 
behaviors, controlling for a range of individual and 
care system characteristics. Improved housing

appears to improve access and retention in care and 
clinical and other outcomes. Evidence supports 
considering housing status as a contextual factor that 
influences consistent, appropriate HIV medical 
care, adherent antiretroviral medications use, and 
sustained viral suppression. Interventions addressing 
housing needs potentially will improve health 
outcomes for people with HIV. reduce trans
mission, reduce HIV-related health disparities, and 
move us doser to ending ADS.

We conducted a systematic review of the 
empirical evidence on the role ofhousing status for 
medical care and health outcomes among people 
with HIV infection. We searched 8 electronic 
databases and contacted experts for studies pub
lished through March 2014. We included quan
titative studies with at least 1 measure ofhousing 
status as an independent variable and 1 health status, 
health cate, treatment adherence, or risk behavior
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ARTICLE INFO ABSTRACT

Background: Foreclosure rates have risen rapidly since 2005, reaching historically 
high levels. The purpose of this study was to examine the health implications of 
the current housing crisis.
Methods: We conducted a cross-sectional online consumer panel survey including 
residents of California, Arizona, Nevada, and Florida (n = 798) to determine the 
feasibility of contacting distressed homeowners via the Internet and to assess 
mental and physical health among respondents across the spectrum from those 
having no housing strain to those in loan default or home foreclosure.
Results: Homeowners in default or foreclosure exhibited poorer mental health 
and more physical symptoms than renters, homeowners with moderate strain, 
and homeowners with no strainofollowing a gradient that was consistent across 
multiple health indicators.
Conclusions: Internet panel sampling was an efficient method of contacting dis
tressed homeowners. Record-high foreclosure rates may have broad implica
tions for nursing and public health. Homeowners in default or foreclosure 
represent an identifiable high-risk group that may benefit from coordinated, 
affordable health and social services.
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American families is home equity.16 Home ownership 
has been associated with greater life satisfaction, 
better psychological health, higher self-esteem and 
perceived control, and better self-rated health.17 Thus, 
people undergoing mortgage foreclosure may be more 
likely to experience poor health.

We address the health implications of the current 
economic crisis by asking the question: What is the 
health status of Americans facing foreclosure? We 
expected this group would exhibit the highest preva
lence of poor health of any housing group studied. To 
date, few studies have demonstrated the interplay 
between the housing crisis and well-being to inform 
appropriate interventions.18 In the discussion section, 
we examine how the results of this study may guide 
nursing, public health, and community practice and 
inform policies to assist homeowners in default or 
foreclosure. These distressed homeowners may benefit 
from coordinated financial assistance and targeted 
social and health services. This article first presents 
empirical data on the health status of distressed 
homeowners and then explores potential community- 
based strategies for reaching out to this vulnerable 
population.

POLICY IMPLICATIONS

• The unprecedented volume of mortgage defaults and 
foreclosures represents an important and under-recognized 
population health issue.

• Distressed homeowners are more likely than secure 
homeowners and renters to have impaired mental and 
physical health.

• Health care access may be limited for distressed 
homeowners. In addition to financial counseling and social 
services, distressed homeowners may benefit from 
screening and referral to appropriate, affordable health 
services. Bundling of services at one site of intervention, 
like foreclosure courts or housing counseling agencies, 
may aid this vulnerable population.

• Distressed homeowners whose health is impaired may 
face particular challenges as they attempt to improve their 
financial situations. Medical care and appropriate coun
seling may be necessary to enable distressed homeowners 
to seek, obtain, and sustain employment.

• Nurses are well suited to provide screening, coun
seling, care, and referrals for distressed homeowners 
whose health is impaired.

Methods

Study Design and Sample• Nurses can serve as important advocates for health
relevant policy responses to the housing crisis.

This cross-sectional study relied on 2 sources of data: 
(1) analysis of foreclosure Internet discussion board 
posts to identify categories of distressed homeowners’ 
perceived health and social concerns and inform 
survey development, and (2) collection of survey data 
from an online consumer panel to examine whether 
these health issues were differentially reported by 
distressed homeowners compared with secure home
owners and renters.

Introduction

After a dramatic increase in subprime lending begin
ning in 2003,1 foreclosure rates increased rapidly 
through 2008, sending 1.84% of all homes in the United 
States—more than 2.3 million properties—into some 
stage of foreclosure during that year.2 A recent forecast 
by Credit Suisse predicted that 8.1 million mortgages 
(16% of all mortgages) will be in foreclosure by 2012.3

Considerable evidence suggests that health and 
wealth are tightly connected, and that financial strain 
is associated with poor health, but few studies have 
examined mortgage default or foreclosure, especially 
in the context of the current US housing crisis. 
Economic stresses such as job loss are associated 
with health declines and increases in depressive 
symptoms.
are also associated with worse health, 
culty making mortgage payments is associated with 
lower general well-being, 
demonstrated high rates of uninsurance, major 
depression, and unfilled prescription medications in 
Philadelphia-area residents undergoing mortgage 
foreclosure.4 In contrast, wealth is positively associ
ated with health, and the largest source of wealth for

Analysis of Discussion Board Posts and Survey 
Development

Between January 1 and April 30, 2008, we reviewed all 
online posts to a foreclosure-related Internet discus
sion forum that enrolled several thousand individuals 
experiencing housing strain. From those posts in the 
general “Tell us your story” category, we extracted and 
evaluated every comment related to individual and 
family health or well-being. The posts were classified 
as: general health; mental health (anxiety, depression); 
foregone health care (medication, physician and 
dentist visits, eye care, dropped insurance); and health 
behavior (drinking, smoking, exercise, food/diet, 
weight loss/gain, sleep impairment). We also evaluated 
the reasons participants cited for being in default or 
foreclosure, including the following: health-related 
expenses, divorce, job loss, death of a family 
member, interest rate of loan, predatory lending,

4-6

7-10 Debt and self-reported financial strain
11-13 and diffi-

14,15 One recent study
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excessive fees, and credit card or other debt. These 
categories then drove scale and item selection for the 
internet survey, which is described in detail next. 
Whenever possible, previously validated measures 
were included in the survey instrument.

the survey, a target that was reached within several 
days of eligibility screening by the online survey 
administrator. Because of incomplete or out-of-range 
data, 27 participants were excluded from this anal
ysis, yielding an analytic sample of 798 participants.

Internet-Based Survey Approvals, Consent, and Survey Procedures

Participants were identified and enrolled via email 
invitation by e-Rewards, Inc., a survey research 
company that was used because of its extensive 
participant panel and broad reach across the United 
States. The company works with 2.5 million 
subscribers who volunteer to participate in surveys. 
Participants are compensated for their time by earning 
currency redeemable for a range of consumer goods 
and services. Eligible participants included adult e- 
Rewards members living in the 4 states with the 
highest foreclosure rates in July 2008: Arizona, Cal
ifornia, Florida, and Nevada. These 4 states accounted 
for 51% of all foreclosure filings throughout 2008 in the 
United States.2

To understand how self-reported health status 
varied by housing status, we identified 4 comparison 
groups, defined by home ownership status, housing 
affordability, and payment history: (1) homeowners 
with no housing strain, (2) homeowners with moderate 
housing strain, (3) renters, and (4) homeowners in 
default or foreclosure. Homeowners were considered 
to have no housing strain if they reported that they had 
no history of late payments in the last year and that 
their housing costs were less than the federal standard 
for housing affordability (30% of monthly income). 
Homeowners were considered to have moderate 
housing strain if they either (1) had a history of at least 
one late or incomplete payment in the last year, or (2) 
paid 30% or more of their monthly income in housing 
costs but were not currently in default or foreclosure. 
Renters were included as a single comparison group, 
regardless of housing cost-to-income ratio. Partici
pants were included in the default or foreclosure group 
if they were more than 30 days behind on mortgage 
payments and/or had received a notice of default or 
foreclosure from a lender, or had experienced loss of 
their home through foreclosure in the prior 12 months.

This categorization strategy has several advan
tages. First, we can compare all groups with home
owners without housing strain, who are presumed to 
have the most secure housing and better health. 
Second, we can determine whether there is a graded 
relationship between health and housing strain. 
Third, we can compare homeowners in default or 
foreclosure with renters, a group shown in previous 
studies to have poorer health than homeowners. 
Thus, renters offer a conservative comparison group 
for determining the excess health burden associated 
with foreclosure.

Eligible e-Rewards members were invited to partic
ipate in the survey in August and September of 2008; 
enrollment continued until 825 participants completed

This study was approved by the institutional review 
boards of the University of Pennsylvania and the 
University of Maryland. We report the following 
information on study procedures in accordance with 
the recommendations set forth in the Checklist for 
Reporting Results of Internet e-Surveys (CHERRIES). 
Participation in the survey was considered implied 
consent. The invitation to participate explained “This 
survey asks about basic needs, like housing and food, 
as well as how your family is getting by financially. We 
are interested in hearing from people who are both 
homeowners and renters, to leam more about how 
making ends meet affects American families. The 
survey also asks about your health. If you participate in 
this survey, you will be compensated for your time 
with points redeemable for goods and services through 
e-Rewards.com.” Participants also were informed that 
the research was being conducted by a team at the 
University of Pennsylvania and the University of 
Maryland and that responses would be anonymous. 
Personally identifying information was not recorded. 
Participants were informed that answers to the survey 
questions could not be linked by the researchers back 
to their name, computer, email, or home address. 
Assurance was made that participation in this project 
was voluntary, with no consequences to individuals 
who chose not to participate. A contact email for the 
study team was provided. Survey completion was 
expected to take less than 15 minutes; adaptive ques
tioning was used to limit respondent burden by 
directing questions only to relevant groups. For 
example, questions regarding the causes of default or 
foreclosure were only asked of participants undergoing 
default or foreclosure. Each page contained 2 to 3 
questions and the entire survey was 20 pages long, 
although many of those pages would be automatically 
skipped if calculated to be irrelevant 10 the particular 
respondent. The online survey provider executed 
a standardized protocol to allow each participant to. 
respond only once to the survey. The survey was also 
programmed to make completion of housing status 
questions and income questions mandatory to classify 
respondents according to housing strain.

22

Health Measures
19-21

Health measures captured indicators of general health 
status and psychological and physical responses to 
stress. We included 2 questions regarding self-rated 
health, a predictor of morbidity and mortality across 
age, sex, and racial groups, 
prior research, self-rated health was dichotomized

23-25 Consistent with
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comparing participants who self-rated their health as 
fair or poor with those who self-rated their health as 
good, very good, or excellent. Participants were also 
asked to rate their health compared with 12 months 
prior. Two questions that mirror those used in the 
National Health Interview Survey assessed the number 
of days in the last 30 days that participants’ physical or 
mental health was impaired.

Psychological distress was assessed using the K6 
scale; scores range from 0 to 24 and are highly predictive 
of serious mental illness.27 Participants were consid
ered to have serious psychological distress if they 
scored 13 points or higher on the K6 scale.28 A modified 
version of the Physical Symptoms Inventory29 was used 
to examine the prevalence of individual somatic 
symptoms, and a summary count of symptoms was 
created (0-12). These symptoms were selected to 
represent likely physical responses to stress.

housing groups, and comparisons of continuous vari
ables were performed using t-tests or Wilcoxon’s 
rank-sum test. For analyses of categorical health 
measures we used logistic regression, and for count 
measures (ie, number of days physical health was not 
good) we used negative binomial regression. All anal
yses were performed using SAS Version 9.1 (SAS 
Insitute, Cary, NC).26

Results

Table 1 provides sample characteristics by housing 
status. Homeowners in the default or foreclosure 
group spent an average of 63.7% of their monthly 
income on housing costs. On average, participants 
in the default or foreclosure group were younger 
than other homeowners but older than renters. 
Homeowners in default or foreclosure were less likely 
to be married and had lower education and income 
relative to other homeowners. Hispanic and black 
survey respondents were disproportionately repre
sented in the renter and default or foreclosure groups. 
Across all homeowner groups, median income in the 
current study exceeded the 2007 national median of 
$50,233.

Health characteristics by housing status are dis
played in Table 2. Homeowners in default or fore
closure reported the poorest health status of any 
housing group on multiple metrics, differing most 
from homeowners with no housing strain. Owners

Co variates

Participants self-reported their age, sex, race or 
ethnicity (Hispanic, black, Asian, white, other), marital 
status (married, unmarried), education level (high 
school or less, some college, college graduate), and 
annual income. Annual income was log-transformed 
in regression analysis. 30

Analysis

The chi-square test was used to estimate differences 
in the distributions of categorical variables across

Table 1 - Respondent Demographic and Socioeconomic Characteristics by Housing Status
Default/

Foreclosure
Category Owners: 

No Strain
Owners: 

Moderate Strain
Renters

217 195 194 192N
»tt% Monthly income spent on housing, mean (SD) 

Demographic Characteristics 
Age (y), mean (SD)
Female (%)
Race/ethnicity (%)'*

Hispanic 
Black 
Asian 
White 
Other

Marital status (%)
Married 
Widowed
Divorced/separated 
Never married 

Socioeconomic Characteristics 
Education level'**
High school or less 
Some college 
College graduate
Annual household income (US$), median'**

21.6 (11.4) 54.6 (40.6) 63.7 (95.1)41.2 (39.7)

40.0 (10.1)48.7 (11.6) 43.7 (11.7) 36.2 (10.6)
70.5 72.8 70.1 72.4

2.8 7.7 10.8 15.6
1.4 2.6 5.7 4.2
8.3 6.2 10.8 6.8

86.2 83.1 68.269.1
1.4 0.5 3.6 5.2

•ft

78.8 79.5 66.751.0
2.3 2.1 1.0 2.1
8.8 9.2 19.815.0

10.1 9.2 11.533.0

6.9 6.2 5.7 11.5
34.1 42.1 41.2 54.2
59.0 51.9 34.453.1

85,000 56,50080,000 50,000

* Significant difference between owners with no strain and defaulty'foreclosure at the .05 level,
f Significant difference between owners with moderate strain and default/foreclosure at the .05 level. 
t Significant difference between renters and default/foreclosure at the .05 level.
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Table 2 - Health Status by Housing Status
Default/

Foreclosure
Owners: 

No Strain
Owners: 

Moderate Strain
Renters

192N 217 195 194
General Health Status 

Fair/poor self-rated health (%)**
Health worse in last year (%)*
Number of days in last 30 physical health not good, 

mean (SD)
Mental Health 

Number of days in last 30 mental health not good, 
mean (SD)*n

Serious psychological distress (%)***
Symptoms

Fatigue*'*
Headache***
Trouble sleeping**
Backache**
Nausea**
Heartburn'**
Diarrhea*
Stomach cramps 
Heart pounding*
No appetite***
Shortness of breath**
Chest pain**
Number of physical symptoms, mean (SD)***

9.2 14.4 16.5 22.9
8.8 12.8 13.4 16.7

1.5 (4.0) 3.0 (6.7) 3.8 (6.7)2.9 (5.6)
*t

2.3 (4.9) 3.5 (6.8) 4.7 (7.5) 7.9 (9.7)

1.4 7.2 21.48.8

62.6 81.357.1 70.1
65.6 77.660.4 68.0

59.0 60.0 71.7 76.6
47.5 51.8 57.7 67.2
33.6 56.843.1 56.7
35.0 34.9 37.1 50.0
23.0 34.4 35.6 43.8

•tt 11.5 22.1 25.8 37.0
ft 28.111.5 12.3 16.5

9.2 8.7 15.0 24.5
12.0 14.4 21.1 22.9

8.2 17.25.1 15.5
3.7 (2.7) 4.3 (3.0) 5.0 (3.1) 6.0 (3.3)

* Significant difference between owners with no strain and default/foreclosure at the .05 level, 
f Significant difference between owners with moderate strain and default/foreclosure at the .05 level, 
f Significant difference between renters and defaulf/foreclosure at the .05 level.

with moderate strain and renters reported interme
diate health outcomes. The prevalence of fair or poor 
self-rated health, a predictor of morbidity and 
mortality, was 22.9% among participants in default or 
foreclosure, compared with only 9.2% among home
owners with no housing strain (P < .001) and 14.4% 
among homeowners with moderate housing strain 
(P = .031). Over the past year, 16.7% of respondents in 
the default or foreclosure group experienced a decline 
in self-rated health compared with 8.8% of home
owners without strain (P 
default or foreclosure reported higher numbers of 
both physically unhealthy days and mentally 
unhealthy days relative to both homeowners with no 
housing strain and those with moderate housing 
strain. On average, persons experiencing default or 
foreclosure reported that their physical health 
suffered on approximately 4 of the prior 30 days, and 
that their mental health suffered on 8 of the prior 30 
days. Participants in default or foreclosure had 
a higher prevalence of serious psychological distress 
(21.4%) than any other group (P < .001).

Each of the 12 physical symptoms included in 
this study was far more common among home
owners in default or foreclosure than among 
homeowners with no housing strain, and 6 of the 
12 symptoms were significantly more common 
among homeowners in default or foreclosure than 
among renters. Accordingly, participants in default

or foreclosure reported a significantly higher 
average number of symptoms relative to all other 
groups.

A clear gradient appears for most health indica
tors in regression analyses using homeowners 
without strain as the reference group and adjusting 
for age, sex, race-ethnicity, education, and log 
income (Table 3). Homeowners without strain 
reported the best health status, followed by owners 
with moderate strain, renters, and then the default 
or foreclosure group. This gradient was most 
pronounced for serious psychological distress. 
Serious psychological distress was 13 times more 
likely among the default or foreclosure group relative 
to homeowners without strain. Significant, though 
less pronounced, elevations in psychological distress 
were also observed among owners with moderate 
strain and renters.

Figure 1 illustrates that secure homeowners 
experienced the fewest days of physical health 
impairment, followed by homeowners with moderate 
strain, renters, and homeowners experiencing default 
or foreclosure. A similar but more pronounced 
gradient was evident for days of mental health 
impairment, which was clearly most frequent in the 
default or foreclosure group. Similarly, Figure 2 
demonstrates a pattern of greater numbers of phys
ical symptoms among homeowners experiencing 
default or foreclosure.

.016). Participants in
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moderate strain foreclosureno strain

Figure 1 — Expected number of days poor physical 
(A) and mental (B) health in last 30 days by housing 
status1.
Adjusted for age, sex, race/ethnicity, education, 
marital status, and log income; error bars indicate 
95% confidence intervals.

renter

0
moderate strain foreclosureno strain renter

B Mental Health

A Physical Health
5------------------------------—

moderate strain foreclosureno strain renter

Figure 2 
housing status'.
TAdjusted for age, sex, race/ethnicity, education, 
marital status, and log income; error bars indicate 
95% confidence intervals.

Expected number of symptoms by

Discussion

Key Findings and Implications

This study demonstrated an association between 
housing strain and poor health Persons with homes 
in default or foreclosure reported a particularly high 
prevalence of mental and physical health impair
ments. For every measure examined, homeowners in 
default or foreclosure experienced poorer health 
relative to homeowners with no housing strain. 
These differences were observed for general health 
measures, indicators of days lest because of physical 
and mental health concerns, a scale of psychological 
distress, and reports of physical symptoms. More
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Table 3 - Excess Odds of Poor Health Indicator by Housing Status: Reference Group is Homeowners with No 
Housing Strain

Owners: Moderate Strain Defauit/ForeciosureRenters
General Health. Status 

Fair/poor self-rated health 
Health worse in last year 

Mental Health
Serious psycnological distress 

Symptoms 
Fatigue 
Headache 
Trouble sleeping 
Backache 
Nausea 
Heart burn 
Diarrhea 
Stomach cramps 
Heart pour-ding 
No appetite 
Shortness of breath 
Chest pain

2.49 (1.32-4.69) 
2.14 (1.10-4.18)

1.62 (0.87-3.04) 
1.54 (0.81-2 93)

2.02 (1.C2-4.C0)
1.86 (0.92-3.SO)

4.82 (1.35-17.29) 5.05 (1.36 18.78) 13.62 (3 95 -46.97)

1.18 (0.78-1.78) 
1.C3 (0.68-1.58) 
0.95 (0.63-1.43) 
1.12 (C.75-1.67) 
1.27 (0.84-1.93) 
1.01 (0.66 1.54) 
1.63 (1.05 -2.55) 
1.88 (1.08-3.27) 
0.96 (C.52-1.77) 
0.80 (0.40-1.60) 
1.04 (0.58-1.88) 
1.56 (0.69-3.50)

1.50 (0.93-2.41) 
0.92 (0.57-1.49) 
1.60 (0.99-2.59)
1.50 (0.95-2.35) 
1.91 (1.20-3.05) 
1.27 (0.8C -2.04) 
1.71 (1.05-2.79) 
2.06 (1.13-3.75) 
1.21 (0.64-2.31)
1.03 (0.52-2.06) 
1.40 (0.76-2.59) 
2.96 (1.31-6.67)

2.71 (1.65-4 46) 
1.61 (0.99-2.61)
1.86 (1.15-2.99) 
1.98 (1.27-3.09) 
1.91 (1.22-2.99)
1.87 (1.19-2.91)
2.50 (1.56-3.99) 
3.42 (1.95-6.01) 
2.37 (1.33-4.24) 
2.10 (1.12-3.93) 
1.45 (0.80-2.61)
3.03 (1.39-6.61)

Data are presented as odds ratio (95% Cl). All regressions control for age, sex, race/ethnicity, education, marital status, and log 
income
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than 1 in 5 respondents in default or foreclosure 
(22.9%) reported that they were in fair or poor health, 

impel tant
23-25

housing strain-health gradient was observed most 
strongly for measures of mental health and for 
physical symptoms, which may represent somatic 
manifestations of psychological distress or acute 
responses to stress. In these domains, a clear pattern 
emerged, in which homeowners with no strain 
reported the best health, followed by homeowners 
with moderate strain, renters, and homeowners in 
default or foreclosure.

The high prevalence of impaired mental health and 
stress-related symptoms observed here among partic
ipants in default or foreclosure is an important social 
and public health issue. Serious psychological distress 
identified by the K6 scale is closely associated with 
disorders including depression and anxiety,27 which 
affect quality of life, physical health, and produc
tivity.
among homeowners in default or foreclosure is also 
a critical issue, because these symptoms suggest both 
excess current morbidity and risk for future poor 
health. For example, fatigue, reported by 81% of 
participants in default or foreclosure, is associated 
with excess mortality.36 Back pain is associated with 
excess medical costs37 and is among the most common 
reasons for lost productive time.

predictor of morbidity and 
A similarly high proportion of partici-

an
mortality
pants reported symptoms consistent with serious 
psychological distress. Even after controlling for 
demographic and socioeconomic confounders, the 
health status of homeowners in default or fore
closure remained significantly worse, on nearly every 
measure studied, than that of homeowners with no 
strain. On many measures, homeowners in fore
closure had even poorer health than renters, who 
have previously been observed to be a disadvantaged 
group.

This is likely the first study to demonstrate a graded 
relationship between housing strain and health. 
Although the socioeconomic gradient in health is 
widely accepted and well-supported by extensive 
epidemiological evidence, much of the literature on 
socioeconomic health disparities is based on associ 
ations between lower levels of income or education or 
other measures of status and poorer health. Relatively 
little empirical evidence is available to estimate the 
health effects of deficits in specific material resources, 
for example, housing or food. Furthermore, although 
an adverse association between housing strain and 
health was expected based on prior work regarding 
financial strain, the nature and magnitude of rela
tionships between specific material resources 01 
deficits have rarely been tested and are of critical 
public health importance. Analyses reported in this 
paper suggest that the relationship between housing 
strain and poorer health persists after controlling for 
income, indicating that housing strain and moitgage 
default or foreclosure may be adversely associated 
with health in ways that go beyond inadequate 
financial resources. For example, the social stressors 
of housing strain or home loss, including family and 
network disruption, may contribute to the pattern we 
report of the poorest health being observed among 
homeowners in default or foreclosure. Understanding 
how specific material resouice deficits contribute to 
health is important to the development of empirically 
driven policy solutions. This paper is a first step in 
understanding how the current housing crisis may 
relate to population health.

The demographic characteristics of respondents to 
this survey reflect differences between homeowners 
and renters observed in other studies.31 During the 
recent boom in subprime lending, vulnerable pop
ulations, including minority and less-educated 
groups, were targeted with unfavorable and often 
unaffordable loans.32 The health differences observed 
here are consistent with long-established evidence of 
a graded association between wealth and health. Not 
only did homeowners in default or foreclosure report 
poorer health than homeowners with no housing 
strain, they also reported poorer health than home
owners with moderate housing strain and renters, 
which are more conservative comparison groups The

19,20

3: 3C The high prevalence of physical symptoms

38

Limitations

Several study limitations warrant consideration. First, 
we sampled from the 4 US states with the highest 
foreclosure rates; the association between foreclosure 
and health may be different in areas with a lower 
density of foreclosures In addition, because partici
pants required Internet access to complete the survey, 
participants in this survey may be more socially and 
economically advantaged than is typical among 
persons undergoing default or foreclosure. Indeed, 
participants in this study have median incomes higher 
than the national median. Thus, we may underesti
mate the true prevalence of poor health among people 
experiencing foreclosure nationwide Nonetheless, 
correlates of foreclosure in this study are consistent 
with findings from an earlier study that showed that 
nonwhites and families with children were more likely 
to experience default or foreclosure.

A second limitation is that this cross-sectional study 
cannot determine whether default or foreclosure 
caused poor health. A recent survey of homeowners 
going through foreclosure in California, Florida, Illi
nois, and New Jersey found that medical problems (eg, 
illness, medical bills, health-related job loss, caring for 
sick family members) contributed to foreclosure risk 
However, in our sample, factors related to the current 
economy and housing market appeared more salient 
than individual health problems. Only 3 participants 
identified health care costs as their primary reason for 
foreclosure. The most common reasons participants 
reported being in default or foreclosure, accounting for 
69% of foreclosures, included payments that were too 
high (20.1%), decreased pay/wages (17.0%), job loss

31

39
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(16.3%), and having an “upside down” mortgage, 
a situation in which the loan value exceeds the current 
value of the home (15.7%).

program as an ideal portal for identifying the range of 
life challenges faced by distressed homeowners, 
including unmet needs for affordable housing as well 
as food and health care. Multiple states, including 
Florida, New Jersey, Maine, and Ohio, have imple
mented or are considering programs modeled after 
Philadelphia’s foreclosure courts. These courtroom- 
based mediation sessions are an opportunity for 
housing counselors, legal aid workers, and other social 
service providers to identify and reach out to distressed 
homeowners, essentially providing triage to connect 
them with appropriate resources at a highly vulnerable 
moment in their families’ lives. This is an area where 
nursing could be involved as well.

Importance to Nursing and Health Policy

Despite these limitations, this research has important 
implications for nursing, other health care and social 
service providers, and policymakers seeking to miti
gate the adverse effects of foreclosures. Regardless of 
whether foreclosure causes poor health or vice versa, 
this study offers evidence that homeowners who are in 
default or foreclosure may be in poorer health than any 
other population segment studied.

Homeowners in default or foreclosure represent an 
identifiable high-risk group that may need and benefit 
from coordinated, affordable health services, including 
mental health services. For example, mental health 
screening and referral could be bundled with existing 
financial counseling services to assist homeowners at 
risk of default or foreclosure. In this survey, 20.3% of 
participants in default or foreclosure reported that they 
had no health insurance coverage, compared with 6.5% 
of homeowners with no strain, demonstrating the 
need for increased access to affordable health care 
services for families in foreclosure. Health reform may 
begin to alleviate this problem by expanding insurance 
coverage, but not in the short term, and likely not in 
time to help the many families facing imminent fore
closure. In the near term, triage and referral to appro
priate health and social services could be coordinated 
on a large scale for the homeowners who access the 
“Making Home Affordable” mortgage relief program or 
other forthcoming federal governmental initiatives. 
However, critics have cited the insufficient reach and 
the lack of sustainability of the Making Home Afford
able program.40 As of February 2010, approximately 2.6 
million households in the United States were in fore
closure and an additional 6 million homeowners were 
delinquent 60 days or more on their mortgage 
payments. However, only 168,000 households had 
received loan modifications through the Home 
Affordable Modification Program (HAMP). 
have called the federal response to the housing crisis 
“faltering and timid.

Nurses should advocate for mental health screening 
and referral to be incorporated into the “loan workout” 
process, whereby borrowers work with lenders to 
negotiate new and more favorable loan terms. Phila
delphia has a model program that requires lenders to 
meet with distressed homeowners in court for 
mandated mediation before foreclosure begins. This 
program was originally called the Residential Mortgage 
Foreclosure Diversion Pilot Program and has now been 
extended as a standing program. It is an effort to craft 
sustainable loan terms or a “graceful exit,” whereby 
homeowners can sell or leave their homes without 
going through the credit-dam aging and contentious 
process of foreclosure. A key leader of Philadelphia’s 
program, Judge Annette Rizzo, has described the

Internet Sampling in a Vulnerable Population

This study demonstrated that distressed homeowners 
were responsive to Internet-based inquiries about their 
health and financial status. Use of the Internet to 
contact distressed homeowners for both research and 
service provision may be less intimidating than, and 
preferable to, telephone contact. The telephone is often 
the preferred mode of communication used by debt 
collectors and may not be a viable option for connect
ing with distressed homeowners. Internet survey 
methods appear to be a valid, economical option in 
many cases, and they were useful in reaching this 
particular population.

By reframing housing strain and default or fore
closure as a population health issue, we may be better 
prepared to design and launch services and policy 
initiatives that provide both financial and health relief, 
recognizing that these forces work hand-in-hand. This 
paper is a small but important step along the path to 
establishing the link between housing policy and 
health policy.

22,42,43

Conclusion

41 Critics Because of the poor health status of homeowners in 
default or foreclosure, increasing foreclosure rates may 
have important population health implications. 
Homeowners in default or foreclosure represent an 
identifiable high-risk group that can be reached using 
a range of modalities, including foreclosure mediation 
courts and Internet-based outreach. Distressed home
owners may benefit from coordinated, affordable 
health and social services, and nurses can lead the way 
in advocating for effective policies that address the 
needs of this vulnerable population (Box 1).
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SOCIAL EQUITY

Whitewashing the Los Angeles River? 
Gente-fication not Gentrification
Green displacement threatens communities of color and low-income communities

By Robert Garda and Tim Mok

R
evitalizing the Las Angeles River once offeied hope for a more sustainable, 
livable and socially just city. There is growing evidence, however, that green 
displacement is destroying equal opportunity along the river. As neighbor
hoods become greener, more desirable and more expensive, people who 
have fought epic battles for a better life for their children, families and neighbors 

through parks, schools, green jobs, climate justice and river revitalization can no longer 
afford to live or work nearby.

The plan, generally a best-practice exam 
pic for equitable planning, does not ade
quately address displacement, recreation 
and climate change.

Displacement and Gentrification
The USACE recognizes that gentrifica
tion could cause significant impacts to 
people through nver revitalization, but 
states “no clear trends have emerged." 
However, there is a disturbing pattern of 
displacement along the river in the 11-mile 
USAGE study area. The percent, number 
and density of non-Hispanic white peo 
pie has increased dramatically, even as 
their presence has declined 0.15 percent 
throughout the county from 2006 to 2015. 
In Tropico in northeast L.A , fbi example, 
the density' of non-Hispanic white people 
has increased 168 percent, while dropping 
19 percent for people of color, and incomes 
have increased significantly— 18 percent.

Diverse allies promote equitable river re
vitalization through the framework oudined 
in Equitable Redevelopment for the las Angeles 
River (2017). Community goals mclude 
healthy, safe parks and recreation, afford
able housing, thriving wages, opportunities 
for diverse enterprises, environmental re
mediation and funding to prevent displace
ment Standaids and data to measure equity 
and progress hold officials accountable and 
allow for planning and midcourse correc
tions. "Park poor” and “income poor" stan
dards to invest funds under state law, the 
L.A. County Department of Public Health 
study of parks and health, and the County 
Parks and Recreation Needs Assessment 
offer methods to prioritize communities 
with the greatest needs.

Our nation was founded on the ideal 
that all of us are entitled to life, liberty 
and the pursuit of happiness. Govern
ment agencies and recipients of public

funding must distribute the L.A River 
revitalization benefits and burdens fairly 
for all residents Civil rights strategies by 
the people offer hope along the river and 

beyond. That’s how the 
people won victories 
at L.A. State Historic 
Park, Rio de Los Ange
les State Park. Baldwin 
Hills Park and the San 
Gabriel Mountains Na
tional Monument.

The U.S. Army 
Corps of Engineers' 
(USACE) $1.4 billion 
plan to green 11 miles 
of the 52-mile L A 
River documents that 
there is not enough 
park space in the coun
ty for people of color 
and low-income peo
ple. This lack of park 
space contributes to re
lated health disparities, 
and recipients of public 
funding need to ensure 
equal access to benefits 
from revitalization and 
compliance with civil 
rights and environmen
tal justice requirements.
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According to the Centers for Disease Control, gentrification, 

the transformation of neighborhoods from low to high value, 
can displace longtime residents and cause businesses to move 
because of higher rents, mortgages and property taxes. These 
housing, economic, health and justice issues affect a commu 
nity’s history and culture and reduce its social capital. Gentri
fication and displacement often shift a neighborhood’s charac 
teristics — racial or ethnic composition and household income 
— replacing existing businesses and housing in underserved 
neighborhoods with new retail and commercial establishments 
and higher-cost housing. This threatens the social fabric of 
marginalized communities and exploits their vulnerabilities, 
reducing their resilience and adaptive capacities. Communities 
become more susceptible to economic, political, social and en
vironmental shocks and transformations, including the decline 
of neighborhood networks and support structures.

Displacement exacerbates disparities by limiting access to housing 
places to play and exercise, quality schools, healthy food, transports 
tion. medical care and social networks, according to the report Com
munities in Ailion: Pathways to Health Equity by the National Academies 
of Sciences. F.ngmeenng and Medicine (2017). Displaced residents 
once again move to areas lacking resources, and displacement can 
result in financial hardship, reducing income for essential goods and 
services, and even lead to homelessness. To promote equity, this report 
offers recommendations on affordable housing, access to parks and 
recreation, avoiding displacement and civil rights strategies

The High Line park in New York has become an icon of dis
placement and inequality Co-founder Robert Hammond says, 
"We failed" to serve the community. “1 want to make sure 
other people don't make the mistakes we did.” The High Line, 
which saw nearby property values spike 103 percent, dispro 
portionately serves non-Hispanic white people and tourists. 
Urban planner Ryan Gravel proposed the BeltLine in Atlanta, 
driven by a vision to ensure that people of all income levels 
could live along the 22-mile green corridor. Gravel recently 
resigned from the board over the lack of affordable housing, 
mclusivity and equity. Mark Pendergrast explores what went 
wrong in his book City on the Verge: Atlanta and the Fight for 
America's Urban Future. Displacement is segregation, according 
to Peter Moskov itz in his book, How to Kill a City: Gentrifica
tion, Inequality, and the Fight for the Neighborhood. Many activists 
and academics against displacement are themselves gentrifi- 
ers, according to the book Gentrifier by John Joe Schlichtman 
Jason Patch and Marc Lamonr Hill.

An alliance of environmental justice, environmental and civil 
rights activists and organizations have asked the U,S. EPA and 
the city of L.A. to review recipient compliance with civil rights 
mandates in river revitalization. The city admits that the river
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tribute the benefits and burdens of riv
er revitalization fairly, relying on the 
equitable planning framework.

• Government must ensure equal oppor
tunity, free from discrimination.

• State and local agencies need to com
ply with and enforce civil rights, en 
vironmental justice and health equity 
requirements.

• Federal agencies need to comply with 
and enforce these laws.

■ We must use the laws and regulations 
we already have to ensure equitable 
development and equal opportunity: 
California Government Code 11135, 
Title VI of the 1964 Civil Rights Act, 
the National Environmental Policy 
Act. the Fair Housing Act of 1968, the 
President’s Executive Order 12898 on 
environmental justice and health equi
ty, and others.

• Funders need to promote equal access 
to publicly funded resources for all.

• We the people must organize and 
stand up for our rights.
Together we must remove barriers to

opportunity for everyone along the L.A.
River and bevond. 4?

Recommendations
L.A. River revitalization must expand 
opportunities for everyone to enjoy safe 
and healthy parks and recreation, fair 
housing, quality education, quality jobs 
and climate justice. People have the right 
to hold officials and recipients account
able for fair use of taxpayers’ dollars. 
We must watch the impact of projects 
on the ground to guard against discrimi
nation, even when it’s subtle, implicit or 
not intentional. Displacement is discrim
ination, exacerbating the legacy and pat
tern of segregation, and discrimination 
is illegal. Equitable planning and civil 
rights strategies allow everyone to live in 
a healthy community, free from environ
mental degradation and discrimination.

Government agencies do not hesitate 
to mm to the courts to protect their in
terests. Everyday people have the same 
right to hold government accountable 
when planning fails. Communities of 
color and low-income communities tra
ditionally have the least resources and 
political power. Discrimination is a ma
jor barrier to opportunity, holding peo
ple back from pursuing their dreams, 
and we are responsible for eliminating it. 
The following recommendations would 
greatly reduce displacement and discrim
ination:
• Recipients of public funding must dis-

Robert Garda is Founding Director-Counsel for 
The City Project (rgarcia@cityprojectca.org). Tim 
Mok is the Juanita Tate Social Justice Fellow for 
The City Project (tmok@cityprojectca.org).

Areas in River Study Area with High Displacement
Ch'hatswn i fart i-t-e

180%.
168%

140%

sis
flows through the “epicenter of cancer 
risk" and that people of color and low-in
come people disproportionately lack park 
access and suffer from health vulnerabil 
ities. To date, the EPA has not properly 
addressed compliance and enforcement. 
River revitalization through a straightfor
ward civil rights compliance and equity 
plan provides the perfect opportunity for 
the EPA to take meaningful action to im
plement its own Environmental Justice 2020 
Action Agenda and recommendations of 
the US. Commission on Civil Rights.

River L.A., a nonprofit established by 
the city and a recipient of taxpayers’ grant 
funds, agrees displacement, recreation and 
climate are critical to the planning process. 
It, nevertheless, maintains that “nothing re
quires equity.” Pressed to comply with civ
il rights laws promoting opportunity and 
prohibiting discrimination, its response 
was that “First and foremost, we are not 
a government agency.” That doesn’t mat- 
cer Civil rights, environmental justice and 
health equity laws apply to recipients of 
state and federal financial assistance, and 
set standards tor planning, participation 
and equitable outcomes. It’s not up to Riv
er L.A. to decide if it’s doing enough.

The following framework promotes 
equitable planning, participation and 
outcomes, and compliance with civil 
rights, environmental justice, and health 
equity laws and principles. It is discussed 
in the National Academies’ report and in 
Equitable Redevelopment for the Los Angeles 
River, and is summarized in Take Action 
Comics: The City Project by Sam Garcia.
1. Explain what you plan to do - for ex

ample, revitalize the L.A. River.
2. Analyze the benefits/burdens for all.
3. Consider alternatives to what is 

planned.
4. Engage people of color and low-income 

people at every step of the process.
5. Implement a plan to distribute bene

fits/burdens fairly and avoid discrim
ination.

Parks St Recreation | SEPTEMBER 2017 I WWW.PARKSANDRECREATION.ORQ52

%I

$

/

\

£

5

J

*
3 

o 
&

 
o

aY
 

* 
t 

K

A

r

Pe
rc

en
ta

ge
 C

ha
ng

e

mailto:rgarcia@cityprojectca.org
mailto:tmok@cityprojectca.org
http://WWW.PARKSANDRECREATION.ORQ


HeinOnline

Citation:
Maria Foscarinis; Kelly Cunningham-Bowers; Kristen E. 
Brown, Out of Sight - Out of Mind: The Continuing Trend 
toward the Criminalization of Homelessness, 6 Geo. J. 
on Poverty L. & Pol'y 145 (1999)

Content downloaded/printed from HeinOnline

Tue Jan 30 12:28:41 2018

-- Your use of this HeinOnline PDF indicates your acceptance 
of HeinOnline's Terms and Conditions of the license 
agreement availaole at http://heinonline.org/HOL/License

-- The search text of this PDF is generated from 
uncorrected OCR text.

--To obtain permission to use this article beyond the scope 
of your HeinOnline license, please use:

Copyright Information

Use QR Code reader to send PDF to 
your smartphone or tablet device

http://heinonline.org/HOL/PDFsearchable?handle=hein.journals/geojpovlp6&collection=journals&section=14&id=151&print=section&sectioncount=1&ext=.pdf&from=qrcode

http://heinonline.org/HOL/License


Georgetown Journal on Poverty Law & Policy
Volume VI, Number 2, Summer 1999

FEATURES

Out of Sight—Out of Mind?: The Continuing 
Trend Toward the Criminalization of 

Homelessness

Maria Foscarinis, Kelly Cunningham Bowers, and Kristen E. Brown*

This Article examines the current trend in many American cities toward the 
criminalization of homelessness. This turn to the criminal justice system for 
solutions to homelessness is manifested by restrictions on the use of public 
spaces for sleeping or sitting, anti-begging laws, and police sweeps. The 
reasons cities most often cite for these get-tough policies are safeguarding 
public health and safety, promotion of economic vitality in commercial and 
tourist districts, and maintenance of the aesthetic quality of cities. But anti
homelessness laws are often found to be overly broad and to violate fundamen
tal rights of homeless.

The authors contend that these get-tough policies only attack the symptoms 
of homelessness and do not address the deep social and economic roots of the 
problem. The authors instead point to constructive alternatives that work to 
make homeless people self-sufficient. The Article discusses a number of cities 
and Business Improvement Districts that have adopted more effective ap
proaches to homelessness. Such approaches have included providing opportu
nities for service providers to intervene and address the needs of homeless 
people prior to direct police involvement, providing places other than public 
streets for homeless people to be and perform necessary functions, and 
innovative methods for funding housing, shelter and services for homeless 
people. While the authors note that these are not solutions to the problem of 
homelessness, they contend that they represent positive approaches that rely 
on proactive solutions and represent a move away from flawed law enforce
ment approaches.

* This article is a compilation of work of the Executive Director Maria Foscarinis (A.B. 1977, 
Barnard College; M.A. 1978, J.D. 1981, Columbia University), Staff Attorney Kelly Cunningham- 
Bowers (B.A. 1987, Miami University; J.D. 1990, The College of William & Mary), and Legal 
Advocate Kristen E. Brown (B.A. 1995, Mt. Holyoke College; J.D. 1998, Georgetown University) of 
the National Law Center on Homelessness & Poverty. The National Law Center would like to thank 
and acknowledge Catherine Bendor, Rick Herz, and Greg Christianson for their earlier, substantial, and 
excellent work upon which this article draws. The National Law Center is a not-for-profit organization 
established in 1989 by Maria Foscarinis to address issues related to homelessness and poverty at the 
national level. Based in Washington, D.C., the National Law Center works with local groups across the 
country to ensure that constitutional and other rights of homeless people are protected.
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I. Introduction: The Criminalization of Homelessness

The past decade has seen a rising economic tide lift many Americans towards ever 
greater prosperity; however, this prosperity has not been enjoyed by all. Homeless 
Americans often serve as an unpleasant reminder of this cruel economic fact. Unfortu
nately, in many cases what has proven even crueler is the fact that in many American 
cities the official government policy towards homeless people has become an aggres
sive effort to sweep them out of sight—with the misguided hope that the root causes 
of homelessness will disappear with the victims. Instead of addressing the fundamen
tal economic and social causes of poverty and seeking long-term solutions for the 
problem of homelessness, local governments have turned to the criminal justice 
system in an effort to drive homeless people from their streets.1 This is, at best, a

1. This trend has been documented in reports published by the National Law Center on Homeless
ness & Poverty. See National Law Center on Homelessness & Poverty, Go Directly to Jail 
(1991); National Law Center on Homelessness & Poverty, The Right to Remain Nowhere
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misguided “quick-fix” that addresses the visible symptoms of homelessness but not 
its underlying causes. Typical examples of this misguided policy are the enactment 
and enforcement of city ordinances that restrict the use of public spaces by homeless 
people for necessary activities such as sleeping or sitting; the enactment or enforce
ment of restrictions on begging; police “sweeps” tc remove Homeless people from 
specific parts of town; and the selective enforcement against homeless people of 
generally applicable laws such as prohibitions on loitering, obstruction of sidewalks, 
cr public intoxication Some cities have pursued comprehensive policies with the 
stated purpose of driving homeless people out of sight.

Given the social context in which they have arisen, these policies are an 
inappropriate response to the problems they seek to address. Based on current 
estimates, over 700,000 people in the United States are homeless on any given 
night 3 Many cities across the country hav e an insufficient number of emergency 
shelter beds or transitional housing slots to accommodate their homeless resi
dents. Moreover, there is a shortage of affordable housing for low-income 
residents. Based on federal affordability guidelines,4 many people cannot afford 
the fair-market rent for a studio/efficiency apartment in their metropolitan area. 
Ncr can individuals earning the minimum wage or subsisting on Supplemental 
Security Income (SSI)5 or benefits provided under state or county general 
assistance programs, afford the fair-market rent.

Despite these circumstances, city governments have enacted and enforced 
various prohibitions on the use of public spaces against homeless people. For 
instance, many cities have ordinances which restnet or prohibit begging, sleep

sitting, lying down, loitering, or obstructing pedestrian>,6iCmg or camping
traffic in public places, or impose restrictions on being in particular public areas

(1993), National Law Center on Homelessness & Poverty, No Homeless People Allowed 
(1994); National Law Center on Homelessness & Poverty, Mean Sweeps (1996): National Law 
Center on Homelessness & Poverty, Out of Sight — Out of Mind? (1999). See also Maria 
Foscaonis, Downward Spiral: Homelessness and Its Criminalization, 14 Yale L. & Pol’y Rev 1 
(1996).

2. An additional type of anti homeless action that cities often pursue is the discriminatory enforce
ment of zoning and building codes to limit the creation of new shelters or services for homeless people 
or the expansion of existing ones. Exclusionary zoning has beer, documented in additional reports 
published by the National Law Center on Homelessness & Poverty. See National Law Center on 
Homelessness & Poverty, No Room for the Inn (1995); National Law Center on Homelessness 
& Poverty, Access Delayed, Access Denied (1997).

3. See Martha Burt, Critical Factors in Counting the Homeless, 65 Am. J. of Orthopsychiatry 334, 
335 (1995).

4. The minimal rent payment set for affordable housing is 30% of income. See 42 U.S.C. 
§ 1437(a)(1)(A).

5. Supplemental Security Income (SSI) is a federal benefit provided under the Social Security Act to 
people who are blind or elderly or have physical or mental disabilities See 42 U.S.C. §§ 1381 et seq

5. The definition of “camping” in ordinances that restrict camping vaiies widely from city to city. 
Some cities have enacted broad prohibitions that include activities beyond traditional “camping.” 
Although revised as part of settlement negotiations in Richardson v. Atlanta (N.D. Georgia, filed August 
28, 1997), Atlanta’s ordinance prohibiting “urban camping,” initially prohibited “sleep[ing], residing] 
storing] personal property, or sitting] or Iy[:ngj down on any sidewalk.” See Atlanta, GA Code cf 
Orcinancfs, ch. 106, art. 1, §106-12 (1996).
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during certain hours. This criminalization of homelessness is not only in
effective public policy, it is often counterproductive, and at times inhumane. 
Such policies of criminalization have the potential to expose cities to burden
some litigation and legal liability for violations of the rights of homeless 
individuals.

Constructive alternatives to criminalization are available. In fact, some cities 
have adopted innovative programs and policies that address the underlying 
social and economic causes of homelessness. Often, these are done in ways that 
allow homeless people to become self-sufficient rather than penalizing them for 
conduct in which they have no choice but to engage.

This article begins with an overview of current trends in the criminalization 
of homelessness, including a discussion of the context in which it is occurring. 
In Part III, the article considers policy arguments both supporting and in 
opposition to this approach. Part IV examines successful legal challenges to 
laws and policies that were promulgated against homeless people.7 Finally, Part 
V discusses constructive alternatives to criminalization that have been imple
mented in different cities.

II. Current Trends in the Criminalization of Homelessness

Since 1991, the National Law Center on Homelessness & Poverty has been 
monitoring the trend toward the criminalization of homelessness across the 
United States. In January 1999, the National Law Center published its most 
recent report on criminalization entitled Out of Sight — Out of Mind?,8 which 
surveyed fifty of the largest cities in the United States.9 The report found that 
instead of addressing the needs of the homeless people through constructive 
measures, such as temporary housing facilities, many local governments con
tinue to rely on the criminal justice system in a misguided attempt to address the 
social and economic problems which cause homelessness.

7. This article does not set out to provide a balanced discussion of all legal challenges to anti
homeless regulations; only the successful legal challenges are discussed because they demonstrate the 
risk of liability to cities implementing such policies.

8. This report serves as an update to the previous criminalization reports published by The National 
Law Center on Homelessness & Poverty and documents the progress of the criminalization trend from 
approximately January L997 to December 1998. See supra text accompanying note l.

9. The cities surveyed include: Albuquerque, NM; Atlanta, GA; Austin, TX; Baltimore, MD; Boston, 
MA; Buffalo, NY; Charlotte, NC; Chicago, II; Cincinnati, OH; Cleveland, OH; Columbus, OH; Dallas, 
TX; Denver, CO; Detroit, MI; El Paso, TX; Fort Worth, TX; Fresno, CA; Honolulu, HI; Houston, TX; 
Indianapolis, IN; Jacksonville, FL; Kansas City, MO; Long Beach, CA; Los Angeles, CA; Memphis, 
TN; Miami, FL; Milwaukee, WI; Minneapolis, MN; Nashville, TN; New Orleans, LA; New York, NY; 
Oakland, CA; Oklahoma City, OK; Omaha. NE; Philadelphia, PA; Phoenix, AZ; Pittsburgh, PA; 
Portland, OR; Sacramento, CA; San Antonio, TX; San Diego, CA; San Francisco, CA; San Jose, CA; 
Seattle, WA; St. Louis, MO; Toledo, OH; Tucson, AZ; Tulsa, OK; Virginia Beach, VA; Washington, 
DC. See generally Out of Sight—Out of Mind?, supra note 1.
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A. Availability of Resources

While some cities have continued to treat homeless people as criminals, the 
resources to shelter homeless people or to allow them to become self-sufficient 
are woefully inadequate in these cities. According to local estimates, the number 
of homeless residents greatly exceeds the number of emergency shelter and 
transitional housing spaces in nearly every city surveyed.10 Moreover, the 
availability of affordable housing for low-income individuals is insufficient to 
meet the needs in most cities. In each of the fifty cities surveyed, a substantial 
percentage of individuals—ranging from a high of 37% to a low of 17%—are 
unable to afford the fair-market rent for an efficiency apartment in their metropoli
tan area.11 While unemployment rates in many cities have dropped, a person 
working forty hours per week at the minimum wage applicable to most employ
ers still cannot afford the fair-market rent for an efficiency apartment in any of 
the fifty cities analyzed.12 13 14 Furthermore, the fair-market rents are simply not 
affordable for people subsisting on Supplemental Security Income (SSI) or state 
or local general assistance benefits. 13

14B. Existence of Ordinances and Enforcement Trends

Monitoring by the National Law Center on Homelessness & Poverty indicates 
that the governments in many cities have continued the trend towards criminaliz
ing homelessness during the last two years. Among the forty-nine cities for 
which information was available, 86% of the cities currently have ordinances 
that prohibit or restrict begging.15 During the past two years, 12% of the 
forty-nine cities have enacted new ordinances or amended existing ones to 
restrict begging, and 18% of the forty-nine cities for which information was

10. See id. at 4-5 (Figures for number of homeless people and number of emergency shelter 
beds/transitional housing slots were obtained from most recent Consolidated Plan submitted by each of 
the fifty cities and on file with the U.S. Department of Housing and Urban Development. Incomplete 
information was supplemented through telephone conversations with representatives of appropriate city 
agency.).

11. See id. at 6-7 (Information obtained from National Low-Income Housing Coalition, Washington, 
DC, November 1998.).

12. See id. (Comparison of information obtained from Department of Housing and Urban Develop
ment, 62 Fed. Reg, 50,724 (1997) and U.S. Department of Labor, Employment Standards Administra
tion, Wage and Hour Division, November 1998.).

13. See id. (Comparison of information obtained from Department of Housing and Urban Develop
ment, 62 Fed. Reg. 50,724 (1997); U.S. House of Representatives Committee on Ways and Means, 
Green Book, November 1998; and Urban Institute, Assessing the New Federalism: State General 
Assistance Programs 1996 (October 1996.).

14. Information regarding existing ordinances was obtained by contacting offices of city clerks or 
city attorneys in each of the fifty cities, and by reviewing sets of ordinances in a local library or on the 
internet. Information regarding enforcement trends was obtained by contacting local advocates and/or 
service providers in each of the fifty cities.

15. Out of Sight—Out of Mind?, supra note 1, at 8-9.
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available have enacted new ordinances or amended existing ones to restrict 
homeless people’s use of public spaces or begging.16 * * 73% of the forty-mne 
cities currently have ordinances prohibiting or restricting sleeping cr camping.

The extent and methods of enforcement of these ordinances vary from city to 
city For instance, some cities have mounted full-scale efforts to rid their streets 
of homeless people through the aggressive enforcement of any and all appli
cable laws. J In other cities, however, enforcement of the ordinances has been 
sporadic or even absent.19 * According to local advocates and service providers in 
the fifty cities surveyed, in the past two years, 36% of the cities have initiated 
“crackdowns” (aggressive, intense enforcement of some or all applicable laws) 
against homeless people, and 48% of the cities have engaged in police “sweeps” 
(targeted removal of homeless people from particular areas of the city).

Other cities have implemented alternative methods to achieve the goal of 
restricting homeless people’s access to public spaces. For example, several 
cities have proposed or created community courts specifically to handle “public 
nuisance” crimes 2: In at least one case, the city anticipates a three-fold increase 
in arrests for “public nuisance” violations.21 * 23 * While these courts could be used 
constructively, they may also be used simply to penalize homeless people. Other 
cities have proposed or implemented plans to privatize public property as a way 
of restricting homeless people’s access to certain areas.

Some city policies that take a particularly tough stance against homeless 
residents were distinguished in the study for particular emphasis The selected 
policies are based largely on the flawed logic that homelessness is a symptom of 
social decay and that treating this symptom will cure the underlying disease. 
The study distinguished these policies based on the following criteria: the 
breadth of their restrictions on homeless people’s conduct; their clear intention 
to rid their communities of homeless people; then unique or extreme methods 
for making the city inhospitable to homeless people. The cities selected in the 
report include Atlanta, New York, San Francisco, Chicago, and Tucson.

Atlanta was chosen for the bieadth of its restrictions on homeless people. The 
city of Atlanta has eight anti-homeless ordinances, the highest number of 
restrictions imposed by any city surveyed.26 Crackdowns and sweeps occur 
with homeless people being removed from under bridges and moved along in 
the downtown area.25 Development of the downtown area and an influx of

17

20

23

16 See id.
17. See id.
18. See id. at 10 45.
19 See id.
20. See id.
21. See id at 12-13, 36 and 39 (Atlanta, Austin, Baltimore, San Francisco and St Louis are among 

those cities with current or proposed “community courts.”).
22. See id. at 13.
23 See id. at 16 and 40.
24. See id. at 9
25. See id. at 11-12.
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middle class residents to that area has resulted in an effort to decrease the 
visibility of homeless people.

New York and San Francisco were selected for their unambiguous policies 
of ridding their cities of homeless people. In New York, a crackdown on 
homeless people continues as the Mayor focuses on “quality of life” violations 
with sweeps on an almost nightly basis.2 In San Francisco, from January to 
November of 1998, the police issued over 16,000 “quality of life” violation 
tickets, the majority of which were issued to homeless people/8 More
over, police take pictures of homeless people they claim are “habitual 
drinkers,” putting the photos together and distributing them to liquor stores. 
Store owmers are told that if they sell alcohol to these people, they are in 
violation of a very old law prohibiting the sale of alcohol to “habitual drink

26

29

>>30ers.
Chicago and Tucson were selected for the uniqueness of their proposals/ 

methods of making their community inhospitable to homeless people. The 
city of Chicago recently constructed fences on Lower Wacker Drive, issuing 
permits to businesses for use cf those areas, and thereby permitting the 
businesses to prevent homeless people from living there.26 27 28 * 30 31 Tucson City 
Council members proposed looking into a plan to privatize the sidewalks 
which would allow business owners to regulate homeless people’s access 
to those areas.32 33 In addition, some homeless people were released from jail 
with travel restrictions, in one case prohibiting a homeless person from a 
two square mile area which included social services and voter registration 
facilities.33

HI. Criminalization and Public Policy: Arguments For and Against

The motivations fueling this trend toward criminalization are varied and 
complex, and its proponents advance several arguments in support. Among 
these are the claims that criminalization is necessary to protect public health 
and safety, prevent crime, preserve economic vitality, and maintain the 
aesthetic quality of certain city areas. However, as opponents of criminaliza
tion point out, although these rnay be legitimate goals, criminalizing homeless
ness is an ineffective, and inappropriate, means of attempting to achieve these 
ends.

26. See id. at 10.
27. See id. at 28-29.
28. See id. at 35.
29 See id. at 35.
30. See id. at 36.
31 See id. at 15.
32. See id. at 40.
33. See id. at 41. See Mason v. Tucson, (D. Anz., filed June 12, 1998).
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A. General Public Health and Safety as a Justification

City officials often attempt to characterize restrictions on homeless people’s 
use of public spaces as steps taken to protect public health and safety—either of 
the general public, of homeless persons themselves, or both. A careful examina
tion, however, reveals that the specific rationales offered to justify restricting 
homeless persons’ access to public spaces for the sake of public health or safety 
often prove to be specious. For example, officials in Palo Alto, California 
proposed an ordinance that would prohibit sitting or lying down on a public 
sidewalk during certain hours because such conduct could

distract . .. pedestnans from then need to be alert for potential tripping or 
slipping hazards in the sidewalk, to avoid other pedestrians and sidewalk 
utility poles, fire hydrants . . . and other obstacles and be prepared to move 
along the sidewalk and across tne street at intersections without interruption. 34

While homeless people’s presence may be “unsightly” to some, and an 
unpleasant reminder of poverty in our society, m most cases the presence of 
people sleeping, sitting, or lying down in public places or peacefully soliciting 
alms cannot reasonably be deemed a direct threat to public health or safety. 
Even :n cases where an identified threat may be legitimate, such as the possibil
ity that a particular individual engaging in truly “aggressive” panhandling may 
cause fear or intimidation, the laws purportedly designed to prevent such 
conduct are frequently overbroad and likely to result in discriminatory enforce
ment.’' Moreover, in many of these situations the behavior is already prohibited 
by existing criminal laws.

Anti-homeless policies are often counterproductive, creating artificial barriers 
for people on the path toward self-sufficiency and undermining individual 
efforts to escape poverty. For example, one homeless man in Atlanta, a seven- 
year employee at a restaurant, missed work while he spent seven days in jail for 
“urban camping” outside the city’s traffic court building. 34 35 * 37

36

37

34. Off. of the Cpv Att’y, City of Palo Ai.to, Supplemental Report on Draft Ordinances 
Addressing Downtown Street Problems (July 3, 1996).

35. See I os Angeles City Ordinance No. 171664, see also Brief Amicus Curias of the National Itvw Center 
on Homelessness and Poverty, Alliance for Survival v. City of L.A., 987 F. Supp. 819 (C.D. Cal. 1997).

36 Courts have explicitly recognized this fact. See, eg., Loper v. New York City Police Department 
999 F.2d 699, 701 (2d Cir. 1993) (“It is ludicrous ... to say that a statute that prohibits only loitering 
for the purpose of begging provides the only authority that is available to prevent and punish all the 
socially undesirable conduct incident to begging described by the City Police.”); Heathcott v. Las 
Vegas Metropolitan Police Officers, No. 93-045, slip op. at 6 (D. Nev. Mar. 3, 1994) (“Only when 
[begging or charitable solicitation] is accompanied by fraud, intimidation, coercion, harassment, or 
assaultive conduct does it . . . possibly require government restriction. However, fraud, intimidation, 
coercion, harassment, or assaultive conduct are all coveted by separate statutes which the police may 
use to arrest someone performing any of those infractions.”).

37. See Richardson v. Atlanta, No. l:97-CV-2468-JOF (N.D. Ga„ filed August 28. 1997).
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B Prevention of Crime

A more complex justification of anti-homeless policies characterizes them as 
a means of preventing crime. This idea is based on the “Broken Windows” 
theory proposed by criminologists James Q. Wilson and George Kelling. 
Wilson and Kellmg argue that allowing indications of disorder, such as a broken 
window, to remain unaddressed demonstrates a loss of public order and control 
in the neighborhood and thus breeds more serious criminal activity.38 39 * This 
theory has served as the basis for crackdowns on “quality of life” and other 
minor offenses in several cities. For example, in New York City, Mayor Giuliam 
and police officials have initiated a campaign to curb minor infractions in the 
city’s subway system and elsewhere as a means of deterring more serious 
criminal behavior.

This punitive approach raises serious concerns about fundamental fairness. 
First, punishing one group of people to prevent future criminal activity by 
others runs afoul of the basic notions of equity underlying our criminal justice 
system.41 Second, in relying on police to distinguish between desirable and 
undesirable elements in the community, there is no way to ensure that the 
criteria they use to make these distinctions will not be invidiously discrimina
tory, or otherwise impermissible. Indeed, Wilson and Kelling themselves noted 
the difficulty in ensuring that “the police do not become agents of neighborhood 
bigotry.”42 The likely success of the only safeguard suggested by the authors— 
appropriate selection, training, and supervision of police officers43—is belied by 
examples of discriminatory enforcement of criminal laws and ordinances b> 
police officers across the country. Reliance on criminal sanctions to address 
homelessness, and related problems such as mental Jlness or substance abuse 
that are more appropriately handled by social workers and health care profession 
als, causes problems and widespread frustration within the criminal justice 
system. Furthermore, the criminal justice system does not, and possibly cannot, 
provide adequate treatment or rehabilitation opportunities. Police officers are 
not adequately trained to address these problems.44 Detaining individuals who

38

40

38. James Q. Wilson & George Kelling, Broken Window, Atlantic Monthly, March 1982.
39. According to the article’s authors. “|t]he unchecked panhandler is, in effect, the first broken 

window.” Id. at 34.
40 See, e.g., Jackson Toby, Reducing Crime: New York s Erample. Wash. Post July 23, 1996, at A17.
41. See Maria Foscarinis, Downward Spiral: Homelessness and its Criminalization, 14 Yale L & 

Pol.’y Rev, 1, 57 (citing Papachristou v. City of Jacksonville, 405 US 156 (i972); Edwards v. 
California, 314 U.S. 160 (1941)).

42. Wilson & Kelling, supra note 38, at 35. The authors of “Broken Windows” themselves 
acknowledge this problem with their proposed approach, stating that “none of this is easily reconciled 
with any conception of due process or fair treatment.” Id. As one commentator noted, “[i]t is left to the 
police, or those elements in the community to whom they respond, to decide who is undesirable, and 
the poor and distasteful are a! risk.” James Kunen, Quality and Equality, New Yorker, Nov. 28, 1994.

43. See Wilson & Kelling, supra note 38, at 35.
44. See Peter Finn & Monique Sullivan, Police Responses to Special Populations. Issues & Prac. in 

Crim. Just. (Nat’i Inst of Just., U.S. Dep’t of Just.), Oct. 1987, at 4
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have not committed serious crimes but who may suffer from mental illness or 
addiction, causes difficulties for jail officials. Correctional officers usually are 
not adequately trained to provide the necessary special supervision, and they 
often experience problems interacting with other detainees/5 Additionally, man)' 
jails, particularly “mega-jails” in larger cities, are already severely over
crowded.

Finally, Wilson and Kelling noted that the identification of the restoration of 
public order on city streets as a public policy goal does net mean that law 
enforcement is the only, or even an appropriate, means of doing so.45 46 47 48 49 Provision 
of adequate housing, public restrooms, and medical treatment would likely 
reduce such symptoms of “disorder” in a more constructive, efficient, and 
enduring manner.

46

C. Economic Issues

Advocates of criminalization also cite the need to preserve the economic 
vitality of urban business districts and the promotion of tourism as justifications 
for anti-homeless policies. They claim that the presence of homeless people 
sleeping, sitting, or begging will deter customers from patronizing local busi
nesses and will decrease tourism, ultimately causing businesses to leave the area 
and resulting in urban decay. ’ However, homelessness is not the cause of such 
economic decline; rather, such downturns are due to more complex economic 
factors.'1' In fact, homelessness is more likely a result of such economic 
declines than a cause of them.50 On a larger scale, criminalization is unlikely to 
solve these largely economic problems. In the absence of alternatives, homeless

45. See, e.g.. E. Fuller Torre* et al, National Alliance for the Mentally III and Public 
Ciitzen’s Health Research Gkoup, Criminalizing the Seriously Mentally III 24 (1992). The fact 
that jails are not an appropriate or effective forum for resolving problems such as the lack of housing or 
mental health or substance abuse problems has long been recognized by criminal justice and mental 
health experts. For example, in 1979, the former National Coalition for Jail Reform, a coalition of 
national experts, including, among others, the American Jail Association, National Sheriffs’ Associa
tion, United States Conference of Mayors, Ameiican Public Health Association and National Council 
on Crime and Delinquency, unanimously adopted two policies-

(1) “[Pjubhc inebriates should not be subject lo criminal prosecution or jail confinement 
because of their consumption of alcoholic beverages,” and
(2) “[Mjentally ill or retarded persons who have not been charged with serious crimes nevei 
should be subject to jail confinement.”

The National. Coalition for Jail Reform. A Unique Experiment 13 (1985); see also, Prisons 
Replace Hospitals for the Nation's Mentally III, New York Times, March 5, 1998.

46. For instance, on June 30, 1997 approximately one-half of the 25 larges: local jail jurisdictions 
were operating at over 100% capacity. Darrell K, Gilliard and Allen J. Beck, U.S. Dep t of Just, Prison 
and Jail Inmates at Midyear 1997, Bureau of Jujt, Stat Bulletin, Jan. 1998, at 8 tbl.9

47. Wilson & Kelling, supra note 38, at 35.
48. See Foscarinis, supra note 41 at 26.
49. See id. at 56.
50. See ia.
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people forced to move from one area will simply move into another, while the 
underlying economic issues are ignored.

Addressing these concerns through the criminal justice system rather than 
providing housing and services not only fails to provide any long-term benefits 
for homeless people, or to create lasting solutions to conflicts over the use of 
public spaces, but it is also likely to cost significantly more than implementing 
constructive alternatives. The costs of police time and resources used in detain
ing individuals is likely to be much higher than the combined cost of providing 
basic shelter and necessary services. In 1993, the average cost of detaining one 
person for one day in jail in the U.S. was over $40, excluding the police 
resources utilized in the arrest process.51 * * * According to HUD figures obtained in 
an evaluation of its Supportive Housing Demonstration Program, the cost of 
providing transitional housing, which includes not only housing and food but 
also transportation and counseling services was approximately $30.90 per per
son per day. 52

D. Aesthetic and General Quality of Life Concerns

Finally, some proponents of criminalization emphasize that behaviors such as 
sleeping in public or panhandling should be restricted to improve the aesthetic 
quality of public spaces and genera1 quality of life of city dwellers and 
businesses.51 The growing presence of homeless people on public sidewalks and 
in public parks may be a legitimate cause for frustration under certain circum
stances, and improving the aesthetic quality of public spaces is generally a 
laudable goal. However, when used as a justification for forcing certain people 
out of particular city areas, it serves, perhaps unconsciously, as little more than 
rationalization of biases against this disadvantaged group of people.

The adoption of laws and policies that attack homeless people rather than

54

51 See Craig A. Perkins et al, U.S. Dep’t of Just., Census of Jails and Annual Surrey of Jails, 
Bureau of Just. Stat. Bulletin, Apr. 1995, at 10 tbl. 16.

52. U.S. Dep’t of Housing ano Urb. Dev., National Evaluation of the Supportive Housing 
Demonstration Program: Final Report, 2-38 (1995) For the purpose of comparison with the 1993 
Bureau of Justice Statistics figure for average jail cost, the $30 figure provided by HUD based on 
1991-1992 data was adjusted for inflation using the Consumer Price Index for All Urban Consumers, 
U.S. City Average for All Items Indexed, U.S. Department of Labor, Bureau of Labor Statistics. See 
also, Criminal Justice Institute, 1997 Corrections Yearbook 75 (1997). The average daily cost in 
1997 to incarcerate an inmate for one day is approximately $54. For the purpose of comparison, the $30 
figure provided by HUD based on 1991-1992 data was adjusted to 1997 figures, using the above 
method, resulting in an aDproximate cost of $34 per day to provide housing, food, transportation and 
counseling services. Therefore, using these figures, the cost of detaining an individual in jail is roughly 
58% higher than the daily cost of providing an individual with shelter, food, transportation, and 
counseling services. Id.

53. See Robert Teir, Let 's Restore Urban Civility to City Streets, CUPR REPORT (Rutgers U., Center 
for Urb. Pol’y Res.), Early Fall 1994, at 3.

54. See Foscarinis supra note 41, at 55-56 (citing City of Cleburne v Cleburne Living Center, 473 
U.S. 432 (1985)).
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attacking the social and economic issues at the root of homelessness is an 
ineffective strategy. The proposed justifications for criminalizing homelessness 
fail to address the fact that penalizing people for engaging in activities such as 
sleeping in public, sitting on public sidewalks, or begging, will not deter these 
activities or keep public places clear of homeless people People have no 
alternative place to sleep or sit, and no other means of subsistence. Imposing 
punishment on people for something they cannot reasonably avoid is not only 
futile, it is inhumane, and illogical. Government policies that attempt to “sweep” 
homeless people from public areas are quick-fix measures offered by politicians 
in response to pressure from a vocal minority of businesses or residents to “do 
something” about homelessness. Such actions effectively pit those city residents 
who are housed against those city residents who are not, and thus serve to 
deepen division, encourage hostility, and undercut the possibility of achieving 
the political consensus necessary for real solutions.

E. Criminalization Policies Are Subject to Legal Challenge

Finally, the enactment and enforcement of anti-homeless laws and policies 
may violate the legal rights of homeless people and expose city governments 
and police departments to legal liability. Some courts have invalidated such 
laws and policies on a variety of different legal bases. Avoiding costly and 
burdensome litigation is another reason for cities to devise more constructive 
methods of resolving the problems these criminalization efforts seek to address.

55IV. Successful Legal Challenges to Anti-Komeless Laws

Not only is criminalization an ineffective response to homelessness and its 
manifestations, but such policies can also subject cities to legal liability for 
violating the rights of homeless people. Suits have been brought in courts across 
the country challenging anti-homeless laws, policies, and practices on a variety 
of legal theories. For example, laws that restrict or prohibit panhandling have 
been challenged under the First and Fourteenth Amendments,55 56 laws restricting

55. Only successful legal challenges to anti-homeless laws are discussed because they demonstrate 
the potential for liability to cities that institute anti-homeless policies. However, it is important to note 
that courts have also rejected such ctiallenges. See, e.g., Young v. New York City Transit Auth., 903 
F.2d 146, 154 (2d Cir. 1993); Joyce v. San Francisco, 846 F. Supp. 843 (N.D. Cal. 1994); Tobe v. City 
of Santa Ana, 27 Cal. Rept.2d 386, 395 (Cal. App. 1594), superseded, 272 P.2d 559 (Cal 1994), rev'd, 
892 F2d 1145 (Cal. 1995).

56 See Berkeley Community Health Project v. Berkeley, 902 F. Supp. 1084 (N.D. Cal. 1995) 
(challsng-.ng a municipal ordinance prohibiting solicitation within 10 feet of an automated teller 
machine as a facially unconstitutional regulation of the content of protected speech); Doucette v. Santa 
Monica, 955 F. Supp. 1192 (C.D. Cal. Sept. 30, 1996) (recognizing that streets are public fora for 
purposes of First Amendment analysis); Roulette v. Seattle, 78 F.3d 1425 (9th Cir. 1996) (recognizing 
that begging is symbolic speech deserving protection under the First Amendment); Alliance for
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or prohibiting sleeping or camping in public have been challenged as violative 
of the Eighth and Fourteenth Amendments,57 and police policies of seizing and 
destroying the personal property of homeless people have been challenged 
under the Fourth Amendment to the U.S. Constitution.58 In general, broad bans 
on panhandling and—when challenged by those with no alternative place to 
sleep—broad bans on sleeping in public arc especially vulnerable to legal 
challenges; indeed, some courts have struck down such laws as unconstitu
tional Recent Supreme Court rulings in related areas may bolster homeless 
persons’ rights in such challenges.59

A. Challenges to Restrictions on Begging

Several courts have struck down state statutes that place a broad ban on 
begging In Heathcott-,60 a homeless man challenged a Nevada state statute that 
prohibited loitering with the intent to beg. The district court found that the law’s 
broad restrictions on begging, which is generally treated as constitutionally 
protected speech, were not narrowly tailored to meet any compelling govern
ment interest, and thus, the statute was constitutionally overbroad. While there 
was no serious harm posed to the public by peaceful begging, the court also 
noted that conduct which does require regulation, such as fraud, intimidation, 
coercion, harassment, and assault, was covered by separate criminal statutes 

Similarly, in Loper v. New York City Police Department,62 plaintiffs chal
lenged the New York City Police Department’s enforcement of a New York 
statute prohibiting “loiter[ing], remaining], or wander[ing] about in a public 
place for ihe purpose of begging.” The Second Circuit affirmed the district

61

Survival v City of Los Angcies, 987 F. Supp. 819 (CD Cal 1997) (holding that municipal ordinar.ee 
outlawing aggressive solicitations was likely unconstitutional under California constitution); Blair v. 
Shanahan, 919 F. Supp. 1361 (N.D. Cal. 1996) (challenging California panhandling statute); Chad v. Ft 
Lauderdale, 861 F. Supp. 1057 (S.D. Fla 1994) (challenging city ordinance outlawing solicitations on 
or near its beach); Greater Cincinnati Coalition for the Homeless v. City of Cincinnati, 56 F.3d 710 (6th 
Cir. 1995) (challenging municipal antibegging ordinance). See also Clark v. Cincinnati, Nc. 1-95-448 
(S.D. Ohio, October 25, 1995); Patton v. Baltimore, No. S-93-2389 (D. Md Sept. 14. 1994); Atchison 
v Atlanta, No. L96-CV-1430 (N.D. Ga. July 17, 1996).

57. See Davidson v. Tucson, 924 F. Supp 989 (D Ariz- 1996) (challenging city resolution to 
terminate homeless person encampment on city-owned property); Johnson v. Dallas, 61 F.3d 442 (5th 
Cir. 1995) (challenging city ordinance prohibiting sleeping in public), Joyce v. San Francisco. 87 F3d 
1320 (9th Cir. 1996) (cnallenging city anti-camping ordinance); Tobe v. Santa Ana, 9 Cal. 4th 1069 
(I995)(challetiging city ordinance canning public camping); Pottinger v Miami, 76 F.3d 1154 (11th Cir. 
1996), Richardson v. Atlanta (N.D. Georgia, filed August 28. 1997); Project Share v. Philadelphia, No. 
93-CV-6003 (E D Pa. 1993).

58. See Doucette v. Santa Monica, 955 F Supp. 1192 (C D, Cal. Sept. 13, 1996), Love v. City of 
Chicago. 1998 WI 60804 (N.D. Illinois) (challenging city policy of seizing and destroying the 
belongings of homeless campers during street cleaning).

59 See City of Chicago v. Morales, 119 S.Ct. 1849 (1999); Saenz v. Roe, 119 S.Ct. 1518 (1999).
60. Heathcott v. Las Vegas, supra note 36
61. See id.
62. Loper v. New \ork City Police Department, 999 F.2d 699 (2d Cir. 1993).
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court’s order granting summary judgment to plaintiffs and invalidating the 
statute on First Amendment grounds. The Court of Appeals held that begging 
constitutes expressive conduct or communicative activity for the purposes of 
First Amendment analysis, and that there was no compelling government 
interest served by prohibiting those who beg peacefully from communicating 
with their fellow citizens. The court further held that even if the state had such 
an interest, a statute banning all begging was not narrowly tailored, not content- 
neutral, and left open no alternative channels of communication “by which 
beggars can convey their messages of indigency. »?63

B. Challenges to Restrictions on Sleeping and/or Camping in Public Places
and Confiscation of Property

• 64In Pottinger v. City of Miami, a class of homeless plaintiffs challenged 
Miami’s policy of arresting homeless people for conduct such as sleeping, 
eating, and congregating in public, and of confiscating and destroying their 
belongings. At trial, the U.S. District Court for the Southern District of Florida 
found that some 6,000 people in Miami were homeless, that there were fewer 
than 700 shelter spaces, and that the plaintiffs were homeless involuntarily. The 
court found that the criminalization of essential acts performed in public, when 
there was no alternative, violated the plaintiffs’ right to travel, their right to due 
process under the Fourteenth Amendment, and their right to be free from cruel 
and unusual punishment under the Eighth Amendment. In addition, the court 
found that the city’s actions with respect to confiscating and destroying their 
belongings violated plaintiffs’ rights to be free from unreasonable searches and 
seizures under the Fourth Amendment. As a result, the court ordered the city to 
establish “safe zones” where homeless people could pursue harmless daily 
activities without fear of arrest. 63 64 *65

63. See id. See also Jones v Denver, No. 96-WY-1751 (D. Colo 1996) (challenging constitutionality 
of Colorado state law making it a crime to “loiter for the purpose of begging.” The parties reached a 
settlement agreement in which defendants stipulated that the law violates the Due Process Clause, and 
have agreed tc a declaratory judgment and injunction prohibiting enforcement of the law in the city of 
Denver. The state legislature subsequently repealed the law.).

64. Pottinger v City of Miami, 810 F. Supp. 1551 (S.D. Fla. 1992); see also Project Share v 
Philadelphia, No. 93-CV 6003 (E.D. Pa 1993). In Plaintiffs’ Initial Memorandum in Support of 
Restraining Order, plaintiffs sought a temporary restraining order and permanent injunction to prevent 
the City of Philadelphia from carrying out a proposed plan to seize, arrest, and remove homeless people 
from concourses in the center of the city in the absence of alternative shelter, alleging violation of their 
rights under the Fourth, Eighth, and Fourteenth Amendments. The motion was voluntarily dismissed 
after the city agreed to find shelter for the homeless people who were likely to be affected by the 
proposed plan. See id.

65 On appeal, the Eleventh Circuit remanded the case to the district court for the limited purpose of 
clarifying the injunction and considering whether it should be modified, since the “safe zones” were 
not operating as the district court envisioned. Pottinger v. City of Miami, 40 F.3d 1155 (11th Cir. 1994). 
On remand, the district court modified its injunction, enjoining the city from arresting homeless persons 
until the city established two “safe zones.” Pottinger v. City of Miami, No. 88-2406 (S.D. Fla. Apr. 7. 1995).
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V. Constructive Alternatives to Criminalization

Despite the efforts in many cities to sweep homeless people under the 
metaphorical carpet, there are also some positive signs from across the country. 
In several cities, officials are taking constructive steps to address concerns about 
homeless people’s use of public spaces rather than simply penalizing them. In 
some cases, punitive and constructive approaches coexist. ’6 A.number of cities 
have initiated or supported constructive, alternative approaches to dealing with 
public space concerns involving homeless people as opposed to simply resort
ing to the criminal justice system in an attempt to drive homeless people 
away Alternative approaches have included: programs providing an opportu
nity for service providers to intervene in an attempt to address shelter and 
service needs of homeless people prior to direct police involvement, efforts 
providing places other than public streets for homeless people to be and perform 
necessary functions, and innovative methods for funding housing or shelter as 
well as services for homeless people These approaches generally involve 
cooperation between city officials, police, business people, and homeless people.

This section focuses on such aitematives in more detail The examples 
provided are meant to serve as illustrations—not to represent endorsements of 
any specific approaches or to suggest models to be imitated by other cities The 
alternatives identified are not ideal in that they represent only “band-aid” 
solutions, failing to address the underlying obstacles such as the lack of 
affordable housing or the inadequacy of services that may be necessary for 
people to break the cycle of homelessness. In fact, some of the alternatives have 
been opposed by local advocates. Nevertheless, in the broader scheme, to the 
extent that they recognize the need to take proactive steps rather than simply 
resorting to law enforcement, these initiatives take a step in a positive direction.

A. Constructive Aitematives Pursued by Cities

This section provides examples of constructive alternatives to criminalization 
that have been implemented or proposed across the nation. Foui cities identified 
as pursuing such constructive aitematives are Portland, Oregon; Seattle, Washing
ton; Glendale, California; and Miami, Florida 66 6768

66. See id. at 35-37 and 56 (San Francisco was selected as one of the cities with the most punitive 
policies and yet it was also identified as one of the cities taking constructive measures with respect to 
homelessness Constructively, the city of San Francisco collaborated with community advocates in 
creating a civil rights plan in the city’s Continuum of Care Plan which calls for positive civil rights 
activities by the city.)

67. See id. at 53-61 (Cities identified as initiating ot supporting constructive alternatives include 
Portland, OR; Omaha, NE; San Francisco, CA, Dallas, TX; West Hollywood, CA, Seattle, WA; 
Glendale, CA, and Miami, FL.).

63. Each of these cities also has at least one anti-homeless ordinance. Thus, once again demor.strat-
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1 Portland, Oregon

In the past, the Portland Police Department Central Precinct used sweeps of 
the encampments of the homeless as a sliort-term solution to the homelessness 
problem. But recently, through a collaboration with JOIN: A Center for Involve
ment (JOIN) and the Oregon Department of Transportation, the city developed a 
new approach.69 Prior to this joint effort, the police would give 24- hour notice 
before a sweep of an encampment and, at the end of that time, any belongings 
that were left in the encampment were thrown away. 3 Now, two JOIN outreach 
workers and two police officers go out on a weekly basis to identify high and 
low profile camps. 1 While high profile camps are still cleared away, in collabo
ration with the Department of Transportation, the low profile camps are left 
alone and JOIN is allowed to work with the homeless people living there to help 
move them into housing.72 According to the Executive Director of JOIN, the 
collaboration is so successful that the police want more outreach workers to 
work with homeless campers throughout the city and homeless people have 
commented about the positive changes in their relationship with the police 
officers—the police are more helpful and are not narassing them.73 The city has 
also observed the success that JOIN has had in working with the police 
department and has agreed to provide more funding in the future. JOIN’S 
outreach workers are transitiumng approximately three people a week into 
housing, 40% of which is permanent housing Unfortunately, due to the lack of 
shelter space and affordable housing, JOIN has encountered difficulty in expand
ing these efforts. '4

2. Seattle, Washington

Although the city of Seattle has imposed a prohibition on public urination, a 
lack of adequate public toilet facilities for homeless people and others in the

ing the coexistence of punitive and constructive measures within a single city’s policies on homeless
ness.

69. See Kristen Jones, Community Partnerships, The Connection (JOIN- A Center for Involve
ment), Fall 1998, at 4.

70. Telephone Interview with Rob Justus, Executive Director, JOIN A Center for Involvement (Nov. 
13, 1998)

71. See id
72. See id.
73. See id.
74. See id. See also Out or Sight — Out of Mind? supra note 1, at 54-55 (In addition to the 

successful collaboration between JOIN and the police department, in 1994 the city of Portland adopted 
the recommendation of the Portland Development Commission to require that a certain percentage of 
housing being built by developers in the River District be developed as affordable housing. Over the 
course of 20 years, over 5 000 housing units will be developed, 15 to 25% of which will be set aside as 
extremely-low to low-income housing. While this housing can run as high as $375 to $400 per month 
for a studio, it will have the effect cf increasing the amount of affordable housing stock in the Portland 
area and may potentially have a positive effect on the housing opuons of the lowest income persons in 
Portland )
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downtown area has long been recognized as a problem in the city. Seattle 
officials agreed to fund a project proposed by a local non-profit, the Low 
Income Housing Institute, to create a public hygiene center in the downtown 
area
of the public, and will contain public toilets for men and women, laundry 
machines, and shower facilities. In developing the project, the Low Income 
Housing Institute met with members of the city police department and health 
department to ensure compliance with applicable health and safety require
ments. Though there has been considerable delay in finding a site for the 
project, the public hygiene center is scheduled to open in November of 1999 
and will serve approximately 200 people daily.

In addition to funding the proposed public hygiene center, Seattle imtiated a 
special housing levy to raise money for the creation of housing for special 
populations in the city, including homeless people. Several years ago, city 
residents voted in favor of a proposal presented on their ballot during the 
general election process to pay increased property taxes for this purpose. The 
fund is administered by the city’s Department of Housing and Human Services 
under the oversight of a committee of advocates and service providers that 
provides policy direction concerning the manner in which the monies raised by 
the levy are spent.

75 The proposed hygiene center will be open free of charge to all members

-5

77

3. Glendale, California

In the fall of 1995, the Community Police Partnership of the Glendale Police 
Department proposed the creation of a “day labor center” in the city, According 
to a police department representative, the project was proposed in response to 
complaints from residents and business people about groups of people, both 
homeless and non-homeless individuals seeking day labor employment, “swarm
ing” slowed or stopped vehicles in intersections and parking lots, seeking work, 
and then obstructing sidewalks, littering, or urinating in parking lots if they 
remained in the area after failing to find work. The Partnership leased a piece of 
property in the city, obtained city funding along with a large donation of 
building supplies from Home Depot, and constructed the center. The center 
offers a variety of educational and vocational training courses, such as computer 
classes, English as a Second Language classes, and educational videos on 
construction, landscaping and electrical work.

Once the Center was completed, Glendale began enforcing an ordinance 75 76 77 78

75. Telephone Interview with Jill Curtis, Housing Assistant, Low Income Housing Institute, Seattle 
(Dec. 2, 1998).

76. See id.
77. Telephone Interview with Scott Pinegar, Seattle-King County Coalition for the Homeless, Seattle 

(Dec. 2, 1998).
78. Telephone Interview with Javier Ruiz, Community Lead Off cer, Community Police Partnership, 

Glendale Police Department, (Dec. 2, 1998).
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making it a criminal offense to solicit employment, or employees, in public 
areas in the city other than the day labor center. 9 According to the Glendale 
Police Department, compliance with the ordinance has been almost completely 
voluntary. In addition, police report that the center has been extremely success
ful and is popular with residents, business people and those seeking day labor.80

4. Miami, Florida

In 1993, Dade County implemented a 1% meal tax on restaurant meals at 
restaurants that gross over $400,000 per year in order to provide additional 
funding for facilities and services for homeless people.79 * 81 82 The tax went into 
effect in October 1993 The county established the Dade County Homeless 
Trust, an organization comprised of government representatives and private 
institutions, to administer the funds. The meal tax currently raises approxi
mately $6 million per year 85% of which is designated for the homeless trust. 
At present, roughly 75-80% of the funds are being directed to the Community 
Partnership for the Homeless, which operates two emergency shelters.82

B. Constructive Aitematives Pursued By Business Improvement Districts

Another important emerging player in the criminalization of homelessness is 
the business community. Monitoring by the National Law Center on Homeless
ness & Poverty has found that, due to downtown revitalization efforts, local city 
governments pursue criminalization in response to pressure by the local busi
ness community to “do something” about homelessness. Nevertheless, the 
National Law Center also identified some constructive initiatives being imple
mented cr proposed by Business Improvement Districts (BIDs), public-private 
entities composed of a membership of businesses, established to address con
cerns identified by the membership. Constructive measures are employed by 
BIDs to address the needs of homeless people in their communities. While these 
current efforts are far from sufficient, they represent steps in a positive direction

1. Downtown D.C. Business Improvement Distnct

In Washington, D.C,, the Downtown Business Improvement District (BID) 
formed a Homeless Task Force, which identified the greatest areas of need for

79. See id.
80- See id. See also Out of Sight — Out of Mind? supra note 1, at 60 (Glendale also has an 

“access center” for homeless people with “one-stop shopping” for services. Representatives offering 
medical services, mental health services, social services, employment development, and other services 
are available in one location to address a variety of service needs.).

81. Telephone Interview with Arthur Rosenberg, Florida Legal Services, Miami (Dec. 3, 1998).
82. See id.
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additional programs and resources for homeless persons. The areas of need 
included: community resources for job referrals, expanding housing opportuni
ties, increasing the access to public education for homeless individuals, and 
creating drop-in facilities where homeless people can have access to these 
services. To address the need for drop-in facilities, the BID has formed a 
partnership with a local church to develop a comprehensive men’s daytime 
drop-in center. The service center will coordinate services for homeless people 
and bring them together at a single location. In time, this partnership should 
enjoy grea: success in assisting homeless people in seeking employment, hous
ing, medical care, and other services.

Additionally, the BED offers monthly luncheons with panel discussions on 
topics related to homelessness in an effort to educate the public. Panel members 
include formerly or currently homeless individuals, along with homeless advo
cates or service providers who discuss the various problems faced by homeless 
people. The meetings are open to the public and are attended by members of the 
BID, homeless and formerly homeless people, homeless advocates, service 
providers, and police officers.

83

84

2 Times Square Business Improvement District

In New York City, the collaboration of the Times Square Business Improve
ment District (BID) and Project Renewal, one of the main homeless service 
providers in the area, resulted in a program called “Sweep Up”, a street 
cleaning project which hires homeless people for street cleaning services in the 
area. All homeless participants in the “Sweep Up” program divide their time 
between two programs—half of the individual’s time is spent in group treatment 
provided through Project Renewal, and the other half of their time is spent 
providing street cleaning services to the BID.83 * 85 This program benefits the 
homeless workers by providing employment opportunities and needed treat
ment, anc. it benefits the BID by providing necessary street cleaning services.

VI. Conclusion

Policy makers must recognize the crucial distinction between intolerance of 
homeless people themselves and intolerance of the manifestations of the prob
lem of homelessness that may have an impact upon others. The manifestations 
of the problem can and should be addressed without attempting to banish 
homeless people from the community. Government officials should endeavor to 
solve the problem of homelessness in a constructive, fair, and lasting way. In the

83. Interview with Linda Kaufman, Homeless Services Coordinator, Downtown Business Improve
ment District (Oct. 26. 1998)

84 Id.
85. Telephone Interview with Dr. Barry Roff, Project Renewal, New York (July 8, 1998).
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meantime, the challenge is to find ways to address concerns about public spaces 
while helping homeless people become self-sufficient rather than penalizing 
them for being poor.

The National Law Center on Homelessness & Poverty recommends that cities 
pursue constructive policies, both immediate and long-term, including: the 
adoption of laws that are designed to assist rather than harass homeless people; 
ensuring that law enforcement officials protect homeless people rather than 
single them out for law enforcement action; encourage, rather than limit or 
harass private service providers; address legitimate concerns, such as sanitation, 
through constructive rather than punitive responses; and foster dialogue and 
outreach among city agencies, homeless people, advocates for homeless people, 
and members of the business community to find long-term solutions that 
address the underlying causes of homelessness.

Rather than attacking homeless people, cities should attack the conditions that 
lead to homelessness. Some concerns about public spaces are legitimate, ulti 
mately, no city resident—homeless or housed—wants people living and beg
ging in the streets. Nevertheless, criminalizing the activities, particularly in the 
absence of adequate aitematives, js not a solution. Cities must concentrate 
efforts Toward alleviating the disease of homelessness rather than focusing on its 
symptoms. Only then will cities resolve the types of conflicts that have resulted 
in “quick-fix” criminalization measures in a lasting and meaningful way.
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By 2016, there was one houseless arrest for every two houseless people in the City 
of LA. This is 17 times the arrest rate among the total population of the city.

African Americans represent the majority of 
all houseless arrests (37%) and the majority 
of the houseless population (43%)

Arrest rates of houseless Latinos doubled 
between 2011 and 2016, accounting for 53% 
of the increase in all houseless arrests.
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UCLAHouseless status was determined by combining arrests cfpeople the police identified as "transient" with the arrests that listed their home address at 
one of the 31 houseless shelters listed by the Los Angeles Homeless Services Authority.
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LAPD arrests of houseless persons are on the rise In fact, LAPD arrests of houseless persons are increasing at 
a rate faster than the growth of the houseless population. Whereas the number of houseless persons in the City 
of Los Angeles increased 21% between 2011 and 2016, LAPD arrests of houseless persons increased 37% in 
those same years. Moreover, whereas the total number of LAPD arrests have declined since 2011, houseless 
arrests as a percentage of total LAPD arrests nearly doubled from y% to 12% between 2011 and 2016
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Patterns of Exclusion: Sanitizing 
Space, Criminalizing Homelessness

Randall Amster

I N RECENT YEARS, A PATTERN HAS EMERGED, A SEEMINGLY SELF-EVIDENT TREND 

toward restricting, regulating, and removing from public view persons 
commonly referred to categorically as “the homeless.” I first encountered 

these processes in a variety of scholarly andjournalistic sources and, most acutely, 
in my then place of residence, Tempe, Arizona, a southwestern “college town” of 
just under 200,000 that is often seen as the social and recreational center of the 
Phoenix metropolitan area. While exploring these questions theoretically and 
pragmatically, I discovered that rather than an “emerging” trend, patterns of 
spatial exclusion and marginalization of the impoverished that have existed 
throughout modern history have reemerged.

As such, this study attempts to locate contemporary manifestations of these 
patterns in their historical contexts, comprising a theoretical overview of anti
homeless legislation and regimes of spatial control. Moreover, these inquiries are 
grounded in events and activities observed in practice, drawing upon various 
media publications, government and corporate documents, participant observa
tions of homeless communities, and open-ended interviews with street people in 
Tempe (approximately 75, conducted over a three year period from 1998 to2C01). 
In the end, both my theoretical exposition and grounded case study conclude that 
homeless street people have been frequent subjects of demonization and 
criminalization, and that contemporary trends reflect even further “advance
ments” in patterns of regulatory fervor and casual brutality. Accordingly, this 
study aims to illuminate these trends, to raise awareness about and encourage 
activism around the implications for the homeless and the public spaces they often 
occupy, and to make “legible” the violence that pervades such social policies.

What is it about the homeless that inspires such overt antipathy from main
stream society? What is so special about their particular variety of deviance that 
elicits such a vehement and violent response to their presence1? After all, “the

Randall Amster is a visiting instructor of Peace Studies and Social 1 hought at Prescott College (301 
Grove Avenue, Prescott, AZ 86301 e-mail: ramster@prescolt.edu). His research interests and activist 
endeavors focus upon anarchism, ecology, utopia, resistance, homelessness, globalization, peace 
movements, radical pedagogy, and community building. The author wishes to acknowledge Fat 
Lauderdale, Cecilia Menjivar, Randel Hanson, Emily Gaarder and Sahee Kil for their input and 
support throughout the formulation of this essay, as well as the ecitors and reviewers at Social Justice 
for their constructively pointed comments
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homeless” as a class lack almost all indicia of societal power, posing no viable 
political, economic, or military threat to the dominant culture. Of course, as studies 
of deviance have continually borne out, a society ’ s response to “deviant” elements 
is rarely linked in a direct way to any actual or credible threat The threat is more 
one of perception than reality, more of a societal preemptive strike against an as- 
yet-unbom threat that often originates within the dominant culture itself, but finds 
concrete expression in some abject, powerless element of society. As such, 
depictions of “deviant subcultures” in the mainstream media are likely to feed into 
stereotypes of danger, disorder, disease, and criminality, helping to construct “the 
other” as inferior, inhuman, unsympathetic, deserving of their fate, and perhaps 
even requiring punitive measures That all of this arises more from perception than 
fact testifies to the power of human emotions and collective consciousness, as well 
as to their horror. It is, after all, a short journey from diversity to deviance, from 
deification to demonization, and from sanctification to criminalization.

Demonization and Disease

As Henry Mi Her (1991) has observed, there have been times in history in which 
the image of the homeless beggar was one of sacrificial piety and mendicant 
holiness. Nevertheless, such characterizations have been the exception, and, at 
least since the enclosure of the common lands in 16th-century England, almost 
nonexistent. Once domains of private property began to dominate the cultural and 
physical landscape, “vagrancy began to be seen as a threat to the order of things”; 
later, as urban centers began to develop and market economies took hold, 
“vagrancy was to be perceived as a threat to capitalism” (Ibid.: 9) This was 
particularly crue in the developmg United States, where a version of the Protestant 
Work Ethic is intimately connected to the national uiythos of equal opportunity 
and free-market meritocracy (cf. Weber, 1958). Fast forwarding to the present, the 
dominant culture heavily stigmatizes poverty as an “individual pathology,” rather 
than a structural phenomenon,1 and the homeless — because of their inescapably 
public presence and frequent juxtaposition to centers of leisure — invariably 
inspire the most virulent derogation and overt animus. Poor people with homes are 
at least “out of sight” for the dominant culture, rf not “out of mind”; lacking private 
spaces, however, the homeless are often in plain view, and therefore are subject 
to the most direct forms of official exclusion and public persecution.

In mainstream publications, both academic and journalistic, even depictions 
intended to be sympathetic to the homeless often contribute to a mindset of 
demonization. One of the most enduring signs of this is the association of 
homelessness with images of diit, filth, decay, and disease (see Gowan, 2000:98). 
Henry Miller (1991:22) notes that historically the vagrant was seen as a person of 
“many vices and debilities; was sickly and suffered from the ravages of tubercu
losis, typhus, cholera, scrofula, rickets, and other disorders too numerous to 
mention; was apt to be a member of the despised races; [and whose] life was
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characterized by all the usual depravities: sexual license, bastardy, prostitution, 
theft.” Miller’s analysis suggests two related strands that contribute to homeless 
stigmatization. The first arises from invocations of disorder, illegality, and 
immorality and leads to processes of regulation, criminalization, and enforcement. 
The second is the disease and decay image, which leads to processes of sanitiza
tion, sterilization, and quarantine. In a sense, these two spheres are inseparable, 
leading to the same ends of exclusion, eradication, and erasure. Both strands 
converge in another sense vis-a-vis the homeless who occupy spaces that, like 
themselves, are often viewed as dirty and disorderly and thus require regulation 
and sterilization; as Mike Davis (1990: 260) opines, “public spaces,” like the 
homeless, are imbued with “democratic intoxications, risks, and unscented 
odors.”

The analysis in this essay considers the “disease” metaphor to be conceptually 
distinct from the “disorder” image. This arises out of the “Disneyfication” of urban 
space that geographers have often noted (e.g., Sorkin, 1992), since the Disney 
metaphor (and reality) is one of antiseptic sterility and disinfected experience, of 
shiny surf aces and squeaky-clean images. It is the apotheosis of what Herman 
Hesse described in Steppenwolf( 1972: 16) as “bourgeois cleanliness,” represent
ing “the very essence of neatness and meticulousness, of duty and devotion...a 
paradise of cleanliness and spotless mediocrity, of ordered ways.” Disney is above 
all the sterilized environment, a place stripped of any outward signs of filth, decay, 
spoliation, or despair. Underneath that facade, however, is an interior dystopian 
world of darkness, brutal efficiency, neurosis, rigid control, and emptiness. As 
Hesse (1972: 23-24) describes the plight of his protagonist, trapped in a place not 
unlike the Disney-dystopia, the disease he suffers from “is not the eccentricity of 
a single individual, but the sickness of the times themselves, the neurosis of that 
generation...a sickness, it seems, that by no means attacks the weak and worthless 
only but, rather, precisely those who are strongest in spirit and richest in gifts.” 
Disneyland, then, comes to be seen not as a place for the “clean” to gather and play, 
but as an antiseptic retreat for the diseased of spirit to be temporarily distracted 
from the depredations of their existence. In a sense, it might be said that “the 
palpable fears of the bourgeoisie” (Mitchell, 1997a: 328) have, throughout 
modernity, reflected doubts about the health and vitality of the elite classes — 
doubts that are often subsequently projected on and attributed to some marginalized 
or colonized “other” (cf. Fanon, 1991).

In light of the hegemonic nature of the Disney aesthetic, it is worth considering 
how this notion of “disease” seems to originate primarily within the dominant 
culture, and then is projected onto marginalized populations such as the homeless. 
In this regard, it is instructive to consider how constructions of street people and 
the homeless serve to perpetuate stereotypes and maintain stigmatization, since 
these processes serve to reinforce such projections and reify bourgeois fears. As 
Talmadge Wright (1997: 69) infers, “the homeless body in the public imagination
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represents the body of decay, the degenerate body, a body that is constantly 
rejected by the public as ‘sick,’ ‘scary,’ ‘dirty,’ and ‘smelly,’ and a host of other 
pejoratives used to create social distance between housed and unhoused persons.” 
This sense of social distancing reflects “the desire of those who feel threatened to 
distance themselves from defiled people and defiled places...places associated with 
ethnic and racial minorities, like the inner city, [that] are still tainted and perceived as 
polluting in racist discourses, and place-related phobias [that] are similarly evident in 
response to other minorities, like gays and the homeless” (Sibley, 1995: 49,59).

In analyzing “new urban spaces,” Wright (2000: 27) thus observes: “In effect, 
street people, camping in parks, who exhibit appearances at odds with middle- 
class comportment, evoke fears of ‘contamination’ and disgust, a reminder of the 
power of abjection. Homeless persons embody the social fear of privileged 
consumers, fear for their families, for their children, fear that ‘those’ people will 
harm them and therefore must be placed as far away as possible from safe 
neighborhoods.” Likewise, Samira Kawash (1998: 329) notes: “The public view 
of the homeless as ‘filth’ marks the danger of this body as body to the homogeneity 
and wholeness of the public.... The solution to this impasse appears as the ultimate 
aim of the ‘homeless wars’: to exert such pressures against this body that will 
reduce it to nothing, to squeeze it until it is so small that it disappears, such that the 
circle of the social will again appear closed.” Bringing this cycle of demonization 
and repression to its logical conclusion, Wright (2000: 27) concludes: “The 
subsequent social death which homeless persons endure is all too often accompa
nied by real death and injury as social exclusion moves from criminalization of 
poverty to social isolation and incarceration in institutional systems of control — 
shelters and prisons.”

Disturoingly, many proponents of regulating and criminalizing the homeless 
readily embrace such disease metaphors and their ethnocidal implications. Robert 
Ellickson (1996), Yale Law School Professor of Property and Urban Law, for 
example, implicitly affirms the image through his “revulsion at body odors and the 
stink of urine and feces” (Waldron, 2000). “Others, including many city officials, 
celebrate gentrification for reversing urban decay and boosting the tax base. They 
often refer to it as ‘revitalization,’ drawing on the metaphors of disease, deterio
ration, death, and rebirth” (Williams, 1996: 147). As Jeff Ferrell (2001: 175) 
observes, “drawing on evocative images of filth, disease, and decay, economic and 
political authorities engage in an ideological alchemy through which unwanted 
individuals become [a] sort of ‘street trash’ [and which] demonizes economic 
outsiders, stigmatizes cultural trespassers, and thereby justifies the symbolic 
cleansing of the cultural spaces they occupy.” Countless newspaper editorials, 
including cartoons (cf. Wright, 1997:209), contribute to these trends by depicting 
the homeless as vile, malodorous, and dangerous — which is starkly evident in an 
Arizona Republic editorial image of Tempe’s major downtown thoroughfare, Mill 
Avenue (February 12, 2000).

This content downloaded from 164.67.49.141 on Tue, 30 Jan 2018 17:16:38 UTC
All use subject to http://about.jstor.Org/te:ms

http://about.jstor.Org/te:ms


Sanitizing Space, Criminalizing Homelessness 199

In political terms, the pervasiveness of the disease image in connection with 
the homeless serves simultaneously to empower officials and merchants to assume 
the mantle of speaking for “the community” in devising and implementing 
schemes to remove the perceived threat, and to disempower the homeless from 
having effective domains of self-presentation and resistance. As Wright (1997: 
39) concludes, “living with ‘spoiled identities,’ the very poor are categorized, 
inspected, dissected, and rendered mute in the public discourse about their future 
by those who have the power to enforce [such] categorical distinctions.” Tempe’s 
“Piper” (interview, 2000), a 20-year-old self-described “gutter punk,’ 
philosophically about the whole state of affairs: “They think their lives would be 
so much better if they didn’t have to see the ‘slime’ and the ‘scum’ that lives on 
the street, but you know what? This is fucking real life, this is here, a diverse 
amount of things — in this world you never know what you’re gonna see, so why 
try to hide it? Their kids are gonna find out about it anyway.” Lyn Lofland (1998: 
190) also notes this eventual permeation of homeless identity, despite attempts at 
regulation: “If regulation alone could achieve the purification of the public realm, 
we would all currently live in a world from which...the homeless...had completely 
disappeared.” Nonetheless, despite their lack of full realization in the present, it is 
apparent, as Ferrell (2001: 175) explains, that such efforts “promote a type of 
spatial cleansing whereby unwanted populations are removed, by the force of law 
and money, from particular locations and situations. But this spatial cleansing is 
at the same time a cultural cleansing; as economic, political, and legal authorities 
work to recapture and redesign the public spaces of the city, they work to control 
public identity and public perception as well, to remove from new spaces of 
consumption and development images of alternative identity ”

Disorderly Conduct: The Absurdity of Anti-Homeless Legislation

It is not much of a stretch to move from this sense of “spatial cleansing” and 
“cultural sanitization” (Ibid:. 169) to patterns of criminalization and enforcement. 
As Smith (1994) notes, “increasingly, communities are using the criminal law to 
cleanse their streets of homeless survivors.” Whereas the “disease” metaphor is 
predicated on a view of the homeless as physical pestilence, the “disorder” image 
upon which criminalization often is based arises from a view of the homeless as 
a “moral pestilence” (Simon, 1992; cf. McConkey, 1996) and a “threat to the social 
order” (Simon, 1992). Whereas the depiction of disease leads to the imposition of 
regimes of sterility and sanitization, images of moral decay and social disorder set 
the table for legislative efforts aimed at regulating street people and criminalizing 
homelessness. Whereas the former results in a type of “cultural cleansing” (cf. 
Noonan, 1996), the latter begins to approach ethnocidal proportions in its use of 
overt force, imprisonment, and concentration — constituting what Don Mitchell 
(1997a) has likened to a “pogrom.” Whereas Disneyfication denotes the friendly 
face of fascism, criminalization often represents its blatant brutality.

waxes
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For at least six centuries, homelessness has been associated with “disorder” 
(e.g., Simon, 1996: 159) and “criminality” (e.g., Snow and Anderson, 1993: 11; 
Wright, 1997:212), patterns that contemporary “official efforts to harass, punish, 
or restrict transient people who use public space are repeating” (Stoner, 1995: 
151). Mitchell (1997a: 312) even suggests, quite appropriately, that we ought to 
be talking about “recnminalizing homelessness.” Constructing the other as 
disorderly and criminal requires the construction and maintenance of a dominant 
culture that embodies order and lawfulness. It is equally apparent that standards 
of civility and legality are generally determined by those in positions of power and 
advantage who manipulate such standards to suit their interests and protect their 
domains of property and authority. Thus, any construction of “otherness” as 
lawlessness necessarily becomes a self-fulfilling prophecy — as numerous 
sociological expositions of “labeling theory” have indicated (e.g., Lauderdale, 
1980) — since one can only be guilty of violating a law after someone else passes 
it. In other words, it is the law itself that essentially creates the crime.

Such tautologies were prominently displayed in an article written soon after 
passage of a Seattle ordinance that criminalized sitting on sidewalks:

“This is not aimed at the homeless, itis aimed at the lawless,” says Seattle 
City Attorney Mark Sidran. By “the lawless” Sidran and other city 
officials mean people who, lacking anywhere else to go, sit down on the 
sidewalk. Jim Jackson, an Atlanta businessman, confidently declares 
that his city’s new laws will “not punish anyone but the criminal.” San 
Francisco’s Mayor Frank Jordan assures us that “homelessness is not a 
crime. It is not a crime to be out there looking like an unmade bed. But 
if criminal behavior begins then we will step in and enforce the law” 
(Howland, 1994: 33).

The logical flaw in this “official” position is all too apparent: “But if criminal 
behavior begins....” “We punish only the criminal.” “It is aimed at the lawless.” 
All of these statements are made in reference to conduct such as sitting on the 
sidewalk that, before passage of this recent spate of laws, had been legal and 
generally seen as innocent acts. Now, by virtue of a law prohibiting sitting, an 
entire category of people is made “criminal” for acts committed before the law 
existed! The lesson? If you want to eliminate a particular social class or subculture 
or deviant group, locate some behavior that is largely peculiar to that group and 
make it illegal. Alternatively, one may pass laws under the guise of universal 
applicability that plainly affect only the target community: “The law in its majestic 
equality forbids the rich as well as the poor to sleep under the bridges” (Anatole 
France, in Waldron, 1991).2 In the end, as Waldron (1991) points out, “everyone 
is perfectly aware of the point of passing these ordinances, and any attempt to 
defend them on the basis of their generality is quite disingenuous.”

Returning to the first strategy suggested above, in which “the targeted
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‘behaviors’ are those which characterize certain social classes” (IWW, 1994), the 
aim is simply to locate a behavior peculiar to the target group and criminalize it. 
With the homeless, it is very apparent: panhandling, sleeping in public, and 
sidewalk sitting. Despite frequent assertions that only “conduct” is being targeted 
and not “status” (e.g., Kelling and Coles, 1996:40), itis clear that certain conduct 
attaches to specific groups, and that proscribing the conduct is equivalent to 
criminalizing the category. In some cases, as with teen curfews or “car cruising” 
laws, the prohibited conduct affects the target group’s identities and liberties, but 
does not necessarily undermine their basic ability to survive. Neil Smith (1996: 
225), however, observes that “the criminalization of more and more aspects of the 
everyday life of homeless people is increasingly pervasive.” Likewise, Ferrell 
(2001:164) notes that the daily M ves of the homeless “are all but outlawed through 
a plethora of new statutes and enforcement strategies regarding sitting, sleeping, 
begging, loitering, and ‘urban camping.’”3 As Mitchell (1998a: 10) emphasizes, 
“if homeless people can only live in public, and if the things one must do to live 
are not allowed in public space, then homelessness is not just criminalized; life for 
homeless people is made impossible.” The implications and intentions are all too 
clear:

By in effect annihilating the spaces in which the homeless must live, these 
laws seek simply to annihilate homeless people themselves.... The intent 
is clear: to control behavior and space such that homeless people simply 
cannot do what they must do in order to survive without breaking laws. 
Survival itself is criminalized.... In other words, we are creating a world 
in which a whole class of people simply cannot be, entirely because they 
have no place to be (Mitchell, 1997a: 305—311).4

According to Smith (1996: 230), “in the revanchist city, homeless people suffer 
a symbolic extermination and erasure.”

An impressive and detailed body of work that illustrates and amplifies these 
points has been generated by Maria Foscarinis and various associates affiliated 
with her National Law Center on Homelessness and Poverty (NLCHP). A series 
of scholarly articles (e.g., Foscarinis et al., 1999; Foscarinis, 1996; Foscarinis and 
Herz, 1995; Brown, 1999), demonstrates beyond doubt an ongoing and pervasive 
national trend toward “the criminalization of homelessness,” evidenced by the 
mounting number of cities and towns with laws prohibiting behaviors including 
“aggressive panhandling,” “urban camping,” and “sidewalk sitting.”5 In assessing 
the purpose of these laws, Foscarinis (1996: 22) notes that “some cities state 
expressly that their intention is to drive their homeless residents out of the city.... 
In other cases, the stated purpose is to remove homeless people from particular 
places, such as parks, streets or downtown areas.... Some target the ‘visible’ 
homeless with the goal of making them ‘invisible.’” Noting certain negative 
effects of such laws in terms of public policy — including poor use of fiscal
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resources, divisiveness, and a deepening of political and social tensions — 
Foscarinis (1996: 63) concludes that “criminalization responses to homelessness 
are inhumane, do not solve the problem, and are subject to constitutional 
challenge.”

In 1999, the NLCHP published an influential report (Out of Sight — Out of 
Mind? Anti-Homeless Laws, Litigation, and Alternatives in 50 United States 
Cities) that expanded on some of these important points. The report found that, in 
the cross-section of cities surveyed, 86% had anti-begging ordinances, while 73% 
had anti-sleeping laws. The presence of such laws and accompanying enforcement 
strategies was also found to constitute “poor public policy” by acting as barriers 
to self-sufficiency, unduly burdening the criminal justice system, wasting scarce 
municipal resources, and subjecting cities to legal liabilities and expenses. The 
report concluded that “criminalization is ineffective, counterproductive, and 
inhumane,” and suggested “alternatives to criminalization,” including expanded 
services, places to perform necessary functions, transitional and public housing, 
more employment opportunities, and greater cooperation among city officials, 
business people, and the homeless themselves (NLCHP, 1999; Foscarinis et al., 
1999; Brown, 1999). Additional positive alternatives are noted in a subsequent 
article that analyzes the NLCHP report. Fabyankovic (2000) includes alliances 
formed between police officers, homeless advocates, and outreach workers; 
programs that help the homeless move toward self-sufficiency; compassionate 
approaches rather than law enforcement approaches; the development of police 
sensitivity training programs; the creation of a day labor center; and the mediation 
of disputes between property owners and the homeless.

Despite overwhelming and persuasive evidence that criminalization is an 
untenable and inhumane approach, the trend is increasing, as documented in the 
scores of articles on the subject in recent years (e.g., Moss, 1999; Lydersen, 2000; 
Tanner, 2002). A Denver Post column (Kulp, 2000) observes that “many local 
governments have responded [to a growing number of homeless people] by 
empowering police to basically ‘run them out of town’ through sweeps of 
homeless campgrounds, liberalized stop-and-search procedures, and laws against 
behaviors characteristic of the homeless. Known as the criminalization of 
homelessness, this response is seen in a spate of new laws passed in U.S. cities.” 
An earlier London Guardian piece (Pressley, 1996) also noted that “in more than 
40 cities across the United States, the homeless are facing a determined push of 
new laws aimed at banishing them from the streets. What is notable now is the 
forcefulness with which these communities are attacking the problem—using the 
police as their main weapon. Even more striking is that many of the cities in the 
vanguard of the get-tough approach are among the country’s most liberal,” 
including Seattle, New Orleans, and San Francisco (O’Brien, 2001; Nieves, 2002). 
Other cities in this vanguard include Denver (Rocky Mountain News, 2000), 
Asheville and Chapel Hill, North Carolina (Barber, 1998; Blythe, 1998), Santa
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Cruz, California (Herman, 1997), Austin, Texas (Duff, 1999), and Tucson and 
Tempe, Arizona (Tobin, 2000; Riordan, 1999).6 As Simon (1996: 148) confirms, 
“in city after city, municipal decisions tc use criminal sanctions to protect public 
spaces have come into conflict with efforts by civil rights advocates to prevent the 
criminalization of homelessness. Ironically, cities traditionally identified as 
liberal or progressive have seen some of the most bitter struggles.”7

Perhaps the most notable “liberal” city to apply criminalization is Berkeley, 
California, as indicated by a New York Times’ article (Nieves, 1998) on homeless 
youth there:

Whether they are scared or just plain fed up, plenty of people in the 
nation’s most famously liberal city want the youths, panhandlers, drug 
addicts, drinkers, and mentally ill homeless swept off Telegraph Avenue, 
the shopping district here mentioned in every tourist guide.... The police 
have been all over Telegraph Avenue, in squad cars, on bicycles, and in 
front of businesses.... The mayor said she is proposing a plan that 
involves both increased social services for the homeless youths and 
“tough love.” That includes pushing them off the streets with an anti
encampment ordinance.

Events in Cleveland, Ohio, depict like strategies that are plainly more “tough” than 
“love”:

“In a move to attract holiday shoppers downtown, Mayor Michael R 
While has ordered stepped-up police patrols. The mayor said the patrols 
are aimed at keeping the city’s streets safer and will focus not only on 
shoplifters, muggers, and other criminals but also on panhandlers and 
homeless people sleeping on sidewalks” (O’Malley, 1999). “White said 
this ‘crackdown’ is designed to ‘move poverty out of sight so they 
(shoppers) will have a peaceful shopping season’” (Faith, 1999). ‘“It’s 
not an issue of being anti-homeless,’ said the mayor. ‘It’s an issue of 
balancing everyone’s rights’” (O’Malley, 1999).

Interestingly, many of the articles and columns detailing ongoing patterns of 
criminalization also present various alternatives to criminalization that accord 
with, but also go beyond, those suggested by Maria Foscarinis and the NLCHP. 
In an article from Chapel Hill (Blythe, 1998), a local civil rights lawyer asserts that 
“the town needs to...have a comprehensive strategy for eliminating the poverty 
and racism that’s at the root of a lot of these problems.” In Berkeley, “homeless 
advocates said the city would be wiser to address the problems of homelessness, 
rather than criminalize the behavior of the people on the street” (Nieves, 1998). A 
Denver Post column (Kulp, 2000) aptly inquires: “When will governments realize 
they cannot solve the problem of homelessness through new laws, police action,
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and incarceration? The causes are more complex.... If governments are sincerely 
concerned about reducing the visibility of the homeless, then a more rational and 
cost-effective strategy involves affordable housing, medical care, public transpor
tation, decent-paying jobs, and patching up the holes in public benefit systems like 
disability and workman’s compensation.” A recent telephone survey of 500 Ohio 
residents conducted by the Coalition on Homelessness and Housing in Ohio (in 
Faith, 1999) reflects,

the public’s strong belief that homelessness primarily is caused by 
external factors such as unemployment rather than internal factors such 
as mental illness or drug use.... Those surveyed overwhelmingly rejected 
proposals to “make life on the street more difficult and unpleasant until 
the homeless decide to leave town” as a possible remedy for homelessness.
They strongly endorsed a fundamental shift in overall policy, and a move 
from large emergency shelters to smaller, geographically scattered 
permanent housing and programs that include job training and support
ive services.... The poll seems to indicate that residents may understand 
better than our political leaders that the remedy for homelessness 
depends on jobs, affordable housing, and services—not criminalization.

Some of the more interesting alternatives have been suggested by the homeless 
themselves, as in Berkeley (Nieves, 1998): “Some of the young people have come 
up with their own plan, which they presented to the City Council last week. They 
promise that they will stop urinating and sleeping on Telegraph Avenue, pan
handle in smaller groups, keep their dogs on leashes, and pick up their trash. In 
return, they have asked the city to provide more trash cans, create a dog run, clean 
the public bathrooms more often, and open Berkeley’s first shelter for young 
people.” Cleveland’s Lynn Key, one of the “first homeless targets” of crackdowns 
there, was equally pragmatic (O’Malley, 1999): “[Key] was sleeping on a warm 
steam pipe cover outside the county welfare building Police told Key he had to 
move, but the homeless man refused, saying that he had been banned from 
downtown emergency shelters for a month for being drunk and that he had no place 
to go. Police arrested him, charged him with disorderly conduct, and took him to 
jail, where he spent the night. ‘If you can’t sleep in front of the welfare building 
at night, there’s nowhere else in the world, ’ Key said. ‘If the city doesn’t want them 
on the streets, they should open City Hall and let them sleep in there.

Apology Rejected: The Incivility of “Civility

With anti-homeless ordinances rapidly proliferating, their proponents and 
apologists have redoubled their efforts to construct justifications for laws restrict
ing conduct in public places. Standard justifications have included public health 
and safety, economics, and aesthetics (see NLCHP, 1999; Foscarinis, 1996).

»»»
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Concerns of the “health and safety” variety essentially employ the “disease” image 
to depict the homeless as “unsanitary” and responsible for the “attraction of 
vermin” (Foscarinis, 1996: 57). “Economic” considerations include maintaining 
“commercial vitality” and preventing “urban decay” (NLCHP, 1999), merchants’ 
fears of losing clients and consumers’ fears of encountering homeless people, and 
promoting tourism and shopping (Foscarinis, 1996: 56). “Aesthetic” concerns are 
generally expressed in terms of preserving and protecting the “quality of life” of 
the community and often include overt desires to “remove ‘unsightly people’ from 
public view...and to make downtown areas ‘welcoming to all’” (Ibid.: 55). 
Evaluating such “aesthetic and pecuniary” justifications, Smith (1994) notes that 
even if effective, “it is deeply troubling to find a community valuing these interests 
more than the survival of street people.” As the NLCHP report observes, when it 
comes to health and safety concerns, “in most cases the presence of people 
sleeping, sitting, or lying down in public places, or peacefully soliciting alms, 
cannot reasonably be deemed a direct threat to public health or safety.” The report 
further notes that aesthetic concerns are often merely “a pretext for rationalizing 
biases against a certain group of people, or as an excuse for excluding certain 
people from public spaces based on stereotypes and stigmas.” Finally, with regard 
to economic concerns that the homeless are bad for business, such notions are 
inverted, since business is bad for the homeless.

Another theme of such “quality of life” campaigns, one that has become 
something of a mantra for its proponents, is the notion of “civility.” As Ellickson 
(1996: 1246) predicted, “cities, merchants, and pedestrians will increasingly 
reassert traditional norms of street civility.” One of the staunchest proponents of 
the concept has been Rob Teir (1998: 256), who begins from a premise that public 
spaces are primarily spaces of commerce, shopping, and recreation. Teir (1996) 
laments that “homeless people have taken over parks, depriving everyone else of 
once-beautiful places,” but believes that through “fair-minded law enforcement 
and ‘tough love’...urban communities can reclaim their public spaces.” Another 
proponent similarly notes that a “perception grew that [the homeless], and not the 
community as a whole, ‘owned’ the areas they occupied,” and concludes that 
efforts ought to be undertaken toward “reclaiming public spaces from ‘the 
homeless’” (Conner, 1999). Likewise, Chuck Jackson (1998), the director of a 
downtown Houston “business improvement district” (BID), claims that the 
homeless have “colonized public areas.” As Neil Smith (1996: 211) points out, 
however, a more accurate label for such “civility” arguments is “revanchism,” 
namely, the establishment of a vengeful policy bent on regaining original areas lost 
in war. “This revanchist urbanism represents a reaction against the supposed 
‘theft’ of the city, a desperate defense of a challenged phalanx of privileges, 
cloaked in the populist language of civic morality, family values, and neighbor
hood security. It portends a vicious reaction against minorities, the working class, 
homeless people, the unemployed, women, gays and lesbians, immigrants.”
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Nonetheless, proponents such as Teir (1996) continue to argue that “measures 
aimed at maintaining street order help mostly the poor and the middle class 
[since] the well off can leave an area when it gets intolerable It is the rest of us 
who depend on the safety and civility cf public spaces.” The problem is that it is 
precisely the “well-off’ who have “stolen” and “colonized” the public places of 
the city, literally andlegally converting supposedly prized havens of public space 
into exclusionary domains of private property. As Mitchell (1996:164) observes, 
the concept of “civility” has often been invoked historically “to assure that the 
free trade in ideas in no way threatened property rights.” The essence of such 
“civility,” then, is to protect and reinforce private property claims (many of which 
include previously public spaces now conv erted to private ownership) advanced 
by “urban stakeholders,” including “central business district property owners, 
small business owners, real estate developers, and elected officials” (Conner, 
1999). The Web site of the Downtown Tempe Community, Inc. (DTC), a pro 
business lobbying entity, for example, emphasizes that “we seek ordinances that 
advance our strategy of older and civility in the public space. Working with our 
private property owners, we seek cooperation on interdependent security is
sues.”8 The DTC further claims that such efforts have “made the downtown a 
safer place.” It must be noted that images of “public safety” and “community 
standards” specifically exclude the homeless and the poor from participation, 
since these groups are constructed as not part of the community, the public, or 
those with a stake in political decisions and city affairs.

Civility proponents, including DTC Executive Director Rod Keeling (Petrie, 
1999), also emphasize that public behavior laws “apply to everyone equally” 
(Teir, 1998). They “ask all residents ro observe minimum standards of public life” 
that will ‘ put a stop to much of the anti-social conduct that is destroying property 
values and the quality of downtown life” (Teir, 1996), arguing that “civility 
ordinances demand that all citizens adhere to a reasonable level of behavior while 
operating in public space” (Jackson, 1998).9 The homeless have no private spaces 
in which to perform “uncivil” functions such as eliminating andsleepmg. As John 
Bannigan (1998: 9) opines, “it is easy to equate civility with a certain lifestyle.”

Claims such as Teir’s (1998: 290) — according to which the effect of 
ordinances prohibiting sleeping, begging, and sitting on sidewalks is “preserving 
welcoming, attractive, and safe public spaces for all of us to use and enjoy’ 
to little more than “cynical hucksterism” (cf. Hanmgan, 1998: 9). Plainly, “all are 
welcome” — except the homeless and others who threaten to undermine bourgeois 
consumerist values. Civilityproponents also seem to have little interest in ‘preserving 
public spaces,” but in fact are often the chief advocates and direct beneficiaries of 
processes of privatization that are eroding the city’s public spaces. Ironically, the 
homeless themselves function to preserve public spaces as democratic, spontaneous, 
and inclusive. They are not the colonizers of public space, but are rather 
proverbial canary in the coalmine — the immediate victims of its colonization.

amount
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Breaking Down “Broken Windows”

Another significant justification for anti-homeless laws, one that has received 
much attention and critical treatment, is the “broken windows” theory. Originating 
in a landmark Atlantic Monthly article, the theory’s chief proponents, James 
Wilson and George Kelling (1982), argue that “disorder and crime are usually 
Inextricably linked, in a kind of developmental sequence. Social psychologists and 
police officers tend tc agree that if a window in a building is broken and left 
unrepaired, all the rest of the windows will soon be broken.” The authors go on to 
hypothesize that “serious street crime flourishes in areas in which disorderly 
behavior goes unchecked The unchecked panhandler is, in effect, the first broken 
window.” They conclude that “the police 
recognize the importance cf maintaining, intact, communities without broken 
windows.” In other words, the aim ought to be the maintenance of communities 
without “broken people,” since they represent the source and origin of the crime 
problem, the first step on the slippery slope from “untended property” to “un
tended behavior” to “serious street crime.”

Robert Ellickson (1996:1171,1182) attempts to link one step to the next in this 
suspect syllogism: “A regular beggar is like an unrepaired broken window — a 
sign of the absence of effective social-control mechanisms in that public space.... 
Passersby, sensing this diminished control, become prone to committing addi 
tional, perhaps more serious, criminal acts.” Wilson and Keliing (1982) attempt 
to support the progression from “disorder” to “serious crime” by citing studies in 
which “untended property” (such as a parked car with its hood up) was found to 
lead eventually to the complete vandalization of that property, suggesting that 
“untended behavior [exemplified by the ‘unchecked panhandler’] also leads to the 
breakdown of community controls," and that in short order, “such a neighborhood 
[becomes] vulnerable to criminal invasion.”

The broken windows theory has become a cornerstone of “community polic
ing” programs premised upon “aggressive order maintenance” and a proactive, 
“interventionist police strategy” (Kelling and Coles, 1996; Kelling, 1999). Given 
its widespread implementation and the obvious implications for the proper 
function of police in society, the theory has been roundly criticized from a number 
of fronts. The first wave of critical questions was raised by Wilson and Kelling 
(1982). Upon noting that “society wants an officer to have the legal tools to remove 
undesirable persons,” they ask: “How do we ensure that the police do not become 
the agents of neighbcthood bigotry?” Disturbingly, they respond to this crucial 
concern of equity by stating: “We can offer no wholly satisfactory7 answer to this 
important question...except to hope that by their selection, training, and supervi
sion, the police will be inculcated with a clear sense of the outer limit of their 
discretionary authority.” Thus, in terms cf deciding who is deemed “undesirable” 
and subject to intervention ana removal, the sole check on police harassment or

ought toand the rest of us
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discrimination is to be the discretion of the police themselves.10 A subsequent 
study called Fixing Broken Windows (Kelling and Coles, 1996: 256) even 
concludes: “Can citizens go too far? Will there be injustices? Yes, at times.” In a 
more recent work, Kelling (1999) admits that “order maintenance has the potential 
for abuse, [since] police have used vagrancy, loitering, and panhandling laws to 
harass citizens and discriminate against groups in the past, [and] since policing 
teeters near the edge of militarism in so many locations.” The response to these 
concerns is that “police discretion” will somehow avoid such eventualities, 
notwithstanding the remarkable fact that “police are almost uniformly unable to 
articulate what they do, why they do it, and how they do it...virtually all of their 
order maintenance, peacekeeping, andconflictresolution activities are unofficial” 
(Kelling, 1999).

Beyond the critiques suggested (and weak responses offered) b> the theory’s 
primary architects and apologists, many scholars and commentators have de
nounced “broken windows” as discriminatory in intent and application, funda
mentally unfair, logically flawed, and unsupported by studies of criminality and 
behavior. Jeremy Waldron (2000), for example, asks two related and pointed 
questions: (1) “Relative to whatnorms of order are bench squatters orpanhandlers 
or smelly street people described as ‘signs of disorder’ ?” and (2) “What is to count 
as fixing the window, when the ‘broken window’ is a human being?” In addressing 
the first, Waldron’s answer is in the form of a question reminiscent of objections 
raised to the ‘ ‘civility’ ’ proponents: “Are these the norms of order for a complacent 
and self-nghteous society, whose more prosperous members are trying desper
ately to sustain various delusions about the situation of the poor?” In terms of the 
second, Waldron notes that “giving him money” is notan accepted response under 
the theory, nor is the provision of “public lavatories and public shower facilities. 
Instead, fixing the window is taken to mean rousting the smelly individual and 
making him move out of the public park or city square.. .as though the smartest way 
to fix an actual broken window were to knock down the whole building, or move 
it to just outside the edge of town.” Unless attention is paid to the factors 
contributing to what caused the window to break in the first place, “fixing” the 
window is only a band-aid solution, since more broken windows are likely to 
develop from the same socioeconomic conditions.

The NLCHP (1999) asserts that the theory “raises serious concerns about 
basic fairness. First, punishing one group of people to prevent future criminal 
activity by others runs afoul of the basic notions of equality underlying our 
criminal justice s> stem.” Indeed, the theory is premised not on the notion that “a 
single broken window” will lead to additional or more serious crimes by the 
person who broke the window, but rather that others (including passersby and 
“ordinary” citizens) will somehow be tempted by the appearance of disorder to 
commit crimes of property and person. Asking police officers to discern and even 
remove individuals based on the likelihood that their mere presence will cause
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other people to commit crimes is unfair, absurd, and almost certain to lead to 
myriad abuses of authority.

Maria Foscarinis (1996: 57) raises a related set of objections. She cites 
evidence that “homeless people are not more likely to be perpetrators of serious 
crime than anyone else; in fact, they are more likely to be victims. Further, there 
is evidence that the majority of the public does not perceive homeless people as 
perpetrators of crime.” Smith (1994) concurs that “the fear of homeless crime that 
prompts police sweeps is grossly disproportionate to the levels of homeless crime 
suggested by available empirical evidence.” He adds, ‘“with an arrest rate for 
violent offenses significantly lower than that for domiciled males, it would appear 
that the homeless certainly are no more, and probably less, likely to commit crimes 
of violence than the general population.’” For example, “police in Austin, Texas, 
are ‘keenly aware that neighborhood claims and fears [regarding homeless 
cnminaktyj had little empirical substance.’” As Kress (1995: 97) opines, “the 
correlation between homelessness and crime is, at best, tenuous.... Several studies 
have been conducted that lay to rest the belief that homelessness causes crime. 
According to [one study], among the homeless, arrestees were more likely to have 
committed trivial, victimless crimes, and to have engaged in acts related to 
surviving in the absence of housing.” The net effect is that the homeless are being 
punished not only for crimes they didn’t commit, but also for crimes others have 
not yet committed, which flies in the face of equity and fairness.

A final objection to “broken windows” as social policy is suggested by 
Waldron (2000) in the implicit derogation that comes when human beings are 
compared “even figuratively to things.” Waldron wonders what would have 
ensued if Wilson and Kelling’s article had been titled “Broken People.” The 
central premise of the theory thus rests on a blatant form of dehumanization, 
figuratively in its principles, but literally in its widespread deployment as the 
cutting edge of urban social policy This is another way of expressing the tired and 
dangerous characterization of the homeless as pathological deviants or structural 
victims and serves to undermine their agency, autonomy, and dignity However, 
the impressive adaptability, social solidarity, and inherent resistance often dem
onstrated by street people and their communities of coping (see Amster, 1999) 
effectively rebut such dominant conceptions, as Mitchell Duneier (1999: 315) 
implies in Sidewalk:

Because Americans ruthlessly use race and class categories as they 
navigate through life, many citizens generalize from the actual broken 
windows to all the windows that look like them — and assume that a 
person who looks broken must be shattered, when in fact he is trying to 
fix himself as best he can. Only by understanding the rich social 
organization of the sidewalk, in all its complexity, might citizens and 
politicians appreciate how much is lost when we accept the idea that the
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presence of a few broken windows justifies tearing down the whole 
informal structure.

Duneier goes on to suggest that allowing survival activities such as panhan
dling can actually prevent more serious crimes, implying a scrt of “reverse broken 
windows theory” that Tempe’s “Kevin” (interview, 2000) intuitively grasps: 
“Wculd you rather have me spare-changing — or selling drugs to your kids or 
breaking into your house?”

Policing “Pleasantville”: The Private Security Matrix

A recent study on “Policing Entertainment Districts” (Berkley and Thayer, 
2000) analyzes the practices and policies utilized in “every entertainment district 
known to the authors” (nearly 40 in all), in cities such as Houston, Cleveland, New 
Orleans, Denvei, Seattle, Austin, Philadelphia, and downtown Tempe. The study 
begins by noting that “urban redevelopment [is] now driven by entertainment? 
that “responsibility for managing entertainment districts inevitably falls on the 
police department,” and that such districts “are naturally appealing to transients 
and panhandlers [who] contribute to a perception of lawlessness and are primarily 
a problem during the day when they sit in front of businesses and scare away 
patrons.” The authors go on to observe that “business owners want officers to 
maintain a friendly profile while simultaneously running off gang members and 
those with no money to spend.” This leads to a process in which “undesirables” ar e 
“contacted and discouraged long before they reach core entertainment areas.” 
Those who make it into the district can be “marked for surveillance or shadowed.” 
Identification of “undesirables” in the study is based on responses from police 
managers in 30 districts, and ‘troublemakers expect trouble and dress accordingly, 
while those in fine clothes” tend not to be a problem. For the police managers, 
“transients and panhandlers” were the most problematic, and “police department 
interaction with merchant associations” was deemed the most effective method for 
preventing problems in the districts.

Business improvement districts (BIDs) play a role in policing entertainment 
districts in particular and urban space in general, since “the typical BID involves 
a quasi-law enforcement force whose job includes, in large part, removing people 
who appear to be homeless from the BID areas” (NCH/NLCHP, 2002). Besides 
“arresting beggars” (Parenti, 2000: 96), BIDs “typically focus on ‘broken win
dows’ in the literal sense, cleaning streets and providing a visible, uniformed 
presence, all toward the goal of making public spaces more inviting” (Conner, 
1999). 12 Kelling and Coles (1996: 199) note that many BIDs have a “uniformed 
presence” that often serves as the “eyes and ears” of the police, and they are in 
“radio contact with the police, and are trained to report suspicious behavior.” 
Parenti (2000: 96), however, asserts that such “private security forces [have] 
surpassed the cops as the main violators of street peoples’ rights,” yielding a

ii
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“private security matrix., where rent-a-cops are imbricated into the larger policing 
project through a delicate division of labor: private forces control interior spaces, 
aid the police in holding pacified streetscapes, and even launch offensives against 
nonviolent undesirables.” Thus, Jones and Newbum (1999: 106) discern that “a 
‘new feudalism’ is emerging, in which private corporations have the legal space 
and economic incentives to do their own policing. In this view, mass private 
property has given large corporations a sphere of independence and authority 
which can rival that of the state.” The result, identified by Hil and Bessant (1999: 
42), is that “police and [private] security personnel seek to exclude young people 
[and other undesirables] from such places so that they can be ‘purified’ and 
‘reclaimed’ for more ‘legitimate’ consumptive purposes” — an outcome that 
Parenti (2000: 97) appropriately terms “free-market social hygiene.”

In Tempe, the DTC and its private security force, TEAM (Total Events and 
Management), embody all of these practices, as noted by Berkley and Thayer 
(2000):

Private security can be effective, even on public streets, as a presence and 
deterrent, as a means of urging voluntary compliance, and as a first stage 
in an escalation. If they cannot gain voluntary compliance, they simply 
call the police. For example, the Downtown Tempe Community, Inc., 
uses private security to serve as eyes and ears for the police department 
and to provide a low-contact variety of security. TEAM guards are 
young, mostly untrained, and unarmed, but effective nonetheless. On 
Friday and Saturday nights, TEAM makes 60 percent of all calls to the 
police department from the downtown area. When bicycle officers arrive 
to trouble spots, TEAM watches the bicycles.

DTC’s literature notes that it has “increased relations with the Tempe Police 
Department to ensure criminal activity within the homeless population was 
curbed.” To that end, the DTC was able to “directly affect the arrest of 8 individuals 
engaged in illegal activity and provide information on criminal activity to the 
police officers assigned to the downtown.” The DTC’s Web site observes, 
“through our Downtown Ambassador Program and private security contractor, we 
serve as crowd watchers and crime reporters for the police.

In early 2001, however, the DTC severed official contractual ties with TEAM, 
which is now employed by DMB Associates, a commercial development company 
with one of the largest private property stakes in downtown Tempe, including the 
“Centerpoint” retail complex. As Rod Keeling (DTC, 2001) explains:

The DTC has a long-standing relationship with our Police Department.
Over the years, the relationship has evolved and refined to the point 
where other cities around the country are looking at how we work 
together.... Earlier this year, the DTC made a fundamental change to our

13
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downtown safety program We discontinued contracting with a security 
guard company and turned our focus on our Ambassador program. Our 
DTC Ambassadors are crowd watchers and crime reporters for the police 
but they are not security guards. We want to assist the police, not take the 
place of them. We believed then and are convinced now that our move 
from street security to street concierge presents a better image for 
downtown Tempe without compromising safety. In fact, downtown is 
safer than ever before. Now it’s friendlier too. Just look for the teal shirts.

With all those “crowd watchers” (i.e., voyeurs) and “crime reporters” (i.e., 
snitches) in place, the feeling of “security” is indeed palpable

Cleaning Up, Cracking Down, and Ordering Out

The face of “social hygiene” presented by such scenarios isn’t quite so 
“friendly” for Tempe’s homeless residents, who experience regular “sweeps” 
and “ID and warrant checks” (Kevin interview, 2000), as well as episodes in 
which “the cops’ll go out and find our squats and burn all our clothing, our 
IDs...they harass us all the time” (Katy interview, 2000).14 As the Salvation 
Army’s Julie Cart (interview, 2001) notes, “everyone out there living on Tempe 
streets has been arrested ..it’s part of their lives.” In this regard, Gregg Barak 
(1991: 85) reports the results of a study of police harassment of the homeless in 
San Francisco. Based on a survey of almost 300 street people, 96% reported 
having been told to “move along” when doing nothing wrong; 93% had been 
ordered to produce identification without cause; 80% said that their body, 
clothes, or possessions had been searched for no reason; and 50% had been 
“physically beaten or brutalized by a police officer.” As one possible explanation 
for why the homeless suffer such affronts and attacks at the hands of the police, 
Don Mitchell (1997b 393) observes that “the homeless so effectively challenge 
the authonty of the police. They challenge the police’s competence to control 
space.” In Tempe, “Kevin” (1999, 2000) in particular has been a frequent target 
of this spatial battle, having been arrested 43 times in a three year peuod (1997 
to 2000) for offenses such as public consumption of alcohol, trespassing on 
private property, and public urination.15

These patterns of enforcement are so common m Tempe that the lead 
researcher on a city-sponsored “homeless needs assessment” study told the city 
council on the night it was submitted (November, 26, 2000):

Doing the report has been a real eye-opener, It is very disturbing as a 
Tempe resident to see the harassment of people who are homeless in 
Tempe. Being homeless has itself been criminalized. I have seen people 
harassed by the police and TEAM in Tempe. Where is our public space?
The dehumanization of it all really disappoints me and I hope that ton ight
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is the first step in stopping this criminalization. These are our residents 
and they shouldn’t be treated as they are.

Despite such sentiments, the enforcement situation in Tempe has worsened 
since the time of the “needs assessment.” A particularly sinister trend has been the 
imposition of fines on homeless defendants convicted of petty offenses. “Katy” 
(2000), for example, a middle-aged homeless woman in Tempe, incredulously 
describes how she received a fine for drinking in public: “A $285 dcket! Where 
the heck is a homeless person gonna get $285 to pay them off? That’s pretty stupid, 
I mean, getreal, ” Tempe’s “Bill” (2000) likewise refers to such fines as “extortion 
money,” and notes that the result is usually that “an unpaid fine then becomes an 
arrest v, arrant, so the nexttime they run your ID, you’re goin’ tojail” (cf. Howland, 
19q4). With such punishments in mind, offhand comments such as Kelling and 
Cole’s (1996: 15) that public disorder laws are usually “punishable only by fines 
or community service” come across as particularly cruel. As for the “community 
service” option, the DTC Web site touts “increased relations with the Tempe City 
Court that allow the homeless to complete their community service by working to 
clean up the downtown under the direction of the DTC.” Apparently, the micro
republic of the DTC. like its alter ego the city of Tempe, now possesses the power 
of punishment and criminal collections. In fact, a recent report on homeless 
criminalization in the United States (NCH/NLCHP, 2002) has properly criticized 
such “alternative sentencing” schemes as “the newest marketing tool for public 
safety advocates who cloak their ‘urban cleansing’ policies in social service 
language ”

A further enforcement wrinkle in Tempe appeared in a joint DTC-Police 
Department pronouncement that a “new crackdown on panhandlers and sidewalk 
sitters” would commence in early 2002, a scheme in which the police are 
“encouraging businesses to aci as witnesses to help make arrests” (Davis, 2002). 
“Right now we are on a mission to reeducate businesses that they can be 
witnesses,” Tempe police Sergeant Noah Johnson told the ASU State Press. 
“Businesses can aid in an ests like individuals can,” he said. Par their part, the DTC 
(through operations manager Chris Wilson) stressed that “now. businesses can call 
police if one of their customers is panhandled, as long as someone saw it happen” 
(in Davis, 2002).16 “The police are finally coming around,” Wilson said. “They 
realize that if they can get rid of low-level crimes and criminals, then the big crimes 
will disappear with them.” Given the inherent illogic of these “broken windows” 
policies, the self-fulfilling nature of such constructions of “crimes and criminals” 
is apparent The DTC's (2002a) account of this new police crackdown is revealing:

Thanks to the Police Department, downtown Tempe may become a safer 
and more friendly place. On Thursday , Dec. 27, Officer Whit Roesch 
made an important arrest. He took into custody a young man who was 
aggressively panhandling on the corner of Fifth and Mill Avenue in front
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of Starbucks. This arrest marked the first of a new campaign to crack 
down on aggressive panhandlers. The new crusade has sprung from 
clarification of a certain city code that states that officers need only have 
witnesses to the panhandling, not necessarily the victim. This will allow 
many more arrests of aggressive panhandlers, making Tempe a safer 
place.

This “new crusade” includes a punitive and exclusionary twist called an 
“Order Out,” which is “a stipulation to the parole of people arrested under the 
panhandling city code [mandating] that the person arrested could not r eturn to that 
district, in this case downtown Tempe” (DTC, 2002a). Such “ordering out” is not 
what one might ordinarily think of in a city full of restaurants and eateries — an 
irony evident in the fact that many homeless panhandlers are begging for food or 
money to buy it. Then again, perhaps starvation is an (un)intended “benefit” of 
such blatantly discriminatory and brutally exclusionary schemes.17

Conclusion: f rom Criminalization to Extermination

Unsurprisingly, the “extermination” scenario is never far from the surface of 
the homeless experience, since it is the logical aim of these myriad policies and 
practices of criminalization- As Madeleine Stoner (1995 161) notes,

the images of homeless sweeps are reminiscent of holocaust roundups in 
Nazi Germany. To dramatize the message that homeless people are not 
welcome, police officers frequently conduct large-scale campaigns in 
which they arrest homeless people, handcuff them, mark their arms with 
identification numbers, drive them to the police station where they await 
formal charges for hours without food and water, and finally drive them 
to the edge of town after detention, drop them off, and tell them not to 
return.

Samira Kawash (1998:336- 337) likewise describes an “increasingly vengeful 
war on the homeless” in which “both threats and acts of violence are neces sary to 
maintain this exclusionary force.” As Tempe’s “Bill” (2000) laments, “it’s like 
Gestapo Germany around here.”

Street people are repeatedly subjected to “violent processes of containment, 
constriction, and ccmpressiou that seek not simply to exclude or control the 
homeless but rather to efface their presence altogether” (Kawash, 1998: 330). 
Much of this evert and recurring violence logically flows from the fact that little 
in the lives of the homeless takes place behind closed doors, yielding a condition 
of having “no place to perform elementary human activities” (Waldron, 1991). 
Constrained to exist in public places, the homeless are constant targets of 
regulation, criminalization, expulsion, and erasure. They are at once exceedingly 
obvious, and yet ghost-like m their transparency; they are “visible and invisible at
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the same time” (Miller, 1991:164). Thus, to be homeless means having “nowhere 
else to go” (Waldron, 2000) and having “lost entitlement to any existential 
ground” (Davis, 1990). As “Katy” (2000) muses: “What’re they gonna do, put us 
on a rocket ship and send us to Mars ? I mean, where the heck is the homeless gonna 
go, besides Tempe?” Kawash (1998: 326) adds, “there is no place in the contem
porary urban landscape for the homeless to be,” and “to be homeless is thus to be 
thrust into the public without recourse.” Waldron (2000) defines homeless people 
as those who “have no private space” and are thus left with “no alternative but to 
be and remain and live all their lives in public.” He raises the obvious dilemma that 
the homeless are excluded from all the places governed by private property; since 
private and public places exhaust all the possibilities, there is nowhere for the 
homeless to perform basic survival actions. Thus, “such a person would not be 
permitted to exist” (Waldron, 1991).

As an antidote to the philosophical and pragmatic horrors of such extermina
tion scenarios, homeless advocates must “discover ways to make the violence 
written on the homeless body legible” (Kawash, 1998). Throughout my investiga
tions of homeless policymaking, such principles, grounded in the material 
conditions and lived experiences of street people, have guided me, as has my desire 
to “make the violence legible” through discourse and activism.

NOTES

1. A relevant example here is that: “Tempe’s mayor supports individual culpability for 
homelessness, identifying the homeless problem in Tempe as primarily related to ‘packs of kids’ 
choosing to be homeless and frequenting the downtown area.... Business organizations also emphasize 
the individual deviancies of the homeless and actively pressure public officials to reduce homeless 
access and resources” (Brinegar, 2000: 510).

2. As Mitchell (1996: 166, 171) notes, in “asserting the primacy of property rights,” the 
lawgivers “often struggled to couch those rights in a universal language that masked the class-based 
nature of their rulings. This universal language typically was a language of civility and order.... 
Orderliness can thus quite easily serve power.”

3. Legal scholars such as McConkey (1996) and Baker (1990) assert that prohibitions against 
conduct associated with basic survival come dangerously close to violating the Supreme Court’s 
proscription against “status crimes,” and suggest the interposition of a “necessity defense” when there 
is no other choice presented to people charged with crimes regarding acts such as sleeping and 
eliminating.

4. See also Howland (1994: 34): “If sleeping in public places is illegal, that means at least 
325,000 people are faced with the nightly choice of breaking the law or staying awake.”

5. Numerous other studies confirm the growing appearance and application of “anti-homeless 
legislation,” including Baker (1990), Barak (1991), Smith (1994), Millich (1994), Stoner (1995), NCH 
(1997), Munzer (1997), Mitchell (1998a, 1998b), and NCH/NLCHP (2002).

6. The latter article is subtitled ‘Tempe follows college towns’ trend of tougher restrictions,” 
and notes that “the Valley’s liberal college town has attacked personal liberties with a slew of restrictive 
laws.”

7. Though there is no obvious single reason for this trend, some-possible explanations include: 
(1) “liberal” cities have often been viewed by the homeless as more tolerant and welcoming, thereby
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increasing the number of homeless in such cities; (2) many of these “liberal” cities are in the “new 
West,” where development schemes are fast being implemented, causing immediate spatial conflicts 
with homeless populations; and (3) “liberalism” as a socioeconomic philosophy entails the growth of 
corporate hegemony and managerial values, processes that can contribute to homeless exclusion.

8. See www.downtowntempe.com.
9. In response to Jackson’s assertions, a Houston alternative paper (Liskow, 1999) maintained 

that “in reality, civility ordinances would primarily target street people.”
‘More importantly, in relying on police to distinguish between desirable and undesirable 

elements in the community, there is no way to ensure that the criteria they use to make these distinctions 
will not be invidious or impermissible ones.... The likely success of the only safeguard suggested by 
[Wilson and Kelling] — appropriate selection, training, and supervision of police officers — is belied 
by examples of discriminatory enforcement of criminal laws and ordinances by police officers across 
the country” (NLCHP, 1999).

11. See Zukin (1997).
12. See also Mealer (1999) and Jackson (1998) on how the directors of BIDs in Austin and 

Houston are “firm believers” in the broken windows theory. The DTC’s Web site likewise notes that 
“we seek ordinances that advance our ‘Fixing Broken Windows’ strategy.”

13. The origins of private security in downtown Tempe are instructive, as explained by the DTC’s 
Downtowner newspaper (2000a): “Mill Avenue and downtown Tempe have seen many changes in the 
last century with the most dramatic coming in the last ten years. As Tempe has evolved, so has TEAM 
to meet the needs of this growing community. During the weekly gatherings of eclectic and diverse 
groups, conflicts arose. Several business owners asked Mick Hirko to help and TEAM was started to 
provide security for downtown Tempe. Today, 250 TEAM members do everything from keeping 
parking safe to answering visitors’ questions and providing security services to businesses. ‘TEAM 
exists because of downtown Tempe,’ said Hirko. ‘And we’re dedicated to its future.’” A subsequent 
article (DTC, 2000b) adds: “TEAM watches the Tempe community as if it were their home — because 
that’s exactly what it is. TEAM’S patrol service roams the downtown Tempe area, checking properties 
on a regular schedule seven days a week. Late in the night, after restaurants and bars have closed and 
most people have gone home, TEAM can be found looking for break-ins, checking doors, observing 
suspicious behavior and coordinating with the Tempe Police Department to keep the downtown area 
safe.”

10.

14. A joint report by the National Coalition for the Homeless (NCH) and the NLCHP (2002) 
confirms the prevalence of such practices: “People who are homeless routinely report losing their 
possessions, identification, medication, and employment as a result of being arrested. When homeless 
people are arrested, they lose whatever tenuous hold they have on getting their lives ‘back together.’” 
See also Lelchuk (2001), who notes that San Francisco often “throws out personal belongings and 
medication.”

15. Though I remain critical of such policies, there are hopeful examples. Recently, New York 
City police officer Eduardo Delacruz “was suspended for 30 days without pay after he refused a 
sergeant’s order to arrest a homeless man found sleeping in a parking garage. In gratitude, organiza
tions for the homeless put together a fund for the officer, his wife, and five children. Homeless people 
also contributed change scrounged from passersby, money earned from recycling cans and bottles, 
even a portion of their welfare checks. According to police, Delacruz told his superiors in the 
department’s Homeless Outreach Unit that he would not arrest a homeless man for trespassing because 
the man had nowhere else to go” (Williams, 2002).

16. However, in their DTC Insider publication, the DTC (2002b) asserts that, “thanks to 
clarification of a city code, Tempe police officers no longer need a victim’s account of aggressive 
panhandling to make an arrest — businesses, or individuals may act as witnesses. Downtown 
businesses may now notify police of aggressive panhandling themselves, rather than waiting for 
someone else to report these activities. The reports may be made anonymously, as well.”

17. An example of these patterns arises from events in Asheville, North Carolina (Barber, 1998):
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‘“I started hearing how kids were being chased away by police for sitting downtown during the day,’ 
[one resident] relates. ‘There were a lot of stories floating around about kids being shook do wn by cops, 
which means they run your ID or flip through your bags for no apparent reason, other than you’re sitting 
there and you look different.’ According to Asheville Police Chief Will Annarino, these young 
people’s behavior often violates specific city ordinances. He denies that the police are harassing the 
kids, saying officers are merely doing their job by responding to merchants’ complaints. Annarino 
admits that certain selective law-enforcement practices come into play, but he insists that those 
practices are based not on cultural biases but on economics. ‘We have to make tough decisions every 
day on how to best utilize our personnel in direct reaction to complaints from citizens, ’ adding that the 
majority of complaints come not from kids who feel harassed but from merchants and tourists. ‘The 
merchants demand that their rights not be violated,’ Annarino explains. Some kids charge that the 
police are using far more force than is necessary to respond to nonviolent crimes, crossing the line into 
undue aggression and outright harassment. Annarino admits that some ordinances are now being 
enforced more aggressively than before, but he says this is simply due to the increased police presence. 
Annarino denies knowledge of any such incidents. ‘All I can say is that officers sometimes use their 
discretion in matters like these,’ he observes. Some merchants say they have no interest in compromise: 
They just want the street people cleared out, period.”
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We use this article to argue for greater recognition of legally imposed 
spatial exclusion—banishment—as a (re)emerging and consequential social 
control practice. Although the new social control techniques that entail bam 
ishment are buttressed by a blend of civil, administrative, and criminal law, 
they are best understood as punitive in nature. This argument is supported by 
two empirical findings. First, interviews with the banished indicate that spatial 
exclusion often has significant negative consequences akin to those identified 
by Sykes (1958) in his seminal account of the pains of imprisonment. Second, 
court data show that the growing use of civil and. administrative banishment has 
increased the number of criminal cases involving allegations of noncompliance. 
These findings suggest that analysts of punishment might usefully broaden their 
focus to include phenomena that combine civil, criminal, and legal authority, 
and are not defined as punishment by their advocates.

The deepest meaning of spatial separation was the banning or 
suspension of communication, and so the forcible perpetuation of 
estrangement.
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INTRODUCTION

Spatial regulation is a key component of efforts to maintain order and 
exercise social control (Kedar 1996; Herbert 1997; Bauman 200C; Foucault
2003) . Indeed, governments have long relied upon territorial strategies such 
as banishment, quarantine, transportation, deportation, and incarceration to 
respond to the threats of disease, migration, disorder, and crime. Theorists of 
social control have identified two main modalities through which spatial 
control is exercised: expulsion and containment. Control strategies aimed 
at expulsion take many forms but generally involve the forced removal 
of specified individuals or groups from a designated territory (Kedar 1996; 
Bauman 2000; Foucault 2003). Banishment, for example, was employed in 
ancient Babylon, Greece, and Rome, as well as by British authorities through' 
out the British colonial empire (Armstrong 1963; Snider 1998; Borrelh 
2002-2003).

With the important exception of deportation, control strategies that rely 
upon spatial exclusion from sovereign territories have been largely replaced 
by tactics that rely instead upon containment or confinement. Indeed, 
“modernist” control institutions such as mental hospitals and prisons seek pri
marily to enclose, capture, and contain (Ewick 1998, 50; Simon 1993; Rhodes
2004) . Although the roots of this control strategy arguably lie in the man
agement of the plague (Foucault 2003), containment grew to become most 
closely associated with prison and other incarcerative institutions. Contain
ment is also used by city officials as a strategy for dealing with problem 
populations such as the homeless (Davis 1992).

Recently, however, social control strategies aimed primarily at spatial 
exclusion have enjoyed a surprising renaissance. Although the massive 
expansion of US prisons and jails is understandably the focus of much atten
tion, analysts also call attention to new architectural forms of sociospatial 
exclusion, the expansion of privatized spaces of consumption and leisure, 
and the contraction of public spaces. Fences, gates, walls, and armed security 
personnel are increasingly used to channel the socially undesirable away from 
sites of luxury living in cities from Sao Paulo to London to Los Angeles (Davis 
1992; Caldeira 2000; Lynch 2001; Harcourt 2005; Crawford 2008).'

Moreovei, new legal tools that entail spatial exclusion are now employed 
in municipalities across the United States (Davis 1992; Kelling and Coles 
1996; Sanchez 2001; American Prosecutors Research Institute 2004; 
National Coalition for the Homeless 2006). As we describe below, these 1

1. As this example suggests, the juxtaposition of exclusion and containment is somewhat 
misleading; they are, arguably, two sides of the same coin. The exile is both excluded and 
contained: an incarcerated person may be said to be contained but is also excluded (Bauman 
2000). Nonetheless, the juxtaposition of exclusion and containment provides a useful way 
of conceptualizing changes in the spatial objectives associated with various social control 
strategies.
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techniques are distinguished by their capacity to spatially exclude the 
unwanted over time and by their legally hybrid nature. Specifically, these 
tools banish their targets from contested urban spaces for extended periods of 
time and rest on an innovative blend of civil, criminal, and administrative 
law. Similar measures are in use in many other cities of the global north, 
particularly in Western Europe and Canada.'

The return of control strategies that seek explicitly and primarily to 
exclude the socially undesirable marks a significant, if inadequately under
stood, development, one that underscores the centrality of territoriality to 
social control efforts. Most such exclusionary control strategies fell into 
disrepute and disuse in previous centuries The use of transportation as a 
criminal sentence, for example, was abandoned by the mid-nineteenth 
century (Garland 1990). Banishment, too, came to be seen as an archaic and 
outdated practice. As one legal scholar put it, banishment “would seem more 
appropriate to Romeo and Juliet or Great Expectations than to the solution 
of problems in a modem society” (Armstrong 1963, 758), and most US 
states now prohibit interstate banishment (Snider 1998) Similarly, the US 
Supreme Court’s invalidation of vagrancy and loitering laws in the 1960s 
and 1970s was predicated, in part, on the Court’s recognition that these laws 
were used to regulate access to and movement through space, particularly by 
people with marginalised social statuses.2 3

Yet the decline of interstate banishment and the invalidation of the 
vagrancy and loitering statutes did not mean that efforts to control the spatial 
mobility of the socially undesirable ceased. Instead, municipalities across the 
country developed a variety of new social control tactics oriented toward 
spatial exclusion. As a result of their legal hybridity, these new tools are less 
vulnerable to constitutional challenge than the vagrancy and loitering laws 
they arguably replace (Beckett and Herbert 2C08). Examples include civil 
commitment laws (Scheingold, Olson, and Pershing 199^-), civil gang inj unc
tions (Maxson, Hennigan, and Sloane 2005, Stewart 1998), no-contact 
orders (Suk 2006), and off-limits orders and innovations in trespass law that 
authorize officials to spatially exclude those perceived as disorderly from 
urban spaces (Beckett and Herbert 2008).

These new social control strategies are largely ignored by students of 
punishment, who typically limit their attention to “the legal process whereby 
violators of the criminal law are condemned and sanctioned in accordance 
with specified legal categories and procedures” (Garland 1990, 17). Given

2. On the United Kingdom, see Raco (2C03), Flint and Nixon (2006), Millie (2008), and 
Ramsay (2008). On Germany, see von Mahs (2005) and Belina (2007). On France, see Dikec 
(2006). On Canada, see Hermer and Mosher (2002).

3. In these decisions (including Papachristou v. Jacksonville 1972, Robinson v. Califorr.iu 
1962, and Powell v. Texas 1968) the Supreme Court ruled that penalizing people for behaviors 
over which they had no control—that were, in legal terms, based on status—was unconstitu
tional (see Ellickson 1996; Kelling and Coles 1996).
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the importance of criminal law for generating punishment—particularly in 
the contemporary United States—it is understandable why scholars would 
focus there. Nonetheless, this focus on legal punishment administered to 
those convicted of criminal law violation has been the subject of several 
important critiques.

First, critics argue that restricting scholarly focus in this manner obscures 
the changing and multifaceted nature of the sanctioning process (Freiberg 
1987) and omits penalties, such as lynchings, administered by civilians (see 
Godoy 2006). In addition, limiting scholarly attention to these convicted of 
criminal law violations ignores the process by which issues and behaviors 
are variously defined as the object of civil, administrative, or criminal law 
(Freiberg and O’Malley 1984; Greenspan 1994; Braithewaite 2003). As 
Freiberg (1987) notes, this process is political and often contested, and may 
have important implications for both the distribution of power and the 
allocation of rights.4 5 Finally, a limited focus on the criminal law process 
ignores the ways in which civil, criminal, and administrative law are increas
ingly blurred (Freiberg and O’Malley 1984; Freiberg 1987; Greenspan 1994; 
Beckett and Herbert 2008). As one advocate of Seattle’s parks exclusion law 
put it, “Unfortunately, the wheels of (criminal) justice turn slowly . .. civil 
law must fill in these gaps.

Indeed, legally hybrid techniques that blend elements of civil and crimi
nal law often shift the burden of proof and lestrict rights in ways that benefit 
the state (Freiberg and O’Malley 1984). This is certainly true of the new 
social control techniques highlighted here. As a result of their legal hybridity, 
these new social control mechanisms provide minimal avenues for contesta
tion, thereby diminishing the rights-bearing capacity of their targets. As 
Cheh (1991) notes,

»5

Police and prosecutors have embraced civil strategies not only because 
they expand the arsenal of weapons available to reach antisocial behav
ior, but also because officials believe that civil remedies offer speedy 
solutions that are unencumbered by the rigorous constitutional protec
tions associated with criminal trials. ... A persistent question remains 
regarding the use of civil remedies to check antisocial behavior: what 
constitutional limits constrain their use? (1327)

We use this article tc argue for greater recognition of spatial exclusion— 
banishment. Imposed through such legally hybrid control tools, banishment 
is a (re)emerging and consequential social control practice. Drawing on case 
study materials from Seattle, Washington, we also argue that the new social

4. For example, persons under correctional supervision are subject to administrative rather 
than criminal iegal authority, a pattern that has important consequences for the nature and 
strength of the rights protections possessed by probationers and parolees (see Greenspan 1994).

5. Letter from Harry Ferguson (Ferguson 1998).
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control techniques that entail banishment are best understood as punitive in 
nature, their legal hybridity notwithstanding. Indeed, this hybridity strength
ens the state’s capacity to punish. This argument is based on three interre
lated claims. First, we argue that many of the new urban control tools are 
aimed explicitly, and primarily, at spatial exclusion; by compelling their 
targets to “quit” a place, they entail banishment, a practice that is widely 
recognized as punishment. Second, we draw on interviews with the banished 
to show that the pains triggered by banishment are qualitatively similar to 
those caused by imprisonment. Finally, we use police and court data to show 
that the employment of the techniques that entail banishment often leads to 
arrest and conviction. In addition to inflicting many of the pains associated 
with confinement, banishment makes traditional punishment—criminal 
justice sanction- possible when if would not otherwise be.

In the first section of the article, we provide an overview of the nature 
and use of newly innovated social control tools utilized in Seattle and an 
increasing number of other cities. The following section describes the data 
and methods used to analyze the consequences of these control tactics for 
their targets and for the criminal justice system. The final section summarizes 
the empirical findings and offers reflections on their theoretical and political 
significance.

BANISHMENT’S RETURN

In an attempt to restore order and civility to urban landscapes increas
ingly populated by the unhoused, many municipalities, including Seattle, 
adopted “civility” codes in the 1990s (Kelling and Coles 1996; Body-Gendrot 
2000; Taylor 2000; Harcourt 2001; Herbert 2001; Snow and Mulcahy 2001; 
Gowan 2002; Hermer and Mosher 2002; Feldman 2004; Gibson 2004; von 
Mahs 2005; Herbert and Brown 2006). These laws criminalized many of the 
behaviors associated with homelessness, such as panhandling, sitting and 
lying on sidewalks, and camping, if not homelessness itself (Harcourt 2001; 
Hermer and Mosher 2002; Mitchell 2003). Since that time, many cities 
innovated and adopted more broadly applicable and legally hybrid social 
control tools aimed at eradreating disorder (Sanchez 2001; Beckett and 
Herbert 2008; Crawford 2008; Ramsay 2008).6 Seattle appears to be at the 
cutting edge of this trend toward increased use of banishment.

In the common law tradition, banishment is defined as “a punishment 
inflicted upon criminals, by compelling them to quit a city, place or country

6. For example, rhe Anti-Social Behavioral Ordinance adopted by the British govern
ment allows authorities to grant Civil Protection Orders (CPOs) in civil or administrative 
proceed ngs. The terms of the prohibitions these orders entail may be broad and include spatial 
restrictions. A breach of a CPO is a criminal offense (Ramsay 2008).
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for a specified period of time” (Black 1951) Some of the spaces from which 
people are banned in Seattle are, admittedly, comparatively small scale. And, 
as previously noted, the courts have generally not considered exclusion 
from a neighborhood or area within a city to constitute banishment.' It is 
thus perhaps better to use the term “exclusion” to describe the practices we 
evaluate.

Nonetheless, we argue that the new techniques entail banishment for 
three reasons. First, we seek here to emphasize the central role of the state’s 
coercive power in the exercise of this form of spatial segregation. The term 
“exclusion” is often used in a flexible way and frequently connotes less formal 
practices, such as shunning by one’s peers. By contrast, “banishment” implies 
a strong sense of overt state policy, a practice that emerges by dint of “official 
decree.”3 This is as true if it occurs through civil or administrative law as 
through criminal law. Second, banishment seems best to describe what its 
targets say they experience. As our interviews illustrate, the banished describe 
their spatial ostracism in strong terms, as more than a simple complication to 
their daily patterns but as an expulsion from the body politic. Finally, we use 
the term “banishment” to emphasize the degree to which the zoning logic it 
entails is expansionary. Although individual sites of exclusion are each typi
cally small, many are not. Further, many citizens are subjected to multiple 
exclusion orders, such that much of the city becomes a “no go" area for them, 
and their mobility through the city is thus extremely limited.

In short, we argue that banishment is back. Several new tools are 
responsible for its return in Seattle. These include parks exclusion orders, 
innovations in trespass law, and “off-limits” orders, each of which is described 
below.

Parks Exclusion Orders

One of the most important social control innovations has been the 
adoption (in Seattle, Washington; Portland, Oregon; and many other 
municipalities) of “parks exclusion” laws 7 * 9 Prior to the adoption of these laws, 
individuals could be removed from public parks (anested) only if there was 
probable cause that they had committed a criminal offense. Mote minor rule 
violations, such as being in the park after closing time, resulted in a citation.

7 Indeed, despite official proclamations against banishment, those arrested for vagrancy 
were often given the option of leaving town in lieu of jail time, a modified version of granting 
pardon to those willing to submit to banishment (Foote 1956; Armstrong 1963; Snider 1998; 
Borrelli 2002-2003).

8. The American Heritage Dictionary’s (1969) first definition of banishment is “To force 
to leave a country or place by official decree” (emphasis added).

9. For a partial list of other Washington State municipalities that have similar laws, see 
http://www.mrsc.org/Subjects/Parks/adminpg.aspx*tE.nforce (accessed July 30, 2009).

http://www.mrsc.org/Subjects/Parks/adminpg.aspx*tE.nforce
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Parks exclusion laws authorize police and parks officials to ban persons alleged 
to have committed minor infractions (such as being present after hours, 
having an unleashed pet, camping, urinating, littering, or possessing an 
open container of alcohol) from one, some, or all city parks for up to one 
year (depending on the number and type of violation).10 Although the parks 
exclusion ordinance is defined as civil and remedial rather than criminal and 
punitive in nature, a violation of one is typically a misdemeanor criminal 
offense (in Seattle, unofficially known as “Trespass in the Parks”).

The Seattle ordinance11 authorizes the police and parks officials to 
exclude an alleged rule violator without providing any evidence of wrong
doing. Based on a four-month sample of all parks exclusion notices, we 
estimate that the Seattle Police Department (SPD) issued over two thousand 
parks exclusion notices in 2005. Technically, those who are excluded for more 
than seven days have the right to appeal their exclusion. Yet there are several 
important barriers to submitting an appeal 1 Proponents of the law insist 
that this diminution of due process rights is appropriate because “[u]nder the 
ordinance individuals are excluded from a park, not arrested. Thus, due 
process is—and should be—less than for a criminal arrest ”13 In addition, 
advocates stress that, unlike arrest, the exclusion from a park or park zone is 
a “relative minor” sanction.14 This emphasis on the noncriminal nature of the 
exclusion itself obscured the fact that the ordinance created a new crime 
(Trespass in the Parks): being present in a park in violation of exclusion order.

Innovations in Trespass Law

In Seattle, police officers may also issue “trespass admonishments” that 
prohibit a person from being on a certain property or group of properties for 
an extended period of time, typically one year. Officers are granted this 
authority via a contract with property owners. The contract essentially trans
fers the property owners’ trespass authority to the police. Officers are thus able 
to issue trespass admonishments whenever they see an individual “without 
legitimate purpose” on properties that are normally open to the public. 
In many cities, including Seattle, police officers and others issuing these

10. For a provocative consideration of the regulation of large-scale, national parks, see 
Hermer (2002).

11. The formal title of the Seattle ordinance is the Parks Enhanced Code Enforcement 
Ordinance.

12. For example, the accused does not have the right to legal representation, and the 
written appeal must be postmarked within one week of the exclusion order. According to Parks 
Security, only ten to twelve of the thousands of people who have been excluded from city parks 
in the past decade have appealed their exclusion. In two of these cases the appeal was successful 
(Larry Campbell, Director, Seattle City Parks Security, phone call, June 6, 2007).

13. Letter from Harry Ferguson (Ferguson 1998).
14. Letter from Mark Sidran (Sidian 1999).
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“civil” trespass admonishments are not required to record the reason for the 
exclusion. The “no legitimate purpose” standard does not require evidence of 
criminal conduct. Nor does the banished person have an opportunity to 
contest his or her exclusion. A violation of these “civil” exclusion orders is a 
criminal offense: Criminal Trespass.

Like parks exclusion orders, trespass admonishments are used to limit 
access to other kinds of properties that are otherwise open to the public in 
Seattle. Our review of admonishments issued by the SPD during a four-month 
sample period from 20C5 suggests that the SPD alone issues nearly ten 
thousand trespass admonishments each year. Analysis of these data also 
indicates that people are routinely “trespass admonished” from Seattle librar
ies and recreation centers, the public transportation system, college campuses, 
hospitals, religious institutions, social service agencies, and commercial 
establishments.

In municipalities across the country, public housing authorities increas
ingly employ trespass law in an attempt to reduce crime. Where this is the 
case, streets located within public housing facilities may be conveyed to 
public housing authorities to endow those agencies with t he right to exclude 
certain individuals from those formerly public streets (Mitchell 2005). In 
other cases, public housing authorities are endowed by statutory law with 
the same right to exclude as private property owners. Some public housing 
trespass programs ban those who have been arrested for or convicted of par
ticular crimes from public housing buildings and grounds; this can even 
include residents. Other no-tiespass policies ban nearly all nonresidents. Still 
others allow law enforcement officers wide discretion in deciding whom to 
exclude and whom to arrest for violating their exclusion order (Goldstein 
2003; Mitchell 2005). In New York City, the increased use of trespass laws in 
public housing facilities and private apartment complexes has triggered a 
sharp rise in trespass arrests (Adame 2004; Fernandez 2007; Parascandola 
2007; Tabachnick 2007).

Unlike the parks exclusion ordinance, criminal trespass programs do 
not appear to be based on an explicit enabling statute, but rather upon a 
new interpretation of administrative/civil law. As a result, challenging 
their validity may be particularly difficult. In New York City, for example, 
a recent executive order authorizes housing authorities and police officers to 
permanently exclude people from public housing property for a variety of 
reasons. Although the city’s Operation Safe Housing program specifies 
that those arrested for selling drugs on public housing property may be 
excluded indefinitely, others may be excluded as well (Goldstein 2003; 
Adame 2004).

As a result of a second major initiative undertaken by the SPD and 
community prosecutors at the Seattle City Attorney’s office, the size of some 
cf the physical spaces from which people are banned is now larger. Dubbed 
“Trespass Programs,” these initiatives group similar and geographically
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proximate businesses together. For example, the West Precinct Parking Lot 
Trespass Program includes 320 downtown parking lots.15 A similar program 
admonishes individuals from 25 noithside motels. With these programs, if 
one is banned from one of the grouped locations, one is banned from all of 
them.

Off-Limits Orders

In Seattle and many other municipalities, judges, police officers, and/or 
correctional officers increasingly require those convicted of certain offenses to 
stay out of paiticular sections of the city as a condition of their community 
supervision sentence (Sanchez 1997; Flanagan 2003; Hill 2005). Because 
probationers and parolees are largely governed by administrative rather than 
criminal law (Greenspan 1994), persons on correctional supervision alleged 
to have violated their Stay Out of Drug Area (SODA) or Stay Out of Areas 
of Prostitution (SOAP) order are not entitled to the panoply of rights that 
attend, at least in theory, to the criminal process. In some cases, off-limits 
orders are also imposed on defendants who are not convicted of a crime. In 
Portland, Oregon, for example, orders to remain outside “drug-free zones” and 
“prostitution-free zones” may be imposed by police officers at the time of 
arrest or in lieu of arrest. These orders remain in effect even if the banished 
person is not convicted of a drug or piostitution-related offense (Sanchez 
2001: Sewell 2005).16 In Seattle, SODA and SOAP orders can be imposed on 
those arrested, but not convicted, as a condition of a defened prosecution.

The areas from which people are banned often comprise significant parts 
of the city, and may include the entire downtown core in which social and 
legal services are concentrated. According to the most recent data available 
in Seattle, for example, roughly half of the city’s terrain, including all of the 
downtown, is now defined as a “drug area” from which someone may be 
banned (see Figure 1).

Those subject to these off-limits orders are generally prohibited from 
being in the proscribed areas for any reason. Violations may be considered 
separate crimes worthy of an additional year of jail and/or a violation that 
extends the length of the probation sentence or warrants incarceration. In 
some locales, exceptions may be granted if people live, work, or have other 
“legitimate” reasons to be in the proscribed areas (Sanchez 1997; Flanagan 
2003; Hill 2005). In Seattle, judges’ willingness to grant such exceptions 
reportedly varies significantly.

15. Seattle City Attorney’s Liason Links. Spring 2005 (on file with the authors).
16. A similar statute was in effect in Cincinnati, Ohio, ffem 1996 to 2000, but was 

overturned in the Sixth Circuit; these spatial restrictions are now imposed on those convicted 
as a condition of probation in Cincinnati (Associated Press 2002). In Portland, exclusion orders 
stay on a person’s record even in the absence of conviction (Sewell 2005).
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FIGURE 1.
Trespass Admonishments by Census Tract, Seattle, 2005
Source: Seattle Police Department, Trespass Admonishment Notices issued in 
February, April, August, and November 2005.
Note: The map does not show trespass admonishments issued in the South 
Precinct, which were not provided by the SPD.
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TABLE 1.
Indicators of Social Disadvantage, City of Seattle vs. Downtown Seattle

City of Seattle Downtown Seattle

Poverty Rate 
Unemployment Rate 
Percent Disabled*
Single Parent Households

11.8% 29.9%
12.3%
30.5%
56.3%

3.6%
17.2%
23.6%

* Among adults aged 21—64-
Source. Data for City of Seattle from US Census Bureau 2000; data for Downtown Seattle 

taken from http://www5.metrokc.gov/KCCensus/ (accessed July 30, 2009).

Trends and Patterns in the Use of Banishment

Although our principal intent is to cast broad questions about the 
implications of banishment as an emerging form of punishment—and not to 
explain its social geography in Seattle—our data do suggest that its practice 
is somewhat concentrated downtown and that banishment is legitimated in 
multiple ways. Analysis of a four-month sample of all parks exclusion orders 
and trespass admonishments issued by the SPD in 200517 indicates that 
banishment is primarily used downtown, where the homeless and other 
disadvantaged groups are concentrated (see Table 1). Specifically, over 90 
percent of the parks exclusion notices issued during our four-month sample of 
2005 pertain to parks or park zones located downtown. Criminal trespass 
admonishments, too, were concentrated downtown (see Figure 2). Thus, the 
use of banishment is largely a “downtown story” in Seattle.

These data also indicate that banishment is used to exclude people from 
many different kinds of places (see Table 2). It is important to note, however, 
that an exclusion from a single location, such as a parking lot, commercial 
establishment, or park, may trigger exclusion from many such spaces as a 
result of the city’s creation of various “trespass programs” and “parks exclusion 
zones.” For example, a person excluded from any one of the establishments 
listed in Table 3 is banned from all of those listed for one year.

Officers issuing parks exclusion notices are required by ordinance to 
provide a reason for the exclusion. However, this is not true of criminal 
trespass admonishments. Indeed, officers failed to provide a reason for the 
admonishment in nearly 60 percent of the trespass admonishments included 
in our sample. Among cases where officers did offer a reason for the admon
ishment, a plurality were triggered by the allegation that a person was

17. The four months included in the sampling period were February, April, August, and 
November, chosen to maximize seasonal variation. The records were provided by the SPD 
through a Public Disclosure Act request.

http://www5.metrokc.gov/KCCensus/
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FIGURE 2.
Stay out of Drug Area (SODA) Zones, Seattle, 2005
Source: SODA boundary data provided by the Seattle Police Department.

somewhere he or she did not have legal authority to be: on private property, 
or on public property m violation of a prior exclusion order or a posted “No 
Trespassing” sign, or in violation of the city’s prohibition of sleeping/camping 
in public places. The next largest categories included alleged narcotics 
activity and possession or consumption of alcohol (see Table 4).
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TABLE 2.
Parks Exclusions and Trespass Admonishments by Location Type, 2005

All Exclusions/ 
Admonishments

Parks
Exclusions

Trespass
Admonishments

Commercial Establishments 
Parks and Recreation Centers 
Public Housing/Apartment Buildings 
Hotel/Motel
Hospitals and Medical Facilities 
Parking Lot
Pike Place Market and Historical 

District
Dept, of Transportation Property 
Social Service Agencies/ Shelters 
Piers
Religious Institutions

37.5%0 47.2%
100% 22.8%2.7%

9.9%0 12.5%
6.5%0 8.2%

0 4.2% 3.3%
3%0 3.8%

2.7%0 3.4%

0 2.6%3.3%
1.5%0 1.9%

1.8% 1.5%0
1.1%0 1.4%

Source: Seattle Police Department, Trespass Admonishment, and Park Exclusion Notices 
issued in February, April, August, and November 2005.

Note: Figures do not include trespass admonishments issued in the South Precinct, which 
were not provided by the SPD.

Justifying Banishment

The contemporary practices of banishment in Seattle—parks exclusion 
orders, trespass restrictions, and off-limits orders—together constitute an 
expanding social control net. We suggest that these practices are best under
stood as punitive in nature. By contrast, their advocates cast them as non- 
punitive, indeed, as an alternative to punishment.

The official rationale for employing banishment as a means of combating 
disorder is that removing the disorderly from contested locales will improve 
the quality of life of other people who live and work in those areas. For 
example, former City Attorney Mark Sidran, a leading proponent of efforts to 
combat “disorder,” emphasized that “misbehaviors” that do not rise to the 
level of crime “can destroy a park just as surely as cutting its trees or paving 
it over,” and argued that the parks exclusion law will “better protect Seattle’s 
parks from illegal and inappropriate behavior” (Sidran 1997). Similarly, King 
County Prosecutor Norm Maleng opined that the use of off-limits (e.g., 
SODA) orders would “have a positive impact on the neighborhoods of our 
city” by “drawing a line around a neighborhood and making it off-limits to 
drug offenders” (quoted in Emery 1991, B5). The threat of sanction (arrest or 
incarceration) is thus intended to deter the banished from returning to the 
places that ostensibly offer temptation. As the legal advisor to the SPD 
explained, “SODA orders will spare [the SPD] the frustration of arresting
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TABLE 3.
Rainer Beach Trespass Program: Participating Businesses

Vince’s Italian Restaurant 
Allstate Insurance 
Gem Reality
People’s Translation Services 
G’s Barbershop 
Video 4 You 
Komachi Beauty Salon 
Rany Food Mart 
Payless Shoe Source 
Rite Aid Drug

8824 Renton Ave. S. 
9000 Renton Ave. S. 
9000 Renton Ave. S. 
5013 S. Barton PI.
5015 S. Barton PL 
5019 S. Barton PI.
5027 S. Barton PI.
8600 Rainier Ave. S.
8824 Rainier Ave. S 
9000 Rainier Ave. S 
9000 Rainier Ave. S 
9019 Rainier Ave. S 
9021 Rainier Ave. S 
9040 Rainier Ave. S 
9050 Rainier Ave. S 
9099 Seward Park Ave. S. 
9102 Rainier Ave. S 
9150 Rainier Ave. S 
9238 Rainier Ave. S 
9232 Rainier Ave. S 
9245 Rainier Ave. S 
9250 Rainier Ave. S 
9255 Rainier Ave. S 
9252 Rainier Ave. S 
9262 Rainier Ave. S 
9304 Rainier Ave. S 
9305A Rainier Ave. S 
9305C Rainier Ave. S 
9325 Rainier Ave. S 
9367 Rainier Ave. S
9400 Rainier Ave. S
9401 Rainier Ave. S 
9416 Rainier Ave. S 
9420 Rainier Ave. S 
9428 Rainier Ave. S 
9431-9437 Rainier Ave. S 
9432 Rainier Ave. S 
9447 Rainier Ave. S 
9471 Rainier Ave. S
9258 57th Ave. S.
9259 57th Ave. S.

QFC
Bank of America
Southwest Mortuary 
Rainier Beach Dental 
Sub Shop #7 
SPD Storefront 
Jack in the Box
Pho Van Vietnamese Restaurant 
Rainer Beach Veterinary Hospital 
King Donut
Vinson Brothers Corporation
Safeway
Key Bank
Washington Dry Cleaners, Inc.
Safeway
McDonalds
Rainier Beach Chiropractic 
Seattle Best Cleaners 
Washington Federal Savings 
Roscoe Energy Systems 
Hong Kong Seafood Restaurant 
KFC/Taco Bell 
Living Color Beauty Supply 
Larry Veldyke Building 
Morris Tax Service 
International Beauty College 
Rainier Beach Cleaners 
Maya’s Family Restaurant 
Rainier Beach Espresso 
R &. R Real Estate Services 
Hair Studio 57

Source: Seattle Police Department, South Precinct Trespass Admonishment Form.
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TABLE 4.
Reasons Given for Parks Exclusion Order/Trespass Admonishment

Parks
Exclusion

All Exclusions and 
Admonishments

Trespass
Admonishment

No Reason Given 
Suspected Narcotics Activity 
No Legal Access*/Trespass 
Possession of Alcohol 
Disturbance (No Violence) 
Theft/Shoplifting 
Loitering
Sleeping/Camping 
Disturbance 
Other

0% 59.8% 45.7%
11.6%29.5%

14.8% 7.8% 9.4%
29.2% 3.5% 8.9%

1.5% 6.5% 5.6%
0% 6% 4.9%
0% 5.3% 4.2%

17.6%** 3.6%0%
0% 3.6% 3%

6.2% .7% 3.1%

Source: Seattle Police Department, Trespass Admonishment, and Park Exclusion Notices 
issued in February, April, August, and November 2005.

* Parks exclusion orders include people present in violation of prior exclusion order and/or 
in the park after closing time. Trespass admonished includes people on property not open to the 
public, public property in violation of a posted no trespassing sign (usually DOT property), 
and/or public or private property in violation of a prior admonishment.

During park hours.

someone one night and seeing them back on the streets selling drugs the next 
night” (quoted in Schellinger 1990, Bl).

In short, banishment is defended as a means to improve the quality of life 
of orderly urban residents. This rationale presumes that the world is neatly 
divided between the orderly and disorderly, with the latter serving solely as a 
vector of crime and vice. Yet matters are more complicated than this social 
cartography allows. For example, in his well-known analysis of the lives of 
book and magazine vendors in New York City, Mitch Duneier (1999) found 
that even if many of these street inhabitants committed “disorderly” acts such 
as talking loudly, using drugs, and spreading their wares on the sidewalk, they 
also acted as agents of informal social control on the streets. Moreover, the 
service they provided—selling recycled reading material—arguably enhanced 
the quality of life of some New York residents. In short, Duneier’s subjects 
could not be characterized solely as “disorderly” despite sometimes engaging 
in illicit behavior.

Official claims about the deterrent effects of spatial exclusion also tend 
to ignore important empirical matters, including the vexing problems of 
noncompliance and displacement, and the possibility that spatial exclusion 
may render the lives of the banished more rather than less disorderly. Indeed, 
the assumption that the banished will comply with their exclusion order(s) 
presumes that the locales from which people are banished offer little other 
than temptation. Yet compliance with an exclusion order may mean loss of
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access to important and stabilizing resources; for this reason, it is conceivable 
that many of the banished will not comply with their exclusion order(s).

In short, the practices that entail banishment are justified in part by 
claims that are subject to empirical inquiry. In particular, proponents argue 
that exclusion orders are relatively minor sanctions, serve as an alternative to 
punishment, and, by deterring the disorderly from returning to exclusion 
zones, will improve the lives of others who spend rime in those zones. The 
following analysis considers the validity of these claims, paying particular 
attention to the consequences of banishment for those directly targeted and 
for the criminal justice system. First, however, we briefly describe the data and 
methods utilized in rhis analysis.

DATA AND METHODS

Our assessment of banishment in Seattle shows that it is very much a 
form of punishment and should be understood as such. Specifically, we show 
that its targets experience many of the same deleterious effects that Sykes 
(1958) identified among the incarcerated. We also show that banishment 
works to expand the criminal justice system and to subject people to criminal 
punishment who would not otherwise experience it.

To analyze banishment’s effects on those who are subject to it, we draw on 
interviews with forty-one Seattle residents, each of whom possessed one or 
more of the banishment orders listed above at the time of the interview. These 
interviewees were recruited through attorneys, social service providers, flyers, 
and by word of mouth. The respondent pool thus comprises a convenience 
sample and may not be representative of the banished population as a whole 
Conducted between September 2006 and June 2007, the interviews took place 
in public locales such as coffee shops and parks, and ranged from thirty to 
ninety minutes in length. The interviews were semistructured: certain ques
tions were asked of all interviewees, although respondents were also able to 
introduce topics and issues. The interviews were tape recorded and later 
transcribed for analysis. Interviewees were paid $25 for their time. Information 
about the sample and their exclusion orders is summarized in Table 5.

To rely on interview data such as this requires one to confront the 
question of truthfulness: how do we know whether we can trust what our 
respondents are telling us? Several considerations bolster confidence in the 
reliability of these data. First, many of the interview questions focused on the 
subjective experience of banishment; although deceit remains a possibility, 
there is no higher authority on one’s subjective experience than oneself. 
Howevei, some questions did focus on “factual” issues. For several reasons we 
are confident that the answers to these and other factual questions are largely 
reliable, with a handful of exceptions. First, the responses we obtained were 
largely consistent with what we learned from other data sources For example,
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TABLE 5.
Characteristics of the Interview Sample

51.2%
48.8%
56.1%
29.2%
12.2%

Male
Female
Black
White
American Indian 
Latino/a 
Average age 
Homeless
Trespass admonishment 
Parks Exclusion 
SODA order 
SOAP order

2.4%
38
80.5%
41.7%
58.5%
41.7%
14.6%

in a prior analysis of police records of parks exclusion orders, we found that 
roughly 30 percent of these exclusions were triggered by alleged narcotics 
activity, 30 percent for possession of alcohol, and 30 percent for sleeping/ 
camping. Of the twenty-four individuals interviewed who had been excluded 
from city parks, a third fell into each of these three categories. Thus, the 
information provided in police records very closely matched the information 
obtained from respondents.

Two additional factors further enhance confidence in the reliability 
of these data. First, we relied upon the same kinds of indicators that are 
commonly used in everyday interaction to assess the reliability of the infor
mation with which we were supplied. That is, we considered the internal 
consistency of respondent’s accounts, as well as their demeanor. Most of the 
interviewees offered fairly consistent stories, convincingly explained any con
tradictions noted, and made eye contact throughout the interview. (This was 
not the case in two interviews, the results of which were discarded.) Finally, 
many respondents freely admitted in their interviews to engaging in illicit 
conduct. Those who had been SOAPed, for example, clearly and openly 
identified themselves as “working girls.” Others spoke freely of their struggles 
with addiction. In short, most of the interviewees were quite candid about 18

18

18. In some cases we checked people’s accounts of their legal history against the informa
tion available to the public through the King County jail registry. The jail registry lists each 
booking into King County Jail that has occurred within the past year and the charges that 
precipitated that booking. In every case we checked, those who told us that they had no criminal 
record had, according to the jail registry, not been booked into the King County Jail in the past 
year. We also checked the jail registry in a few cases when interviewees’ accounts strained 
credulity. For example, one interviewee failed to arrive for his interview twice within a two-week 
period. In both cases, he called days later and explained that he had been arrested for trespass and 
missed our appointment because he had been in jail at the time. Although we were initially 
dubious, his account was indeed borne out by the information supplied by the jail registry.
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their own less-than-flattering behavioral issues. Their candor is likely a reflec
tion of the fact that interviewees were paid for their time no matter what they 
said; moreover, because they were recruited through public defenders and 
social service providers, respondents likely perceived the interview environ
ment as safe.

These interviews are supplemented by police records and data provided 
by the Seattle Municipal Court, and the Seattle mayor’s office provided data 
analysts at each of these institutions. These data will be used to illustrate the 
increased use of banishment and its consequences for the criminal justice 
system.

BANISHMENT’S CONSEQUENCES

In this section we assess the effects of banishment on those subjected to 
it. As is illustrated below, the banished experience themselves in ways 
entirely congruent with Sykes’s catalog of the pains of incarceration. For this 
reason, we suggest that banishment be considered by scholars as a highly 
contemporary and consequential form of punishment. Before describing 
Sykes’s taxonomy, we need first to provide an overall assessment of the 
impacts of exclusion orders on those who receive them.

The punitive apparatus exerts its strongest force on those who refuse to 
comply with the terms of their banishment, for obvious reasons. One-third of 
those interviewed indicated that they largely complied with their exclusion 
orders; the remainder did not. A number of factors appear to discourage 
compliance. First, although jail is widely considered to be a decidedly horrible 
place, the fear of being jailed was not sufficient to deter many. This fact largely 
reflects the unpleasant conditions in which our respondents lived; it also 
underscores the importance of the space(s) from which they had been 
excluded to their lives and well-being.

Social contact was among the important amenities offered in parks and 
other exclusion zones. Richard,19 a Native American man arrested several 
times for returning to a park known as a gathering spot for Native Ameri
cans, reported that, “All the Natives like Victor Steinbrueck Park, you 
know, its how we find each other, or at least it used to be. And it’s beau
tiful, it’s got this great view, and there’s bathrooms there, and Debbie here, 
she used to bring us food once in a while.” In a follow-up phone conver
sation, Richard reported that he had just been released from his fifth jail 
stay for trespass in the parks that year: “They just can’t kick me out of 
there. That’s where my people are at.” Lou, a homeless African American 
man, also felt strongly about this:

19. Pseudonyms are used throughout the document.
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But uh, I go to parks where people be. People of all cultures and colors. 
Not, not where, not just some open field. An open field, that’s creepy. 
Very creepy. ... So the whole thing is just trying to find a place to be 
that’s safe and comfortable. Yeah, that’s safe, that’s comfortable, that's 
out in the light, you know, with people around, yeah. People of all 
cultures, you know.

This appreciation of the social contact afforded by parks and other 
exclusion zones was also keenly felt by homeless veterans who worried about 
their antisocial tendencies:

That’s another thing about the parks, is, you know, that you go in 
there, you have a thousand people around. . . . Have all the company 
you want but don’t have to talk to anybody in particular, And even 
though you may not talk to them, it’s good just to have somebody 
around, you know, because I, uh, that’s the worse thing I do is that I 
isolate ... so, like I said, I might not be social but I come to be around 
people (Darren)

For many, being around other people was crucial to their sense of security:

I feel like, you know, if people are around, you know, you might, the 
maniac might not catch you up, you know what I mean? ‘Cause I been in 
California where maniacs are, you know, people come and kill people, 
harass people for nothing, just because they are homeless, you know what 
I mean. So that’s why I choose to be in a park around people. (James)

Many respondents also reported that parks weie simply the only place they 
could go.

You know, we really don’t have no place to go because they kick us out 
of there [the shelters] for a certain portion of the day and we get to go 
back in at around 5:30 in the evening. So we really, really, really don't 
have any place to go but to that park, or to the fountains across the 
street, or to the other park, or whatever. (Lugena)

Although important, parks were not the only spaces that were reported 
to offer significant opportunities for social contact. Ronald, a homeless 
African American man, found shelter and other needed services at the 
Downtown Emergency Services Center (DESC), located in the SODA zone 
from which he was banned. Because he stayed at DESC, Ronald was told by 
the judge that he could be in the area during the day as long as he was not 
“loitering.” Even with this allowance, Ronald objected to the constraint his 
exclusion order and the prohibition against loitering imposed on his ability to 
maintain social relationships:
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They’re sayin’ I can’t do that [socialize] anymore, but I’m gonna do it. I 
got to do it! I’m not gonna say, uh, “I can’t talk to you, I got to get the 
to Lazarus center, I’m on a SODA.” Nooooo. [Pauses, adopts a street 
voice.] “Wassup, girl? Watch you doin’?” [Laughter.] That’s it. You know, 
I’m goin’ on with my life. I don’t have a home, at least let me have 
some fun!

In short, compliance with banishment orders is frequently complicated 
by the fact that the spaces from which people are banned usually offer crucial 
opportunities for social contact and relationships. Access to social services 
was also a key consideration. Parks and SOAP/SODA zones were reported to 
house a number of important services that rendered compliance with an 
exclusion order impractical:

They come over to 1st and Yesler, spread out the food, set up racks of 
clothes and you get a number and when they call your number pick out 
a few things. You know, they give out the hygiene kits. And it takes 
me out for all of that. Winch I need, all of that. So no, I still go the 
parks... . They got the clothing, they got the food, they got the medical 
attention right there, down here. Where am I gonna move?. . . See that 
[complying with a SODA order] is kind of difficult for me because I use 
the public health area down there, I have a case worker down there. I go 
through there, also like right down Belltown, there’s the DHHS [Depart
ment of Health and Human Services] office. I have to go to the DHHS 
office to complete my, uh, my work, to get my benefits and stuff. . . . Uh, 
Chinatown, I had to go there to the Social Security office, ’cuz I’m 
applying for SSI [Supplemental Security Income]. .. . You know? So 
I had to walk through Chinatown. My mother lives in the Central 
District, do you know what I’m saying? I can’t stay out of these areas. 
(Marjorie)

Many respondents also described a more amorphous sense that the place 
from which they had been banished was home.

I got to go there [to the SODA zone]—I don’t know nothin’ else! I know 
my way atound, now, pretty good now the downtown area, I’ve been here 
now since 2002.. .. But basically, this is home, this little downtown 
area, I don’t know anything else. . .. Them are the blocks that you walk 
around and keep your feet warm, or hustle, whether you panhandle, 
whether you wash windows, or whatever it is. That’s where you live. 
That’s your home, downtown. So, I mean, and a lot of times what they 
consider to be a dope area is not a dope area. You know it might be a 
place where a few smokers go smoke, or, um, but that’s it. But it’s your 
home too. (Daniel)
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Thus, whereas city officials who design and implement banishment 
policies appear to imagine certain parks or neighborhoods largely in terms of 
the illicit opportunities they afford, those interviewed reported a much more 
complex understanding of, and relationship to, these spaces. Often the areas 
from which they were banished were seen as the only place they felt at home. 
The fact that services are often concentrated in those same areas made the 
exclusion order painfully ironic, even nonsensical, for many. In sum, most of 
those interviewed reported that they were largely unable or unwilling to 
comply with their exclusion order.

Whether they complied with their exclusion order or not, banishment 
imposed many costs on most respondents. Only five of the forty-one inter
viewees reported that their exclusion order had largely positive effects. This 
comparatively small group reported that their exclusion order provided a 
helpful incentive to stay away from the people and places that afforded 
opportunities for trouble. As William, a recipient of a SODA order, put it,

Actually for me, it [the SODA order] betters my situation. I guess it’s 
strictly me because . . . I’m tryin’ to quit. This allows me not to be in that 
area anymore, so therefore I’m less likely to start usin’, you know. ... So 
when this was presented to me, it seemed like everything fell in place. 
Because I had an incentive to stay away from it, to get it over, to get on 
with my life.

Several others similarly reported that their exclusion order helped keep them 
out of trouble:

I was kind of pissed off at the time, because I was down in the park, you 
know, and I wanted to go back t o the park like everybody else. But in the 
long run, you know what I’m saying, in the big picture of it all, you know, 
it [the park exclusion] helped me stay out of trouble. (Sabrina)

However, the vast majority of respondents reported that their exclusion 
order(s) had overwhelmingly negative consequences. The pains described by 
these respondents paralleled those identified by Gresham Sykes (1958) in his 
now-classic analysis of the pains of imprisonment, including the deprivation 
of liberty, goods and services, autonomy, security, and psychic pam. The 
experience of each of these pains is described below.

The Deprivation of Liberty

One of our respondents’ main complaints was that their ability to move 
around the city was compromised by their banishment. This complaint was 
widely registered both by those who complied with their exclusion order and
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those who did not. The consequences of impaired mobility ranged from 
relatively minor to very serious:

Like for example, I can’t go to any stores in the area that I live in. . . . 
I have to go outside the area if I wanna go buy a bag of potatoes. 
(Marjorie)

Uh, it’s hard, ’cause most of the ones [sleeping spots] that aren’t very 
visible you usually have to, like some might be a business that don’t 
close ’til late ... or, like say, one spot was an automobile lot that had a 
couple, couple junk cars in the back, but they didn’t close ’til about 8, 
and so you know. So being homeless you’re tired all the time, you know. 
You, sometimes you have to wait until he closes, and the junk cars in 
the back, you go there and sleep, so like I say, it made it hard. 
(Thomas)

I lost my wallet up there. So therefore I can’t get up there and get my 
wallet back, and, uh, the person who has been entrusted with my 
wallet stays up there, so, uh, and he doesn’t have a phone, anyway, for 
me to get contact with. So I gotta go through the inconvenience of 
starting all over again, get the ID, Social Security card. And, uh, I got 
like a flagger’s card, I dunno if 1 11 get that replaced. And my CPR 
Certification, so I’m just going through a whole lot of changes with 
that. (James)

Those who did not comply with their exclusion order reported that their 
days were full of “duckin’ and dodgin’ “Oh, you duck and dodge a lot. Duck 
and dodge a lot” (Vicky). Others concurred: “I tried to be more careful, and 
dress with hoodies and hats and look like a little boy and shit like that. It was 
just a lot of ducking and dodging” (Cheryl). “Everything I do, and I live 
downtown, so I just like, stand on guard. Just, uh, you know, when you see the 
[police] van, you get to running” (Jim).

Ronald was one of several interviewees who lived in a shelter inside his 
SODA zone and who had been excluded from the parks as well:

I sneak all day long. I try to turn my head away [holding his hood over 
his head], try to see who’s in the cop car to see him before he sees me, see 
if he knows you, if he knows me I gotta make a move, maybe for a 
doorway or somethin’. Now, now, on this first arrest, for the SODA 
violation, DESC announced over the intercom, “They’re feedin’ in the 
park for anyone who wants to go over.” OK, first thing is, I’m trespassed 
from the park, so I got to go sneak in front of you [pointing at his friend], 
and I got to bribe somebody to let me up front sc I could grab somethin’ 
and get back out of the way. Then, I’ve got to be able to make back across 
3rd Street and get back up into DESC.



Penal Boundaries 23

For Sykes (1958), the deprivation of liberty refers not only to restricted 
movement, but also to social isolation: “The mere fact that the individual’s 
movements are restricted, however, is far less serious than the fact that 
imprisonment means that the inmate is cut off from family, relatives, and 
friends, not in the self'isolation of the hermit or the misanthrope, but in 
the involuntary seclusion of the outlaw” (65). Similarly, many respondents 
reported that their banishment limited their capacity to see family and to 
maintain their social contacts This was especially painful for people when 
their capacity to connect with family members or people of the same cultural 
background was diminished:

When I got trespassed from out here .. . and I got trespassed from the 
Lake Washington [apartments], you know what I’m saying, it kmd of 
clicked in my head, like, okay, they don’t want me here in this 
area, but this is my community, but I go to late night still, to this day, 
you know what I’m saying, I go to late night still, and I be hooping 
and playing dominoes and stuff. But now I can’t be doin’ that. 
(Earnest)

Because most of the Hispanic people hang out at Casa Latina, so it’s 
depriving me of people that, that I’ve gone to work with, from socialising 
with my own people! (Jose)

I used to bring dinners down to the park, you know, pot roast, stuff like 
that, for the Native men who won’t eat if nobody feeds them. But I can’t 
be doin’ that no more. (Debbie)

In sum, whether respondents complied with their exclusion orders or 
not, the result was often the deprivation of liberty, including both impaired 
mobility and the diminished capacity to maintain important social relation' 
ships and connections.

The Deprivation of Goods and Services

In Sykes’s formulation, the deprivation of goods and services refers 
to the capacity to ensure that one’s basic material needs are met. Many of 
our respondents reported that their capacity to meet their physical needs 
was significantly diminished as a result of their exclusion. Many also 
reported that their exclusion order reduced their access to crucial social 
services:

And at Christmas, you, I couldn’t go in there and get nothin’, no 
blankets, no food they was gtvin’ out, nothing. You know what I’m 
saying? And that’s not fair. (Maydean)
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Especially when I was trying to stay clean, it was really hard. When 
you’re trying to stay clean and sober, you’re trying to do things, get 
services, take care of things .. . but I wasn’t supposed to be down there. 
It made it real hard. (Felicia)

If they’re feedin in Courthouse Park, Occidental, I can’t go. If they’re 
over there feedin’ at 1st and Yesler, I can’t go. (Roxanne)

In some cases, the loss of social services had very significant and 
adverse consequences. Bob, a homeless white vet, was trespassed from the 
Veterans Administration after security found several clean needles in his 
backpack:

They told me I can’t go in any federal buildings now . .. it’s a catch-22, 
I mean, so what are you telling me, that I can’t go into the Veterans 
[Administration Building] ? Thing is, if I break a leg and I didn’t have no 
ID, no hospital. . . what are you telling me, I can’t get medical treat
ment at the Veterans?

For Curt, a long-time herein addict, the possibility of being picked up by the 
Department of Corrections (DOC) when carrying used syringes to the needle 
exchange facility led him to use that facility less regularly, at serious risk to 
his health

And I told [my probation officer], look, there’s no law against it [carrying 
clean needles], even though I’m on probation, even though I got a 
SODA, there’s nothing to prohibit me from having clean syringes. .. . 
And, uh, you know, uh, she told me, alright, I can’t keep you from 
carrying the clean ones, but she said God help you if you have a dirty 
one. So sometimes, you know, if the [DOC] van is out, I’ll just try to 
clean the needles I already got.

Thus, many respondents reported that their ability to access social ser
vices and other resources was diminished as a result of their exclusion 
order(s). In several cases, the consequences were dramatic. A number of 
respondents also reported that they lost income and/or work as a result of 
their exclusion. Jose was trespassed from Casa Latina: “Now I can’t get regular 
work, so I gotta hustle.” Others also reported losing a job or access to a job 
training program:

The main cost for me was, you know, I was going to do that program, that 
restaurant training program for homeless people, what’s it called? 
... Yeah, Farestart. I was gonna do that, but after I got the SODA, I was 
too scared to go over to it, especially at night. You know, the cops would 
be all over me if they saw me walkin’ around at night. (Felicia)



Vic, a white homeless vet who made his living by playing music at the Pike 
Place Market until he was trespassed for possession of alcohol, reported that 
his exclusion made it much more difficult for him to make a living. “Oh man,
I, I made my living at the [Pike Place] Market. I’ve been there for almost 
thirty years so, uh, when I’m kicked out of the Market for a year, it really puts 
a kibosh on my, my ability to make money.”

For some, the loss of work or income resulted from being jailed for 
violating an exclusion ordei. Marjorie reported that she lost a job as a result 
of being incarcerated for a SOAP violation:
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You know, you end up losing things. Like I lost a job 
because of being on SOAP, you know?
How’s that? What happened?
Because I went into jail! And I stayed in there two weeks. 
So, because of that, they didn’t want to hire me, or they 
didn’t want to rehire me, ’cuz what if you go to jail again 
because you’re in this area.

Marjorie:

Interviewer:
Marjorie:

Because Curt was frequently jailed for being in Ins SODA area, his SSI checks 
were often discontinued:

They, uh, basically, they would use that [the SODA order], and they 
would either catch me with something, like syringes, or what
ever . . . and I would end up in jail for a couple weeks to a month at a 
time. It affected my Social Security because after thirty days, they dis
continue it, and you have to reapply. So, uh, you would get out and you 
don’t have an income anymore, including food stamps, you have to go 
and start the whole process over and it takes months.

Thus, many respondents reported that their exclusion order made it 
more difficult for them to secure access to income, goods, and services, 
thereby compromising their ability to meet their basic needs.

The Deprivation of Autonomy

In his discussion of the deprivation of autonomy, Sykes (1958) high
lights not only the requirement that inmates follow certain rules, but their 
experience of those rules as both arbitrary and irrational: “From the point of 
view of the inmate population, it is precisely the triviality and irrationality of 
the official’s control that proves to be most galling” (73). This was certainly 
the experience of many of those interviewed:

When the city of Seattle decided to put services there [in Pioneer 
Square], they knew this was part of the game. You know? So I don’t see 
why they’re out there giving us a hard time. I mean, if I’m out there
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hitting somebody, yeah, if I’m out there selling dope, yeah. But if some
body’s feeding at the park, uh, I can’t go to the park and partake of the 
meal being offered . . . that’s bullshit. (Norman)

It’s definitely a class thing, there’s no doubt about it. Now, how do you 
control the masses, huh? Most, most of the time, I work with Indians an 
awful lot here at Chief Seattle Club, and many of them are indigent. 
Many of them have alcohol problems, so they hang out in the parks, 
which is the only place on the streets you can go. They sit there and have 
a drink, 'cause that’s the cheapest high they can get, to endure their 
meager existences, and, of course, here comes a police, “We want to clear 
’em out because we’re having those big ships come in from Alaska.” You 
don’t want those drunk Indians sitting on that park bench—that’s just 
terrible. It’s alright for the drunk Alaskans to sit down there and puke, 
but it’s not alright for the Indian guy. You know. (Vic)

Many also objected to the fact that an exclusion order meant that simply 
being in a particular place could be treated as a criminal offense. For these 
respondents, the exclusion orders were simply tco broad, and the failure to 
differentiate between criminal activity and mere presence was offensive:

’Cuz you can’t just assume somebody’s doing something wrong . .. some 
people are doing the right thing, like going to the meal line ... it 

erases differences, if you’re doing the right thing, or you’re 
doing the wrong thing. (Sabrina)
[SODA1

But, I mean, I can tolerate doing time if I do something wrong, I mean, 
I understand there’s consequences, but not when I’m not doing some
thing wrong, and they understand the living conditions, that’s different. 
(Coffee)

In short, many of the banished with whom we spoke described feelings of 
anger and frustration with what they experienced as the arbitrary or biased 
enforcement of illegitimate rules akin to what Sykes refers to as the depriva
tion of autonomy.

The Deprivation of Security

Sykes notes the ironic fact that society seeks to reduce the criminality of 
particular individuals by forcing them to associate almost exclusively with 
other criminals. He also observes that doing so diminishes the security of the 
incarcerated. Banishment similarly led our respondents to feel less rather than 
more secure. This finding is somewhat counterintuitive, as the parks and 
neighborhoods from which many were excluded are seen by many other
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Seattle residents as among the most dangerous. Nonetheless, many of our 
respondents felt most secure in these same spaces.

I feel safe down here [in the Pioneer Square area]. Because there’s a 
whole lot of people downtown, walkin’ around, plenty of police. But if I 
was to go to another neighborhood where there’s just dark, quiet streets 
and someone come along and just kick you in the head just because they 
happen to be drunk and they don’t like homeless. .. . I’m not with that. 
(Ronald)

Well, yeah, I feel unsafe, because now I’m sleepin’ in, you know, abnor
mal places. Up there [at the park], like I said, everybody looks out for 
everybody. I wasn’t worried about nothing. I am worried now. I am 
worried now. (Claude)

For some, this sense of insecurity stemming from an exclusion order was 
so powerful that they had difficulty sleeping. Jose describes how he got 
through the previous night after being kicked out of the park in which he feels 
comfortable:

I just walked all night long. My eyes hurt right now. I’m not gonna lie 
down and have some crackhead think that maybe I got three dob 
lars . . . no, I’ll walk all night. Sometimes I’ll walk over to that park 
called Freeway Park and I’ll sleep over there, but that’s not very safe. 
Mostly I walk.

The vast majority of those interviewed also reported that their exclusion 
order led to police harassment, regardless of whether they were in the place 
from which they had been banned. Julie, a homeless white woman, reported 
that she was harassed constantly after her exclusion from the parks.

Crrce you have your name in the system that they just, it, they always 
gonna pick you up, you know, for something, and now it’s like, but now 
they see me, I mean, they’ve run my name so many times. It used to be 
everyday, everyday, everyday. I’m just walking down the street and they 
say, “Hey, come here,” you know? And I dunno if that’s, uh, you know, 
if that’s okay to do, but, I mean, but they see I’m all clear and stuff, but 
still every day it’s “Come here we’re gonna run your name,” you know?

Police harassment, many indicated, severely undermined respondents’ sense 
of security:

And I just feel like they’re watchin’ me all the time, and stoppin’ me all 
the time, even when I’m just pullin’ in to Safeway. . . . God! Oh, now I 
can’t even drive? (Marjorie)
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I was being stopped by every, on sight, not by every cop, but by two or 
three different ones, and it just seemed like they . . . just wherever they 
saw me, whether I was staying at the mission, just wherever .. . Once I 
seen a cop come through the alley and he seen me, he arrested me. 
(Nate)

The fact that many respondents felt unable to comply with their exclu
sion orders, combined with frequent police stops, meant that many of our 
respondents cycled in and out of jail:

And if those NCIs20 come on you, you’re gone. You’re goin’ to jail. You 
know, you be back out in two, three, four days. And then you got to go 
back to court and take a chance on how many times this has happened, 
are you up to thirty days, forty-five days . . . last time 1 got thirty. . . .But, 
um, I been anested several. . oh, many times. . . It’s overnight, then 
out the next day. It don’t make sense. (Guy)

They, um, they basically gave me the three days time served, gave me a 
year probation, and told me I had to, uh, do eight hours of community 
service and also had to report to a probation officer. You know, it’s just in 
and out, in and out, (Pete)

In short, although one might predict that excluding people from “high 
crime” areas would enhance their sense of security, the opposite was true. This 
finding reflects the fact that places, and people’s relationship to those places, 
are far more complex and multifaceted than is allowed by the designation of 
a particular space as a high crime area or drug zone.

Psychic Pain

Sykes (1958) concludes his discussion of the pains of imprisonment with 
the observation that the most fundamental kind of pain imposed by impris
onment is psychic and symbolic m nature: “The individual’s picture of 
himself as a person of value—as a morally acceptable adult who can present 
some claim to merit—begins to waver and grow dim” (79). Elsewhere he 
notes that “the status lost by the prisoner is, in fact, similar to what Marshall 
has called the status of citizenship—that basic acceptance of the individual as 
a member of the society in which he lives” (66).

20. lire Neighborhood Corrections Initiative (NCI) involves joint SPD-DOC patrols. 
Inside the van, SPD officers can access databases for information of criminal warrants and for 
restrictions such as trespass admonishments. The DCC officers’ database is confined to those 
with any history with that department. The DOC officer seeks to determine whether anyone 
under supervision is in compliance with the various conditions of probation or parole.
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Many of our respondents similarly reported that their exclusion triggered 
feelings of shame, anger, hurt, and resentment. These respondents found 
the symbolic message embedded m their exclusion order offensive. Claude, 
excluded from Courthouse Park for sleeping, explained: “I felt offended, I was 
offended, like I don’t have any rights, like I don’t matter or nothin’. . .. And 
I was really offended.” Neil, kicked out of various parks for sleeping or 
drinking, put it this way: “Just being kicked out of a public place, it’s kinda 
embarrassing. Not only embarrassing, but, I dunno, but, yeah, being kicked 
out of society, it’s like you’re just no longer socially acceptable. Like you’re not 
really a member of society.”

Many homeless people were particularly insulted because they believed 
that their exclusion reflected a bias against and tendency to stereotype the 
homeless:

[Sign] It kind of upset me, because I feel that a lot of people categorize 
every person that’s homeless as either on alcohol, drugs, and uneducated, 
and that’s not true for everybody. You know, sometimes you just have a 
bad time, and that doesn’t mean that you’re a bad person, you know? Just 
because you’re going through trials and tribulations. (Sabrina)

Many also objected to what they perceived as race and class bias in rhe use of 
banishment:

How does it make me feel? At that particular time, two years ago, 1 felt 
like a I was a noncitizen, 1 felt like I was racially profiled, I was an African 
American, and I believe the only reason why they stopped me was 
because they knew they could, and they could get away with it. And the 
repercussions of them doing what they did would be very, very much less 
if it was someone other than someone who was African American, or 
of a minority persuasion. So, it made me feel like a noncitizen. It’s 
definitely a class thing, there’s no doubt about it. (Charles)

Now, I have not, I have not drank in the [Pike Place] Market [since my 
exclusion], but I can go to any bar in the Market, I can sit down with the 
sloshy drunk guys next to me, you know, guys off the ships and the guys 
are, you know, sailors off the boats, and hey, I [pretending to hiccup], I 
have [hiccup] no problem with that guy. You know, they don’t exclude 
him as he stumbles down the Market and knocks over the veggie stand, 
you know. No, he’s cool, or the fat guy with the big wallet who just got 
off the cruise ship from Alaska, and he’s still drunk when he gets off the 
ship. Yeah, see, those guys, that’s alright as long as you have money and 
you’re dressed fine, you know, in the finest fashions. (Vic)

The fact that exclusion orders were frequently experienced as offensive 
deepened the depression with which many of our respondents reported
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struggling. Lanya, a twenty-two-year-old African American woman who had 
been arrested for trespassing while trying to find a place to sleep on the 
University of Washington campus, put it this way:

But it’s just, like, so much stuff, like, that going on, and it’s hard to find 
a reason to live at all, even want to live You know, I mean, why would 
anybody want to live if they have nowhere to sleep, if they are getting 
dragged out of the bushes by the cops, you know, and they have to go to 
jail and go to court. You know, and they just, it’s not worth it. . . . 
Because you can’t go in this building, you can’t go in that building. If 
they see you walking across the street, if they see you talking to a friend, 
you know what I'm saying, you’re automatically arrested. And that, it 
takes my spirit away. It takes hope away. We’re hopeless people, you 
understand, we’re hopeless people . . . looking for hope.

Although Sykes’s typology was used to describe and conceptualize the 
experience of incarceration, a practice widely recognized as punishment, his 
categories also capture well the experience of banishment in Seattle. For all 
but a handful of our respondents, banishment had an array of quite negative 
consequences. These included impaired geographic mobility, a diminished 
sense of safety and security, loss of income and access to work, reduced access 
to social services, police harassment, and frequent entanglement in criminal 
justice institutions. For many, these material hardships were significantly 
exacerbated by banishment’s capacity to inflict pain, shame, anger, and 
resentment. To be banished, it seems, is to be punished.

As with many forms of punishment, banishment does not appear to 
generate its desired effects, at least according to our informants. Although 
space considerations preclude a full accounting of their responses, many 
respondents believed that spatial exclusion is highly ineffective in reducing 
disorder. In particular, many felt that spatial exclusion did nothing to address 
the underlying issues and, as a result, often led to displacement.

They used to tell me to get out of Pioneer Square, just ieave, take my ass 
to Belltown. When you get up to Belltown they’ll do the same thing. 
They’re just passing the buck. Kicking us from one section to another 
section. (Jose)

If f I got citywide SOAPed in Seattle, I would go to Tacoma. And so, 
when once a year went by, I would come back out here [to Seattle]. And 
by that time I was citywide SOAPed in Tacoma! You just travel from 
area to area, like, let’s say I was SOAPed out of this area. So, I go to 
Denny Park area. And then they SOAP you out of Denny Park area, and 
then you go to Aurora. And then they SOAP you out of Aurora, and 
then you go downtown. And then you’re in downtown and you get 
SOAPed out of that, then you can go to Tukwila. You know, and you get
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caught in Tukwila, they citywide SOAP you pretty much. But then you 
got SeaTac. Then you got SeaTac. (Tomi)

Many further noted that displacement heightened the adverse conse
quences of their behavior, often subjecting them to greater criminal justice 
sanctions as a result. Curt’s experience provided the most dramatic example 
of this pattern. After being excluded from the methadone program, Curt 
resumed his daily heroin habit and returned to a life of property crime and 
drug dealing. Many others similarly reported that their exclusion increased 
the likelihood that their behavior would harm themselves or others:

When, you know, you re doin’ wrong, you think, this is what you pay for 
doing the crime. But don’t force my crime to get bigger! And that’s what 
they’re basically doin’. If you won’t let me be around here, and push me 
back so I can’t even live my life.. . . And when you tell me I can’t go to 
the park and 1 didn’t get my meal, know you’re hurting me ’cuz I didn’t 
get my meal. So what I’m gonna do is I’m gonna go panhandle. Or steal. 
(Neil)

Similarly, Tomi had to move out of her trailer because it was located in a 
SOAP zone, and therefore she returned to the streets:

Yep, and when I was eighteen I found it [the trailer], you know, and I was 
so happy that I had my own place. And I probably could have started 
doing something better for myself, but my probation officer just put a big 
blank on it. ’Cuz I was going to go to school, I was gonna live there, I was 
gonna do things for myself, and she just put that big halt on it ’cu2 it was 
in the SOAP zone. I didn’t know wheie to go, so I just went back to the 
streets.

More generally, many respondents strongly conveyed the sense that 
banishment would not solve either their own issues or the problems that are 
all too often erased through their construction as “disorder.”

One officer told me, um, he arrested me one day, he arrested me on a 
Thursday, I got out on a Friday, I was back down here on a Friday. He 
said, “I’m not taking you to jail. I’m so fucking pissed off at the judge, 
because they never do nothing with y’all. All they do is release y’all. Pm 
not even going to take you to jail. Send him a message.” . . . So, the 
courts and the police officers, um, is not communicatin’. I mean, it’s 
crazy. What you have it [SODA] for? You just, so they just arrest you one 
night. It doesn’t make sense to me, I don’t see the point. (Maydean)

Well, you know, you’re more nervous, you’re cautious inside that, area, 
but it doesn’t stop you from bein’ there, I mean, that’s where you at. I
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CHART 1.
Proportion of Sentenced Felony Drug Offenders with a SODA Order.
Source: Washington State Department of Corrections.
Note Pertains to felony drug offenders sentenced in King County, 
Washington.

mean, being an addict and being homeless especially, it don’t make no 
difference. (James)

I mean, I don’t see nobody going to a different city or different state and 
just saying, “OK, let me move up out of here and try something new.” 
And going to a different area is not going to change who you are, and 
your addiction especially, or your living situation. (Guy)

Criminal Justice Consequences

Above, we used Sykes’s taxonomy of the pains of imprisonment to show 
that the pains of banishment are qualitatively similar and to demonstrate the 
punitive nature of banishment. Yet our claim that banishment is punishment 
rests on another set of empirical findings as well. Even if the use of banish
ment does little to address the problems experienced by many of those who 
are so excluded, it has had important consequences for the criminal justice 
system in Seattle.

The data obtained for this study support two conclusions. First, the social 
control tools that entail banishment are being used with increasing frequency 
For example, the proportion of felony drug offenders who have a SODA order 
as part of their supervision sentence has also grown markedly, from 7 percent 
to 30 percent (see Chart 1). SODA orders are now issued by the municipal 
courts to increasing numbers of drug defendants as a condition of deferred 
prosecution.2 The number of parks exclusion notices issued annually

21. In 2005, the King County prosecutor’s office made a policy decision not to file felony 
charges against those who possessed only drug paraphernalia (and the drug residue contained 
within it). In response, the city attorney’s office began charging most of those arrested for 
possession of drug paraphernalia and residue with “attempted” VUCSA (Violation of the
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CHART 2.
Growth of Trespass Enforcement Authorization Contracts, Annual and 
Culmulative Numbers.
Source: Trespass Authorization Forms, Seattle Police Department.
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CHART 3.
Trespass Cases Filed Annually in Seattle Municipal Court, 1998-2005.
Source Bob Scales, Crime Policy Analyst, Seattle Mayor’s Office.

increased by 33 percent between 1997-1998 and 2005 Similarly, the number 
of trespass contracts signed by property owners each year has increased sig
nificantly. Because these contracts stay in effect unless specifically withdrawn 
by property owners, the cumulative number of trespass contracts on file has 
grown even more sharply (see Chart 2).

Given this trend, it is unsurprising that these “alternatives” to punish
ment generate many court cases and short-term jail stays. Chart 3 snows the 
increase in trespass cases tiled m the Seattle Municipal Court. By 2005, 
trespass cases constituted 10 percent of all case filings in Seattle Municipal

Uniform Controlled Substances Act)—a (nonexistent) gross misdemeanor offense. Those 
charged with this crime are given a choice at the time of sentencing to either agree to a deferred 
prosecution that would be dismissed after four months, as long as the defendant did not violate 
his or her SODA order, or to face felony charges in the superior court (Seattle City Attorney’s 
Office, Annual Report 2C07, on file with the authors).
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Court. Although DOC data regarding the frequency and consequences of 
SODA violations among felony drug offenders are not available, municipal 
court data indicate that the number of court cases involving SODA viola
tions more than quadrupled between 2004 and 2006.

These data demonstrate how the new social control tools fuel an expan
sion of the criminal justice net. Although touted as alternatives to punish
ment, the increased use of spatial exclusion has clearly subjected many to 
punishment who would not otherwise experience it.

22

CONCLUSION

This article calls attention to the surprising return of banishment as a 
contemporary social control strategy. It also draws upon intei views with the 
banished and ether data sources to explore the experiences and consequences 
of the use of legally hybrid social control mechanisms that entail banishment. 
These data allow for an empirical assessment of the claim that these new 
social control tools are, as their proponents oft proclaim, best understood as 
alternatives to punishment The evidence provided by respondents chal
lenges this claim in two ways. First, the consequences of spatial exclusion are 
typically both negative and significant. Indeed, the consequences of banish
ment were analogous to those identified by Sykes as characteristic of impris
onment. The banished objected not only to the practical effects of exclusion 
as practice and policy, but also to its symbolic effects. Being excluded was 
often a powerful emotional experience, one that confirmed their sense that 
they were no longer considered citizens, even fully human, by other residents 
of Seattle. In a variety of ways, then, the use of the new techniques rendered 
the lives of some of Seattle’s most vulnerable residents more difficult and 
precarious. The insistence that these exclusion orders are nonpunitive in 
nature is thus in matked tension with the experiences of the banished.

Our analysis leads us to conclude that banishment works primal ily to 
expand the criminal justice system and to diminish both the life circum
stances and the rights-bearing capacity of these who are targeted. We see 
little evidence that these techniques reduce the individual and collective 
harm associated with homelessness, addiction, outdoor drug sales, unregu
lated prostitution, and inadequately treated mental illness. Worse, we find 
evidence that these measures intensify the pain and harm associated with 
these social problems. We also find that the new techniques are sometimes 
used to limit the mobility and rights of those whose principal “offense” 
consists of being poor, homeless, and/or of color. As Leonard Feldman (20C4)

22. Bob Scales, crime policy analyst, Seattle Mayor’s Office.
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argues, the denial of citizenship rights to the homeless and other socially 
marginal urban residents both reflects and perpetuates their economic and 
cultural “misrecognirion.”

More generally, these findings suggest that analysts of punishment might 
profitably broaden their focus to consider the sanctions imposed through 
newly innovative and legally hybrid techniques. To limit our attention to 
those convicted of criminal law violations obscures much, including the ways 
in which civil, criminal, and administrative law are increasingly blended in 
ways that enhance state power and give rise to legal interventions that may 
have punitive consequences. Finally, the findings presented here underscore 
the need to consider the consequences of the return of what, at first glance, 
might seem to be the “relatively minor'’ nature of sanctions that entail spatial 
exclusion.
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The Economics of Homelessness: 
The Evidence from North America
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ABSTRACT
It is generally believed that the increased incidence of homelessness in the US 
has arisen from broad societal factors - changes m the institutionalization of 
the mentally ill, increases in drug addiction and alcohol usage, etc. This paper 
reports on a comprehensive test of the alternate hypothesis that variations in 
homelessness arise from changed circumstances in the housing market and in 
the income distribution. We utilize essentially all the systematic information 
available on homelessness in US urban areas - census counts, shelter bed 
counts, records of transfer payments, and administrative agency estimates. We 
use these data to estimate the effects of housing prices, vacancies, and rent- 
to-income ratios upon the incidence of homelessness. Our results suggest that 
simple economic principles governing the availability and pricing of housing 
and the growth in demand for the lowest quality housing explain a large 
portion of the variation in homelessness among US metropolitan housing 
markets. Furthermoie, rather modest improvements in the affordability of 
rental housing or its availability can substantially reduce the incidence of home
lessness in the US.

KEYWORDS
Homelessness, de-institutionalization, income distribution, 

housing conditions

1. INTRODUCTION

The increased visibility during the 1980s of those apparently without shelter 
led to several efforts in North America to survey the incidence of home
lessness and its trends. These efforts have included those of government 
agencies (e.g., US Department of Housing and Urban Development 1984; 
US Bureau of the Census 1990) as well as the efforts of non-profit research 
centers (e.g., Burt and Cohen 1989, of the Urban Institute) and university- 
based scholars (e.g., Rossi 1989).

By the mid-1980s, the concern with those apparendy homeless had 
extended throughout Western Europe as well. In 1987 the European Parlia
ment adopted a report on homelessness (European Union 1987), and in
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1989 the first meeting of European housing ministers was held. In 1991 the 
European Federation of National Organizations Working with the Home
less (FEANTSA) was established with its headquarters in Brussels. During 
the past decade, FEANTSA has sponsored research on the extent and 
trends in homelessness.

On both sides of the Atlantic, research findings purporting to identify 
the extent of homelessness have been controversial. In Europe, FEANTSA 
has reported that homelessness may extend to 5 million people (Daly 
1998), while in the US a popular newsmagazine estimated homelessness 
at 3 million (Matthews 1992). Often these numbers have a political 
significance which exceeds their reliability.

Notwithstanding the debates surrounding enumerauon on both sides 
of the Atlantic, identifying the time trend has been considerably more 
successful than uncovering the underlying causes of homelessness and 
apportioning blame. Commonly offered explanations of homelessness in 
the US include the de-institutionalization of the mentally ill, the crack 
cocaine epidemic of the mid-1980s, and the relatively high cost of low- 
quality housing. Several prominent social scientists (in particular, Jencks 
1994) have downplayed the role of housing affordability, placing greater 
emphasis on de-institutionalization and the ravaging consequences of 
increased drug usage. A similar emphasis, and the rejection of housing 
market explanations, is even more apparent in the European literature on 
homelessness- See Fitzpatrick (1998) for a survey

In the North American case, there are reasons to question these con
ventional explanations. For example, the onset of the crack epidemic in the 
US is often dated to the mid-1980s, nearly five years after increases in home
lessness were noticeable (Reuter et al. 1990). Concerning the de-insti
tutionalization hypothesis, the decline in mental hospital populations has 
been largely offset by increases in the numbers of the mentally ill confined 
in other institutional settings. Hence, the number of mentally ill that are 
‘institutionalized,’ broadly speaking, may not exhibit much of a strong 
trend. The flaws in these conventional arguments suggest that researchers 
who wish to understand the determinants of homelessness should focus 
their attention elsewhere. O’Flaherty (1996) refocuses the debate on 
housing costs, offering a model of urban housing markets that, when com
bined with the well-documented increase in income inequality during the 
1980s, points to an increase in the incidence of homelessness.

This paper reports on results from a systematic analysis of all the survey 
data available in the US on the incidence of homelessness. The data come 
from a variety of sources - sample surveys of individuals, shelter bed counts, 
administrative records, and estimates produced by knowledgeable officials 
in different geographical areas using a consistent format.

We find that rather straightforward conditions in US housing markets - 
not complex social pathologies, drug usage, or deficiencies in mental
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health treatments - are largely responsible for variations in rates of home
lessness. We find that rather modest changes in housing markets, in vacancy 
rates and rents for example, have substantial effects upon the incidence of 
homelessness. We conclude that public policies to make housing markets 
freer to respond to housing demand, especially for low quality housing ser
vices, could yield a large payoff in reducing homelessness.

ECONOMICS OF HOMELESSNESS IN THE US

2. HOUSING MARKETS AND HOMELESSNESS

The tendency to downplay housing availability as an explanation for US 
homelessness appears to be justified by the traits of the US homeless popu 
lation. Research describes a group suffering disproportionately from 
mental illness, drug and alcohol addiction, and extreme social isolation. 
Nearly one-third of the US homeless suffer from mental illness, and one- 
half abuse drugs or alcohol. Three-quarters of the homeless have been 
institutionalized (Burt and Cohen 1989; Shlay and Rossi 1992). In addition, 
point-in-time counts of the homeless (or ‘point-prevalence’ estimates) 
suggest that the homeless constitute a small fraction of the population (0.1 
to 0.3 per cent). Given this confluence of personal problems and the rela
tively low incidence of homelessness, it is tempting to dismiss explanations 
of homelessness that focus on housing market conditions.

However, this statistical portrait of the homeless may be misleading for' 
several reasons. Point-prevalence estimates fail to account for turnover 
among the homeless and thus understate the likelihood of experiencing a 
homelessness spell. In fact, period-prevalence estimates, describing the 
number of people who experience homelessness over a given period of time 
such as a year, exceed considerably point-in-time estimates. The turnover 
among the homeless suggested by the disparity between point-in-time and 
period-prevalence estimates suggests that the snapshot descriptions of the 
‘typical homeless person’ disproportionately reflects the characteristics of 
individuals suffering long spells (see Culhane et al. 1994; Phelan and Link 
1999). Given the greater incidence of homelessness than that implied by 
point-in-time counts, such characterizations are surely misleading.

One commonly offered explanation for the rise in homelessness is 
the drastic reduction in mental hospital in-patient populations. The 
number of in-patients in US mental hospitals declined by almost 80 per 
cent between 1971 and 1993, from 148 to 30 per 100,000. Hie timing of 
de-institutionalizaiion, however, suggests that the conventional wisdom 
concerning its effect on homelessness is incorrect. While homelessness 
increased substantially during the 1980s, in-patient hospitalization rates 
have declined steadily since the mid-1950s. Indeed, the 67 per cent reduc
tion during the 1970s (from 148 per 100,000 in 1971 to 58 in 1980) was 
much larger than the 38 per cent reduction occurring during the 1980s 
(from 58 in 1980 to 36 to 1990).
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A further qualification to the de-institutionalization hypothesis relates to 
the definition of ‘institutionalization.’ Defined solely in terms of mental 
hospitals, institutionalization rates declined sharply during the 1980s. 
However, if we define institutionalization to include confinement in 
nursing homes, jails, and prisons, then even the direction of recent changes 
in the institutionalization rates is unclear. Figure 1 demonstrates that the 
decline in mental hospital populations has occurred concurrently with 
stark increases in prison and jail populations. Moreover, it is reported that 
the incidence of mental illness among prison and jail inmates is consider
ably higher than that for the noil-institutional population, suggesting that 
the de-institutionalizcd mentally ill have been rc-instinationalized in prisons 
and jails.

To explore this argument more thoroughly, Table 1 presents linear 
regressions that test for a substitution effect between prison populations 
and mental hospital populations within US states. The table presents US 
state-level panel models regressing incarceration rates in state prisons on 
hospitalization rates in state mental hospitals and on many other presumed 
correlates of prison populations - including demographic conditions, 
poverty rates, the age distribution of the population, measures of crime, 
and police activity. The regressions cover various time periods between 
1970 and 1993.

The table indicates that, holding constant the other factors affecting the 
level of criminal activity and the size of the prison population, variations in 
the rate of institutionalization of mental patients are reflected in variations
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Figure 1 Rates of confinement in prisons and jails, and state and county mental
hospital patients by year, 1971-93
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Table 1 Panel regressions of state prison populations on state in-patient 
populations in state and county mental hospitals (both institutional populations 
are measures per 100,000 state residents)

Includes state Effects Includes State and Year Effects

(1) (2) (3) (3) (6)(4)
1972-81 1982-93 1972-81 1982-93 1980-901980-90

-0.724
(0.158)

-21.004
(5.1240)

-4.052
(2.263)
1.289

(0.834)
0.700

(0.133)
67.523

(15.130)
-155.239

(21.092)
-1,376.11

(557.50)
-2,827.66

(957.18)
-2,746.47

(705.56)
-1,728.71

(664.45)
-1,663.6]

(863.490)
-333.62

-0.117
(0.043)
0.599

(2.283)
3.023

(1.817)
0.086

(0.694)
0.013

(0.053)
-6.793
(6.631)

-26.495
(10.613)

-692.96

-0.734
(0.150)

-21.514
(4.949)

-5.889
(2.136)
1.389

(0.794)
0.457

(0.130)
42.635

(15.137)
-208.952

-0.166
(0.042)
-0.212
(2.351)
2.904

(1.868)

0.351
(0.621)
-0.022
(0.054)

-18.874
(6.456)
5.536

(8.033)
-2,201.51

(385.11)
-5,943.59

(700.75)
-974.81
(537.93)

-1,766.21
(415.19)

-1,130.73
(522.01)
748.87

-0.632
(0.155)

-16.390
(4.546)

-1.719
(2.223)
2.682

(0.798)
0.688

(0.129)
34.876

(13.443)
-150.246

(22.237)
-608.68

-0.384
(0.142)

-15.734
(4.764)

-5.274
(2.003)
1.402

(0.753)
0.419

(0.123)
9.293

(12.918)
-169.686

(20.997)
1,138.22
(498.58)

1,133.78
(1,271.13)

689.42
(630.64)

-861.13
(597.25)

-4,542.03
(856.76)
537.21

(899.84)
66.05

In-patients

% Black

% Metro

% Poor

Police per 
100,000 
Violent crime

Property crime 

% <15 years
(22.24) 

-878.46 
(527.31) 

-3,564.38 -2,141.23
(954.61) (1,233.73)

-1,305.27 -1,198.49
(557.68)

-2,201.68
(426.73)

-346.28

(506.32)
-1,368.36

(876.78)
-1,830.00

(609.66)
-443.65
(583.74) 

-477.09
(750.60)

1,563.85
(805.74) 

-4,934.40
(830.84)

(431.88)
% 15 to 17

% 18 to 24
(710.26)

-2,047.27 
(715.15)

-5,869.22 
(625.96) (1,028.63)

2,577.74 -2,638.91
(570.66) (1,021.63)

-748.12
(834.86) (1,084.59) (1,084.03)

% 25 to 34

% 35 to 44

% 45 to 54
(530.19)

-2,083.57
(832.66)

(852.94)
-4,920.86

(935.87)
% 55 to 64 -369.33

509 555N 559 509 555 558

Notey. Standard errors are in parentheses. Observations for these regressions are state-years. 
Data on state mental hospital populations comes from the Center for Mental Health Services. 
Data on state prison populations and crime rates come from the Bureau of Justice Statistics. 
All other state data come from the US Census Bureau. Source: Raphael (2000).

in prison populations. Depending upon the time period and the model, a 
one-unit decrease in the hospitalization rate is predicted to increase the 
prison incarceration rate between 0.17 and 0.73.

A simple thought experiment using the regression results in Table 1 can 
be used to demonstrate the implausibility of the proposition that the de
institutionalization of the mentally ill was the driving force behind the 
increase in US homelessness observed during the 1980s. Table 2 illustrates 
the extent of US de-institutionalization between 1980 and 1990. The 
hospitalization rate declined over this period by 22 in-patients per 100,000 
residents. Given the growth in the US population (presented in the second 
column), this translates into 41,482 fewer mental hospital in-patients by the 
end of the decade.
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Table 2 Change in mental hospitalization rate, US population, in-patient 
population, and projected in-patient population if hospitalization rate were 
maintained at 1980 level, 1980-90

In-patients per US population Total in-patient Inpatient population
100,000 (100,000) population if rate did not change

1980 58.94
36.91

-22.03

2,265.49
2,493.97

228.48

133,550
92,058

-41,482

133,550
147,018
13,468

1990
Change

To be sure, this figure understates the degree of de-institutionalization, 
since the declining hospitalization rate occurred during a period of popu
lation growth. To account for this, the final column shows what the mental 
hospital in-patient population would have been, had the hospitalization rate 
been maintained at the 1980 level. These figures indicate that the mental 
hospital population would have increased by 13,468. If we add this counter- 
factual increase to the actual decrease, we arrive at the estimate that 54,960 
individuals were effectively de-institutionalized during the 1980s. Thus, the 
size of the population at risk of becoming homeless as a result of changes 
in mental health care policy is roughly 55,000 people.

The large inter-institutional substitution effects reported in Table 1, 
however, suggest that this is a gross over-estimate of the de-institutionalized 
population at risk of becoming homeless. Table 3 simulates the effects of 
incarceration upon the size of the population facing the risk of homeless
ness. Using the regressions for the period 1980-90, and the estimated sub
stitution effects of —0.632 and —0.384, the table suggests that between 
21,000 and 35,000 of the 55,000 mental health patients de-institutionalized 
during the period were subsequently re-institutionalized in the prison 
system. This leaves only 20,000-34,000 at risk of homelessness. Given that 
homelessness increased by well over 100,000 during this period and the fact 
that a portion of the de-institutionalized are likely to have stable support 
networks of family and friends, these numbers indicate that de
institutionalization cannot be the driving force behind the observed 
increases in homelessness.

Table 3 Estimates of the number of mentally ill individuals de-institutionalized 
during the 1980s who were re-institutionalized in prisons and the numbers notin 
institutions facing the risk of homelessness (thousands)

High estimate of 
substitution effect 
(-0.632)

Low estimate of 
substitution effect 
(-0.384)

De-institutionalized 
Subsequently incarcerated 
Facing risk of becoming homeless

54,960
34,734
20,226

54,960
21,104
33,856
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Thus, we must look elsewhere O’Flaherty’s work (1996) offers a theor- 
eucal model of housing markets that, when combined with increasing 
income inequality, provides insight into the changing incidence of home
lessness. New housing construction occurs above a certain quality thresh
old, and housing units filtei down through the quality hierarchy and, in 
turn, down the rent distribution through tlepreciation. Below a minimum 
quality, rents do not justify maintenance costs, leading to abandonment by 
landlords or conversion of units to other uses. At the bottom of the income 
distribution, individual consumers must choose between the minimum 
quality of housing available and homelessness. Holding preferences 
constant, the richest, rational homeless person is just indifferent between 
consuming ‘abandonment-quality’ housing at the market-determined rent, 
on the one hand, and homelessness at zero rent on the other hand. Home
lessness in this model results from decision-making under extreme income 
constraints and not from a preference for the ‘homeless lifestyle.’ The 
Hobson’s choice is between consumption of very low quality housing that 
absorbs a large portion of income, or increased consumption of other 
necessities with zero housing expenditures. These theoretical arguments 
are supported by the empirical findings of Honig and Filer (1993) who 
found strong relationships between measures of housing costs and 
informed opinion about the incidence of homelessness.

Changes in the distribution of income affect the level of homelessness 
through the price of abandonment-quality housing. An increase in income 
inequality around a stable mean (corresponding roughly to the course of 
incomes during the 1980s in the US) reduces the demand for middle- 
quality housing and increases the demand for low-quality housing. House
holds whose incomes have declined reduce their demand for housing, 
enter the lower quality housing market, and bid up prices at this end of the 
market. Higher rents for abandonment-quality housing imply a higher 
cutoff-income level, below which homelessness is preferred to conventional 
housing.

These arguments can be illustrated with a simple model of housing 
choice. Assume that individuals maximize a well-behaved utility function, 
U(H, C), subject to the constraint, Y = P{H) + C, where His the quality of 
housing consumed, C is a composite consumption good with a unitary 
price, P(H) is the price of housing of quality H, and Y is income. Home
lessness occurs when H= 0 The bid-rent function, B(H, Y), gives the price 
for housing of quality, H, at which an individual is indifferent between 
homelessness and consuming H, and is defined by the condition

U(0, Y) = U(H, Y — B[H, Y})

Define the function, d(H, Y) as the bid rent for housing of quality, H less 
the market price of such housing, or d(H, i') = B{H, Y) — P(H). A person 
of income Y will be homeless if and only if

ECONOMICS OF HOMELESSNESS IN THE US

(1)
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max# d(H, Y) < 0.

Figure 2A graphically depicts this decision for two income levels and a 
linear price function.1 The function B(H, Y) increases in housing quality at 
a decreasing rate.2 Note that the bid-rent function is defined only over the 
range where B(H, Y) is less than or equal to income, Y Note also that 
B(H, Y) is increasing in Y; workers with higher incomes will bid more to 
avoid homelessness.3

The price function for housing, P(H), is determined by demand and 
supply in the housing market; price increases with housing quality. Tighter 
markets are represented by higher price schedules. Housing suppliers must 
abide by minimum standard regulations (for example, regulations requir
ing that all units must have an indoor toilet), so the market will not offer 
housing below some quality threshold. The price schedule has a disconti
nuity at some positive price.

In Figure 2A, households of income Y\ are indifferent between home
lessness and consumption of H*. These households have income levels that 
are just high enough to place them in conventional housing. Households 
of income T0 will prefer homelessness to any housing available in the 
market since they cannot ‘afford’ housing of any quality offered in the 
market In Figure 2B, households of income T2 are indifferent between 
homelessness and consumption of H* housing at prevailing prices. 
However, for housing quality levels below H* and above Hmin, by buying 
housing in the market these households would attain even higher utility 
levels than at H* (as is clear from the difference between the amount they 
are willing to pay to avoid homelessness and the market price).

This simple demand model yields several empirical predictions. For 
example, the model suggests that a greater disparity between the distri
butions of housing rents and income (measured, for example, by the 
ratio of median rents to median income) leads to a higher incidence of

(2)

Figure 2BFigure 2A
P,BP,B

P(H) 
B(H, 7,) P(H)

B(H, Y2)P*
B(H,Y q) p*

Ip .1 min

!
Ip .1 mmI 1

I I
HH H* HH #**n. i

Figure 2 Consumers’ bid rent for housing and the market-determined price
structure
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homelessness. When combined with a model of housing supply, this simple 
model predicts that, holding constant the distribution of housing costs, the 
incidence of homelessness will be greater if household income is more 
unequally distributed.4 We next outline several empirical tests that explore 
these possibilities.

ECONOMICS OF HOMELESSNESS IN THE US

3. EXPLORING THE DETERMINANTS 
OF HOMELESSNESS

We rely upon four sources of US data in investigating the link between 
housing market conditions and homelessness. The first two data sources are 
national in coverage (the US Census and Shelter Counts assembled by 
Martha Burt) while the other two describe homelessness in California coun
ties (Official Estimates and Administrative records from the State Welfare 
program).

Table 4 summarizes the various data sources available for analysis. From 
the US Bureau of the Census, estimates of homeless rates are available for 
270 metropolitan areas. Estimates of shelter availability have been gathered 
for 116 metropolitan areas by researchers at the Urban Institute. Official 
estimates for fifty-eight California counties are available separately for single 
individuals and also for families with children. Also for California counties, 
records are available on the number of households qualifying for ‘perma
nent’ assistance (i.e., for assistance in moving into a rented dwelling from 
temporary quarters) and also for ‘temporary’ assistance (i.e., short-term 
assistance in hotels or rooming houses) through the state welfare system. 
These data are available annually for the period 1989-96 for each of the

Table 4 Summary of data sources on US homelessness

Homeless rate 
per 100,000*Data source Observations

270 metropolitan areas11.12
(0.47)
25.54
(1.32)
73.69 singles 
(1.32)
44.02 families
(6.20)
13.98 permanent 
(0.01)
17.51 temporary
(0.01)

US Census, 1990

Shelter counts, 1989 116 metropolitan areas

Official estimates, 1993 50 California counties

50 California counties

Administrative records, 1989-96 522 county-years

522 county-years

Note. *Standard deviations in parentheses.
Source. See Quigley etal. (2001b) and Rosenthal (2000) for detailed descriptions of each source 
and for commentary on the strengths and limitations of these data.
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fifty-eight counties in the state. These data vary substantially in quality and 
coverage. The data are discussed more fully in Quigley et al. (2001b) and 
Rosenthal (2000).

We stack these four data sets to analyze the determinants of homeless
ness wichin a single regression framework. We analyze models relating 
homelessness to housing market conditions using a logarithmic specifi
cation. The logarithmic specification (which relates percentage changes) 
thus abstracts from the very different averages reported in the data. For 
each specification, we also include separate dummy intercept variables for 
five of the six types of data reported in Table 4, We also include dummy 
variables for each California county and for each year. In this way we control 
in a quite general way for the fixed effects associated with the source and 
type of data, the year, and the geographical origin of the estimate.

We test for relationships between homelessness and several variables. We 
analyze the effects of housing vacancy rates and median rents on home
lessness. If homelessness is a housing market problem, one expects a 
negative effect of vacancy rates and a positive effect of rents upon the 
incidence of homelessness. We also explore the effects of measures of 
household or per capita income, and local unemployment rates. To the 
extent that homelessness is determined by insufficient income or slack 
labor markets, homelessness should be positively correlated with the un
employment rate and negatively correlated with median incomes.

We also present a specification intended to reflect the mismatch between 
the distribution of housing prices and the distribution of incomes. We 
include a regressor measuring the ratio of median rent to median house
hold income. Higher rents relative to income should be positively corre
lated with the cross-scctional incidence of homelessness.

We include a number of additional covariates in our models. In various 
models, we control for January temperature, and the incidence of federally 
provided disability income in each market. Since homelessness is a less 
attractive option in colder areas, we expect a positive relationship between 
January temperatures and homelessness. The effect of the disabled popu
lation is unclear since a larger recipient population may indicate either a 
larger population at risk, or a greater effectiveness of local service provider s 
in connecting the potentially homeless to available program support.

Table 5 presents the regression estimates. Column 1 reports the results 
using only housing market measures as explanatory variables. The results 
confirm the importance of these measures in explaining variations in rates 
of homelessness. The vacancy rate is negative, and its coefficient is almost 
five times its standard error. Similarly the effect of rents upon homeless
ness is large and statistically quite important. Holding other things con
stant, a 10 per cent increase in rents is associated with a 6.5 per cent increase 
in the incidence of homelessness.

Column 2 adds three control variables to the analysis. Metropolitan areas
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Table 5 Logarithmic regressions of homeless rates on measure of housing 
availability, rent-to-income ratios, and metropolitan area (and county) variables

(2) (3) (4)(1)

-0.392
(0.058)
1.361

(0.108)

-0.601
(0.052)

-0.668
(0.057)

Rental vacancy rate 
(per cent)
Rents3 (dollars)

-0.312
(0.051)
1.464

(0.089)
0.776

(0.160)
Rent/income 0.352

(0.201)

0.401
(0.052)

-0.304
(0.098)

-0.194
(0.072)
0.973

0.106
(0.051)

-0.131
(0.094)

-0.184
(0.065)
0.976

January temperature 
(degrees Fahrenheit) 
Unemployment rate 
(per cent)
Disability pension recipients 
(per 10,000)
R2 0.975 0.969

1,396 1,396N 1,404 1,404

Notes-. Standard errors are in parentheses. The data combine the four homelessness data sets 
described in Table 4. Fixed effects for each data set as well as fixed effects for county and year 
(for the California data sets) are included in each regression.
(a) Rents are measured by either median gross rents for the metropolitan area or Fair Market 

Rents as determined by the Department of Housing and Urban Development.

or counties with milder winters experience higher levels of homelessness. 
There is little evidence that homelessness varies with the local unemploy
ment rate or the incidence of those receiving disability pensions. Import
antly, the magnitude and significance of the housing market variables is 
unchanged when these additional control are used.

Column 3 reports a different specification of housing market conditions. 
In this specification, we include rental vacancy rates and the ratio of median 
rents to median incomes as explanatory variables. In this specification the 
rental vacancy rate is much larger, and its I-ratio is about ten. A 10 per cent 
increase in vacancy rates (from 6.7 per cent, on average, to 8.4 per cent) is 
associated with a 6 per cent reduction in rates of homelessness. The rent- 
to-income variable is highly significant, indicating quite clearly that in 
housing markets where rents are high, relative to ability to pay, the inci
dence of homelessness is higher.

Column 4 adds the other controls to the analysis. The qualitative nature 
of the results is unchanged (but the magnitude of the rent-to-income vari
able is reduced substantially).

4. INTERPRETATION AND CONCLUSION

The results presented in Table 5 exhibit several consistent patterns. Tighter 
housing markets are positively associated with higher levels of homeless
ness. In each of the models estimated, the rental vacancy rate exerts a
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negative and statistically significant effect on homelessness, while measures 
of housing costs such as median rents and rent-to-income ratios exert posi
tive and significant effects. We find a consistent negative effect of weather 
conditions on the incidence of homelessness: colder weather is clearly 
associated with lower rates. These findings support models of homelessness 
that emphasize rational choice among the extremely poor.

The quantitative analysis suggests that relatively small changes in housing 
market conditions can have substantial effects upon rates of homelessness. 
Consider, for example, a reduction in the rate of homelessness by one- 
fourth. The quantitative results suggest that this could be achieved in these 
housing markets by a 1 percentage point increase in the vacancy rate (from 
an average of 8.4 per cent) combined with a decrease in average monthly 
median rent-to-income ratios from 17.5 to 16.S per cent. Given the nature 
of the underlying data, the accuracy of these precise estimates is open to 
question Nevertheless, the calculations suggest that modest changes in 
housing market conditions can have substantial effects upon the incidence 
of homelessness.

These consistent statistical results and simulations contrast with the con
ventional wisdom regarding the causes of homelessness. In particular, the 
results suggest that a simple economic model of the tough choices faced by 
households and individuals in the extreme lower tail of the income distri
bution goes a long way towards explaining the problem. Most importantly, 
our findings suggest that homelessness may be combated by modest supply 
policies combined with housing assistance directed to those for whom 
housing costs consume a large share of their low incomes. Homelessness 
can be reduced by attention to the better functioning of housing markets.
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NOTES
1 In general, the housing price function need not be linear, and homelessness 

depends solely on the maximum of d(H, Y). For simplicity, however, we depict 
linear price functions in Figures 2A and 2B.

2 Equation (1) implies 0= UH~ UCBH oi BH= Un/ Uc. The RHS is the absolute value 
of the marginal rate of substitution. With diminishing marginal utility, f> increases 
in if at a decreasing rate.

3 To see this, differentiate (1) with respect to Y, yielding U(AC=y = U(AC<Y (1 — By)
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or BY = 1 - (Uac=Y)/(Uoc<Y). With diminishing marginal utility, Uac=Y< Uclc<y, 
and BY is always positive

4 This result depends upon a filtering model of housing supply in which high 
quality housing is built and low quality housing is produced by depreciation and 
maintenance policies (called ‘cheap construction’ by O’Flaherty 1996). See 
Mansur et al. (2000) for a more complete discussion.
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of the Crenshaw Mall Redevelopment Project
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About the Crenshaw Mall Redevelopment Project

The Crenshaw Mall Redevelopment Project proposes to add an unprecedented number of market-rate 
and luxury housing units, as well as a hotel, offices, and retail space, at the Baidwin Hills Crenshaw Mall 
Plaza. The Plaza is located in a historic stronghold of Black community in South Los Angeles. In blocks 
directly across the street from the mall are the residences of low-income B'ack, Latinx, and Asian 
renters; median household income in the census tract where the mail is located was only $21,899 in 
2016 (U.S. Census Bureau 2016).2

The developer, Capri Capital Partners, seeks to build:

• 961 market-rate units, consisting of 551 condominiums and 410 apartments;
• a 400-room hotel;
• 331,838 square feet of retail space; and 143,377 square feet of office space, at the Baldwin 

Hills Crenshaw Mall Plaza

To accommodate the sheer number of proposed luxury units and a 135 foot tower, Capri is seeking an 
amendment to the zoning code. It is the largest proposed development project currently being 
considered by the City of Los Angeles.

To date, no units at "affordable" rates have been offered in writing. Furthermore, any affordability 
pegged using area median income, which is nearly triple local median incomes but the typical measure 
used for "inclusionary" zoning agreements, would remain grossly unaffordable to many local residents

Capri Capital Partners, which has owned Baldwin Hills Crenshaw Plaza since 2006, has benefited from 
numerous public subsidies, including:

• City resources for mall renovations and business attraction. For instance, by 1994, the City's 
Community Redevelopment Agency (CRA) had already invested $50 million to revamp the mall 
using taxpayer dollars. From 1985 to 2011, the CRA spent $125 million on projects in Crenshaw 
overall, a large portion of which likely went to the mall.3

• Spot-zoning favors for Baldwin Hills Crenshaw Plaza
• Relocation of the Crenshaw-LAX light rail metro station to the mall side of the street

In fact, from 2008 to early 2018, Capri spent $1,340,000 on City Hall lobbyists to push for such favors 
(L.A. City Ethics Commission 2018)

1 With data assistance from Kristian Castro, Jo Dominguez, Abigail Willis, Jacob Woocher, and PERE.
2 In some blocks, median household incomes may be far less (City-Data 2016).
3 California Public Records Act Request to CRA, February 2, 2018.
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About This Place: Crenshaw Corridor

Since the mid-1960s, Leimert Park and Crenshaw have served as the political, cultural, and commercial 
heart of Black Los Angeles. Crenshaw Corridor is also home to longstanding Japanese American and 
Latinx residents. Yet these communities have already been facing accelerating displacement and 
gentrification pressures, that worsened especially after construction of the Expo Line light-rail began in 
2006. Public investments on Expo surpassed $2.5 billion, with another $2 billion slated for the 
Crenshaw/LAX Line, but these transit developments are having a tsunami effect on surrounding 
neighborhoods, not least through speculative land price increases. Crenshaw is home to among the last 
majority-Black communities in the city and even California, but Black residents and businesses have 
been pushed out in the last decade, often directly due to transit development - even as the population 
of higher-income, non-Hispanic white residents is increasing.

As plans for the Crenshaw Mall Redevelopment loom, the City is engaged in a nuisance abatement 
lawsuit that threatens to evict 1,000 units of mostly low-income Black and Latinx tenants at Chesapeake 
Apartments in Baldwin Village.4 City policies such as gang injunctions, which evict low-income residents 
in the name of "fighting crime," as well as the City's backing of USC's expansion westward, are rapidly 
uprooting low-income communities of color in Crenshaw. Historically starved by public disinvestment 
and neglect, these communities are now being displaced by state policies and massive capital 
investments.

Goals of the HIA Report

Our HIA (Health Impact Assessment) report will represent a demand for equity, for community 
improvement without displacement - and for accountability. We envision community development and 
publicly subsidized projects for the benefit of low-income residents of color. This HIA will seek to:

• Evaluate community conditions, needs, and ongoing displacement pressures
• Project displacement and health impacts of the Crenshaw Mall Redevelopment Project
• Voice Community Recommendations

Through a community-engaged process of data collection, analysis, and arriving at recommendations, 
our rapid Health Impact Assessment seeks to empower local residents and stakeholders who would be 
directly impacted by the mega-project, and to amplify their voices in decision-making about 
development.

The report will be released publicly to oppose Capri's request for a General Plan Amendment.

Methodology

Research

• Resident Focus Groups & Interviews

4 Even though crime is at an all-time low.
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o Two focus groups with 12 Black, Latinx, and API homeowners and renters 
o Interviews with 3 additional Latinx renters

Small Business Owner Interviews
o Interviews with 10 small-business owners in Leimert Park and Baldwin Hills Crenshaw 

Plaza Area
Interviews with Community Leaders & Service Providers 
Community Meeting Discussions

o Six community meetings discussions, with hundreds of participants, were held
Resident Surveys

o Over 100 survey responses were collected 
Gathering Health & Census Data: Mapping vulnerability to displacement 
Literature Review: Compare to other cases of luxury development and gentrification

Analysis

• Evaluate Impact of Crenshaw Mall Redevelopment Project on surrounding communities
• Community Feedback on needs and recommendations, through Community Meetings and 

Advisory Committee

Preliminary Findings

While LA County as a whole suffers a deepening affordable housing crisis, Crenshaw Corridor is facing 
especially acute pressures:

• Poverty Rate & Median Household Income

o The poverty rate in Crenshaw Corridor is 23%, compared to 18% for LA County, 
o Median household income in Crenshaw Corridor is $39,230,5 compared to $57,952 for 

LA County.

• Unemployment & Labor Force Participation

5 By PUMA.
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Unemployment Rate by Race / Ethnicity
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• Percentage Renter

52% ofCrenshaw Corridor residents are renters, compared to 54% in LA County 
Homeownership has decreased and renting increased since 2000 (especially in Leimert 
Park, Baldwin Village, and near the Expo Line).

o
o

• Increased Housing Prices and Rents

o Since 2011, median home sale prices have gone up by $200,000-5400,000.
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Change in Median Home Sale Price between 2011 and 2017
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• Increasing Unaffordability for More People in More Places

o Rent as a share of household income has grown dramatically, even in the last five years.

Median Gross Rent as a Percentage of 
Household Income

55 50
50 43f45

% 4240 ....... 35 '
34

35 4032
32 -30
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Most renter households in many Crenshaw Corridor census tracts are now severely cost- 
burdened, spending over 50% of household income on rent. Compared to in 2011, the 
number of Census tracts with high rates of severely rent burdened households has 
increased.
For both renters and homeowners in Crenshaw Coridor, there was a rising proportion 
of cost-burdened households:

o

o
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Percentage of Crenshaw Corridor Households that 
are Cost-burdened
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• Higher Proportion of Cost-Burdened Households:
Especially when it comes to low-income, Black, & Latinx households

65% of renters in Crenshaw Corridor are "rent-burdened" (spending more than 30% of 
their income on rent), compared to 57% in LA County.
55% of homeowners with a mortgage in. Crenshaw Corridor are "cost-burdened 
(spending more than 30% of their income on housing), compared to 46% in LA County.

o

no

2016 Percent of Renter Households that are Rent-Burdened
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When you look at lower-income households (those making under $50,000 per year) 
the rates are even more dramatic.

Q
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■ 86% of lower-income renters in Crenshaw are rent-burdened (comparable to LA 
County rates).

■ 75% of lower-income homeowners in Crenshaw are cost-burdened (a higher 
rate than LA County as a whole, where 69% of lower-income homeowners with 
mortgage are cost-burdened).

The proportion of renters and homeowners who are cost burdened nas risen 
dramatically since 2000. In 2000, most lower-income homeowners in Crenshaw were 
not cost-burdened yet.
This is likely also because wages are unable to keep up with rising housing costs, 
particularly for lower-income folks. As well as how the subprime crisis targeted Blacks 
and Latinx homeowners in South and Central LA.5 6

o

o

When you look at cost-burdened households by race/ethnicity, and nativity:7

■ 70% of Black renters, and 67% of Latinx renters (but 56% of white renters) in 
Crenshaw are rent-burdened, a higher rate than LA County as a whole for each 
corresponding racial group. 48% of Black, and 39% of Latinx renters (but 32% 
of white renters) in Crenshaw are severely rent-burdened.

■ 45% of Black homeowners, and 55% of Latinx homeowners (but 36% of white 
homeowners) in Crenshaw are cost-burdened, a higher rate than LA County as a 
whole for each corresponding racial group. 24% of Black, and 30% of Latinx 
homeowners (but 18% of white homeowners) in Crenshaw are severely cost- 
burdened.

■ Looking specifically at homeowners with mortgages, 56% of Black, and 62% of 
Latinx homeowners with mortgages (but 42% of white homeowners with 
mortgages) in Crenshaw are cost-burdened, a higher rate than LA County as a 
whole for each corresponding racial group. 30% of Black, and 34% of Latinx 
homeowners with mortgages (but 19% of white homeowners with mortgages) 
in Crenshaw are severely cost burdened.

■ Black and Latinx homeowners experience a higher rate of displacement 
pressure than white homeowners.

■ Immigrant Latinx are cost-burdened at a higher rate than U.S.-born Latinx 
residents. 69% of immigrant Latinx renters in Crenshaw are rent-burdened.

o

• Thus, low-income, Black, and Latinx households are most at risk of displacement. Based on LA 
City- and County-wide data, API renter households are also at greater risk of displacement 
compared to white renters.

5 Since the 1990s, subprime lending and foreclosures have been targeted to South and Central LA, Black and Latinx
homeowners were disproportionately affected and suffered net losses in wealth (Sims 2016)
7 PERE/CSII analysis of data 2016 5-Year American Community Survey (ACS) microdata from IPUMS.
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• Increased Homelessness, especially among the chronically ill and victims of domestic violence8

o The houseless population in South LA rose to 9.243 individuals in 2017, compared to 
7,513 in 2015. 68% are Black, 23% Latinx, and just 5% white, 

o Over 1/3 of houseless people in South LA suffers from chronic illness. Over 1/3 have 
suffered domestic or intimate partner violence, 

o The houseless population in South LA suffering chronic illness increased nearly 10-fold, 
from 399 individuals in 2015 to 3,191 in 2017. 

o Houseless people in South LA who reported suffering domestic or intimate partner 
violence more than doubled, from 1,248 individuals in 2015 to 2,837 in 2017. 

o In LA, the death rate and arrests of houseless persons have increased drastically since 
2011 (Abram 2018; Holland 2018b; McGahan 2017). Deaths on streets and in shelters 
doubled over the last five years, rising from 458 in 2013 to 831 in 2017. Meanwhile, the 
most common reason for arrest is failure to appear in court for an unpaid citation. As a 
whole, LA's homelessness surged 75% in six years, from 32,000 to 55,000 individuals 
(Holland 2018a). While the count of folks in South LA has not grown as rapidly, these 
formerly housed in South LA have been overrepresented where homeless populations 
congregate.

Resident Interviewees and Surveys discussed:

Severe cost-burdens of over 50-70% for both renters and homeowners, that are likely 
underreported by the above census data. Interviewees discussed choosing between paying for 
housing versus food (sometimes just eating tortillas with chilis), transportation (sharing one bus 
pass between all family members), healthcare (not seeing a doctor).

Over-crowding that is underreported by the above census data. Low-income residents lived 
with extended family (e g., 10 people sharing a 2 bedroom), sometimes off-lease, due to cost 
pressures

Neighborhood change and gentrification: including condo conversions, rent increases, and 
increased car traffic espec'ally since the Expo Line arrived.

Accessing local healthcare and health remedies which would no longer he available if 
gentrification drove these small vendors out, or displaced residents.

Dependence on public transit. Likewise, low-income folks, Blacks and Latinx are more likely to 
commute to work using tranit.

Displacement pressures:
Homeowners reported increased harassment by phone, mail, and in-person within the 
last 5 years about selling their homes. Elders on fixed income are having trouble 
keeping their homes. Unions jobs that enabled Black homeownership are no longer 
ava’lable to the younger generation, who face increased precarity and cannot help with 
mortgages. Generationally, there is an erosion of B:acK middle-class wealth and status.

o

All stats here according to LA Homeless Services Authority.
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Criminalization leading to displacement. Criminalization takes the form of not just 
policing, but the cost of bail bonds, notices to landlords enabling eviction, gang 
injunctions, etc
High instability for undocumented tenants, who are experiencing heightened fear, 
harassment, and landlord threats

o

o

• Need for Accountability from the government and from Capri:

"You are part of the reason my daughter cr granddaughter can't find an apartment in the 
neighborhood where I live I didn't stay here for 30 years, just because - I stayed here in spite of 
what it didn't have. They told me go to the Crenshaw, ard I was real happy when I got here.
You don't run from your people, you run to your people... Where are we supposed to be?
We're not supposed to be scattered in far regions of Southern California We need to say that 
to the people who supposedly represent us...

"Capri's success is based on the fact that we decided to give them a chance to make it 
happen... Out here on Hawthorne... what are those two malls that closed down?... We're gonna 
hang in there, even when you change Robinson's May and call it Macy's and don't have nothing 
else but a sign change, we're still gonna hang in here with you. You buy it for $136 million and 
now you have $4 billion in assets and you want to say, hey, guess what, we don't have 
affordable housing because this is 'private money'?

"Yes - our money. Our private money that we invested in you. So that you could now tell us, 
that it's time to go?"

Small Businesses

• Long-time Black Dusinesses in Leimert Park have experienced waves of precarity and forced 
moves, because they do not own and control their buildings.

• Black businesses are connected to the community in terms of hiring local employees and serving 
local clientele. However, some note clientele have changed demographically, and that 
employees face rent increases and displacement pressures.

• Historically, the Expo Line resulted in a mass closure of Black and ethnic businesses along its 
route.

• Today, newer small businesses have a hard time balancing rent increases with being able to 
make ends meet; some operate through family members' free labor. However, historically, 
these businesses have served as an important community resource in terms of their willingness 
to hire Black and local employees, and in embracing non-white local clientele, when larger 
chains and franchises might not.

• Cooperative businesses could fill important community needs, but state support is lacking The 
SoLa Food Co-Op wishes to open a cooperative health food store in Leimert Park, but has yet to 
find a site (the mall and other large developers have not reacned out). SoLa faces hardship 
selling at the farmers market at Baldwin Hills Crenshaw Mall Plaza, because of the high cost of 
health department permitting for small operations
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Projected Displacement Impacts of Crenshaw Mall Redevelopment Project

We estimate that over 69,617 individuals in rent-burdened households9 are at moderate risk of 
being displaced by the Crenshaw Mall Redevelopment Project, due to the housing price 
increases it would unleash.

Of these individuals, 65,447 are renters from lower-income households,10 who are at higher risk 
of displacement.

About 40,279 of the above renters are highly at-risk because they also live within 0.5-mile 
proximity of a rail station.

Those at-risk of displacement are disproportionately low-income, Black and Latinx, elderly, 
female-headed households, households with children, and non-English speaking residents.

The above numbers were derived from calculating the number of rent-burdened households 
within a 2-mile radius of the mall, and multiplying by average renter or overall household size 
for that census tract.

ii

12

Condos and Residential Displacement

• Studies show that luxury developments, transit stations, and even proximity to a richer 
neighborhood mean that neighboring housing prices are prone to dramatic increases - 
sometimes even before construction begins, due to real estate speculation (Davidson and Lees 
2010, 2005; S. Pollack, Bluestone, and Billingham 2011; Dominie 2012; Chappie and Loukaitou- 
Sideris 2017; Guerrieri, Hartley, and Hurst 2013; Immergluck 2009; Knaap, Ding, and Hopkins 
2001). Our data suggests these price effects are already underway next to the mall plaza.

• Market-rate housing production is associated with higher cost burdens for low-income 
households (Zuk and Chappie 2016).

• An influx of higher-income residents - like those whom the Crenshaw Mall Redevelopment 
Project's market-rate units would be geared towards - is linked to the displacement of lower- 
income, working-class, elderly, and family households from that area (Newman and Wyly 2006; 
Atkinson 2000; Atkinson et al. 2011).

• Those low-income households able to remain in gentrifying areas13 are typically those in 
public housing or rent-controlled units (e.g., Newman and Wyly 2006). But resident 
interviewees in RSO units described facing increased landlord harassment to push them out; 
their buildings had just been bought by a new company affiliated with USC. Meanwhile, the 
Chesapeake Apartments - where the City's nuisance abatement lawsuit could empower

9 'Rent-burdened' households are those spending over 30 percent of their income on rent.
Lower-income' is defined as households with annual household income of less than $50,000.

Numerous studies find price effects of transit development most notable within a 0.5-mile radius around rail 
stations (Immergluck 2009; Dominie 2012; Chappie and Loukaitou-Sideris 2017; Weinberger 2001; Debrezion, Pels, 
and Rietveld 2007).

According to Census data regarding demographics of rent-burdened households.
I.e., areas experiencing an influx of richer in-movers.

10 t

11

12
13
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property managers to evict 'problem tenants/ and has already allowed management to deploy 
armed personnel to harass residents - is aiso RSG.

Small Business Impacts

• Small businesses, especially those Black- and ethnic-owned, are at risk of displacement due to 
rising rents and an erosion of their customer base, as richer, whiter residents may be less prone 
to frequent them (Ong et al. 2014; Macedo et al. 2014).

• Chain and retail businesses brought in by the Crenshaw Mall Redevelopment Project might also 
take customers away from small businesses. Chain and retail businesses often do not have a 
good track record of hiring low-income residents of color.

Educational Impacts on Children

• There are over 34,060 children in Crenshaw Corridor enrolled in school14 Yet a !arge portion, if 
not most, children in disDlaced households must change schools, and most may experience a 
negative impact on academic performance as a result (e.g., Marcus and 7uk 2017).

• Children in displaced households have more absences, a lower likelihood of finishing school, and 
a greater risk of educational delays or behavior problems (BARHII 2016).

Increased Commute Times and Costs

• Displaced low-income families often experience increased commute times and costs as a result, 
because they are moved further from jobs, schools, healthcare facilities, and social institutions 
(e.g., Marcus and Zuk 2017).

• Long commutes are associated with lower physical activity, lower cardio respiratory fitness, and 
higher stress and blood pressure (BARHII 2016).

Health impacts

• Increased rent burdens are associated with negative health outcomes. People with housing 
insecurity are three times more likely to be in frequent mental distress compared to those with 
secure housing (Liu et al. 2014). Being behind in rent is associated with poor caregiver nealth, 
maternal depressive symptoms, and increased child lifetime hospitalizations (Sandel et al. 2018).

• Financial strain, having to move, and even living in gentrifying areas are linked to increased 
risk of cnronic physical and mental illnesses - including anxiety, depression, hypertension, 
heart disease, obesity, diabetes, asthma, pre-term births, and sleep disorders (e.g,, Dong et al, 
2.005; Huynh and Maroko 2014; Jelleyman and Spencer 2008; Kirby and Kaneda 2006; Lim et al 
2017; C. E. Pollack et al. 2010; Reid et al. 2008; Rojas 2017; Sandel et al. 2018; Simpson and

14 K-12.
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Fowler 1994; Suglia et al. 2011; Vasquez-Vera et al. 2017). Elderly and disabled displacees can 
be exposed to life-threatening illness.

• Low-income households that experienced forced displacement15 typically follow a trajectory 
of accepting substandard, unhealthy housing, and a high proportion may experience 
homelessness, in comparison to those who move voluntarily for other reasons (Marcus and Zuk 
2017; Desmond et al. 2015). Displaced Black households are more likely to find themselves in 
neighborhoods with fewer health-promoting resources and lower quality amenities. Displaced 
women are at risk of exposure to domestic and intimate partner violence.

• Less egalitarian societies have poorer health outcomes. In the U.S., a state's income inequality 
is a greater predictor of its death rate than its actual wealth or income level (Jarvis 2010). 
Societies that are more equal have better health outcomes, according to a variety of indicators 
including life expectancy, mental health, and drug use (Wilkinson 2005; Wilkinson and Pickett 
2009).

Recommendation Areas

Self-Determination & Accountability 
Housing & Houselessness 
Jobs & Small Businesses
Health, Transportation, Education & Public Services 
Culture
Criminalization

15 Due to eviction, harassment, or inability to pay.

6/5/201812



Methodology for Estimating Number of Persons At-Risk of Displacement

To estimate the number of individuals at-risk of displacement by the Crenshaw Mall Redevelopment 
Project, we focused on a 2-mile buffer zone surrounding tne mal1. Literature on the price impacts of 
large-scale development in urban areas provides evidence that the region within 2 miles of a major 
project is poised to experience increases in housing prices and rents ('mmergluck 2009). For instance, 
property values of homes within two miles of the planned Atlanta Beltline rose as this project ioomed 
(Immergluck 2009). Such price effects tend to be even more dramatic closer to the development, such 
as at a 0.5-mile or 1-mile radius away (Immergluck 2009; Guerrieri, Hartley, and Hurst 2013; S. Pollack, 
Bluestone, and Billingnam 2010; Chappie and Loukaitou-Sideris 2017; Dominie 2012; Weinberger 2001; 
Debrezion, Pels, and Rietveld 2007). For example, neighborhoods within half a mile of a transit station 
development were found to experience significant housing price and rent increases (Immergluck 2009; 
Pollack et al. 2010); loss of affordable units (Chaople and Loukaitou-Sideris 2017), increased share of 
high income households and decreased share of low income households (Dominie 2012; Chappie ana 
Loukaitou-Sideris 2017); and increased prices of commercial properties (Weinberger 2001; Debrezion et 
al. 2007). Studies show plans for large-scale development can drive up housing costs even before 
construction begins - due to real estate speculation, as the plans become known (Knaao et a1. 2001; 
Immergluck 2009).

A vast literature demonstrates that the financial strain from increased housing costs alone contributes 
to negative health outcomes. For this reason, our study is concerned with all those at risk of increased 
housing cost-burdens due the Crenshaw Mall Redevelopment Project - not only with individuals who 
are directly displaced. Thus, we considered the entire 2-mile buffer zone as our area of analysis. We 
also performed an impact assessment on those residing within 0.5-mile and 1-mile of the buffer. Finally, 
due to the large amount of literature on the gentrification effects in proximity to transit stations, we 
considered those households which live both within 0.5-mile of an existing or planned station, and 
within the 2-mile zone around the mall.

Those most likely to be negatively impacted by increasing housing prices are renters, especially low 
.ncorne renters who are already burdened by housing costs. Using census data, we identified the 
number of cost-burdened15 renter households residing within each buffer zone, by census tract For 
those census tracts that crossed the buffer line (only partly falling in a buffer zone), we used GIS to 
calculate the percentage of tract area within the zone, then multipled this with the tract's overall rent- 
burdened household count, to attain a proportional estimate of those within the buffer zone for that 
tract. After identifying the number of cost-burdened renter households within each buffer zone by 
census tract, we multiplied this by average renter household size for each tract, to attain an estimate of 
the total number 0f individuals living in rent-burdened households, within each buffer zone

Additionally, we performed a similar analysis for 'lower-income' renter households, defined as those 
with annua! incomes of under $50,000, because of the very high existing rate of rent-burdenedness for 
these households already. We expect that lower-income, rent-burdened households would experience 
the most displacement pressures due to rising housing prices.

16 Spending more than 30 percent of household income on rent.
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In this way, we attained estimates ot: 1) number ot individuals belonging to rent-burdened households 
within 2 miles, 1 mile, and 0.5 mile of the Crenshaw Mall Redevelopent Project; 2) number of individuals 
in rent-burdened households within 2 miles of the mall, and within 0.5 mile of an existing or planned 
transit station; 3) number of individuals belonging to lower-income, rent burdened households, living in 
each of the aforementioned zones. These comprised counts of those we consider at risk of suffering 
greater housing unaffordability, and hence, displacement.

Terms

Cost-burdened households, households spending over 30 percent of income on housing

Severely cost-burdened households: households spending over 50 percent of income on housing

Rent-burdened households: renter households spending over 30 percent of income on rent

Severely rent-burdened households: renter households spending over 50 percent of income on rent

Cost-burdened homeowners: homeowners spending over 30 percent of income on mortgage and other 
housing costs

Severely cost-burdened homeowners: homeowners spending over 50 percent of income on mortgage 
and other housing costs

'Lower-income' households: households with an annual household income of under $50,000.

6/5/201814



References

Abram, Susan. 2018. "More of LA County's Homeless Are Dying. Here's Why." Daily Bulletin, 
January 18, 2018.

Atkinson, Rowland 2000. "Measuring Gentrification and Displacement in Greater London." 
Urban Studies (Routledge) 37 (1): 149-65.

Atkinson, Rowland, Maryann Wulff, Margaret Reynolds, and Angela Spinney. 2011.
"Gentrification and Displacement: The Household impacts of Neighbourhood Change." 
AHURI Final Report 160. Australian Housing and Urban Research Institute.
https://www.ahuri.edu.au/__data/assets/pdf_file/0007/2122/AHURI_Final_Report_No
160_Gentrification_and_displacement_the_household Jmpacts_of_neighbourhood_cha 
nge.pdf.

BARHII. 2016. "Displacement Brief." BARHII Bay Area Regional Health Inequities Initiative. 
http://barhii.org/displacement/.

Chappie, Karen, and Anastasia Loukaitou-Sideris. 2017. "Developing a New Methodology for
Analyzing Potential Displacement." ARB Agreement No. 13-310. California Air Resources 
Board; California Environmental Protection Agency. 
https://www.arb ca.gov/research/single-project.php?row_id=65188.

City-Data. 2016. "Los Angeies, California (CA) Income Map, Earnings Map, and Wages Data " 
2016. http://www.city-data.com/income/income-Los-Angeles-
California.html#mapOSM?mapOSM[zl]=14&mapOSM[cl]=34.00592549064668&mapOS
M[c2]=-
118.33554267883301&mapOSM[s]=income3&mapOSM[fs]=false&mapOSM[pop]=4711
0.

Davidson, Mark, and Loretta Lees. 2005. "New-Build 'Gentrification' and London's Riverside 
Renaissance." Environment and Planning A: Economy and Space 37 (7): 1165--9C.

--------- . 2010. "New-Build Gentrification: Its Histories, Trajectories, and Critical Geographies."
Population, Space and Place 16 (5): 395-411.

Debrezion, Ghebreegziabiher, Eric Pels, and Piet Rietveld. 2007. "The Impact of Railway Stations 
on Residential and Commercial Property Value: A Meta-Analysis." The Journal of Real 
Estate Finance and Economics 35 (2): 161-80.

Desmond, Matthew, Carl Gershenson, and Barbara Kiviat. 2015. "Forced Relocation and
Residential Instaoility among Urban Renters." Social Service Review 89 (2). 227-62.

Dominie, Will. 2012. "Is Just Growth Smarter Growth?: The Effects of Gentrification on Transit 
Ridership and Driving in I os Angeles' Transit Station Area Neighborhoods." Applied 
Planning Research Project, University of California, Los Angeles.

Dong, Maxia, Robert F. Anda, Vincent J. Felitti, David F. Williamson, Shanta R. Dube, David W. 
Brown, and Wayne H. Giles. 2005. "Childhood Residential Mobility and Multiple Health

6/5/201815

https://www.ahuri.edu.au/
http://barhii.org/displacement/
https://www.arb
http://www.city-data.com/income/income-Los-Angeles-


Risks During Adolescence and Adulthood: The Hidden Role of Adverse Childhood 
Experiences /' Archives of Pediatrics & Adolescent Medicine 159 (12) 1104-10.

Guerrien, Veronica, Daniel Hartley, and Erik Hurst. 2013. "Endogenous Gentrification and 
Housing Price Dynamics." Journal of Public Economics 100 (Su pplement C): 45-60

Holland, Gale. 2018a "L.A.'s Homelessness Surged 75% in Six Years. Here's Why the Crisis Has 
Been Decades in the Making." L.A. Times, February 1, 2018.
http://www.latimes.com/local/lanow/la-me-homeless-how we-gct-here 20180201- 
story.html.

---------. 2018b. "Huge Increase in Arrests of Homeless in L.A. — but Mostly for Minor Offenses."
Latimes.Com, February 4, 2018. http://www.latimes.com/local/politics/la-me-homeless- 
arrests-20180204-story.html.

Huynh, M., and A. R. Maroko. 2014. "Gentrification and Preterm Birth in New York City, 2008
2010." Journal of Urban Health 91 (1): 211-20.

Immergluck, Dan. 2009. "Large Redevelopment Initiatives, Housing Values and Gentrification: 
The Case of the Atlanta Beltline." Urban Studies 46 (8): 1723.

Jarvis, Brooke 2010. "Why Everyone Suffers in Unequal Societies." YES! Magazine, March 4, 
2010. http://www.yesmagazine.org/happiness/want-the-good-life-your-neighbcrs- 
need-it-too.

Jelleyman, T., and N. Spencer 2008. "Residential Mobility in Childhood and Health Outcomes: A 
Systematic Review." Journal of Epidemiology & Community Health 62 (7): 584-92.

Kirby, James, and Toshiko Kaneda. 2006. "Access to Health Care: Does Neighborhood
Residential Instability Matt er?" Journal of Health and Social Behavior 47 (June): 142-55.

Knaap, Gerrit J., Chergr Ding, and Lewis D. Hopkins. 2001 "Do Plans Matter?: The Effects of 
Light Rail Plans on Land Values in Station Areas." Journal of Planning Education and 
Research 21 (1): 32-39.

L.A. City Ethics Commission. 2018. "Lobbying: Public Data Portal." Los Angeles City Ethics 
Commission. 2018. https://ethics.lacity.org/lobbying/.

Lim, Sungwoo, Pui Ying Chan, Sarah Walters, Gretchen Culp, Mary Huynh, and L. Hannah Gould 
2017. "Impact of Residential Displacement on Healthcare Access and Mental Health 
among Original Residents of Gentrifying Neighborhoods in New York City." PLOS ONE 12 
(12): e0190139.

Liu, Yong, Rashid S. Njai, Kurt J. Greenlund, Daniel P. Chapman, and Janet B. Croft. 2014
"Relationships Between Housing and Food Insecurity, Frequent Mental Distress, and 
Insufficient Sleep Among Adults in 12 US States, 2009." Preventing Chronic Disease 11 
(March).

Macedo, Edber, Jimmy Fang, Thomas Le, and Paul M. Ong 2014. "IMPACT OF BIG BUSINESSES 
IN CHINATOWN." UCLA Center for the Study of Inequality

6/5/201816

http://www.latimes.com/local/lanow/la-me-homeless-how
http://www.latimes.com/local/politics/la-me-homeless-arrests-20180204-story.html
http://www.latimes.com/local/politics/la-me-homeless-arrests-20180204-story.html
http://www.yesmagazine.org/happiness/want-the-good-life-your-neighbcrs-need-it-too
http://www.yesmagazine.org/happiness/want-the-good-life-your-neighbcrs-need-it-too
https://ethics.lacity.org/lobbying/


http://www.urbandisplacement.org/sites/default/files/images/walmart_starbucks_finai
08011.pdf

Marcus, Justine, and Miriam Zuk. 2017. "Displacement in San Mateo County, California:
Consequences for Housing, Neighborhoods, Quality of Life, and Health." Research Brief. 
Institute of Governmental Studies, UC Berkeley.
http://www.urbandisplacement.org/sites/defauit/files/images/impacts_of_dispIacemen
tjn_san_mateo_cojnty.pdf.

McGahan, Jason 2017. "LAPD Is Arresting Increasing Numbers of Homeless in Gentrifying
Neighborhoods." L.A. Weekly, October 20, 2017. http-//www.laweeklycom/news/lapd- 
arrests-of-homeless- on-the-nse-according-to-ucla-study-8763782.

Newman, Kathe, and Elvin K. Wyly. 2006. "The Right to Stay Put, Revisited: Gentrification and 
Resistance to Displacement in New York City." Urban Studies 43 (1): 23-57.

Ong, Paul M., Chhandara Pech, and Rosalie Ray. 2014. "TOD Impacts on Businesses in Four 
Asian American Neighborhoods." UCLA Center for the Study of Inequality. 
http://www.urbandisplacement.org/sites/default/files/images/overall_tod_final.pdf

Pollack, Craig Evan, Beth Ann Griffin, and Julia Lynch. 2010. "Housing Affordability and Health 
Among Homeowners and Renters." American Journal of Preventive Medicine 39 (6): 
515-21

Pollack, Stephanie, Barry Bluestone, and Chase Billingham. 2010. "Maintaining Diversity In 
America's Transit-Rich Neighborhoods: Tools for Equitable Neighborhood Change." 
Boston, MA: Dukakis Center for Urban and Regional Policy at Northeastern University. 
http://nuweb9.neu.edu/dukakiscenter/wp-content/uploads/TRN_Equity_final.pdf

--------- . 2011. "Demographic Change, Diversity and Displacement in Newly Transit-Rich
Neighborhoods." In Transportation Research Board 90th Annual Meeting.

Reid, Kristen W., Eric Vittinghoff, and Margot B. Kushel. 2008. "Association between the Level 
of Housing Instability, Economic Standing and Health Care Access: A Meta Regression." 
Journal of Health Care for the Poor and Underservsd 19 (4): 1212-28.

Rojas, Yerko. 2017. "Evictions and Short-Term All-Cause Mortality: A 3-Year Follow-up Study of 
a Middle-Aged Swedish Population." International Journal of Public Health 62 (3): 343-
51.

Sandel, Megan, Richard Sheward, Stephanie Ettinger de Cuba, Snaron M. Coleman, Deborah A. 
Frank, Mariana Chilton, Maureen Black, et al. 2018. "Unstable Housing and Caregiver 
and Child Health in Renter Families," Pediatrics, January, 820172199.

Simpson, G. A., and M. G. Fowler. 1994. "Geographic Mobility and Children's
Emotional/Behavioral Adjustment and School Functioning." Pediatrics 93 (2) 303-9.

Sims, J Revel. 2016. "More than Gentrification: Geographies of Capitalist Displacement in Los 
Angeles 1994-1999." Urban Geography 37 (1): 26-56.

6/5/201817

http://www.urbandisplacement.org/sites/default/files/images/walmart_starbucks_finai
http://www.urbandisplacement.org/sites/defauit/files/images/impacts_of_dispIacemen
http://www.laweeklycom/news/lapd-arrests-of-homeless-
http://www.laweeklycom/news/lapd-arrests-of-homeless-
http://www.urbandisplacement.org/sites/default/files/images/overall_tod_final.pdf
http://nuweb9.neu.edu/dukakiscenter/wp-content/uploads/TRN_Equity_final.pdf


Sugiia, Shakira Franco, Cristiane S. Duarte, and Megan T. Sandel. 2011. "Flousing Quality,
Housing Instability, and Maternal Mental Health " Journal of Urban Health; New York 88 
(6): 1105-16.

U.S. Census Bureau 2016. "American Community Survey 5-Year Estimates. Retrieved from 
Census Reporter Profile Page for Census Tract 2361, Los Angeles, CA." 2016. 
https://censusreporter.org/profiles/14000US06037236100-census-tract 2361 los- 
angeles-ca/.

Vasquez-Vera, Hugo, Laia Palencia, Ingrid Magna, Carlos Mena, Jaime Neira, and Carme Borrell. 
2017. "The Threat of home Eviction and Its Effects on Health through the Equity Lens: A 
Systematic ReviewSocial Science & Medicine 175 (Supplement C): 199-208.

Weinberger, Rachel R. 2001. "Commercial Property Value and Proximity to Light Rail. A Hedonic 
Price Application." Berkeley, Calif: University of California, Berkeley. 
https://esc.holarship.org/uc/item/3rb737r9.

Wilkinson, Richard G. 2005. The Impact of Inequality: How to Make Sick Societies Healthier. 
Routledge.

Wilkinson, Richard G., and Kate Pickett. 2009. The Spirit Level: Why More Equal Societies Almost 
Always Do Better. Later prt. edition London: Allen Lane.

Zuk, Miriam, and Karen Chappie. 2016. "Housing Production, Filtering and Displacement:
Untangling the Relationships." Research Brief Institute of Governmental Studies, UC 
Berkeley.
http://www.urbandisplacement.org/sites/default/files/images/udp_research_brief_052
316.pdf.

6/5/201818

https://censusreporter.org/profiles/14000US06037236100-census-tract
https://esc.holarship.org/uc/item/3rb737r9
http://www.urbandisplacement.org/sites/default/files/images/udp_research_brief_052


POLICY ESSAY
HOMELESS RELATED CRIMEREDUCING

The Safer Cities Initiative and
the removal of the homeless
Reducing crime or promoting gentrification 
on Los Angeles'Skid Row?

Alex S. Vitale
Brooklyn College

The Safer Cities Initiative (SCI), with its massive influx of law enforcement resources, 
undoubtedly was effective in sweeping the streets of the poor and homeless in the 
Skid Row area of downtown Los Angeles. Tent cities, open-air drug markets, and the 

constant motion of shopping carts have all been reduced significantly, bringing an improve
ment in the physical environment and the social quality of life for those remaining—some of 
them poor. Some reduction in crime seems to have occurred in the area as well—although its 
exact nature and scope remain somewhat unclear. On this basis alone, the Los Angeles Police 
Department (LAPD) and its boosters at the Manhattan Institute have claimed victory in the 
ideological batde to prove that the solution to crime and poverty is not more social spending 
but instead, expanded and more aggressive law enforcement targeting some of the poorest and 
most vulnerable populations in society (Mac Donald, 2009). What remains to be determined, 
however, is whether this initiative produced outcomes that are actually worthy of replication 
in other urban areas around the country. Here, I think the answer is clearly “no,” based on 
the failure to reduce homelessness and the high costs associated with what are at best minimal 
crime reductions.

Berk and MacDonalds (2010, this issue) study is restricted to a narrow measure of whether 
crime reductions in the Central District of Los Angeles, after the two-stage introduction of 
the SCI, were greater than in surrounding parts of the city. However, even the limited claim 
that geographically targeted policing of homeless concentrations can bring about statistically 
meaningful crime reductions demands scrutiny. More importandy, city leaders searching for 
policy guidance from this study must take into consideration two important questions. The first
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question is whether a massive influx of law enforcement resources is the most cost-effective way 
of reducing crime and the social problems of homelessness and the poverty associated with it. 
The second is whether the piimary goal of the SCI was really to reduce crime and homelessness 
or instead to remove a large concentration of poor people forcibly from Skid Row in hopes of 
encouraging the subsequent gentrification of the area.

Crime Reduction
The methods used by the SCI raise a substantial concern about opportunity costs. The addition 
of 50 regular officers and dozens of officers from narcotics and other specialized units in a small 
area (about 50 square blocks) is bound to have some positive effects on crime, but is this really 
the most cost-effective way to achieve overall crime reductions in the City of Los Angeles? The 
cost of the 50 officers alone is estimated to be $6 million a year (Blasi, 2007). Each arrest is 
estimated by die City of Los Angeles to cost $4,300, which comes to $118 million during the 
life of the program (LACAN, 2009b). This estimate does not include the costs of processing 
citations or state prison time. By comparison, the combined spending in the Los Angeles County 
area from municipalities, county, state, and federal sources on homelessness is approximately 
$600 million a year (Wolch, Dear, and Blasi et al, 2007: 6). The policy question here is whether 
approximately $150—$200 million dollars worth of law enforcement spending by the City of 
Lcs Angeles migh t have been used better to reduce homelessness through the construction of 
supportive housing. In fact, this amount might be significandy larger if used to leverage both 
state and federal funds.

Several weaknesses exist in the design of this research, which uses the entire Central Dis 
trict as its treatment area. The SCI, however, was limited to a 50-square- block zone within the 
Central District. Blasi and Stuart (2008) showed that much of the crime reduction in the Central 
District occurred equally inside and outside the Skid Row area, where police resources were not 
increased. The only difference was a reduction of approximately 50 robberies a year.

In addition, short time-series analyses of crime rates have not proven useful in explaining 
die broad, sustained national trend of crime reduction. Changes in the number of police, use of 
incarceration, employment rates, and use of new policing tactics have all failed to explain why 
crime has fallen so much in almost all the United States and Canada during the last 20 years 
(Blumstein and Wall man, 2006; Zimring, 2007). Attempting to analyze crime rate changes in 
one small area over a short period is fraught with potential problems. Although this research 
uses weekly crime data to isolate the effect of specific interventions, the exact timing of these 
interventions is hard to identify, especially given that significant fluctuations in crime rates in 
small areas in short time periods are the norm. Even though efforts were made to filter out some 
of this “noise” thtough complex statistical analysis, in general terms, these kinds of studies have 
not proven heuristic in explaining the broad trend of crime reduction.

One final concern remains in estimating the reliability of this research. One central element 
of the SCI was to eliminate numerous encampments and reduce public loitering. The result of 
this initiative, combined with a reduction in low-income housing overall in the area, has been
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the displacement of a large part of the population within the Skid Row area. The population 
of the Skid Row area before the SCI was estimated at 10,900—15,000, including those living 
on the streets. During the SCI, tens of thousands of citations and arrests occurred, thousands 
of people ended up in jails or prisons, and thousands were removed from tent cities. The city’s 
annual homelessness count showed a reduction of 10,000 homeless people in the centra! part of 
the city, which encompasses, but is larger than Skid Row between 2005 and 2009 (Los Angeles 
Homeless Services Authority, 2005, 2009). These figures suggest that the reductions in crime 
found in the report, which were based on raw numbers, not rates, may be overstated. The exact 
amount is difficult to calculate without more reliable population data, but even a 10% reduction 
in population in the Central District, relative to the surrounding districts, might throw off the 
statistical significance of the findings.

Homelessness Reduction
The SCI may have succeeded in displacing people from Skid Row, but it has not reduced 
homelessness. In fact, it has made it more difficult for many people to escape homelessness. The 
heavy reliance on arrests, especially those that involve charges of drug dealing, make it more 
difficult to access social services, employment, and permanent housing. Tens of thousands of 
citations were issued under this program in keeping with the “broken windows” philosophy. 
The fines associated with these citations generally cannot be paid by the poor people who 
receive them, which causes them to turn into warrants. In a single 14-month period, 1,200 
people were arrested in the SCI area just for unpaid citations (Los Angeles Community Action 
Network [LACAN], 2009b). These arrests, which were part of the total of 27,000 during a 
3-year period, can have devastating consequences because even a short period in custody can 
mean the loss of a job or housing.

The worst-case scenario for those arrested is to be charged with drug dealing. This occurrence 
is increasingly common as charging policies at the District Attorneys (DA’s) office and police 
narcotics enforcement practices have changed during the course of the SCI (Blasi, 2007: 37; 
Rubin, 2007). Approximately half the arrests under the SCI are for drug offenses, and of these, 
approximately half are for sales or possession with intent to sell (Blasi, 2007: 33). According 
to a review of SCI-related cases, most of those charged with dealing are caught with only $20 
wordi of drugs as a result of police “buy and bust” operations, and in most of these cases, the 
DA has pushed for felony dealing convictions with multiyear sentences (Blasi, 2007: 34).

A conviction for sales or possession with intent to sell makes these arrestees permanently 
ineligible for a variety of services, including public housing, federal financial aid for college 
and naming programs, food stamps, and welfare (Temporary Assistance for Needy Families 
[1ANF]). Many residential treatment programs and even transitional and permanent supportive 
housing assume the availability of Food stamps, TANF, and other funding streams that are not 
available to those convicted of drug dealing, thus jeopardizing these programs and potentially 
making access to them impossible for those blocked from receiving federal assistance. Research 
on employment for those with even lower level drug convictions indicates substantial impedi
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ments to hiring for even low-skill positions (Pager, 2007), blocking another potential pathway 
out of homelessness.

Those convicted of drug sales are also ineligible for services provided under California’s 
Proposition 36, which was designed to divert low-level drug offenders, mosdy addicts, from 
the prison system and send them to treatment instead. By treating so many Skid Row addicts 
as dealers, the police and the DA are essentially ignoring the will of voters who did not want 
those types of drug offenders in prison. Overall, the effect is to make this population less able 
to end their homelessness by limiting their access to treatment services, employment, and 
subsidized housing, which are exacdy what has been proven necessary to help people escape 
homelessness.

The use of law enforcement to address conditions on Skid Row has another negative con
sequence for the poor and homeless people living there. The heavy use of citations and arrests 
significantly degrades the quality of life for many of these people, some of whom have never 
been charged with anything more serious than jaywalking or littering. There is also substantial 
evidence that some enforcement efforts associated with SCI have been extralegal in nature in
volving racial profiling, illegal searches, and excessive use of force. In January 2009, the LAPD 
was forced to agree to change its stop-and-search policies significantly in response to a lawsuit 
by the American Civil Liberties Union and National Lawyers Guild. The suit claimed that of
ficers were making stops and searches without any probable cause, which a federal judge found 
to be unconstitutional. In April 2009, the LACAN filed a complaint with the Department 
of Justice asking them to investigate a pattern of civil rights abuses by the LAPD in die Skid 
Row area. The complaint alleges widespread racial profiling and describes numerous instances 
of police using excessive force, including six cases in which there is video or photo evidence or 
corroborating witnesses (LACAN, 2009a).

Removal of Homeless and Poor People
One policy area in which the SCI has clearly been successful is the removal of large numbers 
of visible homeless and poor people from the streets of Skid Row. These results are consistent 
with the use of broken windows theory for rhe removal of disorderly populations. The heavy 
and sustained issuing of citations and subsequent arrests for unpaid tickets was central to the 
removal of “squeegee men” from New York City under the Dinkins Administration (Kelling, 
Julian, and Miller, 1994). The aggressive use of citations was also at the center of strategies to 
remove homeless people and aggressive panhandlers from commercial areas in San Francisco, 
Seattle, and Baltimore (Kelling and Coles, 1997). This is in contrast to the much more mixed 
results from evaluations of the reduction in serious crime from this strategy (Harcourt, 2005; 
Taylor, 2000).

A major effort to gentrify the Skid Row area has been underway for several years, and its 
major impediment was the large number of social services provided there and the homeless and 
poor populations who sought and received those services. Tent cities, open-air drug markets, 
and public defecation are an anathema to a well-functioning urban environment. Ironically,
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it was an earlier land-use decision made by the city that led to this concentration of services 
in an effort to encourage the development of the downtown core in the 1980s and to protect 
residential areas from bearing the burden of providing social services to the poor. Now that 
developers are seeking to expand into Skid Row with its proximity to downtown, the city seems 
to be taking action to clear out this concentration of poor people and social services. However, 
rather than providing alternatives to Skid Row that improve the lives of those displaced, they 
are cycling people through the criminal justice system or displacing them into other poor areas 
with already inadequate social services.

Alternatives
Policy makers must consider whether the possibility of small reductions in crime combined 
with the physical removal of homeless people is worth the enhanced law enforcement costs, 
as well as worth the worsening of conditions for a large group of those arrested and displaced. 
They must also consider whether it is a legitimate government function to use law enforcement 
resources to aid primarily in real estate development efforts without regard to the well-being of 
those displaced—a return to the discredited urban renewal practices of the 1950s and 1960s. 
However, alternatives to this approach have proven effective in reducing homelessness and 
in reducing the cost of cycling people in and out of hospitals, jails, and treatment facilities. 
Permanent housing with appropriate support services built in has shown great success in keeping 
people housed, even for people with mental health and substance abuse problems—the groups 
that tend to be the greatest source of disorderly behavior and the most cosdy if left unhoused 
(Lipton, Siegel, Hannigan, Samuels, and Baker, 2000; Nelson, Aubry, and Lafrance, 2007; 
Pearson, Montgomery, and Locke, 2009; Rog, 2004).

Leaving people to sleep on the streets and in shelters is expensive. The biggest single cost 
is providing health care, followed by the costs of incarceration, both of which are reduced sub
stantially when a person is housed. A recent study of more than 10,000 homeless people in Los 
Angeles County showed that the average monthly cost to keep a person in supportive housing 
is $605, whereas the average cost in city services for a homeless person is $2,897 (Flaming, 
Matsunaga, and Burns, 2009). The policy implications of this research are clear. Cities need 
to divert resources from emergency services and incarceration toward supportive housing. The 
results will both reduce costs and improve public order.
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Rates of morbidity and mortality in homeless people are 
high compared with the general population, in both 
relative and absolute terms. In some countries, clinical 
guidelines have identified homeless people as a high-risk 
group who need targeted interventions. We review the 
epidemiology and risk factors for morbidity and mortality 
to guide clinical and policy initiatives regarding 
homelessness. We first present an overview of definitions 
and rates ofhomelessness in high-income countries and 
then survey the scientific literature about the health of 
homeless people, before making policy and clinical 
recommendations.

Typology of Homelessness and Housing Exclusion 
(ETHOS) to facilitate improved research and policy Psychiatry, university of Oxford, 

decision making on
defines a person as homeless if they have a deficit in at 
least two of the physical, legal, and social domains—also 
described as being roofless or houseless." In Australia, 
homelessness is defined as primary (without regular 
accommodation), secondary (living in shelters or 
temporarily with family or friends or boarding homes), or 
tertiary (living in substandard housing—eg, boarding 
homes).s The UK is the only country with a statutory 
response to homelessness6 where those who have “no

Prof Seena Fazel, Department of

homelessness (table 1). ETHOS Warneford Hospital, Oxford
OX37JX.UK
seena.fazel@psych.ox.ac.uk

Search strategy and selection criteria

We searched PubMed from Jan 1, 2003, to Dec 31, 2013 to identify papers published in all 
languages that addressed the epidemiology, risk factors for, and outcomes of chronic 
non-communicable diseases, infectious diseases, mental disorders, substance misuse, 
unintentional injuries, geriatric conditions, end-of-life care, and health service use in 
homeless individuals. We focused our search for articles that discussed high-income 
countries, including Europe, Oceania, and North America. We used the search terms 
“homeless*", “roofless", and "homeless persons" and the following terms: "health status", 
"geriatric", “older", "elderly", “end of life", "palliative", "emergency department", 
"hospital*", "health services utilization", and a series of terms for medical and psychiatric 
conditions. Additionally, we manually searched the reference lists of selected articles for 
additional articles. For information on definitions of and rates of homelessness, we 
looked for governmental documents and reports using the following search terms in 
internet search engines: "homeless" and "definition" and "homeless" and “rates" along 
with: "United States", “Europe", "United Kingdom", "Australia", and "NewZealand", and 
read reference lists for further information. For information on patterns of homelessness 
and risk factors for homelessness, we searched Web of Science for "homeless" and 
"patterns", "chronic", and “risk factors", and their bibliographies.

Definitions of homelessness
Definitions of homelessness vary across countries. 
Uniform definitions ofhomelessness have been adopted 
by many high-income countries in an effort to determine 
eligibility for services and to track progress in reduction 
of homelessness, although controversies remain. For 
example, the Homeless Emergency Assistance and Rapid 
Transition to Housing (HEARTH) Act of 2012 in the 
USA builds on previous definitions' (panel 1), mainly the 
McKinney-Vento Act.2 The HEARTH Act updates 
the McKinney-Vento Act by including people at imminent 
risk of becoming homeless and by providing a formal 
definition of chronic homelessness.

European Union (EU) nations have not agreed on a 
common definition; although all recognise those who are 
sleeping rough (unsheltered), some also recognise those 
who live with family members or who live in transitional 
accommodation as homeless.3 In 2005, the European 
Observatory on Homelessness proposed the European
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Structural factors that promote homelessness include 
the absence of low-cost housing, employment oppor
tunities for low-skilled workers, and income support.7 
Findings from ecological studies show that when 
structural support is not available, individuals with 
fewer individual vulnerabilities become homeless and 
rates of homelessness rise.7 Income inequality itself 
might be a structural factor that promotes homelessness: 
countries with greater levels of income inequality have 
higher rates ofhomelessness.

Panel 1: Homeless Emergency Assistance and Rapid Transition to Housing Act of 2012
inclusion criteria (USA)

• Individuals and families who do not have a fixed, regular, and adequate night-time 
residence, which includes individuals who live in emergency (but not transitional) 
shelters for the homeless and those who live in places not meant for human 
habitation

• Individuals and families who will imminently lose their main night-time residence
• Unaccompanied young people and families with children and young people who meet 

other definitions of homelessness
• Individuals and families who are fleeing or attempting to flee domestic violence, 

dating violence, sexual assault, stalking, or other dangerous or life-threatening 
conditions that relate to violence against an individual or family member

Rates of homelessness
Methodological and definition differences create chall
enges when tracking the number of people who are 
homeless and comparing rates between countries. The 
USA conducts an annual point-in-time count, whereby 
communities across the country must report the number 
of individuals sheltered nighdy in a 10-day period in 
January; every other year, each community must also 
count all unsheltered individuals by counting the 
number of homeless individuals without shelter at 
night. Canada collects data about individuals who use 
shelters. EU member states do not have a systematic way 
to count homeless individuals; some collect data for the 
numbers of individuals receiving homeless services in a 
year, whereas others do point-in-time counts in selected 
cities or throughout the country. Point-in-time counts 
overestimate chronic homelessness and underestimate 
short periods ofhomelessness. The most difficult group 
to gather accurate count data for are homeless people 
who live on the streets. Because homelessness is 
dynamic, the differences between point-in-time counts 
and annual counts, which include those with short-term 
homelessness, are important to recognise. The 2010 US 
Interagency Council on Homelessness Federal Strategic 
Plan to Prevent and End Homelessness reported an 
increase during the preceding 30 years in the number of 

accommodation available for his occupation, in the United people who were homeless, with a substantial increase 
Kingdom or elsewhere”, should be offered accommodation in the number of children and families who were 
that is “reasonable for him to continue to occupy”.

Legal domainPhysical domain Social domain

Homelessness

Roofiessness No legal title to a place for No private and safe space 
exclusive possession

No dwelling
for social relations

Has a place to live, fit for No legal title to a place for No private and safe space
for social relations

Houselessness
exclusive possessionhabitation

Housing exclusion

Insecure and inadequate 
housing

Has a place to live (not No security of title
secure and unfit for
habitation)

Has space for social 
relations

Has legal title or security of No private and safe 
tenure, or both

Inadequate housing and Inadequate dwelling 
social isolation within a (unfit for habitation)
legally occupied dwelling 

Inadequate housing 
(secure tenure)

Insecure housing 
(adequate housing)

Social isolation within a Has a place to live
secure and adequate
context

personal space for social 
relations

Has legal title or security of Has space for social 
relations

No security of title Has space for social
relations

Inadequate dwelling 
(unfit for habitation) 

Has a place to live

tenure, or both

Has legal title or security of No private and safe 
tenure, or both personal space for social 

relations

Table 1:The theoretical domains of homelessness in European Typology on Homelessness and Housing 
Exclusion'*

homeless.21 The increase in homelessness during the 
past 30 years has been attributed to several factors. In 
the early 1980s, the increase in homelessness wasCauses of homelessness

The causes of homelessness are complex. Current attributed to the closing of state psychiatric facilities, 
thinking is that homelessness is an interaction without a concomitant increase in community mental 
between individual and structural factors, including health services, a decrease in affordable housing, 
the presence or absence of a safety net.1-7,8 Individual stagnating wages, changes in welfare policies, and the
factors include poverty,5 early childhood adverse crack cocaine epidemic. Since 2000, unemployment and
experiences,10 mental health and substance misuse stagnating wages, compounded by increases in housing 
problems,5’11 personal history of violence,11 and criminal costs and unavailability of subsidised housing, have all 
justice system association.12 Evidence suggests that contributed to homelessness.22 However, the USA had a 
drug and alcohol misuse have strong associations with 6% overall reduction in homelessness between 2010 and 
both the initiation and persistence ofhomelessness.15 2013, despite an ongoing recession. This was achieved 
Primary individual risk factors for homelessness by large reductions in family homelessness (8%) and 
in young people (unaccompanied individuals aged chronic homelessness (15%) due to specific initiatives
12-25 years) are family conflict and victimisation,1’1 targeted at these groups. Yet, homelessness in families
non-heterosexual sexual identity,15'16 and having been remains problematic. Although there were very few 
in the child welfare system.’7'1’ homeless children in families in the 1980s in the USA,

www.thelancet.com Vol 384 October 25,20141530

http://www.thelancet.com


ISeries

during one night-time count ofhomeless peopie in 2013, become chronically homeless.25 Risk factors for a person 
23% of homeless individuals were children living in becoming chronically homeless include having mental 
families (238110 people in families were homeless), health problems, substance misuse, or physical health 
Unaccompanied young people (aged 12-25 years) made problems, a history of criminal Justice system association, 
up 8% (or 22700 individuals annually) of the sample.23 and older age (44 years and older).2129 Although 
In the USA, black Americans and Native Americans are homelessness negatively affects health outcomes 
overrepresented in the homeless population. Although 
black Americans make up only 12% of the US population 
they make up 39% of shelter populations.

In 2012, in one night-time count, there were 2309 rough 
sleepers in England, 24% of whom lived in London 
(panel 2). This number was a notable increase compared 
with 2010, when there were 1768 rough sleepers. More 
than 50% of rough sleepers were not UK nationals, and 
most of them were from other EU countries.22 In 2012-13,
53 540 UK households were eligible for homelessness 
assistance. Of these households, 65% were white, 15% 
black, 8% Asian, and 3% mixec. race (indicating an 
over-representation of black and Asian people); 6<t% had 
dependent children.25

In the whole of the EU, an estimated 4-1 million people 
have a homeless episode in a year (panel 2).26 Few data 
exist about the characteristics of homeless people.2 
Homelessness seems to have increased in the pas:
5 years: only Finland and the Netherlands have reported 
reductions.22 Ihe homeless population in EU states is 
changing from single, middle-agec men to migrants 
from other EU and non-EU countries, younger people, 
women, and families. A rise in housing costs, migration 
within the EU and from outside countries, ageing of the 
population, and changes in family structure might 
explain increased rates of homelessness. Roma gypsies 
and other minorities are over-represented.26 Few epide
miological data exist for family homelessness, although it 
has risen four-fold from 1999 to 2009 in Paris to nearly 
9000 families, according to data from one telephone 
helpline.27 Whether this pattern is common to other cities 
or countries needs further surveillance.

Panel 2 Estimates of homelessness by country 

Canada
• 14400 people sheltered nightly*
• 150 00C sheltered annually; an estimated 

150 000-300000 homeless people peryeari

USA
• 610 042 (one night; both sheltered and unsheltered)*
• 2-5- 3-5 million annually!

Australia
• An estimated 105 000 people nightly*

EU member states
• 410000 per tight*; 4-1 million annually!

Austria: data available from Vienna only
• 7526 individuals used homeless services in 20091

trance data available from Paris
• 3376 requests for housing one night in 2010*

Germany
• Annualestimatesof248000in2010t

Greece
• An estimated 20 000 individuals in 20111

Hungary: data availabletrom Budapest
• 6302 in shelters one night in 2011*; 2870 rough sleepers

that same night*

Ireland
• 3808 sheltered individuals on census night 20121

Italy
• 47 648 homeless individuals in 20121

Patterns of homelessness
Researchers have defined three categories ofhomeless
ness: chronic homelessness, intermittent homelessness, 
and crisis or transitional homelessness.7,28 Chronic 
homelessness is defined as an episode of homelessness 
lasting more than a year, or four episodes ofhomelessness 
in the previous 2 years in an individual who has a 
disabling condition. Individuals who cycle in and out of 
homelessness repeatedly, with episodes ofhomelessness 
alternating with housing and institutional care (jails, 
hospitals, treatment programmes) are thought to have 
intermittent homelessness. Individuals who are only 
homeless once or twice and for a relatively short period 
of time (less than a year) after an unexpected crisis (job 
loss, divorce, eviction) are thought to have had crisis 
homelessness.

Stud:es suggest that 20% of individuals in the USA 
who have one episode of homelessness will go on to

Lithuania
• 2142 sheltered individuals in 20 tOT

Poland
■ 42 768 received financial support due to homelessness in

2010t; about 9600 sleeping rough nightly in 2011*

Spain: data from Barcelona only
• 2/91 on census night in 2011*

UK
• In England, there were 2309* rough sleepers in one n.ght 

count
• 185000 homeless people ayeai in 2013t

References for estimates can be found in the appendix. ‘Point-in-time estimate, tAnnual 
estimate.
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Irrespective of duration, chronically homeless individuals 
have worse clinical outcomes than individuals who 
experience either intermittent or crisis homelessness. 
Intermittent homelessness is a common pattern 
for families who expeiience homelessness. Family 
homelessness (defined as adults with minor children) is 
often episodic, and is more prevalent in the USA than in 
EU countries.™ Individuals in homeless families tend to 
have fewer behavioural health or physical health 
problems than do chronically homeless individuals 30 
Crisis or transitional homelessness is often caused by a 
discrete event, either an act of nature or political crisis 
that displaces individuals, an economic disruption 
(severe recession, foreclosure crisis), or a personal crisis 
(job loss, illness).28 Although crisis homelessness has 
severe negative effects on health, in general, those who 
experience crisis homelessness have better clinical 
outcomes than individuals who experience chronic 01 

intermittent homelessness.

evicence that, despite expansion of services, the excess 
mortality has remained similar during the past 
two decades, although shifts in the cause of death have 
occurred with fewer deafiis from HIV infection and more 
from drag overdose and substance misuse disorders.17 In 
homeless families in New York, the overall mortality was 
not higher than that in residents of low-income 
neighbourhoods, although the excess was still present in 
homeless children.48 Suicide rates have increased, with a 
Danish study reporting a standardised mortality ratio 
of 7 from 1999-2009,42 which may be even higher in 
younger homeless people.40

There are no consistent diffeiences in mortality risks 
between homeless men and women, although most 
studies report that the proportionate excess of mortality in 
women is similar to men.* 45-47 Denmark is the only country 
that reports higher relative risk of mortality for women, 
although the absolute death rate is higher in men than 
women,42 The relative risk compared with age-matched 
comparisons is higher for younger homeless people than 
it is for older people in two North American reports.™-47 
This relative excess is not noted in Denmark.42 The pattern 
of deaths by age also differs between North American 
studies and European studies. In the USA, a bimodal 
pattern of mortality is described younger people die 
disproportionately from external causes of death (suicide, 
accidental overdoses, and homicide) and infectious 
d;seases, and there is also a spike in older homeless people. 
Older homeless people die from similar causes to older 
people in the general population, such as cardiovascular 
causes, but 10-15 years earlier.47 This bimodal pattern has 
not been reported in European studies.

Ageing of the homeless population
The homeless population is age;ng. In the USA, the 
median age of the homeless population now approaches 
50 years. This suggests a cohort effect: individuals born 
between 1954 and 1965 have experienced homelessness 
at a higher rate throughout their lives.31 The changing 
age structure has implications for the health and 
health-care needs of the homeless population. With 
younger populations, the focus for health-care providers 
is to manage and reduce the risk of communicable 
diseases, unintentional injuries, and drug and 
alcohol-related problems. In older individuals, the 
management of chronic diseases, geriatric conditions, 
frailty, and end-oflife issues is more prominent. Those 
with iate-life first-time homelessness have fewer mental 
health and substance misuse problems than older 
homeless adults who have been homeless throughout 
their adult lives.32 Reasons for late-life homelessness 
include housing problems secondary to changes in the 
housing market,33 loss through death or divorce of an 
important relationship, or health crises.

Mortality
Findings from several studies have shown that mortality 
is substantially increased in homeless people,sws with the 
excess risk most evident in younger people39-46 and, in 
some studies, women.”-41-42 Causes of excessive mortality 
include infections (HIV, tuberculosis), ischaemic heart 
disease, substance misuse, ar.d external factors including 
unintentional injuries,40 suicides, homicides,* and 
poisoning (from medication and illicit substances). Much 
of the excess mortality is probably explained by high 
exposure to risk factors, including aicohol smoking, 
illicit drug use, ar.d mental disorders,42 which often 
coexist. The standardised mortality ratios reported vary 
between studies and countries but are typically 2-5 times 
the age-standardised general population. There is

Physical and psychiatric health conditions
Homeless individuals have worse physical and emotional 
health status than the general population, including those 
from deprived neighbourhoods, 
are multifadrwiaJ and include nsk factors that increase 
individuals’ risk for homelessness and are associated with 
poor health outcomes, such as early life poverty” and 
mental health and substance misuse disorders.493’ Mental 
health and substance misuse disorders both increase the 
risk of and are exacerbated by homelessness. Other risk 
factors are secondary to the conditions of homelessness 
itself, such as poor nutrition,54-55 exposure to communicable 
diseases,® harsh living environments,57-58 high rates of 
victimisation59 and unintentional injuries,5760 and increased 
rates of tobacco use.61-62 Poor health status is exacerbated by 
poor access to health care63-65 and challenges in adherence 
to medication.00-67

The reasons for this32,49-51

33,34

Infectious diseases
Most of the studies of infectious diseases in homeless 
people have focused on tuberculosis, hepatitis C, and 
HIV.56 Of these three, the highest absolute rate is for 
hepatitis C (table 2). Despite the wide variations in 
individual study estimates, one review identified that
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none of the reported characteristics in the individual 
studies, such as age, sample size, or underlying population 
prevalence, could explain the noted high heterogeneity 
between studies. HIV rates also varied widely with no 
consistent explanations for differences in prevalence 
estimates between studies. The absolute rates of 
tuberculosis (which ranged from 0 • 7-7 • 7%) were typically 
lower than for HIV (0-3-21-1%) or hepatitis C 
(3 ■ 9-36-2%), but compared with the general population, 
rates of tuberculosis infection were at least 20 times

Prevalence range in 
homeless people

General population 
prevalence

Tuberculosis56 

Hepatitis C56 

HIV56

Hepatitis 8“ 

Scabies68 

Body louse68 

Bartonella 
quintana68

0—8%

4-36%

0-21%

17-30%

4-56%

7-22%

2-30%

0-005-0032%

0-5-20%

01-0-6%

<1%

<1%

<1%

<1%

higher, and for U S A studies, they were more than 40 times 
higher—a proportionate excess compared with the 
general population and more than other infectious 
diseases studied. Heterogeneity between individual in activities of daily living, 53% had had a fall in the 
tuberculosis studies is partly explained by different previous year, and 24% had cognitive impairment.52 
diagnostic methods (higher rates when chest radiography Thus, homeless people acquire age-related functional 
was used vs sputum analysis) and differences in the impairments substantially earlier than do members of 
underlying rate in the general population.56 Since a 2012 the general population. Several possible reasons might 
systematic review,56 two new studies65-70 of tuberculosis that explain the early acquisition of functional impairments, 
reported a prevalence of between 4% and 8%, and such as poor control of chronic health conditions and 
one study7'of HIV (from New York City) reporting rates of increased rates of tobacco, alcohol, and illicit substance 
HIV of 1-8% have been published (appendix). Chronic misuse. Health care and services directed at homeless see online for apoeid'x 
infections with scabies, body lice, and the associated populations should take into account the effect of 
Bartonella quintana (which causes trench fever) have been functional limitations and anticipate their effects at 
reported.68-72 Few studies of hepatitis B have been younger ages than typically found. Future research should 
published, but they report high rates that are typically use longitudinal designs to examine the trajectory of 
around 20-30%,6 8 72 and 3% have recent or ongoing functional decline and its association with key outcomes, 
hepatitis E.75

Risk factors for infectious diseases are typically similar Cardiovascular and metabolic diseases 
to those in non-homeless people and include intravenous Studies of the homeless population have shown high 
drug use and other factors that decrease immunity rates of morbidity and mortality from cardiovascular 
(appendix). Findings are contradictory regarding whether diseases. In Europe and Canada, compared with the 
young age and ethnicity are risk factors for HIV in general population, homeless people have higher rates of 
homeless people, and further clarification is needed, smoking, lower rates of obesity and hyperlipidaemia, and 
Research investigations based on adequately sized similar rates of diabetes and hypertension77"81 (table 3). 
longitudinal cohorts are urgently needed to address this Data from the USA are similar, with the exception that 
and other uncertainties in the field. rates of hypertension in homeless people are higher than

in the general population, but similar to the non-homeless, 
low-income population.82 Rates of hypertension in the 
USA in both the homeless population and the low-income

Table2: Prevalence of infectious diseases in homeless people

Chronic diseases and homelessness 
Age-related conditions in homeless people
With the ageing of the homeless population, the incidence population are higher than those in Europe, probably 
of chronic diseases and age-related conditions, such because of the overrepresentation of black people in the 
as cognitive impairment and functional decline, has US homeless population, who have higher underlying 
increased.1274 Researchers have argued that homeless rates of hypertension.85 In all studies, however, hyper
people should be considered eligible for services directed tension and diabetes in homeless people are more likely 
at older adults at age 50, instead of the general populaion to be poorly controlled than in the general population, 
cut off of 65.12-75 This definition is consistent with research Few data exist for rates of myocardial infarction or stroke; 
in the USA that has identified that homeless veterans one study84 reports these prevalences using self-report 
are admitted to hospital for medical-surgical conditions data, which is subject to under-reporting secondary to 
10-15 years earlier than their housed counterparts.76 homeless individuals’ poor access to care. The increased 
Additionally, homeless individuals aged 50 years and older risk of morbidity and mortality from cardiovascular 
have higher rates of age-related conditions (functional disease is probably a result of high rates of behavioural 
impairments, cognitive impairments, falls, and urinary risk factors (illicit drug use, tobacco use); poor control of 
incontinence) than a general population comparison that hypertension, diabetes, and hyperlipidaemia; and poor 
is 20 years older.12 In a cohort of older individuals recruited access to care for early cardiac disease.80-85 Homeless 
from homeless shelters in Boston, USA, with a mean age people have difficulty accessing medical care and 
of 56 years, 30% reported at least one functional limitation adhering to medications because of an absence of medical

S!

www.thelancet.com V0I384 October 25, 2014 1533

http://www.thelancet.com


I Series

Increased comorbidity between mental illness and 
substance misuse has been reported, and two-thirds of 
homeless people with schizophrenia were misusing 
illegal drugs in one clinical survey of 185 homeless 
people in Copenhagen.” In a study50 based in 
three Canadian cities, 58% of homeless people had 
dual diagnosis, with some patterns of comorbidity 
being prominent (including depression co-occurring 
with alcohol, and post-traumatic stress disorder with 
crack cocaine). One uncertainty is whether the absolute 
prevalence of mental disorders differs between men 
and women, with contrasting findings in two large 
studies,92” although the relative excess compared with 
the general population in women is higher than for 
men. A range of neuropsychiatric problems has also 
been reported in homeless people, including traumatic 
brain injury, and markers of cognitive impairment, 
including low IQ, alcohol-related brain damage,94 and 
global cognitive deficits.

Several vulnerability factors have also been documented 
in homeless people, particularly histories of several 
forms of abuse. Findings from a study of 500 homeless 
people in three cities in British Columbia, Canada, 
showed that three-quarters of homeless people reported 
one form of abuse, with more than half reporting a 
history of sexual abuse.” Histories of abuse were 
associated with a range of psychiatric outcomes and 
self-harm. The association between childhood and 
adolescent problems, such as abuse, and homelessness 
needs clarification in longitudinal cohorts, which can 
also address factors that predict the persistence and 
desistence ofhomelessness.

USA" Portugal78Canada80 France81 Ireland77

50% (stage I and higher) 33-6% (increased 5'2%13S „
blood pressure)

... 40-5% * -

Hypertension 35% (stage I 
and II)

46% (obese or 
overweight)

Obesity

6-2%Diabetes 12% 7-9%4%
(RBS>200 mg/dL) 

18-8% (total 
cholesteroi>200 mg/dL; 
345% (HDL<40 mg/dL) 

34-5% (self-report)

9% (seif-report)

Hyperlipidaemia 8% (high or 
very high)

7-9%

Myocardial infarction 

Stroke

R8S=random blood sugar.

Table3: Prevalence estimate for non-communicable diseases in homeless people

insurance, transportation barriers, and the need to attend 
to competing priorities, 
accuracy of self-report data and the incidence and 
prevalence of cardiac events is needed.

Further research on the63,86-88

Psychiatric disorders, and drug and alcohol misuse
More than 30 studies have investigated mental disorders, 
and they typically show a high prevalence of all psychiatric 
diagnoses in homeless people compared with general 
population estimates.85 A systematic review concluded 
that the most common mental disorders in homeless 
people were drug and alcohol dependence (table 4). This 
review also identified that the prevalence of psychosis 
was typically as high as that of depression, which 
contrasts with results from surveys in community and 
other high-risk populations such as prisoners in which 
depression is at least twice as common.91 However, there 
was substantial heterogeneity between individual studies 
of psychiatric morbidity, which suggests that local 
surveys will need to be conducted to inform service 
development in particular settings. One consistent 
finding in these psychiatric surveys was that prevalences 
were associated with participation rates, and that future 
research needs to be interpreted taking this into account. 
In reporting of rates of psychosis, lower participation in a 
particular study was associated with lower prevalences, 
presumably because those who had psychiatnc disorders 
did not participate because they were unable to consent 
or refused to take part.89 In depression and personality 
disorder, however, participation rates were associated 
with higher prevalences, emphasising the need 
for careful interpretation of individual studies.89 
Furthermore, in depression, interviewers with clinical 
training were more likely than non-dinical interviewers 
to report lower prevalences of depression. In relation to 
substance misuse and dependence, this review focused 
on dependence, which for alcohol varied between 8% 
and 58%, and for drug dependence ranged from 5% to 
54%, with very little information about women. For 
alcohol, studies done in more recent decades reported 
higher rates.89

Unintentional injuries
Unintentional injuries are a major cause of morbidity 
and emergency department use in homeless people57 and 
represent around 9% of all admissions to hospital for this 
population; rates are higher than the general or housed 
poor population, although the discrepancy is greatest in 
elderly people.58 Substance misuse is more frequently a 
contributor to injury in the homeless population than in 
the non-homeless population.57'96 Results from a study in 
Boston, USA, showed that 53% of older homeless adults 
reported having fallen in the previous year, compared 
with 14% of older adults in the USA.32 Most studies of 
injuries in homeless populations do not provide rates of 
injuries but rather compare reasons for health service use 
(emergency department visits or admissions to hospital) 
between homeless and non-homeless individuals. Results 
from these studies showed that homeless individuals 
(compared with low-income non-homeless individuals) 
are more likely to seek medical care for falls, cold-related 
injury (hypothermia, frostbite), burns, poisonings (from 
medication and illicit substances), assaults, traumatic 
brain injuries, and self-harm and are less likely to seek 
care for transport-related injuries, 
of burn injuries in homeless people are thought to be due

32,S7,S8,60,% Increased rates
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to individuals’ attempts to warm themselves and cook 
food in cold environments, are caused by assaults, or are 
contributed to by comorbid substance misuse.

Victimisation, including physical and sexual assaults, 
are common in homeless individuals. Findings from 
studies show that between 27% and 52% of homeless 
individuals were physically or sexually assaulted in the 
previous year.97-95Although men and women have similar 
overall rates of violent victimisation, homeless women 
and transgendered individuals have higher rates of 
sexual assault, with about 10% of homeless women

Prevalence range in 
the homeless

Prevalence in the 
general population

57,96

Traumatic brain injury60 

Psychosis83 

Depression89 

Personality disorder89 

Alcohol dependence89 

Drug dependence89 

Dual diagnosis90 

Post-traumatic stress 
disorder90

8-53%

3-42%

1%

1%

0-49%

2-71%

8-58%
5-54%

58-65%
38-53%

2-7%

5-10%

4-16%

2-6%

<1%

2-3%

every year reporting a sexual assault in the previous
year.” Between a third and a half of homeless young TaMe4:Prevalenceofneurop5ychiatricdisordersinhomelesspeople 

people have been sexually or physically victimised while 
homeless.100 In homeless adults, older age, a history of
child abuse, current substance misuse, and mental population,110 suggesting that homeless people are less 
health problems increase the risk of victimisation while successful at quitting than the general population. Several
homeless.98,99 factors impede smoking cessation, including high rates

Traumatic brain injury is an important category of of environmental exposure in shelters and other 
unintentional injury in homeless populations.101 Rates of congregant living facilities, reduced access to health 
traumatic brain injury are increased in homeless people, care,111 and competing health needs, which decrease 
compared with non-homeless poverty populations, with health-care providers’ opportunities to discuss cessation, 
rates typically ranging from 38% to 53%.“ Studies of Studies of smoking in the homeless population have 
homelessness suggest that traumatic brain injury predates shown high rates of physical dependence on smoking. 
homelessness102,101 and that homeless individuals are more Despite this, evidence suggests that homeless indivi- 
likely to report repetitive episodes of traumatic brain duals are motivated to quit for the same reasons as the 
injury than housed individuals.103 Homeless men are general population, including negative health effects, 
more likely to have traumatic brain injury than homeless effects of smoking on appearance, and high financial 
women.60 Traumatic brain injury is thought to be a risk cost.107,113 Findings from small studies111,11,1,115 of smoking 
factor for both becoming homeless and remaining cessation in homeless populations have shown that 
homeless because traumatic brain injury increases the homeless individuals are receptive to both behavioural 
risk of cognitive impairment, which impedes social and pharmaceutical assistance with smoking cessation. 
functioning.60,101 More research on the temporality of Results from one study116 showed that homeless 
traumatic brain injury in homelessness is needed. individuals were receptive to having smoke-free policies

in shelters. Elimination of smoking in shelters would 
both help in cessation efforts and decrease exposure toTobacco use

Homeless individuals have high rates of smoking-related second-hand smoke, 
diseases, including early onset cardiac disease,80 chronic
obstructive pulmonary disease,104 and smoking-related Health service use 
cancers.47 Tobacco use is common in homeless pop- Homeless individuals have high rates of acute health-care 
illations; in the USA, 68-80% of homeless people are use, including emergency department visits and inpatient 
current smokers,61 which is four times the rate of the admissions to hospital; this pattern is seen across many 
overall US population and 2-5 times that of the countries and health-care systems, including in countries 
low-income population.105 Smoking rates in homeless with and without universal health-care insurance.49,117’122 
populations in Canada, France, and the UK are similarly Homelessness is an important predictor of being a high 
increased.106-108 Several reasons might explain these high user of the emergency department, defined as those with 
rates, including high rates of comorbid mental health and more than three to five emergency department visits per 
substance misuse disorders, poverty, and victimisation, year.123-125 Although homeless people are more likely than 
which are all associated with smoking. However, non-homeless people to have had any emergency 
homelessness is independently associated with smoking.61 department visits or hospital admissions, a small group 
Specific marketing efforts by tobacco companies are of homeless individuals who use the acute care service 
thought to contribute to these high rates.109 In the USA, frequently account for most of the acute care use in 
despite substantial decreases in smoking during the past homeless people. Although the proportion varies 
20 years, smoking rates in homeless individuals have not depending on the definition of high user, less than 10% of 
decreased.110 In homeless populations, the quit ratio or homeless individuals account for more than half of 
proportion of former smokers among those that have emergency department visits made by all homeless 
ever smoked is substantially lower than in the general individuals.117-119 Substance misuse and mental health
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disorders are risk factors for becoming a high user 
Homeless individuals not only have higher rates of 
hospital admission but also have longer stays once 
admitted—at least 1 days longer for acute admissions to 
hospital in one study.

In systems historically without universal access to 
health care, such as the USA, homeless people are less 
likely than their housed counterparts to have received 
care in community health sites. In systems with universal

health care, this trend might be reversed with more 
community health treatment, but emergency department 
use and hospital admissions remain increased.8'''117''20'1*7 

Many reasons explain the increased rates of 
acute health-care use, including high prevalences 
of predisposing conditions, communicable and 
non-communicable diseases, unintentional injuries, 
and comorbid mental health and substance misuse 
problems.'‘sll7',8-'25™-,»

117,118,123,124

16

However, homelessness is an

Pane/.3: Health services and research recommendations

The identification and management of infectious diseases 
should be central, with screening combined with annual 
snapshot interventions and first-aid centres in major 
metropolitan areas. 15 ofthe identified 17 surveys of 
tuberculosis in homeless people had higherthan 0-75% 
prevalence, the threshold set by the UK National Institute for 
Health and Care Excellence for the cost-effectiveness of 
tuberculosis screening programmos.131Treatment of other 
infections, particularly scabies, body lice, and louse-borne 
infections, needs consideration.

Rates of mental illness vary substantially, and so local 
surveys need to inform mental health service needs. 
Treatment is often complicated by comorbid substance 
misuse and a range of unmet welfare and housing needs are 
often present. Specialist mental health teams for homeless 
people might be best placed to deal with therangeand 
complexity of issues involved.

Because drug misuse is associated with infectious diseases 
and mental disorders, regular review and research is needed 
to assess integration of different services.

Medical providers should integrate smoking cessation Into 
substance misuse treatment and include such efforts in 
overall health care. Smoking-cessation products should be 
made available to homeless individuals who smoke.67

Homeless individuals with hypertension and diabetes rmgnt 
oenefit from simplified medical regimens with daily dosing 
that do not need to be taken with food. Homeless 
accommodation providers shouid consider offering 
refrigeration for drugs, especially if insulin is prescribed. 
Because free meal programmes have been shown to be low in 
fibre and micronutrients and high in salt, medical p-oviders 
should be aware of homeless individuals' inability to adhere 
to dietary recommendations.

Health-care staff should screen for cognitive impairment, 
mobility impairments, urinary incontinence, and falls in 
homeless adults aged 50 years and older® and addiess deficits 
accordingly. Encouragement for completion of advanced 
directives should be considered.13,1

Screening for traumatic brain injury and cognitive 
impairment should be considered because rates are high. 
Whenever possible, health information should be conveyed 
in simple steps with frequent reminders.

Panel4- Policy recommendations

Improvement of health and care of homeless populations
National or state-wide health plans should include targets 
relating to the health of homeless people, including 
surveillance of infectious diseases, mental illnesses, traumatic 
brain injury, and early cognitive impairment; outreach efforts 
to provide chronic disease management; andthe 
establishment of homeless teams in all metropolitan centres 
if :e costs of such services shouid also be clarified, possibly 

with the inclusion ofthethird sector (voluntary—=g, 
charities, non-profit organisations).

In the Furopean Union there are wide variations in how 
homeless peepie are counted and member states respond. 
Consistency is needed in the definition ofhomelessness (eg, 
using the European Typology of Homelessness and Housing 
Exclusion criteria), which should also include policies 
directed at prevention ana emergency provision for 
homeless individuals and families. Minimum funding 
allocated as a proportion of gross domestic product towards* 
the support of programmes that address homelessness 
should be considered

Accommodation providers should consider enforcement of 
smoke-free zones indoors, with designated smoking areas 
outside the facility and away from windows or doorways

Homeless accommodation providers should mitigate 
functional impairments by preventing falls with measures 
such as adequate lighting and handrails, and ensurinq oldei 
individuals do not have to sleep on the top bunk in bunk beds.

Targeted prevention efforts in cold weather to provide shelter 
and cooking facilities to pi event the use of open fires couid be 
considered.

132

Preventing homelessness during high-risk periods 
Transitional programmes that provide access to housing with 
community support, targeted at individuals in these high-risk 
periods (eg, those transitioning out cf the criminal justice 
system or psychiatric facilities, individuals ageing out ofthe 
child welfare system,17 or those fleeing interpersonal violence) 
might be an effective way to reduce homelessness.

In older adults at risk of homelessness, medical providers 
should screen for risk factors, such as spousal death or 
divorce, cognitive impairment or health crises, and referrals 
should be made for assistance to try to prevent housing loss

132
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independent risk factor for hospital admission and 5 Homelessness Taskforce Department of Families, Housing, 

emergency department attendance after accounting for 
these predisposing factors because of lower hospital 
admission thresholds caused by the complexities of 
management cf acute medical crises in homeless 6 
people, barriers to timely care that might allow health 7 
problems to deteriorate beyond what can be managed 
safely as an outpatient, and competing demands and 
insufficient knowledge, leading homeless individuals to 
seek care in the emergency department for medical 
conditions that could have been handled in community 
health-care settings

Community Services and Indigenous Affairs, Commonwealth of 
Australia. The road home: a national approach to reducing 
homelessness. 2008. http://www.dss.gov.au/sites/default/files/ 
documents/05_2012/the_roacLhome.pdf (accessed Sept 9, 2014).
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shelter or affordable housing? Washington: The Urban Institute 
Press, 2001.

8 Pleace N. The new consensus, the old consensus and the provision 
of services for people sleeping rough. Housing Stud 2000; 15: 581-94.
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2013; 103 {suppl 2): S282-88.
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J Health Care Poor Underserved 2010; 21:1234—49.
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13 Patterson ML, Somers JM, Moniruzzaman A. Prolonged and 
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Taylor PJ. A longitudinal population-based study of factors in 
adolescence predicting homelessness in young adulthood.
J Adolesc Health 2009; 45: 571-78.

15 Corliss HL, Goodenow CS, Nichols L, Austin SB. High burden of 
homelessness among sexual-minority adolescents: findings from a 
representative Massachusetts high school sample.
Am J Public Health 2011; 101:1683-89.

16 Rosario M, Schrimshaw EW, Hunter J. Risk factors for homelessness 
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transition from foster care to adulthood. Am J Public Health 2013;
103 (suppl 2): S318-23.

18 Dworsky A, Courtney ME. Homelessness and the transition from 
foster care to adulthood. Child Welfare 2009; 88: 23-56,

19 Kushel MB, Yen IH, Gee L, Courtney ME. Homelessness and health 
care access after emancipation: results from the Midwest Evaluation of 
Adult Functioning of Former Foster Youth. Arch Pediatr Adolesc Med 
2007; 161: 986-93.

20 Shinn M. International homelessness: Policy, socio-cultural, and 
individual perspectives. / Soc Issues 2007; 63: 657-77.

21 United States Interagency Council on Homelessness. Opening doors: 
federal strategic plan to prevent and end homelessness. 2010. http:// 
www.epaperflip.com/aglaxa/vi ewer.aspx?docid=ldcle97f82884912a893 
2a3502c37c02 (accessed Nov 13, 2013).

22 Burt M, Laudan Y, Lee E, Valente J. Helping America’s homeless: 
emergency shelter or affordable housing? Washington: Urban 
Institute Press, 2001.

23 Henry M, Cortes A, Morris S. The 2013 Annual Homeless 
Assessment Report (AHAR) to Congress: part 1 point-in-time 
estimates ofhomelessness. Washington: The US Department of 
Housing and Urban Development Office of Community Planning 
and Development, 2013.
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49,117,130

Recommendations for health services, research, 
and policy
Innovations to health services, new research, and 
public policy initiatives are necessary to improve the 
health of homeless people. Health services need to 
focus
infectious diseases, mental illness, and diseases cf old

the identification and management ofon

age. Health-care providers need to be aware of the 
environmental conditions of homeless people and 
adapt chronic disease management accordingly. Such 
services will need integration across medical specialties, 
particularly with treatment providers for addictions, 
and also to address unmet social and housing needs 
(panel 3). Research is needed into the best models of 

whether screening for common diseases is132care;
feasible and effective also needs to be established.
Policies to improve the environment of homeless 
people and focus on transitional periods associated 
with high risk of becoming homeless should be 
considered (panel 4). A key policy initiative will be to 
introduce targets relating to the health of homeless 
people in national or state-wide health plans, which 
should include financial targets to support programmes 
addressing homelessness (panel 4).
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Homelessness in South Los Angeles

EXECUTIVE SUMMARY
The primary purpose of this paper is to provide a 
thorough understanding of homelessness in Los 
Angeles as it pertains to the Eighth City Council 
District and South Los Ange!es more broadly On 
January 13 2016, the City of Los Angeles released 
a Comprehensive Homeless Strategy detailing 
over 60 strategies to cormoat home.essness. The 
cityw'de view is sweeping, expansive, and com
prehensive, but falls short when detailing the geo
graphic and demographic particularities of South 
Los Angeles While I support implementation of 
all strategies within the Comprehensive Homeless 
Strategy for Los Angeies, there are specific social, 
economic, and housing policies at the local, state, 
and federal levels that require focused attention in 
order to adequately address the vulnerable subset 
of the homeless population. Without a deep anal
ysis of the root causes of homelessness and the 
particular issues in South Los Angeles, the Com 
prehensive Homeless Strategy may miss key op
portunities to have a measurable reduction in the 
flow of individuals entering homelessness.

to that trend nationally, with Black unemployment 
skyrocketing to 16.7 percent at its height.Even 
as other families have seen some gams in em
ployment and average wages, Black families have 
continued to suffer, with Black unemployment re
maining at doubie that of white unemployment."'

The City of Los Angeles must produce tens of 
thousands of affordable and subsidized housing 
units in order to meet the demands of the popu
lation. Additionally, in order to preserve the exist
ing housing stock, we must review, analyze, and 
amend harmful land use policies that undermine 
the City's ability to sustain affordable rental units. 
The production of needed affordable housing 
units and the provision of supportive services tor 
over 25,000 homeless individuals is unattainable 
without an infusion of federal dollars to support 
all types of housing vouchers including veterans, 
rapid re-housing and Section 8. Additionally, with
out relief from relentless cuts to anti-poverty pro
grams such as direct aia to needy families, more 
families will be pushed into homelessness.

The current homelessness crisis is decades in the 
making. For nearly 60 years, policies at every level 
of government have contributed to a disappear
ing social safety net, the loss of affordable hous
ing, the use of mass incarceration, the reduction 
of middle class joos, and the destruction of puolic 
mental health care.

Mental health is another serious cnallenge afflict
ing a iarge swath of homeless individuals, oartic 
ularly so in South L.os Angeles A soarse public 
mental health system throughout the state leaves 
individuals with limited access to professional 
medical assistance, recuperative beds, or hospi
talization, which further increases the amount of 
individuals falling into chronic homelessness.Upon examining the homelessness crisis more 

closely, the staking demographic trend among the 
homeless population in Los Angeles is tnat of race. 
Throughout the City, but extraordinarily in South 
Los Angeles and on Skid Row, the face of home
lessness is most often a Black one. In Los Ange
les, 9 percent of the population is Black, however, 
Black people make up an astonishing 4/ percent 
of the homeless population. Taken together, South 
LA and Skid Row account for over 40 yercent of 
all homeless peop'e in City of Lcs Angeles and S3 
percent of those homeless individuals are Black. 
Analysis from the Special Services Group argues 
that “while the h’gh concentration of the home
less in Skid Row can be explained by the presence 
of services and beds, the large homeless popula
tion in South LA is explained by poor economic 
and social conditions.”'1 hese poor conditions are 
amplified for Black individuals and families. Dis 
crimination, both overt and systematic, has limit
ed opportunities for good jobs, adequate housing, 
and financial security. The Great Recession added

The final antecedent that has devastated the res 
idents of South Los Angeles is discriminatory po
licing and sentencing policies otherwise known 
as the "War on Drugs”. Racialized sentencing for 
nonviolent drug offenses has produced a dispro
portionate concentration of Black men and wom
en in the prison system. A compounding factor 
is the limited substance aouse and mental health 
services, job training, housing assistance, or other 
services necessary for successful reentry. Often 
individuals reenter society in a worse position than 
when they entered the criminal justice system.

As is evident, the City cannot achieve a reduction 
of homelessness unilaterally. It is only through sus 
tained coordination with my counterparts in the 
County, State and Federal levels that we will be 
ab'e to substantially decrease the flow of individu
als into homelessness.
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Homelessness in South Los Angeles

INTRODUCTION
The City of Los Angefes is faced with an untenable 
level of homelessness and we must take action to 
stem the tide. It is vital that we understand the 
history and root causes of homelessness in order 
to maxe effective policy decisions. Individuals that 
suffer from mental illness and substance abuse 
are often discussed as being at high risk for home 
lessness, yet, victims of domestic violence, youth 
in the foster care system, and Black residents who 
are also at a high risk, do not get tne same atten
tion. In truth, poverty is the b:ggest risk factor for 
homelessness.iv Only by identifying those most 
impacted and the needs of those most vulnerable 
to homelessness will intervention be successful
ly targeted. Neither money without strategy nor 
gimmicks without substance will bring change 
to the lives of over 44,000 homeless individuals 
and families living on the streets or in shelters in 
Los Ange'es County which nas the second largest 
homeless populat'on in the U.S.v

homelessness are targeted, such as lack of good 
wages, lack cf affordable housing, lack of avail
ability of subsidies and social services, racial ano 
economic discrimination, and lack of support for 
victims of domestic violence ana transitional age 
youth, can we begin to see an enduring transfor
mation. Today, there are political, social service, 
homeless, formerly homeless ana activist collab
orators, who together can create the conditions 
necessary to impact the lives of homeless families, 
individuals, and youth. However, it will take sus
tained and strategic investments to see a substan
tial change
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Research suggests that 13,300 recipients of social 
services in Los Angeles County become homeless 
every monthT Approximately, 11,200 residents 
also exit homelessness and that gap indicates a 
steady flow of individuals into homelessness every 
month The City must address the antecedents of 
nomelessness and provide substantive resources 
in order to have a more significant impact than 
it currently does. Only when the root causes of
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HISTORY
Homelessness as we know it today began in the 
late 1970s and early 1980s. Prior to this time the 
United States provided a greater share of social 
welfare, support for unions, and institutions sup
porting the poor.vii Over 30 years of federal poli
cies such as the Wagner Act, the Works Progress 
Administration, the Social Security Administration, 
the creation of the Housing Authority, and the Fair 
Labor Standards Act stitched together the fabric 
of a safety net. However, with the War on Poverty 
declared “won” near the end of the 1960s, there 
was a dramatic ideological shift towards a new 
form of global capitalism and the fabrication of a 
narrative that stigmatized “public dependency,” 
disparaged poverty, and necessitated personal 
responsibility to the detriment of community or 
public responsibility/'" When the narrative centers 
on work as the primary indicator of human dignity, 
people in poverty become the problem, not pov
erty itself. Rapid deindustrialization in the 1970s 
and the decline of private sector unions meant 
the end of a middle class lifestyle for thousands 
of families, particularly Black families. Moreover, 
the decline of the public workforce, privatization 
of public services, deregulation, and jobs shifting 
overseas made full-time family-sustaining jobs 
unattainable for many. The decline of the middle 
class has continued to present day and by 2015, 
middle class families no longer constituted the 
majority of Americans.ix

individuals, opting instead to champion ‘commu
nity clinics’ as a low-cost solution to care.*"' Fund
ing for community clinics soon vanished and the 
disappearance of public mental health care led 
many to self-medicate, which pushed them onto 
the streets or in a new institution: prisons.

Additionally, the decline of single room hous
ing, namely single-room occupancy (SRO) units, 
roaming houses, and residential hotels, funda
mentally shifted the nature of housing for poor 
individuals, childless couples, and families, 
gle room housing often provided the only option 
for the disabled, the elderly, people with drug 
addictions, previously incarcerated individuals, 
and those discharged from hospitals and mental 
institutions. Research at Stanford confirms that 
“in 1970 there was a surplus of approximately 2.4 
million low income units in America, by 1985 there 
was an estimated deficit of 3.7 million.”xv Today, 
there are only 28 units for every 100 extremely low 
income household, a deficit of 8.1 million units.xvi 
Los Angeles only has 17.7 units for every 100 ex
tremely low income households.xvi SROs are often 
referred to as a “housing of last resort,” and with 
the elimination of this housing option for more 
profitable forms of development, the housing of 
last resort has shifted to the streets.

Sin-XIV

Beginning in the 1980s, service providers, advo
cates, reporters, and social workers noted a sub
stantial increase of people living on the streets 
with no other options, 
homelessness crisis began. As of 2015, according 
to the Department of Housing and Urban Devel
opment, nearly 565,000 people are homeless na
tionwide.xix Today, one in five homeless individu
als live in Los Angeles or New York.xx Los Angeles 
has the highest number of unsheltered homeless 
individuals of any city in the country.xxi The ques
tion of how Los Angeles became the “unsheltered 
homeless capital of the United States" is complex, 
yet only by understanding these complexities can 
we begin to make substantive change.

Modern homelessness was preceded by the elim
ination of mental institutions and the eradication 
of public mental health care nationwide. “In Cali
fornia, for example, the number of patients in state 
mental hospitals reached a peak of 37,500 in 1959 
when Edmund G. Brown was Governor [and] fell 
to 22,000 when Ronald Reagan attained that of
fice in 1967, and continued to decline under his 
administration.”x Today that number is less than 
6,500.xi Historians posit that doctors promised a 
medical cure, including tranquilizers and antibiot
ics that could eliminate mental illness/" Politicians 
quickly rid the state of its responsibility to care for

Thus, the modern-dayxviii
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CONTEMPORARY HISTORY
rew development/™ Only the W.ggins settlement, 
which forced the Community Redevelopment 
Agency maintain and/or leplace single occupancy 
units that were destroyed by the redevelopment of 
Central City East, allowed some units to survive. 
Today, only 6,500 of the original residential apart
ment units remain/™' The displacement of the !arg- 
est source of SRO units decimated the number of 
affordable units in the city

Housing & Foreclosures
The housing crisis in los Angeles is not a new or 
sudder pnenomenon. Citywioe, there is a legacy of 
planned scarcity. Between 1940 and 1970 the num
ber of housing units in California's coastal commu
nities, including Los Angeles, grew by 200 percent. 
Over the next 30 years, between 1980 and 2010, 
construction of new housing units grew by only 
around 20 percent/*'* This dramatic slow-down 
caused the cost of housing to rise substantially, 
making homes and rental properties in Los Ange
les 50% higher than the rest of the nation.™'" l'oaay, 
the vacancy rate for apartments in Los Arigeies is 
3.3%, lower than New York City.xx'v Recent research 
suggests that a family needs to earn at least $33 
an hourxxv — $68,640 a year —in order to afford 
the average aoartment in Los Angeles County. That 
is more than triple the current minimum wage and 
more than double the $15 minimum wage passed 
by the City of Los Angeles in 2015/xvi Only approx
imately 50% of Los Angeles County households 
make enough.

XXX

In addition to planned scarcity of housing and the 
displacement of residents who used SROs, two 
pieces of legislation and one appellate court deci
sion limited the role that governments could play 
to ensure housing affordability. In 1995, AB 464. 
a(so known as Costa-Hawkins, established that 
landlords have the ability to set rental rates on 
units when they change tenancy. Although rent
ers in Los Angeles who live in apartments built be
fore 1978 enjoy limitation on rent increases, once 
a tenant moves out, the owner has the ability to 
set a new rental rate that is not subject to such 
limitation. Additionally, the Ellis Act of 1985 allows 
landlords to evict all tenants from a rent controlled 
building and convert the units to market rate un
der certain conditions In tandem, Costa-Hawkins 
and the Ellis Act provide for a legal framework 
that weakens the city’s ability to generate housing 
to meet the greater needs of the city.

XXVII

In addition to the slow-down of new' home con
struction, there was a remarkable reduction in the 
number of SRO units, namely within the commu
nity of Skid Row. In Los Angeies, the Skid Row 
community can trace its origins to the 1870s when 
the development of railroads near the LA River 
necessitated an influx of workers to fill jobs in the 
newly industrial Centra1 City East.1™"' Between the 
1880s and 1930s, small residential hotels were con
structed to house industrial and displaced work 
ers from across the United States. Beginning in the 
Depression era, the numbers of displaced workers 
and poor increased in Skid Row as many moved 
west in the hope of finding work. Through the end 
of World War II, the SKid Row community grew 
to inciude businesses like oars, religious missions, 
brothels, and restaurants. The 1950s signaled ma
jor changes for the residential hotels of Skid Row. 
Between 1950 and 2000, nearly 15,000 residen
tial hote1 apartments were cestroyed in favor of

Most recently, the Great Recession also dramati
cally shifted the housmg market in the City of Los 
Angeles The foreclosure cris’s pushed homeown
ers out of their homes and evicted renters from 
properties where the owners were foreclosed 
upon. This compressed the rentai market and add
ed pressure from every side. In Los Angeles, tne 
foreclosure rate jumped 800 percent, with some 
parts of L os Angeles seeing 1000 percent increas
es in foreclosures by 2007/*™ The previous three 
decades of stalled housing construction combined 
with the foreclosure crisis created the perfect 
storm of unafforaability and scarcity. The disso
lution of Community Redevelopment Agencies in
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2011 to close budget deficits at the State level left 
Los Angeles without the financial resources need
ed to incentivize and support affordable housing 
In the past, the CRA was able to utilize resourc
es gathered through tax increment financing and 
land-use powers to leverage the creation of af
fordable housing in cities across California. How
ever, the loss of this dedicated revenue stream has 
hampered the City’s ability to reverse the trend of 
stagnant housing growth and high rents.

or are similarly faced with lack of access to Inspect 
properties and failure to be given similar levels of 
assistance that are given to white home buyers 
Additionally, home buyers of color face additional 
obstacles, such as being steered away from pre
dominately white neighborhoods and given less 
information and assistance regarding financing 
options.XXXV

Housing discrimination is rarely discussed and 
is perceived to no longer oe a problem, yet the 
subprime mortgage crisis reminded the nation 
that race is still a factor. In the aftermath of the 
Recession, two banks settled multi-million dollar 
lawsuits that alleged racial bias and discrimina
tion against Black and Latino home buyers. Wells 
Fargo agreed to pay $175 million to settle claims 
that they "charged higher fees and rates to more 
than 30,000 minority borrowers across the coun
try... [and] also steerea more than 4,000 minority 
borrowers into more costly subprime mortgages 
when white borrowers with similar credit risk pro
files had received regular loans.
Financial Corporation agreed to pay $335 million 
to settle claims that they “charg[ed] mere than 
200,000 African-American and Hispanic borrow
ers higher fees ana interest rates than non-His- 
panic white borrowers in both its retail and whole
sale lending.”

Housing discrimination is still a significant factor 
across the United States and magnifies planned 
scarcity in Los Angeles In both the rental and 
home buyer markets, Black and Latino families 
still face multiple forms of housing discrimination 
A nationwide study by the Department of Hous
ing and Urban Development in 2000 found that 
in the Los Ange'es Metro region, discrimination 
still impacted the housing searches of 22 and 24 
percent of Black and Latino renters, respectively, 
and 15 and 17 percent of Black and Latino home 
buyers, respectively, 
national trends and represent an entrenched reali
ty of discrimination for people of coior. Renters of 
color are falseiy told that rental units are no lon
ger available, that they cannot inspect units, or are 
not given similar levels of assistance in complet
ing applications or setting up future meetings as 
white prospective renters.xxxiv Home buyers of co!-

These percentages mirror : CountrywideXXXIH XXVI

XXXVIII

Discrimination against Black 
Families

Discrimination against Latino 
Families

SalesRental Rental Sales
Los

Angeles
Metro

21.7% 14.7% 17.4%24.0%

FIGURE 1: HOUSING DISCRIMINATION IN THE LOS ANGELES METRO REGION XXXVI
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Economy & Federal Spending
By far, poverty, low wages, wage theft, and the 
high cost of living are the biggest contributors to 
homelessness across the nation.xxxix Lack of em
ployment, underemployment, and the prevalance 
of low wage work are constant drivers of poverty 
and economic insecurity. With constant economic 
insecurity, a single crisis can quickly drive an indi
vidual or a family into homelessness. For example, 
research from the Lawyer’s Committee on Civil 
Rights suggests that as many as 4 million Califor
nians, more than 17% of adults, have suspended 
drivers licenses due to their inability to pay in
creased fines and limited access to the courts.xl In 
practice, this means one ticket can cascade into a 
loss of a license, limiting access to work, school, 
and civic activities. This is only one example of the 
ways economic insecurity puts the poor on the 
brink of homelessness.

contracts, homelessness doesn't increase right 
away. It may take months or years for families to 
exhaust all their options. ARRA funding delayed 
the increase in homelessness temporarily, but 
federal cuts hastened it.

Mental Health & Substance Abuse
As discussed earlier, the closure of state mental 
hospitals has added to the homelessness crisis. In 
addition to the closure of most facilities, the pol
icies that govern involuntary commitment have 
hampered the ability of the State to create any 
semblance of an integrated public mental health 
system. "In 1967, Gov. Ronald Reagan signed the 
Lanterman-Petris-Short Act (LPS), which went 
into effect in 1969 and quickly became a national 
model. Among other things, it prohibited forced 
medication or extended hospital stays without a 
judicial hearing, 
vide people with severe mental illness or disability 
their deserved civil rights against unjust detention 
without due process. However, the stringent na
ture of the new policies regulating commitment 
made it impossible to stabilize someone in need 
of medication, with a mental health issue, or with 
severe substance abuse issues. Beginning in 1969, 
an individual could be held for 72 hours if they “en
gaged in an act of serious violence or demonstrat
ed a likelihood of suicide or an inability to provide 
their own food, shelter or clothing due to mental 
illness...[And] only in extreme cases could some
one be held another two weeks for evaluation and 

This victory for the rights of peo
ple with serious mental health issues, when seen 
in connection to the elimination of facilities and 
the failed promise of community clinics, swung 
the pendulum too far by eliminating the support 
structure of public mental health care.

”xliv The LPS Act intended to pro-

Drug and alcohol abuse 
among homeless individuals is 
very complex and can be both 
the cause and the result of 
homelessness

During the Great Recession, homelessness ac
tually decreased nationwide. President Obama 
devoted a one-time investment from the Ameri
can Recovery and Reinvestment Act (ARRA) of 
$1.5 billion into housing vouchers for homeless 
veterans and for rapid re-housing, which quickly 
moves people out of shelters to limit the time they 
spend homeless/1' However, ARRA funding dried 
up at about the time that federal cuts to decrease 
the deficit began, which slashed domestic spend
ing by approximately $1.1 trillion dollars through 
2021.xlii Along with another round of cuts to the 
social safety net, these federal cuts eliminated 
the previous funding that was assembled by Pres
ident George W. Bush, "[cutting] the number of 
Section 8 vouchers for affordable housing nation
wide”. Homelessness is a lagging macroeconomic 
indicator, meaning that even when the economy

'xlvtreatment.

Drug and alcohol abuse among homeless individ
uals is very complex and can be both the cause 
and the result of homelessness. Homeless individ
uals have higher incidences of co-occurring dis
orders, including mental health issues and acute 
and chronic medical conditions, like liver and car-

6
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diac disease, ana tuberculous.xtvi In fact, adults 
with disabilities are four times more likeiy to be 
living in a homeless shelter than an adult without 
a disab’lity.*1™ in Los Angeles, 19% of homeless in
dividuals have a physical disability, 24% smuggle 
with substance abuse, and 32% suffer from men
tal illness.xMii Individuals with severe drug prob
lems and co-occurring disorders typically need 
longer treatment (eg., a minimum of 3 months) 
and more comprehensive services.’** “Homeless 
people with both substance abuse disorders and 
mental illness experience additional obstacies to 
recovery, such as increased risx for violence and 
victimization, and frequent cycling between the 
streets, jails, and emergency rooms.”1 The nest sci
ence indicates that substance abuse and serious 
mental illness require time, professional medical 
assistance, and for some, hospitalization, but the 
State has neither the beds nor the power to ensure 
that those in need of help have access.

Homelessness and incarcera
tion are highly correlated and 
compounding issues that lead 
to a long cycle not easily 
escaped.

the United States Research established that "even 
though whites outnumber Blacks five to one and 
both groups use and sell drugs at similar rates, Af
rican-Americans comprise 35% of those arrested 
for drug possession; 55% of those convicted for 
drug possession; and 74% of those imprisoned for 
drug possession”1'1'. When people leave the crimi
nal justice system, they are often at risk for home
lessness, continued substance aouse, and mental 
health issues. Homelessness ano incarceration are
highly correlated and compounding issues that 
lead to a long cycle not easily escaped. Research 
demonstrates that “the number of people who 
lacked stable housing after being released from 
incarceration almost doubled, from 35 percent 
having unstable housing prior to their most recent 
incarceration to 63 percent 6 months after being 
released.

War on Drugs &
Mass Incarceration
Along with severe mental health issues and sub
stance abuse, the “War on Drugs” has played a 
major role for many as an antecedent to home
lessness Instead of treating substance abuse as 
a health issue, the Nixon and the Reagan Admin
istrations heavily criminalized and raciaiized the 
oossession of drugs in the US in the 1970s and 
1980s. “According to tne pew Center on the States, 
between 1973 and 2009, tne nation s prison popu
lation grew by 705 percent, resulting in more than 
1 in 100 adults behind bars.”1' Although the Nixon 
Administration began the “War on Drugs,” includ
ing passing mandatory minimum sentences for 
drug possession, it was the Reagan Administration 
that oversaw the dramatic expansion of the prison 
industrial complex that increased the number of 
peop'e incarcerated for nonviolent drug offenses 
by 700 percent from 1980 to 1997.Mi

>liv Those with conviction histories who 
have paid their debt to society, face a mountain of 
challenges befcre successfully transitioning back 
to society, which increases recidivism rates and 
devastates families and communities.
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Most detrimentally, President Reagan targeted 
crack cocaine and Black people as the faces cf his 
war. This has led to a long legacy of discriminatory 
policing and sentencing that targets Black men in

L.
photo by Skidrobot
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DEMOGRAPHICS OF HOMELESSNESS 
IN SOUTH LOS ANGELES

The Homeless Count is administered by the Los 
Angeles Homeless Services Authority (LAHSA) 
and provides a snapshot of the number and de- 
mograpnic characteristics of homeless individu
als The results of the 2015 Homeless Count found 
that across Los Angeles County, homelessness in
creased by 12 percent in the past two years and 
the number of unsheltered homeless persons in
creased by 33 percent over the past four years.Iv In 
the City of L os Angeies, 70 percent of all homeless 
individuals are living on the streets.lvi In fact, Los 
Ange'es has the greatest number of unsheltered 
homeless persons in the nation

and poverty on the streets that is impossible to 
ignore Temperate weather may contribute to the 
high level of unsheltered homeless persons, but 
without any "Right to Shelter" laws nor adequate 
affordable housing, unsheltered homelessness in 
Los Angeies will continue.

Looking deeper into the demographics of the 
homeless population, there are a few key indica
tors that point to troubling trends. Figure 2ix lays 
out some of the demographic characteristics of 
homeless persons across the City of Los Angelos. 
Service Planning Area 6 (SPA 6) which covers the 
broader Soutn Los Angeles community (including 
cities other than Los Angeles), and City Council 
District 8. The largest two suo-popuiations are 
those experiencing mental illness and chronical
ly homeless individuals. Citywide, 32 percent of 
homeless individuals suffer from mentai health 
concerns which is at 76 percent higher rates than 
the rest of the population.Ixi In the City of Los An
geles. 24 percent of homeless individuals struggle 
with substance abuse issues. These demographics 
are linked, as mental illness and substance abuse 
can cause chronic homelessness, and chronic 
homelessness can lead to mental illness and sub
stance abuse.

Ivii

30,000
City of LA; 

17,687
25,000

20,000

15,000
SPA 6 

South LA, 
5,32410,000

I District 8;
1,0215,000

In Los Angeles County, 33 
percent of homeless individu
als are womenlxvii, and without 
a focus on domestic violence, 
we are failing to serve a large 
portion of the homeless 
population.

0
City of LA SPA 6 - South LA District 8

® Unsheltered O Sheltered

FIGURE 2: SHELTERFD AND UNSHELTERED HOMELESS 
PERSONS IN 2015lvHi

“The number of tents, makeshift encampments, 
and vehicles occupied by homeless people soared 
85%, to 9,535, according to biennial figures from 
the Los Angeles Homeless Services Authority. 
The increase in the number of tents in Los An 
geles creates a visual reminder of homelessness

Another subset of this populat.on that requires 
urgency and a unique solution is victims of do 
mestic violence. In the City of Los Angeles, 21 
percent of homeless individuals are victims of

”llx
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Physical Disability

Domestic Violence

Persons Math HIV/AIDS |

Mental Illness

Substance Abuse

Chronically Homeless Family Members (

Chronically Homeless Individuals

Veterans

0% 5% 10% 15% 20% 25% 30% 35%

■ SPA 6 - South LA ■ CD 8Citvwide

FIGURE 3 DEMOGRAPHICS OF HOMELESS PERSONS IN LOS ANGELES”

domestic violence A study in nearby San Diego 
asserted that 50 percent of all homeless women 
were victims of domestic aouse and that abuse 
led directly to their homelessness 
study ind'cated that 'as many as 90 Lpercent] of 
homeless women have experienced severe physi
cal or sexual abuse at some point in their lives. 
Domestic violence is the leading cause of home
lessness for women and nationally only 7 percent 
of homeless shelter beds are dedicated to serving 
victims of domestic violence, leading to a major 
service gap for homeiess women.1” Additionally, 
cities across the nation are seeing dedicated re 
sources for transitional housing, a best practice 
for victims of domestic violence, disappearing 
based on the newest funding criteria from the US 
Housing and Urban Development Deoartment.
In Los Angeles County, 53 percent of homeless 
individuals are womenlx™, and without a focus on 
domestic violence, we are failing to serve a large 
portion of the homeless population

Los Angeles County Office of Education provid 
ed a broader snapshot of homeless youth. Their 
definition of homelessness was broader than 
LAHSA’s and they estimated that 31,802 stu
dents were either in a shelter, unsheltered, living 
in a hotel/motel, or "doubled up”. The causes of 
youth homelessness are similar to the causes of 
homelessness in the adult population, yet, we 
see the striking impact of the foster care system 
Research at the University of Chicago asserted 
that by age 26, 36% of young peopie in the foster 
care system will experience at least one episode 
of homelessness.,xx Furthermore, the odds of a 
young person experiencing homelessness after 
emancipation from the foster care system nearly 
doubles when they are a parent, were homeless 
in the previous two months, or they are Black. 
We must focus on targeted solutions tor foster 
youth to ensure they do not become homeiess or 
chronically home'ess adults

ixiii Another

5,lxiv

Ixvi Ixxi

in Council District 8. there was a 29 percent de
crease in homelessness over the past two years. 
However, even as homelessness decreased, the 
percentage of Black homeless people actually in-

Vouth are an additional demographic component 
that demonstrate the need for unique solutions. 
A count of homeless youth conducted by the

9
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ODDS RATIOS Odds of Experiencing Homelessness after Aging Out of Foster Care
DECREASED RISK INCREASED RISK

►◄

RISK FACTORS* Youth is a parent 

Homeless or receiving housing assistance, prior 12 months
2.12

Youth is African American 

4+ congregate care placements (relative to <4) 

4+ school moves in prior 3 years (relative to <2) 

4+ convictions/adjudications, prior 24 months 

Juvenile Rehabilitation service in prior 24 months 

2+ foster care placements 

Indication of mental health treatment need in prior 24 months 

Any homelessness in school data, prior 3 years 

Injury, prior 24 months 

2-3 school moves in prior 3 years (relative to <2) 

History of behavior issues in child welfare records

E

1.3S

Relative foster care placement (1+)

GPA, high (relative to low)

•NOTE: 1) Disrupted adoptions are highly predictive of homelessness (Odds Ratio = 3.39), but the prevalence is extremely 
low (2 percent) and therefore not included in the above chart, 2) prior homelessness or housing assistance was based on 
data from ACES and HMIS and Included permanent and permanent supportive housing, and 3) all factors are statistically 
significant at p <.05 except history of behavior issues in child welfare records (p = .22).

PROTECTIVE FACTORS 0.67
f«T?

FIGURE 4: ODDS OF EXPERIENCING HOMELESSNESS AFTER FOSTER CARE1*™1

creased. In 2013, approximately 923 homeless in- 
diviudals were Black.Ixxiii By 2015, 1,313 homeless 
individuals were Black. That is a 42 percent in
crease in Black homelesness in the district in two 

Across the City of Los Angeles in 2015,

90%

80%
80%

70%
70%Ixxivyears.

Black homelessness increased by 35 percent from 
2013, while white homelessness decreased by 31 
percent.
crease in the number of Black homeless persons 
outpaced the growthe of the entire homeless pop
ulation in the City of Los Angeles, with 3,168 addi
tional Black homeless people and 2,693 homeless 
persons overall. For the entire city, the odds of be
ing homeless in Los Angeles are 1 in 221. For Black 
men, the odds are 1 in 28. For Black women, the

60%
60%

Ixxv In fact, between 2013 and 2015, the in- 5094

+w

!0%

?0%

9%
10%

odds are 1 in 88. In general, Black residents of Los 
Angeles are nine times more likely to be homeless 
than others.

o%

BLACK IN THE BLACK &
CITY OF LOS HOMELESS IN HOMELESS IN HOMELESS IN 

LA CITY

BLACK & BLACK &

ANGELES SPA 6 CDS

“BjCt

FIGURE 5: RACE & HOMELESSNESS IN LOS ANGELES1**”
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THE IMPERATIVE

Today, we face a real estate market that Is not fa ■ 
voraio'e to the aeveiopment of afforaab.e housing 
options for families living on the brink of pover
ty. Rents are at histone highs and with meager 
subsidies and high costs for new construction, 
the community of affordable housing developers 
have struggled to Keep pace with the demand for 
affordable housing. Within the current housing 
market, individuals face many barriers to secur
ing housing that they can afford Renters often 
need good economic credit to compete for hmitea 
housing, yet credit scores are still rebounding af
ter a long recession and a slow recovery. For many 
communities that were rich in affordable housing 
options, the forces of gentrification and displace
ment have forced families to leave neighborhoods 
in which they have established ties.

previous conviction may make them ineligible for 
the wave of resources flooding Los Angeles Over 
tOO,000 veterans left their time of service with an 
' other-than-honorable” discharge, which can im
pact their ability to access benefits for the rest of 
their lives.Ixxviii

Is

i <. \ tf

(xxvi

■AT V

Despite long-standing policies 
against discrimination on the 
basis of race, people of color 
often face barriers to renting 
based solely on their race or 
ethnicity. For those with a pre
vious conviction history, the 
prospect of finding housing 
may become impossible

i

r -

f

6
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Moreover, discrimination in the housing sector con
tinues unchecked. Despite long standing policies 
against discrimination on the basis of race people 
of color often face barriers to renting based soleiy 
on their race or ethnicity. For those with previous 
financial problems, foreclosure, bankruptcy, or 
eviction may make it cha'lenging to find housing 
For those with a previous conviction history, the 
prospect of finding housing may become impos
sible. For example, those with conviction histories 
may lose access to publicly funded housing. 
Even as Los Angeies has prioritized ending veter
ans’ homelessness, a dishonorable discharge or a

photo by Skidrooot
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OPPORTUNITIES FOR CHANGE
In Lcs Angeles, we are in an unprecedented era 
With homelessness at crisis proportions, the me
dia has kept the issue at the forefront of a public 
dialogue However, the conversation about home
lessness cannot only happen in the media or in City 
Hal!, it must include everyone We need to have 
conversations about poverty, race, domestic vio
lence, and foster youth with our families, with our 
friends, in our churches, and in our labor unions 
Without public outcry, the city would not be in the 
position we are today with active collaboration 
between the City and County and on the brink of 
securing sustained investment. We need to hear a 
call to action that homelessness is unacceptable 
in our neighborhoods. We need to hear a desire 
for solutions, that today those without homes are 
our neighbors, our family memoers, and without a 
strong safety net, they could oe us

vulnerable to falling into homelessness. We need 
to move toward best practices in the field which 
include:

• A multitude of housing options for 
people at all income levels 
throughout the City

• Sustained outreach for the 
chronically homeless

• Strong anti-discriminatioi policies 
and enforcement of these policies

• Permanent supportive housing for 
those with disabilities and disabling 
conditions

• Legal aid for those facing eviction

• Employment programs that connect 
residents to jobs with a living wageAdditionally, we need to have a substantive con

versation on the decades of deliberate policy 
choices that led to this crisis. Without a focus 
on the root causes of homelessness the pro
posals produced may miss important elements 
that contribute to the crisis. Thus far, proposed 
solutions have focused primarily on the lack of 
affordable housing options This is the oovious 
solution when homelessness is defined solely as a 
lack of housing. However, poverty, racism, lack of 
employment, addiction, mental illness, domestic 
violence, and being a foster youth are all contrib 
utors to homelessness that housing alone will not 
address. Research at the Economic Roundtable

• Prevention and diversion programs 
for those at risk of homelessness

• Support for victims of domestic 
violence

• Rapid re-housing of individuals and 
families who have been pushed into 
homelessness

• Supportive services for those with 
mental illness, substance abuse, or 
financial crisis.

There is a need to fund case managers, outreach 
workers, and creat.vity of service providers on the 
ground to continue to build relationships, offer 
support as people transition from the streets to 
housing, and to continue to refine best practices 
and service unique communities that may not fit 
within the demographic characteristics discussed 
in this paper.

suggests that, "housing alone will not provide a 
solution until the pathways into homelessness are 
narrowed... Emp'oyment and prevention are the 
foundation for an effective response to home
lessness. Ixxix Increasing affordable housing is es
sential and undeniable solution, yet there is more 
to oe done

Citywide comprehensive plans need to include a 
wraparound approach, focus on the root causes of 
poverty, and prioritize communities that are more

As Chair of the Homelessness and Poverty Com
mittee in the Los Angeles City Council I will focus

12



Homelessness in South Los Angeies

on utilizing City resources to strategically invest in 
the people suffering from the honre'essness crisis 
In January, we released a Strategy Plan that out
lines the projected housing deficit and includes 
some strategies for ending homelessness. This 
plan will not create change overnight, nor does 
the city have the financial resources to build its 
way out of this crisis. Only through a sustained 
investment and political will can we see change 
My committee will (1) pinpoint the opportunities 
we have to leverage our resources, (2) focus on 
the areas in which the City has authority, and (3) 
partner with tne County of Los Angeies to create 
comprehensive policies that will combat decades 
of poor leadership and policy choices at the State 
and Federal level.

Partnership with State and Federal decision mak
ers is crucial to substantially impacting the flow of 
people into homelessness For example, this paper 
mentions mental neaith and prisons as maior an
tecedents of homelessness However, the City has 
little impact on those systems. The authority for 
public mental health care and orisons lies with the 
County of Lcs Angeles. Additionally, changes to 
housing policies, like Costa-Hawkins and the Ellis 
Act must be made in Sacramento Further, there 
is a substantial need for new vouchers to assist 
homeless individuals and families with the high 
cost of rent in Los Angeles, however, the federal 
government has primary jurisdiction over Section 
8 vouchers. Elected officials must work in tandem 
to correct these detrimental systems. The Office 
will also focus on those areas of homelessness 
that have yet to nse to the forefront of the dis
course, like race and concentrated poverty. Figure 
6 deta'ls some of the root causes of homelessness 
and some solutions that can begin to target pop 
ulations at highest risk of homelessness. Also in
cluded are policies from the City of Los Angeles 
that address these challenges. Figure 6 demon 
strates that we have more work to do. The City, 
as it should focused on systems and structures 
that will support effective and efficient use of tax 
dollars, so that residents can have confidence that 
an investment in addressing homelessness will be 
spent v/iseiy and intentionally.

*

TF

.1

I

T
I Only by building a comprehensive policy mod

el will we be able to see a quantitative change in 
the number of homeless individuals on the streets 
Whether that model results in changing our land 
use policy, ending discrimination on the basis of 
payment, enforcing laws against discrimination on 
the basis of race, or addressing the ways in which 
institutional racism magnifies joblessness, pover
ty, and lack of housing, we also need to see a qual 
itative change in the nature of housing and dis 
crimination in the City of Los Angeles We need to 
lay the groundwork to make Los Angeles a place 
where housing is affordable and homelessness is 
unacceptable.
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City of LA Comprehensive 
Strategy'

(still in development) 
Integration with County Health 
Sobering Centers (see Section 3)

Challenges Priority Solutions

Addiction • Permanent Supportive Housing
• Access to mental health 

care/substance abuse 
Effective outreach
Expand mental health services 
and voluntary and involuntary 
hospital beds 
Effective Outreach 
Increase in State funding for 
substance abuse and recuperative 
care
Increase m beds for voluntary and 
involuntary hospitalization 
Specialized transitional housing 
Affordable Housing

Mentai Health

Domestic
Violence

Women’s Homelessness & 
Domestic Violence (see Secuon
9)

Foster Youth Provide ongoing support as youth Homelessness Prevention for
Former Foster Care Youth (see 
Section 9)

transition out of foster care
Build skills and netw orks to 
support youth’s successful 
transition Coordinate Homeless Support 

with LAUSD (sec Section 5)

Expand Youth Homeless Services 
(see Section 9)
Preservation of Affordability 
Covenants (see Section 7)

Insufficient 
Housing Stock

• Legal Aid for eviction
• Increase the stock of Affordable 

housing
Full Funding for Affordable 
Housing Trust Fund to Finance 
Construction of Permanent 
Supportive Housing (see Section
10)

Low Wages Implement and enforce minimum Employ Homeless Adults by 
wage
Decrease incidences of wage theft Section 9)
Legal Aid for Eviction 
Proposition 47 implementation 
Re-entry services 
Reduced barriers for housing and 
employment 
Legal Aid for Eviction 
Enforcement of anti
discrimination policies 
Match job training programs to 
job openings
Enforcement of minimum wage 
policies
Anti-wage theft policies and 
enforcement

Supporting Social Enterprise (see

Re-Entry

Discrimination

Unemployment/
Underemployment

Youth Employment Development 
(see Section 9)
Women’s Employment (see 
Section 9)
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Who Is Homeless in 
South Los Angeles?
The Los Angeles Homeless Services 

Authority (LAHSA) released its countywide 
homeless count report on May 4, showing 
46,874 homeless in Los Angeles County 
and 28,464 in the city. In June they held a 
series of meetings in each of the county’s 8 
Service Planning Areas (SPAs). The meeting 
for South Los Angeles. SPA 6, was held June 
10. SPA6 runs from the 10 Freeway to Watts, 
and includes Compton and Paramount

In addition to the overall report by 
LAHSA Executive Director Peter Lynn (see 
p. 4), Senior Policy and Legislative Analyst 
Stephen Sotomayor gave a detailed break
down of the homeless population in SPA6

Most notable was the gross dispro
portion of African Americans among 
the homeless. In the county as a whole, 
African Americas make up 9% of the 
population and 12% of those living in 
poverty, but 40% of the homeless. In 
SPA6 they comprise 72% of the homeless 
compared to 22% Latinos and 4% white.

Total homeless in SPA6 are 7,459, of 
which, 2,789, or 37%, are women. 5,658 
are unsheltered Of the total, 2,280 are 
chronically homeless. This is defined as 
being on the streets for a year or more, or 
having been homeless 4 or more times in 
the last three years for a total of at least 
one year. Homeless veterans, where there 
was a concerted effort to find them hous
ing, decreased in the last year by 46%.

While most of the homeless are between 
the ages of 18 and 61, the count found 649 un
der the age of 18 and 876 people 62 or older. ■

II

Allenco Oil Field Fined $1.25 Million, 
Ordered to Stay Closed Unless Installs 

High End Health Monitoring System
os Angeles Superior Court on June 9 
issued an injunction fining scofflaw 

oil company Allenco Energy $1.25 million 
for v iolating health and safety laws and pro
hibiting the company from reopening unless 
they install a state-of-the-art pollution moni
toring system that must provide real-time 
data to the public on a website. Allenco’s 
21-well oil field at 814 W. 23rd Street, L A 
90007, has been the focus of community out
rage since they leased the two-acre property 
in 2010 Tne company used large doses of 
acid to decalcify the facility’s long-disused 
wells Over the next three years, hundreds 
of nearby residents became sick from the 
fumes, suffering nosebleeds, asthma at
tacks, respiratory illness, and headaches. 
During one large fume leak the company 
added wild-cherry flavored deodorizer to 
the chemical fumes to try to disguise them.

City, County, and State agencies all 
failed to respond to hundreds of complaints. 
The South Coast Air Quality Management

District issued several citations, but Allenco 
ignored them. Finally, at the urging of Sena
tor Barbara Boxer, Allenco in November 
2013 shut the facility. City Attorney Mike 
Feuer in January 2014 filed the lawsuit re
sulting in the current verdict. One prod to the 
court was when a group of nearby residents 
wrote to Pope Francis. The land is owned 
by the Los Angeles Catholic Arch Diocese.

L

Mike Feuer wit use his half of 
the money to hire an environ
mental justice investigator to 
monitor urban oil fields.

The belated government response might 
never have happened if it were not for the 
concerted action of residents, led by the 
nonprofit Esperanza Community Housing

Continued on p. 4
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Homeless and Problem Property Report
Distributed monthly by email by the Southwest LAPD Community Police Advisory Board (CPAB).
Community-Police Advisoiy Boards were created by the Los Angeles Police Department in 1993 to give community mem

bers a vehicle to provide adv ice to and raise issues about crime and police-community relations with their local police stations.
Each of the 21 community police stations has its own CPAB chapter. Southwest CPAB is affiliat

ed to the Southwest Community Police Station, 1546 W, Martin Luther King Jr Blvd., Los Angeles, CA 90062.
Our aim is to identify homeless and problem property locations within Southwest LAPD’s area, roughly from 

the 10 Freeway on the north to Vernon on the south, and from the Harbor Freeway on the east to La Cienega. We 
log homeless camps, and locations such as blocked alleys, illegal businesses, and open junk storage. We accept re
quests from residents to look into such problems. If there appears to be a definite violation we photograph it and 
report it to the appropriate agency: Homeless outreach teams, Building and Safety, Housing, LAPD, Street Ser
vices, etc. Determination of the validity of this judgment is always made by the professional staffs of these city 
agencies. We seek help for the homeless from the Los Angeles Homeless Services Authority and other organiza
tions. If you want to receive these emails (or if you want to unsubscribe) drop us an email at the address below.

Homeless and Problem Property Committee chair- Leslie Evans 
communications@southwestcpab.org 323-574-5586 www.southwestcpab.org

Southwest CPAB meets on the first Monday of each month, usually at 6:30 pm. Our meetings are open to the public 
and you are welcome to attend. The location changes, so drop us an email to get an announcement. Our next meeting 
date and place are also listed on our website, www.southwestcpab.org.

Southwest CPAB is a member of the South Los Angeles Homeless Coalition. This covers the Los Angeles Home
less Services Authority’s Service Planning Area 6 (SPA6), which runs roughly from the 10 Freeway to Compton and 
Paramount, and from Baldwin Village to the borders of Huntington Park, Vernon, and South Gate. The SPA6 Home
less Coalition is hosted by the Homeless Outreach Program Integrated Care System at 5715 S Broadway.

Locations Closed in June
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Alley West of Menlo Ave. 
between 43rd St and 43rd PI.

Flower Street just south of 
40th Place First noticed on May 17, 

2015. On June 16, 2016 found alley 
cleared and gates shut and locked.*

Contents
Homeless locations/issues:

p. 6-16
Current problem locations: 

p. 17-18

Tents on sidewalk on west side of 
Flower, across from the 110 Freeway. 
There were 4 in March, these two on 
4-12-2016, none on 6-15-2016* We did not run our home

less camp section in May, so 
these closures are since April.

2

mailto:communications@southwestcpab.org
http://www.southwestcpab.org
http://www.southwestcpab.org


t_L.
v£

r
“ill,

_____1---- £

Long Vacant Burger Stand at 4319 S Hoover Street, LA 90037
Flower Street north of 43rd 

Street
First listed for Feb 2015. Still there on 

4-12-2016, but gone 6-15-2016.■

Vacant for many years, this location has 
been on our reports since October 2013 and 
has been under an abate order from Build
ing and Safety since August 2014. Owned 
by 84 year-old retired attorney Harold V early way to eliminate this blight property.! 
Dickens. For a long time, transients were

cutting openings in the exterior fence and 
camping on the property. In recent months 
it has been better secured. Mr Dickens
insists that he will not sell, so we see no

r
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£*\43rd Street Bridge over 

Harbor Freeway,
north Side

On our reports since Sept 2014. Lasi 
photo 4-12-2016. Gone on 6-14-2016.■

Leimert Plaza Park
The park, bounded by 43rd Place, 

Vernon Avenue, Crenshaw Blvd., and 
Leimert Blvd., had been swamped 
by homeless camps in late 2015 A 
cleanup in January left only a few at 
the west end. This camp appeared in 
April on the south side but was gone 
6-14-2016. Large group of camps 
remain at the west end (see p. 16)!

1749-1751 W Martin Luther 
King Jr Blvd

A. homeless woman had been squatting 
m the first apartment on the right inside 
the entry arch of this court, first in our 
report in March 2016. In visit on June 
15 we met the new tenant, who said he 
had been homeless for 30 years but was 
pleased to finally have his own place.!

I.

r= »j. ,
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L

Adams Blvd just east of 
Crenshaw

First saw this camp April 12, 2015. Was 
gone 6-15-2016.!

Martin Luther King Jr Blvd. at 
Buckingham Road

First noticed in March 2016. Gone 
6-14-2016.!
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Allenco Oil 
Settlement

From p. 1
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IX| /Corporation. Esperanza buys and retrofits 
apartment buildings into large, affordable 
units for low-income families. They cur
rently own and manage 165 apartments in 
9 buildings. One of these, the Alegria, is 
at 23rd Street and Bonsallo Avenue, just 
across the street from the Allenco oil field.

Allenco has already spent $900,000 on 
repairs and fines that do not count toward 
the $1.2 million fine. Technically the cur
rent court ruling means that Allenco will be 
cleared to reopen if they install the required 
monitoring equipment. The Los Angeles 
Business Journal said it expected Allenco 
to go back into production (June 9). But 
Mike Feuer told radio station KPCC he 
thought that was unlikely. The $1.2 mil
lion settlement will be split, half going to 
LA County and half to the City Attorney’s 
office. Mike Feuer told KPCC that his half 
of the money will be used to hire an envi
ronmental justice investigator to monitor 
urban oil fields elsewhere in Los Angeles.

Feuer told the radio station:
“Having an investigator puts us on 

the ground in such communities and 
gives us more access to information in 
a timely way so we know whether we 
should be intervening.... Before this court 
order there was no ability for anyone 
in the community to identify whether a 
symptom they might be feeling could be 
related to an emission from this site.”*
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Service Planning Area 6 (SPA6), South Los Angeles

Where We Are in the Fight to End 
Homelessness in Los Angeles

“The homeless crisis has never been 
worse,” Peter Lynn, Executive Director of 
the Los Angeles Homeless Services Author
ity, told a June 10 meeting for South Los 
Angeles (Service Planning Area 6 [SPA6]). 
“But resources and collaboration with the 
city and county have never been better.” 

The meeting was LAHSA’s quarterly 
gathering for SPA6, held at the Bethel AME 
Church on south Western Avenue. New fund
ing commitments by both county and city are 
allowing LAHSA to expand its staff and ap
plicants are already being sought. “The focus 
is on the people encamped on the street,” 
Lynn told the group. “Since the end of the 
2008 recession the housing market hasn’t 
kept pace with the economy. The vacancy 
rate is low and market rates are very high. 
This pushes a lot of people onto the streets.” 

One result of the new funding is a switch 
by many shelters from pushing people out at 
6:00 am to provision of 24-hour beds. “This 
is particularly important for chronic alcohol
ics. A chronic inebriate center is being set up. 
We have an opportunity to construct a sys

tem out of many diverse component parts.” 
A particular focus is to retrain first re

sponders to homeless locations, especially 
the police. “What they have been doing 
is not effective,” Lynn said. “They are 
interested in new approaches. In the San 
Fernando Valley police are handing out 
cards to homeless people with information 
about housing and services. We are get
ting hundreds into housing each month.” 

In the January LAHSA homeless count, 
Peter Lynn said, special attention was paid 
to the youth. “There is a problem finding 
youth in the standard street count. Folks you 
can’t see don’t get counted. Young home
less tend to try to be invisible. They camp 
behind dumpsters, in abandoned buildings, 
and on rooftops. We need to do the youth 
count during the day when they are around.

“There is also the problem of distinguish
ing the homeless from people who are just 
poor. Not all panhandlers and recyclers are 
homeless. A lot of youth who are homeless try 
not to look homeless, while some poor kids 
who are not homeless look like they are.”*
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mentally ill or addicted, live on the streets 
there will be many reasons why the police 
must intervene. There is also the problem 
of those homeless camps that collect huge 
amounts of junk furniture and trash and 
become a health and safety hazard that 
must be removed. Of course it is better if 
the police are primed to be as helpful and 
polite as possible, but the whole situation 
will remain fraught with potential conflict 
until the great majority of the homeless 
are found permanent supportive housing.*

Homeless Policy Updates
California State Senate 
Approves $2 Billion for 

Homeless Housing
The California State Senate on June 27 

held a bipartisan vote that approved the 
"No Place Like Home" initiative, which 
would provide some $2 billion to construct 
14,000 units of housing for California's 
mentally ill homeless. There are 115,000 
homeless people in the state, according 
to the U.S. Department of Housing and 
Urban Development. The plan would use 
state bonds to raise the money, to be repaid 
mainly from an annual portion of the 2004 
Mental Health Services Act. Counties that 
receive bond money would be expected to 
pay most of the expenses of needed case 
management and mental health outreach 
for the residents of the new housing.

tion about housing, medical or psychological 
services, understanding that they may refuse.

Retired UCLA law professor Gary 
Blasi, an authority on homelessness, told 
the Times, “The policy is probably too 
generic to have much effect,” adding that it 
would be best if "the police are not involved 
in the first place.” That is true. As long as 
thousands of people, many of whom are

San Diego Lied on Installing Rocks to 
Oust Homeless

When city services offered rocks from 
their stores, Casey got photos of sharper 
ones from the harbor. The city functionary 
responded, “They don’t look as friendly 

We want to look mean!!!!”

Last April San Diego installed jagged 
rocks to drive homeless people out of a 
camp under the 1-5 freeway. At the time, 
city officials claimed the extreme action 
was in response to homeowner complaints 
from nearby Sherman Heights, a working 
class neighborhood. The Voice of San Diego 
news outlet in June, however, reviewed 700 
pages of emails on the project, obtained 
under the California Public Records Act, 
and discovered it was entirely the idea of 
John Casey, until March the city’s ballpark 
administrator and liaison with the San Diego 
Padres baseball team. The reason was to 
get rid of the homeless before the city hosts 
the All Star Game at Petco Park on July 12. 
Sherman Heights was not mentioned once.

The rocks were an item in Casey’s 
pre-game plans and budget, and were 
supposed to also be installed at two other 
locations, including the Central Library.

as ours.
Casey responded. The San Diego Union- 
Tribune added, “In a later email, Casey 
emphasized that the rocks needed to be 
of different heights so that no one could 
put down a plank of wood to try to sleep.”

City Councilman David Alvarez, who 
represents Sherman Heights, says his of
fice was never consulted. He told the press 
that the rocks are just driving the homeless 
into the residential part of his district, and 
he has demanded an apology from the city.

Homeless advocate Michael McConnell 
told the Union-Tribune, “Every person I 
take out there is astonished at how vicious it 
looks. If you want to look like a third-world 
country, you do what the city just did.”*

L.A. City Council Votes to 
Put $1.2 Billion Property Tax 
to House Homeless on the 

November Ballot

The council's Rules Committee on June 
17 approved two potential ballot measures: 
for a $1.2 billion bond and a $900 million 
parcel tax. On June 29 the full council ad
opted the bond measure. They may also pass 
the parcel tax, then select one of the two 
measures to appear on the ballot. Passage 
in November requires two-thirds approval. 
The parcel tax would be a flat $102 per 
year on each property. The bonds would 
be repaid by an increase in property taxes. 
These would hit maximum in 2026 at about 
$135 for a $500,000 house, and end in 2045. \

LAPD to Retrain Officers to 
Have More Empathy /

The Los Angeles Police Commission 
on June 21 approved a new policy direct
ing LAPD officers to treat homeless people 
with “compassion and empathy.” Chief 
Charlie Beck told the L.A. Times, “It’s im
portant on a number of levels as we begin to 
move forward in what I hope will be a big 
transition in the way that cur streets appear 
and the way that some of the most vulner
able of the people in Los Angeles live.” 

The new rules direct LAPD officers, 
when appropriate, to offer homeless informa-
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3100 Block of S. Western Avenue, LA 90018
NEW Several board members of the 

United Neighborhoods Neighborhood 
Council (UNNC) have called our attention 
to a group of problem homeless camps that 
affect the whole west side of the 3100 block 
of Western Avenue, between Jefferson Blvd. 
and 31st Street. This block contains a num
ber of lures for the homeless and has drawn 
a particularly aggressive set of transients.

Going north from Jefferson Blvd., there 
is a Church’s Chicken fast food restaurant; a 
liquor store; a long-vacant apartment house 
that includes on its north side a wide drive
way and an empty lot; and the Nueva Vida 
church. Across Western to the east there is 
a recycling center. And just to the west of 
Church’s Chicken, at 1815-1817 W. Jeffer
son Blvd., there is an unfenced empty lot, 
containing a tiny boarded-up building on the 
Jefferson side and a small chain-link enclo- 
s ure on the north side for a cell phone tower.

The driveway north cf the vacant apart
ment house contains a large homeless camp. 
There is a smaller one on the Western Av
enue sidewalk just to its north. There are two 
small camps in the empty lot at 1815-1875 
W. Jefferson, one up against the little board
ed-up building and another where a man is 
living behind a big stack of cardboard boxes

1 he homeless sell recycling on the east side 
of Western, buy liquor at the liquor store, and 
panhandle aggressively at Church’s Chicken 
and use the bathroom there, reportedly 
including breaking into the staff bathroom.

The congregation of the Nueva Vida 
church customarily serve a communal meal 
for their congregat ion at picnic tables under a 
canopy in the church parking lot. The UNNC 
board members report that th e homeless sur
round the parishioners, aggressively begging 
for food, with one transient sticking his hand

in the cooking pot unasked, to seize food.
Normally we are reluctant to initiate 

removal of homeless camps and instead 
encourage homeless agencies to offer 
services. In this case, as a combination of 
the two empty lots, the liquor store, the 
recycling center, and the potential food 
sources, this location has become toxic 
and is a serious burden on the staff and 
customers at the Church’s Chicken, and 
on the actual church at the other end of the 
block. We have asked Deputy City Attor
ney and Southwest LAPD Neighborhood 
Prosecutor Alvan Arzu to arrange with 
Sanitation to have the camps cleared, and 
to contact the owners of the vacant apart
ment and the empty lot on Jefferson to urge 
them to have their properties fenced.*

/
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Driveway of 3109 S Western Avenue (vacant apartment bldg.)
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From top left, clockwise (l) Church’s Chicken, West
ern Ave and Jefferson Blvd (2) Homeless camp on West
ern Ave sidewalk near 31st Street. (3) Nueva Vida Church, 
corner of Western and 31st Street. (4) 1815-1817 W. Jef
ferson Blvd., mostly empty lot, south end with homeless 
camp. (5) 1815-1817 W. Jefferson, empty lot, north side, with 
homeless camp made of cardboard boxes. (6) Map of area.*
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Alley between 10 Fwy and 20th St, east of Normandie

This alley is just north of the 10 Freeway and runs east from appeared in September 2014 at the east end of the alley. The man
Normandie to Mariposa. The camp in the photo on the left :s at the at the east end says he has applications in for housing but they
west end of the alley. We first observed it in December 2013, and have not come through. Both camps still there on 6 13-2016.■ 
reported it to LA Homeless Services Authority. The camp at right

_ * V
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Washington Blvd. at Bonsallo Avenue

The blue tarp camp on the north side of Washington Blvd at Bonsallo (at left in photo) first seen March 12. In June 13 
visit several more camps had appeared to its right.*

Cal Trans Bunker, eastbound 
off-ramp of the 10 Freeway at 

Vermont Ave.

Homeless people have been living m 
this Cal Trans bunker since sometime 
in 2014. Until September 2015 it was a 
thin, gray-haired Caucasian man. Then a 
young Latino couple moved in. On April 
13 an elderly white haired man was 
panhandling next to the bunker. Here 
on June 15 he is standing behind the 
Do Not Enter sign asking for money,*

*
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10 Freeway onramp siding at Vermont Ave.

Camp up against 10 Freeway eastbound onramp at Vermont Ave
nue. First reported in our March 2016 issue. Sleeping area (left above)

is at top of freeway siding; shopping cart and other materials at ground 
level are on the other side of the onramp (photo on right above).*

1655 W. Adams Blvd, LA 90007

In March 2014 one RV and two travel trailers were moved onto 
this mostly empty lot (a small carriage house exists in the back). The 
owner says they have been occupied by three mentally ill veterans. 
Currently it is two RVs and one travel trailer. This photo on June 
14, 2016. Building and Safety has a case against the property for 
using it as a place to live, but very reasonably is not pursuing it 
and we think everyone concerned understands that it is better that 
these men have their mobile homes than to be out on the streets.*

i
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Harvard Blvd. just south of 

Adams Blvd.J
v *

This camp is by a man named Chris. He was living on the 
sidewalk next to a strip mall just north of Adams Blvd. on Ho
bart Blvd. from sometime in 2013 to July 2015, then moved 
across Adams and one block to the east. We have had one 
complaint about him from the Empowerment Congress 'North 
Area Neighborhood Develooment Council. His camp was 
much larger in November, was cleared, was mostly rebuilt, and 
now cut back to this single tarp. This photo, June 14, 2016.*
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Eastbound off-ramp of the 10 Freeway at Western Avenue

We first included this camp in our May 2015 report. The entrance from the dirt path rumiing left from the freeway 
is wedged between the wall of shrubbery, which stretches west along the freeway margin, and a wrought iron fence 
covered with ivy that separates the Cal Trans property from Frank’s Auto Center at 2137 S. Western. We think there 
are about three men living there, who panhandle cars as they exit the freeway. This photo from a visit of 6-17-2016 ■

rw
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Alley west of Normandie Ave. between 37th Place and 37th Drive

This one-man homeless camp was set up in May 2015. Kenneth 
lives here with his two dogs. His aunt and uncle live on the other 
side of the fence he is camped against. Animal Services thought 
one of his dogs, a big brindle-lab mix, was too aggressive, so

Kenneth took the dog and skateboarded three miles to the South 
Los Angeles Animal Shelter to have him neutered I met the dog 
several times before that and he is perfectly friendly. Kenneth 
would like to get real housing. This photo 6-17-2016.— LE>
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Vermont Avenue Elementary School

NEW. Camp up against the north side of Vermont Av
enue Elementary School, 1435 W. 27th Street, Los Angeles 
90007. The camp is on the Dana Street side of the school 
just east of Catalina Street. There was a long-term prob
lem with homeless campers on this side of the school a few 
years ago, but this is a new appearance of the problem.*
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3660 S Gramercy Place, Los Angeles Holiness Church

The church has complained to the poice several times that a homeless man named Juan has been camp
ing on the church property and they have been unable to discourage him. We visited the church on April 13 and 
did not see Juan but he was there on June 16 sleeping in front of the door to the church’s auxiliary building.*
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Alley between Leighton Ave and 
Browning Blvd. east of Normandie
First put on our list in April 2016. This is one of four interior al

leys in the four blocks between Vermont and Normandie and Martin 
Luther King Jr Blvd and Leighton Ave. Photo from 6-15-2016.*
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43rd Place and Hoover Street, LA 
90037

.-V

NEW. This fellow has set up his tent on the sidewalk right on the 
southeast comer ofHoover and 43 rd Place PhotoofJune 14,2016.■
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Homeless at Crenshaw Blvd. where it runs over the 10 Freeway

A small number of homeless men scattered around the on- and off-ramps of the 10 Free
way on both sides of the Crenshaw Blvd bridge. Going clockwise from the top left:

(1) East bound offramp at the southwest end ofthe bridge. (2) The long-standing camp atthe south end under the Crenshaw bridge. 
This is the first photo that shows how low the bridge is over the ground here. (3) The fanciful science fiction car at the west-bound on 
ramp on the west side of Crenshaw. (4) Northeast side ofthe br idge where westbound cars exit the freeway. Photos taken 6-17-2016. ■
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39th Street, just east of Flower Street, under the Harbor Freeway bridge

Currently the most extensive set of camps in Southwest LAPD’s territory, followed by the camps on the 42nd Street Bridge 
over the Harbor Freeway just to the south. First in our report for June 2015. These photos are from 6-13-2016. The top photo 
is the south side of 39th Street, just east of Flower. The next below is the north side of the same block. Next below right, north 
side one block east. To its left, the south side one block east (greatly reduced from the camps there in March and April).*
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40th Place at Flower Street, 
LA 90037

There were a long string of camps 
in this narrow walkway up against the 
Harbor Freeway running north from 
40th Place and Flower Street. All but 
one were cleared in December 2015. 
Now there are two. Photo 6-14-2016.■

' Hi

JUN 14 2016

Flower Street south of 40th Place

»

This is a short alley running west from Flower Street just south of 40th Place. 
One camp was first seen in January 2016. In February the alley was filled with camps 
and barricaded at the Flower end. Multiple camps still there on June 14, 2016.B

L \>■
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42nd Street Bridge over Harbor Freeway
June 14, 2016. This is the largest collection of camps on that sidewalk in several years. Most of the camps are on the 

north side (left) but there are a few on the south side as well.*
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ESh mis mVermont Ave at 40th Place
Camp just off sidewalk in block south of Martin Luther King 

Jr Blvd., 6-14-2016. In our report first in January 2016. This was 
a blue and white tent previously, the olive drab one is new.*
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j Alley running south from 
Jefferson just east of 

Crenshaw
There had been four or five homeless 

men living in this alley in 2014, then one 
died and the camp dispersed. One man set up 

l^I a camp in May 2015. In a July 14,2015, site 
visit a man and a woman were camping in 
the alley. Since February the numbers have 
been increasing In June for the first time 

*' I two smaller camps have been added further 
south in the alley Photo of 6-17-2016.■
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I ' J r! « ifcBus stop on south side of Jefferson Blvd., 
just east of Crenshaw

Homeless people spend long periods or camp on this bus bench 
in front of the ARCO gas station on the southeast comer of Jef
ferson and Crenshaw Boulevards. This photo is from 6-17-2016.*
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4501 W Martin Luther King Jr. Blvd.
This gear belongs to homeless man David Odom. We vis

ited the location first on March 19, 2015, but had been told 
about ii by LAPD officers some months earlier, Odom keeps 
his belongings on an island for the MTA buses. Photo as of 
6-15 2015. Mr Odom is asleep on his pile of belongings ■
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Leimert Plaza Park, LA 90008
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Leimert Plaza Park, a central feature of the Leimert Park neighborhood, has been overwhelmed by home
less campers. The small park is bounded by 43rd Place, Vernon Avenue, Crenshaw Blvd., and Leimert 
Blvd. In January there was a city cleanup that seized all the many tents and home-made shelters. In Feb
ruary some camps reappeared at the west end. Both photos here are at the west end. These photos from June 14.*
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Current Problem Locations
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t 1604 W. 27th Street, LA 90007
This 4 unit apartment house was bought in 2013 by K.ha- 

shayar and Heady Delpak. They list it as having 10 bedrooms 
and 7 baths. There are no permits on record for any remodel
ing. The original layout was three small apartments on the 
second floor, and the entire first floor one very large apartment.

The owners maintained the place well for the first two years, 
but recently have let the weeds grow tall and have begun to leave 
the trash, recycling, and garden waste bins on the parking strip 
all week long. This last is a code violation which we reported 
to Street Services on April 20, complaint confirmation number 
1170641231. One of the tenants took in the cans 4 days after they 
were emptied, but the owner has not responded. Since April the 
tenants take in the bins anywere from 1 to 4 days after pickup.*

Alley at Mariposa Ave between 20th 
Street and 10 Freeway

We saw this abandoned boat on a boat trailer, filled with trash, 
on April 12. Someone else filed a request for a bulky item pickup 
on April 18. Instead of a sofa or a dresser, they listed “boat.” 
This is not going to fit in the truck! Still there on June 13.*

2921 S. La Salle Ave., 
LA 90018

A

V
This abandoned house has been on our 

reports since January 2010. It has been va
cant far longer than that. The owner, Doris 
Crader, moved to Salinas, California, in 
1975. She died in 2009 without a will, leav
ing the house ownerless. In February 2015 
we got Building and Safety to clean the yard 
and fence the property. In April 2015 we lo
cated Doris Crader’s son. Originally named 
Brian Crader, he had adoped his mother’s 
married name of Clayton and changed 
the spelling of his first name to Brion.

Mr. Clayton informed Deputy City 
Attorney Alvan Arzu that he intended to 
open a probate case to gain title to the 
vacant house. Now, more than a year later, 
Mr. Clayton has not claimed the house. It 
may be time for him to either move ahead 
with his plan or for the city to auction 
the house to recover its lien for cleaning, 
boarding, and fencing the property. This
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would be a kindness to the neighborhood, asking that the city take some more de
Sixty-nine neighbors have signed a cided action to see the house not re

petition to City Council District 8 coun- mam empty in its present condition.* 
cilmember Marqueece Harris-Dawson
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Historic Preservation Violations

2667 S. Catalina Street, 
L.A. 90007

This house, 2667 S. Catalina Street, built in 1903, has put 
in vinyl windows and erected the slat board wooden fence, 
which is historically inappropriate. The work was done with
out permits and without consultation with the Design Review 
Board. It was bought by the Canon Equity Partners, LLC, in 
January 2016. Violation still uncorrected as of June 16, 2016.e:

t

os Angeles has many neighborhoods with old houses 
important in the city’s history. To protect this archi

tectural heritage the city has laws to declare such neighbor
hoods protected zones where owners cannot make changes 
to the house exterior that violate its historic appearance. 
These districts are called Historic Preservation Overlay 
Zones (HPOZs). There are currently 30 of them, 4 of which 
are within the borders of the Southwest Division of LAPD. 
These are the HPOZs for Adams-Normandie, Jefferson Park, 
University Park, and West Adams Terraces. Each HPOZ 
has its own Design Review Board, which must include a 
trained architect, and is assigned a staff person from the His
toric Preservation section of the City Planning Department.

The most commonly violated architectural restric
tions are to stucco a historic wood house or to replace 
original wood windows with vinyl ones. The two houses 
on this page are both in the Adams-Normandie HPOZ 
Its boundaries run from the 10 Freeway to 29th Street 
and from Normandie Avenue to Vermont Avenue.

L
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On April 1, Steve Wechsler, the Adams-Normandie 

HPOZ planner, wrote to Building and Safety asking 
them to enforce the HPOZ ordinance on these prop
erties. He told them, “I have been getting calls from 
concerned neighbors on both of these asking, ‘I thought 
this kind of thing wasn’t permitted in the HPOZ.

He added that on 2818 S. Normandie one realtor has 
reported the company handling the sale to the State real 
estate licensing board. He added about this property, “As it 
is in such a visible location on Normandie, I have had many 
calls saying ‘Well, they were allowed to do this, why can’t 
I?’ They weren’t ‘allowed’, it was done without permit, So 
I am eager to have this followed up on as it is such a visible 
example that people are taking the wrong message from it.”*

2818 S. Normandie Avenue, 
L.A. 90007

This house is at2818 S. Normandie Avenue. It was built in 1906 
It put in vinyl windows without permits and without meeting with 
the HPOZ Design Review Board. It was bought by Sophie J. Quill of 
Taylor, Michigan, in January 2015, for $550,000, and is currently on 
the market for $850,000. Violation not corrected as of June 16,2016.
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